
CIN: U74120MH20r0PTC207869
MSME Reg. No. : UDYAM-MH-18-0083617

An ISO 900r:20rS Certified Company

Valuation Re ort of the lmmovable Property
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Details of the DroDertv under consideration:

Name of Proposed Purchaser: Mr. Pramod Bhalchandra Wani &
Mrs. Pranali Pramod Wani

Name of Owner: Mr. Gokul Shriram Musale,

Mr. Bhalchandra Tulshiram Wani,

Mr. Rajendra Tulshiram Wani &
Mr. Sagar Bhalchandra ilusale

Residential Flat No. 502, Fiftr Floor, 'Tulshibag Pride", Survey N0.35/ 1/ 2, Plot No '1, Near CITU

Bhavan, Khutwad Nagar, lTl Ambad Road, Village - Kamatwade, Taluka & District -
Nashik - 422 009, State - Maharashtra, Country - lndia.

l{a6hik
E-mail

Valuation Done for:
State Bank of lndia

RAGPC Nashik Branch
1st Floor, Patel Plaza, N.D. Patel Road, Opp. BSNL,

Landmark Seawoods Navratna Hotel, Nashik - 422001,

State - Maharashtra, Country - lndia

4, 1" Flool; Madhusha Elite, Vrundavan Nagaq Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003' (M S )

nashik@vastukala.org, Tel. : +91 253 4068262 / 9890380564

Rsgd. OficG: 81-001, u/B Floor, Eoomerang,
chandivali Farm Road, Andheri (East),
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Dets:28.112023.

VALUATION OPINION REPORT

This is to certify that the prop€rty b€aring Rssidential Flat No. 502, Fiffh Floor, 'Tulshibag Prlde", Survey N0,35/

1/ 2, Plot N0.1, Near CITU Bhavan, Khutwad Nagar, lTl Ambad Road, Mllage - Kamatwade, Taluka & Distict -
Nashik - 422 009, State - Maharashba, Country - lndia bebngs to tr, Gokul Shrlnm tusale,

tr, Bhalchandra Tulshirrm YYanl, tr. Ralendra Tubhinm Wanl t tr. Sagrr Bhalchandm urah. Nanc

of Proposed Purchaser: tr, Pramod Bhaldrandra Wanl E rs, Pranall Pramod l anl,

Boundaries of $e property:

Considering various paramoleB recorded, sxisling economic scsnario, and the information that is avaihble with

reference to he development of neighborhood and mehod selected for valuation, we arc of the opinion that, the

propedy premises can be assessed for his parlicular purposo at t {0,12,200.00 (Rupeoc Fofi Lakt Tmhe

Thourand Trc Hundcd only). As per Site lnspec'tion 7616 Constudion Wo* is Complebd

The vafuatjon ofhs proporty b based on he do@ments pmducad by the concem. Logal aspecb havo not b€6n

taken inb consideralims while preparing his valualion report.

Hence certified

For VASTUKALA CONSULTANTS (l) PVT, LTD.

CHALIKWAR
lftltl*.6:F*€,n.di4n

0

Director
tanol B. Chalikwar

Reghtered Valuer
Chartered Engineer (lndia)

Rog. No. CAT-|-F-1763
SBI Empanelm6nt No.: SMUICC/2021-2286/3

,{.Cik:4, 1" Floor, Madhusha Elite, Vrundavan Nagat Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (M.S.)
E-mail : nashak@vastukala.org, Tel. | +91 253 4068262 / 9890380564

Auth. Sign.

Our Fan India R€sence at :

9 ilumtoi I Aurongobod o Pune

9 Ihone 9lfundcd ] lndorc

9 Drlhiil(t I tl$hit 9 ahmsdobod

I RGfd. Oib I 81-001, U/a Floot Boomerdng,
Chandival{ Farm Road, Andheri (East),
tilnnb.i - 400 072, (M.S.), INDIA

a TehFax: +91 22 28371325/24

mumbai(Avastukala.ora

9

90c
€^o t

Boundaries Building Flat

North Road Staircase, Lifl and Fht N0.501

South BuiHing Marginal Space

East Open Plot Marginal Space

The City Car Care Marginal Space

'uur.re uhh.olg

9 toikot
9 toipur
I Joipur

olo

4,,

Consultonts (l) Pvt. Ltd. Think.tnnovate.create ;

West



Vdration Repod Prepar€d For SBI/ RACPC Nashlk Brench i tiL. Pl.rbd BtEldla!&s w.ni & ohllt (m5295/2303708) Page 3 of 25

Vastukala Consulhnts (!) h,t. Ltd.
81401, U/B Floor, Eoomcnng, Chandivali Farm Road, Polai, tudheri (East), Mumbai - 400 072

To,
The Brandr anagEr,
Stah Bank of lndir
RACPC N*hlk Bnnch
1st Fbor, Palel Plaza, N.D. Patel Road, Opp. BSNL,

Landmaft Seawoods Navraha Hobl, Nashik - 42200'1,

State - Maharashba, Country - lndia

VALUATION REPORT (lN RESPECT OF FLAT)

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

General

1 Purpose for whidr he valuation is mads To a$ess hir maket value of ho property for Banking

Purpose.

2 a) Date of inspection 28.11.2023

b) Date on which he valuation is made 28.11.2023

3 List of documenb producsd for perusal:
'l . copy of Notarized Agreement to Sale dated. 24.11.2023 betrveen Mr. Gokul Shdram Musab,

Mr. Bhalchandra Tubhiram Wani, Mr. Rajendra Tulshiram Wani & Mr. Sagar Bhalchandra Musale (he

Seller) and Mr. Pramod Bhalchandra Wani & Mrs. Pranal Pnamod Wani (Proposed PuEfiaseo

2. Copy of Apprcved Building Pbn Acoompanyng Commencament Certificats No. BA BPl49l2U22 dah,d

01.6.20U., issuod by Exeqrtive Enginoer To{vn Phnning Nashik Municipal Corporation, Nashik.

3. Copy of Commencement Certificate No. LND / BP I 8A4912022 dated 01.06.202, issued by Nashik

Municipal Corporation, Nashik.

4. Copy of RERA Registration Cefficab No. P51600047682 dald21.11.2022 issued by Maharashta

Real Estate Regulatory Autronty.

4 Namo of tr owne(s) and his / hek
address (es) wiUr Phone no. (details of
sharo of each ovmer in case of jdnt

omership)

Name of Proposed Purchaser:

Name of Owner:

Mr. Gokul Shriram ltlumb,
tr. Bhabhandn Tulshinm Wani,
I*r. Rajendra Tulrhiram Wani t
tr. Sagar Bhalchandra llusale

Addrurg: Residential Flat No. 502, Fiflh Floor,

Tubhlbag Prlde', Surrrey No. 35/ 1/ 2, Plot No. '1, Near

CITU Bhavan, Khutwad Nagar, lTl tunbad Road, Mlhge -
Kamatwade, Tatuka & Diskict - Nashik - 422 009, Shte -
Maharashha, Counfy - lndia.

Contact Person:

Mr. Kumar Musalo (Orvne/s Ropresentativo)

Conlact No.: +91 9970252185

tr. Pramod Bhalchandra Wani &
Mr3. Pranali Pramod Wani.

Y
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Vostukolo Consultonts (l) Pvt. Ltd

Joint Ownership (Proposed)
( Brief desuiption of fie property (lncluding

LeasehoH / fneehold atc.)

The prcperty is a Residential Flat located on Fiflh Floor.

lhe composition of flat is 2 Bedrmms + Kitchon + Living +

Toilot + Passage +Balcony. (te.2HK)

The property is at 13.2 Km. baveling distance fmm

nearest Raihray Station.

At the time of inrpection, tho property was under

coBtruc{ion. Extant of complotion arc a3 undon

Extemal Brick work
ETEiiEII:IEHE

Full Buildi RCC

Foundation

Total

Complebd Plintr Completed
Comploted lntemal Brkk work Completod
Completed lntemal plasterinq

CompletedComp1610d Kitchen Platform

76% work comploted

Location of poperty

Survey No. 35/1/2, Plot No.1a) Plot No. / Survey No.

Door No. Residential Flat No. 502b)

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

d) Ward / Taluka Taluka - Nashik

Districl - Nashike) Mandal / Disttict

0 Date of issue and wlidity of layout of

approvod map / plan

Copy of Approved Building Phn Accompanying

Commencement Cerlificate No, B2l BP/49/2022 datod

01.06.2022, issued by Exeantirre Enginoor Tou,n Phnning

Nashik Municipal Corporation, Nashik

Nashik Municipal Corporation, Nashik

s) Appnoved map / phn issuing

auhority

Yesh) Whether genuinenes or auhenticity

of appmved map/ plan is verified

No
D Any oher comments by our

smpanollod valuers on authenlic of

appmved plan

Residential Fht No. 502, Fifth Floor, " Tubhlbag Prlde ",

Survey No, 351 11 2, Pbt No.l, Near CITU Bhavan,

Khutwad Nagal ffl Ambad Road, Village - Kamatwade,

Taluka & Distid - Nashik - 422 009, State -
Maharashtra, County - India.

7 Poslal address of frre property

Vilhge - Kamatwade8 City / Town

YesResidential area

YesCommercial area

Nolndustrialarea

I Classification of the arca

Middle Classi) High / Middle / Poor

Urbanii) Urban / Semi Urban / Rural

I{lfiEIriEEEiltI

Y
An ISO 9001:2015 Certrfied Company www.vastukala.org
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l-andmarft: Near CITU Bhavan
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Completod



Mllage - Kamatwade

Nashik Municipal Corporation

Coming under Corporation limil / Villags

Panchayat i Municipality

No11. Wholher co/srsd under any S-tate / Canbal

GovL enactmonts (e.9., Urban Land Ceiling

Ad) or notified under agency area/

scheduled araa / cantonment area

12. Boundaries of the property

Buildlng As per Site As por Documents

North Road 15 Meter Rmd

Part of Plot N0.35South Building

East Open Plot Survey No.40

West Tte City Car Cars Pht No.2

As per Site As per DocumentsFlat

Staircase, Lifr and Fht

N0.501

Staircase, Lift and Flat N0.501North

South Marginal Space open to Sky

East Marginal Space Open to Sky

West Marginal Space Open to Sky

13 Dimensions of the site N. A. as property under consideration is a Residential Flat

in a building.

A

As per he Deed

B

Actuals

North

South

East

West

14, Extent of the site Total CaD61Arua ;n Sq. Ft = 580.00

Bahony Area in Sq. Ft. = 180.00

(Area as per actual site reasurement)

Carpet Ana in Sq. Ft, = 571.00

Bahony Arca in Sq. Ft = 172.00

Total Carpet Area ln Sq. Ft = 743.00

(Aroa as per l{otarhed Agreoment to Sah & Apprcved
Phn)

Built Up Area in Sq. Ft. = 817.00

(Carpet fuea as per Notarized Agreement to Sale &
Approved Ptan + 10%)

14.1 Latitude, Longitude & Co+rdinates of Flat 19"59'08.5'N 73"45',o1.3"E

15. E(ent of the site considered for Valuation

(least of 13A& 138)

Canct Area ln Sq. Ft. = 571.00

Balcony AIla in Sq, Ft. = 172.@

Total Carpet Area in Sq. Ft = 743.00

(Area as per Notarlzsd Agmoment to Sale & Approvod

IIII

Vduston Report PrBp8red Fon SBI / R'qCPC N8hik Biarch / Mr. ft.rnod BlELrl'ld'a hlrli t otle s (0052912303708) Page 5 of 25

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

16 Wrethor occupied by the orvner / tenanl? lf
occupiod by tenant since hov long? Rent

received per nnnh.

Building is Under Conshuction

I APARTMENT BUILDING

1 Nature of lhe Apartment Residential Cum C,ommercial

2 Location

S. No. i Plot Survey No. 35/1/2, Plot No.1

Block No,

Ward No.

Village - Kamatwade

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 502, Fift Floor, 'Tubhibag Pride ',
Survoy No. 351 1l 2, Plot No.1, Near CITU Bhavan,

Khutwad Nagar, lTl Ambad Road, Vilhge - Kamatwade,

Taluka & Distict - Nashik - 422 009, State -
Maharashtra, Country - lndia

Description of Un locality Reskjential /
Commercial / Mixed

Residential

Year of Construction Building is Under Construclion

Number of Floors Ground / Parking + 6h Upper Floors

6 Type of Structure R.C.C. Framed Structur€

7 Number 0f Dwelling units in the building 2 Flats on Fift Floor

8 Quality of Constrrction BuiUing is Under Construction

I Appearance of the Building Building is Under Construction

Building is Under Construction10. Maintanance of the BuiHing

1t. Facilities Available

Lifl Proposed I Lifl

Protected Water Supply Municipal Water supply

Undergmund Sewerage

Car parking - Open / Covered Covered Car Parking

Yesls Compound wall existing?

Yesls pavernent laid around the buiHing

IIIIII

Vdl8tbn Ropolt PrepsEd For SBI / RACPC Nashik Br8nch I Mr. PBnrod thslrffdE wanl & oheB (m52912303708) Page 6 of 25

Vostukolo Consultonts (l) Pvt. Ltd

lll Residenlial Flat
1 The floor in which the Flat is situated Fourth Floor

2 Residential Fht No. 502

3 Specifications of the Flat 2 BHK

Rmf R.C.C. Slab

Flooring Proposed Vitrified tiles flooring

Doors Proposed Teak Wood door frame with flush door

Windows Proposed Portrder Coated Aluminum Sliding windows

Fittings Proposed Cmcealed plumbing witt C.P. fitlings.
Proposed Ehc{riml wiring with concealed

Finishins Proposed Cement Phstering

\
An l5O 9001:2015 Certified Company www. vastu kala.org

Village / Municipality / Corporation

J-

4.

5.

Connected to Municipal sewer

Door No. of the Flat

!=t-
{
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I Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www,vastukala.org

4 House Tax
Assessmenl No. Buildiru is Under Conshuction

Tax paid in the name of: Buihing is Under Cons[uction
Tax amount: Buildino is Under Consfuction

( Elsctricity SeNice conneclion No.: Buildinq is Under Construction

Meter Card is in the name of: BuiHino is Under Construction
h How is the maintenance of the Flat? Buihino is Under Conslruction

7 Sale Deed executed in the name of Name of Prooosed Purchaser:

Mr. Pnmod Bhalchandn Wani &
Mrs. Pranali Pramod Wani.

Name of Orner:
illr, Gokul Shrlram Xuuh,
llr. Bhahhandra Tubhiram Wani,
tlr. Rajendra Tubhlram Wanl &
Mr. Sagar Bhalchandra usal!

I What is ho undivided aroa of hnd as per

Sale Deed?

Details not available

c What is the plinth area of the Fht? Built Up Area in Sq. Ft. = 817.00

(Carpet Area as per Notarized Agrcement to Sale+ 10%)
'10 What is the floor space index (app.) As per NMC norms

11 What is the Carp€t tuea of the Fht? Total Carpet Area in Sq. Ft. = 580.00

Balcony Area in Sq. Ft. = 180,00

(Area as per actual site measurement)

Carpet Area ln Sq. Ft = 57,l.00

Balcony Aroa ln Sq. Ft. = 172.00

Totrl Carpet Area in Sq. Ft = 7€,00
(Area as per Nohriad Agrcement to Sale &
Approved Plan)

12 ls it Posh / I Class / Medium / Ordinary? Medium

13 ls it bdng used for Residential or
Comncrcial pumose?

Residentjal purpose

14 ls it Owneroccupied or let out? Building is Under Construction

15 lf rented, what is lhe monhly rent? t 8,000.00 Expected rental income per month

M MARKETABILITY
1 How is the markehbilitf Good

2 What are the hctors favoring for an extm
Potenlial Value?

Located in developed area

2 Any negalive factors ar6 observed which
affect tlr rnarkot value in general?

No

v Rate

1 Afier analyzing the comparable sale
instancas, what is he mmposile rab br a
similar Flat with same specifications in the
adjoining locality? - (Along with dehils /
reference of at - least tuo htest doals /
hansactions wih r€sp€d to adhcent

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

\



propertles in he areas)

2 fusuming it is a new construction, whal is

the adopted basic composite lat6 of he Fht
undor valuation afier comparing with the
specifications and other factors wih the Flat

under comparison (qive detaib).

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

I Break - up br the rato

l. Building + Services t 2,000.00 per Sq. Ft.

ll. Land + olhers { 3,400.00 per Sq. Ft.

4 Guideline rate obbined from the Registra/s
ffice

t 38,535.00 per Sq. M. i.e.,
( 3,580.00 per Sq. Ft.

Guideline rate obtained (afler depreciation) NA he building age is below 5 yeam
( [t is a foregone conclusion hat market value is ahvays

more lhan tn RR price. As he RR Ratos area Fixed by
resp€ctive State Govemment for computing Stamp Duty /
Rgsln. Fees. Thus, the difiers from place to phce and

Location, funenitjes por se as ovident lrom the fact than

even RR Rates Decided by Covemment Diffens.

vt COMPOS]TE RAIE ADOPIED AFTER
DEPRECIATIOil

a Depreciated buildinq rate N.A , Buihing is Under Construction.

Replacemsnt cost of Fht with Servicss
(v(3Ii)

t 2,000.00 psr Sq. Ft.

Age of the building Building is Under Construction

Life of he building estimated 60 y€aB afler Completion Subjecl b poper, pr€ventivo

periodh maintenance & structural repains.

Deprocialion perconlago assuming the

salvaoe valuo as 100,6

NA, Building is Under Constrwtion.

Depreciated Ratio of the buiHing N.A the building age is below 5 yeaE

b Total composite rate anived for Valuatiofl

Depreciatod building rate Vl (a)

Rate for Land & other V (3) ii { 3,400.00 per Sq. Ft

Total Composih Rate t 5,400.00 per Sq. Ft

Vdu8tion Report PrcpaEd Fon SBI/ MCPC Naslik Branch / it Pr.mod BtEl*l,tdr vrti & oh6l! (0052912303708) Page I of 25

Vostukolo Consultonts (l) Pvt. Ltd.\
{

An ISO 9001:2015 Certrfied Company www.vastukala-org

ln case of vadation ol 20Yo or more in the
valualion proposed by he Valuer and he
Guideline value prwided in tn State Govt.

notification or lncome Tax Gazetb
justificafnn on variation has to be givon

t 2,000.00 per Sq. Ft.

Remai,ts:
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Deblb of Vduatlon:

Sr,

No.

Description Rab per

unit (t)

&tmet d

Valuc (l)

1 Present value of the Flat 743.00 Sq. Ft. 5,400.00
't0,12,200,00

2 Wardmb€s

.,
Showcases

4

E Superfne finish

6 lnterior Decorations

7 Ehc{ricity deposits / elechicalfiftings, eb.

8 Extra collapsible gates / grill works etc.

Potenlial value, if any

10 Others

Falr llartel Value of tho property 10,12,200.00

R.alizablo value of the property 38,11,590.00

Dlstross value of lhs property 32,09,760.00

lnlurable valuo of ho propedy (E17.00 Sq. Ft, X { 2,000.00) 18,31,000.00

Guidelina value of the propetty (8'17.00 Sq. Ft Xt 3,580.00) 29,24,860.00

Justification for price / rato
The Martet Value of he poperty is based on hcb of markeb discovered by us during our orquiries, however he

govemment rate value in this case is less han the market value anived by us. We are of the opiniil hat he value

anive by us will prove to be mfiect if an Auction of he subject property is canied out. As br as Market Value in

lndex ll is concemed, il is not pcqsible to comment on same, may bo govemment rates are frxed by sampling

during same point of time in part and whereas, Market values change every month.

ln most ofhe cases the actualdeal ainount or Transaclion value is not refleded in lndex ll because of various Markel

prac{ices. As Valuer, vue always ty to give a value which is conecl reflec{ion of aclual transac.tion value inespeclive of

any fac{ors in market

Method ofValu on / ADDroach

The sahs comparison appmach uses the market data of sale prices to estimate the value of a real ostate pmperty.

Property valuation in his mehod is done by comparing a property to ourer similar properties hat have been recenty

sold. Comparable pmperties, also known as compaables, or (x)mps, must share certain features with the properly in

question. Some of hese indude physical features such as square footage, number of rmms, condition, and age of he

building; however, the most important factor is m doubt the location of the prcperty. Adjustnents ara $ually nee&d b

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certifi€d Company www.vastukata.org
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Kitchen anangements
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a@ount for difierences as rto two properties aro exadly he same. To make proper adjushents when comparing

poperti€s, real esbte appraisors must know he difforencos betrveen he companable proporties and ho,v to valuo

these diferences. The sales comparison approach is mmmonly used for Residenlial Flat, where there are typically

many mmpaables availabh to analpe. As he poperty is a Residential Flat, we have adopted Sale Comparison

Approach Mehod for the purpose of vduation. Ttp Price for simihr type of prcpeily in tre nearby vicinity is in the

range of t 5,000.00 b < 6,000.00 per Sq. Ft. on Carp€t Area. Considering h€ rato wih athched repo( cunent market

conditions, demand and supp! positim, Flat size, location, ups,wing ifl real estats prices, sustained demand br

Rosidentjal Flat, all round devebpm€nt of residential and Commercial application in he locality etc. We estimab

t 5,400.00 per Sq. Ft. deprechted mte on Carpot fuoa br valuation.

lmpending threat of acquisition by govemment br oad

widening / publics service purpos€s, sub merging &

applicabitty of CRZ provisions (Dishnce fom sea+ost /

tidal le\rel must be incorporated) and lheh efiect on

i) Saleability Good

ii) Likely rental values in future in t 8,000.m Expecied ren6 inmme per month

iiD Any likely income it may generate Rental lncome

{ Vostukolo Consultonts (l) Pvt. Ltd.

o

\
n,n.,n*"'..,".,. An ISO 900f ;2015 Certified Company rryww.vastukala.or9
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Actual site Photoqraphs

Vostukolo Consultonts (l) Pvt Ltd.
An ISO 9001r2015 Certified Company www. vastu kala. org
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Route Map of the property

Lonqitude Latitude : l9'59'08.5"N 73'15'01.3"E
Note: The Blue line shotrrc the mute lo site fmm nearest Raihray Station (Nashik - 13.2 Km)
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As a result of my appraisal and analysis, it is my considered opinion that of he above property in

the prevailing condition with aforesaid specifications is t 10,12,200,00 (Rupee Forty Lakh Twolvo

Thourand Two Hundnd Only).

Phce: Nashik

Date: 28.11.2023

For VASTUKALA CONSULTANTS (l) PW. LID.

MANOJ BABURAO :A-**'*"*"*
CHALIKWAR

Direclor
tanoi B, Chalihflar
Rogistemd Valuer
Charlered Engineor (lndia)

Reg. No. CAT-|-F-176i1

SBI Empanelment No.: SMUTCC/2021-2286/3

Tio undersigned has inspecled the propefty dotailed in tle Valualion Report dated

We aro satisfied hat trs fak and reasonable market value of be prcperty Ls

Auth, Sign.

I,

0n

t /Pr,*o

Date

Countersigned
(BRANCH MANAGER)

SignaturB
(Name & Designation of te lnspec'ting OffciaUs)

Enclosures

Decla riaiion+um-undertaking

from the mluer (Annexure- l)

Attached

Model code of conduct for

valuer - (Annexure ll)

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company vrww, vastukala.org
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b I will not undsrtake valuation of any assots in which I havo a diroct or indirect intersst or
become so interested at any time during a period of three years prior to my appointment

as valuer or three years after he valuation of assets was conducted by me.

The informalion fumished in my valuation rcport dated 28.11.2023 is bue and coned to
fte best of my knowledge and belief and I have made an imparlial and true valualion of
$e propedy.

l/ my authorized representativo hav6 personally inspec'ted the property on 28.11.2023.
The work is not sub - conuac{ed to any other valuer and canied out by myself.

Valuation report is submitted in the format as presoibed by the bank.

I have not been depanelbd / delisted by any other bank and in case any such
depanelment by other banks during my empanelment with you, I will inbrm you within 3
days of sudr depanelment.

lhave not been removed / dismissed fiom service / employnent earlier.

I have nol been convicted of any offence and sentenced to a term of impdsonment

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

c

d

e

f.

s

h

). lhave not been declared to be unsound mind

lam not an undischarged bankrupt, or has not applied to be adjudicated as a bankupt;

lam nol an undischarged insolvent.

I havE not be€n levied a penalty under seclion 27'lJ of lncome-tax Act, 1961 (43 of 1961)
and time limit br filing appeal before Commissioner of lncome-lax (Appeals) or lncome-
tax Appellate Tribunal, as the case may be has expired, or such penalty has b€en
confirmed by lncome.'tax Appellate Tribunal, and five years have not elapsed after levy of
such penalty.

I have not been convicted of an ofiance connocted with any proceeding under the
lncome Tax Act 1961, Wealth Tax Act 1957 or Gifl Tax Act '1958 and

My PAN Cad number as applicable is AERPC9086P

I underiake to keep you informed of any evenb or happonings which would make me
ineligible for empanslment as a valuor.

VostukOlO Consultonts (l) Pvt. Ltd

k.

L

m

n

o

p

An ISO 9001:2015 Certiffed Compaoy www.vastukala.org

\ v

Vduston Rspod PrcpsrEd FoE SBI/ RACPC NBt{k Bnnci / lilr. Prmod Etulrradr. wrd e od!{! (00529512303708) Pego 17 ot 25

(Annoxuro-!)

DECLARATION.CUT.UN DERTAKING

l, Manoi B. Chalil$ar son of Shri. Baburao Chalil<war do horoby solomnly affirm and state hat:

a. I am a citizsn of lndia.
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I havs not concealed or suppressed any material informatjon, facts and rscods and I

have made a complete and full disclosure

lhave read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 20'l'l of the IBA and this reporl is in conformity to the "Standards' onshrinod
for valuation in the Part - B of the above handbook to the best of my ability.

I have road he lntemational Valuation Standards (lVS) and the r€pod submittod to
the Bank for the respective asset class is in conformity to the 'Shndards' as
enshrined for valuation in he IVS in 'General Standards' and 'Asset Standards" as
applicable. The valuation reporl is submitted in the presaibed format of the bank.

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

I am valuer registered with lnsotvency & Bankruptcy Board of lndia (lBBl)

My CIBIL Score and cradit worthinoss is as per Banks guidelines.

I am Director of the company, who is compelent to sign lhis valuation report.

I will underhke he valuation ryork on rec8ipt of Letter of Engagement genenaM from ths system (i.e
LLMS / LOS) only.

y. Furthor, I hereby provide the follovying information.

I

s.

t.

u.

v.

w,

x.

Sr.
No,

Particulars Valuer comment

1 background information of ths asset being
valued;

lle pmperty under mnsideration was purchased by Mr.

Pramod Bhalchandra Wani & Mrs. Pranali Pramod Wani
from Mr. Gokul Shriram Musale, Mr. Bhalchandra
Tulshiram Wani, Mr. Rajendra Tubhiram Wani &
Mr. Sagar Bhalchandra Musale as per Notarized

AgrsemEnt to sale Vid€ dat€d, 24.11.2023.

2 purpose of valualion and appointing
authority

As p€r the request from State Bank of lndia, RACPC
Nashik Branch, to assess value of the property for
Banking purpose

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

Manoj B. Chalikwar - Regd. Valuer
Sanjay R. Phadol- Regional Technical Hoad
Sachin Raundal - Valuation Engineer
Vinita Surve - Technical Manager
Rishidatt Yadav - Technical ofiicer

disclosure of valuer inter€st or conflict, if
any;

We have no interesl, eiher direct or indirect, in the
property valued. Further to state that we do not
havo rslation or any connection with property
ownor / applicant diecty or indirectly. Further to
state that we are an independent Valuer and in no

\
An ISO 9001:2015 Certrfied ComoanY rstukala.org

Vostukolo Consultonts (l) Pvt. Ltd.
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Assumptions, Disclaimers. Limitations & Qualifications

Value Subject to Change

The sublect appraisal oxerciso is based on prevailing market dynamics as on 28s l{ovomber 2023 and

does not take into account any unforeseeable devolopmsnb which could impact ho sarno in the future.

Our lnvestigatione

Wo are not sngaged to carry out all possibls investigations in relation to the subjsct poporty. Wler€ in

our report we idontity cortain limitations b our investigations, this is to enable the rdiant party b instruct fur$er

invesiigations where considered appropriato or where wa r€commond as n€cossary prior to reliance. Vasfukala

Vostukolo Consultonts (l) Pvt. Lld.

way relat€d to propsrty owner / applicant

E date of appointmont, valuation date and
date of
r€port;

Date of Appointmenl - 28.11.2023
Valuation Date - 28.1 1.2023
Date of Report - 28.11.2023

6 inspections
undertaken;

and/or investigations Physical lnspection done on 28.11.2023

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

. Market Survey at the time of site visit
r Ready Reckoner rales / Ckde rates
. Online search for Registered Transactions
. online Price lndicators on real€state portals

. Enquiries wittt Real estate consultants
o Existing data of Valuation assignments canied

out by us
o Procedures adopted in carrying out the

valuation and valuation standards followed;
Sales Comparison Method

I restrictions on use of the report, if any; This valuation is for the use of the party to whom it
is addrsssed and for no other purpose. No
responsibility is accepled to any third pafty tYho

may us€ or rely on he whole or any part of ttis
mluation. The valuer has no pecuniary interest tlat
would conflic-t with the proper valuation of the
property.

10, major factors that wors taken into account
during the valuation;

cunent market conditions, demand and supply
position, Residential Flat size, location, upswing in
real estate prices, sustained demand for
Residential Flat, all round development of
commercial and Commercial applicalion in the
locality etc.

11. Caveats, limitations and dischimers to he
extent they explain or elucidate he
limitations facad by valuer, which shall not
be for the purpose of limiting his
rosponsibility for the valuation report.

Attached

\
,

An ISO 9001:2015 Certificd Company www.v.stukala.org
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Consultants lndia h/t. Lld. (VCIPL) is not liable fur any loss ocdrsioned by a decision not to conduct furher

investigalions

Assumptlons

Assumptions are a nscossary part of undertahng valualions. VCIPL adopb assumplbns for the

purpo.se of pmviding valuatim advice because sorne matbrs are not capable of accrrate calcuhtions or fall

outside he sope of our oxpeilise, or oul inshrctions. Th€ rcliant party accopb that th€ valuation contains

certain speq'fic assumptions and acknowlodgo and accopt the risk of hat if any of he assumplions adopted in

he vahaton aro incorsct, hon hh may have an eftct on tho vahalion.

lnbmatlon Supplled by Ohen

The appraisal is based on 6e information provided ry hs dient. TIe same has b€€fl assumed to b6

conoct and has been used for appraisal exercise. Where it is stated in ho roport that anoher party has suppled

informalion to VCIPL, his infumalion is bdieved to be rsliabl€ but VCIPL can accept no respomibilty if this

should pmve not to be so.

Futuro ilatters

To the a*ent thal he valuaton indudes any statoment as to a lirturs matter, hat shtsment is provided

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

does not wanant thal such shbmenb aro acaniale or conec{.

tap and Plans

Any skotch, plan or map in his mport is included to assist he reader whle visualising fie property and

assume no r€sponsitlility in onnectkr wi0r such rnatbrs.

Slle Dehils

Based on inpuh received from Client's representative and site visit conducled, we undemland thal he subject

pmperty is Residential Flat Admeasrring Tohl Geryet Ana in Sq. Ft. = 7tl3,O in orvned by ilr. Gokul

Shriram illusale, llr. Bhalchandra Tubhiram Wani, Mr, Rajendn Tubhinm UYani & illr. Sagar

Bhalchandra ilusah. Name of Proposed Purdraser: f,r. Pramod Bhahhandra tflanl & f,r. Pranali Pramod

YUani. Furher, VCIPL has assumed that the subject property is free from any encroachmenl and is avaihble as

on he date of the appraissl.

PropefiTitle

Based m our disqssion wih th6 Cli€nt, xE und€rstand that he subjed poperty h owned by tr. Gokul

Shriram l$usale, ]lr. Bhalchendra Tubhiram Wani, Mr. Rajendn Tubhiram UYani & r. Segar

Bhalchandn tlueah. Name of Proposed Purdlaser: r. llr. Pramod Bhalchandra lVani & n. Pranali

Pnmod Wani. For the purpose of this appraisal sxercis€, we have assumed that the subject property has a

char tite and is iee fiom any encumbrances, disputes and daims. VCIPL has made no furher enquiries with the

?.

v l6Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001;20r5 Certined Company vrww.vastukala.org
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relevant local autlroritios in his rogard and does not cartiry the property as having a dear and makstable title.

Furh€r, no legal advice regading the ti{e and ownarship of the subiecl prop€rty has besn obtained fq he

purpose of lhis appraisal exercise. lt has been assurned hat he tifle deeds are dear and marketable.

Environmenhl Condltons

We have assumed trat tre subject prcperly is not contaminated and is not advenely affec,ted by any

oxisting or pmposed srwironrnental law and any processEs whidr arc canied oul on he property are rsguHod

by environmental legblation and ar€ prcporly licensod by tho appropriate authon'tios.

Area

Based on he information prwided by fire Clionts rcpres€ntative, we understand that he Rosidontial

Flat, admaasuring Total Carpot Arua in Sq. Ft, = 743,00,

Condhlon & Repalr

ln the absence of any infomation to the mntrary, !,t e have assumed hat $srs are no abnormal ground

conditions, nor archaeological remains presenl wtrich might adversely afiec{ lhe currcnt or future occupation,

development or value of the property. Tle property is free fiom rat, infestation, strucfural or latent defed. l,lo

curontly kno,vn dsloterious or hazardous matsrials or suspect todrniques will be used in the construc{ion of or

subsequent afteratirn or additions to he property and comm€nts made in the pope{ debils do not purport b
express an opinion about, or advise upon, fte condition of uninspected parts and should not be taken as making

an implied Eprcsenblion or sHement abort sudr parb

Valuatlon Methodology

For the purpose of ffris valuation exercise, he valuation mehodohgy used is Direct Comparison

Approach Method and poposed Curent uss / Existing use premis€ is considered brhis assignmenl.

The Dirert Comparison Appoach involves a omparison of he property being valued to similar

pmperties thal have actually been soH in ams - longth transaclions or ala oftred for sale. This approach

demonstrates what buyers have historically been willing to pay (and sellers wlling h accept) for simihr

pmperties in an opsn and ompetitive market and is partiorlarly useful in estimating the value of he FH and

properties that are bpically baded on a unit basis.

ln case of inadequate racenl t"nsaction activity in he subiec{ miffo{narket, tho appraiser would collab

detaib of older transadions. Subsequently, he appraisor would analyse renhl / capital value bends in he

subjec{ miuo+narket in order b calculate ho percontagg increase / decreass in valuos since the date of he

idontjfied transetions. This parc8ntago wouH hon bo adopted to pmiect he clrn€nt value of he same.

Whore roliancs has boen placed upon sxbmal sourcss of information in applying lhs valuation

mehodologies, unless oheruise specificalty insbucted by Client and/or shted in he vdualion, VCIPL has not

independently vedlied hat information and VGIPL does not advise nor accept il as rdhble. The peson or entity

Vostukolo Consultonts (l) Pvt. Ltd\ Y
An ISO 9001:2015 Certified Company www.vastukala.org
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to whom the Bport is addmssed acknowledges and accepb ha risk hat if any of he unvsilied information in he

valualion is inconocl, hen his may have an ofrct on he valuation.

Not a Structuml Suruey
Ws shb hat his is a yalualion report and not a sfudural survoy

Oher
All measurgmenb, arcas and ages quoted in our toporl aru appmtmab

Legal
Wo have not made any allorvancss wih rssp€d to any existing or proposed local legishtion rehting b

taxaliofl on r€alization of the sale value of he su$ect proporty. VCIPL is not rcquired b give t$timony or to

app€ar in court by reason of his appraisal r€port, wih robmnco to he property in queslion, unloss anangem€nl

has been made hereof. Furher, no legal a&be on any aspecb has been obbined br he purpose of his

appraisal exercise

Prcperty speclf c assumptlons

Based on inpub received hom he dient and site visit conducted, we undeshnd hat he suiiect

proporty is Rosidential Flat, admeasudng Total&rDetArua ln Sq. Ft. r 7fi1.00.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCI.AIMERS

We assume no responsibility for matlers of legal nature affecling he property appraised or the title
thereto, nor do w€ render our opinion as b the tite, which is assumed to be good and marketable.

Ths proporty is valued as though under responsius ovnership.

It is assumed that he prcpeily is free ol liens and enormbrances.

It is assumed $at tlore aro no hiddsn or unapparent mndilions of tha subsoil or strudure that would

rendor it mote or less vahabh. No responsibility is assumed for sudl conditions or for engineoring that

might be requir€d to disoovor $dt factors.

There is no direcU indircct intersst in ho property valuod.

The rates hr valuation of he property arB in accordance wih he Govt. appowd rates and prevailing

ma*el rales.

1

5

o

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001:2015 Certined Company www.vastukala.org
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(Annexurc - ll)

TIODEL CODE OF CONDUCT FORVALUERS

lntegrlty and Faimess

1. A valuer shall, in tre conduci of his/its businoss, follow high standards of integrity and faimess in all

hidits dealings with his/ik clienb and o$er yaluers.

2. A valuer shall malntain integrity by being honest, sEaightforwad, and forfiright in all professional

relationships.

3. A valuer shall endeavour to ensure that hdit proMdes tru€ and adequato inbrmation and shall not
misrepresent any facls or situations.

4. A valuer shall refrain ftom being involvad in any action that would bring disrepute to the pmf$sion.

5. A valuer shall keop public interest foromost while delivering his servicos.

Profusslona! Competence and Due Gare

6. A valuer shall render at all timos high standards of service, exercise due diligence, ensurE propor

care and exercise independent professional judgment.

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

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

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for hisfits expertise or
deny hidits duty of care, except to fire extsnt that the assumptions are based on statements of fact
provided by the company or its auditols or consuh"nts or information available in public domain
and not generated by the valuer.

10. A valuer Bhall not carry out any inshuclion of the client insofar as they are incompatible with the
requirsmsnts of integrity, objectivity and independence.

1 1 . A valuer shall clsarly state to his cli€nt the ssrvicos that he would be competent to provide and the
services br which he would be rclying on other valuers or professionals or for whidr the client can
have a separate anangement with other valusrs.

lndependence and Disclosure of lnterest

'12. A valusr shall act with objectivity in his/its 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, whother directly conneclod to the valuation assignment or not.

't3. A valuer shall not take up an assignment if he/it or any of hidits relatives or associates is nol
independent in terms of association to tho company.

14. A valuer shall maintain compl€ts independence in his/its professional relationships and shall
conduct the valuation independent of extemal influences.

An ISO 9001:2015 Certiffed Company www.vastukala.org
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15. A valuer shall whorever nec$8ary disclose to fte clionts, possible sources of conllicls of duties
and interests, while providing unbiased seMces.

16. A valuer shall not deal in sacurities of any subiecl company afler any tims when he/it lirst bocomes
aware of the possibility of his / its association with the valuation, and in accordance with he
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,20'15 or till the
time lhe valuation report bemmes public, rvhichever is garlier.

17. A valuer shall not indulge in 'mandate snatching'or ofiering 'convenierrce valualions" in order to
cater to a company or clients nes&.

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

19. In any faimess opinion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnec'ted bansastion, lhe valuer shall declare tho associatlon with
the company during the last five years.

lnformation Xlanagement

21. A valusr shall ensure that he/ it maintains written contemporaneous records for any decision tak6n,
the reasons for taking the decision, and lhe information and evidence in support of such decision.
This shall be maintained so as to sufficienly 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 be availablo for inspeclions and investigatlons canied out
by the authority, any person authorised by the authority, the registorod valu€rs organisation with
which he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all informalion and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuers organisation wih which he/it is registered, or any other
statutory regulatory body.

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

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gits or hospitality which undermines or afiects his
independence as a valuer.

Explanation: For the purposes of lhis code th€ t6rm 'relativo' shall hava ths same meaning as
defned in dause (77) of Section 2 ofthe Companies Act 2013 (18 of20l3).

Vostukolo Consultonts (l) Pvt. Ltd.\ v

Gonfldentlallty

20. A valuer shall not use or diwlge to other dienb or any other party any confdential information

about the subject company, which has come to his / its knowledge without proper and specific

authority or unless ftere is a legal or professional right or duty to disclose.
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26. A valuer shall not offer gifts or hospitality or a financial or any other advanhge to a public ssrvant
or any other person with a view to obtain or retain work for himself / ibelf, or to obhin or rotain an
advantage in tho conduct of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a hansparent manner, is a

reasonable reflection of the work necessarily and prop€rly undertakan, and is not inconsistent rvith

the applicable rules.

28. A valuer shall not accept any fees or charges other han those which are disdosed in a written
contract with tho peFon to whom he would bs rendering service.

31. A valuer shall refrain from undertaking to review the work of another valuer of the same client
except under written orders from tho bank or housing finance institutions and wih knowledge ofthe
concemed valuer.

32. A valuer shall follow lhis code as amended or revised from time to time
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Occupation, employability and restrictions.

29. A valuer shall refrain from acc€pting too many assignments, if h6/it is unliksly to be able to devote
adequate time to each of his/ its assignments.

30, A valuer shall not conduct business which in the opinion of the authority or tho registorod valuer
organisation disoedits the profession.
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