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Valuation Re ort of the lmmovable Property

Residential Flat No. 06, 02h Floor, " Tinrpati Hllls ", Survey No. 501/ 1, Plot No. 1 , Near Ramleela Mangal

Karyalay & Lawns, Sri. Ram Nagar, Konark Nagar, Ozar Nandur Naka Road, Village'Adgaon,

Taluka & District - Nashik, PIN Code - 422003, State - Maharashtra, Country - lndia.
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Bank of Baroda

Regional Office Nashik Road Branch
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik 422 101, State - Maharashka, Country - lndia
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E-mall : nashik@vastukala.org, Tel. : +91253 4068262 / 9890380564
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Details of the propertv under consideration:

Name of Owner: Premchand Shivadhar Shukla &

Anand Premchand Shukla.

Latitude Lonqitude: 20'01''16.1"N 73"50'34.3"E
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Oala: 27 -11 .2029

VALUATION OPINION REPORT

This is to certifo that ho pmperty b€adng Residential Flat No. 06, 02n Floor, " Tlrupati Hllls ', Survey No. 501/

1, Plot No. 1, Near Ramleela Mangal Karyalay & Lawns, Sri. Ram Nagar, Konark Nagar, Ozar Nandur Naka

Road, Villago - Adgaon, Taluka & Distic,t - Nashik, PIN Code - 422003, Shte - Maharashtra, Counfi - lndia.

b€longs to l{ame of Ovner: Premchand Shlvadhar Shukla & Anand Promchand Shukh.

Boundaries of the property.

Considering various paramotorc record€d, existing oconomic scenario, and th€ inbrmatbn that is available with

reference b he development of neighborhood and mothod selecled for valuation, we ars of thg opinion thal, he

property pemisss can be assessed for this parlicular purpose at t11,1t1,1110.00 (Rupeea Forty{ne lakh

Forty.Four Thourand Four Hundrcd Only). As per Site lnspec'tion 22% Consfuction Work is Completed

The valuation ofthe pmperty is based on he documents produced by he concem. Legal aspec6 have not been

taken into considerations while preparing this valuation reprt.

Hence certrfied

For VASTUKALA CONSULIANTS (l) PW. LTD.
r-.ri.r.twJ.rm(l{M

MANOJBABURAOffi,,
rr ltrr*rxaa.., r-roa*ra.{ar-rin

CHALII(WAR

Director Auth. Sign,

llanoj B. Chalikwat

Registered Valuer
Chartercd Engine€r (lndia)

Reg. No. CAT-I-F-I763
Reg. No. lBBl/RV/07/201 8/1 0366

BOB Empanelment No.: ZO:MZ:ADV:46:941

End: Valuation report.

LaCtik: 4, 1'Floor, Madhusha Elite, Vrundavan Nagat Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (14 5 )

E-mail : nashik@vastukala,org, Tel. i +91253 4o6a262 / 9890380564

? Rsgd. olb: 81-001, u/B Floot Boomerang,
Chandivali Farm Road, Andheri (East),
!,tlrrlb.l - 400 072, (M.S.), INDIA

; leleFax i +9122 28!71325/24

mumbai@vastukala.orq

Our Pan India hes€nce at :

9 umboi 9 Aurongobod ? Puno g loikol
9 Ihonr I llonded ? lndore g toipur
I Dolhitl(R 9 l0rhik I Ahmedobod 9 loipur

Boundaries Building Flat (as per Plan)

North Adi. Gat N0.508 Side Marginal Space

South Plot N0.02 Flat No. 05

East Colony Road Flat No. 07

West Adi. Gat N0.500 Side Marginal Space
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Vastukala Gonsuttants (l) hrt. Ltd.
81{0'1, U/B Floor, Boomerang, Chandivali Farm Road, Povai, Andheri (East), Mumbai-400 072.

To,

The Ghief tanager,

Bank of Baroda
RegionalOffice Nashik Road Branch
BSNL Buildirq, Datta Mandh Road, Nashik Road,

Nashik - 422 10'1, State - Maharashta, Country - lndia.

VALUATION REPORT (IN RESPECT OF FI.AT)

Vostukolo Consultonts (l) Pvt. Lld

I General

1 Purpose for which be valuation h made To assess Fah Market wlue of he property for Bank

Loan (Education) Purpose.

2 a) Date of inspeclion 25.11.2023

b) Date on which the valuation is made 27.11.2023

3 List of documents pmduced for perusal:

1) Copy of Agreement tur Sale Vide No. 9348/ 2023 dated. 17.08.2023.

2) Copy of Commencement Certificate No. LND/ BP/ C2 31401 2022dab 17.10.2022 issued by Nashik

Municipal Corporation, Nashik.

3) Copy of Apprc\€d Building Plan Acompanlng Commencement Cerlificate C?l l4f,l 2022 dadie

'17.10.2022 issued by Executive Engineer Town Planning Nashik Municipal Corporation, Mshik.

4) Copy of I\IAHARERA Rogistration C€rtificata of Proiect No. P51600051393 dato 08.06.m23. issued

by Maharashfa Real Eslate Regulatory Authority.

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

(es) with Phone no, (details of sham of each

owner in case of ioint ormenhip)

Addrocs: Residential Flat No. 06, 02h Floor, " Tirupatl

Hilb ", Survey No. 501i 1, Plol No. 1, Near Ramleela

Mangal lGryalay & Lawns, Sri. Ram Nagar, Konark

Nagar, 0zar Nandur Naka Road, Village - Adgaon,

Taluka & Disfict - Nashik, PIN Code - 422003, State -
Maharashtra, County - lndia.

gq@-Eel:
Mr. Chavan (Builder Person - Mobile No. 7972431387)

Sole Olvnenship
( Brief descdplion of he propedy (lnduding

Leasehold / freehold etc.)

Tho property is a Residential Flat No. 06 is located on

02d Floor. As p€r Plan, the composition of flat is Living

+ 2 Bedroom + Kitdren/Dinning + Toilet + Passage +

Balcony. (1.e. 2BHK). The pmperty is at 8.8 Km. distance

from nearesl railway shtion Nashik Road.

Landmark: Ramleela Mangal Karyalay & Lawns.

At the time of lnspec{ion, the propeily war under

constructlon. Extent of completion are al under:

RCC Footin&/Foundation Completed

\
\,
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Name of Owner:

Premchand Shivadhar Shukla &

Anand Premchand Shukla.



Full Building RCC Completed
RcC Plinth Completed

Tohl 22% YYork Compleled
5a Total Lease Period & rcmaining p€riod (if

leasehold)

N.A. as ths poperty is freehold.

6. Location of properly

a) Plot No. / Survey No Survey No. 501/ 1, Plot No. I
b) Door No. Residential Flat N0.06

c) T.S. No. / Village Village - Adgaon

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Dats of issue and validity of layout of

approved map / plan

Copy of Appmwd Building Plan Accompanying

Commencement Certificate CA !401 2022 dala

17.10.20n issuod by Executivo Engineer Town

Phnning Nashik Municipal Corporation, Nashik.

s) Approved map / plan issuing authority Nashik Municipal Corporation

h) VVhether genuineness or authenticity

of approved map/ plan is verifiad

Yes

i) Any oher commenb by our

empanelled valuers on auhentic of

apprcved plan

No

7 Postal address of the property Residential Flat No. 06, 02tt Floor, " Tlrupati Hills ",
Survey No. 50'U 1, Plot No. 1, Near Ramlsola Mangal

Karyalay & Lawns, Sri. Ram Nagar, Konark Nagar, Ozar

Nandur Naka Road, Villagp - Adgaon, Taluka & Districl -

Nashik, PIN Code - 4?2003, State - Maharashtra,

Country - lndia.

8 City / Town Nashik

Residential area Yes

Commercial area No

lndustrial area No

Classification of the area

i) High / Middle / Poor High Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Villago

PanChhayat / Municipality

Village - Adgaon

Nashik Municipal Corporation

11. Whother coversd under any State / Cenfal

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

Act) or notified under agoncy areal scheduled

area / @ntonrnent area

No

13. Dimensions / Bundaries of he Property /

Bullding As per Ac'tual Site tu per the tloed

North Adj. Gat N0.508 Adj. Gat N0.508

South Plot No. 02 Plot N0.02

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

Colony Road Colony Road

West Adj. Gat N0.500

13.1 Flat As per Aclual Site As per Plan

Nofth Side Marginal Spac€ Side Marginal Space

South Flat No. 05

East Flat No. 07 Flat No. 07

West Skie Marginal Space

13.2 Whetirer Boundaries Matching with Actual Yes

13.3 Latitude, Longitude & Coordinates of he site 20'01'16.1'N 73"50'34.3'.E

14. Extent of the sile Caryet Arca in Sq, Ft = 63it.00
Tenace fuea ln Sq. Ft = 164.00

Total Carpet Area in Sq. Ft. =797.00
(Garpot Arca as Per Agrcoment for Sale)

Built kea in Sq. Ft = 87.00
(Carpet Area as per Agreemont+'10%)

'15. Exlent of he site corsidered for Valuation

(leasl of 13A& 138)

Crrpct Anr ln Sq. Ft = G13.00

Torraco Area ln Sq. Ft = 
,164.00

Total Carpet Arca ln Sq. Fl. =797.00
(Carpct tuea as Per Agreement br Sale)

16 Wheher occupied by the owner / tenant? lf
occupied by tenant sincs how long? Rent

received per month.

Building is Under Construction

il

1 Nafure of the Apartment Residential

2 Location

C.T.S. No. Survey No. 501/ 1, Plot No. 1

Block No

Ward No.

Village / Municipality / Corporation Village - Adgaon

Nashik lvlunicipal Corporation

Door No., Sfeel or Road (Pin Code) Residential Flat No. 06, 02h Floor, " Tlrupatl Hllls ",
Survey No. 501/ '1, Plot No. '1, Near Ramleela Mangal

Karyalay & Lawns, Sri. Ram Nagar, Konark Nagar, Ozar

Nandur Naka Road, Villago - Adgaon, Taluka & Distict -

Nashik, PIN Code - 422003, State - Maharashtra,

Country - lndia.

3 Description of he locality Residential /
Commercial / Mixed

4 Year ol Construction Building is Under Construction

5 Number of Floors Basement + Grcund (Part Commercial / Part Pa*ing +

5hUpper Floors

Type of Structure R.C.C. Framed Structurc

7 Number of Dwelling units in the building Proposed 4 Flats on Second Floor

8 Quality of Construction Building is Under Consblction

\
V

An l5O 9001:2015 Certified Company www.vrstukala.org

Easl

Adj. Gat N0.500

Flat N0,05

Side Marginal Space

APARTIIENT BUILDING

Residential

6.
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I Appearance of he Building Building is Under Construction

10. Maintenance of the Building Building is Under Construction

11 Facilities Available

Lift Proposed 1 Lift

s Protecled Water Supply Proposed Municipal Water supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Covered Car Pa ing

ls Compound wall existing? Proposed -Yes

ls pavement laid amund the building Proposed -Yes

lI FLAT
,l

The floor in which the Flat is situated 2d Floor
Door No. of the Flat Residential Flat No. 06

3 Specifications of the Flat

Roof R.C.C. Slab

Floorinq Proposed Vikified tile Flooring

Doors Proposed Teak Wmd door framad with flush doors

Windows Proposed Aluminum sliding window with M.S. Grills

Fittings Proposed Concealed Plumbing, Concealed Electical
wirins

Finishinq Proposed Cement Plastering

Paint Proposed Distemper Paint

4 House Tax
Assessment No. Buildinq is Under Construction

Tax paid in lhe name of: Buildinq is Under Construction

Tax amount: Building is Under Constructjon
( Electricity Service connection No.: Building is Under Construction

Meter Card is in the name of: Building is Under Construction

b How is the maintenance of the Flat? Buildinq is Under Construction

Sale Deed executed in the name of Name of Owner:

Premchand Shlvadhar Shukle &

Anand Premchand Shukla.

I What is he undivided area of land as per Sale

Deed?
o What is the plinth area of the Flat? Built Area in Sq. Ft = 877.00

(Carpet Area as p€r Agreement+10%)

10 What is the floor space index (app.) As per NMC norms

11 What is he Carpet Ar€a of the Flat? Carpet Area in Sq. Ft. = 633.00
Tenace Area in Sq. Ft = l6tl.00
Tohl Carpet Aroa in Sq. Ft. =797.00
(Carpet Araa as Per Agrcement for Sale)

Built Area in Sq. Ft = 877.00

(Capet Area as per Draft Agreement+'10%)

12 ls it Posh / I Class / Medium / Ordinafl
13 ls it being used br Residential or Commercial

purpose?
Proposed Residential purpose

14 ls it Owner+ccupied or let out? Building is Under Construction
15 lf rented, wfiat is the monthly rent? t 8,500.00 Expeded renlal income per monh a er

building; omdetion
U MARKETABILITY

1 How is the maketabilitf Good

Vostukolo Consultonts (l) Pvt. Ltd\ v
An ISO 9001:2015 Certrfred Company vastukala.org
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2 BHK

Details not available
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Details of Valuation:

Vostukolo Consultonts (l) Pvt. Ltd

2 What are the factors favouring br an extm
Potential Value?

Located in developing area

3 Any negative factors are observed which
affect the marksl value in gerpral?

No

v Rate
1 Afier analyzing he comparable sale inshnces,

what is he composite rate for a similar Flat
witil same specilications in the adjoining
localitf - (Along witr details / reference of at -
least two lalest deals / transactions with
rosp€ct to adjacont proportios in the areas)

t 4,500.00 to t 5,500.00 per Sq. Ft. on Carpet Area

Z Assuming it is a new conslruction, wlut is lhe
adopted basic mmposite rate of the Flat under
valuation after comparing with the
specifications and other fac{ors wih the Flat
under comparison (give details).

t 5,200.00 per Sq. Ft. on Carpet Area

3 Break - up for the rate

i) Building + SsMces t 2,000.00 per Sq. Ft,

ii) Land + ohers t 3,200.00 per Sq. Ft.

4 Guideline rate obhined from the Registrafs
offce (an evidence lhereof to be enclosed)

t 36,800.00 per Sq. M.

t 3,419.00 per Sq. Ft.

Guideline rate obtained (afier Depreciation) Building is Under Construction

5 Registered Value (if available)

vt COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

Deprcciated building rate { 3,200.00 per Sq. Ft

Rsplac€ment cost of Flat with Services (v(3)i) t 2,000 per Sq. Ft.

Age of the building Building is Under Construction

Life of $e building estrmated 60 Year Afler Completion Subject to proper, preventive

periodic maintenance & struc{unl repairs.

Depreciation percentage assuming he
salvaqe value as 10%

Depreciated Ratio ofthe building N.A. Building is Under Construction

b Total composite rate anived for Valuation

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

Rate for Land & other V (3) ii t 3,200.00 per Sq. Ft.

Total Composite Rato t 5,200.00par Sq, Ft.

Sr.
No.

Description otv Rate per
unit $

Estimated
Value ft)

1 Present value of the Flat 797.00 Sq. Ft. 5,200.00 41,'14,400.00

I Wardrobes

3 Showcases

4 Kitchen ananqements
( Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical fittings, etc

8 Extra collapsible gates / grill rrrcrks atc.

I Potential value, if any

10 Others

(_.\
Y

a

Remarks:

An ISO 9001:2015 Certified Company www.vastukala.org



11 Parkjng

12 As per curent sta$ of wok completion th€ valuo of
he Flat (rf Flat is under constuclion)

't3 Afrer 100% completion final value of Flat

Tolal value of tho proporty /11,44,400.00

Vatr.lion Rrpo( ftepaEd Fox 808 / RO N6lik Bl'dl / Prsdr..t Shivadhd $*h e 0$0r! (2303689/5276) P.ge 8 of25

Valuo of Flat
Fair Harket Value 11,41,400.00
Realizable value 39,37,180.00
Distress Value 33,1s,s20.00
lnsurable value of the property (877.00 Sq. Ft X ( 2,0,00.00) 17,51,000.00

Guldelina value of the property (877.Sq. Ft. X t 3,419,00) n,98,163.00

The Ma*el Value of he Fopsrty is based on facls of markeb discovered by us during our enquiries, horv8ver he
govemmont rate value in this case is less han he market value anived by us. We are of the opinion hat tp value

anive by us will prcve to be conecl if an Auction of the subjecl property is canied out As far as Martet Value in lndox

ll is concemed, it is not possiHe to @mmenl on same, rrny be govemment rates are fixed by sampling during same
point of time in part and whereas, Market values change every month. ln most of tre cases the acfual deal amount or
Transaction value is not rellecled in lndex ll because of various Ma*et practices. As Valuer, we always try to give a
value which is conecl reffoction of acfual transaction value inespective of any factors in market.

Method of Valuation / Approach
The sales comparison approadl uses ths market data of sale prices to estimate the value of a real estate property.

Property valuation in ftis method is dme by omparing a property to other similar pmperties hat have been recenty
sold. Comparable propertios, also known as comparables, or comps, must share certain fuafures with he property in

question. Some of these include physical feafures such as square footage, number of rooms, conditpn, and age of

the building; however, tha most important hdor is no doubt the location of the property. Adjustnenb are usually

needed to account for differencss as no two properties are exactly the sam6. To make prcper adjustments when

compadng properties, rcal esbte appraisen must know the diftrences behreen he comparable prcperties and how

to value these differences. Ths salos comparison approad is commonly used for Residential Flat, where thore arB

typically many comparables available to analyze. As the property is a Residential Flat, we have adopted Sale

Comparison Approach Mehod for fie purpose of valuation. The Pric€ for similar type of property in he nearby

vicinity is in lhe range of t 4,5O0.00 to t 5,500.00 per Sq. Ft. on Calpet Area. Considedng he rate with attached

reporl, cunent market condi$ons, demand and supply position, Flat size, location, upswing in real estate prices,

sustained demand for Residential Flat, all{ourd development of commercial and residential application in the locality

etc. We estimate < 5,200.00 per Sq. Ft. on Carpet Area for valuation.

lmponding thoat of acquisition by govemment for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distanca ftom sea-cost /

tidal level must be inmryorated) and tcir efect on

Not applicable.

i) Saleability

ii) Likety rental values in future in and t 8,500.00 Expected rcntal income per monh afler

building; completion

ii| Any likely incomo it may generate Rental lncome

Y

Justification for orice / rate

Good

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001:2015 Certified Company i{,rYw.vastukala.org
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Actual site photoqraphs

Vostukolo Consultonts (l) Pvt. Ltd

Ilt

\
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Route Map of the property
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Nob: The Blue line shows he route to site from nearesl nailway station (Nashik Road - 8.8 Km.)
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Readv Reckoner Rate

\ I Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.o.g
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Price lndicators

< 5OOOO Sltclttt I{Qs
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As a result of my appraisal and analysis, il is my considered opinion that he Falr Ma*ol Value for this particular

above properly in the prwailing condition with aforesaid specification is 141,t14,t100,00 (Rupees Forty-Ono

Lakh Forty-Four Thoucend Four Hundred Only), The Realizable Value of the above property 39,37,180.fi)

(Rupoe3 Thiily-Nino Lakh lhirty-Soven Thousand ono HundBd Elghty only) and Ule Disfoss Value t
33,,l5,520.fi1 (Rupeec Thirty.Thrce Lakh Flfteen Thousand Fiva Hundmd Tmnty Only).

Place: Nashik

Dale:27.11.2023

For VASTUKALA CONSULIANTS (l) PW. UD.

MANoJsnaunnom:-
CHALIKWAR

Director
tanol B. Challkwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Reg. No. lBBl/RV/07/201 Ul 0366

B0B Empanelment No.: Z0:MZ:ADV:46:941

Enclosures

Declaration from the valuer (Annexure - l) Attached

Model code of conduci for valuer (Annexure - ll) Attached

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

We are satisfie{ hat he fair and ressonablE market value of he property b

Auth. Sign.

on
(

t.,

(Rupees

Date
Signature

(Name Branch Offcial with seal)

zVostukolo Consultonts (l) Pvt. Ltd\
{
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Aqreement For Sale
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(Annexure - l)

DECLARATIOI{ FROU VALUERS

l, Manoj Chalikwar son of Shri. Baburao Chalihrar dedare hat:

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

l/ my authorized representative have personally inspec{ed the property on
25.11.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

I have not been convicted of any offence and sentenced to a term of
imprisonment.

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

lhave read the Handbook on Policy, Standards and pmcedure for Real

Estate Valuation, 2011 ol he IBA and this report is in conformity to the
'Standards' enshrined for valuation in the Parl - B of he above handbook to the

best of my ability.

I have read he lntemational Valuation Standards (lVS) and he report
submitted to the Bank for the respective asset class is in conformity to the
'Standards'as enshrined for valualion in the IVS in "General Standards" and
"Asset Standards" as applicable.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure lV - A signed copy of same to be taken and kept along with this
declaration)

I am Director of frre company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

b.

c.

d

e

f.

h

\ t
An tSO 9001:2015 Certified Company www.vastukala.orq

The information furnished in my valuation report dated 27.11.2023 is true and
correct to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

g.

t.

Vostukolo Consultonts (l) Pvt. Ltd.



Sr.
No.

Particulars Valuer comment

1 background information of the asset being
valu6d;

The property was purctased by Premdand

Shivadhar Shukla & Anand Premchand Shukla.

from Mr. Rahul Mandalesltwar Kale. Vide No.

9348/2023 Dabd. 1 7.08.2023

2. purpose of valuation and appointing authority As per dient request, to ascerbin the present market
value of the property for Bank of Baroda, RO Nashik

Branch.

3 identity of the valuer and any other experts
involved in the valuation;

Manoj B. Chalikwar - Regd. Valuer
Saniay Phadol- Regional Tochnical Manager
Swapnil Wagh - Site Engineer

Binu Surendran - TEchnical Manager
Rishidatt Yadav - Tochnical Offcer

disclosure of valuer interest or conflict, if
any;

We have no interesl, sither direct or indirect, in ha
Foperty valued. Furlhsr to stats that we do not
have relation or any connsction with property owner
/ applicant direclly or indirec{y. Further to state hat
we are an independent Valuer and in no way
related to property owner / applicant

date of appointment, valualion date and dat€
of
report;

Date of Appointmenl - 25.11.2023
Valuation Date - 27.1 1.2023
Date of Reporl - 27.11.2023

6 inspeclions
undertaken;

and/or investigations Physical lnspection dons on 25.11.2023

natur€ and sources of h€ information used
or relied upon;

r Ma*et SurvEy at tho time of site Msit
. Ready Reckoner rates / Cirde rates
. Online search for Registersd Transac'tions
. Online Price lndicators on real estate portals

. Enquiries with Real ostate consultants

. Existing data of Valualion assignments canied
out by us

procedures adopted in carrying out the
valuation and valuation standards follow€d;

Sales Comparison Method

I This valuation is for the use of the party to whom it
is addressed and for no other purpose. No
responsibility is actepted to any third party wlrc
may use ()I rely on the whole or any part of this
valualion. The valuer has no pecuniary interest that
would conflid with he proper valuation of fte
property.

10 maior faclors hat wsrs takgn into account
during the valuation;

cunent market mnditions, demand and supdy
position, Residential Flat size, localion, upswing in
real estate prices, sustained demand for
Residential Flat, all+ound development of
commercial and residenlial application in the
locality etc.

11. major fac'tors that wero not taken inb
account during the valuation;

Nil

12. Caveats, limitatlons and disclaim€rs to tho
extent tley explain or olucidats tho
limitations faced by valuer, which shall not
be for he purpose of limiting his rssponsibility
for he valuation rcport

Attached

Vduetioi R€po.t Prrpslrd For B0B / RO Nr.lik Brd1d| I ftllndEld shiv€dlE sh*h t oho! (2303889/5276) P.C. 19 ol25
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5.

7.

U.

restrictions on use of the report, if any;
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Assumptions, Disclaimers, Limitations & Qualifications

Vrlue Sublect to Changn

Tho subject appraisal Exercise ie based on prevailing market dynamic as on 27t l{ovember 20i13 and

does not take into account any unforeseeable developmenb which muld impact the same in the fulure.

Our lnYe3tigaUons

We ars not sngaged to carry out all possible investigations in relation to ho subioct pmperty. l/\herc in

our r€port we k onti! certain limitations to our invostigations, tris is to enable the reliant party to insbuct furher

invosligalions where considered appropriate or where uo rBcommend as nocsssary prior to reliance. Vasfukala

Consultanb lndia Frt. Ltd. (VCIPL) is not liable for any loss occadoned by a decision not to conduct furfier

investigalions

Asrumplions

Assumptions arc a necessary part of undefuking valuations. VCIPL adopts assumptions br the

purpose of providing valuation advise because some matbrs arc not capable of acdJrate calculations or fall

outside the scope of our experlise, or out inshrc'tions. The reliant party accepts hat he valuation contains

certaln specific assumptions and acknowledge and accept the risk of 0!at if any of he assumplions adopted in

he valualion are inmmd, then his may have an efied on he valuation.

lntomdlon Supdiad by Odrn

tho appraisal is basod on tho information povidsd by ho dienl. The same has boon assumed b b€

conac{ and has been used br appraisal exercise. Where it is stated in he leport that anohor party has supplied

information to VCIPL, tris informatim is believed to be roliable but VCIPL can accopt no msponsibility if Stis

should prcve not to be so.

Futuro llatbn
To h6 extent hat he valuation includes any otatement as lo a ftJhJre matter, hal statement is prcvided

as an estimate and/or opinion based on he information knom to VCIPL at he date of his dodment. VCIPL

doos not warant hat such statemenb arg amlrato or @rcct.

ap and Plans

Any sketch, phn or map in his repoil is induded lo assist he reader while visualising he prcperty and

assume no resporribility in connec'tion with sudl matbrs.

Slto Dohlls

Based on inpub received from Client and site visit conduc'ted, we understand lhat the subjecl property

is Residential Flat, admeasuring 797.00 Sq. Ft. C.not Area omed by Namo of Ownor: Premchand

Shlvadhar Shukla & Anend Pnmchand Shukla. Furtrer, VCIPL has assumed hat he subiocl property is tree

fom any enaoachment and is avaihble as on he date ofbe appraisal.

\ v
An ISO 9001:2015 Certified Company www. vastu kala. org
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Property Tltle

Bassd on our discussion with the Client, we understand that the subjoct pmpefi is owned by Name of Orner:
Premchand Shivadhar Shukla & Anand Prcmchand Shukla. For the purpose of this appraisal exercise, we

have assumed that the sublect property has a dear title and is free fiom any enotmbrancos, disputes and

daims. VCIPL has made no further enquiries with the relevant local auhorities in this regard and does not cedry

the property as having a clear and marketable tifle. Furher, no legal advice regading he title and ownership of

the subject property has been obtained br the purpose of this appraisal exercise. lt has been assumed that the

title deeds are dear and marketable.

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certafied Company wwra.vastukala.org

t,

Environmenhl Conditions

We have assumed that the subject property is not contsminated and is not adversely aftcted by any

existing or proposed environmental law and any processes which are canied out on the prcperty ar€ regulated

by environmental legislation and are properly licensed by the appropdate authorities.

Aiea

Based on the informalion provided by the Client, we understand that he Residential Flat, admeasuring

797.00 Sq. Ft. Carpet Arca

Condition t Repair

ln the absence of any information to the mntrary, we have assumed lhat there are no abnormal gmund

conditions, nor archaeological remains present whict might adversely afiect the cunent or future occupalion,

development or value of the property. The property is free fmm rat, infrstation, structrral or latent defect. No

cun€nfly known deleterious or hazardous materials or suspect teciniques will be used in he construction of or

subsequent alteration or additions to fie prop€rty and @mments made in the property details do nol purport to

express an opinion about, or advise upon, the ondition of uninspected parts and should not be taken as making

an implied rcpresentation or statement about such parb

Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Dhec{ Comparison

Approach Method and pmposed Cunent use / Existing use premise is considercd for lhis assignment.

Ths Direct Comparison Appmach involves a comparison of the poperty being valued to similar

properties that hav€ aclually been sold ln arms - length transactions or are ofhred lor sale. Tlis approadl

demonstmtes what buyers have historically been willing to pay (and sellers willing to accept) for similar

pmperties in an open and competilive markst and is particularly useful in estimating the value of the Flat and

pmperties that are typically traded on a unit basis.

ln case of inadequate recent transaclion activity in tre subiecl micro+narket, tre appraiser would collate

details of older transactions. Subsequently, the appraiser would analyse rental i capital value trends in the

subject mic.cmarket in oder to calqJlate the percentage increase / decrease in values since he date of the

identfied transactions. This percentage would then be adopted to projec,t he cunent value of he same.

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

methodologies, unless othendse specifically instructed by Client and/or stabd in thE valuation, VCIPL has not

\
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independenfly verifed hat information and VCIPL does not advise nor accept it Bs reliable. The person or entity

to whom he rBport is addcssed a*nowledges and accepb he risk hat il any of the unverified informalion in the

valualion is incorect" thsn his may have an efiecl on he valuation.

ilot a Sfuctunl Su ey

We state hat this is a valualiofl report and not a structural survey

Ohcr

All mgasurcmenls, areas and ages quoted in our cport are approximats

Legal

We have not mado any allowances with rospoct to any oxisting or proposed local logislation relating to

taxation on rcalization of he sale value of he subiect pmp€dy. VCIPL is not raquired b give tostimony or to

appear in court by reason of his appraisal report, with rebrencs to he property in question, unless arangement

has been made thereof. Furher, no legal adMce on any aspocts has been obtained br he purpose of his

appraisal exercise

Prcp.fly 3pecmc asrumptioB

Based on inpub received ftrom he dient and site visit conducted, we understand hat the subject

pmperty is Residential Flat, admeasuring 797.00 Sq. Ft CarFt Atoa

ASSUTPItoilS. CAVEATS. LH]rATION At{D DtSCt-AttERS

We assume no responsibility fur matters of legal nafurs afiactirB the prcperty appraised or he tile
therelo, nor do we render our opinion as to fio title, which is assumed to be good and markstable.

The property is valued as though under responsible ownership.

It is assumed tEt ths prop€rty is frss of liens and encumbnances.

It is assumed that there are no hidden or unapparent conditions of the subsoil or sfuclure that would

render it more or le$ valuable. No rcsponsibility is assumed for such conditions or for engineering hat
might be required to discover such hctons.

There is no direcU indirect interest in he propedy valud

The rates for valualion of he prop€rty are in accodanca wih tln GovL apprcved rates and plevailing

market rats.

2
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(Annerum - ll)

lntegrity and Falrness

1 . A valuer shall, in the conduct 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 intogrity by boing honest, straighfforward, and forthright in all professional
relationships.

3. A valuer shall end€avour to onsure that he/it provides tue and adequats inbrmation and shall not
misrepresent any facts or situations.

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

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

Professlonal Gompetence and Due Gare

6. A valuer shall render at all times high standards of service, exercise due diligence, ensure prcper
care and exercise independent professional iudgment.

7. A valuer shall carry out professional servicss in accordance wih the relevanl tedrnical and
professional standards that may be specified from time to time.

8. A valuer shall continuously maintain professional knoryledge and skill to provide competont
professional service based on up-todate developments in practice, prevailing regulalions /
guidelines and techniques.

9. ln the preparation of a valuation rsport, the valuer shall not disclaim liability for his/its experlise or
deny his/its duty of care, except to he extent that tho assumptions aro based on statemonb of fact
provided by lhe company or its auditors or consulbnls or information available in public domain
and not generated by the valuer.

10. A valuer shall not carry out any instruction of the dient insofar as they are incompatible witr tre
requiremonts of integrity, objoctivity and independence.

1 1. A valuer shall clearly stat€ to his dient the s€rvicss that he would bo competent to provide and the
seMces for which he would be rellng on other valuers or professionals or for which the cliont can
have a separate anangemont with olher valuers.

lndependence and Disctosure of lntarest

'12. A valuer shall act with objeclivity in hislrts professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conflict of interest, coercion, or undue influence of any
party, whether direcdy connected to the valuation assignment or not.

13. A valuer shall not lake up an assignment if he/it or any of hiyits relatives or associates is not
independent in terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shall
conduct he valuation independent of extemal inffuences.

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukata,org
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26. A valuer shall not ofier gifts or hospitality or a financial or any other advantage to a public servant
or any other person with a view to obhin or retain work for himseff / itsell or to obtain or retain an
advantage in lhe conduct of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reflection of the work necessarily and prcperly undertaken, and is nol inconsistent with
the applicable rules.

28. A valuer shall not accept any fees or drarges other than $ose which are disdosed in a written
contract with the person to whom ho would be rendedng service.

Occupatlon, employabillty and restrlc'tlons,

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

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

Place: Nashik

Dale:27.11.2023

For VASTUKALA CONSULTANTS (l) PW. LTD.
liitrd tra-rr reorr(xr.

MANOJ BABU RAO TT*COIT'M'M.XIB

CHALII$VAR ffiffi
Director Auth. Sign.
Manoj B, Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CATJ-F-1763
Reg. No. lBBl/RV/07/201 U1 0366

B0B Empanelment No.: ZO:il,12:ADV:46:94'l
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Confidantiality

lnformation Management

21 , A valuer shall ensuro that he/ it maintains written contemporaneous records for any decision taksn,
the reasons for taking the decision, and the information and evidence in support of such decision.
This shall be maintained 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-operate and bq available for inspections and investigations carried out
by the authority, any person aulhorised by the authority, he registered valuerc organisation with
which he/it is registersd or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registerod valuers organisation with which heht is registered, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working paperc for a pgriod of three years or such
longer period as required in its contract for a specific valuation, for production before a regulatory
authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate
Tribunal, the record shall be maintained till he disposal of the case.

Gifts and hospltallty:

25. A valuer or his / its relative shall not accspt gifrs or hospitalig which undermines or affects his
independence as a valuer.

Explanation: For the purposes of this clde the term telative' shall have the same meaning as
defined in dause (77) of Section 2 ofthe Companies Act, 2013 (18 of2013).

\
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15. A valuer shall wherever nscsssary disclose to the dients, possible sources of conflicts of dulies
and intarosts, while providing unbiased ssNices,

16. A valuer shall not deal in securities of any subject company aft€r any time when hefit first becomes
aware of the possibility of his / its association with the valuation, and in accordance wih the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2015 or till the
time the valuation report b€comes public, whichever is earlier.

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

18. As an independent valuer, the valuer shall not charge success fee.

19. ln any faimess opinion or independent expert opinion submittod by a valuer, if there has been a
prior engagement in an unconnecled bansaction, the valuer shall dedare the association witr
the company during the last five years.

20. A valuer shall not use or divulge to other clients or any other party any confidential information
about the subject company, which has come to his / its knowledge without proper and specific
authority or unless there is a legal or professional dght or duty to disclose.
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