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Valuation Re ort of the lmmovable Property

Name of Proposed Purchaser: Mr. Ghanshyam Bhanudas Ne*ar.
Name of Owner: Smt. Rajani Bhagwan Khaimar.

Residential Flat No. 05, Third Floor, " Makrand Apartment ", Survey No. 1021 11 112K, Plot No. 22 + 238,

C.T.S. No. 5869/ 2/ 19, NearYashwant Hospital, Dindori Naka, Peth Road, Panchavati, Village - Nashik, Taluka

& District - Nashik, PIN Code - 422 003, State - Maharashtra, Country - lndia.

Valuation Done for:
State Bank of lndia
RACPC Nashik Eranch

1st Floor, Patel Plaza, N.D. Patel Road, Opp. BSNL, Landmark Seawoods Navratna Hotel.

Nashik - 422001, State - Maharashtra, Counlry - lndia.
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rd{. : 4, 1" Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Unk Road, Adgaon. Nashik - 422 003, (M.S )
E-mail : nashik@vastukala.org, Tel. | +91253 4068262 / 9890380564

9 nqa. oltc: 81-001, U/B Floor, Boomerang,
Chandivali Farm Road, Andheri (East),
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Consultonts (l) Pvt. Ltd. Think.tnnovate.create .

Details of the propertv under consideration:

Latitude Lonqitude: 20'00'42.4"N 73"47'36.8"E
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CIN: U74120MH2010PTC207869
MSME Reg. No. : UDYAM-MH-18-0083617 Vostuk \

An ISO 9001:2015 Certified Company Th nk. |lnovatt,.Lreati.
Vdualion R6po PrEp€IEd For SBI/ R@c tl8shik brdrrch / Mr. GhsdlFm Bt'.rudrt t'Ld(.r (m$,€/ 21376S) Pego 2 d 24

v

Vartu/Nasriul 12023m0$4E2303769
30n6-45$RYBS

Dale: 30.11.2t23

a

VALUATION OPINION REPORT

This is to certiff hat the property Residential Flat No. 05, Tlird Floor, " 95166 Apaftnrnt', Survey No. l0Z

11112K,PlolNo.zz + 23B, C.T.S. No.5E69/Z 19, Near Yashwant Hospital, DindoriNaka, Peh Road, Panchavali,

Village - Nashik, Taluka & Distict - Nashik, PIN Code - 422 003, State - Maharashtra, County - lndia. belongs

to Name of Propoced Purduron tlr. Ghanshyam Bhanudas N.rkar, & l{ame of Owmr: Smt RaJanl

Bhagran Khalmar.

Boundaries of the pruporty:

Buildlng Flat

North Building Marginal Space

South Road Marginal Space

East Building Staircase & Flat No. 06

West Road Road

Considaring various paramebrs recorded, exisling economic sconario, and the infurmation hat is available wih

rsfersnce b the devslopment of naighbofimd and method seleded for valuation, we arc of the opinion hat, lhe

property premises can be assessed fur his parlicular purpose at specifications I 27,13,0O,00 (Rupaos Twenty.

Sevon Lakh Fofi.Ihne Ihourand Only).

The valuation of the property is based on the documents produced by the concem. Legal aspec,ts have nol b€€n

taken into considerations while pmparing his valuation rcport.

Hence certified

For VASTUKALA CONSULIANTS (l) PW. LTD.

Obhay ,rrn d !y Ml.oj ch.l&E

Manoj Chalikwar
Or* eM..o, Ch.lli/x, a.v.sNk l.

.m.ll=h.roJa,v.siriob.or9
o.t : 2023.! 2-01 1C16:39 +0510

Director Aulh.
Xrnoi B. Ghalihrat

Registorod Valuer
Chartemd Engineer (lndia)

Reg. No. CATJ-F-1763
SBI Empanelrent No.: SME/ICC202'|-286I3
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l{dIk: 4, 1" Flooi lladhusha Elite, vrundavan Nagar, Jatra-Nandur Naka Unk Road, Adgaon, Nashlk - 422 003, (M.s.)
E-mail : nashik@vastukala.org, Tel. i +9L 253 406a262 / 9890380554
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,amb.l - 400 072, (M.s,), INDIA
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Vastukala Gonsultants (l) Pvt. Ltd.
81{01 , U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072.

To,
The Branch f,anager,
State Bank of lndla
RACPG Nashik Branch
lst Flmr, Patel Plaza, N.D. Patel Road,
Opp. BSNL, Landmadt Seawoods Navratna Holel,
Nashik - 422001, State - Maharashtra, Country - lndia

VALUAT|ON REPORT (tN RESPECT 0F FI-AT)

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

I General

1 Purpose for which the valuation is made To assess Fair Maftet value of the property br Housing

Loan Purpose.

2 a) Date of inspection 29.11.2023

b) Date on which the valualion is made 30.11.2023

J- List of documenb produced for perusal:

i. Copy of Notarized Agreement for Sale dated 12.10.2023 between Mr. Ghanshyam Bhanudas Nerkar.

(Proposed Purchaser) & Mr. SmL Rajani Bhagnran Khaimar (O,vner).

ii. Copy of Occupancy Grtificate No. NRRV/ 001232 dated '1'1.04.1937 issued by Nashik Munkipal

Corporation, Nashik.

iii. Copy of Apprcved Building Plan Accompanying Commencement Cerlifcata No. 595/ 3221 Dated -

2'1l.l0/'1994 issued by Assistant Director Town Planning, Nashik Municipal Corporation, Nashik.

Name of Pmposed Purchaser:

llr. Ghanshyam Bhanudas l{erkar.

Name of Owner:

Smt. Raiani Bhagwan Khaimar.

Addressl Rssidontial Flat No. 05, Third Floor, " llakand
Apadment ', Survey No. 10Z 1l 11 zK,PlotNo.22 + 238,
C.T.S. No. 5869/ Z 19, l'{ear Yashwant Hospital, Dindori

Naka, Peh Road, Pandravati, Village - Nashik, Taluka &

District - Nashilq PIN Code - 422 003, State - Maharashtra,

County - lndia.

Contact PeEon:

Itlr. Ghanshyam Ned<ar (Proposed Purchaser)

Contact No.:+91 9657704556

Sole Ownership
A Brief description of he property (lnduding

Leasehold / freehold otc.)

\
Y

4. Name of he owne(s) / Clienfs and his / heir
address (es) with Phone no. (dehils of share

of oach ovm6r in cas€ of ioint ownsrship)

The prop€rty is a Residential Flat No. 05 is locatsd on

Third Floor. As per Sito, the composition of flat is Living + I
Bedroom + Kitchen + WC + Bah + Passago + Balcony (i.e.

1BHlq.

The property is at 10.3 Km. distance fiom nmrest railway

station Nashik Road.



Land Mark: Near Yashwant Hospital

6 Location of property

a) Plot No. / Survey No. Survey No. 10U 1l 112K, Plot No. 22 + 23B,

C,T.S. No. 5869/ Z 19

b) Door No. Residential Flat No. 05

c) C.T.S. No. / Village Village - Nashik

d) Ward / Taluka Taluka - Nashik

e) Mandal / Oistrict District - Nashik

0 Date of issue and validity of layout of

approved map / plan

Copy of Apprcved Building Plan Accompanying

Commencement Cefficate No. 595/ 3221 Daled -

2111011994 issued by Assisbnt Director Town Planning,

Nashik Municipal Corpomtion, Nashik
s) Appmved map / plan issuing

auhority

h) Whether genuineness or authsnticity

of approved map/ plan is verilied

Yes

i) Any other commenb by our

empanslled valuers on authentic of

approved plan

No

7 Postal address of tre property Residential Flat No. 05,Third Floor, ' taknnd Apaftnent
", Survey No. 1021 1l 1l 2K, Plot No. 22 + 238, C.T.S. No.

5869/ Z 19, Near Yashwarrt Hospital, Dindori Naka, PeUr

Road, Pandravali, Village - Nashik, Taluka & District -

Nashik, PIN Code -422 003, State - Maharashtra, Country

- lndia,

I City i Town Nashik

Yes

Commercial arca Yes

lndustnal area No

o Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village

Panchayat / Municipality

Village - Nashik

Nashik Municipal Corponation

11. Wheher covered under any State / Cental

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

Act) or notified under agency area/

scheduled arca / cantonmont area

No

12. Boundaries of the proporty

Building As per Ac{ual Site As per the Deed of
Apartmont

North Building Adj. PIot

South Road 9.00 M. Wide Colony Road

East Building Adj. Plot No.

Vdustjofl Repo'l PrcpsrBd For SBI/ Racpc ilashlk bEnch / Mr. Ghdl$Fm &rnldai t{crtsr {(O531{U 2303769) Page 4 ot 24

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001:2015 Certified Company ttvtw.vastukala'org
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Wesl Road 9.00 M. Wide Colony Road

t\,t Flat A3 per Actual Sito As per the Oood of
Apartment

North Marginal Space By Side Open Space

South Marginal Space By Side Open Space

East Staircase & Flat No. 06 By Staircase & Flat No. 06

West Road By Road

13 Dimensions of the sita N. A. as property under consideration b a flat in an

aparfnenl building,

A

As par the Deed

B Aclual

Norlh

South

East

West

14. Extent of the site Carpet Area in Sq. Ft. = 487.00

Balcony Area in Sq. Ft. = 36.00

(Arca as per Aclual site Measurement)

Bullt Up Area in Sq. Ft = 650.00

(Ar!r as por ilobrizod Agrcemont lor S!lo)
14. Latitude, Longitude & Coordinates of flat 20"00'42.4"N 73'47'.36.8"E

15. Extent of the site considered for Valuation

(least of 13A& 138)

16 Wheher ocorpied by he wrnr / tenanf? tf
occupied by lonant since how long? Renl

received per monh.

Vacant

I APARTTEI{T BUILDING

I Nature of the Apartment Residential

2. Location

C.T.S. No. Survey No. fiA 1il 2K, Plot N0.22 + 23B,

C.T.S. No. 5869/ Z 19

Block No.

Ward No.

Village / Municipality / Corporation Village - Nashik

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 05, Third Floor, " Maknnd Apartmont
", Survey No. 104 I il 2K, Plot No. 22 + 23B, C.T.S. No.

5869/ Z 19, Near Yashwarrt Hospital, Dindori Naka, Peth

Road, Pandlayali, Villago - Nashik, Taluka & Disfict -
Nashik, PIN Code - 422 003, State - Maharashha, Country

- lndia.

Valuation R€polt ftopaEd For SBli Racpc Nashik brsnch / Mr. Ghan*Vrh Bharuds! N.d(rf (q)$16/ 2$3769) Pag6 5 d 24

Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Certified Company wwyr.vastukala.org
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Built Up Arla in Sq. Ft = 650.00

(fuea ar per l{ohrlzod Agreement for Sale}



J Desoiption of $e locality Residential /
Commercial / Mbcd

Residental

4 Year of Construction 1997 (As per ftcupancy Certificate)
( Number of Floors Ground + 3rc Upper Floors

Type of Sfuc{ure R.C.C. Framed Struclure

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

8 Quality of Construction Normal

Appsarance of the Building Normal

10. Maintenance of the Building Normal

11. Facilities Available

Lifi No

Prctected Water Supply Municipal Water supply

Underground Sswerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavemenl laid around the building Yes

ilt FLAT

I The floor in which the flat is situated
, Residential Flat No. 05

3 Specifications of the flat lBHK
Roof R.C.C. Slab

Flooring Mosaic Tile Flooring

Doors Teak Wood door framed with flush doors

Windows Aluminum Slidinq Windows

Fittings Concealod Plumbing, Concealed Electrical wiring

Finishing Cement Plastenng

4 House Tax

Assessment No. Details Not Provided

Tax paid in the name of: Details Not Provided

Tax amount: Details Not Provided

5 Elechicity SeMce connection No.: Details Not Provided

Meter Card is in the name of: Details Not Provitied

6 How is the maintenancs of the flat? Normal

7 Sale Deed sxecuted in the name of Namo of Pmposod Purchaser:

ilr. Ghanshyam Bhanudar ilerkar.

Nama of Owner:

Smt RaJanl Bhagwan Khalrnar

8 What is the undivided area of land as per

Sale Deed?

Details not availabl€

o What is the plinth area of th6 flal? Built Up Area in Sq. Ft. = 650.00

(Area as per Nobrizsd Agreement for Sale)

't0 What is the floor space index (app.) As per Nashik Municipal Corporation norms

1'l What is the Carpet fuea of the flat? Carpet Area in Sq. Ft. = 487.00

Balcony Area in Sq. Ft. = 36.00

(Arca as per Actual site Measurornont)

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

Valuaton Repolt Propacd Fon SBI/ Racpc tla8hik brardt / Mr. Ghddryam Stunds! fktar (00$a8/ 2303769) Pag€ 6 of 24
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Third Floor

Door No. of the flal
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13 ls it b€ing used br Rsskjential or
Commercial purpose?

Rssidential purpose

14 ls it Owneroccupied or let ouP Vacant
15 lf rented, what is the monthly rent? < 5,500.00 Expected rental inmme per month

tv TIARKETABILITY
1 How is the marketability? Good

2 Locatod in developing arsa

3 Any negative factors are observed which
afiect the market value in general?

No

v Rate

1 Afrer analyzing lhe comparable sale
instances, whal is tre composite rate for a
similar flat wih same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
kansac{ions wih respect to adjacent
properties in t\e areas)

t 4,000.00 to t 5,500.00 per Sq. Fl. on Buift Up Arca

2 fusuming it is a new construction, what is

tho adopted basic composite rate of fre flat
under valuation afler comparing with he
specifications and oher factom witr tre fat
undor comparison (give details).

t 5,000.00 per Sq. Ft, on Built Up Area

J Break - up for he rate

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

ll. Land + others t 3,000.00 per Sq. Ft.

4 Guiddine rale obtained fiom he Regisha/s
offce (evidence thereof to be enclosed)

t 48,000.00 per Sq. M. i.e.

t 4,1159.00 per Sq. Ft.

Guideline rale obtained fiom he Registra/s
off ca (aff er Deprecation)

t 44,620.00 per Sq. M. i.e.

t 4,145.00 per Sq. Ft.

5 ln case of variation ol 2001o or mom in he
valuation proposed by the Valuer and he
Guideline value provided in tp Shte Govt
notification or lncome Tax Gazette
justification on vadation has lo be given

It is a foregone conclusion that market value is always more
than he RR price. As he RR Rates Area Fixed by
rospedive Shte Gowmment br mmputing Slamp Duty /
Rgstn. Fees. Thus, the difisns from place to place and
Location, Amenities per se as evident from the fact than
even RR Rates Decided by Govemment Differs.

vt COTPOSITE RATE ADOPTED AFIER
DEPRECIATION

z Depreciated building rate I 1,220.00 per Sq. Ft.

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

Age of the bu ilding

Life of the building estimated 34 years Subject to pmper, preventivo periodic
maintanance & structural repairs.
390/"

Depreciated Ratio of the building
b Total composite rate anived for Valuation

Valuatloi Repod PrEpaEd Fol: SBU Racpc tlashii branch / Mr Gh&*rysm &r.dds! tldtsr (005318/ 2303769) Pag€ 7 d 24
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What are the hctors favouring for an oxtra
Potential Value?

26 Years

Deprecialion percenhge assuming he
sslvage value as '10%



Depreciated building rate Vl (a) t 1,220.m psr Sq. Ft.

Rate for Land & other V (3) ii t 3,000.@ per Sq. Ft.

Total Composlte Rate t t1,220.00 per Sq. Ft.

Remar*:

IIrI

Valua{on Report Propamd Fon SBU Racpc tlashik branch i Mr. Gh{1dryrm th.dd.! t{ort6r (OOf,34& 2303769) Psge 8 of 24

Details of Valuation:

Sr.

No,

Description otv Rate per

unlt (t)
Estimahd
Value (t)

1 Present value of he flat (incl. car parking, if provided) 650.00Sq. Ft. 4,220.00 27,$,000.00

2 Wardrobes

3 Showcases /

4 Kitchen anangements

5 Superfine finish

6 lnterior Demrations

7 Electricity deposits / elecEical fittings, etc.

8 Extra cdlapsible gates / grill works etc.

I Potential value, if any

10 Others

Total 27,43,000.00

Realizable value of the property 26,0s,850.00

Distress value of tho proporty 21,94,100.00

lnsunble valr.n of the prcpeily (650.fl1 Sq. Ft. x 2,000,00)

Justification for Drice I rate

The Market Value of hs property is bas€d on facb of ma*eb discovered by us during our onquiries, however tho govemmont

rats valuo in his case is less han he markst value anived by us. We are of he opinion that the value anivo by us will pmve

to be mned if an Auction of he subirct proporty b cariod out. As far as ltilarket Value in lndex ll is concorned, it is not

possible to mmment on same, may be govemment rates ars fixed by sampling during samo point of time in parl and whoreas,

Markgt values change avery monh.

ln most of the cases the actual d6al amount or Transaction value is not reflected in lndex ll bocauso of various Ma*et

pradicos. As Valuor, wo always try to give a value which is mnect reflec'tion of ac'tual transaction value inespec{ive of any

fadors in markst,

llethod of Valuation / Aooroach

The sales comparison approadl uses the markot data of sale prices b estimate the value of a real estate properly. Property

valuation in his mehod is done by comparing a property to other similar properties trat have been recenty sold. Comparable

prcperties, also knorm as comparables, or cornps, must share certain foahrres wih the property in question. Some of these

Vostukolo Consultonts (l) Pvt. Ltd\ v
An tSO 9OO1:2015 Certified Companv www.vastukala.org

13,00,000.00

Guideline yalue of the property (65{l,lxl Sq. Ft. r 1,115.(Xl) 26,94,250.00



lmpending thrcat of aquisition by govemmenl for rcad

widening / publics service puryoses, sub merging &

applicability of CRZ pmvisions (Distance from searost /

tidal level musl be incoporated) and hoir effect on

i) Sale ability Good

ii) Likely renhl values in futuro in t 5,500,000.00 Expected rental income per month

ii| Any likely income it may generate Rental lncome

Vostukolo Consuttonts (t) Pvt. Ltd
An ISO 9001:2015 Certified Company www.vastukala.org
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indude ph)rsical hatures such as quare botage, number of rooms, conditirn, and age of he building; honever, he mosi

imporhnt hctor is no doubt tre location of he prcperty. Adjustnenb are usually needed to account for diftEnces as no tryo

proporties are exactly the same. To make pmper adjusfnenb when comparing propertiss, rsal ostate appraise]s must kno,v

he differences betws€n he comparable prcperties and hortr to value these difierences. The sales mmparison apprcach is

comnonly used for Residential Flat where there are typically many mmparables available to analyze. As the poporty is a

residential flat, we have adopted Sale Comparison Appmach Mefrod for he purpose of valuation. The Price hr similar type

of property in hs nearby vicinity is in he rango oR 4,000.00 b { 5,5m.00 per Sq. Ft. on Built Up tu€a. Considoring he rato

wih atached repo( cunent market conditions, demand and supply position, Flat size, localion, upswing in roal estab pdces,

sustained demand for Residential Flat, all round development of commercial and residential application in tre locality etc. We

estimatet 4,220.00 per Sq. Ft. (After depreciation) on Built Up Area for valualion.

\
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Route Map of the property
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Price lndicators
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As a lgsuh of my appraisal and analysis, it is my mnsidorEd opinion hat of ho abo\ro proporty in he prevailing

condition wih afuresaid spoq'flcatons < 27,43,000.00 (Rupeer Tmnty.Seven Lakft Forty.Ihno Ihourand

Only).

Placo: Nashik

Date:30.11.2023

For VASTUKALA CONSULIANTS (l) PW LID.
Olglttlt 

'lg 
.d t lAmJ ch.lltr.r

DN: (n{rlt.aoj Ch.llkw.r, Fv.n*d.Manoj
Chalikwar

Director Auth. ign.
tanoi B. Chalihrar
Registered Valuer
Chartercd Engineer(lndia)
Reg. No. CATJ-F-1763
SBI Empanelment No.: SME/|'CC/2021 -2286i3

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

on

(Rupees

Date

Signature
(Name & Designation of the lnspecting ffichUs)

Vostukolo Consultonts (t) Pvt. Ltd.

Cdeluna {D Pt4 Ltd-
!m.ll-mnoj!v.nt/LL.or9,
D.t. 2o23.r2rt 1qt6:57+ot'!o'

An ISO 9001:2015 Certlhed Company nww.vastukala.org

Enclosures

Declaration-cum-u nd6rtaking

from $e valuer (Annerure lV)

Attached

Modsl code of conducl for

valuer - (Annsxum V)

Attached

\
Y

We are salisfied hat ths hir and reasonable market valus of trc pmperty

Cauntersigned
(BRANCH MANAGER)
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(Annexurc-l)

DECTARATION.CUXI.U N DERTAKING

l, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:

a. I am a citizon of lndia.

I will not undertake valualion of any assots in which I have a direct or indirect interest or
become so interested at any time during a period of three years prior lo my appointment
as valuer or three years after lhe valualion of asssts was conducled by me.

The information fumished in my valualion report dated 30.'l'1.2023 is true and mned to
he best of my knowledge and belief and I havs made an imparlial and true valuation of
fte proporty.

I / my authorized reprcsentalive has personally inspected the property on 30.1'1.2023. The
wo* is not sub - confasted to any other valuer and canied out by myself.

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

I havo not b6en dopanelled / delisted by any other bank and in caso any such depanelment
by other banks during my empanelment with you, I will inform you within 3 days of such
depanolmont.

I have not been removed / dismissed fiom service / employmonl earlior.

I have not been convicted of any offencs and sentenced lo a term of impnsonment

i. I havs not been found guilty of misconduc{ in my professional capacity.

j. I have not been declared to be unsound mind

I am not an undischarged bankrup[ or has not applied to bs adiudicated as a bankrupt;

I have not b8en convicted ofan ofience connected with any proceeding under the lncome

Tax Act 1961, Wealth Tax Act '1957 or Gifi Tax Act 1958 and

My PAN Card number as applicable is AERPC9086P

Vostukolo Consultonts (l) Pvt. Ltd

b

c.

d

e

f.

s

h

k

L

m

\
Y

An ISO 9001:2015 Certified Company ww$r.vastukala.org

I am not an undischarged insolvent.

I have not been laviod a penalty under section 271J of lncomo-tax Ac{, 1961 (43 of 1961)

and time limit for filing appeal before Commissioner of lncome-tax (Appeals) or lncome-
tax Appellate Tribunal, as he case may be has expired, or such penalty has been

confrmed by lncome-tax Appallate Tribunal, and five years have not elapsod affer levy of

such penalty

n.

o,
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I undertake to keep you informed of any events or happenings which would make me
ineligible for empanelment as a valuer

I have not concealed or suppressed any material information, facts and records and I have
made a complGte and full disdosure

lhave read the Handbook on Policy, Standards and procedure for Real Estate
Valualion, 201 1 of the IBA and this report is in conformity to the 'Standards" enshrined for
valuation in the Part - B of the above handbook to the best of my ability.

I have read he lntemational Valualion Standards (lVS) and he report submitted to $e
Bank for the respective assel class is in conformity to lhe 'Standards' as enshrin€d for
valuation in the IVS in 'General Standards" and 'Asset Standards'as applicable. The
valuation r€port is submitted in the prescribed format of the bank.

Vostukolo Consultonts (t) Pvt. Ltd.

q

I

An ISO 9001:2015 Certified Company nww.vastukala.org
Y

s.

t. I abide by the Model Code of Conduct for empanelmenl of valuer in the Bank. (Annexure
V - A signed copy of same lo be taken and kept along with this dedaration)

u. I am valuer regisbred wifr lnsotvency & Bankrupby Boad of lndia (lBBl)

v. My CIBIL Score and credit worthiness is as per Banks guidelines.

w. I am Director of he company, who is competonl to sign this valualion report.

x. I will undertake the valuation wo < on rcceipt ol Letter of Engagement gsnsratod fmm ho sysbm (i.e.
LLMS / LOS) only.

y. Further, I hereby provide the following information.

\



Sr No. Particulars Valuor commont
1 background information of the assot boing

valued;

The property undor considoralion was Purchasod by Mr,
Ghansiyam Bhanudas Nerkar Fom Smt. Rajani Bha$,van
Khaimar. vide Notarized Agreement fo. Salo dated
12.10.2023.

7 purpo€e of valuation and appointing

autho.ity

As per $e requost from State Bank of lndia, RACPC

Nashik Branch to assoss Fair Markot value of the property

br Banking purpose

3. idontity of the valuer and any oth6r exp€G
involYod in lhe valuation:

Manoj B. Chalikwar - Regd. Valuer

Sanjay Phadol - R€gional Tedrnical Manager

Sachin Raundal - Valustion Engino6r

Binu Sursndren- Tochnical Manager

Rishidatta Yadav- Technical Officor

4 disdosure of valuer inlerest or conf,ict, if

8ny;

We have no interost either direcl or indirecl, in the
proporty valued. Fur6€r to statB that we do not have

r€lstion or any connodion with proporty owner / applicant

directly or indirec{y. Further to state that wo aro an

indep€ndent Valuer and in no way rdatod h popsdy
owner / applic€nt

5 date of appointnont, valuation date and
dat6 of

report;

Date of Appointmsnt - 29.11 .2023

Valuation Dato - 30.1 1.2023

Date of Roport - 30.'l 1.2023

6 insp€dions

undertaken;

and/or investigations Physical lnspedion done on 29.1 1.2023

natuE and sourcas otthe inbrmation used

or rolied upon;

o Markat Survey at the time of site visit

. Ready R6c*oner rates / Cirdo rat€6

. Online soarch for Rogistered Transsctions

. Online ftice lndicators on roal estate porlals

. Enquides with Real estate consultants

. Existing data of Valuetion a$Enments caried out by

US

pocedures adopted in canying out he
valualion and valuaton standards followed;

Sel6s Comparison Method

o resticlions on use of th8 report, il any; This valuation is for $e use of the party to whom it is
addressed and for no otlgr pumos6. No responsibility is

accopted to any tlird pady who may use or lEly on the

whoae or any pad of this valuation. The valuer has no

pecuniary interest lhat would conflict with the propor

valuation of the poperty.

10. maior factors that worc taken into account

during the valuation:

curent markel conditions, demand and supply position,

Residenthl Flat size, location, uFwing in real estate

pric8s, sustained demand br Residential Flat, all round

development of comm6rcial and residential application in

tho locality etc.

11 Caveats, limitations and disclaimers to he
extent th6y explain or olucidalo he
limitations faced by valuer, which shall not

be for he purpose of limiting his

Attached

Valualbn Report ftspqrud Fox SBU Racpc tlashik brandr / Mr. GhddlFm th. i.. t'lc{ker (005318/ 2303769) Pag6 'l8 of 2,t

\ v Vostukolo Consultonts (l) Pvt. Ltd.
-. An ISO 9OO1:2015 Certified Companv lryww. vastukala,org
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rosponsibility for the valuation report.

Assumotions. Disclaimers, Limitations & Qualifications

Value SubJec{ to Change

Ihe subject appraisal sxercise is based on prevailing market dynamics as on 3lls l{ovember 2023 and

does not taks into account any unforeseeable developmenb which corJld impacl hs same in fie future.

Our lnvestlga0onr

We are not engaged to carry out all possiHe investigations in r€lation to th€ subject pmperty. Wherc in

our report ws identify certain limitations lo our investigallons, this is to onablo ho roliant party to instrucl furhor

investigations where comkiered appropriate or where we recommsnd as necGsary prior to reliance. Vasbkala

Consulhnts lndia Pvt. Ltd. (VCIPL) is nol liable for any loss occasioned by a decision not to conduct fur$er

investigalions

Assumptionr

Assumptions are a necessary parl of undertaking valuations. VCIPL adopts assumptions for the purpose

of providing valuaton advise bscause some matters ar€ not capable of accurate calcxJlations or hll oubide he

scope of our expertiso, or out instuctions. The rcliant party accspts hat he valuation conhins certain specifc

assumptions and aclooryledge and accept the risk of thal tf any of he assumptons adopted in he valuation ar€

inconect, thon this may have an effuc{ on he valuation.

lnformation Supplied by Ohcn

The appraisal is based on he information pmvided by tre dient. Tte same has been assumed to be

conec{ and has been used for appraisal exercise. Wh€re it is stated in he report that anotrer party has supplied

information b VCIPL, ttis information is believed to be reliabh but VCIPL can accept no respnsibility if tris should

provo not to b€ so.

Fnfurc atten

To he extent hat the valualion indudos any statement as to a future maflor, hat statement is prwided

as an estimate 8nd/or opinion based on hs infurmation known to VCIPL at tre date of tris doarment VCIPL does

not warant that such shtomonts are accurato or corcct

map and Phm

Any skotctl, plan or map in this report h indudsd to assisl he reader while visualising he prcpsrty and

assume no rcsponsibiliv in connoction wilh such mattaG.

Sih Dehllc

\ Vostukolo Consultonts (t) Pvt. Ltd

I

An ISO 9001:2015 Certified Company rvwrry.vastukala.org
Y
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Based on inpuls received from documents and site visit conducted, Ive understand that the subiect property is

Rosidential Flat, admeasuring Total Bulh Up ln Sq. Ft = 650.00 in the Nam€ of Name of Proposed Purchaser

f,r. Ghanshyam Bhanudar Nerkar. & Name of Ormer: Smt Ralani Bhagwan Khalmar. Further, VCIPL has

assumed thal the subject property is free from any oncroachment and is available as on he date of he appraisal.

Proporly Tlflo

Based on our discussion wih he Client, we understand that he subiect proporty is boing purchased by Name of

Proposed Purchaser: r. Ghanshyam Bhanudar Ne*ar. & Name of Owner: Smt RrJanl Bhagwan Khaimar.

Forhe purpose of this appraisal exercise, we have assumed hathe subjecl property has a clear ttle and is fre€

from any encrmbnances, disputes and daims. VCIPL has made no fur$er enquiries witr he rclevant local

auhorities in his regard and does not cedry the pmpclty as having a clear and maketable tite. Further, no legal

advice regarding he title and ownership of he subiect property has been obtained for he purpose of his appraisal

exercise. lt has been assumod that he ti e dseds are dear and marketable.

Envlrcnmentrl Conditionr

We have assumed that the subject property is not contaminated and is not adversely affec'tsd by any

existing or proposed environmenlal law and any processes which arc canied out on he prcperty are regulated by

environmental legislation and are properly licensed by the appropriate authorities

Arer

Based on he informalion prwided by he documenb ard sile visit conducted, we understand hat he

Residentjal Flat, admeasuring Tohl Bullt Up ln Sq, Ft = 6fl1,00

Condltlon & Ropah

ln the absence of any inbrmaton to the conbary, we have assumed hat horo are no abnormal grcund

mnditions, nor ardraeological remains present which might adversely affect the currenl or future occupation,

development or value of he property. The prop€rty is ftBe flom rat, infuslalion, slructunl or latent defecl. l,lo

currenfly known ddeterious or hazardous matedals or suspect tedniques will be used in lhe construction of or

subs€quent altoration or additions to the property and commonts made in the property details do not purport to

oxpross an opinion about or advlse upon, he condilioar of uninspeded parb and should not be takEn as making

an implied E presentation or statement about such parts

Valuatlon f,sthodology

For the purpose of his valuation exercise, the valuation methodology used is Dircd Comparison

Approach Mathod and propos€d Curont use / Existing use prcmiss is considered for his assignm€nt.

Ths Dirscl Comparison Approach involves a comparison of he property being valusd to similar properties

hat have acfually been sold in arms - lengh transactions or aro ofrer€d for salo. This approa$ domonstmtes what

buyers have hisbdcally been willing to pay (and sellers willing to accspt) for similar ptoporties in an open and

competilive market and is particrlarty useful in estimating he valu€ of the flat and proporties hat are typically

tmded on a unit basis.

Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9001r2015 certified compa w!!w. vastu kala, orq

v
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ln case of inadequate recent transaclion aclivity in fie subied microflarket, $e appraiser would collab

details of older hansactions. Subsequently, the appraiser \,rould analyse rental / capital value trends in the subjec{

micrumarket in ordEr to caloJlate he percentago increase / decroas€ in valu€s sinc€ ho date of he idsntifiod

hansac'tions. This percenhge would hen be adopted to poect he clrrent value of he same.

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

methodologk5, unless oherwise specifically instucted by Client and/or stated in he valuation, VCIPL has not

independenty vorilied that information and VCIPL does not advise nor accept it as reliable. The person or ontity b
whom he report is addressed acknorledges and accepts the risk that if any of the unverified informalion in he

valualion is inonect, hen his may have an efiec-t on the valuation.

l{ol a Stuc{unl Survey

We state that this is a valuation r€port and nol a shuctural survey

Oher

All measursm€nb, areas and ages quoted in our report are appmximate

Legal

We have nol made any allo Ences wih respec't to any existing or proposed local legislation relating to

taxatjon on realization of he sale value of he subject property. VCIPL is not requircd to give t€stimony or to appsar

in court by reason ofthis appraisal r€port, with rehronce to the property in question, unless anangement has been

made thereof. Furfier, no legal advice on any aspects has been obhined for th6 purpose of lhis appraisal exercise

Property rpeclfi c arsumptlonr

Basod on inpub ]€ceived fom tre docrmenb and site visil conduc{ed, Na understand hat tre subjed

property is ReskJential Flat, admeasuring Tohl Bullt Up in Sq. Ft = 65ll.O

ASSUMPTIONS, CAVEATS. LIMITATION AND DISCLAIMERS

We assume no responsibility ftr matters of legal nature afrecting the property appraised or the titlo heroto,
nor do ws render our opinion as to the title, whid is assumed to be good and marketable.

The propefi is valued as ho4h under rosponsible ownership.

It is assumed that the property is free of li€ns and encumbrances.

It is assumed that hem ars no hiddon or unapparont conditions of the sukoil or strudure hat would
render it mof€ or les valuable. No responsibility is assumed for such conditiom or foi engineering hat
might be required to discover suci factors.

There is no direcU indirect interest in the property valued.

The ntes for valuation of the property ar€ in accordance wih he Govt. approvsd rates and pr8vailing

markst rat6s.

2

3

4

5

6

\ I Vostukolo Consuttonts (t) pvt. Ltd.

1

An ISO 9001:2015 Certified Company www.vastukala,org
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iIODEL CODE OF CONDUCT FOR VALUERS

!ntegrlty and Falrness

1 . A valuer shall, in the conduct of his/its business, follow high standards of integrity and faimess in all
hidits dealings with his/its clients and other valuers.

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

3. A valuer shall ondeavour to ensure that ho/it provides trus and adequate inbrmation and shall not
misrepresent any fac'ts or situations.

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

5. A valuer shall keep public interest foremost while delivering his seMces.

Professional Competence and Due Caro

6. A valuer shall cnder at all times high standards of seMce, exercise due diligence, ensure proper

care and exercise independent professional iudgment.

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

8. A valuer shall continuously mainlain professional knowledge and skill to provide competEnt
professional seNice basod on up-tGdate developmenls in practice, prevailing regulalions /
guidelines and lochniques.

9. ln the preparation of a valuation report, tho valuer shall not disdaim liability fur hiMts experlise or
deny his/its duty of care, exc€pt to the sxtent hat he assumptions are based on statements of fact
provided by the company or its auditors or consultanls or information available in public domain and

not generatod by the valuer.

10. A valuor shall nol carry out any instruction of the cliont insofar as they are incompatibls with ho
requirements of integrity, objectivity and independence.

'l 1 . A valuer shall clsarly stato to his client the ssrvices hat ho would b€ competent to provide and the

sorvices for which he would be relying on o$er valuors or prcfessionals or for which tho dient can

have a separate anangomont with othor valuers.

lndependence and DiscloEure of lnterest

12. A valuer shall act witr objectivity in his/its piofessional dealings by ensuring thal hidits decisions are

made without he presence of any bias, conflict of intgrsst, coercion, or undue influenco of any party,

whether direc{y connoclod to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of hidits rslatives or associates is nol

independent in terms of association lo the company.

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

the valuation independent of extemal influences.

\ Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9OO1:2015 Certified Comoanv www.vastukala.org
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15, A valuer shall wherever necessarily disdose to the dients, possible sources of conflicts of duties and
inlorests, whilo providing unbiased sgrvicos.

16. A valuer shall not deal in secudties of any subjed company afrer any lime when hdit 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,20l5 or till the time the
valualion report becomes public, whichever is eadier.

17. A valuer shall not indulge in "mandate snatching'or offering "convonience valuations'in ordor to
cater to a company or dienfs needs.

18. As an independenl valuer, the valuer shall nol charge success feo.

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has bean a prior
engagoment in an unconnedgd transaciion, the valuer shall dedare the association wih the
company during the last fivs years.

Gonlldentlallty

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

lnformatlon anagement

21. A valuer shall ensure that he/ it maintains written contemporaneous romrds for any decision taken,
ths reasons for taking ths decision, and the information and evidence in supporl of such decision.
This shall be maintained so as lo sufficiently enable a reasonabls person to take a view on the
appropriatenoss of his /its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations canied out by
the authority, any penion auttrorised by the authority, the registered valuers organisation with which
hefrt is registered or any othor statutory regulatory body.

23. A valuer shall provide all information and records as may be requhod by the authority, he Tribunal,
Appsllate Tribunal, the ragistered valuers organisation with which he/it is registerod, or any other
statutory rcgulatory body.

24. A valuer while respecling the confidentiality of informalion acquired during the course of performing
profossional services, shall maintain proper working papers for a period ofthree years or such longer
period as required in its contract for a specific valuation, for produciion before a regulatory authority
or for a peer review. ln the event of a p€nding case before the Tribunal or Appellate Tribunal, tho
record shall be maintained till the disposal of the case.

\
\,

vastukala.org

Glfts and hospitality:

25. A valuer or his / its relative shall not accepl gifls or hospitality wtrich undarmines or aflects his
independence as a valuer.

Explanation: Fortho purposos ofthis code the term 'relative' shall havo tho sams moaning as defined
in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall nol offar gifts or hospitality or a financial or any olh€r advantage to a public servant or

Vostukolo Consultonts (t) Pvt. Ltd.
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any other person with a view to obtain ff retain work for himself / itseif, or to obtain or relain an
advantage in ths conduct of profession tor himsef / ibolf.

Remuneratlon and Costs.

27. A valuer shall proMde seruices for remuneration which is charged in a transparent manner, is a
reasonable reilsction of the wo* necessarily and propedy undertaken, and is not inconsislent with
the applicable rules.

28, A valuer shall not accept any fees or charges other lhan those which are disclosed in a written
contract wift ttle person to whom he would be rendering s€rvico.

Occupation, employability and restrictions.

29. A valuer shall rofrain from accopting too many assignments, if he/it is unlikely to be able to devote
adequale time to eadl of hid its assignmenb.

30. A valuer shall not conduct business which in the opinion of the auhority or tho rcgistered valuer
organisation discredib the profassion.

Miscellaneous

31. A valuer shall rehain ftom undertaking to review the work of another valuer of the same dient except
under written orders from the bank or housing finance institulions and ryih knowledge of the
@ncemed valuer.

For VASIUKALA CONSULTANTS (l) PW. LID.
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32. A valuer shall follow this code as amended or revised from time to time.

Manoj Chalikwar
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