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Valuation Report of the lmmovable Property

Details of the propefi under consideration:

Name of owner: Shri. Kushal S. Shetty (Proprielor of tl/s. Srikrishna Paradise Hotel)

Commercial Land & Hotel Building on Plot No. KX-15, Phase 'K' & Plot No. X-21 , Kalwa Block, T.T.C. Industrial

Area M.l,D.C., Ganapati Pada, Village - Dighe, NaviMumbai, Taluka & District -Thane, PIN -400 708

State - Maharashtra, Country - lndia

Latitude Lonoitude. 19'11'07.8"N 72"59'35.4"E

Valuation Done for:

Cosmos Bank
NauPada Branch

Kusumanjali, Opp, Devdhar Hospital, Naupada, Thane (West) - 400 602

State - Maharashtra, Country - lndia
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CIN: U7412OMH2010PTC2O7a59
MSME Reg. No.: UDYAM-MH-18-0083617

An 1SO 9O01:2015 Certified Company

Valuation Report Preparcd Foc C6mc Baflk/ Naupada Branch /Shri. KushalS. Shetty (006851123&1992J Page2ol2

Vastu/Thand0?2023/006851 /2304992

15/12-214JABS

Dale: 15,02.N24

VALUATION OPINION REPORT

The property b€aring Commercial Land & Hotel Building on Plot No. KX-15, Phase 'K' & Plot No. X-21, Kalwa Block,

T.T.C. lndustrial Area, l\4,1.0.C, Ganapati Pada, Village - Dighe, Navi Mumbai, Taluka & District -Thane, PIN - 400
708, State - Maharashtra, Country- lndia belongs to Shri. Kushal S. Shetty (Propridorof M/s. Srikrlshna Paradlse
Hotel).

Boundaries of the

Considering various parameters recorded, exisling economic scenario, and the information that is available with

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

premises can be assessed and valued for banking purpose for -
Prrticulan Fair Market Value Reallzable Vdue ln Di3lr6gc Sale lnsurable Value ln

ln (?) (a) Value ln (() (?)

lndustrial Land & ...'n ""ffii;;;j;;- 5,02's8,570 00 4's2'32'71300 4'02'06'856 00 e7's8'340 00

The valuation of the property is based on lhe documents produced by lhe concern. Legal aspects have not been taken

inlo considerations while preparing this valuation reporl.

Hence certifled
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101, lst Roor, B wing, Beth Shalom, Near Civil Hospital, Thane (w) - 400 601, (M S ), INDIA

thane@vastukala.org, Tel. : 80978 82976 / 90216 25621

Particularc North South East West
As per Memorandum of Entry

Plot No. KX-15 By H. T. Line Under
Ground Strip, M.l.D.C

Land

By Plot No, X-2l1 By H, T. Line Under
Ground Strip, M.l.D.C

Land

By Nalla, Thane -

Belapur Road (RflV

61 Meter)

Plot No. X-22 By Nalla, Thane -

Belapur Road (RflV

61 N,leted

Plot No. X-21 Plot No, KX-15 MIDC Service
Road

As per Site Visit
Amalgamated Plot

No. KX-15 & X-21
Plot No. X-1/2 H. P. Petrol

Pump Road

Satkar (Rutuja) family
Restaurant And Bar

Thane - Belapur
Road
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Valuation Reporl Prepared For Ccmos Bank / Naupada Branch / Shri. KushalS. Shstty (006851/2304992) Pag€30t22

Valuation Reoort of Commercial Land & Hotel Buildino on Plot No. KX-15, Phase'K' & Plot No. X-21, Kalwa Block,

T,T.C, lndustrialArea. M.l.D.C.. Ganaoati Pada. Villaoe - Diqhe, Navi Mumbai. Taluka & District -Thane. PIN -400
708, State - Maharashtra, Country - lndia.

Form 0- I
(See Rute I D)

REPORT 0F VALUAT|0N OF tMMoVABLE pROpERTy (oTHER THAN AGRICULTURAL LANDS, PLANTAT|ONS,
FORESTS, MINES AND QUARRIES)

GEI{ERAL:

1 Purpose for which the valuation is made To assess the Fair Market Value as on
15.02.2024 for Bank Loan Purpose

2 Date of inspection 08.02 2024

Name of the owner/ owners Shri, Kushal S. Shetty (Propietor of }l/s. Srikrirhna
Paradise Hotel)

4 li the prop€rty is under joint ownership / co-
ownership, share of each such owner. Are the
shares undivided?

Proprietorship Concem

Brief description of the property Addre$: Commercial Land & Hotel Building on Plot No.

fi-15, Phase'K'& Plot No. X-211, Kalwa Block, T.T.C.

lndustnalArea, M.l.D.C. Ganapati Pada, Village - Dighe,

Navi Mumbai, Taluka & District -Thane, PIN - 400 708,

Slate - Maharashtra, Country - lndia.

Contacl PeEon:
Mr. Mithun Shetty (Representative of Owner)
Contact No. +91 797n55676

laldmalE Near Green World Complex
o Location, street, ward no Plot No. lq-15, Phase'K'& Plot No. X-Zl, 'Kalwa Block'

T.T,C. lndustrial Area , Near Vilava Kalwa Octroi Naka
7 Survey/ Plot no. of land Plot No. KX-15, Phase'K & Plot No. X-21, 'Kalwa

Block'
8 ls the property situated in resirjential/

commercial/ mixed area/ industrial area?
Commercial & lndustrial Area

I Clasification of locality-high class/ middle
class/poor class

l/iddle Class

10 Proximity to crvic amenities like schools,
Hospitals, ffices, ma cinemas etc

All the amenities are available in the vicinity

11 lMeans and proximity to surface communication
by which the local ity is served

Served by Buses, Taxies, Auto and Private cars

LAND
12 Area of land supported by documentary proof

Shape, dimension and physical features
Land Area - 733.00 Sq. M.
(Area as per Deed of Mortgage for Additional Security)

Plot No Area in t\,4

Plot No. KX-15 Phase'K' 350.00
Plot No. X-2l'1 Kalwa Block' 383 00
Total 733.00

(<Cl



Valuatlon P For Cosmo6 Bank / N BGnch / Shri. KushalS. e 4 ol22

13 Roads, Streets or lanes on which the land is

abuttinq
Thane - Belapur Road

14 lf freehold or leasehold land Leasehold Land of MIDC

lf leasehold, the name of Lessor/lessee, nature of
lease, date of commencemenl and termination of
lease and terms of renewal of lease.
(i) lnitial premium

(ii) Ground rent oayable oer annum

'15

(lii) Uneamed increase payable to the Lessor in

the event of sale or transfer

Lease period - 95 years mmmencing fron 27.12.2017
Lease Amount of Consideration - Information not
available

Lease Rent - lnformation not available

to ls there any restnction covenant in regard to use

of land? lf so attach a copy oflhe mvenant.
Commercral

17 Are there any agreements of easements? lf so,

attach a copy of the covenant
lnformation not available

Coming under M,l.D.C. layout18 Does the land fall in an area included in any
Town Planning Scheme or any Development

Plan of Government or any statutory body? lf so,
give Particulars.

19 Has any contnbution been made

development or is any demand
contnbution still outstandinq?

towards
for such

Information not available

No20 Has the whole or part of the land been notified for
acquisition by government or any statutory body?

Give date of the notification.

Copy of Appmved Site Plan not available for our

veriFrcation.

21 Attach a dimensioned site plan

IMPROVEMENT

Copy of Building Completion Certificate, Letter No. DE /
MHP ( C ) / X-21 / 696 dated 13.04.2006 in the name of
M/s. Kushal Shetty, of PIot No. X-Z1, in T.T.C. lndl. Area,

have mmpleted the Factory Building on the above sail
Plot, issued by MIDC sub Dn ll (Civil) Mahape.

22 Attach plans and elevations of all slructures

standing on the land and a lay{ut plan.

Attached23 Fumish technical details of the building on a

separate sheet (TheAnnexure to this form may be

used)

Owner Occupied in the name of M/s. Srikrishna Paradise

Hotel
24 ls the building owner ocrupied/tenanted/both?

lf the property owner occupied, specify portion

and extent of area under ownercccupation
Floor Space lndex permissible - As per local norms

utilized - Information not availablePercenta actua
25 What is the Floor Space lndex permissible and

Percentaqe actually utilized?

REI'/IS
N,ANames of tenants/ lessees/ licensees,

etc,

(i)

N,A.(i0 Portions in their occu n

NA(iii)

license lee eachelc. id

Monthly or annual renU compensation /

N,A

tb

(iv) Gross amount received for the whole

N, A,Are any of the occupants related to, or close to

business associales of the owner?

N,A,

orooertv

\ vos



Valualion For C6mos Bank / N Eranch / Shi. Kushal S. 5 ol22

28 ls separate amount being remvered forthe use of
fixtures, like fans, geysers, refrigerators, cooking
ranges, built-in wardrobes, etc. or for services

? lf so, ive detailsc

N.A

29

an to be borne the owner
Give details of the water and electricity charges, if N.A

?n

irs and maintenance? Give (iculars
Has the tenant to bearthe whole or partof the mst N.A

JI lf a lifl is installed, who is to bear the cost of
maintenance and owner or tenant?

N, A,

maintenance and ration- owner or tenant?

lf a pump is installed, who is to bear the cost of N, A.

11 Who has to bear the mst of electricity charges for
lighting of common space like entrance hall,

c0 nd etc. owner orlenanl?stairs

N,A

u What is the amount of property tax? Who is to
bear it? Give details with documenta

N,A

35 ls the building insured? lf so, give the policy no.,

amount for which it is insured and the annual
m

N, A,

Jb

ard i in a court of rent?renl
ls any dispute between landlord and tenant N,A

37 Has any standard rent been fixed for the
premises under any law relating to the control of
rent?

SALES
38 Give instances of sales of immovable property in

the locality on a separate sheet, indicating the
Name and address of the property, registration
No sale and area of land sold

As per sub registrar o, assurance records

39 Land rate in this valuation

40 lf sale instances are not available or not reled up
on, the basis ol arriving at the land rate

Online Price lndicators, Location, development of
sunounding area, type of land and mnstruction,
mnstruction specifications, age of building, condition of
the premises & building, facilities provided and its

iri market rate.
cosr oF co,vsrRucI/o,r,

41 Year of commencement of construclion and year
of completion

Year of Construction - 2006 (As per Building Comptetion
Certificate

/ both?em tn Labour directl

What was the method of mnstruction, by conkact Information not available

43
c0 es of reements

For rtems of work done on contract, produce lnformation not available

44 or items of work done by engaging Labour
dhectly, give basic rates of materials and Labour

F lnformation not available

JZ

N. A.

{ 57,500.00 per Sq. M.

supported by documentary proof.

Remark:

\ Voslukolo



Valuatioo Reporl Prcpared Foc Cosmos Bank/Naupada Btrnch/Shri. KushalS. ShBtty (006851/2304992) Page6 ol22
PART tI- VALUATION

GENERAL:

Under the instruction ol Cosmos Bank, Naupada Branch to assess lair market value as on 15.02.2024 for Commercial

Land & Hotel Building on Plot No. lC(-15, Phase 'K' & Plot No. X-21, Kalwa Block, T.T.C. Industrial Area, M.l.D.C.

Ganapati Pada, Village - Dighe, Navi Mumbai, Taluka & District -Thane, PIN - 400 708, State - Maharashtra, Country

- lndia belongs to Shri. Kushal S. Shetty (Proprietor of M/r. Srlkrlahna Paradlse Hotel).

We are in receiot of the followino documents:

LOCATIOil:
The said pnop€rty is Commercial Land & Building on Plot No. lfi-15, Phase'K'& Plot No. X-Zl, Kalwa Block, T.T.C

lndustrial Area, M.l.D.C., Mllage - Dighe, Navi Mumbai, Taluka & District -Thane. The property falls in lndustrial Zone

It is at a travelling distance of 1,2 km. travelling distance from Thane C, Cabin railway station.

BUILDING:

The property under reference is main factory building is of Ground / Stilt + 2nd upper floors (On Plot No. X-21). lt is

as RCC framed slructure with 9" thick extemal walls and 6" thick intemal brick walls. The walls are having sand laced

plaster from outside, The building extemal condition is good. The bujlding js used for Commercjal purpose.

As per site inspection, an amalgamated land consists of 2 buildings is of Basement + Ground + 3rd upper floors on

plot No. KXl5 and other building is Ground + 2nd uppr floors on Plot No, X-Z1, Both buildings area adjacent to

each other. Building on Plot No. X-21 is in inegular in shape and other construction in the premises have been raise,

hence measuremsnt not possible.

1 Copy of Deed of Mortgage for Additional Security dated 06,02.2018 between l\4/s. Srikrishna Paradise

Hotel, through Sole Proprietor Mr. Kushal Sheenappa Shetty (the Bonower / Mortgagoo AND The Cosmos

CrQperative Bank Ltd., a Multi-State Coop. Bank, Mulund West Branch, through its Authorized Oflicer

Sachin Khose (the Bank / the Mortgagee)

2 Copy of Building Completion Certiflcate, Letter No. DE/ MHP (C\ lX-211l 696 dated 13.04,2006 in the

name of M/s. Kushal Shetty, of Plot No. X-21, in T.T.C. lndl. Area, have completed the Factory Building

on the above said Plot, issued by MIDC sub Dn ll (Civil) Mahape.

3 Copy of Composite Deed of Morlgage & Hypothecation dated 02.03.2017 between M/s. Srikrishna

Paradise Hotel, through Sob Poprietor Mr. Kushal Sheenappa Shetty (the Eonower / Mortgagor Firm)

AND The Cosmos Co-Operative Bank Ltd., a Multi-State Co{p. Bank, Mulund West Branch, through its

Authorized Officer Kashmira Pradhan (the Bank / the Mortgagee)

4 Copy of T.T.C. lndustrial Area, Allotment of Land under Expansion Purpose, Order No. MIDC / ROi/HP /
T'fC I X-211 80 dated 17.01.2017 for Plot No. KX-15 issued by Maharashtra lndustrial Development

Crrporation.
( Copy of Advance Possession Receipt dated 23.02.2017 on the behalf of the Maharashtra lndustrial

Development Corporation and Shri Kushal S. Shetty, Proprietor on behalf oi l\/l/S. Srikrishna Paradise

Hotel, handed over and taken over the possession of Plot No. KX-15 in Phase 'K of fiC Industrial Area

issued by Maharashtra lndustrial Development Coryoration.

6 Copy of T,T.C. lfldustrial Area, Plot No. KX-'l5 Creation ol Mortgage / Charge in respecl of, Consent No,

MIDC / R0 (ROMP) / TTC / LMS-5916 / 79 dated 12.01.2018 issued by Maharashtra lndustrial

Development Corporation.



Valuation Reporl PrBpared For CGm6 Bank / Naupada Branch / Shn. Kushal S. SMty (006851/2301992) P4]el d 22

As per Building Comple{ion Certificate ConEtruction Built.up Aroa is 382.58 Sq. M., which ls considerod for
valuation.

Valuation as on 15th Februarv 2024:

A) Land Valuation:

Fair fllarket Value
A) Land Area in Sq. M. Rat€ in t Fair Markel Value in t

Plot No. KXl5 57,500/- 2,01,25,000/.

Plot No. X-21 383.00 57,500/- 2,20,22,500t

Total 4,21,47,500t-

B) Valuation of Structures.

The Buillup area of the building

Deduc{ Deoreciation:

Year of Construclion of the building

Expected total life of building

Age of the building as on 2024

Cost of Construction

Depreciation

Amount of depreciation

Depreciated cost ol con3truction

: As per valuation table below

: 2006 (As per BCC)

: 60 Years

: 18 Years

As per valualion table below

: As per valuation table below

: As per valuation table below

: As per valuation table below

Particulars Area in Sq. M. Rate in t Value in t
Land 733.00 63,000/- 4,61,79,000/-

Structure As per valuation table 77,60,750t.

5,39,39,750i.

Floor Built up
Area in
sq. M.

Year
of

Conr
t.

Total
Life of
Structu

re

Replace
mont

nate (t)

Age O
Build.

(Years)

Dspreciat
ed Rate

(t)

Depreciated

Value (t)
FullYalue (t)

Ground 59.14 2006 50 30,000/- 18 20,280t- 1 1,99,359/. 17,74,200t.

First 171.76 2006 50 30,000/- 18 20,280t- 34,83,293/. 5r,52,800/.

Second 151.78 2006 50 30,000/- 18 20,280t- 30,78,098/. 45,53,400/.

Total 77,60,750/. 1,14,80,400/.

350.00

Govornment Value:

B) Structure:

Total



Land Development
Area in Sq. M. Rate in t Fair Market Value in I

350.32 1,000i- 3,50,320/.

Land

Valuaiion For: Cosm6 Bank / Na Branch /Shri. KushalS. 8d22

TOTAL VALUE OF THE PROPERTY:

Particulars Value (t)
Land 4,21,47,500.00

Land Development 3,50,320.00

77,60,750.00

Fair Market Value 5,02,58,570,00

Realizable Value 4,52,32,713.00

Distress Sale Value 4,02,06,856.00

lnsurabl6 value
(Dopraciated Cost of Construc'tion
(,l,1 4,80,400/-) - Sub3oil structure
cost (.l5%)

97,58,340.00

Taking into consideration above said facts, we can evaluate the value ol lndustrial Land & Hotel Building on Plot No.

KX-15, Phase'K'& Plot No. X-21, Kalwa Block, T.T.C, lndustrialArea, M.l.D.C., GanapatiPada, Village - Dighe, Navi

l\,lumbai, Taluka & District -Thane, PIN - 400 708, State - Maharashtra, Country - lndia for this particular purpose at

t 5,02,58,570.00 (Rupe* Five Crore Two Lakh Fifty Elght Thousand Five Hundred Seventy Only) as on 'l$h

February 2024.

NOTES

l, Manoj B. Chalikwar with my expenence and ability to judgment I am of the considered opinion that the fair

market value of the property as on 15s February 2024 is t 5,02,58,570.00 (Rupeel Five Crore Two Lakh

Fifty.Eight Thou3and Fiye Hundred Seyenty Only), Value varies with time and purpose and hence this

value should not be referred for any purpose oiher than mentioned in this report.

This valuation is done on the basis of information, which the valuer has obtained by information provided by

the client about the premises and location ofthe surrounding area and also prevailing rates in the surrounding

area, and further subject to document as mentionsd in valuation report.

This valuer should nol be held responsible for authentication ofdocuments, clear title and other such related

matteB. For that purpose, Latest Legal Opinion slpuld be sought.

PART III. DECI/.RATION

I hereby declare that

(a) The information lurnished in part I is true and mrrect to the best of my knowledge and belief;

(b) I have no direct or indirect interest in the property valued:

2

3

Building

1

( (olo uo



Valuatixr Report Prepar€d For Ccm6 Bank / Naupada Branch / Shi. Kushal S. Shetly (006851/2304992) Page 9 of 22

ANNEXURE TO FORM 0.1

Technlcal details Building

1 No. of floors and height of each floor 1) Ground + 1st lo 3a upr.r looo
2) Ground / Slilt + 2nd upper floors

2 Plinth area floor wise as per lS- 1225 As per valuation table

3 Year of construction 2006 (As per BCC)

4 Estimated future life 42 Years Subject to proper, preventive

periodic maintenance & structural repairs

5 Type of mnstruction- load bearing wallJRCC

frame/ st€€l frame

RCC Framed Structure

b Type of foundations R.C.C. foundation

7 All extemal walls are 9' thick and partition

walls are 6'thick.

I Partitions 6" thick brick wall

I Doors and Windows Teak wood door frame with flush shutters,

powder coated Allumnium sliding windows

'10 Floonng Vitrilied tiles fl ooring

11 Finishing Cement plastering

Rooling and tenacing RCC slab mof

13 Special architectural or decorative features, if

any

N.A

14 0
(ii)

Internal wiring - surface or conduit

Class of flttings: Superior/

0rdinary/ Poor.

Conc€aled wiring

15 Sanitary installations

(i) No. of water closets

(i0 No. of lavatory basins

(iiD No, of urinals

(iv) No. of sinks

Class ol fittingsr Superior mloed / sup€rior

white/ordinary,

As per requirements

16 Compound wall

Height and length

Type of mnstruction

17 No. of lifts and capacity 2lifts

18 Undergound sump - capacity and type of
construction

As per requirements

19 Over-head tank Location, capacity Type of
construction

As per requirements

20 Pumps- no. and their horse power

21 Roads and paving within the compound

approximate area and type of paving

Tar Road

Walls

As per requirements

\ )SiUKOIO Consui il



Valuation s.

Tir ink.l nnovote.Creote

10 ol22

Connected to Municipal Sewerege System22 Sewage disposal - whereas connecled to public

sewers, if seplic tanks provided, no. and

capacity

As per site inspection, an amalgamated land

consists of 2 buildings, one ol Basemenl +

Ground + 3rd upper ffoors on Plot No. fi-15

and othsr building is Ground + 2nd upper

floors on Plot No. X-21. Both buildings area

adjacent to each other. Building on Plot No.

X-21 is in iflegular in shape and other

construclion in the premises have been raise,

hence measurement not possible.

23 General Remarks

\ g Vostukolo Consultonts (l) Pvt' Ltd.
An ISO 9001:2015 Certified Company www vastukala org



Valuation Reporl Prepar€d For Ccm6 Eank / Naupada BBnctr / Shri. KushalS. Sl€tty (006851i2304992) ?e{elld22

A-clual site photog raphs
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Valuation Repon Prepared For C6mc Bank / Naupada B6nch / Shi. Kushal S. Shetty (006851/2304992j Pqe12d22

Actual site photographs
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Valuation Reporl Prepared Fo[ Co6m6 Bank / Naupada Eranch i Shri. Kushal S. Shelty (006851/2M992) Page 13 ol22

Actua! site photoqraphs
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Valuation Repoit Prepared For Cosmos Eank / Naupada Branch / ShB. Kushal S. Shetty (006851/2304992) Page 14 of 22

Route Map of the propertv
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Plot details
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Advance Possession Receipt
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DEFINITION OF VALUE FOR Tl{ts spFcrFrn P RPr)SF

This exercise is to assess Falr Ma*et Value of the property under reference as on 15u February 2021.

Ths tsrm Fair Market Valuo is defined as

"The most probable yice, as of a sp*ified date, in cash, terns equivalent to cash, or in other p@cisely rcveald
tams for whidt the spwified prqeny dghts would sell afrer reasonabb exposure in a @rnpetilive ma*et undq all

conditions requisite to a fair sale, with the buyer and seller each ading prudently knowledgeably and fu self-intercst
assuming thal neithu is undq undue duress' .

Fundamental assumptions and conditions presumed in this delinition are:

1. Buyer and seller are motivaled by self-inleresl.

2. Buyer and seller are well informed and are acting prudently.

3. The property is exposed lor a reasonable time on ths open market.

4. Payment is made in c6h or equivalent or in specified financing terms.

UNDER LYING ASSUMPTIOI{S

We assume no responsibility for matters of legal nature afiecling the property appraised or the title thereto,

nor do we render our opinion as to the title, which is assumed to be good and marketable.

The property is valued as though under responsible ownership

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

It is assumed that there ara no hidden or unapparent mnditions oflhe subsoil or structure that would render
it more or less valuable. No responsibility is 6sumed for such mnditions or for engineering that might be
required to discover such factors.

There is no direcu indirect interest in lhe pmperty valued

The rates for valuation of the prop€rty are in accordance with the Govt. approved rales and prevailing
market rates.
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DECLARATION OF PROFESSIONAL FEES CHARGED

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

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

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

VALUATION OF THE PROPERW PREIIISES

Considering vanous parameters recorded herein above, existing emnomic scenario, and the information that is available

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

property prsmises can be assessed and valued for banking purpose as on day fort 5,02,58,570.00 (Rupees Five Crora

Two Lakh Flfty.Eight Thousand Flve Hundred Seveily Only),

For VASIUKALA CONSULIANIS (l) PW. LTD.

Manoj
Chalikwar
Director

Digital! ngned by M.no, Ch.likw'.r
Dtt cn=Mrnoj Chalikw.r, o-Vastukala
Consultanti (l) Pvt. !td., ou=Mumbai.
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Registered Valuer
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