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Valuation Report of the lmmovable Property

Residential Flat No. 10, Third Floor, Wing - A, "Shree Sh.iniwas Apa ment", Survey No. 194/A, Plot No. '170+

171, Near Shree Durga Mata Mandir, Kade Pathar Chowk, Shramik Nagar, Village - Pimpalgaon Bahula,

Taluka & District - Nashik, PIN Code - 422 007, State - Maharashtra, Country - lndia.

Lonqitude Latitude: 1 7'40'31.9"N 75"54'01.0"8

Valuation Done for:
Union Bank of lndia
Ambad Branch, Nashik

Ramashray Apartment, Sector C, Plot No. 283, Near Bhadrpad Sector,

Ashwin Nagar, Near Sambhaji Stadium, Cidco, Nashik422009,

State - Maharashtra, Country - lndia
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Vastu.NashiU05/2023/31 4 I 51 230057 4
13i07-194{HV

Date:13.05.2023

This is to certiry that the property bearing Residential Fht No. 10, Third Floor, Wing - A, "Shree Shriniwas
Apartment", Survey No. 194/A, Plot No. 170+ 171, Near Shree Durga Mata Mandir, Kade Pathar Chowk,

Shramik Nagar, Village - Pimpalgaon Bahula, Taluka & District - Nashik, PIN Code - 422 007, State -

Maharashtra, Country - lndia belongs to Sau. Jayashree Narayan Gaikawad.

Boundaries of the property.

North

South

East

West

Sharadkumar
B. Chalikwar
Director

Bungalow

Road

Building

Road

Oish.ltrr..dt5l{odrln*i h

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 lhe opinion that,

the property premises can be assessed and valued for SARFAESI Securitisation and Reconstruction of

Financial Assets and Enforcement of Security lnterest Act, 2002 purpose at t 16,63,450.00 (Rupees Sixteen

Lakh Slxty Three Thousand Four Hundred Fifty Only)

The valuation of the property is based on the documents produced by the mncem. Legal aspects have not been

taken into considerations while preparing this valuation report.

Hence cerlified

For VASIUKALA CONSULIANIS (l) PVI. LID,

ev.tutd. (dsun.nc {0

D.t..2023 05 1l1,t 713 +o5rd

Aut . Sign.

SharadkumarB. Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14t5212008-09

Encl: Valuation report.
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Valuation Repon prepared For: lJnion Bank of lndia / Ambad Branch, Nashik. Sau. Jayashrce Narayan Gaikawad (3141 5,2300574) Page 3 of 21

I General

As per the request from Union Bank of lndia, Ambad

Branch, Nashik to assess fair market value of the

property for SARFAESI Securitisation and

ReconsEudion of Financial Assets and Enforcement of

Sec{rity lnterest Acl, 2002 purpose

Purpose for which tte valuation is made

12.05.2023Date of inspectonal
13.05.2023b) Date on whidl the valualon is made

List of documents produced for perusal3

) Copy of Agreement Vide No.46022015 dated19.06.2015

) copy of occupancy certificate Javak No. NRV/ 17534/ 1342 dated ',16.07.2014 issued by Nashik

Municipal Corporatton

1

2

Address: Residential Flat No. 10, Third Floor, Wing - A,

"Shree Shriniwas Apartment", Survey No. 194/A,

Plot No. 170+ 171, Near Shree Durga Mata Mandir,

Kade Palhar Chowk, Shramik Nagar, Village -
Pimpalgaon Bahula, Taluka & District - Nashik, PIN

Code - 422007, State - Maharashtra, Country - lndia.

Sole Ownenhip

Contact Person:

Mr. Kalpesh Sir (Bank Slaffl

Contact No. +91 8600280778

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

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

owner in case ofjoint ownenhiP)

The property is a Residential Flat No. 10 located on

Third Floor' The composition of Flat is Living + Kitchen

+lBedroom+WC + Bath + Balcony + Passage

(i.e.1BHK)

The property is at '19.9 KM

railway station Nashik Road.

distance from nearest

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

Vastukala Consuftants (l) hrt. Ltd.
121, lsl Floor, Ackruti Star, CentralRoad, Ml0C' Andheri (E), Mumbai -400093

To,

The Branch Manager,
Ambad Branch, Nashik

Ramashray Apartment, Sector C, Plot No. 283, Near Bhadrpad Sector,

Ashwin Nagar, Near Sambhaji Stadium, Cidco, Nashik422009,

State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF RESIDENTIAL FLAT)

1

2.

4. Sau. Jayashree Narayan Gaikawad

\ Vostukolo Consultonts (l) Pvt. Ltd
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Landmark: Near Shree Durga Mata Mandir

6 Location of property

a) Plot No. / Survey No. Survey No. 194/A, Plot No. 170+ 171

b) Door No.

c) C.T,S. No. i Village

d) Ward / Taluka Taluka - Nashik

e) lVandal / District District -Nashik

0 Date of issue and validity of layout of

approved map / plan

Approved Building Plan were not provided and nol

verified

s) Approved map / plan issuing authonty

h) Whether genuineness or authenticity

of approved map/ plan is verilled

i) Any other comments by our

empanelled valuers on authentic of

approved plan

N.A.

7 Postal address of the propefty Residential Flat No. 10, Third Floor, Wing - A, "Shree
Shriniwas Apartment", Survey No. 194/4, Plot No.

170+ 171, Near Shree Durga Mata Mandir, Kade

Pathar Chowk, Shramik Nagar, Village - Pimpalgaon

Bahula, Taluka & District - Nashik, PIN Code - 422 007,

State - Maharashtra, Country - lndia

8 City / Town Nashik

Yes

Commercial area No

lndustnal area No

Classification of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural [Jrban

10, Coming under Corporaton limit / Mllage
Panchayat / Municipality

Village - Pimpalgaon Bahula

Nashik Municipal Corporation

Whether mvered under any State / Central
Govt. enactrnents (e.9., Urban Land Ceiling
Act) or notified under agency areal scheduled
area / cantonment area

No

12. Boundaries of the property As per Site As per Documents
Plot No. ,l70

North Bungaiow Piot No.17f Plot No. 172

South Colony Road Plot No.170

East Building Plot No.'157 Plot N0.156

West Road Colony Road

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

Flat in a buildinq.

A B

Residential Flat N0.10

Village - Pimpalgaon Bahula

Residential area

9.

Middle Class

11.

Plot No. 171

Road

Colony Road

Vostukolo Consultonts il) Pvt
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As per the Deed Acluals

North Staircase Staircase

South Mng-B Building

East open to Sky

West Lifi Duct and Flat N0.11 Lifl Duct and Flat N0.11

14 Extent of the site

14.1 Latitude, Longitude & Co+rdinates of Flat 1 7'40'31.9"N 75"54'0'1.0"E

Extent of the site considered for Valuation

(least of 13A& 138)

Built Up Area = 515.00 Sq. Ft.

(Area as per Agreement)

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

received per month.

Owner Occupied

I APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C.T.S. No Survey No.'1 94/A, p1s1 f{s.1 /0+'l 71

Block No.

Ward No,

Village / Municipality / Corporation Village - Pimpalgaon Bahula

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 10, Third Floor, Wing ' A, "Shroe

Shrinlwas Apartment", Survey No. 1%/A, Plot No.

170+ 171, Near Shree Durga Mata Mandir, Kade

Pathar Chowk, Shramik Nagar, Village - Pimpalgaon

Bahula, Taluka & District - Nashik, PIN Code'422 007,

State - Maharashtra, Country - lndia

3 Dessiption of the locality Residential /
Residential / Mixed

Residential

4 Year of Construction 2014 (As per Completion Certifcate)

Number ol Floors Ground (Parking) + 4 Upper Floors

Type of Structure R.C.C. Framed Structure

7 Number of Dwelling Flats in the building 4 Flats on Third Floor

I Good

I Appearance of the Building Good

10. i,4aintenance of the Building Good

Lift 'l Lift

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to l\.4unicipal Sewerage System

Car parking - Open / Covered Covered Car parking

Wng-B Building

Open to Sky

Carpet Area in Sq. Ft. = 328.00

Balcony Area in Sq. Ft. = 30.00

(Area as per Sile Measurement)

Built Up Area = 515.00 Sq. Ft.
(Area as per Aqreement)

15.

6.

Quality of Construction

11. Facilities Available

\ Vostukolo Consultonts (l) Pvt. I\-
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ls Compound wall existing? Yes

ls pavement laid around the building Yes

ilt FLAT
1 The floor in which the Flat is situated Third Floor

7 Door No. of the Flat Residential Flat N0.10
3 Specifications of the Flat

Roof R.C.C, Slab
Flooring Vitrified Tile Flooring
Doors Teak Wood door frames witr solid flush doon, Glass

door, M. S.Grill Window
Windows Aluminum Sliding Window
Fittings Concealed plumbing with C.P. littings

Electrical wiring with Concealed.
Finishinq Cement Plasler

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? Good
7 Sale Deed executed in the name of Sau. Jayashree Narayan Gaikawad

8 What is the undivided area of land as per
Sale Deed?

Details not available

I What is the plinth area of the Flat? Built Up Area = 515.00 Sq. Ft.
(Area as per Agreement)

10 What is the floor space index (app.) As per local norms
11 What is the Caruet fuea of the Flat? Carpet Area in Sq. Ft. = 328.00

Balcony Area in Sq. Ft. = 30.00

LArea as per site lvleasurement)
12 ls it Posh / I Class / Medium / Ordinary? Medium
12 ls it being used for Residential or Residential

purpose?
Residential purpose

14 ls it Owner+ccupied or let out? Owner 0ccu ed
15 lf rented, what is the monthly rent? { 3,000.00 Expected Monthly lncome per i,ilonth from

the property.
IV MARKETABILITY
1 How is the ma*etability? Good

What are the factors favouring for an extra
Potential Value?

Located in developed area

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

v Rate
1 After analyzing the comparable sale

instances, what is the composite rate for a
similar Flat wrth same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adtacent

{ 3,000.00 to t 4,000.00 per Sq. Ft. on Built Up Area

No

\ Vostukolo Consultonts tl) Pvl\-
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Details of Valuation:

properties in the areas)

2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat
under valuation afrer comparing with the

specifications and other factors with the Flat

under companson (give details).

t 3,500.00 per Sq. Ft. on Built Up Area

3 Break - up for the rate

L Buildinq + Services t 2,000.00 Ft.

ll. Land + others { 1,500.00 rS Ft.

4 Guideline rate obtained from the Registra/s

Flat (an evidence thereof to be enclosed)

{ 28,000.00 per Sq. M. i.e

r 2,601.00 Ft.

Guideline rate afrer Depreciation t 26,1 10.00 per Sq. [4. i.e.

{ 2,426.00 r . Ft.

ln case of variation of 20% or more in the
valuation proposed by the Valuer and the

Guideline value provided in the State Govt.

notification or lncome Tax Gazette
justifcation on variation has to be given

It is a foregone mncluston that market value is always

more than the RR price. As the RR Rates area Fixed by

respective State Govemment for computing Stamp Duty

/ Rgstn. Fees. Thus, the differs from place to place and

Location, Amenities per se as evident from the fact than

even RR Rates Decided by Govemnlgqt Diffem.

vt COMPOSITE RATE ADOPTED AFTER

DEPRECIATION
a Depreciated building rate t 1,730.00 Ft.

Replacement cost of Flat wih Services (v(3)l t 2,000.00 . Ft.

Age of the building 09 years

Life of the building estimaled 51 years Sub.lect to proper,

maintenance & slructural repahs.

preventive periodic

Depreciation percentage assuming the

salvaqe value as 100/o

'13.50/o

Depreciated Ratio of the building

b Total composite rate anived for Va luation

Depreciated building rate Vl (a) t 1,730.00 per Sq. Ft.

Rate for Land & other V (3) ii T 1,500.00 per Sq. Ft.

Total Composite Rate t 3,230.00 per Sq. Ft
Remarks

Sr.
No.

Description Qty Rate per
Flat [t)

Estimated
Value [t)

1 Present total value of the Flat 515.00 Sq. Ft. 3,230.00 16,63,450.00

2 Wardrobes

3 Showcases

Kitchen arrangements

Superfine finish

6 lntenor Decorations

1 Electriciw deposits / electrical fittings, etc

8 Extra collapsible qates / qrill works etc

4

\ Vostukolo Consultonts (l) Pvt
\,/
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9 Potential value, if any
10 0thers

Total Value of the Property '16,63,4s0.00

The realizable value of the property 14,13,932.00

Distress value of the property 11,64,415.00

lnsurable value of the property (515.00 Sq. Ft. X 2,000.00) 10,30,000.00

Guideline value of the property (515.00 Sq. Ft. X 2,426.00) ,l2,49,390.00

Justification for price / rate

The Market Value of the property is based on facts of markets dismvered by us during our enquiries, however the

govemment rate value in this case is less than the market value anived by us. We are of he opinion that he vahe anive by

us will prove to be conect if an Auction of the subject property is canied out. As far as Market Value in lndex ll is

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

time in part and whereas, Market values change every month. ln most of the cases the actual deal amount or Transaction

value is not reflected in lndex ll because of various Ma*et practices. As Valuer, we always try to give a wfue which is

conect reflection of actual transaclion value inespective of any factors in market

Method oJ Valuation / Approach

The sales mmparison approach uses the market data of sale prices to estimate the value of a real estate property. Propefty

valuation in this mehod is done by comparing a propeny to other similar properties that have been recenty sold.

Comparable properties, also known as mmparables, or comps, must share certain features with tre property in question.

Some of these indude physical features such as square footage, number of rooms, condition, and age of he building;

however, he most important factor is no doubt the localion of the property. Adjustments are usually needed to accounl fu
differences as no two properties are exacty the same. To make proper adjustmenls when comparing properties, realeslate

appraiserc must know the difierences between the mmparable properties and how to value these differences. The sales

mmpadson 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 he purpose of

valuation .The Price for similar type of property in the nearby vicinity is in the range of t 3,000.00 to t 4,000.00 per

Sq. Fl. on Total Built up Area Considering the rate with attached report, cunent market conditions, delrtad and supply

position, Flat size, location, upswing in real estate prices, sustained demand for Residential Flat, all round dadopment d
Residential application in the locality etc. We estimate t 3,230.00 per Sq. Ft. on Buift Up Area fry v*ralbn after

depreciation.

lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost i
tidal level must be incorporated) and their effect on

Normal

ii) Likely rental values in future in t 3,000.00 Expected Monthly lncome per Month ftom the

.pQperty.iii) Any likely inmme it may generate Rental lncome

i) Saleability

\ Vostukolo Consultonts (l) Pvt. Ltd
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Actual Site Photoqraphs
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6nqlq Map of the property
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Lonoitude Latitude: 1 9"59's8.7'N 7 3" 42',34.1"E
Note: The Blue line shows the route to site from nearest railway station (Nashik Road- 19.9 KM.)
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As a result of my appraisal and analysis, it is my mnsidered opinion that the present fair market value of the

above property in the prevailing condition with aforesaid specifications is ?'16,63,450.00 (Rupees Sixteen Lakh

Sixty Three Thousand Four Hundred Fifty Only). The Realizable Value of the above property is

t 14,13,S32.00 (Rupees Fou(een Lakh Thirteen Thousand Nine Hundred Thirty Two Only). Details of the

Book Value (As per Agreement dated 19.06.201$ Purchase Price) t 12,50,000.00 (Rupees Twelve Lakh

Fifg Thousand Only) and the Distress Value t ,l1,64,4'15.00 (Rupees Eleven Lakh Sixty Four Thousand

Four Hundred Fifteen Only).

Hace: Nashik

Date: 13.05.2023

For VASTUKALA CONSULTANTS (l) PW LTD.

on,

Sharadkumar
B. Chalikwar
Director uth. Sign.

Sharadkumar B. Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No, (N) CCIT/1-14152/2008-09

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

We are satisfied that the fair and reasonable market value of the property is
(Rupees

Date
Sig nature

(Name of the Branch Manager with Unit Seal)

Digt.[y rign.d by sh.,adkuha. B

6=Vartuk la(onrlhanB (D h/l

D.r.: 2O2t.O5 I 3 14:27:2!

Vostukolo Consultonts {l) Pvt. Ltd

Enclosures
AttachedDeclaration From Valuers

(Annexure- l)

AttachedModel code of conduct for

valuer - (Annexure ll)

\
\,

lol:2015 Certil
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Annexure-ll

DECLARATION FROM VALUERS

l, hereby declare that:

The information furnished in my valuation reporl dated '13.05.2023 is true and conect to
the best of my knowledge and belief and I have made an impartial and true valuation of
the property,

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

l/ my authorized representative have personally inspected the property on 12.05.2023
The work is not sub - contracted to any other valuer and canied out by myself.

a

c

d

e

f.

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

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

I have read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 2011 of the IBA and this report is in conformity to the "Standards" enshrined for
valuation in the Part - B of the above handbook to the best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report submitted to
the Bank for the respective asset class is in mnformity 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 ofthe bank.

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

I am registered under Section 34 AB of the Wealth Tax Act, 1957.

I am Chairman & Managing Direclor of the company, who is competent to sign this
valuation report.

k. Further, I hereby provide the following information

s

h

VOstukolO Consultonts (l) Pvt. Ltd\
\,

An ISO 9001:2015 Certrhg6 gernpsay ,rww.vastukala
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Sl No Particulars Valuer comment

1 Background information of the asset being
valued;

The property under mnsideration owned by

Sau.Jayashree Narayan Gaikawad from Shri. Sagar

Diliprao Chavhan vide Agreement Dated

19.06.2015.

2 Purpose of valuation and appointing authority As per the request from Union Bank of lndia, Ambad

Branch Nashik to assess fair market value of the
property for SARFAESI Securitisation and

Reconstruction ol Financial Assets and Enforcement

of Security lntelest Act, 2002 purpose

3 ldentity of the valuer and any other experls
involved in the valuation;

Sharadkumar B. Chalikwar - Regd. Valuer

Sanjay Phadol- Regional Technical Manager
Swapnil Wagh - Site Engineer
Vinita Surve - Technical Manager
Chintamani Chaudhan - Technical Officer

4 We have no interest, either dhecl or indirect, in the
property valued. Futther to state that we do not

have relation or any connection with property

owner i applicant direclly or indirectly. Furlher to

state that we are an independent Valuer and in no

way rBlated to property owner / applicant

Date of appoinunent, valuation date and

date of report;

Date of Appcintment - 12.05.2023
Valuation Date - 13.05.2023

Date of Report - 13.05.2023

lnspectons
undertaken;

and/or invesligations Physical lnspedim done 12.05.2023

7 Nature and sources of the information used

or relied uponi
. Markel Survey at fie time of site visit
o Ready Reckoner rates / Girde rates
. Online search for Registered Transactions
. Online Price lndicators on realestate po(als
r Enquiries with Real estate consullants
. Existing data ol Valuation assignments canied

out b US

8 Procedures adopted in carrying out the
valuation and valuation standards followed

Sales Compadson Melhod

I Restric{ions on use of the report, ifany; This valuation is for he use ofthe party to whom it

is addressed and for no othet 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

I that would conflict viith the propel valuation of the
property

10 major faclors that were taken into acmu
during the valuation;

curent market conditions, demand and supply

position, Residential Unit size, location, upswing in

real estate prices, sustained demand for

Residential Unit, all round development of

lndusuial and Residential application in the locality

etc.

11 Attached

oisclosure of valuer interest or conflicl, if any;

6.

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

resDonsibilitv for the valuation report.

\ Vostukolo Consultonts (l) Pvt. t
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Value SubJect to Change

The subject appraisal exercise is based on prevailing market dynamics as on 13th ilay 2023 and does

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

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subjecl property. \ivhe{e in

our report we identify certain limitations to our investigations, this is to enable he reliant party to instruct fr.rtler

investigations where mnsidered appropriate or where we re@mmend as necessary prior to reliance. Vasfukab

Consultants lndia fut. Ltd. (VCIPL) is not liable for any loss occasioned by a decision nol to conduct fuitrcr

investjgalions

Assumptions

Assumptio{E iue a r}ecNiny part of und€rtaking rralualions. VCIPL adopts assumptbns fu frrc

puryose of poddiq mlualim advise becarce sdne mathrs are not capat{e of a@lrate calculatjons or Hl
oltt'de tE sc$e of our erpedise, d qrt ir$udins. The teEnil party accepts hat fle w&lalim csltix
ce ain specific assumptions and adouwledge and accept tle dsk of hal il arry of tc asslnrptions adoptsd in

tlrc vafualim are incooecl, ten his nny haw an efod m the vduation.

lntormation Supplied by Otherc

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

conect and has been used for appraisal exercise. Wherc it is stated in the report that anotrer party has suppfied

information to VCIPL, ttis informaton is believed to be relable but VCIPL can accept no responsititty if tris

should prove not to be so.

Future Iatters

To he extent hat the rdualion inci.ldes ary slaHnent as tc a itit{e rna&r, tlat shBnent b prorijed

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

does nol wanant that such statements are accurate or conect.

ap and Plans

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

assume no responsibiliry in connection with such matteF.

Site Details

Based on inputs received from Client's rep[esentative and site visit mnducted, we understand that the subject

property is Residential Unit, Built up fuea = 5't5 sq. Ft. in the name sau. Jayashree Narayan Gaikawad.

Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the

date of the appraisal.

Assumptions, Disclaimers, Limitations & Qualifications

VostukOlq Consultonts (l) Pv1
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Property Title

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

Sau. Jayashree l{arayan Gaikawad. 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. 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 canied out on the property are regulated

by environmental legislaton and are popaly licensed by tp appofxiate autprities.

Area

Based on he infomalim proftred by tre Oienfs refeselrbtivt, we understand Utat he Resid€nlial

Flat, Built Up Area = 5'15.ll0 Sq. Ft

Condition & Repair

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

mnditions, 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, infestaton, structural or latent defecl. No

cunently known deleterious or hazardous materials or suspect techniques will be used in the consttuction of or

subsequent alteration or additions to the property and comments made in the property details d0 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 Companson

Approach Method and proposed Cunent use / Exiting use premise is mnsidered for this assignment.

The Direct Comparison Approach involves a comparison of the propefty 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 Unit and

properties that are typically traded on an Units basis.

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

details of older kansactions. 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 cunent value ofthe same.

\
OS tukolo Consultonts il) P
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Where reliance has been placed upon extemal sources of information in appllng he valuation

methodologies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not

independently vedfied that information and VCIPL does not advise nor accept it as reliable. The person or entity

to whom the report is addressed acknovdedges and accepts the risk that if any of the unverified information in the

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

Not a Structural Survey

We state that ttris is a valuation reporl and not a structJml survey

Other

All measurements, areas ard ages quoted in our report are appmximate

Legal

We have not made any allomnces witt rs@ to any existing or pmposed local legislation relating to

taxation on realizatjon of the sale value of fte subiecl prQerty. VCIPL is not required to give testimony or to

appear in court by rcason of his appraisal report, witr refurence to he pmpedy in question, unless arrangement

has been made thereof. Furher, no legal advice m any aspects has been obtained for the purpose of tris

appraisal exercise

Propcrty specifi c assumptions

Based on inpub received fom he dient and site visit conduded, rc understand hat the subiect

property is Residential Unit, Built Up Ar€a = 5l5.ll0 Sq. Ft

ASSUfPTIONS. CAVEATS. ATION AND DISCLAIIIERS

We assume no resporsibility for maters of bgal natire afiec{irg he property appraised or he title
thereto, nor do tve rerder our opinim as to he tide, wiridr is assumed to be good and marketable.

2. The property is valued as though under responsible ownership

It is assumed that tlre property is tree of liens and enqrmbrances

It is assumed that there are no hidden oI 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 dismver such factors.

There is no direcU indirect interest in the property valued

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

market rates.

3

4

5

b
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Annexure . lll

MODEL CODE OF CONDUCT FOR VALUERS

(Adopted in line with Companies (Registered Valuers and Valuation Rules' 2017))

All valuers empanelled with bank shall strictly adhere to the following code of conduct:

lntegrity and Fairness

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

hidits dealings witlr his/its dients and other valuers'

2. A valuer shall maintain integrity by being honest, straightfonivard, 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 sifuations.

4. A valuer shall refrain from being involved in any ac{ion that would bring disrepute to the pro{ession.

5. A valuer 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 independent professional judgment.

7. A valuer shall carry out professional services in accordance with the relevant technical and

professional standards that may be specified from time to time.

g. A valuer shall continuously maintain professional knowledge and skill to provide competent

professional service based on up-tGdate 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/iis duty of care, except to the extent that the assumptions are based on statements of fact

prorided by thi 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.

1 1 . 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 anangement 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 assignment if he/it or any of his/its relatives or associates is not

independent in terms of association to the company.
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14. A valuer shall maintain complete independence in his/its professional relationships and shall
conduct the valualion independent of extemal influences.

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

16. A vaker *nll nofi. deat is secuill,es o{ any s,rlBct corqany atter any tifi\e wt\en helrt fir$. 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 yaluatjon report becomes publig whichever is earlier.

17. A valuer shafl not indulge in 'mardate snatdind or deIfuE 'convenhrce valuations' in order b
cater to a company or dients needs.

18. As an independent valuer. tre valuer shall not clnrge success fee. (Success fees may be deined
as a Erpensdin / inceniiw paid to any thid prty fo. srccessfrl dere cf harsadim. ln tis
case, appord d uedt fposds).

19. h any li*rs qi*n r hlepeadent eryert qi*n snfif,bd by a rtr. if tlse hc been a
pir ellgegeflE t in a mcdrldt'ansdtm,0EEfrs $al declr" te miatirn nih
he corprry dritg [r ld trc yeas.

Conliden6ality

m. A vahEr shall nct sse u dvulge t0 dler cfients r any otrcr paIty afiy corfidential inhrmatiqr
abotn fte utjecf unpany, ufidt has cqrc b hb / its larodedge wi0ron proper ard spedfic
aufuity r unless trterc b a legd a p*ssirrul rlgt a dnty to disdce.

lnformation Hanagement

21. A valuer shall ensure thd hel it nraintains trifien cootsnporaneous remrds fr any deci$an td<en,
he reasons fur tahng $e decbim, and fte irfqnralion and evidence in support of sudt decision.
This sftall be ,naintained so as to srffciefl[y ende a reassrabh p€rsfi b tafte a viry on llp
approp.iaterrcss of his /rb decisiors ard adio.ts.

22. A valuer $all app€rr, co{perate and be avaibble for ins@ims and invesfigaliors caried out
by he authaity, any peson authoised by he aufroity, tlrc regHaed rralrrs oganisatlm uitr
which he/it is registered or any other statutory regulatory body.

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

24. A valuer while respecting the ronfidenbetity of iniomatton acquired duing the coutse ot pertarmng
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 regr"rlatory
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.

I Vostukolo Consulionts (t) Pvt. Ltd
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Remuneration and Costs.

Glfts and hospitalltY:

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 ?elative. Shall have lhe Same meaning as

JetneO 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 advartage to. a public servant
- - 

o, any ott er person witr' a vierl to obtain or retain rvork for hi mself / ibelf, or to obtain or retain an

advantage in the conduct ol profession for himself / itsetf'

2T.Avaluershallprovideservicesforremuneralionwhichisdrargedinaransparentmi'i1."1]1,..
reasonable refledion of the work necessarily and propedy undertaken, and is not inconsistent with

ere aglcde ndes.

28. A raluer *a8 not accept a,ty fres r drages ds ftm hGe u'hi'l ae dsdced h a uiren
csrt-act sih tn perssr b wtton he wodd be rendedng servke'

Occupation, ern@ilfty and rcsffictiotts'

29. A vduef sha[ |EftEsn ftoflr @irE bo maly asigtrnenls' it ttefrt b urrikety b be aHe b devob

adeqitate lifiP to eadl d ttis, its 8*Irmer s

30. A valuer shall not condud business whidr in ttc opinion of he authority or he registered valuer

oqanisation discredits tre prdession.

For VASTUKALA CONSULTANTS (l) PW. LTD

Sharadkumar B.
nqri, igrd b, lh-Jo,u l"
ottdF5rt &dB G*,-,

Chalikwar 6i<idadrbLdr,.-ta
o* a1]n5 I t r.rra -o5-]d

Director

Sharadkumar B. Chalikwar

Govl. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14152/2008-09
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