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Valuation Report of the lmmovable Property

Details of the Dropertv under consideration:

Name of Owner: Ayush Saxena.

Amalgamated Residentjal Flat No. 310 & 311, Third Floor, "Shivalik Sky Park", Survey No.6/ 1/ 6/ Z A, plot

No.1+2+3+4+ 5, CTS. No. 8185/1 to 8185/5, Near Parksyde Business Avenue, Pandav Nagari, Pathardi

Road, Village - Pathardi, Taluka & District - Nashik, PIN Code - 422 009, State - Maharashtra, Country - lndia.

Lonoitude Latitude: I 9'57'00 .0'N 73"46'32.6"E

Valuation Done for:

Union Bank of lndia
Ambad Branch, Nashik

Ramashray Apartment, Sector C, Plot No. 283, Near Bhadrpad Sector, Ashwin Nagar, Near Sambhaji
Stadium, Cidco Nashik422009, State - Maharashtra, Country - lndia,
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Boundaries of he property:

Comk oring vadous paramebrs rccorded, sxisting oconomic s@nario, and $s inbrmalion that is avaihble wih

reference to the devolopmsnt of noighboriood and rBhod seleded for valuation, we are of he opinion that, ho

pmperty pr€mises can be asse$od and valued br his partiurhr pupme at ( 4t ,09,400.O (Rupeer Foily0m

Lskh Nlno Thouand Four Hundrcd Only). As per Site lnspection 82% Construction Work is Completed.

The valuation of lhe property is based on tho documonts produced by the concem. Legal aspocb have not been

takgn into considerations while preparing this valuation report.

Hence certified
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Chalikwar
Direclor

Shandkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1 -1 48A20M49
Encl: Valuaton report.
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Auth. ign.

tErrk: 4, 1" Floo4 Madhusha Ellte, Vrundavan Nagar, tatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (M.S.)
E-mail i nashik@vastukala.org, Tel. | +9L 253 406A262 I 9890380564
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itumbrl - 400 072, (t4.S.), INDIA
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mumbai@vastukala.oro

Boundaries Bullding (As per Site) Flat (ai per Phn)

North Building Marginal Space

South Open Plot Passage & Flat N0.308+309

East Road Staircase & Flat N0.301

West Road Staircase Office No. 23
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VALUATION OPINION REPORT

This is to cartifr hat the property Ama[amated Residential Fht No. 310 + 311, Third Floor, 'Shivalik Sky Part
", SurvE No.6/ 1/ 6/ ZA, Plot No.1+2+3+4+ 5, CTS. N0.818t1 to 8185/5, Near Parksyds Business Avenue,

Pandav Nagari, Pathadi Road, Vilhge - Pahardi, Taluka & Disfic{ - Nashik, PIN Code -422 009, State -
Maharashfa, Country - lndia. belongs to Namo of Owner:Ayush Saxena,
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Vastukala Gonsultants (l) Pvt. Ltd.
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Porrai, Andheri (East), Mumbai -400 072.

To,

The Branch iianager
Union Bank of lndia
Ambad Bnnch, Nashlk
Ramashray Apartment, Sector C, Plot No. 283, Near Bhadrpad Sector,

Ashwin Nagar, Near Sambhaji Stadium, Cidco Nashik422009,
State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF FI.AT)

General

1 Purpose br which he valuation is made To assess fair market value of he property for Bank Loan

Purpose.

2 a) Date of inspection 23.11.2023

b) Date on which the valuation is made 24.11.2023

3 List of documents produced for perusal

'l) Copyof Agreemsntof SaleMdoNo. i30(}5/2023dated.07.11.2023torF|atN0.310&31'1.

2) True Copy of Approved Building Plan by Architect Ashok Jamdar issusd by Executive Engineer Town

Phnning Nashik Municipal Corporation, Nashik.

3) Copy of Commsncement Certificate No. LND/ BP/ Pahardi/ DCR/ 0'110/ 2020 dated 17.03.2020 issued

by Nashik Municipal Corporation, Nashik.

4) Copy of MAHA,RERA Registration Certificate of Prcject No. P51600025573 date 01.07.2020 issued by

Maharashtra Real Estate Regulatory Auhority.

4 Name of the owner(s) and his / their address

(es) with Phone no. (detaib of shars of each

owner in case ofjoint orvnership)

Name of Owner:

Ayush Saxena.

Address: Amalgamated Residential Flat No. 310 + 311,

Third Floor, " Shivalik Sky Park ", Survey No. 6/ 1/ 6/ Z
A, Plot No.1+2+3+4+ 5, CTS. No.8'185/1 to 8185/5, Near

Parksyde Business Avenue, Pandav Nagari, Pathardi

Road, Village - Pathardi, Tduka & Districl - Nashik, PIN

Code - 422 009, State - Maharashtra, Country - lndia.

Gontac,t Person:
Apsh Saxena ( Ovvnet)

Mobib No. +91 7905381248

5 Brief descdption of ho property (lnduding

Leasehold / freehdd etc.)

The property is a amalgamated residential flat in under

mnstruction building. The flat is located on Third Fbor in

the said under construction building.

The composition of flat is 2 Bedroom + Living Room +

Kitchen + Passage + Balcony + Common Toilet +

Attached Tcilet (i,e, 2BHK). The property is at '10.0Km.

travelling distance from Nashik Road Railway Station.

Landmark: Neat Parksyde Busines Avenue.

\
An ISO 9O0r:2015 Certified Company www.vastukala org

Vostukolo Consultonts (l) Pvt. Ltd.Y
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At the tlme of lnrpecton, tho proporty was undcr
comkucdon. Edenl o, comphton are ar under:

RCC

FootinB,/Foundation
Comphbd

Full Building RCC Complebd

External Brick work Complebd

External plasterinB Comphbd

Electrification, plumbinS & Sanitary installation

Total 82% work completed

RCC Plinth Completed

lnternal Brick
work

Completed

lnternal plastering Completed

Floorin& Tilin&
Kitchen Platform

Partly Completed

6 Location of propefty

a) Plot No. / Survey No.

b) Door No. Residentlal Flat No. B - 304

c) C.T.S. No. / Village CTS. No. 8'185/1 b 8185/5, Village - Pathardi

d) Ward / Taluka Taluka - Nashik

e) Mandal / Distict District - Nashik

0 Date of issue and vafdity of layout of

approved map / phn

True Copy Approved Building Plan by Architect Ashok

Jamdar issued by Execulive Enginser Town Planning

Nashik Municipal Corporalion, Nashik.s) Approved map / phn issuing auhority

h) Whethor ganuinenoss or aulhenticity of

approved map/ phn ls vedfed

Yes

i) Any ohsr commsnb by our

empandledvalueE on auhenlic of

approved plan

No

7 Postal address of the propedy Amalgamated Residenlial Fht No. 310 + 311, Third

Floor, 'Shivalik Sky Park ', Survey No. 6/ 1l61 2l A,Plol
No.'t+2+3+4+ 5, CTS. No. 8185/1 to 8't85/5, NEar

Pa*syde Business Avenue, Pandav Nagari, Palhardi

Road, Village - Pahardi, Tduka & District - Nashik, PIN

Code - 422 009, Sbte - Maharashtra, Contry - lndia.

8 City / ToYfi

Residential area Yes

Commercial area No

lndustrial area No

Chssificaton of the area

Middle Class

ii) Urban / Semi Urban / Rural Urban

v Vostukolo Consultonts (l) Pvt. Ltd @)

Comphtod

Survey No. 6/ 1/ 6/ Z A, Plot No.1+2+3+4+ 5

Village - Pahardi

0

i) High / Middle / Poor

An ISO 9001:2015 Certrfied Company wt{w.vastukala.org

\



10. Coming under Corporation lmil / Village

Panchayat / Municipality

Village - Pathardi

Nashik Municipal Corporation

11. Whehor covercd under any State / Cenfal

Govt. enactnenb (e.9., Urban Land Ceiling

Act) or nolified under agencf area/ scheduled

area / cantonment area

No

12 Boundaries of the property

Building As p€r Site As per sale deed

North Building

South Open Plot S. No.9/A

East Road

West Road 30.00 M. Wide Colony

Road

Flat As per Plan As per Documont

North Marginal Space Marginal Space

Soulh Passage & Flat No.

308+309

Passage & Flat No.

308+309

East Staircase & Flat No. 301 Staircase & Flat No.

301

West Staircase ffice No. 23 Staircase 0ffice No,

23
'13 Dimensions of the site N. A. as proporty under consideraton is a Residential

Flat in a building.

A

As per he Deed

B

Actuals

Norlh

South

East

West

14. Exlent of he site

Carpot area in Sq. Ft. = 613.00

Balcony area in Sq, Ft. = 'lll,00
open Terrace area in Sq. Ft. = 37.00

Total Carpot area in Sq. Ft = 761.00

(Area as per Agrcement of Sah)

Built up area in Sq. Ft. = 837.00

(Carpet Area as per Agreement of Sale + 10%)

14.1 Latitude, Longitude & Coordinates of Flat 19"s7'00.0'N 73'46'32.6',E

Vsl]alirn R6pod Pr€paEd For UB! Amb.d Bra,td/ Ayrrdl S.torE (6t522M3q}f,10) Pe6 5 ola

v
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Vostukolo Consultonts (l) Pvt. Ltd.

S. No.6/1E

7.50 M. Wide Colony

Road

Carpet Area in Sq. Ft. = 655.00

Balcony Area in Sq. Ft. = 122.00

(Area as per Actral Site Measuremenl)

\
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'15. Extent of he site considered for Valuation

(least of 13A& 138)

Carpet area ln Sq, Ft = 515,00

Brlcony area ln 56 Ft. = 33.00

Tohl Carpet alra ln Sq. Ft = 54E.00

(Aroa ar por Approvcd BulHlng Phn)
16 Wheher ocorpied by lhe omer / tenant? lf

ocorpied by tenanl since how long? Rent

received per mon$.

Building is Under Construction

I APARTMENT BUILDING
1 Naturc of ths Apartmont Residential

2 Location

Survey No. 6/ 1/ 6/ Z A, Plot No.1+2+3+4+ 5

Block No.

Ward No.

Vilhge / Municipality / Corporation Vilhge - Nashik

Nashik Municipal Corporation

Amalgamated Residentjal Fht No. 310 + 311, Third

Floor,'Shlvallk Sky Pr*', Survey No.6l 1l612l A,Plol
No.1+2+3+4+ 5, CTS. No. 8185/'l to 8185/5, Near

Parksyde Business Avenue, PaMav Nagari, Patrardi

Road, Vilhge - Pathardi, Tduka & Districl - Nashik, PIN

Code - 422 009, Stats - Maharashba, County - lndia.

Descripllon of he bcality Resljential /
lndusbhl / Mixed

Residential

Year of Construction Buihing is Under Construction

Basement + Ground + Stitt + 10h Upper Floors

Type of Structure R.C.C. Framed Structure

7 Number of Dwelling Fhts in the building 6 Fhts on Thid Floor

8 Quality of Construction

Appearance of the Building BuiHing is under onstruction

10. Maintenance of the Building Building is under onsfuclion
11. Facilities Available

Lift

Protected Water Supply Proposed Municipal Water supply

Underground Sewerage Pmposed Connecled to Municipal Sewerage Sysbm

Car parking - Open / Covered Proposed Stilt Car Parking

ls Compound wall existing? Proposed, Yes

ls pavement laid around the building Proposed, Yes

il FI.AT
1 The floor in which the Fhtis situated Third Floor
2 Door No. of the Flat Amalgamated Residentjal Flat No. 3'10 & 311
2 Specifications of the Flat

Roof BuiHing is under consbuclion
Flooring Buildi ng is under construclion
Doors BuiHing is under conslruclion
Windows Building is under construction

I Vostukolo Consultonts (t) Pvt. Ltd.\

VaLatoi Ropod PlipqrDd For UBt/ Ar$dd Brsnd, Ayu!fi S€Ion (0052282303&0)
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S. No.

Door No., Slreet or Road (Pin Code)

4.

5. Number of Floors

6.

Building is under construction

9.

Proposed 3 Liffs



Fittinqs BuiHing is under construclion

Finishinq Buildinq is und6r conslruction

4 House Tax

BuiHing Under construction, llot appled yet

Assessment No.

Tax paki in the nams of:
Tax amount:

5 Electricity Service connection No.:

Meler Card is in the name of:

6 How is the maintenance of the Flat? BuiHinq Under construction

7 Sale Deed executed in the name of BuiHino Under conshuction
o Name of Owner:

Ayush Saxena.

v What is the plinth area of the Flat? Built up area in Sq. Ft. = 837.00

(Carpet Area as per Agreement of Sale + '10%)

10 What is the floor space index (app.) As per Nashik Municipal Corporation norms

11 What is the Carpet Area of the Flat? Carpet tuea in Sq. Ft. = 655.00

Balcony Area in Sq. Ft. = 122.00

(Area as per Actual Site Measurement)

Carpel a]ea in Sq. Ft. = 613,lXl

Balcony area in Sq Ft = 1t1,00

Open Teraco area in Sq. Ft. = 37.fl1

Total Carpet area ln Sq. Ft = 701.00

(Area as per Agrcement of Sale)

12 ls it Posh / I Class / l\,iledium / ordinary? Medium

13 ls it being used for Resid€ntial or lndustial
purpose?

Proposed for residential purpose

14 ls it ownercccupied or let out? Building is under constuction

[f rented, what is the monthly r€nt? t 8,500.00 Expected rental inmme per month after

completion

lv MARKETABILITY

1 How is the marketabilitf Good

2 What are the facbrs favordng for an exfa
Potential Value?

Located in developcd arca

3 Any negative hctors are observed rvhich

afiect the market value in general?
No

v Rsto
I After analyzing the comparable sale

instances, what is he mmposite rate br a

similar Flat with same specifications in lhe

adioining localitf - (Along with detatrs /
referencs of at - bast two latsst deals /
transactions with respect to adjacent
properties in the areas)

t 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet tuea

2 Assuming it is a new mnsfuction, what is he
adopted basic mmposite rate of the Flat under

valuation affer comparing with the

t 5,400.00 per Sq. Ft. on Caryet Area

Vab8ton Rapod PEpqIcd FoE UBU Aribad &.h*/ Ayu* S.x.ita (0{522823{A640) Pag6 7 of 23
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What is the undivided area of land as per Sale

Deed?

15

{
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specificatrons and other faclors with the Fht
under comparison (give details).

J Break - up for the rate

L Building + Services { 2,000.@ per Sq. Ft.

ll. Land + others t 3,400.00 per Sq. Ft.

4 Guideline rate obtained from the Regisha/s
0ffice (evidence theroof to bs enclossd)

t 35,000.00 per Sq. M. i.e.

t 3,252.00 per Sq. Ft.

4A Guideline ate obhined from he Registrar's

Offics (affer D,spreciation )

BuiHing is under consfuction

4B Reqistered Value (if available) NA

vt CO}IPOSIIE RATE ADOPTED AFIER
DEPREC|ATION

I Depreciated building rate

Replacement cost of Flat with Services (v(3)i) t 2,000.00 per Sq. Ft.

Age of the building Building is under constructjon

Life of fie building estimated 60 years after ompletion Subject lo proper, preventive
periodic maintenance & struclural ropairs.

Depreciation percentage assuming the
salvage value as 10%

BuiHing is under construction

Depreciated Ratio of tha buiHing BuiHing is under mnstruction
b Tohl composite rate anived for Valuation

Depreciated buildins rate Vl (a) t 2,000.00 per Sq. Ft.

Rate tor Land & oher V (3) ii t 3,400.00 per Sq. Ft.

Total Composlte Rate t 5,400.00 per Sq. Ft
Rema*;

Ihscrlptlon atv Rate per
Unit(q

Estimated
vatue (q

1 Present tobl value of the Flat 761.00 Sq. Ft. s,400.00 4r,09,400.00
2 Extra amenities Work
I Kitchen anangemenb
4 Superfine finish

5 lnlerior Decorations

6 Elecficity daposits / electrical fiftings, eb.
7 Extra collapsible gates / grill works eb.
a Potenlial value, if any

9 Others

TotalValue of the property 11,09,4()0.00
Tho Roalizablo yaluo of ths proporly 39,03,930.00
Distrcss value of the 32,87,520.00
lnsurable valq of tho property (E37.00 Sq. Ft. X t 2,000.00) 16,71,000,00
Guldellne value of the ,00 Sq. Ft. X' 3,252.0) 27,21,924.00

An ISO 9001:20r.5 Certified Company wwrlr.vastukala.org
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Sr.
No.

I Vostukolo Consultonts (t) Pvt. Ltd.



lmpending threat of aquisition by govemmenl for mad
wijening / publics service purposes, sub meqing &
applicability of CRZ pmvisions (Distance from ss.l-co6t /
tidal levd must be incorporated) and their efiect on

i) Sale ability Good

ii) Likely renbl valuos in trfur€ in t 8,500.00 Expected rental inmme per monh afler

mmpletion

iiil fury likdv income it rnay genemle Rental lncoms

Vostukolo Consultonts (l) Pvl. Ltdt

Vslla&o Ropod ftrpsGd Fon UgU tutad &tdv Ayui Saxen {0052262311610) Pagogof23

Justification for orice / rate
The Market Valuo of the pmperty is bas6d on hcb of mad(ets discovered by us during our enquirios, howovar tho

govemment rate value in this case is less tran he ma*et value anived by us. We are of the opinion hal he value anive

by us will prove b bs corsct if an Ardion of the subjecl prcperty is canied oul As hr as Market Valua in lndex ll b

mncemed, il is not possible to comment on same, may be govemment rates are fixed by sampling during same point of

time in part and wherBas, Ma]ket values chango avary monh.

ln most of the cases the acfual deal amount or Tnansaction value is not reflecled in lndex ll because of various Market

practices. As Valuer, we atways try to give a value whidr is conecl refrec{ion of ac,tual lransaclion value inespeclive of

any fac{oB in market

Method of Valuation / Approach

The sales comparison approach uses te market data of sale prices to estimate he vdue of a real estate properly. Property

valuation in this metrod is done by comparing a pmperty to oher simihr properties thal have been recently sold. Gomparable

properties, also known as comparablos, or mmps, must share certain features wih he pmperty in qu€stion. Some of hese

inchrda physical faatures such as square footage, number of rooms, condition, and age of the building; however, the most

imprtant facbr is no doubt tho location of he property. Adjustmeflh ars usually needed to account for difiorencss as no hlo
propsrties aro oxacty tho samo. To make propor adjushenb when comparing properlies, real estate appraisers must kno$/

tre differences between the omparabh properties and ho,v to value these diftrences. The sales compadson approach is

commonly used for Rosidential Flat, wher6 thare arB t1pically many comparables available to analyze. As the prop€rty is a

Residential Flat, we have adoptod Sale Comparison Approadr Method for he purposs ofvaluation. Ths Prico for similar typo

of property in the nearby vicinity is in he range of t 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet Area, Considaring lhe rate

with attached report, cunent market conditions, demand and supply position, Flat size, location, upswing in real estate prices,

sustained domand for ResHential Flat, all{ound dsvelopment of lndustdal application in the locality stc. Wo ostimato {
5,400,00per Sq. Ft. on Carpet Area for valuation

\
An ISO 9001i2015 Certified Company wlvw vastukala.org
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Actual Site Photoqraphs
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Route Map of the orooertv

Lonoitude Latitude: t9'57'00 .0" N 73'46'32.6"E

Note: The Blue line shows the route to site fmm neatest railway Stalion (Nashik Road- 10.0 Km.)

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001:2015 Certified Company www,v.stukala.org

ti

E I

9
,.c I

It
0 I

ItAIi B€AUAY

rfr!

,ftrat

2,.-*'4'*
:9 Js,.*-

{

Valrston Rsport PBparod For UBU Anb€d B,Erdy' Ayush Sglena (0c5228tr303640)

E*5

;5

r-i

*'

tr

tl

I

u
a

tl

,8.= l.';i '- , {

,tt I

t-
F,*

|."r

-'tdbsd ':
i 'r' ..r 

aL

al

,t"
Fr

tt

Et.iill1

lt

q.*

\

I

I
:c-,Ear l.,.

at

/
r4

\*#
"t
;}



U
Dcpartmcnt ol

Regtl.tratlon & Stampg
Govrr rail Ol tfll,lllnra @rimE r€tr

ffi
frtrrrr

q rgi6'

iariil lrnalDal Cofl Y

I

Itll infi

t4i( v

IE
lllrh k

-
-

v lhlm ui.tr

fi3 qld

19.9 t0 8l( rr {F[ i v

VrlJston Roport PnpaDd Fo[ UBl/ Anb6d 86nd, Ayush S.reE (00522E2303640)

\

PW12ol23

Reckoner Rate

{ Vostukolo Consultonts (l) Pvt. Ltd.
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Price lndicators

Vostukolo Consultonts (l) Pvt. Ltd
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As a result of my appraisal and analysis, it is my considerod opinion hat he present fail markot value of tho abovs

pmporty in the prevailing condition witr aforesairJ specifications is att 11,09,100.00 (Rupees Forty0no Lakh

i,llne Thousand Four Hundred Onty). The Realizable Value of tre above property i* 39,03,930.00 (Rupcar

Thirty-l{ine Lakh thrce Thoucand iline Hundrtd Thirty Only}, and he Disbqls Vdue is( 32,87,520.00

(Rupee.s Thirty-Two Lekh Eighty€even Thouand Frve Hundrcd Trenty Only). As per Site lnsp€ctim 82%

C,onsEuction Work is Comdeted.

Phco: Nashik

Dalet 24j12023

For VASIUKALA CONSULTANTS (l) PW. LTD.
rr o.ralv &rd b' 5rr&-r. (h.hi

>naraOKUmar n ffiXi*
olituralGJl4tav6rt-rrLnallKwar il-.,,.,,o,,,*,o

Director
Sharadkumer B. Chalikwar
Govt. Reg. Valuer
Chartersd Engineer (lndia)
Reg. No. (N) CCIT/1 -lU 54m0849

Aut Sign.

Certificate

This is to certifo that True Copy of Approved Building Plan By Architect Ashok Jamdar of Building "Shivalik Sky

Parft" is appmved by Exscutive Engineer Town Planning l{arhik Municipal Corpor"tion, l{ashik is gsnuins &

constructio is as p€r copy of Appmved Building Plan fumished.

We are satisfied that tp hir and reasonable market value of he property
(Rupess

0n

ist

Date

).

Signature
(Name of fre Brarrch Manager with Office Seal)

Dedaration From Valuars (Annexure J) Attached

Model mde of conduct for valuer (Annexure - ll) Attached

Vostukolo Consultonts (l) Pvt. Ltd\
Y

An lso 9001r2015 Certii€d company www.vastukala.org

TheundersignedhasinspectedthepropertydetailedinheValuatimReportdat6d-

Enclosures
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Annexure - |

DECLARATION FROM VALUERS

I, hereby dsclare that:

The information fumished in my valualion report datsd 23.11.2023 is true and conoct to

the best of my knowledge and belief and I have made an impartial and true valuation of
th6 property.

b.

c.

I have no direct or indirect interest in he property valued;

U my authorized representative has personally inspected the property on 24.11.2023 fhe
work is not sub - contracted to any other valuer and canied out by myself.

d. lhave nol bssn convicted ofany ofhnce and sentenced to a tsrm of lmprisonment;

I have not been found guilty of misconduct in my pmfessional capacity.

lhave road the Handbook on Policy, Standards and procedure for Real Estate

Valuation, 2011 of the IBA and his Eporl is in conbrmity to the "Shndards' enshrined for

valuation h he Part - B of the above handbmk to the bsst of my ability.

lhave read the lntematronal Valuation Standards (lVS) and he reporl submitted to the

Bank for he respective assel class is in conformity to th6 'Standards' as enshrined for

valuation in ho IVS in'Gen6ral Standards" and'Asset Standards'as applicable. The

valuation report is submitted in the prescdbed format of the bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure

lll - A signed copy of same to be taken and kept along with this dedaration)

I am Director of he company, who is competent to sign this valuation reporl.

j. Further, I hereby provide the following information.

e

f

s

An ISO 9001:2015 Certified Company www.vastukala.org
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Sr. No. Particulars
'1 Backgound informalion of $€ ass€t b6ing

valued;
The property under consideretion is being

purchased by Ayush Saxenafrom M/s.

Yogeshwar Realty as per Agreement of Sal€

Vide No. 13005/ 2023 daled.07.102023
I As per ths request from Union Bank ol lndia,

Ambad Branch, to assass fak market value of the
property for Banking purpos€

1 ldentity of ths valuer and any other experls
involved in he valuation;

Sharadkumar B. Chalihrar- Regd. Valuer
Manoj B. Chalhi,sr - Regd. Valuer
Sanjay Phadol-Regional Tectnical Manager
Swapnil Wagh - Site Engineer
Binu Surendran- Technical Manager
Rishkiatt Yadav -Tochnical Officer.

4 Disclosure of vafuer interest or conflict, if any; W6 have no interest, either direct or indhecl, in h€
properly valued. Furher to stale that we do nol
havo relation or any connedion wilh pmporty
owner / applicant direclry or indiredly, Furthor to
stato lhat we are an independent Valuer and in no
way relatsd to p.opsrty ownsr / aDDlcant

Dato of appointrn€nt, valuation date and date
ofreport:

Dato of Appointment -23,11,2023
Valuation Date - 24.11.2023
Date of Repofl - 24. 1 I .2023

b lnspections and/or investigations undsrtaken; Physicsl lnspec{on done - 23.11.2023

7 Nature and sources of the infomation us6d or
reliod upon;

. Market Survey at the time of site visit

. Ready Reckongr rates / Circle rates

. Online search for Rogistered Transaclions

. Online Price lndicators on rerl€state portals

. Enquiries with Realestrte consultants

. Existing data of Valuation assignments canied
out by us

8 Procedures adopted in canyirE oul $s
valuation and valuation standards followod;

Sales Comparison Method

I Resficlions on us€ of the roport, if any; This valuation is for the use of the party lo whom it
is addressed and for no other purpcss. No
rosponsibifity is accoptod to any fiird party who
may uso or r€ly on the whols or any part of this
valuation. Th6 valusr has no pecuniary inlersst that
would conflicl with tho proper valuation of the
prop€rty.

'10 major factors that were taken inb account
during the valuation;

cunont ma*et conditions, demand and supply
position, Residential Flat size, location, upswing in
real estalo prices, sustained domand for
Rosidential Flat, allroufld development ol lndustrial
and residBntal application in tr locality etc,

'11. Caveats, limitations and disclaimers b the
extont hey eplain or efucidete he limitations
hcsd by valuer, whi$ shall not be br tho
purpose of limiting his responsibility br he
valuation report

Attached

Vabation Report Pllpalld Fof, UBy Anbad Brsndy' Ayush S.rorE (0O522EA3Oe&0) Pago 17 of23

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 900r:2015 Certrfled Company t ww vastukala.org

Valuor comment

Purpos€ of valuation and appointing authority

J
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Assumotions. Disclaimers. Limitations & Quallfications

Vrluc Subiecl to Change

Tte subja;t appraisal exercise is based on prevailing ma*et dyramics as on 24rt l{ovembor 2023 and

doos not take into account any unforeseeable dewlopmenb whidt muh impact he same in he futuro.

Our hvesligationr

We are not engaged to carry out all possibb investigations in rehlion to the subject pmperty. Where in

our report we identiff certain limitalions to urr investigations, fris is to enable he reliant party to insfircl furfier

investigalions wherc considerBd appropriate or wh€ro we recommend as neco$ary prior to relianco. Vasfukah

Consullants lndia Pvt. Ltd. (VCIPL) is not liabh for any loss occasioned by a decisbn nol to conducl furher

investigations

Alsumptlons

Assumptions are a necossary part of urdortaking valuatlons. VCIPL adopb assumptions fur the purpose

of providing valualion advise because some matters are not capable of acatrate calculations or fall oubide he

scope of ulr eryertise, or out insfuctions. Tle rdiant party accepb hat he valuation contains certain specific

assumptions and acknou,ledge and acceft he dsk of hat if any of the assumptidm adopH in hs vabalion are

incor€c{, then this may havo an offec{ on fio valuation.

lnformgtion Supplhd by Othen

The appraisal is based on tre inhmation provided [ ffp client. The same has been assurned to be

conect and has been ussd for appraisal exorciso. Where it is shted in he rcport lhat anotler party has suppled

information to VGIPL, his information is believed b be reliaue but VCIPL can accept no rcsponsitility if ttis should

prove not to be so.

Fufurc atterr

To the extent hat fre valualion indudes any statement as to a future matbr, that shtement is prwided

as an eslimale an or opinion based m ffre information knoyvn to VCIPL at th6 dats of ttis document. VCIPL does

not nanant thal sudl shtemenls are acqJrate or conec{

f,ap lnd Phns

Any sketch, plan or map in his report is induded to assist he reader whle visualising he propsrty and

assume no rcsponsibility in connec'tion ryi0r such matbls,

Slte Detaih

Based on inpub r6csiv6d ftom Clients rsprBsonlativs and site visit conductod, rvs urderstand hat he subiect

pmperty is Residential Flat, admeasrring Total Carpct Arca in = 781.00 Sq, Ft is being Ouaud by Name of

Ovmer Ayush Sarcna, Furher, VCIPL has assurned that the subject prope{ is frae from any arcroadrmenl and

is avaibble as on $e date of he appraisal.

Vostukolo Consultonts (l) Pvt. Ltd\ v
An ISO 9001:2015 Certified Company trww.vastukala.org
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Prop.rty Tltle

Bas6d on our discussion wih he Client, y{o undorstand UEt tho subi€ci property is being Orned by Name of

Orner: Ayurh Sarena. For te purpose of this appraisal exercise, we have assumed that tle subioc't proporty

has a clear title and is fiee fiom any enanmbrances, disputes and chims. VCIPL has made no further enquiries

wih he rehvant local auhorilies in this regard and does nol cerf'ty the property as having a clear and marketable

title. Further, no legal advice regading he title and ownership of the subjec't property has been obtained for the
purpose of this appraisal exorciss. lt has boon assumod hat ho titls d€e& are dear and marketable.

Envlronmantal Condl0ons

We haw assumed hat he sublec't pmporty is not conhminated and is not adversdy affsctod by any

existing or proposed snvironmental hw and any processes whidr ar€ canied out on the property ar6 regubted by

snvironmontal hgislation and are pmp€rly lcerBed by ths appropriate aufioritic.

Aroa

Based on ho inbrmatjon prwided by he Clionfs reprossntativa, we undersbnd hat ho Rosidonthl Fht,
admoasuring Tobl Carpet Ana in = 76l.lxl Sq. Ft

Condition & Repair

ln the absEnce ol any infomation to the confary, we have assumed hat herc are no abnormal gmund

conditions, nor archasological remains present which might adversely affec.t the curent or fufure occupation,

develo,pment or value of the property. Th€ property is frso from rat, infestation, stuctural or htsnt defoct. No

c{nEntly known deletorious or hazardous matedals or suspsd tochniques will be used in he construc'tion of or

subsequent alteralion or additions to he pmpofy and comments made in the poperty details do not puryort to

oxprsss an opinion about, or advise upon, he condition of uninspected parts and should not be takon as making

an implied representation or sbtement abott sudr parb

Valuatlon tethodology

For the purpose of lhis vabation exemise, he valuation mehodology used is Direct Comparison

Approach Mehod and proposed Cunent uso / Existing uss Funiss is considered fur his assignment.

Tle Direct Comparison Approach inrrclves a comparison of tre property being valued to similar pmperties

that have actually been sold in arms - lengh fansaclions ff are ofiered for sale. This approach demonstrates what

buyers have hisbrically been willing to pay (and sellers willing b accept) for similar properties in an open and

compelitive markat and is partiqJlarly useful in estimating tha value of tho shop and properties that aro typicalv

traded on a Flat basis.

ln cass of inadequate recent transaction activity in the subject micm{arket, he appraiser sould colhb

dehib of older transactions. Subsequently, the appraissr would analyze renhl / capital value tends in he subjecl

micro.market in ordsr b calcubte he percentago incroase / docrsas€ in values since tre date of he identified

transadions. Thi6 percenhge uould hen be adopted to proilct he cunent vabe of he same.

Y Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001:2015 certified Company www.vastukala.orq
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Where reliarrce has been pbced upon extemal sourcos of information in applying he vahtalion

mshodologies, unlass otherwise spocifcally instructod by Client and/or shted in the vduation, VCIPL has not

indapondently varfiod hat information and VCIPL does not advise nor accept it as reliable. The person or entity to

whom he report is addnssed achovledges and accspb he risk that if any of he unverified informatim in he

valuation is incorcct, hen this may have an efiect on he valuation.

Not a Struc{ural Survey
We slab hat his is a valuation report and not a sfudural survey

Oher
All measurements, areas and ages quotod in our report ars approximate

Legal

We have not made any allowances with respecl to any existing or proposed local legishtion clating b

taxatim on realization of he salo vaho of he subject pmpe0. VCIPL is not required b give testimony or to appsar

in court by reason of this appraisal roport, with l€furance to he propsrty in qu€stion, unless anangom€nt has been

made hereof. Furthor, no l6gal advice on any aspects has been obtained for he purpose of this appftrisal oxercis€

Propody 3pecifi c rliumption3

Basod on inpub rBcoi\€d ftom the clont and site visit coMucted, ws undorsland that tlc subjecl property is

Rssidontial Flat, admeasuring Tohl Carpot A!.. ln = 761,00 Sq. Ft.

ASSUUPTION9. CAVEAT!i. LMFAT]O]{ AND DECI.AITERS

We assume no responsibility for matters of legal naturc afiec:ling he pmperty appraised or the tife thereto,
nor do we render our opinion as to the tite, which is assum€d to b€ good and ma*etable.

The pmperty is valued as lhorgh undor responsiue orvneBhip.

It is assumed that ths property is free of lisns and sncumbrancos.

It is assumed hat here are no hidden or unapparent conditions of $e subsoil or studure hat wonld

render it moe or less vabable. No responsibility is assumed for such conditions or for engineering ttrat

might be rcquired to disover such factors.

There is no direc{/ indircct interest in he property valued.

The rabs br valuation of ths property aE in accordanco with he Govt. approved natss and prevailing

makel rates.

2

3

4

5

6

An ISO 9001:2015 Certiied Company wnw.vastukala.org
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Annexure - ll

TODEL CODE OF CONDUCT FOR VALUERS

{Adopted in line with Companles (Reglstered Valuert and Valuation Ruhs, 20'17)}

All valuers empanelled with bank shall strictly adhere to the folbwing code of conduct:

lntegrlty and Falmess

1. A valuer shall, in the conduc{ of his/its business, follow high standards of integrity and faimess in all

his/its dealings wih his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, staightforuard, and brfiright in all pmfessional

rolationships.

3. A valuor shall endeavour to ensuro that h6/it provides true and adequate infurmation and shall not
misrepresenl any hcls or sifuations.

4. A valuor shall refrain from being involvod in y ac{ion that would bring disreput€ to the profession.

5. A valuer shall keep public interost foremost while delivering his sorvices.

Professiona! Competence and Due Gare

6. A valuer shall rcnder al all times high standards of seruice, exercise due diligence, ensure proper

care and exercise independont professional judgmont.

7. A valuer shall carry out professional services in accordance with the relevant technical and
professional standards that may be specified from time to time.

8, A valuer shall continuously maintain professional knowledge and skill to provide competont
professional seMce based on up-todata dsvelopmenb in practice, prevailing regulations /
guidelines and techniques.

9. ln tha prsparation of a valuation report, the valuer shall not disclaim liability for his/ib expertise or
deny hiJits duty of care, except to the extent that he assumplions are based on statemenls of fact
provided by the company or its auditors or consultants or information available in public domain and

not generabd by he valuer.

10. A valuer shall not carry out any instuction of the client insofar as lhey are incompatible with the
roquiromsnts of integrity, objedivity and indspondence.

11 . A valuer shall cloarly state to his client the sorvicss that ha would be mmpetent to provide and the

services for which he would be relying on other valuers or professionals or for which the client can

have a separate anangement with othor valuers.

Y
An ISO 9001:2015 Certified ComPanY www.vastukala.org

lndopendence and Disclosure of lnterelt

12. A valuer shall act with objectivity in his/its pmfessional dealings by ensuring that his/its decisions arc

made without the prssenc€ of any bias, conflict of interest, coercion, or undue iniuence of any party,

whether direc{y connecled to the valuation assignment or not'

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

Vostukolo Consultonts (l) Pvt. Ltd.\
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indepondent in terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shallconduct
th6 valuation indepondont of oxtemal iniuencos.

15. A valuer shallwherever necessarily disclose to the clients, possible sources of confic'ts ofduties and
inter€sts, while providing unbiased services.

'16. A valuer shall not deal in securities of any sub,jec-t company after any time when he/it finst becomes
aware of he possibility ofhis / its association with the valuation, and in accordance with the Securities
and Exchange Board of lndia (Prohibition of lnsider Trading) Regulations,20'l5 or till the time the
valuation reporl becomes public, whichever is earlier.

't7. A valuer shall not indulge in'mandate snatdring'or ofiering 'convenience valuations'in order to
cater to a company or clients needs.

18. As an independent valuer, the valuer shall not charge success fee. (Success fees may be defned
as a compensation / incenti\r€ paid to any fiird party for succsssful dosur€ of fansadion. ln $is
case, approval of credit pr,oposals).

'19. ln any faimess opinion or indep€ndent expert opinion submitted by a valuer, if there has been a prior

engagement in an unconnecled transaction, the valuer shall declare the association wih the
company during tha hst five y€ars,

Confidontiality

20. A valuor shall not uso or divulge to other dienB or any o$sr party any confidential information about

the subjecl company, which has come to his / its knowledge wihout prcper and specific authority or
unless here is a legal or professional right or duty to disclose.

lnformatlon Management

21. A valuor shall ensure that he/ il maintains witten contemporaneous records for any docision takon,

th€ roasons for hking the decision, and the information and evidence in support of such decision.

This shall be maintainod so as to suffcienty enable a reasonable psrson to taka a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appoar, co-operato and be available fry inspections and investigations canied out by
the authority, any person authorised by the authority, the registersd valuers organisation witr whrch

he/it is registered or any other slatutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,

Appellato Tribunal, the registered valuersorganisation wilh which he/it is registered, or any olher
statutory regulatory body.

24, A valuer while respecting the confidontiality ol information acquired during the course of performing
professional services, shall maintain proper working papers for a period of three years or such longer
period as required in its contrac{ for a specific valuation, for produc'tion before a regulatory authority
or for a peer reyiew. ln the ev€nt of a pending case before he Tribunal or Appellate Tribunal, the
remd shall be maintained till lhe disposal of the case.

Vostukolo Consultonts (l) Pvt. Ltd.\ v
,r.(...,. An ISO 9001:2015 Certified Company vvww.vastukala.org
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Glfts and horpltality:

25. A valuar or his / its rehtive shall not accept gifis or hospitality which undermines or affects his

indepondence as a valuer.

Explanation: For the purpos€s of this code tho torm 'relative' shall have the same meaning as defined
in clause (77) of Seclion 2 of he Companies Ac't,2013 ('18 of 2013).

26. A valuer shall not offer gifts or hospihlity or a financial or any other advantage to a public servant or
any other person with a visw to oblain or retain work for himself / ibelf, or to obtain or retain an
advantage in the conducl of profession for himself / itself.

Remuneration and Gosts.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reflection of the work necessarily and propedy undertaken, and is not inconsistent with
the applicable rules.

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

Occupation, employabllity and restrictions,

For VASTUKALA CONSULIANTS (l) PVT. LTD.

Sharadkuma mffiffifr:*
-r*ELE-rb--rra

r LnailKWar *"",,,.,,*'"*
Director Auth. Sign.

Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engin€sr (lndia)
Reg. No. (N) CCIT/1-'14/522m8{9

\ J

29. A valuer shall refain fom accepting too many assignments, if he/it b unlikely to be ablo to devote
adequate time to each of hiy its assignments.

30. A valuer shall not conduct business which in ths opinion of ths authority or the registered
valuerorganisation discredits the pmfession.

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


