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Vastu/NashiUl 1 /2024/01 2405/2309077

15/23-162-CHBS

Oate:15.11.2024

1. VALUATIO N OPINION REPORT
This is to certify that the property bearing Residential Land and House on Plot No.20, Ground

Floor,Neighborhood Chaitra, Sector C-1, Opposite Shree Gopinath Munde Garden , Hedgewar Nagar,

Village - CIDCO, Taluka - Nashik, District - Nashik, Pin Code - 422 008, State - Maharashtra, Country -
lndia belongs Smt.Abeda Kadar Shaikh & other Three Name of Proposed Purchaser: Javed Alhibaksh

Ghaudhari & Afrin Javed Chaudhari.

Boundaries of the property

North

South

East

West

9.00-Meter-Wide Road

Wall & Nala
Plot N0.19

Wall & Nala

Auth. Sign.

Considering various parameters recorded, existing econmric scenado, and the information that is available with

reference to the development of neighbortrood and me&od solected for valuation, we arc of the opinion that,

the property premises can be assessed and Fair Ma*et Value for his particular purpose at is t 32,10,239.00

(Rupees lhirty-Two Lakh Ten Thousand Two Hundrcd lhirty.t{ine Onty).

The valuation of the property is based on he dmrnenb produced by the clncem. Legal aspects have not

been taken into cmsiderations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULIANIS (l) PW. LTD.

Manoi 3i?lHY*T"f.';,H?li:Hil,", c-ruhinr, (t;pvt Lrd- a=Muhbar,Chalikwar il*fiffiil#i,"i:,:#
Direclor
Manol B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-I-F-'I763
Reg. No. lBBl/RV/07 120181 10366
BOB Empanelment No.: ZO:MZ:ADV:46:941
Encl: Valuation Report
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Valuation Report : BOB/ Regional Oflice i Javed Alhibaksh Chaudhari (012405 /2309077) Page 3 of 25

Vastukala Consultants (l) h/t' Ltd'

81-001, U/B Floor, Boomerang, Chandivali Farm Road, iowai, Andheri (East), Mumbai -400 072

To,

Tha Branch llianager,

Bank of Baroda

Reoional Office
lst,ti Buitding, Datta Mandir Road, Nashik Road,

',lashik, PIN --422 101, State - Maharashtra' Country - lndia'

ON REPO RT (IN RESP ECT OF LANDAN DBUILDI NG)2. VALUATI

General
As per the request from Ban

Regional ffice Branch to ass

k of Baroda, Mumbai Naka

ess Fair market value of the

for bank

Purpose for which the valuation is made

25.10.2024a Date of in n2
15.11.2024I adem0n Suatich vathe In0 whDateb

uced forList of documents I3

2

3

4

Afrin

vid

andThreee0th&Shaikh (theKadaraSmt.AbedBetweenmentzedNotariof Agreecopy
avedJ Chaudhari Proposed&hAI ChaudhariibakshavedJ

edISSU3Dated2l 25 022ttN ND/BL P/BVide 0Leterrtificatenme cementComof0C vp
itedLimMof aharashtraennd Copomlionustnal DevelopmCityby

41 issued2. 024 Datedn85 30 CityViden No.BP(NTYNSI(ADM/20Certiflcate0ccuofCo pa cypv
shtra LimitedMahao{lo entmDevendustrial Corporationp

52 12022IB2IBPNo t1eLettertrficateCeCornmencementPlanBuildof ingApprovedcopy
kNashMuNashik nicipal Corporation1

t{ame of Owner:

SnrtAbeda Kadar Shaikh & other Three

Address:
nesiOentiat Land and House on Plot N0.20, Ground Floor,

NeQhborhood Chaitra, Sector C-1, Opposite Shree Gopinath

Munde Garden, Hedgewar Nagar, Village - CIDCO' Taluka

- Nashik, District - Nashik, Pin Code - 422 008' State -

Maharashtra, Country - lndia.

Javed Alhibaksh Chaudhari (Propo
Contact Person:

sed Purchaser)

Mb. No.: +91 9325265131.

Name of Prooosed Purchaser:

Javed Alhibaksh Chaudhari &

Afrin Javed Chaudhari

Name of the owne(s) an

address (es) with Phone no. (details d
share of each owner in case of iitt
ownership)

d his / their4

5 Brief descri n of the ludi Leasehold i freehold etc.

@

{r Since 1989

Vostukolo Consultonts (l) Pvt' Ltd.

VASTUKALA An ISO 9OO1 : 201 5 Certified Compony

,1

1
Seller)

Purchaser)
1 .03.2022

1 by

issued.03.2022Dated.3



Valuation Reporl : BOB/ Regional Offce / Javed Aihibaksh Chaudhari {012405 /2309077) Page 4 of 25

Since '1989

{

The property is located in a developing Residential area having good infrastructure, well connected by road
and train. The immovable property comprises of Leasehold Residentral land and structures thereof, lt is

located at about 12.2 km. travelling distance from Nashik Road Railway Station.

The plot under valuation is Leasehold residential plot. As per Notarized Agreement Plot area is 58.52 Sq.

M., which is considered for valuation.

Description

RCC Framed Structure

Ground Floor - Hall, Kitchen, Toilet, Passage, Staircase.

As per Notarized Agreement Built Up area is 25.'16 Sq. M., which is considered for valuation.

Floors Area (Sq. M.)

Ground Floor 25.16

Total Built up area 25.16

Structure:

As per site inspection structure are as under:

Plot

5a Total Lease Period & remaining period (if

leasehold)

N.A., the land is Leasehold

6 Location of
a Chaitra, Sector C-1

Residential Land and House on Plot No.20

vit -ctDco
d Ward / Taluka Taluka - Nashik

e Mandal / District District - Nashik

7 Residential Land and House on Plot No.20, Ground

Floor,Neighborhood Chaitra, Sector C-1, Opposite Shree

Gopinath Munde Garden , Hedgewar Nagar , Village -
C|DC0, Taluka - Nashik, District - Nashik, Pin Code - 422

008, State - Maharashtra, Country - lndia

/ TownC Villa - Cidm
Residential area Yes
Commercial area No

lndustrial area No
o Classification of the area

I Hi h/l\.4iddle/Poor Middle Class
lt Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village
Panchayat / Municipality

Village - Cidm
City lndustrial Development Corporation of Maharashka
Limited.

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

arealCeilin or notified under

No

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 90O l : 2015 Certified Compony

Plot No. / Survey No.

b) Door No.

c) C.T.S. No. / Villaqe

Postal address of the property

8.



scheduled area i cantonment area
N,Aln Case it

conversion

is Agricultural land, any

to house site Plots is

conte ated

12

BA
DocumentAsr ActualAs

13 Dimensions / Boundanes of the property

9.00-MeterWide Road9.00-Meter-Wide RoadNorth
Wall & NalaWall & NalaSouth
Plot N0.19Plot N0.19East

Wall & NalaWall & NalaWest
ts%g't r.z"ti zs'+s'ta.z"r13.2 Latitude, Longitude & Co-ordinates of

site

the

14. Extent of the site Plot Area = 58.52 Sq. M.

(As per Notarized Agreement)

Structure Area = As table Attached

15. Extent of the sile considered for Valu

(least of 13A& 138)

ation

Seller 0ccupiedto Whether occupied by the owner / tenant?

occupied by tenant since how long? Rent

received per month.

tf

il Cuemcrensrtcs oF THE slrE
GoodClassification of1

nDeveDevelo ment of surroundin areas2
Noof frequent flooding/ sub-Possibility

All available near by4 Feasibility to the Civic amenities like

School Ho tal Bus Market etc.
Plain5 ical conditionsLevel of land with to ta

of land6
For Residential7 of use to which il can be Ut

Residential8 e restnctionU

N.A.I annlot in lown ut?ls
lntermittentComer ot or intermittent ot?10
Yes

1 
'1, Road facilities

B.T. RoadT of road available at resenttz.
Below 15 FtWidth of road - is it below 20 ft. or more

than 20 ft.
13

No14. ls it a Land - Locked land?
LineConnected to Munici al SuWater ntia15.

TankConnected toround sewe eUnde
Yes17. is available in the sitels Power su
Located in d area

Advan18.

Special remarks, if anY

acquisition of land for publics service

purposes, road widening or applicability ol

CRZ provisions etc. (Distance from sea-

cost / tidal level must be i

like threat of19

aluation of land
Plot Area = 58.52 Sq. M.

mNotarized
Size of plot

North & South

valuation ReDort : BOB/ Regional ofiice / Javed Alhibaksh chaudhari (012405 /2309077) Page 5 of 25

No

{
Since 1989

@

Vostukolo Consultonts (l) P\rt. Ltd'

VASTUKALA An ISO gOOl : 20l5 Certified Compony

3.

to.

of he site

Part - A
1



Valuation Report : B0B/ RegionalOffice / Javed Alhibaksh Chaudhari {012405 i2309077) Page 6 of 25

Specifications of construction r-wise) in respect of

Since '1989

o

fr

East & West
2 Total extent of the plot As per valuation table
3 Prevailing market rate (Along With details

/ reference of at least two latest deals /
transactions with respect to adjacent
properties in the areas)

4 Guideline rate obtained from the
Registra/s ffice

t 5,900.00 per Sq. M

ln case of variation of 20% or more in the
valuation proposed by the valuer and the
Guideline value provided in the State
Govt. notifcation or lncome Tax Gazette
justification on variation has to be given.

It is a foregone conclusion that market value is always more
than RR prices. As the RR rates are fixed by respective
state govemments for computing stamp duty / regn. Fees.
Thus, the rates differ from place to place and location.
Amenities per se as evident from the fact that even RR rates
decided by Govt. differ.

Assessed / adopted rate of valuation t 47,000.00 per Sq. M.

6 Estimated value of land ( 27,50,440.00

Part - B (Valuation of Building)
1 Technical details of the building

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

Residential

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

As per Brief Description

c) Year of construclion 2014 (As per Occupancy Certificate)
d) Age of the building 10 Years
e) Life of the building estimated 50 Years (Subject to proper, preventive periodic

maintenance & structural repairs.)
f) Number of floors and height of each

floor including basement, if any
As per Brief Description

g) Plinth area floorwise As per valuation table
h) Condition of the building

i) Exterior - Excellent, Good, Normal,
Poor

Good

ii) lnterior - Excellent, Good, Normal, Poor Good
i) Date of issue and validity of layout of

approved map
Copy of Approved Building Plan Commencement Certillcate
Letter Vide No.BzlBP I 1251 I 2022 Dated.31.03.2022 issued
Nashik Municipal Corporation, Nashik..

Nashik Municipal Corporation, Nashik

i) Approved map / plan issuing authority
k) Whether genuineness or authenticity

of 4lproved map / plan is verified
l) Any other comments by our

empanelled valuers on authentic of
a lan

No

Sr.
No.

1 Foundation Brief DescriAS on
Basement No

,1

4

5

Joi nery / Doors & Windows (Please fumish
details about size of frames , shutters,

Teak wood door frame with flush doors, l\.4S Grill windows,
Open plumbing & Open Casing Capping Electrical wiring.

Vostukolo Consultonts (l) pvt. Ltd
VASTUKALA n ISO 9001 : 2015 Certified Compony

t 40,000.00 to t 50,000.00 per Sq. lril.

Description

Superstructure



6, glazing, fitting etc ipecify the sPecies

of trmber

and

7 oaC Framed Structure
RCC WorksI

Cement Pl
PlasterinI

Vilrified Tiles Floorin
Floori dadoski'10.

li'larble
Special linish as marble, granite, wooden

eli etc
11.

12.
Brief Descnroof courseincl13. eSalConnected to M uni

Drain14.
Com ound Wall

Len

Not Applicable

of constructionT

Electri cal installationlo.
Etectrical wiriCasin

of wiriT
Ordinaor/Class of littin S

Provided as
Number of li nts

ftovided as
Fan nts

Provided asintsS ate
Provided as

An other item

Plumbin installation17
Provided as

a theirandclosetswaterofNo
Provided as irement

No. of wash basinsb
Provided as

No. of urinalsc
Provided asNo. of bath tubsd

uirementProvrded as
Water m etc.

irementProvided as
An other lixtures

Valuation Report : BoB/ Regional Ofiic€ / Javed Alhibaksh Chaudhari (012405 /230907) Page 7 of 25

ls Valu

Sinco '1989

@

{

Items

t!g_,_r
Area ln
sq.M.

Year
of

Const.

Total Life
of

Structure

Fult Fate

Depreciated
Rate to be

considered

Depreciated
Value to be

considered

Ground Floor 25.16 2014 60 21,500.m 10 18,275.00 4,59,799.00 5,40,940.00

TOTAL 4,59,799.00 5, 00

Amount in {
sItemcPart (Extrq

structionCont ofSn th Coeddlnclu
Portrco1

Orna mental front door2
Ifl lssteelwithahI erand0it utS

nta kwaterd0verhea
Extra steel / colla ble ates5

Total Amount in {
Part - D Amenities

ctionConstrun otCostdedcluln
WardrobesI
Glazed tiles2

btubathks andsrnExtra
lesticeramicearblM4

lnterior decorations5
workselevationralilectuArch6

Tostukolo Consultonts (l) Pvt. Ltd

VASTUKALA
An ISO 9O0l : 20'15 Certified ComPonY

15.

Age
0f

Build.

Value / Full
lhfrte

3.

4.

the

3.



7 Paneling works

8. Aluminum works
I

10. False ceiling

Total
Part - E (Miscellaneous) Amount in (

1 Separate torlet room lncluded in the Cost of Construction
2 Separate lumber room

3 Separate water tank / sump
4 Trees, gardening

Total
Part - F Services) Amount in (

1 Water supply anangements lncluded in the Cost of Construction
2 Drainage anangements
3 Compound wall

4 {.8. deposits, fittings elc.

5. Pavement

Total

Valualion Report : B0g/ Regional Oflic€ / Javed Alhibaksh Chaudhari (012405 /2309077) Page 8 of 25

ue

3.
Land

Building

Exfa ltems

Amenities
Miscellaneous

Services
Total

TOTAL CT OF THE ENTIRE PROPERTY
Part - A
Part - B
Part - C

Part - D

Part - E

Pad-F

t 27,50,'140.00

t 4,59,799.00

t 32,r0,239.00

< 28,89,215.00

t 25,68,191.00

t 8,05,067.00

< 3,90,829.00

< 32,10,239.00

Fair iilarftet Value

Realizabh Valuo
Distress Value

Value as per Circle Rate

lnsurable value (Full Replacement Cost - Subsoil
Structure cost (15%)

Remar*.:
1) For the of valuation, we have considered the Land and sttucture area as Der No Aqreenent

Particu la rs Area in Sq. M. Rate in t Value in t
58.52 5,900.00 3,45,268.00

Structure As per valuation table 4,59,799.00
Total 8,05,067.00

@

fr Since 1989

VASTUKALA An ISO 9001 : 2015 Certified Compony

Aluminum handrails

Land

Vostukolo Consultonts (t) pvt. Ltd.



The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the

oo;emment rate value in this case'is less than the market value anived by us. We are of the opinion that the value anive by

i;;iii';;;;; il;;;;eair an nucrion ottt e subject property is canied oui. As far as Market Value in lndex ll is concemed, it

is not possible to comment on same, may be gore.rent tit , are fixed by sampling during same point of time in part and

whereas, Market values change every month.

ln most of the cases the aci=ual deil amount or Transaction value is not reflected in lndex ll because of various Market

practices. As Valuer, we always try to give a value which is mnect rellection of actual transaction value inespective of any

factors in market.

Valuation Report : BOB/ Regional Oflice / Javed Alhibaksh Chaudhari (012405 /230907) Page I of 25

Justifica tion for orice / rate

Method of Valuation / ADDroach

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

the replacement cost of the building (construction costs) minus the physical and functional depreciation. This approad is

most mmmonly used for real estate properties that are not easily sold like schools, hospitals, governmenl buildings and

i) Saleability Good

ii) Likely rental values in future in and

iir) Any likely inmme it may generate

Since '1989

above type of property.

i..o-.61i*ri l. esiimated using the Sales comparison Approadr by studyrng recent sales of land close to the subjed

property, and these sales should be comparable in size and locetion wih sublecl property'

There are different ways to estimate replacement 6ts, the most common being finding out the cost to build a square foot of

comparable properties multiplied by the total squarc fmlage of tre buiHing. The cost appmach is commonly used for

Residential Bungalow, Residential Building and propefii€s menlbned abo\ie'

As the property is an Residential land and building tlureof, ue have ado$ed Cost approactr / Land and Building Method for

the purpose oi valuation. The Price for similar type of prcpelty in the neaby vicinity is in the range of { 40,000'00 to

t 50,000.00 per Sq. M. for land and Structure thercof Comllering he rate with attached report, cunent market conditions'

demand and supply position, Land size, location, suslaiEd demand br Residential building / Plot, all round development of

commercial and Residential application in the locality etc.

we estimate t 47,000.00 per sq. M. for Land wih aplogrbte cos of construction for valuation.

{r Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An lso 900t : 2015 Certified ComPonY
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4. ACTUAL SITE PHOTOGRAPHS
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Since 1989

An ISO 9001 : 2015 Ceriified Compony
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Valuation Reporl : BOBi Regional Office / Javed Alhibaksh Chaudhari (012405 /23090n) Page 11 of 25

ROUTE MAP OF THE PROPERTY
Slto u/r

de 19"59'1'l 73'45',1 8.7"E

Note: The Blue line shows the route to site forn nearest Railway Station (Nashik - 12.2 Km)

Since 1989{r

H
c

a

o
E

o

:l \ \I
E

0
oil

Nashik
qrf-rf6

Vostukolo Consultonts (l) Rrt. Ltd

VASTUKALA An ISO 9001 : 201 5 Certified Compony
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5. READY RECKONER RATE

@

{
Since '1989

I

of

Annual Statement of Rates Ver. 2.0
( qrqr{qil({qf6'.xqs z.o I

Yt- 2024-..0:5 Lrnry e.o,!n

S.Ld.d Dstsld N.dra(

S.bdT.tr. Nashrk

S.4., va.e. ItauF tlashrk N0 1 Chaitra S€clor (Nashr

S.rcn 6y

S{ryrd&
1 37 1- F+.1F +:r {q-*.ffiiF-::-Tr r 3el n-

riE?F-

r 37 2 - f'!fi ttT tffi irr(Tl Tqftr {pr
: 37 3,.{i?.i ,.q t e'r J+e? a=rr ;er

1 37 a - Firrt$iTtir*t-rallTrGr.ttrl{r{E r
1 37 5 - t!+B:,rr- l-r+",i #irl.rq-

84oo 285m 323m 36G20 o ir {zr

se]lt&
gl.vgAlo

6S0

5900

5m
5800

27tm
27870

zfla
2n*

3rruo3ato 0

31750 3.[830 0

3tE0 3/E 0

31620 34680 0

rt ftr(
+r +.{
rl. +rr
tf {r.I

geGg

VASTUKALA An ISO 900 'I :20]5 Certified Compony

HonE Valu.l@n 6ui.relin.s l-U!!!-!E!!d

S.ad rcfrrir aftr $n niffi

Vostukolo Consultonts (t) pvt. Ltd.



Valuation Report : BOB/ Regional Office / Javed Alhibaksh Chaudhari (012405 /2309077) Page 13 ol 25

5.PRlcE INDI RS

Since 1989

@

{

E
laa.o L

Residential Plot

{1.4O Cr

@ )

5=

Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA An ISO 9o01 :2015 certified ComPonY
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Notarized Aqreement

r.rnirg{rrdd
w ucd.rrrr q\rdl.

t+aetgrQ€ ruov ic{

3 gR:t.\a?r.11{,1 rCgl

4 i. cr rtr\r sr
r. ac{trnrk{H

U : tu (. dr-E6ttn,
H tt*O*ccqrrq
i 81i. uo,."r i ergd 1\oL
ql q.eeoroqslsl
dt&s.*a r..mdnfis':C*a
rlfrq&,ErqR.
sag. qdtra.qo

VASTUKALA

Since '1989

An ISO 900 1 : 20]5 Certified Compony

Vostukolo Consultonts (t) A/t. Ltd.



Valuation Reporl: BOB/ Regional Oflice / Javed Alhibaksh Chaudhari (012405 i2309077) Page 15 of25
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ASaresultofmyappraisalandanalysis,itismyconsideredopinionthattheFairMarketValueforthis

particulars above property in the prevailing condition with aforesaid specification is I 32,10,239'00 (Rupees

ThirtyTwoLakhTenThousandTwoHundredThirtyNineonly).TheRealizableValue<28,89,215.00

(RupeesTwentyEightLakhEightyNineThousandTwoHundredFifteenonly)andtheDistressvalue

t 25,68,191.00 (Rupees Twenty Five Lakh Sixty Eight Thousand One Hundred Nine$ One Only)'

Place: Nashik

Date: 15.1 1 .2024

For VASIUKALA CONSULIANTS (l) PW' LTD'

Manoj
Chalikwar
Director
Itlanoi B. Chalikwar
Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

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

BO-B Empanelment No.: ZO:MZ:ADV

Oiqita y ngned bY Manol Chalikw.r

DN: Gn=Manoj Chalkwar' Evattut L
Conrult nts (l) FM. Ltd., ou=Mumbai,

.rn.[=runoj€,!?nukal.-or9, (=lN

Odt€ 2024.11.15 17 55109 +05'30

Auth, Sign.

:46:941

0n

Theundersignedhasinspectedthepf0peilyddail€dintheValuatimReportdated

We are satisfied that the l* ard reasonable market value of the property is

(Rupees

only).

Date
Signature

(Name & Designation of the lnspecting

ofiicial/s)

Countersigned
(BRANCH I/ANAGER)

Since 1989

{
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Enclosures
Attached(A exure-nnervaluthetn fromrtakndem-u saration-cuclDe
Attached(Annexurevafor luerud ctc0no{codeelMod
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(Annexure - l)

7. DECLARATION FROM VALUERS

The information furnished in my valuation report dated 15.11.2024 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

I have no direct or indirect interest in the property valued;

li my authorized representative has personally inspected the property on
25J02024. The work is not sub - conhacted to any other valuer and carried out
by myself.

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

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

lhave read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 ol he IBA and this repoil is in conformity to the
'Standards" enshrined for valuation in the Part - B ofthe above handbook to the
best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report
submitted to the Bank for the Espective asset class is in conformity lo the
'Standards' as enshrined for valualion in the IVS in "General Standards" and
'Asset Standards' as appli€ble.

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

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

Further, I hereby provide the following information.

Since 1989

b.

c.

d

h

k.

o

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

I, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that:
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Since 1989{r

Valuer commentParticulars
The property under

Javed Alhibaksh C

tion is being Purchased bY

& Afrin Javed Chaudhari

from Smt.Abeda Kadar Shaikh & Other Three as per

considera
haudhan

entNotarized

Background information

asset being valued;

banki

Officek Ban of roda,BaestU fromthe reeAS qp
of thevalum rketa propertyFschn ASSCStoraB

Purpose of valuation and appointing

authority
2

Manoj B. Chali

SanJay Phadol

Swapnil Wagh

kwar - Regd. Valuer
- Regional Technical Manager
- Valuation Engineer

Binu Surendran - Technical Manager

Chintamani Chaudh ari - Technical Offlcer

ldentity of the Valuer and anY ot

experts involved in the valuation;
her3

We have no interest, either direct or

valued. Further to state that we do not have relation or any
indirect, in the Property

0rder rectly0wnwith applicantectin oncon property
den nn ndWC aa reatthstatetoer epeUF rthctlnd v

icant0wner atorelatedn0tnueal and

Disdosure of Valuer

conflict, if anY;

interest or4

Date of Appoinlment - 25.10.2024

Date of rt. - 15.11.2024

Date of appointment, valu

and date of report;

ation date5

Physical lnspection done on date 25 10.2024and/or investigationslnspections
undertaken

6

Market Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Price lndicators on real estate portals

Enouiries with Real estate consultants

Existing data of Valuation asslgnments canied out by

US

1 Nature and sources
information used or relied uPon;

of the

Cost Approach (For building con

Congarative Sales Method (For
struction)
Land component)

Protedures adoPted in carry

the valuation and

standards followed;

ing

This valuation is for the use of

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

peorniary interest that would conflict with the proper

valualion of the

the party to whom it is
Restrictions on use of the report,

any;
I

Current market conditions, deman

Residential land size, location, sustained demand for Residential

land, all round development of commercial and Residential

d and supply Position,

application in the locality etc

[,4ajor factors that were

account during the valuation;
taken10.

NilMajor factors that were not taken i

account durin the valuation
11

AttachedCaveats, limitations and

to the extent theY exPlain or

elucidate the limitations faced by

valuer, which shall not be for the

purpose of limiting his responsibility

disclaimers

for the valuation re ort.

12

Vostukolo Consultonts (l) R/t. Ltd

VASTUKALA An ISO 90Ol : 2Ol5 cerlified compony

@

of theI

Regional
for

Valuation Dale - 15.11 .2024

8,
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8. ASSUMPTION s DISCLA!MERS, LIMITAT ONs& UAIIFICATIONSI

Value Subiect to Change
The sub,iect appraisal exercise is based on prevailing market dynamics as on 1$h November 2024

and does not take into acmunt 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 subiect property. Where in

our repon we identiry certain limitations to our investigations, this rs to enable the reliant party to instruct further
investtgations where mnsidered appropriate or where we remmmend as necessary pdor to reliance. Vastukala
Consultants lndia fut. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investrgations

Assumptions
Assumptions are a necessary part of unddrtaking valuations. VCIPL adopts assumptions for the

purpose of providing valuation advise because some matters are not capable of accurate calculations or fall
outside the scope of our expertise, or out instructions. The reliant pafiy accepb that he valualion contains
certain speciflc assumptions and acknowledge and accept the risk of trat if any of the assumptions adopted in
the valuation are inconect, then this may have an effect on he valuation.

Future atters
To the e(ent that the valuation includes any staternent as to a future matter, that statement is

provided as an estimate and/or opinion based m fE informaton loown to VCIPL at the date of this document.
VCIPL does not warant hat such statements are acolrate or corect.

Map and Plans
Any sketch, plan or map in this report is included to assist the reader while visualizing the property and

assume no responsibility in connection with such matters.

Site Details
Based on inputs received from Clients representative and sile visit conducted, we understand thal the

sub,ect property is cunenlly a contiguous and non-agdcultural land parcel admeasuring 58.52 Sq. IT. and

ltructures lhereof. The property is owned by smt.Abeda tkdar shalkh & oher Three. Name of proposed
Purchaser: Javed Alhibaksh Chaudhari & Afrin Javed Chaudhari
Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the
date of the appraisal.

lnformation Supplied by Otherc
The appraisal is based on he information provided by the dient. The same has been assumed to be

clnect and has been used for appraisal exercise. Wure it is stated in the report that another party has
supplied information to VCIPL, this infomation is believed to be reliable but VCIPL can accept no responsibility
if this should prove not to be so.

Propedy Title
Based on our discussion with the Client, we understand that the propedy is owned Smt.Abeda Kadar

Shaikh & oher Three. Name of Proposed Purchaser: Javed Alhibai(sh' chaudhari E Afiin Javed
Chaudhari. 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 furher enquiries with the
relevant local authorities in this regard and does not certiry the property as having a clear and marketable tjfle.

fr Since 1989

Vostukolo Consultonts (t)pW. Ltd.
VASTUKALA An ISO 900.l : 20't5 Certified Compony
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Further, no legal advice regarding the title and owneBhip of the subject property has been obtained for the

pufioii oitt'ir-+oraisal ex[rcise]lt has been assumed that the title deeds are dear and marketable'

Environmental Conditions
Wehaveassumedthatthesubjectpropertyisnotcontaminatedandisnotadverselyaffectedbyany

existing oiproposeO environmental taw ind iny processes wltich are canied out on the property are regulated

by envlronmental legislation and are propedy licensed by the appropdate authorities,

Town Planning'- iil p-ermissible land use, zoning, achievable FSl, area statement adopted for pupose of this

valuation is based on the information provld-ed by the Clients representative and the same has been adopted

ioi tti. r.rraion purpose. VCIPL has assumei the same to be conect and permissible. VCIPL has not

validated the same from any authority'

Area
Based on the documents, we understand hat the subject property is contiguous and non-agricultural

land parcel admeasuring 58.52 Sq. M. and slructure trereof'

Condition & RePair-- - -in 
irr. absence of any infomation to he mntrary, \,ve have assumed that there are no abnormal

grornO .ond1ions, nor archaeological remains present which might advenely affecl the curent or future

ictupation, development or value 
-of 

ttre property. the property_ is free frorn rat, infestation, structural or latent

O.i.it'. tlo rrt entiy known deleterious or'haz;rdous maledals or susp€ct techniques will be used in the

ionstruction of or subsequent alteration or additions to tE Foperty and 6glnmenb made in $e property details

Oo noipurport ro expresi an opinion about, or advise tpon,.tre condition of uninspected parts and should not

be taken as making an implied representation or statement about such parts

Valuation liethodologY'----' 
ioi tt,r purp6ie ot this valuation exercise, he valuation methodology used is Direct Comparison

Approach ftftinoO'*l p.po.ed Highest and Best Use rnodel is used for analysing development potential'

The Direct Comparison Approach invdves a comparison of the property being valued to similar

properties that have actually been sold in arms - lengor Fansactions or are offered for sale. This approach

d#onstrates what buyers have historically been wi[rq to pay (and sellers willing to accept) for similar

;6;'1i;r t;;. ;ten a;d competitive market and is patillaly useful in estimatrng the value of the land and

properties that are typically lraded on a unit basis.

ln case of inadequate recent transaction adivity in the subiect micro-market, the appraiser would

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

tf,.irUi.J mrcremarket in order to calculate the percentage increase / decrease in values since the date of

it . iOrritin.O f.r.rctions. This percentage would then be adopted to proiect the cunent value of tte same.

Where reliance has been plaied upon extemal sources of information in applying the valuation

mettroOotfuies, untess otheruise specifically instructed by Client and/or stated in the valuation, VCIPL has not

inOrp.nJ.itfy *,i6ed that information and VCIPL does not advise nor accept it as reliable. The person or entity

io *[0, it. i.po,t is addressed acknowledges and accepts the risk that if any of the unverified information in

the valuation is inconect, then this may have an effect on the valuation

Not a Struc{ural Survey
We state that this is a valuation report and not a structural survey

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

Since 1989{r Vostukolo Consultonts (l)Pvt' Ltd
An ISO 9001 : 2015 Certified Compony
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Legal
We have not made any allowances with respecl 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 of this appraisal report, with reference to the property in question, unless
anangement has been made thereof. Further, no legal advice on any aspects has been obtained for the
purpose ofthis appraisal exercise

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

property is curenfly vacant and Bank Possession, contiguous and non+gricultural land parcel admeasunng
58.52 Sq. l{. and structure thereof.

9. ASSUMPTIONS. CAVEATS. LI ITATION 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 ts assumed to be good and marketable.

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

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

4. lt is assumed that there are no hidden or unapparent conditions of lhe 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 he property valued.

6. The rates for valuation of the property are in accordance with 0re Govt. approved rates and prevailing

market rates

Since 1989

@
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(Annerure - ll)

10. MODEL CODE OF COND CT FO VALUERS

lntegrity and Fairness

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

all his/its dealings with his/its clients and other valuers'

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

relationshiPs.

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

misrepresent any facts or situations.

4. A valuer shall refrain from being involved in any ac{ion that uould bdng disrepute to the

prolession.

5. A valuer shall keep public interest foremost wtrile delivering his services'

Professional Competence and Due Gare

6. A valuer shall render at all times high standards d service, exerdse due diligence' ensure proper

care and exercise independent prolessional judgment'

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

professional standards that may be specified fiom time to time'

L A valuer shall continuously maintain professinnal knowledge and skill to plovide competent' 
professionat service based on up{odate developrlonb in pradice, prevailing regulations /

guidelines and techniques.

9. ln the preparation of a valuation repo( tre rdrer strall not disclaim liability for his/its expertise or

O.nf iirni. duty of care, except to the ext€tt that the assumptions are based on statements of

iact'provided Uy ttre compani or its audibrs or @nsultants or information available in public

domain and not generated by the valuer.

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

requirements of integrity, obiectivity and independence.

.11. A valuer shall clearly state to his client the senrices that he would be competent to provide and

the services for whiih he would be relying on drer valuers or professionals or for which the client

can have a separate anangement with other valuers.

lndependence and Disclosure ol lnterest

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

are made without the presenca of any bias, conflict of interest, coercion, 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 external 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 o{ any subject company after any time 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 lo a company or clients 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 there has been a
prior engagement in an unconnected transaction, the valuer shall declare the association with
the company during lhe last five years.

Confidentiality

20. A valuer shall not use or divulge to other clients or any other party any confidential information
about the subject company, which has come to his / its knowledge without proper and specilic
authonty or unless there is a legal or professional right or duty to disclose.

lnformation Management

2'1. A valuer shall ensure that he/ it maintains written contemporaneous records for any decision
taken, the reasons for taking the decision, and the information and evidence in support of such
decision. This shall be maintained so as to suffcienty enable a reasonable person to take a

view on the appropriateness of his /its decisions and actions.

22. A valuer shall appear, co-operale and be available for inspections and investigations canied out
by the authority, any pe6on authorised by the authority, the registered valuers organisation with
which he/it is registered or any other slatutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the
Tribunal, Appellate Tribunal, the registered valuers organisation with which he/it is registered, or
any other statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired dunng the course 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 specific 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.

Since 1989
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Gifts and hGpltallty:

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

Explanation: For the purposes of this code the term 'relative' shall have the same meaning as
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant
or any other person with a view to obtain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himself / 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 inconsistenl
with the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a written
contract with the person to whom he would be rendering sewice.

Occupation, employabllity and restrlctlons.

29, A valuer shall refiain from accepting too many assignmenb, 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 which in the opinion of the authorig or the registered valuer
organisation discredits the profession.

Place: Nashik

Dale: 15.11.2024

For VASTUKALA CONSULTANTS (l) PW. LTD.
. Dohalh ,on.d by Manol Ch.lt\w.r

ManOl o[:.nj,,r;mjch.rkwa, cvanurrh, aonlutt n!, (t) A,1- ltd , ou=Mumbai,Chalikwar ffi5[,Ti1?,"i],f5fl?,:;I

Director Aulh. Sign.

Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-'I763
Reg. No. lBBl/RV/07/201 8/1 0366
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