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(R)283917 70

RAJANIKANT B. RELE
G.D. Arch, AdLAL FLV, MCA,

Ref. No.: AA/2024/FS§/1243

(M) 922 322 05 95

Date: 2v¢ March, 2024

LAND VALUATION REPORT

AT GLANCE REPORT’S SUMMARY

REPORT ON LAND VALUATION OF IMMOVEABLE PROPERTY OF SHREEPATI BUILT INFRA
INVESTMENT LTD THE RESIDENTIAL AND COMMERCIAL COMPLEX FOR SHREEPATI
GARDEN COMPLEX FOR THE PROPOSED CO-OPERATIVE HOUSING SOCIETY LTD. C.S. NO.
98, 99, 97, 1/97, 2/97, 3/97, 1A/97, 198/74, 198/74 222/74 AND 204/74 IN PAREL -
SEWRI DIVISION, DR. BABASAHEB AMBEDKAR ROAD, KRISHNA NAGAR, MUMBAI - 400 014.

GREATER MUMBAI CITY.

s Purpose for which Project and

Redevelopment Report is made

2. Date as on which Development is

going to be started.

3. Virtually determination date of

completion of Complex

4. Name of the Developers/Builders

Or Owner(s)

5. If the asset is under joint ownership,

co-ownership, share of each owner

6. Description of the above said asset

and for the purpose to be used

7. FSI Value of the Land 100 % share

Fair Market Land Value and Determination of
Land FSI.

June 2025

May 2030

M/s. Shreepati Built Infra Investment Ltd.
Director Mr. R. R. Chaturvedi, Assignors &
Owner of the said Property.

The said asset is owned by the said owner as
per development agreement of MOU or

Conveyance attached herewith

The details of land are given below in the
Report. The said plot is situated at Dr.
Babasaheb Ambedkar Road, Krishna Nagar, in
the heart of Mumbai City.

Rs. 1254.00 crores
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8. We hereby declare that:

a. The information furnished above is true and correct to the best of our knowledge and
belief.
b. The Land Valuation Report is prepared on the basis of “Memorandum of

Understanding” (MOU) or Conveyance which is made with the Owner & others are —
“Assignors” and Mr. R.R. Chaturvedi, Director of M/s. Shreepati Group of the other
part of the MOU is attached herewith the said report.

c. We have no direct or indirect interest in the asset cost valued by us for the said
Company/Developers/Builders, etc.

d. General specification & description of the building & complex are fully considered on
basis on Building National Code of India

e. We have personally inspected and surveyed the site on 28th February 2024 for the said
Land Valuation Report of the said Residential and Commercial Complex
located/situated at Dr. Babasaheb Ambedkar Road, Krishna Nagar, Mumbai - 400
014.

f. We shall not be liable and/or responsible for any matter related to any opinion given by
us regard any value and /or financial Liability & we shall not be held responsible for

any damages/compensation for the said property.

For AMIRAJ ASSOCIATES

(Rajanikant B. Rele)

Architect, Valuer, Surveyor,
Project Financial Consultant,
Government Registered Valuer
Reg. No. CA/77/3959,SLA/4855,
FIV /2337 & CAT/1/227




AMIRAJ ASSOCIATES

- Architect, Govt. Registered Valuer — Govt. Approved Insurance — Surveyor

{/ ;t' Loss Assessor, Financial Project Consultant, Ex-Valuer on High Court Panel

32, Moghal Bldg. , 2" Floor , 25 , Vaju Kotak Marg , Ballard Estate , Mumbai — 400 038 Tel. - 2262 53 22 .

(R)283%1770 (M) 922 322 05 95

RAJANIKANT B. RELE
G.D. Arch. A.LLA, F.LV. M.CA.

Ref. No.: AA/2024/GS/1243 Date: 254 March, 2024

LAND VALUATION REPORT

REPORT ON LAND VALUATION OF IMMOVEABLE PROPERTY OF SHREEPATI BUILT INFRA
INVESTMENT LTD THE RESIDENTIAL AND COMMERCIAL COMPLEX FOR SHREEPATI
GARDEN COMPLEX FOR THE PROPOSED CO-OPERATIVE HOUSING SOCIETY LTD. C.S. NO.
98, 99, 97, 1/97, 2/97, 3/97, 1A/97, 198/74, 198/74 222/74 AND 204/74 IN PAREL - SEWRI
DIVISION, DR. BABASAHEB AMBEDKAR ROAD, KRISHNA NAGAR, MUMBAI - 400 014.
GREATER MUMBAI CITY.

I. INTRODUCTION:

Pursuant to instruction received from Director & Proprietor Mr. R.R. Chaturvedi of M/s.
Shreepati Group, at Mumbai. We have inspected and surveyed the property on 28tk February,
2024. The above mentioned properties now belong to Shreepati Built Infra Investment Ltd, on
which we are giving our detailed opinion and suggestion. The Land Valuation Report is based
on the existing documents i.e. legal documents, revenue documents and technical documents
of the said redevelopment property; to raise the Development Funds, Financial Institute and
also for the Court Purpose. The Shreepati Garden Complex is situated at Dr. Babasaheb
Ambedkar Road, Krishna Nagar, Mumbai - 400 014, is one of the Project from the property
division of M/s. Shreepati Group of Companies, Mumbai.

Shreepati Built Infra Investment Ltd is developing the property having C.S. No.98, 99, 97,
1/97, 1A/97, 2/97, 3/97, 222/74, 204/74, 198/74 & 199/74 out of which some buildings
belonged to MHADA, Municipal and BEST which are involved in cluster redevelopment
scheme under DCR 33(9), in Parel Sewri Division, Dr. Babasaheb Ambedkar Road, Krishna
Nagar, Mumbai, In all 20 nos. of properties having 1928.00 no. of tenants. The plot is free
from all encumbrances nor has it been mortgaged to any 3+ party and there is no lien or

liability on the above said property and the property belongs to Shreepati Built Infra
Investment Ltd only.

II. SITUATION AND LOCATION OF THE PROPERTY:
The said property under redevelopment is situated in middle class Residential locality of Parel
area, with benefit of two abutting Road viz. 25.00 and 20.00 mts. (80 ft. and 60 ft.), at North
East junction of the plot. The Elphinston Railway Station is about 1 k.m. away from the site.
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Ref. No. : A4/

The Landmark of the locality are:

Damodar Hall

Parel Post Office

B.M.C. F-South Ward

Shirodkar Market

St. Mary’s Church

Ganaraj Foundation Comp. Academy

Rahator Memorial Methodist Church, Parel

SN

All Civil amenities are available within approachable distance. It is served by buses and taxis
and the Elphinston Railway Station is also near to the “Proposed Residential and Commercial

Complex” as far as surface communication is concerned.

III. VALUATION DONE BY :-
Mr. Rajanikant B. Rele, the proprietor of the M/s Amiraj Associates, aged 75 years, has
experience in the Valuation, Surveyor and field of Architectural for more than 53 years, He is
a Registered Govt. Approved Valuer under Section 34AB of the Wealth Tax Act, Income Tax Act
& Gift Tax Act, Govt. of India, having Reg. No. CAT/I/227. He is also registered with Council
of Architecture, New Delhi, under Registration No. CA/'77/3959 in the year 1977, Govt. of
India, New Delhi. He has more than the 47 years of registration with the “Council of
Architecture”, New Delhi - 110003, under Architect Act 1972 of Government of India.
He is also Associates and fellow of Indian Institute of valuer, New Delhi 110003, vide
Registration No. FIV/2337 since 18 January 1991. We have carried out more than 488
Repairs Work of Dilapidated Building in the Mumbaj City. We have completed assignment of
2836 Valuation & Survey Report Work. We have prepared 127 No. of Masne Profit Report for

the Court Valuation Purposes. We have also designed & completed Redevelopment Project
Report Work in 136 Nos. of Old Dilapidate Building in the Mumbai & also S.R.A.
Redevelopment work in Mumbai City.

IV. THE PARTICULARS TECHNICAL DETAILS AND GENERAL SPECIFICATION OF LAND
VALUATION REPORT FOR IMMOVEABLE PROPERTY IN PAREL - SEWRI DIVISION, DR.
BABASAHEB AMBEDKAR ROAD, KRISHNA NAGAR, MUMBAI:

NATURE OF THE LAND:

This land falls in C.S. NO. 92, 94, 98, 99, 97, 1/97, 2/97, 3/97, 1A/97, 1B/97, 222/74,
204/74, 198/74 & 199/74 in all 50 no. of properties having an aggregate of 29,889.12 Sq.
mts., having 1928 no. of tenants in the property under reference. Refer to the block & location

plan attached herewith. It is a Partly Frechold & Leasehold Land and Shreepati Built Infra
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Investment Ltd is redeveloping the property under D.C.R. 33(9), 110% incentive i.e. Cluster
Redevelopment. The present several Assignors are owners as per their agreements and
admeasuring 35,747.38 Acres or 29,889.12 Sq. yards as per the various P.R. Cards of the
said property. The above land is partly situated in a Residential Zone with shop lines facing
the Dr. B.A. Road as shown in blue lines and marked ‘A’ to ‘B’ and ‘C’ to ‘D’ and partly in
Service Industrial Zone (I-1). The land under reference abuts the reservation of Recreation
Ground and designations of Telephone Exchange and Secondary School as shown distinctly
on plan.

ESTIMATE FUTURE LIFE OF THE OLD BUILDINGS:

We ascertain the future life of the building through our site inspection of the property. We
estimate the future life of the said structure as under;

Since we ascertain the “Natural Life” of the building is 65 to 70 years and we record the
present life of the building, letting period and present period as under:

(1) (II) (1)
BUILDINGS PRESENT AGE BUILDINGS FUTURE AGE TOTAL LIFE
70 years Syears 75 years

COMPARATIVE STUDY OF FAIR MARKET VALUE INDEX AND SALE INSTANCES OF THE
—— ey S R AN WAL LIVW

SAID COMPLEX IN PAREL - SEWRI DIVISION » AT DR. BABASAHEB AMBEDKAR ROAD,

KRISHNA NAGAR, MUMBALI:

SALE INSTANCES:
The relevant ‘Instances of Sale’ is indicated at Annexure - II, attached herewith the Report
and is known as property Index II for the year 2023-2024 for Parel -~ Sewri Division, Mumbai

and considered near to the vicinity of Dr. Babasaheb Ambedkar Road, Krishna Nagar,
Mumbai - 400 014.

VERIFICATION AND SEARCH ON SALE INSTANCES OR COST ANALYSIS:

However, the Sale Instances quoted and located in the locality, very close to the vicinity. The
said Cost Analysis and Sale Instances of the building stated in Index I of the said property

have also been considered herewith the surrounding vicinity area.

The various factors that effect the rate can be broadly categorized into 4 categories viz. { A )
Physical Characteristic, ( B ) Legal Restriction, ( C ) Social Factor and ( D ) Economical
Condition on property as well as land and building.
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In the table below the effect of the factors are deposited quantitatively. The ( + ) sign indicates
the effect of the particular factors on the value of Sale Instances is greater as compared to the
property under Land Valuation. The ( - ) sign indicates that the contribution of that particular
factor to be Valued of Sale Instances is comparatively lower with our past experience of the
said Land Valuation field.

VIII. COMPARISON STATEMENT OF VARIOUS ASPECTS OF LAND OF THE SAID SOCIETY
PROPERTY:
PHYSICAL LEGAL SOCIAL ECONOMIC OVERALL
{(+) (+) (+) (+) 100%
IX. CERTIFY THE EXISTING TENANTS AREA & WORKING ON REHAB AREA AND SALEBLE
AREA OF THE LAND UNDER THE SAID COMPLEX:-
The general and applicable of addition FSI worked out to the redevelopment and addition FSI
proposed to he redevelopment under DCR 33 (9) as the building area of “A” is a Cess
Categories, in all there are maximum nos. tenants having 300 sq.ft rehab area as per DCR
33(9) l.e. 60% incentive is available on rehab area for redevelopment of the property. The
additional area which is call as the Salable Area of the land. The existing rehab tenants to be
allotted their premises free of cost under the MHADA Act of Maharashtra Government.
The Shreepati Garden Complex designed for 50 floors with 6 Land Podium car parking,
X. THE PARTICULARS OF LAND STATUS AND WORKING ON REHAB AREA OF THE
BUILDING AS UNDER :-
SHREEPATI GARDEN - KRISHNA NAGAR
SR. C. S. NAME OF Plot area | Set back | Reservat | g BUA on
No.| No. PROPERTY area ion area | gey packy | NO-of
tenants
reservation
1 a8 Krishna Nagar 6,522.63 327.64 - 1,207.73 618
2 99 Laxmi Cottage 2,980.79 265.83 - 1,227.46 379
3 97 2,090.78 134.64 - 467.27 60
4 1/97 Khatri 2,285.32 71.83 - 299,22 128
5| 1A/97 Cof:lt:oun q 125.42 : - 9
6 2/97 2,384.26 - 2,384.26 61
7 3/97 2,164.45 - - 68
8| 198/74 | Ibrahim Mansion 440.64 124,76 - 499.04 42
9| 199/74 Naim Manzil 424.75 127.00 - 508.00 23
10 Post office lane 1,526.00 75.57 - 0
222/74
11 BIT Chawl 6,225.00 - - 480
(part)
12 | 204/74 BEST 2,719.08 1,587.56 3444.72 60
29,889.12 | 1,127.27 | 3,971.82 | 7,653.44 1,928.00

.5
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The Plot area considered on the land Valuation Report on the basis of the following factors :-

Note :- We have verified/ received the documents as mentioned above and are certifying that
they are correctly included in the project and are in accordance with various law including

33(9) DCR - 2034 ( Development Control Regulation - 2034) of Greater Mumbai City.

XI. CONCEPT VALUE OF BALANCE POTENTIALITY OF LAND CONSIDERATION OF THE SAID
PLOT FOR REDEVELOPMENT OR POTENTIALITY OF LAND FOR THE YEAR:

While considering the present plot area of the building, the land possesses the potentialities of
the land being preferably used for redevelopment under DCR 33(9) of the building. Since the
value of potentiality of the land has been separately worked out in the Land Valuation Report

which is as under :

SHREEPATI GARDEN, Dr. B.A. Road, Mumbai 400 014
Working As per proposed DCR 33 (9) (2023) of MCGM
SL Parameters
No Sq. mtrs.
PROFAMA - PART-A
1 Gross plot area 29,889.12
2 Reservation and set back area 5,099.09
3 Non reserved net plot area 24,790.03
4 F.S.1. 4 on net plot area 99,160.12
S5 Existing BUA on reservation and set back area 7,653.44
6 Land component 5,754.47
7] Land component more than plot area, therefore F.S.1. 4 on 20,396.36
plot area.
8 Total permissible {.s.i. 119,556.48
PART-B
1 Total proposed rehab BUA including additional entitlement 109,368.42
16 Total proposed BUA for incentive including additional 109,368.42
entitlement
17 110% incentive 120,305.26
8 Additional BUA in lieu of Reservation for developer ( 3169.51 1,426.28
x£s.1.030x1.5)
18 Total remissible F.S.1. ( Rehab + incentive ) 231,099.96
20 Surplus area -
21 60% share to MCGM on surplus area -
22 40% share to Owner on surplus area -
23 Total incentive to developer 121,731.54

Therefore there is balance Salable FSI potentiality of the land area is 1,21,731.54 Sq. mts.

against the said property for the redevelopment.
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B. VALUE OF POTENTIAL LAND OR BALANCE F.S.L:

1. Area of potentiality of land : 1,21,731.54 Sq. mts.
2. Year of Land Value : 2023 - 2024
3. Value of FSI Land : Rs. 1,03,000/- per Sq. mts.

Rs. 1253.83 crores
Say : Rs. 1254.00 crores

Therefore the potential or balance FSI Value of the land works out to be Rs. 1254.00 crores
against the said property.

XTI. CERTIFICATE ON THE LAND VALUATION REPORT:
Considering all the above factors to enumerate above, we are of the opinion that ‘Fair Market
Value’ of the FSI Land Value at Dr, Babasaheb Ambedkar Road, Krishna Nagar, Parel -
Sewri, Mumbai - 400 014, works out to Rs. 1254.00 crores { Rupees One Thousand Two
Hundred Fifty Four Crores Only ) as on the date of the Land Valuation Report which is
considered as “Most Economical, Fair, Reasonable & Justified the Total Land FSI Value as on
1st March 2024.

For AMIRAJ ASSOCIATES

\.‘AJDZJZ—J;J

(Rajanikant B. Rele)

Architect, Valuer, Surveyor,

Project Financial Consultant,

Government Registered Valuer

Reg. No. CA/77/3959,SLA /4855,
FIV/2337 & CAT/1/227

Encl.: 1. Lay Out Plan
2. P.R Card.
3. Property Tax Bills
4. Repair Cess Bills
S. Study of Cost Index Analysis.
6. D.P. Remark and Plan.
7. C.T.S. Plan of Complex.
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