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Details ofthe propertv under consideration:

Name of Owner: Mr.Girish iiladhukar Wadje &

Mrs.Sayali Girish Wad!e.

Amalgamated Residential Flat N0.22 & 23, Sixth Floor, "Renuka Heights Aparlment",

Survey No.86/1/1, Plot No.2, Opposite to Hanuman Mandir, Ganesh Nagar, Janata Raja Colony,

Dream Castle Makhmalabad Road, Village - Nashik, Taluka & District - Nashik'

PIN Code - 422 003, State - Maharashtra, Country - lndia.

Latitude Lonqitude: 20'01'1 3.3"N 73'47'1 2.6"E

Valuation Prepared for:
Bank of Baroda

Regional Oflice
BSNL Building, Datta Mandir Road, Nashik Road,

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

www.Yaslutala.olg
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CIN: U74120MH20r0PTC207869
MSME Reg. No. : UDYAM-MH-18-0083617

An ISO 9001:2015 Certified Corhpany
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V.ldion Ropod P6pEed For BOB / RoglonslOIcs / lt.Giddr i&dn k WEqe 0053232!03134)

VALUATION OPINION REPORT

This is to certi! that the property bearing Residontial Fht N0.22 & 23,Sixth Floor,'Rcnuka Heighb

Apartment', Sunoy No,86/1/1, Plot N0.2,0pposib to Hanuman Mandir, Ganesh Nagar, Janab Raja Colony,

Dream Castle Makhmalabad Road,Vilhge - Nashik, Taluka & Disuict - Nashik, PIN We - 422 003, State -
Mahaashfa, Country - lndia b€longs to tr.Gklrh f,adhukar Wrdjo & Mr3,Sayall Glrl3h Wadjo

Boundaries of the pr

Considering vadous paramebm rccordod, existirp oconomic scanario, and the infurmation that is availabls witr

rehrence lo lhe development of neighborhood and method seleded for valuation, we are of he opinion that, the

pmperty prcmises can be asssssed for &is parlicular purpose at t 02,31,000,00 (Rupoos Slxty-Two Lakh

ThlrtyOnc thoBand only),

The vahiation ofhe prcpe( b based on he documents produced by he cmcem. Legal aspects have not been

hken into considoratims while pmparing his valuation roport.

Honce certifed

For VASTUKALA CONSULIANIS (l) PW LTD,

MANOJ BABURAO
oFl'rtrwge(rMr

Think.lnnovate.Create 1
w2 2t

VdrithCrit l 12023r00$2ir23G?34
30/'r{rocctss

Drb: 30.i I,(fi

CHALIKWAR

Director
tanoJ B, Chrllkwar

Registered Valuor
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Reg, No. IBBURV/07/201 &1 0366

B0B Empanelment No.: Z0:MZ:ADV:46:941

Encl: Valuation report.
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lEik: 4, 1" Ftoor, Madhusha Elate, Vrundavan Nagat Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (M.S.)

E-mail : nashik@vastukala.org, Tel. | +912s3 4068262 I 9890380564

9 Rqd. Oilc! r 81-001, u/B Floor, Boomerang,
Chandivali Farm Road, Andheri (East),
ttrrbl - 400 072, (M.S.), INDIA

-.i; TehFax : +9122 2837132s/24

mumbal@vastukala.orq

Our hn lndia hesence at :

9 llumboi 9 Aurongobod I luna 9 loikot
9 Ihonc 9 llondrd 9 lndorc 9 loipur
9 DllhiI(l 9 tlorhik I ahmed0b0d 9l0ipul

Boundaries Buildlng
(as per Documanb)

(* per Documentr)
Flat No.Zl

(a! por l}ocumonb)
Fht No23

North l2-Meter-wide D.P Road Flat No.2'l

South Plot No.3 & Open Space Marginal Space MarqinalSpace

East Survey N0.86/12 Maminal Space Flat N0,22

West Plot No.1 Fht No.23 Marginal Space

uur.rallulrlr.org

olo

Flat N0.24
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Vastukala Consultants (!) h,t. LE.
81{01, Uts Floor, Boomcrang, Chandivali Farm Road, Powai, fudheri(Easl), Mumbai-400 072.

To,

Tho Chlef tanager,
Reglonal Offce
BSNL Building, Dalta Mandir Road, Nashik Road,

Nashik, PIN - 422 10'1, State - Maharashba, Country - lndia.

VALUATTON REPORT (rN RESPECT OF Fr-AT)

VostukOlo Consultonts (t) Pvt. Ltd.
An ISO 9001i2015 Certified Company www.vastukala.org

I General

1 Purpose br which the valuatjon is made To assess Fair Market value of he poperty for Bank

Loan Purpose.

2 a) Date of inspeciion 06.11.2023

b) Date on which the valuation is made 30.11.2023

3 List of documenb producod for p€rusal:

1) Copy of Deed of fuartnenl Viie No .1U5512021 Dated.zl fi.m21
2) Copy of Commoncoment Cortificab No. LND/ PB NashiUDCR/1889/20'19 dabd 26.12.2019

issued by Nashik Municipal Carporation

3) Copy of Ocopancy Certificate No.NMC/IPDNashiWOCl1zllnlz1 dated 07.07.2021 issued

by Nashik Municipal Corporation.

4) Copy of Approved Building Plan Digitally Sirqed by Mr.Rajendra Vinayak Aher dated 02.01.2020

issued by Exeolive Engineer Town Planniry Nashik MunHpal Corporation.

5) Copy of RERA Rogistation Certificato No.P5't600024061 dated 08.09.2021 issued by

Maharashtra Real Estate Regulatory Auhority

4 Name of the owne(s) and his / their address
(es) with Phone no, (details of share of each

owner in case ofjoint ownanship)

ilr,Girish tadhukar trYadje &
Mrc,Sayali Gidsh WadJe,

Addresr: Amalgamaled Rosidsnlial Flat N0.22 &
23,Sixh Floor,"Renuka ilelghts Apadmenf,
Survey N0.86/1/1, Plot No,2, Opposilo to Hanuman

Mandir , Ganesh Nagar, Janata Raja Colony, Dream

Castle Makhmalabad Road,Village - Nashik, Taluka

& District - Nashik, PIN Code - 422 003, Sbte -
Maharashtra, Counby - lndia.

Brief descriptlon of the proporty (lncluding

Leasehold / freehold etc.)

The property is a Residental amalgamated Fht N0.22

&23 is located on Sixh Floor.

As per Phn composition of ffat No22 is: Living +

Kitchen + Bedroom + Toilet + Passag€ + Balcony

(io.lBHK).
As per Plan composilion of flat No23 is: Living +

Kitdren + Toilet + Sbre + Passaga + Balcony

\
Y

Contact PoEon:

Mr.Girish Madhukar Wadje (Ovmer )
Contact No. +91 9921219193

Joint Ownership

5.
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Vostukolo Consultonts (l) Pvt. Ltd.

(io.lRn.
lntemal danges done on Site Flat No. 22 & 23 are

intsmally amalgamaM wih single enfanco, as per

Site The composition of flat is Living + Kitchen +

3Bodrcom + Toilst + Passage + Balcony (l.e.3BHK).

Tlo ptop€rty is at 14.6 Km. distance from nearesl

railway statim Nashik Road.

Landmart: Opposito to Hanuman Mandk

5a Total lease Pedod & rcmaining period (if

hasehold)

N"A. as he property is fieehold.

Locatbn of property

a) Plot No. / Survey No. Survoy N0.8fl1/1, Plot No.2

b) Door No. Fht N0,17 on Sib is Coresponds to Flat N0.22 & 23

on Sanctionod Plan.

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

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Date of issue and rralkiity of layout of

appoved map / phn
Copy ol Appmved Building Pbn Accompanying

Occupancy C€rlificate No. Bfl 19452 / 2588 dated

18.07 .2017 issued by Exeartive Engineer Torvn

Phnning Nashik Municipal Corporalion

s) Approved map / phn issuing authority Nashik Municipal Corporation

h) Whether genuineness o auhenticily

ol approved map/ phn is verified

Yes

i) Any ohor comm€nb by our

empandled valuers m authentic of

apprcved plan

Yes- As per Plan composilion of flat N0.22 is: Living

+ Kddren + Bedroom + Toilet + Passage + Balcony

(l.o.lBHK). As per Plan compositjon of flat N0.23 is:

Living + Kitdten + Toilet + Storo + Passage + Balcony

(l"e.lRx).

lntemal changes don6 on Sits Flat No. 22 & 23 ars

intemally amalgamated wih single enfance, as per

Site Tle omposition of frat is Living + Kitchen +

3Bodroom + Toilot + Passage + Balcony (l.e,3BHK).

7 Postal address of the property Amalgamated Residential Flat No.22 & 23, Sixtr

Fbor,'Renukr Helghtr Ap{hont", Survsy

No.86/1/1, Pbt No.2, Opposite to Hanuman Mandir ,

Ganesh Nagar, Janah Raja Colony, Dream Caste

Makhmalabad Road,Village - Nashik, Taluka &

Disfict - Nashik, PIN Code - 422 003, State -
Maharashha, Country - lndia

I City / Town Nashik

Residential area Yes

Commercial area No

lndustnalarea No

I Classification of the arca

\
An ISO 9001:2015 Certifi€d company nww.vastukala.orq
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{ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Compaoy www.vastukala.org

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Mlhge

PanChhayat / Municipality

Vilhge - Nashik

Nashik Municipal Corporation

11. Wheher overed under any State / Cenhal

Govt. enachents (e.9., Urban Land Ceiling

Ac1) or notified under agency area/ scheduled

araa / cantonment area

No

'13. Dimensions / Boundaries of the Poperty /
BulHlng As por Ac'tual Slto As per the lhod

North 12{reter{,ide D.P

Road

1 2-Meter.{vide D.P Road

South Plot No.3 & Open

Space

Plot No.3 & 0p6n Space

East Survey N0.86/1/2 Survey N0.86/112

West Pbt No.l Plot No.'l

Flat As pGr Dcad
Flat NoZl

As per tho thed
Fh No23

North Fht N0.21 Flat N0.24

South Marginal Space

Easl Flat N0.22

West Flat N0.23 Marginal Space

Dimensions / Boundaries of fie Proporty / Flat

Ar per Slte Fht No.t7
As per Site lnspection

Norlh

South Marginal Space

East Marginal Space

West Marginal Space

13.2 Wheher Boundaries Matching with Actual Yes- Fht No.17 on Site is Coresponds to Fht No.22

& 23 on Sanc{ioned Plan.

13,3 Latilude, Longitude & Coordinates of the site 20'01'1 3.3-N 7 3" 47' 12.6' E

14. Extent of he site TotalCarpetArea in $q. Ft. = 1015.00
(Arca as per site Measurement)

FH No.22 Carpet Arua in Sq, Ft, = 5i10.00

Fht l{o.23 Carpot tuoa ln Sq. Ft. = 1169.00

Total Canet Arca in Sq, Ft, = 1005.00
(Area ar per Deed of Aparhent)

Built up arca in Sq. Ft. = 1106.00

(Area as per Deed of Apartment+10%)

Middle Class

Marginal Space

Marginal Space

Flat N0.16

\
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15. Extent of he site considered for Vabaton
(hast of 13A& 138)

Flat No22 Carpet tura ln Sq. Ft, = 1il16.00

Fht t{o23 Ca4ot Ama ln 8q. Ft. = 469.00

Totrl Carpot Ar€a in Sq, FL = 1005,00
(Aro. a! p6r Daod of Afadment)

16 Wheher ocorpiod by tho owner / bnant? lf
ocapied by tenant since how long? Rent

recoiv€d per monh.

Owner Occupied

I APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Localion

C.T.S. No. Survey N0.86/'l11 , Plot No.2

Block No.

Ward No.

Mlhge / Municipality / Corporation Mlhge - Nashik

Nashik Municipal Corporalion

Door No., Street or Road (Pin Code) Amalgamated Residential Flat No.22 & 23, Sixh
Floor, 'Renuka Haightr Apartment", Survey

N0.86/1/1, Plot N0.2, Opposite to Hanuman Mandir ,

Ganesh Nagar, Janats Raja Colony, Dream Caste

Mal0mahbad Road,Mllage - Nashik, Tatuka &

Districl - Nashik, PIN Code - 422 003, Stale -
Maharashta, Country - India

Description of the bcality Residential /

Commerdal / Mixed

Residential

4 Year of Constuction 202,l (As per Occupancy Certificate)

Number of Floors Ground (Parking) +7t' Uppers Floor

6 Type of Struclure R.C.C. Framed Strucfure

7 Number of owelling units in the building 3 Flats ofl Sixth Floor

I Quality of Construction Good

Appearance of he Building

Maintenance of he Building Good

Facilities Available

Lift lLn
s Protocted Water Supply Municipal Water supply

Underground Sewerage Connecled to Municipal Sewerage System

Car parking - Open / Covered Covored Car Parking

ls Compound wall existing? Yes

ls pavement laid around tho building Yes

il
1 The floor in which tte Fht is situated Sixth Floor

2 Door No. of the Flat Fht No.l7 on Site is Conesponds to Flat N0.22 & 23

on Sanctioned Plan

3 Specifications of the Fbt 3BHK (as per Site)

Roof R.C.C. Shb
Flooring Mtrified tile Flooring

Doors Teak Wood door famed with flush doors

{
An tSO 9001:2015 Certified Company www.vastukala.org

Vostukolo Consultonts (l) Pvt. Ltd.

3.

5.

9. Good

10.

11.

FLAT
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Windows Aluminum slidino window with M.S. Grilh
Fittings Concealed Plumbinq, Concealed Eleclrical wirinq
Finishing Cement Plasterinq wit POP
Paint Lustre Paint

4 Hous6 Tax
Assessment No. Detaib Not Provided
Tax paid in the name of: Dotaib Not Provided
Tax arnount: Detaib Not Pmvided

5 Electricity Service connection No.: Detaib Not Provided

Detaih Not Provided
6 How is the maintenance of the Flat? Good
7 Sale Dsed executed in the name of Mr.Girish Madhukar Wadje &

Mrs.Sayali Girish Wadie.
8 What is ttc undMded area of hnd as per Sale

Deed?
Detaih not avaihble

I What is he plinh area of the Flat? Built up area in Sq. Ft. = 1106.00

(Area as per oeed of Aparknent+ 1 0o[)
10 What is lhe floor space index (app.) As per NMC norms
11 What is he Carpet Arca of he Flat? Tohl Carpet Area in Sq. Ft. = 1015.00

(ArBa as por sib Measurament)

Fht No.22 Caryet Ana in Sq, Ft. = 1i36.00

Fht l{o.23 Carpet tuea ln Sq. Ft. = 1169.00

Total Carpet Aroa in Sq, Ft. = 
,l(X)5,00

(Area ar per lleed ol Apaftnent)
12 ls il Posh / I Class / Medium / Ordinary?
'13 ls it being used fur Residential or Commercial

purposg?
Residential purpose

14 ls it Owner<ccupied or let out? Owner Occupied
'15 lf rented what is he monthly rent? { 12,000.00 Expected rental income per month
N TTARKETABILITY

How is the marketabifiM Good
What are he faclors tavotring fur an exha
Potential Valuo?

Located in devebping area

Any negativs factors ar€ obs6n od wtlidl
afiecl the market valuo in general?

No

v
1 Affer anatfzing hs cornparable sale inshnces,

what is the composite rate for a simihr Flal
wih sanp specifications in tre adllining
localifi - (Along wih detaib i r€ference of at -
least two latest deals / transaclions with
respect to adjacent properties in he aeas)

t 6,000.@ to t 6,500.@ perSq, Ft. on Capeltu€a

Assuming it is a new construclion, what is the
adopled basic composite rate of the Fht urder
valuation afler comparing wih the
specifications and other factors with tre Flat
under comparison (give details ).

t 6,200.00 per Sq, Ft on Carpet Area

Break - up fur the rale
Build + Services t 2,000.00 FI

t 4,200.00 Ft
4 Guideline rate obtained ftom the Reoistra/s t 37,400.00 per Sq. M.

\ g Vostukolo Consultonts (t) Pvt. Ltd.

Meter Card is in he name of:

1

Rate

2

ii) Land + ohers
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offce (an evidence thereof to be endmsd) t 3,475.00 per Sq. Ft,

Guideline rate obtained (after Depreciation) NA. as the age of $e property is b€low 5 years

5 Regisbred Value (if available) Register Value - t 36,60,00.00
Document No. - 1M5t2021
Aglle€ment Dat6 - 21.12.2021

COTP(trS]IE RATE AT'OPTED AFIER
DEPRECIATIOl{

vt

a Depreciated building rate N-A. as he age of the property is belorv 5 years

Replacement cost of Fbt wih Services (v(3)i) t 2,0ffi.00 per Sq. Ft

Age of the building N"A. as he age of tre property is below 5 years

5E YoaB Subjec't b proper, preventive periodic

maintenance & strucfural mpairs.

DepEciation perconhge assuming he
salvage value as '10%

NA. as he age of tre pmporty is below 5 years

Depreciated Ratio of the building

b Total mmposite rate anived fs Valuation

Depreciated building rate Vl (a) t 2,000.00 per Sq. Fl
Rab for Land & oher V (3) ii t 4,200.00 per Sq. Fl

t 6,200.00per Sq. Ft.Total Composih Rate

done on Site Flat No. 22 & 23 are intemallv amahamaled

with sinole enlEnce. as oer Site The comoosilion of fht is Livino + l(lchen + 3Bedroom + Toilet + Passaoe

+ Balconv (l.e,3BHKI.

2) Flat No.17 on Site is Conesoonds b Flat N0.22 & 23 on Sanctioned Plan

Livinq + l(tchen + Bedroom + Toiht + Passaqe +

Livino + Kitchen + Toiht + Store +

Passaoe + Balconv (i,e.1RKl. lntemal chanoes

Balconv (i.e.lBHK). As per Plan composition of ts:flal No

Remarks: 1) As oer Plan composrtion of flat N0.22 is:

.23

I

Vostukolo Consultonts (l) Pvt. Ltd
{

An ISO 9001:2015 Certified Company rryww.vastukala.org

Life of he building estimabd

o

\
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Value of Flat
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Vostukolo Consultonts (l) Pvt. Ltd.
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Sr.

l{o,
Doscription Rab per

unlt (t)
E3timstod

Valuo (t)
1 Present value of the Fht 1005.00 Sq. Ft. 6,200.00 62,31,000.00

2 Wardmb€s

3 Showcases

4 Kitdren anangemenh

5 Superfine finish

b lntsrior Docorations

7 Elec{ricity deposits / elec{rlxl fittings, eb.
I Extra collapsible gates / grillworks etc.

9 Potential value, if any

10 Others

Parking

12 As per cunent shgo of nork completion he value of

he Fht (if Fht is under constuclion)

13 Afrer 10070 mmpletion final value of Flal

Total 62,31,000.00

Fair arkot Value 62,31,000.00

Realizable value 59,19,1flt.00

Distr€ss Valuo 19,81,800.00

lnsurabh value ofUre proporty (1105.00 Sq, Ft, X ( 2,000.00) 22,10,000.00

Guldeline value ol the propefi (1105.00 Sq. Ft. X t 3,175.00) 38,39,875.00

\
Y

atv.

11



The Market Valua of he prcparly is basod on hcb of ma*ob discoverod by us during our enquidos, however the

govemm€nl rate value in his caso is less ftan the nn*et valua anived by us. We alB of the opinion that he value

anive by us will prcve to be coned if an Auctjon of he subjoct prop€rty is canied out. As far as Markot Valu6 in lndex

ll is concemed, it is not possible to @mment on same, may bB govemmont rabs arE fixed by sampling during same

pdnt of time in part and whereas, Mafiel values drange ovory monh.

ln most of the casos he acfual deal amount or Transac'tion value b not rgfleclgd in lndex ll becausE of various Market

pradices. As Valuer, we always ty to give a value which is coned relledion of actual barsaction value inespedive of

any factoB in markot.

Method of Valuation / Aooroach

The salgs comparison approadr uses the market data of sale prhes to estimato lhe value of a rsal estate prope/ry.

Propedy valuation in his method is done by compadng a property to other simihr propedios that havo been recently

sold. Comparable properths, also knorvn as comparablG, or comps, must sharo corhin hatures with he property in

question. Some of trese indude physical features such as square footage, number of rooms, mnditjon, and age of

ha building; horysver, he most important fador is no doubt he hcation of h6 poperty. Adiustnenb are usually

needed to account for difierences as no tuo prcperties are oxacfly the same. To make proper adjustm€nts when

comparing properties, real estate appnaisors must knoly h6 difbrencos betweon h€ comparable proporties and how

to vabs these diffeoncas. Tho salss comparison approadl is cunmonly used br Rssirential Fhl where there arc

typically many mmparables avaihble to anatfze. As the property is a Residential Fht, we have adopted Sale

Comparison Approach Mehod for he purpose ol valuatirn. The Price for simihr type of prcp€rty in the nearby

vicinity is in he range of t 6,000.00 to t 6,500.00 per Sq. Ft. on Carpet Area. Considering he rate with attrhed
rsport, curenl market conditions, demand and supply position, Fht size, location, upswing in real oshte pricss,

sustained demand for Residential Flat, alkound developmenl of commercial and resiiential appliotion in the bcality

otc. W6 estimate ( 6,200.00 psr Sq. Ft. on Carp€t Ama br yalualion afler depraciation.

lmpending trreat of acquisition by govemmenl for road

widening / publi;s seMce purpos€s, sub merging &

applicabilty of CRZ provisions (Distanco fom seaost /

lidal hvel must be incorporated) and heir effect on

Not applicable

i) Saleability Good

ii) Likely renbl values in future in and t 12 ,000.0 Expected rental inclme per month

ii| Any likely income il may generate

t
Vostukolo Consultonts (l) Pvt. Ltd\

Y

Vrlnttu Rqod Pmp€Ed For 808 / R€{ixd Onco / Mr.Giti$ t .dr*r Waqo (005323U}03731) P60e 10 of 27

Justification for orice / rate

Rental lncome

6

An ISO 9001:2015 Certified Company www.vastukala.org
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Actual site photoqraphs
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Route Mao of the property
Sito u/r

Latitude Lonoitude:20'0,|'.l3,3 "ttl 73"17'.l2.6"E

Note: The Blue line shorvs he route to site from nearest nailway station (Nashik Road - 14.6 Km.
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Price lndicators
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Deed of Apartment
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As a resuh of my appraisal and analysis, it is my considered opinion lhat the Fah llarkot Value br his partlorlar

above properly in he prevailng condition wih ahresaid specilicatlon is t 62,31,000,$ (Rupeer Slxty-Two

Lakh lhlrty0ne Thousand Only). The Resllrabh Vslue of the above property t 59,19,1511.00 (Rupecr Flfty-

Nine Lakh l{inehen Thouland Four Hundnd Flfly Only) and lho Dbtors Valus t tl0,&1,E011.00 (Rupoo3

Fo$l{lne Lakh Elghty.Four Thousand Elght Hundred Only).

Phce: Nashik

Date: 30.,l.l.2023

For VASTUKALA CONSULTANTS (l) PW. LID.
!--itreJhsole,

MANOJ BABU RAO =*****'**
CHALIKWAR

on
?

Director Aulh. Sig
Manol B. Chalikwar

Registercd Valuer
Chartered Engineer (lndia)

Reg. No. CAT-FF-1763
Reg. No. IBBURV/07/201 U10366
B0B Empanelment No.: Z0:MZ:ADV:46:94'l

EnclosuroS

Dadaration from th6 valuor (AnnexurB - l) Attached

Model code of mnduct for valuer (Annexuo - ll) Aftached

The undersigned has inspected ttre property detailed in the Valuation Reporl dated

We are sa sfied that the fair and reasonable market value of the property is
(Rupees

Date

Signaturs
(Name Branch Oficid wih seal)

\ I Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Cert,fied Company www.vastukala.org
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(Annexure - l)

DECLARATION FROM VALUERS

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

The information fumished in my valualion report dated 30J12023 is true and
conect to the b6st of my knowledge and belief and I have made an impartial and
true valuation of the propefi.

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

c. l/ my authorized representative has personally inspected the property on
06.1 1.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

ve not been convic{ed of any offence and sentenced to a term of
sonmont.

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 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 lntemational Valuation Standards (lVS) and the report
submitted to fte Bank for the respectivo asset class is in conformity to he
"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 Dhec{or 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

ha
mpri

s

\ v
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Vostukolo Consultonts (l) Pvt. Ltd

Sr.
o.

Particulars Valuer comment

background information of the asset b€ing
valued;

The property was purchased by Mr.Girish Madhukar
wad.le & Mrs.Sayal Girish wadio lrom i,Us.Ronuka

BuiHeE and Developeo VHe Deed of Apaffnent
dat€d21.12.2021

2 purpose of valuation and appointing authority As per clent request, b ascerhin he pressnt market
value of the prcperty fur Bank of Baroda, Regional
Ofice. to assess fak market value of he pmperty
fur Bankinq purpose

3 identity of he valuer and any other exporb
invoh/od in h€ valustion;

Mancj B. Chalikwar - Regd. Valuer
Sanjay PhadoF Regional Tectnical Manager
Swapnil Wagh - Site Engineer
Binu Surendran - Tectnical Manager
Chintamani Chaudhari - Technical Oficer

disdosuro of valuer inter€st or conllict, if
any;

We have no interest, either direct or indirecl, in bs
property valued. Further to state that we do not
have rehtion or any mnnection with property ownsr
/ applicant directly or indirecty. Further to state that
we are an independent Valuer and in no way
related to property ownor/ applicant

5 data of appointmont, valualim date and date
of
report;

Date of Appointnent - 06.11.2023
Valuation Date - 30.11.2023
Date of Report - 30.1 1.2023

inspections
undertaken;

and/or invostigations

7 nature and sources of the information used
or reliod upon;

Market Survey at th€ time of site visit
Rsady Reckoner rales / Cirdo ratgs
Online search for RegistErEd Transadions
Online Price lndicalors on real estats portals

Enquiries witr Real estate consuftants

Existing data of Valualion assignmonb caniod
out by us

8 pmcedures adopted in carrying out lhe
valuation ard valuation standards followed;

Sales Comparison Method

0 restrictions on use of he report, if any; This valuation is for the use of he party to whom it
is addressed and for no oher purpose. No
responsitility is accepted to any third party who
may use q rely on lhe whole or any part of tris
valuation. The valuer has no pecuniary interest hat
uould conflicl wilh the proper valuation of lhe
prop€rty.

10. major facbrs hat were taken into account
during tho valuation;

cunent market condilions, denand and supply
position, Residential Flat sizE, location, upswing in
real estat€ prices, sustained demand for
Residential Flat, all-round developmant of
commercial and residgntial applicalion in the
locality etc.

11. major factors thal rrnre not taken inb
account during the valuation;

Nit

12. Caveats, limitations and disclaimers to the
extent they explain or elucidate the
limitations fuced by valuer, which shall not
be for the purpose of Imiting his responsibility
for the valuation roport.

Attached

v
iww.vastukala orq

1

4.

6. Physical lnspec,tion done on 06.11.2023

\
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Assumptions. Dischimers, Limitations & Qualifications

Valu. SubJoc{ to Chango

The subiect appraisal exercise is basod on prevailing nud<et dynamics as on 306 Novembcr 2023

and does not take into munt any unforeseeable developments wtrir*r couH impacl tp same in he fufure.

Our hvestlga0ons

We are not engaged b carry out all possibh invesligations in rehtion to the subject pmperty. Where in

our roport we idontifi cortain limitations to our irwestigations, hb is to enablo he rdiant party to insttct furher

investigatons whee considered appropriate or where we recommend as necessary pdor to reliance. Vasfultala

Consultants lndia fut. Ltd. (VCIPL) is not liable for any loss occasioned by a decision nol to conduc{ furher

investigations

Arumptlonr

Assumptions are a ne@ssary part of undertaking valuations. VCIPL adopb assumptirxs for the

purpose of pmviding valualion adviso because som6 mattoB ara not capable of accurate cahuhti{ils or fall

oubide trs scope of our exporlise, or out instructions. The roliant party accopb hat hs vafuation contains

certain sp€cific assumptions and acknolhdge and accept the risk of that if any of the assumptions adoptod in

the vahration are inmnect, fien this may have an efbcl on he vahJation.

lnbrmatlon Supplled by Othen

Ttre appnaisal is based on fie infonnation pmvided by he client. The same has been assumed to be

conect and has been usod for apprabal exorcise. Whero it B stated in he roport tllat anohsr palty has supplied

inbr alion to VCIPL, his information is bdieved to bo reliable but VCIPL can accspt no respomibilty if his

should prove not to be so.

Futuru tattoE

To the extent hat the valualim includes any shtement as b a futuro mater, that statement is prwided

as an estimate and/or opinion based on the inlomation known to VCIPL al he date of $is document. VCIPL

does not warant thal 8&-h sbhmenb are accurate or co[ect.

t.p lnd Phns

fuy sketf , plan or map in his report is induded b assist he reader while visualising he property and

assume no r€sponsibilily in conneclion wih such matbrs.

slhrHdb
Based on inpub receivod ftorn Clsnt and sito visit conducted, we understand that ho subied proporty

ls Rosk ential fut, admeasuring 1005.00 Sq.Ft, Grryet ArcainheNamoof llr.Girbh ll.dhuklr wadje &

tln.Sryall Gldrh Wad,o. Furfior, VCIPL has assumed hat ho subiec{ prcporty is feo hom any encmadlmont

and is available as on the date of he apprahal.

Vostukolo Consultonts (l) Pvt. Ltd\ v
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Property Tltle

Basod on our dbcussion with the Client, wo undeBtand that ths subjoct property b being purchased ry
llr.Glrhh tadhuk r Wrdi0 e tr!.Ssyrll Gldsh t{rdie. For the purposo of his appraisal exercise, rvs haw

assumed hal the subjec't propedy has a clear lifle and is fiee fiom any encumbrances, dispubs and chims.

VCIPL has made no fudrer enquiries wih ha relevant local auhoritirx in his regard and does not certify he

property as having a clear and ma*etable title. Further, no legal advice regarding he tite and ownership of the

subject property has been obtained for Sre purpose of his appraisal exercise. Jt has been assumed thal the title

deeds are clear and marketable.

Environmental Condl0ons

We harre assumed $at he subiec{ property is not conhminated and is nol adversely aftcled by any

existing $ proposed envimnm€ntal law and any processes which arc canied out on fie property are regulaled

by environmental legislation and are properly licensed by the appropriate authorities.

Area

Based on hs inbmalion providod by the Clienl, we understand that he Residontial Fht, admsasuring

1005.00Sq.Ft Canet Aroa

Condition & Rcpair

ln the absonco of any infomatlon to ho contrary, we have assumed hat her€ are no abnormal ground

conditions, nor archaeological remains present which might advercely afiecl ho cuflsnt or future ocorpation,

developm€nt or value of the prop€rty. Tla property is fiee from rat, infes"tation, structuial or htent defc,t. l{o

oJnenty known deleterbus or hazardous matedals or suspect tedrniques will be used in he comtrucliofi of or

subsequent albration or addfions to the property and cornm€nts made in the poperty details do not purport b
express an opinion about, or adviso upon, the condition of uninspected pads and should not be taken as making

an implied rcpresentatbn or statement about sudl parb

Valuation llethodology

For the puDose of ttis valualion exercise, he valuation mehodology usd is Direct Comparison

Approach Mefiod and poposed Curent use / Existing use premise is oorsidered br $is assignrnent.

The Dimct Comparison Approactr invohes a comparison of tre property being valued to simihr

properties lhat have actually been soH in arms - lengfi fansaclions or are oibred fur sale. this approadr

dernonstrates what buyers have hisbrically been willing to pay (and sellels wlling b accept) for simihr

properties in an open and competitive markel and is partilJlarly useful in estimating he value of tre Fht and

pmp€rties that ar€ qpically traded on a unit basi6.

ln case of inadequato recont hansaction activity in the subjed micfo{nar'kst, Sre apprziser rvould collab

detaib of oldsr hansactions. Subsequonuy, llre appraiser vuould analyse rsnhl / capital value kends in th€

subjecl micro-marksl in order to calculate hs percentage incrsaso / desease in yaluos since tre date of tha

identjlied fans*lions. This pacentage rrvouH fren be adopted to projec,t he onBnt value of he sarn€,

ISO9001:20l5CertifiedCompany www.vastukala.org
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Where rcliancs has b€on pbcad upon exiemal sources of infoimalion in applying hs valuation

mehodologies, unless ohemise sffically insfuctsd by Client and/or stated in ho vduation, VCIPL has not

indspendontly verified hat infurmation and VCIPL does not advise nor accopt it as relhble. ThB p€rson or entity

to whom the report is addressed achowledgas and accepls lhe risk hat if any of he unverified information in he

valuation is inconect, then this may have an ofiect on the valuation.

Itlot a Shrctural Suiloy

We shte hat this is a valualion report and not a strudural survey

Oher

All measurements, areas and ages quoted in our report are apprcximate

Lcgrl

We have not made any allorvances with Espec{ to any existing or proposed local legislation rehting b
taxatior on realization of he sale value of he subject prcperty. VCIPL is not required b give testimony or to

appear in corrl by roason of his appraisal r€port, with roftlgnco to ha pmperty in question, unloss arangoment

has been mado hareof. Furfier, no l€gal advho on any aspecis has b€€n obbinod hr he purpce of ttis

appraisal exsrcise

Propcrty 3pecifi c alsumplions

Based on inpub received from hE cliont and silo visit conducled, wE undsEtand hat th€ subjoct

propErty is Residential Flat, admeasuring 1005.00 Sq. Ft Carpct Ana

ASSUMPTIONS. CAVEATS, LIMIATION AND DISCI-AIMERS

We assume no respnsibilty for mafiors of logal nafur€ afiecting the propotty apprais€d or he tith
herslo, nor do rve r€nder our opinion as b fio t'te, s,fiich is assumed b be good and marketable.

The property is valued as tho.rgh under responsible o ,norship.

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

It is assumed trat Urere ar€ no Hdden or unapparent condilions of the subsol or studur€ that would

render it mo]e or less vahable. No responsibiliv is assumed for sudt conditons or br engineering thal

might be required to discover sudt factors.

There is no direcU indirect interest in he property valued.

The rabs br valualim of he pmperty aro in accoldanco wih he God. applovod rates and prevailiry

msrket ratos.

1

2

3
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Fairnesi

1 . A valuer shall, in the conduct of his/its business, follow high standards of integrity and faimess in all
his/its dealings witr his/its clients and oher valuers.

2. A valuer shall mainhin integrity by being honest, straightforuard, and brhright in all professional

relationships.

3. A valuer shall endeavour to ensure ftat he/it provides tue and adequate information and shall not
misreprssent any facts or situations.

4. A valuer shall refrain from being involved in any aclion that would bring disrepute to the profession

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

Professlonal Gompetence and Due Caro

6. A valuer shall render at all times high standards of service, exercise due diligenco, ensure proper
care and exorcise independent professional judgment.

7. A valuer shall carry oul professional services in acoordance wih lhe relevant tochnical and
professional standards that may be specfied from time to time.

8. A valuer shall mntinuously maintain profossional knowledge and skill to provide competent
professional service based on up-tdate developments in prac.tice, prevailing regulalions /
guidelines and techniques.

9. ln the proparation of a valuation report, the valuer shall not disclaim liability for hidits experlis€ or
dany his/its duty of care, except to the oxtent that the assumptions are bassd on statemonb of facl
provided by the company or ib auditors or consult€nts or information available in public domain
and not generated by the valuer.

10. A valuer shall not carry out any inshuction of lhe client insofar as they are incompatible with the
roquiroments of integrity, objedivig and independence.

11. A valuer shall clearly state lo his client tho servicss trat he wouH be competenl to provide and the
services fur which he would be r€lying on othsr valusrs or professionals or for which the client can
have a separate anangement with othsr valuers.

lndependence and Dleclosure of lnter€st

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conllict of interest, coercion, or undue influence of any
party, whefter diroctly conneded to ths valuation assignment or nol.

,l3. 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 mmphte independence in his/its professional relationships and shall
conducl he valuation independent of extemal influenc€s.

\
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,l5. A valuer shall wherevor nocs8sary discloso to the clients, po$ible souross of conflicts of duties

and interests, while providing unbiased sBrvices.

16. A valuer shall not deal in sacurities of any subjec{ company aftar any timo whon he/it lirst b€comes
aware of the possibility of his / its association with he valuation, and in accordance with he
Securities and Exchango Board of lndia (Prohibition of lnsider Trading)Rogulations,20l5 or till ths
time lhe valualion report becomes public, whichever is sadier.

17. A valuer shall not indulge in 'mandate snatching' or offering 'convenignca valualions' in ordor to
cator to a company or clienfs needs.

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

19. ln any faimess opinion or independent experl opinion submitted by a valuer, if here has been a

pdor sngagement in an unconnoded bansaction, tho valuer ghall dedare ths association with
the company during the last five years.

Gonlidentiality

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

about the subjod company, which has mms to his / its knowledge without prop€r and specifc
authority or unless fierc is a legal or professional right or duty to disclose.

lnformation Managomont

2'l . A valuer shall en3ur6 that he/ it maintains writton clntemporaneous records for any dEcision laken,
the reasons for hking the decision, and the information and evidence in supporl of such decision,

This shall be maintained so as to suffcienty onablo a reasonablo person to tako a view on tho

appropriabness of his /its decisions and actions.

22. A valuer shall appoar, co{perate and bo availablo for inspections and invsstigations caniod out

by the aufiority, any person authorioed by he auftority, lhe registered valuers olganisation with
which hdit is rogistered or any oher statutory rogulatory body.

23. A valuer shall provide all information and records as may be requirod by the auhority, the Tribunal,

Appellate Tribunal, the registered valuers organisation wih which hdit is t€gistered, or any other

statutory regulatory body.

24. A valuer while rospecting he confidentiality of informalion scquired during the course of Performing
professional services, shall maintain pmper working papers for a period of three years or such

longer period as required in its contract br a specific valuation, for production before a regulatory

authoriv or for a peer roviow. In tho event of a pending case bebre tha Tribunal or Appellats

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

\ Vostukolo Consultonts (l) Pvt. Ltd

Glfts and hospltallty:

25. A valuer or his / its rolativo shall not accspl gifls or hospitality which undorminos or affacts his

independence as a valuer.

Explanation: For the purposos of this code the term ?elative shall have ths sam€ meaning as

deined in dause (77) of Seclion 2 of the Companies Act' 2013 (18 of 2013).
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26. A valuer shall not ofior gifts or hospihlity or a financial or any otrer advantage to a public servant
or any other person wilh a view to obhin or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himsetf / itself.

Remuneration and Costs.

27. A valuer shall provide seMces for remuneration which is charged in a transparent mannar, is a
rcasonablE rellection of the work necessarily and properly underhken, and is not inconsistont with
the applicable rules.

28. A valuer shall not acc€pt any fees or charges oher han hose which are disdosed in a wdtt€n
contract with the person to whom he would be rendering service.

Occupatlon, employablllty and restrlctlons.

29. A valuor shall refrain from accopting loo many assignments, if he/it is unlikely to be ablo to devote
adequate time to each of hiy ils assignments.

30. A valuer shall not conduct business which in he opinion of the aufiority or ths registerod valuer
organisalion discredlts he profession.

Phce: Nashik
Date: 30.1 1.2023

MANOJ BABURAO
qFtrrr.tIegmo{e{

CHALIKWAR

Director Auth.
fenol B, Challkwrr

Registered Valuer
Chartersd Engineer (lndia)
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