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Praksis Consultants & Valuers Pvt. Ltd 
20319/2021 

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, 4h Floor, Ashirwad 

Premises C. s. Ltd., 64/E, Ahmedabad Street, Masjid Bunder (East), Mumbai 400 009 

On the basis of the datal 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 
Realisable Sale Value 
Distress Sale Value 

Rs. 44,80,000/-
Rs. 40,32,000/ 
|Rs. 35,84,000/-

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

ANTS& 

MUMBAI 

PRAKSIS cONSULTANTS & VALUERS PVT. LTD. 
AUTHORISED SIGNATORY 



Pralsis Consultants & Valuers Pvt. Ltd 

20319/2021 

Format-C 

(PRAKSIS cONSULTANTS & VALUERS PVT. LTD.) 

B/312, 3°Floor, Damji Shamji Corporate Square, Next to Kanara Business 

Center, Laxmi Nagar, Ghatkopar (East), Mumbai 400075 

TO, 
UNION BANK OF INDIA, 
MUMBAI SAMACHAR MARG 

VALUATION REPORT (IN REsPECT OF OFFICE) 

(To be filled in by the Approved Valuer) 

I. GENERAL 

Purpose for which the valuation is 

made 
a) Date of inspection 

To ascertain the market value 

of Office 
28t December, 2021 

(Er. Ramesh) along with 

Ajay More 

2. 

b) Date on which the valuation is 30 December, 2021 

made 
List of documents produced for 3. 
perusal 

Agreement for sale Made 

Between Bombay Commercial 
Corporation And Shri. Tejal 
Yogesh Shah Prop. Of M/S 
Mahavir Enterprise Dated 

31/12/2007 
) Possession letter 

Society maintenance bil 
Shri. Tejal Yogesh Shah Prop. 
Of M/S. Mahavir Enterprise 
Office 
Ashirwad Premises C. S. Ltd., 
64/E, Ahmedabad Street, Masjid 
Bunder (East), Mumbai 400 009 

Ownership 100% 
Office 

Name of the owner(s) and his/their 
address(es) with Phone no.(Details 
of share of each owner in case 
of joint ownership) 

No. 402. 4 Floor, 

5. Brief description of the property No. 402, 4th Floor, 
Ashirwad Premises C. S. Ltd., 
64/E, Ahmedabad Street, Masjid 
Bunder (East), Mumbai 400 009 
This property is 0.5 kms away 
from Masjid Bunder Railway 
station 

6 Location of property 

a) Plot No. | Survey No. Final Plot No. 64 Princess Dock 
Division 
Office No. 402 b)Door No. 

c)C. T. S. No. Village Final Plot No. 64 Princess Dock 
Division d) Ward Taluka 
Taluka Mumbai 

ANTS 



Praksis Consultants & Valuers Pvt. Ltd 
District Mumbai 20319/2021 

Mandal District e) 
Date of issue and validity of 

layout of approved map/plan 

Approved map/ plan issuing 

Approved map not furnished by 

client 
Approved map not furnished by 

9 
authority client 

No h) Whether genuineness or 

authenticity of approved map 

|/ plan is verified 
Any other comments by our 
empanelled valuers on 

authenticity of approved plan 
Postal address of the property 

No 1 

Office No. 402. 4 Floor, 
7. 

Ashirwad Premises C. S. Ltd 

64/E, Ahmedabad Street, Masjid 
Bunder (East), Mumbai 400 009 

City/Town 
Residential area 

Commercial area 
Industrial area 
Classification of the area 

. 

Yes 

9. 
Middle Class High Middle / Poor 

Urban/ Semi Urban / Rural ) Urban Area 

MCGM Coming under corporation limit/ 

Village Panchayat / Municipality 
Whether covered under any State 
Central Govt. enactments (e.g. 

Urban Land Ceiling Act) or 
notified under agency area 

10. 

N.A. 

scheduled area /cantonment area. 

12 Boundaries of the property As per Document 

North Not shown 

South 
East 

West 

13 Dimensions of the site As per Building As per office 
North TCI Express Ltd 

Tukdoji Maharaj 
Marg 

Open to air 
Soutn 

Office No. 
403 

East Bharat Chambers Open to air 
West Arihant Office No. 

401 14 Extent of the site See details 
14. Latitude, Longitude & Co. -

ordinates of Oftice 10.86 N. 79.10° E 
ULT 

CMUMBAI 



Pralsis 
Consultants & Valuors Pvt. Ltd 

20319/20211 
15. Extent of the site considered for :See details 

valuation (least of 13A & 13B) 
Whether occupied by the owner/ Vacant office 

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

month 
APARTMENT BUILDING 

Nature of The Apartment Office No. 402 

Location 
Final Plot No. 64 Princess Dock 

C. T. S. No. 
Division 

Masjid Bunder (East) 
Block No. 
Ward No. 
Village/Municipality /Corporation 
Door No., Street or Road (Pin 

Code) 

MCGM 

Office No. 402, 4 Floor 
Ashirwad Premises C. S. Ltd 

64/E, Ahmedabad Street, Masjid 

Bunder (East), Mumbai 400 009 

:Commercial Description of the locality 
Residential/Commercial/Mixed 
Year of Construction 

3 

1975 
4 

Ground+ 5 Upper Floors 
5 Number of floors 

RCC Type of structure 

Number of Dwelling units in the 

building 
Quality of construction Ok 

8 

Ok 
9 Appearance of the Building 

Ok 
10 Maintenance of the Building 

11 Facilities available 
1 lift 

Lift 
Protected water supply 

Underground sewerage 
Car parking-Open/Covered 
Is Compound wall existing? 
Is pavement laid 

Building 

Yes 
Yes 
No 
Yes 

around the Yes 

Office 
4 Floor 

The floor on which the Office is 

situated 
Office No. 402 

Door No. of the Office 

Specifications of the Office 

Roof 
RCC Roof 

Mosaic 
Flooring Wooden with glass door 

Aluminum Sliding Windows 
TANTS 

Doors 

WindowsS 
Wc/Bath 

NA 



Pnahsis 
20319/2021 

Kitchen 
Compound Wall 
Pavement Around Building 

AmenitiesS 
Fittings 

Consultants & Valuers Pvt. Ltd 
NA 
Yes 

Yes 

Electric Capping 
Plumbing -NA 
Internal Plaster - Dry Distemper 

Oil Bond 
External-Sand Faced 

Finishing 

House Tax 
Assessment No. 
Tax paid in the name of 
Tax amount 
Electricity Service Connection No. 
Meter card is in the name of 

4 

With Party 

5 

6 How is the maintenance of the DK 

Flat ? 
Sale Deed executed in the name Shri. Tejal Yogesh Shah 

8 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 

app. 
11 

| 10 N. A. 

What is the Carpet area of the Office? 
Built Up 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 this office was Vacant 

12 Is it Posh/l Medium Class 

Class/Medium/Ordinary? 

13 It is being used for Residential or 

Commercial purpose? 
14 

Commercial purpose 

Is it Owner-occupied or let out? 

f rented, What is the monthly rent? N. A. 
IV 

Vacant office 
15 

MARKETABILITY 
How is the marketability? 
What are the factors favouring for 
an extra potential Value? 

Any negative factors are 
observed which affect the market 

Offices Are in DemapeANIS N A 

No MUMBAI 
value in general? 
RATE 
After analyzing the comparable sale 

instances, what is the composite 
rate for a similar flat with same 

Rs. 28,0001- Sq. Ft. 



Praksis 
20319/2021 Consultants & Valuers Pvt. Ltd 

specifications in the adjoining 

locality? (Along with 
details/reference of at least two 
latest deals/transactions with 

respect to adjacent properties in the 

areas 
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 shop under 

comparison (give details 
3 

Rs. 28,250/- Sq. Ft. 

Break-up for the rate 
Building+ Services_ 

) Land + Others 
Guideline rate obtained from the 

Rs. 1,100/- Sq. Ft. 
Rs. 26900/- Sq. Ft. 
RS. 2,05,300/- Sq. Mt 
Rs. 19,073/- Sq. Ft. 

4 

Registrar's office (an evidence 

thereof to be enclosed) 
VI COMPOSITE RATE ADOPTED AFTER DEPRECIATION 

Depreciated building rate 
Replacement cost of flat with 
services (V (3) )_ 
Age of the building 

Rs. 1,100/- Sq. Ft. 
Rs. 26900/- Sq. Ft. 

a. 

46 Years 

Life of the building estimated 14 Years 

Depreciation percentage assuming 
the salvage value as 10% 

Depreciated Ratio of the building 

45% 

N.A. 

otal composite rate arrived for 

valuation 
Depreciated building rate VI (a)_ 
Rate for land & Other V (3) ii_ 
Total Composite Rate 

. Rs. 28,000/- Sq. Ft. 

Rs. 1,100/- Sq. Ft. 
Rs. 26900/- Sq. Ft. 
Rs. 28,000/- Sq. Ft. 

V 
SUL TS & 
O, 

MUMBAI 

VT.L 



Pralksis Consultants & Valuers Pvt. Ltd 
20319/2021 

Details of Valuation: 

Estimated 

Value 
Description Qty. Rate per 

Sr. 
unit Rs. 

No. Rs. 
Present value of the flat (incl. car 

parking, if provided)_ 
Wardrobes 
Showcases 
Kitchen arrangements 
Superfine finish 
Interior Decorations 

1. 

160 RS. 28000/ RS. 44,80,000/-
. 

Sq. Ft. 
Electricity deposits/electrical 

fitting etc. 
Extra collapsible gates/grills 

works etc. 
Potential value, if any_ 
Others 
Total 

10 

(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 

ii) any likely income it may generate may be discussed) 

ANTS & 

MUMBAI 
nSNO 



Pralksis Consultants & Valuers Pvt. Ltd 
20319/2021 

Photographs of owner/representative with property in background to be enclosed Screen shot of longitude/latitude and co-ordinates of property using GPSVarious App/ Internet sites 
As a result of my appraisal and analysis, it is my considered opinion that the 
present market value of the above property in the prevailing condition with 
aforesaid specifications is Rs. 44,80,000/- (Rupees Forty Four Lakhs Eighty Thousand Only) 

The Book Value of the above property as of 31/12/2007 is Rs. 9,51,000/ (Rupees Nine Lakhs Fifty One Thousand 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) 

S&VAL 
SULTAN 

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

Signature 
(Praksis Consultants & Valuers Pvt. Ltd.) 

The undersigned has inspected the property detailed in the Valuation Report dated --On we are satisfie is RsltAs-(RupeesptouEAtT 
that the fair and reasonable market value of the property 

---*-************************* only) 

24 Date 

Signature 
(Name of the Branch Manager With Official Seal) 



Pralksis 20319/2021 Consultants & Valuers Pvt. Ltd 

Valuation Rate: 

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. 28,0001- 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/ 
LIANT 

MUMBAI 

11 



Praksis 
20319/2021 Consultants & Valuers Pvt. Ltd 

k Further, I hereby provide the following information 

Sr. No Particulars Valuer comment 

Background information of the asset 
being valued 

Purpose of valuation and appointing 

authority 

Yes 

2 To ascertain the market value 

of Office and appointed by 
Union Bank Of India, Mumba 

Samachar Marg 
Praksis Consultants & Valuers Pvt. 
Ltd. and for Union Bank Of India, 

Mumbai Samachar Marg 
Nil 

Identity of the valuer and any other 
experts involved in the valuation 

Discloser of valuer interest or conflict 
if any 
Date of appointment valuation 
Date, and date of report 

Appointment Date 27 December, 
2021 and date of report 

30 December, 2021 
Ramesh inspected the property 
on 28 December, 2021 

Inspection and/or investigation 

undertaken 
Nature and sources of the information Photocopies of 

used or relied upon 1) Agreement 
2) Possession letter 

3) Society maintenace Bill 
Procedure adopted in carrying out the Sales Comparison 
valuation and valuation standers 

Followed -
Restriction on use of the report if 

any 
Major factors that were taken into 

account during the valuation 
Caveats, limitations and disclaimers to The report is meant for use of 

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 

8 

Only for use of Union Bank Of 
India, Mumbai Samachar Marg 
Sales Comparison 

9 

10 

11 
Union Bank Of India, Mumbai 
Samachar Marg Only. 

OLTANS 
VA 

MUMBAI 

Date: 30" December, 2021 

Place: Mumbai 

Praksis Consultants & Valuers Pvt. Ltd. 
Authorised Signatoryy 

DON SERVERVIDYA/UBOI20319-2021 

13 



Praksis Consultants & Valuers Pvt. Ltd 
20319/2021 

GOVT. RATE 

X 

etnte-6gle SkechX Redy Reckorer Ra'k Pnncess iX+ 

Bhits -5tam poutye:dyE grer.com/reð cnar/20ZTmnbuAnuTDE-/PTess- poo 

DVSON/VILLAGE: PRINCESS DOCK 
Cormence From 1st Apri 2021 To 31stMarch 2022 

Tpect AresUrban Lcal Bcdy Type nporation -A Class 

LczalBody Name Municipal Corporation c' Grea:er Murnbai 
Lant Area tetwm Horth Ecundzry ct Manicipl E Ward Rarnchandrs Ehe: argl, ̀ uth Ecundary of uniäipal B WardiLckman2 liak.MENg. Canual Raitkzy Line znd PDnella kozd. 

and Mark 

Ratedf Land + Bulifing in per sq.m.Buit:up ZCne Sub Zone Land Reidential 
Shop ndustriel 

335 7448) 16049 20:300 2489) 140493 12.200 

Firal Piot No. 2,3,4,5.6,8, 9,10,11, 12, 13,14, 15, 15,17,18, 19, 20,21, 2, 23,24, 25,26, 27,28,29,30, 31, 32,3, 42, 43, 44, 46,48,49, 52, 53, 54, 64, 65, 65, 67,63, 69, 70, 11, 12, 73, 74, 75, 76, 76A, 11, 78, 80, 12, 129,130, 131,132,13, 134, 135,136,137,138, 139,141 

ECompare With Previous Year 

DIVSOH/VILAGE: PRINCESS DOCK 
CcrmenteFrom 1st April 2021 To 31stMarch 2022 

Tpe here 0 se8th 

MUMBAI 



::9,.. 

50, 1h Ploor, 

Strrl thAn rs, r onch $irrh, 

/Ananytet o....1.. t 
n knen a' ASi,T14A't 64-, 

-***~*** ************* 

S s rTiT Shee to tho gT:ocent ontot Ir.t riarga 
SoT the subject OfTico/hdoanftsanant ic..T7% n thg 0 

El96 ton form vou th»t t ha sald uil4ins 1s nerely con-
Pleted a the 11nal touches ^re boing Eiv:n tt 3 P n Wpropo se to hand-over the possassion of tho said prenzS25 
yo Or adout Etst_ vaak_of Fobru ry, 1976, 

To ensble us to handover tho poss9ssion of the sai prem1s9s ,3*% 
e recuasted to attend to the followings 

o necossary pepors such as an.borship Applicat-
OT,5ye-1aws of the prcposed Co-op2rative ousing 

OCiettá,, and othsr relevent prpers kapt i th Sh:2 MahesukRhhal, /o, Messrs , Mahesu khlal & C. 

2. To han^cvar n 1:ttor for having recaivad possa ssion cf t: 

prerise5. 

3. To pay the foll0ing aro unt of tha outstanding instalas 
as per te Agre ament. 
e) Rs.2,500/- .EGISA 

ICu aro elsc r 2quest ed to heng-0erSour chaqu0 s, AS Bdopo s1t 1or .0 -- er"s tha 1n1tia, aintenence end otrar JXp en sas Lthd srcaty 1sofpod Ena reg1 storod and th n"gomen totho bu1ldins tokon over by tho so 2g1 storooocety 1nciudins Aa 0xpen sas for rogistratlon cl dcCty tc. n1 theso or . 251/- Ps shnre motioy towarigths-orn»to o Housing Soc1ety. 
U 

n you.CArrying out tha a bov n3 othor s 1! eny roqTl romonts * shl erreng9 to ptut you in possessch ot tho sudjoet pro-nis0s, 

henkine ou, 

Yc urs t 1tmrtty, Sco 

3 

ANTS 

A 



ASHIRWAD PREMISEs CO. OP.s0CIEIY LTD. Regn No. BOM/GEN/1373 Dated 3o.10.1980 Aslirwad Building.64/E, AaIedsbad Strect,Camac Bunder, Munbai- 400 DO9 
BLL 

, Name: Boubay Conuuercdal Corpn 
Ut No 402 

., B No. APCS/134/2007 

Date 29/01/2007 
:: Month: Jan -Marcdh,2007 

Sr. No. 
Due Date 3/03/2007 

: 

Parttculan Amoumts(Rs) 
Muicipal Tax 

B.P.T. Chagcs 

Maintenaice Charges 
Suiking Fuid 

5Building Rcpair Fud Rs.25/-Pcr Ss.FL 
6 Legal Fund 

Ext. Clarges 
LiN Chargess 
Auitaia Ciarges 

451.00 
183.00 

* 

645.00 4 
25.00 
3575.00 

0.00 

0.00 

9 0.00 

0.00 

Total 
PREVIOUS ARREARS 4779.00 

82309.00 INTEREST ON ARREARS Q21%. 
WELFARE FUND @3%6 
AMOUNT RECETVED 
AMOUNT DUE 

8273.00 
2469.00 

39:00 
NOTE: 1.The Bill is to be paid by Ac Payee Cheque ün tie nan of lhe socidy on or before due date. 

2. Please note that paymend of this Bill should be nale. by the end of quarter oliewise un interest (2219 and 3% Welfare fund will be clia gcd 3. If you find ury discripancy in the above Bill, clauify he same within 10 days from Uhe dale of this bill o else the above bill will be cousideretl as accyted by you. 

U-RE 

For Aslhlrwad Prenulses Co-op.aodety LAu. 

Clainua Secretary/ Treanufer 

yo20 
NSULT ATANTS 



Praksis, 20319/2021 Consultants & Valuers Pvt. Ltd 

VALUATION REPORT OF OFFICE AT office No. 402, 4 Floor, Ashirwad Premises C S. Ltd., 64/E, Ahmedabad street, 

Masjid Bunder (East), Mumbai 400 009 

1) APRROACH ROAD 2) SOCEITY ENTRANCE 

MILLLIILLIL 

HHLZ 

NTS 

MUMBAI 

4) MAIN DOOR 

3) BUILDING 
16 



Praksis 20319/2021 
Consultants & Valuers Pvt. Ltd 

VALUATION REPORT OF OFFICE AT Office No. 402, 4 Floor, Ashirwad Premises C. S. Ltd., 64/E, Ahmedabad Street, Masjid Bunder (East), Mumbai 400 009 

5) INTERNAL VIEW 1 
6) INTERNAL VIEW 2 

ANTS& 

CMUMBAI 

7) SELFIE 

17 



{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Form", "isBackSide": false }


{ "type": "Form", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Form", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }


{ "type": "Document", "isBackSide": false }

