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Valuation Re ort of the lmmovable Property

Name of owner: Shri.Ganesh Suresh Hudekar &

Sau.Manisha Ganesh Hudekar

Residential Flat N0.16, Second Floor, Neighborhood-Kartik, Sector - KA-1'

"Krishnabhooml Co-Op.Hsg.Soclety Ltd.Cidco.Nashik",Plot N0.9, Near Bank of Maharashtra ,

Sinhasta Nagar, Veer Savarkar Marg, Village - Cidm, Taluka & District - Nashik, PIN Code - 422 010,

State - Maharashtra, Country - lndia.

Valuation Prepared for:
Bank of Baroda

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

Nashik, PIN - 422 1Ol , State - Maharashtra, Counlry - lndia,

lf"n*, a, 1'Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur-Naka Link Road, Adgaon' Nashlk - 422 003' (M S )

i-mail : nishik@vastukala.org, Tel. : +9f 253 4068262 / 989038056'4

Our Pan India Presence at : 9 ncrra' omce: 81-001' u/B Floor' Boomerang'
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Details of the propertv under consideration:

Latitude Lonoitude: 19"57'50.5"N 73"45'39.7"E

tl

tTt-rl.*t4

I

I

F

ti.,

t

I

il l:II
t

t
I



CIN: U74120MH2010PTC207859
MSME Reg. No. : UDYAM-MH-18-0043617

An ISO 9001:2015 Certified Company
v\

Velalion Roporl PBp.rod Foc BOB / tugiond ofi(! &Bndr, Shi.Gam$ Sullrh Hudold (005520U313681) Pag.2 d21

vsEu/l{du1 2202J0055202303884
0&1't-l tlcc8s
Otu: 08.122023

VALUATION OPINION REPORT

This is to certily that the property bearing Residential Flat N0.16, Second Floor , Neighborhood-lGrtik ,Sector -

l(A-1,'Krlshnabhooml Co0p.HsgSociety LE.Cldco,Nashlk',Plot N0.9, Near Bank of Maharashtra ,

Sinhasta Nagar, Veer Savarlor Marg, Village - Cidco, Taluka & Disbict - Nashik, PIN Code -422 010, Stato -
Maharashha, Counfy - lndia belongs to Shri.Gan$h Surolh Hudokar & Sau. anisha Ganesh Hudekar

Boundaries of the property.

Boundaries Flat

North Colony Road

South Open Duct

East

West

Considsring various paramebrs mcorded, axisting oconomic sconario, and he inhrmalion that is availabl€ with

rehrence to he devdopment of neighborhood and mothod selodod b valualion, rve arB of he opinion that the

pmpoily prcmisos can be assessed for his partiathr purposo at t 26,56,960.00 (Rupees TwentySh Lakh

FlfiySh Thourand Nlm Hundmd Sixty Only)

The vabalion ofh6 property b based on he documenb prcduced by he concem. Legal aspecls ha\re not been

taken inb consideratirns while preparing his valuation report.

Hence cedifed

For VASIUKALA CONSULTANTS (l) PW. tTD.

Sharadkumar
Chalikwar

Digtoly ,ign.d by sh.ndkudr c,l.lt*.t
Oltl o=Sh.di.rdr Chdoen, o4duLh
Co.rlr.tu lD PB Ltd- clarnbri t
.6tlF<idavatutib.d!| eltl
0.1., 2O23.lZlE 1a55!a +05'30

Director
Shrndkumar B. Chaliluar
Govt. Reg. Valuer
Charlered Engineer (lndia)

Reg. No. (N) CCIT/1-14I522008{9
Encl: Valuation ]Bport.

Our Pan India Pres€nce at :

9 ilumhoi 9 Aurongotod 9 Puno 9 toikol
9 Thone 9 tlondod I lndore 9 toipur

I DGlhiil(n I il0shik 9 Ahmcdohod 9 Joipur

Auth. tgn.
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tEil | 4, 1' Floor, Madhusha Elite, Vrundavan Nagar, latra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (M S )
E-mail : nashik@vastukala,org, Tel. , r91 253 4068262 / 9890380564

R!gd. Ollb ! B1-001, U/B Floor, Boomerang,
Chandivali Farm Road, Andhen (East),
ttur$.4 - 400 072, (M.S.), INDIA
leleFa\ | +91 22 28171125/ 24

mumbai@vastukala.org
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Vastukala Gonsultants {l) hrt. Ltd.
81-001, UIB Floor, Boom.reng, Chandivali Farm Road, Porai, Andheri (East), Mumbai -400 072.

To,

Tho Chid tanaoor,
Bank of Baroda
Regional Offico
BSNL Building, Datta Mandh Road, Nashik Road,

Nashik, PIN - 422 ,l01, 
Stats - Maharashtra, Country - lndia.

VALUATION REPORT (lN RESPECT OF FLATI

I General

1 Purpose for wtrich ho valuation is made To assess Fair Market value of the prop€rty for Bank

Loan Purpose.

2 a) Date of inspection

b) Date on which the valuation is made 08.12.2023

J List of documenb produced for perusal:

1) Copy of Transfer Deed Vide No.1 0flgn022 Daled.N.11.2022

2) Copy of Flat TraNfsr Letter No.C|DC0/ADMNNSI(|20223099 Da1ed.11.1020?2 issued by City

and lndustrial Development Corponalion of Maharashtra.

3) Copy of Occupancy Certificab Dated.03.052001, issued by City and lndusEial Development

Corporation of Maharashha

4) Copy of Appoved BuiHing Plan Endosure b Part Ocorpancy Certificate NoJCIDC0/A.T.P.0

Dated.03.052001, issued by City and lndusuial Developmont Corporation of Maharashba.

4 Nam€ of the owne(s) and his / thek address

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

owner in case ofjoint ownership)

Shri.Gan$h Surtsh Huthkar &

Sau.Manisha Gan6sh Hudekar

Addrcss: Residential Flat N0.16, Second Floor,

Neighborhood{Grtik, Secbr - l(A.l,"Krlshnabhoomi

Co0p.Hsg.Society LH.Cidco.Nashik",Plot N0.9,

Near Bank of Maharashtra , Sinhasta Nagar , Veer

Sava*ar Marg, Village - Cidco, Taluka & District -

Nashik, PIN Code - 422 010, State - Mahanashtra,

Country - lndia.

Contact Pe6on:

Shri.Ganesh Suresh Hudekar (Owner)

Contacl No. +91 9820981402

Joint Ownership

5 Brief descdptixr of he propcrty (lnduding

Leasshold / fteehold etc.)

The property is a Resijential Flat N0.16 is located on

Second Floor.

As per site tho composition of flat is Living +

Kitchen + 1 Bedroom + WC+ Bath + PassagB+

Tenace (i,e, I BHK+Tenacc).

The property is at 12.6 Km. distance ftom nearesl

\
An ISO 9001:2015 Certified Compant vastukala.org
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railway station Nashik Road.

Landmark: Near Bank of Maharashtra

Total Lease Perind & rcmaining period (if

leasehold)

NA. as the prcperty is freehold.

o Location of property

a) Plot No. / Sactor NeighborhmdlGrtik, Sscbr - KA-l, Plot No.9

b) Door No. Residential Flat N0.16

c) T.S. No. / Vilhge Vilhge -Cidm
d) Ward / Taluka Taluka - Nashik

e) Mandal / Dist ict District - Nashik

0 Date of issue and validity of layout of

approved map / plan

Copy of Approved BuiUing Plan Enclosure to Part

Ocorpancy Certificate No./CIDCO/A.T.P.O

Dated.03.05.2001, issued by Gity and lndusbial

Development Corporation of Maharashtra

s) Approved map / phn issuing auhority

h) Whelher genuineness or auhenticity

of apprwed mad phn is \rerified

Yes

i) Any other comments by our

empanelled valuers on authentic of

approv€d plan

No

7 Postal addrcss of the property Residential Fbl N0.16, Second Floor , Neighborhood-

Kartik ,Sec'tor - KA-l,"Krbhn.bhoonri Co
Op.Hsg.Society LH.Cldco,Narhlk",Plot No.9, Near

Bank of Maharashtra , Sinhasta Nagar , Veer

Savarkar Marg, Village - Cijco, Tabka & Disfict -

Nashik, PIN Code - 422 010, State - Mahamshtra,

Counfi - lndia

I City / To.in Nashik

Residential area Yes

Commercial arca

v Chssification of the arca

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban
'10. Coming under Corporation limit / Vilhge

PanChhayat / Municipality

Vilhge - Cidco

City and lndustrial Developmenl Cqporation of

Maharashba

'tl . Wheher ovsred under any State I Central

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

Act) or notified under agency areal schoduM
area / cantonrnenl area

No

Dimensions / Boundaries of lhe Property /

Building As per Actual Site As per the Deed

V.lltoi Reod Ptrp.lrd For BOB i R.gioorlofico &!nd I$ri.C{Ir!h &rEdr }t dok r (09552M3fi}981) P'go4 d21

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

5a.

City and lndushial Dswlopment Corporation of

Maharashba

No

lndustrial area No

'13.
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North

SorJth

Easl

West

13.1 Flat As per Acturl Site As per the lhed

North Colony Road Colony Road

Sorrth Open Duct Open Ducl

Fht No.15 Flat N0.15

West Flat No.17 Flat No.17

13.2 Whether Bourdaries Matching with Aclual Yes

13.3 Latitude, Longitude & Co{rdinates of lhe site 19"57'50.5'N 73"45',39.rE

14. Extenl of he site Carp€t Area in Sq. Ft. = 652.00
(Area as per Site Measurement)

Built up aroa ln Sq. Ft. = 87t[.00

(Arca as per Tranrfei [hed)

15. Extent of the site considered for Valuation

(least of 13A& 138)

Built up area ln Sq. Ft. = 87t1.00

(Area as per Tranrfer Deed)

16 Wheher occupied by the omer / lenant? lf
ocarpied by bnant shce how long? Rent

rocoir/od per monh.

Owner Occupied

il APARTMENT BUILDING

1 Nature ol the Apartment

S. No. Neighborhood{&rtik, Secbr - KA1, Plot No,9

Block No.

Ward No.

Village / Municipality / Corporation Vilhge - Cidco

City and lndustrid Derclopment Coeoration of

Maharash[a

Door No., Street or Road (Pin Code) Residental Fbt N0.16, Second Floor , Neighborhood-

lGrtik ,Sec{or - lG-l,"Krishnabhoomi Ge
Op.hg.Socioty LH.Gldco.ltashlk",Pbt N0.9, Near

Bank of Maharashlra , Sinhash Nagar , Veer

Savarkar Marg, Village - Ciico, Tafuka & Disbi:t -

Nashik, PIN Code - 422 010, Sbte - Maharashfa,

County - lndia

3 Doscriptjon of the locality Residential /
Commercial / Mixed

Residen[al

4 Year of Construction
E Number of Floors Ground + 2d Uppors Floor

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

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

Quality of Construction Good

Appoarance of the BuiHing Good

\

East

Residential

2. Location

200'l (As per Occupancy Certificate)

8.

9.

Y



10. Maintenance of lhe Building Good

11. Facilities Available

Liff No Lifl

s Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Covered Car Parking

ls Compound wall existing? Yes

ls pavemenl laid around h6 building Yes

il
1 TIe floor in which the Flat is situated Second Floor

2 Door No. of the Flat Residential Flat N0,16

3 Specifications of the Fht l BHK + Tenace
Roof R.C.C. Slab

Floorinq Ceramic trle Floonng

Doors Teak Wood door famed with flush doors
Windows Aluminum sliding window with M.S. Grills

Fittings open Plumbing, Open Casing Capping Ehcbical
wiring

Finishing Cement Phstering
Distomper Paint

4 House Tax
Assessment No. Details Not Provided

Tax pall in lhe name of: Details Not Provided

Tax amount: Details Not Provided

5 Electricity Service conneclion No.: Details Not Provided

l\,leter Card is in lhe name ot Details Not Provided

6 How is the maintonance of the Flat? Good

7 Sale Deed executed in the name of Shri.Ganesh Suresh Hudekar &

Sau.Manisha Ganesh Hudokar

I What is the undivided area of land as per Sale
Deed?

I What is the plinh area of the Flat? Buih up area in Sq. Ft. = E7tl.00

(Area ar per Transfer Deedl

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

11 What is the Carpet fuea of the Flat? Carpet Area in Sq. Ft. = 652.00
(Area as per Sib lr4easuremsnt)

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

13 ls it being usod fur ResidEntial or C,ommercial
purpos€?

14 ls it Owneroccupied or let ouP Owner Occupied

15 lf rented, what is the monthly rent? T q!@q.00 Elpqcled rental inmme per month

v MARKETABILITY
I How is he marketabilitf Good

2 What are ths fadors favouring for an extts
Potential Value?

Located in developing area

3 Any negntive factors aro observed which

affect the markot value in gen€ral?
No

v Rah
1 Alter analyzing he cornparable sah instances,

what is he mmposite rate for a similar Flat

with same sp€cifications in he adFining

t 3,000.00 to { 4,0CI0.CD per Sq. Ft, on Built Up Area

Vrll'don Reod PEpor€d For 80ts / R.gfixlalOitos 8r.nd / Shri.G.rEsh Sulodr Hrrdolcr (005520230366a) PeWE al21

Vostukolo Consultonts (l) Pvt. Ltd\

@3v n. An tSO 9001:2015 Certified Company www.vastukala,org

FLAT

Paint

Details not available

Residential purpose
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Vostukolo Consultonts (l) Pvt. Ltd

locality? - (Along with detaib / r€fercnce of at -

least trvo latest deals / transactions with

respect lo adiacent properlies in he areas)

Assuming it is a new construc{ion, what is the

adopted basic composite rate of ths Fht undor
valualion affer comparing witr he
specifications and other factors with the Flat

under comparison (qive details).

Break - up for the rate

i) Building + Services ( 2,000.00 per Sq. Ft
ii) Land + others t 1,700.00 per Sq. Ft

4 Guideline rate obtained from the Registra/s

offce (an evidence thereof to be enclosed)
t 28,500.00 per Sq. M.

t2 648.00 . Ft.

Guideline rate obtained (after Depreciation) t 23,638.00 per Sq. M.

t 2,196.00 per Sq. Ft.

5 Purchase Valu+ ?2,00,000.00

Document No- No, 1 031912022

Dated.09.'1 1 .2022

COMPOS|TE RATE ADOPTED AFIER

DEPRECATION

a Depreciated buiding nte { 1,340.00 per Sq, Ft

Replacement cosl of Flat with Seruices (v(3)i) t 2,000.00 per Sq. Ft.

Age of the building

Life of he building estimated 38 years Subjec{ to proper, prevenlive periodb

maintenanco & structural repairs.

Depeciation percenhge assumirg he
salvaqe value as 1070

3370

Depreciated Ratio of the buildinq

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) ( 1,340.00 per Sq, Fl
Rate for Land & other V (3) ii t 1,700.00 per Sq, Ft
Total Composite Rate t 3,040.00p0r Sq. FL

RsmarkE:

Sr.

l{o.

Doscription atv Rate per

unit (?)

Eltimated
Value O

1 Present value of the Flat 874.00 Sq. Ft. 3,040.00 26,56,960.00

2 Open Balcony Value of the property

J Showcases

4 Kitchen anangements

Superfrne finish

6 lntenor Demrations

7 Electricity deposits / electrical fi ttings, etc.

Extra collapsible gates / grill works etc.

I Potential value, if any

10 Ofters

11 Parking

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

2 13,700.00 per Sq. Ft on Built Up Area

Registered Value (if available)

vt

22 Years
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12 As per cunent shge of woft completion he value of

he Fht (if Fht is under construction)

13 Affer 100% completion final value of Flat

26,56,960.00

Value of Flat
Fair I{a*et Value 26,s6,960.00

Realizabh value 25,21,112.00

Distress Value 21,25,568.00

lnsurable value of the property (871.00 Sq. Ft. X t 2,000,00)

Justification for price / rate
The Martet ValuE of ho prcperty is bas6d on hcb of marksb dbcovsrsd by us during our enquirios, horrrever the

govemment rale value in his case is less fian he nurket value anived by us. We are of tre opinion that he value

anive by us will prov6 to be coired if an Aucton of he subjecl property is caniod out. fu fur as Market Value in lndex

ll is mncemed, it is not possibh to @mment on same, may be govemment rates are fixed by sampling during same

point of tim€ in parl and wheroas, Market values chang€ every monh.

ln most of the cases he adual deal amount or Transaction vafue is not rsflected in lndex ll bocause of varirus Market

pradices. As Valuer, wo always ty b give a yalue whifi is coned reffection of actual hansac{ion value inespectirre of

any fadors in market.

Method of Valuation / Approach

The sales comparison appmach uses fie market dah of sale prices to estimate the value of a real estate property.

Pmperty valuation in his method is done by comparing a property to other similar properties that have been recently

soH. Comparable properties, also ktown as comparables, or comps, must share certain features wilh the property in
quesbon. Some of these indude physical foaturos such as square botage, number of moms, condition, and age of
he building; however, he rnost important fador is no doubt he location of tte property. Adjusrnents are usually

needed to account for differenc€s as no trvo properties are exactly the same. To make propar adjustnents when

comparing properties, real estate appraisers musl know he differences between the mmparable properties and how

to value these differences. The sales mmparison approach is mmmonly used for Residential Flat, wtrere there are

typically many comparables avaibbh to andfze. As he property is a Residential Flat, we have adopted Sale

Comparison Approach Mehod for the pulpose of valualion. The Price for similar type of property in the nearby
vicinity is in he range of t 3,000.00 b t 4,000.00 per Sq. Ft, on Built Up &ea. Comiriering he rale witr atlached

report, c1J[ent marl(et conditions, demand and supply position, Flat size, localion, upswing in real eslate prices,

sustained demand for Residential Fht, alkound development of mmmerdal and resiriential application in the locality

etc. We estimate t 3,040.00 per Sq. Ft, (afier deprecation) on Built Up Area for valuation.

lmpending threat of acquisition by govemment for mad

widening / publics service purpos€s, sub merging &
applirxbilty of CRZ provisions (DisEnce frcm seaost /
tidal level must ba incoporated) and heir effect on

Not applicable.

i) Saleability Good

ii) Likely rental values in future in and t 5,000.00 Expected rental income per month

iii) Any likely inmme it may generate Rental lncome

Vostukolo Consultonts (l) Pvt Ltd\ v @

Total

o

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

't7,18,000.00

Guidelne value of the propedy (874.00 Sq. Ft. X t 2,196.00) 19,19,304.00
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Route Map of the propertv
Site u/r
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Latilude Lonqitude: l9'57'50.5"N 73'45'39.7"E
l{oto: The Blue line shows the route to site ftom nearest railway station (Nashik Road -'12.6 Km.)

Vostukolo Consultonts (l) Pvt. Ltd\
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Ready Reckoner Rate
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2 BHK Flat
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Price Indicators

Vostukolo Consultonls (l) Pvt. Ltd.
An ISO 9001:2015 Certiffed Company www.vastukala.org

t35.0 L i l

r.l
t*,.i

\ 1.?

{

--'lI

E

I

m
f,,

r
t-

4@,

650 rq tt

/

I

#
i'{

{

.f

Ir

<74 Lac. 3BHK 3Barhs

t,,
Eurn uP r..r:16ji lt t !,

,s,.=
t ta t.I, Gori ourta! I l ar

I a.!00 p.r .q,fl trF.r..r

? ,..',
ftarlt IanC Saclar)

\
{



Endonrrr t tg,( 0crupnE Cerrlfintr

FhFDe0j.{,l P,o.Ff fi t (,,, ffi ff"

tuoloI,hsl
",,f,,...1

D$!,

.Cv
'ClDC0, rwA u

'Srn

.,,1&

V6btoi Rrport Prop.rsd For 808 / RogionalOfioe Brandl / Iri.G.,E.h 9/l!d1 Rrdgl(ar (00552023ff3€81)

Approved Plan

Pa!€ 13 d21

L4E

+

:l

I ...'t

!i

ri

I
t

*:f

I

r
L

i"2

1
i
,l
I
:1!t

l

l

Ft
sftrroN lt qs,,E

t

i

\
Y

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

Vostukolo Consultonts (l) Pvt. Lld.

I

't '..

!

'i



V6brli,1 Ropod PIr €nd For 808 / Region!|ofi.. 8radr, Shd.Gonolh S{Edr Hudolo, (00552023m89)

Flat Letter & Dancv Certificate

\ ! Vostukolo Consultonts (t) Pvt

0

Psge ll of2l

Ltd.

/,, ti "d

,ffi.**tocorroi^rrn
0F $AHlpasHIpr tTtl

In,.1rtru.X,6.*
.1f0. *d'r'

*ffiH,"at-,*"._
*- Ififfi**.".lrru,-]e"

ffi'ffiffi
_ 

Ylj y{ll k, &th 6 tsI r, ,!,Urrl-. . _ ,_, ,.*,nr,Fl.rfDLI(dEo,ttlttllLt,Et,E!,uElr rt .{xr,t..
ut it ,J\7. ai lh aa r lI

$ithn i \ldldkIatrriq't *otir. y*ih r5( tar.
lEtilth rqciEd brut ti r.!fr d*s.l Htr|.*dh lo.!l
h.{,dlt.qd} g'r tl&l/

Art stnilEi u. q, or $rl. oa(L kTi ltmr mn rl b

W
Omqln i,&

I\,v

l:i(rl." d,rd p.rr r;rT r:nthfi tlin tldln rt aonrc'<lxl.rii

!,.L ' ."drl'r dn.. srbidr{i rdl& rr.it{id' I ir} 0..\ t.fiE o.,

l.

:

i.
,

.]{,s41

oC,:.]P[NOI CEFT lFrcArE

:... -,,i .lri ,

r,\
\i

-r{Js

'-- 
--1t tl'l--:*

li{itrr:'lGfil0ri.nr

---__jl)r_\--

#H;
;n{o

Ir.r At{}|f,lxd

irmtl\lrti'i,.I[rl

:1 Clnoirll ' rrn*o.,i

li:'r
::r i..,.,!.. li^,r, ., t..r.,

ri .,. .:rr' t/,. , .:...','

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

rl

"tlul*,
rl

. .lrl1 '1

i,l

,i
t:

.'

j



Valsto.r Rpo.t PEprnd For B0B / Rogional Omo€ Blandl I $ri.Genesh Sur&* Hudel(ar (0(E52023{}3E81)

Transfer Deed

Page t5 o{ 24

I

,l ,, l

lrlll'"'*" '

l,:,:*'"

.*ffii;'-
i'rr,!lr4"

::i';*,:i fr,k

rrt rt{rrrF

ol.lqr..ara"l ifl rt
r r !. alr{ ar'n

oqtrrt r-'nq -'" /"'
q {r a ra' "t 

tr'li
,rr r*'. t*gq !,w

6ln'F L'f,f ln{" {n'4 tn "
I

cD t rMd.rt

\
{ Vostukolo Consultonts (l) Pvt. Ltd.

,r fir.16 r{r - ra m # 
-k 

@ h.1
L # *t r"m 4rrta dul ffirt 'mt n**

ne .rE l{ddz riql"{ 3lltr ttrfi fr a'' rd{ I 6
ntrrlt t r F$. rrflo d€l r{tt * in r rr* d
,-s i {r ftfi 1rr d rt-rh ffi dd ft, qr

'lk II li flltf alrl! g.q' ilxfitrd fHr rasti Q
{ r* {tti lld i. E i!!l't{ is * t k-* q
i!ffm 6dt#d

t+. :t*r t $
dElG :Si l. ri
ifi.rs I 4rri TE

Rk :tterrfna
iit c'i ttltln &,rn {ncr B.t*{ iRt{r r6lrr

te ar ffi {rl) l' fiadtEa .r{i r rn r4i ?|l, ffilqt
r 6E -r{iii ErEn, ! qttn t{rh r far {Ra {frt
iltdtr4t irsF.fa faari! q dfin m m. dtE lmq. iG
& q iT{qn !r{E {t.l.$ |lfi qft ftir$it

,J lTfq tr ifii r rn rrh rtrtdr dc 0 frr-q {l r,mn
lilr q@ tr4 gt I{t *.dq dr.r *{tlc, fr {Ft.{
dif,f trrr {t furnr 6s-o f,Fir ?$mrrrf f
tqi ?Ft di wr trr Tn { dc 6ih fu fA. rifr7
oa'rf nm'r lL frnnr iqrur ."i41 t !lr6t {tiE T.trCl
od Fqn A D/r/m2 .ifd sks dt6 Jfifr ?f,qr l n{r inl* ry lra i(dE r gq q;6 6lfic{ rn ilqfnqi sr*a r caq *,rrt .furf wm
drl

iqqln E rrt6 @l $fi,!n rt l?{r, l,/o!/r,s*r T! aa qt dt fqarn iI$ 6 I EN,f [|16
Frdl 6ltde Farir rr,rul:or tl 1q ,;i ,1q{ #

rh rrr.trov,bc,e,r. An ISO 9001:2015 Crrtifred Company www. vastu kala.org



Psgo 18 d21

As a rosult of my appraisal and analysis, it is my considered opinion that he Fah llarkot Valm for this partiarlar

above property in he prevailing condition wih abrosaid specification is t 26,58,960.00 (Rupee3 Twtnty€lx

L.kh Fifty€ix Thousand illne Hundnd Sbrty Only), The Reallzable Value of the above propefty t
25,21,112.00 (Rupeer Twenty.Flve Lak'h Twenty.Four Thourand One Hundrcd Twelve Only) and he

Dbtess Valus ? 21,25,568IX1 (Rupoes TmfiOne lakh Twcnty.Flve Thousand Fhrc Hundred Strty.

Eight Only).

Place: Nashik

Oate:08.12.2023

Sharadkum
ar ChalikwarHJ,:l

olglut rlg,in t th.a!l@r ch.lior.'
DN: Gth.rrluDr (h. E,
Evrrubb (6!i.n!. (! Pw Ltd"

Director
Sharadkumar B, Chalikrar
Govt. Reg. Valuer
Chartered Engineer (lrdia)
Reg. No. (N) CCIT/1 -1 41521200849

Encl: Valuation Eport.

Aut Sign.

0n

Enclosures

Dedaralion fiom the valuer (Annexure - l) Attached

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

The undersigned has insp€cted the prop€rty doEilod in the Valuatio0 Report datsd

We are satisfed that he fair and reasonable nrarket value of the property is

t- (Rupees

Date

Signature
(Name Branch Officid with seal)

J Vostukolo Consultonts (t) pvr. Ltd
\

An ISO 9001:2015 Certified Compan!

V.bton Roport Plgpalgd Fon 808 / Rogbolloilc. Bnidll Shri.GsDlh Srlr$ Hudekar ((ot52023o388a)

For VASTUKALA CONSULIANTS (l) PW. LID.
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(Annexure - l)

DECLARATION FROM VALUERS

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

a. The information furnished in my valuation report dated 08.12.2023 is true and
correct to the best of my knowledge and belief and I have made an impartial and

true valuation of the property.

I have no direct or indireci interest in he prope$ valued;

li my authorized representative has personally inspected the property on

22.11.2023. The work is not sub - contracted to any other valuer and canied out by

myself.

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

I have not been found guilty of mlsconduct in my pmfessional capacity.

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

Estate Valuation,2011 of 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 the Bank for the respective asset class is in conformity to the
"Standards" as enshrined for valuation in the MS 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 Direclor of the company, who is competenl lo sign this valuation reporl.

j. Further, I hereby provide the following information.

b.

c.

d

f

s

\ v Vostukolo Consultonts (l) Pvt. Lld.

h.

An l5O 9001:2015 Certified Company www vastukala.org
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Sr.
No,

Partlculars Valuer comment

background information of the asset being
valuod;

The pmpofty was purchased Shri.Ganesh Suresh
Hudokar & Sau.Manisha Ganesh Hudekar from
Shd.Prasad Prabhakar Kulkami as per Transfer
Deed Vide No.1 031 912022 DaEd.09j1.2022

2. purpose of valuation and appointing auhority As per cl6nl request, to asceftin the pmsent market
value of tp prcperty br Bank of Baroda, Regional
Offce Bran*. lo assess yalue of he property for
Banking purpose

3 identig of the valusr and any other expErts
involvod in he valuation;

Sharadkumar B. Chslikwar - R€gd. Valu€r
Sanjay Phadol-. Regional Technical Manager
Saciin Raundal- Site EnginEEr
Binu Surendran - Tectnical Manager
Chintamani Chaudhad - Tgchnical Oficsr

disdosure of valuer intorest or conflict, if
any;

W6 have no inlerxl, eiher direct or indirec{, in the
proporty valued. Fu,thsr to stab that we do not
have rehtjon or any conneclion wih property oyvner
/ applicant direcfly or indkecty. Further to 6tate that
wB arB an independent Valusr and in no rvay
rolatod to property ownsr / apdicant

date of appointment, valuation date and date
of
report;

Date of Appcintmenl - 08.12.2023
Valuation Date - 08.12.2023
Date of Report - 08,12.2023

6. inspeclions
underlaken;

and/or investigations Physical lnspection done on 08.12.2023

7 naturc and souroes of tho ir$ormation usod
or relied upon;

Markot Survey al ttre time of site visit
Ready Red(onsr rates / Cirds ratss

Online seardr for REgislsrod Transadions
Online Price lndicators on rEal estato portah
Enquiries wih Real estate @nsultanls
Existing data of Valuation assignments canied
out by us

8 prccedures adopted in carrying out the
valuation and valuation standards followed;

Salos Comparison Method

I restrictions on use of the report, if any; This valuation is for the use of the party to whom it
is addressed and fur no other purpose. No
responsibility is accepted to any third party who
may us€ or rety on the whole or any part of this
valuation. The valuer has no pecuniary interest ttrat
ryould mnflict with he proper valuation of the
proporty.

major factors that wore laksn into account
during the valuation;

curent market condilions, dgmand and supply
position, Residential Flat sizs, location, upswing in
real estate prices, sustainod dEmand for
Residential Flat, all-mund development of
commorcial and residential application in the
locality etc.

11 major hctors hat wer€ not taken inb
account during he valuation;

Nit

12. Caveats, limitations and disclaimers to the
extent they exdsin or elucidate the
limitations fuced by valuor, whid shall not
be for the purpose of limiting his responsibility
for the valuation report.

Attached

\

1

4.

'10.

{ Vostukolo Consultonts (t) Pvt. Ltd.
An tSO 9001:2015 Certified Company wwvv.vastukala.orq
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Assumotions. Disclaimers. Limitations & Qualifications

Value Sublec{ to Change

the subject appraisal exercise is based on provailing ma*et dynamics as on ltEn lrecember 2023 and

doos not hko into account aIry unforeseeabl€ devtlopments which muld impaci the same in he future.

Our hvertigatiom

We are not engaged to carry out all possible investigations in relalion to the subject property. Where in

our report we identi! certain limitations to our investigations, this is to enable he eliant party to inslrucl furher

invgstigations where considerod appropriate or wh€re we mcommend as necessary prior to reliance. Vastulola

Consullants lndia h/t. Ltd. (VCIPL) is not liable br any bss occasioned by a decision not to conduct furher

investrgationg

ArlumF ons

Assumptiom are a neoessary parl of underlaking valuatons. VCIPL adopb assumptixs for the

purpose of pmviding valuation advise because some matters are not cspable of accurale calculations or fall

oubide the scope of our expertise, or oul instuctions. The reliant party accepb hat he valuation conlains

cerlain specific assumplions and acknorledge and accept the risk of hat if any of he assumptions adopted in

the vafuation are inconect, hen his may havo an ofrct on thg valuation.

lnfomation Supplied by Otheru

The appraisal is based on the infomntion provided by he client. The same has been assumed to be

conect and has been used for appraisal exercise. Where it is shted in he reporl that another party has suppled

information to VCIPL, tris inbrmation is beleved to be reliable but VCIPL can accept no responsibilty if ftis

should prove not to be so.

Futur€ tatteE

To ths oxtont hat he valuatifi includss any statsment as to a future matbr, that statemsnt is provided

as an estimate and/or opinion based on 0re inbmaton knorvn to VCIPL at he date of ttis document. VCIPL

does not wanant that such shtemenb are accurab or conecl.

tap and Plsng

Any sketch, plan or map in his roport is included to a$ist he reader while visualising he proporty and

assume no rosponsibility in connection with such matbrs.

Slto lhtslk

Based on inpub received from Clied and site visit conducted, we undershnd that the subject proporty

is Residential Flat, admeasuring 871.00 Sq. Ft Bullt Up tuoa o,med by Shrl.Ganerh Sururh Hudekar &

Sau. anbha Ganeah Hudekar. Furher, VCIPL has assumed hat the subject property is free from any

encmadm€nt and is avaihble as on he date of the appraisal.

Vostukolo Consultonts (l) Pvt. Ltd\
An I5O 9001:2015 Certifled Company www.vastuk.la.org
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Property Title

Based on our discussion wih the Clisnt, rve understand $at he $bject prop€rty is being ov,,ned by

Shrl.Ganelh Suresh Hudekar & Sau.lf,ankha Ganesh Hudekar, For he purpose of this appraisal exercise, we

have assumed that he subjecl property has a doar titl6 and is fiee ftom any ancumbrances, disputes and

claims. VCIPL has made no further enquirios wih he rdovant local auhorities in this regard and does not cerlifu

the propefi as having a clear and ma*etable tiUe. Furhel no legal advice rcgarding the tllle and ownership of

the subjecl property has been obhined for tho purpose of his appraisal oxorcise. lt has been assumed that he
title deeds are dear ard ma*slabh.
Envlronmental Conditons

We lurre assumed hat he sublecl pmperty is not conbminated and is not adveEdy afieded by any

existing or prcposed envionmental law and any prooesses which arc canied out on he property are reguhted

by envircnmenbl legislation and are prcperly licensed by tc appropriate aulhorities.

Aro.

Based on the information provided by he Client, u,€ understand hat he Residsntial Fht, admeasuring

874.00 Sq. Ft. Built Up tuea

Gondition & Rep.ir

ln the abserrce of any infomation to the confary, \ue have assumed that here am no abnormal grornd

conditions, nor alchaeological remaiN pros€nt whict might adversely afiec{ lhe cunent or future ocarpalion,

dsvslopm€nt or value of the property. ThE proparty is free from rat, inhstalion, struclural or htent debc't. llo
qrnenty known deleterious or hazardous matorials or suspect techniques will b€ used in the constuction of or

subsEuont alteratbn or additions to he proporty and comments made in he poperty dstails do not purport t0

exprsss an opinion about, or advise upon, he condition of uninspeded parts and should not be takon as making

an impliod representalion or statement 8bout sudl parb

Vrluatlon tothodobgy

For the purpose of tris valuation exercise, the valuation methodology used is Dhect Comparison

Approach Method and proposed Cunent use / Existing use premise is considered for this assignment.

The Direct Comparison Appoad involves a compadson of he propefty being valued to similar

pmperties thal have adually been sold in arms - length transactions or arc oftred hr sale. This apprcach

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for simihr

properties in an open and competitive martet and is parti:ularly useful in estimating he value of he FH and

pmportios that are t)pically traded on a unit basis.

ln case of inadequate rocent transaction activily in he subject micro+narkel, the appraisor nould collab

dehih 0f older bansactlons. Subsequonty, the appraisor would analyse rental / capital value trends in 6e

subjoct micro-markst in order b cahulate he percanbge increase / decBaso in values since the date of the

identified fansmtions. This porcontage lvould then b€ adopbd to projec{ ho cunant value of llre same.

Where reliance has been placed upon extemal sources of infonmtion in applying he vahation

mohodologiss, unloss oherwise specifically inshjcted by Client and/or staled in bo vduation, VCIPL has not

Vostukolo Consultonts (l) Pvt. Ltd.v\
ll'rr rn.o,.r. c,..r. An ISO 9001:2015 Certified Company vvlltv.vastukala.org
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independenlly vsdfied hat inbrmauon and VCIPL does not adviss nor accopt it as roliable. Ths p€rson or entity

to wtlom the mport h address€d acknowledg$ and accopb the dsk that if any of the unverifsd information in the

valuation is inconBct, hen this may have an 6ffoct on the valuation.

l{ot a Shuctural Suwey

We state hat his is a valuatio r€port and not a structural suruey

()ther

All measurements, arcas and ages quoted in our reporl are apprcximate

Legal

We have not nude any allowances witr respecl to any existing or proposed local legishtion rehling b

hxation on realization of fre sale ralue of lhe subject property. VCIPL is not required b give bstimony or b

appear in colrt by reason of his appraisal report, wih rebrence to he property in question, unless armngement

has been made thereof. Furfrer, no bgal advh on any aspecls has been obtained br he purpose of his

appraisal exercise

Propefi speclfr c asumplions

Basad on inpub received fmm 0re dient and site visit conducled, we undelstand hat fte subiect

pmperty is Residenlial Flat, admeasuring 8?1.00 Sq. Ft Built Up Araa

We assume no responsibifity for matlers of legal nature affecling the property appraised or the title

therelo, nor do we render our opinion as b the title, whictr is assumed to be good and markehble.

The property is valued as though under respnsible ownership.

It is assumed that the property is fiee ol liens and encumbrances.

h is assumed hat hen are no hidden or unapparenl conditons of tha subsoil or sfudurs hat wotild

render it moe or less vafuabh. No responsibility is assumed for sudr condilions or for enginoering hat
might be required to discover sudt hc'tors.

There is no dir€cu indirect interest in he property valued

The nabs br valuation d the property are in accordance witr the Govt. appmtred rates and prevailirg

markel rates.

Vostukolo Consultonts (l) Pvt. Ltd.\ v
An ISO 9o01:2015 Certified Company www.vastukala.org
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(Annexure - ll)

MODEL COOE OF CONDUCT FOR VALUERS

lntegrlty and Falmess

1. A valuer shall, in the mnducl of his/its businass, follow high standards of integrity and faimess in all

hidits dealings wifi his/its clients and other valuers.

2. A valuer shall mainhin integrity by being honest, staightforward, and forftright in all professional

relationships.

3. A valuor shall endeavour to ensure that he/it provides true and adoquate information and shall not

misrepresent any facts or situations.

4. A valusr shall refiain ftom b6ing involved in any action that would bring disrepute to the profossion.

5. A valuer shall keep public intsrest foremost while delivering his services.

Profussional Competence and Due Gare

6. A valuer shall render at all times high standards of service, exercise due diligence, ensure proper

care and exercise indepondent professional iudgment.

7. A valuer shall cany oul professional services in accordance wih the relevant technical and
professional slandards that may be specifiod from time to time.

8. A valuer shall continuously maintain profussional knowledge and skill to provide competent
profossional service basod on up-tcdate developm€nts in practice, prevailing regulations /
guidalines and techniques.

9. ln tha preparation of a valuation reporl, h6 valuer shall not disclaim liability for hiSrts expertise or
deny hidits duty of care, except to the extent that he assumptions are based on statements of fact
providod by the company or its auditors or consultants or information available in public domain

and not generated by the valuar.

10. A valuer shall mt carry out any insfuction of lhe client insofar as they are incompatible with the
requirements of intogrity, objedivity and independence.

1 1. A valuer shall clsarly state lo his client the sErvices that he would be compotent to provide and tho
services fur which he would be relying on other valuers or professionals or for which the client can
have a separate anangement with other valuers.

lndependence and Disclosure of Intelest

12. A valuer shall act with objeclivity in his/its professional dealings by ensuring that his/lts decisions
ars made without he presence of any bias, conflic,t of interest, cosrcion, or undue influence of any
parg, whether directly connected to the valuation assignment or not.

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

14. A valuer shall maintain complete independence in hisiits profussional relationships and shall

Vostukolo Consultonts (l) Pvt. Ltd\
o

An ISO 9001:2015 Certified Company rryww.vastukala.org
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P.ge23 d21

'15. A valuer shall wherever necessary disclose to ttre clients, pcsible sources of corilicts of duties
and interests, while providing unbiased services.

16. A valuer shall not deal in securities of any subiect company afior any limo when he/it flrst becomos
aware of the possibility of his / its associalion with the valuation, and in accordance wih the

Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2O15 or till the
time the valuation report becomos public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching' or offering "mnvenisncs valuations' in ordet to
cater to a company or clients needs.

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

19. ln any faimess opinion or indepondent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnected transaction, the valuer shall dedare the association with
the company during the last live years.

Confidentiality

20. A valuer shall not use or diwlge to olher clients or any other party any confidential informalion
about the subject company, which has come to his / its knowledge without proper and specific
authority or unless there is a legal or professional right or duty to disdoso.

lnformation Management

21. A valuer shall ensure that he/ it maintains written contemporaneous rocords for any decision taken,
the reasons for hking the decision, and the information and evidence in support of such decision.
This shall be maintained so as to suffdenty enable a reasonable person to take a view on tho
appropriateness of his /its decisions and actions.

22. A valuor shall appear, co{p€rate and be available for inspections and investigations caniod out
by the authority, any person authorised by the authority, the registered valuers organisation with
which he/it is registered or any othar statutory regulatory body.

23. A valuer shall provide all information and records as may be requhed by he auhority, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which hdit is registered, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of inbrmation acquired during the course of performing
profe$ional ssNices, shall maintain pmper working papers for a pedod of thres years or such
longer period as required in its contract for a specific valuation, for produclion before a regulatory
authority or for a peer review. In tho evont of a pending case bofore the Tribunal or Appolhte
Tribunal, the record shall be maintained till the disposalofho caso.

Glftr and hospitality:

25. A valuer or his / its relative shall not accept gifls or hospitality which undermines or afieds his

indepondsnce as a valuer.

Explanation: For the purposes ot this code the term ?elative' shall have the same meaning as
defned in dause (77) of Section 2 ofthe Companies Act, 2013 (18 of2013).
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26, A valuer shall not ofier gifts or hospitality or a financial or any other advantage to a public servant
or any other peEon wilh a view to obbin or retain work for himself / itself, or to obtain or retain an
advanlage in the mnduc{ of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide seruicas for ramuneration which is drarged in a transparent manner, is a
Easonable rellection of the work nocessarily and properly undertaken, and is not inconsistent with
the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a ryritten
contrac,t with the person to whom he would be rendering service.

Occupation, employabillty and restrictlon3.

29. A valuer shall reftain from acepting too many a$ignments, if he/it is unlikdy to be able to devote
adequale time to eadr of his/ ils assignmenb.

30. A valuer shall not conduct business which in the opinion of th€ authority or the registered valuer
organisation discredils the profession.

Place: Nashik
Date:08.'12.2023

For VASIUKALA CONSULTANTS (l) PW LTD.

Sha rad ku ma r }e*,f5-?fl&'ffi:sg["

Chalikwar
Director

(.n$lE t! O P{ trd., Graunh.!
.h.*<rdahrnloh d!, cll
Oric 2023J zoa t,l55l9 +otlld

Auth. tgn.
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Sharadkumar B. Chalikmr
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14154200849
Encl: Valuation report.

Vostukolo Consultonts (l) Pvt. Ltd.
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