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Details of the property under consideration:

Name of Owner: Mr. Suresh Ariun Kene

Residential Flat No. 205, 2d Floor, Wing - C, "lLrndan Rerldency C+op. Hsg. Soc. Ltd.", Near Krishna

Maniage Hall, Marere Chowk, Morya Nagari, Mansre Road, Village - Manere, Taluka -Ambemath, Distric{ -
Thane, Ulhasnagar, PIN Code - 421004, State - Maharashtra, Counfy - lndia.

Latitude Lonqitude: l9'12'25.1"N 73'09'23.3"E

lntended User:

Bank of Baroda
Ulhasnagar (Sec. - 4) Branch

Mahadev Department Slore, '1sr Floor, Section 25, Ulhasnagar, District - Thane,

PIN Code - 421004, State - Maharashtra, Country - lndia.
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@ MSME Reg No: UDYAM-MH-18-OO836I7

An ISO 9OOl : 2Ol5 Certified Company

CIN: U74I2OMH2OIOPTC2O7869{r
VASTUKALA Valualim REot BOs / Ulhanasar (Se. -1) Blami /Mr SuEsh Adr K€rle (m8872306496) Pqe2d24

Vastufi harE/05/2t24l008872/2306496
28/12-356-PSSK

oale:28.05.2024

VALUATION OPINION REPORT

This is to certify lhat the property bearing Residential Flat No, 205, 2,'d Floor, Wing - C, "Nandan Residency Co

op. Hsg. Soc. Ltd.", Near Krishna Marriage Hall, Manere Chowk, Morya Nagari, Manere Road, Village -

Manere, Taluka -Ambemath, District - Thane, Ulhasnagar, PIN Code - 421004, State - l/aharashtra, Country -
lndia belongs to tlr. Sur€sh Arjun Kene.

Considsring various paramsters recordsd, existing econonh scenryio, and the information that is available with

reference to the develoFnent of neighbouftood and metDd selec'ted br valuation, we are of the opinion that,

the property premisos can be assessed and valued for SARFAESI Secudtisation ard Reconstruc{ion of Financhl

Assets and E0forcement of Sectrity lnterest Ac{, 2002 purpose at < 18,4t1,6t10.00 (Rup€es Eighteen Lakh

Forty Four Thousand Six Hundred Fotty Only).

The valuation of the property is based on lhe documonts produced by t\e concem, Logal aspecb have not been

taken into mnsiderations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LTD.

Sharadkuma flffiffi:.:*

Boundarler of the property
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r Chalikwar
Direclor

Sharadkumar Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -14152/200&09

BOB Empanelment N o. : ZO :l,lrZ:ADV :44 :6N
Encl: Valuation report.
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Valuatlon Report BOB / Ulhasnag (Sec. - 4) BEndr / Mr. SurEsh Arlun Kene (008872306496) Pags 3 d 21

Vastukala Consultants (D hrt. Ltd.
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

To,

The Chiel illanager,
Ban[ of Baroda
Ulharnagar (Sec. - 4) Br8nch,
Mahadev Department Store, 1st Floor,

Section 25, Ulhasnagar, District - Thane,

PIN Code - 42'1004, State - Maharashtra, Country - lndia.

VALUATTON REPORT 0N RESPECT OF FLAT)

Since 1989

(E

{

General

1 Purpose for which the valuaton is made As per Bank of Baroda, Ulhasnagar (Sec. - 4) Branch

lo assess fair markel value of the properly for

SARFAESI Securitisation and Reconslructlon of

Financial AsseB and Enforcement of Security lnterest

Ad, 2m2 purpose.

2. a) Date of inspection 24.05.2024

b) Date on which the valuation is made 28.05.2024

List of documents produced for perusal;

1) Copy of Agreement for Sale dated 17.11.m14 betw€en M/s. Nandan Builders & Developers (the

Builders & Developers) & Mr. Suresh Arjun Kene (the Purctase|.
2) Copy of Commencement Certrrcate dated 05.06.2007 issued by Grampanchyat Manere.

3) Copy of Previous Valuation Report Ref. No. VAL / DB / 1 1 13 / 20'19 dated 21 .01 .2019 issued by

Vaslukala Valuers & Engineers.

4 Name of the owne(s) and his / their addres
(es) wilh Phone no. (details of share of eadr
owner in case ofjoint ownership)

Mr. Suresh Arjun Kene

Addr€$: Residential Flat No. 205, P Floor, Wing -
C, 'Nandan Residenry Co.op. Hrg. Soc. Ud.",
Near Krishna Maniage Hall, Manere Chowk, Morya

Nagari, Manere Road, Village - Manere, Taluka -
Ambemath, Districl - Thane, Ulhasnagar, PIN Code -
4210O1, State - Maharashtra, Country - lndia,

Contact Peruon:
Mr. Yuvraj Nikam (Bank Representative)
Contact No. 935979922'l

Sole 0wnership
Brief description of the property (lncluding

Loasehold / freehold etc.)

The property is a Residential Flat located on 2d Floor,

The composition of Flat is 1 Bedroom + Living Room

+ Kitchen + Eath + WC + Passage (i.e., 18HK ffth
Bath + WC). The properly is at 1.9 Km. travelling

distance lrom nearest railway station Ulhasnagar.

5a Total Lease Period & remaining period (if

leasehold)

N.A. as the property is freehold

VASTUKALA An ISO 9O0 1 : 20 1 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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Valuation Rsport BOB / Ulhasnagar(S€c. -4)Blanch / Mr Sur€sh Arjun Kene (0088722306496) Page4ol24

Since 1989{r

6 Location of property

a) Plot No. / Survey No Survey No. 5/3(A), 3(B) (Pt) of Village - Manere

b) Door No Residential Flat No. 205

c) C.T.S. No. / Village Village - l/anere

d) Ward / Taluka Taluka - Ambernath

e) lvlandal / District District - Thane

0 Date of issue and validity of layout of

approved map / plan

Copy of Approved Building plans were not provided
and not verified.

s) Approved map / plan issuing authority

h) Wheth€r genuineness or authenticity
of approved map/ plan is verified

i) Any other commenls by our
empanelled valuers on authentic of
approved plan

N,A

7 Postal address of the poperty Residential Flat No. 205, 2d Floor, Wing - C,

"Nandan Residency Co-op. Hsg. Soc. Ltd.", Near

Krishna Maniage Hall, Manere Chowk, Morya Nagari,

Manere Road, Village - Manere, Taluka - Ambernath,

District - Thane, Ulhasnagar, PIN Code - 4210C4,

Sbte - MahaEshtra, Country - lndia.

8 City / Town Ulhasnagar, Thane

Residential area Yes

Commercial area No

lndustrial area No
o Classifrcation of the area

i) High / [4iddle / Poor Itrliddle Class

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit / Village
Panchayat / Municipality

Village - Manere

Grampancfiayat Manere

11 Whether mvered under any State / Central
Govt, enactments (e.9., Urban Land Ceiling
Act) or notified under agency areal scheduled

area / cantonment area

No

13. Dimensions / Boundaries of the popery As per the Agreement Actuals

North Dharmaji Palace Chawl

South Knshna Maniage Hall lnternal Road

East Nalla Chawl

West l/ain Road

13.1 Boundaries of the property (Fla0 As per the Deed Actuals

North Detaiis not available Chawl

South Details not available Flat No. 204

Easl Details not available Passage

West Details not avarlable Building

13.2 Latitude, Longitude & Co{rdinates ol the site 'l9"12'25 1"N 73'09',23.3"E

Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9O0l :2015 Certiried Compony
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Raj Residency Building



Valuation Repodr BOB / Ulhanagar (S€c. - 4) Branch i Mr. SuBsh A,jun Kene (0088722306496) Page 5 ol24

Since 1989

o

{

14 Extent of the site Carpet Area in Sq. Ft. = 331.00

Balcony Area in Sq. Ft. = 38,00

Total Carpet Area in Sq. Ft. = 369.00

(Area as per Actual site measurement)

Super Buill Up Area in Sq. R. = 540.00

(Area as per Agreement for sale)

15 Extent of the site mnsidered for Valuation

(least of 13A& 138)

Super Buih Up Area in Sq. Ft. = 540.00

(Area a! per AgreEment for sale)

tb Whether occupied by the owner / tenant? lf
occupied by tenant since how long? Rent

received per month.

At present the property is vacant and in the

possessbn of bank.

il APARTMENT BUILDING

1 Nature of the Apartment Residential

Location

C.T,S, NO, Survey No. fl3(A), 3(B) (ft) of Village - Manere

Block No.

Village / Municipality / Corporation Mllage - Manee
Grampanchayat Manere

Door No., Sheet or Road (Pin Co<le) Residenlial Flat No. 205, 2 Floor, Wing - C,

'N dan Reidcncy Co.op. tbg. Soc. Ltd.", Near

Krishna Maniage Hall, Manere Chowk, Morya Nagari,

Manore Road, Village - Manere, Taluka - Ambemath,

Dis[i, - Than€, Ulhasnagar, PIN Code - 421W,
Stato - Maharashtm, Country - lndia.

3 Description of the locality Residential /
Commercral / Mixed

Residentral

4 Year of Construction 2008 (As per Previous Valuation Report)

Number of Floors (Part) Ground + (Part) Stitt + 3d Upper Floors

o Type of Structure R.C.C. Framed Structure

7 Number of Dwelling units in the building 2's Floor is having 6 Flats

8 Quality of Construction Normal

0 Appearance of the Building Normal

10 Maintenance of the Building Normal

11 Facilities Available

Lift 1 Lift

Protected Water Supply Municipal Water supply

Undergmund Sewerage Connected to l\,,lunicipal Sewerage System

Car parking - Open / Covered Stilt Parking

ls Compound wall existing?

ls pavement laid around the building Yes

ilt Flat

1 The floor in which the Flat is situated 2nd Floor

2 Door No. of the Flal Residential Flat No. 205

VASTUKALA An ISO 90ol : 20'l 5 certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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Valuation Repodr BOB/ Ulhasnagar (S€c. - 4)Branch / l\,1r. Suresh Arjun Kene (0088722306496) Page6of24

Since 1989

o

{

3 Specifications ol the Flat

Roof R,C,C, SIAb

Flooring Vitrifled tiles flooring

Doors Teak Wood door framed with flush shutter with safety

door

Windows Aluminum Sliding windows with MS Grill

Fittings Open plumbing with C.P. fittings.

Electrical wiring with Casing Capping

Finishing Cement Plastering with P0P finished

4 House Tax

Assessmenl No

Tax paid in the name o{: Details not available

Details not available

5 Electricity Service connection No Details not available

Meter Card is in the name of: Details not available

6 How is the maintenance ol the Flat? Normal

7 Sale Deed execuled in the name of iilr. Surerh Ariun Kene

I What is the undivrded area of land as per Sale

Deed?

Details not available

I What is the plinth area of the Flal? Carpet AlBa in Sq. Ft. = 331.00

Balcony Arca in Sq. Ft. = 38.00

Total Capet Area in Sq. Ft. = 369.00

(AIea as per Actual site measurement)

10 What is the floor spac€ index (app.) As per Local norms

11 What is the Built-up Area of the Flat? Super Built Up Area in Sq. Ft. = 540.00

(Area as per Agreement for sale)

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

13 ls it being used for Residential or Commercial
purpose?

Residential purpose

14 ls it Ownercccupied or let out? At present the property is vacant and in lhe

possession of bank

15 lf rented, what is the monthiy rent? { 4,000.00 Expected rental income per month

IV MARKETABILITY
,1

How is the marketability? Good

2 What are the factors favouring for an extra

PotentialValue?

Located in developed area

3 Any negative factors are obaerved which afiect

the market value in general?

Rate

1 Aftet analyzing lhe camparable sale instanc€s,

what is the composite rate lor a similar FIat

with same specillcations in the adjoining

locality? - (Along with details / ref€rencs of at -

least two latest deals / transactions wth

respect to adjacent proparties in the areas)

? 3,000.00 to t 4,000.00 per Sq. Ft. on Super Built

Up Area

Vosiukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 900'l :2015 Certitied Compony

Details not available

Tax amount:

No



Details of Valuation:

Valuation Repo( BOB / Ulh6nagar (Se6. - 4) Branch / Mr. Sur€sh Adun Kene (0088722306496) PageT ol24

Since '1989fr

Assuming it is a new conslruction, what is the
adopted basic composit€ rate ol the Flat under
valualion atter comparing with the
specifications and other factors with the Flat
under comparison (oive details).

t 4,000.00 per Sq. Ft. on Super Built Up Area

3 Break - up for the rate

i) Building + Services ( '1,600.00 per Sq. Ft.

ii) Land + others

4 Guideline rate obtained lrom the Registra/s
office (an evidence thereof to be enclosed)

t 32,200.00 per Sq. M.

i.e., ( 2,991,00 per Sq, Ft.

4a Guideline rate (after deprecation) t 27,374.00 per Sq. M.

i e., t 2,543.00 per Sq. Ft.

5 Purchase Value - t 13,61,000.00

Document No. - 7688/2014

Agreement Date - 17.11.2014

VI COIIIPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

Replacement cost ol Flat with Services (v(3)i) t 1,600 00 per Sq. Ft

Age of the building '16 Years

Life of the building estimaled 44 years $.rbject to goper, preventive periodic

maintenance & structural repairs.

Depreciation prcenlage assuming the

salvage value as 10%

24.N0/o

Depreciated Ratio of the building

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) t 1,2'16.00 per Sq. Ft.

Rate for Land & other V (3) ii t 2,200.00 per Sq. Ft

Total Composite Rate t 3,416.00 per Sq. Ft.

Remarks:

5r,

No

Description atv Rale per
unit (0

Estimated
Value [t)

1 Present value of the Flat 540.00 Sq, Ft 3,416 00 18,'14,640.00

2 Loft Value

3 Wardrobes
4 Showcases

5 Kitchen anangements
6 Superfine Iinish

7 lnterior Demrations
I Electricity deposlts / electrical fittinos, etc.

I Extra collapsible gates i gnll works etc
10 Potential value, if any
11 0thers
12 As per current stage of work completion the value of

the Flat (if FIat is under construction)

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9OO I : 20 1 5 Certified Compony

t 2,200.00 per Sq. Ft.

Registered Value (if available)



Valuation Report BOB / Ulhas0agar (Se. - 4) Branch / Mr. SuEsh Arjun Kene {008872230Ot96) Page I of 24

13 After 1000/0 completion final value of Flat

Total Value of the property 18,114,640.00

Value of Flat

Fair Market Value of the property

Realizable value of the property 1s,67,944.00

0istress Value of the property 12,91,248.00

Guideline value of the property (540.00 X 2,543.00)

lnsurable value of the property (540.00 X 1,600.00) 8,64,000.00

Justification for price / rate

The Ma*et Value of the property is based on facts ol markets discovered by us during our enquiries, however the

govemment rats value in this case is less than the market value arrived by us, We are of the opinion that the value

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

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

point of time in part and whereas, Market valuss change every month.

ln most of the cases the actual deal amounl or Transaction value is not rcflscl€d in lndex ll because of various Market

practices. As Valuer, r,ve always try to give a value whidl is mrlBd re{ec{bn of actual transaction value irrespective of

any factors in market.

illethod of Valuation I Aporoach

The sales crmparison approach uses he ma*et dala d sale pricas to estimate the value of a real estate property.

Proprty valuation in this method is done by comparing a poperty to ofier similar properties that have been recently

sold. Comparable poperties, also known as comparables, or comp6, must share certain features with the pmperty in

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

the building; however, the mosl important fac'tor is no doubt the location of the property. Adjuslments are usually

needed to account for differences as no two propertis are exac{y the same. To make proper adjustments when

compari0g properties, real estate appraisers must know fie differences between lhe comparable properties and how

to value these differences. The sales comparison appoadt 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

Comparison Approach Method for the purpose of valuation. The Price for similar type of property in the nearby

vicinity is in the range o{ t 3,000.00 to t 4,0@.00 per Sq. Fl. on Super Built Up Area. Considering the rate with

attached report, arnenl market condilions, demand and supply position, Flat size, location, upswing in real estate

prices, sustained demand for Residential Flat, all-round devebpment of @mmercial and residential application in the

locality etc. We estimate t 3,416,00 per Sq. Ft. (After Dep.ecalion) on Super Built Up Area lor valuation.

lmpending threat of acquisition by govemment for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from seatost /

tidal level must be incorporated) and their effect on

i) Saleability Good

ii) Likely rental values in future in and 14,000.00 Expected rental income per month lor

iii) Any likely inmme it may generate Rental Income

Since 1989

@

{r Vostukolo Consultonts (l) hrt. Ltd
An ISO 9001 :2015 Certified Compony

18,44,640.00

13,73,220,00

There is no threat of acquisition by Govt. CRZ

Provisions not applicable.

VASTUXALA



Valuation Reporti 8OB / Ulhasnagar (S€c. - 4) Branch / Mr. SuEsh Adun Kene (008872,/2304196) Page 9 of 24

Actual site photoqraphs
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Valuaton Repot BOB / Ulhasnagar (S€c - 4) Brdnch / Mr. Sur€sh Arlun Ksne (0088722306496) Page 10 of 24
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Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900'l : 20'15 Certified Compony
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Valualion Repon:B0B / Ulhasnagar (Sec. -4)Branch /Mr. SuGsh Aiun Kene (008872/2306496) Page 11 ol24

Route Map of the propertv

D

Ulhasnaqar

0

Latitude Lonoitude: l9"l?25.1"N 73'09'23.3"E
Note: The Blue line shows the route to site from nearest railway station (Ulhasnagar - 1.9 KM)

Since 1989
{

VASTUKALA An ISO 9O0l : 2015 Certilied Compony
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Valuation Repod:BOB/ Ulhasnagar{Ssc. - 4)Eranch / Mr. Suresh Aiun Kene (0088722306496) Page 120124

Ready Reckoner Rate

Multi.Storied buildino with Lli
For residential premises / commercial unil / office on above floor in muhistoried buildrng, the rate mentioned in

the ready reckoner will be increased as under:

Table - D: oepreciation PercentaEe Table

Since 1989

@

{

ffiqE<i6'frr{rrr@; -clb

v.l€rloh Gruld.nn.. I J u-r.a..o'r

r{Er<rg lTrIr{

.itar.{tt

EI
tr* ffi. rE(Ri44+-

Annual Statolrt€nt of Rates Ver. 2.O
( qrqrqf,er tla ql-€ orrg$ z-o 1

Departrnent of ReBistration and Starnp
Goverament of !/taharashtr.

Stamp Duty Ready Reckoner Market Value Rate for Flat 32,200.00

No increase for all floors from grDund to 4 floors

Stamp Duty Ready Reckoner Market Value Rate (After lncrease) (A) 32,200.00 Sq. Mtr. Sq. Ft.

Stamp Duty Ready Reckoner i/arket Value Rate for Land (B) 2,040.00

The difference between land rate and building rate (A - B = C) 30,160.00

Depreciation Percentage as per table (D) [100% - 16%]

(Age of the Building - 16 Years)

84Yo

Rate to be adopted after considering depreclation IB + (C x D)l 27,374.00 Sq. Mtr. 2,543.00 Sq. Ft.

Location of Flat / Commercial Unit in
the buildino

Rate

a) On Ground to 4 Floo6 No increase for all floors ftom ground to tl floors

b) 5 Floors to 10 Floors lncreme by 5% on units locabd bet',rcen 5 to 10 floors

c) 11 Floors to 20 Floors lncreme by 10% on units located beh,teen 1 1 to 20 ffoors

d) 21 Floors to 30 Floors lncrece by 15% on unils located between 21 to 30 floors

e) 31 Floors and above lncrease by 20% on units located on 31 and above floors

Completed Age of
Building in Yearg

Value in percent after depreciation

R.C.C. Struclure I olher Pukka Structure Ce3sed Building, Half or Semi- Pukka
Struclure E Kaccha Structure.

0 to 2 Years 100% 100%

Above2&upto5Years 95% 95%

Above 5 Years After initial 5 year for every year 1%

depreciation is to be considered. However

maximum deduction available as per this
shall be 700/o of Market Value rate

After initial 5 year for every year 1.5%

depreciation is to be considered. Hou,ever

maximum deduction available as per this

shall be 85% of Market Value rate

Vosiukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9O0'l : 2015 Certified Compony

2,991,00
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Price lndicators

@
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Since 1989
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Sance 1989
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Possession Notice

Vostukolo Consultonts (l) A/t. Ltd.



Valuaton Repodi BOB / Ulh6nagar (Sec. - 4) BlEnch / Mr. Suresh Arlun Kene (0088722306496) Page '15 of 24

As a result of my appraisal and analysis, il is my considered opinion that the Falr Market Value for this particular

above property in the prevailing condition with afocsaid speciflcation is I 18,44,640.00 (Rupees Eighteen Lakh

Forty Four Thouland Six Hundred Forty Only). The Realizable Value of the above property as of 28,05.2024

is t 15,67,9t14.00 (Rupaeo Fifteen Lakh Sixty Seven Thourand Nine Hundred Forty Four Only) and ths

Dirtrers value t 12,91,248.00 (Rupo6. Tlvelve Lakh Ninety One Thousand Trvo Hundred Forty Eight

Only).

Place: Thane

Date: 28.05.2024

For VASIUKALA CONSULTANTS (l) PW. LID.

Sharadkumar
Chalikwar

Direclor Auth. Sign

Sharadkumar Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg, No, [N]C.C.l.T/l -141522008-09

B0B Empanelment No,: ZO:MZ:ADV:zl4:620
Encl: Valuation report,

Enclosures

Declaration fmm the valuer (Annexure - I) Attached

l\4odel code ol conduct for valuer (Annexure - ll) Attached

The undersigned has inspected the property detailed in the Valuation Reportdaled

We are satisfied that the fair and reasonable market value of the property is

(Rupees

0n lv)

Date

Signature
(Name Branch Official with seal)
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(Annexure - l)

c,

d

I will not undertake valuation of any assets in which I have a direct or indirect interest
or become so interested at any time during a period of hree years prior to my
appointment as valuer or three years after the valuation of assets was conducted by
me.

The information fumished in my valuation report dated 28.05.2024 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

l/ my authorized representative has personally inspected the property on
24.05.2024. The work is not sub - contracted to any other valuer and canied out
by myself.

Valuation report is submitted in the format as prescribed by the bank.

I have not been depanelled / delisted by any other bank and in case any such
depanelment by other banks during my empanelment with you, I will inform you

within 3 days of such depanelment,

I have not been removed / dismissed from service / employment earlier

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

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

I have not been declared to be unsound mind

I am not an undischarged bankrupt, or has not applied to be adjudicated as a
bankrupt;

L l am not an undischarged insolvent

m I have not been levied a penalty under section 271J of lncome-tax Act, '1961 (43

of '1961) and time limit for filing appeal before Commissioner of lncome-tax
(Appeals) or lncome-tax Appellate Tribunal, as the case may be has expired, or
such penalty has been confirmed by lncome-tax Appellate Tribunal, and five
years have not elapsed after levy of such penalty.
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OECLARATION FROM VALUERS

l, Sharadkumar Chalikwar do hereby solemnly affirm and state that:

a. I am a citizen of lndia.

b.

e.

f.

s.

h.
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I have not been convicted of an offence connected with any proceeding under the
lncome Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

My PAN Card number as applicable is AEAPC7114Q

I undertake to keep you informed of any events or happenings which would make
me ineligible for empanelment as a valuer.

lhave not concealed or suppressed any material information, facts and records
and I have made a complete and full disclosure

I have read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 20'l l of the IBA and this report is in conformity to the 'Standards'
enshrined for valuation in the Part - B of the above handbook to he best of my
ability.

I have read the lntemational Valuation Standards (lVS) and the report submitted
to lhe Bank for the respectiveasset class is in conformity to the 'Standards' as
enshrined for valuation in the IVS in 'General Standards' and Asset Standards' as
applicable. The valuation report is submitted in the prescribed format of the bank.

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

I am registered under Section 34 AB of the Wealth Tax Act, '1957.

My CIBIL Score and credil worthiness is as per Bank's guidelines.

I am a Valuer, who is competent to sign this valuation report

I will undertake the valuation work on receipt of Letter of Engagement generated
from the system (i.e. LLMS / LOS) only.

y. Further, I hereby provide the following information.
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Sr.
No.

Particularg Valuer comment

1 background information of the asset being
valued;

The properly was purchased by Mr. Suresh Arjun
Kene from M/s. Nandan Builders & Developers vide
Aqreement for Sale daled 17 .11.2014.

2 purpose of valuation and appointing
authority

As per the request from Bank of Baroda, Ulhasnagar
(Sec. - 4) Branch to assess fair market value of the
property for SARFAESI Securitisation and
Reconstruction of Financial Assets and Enforcement
of Security lnterest Act, 2002 DurDose

3 identity of the valuer and any other experts
involved in the valuation;

Sharadkumar Chalikwar - Regd. Valuer
Sameer Parab - Valualion Engineer
Shyam Kajvilkar - Technical [lanager
Pratibha Shilvantha - Technical fficer

4 disclosure of valuer interest or conflict, if
any;

We have no interest, eilher direcl or indirect, in lhe
property valued. Further to state that we do nol have
relation or any connection with property owner /
applicant direclly or indkectly. Further to state that we
are an independent Valuer and in no way relaled to
property owner / applicant

date of appointrnent, valuation date and
date of
reoort;

Date of Appointmenl - 24.05.2024
valuation Date - 28.05.2024
Date of Report - 28.05,2024

6. inspections
undertaken:

and/or investigations Physical lnspection d one on 24.05.2024

7 nature and sources of the informadon used
or relied upon;

o Ma*el Surusy at the time of site visit
. Ready Rockoner rates / Circle rates
r Online search for Registered Transactions
. Online Price lndicators on real estale porlals
. Enquides with Real estate consultants
. Exiding data of Valuation assignments canied

out by us
8 procedures adopted in carrying out he

valuation and valuation standards
followed;

Sales Comparison Method

9 restrictions on use of the report, if any; This valualion is for the use of the party to \/hom it is

addressed and for no olher purpose. No
responsibility is accepted to any third party who may
use or rely on the whole or any part of this valuation,
The valuer has no pecuniary interest that would
conflict with the proper valuation of the property.

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

cunent market conditions, demand and supply
position, Residential Flat size, location, upswing in

real estate prices, sustained demand for Residential
Flat, all-round development of commercial and

residential application in the locality etc,

11 major factors that were not taken into
account durinq the valuation:

Nit

tt 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

Attached

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUXALA An ISO 9001 :2015 Certitied Compony
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responsibility for the valuation reporl.

Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

Ths subject appraisal oxercise is based on prevailing market dynamics as on 28o May m2{ and does

not take into account any unforeseeable developmenb which could impact the same in the future.

Our lnvedigations

We are not engaged to carry out all possible investigations in relation to the subiect property. Where in

our report v,e identrry certain limitations to our investigations, lhis is to enable the reliant party to instruct further

investigations wher€ considered appopriate or where w€ recommend as necessary prior to reliance. Vaslukala

Consultants lndia Pvt. Lld. (VCIPL) is not liable for any loss occasioned by a decision not to mnduct furher

investigations

A!!umptions

Assumptions are a necessary part of undertaking valualbns. VCIPL adopts assumptions for the

purpose of poviding valualion advise because some matteB ar€ not capable of acclrate calculations or fall

outside the scope of our experlise, or out instndions. The rcliant palty accepb that the valuation mntains

certain specific assumptions and acknowledge and acceg he risk of that if any of lhe assumptions adopted in

the valuation are incorrect, then this may havo an effecl on lhe valuatbn.

lnformation Supplied by Ohen

The appraisal is based on the infomation provided by he dient. The same has been assumed to b€

conect and has been used for appraisal exercise, Where it is stated in lhe report that another party has supplied

inlormation to VCIPL, this information is believed to be rclhbl€ but VCIPL can mcepl no responsibility if this

should prove not to be so.

Future Matters

To the extent that the valuation includes any stalement as to a future matter, lhat statement is provided

as an estimate and/or opinion based on he inlormation known to VCIPL at the date of this document. VCIPL

do€s not warrant that such statements are accurate or conecl.

Mrp and Planr

Any sketch, plan or map in this report is included to assist the reader while visualising the poporty and

assume no rosponsibility in connection with such matters.

Slte Detalls

Based on inputs received from Client and sile visit conducted, we understand that the subiect property

is Resldential Flat, admeasuring 510.00 Sq. R. Super Bullt Up 46 in lhe name Mr, Surerh ArJun Kene.

Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the

date of the appraisal.

Since 1989
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Proporty Titlo

Based on our discussion with ths Client, we understand that the subjecl property is owned by

mr. Suresh Adun Kene. For ths purpose of this appraisal exerciso, we havo assumed that ths subject pop€fty

has a clear litle and is free fom any sncumbrances, disputes and claims. VCIPL has made no further enquiries

with lhe relevant local authorities in this regard and does not cedfy the poperty as having a clear and

marketable title. Furth6r, no legal advice regarding the title and ownarship of the subjoct property has been

obtained for the purpose of this appraisal exercise. lt has been assumed that the tite deeds are clear and

marketable,

EnYironmental Condltions

We have assumed that the subject property is not contaminated and is not adversely aflected by any

exisling or proposed environmental law and any pmcesses which are carbj oul on the property arc regulated

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

Area

Based on tha inlormation povftled by $€ Client, \,ve undotsland that the Residential Flat, admeasuring

540.00 Sq. Ft. Super Buih Up Aroo.

Condltion & Repalr

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

conditions, nor archaeological remains prsssnl which might adversely dect the cunent or future occupalion,

development or value of the property. The property is frce fom rat, infestation, struclural or latent defect. No

cunently known deleterious or hazardous matedab or suspsct bc-hniques will be used in the conslruction of or

subsequent alteration or additions to the poperty and commenb made in the pop€rty details do not purport to

express an opinion about, or advise upon, the coditim d uninspecled pans and should not be taken as making

an implied represenlation or slalement about such patb

Valuatlon Methodology

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

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

The Direct Comparison Appoach involves a @mparison of the property being valued to similar

properti€s that have actually boen 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 accspt) for similar

properties in an open and competitive market and is particularly useful in estimating the value of tte Flat and

properties that are typically traded on a unit basis.

ln case of inadequate recent transaclion aclivity in the subjecl micro-market, the appraiser would mllate

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

subject mico-market in order to calculate the percontage increase / decrsase in values since the date of the

identifisd transactions, This percentags would then b€ adopted to prqect the curent value ol the same.
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Where reliance has been placed upon e(ernal sourc€s of informalion in applying the valuation

methodologies, unless othenvise specfically instructed by Client and/or slated in the valuation, VCIPL has not

ind€pendently verified that information and VCIPL does not advise nor accept it as reliable. The porson or entity

to whom the rsport is addressed acknowledges and accepb the risk that if any of the unverifi€d information in the

valuation is inmrrect, then this may have an effect on the valuation.

l{ot a Structura! Survey

We state that this b a valualion reporl and not a struclural survey

Oher

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

Legal

We have not made any allowaflces with respect to any existing or pmposed local legblation relating to

taxation on realization of the sah value of tho subject poperty. VCIPL is not rBquired to give lestimony or to

appear in court by reason of this appraisal report, with refursnce b he property in question, unless anangoment

has been made thereof. Further, no legal advix on any aspoab has been obtainsd for the purpos€ of this

appraisal exercise

Property specillc arsumptions

Based on inputs received fom the client and site visit conduded, lve understand that the subject

property is Residential Flat, admeasudng 5{.00 Sq. Ft Srryr Ad[ th tuea.

ASSUilPTIONS. CAVEATS UMIrATXCI AilD DISCLAITERS

We assume no responsibility for matteG of leqal nafure affecting the poperty appraised or the title
therelo, nor do we render our opinion as to the title, which is assumed to be good and marketable.

The poperty is valued as though under responsible ownershrp.

It is assumed that the property is ftee of liens and encumbrances.

It is assumed that there are rp hidden or unapparent mnditions of the subsoil or struc{ure that would

render it more or less valuable. No respnsibility is assumed for such conditions or for engineering that
might be required to discover such fac,tors.

There is no direcu indirect interest in the property valued.

The rates for valuation of the property are in accordance wjth the Govt. appmved rates and prevailing

market rates.
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MODEL COOE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

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

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

lndependence and DhclosurG of lnterest

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, con,lict of interesl, coercion, or undue infuence of any
party, whether directly connecled to the valuation assignment or not.

'13. A valuer shall not take up an assignment iJ he/it or any of his/its relatives oI associates is not

independent in terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shall

Since '1989
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(Annexure - ll)

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

5. A valuer shall keep public interest loremost while defivering 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 indspendent prcfessional .judgment.

7. A valuer shall cany out professional seruices in accodance with the relevant technical and
professional standards that may be specified ftom time to time.

8. A valuer shall continuously maintain pmfussiond knowledge and skill to provide competent
professional seMce based on up-tGdate developmenb in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation repor! the valuer shall not disclaim liability for his/its expertise or
deny his/its dug of care, except to the extent that he assumptions are based on statements of fact
provided by the company or its auditom or consultants or information available in public domain
and not generated by the valuer.

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

11. A valuer shall clsarly state to his client the services that he would be mmpetent to prcvide and the
services for which he would be relying on other valuers or professionals or for which the client can
have a separate anangement wih other valuers.

Vostukolo Consultonts (l) h/t. Ltd.
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conduct the valuation independent o{ extemal influences.

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 hefit 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,2015 or till the
time the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching' or ofiering 'convenience valuations' in oder to
cater to a company or clients needs.

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

19. In any faimess opinion or independent expert opinion submitted by a valuer, il there has been a
prior engagement in an unconnected transaction, the valuer shall declare the association with
the company during the last live years.

Confidentiality

lnformation Management

2'1. A valuer shall ensure that he/ il 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 sufficiently enable a reasonable person to take a view on the
appropriateness of his /its decisions and ac-tions.

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 valuels 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,
Appellale Tribunal, the registered valuers organisation with which he/it is registercd, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired dunng the couBe of performing
professional services, shall 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, the 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.
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20. A valuer shall not use or diwlge to other clients or any oher party any confidential information
about the subject company, which has come to hb / its knowledge without proper and specific
authority or unless there is a legal or professiond rbht or duty to disclose.
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Explanation: For lhe purposes o{ 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 linancial 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.

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
mntract with the peBon to whom he would be rendering service.

Occupation, employability and restrictione.

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
organisatron discredits the profession.

Place: Thane
Dale:28.05.2024

For VASIUKALA CONSULTANTS (l) PW. LTD.
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Direclor Auth, Sign.

Sharadkumar Challkwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -14152200&09

BOB Empanelment No,: ZO:MZ:ADV:44:620
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