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Vastu/Nashildl'1 /2024 I 01 24031 230907 2

15/18-157-CCBS

Date: 16.11,2024

1. VALUATION OPINION REPORT

This is to certi! that the property bearing lndustnal Land and Proposed Hotel Building " Hotel Curry Leaves"
on Plot No.c-4/3, Nashik lndustrial co. 0perative Estate Limited ( NtcE ) MlDc satpur, Nashik, M|DC Road

Street N0.8, opposite Asia Automotive Limited Company , Mahatma Nagar Water Tank Road , Village

- Satpur M.l.D.C, Taluka - Nashik, District - Nashik, PIN Code - 422 007, State - Maharashtra, Country -
lndia belongs to M/s.Hotel Curry Leaves.
Boundaries of the property.

Boundaries Plot No.C4/3

North MIDC Road 18.3 M R/W

South Plot No,C-3

East Plot No.C4/2

West Plot No.A-39/2

Considering various parameters recorded, exsting economic scenario, and the information that is available with
reference to the development of neighborhood and method seleded for valualion, we

mises can be assessed and Fair Market Value for this cular pu
are of the opinion that,

al.the

The valuation of the property is based on the documents produced by the concern. Legal aspects have nol

been taken inlo considerations while preparing this valuatofl repon.

Hence certifed

For VASTUKALA CONSULTANTS (l) PW. LID.

Manoj
Chalikwar
Director

Dgnarytbned by Minoj Challkwdr
DN: o=MahoJ Challkwar, @Vasru,dl.

email=nanoj@)v.!ruk.la.or9, c=rN
D.t€:2024.1l.l6 l2:19:0t rO5 30

l[anoj B. Chalikwar
Registered Valuer
Chartered Engineer (lndia)

Reg. No. CATn-F-1763
Reg. No, lBBl/RV/071201 8/1 0366

808 Empanelment No.: Z0:MZ:ADV:46:941

Consultant! (l) Pvr. Lrd., ou=Mumbal

Auth, S n

R.gd. Orllce
Bl-0Ol U/8 Floor. BOOMTRANG, Chonclivoti torm Rood
Powor. Andheri tost. Lumbol:400072. (M.S), lndro

8 .et 22arae6or0
f mumbolevo.luLola.coJn
,ai wrr.voatukolo.co.ln

Vastukala Consultants (l) Pvt. Ltd.

www.vostukob.co-in

Particulars
Fair ilarket
Value ln (Q

Realizable Value
ln (t)

Distress Sale

Value ln (t)

lnsurable Value
ln
(.)

Full Value alter completion { 23,28,44,910/- 120,95,60,419/. t 't8,62,75,928/-

Proportionate Value al
present { 8,22,58,791/. { 7,40,32,912/- { 6,5E,07,033/.

I

Elrl: a, lsl Floor, Moalhulllo ttlc, Vruftlovoi l{ogor, Jotro-NoMu I'toto t|nt lood
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Vastukala Consultants (l) Pvt' Ltd'

81-001, U/B Ftoor, Boomerang, cn.nOu.fif.r, Road, iowai, Andheri (East), Mumbai - 400 072

To,

The Chief ilanager,
Bank of Baroda

SME Loan Factory Branch

eiili..t , Building. Datta Mandir Road Nashik Road'

Nashik -422i01,State - Maharashtra, Country' lndia

RESPECT OF LANDANDBU ITDING)
VALUAT ON REPORT (INI

IlaHotel Curry Leaves.

Address: lndustrial Land and Proposed Hotel Building "

Hotel Cuny Leaves " on Plot No.C'1/3 , Nashik lndustrial Co'

Operative Estate Limited ( NICE ) MIDC Satpur ,|lashik, MIDC

Road Street N0.8, Opposite Asia Automotve Limited

Company , Mahatma Nagar Water Tank Road , Village -
Satpur M.l.D.C, Taluka - Nashik, District - Nashik, PIN Code

- 422 OO7, State - Maharashtra, Country - lndia.

Contact on:

M/s,Hotel Curry Leaves (owner Representative )

Contact No. + 91 82371 16625

Sole ownershi

{
Sinco 1989

GeneralI LoanESM FadorynkBa oflrome estuAS th reqper
futheU oferket aalrF ma property0 assessBranch

bankin purp0se

luation is madePurpose for whici the va

O.11.2024Date of insPectiona)2
16.11.madethe valuation is0n whichb)

rusalforcedtSmen pe0cudstLi produof

Certificate Vide No.M|DC/EE/DB/STP/P68394/2023

|DC/NS[(SPIi/IFMS/884531/A|B, Dated'2|'07'2023 issued by

Development CorPoration' ( MIDC )

I copv of possession neceipt ng.tLu cEl45gng22 Da1ed.15.12.2022, Nashik lndustrial co.

Operative Estate Limited ( NICE ) tfi'C SdFr'

s. iipv ot Draft Plan Proposed idd Brf,frrg'Hotd Curry Leaves'lssued by Ar'Durgesh Khade'

i. i.py of Built Up Area Statemert Propmed (Basement + Ground Floor + 11b Flmr) lssued by

1

1 Commencement

3

Dated.23.08.2023,issued bY MaharashFa krdustrial Development Corporation ( MIDC
copy of
Copy of Deed ol Aisignment Vide N0.2067/2023 Dated.21 .02.2023.

Ar.Aniket R. Khade

copy
No.M

& TransPlantation

Maharashtra lndustial
of Permission for Trces Felling, Trimming

4
address (es) with Phone no. (details of

share of each owner in case of joint

ownershiP)

) and his / theirName of the owne(s

5 Brief descriPtion of the Prope rty (lncludin Leasehold / Leasehold etc.)

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900i : 2015 Certified Compony

Baroda,
1
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Valuation Report : B0B/ SME Loan Factory Branch / M/s.Hotel Curry Leaves (0 12403/2309072) page 4 of 29

Since 1989

@

{

Foundation Com eted RCC Plinth pleted
Basement Completed RCC RCC Slabs Work

Completed Up to Ground +

First Floor.
Total 0% work com

The property is located in

train. The immovable prop
a developing lndustrial area havrng good infrastructure, well connected by road and

erty comprises of Leasehold lndustrial land and structures thereof. lt is located at about

Plot:
The plot under valuation is Leasehold lndustrial plot. As per Deed of Assignment plot area is 2035.00 sq.
M, which is considered for valuation.

Built Up Area Statement Proposed (Basement + Ground Floor + 11,t' Floor) lssued by Ar.Anlket R.
Khade, which is considered for valuation.

Proposed Built Up Area Area ( ln Sq.MA )

Basement Floor 1564.00

Ground Floor 814.96

First Floor 809.74

Second Floor 839.31

Third Floor 839.31

Fourth Floor

Fifth Floor

839.31

589.64
Sixth Flor 589.64

Seventh Floor 589.64
Eight Floor 589.64
Ninth Floor 589.64
Tenth Floor 589.64

Eleventh Floor 597.76
Proposed Total Built Up Area 9842.23

At lhe time ot inspection, the property was under construction. Extent of completion are as under:

Total Lease Period & remaining period (if

Leasehold)
N.A., the land is Leasehold

6 Loca of

a) Plot No. / Survey No. Nashik lndustrial Co.Operative Estate Limited (NICE) MIDC
Satpur,Nashik

b) Door No. lndustrial Land and Proposed Hotel Building " Hotel Curry
Leaves " on Plot No.C-4l3

c) .S. No. / Vllla e ur M.l.D.CVilla e-s
d) ard Taluka Taluka - Nashik
e) l\4andal / District District - Nashik

7 Postal address of the property lndustrial Land and Proposed Hotel Building " Hotel
Curry Leaves " on Plot No.C4/3 , Nashik lndustrial Co.
operative Estate Limited MIDC Satpur, Nashik,NICE

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

'13.5 km. lravelling distance from Nashik Road Railway Station.

property



Valuation Roport : BO8/ SME Loan Factory Branch / Mis Holel Curry Loaves (01 2403/2309072) Page 5 of 29

{

f,

Since 1989

itedmLiotlvemaAsi Autoite8No 0pposRoad StreetT/ DC
ankT Roadater lageNaahatmIVn agaomC vpa

N eCodPN ash k,aN sh ik,T ukaD aMSatpu
d anU0shtraharaMa2 00 7 State42

N ash ik
ity /Town8

No
Residen tial area

No
0mmercial area

Yes
lndustrial area

Classi{ication of the area9
dle ClassPoo rdledh t\,4iHI g

rbani Urban / Ruralii) u an/
CM De SatpuVillag

IDCMent Corporationstrialndu DevelopmMaharashtra
em itnio lagerndUCom Corporatng

clnluMch palityPan
10

NoWhether covered un

Central Govt. enaclments (e.9, Urban

Land Ceiling Act) or

areai scheduled area

notified under agency

/ cantonment area

State /der anY11.

N.A.ln Case it is Agricultural land, any

conversion to house site Plots is

contemplated

12.

BA
As per the DeedActu al

Drmensions i Bou of the propertyndanes

lot No.C4/3
13

MIDC Road '18 3MMIDC Road 18.3 M
North Plot No. c-3Plot c-3
South c4nPloto.C4l2Plot

ast Plot No.A-39i2Plot
West BA

al
Dimensions /Bou ndaries of the ProPertY

(Bungalow)

South

Ea st

West

YesMatching with ActualWhether Boundanes1

1

J

m"00'03.4"N 73'45'01. oiE
Latitude, Longitude & Coordinates of the13

2

E ent of the site14.
(As per Deed of Assignment)

Slructure Area = As per table Attached

PIU Area =2035.00 Sq M

As per Draft Plan)

(least of 13A& 138)
Extent of the site considered for Valuation,IE

Building is Under Construction

lf occupied bY tenant

Rent received Per month.

aten nt?theed0er ccuWheth bypr
,)

nOWh loS nce g
16

S OF THEll
lndustrial Area

Cla cation of locality1
ercial & ndustnal AreaLocated tn ResidentialareasIdITOUNS UofEVD e lopment2

Nooodi sub-uentofOSS ilit3

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

District.t. ,C,

North

site

Iowner



Valuation Report : BOB/ SME Loan Factory Branch / M/s,Hotol Curry Leaves (0j2403/2309072) page 6 of 29

Since 1989

@

{r

me ing

Feasibility to the Civic amenities like
School, Hos ital, Bus Sto , Market etc.

All available near by

5 Level land with topographical mnd S Plain
6 Shape of land Rectangular
7 Type of use to whrch rt can be prLt For lndustrial purpose

8 Any usagg restriction lndustrial
I ls plot in town planning approved layout? N.A.

10. Corner plot or intermittent plot? lntermittent
11 Road facilities Yes
12 Type of road available A present B.T. Road
'13. Width of road - is it below 20 ft. or more

than 20 ft.
Above 20 Ft

14. ls it a Land - Locked land? No
tc Water potentiality Connected to l\,lunicipal Supply Line
16 Underground sewerage system Connected to Septic Tank
17 ls Power supply is available in tire site Yes
18. Advantages of the site Located in developing 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 lrom sea-
cost / tidal level must be incorporated)

No

Part - A (Valuation of land)

1 Size of plot Plot Area =2035.00 Sq. M.

(As per Deed of Assignment)
North & South

East & West

2 Total e(ent of the plot As per valuation table
J Premiling market rate (Along With details /

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

{ 25,000.00 to { 40,000.00 per Sq. M.

4

ln case of variation ol 20ok or more in the
valuation proposed by the valuer and the
Guideline value provided in the State Got.
notification or lncome Tax Gazette
justification on variation has to be given.

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

q
Assessed / adopted rate of valuation 7 32,200.00 per Sq. M

6 Estimated value of land t 6,55,27,000.00
Part - B aluation of Bungalow)
1 T hn detai ls of the B unga low

a) Type of Bungalow (lndustrial /
Commercial / lndustrial

lndustrial

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

As per Brief Description

c Year of mnstruction tBulld!ng is Under Construction

VASTUKALA An ISO 900 1 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

4.

Guideline rate obtained from the
Registrar's 0fiice

{ 5,300.00 per Sq. M

)



ValuationRepott]BoB/SMELoanFactoryBranchiM/s.HotelcurryLeaves(012403i2309072)Page7of29

speiifications of construction in resp€d of

Yes
Framed Structure

As Per Provided Estimate

Framed Struc{ure

As Per Provided Estimate

As Per Provided Estimate

As Per Provided Estimate

As Per rovided Estimate

Underground Sewerage Connected -o Municipal Drain

Lines

Proposed 5' BBM

Per Provided Estimate

As Per rovided Estimate

Provided as requirement

Provided as requirement

Provided as Per uirement

Provided as er requirement

Provided as per requiremen

ed as per requirement

ince 1989

n0StructiConn S ndUldr g
d nBu alowtheolAge

60 Years after Com to proper, preventive

odic maintenance &

pletion (Subject

structural arrs.Life of the Bungae) low estimated

As per Brief Description
Number of floors and height of each

basement, if a
0

lloor includin
tabler0nIuatVAAs per

Plinth area floor-wise
Buiidin ctionis Under Constru

h) ue ondition of the
Bui E Under Constru ctionrPooIaNormoodGExcel lent0rExteri) is Under Gnstruction00ralNormGood,llentlntenor -
Approved Plan Not Provided

Date of issue ani)
a dm

of layout ofd validity

Plan Not
i) roved maP / plan

Approved Plan Not Provided
k)

venfi

ntitheauoressn cityenuineeethWh s
deSaof

Aproved Plan Not ProvidedAny other co

empanelled valu
mments by our
ers on authentic of

r)

lan

DescriptionSr.
No

FoundationI
Basement2
Superstructure3

4

6

of timber

furnishWindows& (PleaseDoorsoiJ nery
mes shutters,fraofstzeoutabailsdet

thed speoesnaetcn specifyfrttinggglazi

7

8
Plasterin9
Floori , Skirtin , dado10.

Special Iinish as marble, granite, wood€tl

rills etc.anelin
11.

rsec0uweRoofing includ13

Drainage14.

IaldnComp0u,ta

constructionpe

Electrical installationto.

p00rtnrior /s (suClass of fitti
ntsNumber of li ht

Fan points

Any other item

0natinI stallInIP bum s17.
ItheidanclosetsrwateofNoa

basinsNo. of wab)

Vostukolo Consultonts (l)PW. Ltd.

VASTUKALA

S

An ISO 90Ot : 2015 Certified Compony

{r

I



c) No. of urinals Provided as per requirement
d) No. of bath tubs Provided as per requhement
e) Water meters, taps etc. Provided as per requirement

Any other fixtures Provided as per requirenrent

Valuation Repo : BOB/ SME Loan Factory Eranch / M/s.Hotel Curry Leaves (012403/2309072) page 8 of 29

Details of Valuation: -

Amount in ?
tn Cost of Construction

Amount in ?
lncluded in the Cosl of Construction

Amount in t
lncluded in the Cost of Construction

Amount in {
lncluded in the Cost Construction

Since 1989

Value i Full
Value

16,73,'17,910.00

16,73,17,910.00
't6,73,17,910.00

10
7,3 ,79 .00

@

{r

Items
Area
ln Sq.

M.

Year
of

Const.

Total
Life of
Structu

re

Full Rate

Age
of

Build

Rate to be

considere
d

Value to be

considered

Proposed

Basement
+ Ground
Floor +
+Eleventh

Floor

9U2.
23 Buildin

gis
Under
Constr
uction

60 after

Complet

ion

17,000.00

(lncluding

lnfrastruct

ure Cost)

Buildi

ng is

Under

Const
ructio

n

17,000.00 16,73,17,910.00

OTAL 16, 00

AL
Completed

onate Value

Part-C (Extra ltems)
1 Portico

Omamental front door
c Sit out / Verandah wittr steel grills

4 ead water tank

5 Ertra steel i collapsible gates

Total
Part - D (Amenilies)

I Wardrobes
2. Glazed tiles

3 sinks and bathlub
4 Marble / ceramic tiles floonng

5 lnterior decorations

6 Architectural elevalion works
7 Paneling works

8 Aluminum works

I Aluminum handrails

10 False ceiling

Total
Part - E (Miscellaneous)

1 Separate toilet room

2 Separate lumber room

3 Separate water tank / sump
4 Trees, gardening

Total
Part - F (Services)

1 Water supply arrangements

2 Drainage arrangements

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,l : 2015 Certified Compony

I
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Valuation Report: BOBi SME Loan Faclory Branch / M/s Hotel Curry Leaves (012403/2309072) Page I ol29

Val

2. AL BS OFT E ENTI PROPE

Part - A
Part - B
Part - C

Part - D

Part - E

Part - F

Land

Structure
Extra ltems

Amenilies
Miscellaneous
Services
Total

? 6,55,27,000.00

? 16,73,17,910.00

r 23,28,14,910.00

? 23,28,11,910.00

t 20,95,60,419.00

r 18,62,75,928.00

t 17,8,|,03,410.00

t 14,22,N,221.W

Fak Market Value

Realizdk Vahn
oisfiess Value

Value as per Circ,le Rate

lnsurable value (Full Replacement Cost - S$sofl
Stru

, and Slructure AIea

Value in {Rate in ?Area in S MParticulars 1,07,85,500.005,300.002035.00Land
16,73,17,910.00valuatio nAs perStructure
17,81 ,03,410.00

Total

1lth /ssued R. Khade.

{
Since 1989

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 9001 : 2015 Certitied compony

+ +



The Market Value of the property is based on facts of markets discovered by us during our enquiries, however lhe
govemment rate value in this case is less than the market value anived by us. We are of the opinion that the value arive by
us wlll prove to be conect if an Auction of the subject property is canied out, As far as Market talue in lndex ll is concemed',
it is not possible to comment on same, may be govemment rites are fixed by sampling during same point of 1me in part and
whereas, Market values change every month.
ln most of the cases the actual deal amount or Transaction value is nol rellected in lndex ll because of various lvlarket
practices, As Valuer, we always try to give a value which is conect reflection of actual transaction value lnespective ofanyfactors
in markel.

Valuation Rsport : B0B/ SME Loan Fac\ory Branch / M/s.Hotel Cury Leaves (012403i2309072) page 10 of 29

Justifi on for Dri / rate

M odofV luation / ch

The cost approach is a Real Property Valuatton me$od ul*i considen the value of a property as the cost of the land plus
the replacement cost of tre Bungalow (mnstruc{on cosb) mius $e physical and functionat depreciation. This afproactr is most
cornmo_nly used for real estate properties that are not easily sdd like adtools, hospitals, govemment Bungalows andabove
type of property.
Land cost can be estimated using the Sales comparism Approach by sfudying recent sales of land close to the subject
property, and ftese sales should be comparable in size and bcation wih subjecl pmperty.
There are diflerent ways to estimate replacement costs, he rnost common being finding out the clst to build a square foot of
comparable propertes muttiplied by the total square fm@e d he Bungalorrr. The cost approach is commonly used for
lndustrial Bungalow, lndusEial Bungalow and prope ies menti$ed above.

As he property is a lndustdal land and Bungalor trereof, re have adopted Cost approach / Land and Bungalow Method
for the purpose of valuation. The Price for similar type of [operty in the nearby vicinity is in he range oi { 25,000_00 to t
40'000.00 per Sq. M. for land and Structure thereof Considering he rate with attached report, current markel conditions,
demand and supply position, Land size, locaton, sushined demand br lndustrial Bungalow / plot, all round development of
commercial and lndustrial application in the locality etc.
we estimate { 32,200.ffi per Sq. M. for Land with appmpdate cost of mnstruction for varuation.

Since 1989

o

{

i) Sale ability Good
Likely rental values in future in andii)

iii) Any likely income lt may generate

Vostukolo Consultonts (t) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Cerlified Compony
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3. ACTUAL SITE PHOTOGRAPTIS

Since 1989

o

{r

I

Vostukolo Consultonts (l) Pvri. Ltd.

VASTUKALA An ISO 9o0l :2015 Certified ComPonY
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Vostukolo Consultonts (t) Pvt. Ltd.
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Vatuation Reporl : BoB/ sME Loan Factory Branch,/ MisHo,eJ curry Leaves (012403/2309072) Page 13 of 29

ROUTE MAP OF TIIE PROPERTY
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4. READY RECKONER RATE
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PRTCF. INDICATORS

Since 1989

G

{t

iEi peotEstotetndto

(8Cr

T

il
@

a

o

MIIIII

.<o Ecoai.llt
Places nearby

tt
lril

IT

l0dustrial Land 2040 Sq. Meter fot Sale in

Nashik

iii neof srotetndio

lndustrial L xt 720 Sq Meter ror Sale in Salpur MIDC, Nashk

I 1.65 Cr

Places nearbY

@

a .j] 
s..,ka Poe?nl.s

Vostukolo Consultonts (l) PW. Ltd.
VASTUKALA ,An ISO 900'l : 2015 Certified compony

II

L

I d r.:....- !!J.x*rr! !ra:t't'i!'e

N\.
f

tr

?

\

*

E:=-

I



Valuation Report : 80Bi SME Loan Fac1ory Branch / M/s.Hotsl Curry Lsaves (012403/2309072) Page 16 of 29

Deed of Assignment
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Draft Plan (Proposed)
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Built Up Area Statement (Proposed)
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lnfrastructure Cost heet

{
Since 1989

^J.\
6L9a o, wo.t orltmtlcn orponrc

or9a.rla, tr9cnre
,rar rrt witt \

uD lt trttt
,-s! rnlirvta RCC

a+., alrir:tlra Enci.tal and ogltaa
'.r'6arr! an] cErlra.no rl,-no.t
irl,u
9aro.,
aL(lrifaati, traa<

ol.,itn9 a.rc aallc&o.!
lab'ro$on,!r,nt 6c
oLiritr:rl r -<rltrl

:.11

ll

Toarl Erlant I A) a lsa./a3l.Sat l ail I OO'.r

10594?

,.9m.m

II
t.2 ra! t 6,

VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



< 14,22,20,2241-{ 18,62,75,S28/-{ 20,95,60,4'.1sl.{ 23,28,44,910/-Full Value after comPletion

t 6,58,07,0331-< 7 ,40,32,9121-{ 8,22,58,791/-
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Place: Nashik

Date: 16.1'1.2024

For VASTUKALA CONSULTANTS (l) PW LTD'

Manoj
Chalikwar

Director Auth 9n.

oo'$ry i.rkd b, ra.nol Oatkw
Dai' o-naC chJlkwn Fv.*urth
co.rrutsr$ [l Pvr hd- ou=Mumbal

dn l-..lle'te..tur'h!r9.=lN
o.t. 2o2a.r r.16 12l9it, +05'30'

Manoj B. Chalikwar
Registered Valuer

Chartered Engineer (lndia)

Reo. No. CATI'F-1763
Rei. tto. teBuRv/07/2018/10366

B0-B Empanelment No,: ZO:MZ:ADV:46:911

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

We are satisfied that the fair md reasonable market value o{ the property is

(Rupees

on

{

).

Date

Official/s)

Countersigned
(BRANCH MANAGER)

Signature
(Name & Designation of the lnspecling

@
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(Annexure - l)

DECLARA TION FROM VALUERS

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

The information fumished in my valuation report dated 16.11.2024 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

d

b. lhave no direct or indirect interesl in the property valued;

l/ my authorized representative has personally inspected the property on
12.11.2024. The work is not sub - contracted to any other valuer and canied out by
myself.

I have not been convicted of any offence and sentenced to a term of
imprison ment.

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

I have read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 2011 of the IBA and this report is in conformity 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.

I abide by the Model Code of Conduct for empanelment of valuer in lhe Bank.
(Annexure lV - A signed copy of same to be taken and kept along with this
declaration)
I am valuer registered with lnsolvency & Bankruptcy Board of lndia (lBBl).

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

k. Further, I hereby provide the following information

Since 1989

e

f.

o

h

o
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Since 1989
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{r

Valuer commentParticulars
LeavesHote/s cMsmen owne urryntolDeed Assigpe

.202 IJD 02 t2027 3 atedevid 0 06N
of theBackground information

assetbeing valued;
As per the request
Branch to assess F

Bank ol Baroda,
rket value of the

SME Loan Fac1ory
property for banking

from
air ma

Purpose of valuation and appointing

authority
2

Manoj B. Chalikwar -
Sanjay Phadol - Region

$*apnil Wagh - Valuation Engineer

Binu Surendran - Technical Manager

Chintamani Chaudhari- Technical olficer

Regd. Valuer

al Technical Managerldentity of the Valuer an

experts involved in the valuation;
d any other3

yalued. Further to state that we do not have relation or any
direct, in the proPertYWe have no interest, either direct or in

ordintnerow rectlywithno applicaconnecti property
nen end ndawe areatth pestatetortherFUindirectly

licantore edaln wanoandValuer

Disclosure of Valuer interest or

conflict, if anY;
4

Date of Appointmenl - 12.11.

Valuation Date - 16.'11.2024

2024

Date of Report - 16.11.2024

Date of appointment, va

and date of report;
luation date5

Physical lnspection date 12.11.2024done onlnspections and/or investigations
undertaken;

6

ila et Survey at the lime of site vis

Reedy Reckoner rates / Circle rates

On[ne seatdt for Regi$ered Transaclions

(hlne Price lndicators on real estate Portals

Enquiries with Real estate consultants

t

ut0 u Sedcarrionol Ual byati assignments

Nature and sources

used or relied upon;
of the inlormation7

)
ponent)

Cost Approach (For Bungalow construction

Cornparative Sales Method (For Land com
Procedures adoPte

the valuation and valu
tandards followed

d in carrying8

ad&essed 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

peqiniary interest that would conflict with the proper

Th-ls valuation is for the use of the party to whom it is

valuation of the rty

Restrictions on use of the report,

any;
I

Cunent market conditions, demand an

lndustrialland size, location, sustained demand for lndustnal land,

all rulnd development of commercial and lndustrial application

d supply position,

in the locality etc.

Major factors that were
account during the valuation;

taken into'10

Nit

the valuation;account duri
Major factors that were not taken into11,

AttachedCaveats, limitations an

to the extent theY exPlain or
elucidate the limitations faced by

valuer, which shall not be for the

purpose of limiting
for the valuation rep

his responsibilitY
orl.

d disclaimerstz.

Vostukolo Consultonts (l) Pvt. Ltd.
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Value Subject to Change
The subject appraisal exercise is based on prevailing market dynamics as on ,6th November 2024

and does not take into account any unforeseeable developmenti which could impact the same in the future.

0ur lnvastigations
We are,not engaged to carry out all possible investigations in relation to the subject property. Where in our

report we identify cefuin limitations to our investigations, this is to enable the reliant party to lnstruct further
tnvestigations where considered appropriate or where we recommend as necessary prior to'reliance. Vastukala
Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a deiision not to conduct further
investigations

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

purpose of Eoviding valuation advise because some matters are not capable of accurate calculations or fall
outside the scope of our expertise, oI out instructions. The reliant party accepts that the valuation contains
certain specific assumptions and ack rowledge and acce the risk ofthat if 

-any 
oihe assumptions adopted in the

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

lnformation Supplied by Oherc
The appraisal is based on the information provided by the client. The same has been assumed to be

conqgt.a.ng has.been used for appraisal exercise. Wherre il is stated in the report that another party has
supplied information to VCIPL, this information is beliared b be reliable but VCIPL can accept no r.sponribility
if this should prove not to be so.

Future ilatlers
To the extent that the valuation rncludes any statement as to a fulure matter, that stalement is

provided as an estimate and/or opinion based on the information known to VCIPL at the date of this document,
VCIPL does not warrant that such statements are accurale or conect.

ltlap and Plans
Any sketch, plan or map in this report is included to assist the reader while visualizing the property and

assume no responsibility in connectton with such maners.

Valuation Report : BoBi SME Loan Faclory Branch / M/s.Hotel Curry LBaves (012403/2309072) p age 24 ol29

2- ASSU PTIONS. DISCLAIM ERS LIMITATIO NS & OUALIF lcATtoNs

Site Details
Based on inputs received from Clients representative and site visit conducted, we understand that the subject
property is cunently a contiguous and non-agncultural land parcel admeasuring 2035.00 Sq. Jtl. and sfuctures
thereof. The property is owned by tl/s.Hotel Curry Leaves. Further, VCIPL has assumed that the sublect
property is free from any encroachment and is available as on the date of the appraisal.

Propedy Title
Based on our drscussion with the Client, we understand that the property is owned by Name of Owner:

M/s.Hotel Curry Leaves. For the purpose of this appraisal exercise, we hive assumed that the subject
property has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made no furlher
enquines with the relevanl local authorities in this regard and does not certify the property as having a clear and
marketable title. Further, no legal advice regarding the title and ownership of the subject prope-rty has been
obtained for the purpose 0f this appraisal exercise. lt has been assumed that the title deeds are clear and
marketable.

Since 1989

@

{ Vostukolo Consultonts (l) Pvt. Ltd.
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Environmental Conditions
Wehaveassumedthatthesubjectpropertyisnotcontaminatedandisnotadverselyafiectedbyany

.rirting oi propo."J enri,on.entar rrw .lo .nv piotdtttt't'itlif:Ttd oul on the property are regulatedby

..ii,.iti.liii.g.ration and are properly licensed by the appropriate authorities'

Town Planning
The permissible land use, zoning, achievable FSl, area statement adopted for purpose of lhis

valuation is based on the info*.ton pioriOlO by the Client's 
. 

representative and the same has been adopted

;; ffi;;tr;;ilrpose. vctp; trJs a.tr..t tn. same to be conect and permissible. VCIPL has not

validated the same from any authority'

Area
Based on the doorments, we undeBtand thar the $bject property is contiguous and non-agricultural land

parcel admeasuring 2035.flt Sq' l*. and structure thereof'

Condition & RePak

ln the absence of any information to the contrary' we have *smed that there are no abnormd

oround conditions, no, .r*,r"dogi;ir;ains present *tri.tmigm adve|sely afiect the cunent or future

Xilill*il, iiriil,;rlr,.irrr,* .iir,'. p,op.,tv rrt prop.rtv is free trom rat, infestation, strcturalor latent defect'

No cunently known deleterlous or haiiout ..t.iirti or-suspecl tedrnQues will be used in the constuction

.f ;;ilr;-i ;t*tion or aaoruonlto ue propeny and comments nrde in he property details do not purpod

to exoress an opinion .u*t, o,,i'itt upon, tne conOittn of uninspeded parts and should not be trken s
maiilg an implied representation or statement about sudl parts

Valuation ltethodology .--r :- h:-^^. ^^6^^'-.-- - 
foi ite purp-ose of this valuation exercise, the valuation medhodology used is Direct.Comparison

lpp|'*rt rtr'.ti]oo'rni pioposeo xigheiLino Best U* "ttdtl!-'Yy 
anatvsing development potential'

The Direct companson ipproacn involves a compadson of the prop€rty being valued to simila

prop.rtie, it,ai f'are actually Ut.n liiJln arms - lerqUr t'ansac{ions or are ofiered for sale' This approach

demonstrates what buyers n.r. tLtori.rtry leen wi-lkrg ro.pay (and sellers willing to accept) for similar

properties in an open .nO .o*p.titiu. ,r-rii ,.0 is pattignV uieiul in estrmating the value of the land and

froperties that are typically traded on a unit basis'

ln case of inadequate ,r.ent tlnr.oon activity in the subject micro-market, the appraiser would

collale details of older transactjonsl iuGqr*trv, the appralser would analyse rental / captal value trends in

tJ .rur".i riJ"ra*et in oroer to caiirrit. ttt't p.r."hi"g" increase / decrease in values since the date of

tfr. ,O.ritinrO frnrrctions. This percentage would thln be adopted to prqect the curent value of the. same.
''- '- -Wt.r. 

reliance has U".n p[iea upon edemd sources. of information in applying lhe valuation

methoOotogiei, unless otherwise specificatty 1n9lruaeO 
by.Client and/or stated in the valuation, VCIPL has not

i.i.p"ra.itfy *.ned that information and VCIPL does nLt advise nor accept it as reliable The person or entity

t. *[., t-r,. i.pon is addressed acinowledges and acceptslhe risk that if any of the unverified information inthe

viluation is inconect, then this may have an effect on the valuation'

Not a Structural SurveY

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

Valuation Report : BOB/ SME Loan Factory Branch / M/s Hotel curry Leav8s (012403/2309072) Page 25 of 29

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

Since 1989
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Legal
We have not made any allowances with 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 reference to the property in question, unless
arrangement has been made lhereof. Further, no legal advice on any aspects has been obtained for the
purpose of this appraisal exercise

Property speciflc assumptlons
Based on inputs received from the client and site visit conducted, we understand that the subject

property is cunently vacant and Bank Possession, contiguous and non-agricultural land parcel admeasuiing
2035.00 Sq. M. and structure thereof.

3. UMPTI N V u ATION AN SCLAIME't. we assume no responsibility for matters of legal nature afiecting the property appraised or the litle thereto, nor

do we render our opinion as to the ti e, whtch is assumed to be good and marketable.

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

3. It is assumed that the property is free of liens and enalmbrances.

4. lt is assumed thal there are no hidden or unappareflt conditions of the subsoil or structure that would render

it more or less valuable. No responsibility is assumed for such conditions or for engineering that might be

required to discover such factors.

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

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

market rates
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lntegrity and Fairness

l.Avaluershall'intheconductofhis/itsbusiness,followhighstandardsofintegrityandfairnessin'' 
.ir t Witt O""rings with his/its clients and other valuers'

2.Avaluershallmaintainintegritybybeinghonest'straightforward,andforthrightinallprofessional
relationshiPs.

3. A valuer shall endeavour to ensure that hefit Fwides true and adequate information and shall not

misrepresent any facts or situations'

4. A valuer shall refrain from being invohred in any action that would bring disrepute to the

profession.

5. A valuer shall keep public interest foremod shile delivering his services'

Professional Competence and Due Care

6.Avaluershallrenderatalltimeshighstilda'dsdseMce,exerdseduediligence'ensureEoper-' 
caie and e*ercise independent professiond luQment'

T.Avaluershallcarryoutprofessionalsefliesinaccordancewiththerelevanttechnicaland' 
pi"t.".iriri.tandards tnit may be specified fronr time to time'

g. A valuer shall contnuously maintain pofessional knowledge and skill to provide competent

professional service ua'# ". 
,p-iJa" o"r"mpmens in practice, prevailing regulations /

guidelines and techniques'

g.lnthepreparationofaValuationreput,trevtrashallnotdisclaimliabili!forhislrtsexpeiseor
deny hidits duty of *",';;;;;i6ih;€[e'tuta ot 

"tsumptions 
are based on statements of

fact provided u,, tn" .or-p"n-ioi-itr ,,roort 11, mnsuttants or information available in public

domain and nol generated by the value'

l0.AvaluershallnotcarryoutanyinstrudirxroftreclientinsofaraSheyareincompatiuewiththe- 
requirements of integrity, obiectivity and hdependence'

.1 
1 . A valuer shall clearly state to his client he s€wices that he would be competent to provide and

the services for whi*, r,, ".rrj 
t. i.rying or opr varuers or professionals or for which the client

can have a separate arrangement with other valuers'

lndependence and Disclosure of lnterest

l2,Avaluershallaclwithobjectivityinhis/itsprofessional.dealingsbyenSUringthathis/itsdecisionsare
made without the pr"."n."'oi .nv bias. conflict of interest, coercion, or undue influence ofany

p.rty, *t 
"it'"t 

Oi"itly connected to the valuation assignment or not'

l3.Avaluershallnottakeupanassignmentifhe/itoranyofhis/itsrelativesorassociatesisnot
independent in terms of association to the company'

Valuation Report : BOBi SME Loan Fac{ory Branch / M/s Hotel Curry Leaves (0'121032309072) PW27 ol29

(Annexure - ll)

4-M ODEL CODE OF coN DUCT FOR VALU ERS
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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 securities of any subject company after any time when he/it first
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,2015 or till
the time the valuation report becomes public, whichever is eadier.

17. A valuer shall not indulge in "mandale snatching" or offering "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.

'19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior
engagement in an unconnected lransaction, the valuer shall declare the association with the
company during the last five years.

Confidentiality

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 specific
authority or unless there is a legal or professional right or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains written contemporaneous records for any decision
laken, the reasons for taking the decision, and the information and evidence in support of such
decision. This shall be marntained 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 inspections and investigations canied out by
the authority, any person authorised by the authority, the registered valuers organisation with which
he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the
Tribunal, Appellate Tribunal, the registered valuers organisation 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 working papers for a period of three years or
such longer 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.
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25.Avaluerorhis/itsrelativeShallnotacceptgiftsorhospitalitywhichunderminesoraffectshis

26

independence as a valuer.

Explanation:Forthepurposesofthiscodetheterm'relative'shallhavethesamemeaningas
iiir.ll..rr*. tz7) of dection 2 of the Companies Act, 2013 (18 of 2013)'

Avaluershallnotoffergiftsorhospitalityoraf]nancialoranyotheradvantagetoapublicservant

"i 
rn, otr.,r, person with- a view to obrain or retain work for himself / itself, or to obtain or retain an

iOrai,tage in tt,e conduct of profession for himself / itself'

27. A valuer shall provide services for remuneralion which is charged. in 
' 
ttlttl1llTlT:lLt '- 

i".r.*Uf. reilection of the work necessarily and properly undertaken, and is not inconsistent

with the aPPlicable rules.

2S.Avaluershallnotacceptanyfeesorchargesotherthanthosewhicharedisclosedinawritten
contract with the person to whom he would be rendenng s€Mce'

Occupation, employability and restrictions'

2g. A valuer shall refrain from accepting too many assignmenls, if hdit is unlikely to be able to devote

adequate time to each of his/ its assignments'

30. A valuer shall not conduct business which in [re opinion of the authority or the registered valuer

organisation discredits the profession'

Remuneration and Costs'

Place: Nashik

Date: 16.11.2024

For VASIUKALA CONSULIANTS (l) PW. LTD'
t Eh.[y 3igt*d bY ill..olChallkE
ON: o=Mrnol ChrIO?, cv.stddManoj

Chalikwar

Direclor

Manoj B. Chalikwar
Registered Valuer

Chartered Engineer (lndia)

Reo. No. CAT-I-F-1763
Re6, No. tBBURvloT/2018i10366

BO-B Empanelment No.: ZO:MZ:A0V:46:941
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