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Date: 06,05.2024

This is to certify that the property bearing Residential Land Bearing Final Plot No.358, Survey No.S22t2 &
5221111, rP scheme No.ll ,Opposite wockhardt Hospital, opposite pillar N0.123, wadala Naka, Mumbai Agra
National Highway, Village- Nashik , Taluka- Nashik, District - Nashik, Pin Code - 422 01 1, State - Maharashtra,
Country - lndia belongs to Shri.sandeop Gulabchand Gupta.

Eoundaries of the property.

Considering various parameters remrded, existlng

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

property plemises can be assessed and Fair rticular purpose at

Open Land t 6,05,00,000.00 t 5,74,7s,000.00 t 4,84,00,000.00

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

taken into considerations while preparing this valuation report.

Hence cenified

For VASTUKALA CONSULTANIS (l) PW LTD.

Auth. Sign.
Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CATJ-F-1763
Encl: Valuation Report

the information that is available with

oiqhrly iqn d by i,Lrci Ch.Ilwd
DNi <n=rr.noj Ch.lkwr, ev.nuht:
adan c {I) R. [td., eMlhb.i
.h.{=@drohrtui.hd9.=lN
O.l.: io24.05.06 l6:49;51 +05 30

I
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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 Branch Manager,

Bank of Baroda
Rsgional Office

BSNL Building, Datta Mandir Road, Nashik Road,

Nashik, PIN - 422 10'l State - Maharashtra, Coun - lndia

'1. Purpose for which the valuation is made : As per the request from State Bank of Baroda, Regional

Office Branch to assess fair market value of the property for

bank loan purpose.

2. a) Date of inspection : 05.05.2024

b) Date on which the valuation is made : 06.05.2024

Copy of List of documents produced for perusal

1. Copy of Gift Deed Vide No.3294/2022Da1ed.01.M.2022.

2. Copy of NA Order Letter No. Jama-1/42-BlS.FU17A2022 Da1ed.24.03.2022, issued by Tahsil Office ,

Nashik

3. True Copy of ULC Map issued by City Survey Ofice, l{ashik.

4. Copy of Title-Cum-0pinion Report Dated.28.03.2024 issued by Adv.M.T.Q.Sayyad & Associates

5. Copy of 7/12 Extract

3

4

Name of the owne(s) and his / heir
address (es) with Phone no. (delails of
share of each owner in case of ioittt
ownership)

Shri.Sandeep Gulabchand Gupta.

Address: Residential Land Bearing Final Plot
ilo.3sB,Survey No.522/2 & 522J111,TP Scheme No.ll

,Opposite Wockhardt Hospital, Opposite Pillar N0.123,

Wadala Naka, Mumbai Agra National Highway, Village-

Nashik , Taluka- Nashik, District - Nashik, Pin Code - 422

011, State - Maharashtra, Country - lndia,

5

Contact Person-

Shri.Sandeep Gulabchand Gupta (Owner)

Mobile No,:+91 9021337843

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

Propsrtv:
The said property is located on Residential Land Bearing Final Plot No.3sB,Survey No.522/2 & 5241n 

'TP
Scheme No.ll ,Opposite Wockhardt Hospital, Opposite Pillar N0.123, Wadala Naka, Mumbai Agra National

Highway, Village- Nashik , Taluka- Nashik, District - Nashik, Pin Code - 422 011, State - Maharashka,

Country - lndia. lt is at 7.7 Kl\,|. distance from Nashik Road Railway Station. The surrounding locality is

Residential.

@v Since 1989

VASTUKALA An ISO 90Ol : 2015 Cerlified Compony

2. VALUATION REPORT RESPECT OF OPEN PLOT)

I Goneral

The land is freehold land

Land:

As per NA Order, the Total Land Area is 1100.00 Sq. M. which is considered for Yaluation.

Vostukolo Consultonts (l) Pvt. Ltd.



Survey Number Area in Sq.M
Survey No.52212 400.00

Survey N0,52211/1 700.00
Total Area '1100.00

Valuation Re

9

10

11

12

IJ

Location of property

a) Plot No. / Survey No.

b) Door No.

c) C.T.S. No. / Village

d) Ward / Taluka

e) Mandal / Districl
Postal address of the property

City / Town

Residential area

Commercial area

lndustflal area

Classification of the area
i) High / Middle / Poor
ii) Urban / Semi Urban / Rural

Coming under Corporation limit / Village
Panchayat / Municipality

Whether covered under any State / Central
Govt. enactments (e.9., Urban Land
Ceiling Act) or notified under agency areal
scheduled area / cantonment area
ln Case it is Agricultural land, any
conversion to house site plots is
contemplated

Boundaries of the property

Particulars North

Survey N0.52212
Survey No

522t1t1

Survey N0.52212 Survey No

52211t1

Survey N0.522l'l11 Mumbai Agra

Road

Survey N0.52211/1 Mumbai Agra

Road

14.1 Dimensions of the site

Nolth

Since 1989

: Middle

: Semi Urban

: Nashik lr,lunicipal Corporation

No

N.A.

6

For: BOB/ Office / Shri.San Gulabchand G 59/2306194

Survey No.52Z2 & 5221111, Final Plot No.35B, TP Scheme
No.ll
Not Applicable
Village- Nashik

Taluka- Nashik

District - Nashik

Residential Land Bearing Final Plot No.35B, Survoy
No.522/2 & 52A1n,IP Scheme No.ll ,Opposite Wockhardt
Hospital, Opposite Pillar No.123, Wadala Naka, Mumbai
Agra Natjonal Highway, Village, Nashik , Taluka- Nashik,
District - Nashik, Pin Code - 422 01 1, State - Maharashlra,
Country - lndia

Village- Nashik

Yes

No

No

7

South

As per document

Area of Survey

No.5'11

As per Site Visit

Area of Survey

N0.51'l

As per document

East

State Bank

Colony

State Bank

Colony

West

T.C.l.Co. Ltd

T.C.l.Co. Ltd

T.C.l.Co. LtdSurvey N0.522l2 Area of MIDC Co

As per Site Visit

Survey No.5222 Area of MIDC Co

A As per the Deed

Land Area = 1100.00 Sq. M.

@

\r
VASTUKALA An ISO 90Ol : 2015 esrtitiod Cempony

B Actuals

8.

Page 5 ol24

Vostukolo Consultonts (t) Pvt. Ltd.

T.C.l.Co. Ltd
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I
1

2

3

14.2

14.

15.

16

5.

6.

7.

8.

9.

10.

11.

12.
13.

14.
'15.

16.

17.

18.

19.

South

East

West
Latitude, Longitude & Co{rdinates of
property

Extent of the site

Exent of the site considered for Valuation

(least of 14A& 148)

Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent

received per month.

CHARACTERSTICS OF THE SITE

Classilication of locality

Development of sunounding areas

Possibility of frequent flooding/ sub-

merging

Feasibility to the Civic amenities like

School, Hospital, Bus Stop, lvlarket etc.

Level of land with topographical condittons

Shape of land

Type of use to which it can be put

Any usage restnction

ls plot in town planning approved layout?

Corner plot or intermittent plo0
Road facilities

Type of road available at present

Width of road - is it below 20 ft. or more

than 20 ft.

ls it a Land - Locked land?

Water potentiality

Underground sewerage system

ls Power supply is available in the site

Advantages of the site

Special remarks, if any like threat of

acquisition of land for publics service

purposes, road widening or applicability of

CRZ provisions etc. (Distance from sea'

cost / tidal level must be incorporated)

(Land Area as per NA Order )

1 9'59'27.8"N 73" 47'32.1"E

Land Area = I '100.00 Sq. M.

(Land Area as per NA Order)

Owner Occupied

Middle class

Developed Residential area

No

All available near by

Plain

Square

For Residential purpose

Residential

Yes

lntermittent
Yes

B.T. Road

Above 20 FT

No

N.A., the property under consideration is Open Land only

N.A., the property under consideration is Open Land only

N.A., the property under consideration is 0pen Land only

Located in developed Residential Area

4

:No

Part - A (Valuation of land)

1 
size of plot

North & South

East & West

Total extent of the plot

Prevailing market rate (Along with details /
reference of at least two latest deals /
transactions with respect to adjacent
properties in the areas)

Guideline rate obtained from the Register's

Office

Since 1989

Land Area = 1100.00 Sq. M.

(Land Area as per NA Order)

Land Area = 1100.00 Sq. M.

(Land Area as per NA Order)

t 50,000/- to t 70,0001per Sq. M. for land

Details of online listings are attached with the report.

t 26,0001 per Sq. M.

2

a

\r Vostukolo Consultonts (l)Pvt. Ltd

4
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e



r.wise

Foundation

Basement

Superslructure
Joinery / Doors & Windows (Please fumish
details about size of frames, shutters,
glazing, fitting etc. and specify the species
of timber
RCC Works
Plastering

Flooring, Skirting, dado
Special finish as marble, granite, wooden
paneling, grills etc.
Roofi ng including weatherproof course
Drainage

Compound Wall
Height

Length

Since '1989

N.A., the property under consideration is Open Land only.
N.A., the property under consideration is Open Land only.
N.A., the propefty under consideration is Open Land only.

N.A., the propefi under consideration is Open Land only.

Height-S feet

N.A., the property under consideratron is Open Land only.
N.A., the property under consideration is Open Land only.
N.A., the property under consideration is Open Land only.
N.A., the property under consideration is Open Land only.

N.A., the property under consideration is Open Land only.
N.A., the property under consideration is Open Land only.

of

4

@

\r Vostukolo Consultonts (t)pvt. Ltd
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Valuation Report Prepared Fori 808/ Regional Office / Shri.sandeep Gulabchand cupta (008559/2306194) pageT al24

ln case of variation of 20% or more in the : lt is a_foregone conclusion that market value is always more

valuation proposed by the ;lu;;a;; ih; I'i 11 {r^ces 
As the RR rates are lixed bv respective state

Guideline value proviiied inih;S;i;6;d. gt:ii"|[ for computing stamp dutv / regn. Fees. Thus,

notification or lncome Tax Gize[; 
- -- " the rates differ from place to place and locatlon. Amenities

justification on vanation r'.. to il giu.n 
ffirctt-::fi:i1ttt 

from the fact that even RR rates decided

5 Assessed / adopted rate of valuation : t 55,000/- per Sq. [4.

6 Estimated value of land : t 6,05,00,000.00
Part - B (Valuation of Building)
1 Technical details of the building :

a) Type of Building (Residentiat /
Commercial / lndusnirii 

'- : N A , the property under constderation is gpen Land only.

b) Type of construction (Load bearinq / : ., . ,.

R-cC / Steel Framed) 
- - - -- " N.A., the property under consideration is Open Land only

c) Year of conshuction : N.A., the property under consideration is Open Land only
d) Numoeroffloors and heiqhtofeach : .,. .,

floor including basementlif any 
- 

N A ' the property under consideration is open Land only

e) Plinth area floor-wise : N.A., the property under consideration is open Land onlyf) condition of the building : N.A., the property under consideration is open Land only
i) Exterror - Excellent, Good, Normal.poor : N.A., the property under consideration is Open Land only

ii) lnterior - Excellent, Good, Normal. : ., ^ ..poor N.4., the property under consideration is Open Land only

g) Date of issue and vatidity of layout of
approved map Layout plan Not provided

h) Approved map / plan issuing authority :

' Y:"'i,'J,Hilff[il.'li:HxX''o : Lavoutpran Not provided

j) Any other comments by our :

empanelled valuers on authentic of Layout plan Not provided

approved plan

Specifi cations of construction

Description

tn
&.
il0.

1.

2.

3.

(
6.

7.

8.

o

10.

2.



Valuation Report Prepared For: BoBi Regional Offce / Shri.Sandeep Gulabciand Gupta (008559/2306194)

Type ofconstructron :

3. Electrical installation :

Type ofwiring : N.4., the property under consideration

Class of fittings (superior/ ordinary / poor) : N.A., the property under consideration

Number of light points : N.A., the property under consideration

Fan points : N.A., the property under consideration

Spare plug points : N.A., the property under consideration

Any other item : N.A., the property under consideration

4. Plumbinginstallation
a) No. of water closets and their type : N.A., the property under consideration

b) No. of wash basins : N.A., the property under consideration

c) No. of urinals : N.A., the property under consideration

d) No. of bathtubs : N.A., the property under consideration

e) Water meters, taps etc. : N.A., the property under consideration

f) Any other fixtures : N.A., the property under consideration

Government Value

Page 8 of 24

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

is Open Land

only.

only.

only.

only.

only-

only.

only.

only.

only.

only.

only.

only.

Land 1 100.00 26,000.00 2,86,00,000.00/-

Part

Part

Part

Pad
Part

Part

A
B

D

E

F

Land

Buildings

Compound Wall

Amenities
Pavement

Services

Fair Market Value ln F)
Realizable Value ln F)
Distress Sale Value ln fi)
1) for the Purpose Valuation we have Consider the land area as oer NA Order.

2) The Above Mention Valuation is Consider onlv for Land Onlv.

o

Since 1989

t 6,05,00,000/.

t 6,0s,00,000/.

t 5,74,75,000/.

t 4,84,00,0001

Remarks

\r
VASTUKALA An ISO 900.I : 20'15 Certified ComPonY

Particulars Area in Sq. tl, Rate in t Value in (

3. TOTAL ABSTRACT OF THE ENT]RE PROPERTY

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For: BOB/ Regional Offce / Shri.Sandeep Gulabchand Gupta (008559/2306194) page g of 24

> Land mst can be estimated using the Sales Comparison Approach by studying recent sales of land close to the

subject propefi, and these sales should be comparable in size and location with subject property.

> lt may be noted that the Govt. guideline values are for Stamp duty purpose, they are generally conshnt along a

particular road i.e., it doesn't take into acmunt the advantage/disadvantage of particular property vis-a-vis its

locations. Rate of land parcels vary from site to site and within a site from macro-site to micro-site. That is why

our valuation differs from Govt. stamp duty ready reckoner value,

) As the property is an open land, we have adopled Sales Companson Method for the purpose of valuation. The

Price for similar type of property in the nearby vicinity is in the range of { 50,0001 to t 70,000/- per sq. M. for

land.

) Considering the rate with attached report, current market conditions, demand and supply position, Land size,

location, upswing in real estate prices, sustained demand for Plot, all round development of commercial and

residential application in the locality etc., we estimate t55,0001 per sq. M. for valuation of Land.

> The salability of the property is: Good

) Likely rental values in future in Amount NA.

) Any likely income it may genorate: N.A.

Since 1989

@

\r Vostukolo Consultonts (t)Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 C€rtified Cempony
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4. PROPERWPHOTOGRAPHS

Since 1989
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Vauaton ReporlPrepaled For B08i Regonal Offlce Shr.SandeepCulabchandcupta(008559i23061941 Page11of24

5. ROUTE MAPOFTHE PROPERW

Lonqitude Latitude:'19'59'27.8"N 73"47'32.,|"E
Note: The Blue line shows the route to site from nearest Railway Station ( Nashik-7.7 KM.)

Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989
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6. READY RECKONER RATE FOR LAND
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Valuation For: 8OB/ Offc€ / Shri Gulabchand G 194 14 al24

The Market Value of the poperty is based on facts of markets discovered by us during our enquiries, however

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

value anive by us will prove to be correct if an Auction of the subject property is canied out. As far as Market

Value in lndex ll / Prop€rty Documents is concemed, it is not possible to comment 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 lhe actual deal amount or Transaction value is not reflected in lndex ll / Property Documents

because of various Market practices. As Valuer, we always try to give a value which is correct refection of actual

transaction value inespective of any factors in market.

We Hope this will satisfy your requirements.

@

Since 1989\r Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 900'l : 201 5 Certified Compony

8. JUSTIFICATION FOR PRICE /RATE



rrl !- r)
!)

3'

.I

,)
a,

itffi=:#q:rfF -Srk r. rt6aitEr.,rlt .d-
-FtrL * qtHF tr *t(E/'a,*Eata!
tG,,Er7&t
Eq .ltFFhrL ,r. lt-rt h{Fq -ftr Err allrr qf* rqlH! !'
+ -qrllrrflrfrEEoE!?racl to9rEizEz
?idf lfr{ a'aELr:,nr11!@t tqt5' tarEt ?EE <l{llfEffrut
Ii{?-
*Iti.lrrfr irr* !r f t. rr.!.ils +r22, fid raEr *.
trH d r E Fdlt. rraarrarBF,rnlr.tkr {tf #k{isGml@
-frt qtTFrlr (?rolag: rtrlFrr-rmrrq.

T5.
t.pt

aatlrtiu-
{1I(E,OOi-*. aTt?./-

r l.trl

rfirsln,.rnr#ffiffi
llGq*rrr:tr

** *1-i fFrlr rtq: r l. [srlts {+re' # rfut ttr. k
i.E3 *. lrs arE {ffi- rrt.h.{rG #} {t # tL *F ftr
r.!,r{!r1/ra ia ? 2!Far 7flxx} *a. . t{f,rtjEEa f; ?/rr Ik ar
.EoE {t .* pr tr r rqrJo -{. {*i.*Etrrrtrq*r+r -furl*ltdit

rHtqilrrn; FrH{ a* f*.Fr rffi qfft,tF'lrT'tqEtt (*4 rld
*tE*r..*- RF!- {Fn * *Ea t3t *rifrt *ti{.s2a,ul fl ,Itit
arr & ,oor itt r r,*.'tszetz * ,.I2 !r .r ano 11 Ia pr lr
r r(x}{x} {t{. } ar ilra -rd qrkffi - rr*'

trrd. T Ettfil ffii krrl+ u{i rfr d lurt **rt
.d;Ar :rrsrr{t tdrt {tr C rtFFIqt,rEffi #rir rEt *{* -ifu
!.rr{E #. ltftr Sr rulte #rar t'rri*t -lt

'ut-+
octtt"F.crfiFrEqtrl'c * *rH*, FttilkE.dar rti Jtkf,

rroqtqE*r qlFqr {rfu rqr ftqTrh ffir rFr rGfir tiffir Fr*
rn.gra fr. r*<s<q+dq drrl* qtflrsqr*timf,nrrtn r*'

r) {k # H*rlkqrqr mry+ {trE - EEFI a{ 4as15 {br-
ntr rlfrrrc tlqc^rr#f #rrarn rrn $l {!r lf,lll dfF{tEr{Fr rltt rFr
(orcr rne)rfi tltfikfirnrr*rrtsd anwr*r

:r w tmlxnr -F'dt Et qE rfia mrr. r** kfttra qtlrf,r !r
qn*r -r<rq, H rI*rR <rrgf *uqx rdr. qr* Fbrr { rt
nFm c*. T--{ {sk rn*qq wrr r * tl i* € rtrr

:n rrr* qkfl?rtexrlt z/T.ir.ri,, a !t, .{.Elrr,rr,. trFFt tr+qarr.Ctqla
FFftdrrEft trufin+{ f,rfir *-kffirrrtsf tqr$qqr.l
t* rCq u Hqr rlEilst rm f+qr-lm rHs k *rfi rr, f,rt lsl

Ei I

rfr -T.*J ar+{
rIc'tr
!EiFI

{fhrr
F*

iqir*rrr qFr
(116)r.

t 2 ! rt t 6 7

52?r
!t

t 2l2

qFcb
I tlnlll
tL{.

72&L
al/(llr- rt)

Valuation Report Prepared For: BOB/ Regional Offce i Shri.sandeep Gulabchand Gupta (00A559/2306i94) Page 15 of 24

NA Order

Since 1989

@

\r
VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (t) Pvt. Ltd.



Valuation Report Prepared For: BOB/ Regional Ofic€ / Shn.Sandeep Gulabchand Gupta (008559/2306194) Page 16 of 24

@

Since 1989\r

.ln
I -r.r\i t: r.,t ;.t.,r

.,, 
i.,._

I4

I
I
1.

(
\
I

5':-:r-.,. ;t,;.a..', |.{ -
, _ _|-

ai, 't 1!2r-
u!. '1 r-r-ll-

't,.!
.-.i. 1?,,a

-^-r(,,E;\ ...4,ri-lEt*4\N/
ou, 

"Q? _-_ _-

lF;';:,,tr

VASTUKALA An lso 9001 : 20'15 certified ComPonY

MAP

I

I

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For: BOB/ Regional Ofice / Shri.sandeep Gulabchand Gupta (008559/2306194) Page 17 ol24
As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

particulars above property in the prevailing condilion with aforesaid specification is t 6,05,00,000/.

(Rupees Six Crore Five Lakh Only). The Realizable Value of the above property is t 5,74,75,000/-

(Rupees Five crore seventy Four Lakh seventy Five Thousand only). The Distress sale value

t 4,84,00,000/. (Rupees Four Crore Eighty Four Lakh Only).

Place: Nashik

Date: 06.05.2024

For VASTUKALA CONSULIANTS (t) PW LID.
Manoi 3",l:1l,flf.fl[1l:lg;:frt"

Conirh.nls ll, Pfl. Lld . ou-ML hbatChalikwar ;l:t;t"traffi:*iilt:,.,i

{

Auth. Sign.

(Rupees

\

The undersigned has inspected the property detailed in the Valuation Repor{ daled

0n 

---, 
We are satisfied that the fair and reasonaUe market value of the property is

Date

Countersigned
(BRANCH I/ANAGER)

Enclosures
Declaration-cum-undertaking from the valuer (Annexure- lV)

Model code of conduct for valuer - (Annexure - V)

Since'1989

Signature
(Name & Designation of the lnspecting OfficiaUs)

Attached

Attached

@

\r Vostukolo Consultonts (t) Pvt. Ltd.
VASTUKALA An ISO 900'l : 2015 Certified Compony

Director
Manoj B. Chalikwar
Registered Valuer
Charlered Engineer (lndia)
Reg. No. CAT-I-F-1763

I
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(Annexure-lV)

9. DECLARATIOI{.CUTI.UNDERTAKING

l, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:

a) lam a citizen of lndia.

b) I will not undertake valuation of any assets in which I have a direct or indirect interest or become so

interested at any time during a period of three years prior to my appointment as valuer or three years

after the valuation of assets was conducted by me.

c) The information furnished in my valuation report dated 06.05.2024 is true and correct to the best of my

knowledge and belief and I have made an imparlial and kue valuation of the property.

d) l/ my authorized representative has personally inspected the property on 05.05.2024. The work is not

sub - mntracted to any other valuer and canied out by myself.

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

f) I have not been depanelled / delisted by any other bank and in case any such depanelment by other

banks during my empanelment with you, I will inform you witfrin 3 days of such depanelment.

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

h) I have not been convlcted ofany offence and sentenced to a term of imprisonment

i) I have not been found guilty of mismnduct in my professionalcapacity,
j) I have not been dedared to be unsound mind

k) I am not an undischarged bankrupt or has nol applied b bo adjudicated as a bankrupt.

l) I am not an undischarged insolvont.

m) I have not been levied a penalty under seclion 271J of lncornehx Ad, 1961 (43 of 1961) and time limit

for liling appeal before Commissioner of lnome-tax (Appeds) or lncome-tax Appellate Tribunal, as the

€se may has expired, or such penalty has beot onfirmed by lncome-tax Appellate Tribunal, and fve
years have not elapsed after levy of sud penal$

n) I have not been mnvicted of an offsnoe connecbd with any poceeding under the lncome Tax Act 1961 ,

Wealth Tax Act 1957 or Gift Tax Ac-t 1958 and

o) My PAN Card number as applicable is AERPC9086P
p) I undertake to keep you informed of any e\rents or tuppenings which would make me ineligible for

empanelment as a valuer.

q) I have not concealed or suppressed any material information, facts and records and I have made a

complete and full disclosure

r) I have read the Handbook on Policy, Standards and procedure for Real Estate Valuation,

201 1 of the IBA and this report is in conformi$ to the 'Standards" enshrined for valuation in the Part ' B

of the above handbook to the best of my ability.

s) I have read the lntematlonal 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. The valuation report is submitled in the

prescribed format of the bank.

t) i abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V - A signed

copy of same to be taken and kept along with this declaration)

u) I am registered under Section 34 AB of the Wealth Tax Act, 1957.

v) I am valuer registered with lnsolvency & Bankruptcy Board of India (lBBl)

w) My CIBIL Score and credit worthiness is as per Bank's guidelines

xi t am Cnairman & Managing Director of the company, who is competent to sign this valuation report. 
..

yi I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i.e.,

LLMS / LOS) onlY.

z) Furlher, I hereby provide the following information.

Since '1989\r Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An ISO gOO l ; 201 5 Certified Compony
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1
Background information of the asset
being valued;

Purpose of valuation and appointing
authority

ldentity of the Valuer and any other
experts involved in the valuation;

Disclosure of Valuer interest or conflict,
if any;

Date of appointment, valuation date
and date of report;

lnspections and/or investigations
undertaken;

Nature and sources of the

For: BOB/ Offce / Shri. Gulabchand G 306'194 19 ol24

The property is owned by Shri.Sandeep Gulabchand
Gupta from Shri.Gulabchand Kundanchand Gupta &
Shri.Gulabchand Kundanlal Gupta as per Vide Gift
deed dated 01.04.2022.
As per the request from Eank of Baroda, Regional Offce
Nashik Branch to assess realizable value of the pop€rty
for banking purpose.

Manoj B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Manager
Sachin Raundal - Valuation Engineer
Binu Surendran - Technical Manager
Chintamani Chaudhari - Technical Offlcer
We have no interest, either direct or indirect, in the
property valued. Further to state that we do not have
relation or any connection with property owner /
applicant directly or indirectly. Further to state that we
are an independent Valuer and in no way related to
property

.05.2024

ne on date 05.05,2024

the time of site visit
rates / Circle rates
Registered Transactions

lndicators on real estate portals
Enquiries with Real estate consultants
Existing data of Valuation assignments carried
out by us

Comparative Sales Method (For Land component)

This valuation is for the use of the party to whom it is
addressed and for no other purpose. No responsibility
is accepted to any third party who may use or rely on
the whole or any part of this valuation. The valuer has
no pecuniary interest that would conflict with the
proper valuation of the property.
Cunent markel conditions, demand and supply
position, Residential land size, location, sustained
demand for Residential land, all round developmenl
of commercial and Residential application in the
locality etc.

Attached

2

3

4

5

6

information used or re ed upon;

Procedures adopted in carrying
8 the valuation and valuation standards

followed;

9 Restrictions on use of the report, if any;

a

10

11

Major factors that were taken into
account during the valuation.

Caveats, limitations, and
disclaimers to the extent they
explain or elucidate the limitations
faced by valuer, which shall not be
for the purpose of limiting his
responsibility for the valuation report.

Since 1989

@

\r
VASTUKALA An ISO 9001 : 20'l5 eertified eompony

Va ual on

Sr.
No.

Report Prepared

Particulars Valuer comment

Vostukolo Consultonts (t) pvt. Ltd.
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r0. As8rflFlptl$, uscLAtIERs, lJrltATts{s & olJALFEATpils
Value Subject to Change
The subject appraisal exercise is based on prevailing market dynamics as on 06rh May 2024 and does not take

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

0ur lnvestigations
We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report

we identify certain limitations to our investigations, this is to enable the reliant party to instruct further

investigations where considered appropnate 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 conducl further

investigations

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

providing valuation advise because some matters are not capable of accurate calculations or fall outside the

scope of our expertise, or out inskuctions. The reliant party accepts that the valuation contains certain specific

assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in lhe valuation are

inconect, then this may have an effect on the valuation.

lnformation Supplied by Others
The appraisal is based on the information provided by the client. The same has been assumed to be correct and

has been used for appraisal exercise. Where it is stated in the report hat anoher party has supplied information

to VCIPL, this information is believed to be reliable but VCIPL can accepl no responsibility if this should prove not

to be so.

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

estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not

warrant that such statements are accurate or mnect.
Map and Plans
Any sketch, plan or map in this reporl is included to assisl the readel while visualizing the property and assume

no responsibility in connectron with such maters.

Site oetails
Based on inputs received from Client's represenhtive and site visit conducted, we understand that the subject

properly is currently a contiguous and freehold land parcel admeasuring I,l00.00 Sq. M. The property is owned

by Shri.Sandeep Gulabchand Gupta. At present, he property is vacant and under Ownels possession,

Further, VCIPL has assumed that the subject properly is free from any encroachment and is available as on the

date of the appraisal.

Property Title
Based on our discussion with the Client, we understand that the property is owned by Shri.Sandeep

Gulabchand Gupta. For the purpose of this appraisal exercise, we have assumed that the subject property has

a clear title and is free from any encumbrances, disputes and claims. VCIPL has made no further enquiries with

the relevant local authorities in this regard and does not certify the property as havrng a clear and marketable

title. Further, no legal advice regarding the title and ownership of the subject property has been obtained for the

purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and marketable.

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

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

environmental legislation and are properly licensed by the appropriate authorities.

Town Planning
The permissible land use, zoning, achievable FSl, area statement adopted for purpose of this valuation is based

on the information provided by the Client's representative and the same has been adopted for this valuation

purpose. VCIPL has assumed the same to be conect and permrssible. VCIPL has not validated the same from

any authority.

Area

Since 1989

@

\r Vostukolo Consultonts (l) P!rt. Ltd.
"./, \i
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Based on the documents, we understand that the subject property is conllguous and freehold land parcel
admeasuring 1100.00 Sq. M.
Condition & Repair
ln the absence of any information to the contrary, we have assumed that there are no abnormal ground
conditions, nor archaeological remains present which might adversely affect the current or future occupation,
development or value of the property. The property is free from rat, infestation, structural or latent defect. No
currently known deletenous or hazardous materials or suspect techniques will be used in the construction of or
subsequent alterataon or additions to the property and comments made in the property details do not purport to
express an opinion about, or advise upon, the condrtion of uninspected parts and should not be taken as making
an implied representation or statement about such parts
Valuation Methodology
For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison Approach
Method and proposed Highest and Best use model is used for analysin! development potentiai.
The Direct Comparison Approach involves a comparison of the property being valued to similar properties that
have actually been sold in arms - length transactions or are offered for sale, ihis approach demonsirates what
buyers have historically been willing to pay (and sellerc willing to accept) for similai properties in an open and
competitive market and is particulady useful in estimating the value of the land and properties that are typically
kaded on a unit basis.
ln case of inadequate recent transaclion activity in the subject micro-ma*et, the appraiser would collate details
of. older transactions. Subsequently, the appraiser would analyse rental / capibi value trends in the subject
mlcro-market in order to calculate the percentage increase / decrease in values since the date of the identified
transactions. This percentage would then be adopted to project the current value of the same.
Where reliance has been placed upon external sources of infurnation in applying the valuation methodologies,
unle-ss othenvise specifically instructed by Client andior stated in th6 valuati6n, VCtpL has not independinfly
verified that information and VCIPL does not advise nor amspt it as rdiable. The person or entity to whom the
report is addressed acknowledges and accepb the risk that if any of tr€ uruerified information in the valuation is
inconect, then this may have an effect on the valuation.
Not a Structural Survey
We state that this is a valuation report and not a slructuralsurvey
Other
All measurements, areas and ages quoted in our report are approximate
Legal
We have not made any allowances with respect to any etsting or proposed local legislation relating to taxatjon
on realization of the sale value of the subject property. VCIPL is not required to givi teslimony or io appear in
court by reason of this appraisal report, with reference to the property in question, unless arrangement has been
made. thereof. Further, no legal advice on any aspects has been obtained for the purpose 

-of 
this appraisal

exercise
Property specific assumptions
Based on inputs received from the client and site visit conducted, we understand that the subject property is
currently vacant and under Owne/s Possession, contiguous and freehold land parcei admeasunng
1100.00 Sq. M.

lt.As8ufpnOilS,CAtEAIE,["mrAIffitAilDUSL{ilERg :'1. We assume no responsibility for matters of legal nature affecting the property appraised or the tifle
thereto, nor do we render our opinion as to the tifle, which is assumed to be good and marketable.

2. The property is valued as though under responsible ownership.
3. lt is assumed that the property is free of liens and encumbrances.

4. lt is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would
render it more or less valuable. No resp0nsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

5. There is no direcu indirect interest in the property valued.

@

\r Since 1989

VASTUKALA An ISO 9001 : 20,l 5 Certified Compony
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6. The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing

market rates

(Annexure - V)

12. MODEL CODE OF CONDUCT FOR VALUERS

lntegrig and Fairness
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 valueB.

2. A valuer shall maintain integrity by being honest, straightforuard, and forthright in all professional

relationships.

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

misrepresent any facts or situations.

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 professkrnal judgment.

7. A valuer shall carry out professional services in accordame wih tlp rdevant technical and professional

standards that may be specified from tirn€ to time.

8. A valuer shall continuously maintain professional knowledge and *fl b provide competent professional

service based on up-tMate developmsnts in pradce, prcYailing regulations / guidelines and

techniques.

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

his/its duty of care, except to the extent lhat the assumptions aro based on statements of fact provided by

the company or its auditors or consultants or infoflnation available in public domain and not generated by

the valuer.

10. A valuer shall not carry out any instuclinn of the dient insofar as they are incompatible with the

requirements of integrity, objectivity and independence.

1 1. A valuer shall clearly state to his client lhe services trat he would be competent to provide and the

services for which he would be relying on ofier values or professionals or for which the client can have a

separate arangement 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 lhe presence of any bias, conflict of interest, coercion, or undue infiuence 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 association to the company.

14. A valuer shall maintain mmplete independence in his/its professional relationships and shall conduct the

valuation independent of extemal influences.
'15. A valuer shall wherever necessary disclose to the clients, possible sources of mnflicts of duties and

interests, while providing unbiased services.

16. A valuer shall not deal in securities of any subject company after any time when 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,20'15 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 l0

a company or clients needs.

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

Since 1989

@
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19. ln any faimess opinion or independent expert opinion submitted by a valuer, if there has been a pnor

engagement in an unconnected transaction, the valuer shall declare the associalion with the company
during the last five years.

Confidentiality
20, A valuer shall not use or divulge to other clienls or any other party any confidential information about the

subject company, which has come to his / its knowledge wilhout proper and specific authority or unless
there is a legal or professional right or duty to disclose.

lnformation Management
21. A valuer shall ensure that he/ it maintains wntten mntemporaneous records for any decision taken, 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 lake 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 organisalion with which h;/it is
registered or any other stafutory 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 wih ntridt hdlt is mgistered, or any other statutory
regulatory body.

24, A valuer while respecting the confidentiality of infornalirm acquired during the course of performing
professional services, shall maintain proper working papors for a perM of three years or such longer
penod as required in its confad for a specifc valuatim, br produc{bn before a regulatory authority orior
a peer review. ln he event of a pending case befoc fie Tdfund or Appellate Tribunal, tre recoid shall
be maintained till the disposal of the case.

Gifts and hospitality:
25. A valuer or his / its relative shall not accepl gifts or tpophlity which undermines or affects his

independence as a valuer.
26. Explanation: For the purposes of this code he term 'reh0ve'ghall have the same meaning as defined in

clause (77) of Section 2 of the Companies Act 20j3 (lg of20t3).
27, A valuer shall not offer gifts or hospitality or e fuancial or any other advantage to a public servant or any

other person with a view to obtain or retdn work br himself / itself, or to obtiin or retain an advantage in
the conduct of profession for himself / itself.

Remuneration and Costs.
28. A valuer shall provide services for remuneralion which is charged in a transparent manner, is a

reasonable rellectjon of the work necessarily and properly undertaken, and is not inconsistent with the
applicable rules.

29. A valuer shall not accept any fees or charges other than those which are disclosed in a written contract
with the person to whom he would be rendering service.

Occupation, employability and restrictions.
30. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote

adequate time to each of his/ its assignments.
31. A valuer shall not conduct business which in the opinion of the authority or the registered valuer

organisation discredits the profession.
Miscellaneous
32. A valuer shall refrain from undertaking to review the work of another valuer of the same client except

under written ordeB from the bank or housing finance institutions and with knowledge of the concerned
valuer.

33. A valuer shall follow this code as amended or revised from time to time.

o

\r Since 1989
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This exercise is to assess Fair Market Value of the property under reference as on 06h May 2024.

The term Fair Ma*et Value is defined as

'The most probable pice, as of a specified date, in cash, terms equivatent to cash, or in other precisely revealed
terms for which the specified propeny ights would sell after reasonable exposure in a conpetitive market under
all conditions requisite to a fair sale, with the buyer and seller each acting prudenlty knowledgeably and for self
interest assuming that neither is under undue duress".

Fundamental assumptions and conditions presumed in this deflnition are:

Buyer and seller are motivated by self-interest.

Buyer and seller are well informed and are acting prudenuy.

The property is exposed for a reasonable tjme on the open market.

Payment is made tn cash or Euivalent or in specifled financing terms.
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DECLARATION OF PROFESSIOI{AI. FEES CHARGED

We hereby declare that, our professional fees are nol contir€ent upon the valuation findings. However, if the
statute AND/OR clients demands that, he fees should be charged on tlre percentage of assessed value then,
with the full knowledge of the AND/OR end usor, it is being ciarged accordingly.

VALUATIOII OF I}IE PROPERTY PRETISES

Considering various parameters recorded, exislirB economic scenado, and the information that is available with

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

property premises can be assessed and Fair MarkstValue for this particular purpose at

Land t 6,0s,00,000.00

For VASIUIGLA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Direclor
Manoj B. Chalihrar
Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-|-F-1763
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t s,74,75,000.00 t 4,84,00,000.00
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13. DEFIN]TION OF VALUE FOR THIS SPECIFIC PURPOSE

Parliculars Fair tartet Valuo ln (0 Realizabh Value ln (t) Dlctrers Sale Value ln
(()
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