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Date:12.06.2024

VALUATION OPINION REPORT

The property bearing lnduluhl land E Building on Plot l.lo. G17, Lote Parshuram, M.|.D.C. lndustrial Arsa, Near

Sulakhi Chemicals Pvt. Ltd., Village - Lote, Taluka - Khed, District - Ratnagiri - 415 722, State - Maharashtra,

Country - lndia belongs to l[r!. Gaurav Chamlcals.

Boundade!*d thc!ro!qdy.

Particular As per site As per oocument

North Road 51.00 Mtr. Wide Road

South Kaju Factory PlotNo.C-18

East Plot PlotNo.C-16

West Road MIDC Road 20.00 l\4.R/W

Considering various parameters r€corded, exisling oconomb soonario, trd tho information that is available with

reference to the development of ne[hborhod and fiEffiod seleried br valualion, we are of the opinion that, the

property premises can be assessed and valued for banking pupos€ as below -
Particulars Value (t)

Fair Market Value 55,06,364.00

Realizable Value 50,45,728.00

Distress Sale Value 44,85,091.00

lneurance Value 32.06,509.00

The valuation of the properly is based on the documents produced by the concem. Legal aspects have nol been taken

into mnsiderations while preparing this valuation report.

For VASIUKALA CONSULTANTS (l} Pw. LID.

Manoj
Chalikwar
Ilirantnr

ilanoj B. Chalikwar
Registered Valuer

Charterad Engineer (lndia)

Reg. No. IBBI / RV / 07/201U10366

Reg. No. CAT-I-FJ763
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Valuation Report of lndustrial Land & Buildinq on PIot No. C-17, Lote Parshuram. M.l.D.C. Industrial Area, Near
arrlrlrh Pvl. Ltd Taluka - khod niltri.t - Prtnr.tiri - 511 722

State - Maharashtra, Countrv - lndia

Form 0-1

(See Rule I D)

REPORT OF VALUATION OF IMMOVABLE PROPERTY (OTHER THAN AGRICULTURAL LANDS, PLANTATIONS,
FORESTS, MINES AND QUARRIES)

GE}IERAL

Since.l989

G,

{

1 Purpose for which the valuation is made To assess the Fah Markel Value

02.07.2024f0r Bank loan Purpose
as 0n

2 Date of inspection 20.06.2024
Name o, the owner/ owners M/s. Gaurav Chemicals

4 lf the poperty is under joint ownership / co-
ownership, share of each such owner. Are the
shares undivided?

Partnership Firm

5 Brief description of the propedy lndusttial L^urd & Bullding on Plot No, C-17, Lote
Parshuran, M.I.D.C. lndustrial Area, Near Sulakhi
Chemicals An. Lld., Village - Lote, Taluka - Khed,

Districl - Ratngiri - 415 72., State - Maharashtra,
Counfy - lrdia

o Location, street, ward no lntemal road

7 Survey/ Plot no. of land Plot No. G17
8 ls the property situated in residentiau

commercial/ mixed area/ industrial area?
lndustnal area

I Classfication of locality-high clasd mildb
class/poor class

Middle Class

10 Proximity to civic amenities like sctools,
Hospitals, Ofiices, markel, cinemas elc.

All the arnenities are available in the vicindy

11 Means and proximity to surface communicdirn
by which the locality is served

Sewed by Buses and Private cars

LAND
12 Area of land supportod by documentary proof

Shape, dimension and physical features
Plot Area - 1,834.00 Sq. M.
(Area as per Lease Deed)

13 Roads, Streets or lanes on which the land is
abutting

It/lDC Road

14 lf freehold or leasehold land Leasehold of MIDC

tc lf leasehold, the name of Lessor/lessee, nalure of
lease, date of commencemenl and termination of
lease and terms of renewal of lease,

Lessor - MIDC
Lessee - M/s. Gaurav Chemicals
Lease Deed commencing from 01.10,1997 for the period

of 95 years

Balance lease oeriod - 68 years.

t1 ,20,800.00(i) lnitial premium

(ii) Ground rent payable per annum Not applicable
(iii) Unearned increase payable to the Lessor in
the event of sale o[ transfer

Not applicable

ID ls there any restriction covenant in regard to use
of iand? lf so attactr a copy of the covenant

lndustrial purpose

17 lnformation not available

VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony
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Jre there any agreements of easements? lf so,



attach a copy oi the covenant
18 Does lhe land fall in an area included in any Town

Planning Scheme or any Development Plan of
Govemmenl or any statutory body? lf so, give
Dartinr rlarc

No

Has any contribution been made

development or is any demand

contribution still outstanding?

towards
for such

lnformation not available

20 Has the whole or part of the land been notified for
acquisition by government or any statutory body?

Give date of the notification.

No

a1 Attach a dimensioned site plan As per area table

IMPROVEMENT

22 Attach plans and elevations ol all structures

standinq on the land and a lay{ut plan.
Attached

Fumish technical details of lhe building on a

separate sheet (The Annexure to this form may be

used)

Atlached

24 ls the building owner occupied/tenanted/both? Owner Occupied

lf the property owner occupied, specify portbn

and extent of area under ownercccupation
Owner Occupied

25 What is the Floor Space lndex permissible and

Percentaqe actually utilized?

FSI C.onsumed 0.22

26 RE'VIS
(i) Names of tenants/ lessees/ licensees,

etc.

N.A.

(ii) Portions in their occupation N.A,

(iiD Monthly or annual renu compensalion /
license fee, etc. paid by each

N.A,

(iv) lnformatron not available N.A,

27 Are any of the occupants relaled to, or close lo
business associates of the oumer?

N.A.

16 ls separate amount being remvered for the use of
lixtures, Iike fans, geysers, refngerators, cooking
ranges, built-in wadrobes, etc. or for services

charqes? lf so, qive details

N,A,

29 Give details of the waler and electruty charges, if

any, to be borne by the owner

lnformation not available

30 Has the tenant to bear the whole or part of the

cost repairs and maintenance? Give particulars
N.A,

lf a lift is installed, who is to bear the mst of
maintenance and operation- o!''/ner or tenant?

No lift

32 lf a pump is installed, who is to bear the mst of
majntenance and operation- owner or tenant?

N,A,

33 Who has to bear the cost of electrioty charges for

lighting of common space like entrance hall,

stairs, passaqe, compound, etc. owner or tenant?

N,A

v What is the amount of properly tax? Who is to
bear it? Give details with documentary prool

lnformalion not available

35 ls the building insured? lf so, give the policy no,,

amount for which it is insured and the annual
premium

lnformation nol available

(,t)

Valuation Repod Prepared For CB / Naupada Branch / lws. Gaurav Chemicals {93332307028) Page 4 of 20

Since 1989
Et,

a't Vqstukolo Consultonts (l) n/t. Lfd.
VAS I UI\ALA An ISO 9o0l : 2015 Certified ComPonY LJ
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JU ls any dispute between hndlod and tenant
reqardino rent Dendino in a court of renl?

-17 Has anv standard rpnt hAFn fixed for the
premises under any law relating to the control of
rent?

Aq rF. irlDe n6rm(

SALES

38 Give instances of sales ol immovable property in
tha l^^.|;lv 

^n 
, canrr.la ehaet in.li^rlin^ tha

Name and address o, the property, registration
No., sale price and area of land sold.

As per sub registrar of assurance

Land rate adopted in this valuation t 1,000.00 Per Sq. M, induding Land Developmeflt such
as plot levelling, plot filling, M.S. gate, compound wall,

security cabin and other miscellaneous items,

40 lf sale instancs are not available or not relied up

on, the basis of arriving at the land rate
Online Price lndicators, Location, development of
surounding area, type of land and construction,
construction specilicalions, age of building, conditron of
the premises & building, facilities provided and its

Drevailina market rate.

COST OF CONSTRUCTION
41 Year of commencement of construction and year

of completion
2003 (As per Occupancy Certificate)

What was the method of construclion, by contract
/ By employing Labour direclly / both?

loformation not available

43 For items of work done on contracl, produe
copies ol agreements

lnformation nol available

For items of work done by engaging Labour
directly, give basic rates of malerials and Labour
supported by documentary proof.

lnformation not svailable

Remarks :

1. For the purpose of valuation we have comidered the plot area as per Lease Deed and Built up area

as per Appmved Plan.

2. The factory building is closed srnce last 6-7 months due to shortage of raw material,

Valuation Report Prepared For: CB / Naupada Branch / irls. Gau6v Chemicals (93332307028) Pag€ 5 0f 20

PART II. VALUATION

GENERAL:

Under lhe instruction of Cosmos Bank, Naupada Brardl, to ass€ss fair marksl value as on 02d July N2A for

lndustrlal Land & Buildlng on Plot No. C-17. Lote Parshuram, M.|.D.C. lndustrial Area, Near Sulakhi Chemicals

Pvt. Ltd., Village - Lote, Taluka - Khed, District - Ratn4iri - 415 722, State - Maharashtra, Country - lndia

b€longs to llr!. Gaurav Chomiceb.

Since '1989
E

{
VASTUKALA An ISO 9O0'l : 20 I 5 Certified Compony



Valuation Report Prepared For: CB / Naupada Branch / i//s. Gaurav Chemicals (9333/230708) Page 6 of 20

We are in receipt of the following docum€nts

Land
The plot under valuation is Leasehold MIDC industrial plot for the with structure standing thereon. The said plot is

leased out for 95 years mmmencing from 01.10.1997. Balance baso psi$ is 68 years. A! pet Losse Doed Plot

area is 1,834.00 Sq. M. yufiich i! con3idored ior vduation.

Structure:
At the time of visit we {ound that factory is nol in working ondition. As per sile information it is closed since last 6-7

months due to shortage of raw material. The main struclures consist of steel structures with AC sheet roof Ground +

2Mez.anine. The other load bearing ground floor with AC sheet roof struclures are as under:

Particular Constructed Area (Sq. Ft.)

Office and kitchen 473.00

Store and Lab 88.00

Boiler and storage 191,00

As oer Aooroved Plan area of fac{ory are as under and considered for valuation:

Name of the unit Built up area
(Sq. M.)

Faclorv Buildinq
Ground 212.74

rvicazdr lllrE tz,/ v lvl lEvEl/

Mezzanine (4.80 [,1 level) 90.00

TOTAL 405.74

Since 1989

e
?_t,

l'7

1 Copy of Deed of Assignment dated 03.05.2006 between Mr. lnder Surve Prop. Of M/s. Gaurav Chemicals
(Assiqnor) and Mr, lnder L, Surve & Mr. Milind L, Surve Partners of Mls, Gaurav Chemicals (Assiqnse).

I Copy of Occupancy Certiflcate vide No. EE/CPNI DBlLotei C -i7 11i94 lol2003 dated 18.08.2003
issued by l\4lDC.

3 Copy of Sanction of Building Permit And Commencement Certificate vide No, EE / CPN / DB / Lote i C -
17 / '1509 / of 2000 dated 28.08.2000 issued by MIDC.

4 Copy of Agreement dated 26.12.2019 between MIDC (Lessor) and Mr. Milind Laxman Surve & l\,,lr.

Jitender Hinchhamani Mishra Partners of M/s. Gaurav Chemicals (Lessee) and The Branch Manager, The

Cosmos Co-Op. Bank Ltd., Branch Airoli (Financial lnstitution).

5 Copy of Lease Deed dated 14.'10.2005 betwe€n MIDC (Lessor) and Mr. lnder Surve Prop. of M/s. Gaurav

Chemicals (Lsssee).

6 Copy of AppFoved Plan subject to conditions Land Down in Letler No. DB / Lote / 1082 of 03 dated

28.07.2003 issued by Executive Engineer, MIEC Environment division, Chiplun.

Vostukolo Consultqnts (l) hrt. Ltd.
An ISO 90Ol : 2015 Certified Conpony

+



Valuation Roport Prepar€d For: CB / Naupada Eranch / M/s. Gaurav Chemicals (93332307028) Page 7 of 20

VALUATIOI{ OF THE PROPERTY :

A) Value ol Land:

Plot area 1,83.00 Sq. M
Pala zlnntad {nr val,ratian 7 { 0AO A0 nor (n lM

Value ('18,34,000.00

B) Value of Struc{urer:

Th^ a,,itl ,,^ 6'^- ^{+h6 h"ir'{i^^i,,v euxL uy q,!v v' r'e vu"v,,,Y

Dsduct Deprccidion:

Year of Construc{ron of the building

Expected total life of buildjng

Age of the building as on 2024

Cost of Construction

Depreciation

TOTAL VALUE OF THE PROPERTY:

Since 1989

/l. ^^' --l"6ri^^ r-hla h^l^$,
^e Pur ru,suru, 

'

: 2003 (As per Occupancf Certificate)

: 60 years

: 21 years

: As per valuation table

: 31.50%

Govemment Value

{

Items Buih Up Area
(sc. t.)

Replacement
Rete R)

Depreciated Rate

tr)
Depreciated Value

F)
Ground Floor 212.74 '15,000.00 10,275.00 21,85,904.00
Mezzanine (2.70 M level) 103.00 12,000 00 8,220.00 8,46,660.00
Mezzanine (4.80 M level) 90.00 12,000 00 8,220.00 7,39,800 00

TOTAL 37,72,364.00

Particulars Area in Sq. il. Rate in ? Value in t
Land 1,834.00 770.00 14,12,'180.00

Structure As per valuation table 37,7236/.N
Total s1.84,544.00

Particulars Value ft)
Cost of Land 18,34,000.00

Cost of Buildings 37,72,3il.00

Fair Market Value 56,06,364.00

Realizable Value 50,45,728.00

Distress Sale Value 44,85,09'1.00

lnsurance Value 32,06,509.00

Vostrkols€onsulten*s {l)-R/t. t+d,
VASTUKALA An ISO 9001 : 201 5 Certified Compony
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Valuation Report Prepared For: CB / Naupada Branch / Ws. Gaurav Chemicals (93332307028) Page I of 20

Taking into consideration abovB said facts, we can svaluate the value of lndultrial Land & Building on Plot No. C-

17, Lote Parshuram, M.|.D.C. lndustrial Area, Near Sulakhi Chemicals h/t. Ltd., Village - Lote, Ialuka - Khed,

District - Ratnagiri - 415 72?, State - l\4aharashtra, Country - lndia for this panicular purpose at

? 56,6,36{.00 (Amount in vrords : Rupeea fity Six Lafth Sir Thousand Three Hundrud Sixg Four Only} as

on 0?s July O2tl.

Value varies wilh time and purpose and hence this value should not be refercd for any pu0ose other than

mentioned in this report.

This valuation is done on the basis of information, which the valuer has obtained by information provided by

the client about the premises and location of the sunounding aea and also prevailing rates in the

sunounding area, and turther subiect to document as mentioned in valuation report.

This valuer should not b€ held responsibls for authenlicalion of documents, clear title and other such

related mattes. For that purpose, Latest l*gal Opinion stould be sought.

PAftIWDtr,IARATION
I hereby declare that

(a) The information fumished in part I is true and comc{ to he best of my knowledge and belief;

(b) I have no dircd or indirec{ inte.est in fte pmperty valtEd:

AIINEXURE TO FORM (}-1

Technical d€tails lilain Building

Since '1989

4

o

-N
ir
i?

1 No. of floors and height ol each floor As per brief description

2 Plinth area floor wise as per lS- 1225 Plot Area = 1,834.00 Sq. M,

Structure - As per valualron table

3 Year - 2003
(As per Occupancy Ce.rtificate)

Estimated future iife 39 Years Subject to proper, preventive

penodic maintenance and struclural repalrs.

4 Type of construction- load bearing walls/Rco
frame/ steel frame

Steel structure / Load bearing

b Type of foundations AC sheet roof

7 Walls Al[ extemal walls are 9'thick and partition

walls are 6' thick.

Vostukolq Consultonts (l) Hrt. Ltd
An ISO 900 I ; 20 I 5 Certilied Cornpony

iloTES

1 , l, Manoj B. Chalikwar with my expori€nce and ability to judgment I am of the considered opinion that the fair

market value ol the property as on 0?d July 2ll2l is t 56,06,36{.00 (Amount in vuot& : Rupees Flfty

Sh Lakh Sk Thourand Thrce Hundrcd Skty Four Only).

Year of construction
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Valuation Report Prepar€d For CB / Naupada Branch / M/s. Gaurav Chemicals (93332307028) Pago I of 20

Since 1989{r

I Partitions 6'thick brick wall

9 Doors and Windows M.S. gate, Rolling Shutler, Wooden flush
doors

10 Floonnq Vitrified and cement

11 Finishing lnternal walls are finished with Neeru Finish.
External walls are finished with sand faced
plaster.

.i, O^^{i^^ .^rl 16,..^i^^ RCC slabs
13

14

Special architectural or decorative features, if
a

(i) lnternal wiring - surface or condujt
(ii) Class of fittings: Superior/

Ordinary/ Poor.

Not found

Concealed and Industrial wiring

Ordinary

15 Sanita installations

Class of fittings: Superior colorcd / superior
white/ordinary,

(i) No. of water closels

No. of lavatory basins
(iii) No. of urinals
(iv) No. of sinks

As per requiremenl

Ordinary

to Compound wall
Height and lengith

Type of mnstruction

Compound wall of R.C.C. columns with Brick

Masonry wall

17 No. of lifts and capacity No lift
18 Undsrgound sump - capacity and type of

construction
As p€r requirement

19 Over-head tank Location, capacity Type of
mnstruclion

R,C.C,

20 Pumps- no. and their horse power lnformation not available
21 Roads and paving within the compound

approximate area and type oi pavinq
Crncrete cement finish in open spaces, elc

22 Sewage disposal - whereas connecled to publb
sewen, if septic tanks pmvided, no, and
capacity

Connected to local sewer line

VASTUKALA An ISO 9001 : 2015 Cerlified Compony

(iil
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Valuation Repofl Prepared For: CB / Naupada Branch / M/s. Gaurav Ch€micals {93332307028) Pag€ 10 of m

Surueyor's Plan
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Valuation Report Preparcd For: CB I Naupada Branch i Mis. Gaurav Chemicals (93332307028) Page 11 of m

Site Plan

Since 1989
E
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Valuation Report Prepar€d Fon CB / Naupada Branch / lrls. Gaurav Chomicals (93331307028) Page 12 ol 20

MIDC MAP

Since '1989
Et,

d7 tVostukolq Consultonts (l)A/t. Ltd
An l$ 9OOl : 2Ol5 Certi(ied Cornpony
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ValHlon Report Prsparod For CB / Naupada Branch / [Iis. Gaurav Ch€micak (S333230704) P€g€ 13 d 20

Actual site photographs
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Valuatbn Report Prcpared For: CB / Naup#a Bnnch / M/s Gaurav Chemicals (93332307028) Page 14 of 20

Actual site photoqraphs
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Valuation Reoort Preoar€d For: CB / Naupada Branch / lws. Geurav Chomicals (93332307028) Page 15 of 20

Actual site photographs

Since 1989
{

VASTUKALA
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Valualbn Report Prepared Fcn CB / Naupda Branci i i/h. Gaurav Chemicals (9333230704) Pee 16 of 20

Actual site photoqraphs

since 1989fi
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Valuation Report Prepared Fori CB / Naupada Erari / ws. Gaurav Chemicels (93332307028) Page 17 ot 2tr

Route Map of the propertv

Latltude Lonqitude. 17"36'2/1.8'N 73'8'19.5"E
Note: The Blue iine shows the route to site from nearest Railwav Station (Chiplun - 11 KM.)
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MIDC RATE

Saarth

,. I.OI€- PARSHURAI,I IIIDT. AR€A

Basic futormaticr

Clients Plots,Sleds i!aihoie
lotlact u!
Industriai hapr

a objedive : To Profiote lndustri.l Growth

i Indurlry C.tegory : Haior industrial area

I and Rdlei

Commerdai Plots pr. sq. mtr

Residential Plots per sq. mtr

1540

i 155

flort :

HIt}( rer€.ver lhe right to revis€ the otes witl-ro{t prior notice.

It the plqt E F..ing Sfate Highray/rattonal ltighnay or tie rervke road p.rallel to highlfeys, tn€o 15% additiooal pr.mlum
riii have to bc p.id,
( tne dot is haviog the morc konti!€ thBr tir€ ltlndard si:€, tlra, eddldonal irontage cnarge rill harc to be pdd fcr thr
ercrss i'o{trge pa. 

'r,|ri!g 
m€t r rh<i&d by ttta corporafion d,na to tlna.

If $e d.t h sit rtd aa tie ju.dioi rJ sEtt{ .t
o 1) r6oye o. hiyirE tne *.€56 lr rblc -. *rted at
o 2)above, in th.t (!se th€ addit onal premium wilihave to be recover.d lr'ri(h wil,be on higher clde.

@
Et,

t'7
Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
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Price lndicators
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DEFNMOil OFVALUE FORTHIS SPECIFIC PI,RPOSE

This exercise is to assess Falr tlarkot Valuo of the property under reference as on 0N Juty 2021.

The term Falr llarkot Value is deiined as

'The mo€,t pmbable i@, as of a specifrad date, in cash, t$ns quivalant to cash, or in dhq precisely reveeld

terms for whidt the sp*ified Nqefty dghts would sell afrer rcasona a ox,6sws in a @rnpditivo na*d under all

condibons requisile to a fair sde. with the buyer and seller each ding prudeilly knoutedgeablv and for self+terest
assuming that nether is under undue duress'.

Fundamental assumptions and mnditions presumed i0 this defiflition ale:

1. Buyer and selbr are motivated by selt-interest.

2. Buyer and seller are rrcll informed and are aciing prud€ndy.

3. The property is exposed fora reasonable time on the open market.

4. Payment is made h csh or €quivalont or in specifi€d fitwhg terms.

UilDER LYLG AS$flPnOilS

1. We assume no responsibility for metters ol legal natuE affeding th€ popelty appraised or the title thereto,

nor do we rsnder our opinion as to the ti0e, wttidr b assumed b ts good and matkotablo.

2. The property is valued as though unda responsille owneddp.

3. lt is assumed that the property is lree d liens and erpumbrances.

It is assum€d thal there are no hidden or unappar€flt conditions of the subsoil or slructure that would

render tt more or less valuable. I'lo res@Eiulity is mumed for suci conditons or lor engineering that

might be required to discover such factors.

There is no direcu indirect interest in the goperty valued

The rates for valuation of the property are in acmrdance with the Clovt, approved ratgs and prevailing

market rates.

For VASTUKALA CONSULIANIS (l) PW. LID.

Manoj
Chalikwar

Director Auth. Sign.

Manoj B. Challkrvar
Registered Valuer

Chartered Engineer (lndia)

Reg, No. lBBl / RV 107/2018/10366

Reg. No, CAT-|-F-1763

o

Since 1989
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Ddt.i, ngn.d by l,t6mj Chditi.i
Dn Gra:noj ch.l*,.r, cvinut b
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.d!-Nn.t5r.ijr.lad!, etN
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