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Valuation Re ort of the lmmovable Pro

kSt

Name of Proposed Purchaser: Shri. Sagar Rajendra Dhumal &

Sau. Ranjana Rajendra Dhumal.

Name of Owner: M/s. Gokul lnfrastructure.

Residential Flat No. 08, Second Floor, "Gokul- 7", Gat No.93i 1/ B, Plot No. 5+6, Behind Siddhivinayak

Ganesh Mandir, Shivaji Nagar, Satpur Colony, Gangapur - Satpur Link Road, Village - Gangapur,

Taluka & District - Nashik, PIN Code - 422 007, State - Maharashtra, Country - lndia.

Valuation Done for:
Union Bank of lndia
Gangapur Road Branch

Shree Ganesh Avenue, Gangapur Road,
Nashik - 422 013, Slate - Maharashtra, Country - lndia.
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a{achlk : 4, 1" Floor, Madhusha Elite, vrundavan Nagar, Jatrd-Nandur Naka Link Road, Adgaon, Nashjk - 422 oo3, (M.s,)
E-mail : nashik@vastukala.org, Tet, | +9f 2n 4068262 / 9890380504I

9 nqa o;u: 81-001, U/B Floor, Boomerang,
Chandivali Farm Road. Andheri (East),
tilttb.l - 400 072, (m.S.), tNDrA
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Details of the property under consideration:

Lonqitude Latitude: 20'00'5,l.3"N 73'42'50.9"E
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CIN: U74120MH20t0PTC207869
MSME Reg. No.: UDYAM-MH-18-0083617
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h€; 2,1.1,l2023

VALUATION OPINION REPORT

This is to cettifr hat he pmperty bearing Residential Fht No. 08, Second Fbor, "Gokul - 7', Gat No. 9U 1/ B,

Pbt No. 5+6, Behind SiddhMnayak Ganesh Mandir, Shivaji Nagar, SaFur Colony, Gangapur - SaFur Link

Road, Village - Gangapur, Taluka & District - Nashik, PIN Code - 422 N7, Shle - Maharashha, Country -
lndia. b€bngs b ll/s, Gokul lnftstlctun, Name of Proposed Purchaser: Shr[ $agar RaJcndra Dhumal E

Sau. Rrnjrna RaJendra Dhumal

Boundaries of lhe proFrty.

Boundaries As per slte (Building) As per site (Flat)

Nortr Adjoining Survsy N0.93/(P) Side Margin

South Adjoining Plot No.7 Flat No. 09

East Adjoining 0pen Space Side Margin & Open Space

West 9.00-Metsr-Wido Road Fht No. 07, Duct & Passage

Considering various parameters reorded, eisting economic scenario, and he inhrmation fiat is available with

reference to he devebpment of neighborhood and method selected fo. valualion, we are of $e opinion that, the

property pr€mises can be assessed for this particular purpose at I 30,13,800.1X) (Rupoer Thllty Lakh Forty-

Three Thourand Eight Hundnd Only), As per Site lnspection 85% Construction Work is completed. Ihe

valuation of the property is bas6d on he documenb produced by the concem. Legal aspecb have not beon

taken into considerations while preparing this valuation repofi.

Hence certifed

For VASIUKALA CONSULIANIS (l) PW LTD.

Sharadkumar
B. Chalikwar

Ullt.lly rlsrEd by sh.r.dk!,i.r l.

ON:..=Shaadkrh B.

o.r.: 2023.1 12r I 5:56,(l

Direclor
Shandkumar B. Challl(trar

Govt. Reg. Valuer

Charterod Engineer (lndia)

Reg. No. (N) CCIT/1-14|5212N845

Encl: Valuation report.
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taaslrn(: 4, 1" Floor, Madhusha Elite, vrundavan Nagar, Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 oo3, (!,|.s.)
E-mail : nashik@vastukala.org, Tel. | +91253 4068262 / 9890380554

I REgd, Oflh ! 81-001, U/8 Floor, Boomerang,
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Vastukala Consultants (D htt. Ltd.
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

To,
Thc Bnnch Manager,

Union Bank of lndia

Gangapur Road Bnnch
Shree Ganesh Avenus, GangBpur Road,

Nashik - 422 013, Stato - Maharashtn, Cqrntry - lndh
VALUATION REPORT RESPECI OF F

Vostukolo Consultonts (l) Pvt. Ltd.

I General
To assess fair ma*ot valuo of ths property for bank Loan

Purpose.

1 Purpose for which the valuation is mado

2 a) Date of inspection

b) Date on which the valuation is made 24.11.2023

3 List of documonts produced for perusal

1. Copy of Notarized Agreement for Sale Dated. 23.1120n between Ws. Gokul lnfrashucture (the Seller)

and Shri. Sagar Rajendna Dhumal & Sau. Ranjana Ralendm Dhumal (Proposed Purchaser)

2. Copy of Commencement Certifcate No. LND/ BP/ B1l BP I 491 2022 dated 06.06.2022 issued by Nashik

Municipal Corporation, Nashik.

3. Copy of Approved BuiHing Phn Accompanying C,ommencement Cerlificate No. B1/ BP l49l 2022 daled

06.06.2022, issued by Execulive Ergineer Twn Phnning Nashik Municipal Corporation, Nashik.

4. Copy of RERA Rogistration Cerlificate No. P51600051838 dated 07.07.2023 bsued by Maharashta Real

Estate Regulatory Auhority.

Name of Proposed Purchaser:

Shd. Sagar Rajendra Dhumal &
Sau. Ranjana Rajondra Dhumal.

Address:

Residential Fht No. 08, Sscond Fhor, "Gokul - 7", Gat No.

93/ 1/ B, Plot No. 5+6, Behind Siddhivinayak Ganesh

Mandh, Shivaji Nagar, Satpur Colony, Gangapur - SaQur

Link Road, Vilhge - Gangapur, Taluka & District - Nashik,

PIN Code - 422 007, Sht6 - Maharashtra, Country - lndia,

Contact Porson:
Shd. Sagar Dhumal- (Pmposed Purchaser)

Contad No. + 91 9921165866
Joint Omership (Pmposed)

4 Name of he owne(s) and his / their addr€ss
(es) witr Phone no. (detaib of share of aadr
owner in case of loint omenship)

The propefi is a resirienlial iat in under construclion

BuiHing. The flat is located on Second lloor in the saij

under construction building.

plan, tho composition ol flat is 2As per Approved

5 Brief description of fie pmpefty (lncluding

Leasehold / freehold etc.)

\ v
ISOgOOlr20l5CeniiledCompany www.vastukala.org

23.11.2023

Name of Owner;

M/s, Gokul lnfrastru ctu re
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Bedrcoms + Living Room + l(tchen + Attadred Toihl +

Common Trilet + Balcony + p3ss3gs (i.e. 2BHK).

The proporty is at ,l8.7 
Km. distance fmm nearesl railway

station Nashik Road.

Landmart: Behind Siddhivinayak Ganesh Mandir
At the tlme of inspec{lon, tho pIopor0 wa3 und6r
construc.tion. Extent of completion arE ar undgr:

Foundalion

lnternal Brick work
lntemal

Flooring, Tiling, Kitchen
Platform

Electrifi cation, fl u mbing

& Sanitary installation

Total

Completed Comploted
Completed RCC Completed
Completed Extemal Brick work Completed
Completsd Extemal plastering Completed

Partly Comphted Passage, Staircase & Lobby
development

Partly Complehd

85% work completed
Location of property

a) Plot No. / Survey No. Gat No.93/ 1/ B, Plot No.5+6

b) Door No. Residential Flat No. 08

c) C.T.S. No. / Vilhse Vilhge - Gangapur

d) Ward / Taluka Taluka - Nashik

e) Mandal / Dislrict District - Nashik

0 Date of issue and validity of hput of
agoroved map / phn

Copy of Approved Building Plan Accompanying
Commencement Certificate No. B'l/ BP I 4912022 dahd,
06.06.2022, issued by Executive Engineer Tom Planning

Nashik Municipal Corporation, Nashik.

Nashik Municipal Corporation, Nashik

s) Appmved map / phn issuing authority

h) Whether genuineness or auhenticity
of approved mad phn is verified

Yes

i) Any oher cunmenb by our
empandled valuers on authentic of
approved plan

No

7 Postal address of the propefty Residential Flat No. 08, Second Floor, "Gokul .7", Gat No.

93/ 'll B, Pbt No. 5+6, Behind Siddhivinayak Ganesh

Mandir, Shivaji Nagar, Satpur Colony, Gangapur - Sapur

Link Road, Vilhge - Gangapur, Tatuka & Distric{ - Nashik,

PIN Code - 422 007, Shts - Maharashtra, Corntry - lndia
a City / Town Vilhge - Gangapur

Residential area Yes

Residential area Yes

lndustrial area No
o Chssification of the area

i) High / Middle / Poor Middle Class
ii) Urban / Semi Urban / Rural

Coming under Corporation limit / Mlhge
Pandayat / Municipality

Vilhge - Gangapur
Nashik Municipal Corporation

Whether covered under any State / Central
Govt. enactmenb (e.9., Urban Land Ceilino

No

\

RCC Plinth

6.

Urban
'10.

11.

I Vostukolo Consuttonts (l) pvr. Ltd.
An ISO 9001:2015 Cenified Company wvrvr.vastukata.org



Veilal,fi R.port PBparsd Foc UBI / Gangapr Rood Erandl / SM. s{at tui..nrd ottmal n Ofi.r! (0tE?ar2rr3624 Pa96 5 d 23

Vostukolo Consultonts (l) Pvt. Ltd.

Acl) or notifred under agency area/ schedulod
area / cantonment area

12. Boundaries of he property

As per Site As per PIan

North Adjoining Survey

N0.93/(P)

Adjoining Survey No.93i(P)

South Adjoining PM No.7

Easl Adjoining Open

Space

Adjoining Open Space

West 9.00{trleter-Wde

Road

9,O0-Meter-Wide Road

13 Dimensions of the site N. A. as proporty under consideration is a ResftJontial Flat

in a buildinq.

A
As per the site

B

As per Phn

North Side Margin Side Margin

South Flat N0.09 Flat N0.09

East Side Margin & Open

Spacs

West Flat No. 07, Duct &

Passage

Flat No. 07, Ouct & Passage

14. Extent ol he site BuiHing is under consfudion
14.1 Latitude, Longitude & Coordinates of Flat 20"00'51.3"N 73"42'50.g',E

15. Extent of the site onsidered for Valuation
(loast of 13A& 138)

CarpetArea in Sq. Fl = 496.00
Bahony Arsa in Sq. FL = 48.t0
(Area as per Site Measurement)

CsipGt Area ln Sq. Ft = 502.110

Balcony Anr ln Sq. Ft = 32,00

Tohl Carpet in Sq, Ft, = 5i14.00

(Area as per l{otartrd Agrcemont for Salo)

Built up area in Sq. Ft. = 587,00
(Carpet Area as per Notarized Agreement For Sale + 10%)

16 Whsther ocaJpied by the ownsr / tsnant? lf
occupied by tenant since how long? Rent

received per monh.

Building is under construction

il APARTMENT BUILDING

I Nature of the Apartment Residential

2 Location

C.T.S. No. Gat No.9U 1/ B, Plot No,5+6

Block No,

Ward No.

Village / Municipality / Corporation Vilbge - Gangapur
Nashik Municipal Corporation

Door No., Sheet or Road (Pin Code) Residential Flat No. 08, Second Fbor, 'Gokul -7', Gat No.

\

Adjoining Pbt No.7

Side Margin & 0pen Space

{
An ISO 9OO1:201.5 Cenifled Company www.vastukala.orq
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An ISO 9O0l:2015 Certified Company wwr{.vastukala.org

93/ 1/ B, Plot No. 5+6, Behind Siddhivinayak Ganesh

Mandir, Shivaji Nagar, Sa$ur Colony, Gangapur - SaQur

Link Road, Vilhge - Gangapur, Tatuka & Disfic,t - Nashik,

PIN Code - 422 007, Shte - Maharashta, Co:nfy - lndia

Description of the locality Residential /
lndustrial / Mixed

Residential Cum Commercial

4 Year of Conslruction Building is under Construction

5 Number of Floors Ground / Parking + 6h Upper Fbors
6 Type of Struclure R.C.C. Framed Structure

7 Number of Dwellinq Fhts in the buihinq 6 Flats on Semnd Floor
8, Quality of Consfuction Building is Under Conslruction
I Appearance of the Buildinq Building is Under Construclion

't0. Maintenance of the Building Building is Under Construction

11. Facilities Available

Lifl Proposed 1 Lifl
Protected Water Supply Pmposed Municipal Water supply
Underground Sewerage Proposed Connected to Municipal Sewerage System
Car parking - Open / Cavered Covered Car Parking

ls Compound wall existing? Pmposed- Yes
ls pavement laid around the building Proposed- Yes

ilt FLAT
1 The ffoor in whid the Flat is situated Second Floor
2 Door No. of the Flat Residential Flat N0.08

J Specilications of the Flat 2BHK

Roof R.C.C. Shb
Floodng Vitrified tiles floorinq
Doors Proposed Teak wood door framed with flush doors

Windows Proposed Powder coated aluminum sliding windows
Pmposed Concealed plumbing with C.P. fittings. Concealed
widng

Finishing Cement Plastering

4 House Tax
Assessment No. Not Applied Yet

Tax paid in the name of: Not Applied Yet
Tax amount: Not Applied Yet

E Elecbicity SeMce connedion No.: Not Applied Yet
Meter Card is in the name of: Not Appljed Yet

6 Bui lding is under construction
7 Sale Deed executed in the name of Name qI Prcposed Purchaser:

Shrl. Sagar Ralendra Dhumal &
Sau. Ranlana R.Jondra Dhumal.

Name of owner:

tl/s. Gokul lnfrastructurc
8 What is the undivided area of land as per

Sale Deed?
Details not available

I Built up area in $q. Ft, = 587.00
area as Draft reemsnt + 10%

10 What is $e floor space index (app.) As Local norms

3.

Fittings

How is the maintenance of the Flat?

What is he plinh area of the Flat?

=

q

I Vostukolo Consultonts (t) pvt. Lrd.
\
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11 What is the Carpet Area of he Flat? Carpet Area in Sq. Ft. = 496.00
Balcony 1rca in Sq. Ft = 48,00
(Area as per Site Measurement)

Carpet tu€a in Sq. FL = 502.00

Balcony Arca ln Sq. Ft = 32,00

TotalCarpet in Sq. Ft. = 534.00

lArea as per DEfl AcrEement]
12 ls it Posh / I Class / Medium / ordinary? Medium
'13 ls it being us€d fur Rosid€ntial or lndusbhl

purDoso?
Residential purpose

14 ls it Owner-occupied or let out? Building is under co nstruction

15 lf rented, what is the monthly rent? < 6,000.00 Expected rental inome per monh aftar

building; complslion

tv MARKETABILITY

1 How is he marketabifty? Good

2 What are he factors favouring for an ext"
Potsntial Value?

Located in developed area

Any negative hctors are observed which
affecl lhe markel value in general?

No

v Rate
1 Afier analyzing hs comparable sale

instances, what is the mmposite rate br a
similar Flat with same specifications in the
adjoining localitf - (Along wilh details /
reference of at - leasl two latest deals /
tansactions with respect to adjac€nt
prcperties in lhe areas)

< 5,000,00 to ( 6,000.00 per Sq, Ft. on CarpetAIea

2 Assuming it is a new consfuction, what is tha
adopted basic mmposite rale of he Flat
under valuation afler mmparing with the
specifications and other factors with he Flat
under comparison (give details).

t 5,700.00 per Sq. Ft. on Carpet Area

Break - up for he rale

l. Building + Services t 2000,00 per Sq. Ft.

ll. Land + others ( 3,700.00 per Sq. Ft.

4 Guldeline nate obhined from he Regisfa/s
ffice

t 28,930.00 p€r Sq. M.

i.e. { 2,688.00 per Sq. Ft.

vt COMPOS]rE RATE ADOPTED AFTER
DEPRECATION

a DeDreciated buildinq rate NA. as lhe ag€ of the property is below 5 years

Rsplacement cosl of Flat with Ssrvices (v(3)i) ? 2,000.00 per Sq. Ft.

Ase of the buiEins Building is under construction

Life of $e building estimated 60 Years after comdetion (Subject to proper, preventive

periodic maintenance & structural repairs.)

Deprcciation percentage assuming the

salvaqe value as 10%

Depreciated Ratio of the building N.A. as the age of the property is below 5

b Total composite rate anived for Val uation

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

An ISO 9OO1:2015 Certrffed Company $rww.vastukala org

Vostukolo Consultonts (l) Pvt. Ltd.\

N A. as lhe age of the prope(y is below 5 years

{
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Rate for Land & other V (3) ii t 3,700.00 p€r Sq. Ft.

Total Composite Rate t 5,7fi1.00 per Sq. Ft.

Dehils of Valuation:

Sr,
No.

Description Rate per
Flal (9

Estimated
Value (t)

I Present total value of the Flat (incl. car
parkinq, if provided)

s34.00 Sq. Ft. 5,700.00 30,13,800.00

2

J Showcases

4 lfichen arrangemenb
5 Superfine finish

lntenor Decorations

7 Electricity deposits / electrical f ttrngs, eb.
I Extm collapsible sates / qrill uDrks etc.

I Potential value, if any

Others

Total Value of the Propedy 30,13,800.00

Realizable value of the property 2E,91,6r0.00

Distress value of the property 24,35,010.00

lmurablo value of lho proporty (587,00 X 2,000.00) I1.71,000.00

Guideline value of the property {587.00 X 2,688.00) 15,77,856.00

Justiftcation for orice / rate

The Market Value of the pmperty is b8sed on facts of markets discovered by us dudng our enquiries, however tfE

govemmenl rate value in his case is less than the market value anived by us. We are of he opinion that $e value anive by

us will prcve to be conect if an Auction of fie subject property is canied out. As far as Market Value in lndex ll is

concemed, it is not pcsible to commenl on same, rTray be govemment rates are fixed by sampling during sanr pint of

lime in part and whereas, Market values ctange every month. ln most of the cases the acfual deal amount or Transaction

valus is not reflected in lndex ll because of various t\4arket pnadkEs. As Valuer, we always try to give a value $fiich is

coned rsffeclion of acfual transaction vafue inespective of any factors in mad(st.

ln moot of he cases the ac'tual deal amount or Transaction value is not reilected in lndex ll because of various Mad<et

praclies. As Valuer, trve always try lo give a value whidr is coned re{edion of actJal tilsaction value inespective of any

hclors in market

Method ofValuation / Aporoach

The sahs comparison approach uses lhe market data of sal6 prices to estimate he value of a real estrte property.

Property valuation in his method is done by comparing a poperty to other similar properlies frat have been recenty

sold. Comparable propedes, also known as comparables, or comps, must share certain baturas with he property in

question. Some of these include physical features such as square footage, number of rcoms, condition, and age of

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

\
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he building; however, the most imporbnt factor is no doubt the location of tho propedy. Adjustm€nb are usually

needed to account br diftrences as no two properlies are exadly ho same. To make proper adjustnenb when

cunpadng properlies, r€al sshte apprais€rs must know he difiarerrcas betrwen the comparable properlies and how

to value hese difierences. The sales mmparison approach is commonly used for Residential Fht, wher€ herc aro

typically many comparables avaihble to analyze. As tre pmperty is a Residential Flat, wo hav6 adopM Sale

Comparison Approach Msthod for the purpose of valuation .The Price for similar Vpe of property in he nearby

vicinity is in he nange of < 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet tuea Considering $6 rate wih atachod

report, qrnent mark€t conditons, demand 8nd supply position, Fht size, location, upswing in roal oshto pricos ,

sustained domard br R6sk €ntial Fht, all round devdopment of rasidsntial & Residenthl applicalion in he locality

etc. We stimato { 5,7C,0.00 per Sq. Ft. on Carpet Arca tur \€luatioo.

An ISO 9OO1:2015 Certiffed Company www.vastukala.org

lmpending threat of aquisilion by govemment for oad
wid€ning / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from soa+mt /
tidal level must be incorporated) and their effect on

i) Saloability Good

ii) Likely rental values in future in t 6,000.00 Expected rental income per monh alter

building; ornpletion

iii) Any likely incorE it may g€nerat€

\
{

zVostukolo Consultonts (l) Pvt. Ltd.

Rental lncome
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Actual Site Photoqraphs
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{ Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.orq
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Route Map of the propertv

Lonqitude Latitude: 20"00'5'1.3"N 73'12'50.9"E
l{ote: The Blue line shows he route to site fiom nearcst rai}way station (Nashik Road - 18.7 KM.)

Vostukolo Consullonts (l) Pvt. Ltd.
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Ready Reckoner Rate

\ I Vostukolo Consultonts (t) pvt. Ltd.
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As a result of my appraisal and analysis, it is my considered opinion that the present fair market value of the

above property in the prevailing mndition wiltr afoosaid specifications is t 30,tt3,600.00 (Rupoos Thirty L.kh

Forty.Ihmo Thoumnd Elght Hundrcd Only). The Reallzabh Value of the above property is t 28,91,610.00

(Rupees Trenty€ight Lekh ilinetyone Tho$and Six Hundred Ten Only), The Disble$ Vahe is t
21,35,010,00 (Rupeee Twenty+our Lakh lhlrty#lve Thousand Fofi Only).

Place: Nashik
Dale:24.11.2023

For VASTUKALA CONSULTANTS tll PW. LT
tF t I I Uch.D thr.d bt Sh.;l/[uiw !.)nafa0Kumaf *H:...,-8ch.*,.' .

D

B. Chalikwar
*V6n ob CoMltrnts I0

Dar.: 2023.1 1l,a 1 55ill

on

Director
Sharadkumar B, Challkwar

Govt. Rog. Valusr

Charlered Engineer (lndia)

Reg. No. (N) CCIT/1-141521200849

Encl: Valualion report.

Auth, tgn,

Certificate

This is to ceffi that Apprcved Building Plan Accompanying Commencement Cefficate No. Bl/ BP / 19/2021
d.tod 06.062022 of Building " Gokul-7 " " is approved by Executive Engineer Town Phnning l{ashlk
Municipal Corporatlon, Nashik is genuine & onsbuction is as per copy of Approved Building Plan fumished.

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

We are satisfed hat he fair and reasanabb nprket value ol the property is
(Rupees

onlv).

Signature
(Name of he Branch Manager witr Fht Seal)

Vostukolo Consultonts (l) Pvt. Ltd

Enclosures

Declaration Fmm Values
(Annexure, ll)

Attached

Model code of conduct for

valuer - (Annexure lll)

Attached

\

Date

An ISO 9001:2015 Certifled Company www,vastukala.o.g
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Annoxurc - ll

DECLARATION FROT VALUERS

l, hereby dedare that:

The information fumished in my valuation report dated 23.11.2023 is true and conect to
he best of my knowledge and bslief and I have made an imparlial and true valuation of
lhe property.

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

U my authorized represontatvs has peaonally inspected the property on 24.11.2023 The
work is not sub - contractod to any othor valuer and caried out by myself.

I have mt been convicted ofany offence and senlenced to a term of lmprisonment;

I have not bsen fourd guilty of misconduct in my pmfessional capacity.

lhave read the Handbook on Poliry, Standads and procedure for Real Estate

Valuation, 2011 of he IBA and this report is in mnformity to the "Standards' enshrined for
valuation in the Part - B of lhe above handbook to $e best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report submitted to
the Bank for the respective asset class is in conformity to the "Standards' as
enshrined for valuation in the IVS in "General Standards' and 'Asset Standards" as
applicable. The yaluation 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 signed copy of same to be taken and kept along with this declaration)

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

b

c

d.

e.

f.

h

). Further, I hereby provide the following information.

I Vostukolo Consultonts (l) Pvt. Ltd\
An ISO 9001:2015 Certified Company w!yw. vastu kata.oro

a.

s.
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Sr.
No

Particulars Valuer commant

I Background information of ths asset bsing valusd; The property under considetation was purchased

by Shri. Sagar Rajendra Dhumal & Sau.Ranjana
Rajendra Dhumal.ftom M/s. Gokul lnfrastructure
as per Mde Notarized Agreement For Sale,
Dated. 23.1'1.2023

2. As per the request lmm Unton Bank of lndia,
Gangapur Road Branch, to assess fuir market
value of the property for Banking purpose

J. ldentity of he valuer and any olher oxports
involved in he valuatim;

Sharad B. Chalihrar - Regd. Valuer
Sanjay R. PhadoF Rogional Technical Head

Swapnil Wagh- Valuation Engineer
Binu Surednran- Technicsl Manager
Rishidatt Yadav- Technicsl Officer

4 Dis&sure of valuer interest or conflid, if any; We have no interosl, eilher dirsct or indirecl, in

the propefty valued. Furlher to state hat we do
not have rehtion or any mnnection with property

owner / applicant dhecty or indkecuy. Further lo
state that wB ar6 an independent Valuer and in
no way rolated to property owner / applicant

5 Date of appointment, valuation date and date ol
16port;

Date of Appointment - 23.11.2023
Valuation DatB - 24.11.2023
Date of Report - 24.11.2023

lnspections and/or investigations undorhken; Physical lnspsdion done 23.11.2023

Nafure and sources of lho infomation used or
r€lied upon;

. Maftet Survey al the tim6 of sito visit

. Rsady Reckoner ratos / Cirde rat6s

. Online seardr for Registorod Transadions

. Online Pric6 lndicatus on real estate portals

. Enquiries with Real ostate consultants
o E{stirtg data of Valuation assignments

canied out by us
8. Procodures adopled in carrying out tho valuation

and valuation standards followod;
Sales Comparison Method

I Rostrictions on use of the reporl, if any; This valuation is for th6 use of be party to whom
it is addr6ss6d and for no other purpose. No

responsibilty is accepted to any third party who
may uso or rely on h€ whole or any part of this
valuation. The valuer has no pscuniary interest
that wouH confict rvilh t|s proper valuation of
the propeo.

maior factoE that were taken into account during
fie valuation;

curent market conditions, demand and supply
position, Residential Flat sizo, location, upsrying

in real estat€ prices, sustained demand for
Residential Flat, ell round development of
Residential and residontial application in the
locality etc.

11. Caveab, limihtbns and disclaimsrs b the
extent $ey explain or ehrcidate he limitations
faced by valuer, whici shall not bo for the
purpose of limiting his responsibiny for the
valuation report.

Attached

V.ldirl Roport Pnpfl€d Foi: UBI/ Gsngs$r REd &8ncfi / sM. S.g$ R4ndra otumal lotr.! (00523[/2403827) Pogs 17 dZi
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6.

7.

10.
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Assumntions. Disclaimers, Limitations & Qualifications

Valuo Subje{* to Changs

The subject appraisal exercise is based on prevailing market dynamics as on 21s l{ovember 2023 and

does not take inb account any unforeseeable developmenb which could impact the same in the futurc.

our lnvE3tig6lion!

We are not engaged to carry out all possible investigations in rehtion to hE subjr{ pmperty. Where in

our report we identi! cerhin fmitations to our investigations, lhis is to onable he reliant party to instuct further

invostigations wherB considemd apprcpdate or where we recommend as nocassary prior to reliarrco. Vasfukah

Consultants lndia h/t. Ltd. (VCIPL) is not liable for any loos occasioned by a decision nol to conducl furher

investigations

A$umptions

Assumptions arc a no@ssary part of undorbking valuations. VCIPL adopb assumptions for he

purpose of providing valuation advise because some maters are not capable of accunate cahuhtions or fall

outside the scope of our expertise, or out instruclions. The relant party accopb hat the valualion contains

certain specific assumptions and acknowledge and accept the risk of hat if any of he assumptions adopted in

he vabation arc incorecl, then this may have an effecl on he valiation.

lnfomudon Supplled by Ohen

The appraisal is based on the infomation prcvkled by tp client. The same has been assumed to be

comct and has been used hr appraisal exercise. Where it is slated in he reporl hat anofier party has supplied

information to VCIPL, lhis information is believed to b€ reliable but VCIPL can accept no responsibility if thie

should prove not b be so.

Futun l{atlea

To hs extent that he valuation indudes any statement as to I fulur8 matler, that slatement is provided

as an estimate and/or opinion based on he information known to VCIPL at the date of 0ris document. VCIPL

does not narant that suct statemenb are accurate or corecl.

tap rnd Phns

fuy sketch, plan or map in his report is induded to assisl fre reader while visualising fre property and

a$rume no responsibility in connedion wih such matbrs.

Slto lretaih

Bas€d on inputs received from Clients represenbtive and site visil conducted, u/e underBtand lhat he subject

prop€rty is Residential Flat admeasuring Tobl Carpot Ar.a ln Sg. Ft = 53{.00 ormed by t/c. Gohl

lnfrrrtuctun. Name of Pmpoeed Rldraser Shrl, Srgnr Rrlcndn Dhumal E Sau, Ranjana Ralcndn Dhumal,

Ltd
\ { Vostukolo Consultonts (t) pvt

An ISO 9001:2015 Certified Company ww$r.vastukata.org
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Further, VCIPL has assumod that the subjec't poperty i8 frs€ ftom any encroachrnent and is available as on the

date of the applaisal.

Property Title

Based on our discussion wih the Clent, we undsrstand trat ttre sub,iect propsrly is owned by t/r' Goltul

lnfrrrfuc'tun. Name of Pmpoeed Puldlaser Shrl. Sagar Ralcndra Dhumrl & Sau, Rrn!,nr Rrjcndn Dhumrl.

fur the purpose of this appraisal exercise, rve have assumsd hat he subjec{ troperty has a dsar tite and is fee

from any enctmbrances, disputes and daims. VCIPL has made no furfior enquiries with ttre relevant local

authorities in this regard and does not cortiry th6 property as having a cl€ar and malkstablo tite. Further, no legal

advice ragarding tha lite and ownership of the sutljBct Eoperty has been obtained for he purpose of lhis

appraisal exercise. lt has been assumed tnt the title deeds are clear and markelable,

Envlronmental Gondltlons

We have assumed tut he subjed pmperty is not conhminated and is not adversely afrded by arry

existing or pmposed environmontal hw and any procoss€s which arc carded out on tho proporty are roguhtod

by onvironmontal logislalion and are properly licensed by tre appropriato aufioritios.

Aroa

Based on tre inhrmalion provided by frc Clienfs representative, rye undersbnd that the Residential

Fhl admeasuring Tobl Carpet Ar! in Sq, Ft = 531.00

Condhlon & Repah

ln he absence of any information to tre contary, rrle have assumed that herc arc no abnormal ground

conditions, nor archaeological remains present which might adversely afiect $e cunent or future occupalion,

development or value of he pmperty. The prop€rty is free fiom rat, infestation, struclural or latent defecl. No

cur€ntly known deleterbus or hazardous materials or suspect techniques will be used in the construdiofl of or

subsequent altsration or additions to the property and @mments made in the pmperty details do not purport to

axprcs an opinion abort, u advise upn, tre condition of uninspected palts and should mt be taken as making

an impliaj reprcsentation or shtement about such parb

Valuatlon Itethodology

For Sre purpose of this valuation exercise, he valuation methodology used is Direc,t Compadson

Appmach Method and pmpsed Cunent use / Existing use premise is cotsidercd hr his assignment.

The Dhect Comparison Approach involves a comparison of the pmperty being valued to simihr

properties hat have etually been sold in arms - lengh Fansac{ions or ars offersd br sale. This approadt

demonstrates what buyers have historically been willing to pay (and sslleB willing to accept) for simihr

properties in an open and competitive market and is particularly useful in eslimating he value of he Fht and

properties that are typically traded on a Flat basis.

ln case of inadequate recent transadion activity in the subieci midoflarket, the appraiser wouH collate

detaib of older transaclions. Subsequently, the appraiser uould analyse renhl / capital value tends in the

\
An ISO 9001:2015 Certiied CompanY www.vastukala.org
Vostukolo Consultonts (l) Pvt. Ltd.
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subject misoflarkot in ordEr to calculate the percentago increase / decreasa in values since he dste of the

idenlified fansactions. This percantage \,vould hen be adopted to pniect he cuent value of he same.

Where reliance has been placed upon extemal sources of information in applying the valuation mehodologhs,

unless ohenrvise specifically instucted by Client and/or stated in the \raluation, VCIPL has not independently

verified that information and VCIPL does not advise nor accepl it as teliabl€. Tha person or entity lo whun he

reporl is addressed achowledges and accepts he risk thst if any of he unverified inbrmation in tho vafuation is

incor€ct, h6n his may have an efied on he valuatbn.

Not a Structural Sunry

We stato hat this is a valuation report and not a structural survey

Ohcr

All measurercnb, amas and ages qmbd in our report are appmimate

L.gal

We have nol made any allowances lvih rEspoct to any existing or proposed local legishlion rohling b

bxalion on realization of tr sah vahJ6 of $re subject pmperty. VCIPL is not oquired b giw lestimony or to

appear in court by reason of fiis appraissl report, witt rofulenco to he property in question, unless anangement

has been mada hereof. Furher, no l€gal advics on any aspecls has boon obhinod br he purpose of his

appraisal sxorcise

Propeily opeclflc assumptiofl 3

Based on inpub received frun he dient and sito visit cottduded, we undemtand hat he sutiect

pmperty is Residential Flat, admeasudng Total Crryet Atu ln Sq. Ft. = 5:ltl,00

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCI.AI}IERS

We assume no responsibility for matters of legal nature afiecting the property appraised or the title

hereto, nor do we renda orr opinion as b te tite, wttich is assumed to be good and marketable.

The property is valued as though under responsible owneBhip.

It is assumed that the property is fee of liens and encumbrances.

It is assumed that there are no hidden or unapparenl conditions of tho subsol or structur€ hat would

render il nrore or bss vabable. No responsibility is assumed for sudl conditions or for engineering hat
might be required to discover suci factom.

There is no direcl/ indirect interest in $e property valued.

The rates for valuation of the pmperty are in accordance with he Govt. approved rates and prevailirg

market rates.

Vostukolo Consultonts (l) Pvt. Ltd

2

3

4

{
\

1

5.

6.
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Annerure - lll

IIODEL CODE OF CONDUCT FOR VALUERS

{Adophd in line wilh Companies (Regbbred Valueru and Valuation Rules,2017)}

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

lntegrity and Faimess

'l . A valuer shall, in the conduc't of his/ils business, follow high standards of integrity and faimess in all

his/iB dsalings wih hisfits clients and oher valuers.

2. A valuer shall maintain integrig by being honost, skaighthrward, and furthright in all professional

relationships.

3. A valuer shall endoavour to ensuro that ho/it pIovides true and adequalo inbrmation and shall not
misrepresont any facts or situations.

4. A valuer shall refrain from boing involvod in any action that would bring disrepute to the prof€ssion.

5. A valuer shall ko6p public interost forsmost whil6 dolivoring his seNice6.

Professional Competence and Due Care

6. A valusr shall render at all times high standards of service, exercise due diligence, ensure proPer

care and exercise independent professional ludgment.

7. A valuer shall carry out professional ssrvices in accordanca ryih the relevant tednical and
professional standards lhat may be specified from tme to time.

8. A valuer shall conlinuously maintain profassional knowledg€ and skill to provide comp€tent
professional service based on up-tGdate developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the proparation of a valuation report, th6 valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except to he e(ent that he assumptions are based on statements of fact
provided by the company or its auditors or consullants or information available in public domain

and not generated by the valuer.

10. A valuer shall not cany out any instruction of tho client insofar as they aro incompatible with th6
requirements of integrity, objecliMty and independence.

11 . A valusr shall cloarly state to his client the sorvicos that he would be compstent to provide and the

services br which he would be relying on other valuers or professionals or for which the dient can
have a separats anang€ment \ryith othor valuers.

lndopondonco and Dlsclosure of lnterott

12. A valuer shall aci with obiectivity in his/its professional dealings by ensuring that his/its decisions

are made without ho presencB of any bias, conllict of interest, coercion, or undue influence of any
party, whether dkectly connested to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relativEs or associales is not

independent in terms of association to the company.

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certiffed Company rrww.vastukala.org
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14. A valuer shall maintain complete independence in hisfits professional relationships and shall
conduct lhe valuaton independent of external influences.

15. Avaluer shall wherever necessary disdose to trE clients, possible sources of conflicts of duties
and intarosts, while providing unbiased servicss.

16. A valuer shall not deal in securities of any subject company afier any time whsn ho/it Second
becomes aware of $e possibility of his / its association wi$ $e valuation, and in accordance with
he Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulalions,2Ol5 or till
the time the valuation report b€comes public, whichever is €arli6r.

17. A valuer shall not indulge in'mandale snatdling'or ofiering 'convEnienoa valuations' in order to
cater lo a company or clienl's needs.

'18. As an independent valusr, tre valuer shall not dtarge success fee. (Success fees may be defined

as a compensalion / incentive paid to any third pafi for successful dosurc of transaction. ln this
caso, approval of credit proposals).

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if here has been a
prior engagement in an unconnocted transaction, the valuor shall dedare the associalion with
he company during the last live years.

Conidontlallty

20. A valuer shall not use or divulge to other dients or any other party any confidantial information

about the subject company, which has come lo his / its knowledge without pmper and specific
authority or unl€$ there is a legal or protessional right or duty to disclose.

lnformaton Management

21 . A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,
fte reasons fur taking the dacision, and the information and eMdence in support of such decision.

This shall be maintained so as to sufiiciently enable a reasonable per8on lo take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspeciions and investigalions canied out
by the authority, any penion authorised by tha authority, the registered valuers organisalion with

which ha/it is re4istored or any other statrtory rcgulatory body.

23. Avaluor shall provido all informaton and rocords as may bs roquired by the auhority, $e Tribunal,

Appellate Tribunal, he registered valuers oqanisation with which he/it is registered, or any other
statutory regulatory body.

24. A valuer while respeding the conlidentiality of information acquired during the course of performing
professional servic$, shall maintain proper working papers for a period of threo years or such

longer period as rcquired in its confact br a specific valuation, for produclion before a regulatory

authority or hr a peer revierv. ln the event of a pending case before the Tribunal or Appellate

Tribunal, he record shall be maintained till the disposalofh€ case.

! Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001;2015 Certifled Company www.vastukala.org
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Gifts and horpitalaty:

25. A valuer or his / its rehtive shall not ac6pt gifts or hospitality which undermines or afiecb his
indepondenca as a valuar.

Explanation: For the purposes of this code the tem tehliv6' shall have the same meaning as
defined in dause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifrs or hospihlity or a financial or any ofisr advantags to a public sorvant
or any olher person wih a view to obbin or rctain work for himseH / itsef, or to obtain or relain an
advantage in the conduc{ of profession for himself / ibelf.

Remuneratlon and Costs.

27 . A valuq shall provide services for remunoration wtlidr is $arged in a hansparent manner, is a
reasonable refleclion ofthe work necessarily and properly undertaken, 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
contract with the penon to whom he would be rendering service.

Occupatlon, employablllty and restrictions,

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

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

For VASTUKALA CONSULTANTS (l) PW. LTD.

Sharadkumar
B. Chalikwar

Dbn D 3rqn d by 5hr6dkud$r l.

Director
Sharadkumar B, Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-141521200849

Encl: Valuation report.

DNr ot{h.r.dkum, 8.
cv.rtllrL Cn3ulirntr O

Date 2o2r.t t2a t55zll

Aut tgn.

Vostukolo Consultonts (l) Pvt. Ltd.\
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