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Valuation Re rt of the lmmovable Property

Details of the property under consideration:

Name of Owner: llr. Sandip Gulabrao Deore &

f,rs. Poonan Sandip thorc.

Residential Row House No. 01, Ground Flmr, Type - A" Group Housing Pnject Name, "Bhagirath Park", Gut

No. 450/ 1 / 1 , Near Sai kernd & Pet Slrcp, Old Jadhav Sankd, Medage Naga( Ofi Ambad Sapur link Road,

Vilhge - Sapur, Taluka & Dsrid - Nashik, PIN Code - 422 007, State - Maharashha, County - lndia.

Valuation Prepared for:
Bank of Baroda
Regionalffice

BSNL Building, Datta Mandir Road, Nashik Road,
Nashik, PIN - 422 101, State - Maharashtra, Country - lndia.
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Row House No. 01, Ground Floor, Type - A, Group

llorsing Pmjed Name, "Bhagirath Pad(", Gn l.lo. 4fly l/ 1, Near Sai kennel & Pet Strop, OH Jadhav Sankul,

Medage Nagar, Off Ambad Sagur link Road, Village - SaQur, Taluka & Disfict - Nashih PIN Ccdre - 422 007 ,

State - Maharashta, Counfy - lntlia. belongs to llanre of fuirec Ir. Sandip Gubbrao Deore & Mrs.

Poonam Sandip Deore.

Boundanes of the property.

Boundaries Plot Row House

North Gut No. rt51 & rt52 Gut No. 451

Chunctale Village Border
& '18.00 Mr. Wide Road

9.00 Mtr. $fide Road

East Adj. Gat No.449 Row House No. 02
West Tiradshet Villaqe Border Open Space

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

reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for his pailiolar puryo.se at t 2{43,600.1X1 (Rupees Trenty-Ihrce Lakh

Forty"Thrce Thousad Sh Hundred Only).

The valuation of the property is based on lhe dooments produced by tn concem. Legal aspects have not been

taken into mnsiderations while preparing this valuation report.

Hence certified

For VASIUKALA CONSULIANTS (l) PW. LTD.

Sharadkumar
B. Chalikwar
Director Au
Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1-1415A2008-09
Encl: Valuation report.
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Vastukala Consultants (l) Pvt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai -400 072.

To,

The Ghief Manager,

Bank of Baroda

Regional Oflice

BSNL Building, Datta Mandir Road, Nashik Road,

Nashik, PIN - 422 '101, State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF ROW HOUSE)

I General

1 Purpose for which the valuation is made To assess Fair Market value of the property for Bank

Loan Purpose.

2 a) Date of inspection 18.10.2023

b) 18.10.2023

3 List of documents produced for perusal:

Copy of Agreement For Sale Vide No. 9756/2023 Dated 09.10.2003 between Shree Constructions

(Promoters) and Mr. Sandip Gulabrao Deore & Mn. Poonam Sandip Deore (Allottees)

ii. Copy of Commencement Certificate No. LND/ BPi 81 IBP I 1281 2022 dated 19.08.2022, issued by

Executive Engineer Town Planning Nashik Municipal Corporation, Nashik.

iii. Copy of Part Occupancy Certificate (Ground Floor) No. Javak No. / NNV / A1 / 31463

dated 27.06.2023 issued by Nashik Municipal Corporation, Nashik.

iv. Copy of Approved Building Plan Accompanying Commencement Certificate No. 81 / BP I 1281 2022

dated 19.08.2022, issued by Executive Engineer Town Planning Nashik Municipal Corporation.

v. Copy of RERA Registration Certifcate N0.P51600049007 dated 08.02.2023issued by Maharashtra

Real Estate Regulatory Authority.

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

(es) with Phone no. (details of share of each

owner in case ofjoint ownership)

Name of Owner:

Mr. Sandip Gulabrao Deore &

Mrs. Poonam Sandip Deore

Address: Residential Row House No. 01, Ground

Floor, Type - A, Group Housing Project Name,

"Bhagirath Park", Gut No. 450/ 1/ 1, Near Sai kennel

& Pet Shop, Old Jadhav Sankul, Medage Nagar, Off

Ambad Satpur link Road, Village - Satpur, Taluka &

District - Nashik, PIN Code - 422 007, State -
Maharashtra, Country - lndia.

Contact Person:
Shri. Sandip Deore (Owner)

Contact No. +91 9975624654

Joint Ownership

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Residential Row House No. 01 is

localed on Ground Floor. As per Approved Plan the

Composition of Row House is:

Ground Floor:

\
!

Date on which the valuation is made

4.

) Pvt
w.vastul

oVostukolo Consultonts (

qn ISO 9001:2015 Certified ComPanY
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Vostukolo Consuttonts (t) pvt LIO

Lobby + [iyi6g + Kitchen + Bedroom + Bath + WC +

Passage. (i.e I BHK)

The property is at 19 Km. distance from nearest
railway station Nashik Road.

Landmark: Near Sai kennel & Pet Shop
5a Total Lease Period & remaining period (if

leasehold)

N.A. as the property is freehold

6 Location of property

a) Plot No. / Survey No Gat No.450/ 1/ 1

b) Door No. Residential Row House No. 01

c) T.S. No. / Village Village - Satpur
d) Ward / Taluka

e) Mandal/ District District - Nashik

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

Copy of Approved Building Plan Accompanying

Commencement Certificate No.B1 / BP I 1281 2022
dated 19.08.2022, issued by Executive Engineer
Town Planning Nashik Municipal Corporatlon, Nashik.

s) Approved map / plan issuing 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 the property Residential Row House N0.01, Ground Floor, Type

- A, Group Housing Project Name, "Bhagirath
Park", Gut No. 450/ 1/ 1, Near Sai kennel & Pet

Shop, Old Jadhav Sankul, Medage Nagar, Off Ambad

Satpur link Road, Village - Satpur, Taluka & District -

Nashik, PIN Code - 422 007, State - lr/aharashtra.

Country - lndia

8. City / Town Nashik

Yes

Commercial area No

lndustrial area No

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban
10 ming under Corporation limit / Village

PanChhayat / Municipality

Co Village - Satpur

Nashik l\ilunicipal Corporation,
11 ether covered under any State / Central

Govt. enactrnents (e.9., Urban Land Ceiling
Act) or notified under agency areal scheduled
area / cantonment area

Wh

IJ mensDi r0ns ofBoundanes the PIotProperty As per Actual Site As per the Agreement
North Gut N0.451 & 452 Gut N0.451 & 452
South Chunchale Village

Border & 18.00 Mtr
Chunchale Village Border &

18.00 Mtr. Wide Road

\
t

Taluka - Nashik

Nashik Municipal Corporation.

Residential area

No

fied C
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Wide Road
Ad1. Gat No. 449Adj. Gat No. 449East

Tiradshet Village BorderThadshet Village
Border

West

As per AgreementAs per Actual Site13.1
Gut No. 451Gut No. 451North

9.00 Mr. Wide Road9.00 Mtr. Wide RoadSouth

Row House No. 02Row House N0.02Easl

Open SpaceOpen SpaceWest

Yes13.2 Whether Boundaries Matching with Actua

1 9"58'34.6"N 73'43'04.8',E13.3 Latitude. Longitu de & Coordinates of the site

Carpet Area in Sq. Ft. = 431 .00

Open Space Area in Sq. Ft = 525.00

(Area as per actual site measurement)

Carpet Area in Sq. Ft. = it34 .00

(Area as per Agreement to Salel As per Approved

plan of Rl)

Built Up in Sq. Ft = 477.00

(Area as per Agreement to Sale/ As per Approved

plan of Rl + 10%)

14. Extent of the site

Caryet Area in Sq. Ft. = 434 .00

(Area as per Agreement to Sale/ As per Approved

plan of Rl )

Extent of the site considered for V
(least of l3A& 138)

aluatton15.

VacantWhether occupied bY the owner

occupied by tenant since how long? Rent

/ tenant? lf

received per month

to

APARTMENT BUILDINGil
Residential1 Nature of the Apartment

2 Location

Gat N0.450/ 1/ 1C.T.S. No.

Ward No,

Mllage - Satpur

Nashik Municipal CorPoration
Village / Municipality / Corporation

Residential Row House No.01, Ground

- A, Group Housing Prolect Name, "Bhagirath

Park", Gut No. 450/ 1/ 1, Near Sai kennel & Pet

Shop, Old Jadhav Sankul, Medage Nagar, Off Ambad

Satpur link Road, Village - Satpur, Taluka & District -

Nashik, PIN Code - 422 007, State - lvlaharashtra,

Floor, Type

Country - lndia

Door No., Skeet or Road (Pin Code)

ResidentialDescription of the locality

Commercial / Mixed

Residential /3.

2023 (As per Occupancy Certiflcate)Year of Construction4
Ground FloorNumber of Floors5

\

Row House

Block No.

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9OO1:2015 Certified Company www'vastukala orgY



Valuation Repod Prepared For BOB / Regional Office/ Mr. Sendip culebrso Deole & Ohers (00.4473/2303078) Page 6 ol25

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

7 Number of Dwelling units in the building 16 Row Houses

8 Quality of Construction Good

Appearance of the Building Good

10. Maintenance of the Building Good

lt Facilities Available

Lift N,A

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Covered Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building Yes

ill ROW HOUSE

1 The floor in which the Row House is situated Ground Floor

2 Door No. of the Row House Residentral House No. 01

3 Specifications of the Row House

Roof R.C.C. Slab

Floorinq Ceramic tile Floorino

Doors Teak Wood door framed with flush doors

Windows Aluminum sliding window with lV.S. Grills

Fittings Concealed Plumbing, Open Casing Capping

Finishinq Cement Plasterino

Paint Distemper Paint

4 House Tax Details not available
Assessment No Details not available

Tax paid in the name of: Details not available

Tax amount: Details not available

Eleclricity Service connection No. Details not available

Meter Card is in the name of: Details not available

Sale Deed executed in the name of Name of Owner:

Mr. Sandip Gulabrao Deore &

Mrs. Poonam Sandip Deore

What is the undivided area of land as per Sale
Deed?

Details not available

What is the plinth area ofthe Row House? Built Up in Sq. Ft = 477.00
(Area as per Agreement to Sale/ As per Approved

plan of Rl + '10%)

10 What is the floor space index (app.) As per NIVC Norms
What is the Carpet Area of the Row House? Carpet Area in Sq. Ft. = 431 .00

Open Space Area in Sq. Ft = 350.00
(Area as per actual site measurement)

Carpet Area in Sq. Ft. = 434 .00
(Area as per Agreement to Sale/ As per Approved
plan of Rl)

ls it Posh / I Class / Medium / Ordina
13 ls it being used for Residential or Commercial

?
Residential purpose

14 ls it ed or let out? Vacant

\
t

9.

5

6 How is the maintenance of the Row House? Good

7

9

11

Vostukolo Consuttonts (t) pvt. Ltd
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Details of Valuation:

UKOIOCS

15 lf rented, what is the monthly rent? t5,000.00 Expected rental income per month

tv MARKETABILIW
1 How is the marketability? Good

2 What are the factors favouring for an extra

PotentialValue?
3 Any negative factors are observed which

affect the market value in general?
No

Rate
1 Afler analyzing the comparable sale instances,

what is the composite rate for a similar Row

House with same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adjacent
properties in the areas)

t 5,000.00 to t 6,000.00 per Sq. Ft. on Carpet Area

2 Assuming it is a new conslruction, what is the
adopted basic mmposite rate of the Row

House under valuation after comparing with

the specifcations and other factors with the

Row House under comparison (give details).

t 5,400.00 per Sq. Ft. on Carpet Area

3 Break - up for the rate

i) Building + Services { 2,000.00 per Sq. Ft.

ii) Land + others { 3,400.00 per Sq. Ft

4 Guideline rate obtained from the Registrar's

office (an evidence thereof to be enclosed)

t 28,250.00 per Sq. M. i.e.

i.e.T 2,624.00 per Sq. Ft.

Guideline rate obtained (afler Depreciation ) N.A. as the age of the property is below 5 years

Registered Value (if available)

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate N.A. as the age of the property is below 5 years

Replacement cost of Row House with

Services (v(3)i)

Age oi the building New Construction

Life of the building estimated 60 years Sublect to proper, preventive periodic

maintenance & structural repairs.

Depreciation percentage assuming the

salvaqe value as 10%

N.A. as the age of the property is below 5 years

Depreciated Ratio of the buildinq

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) t 2,000.00 per Sq. Ft.

Rate for Land & other V (3) ii t 3,400.00 per Sq. Ft

Total Composite Rate t5,400.00 per Sq. Ft.

Sr.

No.

Description Rate per

unit [t)
Estimated

Value (t)

1 Present value of the Row House 434.00 Sq, Ft. 5,400.00 23,43,600.00

2 Wardrobes

3 Showcases

4

Superline fnish

D

Located in developed area

t 2,000.00 per Sq. tt.

otv.

Kitchen anangements

\



lnterior Decorations

7 Electricity deposits / electrical fttings, etc.

Extra collapsible gates / grill works etc

I Potential value, if any

10 Others

Total Value of the Property 23,4:1,600.00

Valualion Reporl Prepared For BOB / Regional OfliceJ Mr Sandip GulabrEo osore & Ohers (0CJ4473/2303078) Page 8 of 25

Value of Row House

Fair Market Value 23,43,600.00

Realizable value 22,26,420.00

Distress Value ,l8,74,880.00

lnsurable value of the property (477.00 Sq. Ft. X t 2,000.00) 9,54,000.00

Guideline value of the property (As Per Agreement value) 17,89,000.00

Justification for price / rate
The Market Value of the property is based on facls of ma ets discovered by us during our enquiries, however the

govemment rate value in this case is less than the market value anived by us. We are of the opinion that the value

anive by us will prove to be mnect if an Auction of the subject property is canied out. As far as Market Value in lndex

ll is concemed, it is not possible to commenl on same, may be govemment rates are fixed by sampling during same

point of time in part and whereas, Market values change every month. 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 to give a

value which is mnect reflection of actual transaction value inespective of any factors in market.

Method of Valuation / Aporoach
The sales mmparison approach uses he 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 recently

sold. Comparable propertes, also known as comparables, or comps, must share certain features with the property in

question. Some of these include physical features such as square footage, number of rooms, condition, and age of

the building; however, the most important factor is no doubt the location of the property. Adjustments are usually

needed to acmunt for differences as no two properties are exacdy lhe same. To make proper adjustments when

comparing properlres, real estate appraisers must know the differences between the comparable properties and how

to value these differences. The sales companson approadr is commonly used for Residential Row House, where

there are typically many comparables available to analyze. As the property is a Residential Row House, we have

adopted Sale Comparison Approach Method for the purpose of valuation. The Pnce for similar lpe 0f property in the

nearby vicinity is in the range of { 5,000.00 to { 6,000.00 per Sq. Ft. on Carpet Area. Considering the rate with

attached report, current market conditions, demand and supply position, Row House size, location, upswing in real

estate prices, sustained demand for Residential Row House, all-round development of commercial and residentjal

application in the locality etc. We estimate { 5,400.00 per Sq. Ft. on Carpet Area for valuation.

a

lmpending threat of acquisition by govemment for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea-cost /
tidal level must be incorporated) and their effect on

Not applicable.

i) Sale ability Good

ii) Likely rental values in future in and { 5,000.00 Expected rental income per month

ii| Any likely income it may generate Rental lncome

t

6

I

Vostukolo Consuttonts (t) pvt. Ltd.
An ISO 9001:2015 Certrfied Comp



Veluetio.r Rspod Prepared For 808 / Regional Offc6/ Mr. Sandip culabmo oool€ & o,thers (00.1473/2303078) Paga I of 25

I
I

-

-}*{
I

-.3-

I

t,

,.

\

t.

Actual site photoqraphs
t

0

!{

*t*
ES;- ! "

:<)

ry

I

t
t_

t-s.-
t __l

tr

t

-!
)l

\

L

r{

\

-a
/

7,

\ Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9OO1:2015 Certified Company www.vastukala.org\-/



Valualion Repod Prepared For BOB / Regional Office/ Mr. sandip Gulabrao Deole & Ohens (0&473/2303078) Page 10 oI 25

Route Map of the propertv

Lonoitu de Latitude: '19'58 '34.6"N 73.43'04.8"E
e Blue line shows the route to site from nearest Railway Station (Nashik - .19.00 

Km)

Vostukolo Consuttonts (t) pvt. Ltd
An ISO 9001:2015 Certified Compafly wyrw.vastukala.org

I f!","

I

d-

0

I

eI
Y

n\I f
ll

*

9:11

,,0" L, Cr1;iQ

9-
?
I

t{asHix n0rcc r0c0m

&lr 8.lrr.q
.F F

Note: Th

\
v

aihv



VafJafih Roport Prcpared For BOB / Rogional Offce/ Mr. Sedip Gulat ro Oede & Oherc (004473i 2303078) Page 'l I of 25

oVostu O Consultonts (l) Pvt

DrErrltncrlt ot
Eegistration t Starno:r

O.irt!.rr or ,rEutlrtl
@,

orltisl Xana

l.htd l Arra

CA.r Lrnd

I,it

TiI

lr rl!!ldrnc!

-ar v Truh lirm.

Ulie bt ldrrl{

v VilhFl&D.lal|ta

Subloi. l.t.

l.{..lt . r0id.F.*f$o.d Li. o...id ffc

\
!'

k

Readv Reckoner Rate

$$ . l.tn0lt15{,r{0



Valuaioo Report PrEpared For BOB / Regimal Oflice/ Mr. Sandip culablao 060le E Otlens (001473/2303078) Page 12 ol25

q@ Eil E

I

1 BHK lndependent House {23.O L

L l

Vostukolo Consuttonts (t) pvt I +,.-lrt

Price !ndicators

t t
7= l_

ajE.
I

l /
\l _lr'l

I
I

+
2 mora

-/

I

\
An ISO 9001;2015 Certified Comoany



Valualion Reporl Prcpared For BOB / Regimal Oflic€/ Mr. Sandlp culablao Deole & Ohers (004473n303078) Page 13 ot 25

Price Indicators
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Approved Plan

t'g Vostukolo Consuttonts {t) pvt. Ltd.
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Aqreement For Sale

\ Vostukolo Consultonts (l) Pvt. Ltd.

I
.:

o

t
*.r ""*u'..c.". An ISO 9001:2015 CertifiedCompany wvrlY.vastukala.org

I Trq-l

I

0n o. mrr,t t a

0r orfk tledi
0.rkl,tlrdr

lllt[lttlD, clltrsmo DIoRE -,1 n"."'

Flxrt roor/u qrDU' sqq n
/

/,

!rl



Valuatioi Report Prepared Fo. BOB / Regional Office/ Mr. Sandip Gulsbrao oeole & Otherc (0044732303078)

Commencement & Rera Gertificate

,,0
t{ASHtK uuiltctpAr coRpoRAIOt{

ro.rrcrrrSJl BDll 4 l?r4_
uE r. lg rcg ioz

sl}cnfi or 8ul.oilc Pm$$o{
AI{D

coxtEticEloll Cqm IE
I0, ShioqlhetoB Patu bf,llntqgpllh.r

ilr, AFy BtrutC 'nErdt k H.dl bdrdl J.&.v.
CJo. .I$oiI G,r$ E I Yi& 0l il.Cri[

!g!.1 S8idm ol oXirnf
G.|la 4501i1olSrg{r

U{ 1l 
ldr^Elnd, !k rbg orll.irinltd Aft! FrdEn*r d$ut,rhh 0.dr2fitt tr hdixo"Eir ri

- Slrron d htl ttiah. I altr.rart .'8. i, x4a, f d $(b
see $ t e d ,! tlCrerr. topC rn Iffi thi! td 1gS d{. or 1B} b
caq of dgtrbrifi ffifrhd lrft pntsr Utr njo al U rfr nfrrtr
InqC Clor*dr td 0d ll.to( i tU4 t ra lfp t nrl|u*,!rnu
tuEs Frrdr.r!td i,,-.- s4& un ffi cr6n.

llThHYdrn h
Stat

iiddh!!,rldhe

oco+d drlmih h h
dti lh.lluiiC

'!d 
b, r! pncl lrd 5aa i:-i

Ccldn,ld6d,
3Jl]D tulr'['r'trf rftlsaFindmy!.

itaCd rffi, l,t66iarfirsslg ftfi dc. d
ddgYilsa 6i!$i n d, d{4 ol pami fo

um]}uErd drwlorfiril I
diqr a5 p, glt6ions bij
ud6lt rar6lti lkiiC

6 Tflll Plftr{ Ad 1966 &

Ha agar( srd 4la!.8 rddl
siol ph.!a br d!.t/

4 ni' ,,si.in &.. td &cdvdnFr
5) Tii cqivrL&tidr d [t.dfidtm $f hdri bd b iir dL. hm{X S€l/El

DAYS l: .-a.
6l P!fi.l![n ,!orrrr{ ,r*. dr ploliddfqy$} M, tu lt! lim D$T i,r tor. cc b

ohl d tm tN :drcdtd a$oft! betudd[rdtcreil d wr lft und P&v!!in d

tital l"it C,{ft t Rs$r'diql rd & urdq 4Fqlid! sdioE d Un rdt t rd

RllrrluCoe $6.1

D nE bccq1!!, oua I yrrda lttql rd b. rdcd at mdd iio {si[ oco d
,!or! unlrd! dl.t r! cqtftd ii! hll,? r!. d FSI €lgldm a3 filt at !r hfp
ar,. tt te oujner dls e fiams a, o'td q ryld i& {ai{ Qom lh
rfll3func1 rhal ba ,raH ar xartdlld SrS dn rml h hka{t.

8r Ar loc tlvE tte $o,4d h Bild tnxd tr h*li4g h !r qt' Fo d tE C '

ConCe. ced!..i! slC nd h gilllld I t!.r l! rd Cdgj h $. Cd .. fdhd lr*
s.dhi 19 d Ur t6adb d TEi & 1$15

$ Tb frE 3h, !. tud ar l c&wd O ID,ti, h tr gtfaffi d ttuiiC fnqb
' 

o{ tlsl* llf*ic Ctlodinfh ,rll hit !.Cb M( hldn tdl t dun b!

noo.lvoundlttirtfmhtulrd ii, ilrdl lt!!L ol rt ddtr
ffil ,rux L 

"lt 
dr m,mr d hb Ih hri*c dr*1 b, ,ar, dt c

;am ElodY.h c.!010m I m[ri*{ f$$ tn6 dn $ Nbs Iltt6 lEl

*n l"nq ilnt t **t b r s* palh i! ol to* C ioi b Feit,
JJol *t lnt l,nUC lm|r, t #ur hr qql litd su{ br

iffii,tairii"locttr*rrbpdrdrhlrltlrd$'!0[h

eidcdltra r

ilah ashra Real Estale Reguhbry Aulhu'ty

EOSmmt cBtrEtE $ rno.Ect

tuifl t'
ls..nX6{il

Tl! Eld,lDn 6 gradd urcr ld01 5 d lE ld lo tr lo&r,!9 pord ulltl yopl agritlon nrarbu

tir0t6t
ftFrt OIGIfn nii. sd&.,rrl CE /Sdvlr/ Frd Ptl[b Si/CI9 t0 6lI lO,gtlt &rlUl0
Crll trdt lratl l2r.

1. $Ir CIr&(bc lrqGEitrdft /rrfii&d nrG!r ld6frldl Dfr [*. Prr]

afrt.
2 IL.g!r&1 6 Frdritdblt Eoq dtG,m*.

r IhFl!6ldrErbn{!!ll!lbdoirlr&E
o Ircllriat r'!,@arn,qa! r m,qJtlod.hau d ttril.rnr dor d[r
&la !i!6r Erh,dlrl*rrlrttcrron! r F &at dllJrcttr&d Esl
nqltb ,n os|bir0 n{&,bn d &l El.a Plfit, Rtgthb d Ralttr,l$.t, RCa

d ltrel rn Dcdcr6 or Wd*) tub.20lr:

o TI'JUrI:rrC@lt6rtr rc0raol'rrert Giid by ttr.r'*,lt rFi urrtb!
itsrffi ,r.tlibirtioa'lddftdlrlta!llhr,dbbrldq!trtlaFrr
rf $[fie10]ddl.0d$dm!]dSqtadslrR/rt
m
Tlrl r{n d ll rmxf, b h ,rCld lurrdb b, londa br fr ralBXta rropt i0! ttr dbf,l3,

ftqr |itb !i., lldlh Qotd rr rFi eq,lbh! nBrtnd n eldadia lrt bcdrrt
ddmndo! rdttltroid b rd qf blttlrf!. s.r!h6fr !,,!G6bd
llfFlatatfi !r!*nEddd[ErdlllFl

i ltrh9$ao I ts d b a Fld ofiruurgiml0lrla rd s{re 161tl,i06t! urlat

,r r$tr lr finmCrri hlE* tulfbytu!fiy nlloira t|d1 rfib' 5 d trAd,!d rli
it6

' IlrF* rd ultrallrE sE dltErth nlBd o0l!s ltd! tro ut
o nihEtrcbldl&rltFdi!m*tultrtorFldrtryb

3. tlrtorflrtordonhrmlliid!yttJ'!*,!tAfufy ir,hienaa$ Irtu1.Fdrr
0anf n!ld!,!rdn 5! llffitr# trr1.6 F lrfd rn it uB d qEb! mi& ,tr
rd

D !( O&n0A

tu! l|,l*)r

,,1

,|u

Page 16 of 25

bls)

2) No 

'ra 
hddlE o{ pal U1t[4

ts

SrJtr ,{ r, I tu A,0rF!d oitr
ltiidtr. hdtr* kgJiqy lro!

\ Vos
An ISO

tukolo Consuttonts (t) pvt. Ltd.



ValualionRepodPreparedForEoB/Regionaloflice/Mr,sand]pGulabraoDeore&oherrs(001473/2303078)Page17of25

As a result of my appraisat and analysis, it is my mnsidered opinion that the present fair market value of the

above property in the prevailing conditron with aforesaid specilicatrons ?3,43,600.00 (Rupees Twenty Three

Lakh Forty Three Thousand Six Hundred only).The Realizable value of the above property is 72,26,420'00

(Rupees Twenty Two Lakh Twenty Six Thousand Four Hundrcd Twenty only) and The Distress value is

t18,74,880'00(RupeesEighteenLakhSeventyFourThousandEightHundredEigh$only).

Place: Nashik

Date:18.10.2023

For VASIUKALA CONSULTANTS (l) PW. LTD'

Sharadkumar
B. Chalikwar
Director

Olqtr.lly rlqned by Shar.dkuma. B

Chellkw.,

oir. r0r3l0l910:4332

tuA , Sign.

Sharadkumar B. Ghalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-1415212008'09

The undersigned has inspected the property detailed in tE vahation Report dated -.-
We are satisfied trat tc l* and reasonable market value of the pmperty is

0n
{ (Rupees

Date
Signature

(Name Branctr Ofiicialwith seal)

Vostukolo Consultonts l) Pvt. Ltd(

AttachedDeclaration {rom the valuer (Annexure - l)

AttachedModel code of conduct for valuer (Annexure - il)

\
Y w.vastukala.oro

Enclosures
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(Annexure - l)

DECLARATION FROM VALUERS

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar declare that:

The information furnished in my valuation report dated 18.10.2023 is true and
corect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

a

b. I have no direct or indirect interest in the property valued;

c. l/ my authorized representative have personally inspected the property on
18.10.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

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

I have not been found guilty of misconduct in my professional capacity

I have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 ol the IBA and this report is in conformity to the
'Standards" enshrined for valuation in the Part - B of the above handbook to the
best of my ability.

I have read the lnternational Valuation Standards (lVS) and the report
submitted to the Bank for the respeclive asset class is in conformity lo the
"Slandards" as enshrined for valuation in the IVS in "General Standards" and
"Asset Standards" as applicable.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure lV - A signed copy of same to be taken and kept along with this
declaration)

i. I am Director of the company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

d

t.

s

h

\ Vostukolo Consuttonts (t) pvt
An ISO 9001:2015 Certified Company
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Sr.
No.

Particulars Valuer comment

1 background information of the asset being
valued;

The property under consideration was being
purchased by Name of Owner: Mr. Sandip Gulabrao
Deore & Mrs. Poonam Sandip Deore. From M/s.

Shree Constuction Agreement For Sale Vide No.

9756/2023 daled 09.10.2023

2 purpose of valuation and appointing authority As per client request, to ascertain the present market
value of the properly for Bank of Baroda, RO Nashik
Branch.

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

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Manager
Sachin Raundal - Site Engineer
Rashmi Jadhav - Technical Manager
Rishidatt Yadav- Technical Offlcer

disclosure of valuer interest or mnflict, if
any;

We have no interest, either direct or indirect, in the
prope(y valued. Further to state that we do nol
have relation or any connection with property owner
/ applicant directly or indirectly. Further to state that
we are an independent Valuer and in no way
related to property owner / applicant

date of appointment, valuation date and date
of
report;

Date of Appointment - 18.10.2023
Valuation Date - 18.10.2023
Date of Report - 18.10.2023

6 inspections
undertaken;

and/or investigations Physical lnspection done on - 18.10.2023

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

. Market Survey at the time of site visit

. Ready Reckoner rates / Circle rates

. Online search for Registered Transactions
o Online Pnce lndicators on real estate portals

. Enquiries with Real estate consultants

. Existing data of Valuatron assignments canied
out by us

procedures adopted in carrying out the
valuation and valuation standards followed;

Sales Comparison Method

I restrictions on use of the report, if any; This valuation is for the use of the party to whom it
is addressed and for no other purpose. No

responsibility is accepted to any third party who

may use o{ 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.

10 major factors that were taken into account
during the valuatron;

current market condilions, demand and supply
position, Residential Row House size, location,

upswing in real estate prices, sustained demand for
Residential Row House, all-round development of

commercial and residential application in the
localily etc.

11 major factors that were not taken into

account duri the valuation
Nit

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

Ior the valuation rt

Attached

4.

8

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified compan!
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Assumotion Disclaimers. Limitations & Qualifi cationsS

Value Subject to Change

The sublect appraisal exercise is based on prevailing market dynamics as on lSth October 2023 and

does not take into acmunt any unforeseable developments which could impact the same in the future.

Our lnvestigations

We are not engaged lo carry out all possible investigations in relation to the subject pmperty. Wrere in

our report we identiff certain limitations to our investigations, this is to enable the reliant party to instruct furtEr

investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct furfier

investigations

Assumplions

Assumptions are a necessary part of undertaking valuatrons. VCIPL adopts assumptions for he

purpose of providing valuation advise because some matlers are not capable of accurate calculations or fall

outside the scope of our expertise, or oul instruclions. The reliant party accepts that the valuation contains

certain specifc assumptions and acknorvledge and accept the nsk of that if any of the assumptions adopted in

the valuation are inconect, then this may have an efiect on the valuatron.

lnformation Supplied by Ghers

The appraisal is based on the informatton provided by ttre dient. The same has been assumed to be

conect and has been used for appraisal exerose. \ryhere it is stated in the report that another party has supplied

informalion to VCIPL, this information is beljeved to be reliable but VCIPL can accept no responsibility if this

should prove not to be so.

Future atters

To the extent hat the valuation includes any statement as to a fufure matter, that statement is provided

as an estimate and/or opinion based on the information known to VCIPL at lhe date of this document. VCIPL

does not wanant ttrat such statemenb are accurate or conect.

Map and Plans

Any sketch, plan or map in this report is induded to assist fie reader while visualising the property and

assume no responsibility in connection with such matters.

Site Details

Based on inputs received from Client and site visit mnducted, we understand that the subject property

is Residential Row House, admeasuring 131.00 sq. Ft. Garpet Area in the Name of owner: lllr. Sandip

Gulabrao Deore & Mrs. Poonam Sandip Deore. Further, VCIPL has assumed that the subject property is free

from any encoadrment and is available as on the date ol he appraisal.

a

t Vostukolo Consuttonts (t) pvt. Ltd
\

2015 Certified Comoan!
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Property Tille

Based on our discussion with the Client, we understand that the subject property is being purchased by

For the purpos€ of this appraisal exercise, we have assumed that the Name of Ourner: ltlr. Sandip Gulabrao

Deore & Mrs. Poonam Sandip Deore. 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 tifle

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 subject property is nol contaminated and is not adversely affected by any

existng or proposed environmental law and any processes which are canied out on the property are regulated

by enMronmental legislation and are properly licensed by the appropriate authorities.

Area

Based on the informalion provided by the Client, we understand that the Residential Row House,

admeasuring 434.00 Sq. Ft. Carpet Area

Condition & Repair

ln the absence of any informalion lo the contrary, we have assumed that there are no abnormal ground

condilions, nor archaeological remains present which might adversely affect lhe cunent or future occupation,

development or value of the property. The property is free from rat, infestation, structural or lalent defect. No

cunently known deletenous or hazardous materials or suspect techniques will be used in the mnstruction of or

subsequent alteration or additions to the property and comments made in the property details do nol 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 valuatton exercise, the valuation methodology used is Direct Compaflson

Approach Method and proposed Cunent use / Existing use premise is oonsidered for his assignment

The Direct Comparison Approach involves a comparison of the property being valued to similar

properties thal have actually been sold in arms - lengfi transactions or are offered for sale. This approach

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar

properties in an open and competitive market and is particularly useful in estimating the value of the Row House

and properties that are typically traded on a unit basis.

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

details of older transaclions. Subsequently, the appraiser would analyse rental / capital value trends in the

subject micro-market in order to calorlate the percentage increase / decrease in values since the date of the

identified transactions. This percentage world then be adopted to project he cunent value of the same.

Vostukolo Consultonts (l) Pvt' Ltd.

-----(
J--<

l. -,

\
{

An lSO 9001:2015 Certified ComPanY vastukala.org
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Where reliance has been placed upon extemal sources of information in applying the valuaton

methodologies, unless olheMise specifically instructed by Client and/or stated in the valuation, VCIPL has not

independently verified that information and VCIPL does not advise nor accept it as reliable. The person or enlity

to lvhom the report is addressed acknowledges and accepts the risk lhat if any of the unverified information in the

valuaton is inconect, then this may have an effect on $e valuation.

Not a Struc{ural Survey

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

other

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

Legal

We have not made any allowances witfr 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 reason of ttis appraisal report, wth reference to he property in question, unless anangement

has been made thereof. Furher, no legal advice on any aspects has been obtained for the purpose of this

appraisal exercise

Property specifi c assumptions

Based on inputs received from the dient and site visit mnducted, we undemtand hat the subject

property is Residential Row House, admeasuring t134.00 Sq. Ft Carpet Area

ASSUMPTIONS. CAVEATS, LIMITATION AND D ISCLAIMERS

We assume no responsibility for matters of legal nature affecting 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.

The property is valued as though under responsible ownership.

There is no direcU indirect interest in the property valued.

The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing

market rates.

o

t

a

\

-

It is assumed that the property is free of liens and encumbrances.

It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such condilions or for engineering that

might be required to discover such factors.

1

2.

3.

4.

5.

6.

Vostukolo Consuttonts (t) pvt. Ltd
An ISO 9001:2015 Certified Company wrryw.vastukala.oro
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Falmess

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

his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain inlegrity by being honest, straightfoMard, and forthright in all professional

relationships.

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

misrepresent any facts or situalions.

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

5. A valuer shall keep public interest foremost while 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 accordance with the relevant technical and

professional standards that may be specified from time to time.

8. A valuer shalt continuously maintain professional knowledge and skill to provide competent

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

g. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or

deny his/its duty of care, except to lhe extent that the assumptions are based on statements of fact

provided by the company or its auditors or consultants or information 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, objectivity and independence.

1 
'l . 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 prdfessionals or for which the client can

have a separate anangement with other valuers.

lndependence and Disclosure of lnterest

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

are made without the presence of any bias, conflict of interest, coercion, or undue influence of any

party, whether directly connected to the valuation assignment or not.

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

independent in terms of associatton to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shall

conduct the valuation independent of external influences.

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

and interests, while providing unbiased sewices.

\ Vostukolo Consultonts (l) Pvt. Ltd.
@

An l5O 9001:2015 Certified ComPanY
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16. A valuer shall not deal in securities of any subject company after any time lvhen he/it first becomes
aware of the possibility of his / its association with the valuation, and in accordance with the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2o15 or till the
time the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching' or offering 'convenience valuations" in order to
cater to a company or client's needs.

'18. As an independenl valuer, thevaluershall not charge success fee.

19. ln any fairness opinion or independent expert opinion submifted by a valuer, if there has been a
prior engagement in an unconnected transaction, the valuer shall declare the association with
the company dunng the last five years.

20. A valuer shall not use or divulge to other clients or any other party any confidential information
about the subject company, which has come to his / its knowledge without proper and specific
authority or unless lhere is a legal or professional right or duty to disclose.

lnformation Management

21 . A valuer shall ensure that he/ it maintains wntten contemporaneous records for any decision laken,
the reasons for taking the decision, and the information and evidence in support of such decision.
This shall be maintained so as to sufficiently enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations canied out
by the authority, any person authorised by the authority, the registered valuers organisation with
which he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which he/it is registered, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of informatron acquired during the course of performing
professional services, shall maintain proper !,{orking papers for a period of three years or such
longer period as required in its contract for a specific 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.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

Explanation: For the purposes of this code the term 'relative' shall have the same meaning as
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public sewant
or any olher person with a view to obtain or retain wo* for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himself / itself.

\

Confidentiality

\-.t
Vostukolo Consuttonts (t) pvt. Ltd
An ISO 9001:2015 Certified Company ukala.org
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Remuneration and Costs.

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

reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with

the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a wdtien

contract with the person to whom he would be rendenng service.

Occupation, employability and restric{ions.

2g. A valuer shall reftain from accepting too many assignments, if he/it is unlikely to be able to devote

adequate time to each of hls/ its assignments.

30. A valuer shall not conduct business which in the opinion of the authority or the registered valuer

organisation discredits the profession.
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