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Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of Owner: Sau.Manisha Deepak Gosavi &

Shri.Omkar Deepak Gosavi &

Shri.Aakash Deepak Gosavi

9

VaLuation Prepared for:
Bank of Baroda

Regional ffice
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik, PIN - 422 101 , State - Maharashtra, Country - lndia.
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Residentral Flat N0.15, Third Floor, Buitding No.1 "Ashirwad Co.Op.Hsg.Soc.Ltd. Nashik ",

Survey N0.274l18/2, Plot No.1 & 2, Behind Siddhi Tours & Travels, Nilgiri Bag Road, Kailash Nagar,

Village - Nashik, Taluka & District - Nashik, PIN Code - 422 003, State - Maharashtra, Country - lndia.

Lattitude Lonqitude: 20'00'24.6"N 73'49'44.7"E

t{astdk:4, 1" Floor, Madhusha Elite, Vrundavan Nagar, latra-Nandur Naka Link Road, Adgaon, Nashik - 422 003, (M.S.)
E-mail : nashik@vastukala.org, Tel. : +91253 4058262 / 9890380564
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VasbNashildl i 12023/0051 75f2303593

rufl-NL@S
Dat6: 22.1 1 2023

VALUATION OPINION REPORT

This is to certif that he pmperty b€aring Residential Flat No.15,Third Fhor , BuiHing No.'l ,'Arhlruad

Co.0p.hg.Soc.Ltd.ilachik', Suruey No.27tV'lBl2, Plot No.1 & 2, B€hind Siddhi Tours & Travels, Nitgiri Bag

Road , Kailash Nagar, Village - Nashik, Tafuka & Distict. Nashih PIN Code - 422 003, State - Maharashtra,

Country - lndia belongs to Sau. anisha Deepak C'o3avi & Shd.Omkar Doopak Gosavl & Shrl-Aeka3h

Ircopak Gosavl

Boundaries of the property.

For VASIUIGLA CONSULIANTS (l) PW LID.

Sharadkumar
B. Chalikwar
Director

Diglt.t rlgri<l by 5hxrdk!m.r 8.
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Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Enginoer (lndia)
Reg. No. (N) CCIT/l-141522008{9
Encl: Valuation r6port.

i|arlt(: 4, 1" Floor, l'ladhusha Elite, vrundavan Nagai Jatrd-Nandur Naka Link Road, Adgaon, Nashik - 422 oo3, (M.s.)
E-mail : nashik@vastukala.org, Tel. : +9L 253 4068262 / 9890380564

Boundaries Buildlng Flat

North 9.00 Meter Colony Road tut No.154
Soulh Survey N0.27412 Marginal Space
East Colony Road & Chari Flat No.'14
West Plot No.3 Marginal Space
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Consklering various parameters recorded, eilsting economic scenario, and he inbrmalim thal is available with

rsference to fi8 developmenl of neighborfiood and method selected for valuation, we are of the opinion hat, the

property premb€s can be assessed for ftis particular purpose at t 25,m,570,00 (Rupe.. Tsonty+lye Lakh

Elght Thou:and Five Hundnd Scvcnty Only)

The valuatftx of he property b based on the documents pmduced by tre concem. Legal aspect have not been

hken inlo considerations while preparing $is valuation report.

Hence ceffied

rgw.vt3tulrla.ort

9 ncgd. Oib: 81-001, U/B Floor, Boomerdng,
Chandivali Farm Road, Andheri (East),
!,t'ta.l - 400 072, (M.S.), INDIA

a TebFax: +9122 28371325/24
mumbai(avastukala.oro



Vabatiofl Roport Plspslrd For B0A / Rsgional ofico &andl / Sru.Manirhs Doop.k Crsari (0051?$z3e5$) P.ge 3 ol 25

Vastukala Gonsultants (l) hrt. Ltd.
81{01 , U/B Floor, Boomorang, Chandivali Farm Road, Porai, Andheri (East), Mumbai - 400 072'

To,

The Chhf tanaget,

Bank of Baroda
ReglonalOfflce
BSNL Building, Datta Mandir Road, Nashik Road,

Nashik, PIN - 422 10'l , Slate - Maharashha, County - lndia.

VALUATION REPORT (lN RESPECT OF FLAT)

Vostukolo Consultonts (l) Pvt. Ltd

I General

To assess Fair Market value of the property for Bank

Loan Purpose.

a) Date of inspeclion

b) Date on whidr the valuation is made 22.11.2023

3 List of documenb producod for perusal:

1) Copy of Sale dood Vido No.570/2022Da1ed21.ffi.2022

2) Copy of Ocorpancl Certificab Javak No.NRv/Panchavati / 16598/27 Dated.0'|.04.2014, issued

by Nashik Municipal Corponation

3) Tru6 Copy of Apploved Building Plan Accompanyrng Ocarpancy Certificato No. 1659827

Dated.01.042014, issued by Executive Engineer Town Planning Nashik Municipal Corporation,

Nashik.

Name of the owne(s) and his / heir addrcss

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

orrmer in case ofjoint ownership)

Sau.Manlsha [hepak Gosavi &

Shri.Omkar Deepak Gosavi &

ShriAakagh Deapak Gosavi

Addmos: Residential Flat No.1S,Third Fbor , Building

No.1 "Ashlrwad Co,Op,Hsg,Soc.Ltd,Naihlk',
Survey N0.274l182, Plot No.'l & 2, Behind Siddhi

Tours & Travels, Nilgiri Bag Road , Kailash Nagar ,

Vilhge - Nashik, Taluka & District - Nashik, PIN Code

- 422003, State - Maharashtra, Country - lndia.

Conlac-t Porton:

ShriAakash Deepak Gosavi (Orner)

Contact No. +91 9730370826

Joint Olnership

Briel doscription of tle property (lncluding

Leasehold / fieehoH etc.)

The property is a ResirJential Flat N0.15 is located on

Third Floor.

As per Approved Plan the composition of flat is

Living + Kitchen + 2 Bedroom +Wc+ Bah +

Passaga Balcony (l3. 2BHR.

The property is al 8.2 Km. distance from nearest

railway statim Nashik Road.

\
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1 Purpose for which he valuatron is made

lE.11.20232.

4.

5.
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Landmart: Behind Siddhi Toum & Tnaveh

5a Total Loase Period & remaining p€riod (if

leasehold)

NA. as the proparty is freehdd.

6 Location of property

Pbt No. / Suruey No. Survey N0.274l18/2, Plot No.l & 2

b) Door No. Residential Flat N0.15

c) T.S. No. /Vilhge Vilhge - Nashik

d) Ward i Taluka TaUka - Nashik

e) Mandal / Distric,t Districrt - Nashik

0 Oate of issuE and validity of hyout of

approved map / pbn
True Copy of Approved Building Phn

Accompanying occupancy Certificate No. 1 6598/27

Dated.01.04.2014, issued by Execrtive Engineer

Town Phnning Nashik Municipal Corporation,

Nashik

s) Approved map / plan issuing authority Nashik Municipal Corporation, Nashik

h) Whether genuineness or auhenticity

of approved map/ phn is vedfisd

Yes

i) Any oher commenb by our

ompanelled valusrs on authantic of

approved plan

No

7 Postal address of the prop€rty Residential Fht N0.15, Third Floor, BuiHing No.1

'Ashlruad Co.Op.kg.Soc.Ltd. l{alhik ", Survoy

No.274l1Bn, Pbt No.1 & 2, Behind Siddhi Tours &
Traveb, Nilgiri Bag Road, lcihsh Nagar, Village -
Nashik, Taluka & District - Nashik, PIN Code - 422
(X)3, State - Maharashtra, County - lndia

8 City / Town Nashik

Residential area Yes

Commercial area No

lndustrial area No

Classlfication of the arca

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban i Rural Urban

10. C,onning under Corporatir:n limit / Village

PanChhayat / Municipality

Vilhg€ - Nashik

Nashik Municipal Corporation

11. Whether covered undsr any State / C€ntral

Govl. enactmenb (e.9., Urban Land Ceiling

Act) or notified under agency area/ scheduled

area / cantonment area

No

Dimensions / Boundaries of the Property /
Building As per Ac{ual Slh As per the Daed

North 9.00 Mebr Colony

Road

9,00 Meter Colony Road

South Survey N0.2742 Survey No.274l2

An ISO 9001:2015 Cenified Company www.vastukata.org

\ I Vostukolo Consuttonts (t) pvt. Ltd.

9.

13.

I

=



V.latjon Rrpo.t PlEpalld For 808 / Rogirnal Ofica &sid , Seu.ltrttlu Ooopak Go6ayi (0051 75/z3035C1) Pag6 5 of 25

Vostukolo Consultonts (l) Pvt. Ltd.

Colony Road & Ghari Colony Road & ChariEast

Plot No.3 Plot No.3West

As per the DeedAs per Actual Site13.'t Flat
Flat No.'154Fht No.1$ANorth

MarginalSpace MarginalSpaceSouth

Flat No.'14Flat N0.14East

Marginal SpaceMarginal SpaceWest

Yes13.2 Vvhether Boundaries Matching with Actual

20"00'24.6'N 73"49',44.7'E13.3 Latitude, Longituds & Co{dinates of he site

Carpot Area in Sq, Ft =489,00
(Area as por Salo deed)

Built up area in Sq. Ft = 586.00

(Area as per Sale deed + 20%)

14. Extenl of the site

Carpet tuoa in Sq. Ft =189,00
(Area as per Sale decd)

15. Extent of he site considered for Valuation

(least of 13rA& 138)

Oumer Ocarpied't6 Whether ocorpied by hs omor / bnanl? lf
ocqlpied by tsnant sinco hortt long? Rent

received per month.

il APARTMENT BUILDING

Residential1 ;!.tr1re ql the Aparlment

Location

Survey No.274l18/2, Plot No.'l & 2S. No.

Block No.

Ward No.

Village - Nashik

Nashik Municipal Corporation

Village / Municipality / Corporation

Residential Flat N0.15, Third Floor, BuiHing No.1

"Ashirrad Co.0p.tbg.Soc.Ltd. l{ashlk ", Survey

No.274l1Bl2, Plot No.1 & 2, Behind Siddhi TouE &

Traveb, Nilgiri Bag Road, Kailash Nagar,

Village - Nashik, Taluka & District - Nashik, PIN Code

- 422 003, State - Maharashha, County - lndia

Door No., Street or Road (Pin Code)

ResidentialI Desuiption of ths locality Rosidontial /
Commercial / Mixed

2014 (As per Occupancy C€rtificate )4

Ground + 3d Uppers Floor5 Number of Floors

R.C.C. Framed StrucfureType of Structurc
6 Flats on Third Floort'fumber of Dwelling units in the building7

GoodQuality of Construction8

GoodAppearance of the Building

Good

\
An ISO 9OO1:2015 Cenified Company www.vastukala.org

Carp€t Area in Sq. Ft =510.00
(Area as p€r Site Measurement)

2.

Year ol Construction

0

10. Ir,laintenance ol tre BuiHing

i-

{
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11. Facilities Available

Lift No Lift

Protected Water Supply

Underground Sewerage Connected to ltrlunicipal Sewerage System

Car parking - Op6n / Covered Covered Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building Yss

u FLAT

1 The floor in whbh he Flat is situated Third Floor

2 Door No. of the Flat Residential Flat N0.15

3 of the Flat 2BHK
Roof R.C.C. Slab

F Vitrified tile Floo

Doors Teak Wood door framed wilh flush doors
Windows Aluminum window with M,S, Grills

Concealed Plumbin , Concealed Electrical

Cement Plasteri

Paint Lustre Paint

4 House Tax

Detaib Not Provided

Tax d in he name of: Detaib Not PDvided

Tax amount: Detaih Not Provided

5 Service connection No.:E Details Not Prwided
Meler Card is in the name ot Details Not Provided

6 How is the maintenance of the Flat? Good

7 Sale Deed executed in the name of Sau.Manlsha lhepak Gosavl &

Shd,Omkar Deeprk Gosavi E
Shri.Aakash Deepak Crosavi

8 What is he undivirjed area of hnd as per Sale
oeed?

Details not avaihble

9 What is the plinh area of he Flat? Built up area in Sq, Ft. = 586.00

(Area as per Sale deed + 20% )
't0 V\hat is the foor s index a NMC normsAs

tl What is the Carpet tuea of the Flat? Carpet Area in Sq. Ft. =510.00
(Area as per Site Measurement)

12 ls it Posh / I Class / Medium / Ordin
't3

?

ls it being used br Residential or Commercial Residential purpose

14

15 lf rented, what is the month rent? month
w MARKETABILITY
1 How is the
2 arc he factors favoudng for an extra

PotentialValue?
What Located in developing area

J No

v
1 Afier an the mm rable sale inslances . Ft, onI Areat5 000.00 to t 6 000.00

Vostukolo Consuttonts (t) pvt Ltd.Y

s Municipal Water supply

Fittinqs

Finishinq

Assessment No.

Carpet Area in Sq. Ft. =489,00
(Area as oer Sale deed)

ls il Orvner+ccupied or let out? Owner Occupied

t 5,000.00 Expected rental incorn€ per

Good

Any negative factors ars oUserved wttictr
affect the ma*et value in oen€ral?
Rah

=

=

\

An ISO 9001:2015 Certified Company wwvr.yastukata.org



what is the composite rate for a similar Flat
wilh sams specifcations in the a Fining
localitf - 11619 ,6h dotaib / refsrencs of at -

least two latost deab / transactibns wittl

respect to adjacent properties in the areas)

2 Assumirg it is a new construction, what is the
adoptad basic composits rate of the Fht under
valuation afrer mmparing with the

specmcatons and other factors with the Flat

under comparison (qive details).

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

J Break - up for the rate

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

ii) Land + o$ers t 3,400.00 per Sq. Ft

4 Guideline rate obtained from the Registra/s

ofice (an evidence hereof to be endos€d)

t 37,500.00 per Sq. M

t 3,484.00 per Sq. Ft.

Guideline rate obtained (after Depreciation) t 35,457.00 p€r Sq. M.

t 3,294.00 p€r Sq. Ft.

5 Registered Value (if available) Purchase Valu* {1 6,50,000.00

No.577012022

Dated.21 .06.2022

vt COTIPOSITE RATE ADOPTED AFTER

DEPRECNNON

a { '1,730.00 per Sq. Ft.

Replacement cost of Fht with Services (v(3)i)

Age of the building 09 Years

Life of the building estjmated

Deprechtion percenhge assuming tha

salvage value as 10o/o

13.50/o

Depreciated Ratio of the building

b Total mmp$ite rate anived for Valuation

Depreciated building rate Vl (a) t 1,730.00 per Sq. Ft.

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

Total Composite Rate t 5,'130.00p0r Sq. Ft.

Remarks

vrlsUon R4qi Plrpelrd For 808 / Roglonaloffco &!nd , &u.[br tha osspak Gorsrl (00517523035g}) Pa06 7 of25

lr,otails of Valualion:

An I5O 9001:2015 Certified Company wwn'vastukala org

Rate per
unil

atvSr,
No

Description

5 130.00 570.00489.00 Ft.I Present value of the Flat

2 B Value of the r0

3

lfichen a4

5 ne finishSu

lnterior Decorations6

7 its / electical lltti etcE de
u/orks etc.IibleExtra

I Potentialvalue if
Others10

1'l

\ v Vostukolo Consultonts (l) Pvt. Ltd.

Depreciated buflding rate

{ 2,000.00 per Sq. Ft.

51 years Subjeci to pmpor, preventivo periodic

maintenance & structural repairs.

Estlmated
Value lt)

Showcases

I

Parkinq
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12 As pet cunent stage of work comphtion he value of
th6 Flat (if Flat is under construdion)

13 Afrer 100% completion final value of Flat
Total 25,08,s70.00

Value of Flat
Fair Market Value 2s,08,570.00

Realizable value 23,83,,l41.00

Dlstress Value 20,06,856.00

lnsurable value of the prcpefiy (580.00 Sq. Ft. X t 2,000.00) fl,72,000.00

Guldeline value of the property (586.00 Sq. Ft X < 3,291.00) 19,30,284.00

Justiffcation for orico / rate
The Ma*et Value of the Eoperty is b6od on facb of markets dhcovered by us during our erquiries, however he
govemment ralo value in this cass is l€ss han hg markot value anived by us. We are of he opinion hat the valuo

anive by us will povB to be coroc't if an Auction of the subject pmperty is canied out. As far as Market Value in lndex

ll is concemed, it is not possible to comment on same, may be govemment rat6s arc fued by sampling during sanc
pdnt of time in part and wher€as, Markot values changs every monh.

ln most of the cas€s ho adual deal amount or Transaction value is not roflectod in lndax ll because of various Market

practirxs. As Valuer, we always ty to give a value which is onect reflection of actual fansaction value inespectirre of
any laclors in market.

Method of Valuation / Approach

The sales compadson approach uses he market data of sale pricos to estimate the value of a real estate pmperly.

ftoperty valuation in his method b done by compadng a pmperty to oher simihr properties that have been recently
sold. Comparable properlies, also knoivn as comparables, or @mps, must share certain feafurss with he pmperty in

question. Some of these indude physical featues such as square foohge, number of rooms, conditir:n, and age of
the building; however, the most important hcbr is no doubt he location of the property. Adjusfienb are usually
needed to accounl for difierences as no two properties are scrctly lhe same. To nuke proper adjustnenls when

mmparing properties, real estate appraisers must knwv he differences bet$Een he comparable properties and horr
to vahJe fiese difieences. The sales compadson approach is commonly used for Resljential Flat, wherc there are

typically many comparables available to anatyze. As the property is a Residential Flat, we have adopted Sale
Compadson Approach Mehod for he pupose of valuation. Tle Price for similar type of property in $e neartry
vicinity is in lhe range of t 5,000.00 to t 6,000.00 per Sq. Ft. m Carpet Area. Considering ho rate with attached
report, cunenl market conditions, demand and supply position, Flat size, location, upswing in real estate prices,

sustained demand for Rosidential Flat, all{ound dovelopment of commercial and resilsnlial application in he locality
etc. We estimate t 5,,l30.00 per Sq, Ft. (afier deprecation) on Carpet Area br valuation.

lmpending threat of acquisition by govemment for oad
widening / publics seruice purposes, sub merging &
applicability of CRZ provisions (Distance from sea+osl /
tidal level mrct be incorporated) and their effect on

Not applicable.

i) Saleability Good

ii) Likely rentslvalues in future in and t 5,0ffi.00 Expec,ted renlal income per month
iiD Any likely inmme it may generate Rental lncome

\

I

V.!.1*, Rsporl Pr6paEd For BOB / R.lional Off.e Br.nd' / Sou.lbith. Doopa] G6ayi (00517523035C])

I Vostukolo Consuttonrs (t) pvt. Ltd.
. An ISO 9001:2015 Certified Company www.vastukala.org
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Actual site photoqraphs
Pago I ol25

Vostukolo Consultonts (l) Pvt. Ltd.
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Route Map of the propertv
Site u/r

Pao€ l0 of 25

I

@

Nashik
crfiffi

I

I
I

c

9t
-c. 

F.

Lattitude 20.00'24.6'N 7"E
Note: The Blue line shows 0re route to site from nearest ailway station (Nashik Road - 8.2 Km.)

?

{ Vostukolo Consuttonis (l) pvt. Ltd
An ISO 9001:2015 Cerdfied Company www.vastukata.org
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Readv Reckoner Rate

( iilqnller rt uirir' .lrrEff z.o 1

+ +r.l4637C
E:F

aitrri- irrTq +z'rEr r{
sE-

Loado.r

E

1.j!3 ilr:

I.It$r.l!! Enntsf Y

S.bd f-r. Nashrk

Sdd\rr.!p Maure tlasnik - Ga\'lhan. M RYo. I

8.rdr By f,SttrlY ilo.

Enir St \aYNo -zi1

IFfTI
rfr

-i7ar:,1'

2023-202r v

3.4.d t Eld

\
{ Vostukolo Consultonts (l) Pvt. Ltd.

t)
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Meri Rasbihar Link Road. Nashk

New Propeft] tleady to Mo/e

New Constrtrction

*

Fia,ng

v\,lest

lidrr tGaE vmogicbricks tuy- Rent w sa}l -

V.lEton R6po.l PrBpsrEd For BOB / R.gionaloffto &rndl / Ssu.li,boiltl. ooopak Gosdi (0051752303593)

Readv to Mo\,E

T

2Barhe StBalcooy m Unfumi;hed

| {On of 2 Fl@rs} Nfl/ Property

FreeholdffiilE
Addit ora Rc

I Sto(o Room

mogicbricks Auy - Qent - Sell - ilorrE Loryli w

@

Pago 12 of25

Price lndicators

I Vostukolo Consuttonts (t) pvt. Ltd.
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Val]ation Rqort PGfoEd Fon 808 / R.lionalOfice Brandr / Sau,tvhittta Doop.k Golari (0051752385S3) Pq.17 dN

As a result of my appraisal and analysis, it is my mnsidemd opinion that tho Fak Marlot Valuo for this par{icular

above property in the prcvailing condition with aforesaid sp€cification is t 25,08,570,00 (Rupos3 Twtntyflve

Lakh Eight Thousend Five Hundird Seventy Only), Ihe Realizable Value of ths above pmp€rty t
23,83,111.00 (Rupeer Twan$-Thrse Lakh Elghty-Three Thousand One Hundrsd FortpOne Only) and he

Distrcss Value { 20,06,856,O (Rupees Tweoty Lakh Six Thousand Eight Hunded Fifty.Six Onty).

Phce: Nashik

Dale:22.11.202?

For VASTUKALA CONSULTANTS (l) PW. LTD.

Sharadkumar
B. Chalikwar

olgtt,a/ iti(d b, $mdloh- L

Ot..n Sli...dh,rxr & chrlh,r.
o-V.fiIoh Cdslnnn {! tor L!d.

on

{

Director
Sharadkumrr B. Challkwar
Govt. Reg. Valusr
Chartered Engineer (lndia)

Res. No. (N) CCIT/1-14I522008{9
Encl: Valuation reporl.

Auth. 5t n.

Enclosures

Dechration from the valuer (Annexure - l) Attached

Model code of conduct for valuer (Annexure - ll) Aftached

The undersigned has inspected ttre property dehiled in the Valualion Report dated

(Rupees

Date

Vostukolo Consultonts (l) Pvt. Ltd.

d-CllD. .tulF<ndrrtr!
o.tq roz3- I I .2' l5i1}J0 +05'r0',

An tSO 9OO1:2015 Ccrtifled Company www.vastukala.orq

\

We are satisfied that the fai and reasonabh market value of the property b

Signature
(Name Brand fficial with seal)

f
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(Annexurc - l)

DECLARATION FROM VALUERS

I, Manoj Chalikwar son of Shri. Baburao Chalikwar declare trat:

The information fumished in my valuation report dated 22.11.2023 is true and
coneci to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

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

l/ my authorized representative has personally inspected the property on
18.11.2023. The work is not sub - conhacted to any other valuer and carried out by
mysetf.

I have not been convic{ed of any offence and sentenced to a term of
imprisonment.

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

lhave read tho Handbook on Policy, Standards and plocedure for Real
Estale Valuation,20'11 of the IBA and this report is in conformity to the
"Standards" onshrinod for valuation in the Part - B of the abovo handbook to the
best of my ability.

I haw read he lntemational Valuation Standards (lVS) and the report
submitted to the Bank for the respective asset class is in conformity to the
'Standards" as enshrined for valuation in the IVS in "General Standards' and
'Asset Standards" as applicable.

I abide by the Model Code of Conducl 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 roport.

j. Further, I hereby provide the following information.

Vostukolo Consuttonts (t) pvt. Ltd

a

b.

c.

d

1.

s

l. An ISO 9O0l:2015 Certified Cohpany

\
Y

www.vastukala.orq

h.



Vatuation RrDqt Prop.Bd Fon B0B / RslionalOfic6 &rnd1 , S€u,ti&nilha oo€psk Gosavi (005175/23@5S) Pego l9 of25

Sr.
No,

Parlicuhrs Valuer comment

I backgrcund informalion of the asset being
valued;

Tk property was purchased by Sau.Manisha Ds€pak
Gosavi & Shri.Omkar Deepak Gosavi &Shri.Aakash
Deepak Gosavi from Shri.Mangssh Shivram Gade &
Sau.Sunanda Mangesh Gade as per Vide Saledoed
Dated21.06.2022

2 purpose of valuation and appointing authodty As per client request, to ascertain the presont ma*01
value of the proporty for Bank of Baoda, Regional
Office Branch. to assess value of the property for

u
a idsntity of he valuer and any oher oxperb

involved in h6 valuation;
Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol- Rsgional Technical Manager
Swapnil Wagh - Site Engineer
Binu Surondran - Technical Manager
Chintamani Chaudhari - Technical Officer
We have no interost, eithEr direct or indirecl, in he
propsrty valued. Further to state that we do not
have relation or any connection with property own€r
/ applicant directly or indirecdy. Further to state hat
we arc an independent Valuor and in no way

owner / cantrelated to

disclosure of valuer intersst or conflict, if
any;

( date of appointment, valuation date and date
of

Dato of Appointmont - 18.11.2023

Valuation Date - 22.11.2023
Date of -22.11.2023

6 and/or investigationsinspections
undertaken

Physical lnspeclion donE on 18.11.2023

7 nafuro and sources of he information used
or relied upon;

o Markot Survey at the time of site Msit
o Ready Reckoner rales / Cirde ntes
. online search for RsgistEred Transactions
. Onling Prics lndicators on real eshte podals
. Enquides with REal Estate consulhnts
. Existing data of Valuation asshnments ceniod

out us

valuation and valuation standards followed
procodures adoptod in carrying out he Sales Comparison Method

This valuation is for the use of the party to whom it
is addressed and for no other purposa. No
responsibility is acceptod to any third party who
may use or rEly ofl ths whole or any part of this
valuation. The valuer has no pocuniary interesl that
would conflic't with the proper valuation of the

I restrictions on use of the report, if any;

cunent market conditions, dsmand and suppty
position, Residential Flat size, location, upswing in
real estate pricss, sustained demand for
Residantial Flat, all-round development of

commffcial and residential application in lhE

etc.

'10. major factors that were taken into accounl
during the valuation;

Nil11.
account duri the valuation
major factors hat were not taken inb

AttachedCav6ab, limitations and disclaimers to

extent they explain or elucidate the

limitations faced by valuer, which shall not

be for the purpose of limiting his responsibility

the

for the valuation rt

12.

ISO gOOt:20t5 Certified Comp'ny wt{w Yastukala'oG

\ Vostukolo Consultonts (l) Pvt' Ltd'

4.

8.

{



Valeliofl Rrporl PtEpaEd For 808 / R69bnalOftc. &indl / Sau.Ma.ilha Ds€pok Go!.vi (0051752303593) P,{,.20 d 25

Assumptions. Disclaimers, Limitations & Qualifications

V.lue Subject to Changs

The subject appraisal exercise is based on plBvailing nnrket dyramics as on 22,'a November 2023 and

do6s not tske into account any unforBs€eable developmenb which couH impacl fre same in the futur€.

Our lnvesdgatlom

We arc not engaged to cany out all possible invesligalions in rehtion to ha subjrt prop€rty. VWr€r€ ln

our report we identi! cerhin Imitations to our invesligations, his is to enable he r€liant party to instuct furtrer

invesligations whor€ considor€d appropriato or wh€ro we rocommend as nscessary prior to rsliance. Vasfukah

Consulhnts lndia tut. LE. (VCIPL) is not f,ablo br arry lo6s occasionod by a dscision not b conduc{ turfier

investigations

A$umptlons

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the

purpose of providing valuation advise because some matlers are not capable of aourate cahuhtions or fall

ontside he scope of our expertise, or out inshrctions. The reliant party accopb hat he valualim contains

orlain specfic assumptions and acknowhdge and accept the risk of hat if any of he assumptlons adopted in

he vafuation arc inconect tlen this may have an eftct ur he vafuation.

lnfum.{on Supplied by (xhes

The appraisal is based on fl€ information puided by h€ client. The same has b€€n assumod to be

coned and has been used fur appraisal exercise. Where it b shted in 0re report that another party has suppled

intornation to VCIPL, fiis inbrmation is befeved b be roliable but VCIPL can accopt no r$ponsibifity if this

sharld prove not to be so.

Futurt tattc]!
To he extent hat he valualion indudes any staternent as b a fufurc mafier, hat statement is prcvided

as an esiimale and/or opinion based on tre inhrmation known to VCIPL al tre dato of his doqrment. VCIPL

does not ryanant that sudl stalemenb are accunale or oned.

trp and Phm

fuy sketctt, phn or map in his mport is includod to assist he reader whils vlgualising he property and

assumo no responsibility in connection wifi suci matbrs.

Slio lhoalh

Based on inpub received fiom Client and site visit conducled, we undershnd frat the subject pmperty
is Residential Fht, admeasuring 189,1)0 sq, Ft carpet Aroa orned by Sau,llanbha lhapak Goravi &
Shrl.Omkar Deepak Gosavl E Shrl.Aakarh D.epak Goravl ,Furtrer, VCIPL has assumed that tre subjec,t
property is free from any encroac-tlment and is available as on he date of the appraisal.

I Vostukolo Consuttonts (t) pvt. Ltd
\

G

r An ISO 9001:2015 Certiffed Company www.vastukata.org
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Prcperty Tltle

Based on our discrssion wih the Cliont, wo undectand hat he subject properly is being olynsd by

Sau,l{anlrha hopek Goravi & Shri.Omk r oeepak Gosryi & ShriAek sh Doop.k Gorav, For the purpose of
this appraisal exercise, we have assumed that he subiecl pmperty has a clear tile and is free tom any

sncumbrancss, disputes and claims. VCIPL has made no further enquiries with the r€levant local authorities in

this rcgard and does not certiff tho propedy as having a dear and marketable tite. Further, no legal adMce

regarding he tiIe and ownership of he subject pmprty has been obbined br ha purpose of this appraisal

exercise. lt has been assumed hat the title deeds are dear and marketable.

Envircnmenhl Conditions

We have assumed that the subject pmperty is not contaminated and is not advarsely afbcted by any

efsting or proposed environmental hw and any procssses which arc carded out on the property are rcguhted

by environmental logislation and aro properly licensed by he appropriato auhorilies.

Area

Based on the information provided by the Client we understand hat he Residential Flat, admeasuring

l89.fitSq.Ft Carpot Atoa

Condhlon t Repalr

ln he absence of any inbrmation lo the contrary, w€ have assumed thal lherB are no abnormal ground

conditions, nor arclueological r€mains prosont which might adversely affac{ the cursnt or future ocflpation,

development or value of the prcperty. The property is freo from rat, infestation, studural or hteflt defec't. No

arnently known deleterbus or hazardous materiab or suspect tedrniques will bo us6d in the construclkrn ofor

subsequent atteration or additions to the property and comments made in he prope$ dehils do not puryod h
express an opinion about, or advise upon, the conditbn of uninspec{ed parts and should not be taken as makitq

an implied representation or statement about such parb

Valualion ISethodology

For he purpose of this valuation exercise, the valuation meftodobgy used is Direc{ Comparison

Approach Method and poposed Cunent use / ExistirE use premise is considered for his assignment.

The Direct Comparison Approach involves a comparison of tha property being valued lo simihr

properties that have actually been soH in ams - lengh bansactions or ate ofurcd br sale. This approach

demonstrates what buyers have historically been willing to pay (and selles willing to accept) br similar

properties in an open and competitive market and is partiolarly useful in estimating ttre value of he Flat and

properties that are bpically baded on a unit basis.

ln case of inadequate rscont bansadion activity in the subjed microflarket, the appraiser would collate

dstaib of oldor transactons. Subsoqu€nuy, $e appriaiser would analyse renhl / capihl vaho ben& in he

subject micto<larket in order to calculate the p€rcenhge increase / decroase in values since he dato of ths

identifiod transactions. This percentage would hen be adopt6d to project he cunent value ot $s same.

Where reliance has been phced upon extemal sources of infonnation in applying he valuation

metrodohgies, unless otherwise gecifically insbucbd by Client and/or stated in ttre valuation, VCIPL has not

independenlly verifed that inhrmation and VCIPL does not advise nor accept it as relhble, The person or entily

J
An ISO 9OO1:2015 Certified CompanY wvrw.vastukala org
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to whon the rcporl b addossed achowledges and accepb he risk tlrat if any of tre unverified information in the

valuation is inconect, then his may have an efisct on he yaluation.

Not r Structural Suruoy

We stat6 hat his is a valuatim rspod and not a sbuctural suruey

Other

All moasuremenb, ar6as and ages quoted in our roporl aro approximate

lagal

We have nol made any allowances wih r€spec{ to any existing or proposed local legislation rehting to

hxation on realization of Up sale vahe of he subjoct prop€rty. VCIPL is not mquired to give testimony or to

appear in court by reason of his appraisal rcport, with rBhr€nce to ho prop€rty in question, unless anangsmont

has been made hereof. Furfter, no legal advin on any aspecb has been obtairEd br the purpooe of his

appraisal exercise

PropeQ 3p.clfl c a3rumpdmr

Bassd on inpub r€ceived fmm he dienl and sito visit conducted, rve undeEtand hat hs subiect

property is Residential Flat, admeasuring 489.00 Sq. Ft Carpot Aroa

ASSUMPTIONS. CAVEATS. LilIATION AI{D DISCI.AIMERS

We assume no responsibilily b, matters of legal nature afiecling the property appraised or fre tife
hereto, nor do wo rendor our opinim as b he liue, wtlich is assumed to be good and marketable.

The propefi is vdued as thorgh under respomible ownership.

It is assumed that he pmperty is frs€ of liens and enflmbranc$.

It is assumed hat here are no hidden or unapparent conditions of the subsol or strudure that world
render il more or less vafuable. No responsibility is assumed for sudr condilions or for engineering hat
might be required to discover such factors.

There is no dirccU indirect interest tn he property valued.

The nates for valuation of lhe property are in accordance wiflr tre Govt. approved rates and prevailirg

market rates.

Vostukolo Consuttonts (l) pvt

5
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MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Falmess

1 . A yaluor shall, in the conduct of his/ib businsss, follow high standards of integrity and faimess in all
his/ib dealings witr hiMts clients and oher valuer.

2. A valuer shall maintain integrity by being honest, stmighthrward, and forthdght in all professional

relationships.

3. A valuer shall endeavour to ensure trat he/rt provides true and adequate inbmation and shall not

misreprosent any facts or situations.

4. A valuer shall retain ftom being involved in any action that would bring dioepute to the profassion.

5. A valuer shall keep public interest foromost while delivenng his services.

Professional Competence and Due Gare

6. A valuer shall render at all timos high standards of sorvic8, exercise due diligence, ensurE prop8r
ca16 and exerciso indopandont pmfossional judgmsnt.

7. A valuer shall cany out prof€ssional soMces in accordance wih ths r€lovant tedrnical and
profossional standards that may be specified from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-tMate devslopments in practice, prevailing regulations /
guidelines and techniques.

9. ln the proparation of a valuation report, ths valuer shall not disclaim liability for his/its experlise 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 consultants or information available in public domain

and not generated by the valuer,

10. A valuer shall not carry out any inshuclion of the client insofar as they are incompatible with the
requkements of integrity, oblectivity and independence.

'l 1 . A valuer shall clearly state to his client the services that he wouH be ompetent to provido and the
seMcss br which he would be relying on othor valuers or professionals or for which the cliont can

have a separat€ anangement with other valuers.

Vostukolo Consultonts (l) Pvt' Ltd'

(Annexure - ll)

lndependence and Dlsclosure of lnterest

12. A valuer shall acl wi$ objec.tivity in his/its professional dealings by ensuring that hidits docision8

are made without lhe presence of any bias, conflicl 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 hislrb relatives or associates is not

independent in terms of association to the company.

j4. A valuer shall maintain complete independence in his/its professional relationships and shall

conduc't ths valuation independent of extsrnal influencos'

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

and interesb, whils providing unbiased sorvices.

16. A valuer shall not deal in securities of any subject company after any time when he/it first becomes
awars of the possibility of his / its association with the valuation, and in accordance wih ths
Securities and Exchange Board of India (Prohibition of lnsider Trading)Regulations,2015 or till the
time the valuation report becomes public, whichever is earlier.

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

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

19. ln any fairness opinion or independenl expert opinion submitted by a valuer, if here has been a
prior engagement in an unconneded lransaction, the valuer shall dedare ths association with
the company during the last five years.

Confidentiality

20. A valuer shall not use or diwlge to other dients or any other party any confidential information
about the subject company, which has com6 to his / its knowledge without proper and specific
authority or unless there is a legal or professional right or duty to disdose.

lnformation Management

21 . A valuer shall ensure that he/ it maintains wdtten contemporaneous records for any decision taken,
tho reasons for taking the decision, and th6 information and €vidence in support of such decision.
This shall be maintained so as to sufiiciendy enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspections and investigations canied out
by the authority, any peBon authodsed by he authority, the registered valuars organisation with
which he/it is rcgistered or any other shtulory regulatory body.

23. A valuer shall pmvide all information and records as may be requked by the authority, he Tribunal,
Appellale Tribunal, he registerod valuers organisation with which hdit is registered, or any other
statutory regulatory body.

24, A valuer while respsding the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working papers for a period of three years or such
longer period as requhed in its contract br a specifc valualion, for production before a regulatory
aulhodty or for a peer review. ln he event of a pending case before the Tribunal or Appellate
Tribunal, the record shall be maintained till the disposalofthe case.

Gtfts and hcpttality:

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

Explanation: For he purposes of this code the term telative, shall have the same meaning as
defined in clause (77) of Sec{ion 2 of the Companies Act, 2013 (1g of2013).

\
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26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant
or any other person with a view to obtain or retain work for himself / itsell or to obtain or retain an
advantage in the conduct of profession for himself / itself.

Remuneration and Costs.

27 . A valuer shall provide services for remuneration which is charged in a transparenl 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 lhan those which are disclosed in a written
contract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain faom accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

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

Place: Nashik
Dale:22.11 .2023

For VASIUKALA CONSULTANTS (l) PVT. LTD.
tF I I I olortallv !q.ed byshaadtuar E
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B. Chalikwar
Direclor

Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

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

Encl: Valuation report.
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