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ort of the lmmovable Property

Name of Owner; Mr. Milind Vilay Nirgude & Ms. Kirti Jayant Kalaskar

(Afler Maniage) Mrs. Ki iililind Nirgude

Residential FlatNo. 1202, l2h Floor, A-Wng, " Shreeji lnffnla',SurveyNo.848/1t09/849/1/1&2,
Plot No. I / 2 / 1, Kashmire Mala, Near Metro Mall & Dream Citi, Uttara Nagar, Ramdas Swami Marg, Tapovan

Road, Village - Nashik, Taluka - Nashik, District - Nashik, PIN Code - 422 006,

State - Maharashtra, Country - lndia.

Valuation Prepared for:
Bank of Baroda

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

Nashik 422 101, State - Maharashtra, Country - lndia

Rogd. Offic6: 81-001, U/B Floor, Eoomerang,
Chandivali Farm Road, Andheri (East),
itumbii - 400 072, (M.S.), INDIA
TeleFax | +97 22 2817132s/24
mumbai@vastukala.org
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Valuation Re

Details of the propertv under consideration:

Latitude Lonqitude: 19'58'54.0"N 73'48'35.5"E

,L6hlk : 4, 1" Floot Madhusha Elite, vrundavan Nagar, Jatra-Nandur Naka unk Road, Adgaon, Nashik - 422 003, (M.s.)
E-mail : nashik@vastukala.org, Tel. | +91253 4058262 / 9890380564
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VALUATION OPINION REPORT

This is to ceffi that the property bearing Residenlial Flat No. 1202, 'l2h Floor, A - Wng, " ShneJl lnllnia ",

SurueyNo.848ilto9/849/1/1&2,PlotNo. I / 2 / 1, Kashmirc Mah, Near Meto Mall & Dream Citi, Uttara

Nagar, Ramdas Svami Marg, Tapovan Road, Village - Nashik, Taluka - Nashik, Distric{ - Nashik, PIN Code -
422 006, Shte - Maharashha, Country - lndia belongs to tr. tilind \ftjay Nirgude t ts. Kid Jayant

lGlaskar (Affer tanirge) In. Kirti ililind ltliryude.

Boundaries of the property.

The valuation ofthe property is bas€d on he documents produced by he oncem. Legal aspocb have not b€on

taken into considerations while preparing his valuation report.

Hence certified

For VASIUKALA CONSULIANIS (l) PVL LTD.

MANOJ BABURAO

CHALII(WAR

Director
trnol B, Challkuar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Rog. No. IBB|/RV/o7 1201U 10366
BOB Empanelment No.: ZO:MZ:ADV:46:94'l
End: Valuation report.
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,Htlk | 4, l" Floor, Madhusha Elite, vrundavan Nagar, Jatra-Nandur Naka unk Road, Adgaon, Nashik - 422 oo3, (M.s.)
E-mail : nashik@vastukala.org, Tet. | +9L 253 4068262 I 9890380554
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9 nega. Ome: 81-001, U/B Floor, Eoomernng,

Chandlvali Farm Road, Andheri (East),
litrrbel - 400 072, (M.S,), INOTA

a TebFax: +9122 28371325/24

mumbaiOvastukala.oro

Boundaries Building Flat

North 9 M. Colony Road Marginal Space

South 30 M. DP Road & Survey No.847 Slaircase

30 M. DP Road. Flat No. &1203
West Open Space Marginal Space

www.vaEtulala.org
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Considering various paamebrs recorded, existing economic scenario, and the information hat is available wih

reference to the development of neighbortrood and method selected for valualion, we are of he opinion that, the

property premisss can be ass€ssed for his partiorlar purpose at t 7a,t17,900.fi1 (Rupeer Saventy-Four Lakh

Forty-Seven Thousend Nine Hundred Only), As per Site lnspection 32% Constuction Work is completod

Vostuk olo
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Vastukala Gonsultants (l) hlt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072.

To,
The Chlot tranagsr,
Bank of Baroda

Regional Offlce l{arhlk Road Bnnch
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik 422 101, Shte - Maharashtra, Counfy - lndia.

VALUATTON REPORT (tN RESPECT OF FLAT)

Vostukolo Consultonts (l) Pvt. Ltd
An tSO 9001:2015 Certified Company www.vastukala.org

I General

1 Purpose for which the valuation is made To assess Fair Market value of he property for Bank

Loan Purpose.

Z a) Date of inspection 20.11.2023

b) Date on which the valualion is made 20.11.2023

List of doclmenb prcducad for perusal:

i. Copy of Agreement for Sale Vide No. 134251 2023 Daled.30.1 0.2023

ii. Copy of Approved Building Plan Accornpanying Commencement No. M / BP I 94. 12022 dald
30.06.2022 issued by Nashik Municipal Corporatjon.

iii. Copy of Commencement Certificate No. LND / BP I M 194 l20n dabd 3O.06.2022 issued by
Nashik Municipal Coryoration.

iv. Copy of RERA Regisbation Cortificale No. P516000317'13 DaM.08.'11 .2021 issued by Maharashba
Real Esbb Regulatory Autnrity

4

Addrcss: Residential Flat No. 1202, 12t' Floor, A -
Wing, "Shmejl lnfinia", Survey No. 848 / 'l to 9 / 849

l1l1E, 2,PlotNo. 1 / 2 / 1, Kashmhe Mala, Near

Mefo Mall & Dream Citi, Uttaa Nagar, Ramdas

Swami Marg, Tapvan Road, Village - Nashik, Taluka

- Nashik, Distid - Nashik, PIN Code - 422 006,

Shto - Maharashta, Country - lndia.

Conhct Penon:
Mr. Anil Galwad (Site Supervisor)

Contact No. 8087054029

Sole Orvnership

Brief desoiplion of he property (lncluding

Leasehold / fmehold etc.)

The property is a Residential Flat No. 1202 is located

on 12th Floor. As per appmved Plan, tho prop€O is
Living Room + Kitchsn + 3 Bedrcom + I Attached

Toileb + 'l Common Toilots + Passage + Balcony (i.o.

3BHK}

The property is at 5.5 Km. distanc€ from nearest

railway shlion Nashik Road.

\
{

Name of the owne(s) and his / their address
(es) wifr Phone no. (details of share of each

owner in case of joint ormership)

tr, Mllind Vilay Nlrgude &

s. Kirti Jayant Kalaskar
(Afior Maniage) Mo. Klill ililind Nirgude
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Landmark: Near Metro Mall & Dream Citi

At tha time of lnspection, fte proporty was under

construc{ion, Exter of complstlon are as undsr:

Stage of Construction

lf under construction, extent of completion

RCC FootingiFoundation Completed RCC Plinth Completed

Full Buildi RCC u to 9n Slab

Total 32% work com

5a Total Leaso Period & remaining p€riod (if
leasettold)

N,A. as the propefi is fieehold.

Location of poperty

a) Plot No. / Survey No. Survey No.848 /'1 to9/849/1/1&2,PlotNo. 1/2
l1

b) Door No. Residential FIat No. 1 202

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

d) Taluka - Nashik

e) Mandal / District Distdct - Nashik

0 Date of issue and validity of layout of
apprcved map / plan

Copy of Approved Building Plan Accompanlng

Commencement No. M / BP I lA I 2022 daled

30.06.2022 issued by Nashik Municipal Corporation.

s) Approved map / plan issuing authority Nashik Municipal Corporation

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

Yes

i) Any other commenb by our
empanelled valuers on auhentic of
appmved plan

No

7 Postal address of the property Residential Flat No. 1202, 'l2h Floor, A - Wng, "
Shmeji lnfinia ", Survey No. 848/ I to I I Ug l 1 l 1

& 2, Plot No. 'l / 2 / 1, Kashmire Mala, Near Mebo

Mall & Dream Citi, Uftara Nagar, Ramdas Swami

Marg, Tapovan Road, Village - Nashik, Taluka -
Nashik, Distict - Nashik, PIN Code - 422 006, State -
Maharashha, Country - lndia.

City i Town Nashik

Residential area Yes

Commercial area Yes

lndustnal area No

I Classification ol the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10, Coming under Corporation limit / Village Pan

Chhayat / Municipality

Village - Nashik

Nashik Municipal Corporation

11. Wheher covercd under any State / Central

Govt. ensctnonb (e.9., U6an Land Ceiling

Ac{) or notified under agency area/ scieduled

area / cantonment arsa

No

\

A

Ward / Taluka

8.

I

Vostukolo Consultonts (l) Pvt. Ltd.{
-r" An ISO 9001:2015 Certified Company !rww.vastukala.org
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13. Dimensions / Boundaries of lhe Property /
Bulldlng

As per Actual Sito As por tho Dood

9 l\rl. Colony Road 9 M. Colony Road

South 30 M, DP Road &
Survey No. 847

30 M. DP Road & Survey No.

u7
East 30 M. DP Road

West Open Space Open Space

13.1 Flat As per Ac{ual Site As per the Deed

North Marginal Space Marginal Space

South Staircase Staircase

East Flat No. A-1203 Flat No. A-1203

West Marginal Space Marginal Space

Latitude, Longitude & Coordinates of he site 19's854.0'N 73'48'35.5"E

14. ExtBnt of tho site Carpet Araa in Sq. Ft. = 929.00
Balcony Area in Sq. Ft. = 120,00
Total Carpet tuea in Sq. Ft = 1049,00
(Area as per Agrcement for Salo)

Built up Area in Sq. Ft. = 1154.00

(Carpet area as per Agreement for Sale + '10%)

'15. Extent ol lhe sile considered for Valuation
(least of 13A& 138)

Garpet Area ln Sq, Ft = 929.00
Balcony Ap6 ;1 5q. Ft. = 120.00

Tohl Garpet Arca ln Sq. Ft = 1019.00
(&ea ar per Agroement for SalB)

16 Wheher occupied by the owner / tenanP lf
occupied by tenant since tnw long? Rent

received per monh.

Building is Under Construction

APART]IIENT BUILDING

Naturc of the Apartment Residential Cum Commercial

Location

C.T.S. No. Survey No. 848 / 1 to 9/ 849/'l / I &2, Plot No. 1 /2
l1

Block No.

Villags / Municipality / Corporation Villags - Nashik

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 1202, 'l2h Floor, A - Wing, "
ShrceJi lnfinia ", Survey No. 848 / 1 to 9 / 849 / 1 / 1

& 2, Plot No. 1 / 2 / 1, Kashmire Mala, Near Mstm

Mall & Dleam Citi, Uttara Nagar, Ramdas Swami

Marg, Tapwan Road, Mllage - Nashik Taluka -
Nashik, Dishict - Nashik, PIN Codo - 422 006, State -
Maharashtra, County - lndia.

3 Descriplion of the locality Residential /
Commercial / Mixed

Residential

{ Vostukolo Consultonts (l) Pvt. Ltd.\

North

30 M. DP Road.

13.2

I
1

2.

Ward No.

E

An ISO 9001:2015 Certified Company wwvJ. vastukala.org
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4 Year of Construclion Building is Under Construction

5 Number of Flmrs Basement + Ground + 14n Upper Floors

6 Type of Sfuc'ture R.C.C. Framed Strucfure

7 Number of Dwelling units in the building 4 Flats on 12t Floor

I Quality of Conslruction Building is Under Constructlon

I Appearance of the Building Building is Under Construc{ion
'10 Maintenance of the Building Building is Under Construction

11. Facililies Available

Lift Proposed 2 Lifts

Protected Water Supply Proposed Municipal Water supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Basement Car Parking

ls Compound wall existing? Proposed -Yes

ls pavement laid around the building Proposed -Yes

ilt FLAT

1 The floor in which lhe Flat is situated 12s Floor

2 Door No. of he Flat Residential Flat No. 1202

3 Specifcations of the Flat
Roof R.C.C. Slab

Floorinq Proposed Vitrified tile Flooring

Doors Pmposed Teak Wood door framed with llush dmrs
Windows Proposod Aluminum sliding window with M.S, Grills

Fiftings Proposed Concealed Plumbing, Concealed Electrical

wirinq

Finishing Proposed Cement Plastering

Paint Proposed Distemp€r Paint

4 House Tax

Assessment No. Not Yet Applie{
Tax paid in the name of: Not Yet Applied

Tax amount: Not Yet fuplied
5 Electricity Servics conneclion No.: Not Yet Applied

l{eter Card is in the name of: Not Yet Applied

6 How is the maintenance of the Flat? Building is Under Consfuction
7 Sale Deed executed in the name of llr. llilind Vijay ilirgude & tr. Kidi Jayant

Kalaslor (Atur tarlage) Mn. Klrti trlilind Nlrgude.

8 What is tE undMded area of land as per Sale
Deed?

Details not available

I What is the plinth area of the Flat? Built up tuea in Sq. Ft. = 
,l154.00

(Carpet area as por Ngrqement for Sale + 1 0%)
10 What is the floor space index (app.) As per NMC norms

What is the Carpet fuea of fre FlaP Capet Ana in Sq. Ft = 929.00
Balcony Area in Sq. Ft = 120.00
Tohl Carpet Area in Sq. Ft = 1fl9.00
(Aroa as per Agrcement for Sale)

12 ls it Posh / I Class / Medium / Ordinan4
13 ls it being used br Residential or Commercial

purpose?
Proposed Residential Cum Commercial purpose

14 Buildin is Under Construction
15 lf rented, what is the monthly rent?

I Vostukolo Consuttonts (t) pvt. Ltd
An ISO 9001:2015 Certified Company www.vastukala.org

\

11

ls it Owneroccupied or let ouP

t '15,500,00 Exp€ctsd rental inorne per rnonfr aner
building; comphtion



Details of Valuation;

tv IIARKETABILIW
1 How is the marketability? Good

2 What are the factors favouring for an extra
PotentialValue?

Locatsd in dsvsloping ar6a

I Any negatiw hclors are observed which
affect he market lalue in qeneral?

No

v
1 After analyzing the mmparable sale instancos,

what is the composite rate for a similar Flat
with same specifcations in the adjoining
localffi - (Along with details / reference of at -
least two latest deals / transactions wih
respect to adjacent properties in the areas)

T 6,500.00 to t 7,500.00 par Sq. Ft. on Carpet Area

2 Assuming il is a new mnstruction, what is the
adopted basic composite rate of the Flat under
valuation after comparing witr tre
specilications and olher factors with the Flat
under comparison (give details).

t 7,100.00 per Sq. Ft on Carpet Area

3 Break - up for the nte
i) Building + Services t 2,000.00 per &. Ft
ii) Land + ohers t 5,100.00 per Sq. Ft

4 Guideline rate obtained frorn he Regisbar's
office (an evidence hereof to be endosed)

t 39,616.00 per Sq. M.

t 3,680.00 per Sq. Ft.

Guideline rale obtained (after Depreciation) Building is Under Construction

5 Registered Value / Draft Agreement (if
availablo)

vt COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate Building is Under Conslruction

Replacement cost of Flat wih Services (v(3)i) t 2,000.00 per Sq. Ft.

Ags of he building Building is Under Construction

Life of the building estimated 60 yaars after Completion Subjecl to proper,

preventjve periodic maintenance & structrral repairs.

Deprsciation p€rcsntage assuming he
salvage rralue as 10%

Building is Under Consfuction

Depreciated Ratio of the building Building is Under Construction

b Tohl mmposite rate anived for Valualion

Depreciated building rate Vl (a) t 2,000.00 per Sq. Ft.

Rate for Land & other V (3) ii t 5,100.00 per Sq. Ft
Tohl Gomposile Rate t 7,100.00per Sq. Ft.

Sr.

No.

Description otv Rab per

unit S)

Estlmated

Valuo S)
,!

Present value of the Flat 1049.00 Sq. Ft. 7,100.00

2 Addition Cost As per Cost Sheet

3 Wardrobes

4 Showcases
E Kitchen anangoments

Vostukolo Consultonts (l) Pvt. Ltdv
An ISO 9001:2015 Certified Company www.vastukala.org

Vduaton Ropo( Pr?6rid Foc BOB / R0. ilsd r Ro.d Br.nd / Mr Mltu Vlry Nelude i 00|or (00512&23{)3419) tugo ? ol26

\

Rate

L

71,17,000.00



6 Superfine finish

7 lnterior Decorations

8 Electricity deposits / electrical fittings, etc.

I Extra mllapsible gates / grill rwrks etc.

10 Potential value, if any

11 Others

12 As p€r cunent stage of work mmpletion the value of

the Flal (if Flat is under mnstruction)

13 Afler '100% ompletion final value of Flat

Total Valuo of the property 74,47,900.00

VdurUon R.po.l Plrp3rcd For B0B / R0. l,lacl* Rod B|End / Mr Milhd Vi,E i&rrdo & Ottor (0o5128/t2303t[9) Psge E of 26

Value of Flat

Tho Market Value of fie property is basod on facts of makots discov8rod by us during our enquiries, however the

govommont rate value in this case h less than the markst value anived by us. We are of the opinion that he value

arivo by us will prove to be mrect if an Auction of the subioct property is canied out, As far as Markel Value in lndex

ll is concemed, it is not possible to @mmont on same! may b€ govemm€nt ratss aro fixsd by sampling dunng same

point of time in part and whercas, Market values change overy month.

ln most of th€ casos lhs actual deal amount or Transaction value is not rcflscted in lndex ll because of various Market

practices. As Valuer, rve always Ey to give a value whidr is conect reflection of actual fansaction value inespective of

any fado6 in markot

Method of Valuation / Approach

The salos comparison appmadr uses he markot data of sale pricss to sstjmate ths value of a r@l estate prcp€rty.

Property valuation in his method is done by comparing a property to other similar properties hat have been recen{y

sold. Comparable properties, also known as comparables, or comps, must sharo certain bafurcs with the poperty in

quostion. Som€ of these indude physical foafuros such as squaro footage, number of rooms, condition, and aga of

th6 building; howaver, the most important fuctor is no doubt tho location of he property. Adjustrsnts aro usually

needed to account for difierBnces as no t o properties alt oxacty hs sarno. To make prcper adjustnents when

compadng properties, mal eslate appraisers must know he difierencos between he compamble properties and how

to valuo these diflerences. The sales comparison appmad is commonly used fur Residential Flat, where here are

typically many comparables available lo analyze. As he propefi is a Residenlial Flat, we have adopted Sale

Vostukolo Consultonts (l) Pvt. Ltd.\

Fair a*ot Value of the propedy 71,47,900.00

Reallzable value of the property

Disbess Value of tte property 59,58,320.00

lnsurable value of the ptopedy (115t1.00 Sq. Ft. X t 2,000.00) 23,08,000.00

Guldellne value of he property (1151.00 Sq. Ft. X t 3,680.fi1) 12,46,720.00

Justification for orice / rate

o

70,75,505.00

{
""t. An ISO 9OO1;2015 Certified Company www.vastukala.org
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Comparison Approach ttiehod for the purpose of valuation. The Price for similar type of property in the neafty

vicinity is in he range of t 6,500.00 to t 7,500.00 per Sq. Ft. on Carpet Area. Considering the rate with atEded

report, cunent markot condilions, domand and supply position, Flat size, location, upswing in real estab prices,

suslained demand for Residential Flat, all-round development of commercial and residenlial apdication in fie locality

etc. We estimate I 7,100.00 per Sq. Ft, on Carpet Area lor valuation.

I Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Certified Company wwh,.vastukala,org

lmpending threat of acquisition by govemment for mad

widening / publics service purposos, sub merging &
applicability of CRZ provisions (Distance from sea-cost /
tidal level must be incorporated) and hek efloct on

Not applicable.

i) Saleability Good

ii) Likely rental values in future in and t 15,500.00 Expected renhl income per monh after
buildinq: completion

iii) Any likely income it may geneate Rental lnmme

\
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Actual site photoqraphs

Vostukolo Consultonts (l) Pvl
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Route Map of the propertv
S&!r

Latitude Lonoitu&: 19"58'54.0'il 73'48'35.5'E
ilota: The Blue line shows ho route to site from nearesl nailway shtion (Nashik Road - 5.5 Krn.)
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Vostukolo Consultonts (l) Pvt. Ltd.\
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As a result of my appraisal and analysis, it is my considered opinbn that the Fair lf,arkot Valuo for this particular

above poperty in he prevailing condition with aforesaid specification is t 7d47,900.00 (Rupees Seventy{our

Lakh Forty€even Thouland illne Hundnd Only). The Roalizabh Vsluo of he above pmperty

< 70,75,flt5,00 (Rupoos Seventy Lakh Soyonty-Flvs ThoGand Flw Hundrsd Flve Only) and the DlsEoss

Valus t 59,58,320.00 (Rupees Flfiy-l{lno l-akt Flfty-Elght Thousand Throo Hundrod Twrnty Only). As per

Site lnspection 32% Constuction Wo* is comploted

Place: Nashik

Dals:20.11.2023

For VASTUKALA CONSULTANTS (l) PW. LTD.

h. lgn.

ManoJ B. Challhrar

Registered Valuer
Chartorcd Engineer (lndia)

Reg. No. CAT.I-F-1763
Res, No. lBBl/RV/07/2018/.l0366
B0B Empanelmenl No.: Z0:MZ:ADV:46:941

Enclosures

DEclaration from he valuer (Annexure - l) Attached

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

Tho undersigned has insp€c1ed the prop€rty detailed in he Valuation Report dated

Wa are satisfied that he hir and reasonable market valus of he property is

Au

on
t (Rupees

Date

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.org

MANOJ BABURAO

CHALIIQVAR

Director

only).

Signature
(Name Brand Oficial with seal)

{
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(Annexurc - l)

DECLARATION FROM VALUERS

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

The informalion fumished in my valuation report dated 20.11.2023 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valualion of the property.

b. I have no direct or indirect interest in he property valued;

c.

I have not been convicted of any offence and sentenc€d to a term of
imprisonment.

e.

t

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

I have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 ol lhe IBA and this report is in conformily 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 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.

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.

a

d

s

h

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.org

l/ my authorized representative have personally inspected he property on
20J1.2023. The work is not sub - contracted to any o$er valuer and carried out
by myself.

v



Sr.
No.

Particulars Valuer comment

backgrcund information of the asset boing
valuEd;

Ihs property under consideration will be purdlased
by Mr. Milind Vijay Nirgude & Ms. Kirti Jayant
Kalaskar (Afler Maniag€) Mrs. Kirti Milind Nirgude
ftom Mrs. Vithabai Vedu Kashmire & 6 Othors Vide
Agroement for Sale Vlde No. 13425/ 2023 dated
30.10.2023

2. purpose of valuation and appointing authuity

identity of the valuer and any oher experts
involved in the valuation;

Manoj B. Chalikwar - REgd. Valuor
Sanjay Phadol- Regional Technical Manager
Swapnil Wagh - Site Engineer
Binu Surendran - Technical Manager
Rushikesh Pingle - Technical Offcer

4 disclosure of valuer interest or conflict, if
any;

We have no interest, either direct or indhect, in the
propsrty valued. Further to stato lhat ws do not
have relation or any connedion wilh propedy owner
/ applicant direcuy or indirec{y. Furher to state lhat
we arc an independent Valuer and in no way
relatod to property owner / apdicant

5. daE of appointment, valuation date and date
of
report;

Date of Appointmenl - 20.11.2023
Valuation Date - 20.1'1.2023
Date of Report - 20.11.2023

6. inspections
u ndertraken;

and/or investigations Physical lnspection done on 20.1'1.2023

nalurs and sourcss of fie i[formation usod
or rolisd upon;

o Ma*et Survey at he time of sile visit
. Raady Reckoner rates / Cide rates
o Online search for Registered Transac.tions
o Online Price lndicators on rsal eslate portals
. Enquiries wift Real estate consullants
. Existing dah of Valualion assignmenls canisd

out by us
8 procedures adopted in carrying out he

valuation and valualion standards followed;
Sales Comparison Method

I restrictions on use of tho report, if any; This valuation is for he use of he party to whom it
is addressed and for no other purpose. No
responsibility is accepted to any third party who
m8y us€ or rely on the whole or any part of this
valuation. The valuer has no pecuniary interost hat
would conflict with the proper valuation of tho
prop€rty.

10. major factors that wer€ taken into account
during the valuation;

cunont mar*et conditions, damand and supply
position, Residenlial Flat size, location, upswing in
real estate prices, sustained demand fu
Rssidontial Flat, all-round developmsnt of
commsrcial and residential application in the
locality etc.

11. major fac,tors hat wBrc not hken into
account during the valuation:

12. Caveats, limitations and disclaimers to the
extent they explain or elucidate the
limitations faced by valuer, which shall not
be br the purpose of limiting his responsibility
br thE valuauon rEport.

Attached
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Assumptions, Disclaimers, Limitations & Qualifi cations

Valuo Subjec{ to Chango

The subjed appraisal exsrcis€ is basod on provailing market dynamics as on 20s l{ovember 2023 and

does not take inb account any unforeseeable developmonb which could impact he same in the fufure.

Our lnvoltigatloni

We are not engaged to carry out all possible investigalions in relation to the subject prcperty. Where in

our report we identify cerhin limitations to our investigations, this is to enable he reliant party to instruct further

investigalions where considered appropriate or where we recommend as necessary prior to mliance. Vasful€la

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

investigations

Assumptions

Assumptions are a necEssary part of undertakng valualions. VCIPL adopts assumptions for the

purpose of pmviding valualion advise because somo matters aro not capabl€ of accurate calculations or fall

outside the scope of our expertise, or out instrudions. The reliant party accopts that the valuation conlains

certain specific assumplions and achof,dodge and accept the dsk of that if any of the assumptions adopted in

he valuation are incorect, hen his may have 8n effect on he valuatim.

lnfomdion Suppllod by (xhe]!

The appraisal is based on he informalion pmvided by he client. The same has been assumed to be

mnec,l and has been used for appraisal exercise. Wherc it is statod in the report that another party has supplied

information b VCIPL, this information is believed to be reliable but VCIPL can accept no rcsponsibility if ftis

should prove not to be so.

Fufuru atten

To tre extent hat the valualion includes any statement as to a fufurE mater, hat shtemenl is prwided

as an eslimate and/or opinion based on he infomation known to VCIPL al he date of this document. VCIPL

does not wanant hal suci statements are acoJrate or cor€ct.

ap rnd Planr

Any skel6, plan or map in his rcpod is induded to assist he reader while visualising the property and

assumo no responsibility in onnection with such matters.

Sito Dotails

Based on inputs received fiom Client and site visit conducted, we undorstand hat fie subjoc{ proporty is

Rosidonlial Flat, admoasudng Total Carpet Ana in Sq. Ft = i(l{9.00. Orynod by tr. ililind Viiay Nirgude E

tr. Klrtl Jayant Kalarkar (Afier tariage! trs. Krtl Hlllnd l{lryude, Furher, VCIPL has assumed hat he
subject proprty is free from any encmachment and is available as on he dale of tre appraisal.

Vostukolo Consultonts (l) Pvt. LtdV
\
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Prcp..ty Ti0o

Based on our discussion wi0r fie Client, we understand that the subject property is being owned by tr. Xllllnd

VU.y Nlrguft & ils. Klrt Jayant Krla3kar (Afior llarlago) }llt. Kl,ti Mlllnd Nlryude. For he purposo of his
appraisal exercise, we have assumed hat he subject property has a clear litle and is free ftom any

encumbrances, dispuGs and daims. VCIPL has made no furher enquiries wih he relevant local aulhorities in

his regErd and does not codry he property as having a dear and marketable title. Further, no legal advice

rcgalding the ti0e and omeship of the subjed property has been obhined fur he purpose of 0ris appraisal

exercise. lt has been assumed hat the title deeds are clear and marketable.

EnYironmental Condltlons

We have assumed hat the subject property is nol contaminated and is not advensely aftcted by any

existing or pmposed envimnmental law and any processes whict arc caried out on he property are regulated

by envimnmenlal legislation and are properly licensed by tn appmpriate auhorities.

&rs
Based on he infurmalion prcvilied by he Client, we understand that he Residential Flal, admeasuring

Totsl CarDst Ana in Sq. Ft = llx9.00

Conditlon & Repair

ln the absence of any information to fte confary, we have assumed thal there are no abnormal gound

condilions, nor ardraeological rcmains present which might adversely affect fie cunent or future occupation,

devdopment or value of fie poperty. The prcperty is free ftom rat, inEstation, studural or latent delec{. No

cunently known deleterious or hazardous malerials or suspoct tedrniques will be used in he consbuction of or

subsEuent albration or additions to the prcpofiy and commsnls made in the pmporty details do not purport to

Bxpress an opinion about, or advise upon, ho condition of uninspected parts and should not be taken as making

an implied leprosonlation or shtement about sudr parts

Valudlon tethodology

For the purposo of lhis valuation exercise, the valuatbn mehodology used is DirEc{ Comparison

Approach Method and pmposed Cunent use / Exisling use prcmise is considorcd fur this assignment.

The Dir€ct Comparison Appmadt involves a comparison of he property baing valued to similar

properties hat have actually been sold in arms - hngh hansadions or arc trled for sale. This appmadr

domonstrates what buyors havo hisbrically be€n willing to pay (ald sellers willing b accept) for similar

propertios in an open and mmpetitive marht and is partiaJlarly usoful in sstimating he value of he Flat and

propertios that are qpically baded on a unit basis.

ln case of inadEuate recent transaction ac'tivity in he subiect microflarket, the appraiser uould collate

detaih of older tansaclixs. Subsequenty, the appraiser rrculd analys€ rentd / capital value tends in the

subject micremarket in ord€r to calculate he percontage incr€ase / de$oase in values since he dab of the

identified fansactions. This percentage uould then be adopted to pniecl tre otrent valua of ths same.

Where tdiance has been placed upon oxtemal sourcss of inlormation in applying the valuation

methodologies, unless othemise specifcally inshrcted by Client and/or stated in he valuation, VCIPL has not

independenty verffied hat inhrmation arid VCIPL do€s mt advise nor accept it as l€liable. The person or entity

{ Vostukolo Consultonts (l) Pvt. Ltd.
cc c An ISO 9001;2015 Certjfied Company ww$r.vastukala,org
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to whom the report is addressed acknowledges and accepts he risk hat if any of the unverifed information in hs

valuation is inconec,t, then this may have an efiect on the valuation.

l{ot a Stuc-tunl Sulvey

We state that this is a valuation report and not a shuciural survey

Oher

All measuroments, areas and ages quoted in our mport are approximate

Logal

We have nol made any allowances with resp6c{ to any existing or proposod local legislation rchting b
hxation on realizalion of the sale value of the subject prop€rty. VCIPL is not rcquircd b give teslimony or to

appear in court by reason of his appraisal rcpod, witr refurence to he prcperty In quostion, unless anangemont

has been made thereof. Furlher, no legal advice on any aspects has been obtained br the purpose of his

appraisal exercise

Properly ryecifl c r.sumptlon3

Based on inpub rcceived fiom he dient and site visit conduc'ted, we understand hat he sutjed

property is Residential Flat, admeasuring Tohl Ce4et Ana ln Sq. Ft = llltl9.l!0

ASSUMPTIOI{S, CAVEATS, LIMITATION AND DISCLAIMERS

We assume no responsibility br mattens of legal nafure affecting he property appraised or he title
hereto, nor do ws render our opinion as to he tille, whidl is assumed to be good and marftetable.

The prop€rty is valued as thorgh under responsible ownership.

It is assumed that he pmperty is free of liens and encumbrances.

It is assumed that there are no hidden or unapparent condilions of the subsoil or struc{ur€ hat would

ronder it mors or less valuabls. No responsibility is assum€d fur sudr condilions or br engineoring that

might be required to discover such factors.

Therc is no direcU indirect interest in he property valued.

The rates br valuation of he prop€rty ale in accodance wifi he Govt. apprcved ratos and prevailing

ma*et ratgs.

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

MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Falmoss

1. A valuer shall, in the conduct of hidib business, follow high shndards of integrity and faimess in all
hiJits dealings with his/its dients and other valuers.

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

3. A valuer shall endeavour to ensure that he/it provides true and adequate infomation and shall not
misrepresent any facts or sifuations.

4. A valuer shall refrain from being involved in any ac'tion that would bring disrepute to lhe 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 oxercise independent professional judgment.

7. A valuer shall carry out profsssional services in accordanoe wih the relevant technical and
professional standards that may be specifed from time lo time.

8. A valuer shall continuously maintain professional knowledge and skill to provide mmpetent
profossional soMcs bas6d on upto-date devslopmenb in pradice, provailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liabilig for hiMts expertise or
deny his/ib duty of care, excspt to the oxtent hat tho assumptions are based on statemonb of fac{
provided by the company or its auditors or consultants or informalion available in public domain
and not genarated by fie valuer.

'10. A valuer shall not cany out any instruction of he clisnt insofar as trey are incompatible with the
rsquirements of integrity, objoclivity and independencs.

11. A valuer shall clearly state to his clisnt tho services that he wotld be competent to provide and tho
seryicss for which he would be relying on other valusrs or professionals or for which the client can
have a ssparate anangement with othsr valuers.

tndependenco and Dlsclosure of lnterest

12. A valuer shall act with objoctivity in his/its professional dealings by ensuring that his/its decisions
are made wi$tout tho prcsonce of any bias, conffict of intorest, co€rcion, or undue in{uence of any
party, wheher directly conn8cted to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of hiJits relatives or associates is not
independent in terms of association to fte company.

14. A valuer shall maintain complote indepsndence in his/its professional relationships and shall
conduct he valuation independent of extemal influences.

\ { Vostukolo Consuttonts (t) pvt. Ltd.
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15. A valuer shall wherever necessary disclose to the dients, possible sources of conflicls 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 wih the valuation, and in accodance wih he
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,20l5 or till fte
time the valualion report becomes public, whichever is eadier.

'17. A valuer shall not indulge in "mandate snatching" or ofering 'convenience valuations'in order to
cater to a company or clienfs needs.

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

'19. ln any himess opinion or independent oxport opinion submitted by a valuer, if lhere has been a
prior engagement in an unconnected transaclion, the valuer shall declare the association with
the company during the lasl five years.

Gonfidentiality

20. A valuar shall not use or divulge lo other dients or any other party any confidential information

about the subject company, which has come to his / its knowledge wilhout proper and specilic
aulhority or unless there is a legal or professional right or duty to disclose.

An ISo 9001:2015 certified Company www vastukala'org
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lnformation Management

21 . A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,
the roasons for taking the decision, and thg information and avidence in support of such decision.
This shall be maintained so as to sufiiciently enable a reasonable p€rson lo take a view on the
appropriateness of his /its decisions and aclions.

22. A valuer shall appear, co-op€rate and be availabl€ for inspections and investigations canied out
by the autrority, any p€rson authorised by the authority, the registered valuers organisation with

which he/it is registored or any other statutory regulatory body.

23. A valuer shall provide all information and rocords as may be raquired by the authority, tho Tribunal,

Appellate Tribunal, the registered valuers organisation with which he/it is registered, or any olher

statutory regulatory body.

24. A valuer while respecting the confidentiality of information aquired during the course of performing

professional services, shall maintain proper wo*ing papers for a period of three years or such

longer period as required in its conhact for a specmc valuation, for production before a regulatory

authority or for a peer review. ln the evont of a pending caso before the Tribunal or Appellate

Tdbunal, the record shall be maintained till the disposal oflhe case.

Gifts and hGpitality:

25. A valuer or his / its rolativo shall not accspt gifts or hospitality which undermines or afucls his

independence as a valuor.

Explanation: For the purposss of this code the tsrm ?elativo' shall havs the samE moaning as

dehned in clause (I/) of Seclion 2 ofthe Companies Act,2013 (18 of2013)'

Vostukolo Consultonts (l) Pvt' Ltd.
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26. A valuer shall not ofier gilts or hospitality or a financial or any ofier advantage to a public servant
or any other person wi$ a view to oblain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himself / itself.

27. A valuer shall provide seMces for remuneralion which is drarged in a transparenl manner, is a
rcasonable refleclion of the work necessarily and propedy undertaken, and is not inconsistent with
the applicabl€ rules.

28. A valuer shall not accept any fues or drarges otrer han those which are disclosed in a written
contract with ttle person to whom he would b€ rendering ssrvice.

Occupation, employability and restrictions.

29. A valuer shall reftain ftom ac'cepting too many assignments, if he/it is unlikely to be able to devote
adaquate time lo each of his/ its assignments.

30. A valuer shall not conduct business whidr in th6 opinion of the auttrority or he r€gistered valuer
organisalion discredits the prcfession.

Place: Nashik

DaE:20.11.2023

For VASTUKALA CONSULTANTS (l) PW. LTD.

MANOJ BABURAO
qrlrri.tm/ua'fuog|M

CHALIKWAR

Director

t.noj B. Chalihxer

Registered Valuer
Chartercd Engineer (lndia)
Reg. No. CAT-|-F-1763
Reg. No. lBBl/RV/07/20 1 8/1 0366
BOB Empanelment No.: Z0:lrilZ:ADV:46:941

tu Sign.
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