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Valuation Report of the lmmovable Property

Details of the oroperty under consideration:

Name of Owner : Sau. Manisha Shivajirao Musale

Residential Flat No. 14,4s Floor, "shreeyog Residency Apartment", Behind Bhamre lVisal,

Prabhat Colony, Plot No, '14*15, Khode Mala Road, Taluka - Nashik, District - Nashik, Nashik, PIN

Code - 422009, Country - India,

lntended User:

Bank Of Baroda
R0 Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik 422'101
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Vaslul,lashik/09/2024/01 1 5212308396
27114402.RVBS
Dab: 27.09.2024

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 a( 37,28,530.00 (Rupees Thirty Seven Lakh

Tweng Eight Thousand Fivo Hundred Thirty Only).

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

taksn into considerations while prsparing this report

Hence certified

For VASTUKAIA CONSULTANTS (l) PW. LTD.

Manoi $?il1l#;';;g;ttt,**,
' co.r,tr..E l0 tvr. rd.ou.Muhba,,

Chalikwar
Direclor

!@1=mamj@vdruld.!& c=|fl
o.re 202r.09.17 l rls:{3 +0530

Aulh. Si gn

Manoj Chalikwar

Govt, Reg, Valuer

Chartersd Engineer (lndia)

Reg. No. lBBltRV/07/2018/10366

Bank Of Baroda Empanelment No,: ZO :l\4Z:ADV:,16:941

www.vostukolo.co.in

FlatBoundaries Building

Plot No. 16 open To SkyNorth

South Plot No. 13 Flat No. 15 & Staircas€

open To SkyEast Plot No. 9, 10 & 11

Open To SkyWest 6.00 M. Colony Road
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Vastukala Consultants (l) Pvt. Ltd.

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. '14, 4 Floor, "shreeyog Residency Apartment",

Behind Bhamre Misal, Prabhat Colony, Plot No. 14+15, Khode Mala Road, Taluka - Nashik, District - Nashik,

Nashik, PIN Code - 422009, Country - lndia belongs to Sau. Manisha Shivalirao Musale,

Encl.: Valuation report



Valuation Report BOB / RO Nashik / Ssu. Manisha Shivdirao Musale(01 15212308396)

To,

The Branch Manager,

Bank Of Barcda

RO Nashik
BSNL Building, Data Mandir Road, Nashik Road, Nashik

422101

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989

Page 3 of 26

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

@
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General

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

Purpose,

a) Date of inspection 26.09.2024

b) Date of which the valuation is made 27.09.2024

3 List of documents produced for perusal:

l) Copy of Deed of Apartment Dated 30.09.2013 between lV/s. Shreeyog Builders & Developers(T
Developers) And Sau. Manisha Shivajirao Musale(The buyer).

ll) Copy of Occupancy Certificate No,Javak No. NRV/ Cidco/ 15348/ 1665 Dated 05,07.2013 issued by Nashik

Municipal Corporation.

ll ) Copy of Approved Building Plan No.CD/ 83/ 7591 6129 Dated 16.03.2012 issued by Nashik lUunicip
Corporation.

4 Name of the owne(s) and his / thoir address (es)

with Phone no. (details of $are of oaclr o[,n6r in
case of joint ownership)

Sau. Manisha Shivajirao Musale

Residential Flat No, 14, ,[ Floor, "shreeyog Residency
Aparbnent", Behind Bhamre Misal, Prabhat Colony, Plot No,

14+15, Khode Mala Road, Taluka - Nashik, District - Nashik,

Na$ik, PIN Code - 422009, Country - lndia,

Contact Person :

Sau, l\ilanisha Shivajirao Musale (Owner)

Mobile N0.9890521889

sole ownership

5 Brief description of the property (lnduding

Leasehold / freehold etc.)

The property is a Residential Flat located on 4 Floor. The

composition of Residential Flat is 2 Bsdroom * Living Room
* Kitchen + WC * Bathroom * 2 Balmny + Passago, (2 BHK)

As per Approved Building the Compostion of Residential Flat

No. 14 is Living * Kitchen * WC * Bathroom * Passago +

Balcony But lnternal Change Done Site Passage Area it

Converted lnto 2 Bedroom So As Per Site lnspection tht
Compostion of Residential Flat No, 14 is Living * Kitchen +

WC + Bathroom * 2 Bedroom Passage * Balcony (i.e

2BHK)The property is at 11.3 distance from Nashik Roac

Railway Station.

e

Vostukolo Consultonts (l) P\rt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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a) Plot No. / Survoy No Plot No - 14+15Nar Survey No - 968/'l A€68/ 1/ lA€6&
1+2A*%8121 1

b) Door No Residential Flat No, 14

c) C.T.S. No. / Mllage

Ward / Taluka Taluka - Nashik

e) Mandal / District District- Nashik

0 Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issr.ring authority

Copy of Approved Building Plan Accompanying

Commencement Certificate No. CD/ 33 759/ 6'129

datsd.16.3.2012 issuod by Exocutivs Engineer Towr
Planning Nashik Municipal Corporation, Na$ik

h) Wh€thsr gonuineness or authenticity of approved

map/ plan is verified

Yos

i) Yes - As per Approved Building the Compostion of

Residential Flat No. 14 is Living + Kitchen + WC * Bathroorn
* Passage * Balcony But lntornal Change Done Site

Passage Area is Converted lnto 2 Bedroom So As Per Site

lnspection lhe Compostion of Residential Flat No. 14 is Living
* Kitchen + WC * Eathroom + 2 Bedroom Passage +

Balcony (i.e. 2BHK).

Any othsr commsnts by our enpanelled vduers
on authentic of approved plar

7 Postal address of the property Residential Flat No. 14, 4 Floor, "shreeyog Rosidency
Apaftncnf , Behind Bhamre l\4isal, Prabhat Colony, PIot No.

14+15, Khode lVala Road, Taluka - Nashik, District - Nashik,

Nastik, PIN Code - 422009, Country - lndia.

8 City / Town City - Nashik

Residential area Yes

Commercial area No

I Classification of the area

i) High / Middle / Poor lViddle Class

ii) Urban / Sami Urban / Rura

Coming under Corporation limit / Village

Panchayat / Municipdity Nashik Municipal Corporation

'11 Whether covered under any State / Central Govt
enactrnonts (e.g., Urban Land Ceiling Act) or

notified under agency areal scheduled area /
cantonment area

No

12 Boundaries of the property As per site As per Documont

I
T

IIII
T
T
TII

I
T

VASTUKALA An ISO 9001 ; 2015 Certified Compony

5a, Total L€aso Poriod & remaining period (if

loasehold)

Location of property

d)

lndustrial area No

Urban

10

Vostukolo Consultonts (l) Pvt. Ltd.



Valualion Report BOB / RO N6hik / Sau. Manisha Shiv4irao Musde(o115212308396) Page 5 of 26

North Plot No. 16 Plot No. 16

South Plot No. 13 Plot No. 13

East Plot No. 9, 10 & 11

West 6.00 lV. Colony Road 6.00 l\,'!, Colony Road

13 DimenSons of the site N. A, as property uMer consideration is a Residential Flat in

a building.

As per the Deed As per Actuals

North Open To Sky Open To Sky

South Flet No 15 & Staircrse Flat No. 15 & Staircaso

East Open To Sky Open To Sky

West Open To Sky Open To Sky

114 Latitude, Longitude & Coordinates of Flat 1 9"58'46.2'N 73",15'58.7"E

14 Carpet Area in Sq. Ft. = 842.45
(Area as p€r Sits m€asrrement)

Built Up Area in Sq. Ft. = 989.00

(Area As Per Deed of Apartrnent)

Carpet Area in Sq. Ft. = 823.00
(fuea As Per Deed of Apartment)

Built Up Aroa in Sq Ft. = 987.60
(Carpet Area + 20%)

1E Extent of the ste mnsidered for Valuation Built Up tuea in Sq. Ft. = 989.00

( Area As Per Deed of Apartment)

to Whethar occupied by the owner / tenant? lf
occupied by tenant since how long? Rent
received per month.

Owner Occupied

il APARTMENT BUILDING

1 Nature of the Apartmont Residential

2 Location

C.T.S. No.

Block No,

Ward No

Village / Municipality / Corporation

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No, 14, 4 Floor, "shreeyog Residency
Apartment", Behind Bhamre Misal, Prabhat Colony, Plot No.

14+15, Khode Mala Road, Taluka - Nashik, Diskict - Nashik,

Nashik, PIN Code - 422009, Country - India

IIII I
T

IIIII

T
T
T

T
T
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Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,] :20,]5 Certified Compony

Plot No. 9, 10 & 11

Extent of the site



3. Description of tho locality Residential /
Commercial / lvlixod

Residential

4 Year of Constructron 2013 (As per occupancy certificate)

Number of Floors Ground *4 Upper Floors

Type of Structure R,C,C. Framed Structure

7 Number of Dwdling units in the building 4rh Floor is having 2 Flats

8. Quality of Construction Normal

I NormalAppearanm of the Building

10 Maintenance of the Building Normal

11 Facilities Available

Lift l Lifr

Municipal Water SupplyProtected Water Supply

Underground Sewerage Connected to l\4unicipal Sewerage System

Car parking - Open / Covered Coversd Parking

Yesls Compound wall existing?

Yesls pavement laid around the Building

Residential Flat

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

Residential Flat No. 142. Door No. of the Flat

3. Specifications of the Flat

Roof R. C. C. Slab

Vitrified Tile FlooringFlooring

Teak Wood / Glass DoorDoors

Windows

Fittings Concealed plumbing with C.P. litings. Electrical wiring with

concealed

Finishing Cement Plastering with POP Finished

4 Houso Tax

Assessment No Details Not Available

Details NotAvailable

Tax amount Details Not Available

5. Electricity Service connection No

Meter Card is in the name of Details Not Available

I
T

TI
TI
T
TIIII
T
T

T
T
T
TIIIIII
T
T
T
T
TII
TI

II

Valudion Rspot BOB / RO Nashik / S6u Manisha Shivqirao Musdo(o11521/2308396)

Since 1989
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5.

6.

ilt

Wooden frame openable widow with M. S. Grill

Tax paid in the name of

Details Not Available

Vostukolo Consultonts (l) A/t. Ltd.



6 How is the maintenance of the Flat? Good

7 Sale Deed execrted in the name of Sau. Manisha Shivajirao Musale

8 What is the undivided area of land as per Salo

Deed?

NA

I What is the plinth area of the Flat? Built Up Area in Sq. Ft, = 989,00
(Area as per Deed of Apartment)

10 What is the floor space index (app,) As Per NMC Norms

11 Carpet Area in Sq. Ft. = 842.45

(Area As per acual sits msasurement)
Carpet Area in Sq. Ft. = 823.00

(As Per Area Desd of Apartment)

12. ls it Posh / I Class / l\rledium / OrdinaqP l\,ledium

ls it being used for Residontial or Commercial
purpose?

Residential Purpose

14 ls it Owner-occupied or let out? Owner Occupied

lf rented, what is the monthly rent? t 7,8001 (Expected rental inmme per month)

IV MARKETABILITY

1 How is the marketability? Good

What ara tho factors favoring for an extra
Potontial Valus?

Located in dsveloped aroa

3 Any negative factors are observed which affect
the market value in general?

NA

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 wih details / reference of at - least two

latest deals / fansactions with respect to adjacent
properties in the areas)

t 4000/- to { 54361 per Sq. Ft, on Carpet Area
t 333U- to { 45301 per Sq. Ft, on Built Up Area

2 Assuming it is a nsw construction, what is the

adopted basic mmposits rate of the Flat under
valuation after comparing with the specilications
and other factors with the Flat under comparison
(give details).

t 4,100/- per Sq. Ft.

3. Break - up for the rate

L Building * Ssrvices { 2,000/- per Sq, Ft.

ll. Land * others t 2,1001 per Sq, Ft.

4 Guideline rate obtained from the Registrar's Office

for new property (an evidence thereof to be

enclosed)

t
t
T

II T
T

I

Valuatioh Report BOB / RO Nashik / Sau. Manisha Shivqrrao Musde(o115212308396)

Since 1989

Page 7 of 26
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What is the Carpet area of the Flat?

'13

2.

t 38,3001 per Sq. M.

i.e. { 3,55&- per Sq, Ft,

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001 : 2015 Certified Compony
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Guideline rate(an avidonce thereof to be

enclos€d)

t 35,781/- per Sq. M,

i.e. { 3,32,U- per Sq. Ft.

5 Rsgistered Valua(if available) Purciase Valu6 - {2,060,000,00

Document No, -

Agreement Date - 30/09/2013

VI COMPOSITE RATE ADOPTED AFIER
DEPRECIATION

a Depreciated building rate

Roplacement cost of Flatwith Services (v(3)i) { 2,0001 per Sq, Ft

Age of the building 1'l years

Life of the building estimated 49 years Subject to propsr, preventive poriodic maintenanc€

& slructural rspairs.

Dopr€ciation percentage assuming tha salvags

value as 10%

16.50%

Depreciation Ratio of tho building

b Total composite rate anived lor Valuation

{ '1,6701 per Sq. FtDepreciated building rate Vl (a)

{ 2,1001 per Sq, Ft.Rate for Land & other V (3) ii

Total Composite Rate t 3,770/- per Sq. Ft.

Yes - As per Approvod Building the Compostion o

Residsntial Flat No. 14 is Living + Kitchsn + WC
Bathroom + Passagg + Balcony But lnternal Changr

Done Slte Passage Area is Converted lnto 2 Bedroom So

Ae Per Sito lnspection the Compostion of Residentia
Flat No. 14 is Living + Kitchen + WC + Bathroom + i
Bedroom Passage + Balcony (i.e. 2BHK).

Rsmarks

II

I
I
IIrIIII

III

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

1 Presentvalue of the Flat 989.00 Sq. Ft. 3,770.00 37,28,530.00

2 Wardrobes

3 Showcases

4 Kitchsn anangements

5 Superfine finish

6 Interior Decorations

7

8 Extra collapsible gates / grill works, etc.

I Potential value, if any

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900I : 2015 Certified Compony

Details of Valuation:

ot)/.

Elechicity deposits / electrical littings, etc,



10

Total value of the property 37,28,530.00

Realizable value of the property

19,75,200.00

Guideline value of the property (989.00 X 3,324.00) 32,87,436.00

IIIII

Valuation R€port BOB / RO N6hik / Sau. Manisha Shivqirao Musde(o115212308396) Page 9 of 26

Justification for Price / Rate

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

rate value in this case is less than ths markot value arrived by us. We are of the opinion that the value anive by us will prove to
be correct if an Auction of the subject property is carriod out. As far as Market Value in lndex ll is concerned, it is not possible to
comment on same, may be governmsnt rates are fixed by sampling during same point of time in part and whersas, Market

values change overy month,

ln most of the cases tho actual deal amount or Transaclion value is not rofled€d 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 inespective of any

fetors in markot,

The sales comparison approach uses the market data of sale pdcos to ostimate the value of a real estate property, Property
valuation in this method is done by comparing a property to oher simil* properties that have been recently sold. Comparable
properties, also known as comparables, or comps, must $rare certdn features with the property in question, Some of these
include physical features such as square footage, numbo of rooms, mndition, and age of the building; howevsr, the most
important factor is no doubt the location of the property. Adjustments are usually noeded to account for differences as no two
properties are exactly the same, To maks proper adjustments when comparing properties, real estate appraisers must know the
differences between the comparable properties and how to value these differences. The salgs comparison approach is
commonly used for Residential Flat, where there aro typically many comparables available to analyze. As the property is a
Residential Flat, ws havs 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 { 4000,00 to < 5436.00 per Sq, Ft, on Carpet Area / { 3334.00 to { 4530.00
per Sq. Ft. on BuiltUp Area. Considering the rate with attached report , current market conditions, demand and supply position,

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

and Commercial applicatton in the locality etc, We estimate t3,770.00 per Sq. Ft. on Built Up Area for valuation.

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

level must be incorporated) and their effoct on

j
&

Saleability Good

Likely rental values in future t 7,8001 (Expected rsntal income per month)

Any likely income it may generate Rental lnmme

@

{
Since 1989

VASTUKALA An ISO 9001 : 2015 Certified Compony

Othars / Car Parking

35,42,'104.00

Distress value of the property 29,82,824.00

lnsurable value of the propefi (987.60 X 2,000.00)

Method of Valuation / Approach

Vostukolo Consultonts (l) Pvt. Ltd.
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Actual Site Photoqraphs

Since 1989
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Valuslion Report BOB / RO l,l6hik / Sau. Menisha Shiv4irao Musde(o,l15212308396)
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Actual Site Photoqraphs

Since 1989
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Valuaton R€port BOB/ RO N6hik i Sau Manisha Shuiirao Mlsde(o115212308396)

Note: Red Placo mark shows the exact location of the property

Lonqitude Latitude: 19'58'46.2"N 73'45'58.7'E

Note: The Blue line shows the route to site distance from nearest Railway Station (Nashik Road - 1 1.3).

Since 1989

Pags 12 of 26
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Route Map of the propertv
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Multi-S-toried buildinq with Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready

reckoner wrll be increased as under:

reciation Pe en e Table

Since 1989

@

{
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3d.d rtF t rvooj..r gn*rer Tadr o.cr{ oaaa

uatron ol Proplrlrar rn ,rrharaahEt'--

ocation Details

Stamp Duty Ready Reckoner Market Value Rate lor Flal 38300

Flat Located on 4h Floor

Stamp Duty Ready Reckoner Market Value Rate (After

lncrease/Decrease) (A)
38,300.00 Sq. t\tu. 3,558.00 Sq. Ft.

Stanp Duty Ready Reckoner Market value Rate for Land (B) 15400

The difference between land rate and building rate(A-B=C) 22,900.00

Percentage after Depreciaton as per table(D) 11o/o

Rate to be adopted after considering depreciation [B + (C X D)l 35,781.00 Sq. [4tr. 3,324.00 Sq. Ft.

III

Location of Flat I Commercial Unit in the
building

Rate

On Ground to 4 Floors No increaso for all floors from ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units located between 5 to l0lloors

c) '1 1 Floors to 20 Floors lncrease by '1006 on units located between 11 to 20 floors

d) 21 Floors to 30 Floors lncrease by 1506 on units located between 2'1 to 30lloors

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

Completed Age of Building in Years Value in percent after depreciation

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

Vostukolo Consultonts (l) A/t. Ltd
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0 to 2 Years 100% 100%

Above 2 &upto5Years 950/o 95oi6

Above 5 Years Alter initial 5 year for evsry year 1

deprsciation is to be considersd. Howeve

rnaximum deductjon available as por this shall

bo 70% ot Market Value rate

XAfter initial 5 year for every year 1.5i

depreciation is to bo considered. Howeve

rnaximum d€ductjon available as p€r this shall

b€ 85% of Market Value rate

I

e

\r
VASTUKALA
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Property Flat

Source Housing.Com

Floor

Carpet Built Up Saleable

Area 1,000.00 1,200,00 1,440,m

Percentage 20% 20To

Rate Per Sq. Ft. {4,000.00 {3,333.00 12,ri8,00
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Property Flat

Source magic bricks

Floor

Carpet Built Up Saleable

Area 975.00 '1,170,00 1,404.00

20Yo 20o/oPercentage

t5,436.00 {4,530.00 {3,775.00Rate Per Sq. Ft
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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 aforosaid sp€cifications is t37,28,530.00 (Rupeos Thirty Seven Lakh Twenty Eight Thousand Five Hundred

Thirty Only) .The Realizable Value of the above property is t35,42,104.00 (Rupees Thirty Five Lakh Forty Two Thousand

One Hundred Four Only). The Distrsss Value is t29,82,824.00 (Rupees Twenty Nine Lakh Eighty Two Thousand Eight

Hundred Twenty Four 0nly).

Place :Nashik

Date.27.09.2024

For VASTUKALA CONSULTANTS (l) Pw. LTD.

Manoi 3fi'-';:tri9,ffi,]i}:ffi,
' Co"suh.ntr(,) trl. trd. oJ Mumb.',Chalikwar :::1#i36:j,{l:f'&":U,}

Director Aulh. Sign.

Manoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg, No. lBBllRV/o7 12018110366

Bank Of Baroda Empanelment No.: Z0 :MZ:ADV:z16:941

The undersigned has inspected the property detailed in the Valuation Rsport dat6d

on

t
We are satjsfied lhat th€ fair and reasonable markot value of the property is

(Rupees

only)

Date

Signature

(Name & Designation of he lnspecting Official/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Dsclaration-c{.rm-undertaking from the valuer (Annexur+lV) Attacted

Model code of mnduct for valuer - (Annexure V) Attached

Since 1989
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(Annexure-lV)

DEC LARATION.CU M.U N DERTAKING

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 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 27.09.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and fue valualion ofthe property.

d. My engineer Swapnnil Wagh has personally inspected the property on 26.09.2024. The work is not sub -

contracted to any other valuer and carried out by myself.

e. Valuation report is submifted in the brmd as prescribed by the ba*.

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

during my empanelment witr you, lwill inform pu within 3 days of stdr &panelment.

g. I have not been removed / dismissed ftom service / arployment ealitr.

h. I have not been convicted of any ofience and senbncsd to a brm of imprisonment

i. I have not been found guilty of miscondrct in my prtrssiond csacity.

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has not ?plied b be adjudicated as a bankup[

l. I am not an undischarged insolvent.

m. lhavenotbeenleviedapenaltyundersection2TlJof lncome{axAct, 1961 (430f 1961)andtimelimitfor
fling appeal before Commissioner of lncom*tax (Appeals) or lncome{ax Appellate Tribunal, as lhe case may

be has expired, or such pendty has been confirmed by lncome-tax Appellate 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 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 complete

and full disclosure

Since 1989
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r. lhavereadthe 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 lnternational 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 valuaton 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
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No Particulars Valuer comment

1 background information of the asset beinl

valugd;
lThe property under consideration is purchased by Sau, Manish

Shivajirao Musale from M/s. Shreeyog Builders & Developers vidt
Deed of Apartmsnt datsd 30.09.2013.

2 purpose of valuation and appointing authority As per the request from Bank 0f Baroda, RO Nashik to assess Fair

[/'larket Value value of tha property for Bank Loan purpose

3 idsntity of the valuer and any other expertr

involved in the valuation;

Manoj Chalikwar - Rsgd, Valuer

Swapnnil Wagh - Valuation Engineer

Binumon Moozhickal - Technical Manager

Rishidatt Yadav - Tecinical Officer

4 disdosure of valuer interest or c,onflict, if any; We have no interest, either direct or indirect, in the property valued.

Furlher to state that we do not have relation or any connsction with
property owner / applicant directly or indirectly. Further to state that we

are an indapendent Valuer and in no way relatsd to proparty owner /

applicant

6 dats of appointment, valualion date and date

of report;

Date of Apporntmenl - 27 .09.n24
Valuation Date - 27,09,2024

Date of Report - 27.@.n24

6 inspections and/or investigations undertaken; Physical Inspection done on - 26.09.2024

7 nature and sources of ths information used or

rslied upon;

Market Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Rogistsred Transactions

Online Pric€ lndicators on real estate portals

Enquiries with Rsal sstate consultants

Existing data of Vdua$on assignments carried out by us

8 Procedures adopted in carrying out tl
valuation and valuation standards followed;

6ales Comparative Method

9 restrictlons on use of the report, if any; This valuation is for the us€ 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 tho whole or any part of this valuation. The

valuer has no pecuniary intorest that would conflict with the props

valuation of the property.

10 major factors that were taken into accoun

during the valuation;

.currsnt market conditions, demand and supply posit
Residential Flat sizs, location, upswing in real estate prices, suslainod

demand for Residenlial Flat, all round development of commercial and

Commercial application in the locality etc.

11 major factors that wsrs not taken into account

during the valuation;

12 Caveats, limitations and disclaimers to thr

extont they explain or olucidate ths limitations

facad by valuer, which shall not be for tht
purpose of limiting his rssponsibility for th(

valuatron roport,

,Attached

n

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9O0l : 2015 Cerlitied Compony



Valuation Ropot BOB / RO Nashik / Sau. Manisha Shivdirao Musale(o1 1521/"2308396) P8{,a 21 ol26

Value Subject to Change

The subloct appraisal exercise is basod on prsvailing market dynamics as on27th Septomber 2024 and doss not

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

Our lnvestigations

We are not engagsd to carry out all possible investigations in relation to the subject property, Where in our rsport wo

idantify cortain limitations to our investigations, this is to enable the reliant party to instruct further investigations whsre

considered appropriate or where we recommend as nocessary 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 ass.rmptions for the purpose of providing

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

out instructions. The reliant party accepts that the valuation contains certdn Eeoific assmptions and acknowlsdge and accept

the risk of that if any of the assumptions adoptsd in ho valuation are irrconecl, then his may have an effect on ths valuation.

lnformation Supplied by Ohers

The appraisal is based on the informatron provided by the client, Tho same has been assumed to be correct and has

been used for appraisal exercise. Where it is statsd 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,

Future Matters

To the oxtsnt that the valuation includes any stdom€nt as to a futurs matter, that statoment is provided as an

ostimate and/or opinion based on the information knontn to VCIPL at the date of this document, VCIPL doss not warrant that

sudl statements are acoJrato or corrsct.

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.

Site Details

Basod on inputs received from Client's roprosentative and site visit conducted, we understand that the subject

property is Residential Flat, admeasuring 989.00 Sq. Ft. Built Up Area in the name ofSau. Manisha Shivajlrao Musale..

Further, VCIPL has assumed that the subject property is free from any encroachmsnt and is availablo as on the dats of ths

appraisal.

Property Title

Based on our discussion with the Client, we understand that tho subject property is owned Sau. Manisha

Since 1989
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Shivajirao Musale. For the purpose of this appraisal exerciso, we have assumed that the subject propsrty has a clear titlo and

is free from any encumbrances, disputss and claims. VCIPL has made no further enquiriss with the relevant local authorities in

this regard and does not cortify ths proporty as having a cloar and markstable title. Further, no legal advice regarding the title

and ownsrship of the subject property has been obtained for the purpose of this appraisal exercise. lt has been assumsd that

the titls d€eds are clear and marketable.

Environmental Conditions

Wo havs assumsd that the sub,sct property is not mntaminated and is not adversely affected by any existing or

proposed environmontal law and any processes lvtich are carried out on the property are regulated by envhonmental legislation

and are properly licensed by the appropriate authorities,

Area

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

admeasuring 9E9.fi) Sq. Ft. Built Up Area.

Condition & Repair

In the absence of any information to ths conlrary, we have assumed hat there are no abnormal ground conditions,

nor archaeological remains present which might adversely affect tho currgnt or future occupation, development or value of the

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

materials or suspect techniques will bs used in the construction of or subs€quent altgration or additions to the property and

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

parts and should not be taken as making an implied representatid or s'tatoment about stch parts.

Valuation Methodology

For the purpose of this valuation exerciss, tho vdudion methodology used is Direct Comparison Approach Method

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

The Direct Comparison Approach involves a compadson of ths property being valued to similar properties that have

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

historically been willing to pay (and sellers willing to accept) for similar properties in an opsn and competitive market and is

particulady usetul in estimating the valuo of tho Flat and properties that ars typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subject micro-market, ths appraiser would collats dotails of

older transactions, Subsoquently, the appraiser would analyse rental / capital value trends in he subject micro-market in order

to calculate the percsntage increase / decrease in values since tho date of the idontifiod transactions. This percentage would

then be adopted to prolsct ths cunsnt value of the same.

Where reliance has been placed upon external sources of information in applying the valuation methodologies, unless

otheruise specifically instructod by Clisnt and/or stated in the valuation, VCIPL has not independently verified that information

and VCIPL does not advise nor accopt it as reliable. The person or entity to whom the report is addressed acknowiedges and

accepts the risk that if any of the unverified information in ths valuation is incorrect, then this may havs an effect on ths

valuation.

Since 1989
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l{ot a Structural Survey

Ws state that this is a valualion rsport and not a structural survey

Oher

Page 23 of 26

Legal

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

realization of the sals value of the subject property. VCIPL is not requirod to givo testimony or to appoar in court by reason of

this appraisal report, with refersnce to the propsrty 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 assu mptions

Based on inputs received from tho clisnt and site visit conducted, we understand that the subject proporty is

Residential Flat, admeauring 909.00 Sq. Ft Built Up Aroa.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

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

render our opinion as to the titl6, which is assumed to be good and maketable.

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

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

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

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

such factors.

5. There rs no direcV 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

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 :20'15 Cerlilied Compony

All measurements, areas and agss quoted in our report are approximate,
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

dsalings with hiMts clisnts and othor valuers.

2. A vduar $all mdntain integrity by being honest, straightforuard, and forthright in all professional relation$ips.

3. A valuer shall endeavour to snsure that hs/it provides truo and adsquato information and shall not misrepresent

any facts or situations.

4. A valuer $all refrain from being involved in any action that vtould bring disrsputs to the profession,

5. A valuer $all keep public interest foramost 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 judgrnent,

7, A valuer shall carry out professional services in accordancs with tho relevant technical and professional standards

that may be specfled from time to tim€.

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

based on up-to-date developments in practice, prevailing reguldions / guidelines and techniques.

9. ln the preparation ofa valuation report, the valuor Srall not disclaim liability for his/its oxpertise ordeny his/its duty

of care, excopt to the extent that the assumptions are basod on statements of fact provided by the company or its

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

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

integrity, objectivity and independence.

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 valuers or professionals or for which the client can have a separate

arrangement with other valuers.

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

without the presence of any bias, conflict of interest, coarcion, or undue influence of any party, whsther dirsctly

connected to the valuation assignment or not.

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

terms of association to the company.

Since 1989
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'14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of external influences.

15. A valuer shall wherever noc€ssary disclose to the clients, possible sources of conflicts of duties and interests,

whil€ providing unbiased services

16, A valuer shall not daal in s€curitiss of any subject company after any timo when he/it first becomes awaro of ths

possibility of his / its association with the valuation, and in accordance with the Securities and Exchangs Board of

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

whidtever is earlier,

17. A valuer shall not indulge in 'mandate snatching' or offering 'convanience valuations' in ordsr to catsr to a

company or client's needs,

18. As an independent valuer, the valuer shdl not charge *ccess fea.

'19. ln any fairness opinion or independsnt expert opinion submittod by a valusr, if there has been a prior engagement

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

yoars.

Confidentiality

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

company, whtch 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 wrilbn contomporansous records for any docision taken, the reasons

for taking the decision, and the information and olidence in $pport of such decision. This shall be maintained so

as to sufficiently enable a reasonable person to take a view on the appropriatensss of his /its dscisions and

actions.

22. A ualuer shall appear, co-opsrats and be available for inspsctions and investigations carried out by the

authority, any person authorissd by the authority, the registered valuers organisation with which he/it is

registered or any othor statutory regulatory body.

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

Tribunal, the registered valuers organisation with whidr ho/it is rsgisterod, or any other statutory rsgulatorybody.

24. A valuer while respscting the confidentiality of information acquirsd during the courso of performing profssslonal

services, shall mainlain proper working papers for a period of three years or such longer psriod as requirsd in its

contract for a specific valuation, for production before a rsgulatory authority or for a peer review. ln the event of a

pending case before tho Tribunal or Appellate Tribunal, the record $rall be maintained till the disposal of the case.

Since 1989
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Gifts and hospitali$:

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 purposos of this code the term 'relative' shall have the sams meaning as defined in

clause (77) of Section 2 of ths 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 othgr

porson with a viow to obtain or retain work for himself / itself, or to obtain or retain an advantage in tho conduct of

profession for himself / itself,

Remuneration and Costs.

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

reflection of the work necessarily and proparly undertaken, and is not inconsistsnt Wth the applicable rules.

28. A valuer shall not accspt any fees or charges otherthan those which are dis,closed in a written contract with the

psrson to whom he would be rendering service,

Occupation, employability and restrictions

29, A valuer shall reftain 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 wtrich in the opinion of the authority or th6 registered valusr organisation

discredits the professon.

Miscellaneous

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

writton orders from the bank or housing financa instifutions and with knowledge of the concemed valusr.

32, A valusr $all follow tftis code as amended or revised from time to time.

For VASTUKALA CONSULIANIS (l) PW. LTD.
. DEn.lrY e'oned bY V.rqch.rlwar

Manol o.(cn M;^oj(h.r,rma o -vdur.r., Conjurrdt' 0) Pvr. Li(r- @ Munbr',

Chalikwar ilii;e'ir;T!:*l"rd,'#
Director Auth. Sign.

Manoj Chaliluar
Govt. Reg, Valuer

Chartsrsd Engineer (lndia)

Reg. No. lBB|/RV/07/2018/1 0366

t'/

Bank Of Baroda Empanelment No,: ZO:lVlZ:ADV:46:941
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