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Valuation Report of the lmmovable Property

Name of Proposed Purchaser: ilr. Ghanshyam Bhanudas Nerkar.
Name of Owner: Smt. Rajani Bhagwan Khaimar.

Residential Flat No. 06, Third Floor, " Makrand Apartment ", Survey No. 1021 11 112K, Plot No. 22 + 238,

C.T.S. N0.5869i 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 Branch

'lst Floor, Patel Plaza, N.D. Patel Road, Opp. BSNL, Landmark Seawoods Navratna Hotel,
Nashik - 422001, State - Maharashtra, Country - lndia.
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Details of the proDerty under consideration:

Latitude Lonqitude: 20"00'42.4"N 73"47'36.8"E
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CINi U74120MH2010PTC207859
MSME Reg. No.: UDYAM-i4H-18-0083617

An ISO 9001:2015 Certified Company
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Th in k.ln novate.C reate .
Valuslblr Raport PropaBd For Sgl/ Racpc Nsshik branch / Mr. chaadlysm P,tr.nudas Neftar (0O5351i 23037n) P8{]e2ol2l

VALUATION OPINION REPORT

This is to certifo hat the property Residential Flat No. 06, Third Floor, ' 96161{ Apartment ", Survey No. 102

11112K,PblNo.Z2 + 23B, C.T.S. N0.5869/Z 19, Near Yashwant Hospital, DindoriNaka, Pe$ Road, Panchavati,

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

to Namo of Proposod Pur*raser: fr. Ghanrhyam Bhrnudas ilertar, & l{amo of Ovnen Smt Raiani

Bhrgwan Khalmar.

Boundaries of the property:

Building Flat

Norh Building Marginal Space

South Road Marginal Space

East Building Marginal Space

West Road Staircase & Flat No. 05

?

Considering various paramebrs recorded, existing economic scenario, and he infomation hal is available witl

rEforcncs b the dovslopmont of noighborhood and metpd seleded for valuation, we arB of the opinion that, tho

prop€rty premis€s can be assassed for his particrlar purpose at specifications t 11,7,000.00 (Rupeos Fou een

Lakh Seventy-Seven Thomand Onlyl.

The valuation ofthe property is basad on the documents pmduced by tn concem. Legal aspecb have not been

taken inb mnsiderations while preparing his valualion report.

Hence certified

For VASIUKALA CONSULIANTS (l) PVT. LTD.

Manoj Chalikwar
otfbl, ca..d t ra.d 6.IrB
DN: o-L.^d Ch.akwa. ev!tul,L
cdsdrr*t (D A^ Lrd, +n6b.{

tanoJ B. Ghallkwar

Registerpd Valuer
Chartored Engineer (lndia)
R6g. No. CAT-|-F-1763
SBI Empanelment No.: SMEtlCCl2021 -221W3
Encl: Valuation repod.

Vest/Nashil/1 22m3005351 23037,2
01/'t-1-RYBS

Dolo; 0'1.'121023

R.gd. OtllcG: B1-001, U/B Ftoot goomerang,
Chandivali Farm Road, Andheri (East),
nnbrl - 400 072, (M.S,), INDIA
TeleFax : +9122 28371325/24
mumbai(Avastukala.Oro
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Vdualbn Repoll Pr€paBd For SBU Racpc tlashlk brsnct / Mr. chdl$y.m $6nudsr tl6ltar (O0t(}51/ 23037n1 P@ 3 dl 21

Vastukala Gonsultants (D hrt. Ltd.
81401, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072.

To,
Tha Bnnch anagcr,
Stato Bank of lndia
RACPC Nashlk Branch
lst Floor, Patel Plaza, N.D. Patel Road,

Opp. BSNL, Landmark Seawoods Navratna Hotel,
Nashik - 422001, State - Maharashfa, Country - lndia

VALUATION REPORT (IN RESPECT OF FLAT)

I

1 Purpose for which tre valuation is made To assess Fah Ma*et value of ths property br Horcing

Loan Purp6e.
2 a) Date of inspeclion 29.11.2023

b) Date on rvhich the valuation is made 01.12.2023

J List of doormenb produced for perusal:

i. Copy of Notarized Agreemenl for Sale dated 12.10.2023 between Mr. Ghanshyam Bhanudas Nertar.
(Proposed Purchaser) & Mr. Smt. Rajani Bhagwan Khaimar (Orner).

ii, Copy of Occupancy Gfficate No. NRRV/ ffi,l232 dated 11.U.1997 issued by Nashik Muniripal

Corporation, Nashik.

iii. Copy of Appmved Building Plan Accompanying Commencemsnt Csrtificate No. 595/ 322'l Dated -

21l,l0/1994 issued by fusistant Director Town Planning, Nashik Municipal Corporation, Nashik.

Name of the owne(s)/ Oient s and his / fnh
addrass (es) with Phone no. (details of share

of eadl owner in case ofjoint ownership)

Name of Proposed Purchaser:

llr. Ghanrhyam Bhrnudar lle*ar.
Name of Owner:

Smt. Ralani Bhagwan Khalmar.

fu!figgg Residential Flat No. 06, Third Floor, ' llalsand
Apartment', Survsy No. 10A il il 2K, Plot N0.22 + 238,

C.T.S. No. 5869/ Z 19, Near Yashwant Hospital, Dindori

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

District- Nashik, PIN Code-422 003, Stat6 - Maharashfa,

Counfy - lndia.

Conbct PsEon:
r, Ghanrhyam Nerkar (Proposed Pudraser)

Conlact No:+9'1 9657/M556

Sole Owneship

Brief description of the property (lncluding

Leas€hold / freehold etc.)

The propsrty is a Residential Flat No. 06 is located on

Third Floor. As Psr Sito, the composition of flat is Living + +

Kitchen + WC + Passage (1,0, lRq.
Tho pmperty is at 10.3 Km. distance from nearost railway

station Nashik Road.

Land Hatlt: Near Yashwant Hospital

Vostukolo Consultonts (l) Pvt. Ltd\

General

4.

5.

{
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An ISO 9001:2015 Certified Company lryww.vastukala.org

6. Location of property

a) Survey No. 104 1il 2R, Plot N0.22 + 238,

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

b) Door No Residential Flal No. 06

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

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Date of issue and validity of layout of

approved map / plan

Copy of Approved Building Plan A$ompanying

Commencement Certilicate No. 595/ 3221 Daled -

2111U19}4 issued by Assistant Director Town Planning,

Nashik Municipal Corporation, Nashik.
s) Approved map / plan issuing

authority

h) Whether genuineness or authenticity

of approved map/ plan is verified

Yes

Any other mmmenb by our

empanelled valuars on authentic of

appmved plan

No

7 Postal address of the prcperty Residential Flat No. 06, Third Floor, ' ltlakrand Aparhent
', Survey No. 1021 1l 1l 2K, Plot No. 22 + 238, C.T.S. No.

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

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

Nashih PIN Code -422 003, Stats - Maharashtra, Country

- lndia.

City / Town Nashik

Residential area Yes

Commercial aea Yes

lndustnal area No

v Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urtan

10. Coming under Corporation limit / Village
Panchayat / Municipality

Village - Nashik

Nashik Municipal Corporaton
11 Wheher mvered undor any State / Cenbal

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

Act) or notified under agency area/

sdloduled arBa / cantonm€nt aroa

No

12. Boundaries of the property

Building As per Ac{ual Site

North Build ing Adj. Plot

South Road 9.00 M. Wide Colony Road
East Building Adj. Plot No.

West Road

\ I Vostukolo Consuttonrs (t) pvt. Ltd.

Plot No. / Survey No.

i)

8.

Ar per the Deed of
Apartnent

9.00 M. Wide Colony Road

__l

-t



M Flat As per Ac{ual Site As per the Deod of
Apartment

North Marginal Space By Open Space

South Marginal Space By Open Space

East Marginal Space By Side Open Space

West Staircase & Flat No. 05 Stakcase & Flat No. 05

13 Dimensions o, the site N. A. as property under onsideration is a flat in an

apartment building.

A

As per he Deed

B Actual

North

East

West

14. Carpet Area in Sq. Ft. = 85.00
(Area as per Actual site Measurcment)

Built Up Ana in Sq, Ft = 351t.00

(Aroa ar por ilohrized Agrcement for Sale)

14. Latitude, Longitude & Coordinates of ffat 20'0042.4"N 73'47'36.8',E

Extont of the site considered for Valuation

(least of 13A& 138)

Built Up Area in Sq. Ft. = 350.00

(Area as per ilohrlzsd Agrroment for Sale)

16 Whether occupied by the owrr / tenant? lf
occupied by tenant since hor long? Rent

received per month.

Vacant

il APARTiIENT BUILDING

1 Nature of the Apartment Residential

2. Loc€tion

C,T.S. No.

Block No

Village - Nashik

Nashik Municipal Corponalion

Door No., Stro6t or Road (Pin Code) Residantial Flat No. 06, Third Floor, " ItlalGnd Aparttrent

', Survey No. 10U 11 112K, Plot No. 22 + 238, C.T.S. No.

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

Road, Panchavati, Villago - Nashik, Taluka & Disfht -

Nashik, PIN Code - 422 003, State - Maharashha, Counfy

- lndia.

3 Description of he locality Residential /

Commorcial / Mixed

Residential

4 Year of Conslruclion 1997 (As per Occupancy Certificate)

Valuatbn Repoll ftsp€Gd For SBI/ Racpc tlaehlk branch / Mr. Gherdryem $erudsr |,lo*8r (m$51/ 23$m) Paoe 5 dl 21
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\ Vostukolo Consultonts (l) Pvt. Ltd.

South

Extent of the site

15.

Survey No. 104 I ld2K Plot No. 22 + 238,

C.T.S. N0.5869/ 219

Ward No.

Village / Municipality / Corporation

Y



Number of Floors Ground + 3rd Upper Floors

Type of Sbucture

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

Quality of Construc{ion Normal

0 Appearance of the Building Normal

10. Maintenance of the Building Normal

'1 1.

Lift No

Protecled Waler Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Pafiing

ls Compound wall existing? Yes

ls pavement laid around the building Yes

ilt
,l The floor in which the fat is situatsd Third Floor

2 Door No. of the flat Residential Flat No. 06

3 Sp€cifications of he flat
,1RK

R.C.C. Slab

Flooring Mosaic Tile Flooring

Doors Teak Wood door framed with flush doors

Windoirs Aluminum Sliding Windows

Fiftings Concealed Plumbing, Concealed Eleclrical wirinq

Finishing Cement Plaslennq

4 House Tax
Assessment No. Details Not Provided

Tax pakJ in he name of: Details Not Provided

Tax amount: Delails Not Provided

El€ctricity Service connection No Dstails Not Provided

Meter Card is in the name of: Details Not Provided

6 How is the mainbnance of the flat? Normal

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

Mr, Ghanshyam Bhanudas l,lo*ar.
Name of Owner:

Smt. Rajani Bhagwan Khaimar

8 What is he undMded area of land as per

Salo Daod?

Details not available

0 What is the plinth area of the frat? Built Up Area in Sq. Ft. = 350.00

(Area as per Notanzed Agreement br Sale)

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

11 What is the Carpet fuea of the flat? Carp€t Area in Sq. Ft. = 295,00

(Area as per Aciual site Msasur€ment)

12 ls it Posh / I Class / Medium / Ordinafl Medium

13 ls it being used for Residental or
Commercial rumme?

Residential purpose

Vduatk$ Repod PEpeEd Fox SBU RaAc Nashik bmnch / Mr. Ghdldryam Bharudas l,ledq (005:i51/ 2303772) Pag6 6 of 24

Vostukolo Consultonts (l) Pvt. Ltd
2
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6 R.C.C. Framed Struclure

7
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Facilities Available

FLAT

Roof

\



14 ls it Owner-occupied or let out? Vacant
15 lf rented, what is the monthly rBnt? t 3,000.00 Expected rental inmme per montir

MARKETABILITY

How is the marketabiliM Good
2 What are the factors favouring for an extra

PotentialValue?
Localed in developing area

3 Any negalive factors are observed which
afhct the ma*el value in general?

No

v Rate

After analyzing lhe comparable sale
instances, what is he composite rate br a
similar flat wifi same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
hansac{ions with raspect to adjacarrt
prcperties in the areas)

t 4,000.00 to t 5,500.00 per Sq, Ft, on Built Up Arca

2 Assuming it is a nsw onstruction, what is
the adopted basic compsite rate of the iat
under valuation afier comparing with the
specitications and other factoE wih the flat
under mmparison (give dehib).

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

Break - up for the rale
l. Building + Seruices ( 2,000.@ per Sq. Ft.

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

Guideline nate obtained from be Rogistra/s
offce (evidence thereof to be snclmed)

t,8,000.00 per Sq. M. i.e.

t 4,459.00 per Sq. Ft.

Guiddine rate obhined from he Regisfa/s
off ce (after Deprecation)

t t14,620.00 per Sq. M. i.e.

{ 4,145.00 per Sq. Ft.

E
It is a foregone conclusion thal markel value is always more
tnn the RR price. As he RR Ratos Area Fixod by
respective State Govemment for computing Slamp Duty /
Rgsh, Fges. Thus, the differs from place to place and

Location, Amenities p€r se as evident from he fac{ than
even RR Ratss D€cided by Govemment Differs.

vt COTPOSITE RATE ADOPIED AFIER
DEPRECNNOil

a Depreciated building rate t '1,220.00 per Sq. Ft.

Replacement cost offlat wilh Servicss (v(3)i) t 2,000.00 per Sq. Ft.

Age of the building 26 Years

Life of the building estimated 34 years Subiod to proper, prevontivs p€riodic

maintenanco & stuctural rspairs.
Depreciation percontage assuming the
salvage value as 1070

39%

Depreciated Ratio of the buildinq

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) t 1,220.00 por Sq. Ft.

Rate for Land & oher V (3) ii t 3,000.00 per Sq. Ft.

Valuation Repo( PropaBd For SBU Rscpc Neshlk brdnoh / Mr. Gh6nltrysh Bllrruda! tl€.k8l (m5351/ 2103772) Pago 7 ol 24

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001:2015 certified Company w,ivw.vastukala.org
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ln case of variation of 20% or mors in hE
valuation proposed by the Valuer and the
Guideline value provided in he State Govl.
notification or lncome Tax Gazetb
justification on variation has to be givon

\ v



Valuetixr Repon PropaI8d Foc SBI/ Raec Nashik branch / Mr. chdr$y.m Bh.nud.s N.d(8l (0O5351i 23037n) P8fre B ol21

Total Composlte Rate t 4,220.00 per Sq. Ft.

Rema*:

Sr.

o,

Description atv

1 Present value of the flat (ind. car parking, if provided) 350.00Sq. Ft. 4,220.N 14,77,000.00

2

3 Showcases /

Kilchen anangements

5 Superfine finish

6 lnterior oecorations

7 Electricity deposits / electrical fittings, etc.

8 Extra collapsible gates / grill works etc.
o Potential value, if any

10 Others

Total 11,77,000.00

Reallzable value of the proporty 11,03,150.00

Distross value of the property ,1,8't,600.00

lnsunble value of tho property (3fl1.00 Sq. Fl, x 2,0110.00) 7,00,000.00

Guideline value of the property (350.00 Sq. Ft. x 1,1l|!i,00) 11,50,750,00

Justification for price / rate
The Marftet Value of the property is based on facb of markets discovered by us during our enquirias, however he govemmenl

rate value in his case is less han he martet value anived by us. We are of the opinion hal he value anive by us will pmve

to be corBc't if an Arction of he subject property is caried out As far as Maket Value in lndex ll is concomed, it is not

possible to comment on same, may bo govgmmont rates ar€ fixsd by sampling during same point of time in part and whereas,

Mad(ot values change every monh.

ln most of the casos the acfual deal amount or Transaction value is not reflected in lndex ll b€cause of various Markel

practices. As Valuer, we always fy to give a value which is conect refleclion of acfual transaction value inespeclive of any

fadors in mark6t.

Method of Valuation / Aooroach

The sales comparison appmadr uses he ma*st data of sale prices to estimate he value of a real astats prcperty. Prcperty

valualion in his method is done by comparing a prcperty to offter similar properties frat have been recenty sold. Comparable

prcpsrlies, also known as comparablos, or comps, must sham certain feahres with the prcp€rty in question. Some of hese

\ Vostukolo Consultonts (t) Pvt. Ltdv

Details of Valuation:

Rate per

unit (?)

Estlmat8d

Value $

Wardrobes

4

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



Vsluation R€poi fupaEd For SBI/ Racpc N8shik handr / Mr. Ghsicry.m BEnu&! tlqtar (005351/ 2$rI12) Pryg 6121

indude physical batures such as square fuotage, number of mms, conditirn, and age of he building; houcver, he mst

important fador is no doubt tre location of the property. Adjustnents are usually needed to account for diftrences as no tuo

prop€rlios are oxacty the same. To make proper ad.iustmenb wtren comparing prope ies, real eshte apprabeB m$t knou

the difierences between the comparable properties and how to value these differEncas. The sales compadson approach is

commonly used for Residential Flat, where here are typically many comparables available to analfze. As fie ptoperty is a

residential flat, rve have adopted Sale Comparison Appoadr Melhod for the purpose of valuation. The Price hr similar type

of proporty in tho nearby vicinity is in th€ rango oft 4,000.00 to t 5,500.Ct0 per Sq. Ft. on Built Up Aroa. Considering he rato

with attached repo( curonl markot conditions, demand and supply position, Flat ske, location, upswing in rcalestate pdces,

sustained demand for Residential Flat all mund development of mmmercial and residential applicalim in he locdity etc. We

estjmatet 4,220.00per Sq, Ft. (After deprcciation) on Built Up fuea for valuatlon.

lmpending threat of aquisition by govemment for rcad

widening / publics seMce purposes, sub merging &

applicability of CRZ provisions (Disbnce fiom sea-cost /

tidal level must bo incorporated) and their offect on

i) Sale ability Good

ii) Likely rental valuss in firture in t 3,000,000.00 Expected renhl inmme per montr

iii) Any likely income it may generate Rental lncoms

Y
An ISO 9001:2015 Certified Company vrww.vastukala.orq
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Valuation Report Prepared For: SBI/ Racpc Nashik bramh / Mr. ch&$y.m BtEnuda. Notur (005351/ 23037n1 Pe{,e 10 ol 24

Actualsite photoqraphs
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Valuation Repo Pr€paBd Foc SBI/ Ra€pc Nashik brsnch / Mr. chdtd1yam $anud8 No ar (0(x;351/ 23o31nl PW 11 al24

Route Map of the property

Lattude Lonoltude: 20'O'f2.{"N 73'47'36.E E

Note: Ths Bluo lino shows he route to site fom nearest Raitway Stalion (Nashik Road - ,l0.3 
KM.)

Vostukqlo Consultonts (l) Pvt. Ltd.
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Price Indicators

Vostukolo Consultonts (l) Pvt. Ltd\
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Phce: Nashik

DaE.01.12.2023

For VASIUKALA CONSULTANIS (l) PW. LTD.

Manoj
Chalikwar
Director

Dlgh.lly dsn d bry Manol Ch.llkYr.r
D* cft-rAnoj Chdihr.r, F\r.lrukrh ,

Manoi B, Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

SBI Empanelment No.: SMFJTCC/2021-2?86/3

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

We are satisfied hat he hir and reasonable market value of the pmperty
(Rupees

Date

Signature
(Name & Designatbn of the lnspecting ffichUs)

Countenigned
(BRANCH MANAGER)

Vostukolo Consultonts (l) Pvt. Ltd.

Conrult nB (l) Pvr Ltd,
.m.rhm.nolev.nu12l.-or9, <-lN
Dar.:2023.12.0t r l!4i6 +05'30'

Auth. Si

0n
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Dodaration-cum-undartakin g

fmm he valuer (Annoxur+ lV)

Attached

Model code of mnduct for

valuor - (Annexum V)

Attached

\ v

As a resuft of my appraisal and analysis, it is my considersd opinion hat of the above pmperty in the prevailing

condfion with abrssaid specifications t 11,7,000.00 (Rupeer Fourtsen Lakh SoventySovon Thouand Only).

-only).

Enclosures
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(Annexure-l)

DECLARATION.CUT.U N DERTAKIilG

l, Manoi Chalil(war son of Shri. Baburao Chalikwar do hereby solemnly aflirm and state that:

a. lam a citizen of lndia.

I will not undertake valuation of any assets in which I have a dhecl or indirect interest or
b€coms so intorested at any tims during a period of hree years pdor to my appointment
as valuer or three yeam afier the valualion of assels was mnductad by me.

The informalion furnished in my valuation report dated 01J2.2023 is true and mnect lo
the best of my knowlodgo and belief and I have made an impartial and true valualion of
the pmparty.

I / my authorized repressntalive has personally inspocted the prop€rty on 29.'11.2023. The

wo* is not sub - conhacted to any other valuer and carded out by myself,

b

I have not been depanolled / delisted by any othsr bank and in case any such dopanelm€nt
by olher banks during my empanelmont wilh you, I will inform you within 3 days of such

depanelment.

I have not been r€movod / dismissed from service / employment eadier.

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

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

I have not been dedared lo be unsound mind

I am not an undischarged bankrupt, or has not applied to bo adjudicatad as a bankrupt;

I am not an undischarged insolvent.

I have not been levied a penalty under section 27'lJ of lncome-tax Ac{, 1961 (43 of 1901)

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

mnfrmed by lncome-tax Appellate Tribunal, and five years havo not elapsed afler levy of
such penalty

I have not been convic{ed of an offence connected with any procsoding under the lncome

Tax Act 1 96 I , Weahh Tax Act 1 957 or Gifl Tax Ac't 1 958 and

My P/rl\I Card number as applicabls is AERPC9086P

I undertake to keep you inbrmed of any events or happsnings which would make me

Vostukolo Consultonts (l) Pvt. Ltd.
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c.

Valuation report is submitted in the format as prescribed by lhe bank.

d.

e.

f

An ISO 9001:2015 Certihed Company www.vastukala.org
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ineligible for empanelment as a valuer

I have not concealed or suppressed any material information, fads and records and I have
made a complete and full disclosure

lhave read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 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 tho lntemational Valuation Standards (lVS) and the report submitted to the
Bank for the resp€ctive asset class is in confurmity to the 'Standards" as enshrined for
valuation in the MS in "General Standards' and 'Asset Standards" as applicable. The
valuation report is submitted in the prescribed format of the bank.

I abide by the Model Code of Conduct for empanslment of valuer in the Bank. (furnexure
V - A signed copy of same lo be laken and kept along wih this dedaration)

I am valuer registered wih lnsolvency & Bankruptcy Eoad of lndia (lBBl)

My CIBIL Score and sedit sorthinsss is as per Banl(s guidelines.

I am Direc{or of fie company, who is competent to sign this valualion report

I will undertake the valuation work on r€coipt of Lettsr of Engagement generated ftom the system (i.e.
LLMS / LOS)only.

Furlher, I hereby provide the following information.

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

u.

w

x.

v

\
Y

r.



Sr.
No.

Particulars

1 background informalion of the asset being

valued;

Tle prop€rty under consideration was Purchased by Mr.

Ghanshyam Bhanudas Nerkar From Smt. Rajani Bhagwan
Khaimar. vide Notarized Agreement For Sale dated
12.10.mX.

purposo of valuation and appointing

autiority

As per the requgst lrom State Bank of lndia, RACPC Nashik

Branch to assess Fair Market valuo of he proporty for

Banking purposo

3 idontity of tho valusr and any other experts

involvod in the valuation;

Manoj B. Chalikwar - Regd. Valuor

SanJay Phadol - Rogional Todnical Manager

Sachin Reundal - Valuatjon Enginoer

Binu Surendran- Todrnical Manager

Rishidatts Yadav- Tochnicel Offi csr

4 disclosure ofvaluer int€r€st orconfict, if any; Ws havs no inlorest, either dkecl or indirec{, in the proporty

valued. Further lo stEle that we do not have relation or any

connoc{ion with property owner / applicant dirocty or

indkec{y. Furtherb state that wo are an indopendent Valusr

and in no way related to property o$,ner / apdicant

daE of appointnent valuation date and date

of
roport

Date of Appointment -29.11.2023
Valuation Dato - 01.12.2023

Date of Report - 01.12.2023

o. and/or investigationsinsp€clions
underlaken;

Physical lnsp€c{on done on 29.11.2023

7 nature and sourcas of tre infomalion used

or relied upon;

. Markst Survey at the tlme of sits visit

. Ready Reckoner rat6s / Circl€ rates

. Online searcir for Regislered Transadions

. Online Prics lndicators on rsal estate portals

. Enquiries with Real sstate consullanb

. Existng d81a ot ValuEtion asdgnmenb canied out by us

8 pmcedures adopted in carrying out he
valuation and valuation standards followed;

Sales Comparison Msthod

I restriclions on uso of the report, if any; This veluation is tor the use of the perty to whom it is
addressod and for no ohsr purpGso. No responsibility is

accepbd lo any third party who may us6 or rely on the whole

or any part of this valualion. The valuer has no peatniary

inlerest hal would conflict with ths proper valuation of tho

property.

10. major hctors that were taken into account

during the valuation;

cunent martet conditions, demand and supply position,

Rosidential Flat size, lo6tion, upswing in real estate Fices,
suslained domand for Residenlial Flat, all ound

dovelopment of commercialand residential application in the

locelity etc.

11. Cavaab, limitations and disclaimers b ho
extent hey explain or elucidato tho

limitrtions faced by valuer, tvhich shall not

be tor he purposo of limiling his

responsibility br the valustion r€porl.

Attachad

\
Y
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Assumotions. Disclaimers. Lim itations & Qualifications

Value Subjec-t to Chango

Tle subjed appraisal exercise is based on prarailing market dynamics as on lst Docomber 2023 and

does not take into account any unbreseeable developnenb which ould impac{ he same in he futurc.

Our lnvestlgadonc

We are not engaged to carry out all possiUe investigations in rehtion lo the sublect pmpefty. Whare in

our report we identiff certain limihtions to our investigations, his is to enable ho reliant party to instuct furtrer

investigalions wharc considenad appmpdate or wharB we recommend as necessary prior to relianca. Vasfukala

Consulhnts lndia fot. Lld. (VCIPL) is not liable for any loss occasioned by a decision not to conduct furfier

investigalions

Assumptlonr

fusumptions arc a necessary part of undartaking valuations. VCIPL adopts assumptions for the purpose

of providing valuation advise because some matteE arc not capable of accunate calculations or fall oubide be

scope of our expertise, or out instructions. The r€liant party accopts hat the valuation contains certain specific

assumptions and acholledge and accept tre risk of that if any of he assumptrons adopted in the valuation are

inconec't, then this may have an effect on he valuation.

lnfomatlon Supplled by 0then

The appraisal is based on the information provided by tre dient. Tlre same has besn assumed to be

corccl and has been used for appraisal exercise. Wrere it is stated in tre report thal anotrer party has supplied

information to VCIPL, lhis information is belisved to be reliable but VCIPL can accept no responsibility if tris should

pove not to be so.

Fufure atterr

To fle extent hat the valua$on indud€s any statoment as to a future mattsr, hat shlement is provided

as an estimate and/or opinion based on the informalion known to VCIPL at the date of this document. VCIPL does

not wanant that such shtoments are amJrate or cor€ct

ap and Planc

Any sketdt, plan or map in this report is included to assist 0re reader while visualising the proporty and

assume no r€xiponsibility in connection wih sudt matters.

Site Dehlh

Bassd on inputs received from dooJments and sila visit conducted, we undsrstand frat he subject pmpery is
Residential Flat, admeasuring Tohl Bulft Up ln sq. Ft = 650.00 in he Name of Nama of pmpos€d furdrasor:

r. Ghanshyam Bhanudrs Ne*ar, & Name of o ner: smt Ralanl Bhagwan Khalmar, Furlher, VCIpL has
assumed thal lhe subject property is free from any encroachmont and is available as on the date of he appraisal.

Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001;2015 Certified Company yvnw.vastukala.org
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Propoily Title

Basod on our discussion with the Cliont, wo understand that ths subiect property is boing purchased by Name of

Proposed Purchasen r, Gh.mhyam Bhanudas Nerltar, & Name of Orrner Smt. RaJanl Bhagwan Kh.lm.r.
For he purpose of this appraisal exercise, we have assumed hat he subject propedy has a dear tite and is free

from any encumbrances, disputes and daims. VCIPL has made no fur$er enquiries wih he relevant local

auhorilies in this regard and doos not certify ho pmperty as having a dear and mad(otablo tiuo. Further, no legal

advice regarding the ti e and ownership of the subied property has been obtained for the purpose of this appraisal

oxercise. 11 has b€en assumed hat the litle deeds are clear and marketable.

Environmental Conditions

We have assumed that he subject property is not contaminated and is not advensely afrcted by any

gxisting or pmpossd environmEnlal law and any processes wtrich are canied out on the property are regulated by

environmental legislalion and are properly licensed by lhe appropriato authorities

Area

Based on he inbrmation puided by $e documenb and site visit conduc{ed, we undeatand hat the

Residential Flal, admeasuring Tohl Built Up in Sq, Ft = 3511.00

Condition & Repair

ln the absence of any infomation to the contrary, we have assumed fiat here are no abnormal ground

conditions, nor archaeological remains pr€sent which might advesely afiect the curent or future occupauon,

dsvelopment or valus of lhe property. Tho prop€rty is fre€ ftom rat infeshtion, skuctural or latant defect. No

cunenty known ddetorious or hazardous materiah or suspect tedrniques will be used in the mnstruction of or

subssquent altention or additions lo he property and comments made in he pmpeily datails do not purport to

exprass an opinion about, or advise upon, the condfion of uninsp€dod parb and should not be taken as making

an implied rBpresontation or stat€mont about such parts

Valuation f,ethodology

For the purposo of this valuation Exercise, the valuation methodology used is Direc{ Comparison

Approach Method and poposod Curent uso / Existing use premise is considered br his assignment.

Ihe Direct Comparison Approach involves a comparison of he prop€rty boing valuod to similar properties

hat hava adually been sold in arms - lenglh transadions or are offerod for salo. This approach domonstatss what

buyers have historically b€en willing to pay (and sollers willing to accept) for simihr propertiss in an open and

competitive market and is particularly useful in estimaling he value of he llat and properties hat ara typically

hadod on a unit basis.

ln case of inadequato rccont transaction aclivity in ho sutisd microflarkot, he appraiser rrculd collate

dotails of older bansaclions. Subsequentty, ho appnaisorwould analyse rontal / capital value trends in the subject

micrcmarkst in order to calculate tre porcentage incrsase / decrsase in values since the date of he identified

transactions. This percenlage would hon bo adopled to projoct tho cursnt value of ha same.

\
Y Vostukolo Consultonts (l) Pvt. Ltd.

An ISO 9001:2015 Certified Company www.vastukala.org
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Where reliance has been placed upon extemal sources of information in applying the valuaton

mehodologies, unless oheruise specifically instucted by Client and/or stabd in he valuation, VCIPL has not

independenty verified that informalion and VCIPL does not advise nor accepl it as reliable. The person or entity b
tyhom he repo( is addrBssed acknowlodgos and accepb he risk hat if any of he unverified information in tho

valuation is inconed, hen his may have an efiect on he valuatjon.

l{ot a Shuctrral Suiloy

Ws slate that this is a valualion roport and not a strucfural survoy

Olhor

All measuremenls, areas and ages quoted in our rcport are apprcximate

Legal

Wa havo not made any allowancas with rospoct to any exisling or pmposed local legishtion rolating b
taxation on r€alization of the sale value of thB subjsct property. VCIPL is not required b give teslimony or to app€ar

in corrt by reason of his appraisal repo( with reference to the pmperty in question, unless anangement has been

made hereof. Furher, no legal advice on any asp€cb has been obhined for $e purpose of his appraisal exercise

Property specifi c assumption3

Based on inputs mceived from he documents and sit6 visil conduded, we understand hat he subjed

prop€rty is Resftrential Flat, admeasuring Tobl Bullt Up ln Sq. Ft = 350.00

ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERS

The property is valued as though under responsible ownership

It is assumod that he property is free of liens and encumbrancos.

It is assumed that thor€ ars no hiddsn or unapparent conditions of the subsoil or struciure trat would

rendar it mor€ or less valuable. No responsibility is assumed for such conditions or for engino€ring hat
might be requir€d to dismver such factons.

There is no dirccU indirect intercst in the property valued.

The rates fur valuation of the property arB in accodance witr he Govt. approved rates and provailing

martet natos.

2

3

4

Vosiukolo Consultonts (l) Pvt. Ltd.

1. Ws assum6 no rsponsibility for mattors of legal naturo affocling fie proporty appraisad or fl€ tide h€rolo,
nor do w9 rendgr our opinion as lo trlr tith, whidr is assumed to be good and markgtable.

5.

6.

\
An ISO 9001:2015 Certified Company rrywvy.vastukala,org
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MODEL CODE OF COI{DUCT FOR VALUERS

lntegrlty and Falrness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and faimess in all

his/its dealings with hiJits dients and other valuers.

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

relalionships.

3. A valuer shall endeavour to ensure lhat he/il providss tu6 and adequate inbrmation and shall not
misrepresent any facts or situations.

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

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

Profeesional Gompetence and Due Care

6. A valuer shall render at all times high standards of s€rvice, exercise due diligence, ensurB proper

care and exercise independent profussional judgment.

7. A valuer shall carry out profossional soMces in accordance with the relevant todrnical and
professional standards hal may be specified ftom time to time.

8. A valuor shall continuously maintain professional knowlsdge and skill to provide compotent
professional service based on up-todate developmenb in praclice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for hiJits epertise or
deny hidits duty of car€, except lo the ext€nt Urat he assumptions are bas€d on slatements of fact
provided by the company or its auditoE or consultanls or information available in public domain and
not g€nsratsd by the valuer.

10. A valuer shall not cany out any instruc{ion of hE dient insofar as thBy are incompatible with the
r€quirements of integrity, objectivity and independence.

1 '1. A valuer shall clearly state to his cliont the ssrvicss hat he rvould be competent to provide and the
services for which he would be relying on ofior valuors or profossionals or for which the client can
have a separate snangemont with oth€r valuers.

v

lndependence and Dlsclosure of lnterest

12. A valuer shall ac,t wilh objectivity in his/its professional dealings by ensudng that his/its decisions are
made without $e presence of any bias, conflict of intersst coercion, or undue influence of any party,
whether dirsc$y connec-ted lo the valuation assignment or nol.

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

14. A valuer shall maintain complete independence in his/ils professional relationships and shall conduct
tha valuation independent of extemal influencas.

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.orq
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'15. A valuer shall wherever necessary disclose to the dients, possible sources of conficts of duties
and intorests, while providing unbiassd sorvices.

16. A valuer shall not deal in securities of any subjecl mmpany after any time when heiit lirst becomes
aware ofthe possibility ofhis / its association with the valuation, and in ac'cordance with lhe Socurities
and Exchange Board of lndia (Prohibition of lnsider Trading) Regulations,20l5 or till the time the
valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in -mandate snatching'or ofisring "convenience valuations'in order to
cater to a company or dienfs needs.

18. As an independent valuer, the valuer shall nol charge success feg.

'19. ln any fahness opinion or independent expert opinion submitted by a valuer, if there has been a prior
engagement in an unconneded transaclion, the valuer shall declaro the association wih fie
company during the last five years.

Gonfidentlallty

20. A valuer shall not use or divulge to olher clienb or any other party any confidential information about
lhe subjec{ company, which has come to his / its knowledge without proper and specific authority or
unless there is a legal or pmfessional right or duty to disclose.

lnformatlon llanagement

21 . A valuer shall ensure that hs/ it maintains written mntemporaneous rscords for any decision laken,
lhe reasons for taking the decision, and the information and svidence in support of sudr decision.
This shall be maintained so as to sufiiciently enable a reasonable pe6on to hke a view on he
appropriateness of his /its decisions and aclions.

22. A valuer shall appsar, co-operale and be available for inspeclions and investigations canied out by
tha authority, any person authorised by the authority, the registered valuers organisation with which
he/it is registered or any ofter s{atutory regulatory body.

23. A valuer shall provido all information and records as may be required by the authority, lhe Tribunal,
Appellate Tribunal, the registered valuers organbation with which ha/it is regist€rod, or any oth6r
statutory regulatory body.

24. A valuer while rospeding ho confidentiality of infurmation acquired during the course of performing
professional services, shall maintain proper working papers for a period ofthree years or suct longer
pariod as required in its contract for a specifc valuation, for production before a regulatory aulhority
or for a pe€r roview. ln the event of a p€nding caso b€fore ths Tribunal or App6llat6 Tribunal, lhe
record shall be maintained till he disposal of the case.

Gifts and hospltallty:

25. A valuer or his / ib relative shall not accopt gifts or hospitality whid undermines or afiec{s his
independence as a valuer.

Explanation: Forfte purposes of this code tra term 'relative' shall have ho same msaning as definod
in clause (77) of Sec{ion 2 of he Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or

\, Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company nwvv.vastukala.org
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any other person with a view to obtain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of prof€ssion for himself / itself.

Remuneration and Costs,

27. A valuer shall provide seMces for remuneration which is dtarged in a tansparent manner, is a
reasonable reflection of the work necessarily and propedy undertaken, and is not inconsistent with
the apdicable rules.

28. A valuer shall not accept any foes or charges oftor than those which are disclosed in a written
contrac't with the person to whom he would be rendering service.

Occupation, employability and restric{ions.

29. A valuer shall refrain from accepling too many assignments, if he/it is unlikely to be able to devote
adequate lime to Bact of his/ ils assignments.

30. A valuer shall not conduct business which in the opinion of the authority or ttre registered valuer
organisation discredits the pmfession.

Miscellaneous

31 . A valuer shall rofrain from undortaking to review the work of anothsr valuor of th€ samo client except
under Mitten orders from the bank or housing finance institutions and with knowledge of the
concemed valuer.

32. A valuer shall follow this code as amended or revised from time to time.
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