
@ MSME Res No: UDYAM-MH-I8-OO83617

An ISO 9OO1 :2OI5 Certified Company

CIN: U74I2OMHZOIOPTC2O7869{r Vastukala Consultants (l) Pvt. Ltd.
VASTUKALA

'*$ffi[ion Report of the lmmovable Property

Name of Proposed Purchaser: Shri.Ravindra Suresh Kalange & Sau.Aarti Ravindra Kalange

Name of Owner I Sau.Nlsha Chandrakant Vaidya

Residential Flat No.5,2d Floor, "Anugrah Residency ", Behind Mhada Apartment, Plot No.25,

Damodar Nagar, Narhari Nagar, Pathardi Phata, Village - Pathardi, Taluka - Nashik , District - Nashik

, Nashik , 422010, State - Maharashtra, lndia.

lntended User:

Bank Of Baroda
RO Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik 422101

9

{o.hlk 4,lstfloor, Modhusho Elite, vru.dovon Nogor, Jotro Nondu Noko Link Rood,
adgoon, Noshik-422003 (M.s.), NorA
Em6lr no.hlt@vo3trrkolo..c..lnl rol : r9l 253 4068262/94903 80664

Our Pan lndia Presence at :

Nonded 9 Thone AhElsdobod gD3lhiNCR

9 Mumboi I N6hik Roikor Roipur

a aulongobod I PurE trdo.6 ! Joipur

Rsgd. offlce
8l-001, u/8 Floor, BooMERANG, ChondivoliForm Rood,
Powoj, Andheri Eost, ltumb.l :400072, (M.s), hdio

I +9l2r ar4s3sl9
E mumbolovo.lrllolo.c!.ln
@ r**.vo.tutolo.co.ln

Details of the propertv under consideration:

Latitude Lonqitude : 19'56'46.2"N 73'46'l.tl"E
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Valuaton R€port BOB / RO Nashik /Shri.Ravindra Surosh Kdange (0110752308068)

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

To,

The Branch Manager,

Bank Of Baroda

RO Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik

422101

VALUAIoN REPoRT (tN RESPECT 0F FrAT)

Since 1989

Pago 3 of 26
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Goneral

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

Purpose,

2 a) Date of inspection 05.09.2024

b) Date of which the valuation is made 06.09,2024

3 List of documents produced for perusall

l) Copy of Notarized Agreement for Sale between Sau,Nisha Chandrakant Vaidya (The Seller) I
Shri.Ravindra Suresh Kalange & Sau,Aarti Ravindra Kalange(Ihe purdaser).

ll) Copy of Commencement Certificate No,LND/BP/8527/251 Datod 28.04.2015 issued by Nashik lr,4unicipa

Corporation.

lll) Copy of Occupancy Certificate No.Javak No.NRVB0318IN22Daled 25.10.2022 issued by Na$rik Municipal

Corporation,

lV) Copy of Building Plan Dated 28.04.2015 issued by Na$ik Municipal Corporatron.

4 Name of Owner :

Sau.Nisha Chandrakant Vaidya

Narne of Proposed Purchaser :

Shri.Ravindra Suresh Kalange & Sau.Aarti Ravindr
Kalange

Residential Flat No. 5, 2d Floor, "Anugrah Residency 'l
Behind Mhada Apartment, Plot N0.25, Damodar Nagar
Narhari Nagar, Pathardi Phata, Village - Pathardi, Taluka.
Nashik , District - Nashik , Nashik , 422010, State
Mahara$rtra, lndia,

Contact Person :

Shri.Ravindra Sure$ Kalange & Sau,Aarti Ravindra Kalange
(Owner)

Mobile No. 9767012128

Joint Owner$ip
Details of owner*rip share is not available

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Cerlified Compony

Name of ths ownar(s) and his / their address (es)

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

case of joint ownership)



v An ISO 9OOl :2015 Certified Compan

CIN: U74l2OMH2OIOPTC2O786

Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in

VASTUKALA
Unloctrng Ercsrl€nc€ P4E2d26

VastuNa$ikr'09n024ru 1 1 0792308068
06&74-CCBS

Dab:06.09.2024

VALUATION OPIN]ON REPORT

This is to certify that the property bearing Residential Flat No. 5, 2o Floor, "Anugrah Residency ", Behind Mhada

Apartmont, Plot No. 25, Damodar Nagar, Narhari Nagar, Pathardi Phata, Mllage - Pathardi, Taluka - Nashik , Distdct

- Nashik , Nashik , 422010, State - l\,laharashtra, lndia belongs t6au.ltlisha Chandrakant Vaidya Name of

Proposed Purdraser is Shri.Ravindra Suresh Kalange & Sau.Aarti Ravindra Kalange.

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 particular purpose att 20,25,000.00 (Rupees Twenty Lakh Twenty

Five Thousand 0nly).

Tho valuation of the property is based on the documsnts produced by the concern. Legal aspects have not been

taken into considerations while preparing this rsport

Hence certified

For VASTUKA|A CONSULTANTS (l) PW. LTD

Direclor Auth. Sign.

Manoj Chalikwar

Govt. Rog, Valuer

Chartered Engineer (lndia)

Reg. No. I BBI/RV/07/201 8/1 0366

Bank Of Baroda Empanelment No.: ZO :l\4Z:ADV:46:941

Encl.: Valuation report

Boundaries Building Flat

North 9.00 Meter wide Road i..4arginal Space

South PIot N0,23 Staircase & Flat No.4A & 48

East Adj.Survey Marginal Space

West Plot No 15 & 16 Marginal Space

?

I

,5.tlk 4lsi Floor. Modhusho Ellts, vrundovon Nogo., Joao Nondu l|oto llnl Rood,

adgoorL Noshit-4220G (us.), NDIA
Emotl nolhit@vostukolo.co.hl T€l : +g] 253 4068262/98903 80564

Our Pan lndia Presence at :
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Valualion R6pot BOB/ RO Nashik / Shri.RavindE Su.esh l(dange (0110752308068)

Since 1989

Page 4 of 26
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5 Brief descriptron of the property (lnduding

Loasehold / freahold etc.)
The property is a Residential Flat locatod on 2d Floor. The
composition of Rssidential Flat is 1 Badroom + Living Room
* Kitchen, (1 BtlK) The property is at 10.8 distance from
Nashik Road Railway Station.

5a Total Lease Psriod & remaining period (if

leasehold)

6 Locatron of property

a) Plot No. / Survey No Plot No - 25New Survey No - 310/11V2

b) Door No Residential Flat No. 5

c) C.T.S. No. / Village Mllage - Pathardi

d) Ward / Taluka Taluka - Nashik

e) lrilandal / District District - Nashik

Dats of issu6 and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

Copy of Building Plan Dated 28.04.2015 lssued by Na$ik
Municipal Corporation Nashik l\,lunicipal Corporation

h) Whothsr ganuineness or authsnticity of approvod

map/ plan is verified

Yes

i) Any othsr comments by our empanelled valuers
on authentic of approved plan

No

7 Postal address of the property Residentid Flat No, 5, 2d Floor, "Anugrah Residency ",

Behind Mhada Apartment, Plot No. 25, Damodar Nagar

Narhari Naga, Pathardi Phata, Village - Pathardi, Taluka .

Nashik , District - Nashik , Nashik , 422010, State
Mahara$ha, lndia,

I City / Town City - Nashik

Rosidential area Yes

Commercial area No

lndustnal area No

Classificatron of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

10 Village - Pathardi

Nashik l\4unicipal Corporation

11 Whether covered under any State / Csntral Govt.

anactments (e,9,, Urban Land Ceiling Act) or

notified under agency area/ sch€dulsd aroa /
cantonmont area

No

12 Boundaries of the property As per site As per Document

I
II
T
T
T

T

T

III
II

II
T

T

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,] : 20 15 Certified Compony

f)

9

Coming under Corporation limit / Mllage
Panchayat / Municipality

l'=



Valuation Repod: BOB / RO N6hik i Shri.Ra/indra Surcsh Kdange {0110752308068)

Since 1989

Page 5 of 26
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North 9.00 lvleter wid€ Road 9,00 Meter wide Road

South Piot N0.23

East Adj. Survey Adj. Survey

West Plot N0.15 & 16 Plot No.15 & 16

13 Dimensions of the site N. A. as proporty under considoration is a Residential Flat in

a building.

As per Actuals

North l\tlarginal Space Marginal Space

South Staircase & Flat No.4A & 48 Staircase & Flat No,4A & 48

East Marginal Space lVarginal Space

West N4arginal Space Marginal Space

13.2 Latitude, Longitude & Coordinates of Flat 19'56',46.2',N 73"46'1,4',E

14 Extent of the site Carpet Area in Sq. Ft. = 425,15
(Area as pa Sito measurement)

Built Up Area in Sq, Ft, = 450.00

(Araa As Per Notarized Agreement for Sale)

15 Extent of the site considered for Valuation Built Up &ea in Sq. Ft = 450.00

( 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,

Seller Occupied

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C,T,S- NO

Block No

Ward No

Village / l\'lunicipality / Corporation Village - Pathardi,

Nashik l\4unicipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No, 5, 2' Floor, "Anugrah Residency 'l
Behind lVlhada Apartment, Plot N0.25, Damodar Nagat

Narhari Nagar, Pathardi Phata, Village - Pathardi, Taluka-
Nashik , District - Nashik , Nashik , 422010, State

l\ilahara$ka, lndia

3, Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 2022 (As per occupancy certificate)

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An lso 9001 : 20 1 5 certified compony

Plot N0.23

As per the Deed



Valuation R6po : BOB/ RO N6hik / Shri.Rarindra Suresh Kdango {0110752308068)

Since 1989

Page 6 of 26
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5. Number of Floors Ground*3UpperFloors

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

7 Number of Dwelling units in the building 2"d Floor is having 3 Flats

8. Quality of Construction Good

I Appearance of the Building Good

10. lVaintenance of the Building Good

11 Facilities Available

Lift Not Provided

Protected Water Supply lVunicrpal Water Supply

Undsrground Sewerage Connected to l\,lunicrpal Sewerage System

Car parking - Open / Covered

ls Compound wall existing? Yes

ls pavoment laid around the Building Yes

ilt Rosidential Flat

1 The floor in which the Flat is situated 2"0 Floor

Door No. of the Flat Residential Flat No. 5

3. Specifications of the Flat

Roof R C. C. Slab

Flooring Vitrified Tile Flooring

Doors Teak Wood Door frame with Solid flush door

Windows Wooden frame openable widow with M. S, Grill

Fittings Concealed plumbing with C.P. fittings. Eloctrical wiring with

concealsd

Fini$ing Cement Plastering

4. House Tax

Assessment No, NA

Tax paid in the name of NA

Tax amount NA

Electricity Service connection No, NA

Meter Card is in the name of NA

6. How is the maintenance of the Flat? Good

IIIIII I
T
TI

TI
T
T

T
T
T

IIIIIr
II

II
T

T
T

VASTUKALA An ISO 9001 : 20.l5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Repoft: BOB / RO Nashik / Shri.RavindB Suresh Kalange (0110752308068)

Since 1989
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Sau.Nisha Chandrakant Vaidya

Shri.Ravindra Suresh Kalange & Sau.Aarti Ravindra

Kalange

Name of Owner

Name of Proposed Purchaser :

7 Sale Deed executed in the namo of

What is the undivided area of land as per Sale

Deed?

NA8.

What is the plinth area of the Flat? Built Up Area in undefined = 0.00
(undefined)

I

10 What is the floor space index (app.) as per NMC Norms

11. What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 425.15
(As per Area actual sib measurement)

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

'13. ls it berng used for Residential or Commercial
purposo?

Rssidsntial Purposo

14 ls it Owneroccupied or let out? Seller Occupied

15. lf rented, what is the monthly rent? { 4000/-

IV MARKETABILITY

Avsrage1 How is the marketability?

NAWhat are the factors favoring for an extra
Potential Value?

3, Any negative factors are observed which affeot

the market value in general?

NA

Rate

{ 583U- to t 583ll per Sq. Ft. on Carpet Area

{ 4862- to { 4862- per Sq. Ft. on Built Up Area
1 After analyzing the comparable sale instances,

what is the composits rate for a similar Flat with

same specificauons in the adjoining locality? -

(Along with details / refsrenco of at - loast two

latest deals / transactions with respect to adjacent

properties in the arsas)

{ 4,500/- per Sq. Ft.2. Assuming it is a new construction, what is the

adopted basic composite rate of tho Flat undsr

valuation after comparing with the Eecifications
and other factors with the Flat under comparison

(give details).

3, Break - up for the rate

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

t 2,5001 per Sq. Ft,ll, Land + others

{ 32,400/- per Sq. M.

i,e. { 3,010/- per Sq. Ft.
4 Guidoline rate obtainod from the Registar's Office

for new property (an evidence thereof to be

enclosed)

TI

II

T

T
T
T
T

VASTUKALA An ISO 9001 : 2015 Certified Compony

2.

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Repod: BOB / RO Nashik / Shri.Rar,indra Suresh Kdang6 (0'l 10 752308068)

Details of Valuation:

Since 1989

Page 8 of 26
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Guidaline rate(an evidence thereof to be

enclosed)

N.A. Ago of Property below 5 yaar

5. Rogistered Value(if available) N,A

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

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

Age of the building 2 years

Life of the building estimated 58 years Subjact to proper, prsvsntive periodic maintenance
& structural repairs.

Depreciation p€rcentage assuming the salvago

value as '10%
N.A. Age of Property below 5 year

Depreciation Ratio of the building

b Total composite rate anived for Valuation

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

Rate for Land & oher V (3) ii { 2,500/- per Sq. Ft

Total Composite Rat6 t rt,S{D/- per Sq. Ft

Remarks

I
T
T

I
T
T

I

II
IIII

No Description oty Rate per unit (t) Estimatod Value (t)

1 Present value of the Flat 450.00 Sq. Ft. 4,500.00 20,25,000.00

2 Wardrobes

3 Showcasos

4

5 Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical fittrngs, otc

I Exta collapsible gates / grill works, etc.

I Potential value, if any

't0 Others / Car Parking

Total value of the property 20,25,000.00

Realizable value of the proporty 19,23,750.00

Distress value of the property '16,20,000.00

lnsurable value of the property (450.00 X 2,000.00) 9,00,000.00

VASTUKALA An ISO 9001 :2015 Certilied Compony

Kitchen anangements

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report BOB / RO Nashik /Shri.Ravindn Suresh Kalange (0110752308068) Page 9 of 26

13,54,500.00

The Market Value of the property is based on facts of markots discovered by us during our enquiries, however the government

rate value in this case rs lsss than the markot valu€ arrivod by us. We are of the opinion that the value anive by us will prove to

be conect if an Auction of the subject property is carned out, As far as Market Value in lndex ll is concerned, it is not 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 amount or Transaction value is not reflected in lndex ll bocauss of various Market

practices. As Valuer, we always try to give a value which is correct refleclion of actual transaction valuo irrgsp€clive 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 don6 by comparing a property to other simila proportias that have been recently sold. Comparablo

properties, also known as comparables, or compsr must share certain featuros rvith the property in question, Some of these

include physical features such as squars footage, number of rooms, condition, and age of the building; however, the most

important factor is no doubt the location of tho property. Adjustments are usudly noeded to actount for differonces as no two
properties are exactly the same, To make proper adjustm$ts whon comparirE propsrties, real estate appraisers must know the

dilferences between the comparable proparties and how to value those differences. The sales comparison approach is

commonly used for Residential Flat, where there are typically many compardles available to analyze, As the property is a
Residential Flat, we have adopted Sale Comparison Approactl Melhod br the purpose ofvaluation ,The Price for similar typs of
property in the nearby vicinity is in the range oft 5834,00 to { 5834.00 per Sq. Ft. on Carpet Area / { 4862,00 to t 4862.00

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

Flat size, location, upswing in real estate prices, sustained &mand for Residential FIat, all round development of Residontial

and Commercial application in the locality etc. We estimaie T4,5@.00 per Sq. Ft. on Built Up Area for valuation.

lmpending threat of acquisition by government for roa
widening / publics service purposes, sub merging
applicability of CRZ provisions (Distance from sea-cost / tidal

level must be incorporated) and their effect on

I
&

Saleability Average

Likely rental values in future { 4000/-

Any likely income it may generate Rental lnmme

Since 1989

o

-0 Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900] :20]5 Cerlified Compony

Guideline value of the property (450.00 X 3,010.00)

Justification for Price / Rate

Method of Valuation / Approach
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Valualion Rsport BOB / RO Nashik /Shri.Ravindra Suresh Kdange (01 1075/2308068)
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Valuatjon Report BOB / RO Nashik / Shri.RavindlE Suresh Kdange {01 1075/2308066)

ActualSite Photooraohs

Since 1989

Page 1'1 of 26
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{r Vostukolo Consultonts (l) Pvt. Ltd C,
VASTUKALA An ISO9001 : 2015 Certified Compony
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Valuadon Report BOB / RO N6hik / Shri.Ravindra Sur6h (dsnge (01 10 75/2308068)

Route Map of the propertv

Nots: Red marks shows the exat location of he property

Lonqitude Latitude: 19'56'46.2"1{ 73.46'1.4"E

Note: The Blue line *rows the routs to site distance from nearest Railway Station (Nashik Road - 10,8)

Since 1989

Page 12 ol26
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VASTUKALA An ISO 9001 :2015 Certilied Compony

Vostukolo Consultonts (t) A/t. Ltd.
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Department of Registration

r{I Government of EII{FI

Annual St temcnt of Rates Ver. 2.0

( srqr{rtrqa{qf€.ilr{* 2.0 )
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Valualion R€port BOB / RO Nashik /Shi.Ravindra Suresh Kdenge (0110752308068) PBo 13 of 26

Ready Reckoner Rate

Buildino not havino lift
The following table gives the valuation of residential building / flat / commsrcial unit / offlce in sudl building on above floor

where there is no lift. Depending upon the floor, ready reckonor ratos $ll bs rsduc€d,

Since'1989

@

{

Starp Duty Reaq Reckoner Market Value Rate for Flat 36000

Decrease by 10% on Flat Locat€d on 2"d Floor 3600

Sq. Ft.Stamp outy Ready Reckoner Martet Value Rate (After

lncreaselDecrease) (A)
32,/O0.00 Sq. Ivltr. 3,010.00

Stanp Duty Ready Reckoner l\,larket value Rate lor Land (B) 13000

19,400.00The difference between land rate and building rate(A-B=C)

1000i6Percentage aller Depreciation as per table(D)

Sq. lfir. 3,010.00 Sq. Ft.32,/O0.00Rate to be adopted after considering depreciation [B + (C X D)l

IIII

Floor on which flat is Located Rate to be adopted

a) '100%

b) First Floor 95%

c) Second Floor 90%

d) Third Floor 85%

a

VASTUKALA An ISO 900'l : 20,]5 Certi{ied ComPonY

Vostukolo Consultonts (l) Pvt. Ltd.

Hsor Valurtior Guaarcliner I Ur.r Mrnu.l

TO
r{fr

ffi
'tftr

rtrr

Ground Floor / Stilt / Floor



Valuation R6port BOB / RO N6hik / Shri.Ravindra Suresh Kdange (01 '10 7512308068) Page 14 ol26

e) Fourth Floor and above 80%

Since 1989

@

w

Completed Age of Building in Years Value in percent aner depreciation

R.C.C Structure / other Pukka Structure Cessed Building, Hal, or Semi.Pukka
Structure & Kaccha S;tructure.

0 to 2 YeaIs 100% 100oi6

Abov6 2 & rJp to 5 Years 9506 950/o

After initial 5 year for evory y6ar 1

depreciation is to bs considsred. Howeve

rnaximum ffiuction available as per this shall

b€ 700,6 ol Market Value rate

Above 5 Years )Arter initial 5 year for every year 1.5r
'depreciation is to be considered. Howeve
maximum deduct on available as per this shall

be 85% ol l\rarket Valu€ rate

An ISO 900,l : 2015 Cerlified Compony

Vostukolo Consultonts (l) hit. Ltd.
VASTUKALA



Property Flat

Source magic bricks

Floor

Carpst Built Up

Area '1,088.00 1,305.60 1,566.72

Percentage 200/o nok

Rate Per Sq. Ft. t6,618.00 t5,515.00 {4,596,00

Joir ftlrY.O 5096 OFF

< 72.O Lac
Patha.dl Phara. Naghik

]OOC rqlt -

I (Osr ol l:l FrooE)

Co-oP.ralrv. Socr.ty8.fl

I

H.riVbhw.Xrrdr conrlfi.rctbnr
Lri,

BUvvmogicbricks

Valualion R6port BOB / RO Nashik /Ski.Rarindra Suresh Kdange (01'10752306068)
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Proporty Flat

Source https://www.99acros.corn/

Floor

Carpet Built Up Saleable

Area 1,114.11 1,337.00 1,604.40

200/o

Rate Per Sq. Ft. {5,831.00 {4,862.00 14,051,00

a

r65 Lac 3BHK 38aths

tr

t

I o
I

la(ta* ] i!!ro. .r&r

at! lx

99acres

I

Valuation Report BOB / RO Nffhik / Shri.Ravindrg Suresh Kdange (01'10752308068)
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As a rosult of my appraisal and analysis, it is my clnsidsred opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t20,25,000.fit (Rupees Twenty Lakh Twenty Five Thousand Only) .The Realizable

Valus of the above propsrty is t'|9,23,750.00 (Rupoos Nineben Lakh Twenty Threo Thousand Seven Hundred Fifty Only).

The Distess Value is t16,20,000.00 (Rupeos Sixto€n Lakh Twenty Thousand Only).

Place :Nashik

Date : 06.09.2024

For VASTUKALA CONSULTANIS (l) PVI. UD,
Manoi 3fl11I;';"1i:,H:lgi:fl.;"

' Con*hdnrr 0 ) pvl. Ltd., ou=Mum b.',

Chalikwar il1il"iSi:ft]*5iffil
Director Auth. Sign.

Manoj Chalikwar

Govt, Reg, Valuor

Chartered Engineer (lndia)

Reg. No. IBBIIRV/07/201 8/10366

Bank 0f Baroda Empanelment No.: ZO :MZ:ADV:I|6:941

The undersigned has inspected the propsrty detailed in the Valualion Repoil dated

Wa ars satisfiod that ths fair md reasonable market value of the property is

only),

Date_
Signature

(Name & Designation of the lnspecting Offlcial/s)

Countersigned

(BRANCH MANAGER)

Enclosures

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

Model mde of conduct for valuer - (Annexure V) Attached

Since 1989
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(Annexure-lV)

DEC LARATION.CU M.U N DERTAKING

a. I am a citizen of lndia.

b. I will not undertake valualion 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 conducted by me.

c. The information furnished in my valuation report dated 06.09.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and fue valuation of the property.

d. My engineer Swapnnil Wagh has personally inspected the property on 05.09.2024. The work is not sub -

contracted to any other valuer and canied out by myself.

e. Valuation report is submitted in the brmat as prescribed by the ba*

f. I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks

during my empanelrnent wih you, I will infom pu wihin 3 days of sudr (bpanelrnent.

g. I hare not been rennved / dismissed tom service / erployment erlbr,

h. I have not been convicted of any ofience and senbnced to a bm of imprisonment

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

j. I have not been declared to be unsound rind

k. I am not an undischarged bankrupt, or has nd apflied b be adjudicated as a bankupt

l. I am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome{ax Act, 1961 (43 of 1961) and time limit for
f ling 4peal before Commissioner of lncome-tax (Appeals) or lncome-tax Appellate Tribunal, as the case may
be has expired, or such penal$ has been confirmed by lncome{ax fupellate Tribunal, and five years have not
elapsed after levy of such penalty

n. I have not been convicted of an offence connected with any proceeding under the lncome Tax Act 1g61,
Wealth Tax Act 1957 or Gift Tax Act 1958 and

o. My PAN Card number as applicabte 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 complete
and full disclosure

Since 1989
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real EstateValuation,2011 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 lnternatonal 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 creditworthiness is as per Banks guidelines.

v. I am a Vduer, who is competent h sign this valudion report

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

x. Further, I hereby provide the following information.

Since 1989

@

{r
VASTUKALA An ISO 9001 : 2015 Certified ComPonY

Valualion R€port BOB / RO Nashik / Shd.Ravindra Surash X.lango (0'l 10752308068)

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Ropod: BOB / RO Nashik /Shri.Ravindra Surosh Kdange (0110752308068)

Since 1989

Pag6 20 of 26

e)v

No Particulars Valuer comment

1 background information of the assst bein
valued;

;The property under consideration is being purchased by from vide
dated.

2 purpose of valuation and appointing authority As per the requsst from Bank Of Baroda, RO Nashik to ass€ss Fair

Meket Value value of the prop€rty for Bank Loan purpose

3 idontity of the valuer and any other oxpsrl
involved in the valuation;

; l\,lanoj Chalikwar - Regd, Valuer

Swapnnil Wagh - Valuation Engineer

Binumon Moozhickal - Technical Manager

Chintamani Chaudhan - Technical Officer

4 disdosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in the property valued.
Further to state that \ /e do not have relation or any connoction with
property owner / applicant direcly or indirectly. Further to stato that
we are an independent Valuer and in no way rslatsd to propertt
owner / applicant

5 date of appointnEnt, valuation dats and date of
rgporl;

Date of Appointrnent - 05.00.2024

Valuation Date - 06.09.2024

Date of Report - 06.09.2024

6 inspections and/or invostigations undsrtaken; Physical lnspection done on - 05.09.2024

7 nature and sources of the information usod or

relied upon;

l/arket Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Pdce Indicators on real estate portals

Enquiriss with Real sslate consultants
Existing data of Valuation assignments carried out by us

8 Proceduros adopted in carrying out the valuation

and valuation standards followed;

SalesComparative Method

I restrictions on use of the report, if any; This vduation is for the use of the party to whom it is addressed and

fo no oher purpose, No responsibility is acceptod to any third party

wtrc may use or rely on the whole or any part of this valuation. Th€

valuor has no pecuniary intorsst that would conflict with tho propsr

valuation of the property,

'10 major factors that wers taken into accour
during the valuation;

tcurrent market conditions, demand and supply positi
Residential Flat size, location, upswing in real estate pric€

sustainsd dsmand for Residential Flat, all round development o

commercial and Commsrcial application in the locality etc.

11 major factors that wero not taken into account
during the valuation;

12 Caveats, limitations and disclaimsrs to th
extent thoy explain or elucidate the limitations
faced by valuer, which shall not be for thr

purpose of limiting his rssponsibility for thr

valuation rsport,

sAttached

)

n
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Assumptions. Disclaimers.Limitations & Oualifi cations

Value Subjec{ to Change

The subject appraisal exercise is based on prevailing market dynamics as on 6th September 2024 and does not take

into account any unfores€eable developments which cluld impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the *bject property. Where in our report uo

identify certain limitations to our investigations, this is to enable the reliant party to instruct furthor investigalions where

considered appropriats or where we recommend as nocossary prior to reliance. Nashik Branch (VCIPL) is not liablo for any loss

occasioned by a dscision not to conduct further invesligations.

Assumptions

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

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

out inskuctions. Ths roliant party accopts thal tho valuation contains csrtain gedfrc asemptions and acknowledge and accspt

the risk of that if any of the assumptions adopted in the valuation are inconoct, then his may have an effoct on ths valuation.

lnformation Supplied by Others

The appraisal is based on the information providsd by the client. The sanp has boen as$med to be correct and has

been used for appraisal exercise. Where it is stated in ths rgport that another party has supplied information to VCIPL, this

information is belioved to be reliable but VCIPL can accept no reEonsibility if lhis should prove not to be so.

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 tho date of this document. VCIPL does not warrant that

such statements are accurate or correct.

ilap and Plans

Any sketch, plan or map in this rsport is included to assist tre reader while visualising the property and asejrns no

responsibility in connection wilh srdt matters.

Site Details

Based on inputs recsived from Client's reprssentative and site visit conducted, we understand that the subjsct

property is Residential Flat, admsasuring 450.00 Sq. Ft. Built Up Arsain the name ofSau.Nisha Chandrakant Vaidya. .

Name of Proposed Purchaser is Shri.Ravindra Suresh Kalange & Sau.furti Ravindra Kalange.Further, VCIPL has assumed

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

Properf Title

Based on our discussion with the Client, we understand that the subject property is owned Elu.Nisha

\9

-0 Since 1989
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Chandrakant Vaidya. Name of Proposed Purchaser isShri.Ravindra Suresh Kalange & Sau.Aarti Ravindra KalangeFor

the purpose of this appraisal exercise, we have assumed that tha subject property has a clear title and is free from any

encumbrances, disputss and claims, VCIPL has made no further enquiries with tho rolevant local authorities in this regard and

does not csrtiry tho proporty as having a clear and markotable title. Furthsr, no lsgal advics regarding the title and ownorshtp of

the subjoct propsrty has bosn obtained for the purpos€ of this appraisal exercise. lt has been assumed that the trtle deeds are

clsar and markstable.

Environmental Conditiong

We have assumed that tho subject proporty is not contaminated and is not adversely affectsd by any existing or

proposed environmental law and any proc€sses which ara carried out on the propgrty are regulated by environmontal logislation

and ars propsrly lic€nssd by ths appropriate authoritios.

Area

Based on the information provided by the Client's reprosentative, wo understand that the Residential Flat,

admeasuring 450.00 Sq. Ft. Bulft Up Area.

Condition & Repair

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

nor archaeological remains presont which might adversrly affect ths qirrent or future occupation, devolopment or value of lhe

property. The property is free from rat, infestation, skuctural or latent doloct. No currontly known deleterious or hazardous

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

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

parts and should not be taken as making an implied repressntation or dalomfit about such parts.

Vrluation Methodology

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

and proposed Highsst and Best Use model is used for anaNng da/slopmsnt potential.

The Direct Comparison Approach involves a comparison of tho property being valued to similar proporties that have

actually been sold in arms - length transactions or are offered for sale. This approach domonstrates what buyers have

historically been willing to pay (and sellers willing to accspt) for similar properties in an open and competitivo market and is

panicularly us€fu| in estimating the value of the Flat and properties hat ars typically traded on a unit basis,

ln case of inadequate rocsnt transaction activity in the subject micro-markot, the appraiser would collate details of

older transactions. Subsequsntly, the appraiser would analyse rental / capital value tronds in tho subject micro-market in order

to calculate the psrcentage increase / decrease in valuss since the date of tho identified transactions. This percentage would

hon b€ adopted to project the cunent value of the same.

Where relianco has been plmd upon external sources of information in applying the valuation methodologies, unless

otharuise specifically instlucted by Client and/or stated in the valuation, VCIPL has not independenfly veriflsd that information

and VCIPL does not advise nor ecc€pt it as reliable. The person or entity to whom the report is addressed acknowledges and

acc€pts the risk that if any of the unverifiod information in the valuation is incorrect, then this may have an effect on the

Since 1989\r
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valuation.

llot a Stsuctural Survey

Wo stats that this is a vduation report and not a strucfural srrvey

Oher

Page 23 of 26

All measurements, areas and ages quotod in our report are approximate,

Legal

Wo have not made any allowances with respect to any existing or proposed local legidation relating to taxation on

realizatron of ths sale value of ths subjsct propsrty. VCIPL is not required to give testimony or to app€ar in courl by reason of

this appraisal report, with referencs to the property in que$ion, unless arrangement has be€n made thereof. Furher, no legal

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

Property specifi c assumptions

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

Residential Flat, admeasuring 450.00 Sq. Ft Built Up Area.

ASSU MPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

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

render our opinion as to the title, which is resumed to be good ad maketable.

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

3. lt is assumed that ths properly is free of liens and encumbrances

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

less valuable. No responsibility is assumed for sudt 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 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

1. A valuer shall, in the conduct of hiJits businsss, follow high standards of integrity and fairness in all his/its

dealings with hidits clients and other valuers.

2. A vduer *rall maintain integrity by being honest, straightforward, ad forhright in all professiond rslation$ips.

3. A valuer shall endeavour to ensure that he/it provides true and adequale information and shall not misrepresent

any facts or situations.

4. A vduer $all refrain from b€ing involved in any action that would bring disrepule to the profession.

5. A vduer $all 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, exerciss due diligence, ensure proper care and

exercise independent professional judgment,

7, A valuer shall carry out professional services in accordanco with tho rdevflt technical and professional standards

that may be specified from time to time,

8. A valuer shall continuously maintain professional knowledge and *ill to provide competent professional service

based on up-to-date developments in praclice, prsvailing reguldions / guidelines and techniques.

9. ln th€ preparation of a valuation report, tho valuer $rall not disdaim liability for his/its expertise or deny his/its duty

of care, except to the extent that ths assumptions aro basod 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 not carry out any inskuction of the client insofar as they are incompatible with the requirements of

integrity, objectivity and independonce.

11. A valuer shall clearly state to his client the services that he would be competent to provide and the services for

which he would be relying on other valuors or professionals or for which the client can have a separate

arrangement with othor valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that hiMts decisions ars made

without the presence of any bias, conflict of intersst, clorcion, or undue influsnc€ of any party, whether directly

connsctod to the valuation assignment or not.

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

tgrms of association to the company,

Since 1989
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14. A valuer shall maintain complete independence in hidits profsssional rslationships and shall conduct the

valuation indspendsnt of sxternal influencos.

15. A valuor shall wherever nscessary discloso to ths clients, possible sources of conflicts of duties and intsrssts,

while providing unbiased ssrvices

16, A valuer shall not doal in securitiss of any subject company after any tims when hs/it first b€comes awaro of tho

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

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation report becomes public,

whidrevar is earlier

17. A valuer shall not indulge in 'mandate snalching' or offering 'convenience valuations' in order to cater to a

company or client's nseds.

18. As an independent valusr, ths valusr shdl not charge srccess fee.

19, ln any faimess opinion or independsnt sxpert opinion submitted by a valuer, if there has boen a prior sngagement

in an unconnected transaction, ths valuor shall declare the association wilh the company during the last flvg

years.

Confidentiality

20. A valuer shall not use or divulgo to other clients orany other party any confidential information about the subject

company, which has come to his / itsknowledge without proper and Eecific authority or unless thore is a legal or

professonal right or duty to disclose.

lnformation Management

21, A valuer shall ensure that he/ it maintains wrltbn cont€nporan€ous records for any dscision taken, the reasons

for taking the decision, and the informalion and evilence in upporl of such decision. This shall be maintained so

as to sufficiently enabla a reasonable person to take a view on the appropriateness of his /its decisions and

actions.

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

authority, any porson authorised by ths authority, the registsred valuers organisation with which he/it is

rsgisterod or any olher statutory regulatory body.

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

Tribunal, the registered valuers organisation with wtridr he/it is rogistered, or any ottisr statutory regulatorybody.

24. A valuer while respecting the confidentiality of information acquired during the course of performing professional

services, shall maintain proper working papsrs for a period of three years or such longer period as required in its

contract for a speciflc 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 $ail be maintained till the diEosal of the case.
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Gifts and hospitality:

25, A valuer or his / its rslativs shall not accept gifis or hospitality which undermines or affscts his independonco as a

valuer.Explanation: For the purposes of this cods the term ?elative'shall have the sarne meaning as doflnod 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 advantago to a public servant or any other

person with a view to obtain or rstain 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 transparent manner, is a reasonable

rellection of the work necessarily and properly undertaken, and is not inconsident with ths applicablo rules.

28, A valuer shall nol accopt any fees or charges otherthan those which are disdosed in a writtsn crntract with the

peron to whom he would b€ rendoring s€rvic€.

0ccupation, 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 wttich in the opinion of the authority or the registered valuer organisation

discredits the professon.

Miscellaneous

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

ffitton orders from the bank or housing financs indifutions ard with knowledge of the concemed valuer.

32. A valuer $all follow this code as amended or revised from time to time.

For VASTUKALA CONSULIANTS (l) PW. LTD.

Manoi 3?i1';:lf.l1lil?:X*[., 
<a.rJri..t5 r, pr, L(o , ou Mumb.,Chalikwar ilit'ffiSft1lj?iit:#

Director Aulh. Sign.

Menol Challhvar
Govt, Reg. Valuer

Charter€d Engino€r (lndia)

Reg, No. lBBl/RV/07/2018/1 0366

Bank Of Baoda Empanelment No,: Z0:lVZ:ADV:46:941
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