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Date: 02.07.2024

1. VALUATION OPINION REPORT

This is to ceffff that the property bearing Residential Land and Bungalow on Plot No.13,Ground Floor, Survey

NojM2zl2fi, Behind Swami Vivekanend Medhyamik Vidyelaya , Shraddha Vihar , Wadala Pathardi Road,

Village - Wadala,Taluka - Nashik, District - Nashik, PIN Code - 422 006, State - Maharashtra, Country - lndia.

belongs to Sau.Ulwala Santosh Magar.

Boundaries of the property.

Boundaries Plot No. 04

North Plot N0.12

South Survey No.'l 04/2/2/2/3 Part

East Plot No. 14

West 7.50 M. Colony Road

Considering various parameteB recorded, existing economic scenarb, and the information that is available with

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

the property premises can be assessed and Fak Market Value for his particular purpose at t 71,02,614.00

(Rupees SevefiOne Lakh Two Thousand Slx Hudred Fourteen Only)

The valuation of the property is based on tire doqments Foduced by the concem. Legal aspects have not

been taken into considerations while preparing this valuation report.

Hence certified

For VASIUKALA CONSULIANIS (l) PVL LID.

Manoi 3l[,i*Y,f#*,iffi3i:fll",.t coniult ntr rl) Pv! I td,, oq=Mumb.i,Chalikwar il:l;[H]::il,f5ffi!:#

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

xeg. r\o. uA r -t-r- r r oJ
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Encl: Valuation Report
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Vastukala Consultants (l) Pvt. Ltd,
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai- 400 072

To,

The Chief Manager,
Bank of Baroda

Narsingh Nagar Branch

Sukhshanti Heights, Narsingh Nagar, Gangapur Road,

Nashik- 422 013, State Maharashtra, Country- lndia.

VALUATION REPORT (IN RESPECT OF LAND AND BUNGALOW)

Since 1989

@

{

I General
1 Purpose for which the valualion is made As per the request from Bank of Baroda, Regional Ofice to

assess Fair market value of the property for banking
purp0se

2 a) Date of inspection 28.06.2024
b) Date on which the valuation is made 02.07.2024

3 List of documents produced for perusal

1

2

3

Copy of Sale deed Vrdo N0.4201l 2004 Dated.29.07.2004

Copy of Approved Building Plan Accompanying Commencement Certificale Vide No. A2l329

Dated.19.12.2009 issued by Executive Engineer Torn Phnning Nashik Municipal Corporalion,

Nashik.

Copy of Commencement Certificate Vide No. LND lBPlp2l329l09,0ated.19.12.2009 issued by

Executive Engineer Town Planning Nashik Municipal Cuporation, Nashik.

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

Sau. Ujwala Santosh Magar.

Address:Residential Land and Bungalow on Plot l{o.13,

Ground Floor, Survey No.104l2l2l2h, Behind Swami

Vivekanand Madhyamik Vidyalaya , Shraddha Vihar ,

Wadala Pathardi Road, Village - Wadala, Taluka - Nashik,

Diskict - Nashik, PIN Code - 422 006, State - Maharashtra,

Country - lndia.

Contact Person:

Shri.Kulkami [enant)
Contact No. + 91 7709956078

Sole Ownership.

5 Bnef description ofthe property (lncluding Freehold / freehold etc.)

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 cerlified compony
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The property ls located in a developing Residential area having good infrastructure, well connected by road
and kain. The immovable property comprises of Freehold Residential land and structures thereof. lt is located
at about 9.0 km. kavelling distance from Nashik Road Railway Station.

Plot:

The plot under valuation is Freehold Residential plot. As per Sale deed & Approved Building Plan Plot
area is 175,50 3q. M, which is considered foi valuation.

As per Approved Building Plan Built Up area is 87.1'l Sq. M., which is considered for valuation.

GroundFloor-PorchArea+LivingRoom+3Bedroom+Kitchen+WC+Bath+Staircase+passage

No

12

Since 1989

@

{

5a Total Lease Period & remaining period (if

Freehold)

N.A., the land is Freehold

6 Location of property

a) Plot No. / Survey No Survey No.1M/2/2/2/1, Plot No. 13

b) Residentral Land and Bungalow on Plot No.13
c) C.T.S. No. / Village Villaqe - Wadala

d) Ward / Taluka Taluka - Nashik

e) Mandal / District Distict - Nashik

Postal address of the property Residential Land and Bungalow on Plot No.13,Ground
Floor, Survey No.10412121211, Behind Swami Vivekanand

Madhyamik Mdyalaya , Shraddha Vihar , Wadala Pathardi

Roa4 Village - Wadala, Taluka - Nashik, District - Nashik,
PIN Code -422 006, State - Maharashtra, Country - lndia

8 City / Town Nashik

Residential area Yes

Commercial area No

Residential area No

I Classifcation of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village
Panchayat / Municipality

Village - Wadala

Nashik lVun icipal Corporation, Nashik
11. Whether mvered under any State /

Central Govt. enactments (e.9., Urban
Land Ceiling Act) or notilied under agency
areal schedtled area / cantonment area
ln Case it is Agricultural land, any
conversion lo house site plots is

contemplated

N,A.

13 Dimensions / Boundaries of the property A B
AUTUAI As per the Oeerj

North S. No. 7/ 3 S. No. 7i 3

7.50 M. Colony Road 7.50 M. Colony Road

East Plot No. 05 Plot No, 05

VASTUKALA An ISO 90O l :2015 Certified Compony

As per Approved Plan, the composrtion of Bungalow is:

Door No.

7.

South

Vostukolo Consultonts (t) pvt. Ltd.
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Since 1989

Page 5 of 26

@

{r

West Plot No. 03 Plot No. 03

Dimensions / Boundaries of the property

(Bungalow)

A B

Actual Plan

North
I

South

East

West

13

1

Whether Boundaries Matching with Actual Yes

tJ. Latitude, Longitude & Co-ordinates of the

site

1 9"57'47.3',N 73'46',53.8',E

14. Extent of the site Plot Area =175.50 Sq. M.

(As per Sale Deed & Approved Building Plan)

Structure Area = As pef table Attached

(As per Approved Building Plan)

tc. Extent ol the site considered for Valuation

(least of 13A& 138)

16 Whether occupied by the owner / tenant?
lf occupied by tenant since how long?

Rent received per month.

Tenant Occupied

I CHARACTERSTICS OF THE SITE

1 Classilication of locality Good

Development of sunounding areas Developinq

3. Possibility of frequent flooding/ sub-
merqinq

No

4 Feasibility to the Civic amenities like

School, Hospital, Bus Stop, Market etc.

All available near by

Level of land with topographical conditions Plain

Shape of land Rectangular

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

8. Any usage restnctton Residential

9 ls plot in town planning approved layoqll N.A

10. Comer plot or intermittent plot? lntermittent

11. Road facilities Yes

Type of road available at present B.T. Road

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

than 20 ft.

Above 20 Ft

14. ls it a Land - Locked land? No

15 Connected to Municipal Su Line

16. Underground sewerage system Connected to Septic Tank

17 is available in the site Yes

18. Advanta es of the site Located in developing area

19. Special remarks, if any like threat of

acqLrisition of lancl for puhlics service

purposes, road widening or applicability of

CRZ provisions etc. (Distance from sea-

cost / tidal level must be incorporated)

No

Part - A aluation of land

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An lso 9001 : 201 5 certified compony

2

6.

12.

Water potentiality

ls Power supplv



Valuation Repori: BOBi Narsingh Nagar Branci i Sau.tijwala Santosh Magar (009637/2307027)

t 11,500.00 per Sq. M

k) Whether oenrrineness nr euthenlicitu

of dma an is venfied

Page 6 of 26
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l) Any other mmments by our
empanelled valuers on authentjc of

Yes

a n

oPELllTUCUl,lls Ut UUllSUULItU utUUt -tytSE rn rgsPEt r ur

Since '1989

@

{

1 Size of plot

North & South

East & West
2 Total extent of the plot As per valuation table

Prevailing market rate (Aiong Witfi deiaiis i
reference of at least two latest deals /
transactions with respect to adjacent
properties in the areas)

i 30,000.00 to t 40,000.00 per Sq. M

4 Guideline rate obtained from the

ng\lrlttdI I vltuY
ln case of vanation ol 20% ot more in the
valuation proposed by the valuer and the
Guideline value provided in the State Govt.

notifcation or lnmme Tax Gazette
justification on variation has to be given.

It is a foregone conclusion that market value rs always more

than RR prices. As the RR rates are fixed by respective

state govemments for computing stamp duty / regn. Fees.

Thus, the rates difier from place to place and location.

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

decided by Govt. differ.

Assessed / adopted rate o{ valualion { 32,200.00 per Sq. M

b Estimated value of land t 56,51,100.00

Part - B (Valuation of BunEalow)
I Technical details of the Bungalow

a) Type of Bungalow (Residential /
Commercial / Residential)

Residential

As per Bnef Desuiptionb) Type of mnstruclion (Load bearing /
RCC / Steel Framed)

c) Year of construction 2009 (As per Site lnformation)

d) Age of the Bunqalow 15 Years

e) Life of he Bungalow estimated 45 Years (Subject to proper

maintenance & structural repairs.)

preventive periodic

f) Number of flooc and height of each

floor includinq basement, if any

As per Brief Description

g) Plinth area floor-wise As per valuation table

h) Condition of the Bungalow Good

i) Exterior - Excellent, Good, Normal, Poor Good

ii) lnterior - Excellent, Good, Normal, Poor Good

i) Date of issue and validity of layout of
approved map

Copy of Approved Building Plan Accompanying

Commencement Certifcate Vide No. AA329
Dated.19.12.2009 issued by Executive Engineer Town
Planning Nashik Municipal Corporation, Nashik.

j) Approved map / plan issuing authority Nashik l\ilunicipal Corporation, Nashik.

Sr.

No.
Description

1 Foundation

2 Basement

Vostukolo Consultonts (l) P!rt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony

Plot Area =175.50 Sq, M.
(As per Sale Qeed & Approved Building Plan)

Yes

R.C.C Footino

Yes
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Valuation: -

Part - D enities)

Since 1989

Page 7 of 26

18,72,865.00

Amotrnt in f

@

{r

Superstructure R.C.C. Framed Structure

4 Joinery / Doors & Windows (Please furnish

details about size of frames, shutters,
glazing, fitting etc. and specify the species

cf timber

Teak wood door framed with flush doors, Aluminum. Sliding

Windows.5

6

7

8 RCC Works RCC Framed Skucture

I Plastering Cement Plastering

10. Floorinq, Skirting, dado Vitrified Tile Flooring

11. Special finish as mafule, granite, wooden
paneling, grills etc.

Yes

tz.
IJ RooUng including weatherproof course As per Brief Description

14. Underground Sewerage Connected to Municipal Drain

Lines
lc Compound Wall

Heiqht 5'BBM
Length

Type of constructron

to Electrical installation

Type of wirino Concealed Electrical Wiring

Class of littings (supenor i ordinary / poor) C.P. Fittinqs.

Number of liqht points Provided as per requirement

Fan points Provided as per requirement

Spare plug points Provided as per requirement

Any other item Provided as per requirement

17 Plumbing installation

a) No. ofwater closets and their type Provided as per requirement

b) No. of wash basins Provided as per requirement

c) No. of urinals Provided as per requirement

d) No. of bath tubs Provided as per requirement

e) Water meteB, taps etc. Provided as per requirement

f) Any other fixtures Provided as per requirement

Age
of

Build

Rate to be
considere

d

Value to be
considered

Value / Full
Value

Year
of

Const.

Total
Life of
Struc-tu

re

Full Rate
Area in
sq.M.

16,663.00 '14,51 ,514.002009 21,500.00 15Ground

Fioor

87,'11

14,51,5'14.00 18,72,865.00TOTAL

Amount in tPart-C(Extraltems)
lncluded in the Cost of Construction1 Portico

Omamental front doorI
3 Sit out / Verandah with steel grills

overhead water tank
/ ^^ll--^lLr- -^.^-LA O 5lECl / UUll€lpDlUlE gOtE!

Total

VASTUKALA An ISO 9001 :20t 5 Certitied ComPonY

Drainage

Items

60

4.

Vostukolo Consultonts (l) Pvt. Ltd.



1 Wardrobes lncluded in the Cost of Construction
Glazed tiles

Extra sinks and bathtub
4 Marble / ceramic tiles floorinq

5 lnterior decorations

nrchiteaurai eievation works

7 Paneling works

8.
0 Aluminum handrails

'10 False ceilinq

Totai
Part - E (llliscellaneous) Amount in {

1 Separate toilet room lncluded in the Cost of Construction

Separale lumber room

3 Separate water tank / sump

4 Trees, gardeninq

Total
Part - F (Services) Amount in {

1 Water supply ananqements

2 Dratnaoe ananoements
3 Compound wall

4 C.B. deposits, fittinqs etc.

5 Pavement

Total

Valualion Report: BOB/ Narsingh Nagar &and / Sau.Ujwala Santosh Magar (009637/2307027) Page 8 of 26
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nt

2. TOTAL ABSTRACT OF THE ENT IRE PROPERTY
Part - A
Part - B

Part - C

Part - D

Part - E

Part - F

Land

Bungalow

Extra ltems

Amenities
Miscellaneous

SeMces
Total

Since 1989

{ 56,51,100.00

<'14,51,5,l/1.00

t 71,02,614.00

t 71,02,614.00

t 67,47,483,00

t s6,82,091.00

< 34,69,761.00

t 12,33,786.00

@

{

Particulars Area in Sq. M. Rate in { Value in t
Land 175.50 11,500.00 20,'18,250.00

Skucture As per valuation table 14,51,514.00

Total 34,69,764.00

Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 : 20t 5 Certified Compony

2.

3.

Aluminum works

2.

lncluded in the Cost of Construction

Fair llla*et Value

Realizable Value
Distress Value
Value as per Circle Rate
lnsurable value (Full Replacement Cost - Subsoil
Structure cost (15%)

Remal*:
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Justification r price / rate

The Market Value of the property is based on facts of markets discovered by us during our en-quiries. however the

govemment rate value in this case is less than the market value amved by us. We are of the opinion that the value arive by

us will prove to be mnect if an Auction of the subjecl property is canied out. As far as Market Value in lndex ll is concemed,

it is rrut pr.rssibie ir.r currrrrrerrI orr sarrte, rrray be goverurterrl rates are fireti by sarrrpiitrg tiurirrg sanre poirri of tirtre irr part arld

whereas, Market values change every month.

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 try to give a value whrch is conect reflection of actual transactlon value inespeclive of any

factors in market.

Method of Valuation / Aooroach

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

the replacement cost of the Bungalow (construction msts) manus the physical and functional depreciation. This approach is

most commonly used for real estate properties that are not easily sold like schools, hospitals, govemment Bungalows and

above type of property.

Land cost can be estimated using the Sales Comparison Approadr by sfudying recent sales of land close to the subject

properly, and these sales should be comparable in size and locaton wlth sub.iect property.

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

comparable properties multiplied by tre total square footags of the Bungalor. The cost approact is commonly used for

Residential Bungalow, Residential Bungalow and properties mentioned above.

As the property is a Residential land and Bungahw thereof, we have adopted Cost approach / Land and Bungalow Method

for the purpose of valuation. The Price for similar type of property in $e neaby vicinity is in the range of t 30,000.00 to {
40,000.00 per Sq. lr,l. for land and Structure hereof Considering the rate with attached report, curent market conditions,

demand and supply position, Land size, location, sustained d8mand for Residential Bungalow / Plot, all round development

of commercialand Residential application in the locality etc.

We estimate { 32,200.00 per Sq. M. for Land with appropdate cost of construction for valuation.

i) Sale ability Good

iiD Any likely inmme it may generate

{r Since 1989

o

Vostukolo Consultonts (l) hrf. Ltd.
VASTUKALA An ISO 9001 : 2015 certified ComPonY

ii) Likely rental values in future in and
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3. ACTUAL SITE PHOTOGRAPHS

Since 1989
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ROUTE MAP OF THE PROPERTY
Sito u/r

Latitude Lonqitude: 1 9"58'43.3"N 73"47'36.7"E

Note: The Blue line shows he roule to site from nearest railway station (Nashik Road - 9'0 Km.)

Since 1989

@
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Vostukolo Consultonts (l) Pvt. Ltd.
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4. READYRECKONERRATE

@

Since 1989

Page 12 o'126

v
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Annual Statement of Rates Ver. 2.0
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Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989
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PRICE INDICATOR.S

@D,:
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Since 1989
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

particular above property in the prevailing condition with aforesaid specification is t 71,02,014.{X} (Rupees

Seventy-One Lakh Two Thousand Slx Hundred Fourteen Only). The Realizable Value ( 67,47,4E3.00

(Rupees Sixty-Seven Lakh Fo y-Seven Thousand Four Hundred Eighty-Three Only) and the Distress

value t 56,82,091.00 (Rupees Fifty-Six Lakh Eighty-Two Thousand Ninety0ne Only).

Place: Nashik

Date: 02.07.2024

For VASIUKALA CONSULIANTS (l) PW. LTD.
Ugn lt igrcd by rrinoJ ctEflrw.r

Ma noj chal i kwar ffiffi"Hiff:
D.r.: 2024.07.02 r 5r,5:!5 +05'30'

Direclor Auth. Si

Manoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-I-F-1763
Reg. No. lBBl/RV/07/2018/1 0366
BOB Empanelment No.: ZO:MZ:ADV:46:941

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

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

(Rupees

only)

Date

Signature
lName & Dcsionatinn nf thp lnsncctino

Otricial/s)

Countersigned
(BRANCH IVANAGER)

Enclosures

Declarationcum+ndertaking from the valuer (Annexure- I) Attached

Model code of conduct for valuer - (Annexure - ll) Attached

Since 1989
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1. DECLARATION FROM VALUERS

l, lr/anoj Chalikwar son of Shri. Baburao Chalikwar declare that:

The information furnished in my valuation report dated 01.07 .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.

Page 19 ol 26

(Annexure - l)

a

s

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

c. l/ my authorized representative has personally inspected the property on

28.06.2024. The work 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.

d

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

lhave read the Handbook on Policy, Standards and procedure for Real

Estate Valuation , 2011 ol 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 respective 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.

k. Further, I hereby provide the following information.

Since '1989

h

o

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

e.

f.



Valuatjon Report: BOB/ Narsingh Nagar Branch / Sau.ujwala Santosh Magar (009637/2307027)

Since 1989

Page 20 of 26

fr

Particulars Valuer comment
1 Background information of the

asset being valued;
The property under consideration was purchased by
Sau.Ujwala Santosh l\,!agar from Smt.Padmavati Pandurang
Bhat as per Sale deed Vide No.4201/ 2004 Dated.29.07.2004.

2 Purpose of valuation and appointing
authority

As per the request from Bank of Baroda, Narsingh Nagar Branch
to assess Fair market value of the property for banking purpose.

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

[,lanoj B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Manager
Sachin Raundal - Valuation Engineer
Rashmi Jadhav - Technical Manager

^hi^l^h-^i 
a}'-,',{h.; T^^h^i^.l aL,i^^.

4 Disclosure of Valuer interest or
conflict, if any;

We have no interest, either direct or indirect, in the property

valued. Further to state that we do not have relation or any
connection with property owner / applicant directly or
indirectly. Further to state that we are an independent
Valuer and in no way related to property owner / applicant

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

Date of Appoinlment - 28.06.2024
Valuation Dale - 02.07 .2024
Date of Report - 02.07.2024

6 lnspections and/or investigations
undertaken;

Physical lnspection done on date 28.06.2024

7 Nature and sources of he informaton
used or relied upon;

. lllarket Survey at the time of site visit

. Ready Reckoner rates i Circle rates

. Online search for Registered Transactions

. Online Price lndicators on realestate po(als

. Enquiries with Real estate consultants

. Existing data ofValuation assaqnments canied out by us

I Procedures adopted in carrying out
the valuation and valuation
standards followed;

Cost Approach (For Bungalow construction)
Comparalive Sales Method (For Land component)

0 This valuation is for the use of the party to whom it is

addressed and for no other purpose. No responsibility is

accepted to any third party who may use or rely on the
whole or any part of this valuation. The valuer has no
pecuniary interest that would conflict with the proper
valuation of the property,

10 Major factors that were taken into
account during the valuation;

Cunent market conditions, demand and supply position,

Residential land size, location, sustained demand for
Residential land, all round development of commercial and
Residential application in the locality etc.

11. Major factors that were not taken into
a^^^lr^t .ir rrinr.l lha vahratinn

Nit

12 Caveats, limitations and disclaimers
to the extent they explain or
elucidate the limitations faced by
valuer, which shall not be for the

PUrPUsts Ur m [rng nrs resPursrullrly
for the valuation report.

Attached

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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2. ASSUMPTIONS, DISCTAIMERS. L MITATIONS & OUALIFICATIONS

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

our reDort we identfy certain limitations to our investigations. this is to enable he reliant Darty to instruct further
investjgations where mnsidered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigations

Assumptions
Assumptions are a necessary part of undertaking valualions. VCIPL adopts assumptrons for the

purpose of providing valuation advise because some matters are not capable of accurate calatlations or fall
outside the scope of our expertise, or out instructrons. The reliant party accepts that he valuation contains
certain specilic assumptions and acknowledge and accept the risk of hat if any of the assumptions adopled in

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

lnformation Supplied by Othcrs
The appraisal is based on he information provided byhe dient. The same has been assumed to be

conecl and has been used for appraisal exercis€. Wherc it is stated in he 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.

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

provided as an estimate and/or opinion based on he informalion klom to VCIPL at the date of this document.

VCIPL does not wanant that such statements arc accurate or mfiect.

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

assume no responsibility in connection with such matters.

Site Details
Based on inputs received ftom Clients representative and site visit mnducted, we understand that the subject

property is cunently a contiguous and non-agdcultural land parcel admeasuring ,l75.50 Sq. M. and structures

thereof. The property is owned by Sau.Ujwala Santosh Magar. Further, VCIPL has assumed that the subject
a;axa*r, ir {raa {:aa -hr/ 6h^' .^hm6nt ^^'l i. -r,-il-hl^ .. 

^6 
rh6 i6t^ 

^{ 
th6 

^^^ra;.alP.vpvrr, ,r !,uv ,'s"' o", u,v uPP,u,rq,,

Property Title
Based on our discussion with the Client, we understand that the property is owned by Name of Owner:

Sau.Ujwala Santosh J{agar. For the purpose of this appraisal exercise, we have assumed that the subject

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

enquiries ".rith the rslevant locel eulhorities in this regard and Coes nct cedi{'/ the prcpery as having a clear anC

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

obtained for the pueose of this appraisal exercise, lt has been assumed that the tite deeds are dear and

marketable.

Since 1989

o

{r Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony

Value Subjec{ to Change
The subject appraisal exercise is based on prevailing market dynamics as on 02nd July 2024 and does

not take into account any unforeseeable developments which could impact the same in the future.
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Envlronmental Conditions
We have assumed that the subject property is not contaminated and is not adversely affected by any

existing or proposed environmental law and any processes which are canied out on the property are regulated
by environmental legislation and are properly licensed by the appropriate authoriues.

Town Planning
The permissible land use, zoning, adrievable FSl, area statement adopted for purpose of this

valuation is based on the informatjon provided by the Client's representative and the same has been adopted
for this valuation purpose. VCIPL has assumed the same to be conect and permissible, VCIPL has not
validated lhe same fom any authority.

Area
Based on the documents, we understand that the subject property is contiguous and non-agricultural

land parcel admeasuring 175.5{l Sq, ll. and structure thereof.

Condition & Repair
ln the absence of any information to the conkary, we have assumed that there are no abnormal

ground conditions, nor archaeological remains presenl which might adversely affect the cunent or future
occupation, development or value of he prcperty. The property is free from rat, infestation, structural or latent

defect. No cunently known deleterious or hazardous materials or susp€ct techniques will be used in the

construction of or subsEuent alteration or additions to the property and comments made in the property details

do not purport to express an opinion about, or advise upon, he 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, lhe valuation mehodology used is Direct Companson

Approach Mefiod and proposed Highest and Best Use model is used for analysing development potential.

The Direct Comparison Approactl intolves a compadsom of the properly being valued to similar
properties that have actually been sold in ams - length transactiurs 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 competitjve ma*et and is particularly useful in estimatjng the value of the land and
properties thal are typically traded on a unit basis.

ln case of inadequate recent transaction activity in he sublect micro-market, the appraiser would

collate details of older kansactrons. Subsequently, he appraiser would analyse rental / capital value trends in

the subject micromarket in order to calculate the percentage increase / decrease in values since the date of
the iden$fied transactions. Thrs percentage would then be adopted to project the cunent value of the same.

Where reliance has been placed upon extemal sources of information in applying the valuation

methodologies, unless otheruise specilically instructed by Client and/or stated in the valuation, VCIPL has not
independently vedlied that information and VCIPL does not advise nor accept it as reliable. The person or entity
to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in
the valuation is inconect, then this may have an effect on the valuation.

Not a Structural Survey
We state that this is a valuation report and not a structural survey

Other
All m6.oirt6m6^i. .r6.e 

^hrt 
aaac rrrala/ ih ^,'r r6h^rt -16 6^^, viM^l^v "' w, ,wPvt I s'w uPPrv^t'rrorv

Since 1989
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Legal
We have nol made any allowances with respect to any existing or proposed local legislation relating to

taxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to

appear in court by reason of this appraisal report, with reference to the property in question, unless
anrn^omant hac haen mar{e thete^f Frrrthor nn lanal edrrina ^n anv ,cno.te has hecn nhfalner1 for the
=r 

r or rs=ri:=r,t
purpose of this appraisal exercise

Property specific assumptions
Based on inputs received from the client and site visit conducted, we understand that the subject

piopefry is ciirrentiy vacant and Bank Possession, contigrjoiis aiid non€giicuitijiai land parcel a,jmeasuring

175.50 Sq. M. and structure thereof.

3. ASSUMPTIONS, CAVEATS. LlMITATION AND DISCLAIMERS
1. We assume no responsibility for matters of legal nature afiectrng 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 unapparent conditions of the subsoil or structure that would render

it more or less valuable. No responsibility is assumed for such conditions or for engineenng that might be

required to discover such factors.

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

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

market rates

Since '1989

o
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(Annexure - ll)

4. MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

2. A valuer shall maintain integrity by being honest, straightfonivard, and forlhright in all professional
relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adequate informalion and shall not
misrepresent any fac{s or situations.

4. A valuer shall refrain from being involved in any action that would bring disrepute to the
profession.

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

Professional Competence and Due Care

6. A valuer shall render al all times high standards of service, exelcise due diligence, ensure proper

care and exercise independent professional judgment.

7. A valuer shall carry out professional services in accordanca with the relevant tectnical and
professronal standards that may be specified from time to lime.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-todate developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except lo the extent that the assumptions are based on statements of
fact provided by the company or its auditors or consultants or rnformation available in public

domain and not generated by the valuer.

10. A valuer shall not carry oul any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

11, 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 arrangement with other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conflict of interest, coercion, or undue influence of
any party, whether ciirectiy connected to the vaiuation assignment or not.

'13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is nol
independent in terms of association to the company.

Since 1989
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'14. A valuer shall maintain complete independence in his/its professional relationships and shall

conduct the valuation independent of extemal influences.

15. Avaluershall wherever necessary disclose to the clients, possible sources of conllicts 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 reDort becomes oublic, whichever is earlier.

17. A valuer shall not indulge in "mandate snatching' or offering 'convenience valuations" in order to

cater to a company or client's needs.

'18. As an independent valuer, the valuer shall nol 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 five 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 support of such
decision. This shall be maintained so as to suffcienty 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 carried 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 Tribunal, the registered valuers organisation with which he/it is registered, or
anv 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 period of three years

or such longer period as required in its contract for a specific valuation, for production before a
regulatory authority or for a peer review. ln the event of a pending case before the Tribunal or
Appellate Tribunal, lhe record shall be maintained till the disposal of the case.

Since 1989
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifls or hospitality which undermines or affects his
independence as a valuer.

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

26, A valuer shall not offer gifts or hospitality or a financial 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 ihe conciuct of profession ior himself I itseif.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparenl 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 other than hose wfiich are disclosed in a written
contract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

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

Place: Nashik

Dale:02.07.2024

For VASIUKALA CONSULIANIS (l) PVf LID.

Manoi gir:1Y,:':tf.fl,m:ls:fl";.
' conrulr.nlr (t)qn. Ltd.,ou=Mumbdr.

Chalikwar Bl:i;H#,:#!:fxiil',,'#

Direclor
Manol B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-l-F-1763
Reg. No. iBBilRVl0 r-i2018i1A366

B0B Empanelment No.: ZO:l\,lZ:ADV:46:941
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