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CERTIFICATE
Date : 30" December, 2021

To,
Union Bank Of India,
Mumbai Samachar Marg

We have carried out the valuation of Office pertaining to Shri. Tejal Yogesh
Shah Prop. Of M/S. Mahavir Enterprise At Office No. 402, 4" Floor, Ashirwad
Premises C. S. Ltd., 64/E, Ahmedabad Street, Masjid Bunder (East), Mumbai 400 009

On the basis of the data/ information furnished by Union Bank Of India our visual
inspection, observations, analysis and judgement, We are of the opinion that the values
of the above referred assets to be considered as follows as on 30" December, 2021:-

'Present Market Value Rs. 44,80,000-
Realisable Sale Value | Rs.40,32,000/- '
Distress Sale Value Rs. 35,84,000/- - '

We have not verified any encumbrances such as mortgage, hypothecation to Bank or
Financial Institutions etc. if any,

o
S PVT.LTD.

AUTHORISED SIGNATORY

(%
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(PRAKSIS CONSULTANTS & VALUERS PVT.LTD.)

B/312, 3"Floor, Damji Shamji Corporate Square,
Center, Laxmi Nagar, Ghatkopar (East),

TO,
UNION BANK OF INDIA,
MUMBAI SAMACHAR MARG

Mumbai 400075

VALUATION REPORT (IN RESPECT OF OFFICE)
(To be filled in by the Approved Valuer)

Next to Kanara Business

1 GENERAL S
1. | Purpose for which the valuationis | : | To ascertain the market value
made of Office
2. |a) |Date of inspection - | 28™ December, 2021
‘ (Er. Ramesh) along with
| | Ajay More
b) | Date on which the valuationis |: | 30" December, 2021
| made ‘ — S
3. | List of documents produced for |: |
perusal
i) Agreement for sale Made
Between Bombay Commercial
‘ Corporation And Shri. Tejal
Yogesh Shah Prop. Of M/S.
Mahavir Enterprise Dated
| 131112/2007
i) | | Possession letter |
i) B | Society maintenance bill
4. | Name of the owner(s) and hisfthgirt Shri. Tejal Yogesh Shah Prop.
‘ | address(es) with Phone no.(Details Of M/S. Mahavir Enterprise
of share of each owner in case| |Office No. 402, 4™ Floor
| .Of joint ownership) ‘ Ashirwad Premises C. S. Ltd.,l‘
64/E, Ahmedabad Street, Masjid
| | Bunder (East), Mumbai 400 009
5. | Brief descripti I gpmership 100% _ " Flaar |
E iption of the property . | Office  No. 402, 4" Floor, |
- Ashirwad Premises C. S. Ltd,,
gthd' Ah(rgedabad Street, Masjid
S | bunder (East), Mumbai 400 009
Location of property This property is 0.5 kms éﬁiéy )

|a) Plot No. / Survey No.
I

‘ b) Door No.

) [C.T.S No. / Village
)| Ward / Taluka

| station

from Masjid Bunder Railway !

Final Plot No. 64 Princess Dock

 Division |
 Office No. 402 |

Final Plot No. 64 Princess Dock

| Division

| Taluka Mumbai /’\
TANT,
ORISR
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Mandal / District

Date of issue and validity of
layout of approved map/plan
~Approved map/ plan issuing
authority

“|'Whether genuineness or

I |authenticity of approved map |

|/ plan is verified

) | Any other comments by our
empanelled valuers on

authenticity of approved plan |

" Postal address of the property

District Mumbai
Approved map not furnished by
cient
Approved map not furnished by

client

| No

e -
Office  No. 402, 4" Floor.
Ashirwad Premises C. S. Lid

64/E, Ahmedabad Street, Masjid
Bunder (East), Mumbai 400 008

8. City/Town 3 I -
Residential area
Commercial area Yes B -
Industrial area
9.  Classification of the area .
) High / Middle / Poor Middle Class o
iy  Urban/Semi Urban / Rural Urban Area ]
10.  Coming under corporation limit / MCGM
Village Panchayat/ Municipality
11.  Whether covered under any State / : | N.A.
Central Govt. enactments (e.g. '
Urban Land Ceiling Act) or
notified under agency area/
~ scheduled area / cantonment area. ‘
12 Boundaries of the property [ As per Document
North ' Not shown ' o
South '
East
West
13 Dimensions of the site As per Building As per office
',‘J.Onh TCl Express Ltd Open to air )
woun Tukdoji Maharaj  Office No
West :::;:‘;”{‘3'1clrnbm5 - Open to air
an Office No. |
14. | Extent of the site See details 401 N
14,

Latitude , Longitude & Co —
ordinates of Office
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Extent of the site considered for
valuation (least of 13A & 13B)

tenant ? If occupied by tenant,
since how long? Rent received per

- month.

—

APARTMENT BUILDING

E Natu_rejc;_f ”Il"hé Apartment

TWhether occupied by the owner/

'}/_Zﬂcalaép

Consultants & Valuers Pvl. Lid
| : | See details

Vacant office
L

[: Office No. 402

2 | Location :
. - - -
' C.T.S. No. |- | Final Plot No. 64 Princess Dock
| I | Division
BlockNo. . | Masjid Bunder (East)
 Ward No. N B |
Village/Municipality /Corporation I | MCGM
Door No., Street or Road (Pin | Office No. 402, 4" Floor
| Code) Ashirwad Premises C. S. Ltd.,
| 64/E, Ahmedabad Street, Masjid
1 - || Bunder (East), Mumbai 400 009
'3 |Descripti0n of the locality - | Commercial
I Residential/lCommercial/Mixed _| ] - -
"4 | Year of Construction . 1975
5 1 Number of floors - [Ground + 5 Upper Floors
‘6 | Type of structure " |RCC o o
7 | Number of Dwelling units in the T o -
. |buiding N
'8 Quality of construction el -
9 | Appearance of the Building | Ok
10 | Maintenance of the Building | |Ok
11 | Facilities available -
| Lift L1 ift
Protected water supply - Yes
' Underground sewerage .| Yes
| Car parking-Open/Covered - No
' Is Compound wall existing? | Yes
s pavement laid around the Yes
| Building |
im | Office
1. | The floor on which the Office I1s - | 4" Floor
situated _
2 | Door No. of the Office - | Office No. 402
i3 | Specifications of the Office -
| Roof | RCC Roof
L ' Flooring ' Mosaic
| ' Doors . Wooden with glass door
Windows ~Aluminum Sliding Windows
We/Bath - - NA TANT O
ZQANTTS ¢
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[ mchen I
Compound Wall L Y_e_s - -
‘ \Pavement Arcund Bmldmg | |Yes - N
- Amenities - o
‘ Fittings Electrlc Capmg -
‘ | Plumbing — NA
‘ | Finishing Internal Plaster — Dry Distemper
‘ Qil Bond |
| o External - Sand Faced |
4 h—_lo_u_se Tax L] - ] |
| ' Assessment No. B S
' Tax paid in the name of Y With Party 1
| Tax amount _ -

5 | Electricity Service Connection No. | : -
t_ | Meter card is in the nameof ./ |
6 TT’|EW is the maintenance of the - | Ok |

| Flat? S
h | Sale Deed executed inthe name | : | Shri. Tejal Yogesh Shah
_  of
!B | What is the undivided area of N. A
. |land as per Sale Deed?

'9 [ What is the plinth area of See details

 Office? _ ,
What is the floor space index N. A. ]
| (app.)

|'11 What is the Carpet area of the Office?
‘BuiItUp Area = 160 Sq. Ft. |
(As per Agreement Given By Bank )

Carpet Area = 154 Sq. Ft. |
| (As Per Site Measurement)
_Note: At the time of inspection thls office was Vacant

12 |Is it Posh/l Medium Class |
| Class/Medium/Ordinary?

13 | Itis being used for Residential or Commercial purpose |

_ | Commercial purpose? N o

14 ‘ Is it Owner-occupied or let out?  Vacant office T

15 | Ifrented, What is the monthly rent? N A -

IV MARKETABILITY S

1 | How is the marketability? | Offices A_[_o_:-: in Dem
2 What are the factors favouring for N. A.

| an extra potential Value? L
3 |Any negative factors are No

observed which affect the market
.~ value in general?
V | RATE
1 After analyzing the comparable sale i - . ‘
| instances, what is the composite Rs. 28,000/- Sq. Ft
rate for a similar flat with same ' ‘

O
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| specifications in the adjoining

' locality? (Along with
| details/reference of at least two
latest deals/transactions with
' respect to adjacent properties in the |

‘ areas)

2 Assuming it is a new
l construction, whatis the adopted Rs. 28,250/- Sq. Ft.
basic composite rate of the flat

| under valuation after comparing
' with the specifications and other
factors with the shop under
| comparison (give details ) -
|L | Break-up for the rate

|

i) | Building + Services Rs. 1,100/~ Sq. Ft.
| i) | Land + Others Rs. 26900/- Sq. Ft. -
4 Guideline rate obtained from the RS. 2,05,300/- Sq. Mt

Registrar's office (an evidence Rs. 19,073/- Sq. Ft.

|_  thereof to be enclosed ) || S
VI | COMPOSITE RATE ADOPTED AFTER DEPRECIATION

'a. | Depreciated building rate Rs. 1,100/~ Sq. Ft. B
' Replacement cost of flat with Rs. 26900/- Sq. Ft.
 services (V (3) (i) | i B .
| Age of the building | 46 Years
|
| |Life of the building estimated 14 Years o
" Depreciation percentage assuming 45% B
| the salvage value as 10% L - _
| | Depreciated Ratio of the building 'N.A.
b. | Total composite rate arived for | Rs. 28,000/~ Sq. Ft. B
._ | valuation - — -
~ Depreciated building rate VIl (a) .| Rs. 1,100/~ Sq. Ft.
Rate for land & Other V (3)ii | |Rs. 26900/~ Sq. Ft,

| Total Composite Rate o | Rs. 28,000/~ Sq. Ft.
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Details of Valuation:-

“sr. | Description " Qty. | Rateper = Estimated
" No. | unitRs. | Value
- S . RS.
1. | Present value of the flat (incl. car ] |
arking, if provided) 1 - -
2. Wardrobes N |
3. Showcases ] - -
4. Kitchen n arrangements | + - _’ ]
5 Superfine finish L |
6 Interior Decorations 160 RS. 28000/- \RS 44,80, 000/-
I - >Sq ..
7. Electricity deposits/electrical ‘ |
| fitting etc. _ |
8.  Extracollapsible gates/grills | | i ] ]
works etc. I
9. Potential value, ifany | ]
10.  Others B - ]
Total | T L

(Valuation: Here the approved valuer should discuss in detail his approach to
valuation of property and indicate how the value has been arrived at, supported
by necessary calculation. Also, such aspects as impending threat of acquisition
by government for road widening/public service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-coast/tidal level must be
incorporated) and their effect on i) salability ii) likely rental value in future and
iii) any likely income it may generate may be discussed)
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Photographs of owner/representative wi
Screen shot of longitude/latitude and ¢
Internet sites

As a result of my appraisal and analysis, it is my considered opinion that the
present market value of the above pro

perty in the prevailing condition with
aforesaid specifications is Rs. 44,80,000/- (Rupees Forty Four Lakhs Eighty
Thousand Only)

th property in background to be enclosed
O-ordinates of property using GPS/Various App/

The Book Value of the above

property as of 31/12/2007 is Rs. 9,51,000/-
(Rupees Nine Lakhs Fifty One Th

ousand Only) and

Net Realisable Value

is Rs. 40,32,000/- (Rupees Forty Lakhs Thirty Two
Thousand Only)

The distress value RS. 35,84,000/- (Rupees Thirty Five Lakhs Eighty Four
Thousand Only)

Place:-Mumbai
Date :- 30/12/2021

Signature
(Praksis Consultants & Valuers Pvt. Ltd. )

The unﬁsigned has inspected the property detailed in the Valy
...... On 2/l

ation Report dated --
'We are satisfied that the fair and reasonable market value of the property
s Ré};me};- (Rupees-{ i ){-}%{ﬂmgﬂk} ------------------------------------- == only)
Date: Y D
(;J A

5\ ;ﬂ ) !
.uﬁ\((l.h o
Signature d
(Name of the Branch Manager
With Official Seal )

|
|
N
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Valuation Rate:-

. th -
This Office Is On 4" Floor in Ground + 5 Upper Floors Building with One lift And
Is 0.5 kms away from Masjid Bunder Railway station

The Prevailing Market Rate In This Area Varies From Rs. 26,000/- To
Rs. 30,000/- Sq. Ft.

Based On Local Enquiries & Considering Above Factors We Shall Adopt A Rate
Of Rs. 28,000/- Sq. Ft.

Valuation :-

Rs. 28,000/- X 160 Sq. Ft.
= Rs. 44,80,000/-

Market Value :- Rs. 44,80,000/-

Realisable Sale Value :- Rs. 40,32,000/-

Distress Sale Value :- Rs. 35,84,000/-

Govt. Value :- Rs. 18,31,040/-

Insurance Value :- Rs. 3,20,000/-

11
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k Further, | hereby provide the following information
Valuer comment

[Sr.No | Particulars
1 | Background information of the asset Yes
| __| being valued
12 |7F’urpo$e of valuation and appointing | To ascertain the market value
|' ‘authorlty  of Office and appointed by
| ' Union Bank Of India, Mumbai
! | | SamacharMarg ,
Praksis Consultants & Valuers Pvt.

i experts involved in the valuation Ltd. and for Union Bank Of India,
' Mumbai Samachar Marg

4 Discloser of valuer interest or conflict | Nil

L |ifany i |

|5 Date of appointment valuation
Date, and date of report

3 Identity of the valuer and any other |

|

"Appointment Date 27" December,

| 2021 and date of report

| J 30" December, 2021

6 ' Inspection and/or investigation ' Ramesh inspected the property
undertaken | on 28" December, 2021

7 "Nature and sources of the information | Photocopies of
used or relied upon I 1) Agreement
. 2) Possession letter

|
. 3) Society maintenace Bill

:8 Procedure adopted in carrying out the | Sales Comparison

| ' valuation and valuation standers

| | Followed - |

'8 Restriction on use of the report if Only for use of Union Bank Of

L Lany : S S— _‘ India, Mumbai Samachar Marg

10 | Major factors that were taken into  Sales Comparison

| account during the valuation _

11 | Caveats, limitations and disclaimers to | The report is meant for use of
. |Union Bank Of India, Mumbai

| the extent they explain or elucidate

' The limitation faced by valuer which

' !Shall not be for the purpose of

' limiting his responsibility for the |
| valuation report :

Samachar Marg Only.

Date: 30" December, 2021 Praksis Cons'ultants & Valuers Pvt. Ltd.
Place: Mumbai Authorised Signatory

D ON SERVERNIDYAJUBOIEOM9-2021

13
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GOVT. RATE
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cii.r.s-e:rﬂ-'wuﬁﬁz:P?.!IEESS[!GCF.

Commence From 1t April 2071 To31stMarch 2007
Typeof Are

LezzlBady Nams

Local Body Tipe

Comporation "+ & Clase

Municipal Corperatianc® Greguer Mumbai

Lznd Area botwerg

Morth Baundzry of Municipal B'Ward (7201

Manidp .=IE\'.':rd:L:.'vmarrrﬂil'.‘.l;h’.zrg Cantyal Raibwe, |

335 14480 161, 20350 24890 140497
192,200

Firal Plot No. 2, 2, 4.5,6,8,9,10,11, 12,1314, 2,222, 4,35, 28, 27,26,29, 30, 1,
32,33, 42, 43,&‘-.45.42.4?‘ 52,53, 54, 84, 85, 85,67,63,69, 70, 11, 12,735,175, 18, 16K,77, 18, 10, 123,
129,130,131, 132, 133,134,135, 135, 137,132,139, 141

= Compare With Previous Year

15, 16,17, 18,19, 20,

Division VILLAGE : PRINCESSDOGK

CoemenceFrom 1t Apill 2021 To 345t March 2002
H A Tehere to exch

B m L
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sody D, SN Floor, ! I
steal Chamere, Nroneh Sipeny,
v 1
Pambay =400 000,
Near Sirs,
B AT s fhedoamyliserent Moy, A, st the
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.h‘|1",\!r~1‘u.j .-‘“.”1' F“r‘.".T'W.

- E b - -
----- o e e e s e e e e ==

is hes ororolstanee to Lhy agraocantl antarpd Ints snangat Us
for the subleet OFf1co/Oodnansfrmarant Niry 0%, ., . (0 tha ahaus
=ildling S
We nra glod to Inform you that the sald tuflding Ls nerely com-
rleted mid the Tinel touchas ars baing piven tr trha zsro and
we propose 10 hand-over the possassion of the said prenisas ts
you on o about Eirst Weak of Tabruery, 1075,

To enstle us to handover tho possession of the zaid pramises,you
are Tegquasted to nttond to the followings :-

1. To sign all necassary pspers such as Manbarshio Acplicat-
ion Fom]’.. Bye-1aws of th? preposed Co-oparstive kousing
Soelety Ltd., and othar relevent prpers kept with Shs!
Mehesukhthed, C/o, Messrs R, Msahaspihlal & Ca.

2. To handcvar n l:t¢sr for having Tec2ivad possassion of k2
premlses,

3. To pny the following amount of thg outstanding instzl-anss

as per the agraement.

e
E‘tﬂ:\&.‘: N

e) Ms.2,500/- /
B b) B Wis

A DN
v N AR
4 r '

4, You aro elsg raquestaed o hend-ds‘}'r( ‘dur cha e\ K
#s n daposit for ra._’j_ﬂ_Qf.;__J'L!m-rg*s tha ?ﬁi:.{n}“ 24\
melntenence and other uxpenses till “thg Sockaty s
end registargd and the mantgement of tho tuilain :';
tokon over by the so  registero \Sm;ety 11’1::11:r-'1.'|.rt1“I
orpensas for reglstration of Seclaty ate, any thls'l-a#
for p:. 251/- 25 share mohay towar Sxtha format y '
Housing Sociaty, o

OE JOur errrying out tha abova nnd othors (f ¢
¥s shell arrenps to

Tqulroments
nisgs,

put you in possessien of tho subjoct pro-

Tenking yeu |

\ Tours (ol e

i
dseo)- o\ For ASHERAD (LGRS = T &
eef- L\kj\ | “’lial:'.’g - 3
Vo / ]

| e

e, o 5%




ASHIRWAD PREMISIES CO, 0p 300151

. Regn No. BOM/GEN
. Adiirwad Building 64/E, Alsneabng
53 St BILL

by E::{-N.me: Bowbay Conuumlcutpn .:':i"L'I
T et No 402
- Month: Jan. - March,2007

e g 0

- §r. No. ~Partlaulary e
] Municipal Tax L SRS
2 BP.T. Chages |
3 Maintenance Charges
4 Sinking Fund . -
5 Building Repair Fun Rs.25/- Per Sy.FL.
6 Legal Fund L
7 Ext Charges i h
8  Lilt Charges
9 Antena Charges
Total
PREVIOUS ARREARS
INTEREST ON ARREARS @21% _
WELFARE FUND @3%
AMOUNT RECEIVED
AMOUNT DUE

NOTE: 1. The Bill is to be paid by A/c Payee Cheque inthe

of the society on or before due date. .

2. Please note Lhat payment of this Bill should be n i
by the end of quarter otherwise nn interest @219+ ! =
Relsa iy

and 3% Wellare fund will be charped.

th
el

. ..BmNo,.
X ) A f

1 ‘ L
3. If'you find aty discripancy in the above Bill, claify, v
esame within 10 days from (he date of this bill o *\ o+

Y LID. d
/1373 Dated 30.10.1980
Street, Conpac Bunder, Mumbai - 400 009

SRR e
ol : F-? ':f -!::'E"“. -
i APC8/13472007
- 29/0112007;

Due Date 3,].»"023_!2':007

3575.00
0.00

0,00

0.00
10.00
[ B

. 4779.00

© 82309.00 -

" 8273.00
2469.00

7

s

%
2, b
JE&

Je.

!

N

se the above bill wil] be considered as acepted by yoy, " . v "

- g

% — v
-— '-\
reat Tr. -

Y : L

et

-

For Ashirwad Promisey Ca-up..‘iudﬂy L),

ot W

B TR
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o

e

(el
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VALUATION
Office No. 402, 4" Floor, Ashirwaaa‘g“eh——m OF OFFICE AT
remises C. S. Ltd., 64/E, Ahmedabad Street,

Masjid Bunder (East), Mumbai 400 009

1) APRROACH ROAD
e ke 2) SOCEITY ENTRANCE

4) MAIN DOOR

3) BUILDING
16
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VALUAT|ON REP Consuiltants & Valuers Pvt. Ltd

, ORT OF OFFICE AT
Office No.402, 4" Fioor, Ashirwad Premm
mises
Masjid Bunder ( C. S. Ltd., 64/E, Ahmedabad Street,

East), Mumbai 400 009

5) INTERNAL VIEW 1

6) INTERNAL VIEW 2

7) SELFIE
17 —
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