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Valuation Report of the lmmovable Property

Name of Proposed Purchaser : Drnish Nabab Shaikh & Sayara Nabab Shaikh
Name of Owner : Jakir Rashid Pathan & Musarat Jakir Pathan

Residontial Flat No, 8-304, 3'd Floor, Wing - B, "Hari Shraddha Co - Op. Housing Socioty Ltd.
Nashik Road", Behind Shree l\4hasoba Maharaj Mandir, Anjuman Chowk, Plot No. lV1+2+3€, Lam

Road, Mllage - Deolali, Taluka - Nashik, Distict - Nashik, Nashik, pin Code - 422 214, Slate -

Mahara$tra, lndia.

lntended User:

Bank Of Baroda
RO Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik 422101

Regd. Ottlce
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Powoi, Andhsri Eost Msmbol:400072, (M.S), tndio
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An ISO 9OOl : 2Ol5 Certified Compan

CIN: U74I2OMH2OlOPTC2O786

Details of the propefty under consideration:

Latitude Lonoitude : 19'56'43.7"N 73'5O5.5"E
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vaslt t'la$ik092024/011266230821I
18/13225.R\tsS
Dab: 18.09.2024

VALUATION OPINION REPORT

This is to certify thal th6 propsrty bearing Residential Flat No. 8-304, 3d Floor, wing - B, 
,,Hari shraddha co - op.

Housing society Ltd. Nashik Roadi Behind shreo Mhasoba Maharaj Mandir, Anjuman chowk, plot No

tu1+2+3+B, Lam Road, village - Deolali, Taluka - Nashik, District - Nashik, Nashik, pin code - 422 214, State -

Maharashka, lndia belongs toJakir Rashid Pathan & Musanat Jakir Pathan Name of Proposed purchaser is

Danlsh Nabab Shaikh & Sayara Nabab Shaikh .

Considering various parametsrs recorded, axisting oconomic scenado, atd the information that is available with

reference to the dovolopmont of noighbourhood and melhod sol€otgd for valuation, we ara of the opinion that, ths

proporty premises can be assessed for this particrlar purpoEo at 41,24,350.00 (Rupees Forty Four Lakh

Seventy Four Thousand Three Hundred Fifty Only).

The valuation of tho prop€rty is based on the docurnnts prodrred by the concem. Legal aspects have not been

taken into considerations while preparing this report.

Honce cer fsd

For VASTUKALA CONSULTANTS (l) PW. LID

Manoj
Chalikwar
Director

oigit.lt rign€d t Mi.d Chatitr.r
Oit cEra.n<, Ch.likEr,
consuh.nn (l) Pvt [d. o(FMmb.i,
e$.ll=m.noi@6stukal.o.9 (=lN
clre 2024.09.r a r 734:!9 +0530,

Aulh. gn.

Manoj Challkwar

Govt. Reg, Valuer

Chartered Engineer (lndia)

Reg. No, lBBl/tV/07/201 8/10366

Bank 0f Baroda Empanelmsnt No.: ZO :MZ:ADV:46:941

Encl.: Valuation report

Vastukala Consultants (l) Pvt. Ltd.

Boundaries Building Flat

North C-Wng Flat No. 8-305

South Road Building [/arginal Space

East @n Plot Building Marginal Space

West Awing Flat No. 8-303
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Vastur',la$iU09r2024/01 1 266n3082 1 I
18/13225.R\tsS
Dab: 18.09.2024

VALUATION OPINION REPORT

This is to certify that the proporty boaring Residential Flat No. 8-304, 3d Floor, Wing - B, "Hari Shraddha Co - Op.

Housing Society Ltd. Nashik Roadl Behind Shree Mhasoba Maharaj l\ilandir, Anjuman Chowk, Plot No

N1+2+3+8, Lam Road, Village - Deolali, Taluka - Nashik, District - Nashik, Nashik, Pin Code - 422 214, State -

Maharashtra, lndia belongs to Jakir Rashid Pathan & Musanat Jakir Pathan Name of Proposed Purchaser is

Danish l{abab Shaikh & Sayara l{abab Shalkh .

Considering various parameters recorded, existing economic sconario, and ths information that is available with

reference to ths development of neighbourhood and method selec'ted for valuation, we ar6 of the opinion that, the

property premises can be assessed for this particular purpose af, 44,74,350.00 (Rupees Forty Four Lakh

Sevonty Four Thousand Three Hundred Fifty Only).

The valuation of the property is based on the docurEnts produced by tho concsrn. Legal aspects have not been

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director

Digltrlly tigned by M.nd Chalikwar
0N: (EM.n., Challkwa. o=V.nu
CorEut.nts 0) A,t Ltd. o6Mum!.i,
€rn llro.noj?E tut b.ol3| c.lN
o.t€ 2@409.16 I 734{9 }05',30

Auth tgn

Manoj Chalihrar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg, No, lBBl/RV/07/201 8/10366

Bank Of Baroda Empanelment No.: ZO :MZ:ADV:46:94'l

Encl.: Valuation report

Building Flat

North C-Wns Flat No. 8-305

South Road Building l\4arginal Space

East Op€n flot Building [.4arginal Space

West AwinS Flat No. 8-303
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Valualion Report BOB / RO N6hik / Danish Nabab Shrjkh (01 
.1266n30S219)

Vastukala Consultants lndia hlt. Ltd,
4, '1st Floor, Madhusha Elite, Vrundavan Nagar, Jatra - Nandur Naka Link Road, Adgaon, Nashik - 422003

To,

The Branch Manager,

Bank Of Barcda

RO thshik
BSNL Building, Data Mandir Road, Nashik Road, Nashik

422101

VALUATTON REPoRT 0N RESPECT 0F FLAT)

Since 1989

Pag6 3 of 26
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General

1 Purpose for which the valuation is made To asssss Fair Market Value of the property for Banking
Purpose Purpose.

2 a) Date of inspection 16.09.2024

b) Date of which the valuation is mado 18.09.2024

3 List of documents produced for perusal:

l) Copy of Notarized Agreement for Sale Dated 18.07.2024 between Jakir Rashid Pathan & Musarrat Jaki
Pathanfhe Seller)And Danish Nabab Shaikh & Sayara Nabab Shaikh (The buyer).

ll) Copy of Commencement Certillcate No.LND/ BP/ C-31 1331 3828 Dated 05,11.2011 issued by Nash
Municipal Corporation.

lll) Copy of Approved Building Plan N0.14'll 2145 Dated 01.12.2015 issued by Nashik lvlunicipat Corporation,

lV) Copy of Occupancy Csrtificate No.Javak No/ NRV/ Na*rik Road/ 18552/ 702 Dated 29.04.2017 issued by
Nashik tr,'tunicipal Corporation.

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

wth Phons no. (details of share of eadl owner in
cas€ of joint ownsrship)

Name of Owner :

Jakr Rashid Pathan & Musanat Jakir Pathan

Name of Prooosed Purchaser :

Danish Nabab Shaikh & Sayara tlabab Shaikh

Residential Flat No. 8-304, 3 Floor, Wing - B,"Hari
Shraddha Co - Op. Housing Society Ltd. Nashlk Roadl
Behind Shree Mhasoba Maharaj Mandir, Anjuman Chowk,
Plot No. /y'1+2+3€, Lam Road, Village - Deolali, Taluka .

Nashik, District - Na$ik, Nashik, Pin Code - 422 214, Slala -
Mahara$tra, lndia,

Contact Porson :

Danish Nabab Shaikh (Propose Purchasers)

Mobile No. 9075105208

Joint Owner$ip
Details of owner$ip share is not available

VASTUKALA An ISO 9001 ;2015 Certitied Compony

Vostukolo Consultonts (l) h/t. Ltd.



Valugtjon Rspot BOB / RO Nashik / oanish N$ab Shdkh (0112662308219)
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The property is a Residential Flat located on 3 Floor. The

composition of Residential Flat is 2 Bedroom * Living Room
+ Kitchen + Toilet * 2 Balcony + Passage.(2 BHK) The
property is at 1.2 distance from Na$ik Road Railway Station.

5 Brief descrrption of the property (lnduding

Leasehold / freehold etc.)

Total Lease Period & remaining period (if

leasehold)

6 Location of property

Plot No - lr/1+2+3€New Survey No - 2lV 1N 1-1,20+241 2l
1t4(P)

a)

Residential Flat No. 8-304b) Door No,

Village - Deolalic) C.T.S. No. / Village

Taluka - Nashikd) Ward / Taluka

District - Nashike) Mandal / Dist ct

0 Date of issus and validity of layout of approved

map / plan

Copy of Approved Building Plan Accompanying

Commoncomsnt Csrtificata No. 1411 2145 da1ed.01j2.N15
issued by Beadve Engineer Town Planning Nashik

Munidpd Corpordion, Na$iks) Approved map / plan issring authority

Yesh) Whelher genuineness or authenlioity of 4proved
map/ plan is verifed

Noi) Any other comments by our empanelled valuers

on authentic of approved plan

Residentlal Flat No. 8-304, 5 Floor, Wing - B,"Hari
Shnddhr Oo - Op. llousing Society Ltd. Nashik Road'i

Behind Shree Mhasoba Maharaj Mandir, Anjuman Chowk,

Plot No. lti 1+2+3+8, Lam Road, Village - Deolali, Taluka -

Na$ik, District - Na$ik, Nashik, Pin Code - 422 214, Stale -

Mahata$ka, lndia.

7 Postal address of the property

City - NashikCity / Town8

YesResidential area

No

Nolndushial aroa

9

lvliddle Classi) High / Middle / Poor

Urbanii) Urban / Semi Urban / Rura

10 Coming under Corporation limit / Villaga

Panchayat / Municipality

Village - Deolali

Nashik Municipal Corporation

No11 Whether mvered under any State / Central Govt.

enactrnenls (s.9., Urbar Land Ceiling Act) or

notified under agency area/ scheduled area /
canlonrn€nt aroa

TI

I
T

T

III I
T
T

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

5a.

Plot No. / Survey No.

Commercial area

Classiflcation of the area



ValuElion Report BOB / RO Nashik / Danish N*ab Shaikh (011266n308219)
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tt Boundaries of the property As p€r site As per Document

North C-Wing Details are Not Mentroned ln

Documant

South Road Details aro Not Mentioned ln

Document

East Op6n Plot Details are Not [,lsntioned ln
Documgnt

West Awing Dstails are Not Menlionsd ln

Documsnt

13 Dimensions of the site N. A. as property undor considoration is a Residential Flat in

a building.

As per the Doed As per Actuals

North Flat No. 8-305 Flat No. 8-305

South Building Marginal Space Building Marginal Space

East Building Marginal Space Building Marginal Space

West Flal No 8-303 Flat No, 8-303

13.2 Latitude, Longitude & Coordinates of Fld 19'56'43.7'N 73'50',5.5'E

14 Extent of ths sits Carpet Area in Sq. Ft. = 716,26
(Ar6a as per Sits measurement)

Built Up Aroa in Sq Ft. = 915.00
(Area As Per Notarized Agreement for Sale)

'15 Extent of the site mnsiderod for Valuation Built Up Area in Sq. Ft. = 915.00
( Area As Per Notarized Agreement for Sale)

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

APARTMENT BUILDING

1 Nature of the Apartment Residential

2. Location

Block No,

Village / lVunicipality / Corporation Village - Deolali,

Nashik Municipal Corporation

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

Owrnr Occupied

il

C.T.S, No.

Ward No.
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Door No., Street or Road (Pin Code) Residential Flat No, 8-304, 5 Floor, Wing - B,"Hari
Shraddha Co - Op. Housing Society Ltd. Nashik Road'i
Behind Shree l/hasoba Maharaj Mandir, Anjuman Chowk
Plot No. trr/1+2*3€, Lam Road, Village - Deolali, Taluka.
Nashik, District - Na$ik, Nashik, Pin Code - 422214, Stale -

l\4ahara$tra, lndia

3, Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 2017 (As per ocarpancy certificate)

Number of Floors Ground +7 Upper Floors

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

7 Number of Dwelling units in the building 3d Floor is having 5 Flats

8. Quality of Construction Good

I Appearance of the Building Good

lrrlaintenance of the Building Good

11. Facilities Available

l Lift

Protected Water Supply lvunicipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Covered Parking

ls Compound wall sxisting? Yes

ls pavsment laid around the Building Yes

ilt Residential Flat

1 The floor in which the Flat is situated # Floor

2 Door No, of the Flat Residential Flat No. 8-304

3. Specifications of the Flat

Roof R. C. C. Slab

Flooring Vifified Tile Flooring

Doors Teak Wood / Glass Door

Windows Wooden frame openable wdow with M. S. Grill

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

concealed

Finishing Cement Plastering with POP Finished

4, House Tax

Assessment No Details Not Provrded

VASTUXALA An ISO 900'l :2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

10,

Lift



Tax paid in tho namo of Details Not Provided

Tax amount Details Not Provided

5 Details Not Provided

Meter Card is in the name of Details Not Provided

6, How is the maintenance of the Flat? Good

7 Sale Deed executed in the name of

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

NA

What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 915.00
(Area as per Notarized Agreement for Sale)

10 What is the floor spac€ index (app.) As Per NIVC Norms

What is the Carpet area of the Flat? Carpet Araa in Sq. Ft. = 716.26
(As per Area acfual sito measuremont)

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

13 ls it being ussd for Rosidential or Commercial
purpose?

Residential Purpose

14 ls it Owner-occupied or let out? Owner Occupied

tc. lf rented, what is the monthly rent? { 9,300- (Expected rental inmme per month)

IV MARKETABILIW

I How is the marketability? Good

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

Located in developing area

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

NA

Rate

I After analyzing the comparable sale instances,
what is the composite rats for a similar Flat with
same speciflcattons in the adjoining locality? -
(Along with details / reference of at - least two
latest deals / tansactions wth rsspect to adjacsnt
properties in the areas)

2 Assuming it is a new construction, what is the
adopted basic composite rate of the Flat under
valuation after mmparing with the spocifications
and othsr factors with thB Flat under comparison
(give details),

{ 5,1001 per Sq. Ft.

Valuatjon Report BOB / RO Nashik / Danish Nsbab Shakh (0112662308219)

Since 1989

Page 7 ol26
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{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Cerlilied Compony

Electricity Service connection No,

Name of Owner :

Jakir Rashid Pathan & Musanat Jakir Pathan
Name of Prooosed Purchaser :

Danish Nabab Shaikh & Sayara Nabab Shaikh

L

11.

{ 5280/- to T 6601/- per Sq. Ft. on Carpet Area
t 4400/- to t 5501/- per Sq. Ft. on Built Up Area



Valustjon Report 8OB / RO Nasl k / 0ani6h NSab Shdkh (0112662308219)

Details of Valuation:

Since 1989
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3 Broak - up for the rate

l. Building * Servicss { 2,0001 per Sq. Ft.

ll. Land + others { 3,1001 per Sq. Ft.

Guidoline rato obtained from the Registra's Offics
for new property (an evidonco ther€of to be

onclosod)

{ 42,0001per Sq. M,

i,o. { 3,902- per Sq, Ft

Guideline rats(an svidence thereof to be

snclosod)

t 40,3901per Sq. M,

i.e. { 3,752- per Sq. Ft

5, Registered Value(if available)

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

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

Age of the building

53 years Subjoct to proper, preventive periodic maintenance

& structural repairs.
Life of the building estimated

10.500/oDepreciation p€rcontage assuming tho safuago

value as 10%

Depreciation Ratio of the building

b Total composite rate anived for Valuation

{ 1,790lperSq, Ft,Depreciated building rate Vl (a)

t 3,100/- per Sq. Ft,Rate for Land & other V (3) ii

t 11,890/- per Sq. Ft.Total Composits Rats

Remarks

I
T

III
TI

T

I
IIII

Description Rate per unit ({) Estimated Value ({)

1 Present value of the Flat 915.00 Sq. Ft. 4,890,00

2 Wardrobes

3 Showcases

4 Kitchen anangemgnts

5 Superfine finish

7 Eleckicity deposits / electrical flttings, etc

I Extra collapsibls gates / grill works, etc

0 Potential value, if any

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

4.

N,A,

7 years

No. otv.

/t4,74,350.00

6 lnterior Decorations



Total value of the property 44,74,350.00

Realizable valus of the propsrty 42,50,633.00

Disbess value of tho property 35,79,480.00

lnsurable value ofthe proporty (915.00 X 2,000.00) 18,30,000.00

Guidelino valuo of tho proporty (915.00 X 3,752.00) 34,33,080.00

III

Valualion R€port BOB / RO N.shik / Danish N$6b Shdkh (011266/2308219)

Justification for Price

Pago 9 of 26

/ Rate

The Market Value of the property is based on facts of markets discovered by us dunng our enquiries, however the government
rate value in this case is less than ths markst value arrived by us. We are of the opinion that the valua anive by us will prove to
bs correct il an Auction of the subject property is carried out. As far as Market Value in lndex ll is concerned, it is not possible to
c'omment on same, may be government rates are fixed by sampling during same point of time in part and whereas, Markgt
values change every month.

ln most of the casss the actual dsal amount or Transaction valus ie not refleded in lndex Il because of various Markot
practices. As Valuer, we always try to give a value which is correct reflec{on of actual transaction value inespec1ve of any
factors in market.

Method of Valu / Aooroach

The sales comparison approach uses the markel data of sale prlces to estimate the value of a real estats proporty, proporty

valuation in this method is done by comparing a property to othgr similtr troporties that havs been recently sold. Comparabls
properties, also known as comparables, or comps, mus{ dlars certdn foatures with the property in question. Some of these
include physical features such as square footage, number of rooms, condition, and age of the building; howovor, tho most
important factor is no doubt the location of the property. Mjustrnents are usually nesdsd to account for differencos as no two
proporties are exactly the samg, To make proper adjustm€nts f,,hen comparing properties, real estate appraisers must know the
differences between the comparable proporties and how lo value thess differences. The sales comparison approach is
ctmmonly used for Residential Flat, where there aro typically many mmparables available to analyze. As the propsrty is a
Residential Flat, we have adoptsd Sal€ Comparison Approadt Method for the purpose ofvaluation .The Price for similar type of
property in lhe nearby vicinity is in the range of { 5280.00 to t 6601.00 per Sq. Ft. on Carpet Area / I 4400.00 to t 5501.00
p€r Sq. Ft. on Builtup Aroa. Considering the rate with attached report , current market conditions, demand and supply position,
Flat size, location, upswing in real estate prices, sustained demand for Rssidsntial Flat, all round development of Residential
and Commercial application in the locality etc. We estimate {4,890.00 per Sq. Ft. on Built Up Area for valuation.

lmpending threat of acquisition by government for roa
widening / publics service purposes, sub merging
applicability of CRZ provisions (Distance from sea-mst / tidal
level must be incorporated) and their effect on

j
&

Saleability Good

Likely rental values in future { 9,3001 (Expected rental inmme per month)

Any likely income it may generate Rental lncome

Since 1989

@

{r Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 90Ol : 20'15 Certifi€d Compony

10 Others / Car Parking
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Vostukolo Consultonts (l) Art. Ltd
VASTUKALA An ISO 9001 :2015 Certified Compony
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Actual Site Photoqraphs
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Actual Site Photooraohs

{
Since 1989

VASTUKALA An ISO 900'l :20'15 Cerlilied Compony
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Vostukolo Consultonts (l) Pvt. Ltd.



Valuslion R.port BOB / RO Nashik / Danish NSab Shdkh (0112662308219)

Route Map of the propertv

l{ote: Red marks shows the exet location of he property

Lonqiude LaUtude: 19'56'43.7"N 73'50'5.5"E

ilob: The Bluo lins shows the route to ste distance from nearest Railway Station (Nashik Road - 1.2),

Since 1989
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Vostukolo Consultonts (l) A/t. Ltd
VASTUXALA An ISO 9001 : 2015 Certified Compony
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Readv Reckoner Rate

For residential premises / commarcial unit / ofiice on above floor in multistoried building, the rate mentioned in ths ready
reckoner will be increased as under:

Since 1989
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Stanp Duty Ready Reckoner Market Value Rate for Flat 42000

Flat Located on 3' Floor

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

42,000.00 Sq. iiltr 3,902.00 Sq. Ft

Stanp Duty Reaq Reckoner ilarket value Rate for Land (B) 19000

The difference between land rate and bualding rate(A-B=C) 23,000.00

7%

Sq. I\4tr. 3,752.00

Vostukolo Consultonts (l) py1. atd.
VASTUKALA An ISO 9001 : 20,]5 Certified Compony

Valurli,on Gudctinc3 I Ur.r M.nutl

s.ldT.l*. Nashrk

Scrc, 8y . &/.Yry ib. SubZono

Eli, Srrly r|o :

Perc€ntage alter Depreciation as per tabls(D)

Rate to be adopted after considering depreciation [B + (C X D)l /$,390.00 Sq. Ft.

Multi-Storied buildino with Lift



Location of Flat / Commercial Unit in the
building

Rate

a) On Ground to 4 Floors No incrsas€ lor all floors lrom ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on unib locatod b€tw€en 5 to 10 floors

c) 11 Floors to 20 Floors lncrease by 10% on units located b€twesn '1 1 to 20 floors

d) 21 Floors to 30 Floors lncreaso by 15% on units locatod between 21 to 30 floors

e) 31 Floors and above lncreass by 20% on units located on 31 and above floors

Valudion Raort 8OB / RO Nashik / o8nish N$ab Shikh {011266/2308219)
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Value in percenl after depreciationCompleted Age of Building in Yeals

Cessed Building, Half or Semi-Pukka
Struciure & Kaccha Slructure.

R.C.C Structure / other Pukka Structure

1000i6'10006

95%95%Above2&upto5Years
Hfter initial 5 year lor every year 1.5'

depreciation is to be considered. Howeve

maximum deduclion available as per this shall

be 85% ol tliarket Value rate

After initial 5 y6ar lor every year 1

depreciation is to be considered. Howeve

rnaximum deductjon available as per this shall

be 700,6 ol Market Valus rate

Above 5 Years

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

0 to 2 Years
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Property Flat

Source Housing.Com

Floor

Carpet Built Up Saleable

Area 1,041.67 1,250.00 1,500.00

20Yo

Rate Per Sq. Ft. {5,280.00 <4,400,00 {3,667.00
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Property Flat

Source Housing,Com

Floor

Carpet Built Up Saleable

Area 1,179.17 1,415,00 1,698.00

Percentage 20Yo NYo

Rate Per Sq. Ft. t6,600.00 {5,500.00 <4,584,00
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As a result of my appraisal and analysis, it is my considerad opinion that the value of the above property in the prevailing

condition with aforesaid specifications is {114,74,350.00 (Rupees Forty Four Lakh Seveng Four Thousand Threo Hundred

Fifty Only) .The Realizable Value of the above property ist42,50,033.00 (Rupees Forg Two Lakh Fifty Thousand Sir
Hundred Thirty Three only). The Distress Value is t35,79,480.00 (Rupees Thirty Five Lakh Seventy l{ine Thousand

Four Hundred Eighty Only).

Place :Nashik

Date : 18.09.2024

For VASTUKALA CONSULTANTS (t) PVT. LID.
orgh.rrytgned by Manoj Chalrkwar
Dxr €.=r,bhoj Chaikmr, o=Vasrul.t.Manoj

Chalikwar
Director

ConsLitifts (0 i\t- Lrd- ouJitumbat
.rull.'lMoj@vanlkala!,9, c=tN
Date,2024.@.1 8 1735:12 +Ot3q

Manoj Chalikwar

Govt, Reg. Valuer

Chartered Engineer (lndia)

Reg. No, lBBlrRV/07/201 8/10366

Bank Of Baroda Empanelment No,: ZO :MZ:ADV:46:941

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

on

Aulh. tgn.

Ws are sati€fied that the fair and reasonable market valuo of the property is
t (Rupees

only).

Date

Countersgned

(BRANCH MANAGER)

@

Signature

(Name & Designation of tre lnspecting fficial/s)

{
Since 1989

Enclosures

Declaration-cum-undertaking from the valuer (Annexur+lV) Attacted

l\4odel code of conduct for valusr - (Annexure V) Attached

VASTUKALA An ISO 9001 : 2015 Cerlilied Compony

Vostukolo Consultonts (t) Pvt. Ltd.
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(Annexure-M)

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

a. I am a citizen of lndia.

b. I will not undertake valuaton 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 18.09.2024 is true and correct to the best of my

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

d. My engineer Sachin Raundal has personally inspected the property on '16.09.2024. The work is not sub '
confacted to any other valuef and caded out by myself.

e. Valuation report is submitted in the brmd as prescribed by the ba*.

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

during my empanelrnent wi$ you, I will inform pu wi$in 3 &ys d sttdt depanelrnenl

g. I have not been removed / dismissed frorn seMce / enpbyment ealier.

h. I have not been convicted of any ofience ald sentsnced to a bm of imprisonment

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

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has nd 4plied b be adjudicated as a bankupt

L l am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome{ax Act, 1961 (43 of 1961) and time limit for

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

be has expired, or such pendty has been confinned by lncone-tax Appellde Tribunal, and five years have not

elapsed afrer 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

emparElment as a valuer

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

and full disclosure

Since 1989

o

\r Vostukolo Consultonts (l) Pvt. Ltd
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r. I have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of
the IBA and this report is in conformity to the 'Standards' enshrined for valuation in the Part - B of the above
handbook to the best of my ability.

s. I have read the lnternational Valuation Standards (lVS) and the report submitted to the Bank for the respeclive
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 $e 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 td(en 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 from the system (i.e. LLMS /
L0S) only.

x. Further, I hereby provide the following information.

Since 1989

@
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No Particulars Veluer comment

1 background information of the asset beinl

valuod;

The property under consideration is being purchased by Danish Nabab

Shaikh & Sayara Nabab Shaikh from Jakir Rashid Pathan & lvlusarrat

Jakir Pathan vide Notarized Agreement for Sale dated 18.07 .2024.

2 purpose of valuation and appointrng authority As per the request from Bank Of Baroda, RO Nashik to asssss Fait

Market Value value of the property for Banking Purpose purpose

3 identity of lhs valuer and any othsr sxpert
involved in the valuation;

Manoj Chalikwar - Regd. Valuer

Sachin Raundal - Valuation Engineer

Binumon Moozhickal - Technical Manager

Ristidatt Yadav - Technical fficer

4 disdosure of valuer intsrest or conflict, if any; We havo no intsrest, either direct or indirect, in the property valued,

Further to state that we do not have relation or any connection witl'
property owner / applicant directly or indirectly. Further to state that we

are an independent Valuer and in no way relatsd to property owner /
applicant

5 dale of appointment, valuation date and dats

of repo(
Date of Appointment - 18.09.2024

Valuation Date - 18.092024
Date of Report - 18.W.2024

6 inspections andlor investigations undertaken; Physical lnEec'ton done on - '16.09.2024

7 nature and sources of the information used or

relied upon;

Market Survey at the tirne of sito visit

Ready Reckoner rat6s / Cirde rates

Online searct for Rsgisterad Transactions

Online Pric6 lndic€tors on real estate portals

Enquiries with Roal estate consultants

Existing data of Valuation assignments canied out by us

I Procedures adoptod in carrying out th

valuation and valuation standards followed;

sSales Comparative Method

9 restrictions on use of the report, if any; Thie valuation is for the use of the party to whom it is addressed and

for no ohgr purpose, No rssponsibility is accepted to any third party

who may us6 or rely on the whole or any part of this valuation, Th€

valuer has no pecuniary intorest that would conflict with the prope

valuatron of tho property.

'10 major factors that wsre taksn into accoun

during he valuation;

current market conditions, demand and supply posit
Residential Flat size, location, upswing in real sstate prices, sustained

demand for Residential Flat, all round development of mmmercial and

Commercial application in the locality etc.

11 major factors that wsrs not taken into account

during the valuation;

12 Caveats, limitations and disclaimers to tht
oxtsnt thoy explain or elucidats tho Iimitations

faced by valuer, which shall not be for th€

purpose of limiting his rssponsibility for th€

valuation report,

Attached

Valualion R6port BOB / RO N6hik / Dani6h N$6b Shdkh (0112662308219)
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Assumotions, Disclai mers Limitation s& oualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as onl8th Septomber 2024 and does not

take into account any unforeseeable developments which could impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the wbject property. Where in our report we

identify certain limitations to our investigations, this is to enable the roliant party to instruct further investigations where
oonsidered appropriate or where we rocommend as necessary prior to reliance. Nashik Branch ffClpl) is not liable fu any loss

occasioned by a decision not to conduct further investigations,

Assumptions

Assumptions are a nocessary part of undertaking valuations, VCIPL adopts assumptions for the purpose of providing

valuation advice because 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 certain spooific assrmptions and acknowledge and accept
the risk of that if any of the assumptions adopted in he valuation are irrconect, then his may have an effect on the valuation.

lnformation Supplied by Others

The appraisal is based on the information provided by the client. Ths same has been assumed to be conect and has

been used for appraisal exercise, Where it is stated in the report that another party has supplied information to VClpL, this
information is believed to be reliable but VCIPL can accapt no rosponstbility if this should prove not to be so.

Future Matters

To the extsnt that the valuation includes any statomont as lo a futurs matter, that statement is providsd as an

estimate and/or opinion based on the information known b VCIPL at the date of this document. VCIpL does not warrant thal
such statements are acqtratg or correct.

Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the prop€rty and assumo no

responsibility in connection with sudr matters,

Site Details

Based on inputs received from Client's reprssentativs and site visit conductod, we understand that the subject
property is Residential Flat, admeasuring 915.00 Sq. Ft. Built Up Area in the name ofJakir Rashid pathan & Musa at
Jakir Pathan. , Name of Proposed Purchaser isDanish Nabab Shaikh & Sayara Nabab Shaikh Further, VCIpL has

assumed that the subject proporty is free from any encroachment and is available as on the date of the appraisal.

Propefi Title

Based on our discussion with the Client, we undsrstand that the subject property is owned by Jakir Rashid pathan &

Since 1989

@
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Musanat Jakir Pathan. Name of Propos€d Purchaser is Danish Nabab Shaikh & Sayara Nabab Shaikh .For the purpose of

this appraisal exercise, we have assumed that the subject proporty has a clear title and is fros from any oncumbrances,

disputes and claims. VCIPL has made no further enquiries with tho relsvant local authorities in this regard and does not csrtify

the property as having a clear and markstable title. Furthor, no legal advice regarding tha title and ownership of the subject

property has baan obtained for the purpos€ of this appraisal exercise. lt has been assumed that the title deeds are clear and

marketable,

Envircnmental Gonditons

Wo havs assumsd that tho sub.ioct property is not contaminatsd and is nol adversely affected by any existing or

proposed environmental law and any processes which ae cafried out on the proporty ar6 ragulated by environmental legislation

and are properly licensod by tho appropriate authoritss.

Area

Based on the information provided by the Client's roprossntative, we und€rstand that the Residential Flat,

adnnasuring 015.00 Sq. Ft Bullt Up Aroa.

Gondition & Repair

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

nor archaeological remains present which might adversely affect the arlrent or futuro occupation, development or value of the

property. Th€ property is free from rat, infsstation, structural or latent defect. No currently known deleterious or hazardous

materials or suspect techniques will bs us€d in the construclion of or subsequent alteration or additions to the property and

commsnts made in tho propsrty details do not purport to axpress a opinion about, or advise upon, the condition of uninspocted

parts and should not be taken as making an implied ropres€ntation or datemsnt about such parts,

Valuation Methodology

For the purpose of this valuation exercise, the vduation melhodology used is Direct Comparison Approach Method

and proposed Highest and Best Use model is used for analrcing dardopment potentid.

The Direct Comparison &proach involvss a comparison of tho property being valued to similar properties that have

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

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 th€ Flat and properties hat are typically traded on a unit basis.

ln case of inadaquate recent transaction activity in the subject micro-market, the apprais€r would collate dstails of

older transactions. Subsequently, ths appraiser would analyse rental / capital value trends in the subject micro-markst in order

to calculate ths porc€ntage increase / decrease in values since the date of the identified transactions, This percentage would

then be adopted to projsct the cunent value of the same.

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

otherwiso spscifically instructed by Clisnt and/or stated in the valuation, VCIPL has not independently verifled that information

and VCIPL does not advise nor accspt it as reliable. The person or antity to whom the report is addressed acknowledges and

accepts the risk that if any of the unverified information in the valuation is incorrect, then this may have an effect on the

Since 1989\r
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valuation.

l{ot a Stsuctural Survey

We stato hat tiris is a vduation report and not a strucfural survey.

Oher

Pag6 23 of 26

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

Property specifi c assumptions

Based on inputs received from th6 client and site visit conducted, we understand that the subject propsrty is

Residential Flat, admeasrring 915.00 Sq. Ft Built Up Area.

ASSU MPTIONS. CAVEATS. LIMITATION AN D DISC LAIM ERS

1, We assume no responsibility for matters of legal naturo affecting tho property appraised or the title thereto, nor do we

render our opinion as to the title, which is assumed to be good and matketable,

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

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

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

less valuable, No responsibility is assumed for sudr conditions or for engineering that might be required to discover

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, approvod rates and prevailing market rat€s.

Since 1989

@
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Legal

We have not made any allowances with respoct to any existing or propossd local legislation relating to taxation on

realization of the sale value of the subject property. VCIPL is not required to givo testimony or to appear in court by reason of

this appraisal roport, with reforence to the propsrty in question, unless arrangement has b€en mads thereof, Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal sxercis€.

Vostukolo Consultonts (l) Pvt. Ltd.
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntogrity and Faimoss

1. A valuer shall, in the conduct of hidits business, follow high standards of integrity and fairnsss in all his/its

dsalings with hidits clisnts and other valuers.

2. A vduer *rall maintain integrity by b€ing honest, sfaightfoni/ard, md forthright in all professiond relation*tips.

3. A valuer shall endeavour to snsurs that he/it provides true and dsquats informaton and $all not misrepresent

any fac{s or siluations,

4, A vdusr $all refrain from being involved in any action that !,t/ould bring disrepute to the profession,

5. A vduer $all ksop public into,est foremo$ while delivering his services.

Professional Competence and Due Care

6. A valugr shall render at all timss high standards of servicE, Exercise due diligence, ensure proper care and

exercis€ independent prof essional iudgmont.

7. A valuer shall carry out professional servicss in ac@rdance with the relevat tschnical and professional standards

that may be spoofied from time to ttme.

L A valuer shall continuously maintain professional knowledge and skill to provide competent professional service

based on uplo-date dsvelopments in practlce, provailing regulations / guidelines and techniques

9. ln the preparation of a valuatjon report, the vduer shall not disdaim liability for his/its expertise or deny his/its duty

of care, excspt to the extent that the assumptions ae based on statements of fact provided by the company or its

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

10. A valu€r shall not carry out any instruction of the client insofar as they aro incompatible with the requirements of

integrity, objectivity and indepsndence.

1 1. A valuer shall clearly state to his cliont 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 with other valuers.

12. A valuor shall act with objectivity in his/its profossional dealings by enuring that his/its decisions are made

without the presencr of any bias, conflict of interest, clercion, or undua influence of any party, whethor directly

connected to ho valuation assignment or not.

'13. A valuer shall not taks up an assignmsnt if he/it or any of his/its relativss or associates is not independsnt in

terms of association to the company.

Since 1989

@
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14, A valusr shall maintain complote indepondence in his/its professional rslationships and shall conduct the

valuation independent of sxternal influences.

15. A valuer shall wherever nocsssary discloso to the clionts, possible sources of conflicts of duties and interests,

while providing unbiased services

16, A valuer shall not deal in securities of any subject company after any tims whsn h€/it first b€crmos awarg of tho

possibility of his / its association with the valuation, and in accordance with the Securities and Exc-frange Board of

lndia (Prohibition of Insidor Trading)Rsgulations,2015 or till ths time the valuation report becomes public,

whidlever is eadisr.

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 independont valuer, the valuer shdl nol ctarge uccess fee.

19. ln any faimess opinion or indepondsnt exporl opinion submitted by a valuer, if there has been a prior engagenenl

in an unconnactsd transaction, the valuor shall declare ths association rvith ths company during tho last fivs
years.

Confidentiality

20 A valuer shall not use or divulge to othor clients orany other party any confldential information about the subject

company, which has ctme to his / itsknowledge witrout poper and gecific authority or unless there is a legal or
professlonal right or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains writbn contemporan€ous records for any dscision taken, ths rsasons

for taking the decision, and the information and ryidenoe in &pport of such decision. This shall be maintained so

as to sufficiently enable a reasonable person to td<e a view on the appropriateness of his /its decisions and

actions.

22 A valuet shall appear, co-operate and be availabls for inspoctions and invsstigations carriod out by tho

authority, any person authorised by ths authority, ths registerod valuers organisation with which he/it is
registered or any other statutory regulatory body.

23, A valuer shall provide all information and remrds as may bo required by tho authority, the Tribunal, Appellate

Tribunal, the rogistorsd valuers organisation with which he/it is rsgisterod, or any other statutory regulatorybody.

24. A valuer while respecting the confidantiality of information aquired during ths murse of performing professional

services, shall maintain propsr working papers for a period of three years or such longer period as requhed in its

clnkact for a spscilic valuation, for production before a regulatory authority or for a peer revisw, ln the event of a

pending case before the Tribunal or Appsllate Tribunal, the rscord $rall be maintained till the disposal of the cass.

Since 1989
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affscts his independence as a

valuar, Explanation: For the purposes of this code the term 'relative' shall have the same meaning as definsd in

clauss (77) of Section 2 of the Companies Act, 2013 (18 of 2013),

26 valuer shall not offer gifts or hospitality or a financial or any other advantags to a public servant or any other

person with a view to obtain or relain work for himself / itself, or to obtain or retain an advantage in the conduct of

profession for himself / itself

Remuneration and Costs.

27. A valuer shall provide servicss for remunsration which is charged in a transparent mannsr, is a reasonable

rellection of the nork nscessarily and properly undertaken, and is not incrnsisont with ths applicabls rules.

28. A valuer shall not accopt any feos or chargss otherthan those which are disclosed in a written contract with ths

person to whom he would be rendering service.

0ccupation, employability and restrictions

29. A valuer shall refratn ftom accepting too many assignmentq if he/it is unlikely to be able to devote adequate time

to each of his/ its assignments,

30. A valuor shall not conduct business which in the opinion of the authority or the registored valuer organisation

discredits the profession,

Miscellaneous

31. A valuer shall refrain from undertaking to reviow the work of another valuer of ths same client except under

written orders from the bank or housing finance institutions and with knowledge of the concsmed valuer.

32. A vdusr $rall follow this code as amsnded or revised from time to time,
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