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Date:09.,l0.2024

VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 09, 3d Floor, "shivam Pride",

Behind Yogesh Beer Bar & Restauranl, Plot No. 5 (Old Plot N0.48) Grampanchayat Milkat No. 630, l\,lumbai - Agra

Road, Village - Jaulake Dindori, Taluka - Dindori, District - Nashik, Nashik, PIN Code - 422 206, State - Maharashtra,

lndia belongs to Sakshi Bhalchandra Ahire & Shri. Bhalchandra Harischandra Ahire, tlansi Bhalchandra

Ahire,

Considering various parameters recorded, existing econonic 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 paflk lar purpose at I 19,00,8100.00 {Rupees Nineteen Lakh Eight

Hundred Only) After completion of eonstruction works. As per Site lnspection 71% Construction Work is

Completed.

The valuation of the property is based on the documeils Foduced by the concem. Legal aspects have not been

taken into considerations while preparing this rcport.

Hence certifed

For VASTUKATA CONSULTANTS (l) PVI. LID
ocEry tig..d fr rlriq cr'ies
Dx:o-rl|-qch.|ll8,,Y*!t.

ManOt Lhaltkwar c-,dt'ipau,"*M,"r.
, .ru.rEn.rd*d.,rcir

o& ,tI]a.ro,o9 l tt at {55d

Director Auth tgn

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

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

Encl.: Valuation report

Boundaries Building Flat

North Adi. Gat No. 175 & 176 Flat No. 10

South Colony Road Open to Sky & Side Margin

East Old Plot No. 49 Means Now Plot No. 6 Lobby, Stdcase, Ducl, Flat No. 12

West Old Plot No. 47 Means Nari Plot No. 4 Open to Sky & Sid6 Margin

ci

o
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Vahration Report BOB / RO Nashik / Sakshi Bhalc.handra Ahire (011696/2308566)

To,

The Branch ilanager,

Bank Of Baroda

RO Nashik

BSNL Building, Data Mandir Road, Nashik Road' Nashik

422101

Vastukala Consultants lndia Pvt' Ltd'

4,lstFloor,MadhushaElits,VrundavanNagar,Jatra-NandurNakaLlnkRoad'Adgaon'Nashik-422003

G

VALUATION REPORT (IN RESPECT OF FLAT)

{i Vostukolo Consultonts (l) A/t. Ltd.

General

To assess Fair Market Value of the property for Banking

Purpose Puryce.
Purpose for which the valualion is made

08.10.2024Date of inspectiona)2

09.10.2024Date of which the valualbn is madeb)

CoDv of Aqreement for sale No.4437/ 2024 Dated 03'1

ana'Saks-hi Bhalchandra Atrhe & Shri. Bhalchandra

buyer).

Copy of Commencenrent Certificate No '2252Dafud

Copy of Approved Building Plan N0.2252 Dabd t4'

0.2024 between Smt. Anita Suresh Barve(The Seller)

Harischandra Ahire, Mansi Bhalchandra Ahire(Ther)

il)

ilr)

'14.11.2022 issued by Grampalika Dindori

1 1.2O22 issued by Grampalika Dindori.

List of documents produced for perusal:3

Sakshi Bhalchandra Ahire & Shri. Bhalchandra

Harisctandra Ahire, Hami Bhalchandra Ahir€

Residential Flat No. 09, 3d Floor' "Shivam Pride", Behind

Yogesh Beer Bar & Restaurant, Plot No. 5 (Old Plot No' 48)

Grampanchayat Milkat No. 630, Mumbai - Agra Road, Village

- Jaulake Dindori, Taluka - Dindod, Dislrict - Nashik, Nashik'

PIN Code - 422 206, State - Maharashtra, lndia

Contact Person :

Pradeep Dethe {Bttil&t)
Mobile No. 8668405396

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

with Phone no. (details of share ol eadl o'vner in

case of joint ownershiP)

4

The property is a Residential Flat located on 3'Floor. The

composition of Residential Flat is 2 Bedroom + Living Room

+ Kitchen + Toilet + Passage + 2 Balcony. (2 BHK) The

property is at 16.8 distance from Nashik Road Railway

Station.

At the time of inspection building was under
construction,

Bnef description of the property (lncluding

Leasehold / freehold etc.)
5

Stage of Construction

VASTUKALA

Since 1989

An ISO 9001 : 2015 Certified ComPonY

1

Joint ownership

Details of ownership share is not available



Valuation Repod: BOB / RO Nashik / Sakshi thalchandra Ahire (01 1696/2308566)

Since 1989
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lf under construnction, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Full Building Rcc Complete lnternal Brick Work Complete

Extemal Brick Work Complete lntemal Plastering Complete

Extemal Plastering Complete

Total 7l% work completed

Total Lease Period & remaining pedod (if
leasehold)

6 Location of property

a) Plot No. / Survey No Plot No - 5 (old Plot No. 48) Grampanchayat Milkat No.

630New Survey No - 173/ 5

b) Door No. Residential Flat No. 09

c) C.T.S. No. / Village Village - Jaulake Dindori

d) Ward / Taluka Taluka - Dindori

e) i/andal / District District - Nashik

Dale of issue and validity of layout of approved
map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan Accompanying

Commencement Certifi cate No. 2252 daled. 1 4.1 I .2022
issued by Nashik Metropolitan Region Development Authority

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

No

7 Postal address of tire property Residential Flat No. 09, 3'd Floor, "Shivam Pride', Behind
Yogesh Beer Bar & Restaurant, Plot No. 5 (Old Plot No a8)
Grampanchayat Milkat No. 630, Mumbai - Agra Road, Village
- Jaulake Dindori, Taluka - Dindori, District - Nashik, Nashik,

PIN Code - 422 206, State - Maharashtra, lndia.

I City / Town City - Nashik

Residential area Yes

Commercial area No

lndustnal area No

I Classilication of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura

10 Coming under Corporation limit / Village
Panchayat / Municipality

Village - Jaulake Dindori

Grampalika Dindori

TI
T

VASTUKALA An ISO 9O0l : 2015 Certified Compony

f)

Urban

Vostukolo Consultonts (l) h/t. Ltd.
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Valuation Report BOB / RO Nashik / Sakshi Bhalchandra Ahire (01 1696/2308566)

Since 1989

o

li

No
11 Whether covered under any State / Central Govt

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

notified under agency area/ scheduled area /

cantonment area

As per DocumentAs per site
Boundaries of the Property12

Adj. Gat No. 175 & 176
North

Colony RoadColony Road
South

Old Plot No. 49 Means New

Plot No. 6
Old Plot No. 49 Means New

Plot No. 6
East

Old Plot No. 47 Means New

Plot No. 4
Old Plot No. 47 Means New

Plot No. 4
West

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

a building.
Dimensions of the site'13

As per ActualsAs per tre Deed

Flat No. 10Fht No. 10
North

Open to Sky & Side MarginOpen to Sky & Side Margin
South

Lobby, Stricase, Duct, Flat

No. 12
Lobby, Stricase, Duct, Flat

No. 12
East

Open to Sky & Side MarginOpen to Sky & Side Margin
West

20"4'5.6'N 73"53'.38.1"E
13.2 Latitude, Longitude & Coordinates of Fht

Carpet tuea in Sq. Ft. = 546.3
(Area as per Site measurement)

Carpet Area in Sq. Ft. = 528.00

(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 580.80

(Carpet Area + 100/d

14 Extent of the site

Carpet Area in Sq. Ft. = 528.00

( Area As Per Agreement for sale)
Extent of the site mnsidered for Valuation15

Building is under construction
Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent

received per month.

ID

APARTMENT BUILDINGlt

Residential
Nature of the Apartment

Location

C.T.S. No

Block No

Ward No.

I
T

Vostukolo Consultonts (l) h/t. Ltd'
VASTUKALA An ISO 9001 : 20 15 Certified Compony

Ad.i. Gat No. 175 & 176

1

2.
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Since 1989
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Village / Municipality i Corporatron Village - Jaulake Dindori,

Grampalika Dindori

Door No., Street or Road (Pin Code) Residential Flat No. 09, 3'd Floor, "shivam Pride", Behind
Yogesh Beer Bar & Restaurant, Plot No. 5 (Old Plot No. 48)
Grampanchayat Milkat No. 630, Mumbai - Agra Road, Village
- Jaulake Dindori, Taluka - Dindori, District - Nashik, Nashik,
PIN Code - 422 206. State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential cum Commercial

Year of Constructlon Building is under construction

Number of Floors Ground+3UpperFloors

Type of Structure R.C.C. Framed Structure

7 Number of Dwelling units in the building Proposed 4 Flats on 3d Floor

I Quality of Construction Building is under construct on

o Appearance of the Building Building is under construction

10. Maintenance of the Building Building is under construction

Facilities Available

Proposed l Lift

Protected Water Supply Proposed Municrpal Water Supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Covered Parking

ls Compound wall existrng? Proposed, Yes

ls pavement laid around the Building Yes

ilt Residential Flat

The floor in which the Flat is situated 3' Floor

2 Door No. of the Flat Residential Flat No. 09

3 Specification s of the Flat

Roof R. C. C. Slab

Flooring Proposed Vitrified tiles flooring

Doors Proposed Teak wood door frame with flush doors

Windows Proposed Powder coated aluminium sliding windows

Fittings Proposed Concealed plumbing with C.p. fittings. proposed

Electrical wiring with Concealed.

Finishing Building Under Construction

4 House Tax

Ir
T

I
T

t
TrEE

Vostukolo Consultonts (t) A/t. Ltd.
VASTUKALA An ISO 900't :2015 Cerfified Compony

'11.

Lift

1
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Building is Under ConstructionAssessment No

Building is Under ConstructionTax paid in the name of

Building is Under ConstructionTax amounl

Building is Under ConsfuctonElectricity Service connection No.5

Building is Under ConstructionMeter Card is in the name of

How is the maintenance of the Flat?6

Sakshi Bhalchandra Ahire & Shri. Bhalchandra

Harischandra Ahire, Mansi Bhalchandra Ahire
Sale Deed executed in the name of7

NAWhat is the undivided area of land as per Sale

Deed?

I

Built Up Area in Sq. Ft. = 58'1.00

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

As Per NMC Norms10 What is the lloor sPace index (aPP.)

Carpet Area in Sq. Ft. = 546.34

(Area As per ac{ual site measurement)

Carpet Arca in Sq. Ft. = 528.00

(Area As Per Agreement for sale)

What is the Carpet area of the FlaP11

Medium1Z ls it Posh / I Class / Medium / Ordinary?

Residential Purposels it being used for Residential or Commercial

purpose?

1.)

14 ls it OwneroccuPied or let out?

{ 4000/- afier completion15. lf rented, what is the monthlY rent?

MARKETABILITYtv

NormalHow is the marketabilitY?

Located in Developing2

NAAny negative factors are obseNed whidl affect

the market value in general?
3

RateV

\ 40241- lo7 40241- per Sq. Ft. on Carpet Area

{ 3353/- to { 33531 per Sq. Ft. on Built Up Area
Afler analyzing the mmparable sale instances,

what is the composite rale 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 adiacent

properties in the areas)

I
II

Vostukolo Consultonts (l) A/t. Ltd.

VASTUKALA An ISO 9OO I : 20'15 Certitied ComPonY

Building is Under Construction

9.

Building is under construction

1

What are the factors favoring for an extra

Potential Value?

I
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Details of Valuation:

Since 1989
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2 Assuming it is a new construction, whal is the
adopted basic mmposite rate of the Flat under
valuaton after mmparing with the specifications
and other factoB with the Flat under comparison
(give details).

t 3,6001 per Sq. Ft.

3 Break - up for the rale

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

ll. Land + others t 1,6001 per Sq. Ft.

4 Guideline rate obtained from the Registra/s Office
for new property (an evidence thereof to be
endosed)

t 21,8001 per Sq. M.

i.e. t 2,0251 per Sq. Ft.

Guideline rate(an evidence thereof to be
enclosed)

N.A. Age of Property below 5 year

5. Registered Value(if availabte) Purchase Value - 11,450,000.00
Document No. - 4437/ 2024

Agreement Date - 0311012024

vt COiIPOSITE RATE AOOPTED AFTER
DEPRECIATION

a Depreciated building rate

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

Age of the building Building is under mnstruction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive
periotic Maintenance & Structure repairs.

Depreciation percentage assuming the safuage
value as 100/o

N.A. Building is under construction

Depreciation Ratio of the building

b Total mmposite rate anived for Valuation

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

Rate for Land & other V (3) ii { 1,600/- per Sq. Ft.

Total Composite Rate t 3,600/- per Sq. Ft.

Remarks

T

I

Description otv Rate per unit (t) Estimated Value ({}

1 Present value of the Flat 528.00 Sq. Ft 3,600.00

2 Wardrobes

3 Showcases

Kitchen anangements

Vostukolo Consultonts (l) p!.t. Ltd.
An ISO 90Ot :20'tS Certified Compony

l,lo.

19,00,800.00

4

VASTUKALA
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TheMa*etValueofthepropertyisbasedonfactsofma*etsdiscoueledbyusduringourenquiries,howeverhegovemment
rate value in this case is tess tran rre maftet value anived by rs. \ e are of the opinion that the value anive by us will prove to

be conect if an Auction of the suuieJproperty is camea out. k faras Market Value in lndex ll is concemed' it is not possible t0

comment on same, may oe goue.rnenirates are lixed by sarpxng during same point of time in part and whereas, Market

Vatualion Repod: BOB / RO Nashik / Sakshi Bhaldandra AhiIE (011696/2308566)

ustification for Pri

values change every month.

factors in market.

Method of Valuation /

{
Since 1989

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 try lo give a value which is coflect ref,ection of actual fansaction value inespeciive of any

proach

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 by comparing a property to other similar properties that have been recenty sold' comparable

properties, also known as comparables, o,. i.pt, ,r.t tt'arc cartain features with the property in question' Some of hese

include physical features such .. .lu.r. footage, number of rosm, condition, and age of the building; horrever, he most

ir.prnr., il.,, i. no doubt the location of the property Adjusfitsrb are usually needed to account for differences as no two

properties are exactly the same. To make proper adiustments when comparing properties, real estate appraisers must know the

differences between the.o*prr.tt. prop.,ti.. and how to value these differences' The sales comparison approach is

commonly used for Residential Flat, where there are typically many comparables available to analyze' As the property is a

Residential Flat, we have adopteo iate comparison Approach Method for the purpose of valuation .The Price for similar type of

property in the nearby vicinity is inli, 
"ng; 

of { nOi+.OO to < 4024.00 per Sq. Ft. on Carpet Area / { 3353.00 to { 3353'00

per Sq. Ft. on Builtup Area. considering thl rate with attached report, cunent maket conditions , demand and supply Bosition,

Flat size, location, upswing in ,..r 
"rt.i. 

prices , sustained demand Jor Residential Flat' all round developmenl of Residential

.nJ co..rr.irt ,pplirrtion in th. to..lity etc. we estimate <3,600.00 per sq. Ft. on carpet Area for valuation'

(Q

Superfine finish(

lnterior Decorations6

Electricity deposits / electncal fittings, etc'7

Potential value, if any

8

I
Others / Car Parking10

19,00,800.00
Total value of the property After completion

18,05,760.00
Realizable value of the Property

Distress value of the ProPertY
11,61,600.00

lnsurable value of the property (5E0.80 X 2,000'00)

'11,76,120.00
Guideline value of th€ property (580'80 X 2'025'00)

Vostukolo Consultonts (l) A/t. Ltd.

VASTUKALA An ISO 9o0l : 2015 cerlified compony

Extra collapsible gates / grill works' etc'

15,20,640.00



lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost / tidal
level must be incorporated) and theh effect on

Saleability Normal

Likely renta! values in future { 4000/-

Any likely income it may generate Rental lncome

Valuation Report BOB / RO Nashik / Sakshi Bhalchandra Ahire (01 1696/2308566)

VASTUKALA

Page 10 of 26

@

{r Since 1

Vostukolo Consultonts (l) P!.t. Ltd.
An ISO 9001 : 2015 Certified Compony
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ActualSite Photoq raphs
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{r Since 1989

Vostukolo Consultonts (l) Art. Ltd.
VASTUKALA An lso 900I : 20I5 Certified compony
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Valualioo Repod: BOB I RO N6hik / S€lL*i Bhatdandra Alirc {011696/2308566) Page 12 of i6
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fr Since 1989
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Vostukolo Consultonts (t) A/t. Ltd.
An ISO 9001 : 20t 5 Cerflfied Compony
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Valuation Ropo.t BOB / RO Ne6hik / $kshi Bhaldrandra Ahiro (011696/2308566)

Route Map of the prop

l{ote: Red Place mark shows the exact location of the property

Lonqltude Latltude: 4ru5'6't{ 73'53'3E'1"E

Note: The Blue line shows the route to site distance from nearest Railway station (Nashik Road - 16 8)'

Since 1989

o
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Vostukolo Consultonts (l) Pt4. Ltd.

VASTUXALA An ISO gOOl : 20 t 5 Certilied ComPonY



Vatualioo Repo.t BOB / RO Nashik / Satdi Bhaldandra Ahire (0116962308566)

tuhl€toried buildino wfth Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready
reckoner will be increased as under:

Since 1989

T

@

{

Department ot Retistration & Stemp5 it<uft a Eir ftmr t60v.r.h..r ol M.t..artlr. r[Rrq urx?r

aTq]-{Te r. q-fit

\.rll:rlor R{lE Lltl.llrllll Q4!

:::i-, ir v

S.Ld.d Dfr
Saaat rllL

Sddrry
SaLcl Locdo.r

l=1

Slrvsy No . Lo€lirr
r- irfc-. rI- +c--

slroarEb
rele
:!6EEh
9r/lalStrl

27tn.t
2ftzl2
2lnl a
2ln

Stamp Duty Ready Reckoner Market Value Rate lor Flat 21800

Flat Located on 3d Floor

Stamp Duty Ready Reckoner Ma*et Value Rate (After
lncrease/Decr€ase) (A)

21,800.00 Sq. ilk 2,025.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B) 2650

The diflerence between land rate and building rate(A-B=C) 19.150.00

Percentage after Depreciation as per table(D) 100%

Rate to be adopted after considering depreciation [B + (G X D[ 2'r,800.00 Sq, ilh, 2,025.00 sq, Ft,

Loeation of Flat / Commercial Unit in the
building Rate

a) On Ground to 4 Floors No increase for all floors from ground to 4 f,oors

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

c) 1 1 Floors to 20 Floors lncrease by 10% on units located between 1'l to 20 floors

d) 2'l Floors to 30 Floors lncrease by 15% on units located between 21 to 30 floors

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

Completed Age of Building in Years Value in percent after depreciation

R.C.C Slructure / other Pukka Structure Cessed Building, Half or Semi.Pukka
Struclurc & Kaccha Struclure.

0 to 2 Years 100% 100%

Abov82&upto5Years 95% 95%

Vostukolo Consultonts (t) h/t. Ltd.
VASTUKALA An ISO 90Ol : 2015 Certifiad Compony

Page 14 ot 26

Ready Reckoner Rate

@)
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Valuation Repo(: BOB / RO Nashik / Sakshi Bhalchandra Ahire (01 1696/2308566)

,1 .5%for5inilial every y earyear
Howeverconsidered.to beISdepreciation

available as perdeductionmaximum

be 85% of
this

1o/ofor yearevely5After n itia I yea r
Howeverconsideredbetoisdepreciation
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{
Since 1989

Property Flat

Source https:/hmrw.99acres. mm/

Floor

Carpet Built up Saleable

Area 708.33 850.00 1,020.00

Percentage 20Yo

Rate Per Sq. Ft. {4,024.00 {3,353.00 {2,794.00

GD

128.5t-

EE

I I
o

!r{ous[*:* Ia

Vostukolo Consultonts (l) A/t. Ltd
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t19,00,800.00 (Rupees Nineteen Lakh Eight Hundred only) after completion of

the property.The Realizable value of the above property is t18,05,760.00 (Rupees Eighteen Lakh Five Thousand seven

Hundred sixty only). The Distress value is ti5,20,6r[0.00 (Rupees Fifteen Lakh Twenty Thousand six Hundred Forty

Only). As per Site lnspection 71% Construction Work is Completed'

Place : Nashik

Date : 09.10.2024

For VASTUKALA CONSULTANTS (l) PW LTD'

Manoj
Chalikwar
Direclor

orqn.ly don.d bY Mtno] ch.llkw.r
oN: (n=NLnoj ch.lrt*.i Ev.nut.l,
co.!uh.ns (r) M. Lrd., ou=Mudbal,
.F rl-m.nol@v.iuk l..o'9,.4N
Dri.:20?..r0.09 1t:531 I {0530'

Auth. t9n

t$anol challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bantr Of Baroaa Empanelment No.: ZO :1r'lZ:ADV:46:94.|

The undersigned has inspected the propetty

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

(Rupees

on

{
).

Date-.-

Countersigned

(BRANCH MANAGER)

o

Signature

(Name & Designation of he lnspecling fficial/s)

{
Since 1989

Enclosures

Attached
Declaration+um+ndertaking f rom the valuer (AnnexureJV)

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

Vostukolo Consultonts (l) R/t. Ltd
\:

VASTUKALA An ISO 9OO 
'l 
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(Annexure-lV)

DECLARATION.CU M.UNDERTAKING

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

a. I am a citizen of lndia.

b. I will not undertake valuation of any assets in which I have a direct or indirect interest or become so interested
at any time during a period of three years prior to my appointment as valuer or three years after the valuation
of assets was conducted by me.

c. The information furnished in my valuation report dated 09.10.2024 is true and correct to the best of my
knowledge and belief and I have made an impartial and true valualion of the property.

d. My engineer Swapnnil Wagh has personally inspected the property on 08.10.2024. The work is not sub -

contracted to any other valuer and carried out by myself.

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

f l have not been depanelled / delisted by any other bank and in case any such depanelment by other banks
dunng my empanelment with you, I will inform you within 3 days of suct depanelment.

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

h. I have not been convicted of any offence and sentenced to a term of imprisonment

i. I have not been found guilty of misconduc{ in my professional 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. I am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, '1961 (43 of 1961) and time limit for
filing appeal before Commissioner of lncome{ax (Appeals) or lncome-tax Appellate Tribunal, as the case may
be has expired, or such penalty has been confirmed by lncom+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 AERpCg0g6p

p. I undertake to keep you informed of any events or happenings which would make me ineligible for
empanelment as a valuer

I have not concealed or suppressed any material information, facts and records and I have made a complete
and full disclosure

Since 1989

@

{ Vostukolo Consultonts (t) A/t. Ltd.

q
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r. lhavereadthe Handbook on Policy. standards and procedure for Real Estate Valuation' 2011 of

the IBA and this report is in mnformity to the 'standards' enshrined for valuation in the Part - B of the above

handbook to the best of mY abilitY.

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

asset class is in conformity to the 'standards' as enshrined for vafuation in the lvS in 'General Standards' and

,Asset Standards' as applicable. The valuation report is submitted in the prescribed format of the bank'

t. I abide by the Model code of conduct for empanelment of valuer in he 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 Leter of Engagement generated from the system (i.e. LLMS /

LOS) only.

x. Further, I hereby provide the following information'

Since 1989

o

{
VASTUXALA An ISO 9OO'l : 2015 Certified ComPonY
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Vatuation Report: BOB / RO Nashik/ Sakshj BhalchandE Ar rc (0't1696/2308566)

Since 1989

Page 20 of 26

o

{

l{o. Particulars Valuer comment

background information of the asset being
valued;

The property under consideration is purchased by Sakshi Bhalchandra
Ahire & Shri. Bhalchandra Harischandra Ahire, Mansi Bhalchandra
Ahire from Smt. Anita Suresh Barve vide Agreement for sale dated
03.10.2024.

) purpose of valuation and appointing authority As per the request from Bank 0f Baroda, R0 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;

Manoj Chalikwar - Regd. Valuer
Swapnnil Wagh - Valuation Engineer

Binumon Moozhickal - Technical Manager
Rishidatt Yadav - Technical fficer

4 disclosure of 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 lhat we
are an independenl Valuer aod in no way related to property owner /
applicant

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

Date of Appointmenl- 09.10.2024
Valuation Date - 09.'10.2024

Date of Report - 09.10.2024

6 inspectrons and/or investtgations undertaken; Physical lnspeclion done on - 08.10,2024

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

l\.4arket Survey at the time of site visit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Price lndicators on real estate portals

Enquiries with Real estate consultants
Existing data of Valuation assignments camed out by us

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

SalesComparative Method

I resfictions on use ofthe 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 of the property.

't0 major factors that were taken inlo account
during the valuation;

currenl market conditions, demand and supply posltion,
Residential Flat size, location, upswing in real estate prices, sustained
demand for Residential Flat, all round development of commercial and
Commercial application in the locality etc.

11 major factors that were not taken into account
during 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 reporl.

Attached

Vostukolo Consultonts (t) h/t. Ltd.
VASTUKALA An ISO 9O0l : 20tS Certified Compqny

1



Valuation Repod: BoB / Ro Nashik i Sakshi Bhalchandra Ahire (011696/2308566)
Page 21 ol 26

Di m Limi on & ualifia tion

Value Subiect to Change

ThesubjectappraisalexerciseisbasedonprevailingmarketdynamicsaSongthoctober2024anddoesnottake

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

Our lnvestigations

Wearenotengagedtocarryoutallpossibleinvestigationsinrelationtothesubjectproperty.Whereinourreportwe

identify certain limitations to our investigations, this is to enable the reliant party to instruct lurlher investigations whele

consideredappropriateorwherewerecommendasnecessarypnortoreliance.NashikBranch(VCIPL)isnotliableforanyloss

occasioned by a decision not to conduct further investigations'

Assumptions

Assumptions are a necessary part of undefiaking vabalbns. VCIPL adopts assumptions for the purpose of providing

valuation advice because some matters are hot capable of acorate calculations or fall outside tre scope of our expertise, or

out instructions. The reliant party accepts that he valuation onEins calah specifrc assumptions and acknourledge and accept

the risk of that if any of the assumptions adopted in the rralualir:n are imnect, trea this may have an efiect on the valuation'

lnformation Supplied bY Ohers

TheappraisalisbasedontheinformationprovidedbylrdientThesamehasbeenassumedtobeconectandhas

been used for appraisal exercise. where it is $ated in the trpod that anodlef party has supplied information to vclPL, his

informationisbelievedtobereliablebutVclPLcanacceptnoru+onsilf,ityilffsshouldpmvenottobeso'

Future Matters

To the extent that the valuation includes any slabrcnt as to a future matter, that statement is provided as an

estimate and/or opinion based on the information known b VCFL at ttre date of this document' VCIPL does not warant that

such stalements are accurate or @nect.

Map and Plans

Any sketch, plan or map in this report is included to assist the reader nrhile visualising the pmperty and assume no

responsibility in connection with such matters'

Site Details

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

property is Residential Flat, admeasuring 528.00 Sq. Ft' Carpet Area in the name of sakshi Bhalchandra Ahire & shri'

Bhalchandru Harischandra Ahlrc, Manci Bhalchandra Ahlrc' . Further, VCIPL has assumed that the sublect property is free

from any encroachment and is available as on the date of the appraisal'

Property Title

Based on our discussion with the Client, we understand that the subject property is owned by Sakshi Bhalchandra

{r

S

Since 1989

Vostukqlo Consultonts (l) A/t. Ltd.
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Ahire & Shri. Bhalchandra Harlschandra Ahire, ltansi Bhalchandra Ahire. For lhe purpose of thts appraisal exerctse, 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 marketable.

Environmental Conditions

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

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

and are properly licensed by the appropriate authorities.

Area

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

admeasuring 528.00 Sq. Ft. Carpet Area.

Condition & Repair

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

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

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

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

comments made in the property details do not purport to express 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 valuation methodology used is Direct Comparison Approach Method

and proposed Highest and Best Use model is used for analyaing 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 kansactions 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 competitive ma*et and is

particularly useful in estjmating the value of ttre Flat and properties that are typically traded on a unit basis.

ln case of inadequate recenl transaction activity in the subject 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 identified transactions. This percentage would

then be adopted to project the cunent value of the same.

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

othenvise specifically instructed by Client and/or stated in the valuation, VCIPL has not independenfly verified that information

and VCIPL does not advise nor accept it as reliable. The person or entity to whom the reporl rs addressed acknowledges and

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

valuation.

Since '1989

o

{
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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 nol 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. VCIPL is not required to give testimony or to appear in court by r€ason of

this appraisal reporr, with reference to the property in question, unless anangement has been made thereof' Further' no legal

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

Propefi sPecifi c assumPtions

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

Residential Flat, admeasuring 528.00 Sq. Ft. Carpet Arra'

ASSUM PTIONS CAVEATS AND DISCLAIMERS

1 . we assume no responsibility for matters of legal nature afrecting 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 though under responsible ownership'

3. lt is assumed that the property is free of liens and encun$rances

4. lt is assumed that there are no hidden or unapparent conditions ofthe subsoil or structure that would render it more or

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

such factors.

5. There is no direcv indirect interest in the property valued'

6. The rates for valuation of the property are in accordance wih the Govt. approved rates and prevailing market rates'

{
Since 1989

(D

Vostukolo Consultonts (l)PW. 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, A valuer shall maintain integrity by being honest, straightforuard, and forthright in all professional relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adequate information and shall nol misrepresent

any facts or situations.

4. A valuer shall refrain ftom being involved in any actron that 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 judgment.

7. A valuer shall carry out professional services in acmrdance with the relevant technical and professional standards

that may be specified ftom time to tlme.

8. A valuer shall conlinuously maintain professional knowledge and skillto provide competent professional service

based on up-to-date developments in practice, prevailing regulations / guidelines and techniques_

9. ln the preparatton of a valuation report, the valuer shall not disdaim liability for his/its expertise or deny his/its duty

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

auditors or consullants or rnformation available in public domain and not generated by the valuer.

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

integrity, oblectivity 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

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

arrangement with other valuers.

lndependence and Disclosure o{ lnterest

Since 1989

o

{r Vostukolo Consultonts (t) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony

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

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

connected to the valuation assignmont 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 ln

terms of association to the company.
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14 Avaluershallmaintaincompleteindependenceinhis/itsprofessionalrelationshipsandshallconductthe

valuation independent of external influences

l5.Avaluershallwherevernecessarydisclosetotheclients,possiblesourcesofconflictsofdutiesandinterests'

while providing unbiased services

16. A valuer shall not deal in securilies of any subject company after any time when he/it ,irst becomes aware of the

possibility of his i its association with the valuation' and in accordance witfr the securities and Exchange Board of

lndia(ProhibitionoflnsiderTrading)Regulations,20l5ortillthetimethevaluationreportbecomespub|ic,

whichever is earlier.

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

company or dient's needs.

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

lg.lnanyfaimessopinionorindependentexperlopinion$bmittedbyavaluer'ifttrerehasbeenapriorengagement

inanunconnectedtransaction,thevaluershalldecbretheassociationwiththecompanyduringthelastflve

years.

ConfidentialitY

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

company, which has come to his / itsknowledge withort poper and specitic authority or unless there is a legal or

professional nght or duty to disclose'

lnformation Management

21. A valuer shall ensure that he/ it maintains written col*|tporaneous records for any decision taken, fte reasons

for taking the decision, and the information and eviderre h support of such decision' This shall be maintained so

as to sufficiently enable a reasonable person to & a vierrv on the appropriateness of his /its decisions and

actions.

22.Avaluershallappear,co.operateandbeavailaUefurinspectionsandinvestigationscarriedoutbythe

authority, any person authorised by the authodty, 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 whhh he/it is registered, or any other statutory regulatorybody.

24. A valuer while respecting the conlidentiality 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 speciflc valuation, for production before a regulatory authority or for a peer review' ln the event of a

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

{
Since 1989
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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 ?elative' shall have the same meanino 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 flnancial 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 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

rellection of the work necessarily and properly unde aken, and is nol inmnsistent with the applicable rules.

28. A valuer shall not accept any fees or charges olherthan ttrose which are disdosed in a written contract with the

person lo whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignmenls, if he/it is unlikely to be able to devote adequate time

to each of his/ its assignmenls.

30. A valuer shall not conduct business which in the opinion of he 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 client except under

written orders from the bank or housing finance institulions and with knowledge of the mncerned valuer.

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

For VASTUKAIA CONSULIANIS (t) PVI. LID
olib{y rilEd b, M.nq ch.tkx,
Dtt G{eJ (h:Blqr Evrnult t

Manol LnaltKwar (mr.(!op{ !rd.. d.r,,!6b.r. drFfrDra!&t Lrg._tN
Dfu 202..10.09 155l:.1 +05!0'

Direclor Aulh tgn.

tlanoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

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

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

Since 1989

o

{ Vostukolo Consultonts (t)h/t. Ltd
VASTUXALA An ISO 9001 : 2015 Certified Compony



(!.

Aqreemen t for Sale

{
Sinc€ 1989

qe
t"l iro;lt

rfrn a&firrnacr dn ads or r* lkr dt w rot
,rk0fd05[S.

t ) [ta qrrir rtni
a - iy a{. 

'ra 
- *nl

froii. rrx regsor
!a{r nd ?, ttrtot-t:(or9
lffi r. .proro;ori

r) n. m+ dtrir nill
q - ,.r. ri. rilr - irrl
* E{ i. , ll,xr, rrrtN
rrqr cd i.. .,t6t 6:J..rt!6

ilrt{a i. ,|rrgnlll
r) cdl tt6i! .rff

rl - vq d. ria - u',w
{i .ti l. , (?lr '/rtrc

n id i., Jr?9139,1I ll?
ri,qlis i., eJJ:$t7rl

a. fr ifnqr nt, xsti 
"Iqrd Ein, m. En0. fr. ffits.

.. li$ ..

t) rHl rfi dt tl
fl qt !i[, ii6 - qmr,

fr s{ i. 
^t'2rn69cow id i.: :l3aJ!l90t!

irlth i. rotrr.!6ej

I rdr Qrtl, a. f;dl,
h. {rh. yttlo(.

r) {t dr an Bl
tr rz rl. 'e - iFll,
Q nrl r. a1g'13333p1
ylqr ni r., ctc56:119{r
ir*t r.. 9r9t:o6r!o

iR. m?qaa Blrain

?1,19,ooo/-

lY,qo,ooo/-

l.to,ooo/-

4o,ooo/-'

sr6 t !.diE tri
xrqsB aed Eqi lqi

vrlr t6c d!
vlq t6 Eq

in{i 6 id

rft. rdrtt srrrm
ftEr icr

rft. Brlai ro€m
fu<' tqt

BT
a;rn.l YY3 \4 ?c?;l

\ ._ka

6tri {tn6 {in" FQ G6rE" ifr. diB? flrrJnt fuF ).ti 6. '

11 Hfi tth - !d ffE !& {ffr$ tf +. !5, irrqlt

{fr6 ffi 16 tri irJd ftr fEfiifd 'E i. lqlA u r{
1i4r5z qrftr af. i. tt (! qilz i. t.) {iS its. f.1l.o0

qlr.i.{, (!1t.oo n.{.) rid vr+iq(n ft6fi i qro r

ttc. vrsr airroe eq re*ar snr'El.d, lqr6 id fttc rt 16r,

frc<r rrcf<lftk' * i. 01 rid -I{te trw Yo.!'. {t'{ t

rrerlll llrc z.sl d.{. {i qlirl ir$.6 n.oY i,{. r

ftizqq ilF rt,1.qt d.{. iilEa[ 'rdz SrdFEl.

qid lats i. ,. rdr lg,frfi cttl-crm -
li( , !{ 6lz i. Yr E!r}s ?+{ qf. i r,

c&fu , W 6t i. t\t qoriq r{i Fts i. Y

dhf{ , #0!
rn( , a4Tai. ltr'r r t$q

ijrrali fr-w ir?r. ir!, rsrB. crcl', fidFa;lqir|! q rnt i+q
gd,Ei r<ri Ehr rfi6 *It rt"d sd F<r ftirt Ffir qrn6,

?trd.
!i6 * i. ot ?l q,&!l orM

gir , nt4, ftd, T€, 'Ft i. ?r

t

'ici qrqm q rqrsrd (riB ffii

tFr.*dra *rlqre
tiqii i.n(

r) . utftr lrit it
q{- l? Ei. 'jql - 

qtm

'fi ili i., rrxHpDTsgEe

3rltnr eFrJ i., 65.1.r9715.r96s

ti,rrl{i i.: E66EiTtsro

n. ift? qrcrs a6. qEr! rr
a{6 iB, itsio.
rn. fa. :rslat. wroot.

VASTUXALA An ISO 9O01 : 20l5 Certif ied Compony

l:'

)i

Vostukolq Consultonts (l) h/t. Ltd.



I;4l:*
D"'t Tr rtfio.olrnax rr rfrEUa bitnoi-aEaAr-atr-a

ha9,t,E2Z

xlsol

SIAIPS OF AppROv -L

Approved Bui ldinq Plan

Srnce 1989I7

I r',

ara

IHIRO fTOM PUT

I

I

a t

I

l

l' I(

I t

I

D
tat

Irl
,r
,j

1ll
t
I

I

1
I

a

a

I
I

o

n

I.

L

tt
I

I

Ia

l,.,.1

l,l
lat

1.,,
I
I

lra
I

lr"
I

ttt

I

I

I

I
I

I

t

ara ry

It

I
It

t* i; r{. .1 r{'ol, rk fr.

- _ _.,.[
.rr !a arl

---- 
-l

i.', I

al
i."

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9OO I 2O15 Cerlilied ComponyVASTUKALA

Ita t.

I
1

'!l')

,l

.I
I

t

I
!

t
I

I

t,

-

l,l
t: \

tllr

t talD t r..!r!

tl
tt



eommencent eertificate

-,gffiti rrtTrlrf( XiVl fuore rrfuwrtr,a1q6 q\NASxtl( r.(ltECeo.llA:l caclox Dtr"lott'trll AlJtno.rtr

1..-,(r{ {i.r trrit. .tl'..l'rr t'n . r]lt(t

I

l
i

?

\)

e\r
VASTUKALA

1

An ISO gO0I :2015 Certilied Compony

J,,.i

,... -:. : .:r

l:

--.--

Vostukolo Consultonts (l) A/t. Lfd.


