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Ref No. Aug - 20 - 002

To, Date: 23/07/2020
The Branch Manager

State Bank of India,

Branch: - Fort, Sir P.M. Road

Mumbai
Subject - Report on Valuation of Inmovable property for Bank’s Purpose.
Client Name : M/s. Maxheal Pharmaceuticals (India) Ltd.
Dear Sir/ Madam,
Please find enclosed herewith the Valuation Report for your perusal.
Property Address } Property i.e Industrial Plot Along with Construction Situated on plot no.J-7, MIDC,
Tarapur Industrial Area, Tal. & District- Palghar,
Different Vaiues of the Property: _ _ o _
Sr. No. Particulars Valuation Amt in Rs.

1| Fair Market Value (FMV) Rs. 12, 37, 63,000.00
2 | Realizable Value (90% of FMV) | Rs 11,1386, 70000
3 | Forced Sale Value (75%OfFMV) | Rs.9,28,22,250.00
4

5

insurable Vaiua Rs. 6,72,13,280.00
Guideline Value = Rs. 8, 62, 22,080.00

This report contains 1 to 18 pages mcﬁudmg site photographs.
JFoslobki Comulthatsts

Autho sed’gig’r;at'ory

Shrikant V. Joshi :
B.E.(Civil), M.Val (R.E.), MIE, FIV, FIIBE, MICA
Govt. Registered Valuer & Chartered Engineer
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To, Date: 23/07/2020
State Bank of India,
Branch: Fort, Sir P.M. Road

Mumbai.
VALUATION REPORT (IN RESPECT OF LAND / SITE )
(To be filled in by the Approved Valuer)
1 Purpose for which the valuation is made _ To estimate different values of the
i property for Bank loan Purpose |
2. |2 |Dateofinspection |1 2210772020 |
g b) | Date on which the valuation is made | ] 230712020 i §
3. List of documents produced for perusal 1)Copy of Lease Deed Vide No.965/2003
SRO- Palghar between M/s. Monotex Pvt Ltd
& M/s. Ally Pharma option Pvt Ltd.& MIDC .
2) Copy of building sanction plan no. i
IFMS/DE/SPA/TRP/B-52566/ Daled
| 280412017
3) Copy of B.C.C & DCC Dated
2810412017
4) Copy of Letter from MIDC Dated
17/011/2017 for Name scheme of
Amalgamated
4. | Name of the owner(s) and his / their address (es) | : | Mis. Maxheal Pharmaceuticals (India)
with Phone no. (details of share of each owner in Ltd.
case of joint ownership)
Intended Purchaser
5. |Brief descripion of the property (Including | : | Leasehold for 95 years LT
leasehold/freehold efc)
6. Location of property )
'a) | Plot No. / Survey No. B BRE il
b) | Door No. ‘ = K
¢) | T.S.No./Vilage n - | Tarapur Industrial Area
d) |Ward/Taluka . | Palghar
e) | Mandal / District ' . | Palghar
7. | Postal address of the property !
8. City / Town T . | Tarapur MIDC Area \
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Residential Area T: TNo
' Commercial Area - | No %]
=2 Industrial Area | Yes .
g, Classification of the area &
) | High/Middle / Poor . | Middle Class
i) | Urban / Semi Urban / Rural .| Urban Area
10 Coming under Corporation limit / Village Panchayat | : | MIDC _
/ Municipality .
11 Whether covered under any State / Central Govt. | : | Not Applicable 5
enactments (e.g. Urban Land Ceiling Act) or notified
under agency area / scheduled area / cantonment
darea
112 In case it is an agricultural land, any conversionto | : | No -
house site plots is contemplated
13| Boundaries of the property ' . | As per the Deed
North .| Estate Road T
South - | Plot no.J-1/1
East Bl : | Plot No. J6 i
| West : | Plot No. J-B
14.1 | Dimensions of the site : | Land Area : 7540.00 Sqmt
14.2 | Latitude, Longitude and Coordinates of the site : 3V
15 Extent of the site . | Land Area Considered for Valuation :
7540.00 Sqmt.
16 | Extent of the site considered for valuation .| Plot Area Considered for Valuation :
7540.00 Sgmt
17 Whether occupied by the owner / tenant? If + | Occupied by Owner )
occupied by tenant, since how long? Rent received
per month
1. Classmcatmn uf locahtyr Tarapur MIDC
2. Development of surrounding areas Adjoining Industrial Area
3. Possibility of frequent flooding / sub-merging | Not Observed o
4 Feasibility to the Civic amenities like school, | Al Civic Amenities nearby 3 to 5 km
- hospital, bus stop, market etc.
5 Level of land with topographical conditions Plain
6. Shapeofland Rectangular Shape
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1. Type of use to which it can be put Industrial
B. Any usage restriction To be used for Industrial
9. ls plot in town planning approved layout? No RO _
10| Corner plot or intermittent plot? intermittent Plot ,
(11 | Road facilities Available
12 | Type of road available at present Tar Road |
13 | Width of road s it below 20 ft. or more than 20 ft. | | below than 20 ft. road |
14 ls it a land - locked land? | No
15 | Water potentiality | Water Supply Available __I
16 Underground sewerage system | Available - |
17 Is power supply available at the site? Power Supply Available
18 Advantz-a?ge of the site ™ 2
= 3 || Nothing Specific
|19 Special remarks, if any, like threat of acquisition of Not observed during site inspection
land for public service purposes, road widening or
| applicability of CRZ provisions etc. (Distance from |
| sea-coast / tidal level must be incorporated) |
H‘t-rh (Valuation of land) 2 = X
1. Size of plot Plot Area Considered for Valuation :
R : | 7540.00 Sgmt
2 Total extent of the plot | Plot Area Considered for Valuation ;
_ 7540.00 Sqmt
3, Prevailng market rate (Along with detalls | | Market Rate in the Surrounding Area ,
Ireference of atleast two latest dealsftransactions about Rs. 7000/ to Rs. 10000/- per sqmt |
with respect to adjacent properties in the areas) for NA Land
4, | Guideline rate obtained from the Registrar's Office Rs. 2720.00/- per sqm for Land
(an evidence thereof to be enclosed)
5, Assessed / adopted rate of valuation Rs. 7500.00 Per Sqmt
) Valuation Considerations: = ]
1. Basis of Valuation: While adopting rate we have considered surrounding Area
Development, specification of the Property, Market rate enquiry, ready reckoner rate
| ete.
| 2. As the rate adopted for valuation is more than 20% of Ready Reckoner Rate, we have |
i attached Sale instance to justify the rate adopted for valuation. |
. | Estimated value of land Area in sqmt x Rate adopted persqmt |
' 7540 X 7500.00/- per sqmt
|| Rs.5,65,50,000.00
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on authentic of approved plan

Techmcai l:ﬁetaﬁs of the buﬁdmg _
a) | Type of Building Proposed Industrial
| (Residential / Commercial / Industrial)
'b) | Type of construction (Load bearing / RCC / | RCC Framed industrial Structure
Steel Framed)
c) | Year of construction Year 2017 as per BCC |
d) | Number of floors and height of each floor | Ground +1# floor Storied Structure
| including basement, if any
e) | Plinth area floor-wise 2239.64
) | Condition of the building
B i) | Exterior - Excellent, Good, Normal, Poor Good ;
_ ii) | Inferior - Excellent, Good, Normal, Poor | Good
9) | Date of issue and validity of layout of approved | Building sanction plan no.
map / plan IFMS/DE/SPA/TRP/B-52566/ Dated
e 2810412017
h) | Approved map / plan issuing authority MIDC |
i} | Whether genuineness or authenticity of Yes o |
[ approved map / plan is verified
j) | Any other comments by our empanelled valuers No

Specifications of construction (floor-wise) in respect of

$ | Description Proposed Ground Floors
' No.
1. | Foundation | RCC frame industrial Structure |
2. | Basement RCC
3. | Superstructure 'RCC
4. [ Joinery / Doors & Windows (please fumish details about size of | Ground + st floor structure, RGC
frames, shutters, glazing, fitting etc. and specify the species of | column & footings, B.B. masonry
timber) 'walls, Neeru finish plaster, Sand |
= faced plaster, Industrial Trimix
, Flooring, RCC slab roofing, OBD
o Shréﬁrllinf:ﬂl 5\ | Paint for Internally & Cement Paint
e E'uEl MABLEA | g | Externally, Concealed
e &ﬂ}’ Electrification, Wooded Door etc.
| 5. | RCC works WV | Completed
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S. Description Proposed Ground Floors
No.
6. | Plastering Completed
7. | Flooring, Skirting, dadoing =k Trimix Flooring
8. | Special finish as marble, granite, wooden panelling, grills, etc | Wooden
.| Roofing including weather proof course RCC roofing =
10. | Drainage NS | Yes
2. | Compound wall X i | Yes i
Height ' .| 5 feet
Length = = B
Type of construction = RCC
3. | Electrical installation I
Type of wiring — = .| Industrial wiring
Class of fittings (superior / ordinary / poor) . | Ordinary
| Number of light points . | Provided DA
Fan points 7 - [ v—
Spare plug points ; |- (-
Any other item ' ' | No
4. | Plumbing installation 2 '
'a) | No. of water closets and their type - | Yes
' b) No. of wash basins . | Yes
c) | No.of urinals .| Provided
d) | No. of bath tubs .| Provided
e) | Water meter, taps, elc. . | Yes
- Any other fixtures il s

9. 1 Depreciated replacement Cost Calculations:

Sr. No. Particular Area | Depreciated
replacement
cost
1 Plinth/Ground Floor Area/1# | 4107.08 16000.00 65713280.00 B
floor Area
o Plot dei;et-opment, Lump sum 1500[]13",' 0.00 ]
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Compound Wall, M.S. Gate.
Ete.

| Total value

Rs. 6,72,13,280.00

9. 2 Ready Reckoner/ Govt. Value Calculations:
1) Plot Area of the property: 7540.00 sgmt.

2) Rate as per Ready Reckoner : Rs. 2720 per Sqm

3) Value Of plot = Area in Sgm X Guideline Rate per Sgm

= 7540 X 2720 = Rs. 2,05,08,800.00

= Land Value + Construction Cosl

4) Guideline Value = Rs. 20508800.00 +Rs. 6, 57, 13,280.00

=Rs. 8, 62, 22,080.00

Part C- (Extra ltems)

1.

Portico

Omamenta!_fmnt door

Sit out/ Veerandah with steel grills

Overhead water tank

SIESERET

Extra steel/ collapsible gates

| Total

Part D- (Amenities)

{Amuunt_lp_Rs.}

1. | Wardrobes Not Applicable
2. | Glazed tiles Not Applicable ]
3. | Extra sinks and bath tub Not Applicable
4. | Marble / ceramic tiles flooring Not Applicable
5. | Interior decorations . ‘Not Applicable
6. | Architectural elevation works Not Applicable ]
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7. | Paneling works ' - | Not Applicable
8. | Aluminum works | Not Applicable
9. | Aluminum hand rails . | Not Applicable
10. | False ceiling : Not Applicable
.| Total 5 TR
Part E- (Miscellaneous) (Amount in Rs.)
1. | Separate toilet room . | Not Applicable '
2. | Separate lumber room || Not Applicable =
‘3. | Separate water tank/ sump | ;| Not Applicable
4. | Trees, gardening ;| Not Applicable
SRR _ e
Part F- (Services) (Amount in Rs.)
1. | Water supply arrangements . | Not Applicable
2. | Drainage arrangements | Not Applicable
3. | Compound wall - | Available
4. | C.B.deposits, fitings etc. . | Not Applicable
5. | Pavement . | Not Applicable
| Total L= "
Total abstract of the entire property
Pat-A | Land Rs. 5,65,50,000.00 |
Pat-B | Construction | | Rs.6,72,13,280.00 i

Part- C Extra ltems : =

Part- D Amenities i
Pat-E | Miscellaneous - o= [ >
Pat-F | Services = o

Total .| Rs. 12,37,63,280.00 Say Rs. 12,37,63,000.00
e iy 1 £
(Valuation: Land has been valued by Sales Comparison Method, i.e. Market Approach Method)

=
Lgasliy
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As a result of my appraisal and analysis, it is my considered opinion that the present Fair market value of the above
property in the prevailing condition with aforesaid specifications is Rs. 12, 37, 63,000.00/-(Rupees Twelve Crore
Thirty Seven Lakh Sixty Three Thousand Only.) The Realizable value of the above property as of Rs 11, 13,
86,700.00 (Rupees Eleven Crore Thirteen Lakh Eighty Six Thousand Seven Hundred Only) and the Distress value
Rs. 9, 28, 22,250.00 (Rupees Nine Crore Twenty Eight Lakh Twenty Two Thousand Two Hundred Fifty Only).

Place: Mumbai
Date: 23/07/2020

Slgnamr&

Authoriged Slgnatory
Shrikant V. Joshi

B.E.(Civil), M.Val(R.E.), MIE, FIV, FIIBE, MICA
Govt. Registered Valuer& Chartered Engineer

The undersigned has inspected the property detailed in the Valuation Report dated 09/03/2020. We are satisfied that
the fair and reasonable market value of the property is Rs. 12, 37, 63,000.00/-(Rupees Twelve Crore Thirty Seven
Lakh Sixty Three Thousand Only.)

Signature
(Name of the Branch Manager with Official seal)

Date: 23/07/2020

e ————————
Prepared by: Joshi Consultants, Mumbai ( Email — info@joshiconsultants.com) Mobile : 9922932392
Paged




Joashi

G, egd. Valuers | Charbered Enplinaers
Lender's Enginaers | Tachnical Consullants

| Declaration :

| hereby declare that:

. Theinformationprovidedistrueandcorrecttothebestofmyknowledgeandbelief.

The analysis and conclusions are limited by the reported assumptions andconditions.

I have read the Handbook on Policy, Standard and Procedures for Real Estate Valuation by Banks

and HFls in India, 2011, issued by IBA and NHB, fully understood the provisions of the same and

‘ followed the provisions of the same to the best of my ability and this report is in conformity to the

; Standards of Reporting enshrined in the aboveHandbook.

v | have no direct or indirect interest in the above propertyvalued.

v. I/ my authorized representative, who is also a 'valuer, has inspected the subject propertyas per
the date mentioned in report.

vi.  lamaregisteredValuerunderSection34ABofWealthTaxAct,1957,Category-! for valuing property up to
~ No Limit

w. | am an approved Valuer under SARFAESI ACT-2002 and am approved by theBank.

vi | have not been depanelled or removed from any Bank/Financial Institution/Government |
Organization at any point of time in thepast.

i | have submitted the Valuation Report (s) directly to the Bank. !

| x  This value does not include Stamp Duty, Registration or any other Governmental and Incidental |

. expenses or brokerage charges etc.

| ¥ Value varies with the purpose and date. This report is not to be referred if the purpose is
anything other than mentioned in the report.

. If any financial assistance is sought producing this property as security, the concemed Financial

Institution is requested to verify the extent shown in this valuation Report with respect to the latest

legal opinion.

The ownership and land boundaries are considered on the basis of documents and information

provided by the party.

The valuation is subject to clear and marketable title and adequacy of engineering design. |

w. The valuation report will remain valid only for the purpose for which it is made. |

wi. Emphasis of this report is on the value of property and not on the area measurement or title |
verification of the property.

| W& The legal aspects of the property have not been verified by us.

Hies

= o o

NN
Authoriged Signatory JI' = %E%?f%‘ 2
Shrikant V. Joshi | a3 /
B.E.(Civil), M.Val(R.E.), MIE, FIV, FIIBE, MICA Y
Govt. Registered Valuer& Chartered Engineer S

Approved Valuer : F - 10269 |
Chartered Engineer: M / 118522/ 5

Registration No  : CAT-1 689 of 2003-04 Place: Mumbai |
| Central Board of Direct Taxes Date: 23/07/2020 |
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Ready Reckoner : Rate Rs.2720 per Sqmt for NA Land
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Site Photographs as on date of site visit:

L _________

Prepared by: Joshi Consultants, Mumbai ( Email — info@ijoshiconsultants com) Mobile : 9922932392
Page12




o, Joshi

Gowt. Fegd. Valmers | Chartersd Engineers
Lersder’s Engineers | Technicad Consullants

= I ;
ool by

e Ny
Shitkant Joghiy 55

T T W |
N\ wESNF
R

Page13



W ln4
30-07-2020

Nole -Generated Through sSearnch
Module For oniginal report ploase
conlacd concern SRO office.

'I Joshi
onsultants

Govt. Regd. ¥aluers | Chartered Enginesrs
Lendr's Englmears | Technical Consullants

Cediine Documerd Search. . Departrent of Regintraton o Siamps

Al .2 Fam By . QTEleR
oo S  985/2003
Regn-fiim

AR 1 JEE (TuE &)

i1 )EE oen

(ZyEE

(3) T ST OTan
TRRAUE T AT 22
GERR O TS T

{4} Y= Oefge 4
TR | M)

{5) 4T
i6 el B St dvam af
.

glmﬁﬂiﬂ UL
O O BRI i fa
T H 5w aeE
ST, Eick b

(BEEI0EE THF 00 U 8

(9) TEITA 54 e s
(10yw =gl Fm At
(1R WE AT

{12 AT 55T Yo
(13 AT A Tl e
{1459

s

3840000
& 9730000

e 1 3ot T R A A . ag de e ol (o5 It w2 )

7540 .1 Ot wtee 7ee42 A1

1) A AT LR EEwe . ol afveas oo anssTm =
#E-HA WHA-

2y WA e T oo u o emeee 4l e it ors
T40TA-3e A FIE- g T A

:;r ;m s 3t e aifvwr ot s e e - - TR wE L

8652003

30000
BE [Tl WY IRE )
IBE P PHEE. WA

Frepared 'byr: Joshi Consultants, Mumbai ( Email - infn(&;iosi‘ficunsultantsmm} Mobile : 9922932362

Page14



oJ_,Joshi
onsultonts

Govt Reqd, ¥aluers | Chartered Enginesrs
Lender's Enginaers | Technical Censultants

b .
Prepared by: Joshi Consultants, Mumbai { Email - Er_m_fr_::@pshi__r;én_suﬂants.com} Mobile : 9922932392

MAHARASHTRA INDUSTRIAL DEVELOPMENT CQ RPORATION

¢ A Ciovernment of Molurmshioa Undertaking)

BULLIMNG CONMPLE FOos CERTIFICATE

s s 1o certify that Mis ALLY PHARMA OPTIONS PVT. LTIL, Fiot No. b=T o WD

Tarapur |mlostr .' srea has completed the Factory Building work on the above sald phist socosribance with
shie bl plans approved vide letver No LF lhgﬂtﬁfﬁfi RE/B-29302, Dt G2AOS2014 through the
Licensed Ascniect Shei Ashok Dange, Reg. No. CA76/3063,
[detuils of units constrocted are as given below
1. Mane of albotte s MMALLY PHARMA OFTIONS PYT. LTI
Pt ™ Flot Mo J-T
3. Pio in Squm TEA0.08 Sq. M,
b Date of Lcase Agreement 0852003
¥ Fra i 1"t = 0272083
6. Appraval of Flais illl[.l LPEAREA 1N 56 AL
S | Ik ’ Pian | Basel | Phnyy | Lof [T foar | 2 foor | 3 % [ Tiaal Pl
% ' b Seila Cr Flimw | Mioces Arga A hant i i IrEd
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Positiom of censtroction on sile as on = 10042017 :
%
a1 Built-up Ares Completed in all respects 4107.08 m2
b Arca eisder constroction - it
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Total consideration = Rs. 22500000.00, Plot Area = 2100.00 Sgm. Construction Area = 473.85
Cost Construction - 473.85 X Rs. 16000.00 = 7581600.00, Rs. 22500000 - Rs. 7581600 = Rs. 14918400.00
Rate Arrived Rs, 14918400/2100.00 =Rs. 7104.00 per Sqm.
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