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Valuation Report of the lmmovable Property

Name of Proposed Purchaser: Shri. Sanjeev Kumar Pandey &

Sau. Pravin Sanieev Kumar PandeY.

Name of Owner: Sau. Prabhati Motilal Gaikwad &

Sau. Jayshree SandeeP Verma'

Residential Row House on Plot No. 39 to 4'113, Ground + First Floor, Survey No. 218/ 1N 1N 1B/ 1C/ 39 t0 41,

Near Shiv Shambhu Bungalow, Thakare Mala, Ayodhya Nagari, Mefi - Rasbihari Link Road Village - Nashik,

Taluka & District - Nashik, PIN Code - 422004, State - Mahamshtra, Country - lndia.

Valuation Done for:
Union Bank of lndia
RLP Nashik Branch

Nawandar Sankul, 1366, Racca Colony, Near Soni Paithani, Sharanpur Road,

Nashik - 422 002, State - Maharashtra, Country - lndia.

i{aC*: 4, 1'Floor, Madhusha Elite, Vrundavan Nagar, Jat6-Nandur Naka Unk Road, Adgaon, Nashik - 422 003' (M S )

E-mail : nashik@vastukala.org, Tel. | +91253 4068262 I 9890380564

Our t an India Presence at : 9 nog6 Ollb: 81-001, U/B Eloor, Eoomerang'
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Details of the propertv under consideration:

Lonqitude Latitude: 20'0'l'40.0"N 73"48'52'7"E
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VALUATION OPINION REPORT

This is to csffry hat the property bearing Residsntial Roiv House On Plot No. 39 b 41/3, Ground + First Floor,

Survay N0.218/ 1r'U 1IU 1B/ 1C/ 39 to 41, Near Shiv Shambhu Bungalor, Thakare Mala, Ayodhya Nagari, Meri -

Rasbihari Link Road Village - Nashik, Taluka & District - Nashik, PIN Code - 422 0&, State - Maharashtra,

Counfy - lndia belongs b l{ame of PropGod Purchaser: Shrl. Sanjeov Kumar Pandsy & Sau. Pravin Sanloov

Kumar Pandey. Name of Oyner: Sau. Prabhatl llotllal Grlkwad & Sau. Jayahree Sandeep Verma.

Borndaries of 0e property:

Boundaries Plot

North Open Plot

South Road

East Open Plot

West open Plot

Considering various parameters recorded, existing economic scenario, and te infurmatkm $at is available wilh

rebrence to he devebprnnt of neighborhood and method selecled for vafualion, we are of $e opinion that, the

property premises can be assessed and valued br this particular puryose at t10,82,100.00(Rupe$ Forty Lakh

Elghty.Two Ihousand Four Hundred Only)

The valualion of he property is based m the documents produced by he concem. Legal aspect have not been

taken into considerations while preparing his valuation reprt.

Hence cedifiod

For VASTUKALA CONSULTANIS (l) PW. LID.

Sharadkumar
B. Chalikwar
Director

Oulaty 
'lgn.d 

ht sht.&E B.

or't (tr{]lndh4nr I
Gvaiurah Cotuuft.^tr {0 Pvt
o{<lp, an lEcidln/.(llrL.or9'
D.t? 2o2r.t zo2 1 531 !19 +05',3d

Auth, rg

Shandkumar B. Chalihrar
Govt. Reg. Valuor
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1 -1 4842N849
Encl: Valustion report.

9

I

90.
6^e t

t{.CrA( : 4, 1" Floor, Madhusha Ellte, Vrundavan Nagar, Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)

E-mail : nashik@vastukala.org, Tel. : +91 253 4068262 / 98903805
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Chandivali Farm Road, Andheri (East).
lbtrbC - 400 072, (M.S.), INDIA
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Vastukala Consulhnts (!) hrt. Ltd.

81{01, UrB Floor, Boomerang, Chandirali Farm Road, Powai, Andheri (East), Mumbai-400 072.

To,
The Branch llanagei
Union Bank of lndia
RLP ]{ashlk Bnnch
Nawandar Sankul, 1306, Racca Colony,

Near Soni Paihani, Sharanpur Road,

Nashik - 422 002,Shte - Maharashba, Carnby - lndh.

VALUATOT{ REPORT (lN RESPECT OF RoW HOUSE)

Vostukolo Consultonts (l) Pvt. Ltd.

I General

1 Purpose for which tre valuation is made To assess fair ma*et value of he property for Bank Loan

Purpose.

a) Date of inspectron 29.11.2023

b) Dat6 on whidr th6 valuation is made 02.12.2023

J List of documents produced for perusal

1. Copy of Nohrized Visar Receipt Dabd.01.11.2023 between Shri. Sanleev Kumar Pandey &

S€u. Pravin Sanje€\, Kumar Pandey (Plopsed Purdraser) Fmm Sau. Prabhali Motilal Gaikwad &

Sau. Jayshree Sandeep Verma. (Owner).

2. Copy of Commancement Certificale No. LND/ BP/ C1/ 131U 2021 dated 31,03.2021 issuod by Nashik

Municipal Corporation, Nashik.

3. Copy of Approved Building Phn Accompanying Comm€ncomont Codificate No, C1/'13'lU 2021 dabd

31.03.2021 issued by Exeotive Engineer Town Planning Nashik Muniripal Corporation, Nashik.

4. Copy of Full ocorpanry C€fificate Building Proposal No.214846 dated 20.101023 issued by Nashik

Municipal Corporation, Nashik.

Name of he owne(s) and his / their addrcss

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

ot,vner in case ofjoint oilnership)

Name of Proposed Purchaser:

Shd. SanJcev Kumar Pandey &

Sau. Pnvin SanJoov Kumar Pandey,

Name of Owner:

Sau, Prabhatl illotllal Galkwad E

Sau. Jayshree Sandoep Vem..

&E!trSg: Residontial Row House on Plot No. 39 to 41/3,

Ground + First Floor, Suruey No. 218/ lN 1N 1B/ 1C/ 39

to 41, Near Shiv Shambhu Bungalonr, Thakare Mala,

Ayodhya Nagari, M6ri - Rasbihari Link Road Village -
Nashik, Taluka & District - Nashik, PIN Code - 422 004,

Slate - Maharashtra, Country - lndia

Contact Porson:

Mr. Sanjeev Kumar Pandey (Purchaser)

Contact No.: +91 9503177436

\
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5 Brief description of the prcpsrty (lncluding

Leasehold / fieehoH etc.)

The prop€rty is a residonlial Row Hous€ ofGround + Stilt

Floor + Stilt First + Stilt Second Fhor.
As p€r appror8d plan, the mmposition of Row House is:

Ground Floor - Porch Atta + Living + Kitchen + Toilet+

Staircas6 + Passags.

Flrst Floor - 2 Bedrcom + Toilet + Passage + Staircase
+ Babony. (ir.2BHK).
Ttrc property is at 11.6 Km tnavelling distance fiom

Nashik Road Railway Station, Nashik.

Land tart: Near Shiv Shambhu Bungabw

6 Location of prcperty

a) Plot No. / Survey No. Survey No. 21U lfl 'lA/ 1B/ 1C/ 39 to 41,
Plot No. 39 to 418.

b) Residential Row House on Plot No. 39 to 41/3

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 Appmved Building Phn Accompanying

Commencement Cedificate No. C1/ 1318/ 2021 dated

31.03.2021 issued by Executivo Engineor To^rn

Pbnning Nashik Municipal Corporation, Nashik.

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

h) Whether genuineness or auhenticity of

approved ma/ plan is verifiod

Yes

i) Any ofier @mments by our

empandlodvaluors m authentic of

appoved plan

No

7 Postal address of tre property Residenlial Row House on Plol No. 39 to 41/3, Gmund +

First Floor, Survey No. 21U 1N 1N 'lB/ 1C/ 39 to 41,

Near Shiv Shambhu Bungalorv, Thakare Mala, Ayodhya

Nagari, Meri - Rasbihari Link Road Vilage - Nashik,

Taluka & Distrlct - Nashik, PIN Me -422 004, State -
Maharashba, Country - lndia

8 CIty / Town Village - Nashik

Residential area Yes

Commercial area No

lndust al area No

I Classification of tire area

i) High / Middle / Poor Middh Chss

ii) Urban / Semi Urban / Rural Urban

'10. Comlng under Corporalion limit / Villaoe

Panchayat / Municipalty

Vilhge - Nashik

Nashik Munhipal Corporation

11. Whether covered under any State / Cenfal

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

No

An ISO 9001:2015 Certafied Compant rrww.vastukala.orq
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Vostukolo Consultonts (l) Pvt. Ltd.
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Act) or mtified under agency area/ scheduled

area / cantonrnent area

12. Boundaries ol the property

Plot No, 39 to tll/3 As per Site As per Documcnl

Op€n Plot Adj. Survey No.2'19

South Road 9,00 Metsr Colony Road

East Open Plot

West Adj. Plot N0.39 to 41/2

House As por Slb As per Documenb

North

South

East

West

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

Row House.

A

As per the Deed

B

Ac{uals

South

East

West

14. Extenl of the site Carpet Arca in Sq. Ft. = 689.00

Balcony Area in Sq. Ft. = 56.000

open Space Area in Sq, Ft. = 222.00
Porch Area in Sq. Ft. = 914.00

(Area as per actual site measurement)

Carpet tuGa ln Sq, Ft = 729.O
(Arca ao Per Nohdzed Vlsar Roceipt and Approved
Plan)

Built Up Area in Sq. Ft, =893.tt0
(Arca as Psr Approved Plan)

1 4 1 LatitJdE, Longitudo & Coordinates of Row

House

20"01'40.0'N 73'4E',52.7"E

15. Extent of he site considered for Valualion

(least of 13r,r& 138)

Carpet Arca ln Sq. Ft = 78.00
(Area as Par l{otarlzed Vlear Receipt and Approved
Phn)

16 Whether occupied by the owner / bnano f
occupied by tenant since how long? Rent

received per monh.

Vacant

I APARTMENT BUILDING

I Natrre of the Apartment Residential

Location

C.T.S. No. Survey No. 214 W W 1Bl 1Ci 39 to 41,

\ v
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Adj, Plot N0.39 to 41/4

Open Plot

North

2.



Vsfuaton Roport PGpaIBd For: UBI / RLP Nashllk grandr / Shd. S.4oov Klmr Pnd.y E 060r! (0053E0/ 23037E!) Pego 6 of 23

Vostukolo Consultonts (l) Pvt. Ltd\

Plot N0.39 to 41/3
Block No.

Ward No.

Village / Municipality / Crrporatjon Vilhge - Nashik

Nashik Munlcipal Corporatbn

Residontial Row House on Plot No. 39 to 4l13, Ground +

Firsl Floor, Surrrey No. 21A W N 18/ lC/ 39 to 4'1,

Near Shiv Shambhu Bungalow, Thakare Mala, Ayodhya

Nagari, Meri - Rasbihari Link Road Viiage - Nashik,

Taluka & District - Nashik, PIN Code - 422 004, State -
Maharashba, Country - lndia.

J. D€sqiption of he locality Residential /
lndushial / Mixed

Residental

4 Year of Construction 2023 (As p€r Actual Sito insp€ction)

5 Number of Floors Ground + First Floor

6 Type of Stnrcture R.C.C. Framed Structurc

7 Number of Dvuoffing Row Houses in tho

building

SRorv Houses

I Quality of Construction Good

I Appearance of the Building Good

10. Maintenance of the Building Good

t1 Facilities Available

Lift No lifl

Protected Water Suppty Municipal Water supply

Connected to Municipal Sewerage System

Car parking - Open / Covered Covared Car Parking

ls Compound wall eisting? Yes

ls pavement laid around the building Yes

il ROW HOUSE

1 The 11oor in which tre Row House is srtuated Ground + First Floor

2 Door No. of the Row House Residentlal Row House N0.04

c Specifications of he Row House

Roof R.C.C. Slab

Floodng Vilrified Tiles Flooring

Doors

Windows Aluminum Slidinq windows

Fittings Conc€aled plumbing witr C.P, frttings& Corrcoaled
Elecfical wiring

Finishing Cemsnt Plastering

4 House Tax
Assessment No. Not Applied Yet

Tax paid in he name of: Not Applied Yet

Tax amount: Not Applied Yet

5 Electricity Service connedion No.: Not Applied Yet

Meter Card is in the name of: Not Applied Yet

6 How is lhe maintenance of the Row House? Good

Dmr No., Street or Road (Pin Codo)

Underground Sewerage

I

Teak wood door frame with flush doorc

{
An ISO 9001:2015 Certified Company vvwr,r.vastukala.org
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Vostukolo Consultonts (l) Pvt. Ltd.

t Name of Propos€d Purchasor:

Shrl, Zahid Chand Sayesd t
Sau. Nilofar Zahid Sayeed.

Name of Own€r:

Shrl. Ayyan funzad Patel

8 What is the undivided area of land as per Sale

De€d?

As per NMC norms

0 What is he plinth area of the Row House? Built Up Arca in Sq. Ft. =893.00
(ArBa as Por Apploved Plan)

10 What is tho floor space index (app.) As psr Canlon[pnt Board Deolali norms

11 V\hat is the Carpet ArBa of the Row House? Carpet tu€a in Sq. Ft. = 689.Ct0

Balcony Area in Sq. Ft. = 56.000

Open Space Area in Sq. Ft. = 222.00
Porch Area in Sq. Ft. = 94.00
(Area as per aclual site measurement)

Carpet tuea ln Sq. Ft = 78.00

{Ana as Per ilotadzed Visar Recrlpt snd Appioyed
Plan)

ls it Posh / I Class / Medium / Ordinarf Medium

13 ls it boing used for Residenthl or lndustrial

oumose?

Residential purpose

14 ls it Owneroccupied or let out? Vacant

15 lf r€nted, what is the monhly rent? {8,500.00 Exp€c'ted rental incorE per monfi

]V

How is the makebbility? Good
a What ae he factoB favouring for an exba

Potenlial Value?
Located in developed area

3 Any n€gative factors are observed wtrich

afiect the market value in general?
No

v Rate

1 After analyzing the mmparable sale
instances, what is he composite rate for a
similar Rorv House wih same specmcatons in

the adjoining locality? - (Along with details /
reference of at - least two latesl deals /
transaclions with respec't to adiacant
pmperlies in he areas)

t 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet Area

2 Assuming it is a new conslruc'tion, what is he
adopted basic omposite rate of he Rorv

House under valualion afrer comparing with

the specificalions and other factors wih the
Row House under comparison (give details).

I 5,600.00 per Sq. Ft. on Carpet Area

Break - up for the rate

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

ll. Land + others t 3,600.00 per Sq. Ft.

4 Guideline rate obtained from the Registra/s
ffice (eviderrce her€of b be endosed)

t34,200.00 per Sq. M. i.e.

i.e.t3,177.00 psr E. Ft.

\
An ISO 9O0l:2015 Certifl€d Company wwvv.vastukala.org
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Details of Valuation:

Justification for price / rate

The Market Value of he property is based on hcls of ma*ets discovered by us during our enquiries, however the

govemment rate value in $is case is less than [re market value anived by us, We are ol tr opinion hat the value arive

by us will prove to be coned if an Audion of the subjec{ pmperty is canied oul. As far as Market Value in lndex ll is

concemed, it is not possible to comment on same, may be govemment rates are fixed by sampling during same point of

time in part dld wheroas, Maket values change every monh.

Guideline nate (After Depreciatlon)

vt COTPOSITE RAIE ADOPTED AFIER
OEPRECNNOI

a Depreciat€d buildinq rate N.A. as the age of he prop€rty is bebt 5 y6ars

Replacernenl cost of Ror House with
Services (v(3)i)

t2,M.00 per Sq. Ft.

Age of the building New Construction

Life of the building estimated 60 Years (Subject to proper, preventive periodic

mainlenance & sfrctunal rcpain.)
D€prBciation percenhge assuming he
salvase value as 10%

N.A. as the age of tre property is below 5 years

Depreciated Ratio of the buildinq

b Total composite rate anived for Valualion
Depreciated buildiru rate Vl (a) t 2,000.00 per Sq. Ft.

Pate for Land & other V (3) ii t 3,600.00 per Sq. Ft.

Tohl Comporite Rate t5,M.00 per Sq. Ft.

Ro,,wk:

Sr.

No,

Description otv Rato per

unitF)
Estlmated

Value $
1 Present total value of the Row House 729.00 Sq. Ft 5,600.00 10,82,400.00

2 Showcases

3 Kitchen anangements

4 Superfine finish

lnterior Decoralions

6 Elecbicity deposits I electrical fttings, etc.

7 Extra clllapsible gates / gnll works etc.

8 Potential value, if any

I Others

Totalvalue of the property 10,82,100.00

The Realizabh value of fte property 38,78,2U).00

Dlstress value of the fopedy 32,65,920.00

lnsurable value of he propeily (893,00 Sq, Ft X t 2,@0.00) 't7,86,000.00

Guldeline valuo of he property (E93.00 Sq. Ft. X t 3,177.00) 28,37,06r.00

IrIII

\
Y Vostukolo Consultonts (l) Pvt. Ltd.

An ISO 9001:2015 certified Company wnw.vastukala.org
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ln most of th€ casos tho aclual doal amount or Transaction valuo is not rBffid in lndex ll because oI various Market

pradicss. As Valu6r, ws always try to give a value wtrich is consct reflection of actral bansac{ion vafue irespective of any

fadors in mark

Method ofValuation /

The sal€s comparison approa$ uses ha market data of salo prices to estimab ha valuo of a real estate property. Property

valuation in his mohod is don€ by mmpaing a prcperty to othsr similar propertes that have been rocently sold. Companable

properties, also knorvn as mmparables or comps, must sharo cortain feafuros wilh tt€ propsrty in queslion, Some of hese

include physical featuras such as square foobge, number of rooms, condilion, and age of the building; however, ftn tnost

important fac,tor is no doubt tre bcation of he pmperty. Adjustrnents are usualf needed to account for diffor€nces as no ho

properties are exacty he same. To rnke prcper adiustmenb when compadng pmperties, realestale appraisers musl knov

the diffsrsnces botween ths comparable properlies and tlolv to value these difrrences. The sals compadson approach is

commonly used for Residential Row House, where [rere are typioal[ many comparaHes available to anatyze. As he property

is a Residontial Row House, we have adopted Sale Comparison Approach Method for he purpose of vafuation. The Prica fur

simihrg/po of pmporty in tre rcarby vicinity is in ho range of t 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet Area. Conside ng

he rate wih attsched r"port crnent market conditions, demand and supply position, Row House size, location, upswing in

realestate prices, sushined demand hr Residential Row House, a[+ound developnrnt of lndushial application in he locality

etc. We eslimate t 5,600.00 per Sq. Ft. on Carpet Area for vahation.

lmpending trreat of aquisition by govemmenl fcr mad

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from seaot /

tidal level must be incorporated) and their efiecl on

i) Saleability Good

ii) Likely renbl values in fuEre in t8,500.q) Exp€cted rental income p€r monul

iiD Any likely income it may generate Rental lncome

iv)

Vostukolo Consultonts (l) Pvt. Ltd.\ v
An ISO 9O01:201S Certiff€d Company ww$r.vastukala.org
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ActualSite Photoqraph
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Route Map of the orooertv
dle-qt

Lonsitude Latitude: 20'01'40.0"N 73'18'52.7'E
Nota: The Blue line shows he route to site from Raihay Station, Nashik (Nashik- 11.6 Km.)

VostukOlo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company ww$r.vastukala.org
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Readv Reckoner Rate
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As a result of my appraisal and analysis, it is my considerod opinion fiat fio present hir market value of the abovo

proporty in tho pro\railing condition with abresaid specificatirns t{0,82,100.00(Rupe$ Forty Lakh Eighty Two

Thousand Four Hundrad Only),Tho Reallzable Valuo of the above property is t3E,78,80.00( Rupoer lhlrty

Eight Lakh Seven$ Eight Thousand Two Hundrcd Eighty Only) and The Distress Velue is

32,65,920.00(Rupeer lhlrty Two Lakh Slxty FlYo Thousand l{lne Hundrod Twonty Only)'

Phcs: Nashik

DaE:U2.12.2023

For VASIUKALA CONSULTANIS (l) PW LID.
tFa I r Crielulr rgnd br 56.r.d hJi!.r l.
5na fa0 KU ITIO I g;g-bmr!.cr*,,,r.,.

B. Chalikwar
Director

Fv.rtuk h Corelontr O

D.t.: 202,.12.02 15l2r 1

Auth. S n,

Sharadkumar B. Challkwar
Go(. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) cclT/1-14i522008{9
End: Valuation roport.

The undersigned has inspec{ed the property detailed in the Valuation Report dated

on
is{

We are satisfed hat he hir and reasonable market value ol fie property
(Rupees

Date
Signature

(Name of the Branch Manager witr Row House

SeaD

Enclosures

Decbralion From Valuers (Annexure - ll)

Model code of conduct for valuer (Annexure - ll)

Vostukolo Consultonts (l) Pvt. Ltd.

fi,

\
An tSO 9001:2015 Certified Company www.vastukala.org

Gertificate

This is to cerlifi that Approved Building Phn Accompanying Commencement Certificate No. Ct/ 1318/ 2021 dltod

31.032021 of Building is approved by Exocutivo EngineerTown Phnning l{ashlk tunicipalCorpontion, l{ashlk

is genuine &amp; construclion is as per opyof Approved Building Phn fumished.

odv).

Attached

Attached

J



DECLARATION FROM VALUERS

l, hereby declare that:

The informalion fumished in my valuation report dated 02.'12.2023 is true and conect to the

best of my knowledge and belief and I have made an impartial and true valuation of the
property.

I have no dhect or indirect interest in lhe property valued;

U my authorized representative has personally inspected the property on 29.'11.2023. The

work is not sub - contracted to any other valuer and canied out by myself.

d. I have not been convicted ofany ofience and sentencsd to a term of lmprisonment;

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

I have read the Handbook on Policy, Standards and procedure for Real Estate

Valuation, 2011 of the IBA and this report is in conformity lo the 'Standards' enshrined for

valuation in the Parl - B of the above handbook to the best of my ability.

I have rcad the lntemational Valuation Standards (lVS) and the report submitted to the

Bank for the rcspective asset class is in conformity to the 'Standards" as enshrined for
valuation in the IVS in "General Standards" and'Asset Standards'as applicabb. The
valuation report is submitted in the prescribed format of the bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure

lll - A signed copy of same to be taken and kept along with this declaration)

i. I am Dkector of the company, who is competent to shn this valuation report.

j. Further, I horoby provide the following information,

b.

c.

e

f

s

Vostukolo Consultonts (l) Pvt. Ltd{

o

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

h.

\



Sr. No. Particulars Valuer comment
1 Backgmund information of th6 assot being

valued;
Ihe prop€rty under consideration is bsing
purciased by Shri. Sanjeev Kumar Pandey &

Sau. Pravin Sanjeev Kumar Pandey from Sau.

Prabhati lritotihl Gaikwad & Sau. Jayshree

Sandeep Verma vide Notarized Msar Receipt

Dated. 01.11.2023.

2 As pgr the request from Union Bank of lndia- RLP

Nashiik Brand, Nashik to assess Market value of
the property fu loan purpose.

3 ldontity of the valuer and any other Bxporls
involved in tre valuation;

Sharadkumar B. Chalikwar - Regd. Valusr
saniay PhadoF Rsgional Technical Manager

Swapnil Wagh - Site Engineer

Binu Surendran - Technical Manager

Rishidatt Yadav - Valuation Engineer

4 Disdosure of valuer interest or confrict, if any;

way related to property owner / applicant

W6 have no ir erest, either dkect or indirec't, in the
property valu6d. Further to slale that we do not

havo olation or any connedion wih prcperty

ownor / applicent direc y or indireclly. Furthst to
6tat6lhat we arc an independent Valuer and in no

Dato of appdntnent valuation dab and dale
of rcport;

Date of Appointnenl - 02j2.2023
Valuation Date - 02.12.2023
Date of Report - 02.12.2023

6 lnspoctions and/or investigations undertaken; Physical lnspeclion done on 02.12.2023

7 o Market Survey at the time of site visit
. R6ady Reckoner rates / Cirde rates
. Onlino search for Registered Transaclions
. Online Prico lndicators on realestate portals
. Enquiri€s with Real estate mnsultants
. Exisling data ol Vduation assignments canied

out by us

8 Procedures adopted in carrying out he
valuation and valuation standards followod;

I RBstsictions on use of the reporl, if any; This vaUaion ls fot tre use of the party to whom it
lE rddr6s6d and for no other purpose. No

rosponsibilty is accepted lo any hird party who

may uso or roly on lhB whde or any part of this
valuation. The valus has no pscuniary interest that
would conffc{ wi$ t}e propor valuation of the
prop€rty.

10. major factors lhat were takon inb account
during the valuation;

cunonl market conditions, demand and supply
position, Residontial Row House size, location,

upswing in real€state prices, suslained demand for
Residential Row House, all mund developmont of
lndustial and residentid apdication in the locality
etc.

11 Cawab, limitations and disclaimers b he
axtant th6y explain or elucidate the limitalions
facod by valuer, whid shall not b€ for the
purpose of limiting his responsibility for the
valuation r€port.

Attached
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Purpose of valuation and appointing authority

5.

Naluro and sources of the information used or
r6lied upon;

Salos Compatison Method
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Assumotions. Disclaimers. Limitations & Qualifi cations

Vafue Subjed lo Change

Ths subjecl appraisal exercise is based on prevailing market dynamics as on 02t' Ihcember 2023 and

does not hke into account any unforeseeable developments which couh impacl fie same in the futurc.

Our lnvrrtigatiom

We are not engaged to cany out all possible investigations in l€latim b he subjed poperty. msre in

our repoit lve identi! cerbin Imitations to our invesligations, his is to enabls he rdiant party to instuci furtrer

investigations where considercd appopriate or whers we looommend as neoessary prior lo reliance. Vastukala

Consultants lndia fut. 1ts. (VCIPL) is not liable for any loss occasioned I a decision not to conduct furtrer

investigations

A$umpllons

Assumplions ae a nocossary part of undarhking valuations. VCIPL adopb assumplions for tho purpc€

of providing valuation advice bocaus€ som6 mattem are not capable of accurals calcuhtions or fall outsido he

scope of our expertise, or out instus'tions. The mliant party accepb hat he vduaton contains c.rtain spocinc

assumptions and acknowledge and accopt he dsk of hat if any of ho assumptioN adopted in he valuation arc

inconect, hen his may have an efecl on he valuation.

lnfomadon Supplled by Other

The appmisal is based on lhe information provided by the client. The same has been assumed to be

mned and has been used for appraisal exercise. Where it b shted in fte rcport hat anoher party has supplied

information to VCIPL, ttis infurmation is b6liov6d b be rdiable but VCIPL can accspt no rasponsibility if his should

prove not to be so.

Futun llattcr
To h6 extent that the valuation indudes any statement as to a fufurc mater, that statem€nt is provided

as an €slimats and/or opinion basod on he irrformation known to VCIPL at he date of his document. VCIPL do€s

not wanant that such shtemenb are accurate or corcc{.

Ilap and Phm

Any sketch, plan or map in fiis report is induded to assist the reader while visualising the pmperty and

assume no responsibility in connedion wfi such matbrs.

Slb lrotalb

Based m inputs received from Clienfs reprBentative and sito visit conductsd, we undershnd hat he subject

property is Residenlial Ro,v House admeasuring Tohl Canot Arca . 729,00 Sq. Ft in he Name of Proposed

Purdraser: Shrl, SanJeev Kumr Pandry & Sau. Pravln Sanlocy Kumar Pandcy. Name of Owner: Sau,

Prabhatl ilotlLl Galload E Sau, Jayshno Sandeep V.nna. VCIPL has assumod hat he subject pmporty is

free from any encroadrmeat and is avaihble as on he date of he appraisal.

\ a.

{ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certrfied Company www.vastukala.org
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Pmperty Title

Based m our discussion wih hs Clen! we undsrsland trat the su$ect property is Punfiased by Nama of

Proposed Purchaser: Shrl. Sanjoev Kumar Pandey t Sau. Pnvln SanJeev Kumar Pandey. Name of O*nen

Sau. Prabhatl liotllal Galkwad & Sau. Jayshree Sandcop Vorma, the purpose of fris appraisal exercise, we

have assum6d hat the subject property has a dear tite and is frce tom any encumbrances, disputes and claims.

VCIPL has madE no furher enquiries witr he relsvant bcal auhorities in lhis regard and does not certify he

propefi as having a clear and markeGble tith. Furfior, no legal advica regarding the title and ownership of he

sublsd proporty has been obhined for fre purpose of his appraisal sxercis€. lt has been assumed that ho title

deeds are clear and matkotable.

Envlronment l Condltioni

We havs assumed hat the subied proporty is nol mntaminated and is not adverssly afrded by any

existing or proposed environmental hw and any pmcesses wtrk*r are canied out on he propefl arc regulated by

envimnmontal legislalion and are properly lcensed by he appropriate auhorities.

Area

Based on the inbrmation proMded by he Clienfs representalive, we understand hat he Residenlial Ro\

Horseadmeasudng Tohl Caryet Ana- 729.O Sq. Ft
Condltlon & Repak

ln the abs€nce of any inhrmation to the contrary, we hare assumed lhat lhoro are no abnormal ground

mnditions, nor archaeohgical remains present which might adversely affect ttc cufienl or future ocqJpatim,

development or value of the property. The property is free from rat, infestation, studural or htent defect. No

curenty known dehterious or hazardous maledal6 or suspect tdrniques will be used in tre consbuctim of or

subsequent alteriation or additions to he property and commenb made in he property dehils do not purport to

express an opinion about, or advise upon, tre mndition of uninspected parts and thould not be hken as making

an implied rapresentation or ststoment abGit such parb

Yaluauon ethodology

For the purpose of his valuation exerciso, he valuation methodology used is Direct Comparison

Approach Method and propossd Cunent use / Existing use premise is considsred forfiis assignment.

The Direcl Comparison Approaci involves a comparison of he pmperty being valued to similar properlies

lhat have ac{r.rally been sold in arms - length hansactions or are ofiered for sale. This appmach demonsfabs what

buyers have hisbdcally been willing to pay (and selhrs willing to accept) for similar pmperties in an open and

competitive martet and is partiatlarly useful in eslimating he value of he shop and properties tnt are typically

lraded on a Row House basis.

ln case of inadequate recent tmnsaction activity in he subjed microflarket, he appraiser would colhb

detaib of older hansadims. Subsequently, hE appraiser would anatre rontal / capital value fonds in ho subisc't

An ISO 9001:20r5 Certified Company wvrw.vastukala.org

Vostukolo Consultonts (l) Pvt. Ltd.\ 9
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microfiarket in ordor to calcuhte lhe p€rconhge increase / decrBaso in valuos sincs tho dats of ho identified

hansadions. This parcsntagE uould thgn b€ adopbd to projecl lhe arrent yalue of he same.

Where mliance has been phcod upon oxhmal sourcas of infdmation in applying he valuation

mehodobgies, unless otherwise specfically imhrcted by Client and/or stated in the valuation, VCIPL has not

independen$ verified hal infomalion and VCIPL does not advise nor accept it as reliable. The person or entity to

whorn fie report b addressed acknowhdges and accepb he risk hat if any of tte unvedfied inhrmation in he

valualion is inconEct, then his nuy have an efiect on he valuation.

]{ot a Structural Surwy
Ws stats hat his is a valuation r€port and not a sbuctural survey

Oher
All moasursmenb, aroas and ages quotod in our report are appmximate

Lcgal

We have nol made any allowances wih rcspec't to any exhting or proposed loc€l legislation relaling to

taxatim on realization of the sale value of he subjoct propory. VCIPL is not required to give testimony or to appear

in carrt by reason of lhis appiaisal report, with lEference to the property in question, unless anangement has been

made $ereof. Furthor, no logaladvico on any aspec{s has been obtained furtha puryose oflhis appnaisalexercise

Prcpedy lpocmc a$umpuon!

Basod on inpub received from $e client and site visit conducted, we understand that he subject pmperty is

Residontial Row Hous€, admeasuring Totd C.rpet Alr* 729,00 Sq, Ft

ASSUMPTIONS, CAVEATS, AND DISCI.AT}IERS

We assuma no r8sponsitility for matten of leg6l nature afiectjng the property appraised or the ttle thareto,

nor do we render our opinion as to he title, whidl is assumed to b6 good and marketabh.

The pmperty is valued as tha4h under responsible o mership.

It is assumed hat the property is free of liens and encumbrances.

It is assumed hat hee are no hidden or unapparenl conditions of the suhoil or strudure that rvould

rendor it morc or loss valable. No responsibility is assumed for sudr conditions or for enginsering hat
might be required to discover sudr hctors.

Th€re is no direct/ indireci interest in $e property valued.

The rabs br valuation of the pmperly arc in accordance witr he Gwt. approved rales and prcvailitg

market rabs.

Vostukolo Consultonts (l) Pvt. Ltd\
{

An ISO 9001:2015 Certified Company www.vastukala.org
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Annerurs - ll

}IODEL CODE OF CONDUCT FORVALUERS

(Adopted ln llne wlth Companles (Reglshred Valuers and Valuation Rules,20l7l)

All valuersempanelled with bank shall strictly adhere to the following code of mnduct:

lntegrlty and Falmess

1 . A valuer shall, in the conduct of hisfib business, follow high standards of integrity and fairness in all
his/ib dealings with hiMts clients and other valuers.

2. A valuer shall maintain intsgrity by being honsst, straighfforuard, and furthright in all professional

relationships.

3. A valuer shall endeavour to ensure ftat hefd provides true and adequate information and shall not

misr€prssgnt any facts or situations.

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

5. A valuor shall keep public interost foramost whil6 dolivoring his ssrvicss.

Profeoslonal Gompetence and Due Gare

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

7. A valuer shall carry out professional services in accordance with the relevant technical and
profossional standards that may be specffied from time to time.

8. A valuer shall conlinuously maintain professional knowledge and skill to provide compelenl
professional ssryice based on up-todate developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for hiyrb expsrlis€ or
deny his/its duty of care, excepl to he extent lhat he assumptions are based on statements of fact
provided by the company or its auditors or consuhants or intormation available in public domain and
not generaled by he valuer.

10. A valuer shall not cany out any instruclion of tho client insofar as they are incompatible with the
requkements of integrity, objectivity and independence.

1 I . A valuer shall dearly state to his client the services that he would be competent to provide and the
sorvicos for which he would be relying on other valuers or professionals or for which the client can
have a separate anangement with other valuers.

An ISO 9001:2015 Certiffed Company wtrytry.vastukala,orq

\

lndependence and Dlsclosure of lnterest

12. A valuer shall ad wih objeciivity in his/its professionaldealings by ensuring that hidits decisions are
made without the presence of any bias, conflict of interest, coercion, or undue inffuence ofany party,
who$er direclry conneded to the valuation assignment or not.

I Vostukolo Consultonts (l) Pvt. Ltd.
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13. A valuer shall not take up an assignmenl if hs/it or any of his/ib ralalives or associates is not
indopendent in terms of association to the company.

14. A valuer shall maintain compl€te indep€ndenca in hMk professional ralationships and shall conduct
he valuation independent of exlemal influences.

15. A valuer shall wherever necessarily disclose to the clients, possible sources of conflicts of duties and
interesls, while providing unbiased services.

16. A valuer shall not deal in securities of any subject company afrer any time when he/it first b€comes
awars of tho possibility of his/ its association wih h€ valuaton, and in accordance wih the Securities
and Exchange Board of lndia (Prohibiuon of lnsider Trading)R€gulalions,z0ls or till $e time the
valuation report becomss public, whichever is earlier.

17. A valuer shall not indu[e in "mandale snatching' or ofiering 'convanience valualions' in order to
cator lo a mmpany or cliont's needs.

18. As an independent valuer, th€ valuer shall not charge success fee. (Success fees may be defined
as a componsation / incentive paid to any third party for successful closure of transaclion. ln this
case, approval of crodit proposals).

19. ln any fairness opinion or independenl expsrt opinion submitted by a valuer, if there has been a prior
engagoment in an unconnected transaction, the valuer shall declare the association with the
mmpany during the last five years.

Confidenthllty

20. A valuer shall not use or divulge to other dients or any olher party any confdential information about
tho subiecl company, which has come to his / its knowledg€ without proper and specific authority or
unless lhere is a legal or professional right or duty to disclose.

lnforma0on anagement

21 . A valuar shall ensure thal he/ it maintains written contemporaneous records for any decision taken,
the reasons for taking the decision, and the information and evidence in support of such decision.
This Bhall be maintained so as to sufficienty enable a reasonable person lo take a view on the
appropriateness of his /its decisions and actions.

22. A valuor shall appear, co{p€rate and be availablo for inspedions and investigations canied out by
he authorig, any peEon auhorised by he authority, the registered valuersoEanisation with which
he/it is registered or any other statubry regulatory body.

23. A valuer shall provide all information and recods as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuersorganisation with which he/it is registered, or any oher
statutory regulatory body.

24. A valuer while respeding lh€ confidentiality of information acquired during the coume of performing
professional services, shall maintain poper working papers for a period of three yeas or such longer
p€riod as required in ib contract for a specifc valuation, for production before a regulatory authority
or for a peer review. ln the evenl of a pending case before the Tribunal or Appellale Tribunal, the
record shall be maintained tillthe disposal of the case.

\ v Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Cenified Company rvrvw.vastukala.orq
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Glfts and horpttallty:

25. A valuer or his / i6 rehtive shall not accept gifb or hospitality which undermines or affecb his

independence as a valuer.

Explanation: For the purposes ofthis code the tsrm 'relative' shallhave the same meaning as defined

in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall nol ofier gifts or hospiblity or a financial or any olher advantage to a public servant or
any ohor peson with a vi€w to obtain or retain work for himself / ibelf, or to obtain or retain an

advanhge in the conduc{ of profession for himself / ihof.

Romuneration and Costs.

27. A valuer shall provide services for rsmuneralion which is charged in a transparent manner, is a
reasonable reflection ofthe wo* necessarily and properly undortaken, and is not inonsistent with
the applicable rules.

28. A valuor shall not accept any fees or charges other than those which ars disdosed in a written
contract with the person lo whom ha would be rendedng service.

Occupation, omployablllty and restrlctlons,

29. A valuer shall reftain from accepting too many assignments, if hdit is unlikdy to be able to deyoto

adequale time to each of hid its assignments.

30. A valuer shall not oondud business which in the opinion of he auhority or the registered
valuersorganisation discredils he profossion.
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