KACPL/BOB/AM/PD/23-24/MF189

VALUATION REPORT

May 05, 2023

L —

Name & Address of Branch

01.

Bank of Baroda,
Stressed Asset Management Branch,

First Floor, 17-8,
Horniman Circle, Fort, Mumbai — 400 001

To ascertain the Market Value of Laxmi Chamber, Laxmi

Subject

Road, Budhwar Peth, Pune City, Taluka Havel, District
Pune - e

02. Requested By Official of Stressed Asset Management Branch, Fort, Bank

] of Baroda B - o

03. Date of inspection May 05, 2023

04. Surveyin p;;;;nce of Mr. Virendra Rauﬁnadeﬁank Staff)

0S.  Name of the Applicant/s Mr. Jeevan Jotiram Kadam

06. Phone No. of Applicant/s +91 8238040161

07. Address of the Applicant/s We have not received data

08. Address of the Property being valued Laxmi Chamber, Laxmi Road, Budhwar Peth, Pune City,
Taluka Haveli, District Pune

09. Landmark Near Kedari Chowk, Laxmi Road, Pune

10. Plot / Survey / CTS No. CTS No. 840 (Old CTS No. 717), CTS No. 3108 (Old CTS No.
280) of Village Budhwar Peth

11, Owner of the property Mr. Jeevan Jotiram Kadam -

12. Seller of the property -

13. Type of occupation - Under Bank possession

Owner / Tenant occupied

14. Type of the Property Commercial Building

15. Location Laxmi Road, Budhwar Peth, Pune City, Taluka Haveﬁ _
District Pune

16. Type of Locality Residential cum commercial
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KACPL/BOB/AM/PD/23-24/MF189 May 05, 2023

VALUATION REPORT

01.

Name & Address of Branch Bank of Baroda,
Stressed Asset Management Branch,
First Floor, 17-B,
Horniman Circle, Fort, Mumbai — 400 0ol

Subject To ascertain the Market Value of Laxmi Chamber, Laxmi

Road, Budhwar Peth, Pune City, Taluka Haveli, District
_ ) Pune I S o

02. Reguested By Official of Stressed Asset Management Branch, Fort, Bank
of Baroda o B B

03. Date of Inspection May 05, 2023

04. Survey in presence of M. Virendra Raokanade (Bank 5taff)

05. Name of the Applicant/s Mr. Jeevan Jotiram Kadam

06. Phone No. of Applicant/s +91 8238040161

07. Address of the Applicant/s We have not received data

08. Address of the Property being valued  Laxmi Chamber, Laxmi Road, Budhwar Peth, Pune City,
Taluka Haveli, District Pune

09. Llandmark Near Kedari Chowk, Laxmi Road, Pune

10. Plot/ Survey / CTS No. CTS No. 840 (Old CTS No. 717), CTS No. 3108 (Old CTS No.
280) of Village Budhwar Peth

11. Owner of the property T Mr. Jeevan Jotiram Kadam - o

12.  Seller of the property

Under BankEsse_sﬁ:m

13. Type of occupation -
Owner / Tenant occupied
14, Type of the Property Commercial Building
15. Location Laxmi Road, Budhwar Peth, Pune City, Taluka Haveli,
District Pune
16. Type of Locolity Residential cum commercial o
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17.  Classification of locality - Higher class/ Middlé-class
Middle class/ Lower class

18.  Distance from Station Approx. 2.5 km on Pune railway station
19.  Civic amenities Available nearby
20.  Typeof Land NA land

Building Details

21. Boundaries East Building No. 839
West Building no. B41
North Slum Area
- South Laxmi Road
22. Tenure of land Freehold
23.  Type of Structure RCC framed structure with brick wall masonry
24.  Number of Floors in Bldg. Basement +Ground + 6 upper floors
25. Number of Lifts 1 lift is provided for the said building
26. Property details The said property is a commercial building

27. Floor on which the property is located?  Entire Building

28. Areo of the premi’ses as identified in Basement -il,lm{t-.
the agreement " Ground floor l;1,f!l(]£'.'l sq. ft. o -
1% floor 1,475 sq. ft.
2 floor 1,2105q. ft. T
3" floor 1,210 sq. ft. -
4"floor  1210sq.f.
5" floor 725 sq. ft. -
6" floor 110 sq. ft.

B 3 Private & Confidential
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q Areaof the premises as-per
measurements

Area adopted for valuation

Basement 851 sq. ft. (Carpet area)

Ground flour_‘ll,ZB? sq?. {Carpef BE}
'_ T 71,200 sq. ft. (Carpet

, -  area)
!EEkOI‘I‘{ 57 sq. ft. (Carpet area)
2" floor B o ES sq. ft. {C;?pmrea]
'Baﬁnv' E’s_q ft. [Carpeﬁrea]
WS'EM Terrace 102 sq. ft. {C_arpe_t_areéi
Een_krréce_lfim sQ. fﬁc;rpet area_}
3%flor | T 998sq ft. (Carpet area)
IBJCLW - 57sq ft. (C_ara aréa}_
Ffeor | les8sa.fr(Carpetarea)
'Barcﬁ - Eﬂ—sq?t (K.?Trpet area)
Sfoor | l6a3sefu(Carpetarea)
bpen_'rerrace 1332 sqﬁ.-{a_ruﬁr-ea]
6" floor 1 - 'ngq, ft. [Ca—rpet éreg
Terrace a —;,43‘.1_sq._1‘_t. {(Trpet ;EET
Lift - ROW.I o 144 sq. ft. {Carp?'areg
{on 7" floor)
— Basememt _ l140sq.ft.
Ground floor _ 1,400 sq. ft.
1% floor a 1,475 sq. ft, o
2" floor 1,210 sq. ft.
3" floor 1,210sq. ft.
4" floor o 1,210 sq. ft. o
Complete -

29, Stage of Construction/ Project

30, Exterior

Cement Paint

Valuation Report of Commercial Building
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31 Interior Flooring Spartex tiles
Windows Aluminum Sliding Window
Doors Wooden
Ww.C. Indian / European
Bath Spartex tiles
Paint Distemper
32, Quality of Construction Good
33.  Age of the Property Approx. 61 years [As per site information)
34.  Estimated Residuoal life 15 years with proper, periodic & preventive maintenance
of the said building
35.  Residentigl/ Commercial/ tndustriel Commercial
36. Separate Compound Wall Yes
37. Garden No
38. Paving/concreting around the building Paver block
39. Car Parking Open space is available for car parking
40, First impression of the building Good
41, Plans approved by \We have not received the approved building plan for our
perusal.
5.2 Narme of the Society We have not received the detalls
43 _Soc:'e!y Registration No. We have not received the details
44. Share Certificate Ne.
e . ”y e — = We have not received the Share Certificate for our perusal
45.  Share certificate Details
46. Water Availobility Municipal water
;47_ - Violations rfan;'abserved o We cannot ascertain an_y violation in the building as we
have not received the approved plan of the said building
- for our perusal -
48. Valuation Method Sales Comparison Method

Valuation Repon-n,f Commercial Bullding
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45.

50.

Valuation Methodology

The method adopted for valuation of the commercial premises is Sales Comparison Method in
which the sales instances or comparable of the similar properties or properties with similar
attributes in the same region are traced and the Market Rates are derived by using the experience

and expertise of the valuer. Also, the valuation of the Commercial premises is based on the Present

Market Value of the premises depending on the condition, location and other infrastructural

facilities available at and around the said Commercial premises.

We have considered the valuation on Built-up area for the premises, which is an identified in the

agreement.

The Market Value obtained in this report is defined as follows: Market Value is the estimated

amount for which an asset could exchange on the date of valuation between a willing buyer and 2

willing seller in an Arm’s length transaction after proper marketing wherein the parties had each

acted knowledgeably and without compulsion. (As defined by the international Valuation Standards

Committee, London). Thus, the characteristics of Market Value are -

a) |Itisa free will sale.

b) Itis an estimated amount and not a predetermined or an actual sale price.

c) Itis time-specific as on the given date.

d) It depends on purpose of valuation.

e) Buyer & seller are actuated by Business principles. They are unrelated and are acting
independently.

f)  Asset would be exposed to the market in the most appropriate manner to affect its disposal at
the best price possible,

The Realizable Value of the said Commercial premises is considered at 90% of the Present Market

value of the said premises, while the Forced Sale Value for the said Commercial premises is

considered at 80% of its Present Market Value.

List of docurmnents pmﬂed for perusal:

Owanership Documents:-

1. Agreement to Sale dated January 23, 2013 executed between the Vendors -
Mr. Faroque Yasin Sayyed, Mrs. Hameeda Faroque Sayyed & Mr. Affan Faroque Sayyed and
the Purchaser — Mr. Jeevan Jotiram Kadam,

Technical Documents:-

2. Building Completion Certificate No. 635/51 dated June 06, 1963 issued by Pune
Mahanagarpalika.

i ; . 6 - ) Private & Confidentiol
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Stamp Duty Ready Reckoner Rate 2023-24

(Copy attached)

K AN

For Commercial Shop
INR 1,86,080 per sq. mtr, i.e.

INR 17,287 per sq. ft. on Built-up area for new building

Guideline rate after depreciation:
Depreciation as per age of the property (After
considering depreciation for building age)

INR 1,31,796 per sg. mtr. i.e.
INR 12,244 per sq. ft. on Built-up area

For Commercial office
INR 1,12,030 per sq. mtr. i.e.
INR 10,408 per sq. ft. on Built-up area for new building

Guideline rate after depreciation:
Depreciation as per age of the property (After
considering depreciation for building age)

INR 86,625 per sq. mtr. i.e.
INR 8,048 per sq. ft. on Built-up area

For Basement

As per RR Guideline basement value considered 70% of
Shop Value

INR 8,571 sq. ft. on Built-up area)

52.

Valuation

Guideline Value

Basement

Ground floor

(Agreement Area)

Area insq. ft. Unit Rate INR per Totol V*M

sq. ft.

1% floor

27 floor

3" floor

4" floor

5" floor

&' floor

Voluation H-Ep;.'.'l'f of Commercial Bullding

1,140 8,571
|

1,400 12,244 | 1,71,41,600
__'1,475 |_ 8,048 | 1,18,70,800 _

_1,210 ‘» 8.-(}:!3 | 97,38:080

1,210 | 3,@; | 97,38,080

1,210 | 8,048 f 97.3:;,030 -

: .|
725 8,048 58,34,800
11 B a,_ng 8,85,280 o

o - ) _Pr.‘vate &ﬂpﬁdenh‘if
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i, Current Market Value Area In 5q. J' _‘"" it | ! | | . : »

Basement 1,140 0000 10260000
Ground floor 1,400 11,000 1,54,00,000
14 floor 1,475 1000 162,250
2" floor 1,210 11,000 1,33,10,000
3 floor 1,210 11,000 1,33,10,000
4" floor 1,210 11000 | 1,33,10,000
5™ floor 25 11,000 79,75,000
6" floor 110 | 11,000 12,10,000

Total: 9,10,00,000

53. B mmend - Location, quality of canstructlon life of the bmldlﬂg

53. Basis for recommended rate
and its residual life, supply, demand, local enquiries,
market feedback of investigations etc.

58.  Remarks if any
» The said property is 3 commercial building comprising Basement +Ground + 6 upper floors.

The said property is a under Bank Possession.

» Location of the said property is very busy and useful for commercial purposes.

The said property surrounded by Red light area and this building also previously used for prostitution

purpose.

. We observe that the Guideline Value of the said Shop is significantly less as compared to its

Market Value.

We have adopted the Sale Rate based on our
romparable and as per prevailing Market Rate in the vicinity.

local inquiries, sale instance, and sale

All the crvu: amenmes are within the prINIITim,I' of the bmldmg

s

55. Suggestedsumassuredfarﬁrefnsurance The fire Insurance needs to be purchased an
Replacement or Reinstatement basis. It means one

cover (Replacement Cost)
can get the new construction cost for the property if
destroyed by fire, earthquake, etc,, which is estimated
at INR 1,70,00,000

56. Special Features that add to Value. il

57. Agreement Date January 23, 2013

58. Agreement value in INR INR 5,00,00,000

Private & Confidential
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59. Registration Date

60. Receipt No.

b6l. Registration No.

‘ We have not received the details

62. \Village l B
63. Registrar’s Value (Stamp duty purpose) We have not received the details -
64. Any Negative Features Nil -

Private & Confidential
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As a result of our appraisal and analysis, it is our considered opinion that the value of the above referred
Laxmi Chamber, Laxmi Road, Budhwar Peth, Pune City, Taluka Haveli, District Pune, and valued for

Mr. Jeevan Jotiram Kadam, in its present prevailing condition with aforesaid specifications is as under:
oy .—‘_.\.., - ___-_*_‘ - ”"""lw

Market Value (MV) B,IO,DO,U;D
Realizable Value (0% of MV) - §,19,00,000
| Forc_ed / Distress 5:!::.' Value rsEs of rI.TW,l - ?,28,00,_000 -
; Insurable Value B B : J _1,76:00,005
] Purchase Price {2053} _ . . 5,_00.00.000 -

Declaration:

a) The valuation is based on our site visit & the information given by the party.

b) The valuation is subject to clear and marketable title and adeguacy of engineering / structural

design.

c) We have taken the physical measurement of the said premises.

d) We have based our valuation report on the area which is identified in the agreement.

e) This valuation report will remain valid only for the purpose for which it is made. Market Value is

defined elsewhere in this report.

f) This value can go down in case of a Forced Sale. However, it is possible to fetch a higher price in

case a needy buyer is found.
g) We have no interest in assets valued in this report.
of our knowledge, ability & is without any prejudice.

i) Encumbrances of Lien, Govt. or other dues, stamp duty, registration charges, transfer charges,
onsidered in the valuation. We have assumed that the assets are free of

h) This report is issued to the best

etc., if any, are not ©
encumbrances.

The documents provided to us are assumed to be authentic & latest and that no changes or
transfers have taken place with respect to the said property (including change of ownership,

approvals, etc.). The Bank should check correctness of provided documents.

k) We have not checked the title clearance or the legality of the said property. This valuation report

is purely an opinion and has no legal ar contractual obligation on our part.

ANIL B. PAI KAKODE
Director & Govt. Approved Valuer

Wealth Tax Regn. No. CAT VIl-20 of 1988 CCIT/PNJ/4(3)-Tech/2005-06

irector & Govt. Approved Valuer
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VIEW OF MAIN DOOR
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VIEW OF MAIN ENTRANCE DOOR VIEW OF BANK POSSESSION NOTICE

| I
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VIEW OF BASEMNET
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VIEW OF GROUND FLOOR ' ‘
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VIEW OF 1 FLOOR
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VIEW OF 2"° FLOOR
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VIEW OF 5™ FLOOR
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BENCHMARK 1 ([COMPARABLE)

) NOBROKER

== K=

L3 Hered
Propedty Typd
OMiee Space I Budhwar Peth, Pune For Sale e
o - 0 wing
Lyciors NENE ‘
. N PRI Surtreal 4hed it L #50,087Masih -
I il Bols =y (a " ] i34 - MIEL]
Beitiararl Cafe I
Ml 3 Pubdic
I‘ulfrmn‘o:l'unlix-u CMicE S pate ' & |
= L | |
O
Liafud el irnasediate Iy
Built Up Asesiig * 10t to 100,000 55
]
S -
—
fumiihing Get Owner Detsits o -
o prite targala Mulliples  Duraniun Dmingall  Wadeshwar FE Bahl Tatie 76 sl

BENCHMARK 2 (COMPARABLE)

Rent ~ Sl Home Loans «

magicbricks  ew -

180 Lac - — I23 H
= rahatasrm MEWO Square _BUQHWIFDE_U‘-EUFF
HI unfurnisnes
ErelA ApEr per Area [
Mabpianmi Metro 125sqh - 2 (Out of 5 Floors)
Seluare ettt
Hane Main Road Facing East
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Partlculan
Transaction / Listing

Propeity Location

Property Type

Carpet Area insg It
Built-up Area insg. Nt
Asking Value (INR)

Asking Rate (INR persg ft)
Adjustments

Listing Discount

Discount for Type

Discoumt tor Sire

Location & Access
Narket Liguidity Discount
Total Adjustments

Valuation Report of Commerciol Building

Rate Matrix

Rerschemarh | Bernihmack J

it biele ks eoem g bele kg £om

Ruitdhwar Peth Butitvwar Path

Carmmertoal Ofier {ammarcial s

PLE] 125
40,00,000 18,00,000
14,134 14,400
15 00%) 15 00%)
(5 00%) 15.00%)
(5 00%) {5.00% )
0.00% 0.00%
(5.00%) 15.00%)
(20.00%) (20.00%)
11,307 11,520
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