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Valuation Report of the lmmovable Property

Name of Proposed Purchaser : Shri. Viiay Raghunath Patil & Sau. Shital Vilay Patil

Name of Owner : Shri. Kalpeshbhai Prabhudas Patel & Sau. Bhumikaben Kalpeshbhai Patel

Residential Flat No. Flat No. 14,4s Floor, "Dwarkadhish Apartment", Near Manohar Gardens

Lawns & Banquet Halls, Govind Nagar, Old Canal Link Rd, Plot No. 16+17, Taluka - Nashik, District -

Nashik, Nashik,422 009, State - Maharashtra, lndia.
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Details of the prooertv under consideration:

Latitude Lonqitude :'19'58'48.2"N 73'46'38.8"E

lntended User:

Bank Of Baroda
R0 Nashik

BSN Building, Data Mandir Road, Nashik Road, Nashik 422101
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. Flat No. 14, 46 Floor, "Dwarkadhish Apartment",

Near Manohar Gardens Lawns & Banquet Halls, Govind Nagar, Old Canal Link Rd, Plot No. l6+'17, Taluka - Nashik,

District - Nashik, Nashik, 422 009, State - Maharashtra, lndia belongs to Shri. Kalpeshbhai Prabhudas Patel &

Sau. Bhumlkaben Kalpeshbhai Patel. Name of Proposed Purchaser is Shri. Vijay Raghunath Patil & Sau. Shltal

Viiay Patil.

Considering various parameters recorded, existing economic scenario, and the information thal is available with

reference to the development of neighbourhood and mehod seleded ftr valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at ( 52,17,300.00 (Rupees Fifty Two Lakh

Seyenteen Thousand Three Hundted Only).

The valuation of the property is based on the documenb produced by the concem. Legal aspects have not been

taken into consideBtions while preparing this report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW LTD
OEkJt slqhd b, Manoj ch.[kw.r

(@n-tl 0) Pvl Ltd., =Muob.l,
!n il-hrrciatlnlk L,org! <=ri
D.t : 2021.0a.07 l7:52J3 +o5 l0

Auth. S n.

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank 0f Baroda Empanelment No.: ZO :MZ:ADV:46:941

Encl.: Valuation report

www.vostukolo.co.in

Boundaries Building Flat

Norlh 6.00 M Wide Road Flat No. 13

South Adj Plot No. '14 & 15 Marginal Space

East Adi. S. No. 955 Marginal Space

West 6.00 M Wide Road Lift & FIat No. 15
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VALUATION OPINION REPORT

This is to certify that the properly bearing Residential Flat No. Flat No. 14, 4t Floor, "Dwarkadhish Apartment",

Near Manohar Gardens Lawns & Banquet Halls, Govind Nagar, Old Canal Link Rd, Plot No. 16+17, Taluka - Nashik,

District - Nashik, Nashik, 422 009, State - Maharashtra, lndia belongs to Shri. Kalpeshbhai Prabhudas Patel &

Sau. Bhumikaben Kalpeshbhai Patel. Name of Proposed Purchaser is Shri. Vilay Raghunath Patil & Sau. Shital

Vijay Patil.

Considering various parameters recorded, exisling economic scenado, and the information that is available with

reference to the development of neighbourhood and mehod selected for valuation, we are of ttle opinion that, the

property premises can be assessed for this particular purpose at t 52,17,300.00 (Rupees Fifty Two Lakh

Seventeen Thousand Three Hundred Only).

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

taken into considerations while preparing this report.

Hence cerlified

For VASIUKALA CONSULTANTS (l) PW. LTD
oislt ly ,$Ed by M&ol ah.llMr
Oli: d-r,.n.,j Chd{trd, Gv.nlt
con{ltr*! (r) A/L Ltd" d:Mumbd.
mlEm.mj6Enlk ..ds, Gtr
D.r.: 202a.0&07 I 75113 +O5 lO

Auih. tgn.

illanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07 12018110366

Bank Of Baroda Empanelmenl No.: Z0 ;MZ:ADV:46:94'l

Encl.: Valuation report

Boundaries Building Flat

Nom 6.00 M Wide Road Flat No. '13

South Adj Plot No. 14 & 15 Marginal Space

East Adj. S. No. 955 Marginal Space

West 6.00 M Wide Road Lift & Flat No. 15
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Valuation Report: BOB / RO Nashik / Shd. Vijay Raghunath Palil (010370/2307592)

Vastukala Consultants lndia Pvt. Ltd.
4, 1st Floor, Madhusha Elite, Vrundavan Nagar, Jalra - Nandur Naka Link Road, Adgaon, Nashik - 422003

VALUAT|ON REPORT (tN RESPECT OF FLAT)

Since 1989

Page 3 of 28
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General

1 Purpose for which the valuation is made To assess Fair Market Value of the property for Bank Loan

Purpose. ip'&1]$llffiJff:;:X JP6llleqlf

a) Date of inspeclion 07.082offiffi ,ffi t"$,5"1i3 [ouey1

b) Date of which the valuation is made 07.08.2024

3 List of documents produced for perusal:

l) Copy of Notarized Agreement for Sale Dated 03.08.2024 between Shn. Kalpeshbhai Prabhudas Patel & Sau.

Bhumikaben Kalpeshbhai Patel(The Owner) And Shri. Vijay Raghunath Patil & Sau. Shital Vijay Patil(The

purchaser).

ll) Copy of Commencement Certiflcate Document No.LND/ BP/ CD/ 83/ 213/ 1745 Dated 29.06.2012 issued by

Nashik [/unicipal Corporation.

lll) Copy of Occupancy Certificate Document No.NRV/ Cidco/ 1538712205Daled 27.08.2024 issued by Nashik

lVunicipal Corporation.

lV) Copy of Approved Building Plan Document No.Cidco/ 153871 2205 Dated 27.08.2013 issued by Nashik

Municipal Corporation,

4 Name of the owner(s) and his / their address (es)

with Phone no. (details of share of each owner in

case of joint ownership)

Name of Owner :

Shri. Kalpeshbhai Prabhudas Patel & Sau. Bhumikaben
Kalpeshbhai Patel

Name of ProDosed Purchaser :

Shri. Vijay Raghunath Patil & Sau. Shital Vijay Patil

Residential Flat No. Flat No. 14, 4$ Floor, "Dwarkadhish
Apartment", Near Manohar Gardens Lawns & Banquet

Halls, Govind Nagar, old Canal Link *0, ,,01 1t1e. l6+17,
Taluka - Nashik, District - Nashik, Nashik,422 009, State -

Maharashtra, lndia.

Contact Person :

Shri. Viiay Patil (Owne0

Mobile No. 9822587788

Joint Ownership

Details ol ownership share is not available

Vostukolo Consultonts (l) A/t. Ltd.

VASTUKALA An ISO gOOl : 2015 Certilied ComPonY

To,

The Branch ilanager,
B.nk Ol Baroda

RO Nashik

BSN Building, Data Mandir Road, Nashik Road, Nashik

422101
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Valuation RepoIt: BOB / RO Nashik / Shd. Vijay Raghuna$ Patil (010370i2307592)

Since 1989

Page 4 of 28
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5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 4'n Floor. The

composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + WC + Toilet + 2 Passage + Balcony. (2 BHK)
The property is at 9.4 distance from Nashik Road Railway
Station.

Total Lease Period & remaining period (if
leasehold)

6 Location of property

a) Plot No. / Survey No. Plot No - 16+l7New Survey No - 956/ 3+4+6+9121 161 17

b) Door No Residential Flat No. Flat No. 14

c)

d) Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashik

0 Date of issue and validity of layout of approved

map / plan
Copy of Approved Building Plan Accompanying Occupancy

Certifcate No. NRV/ Cidco/15387/ 2205 Dated.27.08.20'13

issued by Exealive Engineer Town Planning Nashik

Municipal Corporation, Nashiks) Approved map / plan issuing authority

h) Whether genuineness or authenticity of approvod

map/ plan is verified

Yes

r) Any other comments by our empanelled valuers

on authentic of approved plan
Yes - lnbmal Change Done on Site Tenace Area is

Converted into 2 Bedroom.

7 Postal address of the property Residential Flat No. Flat No. 14, 4s Floor, "Dwarkadhish
Apa ment", Near Manohar Gardens Lawns & Banquet

Halls, Govind Nagar, Old Canal Link Rd, Plot No. 16+17,

Taluka - Nashik, District - Nashik, Nashik,422 009, State -

Maharashtra, lndia.

8 City / Town City - Nashik

Residential area Yes

Commercial area No

lndustnal area No

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura U rban

10 Coming under Corporation limit / Village
Panchayat / Municipality Nashik Municipal Corporation

11 Whether covered under any State / Central Govt.
enaclments (e.9., Urban Land Ceiling Act) or
notified under agency area/ scheduled area /
cantonment area

Yes

Vostukolo Consultonts (t)A/t. Ltd
VASTUKALA An ISO 9OO I : 20tS Cerlified Compony

C.T.S. No. / Village



Valuation Reporti BOB / RO Nashik / Shd. Vijay Raghunalh Patil (010370/2307592)

Since 1989

Page 5 of 28
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As per site As per Document12 Boundaries of the property

6.00 M Wide Road6.00 M Wide RoadNorth

Adj Plot No. 14 & 15Adj Plot No. 14 & 15South

Adj. S, No. 955East

6.00 M Wide Road6.00 M Wide RoadWest

N. A. as property under consideratton is a Residential Flat in

a building.

Dimensions of the siteIJ

As per ActualsAs per the Deed

Flat No. 13Flat No. 13Norlh

Marginal SpaceMarginal SpaceSouth

Marginal Space Marginal SpaceEast

Lift & Flat No. 15West

13.2 Latitude, Longilude & Co-ordinates of Flat 1 9"58'48,2',N 73"46'38.8',E

Built up Area in Sq. Ft. = 990.00

(Area As Per Notarized Agreement for Sale)

14 Extent of the site

Built Up Area in Sq. Ft. = 990.00
( Area As Per Notarized Agreement for Sale)

Extent of the site considered for Valuation

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

received per month.

Vacant

APARTMENT BUILDING

1 Nature of the Apartment Residential

Location

C.T.S. No

Block No.

Ward No

Nashik Municipal Corporation
Village / l\rtunicipality / Corporation

Residential Flat No. Flat No. 14, 4'n Floor, "Dwarkadhlsh
Apartment", Near Manohar Gardens Lawns & Banquet

Halls, Govind Nagar, old Canal Link Rd, Plot No. 16+17,

Taluka - Nashik, Diskict - Nashik, Nashik,422 009, State -

Maharashtra, lndia

Door No., Street or Road (Pin Code)

ResidentialDescnption of the locality Residential /

Commercial / Mixed

3

VASTUKALA An lso gOOl ; 20.]5 Certified ComPonY

Vostukolo Consultonts (l) Pvt. Ltd.

Adj. S. N0.955

Lift & Flat No. 15

Carpet Area in Sq. Ft. = 758.76

(Area as per Site measurement)

15

il

a



4 Year of Construction 20'13 (As per occupancy certificate)

5 Number of Floors Ground+4UpperFloors

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

7 Number of Dwelling units in the building 4h Floor is having 4 Flats

8 Quality of Construction Good

I Appearance of the Building Good

'10. Maintenance of the Building Good

11 Facilities Available

Lift l Lifr

Protected Water Supply l\,'lunicipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Parkrng

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

ilt Residential Flat

1 The floor in which the Flat is situated 4' Floor

2 Door No. of the Flat Residential Flal No. Flat No. 14

3

Roof R. C. C. Slab

Flooring Vitrified Tile Flooring

Doors Teak Wood / Glass Door

Wooden frame openable widow with M. S. GriilWindows

Fittings Concealed plumbing with C.P. fittings. Casting Capping

Electrical wiring

Finishing Cement Plastering with POP Finished

House Tax

Assessment No NA

Tax paid in the name of NA

NA

E
NA

Meter Card is in the name of NA

6 How is the maintenance of the Flat? Good

IIIIII

rII

Valuation Reporti BOB /RO Nashik / Shd. Vijay Raghunalh Patil (01 0370/2307592)

Since 1989

Page 6 of 28

{ Vostukolo Consultonts (t) A/t. Ltd
VASTUKALA ISO 9001 : 20l5 Certified Compony

Specifications of the Flat

4.

Tax amount

Electncity Service connection No.



Valuation Report: BOB / RO Nashik / Shfi. Vijay Raqhunath Patil (01 0370/2307592)

Since 1989

Page 7 of 28

{ Vostukolo Consultonts (l) A/t. Ltd.

Shri. Kalpeshbhai Prabhudas Patel E Sau. Bhumikaben

Kalpeshbhai Patel

Name of ProDosed Purchaser :

Shri. Viiay Raghunath Patll & Sau. Shltal Viiay Patil

Name of Owner :7 Sale Deed executed in the name of

NAWhat is the undivided area of land as per Sale

Deed?

8

Built Up Area in Sq. Ft. = 990.00

(Area as per Notarized Agreement for Sale)
What is the plinth area of the Flat?o

As per NMC NormsWhat is the floor space index (app.)10

Carpet Area in Sq. Ft. = 758.76

(As per Area actual site measurement)
11 What is the Carpet area of the Flat?

Medium12. ls it Posh / I Class / Medium / Ordinary?

ls it being used for Residential or Commercial

purpose?

Residential Purpose

Vacantls it Owner+ccupied or let out?

{ 1 '1000/-15. lf rented, what is the monthly rent?

tv MARKETABILITY

AverageHow is the marketability?

NA2 What are the faclors favoring for an exba

PotentialValue?

3 Any negative factors are observed which affect

the market value in general?

NA

V Rate

t 46611 to t 74321 per Sq. Ft. on Carpet Area

t 3884/- to { 6193/- per Sq. Ft. on Built Up Area
After analyzing the comparable sale instances,

what is the composite rate for a similar Flat with

same specifcations in the adioining locality? -
(Along with details / reference of at - least two

latest deals / transactions with respect to ad.jacent

properties in the areas)

{ 5,600/- per Sq. Ft.Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after comparing with the specifications

and other factors with lhe Flat under comparison

(give details).

Break - up for the rale3

{ 2,000/- per Sq. Ft.l. Building + Services

t 3,6001 per Sq. Ft.ll. Land + others

{ 45,5001per Sq. M.

i.e. { 4,227l- per Sq. Ft.
Guideline rate obtained from the Registrais Office

for new property (an evidence thereof to be
4

5E
T
TI
t

T

VASTUKALA An ISO gOO l : 201 5 Certified Compony

1

1

2.

enclosed) a



Valuation Reportr BOB / RO Nashik / Shd. Vijay Raghunath Patil (010370/2307592)

Details of Valuation:

Page 8 of 28

Guideline rate(an evidence thereof lo be
enclosed)

t ,14,0151 per Sq. M.

i.e. { 4,089/- per Sq. Ft.

5 Registered Value(if available) N,A,

vt COMPOSITE RATE ADOPTED AFTER
OEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) { 2,000/- per Sq. Ft.

Age of the building 11 years

Life of the building estimated

Depreciation percentage assuming the salvage
value as 10%

'16.500/o

b Total composite rate arnved for Valuation

Depreciated building rate Vl (a) { 1,6704 per Sq. Ft.

Rate for Land & other V (3) ii { 3,6001 per Sq. Ft.

{ 5,270/- per Sq. Ft.Total Composite Rate

III
Estimated Value (t)No Description Qtv Rate per unit ({)

5,270,00Present value of the Flat 990.00 Sq. Ft.

2

3 Showcases

4 Kitchen anangements

5 Superfine finish

6 lntenor Decorations

7 Electricity deposits / electrical fittings, etc.

8

I Potential value, if any

10 Others / Car Parking

Total value of the property 52,17,300,00

Realizable value of the property 49,56,435.00

Distress value of the properly 41,73,840.00

lnsurable value of the property (990.00 X 2,000.00) 19,80,000,00

{
Since 1989

VASTUKALA An ISO 900I : 20't5 Certified Compony

49 years Subject to proper, preventive periodic maintenance

& structural repairs.

Depreciation Ratio of the building

Remarks

Vostukolo Consultonts (t) A/t. Ltd.

52,17,300.001

Wardrobes

Extra collapsible gates / grill wo*s, etc.



Valuation Report: BOg / RO Nashik / Shri. Vijay Raghunath Patl (010370/2307592) Page I of 28

Guideline value of the property (990.00 X 4,089.00) 40,48,110.00

The Market Value of lhe property is based on facts of markets discovered by us during our enquines, however the government

rate value in this case is less than the markel value anived by us. We are of the opinion that the value arrive by us will prove lo

be conect if an Auction of the subject property is canied out. As far as Market Value in lndex ll is concemed, it is nol possible to

comment on same, may be government rates are fixed by sampling during same point of time in part and whereas, Market

values change every month.

ln most of the cases the actual deal amounl or Transaclion 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 transaction value irrespective of any

faclors in market.

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 hat 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 location of the properly. Adjustmenb are usually needed to account for differences as no two
properties are exactly the same. To make proper adjustments when mmparing properties, real estate appraisers must know the

differences between the comparable prope(ies and how to value these differences. The sales comparison approach is

commonly 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 tha purpose of valuation .The Price for similar type of
property in lhe nearby vicinity is in the range of t 4661 .00 to t 7432.00 per Sq. Ft. on Carpet Area / t 3884.00 to { 6193.00
per Sq. Ft. on BuiltUp Area. Considering the rate with attadted report, cunent market conditions , demand and supply position,

Flat size, location, upswing in real estate prices , sustained demand for Residential Flat, all round development of Residential

and Commercial application in the locality etc. We estimate {5,270.00 per Sq. Ft. on Built Up Area for valuation.

lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea-cost / tidal

level must be incorporated) and their effect on

Saleability Average

Likely rental values in future t I 1000/-

Any likely income it may generate Rental lncome

Since 1989

Ct

{r Vostukolo Consultonts (l) Pvt' Ltd
VASTUKALA An lso 9OO'l : 2015 Certified ComPonY

Justification for Price / Rate

Method of Valuation / Approach



Valuaton Repod: BOB i RO Nashik / Shd. Vijay Raghunath Patil (010370/2307592) Page 14 of 28

Above2&upto5Years 95% 9570

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

depreciation is to be considered. However
maximum deducrtion available as per this shall
bs 70% of Market Valu6 rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However
maximum deduction available as per this shall
be 85% ofMa etValu6 rate

@

fr
VASTUKALA | :2O

1

Vostukolo Consultonts (t) A/t. Ltd.



Valuation Report: BOB / RO Nashik / Shri. Vijay Raghunath Patil (010370/23075S2)

Price lndicators

{r Since 1989

Vostukolo Consultonts (l) A/t' Ltd

Property

Source

Floor

Built Up SaleableCarpet

1,050.00 1,260.00875.00Area

20%20YoPercentage

{5,238.00t6,286.00Rate Per Sq. Ft.
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Flat

https:/,riww.99acres.com/

{4,365.00

2 8HK Flat
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Vostukolo Consultonts (l) pvt. Ltd.

Property Flat

Source https://www.99acres.com/

Floor

Carpet Built Up Saleable

ArEa 904.17 1,085.00 1,302.00

Percentage 20%

Rate Per Sq. Ft. 14,661.00 {3,884.00 {3,237.00
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t52,17,300.00 (Rupees Fifty Two Lakh Sevanteen Thousand Threo Hundr.d

Only) .The Realizable Value of the above property is t19,56,435.00 (Rupees Forty Nine Lakh Fifty Six Thousand Four

Hundred Thirty Five Only). The Distress Value is t41,73,840.00 (Rupees Forty One Lakh Seventy Three Thousand Eight

Hundred Forty Only).

Place :Nashik

Date : 07.08.2024

For VASTUKALA CONSULTANTS (l) PVT. LTD.
oiskrry ngh.d by M.ml .dlkerr
Dr!:.Lllllc Cn {r.', EvInl|.r.

ManOi Chalikwar (6,ui."u,,i pr L'd. @.,i,-b.'
Fdhqar.rNr.r d9 eDl

0e 2024 0&07 l7:52:1rt +ot']O

Director Auth. tgn.

tlanol Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/071201 8/1 0366

Bank 0f Baroda Empanelment No.: Z0 :MZ:ADV:46:941

The undersigned has inspected the property detailed in the Valuation Report dated

on

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

(Rupees

onty).

Date

Signature

(Name & Designation of the lnspec{ing fficiaUs)

Countersigned

(BRANCH I/ANAGER)

Enclosures

Declaration-cum-undertaking from the valuer (Annexure-lV) Attached

Model code of mnduct for valuer - (Annexure V)

Since '1989

@

{

VASTUKALA An lso 90o l : 201 5 Certified Compqny
Vostukolo Consultonts (l) P\rt. Ltd.



<s,:sr--.*

*^aut*ts', Itfrtl*al

ValBt or Repo.t BOB / RO Nashik / Shri. Vriay Raghunah Palil (0'1 037012307592)

Actual Site Photoqraphs

Page 10 of 28

{r Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 900I : 20 I 5 Certified Compony

I
i
\
I
Ifr i\Ipr -r

-.47.
>-_

.a

E
I

I
I trl

TI| ...-/

Yq

Since 1989



Vatuation Repod: BOB / RO Nashik / Shri. Vrjay Raghunah Patil (010370/2307592)

Since 1989

Page 11 of 28

o

{r Vostukolo Consultonts (l) h/t' Ltd
VASTUKALA An ISO 900'l : 2015 Certitied ComPonY

\

tbl

I

I

,:&

Actual Site Photoqraphs

I

I
I)t

nr

I

I

L-.-.r

\
\

L, I

r!
I t

L}
-,t



Vabalioo Repo{t BOB / RO Nashik / Shd. Vriay Raghunab Palil (01 0370D307592)

Route Map of the property

Note: Red marks shows the exact location of te property
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Multi-Storied buildinq with Lift
For residential premises / commercial unit / office on above 11oor in multistoried building, the rate mentioned in the ready

reckoner will be increased as under:

reciation Percenta

Since 1989{r

Stamp Duty Ready Reckoner Market Value Rate for Flat 45500

Flat Located on 4h Floor

Stamp Duty Ready Reckoner Ma*et Value Rate (After

lncrease/Decrease) (A)

4s,500.00 Sq. ilk 4,227.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B)

The difference between land rate and building rate(A-B=C) 13,500.00

Percentage after Depreciation as per table(D) 11%

Rate to be adopted after considering depreciation [B + (C X D]l Sq. Mtr. 4,089.00 Sq. Ft.

Rate

a) 0n Ground to 4 Floors No incroase for all floors from ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units located between 5 to 10 floors

c) 1'1 Floors to 20 Floors lncrease by 10% on units located between 11 to 20 floors

d) 21 FlooB to 30 Floors lncrease by 15% on units located between 21 to 30 floors

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

Value in percent after depreciationCompleted Age of Building in Years

Cessed Building, Half or Semi-Pukka

Structure & Kaccha Structure.
R.C.C Structure iother Pukka Structure

100%100%0 to 2 Years

Vostukolo Consultonts (l) A/t. Ltd.

De

VASTUKALA

T

An lso gOOl : 20'l 5 Certified ComPonY
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bullding
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(Annexure.lV)

DEC LARATION.CU M.UNDERTAKING

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

a. I am a citizen of lndia.

b. I will not undertake valuation of any assets in which I have a dhect or indirect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The inlormalion furnished in my valuation report dated 07.08.2024 is true and correcl to the best of my

knowledge and belief and lhave made an impartial and true valuation ofthe property.

d. My engineer Swapnnil Wagh has personally inspected the property on 07.08.2024. The work is nol sub -

conlracted to any other valuer and canied out by myself.

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

f. 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 sudr depanelment.

g, I have not been removed / dismissed tonr service / employment earlhr.

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

i. I have not been found guilty of miscondud in my prcfessional capacity.

j. lhave not been declared to be unsound mind

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

l. I am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (a3 of 1961) and time limit for

filing appeal before Commissioner of lncometax (Appeals) or lncome-tax Appellate Tribunal, as the case may

be has expired, or such penally has been confirmed by lncometax Appellate Tribunal, and five years have not

elapsed after levy of such penalty

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

o. My PAN Card number as applicable is AERPC9086P

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

q. I have not concealed or suppressed any material information, facts and records and I have made a com
and full disclosure

e
Since 1989

{ Vostukolo Consultonts (t) hrt. Ltd
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r. lhaveread 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.

s. I have read the lntemational Valuation Standards (lVS) and the report submitted to the Bank for lhe respective

asset 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.

t. 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)

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

v. lam a Valuer, who is competent to sign this valuation report.

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

x. Further, I hereby provide the following information.
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{

No. Particulars Valuer comment

background information of the asset being
valued;

The property under consideration is being purchased by Shri. Vijay
Raghunath Patil & Sau. Shital Vijay Patil from Shri. Kalpeshbhai
Prabhudas Patel & Sau. Bhumikaben Kalpeshbhai Patel vide Nolarized
Agreement for Sale dated 03.08.2024.

purpose of valuation and appointing authonty As per the request from Bank 0f Baroda, R0 Nashik to assess Faii
Market Value value of the property for Bank Loan purpose

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

Mano.i Chalikwar - Regd. Valuer
Swapnnil Wagh - Valuation Engineer
Binumon Moozhickal - Technical Manager

Rishidatt Yadav - Technical fficer

4 disclosure of valuer interest or conflict, if any; We have no interest, either direcl or indirect, in the property valued.
Further to state that we do not have relation or any connection with
property owner / applicant direcuy or indirectly. Further to state that we
are an independent Valuer and in no way related to property owner /
applicant

5 date of appointment, valuation date and date

of report;

Date of Appointment - 05.08.2024
Valuation Date - 07.08.2024

Date of Report - 07.08.2024

6 inspeclons and/or investigations undertaken;

7 nabre and sources of he information used oI
relied upon;

Market Survey at the time of site visit

Ready Reckoner rates / Chcle rates

Online search for Registered Transaclions

Onllne Price lndicators on real estate portals

Enquiries with Real estate consultants

Exisling data of Valuation assignments carried out by us

8 Procedures adopted in canying out the
valuation and valuation standards followed;

Sales Comparative 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 of this valuation. The valuer

has no pecuniary interest that would conflict with the proper valuation of
the property.

10 major faclors that were taken into account
during the valuationi

current 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 Commercial
application in the locality etc.

major factors that were not taken into account
during the valuation;

Caveats. limitations and disclaimers lo the
extent they explaln or elucidate the limitatjons
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.

Attached

Vostukolo Consultonts (t) A/t. Ltd.
VASTUKALA An ISO 900] : 2015 Certified Compony
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Physical lnspection done on - 07.08.2024

11

12
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Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 7th August 2024 and does not take into

account any unforeseeable developments which could impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we

identify certain limitalions to our investigations, this is lo enable the reliant party to instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Nashik Branch (VCIPL) is not liable for any loss

occasioned by a decision not to conduct further investigations.

lnformation Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to be correct and has

been used for appraisal exercise, Where it is slated in the report that another party has supplied information to VCIPL, this

information is believed to be reliable but VCIPL can accept no responsibility if this should prove not lo be so.

Future Matters

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

eslimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not wanant that

such statements are accurate or conect.

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 with such matters.

Propefi Title

Since 1989

o

{r Vostukolo Consultonts 0) A/t. Ltd
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Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing

valuation advice because some matters are not capable of accurate calculations or fall outside the scope of our experlise, or

out instruclions. The reliant party accepts trat the valuation contains certain specific assumptions and acl$o dedge and accept

the risk of that if any of the assumptions adopted in lhe valuation are inconec{, then this may have an effect on the valuation.

Site Details

Based on inputs received from Client's representative and site visit conducted, we undarstand that the subject

property is Residential Flat, admeasuring 990.00 Sq. Ft. Built Up Area in the name of Shri. Kalpeshbhai Prabhudas Patel

& Sau. Bhumlkaben Kalpeshbhai Patel. . Name of Proposed Purchaser is Shri. Vllay Raghunath Patll & Sau. Shital Vllay

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

the appraisal.
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Based on our discussion with the Client, we understand that the subject property is owned by Shri. Kalpeshbhai

Prabhudas Patel & Sau. Bhumikaben Kalpeshbhal Patel. Name of Proposed Purchaser is Shri. Vijay Raghunath Patil &

Sau. Shltal V[ay Patil.For the purpose of this appraisal exercise, we have assumed that the subject property has a clear title

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 litle. 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

prcposed environmental law and any processes which are canied out on the property are regulated by environmenlal legislatron

and are properly licensed by the appropriate authorities.

Area

Based on the information provided by the Client's representative, we understand that the Residential Flat,

admeasuring 990.00 Sq. Ft. Buih Up tuta.

Condition & Repair

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

nor archaeological remains present which might adveBely affect the curent or future occupation, development or value of the

property. The property is free from rat, infestation, structural or latent defect. No currently known deletenous or hazardous

materials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and

mmments made in the property details do not purport to express an opinion about, or advise upon, the condition of uninspected

parts and should not be taken as making an implied representation or statement about such parts.

Valuation Methodology

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

and proposed Highest and Best Use model is used for analysing development potential.

The Direct Compadson Approach involves a mmparison of the property being valued to similar properties that have

aclually 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 competitive market and is

particularly useful in estimating he value of he Flat and properties that are typically traded on a unit basis.

ln case of inadequate recent transaction 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. This percentage would

then be adopted to project the cunent value of the same.

Where reliance has been placed upon extemal sources of information in applying the valuation methodologies, unless
otheMise specilically instructed by Client and/or stated in the valuation, VCIPL has not independenfly verified that information
and VCIPL does not advise nor accept it as reliable. The person or entity to whom the report is addressed acknowledges and

{

(o

Since 1989

Vostukqlo Consultonts (t) A/t. Ltd
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accepts the risk that if any of the unverified information in the valuation is incorrect, then this may have an effect on the

valuation.

Not a Structural Survey

We slate that this is a valuation reporl and not a slructural survey.

Other

All measurements, areas and ages quoted in our report are approximate.

Legal

We have not made any allowances with respect lo any existing or proposed local legislation relating to taxation on

realization of the sale value of the subiect 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 question, unless arrangement has been made thereof. Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise.

Property specifi c assumptions

Based on inputs received from the client and site visit conducted, we understand that the subject property is

Residential Flat, admeasuring 990.00 Sq. Ft. Built Up Area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal nalure affec{irq $e property appraised or the title thereto, nor do we

render our opinion as to the title, which is assumed to be good atd marketable.

2. The property is valued as though under responsiUe orvneship.

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

4. lt is assumed that there are no hidden or unapparent conditions of lhe subsoil or structure lhat would render it mole or

less valuable. No responsibility is assumed for such mnditions or for engineering that might be required to discover

such factors.

5. There is no direcU indirect interest in the property valued.

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

Since 1989

@
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

i. A vaiuer shaii, in the conriuct oi hisiiis business, foiiow high siandarris oi integrity anrj fairness in aii hisiits

dealings with his/its clients and other valuers.

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

3. A valuer shall endeavour to ensure that he/it provides true and adequate informalion and shall not misrepres€nt

any facts or situations.

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 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 independent professional judgment.

7. A valuer shall carry out pmfessional services in accordance with he rcbvant technical and professional standards

lhat may be specified from time to tire.

8. A valuer shall mntinuously maintain pmfessional knowledge and *illto provide competent professional service

based on up-todate developments in practice, gevailing regulations / guidelines and techniques.

9. ln the preparation of a valuation report, the vduer shall not disdaim liability for his/its expertise or deny his/its duty

of care, except to ttte extent that the assumdftms arc based on statements of fact provided by the company or its

auditors or consultants or information available in public domain and not generated by the valuer.

10. A valuer shall nol carry out any instruction of the client insofar as lhey are incompatible with the requirements of

integrity, obiectivity and independence.

11. A valuer shall clearly state to his client the services that he would be mmpetent 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

anangement 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 decisions are made

wiihout the presence of any bias, coniiict of interest, coercion, or unciue infiuence oi any party, whether tiireciiy
connected to the valuation assignmenl or not.

13 4 valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not independent in
terms of association to the company.

o

Since 1989
{ Vostukolo Consultonts (t) pvt. Ltd
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of extemal inlluences.

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 secunties ot any subject mmpany after any time when he/it lirst becomes aware ot the

possibilily 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 eadier.

17. A valuer shall not indulge in 'mandate snatching' or offering 'convenience valuations' in order to cater t0 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 ttrere has been a prior engagement

in an unconnected transaction, the valuer shall declare the association with the company during the last five

years.

Confidentialig

20, A valuer shall not use or divulge to other clients orany other par$ any confidential information about the subject

company, which has come to his / itsknowledge 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 wdtton contempoftrneous 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

actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations carried out by the

authority, any person authorised by the authority, the registered valuers organisation with which heiit is

registered oI any other statutory regulatory body.

23. A valuer shall provide all information and records as may be requhed by the authority, the Tribunal, Appellate

Tribunal, the registered valuers organisation with which he/it is registered, or any other stalutory regulatorybody.

24. A valuer lvhile respecling the conlidentiality of inforination acquiled during the csu,'se cf perfcn'ning prcfessiona!

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.

{r Since '1989

@
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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 ?elative' shall have the same meaning as defined in

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

26. valuer shall not otfer 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 himsetf / itsetf, or to obtain or retain an advantage in the conduct of

profession for himself / itself.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a reasonable

reflection of the work necessarily and pmperly undedaken, and is not inconsistent with the applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are disdosed in a written contract with the

percon to wtrom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely t0 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

discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking to revifl lhe wo* of another valuer of the same client except under

written orders from ttre bank or housing fnance instifutions and with knowledge of the concemed valuer.

32. A valuer shall follow this mde as amended or revised from time to time.

For VASTUKALA CONSULTANTS (l)
Disn rt ngn.d b, M.m, dal*,!,

Manoj Chalikwar coBn tu 0 Prr Ld. @-i^,r6.r.
d.j-D.ol.'J.nul.hrg!.-rx
o.r.: 202a.0!.07 17:5r:a! +0930

Director Auth. S n

I$anoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07 120181 10366

Bank Of Baroda Empanelment No,: Z0 :MZ:ADV:46:941

Since 1989

@

{ Vostukolo Consultonts (l)Pvt. Ltd :\
VASTUKALA An ISO 9001 : 2015 Certified Compony

Remuneration and Costs.

PVT. LTD.
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o MsME Reg No: UUYAM-MH-ltt-Ou65bl.
An lso 9ool r 2015 Certifted Compan:

CIN: U74I2OMH2OIOPTC2O786{
{I

VASTUKALA

Valuation Report of the lmmovable Property

Details of the Dropertv under consideration:

Name of Proposed Purchaser : Mr.Vishwas Antu Sangale & Mrs.illirabai Antu Sangale

Name of Owner : Iil/s,Bhamare Builders

Residential Flat No. 18, 5s Floor, "Darpan Pride Apartmont", Behind Garva Misal, Plot No. 3,

Ashwamegh Nagar, Village - Makhmalabad, Taluka - Nashik, District - Nashik, Nashik,422004, State

- Maharashtra, lndia.

lntended User:

Bank Of Baroda
RO Nashik

BSN Building, Data Mandir Road, Nashik Road, Nashik 422101

www.vostukolo.co.in

t

a

a

IE .F
Ill s

'-
II

o

Vastukala Consultants (l) Pvt. Ltd.

-I
-f.t-r -/

Latitude Lonqitude : 20"2'38.E"N 73'47'24.1"E

d if$i:LHih1,11i3lll;lli'lj'l'r, rr. *urruri.rror rouuo et-oor' u/a rtoor' eooMERANG' chondivori Form Roqd'

Powoi, Andheti €ost, Mumbol :400072, (M.s), lndlo
Our Pan lndia Presence at :

Noncled g r}lone Ahm€dobod goslhaNcR I +t122 
'7Ll!l!I Humboi 9 Noshlk Ro8ot Rolpur I mumDolov'rkfiolo'co'h

I Auror€obod 9 Pune lrdor€ ! JoiPU, e 'w'IE 
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@ MSML. Reg No; UDYAM'MH-lU-ot)Bsbl,
An ISO 9OOl : 2Ol5 Certified Companl

CIN: U74I2OMH2OlOPTC2O786!
{I

Page 2 ol28

vastuNashiu0S/2024i01 0368/2307596
08/19-744CBS

Date:07 .08.2024

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 18, 5'n Floor, "Darpan Pride Apartment", Behind

Garva Misal, Plot No. 3, Ashwamegh Nagar, Village - Makhmalabad, Taluka - Nashik, District - Nashik, Nashik,

422004, Slate - Maharashtra, lndia belongs to ll/s.Bhamare Builders, Name of Proposed Purchaser is

ITr.Vlshwas Antu Sangals & rs.Mlrabal Antu Sangale.

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

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this parlicular purpose at t 3*,a5,200.00 (Rupees Thirty Four Lakh Forty

Five Thousand Two Hundred Only).

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

taken into considerations while preparing this repofi.

Hence certified

For VASTUKALA CONSULTANTS (l) PVT. LTD.
Oign Iydo.'.dbyM.noJCtulrl r
0r: d rtLBi O'dltw.,. o_v.turr.

Manol LnallKwar (dsr-r 0) 
'n 

Ld . ca{tr'6d
orErEEiffrnlir.d9, cxi
orra 2o2,t.o&6 1021:15 +o5 lo

Direclor Auth. S n

Manoj Chalikwar

Govt. Reg. Valuer

Charlered Engineer (lndia)

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

Bank Of Baroda Empanelment No.: Z0 :MZ:ADV:46:94'1

Encl.: Valuation report

Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in

Building Flat

North Plot No.6,7 and 8 Side Margin

South 15.00 Meter DP Road Flat N0.19

East Plot No.4 Side luargin

West Plot No.2 Flat N0.17

l'-

l'aoalilt 4,lst Floor, Modhu6ho Ellta, vrundovon Nogor, Jotro Nondu Noko ttnl Rood,
Adgoon, Noshlk-422003 (M.S.), rNora
Emol[ noshlt@vostukolo..co.hl Tct : +91263 4068262/98903 80564

Our Pan lndia Presence at:
Nonded 9 none Ahm€dobod 9O€lhlNCR

9 f4umbol I Noshik Roikoi Rolpur
. Aurongottod OPune rnoore . Jopur

ncgd. oftlce
BFOOI, U/8 Floor. 8ooMERANG, Chondivoli Form Rood,
Powoi, Andhori Eost Mumbol :400072, (M.S), tndio

I +el22arallltt
I murhlolcDvo.tukolo.co.ln
6I www.votlukold.co.ln

VASTUKALA

Boundaries
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(o MSME Reg No: UDYAM-MH-I8-0083617
An ISO 9OOl r 2Ol5 Certified company

CIN: U74I2OM H2OlOPTC2O7869{rI
VASTUKALA Page 2 of 28

Vastu/Nashiuo8/2024i01 0368i2307596
08/19-74€CBS

Date:07.08.2024

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flal No. 18, 5* Floor, "Darpan Pride Apartment", Behind

Garva Misal, Plot No. 3, Ashwamegh Nagar, Village - Makhmalabad, Taluka - Nashik, District - Nashik, Nashik,

422004, State - Maharashtra, lndia belongs to ll/s.Bhamare Builders. Name of Proposed Purchaser is

llr.Mshwas Antu Sangale & Mrc,Mhabai Antu Sangale.

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

reference to lhe development of neighbourhood and metfrod selec'ted for valuation, we are of the opinion that, the

property premises can be assessed for his particular purpose at t 3a,45,200.00 (Rupees Thirty Four Lakh Fo y

Five Thousand Two Hundred Only).

The valuation of the property is based on the dooments produced by the concem. Legal aspects have not been

taken into considerations while preparing this repod.

Hence certffied

For VASTUKALA CONSULTANTS (l) PVT. LTD
ogrorr.t'.d t M.rci (hJ,r*r'
DN. 6-nxror OxtlE, o-v.*r.b

Manol Lhalll(war codhs 0r p8 tld" d,.{.,'$.'.
- ''' _ Grdt6rEar&drragc4r

o.lc 2024rG06 I o2!it +053d

Director Auth. ign

Manol Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8i 1 0366

Bank Of Baroda Empanelment No.: Z0 :MZ:ADV:46:941

Encl.: Valuation report

Vastukala Consultants (!) Pvt. Ltd.

www.vostukolo.co.in

Building FlatBoundaries

Plot No.6,7 and 8 Side MarginNorth

Flat No.'19South '15.00 Meter DP Road

Side MarginPlot No.4

Flat No.'17West Plot No.2

EEEE

d

9

Loal c 4, lst Floor, Mo<lhuiho Ellta, Vrun<lovon Nogot Jotro Nondu Nolo LInl Roo4
Adgoon, N$htt-422003 (M.s.), NDra
Erno nolhit@volruloro.co.inl rol : + g! 253 4068202/98903 8058{

Our Pan lndia Presence at:
No..l€d 9ltro.r6 ahnEdobod 0 O€hi NCR

o raulhboi Q r{o.trlk RoBot Fob,
:: AJrorEobod I Prn€ lndor€ 

': 
Jopu.

Regd. ofrlc.
B1-001, U/B Floor, 800MERANG, Chondivoli Form Rood
Powoi, Andh€ri Eost, t umbol:400072, (M s), lndao

I +01 22 arlr9ler
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Valuation Reponi BOB / RO Nashil / Mr.Vishwas Antu Sangale (010368/2307596)

Vastukala Consultants lndia Pvt. Ltd.
4, 1st Floor, Madhusha Elite, Vrundavan Nagar, Jatra - Nandur Naka Link Road, Adgaon, Nashik - 422003

To,

The Branch Manager,

Bank Of Baroda

RO Nashik

BSN Building, Data Mandir Road, Nashik Road, Nashik

422101

VALUATION REPORT (IN RESPECT OF FLAT)

Page 3 of 28

General

I Purpose for which the valuation is made To assess Fair Ma*et Value ofthe property for Bank Loan

Purpose.

a) Date of inspection 07.08.2024

b) Dale of which the valuation is made 07.08.2024

3 List of documents produced for perusal:

l) Copy of Notarized Agreement br Sale between M/s.Bhamare Builders (The Developers) And Mr.Vishwas

Antu Sangale & Mrs.Mirabai Antu Saryale(The purchaser).

ll) Copy of Commencement Certificate No.LND/BP/C2I39212021 Daled 15.09.2021 issued by Nashik Municipal

Corporation.

lll) Copy of Occupancy Certificate No.Javak No.NRV/C2I3195712024 Oaled 27.06.2024 issued by Nashik
Municipal Corporation.

lV) Copy of RERA Certificate No.P51600051892 Dated 07.07.2023 issued by Maharashtra Real Estate
Regulatory Authority.

V) Copy of Building Plan Document No.C2139212021 Dated '15.09.2021 issued by Nashik Municipal Corporation.

4 Name of the owner(s) and his / their address (es)

with Phone no. (details of share of each owner in

case of joint ownership)

fi Srnce 1989

An ISO 9001 : 20I5 C€rlified ComlTUXALA
il

Name of Owner :

M/s.Bhamare Builders

Name of Proposed Purchaser :

Mr.Vishwas Antu Sangale & Mrs.Mirabai Antu Sangale

Residential Flat No. 18,5'n FIoor, "Darpan Pride
Apartment", Behind Garva Misal, Plot No. 3, Ashwamegh

Nagar, Village - Makhmalabad, Taluka - Nashik, District -

Nashik, Nashik,422004, State - lVaharashtra, lndra.

n

(Proposed Purchaser)

2399557

Joint 0wnership

Details of ownership share is not available

tt 
,

2



Valuation Repo(: BOB / RO Nashik / Mr.Vishwas Antu Sangale (010368/2307596) Page 4 of 28

5 Brief description ofthe property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 5'' Floor, The
composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + Bathroom + WC + Passage + Balcony. (2 BHX)
The property is at '15.4 Km distance from Nashik Road
Railway Station.

5a Total Lease Period & remaining period (if
leasehold)

6 Location of property

a) Plot No. / Survey No Plot No - 3New Survey No - 3912141213913

b) Residenlial Flat No. '18

c) C.T.S. No. / Village Village - Makhmalabad

d) Ward i Taluka Taluka - Nashik

e) Mandal/ District District - Nashik

0 Date of issue and validity of layout of approved

map / plan

No.C2139212021 Dated.l 5/09.2021 Nashik Municipal

Corporation

s) Approved map / plan issuing authority

h) Whether genuineness or authenticity of approved

map/ plan is venfied

Yes

i) Any other comments by orr empanelled valuers

on authentic of approved plan

No

7 Postal address of the property Residential Flat No. 18, 5'n Floor, "Darpan Prido
Apartment", Behind Garva Misal, Plot No. 3, Ashwamegh

Nagar, Village - Makhmalabad, Taluka - Nashik, District -

Nashik, Nashik,422004, State - Maharashtra, lndia.

I City / Town City - Nashik

Residential area Yes

Commercial area No

lndustnal area No

Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

10 Cggnifig under Corporation timit / Village

{4.n J'aff ffiiry16;11-'g65711 !t
vit malabad

N Corporation

1 lvat tll*dhercoverdunderdrryffi lee-tf rdGd4r"r
enactments (e.9., Urban Land Ceiling Act) or
notified under agency areal scheduled area /
cantonment area

I
ES

12 Boundaries of the property As per site As per Document

/

Door No.



Valuation Report: BOB / RO Nashik / Mr.Vishwas Antu Sangale (010368/2307596) Page 5 of 28

Norlh Plot N0.6,7 and 8 Plot N0.6,7 and 8

South 15.00 Meter DP Road 15.00 Meter DP Road

East Plot No.4 Plot No.4

West Plot No.2 Plot No.2

13 Dimensions of the site N. A, as property under consideratron is a Residential Flat in

a building.

As per the Deed As per Actuals

North Side l\ilargin Side Margin

South Flat N0.19 Flat N0.19

East Side lvlargin Side Margin

West Flat No.17 Flat N0.17

13.2 Latitude, Longitude & Co+rdinates of Flat 20'2'38.8',N 7 3" 47', 24.1' E

14 Extent of the site Carpet Area in Sq. Ft. = 643.29
(Area as per Site measuremenl)

Carpet Area in Sq. Ft. = 638.00

(Area As Per Notarized Agreement for Sale)

Built Up Area in Sq. Ft. = 701.80

(Carpet Area + 10%)

15 Extent of the srte considered for Valuatron Garpet Area in Sq. Ft. = 638.00
( Area As Per Notarized Agreement for Sale)

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

received per month.

Vacant

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C.T,S. No.

Block No.

Ward No.

ufr* / lVunicipality / Corporation

II
vit labad,

CorporationN

-

rlrgot tlo., Street 0r H0a0 ftt?lllojfi€lzo r s ce.',t'ea co-
I

Re\-tnfr{,/Ftat No. 18,5'n Ftoor, "Darpan Pride
Apartment", Behind Garva Misal, Plot No. 3, Ashwamegh

Nagar, Village - Makhmalabad, Taluka - Nashik, District -

Nashik, Nashik,422004, State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

l/,



Valuation Reporli BOB / RO Nashik / Mr.Vlshwas Antu Sangale (010368/2307596) Page 6 of 28

4 Year of Construction 2024 (Approx.)

Number of Floors Ground+6UpperFloorc

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

7 Number of Dwelling units in the building 5m Floor is having Flats

8 0uality of Construction

I Appearance of the Building Good

10. l\ilaantenance of the Building Good

Facilities Available

Lift Not Provided

Protecled Water Supply Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Parking

Yes

ls pavement laid around the Building Yes

ilr Residential Flat

I The floor in which the Flat is situated 56 Floor

2 Door No. of the Flat Residential Flat No. 18

Specifications of the Flat

R. C. C. SlabRoof

Flooring Vitrified Tile Flooring

Doors Teak Wood / Glass Door

Windows Wooden frame openable widow with M. S. Grill

Fittings Concealed plumbing with C.P. fittings. Casting Capping

Electrical wiring

Finishing Cement Plastenng

4 House Tax

Assessment No. Details Not Provided

TgLFid in the name of rovided

o{ailsr*ot$viaeo{/r rrou

5
IJJXALA .. ^ An lSO9OOl : 20 r 5 Cerlrtled Com
EECmOT SerVrCe COnneC0On NO. oetllsto/provided

l\ileter Card is in the name of Details Not Provided

6 How is the maintenance of he Fla0 Good

Voslukolo Consultonts (l) R/t. Ltd

/

5.

Gooci

11.

ls Compound wall existing?

3.



Valuation Report BOB / RO Nashik / Mr.Vishwas Antu Sangale (0'10368/2307596) Page 7 ol28

Mr.Vishwas Antu Sangale & Mrs.Mirabai Antu Sangale

Name of Owner :

Name of Pro ed Purchaser
M/s.Bhamare Builders

7 Sale Deed executed in the name of

NA8 What is the undivided area of land as per Sale

Deed?

Built Up Area in Sq. Ft. = 702.00

(Carpet Area + 100/o)

I What is the plinth area of the Flat?

As per NMC NormsWhat is the floor space index (app.)10.

Carpet Area in Sq. Ft. = 643.29

(As per Area actual site measurement)

Carpet Area in Sq. Ft. = 638.00

(As Per Area Notarized Agreement for Sale)

What is the Carpet area of the Flat?11.

ls it Posh / I Class / Medium / Ordinary? Medium12

Residential Purposels it being used for Residential or Commercial

purpose?

Vacant14 ls it Owneroccupied or let out?

{NA15. lf rented, what is the monhly rent?

IV MARKETABILITY

Good1 How is the marketability?

NA2 What are the factors favoring for an exlm
Potential Value?

NAAny negative factors are observed whict affect
the ma*et value in general?

V Rate

1 After analyzing the 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 respect to adjacent
properties in the areas)

{ 4799/- to { 75001 per Sq. Ft. on Carpet Area

{ 33341 to { 6250/- per Sq. Ft. on Built Up Area

t 5,400/- per Sq. Ft.2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after comparing with the speciflcations

factors with the Flat under comparisonarpldrer

$le deta 1989

3'vrr fimah- An ISO 9O0l : 2Ol5 Cernlied

{ 2,000/- per Sq. Ft.l. Building + Services

{ 3,4001 per Sq. Ft.ll, Land + others

Srw^\]rtt 9(Jt tsull\Jr llD U, rvr. Lr\J

L

13.

3.

\7



Valuation Report: B0B / RO Nashik / Mr.Vishwas Antu Sanqale (010368/2307596)

Details of Valuation:

Page 8 of 28

Guideline rate obtained from lhe Registra/s ffice
for new property (an evidence thereof to be

enclosed)

t 25,280/- per Sq. M.

i.e. { 2,3491 per Sq. Ft.

Guideline rate(an evidence thereof to be

endosed)

N.A. Age of Property below 5 year

N.A.5 Registered Value(if available)

VI CoillPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) t 2,000/- per Sq. Ft.

Age of the building Less than 1 year

60 years Subject to proper, preventive periodic maintenance

& strucfural repairs.

Life of the building estimated

N.A. Age of Property below 5 yearDepreciation percentage assuming the salvage

value as 10%

b Total composite rate anived for Valuatron

{ 3,400/- per Sq. Ft.Rate for Land & other V (3) ii

Total Composite Rate

Rema*s NA

T

II

Estimated Value (t)otv Rate per unit (t)No. Description

5,400.00 s4,45,200.001 Present value of the Flat

2 Wardrobes

3 Showcases

4 Kitchen anangements

Superfine linish

6 lnterior Decorations

7 Sfnnecity (aosis / eleclncal littings, etc.

)8 fira col

I Potential value, if any

10 Others / Car Parking

34,45,200.00Total value of the property

32,72,910.00Realizable value of the property

\./'rst,,rkn!c, C,)n:'.rlfcnls (l) Art. Ltd

/

4.

Depreciation Ratio of the building

Depreciated building rate Vl (a) { 2,0001per Sq. Ft.

t 5,400/- per Sq. Ft.

638.00 Sq. Ft.
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Justification for Price / Rate

The Market Value of the property is based on facts 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 arrive by us will prove to

be correct if an Auction of the subject property is carried out. As far as Market Value in lndex ll is concemed, it is not possible to

comment on same, may be governmenl rales are fixed by sampling during same point of time in part and whereas, Market

values change every month.

ln most of the cases the actual deal 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 transaction value irrespective of any

factors in market.

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 fealures wilh 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 location of the property. Adjustments are usually needed to account for differences as no two

properties are exactly 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

commonly 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 of { 4799.00 to { 7500.00 per Sq. Ft. on Carpet Area / { 3334.00 to { 6250.00

per Sq. Ft. on Builtup Area. Considering the rate with attached report, current market conditions , demand and supply position,

Flat size, location, upswing in real estate prices , sustained demand for Residential Flat, all round development of Residential

and Commercial application in the locality etc. We estimate {5,400.00 per Sq. Ft. on Carpet Area for valuation,

Distress value of the property 27,56,160.00

lnsurable value ofthe property (701.80 X 2,000.00)

Guideline value ofthe property (701.80 X 2,349.00) 16,48,528.00

lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea-cost / tidal

level must be incorporated) and their effect on

Saleability Good

Likely re1!il fllues, inluture NA

Relnny lit<elt'income

14,03,600.00

Method of Valuation / Approach

l/.

(l) A/t. Ltd.
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Actual Site Photoqraphs
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ActualSite Photoqraphs
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VASTU(ALA AniSO900l r 20 I5 C€rtiried Compony

\
I

J:

t1
I
itr ,/

ri
rrr

Vostukolo Consultonts (l) Ad. Ltd.



Vatuation Report; BOB / RO Nashik / Mr.Vishwas Antu Sangale (010368/2307596) Page 12 ol28

Route Map of the propertv

Note: Red marks shows the exact location of the property

An ISO 9@l :2015 C€rlifi€d Cornpony

fi
VASTUXALA

Lonqitude Latitude: 20"2'38.8"N 73'47'24.1 "E

Note: The Blue line shows the route to site distance lrom nearest Railway Station (Nashik Road - 15.4 Km)
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Readv Reckoner Rate

@ Department of Registration and Stamp
Government of Maharashtra

+iEuft qEdmfrqFr
T6rtrgqns{

{t
db

Annual Statement of Rates Ver. 2.0

( Erqr{{il Tr qro .rn{s z.o I

Home valuation Guldelines I Urer Manual

La,{uago E

Entor Sulsy No Eq

irfftlr

a1-z- :I- -=via-

g.fi
r{lrr

:7: :

frrrff
qqBGr ,ff{ 1pri ffiCI lnFE

(Rr.4
Attrbut

3'60C, 35370 3950(' I + r'|i
;77

Stamp Duty Ready Reckoner l\,larket Value Rate for Flat 31600

Decrease by 20% on Flat Located on 5' Floor 6320

Stamp outy Ready Reckoner Market Value Rate (After

lncrease/Decrease) (A)
25,280.00 Sq. Mtr. 2,349.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B) 8700

The difference between land rate and building rate(A-B=C) 16,580.00

Percentage after Depreciation as per table(D) 100%

Rate to bo adopted aftar considering depreciation [B + (C X D)l 25,280.00 Sq. lrltr. 2,349.00 Sq. Ft.

mercialv'ustJi(uiu,-on5LIrl]fii's (r/ l:f,,;. Lrd

Buildinq ri havinalift
Tht r.ffis r..br.

989

nit / office in such buildrng on above floor

Floor on which flat is Located Rat€ to be adopted

a) Ground Floor / Stilt / Floor 100%

b) First Floor 950/"

c) Second Floor 90%

d) Third Floor 85"i

t/
d

l/

whe rcqBnrerism o I epen rng u 00J

Ycat :::;,:::!

Scarch By .Survly t{o
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e) Fourth Floor and above 80%

Srnce 1989

{

Completed Age of Building in Years Value in percent after depreciation

R.C.C Structure / other Pukka Structure Cessed Building, Half or Semi-Pukka
Structure & Kaccha Structure.

0 to 2 Years 100% 100%

Above2&upto5Years 950/0 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 70% of lllarket Value rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However
maximum deduction available as per this shall

be 85% of Market Value rate

VAS'TUKALA An ISO 9O0l :2015 Cerlitl€d Compony

Vostukolo Consultonts (l) A/t. Ltd.
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Price lndicators

Property Residential

Source magic bricks

Floor

Carpet Built Up Saleable

Area 865.00 1,038.00 1,245.60

Percentage 204/0 20Yo

Rate Per Sq. Ft. {5,202.00 14,335.00 {3,613.00

Clarrar fur-,

mogicbricks asdeo'w fr.r,

,*t Prin C got Off

vostukolo consultonls (l) Pvt. Lto
VASTUXALA Pr1 ISO 90Ol r 201 5 Cerri,ied Compony

.t tlE
L

t.

-

I

Fid rh.rigrr Prot !lt..Ire lrtrosoffi nr.r,!ll.ttllrl I raqt.t
#r - Lg P?in.
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Property Residential

Source magic bricks

Floor

Carpet Built Up Saleable

Area 680.00 816.00 979.20

Percentage 200/o 200/o

Rate Per Sq. Ft. {5,397.00 t4,498.00 {3,748.00

{
$nce 1!)89

Co.i.d Ag.rr

136.7 Lac

t kt

LI

I

!h

rno6icbricks *ry- nc- S.a - oHorna Ldr - H

VASTUXALA An lso 9m1 : z)I5C€tlifiedCdrpnry
Vostukolo Consultonts (l) Ar. Ltd.
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Property Residential

Source magic bricks

Floor

Carpet Built Up Saleable

Area 600.00 720.00 864.00

200/o 20Yo

Rate Per Sq. Ft. {7,500.00 T6,250.00 <5,208.00

{
Srnce 1989

145 0 Lac

( )Coarta OinI]

VASTUKALA An ISO 9OOl : 2Ol5 Certifiod Cohpony

t

Percentage

mogicbricks t_t

C.r Ftat,E I br.,l!
r.llr t xE PriYr.

tE aElJliay n-nart Ovdrr P.frri- ,.rr Errr. C SOt (rf

l

Vostukolo Consultonts (l) Art. Ltd.
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Property Residential

Source magic bricks

Floor

Carpet Built Up Saleable

Area 1,042.00 '1,500.00

Percentage

Rate Per Sq. Ft. {4,798.00 t3,333.00

{r Smce 1989

C.o',rnd (Out o{ 2
Floora)

(

)('r ftino O 5Ot Off

VASTUXALA An ISO 9OOl : 2OI 5 Cslitird Conpony

LiE Yd.o C.trSh..lfa. Flpaai-
Cowlrr ricowah olrrrrt

cd Ga arfgdtt qtr L5..dtap
ftr.a.. ! YB ptin

mo6icbricks rt

l

I

Vostukolo Consultonts (l) Art. Ltd.
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is {34,115,200.00 (Rupees Thirty Four Lakh Forty Five Thousand Two Hundrod

Only) .The Realizable Value of the above property is t32,72,940.00 (Rupees Thirty Two Lakh Seventy Two Thousand

Nine Hundred Forty Only). The Distress Value is t27,56,160.00 (Rupees Twenty Seven Lakh Fifty Six Thousand One

Hundred Sixty Only).

Place :Nashik

Date : 07.08.2024

For VASTUKALA CONSULTANTS (l) PW. LTD
Olgrrlly ngn.d by M.noj <hrllkwar
O{ .h V.nor(h.lrlv.,. o Vretuk!|,

Manoj Chalikwar 3::i*:l,"ll[I;;,lj.T;l:i:-
D e lo2a o3.oa ro:r.:or +o5 ro

Direclor Auth. tgn.

anoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank Of Baroda Empanelment No.: ZO :MZ:ADV:46:94'l

The undersigned has inspected the property detailed in the Valuation Report dated

0n We are satisfied that the fair and reasonable market value of the property is

(Rupees

only).

Date
Signature

(Name & Designation of the lnspecting fficiaUs)

Countersigned

(BRANCH |\TANAGER)

Enclosures

DeclagprP-cum-undertaking from the valuer (Annexure-lV) /-\ Attached

Attached\/':ta- 1.,i,.(:l :: ^cpilr. iii:rr is , ) A/f. LtdMode of
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(Annexure-lV)

DECLARATION.CU M.UNDERTAKING

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

a. I am a citizen of lndia.

b. I will not underlake valuation of any assets in which I have a direct or indirect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was mnducted by me.

c. The information furnished in my valuation report dated 07.08.2024 is true and correct to the best of my

knowledge and belief and lhave made an impartial and true valuation of the property.

d. My engineer Swapnnil Wagh has personally inspected the property on 07 .08.2024. The work is not sub -

mnfacted to any other valuer and canied out by myself.

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

f. 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 infum you within 3 days of such depanelment.

g. I have nol been removed / dismissed totn service / employnent eadier.

h. I have noi been convicted of any ofience and sentenced to a term of imprisonment

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

l. I have not been dedared to be unsound mind

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

l. I 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

liling appeal before Commissioner of lncome-tax (Appeals) or lncome-lax Appellate Tribunal, as the case may

be has expired, or such penalty has been confirmed by lncom+tax Appellate Tribunal, and five years have not

elapsed afier levy of such penalty

n. I have not been convicled of an offence connected with any proceeding under the lncome Tax Act 1961,

WealtbTax Act '1957 or Gifi Tax Act 1958 and

o rfio* Srnce 1989

P

An ISO 9OOl : 2Ol 5 Csrliti€d Compony

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

q. I have not concealed or suppressed any material information, facts and records and I have made a complete

,'Js'lJi(u.c S..:r s-lr:rr;tl (i) l:,,i. Ll'.::

and full disclosure

/

Page 20 of 28
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real Estate Valuation, 201 1 of

the IBA and this report is in conformity to the 'Standards' enshrined for valuation in the Part - B ofthe above

handbook to the best of my ability.

s. 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 IVS in 'General Standards' and

'Asset Standards' as applicable. The valuation report is submitted in the prescribed format of the bank.

t. 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)

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

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

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

x. Further, I hereby provide the following information.

{
Since 1989

VASIUXALA An rSO9001 : 201 5 Cer fird Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuatjon Reporl: BOB / RO Nashik / Mr.VishvJas Anlu Sangale (010368/2307596) Page 22 ol28

No. Particulars Valuer comment

1 background information of the asset being
valued;

The property under consideration is being purchased by Mr.Vishwas
Antu Sangale & Mrs.Mirabai Antu Sangale from M/s.Bhamare Builders
vide Notarized Agreement for Sale dated lnvalid date.

2 purpose of valuation and appointing authority As per the request from Bank Of Baroda, RO Nashik to assess Fair
Market Value value of the property for Bank Loan purpose

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

Manoj Chalikwar - Regd. Valuer

Swapnnil Wagh - Valuation Engineer
Binumon Moozhickal - Technical Manager

Chintamani Chaudhari - Technical Officer

4 disclosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in the property valued.
Further to state that we do not have relation or any connection with
property owner / applicant dhectly or indhectly. Further to state that we

are an independent Valuer and in no way related to property owner /
applicant

5 date of appointment, valuation date and date

of report;

Date of Appointment - 05.08.2024

Valuation Date - 07.08.2024

Date of Report - 07.08.2024

b inspectrons and/or investigatrons undertaken; Physical lnspection done on - 07.08.2024

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

Maket Survey at the time of site visit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions

online Price lndicatoB on real estate portals

Enquiries with Real estate consultants
Existing data of Valuation assignments canied out by us

8 Procedures adopted in canying out the
valuation and valuation standards followed:

SalesComparative 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 of this valuation. The

valuer has no pecuniary interest thal would conflict with the proper

valuation of the prope(y.

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

current markel conditions, demand and supply position,
Residential Flat size, location, upswing in real estate prices, sustained

demand for Residential Flat, all round development of mmmercial and

Commercial application in the locality etc.

11 major fgctors that were not taken into account

0fl1frev{ualigg

12 Clfleats, li

tffi\iey exptain or etucidtlBlfitslirifiifi3fiS
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.
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Assumptions, Disclaimers.Limitations & Qualifications

Value Subjecl to Change

The subject appraisal exercise is based on prevailing market dynamics as on 7th August 2024 and does not take into

account any unforeseeable developments which muld impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we

identify certain limitations to our investigations, this is lo enable the reliant party to instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Nashik Branch (VCIPL) is not liable for any loss

occasioned by a decision not to conduct further investigations.

Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing

valuatron advice because some matters are not capable of accurate calculations or fall outside the scope of our expertise, or

out instructions. The reliant party acc€pts that the valuation contains certain specific assumptions and acknowledge and accept

the risk of that if any of the assumptions adopted in the valuation are inconect, then this may have an effect on the valuation.

lnformation Supplied by Ofters

The appraisal is based on &e information yovided by the client. The same has been assumed to be conect and has

been used ior appraisal exercise. Where it is statod in the report that another party has supplied information to VCIPL, this

information is believed to be reliable but VCIPL can accept no responsibility if this should prove not to be so.

inputs received from Client's representative isit conducted, we understand that the subject
s

property rp name ol M/s.Bhamare Builders. . Name of

.Further, VCIPL has assumed that the subjectPropoeedf erclase-

property is free from any encroachment and is available as on the date of the appraisal.

Property Title

Based on our discussion with the Client, we understand that the subject property is owned by M/s.Bhamare

s r

I

VostuKold Cor'rsullorris (i) pvt. Ltci

Future Matters

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

estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not wanant that

such statements are accurate or conect.

ilap 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 with such matters.

Site Details
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Builders. Name of Proposed Purchaser is ltlr.Vishwas Antu Sangale & Mrs.illrabai Antu Sangale.For the purpose of this

appraisal exercise, we have assumed that the subject property has a clear title 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 sublect property

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

Environmental Condltions

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 properly licensed by the appropriate authorities.

Area

Based on the information provided by the Client's representative, we understand that the Residential Flat,

admeasuring 638.00 Sq. Ft Caryet Area.

Condition & Repair

ln the absence of any informalion to the cont ary, we have assumed that there are no abnormal ground conditions,

nor archaeological remains present whidl might advemdy affect 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 construction of or subsequent alteration or additions to the property and

mmments made in the property detaih do nol purport to express an opinion aboul, or advise upon, the condition of uninspected

parts and should not be taken as makirp an implied representation or statement about such parts.

Valuation Methodology

For the purpose of this valuatron exercise, the valuation methodology used is Direct Companson Approach Method

and proposed Highest and Best Use model is used for analysing development potential.

The Direct Comparison Approach involves a comparison of the property being valued to similar 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 competitive market and is

particularly useful in estimating the value of the Flat and properties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the sublect micro-market, the appraiser would collate details of

older transaclions. 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 identified transactions. This percentage would

then be aFted

Where
VASTUXALA

to o[giBGb$e current value of the same.,W, in applying the valuation methodologies, unless

otheMise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently verified that information

and VCIPL does not advise nor accept it 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 valuation is incorrect, then this may have an effect on the

/

valuation.

Page 24 of 28
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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 report are approximate.

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to taxation on

realization of the sale value of the subiect property. VCIPL is not required to give testimony or lo appear in murt by reason of

this appraisal report, with reference to the property in question, unless anangement has been made thereof. Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise.

ASSUMPTIO NS. GAVEATS. LIMITATION AND DISCLAIMERS

1 . We assume no responsibility for mattas of legal nature affecting the property appraised or the title thereto, nor do we

render our opinion as to the title, which is assumed to be good and marketable.

2. The property is valued as though under rosponsible ownership.

3. ll is assumed that the property is tee ot liens and encumbrances

4. lt is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would render it more or

less valuable. No responsibilily 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 property valued.

6. The rates for valuation of lhe property are in acmrdance wih the Govt. approved rates and prevailing market rates.

Srnce 1989fr Vostukolo Consultonts (l) Rrt. Ltd
VASTUXALA An lso gml : 2Ol5 cerlified cohPony

Property specifi c assumptions

Based on inputs received from the client and site visit conducted, we understand that the sublect property is

Residential Flat, admeasuring 638.00 Sq. Ft. Carpet Area.
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegilg 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 oher valuers.

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

3. A valuer shall endeavour to ensure that he/it provides true and adequate information and shall nol misrepresent

any facts or situations.

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 foremost while delivering his seMces.

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 independent pofessional iudgment.

7. A valuer shall c€rry out professimal servi@s io accordance with he relevant technical and professional slandards

that may be specified from lime to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide mmpetent professional service

based on utrto{ate developrmnts 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, except lo the extent that the assumptions are based on statements of fact provided by the company or its

auditors or mnsultants or information available in public domain and not generated by the valuer.

10. A valuer shall not carry out any instruction of the client insofar as hey are incompatible with the requirements of

integrity, objectivity and independence.

11. A valuer shall clearly state to his client the services thal he would be mmpetent 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

anangement with other valuers.

"fiP;: and 0isclosure of lnterest
S,nce 1gag

al ensuring that his/its decisions are made
VASTUKALA AF SO900l 2015 Cerl,l'ed Compo'v

wrthout the presence of any bias, conflict of interest, undue influence of any party, whether directly

connected to he valuation assignmenl or nol.

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

terms of association to the ompany. 
/
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of 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 subiect company afler any time when he/it first becomes aware of the

possibility of his / its association with the valuation, and in accordance with the Secudties and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,20'15 or till the time the valuation report becomes public,

whichever is earlier.

17. A valuer shall nol indulge in 'mandate snatching'or offering 'convenience valuations' in order to cater to a

mmpany 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.

Confidentialig

20. A valuer shall not use or divulge to other dients orany other parly any confidential information about the subject

company, which has mme to his / itsknowledge without proper and specific authority or unless there is a legal or

professional right or duty to didose.

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 sufficiently 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 fol inspeclions 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

, or any other statutory regulatorybody.Tg!mal,

zr {a,",
the registered valuers organisation with which h
Shce 1989

ring the course of performing professional

uAsr$EAhtes, shall maintain pi8F&trBitffild EU€fuptr?%teriod 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 Appellale Tribunal, the record shall be maintained till the disposal of the case.

lt

v :gl.;'.:ii: :,lr',su::l:!r'':s il) Pr'i. Lii:.
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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 mde the term telative' shall have the same meaning as defined in

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

26. 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 himsetf / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a tansparent manner, is a reasonable

reflection of the work necessarily and properly undertaken, and is not inmnsistent with the applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are disclosed in a writlen mntract with the

person to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote adequate time

to each of his/ its assignments.

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

discredits the professlon.

Miscellaneous

31. A valuer shall refrain from undertaking to review the work of another valuer of the same client except under

written orders ftom he bank or housing finance institutions and with knowledge of the concemed valuer.

32. A valuer shall follow this mde as amended or revised from time to time.

For VASTUKALA CONSULTANIS (l) PVT. LTD
Dlq{r.lry rEn.d by [l.mj C]Dlkmr

Cotln nB O t{ Ltd. @=rrunbd.
.m.ll=m.iole6r!k hdg, Gr{Manoj Chalikwar
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Chartered Engineer (lndia)
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Bank Of Baroda Empanelment No.: ZO :MZ:ADV:46:941

Vostukolo Consultonts (l) P,rt. Ltd
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