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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 9, 2"d Floor, "Shiv Harmony", Near Angel English

School, Panchak, Plot No. 1, Jail road, Village - Panchak, Taluka - Nashik, District - Nashik, Nashik, 422,101 , State -

Maharashtra, lndia belongs to Shri. Pankaj Kumar.

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 at t 40,36,800.00 (Rupees Forty Lakh Thirty Six
Thousand Eight Hundred Only).

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

taken into considerations while preparing thls report.

Hence certified

For VASTUKALA CONSULTANTS (t) PW. LTD.
O{ltrry jig..d hy tl.nq Ch.ttw.r
D o:rl. q Or.nler, @v.rtur,b

Manol LnaltKwar (erd 0iai L,d-d-r,,,$a
EMot .tut6t 19. eli

Dn.r02a r rrl r.rlr.a +05,

Direclor Auth tgn.

illanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

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

Encl.: Valuation report

Boundaries Flat

North Building Marginal Space

South Building Flat No. 10 & Staircase

Buildrng Marginal Space

West Road Flat No. 8

9

t{.alr& 4 lst fl,oor, Modhusho €lho, Vrundovon trogor, Jotro Nondu Noko Linr Rood,
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€moil no6hlk@Vo.tutoro..co.inl T.t : +9] 253 4068262/98903 80564

Our Pan lndra Presence at :

No.td€d gThone Ahmedobod 9 ErslhlNCR
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Valuation Reporl BOB i RO Nashik / Shi' Pankaj Kuma(o12515/2309172)

To,

The Branch [llanager,

Bank Of Baroda

RO Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik

Vastukala Consultants lndia Pvt' Ltd'

4, 1st Floor, Madhusha Elite, Vrundavan Nagar, Jatra - Nandur Naka Link Road' Adgaon' Nashik - 422003

VALUATION REPORT (IN RESPECT OF FLAT)

General

To assess Fair Market Value of the property for Banking

Rnpose Purpose.
Purpose for whictl the valuation is made

n.|.2024Date of insPectiona)2

23.11.2024Date of \flhich the valuation is madeb)

List of documents produced for perusal:

l) copy of Notarized Agreement for sale Datett 08.11 .2024 between M/s. Landmark lnfta(Ihe Developas) fuid
- 

Shri. Pankai Kuma(The purdlase|'

ll)CopyofApprovedBuildingPlanNo.C4llgDabd16.0T.202lissuedbyNashikMunicipalCorporalin.

lli) copy of occupancy certilicate No.Javak No. NW / Nashik Road / 29939 / 2022 Dated 29.06.2022 issred by

Nashik Municipal CorPoration '

tV) Copy of commencement certificate No.LND I BP /C4 / 79 I 2021 Daled 16'07 '2021 issued by Nashik

MuniciPal Corporation.

V)CopyofRERAcertificateRegistrationNo.P5l6000300g5Dated2g.0T.202lissuedbyMaharashbaReal
Estate Regulatory AuthoritY

3

Fiesidential Flat No.9,2^d F(oo(, "Shiv Harmony", Near

Angel English School, Panchak, Plot No. 1' Jail road, Village

- Canchak, Taluka - Nashik, District - Nashik, Nashik'

422101 , State - lt/aharashtra, lndia

sole ip

Contact Person :

Shri. Pankai Kumar

Shri. Pankai Kumar (Owner)

Mobile No. 9823795885

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

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

case of ioint orvnership)

4

Residential Flat located on 2'd Floor. The

sidential Flat is 2 Bedroom + Living Room

Toilet + Passage + Balcony. (2 BHK) TheKi +A. ISO gOOt : 2015 cerfi fodTUKALA
sehold

de5

Total Lease Period & remaining period (il

leasehold)

'|,/.$t'.rl(ilc Consultonts (l) Art. t-td

422101

,1

.property is at 4.8 KM distance from Nashik Road Railway

Station.
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6 Location of property

a) Plot No. / Survey No Plot No - l New Survey No - 53/2

b) Door No. Residential Flat No.9

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

d) Ward / Taluka Taluka - Nashik

e) [,4andal / District District - Nashik

0 Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan No.C4l79 Dated 16.07 .2021

issued by Executrve Engineer Town Planning, Nashik

l\,lunicipal Corporation,

h) Whether genuineness or authenticity of approved

map/ plan is verified

Yes

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

NA

7 Postal address of the property Residential Flat No. 9, 2"0 Floor, "Shiv Harmony", Near
Angel English School, Panchak, Plot No. 1, Jail road, Village
- Panchak, Taluka - Nashik, District - Nashik, Nashik,
422101, State - Maharashtra, lndia.

I City / Town City - Nashik

Residential area Yes

Commercial area No

lndustrial area

o Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

Village - Panchak

Nashik Municipal Corporation

10 Coming under Corporalion limit / Village

Panchayat / Municipality

11 No

As per DocumentAs per site12 Boundaries of the property

S. No. 53/1 Part of Plot No. 17jp(insNg9o

Adj. S. No. 5211 part of Plot

No. 'lI s
An lSOS00l i 2015 Certitied coiTUKALA

t[,r,

Plot No. 2BuildingEast

18 M. DP. RoadRoadWest

Vostukolo Consultonts (l) A/t. l-id

II

No

Whether mvered under any State / Central Govt.

enactments (e.9., Urban Land Ceiling Act) or

notified under agency areal scheduled area /
cantonment area



Vsluation ReportrBoB/ Ro Nashiki Shn Pankaj Kuma(o12515/2309172)

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

a building
Dimensions o{ the site13

As per ActualsAs per the Deed

Marginal SpaceMarginal Space
North

Flat No. 10 & StaircaseFlat No. 10 & Staircase
South

Marginal SpaceMarginal Space
East

Flat No. 8
West

19"58'53.7',N 73'50'54.6'E
Latitude, Longitude & Co{rdinates of Flat

Carpet Area in Sq. Ft. = 809.70

(Area as per Site measurement)

Carpet Area in Sq. FL = e41.00

(kea As Per Notarized Agreement for Sale)

Buih Up Area in Sq. Ft. = 925.10

(Carpet Area + 10%)

Extent of the site14

C*pet Area in Sq' Ft. = 841'00

( Area As Per Notarized Agreement for Sale)Extent of the site considered for Valuation15

BdHing Under Construction
Whether occupied by he ourner / tenanP lf

occupied by tenant since hwv long? Rent

received per month.

to

APARTMENT BUILDINGI
Reddential

Nature of the Apartment

Location2

C.T.S. No.

Block No.

Village - Panchak,

Nashik Municipal Corporation
Village / Municipality / Corporation

Residential Flat No. 9, 2'o Floor, "Shiv Harmony", Near

Angel English School, Panchak, Plot No. '1, Jail road' Village

- Panchak, Taluka - Nashik, District - Nashik, Nashik,

422101, State - Maharashtra.. lndia

Door No., Street or Road (Pin Code)

of the locali$ Residenttal /3

pancy cedificate)An lso900l :2015 certilieddCo on4.v

1 Basement + Ground + 6 Upper FloorsNumber of Floors

R.C.C. Framed SkuctureType of Structure6

2"d Floor is having 4 FlatsNumber of Dwelling units in the building7

vostr-tkolo Cons'-!!!anrs {l) P\d. !-rc!

-E

Page 5 of 27

Flat No. 8

13.2

1

Ward No.

5.
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8 Quality of Construction Good

I Appearance of the Building Good

10 Good

Facilities Available

Lift 1Lift

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Covered Car Parking

Yes

ls pavement laid around the Building Yes

ilt Residential Flat

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

2 Door No. of the Flat Residential Flat No. 9

3 Specifications of the Flat

Roof R. C. C. Slab

Flooring Vitrified Tile Flooring

Doors

Windows Wooden frame openable widow wrth M. S. Grill

Fittings Concealed plumbing with C.P. fittings. Electrical whing with
concealed

Cement Plastering + P0P Finish

House Tax

Details not available

Tax pard in the name of Details not available

Tax amount

5 Electricity Service connection No. Details not available

Meter Card is in the name of NA

6 How is the maintenance of the Flat? Good

7 Deed ox in the name of# .srrrirfrnla.i\mar
I ,lU[iln h

Deed?

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

'10, What is the floor space index (app.) as per N[4C Norms

Vosiukoio Consuiionts (i) Pvi. i-ici

E

l\4aintenance of the Building

11.

ls Compound wall existing?

Teak Wood / Glass Door

Finishing

4.

Assessment No.

Details not available

In
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Valuation Report BOB / RO Nashik / Shri Pankai Kuma(01251fl2309172)

Carpet Atea in Sq. Ft. = 809.70

(Area As per actual site measurement)

Carpet Area in Sq' FL = 841 JlO

(Area As Per Notarized Agreement for Sale)

What is the Carpet area of the Flat?11.

lClass
ls it Posh / I Class i Medium / Ordinary?

Residential Purpose
ls it being used for Residential or Commercial

purpose?
13.

Building Under Construction
ls it OwneroccuPied or let out?14

t 8500/-
lf rented, what is the monthly rent?15

MARKETABILITY

Good
How is the marketability?

Located in DeveloPed Area
What are he tactors favoring for an extra

Potentid Value?
2

NAfury negative fuctors are observed which affect

the mat{(et vdue in general?
3

Ratev
t 414'll to { 50271 per Sq. Ft. on Carpet Area

{ 3451/- to { 4190/- per Sq. Ft on Built Up AreaAfler analyzing he comparable sale instances'

what is the composite rate for a similar Flat with

sam€ specifications in the adioining localitf -

(Along with details / reference of at - least two

Ltest deals / transactions with respect to adiacent

properties in tre areas)

t 4,800/- per Sq. Ft.
Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation afier mmparing with the specifications

and other factors with the Flat under companson

(give details)

2

Break - up for the rate3

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

{ 2,800/- per Sq. Ft
ll. Land + others

t 29,500/- per Sq. M.

i.e. { 2,741/- per Sq. Ft.
Guideline rate obtained from the Registra/s Office

for new property (an evidence thereof to be

enclosed)

N.A. Age of Property belw 5 YearGuideline rate(an evidence thereof to be

en

AgreemCnt - 08/1112001

{3,000,000.00

TUKALA An lso 9001 I2015 certified

5

COMPOSITE RATE ADOPTED AFTER

DEPRECIATION
VI

Depreciated building ratea

lv

1

1

4.

R/t(r
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Details of Valuation:

VASTUXALA

Justification for Price / Rate

Replacement cost of Flat with Services (v(3)i) t 2,0001 per Sq. Ft.

Age of the building 2 years

Life of the building estimated 58 years Subject to proper, preventve periodic maintenance

& structural repairs.

N.A. Age of Property below 5 year

Depreciation Ratio of the building

b Total composite rate arnved for Valuation

Deprecrated building rate Vl (a)

Rate for Land & other V (3) ii { 2,800/- per Sq. Ft

Total Composite Rate t 4,800/- per Sq. Ft.

Remarks

No. Description otv Estimated Value (t)

1 Present value ofthe Flat 84'1.00 Sq. Ft. 4,800.00 40,36,800.00

Wardrobes

3 Showcases

4 Kitchen anangements

q Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical fittings, etc

8 Extra collapsible gates / grill works, etc.

I Potentialvalue, if any

10 Others / Car Parking

Total value of the property 40,36,800.00

Realizable value of the property 36,33,120.00

Distress value of the property 32,29,440.00

lnsurable value of the property (925.'10 X 2,000.00) 18,50,200.00

line yn[6qSthe prope(y (925.'10 X 2,741.00) 25,35,699.00

II
Vosiukolo Consultonts (l) A/t. Ltd

n

An lSO90Ol i 2015 Certitied Compony

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

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

Depreciation percentage assuming the salvage

value as '10%

{ 2,0001 per Sq. Ft.

Rate per unit (t)

2
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Valuaton Report BOB / RO Nashik / Shri Pankai Kuma(012515/2309172)

values change every month

factors in market.

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

practices. As Valuer, we always rry tO give a value which is conecl reflection of actual transaction value irrespective of any

Method of Valuation DroachI

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property Property

valuation in this method is done uy co,nprring u property to other similar properties that have been recently sold' comparable

properties, also known as comparables, or clomps, must share certain features with the property in question Some of these

include physical features Such ...qu.,, footage, number ot rooms, condition, and age of the building; however' the most

important factor is no doubt the tocation of the pioperty. A ius nents are usually needed to account for differences as no two

properties are exactly the same. To make proper adlustmefib f,hen comparing properties' real estate appraisers must know the

diffefences between the .otnprr.otu prop.rtir. and hos to value these differences The sales comparison approach is

commonlyusedforResidentialFlat,wheretherearetypicaflymanycomparablesavailabletoanalyze.Asthepropertyisa
Residential Flat, we have adopteo iale cornpa6son Approad rrbfiod lor the purpose of valuation The Price for similar type of

property in the nearby vicinity is in tt'" r.ng. ot < ltii.oo to < s027.00 per sq. Ft. on Carpet Area / { 3451.00 to { 4190 00

per sq. Ft. on BuiltUp Area. considering thi rate with attadred report, curent market conditions , demand and supply position,

Frat size, location, upswing in reat estaie prices , sustained demand for Residential Flat' all round development of Residential

andCommercialapplicationinthelocalityetc.weestimab?[,800.00perSq.Ft'oncarpetArealorvalualion-

lmpending threat of acquisition by government for road

wiiening-t publics service purposes, sub merging &

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

level must be incorporated) and tfreir efiect on

C,ood
SaleabilitY

{ 85001
Likely rental values in future

Rental lncome
Any likely income it may generate

I

{r Since 1989

Vostukolo Consultonts (l) B/t. Lrd

VASTUKALA An ISO S001 : 20l5 Cerlitied cdrfdry

becorrectifanAuctionofthesub,ectPropertyi'oarriedout.Ag{aracMarketValueinlndexllisconcerned,itisnotpossibleto
comment on same, may o" gouernr.nirat.s are flxed by sampling during same point of time in part and whereas, Market
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Actual Site Photoqraphs
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Actr,lal Site Ph,otooraphs

-

{r 1989

VASTUXALA an rSO SO0l : 2015 CertiliedC.rrFY

rffi
_l

I

I

Vostukolo Consultonts (l) A/t. Lid'
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{

Route Map of the property

Note: Red Place mak shows the exact location of the property

Page 12 ol 27

VASTUKALA
^"'L%nnoShu'3F '53,7 50'54.6"E

o

\

t,
Nashik
{rfir6

Note: The Blue line shows the route to site distance from nearest Railway Station (Nashik Road - 4.8 KM).

I
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Readv Reckoner Rate

Mu ildino with Lift

For gremises i commercial unit / office on above llor in mu ilding, tfre rate mentioned in the ready

reckoner be

Department of Registration and Stamp
Government of Maharasl{ra

ffiqEqi6Aanq0
dbtr6r{rg {Tr{1-{

( qrqr{{il ({ vro vrE* z.o 1

Hotna
Yrtsilleq-Clt(lltEa Ut!ir!l!ui!

Lrlir.F :

EE

ttlr
i I :- -:+:- ::r:-E- :z:' t:'' '# " 

,t+'
Tn r{ir H ilAT afrr lrtf fflfur qs Gr4 ettrr

eady Ffor latRateluearket VaeckonerR RSta Dutymp

FIat Located on 2d Floor
Sq. Ft.2,7 41.00Sq. Mtr.29,500.00

Stamp Duty Ready Reckoner iilarlet Value Rate

lncrease/Decrease) (A)

(After

7500(BforRate LandUEvalern arketMRea ckoReUDStam dyp ty
22,000.00

difierence between land rate and building rate(A'B=C)The
'100%

e after Depreciation as pel table(D)Percentag
Sq. Ft.Sq. Mtr. 2,7 41.0029,500.00adopted ring depreciati lB (c D)l+no xconafter sidetoRate be

I

Rate15
building

.,f'ffllon

No increase for allfloors from ground to 4 floorsa) On Ground to 4 Floors

lncrease by 5% on units loc€ted between 5 to 10 floors5 Floors to 10 Floorsb)

lncrease by 10% on units located between '11 to 20 floors1'l Floors to 20 Floorsc)

lncrease by 15% on units located between 21 to 30lloors21 Floors to 30 Floorsd)

Vos'r.ikaio Cc,nsuiionis (i) Pvi

Annual Statcmcnt of Rates Ver' 2.0

29500
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e) 31 Floors and above lncrease by 20% on units located on 31 and above floors

reciation P

Srnce 1989

{

Completed Age of Building in Years Value in percent after depreciation

Cessed Building, Half or Semi-Pukka
Structure & Kaccha Structure.

0 to 2 Years 100% 100%

Above2&upto5Years 95% 95%

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

depreciation is to be considered. However
maximum deduction available as per this shall
be 70% of Market 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 [.4arket Value rate

VASTUKALA An ISO 9OOl : 20I5 Cerlill6d Compony

R.C.C Structure / other Pukka Slructure

Vostukolo Consultonts (l) A/t. Ltd.
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Valuaton Report: BOB / RO Nashik / Shri. Pankai Kuma(o12515/2309172)

FIat
Property

https:/fuiww.99acres.com/
Source

Floor
SaleableBuih UpCarpcf

826.006E8.33Area
20o/o200/o

Percentage
{2,875.00{3,450.00{4,1.10.00

Rate Per Sq. Ft.

{t Srnce 1989

oE
CED

-

ry

Vostukolo Consultonts (l) Art. Ltd

VASTUKALA An ISO 90Ol :2015 Cedifi€d Csr'Oorly

Price Indicators

991.20

seil
ff,fl
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Price Indicators

Property Flat

Source Housing.Com

Floor

Carpet Built Up Saleable

Arsa 1,283.33 1,540.00 '1,848.00

200/0

Rate Per Sq. Ft. 14,208.00 {3,506.00 <2,922.00

GED

3 BHK Flat r54.0 L

EI

F

I
o

t toa!(r^ raear'|asiatra! lr.araras arrl69 rnc rarllr

tr

-

Percentage

EtE llOUSllrGco r

f L---:l il

,

) v
E

! ,,JI
I
L Ir ,\t

l,Y
E

a
.J +

anEr
h E-

.t trr r-

0
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Valuation Reporl BOB / RO Nashik/ Shri Pankai Kums(ol 2515/2309172)

Flat
Property

magic bricks
Source

6th
Floor

SaleableBuilt UpCarpet
1,337.76'1 ,114.80929.00

20%200/o
Percentage

{3,491.00{4,189.00{5,027.00
Rate Per Sq. Ft.

Mor. Oetrils

@

E

{
Srnce 1989

Vostukolo Consultonts (l) A/t. Ltd

VASTUKALA An tso 90ol . 20 15 Certili€d cdrpdrv

Price lndicators

Area

nroglcbric*s



Valuation Reporl: BOB / RO Nashik / Shri. Pankaj Kuma(o1251t2309172) Page 18 of 27

As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is {40,36,800.00 (Rupees Forty Lakh Thirty Six Thousand Eight Hundred Only) .The

Realizable Value of the above property is t36,33,120.00 (Rupees Thirty Six Lakh Thirty Three Thousand One Hundred

Twenty Only). The Distress Value is t32,29,4r10.00 (Rupees Thirty Two Lakh Twenty l{ine Thousand Four Hundred

Forty Only).

Place :Nashik

Dale :23.11.2024

For VASTUKALA CONSULTANTS (l) PVT. LTD.

Manoj Chalikwar
oigr.lr.'9.d 6y r.i (h.llt$,
Dx, o-r.uq Ch.**. &v.turd.
c6ulrfr li ,n.Id- e=r*rnb.r
.6.iEeJav.rtotn.,9.:N
o.r.: rora.i r.r! ra.r.n5 105'10

Director Auth. S n

l{anoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

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

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

on

(Rupees

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

Signature

(Name & Designation of the lnspecling Official/s)

Date

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-8um-undertaking from the valuer (Annexure-lV) /'- Attached

Modelffe of
/( \

I Attached\/ao*r rlzala 
^anc' 'l+^^+c Il\ D\/} I +,{

VASTUKALA An ISO 900I i 2015 Cortifled Compony
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DECLARATION.G U M.UNDER:T AKIN G

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

a. I am a citizen of lndia.

Page 19 ol 27

(Annexure'lV)

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 ortni.. y..r. prior to my appointment as valuer or three years after the valuation

nqfa* c

of assets was conducted bY me'

c.TheinformationfurnishedinmyValuationreportdated23,l:,2024istrueandcorrecttothebestofmy-.knowledgeandbeliefandlhavemadeanimpatlidadkuevaluationoftheploperty'

d.MyengineerSwapnnilWaghhaspersonallyinspectedthepropertyon22jl,2024.Theworkisnotsub.
mntralted to any other valuer and canied out by rryself'

e. Valuation report is submitted in tre format as presnibed by the bank'

f.lhavenotbeendepanelled/delistedbyanydrerbankandincaseanysuchdepanelmentbyoherbanks
Owing .y .rp.nelment with you, I wiI infom yur *hin 3 days of such depanelment'

g. I have not been removed / dismiqsed from service I employment earlier'

h. I have not been convicted of any ofience and senHrced to a term of imprisonment

i.lhavenotbeenfoundguiltyofmisconductinrnyprcftssionalcapacity.

l. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has not appted b be adiudicated as a bankrupt;

l. I am not an undischarged insolvent'

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

filiig appeal before Commissionlr of lncome-tax (Appeals) or lnmme-tax Appellate Tribunal' as the case may

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

elapsed afler 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

flAlrrll{dEfttake to keeP Yo r.f.i nRfqSte$rop{itf erBct! or gs 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

0) h/t. Ltd.Voslukolo
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real Estate Valuation, 201 1 of

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

Srnce 1989

{
VASTUXALA An ISO 9OOl : 2Ol5 Cerlilied Compony

Vostukolo Consultonls (l) h/t. Ltd.
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Valuation Repod:BOB /RO Nashik /Sh Pankai Kuma(o12515/2309172)

Valuer commentParticularsNo.

The DroDertv under mnsideration is purchased by Shri' Pa

t.m f',Vi. Landmark lnfra vide Notarized Agreement for

08.11.2024.

nkaj Kumar

Sale datedbackground information of the asset being

valued;

As per the request from Bank Of Baroda, R0 Nashik to assess Fair

Market Value value of the property for Banking Purpose purposepurpose of valuation and appoinling authority

Manoj Chalikwar - Regd Valuer

Swapnnil Wagh - Valuation Engineer

Vinita Surve - Technical Manager

Rushikesh Pingle - Technical fficer

3

We have no interest, either direct or indirect, in the property valued'

purther to state that we do not have relation or any connection with

property owner / applicant direc y or indirectly' Further to state that

we'are-an independent Valuer and in no way related to property

olnet , applicant

disclosure of valuer interest or conflict, if anyi4

Date ot Appointmenl'22.11 .2024

Vahralixl tlate - 23.11 .2024

Date of Report - 23.11 .2024

date of appoinlment, valuation date and date

of report;

5

Phpird kspection done on - 22.11 -2024
6 inspections and/or investigalions undertaken;

Market Survey at the tlme of site visit

Ready Reckoner rates / Circle rates

Orlioe search for Registered Transactions

&rlire ftice lndicators on real estate portals

Enquhies uith Real estate mnsultants

Exidirg data of Valuation assignments canied out by us

nature and sources of the information used or

relied upon;
7

Sales ConParative Method
Procedures adopted in carrying out the

valuation and valuation standards followed;
8

This vclration is for the use of the party to whom it is addressed afld

for no drer purpose. No responsibility is accepted to any third party

who may usl oi rely on the whole or any part of this Yaluation The

valuer his no pecuniary interest that would conflict with the proper

valuation of the Property.

restrictions on use ofthe report' if any;I

cur(ent market conditions, demand and supply position'

Residential Flat size, location, upswing in real estate prices, sustained

demand for Residentlal Flat, all round development of commercial and

Commerdal application in the locality etc.

10 major factors lhat were laken into account

during the valuation;

major factors that were not taken into account

tb valuation;duri

11

purpose of limi

valuation rePort.

1S89

,li

^B1l9RIlaced
eyr[

ehobeh onc ShVA ueby
fo hn0 S bh resSnti lyps

12 Vostukolo Consulionts (l) F'vl Lro

1

2

identity of the valuer and any other experts

involved in the valuation;
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Value Subject to Change

The subiecl apprai$l exercis,e is ba€€d on prevailing market dynamics as on 23rd November 2024 anC dces not
take into account any unforeseeable developments which could impact the same rn the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we
identify certain limitations to ouI investigations, this is to enable the reliant party to instruct further investigations where
considered appropriate or where we recommend as necessary pnor to reliance. Nashik Branch (VClpL) is not liable for any loss

occasioned by a decision not to conduct further investigations.

Assumptions

Assumplions are a necessary part of undertaking vafualions. VCIPL adopts assumptions for the purpose of providing

valuation advice because some matters are not capable of acorrate calculations or fall outside the scope of our expertise, or
out instructions' The reliant party accepts that the valualion cofains certain specific assumptions and acknowledge and accept
the risk of hat if any of he assumptions adopted in tre vafualion are inconect, lhen lhis may have an effect on the valuation.

lniormation Supplied by Odrers

The appraisal is based on the information provided by tre client. The same has been assumed to be conect and has
been used for appraisal exercise. Where it is staled in the report that another party has supplied information to VClpL, this
information is believed to be reliable but VCIPL can accept no rcsponsibility if this should prove not lo be so.

Future illatters

To the extent that the valualion includes any statement as to a future matter, that statement is provided as an
eslimate and/or opinion based on the information known to VCIPL at the date of this document. VCIpL does not wanant that
such statements are acdrate or mnecl.

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 mnnection with suc+l matters.

Site Details

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

dmeasu 841.00 S . Ft. Ca me of Shri. Pankaj Kumar. . Further, VCIPL

ent able as on the date of the appraisal.
VASTUKALA Ah ISO 900 r : 20t 5 Certitied Compony

Propefi Title

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

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

Assumptions. Disclaimers.Limitations & Qualifications

property

has that fl) Dtrt, r.tc.



encumbrances, disputes and claims, VCIPL has made no fUrlher 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

thesubjectpropertyhasbeenobtainedforthepurposeofthisappraisalexercise.lthasbeenassumedhatthetitledeedsare

valualion Reporl BoB / Ro Nashik / shd Pankaj Kuma(01251'2309172)

clear and marketable

Environmental Conditions

Area

Based on the information provided by the Clienl's representative'

admeasuring 8rl'1,00 Sq. Ft' Carpet Area'

Condition & RePair

Page23 ol27

we understand that the Residentlal Flat,

WehaveassumedthatthesubjectpropertyisnotcontaminatedandiSnotadverselyaffectedbyanyexistingor

proposedenvironmentallawandanyprocesseswhicharecardedoutonthepropertyareregulatedbyenvironmentallegislation

and are properly licensed by the appropriate authorities'

lntheabsenceofanyinformationtotheconrary,Ehaveassumedthattherearenoabnormalgrurndconditions'

nor archaeological remains present which might adversely afied ttle cunent or future occupation' development or value of he

property,Thepropertyisfreefromrat,infestation,structuralorlatentdefect.Nocurrentlyknowndeleteriousorhazardous

materialsorsuspecttechniqueswillbeusedintheconstrUclbnoforsubsequentalterationoradditionstotreprope(yand

comments made in the property dehib do not purport to exFess an opinion about' or advise upon, the condilirn of uninspected

parts and should not be taken as making an im$ied represenHon ot statement about such parts'

Valuation MethodologY

Forthepurposeofthisvaluationexercise'thevalualionmethodologyusedisDirectcomparisonAppmachMehod

and proposed Highest and Best Use model is used for analysing dadopment potential'

TheDirectcomparisonApproachinvolvesammpaisgtoftrepropertybeingvaluedtosimilarproperliesftathave

actuallybeensoldinarms.lengthtransactionsorareofieredforsale.Thisapproachdemonstrateswtlatbuyershave

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

particularlyusefulinestimatingtheValueoftheFlatandpropertiesthataretypicallytradedonaunitbasis'

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

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

to calculate the percentage increase / decrease in values since the date of the identilied transactions This percentage would

then be adopted to project the curent value of the same'

WPd)
otherwis€lsbeclfi

and V6F[rddA

accepts the risk

reliance has been placed upon extemal sources of applyirq tle valuation methodologies, unles

Since 1989
not independently verified that information

not advise nor acdd?R ?tgkffi bF.'{hetrml or en 0m the report is addressed acknowledges and

that if any of the unverified information in the valuation is incorrecl, then this may have an effect on the

valuation

\lv::gtui'.clc Ccrrsu'tot

Not a Structural Survey

l.^
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We state that this is a valuation report and not a slructural survey

Other

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

Legal

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

realization of the sale value of the subject propeny. VCIPL is not required to give testimony or to appear in court by reason of

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

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

Property specific assumptions

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

Residential Flat, admeasuring 841.00 Sq. Ft. Carpet Area.

ASSUMPTIONS , CAVEATS, LIMITATION AND DISCLAIMERS

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

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

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

3. lt is assumed hat the pmperty is fiee of liens and encumbrances

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

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

such faclors.

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

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

Since 1989

{ Vostukolo Consultonts (l) A/t. Ltd
VASTU(ALA An tso 900t r20t5cerrilied Compony
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(Annexure-V)

MODEL CODE OF CONDUCT FORVALUERS

lntegrity and Fairness

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

dealings with his/its clients and other valuers'

2.Awluershallmaintainintegritybybeinghonest,straighrlforward,andforthrightinallprofessionallelationst$ps.

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

any facts or situations.

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

5. A valuer shall keep public interest foremost while desveting his seruices'

Professional Compotence and Due Care

6. A valuer shall rcnder at all times high standards of service, exercise due diligence, ensure proper care and

exercise independent professional iudgmenl

7. A vahrer shall Carry out prcfessional services in accordance with the relevant technical and professknal sEdatds

hat may be specjfied from lime to time'

g. A valuer shall continuously maintain pofussional krorledge and skillto provide cdnpetent pmfessional service

basedonuptodatedevelopmontsinpractice,pralaitgrcgulations/guidelinesandtedtniques.

g. ln the preparation of a valuation report, the valuer dral not <lisclaim liability for hislrb experlise or deny hisltis duty

of care, except to ure extent that the assumptiom ae bd m statements of fact povided by fre company tr ib

auditorsorconsultantsorinformationavailableinprtlcdomainandnotgeneratedbythevaluer.

10. A valuer shall not carry out any instruction of the client insolar as they are incompatrble with the requirements ol

integrity, objectivity and independence'

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

whichhewouldberelyingonothervaluersorprofessiona|sorforwhichtheclientcanhaveaseparate

anangement with other valuers'

lndependence and Disclo6ure of lnterest

12.
suring lhat his/its decisions are made

vnsruitholt the presence any e influence of any party, whether dhectly

connected 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

&,,u", vosrukolo Consu'tonTs tl) PvI' Llo

terms of association to the company

Valuation RepoIt: BOB / RO Nashik /Shri Pankai Kuma(o12515i 2309172)
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of extemal influences.

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

while providing unbiased services

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

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

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

whichever is earlier.

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

company or client's needs.

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

'19. ln any faimess opinion or independent expert opinion submitted by a valuer, if 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 dients orany other party any confidential information about the subject

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

professional right or duty to disdose.

lnformation Management

2'1. A valuer shall ensure that he/ it matntains written contemporaneous records for any decision taken, the reasons

for taking the decision, and the informatton and evidence in support of such decision. This shall be maintained so

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

actions.

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

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

registered or any other statutory regulatory body.

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

Tribunal, the registered valuers organisation with which he/it is
a

red, or any other statutory regulatorybody.

24 {^tu", n ng the course of performing professional

rs or such longer period as required n itsuo.ttfilXlies' od

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

pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the case.

Vosiukolo Consultonts (l) Pvt. Ltd

Valuation Report BOB / RO Nashik / Shd. Pankaj Kuma(o1251t2309172)
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Gifts and hosPitalitY:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or afiects 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) ol Section 2 of the Companies Act, 2013 (18 of 2013)'

26. valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other

person with a view to obtain or retain work for himself / itself, or to obtain or retain an advantage in the mnduct of

profession for himself / itself

Remuneration and Cosls.

2T.Avaluershallprovideservicesforremunerationwhichischargedinatransparentmanner,isareasonable

reflection of he work necessarily and properly undertaken, and is not inconsistent with he applicable rules'

28. A valuer shall not accept any fees or charges otherthan those whici are disc{osed in a wrinen contfacl with the

pe6on to wtlorn he would be rendering service'

Occupalion, 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 tlre Profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review the work of ano&er valuer of lhe same clienl except under

wriften orders from the bank or housing finance institulions and with knowledge of ttre concemed valuer.

32. A valuer shall follow his code as amended or revised from time to tlme'

For VASTUKALA CONSULTANTS (l) PVT. LTD

Manoj Chalikwar

Director

D@rtr'l rry{,qoElrrr

ffir4ar..*'$(4

Aulh t9n

uanqfi Since 1989

coyl$pfltu An lS S00l : 2015 Certiried ComPonY

Chartered Engineer (lndia)

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

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

Vostukolo Consultonts (l) A/t' Ltd
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