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Valuation Re ort of the lmmovable ProPertY

Details of the prooertv under consideration:

Name of Proposed Purchaser: Shri.Mohammad Arman Sultan Shaikh &

Sau.Saminaa Mohammad Arman Shaikh

Name of Owne r: Smt.Gangubri Margu Gaikwad

Residentiat Flat N0,10, Stilt First Floor, Building N0.3" sai santoshi co.op.Hsg.Soc.Ltd.Nashik",

Survey N0.19i3, Plot N0.14+15+16, Opposite Aman Sola Galary, DGP Nagar 1, Village - Wadala,

Taluka & District - Nashik, PIN Code - 422 009' State - Maharashtra, Country - lndia'

drlk: 4, 1' Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 OO3, (M.S
E-mail i nashik@vastukala.org, Tel. | +91,253 4068262 / 9890380564

)
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Valuation Prepared for:
Bank of Baroda
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BSNL Building, Datta Mandir Road, Nashik Road,
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29/.t+491-CCBS

Oate: 29.12.2023

VALUATION OPINION REPORT

This is to certifo that the property bearing Residential Flat No.l0, Stilt First Floor, Building No.3" Sai Santoshi

co.0p.Hsg.soc.Ltd.Nashik", survey N0.19/3, plot No.14+15+16, opposite Aman sofa Galary, DGp Naga|I,
Village - wadala, Taluka & Dishict - Nashik, plN code - 422 009, state - Maharashtra, country - lndia belongs

to Smt.Gangubai Margu Gaikwad. Name of Proposed Purchaser: shd.Mohammad Arman Sultan Shaikh &
Sau.Saminaa Mohammad Arman Shaikh.

Boundaries of the property.

Considering various parameters remrded, existing economic scenario, and the information that is available with

reference to the development of neighborhood and method selected for valuation, we are of the opinion lhat, the
property premises can be assessed for this parlicular purpose at t 20,41,,s00.00 (Rupees Twenty Lakh Forty
Thousand Five Hundred 0nly)

The valuation of the property is based on the documents produced by the concern. Legal aspects have not been
taken into considerations while preparing this valuation report.

Hence certtlied

Sharadkumar
Chalikwar

Dign.ry ,igmd 5, sh.Edrlm, Ch.tikw.,
ON: o=Sh.r.dth, Ch.lk nr.evnflt t.
co$h.nc (l) Pvr. Ltd" @=rahbai,
.mil=6dri.nur.t..o,!,.=tfi
D.r.:r021.t129 r6.r.r6 +o1lo.

Director

Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCtT/1-14t52t2OOB-Og
Encl: Valuation report.
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Boundaries Building Flat

North 7.50 Meter Road Flat N0.15

South Open Space Parking

East Plot N0.17 Side Margin & Plot N0.17

West Plot No.'13 Passage & Staircase
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Vastukala Consultants (l) Pvt. Ltd.
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

To,

The Chief Manager,

Bank of Baroda
Regional Offlce
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik, PIN - 422 101, State - Maharashka, Country - lndia.

VALUATTON REPORT (rN RESPECT OF FLAT)

{ Vostukolo Consultonts (l) Pvt. Ltd.1
An ISO 9001:2015 Certified Company www,vastukala org

I General

1 Purpose for which the valuation is made To assess Fair Market value of the property for Bank

Loan Purpose.

2 a) Date of inspection 29j2.2023

b) Date on which the valuation is made 29.12.2023

3 List of documents produced for perusal:

1) Copy of Notarized Agreement between Smt.Gangubai Margu Gaikwad (he Seller) and

Shri.Mohammad Arman Sultan Shaikh & Sau.Saminaa Mohammad Arman Shaikh (Proposed

PurchaseQ

2) Copy of Occupancy Certificate Javak No.NRV/ AA.l 47971 261 Dated.04.05.2010, issued by

Nashik Municipal Corporation

3) True Copy of Building Plan by Ar.Sai Associates issued by Executive Engineer Town Planning

Nashik Municipal Corporation, Nashik.

Name of the owne(s) and his / their address

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

owner in case ofjoint ownership)

Name of Prooosed Purchaser :

Shri.Mohammad Arman Sultan Shaikh &

Sau.Saminaa Mohammad Arman Shaikh

Address: Residential Flat N0.10, Stilt First Floor,

Building N0.3" Sai Santoshi

Co.op.Hsg.Soc.Ltd.Nashik", Survey N0.19/3, Plot

N0.14+15+16, Opposite Aman Sofa Galary, DGP

Nagar 1, Village - Wadala, Taluka & District - Nashik,

PIN Code - 422 009, State - Maharashtra, Country -
lndia.

Contact Person:

Shri.Ali ( Broker)

Contact No. +91 9309726530

Joint ownership (Proposed)

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Residential Flat N0.10 is located on

Stilt First Floor.

4.

Name of Owner:

Smt.Gangubai Margu Gaikwad
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composition of flat is Living +
Kitchen + 'l Bedroom + WC + Bath + passage+

Tenace (i.e.lBHK+Terace).

The property is at 5.9 Km. distance from nearest
railway station Nashik Road.

Landmark: Opposite Aman Sofa Galary

As per site the

Total Lea

leasehold)
remaining period (ifse Period & as the property is freeholdN,A

6 nLocatio of property

a) SUTVE Nov Survey No.19/3, Plot No.14+15+'16
b) Door No. Residential Flat No.10
c) T.S. No. / Vitlage Village - Wadala
d) Ward / Taluka Taluka - Nashik
e) Mandal/ District District - Nashik
t) ssue and validity of layout of

approved map / plan

Date of i

issued by Executive Engineer Town planning

Nashik Municipal Corporatjon, Nashik.

True Copy of Buitdi ng Pla n by Ar.Sai Associales

s) roved maApp n Utss uap pla ng thority N a hikS u[4 rctn C0 npa Nash krporatio
h) erWheth aorgenuinen Uthenticity

of a maprovedp n IS venfiedpl pla
Yes

i) comments by ou[
empanelled valuers on authentic of
approved plan

Any other No

Postal address Residential Flat No.10
Sai Santoshi Co.Op.
N0.19/3, Plot No.14+

Galary, DGP Nagar 1, Viltage _ Wadala, Taluka &
District - Nashik, ptN Code - 422 009. State _

sti FIt First loor Bui ld N0 3ing

H .Soc.Lrd aN sh ik"sg Survey
5+ 1 6 o te Aman Sofapp0s

Maharashha, Country - lndia
City / Town

Nashik
Residential area

Yes
Commercial area

Yes
lndustrial area

Noo Classificati on of the area
i) Hish / Middle / Poor

Middle Class
Urban Sem Urban Urban'10.

liU nderComing tionCorpora mt Villa es
nPa hc Munihaya crpa itv Nashik Municipal Corporation

Village - Wadala

erWheth redcove U nder an State eCv tran
Govt aen ctmen ts rbaU n nLas d Cei ng

0r noti fied arealagency usched ed
area tocan nmen a rea

No

\
o

Vostukolo Consulto
An ISO 9001:2015 Certified Company

{ nts (t) pvt. Ltd.
www.vastukala.oro

Plot No. /

7. of the property

8.

lr) Rural

11.

Act) under



Valuation Report P6pared Foc BOB / Regional Olfi.€ Branch / Mr.Moharnmad ou6id Datui {006004/2304262)

{ Vostukolo Consultonts (l) Pvt. Ltd.\
o

Page 5 of 25

An ISO 9001;2015 Certified Company www.vastukala.org

13 Dimensions / Boundaries of the Property /
Building As per Actual Site As per the Deed

North 7.50 N/eter Road 7.50 N4eter Road

South Open Space 0pen Space

East Plot N0.17 Plot N0.17

West Plot No.13 Plot No,13

13.1 Flat As per Actual Site As per the Deed

N orth Flat N0.15 Flat N0.15

South Parking Parking

East Side Margin & Plot

N0.17

Plot N0.17

West Passage & Staircase Passage & Staircase

13.2 Whether Boundaries Matching with Actual Yes

13.3 Latitude, Longitude & Coordinates of the site 1 9'58',07.s',N 7 3" 48' 10.2"E

14 Extent of the site Carpet Area in Sq. Ft. = 41'1.00

Terrace Area in Sq. Ft. = 46.00
(Area as per Site Measurement)

Built up area in Sq. Ft. = 550.00

(Area as per Notarized Agreement)

15 Extent of the site considered for Valuation

(least of 13A& 138)

Built up area in Sq. Ft. = 550.00

(Area as per Notarized Agreement)

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

received per month.

Vacant

il APARTMENT BUILDING

1 Nature of the Apartment Residential
a Location

S. No Survey No.19/3, Plot N0.14+15+16

Block No

Ward No.

Village / l\.4unicipality / Corporation Village - Wadala

Nashik Municipal Corporatron

Door No., Street or Road (Pin Code) Residential Flat No.10, Stilt First Floor, Building N0.3"

Sai Santoshi Co.Op.Hsg.Soc.Ltd.Nashik", Survey

N0,19/3, Plot No.'14+15+16, Opposite Aman Sofa

Galary, DGP Nagar 1, Village - Wadala, Taluka &

District - Nashik, PIN Code - 422 009, State -
Maharashtra, Country - lndia

Descriplion of the locality Residential /

Commercial / Mixed

Residential

4 Year of Construction 2010 (As per occupancy Certificate)

5 Number of Floors Ground + Stilt + 3'd Uppers Floor

Type of Structure R.C.C. Framed Structure

3.

6.
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o

7 UN mber of Dwel lin units n the ubs lding 3 Flats on Stilt First Floor
8 Qual ity of Construction Normal
o a nra ofce thApp e UB ldins Normal

'10 teMain ncena of ilBu ndi s Normal
11. Facilities Available

Lift
No Lift

S Protected Wate US plyp Muntcipal Water supply
nU de r0u dn Sewerg ra es l unitoConnected cl Sewe rntepal rage sys

Car parki ng-Open/Covered Covered Car Parkins
S C0 nd wall exismpou ?ting Yes

ls n idlapaveme th buie td ng Yes
ilr FLAT

1 floorThe nI which eth tFla IS situ teda Stilt First Floor
2 Door of the Flat Residential Flat No.i0
3 s of the Flat 'lBHK+Terrace

Roof
R.C.C. Slab

Floonn
Ceramic tile Floori

Doors
doorWood medtra fluswith h doorsWindows

M.S. Grill Window
Fiftings

Plumbingopen Open n E lectricalCappi s
ri

Finish
Cement Plasteri

Paint
Diste r Paint

4 House Tax

Assessment No. Details Not Provided
Tax in the name of: Details Not Provided
Tax amounl:

Details Not Provided
5 Servrce c0n necti0n No Deta ls Not Provtded

Mete CaI isrd tn th nam of: rovidedilDeta NS Pot
6 0H ts the ma i nte ofnance th Flat? Normal
7 Sale Deed executed in the name of

Shri.Mohammad Arman Sultan Shaikh &
Sau.Saminaa Mohammad Arman Shaikh

Smt.Gangubai Margu Gaikwad

Name of Owner:

I What is the undivi
Deed?

land as per Saleded area of Details not available

I What is the plinth area of the Flat?

10

up area in Sq. Ft. = 550.00
(Area as per Notarized

Built

Agreement)
What is the floor ce index a NIrIC normsAS

11 What is the Carpet Area of the Flat?

12

q. Ft. = 46.00
Measurement

Carpet Area in Sq. Ft. = 41 1.00
Terrace Area in S
Area as Site

ls ( hPos CI a uMedi m Ord na
13 S it be US delng Res idential 0 mCom ercial

7

14

Residential purpose

or let out?ls it Owner:occu
15

Vacant
tf rented a IS the month nt?re

IV
t 4,000.00 Ex rental income monthMARKETABILITY

\ g Vostukolo Consultonts (l) pvt. Ltd
An ISO 9OO1:2015 Certified Company rvww.vastukata.org
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\ Vostukolo Consultonts (l) Pvt. Ltd

How is the marketability?

2 What are the factors favouring for an extra

PotentialValue?
Located in developing area

3 Any negative factors are observed which
affect the market value in qeneral?

No

V Rate

1 After analyzing the comparable sale instances,
what is the composite rate for a similar Flat

with same specifications in the adjoinrng

locality? - (Along with details / reference of at -

least two latest deals / transactions with

respect to adjacent properties in the areas)

t 4,000.00 to { 5,000.00 per Sq. Ft. on Built Up Area

2 Assuming it is a new construction, what is the
adopted basic composite rate of the FIat under
valuation after comparing with the
specifications and other factors with the Flat

under comparison (give details).

{ 4,100.00 per Sq. Ft. on Built Up Area

3 Break - up for the rate

i) Building + SeMces t 2,000.00 per Sq. Ft

ii) Land + others t 2,100.00 per Sq. Ft.

4 Guideline rate obtained from the Registrar's

office (an evidence thereof to be enclosed)

( 36,400.00 per Sq. M

t 3,382.00 per Sq. Ft.

Guideline rate obtained (after Depreciation) t 33,254.00 per Sq. M

t 3,089.00 per Sq. Ft.

Registered Value (if available)

COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate < 1 ,610.00 per Sq. Ft

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

Age of the building 13 Years

Life of the building estimated 47 years Subject to proper, preventive periodic

maintenance & structural repairs.

Depreciatron percentage assuming the
salvaqe value as 10%

19.5%

Depreciated Ratio of the buildinq

b Total composite rate arrived for Valuation

Depreciated buildinq rate Vl (a) t 1,610.00 per Sq. Ft.

Rate for Land & other V (3) ii t 2,100.00 per Sq. Ft.

Total Composite Rate t 3,710.00per Sq. Ft.

Remarks:

Description Qtv Rate per
unit ft)

Estimated
Value [t]

1 Present value of the Flat 550.00 Sq. Ft 3,710.00 20,40,500.00

Open Balcony Value of the property

3 Showcases

4 Kitchen arranqements

5 Superfine finish

6 lnterior Demrations

7 Electricity deposits / electrical flttings, etc.

8 Extra collapsible gates / grill works etc

{

@

)

1 Good

VI

Sr.

No.

I
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Value of Flat

Jus for I rale

of Val tA

]F^IItlu:" of the property is based on facts of markets dismvered by us during our enquiries, however thegovemment rate varue in this case.is ress than the ma*et uatre-anivJ by u's. we;;"of th.'oi'ir.nir,ri tt. ,rr*anive by us will prove to be mnect if anlr.t., orin.lrljJ'pip.rr}, 
'. 

.rrrl.o out. As far as Market value in lndexll is mncemed, it is not possibre to comment on same, rnay oe gove;ment rates are fixed by sampring during samepoint of time in part and whereas, Market values chan;;;;il-r".;;:
ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various

#3$:iil:'iifi;irx,:if';:i"]:'^ try to sive i r.r,. ,r'i'ii' *nect renection or actuai trinsaciion varue

Page 8 of25

h
The sales comparison aooroach uses the market data of sale pnces to estimate the value of a real estate property.Properly valuation in this method 

"-0.* ov.".p"i;; ffiJ.ITJ;er simirar properties that have been recenrysold comparable properties' also known as comparables, or'comps, must share.certain features with he property inquestion some of these include oirvsical reature! si.ri'r.iqijr'5li,ljt ge, number of rooms, condition, and age oflhe building: however' the most important raco, is no oouoi-trre n"rltion ot the property Adjustrnents are usuaryneeded to accounr for differences.T.l^r^y.- pllt.tl. ;;;;;fly ;h. same, To make proper adjustments whencomparing properties' real estate aopraisers must know the direrenies oetneen the comparabre properties and howto value these differences. The salls comparison .ppro..r.,l, .orronry used for Residentiar Frat, where there aretvpicattv manv comparabres avairaore to lnaivi;;'ii il; e"ilil "iJ a Residenrid Frar, we have adopted sarecompanson Approach Method for ths purpose of varuation. ir.,r'hii.. 
.ro, 

simirar type of property in ihe nearbyvicinitv is in the range of { 4,000.00 to t s,ooo.oo p.i lqlii. .. " a,jiii up o.ea. considenng the rate with anachedreport, cu,ent market conditions. demand anJ *ppi)t p',rr,,i 
-,' pill'lire,. to.ation, upswing in rear estate prices,sustained demand for Residential rtat all-round deJi;d;;i;';##r.iar and residentiar alpricarion in ihe rocarityetc. we estimate r 3,710.00 per sq. ri. irr., o.p"*tiLj lii "bilii'ili,'*. 

,rr vatuation

I Potentialvalue ,tf
10 Others
11 Parki
12

I
AS CU rrentper of workstage n the aluecompletio of

Fthe lat FIa IS u connder ctiostru n
'13 After 100% com final value of Flat

Total
,500.00

Fair Market Value
20,40,500.00

Realizable value
19,38,475.00Oistress Value

ns rableu of the sprop Ft.erty x tq.
t't,00,000.00

utG tide ne alue of the 550pro .00 xFt.perty tSq
16,98,950.00

m din thpen reat aofI u st ti0ncq ntby governme for road
nwideni bliU CSs p service bSU &

a licabilip of Cp RZty ronsprovis is lance(D from sea-cost
tidal level must be ted na drncorp0 thei effect on

Not applicable

i) Saleability

ii) Lik rental ESUly in future and 4t 000 00 ntaiExpected tnc0me monthpe
lyiii) An ikev teeneramay s Rental lncome

16,32,400.00
(550.00 2,000.00)

value

3,089.00)

purp0ses, mergrng

Good
in

income it

,. 
^, 
:P.-* 

^Y 

gj,t# 
L?l?,,:,": :":.y::: ",,-l? j,y.l",ili, @
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Actual site photoqraphs
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Route Map of the propertv
Site u/r

Lon '58', 5"N 3'48' .2"ENote: The Blue line shows the route to site from nearest railway statton (Nashik Road - S.9 Km.)

d

\
o

Vostukolo Consulfo
An ISO 9001:2015 Certified Company
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I
Annual Statement of Rates VeL 2.0

( inEirtqal w q:ro.trgff z.o 1
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{ Vostukolo Consultonts (l) Pvt. Ltd.
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Department of Registration and Stamp
Government of lr4aharashtra

,l Home Valuation Guideline3 | ll U3er lLnu8l
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Vimal Guru Ayyappan
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this particular

above property in the prevailing condition with aforesaid specilication is t 20,40,500.00 (Rupees Twenty Lakh

Forty Thousand Five Hundred Only). The Realizable Value of the above property { 19,38,475.00 (Rupees

Nineteen Lakh Thirty-Eight Thousand Four Hundred Seventy-Five Only) and the Distress Value t
16,32,400.00 (Rupees Sixteen Lakh Thirty-Two Thousand Four Hundred Only).

Place: Nashik

Dale:29.12.2023

For VASTUKALA CONSULIANTS (l) PW. LID.
r r DE{allv M..d by Sh.'ddrum., Ch.l'rw.,

5ha rad l(u m a r 5,:;;.::il".L:.r"ffii*,.,,

Chalikwar
Direclor

Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CClTll-1415212008-09

Encl: Valuation report.

o{=M{mb.l,.dur<m.levaiud.-or9,

D.t : 202t.1229 16al:3r +05!0

Aulh. Sign.

%,

Enclosures

Declaration from the valuer (Annexure - l) Attached

Model code of conduct for valuer (Annexure - ll) Attached

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

0n We are satisfled that the fair and reasonable market value of the property is

only)

Date

Signature
(Name Branch fficial with seal)

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

DECLARATION FROM VALUERS

l, Mano.i Chalikwar son of Shri. Baburao Chalikwar declare that:

a. The information furnished in my valuation report dated 29.12.2023 is true and
correct to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

I have no direct or indirect interest in the property valued;

l/ my authorized representative has personally inspected the property on
29.12.2023. The work is not sub - contracted to any other valuer and canied out by
myself.

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 read lhe Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 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 the lnternational Valuation Standards (lVS) and the report
submitted to the Bank for the respeclive asset class is in conformity to the
"Standards" as enshrined for valuation in the IVS in 'General Standards" and
"Asset Standards' as applicable.

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

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

j. Further, I hereby provide the following information.

h

J Vostukolo Consuttonts (t) pvt. Ltd.
An I5O 900112015 Certified Company wwyy.vastukala.org
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Sr.
No.

Particulars Valuer comment

I background information of the asset being
valued:

The property was purchased by Shri.Mohammad

Arman Sultan Shaikh & Sau.Saminaa Mohammad

Arman Shaikh from Smt.Gangubai l\.4argu Gaikwad as

per Vide Notarized Agreement

2 purpose of valuation and appointing authority As per dient request, to ascertain the present market
value of the property for Bank of Baroda, Regional

Office Branch. to assess value of the property for
Banking purpose

3 identity of the valuer and any olher experts
involved in the valuation:

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Manager

Swapnil Wagh - Site Engineer
Binu Surendran - Technical Manager
Chintamani Chaudhari - Technical Officer

4 disclosure of valuer inlerest or conflict, if
any;

We have no interest, eilher direct or indirect, in the
property valued. Further to state that we do not

have relation or any connection with property owner
/ applicant directly or indirectly. Further to state that
we are an independent Valuer and in no way
related to prooerty owner / ap0licant

5 date of appointment, valuation date and date
of
report:

Date of Appointmenl - 29.12.2023
Valuation Date - 29.'12.2023
Date of Report - 29.12.2023

6 inspections
undertaken;

and/or investigauons Physical lnspection done on 29.12.2023

7 nature and sources of the information used

or relied upon;
. Market Survey at the time of site visit
. Ready Reckoner rates / Circle rates
. Online search for Registered Transactions
. Online Price lndicators on real estate portals

. Enquiries with Real estate consultants

. Existing data of Valuation assignments carried
out by us

8 procedures adopted in carrying out the
valuation and valuation standards followed;

Sales Comparison Method

I restrictions on use of the report, if any; This valuation is for the use of the party to whom it
is addressed and for no other purpose. No

responsibility is accepted to any third party who
may use or rely on the whole or any part of this
valuation. The valuer has no pecuniary interest that
would conflict wilh the proper valuation of the
pro0erty.

major factors that were taken into accounl
during the valuation;

current market conditions, demand and supply
position, Residential Flat size, location, upswing in

real estate prices, sustained demand for
Residential Flat, all-round development of
commercial and residential application in the

locality etc.

11 major factors that were not taken into
account during the valuation;

12. Caveats, limitations and disclaimers to the

extent they explain or elucidate the

limitations faced by valuer, which shall not
be for the purpose of limiting his responsibility

for the valuation report.

Attached

Valuation Repod Preparcd Fo. BOB / Regjonal Omc6 Eranch / Mr.Mohamhad ou6id oaM (0060042301262)

{ Vostukolo Consultonts (l) Pvt. Ltd
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Value Subject to Change

The sub.iect appraisal exercise is based on prevailing market dynamics as on 29h December 2023 and

does not take into acmunt any unforeseeable developments which could impact the same in the future.

0ur lnYestigations

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

our report we identry certain limitations to our investigations, this is to enable the reliant party to instruct further

investigatons where considered appropriate or where we recommend as necessary pnor to reliance. Vastukala

Consultants lndia h/t. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct furtirer

investigations

Assumptions

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

purpose of providing valuation advise because some matters are not capable of accurate calculations or fall

outside the scope of our expertise, or out instructions. The reliant party accepts that the valuation contains

certain specific assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in

the valuation are incorrect, then this may have an effect on the valuation.

lnfomation Supplied by Others

The appraisal is based on the jnformation provided by the client. The same has been assumed to be

mrrect and has been used for appraisal exercise. Where it is stated in the report that another party has supplied

information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this

should prove not to be so.

Future Matterc

To the e(ent that the valuation includes any statement as to a future matter, that statement is provided

as an estimate and/or opinion based on he inlormation known to VCIPL at the dale of this document. VCIPL

does not wanant that such statements are accurale or corTect.

Map and Plans

Any sketch, plan or map in this report is included to assist he reader while visualising the property and

assume no responsibility in connection with such matters.

Site Details

Based on inputs received from Client and site visit conducted, we understand that the subject property

is Residential Flat, admeasuring 550.00 Sq. Ft. Built UP Area owned by Smt.Gangubai Margu Gaikwad.

Name of Proposed Purchaser: Shri.Mohammad Arman Sultan Shaikh & Sau.Saminaa ohammad

Arman Shaikh Further, VCIPL has assumed that the subject property is free from any encroachmenl and is

available as on the date of the appraisal.

g Vostukolo Consultonts (l) Pvt. Ltd

o

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

Assumptions. Disclaimers, Limitations & Qualifications

\
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Properg Title

Based on our discussion with the Client, we understand that the subject property is being owned by

Smt.Gangubai Margu Gaikwad. Name of Proposed Purchaser; Shri.Mohammad Arman Sultan Shaikh &
Sau.Saminaa Mohammad Arman Shaikh. For the purpose of this appraisal exercise, we have assumed that

the subject property has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made

no furlher enquiries with the relevant local authorities in this regard and does not certify the property as having a

clear and marketable title. Further, no legal advice regarding the title and ownership of the subject property has

been obtained for the purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and

marketable.

Environmental Conditions

We have assumed that the subject property is not contaminated and is not adveBely affected by any

existing or proposed environmental law and any processes which are carried out on the property are regulated

by environmental legislation and are properly licensed by the appropriate authorities.

Area

Based on the information provided by the Client, we understand that the Residential Flat, admeasuring

550.00 Sq. Ft. Built UP Area

Condition & Repair

ln the absence of any information to the contrary, we have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely affect the current or future occupation,

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

currently known deleterious or hazardous materials or suspect techniques will be used in the conshuction of or

subsequent alteration or additions to the property and comments made in the property details do not purport to

express an opinion about, or advise upon, the condilion of uninspected parts and should nol be taken as making

an implied representation or slatement about such parts

Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison

Approach Method and proposed Cunent use / Existing use premise is considered for this assignment.

The Direct Comparison Approach involves a comparison of the property being valued to similar

properties that have actually been sold in arms - length transactions or are offered for sale. This approach

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

properties in an open and mmpetitive markel and is particularly useful in estimating the value of the Flat and

properties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate

details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the

subject micro-market in order to calculate the percentage increase / decrease in values since the date of the

identified transactions. This percentage would then be adopted to project the current value of the same.

Where reliance has been placed upon external sources of information in applying the valuation

methodologies, unless otheMise speciflcally instrucled by Client and/or stated in the valuation, VCIPL has not

Vostukolo Consultonts (l) Pvt. Ltd
An tSO 9001:2015 Certified Company tyww.vastukala.org
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independently venlied that information and VCIPL does not advise nor accept it as reliable. The person or entity

to whom the report is addressed acknowledges and accepts the risk lhat rf any of the unverified information in the

valuation is inconect, then this may have an effect on the valuation.

Not a Structural Survey

We state that this is a valuation report and not a structural survey

Other

All measurements, areas and ages quoted in our report are approximate

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to

laxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to

appear in court by reason of this appraisal report, with reference to the property in question, unless anangemenl

has been made thereof. Further, no legal advice on any aspects has been obtained for the purpose of lhis

appraisal exercise

Propefty specific assumptions

Based on inputs received from the client and site visit mnducted, we understand that the subject

property is Residential Flat, admeasuring 550.00 Sq. Ft. Built UP Area

We assume no responsibility for matters of legal nature affecting the property appraised or the title
thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

The property is valued as though under responsible ownershrp

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

It is assumed that there are no hjdden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such mnditions or for engineering that

might be required to discover such factors.

The rates for valuation of the property are in accordance with the Govt. approved rales and prevailing

market rates.

\
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ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

There is no direcU indirect interest in the property valued.

I Vostukolo Consultonts (l) Pvt. Ltd.
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

his/its dealings with his/its clients and other valuers.

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

relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adequate information 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 vaiuer shall keep public interest foremost while delivering his services.

Professional Competence and Due Care

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

care and exercise independenl professional judgment.

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

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except to the extent that the assumptions are based on statemenls 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 instruction of the client insofar as they are incompatible with the

requirements of integrity, objectivity and independence.

'l 1 . A valuer shall clearly state to his client the services that he would be competent lo provide and the

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

have a separate arrangemenl with other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with obJectivity in his/its professional dealings by ensuring that his/its decisions

are made without the presence of any bias, conflict of interest, coercion, or undue influence of any

party, whether directly connected to the valuation assignment or not.

13. A valuer shall not take up an assignmenl if he/it or any of his/its relatives or associates is not

independent in terms of association to the company.

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

o

\ Vostukolo Consultonts (l) Pvt. Ltd.
{

An ISO 9001:2015 Certified Company vrww.Yastukala.org
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conduct the valuation independent of external influences.

Page 24 o125

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

16. A valuer shall not deal in securities of any subject company after any time when he/it first becomes
aware of the possibility of his / its association with the valuation, and in accordance with the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2015 or till the
time the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in "mandate snatching" or offering "convenience valuations" in order to
cater to a company or clienfs needs.

'18. As an independent valuer, thevaluershall not charge success fee.

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnected lransactjon, the valuer shall declare the association with
the company during the last five years.

Confidentiality

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

lnformation Management

21. A valuer shall ensure that 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 shall be maintained so as to suffciently enable a reasonable person to take a view on the
appropriateness of his /its decisions and aclions.

22. A valuer shall appear, co-operate and be available for inspections and investigations carried out
by the authority, any person authorised by the authority, the registered valuers organisation with
which he/it is registered or any other statutory regulatory body.

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

24. A valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall mainlain proper working papers for a period of three years or such
longer period as required ln its contract for a specific valuation, for production before a regulatory
authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate
Tribunal, the record shall be maintained till the disposal of the case.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

Explanation: For the purposes of this code the term 'relative' shall have the same meaning as
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

o

\
An ISO 9001:2015 Certified Company www.vastukala.org
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26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant
or any olher person with a view to oblain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, 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 disclosed in a wntten
contract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

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

Place: Nashik

Dale:29.12.2023

For VASIUKALA CONSULTANTS (l) PVL LTD.
rr Dotra'lv,o..3t\hrr,.lluma,(hdrtrkrr

sna rad Ku ma r yi,ff:lt**::1"1,X,i,.
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Director

Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-1415212008-09

Encl: Valuation report.
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\ I Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Certified Company www. vastukala.org


