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Bandra Kurla Complex, Bandra (East),

ll'lumbai - 400051
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Name of Client

Respected Sir,

: M/s. Ankit Gems

Please find the Valuation Report in Bank's prescribed format.

Description of the Propely

Panchpakhadi,

,.022-25430997

: Flat No, l0Z & 703, Seventh Floor, "Teenbatti

ll:fi:f l'Co. op. Hss. Soc, Lrd, (Soc. Res. No. BoM
/GEN/1236/1979), Shivam Apartment, Cadastral
Survey No. 176 of Malabar Hill & Cumballa Hill
D.ivision, Doongarshi Road, Teenbatti, Walkeshwar,
Mumbai - 400 006

,2019
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Yours aithfully,

FOR DIWANJI& IATES

R. G.

(PANEL

Fair MarketValue of the Property as
on date

This Report contains 24 Nos. of pages including photographs, Location
Copies of Sale Advertisements etc.
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Ref No: VS/D&A/RG Dtzl1g 2OIDEC-031 Date: 9th Decem

Format. C

srarEEANK!ilIA4

[Branch: Diamond, Bandra (East), Mumbai]

VALUATION REPORT

(!N RESPECT 0F RESTDENTTAL FLATS)

(To be filled in by the Approved Valuer)

Name & Address of Valuer

DIWANJIAND ASSOCIATES

(Mr. R. G. DIWANJI)

Office No. 302, Third Floor, "The Central" Building,

Shell Colony Road (Station Road),

Next to Jenny Photo Studio,

Chembur (East), Mumbai - 400071

Tel N0 022 -25246448 & 8655108989 / 8655552316

Email : rgdiwanjivaluers@gmail,com

.I

I
8&m

[)iwanji and As

cot'lsljtltNG 0{

, 2019

t. GENERAL

1 Purpose for which the valuation is

Made

To ascertain the Fair Market Value as on date .f pri
Old Loan Account wilh State Bank of lndia, Branch: I

Bandra (East), Mumbai rffi

rcrty for

iamond,

2. a) Date of lnspection w-m
\

b) Date on which the valuation

is made

09t12t2019.
t+

=lolo\
14 rn'

' Valuer [rlo. 
\

cctI.Ih/350/14/
\ 4tralaAA^ ,^ / t' i)

3
I 

List of Documents produced for perusal. re I

r_EMLry-q_l_UZ x<ery
. Sale Deed dated 2010311993 between Mr, Keshavlal Thakarsi Gandhi & Mrs. Jasumati Kesha

(The Vendors) & Mrs, Meenaben Arunkumar Shah (The purchaser).

(Agreement Value Rs, 51 ,50,000/- in the year 1gg3)

. Society Share Certificate No.35 dated 2410711980 having shares from'lB1 to 185 on the n

Suresh Shantilal Shah & Mrs, Taramati Shantilal Shah Transferred on 07/06/1993 in the na
Meenaben Arunkumar Shah & Master Amit Arunkumar Shah

. Society Maintenance Bill No. 67 dated 0210T12016

For Flat No, 703

. Agreement for sale dated 2011011979 between Mr. Khurshedeher Machershaw Khan (The Ver
Arunkumar Chimanlal Shah (The Purchaser)

l of Mr.

of Mrs,

r) & Mr,

Gandhi
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I
. Deedof Declaratio,Ort.dTU hi*nffi

registrar's Office Mumbai city 1 (Fort) having sr. No ggii_0d8oz_zoos

. Registration Receipt No 6955 dated 26/09/2003.

' Society Share Certificate No. 54 dated 15/'l ll1g81having shares from 2g1 to 300 on the nArunkumar C. Shah.

o Society Maintenance Bill No. 68 dated O2IOT12016.

he Sub-

of Mr.

Brief description of the propert/

Name of the ownerls;-nd his/fl.reir
address(es) with phone No. (Details
of share of each owner in case of
jointownership)

Tne nroperty unOer Vatuation b 2 No; of RE
on 7th Floor of the Residential Building. Both the
tnternally amalgamated and having coirmon entre
The Building in which the said ftit is situated is c
Ground + 7 Upper Floors Building. The Documented
Area of the Flat No, 702 is 692 sft & guilt Up Area of
No. 703 is 583 sft. Thus Total Built Up Area of both t

Master Amit Arunkumar Shah (Minor), Rep
Guardian Mrs. Meenaben Arun'kurri 

'St,.1,,

together is 127i sft as per the Society Maintenance
Flat is well furnished & provided with Decorative p(
Ceiling &.good quality furniture & fixture. lt is having
specifications such as parfly ltalian Marble & parfl"y
flooring, Anodized Aluminum frame glazed sliding
Wooden frame with solid core flush doors, Concea
with.good quality electrical fittings, Concealed p
good quality sanitary fixtures, Ceramic tiles
bathroom with glazed tiles dado on walls, Granite
Platform with glazed tiles dado on walls, Good eua
lnternally etc. The said Building was constructed in
1977.1978 or thereabout. The Building is having
such as Security Services and Car parking Space 6tc.

door.

ist of

ilt Up

Flats

Flats

The

False

marble

Wiring

tchen

Paint

Year

Plot No./ Survey No. Cadastral Surv

Door No,/ Flat No. Flat No. 702&103, Seventh Floon

T S. No./ Village Malabar Hill & Cumballa Hill Division

Mandal/ District
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0 Date of tssue and valrditfoaGyout
of Approved Map / plan

Sanctioned Building plan is not made avai
perusal,

for our

s) Approved Map /ftan rssurng

Authority

h) Whether genuineness or zutnentrcrt1l

of approved Map / plan is verified

i) Any other comme-ts -by- our
empanelled valuers on authentic of
approved plan

7. Postal addresi of fl-re property flar No, tUt &. /03, Seventh Floor, 
,,Ieenbatti premi

pO HsO Soc. Ltd., Doongarshi Road, Teenbatti, Wal
Mumbai - 400 006

ies" Co.

:eshwar,

Nearby Landmark Near teenbattt Naka.

I Citv/Town

__l.t
I I

| 

,,'. a ResidentiatArea.

Residential area

Commercialarea

lndustrial area

9. Classification of the area

Upper Class,

Urban Area

i) High/Middle/Poor

ii) Urban/Semi-Urban/Rural

10. Coming under Corporation limrU

Village PanchayaU Municipality

rne area taus under limits of Municipal Corporation of
Mumbai.

N_

By Doongarshi Road,

Greater

11. Whether covered under -any

State/Central Govt. enactments (e.g.

Urban Land Ceiling Act) or notified
under Agency areal scheduled
area/cantonment area

12. Boundaries of the property

0n or towards North

On or towards South uy uonam tower,

On or towards East uy Asmtra Apartment N0. 1 & 2.

On or towards West uy veena Apartment.

AsperDeed @13. Dimensions of the sile
rls

\

North

Refer Sr. No, 13 (a) & (b) Betow.

South

East

West

4

ol
6r

',1 O

\%:

\cctI.Ih/350/1{

[K/zoolk

to/s

:g\ wI:,iB

-
'r'
T

u.*x*trl*iii

nji and Associales

ULIINC EIIOITIEERS



%Auni,i, & dsaaoia,tB*
0iwanji and

14 Extent of the site Al Docur"nented Buiit Up Area of ttre nat f,to;OZ = Og

Bl Documented Built Up Area of the Flat No. 703 = 5gt

Total Built Up Area of Both the Flats = 1275 sft

(Flat No. 702 & 703 are internally amalgamated i

Common entrance from Flat No, 702. The Total tt

Carpet Area of the both the Flats together as
Regulations of Municipal Corporation of breater Mun
= 1002 sft including Balcony etc.)

c0ilst,r.lrilG

sft

sft

having

easured

er D.C.

1ai,1991

141 Longitude and latitude & Co-
Ordinates of the Flat

Lonoltude'. 72" 47' 46.7"E

& Latitude : 18"56'51.4"N

15, Extent of the site considered for
Valuation (lease of 13 A & 138)

Same as Sr. No. 14 above.

16. Whether occupied by the owner/
Tenant? lf occupied by tenant since

how long? Rent received per month,

I ne hlat was vacant at the time of inspection,

Remarks

il APARTMENT BUILDING

Sr,

No.

Description

1 Nature of the Apartment Residential Building.

2. Location

a) T.S. no./ Plot No. Cadastral Survey No. 176 orffi
Division

alla Hill

b) Block No./ Flat No. Refer Sr. No, 6(b) of t.

c) Ward No. 'D'Ward.

d) Village/Municipality/ Corporation The area falls under limits of wuniCrpat Corporation ot
Mumbai.

Greater

e) Door No, Street or Road (Pin Code) Doongarshi Road, Teenbatti, Walkeshwai Murnbai + )0 006

3, Description of the Locality

(Residential /com mercial/Mixed)

69u3)
//q-/;,,,-i?\
': /vatuertto.\ +\

n tcctt ttnsorraJ E

w,w

The Property is located in Teenbatti, W=lkeshwar, tUurl
located 3 to 4 Kms away from Grant Road as well al
Road Railway Station & it is abutted on Doongarsl
Walkeshwar is an affluent area in South Mumbai, lndi,
north-western end of the Marine Drive loop, and
famous for Walkeshwar Temple, Banganga Tank a

temples and is in close proximity to the Hanging Gard,

Bhavan, the official residence of the Governor of Mahi
The area is well developed and having basic infras

facilities such as good approach roads, water
electricity, sewage and storm water drainage
telecommunication facility, street lighting etc. The ba
amenities such Market, Banks, Schools and Hospil

bai. lt is

Charni

i Road.

, at the

s most

rd Jain

ns. Raj

rashtra,

lructure

supply,

;ystem,

ic civic

lls etc.
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parts

T

are available within 2 to 3 Kms distance from the
The area falls under the limits of Municipal Corpo
Greater Mumbai. The area is well connected with all
Mumbai by good network of Roads and F

Transportation means such as Buses &Taxis are availz

)f

)f

4. Year of Construction The Building was constructed rn the year lgTT
thereabout.

978 or

5. Number of Floors It rs a Ground + 7 Upper Floors Building.

6, Type of Structure l(UU l-rame Structure

7. Number of Dwelling units in the

Building
totat 2E Nos, of Flats in the Building.

8. Quality of Construction Good.

9, Appearance of the Building ki000,

10. Maintenance of the Building It is well maintained & from internal macroscoprc obser
the subject Flat it appears in good condition.

'ation of

11. Facilities available

a) Lift 1 No. of Lift is available in tiuitding.

b) Protected Water Supply Municipal water supply is available,

c) Underground Sewerage Connected to U/G Sewage Drainage Systern

d) Car Parking -Open/Covered Car parking space is available in the AuitOing

e) ls Compound wall existing? Yes, the Building is bounded Uy S tt neight masonry co

wall.
npound

0 ls pavement lai,l around the

Building?

The open area around the Building is provided with

concrete pavement,
cement

ilt FLAT /PREMISES

1 The floor in which the flat /Gala is

situated.

The Flats are located onr.iW A
2. Door No. of the flat ReferSr,No.6(b)ofl. W

\i .Ic9il;lll3j9'

ln
4ll 5
/s ,*

3, Specifications of the property K,ffi fy
a) Roof R.C,C. Slab. \s=

b) Flooring Partly ltalian Marble & partly marble flooring

c) Doors Wooden frame with solid core flush doors.

d) Windows Anodized Aluminum frame glazed sliding windows,

6

E
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nii and Associates
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c0NstitltN6 Eile) Fittings Concealed Wr-irg w,th g.odluahty electircal f
Concealed plumbing with good quatity sanitary fixtures

-CooO 
Cuafrty

I

I

I Property tax will be as per standard norms of cr

I authority,

I

Itings &

0 Finishing

4. House Tax

mpetent
Assessment No.

Tax paid in the name of

Tax amount

5. Electricity Service Connection No uonsumer No. vUU4tiZl 1 1031 of Flat No. 702.

Meter Card is in the name of rurs. Meenaoen Arunkumar Shah of Flat No, 702.

6. How is the maintenance of the Flat? rne itat ts weil maintained.

7. Sale Deed executed in the name of rtdr t\0 /ul ls 0wne0 by:

Master Amit Arunkumar Shah (Minor), Represented by
Guardian Mrs. Meenaben Arunkumri Shrf,

Flat No 703 is owned bv:

Mr. Arunkumar C. Shah

8. What is the undivided area of land as
per Sale Deed?

t\or spectleo rn Agreement.

9. What is the plinth area of the flat? rorar uulr up Area ot Both the Flats = 1275 sfl

10. What is the Floor Space lndex
(Approx.)

Hermtsstbte FSI will be as per D. C, Rules of Local Co
Authority,

npetent

11. What is the Carpet Area of the flat? Ftat N0, t02 & 703 are internally amalgamated &
Common entrance from Flat No. 702. The Total M
Carpet Area of the both the Flats together as p

Regulations of Municipal Corporation of Greater Mumt
= 1002 sft including Balcony etc,)

having

lasured

:r D.C.

ai,1991

12. ls it Posh/l Class/Medium/Ordinary? Upper Class

13. ls it being used for Residential or

Commercial purpose?

Residential purpose.

14. ls it Owner occupied or let out? The Flat was vacant at the time of rnspection

15. lf rented, what is the monthly rent? Not applicable.

tv. MARKETABILITY

-_.'-=--.1. How ts tne marketability?

ffi
The Flat is situated in well developed-rea. Civic a
such as Schools, Colleges, Markets, Banks, Sho
Hospitals etc. are available nearby. There is good den
Residential Premises. Hence, it has good marketability.

renities

)s and

and for

A iccr.*ltsonuj

Wffir9
7
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CONSUTTINS ENz. 
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vvilar are rne ractors lavounng 10r an

I extra Potential Value?

Nothing specific,

Nothng specfb
2 Any negative factors are obs

which affect the market val

general?

RATE

ierveo 
I 

:

ue rnl

V,

UI Aner Anatyztng tne comparable sale

instance, what is the composite rate

for a similar flat with same

specifications in the adjoining

locality? (Alongwith details I
reference of atleast two latest deals /

transactions with respect to adjacent

properties in the Areas)

Rs. 75,000/- to Rs, 85,000/- per s[on Buitt Up Rrea-

Not applicable.02 Assuming it is a new construction,

what is the adopted basic composite

rate of the flat under valuation after

comparing with the specifications and

other factors with the flat under

comparison (given details)

03 Break-up for the Rate

r) tsuilding + Services Refer Sr, No. 1 of Part Vll below,

ii) Land + Others Value of land is not considereO separatety as tnis rs c

type of tenement. Value is based on composite rate

construction.

nership

'land &

04 Guideline rate obtained from the

Registra/s Office (an evidence

thereof to be enclosed)

Govt. Market Rate for New Residential Flat tn fllil
Rs,8,16,7001 per sqm for Stamp Duty purpose as p

Reckoner for year 2019-20.

:ality is

Ready

VI COMPOSITE RATE ADOPTED AFTER DEPRECIATION

a) Depreciated building rate Adopted Depreciated Market Rate for valuation.

b) Replacement cost of the flat with

Services

Total Built Up Area of Both the Flats = 1275 sft

Considering the type and quality of conshuction, speci

of building materials used, internal height etc, a Replr

Rate of Rs. 3,5001 per sft is adopted.

ications

cement

8WW

-

tr'

I
;a;ae:a

nji and Associales
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c0tistJtlril0 rIGti

Hence, Replacement Costof Premises for insurance

= Built up Area x Replacement Rate

= 1275 sftx Rs 3,500/-

= Rs. 44,62,500/-

Say - Rs.45,00,000/-

(Rupees Forty Five Lakh(s) Onty)

urp0se

c) Age of the Building tne Buttding is 4'l Years old.

41 Years old & balance life of the Building is 24 yr

normal circumstances with proper & regular main

this opinion is based on macroscopic inspection of 1

property.

d) Life of the building estimated
rilding is

's under

tance &

r subject

e) Depreciation percentage assuming the

salvage value as 10%

luationI noopt.o Depreciated Market Rate for v

0

s)

Depreciated Ratio of the building 
i

TotalComposite Rate arrued for Ivaluation I

I

I)
Refer SL No. iot pirlVf f nerow

n,) Depreciated Building Rate Not applicable

i) Rate of Land & other l:
I

Adopted Composite Market Rate Method.

J) totatuompostte nr,r_____ | 
' I 

Refer Sr. No. 1 of Part Vlt betow,

vil) DETAILS OF VALUATION

1 Fair Market value of the property Total Built Up Area of Both tne HaG = tTzs yt-

Factors Considered: The Location, lnternal conditio

premises & amenities/ facilities available, grade &
building, current demand & supply of real estate proper

(The Prevailing Market Rates in vicinity of subject pro

similar type of properties having similar amenities and 
.

similar specification is in the range of Rs. lS,l
Rs,80,0001 per sft on Built Up Area)

The Rate is justified by few Sale Advertisements of th,

type of Properties in the vicinity of the subject proper

are published on reputed Real Estate Websites & cop

same is attached, The details of the Sale Advertiser

Property description & Rate quoted is as below: 

-F

t of the

age of

jes etc.

:erty for

acilities,

,00/- to

rsimilar

y which

y of the

rent i.e.

\

I
;(A
flo. \ +

60n4t) 3
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Table - 1

(Source: www. 99soft. in)

3 BHK Flat for Sale in Maker Apartment, Teenbatti,

Walkeshwar Rd, Mumbai

Price Quoted: Rs. 8,21,00,000/-

(Built Up Area of Flat = 1088 sft)

Rs. 75,4591 per sft on

Area

4 BHK Flat for Sale in Anupam

Mumbai

Price Quoted: Rs. 32,00,00,000/-

(Carpet Area of the Flat = 3000 sft)

Add 20 % for Built Up Area

Hence Built Up Area of Flat

= Carpet Area x '1,20

= 3000 sft x 1 20

= 3600 sft

CHSL, Walkeshwar Rd,

Rs. BB,BBBI per sft on

Area

From the above Sate lAvertr'sernentsTG found
outright Rafes for Residentiat Flats in this locality
Range of Rs. 75,000/- fo Rs. g9,000/- per sft on
Area. Since the asking price are negotiable,

discounted the Prevaiting Market Rafe & in our
Rate of

reasonable for the subject propefi.

Hence Fair Market Value of premises as on date

= Built up Area of flat x Market Rate Adopted

= 1275 sft x Rs. 78,000/-

= Rs. 9,94,50,000/-

Say - Rs. 9,95,00,000/.

(Rupees Nine Crore Ninety Five Lakh(s)Only)

at the

in the

'ilt Up

have

fair &

-

tr'

I
"&:m&r
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CONSUTTI'IG EII'2. Fair Market Value of property as on

date
The Market Value obtaineo@
Market value is the estimated amount for which e

should exchange on the date of valuation between
buyer and a willing seller in an Arm,s length transact
proper marketing wherein the parties had eacl
knowledgeably and without compulsion. (As definec
lnternational Valuation Standards Committee, Londor
the characteristics of the 'Market Value,s are _

a) lt is a free will sale.

b) lt is an estimated amount and not a predeterminr

actual sale price.

c) lt is time-specific as on the given date.

d) lt depends on 'purpose of valuation.

e) Buyer & Seller are actuated by business principlt

are unrelated and are acting independenfly.

0 Asset would be exposed to the market in t
appropriate manner to effect its disposal at the bt
possible.

= Rs.9,95,00,000/.

(Rupees Nine Crore Ninety Five Lakh(s)Only)

follows:

t asset

r willing

ln after

acted

by the

) Thus,

doran

. They

l most

st price

3 Realizable Value of Property as on

date

The value realizable by the nank is ge.nerally less t
market value because of various factors such as n

payment (strictly by cheque) limitations of effective mz

costs involved in the process of the sale etc. The pen

variation between RV and MV depends on various
such as urban or rural property, user & location of the 

1

etc. Considering characteristics of the subject propert

valuation we consider reduction factor of 10 yo

appropriate. We are therefore, discounting 10 % in this

Hence, Realizable Value of the property as on date

= Fair Market Value of the property as on date x 0.g0

= Rs. 9,95,00,000/- x 0.90

= Rs. 8,95,50,000/-

Say - Rs. 8,96,00,000/-

(Rupees Eight Crore Ninety Six Lakh(s) Onty)

ran the

ode of
'keting,

entage

factors

roperty

' under

rvill be

lase.

4. Forced / Distress Sale Value as on

date

6*#U
l/varuerruo.\:
i \cctT.Th/35c/14'l. F

%_w

It means the amount, which may reasonaUty U. .rp,
be obtained from the sale of a property in which one r

characteristics of the definition of market value i

satisfied. The seller may be an unwilling seller and th
may be motivated by the knowledge of the disadvant
seller suffers from. Past Experience has shown that gr

in forced / distress sale conditions the values fetCl

about 10% lo 400/o (or sometimes even more) bel

market value. ln our opinion, considering the character
assets under valuation and present market trenr
reduction factor of 20Yo will be appropriate. V

_aislgq!!!g_&g slove market vatueby 2Oo/o.

:ted to

r more

re not

r buyer

rge the

nerally

.'d are

lw the

;tics of

s, the

aree

11
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Hence, ForceO / DistresiSate v-a-tue as on Oate

= Fair Market Value as on date x 0,g0

= Rs, 9,95,00,000/- x 0.80

= Rs. 7,96,00,000/-

(Rupees Seven Crore Ninety Six Lakh(s) Only)

Summary

As a result of my appraisal & analysis it is my considered opinion that the present Fair Market Value o
of the above property as on date in the prevailing condition with aforesaid specifications is Fair Market
on date Rs. 9,95,04000/'(Rupees lVrne Crore Ninety Five Lakh(s) onty).The Book Value of above
as of 20/03/1993 is Rs'51,50,0001 for Flat No, 702. Forced i Distress Sale Value as on date is Rs.7,g6
(Rupees Seven Crore Ninety Six Lakh(s) Onty)

Remarks:

A. The valuation is based on the site visit & the information given by the partyibank.

B. The valuation is subject to clear and marketable tiile etc,

C' Valuer's scope is to give opinion about the intrinsic / realizable value of the property, Many
erroneous areas are mentioned in the documents. Emphasis of this report is on the value of

property

alue as

Property

00,000/-

inflated

Dt=scRtpttoru

Present Value of the Flat

(Car Parking, if provided)

Showcases/almirahs

Electricity deposits/Electrical fittings etc.,

Extra collapsible gates/grill works etc,

Potential Value, if any

Rs. 9,94,50,

fffig \cctT.Thn50/14//

K##ffis

title verification of the property.
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D

%a*r*i,i, & d*^'oi*n

The opinion about valuation is true and correct to the best of our knowledge & belief' we have no

indrrect interest in the assets valued'

G. Encumbrances of Loan, Govt, or other dues, stamp duty, registration charges, transfer charges

are not considered in the valuation. we have assumed that the assets are free of encumbrances.

This varuation report wirr remain varid onry for the purpose for whrch it is made. Market value obtained

i.p,rl, l.tined below - Market value is the estimated amount for which an asset should exchange

date of valuation between a willing buyer and a willing seller in an Arm's length transaction after

mu*uting wherein the parties rradeach acted knowledgeably and without compulsion (As defined

lnternatiJnal Valuation Standards Committee, London)'

Bank authorities are requested to contact Vaiuer in case of any doubts or discrepancy.
E

F

Date 0911212019

Chembur (East), Mumbai- 400 071

Mr. Johnson Thomas

Plaee-

Visited !y

0n

Rs.

For: M/s. Ankit Gems dated 09/1212019'

The undersigned have inspected the property detailed in the valuation Report dated

we are satisfied that the and reasonable value of the property is

(Rs. OnlY)

by the approved valuer is realistic'

Branch Manager/

Officer-in-Charge of Advance Department

Date:

RK,
R. G.

PANEL

13
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in this
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if any,
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Ref No: VSiD&A/RGD/20 1 9-20/DEC-031

Name of Client

External View of Buildinq

: M/s. Ankit Gems

Date: 9th December, 2019

View of the Livino Room

View of the Bed Room

plt/
Govl

luer I

I nrJl

2/200!

lo. View of the Bed Room
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