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1. 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.

1.1. Appointment of Valuer:

Mr. Ashish Chandgothia of M/s. The India United Manufacturing Company has appointed
Manoj B. Chalikwar, Director of M/s Vastukala Consultants (I) Pvt. Ltd. - 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

Asset Class Land & building

Name of the Regd. Valuer =~ Manoj B. Chalikwar

Registration number IBBI/RV/07/2018/10366

E-mail Id manoej@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

& Our Pan India Presence at : Regd, Office : B81-001, U/B Floor, Boomerang,

9 Rajkot .'."h-.—:ru.."'\.-r.Jii Farm Road, Andheri (East),
Mumbai - 400 072, (M.S.), INDIA

TeleFax: #9122 28371325/24

mumbal@vastukala.org

¥ Mumbai ¥ Aurangabod ' Pune
7 Thane 9 Nanded Indore % Raipur
9 Delhi NCR @ Nashik ? Ahmedabod © Jaipur

wWWw.vasiokala.org
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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 Kota Stone Fiooring, M.S. Rolling Shutter, Waooden flush door,

Concealed plumbing & open, Casing Capping electrification.

Area as per Description of Capital VValue Calculation:

Floor Carpet area (Sq. M.)
| Basement 94.00
' Ground 153.60

As per Stamp Duty Ready Reckoner Guidelines, we have considered 20% loading on

Carpet area to arrive at Built up area and the same is considered for valuation purpose:

Floor Carpet area (Sq. M.) Built up area (Sq. M.)

Basement 94.00 112.80

Ground 153.60 ; 184.32
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[.3. Summary of Valuation:
Basement 112.80 94,53,542.00
Ground 184.32 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/- Say (Rupee Three Crore Fifteen Lakh Twenty One Thousand Four Hundred
Thirty Eight Only).

2. Scope of Work:

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

3. Valuation Date and Report Date

Appointment Date 06.02.2024
Date of Visit 06.02.2024
Date of Valuation 19.03.2024

Date (last set of Data received) 13.03.2024
Date of Report 19.03.2024
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4. Methodology

This Immovable Asset Valuation Report is carried out in the following sequence:

e Verification of the documents provided by Client

e [dentification of missing information and requesting for the revised list of documents
e Overall Site inspection & site visit

e 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).

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 by Client, the basis of value for
this assignment is: Stamp Duty Rates of Dept. Of Registration & Stamps,
Maharashtra using Ready Reckoner for the year 2023 - 2024 for calculation of

Value as on date.

4.1.1. Determination of fair market value of Asset owned by the firm

As Per Income Tax Rule11UA defines “fair 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




dupduwio?) fo siproiffo Auv 03 paibjat Aom ou uj pup juapusdapui wWp j DY 3I0IS
0 12Yy14n A[3oaaipui 46 A30a.41p ‘Aubdwiod 3usljo ay3 Jo udoys Aub 40 $.40333.41(] 40 S.1330UWOLd
YIM U01309UU0) AUD 10 UOIID]3. 2ADY JOU Op | IDY] 93031S 037 4ayling Auadoad 10afqns

Ul ‘92941pul 40 12241 124319 1S9.433Ul OU 3ADY | - 1DY7 24D]2ap Aqa.say apmyiipy) g loubpy ‘I

15a.4a1u] S,43njpA Jo 2.nsopsiq ‘S

'oSh
35aq pup 359ybiy 2yl 0S| ‘AJ1uDSSa2auU JouU S1 INq ‘aq AWt 3sn JULINI aY ] "Pasn SI salljIqDl]

40/pup $32s5p f0 dnoub 4o ‘A31j1qol] 18550 Uub AbMm JUa44nI Y3 SI aSh DUIISIXd /SN JUIIIN))

as(} Bunsixq/asn yain) ‘'z

quaubIssn
uononipa snyy J4of asn bunsixg / asn juaaan), Jo asuuaad ayj pasn aavy aym

3]bS pa2i0
uonppinbiy A142p.0

asn bunsixa/asn Juadin)
(ngvH) asn 3saq puv 3sayb1y

‘94D an|pA f0 SaS1alg UOUIW0D BWOS an]p/ fo sastutadd ajdiapnut fO uo13p4apISuoI

ay3 Moy 40 anpoa fo astwiald appnonand v adinbai Abw anypa o sasbq Juauaffiq pasn si

A1]1qD1] 40 12SSD UD MOY fO SBOUDISWINIILI dY] S2GIIISAP AS[) PAUUINSSY 10 2D A JO 3S1Wadd

asy) Bunsixyg / asq 1ua.uny) - anipA Jo asnua.d 7

(312550 [p21d DD D SD ‘PaIDaUY 40 ‘CIUI PIILBAUOI SI A10JUdAUL BYT YIIYM

Uo 0P aY3 UG 3ax4bw uado ay3 ul 3|ps uo Yaaf Ajpuipto pinom Aaadoad yons 1py3
an4d ay3 ‘(1) asnp)s puv (1) asnpjo ui paifioads asoys uvyi 4ayio ‘Quadord ay3 buiaq (i11)
23550 [p31dD3 D SD 'pa3baU3 40 ‘0JUI PIIIdAUGT ST A10JUdAU]

Yl Yolym uo aIpp 3y3 3q [IbYs yAIT 2[nd pup [J[[ d|nd 3y ul a3pp uonpniva ayi 03

aouadafal ayj asodund sy aof pub v 11 3jnd Jo (1) apna-gns ul papraoad sauuput ay3 ul

sr|fab6pnd (WSASLL-L2/) ~L295062 /52LL)  Aurdwog Bupmaeinuey peijun sipuj eyl ‘s



240da.4 S1Y7 ul
papnoul apwiass anjp Aanq dwpis aya buiuuLLeIap pLAppunis uolapn]b [puoRIDULAIU] JO

saunpasotd pup ajdpuiid ‘poyiaw paidaidn Ajpiauab pup punos Ajjonadaduod pasn aavy am

uodad
s1y7 o a3pp ay3 03 Juanbasqns BulLinII0 SIIUDISWUNILD PUD SJUsAS L0f 140da4 SIyT Afipow
07 A3j1qIsuodsaL OU ALY ) LaUUDW 43470 AUD 40 dNIDA YT 40 SINSaL ay3 uodn Juabuiauod
J0U pup ‘s83p4 BulIq [pwoU Ano uodn paspq a4p uo1pnba syl 4of saaf ang Aupdwio)

ay3 ui 3sa4a3up [pudulf paaojdwajuod 10 Juasadd ou aapY am 1Dyl pabpa|mouNIb aany M

UBNJDA 2y UL04f UOISSIUILDd UBITILM FNOYNM 31034 SIYI Ul PAUIDIUOI DIDP 40 UoRDULIOfUI
ayz uo Ajas pinoys sanund paiyl oN 240dad ayz ul paivis asoduand ay3 4of pup ‘AJa413ua
$31 ul pasn aq 03 Ajuo si Ju0dad s1ya pup Juald fo 3sanbad ay3 uo pauodaud s 340dad Sy,

:SUONIPUO)

:suondwnssy Jofby pup suonipuo)

‘Auadoud pips ayd woaf WX 8% PUNGID JO 32uDISIP D 1D Si 340441y [DUOIIDUIIU]
[oapyppy 1balys 13odoaapyyy pup Adadodd ay3 wodf saubIsIp ‘W 00/ S! u0lIDIS ADM]IDY
upnqNgnNg oaPpUBY SPPoL JuDILodW pun yi0miau odsupy ajgnd ayz ybnoays ioquingy
0 s240d [pa2A3S 03 payul jjam S1 A3yp20oj ay ), Apmybiy ssaadxyg u4a1sam ‘ppooy ‘A S aylj
(s)pvo. sofbw Aq pazoauuod jjam puo wquiny (1sem) ypaipubyy ul paapaoy st 3liadoad ay |

:safpjupapy uonvaoy

‘uonpnypa o asodand ay3 40f paapiSuod S1 YIIYM 34NN

400l punotf ® jJuawasng paumo soy wlf s3uaijd 8yl ‘e4nnaas buipjing saoqo fo ng

Wi
Burapy st Buipping ayy, asodand |p124aWid02 % [DIQUIPISSA 40f pasn S1 1] *,dSNOH WDY 32.4YS,,
So umouy si bulpjing ayj ‘buiping sioolf 4addn G + punodn + Juawasbg Jo si a4n39n48 ay .

:S2.UNID3,f % SAUSULY ISNO wipy 3a3.4ys Bulpjing ayJ

:Buipjing ayi jnoqy 9

sr/gabog (WSA-GLe-12/6) -1295007 /S2LL)  Auedwog Bupmjoemuzyy pajjun Bjpuj eus ‘S



Ms. The India United Manufacturing Company (7725 / 2305627 19/27-375-VSM) Page9|1s

7.2, 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.
7.3. 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

7.4. Date of Site inspection / site Visit:
In view to have first-hand information regarding the assets to be valued following persons

inspected the subject property as under:

Valuers Representative Client Representative Type of Date of Visit
Property

Mr. Barkat Hodekar Mr. Ashish Chandgothia Commercial  05.02.2024

(Civil Engineer) (Contact No. - 92232 property

59001)
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8. VALUATION REPORT IN RESPECT OF IMMOVABLE PROPERTY

General

Purpose for which the valuation is made

As per Client’s Request to Assess the Fair
Market value under 11UA.

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), 5. V. Road, Kandivali (West), Mumbai —
400067, State — Maharashtra, Country — India

Name of the owner(s) and his / their address
{es) with Phone no. (details of share of each

owner in case of joint ownership)

M/s. The
Company

India  United Manufacturing

Contact Person :

Mr. Ashish Chandgothia
Contact No. — 92232 59001

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

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.

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.7.5. No. 377 and
| 377 (1 to 21), Village — Malad (North)

d) Ward / Taluka | Taluka — Borivali

e) Mandal / District Mumbai Suburban District

Postal address of the property

Entire Ground & Basement Floor, “Shree Ram
House”, Near Ba! 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

City / Town Mumbai
Residential area Yes
Commercial area Yes
Industrial area No

Classification of the area

i) High / Middle / Poor

Middle Class

i) Urban / Semi Urban / Rural

Urban
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10. Coming under Corporation limit / Village Municipal Corporation of Greater Mumbai
Panchayat / Municipality
11. Whether covered under any State / Central No
Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency area/ scheduled
area / cantonment area
12, Boundaries of the property As per Site inspection
North Matru Ashish CHSL
South 92 Basanti Bhavan
East Shree Ram Building
West S. V. Road
13. Latitude, Longitude & Co-ordinates of | : ‘ 19°11'58.9"N 72°50'56.5"F
property ,
14, Extent of the site Basement Carpet Area = 94.00 Sq. M.
Ground Floor Carpet Area = 153.60 Sg. M.
(Area as per Property Tox Annexure Report)
Basement Built up Area = 112.80 Sq. M.
Ground Floor Built up Area = 184.32 5q. M.
(Carpet Area + 20%)
15. Extent of the site considered for Valuation Basement Built up Area = 112,80 Sq. M.
Ground Floor Built up Area = 184.32 5q. M.
{Carpet Area + 20%)
16 Whether occupied by the owner / tenant? If Vacant
occupied by tenant since how long? Rent
received per month.
il | APARTMENT BUILDING
1. | Nature of the Apartment Commercial
2. | Location
C.T.S. No. Bearing Corporation No. 94, C.T.5. 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
to21), S. V. Road, Kandivali {(West), Mumbai —
400067, State — Maharashtra, Country — india
3. | Description of the locality Residential / Residential cum commercial
Commercial / Mixed
4. | Year of Construction Year of Construction — 1982 (As per site
information)
5. | Number of Fioors Basement + Ground + 5 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 Normal
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9. | Appearance of the Building Normal
10. | Maintenance of the Building Normal
11. | Facilities Available
Lift 1lift
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
i | 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 Kota Stone flooring
Doors M.S. Rolling shutter, Wooden fiush doors
Windows Aluminum sliding windows
Fittings Concealed plumbing with C.P. fittings. Open
casing capping Electrical wiring.
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 Details not available
Deed?
9 What is the plinth areo of the Shop? Basement Built up Area = 112.80 Sq. M.
Ground Floor Built up Areag = 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 Sg. M.
Ground Floor Carpet Area = 153.60 Sq. M.
12 | Is it Posh /i Class / Medium / Ordinary? Middle Class
13 | Is it being used for Residential or Commercial Commercial purpose

purpose?
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5.4, Route Map of the property
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Note: The Blue line shows the route fo site from nearest Railway station (Kandivali — 700 M.)
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9. Valuation for F. Y. 2023 - 24:

Floor " Built up area Rate / 5q. M. for Depreciated Value
(Sq. M.) F.Y.2023 - 24 Rate / 5q. M. (<)
(<) (%)
Basement 112.80 - 83,808.00 | 94,53,542.00
Ground 184.32 1,60,600.00 1,18,726.00 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 Rate for new construction (A) 1,60,600.00
Stamp Duty Ready Reckoner Rate for Land (B) 63,280.00
The difference between land rate and building rate (A - B = () 97,320.00 |
Depretiated cost of construction in Percentage (D) [100% - 42%)] 58%

(Age of the Building — 42 Years)

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

1,19,726.00

For Basement 70% of depreciated rate of ground floor is

considered

83,808.00




10. Conclusion

M/s. The India United Manufacturing Company
Entire Ground & Basement Floor

Indian Rupees (INR) / ¥

Value for F. Y. 2023 - 24

Income Tax - Rule 11UA

Basis of Value Stamp Duty Value

Premises for value | Existing Use Current Use

Valuation Date 19.03.2024

Valuation Approach Composite Rate as per Stamp Duty Ready Reckoner

Valuation Methodology Analysis of Stamp duty valuation
Value of Assets ¥ 3,1521,438.00

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Dugirally signed by Mane] Chalikwar

ManOJ Dl cn=Manoj Chalikwar, o=Vastukala
Conmiftants () Pvi. Lid, ou=Mumbal.
1 emali=manog@vastukala.oeg, c=IN
Chalikwar Dhate: 20280299 | 7048 +0530°

Director Auth. Sign.

 Registered Valuer |
Chartered Engineer (India)
Reg. No. IBBI/ RV /07/2018/10366
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