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[bookmark: _Toc32510076]

[bookmark: _Toc161313664]Executive Summary of Valuation

Determination of fair market value (under Rule-11UA) for Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India.

[bookmark: _Toc32510077][bookmark: _Toc161313665]Appointment of Valuer:

Mr. Ashish Chandgothia of M/s. The India United Manufacturing Company has appointed M/s Vastukala Consultants (I) Pvt. Ltd. - Mr. Manoj B. Manoj Baburao Chalikwar - Registered Valuer – Immovable Property to provide an opinion on Determination of fair market value (under Rule-11UA) for Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India
.
	Type of Assets
	Immovable Properties

	Name of the Valuer
	Manoj B. Manoj Baburao Chalikwar

	Registration number of the Valuer
	Reg. No. IBBI/RV/07/2018/10366

	E-mail Id
	manoj@vastukala.org

	Address 
	Vastukala Consultants (I) Pvt. Ltd., B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai – 400 072, , State - Maharashtra, Country - India 





[bookmark: _Toc161313666]Details of property for valuation:

Entire Basement & Ground Floor
The property under reference is at entire Ground and basement floor. At the time of inspection, we found that property on ground and basement floor was in poor condition. The property consists of Vitrified Flooring, M.S. Rolling Shutter, Wooden flush door, Concealed plumbing & open electrification.  

Area as per Description of Capital Value Calculation:
	Floor
	Carpet area (Sq. M.)

	Basement 
	94.00

	Ground
	153.60



We have considered 20% loading on Carpet area to arrive at Built up area and same is considered for valuation :
	Floor
	Built up area (Sq. M.)

	Basement 
	112.80

	Ground
	184.32








[bookmark: _Toc47425575][bookmark: _Toc51227773][bookmark: _Toc51228486][bookmark: _Toc51269457][bookmark: _Toc51350367][bookmark: _Toc51394101][bookmark: _Toc51403778][bookmark: _Toc51405803][bookmark: _Toc157529670][bookmark: _Toc157603390][bookmark: _Toc157603450][bookmark: _Toc161313667]


[bookmark: _Toc47425576][bookmark: _Toc51227774][bookmark: _Toc51228487][bookmark: _Toc51269458][bookmark: _Toc51350368][bookmark: _Toc51394102][bookmark: _Toc51403779][bookmark: _Toc51405804][bookmark: _Toc157529671][bookmark: _Toc157603391][bookmark: _Toc157603451][bookmark: _Toc161313668]
[bookmark: _Toc32510079][bookmark: _Toc161313669]Summary of Valuation:

	Floor
	Built up area
(Sq. M.)
	Rate / Sq. M.  as on date (` )
	Depreciated Rate / Sq. M. (` )
	Value    (` )

	Basement 
	112.80
	-
	83,808.00
	94,53,542.00

	Ground 
	184.32
	1,60,600.00
	1,19,726.00
	2,20,67,896.00

	
	
	 TOTAL 
	 
	3,15,21,438.00




The value adopted or assessed or assessable by any authority of the Government for the purpose of payment of stamp duty in respect of the immovable property shall be                            ` 3,15,21,438/-1,07,24,916/- Say (Rupee Three Crore FiftyFifteen Lakh Twenty One Thousand Four Hundred Thirty Eight Only).
	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	






This report contain detailed methodlogy and assumptions applied for forming opinion the gross mesne profits will be as abovefor the period 1.1.2001 to 30.09.2004, and from 1.10.2004 to 17.7.2010.




[bookmark: _Toc19839415][bookmark: _Toc31320913][bookmark: _Toc32510081][bookmark: _Toc161313670]Scope of Work:

Mr. Ashish Chandgothia of M/s. The India United Manufacturing Company has appointed M/s Vastukala Consultants (I) Pvt. Ltd. - Manoj B. Chalikwar - Registered Valuer – Immovable Property to provide an opinion on Determination of fair market value (under Rule-11UA) for entire basement and ground floor:
· [bookmark: _Hlk161309282]Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India
Mr. Narayan Shinalkar of Berger Paints India Ltd. has appointed me - Mr. Manoj Baburao Chalikwar - Registered Valuer – Immovable Property to provide an opinion Mesne Profit / Market Rent from the period 1.1.2001 to 30.09.2004, and from 1.10.2004 to 17.7.2010. of immovable assets:
· Residential Flat No. 8, 1st Floor, along with one car parking in the basement of building known as "Sea-Belle", 62-B, Nepean Sea Road (L. Jagmohandas Marg), Mumbai - 400036, State - Maharashtra, Country – India.

[bookmark: _Toc161313671]Valuation Date and Report Date

	Appointment Date
	05.02.2024

	Date of Visit
	05.02.2024

	Date of Valuation
	19.03.2024

	Date (last set of Data received)
	1713.03.2024

	Date of Report
	13.0619.03.2024



[bookmark: _Toc32510084][bookmark: _Toc161313672]Methodology

· This Immovable Assets Valuation Report is carried out in the following sequence: 
· Verification of the documents provided by Client
· Identification of missing information and requesting for the revised list of documents 
· Overall Site inspection & site visit
· Assessment of the value adopted or assessed or assessable by any authority of the Government for the purpose of payment of stamp duty in respect of the immovable property (Value for F. Y. 2023 – 24):


Less any deduction for work balance
[bookmark: _Toc47425581][bookmark: _Toc51227779][bookmark: _Toc51228492][bookmark: _Toc51269463][bookmark: _Toc51350373][bookmark: _Toc51394107][bookmark: _Toc51403784][bookmark: _Toc51405809][bookmark: _Toc157529676][bookmark: _Toc157603396][bookmark: _Toc157603456][bookmark: _Toc161313673]
[bookmark: _Toc47425582][bookmark: _Toc51227780][bookmark: _Toc51228493][bookmark: _Toc51269464][bookmark: _Toc51350374][bookmark: _Toc51394108][bookmark: _Toc51403785][bookmark: _Toc51405810][bookmark: _Toc157529677][bookmark: _Toc157603397][bookmark: _Toc157603457][bookmark: _Toc161313674]
[bookmark: _Toc161313675][bookmark: _Toc32510085]Basis (Bases) of Value 

Bases of value (sometimes called standards of value) describe the fundamental premises on which the reported values will be based. It is critical that the basis (or bases) of value be appropriate to the terms and purpose of the valuation assignment, as a basis of value may influence or dictate a Valuer’s selection of methods, inputs and assumptions, and the ultimate opinion of value. As per the appointment letter received from by Client, the basis of value for this assignment is Dept. Of Registration & Stamps, Maharashtra Government Ready Reckoner rate for the year 2023 – 2024 for calculation of Value as on date.

[bookmark: _Toc47425584][bookmark: _Toc51227782][bookmark: _Toc51228495][bookmark: _Toc51269466][bookmark: _Toc51350376][bookmark: _Toc51394110][bookmark: _Toc51403787][bookmark: _Toc51405812][bookmark: _Toc157529679][bookmark: _Toc157603399][bookmark: _Toc157603459][bookmark: _Toc161313676]
[bookmark: _Toc161313677]Determination of fair market value for inventory.

As Per Income Tax Rule11UA defines “pfair market value of the inventory” as
 (i)  being an immovable property, being land or building or both, shall be the value adopted or assessed or assessable by any authority of the Central Government or a State Government for the purpose of stamp duty in respect of such immovable property on the date on which the inventory is converted into, or treated, as a capital asset;
(ii)  being jewellery, archaeological collections, drawings, paintings, sculptures, any work of art, shares or securities referred to in rule 11UA, shall be the value determined in the manner provided in sub-rule (1) of rule 11UA and for this purpose the reference to the valuation date in the rule 11U and rule 11UA shall be the date on which the inventory is converted into, or treated, as a capital asset;
(iii) being the property, other than those specified in clause (i) and clause (ii), the price that such property would ordinarily fetch on sale in the open market on the date on which the inventory is converted into, or treated, as a capital asset.]





[bookmark: _Toc157529681][bookmark: _Toc157603401][bookmark: _Toc157603461][bookmark: _Toc161313678]
Determination of fair market value - :
[bookmark: _Toc51269469][bookmark: _Toc51350379][bookmark: _Toc51394113][bookmark: _Toc51403790][bookmark: _Toc51405815][bookmark: _Toc157529683][bookmark: _Toc157603403][bookmark: _Toc157603463][bookmark: _Toc161313680]
As Per International Valuation Standards 104 : defines “Market Rent”  is the estimated amount for which an interest in real property should be leased on the valuation date between a willing lessor and a willing lessee on appropriate lease terms in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion.
· Market rent may be used as the basis of value when valuing either a superior interest that is subject to a lease or an interest created by a lease. In such cases, it is necessary to consider the contract rent and, where it is different, the market rent. 
·  In some instances, market rent can be seen as independent basis of value, whereas in other instances market rent is an intermediate step in determining value under other bases of value. 
·  The commentary on market value shown above can be applied to assist in the interpretation of market rent. In particular, the estimated amount excludes a rent inflated or deflated by special terms, considerations or concessions. The “appropriate lease terms” are terms that would typically be agreed in the market for the type of property on the valuation date between market participants. A valuation of market rent should only be provided in conjunction with an indication of the principal lease terms that have been assumed. 
·  The contract rent is the rent payable under the terms of an actual lease. It may be fixed for the duration of the lease or variable. The frequency and basis of calculating variations in the rent will be set out in the lease and must be identified and understood in order to establish the total benefits accruing to the lessor and the liability of the lessee.
[bookmark: _Toc47425587][bookmark: _Toc51227785][bookmark: _Toc51228498][bookmark: _Toc51269475][bookmark: _Toc51350385][bookmark: _Toc51394119][bookmark: _Toc51403796][bookmark: _Toc51405821][bookmark: _Toc157529689][bookmark: _Toc157603409][bookmark: _Toc157603469][bookmark: _Toc161313686]
[bookmark: _Toc32510087][bookmark: _Toc161313687][bookmark: _Toc16110375][bookmark: _Toc19839418][bookmark: _Toc31320916]Premise of Value – Current Use / Existing Use

Premise of Value or Assumed Use describes the circumstances of how an asset or liability is used. Different bases of value may require a particular premise of value or allow the consideration of multiple Premises of Value. Some common Premises of Value are: 
· Highest and best use (HABU)
· Current use/existing use
· Orderly liquidation
· Forced sale

We have used the Premises of ‘Current use / Existing use’ for this valuation assignment.

[bookmark: _Toc32510089][bookmark: _Toc161313688]Current Use/Existing Use

Current use/existing use is the current way an asset, liability, or group of assets and/or liabilities is used. The current use may be, but is not necessarily, also the highest and best use.

[bookmark: _Toc161313689][bookmark: _Toc32510092][bookmark: _Hlk14641655]Disclosure of Valuer’s Interest:

I, Manoj B. Chalikwar Manoj Baburao Chalikwarhereby declare that - I have no interest, either direct or indirect, in companysubject property. Further to state that I do not have relation or any connection with Promoters or Directors or any Shopr of the client company, directly or indirectly. Further to state that I am  independent and in no way related to any officials of Company.

[bookmark: _Toc31320917][bookmark: _Toc32510093][bookmark: _Toc161313690]About the Building:

[bookmark: _Toc161313691]The Building Shree Ram House Amenities & Features:

The Structure is of Basement + Ground + 5 upper floors building. The building is known as “Shree Ram House”. It is used for residential & commercial purpose. The building is having 1 lift.


[bookmark: _Toc161313692]Location Advantages:

The properyt is located in Kandivali (West), Mumbai and well connected by major road(s) like Western Express Highway, S. V. Road. The locality is well linked to several parts of Mumbai through the public transport network and important roads. Kandivali Railway Station is 600 M. and Chhatrapati Shivaji international airport is at a distance of around 14.8 KM. from property. 

[bookmark: _Toc157529697][bookmark: _Toc157603416][bookmark: _Toc157603476][bookmark: _Toc161313693]
[bookmark: _Toc157529698][bookmark: _Toc157603417][bookmark: _Toc157603477][bookmark: _Toc161313694]
[bookmark: _Toc157529699][bookmark: _Toc157603418][bookmark: _Toc157603478][bookmark: _Toc161313695]
[bookmark: _Toc157529700][bookmark: _Toc157603419][bookmark: _Toc157603479][bookmark: _Toc161313696]
Location:
[bookmark: _Toc157529702][bookmark: _Toc157603421][bookmark: _Toc157603481][bookmark: _Toc161313698]
[bookmark: _Toc157529703][bookmark: _Toc157603422][bookmark: _Toc157603482][bookmark: _Toc161313699]Nepean Sea Road is an upmarket neighborhood near Malabar Hill in South Mumbai. The area is named after Sir Evan Nepean, 1st Baronet, a British politician and administrator, and the Governor of Bombay (1812–1819). This road was renamed to Lady Laxmibai Jagmohandas Marg[1] in the 1960s, but as is the case with many other British street names that were renamed, it continues to be referred to as Nepean Sea Road. Nepean Sea Road is one of Mumbai's most elite neighborhoods.
[bookmark: _Toc157529704][bookmark: _Toc157603423][bookmark: _Toc157603483][bookmark: _Toc161313700]
[bookmark: _Toc157529705][bookmark: _Toc157603424][bookmark: _Toc157603484][bookmark: _Toc161313701]Nepean Sea Road begins from St. Stephen's Church at Warden Road and goes all the way to Chandralok, the area's upmarket shopping locale.
[bookmark: _Toc157529706][bookmark: _Toc157603425][bookmark: _Toc157603485][bookmark: _Toc161313702]
[bookmark: _Toc157529707][bookmark: _Toc157603426][bookmark: _Toc157603486][bookmark: _Toc161313703]The largest open green space in Nepean Sea Road is Priyadarshini Park which faces the sea which shares the same compound wall with the subject property. The Park boasts of an eight-Lane, 400-metre running track with a large football field located in it. The Park also has a natural walking track which is used by hundreds of citizens for their morning and evening walks. The park also has extensive sports facilities like tennis courts, yoga hall, gym & other sport training programs. The plans for a coastal road have been drawn out but has not been put into action because it may destroy the park and result in the cutting down of trees.
[bookmark: _Toc157529708][bookmark: _Toc157603427][bookmark: _Toc157603487][bookmark: _Toc161313704]
The property is at 2.6 Km. from nearest local railway station Grant Road on Western Rail Line of Mumbai.
[bookmark: _Toc19839421][bookmark: _Toc31320918][bookmark: _Toc32510094][bookmark: _Toc161313706]Conditions and Major Assumptions:
[bookmark: _Toc32510095][bookmark: _Toc161313707]Conditions:
This report is prepared on the request of client and this report only to be used in its entirety, and for the purpose stated in the report. No third parties should rely on the information or data contained in this report without written permission from the Valuer.
We have acknowledged that we have no present or contemplated financial interest in the Company. Our fees for this valuation are based upon our normal billing rates, and not contingent upon the results or the value or any other manner. We have no responsibility to modify this report for events and circumstances occurring subsequent to the date of this report.
We have used conceptually sound and generally accepted method, principle and procedures of International Valuation Standard determining the Market RentStamp Duty Value estimate included in this report. 

[bookmark: _Toc19839422][bookmark: _Toc32510096][bookmark: _Toc161313708]Assumptions
The Opinion of valuer given in this report is based on information/ documents provided by client and we assumed the information to be accurate and complete.
We have not attempted to confirm whether or not the property has good title. We have assumed that the subject property has Good & Marketable Title which is free from any encumbrance. 

[bookmark: _Toc19839423][bookmark: _Toc31320919][bookmark: _Toc32510097][bookmark: _Toc161313709]Nature and Source of Information Used or Relied Upon:
We have relied on following information, data and documents to form our opinion in report:
1. Copy of Article of agreement dated 29.01.1982 between Mr. Harishchandra Jaidayal Chandgothia (The Owner) and M/s. The India United Manufacturing Company (The Tenant)	
2. Copy of Deed of Reconstitution of Partnership dated 19.04.2012
3. Copy of Previous valuation report dated 11.10.2013 issued by Yardi Prabhu Consultants & Valuer Pvt. Ltd.
4. Copy of Description of Capital Value Calculation issued by Assessment and Collection Dept., BMC

[bookmark: _Toc32510100][bookmark: _Toc161313710]Date of Site inspection / site Visit:
In view to have first-hand information regarding the assets to be valued following persons by Mr. ManojBaburaoChalikwarand Mr. Abhvisitedinspected ,in presence of representatives of company as per given below schedule.the subject property as under:
	Valuers Representative
	Client Representative
	Type of Property
	Date of Visit

	Mr. Manoj Chalikwar (Director)
	Mr. Ashish Chandgothia 
(Contact No. – 92232 59001)
	Entire basement and ground floor
	05.02.2024


	Mr. Barkat Hodekar (Engineer)
	
	
	





[bookmark: _Toc32510101][bookmark: _Toc161313711]VALUATION REPORT IN RESPECT OF IMMOVABLE PROPERTY

[bookmark: _Toc32510102][bookmark: _Toc161313712]Valuation Report

	I
	General 

	1.
	Purpose for which the valuation is made
	:
	As per Client Request to Assess the value adopted or assessed or assessable by any authority of the government for the purpose of payment of stamp duty in respect of the immovable property.

	2.
	a) 
	Date of inspection
	:
	05.02.2024

	
	b) 
	Date on which the valuation is made
	:
	19.03.2024

	
	Address of the property 
	:
	Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India

	4.
	Name of the owner(s) and his / their address (es) with Phone no. (details of share of each owner in case of joint ownership)
	:
	[bookmark: _Hlk161309238]M/s. The India United Manufacturing Company
Contact Person : 
Mr. Ashish Chandgothia                               Contact No. – 92232 59001

	5.
	Brief description of the property (Including Leasehold / freehold etc.)
	:
	

	
	[bookmark: _Hlk161309323]The property under reference is at entire Ground and basement floor. At the time of inspection, we found that property on ground floor was in poor condition. The property consists of Vitrified Flooring, M.S. Rolling Shutter, Wooden flush door, Concealed plumbing & open electrification.

	6.
	Location of property
	:
	

	
	a)
	Plot No. / Survey No.
	:
	-

	
	b)
	Door No.
	:
	Entire basement and ground floor

	
	c)
	C. T.S. No. / Village
	:
	Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), Village – Malad (North)

	
	d)
	Ward / Taluka
	:
	Taluka – Borivali

	
	e)
	Mandal / District
	:
	Mumbai Suburban District

	7.
	Postal address of the property
	:
	Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India

	8.
	City / Town
	:
	Mumbai 

	
	Residential area
	:
	Yes

	
	Commercial area
	:
	Yes 

	
	Industrial area
	:
	No 


	9.
	Classification of the area
	:
	

	
	i) High / Middle / Poor
	:
	Middle Class

	
	ii) Urban / Semi Urban / Rural
	:
	Urban

	10.
	Coming under Corporation limit / Village Panchayat / Municipality
	:
	Municipal Corporation of Greater Mumbai

	11.
	Whether covered under any State / Central Govt. enactments (e.g., Urban Land Ceiling Act) or notified under agency area/ scheduled area / cantonment area
	:
	No

	12.
	Boundaries of the property
	As per Agreement
	As per Site

	
	North
	Details not available 
	Matru Ashish CHSL

	
	South 
	Details not available 
	92 Basanti Bhavan

	
	East
	Details not available 
	Shree Ram Building 

	
	West
	Details not available 
	S. V. Road

	14.1
	Dimensions of the site
	
	N. A. as the land is irregular in shape

	
	
	
	A                                           As per the Deed
	B                                  Actuals

	
	North
	:
	-
	-

	
	South 
	:
	-
	-

	
	East
	:
	-
	-

	
	West
	:
	-
	-

	14.2
	Latitude, Longitude & Co-ordinates of property 
	:
	19°11'58.9"N 72°50'56.5"E

	14.
	Extent of the site
	:
	Basement Carpet Area = 94.00 Sq. M.                 Ground Floor Carpet Area = 153.60 Sq. M.        (Area as per Description of Capital Value Calculation)
Basement Built up Area = 112.80 Sq. M.             Ground Floor Built up Area = 184.32 Sq. M.  (Carpet Area + 20%)

	15.
	Extent of the site considered for Valuation (least of 14A& 14B)
	:
	Basement Built up Area = 112.80 Sq. M.             Ground Floor Built up Area = 184.32 Sq. M.  (Carpet Area + 20%)

	16
	Whether occupied by the owner / tenant? If 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.
	:
	Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21) 

	
	Block No.
	:
	-

	
	Ward No.
	:
	-

	
	Village / Municipality / Corporation
	:
	Village – Malad (North)
Municipal Corporation of Greater Mumbai

	
	Door No., Street or Road (Pin Code)
	:
	Entire Ground & Basement Floor, “Shree Ram House”, Near Bal Bharati College, Bearing Corporation No. 94, C.T.S. No. 377 and 377 (1 to 21), S. V. Road, Kandivali (West), Mumbai – 400067, State – Maharashtra, Country – India

	3. 
	Description of the locality Residential / Commercial / Mixed
	:
	Residential cum commercial 

	4. 
	Year of Construction
	:
	Year of Construction – 1982 (As per site information)

	5. 
	Number of Floors
	:
	Basement + Ground + 5th upper floors

	6. 
	Type of Structure
	:
	R.C.C. Framed Structure

	7. 
	Number of Dwelling units in the building
	:
	1 unit on entire basement and ground floor

	8. 
	Quality of Construction
	:
	Good 

	9. 
	Appearance of the Building
	:
	Good 

	10. 
	Maintenance of the Building
	:
	Good

	11. 
	Facilities Available
	:
	

	
	Lift
	:
	1 lift

	
	Protected Water Supply
	:
	Municipal Water supply

	
	Underground Sewerage
	:
	Connected to Municipal Sewerage System

	
	Car parking - Open / Covered
	:
	Open 

	
	Is Compound wall existing?
	:
	Yes

	
	Is pavement laid around the building
	:
	Yes




	III
	Shop
	
	

	1
	The floor in which the Shop is situated
	:
	Entire basement and ground floor

	2
	Door No. of the Shop
	:
	Entire basement and ground floor

	3
	Specifications of the Shop
	:
	

	
	Roof
	:
	R.C.C. Slab

	
	Flooring
	:
	Vitrified tiles flooring

	
	Doors
	:
	M.S. Rolling shutter, Wooden flush doors

	
	Windows
	:
	Aluminum sliding windows

	
	Fittings
	:
	Concealed plumbing with C.P. fittings. Electrical wiring with concealed.

	
	Finishing
	:
	Cement Plastering 

	4
	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

	
	Meter Card is in the name of:
	:
	Details not available

	6
	How is the maintenance of the Shop?
	:
	At the time of inspection, we found that property on ground floor was in poor condition

	7
	Sale Deed executed in the name of
	:
	M/s. The India United Manufacturing Company

	8
	What is the undivided area of land as per Sale Deed?
	:
	Details not available

	9
	What is the plinth area of the Shop?
	:
	Basement Built up Area = 112.80 Sq. M.             Ground Floor Built up Area = 184.32 Sq. M.  (Carpet Area + 20%)

	10
	What is the floor space index (app.)
	:
	As per MCGM norms

	11
	What is the Carpet Area of the Shop?
	:
	Basement Carpet Area = 94.00 Sq. M.                 Ground Floor Carpet Area = 153.60 Sq. M.        (Area as per Description of Capital Value Calculation)

	12
	Is it Posh / I Class / Medium / Ordinary?
	:
	Middle Class

	13
	Is it being used for Residential or Commercial purpose?
	:
	Commercial purpose
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Latitude Longitude: 19°11'58.9"N 72°50'56.5"E
Note: The Blue line shows the route to site from nearest Railway station (Kandivali – 700 M.)

Ready Reckoner 2020-21
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Not Consider revised rate for 2020-21
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	Stamp Duty Value For M/s. The India United Manufacturing Company (6612 / 2304782 - 01/04-04-VSU)

	






	
	Page135 | 138



[bookmark: _Toc161313722]Valuation for F. Y. 2023 - 24: The gross mesne profits will be as above for the period 1.1.2001 to 30.09.2004, and from 1.10.2004 to 17.7.2010.

	Floor
	Built up area
(Sq. M.)
	Rate / Sq. M.  for F.Y.2023 – 24
 (` )
	Depreciated Rate / Sq. M. (` )
	Value    
(` )                  

	Basement 
	112.80
	-
	83,808.00
	94,53,542.00

	Ground
	184.32
	1,60,600.00
	1,19,726.00
	2,20,67,896.00

	
	
	 TOTAL 
	 
	3,15,21,438.00



	
	Sq. M.

	Stamp Duty Ready Reckoner Market Rate for Shop 
	1,60,600.00

	No increase as Shop located on ground and basement floor
	0.00

	Stamp Duty Ready Reckoner Market Value Rate  (A)
	1,60,600.00

	Stamp Duty Ready Reckoner Market Value Rate for Land (B)
	63,280.00

	The difference between land rate and building rate (A – B = C)
	97,320.00

	Depreciation Percentage as per table (D) [100% - 42%]
(Age of the Building – 42 Years)
	58%

	Rate to be adopted after considering depreciation [B + (C x D)]
	1,19,726.00

	For Basement 70% of depreciated rate considered  
	83,808.00











[bookmark: _Toc32510120][bookmark: _Toc161313723]Conclusion

	Name of Client
	M/s. The India United Manufacturing Company

	Asset being Valued 
	Entire Ground & Basement Floor

	Valuation Currency
	Indian Rupees (INR) / `

	Purpose of Valuation 
	Value for F. Y. 2023 – 24 

	Valuation Standards Referred 
	Income Tax – Rule 11UA

	Basis of Value 
	Stamp Duty Value

	Premises for value
	Existing and Current Use

	Valuation Date 
	

	Valuation Approach
	Composite Rate as per Ready Reckoner


	Valuation Methodology 
	Market value (Stamp duty)  

	Value of Assets
	`  3,15,21,438.00





	Manoj B. Chalikwar

	Registered Valuer 
Chartered Engineer (India)
Reg. No. IBBI / RV / 07/2018/10366
Reg. No. CAT-I-F-1763
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