Valuation Report of the Immovable Property

Details of the property under consideration:

Name of Owner: M/s. Dhanera Diamonds & M/s. Gujrat Diamond

Amalgamated Office Premises No. 115, 116 & 117, 1stfloor, “Shreeji Chambers Premises” Co-operative
Saciety Ltd., Tata Road No.1 & 2 off, Raja Rammohan Roy Marg, Opera House, Mumbai 400 004,
State - Maharashtra, Country - India

Latitude Longitude: 18°57'17.7"N 72°49'02.9"E
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Vastu/SBI/Mumbai/11/2020/016980/33596
09/05-48-VS
Date: 09.11.2020

VALUATION OPINION REPORT

This is to certify that the property bearingAmalgamated Office Premises No. 115, 116 & 117, 1! floor, “Shreeji
Chambers Premises” Co-operative Society Ltd., Tata Road No.1 & 2 off Raja Rammohan Roy Marg, Opera
House, Mumbai 400 004, State - Maharashtra, Country - India belongs to M/s. Dhanera Diamonds &
M/s. Gujrat Diamond

Boundaries of the property.

North . Panchratna Open Plot & Amrut Trade Centre
South . TataRoad No. 2 & Prasad Chambers

East . Shreeji Darshan Building

West . Road & Flox Chambers

Considering various parameters recorded, existing economic scenario, and the information that is available with
reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the
property premises along with business premium can be assessed and valued for this particular purpose at
T 4,29,67,500.00 (Rupees Four Crore Twenty Nine Lakh Sixty Seven Thousand Five Hundred Only).

The valuation of the property is based on the documents produced by the concern. Legal aspects have not been

taken into considerations while preparing this valuation report.

Hence certified O
O

For VASTUKALA CONSULTANTS (1) PVT. LTD. O
Digitally signed by Sharadkumar B. TEV Consultanls D

Chalikwar Valuers & Appraisers X

S h ara d kU MAN o cnesharadkumar 8. chatikwar, =5 Chartersd Enginesr (1) \* =
B Chalikway Sacar it W &
) ?)’ag(lef;;;o.l 1.0916:12:16 40530 N, FY Jus3 g
C.M.D. Director 3
Sharadkumar B, Chalikwar =
s

Gowvt. Reg. Valuer & Chartered Engineer (India)
Reg. No. (N) CCIT/1-14/52/2008-09

SBI Empanelment No.: SME/TCC/2017-18/942/178
Encl: Valuation report.
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Valuation Report of Immovable Property

Customer Details

Name(s) of the M/s. Dhanera Diamonds & M/s. Gujrat Diamond
owner(s).

Application No.

Property Details

Address Amalgamated Office Premises No. 115, 116 & 117, 1%t floor, “Shreeji Chambers
Premises” Co-operative Society Ltd., Tata Road No.1 & 2, off Raja Rammohan
Roy Marg, Opera House, Mumbai 400 004, State - Maharashtra, Country - India

Nearby Landmark / Google Map | Landmark; Near Prasad Chamber
Independent access to the | Latitude Longitude: 18°57'17.7"N 72°49'02.9"E

property

Document Details Name of Approving Authority

Layout Plan N.a. - Approval No. | -

Building Plan No Details not provided Approval No. | Details not provided
Construction No Details not provided Approval No. | Details not provided
Permission

Legal Documents Yes | 1. Copy of Previous Valuation Report dated 11.09.2017

2. Copy of Society Maintenance Bill No. 697 dated 15.10.2020 - Unit No. 115
3. Copy of Society Maintenance Bill No. 698 dated 15.10.2020 - Unit No. 116
4. Copy of Society Maintenance Bill No. 699 dated 15.10.2020 - Unit No. 117
5. Copy of Electricity Bill dated 13.10.2020 - Unit No. 115

6. Copy of Electricity Bill dated 21.10.2020 - Unit No. 116

7. Copy of Electricity Bill dated 13.10.2020 - Unit No. 117

Physical Details H
Adjoining East West North South
Properties
As on site Shreeji Darshan Road & Flox Panchratna Open Plot & TataRoad No. 2 &
Building Chambers Amrut Trade Centre Prasad Chambers
As per document | Details not provided Details not Details not provided Details not provided O
provided O
Matching of - Plot Yes Approv | Commerical | Typeof = Commerical | ©
Boundaries Demarcated ed land Property S
use

No. of | The composition of office is Reception + Waiting + Cabins used for (Management Departments + Account
rooms | Department + Finance Manager + Store Room) + Pantry + Common Toilets & Assortment Department in
Mezzanine floor

Total Ground +2 | Flooron | 1stfloor Approx. 25 Residual 35 years
no. of upper floors | which Age of the | years age of Subject to
Floors the property the proper,
property property preventive
is periodic
located Maintenance
& structural
UL irs.
D
I
® FIV 9863 L]

com (necmA-14 /&
§2/2008-09 ,\%

Consultants (I) Pvt. Ltd.
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Tenure/ Occupancy Details - Owner occupied

Status of Tenure N.A, No. of years of N.A. Relationship NA.
Occupancy of tenant or
owner
Stage of Construction
Stage of construction | Completed If under construction, extent of N.A.
completion

Violations if any observed

Nature and extent of violations -

Area Details of the Property

Site Area Plinth area / Total Built up area in Sq. Ft Built up area
area as per previous valuation report Office Premises No. 115 = 330.00 Sq. Ft.

Office Premises No. 116 = 345.00 Sq. Ft.
Office Premises No. 117 = 320.00 Sq. Ft.
Total area = 1055.00 Sq. Ft

Mezzanine floor = 800.00 Sq. Ft

(Area as per previous valuation report)

(Total Built up area = 1685.00 Sq. Ft.
(Including 70% Mezzanine floor area)

Remarks: As per site inspection Office Premises No. 115, 116 & 117 are internally amalgamated with
Two entrances. For the purpose of valuation we have taken area as per previous valuation report.

Present / Expected | T 1,43,00,000 expected rental income per month
Income  from  the
property

Valuation

. Mention the value as per Government Approved Rates also

Guideline rate obtained from the Stamp Duty Ready | ¥ 3,85,100.00 per Sq. M.
Reckoner for new property. i.e. T 35,777.00 per Sq. Ft.

Guideline Rate obtained from the Stamp Duty Ready | ¥ 3,77,027.00 per Sg. M.
Reckoner for Above floor after depreciation i.e. 35,026.00 per Sq. Ft.

ii. In case of variation of 20% or more in the valuation proposed by the valuer and the Guideline value provided in the
State Govt. notification or Income Tax Gazette justification on variation has to be given. - Refer Page No. 13

Price Indicator 1 (Refer Page No. 12)

Property: Office at Opera House

Source; 99acres.com

Built up area: 336.00 Sq. Ft.

Expected Price: ¥ 89,60,000.00

Expected Rate/Sq. Ft: T 26,667.00 per Sq. Ft.

Price Indicator 2 (Refer Page No. 12)

Property: Office at Opera House

Source: 99acres.com

Carpet area; 200.00 - 500.00 Sq. Ft.

Expected Price: ¥ 60,00,000.00 - 1,50,00,000.00
Expected Rate/Sq. Ft: ¥ 30,000.00 per Sq. Ft. on Carpet area i.e. T 25,000.00 per Sg. Ft. on Built up area

Vastukala Consultants () Pvt. Ltd.

An ISO 9001:2015 Certified Company
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Price Indicator 3 (Refer Page No. 12)

Property: Office at Opera House

Source: magicbricks.com

Carpet area: 1500.00 Sg. Ft.

Expected Price: ¥ 5,25,00,000.00

Expected Rate/Sq. Ft: T 35,000.00 per Sq. Ft. on Carpet areai.e. T 29,167.00 per Sq. Ft. on Built up area

Sale Instance 1 (Refer Page No. 11)

Property; Office at Opera House

Source: https.//freesearchigrservice.maharashtra.gov.in/
Built up area: 1,212.00 Sq. Ft.

Expected Price: ¥ 2,65,00,000.00

Expected Rate/Sq. Ft: T 21,865.00 per Sq. Ft.

| Sale Instance 2 (Refer Page No. 11)

Property: Office at Opera House

Source: https://freesearchigrservice.maharashtra.gov.in/
Built up area: 750.00 Sq. Ft.

Expected Price: T 1,57,00,000.00

Expected Rate/Sq. Ft: ¥ 20,933.00 per Sq. Ft.

Considering the above indicator of sale, current market conditions, demand and supply position, Office size, location,
upswing in real estate prices, sustained demand for CommercialOffice, all round development of commercial and
residential application in the locality etc. We estimate ¥ 25,500.00 per Sq. Ft. of area. {Inclusive of site and general
development, compound walls, MS gates, drainage systems, water tanks and other infrastructure facilities and
amenities).

Summary of Valuation

|

tukala.org

vas

Guideline Value
Areain Sq. Ft. Ratein ¥ Value in¥
Built up area as per Previous Valuation Report 1,685.00 35,026.00 5,90,18,810.00
ii.  Fair Market Value of the Property
Area 1685.00 Sq. Ft.
Prevailing market rate T 25,500 per Sg. Ft.
Total Value of the property ¥ 4,29,67,500.00
ii.  Realizable Value of the Property < 3,86,70,750.00
iv.  Distress / Force Sale Value ¥ 3,43,74,000.00
V. Insurable Value of the Assets < 42,12,500.00
10 | Assumptions /Remarks Indicator of sale, current market conditions, demand and supply position, Offﬁ

X
location, upswing in real estate prices, sustained demand for CommercialOffice,

TEV Corsultants
Valuers & Appraisers
Chartered Engineer (1) \*
Architects = Interiors
FIE F110926/5

FIV 9863
CCIT (N)CCITA 18
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11 | Declaration i. The property was inspected by me / our representative personally on 01.02.2020
ii. The undersigned does not have any direct / indirect interest in the above property.
fii. The information furnished herein is true and correct to the best of our knowledge.
iv. | have submitted Valuation report directly to the Bank.
Vastukala Consultants ([) Pvt. Ltd.
et S oo Ceniral [For VASTUKALA CONSULTANTS (1 PVT, LTD,
i Digitally signed by Sharadkumar 8. \
12 N.ame, address & Road, Mlll%gl Andheri (EaSt)' Sharad ku mar gr;h:z:; s oo R
signature of valuer Mumbai - 400 093 ) i dnoms e,
B. Chalikwar gtz
C.M.D. Director
Date of
Sharadkumar B. Chalikwar valuation:
Govt. Reg. Valuer & Chartered | 09.11.2020
Engineer (India)
Reg. No. (N) CCIT /1-14 /52
2008-09
SBI Empanelment No.: SME /
TCC/2017-18/942 /178 P
13 | Enclosures Documents | 1) Valuation Report
& Photographs 2) Satellite Location Map
3) Location cum Route Map from Nearest Railway Station
4)  Photographs of the property
TEV Corsultarts
Valuers & Appraisers
Chartered Enginger (I) \-
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Actual Site Photographs
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Actual Site Photographs
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Route Map of the property
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Note: The Blue line shows the route to site from nearest Railway station (Charni Road - 450 mtrs.)
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Price Indicator
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Justification for price /rate

The Market Value of the property is based on facts of markets discovered by us during our
enquiries, however the government rate value in this case is less than the market value arrived
by us. We are of the opinion that the value arrive by us will prove to be correct if an Auction of
the subject property is carried out. As far as Market Value in Property document is concerned, it
is not possible to comment on same, may be government rates are fixed by sampling during

same point of time in part and whereas, Market values change every month.

In most of the cases the actual deal amount or Transaction value is not reflected in Property
document because of various Market practices. As Valuer, we always try to give a value which
is correct reflection of actual transaction value irrespective of any factors in market.

We hope this will satisfy your requirements.

TEV Corsuftarts
Valuers & Appraisers
Chartered Engineer (I) \"
Architects = Interigrs

AEF110926/%
FIV 9863

CCIT (N)CCITA- 14/
52/2008-00
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property under reference as on 9"Novevmber 2020.

The term Fair Market Value is defined as

“The most probable price, as of a specified date, in cash, terms equivalent to cash, or in other precisely revealed
terms for which the specified property rights would sell after reasonable exposure in a compeltitive market under
all conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self-
interest assuming that neither is under undue duress”.

Fundamental assumptions and conditions presumed in this definition are:

1. Buyer and seller are motivated by self-interest.
2. Buyer and seller are well informed and are acting prudently.
3. The property is exposed for a reasonable time on the open market.
4, Payment is made in cash or equivalent or in specified financing terms.
UNDER LYING ASSUMPTIONS
1. We assume no responsibility for matters of legal nature affecting the property appraised or the title

thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

2. The property is valued as though under responsible ownership.
3. Itis assumed that the property is free of liens and encumbrances.
4, It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

her

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

TEV Consuttants
Valuers & Appraisers
Chartered Engineer (I) \*
Architests = Interiors

FIE F110926/6
FIV 9863
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DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the
statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then,
with the full knowledge of the AND/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERTY PREMISES

Considering various parameters recorded herein above, existing economic scenario, and the information that is

available with reference to the development of neighborhood and method selected for valuation, we are of the
opinion that, the property premises along with business premium can be assessed and valued for this particular
< 4,29,67,500.00 (Rupees Four Crore Twenty Nine Lakh Sixty Seven Thousand Five Hundred Only).

For VASTUKALA CONSULTANTS (1) PVT. LTD.

TEV Corsuitants

Digitally signed by Sharadkumar B. Valuers & Appraisers
Sharadkumar Coafler Chartered Engineer (I} \°

: cn=Sharadkumar 8. Chalikwar, N Achinets = latariors
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. allkwar ED:: z;zo’v‘ll].oqalse;z:sso:gsfso' FiV 9863
CCIT (NjCCIT/1-14
. 52/2008-09
C.M.D. Director

Sharadkumar B. Chalikwar

Gowt. Reg. Valuer & Chartered Engineer (India)
Reg. No. (N) CCIT/1-14/52/2008-09
SBI Empanelment No.. SME/TCC/2017-18/942/178
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