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Vasti/Nashik/09202/U0 1 1 0 49 1230W52

056-5&CCBS

Date; 05.09.2024

1. VAI.UAIION OPINION REPORT

This is to certi! that the property bearing Residential Land and Bungalow on Survoy No.136/21 Part Shivnari

Farm, Near Patil Poultry Farm , Shivaji Nagar, Satpur Colony, Mllage -Gangapur, Taluka - Nashik, District

Nashik, PlNCode- 422 22. Slale -M*,ara*rtra, Country-lndia. belong s to Shri.Gokul Shivaii Patil.

Boundaries of the property,

Boundaries Survey No.'l 36/2/1 Part

North Survey No.'136/1

South 9.00 Meter Road and Puar lalav
East Surv€y N0.136/21 Part

West Survey N0.137/2+3N2

Considering various parameters recordgd, existing economic scenario, ard lhe information that is available with

reference to the development of neighborhood and method seloctsd for valuatron, we are of the opinion that,

the property premises can be assessed and Fair Market Valuo for this particular purpose at ( 3,65,91,450.00

(Rupees Three Crore Sixty-Five Lakh Ninety{ne Thousand Four Hundred Fifg Only)

The valuation of the property is basod on the doqrpnts produced by th€ concorn. Lsgal aspscts havo not

b€en taksn into considerations while preparing this vduation report.

Hence certifed

For VASTUKALA CONSULTANIS (l) PW LTD.

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

Reg. No. CATI-F-1763
Reg. No, lBBlrRV/07 120181 103fr6

BOB Empanelment No.: ZO:MZ:ADV:46:941

Encl: Valuation Report
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Vastukala Consultants (l) Pv{. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), [,lumbai-,100 072

To,

The Chief Manager,

Bank of Baroda
Narsing Nagar Branch
1, Sukhshanti Heights, Narsing Nagar, Gangapur Road,

\ashik- 422 013,State- Maharashtra, Countrylndia.

VALUATION REPORT (IN RESPECT OF LAND AND BUNGALOW)

I General
1 Purpose for which the valuation is made As per the request from Bank of Baroda, Narsing Nagar

Branch to assess Fair market valus of the proporty for
banking purpose

2 a) Date of inspection 04.09.2024
b) Date on which the valuation is made 05.09.2024

3 List of documents produced for perusai

1. Copy of Gift deed Vide N0.5433/2020 Dated.15.10,2020

2. Copy of Approved Building Plan Accompanying Commencement Certiflcate Vide No. B1/BP/49/2021

Da1ed.29.04.2021 issued by Exscutive Engineer Town Planning Nashik l\4unicipal Corporation,

Nashik,

3, Copy of Commencement Certificate Vide No.LNDEP/B118P14512021, Dated.29,04,2021 issued by

Executive Engineer Town Planning Na$ik Municipal Corporation, Nashik.

4. Copy of Occupancy Certiicate Javak No.NRV/B1/4816 Dated,08/08i2024 issued by Executive

Engineer Town Planning Na$rik Municipal Corporation, Nashik

5. Copy of NA Order Letter No.90/2020 Dated,22.01.2021 lssued by Collector Office , Nashik

Name of the owne(s) and his / their
address (es) with Phone no. (details of
share of each owner in case of joint

ownership)

Shri.Gokul Shivaii Patil

Address: Residential Land and Bungalow on Survey
No.136/21 Part, Shivneri Farm, Near Patil Poultry Farm,
Shivaji Nagar, Satpur Colony, Village -Gangapur, Taluka -

Nashik, District - Nashik, PIN Code - 422 222, Stale -
l\tlaharashka, Country - lndia.

Contact Person

Shri.Gokul Shivaji Patil ( Owner Occupied )

Contact No, * 91 9021337843

Sole Ownershi

Brief description of the property (lncluding Freehold / fteehold etc,)

o

w Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA

4.

5.

An ISO 900'l :2015 Certified Compony



Valualion Report:B0B/ Narsing Nagar &anch / Shri.Gokul Shivaji Patl (01 10492308{52) Page 4 of26

Since 1989

@

\r

The property is locatod in a d€voloping Residentlal area ha/ing good inftastructure, well connocted by road

and tran. The immovable property comprises of Freehold Residential land and structures thsroof. lt is locatsd
at about 9.0 km, travelling distance from Nashik Road Railway Station.

Plot:

The plot under valuation is Freehold Residential plot. As per Approved Building Plan Plot area is 1079.70

Sq. M, which is considered br valuation.

As per Approved Building Plan Built Up area is 546.90 Sq. M., which is considered for valuaUon.

As per Approved Plan, the composition of Bungalow is:

Ground Floor - Room, Toilet, Staircas€ Passage, Proposed Lifl

First Floor- Living, Kitden,3 Bedroom, Study, Pooja, Balctny, Toilet, Staircase Passage

Second Floor- Kitchen, 2 Bedroom, Balcony, Store, Staircase Passage* Terrace

Total Lease Period & remaining period (if

Freehold)

N,A., the land is Freehold

6 Location of propsrty

a) Plot No, / Survey No Survey N0.136i21 Part

b) Door No Residential Land and Bunqalow on Survey No.136/21 Part

c) C.T,S. No. / Villaqs Village -Gangapur

d) Ward / Taluka Taluka - Nashik

e) lvlandal / District District - Nasiik
7 Postal address of the property Residential Land and Bungalow on Survey No.136/21

Pa , Shivnsri Farm, Near Patil Poultry Farm , Shivaii

Nagar, Satpur Colony, Village -Gangapur, Taluka - Nashik,

District - Nashik, PIN Code - 422 222, State - Maharashka,

Country - India

I City / Town Nashik

Residential area Yes

Commercial area No

Residential area No

I Classification of the area

l) Hish / Niliddle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10 Coming under Corporalion limit / Mll4e
Panchayat / Municipality

Mllage -Gangapur

Nashik IMunicipal Corporation, Nashik

Whether covered under any State /
Contral Govt. snactmonts (e.9., Urban

Land Ceiling Act) or notifed under agency

areal schedulsd area / cantonmont area

No

12 ln Case it is Agricultural land, any

mnversion to house sits plots is

mntemplated

N,A

13. Dimensions / Boundaries of the property

( Plot No.M)
A B

Actual As per the Deed

North S. No, 7/ 3 S, No. 7/ 3

An ISO 9001 :20'15 Certified Compony

11.

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA
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Since 1989
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South 7,50 M. Colony Road

East Plot No, 05

Plot No, 03 Plot No, 03West

A B

PIan

Dimensions / Boundanes of the property

(Bungalow) Actual

North

South

East

West

13

1

Whether Boundaries Matching with Actual Yos

13

2

Latitude, Longitude & Coordinatss of he
sito

20'00'35.5'N 73'42'16.5'E

Extent of the site

Extont of the sits considered for Valuation
(least of 134& 138)

Plot Area =1079.70 Sq. M,
(As per Apgwed Building Plan)

Struchre Area = fu per table Attached
(As per Approved Building Plan)

16 Whether occupied by the ovynor / tenant?
lf ocarpied by tenant since how long?
Rent received per month.

Owner Occupied

il CHARACTERSTICS OF THE SITE
1 Classifi cation of locality Good

2 Development of surroundinq areas Developing

3 Possibility of frsquent flooding/ suts
merging

No

4 Feasibility to the Civic amenitjes like
School, Hospital, Bus Stop, Market etc.

All available near by

5 Level of land with topographical conditions Plain
o Shape of land Rectanqular
7 Type of use to which it can be put For Residential purpose

I Any usage restriction Residential

I ls plot in town planning approved layout? N,A.

10 Comer plot or intermittent plon lntermittent
11 Road facilities Yes
12 Type of road available at prosent 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 Water potentiality Connected to l\4unicipal Supply Line
to Underoround sewerage system Connected to Septic Tank
17. ls Power wpply is available in the site Yes
'18 Advantagos of the site Located in devaloping area
19 Special remarks, if any like threat of

acquisitron of land for publics service
purposes, road widening or applicability of

No

II

II

Vostukolo Consultonts (l) P\.t. Ltd
VASTUKALA An ISO 900,l : 20,l5 Certified Compony

7.50 M. Colony Road

Plot No. 05

14.

15.
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CRZ provisons etc. (Distanoe from sea-
cost / tidal level must be incorporated)

Part - A (Valuatlon of land)
1 Size of plot Plot Area =1079,70 Sq. l\il.

(As psr Approved Building Plan)
North & South

East & Wost

2 Total extent of the plot As per valuation table
3 Prevailing market rate (Along With details /

reference of at lsast two latest deals /
transactions wth respect to adjacent
properties in the areas)

t 20,000.00 to { 25,000,00 per Sq. M

4 Guideline rate obtained fom the
Registrar's Office

t 7,100,00 per Sq. M

ln case of variation ol 200/o or more in the

valuation proposed by the valuer and the
Guideline value provided in the State Govt,

notification or lncome Tax Gazette
justification on variation has lo 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 govsmments for computing stamp duty / regn, Foes,

Thus, the rates dfhr ,rom place to place and location.
Am8nities p6r so as evidsnt from the fact that even RR rates

decided by GM. difier,

5 Assessed / adopted rate of valuation t 23,@0.00 per Sq. M.

6 Estimated value of land t 2,40,33,100.00

Part - B (Valuation of Bunsalow)
1 Tedlnical details of the Bunodow

a) Type of Bungdow (Reddential /
Commercial / Residential )

Rssidential

b) Type of construction (Load beaing /
RCC / Steel Frarnsd)

As per Brief Description

c) Ysar of construction 2024 (As per Occupancy Certificate)
d) Age of the Bungalow New Conslruction
e) Life of the Bungalow estimated 60 Years (Subject to propor

mainlenancs & slructural rspairs,)

preventive periodic

0 Number of floors and height of each

floor including basement, if any

As per Brief Description

g) Plinth area floor-wise As per valuation table

h) Condition of the Bunoalow Good

i) Exterior - Exc€llent, Good, Normal, Poor Good

ii) lnterior - Excellent, C'ood, Normal, Poor Good

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

Copy of Approved Building Plan Accompanying
Commancoment Certificate Vide No,Bl/BP/49/202'l
Da1ed.29.04.2021 iss,ted by Executive Engineer Town
Planning Nashik Municipal Corporation, Nashik

j) Approved map / plan issring authority Nashik Municipal Corporation, Nashik

k) Whether genuineness or authenticity
of approved map / plan is verified

Yes

l) Any othor commonts by our
empanelled valuers on authentic of
approved dan

Yes

Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 900,] : 20,]5 Certiried Compony
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Specifications of construction (fioor.wise) in respect of
Sr.

No

Description

1 Foundation R,C.C Footing

Basement Yes

3 Superstructure R.C.C. Framed Structure

4 Joinery / Doors & Windows (Please furnish
details about size of frames, shuttars,
glazing, fitting etc. and specify the species
of timber

Teak wood door frarned with flush doors, Aluminum. Sliding

Windows.5

6

7

8 RCC Works RCC Framed Structure
o Plastering Cement Plastering with POP

10 Floorinq, Skirtinq, dado Vitrified Tile Floorinq

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

12
'13 Roofi ng including weatherproof course As per Brief Description

14 Drainage Underground Server4e Connected to I/unicipal Drain

Lines
15 Compound Wall

Heioht 5'BBM
Lenqth

Type of conskuction
16

Type of wiring Concealed Eleclrical Wiring

Class of fittings (superior / ordinary / poor) C.P. Fittinss.

Number of light points Provided as per requirement

Fan points Provided as por requirement

Spare plug points Provrded as per requirement

Any other item Provided as per requirement

Plumbing installation

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

b) No. of wash basins Provided as por requirement
c) No. of urinals Provided as per requirement
d) No. of bath tubs Provrded as per requirement

e) Water meters, taps etc, Provided as per requirement

f) Any other fixtures Provided as por rsquirsrnent

Items
Area ln
sq. M.

Year
of

Const-

Total
Life of
Stnrctu

re

Full Rate

Age
of

Build

Rate to be
considere

d

Value to be
considered

Value / Full
Value

Ground
+ Second

Floor

546,90 2024 60 21,500,00 New

Const
ructio

n

21,500.00 1,17,58,350,00 1,17,58,350,00

TOTAL 1,17,58,350.00 '1,17,58,350.00

Part- C (Extra ltsms) Amount in t

Since 1989

@

\r Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 900,] : 20'15 Cerlified Compony

2.

Electrical installation

17.



1 Portico lncluded in the Cost of Construction

2 Ornamental front door

3. Sit out / Verandah with steel grills

4. Overhead water tank

5 Extra steel / collapsible qates

Total
Part - D (Amenities) Amount in t

1 Wardrobes lncluded in the Cost of Construction

2

3 Extra sinks and bathtub

4 Marble / ceramic tiles flooring

5 lnterior decorations

6 Architectural elevation works
7 Paneling works

I Aluminum works

I Aluminum handrails

10 False ceiling

Total

Part - E (Miscellaneous) Amount in {
1 Separate toilet room lncluded in the Cost of Construction

2. Separate lumber room

3, Ssparate water tank / slmp
Trees, gardening

Total

Part - F (Services) Amount in {
1 Water supply arranggments lncluded in the Cost oi Consfuction

Drainage arranggments

3, Compound wall

4 C.B. deposits, fittings etc,

5, Pavement
Total

Valualion Report r BOEi/ Narsing Nagar Branch / Shri.Gokul Shivaji Patil (01 10492?08052) Page 8 0126

2. TOTAL ABSTRACT OF THE ENTIRE PROPERW
Part - A
Part - B
Part - C

Part - D

Part - E

Part - F

Land

Bungdov
Extra ltems

Amenities
Miscellaneous

Services

Total

: t 2,48,33,100.00

: t 1,'17,58,350.00

13,65,91,4s0.m

(,

\r Since 1989

Area in Sq. M. Rate in ? Value in tParticulars
1079.70 7,100.00 76,65,870.00Land

As per valuation table 1,17,58,350,00Stucture
1,94,24,220.00Total

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 20,]5 Certified Compony

Glazed tiles

4.



Valuation Report : BOB/ Narsing Nagar &anch / Shri Gokul Shivaji Patal (01 10492308052) Page 9 of26

Fair Market Value : t 3,65,91,450.Cn

Realizable Value : t 3,47,61,878.m
Distress Value : t 2,92,73,160.00
Value as per Circle Rate : t 1,94,24,220.00

lnsurable value (Full Replacement Cost - Subsoil : ( 99,9t1,597.00

Structure cost (15%)

Rema*: As per provided aqreement showinq the prooeftv is in sole ownership and approved plan, cq\rnergened
ceftificate and acuoancv cerTificate showino it is ioint ownershio with others, so please confirm the leoal ooinion for
the sane.

The Market Value ol the property is based on lacts of markets discovered by us during our enquiries, 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 amve by
us will prove to be conect if an Auction of the subject property is camed out. As lar as Market Value in lndex ll is concerned,
it is not possible to comment on same, may be govanment rates are fixed by sampling during same point of time in part and
whereas, Market values change every month.
ln most of the cases the actual deal am,ount or Transaction value is not rd€rtd in lndex ll because of various Market
practices. As Valuer, we always ky to give a value which is mnect rdection of actal tansaction value inespective of any
factors !n market.

The cost approach is a Real Property Vduatim method whi*r oonsideas he value of a property as the cost ol the land plus
the replacement cost of the Bungalow (constuction costs)minus the ptrysical and lunctional depreciation. This approach is
most commonly used for real estate properties hat are nd easily sdd like schools, hospitals, govemment Bungalows and
above type of property.

Land cost can be estrmated using the Sales Compaison Approdr by studying recent sales of land close to the subject

property, and these sales should be comparable in size sd location wih subject property,

There are different ways to estrmate replacement coeb, he rnc't common being finding out the cost to build a Euare foot ol
comparable properties multiplied by he total squae bdage of he Bungalow. The cost approach is cunmonly used lor
Residential Bungalow, Residential Bungalow and properlios mentoned above.

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

for the purpose of valuaton. The Price for similar type of property in the nearby vicinrty is in the range of t 20,000.00 to t
25,000.00 per Sq. l\il. for land and Structure thereof Considering the rate with attached repot, cunent market conditrons,

demand and supply position, Land size, location, suslained demand Ior Residential Bungalow / Plot, all round development

of commercial and Residential application in the locality etc.

We estimate { 23,000.00 per Sq. M. for Land with appropriate cost of constructon for valuatim.

i) Sale ability Good

ii) Likely rental values in futuro in and

iii) Any likely inmme it may genorate

Since 1989

@

V
VASTUKALA An ISO 9001 : 2015 Certilied Compony

Justification for price / rate

Method of Valuation / Approach

Vostukolo Consultonts (l)PW. Ltd.
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3. ACTUAL SITE PHOTOGRAPHS

Since 1989

o

{ Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 : 20'15 Certified Compony
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ACTUAL SITE PHOTOGRAPHS

Since '1989
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ROUTE MAP OF THE PROPERTY

Latitude Lonqitude: 20' 00'35.5"N 73"42'1 6.5"E
Note: The Blue line shows the routs to site from nearsst railway station (Nashik Road - 21.4 Km.)
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4. READY RECKON ER RATE

o

{
Since 1989
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5. PRICE INDICATORS
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Commencement Certificate & Occupancy Certificate
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

parlicular abovo property in tho prsvailing condition with aforesaid specification is t 3,65,9'1,450.00 (Rupeos

Thr6o Crcre Sixty-Five Lakh Ninety-One Thousand Four Hundred Fifty Only). The Realizable Value

t 3,47,01,878.00 (Rupees Three Oore Forty-Seven Lakh Sixty-One Thousand Eight Hundred Soventy-

Eight Only) and the Distress value t 2,92,73,160.$ (Rupees Two Cron Ninety-Two Lakh Seventy-Three

Thousand One Hundred Sixty Only).

Place: Nashik

Date: 05.09.2024

For VASTUKALA CONSULTANIS (l) PW, LTD.

Manoj
Chalikwar
Director

o9lr, rErrd b, M.mJ Ch.ikE,
Dr't cn=ll.noj Cl'.rikrr,, o=V.nlkda
Conruh.nts (l) Pvt lrt4 ou=M! mb.i
emall-mr.lojav tubh.or!.-lN
0 e 202..0905 12t235 i{tXI

Auth. tgn.
Manol B. Chalikwar
Registered Valuer
Chartered Engineer (lrdia)
Reg. No. CAT-|-F-1763
Reg. No. lBBltRV/07/201 8/10S6
B0B Empanelment No.: ZO:MZ:ADV:116:941

The undersigned has inspocted the proporty detdlod in the Valuatron Rsport dated

on _. We are satisfied that th€ fair and reasonablo markot value of the property is

{ (Rupees

only).

Date
Signature

(Name & Designation of the lnspecting

Offrcial/s)

Countersigned
(BRANCH MANAGER)

Enclosures

Declaration+um-undertaking from the valuer (Annexure- l) Attached

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

Since 1989
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(Annexure - l)

1. DECTARATION FROM VALUERS

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

The information furnished in my valuation report dated 05.09,2024is true and

correct to the best of my knowledge and belief and I have made an impartial and

true valuation of the property.

a

d

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

c. l/ my authorized representative has personally inspecled the property 0n
04.09.2024, The work is not sub - contracted to any other valuer and canied out
by myself.

I have not been convicted of any ofience ard senboced to a term of
imprisonment.

e

f I have read the Handbook on Policy, S'tandards and procedure for Real
Estate Valuation, 2011 of the IBA and this r€poil is in conformig to the
'Standards' enshrined for valuation in $e Part - B of $e above handbook to the
best of my ability.

I have read the lnternational Valuation Standards (lVS) and the report
submitted to the Bank for the res@tive 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 br 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).

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

k, Further, I hereby provide the following information.

Since 1989

g

h

o

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certilied Compony

I have not been found guilty of misconduct in my professional capacity.
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Since 1989

@

V

Pa rticu la rs Valuer comment
1 Background information of the

asset being valuad;
The property under consideration was purchased by
Shri.Gokul Shivaji Patil from Shri.Shivaji Dharmaji Patil as per
Gift Deed Vido No,5433/ 2020 Dated.15.10.2020.

2 Purpose of valuation and appointjng
authority

As per th€ rsquest from Bank of Baroda, Narsing 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;

Manoj B. Chalikwar - Regd. Valuer
San,ay Phadol - Ragiond Technical Manager
Sachin Raundal - Valuation Enginser
Binu Surendran - Technical Manager
Chintamani Chaudhari- Technical Officer

Disclosure of Valuar interest or
conflict, if any;

We have no inter6st, either direct or indirect, in the property
valued, Further to state that we do not have relation or any
connection with property owner / applicant dirsctly or
indirectly. Further to stato that ws are an independent
Valuer and in no way related to property owner / applicant

Date of appointnent, valuation date
and date of report;

Date of Appointment - 04.09.2024
Valuation Date - 05.09.2024
Date of Report - O5.09.2024

6 lnspections and/or investigations
undertaken;

Physical lnspection done on date 04.09.2024

7 Nature and sources of tha information
used or relied upon;

. l\rlaket Survey at hs time of site visit

. Ready Reckoner rates / Circle rates

. Online soalch for Registered Transactions
o Online Price lndicators on real estate portals
. Enquiries wih Real sstate consultants
o Existng data of Valuation assignments carried out by us

I Procedures adopted in canying oul
the valuation and valuatrcn
standards followed;

Cost Approaoh (For Bungalow construction)
Comparatvo Sales Method (For Land component)

I Restrictions on use of the report, i1

any;

This valuation is for the use of the party to whom it is
addr€ss€d and for no other purpose, No responsibility is
a@€pted to any third party who may use or rely on the
whole or any part of this valuation, The valuer has no
pecuniary intsrest that would conflict with the proper
valuation of the property.

'10, Major factors that were taken into
account during the valuatron;

Cunent market conditions, demand and supply position,

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

11. Major factors that were not taken into
account durinq the valuation;

Nit

12. Caveats, limitations and disclaimers
to the extent they explain or
elucidate the limitations faced by
valuer, which shall not be for the
purpose of limiting his responsibility
for the valuation report.

Attached

Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certiried Compony
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2. ASSUMPTIONS, DISCLAIMERS, LIM ITATIONS & OUALIFICATIONS

Value Subject to Change
The subject appraisal exorciso is based on prevailing market dynamics as on 0$h Sep 2024 and does

not taks into account any unforoseoable davelopments which could impact the same in the future.

0ur lnvestlgations
We are not engaged to carry out all possible investigations in relation to trhs subject property, Where in

our report ws identify certain limitations to our invesligalions, this is to enable the reliant party to instruct further
investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala

Con$rltants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a dscision not to conduct furthsr

investigations

Assumptions
Assrmptions are a ns@ssary part of undertaking valuations. VCIPL adopts assumptions for ths

purpose of providing valuation advise because some matters ars not capable of accurate calculations or fdl
outside tha scope of our exp€rlise, or out instructjons, The reliant party accopts that the valuation contains

certain speciflc assumptions and acknowledgs and accept the risk of hat il ily of hs asstmptions adopted in

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

lnformation Supplied by Others
The appraisal is based on the information provided by the client. Tho samo has been assumed to be

conect and has been used for appraisal exercise. Where it is stated in the report that another party has

supplied information to VCIPL, this informatjon is believed to be reliable but VCIPL can accept no responsibility

if this should prove not to be so

Fufure Matters
To the oxtent that the valualion irdudss any statsnq{ s to a future matter, hat statsment is

provided as an estimato and/or opinion based on he information kuvn to VCIPL at the date of this document.

VCIPL does not wanant that srch staternents eg aocurate or oo{r€d.

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

assume no rssponsibility in connection with such matters,

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

property is crrrently a cutiguous and non-agricultural land parcel admeasrring 1079.70 Sq. M. and structures

thereof, The property is ownsd by Shri.Gokul Shivaii Palil. Further, VCIPL has assumed that the ubject
property is free from any encroachment and is available as on the date of the appraisal.

Property Title
Bassd on our disolssion with the Client, wo understand that lhe property is owned by Name of Owner:

Shri.Gokul Shivaji Patil. For ths purpos€ of this appraisal exercise, we have assumed that the subject
property has a clear title and is free from any encumbrancos, disputes and claims, VCIPL has made no further
enquiries with the relevant local authorities in this regard and does not certi! the property as having a clear and
markstable 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 dear and
marketable.

Since 1989
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Environmsntal Conditions
We have assumod that the subjoct property is not contaminated and is not adverssly affected by any

sxisting or proposed snvironmental law and any processes which are carried out on the property are regulated
by environmental legislation and are properiy licensed by the appropriate authorities.

Town Planning
The permissible land uss, zoning, mhievable FSl, area statemsnt adoptod for purpose of lhis

valuation is based on the infomation provided by the Client's representative and the same has b€€n adopted
for this vduation purposo, VCIPL has assumod ths same to b6 correct and permissible. VCIPL has not
validatsd the same from any aulhority.

Au
Based on the documentq ws understand that the srbject property is mntigmus and non-agricultural

land parcel dmeasuring 1079.70 Sq. M. and structurs thersof.

Condition & REpair
ln the absence of any information to he contrary, we have srmad that thero are no abnormal

ground conditions, nor archaeological remdns present which might adversely affect the cunent or future
occupation, development or value of the propsrty. lhe prop€rty is ftee from rat infsstation, structural or latent

defect, No rurrently known deletedous or hazardous materials or suspec{ tgchniques will be used in the

conskuction of or subsequent alteration or additions to th€ poperty and cqnments made in tho property details

do not purport to express an opinion about, or advise upfi, tl6 conditkm of uninspoctod parts and should not

be taken as making an implisd repressntation or statemmt about srdl pdts

Veluation Methodology
For the purpos€ of this valuation exenise, the valudlon methodology used is Direct Comparison

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

Tho Direct Comparison Approach involyes a comparison of the property being valued to similar
properties that have actually been sold in arms - length transaclions or are offered for sale. This approach

domonstrates what buysrs have historically been wllling to pay (and sellers willing to acc€pt) for similar
properties in an open and competitive markst and is partiatlady useful in estimating the value of the land and

properues that are typically traded on a unit basis.

ln cas€ of inadequate recent transaction activity in tha subject micro-market, the appraiser would

collats dotails of older transactions. Subsequenuy, the appraiser would analyse rental / capital value trends in

thg subject micro-market in order to calculate the percentage incrsase / decrease in values sinc6 the date of
the identified transactions. This percentage would then be adopted to project the current value of the same.

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

methodologies, unless othenirrise specifically instructsd by Cliont and/or stated in the valuation, VCIPL has not

independently verified that information and VCIPL doss 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
tha valuation is incorrect, then this may have an effBct on the valuation.

Not a Structural Survey
We state that lhis is a valuation report and not a sfuctural survey

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

Since 1989
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Legal
We have not made any allowances with rospoct to any existing or proposed local legislation relatirp 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 rgforencs to the property in quostion, unloss
anangom€nt has been made thsreof, Furthar, no legal advice on any aspects has been obtainsd for the
purpose of this appraisal exercise

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

property is currgntly vacant and Bank Possession, contiguous and non-agricttltural land parcel admeasuring

1079.70 Sq. M. and structure thereof.

3. ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERs
1. We assume no responsibility for mafters of logal nature affecting the property appraised or the title thereto,

nor do we render our opinion as to the tiUe, which rs assumed to be good and marketable.

2. The property is valued as though under responsible ownership.

3. lt is assumod that the property isfreo of liens and oncumbrances.

4. lt is assumed that there are no hidden or unapparent condilions of he subsojl or structure that would render

it more or less valuable, No responsibility is assumed for srch conditbns or for engineering that might be

required to discovor such factors,

5, There is no direcU indirect interest in the property valued.

6. The rates for valuation of the property ars in accordancs with the Govt. approved rates and prevailing

market rates

Since 1989
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(Annexure - ll)

4. MODEL CODE OF CONDUCT FOR VATUERS

lntegrity and Fairness

1, A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in

all hiMts dealings with his/its cli€nts and other valuers.

2. A valuer shall maintain integrity by b€ing honsst, straightfoMard, and forthright in all profsssional

relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adsquate information and shall not
misrepresent any facts 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 Compotence and Oue Care

6 A valuer shall rsnder at all times high standards of sewice, exerciso due diligence, ensure proper

care and exercise independent professional ludgmant,

7, A valuer shall cany out profsssional services in accordanco with the relevant technical and
professional standards that may be specified from time to time.

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

L ln the preparation of a valuation roport, th6 valusr shall not disclaim liability for hiMts expertise or

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

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

domain and not generated by the valuer.

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

11, A valuer shall clearly state to his client the services that he would be competent to provide and

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

can have a separate arrangementwith other valuers.

lndependence and Dlsclosure of lnterest

12. A valuer shall act with objectivity in hidits professional d€alings by ensunng that higits decisions
are made without the pr€sence of any bias, conflict of interest, cosrcion, or undue inlluence of
any party, whethsr directly connected to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/lt or any of his/its relatives or associatss is not

independent in tsrms of association to the company,

Since 1989
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14, A valuer shall maintain complete independence in hislts professional relationships and shall

conduct the valuation independent of extBrnal influences.

15. A valuer shall wherever ne@ssary 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 hdit first

becomes aware ofthe possibility of his i 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 timo th€ valuation report becomes public, whichever is earlier,

17. A valuer shall not indulge in 'mandate snatching'or offering 'convenience valuations' in ordor to
cater to a company or client's neods.

18, As an independent valuer, the valuer shall not charge succ€ss fu€.

'19. ln any fairness opinion or independent expert opinion submitted by a valuer, tf there has beon 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 oth€f party any confidential information
about the subject company, which has come to his / its knowledge without proper and specific
authonty or unless there is a legal or professional right or duty to disclose.

lnformation Management

21, A valuer shall ensure that he/ it maintains wriuen contemporaneous records for any decision
taken, tho reasons for taking the decidon, and the information and evidence in support of such
decision. This shall be maintained so as b sufficisnty enable a reasonable person to take a
viarrr on the appropriateness of his /its dedsions and actions.

22, A valuer shall appear, co-operate and be available for inspections and invesligations 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 tha authority, the
Tribunal, Appellate Tribunal, the registered valuers organisation with which he/it is registored, or
any other statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the courso 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 specifrc 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, ths record shall be maintained till the disposal of the case,

Since 1989
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Gifts and hospitality:

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

Explanation: For the purposes of this code the term 'relative' shall have the samo msaning as
defned in clause (77) of Section 2 ofthe Companies Act, 2013 (18 of2013).

26. A valuer shall not offer gifts or hoEitality or a financial or any other advantag€ to a public servant
or any other person with a view to obtain or retain work for himself / itsell or to obtain or retain an

advantage in the conduct of profession for himself / itself,
Remunoration and Costs.

27. A valuer shall provide sorvic€s for remuneralion which is charged in a transparent mannsr, is a

reasonable reflection of lhe work necessarily and properly undertaken, and is not inconsistent
with the applicable rules.

28. A valuer shall not accept any bes or chargss other thar hoee wtdch ara disclosed in a written
contract with the p€rson to whom he vvould be rendering savice.

Occupation, omployability and restrlc{ion s.

29, A valuer shall refrain from acc€pling too many assignmenls, 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 discredrts th6 profession.

Place: Nashik

Date: 05,09.2024

For VASTUKALA CONSULIANTS (l) PW. LTD.
o8h.lry 3i9o.d by M.nol Ch.tr*. r

Ott ..-Mrnoj Ch.,itw... o=V.nukManoj
Chalikwar
Direclor

(.nrulr.nts 0) Pvr. Ltd. ou=Mumb.i,
.6.r1=m.nq€v.nu*.l..org c=rN

Manoj B. Chalihrar
Registsrsd Valuer
Chartered Engineer (lndia)

Reg. No. CATJ-F-1763
Reg. No. lBBl/RV/07 12018t 103f,6
BOB Empanslment No.: ZO:MZ:ADV:46:941
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