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W8ffit,on Report of the lmmovable Property

Details of the orooertv under consideration:

Name of Owner : Shri. Kunal Satish Aher & Shri. Satlsh Chabu Aher, Sau. Vaishali Satish Aher

Residential Flat N0.603, 6'Floor, "Shiyswami Height", Behind Hotel Peshwa, Hanuman Nagar,

Plot No. 01, Mumbai - Agra Rd, Village - Nashik, Taluka - Nashik, District - Nashik, Nashik, Pin Code

- 422 006, State - Maharashtre, lndia.

lntended User:

State Bank of lndia
RACC Nashik Branch

RBO.2, The Wave Building Opposite Shell Petrol Pump, First Floor, Pathardi Road

Nashik.422010, State - Maharashtra, Country - lndia.
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Emoll no.hlt@vo3tutolo..co.i^l i.l : + 91 253 4068262/98903 80544
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 603, d Floor, "shiyswami Height", Behind Hotel

Peshwa, Hanuman Nagar, Plot No. 01, Mumbai - Agra Rd, Village - Nashik, Taluka - Nashik, District - Nashik,

Nashik, Pin Cods - 422 006, State - Maharashtra, lndia belongs to Shri. Kunal Satish Aher & Shri. Satish Chabu

Aher, Sau. Vaishall Sadsh Aher.

Considering various paramoters recordod, existing economic scenario, and the information that is available with

reference to the dovslopment of neighbourhood and method selected for valuation, we are of th€ opinion that, the

property premises can be assessed for this particular purpose aK 23,76,000.00 (Rupees Twenty Thrso Lakh

Seventy Six Thousand Only).

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

taksn into considsrations while preparing this rspott

Hence certified

For VASTUKALA CONSULIANTS (l) PW. LID
crorrt riced t ii.,!, $.$@r
Dt cn.rfid oe*q', o=Y.$LL

ManOi ChalikwlI coo,,rar rri *t rra. ou-r,.ur.
- - .n a:'rxtu,.Mdur.L.'9 ( r[{

Vastukala Consultants (l) Pvt. Ltd.

www.voslukolo-co.in
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Vslualion Repot SBI/ RACC Na6hik &anctv Shn. Kund Salish Ah€r (0110582308054)

Vaslukala Consultants lndia hlt. Ltd.
4, 1st Floor, l\,ladhusha Elite, Vrundavan Nagar, Jatra - Nandur Naka Link Road, Adgaon, Nashik - 422003

To,

The Branch Manager,

S'tats Bank of lndia

RACC l{ashik Branch
RBO.2, The Wave Building Opposite Shell Patrol Pump, First

Floor, Pathardi Road Nashik.422010, State - Mahaashtra,

Country - lndia.

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989
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General

1 To assess Fair Market Value of tha property for Bank Loan

Purpose.

Purpose for which the valuation is made

I a) Date of inspeclion 04.09,2024

b) Date of which the valuation is made 05.09.2024

3 List of documents produced for perusal:

l) Copy of Deed of Apartment Dated 31.05.2024 between SP Cmsfuction Partnership Fhm(The Developers)

And Shri. Kunal Satish Aher & Shri. Satish Chabu Aher, Sau. Vai$ali Satish Ahe(The purchaser),

ll) Copy of Approved Building Plan No.C1/2922021 Dated 11.08.2021 issuod by Nashik Municipal Corporation.

lll) Copy of Full Occupation Certificate No.Building Proposd Number - 244979 Dated 07.03,2024 issued b
Nashik lr4unicipal Corporation.

lV) Copy of RERA Certificate No.P51600031779 Dated 09.11,202'1 issued by l\,laharashtra Real Est:
Regulatory Authority.

4 Name of the owner(s) and his / their address (es)

with Phone no. (details of $are of each owner in

case of joint ownership)

Shri. Kunal Satish Aher & Shri. Satish Chabu Aher, Sau.

Valshali Satish Aher

Residontial Flat No, 603, d Floor, "shivswami Height",
Behind Hotel Peshwa, Hanuman Nagar, Plot No. 01, Mumbai
- Agra Rd, Mllage - Nashik, Taluka - Nashik, District - Nashik,

Nashik, Pin Code - 422 006, Slate - Maharashtra, lndia.

Shri, Sati$ Chabu Aher (Owner)

Mobile No. 774fi14109

sole ownership

Contact Person :

5 Brief description of the proporty (lnduding

Leasehold / freehold etc. )

The property is a Residential Flat locatsd on I Floor. The
composrtion of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + Toilet + Passage * Balcony + Store Room.(l
BHK) The property is at 8.5 distance from Nashik Roar

Railway Station.

6

a) Plot No, / Survey No Plot No - 01 New Survey No - 264/ 9/ 'l

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 20'15 Certifi€d Compony

Location of property



Valuelion Ropo : SBI / RACC NEshik &ancu Shi. Kunal Satish Ah6r (0,l105M308054)

Since 1989

Page 4 of 26

@v

b) Door No

c) C.T S. No. / Village Vlllage - Nashik

d) Ward / Taluka Taluka - Nashik

e) l\,4andal / Diskict Diskict - Nashik

f) Date of issue and validity of layout of approved

map / plan
Copy of Approved Building Plan Accompanying

Commencement Certificate No, C1l 29A 2021

dated.11.08,2021 issued by Assistant Director Town

Planning, Nashik Municipal Corporation, Nashik

Whether genuineness or authenticity of approved

map/ plan is verified

Yes

i) Any othsr comments by our smpanslled valuers

on authentic of approvsd plan

NA

7 Postal address of the property Residential Flat No. 603, d Floor, "shivswami Height",
Behind Hotel Peshwa, Hanuman Nagar, Plot No. 01, l\,tumbai

- Agra Rd, Village - Nashik, Taluka - Nashik, District - Nashik,

Nashik, Pin Code - 422 006, State - Maharashtra, lndia.

City - NashikI City / Town

Residential area Yes

Commercial area No

Nolndustrial area

9 Classification of the area

i) High / Middle / Poor Middle Class

Urbanii) Urban / Semi Urban / Rura

Vllage - Nashik

Nashik [4unicipal Corporation

10 Coming under Corporation limit / Village

Panchayat / lVunicipality

No11 Whother covered under any State / Central Govt.

onactrnonts (e.9,, Urban Land Csiling Act)or
notrfied under agency areal scheduled aroa /
cantonmont arga

As per DocumentAs per sits12 Boundaries of the property

18.00 M. D.P, RoadRoadNorth

Row House & Road 9.00 M. Colony Road & Plot

No,2to6
South

Building Adj. Survey No. 264 / 10 PartEast

Adj, Survey No. 264 / 8 PartOpen PlotWest

N. A. as property under consideration is a Rssidential Flat in

a building,
13

As per ActualsAs per the Deed

T
T

III II
T

IIII

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900] : 20]5 Certified ComPonY

Residential Flat No. 603

s) Approved map / plan issring authority

h)

Dimensions of the site



valuatjon Repot SBI/ RACC Nashik &anct Shri. Kund Salish Aher (011058/230m54)

Since 1989
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Side Margin Space & Road Side Margin Sprce & Road

South Passags & Flat No. 606 Passage & Flat No. 606

East Duct, Lobby & Flat No.604 Duct, Lobby & Flat No, 604

West Lobby, Lift & Flat No. 602 Lobby, Lift & Flat No. 602

14 Extent of tho sito Carpet Area in Sq. Ft. = 458.49

(Area s per Site measurement)

Carpet Area in Sq, Ft. = 440.00

(Area As Per Deed of Apartment)

Built Up tuea in Sq, Ft. = 4&1,00

(Carpet Area + 'l0o/d

14.1 Latitude, Longitude & Coordinates of Flat 20"0'43.6',N 73'49',48.6'E

15 Extent of the site considered for Valuation (loast

of 13A& 138)

Carpet Area in Sq. Ft. = 440.00

( Area As Per Deed of Apartnent)

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

Owner Occupied

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C,T,S, NO

Block No

Ward No

Mllage / Municipality / Corporation Village - Nashik,

Nashik [/unicipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 603, d Floor, "Shivswami Height",
Behind Hotel Psshwa, Hanuman Nagar, Plot No. 01, l\4umbai

- Agra Rd, Mllage - Nashik, Taluka - Nashik, District - Nashik,

Nashik, Pin Code - 422 006, State - l\,taharashtra, lndia

3. Description of the locality Residential /
Commercial / Mixed

4 Year of Construction 2024 (As per ocarpancy certificate)

f Number of Floors Ground *7 Upper Floors

6. Type of Sfucture R,C.C. Framed Structure

7

L Quality of Construction Good

9 Appearance of the Building Good

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9O0l : 20.]5 Certified Compony

North

Residential

Number of Dwelling units in the building 6b Floor is having 6 Flats



Valuation Repod: SBI/ RACC N6hik Brench/ Shi. Kund Sotish Aher (0,l105&2308054)
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lvlaintenancs of the Building Good

11 Facilities Available

Lift '1Ltft

Protoctod Water Supply Municjpal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Covered Parking

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

ill Residential Flat

1 Ths floor in which the Flat is situatsd 6t Floor

2 Door No. of the Flat Residential Flat No, 603

3 Specifications of the Flat

Roof R. C. C. Slab

Flooring Vitrified Tile Flooring

Doors Teak Wood / Glass Door

Windows Wooden ftam openabls widow with iil. S. Grill

Fittings Concealed plumbing with C.P. fittings. Eleckical wiring with

concealed

Cemant Pladering

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 NotProvided

lr4ater Card is in the name of Details Not Providsd

6. How is the maintenance of the Flat? Good

7 Sale Deed executed in the name of Shri. Kunal Satish Aher & Shri. Satish Chabu Aher, Sau.

Vaishali Satish Aher

8 What is the undividod area of land as per Sale

Deed?

NA

I What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 484.00

(Carpet Area + 100/o)

10. What is the floor space index (apP.) As Per NMC Norms

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An lso 9001 : 20]5 Cerfi{ied Compony

10,

Fini*ring

4,



Valuation Report SBI/ RACC Nashik Branclv Shri. Kund Satish Aher (01105&2308054)

Since 1989
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What is the Carpet area of the Flat? Carpot Arca in Sq. Ft. = 458.49

(As per Area actual sito measuromsnt)
Carpet Aroa in Sq. Ft. = {40.00
(As Per Area Deed of Apartment)

11

12 ls it Posh / I Class / Medium / Ordinarf Medium

ls it being used for Rasidential or Commercial
purpose?

Residential Purpose

ls it Owneroccupied or let ouP Owner Occupied

15 5,0001 (Expected rental inclms per month)lf rented, what is the monthly rent?

IV MARKETABILITY

1 How is the marketability? Good

What are ths factors favoring for an extra
Potential Value?

Located in devgloping area

3 Any negative factors are observed which affect

the market value in general?

NA

Rate

1 After analyzing the comparable sale inslances,

what is the composite rate for a similar Flat with

same specifications in the adjoining locality? -

(Along with details / reference of at - leas{ lu/o

latest deals / hansactions with respect to adjac€nt
propertiss in the arsas)

{ 5000,- to { 60691per Sq. Ft. on Carpet Area
{ 4167/- to { 5058/- per Sq. Ft, on Built Up Area

2 Assuming it is a new construction, wtrat is the
adopted basic composite rate of the Flat under
valuation after comparing with the Eocifications
and other factors with the Flat under comparison
(give details).

{ 5,400/- per Sq. Ft.

3. Break - up for the rate

L Building + Services 12,0@l per Sq. Ft,

ll, Land + others t 3,4001 per Sq. Ft.

4. Guidelina rate obtained from the Registrar's Offic€
for new property (an evidence thereof to be

enclosed)

{ 37,8001 per Sq. lv!,

i.e. t 3,512- per Sq. Ft,

Guideline rate(an evidence thereof to be
enclosed)

N.A. Age of Property below 5 year

5. It is a foregone conclusion that market value is always more
than the RR price. As the RR Rates area Fixed by respective
State Governmsnt for computing Stamp Duty / Rgstn. Fees,

Thus the differs from place to place and Location, Amsnities
per se as evident from the fact than even RR Rates Decided
by Government Differs.

II
T

II

II T

I

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900 1 : 2015 Certified Compony

13.

14.

2.

ln case of variation of 20% or more in the
valuatron proposed by the Valuer and the
Guideline value provided in the State Govt.
notification or Income Tax Gazette justification on
variatlon has to b€ given



Valuation Repot SBI/ RACC Nashik &anch/ Shri. Kunal Satish Aher (011058/2308054)

Details of Valuation

Since '1989
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VI COMPOSITE RATE ADOPTED AFIER
DEPRECIATION

Depreciated building rate

Replacement cost of Flat with Services (v(3)i) { 2,000/- per Sq Ft.

Age of the building Less than 1 year

Life of the building estimated 60 years Subject to propor, preventive periodic maintenance

& structural repairs.

Depreciation percentage assuming the salvago

value as '1070

N.A. Age of Property below 5 year

Depreciation Ratio of the building

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) t 2,0001 per Sq, Ft.

t 3,4001 per Sq. Ft,

Total Composite Rate t 5,400/- per Sq. Ft

Remarks

I
TIIII T
TI
TIIII

No otv Rate per unit (t) Estimated Value (t)

Present value of the Flat 440.00 Sq, Ft. 5,400,00 23,76,000.00

2 Wardrobes

J Showcases

4 Kitchen arrangements

5

6 lntgrior Decorations

7 Eleotricity deposits / olectrical fittings, etc,

Exha collapsible gates / grill works, etc.

I
'10

Total value / Fair market value of the property 23,76,000.00

Realizable value of the property 22,57,200.00

Distess value of the property 19,00,800.00

lnsurable value of the property (484.00 X 2,000.00) 9,68,000.00

cuideline value of the property (t184.00 X 3,512.00) 16,99,808.00

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 ;20,]5 Certified Compony

a

Rate for Land & other V (3) ii

Description

1

Superfine finish

I
Potential value, if any

Others / Car Parking



Valualion R6port SBI/ RACC N6shik &anct/ Shri. Kund Salish Aher (01 1058/2308054) Page I of 26

The Markst Valuo of the property is based on facts of markets discovored by us during our enquiriss, however the government

rate value in this case rs less than the market valus arrivod by us. We are of the opinion that th6 value anive by us will prove to

be corroct if an Auction of the subject propsrty is carried out. As far as Market Value in lndex ll is concernsd, it is not possible to

comment on same, may be government rates are fixed by sampling durrng 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 Market

practices, As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of any

factors in market,

The salas comparison approach uses the market data of salo prices to ostimate the value of a real estato property. Property

valuation in this mothod is done by mmparing a property to othsr similar proporties that have been recently sold. Comparable

properties, also known as comparables, or comps, must share certain features with the property in question. Some of these

include physical features such as square footage, number of rooms, crndition, and age of the building; howevsr, the most

important factor is no doubt the location of the property. Adjustments as uslrdly ne€dod to account for differences as no two

properties are exactly the same. To maks propor adjustments when compaing p,op€rd*, real estate appraisers must know the

diffsrences between the comparable propertres and how to value these differences, The sales comparison approach is

commonly used for Residential Flat, whsre there are typically many comparablas availabls to analyze. As the propsrty is a

Residential Flat, we have adopted Sale Compadson Approad Ms&Ed for th€ purposo of valuation .The Pric€ for similar type of

property in the nsarby vicinity is in the range of 15,000- to 16,06U- per Sq. Ft. on Carpet Area / { 4,1671to t 5,05&- per Sq.

Ft, on Builtup Area, Considering the rate with attached raporl , qlnent msket conditions , demand and supply position, Flat

sizo, location, ups\wing in real estate prices , suslained demand for Residenlial Flat, all round dBvelopment of Residential and

Commercial application in the locality etc. We estimate {5,100.00 pet Sq. Ft. on Carpet Area for valuation.

lmpending threat of acquisition by governmont for roa
widening / publics ssrvice purposes, sub merging
applicability of CRZ provisions (Distance from sea-cost / tkJal

level must be incorporated) and their sffect on

j
&

Saleability Good

Likely rental values in future

Any likely income it may generate Rental lncome

Since'1989

o

w Vostukolo Consultonts (l) Pvt. Ltd :\
VASTUKALA An ISO 9001 : 2015 Certi{ied Compony

Justification for Price / Rate

Method of Valuation / Approach

5,0001 (Expected rental inmme per month)
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Actual Site Photoqraphs

Since 1989
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Valuatjon Ropod: SBI / RACC Nashik &anclv Shd. Kund Salish Aher (01105M308054)

Actual Site Photoqraphs
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Valuaiion R?ort SBI/ RACC Nashik &anch,/ Shn. Kund Satsh Ah6r (01105M308054)

Nob: Red marks shows the exact location of the poperty

Lonqitude Latitude: 20'0'43.6"N 73 "49',48.6"E

Nob: The Blue line shows the route to site distance from nearest Railway station (Nashik Road - 8,5)

Since 1989
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Route Map of the propertv
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Valuatjon Report SBI/ RACC Nashik &snct, Shd. Kund Salish Aher (011058t2$8054) PQe 13 of 26

Multi-Storied buildino with Lift
For rosidential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready
reckoner will be increased as under:

lr6r{rqIIIsd

(.rdr{{EqTvffixrlrffi 2.0 )

ffie
ofGovernment

Annua! Statement of Ratcs Ver. 2.0

Department of Registration

Ycr :::1.!::: Lrerraga E-:l{r

S.LcLd Dslncl Nxht(

s.hdt.r*. Nashlk

S.ad vr.e. Maup Nashrk - Ga/thaD. No R Yo. No.'

SGrcn By . Sun !y ifr. Subzoo6

E r Srrlty f{o :6{ EE

1 3.to-tucrr I 3 36 r : 3 39 rirr$r 1E J+"r
tr,q?tqfta!* 'r32oo 36000 .r4oo 45m o * {a ri?!r

i<

Starp Duty Ready Reckoner Market Value Rate for Flat 36000

lncrsas€ by 5% on Flat Located on 6' Floor 1800

Stamp Duty Ready Reckoner Market Value Rate (After
lncrease/Decrease) (A)

37,800.00 Sq. ltltr. 3,512.00 Sq. Ft.

Starp Duty Ready Reckoner Markst value Rate for Land (B) 13200

The dilfsrence between land rat€ and building rate(A-B=C) 24,600.00

Percentage after Depreciation as per table(D) 100%

Rate to be adopted aner considering depreciation [B + (C X D)I 37,800.00 Sq. iiltr. 3,512.00 Sq. Ft

IIII I
I I

Location of Flat / Commercial Unit in the
bu ilding Rate

Since 1989

@

w
VASTUKALA An ISO 90Oi : 2015 Cerlified Compony

HgE! Valuation Guid"lin6 | U'Cr Manu.l

fii ffi
rrfftt {*!Fi .t\'tuffi

Readv Reckoner Rate

Vostukolo Consultonts (t) Pvt. Ltd.



a) 0n Ground to 4 Floors No increase lor all floors Irom ground to 4 floors

b) 5 Floors to '10 Floors lncrease by 5% on units located bstwsen 5 to l0 floors

c) 11 Floors to 20 Floor8 lncreaso by 10% on units located botweon 1'1 to 20 lloors

d) 21 Floors to 30 Floors lncr€aso by '15% on units located between 21 to 30 floors

e) 31 Floors and above lncroase by 200,6 on units located on 31 and abovo floors

Valualion R€pot SBI / RACC Na6hik &anch/ Shri. Xunei Salish Aher {0'l 1058t2308054}
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Value in percent after depreciationCompleted Age of Building in Years

C6sed Building, Halt or Semi-Pukka
Struc.ture & Kaccha Srtructure.

R.C.C Structure / other Pukka Structure

100% 100%0 to 2 Years

950/6Above 2 & up to 5 Years 95%

After initial 5 year lor overy year 1

depreciation is to be considersd. Howevs
maximum deduclion available as per this shall

bo 70% ol Markst Valus rate

XAfter initial 5 year for every year '1.5'

'd€preciation is to be considered. Howeve

maximum deduction available as per this shall

be 85% of i/arket Valu€ rats

Above 5 Years

VASTUKALA An ISO 9001 : 2015 Certilied Compony

Vostukolo Consultonts (l) Ad. Ltd.



Property Flat

Housing.Com

Floor

Carpet Built Up Saleable

Area 500.00 600.00 720,00

Percentage NYo No/o

Rate Per Sq. Ft. {5,000.00 t4,167,00 T3,472.00

E

t Eq fL.t r2aoL

EE

.a

o

t

a

Voluation Report SBI/ RACC Nashik Branch/ Shri. Kund Salish Aher (01 1058f2308054)

Since 1989

Page 15 of 26

o

{ Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An lSO 9O0l : 2015 Certitied Compony

Sourco

!

f-l
_rt

lE

l"{

1
ll <I

l

Price lndicators

;



Flat

Source Housing.Com

Floor

Carpet Saleable

Area 725.00 870.00 1,044.00

Percentage 200/o 20Yo

Rate Per Sq. Ft. {6,069.00 t5,057.00 t4,215.00

I

2 Alr r.irl aaa.ot

E E

o

o

E

ill cr

Valuation Repot SBI/ RACC Nashik Brancty' Shri KunalSalish Aher (01 1058/2308054)

Since 1989

o

w Vostukolo Consultonts (l) Pvt. Ltd

\
t:
l:

VASTUKALA An ISO 9001 : 2015 Certified Compony

Property

Built Up

i-a r E- rr
\:i
I EL

LI
ll r1ll

\
II

\
\

a -'-.- --.--..--

r::--:

Page 16 of 26



Valualion R€port SBI/ RACC N6hik &anct/ Shri. Xund Satjsh Ahor (0'1 '1058/2308054) Page 17 of 26

As a result of my appraisal and analysis, it is my clnsiderod opinion that the valus of ths above property in the prevailing

c'ondition with aforesaid specifications ist23,76,0fi1.00 (Rupees Twenty Three Lakh Seventy Six Thousand Only)The

Realizable Value of the above property is t22,57,200.00 (Rupees Twenty Two Lakh Fifty Seven Thousand Two Hundrod

Only). The Distess Value is t'19,00,800.00 (Rupees Nineteen Lakh Eight Hundred Only).

Place : Nashik

Date:05.09.2024

For VASTUKALA CONSULTANTS (l) PVT. LTD
O'gorye,g.t b, rt.q Cn.Ih*..
Ot oJrLnq Ch.ltrr.r cv.rlb

ManojChalikwar (6$t 
'nj 

(D pvt. Lrd" o=Mumb.r,
€,DGmrnqpv.nur.L d9 <=u1
O.te 202/t.09.0t l5orr5.{t!O

Direclor Auth. ign.

Manol Chalikwar

Govt, Reg. Valuer

Chartered Engineer (lndia)

Reg. No. IBBURV/07/2018/1 0366

Slate Bank of lndia Empanelment No,: NZO /CFU22-23I39

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

0n We are satisfi€d that tho fair dd reasonable market value of the proporty is

t (Rupees

only).

Date

Signature

(Name & Designation of the lnspecting fficialis)

Countsrsigned

(BRANCH MANAGER)

Enclosures

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

lVodel code of conduct for valuer - (Annexure V) Attached

Since 1989
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(Annexure-lV)

DEC LARATION.CU M-U NDERTAKING

l, Manoj Chalikwar do hereby solemnly affirm and state that:

a. I am a citizen of lndia.

b. I will not undertake valuation of any assets in which I have a direct or indirect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The information furnished in my valuation report dated 05.09.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and fue valuation ofthe properg.

d. My engineer Swapnnil Wagh has personally inspected the property on 04.09.2024. The work is not sub -

contracted to any other valuer and canied out by myself.

e. Valuation report is submitted in the fumd as prescribed by the bark.

f. I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks

during my empanelrnent with you, I will inform pu within 3 &ys d sudr depanelmenl

g. I have not been removed / dismissed frotn service / erployment eelir.

h. I have not been convicted of any ofrrrce and senbnoed to a bfin of imprisonment

i. I have not been found guitty of misonduct in my professiond c+acity.

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has nd applied to be adjudicated as a bankupt

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 limitfor
filing appeal before Commissioner of lncorne-tax (Appeals) or lncome-tax Appellate Tribunal, as the case may

be has expired, or such pendty has been confirmed by lnome-tax Appellate Tribunal, and five years have not

elapsed after levy of such penalty

n, I have not been convicted of an offence connected 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

empanelrnent as a valuer

q. I have not concealed or suppressed any material information, facts and records and I have made a complete

and full disclosure

Since 1989
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real EstateValuation,20llof
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.

s. I have read the lnternational Valuation Standards (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. The valuation report is submitted in the prescribed format of the bank.

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

same to be taken and kept along with this declaration)

u. My CIBIL Score and credit worthiness is as per Bank's guidelines.

v. I am a Valuer, who is competent to sign this valuation report

w. I will undertake the valuation work on receipt of Letter of Engagement generated tom the syslem (i.e. LLMS /
LOS) only.

x. Further, I hereby provide the following information.

Since 1989
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No Pa rticulars Valuer comment

1 background information of the asset bein(
valued;

The property under consideration is purchased by Shri. Kunal Satish

Aher & Shri. Satish Chabu Aher, Sau. Vaishali Satish Aher from SF

Construction Partnership Firm vide Deed of Apartmont dat
31.05.2024.

2 purpose of valuation and appointing authority As per the request from State Bank of lndia, RACC Nashik Branch to
assess Fair l\ilarkot Value valuo of the property for Bank Loan purpose

3 identity of the valuer and any other experts

involvsd in the valuation;

tManoj Chalikwar - Regd. Valuer
Swapnnil Wagh - Valuation Engineer

Binumon Moozhickal - Technical Manager

Rishidatt Yadav - Technical Ofiicer

4 disdosurs of valuer interest or conflict, if any; Ws have no interest, either direct or indirect, in the property valued
Furthsr to stats that we do not have relation or any connection witl
property owner / applicant directly or indirecuy. Further to state thal we
are an independent Valuer and in no way rslatsd to propsrty ownor /
applicant

5 date of appointment, valuation date and date

of rsporl;

Date ol Appointment - 05.09.2024

Valuation Date - 05.09.2024

Date of Report - 05.09.2024

o inspections and/or investigations undsrtaken; Physical lnspection done on - 04.09.2024

7 nature and sources of the information used or
relied upon;

Market Survey at the tim€ of site visit

Ready Reckoner rates / Circle rates

0nlins soarch for Rogistgred Transactions

Online Prics lndicators on real estate portals

Enquiries with Roal estate consultants

Eisting data of Valuation assignments canied out by us

I Procedures adopted in carrying out th

valuatjon dld valuation standards followed;

$desComparative Method

9 restrictions on use of the report, if any; This valuation is for the use of the party to whom it is address€d 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. Thr
valuar has no pecuniary interest that would conflict with the prope

valuation of the property,

10 major factors that were taken into accoun

during the valuation;

currant market conditions, demand and supply posit
Residential Flat size, location, upslving in real oslato pricos, sustainod

demand for Residential Flat, all round dBvslopmsnt of commorcial and

Commercial application in the locality etc.

11 major factors that were not taksn into account

during the valualion;

12 Cavsats, limitations and disclaimers to th(

extent they explain or elucidate the limitations

faced by valuer, which shall not be for the

purpose of limiting his responsibility for the

valuation rsport.

Attached

Valuaton Repod: SBI / RACC Nashik Brancti/ Shri. Kun6l Salish Aher (01105M308054)
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Our lnvectigations

We are not engaged to carry out all possible investigations in relation to the *bject property. Where in our reporl we

identify certain limitations to our investigations, this is to enable the reliant party to instruct further investigations where

considersd appropriate or whore wo recommend as necessary prior to reliance, Nashik Branch (VCIPL) is not liable for any loss

occasioned by a decision not to conduct further invsstigations,

Assumptions

Assumptions ars a necsssary part of undsrtaking valuations. Vastukala Consultants lndia Pvt. Ltd. adopts

assumptions for the purpose of providing valuation advice because soms matters are not capable of accurate calculalions or fall

outside the scope of our expertise, or out inshuctions. The roliant party scspb hat the valuation contains certain specific

assumptions and acknowledge and accept he ris* of that if any of he asauptions adopted in the valuation are inmrrsct, than

this may havo an effsct on the valuation.

lnformation Supplied by Others

The apprarsal is based on the information provided by tho clisnt The same has been assumed to be correct and has

been used for appraisal exercise. Where it is stated in the report that another party has supplied information to VCIPL, this

information is believed to be reliable but VCIPL can accept no reEonsibility if this should prove not to be so.

Future Matters

To ths sxtent that the valuation includes any statEment as to a futuro matter, that statsment is provided as an

sstimats and/or opinion based on the information known b VCIPL at the dats of this docurnent. VCIPL does not warrant that

sudr statements are acaJrats or correct,

Map and Plans

Any skatch, plan or map in this rsport is induded to assist tre rsader while visualising the property and assume no

responsibility in conneclion with sudr matters.

Site Details

Based on inputs received from Client's represontative and site visit clnducted, we understand that the subject

propsrty is Residential Flat, admsasuring {40.00 Sq. Ft. Carpot Area in the name of Shrl. Kunal Satish Aher & Shri. Satish

Chabu Aher, Sau. Vaishali Satish Aher.. Further, VCIPL has assumed that the subject property is free from any

encroachment and is available as on the date of the appraisal.

Property Title

Since 1989{r Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 : 20 15 Cerlitied Compony

Assumotions. Disclaimers.Limitations & Qualifi cations

Value Subject to Change

The subject appraisal exercise is based on provailing markot dynamics as on Sth September 2024 and does not take

into account any unforeseeable developments which oould impact the same in the futurg.
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Based on our discussion with tho Cliont, vve undersland that the subjsct property is owned bBhri. Kunal Satish

Aher & Shri. SaUsh Chabu Aher, Sau. Vaishali Satish Aher. For the purpose of this appraisal exercise, wa hava assumed

that the subject proparty has a cloar title and is free from any encumbrances, disputes and claims. VCIPL has mads no furthsr

enquiriss with ths rolovant local authorities in this regard and does not certify tho property as having a cloar and marketabls

title. Further, no legal advice regarding the title and ownorship of the srbject property has been obtained for the purpose of this

appraisal exercise, lt has been assumed that the titla deeds aro doar and marketable.

Environmental Conditions

We havs assumed that the subject property is not contaminatsd and is not adversely affsctod by any existing or

proposed environmontal law and any processes which aro carrisd out on ths propsrty are regulated by environmsntal lsgislation

and are propofly lic€nsed by the appropriate authoritrBs,

Area

Based on the information provided by ths Client's representativo, ws undsrstand that the Residential Flat,

admeasuring 1,{0.00 Sq. Ft. Carpet Area.

Condition & Repair

In the absence of any information to the contrary, we have agsumed hat there are no abnormal ground conditions,

nor archaeological remains present which might adversely afiect lhg current or future occupation, dsvelopment or valu6 of th6

property. The property is free from rat, infestation, structural or latent dsfect. No currently known deleterious or hazardous

materials or suspect techniques will be used in ths conskuction of or subs€quent alteration or additions to ths property and

comments made in the property details do not purport to express an opinion about, or advise upon, the condition of uninspected

parts and should not be taken as making an implied represontation or sialsment about such parts,

Valuation Methodology

For the purpos€ of this valuation axercise, the vduation methodology used is Direct Comparison Approach Method

and propossd Highest and Best Usa model is used for analysing devolopm€nt potontial.

The Diract Comparison Approach involves a comparison of the property being valued to similar properties that have

actually been sold in arms - length transactions or ars offered for sale, This approach dsmonstrates what buyers have

historically been willing to pay (and sellars willing to accopt) for similar propsrtiss in an open and competitive market and is

particularly useful in sstimating ths value of the Flat and properties that are typically traded on a unit basis.

ln cass of inadaquate recent transaction activity in tho sub.iect micro-markst, tho appraiser would collate dstails of

oldor transactions. Subsequently, the appraiser would analyse rental / capital value trends in the subject micro-market in order

to calculate the percentage increase / decrease in values since the date of the identifled transactions, This psrcentage would

then be adopted to projoct the cunent valua of the same.

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

otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently vsrifisd that information

and VCIPL do€s not advise nor acc€pt it as reliable. The person or sntity to whom the report is addressed acknowledges and

acc€pts the risk that if any of ths unverified information in the valuation is inconect, then this may havs an offsct on the

Since 1989
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valuation.

l{ot a Structural Survey

Wo stato that this is a valuation rsport and not a structural survey,

other

P?{e 23 ot 26

Legal

We have not made any allowances with respect to any existing or proposed local legislation ralating to taxation on

realization of the sale value of the subject property. VCIPL is not required to givs tsstimony or to appear in clurt by reason of

this appraisal report, with reference to the properly in question, unless arrangement has been made thereof, Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise,

Property specifi c assumptions

Based on inputs rsceived from the client and site visit conduotod, re understand that the subject property is

Residential Flat, admeauring i140.00 Sq. Ft Carp.t Area.

ASSUMPTIONS, CAVEATS. LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal naturo affocting the prop€rty appraised or the title thereto, nor do we

render our opinion as to the title, which is 6sum€d to b€ good ad rnaketable.

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

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

4. lt is assumed that thero are no hidden or unappaent conditions of the subsoil or structure that would render it more or

less valuable. No r€sponsibility is assumed for suct conditions or for engineering that might be required to discovsr

such factors.

5. There is no direcu indirect interest in the property valued.

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

Since 1989
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

1. A valuer shall, in ths conduct of hidits businoss, follow high standards of intsgrity and fairness in all his/its

dealings with hiMts clients and olhsr valuers.

2, A vduer $all mdntain integrity by being honsst, straightforward, and forthright in all professiond relation$rips.

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

any facts or situations,

4. A valuer $all refrain from being involved in any action lhat would bring disrspulo to tho profossion.

5. A vduer $all keep public intorost foremost while delivering his services.

Professional Competence and Due Care

6. A valuer shall render at all tim6s high standards of service, exerciss due diligence, ensure proper care and

exercise independent professional judgment.

7. A valuer shall carry out profgssional services in accordancg rvith tho rslovart technical and professional standards

that may be specifred from timo to time,

8 A valuer shall continuously maintain professional knowledge and skill to provide competont professional service

based on uplo-date developments in pradice, provailing reguldions / guidelines and techniques.

9. ln the preparation ofa valuation report, the valuor shall not disdaim liability for his/its expertise ordeny his/its duty

of care, except to the extent that tho assumptions arg based on statements of fact provided by the company or its

auditors or consultants or information available in public domain and not genorated by the valuer.

10. A valuer shall not carry out any instruction of the client insofar as they are incompatibls with the requirements of

integrity, objectivity and independence.

11. Avaluershall clearly state to his client the services that he would be competont to provide and the services for

which he would be relying on other valuers or professionals or for which the ciient can have a separate

arrangement with other valuers.

lndependence and Disclosure of lnterest

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

without the presence of any bias, conflict of interest, coercion, or undua influence of any party, whether directly

connec{ed to the valualion assignment or not.

'13. A valuer shall not take up an assignment if he/it or any of his/its rslativss or associates is not indspendont in

tsrms of association to ths company,

Since 1989
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14. A valuer $rall maintain complete independence in his/its professional relationships and shall conduct the

valuation indepondont of external influences,

'15. A valuer siall wherever necossary disclose to tho clients, possible sources of conflicts of dulies and interests,

while providing unbiased services

16. A valuer shall not deal in sscurities of any subject company afier any time whsn hs/it first b€comes awaro of the

possibility of his / its association with the valuation, and in accordance with the Sscuritiss and Exdrange Board of

lndia (Prohibition of lnsider Trading)Regulations,20'15 or till the time ths 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 client's needs.

18. As an independent valuer, ths valuer 6idl not ctarge srccess fee.

19. ln any faimess opinion or independent expert opinion submittsd by a valuer, if there has been a prior engagem€nt

in an unconnected kansaction, the valuer shall declare the association with ths company during the last five

years.

Confidentiality

20. A valuer shall not use or divulge to other clients orany other party ay confidential information about the subject

company, which has come to his / itsknowledge without proper and spocific authority or unless there is a logal or

professional right or duty to disclose,

lnformation Management

21 , A valuer shall ensure that he/ it maintains witbn onbmporan€ous records for any decision taken, the reasons

for taking the decision, and he information and evHence in support of $ch decision, This shall bs maintained so

as to sufficiently enable a reasonable person to take a view on ths appropriatsness of his /its dscisions and

actions,

22, A valuer shall appear, co-opefate and be available for inspections and investigations carried out by the

authority, any person authorised by the authority, the registored valuers organisation with which he/il is

registersd or any olher statutory regulatory body.

23. A valuer shall provids all information and records as may be required by ths authority, the Tribunal, Appellate

Tribunal, tha registered valuers organisation with whidr he/it is registered, or any other slatutory regulatorybody.

24, A valuer while respecting the confidentiality of information acquired during the course of performing professional

s€rvices, shall maintain proper working papers for a period of three years or such longer period as required in its

clntract for a spscific valuation, for production b€fore a regulatory authority or for a peer review. ln the event of a

pending case before the Tribunal or Appellate Tribunal, the record *tall be maintained till the disposal of ths case.

Since 1989
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Gifts and hospitality:

25. A valuer or his / its relativs shall not actept gifts or hoEitality which underminas or affacts his independenca as a

valuer.Explanation: For tho purposss of this code the tsrm 'relative' shall have the same meaning as defined in

claus€ f7) of Ssction 2 of the Companies Act, 2013 08 of 2013),

26, valuer shall not offer gifts or hospitality or a financial or any other advantag€ to a public sarvant or any other

p€rson wth a view to obtain or rstain work for himself / itself, or to obtain or rotain an advantage in the conduct of

profession for himself / itsell

Remuneration and Costs.

27. A ualuer shall provide seryices for remuneration which is charged in a transparsnt mannor, is a reasonable

reflection of Ule work necessaily and properly undertakon, and is not inconsident with the eplicable rules.

28. A valuer shall not accept any fe€s or charges otherthan those which are disclosed in a writton contract with ths

p€[son to whom hs u/ould b€ rend€ring s€rvice.

Occupation, employability and restric{ions

29. A valuer shall refrain from accepting too many assignments, if he/it is unlkely to be able to devote adequate time

to each of hid its assignments.

30. A valuer shall not conduct businsss whidl in the opinion of the authority or the registered valuer organisation

discredits the professon.

Miscellaneous

31. A valuer shall refrain from undertd<ing to review he work of another valuer of the same client except under

written orders from the bank or housing finance indifutions and with knowledgs of the concemed valuer.

32. A valuer $all follow ttris code as amended or revised from time to time.

For VASTUKALA CONSULIANIS (l) PVT. LID
DDfirry lor'ed by Mt.oJ o'tlikw.r
DN o-ra.no Chrit{r,o vrnur.l.

Ma noj L ha ll l(wa r [pffS[i,[;"J,Tt*
o.ra: )02a.@.6 L,139 +0130

Direclor Aulh. gn

Manol Chalikwar

Govt. Reg. Valuer

Chartersd Engineer (lndia)

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

State Bank of lndia Empanelment No.: NZO lCRl22-2A39
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