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Details of the orooertv under consideration:

Residential Flat No, 1204, 1/ Floor, Building No 1, "Rachit Kalpawiksha Apartment,', Behind

Chhan Hotel, Opp. To Narayani HoEital, Deepali Nagar, Plot No, 7+8, Mumbai - Agra Road, Mllage -

Na$ik, Taluka - Na$ik, District - Na$ik, Nashik, Pin Code - 422 009, State - Maharashtra, Country
- lndia,

Latitude Lonqitude : 19'58'59.6"N 73"47'6.0"E
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VALUATION OPINION REPORT

This is to certify that the undor construction property bsaring Residential Flat No. 1204, 12 Floor, Building No 1,

,'Rachit Kalpawiksha Apartment", Behind chhan Hotel, opp. To Narayani Hospital, Daepali Nagar, Plot No. 7€,

Mumbai - Agra Road, Village - Nashik, Taluka - Nashik, Dishict - Nashik, Nashik, Pin Coda - 422 009, State -

Maharashtra, Country - lndia b€longs to Mr. Sachin Jagannath Mahaiani & Mrs. Anagha Sachin Mahajani,

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

reference to the development of neighbourhood and method seloctsd for valuation, we are of the opinion that, the

property premises can be assessed for this partia.rlar purpose at t 02,23,4@.00 (Rupees Sixty Two Lakh Twenty

Three Thousand Four Hundred Only) Aftor compleUon of conl0uction worksAs psr Site lnspection 9'1%

Construction Work is Completed.

The valuation of the property is based on the documonts produc€d by the concem. Legal aspects have not been

taken into considerations while preparing this report.

Hence certified

KALA CONSULTANTS (I) PW. LTD.
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Sharadkumar Chalihrar

Govt, Reg. Valuer

Chartsrsd Engireer (lndia)

Reg. No. [N]C.C.l.T/l -1452200&09

Bank Of Maharashtra Empanelrnent No.: AX-gNZPand Valwrl?f.22-23

Encl,: Valuation report

Boundaries Building Flat

North S. No. 806/ 2A Part By Common Passage & Flat No. 1203

South 15.m M. Wde Road By Side Margin

East Plot No.06 By Common Staricase

West Plot No.08 By Common Passage & Flat No. 1202
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Valuatjon Ropot Bot / tndi.e NsgE Brancty' Mr. S&hin J€gsnEh Mah4ani (0,l1 15,g2308128)

Vastukala Consultants lndia tot. Ltd.
4, 1st Floor, Madhusha Elite, vrundavan Nagar, Jaka - Nandur Naka Link Road, Adgaon, Nashik - 422003

To,

The Branch Manager,

Bank O,f Maharashba
lndlra Nagar Branch
Rathchakra Chowk, Nashik 422009,

VALUAIoN REPORT (tN RESPECT OF FLAI)
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Purpose for which the valuation is made To assess Fair Market Value of the proporty for Bank Loan
Purpose.

a) Date of inspection 09.09.2024

b) 11.09.2024

3

ll) Copy of Commencement Cortificato No.LND /BP t BPI A4t 321t 2021 Dated 03.1.1,2021 issued by Nashi
l\4unrcipal Corporation.

copy of Approved Building Ptan No.44/ Bp/ 321t 2021 Dated 03.11.202,1 issued by Nashik Munici
Corporation.

copy of RERA certificate N0.ps1600032391 Daled 04,01.2022 issued by Maharashka Real E
Regulatory Aulhority.

List of documsnts produced for perusal:

l) Copy of Agreement for sale N0,652012024 Dalad 15.07.2024 betwsen M/S, S.iit. Enterprises
Developers) And L4r. sachin Jagannath Mahajani & trilrs. Anagha sachin Mahajanifhe buyer).

ilr)

tv)

4 Name of the owno(s) and his / their address (es)
with Phone no. (details of Stare of eadr owner in
case of joint ownership)

Residentjal Flat No, 1204, 1f Floot, Buitding No 1,',Rachit
Kalpavriksha Apartment", Behind Chhan Hotel, Opp. T
Narayani Hospital, Deepali Nagar, Plot No. 7€, Mumbai
Agra Road, Village - Nashik, Taluka - Nashik, District
Nashik, Nashik, Pin Code - 422 009, Stato - t\Iaharashtra
Country - India.

Mr. Sachln Jagannath Mahajani & Mrs. Anagha Sachi
MahaJani

Joint Ownorship

Details of owner$ip share is not available

Contact Person :

Mr. Gulab Jadhav (Builder)

Mobile No.8380020015

5 Brief description of the property (lnduding
Leasehold / freehold etc,)

The property is a Rssidential Flat located on 12 Floor. The
composition of Residential Flat is 3 Bedroom * Living Room
+ Kitchen + 2 Toilet + 3 Balcony * 3 passage. (3 BHK) The
propefi is at 8,4 distance from Na$rik Road Railway Station.
At tho timo of inspection building rvas un
consfuction.

IIar

Vostukolo Consultonts (t) pvt. Ltd
VASTUKALA An ISO 900 1 : 2015 Certilied Compony
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Date of which the valuation is made
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Stage of Constuction

lf undsr construnction, oxtEnt of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Complete lnternal Brick Work Complete

External Brtck Work Complete Intemal Plastering Complste

Extsrnal Plastering Complete Door Complete

Flooring, Tllling, Kitchen Platform Complete lntsmal Painting Complete

External Painting Complete Elactrifi cation, Plumbing, Sanitary

lnstallation

Complete

Total 9'lo/o work completed

6 Location of property

a) Plot No. / Survey No Plot No - 7€New Survey No - 806/ 2N 9*806/ 28* 806/ 4/ 2

b) Door No Residentral Flat l.lo. 12M

C.T.S. No. / Village Village - Nashik

d) Ward / Taluka Taluka - Nashik

e) l\rlandal / District District - Nashik

0 Date of issue and validity of layout of appoved

map / plan

Copy of Approrcd Building Plan Accompanying

Comnrerrcement Certificate No. Nl BPI 3211 2021

dated.03.11.202'1 issued by Executive Engineer Town

Planning Ndtik Municipal Corporation, NaSrik.s) Approred map / plan is$ing authority

h) Whothsr genuinensss or authsntlcity of approved

map/ plan is verifiod

Yes

i) Any other comments by our empanelled valuers

on authentic of approved plan

No

1 Residential Flat No. 1204, 1f Floot, Building No 1, "Rachit
Kalpavriksha Apartmont", Behind Chhan Hotel, Opp. Tc

Narayani Hospital, Doepali Nagar, Plot No. 7+8, Mumbai .

Agra Road, Village - Nashik, Taluka - Nashik, District
Nashik, Nashik, Pin Cods - 422 009, State - Maharashtra

Country - lndia.

I City / Town City - Nashik

Residentral area Yes

Commercial area No

lndustnal area No

9 Classification of the area

i) High / Middle / Poor [/iddle Class

Vostukolo Consultonts (l) hrt. Ltd
VASTUKALA An ISO 9001 : 2015 certiiied Compony

Full Building Rcc

c)

Postal address of the property
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ii) Urban / Semi Urban / Rura Urban

10 Coming under Corporation limit / Village
Panchayat / l\,4unicipality

Village - Nashik

Nashik l\4unicipal Corporation

11 Whsther covered under any State / Csntral Govt.
onactmsnts (e.9., Urban Land Ceiling Act) or
notified under agancy area/ scheduled area /
cantonment aroa

No

12 Boundaries of ths property As per site As per Document

North S. No. 806/ 2A Part S. No. 806/ 24 Part

South 15.00 lvl. Wide Road 15.00 N4. Wido Road

East Plot No.05 Plot No.06

West Plot N0,08 Plot No.08

13 Dimensions of the site N, A. as proparty undsr consideration is a Residential Flat in
a h:ilding.

North By Comnnn Passage & Flat

No. 1203
By Common Passage & Flat

No. 1203

South By Sids Margin By Side Margin

East By Common Staricase By Common Staricase

West By Common Pssags & Flat

No. 1202
By Common Passage & Flat

No. 1202

14 Extent of the site Carpet fuea in Sq. Ft. = 860,83
(Area a per Site measurement)

Carpet Area in Sq, Ft. = 841.00
(Area As Per Agreement for sal6)

Built Up Area in Sq. Ft. = 925.10
(Carpet Area + 10%)

14.1 Latitude, Longitude & Co{rdinatos of Flat 19'58',59.6',N 73'47',6.0'E

15 Extent of the site mnsidersd for Valuation Carpst Area in Sq. Ft. = 841.00
( Area As Per Agrosmont for sale)

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

Building is under mnstruction

APARTMENT BUILDING

1 Nature of the Apartment Residential

2. Location

C.T.S. No.

Block No,

VASTUKALA An ISO 9001 :2015 Cerlified Compony

Vostukolo Consultonts (t) pvt. Ltd.

il
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Ward No

Mllage - Nashik,

Nashik Municipal Corporation
Village / Municipality / Corporation

Residential Flat No, '1204, 1/ Floor, Building No 1, "Rachlt
Kalpawiksha Apartment", Behind Chhan Hotel, Opp. To

Narayani Hospital, Deepali Nagar, Plot No. 7*8, Mumbai -

Agra Road, Village - Nashik, Taluka - Nashik, District

Nashik, Nashik, Pin Code - 422 009, State - Maharashtra

Country - lndia

Door No., Street or Road (Pin Code)

Residential cum Commercial3 Dsscription of ths locality Residential /
Commercial / Mixed

Building is under construction4 Yoar o{ Construction

Ground +'12 Uppsr Floors5. Number of Floors

tr Typ€ of Structure

Proposed 10 Flats on 12h Floor7 Number of Dwelling units in the building

Building is under constructionQuality of Construction

Building is under constluctionAppearance of the Building9

Building Under Construction10 Maintenance of the Building

11 Facilities Available

Proposed 2 LiftsLift

Proposed Municipal Water SUPPIYProtocted Water Supply

Proposed ConcealedUnderground S€wgrage

Proposed Covered Car ParkingCar parking - Open / Covered

Proposed, Yesls Compound wall oxtsting?

Proposed, Yesls pavsment laid around the Building

ilt Residential Flat

12h Floor1 The floor in which the Flat is situated

Residsntlal Flat No. 12042. Door No. of the Flat

3 Spocifications of ths Flat

R. C. C. SlabRoof

Vitrified Tile FlooringFlooring

Teak Wood door frame, Flu$ doors shuttsrsDoors

Proposed Powdsr coatsd aluminium sliding windowsWindows

Concealed plumbing with C.P. fittings. Electrical wiring with

concealsd
Fittings

I T
T

T
T

IIIIII

tI

I
T

IIIII t
Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An ISO 9001 :20,]5 Certified Compony

R.C,C. Framed Structure

8,
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Finishing Cement Plastering

4 House Tax

Assessment No Building is Under Construction

Tax paid in the name of Building is Under Construction

Tax amount Building is Under Construction

6
Building is Under Construction

lVeter Card is in the name of Building is Under Construction

o How is the maintenanco of the Flat? Building is Undsr Construction

Sale Deed executed in the name of Mr. Sachin Jagannath Mahajani & Mrs. Anagha Sachin
Mahajani

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

NA

9 What is the plinth arsa of the Flat? Built Up Area in Sq Ft, = 925,00
(Carpet Area + 10%)

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

11 What is the Carpet aroa of the Flat? Carpot Area in Sq. Ft. = 860.83
(As per Area actral sit€ measurement)
Carpet Area in Sq. Ft. = 841.00
(As Per Araa Agreomont for sale)

12 ls it Posh / I Class / Medium / Ordinary? Medium

13. ls it being used for Restdential or Commsrcial
purpose?

Residential Purpose

ls it Owneroccupied or let out? Building ls under construction

lf rented, what is the monthly rent? t 130001 after completion

IV

1 How is the marketability? Good

2 What are the factors favoring for an exha
Potential Value?

Located in developing area

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

NA

Rate

1 After analyzing the comparable sale instances,
what is th6 composite rate for a similar Flat with
same specificatons in the adjoining locality? -
(Along with details / refsrenco of at - least two
latsst doals / transactions with respect to adjacent
propertios in the arsas)

t 7157/- to { 8615/- per Sq. Ft, on Carpet Area
{ 596{- to t 7179/- per Sq. Ft. on Buitt Up Area

II
I

t
T

I
T

rII

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

Electricity Service connection No,

7.

14.

15.

MARKETABILITY

VASTUKALA



V€luston Report BoM / lndira Nagar 8.ancly' Mr. Sachin Jagannah Mahqani (011 15't230812E)

Details of Valuation:

Since 1989

Pago I of 26

@

v

t 7,4001 per Sq. Ft.2 Assuming it is a new construction, what is the

adopted basic composito rato of th6 Flat undor

valuation afler comparing with tho spacifications

and other factors with thg Flat under comparison

(give details).

3. Break - up for the rate

t 2,000t p€r Sq. Ft.l. Building * Services

t 5,il00l per Sq, Ftll. Land * others

{ 50,0501 per Sq. M.

i.e. { 4,650/- per Sq. Ft,

4 Guideline rate obtained from he Registra's Ofiice

for now prop€rty (an evidsncs thereof to be

enclosed)

N.A. Age of Property below 5 yearGuideline rato(an evidsncs thereof to bo

enclossd)

It is a forogone conclusion that malkst value is always more

than the RR price. As the RR Rates area Fixod by respective

State Government for clmputing Stamp Duty / Rgstn. Fees,

Thus ths difiers from place to place and Location, Amenities

per se ae wident from ths fact than even RR Rates Decided

by Gorcmment Differs.

5, ln case of variation of 20% or more in the

valuation proposed by the Valusr and the

Guideline value providod in the State Govt.

notification or lncome Tax Gazette iustification on

variation has to be given

COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

vt

a Depreciated building rate

t 2,0001 per Sq. Ft,Rsplacemsnt cost of Flat with Services (v(3)i)

Buildirp is under constructionAge of the building

60 yoar8 (After Completion) Subjsct to proper, prevantivt

p€riotic Maintenance & Structure rspairs.
Life of the building eslimated

N.A Building is under constructionDspreciation percentage assuming the salvage

value as 10%

Depreciation Ratio of the building

b Total composite rate anived for Valuation

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

t 5,4001 per Sq. Ft.Rats for Land & other V (3) ii

t 7,400/- per Sq. FtTotal Composite Rate

Remarks

TIIII

I
T
TIIIII

IIII

I
T

T
T
T

Sr.

No.
Description atv

Rate por unit
(<)

Estimated Value (t)

1 Present value of the Flat 841.00 Sq. Ft. 62,23,400.00

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA

7,400.00

An ISO 9001 :2015 Cerlified Compony



Vdualion Rsport Boi, / lndira Naga &anct, Mr. Sachin ,lagannah Mahdani (01.115,{A30812E) PEge I of 26

2 Wadrobes

Showcases

Kitchon anangements

Superfine flnish

lnterior Dacorations

7 Electricity deposits / slectrical fittings, etc.

I Extra collapsible gates / grill works, etc.

9 Potential valuo, if any

'10 0thers

Fair market value of the property After completion 62,23,,m0.00

Realizable yalue of the property 59,12,230.00

Distress value of the property

lnsurable value of the proporty (925.10 X 2,000.00) 18,50,200.00

Guideline value of the property (92S.10 X 4,650.00) 43,01,715.00

EEEE

II
II

Justification for Price / Rate

The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the government
rate value in this case is less than the market value arrived by us. We are of he opinion that the value arrive by us will prove to
be correct if an Auction of the subject property is canied out. As far as Markel Value in lndex ll is concerned, it is not possblo to
comment on same, may b€ government rates are fixed by sampling during same point of time in part and wher6as, Market
values change ev6ry month,

ln most of the cases the actual deal amount or Transaction valus is not reflected in lndex ll because of various Market
practices As Valuer, we always try to give a value which is conect reflection of actual transaction value irresp€ctive of any
factors in market

Met hod of Valuatio n/Aoo ch

@

Since 1989

The sales comparison approach uses the market data of sale prices to estimate the value of a real ostate proporty. property
valuation in this method is done by comparing a property to other similar properties that have been recenly sold. comparable
properties, also known as comparables, or comps, must share certain features with the proporty in question, Some of these
include physical features such as square footags, number of rooms, condition, and age oi ttre ouiuing; howovor, the most
important factor is no doubt the location of the property. Adjustments are usually needed to account for d]fferencos as no two
properties are exactly the sams. To make proper adjustments when comparing properues, real sstate appraisers must know tho
differences betweon the comparable proporties and how to value these diffsrences, The sales comparison approach is
commonly used for Residential Flat, where there are typically many comparables available to analyze. As the property is a
Rssidential Flat, we have adopted Sale Comparison Approach Method for the purpose of valuation .The price for sjmilar typs of
property in the nearby vicinity is in the range of { 7157.00 to t 8615.00 per sq, Ft. on Carpet Area / { 5964.00 to t 7.179.00
per Sq' Ft on BuiltUp Area, Considering tho rats with attached report, current market conditions , demand and supply position,
Flat slze, location, upswing in roal ostato pricss , sustained demand for Residential Flat, all round development of Residential

{ Vostukolo Consultonts (t) A/t. Ltd
VASTUKALA An ISO 9O01 :20 l5 Certified Compony

49,78,720.00



Valudion R€port BoM / lndira NA{ Branc}y' irr. S*hin Jaganna$ M*dani (011 15412308128)

and Commercial application in the locality otc. We estrmate {7,400.00 per Sq. Ft, on Carpet Aroa for valuation.

Page 10 of 26

lmpending threat of acquisition by govarnmont for roa

widening / publics service purposes, sub merging
applicability of CRZ provisions (Distance from ssacost / tidal

level mus't be inctrporated) and heh effect on

j
&

Saleability Good

Likely rental vduas in future t 13000/-

Any likely income it may generate Rental lncome

I{

0

\r
VASTUKALA

Since 1989

An I :2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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Valualion Roport BOi, / lndira Nags Brsnct Mr. Sachin Jaganna$ M€fi4airi (011 15.U2308128)
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Vostukolo Consultonts (l)Pvt. Ltd
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Actual Site Photoqraphs
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ValuElion R€pot BOi,l / lndira Nsg Brancty' M. Sachin Jagannsttr Mehqani (01,l15iU23OEi2B)

Route Map of the oropertv

NotE: Red marks shows the exet location of fre prope(y

Lonoitude 6:19"58'59.6" N 73.47'6.0'E

Note: The Blue line shows the route to site distance from nearest Railway station (Nashik Road - g.4),

Since 1989
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Vdu6lion R6port BOM / Indira Naga. &ancly' Mr. Saohin Jagannafi Mahdani (01,|15{2308128) Page 14 of 26

Mulf-S:toried buildino with Lift
For residential premisss / commercial unit / office on abovo floor in multistoried building, the rato montioned in tho roady

reckoner will be increased as under:

Since 1989

o

\r

45500Starp Duty Ready Reckoner l\.4arket Value Rate lor Flat

4550lncrease by 1006 on Flat Located on 12'n Floor

Sq. [4t]. 4,650.00 Sq. Ft.50,050.00Shmp Duty Ready Reckoner Market Value Rate (After

lncrease/Decrease) (A)

32000Stafip Duty Ready Rockoner Markst value Rate for Land (B)

18,050.00The diflerence between land rate and building rate(A-8=C)

100%Perc€ntage dter D€preciation as per tabl€(D)

Sq. Ft.50,050.00 Sq. Itltr. 4,650.00Rate to be adopted afrer considering depreciation [B + (C X D)l

ITI

II
II

Location ot Flat / Commercial Unit in the
building

Rate

a) 0n Ground to 4 Floors No increase for all floors from ground to 4 ffoors

b) 5 Floors to 10 FlooB lncrease by 5% on units located betw€€n 5 to '10 floors

c) 11 FlooB to 20 Floors lncrsase by 10% on unib locat€d betweon 11 to 20 floors

d) 2'1 Floors to 30 FlooB lncrease by 15% on units located between 21 to 30 floors

VASTUKALA An ISO 9001 : 2015 Certiried Compony
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o) 31 Floors and above lncrease by 20% on units locatod on 31 and above floors

Since 1989

n

@

{

Completed Age o, Bu ilding in Years Value in percent after deprecialion

R.C.C S'tructure / olher Pukka Structure C6sed Building, Half or Semi.Pukka
Struciure & Kaccha S-truc,ture.

0 to 2 Y6ars 100% 100%

Above2&upto5Years 950,6 95o/o

Abovo 5 Years After initial 5 year lor every yoar 1

depreciation is to be considered. Howeve
rnaximum doduction available as per this shall
be 70% ol lilarket Value rate

Iter initial 5 year for every ysar 1,s
depreciation is to be considored. H

maximum deduction available as per this shall
be 85% of lvarket Value rato

VASTUKALA An ISO 9001 : 2015 Certified Compony
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FlatProperty

magic bricksSource

Floor

SaleableCarpet Built Up

687,50 825.00572.92Area

n%20o/oPercentage

t4,970.00{7,156.00 t5,964,00Rate Per Sq. Ft.

-ED
a

EE'

E
EE'

Ir
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Property

Source magic bricks

Floor

Carp€t Built Up Saleable

Area 696,53 835.83 1,003.00

nok
Rate Per Sq. Ft. {8,614,00 17,178.00 t5,982,00

GtrD

EED

E

EE'
aDo(,t Prql<!
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As a result of my appraisal and analysis, it is my considered opinion that th6 valu€ of the above property in the prevailing

condition with aforesaid specifications is t62,23,400.00 (Rupees Sixty Two Lakh Twenty Throe Thousand Four Hundred

Only) aftor completion of the propsrtyJhe Realizable Value of the abova property ist59,12,230.00 (Rupees Fifty Nine

Lakh Twolve Thousand Two Hundred Thirty Only).The Distress Value is t49,7E,720.00 (Rupees Forty l'line Lakh

Seventy Eight Thousand Seven Hundred Twenty Only). As per Site lnspection 91% Construction Work is Completed.

Place :Nashik

Date : 1 1.09.2024

For VASTUKALA CONSULTANIS (l)
'srd 

bY 5h.'rdlcmd B

5naraOKUmar :IlT";,"""-,,.-,*,,

PW. LTD,

B. Chalikwar
Director

GvaoJlr, C.@l.rrr (0 Pvr. Ltd-
o,"OrO rEiE ndav.$iCioo'.=l{
ona: Io2arr.r 1 r3J M r{tlll

Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.|.T/t -1 415A200849

Bank Of l\4aharashtra Empanelment No.: AX{NZPanal Vduerl022-t3

The undersigned has inspected the property detailed in tho Valuation Roport datod

Auth. Si n.

We are satiefred that the fair and reasonable market value of the property ison

t (Ruposs

onl)/)

Date
Signature

(Name & Designation of he lnspecting fficial/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-cum-undertaking ftom the valuer (Annexur+lV) Attached

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

Since 1989

o

\f
VASTUKALA An ISO 9001 ;2015 Carlified Compony

Vostukolo Consultonts (l) h/t. Ltd.



Valurtal Ropo{t 8oi,t / tndirE Nags Branct Mr. S€chin,,h8anndr Mahdani (011154/2308128)

(Annexure.lV)

DECLARATION.CU M.UNDERTAKING

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar do hereby declare that:

a. The information furnished in my valuation report dated 11.09.2024 is true and correct to the best of my
knowledge and belief and I have made an impartiar and fue valuation ofthe property.

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

c. l/My authorized representative has personally inspected the property on 09.0g.2024. The work is not sub -
contracted to any other valuer and canied out by myself.

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

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

f. lhavereadthe Handbook on Policy, Standards and procedure for Real EstateValuation,20llof
the IBA and this report is in conformi$ to the 'standards' enshrined for valuation in lhe part - B of the above
handbook to the best of my ability.

g. I have read the lnternational Valuation Standads (lVS) and tte rcpqt submitted to the Bank for the respective
asset class is in conformity to the 'Standtrds' as enslyined for vdudbn in tre IVS in 'General Standards, and
'Asset Standards' as applicable. The vdualion report is subritbd in tre prescribed format of the bank.

h. labidebytheModel CodeofConductforempanelmentofvduerintheBank.(Annexure V-Asignedcopyof
same to be taken and kept dong with this declration)

i. I am valuer registered with lnsolvency & Bankupby Boad of lndia(lBBl)

j. I am registered under Section 34 AB of the Wealh Tax Act 1957.

k. I am Director of the company, who is competent to sign tris valuation report.

l. Further, I hereby provide the following information.

Since 1989
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No Particulars Valuer comment

1 background information of the asset beinl

valued;

Tho property under consideration is purchased by Mr, Sach

Jagannath l\4ahajani & l\4rs. Anagha Sachin Mahajani from M/S. S.M.

Enterprisss vide Agreement for sale dated 15.07 .2024.

2 purpose of valuation and appointing authority As per the request from Bank Of Maharashtra, lndira Nagar Branch to

assess Fair Market Value value of he property for Bank Loan purpose

3 identity of the valuor and any other expeds

involved in tho valuation;

Sharadkumar Chalikwar - Rogd, Valuor

Swapnnil Wagh - ValuaUon Engineer

Binumon Moozhickal - Technical Manag€r

Ri*ridatt Yadav - Tedlnical fficer

4 We havs no intorest, either dhect or indirect, in the property valued,

Further to stats that we do not have relation or any connoction with

property ownor / applicant diroctly or indirectly, Furthsr to stats that we

are an independent Valuer and in no way rslated to proparty owner /

applicant

5 date of appointment, valuation date and dale

of report;

Date of Appointrnenl - 11.09.2024

Valuation Date - 11.09.n24
Date of Report - 11.@.2024

6 inspections and/or investigations undertaken; Physical lnspeclion done on - 09,09.2024

7 naturs and sources of the information used or

relied upon;

Market Survey at the timo ot sito vist
Ready Reckoner rates / Chcle rates

Online search for Registerod Transactions

online Prico lndicators on real sstate portals

Enquiries wlth Red estate consultants

Existing data of Valualion assignments carried out by us

8 Procedures adopted in carrying out th

valuation and valuatton standads followed;

6alesComparative Method

I restrictions on use of the report, if any; THs vduation ie for the use of the party to whom it is addressed and

for no othsr purpose. No responsibility is accepted to any third party

who may uss or rely on the whole or any part of this valuation, The

valuer has no pecuniary intersst that would conflict with the prope

valuation of the property.

10 ma.ior factors that were taken into accoun

during the valuation;

curront markot conditions, damand and supply posit

Residontial Flat size, location, upwing in real estate prices, sustained

demand for Residential Flat, all round development of clmmercial and

Commercial application in the locality etc.

maior factors that were not takon into account

during the valuation;

12 Cavsats, limitations and disclaimers to thr

axtent they explain or elucidate the limitations

facsd by valuer, which shall not be for tht
purpose of limiting his responsibility for the

valuation report.

Attached

Valualion R€port BOM / lndira N6gr Branch/ Mr. Sachin Jagann6b Mahiani (0111542308128)

Since 1989
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Assum ptions, Disclaimers. Limitations & Qualifications

Vrlue Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on11th Septomber 2024 and does not
take into account any unforeseeable developments which could impact the same in the future.

Our lnv$tigations

We are not engaged to carry out all possible investigations in rolalion to the slbject property. Where in our report we
identify certain limitations to our investigations, this is to snable the reliant party to instruct further invsstigations whsre
clnsidsrod appropriate or where ws recommend as necessary prior lo reliance, Nashik Branch (VClpL) is not liable for any losg
occasioned by a decision not to conduct further invgstigations.

Arsumptions

Assumptions are a necessary part of undertaking valuations. VcIPL adopts assumplions for the purpose of providing

valuation advice bscaus€ some matters ara not capable of accurate calculations or fall outside the scope of our expertise, or
out instructions. The reliant party accopts that the valuation contains cartdn epedfrc aeamptions and acknowledge and accepl
tho rid( of that if any of the assumptions adopted in ttre vduation are irrcori€c{, thon this may have an effect on the valuation,

lnformation Supplied by O0rert

Ths appraisal is based on the informalion provided by tre dienl The sanp has been ass.rmed to be corroct and has
been used for appraisal sxercise. Where it is stated in the report that anolher party has supplied information to vclpL, this
information rs bsliaved to be rsliable but VCIPL cfl mpt no rqonsitility lf tis *rould prova not to be so,

Future Matters

To the extsnt that the valuation includes eny Statemont as lo a futuro matter, that statement is provided as an
estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIpL does not warrant that
sudr statemgnts ara acdrato or @rrect.

Map and Plans

Any sketch, plan or map in this report is included to assist ths reader while visualising the property and assume no
responsibility in connectjon with sudr matters.

Site Details

Based on inputs received from Cliont's rspresentativs and sits visit conducted, we understand that the subject
proporty is Residential Flat, admsasuring 841.00 Sq. Ft. Carpot Areain tho name ofMr. Sachin Jagannath Mahajani &
Mrs. Anagha Sachin Mahajani' Furthsr, VCIPL has assumed that the sub.ioct property is frse from any encrorchmenl and is
available as on the date of the appraisal,

Propefi litle

Based on our disoJssion with the Client, wo understand that the sub.lect proporty is owned by Mr. Sachin Jagannath

Since 1989
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Mahajani & Mrs. Anagha Sachin Mahalani. For ths purpose of this appraisal exerciss, we have assumed that ths subjoct

propsrty has a clear titie 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 prop€rty as having a clsar and markotable title, Further, no

legal advice rsgarding the titlo and ownership of the subject property has been obtainad for the purpose of this appraisal

exercise, lt has been assumed that the title deeds are dear and marketable,

Envircnmental Gonditions

We have assumed that the subject property is not mntaminated and is not adversely affoctsd by any existing or

proposed envhonmental layv and any procssses which ars carried out on lhe property are regulated by environmental legislation

and are properly licensod by ths appropriate authorities.

Area

Based on the information provided by the Client's rsprossntativs, we understand that tho Rosidsntial Flat,

adnrasuring E{l.(Xl Sq. Ft Crp.t Arol

Condition & Repair

ln the absence ol any information to the confary, we have assumod hat lhere ars no abnormal ground conditions,

nor archaeological remains present wtrioh might adversely affoct thg cursnt or future occupation, development or value of the

property. The property is froe from rat, infestation, structural or latont dofect. No currently known deleterious or hazardous

materials or suspect techniques will be used in ths construction of or subsequent altoration or additions to the property and

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

parts and should not be taken as making an implied representation or Sat€m€nt about such parts,

Valuation Methodology

For the purpose of this valuation exerciss, the valuation m€thodology used is Direct Comparison Approach Method

and proposed Highest and Bsst Us€ modsl is used for andydng d€volopment potential.

The Direct Comparison Approach involves a cornpaison of the property being valued to similar properties that have

actually been sold in arms - length transactions or are offared for sale. This approach demonstratss what buyers havs

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

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

ln case of inadequate recsnt transaction activity in tho srbjsct micro-market, the appraiser would collate details of

older transactions, Subsequsntly, the appraiser would analyse rental / capital value trends in the subject micro-market in order

to calculate the p€rcsntage increase / decrease in values since the date of the identiliod transactions. This percentage would

then be adopted to project ths cunsnt value of the same.

Where reliance has been placed upon external sources of informalion in applying tho valuation methodologies, unlass

othemise specifically instructed by Clisnt and/or statsd in the valuation, VCIPL has not independently verified that information

and VCIPL does not advise nor acc€pt it as rsliable. The psrson or sntity to whom the report is addressed acknowledges and

accspts the risk that if any of the unvarifiod information in ths valuation is incorrsct, then this may havo an sffect on the

valuation.

Since 1989
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t{ot a Stuctural Survey

Ws stato that this is a vduation report and not a slructural survey.

Oher

All measurements, areas and aggs quotsd in our roport aro approximate.

Lcgal

We havo not made any allowances with respoct to any existing or proposed local legidation relating to taxalion on
rsalizalion of the sale valuo of the subject property. VCIPL is not rsquirod to give testimony or to appear in court by reason of
this appraisal report, with rsfsrence to the prop€rty in quastion, unless arrangement has boen made lhereof. Furtrer, no legal
advice on any aspects has been obtained for the purpose of this appraisal exercise.

Property specifi c assumplions

Based on inputs rsceivsd from ths clisnt and site visit conducted, we understand that the subject property is
Residential Flat, admeasrring 8rll.{D Sq. Ft Carpot Area.

ASSUMPTIONS. S. LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal nature affec-ting the prop€rty appraised or the ti e thsreto, nor do we
render our opinion as to the ti e, which is assumed to be good and maketdle.

2, The property is valued as though under responsiblo ownership.

3. lt is assumed that the property is frse of liens and encumbrancss

4 lt is assumsd that there are no hidden or unapparent conditions of the subsoil or sructurg that would render it more or
less valuable No responsibility ts assumed for sudr conditions or for engineering that might be required to discover
suct 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. approvod ratss 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 the conduct of hidits business, follow high standards of integrity and fairness in all his/its

dsalings with his/its clients and other valuers.

2. A valuer $all maintain intsgrity by bsing honest, straightfonrrrard, and forthright in all professional relation$ips,

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

any facts or situations.

4. A valuer $all refrain from being involved in any action that would bring disrepute to the profossion.

5. A valuer $all keep public interest foremod while delivering his services.

Professional Competence and Due Care

6, A valuer shall render at all times high standards of service, exerclso due diligence, ensure proper care and

exercise independent profsssional.ludgr€nt.

7. A valuor shall carry out professional sewices in accordanoe with the rda/art tochnical and profossional standards

that may be spocified fiom time to time.

8, A valuer shall continuously maintain profossional knowledge and skill to provide competent professional service

based on up{o-date developments in pradice, prevailing reguldions / guidelines and techniques.

9, ln the preparation of a valuation report, the valuor shall not disdaim liability for hidits expertise or deny his/its duty

of car6, excopt to the extont that the assumptions are based on statements of fact provrdod by the company or its

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

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

integrity, objectivity and independence.

11. A valuer shall clearly state to his client the servicss 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 clignt can have a ssparate

arrangement with other valuers.

lndependence and Disclosure of lnterest

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

without ths presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

connectod to hs valuation Gsignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associatss is not indspsndent in

torms of association to ths company,
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14. A valuer shall maintain complete independence in his/its professional ralationships and shall conduct the

valuation independent of external influences.

'15. A valuer shall wherever necossary disclose to the clients, possiblo sourcos of conllicts of dutios and interssts,

while providing unbiased services

16. A valuer shall not deal in securitios of any subject company after any time when ho/it first bec,omes awars of ths

possibility of his / its association with tho valuation, and in accordance with the Securitiss and Exchango Board of

lndia (Prohibition of lnsidor Trading)Regulations,2O15 or till the time the valuation report becomes public,

whifiever is earlier.

17. A valusr shall not indulge in 'mandats snatching' or otfsring 'convenience valuations' in order to cator to a

company or client's needs.

'18, As an independent valuer, the value, shdl not charge srccess fee,

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

in an unconnscted transaction, the valuer shall declars the associalion with the company during the last five

years.

Confidentiality

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

company, which has como to his / itsknowledge without proper and sp€cific authority or unless there rs a legal or

professional right or duty to disclose.

lnformation Management

21, A valuer shall ensure that he/ it maintains wrltton contsflporanoous rscords for any dscision takon, he reasons

for taking the decision, and the information and aviderrce in stpport of such decision. This shall be mainlained so

as to sufficiontly enable a reasonable person to take a vlew on tha appropriateness of his /its decisions and

actions,

22. A valuer shall appeal', co-oporats and be available for inspsctions and investigations carried out by the

authority, any person authorised by thB authority, the registsrsd valusrs organisation with which hs/it is

rsgistered or any other statutory rsgulatory body.

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

Tribunal, the registerod valuers organisation with whidr he/it is registered, or any olhsr statutory regulatorybdy.

24. A valuer while respecting the confidentiality of information acquired during the course of performtng profsssional

services, shall maintain propsr wo*ing papers for a period of three years or such longer period as required in its

contract for a specific valuation, for production before a rsgulatory authority or for a peer review. ln the svont of a

pending case before the Tribunal or Appellate Tribunal, the record *tall be maintained till the disposal of the case.
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Gifts and hospitality:

25. A valuer or his / its relativo shall not accept gifts or hospitality wtrich undermines or affscts his indspendence as a

valuor.Explanation: For tho purposes of this code tho tsrm ?elativo' shall have the same meaning as defined in

clause (77) of Section 2 of the Companies Act, 2013 (i8 of 2013).

26. 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 rotain work for himself / itself, or to obtain or retain an advantags in the conduct of

profession for himself / itself,

Remuneration and Costs.

27, A valuer shall provide servicas for remunaration which is charged in a transparent manner, is a rsasonable

reflection of the work necessarily and properly undertaken, and is not inconsident with the applicable rules,

28. A valuer shall not accspt any fees or charges otherthan those which are disclosed in a written contract with the

psrson to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if helt is unlikely to be able to devots adequato time

to each of his/ its assignments.

30, A valuer shall not conduct business wtrich in the opinion of tre authority or the registered valuer organisation

discredits the profession.

Miscellaneous

31, A valuer shall rsfrain from undertaking to review the work of another valuer of the sams client oxcspt undor

written orders from the bank or housing finance inrtfutbns and with knowiedge of the concemsd valuer.

32, A valuer shall follow this code as amended or rsvised from time to time,

For VASTUKALA CONSULIANTS (l) PVI. LTD..
oqrJy ,qr'.{ by sr.,.dknr 3. (h.rl,r
DI6:!hr. !d.q(hthx,o
cfrlllbnr, l0 Plr Lld. tu=<rrD
hr.or'novaurr.rdl9 rrN
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Aulh. gn.

Sharadkumar Chalihrar
Govt. Reg, Valusr

Chartered Engineer (lndia)

Reg. No. [N]C.C,|,T/l -1 4t52l2M*09
Bank 0f Maharashtra Empanelmsnt No.: AX€/NZ/Panal Valuerl2022-23
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