
CIN: U74120MH2010PTC207869
MSME Reg. No.: UDYAM-MH-18-0083617

An ISO 9001:2015 Certified Company

o

Valuation Re ort of the lmmovable Pro erty

Name of Owner: Shri. Suraj Radhakisan ilandalik &
Sau. Mathura Radhakisan Mandlik.

Residenlial Row House on Plot No. 5/ 6/ A, Ground + First floor, Survey No. 554/ '1, Next to Makhmalabad Post

offce & Bus Stop, Sahara Nagar, Tawali Road, Village - Makhmalabad -2, Taluka - Nashik, District - Nashik,

PIN Code - 422 004, 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 - l\4aharashtra, Country - lndia

llashik
E-mail

4, 1'Floot Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (M.S.)
nashik@vastukala.org, Tel. : +91 253 4068262 / 9890380564

Rqd. Ofitce | 81-001, U/B Floor, Boomerang,
ChEndivaI Farrn Road, Andhera (East),
ltumboi - 400 072, (M.S.), INDIA
rebFax: +97 22 28371325/24

mumbaa@vastukala,org
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Dab: 25..l 1 .2023

VALUATION OPINION REPORT

I}is is to certifo that the propdy bearing Residential Row House on Plot No. fl 6/ A, Gmund + First floor,

Survey No. 55{'1, Next to Makhmalabad Post offce & Bus Stop, Sahara Nagar, Tawali Road, Vilhge -
Makhmalabad -2, Taluka - Nashik, Disfid - Nashik, PIN Code - 422 004, State - Maharashfa, Country - lndia

belongs to l{.mo of Owner: Shrl. Sural Rrdhaklsan andallk & Sau. tathun RadhalGan tandllk.

Boundaries of the property.

Consklering vadous parameteo recorded, existing economic scsnario, and the inbrmation hat is available witt

reference to he development of neighbohood and mehod seleded for valuation, un are of hs opinion that he

property pr€misos can be asssssod for this particular purpose at t 55,35,000.00 (Rupoer Flfty.Flve Lakh

Thlfi#lve Thousand Only).

Tho vafualion of hs property b basod on he documsnts produced by $e concem. Legal aspecb havo nol been

hk6n into considoratbns whilo propadng ftis valuatibn Eport.

Hence csrlifisd

For VASTUKALA CONSULIANTS (l) PVT. LID.

Sharadkumar
Chalikwar

Dlildy$i.!lyth.trlhruo l{r

eluirl C.iurtrs ir h- Lc-
rr{*r'b{6.}dadtrrLrt
*:G.rr5!!rarrltr,

Director
Sharadkumar B, Challkwar
Go(. Reg. Valuar
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1-141522008{9
Encl: Valuation report.
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lEik: 4, 1" Floor, Madhusha Elite, vrundavan Nagat tatra-Nandur Naka Link Road, Adgaon, Nashik - 422 oo3, (M.s.)
E-mail : nashik@vastukala.org, Tel. | +9f 253 4068262 / 9890380564I

Boundaries Building Row Houso

North Plol N0.04 Plot N0.04

Soutr Adi. Plot No. il6/B Part Adj. Plot No. t6/B Part

East Adj. Plot N0.02 Adi, Plot No. 02

West 9.00 M. Colony Road 9.00 M. Colony Road

rur,Yartrlrlt.or!

Our hn India kesence at :

I ilumtoi 9 Aurongobod 9 Pune g loilot
! Ilronc 9l{ondcd Q lndorr g loipur
I Deltitlcfl I t{orhit 9 Ahmedobcd t hipur

olo

9 negd. Ollf6: 81-001, U/8 Floot Eoomerdnq,
Chandivali Farm Road, Andhe.i (East),
iturH - 400 072, (M.S.), INDrA

a TebFax: +91 22 28371325/24

mumbai@vastukala.oro
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Vastukala Gonsuftants (l) Pttt. Ltd.
Bl-001, U/B Floor, Boomorang, Chandivali Farm Road, Po,vai, Andheri (East), Mumbai -400 072.

To,

Th3 Chief tanagor,

Bank of Baroda
RegionalOffce Nashik Road Branch
BSNL Building, Datb Mandir Road, Nashik Road,

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

VALUATTON REPORT (lN RESPECT OF ROW HOUSE)

Vostukolo Consultonts (l) Pvt. Ltd.

I General

1 Purpose for which he valuatim is made To assoss Fair Market value of the property hr Bank

Loan Puryose.

a) Date of inspection 03.11.2023

b) Date on which the valuation is made

J List of documonts produced fo perusal:

i. Copy of Sale Deed Vide No. 759U2021.0ated.15.10.2021 between Shri. Balasaheb Tukaram Pingale

and Jayashroe Balasaheb Pingale (Ihe Tansferor)and Shri. Suraj Radhakisan Mandalik & Sau. Mathura

Radhakisan Mandlik

ii. Copy of Full Building Occupancy Certifrcab No. CZ 0C/ 1031 2tt21da1c.25.012021 issued by Nashik

Municipal Corporation.

iii. Copy of Commencemont Certificato No. LND/ Bil CA Uil 2019 dated.l5.0620'19 issued by Nashik

Municipal Corporation, Nashik.

iv. Cnpy of Approved Building Phn Ac'companying Commencement Certificate No. C? 341/ 20.19

dated.'15.06.2019 issusd by Nashik Municipal Corporation, Nashik.

4 Narne of the owner(s) and his / heir addess
(es) wih Phons no. (d€taib of sham of each

ormer in case of lrint ownership)

Name of Owner:

Shri. Sunl Radhakisan tandalik t
Sau. tafiura Radhakisan tandllk.

Addnss: Residential Rolv House on Plol No. 5/ 6/ A,

Ground + First floor, Survoy No, 554/ 1, Noxt to

Makhmalabad Post office & Bus Stop, Sahara Nagar,

Taual Road, Village - Makhmahbad -2, Taluka - Nashik,

Disfict - Nashik, PIN Cde - 422 004, State -
Maharashta, Counfy - lndia.

@-Egser:
Shri. Sunaj Radhakisan Mandalik (Ornefl
Contact No. +91 8600053648
Joint Omership

5 Tho prop€rty is a Rosidential Row Houso on Pht No. t 6/

A is locatod on Ground Floor + Fir'st Floor

The mrnpsition of Row House As per Apprcvsd Building

Phn is:

Ground Floor - Podr Area + Living + Kitdten + WC +

Bath + Staircaso.

Fl]ct Floor - 2 Bedmoms + Toilet + Stsircase + Store +

\
t
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25.11.2023

Brief description of he prop€rty (lncluding

Leasehold / fteehold etc.)



Bahony le (2BHK).

The property is at 17.7 Km. dbtance ftom nearest railway

station Nashik Road,

Landrnrk: Next b Makhnnhbad Posl offco & Bus Stop

5a Total Leaso PerM & r€maining poriod (if

hasehoH)

NA. as lhe property is froehold.

b Locatbn of property

a) Plot No. / Survey No. Survey No. Survey No. 58V 1, Pbt No. 5/ 6/ A

b) Residential Row House on Plot No. 5/ 6/ A

c) T.S. No. / Village Vllhge-Makhmdabad-2
d) Ward / Taluka Tahka - Nashik

e) Mandal / Distict Districl - Nashik

0 Dals of issuo and validity of layout of

appmved map / plan

Copy of Approved Building

Commencement Certificate No

dated.15.06.2019 issued by

Corporalion, Nashik.

Plan Accompanying

czt u1l 2019

Nashik Municipal

s) Approved map / plan issuing authorily Nashik Municipal Corporation, Nashik

h) Whother genuineness or auhenticity

of apprwed map/ phn is verified

Yes

i) Any other comm€nb by our

empanelled valuers on authentic of

approved plan

No

7 Postal address of the property Residential Row House on Plot No. 5/ il d Ground + 1

floor, Survay No. 554/ '1, Next to MakhmalaMd Post offce

& Bus Stop, Sahara Nagar, Tawali Road, Vilhge -
Maldrmahbad - 2, Taluka - Nashik, District - Nashik, PIN

Code - 422 0M, State - Maharashtra, Country - lndia.

City / Town Nashik

Residential area Yes

Commeroal area No

lndustrialarea No

Classifcation of the area

i) High / Middle / Poor Middle Clas
ii) Urban / Semi Urban / Rural Urban

'10. Coming under Corponation limit / Vilhge

PanChhayat / Municipafity

Vilhge-Makhmdabad-2
Nashik Municipal Corporation.

11. Whether covered under any State / Central

Govt. enacfiionts (e.9., Uftan Land Ceiling

Act) or notified under agency area/ scheduled

area / cantonment area

No

13. Dimensions / Boundaries of the Property /
Building Plot No. S/UA

As per Ac{ual Silo A! per lhod of Apartment

Norlh Plot No. 04

Sonth Adj. Plot No.5/6/8 Part Adj. Plot No.96/8 Part

East Adj. Plot No.02 Adj. Plot N0.02

Vostukolo Consultonts (l) Pvt. Ltd.Y
An ISO 9001:2015 Certified Company
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Dmr No.

9.

Plot No. 04

\
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Vostukolo Consultonts (l) Pvt. Ltd.\

West 9.00 M. Colony Road 9.00 M. Colony Road

13.1 Row House As per Actual Site As p€r Deed ofApa ment

North

South

East

West

13.2 Whether Boundarjes Matching with Actual Yes

'13.3 Latilude, Longitude & Coordinates of the site 20'03'02.g'.N 7 3" 46'27,6"E

Extent of he site Ground Floor Carpet Area in Sq, Ft. = 745.00

Bahmy Area in Sq. Ft = 54.00

open Space Area in Sq. Ft = 3'14.00

(Area as per Actual Measurenent)

Built Up Al"a in Sq. Ft. = 1025.O
(Aroa aB per Salo Dood)

15. Extent of lhe site consitiered for Valuation

(least of 13A& 138)

Bullt Up Ana in SS Ft = 1025.00
(Area rr per Sah Deed)

16 Whethor occupied by the oumer / tenant? lf
ocorpied by bnant since hor long? Rent

received per monh.

Owner Occupied

I APARTMENT BUILDING

1 Nature of the Aparfnent Residential

2 Location

C.T.S. No. Survey No. Survey No. 554/ 1, Plot No. 5/ 6/ A

Ward No.

Village / Municipality / Corporation Vilhge-Makhmalabad-2
Nashik Municipal Corporation.

Door No., Stneet or Road (Pin Code) Residential Row House On Plot No. 5/ 6/ A, Gmund +

First floo( Survey No. 554/ '1, Next To Makhmahbad Post

offce & Bus Stop, Sahara Nagar, Tawali Road, Vilbge -
Maldmalabad -2, Taluka - Nashik, Disfict - Nashik, PIN

Code - 422 004, Shte - Maharashfa, Country - lndia.

Doscription of the bcality Residential /
Commercial / Mixed

Residential

4 Year of Construclion 2021 (As per Occupancy Cerlificate)
E Number of Floon Ground Floor + First Floor

6 Type of Structure R.C.C. Framed Structure

7 Number of Dwelling units in the building
a Quality of Consfuction Good

I Appearance of the Building Good

10. Maintenancs of the Building Good

11. Facilities Available

Lift N.A

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

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

14.

Block No.

a

06 Row Houses

{
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Car parking - Open / Covorod Covered Parking

ls Compound wall existing? No

ls pavement laid amund the building

il ROW HOUSE

1 The floor in which the Row House is situated Ground Floor + First Floor
2 Door No. of the Row Housg Rosidential Row House on Plot No. 5/ 6/ A
3 Speciflcatons of the Ro,Y House

Roof R.C.C. Slab

Floorinq Verified tile Floorino

Doors Teak Wood door tarned with flush doors
Wndows M.S. Grills window
Fittinqs 0pen Plumbinq, Open Casinq Cappinq

Finishinq Cement Plastering

Paint Distemper Paint
4 House Tax

Assessment No. Details not provided

Tax pail in the name of: Dstaib not pmvided

Tax amount: Details not provided

5 Electricity Service cmnec'tion No.: Details not provided

Meter Card is in the name of: Details not provided

6 Hovv is the maintsnance of the Row House?

Sale Deed executed in the name of Name of O,rner:

Shri. Suraj Radhakisan ltiandrlik&
Sau, tathun Radhakls.n Xlendllk,

8 Whal is he undivided area of land as per Sale

Deed?

Detaih not available

I Wrat is he plinth area of the Row House? Built Up Area in Sq, Ft. = 1025.00
(Area as per Sale Deed)

What is the iloor spaco index (app.) As per Nl\,l0 norms

11 Gmund Floor Carpot Area in Sq. Ft. = 715.00

Bahony Area in Sq. Ft = 54.00
Opon Space Area in Sq. Ft = 314.00
(Arca as per Acfud MeasurBment)

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

13 ls it being used br Residential or Commercial
purpose?

14 ls it Owneroccupied or ht out? Owner Ocarpied
'15 lf rented, what is he rnonthly rent? t 11,000.00 Expecled rental income per month

v MARKETABILITY
1 How b he marketabilM Good

2 What are the fuclors hvorring for an extra

Potential Valuo?
Located in developed area

J fuiy nogative factors are obserued which
afiecl the market value in general?

No

v Rate
1 Afler analfzing he cofliparable sale inslances,

what is tha compsite rats for a similar Ro{
House witr same specificalions in the
adjoinlng bcality? - (Along with dehib /
refeEnce of at - least t\'o latest doals /
fansactions with respect to adjacent
properties in the areas)

t 5,@0.00 lo t 6,000.00 per Sq. Ft. on Built Up Area

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

Yos

Good

10

What is he Carpet fuea of tho Row House?

Residential purpose

=
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Details of Valuation:

Value of Row House

2 Assuming il is a new construdion, what is ho
adopted basic composite rate of he Ro\r
House undsr valuation aftsr comparing witl
the specificatlons and other factors with the
Row House under comparison (givs dotails).

< 5,400.00 per Sq. Ft on Built Up Arca

3 Break - up for the rate

i) Buildinq + Seruices t 2,000.00 per Sq. FL

ii) Land + otheB t 3,4@.00 per Sq, FL

4 Guidaline rate obtained from the Registra/s
offce (an evidence thereof to be enchsed)

t 30,000.00 per Sq. M. i.e.

t 2,787.00 per Sq. Ft
Guidsline rale obtained (after Depreciation)

5 Registered Value (if available) Purchased Value' 31,00,000.00

Document No- 759M021

Dated.15.09.2021

vt COilPOSIIE RATE ATXFTED AFTER

DEPRECIATIOil

a Depreciated building rate NA. as the age of the property is below 5 years

Rephcoment cost of Rom Housa with

Services (v(3)i)

{ 2,000.00 per Sq. Ft,

Age ol the building 02 Years

Life of he building estimated 58 yeas Sublect to proper, preventive pedodic

maintenance & sbucfural npairs.

Depr8ciation psrcontage assuming he
salvage value as 10%

NA. as the age of the property is b€low 5 yoars

Depreciated Ratio of the building NA. as the age of the pmperty is bolow 5 ysars

b Total composite late anived for Valuation
Depreciated building rate Vl (a) t 2,000.00 per Sq. Ft
Rab for Land & other V (3) ii t 3,400.00 per Sq. FL

Total Composite Rate t 5,t00.00per Sq. Ft

Romark3

Sr.

No.

Ihlcription otv Rab per

unlt (t)
E3timated

Value ({)
1 1025.00 Sq. Ft. 55,35,000.00

1 Showcases

4 Kitchen anangements

5 Superfne finish

6

7 Electricity deposits / electrbalfittings, eb.

8 Extra collapsible gates / grillworks etc.

Potential valuB, if any

10 Ofters

Total Value of tho Proporty 55,35,000.00

Fair a*et Value 55,35,000.00

Realizable value 52,58,250.00

Distress Valuo 44,28,000.00

\
An ISO 9001:2015 Certrned Companl, www. vastukala. or9

Vostukolo Consultonts (l) Pvt. Ltd.

Present value of the Row House 5,400.00

2 Wardrobes

lnterior Decorations

J
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lnsurable value of the propefi (10:25.00 Sq. Ft. X t 2,000.00) 20,50,000.00

28,56,675.00

Justification for price / rate
The Market Value of the pmp€rty is based on fucb of markob discoversd by us during our enquiries, hoivever the

govemment rate value in his case is hss han he nn*et value anived by us. We are of the opinion hat the value

anive by us will pmve to be con€d if an Auclion ofthe subject property is caried out. As far as Market Value in lndex

ll is conemed, it is rpt possible to comment on sanr, nny be govemment rates are fixed by sampling during sarne

point of time in part and whereas, Market values change every monh. ln most of be cases the acfual deal amount or

Transaction value is not raffedsd in lndex ll because of various Market pradices, As Valuer, we always try to give a

value which is conect ref,ection of ac{ual transaction value irespective of any facbrs in market.

Method ofVa luation / Aooroach
The sales comparison approach uses he market dab of sale pdcos to estimate the vdus of a r€al estate propsrty.

Propefty valualion in his method is dme by comparing a property to oher simihr pmperties hal have been recenty

sold. Comparable properths, also known as comparables, or comps, must share cartain foatures with the property in

question. Some of these indde physic€l featurcs such as square footage, number of rooms, ondition, and age of

the building; however, the rmst important faclor is no doubt the location of the property. Adjustments ara usually

needed to account for differences as no tu,o properties are exactly the same. To make pmper adjuslments when

comparing proporties, real estate appraisers must know tho differences betrrveen ths comparable properties and how

to value these difierences. The sales canparison approach is commonly used for Residential Row House, where

thee are typically many comparables available to anatyze, As h6 property is a Residential Row House, we have

adopM Sale Comparison Approach M€bod for he purpose of valuation. The Pdce for similar type of property in the

neafuy vicinity is in he range of t 5,000.00 to { 6,000.00 per Sq. Ft. on Built up Area. Considering the rate with

attadsd reporl, drrent markot conditions, demand and supply position, Row House size, location, upswing in Bal

eshte prices, sushined dennnd for Residential Row House, all+ound development of commercial and residenfal

application in the locality etc. We estimate < 5,400.00 per Sq. Ft. on Built up Area for valuation.

lmpending threat of acquisition by govemment for oad

widening / publkx service purposes, sub merging &

applicabi[ty of CRZ provisions (Distance ftom sea{ost /
lidal level must be incorporated) and heir efiect on

Not applicable.

i) Sale ability Good

ii) Likely rental values in fuhrre in and t 'l '1,Ct00.C0 fuected rental inmme per mmtr

Rental lncome

inr

\
V

Guidelne value ol the prcperty (1025.00 Sq. Ft. X t 2,787.00)

iiD Any likely income it may geneE e

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company www.vastukala.org
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Route Map of the orooertv
Site u/r

I Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certined Company www.vastukala.org
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Price Indicators
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Sale Deed
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Commencement & Occupancy Certificate

.L(Irilt a, It a,l

?..
rl

,@'
!o@@ffi,,0,,-,,

o Ei, ,rr. (.rrt

r^llcmt 0f rll.fln6 ',EF"E3loll
coll{E lcBlErr cEmf lcArE

m fM. Ad.l.m trn.x Ftntd..

ffiii':fir:=---
tg!'!.r t|r .( Sd.r E id..h. a Clirn€rrt Oa.ilcrr dn 2btl.o,a{r or

l.r.o. 5X7l ,il'E]hr.[aitd E rr.. IEHI.

ld,: :) trlllarr!.lqlhrbrr.g Ft.-ad r.rl- Lit rrirto.r Enirlari
$idurFr- o.rar.|arair rE n lrGtant

4 Fnltr,G.'l. ll0 ADutl? Ordylrlll2gr Ar.rDi'.!orb.uEllto-Arutri._rDc'.rtme/?Olg (tl2n r:n1C

., qi..r J D'&lt iirrri I aotrEEEla tr6th 6 ra!0f ,{!a ldr*dbn al a 6l d,l|G Ll.att R{lr.abr f.Yl L6ri A.| r*/r&!,,!-,,_

S#ffi:ffiffiffi:r**lr"
COilomOXS flroJe

! 
hHfi{ h GiEcne o'it a..ra J h !.}}ar} ora 

'{ 
rh ,..i o,' f#mi;lffiffiffi1ffi'lttr;fi,ffiry^ffiffii

:ffiffip:l:nl*.ffiffis#; !
,

"ffiu,8"ffi:m*m.H,-

ffiM
" mffffi*[mlH*r;*,ffi.:,:: *

Vostukolo Consultonts (l) Pvt. Ltd

l

r..
OEIEI

fltu
rF;aHlL!#
h

ai-tEEt cr rl,i. '-Efr
rl

Ir-o0!

EC-! hrtr- l-t E *att"iEtliarf|il]itDtarirlE ll
@

D$!fi'rlt.

a__
: -rr

rf!'TEUEIIffiAE,
ffintr

I

I

i

tu"dl
t,t

kFl+rq.roc.*.\f,.
Itr.C&O asr l 8.al n*Ti., an!

\
Y

An l5O 9001:2015 Certified Company www.vastukala.org

i



V.t€tion Ropo.l Plsps|rd For 80B/RO. iL.hik Rodd &.,i.n i SM. Swq Rrdh*hfll M.ndoft a ft|gl! (524ArI036aE) Pee16d25

Approved Plan
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As a result of my appraisal and anavsis, it is my comidgrod opinion hat he Fak tartot Value for his partioJlar

above pmpefi in 0re prevailing condition with abresaid specilication is t 55,35,000,00 (Rupeer Forty Flfty-

Flve Lakh Thlrty-Fivo Thousand Only). Tte Ro.lizable Value of the abore pmp€rty t52,58,250.00 (Rupo.3

Fifty.Two Lakh Flfg.Eight Thousand Two Hundred Flfiy Only). and he Dbhls3 Value t 4{,28,000.00

(Rupees Forty.Four takh Yrenty{ight Thousand Only}.

Phce: Nashik

Date: 25.11.2023

For VASTUKALA CONSULTANTS (l) PW. LID.

Sharadkuma
r Chalikwar

Drgrbltlgn d brsrw.dlor (h.!.rr
0t. dl{i..&rE Orl-.,
-{hrld. (.rElld O lr Ltd-
or.*rib.r,n+<nadlrd,i,
D.e roB11:5 r*r rcra +drd

Direclor
Sharadkumar B. Challkrar
Go(. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1-14152200849

Aul Sign.

on
t

Dedaration from the valuer (Annexure - l) Aftached

Model code of conduct for valuer (Annexure - ll)

The undersigned has inspectad $e property detailad in the Valuation Roporl dat6d

We ara salis'fied that the hir and reasonable markot value of ths property is

(Rupees

on lv),

Date

Signaturc
(Nams Bnanch official with s€al)

An tSO 9OO1i2015 Certified Company www vastukala.org
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(Annerure - l)

DECI.ARATION FROT VALUERS

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar declare lhat:

The informalion fumished in my valuation report dated 25.'11.2023 is true and
conec't to the best of my knowledge and belief and I have made an impartial and
tue valuaton of the property.

b. I have no direcl or indirecl interest in the propefi valued;

c. l/ my authorized representative has personally inspected the property on
03.1'1.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

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

e

f

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

lhave read the Handbook on Policy, Standards and procedure for Real

Estate Valuation, 2011 ot the IBA and this roport is in conformity to the

'Standards'enshrined for valuation in the Part - B of the above handbook lo the

best of my abilig.

I have read the lntemational Valuation Standards (lVS) and the report
submitled to tre Bank for the respective asset class is in conformity to the
'Shndards' as enshrined for valuation in the MS in "General Shndards' and
"Asset Standards' as applicable.

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

declaration)

I am Dkector of th€ company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

\

d

s

h
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Sr.
No,

Particu lars Valuer comment

1 bad(ground information of lhe asset being
valued;

The prop€r9 under consideration is being purchased

by Name of O ner: Shri. Suraj Radhakisan

Mandatk & Sau. Malhura Radhakisan Mandlik
from Shri. Bahsaheb Tukaram Pingale & Sau.

Jayshree Balashaeb Pingale vide Sale Deed No.

7598n021 daled 1 5.09.2021

2. purposa of valuation and appointjng autholity As per cflent request, to ascerbin the present market

value of the property fur Bank of Baroda, Regional

Office Nashik Road Branch.
.,

identity of $e valuer and any ofter experts
involved in he valuation;

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Manager
Swapnil Wagh- Site Engineer
Rashmi Jadhav - Tschnical Manager
Rishidatt Yadav- Tschnical fficer

disclosure of valuer interest or conflict, if
any;

We have no intersst 6iher direc-t or indirod, in ths
property valued. Fur$er to shte hat we do nol
have rolalion or any connection with propgrty ormsr
/ applicant dir8c0y or indirecty. Fudher to state lhat
wg aro an independent Valu$ and in no way
rdated to property owner / applicant

q data of appointment, valuatim date and date
of
report;

Date of Appoinlment - 03.1 1 .2023
Valuation Date - 25.11.2023
Date of Report - 25.1 1"2023

inspeclions
undertaken;

and/or inv€stigations Physical lnspedion done on - 03.11.2023

7 naturE and sources of the information used
or relied upon;

o Market Survoy at lhe lime of site visit
. Ready Reckoner ralos / Cirdo rates
. Online search for REgistered Transadions
. Online Price lndicabrs on real estate portals
. Enquiries with Real ostate consullEnts
o Existing data of Valuation assunments canied

out by us
8. procedures adopted in carrying out the

valuation and valuation standards followed;
Sales Comparison Method

I restrictions on use of the 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 us€ or rsly on lhe wholo or any part of $is
valuation. The valuor has no peolniary intoresl hat
uould conflicl with the poper valuation of the
property.

10. ma.jor hctors lhat wsrs taken into account
during lhe valuation;

cunent market conditions, dsmand and supply
position, Residential Ror House size, location,
upswing in real eslatE prices, sustained demand for
Residential Row House, all-round developmenl of
mmmercial and residential application in the

etc.
't'1. ma.jor fuctors that were not taken into

account d the valuation;
Nit

12.

for the valuation

Caveats, limihtions and dischimers b the
extent they explain or elucidate he
limitations faced by valuer, which shall not
be for the purpose of Imiting his responsibility

Athched

Vaklstion Repqt PI?parod Foc 808 / RO. tlalhit Road Brandl / Shd. Suq Rrdhakjsg1 M.nd.l* d oh€l! (52482303818) Pags 19 d 25

Vostukolo Consuttonts (t) Pvt. Ltd
SO 9001r2015 Certified Company www. yastukala.org

\
V

4.

6.



Valuatior Repod PrepaEd For 808 / RO, N..hik Ro.d Erand / Shd. Sula, Rdhstj!& M.ndslk & oheN {5248123O?646) Pa0e 20 d 25

Assumptions. Disclaimers, Limitations & Qualifications

Value SubJec{ to Chango

Th6 subject appraisal exercisa is based on prevailing market dnamics as on 25rh Noyember 2023 and

does not take into account any unbreseeable dovBlopmenb whidl could impact the sams in tho fufur€.

Our hvcatigations

We are not engaged to carry out all possibb investigations in relation to the subject pmperty. V\lhere in

our r€port wB idenlifr certain limitations lo our invsstigations, his is lo enable the reliant palty to instrud furlher

invostigalions whol€ considered appropriale or wherc we rBcommend as necsssary prior b roliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any lo$ occasioned by a decision not to mnduc't furher

investigations

Arsumptlons

Assumptions are a necessary part of underhkng valuations. VCIPL adopb assumptions for he

purpose of providing valualion advise because some matlers are not capabh of accurate calcuhtions or lall

oubide tre scopa of our experlise, or out instuclions. The rglant party accapb hat ho luation contains

certain sp€cilic assumptions and acknowMge and accept the risk of that if any of the assumptlons adopted in

he valuation are inmnect, hen this may have an eftct on he vafuation.

lnhmdion Supplied by Othe]!

The appraisal is based on tre information pmvided by the client. TIe same has been assumed to be

con8ct and has been used for appraisal exercise. Where it is stated in h6 report that another palty has suppffed

infurmalion to VCIPL, this inhrmalion is bdisved to b€ roliabh but VCIPL can accapt no Esponsibility if his

should prova not to be so.

Fufurc aftel!

To the extenl $at he valualio includes any shtement as to a future matbr, that statement is pmvided

as an eslimate and/or opinion based on he informalion kmwn to VCIPL at he date of ttis document. VCIPL

does not wanant that sudl sbtgmBflb ars accumb or conBd.

Map and Plans

fury sketch, plan or map in his report is indudsd to assbt he roader while visualising h€ property and

assume no rcsponsibility in onnection witt such matbrs.

Slte lhtaib

Based on inputs received frorn Ctent and site visit conducted, we understand that fie subject property

is Residential Rau House, admeasuring 1025.00 Sq. Ft. Built Up Area in the Name of O ner: Shri. Suraj

Radhakisan tandalik & Sau, Mathura Radhaklsan tandllk Further, VCIPL has assumed hat he suiiec't

propsrty is free from any encmachment and is availabb as on tre date of the appnaisal.

v Vostukolo Consultonts (l) Pvt' Ltd'
An tso 9001:2015 Certiffed Company tdww vastukala org
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Propofty Tltlo

Based on our discussion wih the Clienl, we undersland fut the subject property is being purchased by

for the purpooe of this appraisal exercise, we have assumed that the Name of O ner: Shri, Sunj Radhahean

andalk E Sau. llethura Radhakisan l$andllk. Subjec't pioperty has a clear tifle and is free ftun any

encrmbrances, disputes and chims. VCIPL has made no further enquiries with he rdevant local auhotities in

his regard and does not certif, he prope( as having a doar and maketable ti{e. Furher, no lsgal advics

regarding the tite and ovnership of he subject property has been obtained for the purpose of this appraisal

erercise. h has been assumed hat lhe title deeds are clear and maketabh.

Envlronmenhl Condldons

We have assumed lhat the subjec{ propefty is not contaminated and is not adversdy aftcted by any

existing or proposed environmental law and any processes which are cari€d out on he property are regulated

by environmenhl legislation and are properly licensod by the approprhte authorities.

Area

Based on tho information provided by he Client, wB understand hat th6 Residontial Row House,

admeasuring 1025.00 Sq, Ft Bullt Up Ana

Condltlon & Repalr

ln the absenco of any infomation to the conhary, we have assumed that hore are no abnormal grouru

conditions, nor arctaeological remains pesent which might adversely affec{ trs cufienl or fufura ocarpatim,

devehpm€nt or valus of the property, Tte property is fiee from rat, infestalion, structual or htent defect. tlo

crnen y known deleterious or hazardous matedals or suspect techniques will be used in the consfuElim of or

subsequent alteration or addillons to the property and comments made in he pmperty details do not puryort b
express an opinion about, or advise upon, the ondition of uninspected parts and should not be taken as making

an implied r€presentaton or statement about such parb

Valuation tethodology

For the purpose of tris valuation sxsrcise, he valualion methodology used is Dircct Comparison

Approach Mahod and poposod Curent use / Existing use promise is considersd br tris assignment.

The Dirsct Comparison Appmach involves a comparison of fie pmperty being valued to simihr

properties that have actually boen sold in arms - lerEth tnansactions or arc ofrred for sale. This approach

domonstratos what buyers have historically been willing to pay (and sell€rs wi[ing b accept) for similar

properties in an open and competitive malkot and is particularly useful in estimating the value of he Row House

and properties hat ars b/pically tmded on a unit basis.

ln case of inadequals recent transac{ion activity in tre srbject microfiarkot, he appraiser uould colhto

detaib of older transactons. Subsequen[y, he appraiser would analyso rental / capital value tands in the

subject microflarftet in order to calculate the percentage increase / desease in values since [re date of tre
identified hansactions. This percentage r,vould then be adopbd to projec,t the cunent value of tire same,

rnedCompany www.vastukala.org
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Whors rcliancs has beon phc6d upon extemal sources of information in applying ths valualion

mehodologies, unless oheruise specifically insfrcted by Client and/or shled in the vduation, VCIPL has not

independently vedfied thal information and VCIPL does not advise nor accepl it as reliable. The person or entily

to whom the reporl is addressed aclnowledges and accepts lfre risk hat if any of tro unverified information in the

valuation is inconect, hen this may have an 6ftcl on he \raluation.

Not a Strc'tunl Survey

We sbte hat this is a valuatim report and not a shuctural survey

other

All measuremenls, aleas and ages quoled in our reporl are approximab

Logal

Wo have not made any allowancss wi$ r€spect to any odsting or propossd local legislation rehting b
taxation on realization of h6 sah value of he sutject popery. VCIPL is not raquired h givs t$timony or to

appear in court by Eason of fiis appraisal r€port, wih rahBnco to ho proporty in quostion, unloss anangom€nt

has been made hereof. Furher, no legal advbe on any aspecb has been obbined br ho purposs of his

appraisal exercise

Ploporty 3pocmc a$umptlonr

Bassd on inpub rcceived from he dient and site visit conduded, rye undersbnd hat tho subjec{

pmperty is Residential Ror House, adrneasuring 1025.O Sq. Ft. Bullt Up Area

ASSUMPTIONS. CAVEATS. LilTTATON A}.,I0 DISCLAmERS

We assume no responsibilty for matlens of legal nafure affecting the property appraised or the title

therelo, nor do we render our opinion as b the tite, wtridr is assumed lo be good and markotablo.

The property is valued as though under rBsponsible ownership.

It is assumed that here arc no hidden or unapparcnt conditions of the subsoil or sfucfure hat would

render it moe or less vahabb. No responsibility is a$urn€d for sudr conditions or for engineering that

might be required to discover sudt hclors.

There is no direcU indirect interest in the propefi valued.

The rabs fur valuation of ho proporty ar€ in accordanco wih ho Govt, apprcvod ratelt and prsvailing

markst rates.

1

5

6

\
{
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(Annexurc - ll)

TIODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Falrness

1. A valuer shall, in the conduc-t of his/its business, follow high standards of lntegdty and faim€ss in all
hidits dsalings with his/its clients and othsr valuers.

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

relationships.

3. A valuer shall endeavour to ensure that he/it provides tu€ and adequate informalion and shall not
misrepresenl any facts or situations.

4, A valuer shall refrain fiom being involved in any action that would bdng disrepute to lhe profession.

5. A valuer shall keep public interest forsmost while delivering his services.

Professional Competence and Due Care

6. A valuar shall ronder at al timos high standards of seMce, oxorciso dus diligence, onsurs proper

care and exorcise independent professional judgment.

7. A valuer shall carry oul professional saMces in accodance wih the rdevant tedrnical and
professional standards that may be specified from time to time.

8. A valuer shall mntinuously mainlain professional know,ledg€ and shll to provids comp€tont
professional service based on up-lodate developmenb in pradice, prevailing regulations i
guidelines and tedrniquos.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/rb expertise or
deny hidits duty of care, exc€pt to the extont fiat ho assumptions are basod on slatements of fact
provided by the company or its audilors or consultants or information available in public domain
and not gonerated by the valusr.

10. A valuor shall not carry out any instuction of the client insofar as lhey are incompatible wift he
requirements of integdty, objedivrty and independence.

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

lndependence and Disclosure of lnterest

.l2. A valuer shall act with objectivity in his/its professional doalings by ensuring that his/its decisions
are made without the presence of any bias, conflict of interest, coorcion, or undue inlluence of any
party, whether directly connected to the valuation assignment or not.

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

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

15. A valuer shall wherever necossary discloss to ths clienls, possiblo sourcos of conflicts of duties
and interests, while providing unbiased services.
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16. A valuor shall not deal in socurities of any subject company aftsr any tims when he/it first becomes
aware of the possibility of his / its associalion with he valuation, and in accordance wih the
Securities and Exchang€ Board of lndia (Prohibition of lnsider Trading)Rogulalions,20l5 or till he
time the valuation report bemmee public, wlrichever is earlier.

,l7, A valuer shall not indulgo in'mandate snatdling' or ofiering 'convonienoe valuations' in ordor to
cater to a company or clients ne€ds.

,l8. As an indopondont valuor, tho valuor shall not charge success fee.

19. ln any faimess opinion or independent expert opinion submitted by a valuer, if there has boen a
prior Engagoment in an unconneded transaction, the valuer shall dedars the a$sociation with
lhe company during the last five years.

Conffdentlallty

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

about the subject company, which has come to his / its knowledge without proper and specilic
authority or unlsss there is a logal or professional right or duly to disclose.

!nformatlon Management

2'l . A valuer shall ensuro that he/ it maintains writton contemporaneous records for any decision taken,

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

This shall be maintained so as to sufficienty enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co.operate and be available for inspections and investigations canied out
by the authority, any person authorisod by the auhority, the registered valuers organisation with
which hdil is registered or any other statutory regulatory body.

23. A valuer shall provide all infomation and records as may be required by the authority, the Tribunal,

Appellate Tribunal, the registered valuers organisation witt which he/it is registered, or any other
statutory regulatory body.

24. A valuer while respecting he confidentiality of information acquired during the course of performing
professional services, shall maintain proper lvorking papers for a period of three years or such
longer period as roquired in its contracl for a specific valuation, for production before a regulatory
authority or for a peer ravi€rv. ln the 6vent of a pending case behre the Tribunal or Appellate

Tribunal, the record shall be maintained till the disposal of he case.

Glfts and hosplt llty:

25. A valuer or his i its rehtive shall not accept gifts or hospitality which undsrmines or affects his
independence as a valuer.

Erplanalion: For lhe purposes of this code the term ?elative shall have the same meaning as
defned in dause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valusr shall not offer gifts or hospitality or a fnancial or any other advantage to a public servant
or any other person with a view to obbin or retain work for himself / itself, or to obtain or retain an
advanlage in the mnduct of profession for himself / itself.
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Remuneratlon and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
rsasonablo refloction of the work necessadly and proporly undertaken, and is not inconsistent with
the applicable rules.

28. A valuer shall not accept any fo€s or charges other than thoso whict are disdosed in a writton
contract with the person to whom he would be rendering service.

Occupation, employability and restrictions,

29, A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequats time to eadr of his/ its assignments.

30, A valuer shall not conduct business which in the opinion of the aufiority or the registered valuer
organisation discredits the profession.
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Director Auth Sign.

Shandkumar B. Challkwar
Go(. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1-141522008{9
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