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Valuation Report of the lmmovable Property

Details of the Drooertv under consideration:

Name of Owner: Mr. ahendra Manik Bhamare.

Residentral Open Land Bearing Plot No. 1' 2 & 3, Gat N0.165/1/Part,

Near Thakare Bungalow and Radha Krishna Temple, Seema Nagar,

Nampur Link Road, Mllage -Satana, Taluka- Baglan & District - Nashik,

PIN - 423 301, State - Maharashtra, Country - lndia.

Valuat ion Done for:

Union Bank of lndia
Nashik CitY Bnnch

Navondar Sankul, 1366, M-1 Racca Colony, Sharanpur Road

Nashik - 422 002, Stale - Maharashtla, Country - lndia
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Valuation Reporl Prepared tor: UBI / Nashik City Brad/ Mr.lilshendra Manik Bhamarc' (012293 / 2308995) Page2ot 2l
VASTUKALA

Vastu/Nashild'l1/2024i012293 /2308S95

11/1040-CCBS

Date: 11.11.2024

This is to certify trat Residential Open Land Bearing Plot No. '1, 2 & 3, Gat N0.165/'1lPart, Near Thakare

Bungalow and Radha Krishna Temple, Seema Nagar, Nampur Link Road, Village -Satana, Taluka- Baglan &

District - Nashik, PIN - 423 gO1 , State - Maharashtra, Cotmfy - lndia belongs to Mr.l{ahendra Manik Bhamare'

Boundaries of the ProPertY.

considering vadous parameters recorded, exisling economic scenado, and the information that is available with

reference to the development of neighborhood and mcfiod sebded for valuation, we are of the opinion that, the

prop€rty premises can be assessed and valued ftr SARFAESI Securitisation and Remnslruction of Financjal

Assets and Enforcement of security lnterest Act, 2002 pulpose at t'|,90,30,125.00 (Rupees One Crore l{inety

Lakh Thir$ Thousand One Hundred Twen$ Five Only)

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

been taken into consideration while preparing this valuation report'

VALUATI 0N oPrNloN REPORT

Hence certified

For VASIUKALA CONSULIANTS (l) PW, LID.

Sharadkumar
Chalikwar
Director

Oq[.lly srq6.d b, Sh.odkum& CS.lrkur
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Auth. Sign.

Sharadkumar B. Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1'14152/2008-09

Encl: Valuation rePort.

LandBoundaries
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RoadSouth
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vastuNashiul 1/20241012A3 /2308995

11/10-80-CCBS

Oale: 11.11.2021

This is to certify that Residential open Land Bearing plot No. 1, 2 & 3, Gat N0.165/,1/part, Near Thakare
Bungalow and Radha Krishna Temple, seema Nagar, Nampur Link Road, Village -satana, Taluka- Baglan &
Disbict - Nashik, PIN - 423 301, State - Maharashtra, Country - lndia belongs to ilr.Mahendra Manik Bhamare.

Boundanes of the property

Boundaries Land

North Open Land

South Road

East Row Houses

West Road

Considering vadous parameters recorded, exisling economic scenarb, and the information that is available with

reference to he development of neighborhood and mehod seleded for valuatjon, we are of the opinion that, the

property premises can be assessed and valued fur SARFAESI Securitisation and Reconstruction of Financial

Assets and Enforcement of security lnterest Ac1, 20o2 p.rrpose at t1,90,30,i25,00 (Rupees one crore Nineg

Lakh Thirty Thousand One Hundred Tweng Five 0nly)

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

been taken into consideration while preparing tris valuation report.

Hence certified

For VASIUKALA CONSULTANTS (l) PW. LTD.

Sharadkumar *tpffix'#mtff;.
cdrulfnB o P8 Ltd. o=ir6b.i,Chalikwar il,1,T11ffi1i5,ffi;!i,

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

Reg. No. (N) CCIT/1-141522008-09
Encl: Valuation report.
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Valuation Report Prcparcd for: tJBl i Nashik City Brandl/ Mr'MahetdE Manik BhamaG (012293 / 2308995) Pago 3 ol24

Vastukala Consultants (l) Pvt' Ltd'

B1{01,U/BFloor,Boomerang,ChandivaliFarmRoad,Pot.vai,Andheri(East),Mumbai-400072

To,

Tho Branch iranager,

Union Bank of lndia

Nashik City Branch

Navondar Sankul, 1366, M-1 Racca Colony, Sharanpur road,

Nashik - 422002, State - Maharashtra, Country - lndia'

VALUATION REPORT (IN RESPECT OF OPEN PLOT)

Sance 1989

(,:)

{r

GeneralI

Union Bank of lndia, Nashik

City Branch to assess fair market value of the property

for SARFAESI Securitisation and Reconstruction of

Financial Asseb and Enforcemenl of Security lnterest

As per the request from

Act, 2002 purpose

Purpose for which he valuation is made

08.11.2024a) Oate of inspection2
11.11.2024b) Date on which the valuation is made

3 Copy of List of documents Produced for

perusal

37/2003 Dated.27.12.2004 issue by Collector Office' Nashik'

. copy of Approved Layout Plan(Residertial Amalgamalion ) Letter N0.257 Dated.0'l'02.2019 issued by

Assistant Director Town Planning, Nashik

Revenueissued.201 Department.03tedDa .097of Extract by2Copy
na kbhaPra KramkB n etiShnte 7aharashtraMNo.Lener Departm0rdernNo ncultuCo Agpv

4. Copy of Title Search RePo rt issued by Adv.Mukund R.Odhekar

Name of Owner:

l{r.Mahendra llanik Bhamare

fullresgr Residential Open Land Bearing Plol No' 1, 2

& 3, Gat No.165/1/Part, Near Thakare Bungalow and

Radha Krishna Temple, Seema Nagar, Nampur Link

Road, Village -Satana, Taluka- Baglan & District'

Nashik, PIN - 423 301, State - Maharashfa, Country -
lndia

Contact Person:
(owner Representative)

Conlacl No.: +91 902'1337843

Sole Ownershi

t'tame of the owne(s) and his / theh

(es) with Phone no. (details of share of eadt

owner in case ofjoint ownershiP)

address4

freehold5 Brief description of the property (lncluding

Leasehold / freehold etc.)

under valuation is a Residentral Open Plot No. 1, 2 & 3, Gat N0.165/1 Part,The immovable property

Propertv:

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Valuation Report Prcparcd for UBI i Nashik City Brandr/ Mr.MahendB Manil Bhamarc. (012293 i 2308995)

Since '1989

Page 4 ol24

o

{r

Village - Satana, The property is located in a developing area having basic infrastructure, well connected by

road. lt is located at 1.3 KM, travelling distance from Satana Bus Stand, Satana.

Landmark: Near Thakare Bungalow and Radha Krishna Temple.

Land:

As per Approved Layout Plan, the Land Area is 1227.75.00 Sq. M. which is considered for valuation.

Particulars Area in Sq. M.

Plot No. I 402.50

414.00Plot No. 2

Plot No. 3 411.25

Total Area 1227.75

As per site inspeclion, the property cannot be demarcated. The property is identified and shown by
(Owner's Representative) Contact No.: +91 9021337843

6 Location of property

a) Plot No. i Survey No. / Gat Plot No. 1, 2 & 3, Gat N0.165/1 Part

b) Door No N,A.

c) C.T,S. No. / Village Village - Satana

d) Ward / Taluka Taluka - Baglan

e) Mandal/ District District - Nashik

7 Postal address of the property Residenlial Open Land Bearing Plot No. 1, 2 & 3, Gat

N0.165/'llPart, Near Thakare Bungalow and Radha

Kdshna Temple, Seema Nagar, Nampur Link Road,

Village -Satana, Taluka- Baglan & District - Nashik,

PIN - 423 301, State - Maharashtra, Country - lndia

8 Village - Satana

Residential area Yes

Commercial area No

lndustrial area No

Classificatron of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Semr Urban

10. Coming under Corporation limit / Village

Panchayat / Municipalily

Village - Satana

Satana Municipal Council

11. No

12 ln Case it is Agricultural land, any convelsion

to house site plots is contemplated

N.A.

'13. Boundaries of the property As per the Layout Plan Actual

VASTUKALA An ISO 9001 : 20]5 certitied compony

t.

I

1

City / Town

9.

Whether covered under any State / Central

Govt. enactments (e.9., Urban Land Ceiling

Act) or notifed under agency area/ scheduled

area / cantonment area

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Ropod PropaEd for UBI/Nashik City 8rand, Mr.Mahendra Manik Bhamare. (0122ts3/ 2308995)

Since 1989

Page 5 of 24

{

North Adjacent G No.'163 Open Land

South 9.00-Meter-Wide Road Road

East Plot N0.7,8,9,10,1 1 Row Houses

West 1 8,000-Meter-Wide Road Road

14.1 Dimensions of the site

A

As per the Layout Plan

I
Actual

North

South

East

West

14.2 Latitude, Longitude & Co.ordinates of

PropeO

20'36',02.7"N 74'1 2'33.8',E

'iE Extent of the site

402.50

414.00

411.25 1

1227.75

(Area as per Approved Layout Plan)

to. Extent of the site considered for Valuation

(least of 14A& 148) Plot l,lo. I 402.50

Plot No.2 414.00

PIot No. 3 411.25

Total Area 1227.75

(Area as per Approved Layout Plan)

17. Whether occupied by the omer / tenant? lf
occupied by tenant since how long? Rent

received per month.

Vacant

il CHARACTERSTICS OF THE SITE

1 Classification of locality Located in Middle class locality

Development of sunounding areas Developing Residential area

3 Possibility of frequent flooding/ sub-merging No

Feasibility to the Civic amenities like School,

Hospital, Bus Stop, Market etc.

All available nearby

5 Level of land with topographical conditions Plain

6 Shape of land Rectangular

7 Type of use to which it can be put Residential

8 Any usage restriction Residential

9 ls plot in town planning approved layout? Yes

10. comer plol or intermittent plot? Triangular

11. Road facilities Yes

Vostukolo Consultonts (l) P\rt. Ltd.
H'
L-.

VASTUKALA An ISO 9001 : 20i 5 Certified Compony

Particulars

Plot No. 1

Plot No. 2

Plot No. 3

Particulars Area in Sq. M.

2.

4.

@



Valualon Reporl Preparcd for UBI/Nashik City EEnch/ t\.ir.Mahendra ManikBhamarc, (012A3/ 23CA995) Page 6 ol 24

12. Type of road available at present B. T. Road

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

20 fr.

18.00 lV. Wide Road

14 No

15. Water potentiality N.A. as the property is open plot

16 Underground sewerage system N.A. as the property is open plot

ls Power supply available in the site
'18. Advantages of the site Located in developing residential area
19. Special remarks, if any like threat of

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

No

Size of plot

Plot No. 1

2 414.00

411.25

1227.75

(Area as per Approved Layout Plan )
North & South

East & West

Total extent of the plot

Plot No. I 402.50

Plot No. 2 414.00

Plot No, 3

Total Area

411.25

1227.15

(Area as per Approved Layout Plan)
3 Prevailing market rate (Along With details /

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

t 12,000/- to {23,0001 per Sq. M. for land

Details of online listings are attached with the report.

4 Guideline rate obtained from tre Register's

Office (evidence thereof to be enclosed)

{ 4,110.00 per Sq. M.

Guideline Value t 50,46,053.00

5 Assessed / adopted rate of valuation t 15,500.00 per Sq. M

6 Estimated value of land { 1,90,30,125.00

Part - B (Valuation of Building)

1 Technical details of the building

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

N,A. as the property is an Open Plot

e

{
Since 1989

VASTUKALA An ISO 9001 : 2015 Certified Compony

ls it a Land - Locked land?

17. N.A. as the property is open plot

Part - A (Valuation of land)
I Parliculars Area in Sq. M.

402.50

Plot No. 3

Total Area

2

Vostukolo Consultonts (l) R/t. Ltd.



Valuaton Report Prepared for UBI / Nashik city Branch/ Mr'Mahendra l!'lanik Bhariare' (012233 / 2308995)

Specificati ons of construction (floorwise) in respec{ of

Since 1989

PageT ol24

@

{r

lilA. as the property is an open PlotType of construction (Load bearing

RCC / Steel Framed)

b)

N.A. as the property is an OPen Plotc) Year of construction
N.A. as the property is an oPen PlotNumber of floors and height of each

including basement, if anY

d) floor

N.A. as the property is an OPen Plote) Plinth area floor-wise
tlA. as the property is an Open Plotfl Condition of the building

llA as the property is an OPen PlotExterior - Excellent, Good,i) Normal,

Poor

N.A. as the property is an OPen Plotlnterior - Excellent, Good, Normal'

Poor

ii)

NA. as the property is an OPen PlotDate of issue and validity of layouts) of

approved map

N.A. as the property is an open Ploth) Approved map / plan issuing authonty

N.A.Whether genuineness or authentici$ of

approved map / plan is verified
i)

NoAny other commenls bY our emPane

valueB on authenticity ot approved plan
i) led

Amount in tDescriptionSr.

No
N.A. as the property is an OPen LandFoundation1

NA as he property is an OPen LandBasement2

N.A. as the property is an oPen Land
S u perstru ctu re3

N.A. as the property is an OPen LandJoinery / Doors & Windows (Please fumish

details about size of frames, sftuttets'

glazing, fit1ing etc. and specify the species

of timber

4

N.A. as the property is an oPen LandRCC Works

N.A. as the property is an oPen LandPlastering6

N.A. as the property is an 0Pen LandFlooring, Skirting, dado7

N.A. as the property is an Open LandSpecial finish as marble, granite, wooden

paneling, grills etc

8

N.A. as the property is an open LandRoofng including weather proof course9

N.A. as the property is an open LandDrainage10.

2 Compound Wall Amount in {
Height As per site inspection, the property cannot be

demarcated.Length

Type of construction

3. Electrical installation

Type of wiring N.A. as the property is an Open Land

Vostukolo Consultonts (l) Pvt. Ltd.

.i

VASTUKALA An ISO 9001 : 2015 Certified Compony



Valuation Repon Preparcd for LJBI i Nashik City BEndr/ Mr.filahefldra Manik Bhamarc. (012293 / 2308995) Page 8 ol 24

Class of llttings (superior / ordinary / poor) N.A. as the property is an open Land

Number of light points N.A. as the property is an Open Land
Fan points N.A. as the property is an Open Land

Spare plug points N.A. as the property is an Open Land

Any other item N.A. as the property is an Open Land

4, Plumbing installation Amount in t
a) No. of water dosets and their type N.A. as the property is an Open Land

b) No. of wash basins

c) No. of urinals N.A. as the property is an Open Land

d) No. of bath h.rbs N.A. as the property is an Open Land
e) Water meters, taps etc. N.A. as the property is an Open Land

f) Any other fixtures N.A. as the property is an Open Land

Part-C (Extra ltems) Amount in {
1 Portico N.A. as the property is an Open Land

Omamental front door N.A. as the property is an Open Land
J Sit out / Verandah with steel grills

4 overhead water tank N.A. as the properly is an Open Land

5 Extra steel / collapsible gates N.A, as the properly is an Open Land
Total N.A. as the property is an Open Land

Part - D (Amenities) Amount in {
I Wardrobes N.A. as the property is an Open Land
2 Glazed tiles N.A. as the property is an Open Land

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

Marble / ceramic tiles flooring N.A as the property is an Open Land

5 lnterior decorations N.A. as the property is an Open Land

b. Architectural elevation works N.A. as the property is an open Land

7 Paneling works N.A. as the property is an open Land

8 Aluminum works N.A. as the property is an Open Land

I Aluminum hand rails N.A. as the property is an open Land

False ceiling N.A. as the property is an Open Land

N.A. as the property is an Open Land

Part - E (Miscellaneous) Amount in {
1 Separate toilet room N.A. as the property is an open Land

2 Separate lumber room N.A. as the property is an Open Land

3 Separate water tank / sump N,A. as the property is an Open Land

4 Trees, gardening N.A. as the property is an Open Land

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

@

{r Since 1989

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA

N.A. as the property is an open Land

2.

N.A. as the property is an Open Land

Extra sinks and bath tub

4.

'10.

Total

An ISO 9001 : 2015 Certified Compony



Amount in {
Part - F (Services)

N.A. as the propertY is an OPen LandWater supply anangements1

N.A. as the property is an oPen LandDrainage anangements2

N.A. as the property is an OPen LandCompound wall3
N.A. as the property is an OPen Land

4 C.B. deposits, littings etc.

[A. as the property is an oPen LandPavement
N.A. as the propertY is an OPen LandTotal

Valustion Report Prepared foli L.lBl/ Nashik City Braodr/ Mr.Mahendra Manik BhsmarB (012293 / 2308995)

Governmenl Value

Page I of 24

T of

Land cost can be estimated using the Sales Cdnpadson Approach by studylng recent sales of land close to

the subject property, and these sales should be orparable in size and location with subject property.

It may be noted that the Govt. guideline values are fur Stamp duty purpose, hey are generally mnstant along

a particular road i.e., it doesn't take into account he advantage/disadvanlage of particular property vis€-vis its

locations. Rate of land parcels vary from site to site and within a site from macro-site to mioo-site. That is why

our valuation difiers from Govt. stamp duty ready reckoner value.

As the property is an open land, we have adopbd Sales Comparison Method for the purpose of valuation. The

Price for similar type of ploperty in the nearby Yftinity is in the range of < '12,000/- to t 23,0001 per Sq. M. for

land.

Considering the rate with attached report, cunent market conditions, demand and supply position, Land size,

location, upswing in real estate prices, sustained demand for Plot, all round development of commercial and

residential application in the locality etc., we edlnate t15,5001 per Sq. M. for valuation of Land'

The salability of the property is: Average

Likely rental values in future in Amount: N.A.

Any likely inmme it may generate: N.A.

{

@

Since 1989

Particulars Area in Sq. M. Rate in { Value in t
Land 1227 75 4,1 10.00

Total

t 1,90,30,125.00LandPart - A
BuildinPart - B

Compound wall

AmenitiesPart - D

PavementPart - E

ServicesPart - F
{ 1,90,30,125.00Market Value
? 1,61,75,606.00Realizable Value
{ 1,33,21,088.00Distress Sale value

Remarks

/':L-.
VASTUKALA An ISO 900t : 2015 Certified Compony

A

50,46,053.00

50,46,053.00

Part - C

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Ropori Prcpared foi UBI/ Nashik City Brandr/ Mr.Mahendc Manik Bhamare. (012293 / 2308995i

Actual Site Photq,qraphs
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Valuator! R6pod Prepar€d for UBI / Nashik city Brandri Mr.Mahendra Manik Bham8rc' (012283 i 23089s5) Page 11 ol24

Route Map of the propertv

Latitude Lonqitude: 20'36'02.7"N 74'12'33.8"E

Note: The Blue line shows lhe route lo site from nearest Bus Stand from Satana ( '1.3 Km.)

Since 1989
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As a result of my appraisal and analysis, it is my considered opinion that the present Market value of the above

property in the prevailing condition with aforesaid specifications is t,l,90,30,125.00 (Rupees One Crore Ninety

Lakh Thirty Thousand One Hundred Tweng-Five Only). The Realizable Value of the above property ls

< 1,61,75,606.00 (Rupees One Crore Six$-One Lakh Seventy-Five Thousand Six Hundred Six Only) and

the Distress value is { '1,33,21,088.00 (Rupees One Crore Thirty-Three Lakh Twenty0ne Thousand

Eighty-Eight Only).

Place: Nashik

Dalet 11.11.2024

FoT VASTUKALA CONSULTANIS (I) PW LTD,

Sharadkumar
Chalikwar

oqI.ry i'gn.d by sh.trdlomr chrl'rkE,
D.ri (Fthridlonr cn:lkm,
o-Vrn5. CdBlra O p{ trd,
erar*.ao'.Eoiiad|b&!|
D& ?o2. Il.ll 1t125a.06!d

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

Reg. No. (N) CCIT/1-14152/200&09

Encl: Valuation report.

Auth. Sign

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

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

(Rupees

0n

).

Date

@

Signature

(Name of the Branch Manager with ffidal seal)

{r Since 1989

Enclosures

Declaration From Valuers

(Annexure- ll)

Attached

Model code of conduct for

valuer - (Annexure lll)

Attached

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Annexure-ll

DECLARATION FROM VALUERS

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar hereby declare that:

The information fumished in my valuation report dated 11.11.2024 is true and correct to
the best of my knowledge and belief and I have made an impartial and true valuation of
the propefi.

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

l/ my authorized representative has personally inspected the property on 08.11.2024 The

wo* is not sub - contracted to any oher valuer and canied out by myself.

I have not been convicted of any offence and sentenced to a term of lmpnsonment;

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

lhave read the Handbook on Policy, Standads and procedure for Real Estate

Valuation, 2011 of the IBA and ftis rBport is in confumity to the 'Standards" enshrined for
valuation in the Part - B of the above handbook to the best of my ability.

I have read the lntemational Valuation Standards (lVS) and the report submitted to
the Bank for the respective asset class is in conformity to the 'Standards' as

enshrined for valuation in the IVS in "General Standards" and "Asset Standards" as
applicable. The valuation report is submitted in the prescribed formal ofthe bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure

lll - A signed copy of same to be taken and kept along with this declaration)

i. lam Director ofthe company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

Since 1989

a

b

c

d

e

f.
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h

(,

{ Vostukolo Consultonts (l)Pvt. Ltd
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@

{r

Valuer commentParticularsSr.
No.

Mr.Mahendra Manik Bhamare as Pe

( Residential Amalgamatlon )

0n S ownedNSc0 iderati byU nderheT property
ut nPlaLaApproved yo

Dated.01 .02.2019.

Letter N0.257

Background information of the asset being

valued;

As per the request from Union Bank

Branch to assess fair ma*et value
of lndia, Nashik CitY

of the property for

SARFAESI Securitisation and Reconstruction of Financial

Assets and Enforcement of Security lnterest Act' 2002

e

2 Purpose of valuation and appointing authority

Sharadkumar B. Chalil$ar - Regd- Valuer

Sanjay Phadol - Regional Technical Manager

Sachin Raundal - Site Engineer

Binu Surendran - Technical Manager
mani Chaudhari- Techntcal fficerChinta

ldentity of the valuer and any other experts

involved in the valuation;

1

We have no interest, either direct or in

property valued. Further to state that we do not have

ielition or any connection with property owner / applicant

directly or indireclly. Further to state that we are an

independent Valuer and in no way related to property

owner /

direct, in the
Disclosure of valuer interest or con flict, if any;4

Date of Appointment - 08.1 1.2024

Valuation Date - 11.11.2024

Date of - 11.11.2024

Date of appointment, valuation date and date of

report;

Physical lnspection done on 08.1 1 .2024lnspeclions and/or investigations undertaken:6

6 Market Suryey at the time of site visit

B Ready Reckoner rates i Ctrcle rates

E Online Pdce lndicators on real estate poltals

E Enquiries with Real estate consultants

E Existing data of Valuation assignments carried out by

us

Nature and sources of the information used or

relied upon;
7

Sales Comparison MethodI Procedures adopted in carrying out

valuation and valuation standards

the
followed

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

addressed and for no other purpose. No responsibility is

accepted to any third party who may use or rely on the

whole or any part of this valuation. The valuer has no

peo.rniary interest that would confllct with the proper

valuation of the

I Restriclions on use of the report, if anyt

current market conditions, demand and supply position,

Land size, location, upswing in real estate prices,

sustained demand for open Land, all round development

of commercral and residential application in the locality etc.

Major factors that were taken into account

during the valuation;
10

Nil11 Major factoc that were not taken into account

durin the valuation
AttachedCaveats, 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 re rt

Vostukolo Consultonts (l)A/t. Ltd
VASTUKALA An ISO 9001 : 20.l5 Cerlified Compony
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AssumDtions Disclaimers. Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on llth November 2024
and does not take into account any unforeseeable developments which could impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subiect property. Where in

our reporl we identify certain limitatons to our investigations, this is to enable the reliant party to instruct further
investgations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultanls lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigations

Assumptions

Assumptions are a necessary part of underlaking valuatrons. VCIPL adopts assumptions for the
purpose of providing valuation advise because some matters are not capable of accurate calculations or fall
outside the scope of our expertise, or out insuuctions. The reliant party accepb that he valuation contains
certain speciic assumptions and acknowledge and accept the dsk of that if any of the assumptions adopted in

the valuation are inconect, then lhis may have an efiect on the valuation.

lnformation Supplied by Others

The appraisal is based on the information provided by the dient. The same has been assumed to be
conect and has been used for appraisal exercise. Where it is stated in he report that another party has supplied
information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this
should prove not to be so.

FutuE f atters

To the extent that the valuation includes any statement as to a future maner, that statement is provided

as an estimate and/or opinion based on the informalion known to VCIPL at tlre date of this document. VCIPL
does not wanant that such statements are accurate or coflec{.

ap and Plans

Any sketct, plan or map in this report is induded to assist he reader while visualising the property and

assume no lesponsibility in connection with such matters.

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the

subject property is currently a contiguous land parcel admeasunng Total area of 1227,75 Sq. M. and is a

Freehold land in the name of Mr.Mahendra Manik Bhamare. Further, VCIPL has assumed that the subject
property is free from any encroachment and is available as on the date of the appraisal.

Proparty Title

Based on our discussion with the Client, we undersland that the subject property is Freehold land in the

name of tlr.Mahendra Manik Bhamare. For the purpose of this appraisal exercise, we have assumed that the

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

Since 1989

o

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony
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further enquiries with the relevant local authorities in this regard and does not cedry the property as having a

clear and ma*etable tite. Further, no legal advice regarding the title and ownership of the subject property has

been obtained for the purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and

marketable.

Environmental Gonditions

We have assumed that the subiect property is not contaminated and is not adversely affected by any

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

by environmental legislation and are properly licensed by the appropriate authorities'

Area

Based on the information provided by the Clienfs represenlative, we understand that the subiecl

property is a vacant, contiguous land parcel admeasuring Total area of 1227'75 Sq' M'

Condition & Repair

ln the absence of any information to the contrary, ue haw assumed lhat there are no abnormal ground

conditions, nor archaeological remains present which might adversely affec1 the cunent or future occupation,

development or value of lhe property. The propedy is fuee fiom rat, infestation, suuctural or latent defecl. No

curren y known deleterious or hazardous materials or susped tedrniques will be used in the conslruction of or

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

express an opinion about, or advise upon, the conditi:n of trnirspected parts and should not be taken as making

an implied representation or statement about sudt parls

Valuation Methodology

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

Approach Method and proposed cunent Use / Existing Use premise is considered for this assignment.

The Direct Companson Approach involves a cornparison of the property being valued to similar

properties that have actually been sold in arms - lerg0r transactions or are ofiered for sale. This approadt

demonstrates what buyers have historically been wiling 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 transaction activity in the subject micfo-market, the appraiser would collate

details of older transaclions. Subsequently, 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

identifled transactions. This percentage would then be adopted to proiect the cunent value of the same.

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

methodologies, unless otherwise specifically instructed by Client and/or stated in $e valuation, VCIPL has not

independently verified that information and VCIPL does not advise nor accept it as reliable. The percon or entity

Since 1989

@

{ C-
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Town Planning

The permissible land use, zoning, achievable FSl, area statement adopted for purpose of this valuation

is based on the information provided by the Clients representative and the same has been adopted for this

valuation purpose. VCIPL has assumed the same to be corect and permissible. VCIPL has not validated the

same from any au$ority.

Vostukolo Consultonts (l) A/t. Ltd.
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to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the
valuaton is incorrect, then this may have an effed on he valuation.

Not a Structural Survey

We state that this is a valuation report and not a structural survey
other

All measurements, areas and ages quoted in our report are approxtmate

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to
taxation on realization of the sale value of the sub.iect property. VCIPL is not required to give testimony or to
appear in ourt by reason of lhis appraisal report, with reference to the property in question, unless anangement
has been made thereof. Furher, no legal advice on any aspects has been obtained for the purpose of this
appraisal exercise

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

currently in owner possession, contiguous land parcel admeasuring Iolal arca ol 1227.75 Sq. M,

ASSUMPTIONS. CAVEATS. LI ITATION AND D LAIMERS

we assume no responsibility for matters of legal nature affecting the property appraised or the trtle
therelo, nor do we render our opinion as to the title, which is assumed to be good and marketable.

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

3

4

It is assumed that the property is free of liens and encumbrances

It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would
render it more or less valuable. No responsibility is assumed for such conditions or for engineenng lhat
might be required to discover such factors.

There is no dirccU indirect interest in the properg valued.

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

market rates

E

6

a!

{r Since 1989
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Annexure - lll

MODEL CODE OF CONDUCT FOR VALUERS

{Adopted in line with Gompanies (Registered valuers and valuation Rules,2017)}

All valuers empanelled with bank shall strictly adhere to the following code of conduct:

lntogrity and Faimess

,l . 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 oher valuers.

2. A valuer shall maintain integrity by being honest, straightforuard, and fonhright in all professional

relationships.

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

misrepresent any facts or situations'

4. A valuer shall refrain from being invdved in any aciion fid muts Mng disrepute to the profession.

5. A valuer shall keep public interest foremost while ddhrering his seruices'

Professional Competence and Due Care

6. A valuer shall render at all times high standards of seMce, exercise due diligence, ensure proper

care and exercise independent professimal ludgment.

7. A valuer shall carry out professiond services in accordance with the relevant tedrnical and

professional standards that may be spedfed lrom tinre lo time.

8. A valuer shall continuously maintain F*sdond knowledge and skill to provide competent

professional service based on up-to-d& darelopments in practice, prevailing regulations /

guidelines and techniques.

9. ln the preparation of a valuation report, tre valuer shall not disclaim liability for his/its expertise or

deny his/its duty of care, except to the extent hat the assumptions are based on statements of fact

provided by the company or its auditors fi consuttants 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.

I 1. A valuer shall clearly state to his client the services that he would be competent to provide and the

services for which he would be relying on other valuers or professionals or for which the dient can

have a separate arrangement with other valuers.

Since 1989
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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 valuation assignment or not.

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

independent in tems of association to the company.

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

conduct the valuation independent of external 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 secu ties of any subjecl company after any time when he/it flrst becomes

aware of the possibility of his / its association with the valuation, and in accordance with the
Securitres and Exchange Board of lndia (Prohibition of lnsider Trading) Regulations, 2015 or till the

time the valuation report becomes public, whichever is earlier.

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

cater to a company or dient's needs.

'18. As an independent valuer, the valuer shall not drarge success fee. (Success fees may be defined

as a compensation / incenlive paid to any third party for successful closure of fansaction. ln this

case, approval of credit proposals).

19. ln any faimess opinion or independent expert opinion submifted by a valuer, if there has been a

prior engagement in an unconnected tansac{ion, the valuer shall deciare the association with the

mmpany during the last five years.

Conlldentlallty

21. Avaluershall ensure that he/ it maintains written contemporaneous records for any decision taken,

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

This shall be maintained so as to sufficiently enable a reasonable person to take a view on the

appropriateness of his /its decisions and actions.

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

the authority, any person authorized by the authority, the registered valuers organization with which

he/it is registered or any other statutory regulatory body.

@

{
Since 1989
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20. A valuer shall not use or divulge to other clients or any other party any confidential information

about the subject company, which has come to his / its knowledge without proper and specifc
authonty or unless there is a legal or professional right or duty to disclose.

lnformatlon lllanagement
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23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,

Appellate Tribunal, the registered valuers organization with which he/it is registered, or any other

statutory regulatory bodY.

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

professional services, shall maintain proper wo*ing papers for a period of three years or such

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

authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate

Tribunal, the record shall be maintained till the disposal of the case.

Gifts and hospitality:

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 'relative' 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 oblain or retain an

advantage in the conduct of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remlmeft ion whidt is charged in a transparent manner, is a

reasonable reflection of the work necessilry and properly undertaken, and is not inconsistent with

the applicable rules.

28. A valuer shall not accept any fees or chargies o&rer than those which are disclosed in a written

contract with the person to whom he would be rendering service

Occupation, employability and restric'tions.

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 nol conduct business which in the opinion of the authority or the registered valuer

organization discredits the profession.

Since '1989
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This exercise is to assess ila*et Value of the property under reference for Banking purpose as on
,llt November 202i1.

"The most probable pice, as of a specified date, in cash, terms equivalent to cash, or in other precisely revealed

terms for which the specified prope y ights would sell after teasonable exposurc in a conpetitive ma*et undet

all conditions regu,s,le to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self

,nlerest assuming lh at neither is under undue duress'.

Fundamental assumptions and conditions presumed in this definition are

Buyer and seller are motivated by selfinterest.

Buyer and seller are rvell informed and are acting prudenty.

The property is exposed for a reasonable lime on the open market.

Payment is made in cash or equivalent or in specifed financing terms.

DECLARATOT{ OF PROFESSIO}IAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the

statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then,

with the full knowledge of the AND/OR end user, it is being charged accordingly.

VALUATIOT{ OF THE PROPERW PREMISES

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

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

property premises can be assessed and valued for the purpose at {1,90,30,'125.00 (Rupees One Crore Ninety

Lakh Thirly Thousand One Hundred Twenty-Five Only)

I
2

3

4

Sharadkumar
Chalikwar

r&n iy nth.d br 9h.r.dkm, oi.rl*rt
Dx:o-thr.dlmr(,Erik :r,@V.tuhh
cnal6.u O Dq ud , e-numb.i,
-utodn nutlr.d&el
h.roL.r.ir ! rJ,lo5l0

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

Reg. No. (N) CCIT/1 -'14152/2008-09

Encl: Valuation report.

Since 1989

Auth. Sign.
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

The term Fair Ma*et Value is defined as

For VASTUKALA CONSULTANIS (l) PW. LTD.

Vostukolo Consultonts (t) Pvt. Ltd.


