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t2020 Date: 08.10.2020

As per instructions received from state Bank of rndia Tokyo Branch, sBrcApTrustee co' Ltd', churchgate, Mumbai & with consent of M/s. Apar rndustriesLtd'' we have inspected the lmmoveable (Land & Building) assets located at UnitNo.4, Ground Froor, corporate park Business co-op. Housing society Ltd., v.N.Purav Marg, sio Trombay Road, chembur, Mumbai- 400 071 so as to estimateits Fair Market Value as on date of inspection.

reports are enclosed for your ready reference.

Govt. Regd. Valuer

LUATI IFICA

Asset Class Fair Market
Value in Rs.

Realizable
Value in Rs.

Distress Sale
Value in Rs.

22,33,00,000t_ 20,09,70,000/_ 17,96,40,0001_

& Co.
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cN -t-81 2t 1 6 & CAT_V| l_409/96. SURVEYORS LTCENCE NO.
SLA-19760 (Vatid Upto 28.04.2021)

AwroL Bonn & Co.
. p-OVT. REGTSTERED VALUERS oF

LAND & BUILDINGS, PLANT & MACHINERY. INSURANCE SURVEYORS tN
FIRE, ENGINEERING & MARINE. COMPETENTPERSON UNDER FACTORYACT. CHARTERED ENGINEERS,, r^r \ r L^EU trt\\JllytrtrKUPUNE: OFF|CE tO n, .,trt*

-

MUMBA| ,e-tO+, SHMUMBAT : B-104, SHtLpT*

-

AHMEONAGAR , TTAHMEONAGAR : 11, DHOOT CENTE*

-- Mobile : g+ZZg 
O

Ref. No. : VAL/LAB t22421 t2O2O Date : 09.10.2020

Name & Addrd;ofEranch Stateeantffi
Tokyo Branch,
Tokyotatemono Nihonbashi Building,
4th.Floor, 1-3-1 3, Nihonbasni Cnuo]xu,
Tokyo 103-0027

SBICAP Trustee Companv Ltd..
Apeejay House, 6th Floor, D-inshaw Wacha
Road, Churchgate, Mumba i _ 4OO Ot2O

Name ot Custome(s; l-
Borrower Unit (For which
valuation report is sought)

ryr/s Apar tndustries Limited

1. lntroduction

a) Name of the property Owner M/s. Apar lndustries timGd -

lo ascertain Fair Market Value of
Commercial property

b) Purpose of Valuation

-

c) Date of I nspection ;apr@rty

d) Date of Vrluation uo.uu.2020

e) Name of tne Owetoper of
Property

th

Ketated documents not provided

2. Physical Characteristrts o Property

Umrashi Aappa Cnowl( Chembur

a) Location of the prcperty

Nearby Landmark

ATION
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ii. Poste
Prope

Address of the
rty

Unit No.4, G
Park Business Co-Op. Housing So.iuty
Ltd., V.N. purav Marg, Sio froirOav
Road, Chembur, UumOai _ 4OO Oii

ilt. Area f the Plot / Land v.+r Dq.Mrr. r.e. 10150 Sq.ft.

Aralable

tv. Type,
Rocky
Reclar
Logge

f Land: Solid,
Marsh Land,

ned Land, Water -
l, Land Locked.

V. lndept
Approi
etc.

ndent Access /
rch to the Property

vt. Googlt
the Pr<

neighb

Map Location of 
-

perty with a
lrhood layout map

Et

vii. Details
the Prc

of roads abutting
perty

v.l\ rurav Marg, Sion Trombay Road,
Chembur

viii Descrig
Proper

tion of adjoining
I

uwasttt( chambers

ix. Plot Nc / Survey No. u tu Nos.3O4, 355 (1 to 6), 356, 356/1,
357, 359, 359 & 360

x, Ward / /illage / Taluka

xi. Sub-Re yistry / Block uuo-F(egtstrar Z, Kurla

ffi
No

xii. District

xiii. Any oth rr aspect

b) Plinth Area, (
Saleable are
separately ar

arpet Area &
o be mentioned
J clarified

rrult-up Area - 943 Sq.Mtr.

2
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FIRE, ENGINEERING & MARINE. COMPETENTPERSON UNDER FACTORYAC. CHARTERED ENGINEERS

c) Boundaries of the Plot East : Swastik Chamber
West : Bezzelo Complex
North : Open plot
South : V. N. purav Marg

3. Town Plan Daro- 5

DIi. Maste
relate
terms

I rqr I lJt l!,vtDlul 15

to Property in
f land use

uommerctal

Consumed 1:1
ii. FAR -

FSI-I
permitl

Floor Area Rise /
loor Space lndex
-'d & consumed

ilt Groun< Coverage varuauon ts onty of Unit No.4 out of total
15 Units on each floor

BPES / AM for Buitding No,1

iv. Commr
OC_C
Certific
issued

,nt on whether
ccupancy
rte has been
rr not

V. Comme
unauthr
constru

nt on
rized
;tions, if any

--l
I

I

l

I

vi. rability of
ment rights if
lding by - laws
n as applicable
erty viz,
; height
rn etc.

I

AS per norms of MCGM

vii. Planninr Area I Zone uommercrat I Residential

viii. Develop nental Controls AS per norms of MCGM

tx. Zoning I ulations AS per norms of MCGM
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LAND & BUILDINGS, PLANT & MACHINERYo INSURANCE SURVEYORS tN
FIRE, ENGINEERING & MARINE. COMPETENTPERSON UNDER FACTORYAcT

' CHARTERED ENGINEERS

Comment-on tre
surrounding land uses
and adjoining properties
in terms of uses

Residentiatm

Comment on demolition
proceedings, if any

Reported b
received any notice

Reportedbyo@
received any noticecompounding /

regularization
proceedings

Document DeGils & LegaLA@
Ownership Docurnents 1. Deedottraffi

dated 21.12.2018
2. Occupancy Certificate No. CE / 1651

/ BPES / AM for Buitding No.1

Name of the Or,vners M/s. Apar tnOustriei I_rmitea

Reported oy owffi;o;ny
easement rights given

Ordinary status oifreenotO or Reported Freehold
leasehold including restrictions
on transfer

Agreement of Easementjf

Notification of ncq uisition Reportedb@venot
received any notice

Notification of roaO wiOeffi Reportedoyown@
received any notice

Heritage Restriction, if an,

Commen@
the property ownership
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LAND & BUILDINGS, PLANT & MACHINERYo INSURANCE SURVEYORS IN
FIRE, ENGINEERING & MARINE. COMPETENT PERSON UNDER FACTORYACT. CHARTERED ENGINEERS

Commeni on existirA
Mortgages / Chargei /

SBICAP Trustee

Encumbrances on the
Property, if any

MCGM, Building proposal,
Sub-urbs

Eastern

No

All Legal Documents, Not made available to us
Receipts Related to
Electricity, Water Tax,
Municipal Tax & Other
Building Taxes to be
verified and copies as
applicable to be enclosed
with the report

Observation on Dspute Reported by ow,ners that
or Dues if any in
payment of bills / taxes to

Comment on wfretfrer tfre
owners of the property have
issued any guarantee
(Personal or Corporate) as the

Reportedb@;oi
issued any guarantee excepi SatCne

Building Ptan Sanction Sanctioned P
Plan approved by MCGM is available in

Name of the office of tfte

Whether
Agricultural Land if yes, any
conversion is contemplated

Whether ttre Property is
SARFAEST Complaint

'"'"rT1_ -- __]

any dues
there are no

tr

Authority approving tfre
plan

Authority
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Whether entrre piece of farui
on which the unit is set up /
property is situated has been
mortgaged or to be mortgaged

ttlortgage@

Quatificatio@
suggested if any

TIR not maOe avaitaUte to us

Any other aspects

Economices@
Reasonabte t_etting
Value

Rs.8o/-tons.@

tf eroperty is oicupred 6t
tenant

- Number of tenants
- Since how long

(Tenant wise)
- Status of tenancy

right
- Rent received per

month (Tenant wise)
with a comparison of
existing market rent

Taxes & Other Outings Documents not rnaOe avallable

Property tnluranG Documents not maOe available

Monthly Maintenance Documents not rnaG avaitable

Documents not maOJavaitabte

Any other aspect

Owner Occupred

Nothing Specific

Socio - culturat aspecG-"f t#prop"rty

Charges
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Description account of tne
location of the property in
terms of social structure of the
area, population, social
stratification, regional origin,
economic level, location of
slums, squatter setilements
nearby etc.

Whether eropGrty Oetonffi,
social infrastructure like
hospital, school, old age
homes etc.

Functionar E utiritarian Asrt@
Description of tne functionatr't

Uti I ity SpacesFrovided
in the building

Car earfingfacitity

Balconies etc.

Any other aspects

Descriptionffi u,e faciliGs vrz

Sewerage System UG or

Storm Water Drainage

Property is s
H-ighway & on Sion panvel Road,'
Mumbai. This is a prime commercial
area of Chembur.

Available

lnfrastructure evaitaUit[



@
Arrol Bom & Co.
. GOVT. REGISTERED VALUERS oF
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o CHARTERED ENGINEERS

Description of pnysicat infra;@

Septic TankSolid Waste
Management

Road & public transport
connectivity

Available in proper manner

Availability of otner puOtic
utilities nearby

otherpubticu@
Colleges, Hospitals etc. availabte wiinin
a radius of 1 Km.

Social infrastructure in termsA

Available withint Km radius

Medical Facilities Available within 1-Km radius

Recreationat facitity in
terms of parks & open
space

Available witnin t f<m raOius

Marketabiti@
Marketability of the property in terms of

Location attributes Marketabitityo@

Demand a suppty oTtne
kind of subject property

Comparabte salelrices
in the locality

Doc. No.1293t2O2O dated 30.01 .2020
Location - Office No.7, 7th Floor, CTS
No. 356, Shree Corporate park 2,
Chembur, Mumbai

Good
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FIRE, ENGINEERING & MARINE

o COMPETENTPERSON UNDER FACTORYACT
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Consideration Vslum
t". - 4240 Sq,ft. Carpet
(Rs. 1 7,570t- per Sq.ft.)

Sale lnstance 2

Doc. No.766t2O2O dated 17.01.2020
Location - Office No. 1 011, iOth Floor,

9IS \o 518, Signature Business park,
Chembur, Mumbai

Consideration Value - Rs.gS Lakhs
Area - 300 Sq.ft. Carpet
(Rs.28,333/- per Sq ft )

Average of above 2 rates is Rs.22,952/_
per Sq.ft.

Type of Consiruction

Material & Technology used High quality material used

staffi
It is well maintaineO Ouffi

Specifications

Maintenance lssues

Total t-ite oittre Our'tOing

Any other Aspect which has No
reievance on the value or
marketability of the property

Engineering & Tecttnoiogy AE;;cts-of flre prope-rty

RCC Framed Structure

Residual life of the building 35 Years

Extent of deterioration

o

Structural safety

I

No. Well Maintainqd i

Visually Stable
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Protection against natural
disaster viz. earthquakes

Visible damage in the Ouilding Not Observed

System of Air Conditioning Partly Centralized AC System

Provision of Fire Fighting

Copies of the plan & Elevatbn
of the building to be included

Layout Plan provided in tne fransfo
Deed

Environmentat Factors

Use of environment friendly
building materials, green
building techniques if any

Provision of rainwater
harvesting

Use of solar heating &
lightening systems etc.

Presence of environmental
pollution in the vicinity of the
property in terms of industry,
heavy traffic etc.

Architectural & Aesthetic oua@
Description account on
whether the building is
modern, old fashioned, plain
looking or decorative, heritage
value, presence of landscape
element etc.

Yes, due to heavy traffic

Plain Looking

10
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13. Valuation

a) Methooonffi--
procedures adopted for
arriving at the valuation.
Valuers may consider various
approaches and state
explicitly the reason for
adopting particular approach
and assumptions made, basis
adopted with supporting dat;r,
comparable sales and
reconciliation of various
factors on which final value
judgment is arrived at.

tnis vatu
Market Approach Method. While
preparing valuation of this property, we
have considered location, .rriorni'ing
area developments, market rate inquiry,
rates. from Google, Government rate,
sale instances and/or judgment etc.
Comparable sale instjncJs of
commercial properties are available. We
have adopted fair market rates based
on our enquiries with real estate agents
and our experience.

b) Prevailingt\ffi
trend of the property in the
locality / city from property
search sites viz.
magicbricks.com,
99acres.com, makan.com etc.
if available

Basedonavffithe--
market rates are in the range of
Rs.21,000/- to Rs.23,000/- per Sq.ft. for
Commercial Offices. We have
considered the average rate of
Rs.22,0001- per Sq,ft. for this valuation.

c)

d)

Guideline Rate obtaineO trom
Registrar's office / State Govt.
Gazette / lncome Tax
Notification

rrow. Keady Reckoner rate for year
2020-21 for

9tri9q _- Rs.2,21 ,tOOt- per Sq.Mtr. i.e.
Rs.20,5961- per Sq.ft.

Jr rrrt vdtucl,l(,ll

Guideline Value As per RR rites for new constructed
offices
= Area x Guideline Rate per Sq.ft.
= 10150 Sq.ft. x20,S96t-
= Rs.20,90,49,400/-

ii. fair lr4a*et Vatue = AIea tn Sq.ft x Rate per Sq.ft.
= 10150 x22,000/- per Sq.ft.
= Rs.22,33,00,000/-

11

Summa
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iii. Realizable Value = 90o/o of FMV
= 0.90 x Rs.22,33,00,000/-
= Rs.20,09,70,000/-

iv. Distress Sale Value = 80o/o of FMV
= 0.80 x Rs.22,33,00,000/_
= Rs.17,86,40,000/-

ln case of viriation oizO.Z, oi
more in the valuation
proposed by the Valuer and
the guideline value provided in
the State Govt. Notification or
lncome Tax Gazette
justification on variation has to
be given.

The difference oetweffi
RR rates is less than 20%

We hereby declare that:

o The property has been inspected personally,

o We have not been found guilty of misconduct in
capacity.

' The information provided is true and correct to the best of ourknowledge and belief.

. The analysis and conclusions are limited by the reported assumptionsand conditions.

o we have read the Handbook on poricy, standard & procedures forReal Estate varuation by banks &. HFrs i,i r.oir, ior 1, issued by rBA &NHB., fully understood the provisions of the'*r" & forowed theprovisions of the same to the best of our aoititylnd this ,"port l" inconformity to the standards of Reporting 
"n;niined 

in the aboveHandbook.

o we have no direct or indirect interest in the above property varued.

' we / our authorized representative has inspected the subject property.

our professional

14.
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LAND & BUILDINGS, PLANT & MACHINERY. INSUMNCE SURVEYORS IN
FIRE, ENGINEERING & MARINE

I COMPETENTPERSON UNDER FACTORYACT
o CHARTERED ENGINEERS

. I:jre a regist"r"O *
1957 , Category - I for valuing property.

' we are an approved Varuer under SARFAEST Act, 2oo2 &areapproved by the Bank.

we have not been de-paneted or removed from any Bank / Financiarlnstitution / Government organization at any point oi tir" in the past.

we have submitted the Varuation Report(s) direcily to the Bank.

The valuation does not incrurje stamp Duty, Registration or any otherGovernmental and lncidental Expenses or Brokerage charges etc.

Value varies with the purpose and date. This report is not to be referredif the purpose is anything other than mentioned in the report.

o if any financial assistance is sought producing this property ascollateral security the concerned Fin-an.irr rnititriion is rlqiLrtJo ioverify the extent shown in this Varuation R;p;,t with respect to thelatest legal opinion.

' The ownership and rand boundaries are considered based ondocuments and information provided by the pril,
r The valuation is.subject to clear and marketabre tifle and adequacy ofengineering design.

o The valuation report wirr remain varid onry for the purpose for which itis made.

' Emphasis of this report is on the varue of property and not on the areameasurement or tifle verification of the property. '

' The legal aspects of the property have not been verified by us.

Tax Act,

Date :Oe.tOZOZO

ra & Co.
\

Place : Pune

13

Govt. Regd. Valuer
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