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Details of the orooertv under consideration:

Name of Owner: Sau. Latabai Nimba Hire.

Residential Flat N0.02, First Floor, "Deven Complex", Survey No. 10/ 7A, Plot No. 5 & 6, Near State

Bank of lndia, Matale Nagar, Abhiyanta Nagar, Ambad - Trimurti Cidco Link Road, Village -
Kamatwade, Nashik - 422010, State - Maharashtra, County - lndia.

Valuation Preoared for:
Union Bank of lndia
Pawan Nagar Branch

Plot No. 10'154, Satyapooja Bldg., Ambad, MIDC Road, Kamatwada, pawan Nagar, Nashik,
Maharashha, pin - 422 009.

t{ashik : 4, 1" Froor, Madhusha Erite, vrundavan Nagai Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 oo3, (M.s,)E-mait : nashik@vastukata.org, Tet. | +gt 253 406i26;A / gSgO:SOi6a-'- - '

9 Mumboi
I Ihone
9 DclhiN(I

Pune

lndore
9 Ahmedobod

I noitot
9 foipur

' Joipur

E.9T= , 81'ool, u/B Ftoor, Boomerang,
Lnandivati Farm Road, Andheri {East).
lttnrb.l - 400 O7Z, (tt.S.), truOil "
TeleFax : +9122 28371325/24
mumbaa@vastukala.org

E

I Auronoobod
9 ttonde-d

9 iloshit

Vostuk I
Consultonts (l) Pvt. Ltd. Think.tnnovate.creare .

Valuation Report of the lmmovable Property

Lonqitude Latitude: 1 9'58'40.3"N 73'45't 7.2"E

I
I

9?e
drf t

E
0

.

L
'Ir

E

\
\ --

I
l

I I

I

\!

E

i r\t-

{

tn
i

W

wyw,yastulala.org



\CIN: U74120MH2010PTC207869
MSME Reg. No.: UDYAM-MH-18-0083617

An ISO 9001:2015 Certified Company

Vostuk J
Think.lnnovate.Create G-.................._

Vahgtix R po.l Prsp€Bd For Union B.nk of hde / P'lr! liaS Bcndv SsJ, Lalab.iNlrd6 Bile (0051852303505) P.ge2 ol23

Vaslu^lrshiul 1 2023/0$'1 662303585
221.281{YBS

Oab: n.11 .N23

This is to cerlify that the property bearing Residential Flat No. 02, First Floor, ' Deven Comphx ", Survey No

10/ 7A, Plot No. 5 & 6, Near Shte Bank of lndia, Matale Nagar, Abhiyanta Nagar, Ambad - Trimurti Cidco Link

Road, Vilhge - lGmatwado, Nashik - 422010, State - Mahamshha, Counfy - lndia. Name of O,vner: Sau,

Latabal l{lmba Hlre.

Boundades ol the pmpertyr

Considaring various paramoleB recordod, existing economic scenario, and tho inbrmatbn hat is availabh with

reforenca to the developm€nt of noighboftood and metlod s€loded for vafuation, we are of he opinion hat the

property premises can be assessed and valued br his partiolar purpooe at t 12,21,560.00 (Rupees Tmlve

Lakh Tmnty Tryo Thousrnd Fivo Hundnd Shty only).

The valuation of he pmperty b based on he documents producod by he concem. Legal aspocb have not b6en

hken into considerations while preparing his valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. tTD.

SharadkumarSfl:ff:ffiI#:
B. Chalikwar

Director
Sharadkumar B. Challl<war
Govt. Reg. Valuar
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1 -14l5U2Dg{/g.
Encl: Valuation report.

l{.stilk
E-mail

4, lL F]oor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka
nashik@vastukala.org, Tet. : +91 ZS: +OegZe: / gggO:8OSSq - Llnk Road, Adgaon, Nashik - 422 OO3, (M.S.)

e\h!r*iL Coff{li.lt, {l)

O.lG2023,1] 22I21615

Auth. Si

0

I
g9s

tp 9

9 !!a..Ome: 81-001, U/B Ftoor, Boomerang,
Chandrvatr Farm Road, Andheri (East),
It,|rD.I - aOO 072, (l,t.S.t, tttOil.i,i 
TeleFax: +91 22 28371325/24
mumbai(Ovastukala.om

Bulldlng Flat

North Building Marginal

South Colony Road Staircase
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Valuaton REporl Prcpalod For Unio0 Eank ol hdh / Pawan Nagsr Brandv Sau. Lalabai Nimba HilE (005186/2303565) Pago 3 ol23

Vastukala Consultants (D htt. Ltd.
B1{01, UIB Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai -400 072,

To,
The Branch Manager
Union Bank of lndla
Pawan Nagat Branch
Plot No. 10 15€, Satyapooja BHg., Ambad,

MIDC Road, Kamatwada, Pawan Nagar, Nashik,

Maharashfa, Pin - 422 009.

VALUATION REPORT (IN RESPECT OF FI.AT)

Vostukolo Consultonts (l) Pvt' Ltd'
An ISO 9001:2015 Certified Company www vastukala'org

I General

1 Purpose br whidr the valuatiofl is made To assess fair market value of the pmperty for

bank Loan Puposo.

I a) Date of inspection 20.11.2023

b) Date on whict the valuation is made 22j1.2023

3 List of documents produced for perusal

i) Copy of Oeed qf Aparfnent No. 7193/ 2007 dated 05.11 .2007.

ii) Copy of Approved Building Plan Accompanying Commencsm€ni Certificate No. CD/ 46

Dat€d 26.042007 issued by Executive Engineer Town Planning Nashik Municipal

Corporation, Nashik.

iiD Copy of Oocrpancy Cediiicab No. NNRV/ CIDC0/ 008774 dated 10.08.2007 issued by

Nashik Municipal Corporation, Nashik.

Name of he owne(s) and his / their addess
(es) with Phone no. (detaib of share of eadr

owner in case ofjoint ownership)

Name of Owner:

Sau. Latabai Nimba Hin.

Address: Residential Flat No. 02, First Floor,

"lhven Complex ", Survey No. 10/74, Pht N0.

5 & 6, Near State Bank of lndia, ttlatale Nagar,

Abhiyanh Nagar, Ambad - Trimurti Cidco Link

Road, Vilhge - Kamatwade, Nashik - 422010,

Slate - Maharashtra, County - lndia.

Contac't Person:

Shri. Ganesh Hire (Owner Reprcsentative)

Contact No: 7020577'141

Sole Ownership

E Brief description of he property (lncluding

Leasehold / freehold etc.)

The property is a residential flat located on FiEt

floor. As per Approved Phn, the composition of

flat is having + Living Room + Kitchen + Toilet +

Sfudy Room + Babony lnlemal changes done on

Site Study Room & Balmny Area Merged on

Living Room and l(tchen as per Site The

composition of flat is Living + Kitchen + Toilet (1.e.

tRK). The property is at 12.7 Km. travellng

distance from nsaEst railway station Nashik,

Y

4

\



Vafualion R6po pEp.r.d For Unioi B.nk ol hdh / Pawan f,lagar Brand, Sau, Labb.i Nlmba HirE (0051662303585) Pa06 4 of 23

Location of property

a) Plot No. / Survey No. Survey No. 10/ 7A, Plot No. 5 & 6

b) Door No. Residential Flat No. 02

c) C.T.S. No. / Village Vilhge Kamatwade

d) Ward / Taluka Taluka - Nashik

e) District - Nashik

0 Date of issue and validity of hyout of

approvod map / phn

s) Approved map / plan issuing authority

h) Whether genuineness or auhenticity

of approvsd ma/ plan is verified

Copy O,f Approved Building Plan Accompanying

Commencement Certficats No. CD/ 46 Dated

26.04.2007 issued by Executive Engineer Torwr

Phnning Nashik Municipal Coryoration, Nashik.

i) Any oher cornmonb by our

ompanelled valuers on authsntic of

approved plan

Yes - As per Appmved Plan, the composition of

flat is having + Living Room + Kitchen + Toilet +

Sfudy Room + Balcony lnlemal changos don8 on

Site Study Room & Balcorry Area Merged on

Living Room and Kitchen as per Site The

composition of flat is Living + Kildten + Toilot (1.e.

tRn.
7 Postal address of tn property Rssidential Fht No. 02, First Floor, "lhven

Complex", Survsy No. '10/ 7A, Plot No. 5 & 6,

Near State Bank of lndh, Matale Nagar,

Abhiyanta Nagar, Ambad - Trimurti Cidco Link

Road, Vilhge - Kamatwade, Nashik - 422010,

State - Mahara*tra, Country - lndia.

City / Town Nashik

Residential area Yes

Commercial area No

lnduskral area No
o Chssification of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit / Village

Panduyat / Municipality

Vilhge - Kamatwade

Nashik Municipal Corpofation

11 No

12. Boundaries of he prcperty

(A) Building As pcr Site As per Document

North BuiHing Hissa No. 1S//I/B/C

South Colony Road 9.00 M. Colony Road

East Main Road 18.00 M. D.P Road

West Building 10/ 7A, Plot N0.04

IIII

VostukOlo Consuttonts (t) pvt Ltd
An ISO 9001:2015 Certiffed Company wwtv.vastukala.o.g

\
Y

Mandal / Distict

8.

Middle Class

10.

Wheher covered under any State / Central
Govt. enaclmenb (e.9., Urban Land Ceiling
Act) or notifud under agency area/ schsduled
area / cantonment area



As per Sile As per Document

North Marginal Hissa No. 1S/II/B/C

South Staircase Staircase

East Fht N0.09 Flat No. 09

Fht No.03 Flat No. 03

'13 Dimensions of the site N. A. as property under considelation is a

Residential Fht in a building.

A
As per the Deed

B

Actuals

North

South

East

West

Carpet Area in Sq. Fl. = 314.fl)

(Area as per Actual site Measurements &

Approved Phn)

Built Up Ana ln Sq. Ft = 2Eit,00

(Ana as p€r &ed of Apartmont)

14.1 Latitude, Longitude & Coordinates of Flat 19'5840.3',N 73" 45', 17.z',E

Extent of he site considerod fur Valuation

(least ot 13A& 138)

Buih Up tuta in Sq. Ft. = 283.00

(Area as per Deed of Ap.rlment)

16 Whelher ocarpied by he o^,ner / tenann lf
occupied by tenant since how long? Rent

received per monh.

Owner Occrpied

il APARTMENT BUILDING

1 Nature of the Apa(ment Residential

2 Location

C.T.S. No.

Block No.

Ward No.

Village / Municipality / Corporation

Door No,, Strset or Road (Pin Cod€) Residential Fht No. 02, First Floor, "Deven

Comphx", Survey No. 10/ 7A, Pbt No.5 & 6,

Near Shte Bank of lndia, Matale Nagar,

Abhiyanb Nagar, Ambad - Trimurli Cidco Link

Road, Village - Kamatwade, Nashik - 4220i0,

S:tate - Maharashtra, Country - lndia

J Description of he locality Residential /

lndushial / Mhed

Residential

Year of Construction

5 Ground + 3rc Upper Floor

Valualion Ropo PlrpalEd For Udffl Bank of hdh / Paaln NalEr &8nd, Sau. Latabai imba Hiru {005166123035E5) Paoo 5 of 23

Vostukolo Consultonts (l) Pvt' Ltd'
An tSO gOOl:2015 Certifled CompanY wwtr']'vastukala org

\ t

(A) Flat

West

14. Extent of he site

{E

Village - Kamatwade

Nashik Municipal Corporalion

4. 2007

Number ol Floors



Vabrtq! R6po.t PtEpalDd Fol: Urtuo &nt of hd. / P.$an Naga. Eand/ Sou, Latabsi lii,rSo Hilo (00518623@5t5) Pa€. 6 ol 23

6 Type of Structure

7 Number of Dwelling Flats in the building 4 Fhts on First Floor

8 Quality of Construction Normal

I Appearance of the Building Normal

0 Maintenance of lhe Building Normal

1 Facilities Available

Lift No

Protecled Water Supply Municipal Water supply

Undeqround Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Slilt Car Parking

ls Compound wall existing? Yes

ls pavement laid around he building Yes

FLAT

1 The floor in which the Flat is situated First Floor

2 Door No. of the Flat Residential Flat No. 02

3 Specifications of the Flat
,IRK

Roof R.C.C. Shb

Flooring Vitrified tile flooring

Doors Teak Wood door frame, Flush doors shufters

Windows Powder Coated Aluminum Sliding windoua

Fittings Concealed plumbing witr C.P, fittings. Electical

wiring with concoaM

Finishing Cement Plastering with POP finished

House Tar

Assessment No. Details not provided

Tax paii in the name of: Details not provided

Tax amount: Details not provided

Details not provided

Meter Cad is in the name of Details not provi{jed

How is the mainlenance of the Flat? Normal

7 Sale Deed executed in fie name of Name of Ormer

Sau, Lahbai Nimba Hlra

8 Wlnt is he undivided aroa of hnd as per

Sale Deed?

NA.

What is tho plinth area of ths Flat? Built Up Area in Sq, Ft. = 283.00

(Area as per Deed of fuartment)
10 What is the lloor space index (app.) As per NMC norms

11 What is fie Carpet Area of the Flat? Carpet Area in Sq. Ft. = 314.r[
(Area as per Adual site Measurements &
Approved Plan)

12 itls Posh I Class mMediu Ord ina ry? Medium
13 Residential purpose

IIIIrIIIilIr

E
EI
E
E
E
E
E

An ISO 9O0l:2015 Certifled Company www.vastukala.org

R.C.C. Framed Skucture

il

Ebcbicity Service conneclion No.:

0

ls it being useO Or nesiOentiat a tnOustiat
purpose?

\ I Vostukolo Consultonts (t) pvt. Ltd.
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Vostukolo Consultonts (l) Pvt' Ltd'

14 ls it Ownerrccupied or let out? Owner Occupied

t 2,500.00 Expecled rsntal incorne per monh15 lf rented, what is the monhly rent?

v MARKETABILITY

How is the marketabilitf Good

What ara he factors favouring for an exfa
Polential Velus?

Located in developed arca

Any negative hctors are observed which
afiect he market value in general?

No

v Rate

1 Aftor analyzing he comparable sale
instances, whal is he composite rate for a
similar Flat with same sp€cifications in he
adjoining localitf? - (Along with dotails /
reference of at - least two latest deals /
transacbons with resped to adjacent

erties in the areas

t 4,000.00 to { 5,000.00 per Sq. Ft. dl Carpet

area

2 Assuming it is a new construction, whal is the

adopted basic mmposite rale of ths Flat

under valuation after comparing with the
speciications and other factors with fie Fht
under details

t 4,800.00 p€r Sq. Ft. on Carp€t Area

I Break - up for the rate

t 2,000.C10 per Sq. Ft.

ll. Land + others t 2,800.00 per Sq. Ft.

4 t 40,000.tt0 pr Sq. M. i.e.

t 3,716.00 per Sq. Ft.

t ?,6,800.00 per Sq. M. i.e,

t 3,419.Ct0 per Sq. Ft.

vt COMPOSITE RATE ADOPIED AFTER

DEPRECIATIOil

a Deprccialed building rate

( 2,800.00 per Sq. Ft.Redacement cost of Flat with Services (v(3)i)

16 YearsAge of the building
tl4 Years (Subject to proper, preventive periodic

maintenance & strucfural repairs.)

Life of he building estimated

24.00Y0Depreciation percentage assuming the

satvage valuo as 10%

Depreciated Ratio of the buiHing

b Total mmposite rate anived for Valuation

t 1,520.00 per Sq. FtDepreciated building rate Vl (a)

t 2,800.00 per Sq. Ft.

t d320.00 per Sq. FtTotal Gomposite Rate

Remark:

TI
T

\

l. Building + Services

Guideline nale obhined from the Regisha/s

ffice (an evidence hereof to be enclossd)

Guideline rate (After Depreciation)

( 1,520.00 per Sq. Ft.

nate br t-and & ottrer V 131 ii

{ , An ISO 9OO1:2015 Certitled CompanY www vastukala'orq



Vrh.liofl R6pod Plrp.Itd Foi: Uriql But d hd. / Plsl lhe &dr.lrl S.u. Llbbci illirba HII! (lto5166 n0{505)

Dotiils d Valu.tion:

Justification for price /rate

The Martet Value of he property is based on fucb of markets discovered by us during our enquiris, hovuever the

govomment late value in his case is less than he market value anived by us. We are of the opinion hat the value

anive by us will prwe to be conect if an Auction of he subject property is caried out. As hr as Ma*et Value in lndex

ll is concemed, it is not possible to cotttment on same, may be govemment nates are fted by sampling during sanre

pcint of time in part and whereas, Mad<et values ciange every monh. ln most offis cases he acfual deal amounl or

Transadiut value is not refleded in lndex ll because of various Market praclirxs. As Valuer, we always fy to give a

value which is corec{ rellection of actual tansaclion value inespective of any facbE in markel

Method of Valuation / Approach

The sales compadson approach uses tre ma*et data of sale prices b estimale he value of a real estate prpperty.

Property valuation in his method is done by comparir€ a pmperty to oher similar pmperties that have been recenlly

sold. Comparable pmperlies, aho known as mmparables, or mmps, must share c8rtain features with tre property in

question. Some of tpse indude physical features sudl as square footage, number of rooms, conditon, and age of

he building; however, the most imporlant faclor is no doubt the location of he property. Adjustnents are usually

needed to account br diftrences as no trvo pmpertiss aro exacq he sam€. To make proper adjustnents whsn

I Vostukolo Consuttonts (l) pvt Ltd
An ISO 9001:2015 Certified Company www.vastukala.orq

Sr,

No.

Description atv Rate por

Unitfi)
Eslimated

Vabe (t)
,l Presonl total value of he Fht (ind. car

pa*ing)
283.00

Sq.Ft.

4,320.00 .l2,22,560.00

2 Showcases /

a Kitchen arrangements

4 Superfine finish

5 lnterior Decoratrons

6 Electricity daposits / electrical littings, etc.

7 Extra collapsible gates / grill works etc.

8 Potential value, if any

I Others

Total Value of the propeily 12,22,560.00

The Realizable value of thc prope*y I1,6,l,'132.00

Dlstress value oI the properly 9,78,048.00

lnsurable value of the propedy (283.00 X 2,000.00) 5,66,000.00

Guldellne value of he property (283.00 X 3,119,00) 9,67,577.00

Ram,atk- As pet Aoorovod Plan. the commsition of frat is havino + Livino Roon +

Kilchen + Toilet + fridv Roon + Balcony lntemal chanqes done on Site Studv

Room & Balanv Area Merued on Liwno Rmrm and Kitchen as oer Site The

conoosition of flat is Livino + Kitchen + Toilet fi.e fRK.

L___l

P6Oo 6 of 23
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Valuatofl Rrpod PEp.,rd Fotl Union Bsnk of hda / Pa*an ilaear &andri Sau. Lrhbai Nlmb6 Hirc {005166123fi}5E5) Paoo g ol 23

co{nparing prcperties, r€al estate appraiseE musl know hs differencss b€t$/eon tho comparable properties and houv

to value hese difisrences. The sales comparison approach is commonly used br Rssidential Fht, whero hera arc

typically nany mmparablas avaihble to anal1rze. As he pmperty is a Rosid€nlial Flat, wo havs adopted Salo

Comparison Apprcach Method for the purpose of valuation. The Prics for similar Vpe of property in he nearby

vicinity is in the range of t 4,000.00 to t 5,000.00 per Sq. Fl. on Built Up area. Considering the rate wih attached

rsport, qJnent market mnditions, demand and supply position, Fht siz€, location, up$ying in real estate prices,

sustained demand for Residential Fht, all round development of lndustrial application in he locality etc. We stimab

( 4,320.00 per Sq. Ft. on Built Up area for valuation.

lmpending threat of acquisitbn by govemment for road

widening / publics se ice pupos6s, sub merging &

applicability of CRZ proMsions (Distance from sea+ost /

tidal level must be incorporated) and thoir effoct on

i) Sale ability Good

t 2,500.00 Expecled rental inmme per montr

iiD Any likely inmnn it may gpnerate

An ISO 9OO1:2015 Certified CompanY www vastukala org

\

ii) Likely rsnhl valuas in future in

Rental lncome

Vostukolo Consultonts (l) Pvt. Ltd'
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ActualSite Photoqraphs
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Valuslion R6pod Ptlpalrd For Unioll Bank ol lndi. / Pawsn NaCEr Brandr Sau. Lalabai imba Hin (00518612303585)

Route Map of the property

Latitudo Lonoitude: ,l9o58"10.3"N 73"15',17.?',E

iloh: The Blue line shows he route b site fmm nearest Railway Station (Nashik- 14.0 Km,)

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9OO1:2015 Certiied CompanY www vastukala'org
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Read Reckoner

\ I Vostukolo Consutronts (t) pvt. Ltd.
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I Zeeds $Zeatns El Co\€red parking E Semi-Furnished

O Near Culftrohor colony which is a bunglo!! colony of MICOBOSCH officers
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Find th. right property by calling UFo 35 Own..6 dircctlySavc Tima & Monry
Join Prim. Gr 5096 ()FF
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As a rasult of my appraisal and analysis, it is my consider€d opinion that the prcsent fair maket value of
ttre above property in the prevailing condition wilh aforesaid specificatons is t 12,21,560.00 (Rupees Tmlve
Lakh Tweng Two Thourand Five Hundrod Slrty 0nly), The Reatzable Value of the above propefi is t
11,6,l,132.00 (Rupoer Ehven Lakh Shy One Thouaand Four Hundnd Thltty Two Only) and tho distr€ss
value { 9,78,0t8.00 (Rupees illne Lakh Sevonty Elght Thousand Forty Eight Only),

For VASTUKALA CONSULTANTS (l) PW. LTD.
.. DiCt.lv tl€..d br stEEdtuE !,

Sharacll(u mar **;_,,_, o,,,.**

B. Chalikwar
Director Auth. S gn.
Sharadkumar B. Chalikrar
Govt. Reg. Valuor
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14I522008{9

Certificate

This is to certiry that Approvod Building Plan Accompanying Commencemsnt Csrtificab 1{o. CD/ 1,6 Datod

20,012007 of ' Down Comphx " is appmved by Executive Engineer Town Planning Nashlk tunldpal

Corporadon, Nachlk is genuine & construclion b as p'6r copy of Appmved BuiHing Phn fumished.

The undersigned has inspected the property detailed in the Valuation Report dated

on We are satisfied ttrat the fair and reasonable ma*et value of he property is

t- (Rupees

only).

Date

Signature

(Name & Designation of the lnspecting Offcial/s)

Enclosures

Declaration From Valuers (Annerure - ll) Attached

Model code of conduct for valuer (Annexure - lll) Attached

Vostukolo Consultonts (l) Pvt. Ltd

evsnrk h (de{nt nt! (0 Pvt

crr2 2021.1L2 L:l6!!t rO5

\
Y

Place: Nashik

Dale:22.11.2023

An ISO gOOl:2015 Ceniffed Company wtiw vastukala org
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Annerum - ll

DECI.ARANOI FROTI VALUERS

l, her€by declare that;

The information fumished in my valuation report dated 20.11.2023 is true and conect to
lhe best of my knowledga and belief and I have made an impartial and true valuation of
he prcperty.

I have no direcl or indirect interest in the property valued;

U my authorized representative has personally inspected the prcperty on 22.11.2023 The
work is not sub - mntrac{ed to any other valuer and canied out by mysolf.

I have not beon convicted ofany ofience and sentencsd to a term of lmprisonment;

I have not been found guilty ot misconduct in my profossional capacity.

I have read the Handbmk on Poliry, Standads and procedure for Real Estate
Valuation, 2011 of he IBA and this report is in conturmity to the 'Slandards' enshdned for
valuation in the Part - B of ho above handbook to the best of my ability.

I have read ths lntematlonal Valuation Standards (lVS) and the report submifted to
the Bank for the respec{ive asset class is in conformity to the "Shndards" as
enshrined for valuation in the IVS in "General Standards' and 'Asset Standards' as
applicable. The valuation report is submitted in the prescribed format of the bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank, (Annexure
lll - A signsd copy of same to be bken and kept along with this declaration)

i. I am registered under Section 34 AB ofthe Wealth Tax Act, 1957.

I am Chairman & Managing Director of the company, who is competent to sign this
valuation report.

k. Further, I hereby provide the fdlowing information.

b.

c.

d

o

f.

An ISO 9001:2015 Certified Company yvww.vastukata.org
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Sl No. Parliculars Valuer comment

1 Backgmund informaiion of th€ assot b€ing
valusd:

The pmperty under consideration is purchased by
Nams ol Orvner Sau. Latabai Nimba Hire. from

Shri. Srinivas Dasaratha Pobatti Vide Deed of
Apa ment No. 7193 /2007 dated 05.11.2007.

2. Purpose of valuation and appoinling authority As per the rcquest from Union Bank of lndia,

Pawan Nagar Branch, Nashik to assess tair
markot valus of the propsrty for Banking putpgll

3 ldentity of he valusr and any other experb
involved in h6 valuation;

Sharadkumar B. Chalikwar- Regd. Valuer

Sanjay Phadol - Regional Technical Manager

Swapnil Wagh - Valuation Engineer

Binu Surendran - Technical Manager

Rishidatt Yadav - Technical Officer
4 Discl,osure of valuer interest or conffict, if any; We have no int€rest, either dhed or indirsd, in $e

poporty vabed. Further to state lhat we do not
have relation or any @nnection with property

owner / applicant dircctly or indirecty. Furthor to
slate that we ar6 an independenl Valuer and in no
way rahted to poperty o{ner / apptcant

5 Date of appointnent, valuation date and
date of report;

Date of Appointmsnt -20j1.2023
Valuation Date - 22.112023
Dsto d Report - 22.1 1.20022

6 lnspeclions
undortaken;

andlot investigations Physical lnspection done 20.1 1.2023

7 NaturB and sources of the information used
or relied upon;

. Market Survey at the tims of site visit

. Ready Reckonor rales / Circls rates

. Onlne searct for Registerod Transactions
o OnEne Price lndicators on realestat€ portals

. Enquiries with Real estate consultants
Existing data of Valuation assignmenb canied out
by us

8 Procedures adopted in carrying out h€
valuation and valuation standards follo od;

Sales Comparative Method

I Resfictions on use of tha rsporl, if eny; This valuation is for he use of the parq to whom it
is addressed and for no oher purpos€. No

responsibility is accepted to any third party who

may us€ or rely on the whole or any part of this
valuation. The valuer has no pecuniary int€rect
that would conflid with tha proper valuation of the
property.

10. cunont market conditions, dsmand and supply
position, Re$dential Flat sizo, location, upswing in

real 6hta prices, sustained demand for
Residential Flat, all round d€velopmonl of
lndustrial and residental application in the locality
etc.

11. Caveats, limitations and disclaimors b the
oxtent hey erglain or elucidate tho
limibtions faced by valuer, wttich shall not

be br the purpose of limiting his

resDonsibility for $e valuation repott.

Atlached

Vall8lior R6p..l Pl8p.ltd Foc Uriorl Bsnk of hdh / Pawdl i*o,r 8rafl*V S.u. tatabal Nimbq Hilg ($5 16823035E5) P6!o 17 d iB

Vostukolo Consultonts (l) Pvt. Ltd.\
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major tactors hat were taken into accounl
during tho valuation;
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Vafuslion Rrporl PIlp.Ild For Union Bank of lndb / Paaar Nagar B.rnd, Sar, Lrtabal Nlmbd HIr6 (00518623035E5)

Assumotions. Disclaimers. Limitations & Qualifi cations
Value Subjed to ChangB

The subioct appraisal exercise is based on prevailing markel dynamics as on ZF November 2023 qd

does not take into account any unforesesabh dewlopmsnts which couH impacl he same in he fufure.

Our lnvertigalionr

We are not engaged to carry out all possible investigations in rehtion to the subject property. Where in

our reporl we identiry cert8in [mitations to our invesligations, this is to enable the rdiant party to instruct furtor

invsstigalions wheo considsrcd appropriate or wtpre we recommend as necossary prior to r6[ance, Vastukah

Consultants lndia hn. 16. (VCIPL) is not liable for any loss occasioned by a docision not to conduct furtrer

invsstigations

Asump,tlons

fusumptions aro a necessary part of undertaking valuations. VCIPL adopb assumptions for the

purpose of providing wluallon advise because some matterE aro not capable of acairate calcuhtions or hll

ontside he scope of our expsrliso, or art instuctions. Th€ reliant party accepts that he valuatim contains

certsin specitic assumptions and acknowledge and accept lhe dsk of tnt if any of ttre assumptions adopted in

the vafuatjon are inmrecl, then this may have an sfrct on he whation.

lnformaflon Suppllad by Othor!

The appnaisal is based on the information pmvided by he client. The same has been assumed to be

conBd and hs been used for appraisal exercise. Where it is stated in ho rsport that anoher party has supplied

infonnalion to VCIPL, tris infurmation is believed b be r€liable but VCIPL can accept no rosponsibility if this

should prove not to b€ so.

Fufurt l*atbrs

To he e(ent hat $e valuation indudes any statement as to a fufur€ matbr, hat slatement is provided

as an eslimate and/or opinion based on fte inbmation lootm to VCIPL at he dde of tris dootment. VCIPL

does not wanant Sul suct stalements are accurate or @ned.

tap end Phm

Any skebh, plan or map in 0ris report is included to assist the rcader while visualising he property and

asrume no respomibility in connecton with such matbrs.

Slto Detalb

Based m inputs nceived from Client's rcpres€nbtive and site visit conductod, ws understand that th€ subioct

property is Residential Flat Total Bullt Up Arca b 283.00 Sq. Ft, in the name of t{ame of Ovnen Sau, Latabal

l{lmba Hln. Furtrer, VCIPL has assumed that he subject property is free ftom any encroachment and is

avaibble as on tre date of he appraisal.

\
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Propeily Title

Bas€d on our discussion with the Client, we understand that the subiect property is owned by l{ame of Omar:

Sau, Latabai Nimba Hirc, Fu he purposa of his appraisal sxerose, w€ haye assumed that tho subjsct

property has a dear title and is free from any encumbrancss, disputes and claims. VCIPL has mads no furher

enquiries wih he relevant local authorities in his rsgard and does not certify he property as havrng a clear and

marketable tifle. Furher, rp legal advico regading he tifle and ownership of he subject pop€rty has beon

obtained for he purpose of his appraisal exercise. lt has been assumed that he tite deeds are dear and

marketable.

Envlronmer{al Conditlons

W6 havs assumed that he subjed pmperty is not conbminat€d and is not advers€ly afuded by any

oxisting or proposed environmental hw and any procosses which ar€ elniod out on lhe property are reguhted

by environmental legislation and aro proporly liconsed by tho appmpdats auhoritios.

Aroa

Based on lhe information provided by tlr Clisnfs representative, we understand hat he Residontial

Fht, Total Bullt Up &ra ls i8:1.00 Sq. Ft.

Condltion & Repair

ln he absence ofany infuimation to fre contrary, rve have assumed hat $em are no abnormalg]ound

condilions, nor archaeological remains present which might adversely affrl he curent or future occupatim,

development or value of the prop€rty. The pmperty is fiee from rat, infeshlion, structural or htent defecl. No

cunsntly known deleterious or hazardors matorhls or suspocl tochniques will bo us€d in he consfudion of or

subsequent altoralion or additions b the property and @mmsnts mada in the propeily tletails do not purpo.t b
express an opinion aboul, or advis€ upon, $e mndition of uninsp€ded parts and should mt be taken as making

an impliod representation or statement about such parb

Valuation Mcthodology

For the purpose of this valuation exercise, he vafuation mehodology used is Direcl Comparison

Approact Method and pmposed Cunent use / Existing use premise is considered br his assignment.

The Direct Comparison Approach invofues a comparison of the pmpefl being valued to similar

properties hat have actually been sold in arms - lengtr fansaclions or are ofier€d for sale. This approadl

demonshates ryhal buyers have histodcally been willing to pay (and sollers willing to accept) for simihr

proporti$ in an op€n and competitive market and is parthularly useful in estimatirg tre value of he shop and

propertios hat are bDically tladed on a Flat basis.

ln case of inadequate recont tmnsac,tion activity in the subjed mi$oflarket, he appraiser would collate

detaib of older transactions. Subsequently, fie appraiser r,rould analyse rental / capibl value trends in the

subject mioo+narket in order to calcuhte the percenhge increase / decrease in values since tre date of the

identified Uansac.lbns. This percenhge would tren be adopbd to project he onent value of the same.

Vostukolo Consultonts (l) Pvt. Ltd
An ISO gOOl:2015 Cenified companY trww'vastukala.org

\
{



1

Validid tupod PropaEd Foc Udoi B6nk d hdh / P.vrai Na!$ Bord, S.u. Lrtrbal Nimba Hkr (XE166tZl035t5) pqo20 d Zi

Whsr€ relhnco has been phced upon extomal sour@s of information in applying he valuation

methodologies, unless othenrise sp€cifcally insbuctod by Cli€nt and/or slatod in tho valuation, VCIPL has not

independ€n0y verifiod that information and VCIPL doos not advise nor accept it as reliable. The porson or entity

to whom the Eport is addlBssod achowlodgss and accepts the risk that if any of tro unvorified infomation in lha

valuation is irrconect, then this may ha\e an effect on he valuation,

Not a Slructunl Suruey
We state hat $is is a valuation report and not a studural suryey

Othsr
All msasurefiEnb, areas and ages quoted in our report are approximate

kg.l
We have nol made any allowancss wih resp€d to any existing or proposod local legislation rohting b

taxatim on roalizatbn of the sale vatu6 of he subisct pmperty. VCIPL is not required to give tostimony or to

appear in ourt by reason of his appraisalrcporl, with rcference to he property in question, unless anangement

has b6en mada thercof. Furher, no legal advica on any aspects has been obhined for he purpoce of his

appraisal exercise

Prop3rty specmc .ssumptlons

Based on inpub received from he dient and sito visit conducted, we undershnd that h€ subject

prop€rty is Rosidential Flat, Tohl Built Up Area lr 283.00 Sq. Ft.

ASSUMPTOT{S. CAVEATS. LHTTATDI{ AND DISCI.AIf, ERS

We assume no responsibility for matten of legal nature afiecting the property appraised or the title
thereto, mr do we ronder our opinion as b ha tite, whidr is assumed to be good and markehbh.

The property is valued as though under responsible ownership.

ll is assumed hat the properly is frce of liens and encumbrances.

It is assumed that there are no hidden or unapparent conditions of th€ subso or sfudure hat would

render il rnore or less vafuablo. No respondbility is assumed for such condilions or for engineering hal
might be required to discover sudr factors.

There is no direcu indirect interost in the pmperty valued.

The riates fur valuation of the poperty arc in accordance wilh fre Govt. approved rates and prevailing

market ratos.

\
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I Vostukolo Consultonts (t) Pvt. Ltd
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Annexure - lll

MODEL CODE OF CONDUCT FOR VALUERS

(Adophd ln line wlth Companles (Regishred Valuers and ValuaUon Rules,2017))

All valuers empanelled with bank shall stricty adhere to fire following code of conduct:

lntsgrity and Faimess

1. A valusr shall, in the conduct of his/ib business, follow high standards of integrity and faim€ss in all

his/ib dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by bsing honest, straighthrward, and forthright in all professional

relationships.

3. A valuer shall endeavour to ensurs that he/it provides tue and adequats information and shall not
misrepresent any facts or situalions.

4. A valuer shall refrain ftom being involved in any action that would bring disrepute to the profession.

5. A valuer shall keep public interest foremost while delivering his services.

Vostukolo Consultonts (l) Pvt. Ltd.\
Y

An ISO 9001:2015 Certifled Company r{ww.vastukala.org

Professlonal Competence and Due Care

6. A valuer shall cnder at all times high standards of service, sxercise due diligence, ensul€ proper

care and exercise independent professional judgment.

7. A valu$ shall carry out professional seNicas in accordance wih the relevant technical and
professional standards lhat may be specified from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
profossional service based on uFtcdate developments in practice, prevailing reguhlions /
guidelines and techniques.

9. ln ttre preparation of a valualion report, the valuer shall not disclaim liability for hivits expertise or
deny his/its duty of care, except to the extent that he assumptions are based on statements of fact
provided by the mmpany or its auditors or consultants or information available in public domain

and not generated by the valuer.

'10. A valuer shall not carry out any insfuction of the client insofar as they are incompatible with $e
requirements of integrity, oblectivity and independence.

1 1 . A valuer shall clearly stale to his client the services that he would be compstent to provido and the

seMces br which he would be relying on other valuers or professionals or for whici the dienl can

have a ssparate anangement witt othEr valuers.

lndependence and Dlsclosure of lnterast

12. A valuer shall ac,t with objectivity in his/ib professional dealings by ensuring that hidib decisions

are made without 0re presence of any bias, confrict of interest, coercion, or undue influence of any
party, whether directly mnnected to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/ib relatives or associates is not

independent in terms of association to the company.
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14. A valuer shall maintain complete independence in hiyits professional relationships and shall
mnduct lho valuation indep€ndent of oxtemal infuenc€s.

'15. Avaluer shall wherever necessary disclose to ths clienls, possible sources of conflicts of dutiss
and interests, while providing unbiased services,

'16. Avaluershall not d6al in s€curities of any subject company afler any lime when he/it first becomos
aware of the possibility of his / its association with the valuation, and in accordance witr the
Secunlies and Exdlange Board of lndia (Prohibition of lnsider Trading)Regulations,20'15 or till the
time the valuation repo becomes public, whichever is eadier.

'17. A valuer shall not indulge in'mandate snatching'or offering 'convenience valuations'in order to
cater to a company or client's neods.

18. As an independent valuer, the valuer shall not charge succ€ss f€e. (Success fees may be defined
as a componsation / incentivo paid to any third party for successful dosure of transac,tion. ln this
caso, approval of ffedit proposals).

'19. ln any fairness opinion or independenl export opinion submifted by a valuer, if there has been a
prior engagomont in an unconneded transaction, the valuer shall dodare the association with
he company during he last five year.

Confldentiality

20. A valuer shall not use or divulge to other clionts or any oth€r party any confidential information
about lhe subject company, which has come to his / its knowledge without pmper and specific
authority or unless there is a legal or professional right or duty to disdose.

lnformation Management

21 . A valuer shall ensure that he/ it maintains wriften contemporaneous records for any decision taken,
the reasons for taking the decision, and the information and evrdence in support of such decision.
This shall be mainhined so as to sufficiently enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspections and investigations canied out
by he authority, any person authorised by he authority, the registered valuers organisation with
which he/it is registered or any other slafutory regulalory body.

23. A valuor shall provids all information and records as may be required by the authon'ty, he Tribunal,
Appellate Tribunal, he registered valuers organisation witr whidr hent is rcgistered, or any olher
slatutory regulatory body.

24. A valuer while respecting the confdentiality of information acquired during the course of performing
profsssional services, shall maintain proper working papers for a pariod of thrse years or such
longer period as required in its contract for a specific valuation, for production before a regulatory
authority or for a pesr review. ln the event of a p€nding case before the Tribunal or Appelhte
Tribunal, the record shall be maintained till the disposal ofthe case.

I Vostukolo Consullonts (l) Pvt. Ltd.
An ISO 9001:20fS Certified Company www.vastukala.org
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Giftc and hospitality:

25. A valuer or his / its rehtive shall not accept gifts or hospitality whict undarmines or afiects his

indopendonco as a valuer.

Exdanation: For he gurposes of this code he term tEblive' shall have the same meaning as

definod in clause (77) of Seclion 2 ofthe Companies Act, 2013 (18 of2013).

26. A valuer shall not ofier gifts or hospitality or a financial or any other advantage to a public s€rvant
or any other psrson wih a visw to obbin or Dtain work fur himsetf / ibelf, or to obhin or r€tain an

advantage in the conduc{ of profsssion for himself / ibelf.

Remuneration and Gosts.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reflec{ion of the work necessarily and properly undortak8n, and is not inconsistent with
the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disdosed in a written
mntracl with the person to whom he would be rendering service.

Occupation, employabillty and restrictlons.

29. A valuer shall r,efrain ftom accepling loo many assignments, if hdit is unlikdy to be able to devote

adequate time to eact of his/ its assignmsnB.

30. A valuer shall not conduct business which in the opinion of the authority or the registered valuer
organisation discredits the profession.

For VASIUKALA CONSULIANTS (l) PW LTD.

P4.23 dt3

Sharadkumar
B. Chalikwar

Director

Dlglalt rlgn.d R Sh.ndkum{ 8.

ON:.^=5handlui&8.
Gv.rtvk h cons*ns {l) Pvr

o.r.: 2023.1 1.22 I 216:46

Shandkumar B, Challkwrr
Go(. Reg. Valuor
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14/522008{9

Auth. S gn.
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