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Valuation Re ort of the lmmovable ProPertY

\

Residential Flat No. 02, Ground Floor, " Maitri Darshan Apartment", survey No. 813/ It/ 3, Plot No. 27 +

28, Near Tulsi Eye Hospital, Happy Home Colony, Hari Krishna Marg, Nasardi River. village ' Nashik,

Taluka & District' Nashik, PIN Code - 422008' State - I/aharashtra, Country - lndia'

Latitude Lonqitude: 19'59'08.3"N 73"47'55'1"E

Valuation Prepared for:

9

99 ,;

to

Bank of Baroda
Dwarka Circle Branch

Time Square Building, Dwarka Circle'

Nashik, PIN - 422 01 1, State - Maharashtra' Country - lndia.

I
Our hn India Presence at ;

9 umboi 9 Auronoobod I Puna I loikol
9 lhone 9 Nondoil ; lndore 9 toipul

9 l}elhil(t 9 tlo:hik 9 Ahmsdobcd 9 Joipur

I naca OffU I 81-001, u/B Floor, Boomerang,
Chandivatr Farm Road, Andheri (East),

tintd - 400 072, (M.S.), INDIA

I TeleFax: +9122 28371325/24

: mumbal@vastukala.org
www.vastulala.otg

Consultonts (l) Pvt. Ltd. Think.lnnovate.create .

Details ol the orooe v under consideration:

Name of Owner: llr. Raiendra Sampat Bhalerao.

ilaCik:4,1'Floor,MadhushaElite,vrundavanNagar,Jatra-Nandur-NakaLinkRoad'Adqaon'Nashik-422003'(l4S')
E-mail : nashik@vastukala.org, Tet t +91253 406A262 19890380564
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cIN: U74120MH2010PTC207869

MSME Reg. No.: UOYAM-l\'lH-18-0083617

An ISO 9001:2015 Certifled Company

Vostuk v

This is to certity that the property bearing Residential FH No, 02, Ground Floor, " Maitri Darshan Apartment"'

survey No. 813/ A/ 3 Plot No. 27 + 28, Near Tulsi Eye Hospital, Happy Home Colony, Hari Krishna Marg,

Nasardi River, Village - Nashik, Taluka & District - Nashik, PIN Code - 422008, State - Maharashtra, Country -
lndia. belongs to Name of Owner: ilr. Ralendra Sampat Bhalerao.

Valuation Report Prepared For: BO8 / Dwarka Circl€ Brandr / Mr. Reiendra Sampat Bhalerao (005006/2303473) Page 2 of 25

Vastu/NashiUl 1/2023/005006/2303473
1 0i+'1 69-RYBS

Date: 10.1'1.2023

VALU N OPINION REPORT

Boundaries of the Property.

Considenng various parameters recorded, existing economic scenario, and the information that is available with

reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at ' 23,82,000.00 (Rupees Twenty'Three Lakh

Eighty-Two Thousand OnlY).

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

taken into mnsiderations while preparing this valuatiofl report

Hence certified

For VASTUKALA CONSULTANIS (l) PW. LTD.

5harad kU ma r S.i::-*-.,"-.,

Consultonts (l) Pvt. Ltd. Think.lnnovate.create

-veb!.tutuOPq rd

ts. Challl(war il#;1i"Sfi:iil'*' "

Direclor
Sharadkumar B. Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14152/2008-09

BOB Empanelment No.: ZO:MZ:ADV:46:941

Encl: Valuation report.

Aut Sign,

I
I
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tgj{k : 4, 1' Floor, Madhusha Elite, Vrundavan Nagar, latra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)

E-mail : nashik@vastukala.org, Tel. 1 +91253 4068262 / 9890380564

Our hn India kes€nce at : 9 ncgg. oibG I 81-001, U/B Floor, Boomerang,

e ilumb.i e Aurongobod e pune e R.ikor :lfl3}"lj3frir:i1.tlii"^Lli""''
9 Itone 9 llonded I lndore I loipur a reEFax: +91 22 2837132s/24
I l)alhiil(l 9 ioshil ? ahmedobod 9 Joipur - 

m;baa@vastukata.org

Boundaries Building Flat

North Plot No. 26 Staircase & Flat no. 01

South Plot No. 29 Marginal Space

East Plot No. 24 Marginal Space

West 6.00 Mtrs. Road Parking

wiryr.vastukala,org
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Vsfusdor Repon Prepsr€d For BOB / D arts Clrde Brarch / Mr. RsJondE Ssmpat ghahrso (005006UI03473) Page 3 d2S

Vastukala Consulhnts (l) Ad. Ltd.
81{01, U/B Floor, Boomrrang, Chandivali Farm Road, Powai, tudheri (Eas0, Mumbai-400 072.

To,

The Chlef f,rnrger,

Bank of Baroda
Dwarka Circle Branch
Time Square Building, Dvarka Cirde,
Nashih PIN - 422 0'11 , State - Maharashra, County - lndia.

VALUATION REPORT (1t{ RESPECT OF FLAT)

Vostukolo Consultonls (l) Pvt. Ltd.

I Genoral

1 Purpose for which hB valuation is rnede To assess Fair Market value of he prqorty for Bank

Loan Pupose.

a) Dats of inspection 02.11.2023

b) Date on which the valuston is made 10.11.2023

J List of documents producod for perusal:

i. Copy of Deed of Aparlmenl Vid€ No. 822 2004 Dated X.12.2004.
ii. Copy of 0ccupancy Cortificab Javak No. NRRV/ Nashiu 001282 dated 12.122M2 issu€d by

Nashik MunUpal Corponation, Nashik.

iii. Copy of Apprwed Building Plan Accompanying Commencernent Certificab No. 427 dated
04.10.2002 issued by ExscutivE Engineor Town Phnning Nashik Muniipal Coeoralion, Nashik

Name of the owns(s) and his / thoir addr€ss

(es) with Phone no. (dehils of share of each

own6r in case ofjoint owneship)

Name of Ormer:

llr. Rejondn Sampat Bhllorao.

Addnss: Residential Flat No. 02, Gmund Floor, '
faitri Darshan Apartment", Survey No. 813/ l/ 3,

Plot No. 27 + 28, Near Tulsi Eye Hospital, Happy

Home Colony, Hari Krishna Marg, Nasardi River,

Villags - Nashik, Taluka & Districl - Nashik, PIN Code

- 422008, State - Maharashtra, Counfy - lndia,

Conhct PoEon:

Mr. Rajondra Sampat Bhalorao (O,vnsr)

Conhct No. +91 9423555917

Sole Owneship.

Brisf description of te poperty (lnduding

L€asehold / freehold €tc.)

The poperty is a RasidEntid Rat No. 02 is bcalsd on

Ground Floor. As por Appmve<l Phn, the composition

of flat is Living + Kitdtn + Bath + WC + Passags +

(i.e. IBHK) the pEperty is at 6.5 Km. distance fmm

nearest railway slation Nashik Road.

Landma*: N€ar Tulsi Eye Hospital.

5a Total Lease Period & remaining pedod frf

leasehold)

NA. as the pmperty is freehold.

Location of pmperty

a) Plot No. / Survey No. SuNey No. 813/ N 3, Plot No. 27 + 28

\ v
An tSO 9001:2015 Ce.tified company wvrw.vastukala.org
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Valustoo Report PrBpared For BOB / Drsrks Cird€ BrEncI / Mr, RajendE Sampat Bhalerso (00500fl230373) Page 4 d 25

b) Door No. Residential Flat N0.02

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

d) Ward / Taluka Taluka - Nashik

e) Mandal / Dhtricl District - Nashik

0 Date of issue and validity of layoul of

appoved map / plan

Copy of Apgoved Building Plan Accompanyirg

Commencamenl Certificate l,lo. 427 daled U.10.2002
issued by Executive Engineer Tom Planning Nashik

Municipal CoDoraton, Nashik,

s) Approved map / phn issuing authority Nashik Municipal Corporation, Nashik

h) Whether genuineness or auhenticity

of appmved map/ phn is vrrified

Yes

i) Any oher co{nmsnb by our

ompanollsd valuers m auth€ntic of

epFovsd phn

No

7 Postal address of the property Residential Fht No. 02, Ground Floor, " .lbl
DaEhrn AFotm.nf', Survay No. 8,l3/ /V 3, Plot No.

27 + 28, N6ar Tubi Eye Hospital, Happy Home

Calony, Hari Krishna Marg, Nasardi River, Vilhge -

Nashik, Tatuka & Disfict - Nashik, PIN Code -
422008, Shte - MaharashEa, Counfy - lndia.

8 City / Torvn Nashik

Residential aroa Yes

Comnnrcial ataa No

lnduslrial area No

I Classification of the aroa

l) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural lJrban

10. Coming undor Coryoration limit / Vilhge

Panchhayal / Municipalty

Villago - Nashik

Nashik Municipal Corporaton, Nashik

11. lt/hether covered under any State / Centml

Govt. enactrents (e.9., Urban Land Celling

Act) or nolified undu agencl areai scheduled

ar€a / canbnmont arsa

No

13. Dimensions / Boundari€s of the Poperty /
Bulldlng A! per Ac{ual Slte As per the Deed

North Plot No. 26

South Plot No. 29 Plot No. 29

East Plot No. 24 Plot No. 24

West 6.00 Mtrs. Road 6.00 Mtrs. Road

13.'1 Flat A! per Phn
North Staircase & Fht no. 01 Staircass & Fht no. 01

South Marginal Space Marginal Space

East MarginalSpace MarginalSpace

West Parking Parking

I Vostukolo Consuttonts (t) pvt. Lrd
An ISO 9001:2015 Certified Company www. vastukata. or9

\

Plot No. 26

Ar per Ac{ual Site
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Vafuslim Repon PrBpsrsd For BOB / D arta Ord6 ErEnch / Mr. Rajefldra Sampst Btialorao (00500fl2303473) P80o 5 of 25

Vostukolo Consultonts (l) Pvt. Ltd.

13.2 Whether Boundaries Matching with Actual Yes

13.3 Lelitude, Longitude & Co{dinates of the site '19'5908.3"N 73"4755.1"E

14. Extent of the site Carpet Aroa ln Sq. Ft. = 460.00
(Area as per site Measuremenl)

Built up in Sq. Ft. = 6{10,00
(Area as per Oeed of Apartment)

15. Extsnt of the site onsidered for Valuation
(hast of 1 3A& '1 38)

Bullt up in Sq. Ft. = 600.00
(Area as per Deed of Apadment)

Wheher ocorpied by tr owner / tsnant? lf
occupied by tenant sino how bng? Rent

Ecd\€d por monh.

Olmer

il APARTTENT BUILDING

1 Nature of he Aparlment Residential

2 Location

C.T.S. No. Survey No. 813/ A/ 3, Pht No. 27 + 28

Block No.

Ward No.

Village / Municipality / Corporation Village - Nashik

Nashik Municipal Corporaton

Door No., Sheet or Road (Pin Code) Residential Fht No, 02, Gmund Floor, " ilaltd
Danhan Ap.itmonf', Survey No. 813/ lV 3, Plot No.

27 + 28, NeEf Tulsi Eye Hospital, Happy Home

Colony, Hari rcishna Marg, Nasardi Riv6r, Vilhgo -
Nashik, Tahika & Distict - Nashik, PIN Code -
422008, Slato - Maharashha, Country - lndia.

3 Dsscliptbn of he bcality Resironlbl /
Commercial / Mixed

Residential

4 Year of Construction 2002 (As per Occupancy C€rtificato)

5 NumbEr oI Floors Gmund + Stilt + 2nd Upper Fbors
6 Typa of Strucfure R.C.C. Framed Structure

7 Number of hlelling units in the buiHing 2 Flat on Ground Floor

8 Quality of Consfuction Normal

I Appearance of the Building Normal

10. Maintenance of the BuiHing Normal

11. Facilities Available

Lifr No

Protected Water Supply Municipal Water supply

Undergmund Sewerage Connected to Municipd Sewerage System

Car parking - 0pen / Covered Stilt Car Parking

ls Compound wall existing? Yes

ls pavemsnt lai, amund the building Yes

ill FLAT

1 The floor in which the Fht is situated Ground Floor

Rosidential Flat No. 022 Door No. ofthe Flat

lBHK2 Specifrcations of the Flat

I

\ t
An tSO 9001:2015 Cettified Company w$/w.vastukala org

16

I



Valuadon Report PropaM For 8OB / Dwerts Clrde Brsrrctr / Mr. R4eodrs Ssmpsl thalerao (00500fl2303,473) P8g€ 0 of 25

{ Vostukolo Consuftonts (t) pvt. Ltd
An ISO 9001:2015 Certified Company ww\ ,.vastukata.org

Roof R.C.C. Shb
Flooring Vitrified tile Floorins
Doors Door framed witr flush doors
\Mndows Aluminum sliding wrndow with M.S. Grilh
Fittinqs Concealed Plumbing, Concealed Electrical wiring
Finishinq Cement Phstering
Paint Distemper Paint

4 House Tax

Details Not Pmvided

Tax paid in the nams ot Details Not Pmvided

Tax amount: Details Not Provided
E Elecbicity SeNice connEc'tion No.: Dehils Not Pmvided

Meter Card is in lhe name ol Dehils Not Provided

6 How is the mainbnance of the Fht? Normal

Sale Deed exEcutsd in the name of Name of Owner

r. R.,lendra Samp.t Bh.hrao.
What is tle undMdod araa of land as per Sale
Deed?

Details not availableI
o IUhat is the plinth area of the Fht? Bulll up in Sq. Ft. = 600.00

(Area ar per Deed of Apailment)
10 Iryhat is he floor space index (app.) As per NMC norms

11 l't/hat is $e Carpet Area of 0p Fht? Carpet Area in Sq. Ft. = 460.00
(Aroa as per site Measurer€nt)

12 ls it Posh / I Class / Medium / Ordinal4
Residsntal purpose13 ls it being used br Residsnlial or ComrrErcial

purpose?

ls it ownercccupied or let out? Orner Occupred14

15 lf rented, what is ths mon$ly rent? ' 5,000.00 Exp€cted rsntal income per month

N TIARKETABILITY

1 How is the markehbiliM Good
Located in developing aeaWhat are he faclors farcuring for an exfa

Potsntial Value?
No3 Any negative hdors arc obse 6d whictl

sfiect the maftel value in generaP

v Rale

1 Affer anatfzing the mmparable sals insbnces,
what is he compositE rat€ br a similar Flat
with sarne specificatons in lhe adFinirE
bcalitf - lAsrtg rih delaib / reference of at -
loast two latest deals / transaclions with
respoct b adjacent properties in tl€ areas)

' 3,700.00 to ' 4,700.00 per Sq. Ft. on Built Up Area

2 Assuming it is a new constuction, whal is the
adopbd besic composite rate of tte Flat under
valualion afler mmparing wih UE
specificalions and olher fuctors with the Flat

under comparison (give dstails).

'4,600.00 per Sq. Ft. on Built Up tuea

3 Brsak - up for the late
i) Building + Services '2,000.00 per Sq. Ft.

ii) Land + ohers ' 2,600.00 per Sq. Ft.
4 Guueline rate obtained ftom the RegistrarJs

offce (an evidence hereof to be endosed)

'40,500.00 per Sq. M.
' 3,763.00per Sq, Ft

Guideline rate obhinod (afler Depreciation) ' 36,384.00 per Sq. M.

II
E
EI

\

Assessment No.

7



V8lrgtql Rsport PrEpor8d For BOB / Dierk8 Ode Branch / Mr. Rai€rdra S&npEt Bhak8o (O0S006Am4I3) page 7 ol25

Dehlls of Valuation:

Value of Flat
Fair tlarkel Value 23,82,000,00
Realizabh value 22,02,900.00
Distress Value 19,05,600.00

lnsurabls value of th proporty (13${.00 Sq, Ft. X ' 2,000.00) 12,00,000.00

Guid€line value ol the propcdy (.l39{.00 Sq. Ft. X '3,380.{10) 20,2E,000.00

Vostukolo Consultonts (l) Pvt. Ltd

' 3,380.00per Sq. Ft
Registered Value (if available)

VI COilPOS]IE RATE ADOPTEO AFTER
DEPRECIATIOI{

e Depreciated building rate ' 1,370.00 per Sq. Ft.

Rephcement cost of Flat with SoMces (v(3)i) '2,600.00 per Sq. Ft.

21 Years

39 years Subject to proper, preventive pedodb

maint€nanc€ & stnrcfural repairs,

Deprecialion percenbge assuming ho
salvage value as 10%

31.50%

qepreciated Ratio of the buihing
b Total mmposite rate arived for Valuation

Depreciated building rate Vl (a) ' 1,370.00 psr Sq. Ft.

Rale tor Land & other V (3) ii ' 2,600.00 per Sq. Ft.

Total Composlte Rate '3,9 . Ft.

Sr.

No.

D.scription atv Rata por

unit (')
Esdmstod

Value (')
Present value of trhe Fht 600.00 Sq. Ft. 3,970.00
Parking Cost

3 Fumiture

4 ldtchen anangem€nts

Superfine finish

6

Electricity depsits / electrical fittjngs, etc.
a Extra collapsible gates / grillworks etc.

I Potsntialvalue, if any
'10

11 Parking

As per curent stage of work cornphtion he value of
he Flat (if Flat is under construction)

13 Afrer 100% completion finalvalue of Flat

Total 23,82,000.00

\
An ISO 9001:2015 Certified Company www.vastukala.org

Justification for odce / rate
Ths Mark€t Value of he FDperty b based on hcb of markeb discovered by us dudng our enquiries, ho ever th€

govemmenl rats value in this case is less than lhe market value anived by us. WE are of $o opinion that lhe value

arfivs by us will prove to bo con€cl if an Audion of the subjecl property is canied out. As far as Market Valuo in lndEx

(

Age of the building

Lifo of th€ building estjmated

I 23,E2,000,00

lntorior Decorations

7

Ohers

12

v



Vduatm Rsport PrBpsrBd For BOB / Dxarl(a Cldo Brarrch / Mr. Rajolldla &mpat Bhsl€rm (005000/2303473) Psge 8 of 25

ll is oncemed, it is nol possibh lo comment on same, may bo govemment rates are fixsd by sampling during same

Fint of time in part and wher€as, Markot vahs chang8 every monh .

ln most of the casos the acfual deal amount or Transaclion value is not rsf,ected in lndex ll because of various Martet
pradicos. As Valuor, we dways fy to give a value whidr is conect refrection of actual transactirn vafue inespeclive of

any fadors in markst.

Method of Valuation / Approach

The sahs comparison appmadl usos ho market data of sale pri:es to estimate ho value of a oal estate property.

Property valuatbn in his msthod is dooe by comparing a pDpsrty to other similar pmperlies that have been recenty

soH. Comparable popedies, also kno,vn as comparables, or comps, must shar€ csrtain batrres wih he property in

quesfon. Som of hese indude physical features such as square foolage, number of moms, condition, and age of

fie building; howover, the most important faclor is no doubt fiE locstion of he pmperty. Adjusfnents are usually

nseded to account br diffemnces as no hrc pmpertes are exac{y he same. To make pmper adjustnents when

comparing pmpertios, real estate appraisers must kmw he difierencos bstween th€ comparable poperties and how

to vahe these difierences. The sales comparison appmach is commonly used for Residential Flat, where there are

tgicalty many comparables avaihble b analfze. As tle pmperty is a ResHefltial Fht we have adopted Sale

Comparison Appmach lvlethod for the prpose of valuation. The Price for similar type of property in the nearby

vicinity is in the range of'3,700.00 to'4,700.00 per Sq. Ft. on Built Up Area. Considuing the rate wih attached

report, curent market conditions, demand and supply position, Fht size, location, ups\fling in real esbte prices,

sustained demard for Residential Rat, all-ound dovElopment of commercial and rcsidenthl applcation in he locality

Etc. We estimate ' 3,970.00 per Sq. Ft. (aflsr deprecation) on Carpel Area. fur valuation afler depreciation.

lmpending threat of acquisition by govemmEnt br road

widening / publics service purposes, sub msrging &

applicability of CRZ provisbns (Disbnca from s6ast /
Udal lgvel must bs incorporated) and theh efiect on

Not applicable.

i) Salgability Good

ii) Likoly renhl values in future in and ' 5,000.00 Epscted renhl income per month

iii) Any likely inome it nuy generale Rental lncome

Vostukolo Consultonts (t) Pvt. Ltd
An ISO 9001:2015 Certafied Company ww$,.vastukata.org
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V8[86on R€pot Prep€md For BOB / Ddarta Cid€ Branch / Mr. R4endE Ssmpat thahrso (0050(M303473) Pago 9 of 25

Actualsite hotoqraphs
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Route Map of the property
Sito u/r

Latitude Lonsitude: 19'59'08.3"t{ 73"{7'55..|"E
l{ob: The Blue line shows h€ route b site {rom noarssl raitway station (Nashik Road - 6.7 Km.)

An ISO 9001:2015 Certified Company iyww.vastukata.o.q
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Readv Reckoner Rate
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Valuatoa Report Plspared For BOB / Drcrl(a Cid€ BEnch / Mr, R4endra S8mp8t Bhalerso (005006f2303473) Page 12 of25

Price lndicators
GEtrD E

Apex Heaghts r36.aLr,ri:. .-

;..-.<o
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I Vostukolo Consultonts (t) pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.org
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Valustion Report Prcpamd Foi: BOB / Df,arka Cirde Branch / Mr. Rajendrs Sampat Bh8lorao (005006/2303473) Page 13 of25

Price Indicators

Vostukolo Consullonts (l) Pvt. Ltd.\
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Occupancv Certificate
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As a result of my appraisal and anavsis, it is my considered opinion that he Falr tlarkel Valus br this parlisJlar

above prcperty in he Fsvailng condition wih aforesaid specification is ' 21,82,000.00 (Rupeor Tmnty

Twenty-Thne lrkh Eighly-Two Thousrnd Only]. The Reallzabh Vahe ofthe above property ' 2!,82,900.00

(Rupees Twnty-Two Lakh Sirty-Two Thousand l{ino Hundred Only}. and the Disfess Value '
19,05,600.00 (Rupees Nincteon Lakh Fivg Thousand Sk Hundnd Only),

Sharadkumar mm:
B. Chalikwar mffiHp

Direclor
Shandkumar B. Challkrar
Govt. Reg. Valuer
Charteted Enginaer (lndia)
Reg. No. (N) CCIT/I-14$a2w849

Aut . Sign.

BOB Empandm6nt lh.: Z0:[42:ADV:46:941

Enclosurcs

Dedaration from $e valrcr (Annexure - l) Atteched

Model code of conduct forvaluer (Annexure - ll) Attached

The undenigned has inspscted tho prop€rty debiled in the Vatration Report dated

We are satisfed $at hs fair and reasonable markat yalue of the property is
(Rupees

Date

Signaturs
(Nam€ Bmnch Offcid with seal)

(Annexure - l)

0n

\ v
An ISO 9OO1:2015 Certified Company wwn vastukala.org

Pbca: Nashik

Date:i0.11.2023

For VASIUKALA CONSULTANIS (l) PW. LID.

Vostukolo Consultonts (l) Pvt. Ltd.
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DECLARATIOT.I FROM VALUERS

l, Sharad B. Chalikwar son of Shri, Baburao Chalikwar declare that:

a The information fumished in my valuation report dated 10.11.2023 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 direcl or indirect interest in the property valued;

l/ my authorized representative have personally insp€cted the property on
02.11.2023. The wort is not sub - contracted to any othgr valuer and canied out
by mysetf.

1

d

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

Ihave read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 of the IBA and lhis report is in conbrmity to the
"Standards' enshrined for valuation in the Part - B of the above handbook to the
best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report
submitted to the Bank for he respective asset class is in confurmity to the
"Standards' as enshrined for valuation in the IVS in 'General Standards' and
"Assat Standads' as applicable.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure lV - A signed Gopy of same to be taken and kept along with this
declaration)

I am Director of the cornpany, who is competent to sign this valuation reporl.

i. Further, I hereby provide the following information.

I Vostukolo Consuttonrs (l) pvt. Lrd

s

h

\

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

i.

An ISO 9001:2015 Certified Company www.vastukala.orq
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Sr,
No.

Valusr comment

1 background information of the asset boing
valued;

The property was purchasod by Name of O nsr
Mr. Rajendra Sampat Bhalerao from tlius. Maiti
Enterprisos vide Deed of Apartmsnl No. 822004
dated.29.12.2004

2 purposo of valualion and appointing authori, As per diont rsquost, to ascerbin fie pr€ssnl ma*€t
value of he property br Bank of Barcda, orarka
Cide Brandr.

3 idenlity of he valuer and any ofi6r experts
involved in the valuation;

Sharad B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Managsr
SwapnilWagh - Site Engineor
Binu Surendran - Technical Manager
Rishidatt Yadav - Technical Oficer
We have no interest, either diroct or indirsct, in tho
property valued. Further to state that w€ do not
have relation or any connectlon with property own6r
/ applicant directly or indirecty. Further to shte that
we are an independonl Valuer and in no way
related to proporty owner / applicant( date of appointm€nt, valualion dato and date

of
report;

Dat6 of AppoinEnenl - 02.11.2023
Valuation Date - 10.11.2023
Date of Report - 10.11.2023

6, inspections
undertakgn;

Physical lnspec'tion done on 02.'11.2023

7 natu6 and sources of the inffination ussd
or rclied upon;

. Ma*6t Survey at the lime of sit6 visit

. Ready Reckoner ralss / Cirde rates

. Online soarch for Rogistered TransaclionE

. Onlino Pric6 lndicalors on realostate porlah

. Enquiries with Rsal estate consultants

. Aisting data of Valuation assignmenb carfi€d
out by us

8 procedurcs adopted in carrying out the
valuation and valuation shndards follourod;

Sales Comparison Mehod

o restrictions on use of the report, if any; This valuation is for the uss of he party to whom it
is addressed and for no other purpose. No
responsitrility is accepted to any third party who
may us€ or roly on the whde or any part of lhis
valuation. The valuer has no pscuniary intergst lhat
would conflic't wi$ he poper valuation of h€
property.

10. major facbrs that were trksn into account
during th6 valuation;

cunent market conditions, demand and supply
position, Residential Flat sizo, location, upswing in
roal ostate p.ices, suslained demand for
Residontial FIat, alFround dsvelopment of
commercial and rssidential application in the
locality €tc.

11. major factors thal were not taken inb
accounl during the valuation;

Nit

tt. Caveats, limitations and disclaimers to lhe
extent they explain or elucidate he
limitations faced by valuer, which shall not
be for the purpose of limiting his rssponsibility
for the valualion report.

Attached

\
t

www.vastukala.org

Vostukolo Consultonts (l) Pvt. Ltd.

Particulars

4. disdosure of valuer interesl or conf,ict, if
any;

and/or investigafions
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Assumotions, Disclaimen. Limitations & Qualifications

Vrlue Subject to Chrngc

The subject appraisal sxerciso is based on prevailing market dynamics as on lOth l{owmbor 202il and

does not take into accounl any unboseeabls devdopmonb whi$ could impact he same in tho futurB.

Our lnvosdgetlons

We aro not ongagsd b carry out all possiblo inwstigatons in r8htim b ho subject prcpErty. liJhsr€ in

our roport we idsntity certain lmitator8 to our invostigalibns, hb is b snabls fis r€liant palty to insfuct furhar

investigations wtrera considend appropriato or wher6 we rocommend as necessary prior to reliance. Vastukala

Consultants lndia hrt Ltd. (VCIPL) is not labla for any loss occasion€d by a dscision not to conduct fur$or

investigalions

A3.umptloni

Assumptions arc e n€cessary part of undertahng vahalions. VCIPL adopb assumplions for $e

purpose of providing valuation advise because some mattsrs are not capable of accurate calarlatlons or fall

outside hs scope of our expertise, u out instuctbns. The relant parly accepb $at he vafuatim contains

certain spocific assumptions and acknowledge and accspt the risk of that if 6ny of tho assumptions adopted in

$s vafuafion ar€ incor€cl, thsn lhis may haw an efiect on he vabatifi.

lriomatlon Suppllod by Ohon

Ths appraisal is based on be informalion pmvided by Ule diont. Th€ same has been assumsd to b€

mnecl and has been used for appraisal exercise. Where it is shted in he r€port hal anoher party has supplied

infurmation to VCIPL, hb infurmatim is beteved to be rdiable bul VCIPL can accept no responsibilty if this

should prove nol b bs so.

Fufu7! l{etter!

To ho extent hat he valuation indudes any shtement as b a futur€ matbr, hat statement is pro\ridod

as an ostimatE and/or opinion basod on h6 infomution known to VCIPL al tre date of $is dodm6nt. VCIPL

doo3 not x€ranl hat suct stabmenb are accuratg or comct

trp rnd Planr

fuy skatch, plan or map in his report b induded b assist he reader wfiile visualbing he property and

assume no responsibility in conneclion wih such mafters.

Sh. D.t8lb

Based on inpub l€csived frcm Client and site visit conduclod, m undersbnd that ho suti€c-t

proporty is REsidential Flat, admeasuring 6O,0{ Sq. Ft. Total Bullt Up Arer in lhe Namo of Onner r.

Rajcndra Sampat Bhalcno, Fur$er, VCIPL has assumed hat ho subject property is ftee frorn any

encmadment and is available as on tle date of the appaieal.

Prcp.rty Tltle

Vostukolo Consultonts (t) pvt. Ltd
An ISO 9001:2015 Certified Company www.vastukata.org
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Bas€d on our dbcussion with the Clisnt, ws undenihnd that he subject poparty is being ovmed by Namo of

Owns: r. Rdandra Sampat Bhalorao. For the purpo€o of firis appraisal oxsrciso, rys have assum€d hal the

subied prcporty ha6 a dear tille and is free from any encumbrances, disputes and dairns. VCIPL has mads no

furher enquiriEs with he rchvant local authorilies in his regard and doss not certify the pop€rty ss having a

char and marketable litle. Furher, no lqal advice regarding th€ tith and ownership of he sutlbd property has

been obtained br be purpose of this appraisal exercise. lt has been assumed fiat he tite deeds are dear and

marketable.

Envlronmental Condltlons

We havE assumed $at tre subjocl pmperty is not conbminated and is mt adyecely afrc{sd by any

eisting or proposed onvimnmEntal hw and any procsssos which are carded out on the property al€ rsgubtod

by envimnmenlal logislation and aro propsrly licensed by fu approprialo auhoritiss.

Arca

Based on $}o information provided by the Client, we understand hat th6 Residontlal Flat, admeasuring

600,00 Sq, Ft Tohl Bullt UpA,!s

Condlton & Rrp.ir

ln the absence of any information to the contrary, we have assumed hal lhere are no abnormal gmund

conditions, nor alchaeological remains pr66nl which might adversely affecl the cunenl or trture ocaJpation,

dewlopment or valus of the propeily. The proporty is {ree from rat, inhstation, shiclural or htent dsbct. No

cu]rently known deleterious or hazardous materiab or suspect tschniquss will bs used in ths consfrrcton of or

subsequent alteration or additions to the properly and comments made in he property details do not purport to

€xpress an opinbn about, or advise upon, he conditon of uninspsc,led parts and should not be hken as mahng

an impfied rcpresenhtion or slalsmont abdJt sudl parb

V8lustlon otiodology

For hs purpose of his vahation exeEise, he vahatbn methodohEry used is Direct CompariEofl

Approach Method and pmposod Cunsnt use / Exisling us6 premise is onsidered br his assignm€nt.

fte Direc{ C.omparison Appmach involves a comparison of fte pmperty being vatred to simihr

propedos that have acfually been sold in ams - lsngfi Fansaclions or are oftred for sals. This appmadl

dsmonstrates what buyers have hlstorically been witring to pay (and selbrs wiltng to accept) for similar

properties in an open and competitive market and is partiorhrly useful in estimating the value of tre Fht and

propedies thal are tlDically fadod on a unit basis.

ln case of inadequate recent transaclion activity in the subjec,t miuornarkel, the appraiser wouH collsto

detaib of oHer hansaclions. Subsequen0y, $e appraissr would analys€ rental / capital value fends in he

subied micrGmarket in ordsr to calculate $e psrcsntag€ increase / dgcrea$ in vdues since he dab of he

identified transadions. This p€rcentage wqrld then be adoptsd to prcjec{ he cunBnt value of lhe same.

Vryhere diance has been phced upon extemal sources of infomation in applying $e valuaton

metrodologies, unless oheruise specifically instucled by Client and/or stated in the valuation, VCIPL has not

independently verified that information and VCIPL does not advise nor accept tt as reliaue. Tho psrson or Entity

\
Y
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to wtlom lhs report is addles,sed acknowhdges and accepts tre risk ttut if any of tre unverified infomation in the

vahalion is incorBct, hsn this may have an oftct on tho valuation.

Not a Sauc.tunl Surucy

We stab tnt his b a valuation Gport ard not a structural survsy

0ther

All moasur€m€nts, ar€as and ages quotd in our rsporl are appmximate

lrgal

We have ml mads any albwances with r€spect to any existing or proposed local legishtion relating to

taxation on realization of the sale vabe of the subject property. VCIPL is not requirod to girre testimony u to

appoar in court by reason of his appraisal roport, with rofersnco to tho propsrty in qusstion, unless arrangement

has been made hereof. Further, no legal advica on any aspects has been obtaingd br the purpose of his

appaisal ex6rcis6

Proporty sp.eifi c asumptlons

Based on inpub received from he dient and sile visit mnduclsd, rve undersbnd hat the subiect

property is Resident al Flat, admeasuring 600,00 Sq. Ft Tohl Bullt Up Anr

ASSUTSPTK)NS. CAVEATS. LIM]IATIOt{ AND DISCI-AIIIIERS

We assume no responsibility for matteB of legal nature decting $e poperty appEised or the title

theroto, mr do we rendar oJr opinion as b he tits, which is assumod to be gpod and marketabh.

2. The pmperty is valuod as though under nasponsiue o,vnership.

It is assuried that he poperty is free ol liens and encumbrances.

It is assumed hat heG are no hidden or unappar€nt conditions of the subsoil or struduE that would

rendor it moro or l€ss valuable. No responsibility is assumed for such conditions or for sngineering tnt
might be .Bquirod to discowr srch factors.

5. There is no diEct/ indirEc't intgrssl in he pmperty valued.

3

4

6 Ths rstes br valuation of the property arB in mrdsncs with $e Govt. approved nates and prevailing

ma et rates.

\

1
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Falrness

1. A valuer shall, in he conducl of his/its business, follow high standards of integrity and faimess in all
his/ib dealings wih hMts clients and oher valuers.

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

3, A valuer shall endeavour lo ensure that he/it provides tue and adequab information and shal not
misrepresent any tacls or situations.

4. A yaluer shall reftain from being invofoed in any action that would bring disrepub to the profession.

5. A valuer Ehall keep public interesl foremost while delivering his ssrvices.

lndependence and Dlsclosure of lnterust

12. A valuer shall act with oblec'tivity in his/ib professional doalings by sn8uring that hiyits docisions
are made without the prcsence of any bias, conflict of interest, coercion, or undue influence of any
party, whether directly connected to lhe valuation assignment or not.

'13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associatos is not
indep€ndonl in tarms of associatlon to the company.

\ Vqstukolo Consultonts (l) Pvt. Ltd.

Profo$Elonal Compotence and Due Care

6. A valuer shall lender at all times high standards of servica, exercise due diligence, snsuro proper
care and Exerciso ind€p€ndonl profEssional judgmEnt.

7. A valuer shall carry out professional ssMces in accordance wilh lhe relevant tschnical and
profussional standards that may b€ spEcified from time to time.

8. A valuer shall continuously maintain professional knowl€dg€ and skill to provide compelont
profgssional ssrvice based on up-to-dats devslopmsnts ir praclico, prevailing reguhtions /
guidelines and techniques.

9. In the proparation of a valuation rBp0rt, ths valuor shall not disclaim liability for hidits expertise or
deny hidits duty of care, except to tha exlsnt that he assumptions arB based on statements of fact
pmvided by the company or its audilors or consullants or information available in public domain
and not generated by the valoer.

10. A valuer shall not cany out any inslruction of the clierd insofar as they are incompatible with the
requiremsnb of integrity, objectivity and indop€ndencs.

ll. A valuet shall doarly stato to his client the services thal he would be compolent to provide and tha
seMcss for which he wouH be relying on other valuers or pmfessionals or for which the client can
have a separate anangement with other valuers.

An ISO 9OO1:2015 Certlfied Company www.vastukala,org
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,l4. A valuer shall maintain complote indepsndsnce in his/its professional relationships and shall
conduct the valuation independsnt of extsrnal influencos.

.l5. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of duties
and interests, while providing unbiased seMces.

16. A valuer shall not deal in securities of any subjecl company afier any time when he/rt first becomes
aware of he possibility of his / its association with the valuation, and in accordance wih the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2015 or tilllhe
time the valualion report becomes public, whichovor is earlior.

17. A valuar shall not indulge in 'mandate snatching' or ofrering 'convenisnca valuations' in order to
cator to a company or clienfs nEsds.

lE. As an indep€ndent valuer, the valuer shall not charge success fee.

19. ln any fairness opinion or independent Bxpsrl odnion submittsd by a valuer, if here has been a
prior engagement in an unconnected transadion, the vafuBr shall declare the association with

he company during the last five years,

Confidentiality

20. A valuer shall not use or diwlge to other dients or any other party any confidential information

about the subject company, which has corne to his / its knowledge without proper and specific

auhority or unl€ss there is a legal or profussional right or duty to disclose,

lnformation )lanagoment

21. A valuff shall snsurc that h€/ it maintains w ttan contemporaneous records for any decision taken,

ths reasons fur laking he decision, and the inbrmation and evidence in suppon of such decision.

This shall be maintained so as to suftcienty enable a reasonable person to take a visw on the

appropriateness of his /its decisions and actions.

22. A valuor shall appear, co{psrats and be available for inspections and investigations canied out

by the authority, any p€rson au$orisod by tho adho.ity, fie registerod valuers organisation wilh

which he/lt is regislered or any other statutory regulatory body.

23. A valuar shall provide aI information and records as may be roquirad by the auhority, the Tribunal,

Appellate Tribunal, he r€gistared valuoIs organisation with which he/it is rsgister€d, or any othor
statutory regulatory body.

24. A valuar while rospecling the confidEntiality of inbrmation acquirod during the course of performing
professional s€rvices, shall maintain proper wor*ing papen for a period of three years or such
longer period as required in ih @ntrac{ for a specifc valuston, for production before a regulatory
authority or for a peer revisw. ln tho Evant of a pending case before the Tribunal or Appellate
Tribunal, the recod shall be maintained till ths dbposalof the cass.

Gifts and hospitality:

25. A valuer or his / its relativo shall not accept gifrs or hospitality which undermines or afiscts his
independence as a valuer.

Explanation: For the purposes of this code lhe term ?ehtive'shall have ths same meaning as
defned in dause (77)ofSeclion 2 oftre Companies Ac{, 2013 (18 0f2013).

Vostukolo Consultonts (t) Pvt. Ltd.v
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26. A valuer shall not ofisr gifis or hospilality or a financial or any ohar advantage lo a public aorvant
or any other p€rson with a viey, to obtein or retain wo* for himsetf / ibelf, or to obtain or rstain sn
advantage in lhe conduct of profession fur himself / itself.

Remunoration and Costs.

27, A valuer. shall provido semces for remuneration whidr is drarged in a transparont manner, is a
reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with
the applicable rules.

28. A valuer shall nol accept any fees or charges other han hose which are disdosed in a written
contract with the person to whom he would be rendering service.

Occupation, employabilityr and iortrictions.

29. A valuer shall reftain from accepting bo many assignments, if ho/it is unlikely to be abh to devots
adoquate time to each of hiy its assignments.

30. A valuer shall nol conduct business which in the opinion of the authority or he registered valuor
organisation discredits the profession.

For VASTUKALA CONSULTANTS (l) PW. LID.
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