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VAL OPINION REPORT

This is to certify that the propeny bearing Unit No. B - 1'lg, 2tu Floor, "Cofton Exchange of lndia", Zakaria

Bunder Road, Near Cotton Green Railway Station, Cotton Green (East), Mumbai - 400 033, State -
Maharashtra, Country - lndia belongs to Mahamshtra S1ate Corporation Cotton Grains Marketing

Federation Llmited.

Boundaries of the property.

North

South

East

West

Considering various parameters remrded, existing 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 Fair Market Value for Private Purpose at { 1,18,33,200.00 (Rupees

One Crore Eighteen Lakh Thirty Three Thousand Two Hundred Only).

The valuation ofthe property is based on the documents produced by the mncem. Legal aspecb have nol been

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULIANTS (l) PW. LID.

Manoj
Chalikwar
Direclor
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CATJ-F-'I763
Encl: Valuation report.

Doirally sign€d by Manoi Chalikwat
DN: cn=Manoj ClElikwar, o=V.stu*ala
Consuhants (l) Pvr ttd., orr:Momb6i.
em.il=manoiev.stukala.or9, c=tN
Oare: 2024.03.r I I 52o-o3 +os,3o,

V a$un hane n3 lN24 I fil I 2N5443
11/8-191-HPAP

Date: 1'!.03.2024

I Ugd._ffia: Bl-001, U/B Froor, Boomeraag,
Lhandival Farm Road, Andhefl (East),l,trthl - 400 072, (u.s.t. rruOia'i TeleFax: +91 22 29371325t24
mumbai@vastukala.org
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I General
Purpose for which the valuation is made To assess Fair Market value of the property for Private

Purpose.

2 a) Date of inspection 02.02.2024

b) Date on which the valuation is made 11.03.2024

3 List of documents produced for perusal:

1. Copy of Area Statement Letter Provided by the ciient (The Maharashtra State Oilseed's Commercial &

lndustrial CorporaUon Limited)

Maharashtra State Corporation Cotton Gralns

Marketing Federation Limited

Address: Unit No. B-119, 2.d Floor, "Cotton

Exchange of lndia", Zakaria Bunder Road, Near

Cotton Green Railway Station, Cotton Green (East),

Mumbai - 400 033, State - Maharashtra, Country -
lndia.

Contact Peson:
Mr. Nitin Gandhi / Mr. Anand (Staff of Company)

Mobile No.: 9175107774

Limited Company Ownership

4 Name of the owne(s) and his / their address
(es) with Phone no. (details of share of each
owner in case ofioint owneBhip)

The property is a Commercial Unit is located on 2d

Floor. The composition of Unit is 1 Working Area. The

property is at 210 M. walkable distance from nearest

railway station Cofton Green.

E Brief description of the property (lncluding

Leasehold / fieehold etc.)

6 Location of poperty

a) Plot No. / Survey No

Unit No. B - '1 19b)

Village - Parel DivisionC.T.S, No. / Villagec)

Mumbaid) Ward / Taluka

Mumbai Districte)

0
roved

Date of issue and validity oI layout of Copy of Approved Building plans were not provided and

not verified,

authonma
N,A.

ofa roved ma lan is verified
Whether genuineness or authenticityh)

N.Ar) lny other commenb bY our

empanelled valuers on authentic of

a roved
Floor, "Cotton Exchange of

lndia", Zakaria Bunder Road, Near Cotton Green
Unit No. B - 119, 2N

Railway Station, Cotton Green (East) , Mumbai - 400

7 Postal address ol the Property

Vastukala Consultants (l) hrt. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072,

VALUATION REPORT (IN RESPECT OF UNIT)

1

Door No.

Mandal / District
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033, State - Maharashtra, Country - lndia

8 City / Town Cotton Green (East), Mumbai

Residentral area No

Commercial area Yes

lndustnal area Yes

I Classification of the area

i) High / l/iddle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit / Village

Panchayat / Municipality
Village - Parel Division

Muniopal Corporation of Grealer Mumbai

11 Whether covered under any State / Central

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

Act) or notilied under agency area/ scheduled

area / cantonment area

No

12 Boundaries of the As Site documentsAs
Zakana Bunder Road Details not availableNorth

Plot Delails not availableSouth

Plot Details not availableEast

West Third Ave Road

13 Dimensions of the site N. A. as property under consideration is a Unit in an

buildi

the Deed

B

Actuals
North

South

East

West
14. Extent of the site Carpet Area in Sq. Ft. = 330.00

(Area as per actual site measurement)

Buitt Up Area in Sq. Ft. = 456.00

Area as Area Statement Letter
14.1 itude & Co-ordinates of UnitLatitude 1 8'59'15.8"N 72'50'44.7',E
'15 Extent of the site considercd for Valuation

(least of 13A& 138)
Built Up Area in Sq. Ft. = 456.00
(Area as per Area Statement LetteD

16 Whether occupied by lhe owner / tenant? lf
occupied by tenant since how long? Rent
received per month,

Vacant

II APARTMENT BUILDING

1 Nature of the Apartment Commercial
2 Location

C.T.S. No.

Block No

Ward No

Municipalfi / CorporationVillage / age - Parel Division

Municipal Corporation of Greater Mum

vill

bai.

10.

Details not available

As
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Door No., Street or Road (Pin Code) Unit No. B -'119, Zakeria Bunder Road, Near Cotton

Green Railway Station, Cotton Green (East), Mumbai -

Mumbai - 400 033.

Description of the locality Residential /
Commercial / Mixed

Year of Construction '19'16 (As per Previous Valuation Report)

Number of Floors Ground +2 upper floors

Type of Structure R.C.C. Framed Structure

Number of Dwelling units in the building More than 20 offices on 2d fioor

Qualig of Construction Normal

Appearance of the Building Normal

Maintenance of the Building Normal

3 Facilities Available

Lift 4 lifts

Protected Water Supply Municipal Water supply

Connected to Municipal Sewerage System

Car parking - Open / Correred Open Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building

ilt

1 The floor in which the Unit is situated 2d floor

UnitNo.B-1192 Door No. of the Unit
3 of the UnitS

Roof R,C,C, SIAb

Floorin Kota floon

Laminated Wooden DoorDoors

Windows nable wandowsedWooden

Concealed plumbing with C.P. fittings. Electrical wiring

with Casin Ca

Fittings

Finishi Cement Plasteri

4 House Tax

Details not availableAssessment No.

Details not availablein the name of:Tax
Details not availableTax amount:
Details not available5 Service connection No.;Electrici
Details not availableMeter Card is in the name of:
NormalHow is the maintenance of the Unit?6
Details not availableSale Deed executed in the name of7
Details not availableWhat is the undivided area of land as per

Sale Deed?
8

Built Up Area in Sq. Ft' = 456.00

as Area Statement
What is the plinth area of the Unit?I

MCGM normsASWhat is the floor s index a10
Carpet Area in Sq. Ft. = 330.00

AS r actual site measure
What is the Carpet Area of the Unit?11

Middle Class
ls it Posh / I Class / Medium / Ordinary?12

Commercial

Underground Sewerage

Unit

VOSIUKOIC
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Details of Valuation:

13 ls it being used for Residential or C,ommercial
purpose?

Commercial purpose

14 ls it Owneroccupied or let out? Vacant
lf rented, what is the monthly rent? 135,500.00 Expected rental income per month

IV MARKETABILITY
1 How is the marketability? Good

2 What are the factors favouring for an extra
Potential Value?

3 Any negative factoB are observed which

afiect the market value in general?
No

Rate

1 Afler analyzing the comparable sale
instances, what is he composite rate for a
similar Unit with same specfications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adjacent
properties in the areas)

t 25,500.00 to t 28,500.00 per Sq. Ft. on Built Up Area

2 What is the adopted basic mmposite rate of
the Unit under valuaton ater comparing with

the specifications and other factoc with the

Unit under comparison (give details).

< 28,500.00 per Sq. Ft. on Buitt Up Area

3 Break - up for the rate

L Building + Services t 3,000.00 per Sq. Ft.

ll. Land + others t 25,500.00 per Sq. Ft.

4 Guideline rate obtained from the Registra/s
office (an evidence thereof to be enclosed)

I 1 ,61,020.00 per Sq. M.

i.e. t 14,959.00 per Sq. Ft

Guideline nte (afler depreciation) t 67,51 1.00 per Sq. M.

i.e. t 6,272.00 per Sq. Ft
Age of the building 108 years

6 Life of the building estimated 10 to 15 yearc Subject to proper, preventive penodic

maintenance & struclural rs

Remarks

Sr.

No,

Description Qtv Rate per

Unit [t)
Estimated

Value [t]
1 Present value of the property (incl. car

parking, if provided)

4s6.00 Sq. Ft, 25,9s0.00 t 1,18,33,200.00

Total value of the property

Realizable Value of the Property 1,06,49,880.00

Distress Value of the Property 94,66,560.00

lnsurable value of the property (41i6.00 Sq. Ft. X t 3,000.00) 13,68,000.00

ine value of the property (456.00 Sq. Ft. X I 6,272.00)Guidel

Located in developed area

t r,r8,33,200.00

28,60,032.00

flc
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The sales comparison appmach uses the market data of sale prices to estimate the value of a real estate property.

Prop€rty valuation in this method is done by comparing a property to other similar properties that have been recently

sold. Comparable properties, also known as comparables, or comps, must share certain features with he property in

question. Some of these include physical features such as quare footage, numberof rooms, condition, and age oflhe

building; however, the most important factor is no doubt the location of the pmperty. Adjustments are usually needed to

account for differences as no two properties are exactly the same. To make proper adjusfnents when comparing

properties, real estate appraisers must know the difierences betneen the compaBble properties and how to value

these differences. The sales companson approach is commonly used for Commencial Unit, where here are typically

many comparables available to analyze. As the property is a Commercial Unit, we have adopted Sale Comparison

Approach Method for the purpose of valuation. The Price br similar type of property in the nearby Mcinity is in the

range of t 25,500.00 to t 28,500.00 per Sq. Ft. on Built Up Area. Considering the rate with attached report, curent

market conditions, demand and supply position, Unit size, location, upswing in real estate prices, sustained demand for

Commercial Un , all ound development of commercial and residential application in the locality etc. We estimate

t 25,950.00 per Sq. Ft. on Built up arca lor valuatjon.

t kolo ( tonts (lo
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Actual site photoqraphs
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Route Map of the property
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Price lndicators
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Price lndicators
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Price lndicators
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As a result of my appraisal and analysis, it is my mnsidered opinion that the Fair Market Value of the above

property in the prevailing condition with aforesaid specifications is { 1,18,33,200.00 (Rupees One Crore

Eighteen Lakh Thirty Three Thousand Two Hundred Only).

Place: Thane

Date: 1 1.03.2024

For VASIUKALA CONSULIANIS (l) PW. LID.

Manoj
Chalikwar
Direclor
ManojB. Chalitutar

Regislered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Auth. Sign.

{ Vostukolo Consultonts (t) Pvt. Ltd

Dlgltally signed by Manol Chillkwa,
Olt: <n=Manoj Ctullhx6r. o=V.stukaia
Coasultints (l) A.t Ltd., ou=Mumb.l,
€rlail=rnanorevastukah.org, clN
Dat€: 202403.1 1 I 5:2c55 i{5'30' \, rl.\,\

An ISO 9001;2015 Certified Company www.vastukala.org

\
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Sr Particu la rs Valuer comment

1 Background information of the asset being
valued;

The property under consideralion was Purchased

by i/taharashtra State Corporation Cotton Grains
Marketinq Federation Limited

2 Purpose of valuation and appointing authority As per the request Privet Valuation, to assess
value of the property for Pdvate PurpGe.

3 ldentity of lhe valuer and any other experts
involved in the valuation;

Manoj B. Chalikwar - Regd. Valuer
Harshad Panchal - Valuation Engineer
Avinash Pandey - Technical Manaqer

Disclosure of valuer interest or conflic{, if any; We have no interest, either direct or indirect, in the
property valued. Further to state that we do nol
have relation or any connection with property

owner / applicant direclly or indirec{y. Furlher to
slate thal we are an independent Valuer and in no
way related to proDerty owner / apDlicant

5 Date of appointrnent, valuation date and date ot
report;

Date of Appointment - 02.02.2024
Valuation Date - 11.03.2024
Date of Report - 11.03.2024

6 lnspections and/or investigations undertaken; Physical lnspection done on 02.02.2024

7 Nature and sour@s of the intormation used or
relied uponi

. Markel Survey at the time of site visrt

. Ready Reckoner rates / Circle rates

. Online search for Registered Transaclions

. Online Price lndicators on real estate portals

. Enquiries with Real estate consultants

. Exisling data of Valuatron assignments carried
out by us

8 Procedures adopted in carrying out the valuation
and valuation standards followed;

Sales Comparison Method

I Restric{ions on use of the report, if any; This valuation is for the use of the party to whom it

is addressed and for no other purpose. No
responsibility is accepted to any third pa(y who
may use or rely on the whole or any parl of this
valuation. The valuer has no pecuniary inlerest
that would conflict with the proper valuation of the
propertY.

10 Major faclors that were laken into acclunt during
the valuation;

cunent market conditions, demand and supply
position, Unit size, location, upswing in real eslale
prices, suslained demand for Commercial Unit, all-

round development of commercial and residenlial

aDplication in the locality etc.

1'1 Caveats, limitations and disclaimers to the extent
they explain or elucidate the limitations faced by

valuer, which shall not be for the purpose of
limiting his responsibility for the val uation report

Atached

4.

kok
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Assumptions. Disclaimers, Limitations & Qualifications

Value Subjec{ to Change

The subject appraisal exercise is based on prevailing market dynamics as on l1r, March 2024 and does

not take into account any unforeseeable developmenb which muld impact the same in the future.

0ur lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject poperty. Where in

our report we identi! certain limitations to our investigalions, this is to enable the reliant party to instruct further

investigations where considered appropriate or where we rcmmmend as necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct furher

investigations

A$umptions

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

purpose of providing valuation advise because some mateB are not capable of accurate calculations or fall

outside the scope of our expenise, or out instructions. The reliant party accepb that the valuation contains

certain specific assumptions and acknowHge and accept the risk of that if any of the assumptions adopted in

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

lnformatlon Supplled by Others

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

conect and has been used for appnaisal exercise. Where it is stated in he report that anoher party has supplied

information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this

should prove not to be so.

Future ilatters

To the extent that the valuation includes any statement a b a future matter, hat statement is provided

as an estimate and/or opinion based on the information known to VCIPL at he date of ttris document. VCIPL

does not wanant lhat such statemenh arc accurate or @nect.

lrsp and Plans

Any sketch, plan oI map in this report is included to assist the reader while visualising the property and

assume no responsibility in connection with such matters.

Site Detalls

Based on inpub received from Client and site visit conducted, we understand that the subject property is

commercial unit, admeasunng Built up Area ln sq. Ft. = 4s6.00 in the name of Maharashtra state
Corporatlon Cotton Grains Marketlng Federatlon Limfted Further, VCIpL has assumed that the subject
property is free from any encroachment and is available as on the date of the appnaisal.

Property Title
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Based on our discussion with the Client, we undentand that the subject property is owned by Maharaehtra

S:tate Corpontlon Cotton Grains Ma*etlng Federatlon Limlted For the purpose of this appraisal exercise,

we have assumed that the subject property has a clear title and is free from any encumbrances, disputes and

claims. VCIPL has made no further enquiries with the relevant local auhorities in this regard and does not certify

the propery as having a clear and marketable title, Further, no legal advice regading the title and ownership of

the sub.iect property has been obtained for the purpose of his appraisal exercise. lt has been assumed that the

title deeds are clear and ma*etable.

Environmental Conditions

We have assumed that the sublect property is not mntaminated and is not adversely affected by any

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

by environmental legislation and are properly licensed by tte appmpriate authorities.

Area

Based on the inbrmatron prcvided by the Client, we undershnd that the Commercial Unit, admeasuring

Bultt Up Area ln Sq. Ft. = 456.00

Condition & Repah

ln lhe absence of any informaton to the contrary, lrre have assumed that there are no abnormal ground

conditions, nor archaeological rcmains present whhh might adversely afhct the cunent or future occupation,

development or value of the property. The property is free from rat, inhstation, structural or latent defect. No

cunently known deleterious or hazardous malerials or suspect techniques will be used in the construction of or

subsEuent alteration or additions to the propeq and commenb made in the pmperty details do nol purport to

express an opinion about, or advise upon, the condition of uninspected parts and should not be taken as making

an implied representation or statement about such parts

Valuation Methodology

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

Approach / Method and pmposed Cunent use / Existing use premise is consideed for his assignment.

The Direct Comparison Approach in\olves a comparison of the property being valued to similar

properties that have actually been sold in arms - length transactions or are offered for sale. This approach

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar

prcperties in an open and competitive market and is particularly useful in estimating the value of the Unit and

properties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subiect micro-market, the appraiser would collate

details of older fansactions. Subsequently, the appraiser would analyse rental / capital value trends in the

subject micro-market in order to calculate the percentage increase / decrease in values since the date of the

identified transactions. This percentage would tlren be adopted to proiect the cunent value of the same'

yo:
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Where reliance has been placed upon exbmal sources of information in applying the valuation

methodologbs, unless otheruise specifically instructed by Client and/or staled in the valuation, VCIPL has not

independenUy vedfied that information and VCIPL do€s not advise nor accept it as reliable. The person or entity

to whom the report is addressed acknowledges and accepb the risk that if any oI the unverified information in the

valuation is inconect, then this may have an efiecl on he valuation.

Not a Struc{ural Survey

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

other

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

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 prcperty. VCIPL is not required b give testrmony or to

appear in court by reason of his appraisal rcport, with rehence to he propeny in question, unless anangement

has been made thereof. Further, no legal advice on any asp€cts has been obtained for the purpose of this

appraisal exercise

Property specifi c assumptions

Based on inpub received from the client and site visit conducted, we undestand that he subject property is

Commercial Unit, admeasuring Buitt Up Area in Sq. Ft. = 456.00

ASSUMPTIONS, CAVEATS. LIMITATION AND DISCLAIMERS

we assume no responsibility lor matters of legal nature afiecting the property appraised or the tifle
thereto, nor do we rcnder our opinion as to the title, which is assumed to be good and marketable.

The poperly is valued as hough under responsible ort nership.

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

It is assumed that there are no hidden or unapparenl mnditions of the subsoil or structure that would
render it morc or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

There is no direcU indirect interest in the property valued.

The rates for valuation of the propeo are in ac@rdance with the Govt. approved rates and prevailirE
market lates.

1
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'The most probable pice, as ot a specified date, in cash, terms equivalent to cash, or in other precisely

reveald terms for which the specilied propefty rights would sell after reasonable exposure in a competitive

mafuet under all coditions rcquisle to a tair sde, witt he buyer and seller each ading prudendy

knowledgeably and for self inferesl assum ing that nerther is undet undue dwess' .

Fundamental assumptions and conditions presumed in this delinition are

Buyer and seller are motivated by sellintercst.

Buyer and seller are well inbnned and are acting prudenUy.

The property is exposed for a reasonable time on the open ma*et.

Payment is made in cash or equivalent or in specified fnancing terms.

DECLARATDN OF PROFESSIONAL FEES CHARGED

VALUATIOI'I OF THE PROPERTY PREMISES

Considering various 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 poperty premises can be assessed and Fair Market value Jor Private Purpose at

t ,l,,l8,33,200.00 (Rupees One Crore Eighteen Lakh Thirty Three Thousand Two Hundred Only).

For VASTUKALA CONSULIANIS (l) PW. LTD.

Manoi Biifl'LtrS.f"'ffi:l5]i:Hil,\ \t consultants (t) Par. Ltd. ou=Mumbai, Ri ln({
Chalikwar il,154fifiil,f#l'#il| l

Director Auth. Sign.

Manoj B, Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg, No. CAT-|-F-1763
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property for under reference as on 11t, March 2024.

The term Fair Marke{ Value is dellned as

We hereby declare that, our pmfessional fees are not contingenl upon the valuation fndings. However, if lhe

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

with the full knowledge ofthe AND/OR end user, il is being charged accordingly.


