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Details of the o under consideration:

Name of Project: "Highland Sky Towers"
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Date: 23.09.2023

To,

The Branch Manager,
Stata Bank of lndla
Wagle lnd. Est. Branch

Regional Business Office, Region-ll,

Wagle lnd. Area, Plot No. B-35, 2nd Floor,

Wagle Chde, Thane (Wesl) - 400 604,

State - Maharashtra, Country - lndia,

Sub: Cost Vetting for "Highland Sky Tov{ers' at Thane (West), Pin Code - 400 602

Dear Sir,

ln accordance with your Mail as stated above, we enclose our Report on Cost Vetting

"Highland Sky Torcrr', Proposed Rssidential & Commercial Complex on Plot bearing Survey No. 15,47,

48,49, 59 & 63, L. B. S. Marg, Damani Estate, Village - Naupada, Thane (West), Taluka & District - Thane,

Pin Code -400 602, State - Maharashtra, Country - lndia.

The projecl is being developed by Mls. Povidence Realty LLP. Providence Rsalty LLP is a leading

player in Thane real estate industry. Everyone dreams to have their own home & they help many of them lo

make their dEams come true. They build each home paimbkingly, with focus on Quality, Useful detailing &

ensure Value for money, They desire to eam p6ode's trust and mnfidence while they crcale whenever hey

launch their new product and services.

M/s. Providence Realty LLP is developring a Residential & Commercial Complex on Plot bearing

Survey No. 15,47 ,48, 49,59 & 63, L. B. S, Marg, Damani Estate, Village - Naupada, Thane (West), Taluka &

Districl - Thane, Pin code - 400 602, state - Maharashtra, country - lndia. projecl is comprising of two

EuildingsWingA&8.

Wing A is Residential cum Commercial Sale Building is proposed of Basement + Ground Floor + 1s to
6b Podium Floor + Service Floor + 1s to 48tr Habitable Floor and Wing B is Residential Rehab Building is
proposed of Basement + Gound Floor + lsr lo 6$ podium Floor + Service Floor + 1s to 26r, Habitable
with total RERA carpel arca or 4,19,22s.s1 E. Ft. vfiich consists 2 BHK, 3 BHK Frat & shops with totar
nos. of Se[ flats, 19 nos. of Sell shops, 5 nos. of land owner flats, 156 nos. of Tenant Flats & z nos. of Ten
shops along with all the Amenities.
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ln this regard, State Bank of India, Wagle Ind. Est. Branch Regional Business ffice, RegionJl, Wagle

lnd. Area, Plot No. B-35,2nd Floor, Wagle Circle, Thane (West) - 400 604 has approached Vastukala

Consultants (l) hrt, Ltd. (VCIPL) to mnduct a Cost Vetting of the said project.

Our analysis of the cost vetting is enclosed in this report. This Report forms an integral whole and

cannot be split in parts. The outcome of the reporU study can only lead to proper conclusions if the Report as a

whole is taken into account.

The information used by Vastukala Consultants (l) hrt. Ltd. (VCIPL) in preparing this repod has been

obtained from a variety of sources and other relevant documents povided by the client & bank. As agreed, we

have performed our mst vetting exercise with the data available related to the hsiness, considering the

market prospects and proiections. Our results are dependent on doq,ments provided by clienl & bank, the

underlying assumptions, which ha been analyzed at a boader level by VCIPL while assessing their

reasonableness.

Total Project Cost for the completion of Project will be { 436.76 Cr.

For Vastukala Consultants (l) h/t. Ltd.

Sha rad ku ma
rB.
Chalikwar
Sharadkumar B. Chalikwar

Govt. Reg. Valuer

Chaftered Engineer (lndia)

Reg. No, (N) CCIT/1-141542fi849
SBI Empanelment No.: SME/ICC/2017-1819/21178

Digitally signed by Sharddkumar
B. Chalikwar
DNi cn=Sharadkumar B.

Chalikwar, o=Vastukala
Consultants (l) Pvt. Ltd,, ou=tMD,
email=cmd@vastukala.org, c=lN
Date: 2023.09.23 I 0:4953 +05',30'

Vostuko onsultonts (OC l) Pvt Ltd\
Y
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About the Proiect:
It is an under construction Proposed Residential & Commercial Complex on Plot bearing Survey No. 15, 47,
48, 49, 59 & 63, L. B. S. Marg, Damani Estate, Village - Naupada, Thane (West), Taluka & District - Thane,
Pin Code - 400 602. lt is about 1 .90 Km. travelling distance from Thane Railway station. Near Damani Estate.

STATEMENT PER AP

Area Of Plot (Minimqn &ea Of A, B, C To Be Considered) 12,591.65
A Area Of Plot (As Per 7/12) 25,744.78
B Area As Per Measurement Sheet 22,319.53
C Area As Per Site 22,319 53

Area Nol in Possession (Sub PlolA) 57.M
tl Less Area of Sub Plot B lncluding Road Area as Per 0.C. A.20fi2fiW6 9,582.65
ilt Less Area Under Sub Plot B (As Per Sanctioned Plan Dt. 25/1 1/1986) 88.78

Total (l + ll + lll) 9,728 47
BALANCE PLOI AREA (1b-1civ) 12,591.06

2 Deduction For

A
Proposed D.P/9.00 M, D.P Road Widening Area/Service Road/Highway

Widening
3,976.21

B Any DP Reservation Area

Total (A + B) 3,976.21

Balance Plot Area (1 - 2) 8,6'14.85

4 Amenily Open Space (lf Applicable) N.A
A Required As Per UDCPR
B Adjustment Of 2(B) lf Any

C Balance Proposed

5 NET PLOT AREA (3) - (4c) 8,614.85
6 Recreational Open Space (lf Applicable) N,A.

A Required 861.48
B Proposed 1,790.47
7 lntemal Road Area

I Plotable Area

9
Permissible Built-Up Area with Referenc€ to Easic FSI As Per Front Road
width (5) x (1.1 9,476.33

10 Addition For

A
Additional Of FSI on Payment ot Prcmium
Maximum Permissible Premium FSI - Based on Road Width / Tod Zone
(0.5xll=1 2591.P6 * 0.50 = 645.53
Proposed FSI onlqrment of Premium 6,295.53

C
Maximum Permissible TDR 1.15 On (1) 12591.06 X 1.1S = 14479.71 Sq. M
70% Open TDR = 14479.71 X 70% = 10135.80

D 5,806.71

E

F

rea Under Road as Per |.R.D.P. (3976,21-i 143.67 Area Undei
Road of Sub PIot a As Per Sanctioned Plan Dated 25111/1986) = 2932.54 X
2.05 = 5806,71

Additional 100/0 Of FSt Consumed by
Sanctioned Plan Dated 2il11115tj6 (

50% of 8087.54

The Existing Authorized Building as per
As Existng Building ls Oitapidated) i.e.,

Additional A

in Handoverln Suit Area nst Ame a

Total B+C+

TOTAL I + 1'1

800/o mCo mercial And 60o/o As IIAnci a reaA

Total Entitlement of FSt in

Consideri

4,043.77

G
16,146.01

11
622.U

B

Sr. No. Description Area {So. M.}
1

3

B

As Residential

A

\
UKOIO Cor
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DRAWI PLAN

4,965.98Entitlement FSI For Commercial (8938.76/1.8)

2 Commercial Ancillary Area (11bl x 0.80) 3,972.78
8,938 76Total (1 + 2)

4 Balance for residenlial (1 1a-1 3b1 ) 20,656 36

5 Residential ancillary area (11M x 0.60) 10,289.89

30,946.256 Total (4 + 5)

7 Total Entitlement (3+6) 39,885.01

55,865.7412 Maximum Utilization Limit of FSI in Proposal

13 Total Built Up Area in Proposal (Excluding Area At Sr.No.17b)

A Existinq Built Up Area (As Per P-Line) Sr. No, 17b)

B Poposed Built Up Area (As Per P-Line) Sr. N0.14 39,755.05

39,755.05Total (A + B)

14 F.S.l. Consumed (15/14) noo

Area For Inclusive Housino lf Any

Required (2006 Of Sr.No.S)

B Proposed

1 Area Ol Plot (Minimum Area Of A, B, C To Be Considered) 12,591.65

A Area Of Plot (As Per 7/12) 25,744.78

Area As Per Measurement Sheet 22,319.53

Area As Per Site 22,319.53

I Area Not in Possession (Sub Plot-A) 57.04

il Less Area of Sub PIot B lncludinq Road Area as Per 0.C. A.20l12l1$o 9,582.65

ilt Less Area Under Sub Plot B (As Per Sanctioned Plan Dt. 2t11l1986) 88.78

Total (l + ll + lll) 9,728.47

BALANCE PLOT AREA (1tr1civ) 12,591 ,06

2 Deduction For

A
Proposed D.P/9.00 M. D.P Road Widening Area/Service Road/Highway
Widening

3,976.21

Any DP Reservation Area

Total (A + B) 3,976.21

3 Balance Plot Area ('1 - 2) 8,614.85

4 Amenity Open Space (lf Applicable) N,A,

A Required As Per UDCPR

B Adiustment 0f 2(B) lf Any

c Balance Proposed
8,614.85NET PLOT AREA (3) - (4c)

N.A6 Recreational Open Space (lf Applicable)
861.48A Required

1,790.47B Proposed

7 lnternal Road Area

8 Plotable Area

9,476,33Permissible BuiltUp Area with Reference lo Basic FSI As Per Front Road

width X 1.1
o

Addition For10

A Maximum Permissible Premium FSI - Based on Road Width / Tod Zone
Additional Of FSI on Payment of

0.5x1 =12591.06 X 0.50 = 645,53
FSI on Pa nt of Premium

Premium

6,295.53
B

\
C

!

Sr. No. Descriotion i Area (Sq. M.l
1

3

A

Sr. No. I Area (Sq. M.)Description

B

B

I



C
Maximum Permissible TDR 1.'15 On (1) 12591.06 X 1.15 = 14479,71 Sq, M.
70% Open TDR = 14479.71 X 70[ = 10135.80

14,479.71

D

Additional Area Under Road as Per LR.D.P. (3976.21-1143.67 Area Under
Road of Sub Plot a As Per Sanctioned Plan Dated 25/11/1986) = 2832.FA X
2.05 = 5806.71

E ln Suit Area Against Amenity Space in Handover

F

Additional 10% Of FSI Consumed by The Existing Authorized Building as Per
Sanctioned Plan Dated 2tlll1986 (As Existing Building ls Dilapidaled) i.e.,

50% of 8087.54
4,U3.77

G Total (B+C+F) 24,819.01

11 Total Enlitlement of FSI in Proposal u,295.U
A ToTAL (9 + 11q)

B Considering 80% As Commercial And 60% As Residential Ancillary Area

1 Entitlement FSI For Commercial (8938.76/1.8) 4,965.98

2 Commercial Ancillary Area ('1 1b1 x 0.80) 3,972.78

3 Total ('1 + 2) 8,938,76

4 Balance for resldential (1ral3b1) 29,329.36

5 Residenlial ancillary area {11b4 x 0.60) 17,597.62
6 Total (4 + 5) 46,926,98

7 Total Entitlement (3+6) 55,865.74

12 Maximum ljtilization Ljmit of FSI in Proposal 55,865 74

13 Total Built Up Area in Proposal (Excludino Arca At Sr.No.17b)
A Existinq Built Up Arca (As Per P-Line) Sr. No. 17b)

B Proposed Built Up Area (As Per P-Line) Sr. N0.14 55,306.94
Total (A + B) 55,306 94

14 F.S.l. Consumed (15/14) noo

15 Area For lndusive Housinq lf Any
A Required (2096 Of Sr.No.S)

B Proposed

Valuation Report Prepared For SBU Wagle lndustial EdaG B€ndY Highland Sky TonEr (3980/2302686) Page 5 of 18

Construction Area forWing A & B

1 Commercial BUA Area 8,938.76
2 A Building (Resi.) BUA Area JJ 94
3 B Build BUA Area 13 18,99
4 Basement b 519.58
5 Ground Level 432.54
5 1st Podium 211.66

2nd Podium
4 793.40

8 3rd Podium
4 726.42I 4th Podium
4 835.47

10 5th Podium
5 93

11 Service Floor A Buildi
1 288.13

12 Recreational Floor
1 403.20

13 '155.20
14

Club House

Hall
42.89

Total Area in M
.11

I
vostukolo

Sr. No. Description Area (Sq. M.)

Sr. No. Particulars Total Construc,tion Area in Sq. M.
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Project Cost

I Land Cost

4,87,1 1,580.00 4.87
L Acquisition Cost of Land or Development Rights, and Legal

Cost.

28.2428,23,97,352.00
Renl to Tsnants, Lease premium, Lease Rent, interest cost
incuned or payable on Land Cost

48,73,58,563.00 48.74

Amount of Premium payable to obtain development rights, FSl,

additional FSl, fungible area, and any other incentive under
DCR from Local Authority or Slate Govemment or any

Statutory Authodty.
27,80,05,235.00 27.80tv Acquisition mst ol TDR (if any)

2 Cost of Construclion

256,26,67,767.00 256.27
t. Estimated construction cost of rehab cum sale building

includinq site developrngnt and infrastructurB for the same.

ii. 0n site expenditure for development of entire projecl excluding

cost of construction as pe(i) above,
3.84a Architecl Fees & Consultant fees 3,84,40,0'17.00

12,81,33,388.00 12.81

b. Admin Cost includes salaries, site overheads, developrnenl
works, cost of services (including water, elec{ricity, sewerage,
drainage, layout roads etc.), cost of machineries and

equipment including its hire and maintenance c!st,
consumables etc. All costs directly incuned to complete the

construction of the entiE phase of the proiecl registered.
15.7215,71,93,070,00c. Marketinq Cost

30,78,00,000.00 30.78Interest durinq the Proiect3
7.697,68,80,033.004 Continoency Cost

436.76436,75,87,005.00GRAND TOTAL:

For Vartukala Consultants (l) hi. Ltd.
Digitally signed bY Sharadkumar

S h a ra d ku m a r 3"!1",]S1'.0*,",,
Chalikwal, cVastukala

B. Chal ikwar :n:i1"J5Jiff5ffi:'*l
oate: 2023.09.21 1o:53:l 3 +o5'lo'

Sharadkumar B. Chalihrar

Go(. Reg, Valuer

Chartered Engineer (lndia)

Reo. No. (N) CCIT/1-14152200&09

SBi Empan6tment tto.: SMEI[CC/201 7- 181942117 I

Dr.

No.
Particulars

Total Estimated I Total Estimated
I Amount

Amount in T I in(cr.

t.

LI



2. Payment Payable to Rehab Tenants (Rent Cost):
Since it is a having some redevelopment flat from the date of shifting of 160 Tenants till handing over their
respective new flats as per the Tenant Agreement. Furlher the rent keeps on increasing as per agreemenl. The
existing Tenants has to be given total rental of t 28,23,97,352.00 i.e., t 28.24 Cr, Builder has paid t 16.64 Cr.
which is 6.46 % of Total Proiect Cost.

Existi Tenants Area & Rent r month for Flal are as follows

1 Purchase Cost 3,00,00,000.00 3,00,00,000.00
2 Stamp Duty 1,86,78,000.00 1,86,78,000.00
3 30,000.00 30,000,00
4

Development
Agreement

19.1 1.2018

Reg. Fees
3,580.00 3,580.00

TOTAL 4,87,'t1,580.00 4,87,11,580.00

I No. of Residential Tenants 148.00 Nos

2 No. of Commercial Tenants 12.00 Nos
,|

Rent for Resrdential Tenants / Month for April '19 - March 20 20,000.00 Rupees
4 Rent per month for April 19 - March 20 Year 3,55,20,000.00 Rupees
5 Rent for Residential Tenants / month for April 20 - March 21 20,000.00 Rupees

Rent per month for April 20 . ilarch 2'l 3,55,20,000.00 Rupees
7 Rent for Residential Tenants / month for Apil21 - March22 20,000.00 Rupees
I Rent per month for Ntil21 - March 22 3,55,20,000.00 Rupees
I Rent tor Residenlial Tenants / month for April 22 - March 23 22,000.00 Rupees
10 for April 22 - March 23Rent p6r month 3,90,72,000.00 Rupees
1t for April 23 - March 24Rent lor Residential Tenants / month 24,240.@ Rupees
12 Rent per month for April 23 . March 24 4,29,79,200.00 Rupees
13 24 - March 25Rent for Residential Tenants / month for 26,620.00 Rupees
14 month for 24 . March 25Rent 4,72,77,120.00 Rupees
t5 Rent for 17 tenant per month Ior g Months 15,000.00 Rupees
16 Rent for 17 tenant for g onths 22,95,000.00 Rupees
17 Rent for Commerciat Tenants / Montli br 19 - March 20 30,000,00 Rupees
18 month for I 19 . March 20 YearRent 21,60,000.00 Rupees
t9 20 - March 21CommercialforRent enantsT month for 33,000.00 Rupees
20 I 20 . March 2lRent er month for $,20,000.00 Rupees
21 21 - March nRent for Commercial Tenants / month for A 36,300.00 Rupees
22

Rupees
23

Rupees
24

Rupees
25

Rupees
26

Rupees
27

Rupees
28

Rupees
29

Rupees30
lupees31

24 -Marfi2i

1

Rent month for 121 - ltarch 22
CommercialforRenl enantsT month for

Rent formonth 22 March 23
Rent rfo Co mm Tercial nants m0 nth for A
Ren t month for 23 M 24arch
Rent for Commercral Tenants month for
Rent formonth 24I arch 25

?o 930.00

27 .00
43 923.00

48 315,00

t5 000.00

36 80 000.00

Tenant

Cost
Fund

47 00

57 .00

912.00

00

122 - March 23

23 - March 24

1,,
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Comments on each element of Gost of Proiect: -

L Land Cost:
As per Present Ready Reckoner rate the Project Land Value is t 68.75 Cr. mnsidering Land Rate @
t 54,600.00 per Sq. M. & Net Plot Area of 12,591.06 Sq. M.

As per document cost of land and stamp duty is I 4,87,11 ,580.00 i.e., ( 4.87 Cr, which is 1 .1270 of Total Project

Cost.

Sr. No. Aoreement ame Date I Particulars I Total Amount in { i lncuned Amount in (

Sr. No. UnitPartieulars

6

Rupees

i
L-r
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3. Buildinq Cost of Construction of Winq A & B:
Construction area = 86,285.11 Sq. M.

Total estimated cost for construclion of Building (includes cost of RCC work, manpower, lift, material, painting,

finishing work, site development, etc.) is { 232,96,97,970.00 i,e., < 232.97 Cr. which mmes t 27,000.00 per Sq.

M. on construction area for building, cosl of deep excavation & piling work is t 23,29,69,797.00 i.e., t 23,30 Cr.

which comes l0% of cost of construction. Hence, total cost of construc{ion (Cost ol Conltruclion of
Building + Cost of lhep Excavation E Piling Work) is t 256,26,67,767.fi) i.e., t 256.27 Cr.

The total construction area is 86,285.11 Sq. [4., projected cost of { 256.27 Cr is 58.66% of total poject cost

4. TDRCharqes:
The TDR charges is { 27,80,05,235.00 i.e., t 27.80 Cr. which is 6.36% o{ Total Poject Cost,

32 20,00,000.00 RupeesAdditional corpus rund

33 Rupees
Total Ront Gost (4 + 6 + I + 10 + 12 + 1.1 + 16 + 18 + 20 + 22 + 24 +

26+28+30+3'l+32) 28,23,97,352.00

Excavation Work 1,500.00
Total RCC Work 13,500.00

Final Finishing Work 7,000.00

Oher Work 5,000.00
Cost of Construction 27,000.00

Cost of Deep Excavation & Piling CoBt 10% of Cost of Construc'tion

1 Purctase Cost 2,21,00,000.00
2 Stamp Duty 6,63,000.00

3 30,000.00

4

TDR Purchase of
Agreement

24.01.20n 2,363,08

R€. Fees
1,120.00

3,34,29,760.005 Purchase Cost

Stamo Duty 10,03,000.00b

30,000.007
3,731.00

Reg. Fees
740.00I

TDR Purchase of
Agreement

25.0't.2s23

Purchase Cost 1,03,48,800.00I
Slamp Duty 3,10,600.0010

30,000.0011

740.00

1,155.00

Reg, Fees
b.u.mB

12

TDR Purchase o{

Agreement

Purchase Cost 2,46,84,800,0013
7,40,700.00Stamp Duty14

30,000,0015
740.00Reg. Fees

2,755.0025.U.nn

16

TDR Purchase of
Agreement

67,32,180.00Purchase Cost17
2,01,965.00Stamp Duty

274.00Non-Slum TDR
t8

17,24,92,320.WPurchase Cost19
51 74 770.00Stamp Duty

3,949.00Slum TDR
20

2714,227.08TOTAL

\
S

t

I Unit

Particulars Rate per Sq. M.

Sr. No. Name Date tuea in Sq. M. Particulars I TotalAmount in (

r \
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5. Approval Charoes:
The Total Approval Cost (Fungible Cost & Development Cess Premium) as per information provided by the

developer is t 48,73,58,563.00 i,e., { 48.74 Cr. which is 1 1.1670 of Total Poect Cost.

1 Submission Fee 247.00
2 Revised Plan 1 83 020.00
3 Fee 49 44 357.00
4 ntC for Metro PDevelo 49,44,357.00
5 Cess for worker welfare on build construction 0 000.00
6 Additional FSI Government Share 75 10 224.00
7 FSI Premium 1

o mrumDevelo Fund 507o of 7q 19 224.00
9 Fire Premium 13 562.00
10 Fire lnfrastructure C 57,33,936.00
11 Fire Service Fee 71 00
12 Fire Premium C 56 766.00
13 Fire Service Fee 1 00
14 Deve ent Cha Fee ,o 11 946,00
15 Deve Fund 50% of 11 00

ent Cha for Metro ProDeve ?o 11 94'6.00

Cess for worker welfare on build construction 036.0071

Additional FSI Government Share 45,11 534.00
FSI PremiumAnci 845.0087

Scrutin Fees 2 00 000.00
Revised Plan 1 98 776.00
Fire lnfrastructure Ch u 335.00
Fire Service Fee I 00
Fire lnfrastructure Ch 15 46 664.00
Fire Service Fee 568.00

tCDevelo fee 44 39 860.00
for l\4etroc 0044 ?o

28 Cess for worker welfare on bui construction 60 05 896.00
29 Fees 115.00
30 Fees 38,115.00
31 Fees 90 9'15.00
32 Scrutin Fees 90,915.00
33 Fees

1 123,00
34 Scrutrn Fees

1 ,'1 123.00
35 Fire Service Fee 59 00
36 Fire lnfrastructure C 47 482.00
37 Fire Service Fee 49 231.00
38 Fire lnfrastructure Cha 48 38 720.00
39 Scruti Fees

007 00
40 rslration FeeDeve

10 000.00
41 Submission Fee

1 97 632.00
42 Scrutin Fees

0014 63
43 Permrssion I 7 634.00u Structure Demolrtion

3 50 000.00
45 lnfrastructure u 0046 Debris Cha

11 to 931 0047
18,998.00

Iil3-IilI[r3-
-Jr@

I Vostukolo cora

Sr. No. Total Amount in {Particulars

fee

I- 2s-
26

27



48 DeveloDment Charoes for Metro Proiect 86,18,998 00
49 Vacant land Tax 6,49,894.00
50 Fire Service Fee 85,000.00
51 Fire lnfrastruclure Charoes 2,21,220.04

52 Fire Premium Charqes 1,80,117.00

53 Fire Premium Charges 13,52,568.00

54 Fire lnfrastructure Charoes 45,01,047,00

55 Fire Service Fee 1,41,08'1 .00

56 Fire Service Fee 2,04,702.00

57 Security Demsit 10,00,000.00

58 Security Deposit 25,000.00
59 Pollution Fees 6,92,000.00
60 Properly Tax 7,20,793.@

61 Royalty charqes 36,97,250.00
62 Survey charges 1,02,000.00
bJ Revised Plan charoes 3,01,665.00

64 Revised Plan charoes 12,20,310.00

65 Cess lor worker welfare on building construction 20,00,000.00

66 l\4aroin Condonation Premium 2,52,072.@
67 Society Office Deposit 4,06,800,00
58 Development Charges 4,51,95,954.00

69 Metro Cess Charqes 4,51,95,954.00

70 Ancillary FSI charoes 3,37,97,363.22
71 Premium FSI charoes 8,95,23,675,35
72 Ancillary FSI charoes 10,03,12,518,18
73 Other Development Chames 2,07,76,'153.86

Total 48,73,58,563.00

Valuation Report Plepared For: SBI/ Wagle lnduslrial Estate Branch/ Highland Sky Touer (39802302686) Page 10 of 18

6. Architect Cost, RCC & Other Professional Charqes:
The total Architecl charges of t 3,84,40,017.00 i.e., t 3.84 Cr. is 1.5% of total construc{ion cost & it is on lower

side because developer have their inhouse team for professional rrcrk,
The professional charge consists of Architect & Legal which in lower side than the ma*et trend which is in the

range of 2o/o - SVo ol Total Construction mst of the projecl.

7. Adminbtrative Expense6:
Salaries, site overheads, development works, cost of servic€s (including water, eleciricity, sewerage, drainage,

layout roads etc.), cost of machineries and equipment including its hire and maintenance cost, mnsumables etc.

All costs directly incuned to complete the mnstruclion of the entire phase of the project registered is estimated

50/6 of total mnstruction mst which comes to < 12,81,33,388.00 i,e., t 12 81 Cr'

The admin charges which in market is in the range of 4olo - 6% of Total Construction cost of the proiect.

8. Marteting Expensee:
tr,ta*eting msts aireaty incLrned to mmplete the construction of the enlire phase of the project registorsd is

estimate; at 2olo of totai Sale income hom the projecl which clmes to t 15,71,93,070,00 i.e., { 15.72 Cr.

The marketing charge consists of brokerage & crmmission which in ma*et is in the range of ?/o ' 4o/o of Total

Sale income of the Property.

9. lnterest Cosb:
Ttre lntereJiffiGr tfrdiErm loan is expected to be t 30,78,00,000.00 i.e., I 30 78 Cr., which is 7 0570 of total

project cost.

As per information provided by the client

KOlq (
t

!

Sr. No. Particulars Total Amount in (
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'10. Continqencv Costs:
The contingency charges estimated at 370 of total cost of construction which comes to t 7,68,80,033.00 i.e.,

{ 7.69 Cr.

observation and Construction: -

Total sltimatsd cost of projod i.e., t 436,75,87,005.00 (Rup€es Four Hundrod Thirty Six Crore Seventy

Five Lakh Eighty Seven Thourand Five Only) i.e. t 436.76 Cr. is fair & reasonable.

The projecl mst is including land premium payable to mncem authorities, Fungible FSI Premium, Cost of

Construction of rehab & Sale Building, on site expenses including admin & marketing expenses, premiums /
charges to be paid to competent authority and Bank interest, etc, we have not independently verilied interest cost

hence not consider in cost vetting.

As per present sanctioned building plan, permissible built+p area on the said plot is 39,755.05 Sq. M. The rehab

cum sale building (Wing A & B) is presently sanctioned for Basement + Ground Floor + 1st to 6th Podium Floor +

Service Floor + 1st to 25th Habitable Residential Floors only. The Developer has submfted the concession

drawing plan to the competent authority for utilization of total permissible Built-up area and fungible FSl. The

rehab Wing B is poposed for Basement + Ground Floor + 1st to 6th Podium Floor + Service Floor + 1st to 26th

Habitable Residentjal Floors and sale building Wing A is proposed for Basement + Ground Floor + 1st to 6th

Podium Floor + Service Floor + 1st to 48th Habitable Residential Floors only. Estimated mst of entire prolect of

48th upper floor for Wing A & 26th upper floor for Wing B is considered.

Total estimated cost of constructlon for Wing A & B Building as per concesslon drawing plan up to Wing A is
Basemenl + Ground Floor + 1st to 6th Podium Floor + Service Floor + 1st to 48th Habitable Residential Floors

and Wing B of Basement + Ground Floor + 1st to 6th Podium Floor + Service Floor + lst to 26th Habitable

Residential Floors is { 232,96,97,970.00 i.e., t 232.97 Cr. which comes { 27,000,00 per Sq. M, on construction

area for building, mst o{ deep excavalion & piling work is t 23,29,69,797.00 i.e., t 23.30 Cr, which comes 10%

of cost of construction. Hence, total cost of constructton (Cost of Construction of Building + Cost of Deep
Excavation & Piling work) is t 256,26,67,767.00 i.e., { 256,22 cr. which is fah & reasonable considering the
present status ol poject, type & quality of clnstruclion & s@ification of the building materials lo be used, height
of the struclure, amenities to be provided in proposed building.

Assumotions & Remarks-

. The adequacy of Engineering / structural design is beyond the scope of our assignment.

. Estimated project completion date is as per below table. The cost is certified based on the
assumptions that the pro.iect will be completed within time frame. Few assumptions are made
regarding inflation & cost rise etc. during construction period,

Tower Com letion Date
wi A P51700032367 31.12.2026
Wi B 30.04.2025

Arcade mercial P5,l7000290't5 31.08.2024

I

...A

RERA No.

P51700032859

Vostukolo Consuit-



Valuation Report Prepared For: SBI/ Wagle lndustrial Estate Branct/ Highland Sky Tovier (3980/2302686) Page 12 of 18

Photo copy of following document is provided to us & this report should be read along with it:

r' Copy ol Development cum Sale Agreement Reg. No. TNN - 12h14nDU8 dated 03,11.2018 and
agreemenl dated 10.09.2018 between lt//s. Surajratan Fatehchand Damani Janhit Nidhi (The Landlord /
Owner), Damani Cooperative Housing Society Limited (The Society) and M/s. Providence Realty LLP (The

Developers).
/ Copy of Charity Commissioner order No. CC/621/2018 dated 31,07.2018 issued by Charity Commissioner,

Maharashtra State
r' Copy of Property Card
/ Copy of TDR Agreement Reg. No, TNN - 121522812020 daled 24.01.2020 and agreemenl daled

24.U.nn for Area 2,363,08 Sq. M. between M/s. Surajratan Fatehchand Damani Janhit Nidhi (The

Transferor) and M/s, Providence Realty LLP (The Transferee).
r' Copy of Deed of Transfer Reg. No. TNN - 5/1'17il2023 dated 25.01.2023 and agreement dated 24.01.2023

for Area 3,731,@ Sq. M. between Mrs. Kanina Rajdaksh Sharma & Mrs. Kshama Kapil Sharma (The

Transferors) and M/s. Providence Realty LLP (The Transferee).
r' Copy of Deed of Transfer Reg. No, TNN - 5/117&2023 daled 25.01.2023 and agreement dated 24.01.2023

lor Area 1,155.00 Sq, M, between M/s. Anjur Warehouse Pvt. Ltd. (The Transierors) and M/s. Providence
Realty LLP (The Transferee).

/ Copy of Deed of Transfer Reg. No. TNN - 5/1'176/2023 dated 25.01.2023 and agreement dated 24.$.n23
for Area 2,755.00 Sq. M. between Mrs. Kanina Rajdaksh Sharma & Mrs. Kshama Kapil Sharma (The
Transferors) and lr4/s. Providence Realty LLP (The Transferee)./ CDpy ol Approved Plan No. V.P./SO20217/18fiMCrrD-DP/TPS/4012122 daled 30.03.2022 issued by
Thane Municipal Corporatbn (TMC).

Approved upto:
Wing A: Basement + Ground Floor + t( to 6s Podium Floor + Service Floor + ld to 2$i Habitable
Floor
Wing B: Basement + Ground Floor + l* to 6t Podium Floor + Service Floor + 1d to 25o Habltable
Floor
Club House: Ground + ld Floor

r' Copy of Commencement Cerlificate No. V.P. No. SOZ0217/18ffMOffDDl4l74lz2daled 12.08.2022 issued

by Thane Municipal Corporation (TMC).

Approved upto:
Wng A: Basement + Ground Floor + lr to 6h Podlum Floor + S€rylce Floor + 'l* to 2$i Habltable

Floor
Wing B: Barement + Ground Floor + 'lr to 6e Podlum Floor + Service Floor + 1d to 25h Habltablo

Floor
Club Hou36: Ground + ld Floor

r' Copy of LOl / Concession Drawing Plan daled 09.03.2022 issued by Thane Municipal Corporation (TMC),

Approved upto:
wing A: Batement + Ground Floor + ln to 6s Podium Floor + service Floor + 1d to /Es Habitablo

Floor
Wing B: Barement + Ground Floor + ld to 6th Podium Floor + Service Floor + 1r to 26h Habitable

Floor
Club Housa: Ground + 1r Floor

z Copy ot Fire NOC Certificale No. TMC/CFO/M/137|125 daled 10.08.2022 issued by Thane Municipal

Crrporation (TMC).

,, Cofyoi ttlo bUjeition Certificate for Height Clearanct NOC lD No. SNCR/1VEST/B/032423T48692dated

10.Ii4.2023 valid upto Og U nnl issued by Airports Authority of India'

/ Copy of Environment Clearance Certificate iatet 14,09.20'17 issued by Ministry of Envionmenl, Forest and

Climate Change DePartment

Copy of Strom Water Drainage NoC Certificate No. TMP/KIVINDP/527 daled 28.01 2022 issued by Thane

Municipal CorPration (TMC),

/ Copy of STP NOC C€rtiflcate No,

Corporalion (TMC)

TMPiMN/Other NOC/02 dated 15.02 2022 issued by Thane Municipal
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/ Copy of Tree NOC Certilicate No, Mukhya - 1/U.V.Vr,P.V-23-15 dated 15.'10.2020 issued by issued by
Thane Municipal Corporation (TMC),

r' Copy of Water Supply NOC Certificate No. TMCATVSI EE/38 dalsd 21.12.2021 issued by Thane Municipal
Corporation (TMC).

/ Copy of Draft Geotechnical lnvestigation Report dated 27.M.2019 issued by M/s. Ochre Drillers lndia Pvt.
Ltd.

r' Copy of CA Certificate dated 23.09,2023 issued by M/s. P. Somani & Co.r' Copy of Legal Title Report dated 30.06.2021 issued by Adv. Prashant G. Kadam./ k,py of RERA Certificate No. P51700032367 daled 12.08.2022 for Wing A issued by Maharashtra Real
Estate Regulatory Authority,

r' Copy of RERA Certificate No. P51700032859 daled 12.M.2022 for Wing B issued by Maharashtra Real
Estate RegulatoryAuthority.

r' Copy ol RERA Certificate No. P51700029O15 dated 09.06.2023 for Arcade (Commercial Shops) issued by
Maharashtra Real Estate Regulatory Authority.

Vostukolo Consuttonts (l) pvt. Ltd
An ISO 9001;20tS Certified Comoanv

\
Y'

www.vastukala.org
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Actual Site Photoqraphs
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Actual Site Photoqraphs
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Route Map of the property
Site u/r

:19"1.|' 7"N72" .4',E
Note: The Blue line shows the route to site from nearest railway station (Thane - 1.90 Km.)
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Stamp Duty Ready Reckoner Ma*el Vdue Rate for Flat 78100

lncrease by 95% on Flat Located on 56 Floor

Stamp Duty R€ady Reckoner la*et Value Rate {Afrcr
lncrease/Decr€se) (A)

82,005.00 Sq. Mtr. Sq, Ft.

Stamp Duty Ready Reckoner Ma*et vdue R tu for Land (B) 2A7W

The difference between land rate and building rate{A-B=C) 61,305.00

Perc€ntage after Deprcciatiofl as per tabh(D) 160/6

Rate to be adopted after coBidering depreciation [B + (C X D)l 72,196.00 Sq. Mtr. 6,707.00 Sq. Ft.

iluhi-Stoded buildino with Lifi
For residential premises / corunercial unit / ffice on above floor in multjstoded building, the rate mentioned in the ready

reckoner will be increased as under:

Locstion ol Flat I Colnmclcirl Unit h the
building

a) 0n Ground to 4 Flooc No irrcrease br d flmrs lrom grcund to 4 floors

b) 5 Floo$ to 1 0 Flmrs lncreas€ by 5% on units located bety{eefl 5 to 10 floors

c) 11 Floors to 20 Floofs lncrease by 10% on units located bete,een 11 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on urih located between 21 to 30 floors

e) 31 Floors and above lnoease by 20% on units located on 3'l and above floors

Completed Age of Building in Years Value in pcrcent after depreciation

R.C,C Structure / other Pukka Structure Cessed Building, Half or Semi.Pukka
Structure & Kaccha Struc{ure.

0 to 2 Years 100% 100%

Above2&upto5Years 9570 95%
Above 5 Years After initial 5 year fu every year 1ok

depreciation is to be considered. However
maximum deduction available as per this shall
be 70% of Market Value rate

After initial 5 yeat tot every year 1.bo/,
depreciation is to be considered. However
maximum deduclion available as per this shall
be 85% of Market Value rate

.,-;

Readv Reckoner Rate

3905

7,618.52

Rate

Vos (olo



Property Residential Flat

Source Housing.Com

CarpetArea Type

750 Sq. Ft.Area

20YoPercentage

{ 8,333/-Rate / Sq. feet on BuiltUp area

Floor

@D

lr5, r

EE

a

E

E

Valuatm Report Preparcd Fo.: 8Ol / Xat\ua (West) EGndr/ Mr. Nbhanl Baburao Naikad{0046492303239)

Price lndicator
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1Lift

Protected Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Parking

Is Compound wall existing? Yes

ls pavement laid around the Building Yes

il Residential Flat

The floor in which the Flat is situated 5' Floor

a Door No. of the Flat Residential Flat No. 503

Roof R. C. C. Slab

Flooring Vitrilied Tile Flooring

Doors Teak Wood Door frame with Solid door with safety door

Windows Powder coated Aluminum sliding windows

Fittings Concealed plumbing with C.P. tiftings. Electrical widng with

concealed

Finishing Cement Plastering with POP false Celling

House Tax

Assessment No. Details not available

Tax paid in the name of Details not available

Tax amount Details not available

5 Electricity Service connection No Details not available

[,leter Card is in the name of Details not available

6 How is the maintenance of the Flat? Good

7 Sale Deed executed in the name of Mr. Nishant Baburao Naikade

What is the undivided area of land as per Sale
Deed?

Details not available

a What is the plinth area of the Flat? Built Up Area in Sq, Ft. = 530.00
(Area as per Agreement for sale)

10. What is the floor space index (app.) AS per KDMC norms

11 What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 399.00
(As per Area actual site measutement)

12. ls it Posh / I Class / tr,ledium / Ordinary? Medium

III

EIIIIII
Tf

T
T
T
T

II
T

Lift

lVunicipal Water Supply

1

Speciflcations of the Flat

8,

\
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13 ls it being used for Residential or Commercial
purpose?

Residential Purpose

14. ls it owner-occupied or let out? Tenant occupied

15 t 10000/- (Present rented income per month)

IV MARKETAEILITY

How is the marketability? Good

2 What are the factors favoring for an exlra

Potential Value?

Located in developed area

Any negalive factors are observed wlrich affect

the market value in general?
No

Rate

After analyzing the comparable sale inslances,

what is the composite rate for a similar Flat with

same specrficalions in the adjoining localily? -
(Along with details / reference of at - least t$,o

lalest deals / transaclions with respect to adjacent
properties in lhe areas)

{ 7,500/- to { 12,2001 per Sq. Ft. on Carpet Area

{ 7,5001 to t 10,200/- per Sq. Ft. on Built Up Area

Assuming it is a new construdion, what is the

adopted basic composite rate of the Flal under

valuation after comparing with the spcifications
and other {actors with the Flat under mmparison
(give details).

{ 8,700/- per Sq. Ft.

3 Break - up for the rate

{ 2,500/- per Sq. Ftl. Building + Services

{ 6,200/- per Sq. Ftll. Land + otheB

{ 82,005/- per Sq. M.

i,e. { 7,6191per Sq. Ft.

4

t 72,196/- per Sq. M.

i.e. { 6,7071 per Sq. Ft
Guideline rate(an evidence thereof to be

enclosed)

No justification require as variation is less than 20%5 ln case of variation of 20016 or more in the

valuation proposed by the Valuer and the

Guideline value provided in the State Govt.

notmcafion or lncome Tax Gazette justification on

variation has to be given

vl

{ 2,5001per Sq. FtReplac€ment clst of Flat with Services (v(3)i)

16 yeasAge of the building

lf rented, what is the monthly rent?

1

3

1

2.

Guideline rate obtained from the Registra/s Office

for new prcperty (an evidence thereof to be

enclosed)

COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

\
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Details of Valuation:

Justification for Price / Rate

Life of the building estimated 44 years Subject to proper, preventive periodic maintenance

& slructural repairs.

Depreciation percentage assuming the salvage
value as 10%

24.000/o

Depreciation Ratio of the building

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) t 1,900/- per Sq. Ft

{ 6,200/- per Sq. Ft

Total Composite Rate t 8,,l00/. per Sq. Ft.

Remarks 1)Total Carpet area as per measurement is {0.00 Sq. Ft.
and Built up area as per Agreement for Sale is 530.00 Sq.
Ft., which is actually more than Built Up area as loading
comes to 32n/o. For the purpose of valuation we have
considered the area as per Agreemenl for Sale and
adjusted the rate accordingly

II

Description Rate per unit (t) Estimated Value (t)

Present value of the Flat 530.00 Sq. Ft. 8,100.00 42,93,000.00

2 Wardrobes

Showcases

4 Kitchen anangements

5 Superfine finish

6 lntenor Decorations

7 Electricity deposits / electrical fittings, etc.

8 E(ra collapsible gates / grill works, etc.

I Potential value, if any

10 Others / Car Parking

Total value of the property 42,93,000.00

Realizable value of the property

34,34,400.00

lnsurable value of the property (530.00 X 2,500.00) 13,25,000.00

Guideline value of the property (530.00 X 6,707.00) 35,54,710.00

The Market value of the property is based on facts of markets discovered by us during our enquiries, however the government

Vostukolo <

Rate for Land & other V (3) ii

No. otv.

1

38,63,700.00

Distress value of the property
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rate value in this case is less than the market value arrived by us. We are of the opinion that the value amve by us will prove to

be correcl if an Auction of the subject property is canied out. As far as Market Value in lndex ll is concerned, it is not possible to

comment on same, may be government rates are flxed by sampling during same point of time in part and whereas, Markel

values change every month.

ln most of lhe cases the actual deal amount or Transaction value is not reflected in Index ll because of various Market

practices. As Valuer, we always try to give a value which is correcl reflection of actual lransaction value irrespective of any

factoB in market.

Method of Valuation / ADoroach

The sales comparison approach uses the ma*et data of sale prices to estimate the value of a real estate property, Property

valuation in this method is done by comparing a properly to other similar properties that have been recently sold. Comparable

properties, also known as comparables, or comps, musl share certain fealures with the property in question. Some of these

include physical features such as square footage, number of rooms, condition, and age of the building; however, the most

important factor is no doubt the location o{ the property. Adjustments are usually needed to account for differences as no two

properties are exactly the same. To make proper adjustments when comparing properties, real estate appraisem musl know the

differences between the comparable properties and how to value these differences. The sales comparison approach is

commonly used for Residential Flat, tlrhere there are typically many comparables available to analyze. As the property is a

Residential Flat, we have adopted Sale Comparison Appmactr Method for the pupose of valuation .The Price for similar type ol

property in the nearby vicinity is in the range of t 7,500.00 to { 12,200.00 per Sq. Ft. on Carpet Area / t 7,500.00 to {
10,200,00 per Sq. Ft. on Builtup Area. Considering the rate with attached report, cunent martet mnditions , demand and

supply position, Flat size, location, upswing in realestate prices , sustained demand for Residential Flat, all round development

of Residential and Commercial application in the locality etc. We estimate {8,100.00 per Sq. Ft. on Built Up Area for valualion.

lmpending threat of acquisition by government lor road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea+ost / tidal

level must be incorporated) and their effect on

Saleability Good

Likely rental values in future { 10000/- (Present rented income per month)

Any likely income it may generate Renlal lncome

I
a

l Pvt. LtdVostukolo Consulto
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Sale lnstances
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Property Residential Flat

Source lndex_n0.2

Area Type Built Up

Area 530 Sq. Ft,

Rate i Sq. feet on Builtup area { 7,547/- per Sq. Ft.

Floor
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Residential FlatProperty

Nobroker.comSource

CarpetArea Type

450 Sq. FtArea

20%Percentage

{ 10,'185/-Rate / Sq, feet on BuiltUp area

Floor

ti

I

t]
I

l I

N(

I e

VO




