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Valuation Report of the lmmovable Property

Details of the orooertv under rati on:

Name of Proposed Purchaser: Shri. Swapnil Dilip Mogare

Name of Owner: Shri. Milind Shantaram Jadhav

Residential Flat No. 08, Second Floor, " Nlprabha Helghts", Gat N0.2416, Plot N0.36' G.P. Milkat No.

7597/ 8, Near Shree Datta Prasad Medical, Vimal Nagar, Sai Dham Road' Village - Ojhar,

Taluka - Niphad, District - Nashik, PIN Code - 422006, State - Maharashtra, Country - lndia.
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Latitude Lonqitude: '58.4"N 73'55',17.9"E

Valuation Prepared for:
Bank of Baroda

Regional Office Nashik Road Branch
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik 422 101, State - Maharashtra, Country - lndia.

ll.srl&: 4, 1'Floot Madhusha Elite, Vrundavan Nagar. .latG-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)
E-mail r nashik@vastukala.org, Tel. | +91253 4068262 / 9890380554

9 nga orcc: B1-oot, u/B Ftoor, Boomerang,
Chandivali Farm Road, Andheri (East),
nrttE - il()o 072, (M.s.), INDIA

E TebFaxt +9122 2a371125124

mumbai@vastukala.org
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VastldtlashlUl I 1202300il921 2n35'17

18/0$213{W
Dats: '!8.'11 2023

VALUATION OPINION REPORT

This is to certify that hs property bearing Residsntial Flat No. 08, Second Fbor, " iliprabha Heighb", Gat No.

2416, Plot No. 36, G.P. Milkat No. 7597/ 8, Near Shree Datla Prasad Medical, Vinnl Nagar, Sai Dham Road,

Vilhge - Ojhar, Taluka - Niphad, Dishict - Nashik, PIN Code - 4220M, State - Maharashtra, Country - lndia

belongs to l{ame of Proposed Pun$ror: Shd. Srvapnil Dlllp togrre. Name of Ourner: Shri. tllind
Shantaram Jadhav.

Boundaries of the property.

Consftlering various parameters recoded, existing economic scenario, and the information that is available with

reference to he develoHnenl of neighborfiood and method seleded for vahation, we are of he opinion hat the

prop€rty premises can be assessed for this parti;uhr purpose att 16,36,200.00 (Rupeer Slxteen l:kh Thl.ty

Slx Thousand Two Hundred Only),

The valuaton of he property is based on the documents produced by the concern. Legal aspecb have not been

taken into considorations while preparing this valuation roport.

Hence certilied

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director
llrnol B, Chalikwar

Registered Valuer
Chartered Engino€r (lndia)

Reg. No. CATJ-F-'|763
Reg. No. lBBltRV/07/201 &1 0366

BOB Empanelment No.: ZO:[IZ:ADV:46:941

oudy !i!l{d br [.!-d Oxrtlr
Ox: otiaLnqJ O.Id.r,
oeY&'lol Colurt nB O A,l. ttd"

.,i.{. orrrv.'l)hh!i9 6tl
h.: 202r.r 1.rl I tr 4:4tt {Ot!O

Auth.

t{.drlk: 4, 1" Floor, Madhusha Elite, Vrundavan Naqar, Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M S.)
E-mail : nashik@vastukala.org, Tel. | +91 253 4068262 / 9890380564

9 RrgO O{tlcr: 81-001, u/B Floot Boomerang,
Chandivali Farm Road, Andheri (East),
ltuntd - 400 072, (M.S.), INDIA

A TeEFax: +91 22 28371325/24
mumbai(avastukala.oro
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Boundaries Building Flat

North Open Space of Gat No. 24'17

South 9,00 M. Wide Colony Road

East Plot No. 37 & 38 Plot No. 37 & 38

West Plot No. 34 & 35 Flat N0.07
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Gat N0.2417l1 P

Passage, Staircase, & Flat No. 09



V.traton Rlpst Proparod For BOB / RO. N.st* Rood &and / Shri. $rapoll olip Mogalr (01I5092/Am5t4 Pago 3 o, 24

Vastukala Gonsultants (l) A,t. Ltd.
81.001, U/B Floor, Boomcr.ng, Chandivali Farm Road, Powai, Andhori (East), Mumbai -400 072.

To,

The Chhf tlanagor,

Bank of Baroda
RegionalOffice Nashik Road Branch
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik 422 101, State - Maharashfa, Country - lndb.

VALUATTON REPoRT (lN RESPECT OF FI-AT)

Vostukolo Consultonts (l) Pvt. Ltd

I General

I Purposo for which he valuation is mads To ass€ss Fah Markst vdue of the property hr Bank

Loan Purpose.

I a) Date of inspection 16.t1.2023

b) Date on whid] the valuation is made 18.11.2023

List ofdocumenb produced for perusal:

i. Copy of Notarized Agreement to Sale Daled 30.10.2023 between Shri. S\,apnil Dilip MogarB

(Proposed Purchaser) & Shri. Milind Shantaram Jadhav. (Orrrr).
ii. Copy of Sale Deed date 29.11.2014

iii. Copy of Completion C,ertificate dated 05.10.2013 issued by Grampanchayat ojhar.

iv. Copy of Appmved Building Plan Accompanying Commencement Cerlifcala Javak No. 547 2011

Daled. 17 .12.2011 issued by Grampanchayat Olhar.

v. tupy of Commencernent Certificate No. Javak No. 547/ 20ll Da1ed.17.12.2011 issued by

Grampanchayat oihar.

vi. Copy of Electicity Bill vide Consumer No. 073028098241 dated.19.10.2023 in the name of

Shri. Milind Shanhram Jadhav (Orner) issued by M.S.E.D.C.L.

Name of the owne(s) and his / heir addess
(es) with Phone no. (details of share of each

omer in case of joint ownership)

Name of Proposed Purchaser:

Shri. Swapnil Dilip Mogare.

Name of Owner:

Shri. Millnd Shanhram Jadhav

5 Brief description of the property (lnduding

Leasehold / freehold etc.)

The property is a Residential Flat No. 08 is located on

Second Floor. As per Approved phn, 0re composition

of flat is Living + 1 Bedroom + Kitdren + WC + Bath +

Passage (i.e., IBHK).

\ v
An ISO 9001:2015 Certiffed Company w\rw.vastukala.org

3.

4.

Addrcss: Residenlid Flat No. 08, Seond Floor,

'I{lprabha Heights', Gat N0.2416, Plot No.36, G.P.

Milkat No. 7597/ I, Near Shree Datta Prasad Medical,

Vimal Nagar, Sai Dham Road, Mllage - Ojhar, Taluka -

Niphad, & Distict - Nashik, PIN Code - 422006, State

- Maharashtra, Country - lndia.

Contac{ Person:

Shri. Swapnil Dilip Mogare (Prcposed Purdaser)

Contact No. +91 9604283582

Sole Ownership
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Vostukolo Consultonts (l) Pvt. Ltd.

Tle property is at 21.3 Km. distance from nearest

railway station Nashik Road.

Landmark: Near Shree Datta Prasad Medical

5a Total Lease Period & remaining period (if

leasehold)

b Location of property

a) Plot No. / Survey No. Gat No. 2416, Pbt No. 36, G.P. Milkat No. 7597/ 8

b) Door No Residential Flat No. 08

c) T.S. No. / Vilhge Vilhge - Ojhar

d) Ward / Taluka Taluka - Niphad

e) Mandal / District District - Nashik

0 Date of issue and validity ot hyout of
approved map / phn

s) Approved map / plan issuing authority Grampanchayat Ojhar

h) Wheher geruineness or auhenlicity

of approred map/ phn is vorifiod

Yes

0 Any ofier commenb by our

ompanellod valusrs on authentic of

appmved plan

No

7 Poshl address of he property Residential Flat No. 08, Second Floor, "l{iprabha

Helghb", Gat No. 2416, Plot No. 36, G.P.Milkat No.

7597/ 8, Near Shrce Datta Prasad Medical, Vimal

Nagar, Sai Dham Road, MIage . Ojhar, Taluka -

Niphad, & Dishict - Nashik, PIN Code - 422006, State

- Maharashtra, Country - lndia.

I Oty / Town Nashik

Residenlial area Yes

Commercial area No

lnduslrial area No

i) High / Middls / Poor Middle Class

ii) Urban I Semi Urban / Rural Urban

10. Coming under Corporation limit / Village

PanChhayat / Municipality

Vilhge - Ojhar

Grampancfiayal 0jhar

11. Whelher covered under any Sht6 / C€ntral

Govt. enacinenb (e.g., Urban Land Ceiling

Act) or notified under agency area/ scheduled

area / cantonment area

No

13. Dimensions / Boundaries of he Propeny /
Bullding As per Ac,tual Site As per the Deed

North Gat No. 2417l1 P

South 9.00 M. Wide Cobny

\
Y

N-A. as the property is freehold.

Copy of Approved Building Phn Accompanying

Commencement Cerlificate Javak No. 5471 2011

Daled.. 17 .12.2011rssued by Grampanchayat Ojhar.

o Classification of the arca

GatNo.241711 P

9.00 M. Wide Colony Road

I

t.t

An ISO 9001:2015 Ceftified Company www.vastukala.org
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Road

East Plot No. 37 & 38 Plot N0.37 & 38

West Plot No. 34 & 35 Plot No. 34 & 35

13.1 Flat fu per the Deed

North Open Space of Gat

No.24'17

Open Space of Gat No

2417

Passaga, Staircase, &

Flat N0.09

Passage, Staircase, & Fht

N0.09

East Plot No.37 & 38 Plot N0.37 & 38

West Flat No. 07 Flat N0.07

13.2 Whether Boundaries Matching with Actual Yes

Latitude, Longitude & Co+rdinates ol the site 20'04'58.4"N 73'55'17,9"E

14. Extent of the site Carpot Area in Sq. Ft. = 502.00
(Area as per site Measurement)

Built up ln Sq. Ft. = 606.00
(Arca a. per l{obrL.d Agrcemcnt To Sah)

15. Extent ol 0p site considered for Valuati:n

(least of 13rA& 138)

Bullt up ln Sq. Ft = 606.00
(Am as per l{otadrcd Agrcement To Sale)

16 V\hether ocorpied by he owner / bnanl? lf
ocarpied by tenant since how long? Rent

rgcaived per monh.

Vacant

I APARTMENT BUILDING

1 Naturo of the Apartnent Residential

Location

C.T,S. No, Gat N0.24i6, Plot No. 36, G.P.Milkat No. 7597/ I

Ward No.

Village / Municipality / Corporation Vilhge - Ojhar

Grampanchayat 0jhar

Door No., Slreet or Road (Pin Code) Residential Flat No. 08, Second Floor, 'Nlprabha

HelghB', Gat llo. 2416, Plot No. 36, G,P. Mikat No.

7597/ 8, Near Shree Datb Prasad Modical, Mmal

Nagar, Sai Dham Road, Vitrage - Ojhar, Taluka -

Niphad, & DisMct - Nashik, PIN Code - 422006, State

- Maharashfa, Counby - lndia.

3 Doscription of he locality Rssidential /
Commercial / Mixed

Residential

4 Year ol Construction 2013 (As per Completion Certifcate)
E Number of Floors Ground (part) + Stilt (part) + 4h Upper Floors

Type of Sbucture R.C.C. Framed Structure

7 Number of Dwdling units in the building 4 Flat on Secord Floor

8 Quality of Construction Normal
o Appearanco of the Building Normal

10. Maintenance of the Buihing Normal

An ISO 9001:2015 Certilled Company www.vastukala.org

As por Ac'tual Slte

South

13.3
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Block No.
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11. Facilities Available

Lift Yes -1

Protscted Water Suppv Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Stift Car Parking

ls Compound wall existing?

ls pavement laid around he buiHing Yes

il FLAT

1 The floor in which the Flat is sltuated Second Floor

2 Door No. of the Flat Residential Flat N0.08
J Specifications of the Flat lBHK

Roof R.C.C. Shb
Floorinq Mtrif ed tile Floorinq

Doors Door framed with flush doors

Windows Aluminum sliding window with M.S, Grills

Fittinqs Concealed Plumbing, Concealed Electrical wiring

Finishinq Cement Plastering

Paint Distemper Paint

4 House Tax
Assessment No. Detaib Not Prwided
Tax paid in he name of: Details Not Provided

Tax amount: Details Not Provided

5 Electriciv Servica connac{on No.: 073028098241

Meter Cad is in the name ot Shri. Milind Shantaram Jadhav

6 Horv is the maintenance of the Fht? Normal

7 Sale Deed executed in the name of Nam€ of Propossd Purchassr:

Shri, Swapnll Dillp llogrn

Name of Ovner:

Shri. Milind Shantaram Jadhav.

I What is the undMded area of hnd as per Sale

Deed?

Details not available

I What is the plinth area of the Flat? Bullt up in Sq, Ft. = 600,00
(Area as per t{otadzed Agnement To Sah)

10 What is the floor space index (app.) As per NMC norms

What is the Carpet Area ol the Fht? Carpet Area in Sq. Ft. = 502.00
(Area as per site Measurement)

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

13 ls it being used br Residenlial or Commercial
purpose?

Residential purpose

14 ls il Orneroccupied or let out? Vacant

15 lf rented, what is the monfily rent? t 3,500.00 Expected rental income per month

tv MARKETABILIW
1 How is the marketability? Good

2 What aro he factors hvouring lor an exta
Potenlial Value?

Located in developing area

J Any negalive fac{ors are observed whbh
affect the market value in general?

No

v Rate

1 After analfzing ths comparable sale insbnces,
what is the composite rate br a similar Flat

( 2,500.00 to { 3,500.00 per Sq. Ft. on Buill Up Area

,
An ISO 9001:2015 Cedified Company www. vastu kala,org
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wifi samE specffications in the adjoining

localitf - (Along wih detaib / referoncs of at -
least two htest deab / transactions with
respect to adjacent properties in he areas)

2 Assuming it is a nsw construc'tion, what is the
adopted basic composite rate of he Flat under
valualion afier mmparing with the
specifcations and other fadors wih h6 Flat

under comparison (sive details).

t 3,000.00 p€r Sq. Ft. on Built Up Area

J BrBak - up for the rate

i) Building + S€rvicss t 2,000.00 per Sq. Ft.

ii) Land + ohers t 1,000.00 per Sq. Ft.

4 Guidsline trts obhined ftom the Registra/s
offc€ (evidence thoreof to be encbsed)

t 25,6Cr0.00 per Sq. M.

< 2,378.00p0r Sq. Ft

Guideline rate obhined (afler Dspreciation) t 23,040.00 p€r Sq. M.

< 2,140.00per Sq. Ft

5 Registered Value (if avaihble)

VI COTIPOS]TE RATE ADOPTED AFIER
DEPRECIATIOil

a oepreciated butding rate t 1,700.00 per Sq, Ft.

Replacement cost of Fht wrth Services (v(3)i) t 2,000,00 per Sq. Ft.

Age of he building '10 Years

Life of the building estimatod 50 years Subject b proper, prsventivs periodic

maintenance & struc{ural repairs.

D€prochtion percentage assuming he
salvage value as 10%

N A. as the age of he pmp€rty is below 5 years

Depreciated Ratio of the buildinq

b Total composite rate anived for Valuation
Depreciated building rate Vl (a) t 1,700,00 per Sq. Ft.

Rate for Land & other V (3) ii t 1,C,00.00 per Sq. Ft.

Tobl Composlte Rate t 2,700.00 per Sq. Ft

Sr.

No.

Description otv Rato p6r

unlt (?)

Estimat.d
Valuo fi)

1 Present value of $e Flat 606.00 Sq. Ft. 2,700.00 16,36,200.00

2 Wardrobes

3 Showcases

4 Kilchen anangemenb

5 Superfine finish

b

7 Electricity deposib / electical fittings, etc.

8 Exfa collapsible gates / grlll norks etc.

I Potential value, if any

Others

11 Parking

12 As per cunent stage of work completion the value of

lhe Flat (if Flat is undsr construction)

An ISO 9001:2015 Cenified Company www.vastukata.org
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13 After 100% completion final vafue of Fht
Total r6,36,200.00

Value of Flat
Fair Mar*et Value 16,36,200.00

Reallzabh value 15,54,390.00

Distress Value 13,08,960.00

lnsurabh value of the prcperty (606.00 Sq. Ft X t 2,000,00) 12,'t2,000.00

Guideline value of tho property (606.00 Sq. Ft. X t2,1411.00) 12,96,840.00

Justification for price / rate
The Mad<et Value of the proporty is based on facls of makeb discovored by us dudng our enquiries, honrever the

govemmsnt rale valug in lhis casE is less han hs market value anived by us. We are of he opinion hat the vsluo

aniv6 by us will pova b be corec{ if an Auction of he subjed property is canied out. As far as Market Value in lndex

ll is concemed, it i6 not poosible to comment on same, may be govemment rales are fixed by sampling during sarn
point of time in parl and whemas, Market values change every monlh.

ln most of the cases the aclual deal amount or Transetion value is not rellecled in lndex ll because of varirus Ma*et
praclirxs. As Valuar, lve ahrays fy to give a value whid is conec't refledion of actual fansaction value inespective of

any factoB in market.

Method of Valuation I Approach

The sales comparison approach uses the market data of sale prices to estimate he value of a rcal estate properly.

Property valuation in his mehod is done by comparing a property to other similar properties that have been mcently

sold. Comparable pmpenies, also knorvn as comparables, or comps, must share certain bafures with the pmperty in

question. Sorne of these indude physical features such as square footage, number of moms, mndition, and age of

the building; horrever, $e most important factor is no doubt the bcation of he propeily. Adjustnents are usually

needed to account for diferences as no ttro properties aro exac{y the same. To mako proper adjustments whon

comparing properties, real estate appraisers must know tle difierences between lhe omparable prcperties and tlow

lo value hese difierences, The sahs comparison approach is commonly usod br Resi{jsntial Fht, where there are

typically many comparables available to analyze. As the property is a Residential Flat, we have adopted Sale

Compadson Approach Method for the purpose of valualion. The Pric6 for simf,ar type of pmperty in the nearby

vicinity is in the range of t 2,500.00 lo t 3,500.00 per Sq. Ft. on Built Up Arca. Considering he rate with attached

report, flnent market conditons, demand and supply position, Fht she, location, upswing in real estate pricas,

sustained demand for Residential Fht, alkound development ofcommercialand resllential application in he locality

etc. We ostimate t 2,700.00 per Sq. Ft. (afler deprecation) on Built Up Area for valuation aftsr deprociation.

lmpsnding threat of acquisition by govemmenl for oad

widening / publics service purposes, sub merying &

applicability of CRZ provisions (Distance fom sea{ost /
tidal level must be incorporated) and heir efect on

Not applicable.

i) Saleabiity Good

ii) Likely renhl values in future in and t 3,500.00 Expected rental income per month

iii) Any likely inorc it may gEnerate Rental lncome

\ VoStukolo Consultonis (l) Pvt. Ltd.
An tSO 9001:2015 Certrfied Company www.vastukala.org
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Route Map of the propertv

Latitudo Lonsilude: 20'04'58.4"N 73"55'17.9"E
Note: The Blue line shows the route to site fmm nearest raiJway station (Nashik Road - 21.3 Km.)

\ Vostukolo Consultonts (l) Pvt. Ltd
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Ready Reckoner Rate

I

Annual Statement of Ratcs Ver. 2.0

(rrdrr{f,fiqffirrgdz.o 
1

Surrqto 2727 1 27.1.T{EEI

:-r<H=1r:nSal€d Localon

Y€3I

r locelloai

t aro4. :rotEt Y

SddI{*! NFhac

S.Ld t/te. [tcr.r.]e . Ojhal

Sxdr By Sttry l,lo.

20:3-:0:. Y

s-d.d odtd

I Vostukolo Consultonts (l) Pvt. Ltd.\
An ISO 9O01:2015 Certifred Company wwvr.vastukala.org

ffi qgd6, &

rrdi{rg{rRH

fr Hffne yaluation Guidelinc! i I UsE ltEnirel

r F ?frr Fr, 4armrtF

l2



Pago 12 .,24

2 BHK Flat {25.5L.-....': t:rr'
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2 BHK FIat

E

800 eq ft t2 99 (/{.tt 2 BH( .,o Eait t6ina Samr Frrrnrdrcd

t-

Vrldoi Rspdl PrDp.Ed For BOB / RO. llrlht( Ro6d &!.'d / SM. $rlFll Dfp lbg.rr (0G0922303514

Price Indicators

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certifted company wwvr.vastukala.org

+
I more

!

I

fl
n

I

t

/

8 Yb.r Okt

d--'

F

+
13 more-ffi

t23.9 L r" ',., . :

!

t_r I

riv
\
L*a

J:

\ Y



Vlllalirn R4od PEpor.d For BOB / RO, Neihit Rosd B.drd! / SM. Smpnl D[ip Mogar8 (005621231]3517)

Notarized Aqreement To Sale

Paoo 13 ot 21

VostukOlO Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certiffed Company www.vastukala.orq

r I 1 atlr-

W* r;#"r;*'r#lrl
I

-ntt<irmflcl-
(AGREEMf,TT TO SAIJ)

.o*$r[tqt!p rt rrdRcrr.rr ill{t.

o\r( 6t
.,o. r.a l3/!o/3

tr:dt{[h), .t !r' i t' 5rt'
.:1+an 1-f16.1tr*-q;!iq-l-'r;'' lrtEe

G\ --'l-"

$dt^

s ro

E""hfir
p,t- Stlvt

3.lr r )2-g

#
I

m

,s!ttlL!! {Etrnt+rrtE tmfrlFr art'ird': *
*..(rr. )a rlE! *{atililrtr.r rttlrr k qt rv" ' " " /'
rrt alrF qtu rii.tr{Errtl

I|.EF. frto! fr, t.t.r. {
dr,{Hln.* l. rr',ltrtdllrRGtt'
iFhru.ttEft.lir
r.ijoar !3oa aaaa

-r rt{lr-
It.tfth rlrrrt rm,r,r.rr il
itr- r(r-(ttlr,Jl|t(ftr'rr'hEE
i.trfta +rt.^rxtDtala

.d rr.(r(ktil{trxrf rrft (qrk).tG.hdr{itutr
srrrrrrrQrha,
r .ft'rrr{ft r{< t -! Errr th tu ldl !r!r frE tn ni
r\xtr !.rtttKq{rftrtQFfldtrffi dlttrdll{t{itl
trld tiQr ifa t Fttl rfi fuFr

tE {.rrtl,E E l-lq,{t{t alw lto'ol it.ft. .tl! ftd
il+iFrtqrrtsndan furrrfrrutrrllnt*5er
randtr rrrlt r.<((E)t frclc ar 9t'f r ll.fr.id!
qot-?rit.Frr,q.t.{..z1l,rl.rl.fr.rl.l'l1l/ z

fq{flrr

RFiltr

tt nlr . Fretft. rtftr i+6 irt{rtt r(trft. r! a.l{f

r)ri{t rg:frn' eft i. t q w r{rfrn

S r'*l lull.
rffr rdri lrrtq
rfrr :-tfrsr{Hrddtft

rm r.qri,rrts/ttfi

$rt*rgrfrsr-di.ertrgftr
f "d?i.l\ttl,
rFr:dlr.t
lnn :- mtir ncl( rrn rngfii'r
iln r.rri,rrtuTtntc

g (Rr t tnt+{ Hlff *i.rq tkr {r'fu nn
ri{t,qcc{firff qEtl,$Fh'Icintqrfffr lc/ I c /1r I I

ff r,rtrr- 11\ I / q c I r i rtftl khr ry rttnri{rt u / t r dq(

#E i. t rcuo I xri* flt.rk sqt slr ft* *'fi rm
qtfr wfi*Frfii rixtn qn irm t t ta nt ffit 6Et uk

\*il qt. ilit{ t<t ram qr q rtt0 *0nn trt w f*5

fi S,riFrffi h.ilritqFdnd{itn}*W
qt ni',Ffr in,hsdf $kEit${tttrrkr rf, 'm

frrlr t ft$hn fi n#1rr0 srt r fiffi l* rgr

Mqttdl qlsw{ rqft rff* wctri $l t q i rrfut r

rifr nr tsrrt E*fei*n qn i, e I u'nnrrr r fr
E{lrndqninr{ft{t,

t) rtrrqci, rr tt i Ht*rcih gfu n'rrfik ti'

ci*mifuugrfiilhmdrer n,w{Tf,, r(ldr

Fiiqrtrn,Riqlktrr/*i *n n.ft wr/m *, rt t t lrdnl at t

8,2/r/roca il dqt tkr vrt. nrcrlut re i'cttl

ftriff ffrrin,ilffir {N ft ,furntE{ trr'qrl/Rr/

$m/ rrt/rzt.rvtt/cr,ciiffi rt.

\

t'

I

I

I

i

I

I

I

I

\

v



VrlEtbn Rqdl PEpa.sd For BOB / R0. N.shik Ro.d 8.rod1 / Sh.i. Sn Ff Dfip tiLlalr (005092231I35i4 P4a 11d 21

Aporoved Plan
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As a result of my appraisal and analysis, it is my consideed opinion that the Falr llartet Valus for this particular

abwe property in trc prevailing condition with abresaid specification is t '16,36,200,00 (Rupees Sixteen Lakh

Thirty Six Thomand Two Hundred Only). The Realizabh Value of he abow property t 15,51,390.00

{Rupoe3 Flfisen Lakh Fifty Four Thousand Three Hundred t{inety Only}. and he Dlrtrect Valus(

13,08,9611.00 (Rupeec Thirteen Lakh Eighl Thouand iline Hundred Sffi Only),

Phce: Nashik

Date:18.,l,l.2023

For VASTUKAIA CONSULIANIS (l) PW. LID.

Manoj
Chalikwar
Direclor Aui . Sign.

tanol L Chalil(war

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Reg. No. lBBl/RV/07/201 8/1 Gl66
BOB Empanelment No.: ZO:ltlZ:ADV:46:941

Enclosures

Dechration frorn the valuer (Annexure - l) Attached

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

Date

Signature
(Name Branch Ofiicial with seal)

otgltr rrsid !, Mf,q ar.rh,.r
O : .Fttrd <h.lhd, ev.ftb!
cdglr.nl' (0 Flt Lrd, oGrAlmh.t
.idlErha€iaartuL5.4 err
o& 20r3.t Ll a I3t 5ff ratld

\
{
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Theundersignedhasinspec.tedftepropertydetailedintheValualionReportdated-

on-.Wearesatisfiedthattpbiandreasonablemarketvalueofthepropertyb
' 

-/P"-"o
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(Annexure - l)

DECLARATION FROM VALUERS

I, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that:

The information fumished in my valuation report dated 18J12023 is true and
correct to the best of my knowledge and belief and I have made an imparlial and
true valuation of the property.

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

l/ my authorized representative have personally inspected he property on
17 .11.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

I have not been convicted of any offence and senlenced to a lerm of
imprisonment.

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

I have read lhe Handbook on Policy, Standards and procedure for Real
Estate Valuation,2011 ol 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
submitted to the Bank for the respective asset class is in conformity to the
'Standards" as enshrined for valuation in the IVS in 'Genenal Standards' and
'Asset Standards" as applicable.

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

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

j. Further, I hereby provide the following information.

{ Vostukolo Consultonts (l) Pvt. Ltd

a

b.

c.

d

e

f

s

An ISO 9001:2015 Certilled Company www.vastukala,org
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Sr.
No,

Particulars Valuer comment

background inbrmation of ths assal being
valued;

Tho prop€rty was purchased by Shri. Swapnil Dilip

Mogare fmm Shri. Mlind Shanhram Jadhav vide

Notarized Agr€€ment to Sale dated 30.10

.2073.

2 purpose of valuation and appointing authority As per client request, to ascerhin the prss€nt market
valrc of fn property for Bank of Baroda, R.O. Nashik
Road Brand.

identity of he valuer and any oher €xperb
involved in $o valuatim;

Manr! B. Chalihrar - Regd. Valuer
Saniay PhadoF Rsgional Tednical Manager
Sachin Raundal- Site Engingsr
Vinita Surve - Tednical Manager
Rishidatt Yadav - Technical Oficer

4 disclosure of valuer interest or conflict, if
any;

We have no interest, either direct or indirec{, in he
property valued. Further to stato that we do not
havs relalion or any connEction with propsrty ownsr
/ applicant directy or indirecty. Further to state that
rve are an indepsndsnt Valuer and in no way
Ielated to property owner / applicant

5 date of appointrnent, valuation date and date
of
r€port;

Date of Appointmenl - 17.11.2023
Valuation Date - 18.'11.2023
Date of Report - 18.11.2023

6 inspections
undertaken;

and/or investigalions Physical lnspection done on .l7.11.2023

7 nalure and sources of he information us€d
or relisd upon;

Markat Survgy at hE time of site visit
Ready Reckoner rates / Circlo rates

Online search for Rsgistercd Transaclions

Online Price lndicators on roal estate portals

Enquiries with Real ostate consultants
Existing data of Valuation assignments canied
out by us

a procedures adopted in carrying out the
valuation and valuation shndards followed;

Sales Comparison Method

resirictions on use of he report, if any; This valuation is for the use of he party to whom it
is addressed and for no other purpose. No

responsibility is accepled to any third party who
may use or rely on the whda or any part of this
valuation. The valuer has no pecuniary inter€st that
vould conflid wih h6 propsr valuation of he
prop€rty.

10 major factors that were taken into account
during tho valuation;

q;rent market conditions, dsmand and supply
position, Rgsidgnbal Flat size, location, upswing in

r€al Estate pdces, sustained demand for
Rssidential Flal, all-nound devolopment of
commercial and residontial application in the
locafty €tc.

11 major faclors that were not taken inb
account during the valuation;

Nit

12. Caveats, limitations and disdaimers to tho
sxtent they explain or elucidato the
limitations hced by valuer, which shall not
be for the purpose of limiting his responsibility
for the valuation reporl.

Attached

Vabstion Rqo.t PEparcd For BOB / RO. N8hik Rord E and i Stui. $rapnl Dap Mogsll (0O509223C8514

Vostukolo Consultonts (l) Pvt. Ltd\
Y
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Assumptions. Disclaimers, Limitations & Qualifi cations

Value Subjad to Change

The subject appraisal oxarciss is bassd on prcvailing market dyramics as on 18tt iloyember 2023 and

does not taks inb account any unforsseeable de\,Eloprnsnts whidr muld impacl he same in ha fufurc.

Our lnvBtigations

We are not engaged to carry out all possibb investigations in rehtion to the subject pmpedy. Where in

our reporl wB identi! cerbin [mitations to our investigalions, tris is to enable $e reliant party lo instruc't fur$er

investigations whena considered appropdate or where we recommend as nec Nayaray prior to roliance.

Vastukah Consultanb lndia hlt. Ltd. (VCIPL) is mt liable for any bss occasionod by a decision not to conduct

fur$er investigations

Assumptions

Assumptions are a noc Nayamy part of undertaking valuations. VCIPL adopb assumptions for fie

purpose of providing valualion advis€ becauso some matters are not capable of accurate calcuhtions or full

outside he scope of our epgrtiso, or out insfuclions. Th6 reliant party accopb that he valuatim csrtains

certain specific assumptions and ac*noudedge ard accspt ths risk of hat if any of he assumptions adopled in

the vafuation are incorecl, then his may have an eftct on the vahation.

lnfomafion Supplied by Ohett

The appraisal is based on tc infamalion provided by the clhnt. The same has been assumed to be

conect and has been used for appraisal exercise. lthere it is stated in tre report ltrat another pady has suppled

infannation to VCIPL, bis information is believed to be reliable but VCIPL can accept no responsibility if tris

should prove not to be so.

Fufuro tatton

To he extent thal he valuaton indudes any statement as to a future malter, hat statemeflt is pmvided

as an estimate and/or opinion based on ft6 informalion knotm to VCIPL at th6 date of his document. VCIPL

does not wanant tlut such statemenb are accurale or mnec{.

tlap and Phns

fuy sketch, phn or map in $is report is induded to assist the reader while visualising the property and

assume no rcsponsibility in conneclix witr such matlers.

Slh Dotrils

Based on inpuB received from Client and site visit conducted, we undsnrbnd hat he subjec.t property is
Residential Flat, admeasuring Bullt Up Ara = 606,00 Sq. Ft, in tre Name of Proposed Purdtaser:
Shri. Swapnil Dlllp Mogare. Name of Omrer: Shrl. lililind Shantaram Jadhav. Further, VCIPL has assumod

hat the subject propefty is free from any encroachment and is availabh as on $e dab of the appraisal

An ISO 9001:2015 Certili€d Company wryw.vastukala,orq

Property Tifle

\ ,rf Vostukolo Consultonts (l) Pvt. Ltd.
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Based on our discussion wih the Client, we undershnd hat he subject propefl is being Purchased by Name of

Proposed Purcfraser: Shri. S'wapnil Dilip togarc, Name of Orvner Shri, tilind Shanbram Jadhav. For tp
purpose of tris appraissl oxercise, we have assumed that the subject prcperty has a dear tite and is froe from

any oncumbrancss, dispubs and daims. VCIPL has made no furhor snquirias with hs rclavant local auhodtios

in $is regard and does not certify the property as having a char and makatable tidE. Further, no legal advice

rogarding he tits ard orrmership of he subjecl proporty has been obtainsd for tn purpose of this appiaisal

exercise. lt has been assumed hat the tifle deeds are dear and markelable.

Envlrcnmenhl Gondllionr

We have assumod hat the $/bjec{ pDperty is not conbminated and is not advorsely afrc'ted by any

existing or proposed gnvironmental hw and any pocossss wtrich arB canhd oul on he proporty ars rgguhtod

by environmenhl legislalion and are properly licensod by he appropriate authorities.

fu€t

Based on the information provided by tho Client we understand that he Residontial Flat, admeasuring

Bullt Up Alta = 606.fi1 Sq. Ft"

Gonditlon & Repalr

ln the absence of any information to the mntrary, we have assumed thal fiele arB no abnormalgmund

conditions, nor archaeological remains presont wtrich might adversely afioct he currBnt or future occupation,

development or value of lhs pmperty. The prcperty is fiee fom rat, infestation, structural or latent defscl. No

flflBnt]y known deleterious or hazardous materials or suspct techniques will be used in he construction of or

subs€quent altoration or addilions to ho prcporty and mmmsnts made in tho propeiy d€tails do not purport b
express an opinion about, or advbe upon, he condition of uninspected parts and should not b€ takon as making

an impli€d repressntation or statemont about such palb

ValuaUon tlothodology

For the purpose of this valuation exercise, he valuation methodology used is Oirect Comparison

Approach Method and prcposed Cunent use / Existing use premise is considered for ftis assignment.

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

properties $at have actually been sold in arms - length tansadiom or are ofbr€d for sale. IIis approadt

demonstrat$ what buyoB have historically bson willing b pay (and sellers willing to accept) for simihr

properties in an open and competitivo markel and is particularly useful in eslimating he valuo of ho Fht and

properties that ar6 bpically badsd on a unit basis.

ln case of inadequate recent transadion activity in the subiec't microfiarket, tho appraiser would colhte

detaib of older transadions, Subsequently, $e appraiser would analyse renhl / capital value trends in the

subjed micrornarket in order to calculate he percentage increase / decrease in values since he date of the

ident'fied bansac{iors. This percenhge would tren be adopted to projeci fte currcnl value of the same.

Where rdiance has been placed upon exbmal sources of infonnation in applying the valuation

mehodologies, unle$s otherube specifcaly instructed by Client and/or shted in the valualion, VCIPL has not

independenty verified hat inbrmation and VCIPL do€s not adviso nor accept it as rsliabls, The person or entity

\
.P
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to whom the rcport b addessed acho,r/ledges and accepb the risk that if any of he unverified infomation in he

valualion is inmrecl, hen his may hav€ an efiact on he valuation.

Not a Slructural Survoy

We stalo hat his is a valuation report and not a structural survoy

(Xher

All measuroments, aroas and ages quotsd in our report are approxinate

Legal

W6 have not made any allowances wih r€spect to any existing or proposed local legishtion rohting b
taxalion on realizalion of the sah vafue of the subject propery. VCIPL is not mquircd to give tostimony or to

appear in court by rgason of his appraisal report, witr rehrence to he property in question, unless arang€msnt

has been made hereof. Further, no legal advbe on any aspecb has beon obtained br he purpose of tris

appraisal exercise

Property opeclfl c asaumptlons

Based on inpub received fmm he dienl and site visit conduc{ed, we understand that the subject

propefiy is ResidBntial Flat, admaasuring Bullt Up Ana = 6116.00 Sq. Ft,

ASSUTPTIOI{S. CAVEATS. LHIrATION AI{D DIECI.IITERS

We assums no responsibility for matters of legal nafure affocling the property appraised or the title
thereto, nor do wo render our opinion as lo $e tite, whidt is assumed to be good ard marketable.

The pmpedy is valued as though under responsible ownership

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

tt is assumed that here are no hidden or unapparent conditions of the subsol or structuG that would

render it more or less vafuable. No responsibility is assumed for suct condilions or for engineering hal
might be required to discover sudr factors.

There is no direcU indirect interest in he property valued.

The rates hr valuation of the popery are in accordance wittr the Govt. apprcved rates and prevailirE

market rates.

I Vostukolo Consultonts (t) Pvt. Ltd.

2

3

4

5

6
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimess

1 . A valuer shall, in the conduc't of his/its business, follow high shndards of integdty and faimess in all

his/ib dealings with his/its clients and other valuers.

2. A valuEr shall maintain integrity by being honest, sFaightforward, and hrthdght in all professional

r€laliomhips.

3. A valuer shall endeavour to ensure hat he/it provides true and adoquate information and shall not
misrepresent any facts or situations.

4. A valuer shall refrain fum boing involvod in any action that would bring disreputo to lhe profession.

5. A valuer shall koep public interest forcmost while delivoring his services.

Professlonal Competonce and Due Care

6. A valuer shall ronder at all timss high standards of soNico, oxorciso due diligenco, ensuro prop€r

carB and exercisa independent prcbssional judgment.

7. A valuer shall carry out prcfessional seruicss in a@ordance wih the relevant tedrnical and
professional standards that may be specified from time to time.

8. A valuer shall mntinuously maintain prohssional knowledge and skii lo provide competent
professional service based on up{Gdate developments in practice, prevailing regulations /
guidelinss and tsdrniques.

9. ln he preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or
deny hiMts duty of care, except to the extent that the assumptions are bas6d on statements of fad
provided by lhe company or its audilors or consultants or information available in public domain
and nol generated by the valusr.

10. A valuer shall not carry out any instruclion of the client insofar as they are incompatible with the
rsquiromenls of integrity, objecfivity and indep€ndenco.

'l 1 . A valuer shall cleady stats to his client ths ssrvicss that he would be com patent to provide and the
seMces fur which he would be relying on olher valuers or prcfessionals or for which the client can
have a separate anangement with other valuers.

lndepondence and Dlsclosure of lntorast

12. A valuer shall act with obiectivity in his/its professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conllict of interest, coercion, ff undue influence of any
party, whether dhectly connected to the valualion assignmenl or not.

'13. A valuer shall not take up an assignmenl if hdit or any of hidils relatives or associates is nol
independent in terms of association to the company.

14. A valuer shall maintain complete indopondsnce in higits profossional relationships and shall
conduct the valuation independent of extemal infruences.
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Confidentlality

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 specific
authority or unless there is a legal or professional right or duty to disdose.

lnformation Management

21 . A valuer shall ensure lhat he/ it maintains written contemporaneous records for any decisiofl taken,
the reasons for hking the decision, and the information and evidence in support of such decision,
This shall be maintainad so as to sufficiendy onable a reasonable p€rson to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspeclions and investigations canied oul
by the authority, any person authorised by the authority, lhe registered valuers organisation with
which he/it is registered or any other stahrtory regulatory body.

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

24. A valuer while respectng the mnf dentiality of informatlon acquired during tre course of performing
professional services, shall maintain proper working papers for a period of three years or such
longer period as required in its confact for a specific valuation, for production beforo a reguhtory
authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate
Tribunal, thE record shall be mainhined till the disposalofthe case.

Gifts and hospitality:

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 tho term telative' shall have the same meaning as
defned in clause (77) of Section 2 of the Companies Ac1, 2013 ('18 0f2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant
or any othsr person with a view to obtain or relain wo* for himsetf i itsatf, or to obtain or retain an
advantage in the conduct of profession for himself / itself.
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15. A valuer shall wherever nec Nayaray discloso to the clients, possible sources of conflicts of
duties and inlerests, while providing unbiassd sorvicos.

16. A valuer shall not deal in securities of any sublect company aftor any time when heft first becomes
aware of the possibility of his / its association with he valuation, and in accodancs with ho
Securities and Exchange Boad of lndia (Prohibition of lnsider Trading)Regulations,20l5 or till he
time the valuation reporl bocomos public, whidrsver is sarlior.

17. A valuer shall nol indulge in 'mandale snatching' or ofiering 'convenience valuations' in order to
catar to a company or cli€nt's nasds.

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

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if hers has b€6n a
prior engagemont in an unconnecled transac{ion, the valuer shall dedars tho association wilh
the company during tho last fiv€ years.

\
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27 . A valuer shall povido services for rsmuneration which is charged in a hanspar€nt manner, is a
reasonable rellection of the wo* necNayaraily and properly undertaken, and is not inconsistent
with ths applicable rules.

28. A valuer shall rnt accept any fees or charges other than those whidr are disdosed in a wdtten
conbacl wih the person lo whom ha would be r€ndering service.

Occupation, employablllty and restrictlons.

29. A valuer shall refrain ftom accepling too many assignments, if he/it is unlikely to be able to devote
adoquate time to each of hid its assignments.

30. A valuor shall not condud business which in the opinion of the authority or the rogistered valuer
organisation discredits tho profession.

\
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