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Valuation Re ort of the lmmovable Property

ils ol the property un cons n

Name of Proposed Purchaser: Shri.Sachin Nimba Amrutkar

Name of Owner:Shri.Bhausaheb Madhav Aher.

Residential Flat No. A-3, Stilt Floor, Building No.25," Mansi Enclave Co.Op.Hsg.Soc.Ltd,Nashik ",

Survey N0.705/1/1/1C, Final Plot N0.434, Plot No.47to 52 TPS No.ll, Behind Raghukul Bungalow

LIC Colony, Pumvad Nagar, Village - Nashik, Taluka & Dislrict - Nashik, PIN Code - 422 013,

Slate - Maharashtra, Country - lndia.

Valuation Prepared for:
Bank of Baroda

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

Nashik, PIN - 422 101 , State - Maharashtra, Country - lndia

r1""rrg, o, riiooi m"atrrt" Elite, vrundavan Nagar, Jatra-Nandur,Naka unk Road, Adgaon, Nashik - 422 003, (t'1.s.)

E-mail : nashik@vastukala.org, Tel. : +91 253 4068262 / 989038056'4
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VALUATION OPINION REPORT

Ttris is to certiff hat the pmporty b€aring Rssidontial Flat NoA.3,Stilt Floor, Building N0.25,' rnci Enchvc

Co.op. Hsg.Soc.Ltd.l{arhlk ', Survey N0.705/1/1/1C, Final Plot No.434, Plot N0.47 to 52 TPS No.ll, Bohind

Raghukul Bungalow LIC Colony Pumvad lhgar, Vilhge - Nashik, Taluka & Disticl - Nashik, PIN Codo - 422

013, State - Maharashtra, County - lndia bebngs to Shrl.Bhauraheb adhav Aher. Name of Proposed

Purdraser Shrl.Sachln l{lmba Amrutcr

Boundaries of the property.

Considering vadous panameters recorded, existing economic scenario, and the inbmation that is available ryith

reforence b he devolopmont of neighborhood and method sde6d for valuation, wa are of tho opinion that, he

pmpsrty prsmisos can be assessed for his particular purpose at t 33,E6,210,00 (Rupeoc lhldy-Thrc€ Lakh

ElghtySh Thouund Two Hundred Fofty Only)

The vafuation ofthe property is based on the documents produced by the cmcem. Legal aspects hav€ not been

taken into considerations while preparing this valuation reprt,

Hence ceflified

For VASTUKALA CONSULTANTS (l) PW. LID.

Sharadkuma
r Chalikwar
Director Auth. Sign.

Shandkumar B. Challkrrr
Govt. Reg. Valuer

C,hartered Engineer (lndia)

Reg. No. (N) CCIT/1-14/522008{9
Encl: Valuation reporl.
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E-mail : nashik@vastukala.org, Tel. : +91 253 4058262 / 9890380564

Our Fbn India hes€nce at : 9 ncfd' OttU I 81-001' U/B Floor' Boomerang'
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Boundarles Building Flat

North Building No.25 &Wing Building N0.25 B-Wing

9.15 Mebr Colony Road Flat No.2

East Survey N0.705/2 Staircase

West 7.60 Mebr Colony Road Marginal Space & Road
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V.balir R€pst PropoBd For BOB / RogiorEl Ohc. Br.nd , $rl5..hh tln!. AIrlrtL, (004!a22!&r4] P6go3dA

Vastukah Consultants (l) hlt. Ltd.
Bl-001, UE Floor, Boomenng, Chandivali Farm Road, Porai, Andheri (East), Mumbai-400 072.

To,

The Chlef tanager,
Bank of Barcda
Regional Office
BSNL Building, Datla Mandh Road, Nashik Road,
Nashik, PIN - 422 ,l01, Sbto - Maharashba, Country - lndia.

VALUATIoN REPORT (lN RESPECT OF F|-AT)

Vostukolo Consuttonts (l) pvt Ltd.

I General

1 Purposo for which he valuation is nude To asseca Fair Ma*et value of he propedy for Bank

Loan furpose.

a) Dats of inspection

b) Date on which the yaluation is made 30.11.2023

3 List of documenb produced for porusal:

1) Copy of Notarized Agreement bolr,veen Shri.Bhausaheb Madhav Aher (he Seller) and Shri.Sachin

Nimba Amrut<ar (Proposed Purchaser)

2) Copy of Approved Building Plan Accompanying Commencement Certificate No. 429 dated
.l0.06.1997, 

issued by Executive Erpine€r Tovn Phnning Nashik Municipd Corporation, Nashik

3) Copy of Commencement Certitcab No. LND / BP I 429 / 1268 daM 10.06.1997 issued by

Nashik Municipal Corporaton.

4) Copy of Occupancy CErtificate Javak No.NRV/NashiU 003128 Da1ed.19.07.2001, issued by

Nashik Municipal Coryorafon

4 Namo of tho oune(s) and his / hgir addrBss

(es) with Phone no. (details of share of each

ormer in case of irint ownership)

Name of oumer:

Shri.Bhausaheb Madhav Aher.

Contac{ PoEon:

Shri.Vaibhav Pmar
(Proposed Purchaser Representative)

Contacl No. +91 7350607777

Sole Ownership (Pmposed)
5 Brief dascription of the property (lncluding

Leasehold / fieehold etc.)

The tropsrty is a Residenlial Flat NoA-3 is locatod on

Stilt Floor.

As per Plan the composition of fht is

v

2. 22j1.2023

Name of Proposed Purchas€r:

Shri,Sachln Nlmba Amrutkar

Addrecr: Residentjal Flat No.AS,Stilt Floor, Building

N0.25," Manrl Enclave Co.Op,Hcg.Soc.Ltd.Nashik
", Survey N0.705/1/1/1C, Final Plot N0.434, Plot

No.47 to 52 TPS No.ll, Bshind Raghukul Bungalow

LIC Cobny Pumvad Nagar, Mllage - Nashi( Taluka

& Distict - Nashik, PIN Code - 422 013,

State - Maharashtra, County - lndia.

\

An ISO 900r:2015 Certified Company www.vastukata.org
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Living + Kitchen +1B€droom+Wc+8ath +

Passage. (h. IBHK).

Ihe property is al '13.8 Km. distanco flm nearost

rail$Ey statim Nashik Road.

Landma*: Behind Raghukul Bungalow

Total Lease Pefud & remaining period (if

leasehold)

N"A. as the property is fieehold.

Locatbn of property

a) Plot No. / Survey No. Surrrey N0.705/'lll/lC, Final Plot No.434, Pht N0.47

b 52 TPS No.ll

b) Door No. Residential Flat No. A-3

c) T.S. No. / Vilhge Vilhge - Nashik

d) Ward / Taluka

e) Mandal / Dislrict District - Nashik

f) Date of issue and validity of layout of

approved map / phn
Copy of Appmved Building Phn Accompanying

Commoncoment C€ilificalo No. 129 dated

10.06.1997, issued by Eroqrtivo Engino€r Toryn

Pbnning Nashik Municipal Corporation, Nashik

s) Approved map / phn issuing authority Nashik Municipal Corporation, Nashik

h) Whether genuinen8s or auhonticity

of approved ma/ phn is vedfied

i) Any ohor comm€nts by our

empandled valuers m autpnlic of

applovsd plan

No

7 Postal address of the property Residential Flat NoA3,Stilt Floor, Building N0.25,"

llaml Enclavo Co.Op.Hrg.Soc.Ltd.l{ashlk

Survey N0.705/1/1/1C, Final Plot No.434, Plot N0.47

to 52 TPS No.ll, Behind Raghukul Bungalow LIC

Colony Pumvad Nagar, Mllage - Nashik, Taluka &

District - Nashik, PIN Code - 422 013, Stat6 -
Maharashba, Counby - lndia

City / Tovn Nashik

Residential area Yes

Commercial area No

No

I
i) High / Middle / Poor Middle Class

ii) Urbafl / Semi Urban / Rural Urban

10. Coming under Corporation limit /
PanChhayat / Municipality

Mllage Mlhge - Nashik

Nashik Municipal Corporation

Whether mvered under any Stat6 / Central

Govt. anactnents (e.9., Urban LaM Ceiling

Act) or noliied under agency area/ scheduled

area / c?ntonment area

Vostukolo Consultonts (l) Pvt. Ltd'

5a.

6.

Taluka - Nashik

Yos

8.

lndustrial area

Chssification of the area

11. No

{
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13 Dimensions / Boundaries of the Property /
BulHlng As por Ac'tual She

North BuiUing N0.25 &Wing

South 9.'15 M6tor Colony

Road

9,15 Meter Colony Road

East Survey N0.705/2 Survey N0.705/2

West 7.60 Meter Colony

Road

7,60 Msbr Colony Road

13.1 Flat As per Ac-tual Sib A3 por tho De€d

North Buihing N0.25 &Wing Building No.25 B-Wing

South Flat No.2 Fht No.2

East Staircase Staircas€

West Marginal Spacs &

Road

Marginal Space & Road

13.2 Whether Boundaries Matching with Actual Yes

13.3 Latitude, Longifude & Coordinates of the site 20'00'54.1-N 73'4526.7"E

14. Carpet Arsa in Sq. Ft. =422.00
(fuea as per Site Measurement)

CarpotArea ln S+ Ft, =416,m
(Ana ar per Nohrlzod AgEomont)

Built up area in Sq. Ft. = 499.00

(Area as per Nobrized Agreem8nt+20%)
15, Extent of he site considered for Valualion

(least of 13A& 138)

16 \ttlheher ocarpied by the orner / tenann f
ocopied by bnant since horv long? Rant

received per monh.

Seller 0ccupied

I APARTMENT BUILDING

1 Nature of the Apartment

Location

S. No, Survey N0.705/1/1/'lC, Final Plot No.434, Plot No.47

to 52 TPS No.ll
Block No.

Ward No.

Mlhge / Municipality / Corporation Mlhge - Nashik

Nashik Municipal Corporalion

Residential Flat No.A-3,Stilt Floor, BuiHing N0.25,"
ilan!i Enchve Co.0p,Hsg.Soc,Ltd.ilarhik
Survey N0.705/1/1/'lC, Final Plot No.434, plot N0.47
to 52 TPS No.ll, Behind Raghukul Bungalow LIC

Vostukolo Consuttonts (t) pvt Ltd.
An ISO 9001r2015 Certified Company www.v.stuk.ta,org

v

Ac per the thed

Building No.25 B-Wing

Extent of he site

Crrpot Aroa ln S+ Ft. =1'16.00
(Anr ar por l{obrtzcd Agnomont)

Residential

2.

Door No., Sheet or Road (Pin CoOe)-

\
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Colony Pumvad Nagar, Village - Nashik, Taluka &
Districi - Nashik, PIN Code - 422 013, State -
Maharashtra, Country - lndia

3 Description of the locality Residential /
Commercral / Mixed

Residential

4 Year of Construction 200.l (As per Occupancy Cerlificate)
E Number of Floors Ground + 3d Uppers Floor

6 Type of Slructure R.C.C. Framed Structure

7 Number of Dwelling units in the building 2 Flats on Stilt Floor

8 Quality of Construction Good

Appearance of the Building Good

Maintenance of the Building

11. Facilities Available

Lift No Lifl

Protected Water Supply Municipal Water supply

Underground Seurerage Connected to Municipal Selverage System

Car parking - Open / Covered Covered Car Paking

ls Compound wall existing? Yes

ls pavement laid arcund the building Yes

il FLAT

1 The floor in which the Flat is situated Stift Floor

2 Door No. of the Flat Residential Flat No. A-3
t)

Specifications of ths Fht lBHK
Roof R.C.C. Shb
Flooring Ceramic tile Floorinq

DooIs Teak Wood door framed with flush doors

Windows Aluminum sliding window wih M.S. Grills

Fiftings Open Plumbing, Open Casing Capping wiring

Finishins Cement Plastering

Paint Distemper Paint

4 House Tax
Assessment No. Dotails Not Provided

Tax paid in lhe name of: Details Not Provided

Tax amount: Delails Not Provided

5 Electricity Service cmn€clion No.: Details Not Providad

Meter Card is in he name of Detaib Not Provided

o How is the maintenance of he Flat? Good

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

Shri.Sachin Nimba Amrutkar

Name of Owner:

Shri,Bhausaheb Madhav Aher.

8 What is ttre undivided area of land as per Sale

Deed?

Details not available

9 What is the plinth area of the Flat? Built up area in Sq. Ft. = 499.00

(Area as per Notarized Agreement+200/o)

10 What is the floor index

11 What is tre Carpet Area of $e Flat? Carpet Area in Sq. Ft. =422,00
AS Site Measu

\
Y @Vostukolo Consultonts (l) Pvt. Ltd.

9.

10. Good

As per NMC norms

(Area

An ISO gOOL:201.5 Certified Company www vastukala orq
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Carpot Aros in S$ Ft, d'16.00
aa Notarized

12 ls it Posh / I Class / Medium /
13

7
ls it being used for Residential or Commercial Residential purpose

14 ls it Owneroccu or let out? Sollsr Occu
15 rent?lf rented what is the t 7,000.00 rental income month

U MARKETABILITY
I How is the marketabi Gmd
2 What are the factors favouring for an extra

PotentialValue?
Located in developing area

a fuy negative hclors are observed whicir
afiect the market value in

No

v Rate
1 Affer anatyzing he cunparable sale insbnces,

whal is he composite rate for a similar Flat
wih same specifications in the adpining
bcalitf - (/tlong wih detaib / r€ference of at -
least hrc latest deab / hansactions with

to in the areas

a 8,000.00 to { 9,000.00 per Sq. Ft. on Carpst Arsa

2 t 8,800.00 por Sq. FL on Carpet Area

+ Servicesi Buildi t 2,000.00 I Ft
Land + ohec {6 .00 Ft

Guidaline rate obhined from ho Registra/s
an evidence thereof to be encbsedoffice

( 516,000.00 per Sq, M

r 5,203.00 Ft.

Guideline nate obtained (affer Depreciation) t 52,,180.00 per Sq. M.

t 4,876.00 per Sq. Ft.
r Registorsd Value (if available)

vt CO}IPOSITE RATE AOOPTED AFTER

DEPREChNON

a Depreciated building nte ( 1,340.00 per Sq. FL

Replacencnt cost of Fht wih Servicas (v(3)i) t 2,000.00 per Sq. Ft.

Age of tho building 22 Years

Life of he buildhg estimated 38 yean Subjec't b propa, prerantive periodic

maintonance & sbuctural rspairs.
Deprecbtion percentage assuming tre

value as 10%
33%

reciated Ratio of the build
b Total ite rate anived for Valuation

t 1,340.00 Ft.
Rate for Land & other V ii { 6,800.00 r Ft.
Total Ite Rate Fr.t 110
Rema*s:

EI
T

Vostukolo Consuttonts (t) pvt Ltd.
An ISO 9001:2015 Certilied Company www.vastukata.org

\
Y

Assuming it is a new constuctofi, $'hat is ho
adopted basic composite rate of th6 Fhl under
vafuation affer comparing wih he
specifications and o$er fac'tors with he Flat
under comqarison (oive detalbl.
Break - up for the rale

Deprechted buitding rale Vl (a)



otv Rah por

unit (V)

&tlm.tod
Value O

1 Present value of the Flat 416.00 Sq. Ft, 8,140.00 33,86,24{t.00

Op6n Balcony Value of the pmperty

3 Showcases

4 Kitchan anangemenh

5 Superfine finish

6 lnterior Dsmralions

7 Eleclricity deposits / electrical fittings, eb,

8 Extra collapsible gates / grill works etc.

o Potential value, if any

10 Olhers

11 Parking

12 As por cunBnt stsgB of rvork compl€tjon he valuo of

he Fbt (if Flat is under consfuc-tion)

13 Affor 100% completion final value of Flat

Total 33,86,2111.00

V.btorR.pqtPnpuldFor8OB/R.domlOlllccBoidt,Jtd.SrhhE.Aintl(00ataa2!0rrll)

Do0alb ol Vrlua0on:

PaCo 6 of 26

Value of Flat

Fair ilartet Value 33,86,240.00

Realizabh value 32,r6,92E.00

27,08,992.00

lnsurabh value of tha propeo (to9.fil 8q. Ft. x t 2,1x10.00) 9,98,000.00

GuldeXne vrlue of the propefi (1$1,00 Sq. Ft. X < 1,876.00) 21,33,14.00

Justification for price / rate
I}e Madret Value of fre poperty is based on hcb of markeb discor/er€d by us during our onquiries, horvever tho

govemm€nt rale value in his case is hss tran he rnarkst value anived by us. We arc of he opinion that he value

anive by us will pmve to bo corad if an Auclion of tre subject propedy b caniad out. As far as Market Vahe in lndex

ll is concamed, it is mt possible to comment on sanre, nny be govemmont rates are fued by sampling during same

point of time in part and whoBas, Maftot t alu6 change arory monh.

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

pradices. As Valuer, we always try to give a valuo which is coned r€flecton of acfual tmrsaction value inespedive of

any fac,tors in marftot.

Method ofValuation / ADDroach

Tho salos comparison approach uses he market data of sal6 pricos to estimate he vdue of a r€al estate pmp€rty.

Prcporty valuation in his method is done by comparing a prcperty to oher similar properties hat have been recenty

sold. Comparable prcpertios, also known as omparables, or compo, must shao csrtain fgafures wih hs property in

queslion. Sonc of trese indude physical featurcs such as square footag€, number of rooms, condition, and age of

tre building; hovwer, he rnasi imporbnt factor is no doubt ho location of the prcpedy. Adjustnents are usually

needed to account for diftrences as no tuo properties arc exacty the same. To make pmper adjustnants when

mmparing properties, real eshte appraises must know tre difierences between the comparable properties and how

\ v Vostukolo Consultonts (l) Pvt- Ltd.
An ISO 9OO1:2015 Certified Company wwtry.vastukala org

Sr.

l{o.
Description

2

l

Dlrtress Valuo



Vs!.tioo Reod PriFlEd Fol: 8OB / RegirEl O!lg0 Brrrdl,$dlGhh ltrArn tk(005fa2zl0Jr1t) o?{Bgdn

to vahe these differenceg. The sales comparbon approadr is mmmonly used br Residsntial Fht where here am

hpically many comparables avaihble to analyze. As the propery is a Residential Flat, we have adopted Sale

Comparison Appoach Mehod for ths purposo of valuation. Tho Price for similar typo of prop€rty in ho nearby

vicinity is in hs rango of t 8,000.00 to t 9,000.00 per Sq. Ft. on Carpet Area. Considering hs rate wih attached

report, qJr€nt markat conditions, dsmand and supply position, Fht size, localion, upsaving in r€61 ostaG pricss,

sustained demand for Residential Fht, alkound development of commercial and rcsilential application in he bcality

etc. We estimato < 8,140.00 per Sq. Ft. (afier depnecation) on Carp€t Atoa br valuation.

lmpeMing threat of aquisilion by govemment for road

widening / publics seMce purposes, sub merging &
applicabiftty of CRZ provisions (Dietance fom s8€{ost /
tidal lerrel must be incorporated) and freir eftc.t on

Not applicable.

i) Saleability Good

ii) Likely renlal values in future in and

iii) Any likely income il may generate Rental lncome

I Vostukolo Consuttonts (t) pvt. Ltd.
An ISO 9001:2015 Certifled Company www.v.stukala.org

\

t 7,000.00 Expec{ed renhl income per month
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Route Map of the property
Site u/r

Page l l ol2f

Lr

I o

o o

o =l- hik

\\-6fr*

/
t
I

.Y

E

ISO900l:20l5CertilledCompany www.vastukala.org

Latitude Lonqitude: 20'00'5{.1 "N 73'15'26.7'E
Note: The Blue line shows the route to site from nearest railway station (Nashik Road - 13.9 Km.)
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Ready Reckoner Rate

\ Vostukolo Consultonts (l) Pvt. Ltd.
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As a rBult of my appraisal and analysis, it is my considored opinion that he F.lr .rket Value for this partidlar

above prop€rty in the prevailing mndition wih afurssaid specification is t 33,E6,2t10.00 (Rupees lhlrty.Ihroo

hkh Elghty.Sh Thousand Two Hundrcd Fory OnU. The Rcallzabh Valuc of he above property ?

32,16,928.00 (Rupees Thirty.Two Lakh Sixteen Thousand Nino Hundrrd Twerfi.Eight Only) and the

Dlstass Vatue ( 27,08,902.00 (Rupees Twenty.Sevcn L^akh Elght Thoumnd Nlno Hundred Nlnoty.Tm

only).

Phce: Nashik

Dab:30..l12023

For VASTUIGLA CONSULTANTS (l) PW. LID.

Sharadkumar
Chalikwar
Direclor

Sharadkumar B, Challkwar
Govt. Reg. Valuer
Chartered En gineer (lndia)

Reg. No. (N) CCIT/1-14I52J2008{9
Enclr Valuation report.

Auth. ign.

Enclosures

Dedaralion fom the valuer (Annexure - l) Attached

Model code of conduct for vafuer (Annexuo - ll) Attached

Ths undorsignod has inspocled the property debiled in the Valualion Report dated

0n
*

. We are satisfied hat the fair and rcasonable market value of he property is

(Rupees

Date
SilnatuI€

(Name Branch fficid witt s€al)

Vostukolo Consultonts (l) Pvt' Ltd

orglElly r9*d by lhrndod' ch.llf,
0N: 64h.rdhrhe ouflha..
-{..d!t l C.i!uh1 (0 At ll.l.

D.rc 2@! r 1L 1.5+O2 *5 3s
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(Annexure - ll

DECLARATION FROM VALUERS

l, Manoj Chalikwar son of Shri. Baburao Chalilwar declare that:

The information fumished in my valuation report dated 30.11.2023 is true and
conect to the best of my knowledge and belief and I have made an impartial and
fue valuation of the property.

b. I have no direc{ or indirec{ interest in he property valued;

c. l/ my authorized repres€ntative has personally inspected the property on
22J1 .2023. The work is not sub - contracted to any other valuer and canied out by
myself.

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

d

e

f.

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

lhave read the Handbook on Policy, Standards and procodure for Real
Estate Valuation, 2011 ol the IBA and this report is in conformity to the
"Standards' enshrined for valualion in the Part - B of the above handbook to the
best of my ability.

I have read the lntemational Valuation Standards (lVS) and tre repo(
submitled to the Bank for the respective asset class is in conlormity to the
"Standards'as enshrined for valuation in the MS in "Genenal Standards" and
"Asset Standards' as applicable.

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

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

Further, I hereby provide the following information,

a

s

An ISO 900112015 Certified Company www, vastukala.org
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Sr.
1{o.

Partlculars Valuer comment

1 bad(ground information of ths asset b€ing
valuod;

The pmpoily was purclrased by Shri.Sachin Nimba
Amrutkar from Shri.Bhausahob Madhav Ahor As por

Vide Nohdzed Agreement

2 purpose of valuation and appointing authority As por c$ant roquest, to ascsrbin fio prosent market
value of the poperty br Bank of Baroda, Regional
Offce Bran$. to assess value of the property for
Bankr

3 identity of he valuer and any olher experts
invofued in thg valuation;

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol-. Regional Technical Manager
Swapnil Wagh - Site Engineer
Binu Surendran - Technical Manager
Chintamani Chaudhari - Tedlnical Oficsr

4 disdosuro of valuer intsrGt or conflict, if
any;

We have no intorest eiher direct or indirecl, in the
proporty valued. Furthar to stato that we do not
have relalion or any connoction with property own6r
/ applicant diredry or indirecuy. Further to state that
ue are an independent valuer and in no way

owner/ icantrelated to

dats of appointment, vakntion date and date
of

Dato of Appointmenl - 22.11.2023
Valuation Date - 30.1'1.2023
Date of - 30.11.2023

Physical lnspection done on 22.11.2023and/or investigationsinspections
unde

o Market Survey al tho Ume of sits visit
. Ready Rec*oner ratos / Cirds ratos
. Onlins search for Registered Transadions
. Online Prico lndicators on rgal Bstato portals

. Enquiries wih Roal ostato consultants

. Existing data of Valuation assignmsnts canied
out us

7 naturB and sourcos of he infurmation us€d
or r€li€d upon;

Sales Comparison Melhod
valuation ard valuation standards followed
prccedures adopted in carrying out the8.

This valuation is for the use of the party to whom it
is addressed and for no other purpose. No

responsibility is accepted to any third party who
may uso or rely on ths whole or any part of this
valuation. The valuer has no pecuniary interest that
would conflict with the proper valuation of the

res ictions on use of h6 report, if any;I

cur€nt ma*et conditions, demand and gupply

position, Rosid€ntial Flat size, location, upswing in

real estate pric8s, sustained demand for

Residential Flat, all-round devolopmsnt of

commorcial and rosidential application in the

etc.

ma.lor faclors fiat werc taken into accounl

during the valuation;

Nit't1. major facto6 that wBre not taken inb
ac@unt durin the valuation

Attached

oxtent they exdain or

limitations faced by valuer, whidl shall not

be for lhe purpose of lmiting his responsibility

disclaimem to theCaveats, limitations and

for the valuation

elucidate the

T
E

v.ll.torl R€port Plgpelrd For 8ots / Re$on6lofics B.erd , !l'i.|3&hh ]ftnt Arn,u0ar (005312230.111

Vostukolo Consultonts (l) Pvt' Ltd

P.oe ZO of zE
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VslElion R€po.i PlgpslEd For 808 / RogronslOffioe Brand / $irls.chh M.tt Amlu..r (005342/4ms7a3)

Assumptions. Disclaimers. Limitations & Qualifi cations

V.lue SublGGt to Changc

Tho subjoct appraisal sxercise is based on provailing market dynamics as ofl 3lF Novembor 2023 and

do€s not take into aoount any unforeseaable devslopmonb whici could impact the same in th€ fufure.

Our hvesligations

We arc not engaged b carry out all possible investigations in relation to the subject property. Where in

our roport we identi! certain limitalions to our investigalions, tris is to enable the diant party to inshrc,t furfier

investigations whoro consider€d approdate or ryhere we recommond as nocessary prior to rolianc€. Vaslukala

Consultants lndia h/t. Ltd. (VCIPL) is not liable for any loos occasioned by a decision not h conduc{ furfier

investigations

fu3umptions

Assumplions are a noc8ssary part of undertahrE valuations. VCIPL adopb assumptinns for he

purposo of pmviding valuation advise because some matteE aro not capable of acqirate calculations or hll

oubidE he scope of our expertise, or out instruclions. Th€ rcli8nt party accepb that he vafuation contains

cerlain sp€cific assumptions and acknoflhdge and accept the risk of that if any of he assumptions adopted in

he vafuation are inconect, hen his may have an eftcl on he vahration.

lnformatlon Supplled by O&en
'lte appraisal is based on the information prwided by fre dient. The same has been assumed to be

coroct and has been usod for appraisal exercise. Where it is stated in the rcport thal ano0rer party has supplled

informaton to VCIPL, this information is bdieved to be reliable but VCIPL €n accspt no responsibitty if this

shouH prove not to be so.

Futura attcra

To the e(ent hat the valuatim indudes any slatement as to a future nrafler, that shtement is prwided

as an estmats and/or opinion based on he infumalion kmm to VCIPL at fre ddo of fris document. VCIPL

does not wananl that such statomonts ar€ acoJrato or corect.

ilap and Phns

Any sketch, plan or map in his reporl is included to assist ho rsador while visualbing hs prop€rty and

assume no responsitrility in connection with such matbn.

Slto Dotaib

Based on inpub received fiom Clienl and site visil conducted, we undenshnd lhat he subjoct prcporty
is Residential Flat, admeasuring 116.00 sg, Ft, Crrpet Arur orned by Shri.Bhausaheb xautrav ltrei. tlame
of Proposed Purchaser : Shrl.Sachln Nimba Amrutkar Furtrer, VCIPL has assunred trat he subject prcpedy is
fee fiom any encmachmsnt and is avaihble as on lhe date of tre appnaisal.

An ISO 9001:2015 Certified Comprny wwn.vastukala.org

\
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PrcpertyThle

Based on our dbcussion wih hs Cli6nt, we undoGtand that he subj6d property is being owned by

Shd.Bhauraheb lladhrv Ahcr. Name of Pmposed Purchaser: Shd.Sachln Nlmba Amrutk r. For the purpose

of his appraisal oxorciss, rE have assumed hat hs subject property has a dear lide and is fiee ftom any

6nc mbrances, disputes and chims. VCIPL has mado no furthor onquidos wib the relavant local authorities in

this regard and does not certity he prcpery as having a dear and markotable lite. Further, no legal advice

l6garding he tite and ornership of he subject property has been obhined fur he puryose of his appraisal

exercise. h has been assumed that he title deode arc char and marketable.

Envlronmenta! Gondltonr

We have assumed hat he subiec,t popeQ is not conhminated and is not advesdy afucted by any

exisling or pmposed envionmenhl law and any prccesses whidl ae canied out on he pmperty arc regulated

by environmenbl l€{islation and are prcperly licensed by the apprcpriate aufiorities,

AIo

Bassd on he informalion pmvided by Ura Client, ws understand $athe Rosidenlial Fht, admeasuring

116.00 Sq. Ft. Carpet Arca

Gondition & Reprir

ln the abseme of any infomation to tre conrary, we have asslJmed fiat here ara no abnormal ground

conditions, nor archaeological romains pr$€nt whbh might adveFely affecl $e cunent or frIture occupation,

dovehpm€nt or value of the prcpeity. Ttre property is fiee from nat, infestalion, shucfural or hbnt defect. l{o

c,unenry hown delet6rious or hazadous mabdals or susp€cl tedrniques will be ussd in the constuc'tion of or

subs€quent alteralbn or addfions to ho property and commenb made in hs property dohils do not purport to

oxpross an opinion about, or advise upon, he condilion of unimpec'ted parts and should not be hken as making

an implk# ropres€nblion or sbtBment sbout sudt paIb

Vrluatlon tothodology

For lhe purpoee of fris valualion exercise, he valualion m€hodology used is Direct Comparison

Approach Mefrod and popooed Curent use / Existing use premise is considered for his assignment.

The Diroct Comparison Apprcach invdves a comparison of he pmperly being valued to similar

prop€rties that have actually been sold in arms - lergffr tanuclions or arc oftred fur sale. This approach

demonstrates what buyers have historically been willing b pay (and sellers wlling b accept) for similar

propertk5 in an open and ornpetitive ma*et and is partillarly uselul in estimating tre value of he Flat and

propedies flat ar8 typically faded on a unit basis'

ln caso of inadequate rocont bansaction activity in he subi6c{ micro{larket, ho appraisor rvould collab

detaib of older tansactbns. Subsequenty, the appraiser would analysa renhl / capihl value bonds in the

subisct miso{iarket in order b cahulatB he porcenbgo incrsaso / decrsasa in valuos sinco the dat6 of thB

identified fansactions. This percentage rvould hen be adopbd to pniect ure cunenl value of he same'

where Gliance has been phced upon erfumd sources of Infonnation in applying he vafuation

mehodologios, unless ohe /i36 spocifically inshrcted by client and/or stalsd in ths valuation' VCIPL has not

{



1

V.b.tqr Reot PEp.tEd Foc EOB / Rrfrrdon . B6ndt,$d!.6h thA lth(00a0fr2!0C7a!) P'{,e?3d?f

independently verified hat inbrmatm and VCIPL doos not adviso nor accopt it as rdiabh. Tho psson or ontity

b whom he reporl is address€d acknowledgos and accopB he risk hat if any of he unv€rified information in he

valualion is incon€ct, hen this may havo an sftd on ho yaluatim.

l{ot a Sfirc{ural Surey

We stale ftat his is a valualifi cport and not a sbuctural survey

Ohor

All measurcments, arcas and ages quoted in our mporl arc appmximate

hg.l
We have not made any allorvances witr Gspec{ to any existing or proposed local legislatim rehling b

bxation on realization of he sale value of fie subied pmpefi. VCIPL is not requined b give bstimony or b
appear in court by remn of his appraisal report, wih mlbmnce to he prcperty h question, unless arraqemenl

has been made hereof. Furher, no legal advice on any aspecb has been obbined br he puryce d his

appraisal oxercise

Prope y ryeclfic asumptlon3

Bassd on inpub receivod fom fte dient and sito vhit conducted, w6 undorsbnd hat fis subjoct

propsily is Residential Flat, admeasuring 116.00 Sq. Ft Crrpct Are,

ASSUi!PTIONS. CAVEATS. LIMITATION AND OISCI.AIMERS

We assume no responsibilty for matleB of logal naturc afiec.ting ure property apprais€d or h€ tjth
thercb, nor do rve render our opinion as b the litle, wtich is assumed b be good and marketable.

The poperiy is valuod as hough undor rosponsiblo ownorship.

It is assumed Uut he propedy is free ol liens and encumbrancas.

It is assumed hat hore are no hidden or unapparsnt conditions of ttr subsoil or sfuclur€ 6at would
render it morc or less valrabh. No responsibility is assumed for sudr conditions or for engineering that
might be r€quirsd to discovEr such factoB.

fiera is no dipcU indircct intoBst in he poperty valued.

The rabs br vdualim cf tre property are in accordance nifr frre Gwt. approrred nabs and prevailing
maket rat6s.

Vostukolo Consuttonts (t) pvt. Ltd.
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Falme!.

1. A valuer shall, in the condud ol his/its business, follow high standards of integrity and faimess in all
hidits dealings witr hidits dients and oher valuers.

2. A valuer shall maintain integrity by being honest, staightforward, and forthright in all professional
relationships.

3. A valuer shall endeavour to ensure that he/il provides true and adequate infurmation and shall not
misreprssent any fac{s or sifuations.

4. A valuer shall refiain from being involved in any aclion that would bring disrepute to the profession.

5. A yaluer shall koep public interest for€most whilo dolivering his services.

Professlonal Competence and Du€ CsrB

6. A valuor shall render at all times high standards of seryice, exercise due diligence, ensurc proper
care and exercise ind6pand6nt professional judgment.

7. A valuor shall carry out professional seMces in accordance rvith the relevant tedrnical and
professional standards that may be specified from timo to tima.

8. A valuer shall continuously maintain profussional knowledgE and skill to provide competent
professional service based on up-todate developments in prac,lice, prevailing regulations /
guidelines and techniques.

9. ln ths proparation of a valuation reporl, the valuer shall not disclaim liability for his/its expertise or
deny hidits duty of care, exoept to the extent thal tho assumptions ai6 basod on slatemonts of fact
provided by the company or its auditors or consultants or information available in public domain

and not gonoratod by the valuar.

10, A valuer shall not carry out any instuction of lh6 client insofar as they are incompatible wih he
raquiromonts of integrity, obj€divity and independence.

,l1. A valuor shall dearly state to his client the servicos that he wouH be competent to pmyids and the

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

have a separalo anangsment wi$ other valuers.

lndependence and Dlsclosur€ of lntercst

12. A valuer shall act with objec,tivity in hisfits professional dealings by ensuring that his/its decisions

are made without the preience of any bias, conllict of interest, coercion, or unduo inlluence of any

party, wheilrer directly connoded to the valuation assignment or not'

,|3. A valuer shall not take up an assignment if he/it or any ol his/its relatives or associates is not

indopondent in terms of association to fte company.

i4. A valuer shall maintain complete independence in his/its professional relationships and shall

mnduc{ the valuation independent of external inlluenc"s'

An ISO 9OO1:2015 certihed Company www vastukala orgv @\ Vostukolo Consultonts (l) Pvt' Ltd'
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15. A valuor shall wherever necessary disclose to the clients, possiblo sources of mnflicis of dutiEs

and interests, while providing unbiased seMces.

16. A valuer shall not dsal in sodrities of any subisc{ company affer any time when he/it first becomog

aware of the possibility of his / its association with the valuation, and in accordance with the

Securities and Exchange Board of lndia (Piohibition of lnsider Trading)Regulalions,20'15 or till the
lime the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching' or offering 'convsni€nce valuations'in order to
cater to a company or clienfs needs.

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

19. ln any himess opinion or independent expert opinion submitted by a valuer, if there has been a
prior ongaggment in an unconnected transaction, the valuer shall dedarE the association with

the company during the last five years.

Confidentlallty

20. A valuer shall not use or divulge to other dients or any other party any conlidential informalion

about lh6 subjoct company, which has come to his / its knowledge wihout proper and specific
authority or unless there is a legal or professional right or duty to disclose.

lnformation Management

21. A valuor shall ensure that he/ it maintains Mitten contemporaneous rocords for any decision taken,

the reasons for taking the decision, and the information and evidence in support of such decision.
This shall be maintained so as to sufficienty enable a reasonable pemon to tako a view on the
approprialeness of his /its decisions and ac'tions.

22. A valuar shall appear, co{perate and bo available for inspoclions and investigalions caniod out
by the authority, any penion authorised by he auhority, lhe registerod valuers organisation with
which he/it is registered or any other statutory regulatory body.

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

24. A valuer whilo respecting the confidentiality of information acquir€d during the course of porforming
professional services, shall maintain proper working papers for a period of three years or such
longer period as required in its conlract br a specifc valuation, for production before a regulatory
authority or for a peer review. ln the evenl of a pending case belore ths Tribunal or Appellate
Tribunal, lhe record shall be maintained till the disposal of ttre case.

Gifts and hospltallty:

25. A valuer or his / its relative shall nol accept gifls or hospitality which undermines or afocts his
indepandonce as a valusr.

Explanation: For the purposes of this code the term telative' shall have the same meaning as
defined in dause (77) of Section 2 of the Companies Act,2013 (19 of20i3).

26. A valuer shall not offer gifts or hospitalily or a f nancial or any other advantage to a public servant
or any ofter Penton wih a vietY to obhin or rctain work for himseff / iboff, oito oUtain or retain an

Vostukolo Consuttonts (t) pvt. Ltd
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advantags in the conduc't of profassion for himself / itself.

Remunoratlon and Coets,

r)

PaS€ m ol2€

27. A valuer shall provide services for remunsration which is charged in a transparent mannor, is a

reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with
th6 applicable rules.

28. A valuer shall not accept any fees or charges other han those which are disdosed in a writlen
contract with the p€rson to whom he would be rendering sarvice.

Occupatlon, employablllty and rostrlctlons.

29. A valuer shall refrain from accepting too many assignmonts, if he/it is unlikely to b6 able to devote
adequale time lo eadr of his/ its assignments.

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

Phce: Nashik
Dats: 30..l1.2023

For VASTUKALA CONSULTANTS (l) PW. LTD.
r, $-rh,nf ct tthr

5na ra0 Ku ma r f,3;:;Am*:mr,-
Chalikwar
Director

Shandkumar B, Challkwar
Govt. Reg. Valuer
Chartered Enginoer (lndia)
Reg. No. (N) CCfl 1-14152tM9
Encl: Valualion repod.
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