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Details of the property under consideration:

Name of Owner: Mumbai Agricultural Produce Market Committee
Gala on Ground Floor, “Auxiliary Building” Plot Nos. 3 & 7, Fruit Market, A. P. M. C., 

Near M/s. K.B. Export, Sector No. 19, Vashi, Navi Mumbai
Longitude Latitude: 19°04'26.8"N 73°00'37.5"E
Intended User
Private Clients

Vastu/Mumbai/04/2019/014484/29989
16/03-63-AU
        


       Date: 25.01.2025
RENTAL VALUATION OPINION REPORT
This is to certify that the property bearing Gala on Ground Floor, “Auxiliary Building” Plot Nos. 3 & 7, Fruit Market, A. P. M. C., Near M/s. K.B. Export, Sector No. 19, Vashi, Navi Mumbai, State-  Maharashtra, Country - India belongs to Mumbai Agricultural Produce Market Committee
	Boundaries of the property.

	North
	:
	Internal Road

	South
	:
	K. B. Export

	East
	:
	C.F.B Building

	West
	:
	Internal Road Export House 

	
	
	


Considering various parameters recorded, existing economic scenario, and the information that is available with reference to the development of neighborhood and method selected for rental valuation, we are of the opinion that, 
	Particulars
	Amount in `

	The Fair Market value after completion
	9,53,12,500.00

	The Rental Per month
	3,18,000.00


The valuation of the property is based on the documents produced by the concern. Legal aspects have not been taken into considerations while preparing this valuation report.

Hence certified
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09
Encl: Valuation report. 
VALUATION REPORT IN RESPECT OF IMMOVABLE PROPERTY
	1. 
	Date of Inspection 
	:
	07.01.2025


	2. 
	Purpose of valuation
	:
	As per Owner’s request to assess Rental value. 


	3. 
	Name and address of the Valuer.
	:
	Sharadkumar B. Chalikwar


	4. 
	
	:
	Vastukala Consultants (I) Pvt. Ltd.


	5. 
	
	:
	B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai – 400 072.

	6. 
	List Of Documents Handed Over To The Valuer By The Client


	
	1. Request letter from owner No. Abhiyantrik Dept / Valuation / 527 / 2025 dated 02.01.2025
2. Copy of Occupancy Certificate vide No. EE (BP) / ATPO / 553 dated 25.10.1994 issued by CIDCO.
3. Copy of Approved Plan vide No. EE (BP) ATPO / 553 dated 25.10.1994 issued by Addl. Town Planning Officer, CIDCO.

	7. 
	Details of enquiries made/ visited to govt. Offices for arriving fair market value.
	:
	Market analysis and as per sub-registrar value.


	8. 
	Factors for determining its market value.
	:
	Location, development of surrounding area, type of construction, construction specifications, age of building, condition of the premises & building, facilities provided    and its prevailing market rate.

The rental valuation is calculated depending upon floating population & business potential of the respective premises

	9. 
	ANY CRITICAL ASPECTS ASSOCIATED WITH PROPERTY
	:
	No

	
	Property Details :
	:
	

	10. 
	Name(s) and Postal address of the Owner (s).
	:
	Mumbai Agricultural Produce Market Committee

	
	
	:
	Gala on Ground Floor, “Auxiliary Building” Plot Nos. 3 & 7, Fruit Market, A. P. M. C., Near M/s. K.B. Export, Sector No. 19, Vashi, Navi Mumbai

	11. 
	If the property is under joint ownership/ co-ownership share of each such owner/ are the share is undivided.
	:
	Committee Ownership


	12. 
	Brief description of the property.
	:
	Commercial Premises

	
	
	:
	The property is a Commercial Premises on ground floor comprises of “Sharad Co-Op. Bank Ltd. On front side of the building and Fire Parking Area + Fire Office + Toilet on rear side. There is also a lean to shed with GI sheet roof. The property is at 1.1 KM. distance from Turbhe Railway Station.
At present “Sharad Co-Op. Bank Ltd.” Was in operational condition. Fire parking area / fire office area was in poor condition. 

	13. 
	Location of the property. (C.T.S. No., Survey No., Hissa No., Plot No., etc.).
	:
	Plot Nos. 3 & 7, Sector 19

	14. 
	Boundaries of the property.
	:
	As on site
	As per documents

	
	North
	:
	Internal Road
	Details not provided

	
	South
	:
	K. B. Export
	Details not provided

	
	East
	:
	C.F.B Building
	Details not provided

	
	West
	:
	Internal Road Export House 
	Details not provided

	15. 
	Matching of Boundaries
	:
	N.A.

	16. 
	Route map
	:
	Enclosed

	17. 
	Any specific identification marks
	:
	Near K. B. Export

	18. 
	Whether covered under Corporation/ Panchayat/ Municipality.
	:
	CIDCO

	19. 
	Whether covered under any land ceiling of State/ Central Government.
	:
	No

	20. 
	Is the land freehold/ leasehold.
	:
	Leasehold 

	21. 
	Are there any restrictive covenants in regard to use of Land? If so attach a copy of the covenant.
	:
	As Per documents

	22. 
	Type of the property
	:
	Commercial 

	23. 
	Year of acquisition/ purchase.
	:
	N.A.

	24. 
	Purchase value as per document
	:
	N.A.

	25. 
	Whether the property is occupied by owner or tenant. If occupied by tenant since how long he is staying and the amount of rent being paid.
	:
	Partly occupied by bank and partly vacant.

	26. 
	Classification of the site.

	:
	

	
	a. Population group.
	:
	Urban

	
	b. High/ Middle/ Poor class.
	:
	Middle class

	
	c. Residential/ nonresidential.
	:
	Non – residential

	
	d. Development of surrounding area.
	:
	Good

	
	e. Possibility of any threat to the property. (Floods, calamities etc.).
	:
	No

	27. 
	Proximity of civic amenities.                     (like school, hospital, bus stop, market etc.).
	:

	All available near by

	28. 
	Level of the land (Plain, rock etc.).
	:
	Plain

	29. 
	Terrain of the Land.
	:
	Levelled

	30. 
	Shape of the land (Square/ rectangle etc.).
	:
	Irregular 

	31. 
	Type of use to which it can be put (for construction of house, factory etc.).
	:
	Commercial purpose

	32. 
	Any usage restrictions on the property.
	:
	As per development control rules

	33. 
	Whether the plot is under town planning approved layout?
	:
	Yes 

	34. 
	Whether the gala is intermittent or corner?
	:
	Corner 

	35. 
	Whether any road facility is available?
	:
	Yes

	36. 
	Type of road available (B.T./ Cement Road etc.).
	:
	B. T. Road

	37. 
	Front Width of the Road?
	:
	9.00 M. wide road

	38. 
	Source of water & water potentiality.
	:
	Municipal Water supply

	39. 
	Type of Sewerage System.
	:
	Connected to municipal sewer

	40. 
	Availability of power supply.
	:
	Yes

	41. 
	Advantages of the site.
	:
	Located in developed area

	42. 
	Disadvantages of the site.
	:
	No

	43. 
	Give instances of sales of immovable property in the locality on a separate sheet, indicating the name & address of the property, registration No. sale price and area of land sold.
	:
	As per Sub-Registrar of Assurance records

	
	Valuation of the property :
	
	

	
	A) Fair Market Value
	
	

	44. 
	Total area of the Commercial Premises
	
	Area as per actual measurement: 

Carpet area of bank = 823.00 Sq. Ft.
Fire Parking area = 822.00 Sq. ft.

Fire Office / + Toilet area = 822.00 Sq. ft.

Lean to shed  = 880.00 Sq. Ft.

Area as per Work Order:

Carpet area of bank = 800.00 Sq. Ft.
Area nearby the bank = 1,775.00 Sq. Ft.

	45. 
	Prevailing market Rent
	:
	` 95.00 to ` 100.00 per Sq. Ft.

	46. 
	Rate adopted for valuation 
	:
	` 96.00 per Sq. Ft.

	47. 
	Guideline rate obtained from the Stamp Duty Ready Reckoner.
	
	` 1,88,100.00 per Sq. M.
i.e. ` 17,474.92 per Sq. Ft.

	48. 
	Value of the property
	:
	`  9,53,12,500.00

	49. 
	The realizable value of the property
	:
	`  8,57,81,250.00

	50. 
	Distress value of the property
	:
	`  7,62,50,000.00

	51. 
	Insurable value of the property
	:
	`  1,04,84,375.00

	
	B) Rental Value
	
	

	52. 
	Market Value
	:
	`  9,53,12,500.00

	53. 
	Rental Percentage
	:
	4%

	54. 
	Annual Rental Value
	:
	`   38,12,500.00

	55. 
	Monthly Rent
	:
	`    3,18,000.00

	
	C) Period of Lease for Non-refundable  deposits
	
	

	
	Non-refundable deposits amount
	:
	` 2,65,00,000

	
	Interest on Deposit
	:
	8%

	
	Period of Lease
	:
	96 Months & 15 days

	
	Monthly Rent
	:
	`    3,18,000.00 (5% increase every year)


	
	Technical details of the building :
	
	

	56. 
	Type of building (Residential/ Commercial/ Education & Training Centre).
	:
	Commercial 

	57. 
	Year of construction.
	:
	1994 (As per Occupancy Certificate)

	58. 
	Future life of the property.
	:
	29 years subject to proper, preventive periodic maintenance & structural repairs.

	59. 
	No. of floors and height of each floor including basement.
	:
	Ground + 1 upper floor

	
	Type of construction.
	
	

	60. 
	(Load bearing/ R.C.C./ Steel framed).
	:
	R.C.C. Framed Structure

	
	Condition of the building.
	
	

	61. 
	External (excellent/ good/ normal/ poor).
	:
	Normal 

	62. 
	Internal (excellent/ good/ normal/ poor).
	:
	Bank is in normal condition. 

Fire Parking Area + Fire Office in poor condition

	63. 
	Whether the building/ property is constructed strictly according to the sanctioned plan, details of variations noticed if any and effect of the same on the valuation.
	:
	As Occupancy Certificate is available it is assumed that the construction is as per Sanctioned Plan.

	
	b. Specifications of Construction :
	
	

	Sr.
	                Description
	
	Ground floor 

	a
	Foundation.
	:
	R.C.C. Footing

	b
	Basement.
	:
	Yes

	c
	Superstructure.


	:
	R.C.C. frame work with 9" thick B. B. Masonry for external walls. 6" Thk. B.B. Masonry for internal walls

	d
	Joinery/ Doors & Windows.
	:
	M.S. Rollin shutter, wooden doors., Aluminium sliding windows 

	e
	RCC work.
	:
	Footing, Column, Beam, Slab

	f
	Plastering.
	:
	Cement plastering + sand faced plaster externally

	g
	Flooring, Skirting.
	:
	Vitrified in bank premises

	h
	Pantry Platform
	:
	Not found 

	i
	Whether any weather proof course is provided.
	:
	No 

	j
	Drainage.
	:
	Municipal Drainage.

	k
	Compound wall (Height, length and type of construction).
	:
	Not found 

	l
	Electric installation (Type of wire, Class of fittings)
	:
	Concealed wiring.

	m
	Plumbing installation (No. of water closets & wash basins etc.)
	:
	Concealed plumbing and wash basin.

	n
	Bore well.
	:
	Not found 

	o
	Wardrobes, if any. 
	:
	As per bank’s requirement

	p
	Development of open area
	:
	Chequred tiles in open spaces


I certify that,
I/ my authorized representative, has inspected the subject property on 02.01.2025
Mr. Ajay Rewale (Mobile No. 9766640171) has shown the property. 
The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing market rates.

There is no direct/ indirect interest in the property valued.

As per site inspection / site information, 80% construction work is completed as on date.
Date: 25.01.2025
Place: Mumbai
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09
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Actual site photographs
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Actual site photographs 
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Route Map of the property
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Longitude Latitude: 19°04'26.8"N 73°00'37.5"E
Note: The Blue line shows the route to site from Railway station (Turbhe – 1.2 KM.)
Price Indicators (Rental)
[image: image29.png]99acres Lease

:1.75 Lace

Ak Singh Grover
[oe .l

Overview Desler Detais Recommendations

Property (10)

foor (15t/7 loors buiding) 1 private parking spotsn basement

 veeng coms il

2masting rooms an 2 cabins avaisble 1 private washroom availble

Places nearby Vit 50)
ApwE rarkes vazn,

Wrlkea yinorbitMall @ SaiBabaMandir @ GaneshTemple @ Allance Church E3 Pkc Hospital mmmmspma\e

Why you should consider this property?

@ + resh Consruction + PowerBackup
ey ighights  Visor Paring Avaable  On.Call Wintenance st Ve ore

Avaiae o Immediately Securiydep Lockinperiod 1 Months et Lesee amount-F1TS000Morth

visnzss

Suneren Frsehold "

2months Leaselnegotiabie)




[image: image30.png]EEET Lease v|  Enter Locaiity/ roject / Society  Landmark

25,000, |

ovnien Owaroes semetsns
Property &) B nNumber, 3 et Area
e REEE :
b R i,
Places nearby View Al (50)

T Sector 19 vasn, Navi Mumba

Wrlkea yinorbitMall @ SaiBabaMandir @ GaneshTemple @ Aliance Church E3 Pkc Hospital m..m..m;,.mQ

Why shouldyou consider this property?

Securiy daposie 2125000 Lockin perodNolockinperiod Lese Smoune 25000/ Month
con per yesr-10%, Progers Gunersh Freshold eropersy cose- QTSN
Property facilties
Fumisnas NoRecepionares [y Na Canference roam Mo cenwal e No Oxygen Duct Noups
2 " Condsanng E °

1t o e extnguisner sors B b e e nose




 

Price Indicators (Rental)
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Sale Instance (Rental)
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Ready Reckoner Rate
 

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE
This exercise is to assess Fair Market Value of the property under reference as on 16th April 2019.
The term Fair Market Value is defined as

“The most probable price, as of a specified date, in cash, terms equivalent to cash, or in other precisely revealed terms for which the specified property rights would sell after reasonable exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self-interest assuming that neither is under undue duress”.

Fundamental assumptions and conditions presumed in this definition are:

1.
Buyer and seller are motivated by self-interest.

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

3.
The property is exposed for a reasonable time on the open market.

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

UNDER LYING ASSUMPTIONS

1.
We assume no responsibility for matters of legal nature affecting 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. 

2.
The property is valued as though under responsible ownership.

3.
It is assumed that the property is free of liens and encumbrances.

4.
It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would render it more or less valuable. No responsibility is assumed for such conditions or for engineering that might be required to discover such factors.

Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09

DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent 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 PROPERTY PREMISES

Considering various parameters recorded, existing economic scenario, and the information that is available with reference to the development of neighborhood and method selected for rental valuation, we are of the opinion that, 
	Particulars
	Amount in `

	The Fair Market value after completion
	9,53,12,500.00

	The Rental Per month
	3,18,000.00

	Period of Lease for Non-refundable  deposits of ` 2,65,00,000.00
	96 Months & 15 days


STATEMENT OF LIMITING CONDITIONS

1.
Assumptions are made to the best of our knowledge and belief. Reliance is based on the 
information furnished to us by the identifier AND/OR client.

2.
The valuer shall not be responsible for matters of legal nature that affects the value and opinion expressed by us.

3.
If our appearance is required, we will be pleased to appear and give the necessary clarification, provided the fees for each appearance (excluding traveling, dearness allowance and out of pocket expenses) is pre-determined before the acceptance of the assignment under reference.

4.
In no event shall the valuer be held responsible or liable for special, direct, indirect or consequential damages, as the assignment has been completed on best efforts, available knowledge and in good intentions of persons concerned and belief.

5.
If it is proved that there is an apparent negligence on the part of a valuer, liability of this assignment (whether arising from this assignment, negligence or whatsoever) is limited in respect of anyone event or series of events to the actual loss or damage sustained subject to maximum of 80% of the professional fees for the services rendered and in any case not exceeding the amount of ` 1,000/- (Rupees one Thousand Only). All the claims against us shall expire after three month from the date of submission of the valuation report provided by us.

6.
We hereby declare that, the information furnished above is true and correct to the best of our knowledge and belief.  We have no direct or indirect interest in the assets valued.  We have not been convicted of any offence and sentenced to a term of imprisonment. We have not been found guilty of misconduct in our professional capacity. 
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09

