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VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 703, 7'n Floor, Wing - G,

"Parksyde Nest", Phase - l, Opp. To Rasbihari lntemational School, Near Bali Mandir, Hanuman Nagar, Mumbai -

Agra Road, Village - Nashik, Taluka - Nashik, District - Nashik, Nashik, PIN Code - 422 003 , State - Maharashtra,

lndia belongs to Mr. Rahul Prabhakar Lad & Mrs. Sonal Raghunalh Khedkar (Alias) Mrc. Sonal Rahul Lad.

Considering various parameters recorded, existing economic scenario, and the informatjon that is available wilh

reference to the development of neighbourhmd and mehod selec'ted for valuation, we are of the opinion that, the

property premises can be assessed for this partiqilar purpose at t 55,65,000.00 (Rupees Fitty Five Lakh Sixty

Five Thousand Only) After completion of cmsfrudion wo*s. As per Site lnspeclion 31% Construction Work is

Completed.

The valuatron of the property is based on the documents produced by the concem. Legal aspects have not been

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSULTANTS (l) PVI. LID.

Ma noj Chal ikwar ffHffiHffis*
Direclor Auth. S

Boundaries Building Flat

North Adj. Survey No. 257 (P) & 254 (P) Wig F
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{r Vostukolo Consultonts (l) Pvt. Ltd.

General

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

a) Date of inspection

b) Date of which the valuation is made 08.10.2024

List of documents produced for perusal:

l) Copy of Agreement for sale N0,7005/ 2024 Dated 90.08.2024 between M/s. Jaikumar Construction
Limited(The Developers) And Mr. Rahul Prabhakar Lad & Mrs. Sonal Raghunath Khedkar (Alias) Mrs. Sonal
Rahul Lad(The buyer).

ll) Copy of Commencement Certificate No.LND/ BP/ C1l 322t 2021 Dated 23.08.2021 issued by Nashik
[,luniclpal Corporation.

lll) Copy ofApproved Building Plan No.C2l579/202'1 Dated 01.,l1.2021 issued by Nashik Municipat Corporation.
lV) Copy of RERA Certificate No.P51600025620 Dated 01.07.2020 issued by Maharashtra Real Estate

Regulatory Authority,

4

Residential Flat No. 703, 7s Floor, Wing - G, "parksyde
Nest', Phase - l, Opp. To Rasbihari lnternational School,
Near Bali Mandir, Hanuman Nagar, Mumbai - Agra Road,
Village - Nashik, Taluka - Nashik, District - Nashik, Nashik,
PIN Code - 422 003 , State - Maharashtra, lndia.

Mr. Rahul Prabhakar Lad & l\,lrs. Sonal Raghunath Khedkar
(Alias) lVrs. Sonal Rahul Lad (Owner)

Mobile No. 7030288444

Joint Ownership

Details of ownership share is not available

Ir. Rahul Prabhakar Lad & Mrs. Sonal Raghunath
Khedkar (Alias) Mrs. Sonal Rahut Lad

Contact Person

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Residential Flat located on 7'h Floor. (2
BHK) The property is at 9 distance from Nashik Road
Railway Station.

At the time of inspection building was under
construction.

VASTUKALA

Since 1989

An ISO 9001 : 2015 Certilied Compony

1

2 07.10.2024

Name of the owner(s) and his / their address (es)
with Phone no. (details of share of each owner in
case of joint ownership)
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Stage of Construction

lf under construnction, extent of completion

RCC Footing/Foundation Complete RCC Plinth

Full Building Rcc Completed upto 1Oth floor

Total Lease Period & remaining period (if

leasehold)

6 Location of property

al Plot No. / Survey No New Survey No - 25612 lo 612+25612 lo 613+25612 lo
6/4+256/2 to 6/8(P)

b) Residential Flat No. 703

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

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan Accompanying

Comrnencement Certificate No. C2l579/2021

dated.o1.ll.2021 issued by Executive Engineer Town

Planning Nashik Municipal Corporation, Nashik

h) Whether genuineness or authenticity of appmved
map/ plan is verified

i) Any other comments by our empanelled valuers

on authentic of approved plan

No

1 Postal address of the property Residential Flat No. 703, 7'n Floor, Wing - G, "Parksyde
Nest", Phase - I, Opp. To Rasbihari lnternational School,
Near Bali Mandir, Hanuman Nagar, Mumbai - Agra Road,

Village - Nashik, Taluka - Nashik, District - Nashik, Nashik,
PIN Code - 422 003 , State - Maharashtra, lndia.

8 City / Town City - Nashik

Residential area Yes

Commercial area No

lndustnal area No

I Classilication of the area

i) High / Middle / Poor Middle Class

ii) Urban i Semi Urban / Rura Urban

'10 Coming under Corporation limit / Village

Panchayat / Municipality
Village - Nashik

Nashik Municipal Corporation

II
T

Vostukolo Consultonts (l) A/t. Ltd
An ISO 9001 : 2015 Certified Compony

Complete

Total 31% work completed

Door No.

VASTUKALA



11 Whether covered under any State / Central Govt.
enactments (e.9., Urban Land Ceiling Act) or
notified under agency areal scheduled area /
cantonment area

No

12 Boundaries of the property As per site As per Document

North Adj. Survey No. 257 (P) &

254 (P)

Adj. Survey No. 257 (P) &

254 (P)

South 24.00 Mtr. D.P Road 24.00 Mtr. D.P Road

East Adj. Survey No. 225 Adj. Survey No. 225

West Adj. Survey No. 2561 2loGl1
&6

Adj. Survey No. 256/ 2 to 6/1

&6

IJ Dimensions of the slte

As per the Deed As per Actuals

North Wig F Wig F

South Flat No. G-704 Flat No. G-704

East Marginal Space Marginal Space

West Duct & Flat No. G-702 Duct & Flat No. G-702

13.2 Latitude, Longitude & Coordinates of Flat 20"0'54.7'N 73"50'5.9'.E

14 Extent of the site

Carpel Area in Sq. Ft. = 795.00
(Area As Per Agreement for sale)

Buitt Up Area in Sq. Ft. = 874.50
(Carpet Area + 10%)

'15 Extent of the site considered for Valuation Carpet Area in Sq. Ft. = 795.00
( Area As Per Agreement for sale)

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

Building is under construction

APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C,T,S, NO,

Block No.

Ward No

Village - Nashik,

Nashik Municipal Corporation

Village / Municipality i Corporation

IrII

Valuation Report: B0B / RO Nashik / Mr. Rahul Prabhakar Lad (01 1669/2308S,t8)
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Vostukolo Consultonts (l) A/t. Ltd.

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

a building.

il



Valuation Report BOB /RO Nashik / [,{r. RahulPrabhakar Lad (01 1669/2308548)

Sance 1989

Page 6 of 27

@

{

Door No., Street or Road (Pin Code) Residential Flat No. 703, 7'h Floor, Wing - G, "Parksyde
Nest", Phase - I, Opp. To Rasbihari lnternational School,
Near Bali Mandir, Hanuman Nagar, Mumbai - Agra Road,
Village - Nashik, Taluka - Nashik, District - Nashik, Nashik,
PIN Code - 422 003 , State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction Building is under construction

5 Number of Floors Ground + 1 Podium + 16 Upper F|oors

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

7 Proposed 8 Flats on 7s Floor

8 Quality of Construction Buildrng is under mnshuction

I Appearance of the Building Building is under construction

Maintenance of the Building Building is under constructron

11 Facilities Available

Lift Proposed 2 Lifts

Protected Water Supply Proposed Municipal Water Supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Covered Parking

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

Residential Flal

I The floor in which the FIat is situated 7" Floor

2 Door No. of the Flat Residential Flat No. 703

3 Specifications of the Flat

Roof R. C. C. Slab

Flooring Proposed Vitrified tiles flooring

Doors Proposed Teak wood door frame with flush doors

Windows Proposed Powder coated aluminium sliding windows

Fittings Proposed Concealed plumbing with C.P. fittings. Concealed

wiring

Finishing Building Under Construction

4 House Tax

Assessment No

Tax paid in the name of Building is Under Construction

Vostukolo Consultonts (l) A/t. Ltd
VASTUKALA An ISO 900'l : 20l5 Certified Compony

Number of Dwelling units in the building

10.

ilt

Building is Under Construction
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Tax amount Building is Under Construction

( Electricity Service conneclion No. Building is Under Construction

Meter Card is in the name of Building is Under Construction

How is the maintenance of the Flat? Building is Under Construction

7 Sale Deed executed in the name of Mr. Rahul Prabhakar Lad & Mrc. Sonal Raghunath
Khedkar (Alias) Mrs. Sonal Rahul Lad

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

NA

I What is the plinth area of the Flat? Built Up Area in Sq, Ft. = 875.00
(Carpet Area + 10%)

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

11 What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 795.00
(Area As Per Agreement for sale)

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

IJ, ls it being used for Residential or Commercial
purpose?

Residential Purpose

14 ls it ownercccupied or let out? Building is under construction

15. I 11000/- afier completion

IV MARKETABILITY

1 How is the ma*etability? Good

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

Located in developing area

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

NA

v

1 After analyzing the comparable sale instances,
what is the composrte rate for a similar Flat with
same specifications in the adjoining locality? -
(Along with details / reference of at - least two
latest deals / transactions with respect to adjacent
properties in the areas)

{ 63571to t 7576/- per Sq. Ft. on Carpet Area
{ 5298/- to t 6314/- per Sq. Ft. on Built Up Area

2 Assuming it is a new construction, what is the
adopted basic composite rate of the Flat under
valuation after companng with the specifications
and other factors with the Flat under companson
(give details).

T 7,000/- per Sq. Ft.

3 Break - up for the rate

l. Building + Servjces { 2,000/- per Sq. Ft

ll. Land + others { 5,000/- per Sq. Ft.

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

{r

6.

10.

lf rented, what is the monthly rent?

Rate
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4 Guideline rate oblained from the Registra/s Office

for new property (an evidence thereof to be

enclosed)

t 34,8601 per Sq. M.

r.e. { J,zJYl- per bq. Ft

Guideline rate(an evidence thereof to be

enclosed)

N.A. Age of Property below 5 year

Registered Value(if available) Purchase Value - {5,201,312.00

Document No. - 7005/ 2024

Agreement Date - 3010812024

vt

a Depreciated building rate

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

Age of the building Building is under construction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive

penotic Maintenance & Skucture repairs.

Depreciation percentage assuming he salvage

value as '10%
N.A. Building is under conslruction

Depreciation Ratio of the building

b Total composite rate amved for Valuation

Depreciated building rate Vl (a)

Rate for Land & other V (3) ii { 5,000/- per Sq. Ft

Total Composite Rate t 7,000/- per Sq. Ft.

Remarks

No. Description Rate per unit ({) Estimated Value ({)

1 Present value of the Flat 795.00 Sq. Ft. 7,000.00 55,65,000.00

2 Wardrobes

Showcases

4 Kitchen anangements

5 Superfine finish

lnterior Decorations

7 Eleckicity deposits / electrical fittings, etc.

I Extra collapsible gates / grill works, etc

I Potential value, if any

10

An ISO 9001 : 2015 Certified Compony

Details of Valuation:

Vostukolo Consultonts (l) h/t. Ltd.

E

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

{ 2,0001 per Sq. Ft.

atv.

6

Others / Car Parking

VASTUKALA



Total value of the property After completion 55,65,000.00

Realizable value of the property 52,86,750.00

Distress value of the property

lnsurable value of the property (E74.S0 X 2,000.00) '17,49,000.00

28,32,506.00

Valuation Report: BOB i RO Nashik / Mr. Rahul prabhakar Lad (01 1669/2308548) Page I of 27

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 anived by us. We are of the opinion that the value arrive by us will prove to
be conect if an Auction of the subject property is canied out. As far as Market Value in lndex ll is concemed, it is not possible to
comment on same, may be government rates are fixed by sampling during same point of time in part and whereas, Market
values change every monlh.

ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various Market
praclices. As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of any
factors in market.

Method of Valuation / Aooroach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property. property
valuation in this method is done by comparing a property to other srmilar properties that have been recenly sold. Comparable
properties, also known as comparables, or comps, musl share certain features with the property in question. Some of these
include physical fealures such as square footage, number of rooms, condition, and age of the building; however, the most
important factor is no doubt the location of the property. Adjustments are usually needed to account for differences as no two
properties are exaclly the same. To make propel adjustments when mmparing properties, real estate appraisers must know the
differences between the comparable properties and how to value these differences. The sales comparison approach is
commonly used for Residential Flat, where there are typically many comparables available to analyze. As the property is a
Residential Flat, we have adopted Sale Comparison Approadr Method for the purpose of valuation .The price lor similar type of
property in the nearby vicinity is in the range of { 6357.00 to { 7576.00 per Sq. Ft. on Carpet Area / { 5298.00 to { 6314.00
per Sq. Ft. on BuiltUp Area. Considering the rate with attached report, current markel conditions , demand and supply position,
Flat size, location, upswing in real estale prices , sustained demand for Residential Flat, all round development of Residential
and Commercial application in lhe locality etc. We estimate {7,000.00 per Sq. Ft. on Carpet Area for valuation.

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

Saleability Good

{ 11000/-

Any Iikely income it may generate Rental lncome

@

{r Since 1989

VASTUKALA An ISO 9001 : 2015 Certilied Compony

44,52,000.00

Guideline value of the property (E24.50 X 3,239.00)

Likely rental values in future

Vostukolo Consultonts (l) Pvt. Ltd.
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Actual Site Photoqraphs
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Vafuation Reponr BOB / RO Nashik / Mr. Rahul Prabhakar Lad (0r 1669/23085r,18)

Route Map of the propertv

Note: Red Place mak shows the exacl location of the property

Lonoitude Latitude: 20"0'54.7"N 29.50'S.9"E

Note: The Blue line shows the route to site distance fiom nearest Raihuay station (Nashik Road - 9).
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Readv Reckoner Rate

Mufti.Storied buildinq with Lift
For residential premises / mmmercial unit / office on above floor in muttistoried building, the rate mentioned in $re ready

reckoner will be increased as under:

Percenta e Table

Since 1989

19

{r
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S. rr. ! ry0e O.yplopmant Agreemeot Taoanl OccupiGd Ottaa

Otrtflct latra vlllalorzcna ttana

3glZoia Ia0.

Olllca ShoO lnduairy

Stamp Duty Ready Reckoner Market Value Rate for Flat

lncrease by 5% on Flat Located on 7i Floor 1660

34,860,00 Sq. tt k. 3,239.00 Sq. Ft.

Stamp Duty Ready Rectoner Market value Rate for Land (B) 11200

The difference between land rate and building rate(A-B=C) 23,660.00

Percentage alter Depreciation as per table(D) 100%

Rate to be adopted after considering depreciation [B + (C X D)] 34,860.00 Sq. Mlr. 3,239.00 Sq. Ft.

Location of Flat / Commerclal Unit in the
building

Rale

a) On Ground to 4 Floors No increase for all floors from ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units located between 5 to 10 floors

c) 1 1 Floors to 20 Floors lncrease by 10% on units located between 11 to 20 froors

d) 21 Floors to 30 Floors lncrease by 15% on units located between 21 to 30 floors

e) 3'1 Floors and above lncrease by 20% on units located on 31 and above floors

Value in p€rcent after dspreciation

Cessed Building, Half or Semi-Pukka
Structure & Kaccha Struclure.

R.C.C Structure / other Pukka Structure

0 to 2 Years

Vostukolo Consultonts (l) h/t. Ltd.
VASTUKALA An ISO 9001 :2015 Certified ComPonY
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Stamp outy Ready Reckoner Market Value Rate (After
lncrease/Decrease) (A)

Completed Age of Building in Years

'100%100%
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Above2&uptoSYears 950/o 950/,

Above 5 Years After initial 5 year for eyetl leat 10/o

depreciation is to be considered. However
maximum deduclion available as por this shall

be 70% of Market Value rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However
maximum deduction available as per this shall

be 85% of Market Value rate

@

{
VASTUKALA An ISO 900 1 : 2015 Certified Compony

Vostukolo Consultonts (l) A/t. Ltd.
Since 1989
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Property Flat

Source

Carpet Built Up Saleable

Area 770.83 925.00 1,1 t0.00

Percentage 20Yo 200/o

Rate Per Sq. Ft. {6,357.00 {5,297.00 14,4'14.00

a=D E

EEI
a

I I

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



Property

Source magic bricks

Carpet Built Up Saleable

Area 741.67 890.00 1,068.00

20Yo 20%

Rate Per Sq. Ft. {7,011.00 <5,843.00 {4,869.00

GED

GtrD

GE

Valuatioh Report: BOB / RO Nashik / Mr Rahul PBbhakar Lad (01 1669/2308548) Page 16 of 27
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Price lndicators
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Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001 : 2015 Certified Compony

Flat

Floor

Percentage

r-------I

t
I

VASTUKALA



Property Flat

Source hft psJ/www.99acres.com/

Floo r

Carpet Built LJp Saleable

Area 660.00 792.00 950.40

Percentage 20Yo

17,576.00 t6,313.00 t5,261.00
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t55,65,000.00 (Rupees Fifty Five Lakh Sixty Five Thousand Only) after

completion of the property.The Realizable Value of the above property is t52,86,750.00 (Rupees Fifty Two Lakh Eighty

Six Thousand Seven Hundred Fifty Only). The Distress Value is {44,52,000.00 (Rupees Forty Four Lakh Fifty Two

Thousand Only). As per Site lnspection 31% Construction Work is Completed.

Place :Nashik

Date : 08.10.2024

For VASTUKALA CONSULTANTS (l) PVT. LID

Manoj
Chalikwar
Direcior

oiqll.ry ngned h'y M.noi <h.lik*.i
ON: GM.rcj Ch.Ikw.r, cvai$tlL
cdtulEnr! (l) hr. Ltd., ocMumb.t,
eiEdnor€!.nul,r..or9,.=Ll
One 2O2..1 0.08 l5otr I {5!O

Auth

Manoj Chalikwar

Govt. Reg. Valuer

Chadered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

Bank Of Baroda Empanelment No.: ZO :lrilZ:ADV:46:941

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

gn.

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

I (Rupees

only)

Date
Signature

(Name & Designation of the lnspecting fficial/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-cum-undertaking lrom the valuer (AnnexureJV) Attached

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

Since '1989

@

{r Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 900,l : 201 5 Certified Compony
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(Annexure.lV)

DEC LARATION.CU M.UN DERTAKING

I, lvlano.l Chalikwar do hereby solemnly affrrm 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 afrer the valuation
of assets was conducted by me.

c. The information furnished in my valuation report dated 08.10.2024 is true and correct to the best of my
knowledge and belief and I have made an impartial and true valuation ofthe property.

d. My engineer Sachin Raundal has personally inspected the property on 07j0.2024. The work is not sub -
mntracted to any other valuer and canied out by myself.

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

f. I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks
during my empanelment with you, I will inform you within 3 days of sudt depanelment.

g. I have not been removed / dismissed fom service / employment earlien.

h. I have not been convicted of any ofience and sentenced to a tem of imprisonment

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

j. I have not been dedared to be unsound mind

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

L l am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (43 of 1961)and time limit for
liling appeal before Commissioner of lncome-tax (Appeals) or lncometax Appellate Tribunal, as the case may
be has expired, or such penalty has been confirmed by lncom+.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
empanelment 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

@

{ Vostukolo Consultonts (l) Pvt. Ltd.
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r. l have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 20l l 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 lntemational 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 woilhiness 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 lhe system (i.e. LLMS /

LOS) only.

x. Further, I hereby provide the following information.

Since 1989

o
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Particulars Valuer comment

1 background information of the asset being
valued;

The property under consideration is purchased by Mr. Rahul Prabhakar
Lad & l\,lrs, Sonal Raghunath Khedkar (Alias) l\,trs. Sonal Rahul Lad
from l\,t/s. Jaikumar Construction Limited vide Agreement for sale dated
30.08.2024.

2 purpose of valuation and appointing authority As per the request from Bank Of Baroda, RO Nashik to assess Fair
Market Value value of the property for Banking Purpose purpose

3 identity of the valuer and any other experts
involved in the valuation;

Manoj Chalikwar - Regd. Valuer
Sachin Raundal - Valuation Engrneer
Binumon Moozhickal - Technical Manager
Rishidatt Yadav - Technical Officer

4 disclosure of valuer interest or conflict, if any;

5 date of appoinlment, valuation date and date
of report;

Date of Appointment - 08.'10.2024
Valuation Date - 08.10.2024

Date of Repon - 08.10.2024

6 Physical lnspection done on - 07.10.2024

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

Market Survey at the lime of site visit
Ready Reckoner rates / Circle rates
Online search for Registered Transactions

Online Price lndicators on real estate portals

Enquiries with Real estate mnsultants
Existing data of Valuation assignmenls canied out by us

8 Procedures adopted in carrying out the
valuation and valuation standards tollowed:

Sales Comparative Method

restnctions on use of the report, if any; This valuation is for the use of the party to whom it is addressed and
for no other purpose. No responsibility is accepted to any third party
who may use or rely on the whole or any part of this valuation. The
valuer has no pecuniary interest that would conflict with the proper
valuation of the property.

10 major factors that were laken into account
during the valuation;

current markel conditions, demand and supply position,
Residential Flat size, location, upswing in real estate prices, sustained
demand for Residential Flat, all round development of commercial and
Commercial application in the locality etc.

11 malor factors that were not taken ,nto account
during the valuation;

12 Caveats, limitations and disclaimers to the
extent they explain or elucidate the limitations

faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.

Attached

Vostukolo Consultonts (l)A/t. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony

No.

We have no interest, either direct or indirect, in the property valued.
Further to state that we do not have relation or any connection wilh
property owner / applicant directly or indirectly. Further to state that we
are an independent Valuer and in no way related to property owner /
applicant

inspections and/or investigations undertaken;

I
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Assumptions, Disclaimers,Limitations & Qualifications

Value Subjec't to Change

The subject appraisal exercise is based on prevailing market dynamics as on 8th October 2024 and does not take

into account any unforeseeable developments whidl muld impact the same in the future.

Our lnvestigations

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

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

considered appropriate or where we recommend as necessary prior to reliance. Nashik Brandt (VCIPL) is not liable for any loss

occasioned by a decision not to conduct further investigalions.

Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing

valuation advice because some mallers are not capable of accurate calculations or fall outside the smpe of our expertise, or

out instructions. The reliant party accepts that he valuation contains cerlain specifc assumptions and acknowledge and accept

the risk of that if any of the assumptions adopted in the valuation are incorec{, lhen his may have an efiect on the valuation.

Future Matters

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

eslimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not wanant that

such statements are accurate or conect.

ilap and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and assume no

responsibility in connection with sudl matters.

Site Details

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

property is Residential Flat, admeasuring 795.00 Sq. Ft. Carpet Area in the name of Mr. Rahul Prabhakar Lad & ltlrs.

Sonal Raghunath Khedkar (Alias) ilrs. Sonal Rahul Lad. . 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

Based on our discussion with the Client, we understand that the subject prope(y is owned by Mr. Rahul Prabhakar

Since 1989

t,

{ Vostukolo Consultonts (l)h/t. Ltd
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lnlormation Supplied by Ohers

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

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

information is believed to be reliable but VCIPL can accept no responsibility ifthis should prove not to be so.
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Lad & Mrs. Sonal Raghunath Khedkar (Allas) rs. Sonal Rahul Lad. For the purpose of this appraisal exercise, we have

assumed that the subject property has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made

no further enquiries with the relevant local authorities in this regard and does not certify the property as having a clear and

marketable title. Further, no legal advice regarding the title and ownership of the subject property has been obtained for the

purpose of this appraisal exercrse. lt has been assumed that the title deeds are clear and marketable.

Area

Based on the information provided by the Client's representative, we understand that the Residential Flat,

admeasuring 795.00 Sq. Ft. Carpet Area.

Condition & Repair

ln the absence oI any information to he mntrary, we have assumed hal here are no abnormal ground conditions,

nor archaeological remains present which might adveEely affect the cunent or fuUre ocdpation, development or value of the

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

materials or suspect techniques will be used in the construction of or subsequmt alteration or additions to the property and

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

parts and should not be taken as making an implied representation or stalement about such parts.

Valuation Methodology

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

and proposed Highest and Best Use model is used for analysing development potential.

The Direct Comparison Approach involves a comparison of the property being valued to similar properties ttrat have

actually been sold in arms - length kansactions or are offered for sale. This approach demonstrates what buyers have

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

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

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

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

to calculate the percentage increase / decrease in values since the date of the identified transactions. This percentage would

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

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

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

and VCIPL does not advise nor accept it as reliable. The person or entity 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

valuation.

Since 1989

o
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Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any existing or

proposed environmental law and any processes which are canied out on the property are regulated by environmental legislation

and are properly licensed by the appropriate authonties.

Vostukolo Consultonts (l) Pvt. Ltd.
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Not a Strudural Survey

We state that this is a valuation report and not a strucfi.rral survey

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

Legal

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

realization of the sale value of the subject property. VCIPL is not required to give testimony or to appear in court by reason 0f

this appraisal report, with reference to the property in question, unless anangement has been made thereot. Further, no legal

advice on any aspecls has been obtained for the purpose of this appraisal exercise.

Propeily specifi c assumptions

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

Residential Flat, admeasuring 795.00 Sq. Ft. Carpet A.aa,

ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERS

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

render our opinion as to the title, which is asumed to be good and marketable.

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

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

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

less valuable. No responsibility is assumed for such 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. 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 the conduct of his/its business, follow high standards of integrity and fairness in all his/its

dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and forthright in all professional relationships.

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

any facts or situations.

4. A valuer shall refrain from being involved in any action that would bring disrepute lo the profession.

5. A valuer shall keep public interest foremost while delivenng his services.

Professional Competence and Due Care

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

exercise independent professional iudgment.

7. A valuer shall carry out professional services in accordance with the relevant technical and professional standards

that may be specified from time to time.

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

based on up-tldate developments in practice, prevailing regulations / guidelines and techniques.

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

of care, except to the extent that the assumplions are based on statements of fact provided by ttre company or its

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

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

integrity, obiectivily and independence.

1l. A valuer shall clearly state to his client the services that he would be compelent to provide and the servrces for

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

anangement 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 made

without the presence of any bias, conflict of interest, mercion, or undue influence of any party, whether directly

connected to the valuation assignment or not.

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

terms of association to the company.

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

valuation independent of extemal inlluences.

15. A valuer shall wherever necessary disclose to the clients, 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 trme when he/it first becomes aware of the

possibility of his / its association with the valuation, and in accordance with the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation report becomes public,

whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching'or offering 'convenience valuations' in order to cater to a

company or client's needs.

'18. As an independent valuer, the valuer shall not charge success fee.

19. ln any faimess opinion or independent expert opinion submitted by a valuer, if here has been a pnor engagement

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

years.

Confidentiality

20. A valuer shall nol use or divulge to other clients orany olher party any confidential information about the subject

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

professional nght or duty to disclose.

lnformation Managemenl

21 . A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken, the reasons

for taking he decision, and the information and evidence in support of such decision. This shall be maintained so

as to suffciently enable a reasonable person to take a view on the appropriateness of his /its decisions and

actions.

22. A valuet shall appear, co-operale and be available for inspections and investigations canied out by the

authority, any person authorised by the authorily, the registered valuers organisation with which he/it is

registered or any ottrer statutory regulatory body.

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

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

24. A valuer while respecting the confidentiality of information acquired during the murse of performing professional

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

contract for a speciiic valuation, for production before a regulatory authority or for a peer review. ln the event of a

pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the case.

o

{r Since 1989

Vostukolo Consultonts (l)Ad. Ltd.
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Gifts and hospitality:

25 A valuer or his / lts relative shall not accept gifts or hospitality wtlich undermines or affects his independence as a

valuer.Explanation: For the purposes of this code the term ?elative' shall have the same meaning as delined in

clause (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 advantage to a public servant or any other
person wilh a view to obtain or retain work for himself / itself, or to obtain or retain an advantage in the conduct of
profession for himsetf / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a reasonable

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

28 A valuer shall not accept any fees or chalges otherthan those which are disclosed in a written contract with the
person to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote adequate time
to each of his/ its assignments.

30. A valuer shall not conduct business whjch in the opinion of the authority or the registered valuer organisation
discredits the profession.

Miscellaneous

3'1. A valuer shall refrain from undertaking to review $e work of another valuer of the same clienl except under
written orders from the bank or housing finance inslitrlions and with knowledge of the concemed valuer_

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

For VASTUKALA CONSULTANIS (t) PVL LTD
ff9n.ry ,gn.n by M.not lh.lkpil
O\...-ir..o (h.t,re,. _v.tui.t

ManOt Lhaltkwar co utu , niA.r. trd..1{uhbd
.DF.^o,enLr.L ,9, (_^

D.r.:202. r0 0t rsosJr +0r,10

Director Aulh tgn.

anoj Chalikwar

Govt. Reg, Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/o7 1201 8l 10366

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

Since 1989
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Approved Buildinq Plan
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Commencent Certificate

NASHIK MUNICIPAL CORPORATION

161.313p141/3:r/:o:1
DATE:'?1/oS /2021

SANCTION OF BUILDING PERMISSION
ANO

COMMENCEIITENT CERTIFICATE

:1). alrs J.lkumai Consttuction L.L.P Bhsgldail Sanslha Shrl. Abhllhok lilohanlal

Ch.uh.n E fl/3 Su.n ngrl Buidcon Through G.P.A.H lll,3 J.ilum.r
Construclion! Limitcd

( r'r. \r.t trloih Ursul & \!ru.l n!4. I mt1h Jo\hr. \rrhil

,S,rD .: S.ncllon ot 8{rldng Permaron E Cornlneocam€nl
S.No. 25612 to 612+256/2 lo 5/3+25612 to 6/4 +256,2 to 6/8(P) ol N.lhrk Shrwa'

Yosr Appliarllor t for B|/tldrtg patmqtion/ R"rl3cd Buildrig po.mlano^r E(a.rt|on of
Stru.turo Pia. D.d: Cl/8Prala lnrvatd ilo. 2t olno2l
Prcvirr3 Apr.orr€d 3{rldng P.rrnr.ron tlo.Lr{OrBlrBPrClfl Seaiatt
arrt:26rt2rimlt

Ed.: 'I

21

lcclion 45 A 69 ol to U.hra,itr. Roglo r.l .rd TorYl n.in'rB AEI loGO (M.n ol 1366)

to crry ol, dGvaloptnanl txo.trard hrikirlg Pamilglo.l undct lactoi 253 ol lha frlna.aii&a
Itun'cprl Corpo..t6n Acl (Acl No LIX o, ttat, to dld h(rldt! fo, BElbllhl PupolC .i per

plan drdy rmond€d rn --- .(bi.d !o ittc ro!o*ir[ coodiuotE

COilDtnOt{S (1 to 6e )

I Th. tad, vacarad in con$q(.fta of rilorcar'lrr{ ol tha !at'bad( n r qhtn to.m patl ol
PublE Sroet

2 No na* U{rl(lrE ot patr rglot $C ba occL4iad o. Clot\,!d lo bo occutrad oa p.{rflf.€d
to ba laad by .lr, p€rtdr ulli ocql'anc, paaft&o.r irtrdaa tac 2e3 a, tha Mah.rrstr.
Munrcr9llCo.Do6lE r Ad ia fuly gaantad

3 Tlrc co.nrEncemeil caftfi€to i Bu'ldtn0 pcnnllon lhtn lunarn vatd lo. a Ponod of
ona yaar coronxanq.tg lrdn dlt! d ta irtll3 & thcra$ar i $oll bacomr nvrftd
adqietEaLy unt6$ olharri$ llnlrtld h iirrtlld p€ood co.llruarion wo*
cg.trmarrrd afior arpry d padod loa sltlctl cootnBbtlnlrll aaaricac ia gratnad $ll be
trldad r! wqrrorEod davdoplnari E adirt a! !a p.g{trhnr hd do*n 

'nMah...rhtr. Regiond & lolxn Pbming A€1 ,966 a un&r M.lr.rr.txto iirricip€l
coaDordtoi Ad lgag r l bo take{i again'l tldl dctauha. $hicn $odd pba* be
cb.(ty tEfcd

4 Thrs po.m6!on aloas nol eillnE ycr$ !o daQr.rp lho land whlcl! doct nor'ro3l h yq,

5 Tha dat! ol commonc€nEd ol lhe coll3trtrcron irlofi lnguH bo idrnaiBd to lhr! ofice
WTHIN SEVEN OAYS

6 Plrn€sbo rlqurld ur<br tho prolrto't ol an, othar Acl. tor lh. tfita berE ln lo|c6 tn:n
tt obtt,lad lro.n tha co.rcarEd .ulno.ii.t barora co.nrnotctitlcnt oa trofi lvu undor
P,oflson ot Uorn Lcrd Ccrlng t R!0ddon Aat i urtda, rpgrortrdc !!dior[! d
Manarrthlra Land Rcvcnue Code lgGO l

7 Thc balcon€3 ottas t varandar srnuld rlo! bs andosad 3nd rnGrCed 'r{o 
d8}rt tg

ioom or roo.nr unlEt ttty Jo counLd nlo b.rrl uP ,!i d FSI qakuldlon aa gv.n on
thc bqld.E Fl5.t ll the brlconE!. .llaa ll vct.nddi aro @veod or mcr$d inlo
dprxm .oom lho conslruclion lhat ba ttartcd t! unadhodzad artd ,chon !hr{ be
latcn

8 At raasl FlvC t aes !ho.*t ba planlcd ,odr<l lho buldrE 
'n 

!i6 opan $pacr ol lhe dol
comtano.r qlnificalc snal not be e€6tad ft lr!6r a.! nol dtrnd m tnc dol ai ptoded
l,6er radirn 'tg or fie GcorvaJon o{ Trac Ac'l 1975

3 TIE &alna lhal !a lned oul t covar€d up p.oporly lo lhr 3altdaalro.r d Muo,qpel
Authootca o{ Narht Mlnlqpal Co.ooratbn ThG afiLeri lrori sgrlrc tant t chcn. btlh
ctc. 3hou6 !c ,aopcrt coorEcor, to llr,lqpal drao rn lhc n6orcrl uond, nvon levett
c, tE r{f,leflt gl he gremra! lhosu ba !!ch that thr rflluoot 06ta inlo lhc ttt'tqg.l
&.n by gr.vily wnh rot caanrng velcqly ln casc rl lhare b no Murlic&al dranage ghe

* 116 30 mglolr g.oi}3or lhon cnljGot outttt 6houu bo conaec{ad !o a roek prr

Tlr s{€ ot soe( 9l shouu b. p{oper, lo.ked oot on{h! ba36 ol lt.mb.r'ot tc.tGlrctds.
a Fgeon ho€ orctri lrrl s6,l llrould DQ conslnrctod in lho ctr{te oa th€ 6oer pr
La),on d 3iono bouldorE slorE nlotalt arld pabbl.! ahould bo ptopcrly lad

{
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Rera Certificate

to:
oo1 I

6Y

Mahareshrra Real Esrlte Regulatory Aufho.tty

rlor3Ttar}oN cEtfl FrcaTE oF FtoJEc?
?on .c.

lS+: .L'ts 61.11

'n,t, ,r!.ir,.!,or .t gr.nt.d undlr r.6io. 3 o. lhr Act to tlla broUrng Fqaaf utl(,ar 9.Ora<t ,.rllrtuori n!fib,
pSrcooot3t 20
qrr+ i Pl ir(SrOE ,rEAf Prl^rE . eb. D.xng t CrS / S.ne, r Far- tb, rt :An:, nO U, ,',rr tO Ut ,!an
tA ,a 25rn rO AS 2gi, tO Ae d ,r.d* O Co.,,.,t, ,i.r!r. ,rr.rrit attArr:

! J.llc..r Coa.ttrraiona ltd ll E lb rafd.rla oat a r D.rie, CE., bsit... .t Idrr X.dl Ad.rd
l,,,,/,l P, aZ,,C:,

: Tl". Gg,it'.aon ir t'rrtaa dtaq b h Ettg cor*.ll, ,r.rrdy... -hcrro.iat, rd aa.|tt .ii TrEr.<rt t, raa ntr 6G aoiaaai _ho no.\o!. ,r, d&/ia roC rrttli r oct.trp daai, n fawu. dll. tfho q ta a.-a&.! ot lt.
J .!3.,rtr caaa rq ba. olrr..trtltr.ri qa! oo:r.ur tr t rt hra g otLjl'E r,. Ld E &
iR.grfb.\ ..n o..trnfl (R.trr*. d R.a E ri. pl!l.i.. naer&r oa R- Er|l, arrlrt, R*.
ot rr.r.B{ trrc cLat(,ra dt rrrltac, hr6 2ot7.

,')'!Fdior.artrid.,6r'.trtrlrraclio,na.ltorta,aabatttaprrlaarnatEaal&erlbla
abr'.d n ! td|t.cuh b.,* to tr lra aorrt or.drlud'r ndlll.aad b L,- at ro.na q,9o

,6 !a' r.+ dauaa (Dl d Ja,na O o, !.o.t Cor fa d !a(hn a ltad rit! ,tt $
OF
rr* .r!! , ot tr. &noutl to ta r!.a..d hlrrnrna. tt ruidr bna r- am Fatsa, tlr na aor.ra..
Lo,n lnE to Er!. ahal b daocnad i|r a ratrda a@trd ro !a riaitaard. a adrrarl. Daar ro c,tra 0!a
40 ordlt|iraro,r rd taLd c rE !ll.I b r,aad a.tt b aai F a. alla0! a-iatai,,tcat rU. o,
nl. sqad I tata tlrn ti.dlttfi @, (, @aarri Cna rr#.
'ri Rrfrr!.arto tnd bc vfi f!. a rat d arrrrrErir t6rn,'rrl,A rld a.fte t.t ltnl,lt:t ut-.
,on.rrc by Dr rr$..raiia R.d Eda!. Srtabr, &eroGv h .caaiu$aa rllt ra(lb. 5 o( ,ra ad ,r- *,
n !6
! h. o.firl.,!' ,al a(rnla, r,itr ti rr$'sr oa ta Ad d ta n- rd rtfiraEB , al|r,r uItra
rht ltc Eo.d'. dt'L l na FqnC Srt a tD,tr ta carla5i irotr

3 I O. rloea r:.r*..r.a corala ,,tdt-.d!'rl.r.Ew.iaAnc,tnlterrE sty6n .g..atl.
!,oiqr.. nd|,&!e .r.,!tht dr. ..9i.'*. fi..fr, t.lrh .. ,ar 0ra ld ji, tL rtb 5d ,arfJb6,rr 6rlt. ,r .o

!
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