
,l .r a97o\2613h
1324il01 wlo\

rlS s
m. c. punjwani valuers

:TaRTERED ENGll,lEERS 0tlDlA)
OyI. REGIST€REO ESTATE VALUERS A
{TL REGISTEREO PLAr,lT ANO ilACtllNERY VALUERS

zil@

r,. C. PUNJWANI
BE (MECH) 0rU (BOM),[r.E (NDIA),FlV

Noar JohNon e &hnen.

Mulund (lt/). Mlmbai a00 080

a-
T
I

ROVEO AY NATION'IISEO &ANKS, STATE FINANCIAL CORPS.I'

SUNDEEP BIKIICHANOANI
I E (HONS.).0.8.M., Masror ol \6tu.ton (R.rt E3lale) (Gord ilc0al6D
M.!td ol wu.ton (a.nr a ,Ghln.ry), A.M.l.E.0NolA) a I v.
A 1.s., M.R-t.c.s., F.c,v.s.R.Tl.

EL : 25682817/2561 6a59/2561 6956
tI: (91-22) 2567 0933 / 2565 5620
n.lr : punlqan,v.lu.a@9eil.@o

4t urOc l^r;(L)
TIJE ASSISTANT GENERAL MANACER
BANX OF INOIA

SEEPZ MIO COAPORATE 88ANCH

SETIN O SEEPZ SEiVICE CINTRE,

MAROL INDUSTTIAI. AREA,

ANOHEiI(E),
MUMSA|-400096.

-{rrtn6.' -|Ya .alb &"ar.f J;r"

qqb1n76L-16

AT
FLAT NO.1'8,1'TH FLOOR, B'WNG,

T'IAV SHANTINAGAR CO.OP. HSG. SOC. LTD..
OPP. CHANDRLOK BUILDING,

98, NEPEANSEA ROAD,
MUMBAT-t00 006.

BY

M,C. T'UNJWANI VALUERS

-t

Gr ' hav.@t -

VALUATIOT{ REPORT

OF

IMMOVASLE PROPERTY
IRESIDENTIAL FLATI

OWNED BY

MR. PRAVIN H, SHAH
&

MRS. JAYSHREE P. SHAH



(aPPROVEOAY NATTONALTSEO SANKS, STATE FTNANCTaLCORpS. NBFCS )

rn. c. punjwani valuers
oIARTEREO ENGTNEERS lrNOrA)
GOW. REGISTEREO ESTATE VALUERS E
OOw' REGISIEREO PLANT AND iIACHINERYVALI,JERS

[.!, C, PUNJWANI
s.E. (MECH) D.rM (BOM), F t.E. (ND|A) EIV

SUNDEEP BIKHCHANDANI
S E.IHO\JS ) D B M, Masror ol vatualo^ {R6ar Eslare)lcoto Vcdatist,
M*1,, or valuaton {Planr & Macntnory).A.M 

'.E 
(tNOtA), A., v

A I,S. M,R,IC S,, F,C,VS R,T.A,

NearJohnson A Johnson,

Mullnd (W), Mumba' aoo 060

TEL.: 25682817/2561 6459/2561 69s6
FAx : (91 22) 2567 0933 / 2565 5620
Endr : p!njwaniv.lu0r.@gmatt.@m

,A

Rer No PHSITS/RW225I06/2015
15th Juhe 2015

,I. SUMMARY OF VALUATION REPORT OF

IMMOVABLE PROPERTY
{RESIDENTIAL FLATI

OWNEO AY
MR. PRAVIN H. SHAH

&
MRS. JAYSI]REE P. SHAH

AT
FLAT NO.148, 14TH FLOOR, B'wlNG,

NAV SHANTINAGAR CO.OP. HSG. SOC. LTD.,
OPP. CHANDRLOX BUILDING,

98, NEPEANSEA ROAD,
MlJi/lBAt - 400 006.

No.

as on 1206/2015

Realisable

,t2106t2015

Distress Salo

12to6t2015

Stanp Duty

12106t2015
(in Rs. (in Rs. (in Rs.) {in Rs,)

, IMMOVABLE PROPERry
(RESIDENTIAL FLAT)

Rs.6,63,00,0001 Rs.5,96,70,000/- Rs.5,3o,4O,O()Ot Rs.3,24,27,SS9/-

Pr€sent Fair l\,4arket Vatue of tmmovabte prop.rly
(ResdenUalFlat) as on 't2lO6tZO1S ..

Realsable Value of lmmovabte property
(Residenlial Flat) as on 12t06t2015 ._. .

(Rupees Five crcrcs ninety six takhs seventy thousand onty)

Dislress Sale Value of lrnmovable property
(ResidenlialFlat) as on 12106/20t s

(Rupees Five crotesthirty lakhs forty thous.nd onty)

Slamp Duly Value ol lmmovable prope(y
/Resrderlial Flat) as on 12106/20,5 . . Ri_a24.27.659/-

(Rupees Three crcres twentyfou takhs twcnty seven thousancl six hundrecl

Rs,6,63.00 Q00/-

Rs.5.3QJ0.0001

r'lw
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REPORT OF VALUATION OF IMMOVAALE PROPERW
IRESIOENTIAL FLAT)

5. Erief Descriplion of lhe Property

'151h June 2015

Name ol the registered val UET: SIJNDEE P H. BIKHCHANDANI Reg. No. CAT.I/389 1988

1 Purpose for which valuation is made For Bank Purpose only

2. Dale as on which valuation is made 12th June 2015

3 Name oflhe Owner / Owners Mr. Pravin H. Shah &
Mrs. Jayshree P. Shah

4. lflhe Prope(y is underjoint ownership/
co-ownership, share of each such
owner. Are lhe shares undivided ?

The properly isjointly owned by
1,4r. Pravin H Shah &
Mrs- Jayshree P. Shah

8. a) ls lh6 property situated tn residenliatl
' commercial/mixedarea/industrial

arce ?

b) Latitude/ Longilude

I Classillcalion ot locality - high ctass/
middle class / poor class

6. Locstion, Slr€et, Ward No.

7. Suruey / Plot No. of Land

10 Proximity lo civic amenities, tike schools
hospjlals, ofllces, markels, cinema, etc.

Flat No.148, 14lh Floor, B'Wing,
Nav Shantinagar Co-op. Hsg. Soc. Ltd.,
Opp. Chandralok Building,
98, Nepeansoa Road,
Mumbai- 400 006.

98, Nepeansea Road

Plot No. 98 C.S. No. 228

Well developed Resjdenlial area

With in radiLrs ot 1Km.

r8057',4.185" Nodh / 72047'46.845,' East

High class

11 Means end prorimrty to surface
communicalion by the locality is served

2

Buses,Taxis & RaiMay
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14 ls lhere any resldctive covenanl in

regad lo use of land ? lfso, allach a

copy ol lhe convenanl.

15 Arc there any agreements ol
easements ? llso, altach copies

13 ls il leasehold. the name of the

lessor/ lesse6, nature of lease, dales
of commencement and terminalion ol
lease and t€rms ofrenewalof leaso
i) lnitialpremium
ii) Ground rent payable per annum
iii) Uneamed increasa payable to the

lessor io lhe event ol sale or transfer

Not applicable, as the prcperty under
valualion is a rcsidenlial flat

Falls within limils of
Brihan Mumbai Mahanagarpalika. 1B.M.C)

Nol appllcable as lhe said property

is a residential flal

16 Does lhe land fall in an ar€a included
in any Town Planning Scheme or any

Development Plan o! Govemment or
any slatutory body ? lf so, give parliculars

17 Has any contribulion been made
towa.ds development or is any

conlribuuon t€en made towards
development or is any demand for
such contribution still oulslanding ?

Not applicable, as lhe said Land is nol
acquired by Govemment and the
valuation is restricled to the said flal

18 Has lhe whole or part of Land been

nolified lor acquisition by Government
or any statutory body ? Give dale
ol lhe notiricalion

19 Altach a dimensioned site plan

20 Allach plans and elevations of all

slructures slanding on the Land and
Layout plan

21 Furnish lechnical details ofthe
boilding oo a separate sheet (The

Annexure lo lhis Form may be used)

ls the building owner-occupred/
tenanled / both ?

l[ parlly owneFoccupied, specily
porlioo and extenl of area under

No such sile plan is available for inspeclion

22 i)

i0

Refer Overleal for Technical Details

The flal is lying vacanl

3

23 Whal is the Floor Space lndex
permissible and p€rcentage aclually
urrlized ?

The bullding plans have not been shown

lo us. Hence commenls for the same

12 Area of land supported by documentary
prool, shape, dimensions and physical
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32 What is the amount of properly lax ?
Who is th6 bear il ? Give delails with

documeotary Proot,

241
iD

iii)

iv)

Names of lenanls/lessees elc.

Po ons in their occupalion
Monthly orAnnual renU compensalion

/ licence f€e etc. paid by each
Gross amount received for lhe

25 Are any of the occupanls related to,

or close business associates of, lhe owner?

26 ls separate amount being recovercd
for lhe use of fixtures like fans, geysers,

reirigerators, cookjng ganges, buill
in wardrobes, etc orfor service

charges ? lfso, give delails

27 Give delails ofwater and eleclricity
charges, if any , to be borne by the owner

28 Has the ienant to bearthe whole or
parl ofthe cost ol repairs and

maintenance ? Give Parliculars

29 lf a lilt is installed, who is to bear the

cost of mainlenance and operalion _

owner ot lenant ?

Not applicable

The water charges is lo be bome by lhe owners As
per Sociely Mainlenance Bill No. 81'l dt.01(X/2015 the

water charges Rs.132/. for lhe Quarterly period from

01 t04 t2015 to 301061201 5 -

The eleclricity charges is also to be borne by the

owners. As per Eleclricity Bill No. 458002825064

dt. I 8/05/201 5 lhe elecldcily charges for May 201 5

is Rs.4,5771.

There are two lifls in the said B 'Wiog.
The cosl ot maintenance & operalion ofthe lift is

to be borne by the society.

To be borne colleclively by lhe society

The amolnt ot l\,lunicipalTax as p€r Society Maintenance

Blll No. 811 dt. 01/04/2015 is of Rs.1,707 tor lhe

Quarlerly peliod lrot 011M12015 to 30/062015 lssled

by Society {xerox coPY enclosed).

Yes, the flet is insured
Policy No. 1 12500/1'l2O'151354

by Th€ Oriental lnsu€nca ComPany Lld

Pe od of lnsurance or 28/09/20141o midnighl ot

27t99t2015
sum lnsured of Rs.14,85,000^
Prcmi!m ot Rs.517/-

30 lf a pump is inslalled, who has to bear
lhe cost otmaintenance and operation

-.. owner or lenant ?

31 Who hes to bearthe cost of electricity
charces for lighting ofcommon space
like enlrance hall, stairs, passages,

compound, elc. - owner or tenant ?

33 llthe buildlng insured ? ll so, give the
policy No. amount forwhich il is

insured and lhe annual Premium.
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34 ls any dispule belween landlord and tenant
regarding renl pending in a courl of law ?

35 Has any slandard rent been fixed for
lhe premises under any law relaling
lo lhe conlrolof renl ?

37 Land rale adopled in this valuation

Not applicable

: Please refer noles

Year ot Complelion 1971

Nol applicable as the property undervaluation is a flat

Please refer lhe General Noles.

36 Give inslances of sales of lmmovable
Propedy in lhe localily on a separale
sheet, indicaling the name and
address of the property, regislralion
No., sale price and area of Land sold

33 lrsal€ inslances are not available or
nol relied upon, lhe basis o, ariving al
lhe Land rale

39 Year ot commencement ofconslruclion
and year of completion

40 What was the melhod ofconslruclion

-- by contract / by employing labour
direclly / bolh ?

41 For ilems ofwork done on conlracl,
produce copies of agreements.

42 For items of work done by engaging
labolrdirectly, give basic rales of
materials and labour supporled by
documenlary proof.

No delails are available regarding

I



.-:,

ztr{$f

1. No. of floors and heighl of each floor

2. Plinlh area llooFwise (As per lS:3861-1966)

3 Year of conslrucuon

4. Eslimated ful!re life

5. Type ofconslruction - load bea ngwalls/
RCC Lame / sleelframe

6. Type of foundalions

Slilt + 20 floors
The heighl is aboul 9'

Flat i3locat6d on 14th floor. Tho Carpot area ottho
flat as per onqulry mad6 rrom loclsty offlce &as per
physical measuromsnt is 850 sq.ft

Refer Sr No 24 ofAnnexure - 1 (Technical Details)

8. Part,lions

12 Rooling end lerracing

ANNEXURE .I
(TECHNICAL DETAILSI

Th€ Building was complelecl in y6ar 1971

Based on the design norms of sound R.C-C. frame
slruclure, lhe remaining lile o, 21 yea6, hss been
eslimated by us. Th6 lolal lite of lhe builctang slructure is

considered as 65 years.

a) Basemenl and plinth
b) Ground floor
c) Sirperstruclu.e above ground floor

9. DooE and windows (Floor-wise)
a) Ground lloor
b) 1sl lloor
c) 2nd floor, etc.

10 Flooring (FlooFwise )
a) Ground floor
b) lsllloor
c) 2nd floor, etc.

11 Finishing (Floocwise) i
a) Ground floor
b) 1sl floor
c) 2nd floor, etc

13 Specialarchitecturalor decoratrve features. if :

14 i) lnlernalwirlng - surf6ce or conduit
i) Class oftulings I Supettot latdinary |
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15 Sanilary lnslallaions :

a) ) No oi water closets

)No ot lavatory bas ns

iii) No. of urinals

lv) No. ol sinks
v) No. of bath lubs
vl) No. of bidels
vll) No. ol geysers

b) Class offittings: Superior
Coloured / superior /whlle / ordinary

i) Height and lenglh
ii) Type ol construclion

Refer Sr. No. 24 of Annexure - 1 (Technical Details)

17 No. of lifls and capacily

18 Underground pump-capacily and
lype of conslruction

19 Overhead Tank. l

i) Where located
ii) Capacity
iii) Type o, construation

20 Pumps - No. andtheir Horse Power

21 Roads and paving within the compound,
approximate area and lype of paving

22 Sewage. lf seplic Tanks provided. No. and

capacity

23 9!$98!eM!-QEllE-e89EEE!L
The Residential flal under valualion as located on the ,4th floor of the RCC building compdsing of Stilt + 20

floors. The flal under valualion has been purchased by Shri. Pravinchandra Hemchand Shah & Shri.

Vlnodray Hemchand Shah from Shri. Premkunrar L. Kothari, vide Agreemenl for Sale dld. Sth Janua.y,

.lgSl.ThsSocielyisregisteredvideRegn.No.BOM/HSG/3279of197'l.Thesooetvhasi3suedshare
certillcale No.109, bearing distanctive Nos.541 lo 545 dtd. 13/1 I/1984 & lh6 same has been lransferred in

lhe name of presenl own6rs Mr. Pravin H. Shah & Mrs. Jayshree P. Shah on-25/05/1988. The carpet area

otthe llat as per enqiry made trom society office & as per Physica, measurement is 850 sq.ft.

24 e9!$8-UCIl9-!-i

The building is ot R.C.C. conslructron. The s:me has been conskucted aroLrnd the year 1971 The walls

are made of bricks, cement plaslered on bolh the sides The heighl of the ceiling is 9'. 'the flal under

valualion compises of hall, two master bedroonrs wlh atlached bath & Wc, kitchen wilh atiached w/c plus

dry area The llooring lhrougout the flal rs ol ni;,rL'le excepl granrte tiles in the kitchen' The eleclrical wiring

is oI concealed. Fa se ceiling has been Cone I roughoul the ,lal There are lwo lifts in each wing A E B of

ihe building.

T
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c)

d)

e)

0

s)

h)

0

25 N,TETHODOLOGY OF VALUATION :

The'Markel Method ofValuation has been adopted torfinding lhe Presenl Fair Markel Value

26 9E!E84L8EU4B[9..:

a) The valualion of the property is being cafiied out at lhe request of Eank of lndia' Seepz Zone Branch'

Mumbai.

b) The Titl6 clearnaco ot the lald Ptoperty has not been cafii6d oul by r'3,r3-it 13 oul ot lcop€ of

th6a33lqnm6nt.ndlh6s.mo3houldbeverifiedbythobank.Uthoritl€3b.'o'edl3bur.emsnl

This repod will hold good only it the tille of lhe properly s clear and marketable'

The slructuralanalysis ofthe bLrilding has not been caffied out by us

All original documents should be verified by the concerned Eank Authorities'

Pholographs are enclosed as parl of Reporl

The residenlialflat was inspected in the presence of Mr Dinesh Trivedi

The Society is registered vde regisler no BOIUHSG/3279 a|197'l-

The socielv Ms rssue Share Certificate No 109, bearing distinctive Nos 541 to 545 dated' 13 11'198{

i il"ir"iilo i" rn" *." or presenr owner vr. Pravrn H s5ah & M s Javshree P' shah

on.25.05.1988 ;opy of lhe same has been lrovided io us

o.cuoaloncerli'lcalehasnolbeenprovdedlous,BankAulhoriliesshouldindependenllyverify
ii"i,i, oi"ro"t,o" c.-,rrcate has oee r irsred lo'lhe building belore disbursalof loans

Burldrno Dlan has not been provrded lo us ll the said premises has not been constructed in

accorolnce ro trre sanct oned plans, lhe sr d vd uatro,r Reporl wrll nol hold good'

Th€ agroomsnt has not been stamped and rsgistered Bank Authoriti€s may pleaso laka not6 ot

the same & consult their legaldepartmert'

The ascerlaining liability lowards Societv or Gov€rnment Authorily or any third party is ouloflha scope

.i,n" "r"t"r-"^. 
Th; Bank may rndepe. JentLy verity it there exisrs any liability on the property &

ded,rct lhe aame irom lhe Prese4l Fair NlrrL el Va Je o'he llal

No structural suNey is made and no guarantee is given in respect of rol' telmite or pest infestation or

other hidden defecls.

Markel Values are reflecls the tLrllconlracl va ue and no accounl rs laken oI any liability lo laxalion on

sale or lhe cosls involved in eflect ng a sale

We are orelly informed by the cient lh'r no nolice has been servied by eny government body for

acquirlng the same for any public purpose

j)

k)

|)

m)

n)

o)

p)

71 PTIONS & LIM ITING CONDITloNS I

a)

ASSUM

We shall not be held responsible n an, evenl and liable for sPecial' indirecl or consequential

aamages, as tne assignment has been conrpleted on besl eltorls' knowledge & belief'

TheRepo(isforlheso]eUsetolhecl.'lllhasbeenaddressedto,neitherlhewholenoranyparl

"iir,f 
Jrtr"tl" n"p.,r 

"nd 
any reterenc. thore to may be uritised wlhoutthe prior wfitren approvalo,

i,l/s t!,i.C. Punjwani Valuers

b)
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c) Wherever il is staled in the Report that information has been supplied to the Valuer by another Pady /
Bank, this information is believed to be reliable but lhe valuer can accept no neaponsibilily if lhis should
prcve not be so.

d) The property ls valued on the assumplion that it ls tree and clear ot all mortgages
encumbrances and other outstanding p,emiums and charges.

e) The report 13 based on tho p.esumption thal the building plans ar6 legally approv6d by tho
concerned M unic ipa I Authority, as building plans were nol provided to us.

f) Due to the perculiarily ol.eal estale lransaclions jn our counlry oral information fumished by vaious
agoncies is relied in good tailh.

g) Our valuation are prepared on lhe basis lhal the premises and any works lhereto comply wilh all
relevant slatutory regulation, it is assumed lhal lhey have been or will be issued wilh a Certillcale oI
Filness by compelenl aulhority.

28 gAYEAL

a) Neither the whole nor any part ol lhis Valualion Reporl or any reterence to il may be includad in any
published documenls, circular or slatement nor published in any without lh6 Value/6 prior written
approvalof the lorm and context jn which il may app€ar.

: Carpel Area x Rale per sq. fl.

= 850 sq. ft. x Rs.78,000/-

= Bs.EgLcq,!$L

b) The €pon is conlidenlial to lhe clienls proressional advisors for the specific purpose lo which they

refer. The Valuer djsclaims all responsibilily and willaccepl no liabilily lo any olher party.

c) This valuation reporl is prepared lor bank frnance purposes & hence it is valid lor this purpose only

d) The Valuer is not required lo give testimony or to appear in courl by rea3on of this Valualion Reporl
as appearance in the court is oul ofscope of lhe assignment.

e) We shall nol be held responsible in any event, and liable lor special, indirecl o. consequeolial

damages for relying intormalion collecled in good faith which cannot be varitied du6lo time constrain

lor completinq lhe assignment.

2s YA!.94I18!-qE8ES!9EIIBL

Considering the location of the propedy, lhe l,.e of maler ais used lor construclion, age ol lhe building

which is about 44 years and as per enqulr.s made from rehabe markel sources, presenl rate ot

Rs.78,000/- per sq. ft. o, the carpet area, m., be .onside(cd reasonable Based on lhe design norms of

sound R.C.C. fiame struclLrre, the remaining lfe of 21 years has been esirmated by us for the presenl

)

Present Fak Market Value of
lmmovabl€ Prop€rty
(ResidentialFlat)
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30 REALISABLEVALUE I '

However.iltheValuslionis|obecarriedoulonReaiisableValuebasis,thePresentFailMarkelValueol
the residenlial flat will be reduced by '10%

Realisable Value of
lmmovablo Prop€rty
(Residentlal Flat)

= Present Fair Market Value x 0.90

= Rs.6.63,00,000 x 0 90

= Rs.s,96,70.000/'

31 O!STRESS SALE VALUE :

However,iftheJlatistobesoldonDislresssalebasisthePresenlFairMarketValueofthesamewill
ted&e by 2Ao

Diskess Sale Value of ' Presenl Fa r Markel Value x 0 85

. lmmovabls Proper, = Rs 6,63,00,000/- x 0 80

(Residential Flat) 8s.5.30'40-l00

32 VALUE AS PER STAMP DUTY READY RECXONER AS PER BOMBAY STAMP ACT i958 :

The carpel area of the flal is 850 sq ft i.e. 78 99 sq mtrs. I bLrill up area is 94'79 sq mlrs' As per Stamp

Duly (Ready Reckoner), the rale of flat al C.S. No. 228, Malbar & Cumbala Hlll, Mumbai is Rs'6'22'000^

per:q mlr. is per Slamp Duty (Ready Reckoner) lhe same has to be increased by 10%, as the flat is on

tltn rioor ana tre saia Uuilding is provided with two litts The rale will reduce by 50% as the buiBing is 44

yeals old Hence, the rale as per stamp outy (Ready Reckoner) works out lo Rs 3,42,100/. per sq mlr on

lhe buill'uP area of 94.79 sq mlrs

valus considered by = Built up A'ea x Stamp Duty Rale per sq nlr'

. stamp DutyAulhority = 94'79sqmlrs x Rs342'1001
= Rs.3.24.27.6s91

33 INSURANCE VALUE :

considedngthelypeofconstruction&materialsUsedforconstructionthecostofconstruclionofRs,2.000l

persq. ft. for the flal may be considered for lhe pLrrpose oI insurance

ln3uranc€ Value = Built up Area x Cosl ofConslruction persq i'
= 1,020sq ft. x Rs.2,200/.

= Brr.{4.Q!!L

34 9Q!q!!E!9.U

ThePresentFairMarketValueofRs.6.63,Oo,ooO/_(Rupeessixcroressixylhreelakhsonly)'Realisable
ValueofRs.5,96,70,000/_(RupeesFivscroresninetysixlakhsseventylhousandonly,DistresssaleValue
ot RS.5,3O,4O,OO0/- (Rupees Five crores ltrdy lakhs lorty thousand only) and lnsurance Value of

Rs.22,44,060/- (Rup€os Twenly two lakhs foriy four thousand only) the lmmovable Properly (Residential

Flal) as on 1zd6l2015, i. e. d;te of valualion is quile fat and reasonable in our opinion l / W5 
'urlhercerify that I have valued the righl property as psr the documenls provided lo us by the Bank / Party' which

may be mortgagedto the Bank.
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Signalure of Registered Valuer
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