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Ref No: 01/MFB15-007/PRC/L| Silver jubilee Period . Date: 02/02/2015
To, (1983 - 2008 )

The Branch Manager,

Andhra Bank,

Branch: Guntur,

Kalyani road Guntur
Tel No. 0863 235

Sub: Revaluation id Loan Account.

Client Name : national (P) Ltd.
Dear Sir,

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

Description of the property : 12,13 & 14 Basement Floor,
as ‘ Sahar Cargo Estate’

Survey No. 25/3 of Village Sahar,
Gamre Chowk, Greater Bombay

Andheri (East), Mumbai — 400 099

Fair Market Value of ?

property as on date (R‘ ore Forty Six Lakh (s) Only)

This report contains 26 sheets (Incl= es ‘mentioned in Annexure 1, Location

Map & Photographs)
Kindly acknowledge.

Thanking you,
Yours faithfully,

(L. M?VA\-’:).

W (CHIEF ENGINEER)



Ref. No.: 01/MFB15- 007/PRC . -
ENGINEERS \I{ LUATION REPORT
{To be accompanled bv Annexure as applicable)

Date : 02/02/2015

Name of the Branch X Guntur
2. Zone oo Guntur
3. Name of the Manager / : The Branch Manager of Andhra Bank,
Officer who Accompanied the Branch : Guntur
Engineer.
4. PURPOSE OF VALUATION To ascertain the Fair Market Value as on date of
(Specify whether it is a property for Old Loan Account with
valuation for the first time, Andhra Bank, Branch : Guntur

revaluation or Valuation for
the purpose of initiating action
under SARFAES! Act etc.)

5. In case of Revaluation, : Revaluation
Date of Previous Valuation Report Ref. No. 03/MDC12-278/PRC-l dated
Amount of previous value 24/12/2012
: F.M.V. =T 8,79,00,000/-
Name of the Approved Engineer  : Shekhar L. Thite Registration No. CAT-A-22-1988
Address : Office No. 605, 6™ Floor, Kulkami Heights”, Next to

Vartak Hall, Behind Portuguese Church, K. W.
Chitale Road, Dadar (W), Mumbai — 400 028

Date of visit to the property : 27/01/2015
9.  Name of the Borrower : The property is owned by
M/s. Leaap International (P) Ltd.
10. Address _ L -
11. Telephone no. : Tel No. 66702423 8/ M- 9619433588
12.  Nature of the Business : Detaiis not known
13. Name & Address of the owner : The property is owned by
of property & Telephone no. M/s. Leaap International (P) Ltd.
(Affix Photo of the property
Owner)
14. Details of property offered as This property is in the form of Warehouse premises on
Security. basement of the building situated in Middle class locality
in Commercial cum Residential area.
15. Type of Property offered X Warehouse Unit

16. Ownershipoftheproperty  :  The_ property is_owned_by
: M/s. Leaap International (P) Ltd.

17. List of documents produced
for perusal
a) Title Deed / Sanctioned plan -
b) Property Tax Receipt B } Refer Sr. No. 24 below
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¢) Electricity Bill

d) Water Bill
e) Others (Please specify)
18. Address of the property
offered as security. Building known as * Sahar Cargo Estate’
CTS No. 152A, Survey No. 25/3 of Village Sahar,
(Photo to be enclosed) V M Shah Marg, Gamre Chowk, Greater Bombay
Bank, J B Nagar, Andheri (East), Mumbai — 400 099
19. Postal address of the Basement No. 11,12,13 & 14,Basement Floor,
property Building known as * Sahar Cargo Estate’
CTS No. 152A, Survey No. 25/3 of Village Sahar,
V M Shah Marg, Gamre Chowk, Greater Bombay
Bank, J B Nagar, Andheri (East), Mumbai — 400 099
20. Nearest land mark Near Greater Bombay Bank
21. Llongitude and latitude Longitude : 72.86 E and Latitude 19.10 N
22. In case of joint ownership Not Applicable
whether share is undivided /
divided. If undivided share of
_ each owner
23. If Lease hold it is ownership type of tenement on leasehold Land.
i) Name of the lessor/lessee,
i) Nature of the lease
i) Date of commencement
iv) Terms of renewal Detail not known
v) Rent per Annum
vi} Unexpired period of lease
24. Documents Photographs Photo copy of following document is provided to us

U,,, i

Produced Sale Deed / Lease
Hold Rights etc. No. and date.

Basement No. 11

& this valuation report should be read along with it:

Agreement for sale dated 20/04/2006 between M/s. Shah Desai & Associates (The

Builder) and M/s. Leaap International (P) Ltd. (The Unit Holder), registered at The Sub-
Registrar's Office, Andheri 3 (Andheri) having Sr. No. BDR9-3557-2006
(Agreement Price . 39,53,800/- & Govt. Market Value ¥39,12,500/- in the year 2006)

Registration Receipt No. 3552 dated 20/04/2006

£ Extract of Index | & Il dated 20/04/2006

£3 Building Commencement Certificate bearing Ref No. CE/93/8/BSII/WS/AK dated

27/08/1983 issued by Municipal Corporation of Greater Mumbai.

L3} Building Occupancy Certificate bearing Ref No. CE/9318/BSII/AK dated 11/09/1997

issued by Municipal Corporation of Greater Mumbai.

LH Old Valuation Report by M/s. Yardi Prabhu Consultants & Valuers Pvt Ltd bearing Ref
No. VPCVL/2620/ANDHRA/2010-11 dated 27/07/2010
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- 25,

26.

27.

i)
if)

28.

29.

T
Basement No. 12 ey V¥

) Agreement for sale dated 20/Q#72088 between M/s. Shah Desai & Associates (The
Builder) and M/s. Leaap Internatighal (P) Ltd. (The Unit Holder), registered at The Sub-
Registrar's Office, Andheri 3 (&fdferi) having Sr. No. BDR9-3553-2006
{Agreement Price ¥. 33,74, - & Govt. Market Value T 33,40,000/- in the year 2006)

Registration Receipt No. 3553 dated 20/04/2006

Extract of Index | & Il dated 20/04/2006
Basement No. 13

Agreement for sale dated 20/04/2006 between M/s. Shah Desai & Associates (The
Builder) and M/s. Leaap International (P) Ltd. (The Unit Holder), registered at The Sub-
Registrar's Office, Andheri 3 (Andheri) having Sr. No. BDR9-3554-2006
(Agreement Price . 32,18,000/- & Govt. Market Value ¥ 31,85,500/- in the year 2006)

£} Registration Receipt No. 3554 dated 20/04/2006

Extract of Index | & Il dated 20/04/2006
Basement No. 14

Agreement for sale dated 20/04/2006 between M/s. Shah Desai & Associates (The
Builder) and M/s. Leaap International (P) Ltd. (The Unif Holder), registered at The Sub-
Registrar's Office, Andheri 3 (Andheri) having Sr. No. BDR®-3560-2006
(Agreement Price ¥ 54,54,000/- & Govt. Market Value ¥ 31,85,500/- in the year 2008)

Registration Receipt No. 3555 dated 20/04/2006

Extract of Index | & Il dated 20/04/2006

Our Old Valuation Report bearing Ref. No. 03/MDC12-278/PRC-L dated 24/12/2012
which is on the record of the bank is made available for our perusal.
(F.M.V. = Z. 8,79,00,000/)

Date of Purchase/ Year of : The property is purchased on 20/04/2006
Acquisition

Value of property as per : Refer Sr. No. 24 above
Regd. sale deed

Taxes paid upto :

Land & Building Taxes : Taxes are as per the standard norms of Local
Land revenue ; competent Authority

Wealth Tax :

Agreement of easements Details Not known
(encroachments) if any and if
so attach copies.

Location & description of the

i)

if)

nroanarks
| Sdl S Vi ly

Plot No. : --

Lay Out No. : --

SF/TS/RS No. : CTS No. 152A, Survey No. 25/3 of Village Sahar

Village / Block No. : Village Sahar
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v)  Taluka /Ward No: - " Mnbai Sub-Urban
vi) Distance from the village, Thg area falls within the limits of Municipal
town, city, Municipal limits. ‘Corporation of Greater Mumbai
30. Boundaries of site .
{document) o
On or towards North By Municipal Market Building
On or towards East By D. P. Road
On or towards West By Partly by land bearing Survey No. 95, Hissa No.
2 CTS No. 146
On or towards South By Land bearing Survey No. 25, Hissa No. 2, CTS
No. 151
31. Dimensions[should insist the
owner to provide a sketch of
land certified by surveyor /IMRO]
North > Refer Sr. No. 28 below
East
West
South
32, Exient of Site The statement is tabulated as below : -
Sr. Premises No. Documented Measured Documented
No. Carpet area Carpet Area Built Up Area
1| Basement No. 11 1392 sft 1397 sft 1671 sft
2: Basement No. 12 1188 sft 1192 sft 1426 sft
3| Basement No. 13 1133 sft 1142 sft 1360 sft
4| Basement No. 14 1921 sft 1930 sft 2305 sft
Total 5634 sft 5661 sft 6762 sft
33. Extent of site considered for Total Built Up Area of the Premises = 6762 sft
Valuation purposes
Annexure - Il
VALUATION OF BASEMENT
Sr. Particulars
.~ No.
1. Name of the Apariment Sahar Cargo Estate
2. The floor in which the flat is Premises are situated on basement floor
situated _ _
3. Door No. of flat / Municipai No. Basement No. 11,12,13 & 14,on Basement Floor,
4. Specification of the Flat
a) Type of Roof R.C.C. Slab.
b) Type of Flooring Kota stone flooring
c} Type of Doors MS Rolling shutter at main entrance
d) Type of windows Air Vents




b)

10.
11.

12.

13.°

14.

15.

—
=

Type of Fitting
a) Electrification

b} Piumbing
Type of Finishing
Year of Construction

No. of floors/ flats in the Block
a) As per sanctioned plan
b)As per physical inspection

Particulars of Pian sanction
and Date of expiry

Competent authority for granting
approval as per local laws

Whether approval is accorded
by the competent authority
and applicable charges are
paid?

Are there any Deviations from
approved plan :

Permission obtained, if any, for
the deviations.

Floor space (index)
Carpet area of the flat

ls it Posh/1st class/Medium/
Ordinary

Boundaries of site (as per
document) :

On or towards North

On or towards East

On or towards West

On or towards South

Is it being used for residential
or commercial.

How-is-the marketability?

R.

~ Conduit Wiring with ordinary quality electrical

\ fittings.
/ &)} Common toilet facility

Qil paint internally.

The building was constructed in the year 1997 or
thereabout

Basement + Ground + 3 Upper floors

Sanctioned building plan from competent authority
was not made available for our perusal at the time
of inspection. Hence, few assumptions are made.
However,  Building Occupancy Certificate
pearing Ref No. CE/9318/BSIVAK dated
11/09/1997 issued by Municipal Corporation of
Greater Mumbai.

As per D. C. Rules of Local Competent Authority.

Total Documented Carpet area of the premises =
= 5634 sft
Middle class

By Municipal Market Building

By D. P. Road

By Partly by land bearing Survey No. 95, Hissa No.
2 CTS No. 146 : _
By Land bearing Survey No. 25, Hissa No. 2, CTS
No. 151

Commercial use.

The Basement is situated in good developed area.

Civic am‘eniti'e's—such—a-S—Schnnls, Colleges,

Markets, Banks, Shops and Hospitals etc. are
available within 1 to 2 kms distance from the
property. There is good demand for commercial
premises. Hence, it has good marketability.




What are the factors favouring @ ,
for an extra potential value. f

yood developed area ,market , close to highway,
fear to domestic & international airport etc

: _"'

Any negative factors are ‘,_‘_j’:.othing specific.
observed which affect the A

I

/‘

24,
292.

market value in general,
Maintenance

Facilities available
Lift

Water Supply
Underground sewerage
Car Parking

All round compound wall

Pavement around the building

RATE

After analyzing the
comparable sale instances
what is the composite rate for
a flat with same specification
in the adjoining locality.

Assuming it is- a nNew
construction, what is the adopted
basic composite rate of flat under
valuation after comparing with
the specification and other
factors with fhe flat under
comparison.

BREAK UP FOR THE RATE
Building + Services
Land + Other

Depreciated building Rate

Replacement cost of flat with
service (for insurance
purpose}

The building is well maintained & this opinion is based
on macroscopic inspection of the subject property.

Not Available

Water supply is available.

Connected to municipal sewer system
Open car parking space is available.

Masonry Compound wall 3 ft height approx is
constructed.

The open area around the building is provided with
cement concrete paving.

7 13,000/- to T 16,000/~ per sft

Adopted Composite Market Rate of T 14,000/- per sft

Value of land is not considered separately as this
is ownership type of tenement. Value is based on
composite rate of land & construction.

Adopted Depreciated Market Rate for Valuation
Total Built Up Area of the Premises = 6762 sft

Considering the type & quality of construction &
specification of the building materials used, height

of_the_structure, amenities provided Replacement

Rate of ¥ 3,500/- per sft is adopted.

Hence, Replacement Cost for insurance pUrpose.
= Built Up Area x Replacement Rate

= 6762 sft x T 3,500/-
=¥ 2,36,67,000/-
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26.

27.

28.

29,
30.

31

32.

ased on Building Occupancy Certificate bearing

Age of building - H\W.Nhe building is reportedly 18 years old. (This is
. Q,

The present condition of the. ;,;

building .

Life of the building estimated

value as ..... %

ef No. CE/9318/BSI/AK dated 11/09/1997 issued
Municipal Corporation of Greater Mumbai.)

]

The building is in good condition.

About 47 years under normal circumstances with
proper & regular maintenance & this opinion is
based on macroscopic inspection of the subject
property.

Dep. % assuming the salvage :} Adopted Depreciated Market Rate for valuation.

Depreciated value of the building
Total composite rate arrived
for valuation

Fair Market Value of premises
as on date

Adopted Composite Market Rate of 3.14,000/- per sft

Total Built Up Area of the Premises = 6762 sft

Factors Considered: The Location, Internal
condition of the Basement premises & amenities &
facilities available, grade & age of building, current
demand & supply etc,

(Prevailing Market Rates for Basement having
similar amenities & loading factor are in the Range
of T 13,000/- to T 17,000/ per sft)

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.

Note : About the Per Sft Rate Adopted Vis-a-
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 Area etc. 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 as the Built Up Area
(BUA) or Super Built Up Area (SBUA) etc are
“Calcutated Area”. Using a factor called “Loading
Factor’ (percentage increase), the Carpet Area is

inflated to get the Built Up Area or Super Built Up
Area or Saleable Area 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




33. Fair Market Value of
property as on date

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 enqguiry are generally NOT
applicable directly to the ‘subject property’

In view of this, when we are giving opinion 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
"Built Up Area” or “Super Built Up Area” efc.
Hence the Per Sft Rate is judiciously adopted
keeping in mind the characteristics such as the
amenities provided, the loading factor adopted etc.

Market Rate Adopted = T 14,000/~ per sft.
Hence, Fair Market Value of Basement Premises
= Built Up Area x Market Rate Adopted

= 6762 sft x T 14,000/

=T 9,46,68,000/-

Say ~ ¥. 9,46,00,000/-

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 buyer and 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 ‘Market Value’s are —

a) Itis a free will sale.

b) it is an estimated amount and nol a

- predetermined or an actual sale price.

c) Itis time-specific as on the given date.

d) It depends on ‘purpose of valuation.

e) Buyer & Seller are actuated by business
principles. They are unrelated and are acting
independently.

f) Asset would be exposed to the market in the
most appropriate manner to effect its disposal
at the best price possible.

34, Forced [ Distress value of
property as on date

=T 9,46,00,000/-
(Rupees Nine Crore Forty Six Lakh (s) Only)

It means the amount, which may 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.
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The seller may be an unwilling seller and the buyer
may be motivated by the knowledge of the
disadvantage the 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 Market Value as on date x 0.80

=T 9,46,00,000/-x 0.80

= ¥ 7,56,80,000/-

Say ~ ¥. 7,57,00,000/-

(Rupees Seven Crore Fifty Seven Lakh(s) Only)

VALUATION DETAILS :

SR. DESCRIPTION Qry. RATE ESTIMATED
No. (SFT) PER SFT(3) VALUE IN (F)
01. | Present Value of the Basement 6762 sft | T 14,000/- < 0,46,68,000/-
02. | Car Parking -- -~ -
03. | Showcases/Almirahs/wardrobes -~ -- -
04. | Kitchen arrangements - - -
05. | Superfine finish - - --
06. | Interior Decorations _ -- -- --
07. | Electricity deposits/ Electrical fittings etc., - - -
08. | Extra collapsible gates/grill works etc., - - -
09. | Potential Value, if any -- -- -
10. | Others -- -- -
Total | T 9,46,68,000/-
Say | T 9,46,00,000/-

ASSUMPTIONS:

1. The report is based on the information available to the valuer from various
market sources hence opinion may defer subject to difference in information.

2. The report is prepared based on the prevailing regulatfon of the different laws
applicable to the property.

3. The report is prepared assuming the absolute clear title of the property and
without any let, hindrance, denial, encumbrance, suit, claims, demands or
interruption to enjoy benefits arriving out of property.

DECLARATION

1. It-is-hereby-certified-that the-present-fairmarket-value-of- the-above-property-in
my Opinion is ¥ 9,46,00,000/-(Rupees Nine Crore Forty Six Lakh (s) Only)

2. The property was physically inspected on 27/01/2015

3. The Connected title deed for the property under valuation is the Agreement for

sale dated 20/04/2006 between M/s. Shah Desai & Associates (The Builder)
_‘and M/s. Leaap Internatzonal( )Ltd (The Unit Holdery:regigtered at The Sub-




Note

Agreement for sale dated. 20/0/4?52, 06 between M/s. Shah Desai & Associates
(The Builder) and M/s. Leaap/hit3 national {P) Ltd. (The Unit Holder), registered
at The Sub-Registrar's Offﬁéé Afidheri 3 (Andheri) having Sr. No. BDR9-3553-
2006 e

Agreement for sale dated 20/04/2006 between M/s. Shah Desai & Associates
(The Builder) and M/s. Leaap International (P) Ltd. (The Unit Holder), registered
at The Sub-Registrar's Office, Andheri 3 (Andheri) having Sr. No. BDR9-3554-
2006

Agreement for sale dated 20/04/2006 between M/s. Shah Desai & Associates
(The Builder) and M/s. Leaap International (P) Ltd. (The Unit Holder), registered
at The Sub-Registrar's Office, Andheri 3 (Andheri) having Sr. No. BDR3-3560-
2006

: At the time of inspection, the premises No. 11,12,13 & 14 are internally

amalgamated and having common entrance

Remarks

A)
B)

©)

D)

E)

F)

G)

)

The valuation is based on the site visit & the information given by the party/bank.

Sanctioned building plan from competent authority was not made available for
our perusal at the time of inspection. Hence, few assumptions are made.

The valuation is subject to clear and marketable title and adequacy of
Engineering / Structural design, Deed of declaration for common areas etc.

Valuer's scope is to give opinion about the intrinsic / realizable value of the
property. Many fimes inflated erroneous areas are 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.

Past Performance of Real Estate Market need not necessarily indicate the future
trends.

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 wherein the parties had each acted knowledgeably and without
compulsion (As defined by the International Valuation Standards Committee,
London}.

Bank authorities are requested 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 assets valued.

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 assets are free of encumbrances.
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¢ In my opinion the Fairﬁ' E t Value of property as on date is ¥. 9,46,00,000/-
(Rupees Nine Crore Forty Six Lakh (s) Only)and forced /distress sale value
<. 7,57,00,000/-(Rupees Seven Crore Fifty Seven Lakh(s) Only) is reasonable

Date : 02/02/2015
Place : Dadar, Mumbai — 400 028.

Visited by : Mr. Pramod R Chavan
_ (Sr. Engineer )
Verified by : Mr. L. M. Sarvaiya
(Chief . Engineer)
Entered by : Mr. Sudarshan S. Birje

(L. M. SARV/ YA)
(CHIEF ENGINEER)

For: M/s. Leaap International (P} Ltd. dated 02/02/2015
Signature of Manager /Officer

(Who accompanied the approved valuer)
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Ref No. 01/MFB15-007/PRC Date : 02/02/2015
ANNEXURE -1

Photocopies of the documents provided by the borrower/bank are enclosed with
this report. The valuation report is based on this information. Kindly verify with
original & inform discrepancy if any

1) Copy of Registration Receipt

2) Copy of Sale agreement details

3) Copy of Schedule of agreement

4) Copy of Typical Floor plan enclosed in the sale agreement
5) Copy of Building Occupancy Certificate

6) Copy of Building Commencement Certificate

7) Copy of Plot Survey Map
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