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Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of Proposed Purchaser: Shri.Namdeo Khanderao Aaghav &

Sau.Shobha Namdeo Aaghav,

Shri.Yogeshwar Namdeofughav,
Shri.Rameshwar Namdeo fu ghav

Name of Owner: Shri.Shubham tiukund Musale

Residential Row Bungalow N0.2, Parking + First + Semnd Floor, 'Shubham Row Bungalow",

Survey N0.908/3/25, Plot N0.25, Near Saikrupa Hospital, Mauli Nagar, Dnyaneshwar Nagar,

Village - Nashik, Taluka - Nashik, District - Nashik, PIN Code - 422 010,

State - Maharashtra, Country - lndia

Valuation Prepared for:
Bank of Baroda

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

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

,l-Hk: 4, 1" Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Unk Road, Adgaon, Nashik - 422 003, (pl.S.)
E-mail : nashik@vastukala.oB, Tel. i +91253 4068262 / 9890380554

9 ncgd. oifoe: 81-001, u/B Floor, Boomerang,
Chandivali Farm Road, Andheri (East),
itttlEa - 400 072, (M.S.), INDIA

I JeleFax | +9122 2A371325/24

. mumbai@vastukala.org
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VALUATION OPINION REPORT

This is to certily hat he property bearing Residential Row Bungalow N0.2, Parking + First + S€cmd Floor, '
Shubham Row Bungalow",Survey N0.908/3/25, Plot N025, Near Saikrupa Fbspital, Mauli Nagar,

Dnyaneshwar Nagar,Village - Nashik, Taluka - Nashik, Disticl - Nashik, PIN Code - 42 010, State -
Maharashfa, County - lndia belongs to Shtl.Shubhrm llukund Murale Nam€ of Proposod Purciaser:

Shrl.l{amdeo Khandcrao Aaghav t Sau.Shobhr l{amdeo Aaghav & Shrl.Yogeshwar Namdao Aaghav E

Shrl.Ramoshwar ltlamdeo Aaghav

Considering various parameters recorded, existing emnomic scenario, and the information hat is available with

reference to he development of neighbofiood and method sehded for vatuatbn, we are of he opinion that the

property premises can be assessed for this parlicular purpose at is t {0,84,E00,00 (Rup6o3 Fony L.kh Elghty-

Four Thousand Elght Hundnd Only),

The valualion of the pmperty is based on the documents produced by the concem. Legal aspecb have not been

taken into considerations while preparing his valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW, LID,
Dbh.ry .r9md !Y lt.r.dhru chtlhf,r
Dlt GshrdbJr Ch.ld.r. o-V-iib!

Sharadkumar Ch3lil6a37 c.,u,trrs6 m Lld,.lFurnt{
.rdladtv.lruloh.oir, c{
Da. 2023.! r-02 tO,5l:l +otld

Direclor Aulh. Sign.

Sharadkumar B. Challkwar
Govl. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-l4bAzNgqg
Encl: Valuation report.

V*h/ilashlul 2202J005371 P3037e6
02/1-154CBS

OEle:02j22023
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Boundaries Bullding Row Bungalow

North Plot N0.26 Plol No.26

South Plot No.24 Ro{Y Bungalow No.1

East 9.00 Mebr Colony Road 9.00 Meter Colony Road

West Plot No.20 Side Margin & Plot N0.20

uru.Yatluhlr.org

l4d. ft ! 81-001, U/B Floot Boomerang,
Chandivali Farm Road, Andhen (East),
ltrr&.| - 400 072, (M.S.), INDIA
TehFax : +91 22 28371325/24
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Vastukala Consultants (l) hlt. Ltd,
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andhed (East), Mumbai - 400 072.

To,

Thc Chief UanagEr,

Bank of Baroda
Regional ffice
3SNL Building, Datla Mandir Road, Nashik Road,
r,lashik, PIN -422 101, Sbte - Maharashua, Country - lndia.

VALUATTON REPORT (lN RESPECT OF ROW BUNGALOW)

I General

I Purpose for which tre valuation is made To asssss Fair Market value of tte property for Bank

Loan Purpos€.

a) Date of inspectjon N.11.2023

b) 01.122023
J List ofdocuments produced for perusal:

i. Copy of Notarized Agraernent b€tws€n Shri.Shubham Mukund Musah (The Sslls0 ard

Shri.Namdeo Khanderao fughav & Sau.Shobha Namdeo Aaghav & Shri.Yogeshwar Namdeo

Aaghav & Shri.Rameshuar Namdeo Aaghav ( Proposed Purchaser )
ii. Copy of Commencemenl Certificate No. LND /BP / CD / 1076 dated 25.02.2020 issued by Nashik

Municipal Corporation

iii. Copy of Building Occupancl Certificats No.NashiU B2lOCl398l2A22 daled 24.0120?2. issued by

Nashik Municipal Corporation, Nashik.

iv. Copy of Apprcved Euilding Phn Accompanying Occupancl Certificate No. NashiU BUOCE9Sh0?2
daled 24.01.2022 issued by Nashik Municipal Corporalion, Nashik, issuad by Exefltivo Engineer

Town Planning Nashik Municipal Corponalion, f{ashik.

Name of the orvne(s) and his / $ek addrcss
(es) wih Phone no. (detaib of share of each

owner in case ofjoint ou,nership)

Name of Proposed Purchaser:

Shri.l{amdeo Khanderao Aaghav &
Sau,Shobha Namdeo Aaghav,
Shrl.Yogoshwar Namdeo Aaghav,
Shrl.Rameshwar Namdeo Aaghav

Name of Owner:

Shrt,Shubhan llukund Musale

Addrcss: Residenlial Row Bungalow N0.2, Parking +

First + Second Floor, ' Shubham Rou Bungahw',
Survey No.908B/25, Plot N0.25, Near Saikrupa

Hospilal, Maul Nagar, Dnyaneshwar Nagar,

Vilhge - Nashik, Taluka - Nashik, District - Nashik,

PIN Code - 422 0'10, Shte - Maharashtra, Corntry -
lndia.

\
V Vostukolo Consultonts (l) Pvt. Ltd.

An ISO 9001:2015 Certified Company wwrv.vastukala.org

Date on whidl the valuation is mado

4.

Contact Person:
Shri.Yogeshwar Namdeo fu ghav
(Proposed Purchaser)

Conlacl No. +91 9823339695
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Vostukolo Consultonts (l) Pvt. Ltd

Joint Ownsrship (Pmposed)

5 Brief description of tp propeQ (lnduding

Loas€hold / feehold otc.)

The propefl is a Residential Row Bungalow No.2 is

bcatod on Parking + First + Second Floor

As psr Approvsd Plan tho composition of Bungalow is

Parking +!iyi71g + Kitchen + 2 Bedroom + WC +

Bath+ Passage+ Shircase + Balcony (i.erBHK).

The propery is at '10.7 Km. distance fiom nearesl

railway stalim Nashik Road.

Landma*: Near Saikrupa Hospilal

5a. Total Loase Period & r€maining poriod (if

leasehold)

NA. as the pmperty is freehold.

Location of prop€rty

a) Plot No. / Survey No.

b) Door No. Residential Row Bungalow No.2

c) T.S. No. / Village Mlhge - Nashik

d) Ward / Taluka Taluka - Nashik

e) Mandal/ District District - Nashik

f) Date of issue and validity of byout of

approved map / phn
Copy of Approved Building Plan Accompanying

ocorpancy Cortifi cab No. Nashiu B2lOCl3Sgl2022

dated 24.01.2022 issued by Nashik Municipal

Corporation, Nashik, issued by Exocutive Engineer

Torur Phnning Nashik Municipal Corporatlon, Nashik

s) Approved map / phn issuing authority Nashik Municipal Corporalion.

h) Whether genuinefless or authenticig

of approved map/ phn is v€rifisd

Yes

Any oher comments by our

smpandlsd valuors on authonlic of

apprwed plan

No

7 R$id€nlial Row Bungalorv N0.2, Parking + FiEt +

Second Floor, 'Shubham Row Bungalouf,Survey

N0.90UU25, Plot N0.25, Near Saikrupa Hospibl,

Mauli Nagar, Dnyaneshwar Nagar,Vilbge - Nashik,

Taluka - Nashik, Distict - Nashik, PIN Code - 422

0lO,State - Mahanashtra, Counby - lndia

CIty / Town Nashik

Residential area Yes

C,ommercial area No

v
An ISO 9001:2015 Certrfied Compa ww. vastukala. orq

lntemal changes dons on Site Half Side Parking Area

is Converted inlo BEdroom on Site , as per Site The

composition of Row Bungalow is Parking +Living +

Kitdlsn + 3 Bodmom + WC + Bah+ Passage+

Staircase + Balcony (l.e.3BHK).

6.

Survey N0.908/325, Plot N0.25

D

Postal address ol the property

8.

\



lndustrial area No

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit / Village

PanChhayat / Municipality

Village - Nashik

Nashik Municipal Corporation.

11. Whelher covered under any State / Central

Govt. enactnents (e.9., Urban Land Ceiling

Act) or notifiod under agency area/ scteduled

aroa / canlonment area

13. Dimensions / Boundaries of tfre Property /
Plot

As per Actual Sih As per the Agrcement

North Plot No.26

South Plot N0.24

East 9.00 Meter Colony

Road

9.00 Meter Colony Road

Plot No.20

13.'l Row Bungalow As per Ac-tual Site As pet Plan

North Plot N0.26 Plot No.26

South Row Bungalow No.'1 Row Bungalow No.1

East 9.00 Meter Colony

Road

9.00 Meter Colony Road

West Side Margin & Plot

No20

Side Margin & Plot N0.20

13.2 Whether Boundaries Matching with Actual Yes

Latitude, Longitude & Co+rdinates of he site 19"571 9.5"N 73"46',03.6'E

Extent of he site TolalCarpet &ea in Sq. Ft. = 825.00
(Area as per site Measurement)

Bulll Up Arca ln Sq. Ft = 851.00
(Area as per l{olarized Agrcement}

15, Extent of th€ site consid€red for Valuaton
(least of 13AE 138)

Buih Up Area ln Sq. FL = 851.00
(Area es per Nobrized Agmement)

16 Whether ocoJpisd by the owner / bnant? lf
occupied by tenant since hour long? Rent

received por month.

Vacant

I APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C.T.S. No. Survey N0.908/3/25, Plot N0.25

Block No.

Ward No.

Village / Municipality / Coporation Vilbge - Nashik

vohatioo Roport PrBpaBd For BOg / Rogftnalotrco / Shri.N8mdoo Khandor.o Aagha/ (0053712305186) pag8 5 ot 26

I Vostukolo Consultonts (l) Pvt. Ltd
An tSO 9001:2015 Certifted Company www.vastukala.org

\

10.

No

Plot N0.26

Plot N0.24

Wesl Plot N0.20

13.3

14.
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Vostukolo Consultonts (l) Pvt. Ltd

Nashik Municipal Corporatron

Door No., Street or Road (Pin Code) Residential Row Bungalor N0.2, Parking + First +

Socond Floor, " Shubham Row Bungalow",Survey

N0,908/3/25, Plot N0.25, Near Saikrupa Hospibl,

Mauli Nagar, Dnyaneshwar Nagar,Village - Nashik,

Tatuka - Nashik, District - Nashik, PIN Code - 422

010,State - Mahanashtra, Country - lndia

Residential3 Descdption of he locality Residential /

Commercial / Mixed

2022 (As per BuiHing Occupancy Certificate)Year ol Construction
E Number of Floors Parking + First + Second Floor

R.C.C. Framed StructureType of SlnEture

7 Number of Dwelling units in the building 2 Row Bungalors

Quality of Conshrction Excellent

Appearance of the Building Excellent

Maintenance of the Building

11. Facilities Available

Lift N-A

Municipal Water supplyProtected Water Supply

Connected to Municipal Sewerage SystemUnderground Sewerage

CovsrBd Car ParkingCar parking - Open / Coverad

Yes

ls pavement laid around the building Yes

ROW BUNGALOW

Parking + First + Second Floor1 The floor in which fie Ror Bungalow is

situated

Rosidential Row Bungalow No.22 Door No. of the Rov, Bungalow
3BHK3 Specifications of the Row Bungalow

R.C.C. SlabRoof
Vitrified tile FloorinqFlooring

Teak Wood door framed with flush doorsDoors

Windows Aluminum sliding window with M.S. Grills

Concealed Plumbinq, Conceded Electrical wirinqFittinqs

Finishins Cement Plasterim with POP

Lustre PaintPaint

4 Bungalow Tax

Details Not Provided

Details Not ProvidedTax paid in he nams of:

Details Not ProvidedTax amount:

5 Elecbicity Service mnnection No.: Detaib Not Provided

Detaib Not ProvidedMeter Card is in the name of
ExcellentHou/ is the maintenan€ of th€ Row

Bungalo#?
6

Name of Proposed Purchaser:

Shd.Namdeo Khanderao Aaghav E
Sau.Shobha Namdeo fughar,
Shrl.Yogeshwar Namdeo fughav,
Shri.Rameshwar Namdeo Aaghav

7 Sale Deed executed in the name of

IIIIIII

\ C.

4.

8.

L
Excellent10.

ls Compound wall existing?

ilt

Assessment No.

An tSO 9001:2015 Certified company www.vastukala.org
{
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Vostukolo Consultonts (l) Pvt. Ltd.
An tSO 9O0L:2015 Certified Company wnw.vastukala,org

Name of Owner:

Shri,Shubham ukundilusale

8 What is he undiviried aroa of hnd as per Sale
De€d?

Detaib not available

What is the plinh area of he Row Bungalow'? Bullt Up Aroa ln Sq. FL = 851.00
(Area ag per Nolarized Agrcement)

10 What is the floor space index (app.) As per NMC norms
11 What is he Carpet Area of the Rw

BunEabrv?
TotalCarpet Area in q, Ft = 825.00
(Area as per sit€ Measurement)

12 ls it Posh / I Class / Medium / Ordinary?
ls it beirg used br Resklenlial or Commercial
purpose?

Residential purpose

14 ls it Owneroccupied or let out? Vacant
15 lf rented, what is the monthly rent? t E,500.00 Exp€cted rsntal income per month

v MARKETABILITY
I How is th6 markebbility?
, What are lhe factors favoudng for an extla

Potanlial Valu6?
Located in developed arca

J Any negative facton are observed which
afiect the market value in general?

No

v Rate
1 Alter andyzing the comparable sale inslances,

what is he composits rate for a similar Row
Bungalow wih same specifications in he
adjoining localitf - (Along with dehils /
reference of al - least two latest doals /
hansac'tions with respecl to adiacent
propofths in he areas)

t 4,000.00 to t 5,M.00 per Sq, Ft. on Built Up Area

2 Assuming it is a new mnstrucllon, what is he
adopted basic composile rate of the Row
Bungalow under valuation afler companng
with he specifuations and other factors witt
the Row Bungalow under comparison (give

details).

t 4,800.00 per Sq. Ft. on Built Up Area

J Break - up fu the nate

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

ii) Land + ohers t 2,800.00 per Sq. Fl.
4 Guideline nate obtained ftom the Regisha/s

offica (an eylderrce hereof to be endosed)
? 34,000.00 per Sq. M. i.e.
( 3,159.00 per Sq. Ft.

Guideline rate obhined (after Depreciation) NA. as the age of hs prop€rty is bolow 5 yoars

5 Regislered Value (if available)

vl COTPOSTTE RAIE ADOPTED AFIER
DEPRECANO}I

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

Replacement cost of Row Bungalow with

Services (v(3)i)

t 2,000.00 per Sq. Ft.

Age of the building 01 Year

Life of the building estimated S9Years Subject lo pmper, preventirre periodic

maintenance & strucfural repaiB.

Depreciation percenbge assuming the
salv4e value as 10%

NA. as the age of tte property is below 5 years

I

9

13

Good

v



Depraciated Ratio of the buildinq NA. as th€ aqe of the property is bolow 5 yoars

b Total composite rate anived for Valuation
Depreciated building ate Vl (a) t 2,000.00 per Sq. Ft.

Rate lor Land & other V (3) ii t 2,800.00 per Sq. Ft.

Total CompGite Rate ( tl,800.00per Sq, Ft.
Remarks:

v6bstion Roport Propsrsd Fon BOB / Rod,tilofico / Shri.Namd€o Xhandorso A8ghsv (0053712303788) PagB8of26

Dstaih of Valuation:

Value of Row Bun

Justification for price / rate
The Ma*et Value of the property is based on facb of markets discovered by us during our enquiries, hot ever the

govemment rat6 valuo in his cas6 is less han the market value arivod by us. We ara of he opinion that the yalue

anive by us will prove to be conecl if an Auclion ot he subjecl property is caried out, As far as Market Vafue in lndex

ll is concemed, it is not possible to comm€nt on same, may bo govemment rates ars fixod by sampling during same

point of time in parl and wlrcnas, Market values change every monh. ln most of he cases he ac{ual deal amount or

Transadion value is not reflectsd in lndox ll because of various Market pradices. As Valuer, we always try to give a

value whidr is coned reflrtion of actual fansaction value inespec{ive of any factom in market.

Method of Valuation / Approach
The salss comparison approach uses ho market data of sal€ pricos to estimab he value of a real estate property.

Properly valuation in his mehod h done by comparing a pmperty lo oher simihr properties that have been recenuy

sold. Comparable properties, abo known a8 companables, or comps, must share ceftin batures wifi hs property in

question. Some of hese indude physical feafures such as squarc footage, number of rooms, conditinn, and age of

he buiHing; ho\,vevor, he rnost important fac,lor is no doubl the location of the property. Adjustnenb are usually

needed to account br diftrences as no trvo prcperties arc exactly the same. To make proper adjustments when

compadng proporties, real $tate appraisars musl know he difierences behvson the comparable proporties and horv

lo value fiese difurences. The sahs comparison approach is commonly used fur Residential Row Bungalow, where

there aro tygcally many mmparables avaihble lo analfze. As he prcperty is a Residential Ror Bungalow, we have

Description otv Rale per

unit (t)
Estlmated

Value (t)
Present value of fie Row Bungalow 851.00 Sq. Ft. 4,800.00 40,84,800.00

2 Wardrobes

Showcases

4 l(tchen anangoments

5

6 lntorior D6corations

7 Elocficity deposits / electicalfittings, etc.

I Extra collapsible gates / grill wo*s etc

I Potentialvalue, if any

10 Others

Total Value of the Property 40,81,800.00

40,E1,E00.00Fak Market Value
38,80,56t!.00Roalizabh valuo
32,67,840.00Dlstrr3s Value
17,02,000,00

culdeline value of the prope$ (851.00 Sq. Ft. X t 3,159.00) 28,88,309.00

.9

Vostukolo Consultonts (l) Pvt. Ltd.

Sr.

I{o.

1

Superfine finish

lnsurabh value of tho propo(y (85r,00 Sq. Ft. X ( 2,000,00)

\ J
An tSO 9001:2015 Certtfied Company wwv{.vastukala,org
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adopted Sale Comparison Approach Mefrod for the purpose of vafualion. The Price for similar typs of propsrty in ho
nearby vicinity is in the range of t 4,000.00 to t 5,000.00 per Sq. Ft. on Buih Up Area. Considering the rate witr
attadred report, curonl maket conditions, demand and supply posilion, Row Bungalol size, localion, upswing in

real eshte prices, sustained demand for Residential Row Bungabw, all-round development of commercial and
rosidential application in ho locality etc. We estmate { 4,8tt0.00 per Sq. Ft. on Built Up Arca for valuaton.

\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Ceniied Company www.vastukala.org

lmpending threat of acquisition by govemment for road

widening i publics servica purposes, sub msrgirq &

applicability of CRZ provisions (Distance from seasst /
tidal level mrst be incorporated) and their efiecl on

Not applicable.

i) Sale ability Good

ii) Likely renhlvalues in future in and < 8,500.00 Exp€cted rental income p€r month

ii| Any likely incomo it may generate Rental lncome

v
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Route Map of the propertv
Site u/r

n 6otI
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Ir; ? I

I
c o

I-
Lonqitude Latitude: 'l 19.5"N 73'{6'03.6"E

Note: The Blue line shows the route b site ftom nearest Railway Station (Nashik - 10.7 Km)

Vostukolo Consultonts (l) Pvt. Ltd.Iv
tSO9001:2015CertifiedCompany wvrw.vastukala.org
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Readv Reckoner Rate

Vostukolo Consultonts (t)!
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Price Indicators
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Notarized Aqreement
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Approved Plan
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Commencement Certificate & Buildinq Occupancv Certificate

;\,

,l

\
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As a result of my appraisal and analysis, it is my considered opinion thal the Falr !{arket Value for this particuhr

above property in the prevailing conditlon with aforcsaid specificatbn is t r10,84,M.00 (Rupees Forty Lakh

Eightyfour Thousand Eight Hundtrd Only). The Realizeble Valuc of the above property t 38,80,560.00

(Rupees Thlrty-Eight Lakh Eighty Thourand Five Hundnd Sbrty Only). and the Distress Value t
32,67,8,.0.00 (Rupo6 Thlrty.Two Lakh Sixty€even Thousand Elght Hundid Forty Only),

Phce: Nashik

Dale:02.12.2023

For VASTUKALA CONSULIANIS (l) PW. LID.

Sharadkumar X*ffi:#ffi,
<ctcdriB O h,t ud, GrArbl

Chalikwar ffil##ll;*...
Aulh. Si gn.Direclor

Sharadkumar B. Challkwar
Govt. Reg. Valuer
Chartered Engineor (lndia)

Reg. No. (N) CCIT/I-14/522008{9

on
t

Enclosures

Declaration from the valuer (Annexure - l) Attached

Model code of conduct for valuer (Annexue - ll) Attached

The undecigned has inspec{ed the property detailed in the Vatuation Report dated

We are satislied that the fuir and reasonable market value of the pmperty is
(Rupees

only).

Date

Signafure
(Name Bmnch Offcial with seal)

An ISO 9001:2015 Certified Company www. vastukala,org

\ I Vostukolo Consuttonts (l) pvt. Lrd.



valualion Ropo Popalsd For BOB / Regionalofrca / Shri.Namdoo KtEndorao Aagha, (0053712303780) Page 19 of26

(Annexure - l)

DECLARATION FROTI VALUERS

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

The information fumished in my valuation report datod 02.12.2023 is true and

correct to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

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

l/ my authorized representative has personalty inspected the property on
29.11.2023. The work is not sub - contracted to any other valuer and canied out
by myself.

a

g

d

e

f

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

I have read the Handbook on Poliry, Standards and pocedure for Real

Estate Valuation, 2011 oi the IBA and this report is in conformity to the

"Slandards' enshrined for valuation in the Part - B of the above handbook to the

best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report
submitted to the Bank for the respective asset class is in conformi$ 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 Conduct for empanelment of valuer in the Bank.

(Annexure lV - A signed copy of same to be takon and kept along with this

dedaration)

I am Director of th6 company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

Vostukolo Consultonts (l) Pvt. Ltd.\ v
An ISO 9Oo1:2015 Certified Company wwlr.vastukala.org

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

h.

t.
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Sr.No, Particulars Valuer comment

The p.operty under conskleration is being purchased by
Shd.Namdeo Khanderao Aaghav & Sau.Shobha
Namdso tughav, Shri.Yogeshwar Namdeo Aaghav,
Shri,Rameshwar Namdoo fughav from Shri.Shubham
Mukund Musale as Vlde Notaized

2. purpose of valualion and appointing
authority

fu per clent request, to ascertain he present market
value of the property for Bank of Baroda, Regional ffice
Brand. to aslsss value of the property for Banking

identity of the valuer and any othor experts
involved in the valuation;

Sharadkumar B. Chalkwar - Regd. Valuer
Ssnjay PhadoF R€gional Toctnicd Manager
Sachin Raundal- Sito Enginesr
Binu Surendran - Technical Managgr
Chintamani Chaudhari - Technicd Oficer

disdosure of valuer intor€st or conflict, if
any;

Wo have no int66st, oither dkoct or indircct, in tho
propefiy vafuod. Furfier to state that we do not hav€
rdation or any connedion wih property owner /
apdicant direc{ty or indirec{y. Further to state thal w6
are an independent Valuer and in no way rela'led to

O\,Yner / canl
5 date of appointnenl, valuation date and

dats of
re

Date of Appdntment -29.11.2023
Valualion Date - 02.12.2023
Date of Re - 02,122023

6. and/or investigationsinspections
underlaksn

Physical lnspection done on - 29.'11,2023

7 nafuro and sources ol he informalion used
or r€li6d upon;

. Markst Survey at tho time of site visit

. Ready Reckonor rat6s / Cirde rates

. Online search for Rogisterod Transactions

. Online Pric€ lndicators on realestate portals

. Enquiries with Real estato mnsultants

. Existing data of Valuation assignments canied out
US

8 procedures adopbd in ca.rying out $e
valuation and valuation standards followed

Sales Comparison Method

I restrictions on use of he report, if any; This valuation is for tre use of the party to whom it is
address€d and for no other purpose, No responsibility
is accepted to any thid party who may use or rely on
he whoh or any part o, this valuation. The valuer has
no pesrniary interast that would conflct with the

valuation of the ro
10. major hctors fiat were bken into ac@unt

during the valuation;
cunent market conditiom, demand and supply
position, R€sidential Row Bungalow size, locatron,
upswing in real eslats pricos, sustained demand for
Rosidential Row Bungalow, all-round darelopment of
commordal and residontial applicatjon in the locality
etc.

11. major factors that wer€ not laken inb
ac@unt the valuation;

Nit

12. tations and disclaimers b the
extent hey exphin or elucidate ths
limibtions faced by valuer, whidt shall not
be for the purpose of limiting his

Caveab, limi

bit for ths vakation

Attached

\

An ISO 9001:2015 Certified C

I Vostukolo Consuttonts (l) pvt. Ltd.

1 backgound information of he a$et beirE
valued;
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4.
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Assumptions. Disclaimers. Limitations & Qualifi cations

Value Subjed lo Change

The subject appraisal exercise is based on prevailing market dynamics as on 02nd lhcember 202l}

and does not bke into account any unforeseeable developnrents which could impacl the same in he fufuie.

Our lnvertigations

We ara not engaged to carry out all possibh investigations in rehtion lo he subject property. Where in

our reporl rve identiry cerhin limitations to our investigalions, this is to onable the reliant party to instuc,t further

investigations whoro consider€d approprhto or wher€ rvs r€commend as necossary prior to relian@. Vasfukah

Consultants lndia fot. 1ts. (VCIPL) is not liable br any hes occasionod by a dscision not to conducl furher

invsstigations

Assumptlonr

Assumptions are a necsssary part of undertahng valuations, VCIPL adopts assumptions for he

purpose of providing valuation advise because some mattors are not capablo of accurate calcuhlions or fall

ortside he scope of our expertise, or out inshuclions. The reliant party accepts that he valuation contains

certain specific assumptions and acknowledge ard accept the risk of that if any of lhe assumptions adofled in

thg vafuaton are incone4 then this may have an effecl on the valuation.

lnbrmaton Supplled by Ohen

The appraisal is based on the information pDvided by the cliont. The same has been assumed to be

conect and has been used for appraisal exsrciso. Wh6re it is shted in hs roport that anoher party has suppliod

information to VCIPL, his information is believed to be reliabh but VCIPL can accept no respnsibility if his

shorld prove not to be so.

Futun lilatterg

To the extent fiat tre valuation indudes any sbtement as to a fufure matter, hat shtement is provided

as an eslimate andor opinion based on he informaton known to VCIPL at ttte date of 0tis doqment. VCIPL

does not waranl that such statsmenB arB accurato or corTed.

Uap and Phm

fuy sketch, phn or map in hk report is included to assist he readsr while visualising lhe prop€rly and

assume no rssponsibility in connection wilh such matteB.

Slte Detalb

Based on inpub received from Client and site visit conduded, we undershnd hat 0re subjec't property

is Residential Rorv Bungalofl, admeasuring 851.00 sq. Ft Bullt up Ama Owned Shd.shubham ukund

tuusaL. Name of Proposed Purchaser : shrl,Namdco Khandorao AeghaY t sau.shobha l{amd.o Aeghav'

shriJogoshwrr Namdeo Aaghav, shri.Rameshwrr Namdco Aaghiv Furtrer, VCIPL has assumed hat the

subiect property is free from any encroaciment aM is availablo as on the date of he appraisal.

Pmpeily Thlo

L\ Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9OO1:2015 Certified Company wwr',.vastukala.orgY
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Based on our discussion wih $e Client, we undorstand hat the subject property is boing purdased by

For the purpose of his appraisal exercise, we have assum€d that tho Omed Shd,Shubham ukund usela,

Name d Proposed Purchaser : Shd.Namdeo Khrnderao Aaghav & SauShobha Namdoo A.ghsy,

ShrlJogplhsrr ilrilrdeo Aaghav, Shri,Ramerhwar l{amdeo Aaghav, Subject propeily has a dear tite and is

free from any encumbranms, disputes and daims. VCIPL has made no further enquiries wih the relevant local

auhorities in his regad and does not certify he property as having a clear and markebble tite. Fur$er, no legal

advice regading he tile and ownership of the sut{ecl property has been obtairrd for the purpose of this

appraisal sxercisa. lt has b€en assumed that the litl€ de€ds aro clsar and markabble.

Environmental Conditions

Wo havo assumod hat the subjecl property is nol contaminated and is not adversely aftded by any

existing or proposed onvionm€ntal hw and any processos whidr are canied out on tho property arg rogulated

by onvironmental legislation and are properly licensed by tre appropriate auhorities.

Arca

Based on he informatron provided by he Client, we undemtand that the Rosidontial Row Bungalow,

admeasuring 851.fi1 Sq. Ft Bullt Up tuea

Condltlon & Repalr

ln the absence of any infurmation lo hg conhary, lve havg assumed hat her€ ar9 no abnormal ground

condilions, nor arctaeological rBmains prBent whbh might adversely affad the cunent or future occupation,

dovglopment or value of the pmperty. TIe pmperty is hee from nat, infestation, strucfural or latont dofecl. No

cunBntv known deletorbus or hazardous malerials or suspect tschnhues will bo u8od in the mnsfuction of or

subsequent alteration or additions to the property and cornmenh made in he property cletails do nol purporl to

express an opinion aboul, or advise upon, the ondition of uninspeded parts and should rot be hken as making

an implial representation or shtement about sudr parts

Valuatlon ltethodology

For the purpose of this valuation exercise, he valuation mehodology used is Dired Comparison

Approad Method and proposed Cunent use / Existing use premisE is conskiered for his assignment.

The Dir€ct Comparison Approach inrolves a comparison of he proporty being ralued to similar

properti€s hat have actually been soH in arms - length tansac{ions or als ofiercd br sale. This approadt

dsmomtrates what buyers have historically been willing b pay (and sellers willing b accspt) for simihr

proporties in an open and mmpetilive markat and is particuhrly useful in estimating the rralue of he Row

Bungalow and properlies trat are typically traded on a unit basis.

ln case of inadequte recent transadion aclivity in the subjed micrornarket, tre appraiser would mllate

dehib of older transactions. Subsequently, tre appraiser would analys€ renbl / capital value tends in the

subjed micro-nnrket in order to cahuhte the percenbge increase / decrease in values since the date of the

identified transactions. This percentage would hen be adopt€d to projec,t he curBnt value of lhe same.

\ t Vostukolo Consultonts (t) pvt. Ltd.
An ISO 9O0l:2015 Certrfred Company www. vastukata.oro
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Whar€ reliancs has b€€n phcod upofl gxbmal sourcas of information in applying he valualion

mefiodobgias, unless ohemis€ specificalty instructsd by Clisnt andlor statod in he valuation, VCIPI has not

independently verified that informatim and VCIPL does not advise nor accept it as rBliable. The person or entity

to whom the report is address€d achowhdges ard accepts he risk that if any of he unverified information in the

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

l{ot a Structural Sunny

We state hat his is a valuation report and not a sfuctural survey

Oher

All measuremenb, areas and ages quotod in our rsport are approximab

Logal

Wo have not mado any allowances wih rasped to any existing or proposed local legislation rolating b

hxalim on realizalion of the sale vafua of he subiec{ poperty. VCIPL is not raquired to give tostimony or to

appear in court by reason of his appraisal report, with refuence to fie property in qu6stbn, unless anangomont

has been made trereof. Furlher, no legal a&ice on any aspecb has been obbined hr he purpose of this

appraisal exercise

Propedy spcc c rcsumptions

Bas€d on inpub rsceived fiom he dient and site visit conduc,tsd, wE undorshnd hat he subiBct

propsrty is Residantial Row Bungalow, admeasuring 85'l,00 Sq, Ft. Bulft Up 141

ASSUI{PTtOt{S. CAVEATS. LtiltTATrOr{ ANp DISCIA!}IERS

We assume no responsibility for matters of legal nature afiecling the property appraised or he title
thersto, nor do wa render our opinion as b he tite, wtric1l is assumed to be g od and marketabh.

The pmperty is valued as though under rcsponsible ownership.

It is assumed hat he pmperty is free of liens and enormbrances.

It is assumed that there are no hidden or unapparcnt conditions of the subsol or stuclure that would

rendor it mora or less vafuabl€. No responsibility is assumed for such mndilions or for engineering hat

might be required to discover sudt factors.

Thero is no dirocu indirect interest in fie property valued.

The rates hr valuatjon of the propefi are in accordance with the Govt. appmved rates and prevailirB

market rates.

Vostukolo Consultonts (l) Pvt. Ltd

5

6

t
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimess

'l . A valuer shall, in the conduct of his/its business, follow high standards of integrity and faimess in all
his/ib dealings yvith his/its clients and othar valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and hrthright in all professional
relalionships.

3. A valuer shall endoavour to ensuro $at hs/it provides true and adequate information and shall not
misreprcsenl any fac,ts or siluations.

4. A valuer shall refrain from being involved in any ac{ion that would bnng disropute to the profsssion

5. A valuer shall keep public interest foremost while delivering his services.

Professional Competence and Due Care

6. A valuer shall rsndor at all times high standards of service, exercise due diligence, ensura proper
care and exercise independent professional judgment.

7. A valuer shall carry out professional services in accordance wih the rdevant technical and
professional standards that may be specified from timo to time.

8. A valuer shall continuously maintain professional knoilledge and skll to provido compotent
professional service based on up-tMate developments in practice, prevailing regulations /
guidelines and todrniques.

9. ln the prcparation of a valuation report, the valuer shall not disclaim liability for hiyits expertise or
deny hidits duty of care, except to fie extent that the assumptions ars based on statements of fact
provided by the company or its auditors or consultanls or information available in public domain
and not generatad by lhe valuer.

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

1 1 . A valuer shall cleady state lo his client the seMces $at he wculd be compelent to provide and the
services for which he would be relying on olher valuers or professionals or for which tre client can
have a separate anangement with other valuen.

lndependence and Disclosure of lnterost

12. A valuer shall aci with objec{ivity in his/its probssional dealings by ensuring that his/its decisions
are made without he presence of any bias, conflicl of interest, coercion, or undue influence of any
party, whether diredly connec.ted to the valuation assignmenl or not.

13. A valuer shall not take up an assignmenl if helt or any of his/its relatives or associates is not
independent in terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional rdationships and shall
conduct the yaluation independent of external influences.

l;
a

v
An ISO 9001:2015 Certrfied Company
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15. Avalusr shall wherever neoessary discloss to the clients, possibls sourcss of conflids of duties

and intercsts, while providing unbiased services.

16. Avaluershall not d€al in s€curities of any subjed company after any time whsn hdit first becomss
aware of the possibility of his / its associa$on with ttre valuation, and in accordance with he
S6curities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,2015 or till the
time he valuation reporl becomes public, whichever is earlier.

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

18. As an independent valuer, the valuer shall nol chargg success fee.

'19. ln any fairness odnion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnecled transaction, the valuer shall dedare the association with

tho company during the last five years.

Gonlldentiality

20. A valuer shall not use or divulge to other clients or any other party any confidential information

about lh6 subject company, which has mme to his / its knowledgo without pmper and sp€cific
authority or unless thsre is a legal or professional right or duty to disdoso.

lnformation llanagement

Vostukolo Consultonts (l) Pvt. Ltd\

21 . A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,
he reasons fur hking the decision, and he information and €videnco in support of such decision.

This shall be maintained so as to sufiicienfly enable a reasonable person to take a view on the

approprialeness of his /its decisions and actions.

22. Avaluer shall appear, co.operate and be available for inspections and investigations canied out
by tlre authority, any person authorised by $e authority, he regislered 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 auhority, he Tribunal,

Appellate Tribunal, the registered valuers organisation with which he/it is registered, or any other

statutory regulatory body.

24. A valuer while respeciing the confidentality of infurmation acquired dudng the cource of performing

professional services, shall maintain prop€r working papers for a Period of thrse years or such

longer period as required in its contract lor a specific valuation, for produclion before a regulatory

authority or for a pe€r review. ln the event of a pending case before he Tribunal or Appellate

Tribunal, the record shall be maintained till the disposal of he caso.

Gifts and hospltality:

25. A valuer or his / its relative shall not accept giffs or hospitality which undermines or affec'ts his

independence as a valuer.

Explanation: For the purpmes of this code the term 'relative' shall have the same meaning as

defined in clause (77) of Section 2 of the Compani* Ac{, 2013 (18 of 2013).

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.
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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 rellection of the work nocsssarily and properly undertakan, and is not inconsistent with
the applicable rules.

28. A valuor shall not accept any fees or dlarges o$er than those which are disdosod in a Mitten
contract wih lhe person to whom he would be rendering service.

Occupation, employability and rcstrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be abl€ to devoto
adequate tlme to each of hiy its assignments.

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