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Details of the propertv under consideration:

Name of Owner: Mn Adtwlnl Samadhan Navale.

Residential Land and Row Bungalow No. A-5, Gmund Floor, "Narharl Nagar CoOp. Houslng Society"

Survey No. 313/ 2/ 1 I 21 31 41 5, Plot No. 18, Behind Narhari Lawns, Damodar Nagar, Off Pathardi

Deolali Road, Village - Pathardi, Nashik - 422 010, Taluka & District - Nashik,

State - Maharashtra, Country - lndia.

Lonqitude Latitude: 19'56'52.9"N 73'45'55.7"E

Valuation Done for:
State Bank of lndia
RACPC Nashik Bnnch

1st Floor, Patel Plaza, N.D. Patel Road, Opp. BSNL, Landmark Seawoods Navratna Hotel,

Nashik - 422001, State - Maharashtra, Country - lndia.
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Vastu/Mumbaii0S/2024l0 1 07 6512307 W2

27/21-38GRYR

Dalo: 2l .08.2024

This is to certify that the property beanng Residential Land and Row Bungalow No. A-5, Ground Floor, " Narhari

Nagar CeOp. Housing Society ", Survey N0.313/ 2l 1lA 31 41 5, Plot No. 18, Behind Narhari Lawns, Damodar

Nagar, Off Pathardi Deolali Road, Village -Pahardi , Nashik - 422 0'10, Taluka & Disfict - Nashik, State -
Maharashtra, Country - lndia. belongs to Mrs. Ashwini Samadhan Navale.

Land and Building t 32,84,286/- 126,n,128t <24,63,214t. t9,08,267/-

The valuation of the property is based on the docwlenb produced by the concemed. Legal aspects have not

been taken into consideration while preparing this valuation report.

Hence certified

For VASIUKALA CONSULTANIS (l) PW. LID.

Manoj
Chalikwar
Direclor

Olglt lt trgn d by M.mj challkw.r
oN; cn=M.noj Chdltw.., ev$tlkah

Manoj B. Challkwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CATI-F-1763
SBI Empanelment No.: SMEJTCCI21Z1 -2218613
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1. VALUATION OPINION REPORT

Boundaries of the property.

North Row Bungalow

South : Row Bungalow
East : Row Bungalow
West r Road

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

reference to the development of neighborhood and method selscted for valuation, we are of the opinion that, the

property prernises can be assessed and valued for SARFAESI Securilisation and Reconstruction of Financial

Assets and Enforcement of Security lnterest Act, 2002 for Fair lla*et Value purpose at:

Frir tr*rt Redhablo Vduo Dlrtnre 8dc hrurable Vrlue lnI'atllclilalt Vrluoln(t) ln(t) vrlucln() (()



Valuation Rsport Prepared For SBU RACPC Nashik h'anch i Mrs. Ashwini Samadhan Navale (0107652307902)

To,

The Branch Manager,
State Bank of lndia
RACPC Nashik Branch
lst Floor, Patel Plaza, N.D. Patel Road,

Opp. BSNL, Landmak Seawoods Navraha Hotel,

Nashik - 422001, State - Maharashtra, Country - lndia.
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Vastukala Gonsultants (l) Pvt. Ltd.
B'l-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai -400 072.

1. Purpose for which the valuation is made

2.

3

a) Date of inspection

As per the request from State Bank of lndia, RACPC Nashik

Branch to assess fair market value of the property for
SARFAESI Seoritisation and Reconstruction of Financial

Asseb and Enforcement of Security lnterest Act, 2002

Municipal Corporation, Nashik.

Name of the owne(s) and his / their
address (es) with Phone no. (details of

share of each owner in case of joint

ownership)

Brief description of the property (lncluding

Leasehold / freehold etc.)

Location of pmperty

a) Plot No. / Survey No.

Since 1989

purpose.

26.8.2024

Narne of Owner: Mrs. Ashwini Samadhan Navale.

fiffiss: Residential Land and Row Bungalow No. A-5,

Gmund Floor, "Nartari Nagar Co-Op. Housing Society",

Survey No. 3131 21 11 21 31 41 5, Plot No. 18, Behind Narhari

Lawns, Damodar Nagar, Off Pathardi Deolali Road, Village -

Pathardi , Nashik - 422 010, Taluka & District - Nashik,

State - Maharashtra, Country - lndia.

FnE-dfFerson-:

only External Visit Done

Sole Ownership.

The property is a Residential Row Bungalow No. A-5, is

Situated on Ground Floor. At the time of visit, Row Bungalow

was locked, Physrcal Measurement & lnternal Photographs

of the Property could not be taken. We have taken the area

as per Transfer Deed. The property is at 10.5 KM Distances

from Nashik Road Station.

Land Mak: Behind Narhari Lawns

b) Date on which the valuation is made : 27.08.2024

Copy of List of documents produced for
perusal

1 . Copy of Transfer Deed Vide No. 653,4/ 2020 Dated.02.09.2020.

2. Copy of Occupancy Certiflcate No. Javak No / NRV / Cidm/ 3839 dated.'18.09.2009 issued by Nashik

4

5

6

@

VASTUKALA An ISO 9001 :2015 Certified compony

2. VALUATION REPORT (rN RESPECT OF LAND AND BUILDING

I Gensml

: Survey No. 313121 1l U 31 41 5, Plot No. 18

Vostukolo Consultonts (l) Pvt. Ltd.



Valuaiion Report Prepared For SBI/ RACPC Nashik bEnch / Mrs. Ashwini Samadhan Navale (010765/2307902)

b) Door No.

c) C.T.S. No. / Village

d) Ward / Taluka

e) Mandal / District

Postal address of the property7

City / Town

Residential area

Commercial area

lndustrial area

Classification of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural

Coming under Corporalion limit / Village
Panchayat / Municipality

Whether covered under any State / Central
Govt. enactments (e.9., Urian Land

Ceiling Act) or notified under agency area/
scheduled area / cantonment arga
ln Case it is Agncultural land, any

conversion to Bungalow site flob is

contemplated

Boundaries of the property

Particulars North

Plot No.18 Plot No.'17

?age 4 ol 23

Residential Land and Row Bungalow No. A-5

Village - Pathardi

Taluka - Nashik

District - Nashik

Residential Land and Row Bungalow No. A-5, Ground Floor,

"Narhari Nagar CoOp. Housing Society", Survey No.

3131 21 11 21 31 41 5, Plot No. 18, Behind Narhari Lavms,

Damodar Nagar, Off Pathardi Deolali Road, Village -

Pathardi, Nashik - 422 010, Taluka & Distdct - Nashik, State

- Maharashtra, Country - lndia,

Nashik

Yes

No

No

Middle Class

Urban

Village . Pathardi,

Nashik Municipal Corporation

No

No

8

I

10

11.

12

13

Plot No.18

Particulars

Row Bungalow
No. A-5

Row Bungalow
No. A-5

14.1 Dimensions of lhe site

Row Bungalow

North

Bungalow No. A-7

lntemal Site Visil
not allowed

Plot
South

As por Document

Plot N0.19

As per Site Visit
Row Bungalow

South
Row Bungalow

As per Document

Bungalow No, A-3

As per Site Visit

lntemal Site Visit not
allowed

East

S. N0,313/ 1

Row Bungalow

East

Bungalow No, 4-6

lntemal Site Visit
not allowed

West

7.50 M. Wde
Colony Road

Road

West

7.50 M. Wide
Colony Road

lntemal Site Visit
not allowed

B

Actuals
North

South

Since 1989

@

As per the Deed

N. A,

\r
,oI0'1VASTUKALA An ISO 900'1 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Repo( Prepared For SBI/ RACPC Nashik branch / Mrs. Ashwini Samadhan Navala (0107652307902)

East

West
Latitude, Longitude & Coordinates of
property

Extent of the site

Extent of the site considered for Valuation
(least of 14A& 148)

Whether occupied by the owner / tenant? lf
occupied by tenant since how long? Rent
received per month.

CHARACTERSTICS OF THE SITE

Classification of locality

Development of sunounding areas
Possibility of frequent flooding/ sub-
merging

Feasibility to the Civic amenities like

School, Hospital, Bus Stop, Markel etc.

Level of land with topographical conditions
Shape of land

Type of use to which it can be put

Any usage restriction

ls plot in town planning approved layol?
Comer plot or intermittent plot?

Road facilities

Type of road available at present

Width of road - is it below 20 ft. or moro
than 20 ft.

ls it a Land - Locked land?

Water potentiality

Underground sewerage system

ls Power supply is available in the site

Advantages of he site

Special rema*s, if any like hreat of
acquisition of land for publics 3ervice
purposos, road widening or applicability
of CRZ provisions etc. (Distance from
sea-cost / tidal level must be
incorporated)

Page 5 of23

1 9"56'52.g',N 73'45',55.7'E

Land Area = 114.24 Sq. M.

(Area as per Transfer Deed)

Built Up Area = 49.70 Sq. M.

(Area as per Transfer Deed)

Row Bungalow is Locked at the time of Site Visit, only
Extemal Visit Done on Site.

Middle Class

Good

No

AII available near by

Plain

Rectangu lar

For residential purpose

Residential

Yes

intermittent plot

Yes

B.T. Road

Above 20 Ft

No

Municipal Water Supply

Connected to l\,lunicipal drain lines

Yes

Located in developed Residential Area

No

Land Area = 114.24 Sq. M.

(Area as per Transfer Deed)

Land Area = 114.24 Sq. .

(Area as per Transfer Deed)

t 15,0001 to t 25,000/- per Sq. M. for Land

Details of online listings are attached with the report

14.2

14.

15.

to

I
1

2
l)

4

E

6.

7.

8.

9.

10.

11.

12.
13.

14.

15.

16.

17.

18.

19.

Part - A (Valuation of land)
1 

Size of plot

North & South

East & West

2 Total extent ofthe plot

Prevailing market rate (Along with details /
reference of at leasl two latest deals /

e
Since 1989

3

\r Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An iSO 9001 : 201 5 Certilied Compony
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Valuation Roport Prepared For SBU RACPC Nashik branch / Mrs. Ashwini Samadhan Navale {0107652307902)

transactions with respect to adjacent
properties in the areas)

Ready Reckoner fate from Govemment
Portal

ln case of variation of 200/0 or more in the

valuation proposed by the valuer and the
Guideline value provided in the State Govt.

notification or lncome Tax Gazette
justilication on vanatron has to be given.

. Assessed / adopted rate of valuation of

" Land

6 Estimated value of land
Part - B (Valuation of Building)
'I Technical details of the building

a) Type of Building (Residential /
Commercial / lndustrial)

b) Type of construc{on (Load beadng /
RCC / Steel Framed)

c) Year of constructon

d) Age of the building

e) Life of the building estimaM

f) Number of floors and height of oach

floor rncluding basement, if arry

g) Plinth area floor-wise

h) Condition of the building

i) Exterior - Excellent, Average
Poor

, Normal,

ii) lnterior - Excellent, Average, Normal,

Poor

i) Date of issue and validity of layout of
approved map

i) Approved map / plan issuing authority
k) Whether genuineness or auhentrcity

of approved map / plan is verilled

l) Any other comments by our
empaneled valuers on authentic of
approved plan

Speciflcations of construction (floor-wise) in respect of

Foundation

Basement

Page 6 of 23

t 13,300/- per Sq. M. for Land

It is a foregone conclusion thal market value is always more

than RR prices. As the RR rates are fixed by respective state
governments for computing stamp duty / regn. Fees. Thus,

the rates differ from place to place and location. Amenrties
per se as evident from the fact that even RR rates decided

by Govt. differ.

t 21,5001 per Sq. M. for Land

t 24,56,150/-

Residential Row Bungalow

Certilicate )

, prevsntive periodic maintenance

Deed)

Built Up Area = 49.70 Sq. M.

(Area as per Transfer Deed)

lntemal Site Visit not allowed

Average

lnternal Site Visit not allowed

Approved Building Plan Not Provided.

Yes- Approved Building Plan Were Not Provided and Not
Verilied.

Yes- At the time of visit, Row Bungalow was locked, physical

measurement & intemal photographs of the property could
not be taken. We have taken the area as per Transfer Deed.

: lntemal Site Visit not allowed

:No
1.

2.

o

\r Since 1989

VASTUKALA An ISO 9001 :2015 Certified Compony

Sr.
DescrlptlonNo

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For: SBU RACPC Nashik branch / Mrs. Ashwini Samadhan Navale (0107652?,07902)

Superstructure
Joinery / Doors & Windows (Please furnish

details about size of frames, shutters,
glazing. fitting etc. and specify the species

of timber
RCC Works
Plastering

Flooring, Skirting, dado

Special finish as marble, granite, wooden
paneling, grills etc.

Roofi ng including weatherproof course

Drainage

Compound Wall

Height

Length

Type of construction

Electrical installation
Type of wiring

Class oflittings (superior i ordinary / poor)

Number of Iight points

Fan points

Spare plug points

Any other item

Plumbing installation
a) No. ofwater closets and their type
b) No. of wash basins

c) No. of urinals

d) No. of bathtubs

e) Water meters, taps etc.

0 Any other fixtures

Page 7 of 23

RCC

lntemal Site Visit not allowed

lntemal Site Visit not allowed

lntemal Site Visit not allowed
lntemal Site Visit not allowed

No

Not &plicable
Underground Sewerage connected to Municipal drain lines

lnternal Site Visit not allowed

lnternal Site Visit not allowed

Provided as per requirement

Provided as per roguirement

Provided as per requirement

Provided as per requirement

: Provided as per requirement

: Provided as per requirement

: Not Provided

Provided as per requirement

Provided as per requirement

3

4

5

6
7

8

3.

o

10.

2.

Structure Value:

4.

Items
Area ln
sq. M.

Year
of

Const.

Total Lif6
ol

Structure
Full Rate

Age
of

Build.

Depreciated
Rate to be
considered

Depreciated
Value to be

considered

Value / Full
Value

Row

Bungalow
(Ground

Floor + First

Floor

49.70 60 21,500.00 16,662.00 8,28,216.00 10,68,550.00

TOTAL 8,28,216.00 10,68,5s0.00

'1. Portico

2. Ornamental front door

3, Sit out / Verandah with steel grills

4. Overhead water tank

5. Extra steel / collapsible gates

Total

Since 1989

lncluded in the Cost of Construction

@

\r
VASTUKALA An ISO 9001 :20'15 Certified Compony

Amounl in {

Vostukolo Consultonts (l) Pvt. Ltd.
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Valualion Report Prepared For: SBI/ RACPC Nashik branch / Mrs. Ashwini Samadhan Navale (0107652307902) Page 8 of 23

1. Wardrobes

2. Glazed tiles

3. Extra sinks and bathtub

4. llarble / ceramic tiles flooring

lncluded in the Cost of Construction

5.

6.

7.

8.

9.

lnterior decorations

Architeclural elevalion works

Paneling works

Aluminum works

Aluminum handrails

10. False ceiling

Total

1.

3.

4.

Separate toilet room

Separate lumber room

Separate water tank / $mp
Troes, gardening

Total

lncluded in the Cost of Construction

13,300/-

valuation table

1.

,
3.

4.

Water

Drainage anangements

Compound wall

C.B. deposits, fittings etc.

Pavement

Total

Land

Structure

Total

t 15,19,392/-

< 8,28,126t-

23,47,518t-

Part - A
Part - B

Pad-C
Part - D

Part - E
Part - F

Remarks

Land (lncluding Land Development) t 24,56,160/-

Buildings t 8,28,1261
Compound Wall

Amenities

Pavement

Services

Fair Ma*et Value ln (T) ? 32,84,286/-

Realizable Value ln ft) < 26,27,12U-

Distnss Sale Value ln (T) t 28,61,218/-

Total lnsurable value (Full Replacement t 9,08,267/-
Cost - Subsoil Structure Cost (15%)

l.At the time of visit, Rov Bungalow was locked, physical measurement & intemal photographs of the
property could not be taken. We have taken the area as per Transfer Deed.

e

\r Since 1989

VASTUKALA An ISO 900'l : 20 I 5 Certifted Compony

Amunt ln t

furount ln ?

Arnounl h tP.rt. F

Partlculart

lndudod in 01e Co€t of Construction

Government Value

Att h Sq.I.
114.24

Valuc in ?

3. TOTAL ABSTRACT OF THE EilNRE PROPERTY

Vostukolo Consultonts (t) Pvt. Ltd.



Valualion Report PrBpared For SBI/ RACPC Nashik branch / Mrs. Ashtyini Samadhan Navale (0107652307902) Page 9 of 23

Justification for price /rate
The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the

govemment rate value in this case is less than the market value arrived by us. We are of the opinion that the value

anive by us will prove to be correct if an Auction of the subject property is c€rried out. As far as Market Value in

lndex ll 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, Markel 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 Market

practtces. As Valuer, we always try to give a value which is conect reflection of actual transactjon value inespective of

any factors in market.

Method of Valuation / A roach
> The cost approach is a Real Property Valuation method which mnsiders the value of a property as the cost of the

land plus the replacement cost of the building (construction msts) minus the physical and functional depreciation.

i This approach is most commonly used for real estate properties that are not easily sold like schools, hospitals,

government buildings and above type of property.

> Land cost can be estimated using the Sales Comparison ApEoadt by etdying recenl sales of land close to the

subject propeny, and these sales should be comparable in sizc and location with subject prcperty.

i There are different ways to estimate replacoment costs, he mo$ commut being finding out the cost to build a

square foot of comparable properties multiplM by he bH square bobge of the building. The cost approach is

commonly used for Residential Rour Bungalow, lndusttkd Building and poperties mentioned above.

)> As the property is an industrial land and building tnroof, wo haw adopted Cost approach / Land and Building

Method for the purpose of valuation. Ihe Price for simlar tlpe of prcperty in the nearby vicinity is in he range of

t '15,000/- to { 25,000/- per Sq. M. for land Considering tle rab wit}r attached report, cunent market conditions,

demand and supply position, Land size, locafon, swtahed demand for industrial building / Plot, all round

development of commercial and industrial applicalion in the localily etc.

> We estimate t 21 ,5001 per Sq. M. for Land wltr apgopriate cost of construction for valuation.

i) Sale ability Normal

ii) Likely rental values in future in and

iii) Any likely inmme it may generate

Since '1989

@

\r Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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4. ACTUAL SME PHOTOGRAPHS

Since '1989

@v

l:l

c
t

Vostukolo Consultonts (l) Pvt. Ltd.
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Valuation Report Prepared For SBU RACPC Nashik branch / Mrs, Ashwini Samadhan Navale (0107652307902) Pago 11 of 23
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Since 1989
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5. ROUTE MAPOFTHE PROPERW
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Annual Statement of Rates Ver, 2.0
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7. PRICE INDICATORS
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

particulars above property in the prevailing condition with aforesaid specification is ( 32,84,286/- (Rupees Thirty

Two Lakh Eighty Four Thousand Two Hundred Eighty Six Only). The Realizable Value of the above

property is t 26,27,4281. (Rupees Tweng Six Lakh Twenty Seven Thousand Four Hundred Twenty Eight

only), The Distress Sale Value is t 24,63,2141- (Rupees Twenty Four Lakh Sixty Threo Thousand Two

Hundred Fourteen only).

Place: Nashik

Dale:27.08.2024

For VASTUKALA CONSUUANTS (l) PW. LTD.

Manoj
Chalikwar

Director

otgnary lgtr.d b, M.,'oj O.llhi.,

.drEtunoiaveJi.L-or9. ell
oare: 202a.8.2 7 r 75639 r{5 30'

Auth. Si n

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-l-F-1763
SBI Empanelment No.: SME|TCCIZ021 -221ffi/3

The undersigned has inspected the property detailal in the Valuatim Report dated

We are satisfied that the hir and reasonable market value of the property is

(Rupees

on lv).

Date

0n

t

Countersigned
(BRANCH MANAGER)

Enclosures

Declaration+um-undertaking from the valuer (Annexure - l)

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

Since 1989

Signature
(Name & Designation of the lnspecting Official/s)

Attached

Attached

@

\r Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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(Annexure-l)

I
l, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state thal:

a) I am a citizen of lndia.

b) I will not undertake valuation of any asseb in which I have a direct or indirect interest or be@me so

interested at any time during a period of three years prior to my appointment as valuer or three yeaG

after the valuation of assets was conducted by me.

c) The information furnished in my valuation report dated 27 .08.2024 is true and conect to the best of my

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

d) l/ my authorized representative has personally inspected the property on 26.08.2024. The work is not

sub - mntracted to any oher valuer and canied out by ryulf.

e) Valuation report is submitted in the fomal as prescribed by the bank.

f) I have not been depanelled / delisH by any other bgtk and in c6e any such depanelment by other

banks during my empanelment wih yw, I will inbm pu tfi[t 3 days of such depanelment.

g) I have not been removed / dismissed from servha / emdol/mont earlier.

h) I have not boen mnvicted of any ofienco and sentencod b a hrm of imprisonment.

i) I have not been found guilty of mismndud h my prcfesslmal capacity.

j) I have not been dedared to be unsound rnind,

k) I am not an undischarged bankrupt or has not applied to be adiudicated as a bankrupt.

l) I am not an undischarged insolvent.

m) I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (43 of 1961)and time limit

for filing appeal before Commissioner of lncome-tax (App€als) or lnmm+tax Appellate Tribunal, as the

case may has expired, or such penalty has been confirmed by lncome-tax Appellate Tribunal, and five

years have not elapsed after levy of such penalty.

n) I have nol been mnvicted of an offence mnnected with any proceeding under the lncome Tax Act '1961 
,

Wealth Tax Act '1957 or Gift Tax Act 1958 and

o) My PAN Card number as applicable is AERPC9086P.

p) I undertake to keep you informed of any events or happenings which would make me ineligible for

empanelment as a valuer.

Since 1989

o

\r
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q) I have not concealed or suppressed any material information, facts and records and I have made a

mmplete and full disclosure.

r) I have read the Handbook on Policy, Standards and proc€dure for Real Estate Valuation,

2011 of he IBA and this report is in mnformity to the 'Standards' enshrined for valuatron in the Part - B

of the above handbook to the best of my ability.

s) 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 of the bank.

t) I abide by the Model Code of Conduct for empanelmenl of valuer in he Bank. (Annexure V - A signed

copy of same to be taken and kept along with this declaration).

u) I am valuer registered wih lnsdvency & Bankruptcy Bost dhe 08Bl).

v) My CIBIL Smre and credit rrrcrhin€ss is as per BanlCa guidelirm.

w) I am Director of the mmpany, who is compgbnt to ql,l this talua0on report.

x) I will undertake the valuation mrk on receipt ol L&r of Engaocnent generaled from the system (i.e.,

LLMS / LOS)only.

y) Further, I hereby provide the followiry infoination.

Since 1989

@

\r Vostukolo Consullonts (l) P!.t. Ltd.
VASTUKALA An ISO 900] : 2015 Certified Compony



Valuation Report Prepared For: SBI/ RACPC Nashik bEnch / Mrs. Ashwini Samadhan Navale (0107652307902) Pago 17 of23

2

Background information of the asset
being valued:

Purpose of valuation and appointing
authority

Disclosure of Valuer interest or conflicl, if
any:

Date of appointment, valualion date and
date of report;

lnspections and/or investigations
u ndertaken;

Nature and sources of the information
used or relied upon;

Procedures adopted in carrying out the
valualion and valuation standards
followed:

9 Restrictions on use ofthe report, if anyi

'10
Major factors that were taken into

account during the valuation.

11

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.

Since 1989

The property under consideration was purchased by Mrs.

Ashwini Samadhan Navale from Sau. Shraddha Hemant

Bhat Vide Transfer Deed Vide No. 6534/ 2020

Dated.02.09.2020.

As per the request from State Bank of lndia, RACPC

Nashik Branch to assess fair market value of the property

for SARFAESI Securitisation and Reconstruction of

Financial Assets and Enforcement of Security lnterest

Act, 2002 purpose.

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

Sachin Raundal - Valualion Engineer
Rashmi Jadhav - Technical Manager
Rishidatt Yadav - Tochnical Oflicer.
We have no interest, either dircct or indirect, in the property

valued. Fu,lhor to state hat we do not have relation or any

connectjon ffir prcperty owner / applicant directly or
indirectly. Fudier lo state that we are an independent Valuer
and in no w"y relebd to property owner / applicant
Date ot Appointmont - 26.08.2024

3

4

5

6

Valuation Date - 27.08.2024
Date of Reporl - 27.08.2024
Physical lnspection done on 26.08.2024

7

. Ma*ot Survay at the time of site visit

. Roedy Rockonsr rates / Circle rates
o Onllno egrrch for Registered Transactions
o Online Prke lndicators on real estate portals

o Enquirles with Real estale consultants
o Eisting data of Valuation assignments canied out by

us

Co6t Approach (For building construction)
Comparative Sales Method (For Land component)

This valuation is for the use of the party to whom it is

addresssd and for no other purpose. No responsibility is

accepted to any thhd party who may use or rely on the
whole or any pa( of this valuation. The valuer has no
pecuniary interest that would conflict with the proper

valuation of ths property.

Current market conditions, demand and supply position,

industrial land size, localion, sustained demand for industrial

land, all round development of commercial and industrial

application in the locality etc.

Attached

8

@

\r
VASTUKALA

Sr,
No.

Parliculars Valuer comment

1

ldentity of the Valuer and any other
experts involved in the valualion;

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 900'l : 2015 Cortified Compony
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Value Subjecl to Change

The subject appraisal exercise is based on prevailing market dynamics as on 276 August 2024 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 subject property. Where in our report

we identifo 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 pflor to reliance. Vastukala

Consultants lndia 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 acqrrab calculations or fall outside the

scope of our expertise, or out instructlons. The reliant party accopts that th€ valuation contains certain specific

assumptions and acknowledge and accept he risk of that if any of the assumptions adopted in the valuation are

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

lnformation 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 sbted in the roport that another party has supplied information

to VCIPL, this information is believed to be reliable fut VCIPL can accept no responsibility if this should prove not

to be so.

Fdure illatters

To the extent that the valuation includes any statement as to a future matler, hat statement is provided as an

estimate and/or opinion based on the information known to VCIPL at the date of ttris document. VCIPL does not

warant that such statements are acrurate or mnect.

Map and Plans

Any sketch, plan or map in his report is included to assist he reader while visualizing he property and assume

no responsibility in connection with such matters.

Slte Details

Based on the site visit conducted, we understand that the subject property is residential row Bungalow,

admeasuring Plot Area = 114.24 Sq. M. E Built Up Area = 49.70 Sq. l{. in the Name of Owner: Mrc. Ashwini

Samadhan Navale. Further, VCIPL has assumed that the subiect property is free from any encroachment and is

available as on the date of the appraisal

Since 1989

@

\r Vostukolo Consultonts (l) Pvt. Ltd
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Property Title

Based on our discussion with the Client, we understand that the property is owned by Name of Orvner: llrc.

Ashwinl Samadhan Navale. For the purpose of this appraisal exercise, we have assumed that the subiect

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 dear and

marketable tite. Further, no legal advice regarding tre title and ownership of he subject property has been

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

marketable.

Environmental Gonditions

We have assumed that the subject property is not contaminated and is not adveEsly affecled 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.

Town Planning

The permissible land use, zoning, achievable FSl, area statement adopted br purpose of this valuation is based

on the information provided by the Client's representative and the same has been adopted for this valuation

purpose. VCIPL has assumed the same to be conec{ and pormissible. VCIPL has not validated the same from

any authority.

Arca

Based on the documents, we undersland that the srbject propeny b contiguous land parcel admeasuring Plot

Area = 114.24 Sq, M. & Built Up Area = 49.70 8q. I.
Condition & Repair

ln the absence of any information to the mntrary, w6 have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely afiect the cunent 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 techniquas will be used in the construction of or

subsequenl alteration or additions to the property and mmments 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 slatement about such parts.

Valuation ltlethodology

For the purpose of this valuation exercise, the valuation methodology used is msl approach.

The cost approach is a Real Property Valuation method which considers the value of a property as the cost of

the land plus the replacement cost of the building (construction costs) minus the physical and functional

depreciation.

Since 1989

@

w
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This approach is most commonly used for real estate prop€rties hat are not easily sold like schools, hospitals,

govemment buildings and above type of property.

Land cost can be estimated using the Sales Comparison Approach by studying recent sales of land close to the

subject propedy, and these sales should be omparable in size and location with subject property.

There are difierent ways to estimate replacement costs, the most common being finding out the cost to build a

square fool of mmparable properties multiplied by the total square footage of the building. The cost approach is

commonly used for Residential Row Bungalow, lndustrial Building and properties mentioned above.

Where reliance has been placed upon extemal sources of informalion in applying the valualion methodologies,

unless othem/ise specifically instrucled by Client and/or stated in the valualion, VCIPL has not independently

verified that information and VCIPL does not advise nor ac@pt it as reliable. The person or ontity to whom the

report is addressed acknowledges and accepts the risk that if any of the unvedfied 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 slructural survsy,

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

Legal
We have not made any allowances with respect to any gxisting or proposed local legislation relating to taxatron

on realizatron of the sale value of the subiect property. VCIPL is not required to give testrmony or to appear in

court by reason of this appraisal report, with reference to he pmperty in questron, unless arrangemenl has been

made thereof. Further, no legal advice on any aspects has been obtained for he purpose of this appraisal

exercise.

Property specifi c assumptions
Based on inputs received from the client and site visit conducted, we understand that the sublect property is

owner occupied admeasunng Plot Area = I14.24 Sg. ltl. & Built Up Area = 49.70 Sq. M.

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

2. The property is valued as though under responsible ownemhip.

3. lt is assumed that the property is free of liens and encumbrances

4. lt is assumed that there are no hidden or unapparent conditions of the subsoil or struclure 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 hctors.

Since 1989

I

@
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9. LIMITATION AND DISCI.AIMERS

5. There is no direcU indirect interest in he property valued.

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

market rates.

Vostukolo Consultonts (l) Pvt. Ltd.
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lntegrity and Fairness

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

dealings with his/its clients and other valueB.

2. A valuer shall maintain integrity by being honest, straightfon ,ard, and forhright 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 lhat lvould bring disrepute to the profession.

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 ssrvice, exercise due diligence, ensure proper care

and exercise independent professional,judgment.

7, A valuer shall carry out professional sorvices in accodanca wih the relevant technical and professional

standards that may be specified fiom 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

technrques.

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 statements of fact provided by

the company or its auditorc 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

requiremenls of integrity, obiectivity and independence.

11, A valuer shall clearly state to his cliont the services lhat he would be competent to provide and the

services for which he would be relying on other valueB or professionals or for which the client can have a

separate anangement wilh 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, conflicl of inlerest, coercion, or undue infruence 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.

Since '1989

@
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(Annexure - ll)

10. MODEL CODE OF CONDUCT FOR VALUERS

Vostukolo Consultonts (l) Pvt. Ltd.
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct lhe

valuation independent of extemal inlluences.

15. A valuer shall wherever necessary disclose to the clienb, possible sources of conflicts of dutjes and

interesb, while providing unbiased services.

16. A valuer shall not deal in securities of any subiect company after any tme when he/it first becomes aware

of the possibility of his / its association with the valuation, and in accordance with lhe 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 clienls needs.

18. As an independent valuer, he valuer shall not charge succsss fee.

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if $ere has been a prior

engagement in an unconnected transaction, the valuer shall declare the association with the mmpany

during the last five yea6.

Confidentiality

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

subject company, which has come to his / ib knowledge without prcper 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 mainhim rn'tbn contemporaneous remrds for any decision taken, the

reasons for taking the decision, and lhe hfrnru0on and evUence in support of such decision. This shall

be maintained so as to sufficiently enable a f€Gmable person to take a view on the appropriateness of

his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspections and invesligations canied out by the

authority, any person authorised by the authority, the registered valuers organisation with which hefit is

registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be rcquired by the authority, the Tribunal,

Appellate Tribunal, the registered valuers organisation witr which he/it is registerod, or any other statutory

regulatory body.

24. A valuer while respecting the confidentiality of infomation acquired during the course of perfoming

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. ln be event of a pending case before the Tribunal or Appellate Tribunal, the record shall

be maintained till the disposal of the case.

Since 1989
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Gifts and hGpihlity:
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25. A valuer or his / its relative shall not accept gifis or hospitality which undemines or affects his

independence as a valuer.

26. 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).

27. 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 advantag€ in

the conduct of profession for himself / itself.

Remuneration and Costs.

28. A valuer shall provide seMces for remuneration which is charged in a transparent manner, is a
reasonable reffection of the work necessarily and properly undertaken, and is not inconsistent with the

applicable rules.

29. A valuer shall not accept any fe€s q charges other han fice ulidr ds disclosed in a wntten contract

with the peBon to whom he would be rendonng service.

Occupation, employability and restrictions.

30. A valuer shall refrain from accepting too many assignmenb, if he/it is unlikely to be able to devote

adequate time to each of his/ its assignments.

31. A valuer shall not conduct business which in he opinion of the authority or the registered valuer

organisation discredits the profession.

Miscellaneous

32. A valuer shall refrain from undertaking to roview he u,ork of another valuer of the same client except

under wri(en ordeB from the bank or housing finance instifutions and with knowledge of the concemed

valuer.

33. A valuer shall follow this code as amended or revised from time to time

Manoj
Chalikwar

Director

Digitally !iqned by Manoj ChaIkw.r
Chillkw.r evaituk la

aonsuhanr! (l) Pvr. Lrd.,

emil=m.nol@vetukala.dg, <=lN
Oate: 2024.0817 I 756:56 +05 10

Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg, No. CAT-|-F-1763
SBI Empanelmenl No.: SMEIICC/2021-2?86/3

Since 1989
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