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Unlocting Excellence

Valuation Report of the lmmovable Property

Name of Proposed Purdnser : Illrc. Swity Bablu Thapa

Name of owner : Itl/s, Shivyog Construction

Residential Flat No. 01, 1'' Floor, "Gajanan Plaza", Behind Shree Shyam Scrap Teder, SanJiv Nagar,

Plot No. 13, Ambad - Kamatwade Road, Village - Ambad Khurd, Taluka - Nashik, District - Nashik,

Nashik, PIN Code - 422 010, State - lVlaharashtra, lndia.

Latitude Lonoitude : 1 9"57'55.0"N 73'tl4'27.6"E

lntended User:

Bank Of Baroda
RO Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik 42210'l

Vastukala Consultants (l) Pvt. Ltd.
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Details of the orooertv under consideration:
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Unlocting €rcellence

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

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

Encl.: Valuation report
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 01, 1'' Floor, "Gajanan Plaza", Behind Shree Shyam

Scrap Teder, Sanliv Nagar, Plot No. 13, Ambad - Kamatwade Road, Village - Ambad Khurd, Taluka - Nashik, District

- Nashik, Nashik, PIN Code - 422 010, State - Maharashtra, lndia belongs to M/s. Shivyog Construction. Name of

Proposed Purchaser is lrs. Swity Bablu Thapa.

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

reference lo 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 33,39,000.00 (Rupees Thirty Three Lakh Thirty

Nine Thousand Only).

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

taken into considerations while preparing this repot

Hence certilied

For VASTUKALA CONSULTANTS (l) PW. LTD.
og DIY n94d bY n .n.j chillk*ar

Ma noi cha l i kwa r il;::,"Iif,i;I',i[l:.'i:"1*'
'-'-"--t - - .null=m.nolevliuk l.oq.il.{

o.i. 2oz4.lr 2t 15:90:50 r45 30

Direcior Auth.
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Boundaries Building Flat

9,00 Mtr. Wide RoadNorth 9.00 l\.,ltr. Wide Road

Ambad MIDC Flat No. 18South

East PIot No. 14 Marglnal Space

West Plot No. 12 Marginal Space
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Valuation Report:BOg / RO Nashik/ ME. Swity gablu Thapa(o125322309't77)

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

VALUATTON REPORT (tN RESPECT OF FLAT)

Since 1989
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General

Purpose ior which the valuation is made

2 a) Date of inspection

Date of which the valuation is made 23j1.2024

3 List of documents produced for perusal:

l) Copy of Notarized Agreement for Sale Dated 22.11.2024 between M/s. Shivyog Construction(The
Developers) And Mrs. Swity Bablu Thapa(The buyer).

ll) Copy of Commencement Certificate No.LND/ BP/ B2l 2091 2927 Dated 24.08.2016 issued by Nashik
lVunicipal Corporation.

lll) Copy of RERA Cerliflcate No.P51600017773 Dated 09.09.2021 issued by Nashik l/unicipal Corporation.

lV) Copy of Approved Building Plan No.B2l 209/ 2927 Dated 24.08,2016 issued by Nashik Municipal
Corporation.

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

with Phone no. (details of share of each owner in
case of joint ownership)

Name of Owner :

M/s. Shivyog Construction

Name of Proposed Purchaser :

tn. Swig Bablu Thapa

Residential Flat No. 01, 1" Floor, "Gajanan Plaza", Behind
Shree Shyam Scrap Teder, Sanjiv Nagar, Plot No. 13,
Ambad - Kamatwade Road, Village - Ambad Khurd, Taluka -

Nashik, District - Nashik, Nashik, PIN Code - 422 010, State -

Maharashtra, lndia.

Contact Person :

Mrs. Swity Bablu Thapa (Purchaser)

Mobile No. 9021337843

sole ownership

The property is a Residential Flat located on 'l'r Floor. The
composition of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + Toilet + Bathroom + Balcony + passage. (i BHK)
The property is at 14.1 distance from Nashik Road Railway
Station.

VASTUKALA An ISO 900'l : 2015 Certified Compony

To,

The Branch Manager,

Bank 0f Baroda

R0 Nashik

BSNL Building, Data Mandir Road, Nashik Road, Nashik

422101

1 To assess Fair Market Value of the property for Banking

Purpose Purpose.

19.11.2024

b)

Brief description of the property (lncluding
Leasehold / freehold etc.)

Vostukolo Consultonts (t) A/t. Ltd.



Valuation Report BOB / R0 Nashik/ Mrs. Swity Bablu Thapa(o125322309177)

Since '1989
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5a Total Lease Period & remaining period (if
leasehold)

Free hold

6 Location of property

a) Plot No. / Survey No Plot No - 13New Survey No - 226l B/ I

b) Door No. Residential Flat No. 01

c) C.T.S. No. / Village Village - Ambad Khurd

d) Ward / Taluka Taluka - Nashik

Mandal / 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 Accompanying

Commencement Certificate No. B2l 2091 2927

dated.24.08.2016 issued by Executive Engineer Town

Planning Nashik Municipal Corporation, Nashik

h) Whether genuineness or authenticity of approved

map/ plan is verified

Yes

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

No

7 Postal address of the property Residential Flat No. 01, 1'' Floor, "Gajanan Plaza". Behind

Shree Shyam Scrap Teder, Sanjiv Nagar, Plot No. 13,

Ambad - Kamatwade Road, Village - Ambad Khurd, Taluka -

Nashik, District - Nashik, Nashik, PIN Code - 422 010, State "

Maharashta, lndia.

I City / Town City - Nashik

Residential area Yes

Commercial area No

Nolndustrial area

I Classification of the area

i) High / Middle / Poor Middle Class

Urbanii) Urban / Semi Urban / Rura

Village - Ambad Khurd

Nashik Municipal Corporation

10 Coming under Corporation limit / Village

Panchayat / Municipality

No11 Whether covered under any State / Central Govt.

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

notified under agency areal scheduled area /

cantonment area

As per DocumentAs per site12 Boundaries of the property

9.00 N,ltr. Wide RoadNorth

Ambad MIDCAmbad MIDCSouth

Plot No. 14Plot No. 14East

T
T
T

TII

TI
I
TI
I

Vostukolo Consultonts (l) A/t. Ltd
VASTUKALA

e)

9.00 Mtr. Wide Road

An ISO 9001 : 2015 Cerlified Componv



Valuation Report BOB / RO Nashik i Mrs. Swity Bablu Thapa{ol25322309177)

Since '1989

Page 5 of 26

w

West Plot No. 12

13 Dimensions of the site N. A. as poperty under consideration is a Residential Flat in

a building.

As per the Deed As per Actuals

North 9.00 Mtr. Wide Road9.00 Mtr. Wide Road

Flat No. 1B Flat No. 1B

Marginal Space l\4arginal Space

West Marginal Space

13.2 Latitude, Longitude & Co-ordinates of Flat

14 Extent of the site Carpet Area in Sq. Ft. = 476.74
(Area as per Site measurement)

Built Up Area in Sq. Ft. = 630.00
(Area As Per Notarized Agreement for Sale)

15 Extent of the site considered for Valuation Built Up Area in Sq. Ft. = 630,00
( Area As Per l{otarized Agreement for Sale)

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

Tenant Occupied

Tenant Name : Alkabai Patil

APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C.T.S. No.

Block No.

Ward No

Village / Municipality / Corporation Village - Ambad Khurd,

Nashik Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 01, 1" Floor, "cajanan Plaza", Behind

Shree Shyam Scrap Teder, Sanjiv Nagar, Plot No. 13,

Ambad - Kamatwade Road, Village - Ambad Khurd, Taluka -

Nashik, District - Nashik, Nashik, PIN Code - 422 010, State -

l\,laharashtra, lndia

Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 2020 (As per site information)

Ground+4UpperFloors

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

7 Number of Dwdling units in the building l"rFloor is having 4 Flats

T
T
T

IIIII

I

T
T

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

Plot No. 12

South

East

l\,larginal Space

1 9'57'55.o',N 73" 44'27 .6'.E

16

I

3.

5. Number of Floors

@



Valuation Report: BOB / R0 Nashik / Mrc, Swjty Bablu Thapa(o125322309177)

Since 1989

Page 6 of 26
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Quality of Construction Good

I Appearance of the Building Good

10. Maintenance of the Building Good

11 Facilities Available

Litt Not Provided

Protected Water Supply Municipal Waler Supply

Car parking - Open / Covered Stilt Car Parking

ls Compound wall existing?

ls pavement laid around the Building

ilt

1" FloorThe floor in which the Flat is situated

Residential Flat N0.01Door No. of the Flat

3

R. C. C. Slab

Vitdfied Tile FlooringFlooring

Teak Wood Door frame with Solid flush doorDoors

Wboden frame openable widow with M. S. GrillWindows

Conceahd plumbing with C.P. fiftings. Electrical wiring with

conceal€d
Fittings

Cement PlasteringFinishing

4 House Tax

Details Not ProvidedAssessment No

Details Not ProvidedTax paid in the name of

Details Not ProvidedTax amount

Details Not Provided5 Elechicity Service connection No.

Details Not ProvidedMeter Card is in the name of

Good

Mrs. Swity Bablu Thapa

Name of Owner

PurchaserName of P

M/s. Shivyog Construction
7 Sale Deed executed in lhe name of

N,A,I What is the undivided area of land as per Sale

Deed?

IIII

I

T
T

T

VASTUKALA An ISO 900,] : 2015 Certified ComPonY
.irffir

8.

Underground Sewerage Connecled to Municipal Sewerage System

Yes

Residential Flat

1

2.

Specillcations of the Flat

Roof

6. How is the maintenance of the Flat?

Vostukolo Consultonts (l) A/t. Ltd.



What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 630.00
(Area as per Notarized Agreement for Sale)

'10 What is the floor space index (app.)

11 What is the Carpet area of the Flat? Carpet Area in Sq. Fl.= 476.74

(Area As per actual site measurement)

tz. ls it Posh / I Class / Medium i Ordinary? Medium

13 ls it being used for Residential or Commercial
purpose?

Residential Purpose

ls it Owner-occupied or let out? Tenant 0ccupied

13. t 7,000/- (Expected renlal income per month)

MARKETABILITY

1 How is the marketability? Good

2 What are lhe factors favoring for an extra

Potential Value?

Located in developing area

3 Any negative factors are obs€rved which affect
the market value in general?

NA

V Rate

1 After analyzing the comparable sale inslances,

what is the composite rate for a similar Fht with

same specifications in the adjoining localitf -
(Along with details / reference of at - least two
latest deals / transactions with resp€ct to adiacent
properties in the areas)

{ 5297/- to t 6624/- per Sq. Ft. on Carpet Area

{ 44'14/- to t 5520/- per Sq. Ft. on Built Up Area

Assuming it is a new construction, whal is the
adopted basic composite rate of the Flat undor
valuation after comparing with the specifications

and other factors with the Flat under companson
(give detaiis).

{ 5,3001per Sq. Ft.

3 Break - up for the rate

ll. Land + others { 3,300/- per Sq. Ft.

4 Guideline rate obtained from the Registrar's Oflice
for new property (an evidence thereof lo be
enclosed)

Guideline rate(an evidence thereof to be
enclosed)

5 Registered Value(if available) Purchase Value - {25,50,000.00
Notanzed Agreemenl Dale - 2U1 1 12024

T

T

T

I

Valuation Report: BOB / RO Nashik i Mrs. Sy/ity Bablu Thapa(o125322309177)

Since '1989

Page 7 ot 26
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{ Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 :2015 C€rtified Compony

o

As Per NMC Norms

14.

lf rented, what is the monthly rent?

tv

2.

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

t 34,8651 per Sq. M.

i.e. t 3,239/- per Sq. Ft.

N.A. Age of Propefi below 5 year



I What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 630.00
(Area as per Notarized Agreement for Sale)

10. \,/hat is the floor space index (app.) As Per NMC Norms

11. What is the Carpet area of $e Flat? Carpet Area in Sq. Ft. = {76.74
(Area As por actual rito moasuromant)

12. ls it Posh / I Clas / Medium / Ordinary?

13. ls it being used for Residential or Commercial

purpose?

Residential Purpose

14. ls it Ownsrcccrpisd or lei out? Tenant Occupied

15. lf rented, what is he monhly rent? { 7,0@/- (Expected rental income per monh)

MARKETABILITY

1 How is the marketabilitf Good

What arg the fadors favoring hr an oxtra

Potsntial Value?

Located in doveloping aroa

v Rate

1 After analyzing the comparable salo imtances,

what is the composite rate for a similar Fht witt
same specifications in he adpining locality? -
(Along witr dotails / rebrence of at - leas{ h,o
latest deals / bansac{ions wilh rosp€ct to adiacont

properties in the areas)

t 5297/- to { 6624/- per Sq. Ft. on Carpet Area

{ 4414/- to t 55201 per Sq. Ft. on Built Up Area

2 Assuming it is a new construc{ion, what is the

adopted basic composite rate of lhe Flat under

valuation afier comparing with the specificationg

and other factors wi$r he Flat under mmparison

(give details).

{ 5,300/- per Sq. Ft.

3 Broak - up for tho rate

l. Building + S€rvices t 2,0001 per Sq, Ft.

ll. Land + ohers t 3,300/- per Sq. Ft.

4 Guideline rate obtained from the Ragistra/s Offce

for new property (an evidence thareof b be

enclosed)

t 34,8651 per Sq. M.

i.e. t 3,239/- per Sq. Ft.

Guideline rate(an evidence heroof to be

enclosed)

N.A. Age of Property below 5 Year

E Registered Value(if available) Purchase Value - t25,50,000.00

Notarized Ag reem€ nl Dale - 2211112024

valuation Rsport BOB / RO Neshik / Mm. Sr ity ssblu Thapa(0125322309177)

Since 1989

Pag€ 7 of 26
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Medium

tv

2.

3. fuiy negative factoB are observed which affect

the market value in general?
NA

Vostukolo Consultonts (l) Pvt. Ltd.
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Details of Valuation:

Since 1989
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vt COMPOSIIE RATE ADOPIED AFTER
DEPRECNNON

I

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

Age of the building 4 years

Life of the building estimated 56 years Subject to proper, prevenlive periodic mainlenance

& struclural repairs.

Depreciation percenlage assuming lhe salvage

value as 10%

Depreciation Ratio of the building

b Total composits rate arived for Valuation

Depreciated building rate Vl (a)

Rate for Land & other V (3) ii t 3,300/- per Sq. Ft.

Total Composlh Rate t 5,300/. per Sq. Ft,

Remarks

I
TII

III
IIII

Descrlption qy Rrte per unit (l) Estimrted Value (t)

Presenl value of lhe Flat 630.00 Sq. FL 5,300.00

Wardrobes

Showcases

Kitchen anangements

Superfne finish

lnterior Decorations

Potential value, if any

Othors / Car Parking

Total value of the property 33,39,000.00

Reallzable valuo of the property 30,05,100.00

Dlgtress value of tho propeity 26,71,200.00

lnsurable valus of he propedy (630.00 X 2,000.00) 12,60,000.00

19,7s,050.00

EEEEEErEEEE
I

Vostukolo Consultonts (t) pvt. Ltd.
i(

An ISO 9001 : 2015 Certified Compony

Depreciated building rate

N.A. Age of Property below 5 year

{ 2,000/- per Sq. Ft.

33,39,000.00

Electricity deposits / electrical fittings, etc.

Extra mllapsible gatos / grillworks, etc.

Guldollne value of the property (630.00 X 3,135.00)

VASTUKALA



Vslustbn Report BOB / RO Nsshik / ME. SYjty Bsblu Thapa(ol253223091rn P4o I of 26

Itre Market Value of the property is based on facts of markets discovered by us during our enquides, howsvsr the govomment

rate value in lhis case is less han lhe marftet value anived by us. We are of the opinion fiat he value anive by us will prcve to

be conecl if an Auciion of the subject prcperty is carded out As fur as Market Value in lndex ll is concemed, it is not possible to

commenl on samo, may be govemment rates are fixed by sampling during sams point of timo in part and whereas, Market

values change every month.

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

practices. As Valuor, we always try to give a value which is corect reflec'tion of actual transaction value inespective of any

fac{ors in market.

The sales omparison approact uses lhe markel dab of sale prices to estimate the value of a real estate propery. Property

valuation in this method is done by omparing a prcperty to other similar properties hat have been recently sold. Comparable

properties, also known as comparables, or comps, must share certain foatures wittt the property in question. Some of these

include physical fealures such as square footage, number of rooms, condition, and age of ths building; however, the most

important factor is no doubt the loc€tion of he property. Adjuslments are usually needed to accounl for differences as no two

properlies are exacty tre same. To make prcper adiustments when compariry prcpedhs, real estate appraiseB musl know he
differences between the comparable properties and how to value these difierences. The sales comparison approach is

commonly used for Residential Flat, whers ttrcre aro tlpically many oomparablos availablg to analfze. As the property is a

Rosidentlal Flat, ws have adopted Sale Comparison Appmad Mehod frr th€ punose ol valuation .The Price for similar type of

property in the nearby vicinity is in the range of { 5297.00 to { 6621.00 per Sq. Ft. on Carpel Area / { 4414.00 to t 5520.00

per Sq. Ft. on BuiltUp Area. Considering he rab wi$ anach€d rEporl , arll€nt ma*et conditions , demand and supply position,

Flat size, location, upswing in real estate prices , sustainod derund for Residential Flat, all round development of Residentjal

and Commercial applicalion in the locality etc. We eslimate <5,$0.00 per Sq. Ft. on Built Up Atea fff valuation.

Since 1989

@

\r

lmpending thrsal of acquisition by government fol road

widening / publics service purposes, sub merging E

applicability of CRZ provisions (Distance from sea-cost / 6dal

level must be incorporated) and their efiect on

Saleability Good

Likely rental values in future t 7,0001 (Expected rental inmme per month)

Any likely income it rnay generate Rental lnmme

Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An ISO 9001 :2015 Cerlitied Compony

Justification for Price / Rate

Method of Valuation / Approach
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Actual Site Photoqraphs

{
Since 1989

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 9001 ; 2015 Certified Compony
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Valualion R€po : B0B /R0 Nsshik/ MB. Svity BsUu Thaps(0125322309174

Route Map of the propertv

Nob: Rsd Placa mark sho s lhe exact locatlm ofhe property

Lonoitude l-rlitudo: 19"57'55.0'N 73'a'l'27.6'E

ilole: The Blue line shows th€ route to site dislance ftom nearest Railway Station (Nashik Road - 14.1).

Since 1989

Pego 11 of 26

@

\r

n

O .r.r q.,rr, t6

o

i

.:.6
'-{
P o

-

--:o

E:'

!/rsrl

ASHt( iOA0

VASTUKALA An ISO 900'l : 20'15 Certified ComPonY

I

o

Vostukolo Consultonts (l) A/t. Ltd.
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Ready Reckonrer Rate

Bulldlno nol havlno llft
The following tsble gives the valuation of residential building I fral / commercial unit / offce in such building on above floor
where here is no lifl. Depending upon the floor, ready reckoner rates will be reduced.

Since 1989

@

{

Stemp Duty Roedy Reckonor Market Value Rate for Flat 36700

Docr€ase by 5% on Flst Loc8ted on 1d Floor '1835

Stamp Duty Reedy Rockonor .rkot Vrlue Ratc (After
lncrearelDecrcem) (A)

31,865.00 Sq. lltr. 3,239.00 Sq. Ft.

Stamp Duty Ready Rockoner Ma*et value Rate for Land (B) 12500

The difference betwoen land rate and building rate(A-B=C) 22,365.00

PBrcentage after oopreciation as per table(D) 5lo

Rsb to b. sdoptod aior consldering deprecl.0on [B + (C X 0)l 33,7i17.00 Sq. nr. 3,135.00 Sq. Ft.

IIII I
I I

II

Floor on whlch flat is Loc8tod Rrb to bo sdopbd
a) 100%

b) First Floor 95%

c) Second Floor 90%

VASTUKALA An ISO 9001 : 20,]5 Certified Compony
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rQffi rfr td afi.$ ^ii,.r{lr

Ground Floor / Stilt / Floor
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d) Third Floor 85%

e) Fourth Floor and abov€ 80%

Since 1989

@

\r

Comf,eGd Age of Buildlng ln Year3 Value ln percanl after doprBclatlon

RC.C Structurs / othor Pukke Structure Cossed Bulldlng, Helf or Soml-Pukka
Struclur! t Krcche Structure,

0 to 2 Yoars 100% 100%

Above2&upto5Years 95%

Above 5 YeaB After initial 5 year for evetl leer 1o/o

depreciation is to be considered. However
maximum deduction available as per his shall

be 70% ol Market Value rate

Aft6r initial 5 year for every year 1.5%
depreciation is to bo considerod. Howovor
maxmum deduction aveilablo es per this shall

be 85% of Ma*et Valus rate

VASTUKALA An lso gool :2015 certified Componv

95%
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@

{
Since 1989

Propsrty

Source htps :/r!vww. 99acres.cony'

Floor

Bullt Up SaleableCarpet

Area 334.17 401.00 481.20

Parcentage 20% 20%

Rate Per Sq. Ft. t4,414.00 t3,678.00

I E cr-E o.

U

I

ElI
Photos

VASTUKALA An ISO 9001 : 2015 Certified Compony

Price Indicators

Flat

t5,297.00

E

r \r
I't

I rlI U

a --... --- ._ t.-r

l-.

Vostukolo Consultonts (t) pvt. Ltd.
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@

\r Since 1989

Property Flat

Source

Floor

Carpot Saleabla

Area 409.73 491.67 590.00

Porc.ntago 20Yo 20%

Rate Per Sq. Ft. 14,780.00 <3,983.00

GE-

EED

EED

tL

Vostukolo Consultonts (l)h/t. Ltd
VASTUKALA An ISO 900'l : 2015 Certifled ComPonY

magic bricks

Built Up

{5,735.00

rrpgEb.daj

Price lndicators



Property Flat

Source magic bricks

Floor

Carpet SalaableBuilt Up

Arca 'i,041.67 't,250.00

Psrcentago 20Yo 20fo

Ralo Por Sq. Ft. {5,520.00 t4,600.00

GEED

GED

IEED

Vsluetion Roport; 8OB / RO Nadrik / MI!, Svity B€Dlu Tirapa(0l2532123091f4 Peg6 16 d 26
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{
Since 1989

Vostukolo Consultonts (t) pvt. Ltd.
An ISO 900'1 : 2015 Certified Compony

Price lndicators

1,500.00

t6,624.00

.f.

VASTUKALA
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For VASTUKALA CONSULTANIS (l) Pw. LTD.
delrlr, i.iid t rsoJ Orb.r
dt o.rf,El ChJb.'. FVraJbL

Manol LnallKwar cdert .{r o pvr r4 -{uib.r_ - --- _ -, -' '-___ - dr ElaErbLat'er
onc &z{l rll la*r6..5 !O

on

{

Direclor Auth. n

f,anol Challkwar

C'ovt. Rog. Valuer

ChartorBd Engin6€r (lndia)

Reg. No. IBBURV/07201 8/1 0366

Bank 0,f Baroda Empanelmenl No.: Z0 :MZIADV:tI6:941

The undersigned has inspectsd the property detailed in tho Valuation Reporl datsd

We are satisfied hat the fair and reasonable markst value of tho proporty is

(Rupess

Date_
Signatur€

(Name & Designation of tte lnspecting OfficiaUs)

Enclosures

Declaration+um-undertaking from ft e valuer (Annexure-lV) Attached

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

Since 1989

@

\r Vostukolo Consultonts (l)Pvt. Ltd
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As a rosult of my appraisal and analysis, it is my considored opinion that fte value of the abova property in th6 prsvailing

condition with aforesaid specitications is t33,39,000,00 (Rupces Thlrty Thrce Lakh Thlrty Nlno Thousand Only) .The

Reallzable Value of the above prop€rty is t30,05,100"00 (Rupoo3 Thlrty Lakh Fiyo Thousand Ono Hundrod Only). The

Dlstress Value is t26,71,200.00 (Rupeer Twenty Six t-akh Seventy One Thousand Two Hundrod Only).

Place :Nashik

Dale:23.11.2024

-mly).

Countersignod

(BRANCH MANAGER)

VASTUKALA
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(Annexure-lV)

D EC LARATION.C U M.U N DERTAKI N G

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 bemme 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 fumished 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 and Eue valuation of the property.

d. My engineer Sachin Raundal has personally inspectod the property on 19.11.2024. The work is not sub -

contracted to any olher valuer and canied out by myself.

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

f. I have not been depanelled / delisted by any other bank and in ca86 8ny such depanelment by other banks

during my empanelment witr you, I will inform you within 3rdays of such depanelment.

g. I have not been removed / dismissed from servico / emp$ment oaf{or.

h. I have not been convictod of any offenco and sontsncod to a bm of imprisonment

i. I have not been found guilty of misconduc.t in my profrssionl capacity.

j. lhave nol been declared to be unsound mind

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

l. I am not an undischarged insolvent.

m. I have not been levied a penalty under section 27'1J of lncome-tax Act, '1961 (43 of 1961) and time limit for
filing appeal befure Commissioner of lncom+tax (Appeals) or lncomstax 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 afrer levy of such penalty

n. I have not been convicted of an ofience connected with any proceeding under the lncome Tax Act 1961,
Wealth Tax Act 't957 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

@v Vostukolo Consultonts (l) Pvt. Ltd.
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r. lhave readthe Handbook on Policy, Standards and procedura 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 he best of my ability.

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

asset class is in mnformity to the 'Shndards' as enshrined for valuation in the IVS in 'General Standards' and

'Asset Standards' as applicable. The valuation report is submitted in the presuibed format of tre 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 rleclaration)

u. My CIBIL Score and crodit worhiness is as per Bank's guidelines.

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

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

x. Further, I hereby provide the following information.

Since 1989

o
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{

No. Valuer comment

1 background informalion of the asset being
valued:

The proporty under consideration is boing purchased by Mrs. Swity Bablu

Thapa from M/s, Shivyog Construction vide Notarized Agreemont for Sal€

Oaled 22.11 .2024 .

2 purpose of valuation and appointing authority As per the request from Bank Of Baroda, R0 Nashik to assess Fak
Market Value value of he property for Banking Purpose purpose

3 identity of tho valuer and any other axperts
involved in tho valuation;

Manoj Chalil( ar - Regd, Valuor

Sachin Raundal - Valuation Engineer

Shobha Kuperkar - Technical Manager

Rishidatt Yadav - Technical fficer

4 disdosur€ of valuer interost or conflid, if any;

E Date of Appointnenl - n.11.?024
Valuation Dat€ - 23.11.2024
Dato of Roport - 23.11.2024

b Physical lnspedion don€ on - 19.'11.2024

7 nature and sources of the information used or
rcli€d upon;

Market Survey at he time of site visit
Raady Reckmer rates / Cilda rates

Online soadr lor Regi$eod Transactions

Orline Price lndkxbrs m real estate portals

Enquirhs wttr Real esble mnsuttants
Existing data of Valuadon assignments canied out by us

I Procedures adoptsd in carrying out fie valuation

and valuation standards followed;
Sales Comparative Method

resfistions on use of the rcport, if any;

10 major factors that werg taksn into account
during he valuation;

11

Caveats, limitalions and disclaimors to lh6
extent thsy explain or elucidats tho limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.

Attached

VASTUKALA An ISO 9001 : 20'15 Certiried Compony

Particulars

We have no nterest, either direct or indirect, in the property valued.
Furthsr to state thal we do not have relation or any connection with
property owner / applicant directly or indkectly. Further to state that
we are an independent Valuer and in no way rolated to property
owner / applicant

date of appoin[nent, valuation date and date of
report;

inspections and/or inv€stigations undortaken;

I Ilb valuaton is for he use of the parly to whom it is addressed and
br no other purpose. No responsibility is accepted to any third party
who may u6e or rely on lhs whols or any part of this valuation. The
valuer has no pecuniary interest that would conflict with the proper
valuation of the prope y.

current market conditions, demand and supply position,
Rosidontial Flat sizs, localion, upswing in roal ostate prices,
sustainsd domand for Rssidential Flat, all round development of
commarcial and Commercial application in the locality etc.

major factors that were not taksn lnto account
during the valuation;

12

Vostukolo Consultonts (t) pvt. Ltd.
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Assumptions, Disclairners.Limitations & Qualifi cations

Value SubJect to Change

The subject appraisal exercise is based on provalling market dynamics as on 23rd Novombor 2024 and doos not

take into account any unforeseeable developments which could impac{ he same in the future.

Our lnvestigations

We are nol engaged to cany out all possible investigations in ralation to hs subjed proparty. Whors in our roport wa

identify cerlain limitations to our investigations, this is to onablo the reliant party to instruct furthsr invostigations where

considersd appropriate or where we rscommend as necessary prior to rsliance. Nashik B.anch (VCIPL) is not liable for any loss

occasioned by a decision not to conduc{ further investgations.

Assumptions

Assumptions are a nocessary part of underbklng valuations. VCIPL adopb assumptions br hs purposo oi providing

valualion adyice b€cause somg matters ars not capablo of accurate caldJlations or fall outside the scope of our axportise, or

out instucliom. The reliant party accepts hal the valuation contains cortain specific assumptions and acknowledge and accept

he risk of hat if any of he assumplions adopted in he valuadon arc incomd, then thb may have an efiect on the valuation.

lnfomation Supplied by Othors

Tho appraisal is bssed on the infuimaton provkled by [p denl The same has b€on assumod to be conect and has

bo€n usod for appraisal exercise. Whem it is staled in the repod fiat ano$er paily has supplied information to VCIPL, his

infurmation is believed lo be reliable but VCIPI- can accopt no rBlottsbuty lf fib shouH Fove not h bo so.

Futurc ltafren

To the extont that the valuation indudes my rhtemqnt sB b a future matter, that statement is provided as an

ostimato and/or opinion based on the information hom b VCIPL at Uro date of lhis document. VCIPL does not warant hat

such slabmonts are accurate or @nod.

Map and Plans

Any sketch, plan or map in 0ris report is included to assist tho readEr while visualising the property and assume no

responsibility in connection with such matters.

Slte Detalls

Based on inputs received from Clients representative and site visit conductsd, we undorstand thal ths subjoct

property is Residential Fla! admeasuring 630,00 Sq, Fl" Built Up Area in he nams of [lls. Shtvyog Cons[uc'tlon. . Name

of proposed Purchaser is t13. Swig Bablu Thapa.Further, VCIPL has assumed trat the subject property is free ftom any

endoadrment and is available as on tho date ofhe appraisal.

Property Title

Based on our discussion with the Client, we understand that the subisct property is owned by t/r. Shlvyog

Since 1989
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Constructlon. Name of Proposed Purchaser is llrs, Swlty Bablu Thapa,For he purpose of this appraisal exarcise, we have

assumed that the subject property has a clear tite and is free from any encumbrances, disputes and claims. VCIPL has made

no furthsr snquiriss with ths relevant local authoritios in lhls rsgard and doos not certify the prop€rty as having a clear and

ma*etable titlo. Furthor, no legal advica regarding ths titls and ownership of tho subject prop€rty has b€En oblained for hg
purpose ofthis appraisal oxerciso. ll has been assumed hat he tite deeds are dsar and markebble.

Environmontal Conditions

We have assumod hal tho subject property is nol contaminatod and is not adversely affected by any existing or

proposed environmental law and any prooesses whidl are caFied out on he popedy are rcgulahd by envircnmenhl legislalion

and are prcpEdy licansed by the appropriato authorilios.

Area

Based on the information provided by ths Cliont's reprosentativo, we understand that the Residontial Flat,

admoasuring 630,00 Sq, Ft. Bullt Up Ar€a.

Condition & Repair

ln the absence of any informaton to he conuary, we have cruned that lherc aro no abnormal ground conditions,

nor ardlaeological remains present whici might adversely affect he cunurt or future occupation, development or value of the

proporty. The property is free from rat, infestation, struclural or latent defec't. No orrently known deleterious or hazardous

materials or suspect tochniques will be usod in ho comtruction ofor subrequ.nt alteration or additions to the prop€rty and

omments made in the property details do not purport b expEss an opinion Soul o advise upon, he ondition of uninspeded

parts and should not be taken as making an implh, rgprssedatbn or stsbrnent about sudl parb.

Since 1989
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Valuation Methodology

For the purpose of ttis valuation €xsrcise, the valuation mehodology us€d is Direci Comparison Approach Mehod

and prcposed Highost and Best Use model is used for an4dng der,€lopment potential.

The Direct Comparison Approach involves a comparison oftre property being valued to similar properties lhat have

actually been sold in arms - length transactions or aro offered for eale. This approach demonstrates what buyers have

historically been willing to pay (and sollem willing to accepl) br similar properties in an opon and competitive market and is

parthlarly useful in eslimating tre value of he Flat and proporties hat are typically taded on a unit basis.

ln case of inadequate rocont transaction activity in hs subjoct micro-market, h6 appraisor would collato dotails of

older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the subjeci micrGmarket in order

to calculate ths psrcontags increase / decrease in values since tre date of the identifiod transactions. This percontago would

hen be adopted to prciec{ the cunent value of he same.

Where reliance has been placed upon extemal sources of information in applying he valuation methodologies, unless

oherwise specifically instruc{ed by Cliont and/or statsd in the valuation, VCIPL has not independenty verified that inbrmation

and VCIPL does not advise nor accepl it as reliable. The person or entity to whom he report is addressed acknowledges and

accspts tho risk that if any of lhe unverified information in tha valuation is incorrect, th6n this may havs an effoct on the
valuation.

Vostukolo Consultonts (t) Pvt. Ltd.
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Not a S0trctural Suruey

We state that this is a valuation reporl and not a stuctural survey.

Oher

Pago 23 of 26

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

Logal

Wo havs not made any allowances with respect to any oxistng or proposod local legislation r€lating to taxation on

rcalization ofthe sale value ofthe subjoct propoily. VCIPL is not requircd to give testimony or to appear in court by reason of

his appraisal eport, with reference to $e propsrty in question, unless anangement has been made hereof. Furfter, no legal

advice on any aspects has been obtained for he purpose of tris appraisal exercise.

Propefi speclflc assumptlons

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

R.lldontal Flat, admeasuring 6311.00 Sq. Ft Bullt Up tuoa.

ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERS

l. We assume no responsibility fur maflor ol legal nafure afrc&p he pmpetly appraised or the lite hereb, nor do we

nnd6r our opinion as to he t't6, wfiidr is assumed b be gqod and ma{r&bh.

2. Ihe property is valued as ftough under l$potdble orned{p.

3. lt is assumed hat he property is fee of liens and enofi$rancoi

4. lt is assumod hat here arc no hiddon or unappfltnt condoonr of he subsoil or sbuclum hat would rondor it more or

less valuable. No rcsponsibility is assumed br FUdr condltlons or for engineering hat might bo rcquirod to discover

such fadom.

5. ftere h no direcl/ indird intersst in he propefl vdued.

6. Ihe rabs br valuation of he prcperty ars in accodancs wih he Govt. appmved rates and gevailing market rat6.

Since 1989
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

dealings wih hisfits clients and oher valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and brhright in all probssional relationships.

3. A valuer shall endeavour lo ensure hat he/it provides true and adequate information and shall not misrepresent

any facts or sifuations.

4. A valuer shall refrain from being involved in any ac{ion hat would bring disreputo to he profession.

5, A valuer shall keep public interest fo{cmost $,hilo delivering his seMces.

Profussional Competence and Due Care

6. A valuer shall Iender at all times high sbndards of service, oxodso duo diligence, ensure proper care and

axarcis€ indopsndsnt pofussional judgmsnt

7. A valuer shall carry out pofessimal seNbes in aocodanco rfi ho d{ant bdrnical and pmfussional sbndards

hat may be specified fiom time to time.

8. A valuer shall continuously mainhin prcfos3lonal hoftdge and drlll h prcvido competent professional seMce

based on uptodate devolopmenb in pr8dice, povallry repbdor / guiriellnes and bchniques.

9. ln he plBpanation of a valuation r€port, he ydus $all not dkdah liabllity br hisnts exportiso or deny hidib duty

of carc, except to tto extent that he assumptots ate bas.d m rtat€m€nb of fact prcvirled by fie ompany or ib
auditors or consulbnts or inbmalion available in pblic dumh and not generaled by the valuer.

10. A valuer shall not carry out any instuc{ion of ho diont insofar as they are incompatible with tho requiromonb of

inlegrity, objeclivity and independence.

1 1. A valuer shall dearly state to his dient he services lhat he would bs compotont to pmvide and lhe services for

which he would be relying on other valuorc or professionals or for which th6 client can have a separate

anangement wih oher value6.

lndependence and Dlsclosure of lnteresl

Since 1989
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12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are made

wittout he presence of any bias, conflict of intorost, oercion, or unduo infruonco of any party, whothor directy

connecled to he valuation assignment or nol.

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

terms of association to the company.
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Confidentiality

20. A valuer shall not use or diwlgo b othor dionls orany o0Er party any coffdontial information about he subject

company, which has como b his / bknoflledge wlthout pmper and spodnc authodty or unless there is a lagal or

profussional right or duty to disdo6o.

Information tlanagement

21. A valuor shall ensure that he/ it mainbins writlon cmbmporanoous r€cords for any dgcision taksn, tho roasons

for bking he dgcision, and he information and ofilence in support of such decision. This shall be maintained so

as to sufficienty enable a reasonabls person to lake o viow on he appropriateness of his /its decisions and

aciions.

22. A valuor shall appear, cooperate and be available for inspections and investigations carried out by the

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

registered or any ohor statutory r€gulalory bod'/.

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

Tribunal, tre registered valuers organisation with which hdit is ragistered, or any olher shtulory regulatorybody.

24. A valuer while respecting he confidentiality of information acquined during fre course of perlorming professional

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

contrac{ for a specific valuation, for produc{ion before a rcgulatory sulhority or for a peer review. ln the event of a

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

Since 1989
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14. A valugr shall maintain complete indopendsnce in hisfits profossional relationships and shall conduct the

valualion independent of extemal inlluonces.

15. A valuer shall whersver nscossary disclos€ to the clionls, possibls sources of conflicts of dutios and intgrests,

while prcviding unbhsed seMcgs

16. A valuer shall not deal in socuritios of any subieci company afier any time when he/it first becomas aware of he
possibility of his / its association wih he valuation, and in accordance wih the Sec{rities and Exchange Board of

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

whichever is earlier.

17. A valuor shall not indulgo in 'mandato snatching'or offering 'convsnionco valuations'in order to cater to a

mmpany or dients needs.

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

'19. ln any faimoss opinion or independent sxp€rt opinion submitted by a valuer, if heo has been a prior engagsmsnt

in an unconnected kansaction, he valuer shall doclare the association wllh the company during the last five

yea6.
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Gifts and hospitality:

25. A valuer or his / its rolative shall not accept gifts or hospitality whi$ underminss or affec{s his independenca as a

valuer.Explanation: For he purposes of this code the term lelative' shall havs he samo meaning as defined in

clause (77) of Seclion 2 of the Companies Act, 2013 (18 of 20'13).

26. valuer shall not off6r gifts or hospitality or a financial or any other advantags lo a public sorvant or any other

penon wih a visw to obhin or rctain work for himself / itself, or to obtain or rehin an advanhge in he conduct of

profussion fur 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 ttE wo* necessarily and properly undertaken, and is not inconsistent with 0re applicable rules.

28. A valuer shall not accept any fees or charges oherfian hose which are disclosed in a written contract with the

person to whom he would be rendering service.

Occupation, employability and rosEictiom

29. A valuer shall refrain from acceflng bo many assignmenb, lf helrt b rmfraly to be able to devote adoquab tims

lo eadl of hid ib assignmenb.

30. A valuer shall not conduct business whk*t in ths opinion of tto eu0Drity or ho registerod valuer organisalion

disffodib ho pmfession.

lrliscellaneous

31. A valuer shall rofrain ftom underlaking to revlew 0ra work of another valuer of the same clisnl excopt under

written orders from he bank or housing fnance im&Jtiom and witr krodedge of he concemed valuer.

32. A valuer shall follor this code as amended or ovissd fom timo to time.

For VASTUKA|A CONSULTANIS (l) PW. LTD.

Manoj Chalikwar

Director Auth. gn.

lllanoj Challkwar
Govt. Reg. Valuer

Chartered Engineer (lndia)
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