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TO,

ORIENTAL BANK OF COMMERCE BRANCH:-

Mumbai Large Corporate Branch

(East}, Mumbai - 400 081,

FROFORMA FOR VALUATION REPORT IN RESPECT OF FLATS{OFFICE-ANNEXURE-£4

| GENERAL

Purpose for which the valuation is made

To aszes Fair Market Value of Residential
Premises for Business Loan from - Large
Corporate Branch Mumbal

2. a}l | Date of ingpection 20.02.2020
b) | Date on which the valuation is made 20.02.2020 N
3 List of copies of documents producad for perusat
) Share Ceriificale of Transfer No. 118, bearing nos.66 to 90, dated 25.07 2016
- 11} Electricity Bill for January 2020 Bl
iy Society Maintenance Bilt No.852 for Jan- Mar 2020
i} Society Reg.No, BOM/ HSG/B-1067/1952-1953 ’
'w} Leave & License Agreement dated 09.12.2013
4. Name of the owner(s) and his / their address | Mrs. Kusum Vishnukumar Gupta
. {es) with Phone no. {details of shars of each ilr?;c[:ig.E:ﬁg,Eigé,rég,rgﬂzahg,a:ﬂa;:nxe
owner in case of joint awnership) Urive, Mumbai- 400 002
5. | Brief description of the property Ground plus Six Upper Fioors
8. " | Location of property ' a

“a) | Plot No. / Survey No,

Ptot No.83, C.T.S. No. 1776

b} | Door No. G Road
¢y [ T.S. No. / Village Fort o
d) | Ward / Taluka C Ward T

e} | Mandal f District

Mumbai- 400 g02 |
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Shriya Consultants

fi | Date of issue and validity of layout of Not Available during the Inspaction |
! approved map / plan ‘
u 9) | Approved map / plan issuing authority Bombay Municipal Corparation J
h} | Whether genuineness or authenticity of Not Available during the Inspection I
approved map !/ plan is verified -
I} Any other comments on authentic of MNone
approved plan K |
7 Postal address of the property Flat No.15-4'" Flaor, Ahoora Mahal, The |
: lAhoora C.H.5.Ltd., 93,G Road, Marine
| Drive, Mumbai- 407 002
8 City / Town Mumbai- 400 002
Residential Area Yes T
Commercial Area MNLA. o
' Industrial Area IN A,
9. | Classification of the area g
. — S—
[} | High / Middle / Poor High Class '
,: iy, Urban / Semi Urban / Rural Urban ’ !
| - |
1% Coming under Corparation limit/ Village Bombay Municipal Corparation !
' Panchayat / Municipality
11 | Whelher covered under any State / Ceniral | Land is on Lease far a period of 999 Years
' Govt. enactments {e.g. Urban Land Ceiling |[ffrom 09.04.1943 from Gavernment as par
Act} or notified under agency area / scheduleg |[Froperty Card
area / cantenment area
12 | Boundaries of the property
‘ | North N Bhagwandas Todi Children's Park
I : - —
I © Souih 3 Road
: East Steel House Building
i [ West Krishna Kunj Building
13 | Dimensions of the site / flat A B
As per the Previous  [Actual- Carpe’ Area-
 Valuation Report by 11130 Sq.ft. including
| Mfs Yardi Prachu  Balconies
dated 18.08.2017- |
1325 Sa.ft. Built Up ‘
i ——
14 | Extent of the site Flot Area 105935 m?
Fage 2ol 8
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Shriva Consuttan 5

[ 14,1 I Latitude, Longitude & Co. -ordinates of flai Latitude-18°94 147y
|LGngvtude 72°%62°36E 79°SW/
15 | Extent of the site considered for valuation {Ieast| |BU|Jt up Area= 1325 Sq.ft

| 16 | Whether occupied by the owner / te tenant? [; |Tenar1ted, to Mr.tndrakumar Pugalia from
I Oceupied by tenant, since how long? Rent 15.12.2019 t0 14.12.2022, Rent @

recetved per month, Rs.60,000/- p.m. tilf 15.12, 2021 and

Rs.65,000/ p.m. thereafter

Deposit f Rs.3,45 000/

7 FAPARTMENT BUILOING —— I nli—
I"_T._“_|_N ame of the Apartment ' | Rhoora Mahai e
Bescription of the Iocality Residentia) 7 | Residential T B

[2.

Commercial / Mixad ||
|'3 Year of Constrution |1952 JEE

| 4. | Nurmber of Floors Tmund plus Six Upper Floors R

- —— | _.——.__—__—_l

s | Type of Structure R.C.C. framed Structure
I—B— I—mem_ |'N0t Known
7.
8,
9

-_—

T Quality of Construction | |'Goc-d

j#ppearance of the By Building |Gczc>d
— 7 —
| Mainienance of the Building Externat Plastemmk In pmgress
’— Facilitie:

s Availahle

| | Lt
'! Protected Water Supply

| | Underground Sewerage

| Car Parking - Open/ Covered

| I_fs_C_ompmund wall existing? o | L(_es

Building

—_—

[T

J_lé bavemeant faid aroung the
FLATIOFFICE
L

|'_1__i The Tlor on which the Flat s sitvated h@“ Floor J———
-I Daar No, of No. of the F(z Flat 'FHND 15 [ —
||_ | “Specifications of the Flat T |3 BHK Fiat with 3 Nos Nos. Toilets 8 Gars Garage
_ Parking o e
F__“| Raof — RCC.

F.!D—Orﬁé_——_—%—_ l—arble Ffoorrpg tooripg T _'__;
____J_ —_— = — .
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[ Doors Flush Doors
Windows HAnodized Aluminurm
| Fittings [Standard
|  Finishing 1Good
2 House Tax ‘umbai Municipal Corperation
Assessment No. ‘Mot kown “ |
‘: Tax paid in the name of Mrs. Kusum Vishnukumar Gupta |
| Tax amount :Rs.18,873/- for Jan-Mar 2020 |
5 Flectricity Service Conneclion no. 037943 ' o ;
| Meter Card is in the name of (rs. Kusum Vishnukumar Gupta
5. How is the maintenance of the Flat lGood C
|7 Sale Deed executed in the name of [rs, Kusum Vishnukumar Gupfé
i_B What is the undivided area of land as per Sale [ Land area-1050.38 o
Deed?
! “What is tha plinth area of the flat? Net known —
10 YWhat is the floor space index (app.} ‘Not knewn -
11 Whatis the Carpet Area of the FlaliOffice?  [[1130 Sq.ft. including Balconies
12 ls it Posh/ | class / Medium / Ordinary? ‘FPosh
EE |3 it being used for Residential or Commercial :IFees.fdentiaI S
puroQse?
14 1ls it Owner-occupied or let out? Let Out =
_!_‘15 If rented, what is the monthly rent? NLA
"W | MARKETABILITY
1 How 15 the marketability? 1f1s a Efite class area of South Mumbar .
on the Marine Drive at a distance of 1 Km
from Marine Linas Station and tourhing
Marine Drive, with good marketability and
. Road Nebwork :
¥ What are the factors favouring for an extra |t is one of the Elitz Class areas of Mumbai
| [Paenvaer e e e abanca SCEC i g
Mall, Road and Railway Transport ete |
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i the market value in general?

Any negative factors are observed which Affect [[Nane

Rate

After analyzing the comparable sala instances, [[The rates for Residential Froperty i

what is the composite rate for a similar flat
with same specliications in the adjoining |

locality? - (Along with details freference of
atleast two latest deals/transactions with

respect 10 adjacent properties in the areas)

Marine Drive, Mumbai area are
Rs.55,000/84.f to R 65,000/5g ft., 50 the
rate considered 15 Rs 58,500/5q ft

Assuming it is a new canstruction, what is the Rs.65,000-Rs 85 000/8q.ft

adopted basic composite rate of the flat under
valuation  after  comparing  with  the
specifications and other factors with the fat

under comparison {(give details),

Break - up for the rate

| Total composite rate arrived for valuation

1| Building + Services Prevailing Composite Rate considered as
4 per Web pertals like 93acres.com
il Land + Qthers magicbricks.com etc.
! .
4 | Guideline rate obtamed from the Registrar's [ Zone-2/28- Rate of Resicential Flat-
: 2
office {an evidence thereof to be enclosed) |R5.5,92,3DGIm Rs.55,045/5q.ft
VI | COMPOSITE RATE ADOPTED AFTER DEPRECIATION -
a. | Depreciated building rate E
Replacement cast of flat with Servicesty (3] Rs.3000/3q.ft. X 1325 Sq.ft.=
Rs. 38,75 000/-
Age of the building . |68 Years
 Life of the building estimatad . [Balance Life 10 to 15 Years, sunect to
' periodic Maintenance
Depreciation percentage assuming the C Included in Composite Rate
salvage value as 10% i_
Depreciated Ratio of the Luilding .| Rs.58.500/Sq /. Composite Rals
b, . )

Depreciated building rate VI (a) and Rate for Land & other V (3)ii, Composile Rate as par
the rates prevailing in the Market are as per Froperty Portals like 99acres.com,

magicoircks.com ete, Rs.58,500/5q.ft,

Total Composite Rate : . RS.SB,5DW5E|{%,—P??;

)
= Rnng

T
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Shriva Cansultants

Details of Valuation:
Fair Market Value-

Deseription T Rate Rs./Sqrt | Estimated Valug Rs. |
|_F’fe5ent value of the Flat 58 5007- [ 775 000005

NOTE: It is a High class area of South Mumbai . on the Marine Drive at 5 distance of 1 Km from
Marine Lines Station and touching Marine Drive, with good marketability and Road Nelwark  This

s one of the very good building with reserved Car Parking Garage No.2.ang recently the
struciural repairs, external plaster work Was In progress,

The fallawing recent advertisemant were appearning for sale of Residentjal FPrenises in Marng
Drive on few leading property portals

i Description BuiltUp | Expected | RateinRs
Areain Price in Rs. Per Sq.1t. |

Sq.Ft. |

2 BHK, Shalimar Building 750 Carpet 4.50,00,000/- 60,000/~ |

| 3 BHK Rajhans 1280 Camet I 850,00 000/ 55,40?:'
3 BHK, Weeta 1180 Carpet | 8,50,00,000/- 55,'384#_—"

Thus looking at the location, allotted

ar Parking Garage No.2, proximity to Marine Drive, 3
rate of Rs 58,500 /. per 34.ft. on th

e Built up area with Garage is fair & reasonatle 0
asceriain the Fair Market Value for the premises as on 20.02.2020
summary of Valuation

Replacement cost for insurance purpose: Saleable area X Construction rate

1325 Sq.f. X 3,000 - Sq. t
Rs.39,75,000/-

Fair market value of Premises = 1325 Sg.ft. X Rs.58,500/3q 1t
= Rs.7,75,12,500/-

Say Rs.7,75,00 000/ {Rupges Seven Crores Seventy Five Lakhs Only)

Fair Market Valye= Ks.7,55,00,000/- Rupees Seven Crores Sevenly Five Lakhs Onty

* Realizabte Value= Rs.7,75,00,000/- less 10%=Rs.6,97 50,000/
Say Rs.6,98,00 000/ Rupees Six Crores Ninely Eight Lakhs Only

+ Distress Salas Valye = Rs.7.75,00.000/- less 25%< Rs.5,81.25,000/-
Say Rs.5,80,00,000/- Rupees Five Crores Eighty Lakhs Qnly.

----------
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As a result of my appraisal ang analysis, it is my censidered opinion that the value of
the above property in the prevailing condition with aforesal

Value Amount-Rs.

Fair Market value

d specifications is ag under:

- Y — . R

7.75,00,000/-{Rupees Seven Crores Seventy Five Lakhs Onlyy
Realizable value

B,QB,G{J,UDDHRupees Six Crores Ninety Eight Lakhs Ondy)
Distressed valye 5,80,00,000/-(Rupees Five Crores Eighty Lakhs Only)
i > !

Place: Mumbai

' Anil Patankar- CAT-1/350/25/5/2002-2003
"X 20 FEB 2020

The undersigned has inspected the pro
20.02.2020 on

praperty

perty detailed in the Valuation Report datad

. We are satisfied that the realizable value of the
iS Rs.B,QB,ﬂD,DUGHRupEES Six Crores Ninely Eight Lakhs Only).

Date:

Sighature

(Name of the Branch Manager with office Seal)

Encl:

1. Aclual Areg Measurement

—Fage-§
2. GMAP View-Page-8

3. Declaration fram the valuer in Format (Annexure B }

Page Faf 8
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Actual Area as per Measurement

1

Description Lengthin ft. Width in ft. Total area

in Sq. ft.
 Living Room 17.75 10.75 190 81
Entrance Lobby 10,00 10.00 100.G0
Kitchen 5.75 ! 4.83 2777
Passags 2 50 12.00 30.00
Bedrogrm-1 12.00 11.400 132 00
| Toflet-1 4.3 3.50 17.18
_ Bedroom—2 10,83 3000 324 an
Tolgt-2 4,75 .10 28.97
| Bedroom-3 15,50 10.00 _ i59.00
Toilet-3 G458 6.41 4217
: Balcony 18.75 433 B118

S S Y B O O

| Tota , 1130.01=1130.00

Location Map

bt e e, ¥ Lrtafr daad = ‘, + ".-" i »
I
'8 T e AT L R ST R PO P Tzl MM il e T T AT R e, oo ] i
L - EERU P Y. AL B sy e Bl s e [ e HULEET ) PR T
et bog T s I oo I o e ¥ LETe T ke =y s g e —— —
o by Sl A T G e R | i
L o s L M LB '-!-HIE-,H i ‘....-_?Li.ﬂm.l_l'.';’mi-l-wf‘unm ;L‘_-:'EF'. B el
(R . ks o oz
Eh 's! L uu.nT:.T
in =
- =
i Qo
. ¥
- )
Ablaleesy [T ) - N
Gy, e ] i
. I
LA b -.-1...|':.| Q
] "
{7 | e
S )
]
n
1 ey [l
P ] T
Wadpihe mdam )L .= Hoagepa
] L B AR e 1 [?-'.--\.-hu..;.élm
o ; Livpan b s gsbyg s i b
Laaza n
rtia

W i
i 2
W ‘o
U :
W K
-
. a i ay
. S
ol =
e '



%

SBYNSUCY EALYS 200 00y ~2quny ‘GALI BUE ‘PROY D ‘S6 ‘(QUBW BIOOUY 100|] | #~G L ON 1Bl



SJUBINSUOD BALIS Z00 00V -leqQUn ¥ 'SAU( SULEW "PECYH ©) 'E6 ‘[EUBY BIQOYY 00l ,b-GL ON 18id



sjsensuos) sAPYS 200 Q0F -lBQWINY  ‘9AU(] BUUE ‘PEOY D ‘S6 ‘[BUBIN BIOOYY “I00Jd ,b-GL ON 1Bl



Annexure B
DECLARATION FROM VALUERS

| hereby declare that-

a. The information furnished in my valuation repoet dated 20.02.2020 is true and correct ta the
best of my knowledge and belief and | have made an impartial and true valuation of the
propeary,

b. | have rio direct or indirect interest in the properly valued:

C. HOur representative Mr, Mangesh has persenally inspacted the property on 20.02.2020 The
work is not sub-contracted to any otner valuer and carried out by myself.

. Phave not been convicted of any offence and sentenced to a term of lmprisonment;

=} | have net been found guilty of misconduct in my professional capacity.

f | have read the Handbock an Policy, Standards and procedurs for Real Estate Valuaton

2011 of the 1BA and this regort is in cenformiy to the “Standards” ensknned for valuabion In
the Part-B of the above handboak te the best of iy ability,

o | have read the Internaticnal Valuaticn Standards (V5] and the reper submitted to the Bank
for the respective asset class s in confermity Lo the "Standards™ as enshrined for valuation 1n
the IV5 In "General Standards” and "Asset Standards” as applicable.

1. | abide by the Modsl Code of Conduct for empanelment of valuar in the Bank.

I | 'am registered under Section 34 AB of *he Wealth Tax Act, 1357,

i | am the proprietos / partner / authorized official of the Erm / cempany, who is competent to

eign this valuation report.

k. Further, | kereby provide the fellowing information.
3. No, Fart]cu!ars Valuer comment
L background information of the assat Il is a High class area of South Mumbai, on |
. the Marine Drive at a distance of 1 Km from
being valued:

PMarine Lines Station and teuching Marine
Crive, with gocd marketabilty and Road

Netwerk
i purpese of valuation ard appeinting To aszes Fair Market Value of Res:dertial _
autherity F'r?r.‘nlses for Busngss Loan |
3 identity of the valuar and any olher Arnil Patankar- CAT-350/25/5/2002-2003 '

. . . shrikant Walimbe- CATVI-103 of 2016
experts involved in the valuation:

4 disclosure  of  waluer Imizrest or Mone .
5 1
. canflict, if any: - !
5 date of appeintment, valuation date 20.02.2020 T |
) | M e = !
l/?:':' ":J\jl
) i .
Lot el
WA ’
1'.,'.-"'.-Ef T
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and date of report;

3 inspections andfor  investigations  [Market Survey
undertaken;
P nature  and  sources of the Market Information, Web Portals like
nformation used or relied upor: wowew, 39acres,. com, www. Magicbricks.com etc
8 procedures adepled in carrying out the  [Market Information, prevailing rates, accessibility,
standards followed:
L2 restrictions on use of the report, if Only for Bank Purpose o
any;
10 major factors that were taken into Market Infermation, prevailing rates
account during the valuation,
11 major factors that were taken into Market infarmation, pravailing rates
account during the valuation,
12 Caveats, mitations and disclaimers to Nene
the extent they expiain or elucidale the
imitations faced by valuer, which shall
not be for thre purpose of limiting his
rasponsibility  for the valuation repert,
Date:

- nn el

Place: Mumbai

i :‘I ! \-‘LLH’
gl
Anil Patankar

Categary CAT-1/350 25/ 5/ 2002-03
Shriyva Consultants-Partner
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