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Details of the propedn under consideration:

Latitude Lonqitude: 20'26'46.3"N 72'51'50.2"E
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Vastu/NashiU06/2023/0091 97/2306695

12[-13g-CHAU

Oale:12.06.2024

VALUATION OPINION REPORT

This is to certify that the property bearing lndustrial Land and Factory Building on Plot N0.35 Known as " Elite

lndustries Unit-2 " Survey N0.342l3, Dadra and Nagar Haveli, Coastal Highway, Nani Daman, Village -

Bhimpore, Taluka & District - Daman, PIN- 396 210, Union Terntory of Dadra and Nagar Haveli and Daman &

Diu, Country - lndia belongs to Shri. Dinesh Raiiv Shetty.

Boundaries of the properly.

North

South

East

West

Road

Gold Star Company

Kairish lnfotech

Open Plot

Considering various parameters recorded, exisling econornic scenario, and the information that is available with

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

property premises can be assessed and valued for this particular purpose at t 1,05,55,220.00 (Rupees One

Crore Five Lakh Fifty Five Thousand Two Hundred Tweng Only).

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

taken into mnsiderations while preparing this valuation report.

Hence certrfied

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director

Olgit.lrynqh.d 6y Manol Ch.llkwat
ON:.n=M.noj Ch.likw.r, o=V.st!kal.

Aulh tgn.
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-!F-1763
BOI Empanelment No.: MNZ:C&lC:VAL1 9-20
Encl: Valuation report.

consult.nrs (l) pn. Ltd , ou=M
mall=manojGryanukah.ol9, c=lN
Date2024.06.l: 13:24:55 +05 30
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Vastukala Consultants (l) h,t' Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road' Powai, Andheri (East)' Mumbai -400 072

To,
The Branch Manager,
Bank of lndia

lndira Nagar Branch
Building No 23, Shree Samartha Kripa,

Gurukrinear Rathachakara Chowk,

lndira Nagar, Nashik422 009,

State - Maharashtra,Country - lndia

VALUATTON REPORT (lN RESPECT OF INDUSTRIAL LAND & BUILDING)

Since 1989

@

{r

GeneralI

To assess fair market value of the property for Banking

Purpose

Purpose for which the valualion is

made

02.06.2024a) Date of inspection

12.06.2024b) Date on which the valuation is

made

3 List of documents produced for

perusal

i) Copy of Deed of Sale Vide Dated.18.l0.At7.

ii) copy of Buitding Plan L.No.?580/31999-2flx) Dated.09.07.1999 lssued by Arctitect Planner,

Departrnent of Planning & Arditecture.

iii) Copy of Occupancy Certificate Vide Dated.l1.10.1999 issued by Assistant Engineer, Sub Division

N0.11, Nani- Daman PWD.

iv) Copy of tndustrial NA Order Letter No.31U88{ND/6389 Dated.03.03.1988 issued by Administration

of Daman & Diu oftice of the Collec{or Danan, Moti Daman.

Contact Person -
Mr.Almaram (Owner's Representative)

Contact No. - +91 88496 62513

Address - lndustnal Land and Factory Building on Plot

[o.35 Known as "Elite lndustries Unit2 " Survey N0.342/3,

Ddra and Nagar Haveli, Coastal Highway, Nani Daman,

Vilbge - Bhimpore, Taluka & District - Daman, PIN'396 210,

Union Tenitory of Dadra and Nagar Haveli and Daman & Diu,

Country - lndia.

Shri.Dinesh Rajiv Shetty

Sole Ownership

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

address (es) with Phone no. (details

of share of each owner in case ofjoint

ownership)

5 Brief description of the property

(lncluding Leasehold / Leasehold etc.)

loped II ofThe roperty located devep nected by d Th ovabl prope rty pc0m NSESe mmI en r0anI a area WC cots

Vostukolo Consultonts (l)PW. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Since 1989

{

Freehold N.A. Plot and structure thereof. lt is located at about 12.4 KM. distance from Vapi Railway Station.

Plot:

As per Deed of Sale & Approved Plan, Plot area is 467.25 Sq. M, which is considered for valuation

Structure:

As per Approved Plan structure ate as under:

Description Composition
(As per Approved Plan)RCC Framed Structure with AC Sheet

Roofing

Ground Floor Production Hall, Wash, WC, Bath,

Passage, Slaircase, Balcony, otta
Mezzanine Floor Office, Cabin, Passage, Staircase,

Balcony, Tenace

First Floor Store, Tenace 0pen to Sky, Passage,

Staircase

As per Approved Plan, total built up arca is as below and considered for valuation.

6 Location of property

a) Plot No, / Survey No. Plot No. 35, Survey No.34Z3

b) Door No Unit No.2 on Plot N0,35

c) T.S. No. / Village At - Bhimpore

d) Ward / Taluka Taluka - Daman

e) Mandal / District District - Daman

7 Postal address of the property lndustrial Land and Factory Building on Plot N0.35 Known as

"Elite lndustries Unit-2 " Survey N0.342/3, Dadra and Nagar

Haveli, Coastal Highway, Nani Daman, Village - Bhimpore,

Taluka & District - Daman, PIN- 396 210, Union Tenitory of

Dadra and Nagar Haveli and Daman & Diu, Country - lndia.

8. City / Town Bhimpore

Residential area No

Commercial area No

lndustrial area

I Classification of the area

lViddle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit /
Village Panchayat / Municipality

Grampanchayat Bhimpore

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA

i) High / Middle / Poor

An ISO 9001 : 2015 Certitied Compony
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Since 1989{r

Whether covered under anY State /

Central Govt. enactments (e.9., Urban

Land Ceiling Act) or notifed under

agency arcal scheduled area /

canlonment area

No

12. ln Case it is Agricultural land, any

conversion to house site Plots is

contemplated

N,A.

11 Boundaries of the property As per documents As per site

North lntemal Road Road

South Survey No.34Z1 Gold Star Company

East Plot N0.30 Kairish lnfotech

West Plot N0.36 Open Plot

14.1 Dimensions of the site N. A. as the land is inegular in shape

B Actuals

North

South

East

West

14.2 Latitude, Longitude & Co.ordinates of

Plot

20"26',46.3',N 72'5'1'50.2',E

iE Extent of the site Plot area - t167.25 Sq. M.

(Area as per Deed of Sale & Approved Plan)

(fuea As per Approved Plan)

Particulars Built up area in

sq.M.
221.68

Mezanine Floor 44.46

First Floor 201.11

Total 480.00

16 Extent of the site considered for

Valuation (least of 14A& 148)

Plot area - 467.25 Sq. M.

(Area as per Deed of Sale & Approved Plan)

{Area As per Approved Plan)

Particulars Built up area in

Sq.M.

Ground Floor // | 06

Mezzanine FIoor 44.46

First Floor 201.11

Total 480.00

VASTUKALA An ISO 900,] : 2015 certified Compony

11.

A

As per the Deed

Ground Floor

Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989{r

17. Whether occupied by the owner /
tenant? lf occupied by tenant since

how long? Rent received per month.

Owner Occupied

il CHARACTERSTICS OF THE SITE

1 Classification of locality Located in l\,liddle class locality

2 Development of surrounding areas Developed area
1 Possibility of frequent flooding/ sub-

merging

No

4 Feasibility to the Civic amenities like

School, Hospital, Bus Stop, Market

etc.

All available near by

Level of land wih topographical

conditrons

Plain

6 Shape of land lnegu lar

7 Type of use to which it can be put For lndustrial purpose

8 Any usage restrictron lndustrial

ls plot in town planning approved

layout?

Not Provided

10 Comer plot or intermittent plot? lntermittent

11 Road facilities Yes

12. Type of road available at present B. T. Road

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

Below 20 ft.

14. ls it a Land - Locked land? No

Water potentiality Municipal Water supply

16 Underground sewerage system Connected to Municipal sewer

17 ls Power supply is available in the site Yes

18 Advantages of the site Located in developed lndustnal area

19. 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)

No

Part - A (Valuation of land)

1 Size of plot Plot area - 467.25 Sq. M.

(Area as per Deed of Sale & Approved Plan)

North & South

East & West

Total extent of the plot Plot area - 467.25 Sq. M.

(Area as per Deed of Sale & Approved Plan)

Prevailing market rate (Along With

details / reference of at least two

latest deals / transactions with respect

t 8,000.00 to { '11,000.00 per Sq. M. for Plot

Online Price lndicatoB are attached with the report

0nline Sale Transactions are not available.

VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989

@

{r

to idjacent properties in the areas)

Rate / Sq. M.
Rate / .l00 Sq.

M.
Date

S

No.

1 ,781.001 16.04.2015

1,888.001,88,765.00

2,001.002,00,091.0001.04.20173

2,12,096.0001.04.20184

2,248.002,24,822.005 01.04.2019

2,383,002,38,3'11.006 01.04.2020

2,526.002,52,610.0001.04.20217

2,678.002,67,767.0001.04.20228

2,838.002,83,833.00I 01.04.2023

3,009,003,00,863.0001.04.2024

As per guideline, every year circle rate is increase

industnal land,

by 6% for
4 Guideline rate obtained from the

Register's Office ( an evidence

thereof to be enclosed)

T 14,05,955.00Guideline Value

t 10,000.00 per Sq. M.Assessed / adopted rate of valuation5

t 45,72,500.006 Estimated value of land

Part - B (Valuation of Building)

Technical details of the building1

lndustrialType of Building (lndustrial /

lndustrial / lndustrial)

a)

RCC / Steel FramedU) fype of mnstruction (Load

bearing / RCC / Steel Framed)

2000 (Approx.)c) Year of construction

Ground Floor + Mezzanine + First Floord) Number of floors and height of

each floor including basement, if

any

Buill Up Area - t167.25 Sq. M.

as Plan
e) Plinth area floor-wise

fl Condition of the building

Good

Normal Poor
i) Exterior - Excellent, Good,

Goodlnterior - Excellent, Good,

Normal, Poor
ii)

Date of issue and validitY of

layout of approved maP
s) Copy of Building Plan L.No.2/5/30/319/99-2000

Dated.09.07.1999 lssued by Architect Planner, Department

ol Planning & Architecture

a

h) Approved map / plan issuing

Yesi) Whether genuineness or

authenticity of approved map /

is venfled

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,] : 20.]5 Certified Compony

1,78,080.00

01.04.20'16

2,121.00

10
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j) Any other comments by our
empanelled valuers on authentrc
of approved plan

No

Details of Valuation: -

Land Development -

Particulars Lumpsum Value in {
Lean to Shed, M.S. Gate, Compound wall,
Security Cabin etc.

5,00,000.00

Specifications of construction (floor-wise) in respect of

Items

Built
Area

ln
Sq. M

Year
0t

Const.

Total Life
of

Structure

Estimated
Replacement

Cost

Age
o

Build.

Depreciated
Replacement

Cost

Depreciated
Replacement

Value

Replacement
Value

Ground
Floor

221.68 2000 60 '18,000.00 24 11,520 25,53,7U 39,90,240

Mezzanine

Floor
44.46 2000 60 18,000,00 24 'I 1,520 5,12,179 8,00,280

First Floor 201.11 60 18,000.00 24 11520 23,16,787 36,19,980
TOTAL 53,82,720 84,10,500

Sr.

No.
Description

1 Foundatron RCC Framed Structure with AC Sheet roofins
2 Basement N.A,

3 Superstructure Steel Framed
Joinery / Doors & Windows (Please fumish
details about size of frames, shutters, glazing,
litting etc. and specify the species of timber

MS Grill, Rolling Shuner, Steel Truss

5 RCC Works RCC Framed Structure with AC Sheet roofino
6. Plastering

7 Flooring, Skirting, dado
L Special finish as marble, granite, wooden

paneling, grills etc.
N,A,

9 Roofing including weather proof course Steel Truss
Drainage N,lun icipal Drainage.

Compound Wall Provided as per requirement
Height Provided as per requirement
Length

Type of construction

3. Electrical installation
Type of wiring Provided as r rement
Class of fittings (superiqrl ordinary / poor) Provided as r uirement
Number of li intsht Provided as per requirement

o

{
Since 1989

Vostukolo Consultonts (l) Pvt, Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony

2000

4.

Distemper Paint
Kota stone floorino

10.

2.
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Since 1989{r

uirementProvided asFan oints
irementProvided asntsU

rementProvided as Iother item

4 installationPlumbi
uirementProvided asNo. of water closets and theira

Provided as rementrNo. of wash basinsb
uirementProvided asNo. of urlnalsc

Provided as re uirementNo. of bath tubs
Provided as rementwater meters, etc.e

uirementProvided as r

Amount in {Part-C(Extraltems)
uirementProvided asPortico1

uiremenlProvided asOrnamental front door
Provided as3 Sit out / Verandah with steel S

uirementProvided asOverhead water tank4
uirementProvided assibleExtra steel / coll tes5

Provided as ntTotal

Amount in {Part - D Amenities)
Provided as nt

uirementProvided asGlazed tiles2
uirementProvided asExtra sinks and bath tub
uirementProvided as4 Marble / ceramic tiles

irementProvided as r5 lntenor decorations
uirementProvided as6 Architectural elevation works
uirementProvided as7 Panelin works
uirementProvided as r8 Aluminum works
uirementProvided as rAluminum hand railsI

Provided as re uirementFalse ceili10,

Amount in <Part - E (Miscellaneous)
uirementProvided astoilet room1

Provided as ntrale lumber room
uiremenlProvided as erSe arate water tank / suJ
uirementProvided asarden iTrees

Total

Part-F( Services) Amount in I
1 Water arran ements Provided as I uirement
,)

Drain arran ements Provided as r uirement

3 Com ound wall Provided as er uirement

C,B. dE fini etcits Provided as re uirement

5 Pavement uirement

Total

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 20]5 Certified ComPonY

fl Anv other fixlures

2.

1 Wardrobes

3.

Total

4.

4.
Provrded as per
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Government Value

Total abstract of the entire propertv

Part - A Land I 46,72,500.00

Part - B Building { 53,82,720.00

Land 0eYelopment t 5,00,000.00

Part - C Compound wall

Amenitres

Part - E Pavement

Part - F Services
Fair Market Value t 1,05,55,220.00

Realizable Value t 94,99,698.00

Distress Sale Value t 8",44,176.00

Value as per Circle Rate t 67,88,675.00

lnsurable value (Depreciated

Replacement Value fi 53,82,720) -

Subsoil Structure Cost (15%)

t 45,75,312.00

Remark:

The cost approach is a Real Property Valuation mehod wtrich considers he value of a property as the cost oI the Plot plus

the replacemenl cost of the building (onstrudjon co6b) minus he dlysicaland functional depreciation.

The cost approach is a Real Property Valuation method whidr considers the value of a property as the cost of the Plot plus

the replacement cost of the building (construction cosb) minus he physical and functional depreciation.

This approach is most commonly used for real estale pmpenies that are not easily sold like schools, hospitals, govemment

buildings and above type of property. Plot cost can be estimated using the Sales Comparison Approach by studying recent

sales of Plot close to the subject property, and these sales should be comparable in size and location with subject property.

There are different ways to estimate replacement costs, lhe most common being finding out the cost to build a square foot
of comparable properties multiplied by the total quare footage of the building. The mst approach is commonly used for
lndustrial Building, lndustrial Building and propertes mentioned above. As be propedy is an lndustrial Plot and building
thereof, we have adopted Cost approadr / Plot and Building Method for $e purpose ofvaluation. The Price for similar type

of property in the nearby vicinity is in the range of { 8,0001to T 11,0001 per Sq. M. for Plot Considenng the rate with

attached report, curent markel conditions, demand and supply position, Plot size, location, sustained demand for lndustrial

building / Plot, all round development of lndustrial and lndustrial application in the locality etc.

We estimate t 10,000/- per Sq. M. for Plot with appropdate cost of construction for valuation.

The salability of the property is: Good

Likely rentalvalues in future in: N.A.

Any likely income it may generate: Nil

Since 1989

@

{

Particulars Area in Sq. M. Rate in t Value in t
La nd

467.25 3,009 14,05,955

Structure As per valuatron table 53,82,720

Total 67,88,675

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certitied Compony
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Since 1989

@
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Actual Site Photoqraphs

I

I
tt la
i

'Jjff rifilliffi ix$ffi ilJ,,,trsffi 
---

ELITE INDI St I

I

Since 1989

Vostukolo Consultonts (l) Pvt. Ltd. 7
@

{

,l'{

fr\

L

t tr

I I

L-

I _t
a--al,

iI
l
l

'Li

AT!

I

b
4."

-I

---
\ 7

{"

AI

GSTIN. 2oAECP5202181Z0

7
I

:

I

\

VASTUKALA An ISO 900 | : 20I5 Certified Compony



ValuaionReport:BOl/lndiraNagarBranchlShri,DineshRajivShetty(0091972306695)Page'l3of22

Route Map of the pro rtv
Site uir

Latitude Lonqitude: 20"26'46.3"N 72"51 '50.2"E

Note: The Blue line shows the route to site from nearest railway station (Vapi - 12.4 KM.)

Since 1989

@
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Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Since 1989
{

Bhimpore villaoc Panciayat (Includine village ot Bhimpore & Jani Vankad)

Pur ro5c Orcle Rate
pcr l0O Sq. Mrr.

A9r €ulture
R(s d(:niia

Rs. 56.160 |

Rsjr[q!2l. 
I

comnrercrqlllndlstral Rs.lr;r8,080

2, Tha Cir.lc tata rhall ba ttrrrt- ..viaaat w.a.t OL/O4l 2()16 lt rn ,.tj.rndct d in Colunr'r 3 ot ttr. taO.rl.? .tat..t!.nt giyr'l bcloE :-

AnAr-ayat .lrsa
I c.tcgpry/tyec
Agrlculurre

G.('e Rale
I

C,rr ^ Rire I

I All Catg4gory/iypc or OrcbR.t i

Ay o.dar .rd ln rhe namc oa t'E
l&rrnEa.tto. ot O.mdr e Dl!

$t-
( i. C ra.a.!. )

Depdy S.(,el.'y (RantqLG)
Damtn

VASTUKALA An ISO 9001 : 2015 Certified Compony

Readv Reckoner Rate

Vostukolo Consultonts (l) Pvt. Ltd.
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As a result of my appraisal and analysis, it is my considered opinion that the present fair market value of the

above property in the prevailing condition with aforesaid specifications is t 1,05,55,220.00 (Rupees One Crore

Five Lakh Fifty Five Thousand Two Hundred Tweng Only), The Realizable Value of the above property is

\nuPEcJ rtr.rEr, I vur L.lnrr iittrEt, trrrrl, rrrvulol19 rJr^ rru.rutlrv rr rEr, ltgltr vrllrl, r s

Distress Value is t 8t1,44,,l76.00 (Rupees Eighty Four Lakh Forty Four Thousand One Hundred Seveng

Six only).

flace :r\asnrK

Dale: 12.06.2024

For VASIUKALA CONSULTANTS (l) PW LID.
Oi9k.ry &n.d bt M.mJ chali*Er
Oll: GM-bj Ch.lriw.r, @\,.sruLabManoj

Chalikwar

Director

cnElFn.ndev..$k larq, clN
Drr.: 2024.061 2 I 32tt 2 +O5 3d

Aulh. tgn.
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-I-FJ763
BOI Empanelment No.: MNZ:C&lC:VAL'19-20

The undersigned has inspected the property detailed in the Valuation Report dated

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

(Rupees

Date

on

t

G

Signature
(Name of the Branch Manager with Offlcial seal)
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DECLARATION FROM VALUERS

The information furnished in my valuation report dated 12.06.2024 is true and correct to the

best of my knowledge and belief and I have made and impartial and true valuation of the

property. I have valued ngnt property.

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

l/!Ve have personally inspected the property on 02.06.2024 (Mr: Chintamani Chaudhari) the

work is not sub-contracted to anv other valuer and carried out by mvself'

I have not been convicted of any ofience and sentenced to a term of imprisonment;

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

I have read the Handbook on Policy, Standard and procedure for Real Estate Valuation, 2011

of the IBA and this report is in conformity to the 'standards" enshrined for valuation in the Part-

B of the above handbook to the best of my ability.

I have read the lntemal Valuation Standard (lVS) and tre report submitted to the Bank for the

respective asset class is in conformity to the 'standards" as enshdned for valuation in IVS in

"General Standards" and "Asset Standards' as applicable.

Past performance of Real Estate Market need not necessarily indicate the future fends. This

valuation purely and estimate & has no legal or contradual obligation on our part- Analysis &

conclusions of the value of the property are based on assumptions & conditions prevailing at

the time of date of valuation. The rated indicated are based on cunent market condition & these

may vary with time.

Encumbrances of Loan, Govt. or othel due$, stamp duty, registration charges, transfer charged

etc. if any, are not considered in the valuation. We have assumed that the assets are fiee of

lien & encumbrances.

Bank authorities are requested to contad valuers in case of any doubts or discrepancy. The

opinion about valuation is true & fair to the best of our knowledge & belief. We have no direct or

indirect interest in the assets valued.

I abide by the Model Code of Conduct for empanelment of the valuer in the Bank'

I am the proprietor / partner / authorized official of the firm / company, who is competent to sign

this valuation rePort.

VCIPL, by reason of this report, are not required to give testimony or attendance in court or to

any Government Agency whit reference to tre subject property unless prior anangements and

cnnepnl havp hppn madP

Further, I hereby provide the following information.
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3

Jalc VrUC Ualeu. rO. rU.ZU r/

identity of the valuer and any other experts Manoj B. Chalikwar - Regd. Valuer

background informatlon of the asset being
valued;

major factors that were taken into accou
during the valuation;

The property under consideration was purchased by
Shri.Dinesh Rajiv Shetty from Shn.Gnanesh Virendra
Lakhia & Mrs.Archana Gnanesh Lakhia vide Deed of

10

Chintamani Chaudhari & Sachin Raundal
Engineer
Akhilesh Yadav- Technical Manager
Chintamani Chaudhari - Technical Officer

- Valuation

curent market mnditions, demand and supply
position, lndustrial land size, location, upswing in real
vo!e(w P,,vvJ!

round development of lndustrial and commercial
ah6li..tinn in tha locrlitu nl.

Sr.
No.

Valuer comment

2 purpose of valuation and appointing
authority

As per the request from Bank of lndia, lndira Nagar
Branch, Nashik to assess value of the property for
Banking purpose

4 disclosure of valuer interesl or conflict, if
any;

We have no interest, either direcl or indlrect, in the
property valued. Further to state that we do not have
relation or any connection with property owner /
applicent directly or indirectly. Further to state that we
are an indepondent Valuer and in no way related to
property owner / applicant

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

Date of Appointmenl - 02.06.2024
valuation Dete - 12.06.2024
Date of Report - 12.06.2024

6 and/or investigationsinspections
undertaken;

Physical lnspection done on 02.06.2024

nature and sources of the information used
or relied upon;

. Market Survey at the time of site visit

. Ready Reckoaer rates / Circle rates
o Online Price lndicatom on realeslate portals
. Enquides with Real eslate consultants
. Existing data of Valuation assignments canied out

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

Sales Companson I\,4ethod

I reskictions on use of the report, if any: This valuation is for the use of the party to whom it is
addressed and for no olher purpose. No responsibility
is accepted to any third party who may use or rely on
the whole or any parl of this valuation. The valuer has
no pecuniary interest that would conflict with the proper
valuation of the property.

11 Caveats, limitations and disclaimers to the Attached

limitations faced by valuer, which shall not
be for the purpose of limiting his
res ibiti for the valuation
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Assumptions. Disclaimers. Limitations & Qualifications

Value Sublect to Change

The subject appraisal exercise is based on prevailing market dytamics as on 'l2s June 2021 and

,ji;o ,-,,]t ial.; ii',, "',ai.il,i 
o;,y '..ii,'ot;*;aii; 'J;,;i'.,pi'i;i'i: aliiri' i*"!" ltiit'''i'&i iaii'r; li! i'!; i'itij'='

0ur lnvestigations

we are not engaged to carry out all possible investigations in relation to the subject propefi. where in

^rlr 
ren^d wa i.lontifu rartein limilalinn< ln nltr inveclinalinns. thic is in anahle lhc t.lient na v l^ inslnFl fi rrthar

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

Consultants lndia Bn. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to mnduct furher

investigations

Assumptions

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

purpose of providing valuation advise because some matters are not capablo of accurate calculations or fall

outside the scope of our expertise, or out instruclions. The reliant party accepts hat he valuation contains

certain specific assumptions and acknoudedge and accept tre risk of hat if any of the assumptions adopted in

the valuation are inconect, then his may have an efied m the valuation'

lnformation Supplied bY Others

The appraisal is based on the information prttYkled by tn dient. Ihe same has been assumed to be

corect and has been used for appraisal exercise. Wtrere it is sbted in he report that anoher party has supplied

information to VClpL, this information is believed to be reliaue fut VCIPL can accept no responsibility if this

should prove not to be so.

Future llatters

To the extent that the valuauon includes any statarnenl as to a fufure matter, that statement is provided

as an estimate and/or opinion based on ttre informatinn known to VCIPL at the date of this document' VCIPL

does not wananl that such statements are accurate or curecl'

Map and Plans

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

<:++,,,; , ,u , -;+i,v, ,:iiiiiy i, -;*t;ji+, *iiir:+Jr r::eii;:>'

Site Details

Based on inputs received from Clients representative and site visit conducted, we understand that $e

subject property is contiguous and non-agricultural land parcel admeasuring 167,25 Sq. il' structures thereof'

TL^ ^.M^,}r, i. A.5^,{ h. Gh'i ni.^.t E.iir, Gl.^.lr, E'',1r.. \,.!P! L^^ ^.....J }h^..h^ .'|hi^^} n:an^'.'r ia
-."'. -:;3=; il;,i;; =;;tii:i ,J;;;;-" ' -t'

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

{

@
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Property Titla

Based on our discussion with the Client, we undersland that the subject property is owned by

Shri, Dinesh Rajiv Shetty. For the purpose of this appraisal exercise, we have assumed that lhe subject

rrr'sr.r.r \oc ^ d^^. (tl. -na i. {l^^ 6.^6 ^-., ^-^'ch.^6M- ,.li--,,r^- ^-,{ ^l-i-- \ralol h^. 6^.1^ F^ 6'*h^?

enquiries with the relevant local autrorities in tfris regard and does not certi! the property as having a clear and

marketable title. Further, no legal advice regarding fre title and ownership of he subiect property has been

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

marketable.

Envlronmental Condltlons

We have assumed that the subject property is not conlaminated and is not adversely affected by any

existing or proposed environmental law and any processes which are carded 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 shtement adopted for purpose of this valuation

is based on he information provided by the Clients representalive and the same has been adopted for this

valuation purpose. VCIPL has assumed he same to be curect and pemissible. VCIPL has not validated the

same from any auhority.

Area

Based on the information pmvided by he Clienfs mpresentative, we understand that the subject

property, contiguous and nonagricultural land parcd admeasudng 167.25 Sq. M. and structure thereof

Conditlon & Repalr

In the absence of any information to the cmfary, we have assumed that lhere are no abnormal glound

conditions, nor archaeological remains present which might adversely affect the cunent or future occupation,

development or value of the property. The property is ftee from rat, infestation, slructural or latent defect. No

arently known deleterious or hazardous materials or suspect techniques will be used in the construction of or

subsequent alteration or additions to the property and comments made in the property details do not purport to

express an opinion about, or advise upon, the condition of uninspected parts and should not be taken as making

an implied representation or statement about such parts

Valuation Methodology

=-.;;.^ ^,.6^6^ ^i;:'i^ ,,^i,.^il^- ^-^;-6 ;;'^ ..^i.'6;^- _^i:.^;^i^-! ".^6; i^ iti..^; '^^_^^;^^-tv y,i ari vii;;;rij,,vv,,

Approach Melhod and proposed Highest and Best Use model is used for analysing development potenlial.

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

properties that have actually been sold in arms - length transactions or are ofiered for sale. This approadr

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

Since 1989
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properties in an open and competitive market and is particularly useful in estimating.the value of the land and

properties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subject microflarket, the appraiser would mllate

';ris:ii l,i';idcr ij:;ri;:ciiur r:. 3ulu:qu:rrr.iy, iiru apprui::r '*uui'j *'uiyu: lulrrui 'i x;:ilai viiiue lsirii; i:r iitc

subiect micro-market in order to calctlate the percentage increase / decrease in values since fre date of the

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

\ Jhere !,e!i:n:e h:s b93r :!3.9d '..:!::: 9P3r3l :M.e: d ittlormrjllt !n :::li4r':g h: '.'gl'-::!.:l

methodologies, unless otherwise specifcally instructed by client and/oI staled in lhe valuation' VCIPL has not

independently veffied that information and VCIPL does not advise nor accept it as reliable The person or entily

to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the

valuation is inconect, tiren this may have an efiect on he valuation'

Not a Struclunl SurveY

We state that this is a \raluation reporl and not a structural $'[r,,ey

Oher
All measurements, areas and ages quoted in our report are apProimate

Legal
We have not made any allorances with re$ect b ary existirE or Foposed local legislation relating to

taxafon on realization of the sale value of $e suble{t goperty. VCIPL is not required to give testimony or to

appear in court by reason of his appraisal repo( with r*trnce to ho poperty in question, unless anangement

has been made thereof. Furtrer, no legal advice on .ny aspe6:ls has been obtained for the purpose of this

appraisal exercise

Property specific assumPtions

Based on inputs received from the client and slte vk conducled, we understand that the subiect poperty is

contiguous and non.agriculfural land parcel adme6$ri]u |d,.25 Sq' t. and structure thereof.

ASSUMPTIONS . CAVEATS . LlttllTATl ON AND D tscLAIMERS

2.

.)

4.

we assume no responsibility for matters of legal nature affecting the property appraised oI.the title

i6.Jg, nor Oo *r ,inder oui opinion as to the t'tle, which is assumed to be good and marketable.

The property is valued as though under respomible ownenhip'

It is assumed that the property is lree ol liens and encumbrances'

lr

6

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

iLnO.i ir.o" or less valuable. No responsibility is assumed for such conditions or for engineering that

might be required to discover such factors

ihere is ng dil6cl, irrdir6ct airtBtest rir fie piopeity vaiijed.

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

rrrarkei rates
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NFF INITION OF VALUE FnRTH tqq atFla p ppneFPE

This exercise is to assess Fair Market Value of the property under reference as on 12$ June2024.

The term Fair Market Value is defined as

'The most probable pice, as of a specifred date, in cash, terms equivalent to cash, or in other prccisely revealed

terms for which the specified property tights would sell afrer reasonable exposure in a competitive ma*et under

interesl assuming th at neither is under undue duress" .

Fundamenlal assumptions and mnditions presumed in lhis definition are:

Buyer and seller are motivated by self-interest.

Buyer and seller are well informed and are acting prudently.

The property is exposed for a reasonable trme on the open market,

Payment is made in cash or equivalent or in specified financing terms.

DECLARATIOT{ OF PROFESSIOiIAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon he valuation findings. However, if the

statute AND/OR clients demands that, the fees should be charged on he percentage of assessed value then,

with he full knowledge ofthe AND/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERTY PREMISES

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

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

property premises can be assessed and Fair Market Value for this particular purpose { 1,05,55,220.00

(Rupees One Crore Five Lakh Fifty Five Thousand Two Hundrcd Twenty Only).

For VASTUKALA CONSULIANIS (l) PW. LID.

Manoj
Chalikwar

D9n.[y q9n€d by Ma.oJ Ch.lrkwi.
ON cn=Mrrol Ch.likwar o=varlolil.

.n.lEh.nol@v.tut.l. ds, el
o.re 202406.I2 I l:25-22 +05 :10

Director
Manol B. Chalikwar

Reqistered Valuer

Chartered Engineer (lndia)

u Sign.

Reg. No. CAT-|-F-'1763
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