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Thane Ollice : Flat No. 6, First Fl00r, "Devkinanadan" Bldg.'

Noori Baba Road, Near Makhamali Talao, Panchpakhadi,

Thane (W), District Thane - 400601 | Tel.: 809701 0898

Ref No: VS/D&A/RGD 12022-231NOV -020 Date: 14r, November, 2022

To,

The Chief Manager,

State Bank of lndia
Branch : SEEPZ
New Bank Building,

SEEPZ, Andheri(East),
t\/umbai - 400 096
Tel. No. :022 - 28292944 I 28291352 I 28292860

Subject : Valuption Report of Prooerty located at Seepz, Andheri (East), Mumbai for Mortgaqe Loan Proposal

with,Bank.

Name of Client M/s. D. Navinchandra Jewels.

I Formerly Known as M/s. lnternationalJewels Unit No. ll]
Respected Sir,

Please find the Valuation Report in Bank's prescribed format.

Description of the Propertv

Summary of Valuation :

This Report Contains 38 Pages lncluding Photographs and Location Map of Property , Sanctioned Building
Plan, Copy of Sub-Lease Agreement, Building Occupancy Certificate & Sale lnstances etc.

Thanking You,

Yours Faithfully,
FOR DIWANJI & ASSOCIATES

W
S. N. GOLE

(cHrEF VALUER)

1

R. G. DIWANJI

(PANEL VALUER)

A) Fair Market Value of the Property as on
date

Rs. 14,24,00,000/-

I Rupees Fourteen Crore Twenty Four Lakh(s) Only ]

B) Realizable Value of Property as on date Rs. 12,82,00,0001

I Rupees Twelve Crore Eighty Two Lakh(s) Only ]

c) Forced / Distress Sale Value of the
Propefi as on date.

Rs. 11,40,00,000/-

IRupees Eleven Crore Forty Lakh(s)Only ]

Govt.
Regn. No.

cclT-TH/350/
14t22t2t2009-10
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Land bearing PIot No. 2(Parl ) & 3 alongwith lndustrial IDiamond &
Jewellery Processing I Building & other Ancillary Structures on it

situated in Seepz - SEZ, Marol lndustrial Area (MIDC), Village

Vyaravali, Opposite Gems & Jewellery Complex - ll & Near Seepz Bus

Depot, Seepz Road, Jogeshwari Vikhroli Link Road, Andheri I East ] ,

Mumbai- 400 096.

&
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Ref N o : VS/D&I/RG D I 2022-23 I N0V-020

Name & Address of Valuer

DIWANJIAND ASSOCIATES

Office No. 302, Third Floor, "The Central" Building,

ShellColony Road (Station Road),

Next to Jenny Photo Studio,

Chembur (East), Mumbai -400071
Tel. N0.022 - 2524U48 & 8655108989 / 8655552316
Email : rgdiwanjivaluers@gmail.com

l)illlanii alld Associates

Date: 1 4tn ruour,frS'3[]n)UH"'

FORMAT. A

STATE BANK OF INDIA

I Branch: SEEPZ, Andheri (East), Mumbai - 400 096 ]

ANNEXURE. I

VALUATION REPORT

I rN RESPECT OF LAND & BUTLDTNG ]
(To be filled in by the Approved Valuer)

t. GENERAL

1 Purpose for which the valuation is

Made

To ascertain the Fair Market Value of property as on date for OId

Loan Account with State Bank of lndia, Branch: SEEPZ, Andheri
(East), Mumbai- 400 096

a) Date of lnspection 11t11t2022

b) Date on which the valuation

is made

14t11t2022

2.

c) Persons accompanying /
available at the siteiat the time

of visit / inspection / valuation

The Property was inspected in the presence of Mr. Abhay, the
representatives of the owner of the property.

3. List of Documents produced for perusal.

Ownershio Documents :

. Sub-Lease Agreement dated 2710812007 between President of lndia (Sub-Lessor) & M/s. lnternational Jewels

Unit No. ll (The Sub - Leasee).

Draft Sub-Lease Agreement dated 2022 beMeen President of lndia (Sub-Lessor) & M/s. D. Navinchandra

Jewels (The Licensee)

Letter for Renewal of Approval bearing Ref. No. SEEPZ - SEZIA-I/NUS/APL/GJ-17/06-07/V0l-lll/15119
dated '12109/2022 issued by Office of Development Commissioner.

Building Plan approved by Maharashtra lndustrial Development Corporation subject to conditions mentioned

a

a

a

under this Office Letter No, 12180000001 dated 18/09/2019.

G ovt.
Regn. No.

ccrT-TH/350/
1 4122/2/2009-1 0
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Building Completion Certificate bearing Ref. No. TB I SEEPZI2 (P) & 3 11649197 dated2910511997 issued by

Executive Engineer, MIDC Division No, l, Thane

Property Tax Receipt No,3241471dated 1 111112022 issued by Municipal Corporation of Greater Mumbai.

E lectricity Bil I No. 1 00 1 6059727 2 dated 08 I 10 12022

a

a

a

4. Name of the owne(s) and hisltheir
address(es)with Phone No, (Details of
share of each owner in case of joint

ownership)

The property is owned bv

M/s. D. Navinchandra Jewels

(Formerly Known as M/s. lnternationalJewels Unit No. ll)

Havinq Reqd. Address at:-
Plot No. 2 (P) & 3, Seepz-SEZ, $llarol lndustrial Area (MIDC), Near

Seepz Bus Depot, Seepz Road, Jogeshwari Vikhroli Link Road,

Andheri (East), Mumbai - 400 096.

I Contact No. 9359800960 ]

Brief Description of the property The Property under Valuation is Land alongwith lndustrial i.e.

Diamond /Gems & Jewellery Processing Building on it situated in

MIDC SEEPZ Area. The Land is Leasehold Land and it is totally

admeasuring 1500.30 sqmt. The Land is leased by President of
lndia for a period of 51 Years commences from date 2010712023.

The Land is restricted for Gems & Jewellery processing Units. lt is
nearly rectangular in shape and topographically Flat Tenain Land,

It is well demarcated at site and provided with 6 ft height masonry

compound wall, There is One Gate & Watchman's Cabin provided

at main entrance Gate of Property. The Land is having 1 No of
Building which is utilizing for Gems & Jewellery processing and few
other ancillary Structures. .

The Building is consists of Basement + Ground + 2 Upper

Floors RCC frame structure Building with RCC Foundation & RCC

Slab Roofing. lt is having Brick Masonry Walls plastered on both

the sides by Cement Mortar Plaster with Cement Paint Externally. lt

is provided with Good Elevation, Decorative Entrance Lobby etc.

Each Floor is having approximately 12' intemal height. There are

1 Nos. of Lifts & 2 Nos. of Staircases in the Building . There are

separate washing rooms / toilet blocks for Gents & Ladies on each

floor. The Building is provided with Fire Fighting System, High

Speed Lift, CCTV, Good Security System, Car Parking Space etc.

The entire Building is used as Gems & Jewellery processing unit.

All the floors having identical interiors specification viz, Partly

Polished Kota Stone Flooring, Partly Marble Flooring and Partly

Vitrified Ceramic Tiles Flooring, Casing Capping Wiring with good

quality electrical flttings, Good quality Paint internally, Powder

Coated Aluminum frame Glazed Sliding Windows, Good Quality
interior decoration and fumiture works, Wooden frame with solid

core flush doors, Ceramic Tiles Flooring in Toilet Block with Glazed
Tiles dado on Walls, Concealed Plumbing with good quality

sanitary fixtures etc. The Basement Floor of this Building consists

of Service Area, Maintenance Room & Toilet Block etc. The Ground

* *
( U
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Floor comprises of Reception, Cabins, Account Office,"'Dir51''&"

Garbage Burning Room, Refining Room, lnvestment Area, Meeting

Room, Packaging Area, Working Area, Store Room & Toilet Block

etc. The First floor comprises of Cabins, Conference Room, Display

Room, Casting Room, Server Room, CCTV Room, Model Making
Room, Working Area & Toilet Block etc, The Second floor is
comprises of Sales & Marketing Cabin, Development Area, Office
Cabins & Toilet Block etc. The Covered Terrace Floor comprises
of Canteen & Toilet Block etc. The Building is well maintained and it
is in good condition. The said Building was constructed in the Year
1997 orthereabout.

Apart from the main Processing Building there are other
Ancillary Structures exists on the Land such as Security Cabin etc.
The Watchman's Cabins are single storeyed RCC frame structure
provided with RCC slab roofing, These structures are provided with
brick masonry walls plastered on both the sides by Cement Mortar
Plaster and standard intemal specifications, The Open space
around the Building is provided with Cement Tiles Pavement.

6 Location of the property

a) Plot No./ Survey No. Plot No. 2 (P)& 3

b) Door No./ Flat No. Plot No,2 (P)& 3,

c) C.T.S. No./ Village Village Vyaravali

d) Ward/Taluka 'K / East' Ward

e) Mandal/ Distdct Mumbai

0 Date of lssue and validity of Layout of
Approved Map / Plan

s) Approved Map /Plan issuing Authority

h) Whether genuineness or authenticity of
approved Map / Plan is verified

i) Any other comments by our
empanelled valuers on authentic of
approved plan

Building Completion Certificate bearing Ref. No. TB ISEEPZI2
(P) & 3 11649197 dated 29/05/1997 is issued by Executive
Engineer, MIDC Division No. l, Thane

7 Postal address of the property Plot No. 2 (P) & 3, Seepz-SEZ, Marol lndustrial Area (MIDC),

Opposite Gems & Jewellery Complex - ll & Near Seepz Bus Depot,

Seepz Road, Jogeshwari Vikhroli Link Road, Andheri (East),

Mumbai-400 096

Nearby Landmark Opposite Gems/Jewellery Complex ll & Near Seepz Bus Depot

City/Town

Residentialarea

Commercialarea

8.

lndustrial area

It is a lndustrialArea (MIDC lndustrialArea ) .

9. Classification of the area /S/ -,*:l;. Yz
tqtzztztzoog-lo

50t
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i) High/Middle/Poor Middle Class.
---=----!gmruEltrfffi

ii) Urban/Semi-Urban/Rural Urban Area

10 Coming under Corporation limiU

Village PanchayaU Municipality

The area falls under limits of Municipal Corporation of Greater
Mumbai and Maharashtra lndustrial Development Corporation.

11 Whether covered under any
State/Central Govt. enactments (e.9.
Urban Land Ceiling Act) or notified
under Agency areal scheduled
area/cantonment area

No.

12. ln Case it is an Agricultural Land, any
conversion to house site plots is

contemplated.

Not applicable.

13. Boundaries of the propertv

On or towards North By Plot No. 1 & 2

On or towards South By Plot N0.4.

On or towards East By Road

On or towards West By Commercial Building

14. Dimensions of the site As per Deed As per Visit / Actuals

North

Refer Sr. No. 15 Below
South

East

West

15. Longitude and latitude & Co-Ordinates
of the Flat

Lonq itude : 7 2" 52' 35.1" E

& Latitude : 19"07'20.0"N

16. Extent of the slte The sanctioned Built up Area of Building as per the Building
Completion Certificate bearing Ref. No, TB / SEEPZi2 (P) & 3
11649197 dated 29/05/'1997 issued by Executive Engineer, MIDC
Division No. l, Thane is given in Table No. 1 below:

TABLE. l

1) Basement Floor 249.20 sqmt 2682 sft Free of FSI

2) Ground Floor 357.41 sqmt 3847 sft FSlArea

Sr.

No

Description Built Up Area Built Up Area Remark

5
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3) First Floor 660.05 sqmt 7105 sft FSlArea

4) Second Floor 130.60 sqmt 1406 sft FSlArea

Total 15,040 sft

17 Extent of the site considered for

Valuation

Same as Sr. No. 16 above

18 Whether occupied by the owner/
Tenant? lf occupied by tenant since
how long? Rent received per month.

The Property was occupied by the owner at the time of inspection.

APARTMENT BUILDING

Sr.

No,

Description Remarks

1 Nature of the Apartment lndustrial Land along with Building.

2. Location

a) T.S. no./ Plot No. Plot No. 2 (P) & 3 of Village Vyaravali.

b) Block No.i Flat No. Plot No.2 (P)& 3

c) Ward No 'K / East'Ward,

d) Village/Municipality/ Corporation The area falls under limits of Municipal Corporation of Greater
Mumbai.

e) Door No. Street or Road (Pin Code) Jogeshwari Vikhroli Link Road, Andheri (East), Mumbai - 400 096.

3. Description of the Locality Residential

/commercialiMixed
The Property is located in Andheri (East), Mumbai. lt is located 5 to 6
Kms away from Andheri Railway Station. The Western Express
Highway is approx. 3 kms away from the Property. lt is very near to
Jogeshwari Vikhroli Link Road. The Seepz Bus Depot is located

opposite to the property. lt is situated in Marol MIDC lndustrial Area.
The area is well developed and having basic infrastructure facilities

such as good approach roads, water supply, electricity, sewage and

storm water drainage system, telecommunication facility, street
lighting etc. The basic civic amenities such Market, Banks, Schools

and Hospitals etc. are available within 2 to 3 Kms distance from the
property. The area falls under the limits of Municipal Corporation of
Greater Mumbai & Maharashtra lndustrial Development Corporation,
The area is well connected with all parts of Mumbai by good network

of Roads and Railways, Transportation means such as Buses, Taxis

& Rickshaws are available.

The property is situated in Seepz Area i.e. Santacruz
Electronics Export Processing Zone is a Soecial Economic Zone in

Mumbai, lndia. lt is situated in the Andheri (East) area, Mumbai. lt is
subjected to liberal economic laws as compared to the rest of lndia to

l U 6
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promote rapid economic groMh using tax and business incentives

and attract foreign investment and technology. Seepz was created in

1973 and was seen as export processing zone. SEEPZ mainly

houses Electronic Hardware Manufacturing Companies, Software
Companies and Jewellery exporters of lndia. More than 150 units
operate in SEEPZ. These include CGI Group lnc., Tata Consultancy
Services, Syntel, Zycus, Tara Jewels Limited. The SEZ is a high
security entry zone, Due to these hassles govemment proposed

making SEEPZ a Free Trade Zone (FTZ) in 1999.

It was set up as uni-product EPZ exclusively for manufacture and

export of electronic items in an area of 100 acres ( which was later
increase to 110 acres) of land leased through the Maharashtra
lndustrial Development Corporation (MIDC), Andheri (East), which
over the years has become a land mark of Mumbai. The objective
was of (a) accelerating the progress of electronics manufacturing in
lndia (presumably encompassing the technology transfer objective)
and (b) to take advantage of the growing electronics world market
(export and foreign exchange objectives). The Land on vuhich the
Seepz is situated is Leased to President of lndia by Maharashtra
lndustrial Corporation in Year 1975 ,Govt of lndia have constituted a
Santacruz Electronics Export Processing Zone (SEEPZ) for the
purpose of encouraging the export industries in lndia and for earning
foreign exchange on the various kinds of electronics and Gems /
Jewellery items from the SEEPZ Zone in the interest of national
economy by establishing industrial units in the said zone.

Considering the high potential and the pollution-free nature of Gem &

Jewellery lndustry, the Govt. of lndia decided to permit manufacture

and export of Gem & Jewellery items from SEEPZ during 1987-88,

which soon gave a glamorous twist to SEEPZ. With a view to
overcome the shortcomings experienced on account of the
multiplicity of controls and clearances; absence of world-class
infrastructure, and an unstable fiscal regime and with a view of attract
larger foreign investments in lndia, the Special Economic Zones
(SEZs) Policy was announced in April 2000, SEEPZ was one of the

three Export Processing Zones converted as Special Economic Zone
w,e,f. 1st November, 2000. This policy intended to make SEZs

engine for economic growth supported by quality infrastructure
complemented by an attractive fiscal package, both at the Centre and

the State level, with the minimum possible regulations. SEZs in lndia
functioned from 1.11,2000 to 09,02.2006 under the provisions of the
Foreign Trade Policy and fiscal incentives were made effective

through the provisions of relevant statutes. To install confidence in

investors and signal the Government's commitment to a stable SEZ
policy regime and with a view to impart stability to the SEZ regime

thereby generating greater economic activity and employment

through the establishment of SEZs. The Special Economic Zones

Act, 2005, was passed by parliament in May, 2005 and SEZ Rules,

came into effect on 10th February, 2006, providing for drastic
simplification of procedures and for single window clearance on
matters relating to central as well as state governments,

t IJ E 7
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The main objectives of the SEZ Act are :

. Generation of additional economic activity.

. Promotion of exports goods and services.
o Promotion of investment from domestic and foreign sources.
. Creation of employment opportunities.
o Development of infrastructure facilities.

4. Year of Construction The said Building was constructed in the Year 1997 or thereabout,

5 Number of Floors

6. Type of Structure RCC Frame Structure

7 Number of Dwelling units in the
Building

8. Quality of Construction Good

9. Appearance of the Building Good

10 Maintenance of the Building It is well maintained & from internal macroscopic observation of the
subject Building it appears in good condition.

11 Facilities available

a) Lift 1 No, of Lift are available in the Building,

b) Protected Water Supply Municipal Water Supply is available

c) Underground Sewerage Connected to U/G Sewage Drainage System

d) Car Parking -Open/Covered

e) ls Compound wall existing? It is bounded by 6 ft height Masonary Compound Wall.

0 ls pavement laid around the Building? Cement Concrete Pavement.

llt FLAT /PREMISES

1 The floor in which the flat /Gala is

situated.

The Valuation is for Basement + Ground + 2 Upper Floors Building

2. Door No. of the flat Plot No. 2 (P)& 3

3. Soecifications of the property

a) Roof R.C.C. Slab.

b) Flooring Partly Polished Kota Stone Flooring, Parlly Marble Flooring and

Partly Vitrified Ceramic Tiles Flooring

c) Doors

d) Windows Powder Coated Aluminum Frame Glazed Sliding Windows

e) Fittings Casing Capping Wiring with good quality electrical fi9r.g.s__

0 Finishing Good quality paint internally s& A.)

Regn. No.
ccrT.TH/350'

14t22t212009-10

t *

rna

t U

8

It is a Basement + Ground + 2 Upper Floors Building.

The Valuation is for entire Building.

Open Car parking space is available in the Building.

Wooden frame with solid core flush doors
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House Tax

Assessment No

Tax paid in the name of

4.

Tax amount

Property tax will be as per standard norms of competent authority

Electricity Service Connection No.5,

Meter Card is in the name of Details not available

6. How is the maintenance of the Flat? The Building is well maintained

7 Sale Deed executed in the name of M/s. lnternationalJewels Unit No. ll

8. What is the undivided area of land as

per Sale Deed?

100 Yo

o What is the plinth area of the flat? Refer Table No.1 of Sr. No. 16 (Part I - General)

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

Permissible FSI will be as per D. C. Rules of Local Competent

Authority.

11 What is the Carpet Area of the flat? Refer Table No.'1 of Sr. No. 16 (Part I - General)

12. ls it Posh/l Class/Medium/Ordinary? Middle Class

13. ls it being used for Residential or
Commercial purpose?

Diamond /Gems & Jewellery Processing purpose

14. ls it Owner occupied or let out? The Propefi was occupied by the Owner at the time of inspection.

15. lf rented, what is the monthly rent? Not applicable.

tv. MARKETABILITY

1 How is the marketability? The lndustrial Land along with Building in well-developed area. Civic

amenities such as Schools, Colleges, Markets, Banks, Shops and

Hospitals etc. are available nearby. There is good demand for
lndustrial premises. Hence, it has good marketability.

2. What are the factors favouring for an

extra PotentialValue?
The Land is situated in well-developed Commercial Area and it is
sunounded by Diamond Processing Units and it is located

approximately 5 Km to 6 Km from Andheri Railway Station.

3. Any negative factors are observed

which affect the market value in

general?

Nothing specific.

V RATE

01 After Analyzing the comparable sale

instance, what is the composite rate for
a similar flat with same specifications
in the adjoining localitf (Alongwith

details / reference of atleast two latest

deals / transactions with respect to

adjacent properties in the Areas)

Rs, 9,0001 to Rs, 11,000/- per sft, on Built up Area,

0

* *
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02 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 flat under
comparison (g iven details)

Not applicable

03 Break-up for the Rate

i) Building + Services Refer Sr, No, 1 of Part Vll below

ii) Land + Others Value of land is not considered separately as it is fully developed with
lndustrial Building and Value is assessed on Composite Market Rate

of Land & Construction.

04 Guideline rate obtained from the
Registra/s Office (an evidence thereof
to be enclosed)

VI COMPOSITE RATE ADOPTED AFTER DEPRECIATION

a) Depreciated building rate Adopted Depreciated Market Rate for valuation.

b) Replacement cost of the flat with

Services

Total Built up area of Buildings = 15040 sft

Considering the type and quality of construction, specifications of
building materials used, internal height etc a Replacement Rate of
Rs. 3,5001 per sft is adopted,

Hence, Replacement Cost of Premises for lnsurance Purpose

= Built up Area x Replacement Rate

= 15040 sft x Rs. 3,500/-

= Rs.5,26,40,000i-

Say - Rs. 5,26,00,000/-

I Rupees Five Crore Twenty Six Lakh(s) Only ]

c) Age of the Building The Building is reportedly 25 Years old.

d) Life of the building estimated Total Life of the Building estimated is 65 Years, The Building is 25

Years old & hence Balance Life of the Building is 40 Years under

normal circumstances with proper & regular maintenance & this

opinion is based on macroscopic inspection of the subject propefty.

e) Depreciation percentage assuming the

salvage value as'10%

Depreciated Ratio of the building

Adopted Depreciated Market Rate for valuation.

f)

s) TotalComposite Rate arrived for
valuation

Refer Sr, No. 1 of Part Vll below

h) Depreciated Building Rate Not applicable

i) Rate of Land & other Adopted Composite Market Rate Method for Valuation
,z:-1- i i-..<.-

i) TotalComposite Rate Refer Sr. No. 1 of Part Vll below 6TA
Regn. No.

cclT-TH/350/
14t22til20a9-10

*

o
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Govt. Market Rate for New lndustrial Premises in this locality is Rs.

1,47 ,8001- per sqm on Built Up Area for Stamp Duty Purpose as per

Ready Reckoner for Year 2022-23.
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vil) DETAILS OF VALUATION

1 Fair Market Value of the property as on

date

Factors Considered: The Location, lnternalcondition of the premises

& amenities/ facilities available, grade & age of building, current

demand & supply of real estate properties etc,

As per the Market Survey; the Prevailing Market Rates for lndustrial

Premises / Office premises outside Seepz Area i.e. in MIDC lndustrial
Area in this locality is in the Range of Rs.14,0001to Rs.16,0001 per

sft on Built Up Area .

However , the property is situated inside SEEPZ Area of MIDC Marol

Andheri and it has following covenants :

The said property is leasehold Land and it is leased by

President of lndia to Sub Lessee for a Period of Lease of 30

Years.

a

a

a

a

a

The Property is restricted only for use of export of items of
lnformation Technology, Electronics Hardware, for the

manufacture / process for gems & jewellery for export
purpose & not for any other purpose,

As per the conditions mentioned in Lease Deed ; after
expiration or sooner determination of the said Lease Term;

the sublessee has to quietly handover the vacant
possession of the demised premises after removing all

erections & structures erected on the said premises within

two months. ln the event if sub lessee fail to deliver vacant &
peaceful possession of the Premises after removing

erections & structure etc, the said structure will belongs to
Sub Lessor and Sub Lessee shall not be entitled to any

compensation.

The sub lessee cannot sublet, assign full or part of the

demised premises without permission of Development

Commissioner.

Should not do structural alteration or changers in the factory
Building or addition / alteration without prior permission of
Development Commissioner.

Due to the said restrictions and covenants the Prevailing Market

Rates of Units inside the Seepz Area is lower than the prevailing

market rates in MIDC Marol Area. The prevailing Rates of lndustrial

Units inside the SEEPZ Area is in the range of Rs. 9,000/- to
Rs.11,0001 per sft on Buift up Area.

14t22t2t?009-14
CCIT.TH

11
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The Rate is justified by Few Sale Transactions for similar type of
properties in the vicinity of the subject property which are sold in the
Year 2022. Following are the Details of Recent Sale Transactions in
the Vicinity of subject Property & copies of the same are attached
with the Report:-

SALE INSTANCE - I

SALE INSTANCE - II

Details of Propertv Office Unit No. A-503, 5h Floor, Floral Deck Plaza Premises Co. Op.
Bank Ltd , Central MIDC Road , Opposite SEEPZ , Marol MIDC
lndustrial Area, Andheri ( East), Mumbai

Area of Property Documented Built Up Area of the Premises = 109.20 Sqmt i,e. 1175 sft

Aqreement Price Rs. 1,60,45,0001

Govt, Market Value Rs. 1,59,08,474.41

Name of the Seller / Vendor Mr. Mohanlal Giridarlal Narang

Name of the Purchaser Ms. Poornima Rahul Maheshwari & Other

Details of Aqreement & Reqistration Agreement dated 06/04/2022, Registered at The Sub-Registra/s Office

Andheri3 having Sr, No. 515112022.

Details of Prooertv Office Unit No. A-504, 5h Floor, Floral Deck Plaza Premises Co. Op.

Bank Ltd , Central MIDC Road , Opposite SEEPZ , Marol MIDC
lndustrialArea, Andheri (East) , Mumbai

Area of Property Documented Built Up Area of the Premises = 83.83 Sqmt i.e. 902 sft

Aqreement Price Rs. 1,12,50,000/-

Govt. Market Value Rs. 1,23,17,141,91

Name of the Seller / Vendor Ms. Zharna Vishindas Narang

Name of the Purchaser M/s. Fine Jewellers Manufacturing Limited

Details of Aqreement & Reqistration Sale Deed dated 30/03/2022, Registered at The Sub-Registra/s Office

Andheri3 having Sr, No. 479412022.

Govt.
Regn. No'

cclT-TH1350,
1 412212,2009'1 0,
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SALE INSTANCE.III

SALE INSTANCE - IV

Details of Prooerty Office Unit No. D-116, 1st Floor, Floral Deck Plaza Premises Co. Op.

Bank Ltd , Central MIDC Road , Opposite SEEPZ , Marol MIDC
lndustrial Area, Andheri ( East), Mumbai

Area of Property Documented Built Up Area of the Premises = 68.69 Sqmt i.e. 739 sft

Agreement Price Rs. 1,04,00,0001

Govt, Market Value Rs. 1,00,08,476/-

Name of the Seller / Vendor Mr. Vikas Sachdev

Name of the Purchaser M/s, Vector Speez Private Limited

Details of Aqreement & Reoistration Agreement dated 03/06/2022, Registered at The Sub-Registra/s Office

Andheri6 having Sr. No. 746012022.

Details of Propertv Office Unit No. A-102, 1st Floor, Floral Deck Plaza Premises Co. Op,

Bank Ltd , Central MIDC Road , Opposite SEEPZ , Marol MIDC
lndustrialArea, Andheri (East) , Mumbai

Area of Property Documented Built Up Area of the Premises = 109.20 Sqmt i,e. 1175 sft

Agreement Price Rs. 1,64,50,000/-

Govt. Market Value Rs. 1,58,02,550.41

Name of the Seller / Vendor Ms. Narinder Kaur Sahani

Name of the Purchaser Mr. Gurmeet Sanghe Sikh

Details of Agreement & Reqistration Agreement dated 17108/2022, Registered at The Sub-Registra/s Office

AndheriT having Sr. No. 1416212022.

From the above Sale Transactions it reveals that the Commercial
Office in the vicinity of the subject property are sold @ Rate of
Rs. 12,500/- to Rs.14,100/- per sft on Built Up Area.

The Property is having following advantages :

o The Subject Property is an lndependent Property i.e. it is
a Building with Land beneath and adjacent to it.

13
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It has advantage of utilization of Open Space around the
Building, Covered Terrace Area in the Building and
have exclusive possession of the Land.

Thus, Considering the above advantages, location, age, grade,
demand & supply and its present condition in our opinion a Rate
of Rs.l0,000/- per sft on Built Up Area is fair and reasonable for
the subject premises.

As per Guidelines / Valuation Rules fixed by Govt. of
Maharashtra for assessing the Market Value of Properties for
Stamp Duty Purpose for Year 2022, if Basement Premises are
permitted for Storage Purpose then it should be Valued at70 o/o

of the Rate applicable on Ground Floors Premises. Thus,
following the above said Guidelines, we have adopted a Rate of
Rs. 10,000/- x 0.70 = Rs.7,000/- per sft on Built Up Area for
Basement Premises .

Hence Fair Market Value of property as on date is as below

TABLE.2

SUMMARY OF VALUATION

Sr.

No.

Description Built up Area Market Rate

Adopted

Fair Market Value as on

date

1) Basement Floor 2682 sft Rs.7,0001 Rs. 1,87,74,000/-

2) Ground Floor 3847 sft Rs. 10,0001 Rs.3,84,70,0001

3) First Floor 7105 sft Rs. 10,0001 Rs.7,10,50,0001

4) Second Floor 1406 sft Rs. 10,000/- Rs. 1,40,60,0001

Total Rs. 14,23,54,000/-

say - Rs. 14,24,00,000/-

IRupees Fourteen Crore Twenty Four Lakh(s)Only ]

2 Fair Market Value of property as on

date

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 lnternational Valuation Standards

Commiftee, London.) Thus, the characteristics of the 'Market

Value's are -
IU 14
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It is an estimated amount and not a predetermined or an
actualsale price.

It is time-specific as on the given date.

It depends on 'purpose of valuation.

Buyer & Seller are actuated by business principles. They are

unrelated and are acting independently.

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

= Rs.14,24,00,000/-

I Rupees Fourteen Crore Twenty Four Lakh(s)Only I

0

c)

d)

e)

a)

b)

It is a free willsale

3 Realizable Value of Property as on

date

The value realizable by the bank is generally less than the market
value because of various factors such as mode of payment (strictly

by cheque) limitations of effective marketing, costs involved in the
process of the sale etc. The percentage variation between RV and
MV depends on various factors such as urban or rural property,

user & location of the property etc. Considering characteristics of
the subject property under valuation we consider reduction factor of
10 % will be appropriate. We are therefore, discounting 10 % in this
case.

Hence, Realizable Value of the property as on date

= Fair Market Value of the property as on date x 0.90

= Rs. 14,24,00,000/- x 0.90

= Rs. 12,81,60,000/-

Say - Rs. 12,82,00,000/-

I Rupees Twelve Crore Eighty Two Lakh(s) Only ]

4 Forced / Distress Sale Value as on

date

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.
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 40o/o (or

sometimes even more) below the market value. ln our opinion,

considering the characteristics of assets under valuation and

present market trends, the reduction factor of 20o/o will be

appropriate. We are discounting the above market value by 20%,

Hence, Forced / Distress Sale Value of the property as on date

= Fair Market Value as on date x 0.80

= Rs. 14,24,00,000/- x 0.80

= Rs. 11,39,20,000/-

Say - Rs. 1 1,40,00,000/-
(Rupees Eleven Crore Forty Lakh(s)Only)

Govt.
Regn. No.

cclT.TH'350,
14t22tu20ag'10

15



Sn.

No.

DescRrprrou OY.
(sFT)

Rnrr

PenSn(Rs.)
Esnmlreo

Vrlue (Rs.)

01 Present Value of the Premises (Car Parking, if provided)

Refer Sr, No. 1 of Part Vll

02 Wardrobes

Showcases/almirahs

04. Kitchen arrangements

05. Superfine finish

06. lnterior Decorations

07 Electricity deposits/Electrical fittin gs etc.,

08. Extra collapsible gatesigrill works etc.,

09 Potential Value, if any

10 Others

Dil',Iaflji and Assocjales

COIISULTITIG !NGIIIEEHS

Summary

As a result of my appraisal & analysis it is my considered opinion that the present Fair Market Value of property
of the above property as on date in the prevailing condition with aforesaid specifications is Fair Market Value as on
date Rs. 14,24,00,0001- [Rupees Fourteen Crore Twenty Four Lakh(s) Onlyl& Forced / Distress Sale Value as
on date is Rs, 11,40,00,000/- [ Rupees Eleven Crore Forty Lakh(s) Only ]

Remarks

$iu**i,i, & ds,sncintpn ffi

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

The valuation is subject to clear and marketable title etc.

Valuer's scope is to give opinion about the intrinsic / realizable value of the property. Many times inflated
erroneous areas are mentioned in the documents. Emphasis of this report is on the value of property and
title verification of the property.

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
I nternational Valuation Standards Committee, London).

Bank authorities are requested to contact Valuer in case of any doubts or discrepancy

The opinion about valuation is true and conect 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, regishation charges, transfer
are not considered in the valuation. We have assumed that the assets are free of

Govt.
Regn. No.

cclT-TH'350,
14t22t212009'10

A)

B)

c)

D)

E)

F)

G)
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( ANNEXURE. I )

DECLARATION . CUM. UNDERTAKING

colisiJLTtl{0 Eli0[,/iEfi s

l, Mr. Ramesh G, Diwanji son of Mr, Govind Dattatray Diwanji do hereby solemnly affirm and state that:

. I am a citizen of lndia.

I will ngt undertake valuation of any assets in which I have a direct or indirect interest or become so
interestgd at any time during a period of three years prior to my appointment as valuer or three years after
the valuation of assets was conducted by me.

The information furnished in my valuation report dated 1411112022 is true and correct to the best of my
knowle(ge and belief and I have made an impartial and true valuation of the property.

We have inspected the property on 1111112022. The work is not subcontracted to any other valuer and
carried Out by myself.

Valuatiqn report is submitted in the format as prescribed by the Bank.

I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks
during my empanelment with you, I will inform you within 3 days of such depanelment.

I have not been removed/dismissed from service/employment earlier

I have not been convicted of any offence and sentenced to a term of imprisonment.

I have not been found guilty of misconduct in professional capacity.

I have not been declared to be unsound mind.

I am not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt,

I am not an undischarged insolvent.

I have not been levied a penalty under section 271J of lncometax Act,1961 (43 of 1961) and time limit for
filing appeal before Commissioner of lncome tax (Appeals) or lncome-tax Appellate Tribunal, as the case
may be has expired, or such penalty has been confirmed by lncome{ax Appellate Tribunal, and five years

have not elapsed after levy of such penalty.

lhave not been convicted of an offence connected with any proceeding underthe lncome TaxAct 1961,

Wealth Tax Act 1957 or Gift Tax Act 1958 .

My PAN Card numberiGST Tax number as applicable

I undertake to keep you informed of any events or happenings which would make me ineligible for
empanelment as a valuer

I have not concealed or suppressed any material information, facts and records and I have made a

a

6iur"nil & dsaaainte*

a

a

a

a

a

a

a

a

a

a

a

a

a

a
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complete and full disclosure
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a

a

a

I have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of
and this report is in conformity to the -B of the above handbook to the best of my ability.

c0NsljtItilc Et{0tl./EtRs

the IBA

I have read the lnternational Valuation Standards (lVS) and the report submitted to the Bank for the
respective asset class is in conformity to the ' Standards' as enshrined for Valuation in the IVS in " General
Standards " and " Assets Standards " as applicable,

I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V- A signed copy
of same to be taken and kept along with this declaration)

a

a

I am registered under Section 34 AB of the Wealth Tax Act, 1957

I am the partner of the firm i company, who is competent to sign this valuation report,

I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i.e
LLMS/LOS)only,

a

Sr.
No.

Particulars Valuer Comment

1) Background information of the Asset being Valued Refer Sr. No, 5 of Part-|,

2) Purpose of Valuation & Appointing Authority Refer Sr. No. 1 of Part-|.

3) ldentity of the Valuer & any other experts involved in

the Valuation

Govt. Registered Valuer

4) Disclosure of the Valuer interest or conflict, if any; Not applicable,

s) Date of appointment, Valuation date & Date of Report Refer Sr, No. 2 of Part-l

6) lnspections and / or investigations undertaken Property was inspected on 11/1 112022

7) Nature & sources of the information used or relied

up0n

Market enquiry with Estate Agent,

Builders/Developers of Real Estate Properties,

refening Sale Advertisements & Sale Transactions.

8) Procedure adopted in carrying out the Valuation &

Valuation standards followed

Methodology explained in Valuation Report.

e) Restriction on use of the Report if any Refer Sr. No, 1 of Part-l

10) Major factors that were taken into account during the

Valuation

Described in Valuation Report.

11) Major factors that were not taken into account during

the Valuation

Described in Valuation Report.

12) Caveats, limitations & disclaimers to the extent they

explain or elucidate the limitations faced by Valuer,

which shall not be for the purpose of limiting his

responsipility for the Valuation Report

Described in Valuation Report.

Regn. No.
ccrT.TH1350/

14t22t2t20A9-10

o
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lnteqrity & FairnPss:

1) A Valuer shall, in the conduct of its Business, follow high standards of integrity and fairness in all its dealings

with its clients and other Valuers.

2) A Valuer shall maintain integrity by being honest, straightfonruard, and forthright in all professional relationships.

3) A Valuer shall endeavor to ensure that he provide true & adequate information and shall not misrepresent any

facts or situations,

4) A Valuer shall refrain from being involved in any action that would bring disrepute to the profession

5) A Valuer shqll kept public interest foremost while delivering his services.

Professional Co{npetence & Due Care:

6) A Valuer shall render at all times high standards of service, exercise due diligence, ensure proper care &
exercise independent professional judgment.

7) A Valuer shall carry out professional services in accordance with the relevant technical and professional

standards that may be specified from time to time.

B) A Valuer shall continuously maintain professional knowledge and skill to provide competent professional service

based on upto-date developments in practice, prevailing regulations/ guidelines and techniques.

9) ln the preparation of a Valuation Report, the Valuer shall not disclaim liability for his expertise or deny his duty of
care, except to the extent that the assumptions are based on statements of fact provided by the Company or its
auditors or consultants or information available in public domain and not generated by the valuer.

10) A Valuer shall not carry out any instruction of the client insofar as they are incompatible with the requirements of
integrity, objectivity and independence.

1 1) A Valuer shall clearly state to his client the services that he would be competent to provide and the services for

which he would be relying on other Valuers or professionals or for which the client can have a separate

arrangement with other Valuers.

lndependence and Disclosure of lnterest:

12) A Valuer shall act with objectivity in his professional dealings by ensuring that his decisions are made without

the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

connected to the Valuation assignment or not.

13) A Valuer shall not take up an assignment if he or any of his relatives or associates is not independent in terms of
association to the Company.

14) A Valuer shall maintain complete independence in his professional relationships and shall conduct the Valaution

independent of extemal influences.

15) A Valuer shall wherever necessary disclose to the clients, possible sources of conflicts of
while providing unbiased services.

19
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16) A Valuer shall not deal in securities of any subject company after any time when he fimt becomes aware of the
possibility of his association with the Valuation, and in accordance with the Securities & Exchange Board of lndia
(Prohibition of lnsider Trading) Regulations, 2015 or till the time the Valuation report becomes public, whichever
is earlier.

17) A Valuer shall not indulge in "mandate snatching" or offering "convenience valuations" in order to cater to a
Company or client's needs.

18) As an independent valuer, the Valuer shall not charge success fee (Success Fees may be defined as a
compensation / incentive paid to any third party for successful closure of transaction. ln this case, approval of
credit proposals).

19) ln any fairness opinion or independent expert opinion submitted by a Valuer, if there has been a prior

engagemenf in an unconnected transaction, the Valuer shall declare the association with the company during
the last five years,

Confidentialitv:

20) A Valuer shall not use or divulge to other clients or any other party any confidential information about the subject
company, which has come to his knowledge without proper and specific authority or unless there is a legal or
professional right or duty to disclose.

lnformation Management:

21\ A Valuer shall ensure that he maintains written contemporaneous records for any decision taken, the reasons for
taking the decision, and the information and evidence in support of such decision. This shall be maintained so as

to sufficiently enable a reasonable person to take a view on the appropriateness of his decisions and actions.

22) A Valuer shall appear, co-operate and be available for inspections and investigations carried out by the

authority, any person authorized by the authority, the registered Valuers organization with which he is registered

or any other statutory regulatory body,

23) A Valuer shall provide all information and records as may be required by the authority, the Tribunal, Appellate

Tribunal, the registered Valuers organization with which he is registered, or any other statutory regulatory body.

24) A Valuer while respecting the confidentiality of information acquired during the course of performing professional

services, shall maintain proper working papers for a period of three years or such longer period as required in its

contract for a specific valuation, for production before a regulatory authority or for a peer review. ln the event of a
pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the

case.

Gifts & Hospitality:

25) A Valuer or his relative shall not accept gifts or hospitality which undermines or affects his independence as a
Valuer.
Explanationt- For the purposes of this code the term 'relative' shall have the same meaning as defined in clause

(77) or section 2 of the Companies Act, 2013 (18 of 2013).

26) A Valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other
person with a view to obtain to retain work for himself or to obtain or retain an advantage in the conduct of
profession for himself.

Remuneration & Costs:

27) A Valuer shall provide services for remuneration which is charged in a transparent manner, is a
reflection of the work necessarily and properly undertaken, and is not inconsistent with the applicable

2A
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28) A Valuer shall not accept any fees of charges other than those which are disclosed in a written contract with the
person to whom he would be rendering services.

Occupation. Emplovabilitv & Restrictions:

-

29) A Valuer shall refrain from accepting too many assignments, if he is unlikely to be able to devote adequate time

to each of his assignment.

30) A Valuer shall not conduct business which in the opinion of the Authority or the registered Valuer organization

discredits thp profession.

Date

Place

Visited by

Entered by

14t1112022

Chembur (East), Mumbai

Mr. Johnson Thomas

Mr. Chetan Adhikari

R. G. DIWANJI
PANEL VALUER

For: M/s. D. Navinchandra Jewels dated 14/1112022.

The undersigned have inspected the property detailed in the valuation Report dated

on we are satisfied that the and reasonable value of the property is

Rs. (Rs. Only)

by the approved valuer is realistic.

Branch Manager/

Officer-in-Charge of Advance Department

Date:

Govt.
Regn. No.

cclT.TH/350/
14t22t21?009-14
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Ref No: VS/D&A/RG D 12022-231NOV -020

Name of Client : M/s. D. Navinchandra Jewels

Date: 14tn November, 2022
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Ref No: VS/D&A/RG D 12022-23 lN0V-020

Name of Client : M/s. D. Navinchandra Jewels

Date: 14tt November, 2022
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Ref No : VS/D&A/RG D I 2022-23 lN0V-020

Name of Client : M/s. D. Navinchandra Jewels

Date: 14h November, 2022
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FTRST SCHED'ULE
[Deseription of Land]
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SALE INSTANCE. (ll

Sale Transaction Rate : Rs. 13.655/- per sft on Built Up Area*
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SALE INSTANCE. 02
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Sale Transaction Rate : Rs. 12.472l- per sft on Built Up Area
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SALE INSTANCE. 03

Sale Transaction Rate : Rs. 14.073/- per sft on Built Up Area
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Sale Transaction Rate : Rs. 14.0001 per sft on Built Up Area
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