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D.G. SHAH & ASSOCIATES

DGS-SBI-RACPC/ 049/2023

To

’

The Manager,
STATE BANK OF INDIA,
RACPC, Sion, Mumbai

27"January 2023

VALUATION REPORT (IN RESPECT OF FLAT)

[

GENERAL

t

Purpose for which the valuation is
made

To assess the fair Market Value for Bank
Loan purposes.

2.

a) | Date of inspection

27.01.2023

b) | Date on which the valuation is
made

27.01.2023

List of documents produced for perusal

1.Copy of Index Il Receipt No. Kurla-
3/1050-2023 dated 17/01/2023

2. Copy of Agreement for Sale dated
17/01/2023

3. Copy of Allotment Letter of Apartment
No. 761/2012-13 dated 12.09.2012

4. Copy of Share Certificate No. 30

5. Copy of Full OCC Letter No.
SRA/DDTP/185/L/PL/AP/OCCdated
01/07/2010 issued by SRA

6. Copy of Commencement Certificate No.
SRA/DDTP/185/L/PL/AP dated 10/07/2003
issued bySRA

Name of the Owner(S)and his / their
address (es) with Phone no. (details of

share of each owner in case of joint
ownership)

1. MR. YOGESH HEMANT RANINGA

Add. :B/202, Green Ash CHS, Swapna
Nagari, Veena Nagar Phase 2, Near Vasant
Garden, Mulund (W), Mumbai - 400080

Contact No. :-

Brief description of the property

-

 6"Floor, “GANESHDARSHAN22/JSRA”CHS
‘Ltd..luﬂding No. 22/,Sangharsh Nagar,

1RK ResidentialFlat located at Flat No. 601,

ivali, Andheri (E), Mumbai - 400072,

114\[191 to 402, 11-
M, 19/ 1to 28, 20(pt),

\‘J&'

I\
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Mandal / District

Date of issue and validity of layout
of approved map / plan

e) ]
f

D.G. SHAH & ASSOCIATES

Mumbai Suburban

Copy of Full OCC Letter No.
SRA/DDTP/ISS/L/PL/AP/OCC dated
01/07/2010 issued by SRA

g) | Approved map / plan issuing
authority

SRA

h) | Whether genuineness or

authenticity of approved map /
plan is verified

Full OCC Letter No. SRA/DDTP/185

/L/PL/AP/OCC dated 01/07/2010 issued by
SRA

i) | Any other comments by our
empanelled valuers on authentic
of approved plan

No

the site

7| Postal address of the property Flat No. 601, 6™ Floor, “GANESHDARSHAN
22/1 SRA” CHS Ltd., Building No. 22/J,
Sangharsh Nagar, Chandivali, Andheri (E),
Mumbai - 400072, Maharashtra
8 | City/Town Andheri (E), Mumbai - 400072
Residential area Yes
Commercial area =
Industrial area s
9 Classification of the area
i) High / Middle / Poor Middle Class
ii) Urban / Semi Urban / Rural Urban
10 | Coming under Corporation limit / Within the limits of Municipal Corporation
Village Panchayat / Municipality of Greater Mumbai
11 | Whether covered under any State / No
Central Govt. enactments (e.g., Urban
Land Ceiling Act) or notified under
agency area/ scheduled area /
cantonment area.
12 | Boundaries of the property
North East Internal Road
South West Building No. 28
South East Road
North West fwing - :
13 | Dimensions of the site e e
Carpet area 2255q. | Carpet area 229 Sq.
ft. (20.905g. m.) ft. (21.275q. m.) as
&Built up area 270 per Actual
Sq. ft. (25.09 Sq. m.) Measurement
As per Agreement
for Sale
i; f::;:;:ft:: :::de v s 3568 N, 72.902060 E




16 Extent» of the sjte considered for

| Valuation (least of 134 & 13b)

17 | Whether OCCupied by the 'owner /
tenant? |f OCcupied by tenant since
| how long? Rent received per month,

. | APARTMENT BUILDING

Sr. Description

No

et g | L
1 Nature of the apartment

& H‘\_—m
2 Location

Block No.
WardNo,

D.G. SHAH & ASSOCIATES

Carpet area 225 5q. ft.which is considered
for valuation,

Tenanted

Residential  Building having |
Ground+7upper  Floor R.C.C framed
structure

Andheri (€], Mumbai - 400072 |

T e —————— ————————————

e —————————

Village / Municipality / Corporation

Door No., Street or Road (Pin Code)

Commercial / Mixed

G o o AR SR R SN ] R
3 | Description of the locality Residential /

Flat No. 601, DadasahebPalke Road,
candheri (E)400072. =~
Residential

|
Village — Chandivali, Municipality :MCGM }
i

e
3
|

4 Year of Construction

5 Number of floors

July 2010 (As per OC) f
Building having |

Ground+7upperfloorstoried building
6 | Type of structure R.C.C framed structure
7 | Number of Dwelling units in the 6ResidentialFlaton 6 floor
building.
8 | Quality of Construction Good
9 | Appearance of the Building Good
10 | Maintenance of the Building Good
11 | Facilities available
Lift Yes
Protected Water Supply Yes
Underground Sewerage Yes
Car Parking — Open / Covered Yes
Is Compound wall existing? Yes
Is pavement laid around the Building? Yes
i | FLAT i
1 | The floor in which the Flat is situated 6 Floor
2 | Door No. of the Flat Flat No.601
3 | Specifications of the Flat
Roof R.C.C ‘
Flooring Ceramictype
Doors Wooden Doc.m.s ;
windows Aluminum sliding windows
Fittings Concealed wiring

Govarnment Valier & Project Gonsuitnnt

B [T T TR R T
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! Wmdows -

Assessment No.
e s NG TN

Flttlngs i
leshrng '

Tax paid in the name of
Tax amount e

Ho —— —— ———— S e - - :,. - -
ouse Tax SR Detalls not avallable

D.G. SHAH & ASSOCIATES

& | Aluminum sliding windows
- | Concealed wiring

Good

Detalls not avarlab!e ; e

s Detalls not avallable %

Detalls not avallablé

5 Electricity Service connection No. ;  Details not available o
[ Meter Card is in the name o Details not available
6 How is the maintenance of the Flat? Good PR
7__| Sale Deed executed in the name of 1. MR. YOGESH HEMANT RANINGA 5
8 | Whatis the undivided area of land as N.A 5
per Sale Deed?
9 What is the plinth area of the Flat? Carpet area 225 Sq. ft. (20.90Sg. m.)
&Built up area 270 Sq. ft. (25.09 Sg. m.)
As per Agreement for Sale
10 | What is the floor space index (app.) As Permissible
11 | What is the Carpet Area of the Flat? Carpet area 225 Sq. ft. (20.90Sq. m.)
&Built up area 270 Sq. ft. (25.09 Sq. m.)
As per Agreement for Sale
12 | lIsit Posh /I Class / Medium / Ordinary? Medium Class
13 |Is it being used for Residential or Residential Flat purpose
Commercial purpose?
14 | Is it Owner-occupied or let out? Tenanted
15 | If rented, what is the monthly rent? App. Rs. 15,000/- per month
IV | MARKETABILITY
1. | How is the marketability? Good
2. | What are the factors favoring for an The building is located in Developed
extra Potential Value? Residential Locality of Andheri (East).
Nearest Railway Station Ghatkopar 3-4kms
from Location, facilities such as schools,
hospitals, ATMs, and markets are available
at 0-1 km distance from the building. An
extensive network of public transports in
the close vicinity makes the project
accessible.
3. | Any negative factors are observed |: | No notable demerits
which affect the market value in
general?
% E?&:r analyzing the comparable sale Rs. 18,000/- to Rs. 23,000/- per sq. ft. on
instances, what is the composite rate Carpet area
for a similar Flat with same
specifications in the adjoining locality?




D.G. SHAH & ASSOCIATES

2 1 Assummg itis a new construction, what | : | Location & locality, facilities & amenities,
's the adopted basic composite rate of quality of construction, business potential,
the F_Iat under valuation after supply of demand, local nearby enquiry,
comparing with the specifications and market feedback of investigation has been
other factors with the Flat under considered within easy reach. As such,
comparison (given details). local estate agent, builders and other

related agencies were contacted 1o
ascertain fair market value. We estimate
Rs. 22,500/- per Sq. ft. on Carpet area for
Residential Premises. it

3 Break — up for the rate
i) Building + Services : | Rs. 3,000/- per Sq. ft. |
ii) | Land + others : | Rs. 19,500/- per Sq. ft. &

4 | Guideline rate obtained from the |: | Rs.1,83,290/- per Sq. m.i.eRs. 17,028/~ |
Registrar’s Flat (an evidence thereof to per Sg. m. on Built up area (Govt. Stamp 5
be enclosed) Duty Ready Reckoner Rate 2022-23) ’-

Vi | COMPOSITE RATE ADOPTED AFTER DEPRECIATION

a Depreciated building rate : | Rs. 3,000/- per Sq. ft.

Replacement cost of Flat with Services | : | Rs. 3,000/- per Sq. ft.

(v(3)i)

Age of the building : | 13 Years Old Building

Life of the building estimated : | Balance life of building is 47years with
proper maintenance

Depreciation percentage assumingthe | :| 10%

salvage value as 10%

Depreciated Ratio of the building : | 90: 100

b | Total composite rate arrived for :
valuation
Depreciated building rate VI (a) : | Rs. 2,700/- per Sq. ft. e
Rate for Land & other V (3) ii : | Rs. 19,500/- per Sq. ft. bt e:\a?
Total Composite Rate « | Rs. 22,200/- per Sq. ft. N AN

i Ci{ V”“SH/ g,
Y/
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D.G. SHAH & ASSOCIATES
Details of valuation:

Sr. Description Qty. Rate per unit Estimated value
Rs. Rs.
1 | Value of the Flat 2255q. ft. Rs.22,200/- Rs.49,95,000/- |
2 Car Parking - - : ]
3| Weather shed : : . |
4 Kitchen arrangements - - . 4]
5 | Superfine finish - E :
6 Interior Decorations - 7 ;
7 Electricity deposits / electrical fittings, - 5 3
etc.
8 | Others - . ~
LTotalEstimated Market value Rs. 49,95,000/-

(Valuation: Here the approved valuer should discuss in detail his approach to valuation of
property and indicate how the value has been arrived at, supported by necessary
calculation. Also such aspects as impending threat of acquisition by government for road
widening/public service purposes, submerging & applicability of CRZ provisions and their
effect on i) Salability ii) likely rental values in future and iii) any likely income it may

generate may be discussed).

Photograph of owner/representative with property in background to be enclosed.
Screen shot of longitude/latitude and co-ordinates of property using GPS/Various

Apps/Internet sites.

As a result of my appraisal and analysis it is my considered opinion that the Realizable Value
of the above property in the prevailing condition with aforesaid specifications is
Rs.49,95,000/- (Rupees Forty NineLakhs Ninety Five Thousand Only.)

The Distress value is Rs. 42,45,750/- (Rupees FortyTwolakhs Forty Five Thousand Seven

Hundred & Fifty Only)
The Govt value as per stamp duty is Rs. 45,97,560/-
Insurance Value is Rs. 8,10,000/-

PLACE : NAVI MUMBAI
DATE :27.01.2023

The undersigned has inspected the property detailed in the Valuation Report dated
on . We are satisfied that the fair and reasonable market

value of the property is ( Rs. only).

Date:

Signature

~ (Name of the Branch Manager with Seal)

Page 6
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SITE PHOTOGRAPHS of “GANESHDARSHAN 22/) SRA”

2/ Jan 2
19.103567 7

Konkan Divie
Mahatashtra
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Length | Width | Total areain
Description inFt. | inFt sq. ft.
Living Room 13.61 9.09 123.67
Kitchen 8.01 9.08 72.65
Bath & WC 4.06 8.06 32.68
Total 229.00

wigta =R e e @) 1




CHALLAN
MTR Form Number-§

GRN MHO01389
3252202223 |@ARcODE |l AR LOMONT L IO UM ML R Date  17/01/2023-19:14:10| Form 10 252
Department  tnspector General Of Registration p Detail
ayer Details
Stamp Duty
TAXID!T
Type of Payment Registration Fee sk sl

PAN No. (it Applicable) | AESPRB0G20
Qffice Name

KRL3_JT SUB REGISTRAR KURLA NO 3

Full Name MR YOGESH HEMANT RANINGA

{ocation MUMBAI

Year 2022-2023 One Time

FlaUBlock No,

Flal No. 601, Sixth Floor, Building No. 22/J, SHRI

Premises/Building GANESHDARSHAN 22/) SRA CHS LTD.,
Account Head Details Amaunt In Rs, Sangharsh Nagar

0030045501 Stamp Duly 299400 00 | Road/Steeet Chandival, Andher Easl,

0030063301 Regisi-ation Fee 30000.00 | ArealLocality Mumbai
TowniCity/District
PIN 4 Il gl ioe] T2
Remarks (If Any)
PAN2=HHHPPS 180F ~Secon o= PATTUM

HANDRAKANT KUNDAN~- m" 3

2033

Amount In | Theee Lakh Tw

Total 3,29,400 00 | Words 5 Only
ota
IN RECEIVING BANK
Payment Details g BANK OF INDIA FOR USE
Ch DD Details Bank CIN |Rel No. 02202292023011706486] 144259824
eque-!

Bank Date |RBIDate |17/01/2023-19:14:10 Not Verified with RBI
Cheyue/DD No.

Bank-Branch BANK OF INDIA
Name of Bank

Scroll No, , Date Nol Verified with Scrolt
o an?h bile No. : 9224186777
Department ID

Mol
istered documont.
d in Sub Regyistrar office only. Not valid tor unreg
NOTE:- This chalhnhvalid l:;:owmen:‘ 1'; b; n%‘steul i l oqmmn i b g : .
EE‘% T DU geznH ﬁa WRITATE] &3 WU zﬁfﬁ TWEY eE Td)
it .

Print Date 17-01-2023 07:15:45
Page 111
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AGREEMENT FOR SALE S

/t‘
>
\

THIS AGREEMENT FOR SALE |S MADE & EXECUTED ON THIS )‘4“
Day of JANUARY 2023 AT MUMBALIj;

!

BETWEEN

MR. PATTUVAKARAN CHANDRAKANT KUNDAN (PAN NO.
HHHPPS5160F, AADHAAR CARD NO. 2245 6670 1437) aged about
70 years; an adult, Indian Inhabitant of Mumbai having address at
Flat No. 601, Sixth\ Floor, Building No. 22/J, SHRI
GANESHDARSHAN 22/J SRA CHS LTD. Sangharsh Nagar,
Chandivali, Andheri East, Mumbai 400 072, HEREINAFTER
referred to as the “'fRA.NSFEROR OR VENDOR” (which expression
shall unless it be repugnant te the context or the meaning thereof,

mean and include his heirs, legal representative, executors,

administrators, successor —in-charge, till the last survivor and the

permitted assigns) of the ONE PART,;

AND

MR. YOGESH HEMANT RANINGA, aged about 40 years, Indian,
holder of PAN No. AESPR8062D & Aadhaar No. 8195 7884 8606,
residing at B/202, Green Ash CHS, Swapna Nagari, Veena Nagar
Phase 2, Near Vasant Garden, Mulund West, Mumbai - 400080,
HEREINAFTER referred to as the “'RANSFEREE OR PURCHASER”
(which expression shall unless it be repugnant to the context or the
meaning thereof, mean and include his heirs, legal representative,
executors, administrators, successor —in-charge, till the last survivor
and the permitted assigns) of the OTHER PART;

vl ; Page 1 0of 10

P Ry




P~ 3

g e
[ro3d T

'\\j’lr 9

(@)

(c)

The Transferor herein is seized and possessed of or otherwise

well and sufficiently entitled to Flat No. 601, Sixth Floor,
admeasuring about 225 8q. Feet Carpet Area (i.e. 25.09 sq.
meter Built up area), Building No. 22/J, SHRI
GANESHDARSHAN 22/J SRA CHS LTD., Sangharsh Nagar,
Chandivali, Andheri East, Mumbai - 400072, hereinafter
referred to as “THE SAID FLAT".

1(A)riginally the said flat is allotted to MR. PATTUVAKARAN

Qkbai - 400066, vide allotment letter outward No.
/Jamin/761/2012-13, Borivali, dated 12/09/2012, in
of her old room premises situated at Shankar Tekadi,

\

Mulund, Mumbai;
——)

The Transferor herein is the registered member and shareholder
of “SHRI GANESHDARSHAN 22/J SRA CHS LTD.”, a society
registered under the Maharashtra Co-operative Society Act,
under registration no. MUM /SRA /HSG /(T.C.) / 12406 -
2013, dated 29/11/2013 (hereinafterireferred to as “THE
SAID SOCIETY”) and being a registerecfl member he hold §
(Five) shares of face value of Rs. 10;/~ {Rupees Ten Only)
cach, of the aggregate value of Rs. SOI:i- (Rupees Fifty Only)
bearing distinctive Nos. 146 to 150 issujed by the said Society
(hereinatter referred to as “THE SAID m”) and bearing

Certificate No. 30 ¢

Page 2 of 10
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right le%_’m benefits, deposits, sinking funds and shares

QO'\)aetc. at_the gg’ggi or for the total consideration amount of
Rs. 49,90,000/- (Rupees Forty Nine Lakh Ninety Thousand

Only)

4. TERMS OF PAYMENT OF TOTAL CONSIDERATION: The

Transferee herein has agreed to acquire from the Transferor, and

the Transferors have agreed to transfer “the said Flat” at a

mutually agreed sale Consideration 6( Rs. 49,90,000/- (Rupees
T

Payment more particularly describe hereinafter in Receipt. (the
payment and receipt whereof the Transferor doth hereby admit,
confirm and acknowledge);
i. and transferee further agreed to pay the Balance amount of
2 /Rs 48,90,000/- (Rupees Forty Eight Lakh Ninety Thousand
Only) within 45 days period from the date of execution of this

agreement for sale by raising a housing loan from any bank or

financial institution or through his own contribution.

iii, Ry
And it is further agreed between the parties that peaceful and

Vacate possession will be immediately handed over to the
\

transferee after the receipt of FULL AND FINAL PAYMENT
BY the transferor,

: Page 4 of 10
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(d) AND as such transferor herein has full right and authority to
enter in to these present for sale of the aforesaid flat being the

owner of the aforesaid flat premises;

(¢) AND the transferor i.e. party of the first part hereby agrees to sell
and transfer the said flat to the transferee with all her title, rights,
in the said flat for the total

interest and claim
consideration amount of Rs. 49,90,000/- {(Rupees Forty Nine

share,

appearing hereafter;

NOW THIS AGREEMENT WITNESSES AS UNDER:
1. The recitals contained hereinabove shall form the integral and

operative part of this Agreement for Sale, as if the same are set out

and incorporated herein in verbatim.
2. The transferee confirm that reliunce on the said representation

made by the transferor to the transferee constitute the basis of

this agreement to sale in respect of the said flat as mentioned

herein above.
3. The transferor has agreed to sale and transfer to the transferee
and Transferee agreed to purchase and acquire the said Flat No.
601, Sixth Floor, Bldg. No.22/J, admeasuring about 225 sq.
Feet Carpet Area (i.e. 25.09 sq. meter Built up area), SHRI
\
GANESHDARSHAN 22/J SRA CHS LTD., Sangharsh Nagar,
Chandivali, Andher! East, Mumbai 400 072, together with the
Page 3 of 10
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Q 3 SCI E PROPERTY ABOVE REFFERRED TO

Flat No. 601, Sixth Floor, admeasuring about 225 sq. Feet

Carpet Area (i.e. 25.09 sq. meter Built up area), Building No.

22/J, SHRI GANESHDARSHAN 227J SRA CHS LTD., Sangharsh

Nagar, Chandivali, Andheri East, Mumbai 400 072. The Building is

constructed on the land bearing C.T.S. No.-11-A(pt),11-A/191 to 402,

11-D(pt),16, 16/1 to 92, 19/1 to 28, 20(pt), 25(pt), 25/1 to 32 &

50(pt) of village-Chandivali, Taluka -Kurla, District - Mumbai

Suburban in the year 2010, within the territorial limits of Municipal

Corporation of Greater Mumbai “L” Ward.

~ (SAC No. LX1206423340000)

Page 8 of 10
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. e BRI .

e R033 o b
AHAb

: Slum Rehablilitation Authority
5th Floor, Getha Nirman Bhavan,
B.lndu (East), Murmbal 400 05 ). Fax: 02226590457
Tel.: 022-26590519 / 0405 / 1879 1 0993
E-mal; info@sra.govin 4

No.SRA/DDTP/185/L/PL/AP/OCC.

Date: “m“ JUL 2[]1[]

10,

Shri. John R Dantas,
Licensed Surveyor,

001, Kulshree. Gr. Floor,

R.K.Vaidya Road, Dadar(W),
Mumbai-400 028.

Sub: Full OCC for wings ‘A to H,J’ of bldg no.22 unges=
S.R.Scheme under clause no.3.114read; with clays®
3.5 & 3.19 of Appendix-IlV of DCR 33(10) 4
bearing C.T.8.Nos. 11A(pt), 11A/190"-402, 110{#
16/1-92, 19, 19/1-28, 20(pt), 25(pt), 25/1-§
50(pt) of village Chandivali, ‘L’ ward, Mumbai.

"

Sir,

The building no.22 wings ‘A to H,J' under S.R.Scheme under
clause no.3.11 read with clause no 3.5 & 3.19 of Appendix-IV of DCR
33(10) on plot bearing C.T.S.Nos. 11A(pt), 11A/1901-402, 11D{pt}, 16,
16/1-92, 19, 19/1-28, 20(pt), 25(pt), 25/1-32 and 50(pt) of village
Chandivali, ‘L’ ward, Mumbai, completed under the supervision of
Licensed Surveyor Shri. John R Dantas, Lic. No. D/304/LS, Structural
Engineer Shri. S.R.Mahimutra, Lic. No. STR/39 and Site supervisor
Shri.P.P.Mohanan, Lic. No.M/151/SS-II may be occupied on the

y following conditions:

1. This occupation permission is granted for wings ‘A to H,J’ consists
of 428 nos of rehab tenements and 04 nos Society offices.

2. That all remaining conditions of LOI, Layout and I10OA shall bc
complied with before requesting for further occupation permission
under the S.R.Scheme.

3. That the SWD arrangement for disposal of, storm water and

internal means of access shall be developed upto WBM upto each
wing entry shall be made as per the requirement of MCGM and

oo Vg,
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Mis. SHRI GANESH DARSHAN 22-JSRACHS
LTD

201621B1L11310718

BLDG NO. 22 - J SHRI GANESH DARSHA
ROAD SANGHARSH NAGAR ANDHERI (

ATRHT WS, WX W, oo Ty

N 221 CHANDIVALI FARM
E) Mumbal 400072

S g, ) fvarm Office of Asstl. A. & C. Ward U 2nd Fioor,

Laxmenrao Yadav Mandal Bldg, 8.G. Berve
Marg, Kurla (W), Mumbal 400 070,

BLDG NO. 22- ) SHRI G
400072 M/s, CHANDIVAL|

i, . &, Q. Wtw /) Sle Wi, mrad o, w
ANESH DARSHAN 2241

FARMS SHRI GANES

CHANDIVALI FARM ROAD SANGHARSH NAGAR ANDHERI (E) VILLAGE CHANDIVLI Mumbai

H DARSHAN 22 - J S R A CHS LTD
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SLUM REHANU’TAT]ON AUTH “’t.J‘l J }rj t;,/ ~

Sith Booe, Gicha Nirmoan Bhaven, Banare (E)'W&S‘%@g&-~a{,‘_ ~i:.';._‘,
/

l._
B oot o oo e 135 33
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