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Date: 26.06.2024

1. VALUATION OPINION REPORT
This is to certi! that the property bearing Residential Land and Pmposed Bungalow on Plot No.8l2, Ground +

First Floor, Survey No.75/1l1, Behind Samruddhi Hospital, Shree Swami Samarth Nagar Village' Nandur

Dasak, Taluka - Nashik,District - Nashik, Pin Code - 422 006, State - Maharashra, Country - lndia belongs

Vaishali Dattu ulmule.

Boundaries of the property

North

South
East

West

Survey N0.75/1 Part

Plot No.8/1

6.00 M Wide Road

Plot No.7

Considenng various parameters recorded, existing economic scenario, and he information that is available with

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

the property premises can be assessed and Fair Maltet Value for tris particular purpose t 16,96,890'00

(Rupees Forty.Six Lakh Ninety-six Thousand Eight tfundnd l{lndy only). As per sile lnspection work

Yet Not Started.

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

been taken into considerations while preparing this valuation report.

Hence certilied

For VASIUKALA CONSULTANIS (l) PW. LTD.
r| D€tu1[ n6ea bv thrr.dtun €

Shafad KU mdI *'5:1,.",-,"..,*.
B. Chalikwar

ev.rtuk lr (orutan$ O h^. tld.
d.(Mo,.m.ll<niev.nukrLsE, c=lN
D.l.: 202a-06.26 l6:13:la r05'ld

Direclor
Shandkumar B, Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No, (N) CCIT/1-14152/2008-09

Encl: Valuation report
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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 Managel
Bank of Baroda

Rogionsl mce
BSNL Building, Datta Mandir Road, Nashik Road,

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

2. VATUATION REPORT (IN RESPECT OF LAND AND BUILDING)

General
1 Purpose for which the valuation is made As per the request lrom Bank of Baroda, Regional ffice to

assess Fair ma*et value of the property for banking purpose

2 a) Date of inspection 22.06.2024

b) Date on which the valuation is made 26.06.2024

3 List of documents produced for perusal

1. Copyof 7h2Efiad
2. Copy of Building Permission and Commencement Certificate Permit No.NMCB/B 120241APL113875

dated 03.06.2024 issued by Nashik Municipal Corporation

3. Copy of Approved Building Plan Digitally Signed by Mr.Prashant Dadaji Pagar daled 12.03.2024

issued by Nashik Municipal Corporation

4. Copy of Approval to Amalgamation of Layout Plots and Sub Division Approval

No,NMCB/S1V2024/APL/010'11, Dated.12.03.2024, issued by Nashik Municipal Corporation

5. Copy of NA Order Letter No.RTS/42-BISNZO12022, Da8d.17.02.2022 lssued by Tahsil ffice,
Nashik

4 Name of he owne(s) and his / heir
address (es) with Phone no. (details d
share of each owner in case of ioint
ownership)

Vaishali Dattu Mulmule

Addrsss:
Residential Land and Proposed Bungalow on Plot No.8/2,

Ground + First Floor, Survey N0.75/1/1, Behind Samruddhi

Hospital, Shree Swami Samarth Nagar, Village' Nandur

Dasak, Taluka - Nashik,Disbict - Nashik, Pin Code - 422

006, State - Maharashtra, Country - lndia

Mb. No.: +91 8237116625.

on of the lncludi Freehold / freehold etc.Brief descn5

6

{
Since 19Bg

Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA
An ISO 9001 : 2015 Certified ComPonY

I

Contact Porson:
Mr. Mulmule (Owner Representative)
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Since 1989

@
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The property is located in a developing Residential area having good infrastructure, well connecled by road

and train. The immovable property omprises of Freehold Residentral land and structures thereof. lt is located

at about 7 km. travelling distance from Nashik Road Railway Station.

Plot:

The plot under valuation is Freehold residential plot. As per Approved Plan Plot area is 85.19 Sq. M., which

is considered for valuation.

Structure:

As per Approved Plan composition of residential Eungalow are as under.:

RCC Framed Structure

Proposed Ground Floor- 2 Room, Staircase, Passage, Porch

Proposed First Floor -Living, Kitchen, Toilet, Staircase, Passage,

Balcony

Proposed Second Floor - 2 Bedroom, Toilet, Staircase, Passage, Balcony

Floor ln Sq. M.

Ground Floor 46.28

First Floor 46.28

Second Floor 40.71

Total Built Up Area 133.27

Total Lease Period & remaining period (rf

Freehold)

N.A., the land is Freehold

6 Location of property

a) Plot No. / Survey No. .Survey N0.75/1/1, Plot No.8/2
b) Door No Residential Land and P ed on Plot No.8l2
c) C.T.S. No. / Village vir Nandur Dasak
d) Ward / Taluka Taluka - Nashik
e) Mandal/ District District - Nashik

7 Postal address of the property Residentia I Land and Proposed Bungalow on Plot No.8/2,
Ground + First Floor, Survey N0.75/1/1, Behind Samruddhi
Hospital, Shree Swami Samarlh Nagar, Village- Nandur
Dasak, Taluka - Nashik,District - Nashik, pin Code - 422
006, State - l\4aharashtra, Country - lndia

viil e- Nandur Dasak
Yes

No

Middle Class
Urban

8 City / Town

Resrdential area
Commercial area
lndustrial area

I Classifcation of the area
i) High / lViddle / Poor

U rban Sem U rban Ru taI

Comin under ration limlt / Villa e
10.

ostukolo Consultonts (t)Ad. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony

As per Site lnspection
York Yet Not Started

00% Work Completed

As per Approved Plan, the Structure area is 133.27 Sq. M., Which is considered for the valuation.

5a

No
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Since 1989

o

fr

Pancha / l\,,1 Nashik l\4unici ration

11. Whether covered under any State / Central

Govt. enactmenls (e.9., Urban Land Ceiling
Act) or notified under agency areal
scheduled area / cantonment area

No

12 ln Case it

conversion
is Agrioltural land, any

to house site plots is

contem lated

N,A.

A B

the ActualAS AS er the Deed

IJ Dimensions / Boundaries of the property

North Surv N0.75/'l Part N0.75/1 PartSu

South Plot No.8i 1 Plot No.8/1

6.00 M Wide Road 6.00 M Wide RoadEast

Plot No.7West Plot No.7

13.2 Latitude, Longitude & Ce,ordinates of he
site

20"00'02.8'N 73'50'1 2.g',E

14 Extent of the site

Struc{ure Area = As per table Attached
AS Plan

15. Extent of the site considered for Valuation
(least of 13A& 138)

Whether occupied by the owner / tenant? lf
occupied by tenanl since how long? Rent
received per month.

Bungalow is Under Constructionto

lt CHAR,ACTERSTICS OF THE SITE

GoodClassifcation of local1

2 Devel ment of sunou areas

No3 Possibility of ftequent flooding/ sub-

All available near by4

Bus , Market etc.
Feasibility to the Civic amenities like

School
Plain5 Level of land with ical conditions

ularRecta6 of land
For Residentialof use to which it can be Ut7

e restrictionA8
N.A,ls lot in town lanninI
lntermittent10 or intermittentComer
YesRoad facilities11.
B.T. Roadof road available at12.
Above 20 FtWdth of road - is it below 20 fi' or more

than 20 ft.
13

Nols it a Land - Locked lanA114.
LineSuConnected to Mun

Water ntial/lA

Tankosed Connected to
Unde temnd16.

-Yes
ls Power su rs aval lable in the site17.

Located in deveof the siteAdvanla18
No

publi

reath ofikeanif vSpecial
ceSECSdn forof anisitiouacq
ofbn 0ren tyd applroadU

grposesp
seamfronta ceSetcNSsr0cRz

19.

Vostukolo Consultonts 0) Pvt. Ltd

VASTUKALA
An ISO 9001 : 20,l5 certitied ComPonY

Plot Area = 85.19 Sq. M.

(As per Approved Plan)

Residential

area

remarks,
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cost / tidal level must be i ted

Part - A aluation of land
Size of plot Plot Area = 85.19 Sq. M

AS Plan

North & South

East & West

2 Total exlent of the valuation tableAs

3 Prevailing market rate (Along With details /
reference of at least t$/o latest deals /
transactions with respect to adjacent

r0 es in the areas

t 20,000.00 to t 25,000.00 per Sq. M.

4 Guideline rate obtained from the

s Ofiice
{ 9,400.00 per Sq. lV

ln case of variation of 200/0 or more in the
valuatron proposed by the valuer and the

Guideline value provided in the State

Govt. notification or lncome Tax Gazette
justifcatron on vanation has to be given.

It is a foregone conclusion that market value is always more

than RR prices. As the RR rates are fixed by respective
state govemments for computing stamp duty / regn. Fees.
Thus, the rates djffer from place to place and location.

Amenities per se as evident ftom the fact that even RR rates

decided Govt. differ.

Assessed / ado rate of valuation IV<21 500.00

6 Estimated value of land t 18,31,585.00

Part - B aluation of Buildin
1 Technical details of the buildin

Commercial / Res

a) Type of Building (Residential / Residential

RCC / Steel Framed

b) Type of construction (Load bearing / RCC Frame Structure

Year of constructionc Bu is Under Construction
e of the buildind is Under ConstructionB

e) Life of the building estimated 60 Years afler Completion (Subject to proper, preventive
maintenance & structural rs

floor includin basement, if
f) Number of floors and height of each As per Brief Description

Plinth area floor-wise valuation tableAS

Condition of the buildh

i) E(erior - Excellent, Good, Normal,
Poor

lt lnterior- Excellen Good, Normal Bun alow is Under Construction

a

i) Date of issue and validity of layout of

n tssuln au
r genuineness or authenticity

of approved map / plan is venfied
0 Whethe

Building Plan Digitally Signed by
Mr.Prashant Dadaji Pagar dated 12.03.2024 issued by
Nashik Municipal Corporation

Nashik Municipal Corporation
Yes

Copy of Approved

ny other comments by our
empanelled valuers on authentic of

r)

a roved lan

No

Vostukolo Consultonts (l)P\,.t. Ltd
VASTUKALA

Since 1989

An ISO 9001 2015 Cerf ified Compony

1

5

Bungalow is Under Construction

Poor
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calions of construction (floor-wise) in respect ot
Sr.
No.

Description

1 Foundation

2 Basement No

3

4

5

6

7

Proposed Flush Doors & Aluminum Sliding Windows

8 RCC Works RCC Framed Structure
o Proposed Sand Face Plastering for Outside & Neeru

Plasterin for lnside Walls

Plastering

10. Floorrn Skirti dado

11 Special fnish as marble, granile, wooden

lls etc.

Proposed Granite top Kitchen Ota

12.
13. c0urseRoofln includin weath

Connected to Munici al14

15 Co Wall

He hr

Le

Not Applicable

of construc0onT

16. Electdcal installation
Concealed

or / ord IClass of fittin S

Provided as ntintsNumber of I hr

Provided as nt

irementProvided as IS re

other item

17. Plumbi installation
Provided as re uirementNo. of water closets and their

uirementProvided asNo. of wash basinsb
Provided as uirementNo. of urinalsc
Provided as ntrNo. of bath tubsd

irementProvided as IWater melers etc.e
uirementother fixtures

@

{ Vostukolo Consultonts (l)A/t. Ltd
>

VASTUKALA

Since 1989

An ISO 9001 : 2015 certified ComPonY

As oer Brief Description

Superstructure

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

of timber

Prooosed Vitrilied Tiles floorinq

As oer Brief Descnption

Drarnaoe

Tvoe of wirinq

0rdinary

Fan Doints

a)

Provided asf) Anv



Value / Full
Value

Items
Area ln
sq. M.

Year
of

Const.

Total Life
of

Structure
Full Rate

Age Of
Build.

Rate to be
considere

d

Value to be
considered

21,500.00 28,65,305.00 28,65,305.00Ground +

Second
Floor

133.27 Under
Constru

ction

60 21,500.00 60
afier

Completion

28,65,305.00TOTAL 28,65,305.00I

Valuation Report : BOBi RegionalOfiice / Vaishali oattu Mulmule (009454/2306915) Page I ol28
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Amount in {Part-C (Extra ltems)
1 Portico lncluded in the Cost of Construction

2 Ornamental front door

3

4

5 Extra steel / colla ble

Total
Amount in t

1 Wardrobes lncluded in the Cost of Construction

2 Glazed tiles

3 Extra sinks and bathtub

Marble / ceramic tiles floori
q lntenor decoratlons

6 Architectural elevation works

7 Paneli works

8 Aluminum works

I Aluminum handrails

False ceil

Total
Part - E Miscellaneous

1 rate toilet roomS lncluded in the Cost of Construclion
2 rale lumber roomS

3 Se rate water hnk / su
4

Total
Part - F ces Amount in {

1 entsa lncluded in the Cost of Construclion
2

3 und wallCom
4 C,B. dC littin s etc.
5 Pavement

Total

Particulars Area in M Rate in ( Value in {
Land 85,19 9,400.00 8,00 786.00

Structure r valuation table 28,65,305.00
Total

66 091.00

Vostukolo Consultonts (l)P!.t. Ltd
rd;

VASTUKALA

Since 1989

An ISO gOOt 2015 Certified Compony

Sit out l Verandah with steel orills

Overhead water tank

Part - D (Amenities)

4.

10.

Amount in t

Trees, oardenino

Water supoly
Drainage arrangements

As



3. TOTAL ABSTRACT OF THE ENTIRE PROPERTY
Pa.t - A
Pail-B
Part - C

Pa]t-D
Part - E

Part - F

Land

Building

lnterior & Fumiture Work

Compound Wall and Site Development

Miscellaneous

Services
Total

t 18,3,l,585.00

t 2E,65,305.00

t 46,96,890.00

t 11,62,M6.00

< 37,57,512.00

t 36,66,091.00

t 24,35,509.00

t 46,96,890.00

Fair ilarket Value

Realizsbl€ Value

Distress Value
Value as per Circle Rate

lnEurable value (Full Replacement Cost - Subsoil
Structure cost (,l5%)

Rema'/r':
1) For the purpose of valuation, we have considered the lend atee end Built Up Area as pet Apprcved Plan.

@

{i Vostukolo Consultonts (l)Pvt. Ltd

VASTUKALA

Since 1989

An ISO 900'l : 2015 Certified ComPonY

Valuation Report : BOB/ Regional Office / Vaishali Datlu Mulmule (009454i2306915) Page 10 of 28
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Justification for price / rate
The l\,larket Value of the property is based on facts of markets discovered by us during our enquiries, however the govemment

rate value in this case is less than the market value anived by us. We are of the opinion that fie value anive by us will prove

to be conect if an Auction of the subject property is canied out. As far as Market Value in lndex ll is concerned, it is not
possible to mmment on same, may be govemment rates are llxed by sampling during same point of time in part and whereas,

l\,tarket values change every monlh.
ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various Market
practices. As Valuer, we always lry to give a value which is conect reflection of aclual transaction value inespective of any
factors in market.

Method of Valuation / Approach
The cost approach is a Real Property Valualion method which considers the value of a property as the cost of he land dus
the replacement cost of the building (consWclion costs) minus the physical and funclional depreciation. This approacfi is most

commonly used for real estate properties that are not easily sold like schools, hospitals, govemment buildings and above q/pe

of property.

Land cost can be estimated using lhe Sales Comparison Approach by studying recent sales of land dose to the subjecl

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

There are different ways to estimate replacement costs, the most common being finding out he cost to build a square foot of

comparable properties multiplied by the total square lootage of ha buiHing. Ths cost approach is commonly used for

Residential Bungalow, Residential Building and tropedes mentiond above.

As the property is an Residential land and building thereof, we havc adopted Cost approach / Land and Building Me&od for

the purpose of valuation. The Price for similar type of property in the nearby vicinity is in the range of { 20,000.00 to

t 25,000.00 per Sq. M. for land and Sfuc{ure thereof Considering the rab wih att€ched report, curent maftet conditions,

demand and supply position, Land size, location, sustained demand for Residential building / Plot, all round development of
commercial and Residential application in he locality etc.

We estimate { 21,500.00 per Sq. M. for Land wilh appropdate cost of constuction for valuaton.

i) Saleability Good

ii) Likely rental values in future in and I 10,000.00 Expected rental income per month after

Completion

iii) Any likely income it may generate

@

{ olo Consuttonts (t) Ad. LtdVostuk
VASTUKALA

Since 1989

An ISO 90Ol 2015 Ceriified Compony

Rental lncome
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4. ACTUAT SITE PHOTOGRAPHS

@

{r Vostukolo Consultonts (l)Pvt. Ltd

VASTUKALA

q ince 1989

An ISO 9001 : 2015 Certified ComPonY
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Lonoitude Latitude: 20.00,02.8,,N 73.50,12.9,,ENote:TheBluelineshowsth.,oute@on(Nashik-7Km)
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ROUTE MAP OF THE PROPERTY
Slte u/r

Since 1989
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Annual Statement of Rates Ver. 2.0
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VASTUKALA

Since 1989

An ISO 900 ! : 20] 5 Certified ComPonY
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( 15.4 Lac
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Residential Plot {70.o L

@

{ olo Consultonts (t) R/t. LtdVostuk
VASTUKALA

Since 1989

An ISO 900i 20'l 5 Certified Compony
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6. PRICE INDICATORS
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Plot Amalqamation and Subdivision Lelter
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As a result of my appraisal and analysis, it is my mnsidered opinion that the Fair Market Value for this

particular above property in the prevailing conditron with aforesaid specification is purpose t 46,96,890.00

(Rupees Forty-Six Lakh Ninety-Slx Thousand Eight Hundred Nlnety Only). The Realizable Value

< 41,62,046.00 (Rupees Forty-Four Lakh Sixty-Two Thousand Fofi€ix Only) and the Distress value

< 37,57,512.00 (Rupees Thirty.Seven Lakh Fifty-Seven Thousand Five Hundred Twelve Only). As per Site

lnspection Work Yet Not Started.

Place: Nashik

Date: 26.06.2024

For VASIUKALA CONSULTANTS (l) PW. LTD.

SharadkumarHHi:::.:;
Gv.nd:L coslrnd {t P* ltd"

ts. Lhalll(war il:fn*"ffi**' "

Direclor Auth. Sign.
Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14$4200V05
Encl: Valuation report

The undersigned has inspected the pmperty detailed in the Valuation Report daled

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

(Rupees

only)

Date
Signature

(Name & Designation of the lnspecting

Oflicial/s)

Countersigned
(BRANCH MANAGER)

Since 1989
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Enclosures
Attachedr)nexuva eu Anmfro then-u kiderta-cum0n ngratiDecla
Attached

l\,lodel code of conduct for valuer' (Annexure - ll)
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(Annexure - l)

1. DECLARATION FROM VALUERS

l, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that

The information furnished in my valuation report dated 26.06.2024 is true and

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

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

l/ my authorized representative have personally inspected the property on
22.06.2024. The wo* is not sub - contracted to any other valuer and canied out
by myself.

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

c

d

g

e

f lhave read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 oI 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 lntemational Valuation Standards (lVS) and the report
submitted to the Bank for the r€spective asset class is in conformity to the
'Standards" as enshrined for valuation in the IVS in "General Standards" and
"Asset Standards" as applicable.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure lV - A signed copy of same to be taken and kept along with this
declaration)
I am valuer registered with lnsolvency & Bankruptcy Board of lndia (lBBl).

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

Further, I hereby provide the following information.

Since 1989

h

k

@

{ Vostukolo Consultonts (t) pvt. Ltd
VASTUKALA An ISO 900 I : 20 i 5 Certified Compony

I have not been found guilty of misconduct in my professional capacity.
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Since 1989
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Particulars Valuer comment
As per Approved Building Plan Owner is Vaishali Dattu

Mulmulevalued
Background
asset bein

information of the

Purpose of valuation and appointing
authori

As per the request from Bank of Baroda, Regronal ffice to

assess Fair market value of the for banki u

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

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Manager
Swapnil Wagh - Valuation Engineer
Binu Surendran- Technical Manager
Chintamani Chaudhari - Technical officer
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

owner / a licantValuer and in no related to

Disdosure of Valuer interest or
conflict, if any;

Date of Appointmenl - 22.06.2024
Valuation Date - 26.06.2024
Date of -26.06.2024

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

Physical lnspec{ion done on date 22.06.20246

undertaken
lnspections and/or investigations

Market Survey at tn tjme of site Vsit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Price lndicators on real estate portals

Enquides with Real estat€ consultants

Exi USdata of Valuation assi nments canied out b

7 Nalure and sources of the infurmation
used or relied upon;

Cost Apprcach (For building construction)

Comparative Sales Method (For Land component)
Procedures adopted in carrying
the valuation and val

standards followed

8

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 conflicl with the proper

valuation of the

Restriclions on use of the report,

any;

q

Curenl markot conditions, demand a

Residential land size, location, sustained demand for Residential

land, all round development of commercial and Residential

nd supply position,

application in the locality etc.

Major factors that were taken

ac@unt during the valuation;

tn10

NilMa.ior factors that were not laken in

account duri the valuation:
11

AttachedCaveats, limitations and

to the extent they explain or

elucidate the limitations faced by

valuer, which shall not be for the

purpose of limiting his responsibility

disclaimers

for the valuation re

Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA
An ISO 900'l : 20 l5 Cerlifled ComPonY
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ASSUMPTIONS, DISCLAIMERS, L!MITATIONS & QUATIFICATIONS

Our 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 instrucl further
investrgations where mnsidered appropriate or where we recommend as necessary prior lo reliance. Vastukala
Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct 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 instructions. The reliant party accepts that he valuation contains
certain specmc assumptions and acknovledge and accept the risk of that if any of the assumptions adopted in
the valuation are incorrect, then this may have an efiect on he valualion.

lnformation Supplied by Others
The appraisal is based on he information provided by the dienl. The same has been assumed lo be

correct and has been used for appraisal exercise. Where it is stated in the report that another party has
supplied information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility
if this should prove not to be so.

Futur€ Matters
To the extent that the valuation includes any statement as to a future matler, that statemenl is

provided as an estimate and/or opinion based on the information known to VCIPL at the date of this document.
VCIPL does nol wanant that such stalements are accurate or corect.

Since 1989

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

assume no responsibility in connection with such matters.

Site Details
Based on inputs received from Client's representative and site visit conducted, we understand that the

subject property is cunently a contiguous and non€gricutlural land parcel admeasuring aS.fS Sq. ii. anO
stru:tures thereof. The property is owned by vaishali Dattu ulmule. Further, VCIpL his assumed that the
subject property 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 Valshali DattuMulmule For the purpose of this appraisar exercise, we have assumed tai ttre suujeci p-rqi:rry ;;;';;j.r,

title and is free from any encumbrances, disputes and crajms. VCrpL has maoe no furttre, ent,ir* *,1, rn.relevant local authorities in this reo-ard and does not certifo tre property as having a clear and ,,i.*.Lur. tru..Further, no 
.legal 

advice regarding- the tifle and o"n."t i'p oiil. 'rrli..t prop"rty has been obtained for thepurpose of this appraisar exercise. rt has been assumed rh;t the ritb ;;;ds are'cre6r ana maii.6b 
-- -

@
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Value Subiect to Change
The subyect appraisal exercise is based on prevailing market dynamics as on 26s June 2024 and

does not take into account any unforeseeable developments which muld impact the same in the future.

VASTUKALA
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Environmental Conditions
We have assumed that the subjecl property is not contaminated and is not adversely affected by any

existing or proposed environmental law and any processes which are canied 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 Clients representative and the same has been adopted

for this valuation purpose. VCIPL has assumed he same to be conect and pemissible. VCIPL has not

validated the same from any authority.

Area
Based on be documents, we understand hat the subject propefi is contiguous and non+gricultural

land parcel admeasuring 85.19 Sq. . and slructure thereof.

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 wlrich might adversely afiecl $e cunent or future

occupation, development or value of he pr@erty. The property is free frorn rat, infestation, structural or latent

defect. No cunently known deletenous 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 parls

Valuation Methodology
For the purpose of this valuation exercise, ttre valuation methodology used is Direct Comparison

Approach Method and proposed Highest and Best Use model is used lor analysing development potential.

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

properties thal have actually been sold in arms - lengh fansac{ions or are offered for sale. This approach

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

properties in an open and competitive ma*et and is particularly useful in estimating the value of the land and

properties that are t)pically traded on a unit basis.

ln case ol inadequate recent transaction activity in the subject micro-market, the appraiser would

collate details of older transactions. Subsequenty, the appraiser would analyse rental / capital value trends in

the subject micro-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 prolect the cunenl value of the same.

Where reliance has been plaCed upon extemal sources ol information in applying the valuation

methodologies, unless othenvise specifically instructed by Client and/or stated in the valuation, VCIPL has not

i.J.p..O.ntfy *tined that information and VCIPL does not advise nor accept it as reliable. The person or entity

io *io, tn. i.port is addressed acknowledges and accepts the risk that if any of the unveri{ied information in

the valuation is inconect, then this may have an effect on the valuation'

l{ot a Structural SurveY
We state that this is a valuation report and not a structural survey

Olher
All measurements, areas and ages quoted in our report are approximate

Legal
Wehavenotmadeanyallowanceswithrespecttoanyexistlngorproposedlocallegislationrelatingto

t.r.tion onir.ri..tion of the sire ,;h;; th; subject proper&. vcrpl is not required t0 give testimony or to

{r
@
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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 oflhis appraisal exercise

Property specific assumptions
Based on inputs rec€ived from the client and site visit mnducted, we understand that the subiect

property is cunently vacant and Bank Possession, contiguous and non-agrlcultural land parcel admeasuring

85.19 Sq. M. and structure thereof.

3. ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS
'1. We assume no responsibility for matteB of legal nature af{ecting the property appraised or the title thereto,

nor do we render our opinion as to the title, 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 unapparenl conditjons of the subsoil or struclure that would render

it more or less valuable. No responsibility 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.

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

market rates

@
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(Annexure - ll)

4. MODEL CO DE OF CONDUCT FOR VALUERS

lntegrity and Fairness

1. A valuer shall, in the conduct ol his/its business, follow high standards of integrity and faimess in
all his/its dealings with his/its clienls and other valuers.

2. A valuer shall maintain integrity by being honest, straightfoMard, 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 lhat would bring disrepute to the
profession.

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

Professlonal 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 professional judgment.

7. A valuer shall carry out professional services in accordance with the relevant technical and
professional standards that may be specified from time to tim€.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent

professional service based on up-todate developmenb in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation repo , he valuer shall not disclaim liability for his/its expertise or

deny his/its duty of care, except to the extent that the assumptions are based on statements of

fact provided by the company or its auditors or consultants or information available in public

domain and not generated by the valuer.

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

requirements of integrity, oblectivity and independence.

'l 1. A valuer shall clearly state to his client the services that he would be competent to provide and

the services for which he would be relying on other valuers or professionals or for which the client

can have a separate anangement with olher valuers.

lndependence and Disclosure of lnterest

,12. A valuer shall act with objectivity in his/its professional dealings by ensunng that his/itsiecisions

are made without the p"..n.J oi any bias, conflict of interest, coercion, or undue influence of

any party, whether directly connected to the valuation assignment or not

13,Avaluershallnottakeupanassignmentifhe/itoranyofhis/itsrelativesorassociatesisnot
independent in terms of association to the company'

{r
a9
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14. A valuer shall maintain complete independence in his/its professional relationships and shall
conduct the valuation independent of external influences.

15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts 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,2015 or till
the time the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in "mandate snatching" or otfering "convenience valuations" in order to
cater to a company or clients needs.

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

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnected transaction, the valuer shall declare the association with
the company during the last live years.

Confidentiality

20. A valuer shall not use or divulge to other clients or any other party any confidential information
about the subject company, which has come to his / its knowledge without 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 written contemporaneous records for any decision
taken, the reasons for taking the decision, and the information and evidence in supporl of such
decision. This shall be maintained so as to sufficiently enable a reasonable person to take 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 organisation with
which he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the
Tribunal, Appellate Tdbunal, the registered valuers organisation with which he/it is registered, or
any other statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the course of
performing professional services, shall maintain proper working papers for a pe,r-oo of u,rm yea"
or such longer period as required in its contract for a specifii valuation, toi proOuction Oef6re a
regulatory-authority.or for a peer review. ln the event of a pending case beiore tf'. nilunaioi
Appellate Tribunar, the record shafl be maintained tiI the disposar of the case.
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Gifts and hospitality:

25. A valuer or his / its relative shall nol accept gifts or hospitality which undermrnes or affects his
independence as a valuer.

Explanation: For the purposes of this code the term 'relative' shall have the same meaning as
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a linancial or any other advantage to a public servant
or any other person with a view to obtain or retain work for himself / itself, or to obtain or retain an

advantage in the conduct of profession for himself i itself.
Remuneration and Costs.

27. A valuer shall provide servioes for remuneration which is charged in a transparent manner, is a
reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent
with the applicable rules.

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

Occupatlon, employablllty and ru3trlctlons.

29. A valuer shall refrain from accepting too many assignments, if hefit is unlikely to be able to devote

adequate time to each of his/ its assignments.

30. A valuer shall not conduct business which in the opinion of the authority or the registered valuer

organisation discredits the profession.

Place: Nashik

Date: 26.06.2024

For VASTUKALA CONSULIANIS (l) PW. LTD.
I I Dlo,lv ,J!d bv 5h.ndl"d 3

5n a raO Ku m d I g::y;"*.-".*" *..
Fvatlljr Cdruh.hB (0'{ Lrd .

B. Chalikwal il;!T,";.'r5*Llf,tr"'"

Director Auth. Sign.
Shandkumar B. Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-14152/2008-09

Encl: Valuation report

@
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