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Vastukala Consultants (l) Pvt. Ltd.
VASTUKALA Valuation R€porl mB/ ouarka Cicl6 &anch / Shfl Prcmod A.hok Mu*e$ist l011047n?{$c,!2)Pa1e 2 o127

Unlocrng Erc.llmc.

Vastu/Na$rik09202,90 I 1 M7 n3r,N 42

0/Y1 248-CCBS

Dab:04.09.2024

1. VALUATION OP!NION REPORT

This is to certifo that tho property bearing Rosidsntial Land and Proposed Bungalow on Plot No. 15 +16 
,

Survey No.29/1/r'i/'l ,Opposite Sadguru Khana and Gonerai Store,Nashik Puna Road, Mllage - Chehedi

Budruk, Taluka - Nashik, District - Nashik, Pin Code - 422 101, State - Maharashtra, Country - lndia, belongs

to Shri.Pramod Ashok Murkewar & Sau.Shital Pramod Murkewar

Boundaries of the proporty,

Boundaries Plot No. 15 +16

Survoy No.29/1/B/1 of Plot No. 4

South 7.$Meter-Wide Colony Road

East Plot No. 14

West 7.$Meter-Wide Colony Road

Considering various paramotsrs rscorded, existing economic sosrsio, and the information that is available with

reforencs to the development of neighborhood ad method seleded for valuation, we are of the opinion that,

the property premises can be assossed and Fair Matet Value for this particular purpose at t 1,35,15,390.00

(Rupees One Crore Thirty Five Lakh Fifteen Thourand Thne Hundred Ninoty Only)As per Site lnspection

Work Yet l{,ot Startsd on Site.

The valuation of the property is based on the documonts producod by the concern. Legal aspocts have not

been taken into considerations while preparing this valuation report.

Hence certifed

For VASIUKALA CONSULIANTS (l) PW LTD,

Manoj
Chalikwar
Direclor
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Dde 2024-09.04 l7:5&jl +05 1O

Auth. n

Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)
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Vastukala Consultants (l) h^. Ltd.
81-001, U/B Floor, Boomarang, Chandivali Fam Road, Powai, Andheri (East), Mumbai -400 072

To,

The Chief Manager,

Bank of Baroda
Dwa*a Chcle Branch
TinE SgJaro Building, Dwarka Circle,

Nashik, PIN - 422 01 1, State - Maharashtra, Country - lndia.

VALUATION REPORT (!N RESPECT OF LAND AND BUNGALOW)

General
1 Purpose for which the valuatron is made As per the request from Bank of Baroda, D\xa*a Circle

Branch to assess Fdr maket vdtrc of the property for

bankinq purpose

a) Date of inspection 28.08.2024

b) Date on which the valuation is made 04.09.2024

3 List of documents produced for perusal

1. Copy of Agreement Vde N0.816712024Da1d.14.@.N24
2. Copy of Approved Layout Plan No,LND/YVS2S 0ated.02,07,2004, issued by Assistant Diroctor of

town Planning Dspaflment, Nashik Municipd Cuporaton, Na$ik
3. Copy of NA Order Letter llo.4/'191/2003 Dated.06.10.2003, issued by Collector Office, Na$ik.

4. Copy of Final Layout Order Lsttsr Dated 02.07,2004, Ndtik Municipal Corporation, Nashik,

5, Coov of Draft Buildins Plan by Er.Vi$d AMate
Name of the owne(s) and his / their
address (es) with Phone no, (details of
share of each owner in case of joinl

ownorship)

Shri.Pramod Ashok Murkewar &

Sau.Shital Pramod Murkewar

Addresa: Residential Land and Proposed Bungalow on

Plot l{o. 15 +16 , Survey No.29/1/tu1 ,Opposite Sadguru

Kirana and General Store,Nashik Puna Road, Village -
Chehedi Budruk, Taluka - Nashik, District - Nashik, Pin

Code - 422101, Stats - lilaharashtra, Country - lndia

Contact Person:

Shri.Pramod Ashok Murkewar

Contact No. + 919422255572

Joint Owner$ip.

5 Brief descriptron of the property (lncluding Freehold / freehold etc,):

@

{
Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,] | 20'15 Certified Compony
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Since '1989

@
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The property is located in a developing Residential area having good infrastructure, well connected by road
and train. The immovable property comprises of Freehold Residential land and structures thereof. lt is located
at about 16.1 km. travelling distance from Nashik Road Railway Station,

As per Draft Building Plan Built Up area is 254.07 Sq. M., which is considered forvaluation

As per Draft Building Plan, the composition of Proposed Bungalow is:

Proposed Ground Floor - Hall *l Bedroom * Kitchen* Dining * llssdng * Sit out + Toilet + Passage +

Entrance + Ent. Foy + pq16h + p2ss2gg.

Proposed First Floor - Hall * 2 Bedroom + Dressing + Covered Terrace * Lower Terrace, Pergola +

Passage + Staircase.

Proposed Second Floor - 2 Bedroom + Dressing + Toilet, Opsn Tsrrffi * Passage * Staircase

5a Total Lease Period & remaining period (tf

Freehold)

N.A., the land is Freehold

6 Location of property

a) Plot No. / Survey No Survey No.29i 1/tu'l , Plot No. 15 +16

b) Door No Rssidential Land and Proposed Bungalow on Plot No. 15
+,l6

c) C.T.S. No. / Villase Village - Chehedi Budruk

d) Ward i Taluka Taluka - Nashik

e) Mandal i District District - Nashik

7 Postal address of the property Residential Land and Proposed Bungalow on Plot No.
15 +16, Survey No.29/1/lV1 ,Opposite Sadguru Kirana
and General Store,Nashik Puna Road, Village - Chehedi
Budruk, Taluka - Nashik, Diskict - Nashik, Pin Code - 422
101, State - Maharashtra, Country - lndia

I City / Town Nashik

Residential area Yes

Commercial area No

lnduskial area No

I Classification of the area

i) High i lMiddle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10 Comino under Corporation limit / Villaoe Villase - Chehedi Budruk

Vostukolo Consultonts (l) Pvt. Ltd. :\
):

VASTUKALA An ISO 900,] : 20'15 Certified Compony

Plot:

The plot undsr valuation is Freehold Residential plot, As per Agreement Plot area is 246.50 Sq. M., which

is considered for valuaUon.
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Since 1989
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Panchayat / lVunicipality Nashik l\,lunicipal Corporation, Nashik

11 Whether covered under any State /
Central Govt. enactments (e,9., Urban

Land Ceiling Act) or notifred under agency
areal scheduled area / cantonment area

No

ln Case it is Agricultural land, any

conversion to house site plots is

contemplated

N.A.

BA'13 Dimensions / Boundaries of the property

( Plot t1,o.227) Actu al As per the Deed

North Survey No.E/1/B/1 of Plot

No, 4

South 7.5 Meter Wide

Colony Road

7,5 Mater Wide

Colony Road

Plot No, 14East Plot No. 14

West 7.5 Meter Wide

Colony Road

7.5 Meler Wide

Colony Road

A BDimensions / Boundaries of ho property
(Bungalow) Actual Plan

North

South

East

West

13

1

Whether Boundaries Matching with Actual Yss

13, Latitude, Longitude & Coordinates of the
site

19'56'35.0'N 73"51'10.5'E

14. Extent of the site

15. Extent of the site considered for Valuation
(least of 13A& 138)

Plot Area =246.50 Sq. M.

(As per Agreement)

Structure Area = As por table Attached
(As per Draft BuildinE Plan)

16 Whether occupied by the owner / tenant?

lf occupied by tenant since how long?

Rent received per month,

Bungalow is Under Construction

il CHARACTERSTICS OF THE SITE

1 Classifi cation of locality Good

Development of surrounding areas Developing

3, Possibility of frequent flooding/ sub-
merqino

No

All available near by4. Feasibility to the Civic amenities liko

School, Hospital, Bus Stop, lVarket etc.

Plain5. Level of land with topographical conditions

6 Shape of land Rectangular

7 Tvpe of use to which it can be put For Residential purpose

I
r

VASTUKALA An ISO 9001 : 2015 Certitied Compony

12,

Survey No,29/1/B/1 of

Plot No, 4

2.

Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989
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8 Any usage rostriction Residential

I ls plot in town planning approved layout? N.A,

Comer plot or intermittent plot? lntermittent

Road facilities Yes

12. Type of road available at pressnt B.T. Road
'13. Width of road - is it below 20 ft. or rnore

than 20 fl,

Above 20 Ft

14 ls it a Land - Locked land? No

15 Water potentiality Connected to Municipal Supply Line

16 Underground seweraqe system Connected to Septic Tank

17 ls Power supply is available in th€ site Yes

18. Advantages of the site Located in developing area

19 Special remarks, if any like threat of
acquisitron of land for publics seruic€
purposes, road widoning or +plicability of
CRZ provisions etc. (Distance from sea-
cost / tidal lovsl must be incorporated)

No

Part - A (Valuation of land)
1 Size of plot Plot Area =2'16.50 Sq. M.

(As por Agreement)
North & South

East & West

2 Total extent of the plot As per valuation table

3 Prevailing markot rate (Along Wh details /
referonce of at lsast t\,vo latosi deals /
fansactions with respect to adjffint
properties in the areas)

I 25,000.001o t 35,000,00 per Sq. M,

4 Guideline rato obtained ftom he
Registrar's ffice

t 9,700.00 per Sq. til

ln case of variatron ol 20o/o or more in the
valuation proposed by the valuer and tln
Guideline value provided in the State Govt.

notification or lncome Tax Gazotts
justification on variation has to bo given.

It is a forogone conclusion that markot value is always more

han RR prices. As the RR rates are fixed by resp€ctive

stats govsmments for computing stamp duty / regn. Fees.

Thus, ths ratos ditfer from placo to place and locatjon.
Amsnities per se as evident from the fact that even RR rates
decidsd by Govt, differ.

5 Assessed / adopted rate of valuation t 27,000.00 per Sq. l\4

6 Estimated value of land < 66,55,500.00

Part - B (Valuation of Bunqalow)
1 Tefinical details of the Bungalow

a) Type of Bungalow (Residential /
Commercial / Residential )

Residential

b) Type of construction (Load bearing /
RCC / Steel Framed)

As per Brief Description

c) Year of construction Bungalow is Under Construction

d) Age of the Bunqalow Bungalow is Under Construction

e) Life of the Bungalow estimatad 60 Years aftor Completion (Subject to proper, preventive
psriodic mqintenance & structural repairs.)

f) Number of floors and height of each

floor including basemont, if any

As per Brief Description

g) Plinth area floor-wise As per valuation table

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001 : 2015 Certitied Compony

10.

11.

VASTUKALA
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Specifications of construction (floor-wise) in respect of

Since 1989
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h) Condition of the Bungalow Bungalow is Under Construction

i) Exterior - Excellent, Good, Normal, Poor Bungalow is Under Construction

ii) lntorior - Excellent, Good, Normal, Poor Bungalow is Under Construction

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

Copy of Approved Lryout Plan No,LND/VVS/25

Dated,02.07,2004, issued by Assistant Director of tolvn

Planninq Department, Nashik Municipal Corporation, Na$ik
j) Approved map / plan issring authority Nashik Municipal Corporation, Nashik

k) Whether genuineness or authenticity

of approved map / plan is verified

l) Any other comrnents ry our
empanellad valuers on authentic of
approved plan

No

Sr.

No

Descnption

1 Foundation Proposed R.C,C Footrnq

2 Basement Yes

3 Proposed R.C.C. Framed StructureSuperstructure

4

5

6

7

Joinery / Doors & Windows (Please tumish
details about size of frames, shutters,
glazing, fitting etc, and speciry the species
of timber

Proposed Teak wood door framed with frush doors,

Aluminum, Sliding Windows.

8 RCC Works Proposed RCC Framed Skucture
9 Plastering Propos€d Csmont Plastering

10 Flooring, Skirting, dado Proposed Mtrified Tile Flooring
11 Special finish as marbls, granits, woodsn

panelinq, qrills etc.

Proposed Granite

12

13 Roofing rncluding weatherproof course As per Brief Description

Drainage Underground Sewerage Connected to Municipal Drain

Lines
15, Compound Wall

Heiqht

Lenqth

Tvps of construction

Proposed 5' BBlr/

16 Electrical installation

Type of wiring Proposed Concealed Eleckical Wiring

Class of fittings (supenor / ordinary / poor) Proposed C.P. Fittinqs.

Number of light points Provided as per requirement

Fan points Provided as per requirement
Spare pluq points Provided as per requirement

Any othor item Provided as per requirement

17 Plumbinq installation

a) No, of water closets and their type Provided as per requirement

b) No, of wash basins Provided as per requirement

c) No, of urinals Provided as per requirement

d) No. of bath tubs Provided as per requirement

e) Wator meters, taps etc. Provided as per requirement

Provided as per requirement0 Any othsr lixtures

EII

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

14.
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Dotails of Valuation: -

Since 1989
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Items
Area ln
sq. M.

Year
0f

Cons
t.

Total
Life of
Structu

re

Full Rate

Final
Depreciated
Rate to be
considered

lnsurance
Value / Full

Value

Proposed

Ground *
Second

Floor

254.07

Bung
alow
is

Unde

r

Const
ruclio
n

60 after

Complet
ion

27,000.00 Bung

alow
is

Under

Const
ructio

n

27,000.00 68,59,890,00 68,59,890.00

TOTAL 68,59,890.00 68,59,890,00

Part- C (Extra ltems) Amount in t
1 Portrco lncluded ln the Cost ol Construction

2 Ornamental front door

3, Sit out / Verandah with steel grills

4 Overhead water tank

5 Extra steel / collapsible gates

Total
Part - D (Amenities) Amount in f

1 Wardrobes lncluded in the Cost of Construction

2 Glazed tiles

3. Extra sinks and bathtub

4 lVlarble / ceramic tiles floorinq

5 lnterior decoratrons

6 Architectural elevation works

7 Paneling works
8. Aluminum works
o Aluminum handrails

False ceilinq

Total

Part - E (Miscellaneous) Amount in t
1 Separate toilet room lncludod in th6 Cost of Construction

2 Separate lumber room

3 Soparate water tank / s.rmp

4 Trees, gardsning

Total
Part - F (Services) Amount in t

1 Water supply anangements lncluded in the Cost of Construction

Drainage arrangemsnts
3 Compound wall

4 C,B. doposits, fittings otc

Pavement
Total

VASTUKALA An ISO 9001 : 2015 C€rtffied Compony

Age
of

Build
Depreciated
Valus to bs
considerod

Vostukolo Consultonts (l) Pvt. Ltd.

10,



Particulars Area in Sq. M, Rate in { Value in t
23,91,050.00Land 246.50 9,700.00

As per valuation table 68,59,890.00Stucfure
Total 92,50,940.00

Valuation Report:BOB/ D\riarka Circle Branch/ Shri.Pramod Ashok Murke$Er (011047 n N42lPage9 of27

Val

2. TOTAL ABSTRACT OF THE ENTIRE PROPERTY
Part - A
Part - B
Part - C

Part - D

Part - E

Part - F

Land

Bungalorv

Extra ltems

Amenities
Miscellaneous

Services
Totel

t 66,55,500.00

t 68,59,890.00

t 1,35,15,390.00

Fair Market Value : t 1,35,15,390.00

Realizable Valus : t 1,28,39,621.00

Distress Value : t 1,08,12,312.00
Value as per Circle Rato : < 92,50,940.00
lnsurable value (Full Replacsment Cost - Subsoil : t 58,30,906.00
Structure cost (15%)

Renark: 1) for ke Purpose of Valuaton we have Consider tE Land Area as pet Aorcenent Built lJp Arca as pet Draft Buildina
P/an by Er.Vishal A. Mate.

Z The Above Menton Constuction Rate is Given as per Eslinete Proiled bv Et .Vishal A.Male
g The said proposed Bunaalow staoe of phase wo* and oudilv and nateiab details checked in the rcspc/,stbilrtv ot the bank
onlv, which Dlease note.

The Market Value of the property is based on fac'ts d markets discovered by us during our enquiries, however lhe
govemment rate value in this case is less than the market value anived by us. We are of the opinion that the value amve by
us will prove to be conect il an Auction of the subject popaty is camed out. As lar as l\ilarket Value in lndex ll is concemed,
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.
ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because ol various Market
practtces. As Valuer, we always try to give a value which is clnect reflection of actual lransaction value inespectrve of any
factors in market.

Method of Valuation / Approach

The cost approach is a Real Property Valuatron method which considers the value ol a property as the cost of the land plus

the replacement cost ol the Bungalow (construction costs) minus the physical and lunctional depreciatron. This approach is
most commonly used lor real estate properties that are not easily sold like schools, hospjtals, govemment Bungalows 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

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

There are different ways to estimate replacement costs, the most common being linding out the cost to build a square foot of

comparable properties multiplied by the total square footage of the Bungalow, The cost approach is commonly used lor
Residential Bungalow, Residential Bungalow and properties mentioned above.

Since 1989

@

{r
VASTUKALA An ISO 9001 ; 2015 Certified Compony

Justification for price / rate

Vostukolo Consultonts (l) Pvt. Ltd.
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As the poperty is a Residential land and Bungalow thereof, we have adopted Cost approach / Land and Bungalow Method

for the purpose of valuation. The Price lor similar type ol property in the nearby vicinity is in the range of { 25,000.00 to

t 35,000.00 per Sq. M. for land and Structure thereof Considenng the rate with attached report, cunent market conditions,

demand and supply position, Land size, location, sustained demand for Residential Bungalor / Plot, all round development

of commercial and Residential applicatron in the locality etc,

We estrmate { 27,000.00 per Sq. M. for Land with appropnate cost ol construction lor valuatjm.

i) Sale ability Good

ii) Likely rontal valuss in tuture in and

iiD Any likely income it may gensrate

Since 1989

@

w Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 : 20,]5 Certified Compony
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3. ACTUAL SITE PHOTOGRAPHS

{
Since 1989

Vostukolo Consultonts (l)Art. Ltd
VASTUKALA An ISO 9001 : 2015 Certifiod ComPonY
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ROUIE ITIAP OF THE PROPERW
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Lonqitud e Latitude: 19'56'35.0"N 73'51'10.5'E
Note: The Blue line shows the route to site from nearest Railway Station (Nashik - 2.4 Km)

Since 1989
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4. READY RECKONERRATE

Annual Statement of Rates Ver. 2.0
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VASTUKALA

Since 1989

An ISO 900'l : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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5. PRICE INDICATORS
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Valuo for this

particular above property in the prevailing condition wth aforesaid specificatron is t 1,35,15,390.00 (Rupees

One Crors Thirty-Five Lakh Fifteen Thousand Three Hundred Ninety Only). The Realizable Value

I 1,28,39,621.00 (Rupees One Crore Twenty-Eight Lakh Thirty-Nine Thousand Six Hundnad Twenty-One

Only) and the Distress value t 1,0E,'12,312.00 (Rupees One Cror€ Eight Lakh Twelve Thousand Three

Hundred Twelve Only).

Place: Nashik

Date: 04.09,2024

For VASIUKALA CONSULIANTS (l) PW. LID,

Manoj
Chalikwar

Director

0'9t.l1y srgned by Mlnoj Ch.0twar
C,n: ( 

^=M!^oj 
Ch![k*ai o-valrurrt

conslh..n (rl Pv! Lrd, o!
.nrr:m.nol&druk l..o9, (=rN

D.rs 2024,09r. r /:SO:2 7 +0' lO

Auth. tgn.
Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Reg. No. lBBl/RV/07/201 &1 0366

BOB Empanelment No. : ZO: l\tlZ:ADV:46:941

The undersigned has inspected the property dstailsd in the Valuatjon Report dated

on-,Wearesatisfedthatthefairandreasonablemarketvalueofthepropertyis

{ (Rupees

0n lv)

Date

Official/s)

Countersigned
(BRANCH MANAGER)

Signature
(Name & Designation of the lnspecting

Enclosures

Declaration-cum-undertaking from the valuer (Annexure- l) Attached

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

Since 1989
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(Annexure - l)

1. DECLARATION FROM VALUERS

l, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that:

The information furnished in my valuation report dated 04,09,2024is true and
conecl 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 has personally inspected the property 0n
28,08,2024. The work is not sub - contracted to any other valuer and canied out
by myself.

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

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

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

I have read the lnternational Valuation Shndards (lVS) and the report
submitted to the Bank for the respective asset class is in conformity to the
"Standards" as enshrined for valuation in the IVS in "General Standards" and
"Asset Standards" as applicable.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure lV - A signed copy of same to be taken and kept along with this
declaration)
I am valuer registered with lnsolvency & Bankruptcy Board of lndia (lBBl).

Since 1989

s
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@

M
VASTUKALA An ISO 9001 :2015 Certitied Compony

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

k. Further, I hereby provide the following information.

Vostukolo Consultonts (l)PW. Ltd.

e.

t.
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Since 1989
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Particulars Valuer comment

1 Background information of the
asset being valued;

The property under consideration was purdlased by
Shri.Pramod Ashok llurkewar &Sau.Shital Pramod Murkewar

lrom Shri.Yogesh Murlidhar Nawale & Other 5 as per Agreement
Vide No.8'1 67/2024 D aled.l 4.08.2024

2 Purpose of valuation and appointing
authority

As per the request from Bank of Baroda, Dwarka Circle Eranch to

assess Fair market value of the property lor banking purpose.

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

l\ranoj B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical lranager
Sachin Raundal - Valuation Engineer

Binu Surendran - Technical Manag6r

Chintamani Chaudhari- Technical Officer

4 Disclosure of Valuer interest or
conflict, if any;

We have no interest, either direct or indirect, in the property

valued, Further to state that we do not have relation or any

connection with property owner / applicant directly or
indirectly. Further to state that we are an indopondent
Valuer and in no way related to propelty owner / applicant

Date of appointrnent, valuation date
and date of report;

Date of Appointmenl - 28.W.2024
Valuation Date - 04.09.2)24
Date of Report - 04.W.2024

6 lnspections and/or investigations
undertaken;

Physical lnspection done on date 28.08.2024

7 Nature and sourcos of the information
used or relied upon;

. Market Survey at the time ol site visit

. Ready Reckoner rates / Circle rates

. Online search for Registered Transactions

. Online Prics lndicators on real estate portals
o Enquiriss with Real estate consultants
. Existing data ol Valuation assignments carried out by us

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

Cost Approach (For Bungalow construct!on)
Comparative Sales Method (For Land component)

Restrictions on use of the report, i

any;

This valuation is for the use of the party to whom it is
addressed and for no other purpose. No responsibility is
acceptod 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 during the valuation;

Cunent market conditions, demand and supply position,

Residential land size, location, sustained demand for
Residential land, all round development of commercial and

Residential application in the locality etc.

Iv'lajor factors that were not taken into
account during the valuation;

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

Attached

VASTUKALA An ISO 900'l : 20,l5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

3.

5.
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2. ASSUMPTIONS, DISCLAIMERS. TIMITATIONS & QUALIFICATTONS

Valuo Sublect to Chango
The *bject appraisal exorciso is bas€d on prevailing markst dynamics as on (Nrh Sop 2024 and does

not take into acmunt any unforgs€eable developments which could impact the ssne in the future.

Our lnvostigations
Ws ars not ongaged to carry out all possiblo invsstigations in relation to the subject propsrty, Where in

our report we identify certain limitations to our investigations, this is to enable the reliant party to instruct furthor
investigalions where considered appropriate or wtere we recommend as necessary prior to reliance. Vastukala
Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigatlons

Assumptions
Assumptions aro a necessary part of undertaking valuations. VCIPL adopts ssumptions for the

purpose of providing valuation advise becauss 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
csrtain specific assumptrons and acknowledge and accept the ri* of that if any of the assumptions adopted in

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

lnformation Supplied by Othrc
The appraisal is basod on the information provided by the client. The same has been assumed to be

correct and has been used for appraisal exercise, Whers it is statod in the report that another party has
supplied information to VCIPL, this information is believed to be reliab{o but VCIPL can accept no responsibility

if this should prove not to be so.

Fufure Mattors
To the extent that the valuation includes any statem€nt as to a future matter, that statement is

provided as an estimate and/or opinion based on the informalion knorrrn to VCIPL at the dats of this document.

VCIPL does not wanant that such statem€nts are aoqlrats or cor6cl.

Map and Plans
Any skatch, plan or map in this report is induded to assist the reader while visualilng ths property and

assume no responsibility in connection with such matlers.

Site Details
Based on inputs recerved from Client's reprssentative and site visit conducted, we understand that the subject

property is currently a contiguous and non-agricultural land parcel admeasuring 246.50 Sq. M. and structurss

thereof, The property is owned by Shri.Pramod Ashok Murkewar &Sau.Shital Pramod Murkowar Furthor,

VCIPL has assumod that ths subject property is free from any encroachmenl and is available as on the dats of

the appraisal,

Property Title
Based on our discussion with the Client, we understand that the property is owned by Shri.Pramod

Ashok Murkewar &Sau.Shlhl Pramod Murkewar. 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 onquiriss 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.

Since 1989
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Town Planning
The permissible land use, zoning, achievable FSl, area statement adopted for purpose of this

valuation is based on the information provided by the Client's represontative and the same has been adopted

for this valuation purpose. VCIPL has assumed the same to be correct and permissible. VCIPL has not

validated the same from any authority.

Aroa
Based on the documsnts, we understand that the subject property is contiguous and non-agricultural

land parcel adme$uring 24E.50 Sq. M. and structure thsroof.

Condition & Repair
ln the absence of any information to the contrary, v/€ have Nmed that there are no abnormal

ground conditrons, nor archaeological remains present which might advsresly affsct the currsnt or future

occupation, development or value of the property. lhe property is ftee from rat, infedation, structural or latent

defect, No currently known deleterious or hazardous materids or $spod tochniques will be used in the
construction of or subsequent alteration or additions to ths pmperly ad comments made in the property details
do not purport to express an opinion about or advise upon, he condition of uninspected parts and should not

be taken as making an implied representalion or statem€nt dout $dt pals

Valuation Methodology
For the purpose of this valuation exsrcise, ths valuation methodology used is Direct Comparison

Approach Method and proposed Highest and Best Use model is used for analysing developmant potential.

The Direct Companson Approach involvas a compadson of the property being valued to similar
properties that have actually been sold in arms - lengh transelions or are offered for sale. This approach

demonstrates what buyers have historically been willing to pay (and sellers willing to amept) for similar
properties in an open and competitrve market and ie partiolady useful in ostimatrng the value of the land and
properties that are typically haded on a unit basis.

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

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

the subject micro-market in order to calculate the percentage increass / decrease in values since ths dats of
the identrfed transactions. This percentage would then be adoptsd to project the current value of the same.

Where reliance has bsen placed upon sxtemal sourcos of information in applying the valuation

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

independently verified that information and VCIPL does not advise nor accept it as relrable. Tho person or sntity
to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in
the valuation is inconect, then this may have an effect on the valuation.

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

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

Since 1989
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Environmental Conditions
We have assumed that the subject property is not contaminated and is not advarsely affected by any

existing or proposed environmental law and any processes which ars carried out on thg property are regulaled

by environmental legislation and are properly licensed by th6 appropriate authorities.
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Legal
We have not mado any dlowances with rsspect to any existing or proposed local legislation relating to

taxation on realizatron of tho sale value of the subject property. VCIPL is not required to give testimony or to
appear in court by reason of this apprdsal report, with reforence to the property in question, unless
anangement has been made thereof, Further, no legal advice on any aspocts has been obtainod for the
purpose of this appraisal exorciss

Property specific assumptions
Based on inputs received from the client and site visit conducted, we understand that the subject

proporty is currsntly vacant and Bank Possesson, contrguous and non-agriorltural land parcgl admoasunng
248.50 Sq. M. and structure thereof.

3. ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS
1. We assume no responsibility for matters of legal nature affecting the property appraisod 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. lt is assumed that the property is free of liens and encumbrancas.

4. lt 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 grch conditions or for engineering that might be

required to discover such factors.

5. There is no direcu indirect interest in ths property valued,

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

markel rates

Since 1989
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(Annexure - ll)

4. MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Faimess

L A valuer shall, in the conduct of hiMts business, follow high standards of integrity and fairness in

all his/lts dealings with hiMts clients and other valuers,

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

relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adequate information and shall not

misreprasent any facts or situations.

4. A valusr shall refrain from being invdved in any aclion that would 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 s6wice, exardsa due diligence, ensuro prop€r

care and exercise independent ptofessional judgment.

7, A valuer shall carry out prof€ssional services in accordance with the relevant technical and
professional standards that may b€ spocifiad from tim6 to timo,

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

9. ln the preparation of a valuation report, the vduer shall not disclaim liability for hiJits expertise or
deny hiMts duty of care, except to the o(ent that th€ assumptions are based on statom€nts of
fact provided by the company or its auditors or consultants or informalion 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 arrangement wrth other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in hiMts professional dealings by ensuring that hiMts decisions

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

any party, whether directly connected to the valualion 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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14, A valuer shall maintain complets independence in hislts professional relationships and shall
conduct the valuation independent of external influences,

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

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

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

'18. As an indepsndent valuor, the valuor shall not charge success fee,

19. ln any fairness opinion or independsnt expert opinion submitted by a valuer, if there has been a
prior engagemsnt in an unconnected transaction, the valuer shall declars the association with
the company during the last five years.

Confidentiality

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

lnformation Management

21, A valuer shall ensure that he/ it maintains written conlemporaneous records for any decision
taken, tho roasons for taking the deoision, and the information and evidence in support of such
decrsion. This shall be maintainod so as to sufficienty enable a reasonable person to take a
view on the appropriateness of his /its dedsions and actions.

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

24. A valuer while respecting the confidsntiality of infolmation acquired during the course of
performing professional ssrvic€s, shall maintain proper working papors for a psriod of three years

or such longer psriod as required in its contract for a specific valuation, for production before a
regulatory authority or for a peer review. ln th6 svent of a pending case before the Tribunal or
Appellate Tribunal, the record shall be maintained till the disposal of the case.
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affocts his

independence as a valuer,

Explanation: For the purposes of this code the term telative' 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 frnancial 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 / ilself.
Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a lransparent manner, is a
reasonable reflection of the work necessarily and properly undertaken, and is not inconslslent
with the applicable rules.

28. A valuer shall not accept any fe€s or charges oth6r than hoee which are disclosed in a written
contract with the person to whom he would be rendering srvice.

Occupation, employability and restrlc{ions.

29. Avaluershall refrain from accepting too many assignments, if he/it is unlikelyto be able to devote
adequate time to each of hiJ its assignments.

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

Place: Nashik

Date: 04.09.2024

For VASTUKALA CONSULIANTS (l) PW. LID.

Manoj
Chalikwar

Direclor
Manol B. Chalihrar
Registered Valuer
Chartered Engineer (lndia)

Reg, No, CAT-|-F-1763
Reg. No. I BBIIRV/07 1201U 10$6
BOB Empanelment No.: ZO:MZ:ADV:46:941
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