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"Unity Tower' Proposed Building on Survey No. 484/1/NB/1/1 to 6/A, Plot No. 3+4+5+6, Village - Nashik - 2,

Near General Arun Kumar Vaidya Nagar, Dwa*a, Pakhal Road / Patidar Bhavan Road, Near NMC Water Tank,

Taluka - Nashik, District - Nashik, PIN Code - 422 01 1, State - Maharashtra, Country - tndia.

Latitude Lonqitude: I 9'59'27.3"N 73'47'45.6"E
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Oetet 20.02.2025

ilIASTER VALUATION REPORT
OF

'Unlty Towef
"Unitv Tower" Prooosed uildinq on Survey No. 484l1lNBl1l1to 6/A. Plot No. 3+4+5+6. Villaoe - Nashik -
2, Near General Arun Kumar Vaidya Naqar, Dwarka, Pakhal Road. Patidar Bhavan Road, Near NMC Water

Tan k. T,luka . Nashik. District - Nashik PIN C ode - 422 011.
State - Maharashtra, Countrv. lndia.

Latitude Lonoitude:'l 9'59'27.3"N 73'47'45.6"E

NAME OF DEVELOPER: M/s. Unlty Constructions

Pursuant to instructions from State Bank of lndia, AGM HLST, Administrative Office, Satpur, Nashik, Project
Approval Cell, Nashik, we have duly visited, inspected, surveyed & assessed the above said property to
determine the fair & reasonable market value of the said property as on lStt' February 2025 for approval of
Advance Processing Facility.

1. Location Details:
The property is situated "Unity Tower" Proposed Building on Survey No. 48/,11lNBl1ll to 6/A, Plot No. 3+4+5+6,
Village - Nashik -2, Near General Arun Kumar Vaidya Nagar, Dr,varka, Pakhal Road, Patidar Bhavan Road, Near
Nl\.4C Water Tank, Taluka - Nashik, District - Nashik, PIN Code -422011, State - l\.4aharashtra, Country - lndia. lt
is about 15.1 Km. travel distance from Nashik Railway Station Surface transport to the property is by buses, Auto,
taxis & private vehicles. Surface transport to the properly is by buses, taxis & private vehicles. The property is in

developing locality. All the amenities like shops, banks, hotels, markets, schools. hospitals, etc, are all available in
the surrounding locality. The locality is middle class & developing.

2. Developer Details:

3. Boundaries of the Property:

Name of builder M/s. Unity Constructions
Project Registration Number Project RERA Project Number

Unity Tower P5't600078784
Register office address ll/s. Unig Constructons

Address:
Shop N0.4, "Sunshine Residency", B, Pakhal Road, Village -
Nashik, Taluka - Nashik, District - Nashik, PIN Code - 422 009,

State - Maharashtra, Country - lndia.

Contact Person:
Mr. Ekbal (Builder Person, Mobile N0.97304 22467)

Direction Particu lars -2*S-On or towards North Godown
0n or towards South Road /'/ -x
On or lowards East Navkar Bungalow Colonv
0n or towards West Pakhal Road
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Valualon Report : State Bank of lndia / Satpur Nashik Brcnch / Unity Torer ('14388/2310657)

Vastukala Gonsultants (l) Pvt. Ltd.
4, 1st Floor, Madhusha Elite, Vrundavan Nagar, Jatra - Nandur Naka Link Road, Adgaon, Nashik - 422003

To,

The Branch Manager,

State Bank ol lndia
AGM HLST, Administrative Office, 1st Floor, BSNL - CTTC Building,

Plot No,4547, D - Road, MIDC, Satpur, Nashik
Pin Code - 422 007, State - Maharashtra, Country - lndia.

VALUATTON REPORT (tN RESPECT OF MASTER VALUATTON REPORT)

Since 1989

@

\r

I General

Purpose for which the valuation is made As per request from State Bank of lndia, Home

Loans Sales, Project Approval Cell, Satpur, Nashik

to assess fair market value of the property for bank

loan pupose.

a) Date of inspection 18.02.2025

b) Date on which the valuation is made 20.02.2025

List of documents produced for perusal

1. Copy of Legal Title Report dated 19.06.2024 issued by Adv. lbrahim B. Dhuliawala

2. Copy of MAHARERA Registration Certificate of Prolect No. P51600078784 issued by Maharashtra Real

Estate Requlatory AuthoriW date 13.01.2025

3. Copy of Sanction of Building Permission and Commencement Certiflcate No, NIICB lB 12024 I APL i
17260 dale 24.12.2024 issued by Executive Engineer, Nashik Municipal Corporation, Nashik

4. Copy of Approved Plan No. NMCB I B I 2024 f AH- I 17260 date 24.12.2024 issued by Executive

Engineer, Nashik Municipal Corporation, l,lashik
to:

Win Number of Floors

A&B Basement + Ground (Part Commercial Shop / Part Residential) + 1sr & 2nd Floors
Part Commercial office / Part Residentia +3'dtoIhU r Floors.

Project Name
(with address & phone nos.)

"Unity Tower" Proposed Building on Survey No.

4Ul1tNBl1l1 to 614, plot No. 3+4+5+6, Village _

Nashik -2, Near General Arun Kumar Vaidya Nagar,

Dwarka, Pakhal Road, Patidar Bhavan Road, Near

NMC Water Tank, Taluka - Nashik, District - Nashik,

PIN Code - 422 01 1, State - Maharashtra, Country -

lndia

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

(es) with Phone no. (details of share of each owner

in case ofjoint ownership) Address:
Shop No.4, "Sunshine Residency", B, Pakhal

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

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

Country - lndia.

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

Page 3 ol33
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M/s. Unity Conshuctions
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Valuatjon Report: Stale Bank of lndia / Satplr Nashk Eranch i Unily Tower (14388/2310657) Page 4 of 33

Since 1989

Contact Person:
Mr. Ekbal (Builder Person, Mobile No. 97304 22467

Brief description of the property (lncluding

Leasehold / freehold etc.)

TYPE OF THE BUILDING:

Wing Number of Floors

A Proposed Basement + Ground (Part Commercial Shop / Part Residential) +

lsr & 2nd Floors (Part Commercial Office / Part Residential) + 3d to 7th Upper
Floors.

B

Winq Present Stage of Construction Percentage of work completion
A Excavation work is in progress 0o/o

B RCC work upto 4th slab is completed. 2s%

DATE OF COMP N E FUTURE LIFE:

Expected completion date as informed by builder is December 2027

Future estimated life of the Structure is 60 years (after completion) Subject to proper, preventive periodic

maintenance & Structural repairs

P PROJECT

) Eleckical meter Room

6 Location of property

a) Plot No. / Survey No. Survey No. 484l1lNBl1l1to 6/A, Plot No. 3+4+5+6,
b) Door No, Not applicable

c) C. T.S. No. / Village Survey No. 48r'.l1lNBllll to 6/4, Plot No. 3+4+5+6,
vir - Nashik

d) Taluka -Nashik

e) l\,1andal/ Diskict Dist. - Nashik

7 Postal address of the property "Unity Towef Proposed Building on Survey No.

4%l1lNBl1ll to 6/A, Plot No. 3+4+5+6, Viilage -
Nashik -2, Near General Arun Kumar Vaidya Nagar,

Vostukolo Consultonts (t) pvt. Ltd
VASTUKALA An ISO 900,] : 2015 Certified Compony

@

5.

LEVEL OF COMPLETEION:

) Granite Kitchen with Stainless Steel Sink

> Powder coated aluminum windows wih Mosquito Net
) Laminated wooden flush doom with Safety door

; Concealed

P Concealed

> 24X7 Water
) Covered Car
> Street

& Tree
> Water Rain water

Ward / Taluka
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Since 1989
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Dwarka, Pakhal Road, Patidar Bhavan Road, Near

NMC Water Tank, Taluka - Nashik, District - Nashik,

PIN Code - 422 01 '1, State - Maharashtra, Country -

lndia

City / Town Nashik

Residential area Yes

Commercial area No

lndustrial area No

I Classifcation of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Semi Urban

10 Coming under Corporation limit / Village Panchayat

/ Municipality

Executive Engineer, Nashik Municipal Corporation,

Nashik

Village - Nashik -2

11 Whether covered under any State / Central Govt.

enactments (e.9., Urban Land Ceiling Act) or
notified under agency alea/ scteduled area /
cantonmenl area

No

12 ln Case it is Agricultural land, any conversion to

house site plots is contemplated

N.A

13 Boundaries
of the
property

As per Documenl As per IiIAHARERA As per Site

North Plot No. 2 Plot No. 2 Godown

South 7 and Half Meter Colony
Road

7 and Half Meter Colony Road Road

East Plot No 51 to 61 Plot No 51 to 6'1

West 18 [4eter Road 18 Meter Road Pakhal Road

Dimensions of the site N. A. as the land is irregular in shape

A

As per the Deed

B

Actuals

North

South

East

West

14.2 Latitude, Longitude & Co-ordinates of property 1 9'59',27.3',N 73'47'45.6',E

14. Extent of the site Plot area - 2000.00 Sq. M. (As per RERA

Certificate)

Structure - As per table attached to the report
,IE Plot area - 2000.00 Sq. M. (As per RERA

Certificate)

Structure - As per table attached to the reporl

to Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent

received per month.

N.A. Building Construction work is in progress

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

Valuatron Repod : Slate Bank of lndE / Satpur Nashik Branch / Unity Tower ('14388/2310657)

8.

Navkar Bungalow Colony

14.1

Extent of the site considered for Valuation (least

of 14A& 148)
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Valuabon Ropod : State Bank of lndia / Sa$ur Nashk Erarlch / Unity To,yer (14388/2310657)

Since '1989\r

il CHARACTERSTICS OF THE SITE

1 Classifi cation of locality Middle class

Development of sunounding areas Normal

3 Possibility of lrequent flooding/ sub-merging No

4 AII available near by

5 Level of land with topographical conditions Plain

6 Shape of land lrregular

7 Type of use to which it can be put For Residential purpose

8 Any usage restriction Residential

I ls plot in town planning approved layout? Copy of Approved Plan No. NMCB I B I 2024 I APL

I 17260 dale 24.12.2024 issued by Executive

Engineer, Nashik Municipal Corporation, Nashik

ADproved up to:

10 Corner plot or intermittent plot? lntermittent

11 Road facilities Yes

12 Type of road available at present B. T. Road

13 Width of road - is it below 20 ft. or more than 20

ft.

18.00 Mk. Road

14. ls it a Land - Locked land? No

15 Water potentiality Municipal Water supply

16. Underground sewerage system Connected to Muniopal sewer

ls Power supply is available in the site Yes

18. Advantages of the site Located in developing alea

Special remarks, if any like threat of
acquisition of land for publics service
purposes, road widening or applicability of
CRZ provisions etc.(Distance from sea.cost /
tidal level must bE incorporated)

No

Part - A (Valuation of land)

1 Size of plot Plot area - 2000.00 Sq. M. (As per RERA

Ce rtiricate )

Structure - As per table attached to the report
North & South

East & West

2 Total extent of the plot As per table attached to the reporl
Prevailing market rate (Along With details /
reference of at least two latest deals /

As per table attached to the report

Details of recent transactions/online listings are

or1VASTUKALA An ISO 9001 : 2015 Certified Compony

Page 6 of 33

2.

Feasibility to the Civic amenities like School,

Hospital, Bus Stop, Market etc.

17.

19.

3

Vostukolo Consultonts (t) Pvt. Ltd.



Valualion Report: Shl€ gant of lndE / SaFur Nashik Eranch / Unity Torer (14388/2310657) Page 7 of 33

Since 1989
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transactions with respecl to adjacent properties

in the areas)

attached with the report.

4 Guideline rate obtained from the Register's

Ofiice (an evidence thereof to be enclosed)

t 37,200.00 per Sq. M. for Residential

< 13,000.00 per Sq. M, for Land

5 Assessed / adopted rate of valuation As per table attached to the report

6 Estimated value of land As per Approved Plan & RERA Ce ificate

Land

Area in

sq. M.

Rate in
sq. M.

Value in (t)

2000.00 '13000

Part - B (Valuation of Building)

1 Technical details of the building

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

Residential Cum Commercial

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

Proposed RCC Framed Structure

c) Year of construction N.A. Building Construction work is in progress

d) Number of floors and height of each floor

including basement, if any

Wing Number of Floors

A&B Proposed Basement + Ground (Part Commercial Shop / Part Residential) + 1"t &
2"d Floors (Part Commercial Office / Part Residential) + 3d to 7th Upper Floors.

e) Plinth area floor-wise As per table attached to the report

0 Condition of the building

i) Exterior - Excellent, Good, Normal, Poor N.A. Building Construction work is in
progress

ii) lnterior - Excellent, Good, Normal, Poor N.A. Building Construction work is in
pr0gress

g) Date of issue and validity of layout of epproved map Copy of Approved Plan No. NMCB / B /
2024 I APL / 17260 date 24.12.2024

issued by Executive Engineer, Nashik

Municipal Corporation, Nashik

Approved up to:

h) Approved map / plan issuing authority

i) Whether genuineness or authenticity of approved map

/ plan is verified

Yes

j) Any other comments by our empanelled valuers on

authentic of approved plan

VASTUKALA An ISO 9001 : 20,] 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

2,60,00,000.00

No.



Valuation Roport: Stato Bank of lndia i SaFlr Nashik BGnch / Unity Tower (14388/2310657)

Specifications of construction (floor-wise) in respec{ of

Page 8 of 33

Sr.
No.

Description

1 Foundation Proposed R.C.C. Footing
Basement Yes
Superstructure Proposed R.C.C. Framed Structure
Joinery / Doors & Wndows (Please furnish
details about size of frames, shufters, glazing,
fifting etc. and specify the species of timber

Proposed Aluminum sliding window with Mosquito
Net.

lppgsed R.C.C, Framed Structure
6 Plastering Proposed Cement Plastering
7 Flooring, Skirting, dado Proposed Vitrified tile Flooring, Dado Tile

Special flnish as marble, granite, wooden
paneling, grills etc.

Proposed l\4arble

o Roofing including weather proof course Proposed R.C.C
10. Drainage Connected to Municipal Sewerage System

2. Compound Wall
Height Proposed 5' BBM Masonry
Length

Type of construction

3 Eleckical installation Proposed Concealed Electrical wiring
Type of wiring

Class of fittinqs (superior / ordinary / poor)

Number of light points Proposed

Fan points

Spare plug points

Any other item

4 Plumbing installation
a) No. of water dosets and their type

Proposed Concealed Plumbing

b) No. of wash basins

c) No. of urinals

d) No. of bath tubs

e) Water meters, taps etc,
f) Any other fixtures

CONFIGURATION OF ECT AS PER DEVELOPER'S INFORMATION AND COPY OF APPROVED PLAN
NO. NMCB I B t 2024 / ApL / 17260 DATE 24.12.2024 TSSUED By EXECUTTVE ENGINEER, NASHIK
MUN IPAL NASHIK

@

\r Since '1989

VASTUKALA An ISO 9001 : 2015 Certified Compony

2.

3.

4.

RCC Works

8.

Vostukolo Consultonts (l) Pvt. Ltd.



Carpot
Are.ln
Sq. Ft

Encl,
Bahory

8.kory
+ tM.

Torraco
Arca ln
Sq. FL

B A+B
,| '101

1 3 BHK 791 343 1134 1241 6300 71 ,44,200 67,86,990 57,15,360 '15000

? 201 2 3 BHK 791 tJt 1028 '1131 6300 64,76,400 51,81,120 13500

301 3 3 BHK 791 1028 1131 6300 64,76,400 61,52,580 51,81,120 13500

4 302 3 3 BHK 768 343 1111 1222 6300 69,99,300 66,49,335 55,99,440 14500

5 303 3 3 BHK 749 281 1030 1133 6300 64,89,000 61,64,550 51,91,200 13500

6 304 3 2 BHK 566 305 871 958 6300 54,87,300 52,12,935 43,89,840 11500

7 305 J 2 BHK 569 t9t 861 947 6300 54,24,300 51,53,085 43,39,440 11500

8 306 3 2 BHK 587 't97 49,39,200 46,92,240 10500

9 401 3 BHK 791 zJt 1028 1131 64,76,400 6'1,52,580 51,81,120 13500

10 402 4 3 BHK 768 299 1067 1174 6300 67 ,22,100 63,85,995 53,77,680

11 403 4 3 BHK 749 281 1030 1133 6300 64,89,000 61,64,550 51,91,200 13500

12 404 4 2 BHK 257 823 on( 6300 51,84,900 49,25,655 1 1000

13 405 4 2 BHK 569 244 813 894 6300 51,21,900 48,65,805 40,97,520 '10500

14 406 4 2 BHK 587 197 7U 862 6300 49,39,200 46,92,240 39,51,360
'15 50'1 5 3 BHK 791 237 1028 1131 6300 64,76,400 61,52,580 51,81,120 13500

16 502 5 3 BHK 768 299 1067 1174 6300 67,22,100 63,85,995 53,77,680 14000

503 5 3 BHK 749 281 1030 1133 6300 M,89,000 61,64,550 51,91,200 13500

504 5 2 BHK 566 257 823 905 6300 5'l,84,900 49,25,655 41 ,47 p20 11000

19 505 2 BHK 569 244 813 894 6300 51,21,900 48,65,80s 40,97,520 10500

20 506 5 2 BHK 587 197 7U 862 6300 49,39,200 46,92,240 39,51,360 10500

21 601 6 791 1028 1131 6300 64,76,400 61,52,580 51,81,120 13500

22 6Ut 6 3 BHK 768 299 1067 117 4 6300 67,22,100 63,85,995 53,77,680 14000

23 603 3 BHK6 749 281 1030 1133 6300 64,89,000 61,64,550 51,9'1,200 13500

24 604 6 2 BHK 566 257 823 905 6300 51,84,900 49,2s,65s 41 ,47 ,920 11000

25 605 6 2 BHK 569 244 813 894 6300 51,21,900 48,65,805 40,97,520 10500

th 606 6 2 BHK 587 197 784 862 6300 49,39,200 46,92,240 39,s1,360 10500

27 701 7 3 BHK 791 237 1028 1131 6300 64,76,400 61,52,580 51,8'1,120 13500

t6 7 768 299 1067 117 4 6300 67,22,100 63,85,995 53,77,680 14000

29 703 7 3 BHK 749 281 1030 1133 6300 M,89,000 61.64,550 51,91,200 13500

30 7 566 257 823 905 6300 51,84,900 49,25,655 41 ,47 ,920 1 
'1000

31 705 7 2 BHK 569 244 813 6300 5'1,21,900 48,65,805 40,97,520 '10500

32 706 7 2 BHK 587 197 784 49,39,200 46,92,240 39,5'1,360 10500

21732 30027 18,91,70,100 17,97,11,595 15,13,36,080Total 8295 33030

1 A.Wi

Page I of 33

Since 1989

@
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An ISO 9001 : 20'15 Certified ComPonY

Valuation Repod : Stalo Bank ol lndia / Satpur Nashk Branch / Unity Tore€r (14388/2310657)

Vostukolo Consultonts (l) Pvt. Ltd.
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61,52,580

784 862 6300 39,51,360

4 6300

14000

566 41 ,47 ,920

10500

17

18

3 BHK

702 3 BHK

704 2 BHK

894

862 0300

VASTUKALA



Caeet
Area in
Sq. Ft

(E rcl.
Bakotry

+

Ealcony
+ Aoa
in Sq,

FI
B A+B

1 101 1 3 BHK 756 3tt '1078 1186 6300 67,91,400 64,51,830 54,33,120 14000

2 201 2 3 BHK 756 259 1015 1111 6300 63,94,500 60,7 4,77 5 51,15,600 13500

3 301 3 3 BHK 756 259 10'15 1117 6300 63,94,500 60,74,775 51,15,600 13500

4 302 3 3 BHK 898 453 1351 1486 6300 85,11,300 80,85,735 68,09,040 17500

5 303 3 3 BHK 898 486 '1384 1522 6300 87,19,200 82,83,240 69,75,360 18000

3 3 BHK 756 489 1245 1370 6300 78,43,500 74,51,325 62,74,800 16500

7 40'1 4 3 BHK 756 259 1015 1117 6300 63,94,500 60,7 4,775 51,15,600 13500

8 402 4 3 BHK 898 1153 1268 6300 72,63,900 69,00,705 58,11,120 15000

9 403 4 3 BHK 898 1153 1268 6300 72,63,900 69,00,705 58,1 1,120 15000

10 404 4 3 BHK 756 259 1015 1111 6300 63,94,500 60,74,77 s 13500

11 501 5 3 BHK 756 259 1015 1117 6300 63,94,500 60,74,775 51,15,600 13500

12 502 3 BHK 898 255 1153 1268 6300 72,63,900 69,00,705

13 503 5 3 BHK 898 255 1153 1268 6300 69,00,705 58,1 1,120 15000

14 504 5 3 BHK 756 259 1015 1117 6300 63,94,500 60,7 4,775 51,15,600 13500

15 601 6 3 BHK 756 259 '1015 1117 6300 63,94,500 60,14,775 51,15,600 13500

16 602 3 BHK 898 255 1 153 1268 6300 72,63,900 69,00,705 58,1 1,120 '15000

17 603 6 3 BHK 898 255 1153 1268 6300 72,63,900 69,00,705 58,1 1,120 15000
'18 6 756 259 1 015 1117 6300 63,94,500 60,74,775 51,15,600 13500

19 701 7 3 BHK /5b 259 1015 1',t17 6300 63,94,500 60,74,775 51,15,600 13500

3 BHK7 898 255 1153 1268 6300 72,63,900 69,00,705 58,11,120 15000

21 703 7 3 BHK 898 255 1153 1268 6300 72,63,900 69,00,705 58,11,120 15000

704 7 3 BHK 756 ,AO '1015 1117 6300 63,94,500 60,7 4,775 51,15,600 13500

Total 18052 6380 24432 26875 15,39,21,600 14,62,25,520 12,31,37 ,280

2 B-Wi

Vallation Roport: State Bank of lndia / SaFur Nashik Branch i Unity Tower (14388/2310657) Page 10 ol 33

Since 1989
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6 304

51,15,600

58,1 1,120 15000

72,63,900

6

604 3 BHK

20 702

22
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Summary of the Proiect:

Since '1989\r

A

2BHK-15
3BHK-17
Toial - 32

30027 33030 18,91,70,100.00 17,97,11,595.00 15,13,36,080.00

B 3BHK-22 24432 26875 15,39,21,600.00 14,62,25,520.00 12,31,37 ,280.00

Total Flat - 54 54459 59905 34,30,91,700.00 32,59,37,1't5.00 27,44,73,360.00

Fair Market Value as on date 34,30,91,700.00

32,59,37,115.00

Distress Sale Value as on date 27,44,73,360.00

Cost of Construction
(Total Built up area x Rate)

59905 Sq. Ft. x t 2300.00

13,77,81,270.00

Part- C (Extra ltems) Amount in {
1 Portico

Provided as per requirement

2

3 Sit out / Verandah with sleel orills
4 Overhead water tank
(

Extra steel / collapsible gates

Total

Part - D (Amenities) Amount in {
1 Wardrobes

Provided as per requirement

Glazed tiles

3 Extra sinks and bath tub
4 Marble / ceramic tiles floorino
E lnterior decorations

6 Architectural elevation works

7 Paneling works
8 Aluminum works

Aluminum hand rails

False ceilino

Total

Part - E (Miscellaneous) Amount in {
1 Separate toilet room

Provided as per requirement
2. Separate lumber room

Separate water tank / sump

4 Trees, gardening

VASTUKALA An ISO 9001 : 20] 5 Certified Compony

Comp,l
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Vostukolo Consultonts (l) Pvt. Ltd.

Parliculars Market Value (t)

Realizable Value as on date

Ornamental front door

2.

9.

10.

3.

Total



Part- F (Services) Amount in {
1 Water supply arranoements

Provided as per requirement

2. Drainage anangements
Compound wall

4 C.B. deposits, fittings etc

Pavement

Total

ValuaUon Report I Stats Bank of lndia / Salpur Nashik Eranch / tJnity Tower (14388/2310657) Page 12 of 33

Tolal abstract of the enti

The sales comparison approach uses the market data of sale pfi{Fs to estimate the value of a real estate

property. Property valuation in this method is done by comparing a property to other similar properties that have

been recently sold. Comparable properties, also known x comparable, or comps, must share certain features

with the property in question. Some of these include ohysical fuahues such as square footage, number of rooms,

conditron, and age of the building; however, ths nro6t important fac{or is no doubt the location of the property,

Adjustments are usually needed to acmunt for differences as no tso properties are exaclly the same. To make

proper adjustments when comparing properties, rcal ecbte appraiseG must know the differences between the

comparable properlies and how to value these difierences. The sales comparison approach is commonly used

for Residential Flat, lvhere there are typically many comparable available to analyze. As the property is a

residential flat, we have adopted Sale Companson Approach Melhod for the purpose of valuation .The Price for

similar type of property in the nearby vicinity is in the range of { 5,500.00 to t 6,500.00 per Sq. Ft. on Carpet

area Considering the rate with attached report, current market conditions , demand and supply position, Flat size,

location, upswing in real estate prices, sustained demand for Residential Flat, all round development commercial

and residential application in the locality etc. We estimate t 6,300.00 per Sq. Ft. on Carpet Area for valuation.

Since 1989

@

\r

Part - A Land

As per table attached to the report

Building

Land development

Part - C Compound wall

Part - D Amenities
Part - E Pavement

Part - F Services

< 34,30,91,700.00

Realizable Value as on date in { { 32,59,37,115.00

Distress Sale Value as on date in t t 27,44,73,360.00

VASTUKALA

3.

Part - B

Fair Market Value as on date in t

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001 ; 2015 Certified Compony
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Actual Site Photoqraphs

Since 1989
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Since '1989\r
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Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989\r
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Site u/r

Latitude Lonqitude: 19"59'27.3"N 73'47',45.6"E
Note: The Blue line shows the route to site from nearest Railway Station (Nashik- 9.3 Km,)

Since 1989
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Ready Reckoner Rate

Since 1989
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Proiects nearbv Localitv

Since 1989

t21.6 Lac EMI - l l3i I g!!pj!:!ppIg4!dl9t!
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8 Lln conllct ,nade 3 d.y5.9o

More Detaals

Price Breakup

Address

Fumlshlng

( 2A-5 Lac

Pakhal Road, Nashih Maharasht.a

Furnished

Bty -nosicbricks Pent - Sell -

Vostukolo Consultonts (t) Pvt. Ltd.
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Since 1989
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Vallalhn Repoi : State Bank of lndia / SaFur Nashik B.anch / Unity To,ver (14388/23'10657)

Price lndicators
Proiects nearby Localitv

Since '1989

Page 20 of 33
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Valuaton Repo(: State Bank of lndia / SaFur Nashik Eranch / Unity Tower (14388/2310657)

Price lndicators
Proiects nearby Locality

Since 1989

Page 21 of 33
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More Details

Price Breakup

Booking.Amount

Address

Landmarl<s

Furnishing

Floorlng

Type of olxnershlp

view all deraih -

{665 Lac I ll.O bc cn.-]im.

{ 70 Lac

Poornama Stop, Behind Patidar Bhavan, C.. \fad!,a Nagar, Nashak, Maharashtra

Project is \rery close to ](afie calli Signal and fully developed a.ea

Untu,nlshed

Vitritied

F.eehold

VASTUKALA An ISO 9001 : 20] 5 Certijied Compony
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Price lndicators
Proiects nearbv Localitv

Since 1989
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Valuation Roporl : Stale Bank of lndia i Salpur Nashik B6nch / Unity To\ver (14388/2310657) Page 23 of 33

As a result of my appraisal and analysis, it is my mnsidered opinion that the realizable Value of the above

property in the prevailing condition with aforesaid specification is (As per table attached to the report)

Place: Nashik

Dale: 20 .02.2025

Manoj
Chalikwar
Director
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg, No. CAT-I-F-1763

SBI Empanelment No. : SME|ICC/2021 -2?86/3

The undersigned has inspected the property detailed in he Valualm Repod dated

on-.weareSatiSfiedhatthefairandrosomblemarketvalueofthepropertyis

t

Dign:lly rigied by ManolChalirwar
DN: cn=Manoj Chalalw.r, Gvastutal.
(onruhanB (l) Pvt. Ltd- ou=Mumb.',
6d=m.mi@v.rtukah.olg <=lN
oare 2025.02.20 I6:2954 $5 30',

gn.

(Rupees

Date

Countersigned
(BRANCH MANAGER)

Since '1989

@

Signature
(Name & Designation of the lnspecting Official/s)

\r

Enclosures

Declaration-cum-undertakin g

from the valuer (Annexure- l)

Attached

Model code of conduct for

valuer-(Annexure-ll)
Attached

VASTUKALA An ISO 9001 : 2015 Cortified eompony

For VASTUKALA CONSULIANTS (l) PW. LTD.

I

Aulh.

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

DECLARATION.CUM.UN DERTAKING

I, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:

a. I am a citizen of lndia.

lwill not undertake valuation of any assets in which I have a direct or indirect
interest or become so interested at any time during a period of three years prior to
my appointment as valuer or three years after the valuation of assets was
conducted by me.

The information furnished in my valuation report dated 20.02.2025 is true and
correct to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

l/ my authorized representative have personally inspected the property on
18.02.2025. The work is not sub - contracted to any other valuer and carried out
by myself.

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

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
wilhin 3 days of such depanelment.

I have not been removed / dismissed from service / employment earlier.

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

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

I have not been declared to be unsound mind

lam not an undischarged bankupt, or has nol applied to be adjudicated as a
bankrupt;

L l am not an undischarged insolvent.

c

d

v

h

k.

m

n

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{ax
(Appeals) or lncome-tax Appellate Tribunal, as the case may be has expired, or
such penalty has been confirmed by lncome-tax Appellate Tribunal, and five
years have not elapsed after levy of such penalty

I have not been convicted of an offence connected with any proceeding under the

@

\r Since '1989

VASTUKALA An ISO 9O0l : 2015 Certified Compony
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valuation Rsport: State Bank of hdia / SaFur Nashik Eranch / Llnity Tovrer (14388/2310657)

lncome Tax Act 1961 , Wealth Tax Act 1957 or Gift Tax Act 1958 and

My PAN Card number as applicable is AERPC9086P

Page 25 of 33

o

p

I

S

I undertake to keep you informed of any events or happenings which would make
me ineligible for empanelment as a valuer

I have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 ot 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.

I have read the lnternational Valuation Standards (lVS) and the report
submltted 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.

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)

I am valuer registered with lnsolvency & Banknptcy Board of lndia (lBBl)

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

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

I will undertake the valuation work on receipt of Letter of Engagement generated from the

system (i.e. LLMS / LOS) only.

y. Further, I hereby provide the following information.

Since 1989

t.

u

x.

@

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

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



@

Valuatjon Repod : Shlo Bank of lndia / Salpu. Nashik Branch / Unity Tower (14388/2310657) Pag€ 26 of 33

Since 1989\r

Particulars

1 Background information of the asset
being valued;

The property under consideration was purchased by
M/s. Unity Constructions

Purpose of valuation and appointing
authority

As per request from State Bank of lndia, Home Loans Sales,
Project Approval Cell, Satpur, Nashik to assess fair market
value of the property for bank loan purpose.

ldentity of the Valuer and any other
experts involved in the valuation;

Manoj B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Head
Swapnil Wagh - Valuation Engineer
Vinita Surve -Technical Manager

4 Drsclosure of Valuer rnterest or conflict, il
any;

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

5 Date of appointment, valuation date and
date of report;

Date of Appointment - 18.02.2025
Valuation Dale - 20.02.2025
Date of Report - 20.02.2025

6 lnspections
undertaken;

and/or investigations Physical lnspection done on date 18.02.2025

7 Nature and sources of lhe information
used or relied upon;

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
Enquiries with Real estate consultants
Existlpg data of Valuation assignments carried out by us

8 Procedures adopted in carrying out the
valuation and valuation standards
followedl

Sales Comparative Method

9 Restrictions on use 0f 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 operty

10 Ma.jor factors that were laken into
account during the valuation;

Current market conditions, demand and supply position,
indushial land size, location, sustained demand for
industrial land, all round development of commercial and
industrial application in the localig etc.

11 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)Pvt. Ltd
4VASTUKALA An ISO 9001 : 2015 Certified Compony

Valuer comment
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Valuation Repod: Stale Bank of lndia / SaFur Nashik Branch / Uiity Totter (14388/2310657) Page 27 of 33

Assumptions, Disclaimers, Limitations & Qualifications
Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 20s February 2025 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 investigalions in relatron to the subject property. Where in

our report we identify cerlain limitations to our investigatrons, this is to enable the reliant party to instruct further

invesligations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further

investigations

Assumptions

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

purpose of providing valuation advise because some matteB are nd c0able of accurate calculations or fall

outside the scope of our expertise, or oul inslructions. The rffi pety acoepts that the valuation mntains

certain specific assumptions and acknowledge and accept the fuX of tut if any of the assumptions adopted in

the valuation are incorrect, then this may have an efiscl on ho valuatbil.

lnformation Supplied by Othe6

The appraisal is based on the infomation prwlded by tlo dient The same has been assumed to be

conect and has been used for appraisal exercise. Wheo it is s&d in fie report that another party has supplied

information to VCIPL, this information is believed b be reliablo bnt VCIPL can accept no responsibility if this

should prove not to be so.

Future Matters

To the extent that the valuation includes y shtemer{ as to a future matter, that statement is provided

as an estimate and/or opinion based on the information known to VCIPL at the date of tris document. VCIPL

does not wanant that such statements are accurate or conect.

Map and Plans

Any sketch, plan or map in this report is included to assist tire reader while visualising the property and

assume no responsibility in connection with such matters.

Site Details

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

property is currenty a Building Under Construction work is in progress contiguous and non-agricultural land

parcel admeasuring as per table attached to the report and in the name lll/s. Unity Constructions. Further,

VCIPL has assumed that lhe subject property is free from any encroachment and is available as on the date

of the appraisal.

Since 1989

@

\r Vostukolo Consultonts (l) Pvt. Ltd
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Valuabon Ropod:State Bank of lndia /SatpurNashik Branch / UnityTowor ('14388/2310657) Page 28 of33

Property Title

Based on our discussion with the Client, we understand that the subject property is owned by M/s. Unity

Constructions. 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 subiect property has been obtained for

lhe purpose of this appraisal exercise. lt has been assumed that the ttle deeds are clear and marketable.

Environmental Conditions

We have assumed that the subject property is not contaminated and is nol 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 propedy licensed by the appropriate authorities.

Town Planning

The permissible land use, zoning, adlievable FSl, area $hbmsnt adopbd for purpose of this valuation

is based on the information provided by lhe Client's represenblive and tE same has been adopted for this

valuation purpose. VCIPL has assumd he sam6 to be coned and pomis*ble. VCIPL has not validated the

same from any authority.

Area

Based on the information provided by the Cllenfs reprosonbtive, we understand that the subject

property is a Building Under Construction wo is in Fogr6, contiguous and non-agricultural land parcel

admeasuring as per table attached to the reporl

Condition & Repair

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

conditons, nor archaeological remains present wl $ might adversely affect the current or future occupation,

development or value of the property. The property is free from rat, infestation, structural or latent defect. No

currently known deleterious or hazardous materials or suspect techniques will be used in the construction of or

subsequent alteration or additons to the property and comments made in lhe property details do not purport to

express an opinion about , or advtse upon, the condition of uninspected parls and should not be taken as making

an implied representation or statement about such parts

Valuation Methodology

For the purpose of this valuation exercise, lhe 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 companson of the property being valued to similar

properties that have actually been sold in arms - length transactions or are offered for sale. This approadr

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar
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properties in an open and compelitive market and is particularly useful in estimating the value of the land 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 external sources of informalion in applying the valuation

methodologies, unless otheMise specifcally instructed by Client and/or stated in lhe valuation, VCIPL has not

independently verified that information and VCIPL does not advise nor accept it as reliable. The person or entrty

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.

Not a Structural Survey

We state that this is a valuation report and nol a structural survey

Other

All measurements, areas and ages quoted in our report arB app.oxlnab

Legal

We have not made any allorvances wih respect to my odsting or proposed local legislation relating to

taxatron on realization of the sale value of the subject proporty. VCIPL is not required to give testimony or to

appear in court by reason of this appraisal report, with refelctrce to tp yopedy in question, unless arrangement

has been made thereof. Further, no legal advice ofl any sspecb lus been obtained for the purpose of this

appraisal exercise

Property specific assumptions

Based on inputs received from the dient and site v,lsit conducted, we undersland that the subject

property is currently Building Under Construclion uort is in progltsss, contiguous and non-agricultural land parcel

admeasuring area as per table attached to the report.

A S S U M P TIO N S, CA VEA TS, L I Iil I TA TIOI,I A ND DIS C LA I M E R S

We assume no responsibility for matters of legal nature affecting the property appraised or the title
lhereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

The property is valued as though under responsible ownership

It is assumed that the property is free of liens and encumbrances.

It is assumed that 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 engineenng that

might be required to discover such factors.

There is no direcU indirect interest in the property valued.

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

maket rates.
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(Annexure - ll)

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, straightfonrvard, 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 action that would bring disrepute to the profession.

5. A valuer shall keep public interest foremost while delivering 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 ludgment.

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 mainlain professional knowledge and skill to provide competent
professional service based on up-t}date developments in practice, prevailing regulations /
guidelines and techniques,

9. ln the preparation of a valuation repot fte valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except to tho o(bnt that the assumptions are 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 valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

1 1. A valuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relyrng on other valuers or professionals or for which the client can
have a separate arrangement with other valuers.

lndependence and Disclosure of lnterest

'12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions
are made without the presence 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.

14. A valuer shall maintain complete independence in his/its professional relationships and shall
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conduct the valuation independent of external influences.

15. A valuer shall wherever necessary disclose to the clients, possible sources of mnflicts of duties
and interests, while providing unbiased services.

16. A valuer shall not deal in securities of 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 lhe 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 there has been a

prior engagemenl in an unconnected transaction, the valuer shall declare the association with

the company during the 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 hb / its knowledge without proper and specilic

authority or unless there is a legal or professional righl or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains writtsn contompoEneous records for any decision taken,

the reasons for taking the decision, and the informalion and evidence in support of such decision.

This shall be maintained so as to sufficiently enable a reasonable person to take a view on the
appropnateness of his /its decisions and adions.

22. A valuer shall appear, co-operate and be avalable for inspections and investigatons carried out

by the authority, any person authorised by the authority, the registered valuers organisation with

which he/it is registered or any other stafutory 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 organisahon with which he/it is registered, or any other

statutory regulatory body.

24. A valuer while respecting the confidentiality of informatron acquired during 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.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affecls his

independence as a valuer.
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Explanalion: For the purposes of this code the lerm '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 ualuer 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 inconsistent 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 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 which in the opinion of the authority or the registered valuer
organisation discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review the work of another valuer of the same client
except under written orders from the bank or housing finance institutions and with knowledge of the
concerned valuer.

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

Remarks:

1. This APF is based on sanctioned plan copy provided by SBl.

2. Construction stage is calculated as per no of floors snctioned.

3. Rate derived in report is basic rate and on Carpet area.

4. Flat area (Carpet area) considered in APF report is provided by Sanctioned Building

Plan/RERA.

5. Builder taking (carpet to build up) loading factor 40% for residential flat.

6. We have not considered legal charges, Stamp duty for valuation
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We herebyWe have considered Market Approach for Valuation and Composite Method Valuation.

declare that Parking space, lnfrastructure charges, MSEB Charges, Water Charges, Time

l\4aintenance Charges, and GST is not considered while arriving at valuation of the

For VASIUKALA CONSULIANIS (l) PW LTD.
Dlgh.lly signed by Manoj (hallkwar

DN:.n=Manoj Chalikwar, o=V!rlukahManoj
Chalikwar

Director

Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
SBI Empanelment No.:

Conrult.nE {r) Pvr. Ltd.,

.m.ll=minoi@v.5tutil.or9..=lN
D:t : 2025.0210 161931 +05'30'

Auth {r

@

\r
VASTUKALA An ISO 9O0l : 2015 Certified e€mpony

1989

Vostukolo Consultonts (l) Pvt. Ltd.


