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Valuation Report of the Immovable Property

Letadls of the property under consideration:

!
i
‘ ' |
! i
. NAME QE APPLICANT
Mr.Rakesh Ghanshyam Mishra |
i Mrs. Radha Rakesh Mishra
| |
%
: REF.NO. CBI/DK/AC/TSA/9248/2021

N R R AL

i Add: - Gala no-2, Ground floor, Bldg. no-7, HDIL Industrial Park Bldg.
no-7 Co- Operative Society Limited , Village- Chandansar, Virar (K), Tal-
Vasai, Dist.- Palghar-401305.
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93 222 76196/022 23083430
khondokarvaluer@gmall,com

KHANDEKAK
ARCHITECTS & SURVEYORS

ARCHITECTS, SURVEYORS, CONSULTANTS & GOVT. REG, VALUERS,
57, GROUND FLOOR, SAFALYA, N. M. JOSHI MARG, MUMDAI - 400 013,

REF.NO. CBI/DK/AC/TSA/9248/2021 20/02/2021

To,
MSRO Bandra,
Central Bank of India, -
The Branch Manager
Central Bank of India,
Virar {East) Branch

V.

GENERAL

Purpose for which the valuation
is made

For assessment of fair market value of the property
for bank purpose

a. Date of Inspection

18/02/2021

b. Date on which the valuation is
made

20/02/2021 o

List of documents producéd for
perusal

1] Copy of Agreement for sale is made between Smt.
Falguni Paresh Shah “THE VENDOR" and Mr. Rakesh
Ghanshyam Mishra & Mrs.Radha Rakesh Mishra
“THE PURCHASERS" and Miss Bini Paresh Shah, Mr.
Akshit Paresh Shah"THE CONFIRMING PARTY"
vide reg. no.Vasai-2/2650/2019 dtd.01/03/2019.

2] Copy of Index Il vide reg. no. Vasai-2/2650/2019
dtd.01/03/2019.

3] Copy of Registration receipt no. 3122
dtd.02/03/2019.

4]Copy of 7/12 extract.

5] Copy of NOC from Grampanchayat Chandansar
dtd.27/09/2007.

6] Copy of N.A Order issued by Collector of Thane
dtd.01/10/2007.

7] Copy of Commencement Certificate issued by
CIDCO vide no. CIDCO/VVSR/CC/BP-4502/E/5274
dtd.19/11/2009.

8] Copy of Property Tax receipt issued by VVMC
dtd.31/08/2020.

9] Copy of Legal Scrutiny Report i
Vijay Singh & Associates dtd.26/03/2g/
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SRS, —

4 E Name of the Owner(s) and his /
' their address (es) with phone no.

|
|

S | Brief
|

I
i

descriptions of the property

10] iinpjr of Certificate issued by HDII, Inclti:;!:rinl’
Park Bldp, no-7 Co- Operative Society Limited
HPDLIdg.7CS1,/NOC/2010 Dtd. 11/03/2019, .
11] Gopy of Maintenance bill veceipt issued by HDIL |
Industeial Park Bldg. no-7 Co- Operative Society |
Limited dtd.01/701/2021.

Mr.Rakesh Ghanshyam Mishra
Mrs. Radha Rakesh Mishra

Flat no-B/202,2 {loor, Jaishree Gajanan CHS Ltd,,
VS.Marg, Near Kolhapuri Hotel, Po. Chandansar,
Virar(E), Tal-Vasai, Dist-Palghar-401305.
Gala no-2, Ground floor, Bldg. no-7, HDIL
Industrial Park Bldg. no-7 Co- Operative

Society Limited , Village- Chandansar, Virar
(E), Tal- Vasai, Dist.:- Palghar-401305:
The said Unit having Manger Cabin, Big working |
area, small room for machine storage, another room
for working area , Mezzanine floor with two cabin, 1
Gents Toilet, 1 Ladies Toilet & Common toilet.
; The said structure is Ground + 2 upper floors.
_ There are 2 Galas at each floor
0 | Location of property o :
| a) Plot No. / Survey No. / Sector Survey No.138(251), Hissa No.13pt.
b) Door No. _Gala No.2,Ground Floor
¢) C.T.S. No. / Village Chandansar
d) Ward / Taluka Vasai
e) Mandal / District ; Palghar
7 | Postal address of the property Gala no-2, Ground floor, Bldg. no-7, HDIL
Industrial Park Bldg. no-7 Co- Operative |
Society Limited , Village- Chandansar, Virar
(E), Tal- Vasai, Dist.:- Palghar-401305;
8 | City/ Town Virar
i. Residential Area N.A
ii. Commercial Area N.A
il Industrial Area Yes.
9 | Classification of the Area | N
| i. High / Middle / Poor Middle
il. Urban / Semi Urban / Rural Semi Urban
10| Coming under Corporation limit | Within the limits of Vasai ~Virar City Munici
/ Village Panchayat / | Corporation
Municipality
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]

Whether covered under any

11 No |
State / Central Govt. enactment i
(e.g. Urban Flat Ceiling Act) or ;
notified under agency area / |
scheduled area / cantonment !
area.
12 | Boundaries of the property
i. North Bldg. No.3
1i. South Internal Road
iil. East Open Plot
iv. West Bldg. No.8
Latitude: 19.469634
‘ Longitude: 72.835426
13 | Dimension of the site / Flat
North !
South s Stated Above (sr.no12)
East
West
14 | Extent of the site Ground + 2 upper floors
15 | Extent of the site considered for | Gala no.2, ground floor admeasuring
valuation (least of 13A & 13B) 46.65 sq.mtrs Carpet Area equivalent to 502 sq.ft
Carpet Area [As per Agreement  copy
dtd.01/03/2019] Area measured on sité is more
than documented area.
16 | Whether occupied by the owner / | Owner occupied.
tenant? If occupied by tenant |
since how long? Rent received f
per month
I | APARTMENT BUILDING
Description
1 | Nature of the apartment Industrial
2 | Location
i. C.T.S. No.
ii. Block No.
iii. Ward No. . | _As stated above (Sr. No. 6)
iv. Village / Municipality / j
Corporation
v. Door No., Street Road (Pin Gala no-2, Ground floor, Bldg. no-7, Village-
code) Chandansar, Virar (E), Tal- Vasai, Dist.:- Palghar-
; 401305. \
3 | Descriptions of the locality Industrial
Residential / Commercial / Mixed
4 | Year of Construction 2012 [ Informed by owner]
5 | Number of Floors Ground + 2 upper floors
6 | Type of Structure RCC Frame Structure
7 | Number of Dwelling galas in the | 2 Galas

building
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8 | Qu.ﬂm' otwuﬁmmion

KR *\pp\n.\n(é of the lhu!dmg.

10 nance ¢
¥

Facilities Available

R Lifts
1) Protected Water \uppl\' i
m} Uudezhlmuul Sewerage 7

| T—
e Se—

L \) Iq Compound \Wall Existing?

v 1} l‘: Pavement lm\! amund the

Juilding?

_ Flat/ office/Unit
The floor on which the Gala is
smmted

m’:l | Door No. Oftht‘ :\Ia

1

| e o

b ]

Specx!nc\mon of the‘ ala |

Maintenance N xlh Hulhltn}. |

‘ Uulinm\
Uu dinary
l\ullu.\i\'

‘ 1 lifts
| Boring + VWMG
| \t‘\

w) Car P.lrkmg Open/(‘m‘c\at-ul u\pcm.u‘ parking

I NO
CCement concreta

Ground Floor

(u.\l.\ No. 2, Ground Floor

3 :
L Roof o !\L( Frame Stracture and Patra Shed
MM‘ ifrl&dﬁh; - u‘—_w*} hlv\iluunuh onloftarea and Conerete flovring
L Doors ‘ __“ } \Wooden door
m_”\ iv. Windows T Aluminium Stiding windows, Grills
v me;‘:ﬂ‘m—m_lﬂr'ﬁ' __ '()p:‘n wiring & Plumbing
i llmxhi;\—s:m—"*fﬂ 7 ﬁﬁ :_Or\lin\u“\‘
T vikichen 0 Na
4 }'HO{IS&’ ax i
| Assessment No. . | CHO4/1514/2
| Tax paid in the name of | MrRakesh Ghanshyvam Mishra
! Mrs, Radha Rakesh Mishra
| Taxamount o IRs8933/
5 ‘Elecmcxty ﬁer\’lce Connemmﬁm 1000004 23-!(\}
' Meter Card is in the name of . Mr, I\a}\esht.lmmhv.sm Mishva
| | Mrs. Radha Rakesh Mishra
6 | Howis the maintenance of the | Average
: Gala? - |
7] ' Sale deed executed in the name of (,om of Amwmmn for sale % made between Smt.
;- | Falguni Pavesh Shah "INE VENDOIR® and Mt Rakesh
; Ghanshyam Mishra & Mes. Radha Rakesh Mishra
i “THE PURCHASERS™ and Miss Bini Paresh Sh, th, Mr

oo AT

What is the Undmded areaof
} land

=
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'9 | What is the Plinth area of the 55.98 sq.mtrs Built up Area equivalent to
.| Gala? 602.56 sq.ft Built up Area,
40 | What is the floor space index FSI | As per Regulation. '
11 | What s the Carpet area of the 46.65 sq.mtrs carpet area equivalent to 502 sq.ft
' Gala? carpet area [As per Agreement copy
dtd.01/03/2019]
12 | Itis Posh/I Middle Class
‘ Class/Middle/Ordinary
13 | Itis being used for Residential or | Industrial purpose
.| Commercial purpose?
14 | Is it Seller occupied or Let out? Owner occupied.
15 | If rented, What is the monthly NA
‘ rent?
[V_| MARKETABILITY-
1 | Howis the marketability? Good.
2 | What are the factors favouring | All Civic amenities like Hospitals, Markets, Shopping
| for an extra Potential Value? Centre etc are easy reach.
3 | Any negative factors are No
observed which affect the market !
value in general?
V | RATE
1 | After analysing the comparable Rs.5,200/- per sq. ft. built up area
sale instances, what is the '
composite rate for a similar Flat
with same specifications in the
adjoining locality?
2 |Assuming it is a new Rs.5,200/- per sq. ft. built up area
construction, what is the adopted
basic composite rate of the Flat
under valuation after comparing
with the specification and other
factors with the Flat under
comparison
3 | Break - up for the rate
I, Building + Services . Rs.2,225/- sq.ft.
ii. Land + Others Rs.2,975/- sq.ft.
4 | Guidelines rate obtained from the | Rs.3,205 /-per sq.ft.
Registrar’s office :
/| COMPOSITE RATE ADOPTED
AFTER DEPRECIATION
a | i. Depreciated building rate

Rs.2,225/- sq.ft.
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|l Replacement cast of Flatwith | Re. 2,228 /- sqf.
services (v(3)N) B

LW Ageofthebuilding  jOYeas
_iv, Life of the building estimated | 51 Vears (subject to proy

V. Depreciation  percentage | 10%

assuming the salvage value as
_ 0% R

. Vi Depreciation Ratio of the 1094
. building S
b | Total composite rate arrived for
—valwation |
- Depreciated building vate V1 (a) | Re2,225/- sq.f.
1. Rate for Flat & other V (3) A ReQ978/-sq,t
___| Total Composite Rate [ Re5,200/~sqft

DETAILS OF VALUATION |

Sr | Description - _ | Qty. Rate per unit
10 | ' \ RS, ';
L | Presentvalue of the flat(car | No Parking | i

parking ,if provided) space | l ‘
> Wardrobes | [
3 | Showcases/ ﬁ ; B
t | Kitchen arrangements i | L :
) ‘f Superfine finish | Inlustrial

| o |Gaa
>_| Interior Decorations I {
—r-—Eiectricity deposits/ electrical |

| fittings ] | =
3| Extra collapsible gates /grill |

| works etc. i P | STy
' | Potential value ,if any l '
.0 | Others i - _{'__ﬁ i

' Total . S {

Valuation: Here the approved valuer should discuss in detail
Approach, Income Approach and Cost Approach) to valu
indicate how the value has been arrvived at, supported by necess
such aspects as impending threat of acquisition by governmen
/public service purposes , subimerging & applicability of CR%
from sea- coast/ tidal level must be incorporated) and their
likely rental values in future and iii
discussed).
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BV EER R 2 PO O sl peopery wige obtaimed fram B Soeareh Gopies
WEDE R e pnclosed

Vi s e anvived by Aaekot Appeoaeh. (e Gomparable method of valuation),
AN s e anatesis (s my considerod optaion that the

A\lTs 48 \

B Bresent wankiet vailwe of the Raab LR/ Rupees  Thirty One  Lakhs
CREAhOYE  propenty e the Thivty Three Thousand Three
B towmdtiion wilth atoresald thindred Twelve Only

R Apeviication Iy | |
R ROOK valne o the above Ryl 00,000/ Rupees Thivty Three Lalhs
SR DO AN OO O /201D gy Only "

JThe Reatiaatle valne of the | R&2L10,900/+ | Rupess Twenty Right Lakds
B above property i Nineteen Thousand Nine

q v Hundved Bighty Only i

B DEIStesN value of the above R8AH06,619/ Rupees Twenly Five Lalhs Six
B property s Thousand Six Hundred Porty
= NineoOoty

© Dater 20,02,2021
Places Mumbal,
For KHANDEKAR ARCHITECTS & SURVEYORS

‘ e

MR, DAFTA KHANDEKAR (Proprietor)
Qovt, Req, Valuer (Waalth Tax Reg, No, CAT-1/320 of 2000)
Approved Valuer (I0V-No-F-23621) '
AR Reg, Valuer (INBURVIOT/2019/11406)

{ . !
- The uudm‘si&;pml hag %tm‘]m\‘lml the property details in the valuation report
=~ dated AMERNY on QW are satistiod that the fate and reasonable market value

- of the property fa Re, 1L Q% el Re ANy Qe toedony)
] h&”\'—‘? l ‘ (T\'\ (“\ ‘\\‘j\’(“'t'r\‘\hﬁa-- r\’\"'l\.“&"\ﬂ\ Q‘f;g:‘;:

Signature \‘wﬁv RN
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u S DETAILS. O VALUAT
BETAILS OFVALUATION = A0 !'
( (.mirs ' e (s » ) |
iiﬁi:‘“.ﬂlﬁjmm up Area CAUVALENL O GOZL6 et Bl up Area, ’
VALUATTOR BUA I s [ -Mnrl.uljuu.e!' .S L Value by 1,
Falr Market Value of - - ;
Property | 7(’”’""“’“ BOAC L RAB,200/ nguft | Red 504,810/
Total Fabr Market o ‘ :
Value(Fair Market
Value -+ Furnitule R6.41,48,512 /-
value) }
Government Value | - ’
After depreciation | ("Muﬁ WA | REZ,804/- wautt f 17,087,764 -
ottt e R, 500/ -pam,
Realizable Sale | , e —
Value @ 90 % Ru.26,10,060 /-
Distress Sale Value i '
e80% | Re25,00,049 /-
[nsurance Value 602.56 s.ft__| R8.2,250/-sq.00 | R6.12,55,760 /-
RATE ANALYSIS CALCULATION FROM THIL TRANSACTION
— 1 [ Bunr '.
INDEX | UP AREA | PURCAIISE, |
DATE W [INSQET | PRICE | RATE | GOV.PRICE | GOVRATY. | LOACATION. |
26-12:2020 | 13800 | 1165.61 | 60,00,000 | 5,147.51 | 87,46,000 | 3,20518 | Bldg, to.o |

1&.:1_2‘2_05(_)‘_“1%(}“(‘,2“ uwﬁ/}jﬁ,,’}d 2500000 | 5,2560.41 15,24,000 | 3,206,114 BldpNo,9
' ; !
_averago o |620346) - |
L Applicant
60256 | 33,00,000 | 5,476.63 | 2137,000 | 3,546.55 | transmetio
s i3l !

02:03-2019 | 26

f=

50

§

Inview of above transaction market rate of similar properties  in thig vicinity is @
Rs.5,203/- per sq.ft.

As result of my appraisal and analysis it is my considered opinfon that the rate of this
Property shall be @ Rs.5,200/- $q.ft |
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