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(1983- 2008)
To,

The Branch Manager,

Union Bank of India,

Branch: Loan Point,Bandra (East),

Renuka CHSL,Near Guru Nanak Hospital, Bandra (East), Mumbai –400 051

Tel: 2657 1421 /22 Fax:9122 2657 1424

Sub:Valuation Reportfor Fair MarketValue of property forMortgage Loan Proposal.

Client Name: Mr.Hetal Dewang Desai,

Mr. Dewang D.Desai,Mr. Dewang D. Desai

and Mr. Hetal Dewang Desai

Dear Sir,

Please find enclosed herewith the subject Valuation Report(Given in bank's format).

Description of the property:
Flat No. 705and Flat No. 706,Seventh Floor,

Ajmera Regalia, C.T.S no. 1722-A & 1722-B of

Village Eksar, Taluka Borivali, Near S.K.Resort,

Near Gossip Hotel, Borivali (West),

Mumbai400091.

Fair Market Value of 1,58,00,000/

propertyas on date (Rupees One Crore Fifty EightLakh(s) Only)

This report contains 29 sheets (Including Photographs + location map + Copy of

Annexure -1)

Kindly acknowledge.

Thanking you,
Yours faithfully,

4
(L. M.SARVAIYA)
(CHIEF ENGINEER)

Borrower's

documents
are returned
bythe valuer.

ORIGINAL,

VALUAT

ATION
(S.L.THITE)

PANEL VALUER

ÚNION BANK OF INDIA



fNo: 02/MDC15-106/SNJ
Date: 15/12/2015

Format - C

UNION BANK OF INDIA

Branch: Loan Point, Bandra (East), Mumbai 400 051.

VALUATION REPORT

(IN RESPECT OF FLAT)

(To be filled in by the Approved Valuer)

Name & Address of Valuer SHEKHAR L. THITE

Office No. 605, 6" Floor, Kulkarni

Heights", Next to Vartak Hall, Behind

Portuguese Church, K. W. Chitale

Road, Dadar (W), Mumbai– 400028

Ph.:24377398, 24382454,
24382455.

I. GENERAL

1 Purpose for which the To ascertain the Fair Market Value as

valuation is Made on date of property for Mortgage Loan

Proposal with Union Bank of India,

Branch: Loan Point, Bandra (East),

Mumbai 400 051

2. a) Date of Inspection
09/12/2015

b) Date on which the 15/12/2015

valuation is made

c) Personsaccompanying/
The property was inspected in the

available at the site/at the presenceMr. Hetal Desai the owner of

time of visit / inspection / the property

valuation

3. Photo copy of following document is provided to us & this valuation report

should be read along with it:

For Flat No.705

Agreement for sale dated 25/09/2014 between M/s. Vijay Nagar

Corporation (The Promoter) and Mr. Hetal Dewang Desai& Mr. Dewang D.

Desai (The Purchaser/s"), registered at The Sub-Registrar's Office,

Borivali-1 havingSr.No. BRL1-8801-2014

(Agreement Value 69,30,000/- & Govt Market Value58,92,000/- in the year 2014)

Registration Receipt No 10121 dated 29/09/2014.

Extract of Index|& ||dated 29/09/2014

For Flat No. 706

A Agreement for sale dated 25/09/2014 between M/s. Vijay Nagar

Corporation (The Promoter) and Mr. Dewang D. Desai & Mr. Hetal Dewang

Desai (The Purchaser/s"), registered at The Sub-Registrar's Office,

Borivali-1 having Sr. No. BRL1-8802-2014 THI
(Agreement Value 69,30,000/- & Govt Market Value 58,92,000/-|aE/ MUN

the year 2014)
PUNE

ChARI2
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5.

6

A Registration ReceiptNo 10122 dated 29/09/2014.

Extract of Index I& || dated 29/09/2014

A Building Commencement Certificate bearing No. CHEIA-5124/BP(\WS)/AR

dated 18/12/2012Further amended on 31/05/2013 issued by Brihanmumbai

Mahanagarpalika

Building Occupancy Certificate bearing No. CHEIA-5124/BP(WS)/AR dated

dated 06/05/2015 issued by Municipal Corporation of GreaterMumbai.

Name of the owner(s) and The property is owned by as under:

his/their address(es) with Flat No. 705 is owned by
Phone No. (Details of share

Mr. Hetal Dewang Desai &
of each owner in case of joint

Mr. Dewang D. Desai
ownership)

Flat No. 706 is owned by

Mr.Dewang D. Desai& Mr. Hetal

Dewang Desai

The share of each owner is not

mentioned in the documents then it is to

be taken as "equal share for each

owner"

Brief description of the This property is in the form of 3BHK 2

property residential flat internally amalgamated

on Seventh floor of the building situated

in Middle class locality in Residential

area. It is situated at a distance of 3 to 4
km from Borivali Railway Station. The
area is well developed & having basic

infrastructure facilities & services like

good approach Roads, water supply,

electricity and telecommunication,

sewage water drainage system, street

lighting, other public service etc. The
area falls within the limits of Municipal

Corporation of Greater Mumbai. The
area is well connected with all parts of

Mumbai district by good network of

Roads & Railways. Transportation

means such as Buses & Rickshaws are

available.

Location of the property

a) Plot No./ Survey No. CTS No. 1722-A & 1722-B

b) Door No./ Flat No. Flat No. 705 and Flat No. 706 Seventh

Floor

c) C. T.S. No./ Village Village Eksar
THIY

d) Ward/Taluka TalukaBorivali
UFR

MUMBAI
3 PUNE



No:02/MDC15-106/SNJ Date: 15/12/2015

7.

8.

9

10.

11.

12.

13.

14.

15.

e) Mandal/District

Postal address of the

property

Nearby Landmark

Longitude and latitude

City/Town

Residential area

Commercial area

Industrial area

Classification of the area

i) High/Middle/Poor

i) Urban/Semi-Urban/Rural

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/

scheduled area/cantonment

area

Boundaries of the property

(Documented)
On or towards North

Onor towardsSouth

On or towardsEast

On or towardsWest

Dimensions of the site

North

South

East

West

a) As per the Deed

Mumbai Suburban

Flat No.705 and Flat No. 706,Seventh

Floor, AjmeraRegalia, C.T.S no. 1722

A & 1722-B of Village Eksar, Taluka

Borivali, Near S.K. Resort, Near Gossip

Hotel, Borivali(West), Mumbai 400091.

DSK Resorts & Gossip Hotel

Longitude :72° 50'34"E and

Latitude :19°14' 21.5" N.

It is a residential area.

Middle Class.

Urban

The area falls under limits of Municipal

Corporation of Greater Mumbai

No

By Road

By Road

By Commentary

By Road

ReferSr.No. 16 Below

Documented Carpet Area as per table

below

THITE

MUMBAI
PUNE



No: 02/MDC15-106/SNJ
Date: 15/12/2015

Sr.

No.

1

2

Flat No.

Flat No. 705

Flat No. 706

Total

Documented
Carpet Area

45.44 sqm
i.e. 489.11 sft

Say~ 489 sft

45.44 sqm
i.e. 489.11

Say~ 489 sft

978 sft

b) Actuals

16. Extent of the site

Measured Carpet Area as per the

Provision of Development Control

Regulations for Greater Mumbai, 1991

=931 sft

Total Documented Carpet Area of 2
Flats =978 sft

17. Extent of the site considered for

Valuation

18. Whether occupied by the owner/

Tenant? If occupied by tenant

since how long? Rent received

per month.

I| APARTMENT BUILDING

Add 20% for Built Up Area

(Asper guidelines provided byGovt.Of

Maharashtrain the Ready Reckoner for

stamp duty purpose)
Hence, Built Up Area of the flat

=Carpet area x 1.20

= 978x 1.20= 1173.60 Say~ 1174 sft

Note: Flat No. 705 and Flat no. 706

are internally amalgamated and
having common entrance from Flat

No. 705.

Sameas item 16 above

The flat is occupied by owner

Sr. Description
No.

1. Natureof the Apartment

2. Location

a) C.T.S. no./Plot No.

b) Block No./ Flat No.

Remarks

Residential Building.
MUMBAI
PUNE

ENGINO
CTSNo. 1722-A & 1722-B

Flat No. 705 and Flat No. 706 Seventh

Floor



No: 02/MDC15-106/SNJ Date: 15/12/2015

c) Ward No.

d) Village/Municipality/ Corporation

e) DoorNo.Street or Road (Pin Code)

3. Description of the Locality

Residential lcommercial/Mixed

4. Year of Construction

5. Number of Floors

6. Type of Structure

7. Number of Dwelling units in the

Building

8. Quality of Construction

9 Appearance of the Building

10. Maintenance of the Building

11. Facilities available

a) Lift

b) Protected Water Supply

C) Underground Sewerage

d) Car Parking -Open/Covered

e) Is Compound wall existing?

Is pavement laid around the

Building?

FLAT IPREMISES

1. The floor in which the flat /Gala

is situated.

2 Door No. of the flat

3 Specificationsoftheproperty

a) Roof

b) Flooring

c) Doors

The area falls within the limits of

Municipal Corporation of Greater

Mumbai

Borivali (West),Mumbai 400 091.

Residential area.

The building was constructed in the

year2012 or thereabout

Basement + Stilt + 2 Parking + 13

Upper Floors & approx.9'-6" height of

each floor.

R.C.C. framed Structure.

Details not known

Good asper visual inspection.

Good.

The building is well maintained & from

internal macroscopic observation of the

subject flat it appears in good condition.

Lift Available

Municipal watersupplyis available.

Connected to Municipal sewer line.

Open stilt car parking space is

available.

MasonryCompound wall 6 ft height approx
is constructed.

The open area around the building is

provided with cement concrete pavement.

The flat is situated on Seventh floor.

Flat No.705 and Flat No. 706

MUMBAI
R.C.C. Slab. PUNE

Vitrified Ceramic tles flooring
ENGI

Wooden frame with solid core flush

doors with additional safety door at

main entrance

6



No: 02/MDC15-106/SNJ Date: 15/12/2015

d) Windows

e) Fittings

Finishing

4. House Tax

Assessment No.

Tax paid in the name of

Tax amount
5 Electricity Service Connection No.

Meter Card is in the name of

6. How is the maintenance of the

Flat?

7 Sale Deed executed in the name
of

Powder coated Aluminium frame

glazed sliding windows.

Concealed Wiringwith superior quality

electrical fittings. Concealed Plumbing

with superior quality sanitary fixtures.

Oil BoundDistemper Paint Internally.

Taxes are as per the standard norms of

Municipal Corporation of Greater

Mumbai

Details not known

The flat is well maintained.

Sale Deed for Flat No. 705 in the name
of Mr. HetalDewang Desai&
Mr. Dewang D. Desai

8 What is the undivided area of

land as per Sale Deed?

What is the plinth area of the

flat?

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

11. What is the Carpet Area of the

flat?

12. Is it Posh/ Class/Medium/Ordinary?

13. Is it being used for Residential or

Commercial purpose?

14. Is it Owner occupied or let out?

15. If rented, what is the monthly:
rent?

IV. MARKETABILITY

1. How is the marketability?

7

Sale Deedfor Flat No. 706 in the name

Mr. Dewang D. Desai& Mr. Hetal

Dewang Desai

Not specified in the saleagreement.

Total Built Up Area of the 2 Flats

= 1174 sft

Permissible FSI will be as per D. C.

Rules of Local Competent Authority.

Totalcarpet area of the 2 Flats
=978sft

Measured Carpet Area as per the
Provision of Development Control

Regulations for Greater Mumbai, 1991
= 931sft

Middle class

Residential purpose.

The flat is occupied by Owner

Not Applicable.

THITE

Good
VALUE

MUMBAI
PUNE

&HARTaXED



ef No: 02/MDC15-106/SN.J Date: 15/12/2015

2

3.

V.

01

What are the factorsfavouring for

an extra Potential Value?

Any negative factors are observed
which affect the market value in

general?

RATE

After Analyzing the comparablesale
instance, what is the composite rate

for similar flat with same
specifications in the adjoining

locality?

The flat is situated in good developed

area. Civic amenities such as Schools,

Colleges, Markets, Banks, Shops and
Hospitals etc. are available within 1.5 to

2 kms distance from the property.

There is good demand for residential

premises. Hence, it has good

marketability.

Nothing specific

Comparable sale prices in the lOcality

Basis of valuation :-

The valuation opinion given below is

based on method of 'Sale Comparison

Technique'. This method is based on

the principle that a well informed

purchaser will not pay more for a

particular property, than the cost of a

substitute (ie. conmparable) property

having practically same utility and
attraction.

The courts in the country have directed

in variOus case laws that, valuation -
opinions based on untested

information, gossips, casual visits and
without analysis are risky and
unreliable.

VALUER

MUMBAI

PUNE

8

In following case lawsthis method is

emphasized
I. Mehta R.A.& Others Vs State

of Gujrat- 1989-4 SCC 250
I. LAO Vs Pannalal Ghosh 2004 -

1 SCC-467
II. Prabhu Dayal Vs Union of

India, A. I. R. 1984 Del. 406
Hence, while arriving atthe Value-
opinion we followed following procedure

a. Genuine and Comparable
transactions were obtained from

Govt. Offices.

b. Appropriately, hedonicfactors

were applied to the rate of

comparable property, so as form
the opinion about the value of

the subject property.



No:02/MDC15-106/SNJ Date: 15/12/2015

C The market enquiry was
conducted.

COMPARABLE SALE INSTANCE
(Details of Sale transaction of a nearby property)

Name of the purchaser Mr.Pratab U Purohit

Name of the vendor M/s. Shree Prikoytek Steels Limited

Location of the property Flat No. 1104, Eleventh Floor, Ajmera

Regalia, Yogi Nagar, Borivali West,

Mumbai400 091.

Area Built Up Area 54.53 sgm ie. Say 587 sft

Sale consideration 72,76,500/

Rate per sft 12,396/- per sft

(This sale instance is 2 months old)

Documents referred Extract of index I| dated 29/1O/2015

registered at sub-registrar's office

Borivali 1 having Sr. No10317/2015

COMPARABLE SALE INSTANCE II

(Details of Sale transaction of a nearby property)

Name of the purchaser Mr. Nandlal H. Rohra

Nameof the vendor M/s. Shree Prikoytek Steels Limited

Location of the property Flat No. 403, Fourth Floor, Ajmera

Regalia, Yogi Nagar, Borivali (West),

Mumbai 400 091.

Area Built Up Area 54.53 sgm i.e. Say 587 sft

Sale consideration 76,23,000/

Rate per sft 12,986/-per sft

(This sale instance is 3months old)

Documents referred Extract of index || dated 15/O9/2015

registered at sub-registrar's office

Borivali 1 having Sr.No.9479/2015

The average rate between the above two sale instance property is 12,691/- per
sft However wehave to also consider the influernce of various positive and negative

actors associated with the said property. The local enquiry is also given due
importance. In my opinion the reasonable rate for the subject property will be
713,500/-per sft on Built up Area.

02 Assuming it is new 12,500/-to 14,500/- per sft

construction, what is the

adopted basic composite rate of

the flat under valuation after

comparing with the

specifications and other factors

THITEwith the flat under comparison

(given details)

MUMBA
PUNE

9



No: 02/MDC15-106/SNJ Date: 15/12/2015

03 Break-upfor the Rate

i) Building + Services Adopted Composite Market Rate of

13,500/- per sft

i) Land + Others Value of land is not considered separately

as this is ownership type of tenement.

Value is based on composite rate of land &
construction.

04 Guideline rate obtained from For stamp duty purpose the Govt. of

the Registrar's Office (an Maharashtra has fixed the rate for new

evidence thereof to be Flat in this area is 1,23,500/- per sqm i.e.

enclosed) 11,473/- per sft in the year 2015.

VI COMPOsITE RATE ADOPTED AFTER DEPRECIATION

a) Depreciated building rate

b) Replacement cost of the flat Total Built up Area of the 2 Flats =1174 sft

with Services[v(3)I]
Considering the type & quality of

construction & specification of the building

materials used, height of the structure,

amenities provided. Replacement Rate of

2,500/- per sft is adopted.

Hence,Replacement Cost for insurance

purpose.

= Built up Area x Replacement Rate

=1174 st x3,500/-=41,09,000/

c) Age of the Building The building is reportedly 3 yearsold. (This

is based on Building Commencement
Certificate bearing No. CHE/A-5124/BP

(WS) AR dated 18/12/2012 Further

amended on 31/05/2013 issued by

Brihanmumbai Mahanagarpalika)

d) Life of the building estimated About62 years undernormal circumstances

with proper & regular maintenance & this

opinion based on macroscopic

inspection of the subject property.

e) Depreciation percentage

assumingthe salvage value as
10% Adopted Depreciated Market Rate for

f) Depreciated Ratio of the valuation.

building

g) Total Composite Rate arrived 13,500/-per sft

for valuation

h) Depreciated Building Rate VI Depreciation is not applicable as building is 3
(a) years old only.

i) Rate of Land & otherV (3) ii Adopted Composite Market Rate Method.

i) Total Composite Rate Composite MarketRate of 13,500/
THI

MUMBAI

10 PUNE



No:02/MDC15-106/SNJ Date: 15/12/2015

VII)

1.

DETAILS OF VALUATION

Fair Market value of the

property

11

Total Built up Area of the2 Flats=1174 sft

Factors Considered:

The Location, Internal condition of the flat

& amenities & facilities available, grade &
age of building, current demand & supply

etc.

For the same premises rates on Carpet

area basis are highest, on Super Built Up

Area basis they are lowest & on Built Up

Area basis they are in-between.

(Prevailing Market Rates for Flat having

similar amenities & loading factor are in

the Range of12,500/- to 14,500/- per

sft)

Note: About the Per Sft Rate Adopted

Vis-à-vis the Saleable Area

Regarding area, there are different

terminologies in vogue in the real estate

market. e.g. Carpet Area, Built Up Area

(BUA) Super Built Up Area (SBUA),

Saleable Areaetc. For the same property

the per sft rate is different depending upon

for what type of area the rate is specified.

The only measurable area is Carpet Area

where asthe Built Up Area (BUA)or Super

Built Up Area (SBUA) etc are "Calculated

Area". Using a factor called "Loading

Factor" (percentageincrease), the Carpet
Area is inflated to getthe Built Up Area or

Super Built Up Area or SaleableArea for a
particular premises. There is no regulatory

body to control such a loading factor,

which differs from Builder to Builder and

project to project. Generally the loading

factor is related to amenities provided in a
particular project. Under such

circumstances, the Valuer's job becomes
very challenging. The Market Rate

obtained during local enquiry for

neighbouring properties, may be on Carpet
or Built Up Area or Super Built Up Area

basis. The Loading factor differs from

building to building. Thus the rates

obtained in Local enquiry are generally

NOT applicable directly to the 'subject

property'

THIT

MUMBAI
PUNE



FNo: 02/MDC15-106/SNJ Date: 15/12/2015

2. Fair MarketValue of property

as on date

Inview of this, when we are givingopinion

to the bank regarding Value of the

Security, for us the intrinsic value of the

property is relevant. Our emphasis is on

"Value" of the Security and not on "BuiltUp
Area" or "Super Built Up Area"etc. Hence
the Per St Rate is judiciously adopted

keeping in mind the characteristics such

as the amenities provided, the loading

factor adopted etc.

MarketRate Adopted =13,500/- per sft.

(Supporting documents in the form of sale

advt. obtained from reputed websites are

enclosed.)

Hence, Fair MarketValue of flat.

=Built up area x Market RateAdopted

=1174 sft x 13,500/

=1,58,49,000/
Say~1,58,00,000/

The market value obtained in this report is

defined as follows: Market value is the

estimated amount for which an asset

should exchange on the date of valuation

between a willing buyerand a willing seller

in an Arm's length transaction after proper

marketing wherein the parties had each

acted knowledgeably and without

compulsion. (As defined by the

International Valuation Standards

Committee, London.) Thus, the

characteristics of the 'MarketValue's are-
a) It is a free will sale.

b) It is an estimated amount and not a

predetermined or an actualsale price.

c) It is time-specific as on the givendate.
d) It depends on 'purposeof valuation.

e) Buyer & Seller are actuated by

business principles. They are
unrelated and are acting

independently.

f) Assetwould be exposed to the market

in the most appropriate manner to

effect its disposal at the best price

possible.

=1,58,00,000/

(Rupees One Crore Fifty Eight Lakh(s)

Only)
S

MUMBAI
12 PUNE

ARTEREO



No: 02/MDC 15-106/SNJ Date: 15/12/2015

3. Forced /Distress Sale Value It means the amount, which may
as on date

reasonably be expected to be obtained

from the sale of a property in which one or

more characteristics of the definition of

market value are not satisfied. The seller

may be an unwilling seller and the buyer

may be motivated by the knowledge of the

disadvantagethe seller suffers from. Past

Experience has shown that generally in

forced / distress sale conditions the values

fetched are about 10% to 40% (or some
times even more) below the market value.

In Our opinion, considering the

characteristics of assets under valuation

and present market trends, the reduction

factor of 20% will be appropriate. We are

discounting the above market value by
20%.
Hence, Forced /Distress Sale value as on
date

= Fair MarketValue as on datex 0.80

=1,58,00,000/- x 0.80

=1,26,40,000/
Say ~1,26,00,000/

(Rupees One Crore Twenty Six Lakh(s)

Only)

S. DESCRIPTION QTY. RATE PER EsTIMATED
No. (SFT) SFT(Rs.) VALUE (Rs.)

01. PresentValue of the 2 Flats 1174 13,500/-1,58,49,000/
(Car Parking, if provided)

02. Wardrobes

03. Showcases/almirahs

04. Kitchen arrangements

05. Superfine finish

06. Interior Decorations

07. Electricity deposits/Electricalfittings
|

etc.,

08. Extra collapsible gates/grillworks etc

09. Potential Value, if any

10. Others

Total| 1,58,49,000/

Say~1,58,00,000/
Valuation : Here the approved valuer should discuss in detail his approach to

valuation of property & indicates 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, submerging & applicability of CRZ provisions (distance from e
ea coast/tidallevel must be incorporated) & hell eletdase

MUMOP

likely rental values in future & ii) any likely income it may generat
be discussed).

13
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NO:02/MDC15-106/SNJ Date: 15/12/2015

As a result of my appraisal & analysis it is my considered opinion that the
presentFair Market Value of property of the above property ason date

in the prevailing condition with aforesaid specifications is 1,58,00,000/

(Rupees One Crore Fifty Eight Lakh(s) Only). The book Value of the

above property i.e Flat No. 705 is 69,30,000/- (Rupees Sixty Nine

Lakh(s) Thirty Thousand only) and Flat No. 706 is 69,30,000/- (Rupees
Sixty Nine Lakh(s)Thirty Thousand Only) & the Forced / Distress value of

property as on date 1,26,00,000/- (Rupees One Crore Twenty Six
Lakh(s)Only)

Remarks

A) The valuation is based on the site visit & the information givenby the bank.

B) Sanctioned building plan from competent authority was not made available for

our perusal at the time of inspection. Hence,few assumptionsare made.

C) The valuation is subject to clear and marketable title and adequacy of

Engineering / Structural design, Deed of declaration for common areas etc

D) Valuer's scope is to give opinion aboutthe intrinsic / realizable value of the

property. Many times inflated erroneousareasare mentioned in the documents.

Emphasis of this report is on the value of property and not on the area or title

verification of the property.

E) Past Performance of Real Estate Marketneed not necessarily indicate the future

trends.

F) This valuation report will remain valid only for the purpose for which it is made.
Market value obtained in this report is defined below - Market value is the

estimated amount for which an asset should exchange on the date of valuation

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

proper marketing whereinthe parties had each acted knowledgeablyand without

compulsion (As defined by the International Valuation Standards Committee.
London).

G) Ronk authorities are requesto
to contact Valuer in case of any doubts or

discrepancy.

H) The opinion about valuation is true and correct to the best of our knowledge &
belief. We have no direct or indirect interest in the assetsvalued.

I) Encumbrances of Loan, Govt or other dues, stamp duty, registration charges,

transfer charges etc if any, are not considered in the valuation. We have
assumed that the assetsarefree of encumbrances.

J) The Latitudes and Longitudes are obtained using satellite technologythrough
googlemaps. The accuracyof thesereadings have some limitations.

L

MUMBAI
PUNE

ARTGREDENGINE

14



Ref No:02/MDC15-106/SNJ Date: 15/12/2015

In my opinion the Fair Market Value of property as on date is 1,58,00,0001

(Rupees One Crore Fifty Eight Lakh(s) Only) and forced ldistress sale value

as date 1,26,00,000/- (Rupees One Crore Twenty Six Lakh(s) Only) is

reasonable

Place

Date

Dadar (W),Mumbai- 400 028.

15/12/2015

Visited by

Verified by

Entered by

Mr.Sushant N. Jadhav

(Sr. Engineer)

Mr. L. M.Sarvaiya
(Chief Engineer)

Mr. Dinesh G. Bhatia

MUMBAI
PUNE

�NGINEER
HARTGAEO

PANEL VALUER
5.L. THITE)

UNION BANK OF INDIA

For: Mr.Hetal Dewang Desai & Mr. Dewang D. Desai and

Mr.Dewang D. Desai & Mr. Hetal Dewang Desai 15/12/2015

The undersignedhave inspected the property detailed in the valuation Report dated

on weare satisfiedthat the and reasonable value of the property is

30,o0,ovo-(Rs.One aore Thicy Lasay Only)
Rs.

by the approvedvaluer is realistic.

(Ast. mage)
Branch Manager/

Officer-in-Charge of Advance Department

Date:

15



ef No: 02/MDC15-106/SNJ Date: 15/12/2015

ANNEXURE -1

Photocopies of the documents provided by the borrower/bank are enclosed with

this report. The valuationreport is based on this information.Kindly verify with

original & informdiscrepancy if any

1) Copy of Index-I|of SaleAgreement

2) Copy of Saleagreement details (Page 1 +2 +3)

3) Copy of Schedule of agreement

4) Copy of Building Commencement Certificate

5) Copy of Building Occupancy Certificate

6) Copy of Typical Floor plan enclosed in the sale agreement

29 September, 2014
qt2 T�tt:880V2014

uft 63

Regn. 63m

(1)auTTSER
(2) itugar

(3)TTTT(TITeTTT rafravTHTT

(4)J-HTTATrefHT T YHK�E(rAUTH)

(5)T

TTAT

$.6,930,000/

*.5,892,000/

1722, f r:gaf KA.T. TrT Tof :refrT *: 705, raT:7 4r, HTfTTT:
ararirrTftu, t :arf r,TH,arftft f tai 91, g *:IUn

54.53 t, ftr

AR«AN-400053
Tc: AAAFV5938C

arrvTer,Tfrnft TTTiT
MAHARASHTRA, MUMBAL Non-Governnent.

stadaAMOPD1470:H}

(9) <rrOTfeaTAT fRi

(10) RT �vft TT

(12)rTHTTZTÜT yzit q

(13) TTCATTTAr� itgoitYre

(14) ArT

RA S400092
ta AlKPD5118N:

25/09/2014

29/09/2014

8801/2014

7.346,500/

7.30,000/

5
EGISTA

8SE

BIRBAN
(BAN

yuieTHrtr frraa tra�eT HTfr

0 withinthe limitsof any Municipal Corporatiorn or any Cantonmentarea
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er,
BETVEEN:

Heto.0.0eAo

ARTICLES

OFAGREEMENT

s
mad

and

executod

at

Mumbai.

20
|

M�S.

VAY

NAGAR

CORPORATION,

apangcrship

firm,

ressslered

under

the

prouisicrs

af
the

Indian

Partnership

Ad,

1932

and

having

its

principal

plece

of
busines

at
Ci

mal,

2

Floo,

Lutk

Road,

Andheri

(West),

Mumbai

400

053,

hereinafter

tderred

as

"the

Promoter"

(ohich

caprssion

shall

unlcss

it
be
repuirant

to

Uie

context

o
neaning

ieree

ahall

iean

and

include

ihe

said

firn,

is

presen

kartnes,

its

parthers

rora

line

lo
tine

and

their

surrvivors

and

the

heirs,

cxecutors,

camiistroiors

and

asSRigna

of

he
lcst

suriving

partner)

of
the

ONE

PART;

AND

Indian

Inhabitan/s,

having

hisherheir

address'at

A-6O

Bocioala

kane,

S.Ve

Poad,

BosNa

moai-

O06

OR

M/s. aparlneip

frm

regislered

under

the

provisions

of
the

Indiun

Partnership

Act,

1932,

having

is

principal

place

of

business

al

OR

iimited,

acompany

incorporaled

under

the

provisions

of
the

Companics

Act,

1956,

hcving

its

registered

office

at

OR

LLP,

alinitcd

liability

partnership

incorporated

under

the

provisions

of
thc

Liniled

Liability

Partnership

Act,

2008,

having

its

registered

office

at

hereinafter

called

"the

Purchaser/s"

(which

expression

shall

unless

it
be

repugnant

to

the

context

or

meaning

thereof

be
deemed

to

mean

and

include

(a)

in

case

of
indiiczas

his/her/their

heirs.

execulors,

adrninistrators

and

permitled

assigns;

(b)

in

cosc

of

partrership

fir,

pariner's

for

the

time

being

of

the

said

firm,

the

survizords

of
them

Gnd

tie

heirs,

cxecu�ors,

cdninistralors

and

permitted

assigns

of
the

case

of

alimited

company

ora

limited

liability

partneship,

its

successors

and

azsigns)

ofthe

OTHER

PART:

he

Promoler

and

the

Purchaser's

are

hercinefles

seeraily

referrel

to

cs
"a

Pary

and

collecttiely

as

the

Parties".

WHEREAS:

A.

The

Promoter

is
seized

and

possesser!

of

and

othereeise

entitled

as
the

owner

to

all

that

piece

and

parcel

of

and

end

yrond

camcaruring

as

per

the

present

Property

Reyister

Card

approximeteit

1.940.S

score

meters

und

bearing

CTS

No.

1722,

of

Villge

Eksar,

Taiska

Borizli

in

the

registration

sub-district

of

Mumbai

Suburban

end

mcre

particuiarly

deseribei

in

the

First

Schedule

hereunder

erillen

and

shoer

as

maried

in

boundaru

lnes

on

the

Plan

annexed

hereto

and

naryd

as

Annce

-
(Ranhcr

roferred

lo

as
"thaSnidRrnerty")

CCoroperty

hoonni

jHerinij4t

pis

duriktigifetirie

q

SptrbIRO0,

sc�d

p

SuBURAS

Hela,

De

sturuiving

partncr:

cnd

fo)

it

erinite

land
stcieniu

dcolar

noter

in
the

falleoing

nn

nafter

referred

to
as

"the

Said

al
re'eoant

times

prior

n
1

of

oheruine

el

and

17



Ref

No:

02/MDC15-106/SNJ

THE

SECOND

SCHEDULD

ABOVE

REPERRED

TO

Rhat SVT

Residential

Flol

NoOS,

on

square

feet

carpet

area

1.e.

approximately

have

slight

varialion

on

accounl

be

Building

to

Said

he

of

foor

Properly

more

parlicularly

described

in

the

First

Schedule

hereinabove

ohích

uwill

structual

menbers

on

Floor,

admeasuring

approxinately

gHsqhare

meters

carpel

area

the

tiling,

lcdging,

and

of

plaster

skirting,

constructed

on

the

Said

rithon

Hetal

Dle

AL

OF

THE

RIVAL
HO

JS3H1

SUBUROAN

CIS

42



Date:

15/12/2015

Ref

No:

02/MDC15-106/SNJ

acompany

incarporaled

under

the

prouisions

of
the

Companies

Acl,

1956,

having

s6

OR

LLP,

a
mited

liability

partnership

incorporated

under

the

provisions

of

the

Lim

registered

ofice

at

Liability

Partnership

Act,

2008,

having

ils

regislered

office

at

Heod

D,0o

hereinafter

called

"the

Purchaser/s"

(chich

erpression

shall

unless

it

be

rcpugrant

the

context

or

meaning

thercof

be

deemed

to

mean

and

include

(a)

in

casc

of
individuall

ARTICLESOF

AGREEMENT

is

made

und

executed

at

Mumbai.

hislhertheir

heirs,

executors,

administrators

and

permilled

assigns;

(b)

in

case

STayof

SeTy

20

BETW

REGIS7

partnership

fem.

partner/s

for

the

time

being

of
the

said

firm,

the

survivor/s

of
them

and

the

MIS.

VIJAY

NAGAR

CORPORATION,

apartnetship

firn,

regislereakaLT

i

heis,

executors,

administrators

and

permitled

assigns

of
the

suriving

parlrncr;

and

rc)

in

on
Ahis

provisions

of
the

Indian

Parinership

Act,

1932

and

having

its

principal

plac{pn

case

of
a

limited

cornpany

ora

limited

liability

partnershp,

ils

successors

and

pernitte!

at

Citt

Mal,

2
Floor,

Linl

Rood,

Andheri

(Wes),

Mumbai

400

053kinafter

lostheS

Promoler

(ohich

cxtpresion

shall

unles

it
be
rerepu

assim)

of
the

OTHER

PART:

referred

to

as

"a

Par

Conlext

or
mearing

hereof

shall

mean

and

include

the

said

firm,

ils

present

p

Promofer

and

tie

Purchasen's

are

hereinafier

severally

referred

as

"the

parthers

jrom

tine

lo

time

and

heir

survivors

and

the

heirs,

executors,

administra

PART;

The

collectively

as
"the

Parties":.

surviving

parincr)

of
the

ONE

and

A.

The

Promoler

is
seized

and

possessed

of

and

otheruise

weli

and

sufficicntly

assigns

ofthe

last

AND

WHEREAS:

,

entitled

as
the

owner

to

all

that

piece

and

parcel

of
land

and

ground

cdmcascring

hiaherbeir

addrus

at
A-6O4,3as

Dh

Lodian

trhabitdns,

huving

KadauOalakQne,

SV

ROad,

BoniaYCo)

as

per

the

present

Property

Register

Card

approximalely

(1.940.8]

square

Ucnbai-

00092

mglers

and

bearing

CTS

No.

I
722,

of

Village

Eksar,

Taluka

Boritali

in
the

restration

sub-district

of

Mumbai

Suburban

and

more

particulerly

dezcribed

in

apartnership

firm

registered

under

the

provisions

of
the

Indian

Partrnership

At,

1932,

OR

eh

First

Schedule

hercunder

written

and

shown

as

markers

in

red

coiosr

Ciou

A

M/s.

ndary

lines

on

the

Plan

cnncred

hereto

and

marked

as

Anrexure

having

its

principal

place

of

business

at

Cbbcinafter

referred

to
as

"the

SgidPrperty").

EGLS

B.
The

Said

Property

has

beenpkreAbytherim

in
the

following

marrier:

L
One

Mr.

Harnioyen

referred

to
as
"he

Said

OR

Limited,

Harivjay")

ahg

hit(Xakone

andet

letert

fimcs

prior

to
i0

September.

1d

itized

sesstd

Qend

otheroise

uell

ai

Ccort

e

DANQRA)

Hetad

O
Deoa

LiHL
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Ref

No:

02/MDC15-106/SNJ

Date:

15/12/2015

THE

FIRST

SCHEDULEABOVE

REFERRED

TO

All

thal

piccc

and

parcel

of

lurnd

atd

groiur�d

adncasuring

aas
per

the

presenl

Property

Regisier

Card

approximately

1940.8

square

melers

and

bearing

CTS

No.I722,

of

Vllage

Eksar,

Taluka

Borivali

in

the

rgistraticn

district

and

sub

district

of

Mumboi

Suburban

and

as
shown

as

marked

in

red

colour

boundary

lines

on

the

plen

anncxed

hereto

andmarked

asAnnexureA'

and

uich

land

is
[bounded]

atunder:

On

or
towards

the

East

by

:CTSNO532B/7

On

or
touwards

the

West

by

:CTSNO1720,

"EKTA

ELECENCE"Builaing

On

ar
lowards

the

South

by

:Yogi

Nagar

On

or
towards

lhe

North

by

:18.3

m
DP

road

THE

SECOND

SCHEDULEABOVE

on

the

06

Residential

Flat

No.

CE

square

feet

corpet

area

ie.

approxímately

{Sour

ohich

will

have

slight

varia

tion

on

account

floor

the

Said

of

structural

members

on

Property

more

particularly

describcd

in

theFrst

Schedule

hereinabove

writlen

Het

y

REFERRED

TO

Floor,

admcasuring

approximately

mterS

Carpcl

arce

tiling.

ledging,

skirting.

be

Building

constructed

to

on

the

Said

HetdDDe

nEGISTRAN

K

41

SUsURDa

STRANCRt

42

20



Ref

No:

02/MDC15-106/SNJ

SWTNESS

WHEREOF

he

Furties

hereto

haLe

hereunto

sct

and

subscribe

th

SIGNED

SEALED

AND

DELIVERED

O

)ForVIJAY
NAGAR

CORPORATICN

MS.

VUANAGARCORPORATION)

Parte

Naudkemas

Nak

SICNED

ANDDELIVERED

Byheui

nemed

Parchaser'a

DemDera

Casai

cfetatk

KeLai.

2

HelalDOeoa

CStRA

Date:

15/12/2015

ANNEXURE

-D

BRIHANUMRAJ

MAHANAGARPALIKA

MAIHARASHTRA

REGIONAL&

TOW

CE/A1NINO

(FORM'N

A

No.

ACT,1966

PWs)/AR

T8

DEC

2012

cOMMENCEMENT

CERT

NFICATE

M�.

V�ay

Nagar

Corporatlon.

Onár.

With

refercnico

to

yuur

appicaion

No.

1248

datcd

22.12.2011

Joc

Development

Pertissio

a

rant

of

Cornum

under

Maharash

tra

Reaspal

and

Tow

phe

Ccrtilicate

69

of

he

Ct

1966,

to

cury

Pient

Corporation

A

sion

tunder

section

346

of

the

Bombay

Municipal

1885

to

erect

a

CTS

Na

he

des

eiopment

work

of

proposed

development

of

realdeatie

at

pcemises

at
Strr

et

26.30

wide

D.r.

Roud

Villzge

Eksar,

orvall

t

Lituated

at

Docivali

(West)

PloL

Ng,

Ward

R/Central.

The

Cum�renceraent

Ceriicale/Suiiding

Pernmit

is

gran

ted

o0

te

fol'aurie

cocditions:

T6e

laid

vacutcd

in

coneucnce

ol

the

cndorscCinent

of

he

sutbak

lne/

rosd

widcntng

ine

chall

form

part

of

the

Cstceet

2.

new

trdnz

or
pat

thcesf

cpied

or

allowe�

ta

be

ncupied

or

FeTcitted

to

be

uscd

by

any

person

until

occupancy

perruasicrn

has

bcen

Banicd

3.

The

Cornmehcement

Cer

tro

etuicate

/Development

perralssion

shall

ren

nvalat
ror

one

ycar

car

encing

rrs.on

dces

pt

D

its

issuc.

hi3

Connencement

CertiGestvop

1and

which

does

dot

vINGt

ehall

be
an

no

case

cxceed

threedoe

eVery

year

but

such

ex

Suou

qent

applicauon

rururhcr

thal

such

luse

shal

(NE'SUG

AEGISTR4R

uhder

section

44

o

eiora1

urd

Tuwn

Planning

6.

This

Ceri

cate

is
liable

to

be

revokcd

by

the

Municipal

Commiauoncr

Munbai

(40

The

develk

pert

wark

in

of

whica

peraissicn

is

Sranted

certilcae

s

nat

carmcd

cut

the

use

thereo

is

nct

in

accardar

Sncticned

plans.

aoois

sUbjcct

to

which

he

sanne

isi

untcd

or
any

o
zhuktians

Municipal

Conmissíoner

for

Greater

Mumbai

is

contudenot

cCmpiied

SUDURBAN

aST.

(EAMOah(a

obained

b
the

pplicact

thmbal

i3

sat.sficd

that

The

Muaic'pal

Couaissione

hc

cery

peraon

derivice

itte

hetalsrcpesertation

and

ue

him

eve

an

such

in

tbe

devet

out

caried

eeered

tave

to

uon

and

o.

Town

Ptannir.3

ectinn

Aet

cootraven

Mrarashte

Regional

he

ucerdiicate

uhall

be

bindng

cot

onlv

o

by

on

his

nd

successar

aprlicnn:

ele

ignees,

adinistrators

eve

c
deriving

Cle

chraug

ior
Lnder

The

Mriciga

Comnissioner

has

appointed

Shri

A.3.

Kulkarn,

ExecuLe

Bncineer

Authority

under

Section

4S

cf

the

said

to

excrcice

hS

pouer

and

unctions

of

he

plannin

2Podiun

Ois

C.

is

ros�ictecd

fo:

work

up

to

top

of

basemeat

Stlt

-

level

top

of

aerv

ce

loor

slab

level.

Far

ao

o

of

Local

Auhoriy

3rdacmuzibas

Sarp

D.

Oesa

Ex.Eng.Bidg.Prop.(W6.)

R

TCs

FOR

MUNICIPAL

COMMISSTOXER

FOR

GREATER

MUMBAL

57

GvEER
JLIHL

21



Ref

No:

02/MDC15-106/SNJ

Date:

15/12/2015

S

MONTOPAL

CORPORATION

QF

GREATERHAe

ret

NO.CHE)A-5124/BP(WS/

AR

Of

CoLL

QCgULATION

CRRTIFICATI

O
5MAY
2015

tHEA-S1

2Y

ePWS

JARIJ

This

C-l

is

no

vali

d
&
further

extended

{ur

8

O0re

a
to

top

of

Basement

+
stiit

+1

podiuym

level+

Sevvice

flo0y

+1n
4o

12per

fl5or

as

pey

hproed

amcnded

plan

Dt

30|s12o(3

NGPEER

BULOHG

PROPOSAL

WSJR-Whrd

K1MAY

UR

Het.

o,004

To
M/S.

Viuy

Nagar

Corporation,

Owner.

Sub:

Permision

to

occupy

the

conpleted

bldg.

on

plot

bearing

CT.S.

No.

1722-A

&

1722-B

of

Village

Eksar

at

Borivali

(West),

Mumbai.

4
1

Ref

Your

L.S.'s

letter

dtd.23.09.2014.

Gentleman,

THe

ful

development

worlk

af

Bldg,

comprislng

of

Basement

+Stilt
+

1:

&
2nd

podium

t

Service

area

(transfer

girder)

+

19t

to

12h

+

13th

(pt)

upper

oors

on

plot

bearing

C.T.S.

No.1722-A

&

1722-B

of

Vülage

Eksar

at

Borivali

(West),

Mumbai,

completed

under

the

supervision

of

Shri

Abhijit

A.

Meh

ta,

Lic.

Surveyor

having

Lic.

No.M/320/LS,

Shri

Achyut

Watve,

Lic.

Structural

Engincer

having

Lic.

No.STR/W/10

and

Lic.

Site

Supervisor,

Shrí

Praful

K.

Gandhi

having

Lic.

No.G-20/SS-I,

may

be

occupied

on

the

following

conditions:

1)

That

the

certiicates

undeT
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Yours

faithfully,

KCER.

of

THE

SUB

REGISTRAD

tEx.
Eng.(Bldg.Prop.)

W.s.

'R

Ward

IHL

a

SUBUNARE

AST

58

ANCRN

LPal

SPIOC\A-S124

ARdoe

22



ANNEXURE -F-FLOORPLAN

ARA

REGALIA

TOLET

(
TCRET

UNBANDS

PROPOSED

RESIDENTIAL

SCHEME

AT

YOGINAGAR,

BORIVN

Date:

15/12/2015

3243

TYPICAL

FLOOR

PLAN

(IST

TO

4TH

&
6TH

TO

12TH)

23

3
182

ÇiatO-0Sy

floeg-th

Aea-L8qs4ttCapet

ASS

1.93

2.4247222E

equiclant

2.0ST4

Bldg.a

mesa

Pag

NORTH

Heal

D.Desa

Ref

No:

02/MDC15-106/SNJ

63



Ref

No:

02/MDC15-106/SNJ

Date:

15/12/2015

Hekai,Qe

PASS.

1D2

211za.G

2313

3.0%439

2233425

PASS.1

ANNEXURE - F.

EED

AOCu

ICNEK

-FLOOR
PLAN

Lcos eYe

2eg-u

|Btdg.AfmeAa

Pegano

a
Ho.406,focg

14

Area-ugq

sqt.

Caspet

NORTH

Ayrea-u5uySgt.

Canpet.

TYPICAL

FLOOR

PLAN

(1ST

TO

4TH

&&6TH

TO

12T)

PROPOSED

RESIDENTIAL

SCHEME

AT

YOGINAGAR,

BORIVALI

WEST

BLN

3€S22

ANDRA)

SEAL

OF
SUB

REGIS

MER

IHL

24



Date:

15/12/2015

Ref

No:

02/MDC15-106/SNJ

Location

Map

of
the

Property

NAG

MUMANS

Google

map
DNYANE

MARATHA

COLONY

fLike

106k

Dahisar

Railway

TAWDE

WADI

MANDAPESHWAR

CaxmanMh

Girls

School

Mary

Immaculate

g1c

cOLONY

CColonyRd

EN

wikimapia

KOKA

EKTA

NA

ASHOK

VAN

Shree

Gokulanand

SHIV

SHAKT

COMPLEX

PARBAT

NAGAR

OVARIPAD

SHIVAJI

NAGAR

COLONY

MOUNT

POINSUR

BORIVALI

WEST

MARYLAND

COMPLEX

IC

Colony

Rd

EKSAR

AShree

S

Patel

Sa

SHANKHESHWAR

RATAN

NAGAR

NAGAR

dvantMarg

Overhesd

ony

p4

LIC

COLONY

Water

Tank

DEVKI

NAGAR

colony

Ro

vidas

Rd

Devida

OM

S

KAJUPADA

DP

Road

aSona
Gold

Cinerna

d

Number

10

Number

8

Rd

Numbe

wami

Vivekanand

Rd

Avover

Sudhir

Pha�te

Devidas

Rd
PREM

NAGAR

HIMMAT

NAGAR

DN

Mhatre

ao

oOBorgeRd

BORIVALI

4-WIN

Yogi

Nagar

Marg

GORAI

3

Gorai

Dump

Yard

ABHINAV

NAGAR

Dahisar

River

Terms

of
Use

Report

amap
erar

Gohaye

Marg

pasaheb
Maliona

PBt

KULUPWADI

SUKARWADI

Mahatma

Gandhi

Rd

Main

Carter

Ad

nesai

Rd

Map

da�

C2015

Google

200

m

SHANTI

NAGAR

SUNDAR

NAGAR

GYAN

NAGAR

Sodawala

Ln

Don

Bosco

High

School

chandavarkar

HO

MAHARASHTRA

NAGAR

Junction

Square

PRERNA

NAGAR

BABHAI

NAKA

ASHOK

NAGAR

Lokmanya

Tilak

Rd

MHADA

cOLONY

LinkRoad

Orerhead

Tank

Gorai

Rd

PHR

Overhead

Tank

ASHTAVINAYAK

NAGAR

International

School

ST

COLONY

GORAI

1

Swami

Vivekanand

RSC

Rd
Number

lA

Gorai

Rd
Babasaheb

Ambedkar

Ro

SAIDHAM

SHAUNGAR

GAI

2
SOCIETY

SOCIETY

CRd

Mu

RscNumber

37

1914292"HT259"TE

Google

NIONG

27



Wiinap

Ccc-aY.SA

25528072

plaçes

Terms

cf
Use

Report

amap
error

Wikimapia

Satelite

Amozon

ParkLayoul

Amazon

Park

Imagery

2015

CNES

/Astrum,
DigtalGlcbe

20

m

Like

106k

Date:

15/12/2015

Satellite

View

NowjLife

CommunityCentro

28

EN

5Logn

Edit

map

Cateaories

02/MDC15-106/SNJ

19-1421.5N

T2°5034E

wikimopia

OA0T

place

KG
Rani

CHAR

UFRS

&

Ref

No:



ED

ENS

OHART

TRED

VALUER

PUNE

ENGINE

MUMBAI

HITE

67


