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To, '

The Branch Manager,

State Bank of lndia
Shinde Palse (Shinde Br 61'157)

Nivrutti Complex, Gat No. 82, Nashik Pune Road,

At Post Shinde Taluka and Dist. Nashik'

Pin 422102, State - l\,laharashtra, Country - lndia.

Sub: Vettinq of Extra Amenities

Sir,

With reference to above subject, we have evaluated the Extra Amenities for Residential Flat No. 27, 7h Floor, "Pushpak

Paradise", Survey No. 2121 2,Aol No. 10+11, Near Sai Mandir, Kalananagar, Vaiduwadi, Village - Mhasrul, Taluka &

District - Nashik, PIN - 422 004, State - Maharashtra, Country - lndia belongs to M/s. Krishna Developes Name of

Proposed Purchaser: Mr. Anand Sambhali Waghmare.

We have verilied the rates quoted as per cunent ma*et rates. Details of work and Extra Amenities mnsidered as per

copy of Extra Amenities issued by tlr. Anand Sambha,ll Waghmare (First Party) and Ashlsh Vinod Purwar (Second

Party) received on dated 19.03.2024. The Extra Amenittes amount is Rs.9,00,000/- (Rupees Nine Lakh 0nly.)

Thanking you

Sincerely yours

For VASIUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director

Digitally 5iqned by Manoj Chalikwar
ON:.n=Manoj chahkw,o=vatiukala

eh.il=m.nol@v.ttukal. o19, <=lN
Date 2024.0310 1l:42:54 +05',30',

Auth. Sig
Manol B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Reg. No. lBBl/RV/07/201 8/1 0366
e B0B Empanelment No.: Z0:MZ:ADV:46:941

t9?
d.f

t{ac{k | 4, 1r Floor, Madhusha Elite, vrundavan Nagat .latra-Nandur Naka Link Road, Adgaon, Nashik - 422 oo3, (M.s.)
E-mail : nashik@vastukala.org, Tel. i +91,253 4068262 / 9890380564

9
Our Pan India Presence at ;

9 llumboi 9 Aurongobod 9 Pune 9 toitot
9 lhong I ilondsd 4 lndore 9 Roiour
9 Delhitl(t I il0rhil g Ahmedobod 9 Joipur

www.yaslulala.org

The said Cost Vetting Certificate is valid upto next 6 months Only.
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To, '

The Branch Manager,

State Bank of lndia
Shinde Palse (Shinde Br 61'157)

Nivrutti Complex, Gat No. 82, Nashik Pune Road,

At Post Shinde Taluka and Dist. Nashik'

Pin 422102, State - l\raharashtra, Country - lndia.

With reference to above subject, we have evaluated the Extra Amenitres for Residential Flat No. 27,7h Floor, "Pushpak

Paradise", Survey No. 2121 2, Plol No. 10+11, Near Sai lVandir, Kalananagar, Vaiduwadi, Village - Mhasrul, Taluka &

District - Nashik, PIN - 422 004, State - MaharashtB, Country - lndia belongs to ill/s. Krishna Developers Name of

Proposed Purchaser: Mr. Anand Sambhaji Waghmare.

We have verified the rates quoted as per cunent market rates. Details of work and Extra Amenities considered as per

copy of Extra Amenities issued by ifr. Anand Sambhaji Waghmare (First Party) and Ashish Vinod Punrar (Second

Party) received on dated 19.03.2024. The Extra Amenites amount is Rs.9,00,fi10/- (Rupees Nine Lakh Only.)

The said Cost Vetting Certificate is valid upto next 6 months Only.

Thanking you

Sincerely yours

For VASIUKALA CONSULTANIS (l) PW. LID.

Manoj
Chalikwar
Direclor

Olgit lly signed by M.noj Chalikwar
ON: (n=Manol Ch.likwrr, o=V.nuk l.

ilanol B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Reg. No. lBBl/RV/07/201 8/1 0366
e BOB Empanelment No.: ZO:MZ:ADV:46:941

99?
{o

,{acfk: 4, 1'Floo.i Madhusha Erite, vrundavan Nagar, latrd-Nandur Naka Link Road, Adgaon. Nashik - 422 oo3. (M.s.)
E-mail : nashlk@vastukala.org, Tel. i +9f 253 4058262 / 98903805649

Our Pan India Presence at:
I llumboi 9lurongotod 9 Pune g toilol
9 Thone g llondod a lndors g loipurI 0slhit{(t I il0shik 9 lhmcdobod 9 Joiiur

wvw.Yaslukala.org
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Sub: Vettino of Extra Amenities

Sir,



Vetting Report Prepared For: SBI/ Shinde Pals€ Branch/ Mr. Anand Sambhaji Waghmare (007835/2305643)

Aqreement for Extra Amenities
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vening Repon Prepared For: SBil Shinde Palse Branchl Mr, Ananci Sambhaji waghmare (uu783512305643) Page 3 oi 3

STATEMENT OF AMENITIES CHANGED

IIIOR(-MAIERAL.LAEOUF

lhrlicuhrl
llorl Rrte of
Arcr Mrterirl

i Pcr

( sq.R I qli )

Amount

ri Providing flooring wilh Bnndrrl

Vitrificd csamic tilcs in i2 'x
3l" of
F louing

\latcnal 977 sq.li 275(psff) 26E6?5

Lahur 91; sq li. 9\) (p$)

. Slining Labour , 250 tfl 75 d
I | . Krtchc, Platform in oranrtc&

Glucd ules upto Lrntcl io

Krtchcn

Krlchci flitli)rm rn (irirnrtr

\l$cnul

Krlchr'r plalform SrplM rI
Kadrhpr: \lalendl

]]5
:j_[fl]_(!vfr].

50 t5()

llSti

,l5tl(j

--]4sKitcho vali tilo
Mdcri6l

:i (rfi).

l-i0

lit)
(!!rft)

,l,ll I

ll.: r30 10

Buhroom Tila
Milcrirl

l
Bathrcomlt,
19ttxl
- 109i=

900 q n.
900

t os 51600

Lahut
Eijlh inlin!r ol J.qurt ,! l-ahLirr I B.rrh,,,,l

l0 l@

The Extra Amenities amount is Rs.9,00,000[ (Rupees Nine Lakh Only)

\ Vostukolo Consultonts (l) Pvt. Ltd
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Valuation Report of the lmmovable Property

Name of Proposed Purchaser: Shri.Suresh Ramdas Bagul

Name of Owner: il/s.Rudra lnfra

Residential Flat N0.301, Thid Floor , "Sitai Heights Apartnent", Survey N0.252l6/1/2/1,

Plot N0.1, Next to Lokmanya Hospital, Balram Nagar, Mumbai Agra National Highway,

, Village - Nashik, Taluka & District - Nashik,PlN Code - 422 003,

State - Maharashtra, Country - lndia.

L Latitude Lonoitude: 20"01'18.0"N 73"50'04.0'E

Valuation Prepared for:
Bank of Baroda

RegionalOffice Nashik Road Branch
BSNL Building, Datta [4andir Road, Nashik Road,

Nashik 422 101 , State - Maharashtra, Country - lndia

Itaqhik
E-mail

4, 1' Floor, Madhusha Elite, Vrundavan Nagai Jatr6-Nandur Naka Unk Road, Adgaon. Nashik - 422 003, (M.S.)
nashik@vastukala.org, Tel. : +91 253 4068262 / 9890380564

R.gd. Ofib: 81-001, U/8 Flooi Boomerang
Chandivali Farm Road, Andheri (East),
Itrrtd - 400 072, (M.S.), INDIA
TeleFax: +91 22 28371325/24

mumbai@vastukala.org

9 Mumboi 9 Aurongobod
9 Thone 9 t{onded
I 0elhiN(I I iloshik

9 Pune
? lndore
9 Ahmsdobod

9 Roikot
9 Rsipur
a Joipur

CItl: U74120MH2010PTC207859
MSME Reg. No.: UDYAM-MH-18-@43617

An ISO 9001:2015 Certified Company

Vostuk olo
Consultonts (l) Pvt. Ltd. Think.lnnovate.create .
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Details of the property under consideration:

#
-,-i

EE=_rrlh

w
I

#
t:

\\l
rtlE
\_ll

i

-t

www,rastukala.or0



t @

CIN: U74120N|H20r0PTC207859
MSME Reg. No.: UDYAM-MH-18-0083617

An ISO 9001r2015 Certlfaed Company

Vostuk
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Vastu/NashiU03/20241007826/2305645

20i 1'l-393 -CCBS

1ale:20.03.2024

VALUATION OPINION REPORT

This is to certify that the property bearing Residentral Flat No.301, Third Floor , "Sitai Heights

Apartment", Survey N0.252l6/1/2/1,Plot No.1, Next to Lokmanya Hospital , Balram Nagar , lilumbai

Agra National Highway , Village - Nashik, Taluka & District - Nashik,PlN Code - 422 003, State -
Maharashtra, Country - lndia belongs to M/s.Rudra lnfra Name of Proposed Purchaser: Shri.Suresh

Ramdas Bagul.

Boundaries Building Flat

North Plot No.9 Staircase

South 12.00 Meter Road Side Margin

East Survey N0.25216 Side Margin

West Colony Road Flat N0,302

Considering various parameters remrded, existing economic scenario, and the information that is available

with reference to the development of neighborhood and method selected for valuation, we are of the

opinion that, the property premises can be assessed for this particular purpose at t 58,80,000.00 (Rupees

Fifty-Eight Lakh Eighty Thousand 0nly).

The valuation of the property is based on the documents produced by the concern. Legal aspects have not

been taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Direclor
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Reg. No. IBBURV/07/20'l 8/1 0366

BOB Empanelment No.: ZO:MZ:ADV:46:941

Encl: Valuation report.

Diqltally signed by Manoj Chalikwa.
DN I cn=Manoj Chalikwa., o=V.(ukala
Consuhants {l) Pvt. Lld-. ou=Mu
emall=manDxrvastukal..orq
Date:2024.03.20 rl:45:l5 +05 30'

Aulh. Sign.

?
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t{ashik: 4, 1" Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)

E-mail : nashik@vastukala.org, Tel. | +91253 4068262 / 9890380564

9 nqa. Omce: 81-001, U/8 Floor, Boomerang,
Chandivali Farm Road, Andheri (East),
i,tumb.l - 400 072, (M.S.), INDIA

I -leleFax'. +91 22 2A37 13ZS/24

mumbai@vastukala.oro

Our Pan India kesence at :

9 Mumboi I Aurongobod 9 Pune 9 Roikot

I T}one I ilondcd 9 lndore 9 Roipur

9 DGlhiil(R I il0shik 9 Ahmedohod 9 Joipur

olo
Consultonts (l) Pvt. Ltd.

Boundaries of the pro

{a
www.Yasll|kala.olg



valualion Reporl Pr.parod For BoB / R.o. Nashik Road Brandr / shr .suesh Ramdas Bagur (007826/230sMs) page 3 of 26

Vastukala Consultants (l) Pvt. Ltd.
81-00'1, U/B Floor, Boomerang, Chandivali Farm Road, powai, Andhen (East), Mumbai_400 072

To,

The Chief Manager,

Bank of Baroda
RegionalOffice Nashik Road Branch
BSNL Building, Datta Mandir Road, Nashik Road,
Nashik 422 101, State - Maharashtra, Country - lndia

1

VALUAT|ON REPORT (tN RESPECT OF FLAT)

{ Vostukolo Consultonts (l) Pvt. Ltd.

o

I General

Purpose for which the valuation is made o assess Fair Market value of the property for BankT

Loan Purpose
2 a) 19.03.2024

b) Date on which the valuation is made

3

i. copy of Notarized Agreement Between M/s.Rudra lnfra (the seller) and shri.suresh Ramdas
Bagul (Proposed Purchaser)

ii. copy of commencement certificate No. LND/Bp/ c1/1 2sl2o21 dated.z1.06.2021 issued by Nashik
Municipal Corporation.

iii. copy of Approved Building Plan Accompanying commencement certificate No. c1l125t2oz1
da1ed.21.06.2021, issued by Executive Engineer Town planning Nashik Municrpal corporation,

P51600048065 daled 08.12.2022 issued by
l\,4aharashtra Real Estate Regulatory Authority.

List of documents produced for perusal:

Nashik.

Copy of RERA Regishation Certificate No

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

owner in case ofjoint ownership)

Address: Residential Flat N0.301, Third Floor , ',Sitai
Heights Apartment", Survey N0.25216/1/2/'l,plot

N0.1, Next to Lokmanya Hospital , Balram Nagar ,

Mumbai Agra National Highway , Village - Nashik,

Taluka & District - Nashik,PlN Code - 422 003, State

- Maharashtra, Country - lndia.

Shri.Rajesh Shimpi (Builder Person)

Contact No. +91 9359981379

Shri.Suresh Ramdas Bagul

Name of Owner:

M/s.Rudra Infra

aser:

Person:

Name Prooosed Pu

Con

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Residential Flat N0.301 is located on

Third Floor. As per Approved plan, the composition of
flat is Hall + 3 Bedroom + Kitchen + Toilet + Balcony+

Passage (i.e.38HK).

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

1

Date of inspection

20.03.2024

4.



Valualion R6pon Prepar€d Fori BOB / R.O. Nashik Road Brand / Shi SuGsh Ramdas Bagul (0078252305€,45)

{ Vostukolo Consultonts (l) Pvt. Ltd.

Page 4 of26

\
o

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

Landmark: Next to Lokmanya Hospital

Total Lease Period & remaining period (if

leasehold)

N.A. as the property is freehold.

6 Location of property

a) Plot No. / Survey No. Survey N0.252i6/1/2/1 , Plot No.1

b) Residential Flat N0.301

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

d) Ward / Taluka Taluka - Nashik

e) l\.4andal/ District District - Nashik

0 Date of issue and validity of layout of

approved map / plan

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

h) Whether genuineness or authenticity

of approved map/ plan is venfied

Yes

i) Any olher comments bY our

empanelled valuers on authentic of

approved plan

No

7 Postal address of the propsrty Residential Flat N0.301, Third Floor , "Sitai Heights

Apartment", Survey N0.252l6/1/2/1,Plot N0.1, Next to

Lokmanya Hospital , Balram Nagar , Mumbai Agra

National Highway , Village - Nashik, Taluka & District'

Nashik,PlN Code - 422 003, State - Maharashlra,

Country - lndia

8 City / Town Nashik

Residential area Yes

Commercial area No

lndustrial area No

o Classification of the area

i) High / Middle / Poor lvliddle Class

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit / Village

Panchhayat / Municipality

Village - Nashik

Nashik Municipal Corporation, Nashik

11 Whether covered under any State / Central

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

Act) or notified under agency area/ scheduled

area / cantonment area

No

13 Dimensions / Boundaries of the Property /

Building As per Actual Site

North Plot No.9

The property is at 9.6 Km. distance from nearest

railway slation Nashik Road.

5a.

Door No.

Copy of Approved Building Plan Accompanying

Commencement Certificate No. C1112512021

dated.2'1.06.2021, issued by Executive Engineer

Town Planning Nashik Municipal Corporation,

Nashik

10.

As per the Documents

Plot No.9
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{ Vostukolo Consultonts (t) Pvt. Ltd

6

An ISO 9001:2015 Certified Company vrwtv,vastukala.org

South 12.00 l\4eter Road 12.00 Meter Road

East Survey N0.2526 Survey No.25216
West Colony Road Colony Road

13.1 Flat As per Actual Site As per the Documents
North Staircase Staircase

South Side Margin Side Margin

East Side Margin Side Margin
West Flat N0,302 Flat No.302

13.2 Wheth er Boundanes Matching with Actual Yes

13.3 Latitude, Longitude & Co-ordinates of the site 20'01'1 8.0"N 73.50'04.0,E
14 Extent of the site Carpet Area in Sq. Ft. = 881.00

Balcony Area in Sq. Ft. = 120.00
(Area as per site Measuremenl)

Carpet Area in Sq. Ft. = 860.00
Balcony Area in Sq. Ft. = 

.120.00

Total Carpet Area in Sq.Ft = 980.00
(Area as per Notarized Agreement)

Total Built up Area in Sq. Ft, = 1078.00
reement +10%Area as Notarized

Extent of the site
(least of 'l3A& 138)

considered for Valuation Carpet Area in Sq. Ft. = 860.00
Balcony Area in Sq. Ft. = 120.00
Total Carpet Area in Sq.Ft = 980.00

as r Notarized
'16 er occupied by the owner / tenant? lf

occupied by tenant sinc€ how long? Rent
received per month.

Wheth Vacant

il APARTMENT BUILDING

1 Nature of the Apartment Residentral Cum Commercial
Location

C.T.S. No. Survey No.252611/Z1, Ptot No.'l
Block No

Ward No.

Village / Municipality / Corporation Village - Nashik

Nashik Municipal Corporation
No., Street or Road (Pin Code)Door o.301, Third Floor , "Sitai Heights

Apartment", Survey N0.2526/1/2/1,plot N0.1, Next to
Lokmanya Hospital , Bakam Nagar , Mumbai Agra
National Highway , Village - Nashik, Taluka & District -

Nashik,PlN Code - 422 003, State - Maharashtra,

Country - lndia

Residential Flat N

3 Description of the locality

Commercial / Mixed

Residential i Residential Cum Commercial

4 Year of Construction 2023 (As per Site lnformation)
5 Number of Floors Ground (Parking) + 4h Upper Floors

\

(Area

2.
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o

I Vostukolo Consultonts (l) Pvt. Ltd.

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

7 Number of Dwelling units in the building 4 Flat on Third Floor

8 0uality of Construction Excellent

I Appearance of the Building Excellent

10. Maintenance of the Building Excellent

Facilities Available

Lift 1 Lift

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavemenl laid around the building Yes

ill FLAT

1 The floor in which the Flat is situated Third Floor

2 Door No. of the Flat Residential Flat N0.301

3 Specifications of the Flat 3BHK

Roof R,C.C. Slab

Floorin

Doors Teak Door framed with flush doors

Windows Aluminum slid window with M.S. Grills

Fittin S Concealed Plumb Concealed Electrical wirin

Finishin Cement Plastering

Paint Luske Paint

4 House Tax

Assessment No, Details Not Provided

Tax paid in lhe name of: Details Not Provided

Details Not Provided

5 EI Service connection No. Details Not Provided

lVeter Card is in the name of:

6 How is the maintenance of the Flat? Excellent

7 Sale Deed executed in the name oi Name of Pro Purchaser:

Shri.Suresh Ramdas Bagul

Name of Owner:

M/s.Rudra lnfra

8 What is the undivided area of land as per Sale

Deed?
o What is the plinth area of the Flat? Total Built up Area in Sq. Ft. = 1078.00

(Area as per Notarized Agreement +10%)

10 What is the floor index As per NMC norms

11 What is the Carpet Area of the Flat? Carpet Area in Sq. Ft. = 881.00

Balcony Area in Sq. Ft. = 120.00
(Area as per site Measurement)

Carpet Area in Sq, Ft. = 860.00

Balcony Area in Sq. Ft. = 120.00

Total Carpet Area in Sq.Ft = 980.00
(Area as per Notarized Agreement)

12 ls it Posh / I Class / lvledium / ordinary?

13 ls it beinq used for Residential or Commerctal Residential purpose

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

11.

Vitrified tile Floorinq

Tax amount:

Details Not Provided

Details not available
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I Vostukolo Consultonts (t) Pvt. Ltd

1

14 ls it Owner-occu or let out? Vacant
'15

rent?lf rented what is the mon rental income month<12 000.00 Ex
IV MARKETABILITY
1 How is the marketabili Good
2 at are the factors favouring for an extra

Potential Value?

Wh Located in developing area

3 y negative factors are observed which
affect the market value in

An

eral?
No

v Rate
1 r analyzing lhe comparable sale instances.

what is the composite rate for a similar Flat
with same specifications in the adjoining
locality? - (Along with details / reference of at -
least two latest deals / transactions with

Afte

to rties in the areas

,500.00 per Sq. Ft. on Carpet Areat5.500.00 to t6

2 ng it is a new construction, what is the
adopted basic mmposite rate of the Flat under
valuation after companng with the
specifications and other factors with the Flat

Assumi

son detailsunder

t6,000.00 per Sq. Ft. on Carpet Area

3 Break - for the rale
+ ServicesBuildI t2,000.00 Ft

Land + othersit
Ft,{4 000.00

4 uidG el en obtarate fromined the iskar'sReg
offlce EViden tothereof be enclosed

141,300.00 per Sq. M.
r3,837. .Ft

dGui Iel ne rate obtained Ifte n0( Depreciati ) .AN as the theof is 5below rSage property yea( Registered Value (if available)

VI COMPOSITE RATE

DEPRECIATION

ADOPTED AFTER

a Depreciated building rate N .A. sa the theof SI lowbeage 5 rspr0perty yea
Re tlacemen ofcost FIa witht eSp ces 3 Iv(( ) ) t2,000.00 per Sq. Ft.
Age of the building 01 Years
Life of the building estimated 59 years Subject to proper,

mainlenance & structural repairs

preventive periodic

Depreciation percentage assuming the
SAIV value as 10%

e age of the property is below 5 yearsN,A. as th

Ratio of the buildi N.A. as the of the is below 5 rS
b Tota c0m te0sr arate fftved for Ia onuati

ated buildi rate Vl a Ft.t<2 000.00
Rate for Land & other V 3 ii Ftt4 000.00
Total Com ite Rate ?6,000.00 I Fr.

An tSO 9001:2015 Certified Company www.vastukala.org
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Details of Valuation:

Page 8 ol 26

Value of Flat

Justification for Price / rate
The Market Value of the property is based on hcts of markets discovered by us during our enquiries, however the

govemment rate value in this case is less than the market value anived by us. We are of the opinion that the value

anive by us will prove to be mnect if an Auction of the subject property is canied out. As far as Market Value in lndex

ll is concemed, it is not possible to comment on same, may be governmenl rates are llxed by sampling during same

point of time in part and whereas, Markel values change every month.

ln most of the cases the actual ded amount or Transaction value is not reflected in lndex ll because of various

Market practices. As Valuer, we always try to give a value which is correct reflection of actual lransaction value

irrespective of any factors in market.

Method of Valuation / Approach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property.

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

sold. Comparable properties, also known as comparables, or comps, must share certain features with the property in

question. Some of these include physical features such as square footage, number of rooms, condition, and age of

the building; however, the most important factor is no doubt the locauon of the property. Adjustmenls are usually

needed to acmunt for differences as no two properties are exacty the same. To make proper adjustments when

comparing properties, real estate appraisers must know the differences between the comparable properties and how

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

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

{ Vostukolo Consultonts (l) Pvt. Ltd.

o

Sr.

No.

Description otv Rate per

unit [t)
Estimated

Value ft)
1 Present value of the Flat 980.00 Sq. Ft. 6,000.00 58,80,000.00

Z Wardrobes

3

4 Kitchen arrangements

5 Superfine finish

6 lnterior Demrations

7 Electricity deposits / electrical fittings, etc

8 Extra collapsible gates / g ll works etc

I Potential value, if any

10 0thers

11 Parking

12 As per cunent stage of work completion the value of

the Flat (if Flat is under construction)

13 After 1000/0 completion linal value of Flat

Total 58,80,000.00

Fair Market Value
55,86,000.00Realizable value
47,04,000.00Distress Value
2'1,56,000.00lnsurable value of the property (,l078.00 Sq. Ft. X t2,000.00)

41,36,286.00Guideline value of the property (1078.00 Sq. Ft. X {3,837.00)

An ISO 9001;2015 Certified Company www,vastukala.org
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58,80,000.00
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Comparison Approach Method for the purpose of valualion. The Price for similar type of property in the nearby
vicinity is in the range of t5,500.00 to t6,500.00 per Sq. Ft. on Carpet Area. Considering the rate with attached
report, cunent market conditions, demand and supply position, Flat size, location, upswing in real estate prices,
suslained demand for Residential Flat, all-round development of commercial and residential application in the locality
etc. We estimate <6,000.00 per Sq. Ft. on Carpet Area for valuation after depreciation.

of acquisition by govemment for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from searost /
tidal level must be incorporated

lmpending threat

) and their effect on

Not applicable.

i) Saleability Good
ii) Likely rental values in future in and {12,000.00 Expected rental income per month
iii) Any likely inmme it may generate Rental lncome

lnnovote.Creote

I Vostukolo Consultonts (l) Pvt. Ltd.

@

\
An tSO 9001:2015 Certified Company www.vastukala.org
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Site uh
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Latitude Lonqitude: 20"0,|',l8.0"N 73"50'04.0"E
Note: The Blue line shows he route to site from nearest railway station (Nashik Road - 9.6 Km.)
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Readv Reckoner Rate
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Annual Statement of Rates Ver. 2.0
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Price lndicators

\ I Vostukolo Consultonts (t) Pvt. Ltd.
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Price lndicators

I Vostukolo Consultonts (l) Pvt. Ltd.
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Commen cement Certificate & RERA Certificate

\ I Vostukolo Consuttonts (t) pvt. Ltd.
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As a resull of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

parlicular above property in the prevailing condition with aforesaid specification is t 58,80,000.00 (Rupees

Twenty- Fifty-Eight Lakh Eighty Thousand only). The Realizable Value of the above property

{55,E6,000.00 (Rupees Fifty-Five Lakh Eigh$-Six Thousand only). and the Diskess value

t47,04,000.00 (Rupees Forty-Seven Lakh Four Thousand Only).

Place: Nashik

Date: 20.03.2024

For VASTUIGLA CONSULTANTS (l) PW, LTD.

Manoj
Chalikwar
Director Auth. Sig

ilanoi B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Reg. No. lBBl/RV/07/201 8/1 0366

BOB Empanelment No.: ZO:MZ:ADV:46:941

The undersigned has rnspected ths property detailed in the valuation Report dated

We are satisfied that the fah and reasonable market value of the property is
(RuPees

onl)/).

Date
Signature

(Name Branch Official with seal)

\ I Vostukolo Consultonts (l) Pvt. Ltd.

Digit.lly 5igned by Manoj Chalikwar

DN: cn=Manoj Chalikwar, o=Vastuk la

Consultantt{l) Pt^. Lld..ou=Mumbai, r

on
t

email=manoj@vattukala.org,
Dater2024.03.20 I3/1607 +05 30'

An ISO 9oo1:2015 Certined Company www.vastukala.org
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Enclosures
AttachedDeclaration from the valuer (Annexure - r)

AttachedModel code of conduct for valuer (Annexure - il)
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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 varuation report dated 20.03.2024 is true and
correct to the best of my knowledge and belief and I have made an impartial
and true valuation of the property.-

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

c. l/ my- q'ltlgrlzed representative has personally inspected the property on
19.03.2024. The work is not sub - conhacted io any other varuei and cinied
out by myself.

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

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

f. I have read the Handbook on policy, Standards and procedure for Real
Estate Valuation, 2011.of the IBA and this report is in conformity to G'standards' enshrined for varuation in the part - B of the above hanibo;i i;
the best of my ability.

g l have read the rnternationar varuation standards (rVS) and the report
submitted to the Bank for the respective asset crass is ,i contormity ro'tne
"Slandards" as enshrined for varuation in the rvs in "Generar standardsi
and "Asset Standards,, as applicable.

h. I abide by lhe Model Code of Conduct for empanelmenl of valuer in the Bank.
(Annexure rV - A signed copy of same to be taken and kept arong wirhlhis
declaration)

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

j. Further, I hereby provide the following information.

An tSO 9001:2015 Certified Company www,vastukala,org
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J Vostukolo Consuttonts (t) pvt. Ltd.
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Sr.
No.

Particulars Valuer comment

1 background information of the asset

valued;

being The property is being purchased by Shri.Suresh

Ramdas Bagul from M/s.Rudra lnfra as per Vide

Notarized Agreement

purpose of valuation and appointing authority As per client request, to ascertain the present market

value of the property for Bank of Baroda, R.O. Nashik

Road Branch

identity of the valuer and any other experts

involved in the valuation;

Manoj B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Manager

Sachin Ruandal - Site Engineer

Binu surendran - Technical l\ilanager

Chinta mani Chaudhari - Technical Officer

4 disclosure of valuer interest or conflict, if
any;

We have no interest. eiher direct or indirect, in the

property valued, Further to state that we do not

have relation or any connection with property owner

/ applicant directly or indirectly. Further to state that

we are an independent Valuer and in no way

related to owner / a icant

date of appointment, valuation

of
date and date

rtl

oate of Appointment - 19.03.2024

valuation Date - 20.03.2024

Date of Re - 20.03.2024

6 inspections
undertaken;

and/or investigations Physical lnspection done on 19.03 2024

7 nature and sources of the information used

or relied upon:

. Market Survey at the time of site visit

. Ready Reckoner rates / Circle rates

. Online search for Registered Transactions

o Online Price lndicators on real estate portals

. Enquiries with Real estate consultants

o Existing data of Valuation assignments canied

out US

I proced U res adopted tn ca rryt ng ou t th

ti nd ation standards followeda ua on a a u

Sales 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 for no other purpose. No

responsibility is accepted to any third party who

may use or rely on the whole or any part ol this

valuation. The valuer has no pecuniary interest that

would conflict with the proper valuation of the

10. major factors that were taken into accou

during the valuation:

nt tunent market conditions, demand and supply

position, Residential Flat size, localion, upswing in

real estate pnces, sustained demand for

Residential FIat, all+ound development of

commercial and residential application in the

11. major factors that were
the valuation

not taken into

account durin

Nil

Caveats, limitations and disclaimers to the

extent they explain or elucidate the

limitations faced by valuer, which shall not

be for the purpose of limiting his responsibility

for the valuation re rt

\

2.

5.

locality etc.

12. Attached
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D at Lim tions alifi ation

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 20b ftilarch 2024
and does not take inlo account any unforeseeable developments which could impact the same in the future.
Our lnvestigations

we are not engaged to carry our a[ possibre investigations in reration to the subject property.
Where in our reporl we identifo certain limitations to our investigations, this is to enable the reliant party to
instruct further investigatrons where considered appropriate or where we recommend as nec Nayaray prior
to reliance vastukala consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision
not to mnduct further investigations

Assumptions

Assumptions are a nec Nayaray part of undertaking valuations. VCIPL adopts assumptions for the
purpose of providing valuation advise because some matlers are not capable of accurate calculations or fall
outside the scope of our expeltise, or out instructions. The reliant party accepts that the valuation conlains
certain specific assumptions and acknowledge and accept the risk of that if any of the assumptions adopted
in the valuation are incorrect, then this may have an effect on the valuation.

lnformation Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to
be conect and has been used for appraisal exercise. where it is stated in the report that another party has
supplied information to VCrpL, this information is berieved to be reliabre but vclpL can accept no
responsibility if this should prove not to be so.

Future Matters

To the extent that the valuation includes any statement as to a future matter, that slatement is
provided as an estimate and/or opinion based on the information known to VCIPL at the date of this
document. VCIPL does not warrant that such statemenb are accurate or cofiect.

Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property
and assume no responsibility in connection wjth such matters.

Site Dehils

Based on inputs received from Client and site visit conducted, we understand that the subject property is
Residential Flat, admeasuring Total carpet Area = 9g0.00 sq. Ft. in tre Name of Name of proposed

Purchaser: shri.suresh Ramdas Bagul. Name of Owner: ltl/s.Rudra lnfta. Further, vclpl has assumed

that the subiect property is free from any encroachment and is available as on the date of the appraisal
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Property Title

Based on our discussion with the Client, we understand that the subject property is being purchased by

Name of Proposed Purchaser: shri.suresh Ramdas Bagul. Name of owner: M/s.Rudra lnfra For the

purpose of this appraisal exercise, we have assumed that the subject property has a clear tille and is free

from any encumbrances, disputes and claims. VCIPL has made no further enquiries with the relevant local

authorities in this regard and does not certify the property as having a clear and marketable title Further, no

legal advice regarding the title and ownership of the subject property has been obtained for the purpose of

this appraisal exercise. lt has been assumed that the title deeds are clear and marketable.

Environmental Conditions

we have assumed that the subject property is not contaminated and is not adversely affected by

any existing or proposed environmental law and any processes which are canied out on the property are

regulated by environmental legislation and are properiy licensed by the appropriate authorities.

Area

Based on the information provided by the client, we understand that the Residential Flat,

admeasuring Total Carpet Area = 980.00 Sq. Ft'

Condition & RePair

ln the absence of any information to the contrary, we have assumed that there are no abnormal

ground conditions, nor archaeological remains present which might advecely afiect the cunent or future

occupation, development or value of the property. The property is free from rat, infestation, structural or

latent defect. No cunently known deleterious or hazardous materials or suspect techniques will be used in

the constructjon of or subsequent alteration or additions to the ploperty and comments made in the property

details do not purport to express an opinion about, or advise upon, the mndition of uninspecled parts and

should not be taken as making an implied representation or statement about such parb

Valuation lethodologY

For the purpose of this valuation exercise, lhe valuation methodology used is Direct comparison

Approach Method and proposed cunent use / Existing use premise is considered lor his assignment.

TheDirectComparisonApproachinvolvesacomparisonofthepropertybeingvaluedtosimilar

properties that have actually been sold in arms - length transactions or are offered for sale. This approach

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

properties in an open and competilive market and is particrjlady useful in estimating the value of the Flat

and properties that are typically traded on a unit basis.

ln case of inadequate recent lransaction activity in the subject micro-market, the appraiser would collate

details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the

subject micro-market in order to calculate the percentage increase / decrease in values since the date of

the identilied transactions. fhis percentage would then be adopted to proiecl the cunent value of the same.

{ Vostukolo Consultonts (l) Pvt. Ltd\
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where reriance has been praced upon extemar sources of information in apprying the varuation
methodologies, unless otheMise specifically instructed by Client and/or stated in the valuation, volpl has
not independently verified that information and vCIPL does not advise nor accept il as reliable. The person
or entity to whom the report is addressed acknowledges and accepts the risk that if any of the unverified
information in the varuation is incorrect, then this may have an effect on the varuation.

Not a Structural Survey

We state that this is a valuation report and not a structural survey
Other

All measurements, areas and ages quoted in our reporl are approximate
Legal

we have not made any afiowances with respect to any existing or proposed rocar regisration
relating to taxation on realization of the sale value of the subject property. VCIpL is not required to give
testimony or to appear in court by reason of this appraisal report, with reference to the property in queslion,
unless arrangement has been made thereof. Further, no legal advice on any aspects has been obtained for
the purpose of this appraisal exercise

Property specific assumptions

Based on inpuls received from the client and site visit conducted, we understand that the subject
property is Residential Flat, admeasuring Total Carpet Area = 9g0.00 Sq. Ft.

ASSU MPTIO NS, CA TS. LIMITATIONANDD lscLAt RS

1 We assume no responsibility for matten of legal nature affec,ting the property appraised or the tifle
thereto, nor do we render our opinion as to the tifle, which is assumed to be good and marketabre.

2. The property is valued as though under responsible ownerchip.

3. lt is assumed that the property is free of liens and encumbrances.

4 lt is assumed that there are no hiddfi or unapparent oonditiorn of the subsoil or structure that
would render it more or less valuable. No responsibility is assumed for such conditions or for
engineering that might be required to discover such factors.

5. There is no direcu indirect interest in the prope( valued.

6, The rates for varuation of the property are in accordance with the Govt. approved rates and
prevailing market rates.

I Vostukolo Consuttonts (t) pvt. Ltd.
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness
in all his/its dealings with his/its clients and other valuers.

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

3. A valuer shall endeavour lo ensure that he/it provides true and adequate information and shall
not misrepresent any facls or situations.

4. A valuer shall refiain ftom being involved in any action that would bring disrepute to the
profession.

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

Professional Competence and Due Care

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

7. A valuer shall carry out professional services in accordance with the relevanl technical and
professional standards that may be specified from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its
expertise or deny his/its duty of care, excepl to the extent that the assumptions are based on
statements of fact provided by the company or ils auditors or consultants or information
available in public domain and not generaled by the valuer.

'10, A valuer shall not carry out any instruction of the client insofar as they are incompatible with
the requirements of integrity, objectivity and independence.

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

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its
decisrons are made without the presence of any bias, conflict of interest, coercion, or undue
influence 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 nol
independent in terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shall
conduct the valuation independent of extemal influences.
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15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of
duties and interests, while providing unbiased services.

16. A valuer shall not deal in securities of any subject company after any time when he/it first

becomes aware of the possibility of his / its association with the valuation, and in accordance

with the Securities and Exchange Board of lndia (Prohibition of lnsider
Trading)Regulations,2o15 or till the time the valuation report becomes public, whichever is

earlier.

17. A valuer shall not indulge in 'mandate snatching'or offering 'convenience valuations" in order

to cater to a company or client's needs.

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

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

a prior engagement in an unconnected transaction, the valuer shall declare the association

with the company during the last five years.

Confidentiality

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

lnformation Management

21. A valuer shall ensure that he/ it maintains written 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 sufficienuy 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 authorised by the authority, the registered valuers
organisation with which he/it is registered or any other statutory regulatory body.

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

or any other statutory regulatory body.

24. A valuer while respecting the confidentiality of information acqurred during the course of
performing professional services, shali maintain proper working papers for a period of three
years or such longer period as required in its contract for a specific valuation, for production

before a regulatory authority or for a peer review. ln the event of a pending case before the
Tribunal or Appellate Tribunal, lhe record shall be maintained till the disposal of the case.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

Explanation: For the purposes of this code the term 'relative' shall have the same meaning as

defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public

servant or any other person with a view to obtain or retain work for himself / itself, or to obtain

or retain an advantage in the conduct of profession for himself / itself.

Vostukolo Consultonts (l) Pvt. Ltd.{
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Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is
a reasonable reflection of the work necessarily 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 written
contract with the person lo 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 adequate time to each of his/ its assignments.

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

Place: Nashik

Dale:20.03.2024

For VASIUKALA CONSULTANTS (l) PW. LID,
Digitally tigned by Manoj Chalikwat
ON: cn=M.noj Chalikwar, o=V.stuklaManoj

Chalikwar
Director
Mano! B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-'1763

Reg. No. lBBl/RV/07/201 8/1 0366

B0B Empanelment No.: Z0:MZ:ADV:46:941
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Consuhants (l) Pvt. Ltd., ou
emall=manoj@vastukala.olg,
Date 2024.03.20 l 3:216:21 +05',30
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