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VastuNashiu092024/ 011702 / 2308570

09/10.11o-CCBS

Date: 09.'10.2024

1. VALUATION OP INION REPORT
This is to certify that the property bearing Residential East Side Land and Proposed Bungalow on Plot N0.12,

Ground + Third Floor, Survey N0.516/'1, Near Ganesh Mandir, Balwant Nagar, Village- Satpur , Taluka -
Nashik, District - Nashik, Pin Code - 422 007, State - Maharashtra, Country - lndia belongs Shri.Balkrushna

Tukaram Sonawane & Shri.Kushal Balkrushna Sonawane

Boundaries of the property.

North

South

East

West

: Colony Road

: Plol No.l'l
: D.P Road

: West Side Part of Plot N0.12 Owner ls Shri.Gopal Somanth Agnihotri

Considering various parameten recorded, existing economic scenario, and tre information that is available with

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

the ploperty premises can be assessed and Fair Ma*et Value for his parfcular purpose { 1,86,3,f,659.00

(Rupees One Crore Eighg€ix Lakh Thiily.Four Thousand Sh Hundrcd Fifiy.l{ine 0nly). As per Site

lnspeclion Construction Wo* Yet Not Startcd on Sltc,

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

been taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LID
DiouN rL.€d w llEr.dklDr B

S ha rad ku m a r si'::il,,.,, ".^.,*",o=v.tulll. cd hxB (r) P{. t rd-

B. Chalikwar or<rao. d.aE3nr,Ov-tllotd9

0.r.; 202a,10,09 l6:1 730 +05'ld

Director
Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1 -'l 4/52/2008-09
Encl: Valuation report
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Vastukala Consultants (l) Pvt' Ltd'

B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai' Andheri (East)' Mumbai- 400 072

To,

The Branch Manager,

Bank of Baroda

Regional Office
astil auiUing, Datta Mandir Road, Nashik Road,

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

2. VA UATION REPO IN RESP cTo LAN AND BUI IN

GeneralI t0fficeaonBaof rodaBankfromUeSt RegiAs lhe reqper
fortheofvaluealrF marketassess

Purpose for which the valuation is made

07J.02024Date of ona2
09.10.2024b madeISuationvalthewhichateD on

List o{ documents for3

issued by Nashik Municipal Corpo"din' lhhik
Copy orippmveo Buitding ptan No. tflc8aB/2024lApt-o0821 dated 23.@.2024 issued by Nashik

Municipal CorPoration, Nashik

7ln1Vide
NMCB/RB/2024/APU00821
20 2.25Dated 051No.45leaofcopy

.20240923datedNo.PermitCertificatencementof Commec0py

Shri.Kushal Balkrushna Sonawane.

Mdrcss:
ffientiat East Side Land and Proposed Bungalow on Plot

o.12, Ground + Third Floor, Survey No.Sl6/1, Near

Ganesh Mandir, Balwant Nagar, Village- Satpur, Taluka -
l{ashik, District - Nashik, Pin Code - 422 007, State -

llaharashtra, Country - lndia

Contact PeEon:
Slrri.Balkrushna Tukaram Sonawane (Owner)

Shri.Balkrushna Tukaram Sonawane &

tb. No.: +91 99237011 14

Name of the owne(s) and

address (es) with Phone no. (details d
share of each owner in case of idnt
ownership)

his / their4

Freehold i freehold etc.lncludiof theBrief descri e5

t9

{r Since 1989

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 9O0l : 20'15 Certified Compony

1

1.

2.

3.

Deed
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The property is located in a developing Residential area having good infrastructure, weil connected by road
and train. The immovable property comprises of Freehold Residential land and slructures thereof. lt is located
at about 16.1 km. kavelling distance from Nashik Road Railway Station.

Plot:

The plot under valuation is Freehold residential plot. As per Approved Plan Plot arca is 278.07 Sq. M.,

which is considered for valuation.

Structure

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

RCC Framed Structure Built Up Area in Sq.Mk

Proposed 1'r to 3d Floor - Living,

Kitchen, 3 Bedroom, Toilet, Passage,

Staircase, Balmny, Lift.

450.21

As per Approved Plan, the Structure area is 450.27 Sq. M., Which is considered for the valuation.

Floor ln Sq. M.

First Floor 150.09

Second Floor 150.09

Third Floor 150.09

Total Built Up Area 450.27

At the time of inspection, the property was under conslnrc'tion. Extent of completion are as under:

00% work

Residential East Side Land and Proposed Bungalow on Plot
l{o.12

8 Ci / Town vit

Since 1989

o

fr

Work Yet Not Started on Site
Total

Total Lease Period & remaining period (if

Freehold)

N.A., the land is Freehold

6 Location of propefty

a) Plot No. / Survey No. Survey N0.516/1, Plot No.'12

b) Door No

c) C.T.S. No. / Villase Village- Satpur
d) Ward / Taluka Taluka - Nashik

District - Nashike) Mandal/ District

Residential East Side Land and Proposed Bungalow on Plot

No.12, Ground + Third Floor, Survey N0.516/1, Near

Ganesh Mandir, Balwant Nagar, Village- Satpur, Taluka -
Nashik, District - Nashik, Pin Code - 422 007, Slate -

Maharashtra, Country - lndia

Yes

7 Postal address of the property

Residential area

NoCommercial area

An ISO 9001 :2015 Certified ComPonY

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA
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Since 1989

(,

{

Nolndustrial area

Classificatton of the areao

Middle ClassHi h/Middle/Poor
Urbanljrban / Semi Urban / Rural

oration, Nashik
Village- Satpur

Nashik I'Iunici
10. Coming under Corporation lim it / Village

Pancha /ttilunici al
NoWhether covered under anY

Govt. enactments (e.g., Urban Land Ceiling

Act) or notified under agency area/

area / cantonment area

State / Central

scheduled

11.

N.A.ln Case it

conversion

is Agricultural land, any

to house site Plots is

conte ated
BA
the DeedAsthe ActualAS

12.

,14 Dimensions / Boundanes of the property

Colo RoadColo RoadNorth
Plot No.1'lPlot N0.11South
D.P RoadD.P Road

West Side Part of Plot No.12

Omer is Shri.GoPal Somantl
Agnihotri

West Side Part of Plot

N0.12 Owner is

Shri.Gopal Somanth

West

Latitude, Longitude & Co-ordinates of the13.2

Extent of the site14 Plot Area = 278.07 Sq. M

(As per Sale deed)

Structlte fuea = As per table Attached

Plan

15. Extent of the site conside red for Valuation

(least of 13A& 138)

Bungalow is Under Constructionto Whether occupred bY the owner

occupied by tenant since how long? Rent

received per month.

/ tenant? lf

cneucrensrtcs oF THE SITEil
GoodClassification of local1

Devel2 of surroundi areasDevel
No3 of frequent flooding/ sub'Possibility

tnme
All available near byFeasibility to the Civic amenities like

School Hos Market etcital Bus
Plain5 lconditionsLevel of land with

ularRectaSha of land6
For Residential Uof use to which it can beTl
Residential8 restnctionAn U

N.A,rovedI ls lot in town lannin
Comer10. Gorner or intermittent lot?

Yes11.
12. T ol road available at resent

Above 20 FtWidth of road - is it below 20 ft. or more

than 20 ft.

13

Nols it a Land - Locked land?14

VASTUKALA An ISO 9001 : 2015 Certified Compony

19"59'27.1"N 73"43'14.7'E

site

4.

Road facilities
B.T. Road

Vostukolo Consultonts (l) Pvt. Ltd.



15. Water potentiality Proposed Connected to Cantonment Board Supply Line
I lnrtpmrn'lnd carl,ored6 cv.tom

17. ls Power supply is available in the site Proposed -Yes

18 Advantages of the site Located in developing area
1 I Special remarks, if any like threat of

acquisition of land for publics service
pu.poses, road widening or applicabilitv of
CRZ provisions etc, (Distance from sea-
cost / tidal level must be incorporated)

Part - A (Valuation of land)
1 Size of plot Plot tuea = 278.07 Sq. M.

As Sale deed
North & South

East & West
2 Total extent of the plot AS valuation table
3 Prevailing market rate (Along With details /

reference of at least two latest deals /
transac,tions with respect to adjacent
properties in the areas)

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

4 Guideline rate obtained from he
Registrafs Ofice

{ 14,000.00 per Sq. M

ln case of varialion of 20% 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.

It is a foregone condusion that market value is always more
than RR pdces. As the RR rates are fixed by respective
state govemments for computing stamp duty / regn. Fees.
Thus, the rates difler from place to place and location.
Amenities per se as evident from the fact that even RR rates

decided Govt. differ.
( Assessed / adopted rate of valuation { 32,200.00 S M

6 Estimated value of land t 89,53,854.00

Part - B (Valuation of Building)
1 Technical details oflhe buildinq

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

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

As per Brief Description

c) Year of constructon low is Under Construction
d) Age of the building low is Under Construction
e) Life of he building estimated 60 Years afrer Completion (Subiect to proper, preventive

odic maintenance & struclural re rrs.
f) Number of floors and height of each

floor includ ing basement, if any
As per Brief Description

AS r valuation table
h Condition of the bui
i)Exterior - Excellent, Good

Poor
Normal, Eungalow is Under Construction

I lnterior - Excellent Good, Normal Poor Bun alow is Under Constructioni) Date of issue and validity of layout of
ma

dma an lssur a

k) Whether genuineness or autrenticity

Valuation Report Prepared For:BOBi Regional Ofiice / Shri.Balkrushna Tukaram Sonawane (0117021 2308570)Page7 o:127

16. ed Connecled to Se n Tenlr

No

Residential

Copy of Approved Building Plan No.
NMCB/RB/2024IAPU00821 dated 23.09.2024 issued by
Nashik Municipal Corporatron, Nashik

fi Since'1989

Vostukolo Consultonts (t) A/t. Ltd
VASTUKALA An ISO 900 I : 2015 Certified Compony

q) Plinth area floor-wise



Nashik MuniciPal Corporation. Nashik

Yes

Nonny other comments

empanelled valuers on

by our

authentic of
r)

lana

ValuationReportPreparedFor;BoBiRegionaloffce/shri.BalkrushnaTukaGmsonawane(011702/2308570)Page8ol27

of approved maP / Plan is verified

of construction (floor'wise in respect of

15

Sinco 1989{r

DescriptionSr.

No.
Brief DescriAsFoundatton1

Basement2

SU re3

5

6

Proposed Flush Doors & Aluminum Sliding Wndows

glazing, litting etc. and specity the species

rnfu ishPleaWindows&n DoorsotJ ery
shutters,of framessizeutboaeta lsd

7
RCC Framed Structure

RCC Works
Proposed Sand Face Plastering for Outside & Neeru

For lnside Walls
PlasteringI

Vitrified Tiles
Skirtin , dado10

Proposed Granite top Kitchen Ota
Speiiat fnistr as marble, granite, wooden

rills etc
11

12
r BriefAsinclud c0urseRoofi13.

Proposed Connected to Cantonment Board Sewerage
14.

nd WallCom
t{ot Applicable

o( construction

Electrical installation16
Concealedof wi

otdinrior /Class of SU

irementProvided as rintSNumber of I ht
uirementProvided asFan

Provided asnts

other item

Plumbin installatton
Provided as

a Ie rthclosetswater0N of
uirementProvided asNo. of wash basinsb
uirementProvided as r

No. of urinalsc
Provided as nt

No. of bath tubsd
uirementProvided as r

Water meters. etc.e
uirementProvided as

other lixtures

Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA
nn rSO gOOl : 2Ol5 Certilied ComPonY

4.

of timber

8,

Drainage

and
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Delails of Valuation: .

Propose

d First

Floor +

Third

Floor

450.27 96,80,805.00

Items
Area ln
Sq.M.

Year
of

Const.

Total Life
of

Structure

Age of
Build.

Value to be
considered

Value / Full
Value

Under

Consfu
ction

60 21 500.00 60

after
Completion

2'1,500,00 96.80 805.00

TOTAL 96,80,80s.00 96,80,805.00

Part - C (Extra ltems) Amount in (
1 Portico lncluded in the Cost of Construction
2 Omamental front door
3 Sit out / Verandah wih steel grills

4 Overhead water tank

5 Extra steel / collapsible gates

Total
Part - D (Amenities) Amount in t

1 Wardrobes lncluded in the Cost of Construction
2 Glazed tiles
1 Extra sinks and bathtub

4 Jtlarble / ceramic tiles floonng
5 lnterior decorations

6 Architeclural elevation works

7 Paneling works

8. Aluminum works
I Aluminum handrails

10. False ceiling
Total

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

3. Separate water tank / sump
4 Trees, gardening

Total
Part - F (Services) Amount in t

1 Water a nts lncluded in the Cost of Construction
t. Draina e affa ments

3 Co wall
4

5 Pavement

Total

@

fi Since 1989

VASTUKALA An ISO 900 I : 20 I 5 Certified Compony

Vostukolo Consultonts (t) pvt. Ltd.

Full Rate
Rate to be
considere

d

C.B. deposits, fittings etc.
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V lue

3.7 ALA STRA OF EE REPROPERTY

Part - A
Part - B

Part - C

Part - D

Part - E

Part - F

Land

Building

lnterior & Fumiture Work

Compound Wall and Site Development

Miscellaneous

Services
Total

t 89,s3,854.00

t 96,80,805.00

t 1,86,34,659.00

t 1,E6,34,6s9.00

< 1,77,02,926.00

t 1,49,07,727.00

< 't,35,73,785.00

< 82,28,684.00

Fair luarket Value

Reallzable Valuo
Distress Value
Value as per Clrch Rate

lnsurable value (Full Replacement Ccrt - Subsoll

Structure cost ('15%)

Remark:

Value in tRate in tArea in MParticu lars
980,003814 000,00278.07Land

96,80,805.0021,500.00450.27Structure
1 7 785.00

Total

1) of have

Approved Plan.

as

(o

{
Since 1989

Vostukolo Consultonts (l) Pvt Ltd.

VASTUKALA An ISO 9001 : 20] s certified comPonY
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Justification for orice / rate
The fularket Value of the property, I

rate value in this c€se is less than
to be conect if an Auction of he
possible to commenl on same, may be govemment rates are fix€d by sampling during same point of time in pa 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 l\,la*et
practices. As Valuer, we always try to give a value whidr is conect rellection of actual transaction value inespective of any
faclors in market.

Method of Valuation / roach
The cost approach is a
the replacement cost of
commonly used for real

of property.

Land cost can be estimated using the Sales Comparison Approach by studying recent sales of land close to the subject
property, end these sales should be comparable in size and location with subject property.

There are different ways to estimate replacement costs, the most common being finding out tre cost to build a square foot of
comparable properties multiplied by he total square footage of fre building. The cost approach is commonly used for
Residential Bungalow, Residential Building and properties menttoned above.
As the goperty is a Residential land and buiUing hereof, we have adopted Co6t approach / Land and Building Method for the
pumose of vafuation. The Plice for similar q/pe of Foperty in the ngarby vicinity is in he range of t 30,000.00 to t
40,000.00 per Sq. M. fo{ land and Stucture trereof Considedtu he rate wih attadted report, flnent market conditons,
demand and supply position, Land size, localion, sustained demand for Residential building / Plot, all round development of
commercial and Residential application in he locd@ etc.

We estimate { 32,200.00 per Sq. M. fu Land wfi appropdab cost of @nstuction for valuation.

i) Saleability Good

ii) Likely rental values in future in and t 40,000.00 Expected rental income per month after

Completion

iii) Any likely inmme lt may generate Rental lncome

Since 1989

s based on facts of markets disco.,ered by us during our enquines, however the govemment
the market value anived by us. We are of the opinion that the value arrive by us will prove
subject property is canied out. As far as Market Value in lndex ll is concemed, it is not

Real Property Valuation me$od which considers the value of a poperty as ttre mst of the land plus
the building (construction costs) min s the physical and functional deprcciation. This approach is most
estate properties that are not easily sold like schools, hospitals, govemment buildings and above type

o

{ Vostukolo Consultonts 0) pvt. Ltd
VASTUKALA An ISO 900 I : 20 15 Certified Compony
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4. ACTUAL SITE PHOTOGRAPHS

{r Sinco 1989

Vostukolo Consultonts (l)Pvt' Lt

VASTUKALA An ISO 9001 :2015 Certified ComPonY
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ROUTE MAP OF THE PROPf,RTY
Sile u,/r

a
,

I

7\

h

T
Latitude: I9"59'27,1"N 73"43"14.7"E

Note: The Blue fine shows the route to site from nearest Railway station (Nashik - 16. i Km)

Since '1989
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5. READYRECKONERRATE

Annual Statemmt of Rates Vcr. 2.0

( qr.Irrrlil {r qirr vq$ z.o I

I TI

S.i..r T.l*. Nashlk

s.hd vl.g. lrau]e Satapur (taasnik Mah'EOar pdd{e

S.rdr By ' 6.r!!, iao. .'

EtfiSnv.yNo 5'6 Ed

22't7i?* r<.,"a4 irz.? *'-tF: r t+:rrl 'rrn:2a ,a:-:, -.::-'.:'::a. -, :- =a:
rr{rrftq r+.{q $rnrt'dffi

{
1

Vostukolo Consultonts (l) Hrt. Ltd

VASTUKALA An ISO gOO l : 2Ol 5 certified compony
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6. PRICE INDICATORS

Since 1989

t

fr

?60.0 Lac

l70sqyrd. t

.

Vostukolo Consultonts (t)pvt. Ltd
VASTUKALA An ISO 900 'I :20'15 Certified Compony
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value for this

panicular aDove property in the prevaitrng condrtron with aioresaid specificatron is t 1,86,14,659.00 (Rupees

One Crore Eighty-Six Lakh Thirty-Four Thousand Slx Hundred Fifty-Nlne Only). The Realizable Vatue

t 1,77,02,926.00 (Rupees One Crore Seventy-Seven Lakh Two Thousand Nine Hundred Twenty-Six

onlyl and the Distress value t ,l.49.07.727.00 (Rupees one crore Fort-v-Nine Lakh seven Thousand

Seven Hundred Twenty.Seven Only). As per Site lnspection Work yet l,lot Started on Site

Place: Nashik

Date: 09.10.2024

FOI VASTUKALA CONSULTANTS (I) PW. tID.
Sha rad ku md r ii".il"l[]*""'*'*'-"'

ox: Gshradk!tu, B ch.titw.r.
cvstut l.(e$hrnR ltt PErrd,

b. LnallKWaI fi;..f,.TX;llflX"**"-

Direclor
Sharadkumar B. Chalikwar
Go(. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-148A200h09
Encl: Valuation report

Auth. Si n

The undersigned has inspected the property defiailed in the Valuaton Report dated

0n .--. We are satisfied that ttre fair and reasonable market value of the property is

{ (Rupees

only).

Date

Official/s)

Signature
(Name & Designation of the lnspecting

Countersigned
(BRANCH MANAGER)

Since 1989
{

Enclosures

Declaratio n9 ftonn{um-u dertaki m th VA U e nexuAn re-
lVodel valu r)cod of ndc0 ctU for nAn reexu Attached

Vostukolo Consultonts (l) pvt. Ltd
VASTUXALA An lso 900I :20I5 Certified Compony

Attachedr)

t
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(Annexure - l)

1. DECLARATION FROM VALUERS

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

a.Theinformationfurnishedinmyvaluationreportdatedogj0.2024istrueand- 
conect to the best of my knowblge and belief and I have made an impartial and

true valuation of the ProPertY.

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

c. l/ my authorized representative has personally inspecled the property 0n-- 
07,10,2024. The work is not sub - contracted to any other valuer and carried out

bY mYself.

d.lhavenotbeenconvictedofanyoffenceandsentencedtoatermof
imprisonment.

e. lhave not been found guilty of misconduct in my professional capacity'

f I have read the Handbook on Policy, Sbndards and procedure for Real

LtuG vrf*tio., 2011 of the IBA ind this report is in conformity to the

S-ianOarOi; enshrined for valuation in the Pad - B of the above handbook to the

best of my abilitY.

lhavereadthelntemationalValualirmstandards(lVS)andthereport
suumitteo to the Bank for the respedive asset class is in conformity to the
;StrnJtrOt" as enshrined for valuation in tre IVS in "General Standards' and

"Asset Standards" as applicable.

I abide by the Model Code of Conduct hr empanelment of valuer in the Bank'

iA;.;;ft N - A signed copy of same to be taken and kept along with this

declaration)
L am valuer iegistered with lnsolvency & Bankruptcy Board of lndia (lBBl)'

lamDirectorofthecompany,whoiscompetenttosignthisvaluationreport.

Further, I hereby provide the following information'

g

h

k.

@

{r Since 1989

Vostukolo Consultonts (l) R/t. Ltd.

VASTUXALA An ISO 9001 :20'15 certified compony
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Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol - Regional Technical Manager
Sachin Raundal - Valuation Engineer
Binu Surendran - Technical Manager
Chintamani Chaudhari - Technical Officer

Since 1989

(,

{

Particulars Valuer comment
Background
asset bein

information of the
valued;

As per Sale Deed Owner is Shri.Balkrushna Tukaram
Sonawane & Shri.Kushal Balkrushna Sonawane.

2 Purpose of valuation and appointing
autho

As per the request from Bank of Baroda, Regional Office to
assess Fair market value of the for ban

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

4 Disdosure of Valuer interest or
conlllct, if any;

We have no interest, either direct or indirect, in the property
valued. Further to state that we do not have relation or any
connection with prope(y owner / applicant directly or
indirectly. Further to state that we are an independent
Valuer and in no related to owner / a licant

Date of appointment, valuation date
and date of report;

Date of Appointmenl - 07 .10.2024
Valuation Date - 09.10.2024
Date of R - 09.10.2024

t) investigationslnspections and/or
undertaken;

Physical lnspection done on date 07.10.2024

7 Nalure and sources of he inbrmation
used or relied upon;

. lvla*et Survey at the time of site visit
o Ready Reckoner rates / Circle rates
. Online search for Registered Transactions
. Online Price lndicators on real estate portals
. Enquiries with Real estate consultants
. Existing data of Valuation assignments carried out by

US

8 Cost Approach (For building construction)
Comparatlve Sales Method (For Land component)

I Restrictions on use of the report,
any;

This valuation is for lhe use of the party to whom it is
addressed and for no other purpose. No responsibility is
accepted to any third party who may use or rely on the
whole or any part of this valuation. The valuer has no
pecuniary interest that would conflict with the proper
valuation of the rt

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

Cunent ma*et conditions, demand and supply position,
Residential land size, location, sustained demand for
Residential land, all round development of commercial and
Residential a ication in the local etc

11.
account dunn the valuation
Major factors that were not taken in Nil

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

his !'esponsibility
rt.

purpose of limiting
for the valuation

Attached

Vostukolo Consultonts (t) A/t. Ltd
VASTUKALA An ISO 900'l :2015 Certified Compony

1

Procedures adopted in carrying oul
the valuation and valuatiot
standards followed:

12.
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) DT E I lit ln ar AI<c

Property Title"-'- ''A.i"O 
on our discussion with the Client, we understand that the property is owned by

shri.Balkrushna Tukaram sonawane & shrl.Kushal Balkrushna sonawane. For the purpose ol 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 authorities in

{r

l\l

Value Sublect to Change'--- -iriri6ir.t 
apiraisal exercise is based on prevailing market dynamics as on 09s oclober 202t1 and

Ooes not iat<elni6 account any unforeseeable developments which muld impact the same in the future'

Our lnvestigations ,{, r^,rr^, .--' "" -WJ.i. 
*t engaged to carry out all possible investigations in relation to he subiect property. Where in

or, ,.port *Jio*tiiv iErtiin ririt.tlo'n. to our investigations, this is to enable tire rellant party lo instruct further

inrJ,g;ion. *lrr" consiOereo apfropriare or wheriwe.recommend as necessary prior to reliance' Vastukala
'C"6r"n 

.i, irOi, prt. Ltd. (VOPL| is;d liable for any loss occasioned by a decision not lo conduct turther

investigations

Assumptions
Assumptionsareanecessarypartofunderhkingvaluations.VC|PLadoptsassumptionsforthe

purpo.. oi pioriioing valuation .orii.'ueLu.e some marc:c are not capable of accurate calculations or fall

Irilla. m. t*p. df our expertise, or out instructions' The reliant party.atopf 
.!h'1 

t'"-Yllu-"llo:;1-:tains

.r,tri, .p".li" i*umptions and aclmowledge and accept the risk of hat if arry of tre assumptions adopted in

the valuation are inconect, then his may have an efiect m he valuation'

lnformation Supplied bY Others- - - 
inr .p'pirisal ii based on he information prorired by he dient. The same has been asstlmed to be

conect and has been used for appraisal exerclse. Vwrere ii ls stated in tre report that anolher party has

rrppriJii.i-rti.. io VclPL, this'iiifomation is beliened b 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 statement as to a future matter, that statement is

orovided as an estimate and/or opinion based on he lnfornalion kno n to vclPl at he date of this document'

VCIPL does not wanant that such statements are accurate or conect'

ilap and Plans
Any sketch, plan or map in this repofi is induded b assisl the reader while visualilng the pmperty and

assume no responsibility in connection with such matters'

Site Details-'-- --- 
gaseO on inputs received from Clients representative and site visit conducted, we understand that the

subjecl property is cunenty a contiguotts and non-agriorltural land parcel admeasuring 278,09 Sq' M' and

struclures tfrereof. The property is owned by shri.Balknrshna Tukaram sonawane & shri'Kushal

Balkrushna sonawane. Further, vclPL has assumed hat the subject property is free from any encroachment

and is available as on the date of the appraisal'

(,

Since 1989

Vostukolo Consultonts (l) Pvt Ltd.

VASTUKALA An ISO 90Ol : 20 l 5 certified Compony
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this regard and does not certify the property as having a clear and marketable title. Further, no legal advice

regarding tne ttle and ownership of the subject property has been obtained for the purpose of this appraisat

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

Environmental Conditions
We have assumed that the subject property is not cuntaminated and is not adversely affeciud by any

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

Town Plannlng
The permissible land use, zontng, achievable FSl, area slatement adopted for purpose of this

valualion is based on the informatron provided by tre Clients represenlative and the same has been adopted
for this valuation purpose. vclPl has assumed the same to be mrect and permissible. vclpL has not
validated the same ftom any authority.

AJea

Based on the documents, we understand that the subject property is contiguous and non€gricultural
land parcel admeasuring 278.09 Sq. M. and structure thereof.

Condltlon & Ropair
ln the absence of any informatron to he contrary, rve ha\re assumed hat there are no abnormal

ground conditions, nor archaeological rcmains present wtich might advemely affed he current or future
occupation, development or value of the property. The property is free liom rat, infestation, structural or latent
defect. No cunently known deleterious ot hazardous materials or suspecl techniques will be used in the
construction of or subsequent alteration or addilions to tre pmperty and mmmenb made in the property details
do not purport to express an opinion about or advise upon, the condition of uninspected parts and should not
be taken as making an implied representation or slalement about such parts

Valuation l{ethodology
For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison

Approach Method and ploposed Highest and Best Use model is used for analysing development potential.
The Direct Comparison Approach involves a comparison of the property being valued to similar

properties that have actually been sold in arms - lengh transactions or are ofiered for sale. This approach
demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar
properties in an open and competitive market and is particularly useful in estimating the value of the land and
properties that are typically traded on a unit basis.

ln case of inadequate recent transactjon activity in the subjecl micro-market, the appraiser would
collate details of older transactions. Subsequenty, the appraiser would analyse rental / capital value trends in
the subject micro-market in order to calculate the percentage increase / decrease in values since the date of
the identifed transactions. This percentage would then be adopted to project the cunent value of the same.

Where reliance has been placed upon extemal sources of information in applying the valuation
methodologies, unless othen /ise specifically instructed by Client and/or stated in the valuation, VCIpL has not
independently verified that information and VCIPL does not advise nor accept it as reliable. The person or entity
to whom the report is addressed acknowledges and accepts the dsk that if any of the unverified information in
the valuation is incorrect, then this may have an effect on the valualion.

Since ',989

l,

{ Vostukolo Consultonts (l) A/t. Ltd
An ISO 900 'I : 20 I5 Certified ComponyVASTUKALA



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

Other
All measurements' areas and ages quoted in ou rcpofl are approximate

Legal
we have not made any allowances with respect to any exis{ng or proposed local legislation relating to

trxation on ,.ili."tion of the sile ,aiue ot ure subject property. VCIPL is not required to give testimony or to

;il;;'; ;,1 dy reason ot tnis appraisal reiofL rih. reference to the property in question, unless

;H;;;;;.t h.; d.en m"oe tnereot.'rurtner, n6 ug31 advice on any aspects has been obtained for he

purpose ofthis appraisal exercise

Property specifi c assumptions"-'-'-e;.; 
on-inputs'received from the client and site visit conducted, we undestand trat the subiect

property is cunenty vacant and Bani possession, cort{uous and non€griartural land parcel admeasuring

278.09 Sq. M. and structure thereof

ValuationReporlPrcparedForBoB/Regionalofice/Shri.Balk,UshnaTukaramsonawane(0,l1702/2308570)Page2aof27

UMPT N LI DD LA! RS

e assume no responsibility for matters of legal nature afiecting lhe pmperty appraised or the tte lhereto,
3.

2

a

4

nor do we render our opinion as to the title, which is Gsumed to be good and ma*etable'

The property is valued as though under responsible omership'

It is assumed that the property is free of liens and emunbmnces'

It is assumed that there are no hidden or unapparent sditms of the subsoil or structure that would render

it more or less valuable. No responsibility is assumed for such conditions or for engineedng trat might be

required lo discover such factors.

There is no direcU indirect inlerest in the property vahrcd'

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

Sinc€ 1989

5

6

market rates

{i Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA An lso 9O0l : 201 5 Certified compony



lntogrity and Fairness

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

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

3. A valuer shall endeavour to ensure that helil pmvides true and adequate information and shall not
misrepresent any facls or sifuatjonsl

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

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

Professlonal Competence and Duc Care

6. A valuer shall render at all times high standards of service, exercise due diligence, ensure proper
care and exercise independent pmfessional judgm€nt

7. A valuer shall carry out pmfessional servicgs in accodanos with the relevant technical and
professional standards that may be specified fiom tims to time.

8. A valuer shall continuously mainlain professional knwledge and skill to provide competent
professional service based on up-tedate dwelopments in practice, prevailing regulaiions /
guidelines and tecfrniques.

9. ln the preparation of a valuation repott, $e valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except to th€ e)dent hat the assumptions are based on statements of
fact provided by the company or its auditors or consultants or information available in public
domain and not generated by the valuer.

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

1'1. A valuer shall cleady state to his client the services that he would be mmpetent to provide and
the services for which he would be rellng on other valuers or professionals or for which the client
can have a separate anangement 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 directly connected to the valualion 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.

Valuation Report Prcparcd FoTBOB/ Regional Ofice i Shri.Balkrushna Tukaram Sonawane (0117021 23O857OlPage 25 ol27

(Annexure - ll)

4. MODET CODE OF CONDUCT FO VALUERS

Since 1989

(i

fi Vostukolo Consulfonts (t) pW Ltd.
VASTUKALA An ISO 900 I : 2015 Certified Compony
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14. A valuer shall maintain complete indeoendence in his/its Drofessional relationships and shall

mnduct the valuation independent of extemal influences'

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

and interests, while providing unbiased services'

16. A valuer shall not deal in secunties of any subject company after any trme when. he/it firsl

becomes aware of the possibility of his / its association with the valuation, and in accordance wm

the Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,20'15 or till

the time the valuation report becomes public, whichever is earlier'

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

cater to a company or client's needs.

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

1g, ln any fairness opinion or independent exped opinion submitted by a valuer, if ttrere has.been a

prior Lngagemeni in an unconnected transadion, the valuer shall declare the association with

the company during the last five years.

lnformation Management

ConfidentialitY

20. A valuer shall not use or divulge to other dients or any other party any confidential information

about the subJect company, wiich has come to his / its knowledge without proper and speofic

authority or unless there is a legal or profess&xral right or duty to disclose'

21. A valuer shall ensure that he/ it maintains witten contemporaneous records for any decision- 
i.t .n, it,"r..sons for taking the decision, ad he information and evidence in support of such

decision. This shall be mairitained so as to srfficienty enable a reasonable person lo take a

view on the appropriateness of his /its decisim and actions'

22. Avaluershall appear, co-operate and be available for inspections and investigations canied out

by the authority, any person authorised by lhe 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 Ecords as may be required by the authority, the-- 
friUunaf, Appellite Tribunal, the registered valuers organisation with which he/it is registered, or

any other statutory regulatory body.

24' A Valuer while respecting lhe confidentiality of information acquired during lhe ,course of
- ' 

;;;;;i.g tr;iessionat se-rvices, shall maintain proper working papers for€ period of three years

li.ui11 rJ,','grr period as required in its contract for a soecific valuation, for productior before a

irgu;iory .utt ority or for a peer review..ln the ev€nt of .a 
pending case before the Tribunal or

lp"pettatJ friUunal, the record shall be maintained till the disposal of the case.

{i
o

Since 1989

Vostukolo Consultonts (l) Pvt Ltd.

VASTUKALA nn fSO gOOt : 2Ol5 Certified ComPonY
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Glfts and hospltallty:

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

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

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

Remuneration and Costs.

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

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

Occupatlon, employabllity and r€stdctlons.

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

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