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Details of the property under consideration:

Name of Owner: Shri.Sachin Sunil Khedkar

Lonoitude Latitude: 1 9'59'35.6"N 73'47'l 8.3"E
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VasluNumbai/o9i 2024101 1 20723081 69

14/2-1754CRJ

Date:14.09.2024

1. VALUATION OPINION REPORT

This is to certifrT that the property bearing Residential Land and Row House on Plot No.'[S Part, Ground Floor

Survey No.6/'llA,Apposite Water Tank , Near Jestha Nagrik Udyan , Vardhaman Nagar, Camp Road, At -
Malegaon Camp, Taluka- Malegaon , District - Nashik, PIN Code - 423 203, State - Maharashtra, Country - lndia

Belongs to Shri.Sachin Sunil Khedkar

Boundaries of the JrupeIl

Boundaries of the property Plot

North Road

South Plot N0.45 Part

East Plot N0.46

West Road

Considering various parameters recorded, existing economic scenario, and the information that is available with

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

property premises can be assessed and for Fair Market Value purpose at:

Fair ltlarket Realizable Value Distress Sale lnsurable Value lnParucurats 
Value ln ft) ln (t) Yatue tn (t) F)

Land and Building t 33,79,082/. t 32,10,128/. t 27,03,266/- { 7,24,100/.

The valuation of he pmpefty is based on the documents produced by the oncemed. Legal aspects have not

been taken into mnsideration while preparing his valuation report.

Hence certified

For VASIUKALA CONSULTANTS (l) PW. LTD

Manoj
Chalikwar

Direclor

Dqlr.lv ngn.d by rhnol Challk*.r
DN: ft=i/t noj Cll.llt r, ev.stut l.

.dn=manojevasruk h.dg,.=lN
O.r.: 2024-(D-1.4 I I 15020 +05 30

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-l-F-1763
Encl: Valuation report.
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Valuatioh Rsport Prepared For JSB/ Nashik Brandr / Shri.Sachin Sunil Khedkar {01 1 207230E169)

To,

The Branch ilanager,
Janata Sahakari Bank Ltd., Pune
Nashik Branch
Aipha Square, D Souza Colony, off. Collage Road,

Times ol lndia building, opp. Kathiyawad Showroom,

Nashik - 422 005, State - lraharashfa, Country- lndia

Page 3 ot 25

Address: Residential Land and Row House on Plot No.tls

Part,Ground Floor ' Survey No.6/1/A, Apposite Water Tank

, Near Jestha Nagrik Udyan , Vardhaman Nagar , Camp

Road, At - Malegaon Camp, Taluka- Malegaon , Distnct -

Nashik, PIN Code - 423 203, State - Maharashtra, Country -

lndia.

Contact Person:
Shri.Sachin Sunil Khedkar (Owner)

Contact No.: +91 9021337843

The property is a Residential Land and Row House on Plot

N0.45 Part.

The composition of residential Row House isasunder:

Vastukala Consultants (l) Pvt. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

I

1

2

2. VALUATTON REPORT (lN RESPECT OF LAND AND BUILDING)

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

a) Date of inspection '. 12.09.2024

b) Date on which the valuation is made . 14.09.2024

Copy of List of documents produced for
perusal

1. Copy of Gift Deed Vide No.6019/2024 Dated.14.08.2024.

2. Copy of Commencement Certificate Vide N0.286 Dated.08.11.2011, issued by Malegaon Municipal

Corporation, l\,,lalegaon.

3. Copy of Approved Building N0.286 Dated.08.11.20ll, issued by Malegaon Municipal Corporation,

lr,lalegaon

Shri.Sachln Sunil Khedkar

3

4

5

Name of $e owne(s) and his / their
address (es) with Phone no. (details of

share of each owner in case of joint

ownerShip)

Brief description of the property (lncluding

Leasehold / freehold etc.)

Since 1989

Ground
Floor

Living + Kitchen + 1 Bedroom +

Toilet+ Passage + Starrcase + Open

Space

o

{r

Floor Com Siteition as

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 90O'l : 2015 Certilied Compony



Valualion Repod Prepared For: JSB/ Nashik Brdnch / Shd.Sadin Sunil Khedkar (01 I 2072308169) Page 4 of 25

The property is at 2.5 KM. distance from Malegaon Bus
Stand.

Landmark: Apposite Water Tank, Near Jestha Nagrik Udyan

Survey No.6/1iA

Residential Land and Row House on Plot No.45 Part
At - Malegaon Camp

Taluka- Malegaon

District - Nashik

Residential Land and Row House on Plot No.45
Part,Ground Floor ' Survey No.6/1/A, Apposite Water Tank

, Near Jestha Nagrik Udyan , Vardhaman Nagar , Camp
Road, At - Malegaon Camp, Taluka- Malegaon , District -
Nashik, PIN Code - 423 203, State - Maharashtra, Counlry -

lndia

Nashik

Yes

No

No

Middle Class

Urban

At - Malegaon Camp,

Malegaon Municipal Corporation, [,lalegaon

No

No

6 Location of property

a) Plot No. / Sun/ey No.

b) Door No.

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

d) Ward / Taluka

e) Mandal/ District

Postal address of the property

City / Town

Residenlial area

Commercial area

lndustrialarea

Classifcation of he area

i) High / Middle / Poor

ii) Urban / Semi Udan / Rural

Coming under Corporation limit
Pandayat / Municipality

Village

I4y'hether covered under any State / Central
Govt. enactments (e.9., Urban Land
Ceiling Act) or notified under agency areai
scheduled area / cantonment area

ln Case it is Agricultural land, any
conversion to house site plots is

contemplated

Boundaries of the property

Particulars North

7

8

9.

10.

11.

12

13.

Road

Plot Road

14.'1 Dimensions of the site

North

South

East

West
'14.2 Latitude, Longitude & Co{rdinates of

Since 1989

As per the Deed

N. A.

1 9"59'35.6',N 73'47',1 8.3',E

Plot

South
As per document

Plot N0,45 Part

As per Site Visit
Plot N0.45 Part

East

Plot N0.46

Plot N0.46

West

Road

Road

Actuals
B

(o

fi Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 :2015 Certitied Compony



Valuation Repod Prepared Foi JSB/ Nashik Branch / Shd.Saciin Sunil Khedkar (011m72308169)

Extent of the site considered for Valuation
(least of 14A& 148)

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

received per monlh.

CHARACTERSTICS OF THE S]TE

Classifi cation of locality

Development of sunounding areas

Possibility of frequent flooding/ sub-

merging

Feasibility to the Civic amenitles like

School, Hospital, Bus Stop, Market etc.

Level of land with topographical conditions

Shape of land

Type of use to which it can be put

Any usage restriction

ls plot in town planning approved layout?

Comer plot or intermittent plot?

Road facilities

Type of road available at present

lMdth of road - is it below 20 t. or more

than 20 ft.

ls it a Land - Locked land?

Water potentiality

Underground sewerage system

ls Power supply is available in the site

Advantages of the site

Special rema*s, if any like threat of
acquisition of land for publics service
purposes, road widenlng or applicability
of CRZ provisions etc. (Distance ftom
sea-cost / tidal level must be
incorporated)

Page 5 of 25

Land Area = 93.60 Sq. il.
(Area as per Gift Deed )

Built Up Area =48.32 Sq. M.

(Area as per Approved Plan )

Owner Occupied

Middle Class

Normal

No

All available near by

Plain

Rectangular

For residential purpose

Residential

Yes

lntermittent

Yes
B.T. Road

Above 20 Ft

No

Municipal Water Supply

Connected to Municipal drain lines

Yes

Located in developed Residential Area

No

Land Area = 93.60 Sq. M.

(Area as per Gift Deed )

Land Area = 93.60 Sq. M.

(Area as per Gift Deed )

t 25,000/- to t 30,000/- per Sq. M. for Land

Details of online listings are attached with the report

{ 10,490/- per Sq. M. for Land

15.

il
1

2

3

4

5.

6.

7.

8.
o

'10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Part - A (Valuation of land)

1 
size of plot

2

J

North & South

East & West

Total extent ofthe plot

Prevailing ma*et rate (Along with details /
reference of at least two latest deals /
transactions with respect to adjacent
propertres in the areas)

Ready Reckoner rate from Govemment

Since 1989

4

(!.)

{t Vostukolo Consultonts (l) Pvt. Ltd.

J

VASTUKALA An ISO 9001 : 20l5 Certifled Compony

property

14. Extent of the site

to



Valuation Report Prepared For: JSB/ Nashik BBnch i Shri. Sac-hin Sunil Khedkar (01 1 20723081 69)

Portal

ln case of variation of 2070 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 to be given.

. Assessed / adopted rale of valuation of
" Land

6 Estimated value of land
Part - B (Valuation of Building)
1 Technical details ofthe building

a) Type of Building (Residenlial/

Commercial / lndustrial)

b) Type of construclion (Load bearing /
RCC / Steel Framed)

c) Year of constuclion
rl) Age of the building

e) Life of he building estmated

f) Number of froors and height ol eadr
froor including basement, if any

g) Plinth area floor-wse

Page 6 of 25

It is a foregone condusion 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 differ from place to place and location. Amenities
per se as evident ftom the fact that even RR rates decided
by Govt. differ.

t 27,000/- per Sq. M. for Land

<25,27,200t

Residential Row House

RCC Framed Structure

2012 (As per Site lnformation )
'12 Years

48 years Subjecl to proper, preventrve periodic maintenance

& struciural repairs.

Ground Floor

Land Area = 93.60 Sq. ]tl.

(Ana as per Gifr Deed)

Built Up Area =48.32 Sq. M.
(Area as per Approved Plan )

Good

Good

Copy of Approved Building N0.286 Dated.08.'11.2011

issued by Malegaon Municipal Corporation, Malegaon.

Malegaon Municipal Corporation, Malegaon

Yes

No

R.C.C. Column Fooling
No

RCC

Vitrifed Tiles foodng, Teak wood door frame with llush

h)

i)

ii)

0

i)
k)

D

Condition of lhe building

Exterior - Excellent, Good, Normal,
Poor
lntenor - Excellent, Good, Nomal,
Poor
Date of issue and validity of layout of
approved map

Approved map / plan issuing authority

Whether genuineness or authenticity
of approved map / plan is verifed
Any other comments by our
empaneled valuers on authentc of
approved plan

Specifications of construction (floor.wise) in respect of

Sr.
No Description

Foundation

Basement

Superstructure

Joinery / Doors & Windows (Please furnish

Since '1989

'I

2
,,

4

@

{r Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 20'15 Certified Compony



Valualion Repod Prepared For: JSB/ Nashik Branch i Shri. Saciin Sunil Khedkar (01 1 2072308169) Page 7 of 25

doors

R.C.C. Frame Work
Cement Plastering

Powdered Coated Auminum Sliding windows

No

Not Applicable

Underground Sewerage connected to Municipal drain lines

Concealed Electrical wiring.

C.P. Fittings.

Provided as per requiement

Provided as per requirement

Provided as per requirement

Provided as per requirement

Provided as per requirement

Provided as per requirement

Not Pmvidsd

Provided as per requirement

Provided as per requirement

Amount ln {
lncluded in the Cost of Construction

Amount in t
lncluded in the Cost of Construction

5

6

7

8

9.

10.

2.

3.

4.

Part-C(Extnltems)
1. Portico

2. Ornamentalfrontdoor

3. Sit out / Verandah with steel grills

4. overhead water tank

5. Extra steel / collapsible gates

Total

Part - D (Armnltlo6)
1 Wardrobes

Since 1989

a,

{r

Items
Area ln
sq. M.

Year
of

Const.

Total Life
ol

Structure
FullRate

Age
0,

Bulld.

Depreciated
Rate to be
considered

Value / Full
Value

Row House
(Ground +

First Floor )

48.32 2012 bU 21,500,00 17,630.00 8,51,882.00 10,38,880.00

TOTAL 8,51,882.00 10,38,880.00

VASTUKALA An ISO 9001 : 2015 Certified Compony

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

of timber

RCC Works

Plastering

Flooring, Skirting, dado

Special flnish 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 (supedor / ordinary / poor)

Number of light points

Fan points

Spare plug points

Any other item

Plumbing installation
a) No. of water closets and theh type

b) No. of wash basins

c) No. of urinals

d) No. of bathtubs

e) Water meters, taps etc.

0 Any other fixlures

Struclure Value:

Vostukolo Consultonts (l) Pvt. Ltd.

Depreciated
Value to be
considered



Valuation Repod Prepared For J S B/ Nashik Branch / Shd. Sad n Sunil Khed kar (01 1 207230E 169)

2. Glazed tiles

3. Extra sinks and balhtub
4. Malble / csramic lilss flooring

5. lnteriordecorations

6. Ardritedural elsvation wofis
7. Paneling wofis
8. Aluminum worlG

9. Aluminum handraih
'10. Falso csiling

Total

Pdt - E rutc.IJr.ou.)
1. Separale toilet room

2. Separale lumber room

3. Separale water tank / sump

4. Trees, gardening

Total

Amount in I
lncluded in the Cost of Construction

Amount in t
lncluded in the Cost o, Construction

Page 8 of 25

VElue in t
t9,81,864/-
t 8,51,882/-

{ 18,33,746/-

<25,27,200t-

? 8,51,8E2.

{33,79,082/:

132,10,128/-

t27,03,266/.

( 7,24,099/.

nd Built Area as oer Aooroved

Part - F (S.rYlc6)
1. Water supply anangements
2. Drainagearrangements

3. Compound wall

4. C.B. deposits, flttings etc.

5. Pavement

Total

Partculara
Land

Structure

Total

Government Value

Aroaln Sq. il|. Rate int
93.60 10.490/-

As per valuation table

Pa(-A
Part - B

Part - C

Part - D

Part - E

Part - F

Land (lnduding Land Developnent)
Buflding

Cost of lnterbn

Ameniths
Pavemenl

Services

Falr llalkot Valua ln (!
RralLabh Value ln (t)

Dbtt€r! Sah valuo ln F)
Total lnsureblo vrlue (Full Roplacamont
Cort . Subcoll Sfucfurc CoC (15ll)

Remarks 1 . For the Dumose of valuation we have taken land area as Der Gift Deed a

Plan.

2.i4s oer Srte /nsoecllon AdditionalFirst F/oor rb Constructed on Site which

Frrsl or Area rs Not Cons tder for this
s.Take Leaal Ooinion fom advocate before Disbursement of Loan.

Since 1989

@

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUXALA An lso 9001 :20,l5 Certified Compqny

not Aooroved on Provided



Valuation Report Prepared Fon J SB/ Nashik Branch / Shd.Sacnin Sunal Khedkar {01 I m72308169) Page 9 of 25

Justification for price /rate
The Market Value of the property is based on facts of ma*ets discovered by us during our enquiries, however the

govemment rate value in his case is less han the market value anived by us. We are of fte opinion that the value

anive by us will prove to be conect if an Auctjon of the subJect property is canied out. As far as Market Value in

lndex ll is concemed, it is not possible to commenl on same, may be govemment 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 amount or Transaction value is not reflected in lndex ll because of various Market

practices. As Valuer, we always try to give a value which is conect reflection of actual transaction value inespective of

any factors in ma*et.

Method of Valuation / Approach
)> The cost approach is a Real Property Valuation method which considers he value of a property as the cost of the

land plus the replacement cost of the building (construction costs) minus the physical and functional depreciation.

) This approach is most commonly used for real estate properties that are not easily sold like schools, hospitals,

govemment buildings and above type of property.

> Land cost can be estimated using he Sales Comparison Approach by studying recent sales of land close to the

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

) There are different ways to eslimate replacement costs, he most common being finding out the cost to build a

square foot of comparable properties multiplied by the tohl squarB fuotage of the building. The cost approach is

commonly used for Residential Ro House, lndustrial Building ard Eopenies mentioned above.

> As the property is an industnal land and building theteof, we have adopted Cost approach / Land and Building

Method for the purpose of valuation. the Price for similar type of foperty in the nearby vicinity is in the range of

t 25,000/- to t 30,0001 per Sq. M. for hnd Considering he rate with attached report, cunent market conditions,

demand and supply position, Land size, localion, sustained demand for industial fuilding / Plot, all round

development of commercial and industrial application in fie locality etc.

) We estimate t 27,0001 per Sq. M. for Land wih appropriate cost of mnstruction for valuation.

i) Saleability Normal

ii) Likely rentalvalues in future in and

iii) Any likely income it may generate

Since 1989

@

fi Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony



Valuation Repoi Prepared For JSB/ Nashik Brand / Shd.Sad n Sunil Khedkar (011m72308169)

4. ACTUAL SITE PHOTOGRAPHS

Since 1989

Page 10 ol 25

fi Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 :2015 Cerlified Compony
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Valuation Repod Prepared For JSB/ Nashik Brandl / Shri.Sadlin Sunil Khedkar (01 1 2072306169) Page 11 of25

5. ROUTE MAP OF THE PROPERTY
Site u/r

o o. tO

o
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\
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o
t
I

o

3

GT
o

I

Lonqitude Latitude: 19"59'35.6"N 73"47'1 8.3"E

Note: The Blue line shows the route to site from nearest Bus Stand ( Malegaon - 2.5 Km.)

Slnce 1989

o

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO SO0l : 2015 Certified Compony
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Valuation Repod PBpar€d Fon JSB/ Nashik Brsnch i Shri.Sadin SunilKhedkar (0112072308169) Page 12 ol25

Annual Statement of Rates Ver. 2.0

( qrqrwlcr r{ qf,6' urg$ z.o 1

YE ::::,:::: Lrrli T. E-:r't'

S.rd vr.o. Val€gaoo CatnD icao.fian Woaha) ltlal

S.rdr By .3r\r., i5

€nr, Sr'v., No a Etr

i.t - - "i!*rrarr<rr!-rQrfi 
qnzr-!.E :-*-ip

-rarr-rtrffrE-.rF, I#
10490 32620 36000 {8400 0 t +r< qtr.rlr(
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{r Since 1989

VASTUKALA An ISO 9001 :2015 certified Compony

6. Ready Reckoner Rate

dgoe valu.lpn Gurdchnct I Urd Mrnual

ffi
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Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For JSB/ Nashik Branch / Shi.Sachin Sunil Khedkar (0112072308169) Page 13 of 25

<27.5 Lac

El.-

$otF.rrtoerxot5
.tla.riF ltn , ir.rarot

;?f,rmrt

@

r49.11 Lac

x

E

@

{r Since 1989

VASTUKALA An ISO 9001 : 2015 Certified Compony

7. PRICE INDICATORS

Vostukolo Consultonts (l) Pvt. Ltd.



Valualion Repod Prepared For: JSB/ N ashik Branch / Shd.Sadin Sunil Khedkar (01 1 m72308169)

Aooroved Plan

B/Up Area Calculrtion
Length 10.75

Widrh 4.495
Total B/Up Area ( Length X Width ) 48.32

Since 1989

Page 14 of 25
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Place: Nashik

Dale: 13.09.2024

For VASIUKALA CONSULTANTS (l) PW. LTD.

OEI.ry ngn.d by [r:hoj
ON:.n=M,rcJ(hailwri

Valualion Repod Prepsred For: JSBi Nashik Branch / Shi.Sachin Sunil Khedkar (0112072308169)

Land and Building { 33,79,082/-

Page 15 of 25

t 32,10,r28l. t 27,03,266/- { 7,21,100/.

the dated

market value of the property is

Manoj
Chalikwar
Director
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Enclr Valuation reporl.

The undersigned has inspected the

on _. We are satisfied

{- (Rupees

Date

Countersigned
(BRANCH MANAGER)

Signature
(Name & Designalion of the lnspecling fficial/s)

).

Enclosures

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

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

@

{r
VASTUKALA

Since 1989
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(Annexure-l)

7.EEM
l, Manoj Chalih/ar son of Shri. Baburao Chalikwar do hereby solemnly affim and state lhat:

a) I am a citizen of lndia.

b) I will not undertake valuation of any assets in which I have a direct or indirect interest or become so

interested at any time during a penod of three years prior to my apporntrnent as valuer or three yeaB

afler he valuation of assets was conducted by me.

c) The information fumished in my valuation report dated 13.09.2024 is true and mnect to the best of my

knor'ledge and belief and I have made an impartial and true valuation of he property.

d) l/ my authorized representative has personally inspected the property on 12.09.2024. The work is not

sub - contracted to any offer valuar and canied out by mysdf.

e) Valuation report is submi ed in he format as prescribod by he bank

0 I have not been depanelled / delisted by any other bank and in me any sudl depanelment by other

banks during my empanelment wih you, I will infum pu wihin 3 days of sudt depanelmenl.

g) I have not been removed / dismiss8d tom service / employment earlier.

h) I have not been convicled of any ofience d sentenced b a lerm of impdsonment.

i) I have not been found guilty of misconduct in my prcfossional capacity.

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

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

l) I am not an undischarged insolvent.

m) lhave not been levied a penalty under s€ction 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 such penalty has been mnfirmed by lncome-tax Appellate Tribunal, and fve

years have not elapsed afier levy of such penalty.

n) I have not been mnvicted of an offence connected with any proceeding under the lncome Tax Act 1961,

Wealth Tax Act 1957 or Gift Tax Act 1958 and

o) My PAN Card number as applicable is AERPC9086P.

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

empanelment as a valuer.

Vostukolo Consultonts (l) Pvt. Ltd.
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q) I have not concealed or suppressed any material informatlon, facts and records and I have made a

complete and full disdosure.

0 I have read the Handbook on Policy, Standards and Wocedure for Real Eshte Valuation,

201 1 of the IBA and this report is in conformity to the "Standards" enshrined for valuation in the Part - B

ofthe above handbook to the best of my ability.

s) I have read the lntemational Valuation Standards (lVS) and the report submitted b 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. The valuation report is submitted in the

prescribed format of the bank.

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

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

u) I am valuer registered wih lnsoh/€rEy & Bankruptcy Board d ffia (1880.

v) My CIBIL Score and credit worhiness is as per Bank's guftlelines.

w) I am Direclor of he mmpany, wtro is compebnt to sign this yatjalbn report.

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

LLMS / LOS) only.

y) Furlher, I hereby provide the following infonrtation.
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Sr.

No.
Valuer comment

3

4

7

I

6

Backgmund information of the asset

being valuod;

Purpose of valuation and appointing

authority

ldentity of $e Valuer and any other

experls involved in the valuation;

Disdosure ol Valuer interest or coniict, if

anYi

Date of appointment, valualion date and

date of report;

lnspections and/or investigatiofls

undertaken;

Nature and sources of the in{ormation

used or relied upon;

Procedures adopted in carrying out the

valuation and valuatlon standards

followad;

I Restrictions on use of the report, ifany;

As per Gifr Deed Owner is Shri.Sachin Sunil Khedkar

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

Sachin Raundal - Valuation Engineer

Rashmi Jadhav- Technical Manager

Chintamani Chauhari - Technical fficer
We have no interest, either direct or indirect, in the property

valued. Further to state that we do not have relation or any

connectlon with prop€rty owner / applicant directly or

indirec{y. Furfier to stste ttat we are afl independent Valuer

and in no way Bleted to property owner / applicant

Date of Appointmenl - 12.09.2024

Valuation Date - 14.09.2024

Date of Report - 14.09.2024

Physical Inspec{on done on 12.09.2024

. Market Survey at the time of site visit

. Ready Reckoner rates / Clrcle rates

. online search for Registered Transactions

. Online Price lndicators on realestate portals

o Enquiries with Real estate consultants

o Existing data of Valuatjon assignments carried out by

us

Co6t Approach (For building construc'tion)

Comparative Sales Method (For Land component)

This valualion is for the use of the party to whom it is
addressed and for no other putpose. 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.

Cunent market conditions, demand and supply position,

industrial land size, location, sustained dsmand for industrial

land, all round development of commercial and industrial

application in the locality etc.

Attached1',|

Major factors that were taken into

account during the valuation.

Caveats, limitalions, 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 tor th6 valuation rsporl.

t
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8. ASSUTPNOilS, DISCLAIIERS, LilFIATP}IS & OUALFEATIOIS
Value Subjeet to Change

The subject appraisal exercise is based on prevailing market dynamics as on 'ltlth Septamber 2024 and does not

take into account any unforeseeable developments which muld impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation lo the subject property. Where in our report

we identify certain limitations to our investigatrons, this is to enable the reliant party to instruct further

investigatrons where considered appropriate or where we recommend as necessary prior to reliance. Vastukala

Consultants lndia tut. Ltd. (VCIPL) is not liable for any loss occasioned by a decision nol to conduct furher

investigations.

Assumptions

Assumptrons are a necessary part of undertaking valuatrons. VCIPL adopts assumptions for he purpose of

providing valuation advise because some mattes are not capable of accurate calculations or fall outside lhe

scope of our expertise, or out instruclions. The reliant party accepts hat h€ valuation mntains certain specific

assumptions and acknowledge and accept the risk of that if any ol he assumptions adopted in the valuatron are

inconect, then this may have an effecl on he valuation.

lnformation Supplied by Ohers

The appraisal is based on the information provided by the client The same has been assumed to be conect and

has been used for appraisal exercise. Where it is stated in the reporl that another party has supdied informatjon

to VCIPL, this information is believed to be reliable butVClPL can accept no responsibility if tlris should prove not

to be so.

Future Matte6

To the extent that the valuation indudes any statement as to a future matter, that statemenl is provided as an

estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL do€s not

wanant that such statements are accurate or mnect.

ilap and Plans

Any sketch, plan or map in this report ls included to assist the reader while visualizing the property and assume

no responsibility in connection with such matters,

Site Details

Based on the site visit conducted, we understand that the subject property is residential row house, admeasuring

Plot Area = 93.60 Sq. M. & Built Up Area = t18.32 Sq. M, in the name of Shrl.Sachln Sunll Khedkar. Further,

Since 1989
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VCIPL has assumed that the subject property is ftee from any encroachment and is available as on the date of

the appraisal

Propefi Title

Based on our discussion with the Client, we understand that the property is owned by Shri.Sachin Sunil

Khedkar. For the purpose of his appraisal exercise, we have assumed that the subject property has a clear tifle

and is free from any encumbrances, disputes and claims. VCIPL has made no further enqujries with the relevant

local authorities in this regard and does not cedry the property as having a clear and ma*etable title. Further, no

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

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

Environmental Conditlons

We have assumed that the subject property is not conlaminated and is not adversely afiected by any existing or

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

environmental legislation and are propedy licensed by he appropdate authoritjes.

Town Planning

The permissible land use, zoning, achievable FSl, arca statement adopbd for purpose of this valuation is based

on the informatlon provided by the Clienfs representalivo and ho same has been adopted for this valuation

purpose. VCIPL has assumed the same to be conect and permissibb. VCIPL has not validated the same from

any au$ority.

Arca

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

Arca = 93.60 Sq. M. & Built Up Area = 48.32 Sq. t,
Condltlon & Repair

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

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

development or value of the property. The property is ftee fom rat, infestation, structural or latent defect. No

cunently known deleterious or hazedous materials or suspect techniques will be used in the construction of or

subsequent alteration or additions to the property and comments made in the propery details do not purport to

express an opinion about, or advise upon, the condition of uninspected parts and should not be taken as making

an implied representation or statement about sudt parts.

Valuatlon Methodology

For the purpose of this valuation exercise, the valuation methodology used is cost approach.
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The cost approach is a Real Property Valuation method which considers the value of a property as the cost of

the land plus the replacement cost of the building (construction costs) minus the physical and functional

depreciation.

This approach is most mmmonly used for real estate properties hat are not easily sold like schools, hospitals,

govemment buildings and above type of property.

Land cost 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 wit! subiecl poperty.

There are different ways to estimate replacement cosls, the most common being finding out the mst to buib a

square foot of comparable properties multiplied by the total square foohge of the building. The cost approach is

commonly used for Residential Row House, lndustrial Building and properties mentroned above.

Where reliance has been placed upon extemal sources of information in applying he valuation methodologies,

unless otheruise specifcally instructed by Client and/or stated in the valuation, VCIPL has not independenty

verified that information and VCIPL does not advise nor accepl it as rcnabb. The person or entity to whom lhe

report is addressed acknowledges and accepts he risk that if any of he unverifed information in the valuation is

inconect, then this may have an efied on tp valuation.

l{ot a Struc{unl Survey
We state that this is a valuation repod and not a strucluralsun/ey.

Other
All measurements, areas and ages quoted in our eporl are appmximab.

Legal
We have not made any allowances witr 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 refennce b the property in queslion, unless anangement has been
made hereof. Further, no legal advice on any aspecb has been obtained for $e purpose of this appraisal
exercise.

Prope y specific a$umptions
Based on inputs received from the client and site visit conducted, we understand trat the subject pmperty is
owner ocarpied admeasudng Plot Area = 93.60 Sq, tl. & Bulh Up Area = 48.32 Sq. M.
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L We assume no responsibility for matters of legal nafure affecting the property appraised or the tifle
thereto, nor do we render our opinion as to the ttle, which is assumed to be good and marketable.

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

3. lt is assumed hat 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 lor such condilions or for engineering that
might be required to discover such factors.

5. There is no direcu indirect interest in he property valued.

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

market rates.

.e

\r
VASTUKALA

1

An ISO 9001 : 20t 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For JSB/ Nashik Branch / Shi.Sachin Sunil Khedkar (01 1 m72308169) Page 23 of 25

(Annexure - ll)

10. MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimess

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

dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and forthright in all professional

relationships.

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

misrepresent any facts or situalions.

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 at all times high standards of service, exercise due diligence, ensure proper care

and exercise independent professional judgment.

7. A valuer shall carry out professional services in accordance with the relevanl technical and professional

standards that may be specified from time to time.

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

service based on up{o-date developments in practice, prevailing regulations / guidelines and

technrques.

9. ln the preparation of a valuation report, the valuer shall nol disclaim liability for his/its expertise or deny

his/its duty of care, except to the extent that he assumptions are based on statements of fact provided by

the company or its auditors or consultants or inlormation available in public domain and not generated by

the valuer.

10. A valuer shall not carry out any insfucton of the client insofar as hey are inconpatible with the

requirements of integrity, objectivity and independence.

1 1. A valuer shall cleady state to his client the seMces that he wouH 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 arangement 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 drrectly connected 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 terms of association to the company.
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14. A valuer shall maintain complete independence in his/its pofessional relationships and shall conduct the

valualion independent of extemal influences.

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

interests, while pmviding unbiased services.

16. A valuer shall not deal in secunties of any subject company after any time when he/it fint 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,2O15 or till the time the valuation

report becomes public, wtrichever is earlier.

1 7 . A valuer shatl not indulge in 'mandate snatching' or ofiering 'convenience valuations" in order to cater to

a company 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 here has been a prior

engagement in an unconnected transaction, lhe valuer shall declare the association with the company

during the last five yean.

Confidentiality

20. A valuer shall not use or diwlge to other dienb or any oher pafy any confidential information about he
subject company, which has mme b his / ib knowleQe without proper and specific auhority or unless

there is a legal or prcfessional right or dtity to disdose.

lnfonn.tion Management

21. A valuer shall ensure that he/ it maintains written contemporaneous rccords for any decision taken, the

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

be maintained so as to suffioently enable a rcasonable person to take a view on the appropriateness of

his /its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations canied out by the

authority, any person authorised by the authority, the registered valuer organisation witt 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,

&pellate Tribunal, the registered valuers organisation wih lyhich he/it is registered, or any other statutory

regulatory body.

24. A valuer while respecting the confidentiality of information aquired during the course of performing

professional services, shall maintain proper working papeG for a period of three years or such longer

period as required in its contract for a specific valuation, for production before a regulatory authonty or for

a peer review. ln Ure event of a pending case before the Tribunal or Appellate Tribunal, the record shall

be maintained till the disposal ofthe case.
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25. A valuer or his / ils relative shall not accepl gits or hospitality which undermines or afiecb his

independence as a valuer.

26. Explanation: For the purposes of this code the term 'rclalive' shall have the same meaning as defined in

clause (77) of Section 2 of the Companies Act, 2013 (16 of 2013).

27. A valuer shall not offer gifts or hospitality or a fnancial 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 relain an advantage in

the conduct of profession for himself / itself.

Remuneration and Costs.

28. A valuer shall provide services for remuneration whidr is charged in a bansparent manner, is a

reasonable reflection of $e 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 tlnse wt$dr are disclosed in a wiilen contract

with the person to whom he would be rcndering service.

Occupation, employabili$ and restrictions.

30. 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.

31. A valuer shall not conduct busrness which in the opinion of the authority or the registered valuer

organisation discredits the profession.

Miscellaneous

32. A valuer shall refrain from undertaking to revbw he work of another valuer of he same dient except

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

valuer.

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

For VASIUKALA CONSULTANIS (l) PW. LID.

Manoj
Chalikwar
Direclor
ilanol B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Encl: Valuation report.
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