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Dale:23.11.2024

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 112, 3d Floor, Wing - A, "Morya Sunrise Apartment",

Near Madhuban Hotel, PIot N0.42 + 43 + 44, Mungsare Chandshi Road, Chandshi Shivar, Village - Jalalpur, Taluka

- Nashik, District - Nashik, Nashik, 422222, state - Maharashtra, lndia belongs to M/s. omkar Builders &

Developers . Name of Proposed Purchaser is illalati Sandip Kadam.

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

reference to lhe development of neighbourfimd and method seleded for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at t 37,26,000.00 (Rupeas Thirty Seven Lakh

Ts€nty Six Ihousand Only).

The valuatton of the property is based on tfre documents produced I the concem. Legal aspects have not been

taken into mnsideralions while preparing this repot

Hence certified

For VASTUKALA CONSULTANTS (l) PVT. LTD

Direclor Aulh. Si n

Manoi Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/'l 0366

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

Encl.: Valuation report

Eoundaries Building Flat

North Open Plot Flat No. 11 1 A Wing

South open Plot

East Road 9 l\,1. Road

West Open Plot Lobby, Lifi, Duct & Flat No. 109

c

c
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Vatuation Repo : BOB / RO Nashik / Malati Sandip Kadam(o1 2507i2309169)

To,

The Branch Manager'

Bank of Baroda

RO Nashik

BSNL Building, Data Mandir Road, Nashik Road' Nashik

422101

Vastukala Consultants tndia Pvt' Ltd'

4,'lstFloor,MadhushaEllte,VrunO"'nNtgt''Jatra'NandurNakaLinkRoad'Adgaon'Nashik-422003

VALUATION REPORT (IN RESPECT OF FLAT)

Vostukolo Consultonts (l) h/t' Ltd'

General

To assess Fair Market Value of the property for Banking

Purpose PurPose
Purpose for which the valuation is made

Date of inspectiona)2

23.11.2024
Date of which the valuation is madeb)

Development AuthoritY'

CopyolRERACertificateRegistrationNo.P5l600o50g0TDatedl5.05.2023issuedbyMaharashtraReal

List of documents produced for perusal:

l)CoovofNotarizedegreementforSaleDatedll.ll.2oz4betweenM/s.omkarBuilders&Developersffhe' 
Ownefl And Malati Sindip Kadam(fhe purchasefl'

ll)CopyofApprovedBuild|ngPlanNo'Nampradpra/Bhu..Ekafri/Mau'Jalalpur,Tal.Nashik/Gat.No.338+
340 + 341 / plot No. qz ri{i ii riii zdr o.t"o o8.12.2}22issued by Nashik Metropolitan Region

/ 00228 Dated 25.07.2024 issued by Nashik

/ Anti. Abhi. / Mau. Jalalpur, Ta. Nashik / Gat'

Metropolitan Region Development Authority'

Estate Regulatory Authority.

Coov ol Occupancy Certificate No.NAMRDA / FO / 2024 / APL

Metropolitan Region Development Authoity'

Copy of Commencement Certificate No'Jarak No' Nampravipra

ll"i33i - gaO * 341 + 483 Dated 29.05'2019 issred by Nashik

ill)

tv)

v)

3

I*ls. Omkar Builders & DeveloPers

Name of Prooosed Purchaser :

alati SandiP Kadam

Residential Flat No. I 12, 3'o Floor, Wing - A, "Morya Sunrise

Aoartment", Near Madhuban Hotel, Plot No 42 + 43 + 44'

Mungsare Chandshi Road, Chandshi Shivar' Village -

Jalat[ur, Tatuka - Nashik, District ' Nashik, Nashik,422222'

State - Maharashtra, lndia

Contact Person :

M/s. Omkar Builders & Developers (owne0

Mobile N0.9763500352

Sole OwnershiP

Name of 0wner:
Name of the owne(s) and his / their address (es)

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

case of loint ownership)

4

VASTUKALA

Since '1989

An ISO gOOl :2015 Cerlified ComPonY

1

21 .11.2024



Valuation Report: BOB / RO Nashik / Malati Sandip Kadam(012507/2309169)

Since 1989

Page 4 of 28

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 3'Floor. The

composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + WC + Bathroom + Toilet + Passage + 2 Balcony.
(2 BHK) The property is at '15.9 KN4 distance from Nashik
Road Railway Station.

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

6 Location of prope.ty

a) Plot No. / Survey No PlotNo-42+43+44

b) Door No Residential Flat No. 112

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

Ward / Taluka Taluka - Nashik

e) Mandal / District District - Nashtk

0 Date of issue and validity ot layout of approved
map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan No. Nampravipra / Bhu.
Ekatrii Mau. Jalalpur, Tal. Nashik / Gat. No. 338 + 340 + 341

/ Plot N0.42 + 43 + M + 45+ 2401Dated 08.12.2022 issued

by Nashik Metropolitan Region Development Authority.

h) Whether genuineness or authentcity ol approved
map/ plan is verified

Yes

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

No

7 Postal address of the property Residential Flat No. 112, 3d Floor, Wing - A, "Morya Sunrise
Apartment", Near Madhuban Hotel, Plot N0.42 + 43 + 44,
Mungsare Chandshi Road, Chandshi Shivar, Village -

Jalalpur, Taluka - Nashik, District - Nashik, Nashik, 422222,
State - Maharashtra, lndia.

I City / Town City - Nashik

Residential area Yes

Commercial area No

lndustnal area No

I Classification of the area

i) High / Middle / Poor Upper Class

ii) Urban / Semi Urban / Rura Urban

10 Coming under Corporation limit / Village
Panchayat / Municipality

Village - Jalalpur
Nashik Metropolitan Region Development Authority

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

No

-r=1\

VASTUKALA An ISO 9001 ; 2015 Certilisd Compony

d)

Vostukolo Consultonts (l) Pvt. Ltd.
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{
Since 1989

As per site
Boundaries of the ProPerty12

Adj. Plot No. 41Open Plot
North

Adj. Plot No. 46Open Plot
South

I M. RoadRoad
East

Adj. Plot N0.337Open Plot
WeSt

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

a building.
IJ Dimensions of the site

As per ActualsAs per the Deed

Flat No. 111 A WingFlat No, '1 11 A Wing
North

Plot No. 46Plot No. 46
South

I M. Road9 M. Road
East

Lobby, Lift, Duct & Flat No.

109
Lobby, Lift, Ducl & Flat No

109
WeSt

m"1'42.0'N 73'44'28.3',E
Latitude, Longitude & Co+rdinates of Flat13.2

Carpet Area in Sq. Fl. = 629.70

(Area as per Site measurement)

Carpet Area in Sq. Ft. = 621.00

(Area As Per Notarized Agreement for Sale)

tuilt Up Area in Sq. Ft' = 683.10

(Capet Area + '10%)

Extent of the site14

Caryet Area in Sq. Ft. = 621.00

( fuea As Per Notarized Agreement for Sale)
Extent o{ the site considered for Valuation15

Vacant
Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent

received per monlh.

16

ll APARTMENT BUILDING

Residential
Nature of the Apartment

Location

C.T.S. No

Block No

Ward No.

Village - Jalalpur,

Nashik Mekopolitan Region Development Authority
Village / Municipality / Corporation

An ISO 90Ol : 2015 Cerlified Compony

vatuation Repod:BOB / RO Nashik / Malalisandip Kadam(012507i2309169)

As per Document

1

2.

Vostukolo Consullonts (l) hrt. Ltd.
VASTUKALA



Valuation Report BOB / RO Nashik / Malali Sandip Kadam(o125072309169) Page 6 of 28

Residential Flat No. 112, 3. Floor, Wng - A, "Morya Sunrise
Apartment", Near Madhuban Hotel, Plot No. 42 + 43 + 44,
Mungsare Chandshi Road, Chandshi Shivar, Village -

Jalalpur, Taluka - Nashik, District - Nashik, Nashik, 422222,
State - Maharashtra, lndia

Door No., Street or Road (Pin Code)

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 2024 (As per occupancy certificate)

5 Number of Floors

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

7 Number of Dwelling units in the building 3'd Floor is having 4 Flats

Quality of Construction Good

I Appearance of the Building Good

10 Maintenance of fre Building Good

11.

Lifr 1Lifr

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavenEnt laid around the Building Yes

ilt Residential Flat

I The floor in which the Flat is situated 3' Floor

Door No. of the Flat Residential Flat No. 112

3 Specilications of the Flat

Roof R. C. C. Slab

Vitrified Tile Flooring

Proposed Teak wood door frame with flush doors

Windows Aluminium Sliding Windows with window grills

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

Finishing Cement Plastering

4 House Tax

Assessment No. NA

Tax oaj;li the narggpj" ,r.n f //\NA

VASTUKALA An ISO 9001 :2015 Certified Compony

Ground+6UpperFloors

8.

Facilities Available

Flooring

Doors

Vostukolo Consultonts (l) Pvt. Ltd.
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Valualion Repo(: BOB / RO Nashik / Malati Sandip Kadam(o12507/230s169)

Since '1989

NATax amount

NA
5

NA
Meter Card is in the name of

GoodHow is the maintenance of the Flat?

Name of Owner :

M/s. Omkar Builders & DeveloPers

Itialati Sandip Kadam
Name of Prooosed Purcha

7 Sale Deed executed in the name of

NA
What is the undivided area of land as per Sale

Deed?

8

Built Up Area in Sq. Ft. = 683.00

(Carpet Area + 10%)
What is the Plinth area of the Flat?I

As per NMRDA Norms
What is the floor sPace index (aPP.)

Carpet Area in Sq. Ft. = 629.70

(Area As per actual site measurement)

Calpet Area in Sq. Ft. = 621.00

(Area As Per Notarized Agreement for Sale)

What is the CarPet area of the Flat?11.

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

Residential Purpose
ls it being used for Residential or Commercial

purpose?
IJ

Vacant
14 ls it Owner{ccupied or let out?

t 7800/-
lf rented, what is the monthly rent?15.

MARKETABILITYtv

AverageHow is the marketabilitY?

Located in Developing fuea
What are the factors favoring foI an extra

Potential Value?

NAAny negative factors are observed which affect

the market value in general?
3

Ratev

{ 46311 to { 78191 per Sq. Ft. on Carpet Area

{ 38591to { 6516/- per Sq. Ft. on Built Up Area
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)

{ 6,0001 per Sq. Ft
2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation afler comparing with the specillcations

and other factors with the Flat under comparison

I
TI

VASTUKALA An ISO 900I : 2015 Certified ComPonY

Electricity Service connection No.

6.

10.

1

2.

,1

(give

Vostukolo Consultonts (l) R/t. Ltd.



V8tu8lim Rcport BOts / R0 N$hik / Mahti Sandlp Xadam(ol2507/23tr9169)

Route Map of the oropertv

Note: Red Place ma* shows lhe exacl locatjon of the property

Lonqitude Latitude: 20.t'42.0.N 73.44'28.3,,E

Note: The Blue line shows the route to site distance fom nearest Railway station (Nashik Road - 1s.9 KM)

Since '1989

Page 12 of 28
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Vstuelion Repdt BoB / Ro ilashik / M.htj S'ndh Kadam(012507i2309169)
Page '13 oi 28

Readv Reckoner Rate

Muhi-Storied buildino with Lift

Fo|["d*-.I pr*1,_[ / rommercial unil / office on above floor in multistoned building, the rate mentioned in the ready

reckoner will be increased as under:

@ Department of Registration and Stamp

Government ol Maharashtra
fiEUft e gqi6 Blnrr*

e5qErtrP {TS{

Annual Statement of Ratcs Ver' 2'O

(qrqnTilTtqfE 3flqfr2.0)

Y:lr.tion Gui,.[rE LUrOjl!.ElCd
Homc

ftfi1 ?'{ftrr rsr (Rr. 4

24500Ffor ata RateUCen arkeeckR 0eRDtaS adywmp

Flat Loc€ted on 3d Floor
Sq. Ft.2,276.mSq. mtr.24,500.00

Stamp Duty Roady Reckoner lua etVa lue Rate (After

lncrease/Decrease) (A)
1940La ndfoRateua (Buen arketl\,1ckoReaRe dUD vStam typ

22,560.00di lated bud te (A-Bn an ngCEren betweehT de iffe
100%e Dbta0nti saDe recrafta e perP percentage

Sq. Ft.2,276.00Sq. Mtr.24,500.00xC Dnoati )Idec no sideafte preringR betoate adopted

Vostukolo Consultonts tl) P!4. Ltd.

RateLocation of Flat I Commercial Unit in the

building

No increGe for a[ floors from ground to 4loorsOn Groun 4a)

VASTUKALA An ISO 9OO'l :2015 Certified ComPonY

YG,rr :::-:::a

s.bdvr.e. M3uJeJalala9ur

SelcxtLocat.t fr<ffi'a'€rr-

l*
1- 1-z;=

27 }ti-a

tB +



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

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

d) 21 Floors to 30 Floors lncrease by 15% on units lo€ted between 21 to 30 floors

e) 3l Floors and above lncrease by 20% on units located on 31 and above floors

VakEtion Repo(: 8Og / RO Nashik/ Mahti Sandip Kadam(ol2507/2309169)

Since 1989

Page 14 ot 28

T

fi

Value in percent afier depreciation

R.C,C Structure / other Pukka Slructure

0 to 2 Years 100% 100%

Above2&upto5Years 95% oq0/-

Above 5 Years After initial 5 year {or every year 1%
depreciation is to be considered. However
maximum deduction available as per this shall
be 70% of Ma*et 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

Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 i 2015 Certified Compony

Completed Age of Building in Years

Cessed Building, Half or Semi.Pukka
Structure & Kaccha Structure.
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Valuation Repod: BOB / Ro Nashik / Malati Sandip Kadam(o12507n309169)

Since 1989

Price Indicators

FlatProperty

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

5thFloor
SaleableBuilt UpCarpet

1,320.001,100.00Area
20Yo204/o

Percentage
{5,429.00{6,515.00{7,818.00Rate Per Sq. Ft.

Pos prop.rry E!

r85 Lac

why .hdkl yd con!*t.t tlnt ProP.ny?

99acres
6

VASTUKALA An ISO 9O0l : 2015 Certified ComPonY

1,584.00
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Vostukolo Consultonts (l) R/t. Ltd.



Valuation Reporti BOB / RO Nashik / iralati Sandip Kadan(o1 2507/2309169) Page 16 of 28

Since '1989

Vostukolo Consultonts (t) A/t. Ltd.

Property Flat

Source Makaan.com

Floor

Carpet Built Up Saleable

Arca 855.83 1,027.00 1,232.40

Percentage 20%

Rate Per Sq. Ft. {7,408.00 {6,173.00 t5,144.00

mokoori,

2 BHK Apartment -
@

63.4
c Under Constru<tion 2

Description

lr h35 a saEbE area (
per sqft Th€ hous€ r!

co'tstructrcn as of ns
tor the resdents. h is

/ sqtl and rt
nrsh€d. Thrs

onnecled to

lpriel
rtlal cor

th€ crtyareas. Pleare contacl ,o

No

P516000311430, P51600034705, p5l600029154,

P5 t600025058. P5160002S197

Amenities

neqresi For Ste Vrsit

VASTUKALA An ISO 90Ol : 2Ol5 Cedified Compony

o

No Oeposit Unfurnished

Price !ndicators
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Valuation Regort BoB i RO Nashik i Malati Sandip Kadam(o1 2507/2309169)

Since 1989

Vostukolo Consultonts (l) Pvt. Ltd

Flat
Property

Makaan,com
Source

Floor
SaleableBuilt UpCdpet
1,232.401,027.00355"83

Area
200k200k

Percentage
{5,193.00{6,232.00{7378.00

Rate Per Sq. Ft

t @Urent Propetty r'* @ r-o9 rn

mokoon

2 BHK APartment -

64
Under Construction 2C

Description

rsazb rstor€y aFartmert etuatd In ABH D'{eloEc{s Leela'Gd

It has 3 burlt-up area of 1027 sqft and ls p/rced at R5'

. unfu$,9hed property. lt is an under-conslruct'on

t is mlde rn wav to provide a comforteble llvioq

No No Deposit Unfurnished

P5160OO3.l43O, P51500034705, P51600029154

P5l60oo2505E. p51600025197

Amenities

llr h.tt rt{. 
'ra{ 

Bn

fbque.f tof Sit€ Ytsit

o

An ISO 90Ol :2015 Certified ComPonY

Price lndicators

VASTUKALA



Valualion Reporti BOB / RO Nashik / l,ialati Sandip Kadam(o12507i2309169)

Details of Valuation:

Page 8 of 28

3 Break - up for the rate

l. Building + Services { 2,0001 per Sq. Ft

ll. Land + others { 4,000/- per Sq. Ft.

Guidefine rate obtained from the Registrar's Office
for new property (an evidence thereof to be

enclosed)

t 24,5001 per Sq. M.

i.e. { 2,2761 per Sq. Ft.

Guideline rate(an evidence thereof to be

endosed)
N.A. Age of Property below 5 year

R Registered Value(if available) N.A.

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

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

Age of the building Less than 1 year

Life of the building estimated 60 years Subject to proper, preventive periodic maintenance
& slructural repairs.

Depreciation percentage assuming the salvage
value as 10%

N.A. Age of Property below 5 year

Depreciation Ratio of the building

b Total mmposite rate amved for Valuaton

Depreciated building rate Vl (a) { 2,000f per Sq. Ft.

Rate for Land & other V (3) ii t 4,0001 per Sq. Ft.

Total Composite Rate t 6,0001 per Sq. Ft.

Remarks

r
T
T

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

1 Presenl value of the Flat 621.00 Sq. Ft 6,000.00 37,26,000.00

2 Wardrobes

3

4

5 Superfine linish

6 lnterior Decorations

7

8 ExUa collapsible gates / grill works, etc.

I PotentiallcluS, if any \

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUI(ALA An ISO 9OOl :2015 C6rtified Compony

4.

Showcases

Kitchen arrangements

Electricity deposits / electncal littings, etc.
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Valuation Repoi: BoB / RO Nashik / Malati sandip Kadam(o12507/230916s)

Others / Car Parking10
37,26,000.00

Total value of the ProPerty
33,53,400.00

Realizable value of the ProPertY
29,80,E00.00

Distress value of the Property
13,66,200.00

nsurable value of the property (583',l0 X 2'000'00)

15,54,736.00
Guideline value ofthe propefi (683',l0 X 2'276'00)

TheMarketValueofthepropertyisbasedonlactsolmarketsdscoveredbyusduringourenquiries'howeverhegovemment
rate value in this case is les" trrn r,e ia*Lt value anived by rs. We are oi the opinion that the value anive by us u'[ pruve to

b€ conect if an Auction of tre subiJp.p.tt, i, ..r.0 ort. k fa.as Market value in lndex ll is concemed' it is not possltte lo

comment on same, may ue govemm;iirates are fixed by sampling during same point of time in part and whereas, Market

values change every monh.

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

practices. As Valuer, *" ,r*,.v. t,y to gi,e a vatue wtrictr is correct reflection of actual transaction value irrespective ol any

Justification forPrice / Rate

Method of Valuation/Ap roach

factoB in market.

Thesalescomparisonapproachusesthemarketdataofsalepimtoestimatettlevalueofarealestateproperty.Prcperty
valuation in this method is done o1, *rprriig ;p.perty to ofter 31,1*lar properties that have been recenty so6' csreraue

properties, also known ., .orprr.ut..i o, .-o.pr, ,urt ,tt,. certain features with the property in question. some of tlrcse

include physical features such ., .lu"r" footage, number- of mms, mndition, and age of the buildingi however' tte most

important factor is no doubt the tocation oI the property' Adirshs{s are usually needed to account for differences as no two

properties are exactly the same. To mak. prop.i aojutt artulrn companng properties, realestate appraisers must know he

differences between the ,orprrruta properties and hou to vahe these differences' The sales comparison approach is

commonlyusedforResidentialFlat,wherelherearetyd{:a[yrnanycomparablesavailabletoana|yze.Asthepropertyisa
Residential Flat, we have adopted i.t" corp.ri.on npito*t mtroo ot the purpose of valuation The Price for similar type of

property in the nearby vicinity is in the ranqe or t +oi1.m b { 78'19.00 per Sq. Ft. on Carpet Area / { 3859.00 to { 6516'00

[rrio.'ti... er,hup nrea. ionsioering thi rate with attadcd rcoort , ctnent market conditions ' 
demand and supply position'

Flat size, location, upswing in re.t e.ta"t. prices , sustained-detrgd for Residential Flat' all round development of Residential

.nJ Correr.i.t ,pitication in ttre tocality etc. We estimate 16,000.00 per Sq. Ft. on Carpet Area for valuation.

(,

Since l989

Vostukolo Consultonts (l) h/t' Ltd.

lmpending threat of acquisition by government for road

wlOening-l publics service purposes, sub merging,&

appticaUiirty ot CnZ provisions (Distance from sea'cost / tidal

level must be incorporated) and their effect on

Average
SaleabilitY

{ 7800/-
Likely rental values in future

Rental lncome
Any likely income it may generate

VASTUKALA An ISO 9OOl : 201 5 Certified Compony
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Actual Site Photoqraphs

{
Sinoo 1989
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ActualS ite Photo raphc
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Since 1989
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{r Since 1989

Property Flat

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

Floor 4th

Garpet Built Up Saleable

Area 766.67 920.00 1,104.00

Percentage 200/0

Rate Per Sq. Ft. {4,630.00 {3,859.00 t3,216.00

a

t35.5 Lac 2BHK 2Barhs

E@t

t f
2 l&r@mi, 2 e.rn.oomr, , B.t<onE

4 35.t t.(
C 145! F rg.tt ,r.!..r-.

P.r.dir. 9.l,.,hMn.y.r H.ftnt

/ c

U

Wty tli@ld yo{ ontxr.r rhB prop.ny?

@ @ ffiaa.il s.ar no.d

flrtr 9ltu, Y..iu (ornpa.mr

99acres ffir6
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Asaresultofmyappraisalandanalysis,itismyconsideredopinionthatthevalueoftheabovepropertyintheprevailing

condition with aforesaid specifications is t37,26,000.00 (Rupees Thirty seven Lakh Twenty six Thousand only) 'The

Realizable Value of the above property is t33'53'400'00 (Rupees Thirtv Three Lakh Fifty Three Thousand Four Hundred

Only).TheDistressValueist29,80,800.00(RupeesTwen$NineLakhEightyThousandEightHundredonly).

Valustion Report: BOB / RO Nashik / Malati Sandip Kadam(ol2507/2309169)

Place :Nashik

Dale .23.11.2024

tiistahrc
(Name & Designalim o[ tre lnspecling Offcial/s)

F OT VASTUKALA CONSULTANTS (I) PVT' LTD.
DEiG Y$n d b, rA^oi (h.|*wn
aN. c.EM.nol chtlr,f, ev.ttur.b

Manoj Chalikwar

Direclor

i'drt B0)Pu trd.d}.r,t '6'r.
€rEls.nqa,.sturr.,s < t{
|.b.zora I t.t, ra.l055105'lO

0n lv)

Date-

Counterstgned

(BRANCH MANAGER)

Since 1989

Auth ign-

ilanoi Chalikrs
Govt. Reg. Vahet

Ctrartered Engineer (lndia)

Reg. No. |BBI/RV[7Z01 8/'1 0366

a"ir Of Artod, erpanelment No : ZO :MZ:ADV:46:94'I

the undersigned has inspected the property d

. We are satisfed that he fah and reasonable market value of the property is
on

{ (Rupees

{r

Enclosures
Attached

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

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

Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An ISO 9001 : 20'15 Certified Compony
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(Annexure.lV)

DECLARATION.CUM-UN DERTAKING

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 23.11.2024 is true and conect to the best of my
knowledge and belief and I have made an impartial ard tue valuation of the propefi.

d. My engineer Swapnnil Wagh has personally inspected the property on21.11.2024. The work is not sub -
contracted 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 wihin 3 days of such depanelment.

g. I have not been removed / dismissed fom service / enpbyrnent earlier.

h. I have not been convicted of any ofience and sentenced b a tern of imprisonment

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

j. I have 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 l am not an undischarged insolvent.

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

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 disclqgure

{
Since 1989

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

I, Manoj Chalikwar do hereby solemnly afflrm and state that:



Valuation Report: BOB / Ro Nashik / Malati $ndip Kadam(o12507i2309169)

r.lhavereadtheHandbookonPolicy,standards.andproccdute.forReatEdalieVarhnlhin'2o11o{
the IBA and this report is in co;formity 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 the respective

asset class is in conformity to the 'standards' as enshrined for valuation in the IVS in 'General standards' and

,AssetStandards,asapplicaute.Thevaluationreportissubmittedintheprescribedformatofthebank.

t'labidebytheModelCodeofConductforempanelmentofvaluerintheBank.(AnnexureV.Asignedcopyof
same to Le taken and kept along with this decJaration)

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

v. I am a Valuer, who is competent to sign this valuatiot rcport'

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 proide tlre following information'

{
Srnce'1989

Vostukolo Consultonts (l) R/t. Ltd.
VASTUKALA An ISO 9@1 :2015 Certified ComPonY
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Since '1989

@

{

No. Valuer comment

1

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

Market Value value of the property for Banking Purpose purpose

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

Mano.l Chalikwar - Regd, Valuer

Swapnnil Wagh - Valuation Engineer

Vaishali Sarmalkar - Technical Manager
Rushikesh Pingle - Technical Officer

4 disclosure oJ 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 directly or indirectly. Further to state that
we are an independent Valuer and in no way related to property

owner / appliBnt

5 date of appointment, valuation date and date of
report;

Date of Appointrnenl - 22.11.2024
Valuation Date - 23.1 1.2024

Date of Report - 23.11.2024

o inspections and/or investigations undertaken; Physical lnspection done on - 21.11 .2024

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

Ma*et Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Regislered Transactions

Online Price lndicators on real estate portals

Enquiries with Real estate mnsultants
Existing data of Valuation assignmenls canied out by us

I Procedures adopted in carrying out the valuation

and valualion 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 ot the property.

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

11 major factors that were not taken into account
dunng the valuation;

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

Attached

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

background information of the asset being
valued;

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

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
mmmercial and Commercial application in the locality etc.
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Assum ns Di clai imitations & ual ificationsrS L
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Value Subject to Change

Thesubjectappraisalexerciseisbasedonprevailingmarketdynamicsason23rdNovember2024anddoesnot

take into acmunt any unforeseeable developments which could impact the same in the future'

Our lnvestigations

Wearenotengagedtocarryoutallpossibleinvestigationsinrelationtothesubjectproperty.Whereinourreporlwe

ldentify certain limitations to our investigations' this is lo enable the reliant party to inskuct further investigations where

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

occasioned by a decision not to conduct further investigations'

Assumptions

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

valuationadvicebecausesomemattersarenotcapableofmrratecalculationsorfalloutsidethescopeofourexpertise,or

out instructions. The reliant party accepts that fte valuation curtais cerbin specific assumptions and acknowledge and accept

the risk of that if any of the assumptions adopted in the valudin ae inmnect, then ttris may have an effect on the valuation'

lnlormation SuPPlied bY Oherc

Theappraisalisbasedonlheinformarionprovidodbytredent.Thesamehasbeenassumedtobeconectandhas

been used for appraisal exercise. where it is stated in the t€pofi that another party has supplied information to VCIPL' this

information is believed to be reliable but vclpL can accept m tcspdr*bility if this should prove not to be so'

Future Matters

To the extent that the valuation includes any d*menl as to a future matter' that statement is provided as an

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

such statements are acc,urate or conect'

Map and Plans

Any sketch, plan or map in this report is included b Nist the reader while visualising he property and assume no

responsibility in mnnection with such matters

Site Details

Based on inputs received from client's representative and site visit conducted, we understand that the subiect

property is Residential Flat, admeasuring 621.00 sq. Ft. Carpet Area in the name of M/s' omkar Builders & Developers ' '

Name of proposed purchaser is alati sandip Kadam.Further, vclPL has assumed that the subject property is lree from any

encroachment and is avallable as on the date of the appraisal'

Property Title

"tF
G

our disglf,Er0qWiSr the Client, we undersbnd that the subiect pro

Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An lSO9OOl :2015 Certiried ComPonY
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Developers . Name of Proposed Purchaser is Malati Sandlp Kadam.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 subject property has been obtained for the

purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and ma*etable.

Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any existing or

proposed environmental law and any processes which are camed out on the property are regulated by envrronmental legislation

and are propedy licensed by the appropriate authorities.

Area

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

admeasuring 621.00 Sq. Ft. Carpet Area.

Condition & Repair

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

nor archaeological remains present rvhid might adversely affect the cu[ent or future occupation, development or value of the

property. The property is free from rat, infestation, sbuctural or latent defect. No cunently known deleterious or hazardous

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

comments made in the property details do not purport to exgess 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 raluation methodology used is Direct Comparison Approach l\rtethod

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 mmpetitive market and is

partiatlarly useful in estimating the value ofthe 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

oldel transactions. Subsequently, the appraiser would analyse rental / capital value kends 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 adopted to project the cunent value of the same.

Where reliance has been placed upon extemal sourc€s of information in applying the valuation methodologies, unless

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

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 ma

valuation
Since 1989
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Not a Structural Survey

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

0ther

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 subject property. vclPl 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 anangement has been made thereof, Further, no lega|

advice on any aspects has been obtained for the purpose of hjs appraisal exercise'

PropertY sPecifi c assumPtions

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

Residontial Flat, admeasuring 621'00 Sq' Ft' Carpet Arca

ASS ONS c S o AND LAIM S

1. we assume no responsibility for ma6e6 of legal ndne-efieding tre property appraised or he title trereto' nor do we

render our opinion as to the tille, which is assumed b be glmd and maketable'

2. The property is valued as though under responsible orr*rdil'

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

4. lt is assumed that there are no hidden or umpparent cordlions of the subsoil or slrudule that would render it more or

less valuable. No responsibility is assumed for sudt cuditions or for engineering lhat might be required to discover

such factors.

5. There is no direcU indirecl interest in the property valued'

6. The rales for valuation ol he property are in accordance sffi he Govt. approved rates and uevailing maftet rates

Since 1989

o

{r Vostukolo Consultonts (l) R/t. Ltd.
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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

dealings with his/its clients and other valuers.

2. Avaluershall maintain integrity by being honest, straightfonrvard, and forthright in all professional relationships.

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

any facts or situalions.

4. A valuer shall refrain from being involved in any actron 0rat 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 ludgment.

7. A valuer shall carry out professional services in accordance wih the relevant technical and professional standards

hat may be specified fom time to tjme.

8. A valuer shall continuously maintain professional knolledgo and skillto provide competent professional service

based on up.todate developments in pradice, prevaikg rcgulations / guidelines and techniques.

9. ln the preparation of a valuation report, the vduer shall nd disdaim liability for his/its expertise or deny his/its duty

of care, except to the extent that the assumptrons are based on statements of fact provided by the company or its

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

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

integrity, objectivity and independence.

11. A valuer shall cleady 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 lor 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 thal his/its decisions are made

without the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

connected to the valuation assignment or not.

13. A valuer sh6ll not take up an assignment if he/it or any of his/its relatives or a

terms ny

VASTUXALA An ISO 9001 : 20I5 Cerlrfied Compony
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14. A valuer shall maintain complete independence in his/its pro{essional relationships and shall conduct the

valuation independent of exlemal iniuences'

l5.Avaluershallwherevernecessarydisclosetotheclients,possiblesourcesofconflictsofdutiesandinterests'

while providing unbiased services

16. A valuer shall not deal in securities of any subject company afler any time when hefit first becomes aware of the

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

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

whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching' or otfering 'convenience valuations' in order to cater lo a

company or client's needs

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

.lg. ln any faimess opinion or independent experl opinion submitted by a valuer, if there has been a prior engagement

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

years

ConfidentialitY

20. A valuer shall not use or divulge to other clients orany other party any conlidential information about the subiect

company,whichhascometohis/itsknowledgewittroutproperandspeciflcauthorityorUnlessthereisalegalor

professional right or duty to disclose'

lnformation Management

21 . A valuer shall ensure that he/ it maintains written contemporaneous remrds 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 ol his /its decisions and

actions.

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

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

registered or any other statutory regulatory body'

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

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

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

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

contract for a specific valuation, for production be(ore 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'

Since 1989{r Vostukolo Consultonts (l) R/t. Ltd.
VASTUKALA An ISO 9OO1 :20'15 Certilied ComPonY
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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 'relative' 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 / itsell or to obtain or retain an advantage in the conduct of

profession for himself / itself.

Remuneration and Costs.

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

reflection of the work necessarily and properly underlaken, and is not inconsistent with the applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are disclosed in a written contract 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 which in the opinion of the authority or the registered valuer organisation

discredits the profession,

Miscellaneous

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

Mitten orders from the bank or housing finance institutions and with knowledge of the concemed valuer.

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

For VASIUKALA CONSULTANTS (l) PVI. LTD
oehrltiqn d hy riLml ch.lt*.r
ON Gli.rc, Ch.l'!f,.'. o-v.nuk L

Manol LnallKWaf cdlulbs0,r" Lid.d rumb:(
- .iJl-Q.4&.nurr, dq, (ji

Direclor Auth Sign

Manoj Chalikwar

Govl. Reg, Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/10366

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

{
Since 1989
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