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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No.203, Second Floor, " Yash Park Apartment ",
Survey No.65/2/B, Plot No.3, Near Motiwala Collage, Dhruv Nagar, Gangapur Satpur Link Road,Village -
Gangapur , Taluka & District - Nashik, PIN Code - 422 007, State - Maharashtra, Country - India belongs to
Mr.Rahul Ganesh Shah & Mrs.Meenakumari Ganesh Shah

Boundaries of the property.
Boundaries Flat
North Side Marginal Open Space
South Side Marginal Open Space
East Back Side Marginal Space
West Flat No.202, Staircase & Lift

Considering various parameters recorded, 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 that, the
property premises can be assessed for this particular purpose at ¥ 45,06,600.00 (Rupees Forty-Five Lakh Six
Thousand Six Hundred Only). As per Site Inspection 64% Construction Work is Completed

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

Hence certified

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Manoj D crtone)Crliwer, o-Vastlal
Consultants (1) Pvt. Ltd., ou=Mumbaj
Chalikwar Dot 20240735 172835 43550
Director Auth.[Sign.
Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (India)

Reg. No. CAT-I-F-1763

Reg. No. IBBI/RV/07/2018/10366

BOB Empanelment No.: ZO:MZ:ADV:46:941
Encl: Valuation report.

Nashik: 4, st Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Link Road, chd. O“Ice

Adgaon, Nashik-422003 (MS.), INDIA
& Email: nashik@vostukala.co.n | Tel - +91 263 4068262/98903 80564 B1-001, U/B Floor, BOOMERANG, Chandivali Farm Rood
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Vastukala Consultants (I) Pvt. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai — 400 072.
To,
The Chief Manager,
Regional Office

3SNL Building, Datta Mandir Road, Nashik Road,
Nashik, PIN — 422 101, State - Maharashtra, Country - India.

VALUATION REPORT (IN RESPECT OF FLAT)

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 . | 27.07.2024
b) | Date on which the valuation is made .| 29.07.2024

3. | List of documents produced for perusal:

1) Copy of Agreement for Sale Vide No.8408/2024 Dated.24.07.2024

2) Copy of Approved Building Plan Accompanying Commencement Certificate
No.NMCB/RB/2023/APL/00329 dated 06.10.2023 issued by Executive Engineer Town Planning
Nashik Municipal Corporation.

3) Copy of Commencement Certificate Permit No. NMCB/RB/2023/APL/00329 dated 09.10.2023,
issued by Nashik Municipal Corporation

4) Copy of RERA Registration Certificate No. P51600054792 dated 12.02.2024 issued by
Maharashtra Real Estate Regulatory Authorlty

4, | Name of the owner(s) and his / their address | : | Mr.Rahul Ganesh Shah &

(es) with Phone no. (details of share of each Mrs.Meenakumari Ganesh Shah
owner in case of joint ownership)
Address: Residential Flat No.203, Second Floor,
" Yash Park Apartment ", Survey No.65/2/B, Plot
No.3, Near Motiwala Collage, Dhruv  Nagar,
Gangapur Satpur Link Road,Village - Gangapur ,
Taluka & District - Nashik, PIN Code - 422 007, State
- Maharashtra, Country — India.

Contact Person:
Shri.Suryawanshi ( Site Engineer )
“Contact No. +91 9766052816

Joint Ownership
5. | Brief description of the property (Including | : | The property is a Residential Flat No.203 is located
Leasehold / freehold etc.) on Second Floor.

As per Plan composition of flat is: Living + 2
Bedroom + Kitchen + Toilet + Balcony + Passage +
(i.e.2BHK).

®

/i Since 1989
‘ Vastukala Consultants (1) Pvt. Ltd.
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The property is at 18 Km. distance from nearest
railway station Nashik Road.

Landmark: Near Motiwala Collage

At the time of inspection, the property was under
construction. Extent of completion are as under:

Foundation Completed RCC Plinth Completed
Full Building RCC Completed Internal Brick work | Completed
External Brick work Completed Total 64% work completed

PanChhayat / Municipality

5a. | Total Lease Period & remaining period (if N.A. as the property is freehold.
leasehold)
6. | Location of property
a) Plot No. / Survey No. Survey No.65/2/B, Plot No.3
b) Door No. Residential Flat No.203
c) T.S. No. / Village Village - Gangapur
d) Ward / Taluka Taluka — Nashik
e) Mandal / District District — Nashik
f) Date of issue and validity of layout of Copy of Approved Building Plan Accompanying
approved map / plan Commencement Certificate
No.NMCB/RB/2023/APL/00329 dated 06.10.2023
issued by Executive Engineer Town Planning
Nashik Municipal Corporation
a) Approved map / plan issuing authority Nashik Municipal Corporation
h) Whether genuineness or authenticity Yes
of approved map/ plan is verified
i) Any other comments by our No
empanelled valuers on authentic of
approved plan
) Postal address of the property Residential Flat No.203, Second Floor, " Yash Park
Apartment ", Survey No.65/2/B, Plot No.3, Near
Motiwala Collage, Dhruv Nagar, Gangapur Satpur
Link Road,Village - Gangapur , Taluka & District -
Nashik, PIN Code - 422 007, State — Maharashtra,
Country - India
8. | City/Town Nashik
Residential area Yes
Commercial area No
Industrial area No
9. Classification of the area
i) High / Middle / Poor Middle Class
ii) Urban / Semi Urban / Rural Urban
10. Coming under Corporation limit / Village Village - Gangapur

Nashik Municipal Corporation

VASTUKALA

®

/i Since 1989 :
Vastukala Consultants (1) Pvt. Ltd.
An ISO 9001 : 2015 Certified Company
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1. Whether covered under any State / Central No
Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency area/ scheduled
area / cantonment area
13. Dimensions / Boundaries of the Property /
Building As per Actual Site | As per the Deed
North - -
South - -
East - -
West -- -
Mtrs | Flat As per Actual Site As per the Deed
North Side Marginal Side Marginal
Open Space Open Space
South Side Marginal Side Marginal
Open Space Open Space
East Back Side Back Side
Marginal Space Marginal Space
West Flat No.202, Flat No.202,
Staircase & Lift Staircase & Lift
13.2 | Whether Boundaries Matching with Actual Yes
13.3 | Latitude, Longitude & Co-ordinates of the site 20°00'59.4"N 73°43'03.8"E
14, Extent of the site Carpet Area in Sq. Ft. = 633.00
Balcony Area in Sq. Ft. = 163.00
(Area as per site Measurement)
Carpet Area in Sq. Ft. = 627.00
Balcony Area in Sq. Ft. = 150.00
Total Carpet Area in Sq.Ft =777.00
(Area as per Agreement for Sale)
Built up area in Sq. Ft. = 855.00
(Area as per Agreement for Sale +10%)
15, Extent of the site considered for Valuation Carpet Area in Sq. Ft. = 627.00
(least of 13A& 13B) Balcony Area in Sq. Ft. = 150.00
Total Carpet Area in Sq.Ft =777.00
(Area as per Agreement for Sale)
16 Whether occupied by the owner / tenant? If Building is Under Construction
occupied by tenant since how long? Rent
received per month.
Il | APARTMENT BUILDING
1. | Nature of the Apartment Residential Cum Commercial
2. | Location
®
/- Since 1989
¢ Vastukala Consultants (1) Pvt. Ltd.
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C.T.S. No. Survey No.65/2/B, Plot No.3
Block No. -
Ward No. -
Village / Municipality / Corporation Village — Gangapur
Nashik Municipal Corporation
Door No., Street or Road (Pin Code) Residential Flat No.203, Second Floor, " Yash Park
Apartment ", Survey No.65/2/B, Plot No.3, Near
Motiwala Collage, Dhruv Nagar, Gangapur Satpur
Link Road,Village - Gangapur , Taluka & District -
Nashik, PIN Code — 422 007, State — Maharashtra,
Country — India
3. | Description of the locality Residential / Residential Cum Commercial
Commercial / Mixed
4. | Year of Construction Building is Under Construction
5. | Number of Floors Basement + Ground+ First + 6" Uppers Floor
6. | Type of Structure R.C.C. Framed Structure
7. | Number of Dwelling units in the building 3 Flats on Second Floor
8. | Quality of Construction Building is Under Construction
9. | Appearance of the Building Building is Under Construction
10. | Maintenance of the Building Building is Under Construction
11. | Facilities Available
Lift Proposed 1 Lift
s Protected Water Supply Municipal Water supply
Underground Sewerage Connected to Municipal Sewerage System
Car parking - Open / Covered Covered Car Parking
Is Compound wall existing? Yes
Is pavement laid around the building Yes
I} FLAT
1 The floor in which the Flat is situated Second Floor
2 Door No. of the Flat Residential Flat No.203
3 Specifications of the Flat 2BHK
Roof R.C.C. Slab
Flooring Proposed Vitrified tile Flooring
Doors Proposed Teak Wood door framed with flush doors
Windows Proposed Aluminum sliding window with M.S. Grills
Fittings Proposed Concealed Plumbing, Concealed Electrical
wiring
Finishing Proposed Cement Plastering
Paint Proposed Lustre Paint
4 House Tax
Assessment No. Details Not Provided
Tax paid in the name of; Details Not Provided
Tax amount: Details Not Provided
5 Electricity Service connection No.: Details Not Provided
Meter Card is in the name of: Details Not Provided
6 How is the maintenance of the Flat? Building is Under Construction

@
Since 1989
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7 Sale Deed executed in the name of Mr.Rahul Ganesh Shah &
Mrs.Meenakumari Ganesh Shah
8 What is the undivided area of land as per Sale Details not available
Deed?
9 What is the plinth area of the Flat? Built up area in Sq. Ft. = 855.00
(Area as per Agreement for Sale +10%)
10 What is the floor space index (app.) As per NMC norms
1 What is the Carpet Area of the Flat? Carpet Area in Sq. Ft. = 633.00
Balcony Area in Sq. Ft. = 163.00
(Area as per site Measurement)
Carpet Area in Sq. Ft. = 627.00
Balcony Area in Sq. Ft. = 150.00
Total Carpet Area in Sq.Ft =777.00
(Area as per Agreement for Sale)
12 Is it Posh / | Class / Medium / Ordinary?
13 Is it being used for Residential or Commercial Residential purpose
purpose?
14 Is it Owner-occupied or let out? Building is Under Construction
15 If rented, what is the monthly rent? T 9,000.00 Expected rental income per month
v MARKETABILITY
1 How is the marketability? Good
2 What are the factors favouring for an extra Located in developing area
Potential Value?
3 Any negative factors are observed which No
affect the market value in general?
\J Rate
1 After analyzing the comparable sale instances, ¥ 5,500.00 to T 7,000.00 per Sqg. Ft. on Carpet Area
what is the composite rate for a similar Flat
with same specifications in the adjoining
locality? - (Along with details / reference of at -
least two latest deals / transactions with
respect to adjacent properties in the areas)
2 Assuming it is a new construction, what is the ¥ 5,800.00 per Sq. Ft. on Carpet Area
adopted basic composite rate of the Flat under
valuation after comparing with the
specifications and other factors with the Flat
under comparison (give details).
3 Break — up for the rate
i) Building + Services ¥ 2,000.00 per Sq. Ft.
i) Land + others T 3,800.00 per Sq. Ft.
4 Guideline rate obtained from the Registrar's T 34,500.00 per Sg. M.
office (an evidence thereof to be enclosed) T 3,205.00 per Sq. Ft.
Guideline rate obtained (after Depreciation) N.A. as the age of the property is below 5 years
b Registered Value (if available) Register Value - ¥27,17,000.00
Document No. No.8408/2024
Agreement Dated. 24.07.2024
Vi COMPOSITE RATE ADOPTED AFTER
DEPRECIATION
@
/i Since 1989
. Vastukala Consultants (1) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Company
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Depreciated building rate

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

Replacement cost of Flat with Services (v(3)i)

% 2,000.00 per Sq. Ft.

Age of the building

Building is Under Construction

Life of the building estimated

60 vyears after Completion Subject to proper,
preventive periodic maintenance & structural repairs.

Depreciation  percentage
salvage value as 10%

assuming the

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

Depreciated Ratio of the building

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

Total composite rate arrived for Valuation

Depreciated building rate VI (a)

¥ 2,000.00 per Sq. Ft.

Rate for Land & other V (3) i

¥ 3,800.00 per Sq. Ft.

Total Composite Rate

¥ 5,800.00per Sq. Ft.

Remarks:

Details of Valuation:

g2

Description

Estimated
Value %)

Rate per
unit (%)

Qty.

Present value of the Flat (Including Parking)

777.00 Sq. Ft. 5,800.00 45,06,600.00

Wardrobes

Showcases

Kitchen arrangements

Superfine finish

Interior Decorations

Electricity deposits / electrical fittings, efc.

N O WIN

Extra collapsible gates / grill works etc.

Potential value, if any

Others

Parking

As per current stage of work completion the value of
the Flat (if Flat is under construction)

13

After 100% completion final value of Flat

Total

45,06,600.00

Value of Flat

Fair Market Value

45,06,600.00

Realizable value

42,81,270.00

Distress Value

36,05,280.00

Insurable value of the property (855.00 Sq. Ft. X ¥ 2,000.00)

17,10,000.00

Guideline value of the property (as per Agreement for Sale)

27,17,000.00

Justification for price / rate

The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the
government rate value in this case is less than the market value arrived by us. We are of the opinion that the value
arrive by us will prove to be correct if an Auction of the subject property is carried out. As far as Market Value in Index

VASTUKALA

®
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Il is concerned, it is not possible to comment on same, may be government rates are fixed by sampling during same
point of time in part and whereas, Market values change every month.

In most of the cases the actual deal amount or Transaction value is not reflected in Index Il because of various Market
practices. As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of
any factors in market.

Method of Valuation / Approach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property.
Property valuation in this method is done by comparing a property to other similar properties that have been recently
sold. Comparable properties, also known as comparables, or comps, must share certain features with the property in
question. Some of these include physical features such as square footage, number of rooms, condition, and age of
the building; however, the most important factor is no doubt the location of the property. Adjustments are usually
needed to account for differences as no two properties are exactly the same. To make proper adjustments when
comparing properties, real estate appraisers must know the differences between the comparable properties and how
to value these differences. The sales comparison approach is commonly used for Residential Flat, where there are
typically many comparables available to analyze. As the property is a Residential Flat, we have adopted Sale
Comparison Approach Method for the purpose of valuation. The Price for similar type of property in the nearby
vicinity is in the range of ¥ 5,500.00 to ¥ 7,000.00 per Sq. Ft. on Carpet Area. Considering the rate with attached
report, current market conditions, demand and supply position, 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. We estimate ¥ 5,800.00 per Sq. Ft. on Carpet Area for valuation after depreciation.
Impending threat of acquisition by government for road | Not applicable.
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost /
tidal level must be incorporated) and their effect on

i) Saleability Good
i)  Likely rental values in future in and ¥ 9,000.00 Expected rental income per month
i)  Any likely income it may generate Rental Income
®

/i' Since 1989
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Actual site photographs

/'- Since 1989
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Route Map of the property

Latitude Longitude: 20°00'59.4"N 73°43'03.8"E
Note: The Blue line shows the route to site from nearest railway station (Nashik Road — 18 Km.)

®
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Ready Reckoner Rate
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Government of Maharashtra HEIE H=

Annual Statement of Rates Ver. 2.0

(AR & UAS ATFT 2.0 )

Home
Year 2024-2025 Language Enclish
Selected District Nashik
Select Taluka Nashik
Select Village Mauje Gagapur (Nashik Mahanagarpalikz
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Price Indicators
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Price Indicators
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Approved Plan

Reason: Approved
Location: Nashik M
Project Code : NMCB-
Application Number : R
Proposal Number : 21542
Certificate Number : NMCB/RB/2023/APL/00329
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Commencement Certificate

i w_— Nashik Municipd' Comaraton *ie »
AFPENDX D=1 J
SANCTION CF BULDING PLINISSION S

——— o aw

# AND COMMLENCEMENT CLMTIFICATL
Pexpcam Code N B-TO001T Uste ANORIT

Fotarerce - TUEng Terrisacr No WD WVROTIN L4028

Adoronel date 4 UDTOD

GROUND FLOOR FRST FLOOR SECONRD TO PIFTH FLOOA SOFTH
FLO0A BASININT NLCOA

|
1
E
4
’ Meviaed Duiding Penril No - 215429 Pormit Mo, . NMCEMBOCTVASLTGIZY
i
|
|
[
|
[

DAZrG Name ARG Vo Foom

M ) Thaw ba! Targe
2 NO 25078 PLOT NO 3 OF GANGAFUI SHIWRN NASH
L Parday Gurulhswrgtan (ARt

Bl.w.

MW refrence b your mpricetor ho RNCBURIOANE deted J0-090-12) kr e grert of Hedsel Buliing Mermiaaion
S Commmrceren! CePoal uxder Zecton "2s4 of Tre Mahemnt e IBgong erd Toen Plarring AL 1092 wel ot
| Mstsrmahts Municipal Corporsierm Act 1349 & certy ol deweioprer? word ! Buiding o Pt No 3 Oty Sueay

No Curemy No Heserue T ho Mosars Mo GGt ho SADE 1 ine Mo? No - Lectr N Nogje GANGAPUR SHWAR
wlsted ot Moad | Toee! I8 Locety HESICOMNERCAL "te Commencwre~ Cethue | Sikdrg Meorit a granid:
nder Tacton 1E4S of Te s s AL il £ Te Rdcwing tondtom

The AP MRS P corasc e of De ertrtarart of T e Sach Ine ahal B e of e Sutic steet
NS e DLEENg O ST herec’ abal D roeed of B Swad T D8 SCOLOM O DErTYIRC © De Jaed Dy &ty pemcs o8 Cocupancy
| CATISES TS Sean T
| 1 Tha leveicorant seraa T Commeverwect Cartical ahal e vl B 8 Dard o e sl SorTTenc g Bt e Bts o
-
| 4 Tha parTmncs S0ee SOl &ERE u D SevelT Pe l80E 4Sct Some S0t vt P o
ThE arTEA S 8 Dl mead B 307 T DTVACes o s ionet Teeenomect DAt et Tevesomeer Coera Tegdeiars Any
ofer ERELSAY DATRRAYY A8 WOUMeE T i At Tattu Dot DecantTec iy LAOeRenge ANal De Bt Dy e apcdoatt ¥
Ay gty w hund 8t aber date T DeTTIEACT WAl AN TANTe ac
ormator Soar? i e Sapiasec & A% 1l Docipaten Cettoam
17 w0 DT R O et e BN RO ICATATTAT wTE TG I 81T De RANGed Dver 0 Be BSOS~ Pe la, of
| rartva TS Fars Par N TeCErec tead atal he eoac c P e Sae o B STy WP T 2 Sorrs o e
f T AT covmor mertoned ¢ TCTT ga Ty be aopicatia atal 28 Mang > P tamer desecoe’
| & Trevmon B mececing ¥ Sruy aler aters sver ©DOCADS P8 28 SoTDated of P 2r3ec Mefow oot o T SUESRG A
| Sor e D T T & atal 38 Al IRC K7 M Te acicmtior e o o sancy
IR CemTeate *om TAT af0US De LEMITEC Defte Coopor Cerfeas ¥ ipeicale
1 Termaace fr 008G of Tes f tecesasty 'm D6 COGNTEC PO P Tee ASOS AR Te carFommieT Tr SatBtor of Mees
oF T BNE F wmaiwd Sder T Srovmor of Pee 8 St De eOrTERG Defe Jcoupet T tetiam
2 AUy will At Oy wller Lo coreruolor
7 AL WPars KT AR TROAQS BT RS O JeA TR 3NN NS TR TUN Dancs SofeUmct B DT wmter
SRNAge o 58 ASTYIRC T e Sorcaral SapartTer! of T aURert efore [ orrencarest f e wor a0 corpeetee
| A Fea® e cora ot © T RCATI AR 38 AOTERE K05 #T T aocicaton B sy terTioge

.

Y

-4

Since 1989
Vastukala Consultants (I) Pvt. Lid.
VASTUKALA An ISO 9001 : 2015 Certified Company




Valuation Report : BOB / Regional Office / Mr.Rahul Ganesh Shah (0010209/2307478) Page 17 of 27

Agreement for Sale

Jooe ko
Flat Ralo
Aren of 50t
Battoy ama
Parong ared

. 1 omg aties Coargwl @fed
1342 30 medws
1300 39 MRk

De 27 27 OO
Rs 2 oo

Gorparrmant Valialon E
2ot daeatnn e 27 50000
=il FARTTY L

o Dty 5% ¢ Swrthang 1%

T
|

« . ‘t ;‘ i
. :
S
ar 117! N
G ) S N LT,
- & | Aok Rosd
. SF Hodls 0 W Colity Rie
o
i i e wad avty ot a1 e BEGS APUtn et aw o E
Thy

Foaserrind afa ) gl

SCHEDULE N OF THE FLAT PREMIES HERE Mw%ﬂm

ALL THAT jrinst dred jurcel of the construcied FLAT No 203
el un B3N 0g metrs <o Flowr Secend congetng of Two Badrogs , Hat
* Kiicton o Baivooy ¢ Tellety a0 e By aémaianeg 1349 0
SN ] e adresnre 130044 metees o0 Greund Fioge -m-,

Gy
L

28 77 Q- { « Pyl Py T i ay
Regivain Fane Ry 1100 . ' ‘: Purk Apartment 3.0y sonetsciod a1 e e gespery inege P tdan
“ NOREEVENT FOR SALE -". 2 :- — 0 o apgeuens Bubdng ey, n‘
g 21 o Nastad on e 24ty f Qe Wik v Comtiinomment  Canfhe fihe
Ifes Agreoment [ Sys v made & Greumd e ANCB B0 AP, (83 4 d 0910280 e bearry
¢ alde “ 0 T a;d!.‘.‘!d " " L
JULY inmo Chretae yeir TWO THOUSAND TWENTY FOUR,AD.. fidowa HODEY 18 ey ihed ay
Nl ey,
BY & BETWEEN Eawt S0t Mg Sonce
Vited Simzas 41t
MRS BHARTI SHASHKANT TARGE Yot 50 Mgl g spaca .
Asn - A4 Yegr Octu Jusniss § Agecnd So. SO ngnnl o i |
AN - ACTRT 4769 i 53

UID - TI64 §507 1 X
o YASH Aurghw Ko 08 Shearit Codoy
Gargus’ Road NASHX - 42201

. caan chall urisds k
Vs fiadnt referspd to S8 918 *PROMOTERICWNER™ [whe sapressan & bl unmss
--u-p.;-n.r' 1 the comteel of maaring thereo! shal stwaye Seam to mean and ndud
:' alve mgRIUGM AT EYMON% ipcenssriialts fed aipen] o he ONE
i mgal N JU N 2

ART, Pl ey VERED QY Tef
’ WITHiN AL o MO‘GHRC‘\'“G
AND
14) MR RAHUL GANESH SHAH VRS BHAND) SMASHMANT Talie
Age - 71 Yoas, Q0u & Sunke.

PAN - PUEPS 6I8S B

uip TRST 7106 3012 D SEMED R bR ol

{2) MRS. MEENAKUMARI GANESH SrAH NTANNANED PURGHASERS

Agy 52 Years, Do Sanwe .

PAN . OYJPS 021 M R GANESH 348K b /

UID - 4509 0512 S901 (e Wl caly

Both Ay Flat Ko 58 Staanaiti Apanment o £ LY

Bhet o 105, 5 No 421721 Near Movexa 7:* 4 i

wentsdl Cotmp, JOruy Roga Qanjajr Rond i el

NAZHIN - 432 220 WS MEENAKUMAR Ganesss syonse

Hranafter refarmed 10 a5 “ALLOTTEEIPURCHASERS™ [which expressie PURCHATERS)
_nis (L 00 ropugrard o B Contnet oF meaning treren! shial dlways doam 1o mean and ——

meuds fiheethar wgdl hors eancurons. dimronbakas, ardellni and Jsgns
o e SECOND PART

WHEREAS e Fromaisr angr hos puronased Non Agnzubral land prope s
beareg Plot No 03 sdnmmincg 62800 Sq. maeters 'rom and cut of Survey
No.86'28, yna beng and stuste! ot Qangspur, Takka § Distiit Nt 70
parbcuaty cescnbad in e Schedue | weotien hircunder and hereralte /o ¥
e *said propety’ 10m % previous Oanee Br N Viegd Chareg ol 1Y Y08 J

Wadrge Thavap by sbenbide Uak ool whieh AUy stampmed snd reQEe

e

sl
3 ekr

&1 1% v Pl s ek
VIO NP wth be amwrite Iy

tethet by 3)

IR P SO ode v

A Wty

3 R S T
S i pavg: Ut g oy n

M VTNESS WHEREQ# 11 pifles

e B3y, meots P N s tes

Ty Ul g i s Agrmstrmer g

JOMED S1ALED 8 0F

,
|
<) ,L

O { e
f ( - J}:IL'?LL

' /i Since 1989

ta.

¢ Vastukala Consultants (I) Pvt.
VASTUKALA An ISO 9001 : 2015 Certified Company




Valuation Report : BOB / Regional Office / Mr.Rahul Ganesh Shah (0010209/2307478) Page 18 of 27

RERA Certificate

b E 2

Maharashtra Real Estate Regulatory Authority
Cated 1200213034

Ta

BMART SHASMKANT TARGE

YASH BUNCLOW KO | SHRAMM COLONY,
SHAMID CHOWK GANGAPUR ROAD
Maahi (M Corp | Naekik

MAHARASHTRA - 41241),

+ SrMadem :
i

Congratulilons. e you ol sxtne progecs YASH PARKEe 1 registeret wih Mahal[ FA snder sroged regstroion No
PEAS00054TS2

N owiew o T oD Hon of poul Sraect umnmnwmmmmwmmuwum
W Derugalion certfiate ang Lbimisson of Form 4Dy 311202076 e dals 07 complation of It Siciect 28 recardes iy
PO 20 Dl Se RGO I e applcation sibmimee kot S sraion

-.,q,.,..,.W".m"“'.-’w,mmumnmnnl“ﬁﬂﬁmm.m“uﬂmﬁ?l
P rarares sosmaners 1o eguitdy Lpdate B el ST S as pai Tre forman presarRed i0d in conGhanl Wit
P leeadanics marmunes 0 e sad Cror The SNSRI I00)e%s IWLts M1SEDE LgResnd of vl JILOC Melpays

L aRERA vt el gns wel rernan conelant win the prowsont of Tie e e Orders and et of MahaREAA a3
[saiad rom rrm 0 e ated erscre il oo proect & compitied it o sapect Wit the compietien dele. Waied

. Thanking you

Yours tuirh iy

Sqranure vax

g - T

1, 130035

Signatire and seal of e Autherized Offcer

Since 1989

Vastukala Consultants (I) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Company




Valuation Report : BOB / Regional Office / Mr.Rahul Ganesh Shah (0010209/2307478) Page 19 of 27

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 specification is ¥ 45,06,600.00 (Rupees Forty-Five
Lakh Six Thousand Six Hundred Only). The Realizable Value of the above property ¥ 42,81,270.00
(Rupees Forty-Two Lakh Eighty-One Thousand Two Hundred Seventy Only) and the Distress Value
¥ 36,05,280.00 (Rupees Thirty-Six Lakh Five Thousand Two Hundred Eighty Only).

Place: Nashik
Date: 29.07.2024
For VASTUKALA CONSULTANTS (1) PVT. LTD.

M H Digitally signed by Manaj Chalikwar
a n OJ DN: cn=Manoj Chalikwar, o=Vastukal

Consultants (1) Pvt. Ltd., ou=

Chalikwar et 20340139 172505 0930
Director Auth.
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reg. No. CAT-I-F-1763
Reg. No. IBBI/RV/07/2018/10366
BOB Empanelment No.: ZO:MZ:ADV:46:941

Enclosures
Declaration from the valuer (Annexure - |) Attached
Model code of conduct for valuer (Annexure — II) Attached

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

on . We are satisfied that the fair and reasonable market value of the property is
8 (Rupees
only).
Date
Signature

(Name Branch Official with seal)

®
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(Annexure - |)
DECLARATION FROM VALUERS
|, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that:

a. The information furnished in my valuation report dated 29.07.2024 is true and
correct to the best of my knowledge and belief and | have made an impartial and
true valuation of the property.

b. | have no direct or indirect interest in the property valued;

c. I/ my authorized representative has personally inspected the property on
27.07.2024. The work is not sub - contracted to any other valuer and carried out
by myself.

d. | have not been convicted of any offence and sentenced to a term of
imprisonment.

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

| have read the 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.

g. | have read the International Valuation Standards (IVS) 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.

h. | abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure IV - 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, | hereby provide the following information.

®
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Sr. Particulars Valuer comment

No.

1. | background information of the asset being | The property was purchased by Mr.Rahul Ganesh

valued; Shah & Mrs.Meenakumari Ganesh Shah. from
Mrs.Bharti Shashikant Targe as per Agreement for
Sale dated 24.07.2024

2. | purpose of valuation and appointing authority | As per client request, to ascertain the present market
value of the property for Bank of Baroda, Regional
Office. to assess fair market value of the property
for Banking purpose

3. | identity of the valuer and any other experts | Manoj B. Chalikwar — Regd. Valuer

involved in the valuation; Sanjay Phadol- Regional Technical Head
Swapnil Wagh — Site Engineer
Binu Surendran — Technical Manager
Chintamani Chaudhari — Technical Officer

4. | disclosure of valuer interest or conflict, if | We have no interest, either direct or indirect, in the

any; 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 property owner / applicant

5. | date of appointment, valuation date and date | Date of Appointment — 27.07.2024

of Valuation Date - 29.07.2024
report; Date of Report - 29.07.2024

6. | inspections and/or investigations | Physical Inspection done on 27.07.2024

undertaken;

7. | nature and sources of the information used | e Market Survey at the time of site visit

or relied upon; « Ready Reckoner rates / Circle rates
» Online search for Registered Transactions
e Online Price Indicators on real estate portals
» Enquiries with Real estate consultants
e Existing data of Valuation assignments carried
out by us
8. | procedures adopted in carrying out the | Sales Comparison Method
valuation and valuation standards followed;

9. | 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 with the proper valuation of the
property.

10. | major factors that were taken into account | current market conditions, demand and supply

during the valuation; 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 | Nil

account during the valuation;
12. | Caveats, limitations and disclaimers to the | Attached
extent they explain or elucidate the
@®
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limitations faced by valuer, which shall not
be for the purpose of limiting his responsibility
for the valuation report.

Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 29t July 2024 and does
not take into account any unforeseeable developments which could impact the same in the future.
Our Investigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in
our report we identify certain limitations to our investigations, this is to enable the reliant party to instruct further
investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultants India Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
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.
Information Supplied by Others

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

To the extent that the valuation includes any statement as to a future matter, that statement is provided
as an estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL
does not warrant that such statements are accurate or correct.
Map and Plans

Any sketch, plan or map in this report is included to assist the 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 777.00 Sq. Ft. Carpet Area Owned by Mr.Rahul Ganesh Shah &

®
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Mrs.Meenakumari Ganesh Shah Further, VCIPL has assumed that the subject property is free from any
encroachment and is available as on the date of the appraisal.
Property Title

Based on our discussion with the Client, we understand that the subject property is being purchased by
Mr. Rahul Ganesh Shah & Mrs. Meenakumari Ganesh Shah. 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 further 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. It 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 adversely 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
777.00 Sq. Ft. Carpet Area

Condition & Repair

In 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 construction 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 condition of uninspected parts and should not be taken as making
an implied representation or statement about such parts
Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison
Approach Method and proposed Current 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 competitive market and is particularly useful in estimating the value of the Flat and
properties that are typically traded on a unit basis.

In 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

®
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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 extemnal sources of information in applying the valuation
methodologies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not
independently verified 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 that if any of the unverified information in the

valuation is incorrect, 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
taxation 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 arrangement
has been made thereof. Further, no legal advice on any aspects has been obtained for the purpose of this
appraisal exercise
Property specific assumptions

Based on inputs received from the client and site visit conducted, we understand that the subject
property is Residential Flat, admeasuring 777.00 Sq. Ft. Carpet Area

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1 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.

2 The property is valued as though under responsible ownership.
3. It is assumed that the property is free of liens and encumbrances.
4, It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

5. There is no direct/ indirect interest in the property valued.
6. The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing
market rates.
(C]
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(Annexure - Il)

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

4,
5.

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

A valuer shall maintain integrity by being honest, straightforward, and forthright in all professional
relationships.

A valuer shall endeavour to ensure that he/it provides true and adequate information and shall not
misrepresent any facts or situations.

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

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

Professional Competence and Due Care

6.

10.

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

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

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.

In 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 statements of fact
provided by the company or its auditors or consultants or information available in public domain
and not generated by the valuer.

A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

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

Independence and Disclosure of Interest

12.

13.

VASTUKALA An ISO 9001 : 2015 Certified Company

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.

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

®
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independent in terms of association to the company.

A valuer shall maintain complete independence in his/its professional relationships and shall
conduct the valuation independent of external influences.

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

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

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

As an independent valuer, the valuer shall not charge success fee.

In any fairness opinion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnected transaction, 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 subject 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.

Information Management

2%

22.

23.

24,

VASTUKALA AN ISO 9001 : 2015 Certified Company
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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 sufficiently enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

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 helit is registered or any other statutory regulatory body.

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

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

@®

¢ Vastukala Consultants (1) Pvt. Ltd.




—

Valuation Report : BOB / Regional Office / Mr.Rahul Ganesh Shah (0010209/2307478) Page 27 of 27
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).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant
or any other person with a view to obtain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of 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 written
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

Date: 29.07.2024
For VASTUKALA CONSULTANTS (1) PVT. LID.
Manoj ;‘“‘"‘:ﬁ(;g"l:i:"‘g“"“m it ;

Chalikwar e
Director Auth. Si

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reg. No. CAT-I-F-1763

Reg. No. IBBI/RV/07/2018/10366

BOB Empanelment No.: ZO:MZ:ADV:46:941
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