VIGRA] CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

" Chief Manager Ref No: VCSPL/UBI/Bhuleshwar/2023-2024/4063
hion Bank of India

huleshwar Branch

7 /41, Barfiwala Building

| p. Road, Near C. P. Tank Circle

huleshwar, Mumbai -400 004.

I. SUMMARY OF VALUATION REPORT OF
IMMOVABLE PROPERTY
(INDUSTRIAL FACTORY ALONG WITH LAND & BUILDING)
OWNED BY

|
[
i

|

M/s. SPECIAL METAL INDUSTRIES

AT

PROPERTY IS LOCATED AT INDUSTRIAL LAND & BUILDING, PLOT NO. 2/A & PLOT NO.2/B/1,

SURVEY NO. 92 /P & 93 /P, GIDC INDUSTRIAL ESTATE, NEAR VAISHNAVI HP PETROL PUMP, 52
HECTOR, NEW GIDC ROAD, VILLAGE & TALUKA - UMBERGAM, DIST. VALSAD,

GUJARAT -396 171

AS INSTRUCTED BY
UNION BANK OF INDIA -BHULESHWAR BRANCH

Summary of Valuation:

A) Fair Market Value of the Property as on date : | Rs.7,33,00,000/-
B) Realizable Value of the Property as on date : | Rs.6,59,70,000/-
C) Forced / Distress Sale Value of the Property : | Rs.5,86,40,000/-
D) Government Value as per Ready Reckoner 2023-2024 - Rs.3,72,50,000/-
E) Insurance Value of the Factory : | Rs.2,38,82,000/-

Note: The Details of Valuation is given in enclosed Annexure

Yours faithfully, —
@Y’S,EBVICES PVT.LTD.

J

FOR VIGRAJ CONS

/f

R .
(APPR(")"({@OP\'(AL B@é’r UBI)

Registration No=CAT-1-5867
Date: 18.09.2023

: 2
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Office No.: 505, 5t Floor, Sharda Chambers -1, Narshi Natha Street, Masjid Bunder, Mumbai -400 009.

Ph. No. (0) 9136713331, (M) 9643857916. Email: vigrajconsultancyservices2017 @gmail.com/
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VIGRA] CONSULTANCY SERVICES PVT. LTD.

! (Govt. Appr oved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

@Mm
L purpose of Valuation:-
|

- ascertaining Market Value of the assets on “going concern” basis for mortgage loan purpose. The value
tained is purpose specific and likely to change for other purposes. While valuating the project on the
ing concern basis, the plant is considered as a whole.

;

1 pate of Valuation:-

;e project was visited on 16.09.2023 in the presence of Mr. Jay Patel, Mobile No. 98202 17558, the
presentatives of the company.

EZ Market Value

he market value obtained in this report is defined below — Market value is the estimated amount for which
s asset should exchange on the date of valuation between a willing buyer and a willing seller in an Arm’s
sngth transaction after proper marketing where in the parties had each acted knowledgeably and without
bmpulsion. (As defined by the International Valuation Standards Committee, London.) Thus, the
haracteristics of the ‘Market Values are

) Itis a free will sale.

) Itis an estimated amount and not a predetermined or an actual sale price.

) Itis time-specific as on the given date.

1) 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 affect its disposal at the best
price possible. Thus, in this report, the Market Value is obtained, which is not the forced sale value.

!

1

1.3 Realizable value as on date

Realizable Value is the estimated gross amount expressed in terms of money, that could be typically
realized from a liquidation sale, given a reasonable period of time to find a purchaser(s) with the seller

e

= - . . e
being compelled to sell on an as is where is basis as of a-specificdate.
AN
sy N
1.4 Forced / Distress Sale value as on date q'!(c;*; Fafiarares N o

Distressed Value is the estimated gross amount (eX ressed.in ‘terr'n’é of money that could be typically
realized from a properly advertised and conducte&‘\ﬁ( li¢‘auction, with the seller being compelled to sell
with a sense of immediacy on an as is where is basis'ast fg\speciﬁc date.

i
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EULESHWAR “BRANCH, MUMBAI

VIGRA] CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

FORMAT -A .
VALUATION REPORT (IN RESPECT OF LAND/SITE AND BUILDING)
i (To be filled in by the Approved Valuer)

GENERAL

|

Purpose for which the valuation is made

To ascertain the Fair Market Value as on date of
property for Non Fiscal purpose-Valuation of
Mortgage Loan and Primary Security. Proposal
with Union Bank of India (Bhuleshwar Branch).

Date of Inspection

16.09.2023

b) | Date on which the valuation is made.

18.09.2023

c) | Person/s accompany/ available at site
at the time of visit/ inspection

Mr. Jay Patel (Company Employee)

Valuation Mobile:- 98202 17558
3, List of documents produced for perusal
i Deed of Assignment

Plot No. 2/B/1

Copy of Deed of Assignment of Dated 17% May,
2019, executed between Mr. Ashok Maneklal
Bhansali (“THE ASSIGNOR”) of the first Part
and M/s. Special Metal Industries, a Partnership
firm through its Partners Mrs. Pinky Vijay
Bhansali & Mr. Vijay Mankelal Bhansali (“THE
ASSIGNEE") of the Second Part.

ii Deed of Assignment
Plot No. 2/A

Copy of Deed of Assignment of Dated 034 May,
2005, executed between M/s. Gujarat Industrial
Development Corporation (“THE ASSIGNOR")
of the first Part and M/s. Special Metal
Industries, a Partnership firm through its
Partners Mrs. Pinky Vijay Bhansali & Mr. Vijay

Mankelal Bhansali (“THE ASSIGNEE”) of the
Second Part.

iii | Original Allotment Letter

Copy of Allotment Letter Bearing No. GIDC/ DM/
ALT/ PLT/ 1682 of Dated 11t June, 2004, in the
| Name of Mrs. Ugamdevi M. Bhansali, issued by

rGujarat Industrial Development Corporation.

iv Possession Letter

L1

TLEHDMYVPI/ ALT/ 5634 of Dated 16t
{04V 12004, in the Name of Mrs. Ugamdevi M. Bhansali,

Copy of Possession Letter Bearing No. GIDC/

August,

lssued by Gujarat Industrial Development

| Corporation.

Office No.: 01, Nishank CHS Ltd., Katemanivali, Chinchpada Road, Kalyan (East), Thane -Mumbai -421306
Office No.: 505, 5t Floor, Sharda Chambers -1, Narshi Natha Street, Masjid Bunder, Mumbai -400 009.
Ph. No. (0) 9136713331, (M) 9643857916. Email: vigrajconsultancyservices2017@gmail.com/
vigrajc2017 @gmail.com




VIGRA] CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

Sub-Division Cum Transfer Letter
Marlyiy Trond 2
i Ul prs

‘Copy of Transfer Letter Bearing No. GIDC/ DM/
VPI/ PLT/ FTO/ UMG/ 189 of Dated 06 April,

2005, in Favour of M/s. Special Metal Industries.

; Building Sanctioned Plan 0’)' i

tAER

U opL

Copy of Building Sanctioned Plan bearing No.
GIDC/XEN/VPI/ADM/1426 of Dated 0%
January, 2020, Issued by GIDC

. Name of the owner(s) and his / their
address (es) with Phone no. (details of
share of each owner in case of joint
ownership).

The Property as reported is Owned by:-

M/s. Special Metal Industries, a Partnership firm
through its Partners Mrs. Pinky Vijay Bhansali &
Mr. Vijay Mankelal Bhansali

Mobile:- 98212 34182

PROPERTY ADDRESS AT:- Property is located
at Industrial Land & Building, Plot No.2/A & Plot
No. 2/B/1, Survey No. 92/P & 93/P, GIDC
Industrial Estate, Near Vaishnavi HP Petrol
Pump, 52 Hector, New GIDC Road, Village &
Taluka - Umbergam, Dist. Valsad, Gujarat -396
171

Share of each Owner in case of joint
Ownership:- Company-0Ownership

55 Brief description of the property

The Present property under valuation is in the
form of Industrial Land along with factory
building Load bearing structure RCC slab & MS
Tin Shed roof Plot No. 2/A & Plot No. 2/B/1,
internally Merged Both Use an Industrial
Purpose, Survey No. 92/P & 93/P, GIDC
Industrial Estate, Near Vaishnavi HP Petrol
Pump, 52 Hector, New GIDC Road, Village &
Taluka - Umbergam, Dist. Valsad, Gujarat -396
171. This area is well developed & having basic
infrastructure facilities & services like good
approach Roads, water supply, electricity and
telecommunication, sewage & storm water
drainage system, street lighting, other public

-k services etc, The area falls within the limits of
| Dehri; o}/ Gujarat

{ Industrial Development
Corporation. Transportation means such as

ofarte _1‘l?gi"lrrsés.“&“\Rickshaws are available. The area is
o} Wwell connected to all parts of District Dadra &

Nagar Haveli by good network of Roads &

Railways, consist of

L

| Office No.: 01, Nishank CHS Ltd., Katemanivali, Chinchpada Road, Kalyan (East), Thane -Mumbai -421306
| Office No.: 505, 5t Floor, Sharda Chambers -1, Narshi Natha Street, Masjid Bunder, Mumbai -400 009.
Ph. No. (0) 9136713331, (M) 9643857916. Email: vigrajconsultancyservices2017@gmail.com

vigrajc2017@gmail.com




i

|

f
|
i

VIGRA] CONSULTANCY SERVICES PVT. LTD.

é (Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

Ground Floor:- RCC Slab Factory Block Area,
x Security Room, Store Room, office Block Area,
5 Factory Shed Block Area, Bathroom & Toilet,
Ladies Bath & WC, etc.

First Floor:- Office Staff Area, Director Cabin
Area, Bath & WC, Passage, etc.

Second Floor:- Conference Room, Rest Room,
Bath & WC, Passage, etc.,

The said property is located in middle class

locality in residential cum industrial area.
6. LOCATION OF PROPERTY

A) | Plot No. / Survey No.

Land bearing Plot No. 2/A & Plot No. 2/B/1,
Survey No. 92/P & 93/P, of Village Umbergam,
Taluka - Umbergam, Dist. Valsad.

Plot No. 2/A & Plot No. 2/B/1, Survey No. 92/P
& 93/P

B) | Door No.

C) | T.S.No./ Village

D) | Ward / Taluka

E) | Mandal / District

7. Postal Address of the Property

Village — Umbergam
Taluka - Umbergam
District - Valsad

Property is located at Industrial Land &
Building, Plot No. 2/A & Plot No. 2/B/1, Survey
No. 92/P & 93/P, GIDC Industrial Estate, Near
Vaishnavi HP Petrol Pump, 52 Hector, New GIDC

Road, Village & Taluka Umbergam, Dist. Valsad,
Gujarat-396 171

8. City / Town : | City - Umbergam, Valsad
Residential Area : | Yes.
Commercial Area 1 | Yes.
Industrial Area : | Yes.
E Classification of the Area o
Pl N AP
i) | High / Middle / Poor /227 | MiddleClass
| if) | Urban / Semi Urban / Rural i/SVc-‘t:r ared S‘,’m‘\[\JﬂJan
10. | Coming Under Corporation Limit / Villdge,,.: - |‘Limit bf Dehri / GIDC.
‘ l\ Panchayat / Municipality Q‘?‘ii. "rl &Y
7N Pt

~— ")

6
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VIGRAJ CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

n=

i\

m Whether covered under any State /Central |: | Leasehold
: Govt. enactments (e.g. Urban Land Ceiling

Act) or notified under agency area/
Scheduled area/cantonment area.

12 |In case it is an agricultural land, any |: | Yes

conversion to house site plots is Mﬂ) ﬁf e ¢ E
contemplated. w % A w‘e_’,j M a/Q ﬁ'!ZZ{é/D

13. | Boundaries of the Property CrAs per the Deed Actuals (As per Site)
I North By Adjoin Agriculture | By Open Plot
Land.
South By Plot No. 2/A. By New GIDC Road
East By Plot No. 1. By M/s. Keytech
Engineering Company
West : | By Plot No. 2/B. By Plot No. 3.
'14. | Dimensions of the site : A B
As per Deed Actual
North Plot Area:- 4275.84 | Plot Area:-4275.84 Sq.
South : | Sq. Mtr. i.e. 46025 Sq. | Mtr.i.e. 46025 Sq. ft.
East s | f
West

14.1 | Extent of the site It's Land Admeasuring Area 4275.84 Sq. Mtrs.

| 15. | Latitude, Longitude & Co-ordinates of flat |: | 202916’ 61.60” N
| 72076’ 61.10” E

| 16. | Extent of the site considered for Valuation The area statement of Plot No. 2/A & Plot No.

(Leastof 13 A & 13 B) 2/B/1, Survey No.92/P & 93/P, as mentioned in
Deed of Assignment, is as below:-
Plot No. Areain Sq. Mtr.
2/A 2000
2/B/1 2275.84
Total Area 4275.84 Sq. Mtr. i.e.
46025 Sq. ft.
,:1, j:#ﬁ%ﬁ{ﬁ/jgsible Covered Area of the Building
N/ Structure:-
S [eharfarod Part‘ikt’:ulars Built-up Area in Sq.
\= l\ P e = I Mtr. as per Sanction
i Plan
L Factory Building
7
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VIGRA] CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

—

Ground Floor Two | 1688.40 Sq. Mtr. i.e.
Shed Area (Main | 18,174 Sq. ft.
Factory Plant Area)
GF RCC Area, Office | 392.27 Sq. Mtr. i.e.
Block 4222.40 Sq. ft.
First Floor Area 121.55 Sq. Mtr.i.e.
1308.36 Sq. ft.
Second Floor Area 53.55 Sq. Mtr. i.e.
576.41 Sq. ft.
Total Covered Area 2255.77 Sq. Mtr. i.e
24281 Sq. ft.
17. | Whether occupied by the owner / tenant? Occupied by Owner
If occupied by tenant, since how long? Rent
received per month.
11 | CHARACTERISTICS OF THE SITE
Classification of locality Industrial Area
Development of surrounding areas Developed Area
Possibility of frequent flooding / sub- No
merging
4. Feasibility to the Civic amenities like Within Nearby Limits
school, hospital, bus stop, market etc.
5. Level of land with topographical Leveled
conditions
6. Shape of land Rectangle Shape of Land
7. Type of use to which it can be put Industrial Purpose
8. Any usage restriction Industrial Used
0. Is plot in town planning approved layout? No
10. | Corner plot or intermittent plot? Intermittent Plot
11. | Road facilities Available
12. | Type of road available at present National Highway
13. | Width of road - is it below 20 ft. or more |: | More than 20 ft. Road
than 20 ft. A5G
14. | Isitaland - locked land? ST N'O-\‘f"":“?‘f \
15. | Water potentiality S ELCAG
16| Underground sewerage system ‘_ﬁ‘ ) go e e )‘
IL power supply available at the 51te7\f‘ \ T ‘/fésj/‘“
8
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3 (Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Compan y)

—

-

—

1

—

Advantage of the site

1. None
2. None
Special remarks, if any, like threat of None
acquisition of land for public service

purposes, road widening or applicability

of CRZ provisions ctc. (Distance from sca-

coast / tidal level must be incorporated)

1. N.A.
2. N.A.

art - A (Valuation of land)

—

Size of plot

Land admeasuring 4275.84 Sq. Mtr.

North & South

East & West

Total extent of the plot

Land admeasuring 4275.84 Sq. Mtr.

Prevailing market rate (Along with details
/reference of at least two latest deals/
transactions with respect to adjacent
properties in the areas)

Land Rate in Rs.9,000/- to Rs.11,000/- Sq. Mtr.

Guideline rate obtained from the

Registrar’s Office (an evidence thereof to be
enclosed)

As per Government Stamp Duty Allotment Rate
of the year 2023-2024 the Market Rates for
Stamp Duty Purpose for Industrial Properties at
Umbergam, of Village Umbergaon, GIDC
Allotment Open Land Area Rate in Rs.1,730/-
Sq. Mtr.

Land Value:-
=4275.84 X Rs.1,730.00
=Rs.73,97,203.2/- ----“A”

Building Structure Value:-
=Rs.2,98,52,701/- ----“B”

Total Govt. Value (A+B)
-+Rs.3,72,49,904.2 /-

.\
— WO

IEN
=SAYRs.3,72,50,000/-

Incers)\ VM

Al (Rup b;three Crore Seventy Two Lakh Fifty
"'| Thousand Only).

9
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(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

—

Assessed / adopted rate of valuation

—

.
.

Rs.9,800/- Sq. Mtr.

Estimated value of land

=4275.84 Sq. Mtr. X Rs.9,800/-

=

—

=Rs.4,19,03,232/-
irt - B (Valuation of Building)
Technical details of the building
Type of Building (Residential / Commercial Industrial Area

/ Industrial)

Type of construction (Load bearing / RCC /
Steel Framed)

RCC Framed structure & Load bearing

Year of construction The Ground Floor was Construction in
Year 2020
i. Age of the Building 03 Years

ii. Residual life of building

RCC Shed 57 Years (Total life assumed 60 years)
ACC Shed 42 Years (Total life assumed 45 years)

Number of floors and height of each floor
including basement, if any

RCC Frame Structure
Approx. 9.40 ft.

ACC Sheet

Approx. 25.00 ft.

Plinth area floor-wise

Built-up Area:- 2255.77 Sq. Mtr. i.e. 24281 Sq.
ft.

Condition of the building

1 | Exterior - Excellent, Good, Normal, Good.
Poor

2 | Inferior - Excellent, Good, Normal, | : | Good.
Poor

Date of issue and validity of layout of
approved map / plan

Sanction Plan Approved by Gujarat Industrial
Development Corporation.

Approved map / plan issuing authority

Sanction Plan Approved by Gujarat Industrial
Development Corporation.

Whether genuineness or authenticity of,

o
~ar

} e Al RN

approved map / plan is verified A i"SzTr‘l‘éfigf’l;Plan Approved by Gujarat Industrial
,,/%{/ | Development Corporation.
Any other comments by our empanelle: ”‘:-lm“ ‘c."_i"}‘
. - «Govi,
valuers on authentic of approved plan ‘\V Aprived Valuer );9,{-'
T l’/ ) - - ,"’
\\\\\// .(—\’\:'/;"/
N T ,—,4'{"
10
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(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

cifications of construction (floor-wise) in respect of

Description GF/FF Other floors
)
" | Foundation Spread footing of RCC column --do--
Basement No --do--
" | Superstructure RCC frame structure --do--
Joinery / Doors & Windows (please Wooden Flush Door, Aluminum | --do--
furnish details about size of frames, Sliding Windows, Glass Shutters,
shutters, glazing, fitting etc. and specify MS Rolling Iron Gate Door.
the species of timber)
RCC works RCC frame structure --do--
Plastering Yes --do--
Flooring, Skirting, dadoing Tiles, Kota Stone --do--

; Special finish as marble, granite, wooden None. --do--
paneling, grills, etc.

| Roofing including weather proof course RCC Slab & MS Tin Shed Roof --do--

0 Drainage --

iT. Description Ground floor/First Floor Others Floors

No.

L Compound wall Yes. --do--
Heights 9.4 ft. --do--
Length -- --do--
Type of construction RBC --do--

2 Electrical installation Yes --do--
Type of wiring Open --do--
Class of fittings (superior / ordinary / Ordinary --do--
poor)

Number of light points As per requirement --do--
Fan points As per requirement --do--
Spare plug points As per requirement --do--
Any other item -- --do--

3 Plumbing installation

A | No. of water closets and their As per requirement --do--
B | No. of wash basins -9 As'per.requirement --do--
C | No. of urinals 4 As perrequirement --do--

D | No. of bath tubs (<[ |'As per'requirement --do--
E | Water meter, taps, etc. \<C\ A As perr[fe'quirement --do--
E Any other fixtures As per requirement --do--

11
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- (Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

tails of valuation
7T particular |  Plinth Roof | Ageof | Estimated | Replacementcost [ Depreciation Net value after
). | sofitem Areain | height | buildin | replacemen Rs. Rs. depreciations Rs.
Sq. ft. g t rate of
constructio
nRs./- Sq.
ft.
" | GF/FF/S | 6107.17 | Appro | 03/60 | Rs.1,750/- | Rs.1,06,87,547/- | Rs.4,80,940/- | Rs.1,02,06,607/-
F RCC x.9.4
Slab ft.
Covered
Area
" | AC Shed | 18174 | Appro | 03/45 | Rs.1,150/- | Rs.2,09,00,100/- | Rs.12,54,006/- | Rs.1,96,46,094/-
Covered X. 25
Area ft.
C Al 4916 Total Rs.2,98,52,701/-
.| Floor

Part C- (Extra Items)

\mount in Rs.)

1L | Portico --do--

2 | Ornamental front door --do--

3 | Sitout/ Verandah with steel grills --do--

4 | Overhead water tank --do--

5 | Extra steel/ collapsible gates --do--
Total Rs.00.00/-

Amount in Rs.)

Part D- (Amenities)

Wardrobes --do--
Glazed tiles --do--
Extra sinks and bath tub : --do--

Marble / ceramic tiles flooring

Interior decorations

Architectural elevation works

Paneling works

Aluminum works

Aluminum hand rails

ol a|w| =

0 | False ceiling

Total

12
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% (Govt. Approved Valuer, Chartered Engineer, Structure Deslgner, Corporate Valuation Services Company)

! Part E- (Miscellaneous)
nount in Rs.)

ﬁ-.':}ammtc toilet room : e : : : —
7| separate lumber room ;| -do-- B :

i 7Sup/:1-|_'a‘t‘é \;v.a_[cr_mnk/ sump . el

" [ rrees, gardening : o ———=
" | Total — |

Part F- (Services)

mount in Rs.)

. | water supply arrangements : | —do- 7 —
! | Drainage arrangements : | --do--

} | Compound wall & Gates : | Rs.15,50,000/-

I | C.B.dcposits, fittings ctc. : | Rs.0.00/-

5 | Pavement

"~ | Total Rs.15,50,000/-

otal abstract of the entire property

Part A Land : | Rs.4,19,03,232/-

Part-B Building : | Rs.2,98,52,701/-

Part-C Extra Items : | Rs.00.00/-

Part-D Amenities )

Part-E Miscellaneous 7 ;1??%1 {(7;%-;1

Part-F Services fe. j&'; ~| Rs.15,50,000/-

Total /x| R$:7,33,05,933/-
=\1,,. .| Say Rs,7,33,00,000/-
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/IGRAJ] CONSULTANCY SERVICES PVT. LTD.

: (Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

Juation: Here, the approved valuer should discuss in details his approach to valuation of property and
icate how the value has been arrived at, supported by necessary calculation. Also, such aspects as
pending threat of acquisition by government for road widening / public service purposes, sub merging
xpplicability of CRZ provisions (Distance from sea-coast / tidal level must be incorporated) and their
ect on (i) saleability (ii) likely rental value in future and (jii) any likely income it may generate may be

scussed).

otograph of owner/representative with property in background to be enclosed.
reen shot of longitude/latitude and co-ordinates of property using GPS/Various Apps/Internet sites

: a result of my appraisal and analysis, it is my considered opinion that the present fair market
tlue of the above property in the prevailing condition with aforesaid specifications is
5.7,33,00,000/- (Rupees Seven Crore Thirty Three Lakh Only), The Releasable value of the above
roperty as of Less @10% is Rs.6,59,70,000/- (Rupees Six Crore Fifty Nine Lakh Seventy Thousand
nly) and the distress value of Less @20% is Rs.5,86,40,000/- (Rupees Five Crore Eighty Six Lakh
arty Thousand Only).

FOR VIGRAJ CONSULTANCY SERVICES PVT. LTD.
I REN

£ N\

IRECTOR/AUTH. SIGN.

(APPROVED VALUER OF UBI)

Registration No.: CAT-1-5867
Date: 18.09.2023

he undersigned has inspected the property detailed in the Valuation Report dated on
. We are satisfied that the fair and reasonable market value of the property is
3s. (Rs. Only)
Jate:
Signature

(Name of the Branch Manager/Officer)

Encl.:

1. Declaration from the Valuer in Format E (Annexure II of the Policy on Valuation of Properties and
Empanelment of Valuers).

2. Model code of conduct for Valuer (Annexure IIl of The Policy on Valuation of Properties and
Empanelment of Valuers).
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I:IGRA] CONSULTANCY SERVICES PVT. LTD.

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

ANNEXURE-II
Format-E

DECLAR P

1 hereby declare that-

a.

The information furnished in my valuation report dated 18.09.2023 is true and correct
to the best of my knowledge and belief and 1 have made an impartial and true valuation
of the property.

I have no direct or indirect interest in the property valued;

I have personally inspected the property on 16.09.2023 (Mr. Vijay Pal) The work is not
sub-contracted to any other valuer and carried out by myself.

[ have not been convicted of any offence and sentenced to a term of Imprisonment;

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

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

I have read the International Valuation Standards (IVS) 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 “Asset Standards” asapplicable.

Past performance of Real Estate Market need not necessarily indicate the future trends.
This valuation is purely an estimate & has no legal or Contractual obligation on our part.
Analysis & conclusions of the value of the property are based on assumptions &
conditions prevailing at the time of date of valuation. The rates indicated are based on
current market condition & these may vary with time.

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 lien & encumbrances

Bank authorities are requested to contact valuer in case of any doubts or discrepancy.
The opinion about valuation is true & fair to the best of our knowledge & belief. We have
no direct or in direct interest in the assets valued

I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure
11I- A signed copy of same to be taken and kept along with this declaration)

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

I 'am the proprietor / partner / authorized official oft
I
competent to sign this valuation report. /< A

1// \a

VCSPL, by reason of this report, are not reqtured to glve\testlmony or attendance in court
or to any Government agency with reference to the sub]ect property unless prior
arrangements and consent have been made, *7P/0¥24 Vatusy f’\i_

Further, I hereby provide the following mfor)’na\tl\on /,/f“:"'

firm / company, who is

T\ Y
% |
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IGRAJ CONSULTANCY SERVICES PVT. LTD

(Govt. Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)
‘ Particulars

Valuer comment

Background information of
valued;

the asset being |Yes

purpose of  valuation and Fair Market Value

W appointing authority

J identity of the valuer and any other Empanelled valuer with bank
experts involved in the valuation;
disclosure of valuer interest or conflict,if |Ihave no interest in property
any;
date of appointment, valuation 16.09.2023
date and date of report; 18.09.2023
inspections and/or investigations Yes
undertaken;
nature and sources of the Local Market Survey &
information used or relied upon; Net inquiries & Our Record

l. | procedures adopted in carrying out the Yes

valuation and valuation standards followed:
restrictions on use of the report, if

For Valuation of Mortgage loan purpose for
any; Specified Union Bank of India - (Bhuleshwar
Branch).

0. | major factors that were taken into account during| All factor Affecting value Considered
the valuation;

1. | major factors that were taken into account during| All factor Affecting value Considered Within
the valuation; limitations

2. | Caveats, limitations and disclaimers to the Yes.

extent they explain or elucidate the limitations
faced by valuer, which shall not be for the

purpose of limiting his responsibility for the
valuation report

te: 18.09.2023

ace: Mumbai

FOR VIGRAJ CONSULTANCY SERVICES PVT. LTD.

—

(APPROVED VALUER OF UBI)
Registration No.: CAT-1-5867
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'Vl -RAJ CONSULTANCY SERVICES PVT. LTD,

oved VaReen Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

»
vk "‘\' €

(&
ANNEXURE - 111
MODEL CODE OF COUNDUCT FOR VALUERS

' A dopted in line with Companies (Registered Valuers and Valuation Rules, 2017}
: et emp;mellcd with bank shall strictly adhere to the following code of conduct:

Aval

regrity and F
-] = - N = -

r shall, in the conduct of his/its business, follow high standards of integrity and fairness in all

F1 A ml:l:lin"s with his/its clients and other valuers.
s /IS EE

i airness:
In

i 5 valuer chall maintain integrity by being honest, straightforward, and forthright in all professional
12. ¢ Vi =

é1*;'1;;&0“5mps‘

f juer shall endeavour to ensure that he/it provides true and adequate information and shall not

3.A W i G
E misrepresent any facts or situations.
|

i 4 Avaluer shall refrain from being involved in any action that would bring disrepute to the profession.
'L 4
;5 Avaluer shall keep public interest foremost while delivering his services.

professional Competence and Due Care:

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

7.Avaluer shall carry out professional services in accordance with the relevant technical and professional
standards that may be specified from time to time,

8. A valuer shall continuously maintain professional knowledge and skill to provide competent

professional service based on up-to-date developments in practice, prevailing regulations/guidelines and
techniques.

9.' Inthe preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny
his/its duty of care, except to the extent that the assumptions are based on statements of fact provided by

ﬁe company or its auditors or consultants or information available in public domain and not generated by
e valuer.

10. A valuer shall not carry out any instruction of the client’jnst{far::{s‘ they are incompatible with the

requirements of integrity, objectivity and independence. "\ ZEN

2‘ Avaluer shall clearly state to his client the services that hg,wquld»f)‘_ﬁ}\ competent to provide and the
Sel'Vlces for which he would be relying on other valuers or | rofessionals orfor which the client can have a
Parate arrangement with other valuers. { L

Yallll /o
/
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VIGRAJ CONSULTANCY SERVICES PVT. LTD.

(Govt Approved Valuer, Chartered Engineer, Structure Designer, Corporate Valuation Services Company)

l endence and Disclosure of Interest:
ep
A valuer shall act with objectivity in his/its professional dealin

| de without the presence of any bias, conflict of interest, coe
| :h er directly connected to the valuation assignment or not.
1€

gs by ensuring that his/its decisions are
rcion, or undue influence of any party,

! A valuer shall not take up an assignment if he

- /it or any of his/its relatives or associates is not
ndent in terms of association to the company.

depe
4. A valuer shall maintain complete independence in his

_ /its professional relationships and shall conduct
aluation independent of external influences.

e v
5. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of duties and
t.erestS while providing unbiased services.

1 »

6. A valuer shall not deal i.n s_ecurities of any subject company after any time when he/it first becomes
ware of the possibility of his/its association with the valuation, and in accordance with the Securi ties and

xchange Board of India (Prohibition of Insider Trading) Regulations, 2015 or till the time the valuation
eport becomes public, whichever is earlier.

7. Avaluer shall not indulge in “mandate snatching” or offering “convenience valuations” in order to cater
0 a company or client’s needs.

8. As an independent valuer, the valuer shall not charge success fee (Success fees may be defined as a
ompensation / incentive paid to any third party for successful closure of transaction. In this case, approval
)f credit proposals).

9. In any fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior

:ngagement in an unconnected transaction, the valuer shall declare the association w

ith the company
luring the last five years.

Confidentiality:

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/its knowledge without proper and specific authority or unless
there is a legal or professional right or duty to disclose.

Information Management:

21. A valuer shall ensure that he/ it 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 shal}

be maintained so as to sufficiently enable a reasonable persbn:td.tg}qe a view on the appropriateness of
his/its decisions and actions. N2

/ \
S \"\

el

22. Avaluer shall appear, co-operate and be available for inspections and investigations carried out by the
authority, any person authorised by the authority, the registéred valuers organization with which he /it is
registered or any other statutory regulatory body. ;
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CONSULTANCY SERVICES PVT. LTp

Juer, Chartered Engineer, Structure Designer,

)= Corporate Valuation Services Company)

LA rove
rovide all information and records as may be required b

. . . the authori .
L alue egistered valuers organizatio i ‘ oy ority, the Trib
Br\‘alu punal, the res! 8 n with which he/it is registered, or any outrfil'

while respecting th_e cqnﬁdentiality of information acquired durin
. Juer cervices: shall maintain proper working papers for a period of
r ftssionil -uil'ed in its contract for a specific valuation, for production befo
he event of a pending case before the Tribunal or Appel]
disposal of the case. pella

g the course of performing
:ef);ee ye?rs or such longer
o regulatory authori
Lriod review- Int i e il
E i it unal, the record shall
!Bé‘rnnintaiﬂed tl
| qghospitality:
fisa

Gi , . .

E or his/its relative shall not accept gifts or hospitali i -

is- ﬂ:ﬁze as a valuer. pitality which undermines or affects his
ndep®

I S oses of this code the t g e’
; n— For the purp erm ‘relative’ shall h .
ﬁ\,ﬂ::g% - section 2 of the Companies Act, 2013 (18 0f 2013) ave the same meaning as defined in
a
| nall not offer gifts or hospitality or a fi :
rluer sha ' _ nancial or any other ad -
26.A nwith a view to obtain or retain work for himself/ ?tse]f, (;: tovgll;tt;iigne:: r?etglilr? 2;:1 i i

b= r perso
ottt f profession for himself/ itself. advantage

fany

Remuneration and Costs:

g Ot

28. A valuer shall not accept any fees or charges other than those whi i i
chared writt tract
with the person to whom he would be rendering service. isclosedina encon

Occupation, employability and restrictions:

130. A val ; R .
| valuer shall not conduct business which in the opinion of the authority or the registered valuer

| organization discredits the profession.

| Date: 18.09.2023

d FOR VIGRAJ CONSULTANCY-SERVICES PVT. LTD.
lace: Mumbai 7S NG4S

|
|
|
|
|
|
|
|

s ] ﬁ\’f;f,’,
DIRECTOR/AUTH.-SIGN.

(APPROVED VALUER OF UBI)
Registration No.: CAT-1-5867

Office No. 01 N 19
Nishank CHS Ltd., Katemanivali, Chinchpada Road, Kalyan (East), Than

ceNg -
Ph. N?)" 505, 5% Floor, Sharda Chambers -1, Narshi Natha Street, Masjid Bunder, M
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vigraic2017@gmail.com
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ONSULTANCY SERVICES PVT. LTD.

JlGRA] C’ . Chartered Engineer, Structure Designer, Corporate Valuation Services Company)
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