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Valuation Re ort of the lmmovable Property

Details of the under consideration:

Name of Owner: Shri. Kailas Manohar Bagul.

Lonoitude de: 20"01'41.6"N 73"49'20.3" E

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.
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Residenfial Flat No. 05, First Floor, " Shyam Pooja Apartment ", Survey No. 230/ 'll 2A, Plot No. 80+81, Behind

Trikoni Bungalow, Near Siddhivinayak Township Muncipial Water Tank, Ayodhya Nagari, Meri - Rasbihari Link

Road, Village - Nashik, Taluka & Disfict - Nashik, PlNCode - 422010, State - Maharashtra, Country - lndia.
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DalE 02.12.,o23

VALUATION OPINION REPORT

This is to csrtify hat the pmporty bsarirg Residontial Flat No. 05, First Fbor, " Shyam Pooja Apartnont ", Survey

No. 230/ 1/ 2A, Plot No. 80+8'1, Behind Trikoni Bungalow, Near Siddhivinayak Township Muncipial Water Tank,

Ayodhya Nagari, Meri - Rastihari Link Road, Village - Nashi[ Talule & District - Nashik, PlNCode - 4220'10,

Shte - Maharashha, Counby - lndia belongs to Name of Oivner: Shd. lhllas anohar Bagul.

Boundaries of the property:

Considering various parameters rccorded, exisling economic scenario, and $e infumatirn that is available with

reference to tre dwebpnBnl of neighborfiood and mefpd seleded for vabalion, we are of he opinion that the

propefi premises can be assessed and wlued br fiis pertiarbr purpoee at? 21,57,0011.00 (Rupeer Tuefi-

Two Lakft FlfiySeven lhourand 0nly).

The valuation of he pmperly b based on the documents prcduced by tc concem. kgal aspects have not been

hken into mnsidenations while preparing this valuation eport.

Hencs cerlified

For VASIUKALA CONSULIANTS (l) PW. LID,

5haradkumar
Chalikwar
Director

.Dll.@i., ituLL.org, ..lN
D.rt 202!.12-02 r5rrrl 1{5!0'

Sharadkumar B, Chrllkwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14IiX2N8{0
Encl: Valuation report.

Drghtlt tigr.d ry sh.odrliw ot.lrkv.,
Dt+ (Fsh.odorE (h.[hr,,
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a!filk: 4, 1" Floor, -t'tadhusha Elite, Vrundavan Nagar, latra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)
E-mail : nashik@vastukala.org, Tel. | +91253 406A262 198903805#
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Boundaries Buildlng Flat

North Side Marginal Space

South Flat No. 04

East Row Houses Lobby, Sbircase & Flat N0.01

West Open Plot Side Marginal Space

olo
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Vastukala Gonsultants (!) hd. Ltd.
B1-001, UB Floor, Boomeong, Chandivali Farm Road, Porvai, Andheri (East), Mumbai-400 072.

To,

The Branch llanager
Union Bank of lndia
RLP Narhlk Bnnch
Nawandar Sankul, '1366, Racca Colony,

Near Soni Paihani, Sharanpur Road,

Nashik - 422 002, Stats - Maharashfa, County - lndia.

VALUAT|ON REPORT (rN RESPECT OF FLAT)

I General

1 Purpose for which he valuallon rs made To assess fairmarketvaluo of tho propeilyfor Bank Loan

Purpose.

a) Date of inspection 25.11.2023

b) Date on whidr the valuatron is made 02.12.2023
,l

List of documenb produced for perusal

1) Copy of Deed of Apartnent vkie No. 6720/ 2017 dated. 21.09.2017.

2) Copy of Approved Building Phn Accompanlng Ocorpancy Certificab No. Cl/ 15619/ n38 dalrd

28.08.2013 issuod by Becutive Engineer Town Phnning Nashik Muniipal Corporalion, Nashik.

3) Copy of Ocorpancy Cortificats No. NRV/ Panchavati/ 15619/ 2238 dabd 28.08.2013 issusd by Nashik

Municipal Corporation, Nashik.

4l Copy of Eleclricity Billvide Consumer No.04901U85479 dahd 24.10.2022 in the name of Shri. Kailas

Manohar Bagul issued by M.S.E.D.C.L.

4 Name of he ovne(s) and his / hoir addEss
(es) with Phone no. (detaib of shao of eadr

o ner in case of joint omership)

Nama of Owner:

Shri, Kaih! ilanohar Bagul.

Addrcrs: Residential Flat No. 05, First Floor, " Shyam

Pooja Apartmont ', Survey No. 230/ 'l/ 2A, Pht No.

80+81, Behind Trikoni Bungalo,rr, Near SiddhMnayak

Township MuncipialWater Tank, Ayodhya Nagari, Lleri-

Rasbihad Link Road, Village - Nashi( Taluka & Disfict
- Nashi[ PlNCode - 422010, State - Maharashtra,

Country - lndia.

Contacl PoBon:
Mrs . Rameshwar Jadhav (Tenant)

Mobih No. +91 9527n3859
Sole Ownership

Brief desoiption of he property (lncluding

Leasehold / freehoH etc.)

The property is a residential flat No.05 is localed on First

floor as per Approved Building Phn, he mmposition of

flat is: Living + 1 bedmom + Kitchen + Toilet + Balcony +

Passage (1,e. 'IBHK), The property is at l0.9 Km.

travelling distance from Nashik Road Railway Stalion.

Landma*: Behind Trikoni Bungalow, Near

Siddhivinayak Township Murrcipial Watsr Tank.

\ I Vostukolo Consultonts (l) Pvt. Ltd.

Z.
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6 Location of property

a) Plot No. / Survey No. SurvEy No. 230/ 1/ 2A, Plot No. 80+81

b) Door No.

d C.T.S. No. / Vilhge Village - Nashik

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Date of issue and validity of layout of

apprcved map / plan

Copy of Approved Building Plan Accompanying

Occupancy Certificate No. C1/ 15619/ 2238 dated

28.08.2013 issuod by Executive Engineer Town

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

h) Wheher genuineness or authenticity of

approved map/ plan is verified

Yes

i) Any olhor @mmsnts by our

empandled valuers on authenlic of

approved Plan

No

7 Postal address of tre property Residential Flat No. 05, First Floor, " Shyam Pooja

Apartnenl ', Survey No. 23O/ 'll 2A, Plot No. 80+81,

Behind Trikoni Bungalorv, Near Siddhivinayak Township

MuncipialWater Tank, Ayodhya Nagari, Meri - Rasbihari

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

PlNCode - 422010, Shte - Maharashta, Country -
lndia.

I City / Town Nashik

Residential arca Yes

Commercral area No

lndustnal area No

0 Classifcation of the area

i) High / Middh / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village

Panchayat / Municipalty

Village - Nashik

l,lashik Municipal Corporation

Whslher covered under any Stato / C€ntral

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

Act) or mtified under agency arBa/ scheduled

area / cantonment area

No

12. Boundaries of the property

Building As per Site As per deed

North Bungalow Adj. Survey N0.228

South Road 9.00 Mtr. Colony Road

East Row Houses Plot N0.82

West Open Plot Plot N0.79

As per Slts As per Plan

North Side Marginal Space Side Marginal Space

\
{
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Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9O0l:2015 Ceniffed Company www.vastukala.orq

Flat No. 04

East Lobby, Stakcase & Flat

N0.01

Lobby, Staircase & Flat No.

01

West Side Marginal Space Side Marginal Space

13 oimensions of the site N. A. as property under mnsideration is a Residential

Fbt in a buiHing.

A

As per the Deed

B

Actuals

North

South

East

West

14. Extent of the site Carpet area in Sq. Ft. = tt36.00

Balcony area in Sq. Ft. = 46.00

(Area as per Site Moasulement)

Bullt up alEa ln Sq. Ft = 610.00

(tuoa as per thed of Apartmont)

14.1 Latituda, Longitude & Coordinates of Flat 20'01'41.6"N 73'49',20.3"E

15. Extont of the sito considsrsd for Valuation

(least of 13rA& 'l38)
Bullt up ana in Sq, Ft = 6'10.00

{Araa as per lhod of Apaftnent)

Whether ocqrpiod by the ovrner / bnano f
occupied by tenant since how long? Rent

recsivod per month.

Tenant

I APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

S. No. Survey No. 2301 1124, Plot I'h. 80+81

Block No.

Ward No.

Village / Munichality / Corporation Vilhge - Nashik

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 05, First Floor, " Shyam Poola

Aparhont ', Survey No. 230/ 1/ 2A" Plot No. 80+81,

Behind Trikoni Bungalow, Near Siddhivinayak Tovnship

Muncipial Water Tank, Ayodhya Nagari, Meri - Rasbihari

Link Road, Village - Nashik, Taluka & Distrid - Nashik,

PlNCode - 422010, Shte - Maharashba, Country -
lndia.

J De6cription of the locality Rosidential /
lndustial / Mixed

Residential

20'13 (as per Occupancy Certificate)

Number of Floors Ground Pa*ing + tfth UPPer Flooc

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

v

Vahstion R€pod P6paEd For UBll RLP Nshik Blarch / Shri. Kdh lhnot]ar Eagd (m{ti}81/2303789) P8gs5 ot 22
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South Flat No. 04

16

4. Year of Construction

5.



7 Number of Dwelling Flats in the building 5 Flats on First Floor

I Quality of Construction Normal

I Appearance of the Building Normal

t0. Maintenance of the BuiHing Normal

11 Facilities Available

Yes -l
Prolected Water Supply Municipal Water supply

Underyround Sewerage ConnEcted to Municipal Sewsrage System

Car parking - Open / Covered Covered Car Parting

ls Compound wall existing? Yes

ls pavement laii around the buildirE Yes

Vahation Roport PEpaEd For UBI/ RLP N.3hik EEndr / Shri. Xaihs lrsr$ar Sagul (0053E 12303789) Pag€6 of 22

Vostukolo Consultonts (l) Pvt. Ltd.\

ilt
1 The floor in which ttre Flatis situated First Floor

2 Door No. of the Flat Residential Fht No. 05

J Specifications of the Flat l BHK

Roof

Floorinq Vitr'rfied tile flooring

Dmrs Teak Wood door famed wittr fush doors

Windows Aluminum Slidins windows

Fittings Concealed plumbirq with C.P. littings.
Electical wiring wih concealed

Finishinq Cement Phstering

4 House Tax

Details Not Provided

Assessment No

Tax paid in he name of:

Tax amount:

5 Elecficity Service connection No 049010285479

Meter Card is in the name of: Shri. Kailas Manohar Bagul

6 How is the maintenance of the Fht? Normal

7 Sale Deed executed in he name of Name of 0wner:
Shri. Kalhs l*anohar Bagul.

8 What is the undMded area of hnd as per Sale

Deed?

NA

9 What is the plintr area of the Fht? Built up area in Sq. Ft = 610.00

(Area as per Deed of Apartrnent)

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

11 What is tha Carpst Aroa of he Flat? Carpet area in Sq. Ft. = 436.00

Balcony area in Sq. Ft. = 46.(0

(Arca as per Site Moasurcment)

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

13 ls it being used hr Residential or lndustial
pumose?

Residential purpose

14 ls it Orrneroccupied or let ou0 Tenant

15 lf rented, what is he montl y rent? { 4,500.00 Expected rental income per montr

{
An ISO 9001:2015 Certrfied Company www.vastukala.org
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Detai[s of Valuation:

VoStukOlo Consultonts (l) Pvt. Ltd.

N MARKETABILITY
1 How is the marketability? Good

V\hal arc he hdors favouring for an oxha
Potonthl Valuo?

Located in d€veloped area

3 Any negative factoE arc observed whbh
afiect the ma*et value in general?

No

V Rate

I After anatyzing the comparabb sah
insbncss, what is tha cmposite rate br a
similar Flat with same specifications in the
adioining locality? - (Along wih dehils /
referance of at - least two latest deals /
transac{ions with resp€ct to adjacsnt
properties in he areas)

2 Assuming it is a new constuction, what is ths
adoptsd basiccomposite rate of the Flat under
valualon afler mmparing with the
specifications and other factors with tre Flat
undar comparison (give detaib).

{ 4,000.00 per Sq. Ft. on Built Up Area

3 Break - up for the rate

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

{ 2,000.00 per Sq. Ft.

Guideline rate obtained from the Registra/s
ffice (evidence ther€of to be enclos€d)

t 36,400.00 per Sq. M. i.e.

< 3,382.00 per Sq, Ft.

4A Guideline rate obtained from the Regbba/s
Offi cs (after DepEciation)

t 34,125.00 per Sq. M. i.e.

t 3,'170.00 per Sq. Ft.

4B Reqistered Value (if avaihble) NA
vl

a Depreciated building rate t '1,700.00 per Sq. Ft.

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

Age of the building

soyears Subject to pmper, prevenlive periodic
maintanance & slnrctunal repais.

Depreciatbn percenhge assuming he
salvage value as 10%

15.00%

Delreciated Ratio of the building

b Total composite rate ardved for Valuation

Qqpreciated building rate Vl (a) t 1,700.00 per Sq. Ft.

Rate for Land & otrer V (3) ii t 2,000.00 per Sq. Ft
Tohl Composite Rate t3 700.00 Ft.
Rema*:

Sr.
ilo.

Descriptlon Rate per
Unlt{l)

Estimated
Value (t)

1 Present total value of the Flat 610.00 Sq. Ft. 3,700.00 22,57,000,00
2 Showcases
3 Kitchen anange4enb
4 Superfine finish

\ v

2

t 3,500.00 to { 4,500.00 per Sq. Ft. on Buitt Up Aroa

ll. Land + ohers
4

COTPOSTTE RATE ADOPTED AFIER
DEPRECIATION

10 Years
Life of the building estimated

atv.

An ISO 9001:2015 Certifi€d Company yrwvr.vastukala.org
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Elecbicity deposits / electrical fittings, etc.

7 Extra collapsible qates / orill works eb.
8 Potential value, if any
o Others

Total Value of the property 22,57,000.00
The Realizabh value of the properly 21,14,150.00
Dishess value of tho proporty 18,05,600.00
lnsurable value of the property (0'10.00 Sq. Ft. X t 2,000.00) 12,20,000.00

Guidaline value of the prope0(610.00 Sq, Ft X t 3,170,00) 19,33,700.00

Justification for orice / rate
The Ma*et Value of he pmperty is based on facb of markots discovered by us during our enquiries, horvever th€

govsmment rab value in his case is less ftan h6 ma*et value aniwd by us. We am of the opinion hat the value arive
by us will prove to be orect if an Auc{ion of ttn subject propeily ls canied out. As hr as Market Value in lndex ll is

concemed, it is mt possibh to mmment m same, may be govemment rates are fxed by sampling during sam6 point of

lime in part ad whereas, Madret values chango ovsry monlh.

ln most of the cases the acfual deal amount or Transaction value is not reflBcted in lndex ll because of various Market

practices. As Valuer, wE always fy to give a value which is conect refledion of actual transaction valuo ircspeclive of any

faclors in market

Method of Valuation / Approach

The salm comparison approadr uses the market dah of sale prices to estimate the value of a real estate property. Property

valuation in this mettnd is dorn by comparing a property to oher similar properties that have bo€n rscenty sold. Comparable

pmperties, also known as comparables, or comps, must share cerlain features wih the property in question. Some of hese

include physical featuros such as square foobge, number of rcoms, condition, and age of ho buiHing; however, th€ most

important faclor is no doubt frc location of the pmperty. Adjustmenb are usually needed to account for dffierences as rp two

properties are exactly the same. To make pmper adjustmenb when comparing prop€rties, real estate appraisers must know

the differences between the comparabh properlies and hoir to value these difrrences. The sales comparison approach is

commonly used for Residontial Fht, wh€re there are bDically many comparables availabl€ to analfze. As the poperty is a

Residentjal Flat, we have adopted Sale Comparison Appmach Method for he purpose of valuation. The Price for similar type

of property in he nearby vicinity is in $e range of t 3,500.00 to t 4,5O0.00 per Sq. Ft. on Built UpArea. Considering the ate

with attached report, oJnent ma*et conditions, demand and supply position, Flat size, location, upswing in real estate prices,

sustained demand for Rssidsntial Flat, ai<ound dovslopmont of lndustrial applicalion in he locality etc. We sstlmats {
3,700.00p0r Sq. Ft. on Built Up Arca for vatuation

lmpending hrsat of acquisition by govemment for oad
widening / publics se ice purposes, sub merging &
applicability of CRZ provisions (Distance fiom sea-cost /
tidal levd must be inmlporated) and their efhct on

i) Sale ablity Good

ii) Likely rental valu6 in future in t 4,500.00 Expected renlal income per month

iii) Any likely income it may generate Rental lncome

Vostukolo Consultonts (l) Pvt. Ltd\
Y @

5 lnterior Demrations
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Actual Slte Photoqraphs
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Route Map of the propertv

Lonoitude ktitude :20'0,|'41 .6"N 73' .3"E

Nob: The Blue line shows he mule to site fom nearest raihvay Station (Nashik Road- 10.9Km,)

t
\ g VostukOlo Consultonts (l) Pvt. Ltd
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Readv Rate
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fu a result of my appraisal and anal)'sis, it is my considsred opinion fiat be presentfair market valu6 of the abovg

property in the prevailing condition witr aforesaid specifications is at t 21,57,000.011 (Rupeer Trcnty-Two Lakh

FifiySoven Thourand Only). The Realzable Value of he above property idt 21,14,150.00 (Rupees Tvonty
Ono Lakh Forty Four Thousand 0n€ Hundrod Ftfiy Only), and tho Dl3tre$ Valu6 ist 18,05,600.00 (Rupeos

Eighleen La[{r Fiw lhousand Six Hundrod Only).

Place: Nashik

Oate:t2.122023

For VASTUKALA CONSULTANTS (l) PW. LID.

Sharadkumar
Chalikwar

olgrt.lt i9lrd by slt.a(lluu ch.&E
Dtt cSh.adk!n.. Ch.lkr..
Co@h. t {0 P\n td, o!-M
.dll.<rlda..d*.Lo.9, <dtl
D.t.: 202,.1 2.02 r 5:'t1 :/ra lE r0

Direclor
Sharadkumar B. Challku.r
Go* Reg. Valuer
Chailerod Engineer (lndia)

Reg. No. (N) CCIT/I -1 4BA2w8{iJ

Auth. gn.

Certificate

This is to csrtiFy $at Apprcved Building Plan Accompanying Ocorpancy Certificate No, Cl/ 15619/ 2238 dated

2E.0E2013 of Building "Shyam Pooja Apartnenf is appmved by ExEqJtive Engineer Town Phnning Nashik

tunlcipal Corporatlon, l{arhlk is genuine & const uclion is as por mpy of Appmvsd Building Phn fumished.

The undersigned has inspeded the property dehibd in the Valuation Report daled

on
ist

We are satisfied that he hir and reasonable markel value of the pmperty
(Rupees

nly).

Date

Signaturc

0

(Name of the Branch Manager with ffice Seal)

Enclosums
Attached

Model code of conduct for valu€r (Annexure - I l)

Vostukolo Consultonts (l) Pvt. Ltd.\ u
An ISO 9001:2015 Certified Company lvww.vastukala.org

Declaration From Valuers (Annexure -l)
Attached
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Annexure - |

DECLARATION FRO]II VALUERS

l, hereby declare lhat:

The information fumished in my valuation report dated 02.12.2023 is true and conect to

ha best of my knowledge and belief and I have made an impartial and true valuation of

he property.

a

b. I have no diroct or indirect interest in he poperty valued;

U my authorized reprosenlativs has p€rsonalty inspected the proporty 0n 29.11.2023 f he

work is not sub - con$acted to any oth6r valuer and carfied out by myself.

d. I have not been convictod ofany offence and senlenced to a term of lmprisonm€nt;

I have mt been found guitry of misconduct in my pmfessional capacity.

lhavo raad the Handbook on Policy, Standads and procedure for Real Eshte

Valuation, 2011 of tre IBA and this Eport is in conformity to the 'Shndads' enshrined for

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

I have read th€ lntemational Valuation Standards (lVS) and the report submitted to the

Bank for the respective asset class is in conformity to the 'Standards" as enshrined for

valuation in the IVS 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 empanelment d valuer in the Bank. (Annexure

lll - A signed copy of same to be hken and kept along wilh this dedaralion)

i. lam Director of he company, who is competent to sign this valualion report.

j. Further, I hereby provide the fdlowing inbrmation.

I Vostukolo Consullonts (l) Pvt. Ltd.
.--c-r" An ISO 9001:20r.5 Certifled Company www.vastukala.org
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3r. l{o. Particulars Valuer comment
,1 Background information of the assel being

valued;
The pmperty under consideration is being
purctased by Shri. Kailas Manohar Bagul From
tll/S. Unnati Dsvelopers fu p6r Deed of Apartment
Vide No. 6720/ 2017 Dated.21.09.2017

2 Purpose of valuation snd appdnting authority As per tho request frcm Union Bank ol lndia, RLP
Nashiik Branch, to assass hir markel value of the
pfoperty for Banking purposo

ldentity of the valuer and any olher exp€ds
involved in lhe valuation;

Sharadkumar B. Chalikwar- Regd. Valuer
Sanjay Phadol-Regional Technical Manager
Sachin RaundaF Site Engineor
Binu Surendran- Tochnical Managor
Rishidatt Yadav-Technicd Omc6r.

4 Disdosure of valuer interest or connict, if any; We havo no intoresl, oither direct or indiroct, in the
property valuod. Furlher to slate that ws do not
havs relation or any connection with properly
owner / applicant direc{y or indirectly. Further to
state that rve are an independent Valuer and in no
way related to p.operty owner i apdicant

5. Date of appdntn€nt, valuation dale and dats
ofraport;

Date of Appointment -29.11.2023
Valualion Date -{2.12.2023
Date of Rsport -02.12.2003

6 lnspections and/or inv6stigations undertaken; Physical lnspedion done - 29.1 1.2023

7 Naturo and sourcss of the information used or
relied upon;

o Markot Survoy at be time of site visit
. Ready R€ckonBr rates / Cirdo rates
o Online ssarch br Registered Transadions
. Online Price lndicators on realestato portals
. Enquiries with Raal estate consultants
. Existing data ot Valuetion assignmenls caniod

out by us
Procedures adopted in carrying out the
valualion and valuation standards follo ed;

Sales Comparison Method

Restrictions on use of tho r6port, if any; This valuailon is for he use of the party to whom it
is addressed and for no other purpose. No
rBsponsibifity is accepted to any hird party who
may u8e or r€ly on the whole of any part of this
valuation. Tha valug has no pecuniary interest thal
would conffct wih the proper valuation of th6
prcperty.

major fadors that w€re bken inb account
during the valuation;

qJrent markst conditions, demand and supply
position, Residential Flat siz€, location, upswing in
real estate pricos, sustained dsmand for
Residential Flat, allround development of lndustrial
and r*idsntial application in the locality etc.

11. CaveaB, limitations and disclaimers b the
extant hey explain or elucidate the limitations
faced by valuer, which shall not be for the
purpos€ of limiting his responsibility br the
valuation report.

Attached

Vostukolo Consultonts (l) Pvt. Ltd\
r. An ISO 9001:2015 Certified Company vvvrw.vastukala.org
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Assumotions. Disclaimers, Limitations & Ouallflcatlons

Valuo SubJacl to Change

The subject appraisal exercise is based on prevailing maket dynamics as on 02s Decomber 2023 and

does not tako into account any unforeseeable dewlopmonb whict couH impact $e same in the fufurs'

Our lruestigations

We are not engagod to carry out all possible investigalions in rolation lo ho subjoct property. V\hsro in

our rspo ws idontiry carbin limitations to our investigalions, his is to enablo ho r€liant party to instuct furher

investigations wheo onsidered appropriate or where we recommend as neoessary prior to reliance. Vasfukala

Consu1ants lndia h/t. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to condud furhsr

investigations

Assumptions

Assumptions am a nocessary part of undorlaking valuations. VGIPL adopb assumptions for he purpce

of providing valuatbn advise because some matbrs are not capable ol accurate calcuhtions or fall oubide tle

smpe of our expertise, or out instruclims. The raliant party accepb hat $e vduation conhins certain specific

assumptions and acknorvledge and accop( ths risk of hat if any of the assumptions adoptod in he mluation are

incorect, hen his may have an efiecl on the valuation.

lnformaton Supplled by Ohen

The appraM is based on he infomation provirled by te client. The same has been assumed to be

conect and has been used for appraisal exercise. Where it is stated in he repoft hat anoher party has supplied

information to VCIPL, tris inbrmation is believed to be rdiable but VCIPL can accept no responsittility if ttis shouH

prove not to be so.

Fuhtru l{atterr

To the oxtsnt that he valualion incfuh any slatemont as to a futJro matbr, hat shtement is provided

as an ostimats and/or opinion based on he information knorvn to VCIPL at hs date of his doalmsnt. VCIPL does

not wanant that such sbtements are accurate or corccl.

Ilap and Plans

fuy sketctr, phn or map in tris report is induded to assist the reader while visualising the prop€rty and

assume no responsibility in conneclion wfi $Jch matbrs.

Slto Dotalh

Based on inpub rcceived ftom Clients represenbth/€ and site visit conducted, wa undersbnd that he subject

property is Residential Flat, admeasuring Tohl Bullt Up Atea ln = 6i0,00 Sq, Ft is being Orned by Name of
Owner: Shri, Kalhi llanohar Bagul. Furher, VCIPL has assumed hat the subjoct pmperty is frB6 from any

encroachment and is available as on the date of the appraisal.

\ v Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Cenified Company wn$r.vastukala.org



ValEtion Rrpon PBpsr6d For UBI/ RL, Nslhiik B.rnch / Shri. Kaihs Manohar 8.gul (m$8i2303789) PsgBl8 of 22

Propeily Ttle

Based on our discussion with he Client we under8tand fut he subjecl property is being Owned by Name of
Owner: Nam6 of O ner: Shri. Kaih anohar Bagul. For the purpose of his appraisal sxercis€, vus havs
assumed hat he subiect property has a clear tith and is free fom any encumbrances, disputes and chims. VCIPL
has made no furher snquiries with the r€hvant local auhorities in lhis regard and does not certity tho pop€rty as
having a clear and markehbla title. Furher, no legal advico regarding the tith and ownership of the subjecl prcperty

has been obtained for the purpose of this appraisal exercise. ll has been assumed hat he tite deeds are clear
and marftetablo,
Envlronmsntal Condllionr

We have asumed hat he subject property is not contaminated and is not advercely afiected by any

oxistjng or propos€d onviDnmantal hw and any pmcasses wtrft$ are canied out on he proporty aro reguhted by

onvironm€nhl logislation and aro properly [censed by he appropriato auhodtios.

Araa

Based m he informatbn povidod by fie Oients representative, we undershnd that he Residenlial Fht,

admeasuring Tobl Bulh Up l6s l1 = 510,00 Sq. Ft

Condhlon E Repalr

ln ths absence of any inhrmation to the contary, we have assumod that hsr€ are no abnomal gmund

condilions, nor archaeological remains presenl which might adveEely affect tp curent or fufure occupalion,

development or value of he property. Ihe pmperty is free from rat, infestation, structural oI htenl defect. Itlo

cunenlly hown ddeterious or hazardous materials or suspect techniques will be used in he onstruction of or

subsequent alleration or additions to he prcperty and comments made in he prcperty debils do not purporl to

exprcss an opinion about, or advise upon, the conditirn of uninspecisd parts and should not be taken as making

an implied representation or statoment about such parb

Valuation llethodology

For the purpose of thB valuation exercise, the vduatlon mehodology used h Direcl Comparison

Approad Mehod and pmposed Cunent use / Existing use prsmise is considerBd br fiis assignment.

The Direct Comparison Approact invofues a compadson of he property being valued lo simihr propedes

hat have aciually been sold in arms - length transaclions or are ofiered for sale. This approach demonstrates what

buyers have hisbrically been willing to pay (and selhrs willing b accept) for simibr properties in an open and

competiWe market and is particularly useful in estimaling he value of the shop and pmperties that are tydcally

faded on a Fht basis.

ln case ol inadequate recerrt transac{ion activity in he subjecl micro{arket, the appraiser would collate

dotaib of older tansactinns. Subsequently, the appraiser would analre rontal/ capital value trcn& in he subiect

micrumarket in order to calcuhte the peroenbge increase / decrease in values since he date of he identified

transaclions. This percentage uould then be adopted to projec't the qJnent value ofhe samo.

Vostukolo Consullonts (l) Pvt. Ltd\ v
An ISO 9001:2015 Certified company wtryw.vastukala.orq
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When reliance has been phc€d upon extemal sources of informalion in apPMng he vaUaton

mehodologies, unless olhenvise specifically instnp'ted by Client and/or stated in the valuation, VCIPL has not

independenfy verified trat informalion and VCIPL does not adviss nor accopt it as r€liable. Tho person or entity to

whorn he report b addressed acknolvledges and accopts $e risk thal if any of the unvedfied informalion in the

valualion is inconect, then this may have an sffsct ofl hs valuation.

ilot a Structunl Survey
We state that his is a valuation roport and not a strucfural survey

Other
All measuremenb, aroas and agos quoted in our rsporl are appmximats

Legal

We have not madE any allowancos wih rsspect to any existing or proposed local legislation rehting b
tsxalion on realization of the sah value of he subjecl pmperty. VCIPL is not r€quired lo give testimony or to appoar

in courl by roason of this appraisal repo( with rofersnce b he poperty in queslion, unless arangoment has boen

mado borsof. Furlher, no hgal advics on any aspsds has be6n obtained for he purpos€ of his appraisal exorcise

Prcperty speclff c arsumptlonr

Based on inpub received from he client and sils visit condusled, we undsrstand hat h6 subjacl property is

Residential Flat, admeasuring Totrl Built Up tuea ln = 610,fi1 Sq, Ft,

ASSUMPTIOT{S. CAVEATS. LITTTATIOil AI{D DISCI.AIXERS

W0 assume no rosponsibility for matters of l€gal naturc affscting the pmperty appraised or he tiflo hereto,
nor do we rcrder our opinion as to he lide, which is assumed to be good and nuftebble.

The pmperty is valued as t ngh under rcsponsiue ownsBhip.

tt is assumed that he prcperty is ftee of liens and enombrances,

It is assumed hat here are no hidden or unapparent conditions of the subsol or structuE hat \,vould

render it more or less valabh. No responsibility is assumed for such conditions or for engineering that

might be required lo dism\,6r $rd| hclors.

There is no direcU indirec{ interesl in fie property valud.

Th€ rabs br valuation of the proporty ars in mrdance wih he Gort. approvod rabs and pr€yailirB

market rabs.

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001:2015 Certified Company www.vastukata,org
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Annexure - ll
IIODEL CODE OF COilDUCT FOR VALUERS

(Adopted in line with Companiot (Registered Valuors and Valuation Rules,2017))

All valuers empanelled witr bank shall sficty adhere to tre blbwing code of conduct:

lntogrity and Faimoss

1 . A valuar shall, in the conduct of his/ib business, follow high standards of integrity and fairness in all
hidib daalings wih his/its clients and other yaluers.

2. A valuer shall maintain intogdty by being honest, straighffonrrard, and forthdght in all professional
rslationships.

3. A valuer shall endeavour to ensure hat ho/it providos true and adequate information and shall not
misreprosent any facts or situatjons,

4. A valuer shall refrain from boing involyod in any ac'tion that would bdng disrepute to the profession.

5. A valusr shall keep public irrtercst fommost while delivering his services.

Prof$3lonal Competence and Due Care

6. A valuer shall render at all timos high shndards of ssMca, exercise due diligence, ensurB prop€r

care and exercise independenl pmfessional judgment.

7. A valuer shall carry oul profossional sarvices in accordanco wih the relevant technical and
professional standards lhat may be specified from time to time.

8. A valuer shall continuously maintain prcfessional knowledge and skill to provide competont
professional service based on up-todate developments in praclice, prevailing regulations /
guidelines and tedniques.

9. ln fie preparation of a valuation report, the valuer shall not disclaim liability for his/its expefise or
deny his/its duty of care, except to the extent lhat the assumptlons are based on statements of fact
provided by the company or its auditors or consultants or information available in public domain and
not generated by the valuer.

10. A valuer shall not carry out any insbuction of the client insofar as they are incompalible with the
requirements of integrity, obiectivity and independence.

1 1. A valuEr shall clearly state to his client tho ssrvicss hat he would bs competsnt to provide and the
services br which he would be relying on other valuerc or professionals or for which the client can
have a separate anangement with other valuers,

lndopondence and Dilclosuro of lntorDlt

12. A valuer shall ac{ witr objeclivity in his/its pofessional dealings by ensuring that hislrts decisions are
made without the presence ofany bias, conflid of interest, coercion, or undue iniuenco ofany pady,

whe$rer directy conneded to the valua$on a$signment or not.

13. A valuer shall not take up an assignment if he/it or any of his/ib rolatives or associates is not

Vostukolo Consultonts (l) Pvt. Ltd\
Y

An ISO 9001:2015 Certrfied Company rrywrry.vastukala.orq
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independent in terms of association lo the company.

14. A valuer shall maintain complote indepondoncs in his/its professional relationships and shall conduct

the valuaUon independent of extemal influences.

'15. A valuer shall wherever n€cossarily disclose to the clients, possible sources of conflicts of duties and

interests, while providing unbiased sorvi:es.

16. Avaluershall not deal in securities of any subjed company after any time when ho/it fiBt becomos

aware ofthe possibility of his / its association with ho valuation, and in accordance wih lhe Securities

and Exchange Board of lndia (Prohibition of lnsider Trading) Regulations,201s or till lhe time hs
valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in "mandate snatching" or ofiering 'convenience valuations' in order to

cater to a company or clients neods.

18. As an independent valuer, he valuer shall not ciarge sucress fee. (Success fees may be defined

as a compensation / incentive paid to any third party for successful dosuro of transac{ion. ln this

case, approval of credit proposals).

19. ln any fairnoss opinion or independent expert opinion submitted by a valuer, if here has been a prior

engagement in an unconneded transaction, he vafuer shall dedare the association with the

company during the last five years.

Gonfldentlallty

20. A valuer shall not use or divulge to ofter clients or any oher party any confidential information about

the subjsci company, which has mme to his / ik knoryledge witrout poper and specific authority or
unless there is a legal or professional right or duty to disclose.

lnformation Managemont

21 . A valuer shall ensure lhat he/ it maintains writlsn conlamporaneous records for any decision taken,
the reasons for taking the decision, and the information and evidence in support of such decision.

This shall be maintained so as to suffcienty enable a reasonable person to take a view on the
appropriateness of his /its decisions and actiom.

22. A valuer shall appear, co{perate and be avaihble for inspedions and investigalions canied out by
he authority, any person authorised by the authorlg, lhe registered valuers organisation with which

he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all information and rccords as may be required by the authori$, he Tribunal,
Appellate Tribunal, he registered valuors organisation wi$ whid| hefrt is registsred, or any oth€r
statubry regulatory body.

24. A valuer while respecting the conf dentiality of information acquired during the course of p€rforming
professionalservices, shall maintain poger working papers for a period ofthree years or such longer
period as required in its contrad for a specific valualion, for produc'lion before a regulatory authority
or for a peer revievu. ln the ovent of a pending case before the Tribunal or Appelhte Tribunal, the
record shall be maintained till he disposal of the case.

Vostukolo Consultonts (l) Pvt. Ltd\ v
An I5O 9O01:2015 Certified Company wwrv.vastukala.org



Gifts and hospitality:

25. A valuer or his / ib rohtive shall not accept gifls or hospitality which undermines or afiecls his
independence as a valuer.

Explanation: Forthe purposes ofthis cod6 tho term 'relative' shallhave tho same moaning as dsfned
in chuse (77) of Section 2 of lhe Companies Act, 2013 (18 of 2013).

26. A valuer shall not offor gifts or hosplhlity or a financial or any other advantage to a public sorvant or
any otpr person with a view lo obtain or retain work for himself / ibelf, or to obtain or retain an

advanbge in the conduct of trofossion for himself / itself.

Romuneralion and Costs.

27. A valuer shall provide services for romunoration which is charg€d in a transparent mannor, is a

reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with

the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disdosed in a written

contract wih the person to whom hs $tould ba rendering service.

Occupatlon, employabillty and restrictions.

29. A valuer shall refrain from accepting too many a$ignments, if hdit is unlikdy to be able to devote

adequate time to each of his/ its assignments.

30. A valuer shall not condud business which in he opinion of the authorily or the registered valuer

organisation discredits the profession.

For VASIUKALA CONSULTANIS (l) PW. LTD.

Sharadkumar
Chalikwar

Director

ohll.ryrrn d t sh...dtur. ai{rht
0n: 6.Sh-nhrnu.Orlh-t,

e6.lE nd.1..rtvllhds c.
oate :023-12.02 I 5ral Sa +O5 lO'

Auth. Si

Shandkumar B. Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14152200849
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