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Details of the prooertv under consideration:

Name of Owner: Mr. Irlayur Prakash Alai

Residential Land Bearing Gat No. 25/ 1/ 2, Near Sarabjeet Punjabi Dhaba, Opp. Ambe Bahula,

Mumbai Agra National Highway, At- Rajur Bahula, Taluka - Nashik, District - Nashik,

PIN - 422 001, State - Maharashtra, Country - lndia.

Lonqitude Latitude: I 9"54'32.'l "N 73'42?8.0"E

Valuation Done for:
Janata Sahakari Bank Ltd., Pune

Nashik Branch
Alpha Square, D'Souza Colony, 0ff. Collage Road,

Times of lndia building, opp. Kathiyawad Showroom,
Nashik - 422 005, State - Maharashtra, Country - lndia
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VALUATION OPINION REPORT

This is to certity that the property bearing Residential Land Bearing Gat No. 25/ l/ 2, Near Sarabjeet Punjabi

Dhaba, Opp. Ambe Bahula, Mumbai Agra National Highway, At- Rajur Bahula, Taluka - Nashik, District -
Nashik, PIN - 422 001, State - Maharashtra, Country - lndia belongs to Mr. ilayur Pnkash Alai.

Land

North Gat No. 24 & Road

South Gat N0.25l 2/ Part

East

West Gat no. 25/ 1/ 2 Part

Considering various parameters remrded, existing economic scenado, and the information that is available with

reference to the development of neighbofiood and mahod seleded for valualion, we are of the opinion that, the

property premises can be assessed and for his parlicular purpose at specifications is t 5,03,57,22t1 /- (Rupees

Five Crote Thrce Lakh Fifty-Seven Thousand Two Hundr€d Trcnty.Four Only).

The valuation of the property is based on the doflmenb poduced by the mncemed. Legal aspects have not

been taken into consideration while preparing his valuaton report.

Hence certified

For VASTUKALA CONSULIANIS (l} PVI. LID.

Manoj
Chalikwar
Director
illanoi B. Chalikwat

Registered Valuer
Chartered Engineer (lndia)

Reg. No, CAT-|-F-1763
Errci. Vaiuaiiurr repuri,.

Oqitrlly riq..d by Manol Ch.mw.r
otJ: cn=M.noj chaxlwr, o-Vartubh
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Valuation Repod Prepared For: JSB / Nashik Eranch / Mr. ilayur Prakash Alai {009690/ 2307048) Page 3 ol 24

Vastukala Consultants (l) Pvt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

To,

The Branch Manager,
Janata Sahakari Bank Ltd., Pune
N,Ghil, Er.i^h

Alpha Square, D'Souza Colony, off. Collage Road,

Times of lndia building, opp. Kathiyawad Showroom,
Nashik - 422 005, State - Maharashtra, Country - lndia

I

1

2

VALUATTON REPORT (tN RESPECT OF LAND )

General
Purpose for which the valuation is made : To assess value of the property for Bank Loan Purpose.

a) Date of inspection . 03.07.2024

b) Date on which the valuation is made . 03.07.2024

List of documents produced for perusal

1, Copy of lndex ll Documenl No.2927 I 2024 daled 21.03.2024 Name of Owner is Mr. Mayur Prakash

Alai.

2. Copy of Sale deed Vide No.2g27l2024 Dated.20.03,2024

3. Copy of Legal Scrutiny Report dated 26.03.2024 issued by Adv. Umesh Prakash Kulkarni.

4. Copy of NA Order Letter No. Jamabandi / NAASR I 51 I 2016 Dated.23.01.2017 issued by Sub-

divisional offi ce, Nashik.

5. Copy of Tentative Layout Plan Vide Letter No. '1780 dated 07.07.2017 issued by Assistant Director of

Town Planning, Nashik.

6. Copy of 7/12 Extract,

7. Copy of NA Order Letter No.Astha-1/42-l(SR/33/2024 Dated.12.06.2024,lssedy by Tahsil Office ,

Nashik.

Mr. Mayur Prakash Alai.

Address:

Residential Land Bearing Gat No. 25/ l/ 2, Near Sarabjeet

Punjabi Dhaba, Opp. Ambe Bahula, Mumbai Agra National

Highway, At- Rajur Bahula, Taluka - Nashik, District -
Nashik, PIN - 422 001, State - Maharashtra, Country -
lndia.

Contact Person:

Mr. Nilesh Rao (Seller)

Contact No.: +91 9082885349

Sole Ownership

Since 1989

3

4

@
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Valuaton Report ftepared Fo.: JSB / Nashik Branch / l{r. I{.yur PBkarh Alal (0096S0/ 230704E)

Brief description of the property (lnduding
Leasehold / freehold etc.)

Pege 4 of 24

Property:
Residential Land Bearing Gat tlo. 25/ 'll 2, Near Sarabjeet
Punjabi Dhaba, opp. Ambe Bahula, Mumbai Agra National

Highway, At- Rajur Bahula, Taluka - Nashik, District -
Nashik, PIN - 422 001, State - Maharashtra, Country -
lndia.

Land Mark: Near Sarabjeet Punjabi Dhaba.

Residential Land Bearing Gat No.25/ l/ 2

At- Rajur Bahula

Taluka - Nashik

District - Nashik

Residential Land Bearing Gat No. 25/ 1/ 2, Near Sarabjeet

Punjabi Dhaba, Opp. Ambe Bahula, Mumbai Agra National

Highway, Al Rajur Bahula, Taluka * Nashik, District -
Nashik, PIN - 422 001, State - Maharashtra, Country -
lndia.

Nashik

Yes

No

No

Middle Class

Semi Urban

At- Rajur Bahula

q

6 Localion of property

a) Plot No

b) Door No.

c) C.T.S. No. / Village

d) Ward / Taluka

e) Mandal / District

Postal address of the propeny

City / Town

Commercial Cum lndushial arca

Commercial area

lndustrial area

Classification of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural

Coming under Corporation limit / Village
Panchayat / Municipalily

Whether covered under any State / Cenbal
Govt. enactments (e.g., Urban Land Ceiling

Act) or notified under agency area/
scheduled area / cantonment area

ln Case it is Agricultural land, any

mnversion to house site plots is

mntemplated
Boundaries of the property

Particulars North South East
As per Site & LSR

Gat N0.25/ 2/ Part Gat n0.25/ 1/ I Part

7

8.

I

10.

11.

12.

13.

Sr.
lilo.

No

No

Gat No. 25/ 1/ 2
Gat No. 24

& Road

West

Gal no.25l 112Par1

14.1 Dimensions of the site

14.2

North

South

East
West

Latitude, Longiude & Coordinates of
prcperty

@

Since 1989

A
As per the Deed

N. A. as the total land area is in inegular shape

1 9'54',32. 1',N 7 3" 42' 48.0 E

B

{
VASTUKALA An ISO 90Ol : 20'15 Certified Compony

Actuals

Vostukolq Consultonts (l) Pvt. Ltd.



Valuation Repod Prepared For JSB / Nashik Branch / llr. ilryur Prrka3h Alal (0@690/ 2307Cr46)

14. Extent of tre site : Land Area in Sq. I[ = tl34l.1tt

Extent of the site considered for' Valuation (least of 14A& 14B)

Whether oerupied by the ovmer /
tenant? lf occupied by tenant since

how long? Rent received per month.

II CHARACTERSTICSOFTHES1TE
1 . Classification of locality

2. Development of sunounding areas
3. Possibility of frequent llooding/ sub-

merging

Feasibility to the Civic amenities like

Page 5 of 24

(Area as per Plan)

Vacant Plot

Located in Middle class locality

Under developing Residential Cum lndustrial area

No

All available near by

Plain

Square

For Residential purpose

Residential

Yes

lntermittent
Yes

Mudd Road

Below 20 ft

No

N.A. as the pmperty is open plot

N.A. as the property is open plot

N.A. as the property is open plot

Located in developing Commercial Cum lndustrial area

No

Land Area in Sq. M = 434,|.,l4

(Area as per Sale Permission Letter)

N, A.

Land Arca in Sq. M = 4341.1,[

(Area as per Sale Permission Letter)

15

16

4. School, Hospital, Bus Stop, Market
elc.

5. Level of land with topographical

conditions
6. Shape of land

7. Type of use to which it can be put

8. Any usage restriction

9. ls plot in town planning approved

layout?

10. Comer plot or intermitlent plot?

11. Road facilities

12. Type of road available at present

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

14. ls it a Land - Locked land?

15. Water potentiality

16. Underground sewerage system

17. ls Power supply is available in the
site

18. Advantages ofhe site

19. Special remarks, if any like threat
of acquisition of land for publics
service purposes, road widening
or applicabilig of CRZ provisions
etc. (Dlstance from sea-cost / tidal
level must be incorporated)

Part - A (Valuation of land)
1

Size of plot

North & South

East & West

2 Tolal extent ofthe plot

Since 1989

o

{r Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An lso 9001 : 2015 certilied ComPonY
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Valuation Report Prepared For: JSB / Nashik Branch / ilr. llsyur Prakash Alai (0096S0/ 230704E) Page 6 of 24

{ 9,0001 to t 12,0004 per Sq. M. for Land

Details ot online listings are attached with the report

t 1,150/- per Sq. M.forLand

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 difier from place to place and location. Amenities per se as

evident from the fact that even RR rates decided by Govt. differ.

tl 1,6001 per Sq. M. for Land

t 5,03,57,224.00

N.A. as the property is an Open Plot

N.A. as the property is an Open Plot

NA. as the prcperty is an Open Plot

N.A. as the pmperty is an Open Plot

N.A. as the property is an open Plot

N.A. as the prcperty is an Open Plot

N.A. as he property is an Open Plot

N.A, as the property is an Open Plot

N.A. as the property is an Open Plot

N.A. as the property is an Open Plot

Not Provided

Prevailing market rate (Along with
details / reference of at least two
latest deals / fansactions with
respect to adiacent propertes in the
areas)
Ready Reckoner rate from
Govemment Portal

ln case of variation ol20o/o or mote
in the valuation proposed by the
valuer and the Guideline value
provided in the State Govt.
notificat on or lncome Tax Gazette
justificatron on variation has to be
given.

Assessed / adopted rate of valuation

of Land

Estimated value of land

Technical details of the buildirp
a) Type of Building (Residential

Cum lndustrial / Commercial/
lndustdal)

b) Type of construction (Load

bearing / RCC / Steel Framed)

c) Year of construclion

d) Age of the building

e) Life of fie building estimated

f) Number of floors and height of
each floor including basement, if
any

g) Plinth area floor-wise

h) Condition of the building

i) Eftrior - Excellent, Good,

Normal, Poor

ii) lnterior- Excellent, Good,

Normal, Poor

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

4

E

b

1

j) Approved map / plan issuing

authority
k) Whether genuineness or

authenticity of approved map /
plan is verified

l) Any other comments by our
empaneled valuen on authenlic
of approved plan

Since 1989

Not Provided

Not Provided

No

@

fr Vostukolo Consultonts (t)Pvt. Ltd
VASTUKALA An ISO 9001 : 20'15 Certified Compony
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Specifications of construction (floor-wise) in respect of

Sr.
No Description

Foundation

Basement

Su pe rstru ctu re

Joinery / Doors & Windows (Please fumish

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

of timber
RCC Works

Plastering

Flooring, Skirting, dado

Special finish as marble, granite, wooden
paneling, grills etc.

Roofing including weatherproof course

Drainage

Compound Wall
Height

Length

Type of construction

Electrical installation
Type of wiring

Class of fittings (superior / ordinary / poor)

Number of light points

Fan points

Spare plug points

Any other item

Plumbing installation

a) No. of water closets and their type

b) No. of wash basins

c) No. of urinals

d) No. of bathtubs

e) Water meters, taps etc.

f) Any other fixtures

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as he property is an Open Land

As per Site he Fencing Not Done on Said Land

N.A. as the property is an open Land

N.A. as the property is an Open Land

l,mount in (
N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A, as the property is an Open Land

N.A. as the property is an Open Land

1

2
.'

4

5

6

7

8.

0

10

2.

3.

4.

f,FFEtt+=r"r+ .P'.v:
'1. Podico

2. Omamentalfiont door

3. Sit out / Verandah with steel grills

4. Overhead water tank

5. Extra steel / ollapsible gates

Tohl

Since 1989

@

Vostukolo Consultonts (l) R/t. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified ComPonY

N.A. as he prcperty is an Open Land

N.A. as he property is an Open Land

N.A. as the pmperty is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

Amount in ?
N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

{r



Valuation Report ftepared For: JSB / Nashik Branch / IU.. awr Prakash Alal (009690/ 2307046)

property is

property is

property is

property is

property is

property is

property is

property is

pmperty is

property is

property is

Rate in ?
1 150.00/-

Amount ln t
an open Land

an open Land

an open Land

an open Land

an open Land

an Open Land

an open Land

an open Land

an open Land

an open Land

an Open Land

Page I of 24

Value in t
t 49,92,311/.

P;t-D(AmalUc)
1. Wardrobes

2. Glazed tiles

3. Exlra sinks and batrtub

4, Marble / cemmic tiles flooring

5, lnteriordecorations

6, Architoctural elevation wo*s
7, Paneling works

8. Aluminum works

9. Aluminum handrails

10. False ceiling

Total

Pul - E (Iflrcclauour)
1, Separate toilet room

2. Separate lumber room

3. Separate water lank / sump

4. Trees, gardening

Tolal

M - F (S.rvlc!,
1. Water supply anangements

2. Drainageanangements

3. Compound wall

4, C.B. deposits, fittings etc.

5. Pavement

Total

Psrtlcuhrs
Land

Amount in t
N.A. as the property is an Open Land

N.A. as the property is an open Land

N.A. as the property is an Open Land

N.A. as the property is an Open Land

N.A. as the property is an open Land

: Amount in t
: N.A. as the property is an open Land

: N.A. as the property is an Open Land

: N.A. as the property is an Open Land

: N.A. as the property is an Open Land

N.A, as the property is an Open Land

N.A. as the property is an Open Land

Govemment Value

N.A,

N,A.

N,A.

N,A.

N,A.

N,A.

N,A.

N,A.

N,A.

N,A.

N,A.

as the

as the

as the

as the

as the

as the

as the

as the

as the

as the

as the

Area in Sq. .

4341 .14

TOTAL ABSTRACT OF THE ENTIRE PROPERTY

Part - A

Part - B

Part - C

Part - D

Part - E

Part - F

Remarks

Land

Buildings

Compound Wall

Amenities
Pavement

Services

Fah Ma*et Value ln (t)

Realizable Value ln (()

Distress Sale Value ln (?)

Since 1989

t 5,03,57,224l.

< 5,03,57,2211-

t 
'1,78,39,363/.

< 4,02,8s,779/-

o

{ Vostukolo Consultonts (t) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony



Valuation Report Prepared For JSB i Nashik Branch / li,. M.yur Pr.kash Alsl (00969Oi 230704E) Page I ol 24

Justification for price /rate
The Markel Value of the property is based on facts of markets discovered by us during our enquines, 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
!.^^^-.^^.ia^-4.,^r;^-^a.l^^..1,i^^.---^.1.,i^^-;^,^.tl ]t^ a^- -^ ll-.lr^. r1.1..^ :- l-I-'?

ai;ive O, iis iiiii PIOVe i'ii OC (i(jiicui ii aii 
'rijUiigia 

iji aiiit -ijr.rjciii PiU!,C,iI in.Jaaiiirlr uur, 
^D 

ror oo rYrar^sr

ll is concemed, it is not possible to comment on same, may be govemmenl rates are fixed by sampling during same

nainr af tima in nart errl ,.Aaraao hiaizar vafi rac 
^hr6^6 

6t,66, 6^^1h

ln most of the cases the actual deal amount or Transaction value is not reflected in Property Documents because of

vanous Mad(et p!'actices. As Va!r.le!', w€ always try to give a valr.]e which is co[ect !'p-!!ection of actua! transaction value

irespeclive of any factoB in market.

Method of Valuation / Approach
F Land mst can be estimated using the Sales Comparison Approach by studying recent sales of land close to the

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

> As the property is a Commercial Cum lndustrial land, we have adopted Comparative Sales Method / Sales

Comparison Approach for the purpose of valuation, The Price for similar type of property in he nearby vicinity is in

the range of t 9,0001 to t '12,0001 per Sq. M. {or land Considedng he rate with attadred report, cunent market

conditions, demand and supply position, Land size, localion, sustained demand for Commercial Cum lndustrial land,

all round development of Commercial Cum lndustrial and commercial application in the locality etc.

> We estimate <1 1,600.00 per Sq. M. for Land for valuation.

i) Saleability Good

ii) Likely rental values in future in and

iii) Any likely income it may generate

Since 1989

en

{r
VASTUKALA An ISO 900'l : 2015 Certified Compony
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Valuation Report Prepared For: JSB / Nashik BBnch / l{r, lrlayui Prakarh Alai {009690i 2307(N8) Page 10 of 24

I ACTUAL SITE PHOTOGRAPHS

{
Since 1989

Vostukolo Consultonts (t) Pvt. Lid.
VASTUKALA An ISO 900I : 2015 Certified Compony
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Valuatjon Report Prepared For: JSB / Nashik Eranch / t(r. ,yur Prakash Ahi (009690/ 230?0.18) Paoe 11 ol24

ACTUAL SITE PHOTOGRAPHS

e)qI {r Since '1989

(_.
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Valuation Report Prepared For: JSB / Nashik Branch / llr, X.yur Prsk$h Alai (009690/ 23070,18) Page 12 ol 24

Site uh

Lonoitude de:19"54'32.,|"N 42'48.0"E
Note:TheBluelineshowstheroutetositefromNearestRailwayStation(NashikRoad-19.3KM.)

Since 1989

@

{

I

\ YJ
I

Nashik
qrfi't6,

\fti3'

'r{"
*r,r*rr$

Vostukolq Consultonts (t) pvt. Ltd
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Valuation Repod Prcpared For: JSB / Nashik Branch / r. I{ryur Praklrh Alri (009690/ 2307018)

READY RECKONER RATE

Since 1989

Page 13 of 24

{

@
Department ot Registration & Stamps atruft c rri6 frrn{ t

r{mE rr{a &Govern ent ol Mah...rhtr.

Erli

aTqraTtr el qrir
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Valuation Report Prepared For JSB Nashik Bia,rch i lltr. Mayur Prakash Alai iC09690r 2307048)

PRICE INDICATORS

Since 1989

Page 14 ol 24

Activrt. now to g.t

I2 Lac(s) lO22! Sq-n

@@
Plot Ar.. i,1 ': 

'r'

Piop.rry o.tcrtptort
Rqur b6hul6 (N€$krn6srk-llumbar h€hwsy. Front 'n{sfi mu cDal -3tm'n€xl lo ninnsl thfam' h'ghway 50 mlr

Oont torg€l io mo.ton

il E

62.93 Lac
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Vahration Report Prepared FoI JSB i Nashik &anch / Mr,l{ayur Pratash Alai (00s690/ 2307c,48) Page 15 ol24

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

particulars above property in the prevailing mndition with aforesaid speciflcation is ? 5,03,57,224 l- (Rupees

Five Crore Three Lakh Fifty Seven Thousand Two Hundred Twenty Four Only). The Realizable Value of

the above property is t 4,78,39,363/- (Rupees Four Crore Seventy Eight Lakh Thirty Nine Thousand Three

Hundred Sixg Three only). The Distress Sale Value is t 4,02,85,779/- (Rupees Four Crore Two Lakh

Eighty Five Thousand Seven Hundred Seventy Nine only).

Plaee: Nashik

Date: 03.07.2024

For VASTUKALA CONSULIANTS (l) PW. LID

Manoj
Chalikwar
Director

Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-|-F-1763
Encl: Valuation report.

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

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

(Rupees

only)

Date
Signature

(Name & Designaton of the lnspecting Official/s)

Countersigned
(BRANCH I/ANAGER)

OlErt lly tlgh€d by Manol Challkwar
ONr cn=Mrnoj Chahk*ar, o=v.irukala
Contuhants (l) An. Ltd., ou=Muhb6i,
email=mano,@v tukal..org, <=lN
o.te: 2024.07.01 I 1:4!,.49 +05'30'

Auth. Si gn.

Enclosures

Declaration-cum-undertaking from the valuer (Annexure - l)

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

DECr-ARlTfi ilr€Ut.r.n{tERTAt$lts
I, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:

a) I am a citizen of lndia.

b) i wiii not undertake vaiua on of any assets in whicir i have a direct or inriireo inrerest or become so

interested at any time during a period of three years prior to my appointment as valuer or three years

afler the valuation of assets was conducted by me.

c) The information fumished in my valuation report dated 03.07 .2024 is true and conect to he best of my

knowledge and belief and I have made an impartal and true valuation of he ploperty.

d) l/ my authonzed representative has personally inspected the property on 03.07 .2024. The work is not

sub - contracted to any offier valuer and canied out by myself.

e) Valuation report is submitted in the format as prescribed by the bank.

0 I have nol been depanelled / delisted by any other bank and in case any such depanelment by other

banks during my empanelment wih you, I will infom you wihin 3 days of suct depanelment.

g) I have not been removed / dismissed from seMce / employment earlier.

h) I have not been mnvicted of any offence and sentenced to a term of imprisonment.

i) I have not been found guilty of misconduc{ in my professional capacity.

j) I have not been declared to be unsound mind.

k) I am not an undischarged bankrupt or has not applied to be adjudicated as a bankrupt.

l) I am not an undischarged insolvent.

m) I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (43 of 1961) and time limit

for filing appeal before Commissioner of lncome-tax (Appeals) or lncome-tax Appellate Tribunal, as the

case may has expired, or sudl penalty has been mnfirmed by lncome-tax Appellate Tribunal, and five

years have not elapsed after levy of sud penalty.

r\ ! halr ri Ln4 ^^^.,ir^,J ^a .. ^g^.^- -^--^^r^,J ..;.L ^^., -.-^^^ti-^ ,.-,J^- +L^ t^ -^-^ T^- A ^. a na ar, rrroYgrrvrucsrrvullvr{,rEu ur or u c,rug lulrrir,rsu yyriirair] p,ur,ccuiiig uiiijiti iiiir,iilriiic iaA^i;i i5Di,

Wealth Tax Act 1957 or Giff Tax Act 1958 and

o) My PAN Card number as applicable is AEAPC0117Q.

p) I undenake to keep you informed of any events or happenings which would make me ineligible for

empanelment as a valuer.

Since 1989

@

{ Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 90O l :2015 Certified Compony



Va,uation R@d Prepared Foc JSB / Nashik BBnch / r. f.yur PEkarh Ahi {009690/ 2307M}) PW 17 ol 21

q) I have not concealed or suppressed any material information, facls and records and I have made a

complete and full disclosure.

r) I have read the Handbook on Policy, Standards and procedure for Real Estate Valuation,

2011 of the IBA and this report is in mnformity lo the 
.Standards' 

enshrined for valuation in the Part - B

nf tho aMwo hanllhnatr tn tho hact n{ aw ahilihr

s) I have read the lntemational Valuation Standards (lVS) and the report submitted lo the Bank for the

respective asset dass is in conformity to he 'Standards" as enshrined for valuation in he IVS in

"General Standards" and "Asset Standards" as applicable. The valuation report is submitted in he

prescnbed fomat ofthe bank.

t) I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V - A signed

copy of same to be taken and kept along with this declaration).

u) l am registered under Section 34 AB ofhe Wealth Tax Ad, 196-r.

v) I am valuer registered with lnsolvency & Bankruplry Boad of lndia (lBBl).

w) My CIBIL Score and credit worlhiness is as per BanlCs guidelines.

x) I am Chairman & Managing Diredor of he company, who is competent to sign this valuation report.

y) I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i.e.,

LLMS / LOS)onty.

z) Further, I hereby provide lhe following infomalion.

Since 1989
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Sr.
No.

Particulars Valuer comment

Background information ofthe asset being
valued;

Purpose of valuation and appointing
authority

As per lndex ll Owner is l\,.lr. l/ayur Prakash Alai

4

2

3

I

I

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

Disdosure of Valuer interest or conflict, if
any;

Date of appointment" valuation date
and date of report;

lnspections and/or investrgations
undenaken;
Nature and sources of the infomation
used or relied upon;

Procedures adopted in carrying out the
valuation and valuation standards
followed:
Reslrictions on use of the report, if any;

Ma.ior factors that were not taken into
account during the valuation.
Caveals, limitations, and disclaimers
to the extent they explain or elucidate
the limitatrons faced by valuer, which
shall not be for the purpose of limiting
his responsibility for the valuation
report.

Since 1989

As per the request from Janata Sahakari Bank Ltd., Pune

Nashik Branch to assess Fair Market value of the property

for Banking purpose.

Manoj B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Manager
Swapnil Wagh - Valuation Engineer
Binu Surendran - Technical Manager
Rushikesh Pingle - Technical fficer
We have no interest, either dkect 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
Date of Appointment - 03.07 .2024
Valuation Date - 03.07.2024
Date of Repoil - 03.07.2024
Physical lnspection done on 03.07.2024

o Market Survey at lhe time of srte visit
. Ready Reckoner rales / Circle rates
o Onlrne Price lndicators on real estate portals

. Enquiries with Real estate consultants

. Existlng data of Valuation assignments carried out
by us

Comparative Sales l\,lethod / Market Approach

This valuation is for lhe use oi 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 wih the proper

valuation of the property.

Current market condrtions, demand and supply position,

Commercial Cum lndustrial land size, location, sustained
demand for Commercial Cum lndustrial land, all round
development of Commercial Cum lndustrial and
commercial application in the locality etc.
Nit

Attached
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account during the valuation.
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ASSUMPTIONS, DISCLAIMERS, LIMITATIONS & QUALIFICATIONS

Value Sublect to Change

The subjecl appraisal exercise is based on prevailing market dvnamics as on 03d Jul-v 202i1 and does not take

into acmunt any unforeseeable developments which could impact the same in the future.

vut lltYtslugaltl,ll!
We are not engaged to cany out all possible investigations in relation to the subject propefi. Where in our report

^^J^l- r:-i.^.:^^^ +^ ^..- t^.,^^r:^^ai^-^ rtri- i^ a^ ^^^ll^ al!^ ,^li^^a ^^,a.. a^ in^aF,^r a,;L^?rro i\j.iiiii, UCiaiiiii iiiiiiiiriiuliS iU UiJa ia riirJliiiiiuvr rir, rinr r! Porl, lv rrlJ(lul,l rurn'sr

investigations where considered appropriate or where we recommend as necessary prior to reliance. Vaslukala

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

investigations.

Assumptlons

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

providing valuation advise because some mattec are not capable of accurate cald,latjons or fall outside the

scope of our expertise, or out instructions. the reliant party accepts trat the valuation mntains certain specific

assumptions and acknowledge and accept the risk of that if any of he assumplions adopted in the valuation are

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

lnformation Supplled by Oherc
The appraisal is based on the informalion provided by the disnt. The same has been assumed to be conect and

has been used for appraisal exercise. Where it is stated in he repod 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 llatters
To the extent that the valuation includes any stalemont as to a futlre matter, that statement is provided as an

estimate andior opinion based on the information lmotyn h VCIPL at the date of this document. VCIPL does not

warant that such statements are acflrate or con€ct.

Itlap and Plans

Any sketch, plan or map in his report is included to assist fre reader while visualizing the property and assume

no responsibility in mnnection with such matters.

Site Details

Based on the site visit conducted, we understand that the subject property is contiguous land parcel admeasunng

4341.14 Sq. M. in the name of Mr. ltlayur Prakash Alai. Further, VCIPL has 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 Mr. Mayur Prakash Alai.

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 with the relevant local

authoritles in this regard and does not certify the property as having a clear and marketable title. Further, no legal

advice regarding the title and ownership of the subject property has been obtained for the purpose of this

appraisal exercise. lt has been assumed that the title deeds are clear and markelable.

Since '1989
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Environmental Conditions

We have assumed that the subject pmperty is not mntaminated and is not adversely affecied by any existing or

proposed environmental law and any processes which are canied out on the property are regulated by

environmental legislatron and are properly licensed by the appropriate authorities.

t9llrt r tarrrllrg

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 the same to be conect and permissible. VCIPL has not validated the same from

any authority.

Area

Based on the documents, we understand that he subject property is contiguous land parcel admeasuring

1311.'11 Sq. M

Condition & Repair

ln the absence of any infomation to the contrary, we have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely afiect the curent or future occupation,

development or value of the property. The property is free from rat, infestalion, structural or latent defect. No

cunently known deleterious or hazardous materials or susped techniques will be used in the mnstruction of or

subsequent alteration or additions to lhe property and commenb made in he property details do not purport to

expres 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 parts.

Valuation Xlethodology

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

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

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

properties that have actually been sold in ams - lengh tsansac{ions or are offered for sale. This approadr

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

properties in an open and competitive market and is partiarlady useful in estimating the value of the land and

propertjes that are typically traded on a unit basis.

ln case of inadequate recent transactron activity in the subjeci micro-market, the appraiser would collale

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

subject micrlmaftet in order to caloJlate the percentage increase / decrease in values since he date of the

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

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

methodologies, unless otheruise specifically instructed by Clienl and/or stated in the valuatlon, VCIPL has not

inoepenoentiy venfred that inirrrmatron ano VCiPt- ooes not aovise nor accept it as reiiabie. Tne person or entity

to whom the reporl is addressed acknowledges and accepts the dsk that if any of the unverified information in the

vaiuation is inconect, then this may have an effeci on ihe vaiuaiion.

Not a Structural Survey
We state that this is a valualion report and not a struclural survey.

Other

All measurements, areas and ages quoted in our reporl are approximate.

Since 1989
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Legal

We have not made any allowances with respect to any existing or pmposed 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 re{erence to the property in question, unless anangement has been

made thereof. Further, no legal advice on any aspects has been obtained for the purpose of this appraisal

exercise.

Property specific assumptions

Based on inputs received from the client and site visit conducted, we understand that the subiect property is

contiguous land parcel admeasuring 134,l.14 Sq. M

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal nalure affecting the property appraised or the title

therelo, nor do we render our opinion as to the title, which is assumed to be good and markelable.

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 unapparcnt conditions of he subsoil or structure that would

render it more or less valuable. No responsibility is assumed for sudr conditions or for engineering lhat

might be required to discovel such factors.

5. There is no direcU indirecl interest in the property valued.

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

ma*et rates.

Since 1989{r
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrig and Faimess

1. A valuer shall, in the conduct of hiMts business, follow high standards of integrity and faimess in all his/its

dealinos with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightfonrrrard, and forthright in all professional
16l6ri^n-hi^.,w& w"or.rPo,

3. A valuer shall endeavour lo ensure that he/it provides true and adequate information and shall not

misrepresent any facts or sifuations.

4. A valuer shall reftain 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 at all tlmes high sbndards of service, exercise due diligence, ensure proper care
and exercise independent pofessional judgment.

7. A valuer shall carry out professional services in accodance wih fie relevant technical and professional

standards that may be specified from time to tinn,

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

service based on up-to-date developmenb in pradice, prevailing regulations / guidelines and

techniques.

9. ln the preparation of a valuation report, lhe wluer shall not disclaim liability for his/its expertise or deny
hiMts duty of care, except to the extent that fie assumptions are based on statements of fact provided by

the mmpany or its auditors or consultants or infornalion available in public domain and not generated by
the valuer.

10. A valuer shall not cany out any instruction of the client insofar as they are inmmpatible with the
requirements of integrity, objectivity 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 other valuers.

lndependence and Disclosure of lnlerest

12, A valuer shall acl with objectivity in his/its professional dealings by ensuring that his/its decisions are
mcd-'y"ithout the presence cf any bias, confict of rnterest, coe!'don, cr undue influenoe of any pa*y,
whether directly mnnected to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not independent
in tems of assoclation to the mmpany.

Since 1989
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14. A valuer shall maintain clmplete independence in his/its professional relationships and shall conducl the

valuation independent of extemal influences.

'15. A valuer shall wherever necessary disclose to the clients, possible sources of mnflicts of duties and

interests while providing unhiased seM.es

16. A valuer shall not deal in securities of any subject company afier any time when he/it first becomes aware

of ihe pr,lssitriiiiy oi his i iis assu;ialion wiih ihe vaiuaiion, anti in aou;tdance wilh ihe Securiiies and

Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,20'15 or till tre time the valualion
rr- ...L:-L-..^- l^ -^J:^-iEliuiL uouu rE! Puurru, wlrlllrEYl,l rl sdllrEl.

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

a mmpany or clienfs needs.

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

19. ln any faimess 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 wih the company

during the last five years.

Conlidentiality

20. A valuer shall not use or divulge t0 other clients or any other party any conlidential information about the

subJect company, which has come to his / its knowledge without proper and specific auhority or unless

there is a legal or professional right or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains uitten contemporaneous remrds for any decision taken, he

reasons for taking the declsion, and the information and evidence in support of such decision. This shall

be maintained so as to suficiently enable a reasonable person to take a view on he appropnateness 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 percon authorised by the authority, the registered valuers organisation wih which he/it ls

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 any other statutory

ra^, 'l.r^^, h^.lv
'v9s,stv', 

Yvlr,

24. A valuer while respecting the coniidentiality of information acquired during the course of performing

professional services, shall maintain proper working papers for a period of three years oI such longer

penod 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, the record shall

L^ a^i-.-i^^,1 lill rh^ 'ti.^^.al ^{ th6 ^..6vv iiidiiiiUiii-v iiii riiU w,ryvJsr

Since 1989
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25. A valuer or his / its relative shall not accept gifrs or hospitality which undermines or affects his

independence as a valuer.

26. Explanation: For the pulDoses of this code the term 'relative' shall have lhe same meanino as defined in

clause (77) of Section 2 ol the Companies Act, 2013 ('18 ol 2013).

27. A valuer shall not offer gifts 0r hospitality or a financial or any other advantage to a public servant or any

other penon with a view to obtain or retain wo* for himself / itself, or to obtain or retain an advantage in

the conduct of Drofession for himself / itself.

Remuneration and Costs.

28. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reffection of the work necessarily and properly undertaken, and is not inconsistent wih the

applicable rules.

29. A valuer shall not accept any fees or charges other than hose whidr arc disclosed in a written contract

with the person to whom he would be rendering service.

Occupation, employability and restrictions.

30. A valuer shall refrain from accepting too many assignmenls, if he/it is unlikely to be able to devote

adequate time to each of his/ its assignments.

31, A valuer shall not conduct business which in the opinion of the authority or the registered valuer

organisation discredits the profession.

Miscellaneous

32. A valuer shall refrain from undertaking to mview the work of anottrer valuer of the same client except

under written orders from the bank or housing finance institutions and with knowledge of the concemed

valuer.

33. A valuer shall follow this code as amended or revised from time to time.

For VASIUKALA CONSULTANTS (l) PW. LID.

Manoj l!;l3fl:,iHl#j;H;
Chalikwar

Direcior
Manol B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CATI-F-1763

Encl: Valuation report.

em.il=na.ojerdnukala.or9, c=lN

Date:,02r.07.03 I I:rr4:02+05'30'

Auth. Sign
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Gifts and hospitality:

Vostukolo Consultonts (l) Pvt' Ltd.


