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400060.

M
Tignm
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TO,
UNION BANK OF INDIA
BRANCH : Sakinaka Branch,
Mumbai-400059.
VALUATION REPORT (IN RESPECT OF LAND / SITE AND B
FORMAT A
(To be filled in by the Approved Valuer)

VR.28.UBI.Eskay Silk.Bhiwandi.L&B.22
l

I GENERAL
1. Purpose for which the valuation is made To ascertain the fair market value of the
immovable assets for the purpose of

banking facilities as per instructions by
UBI, Sakinaka Branch Mumbai-400059. |

UILDING)

£ a) | Date of inspection 22.06.2022 —
b) | Date on which the valuation is made 29.06.2022
3. List of documents produced for perusal i. Copy of Sale Deed dt. January 2010,
Regn No. BVD-1-266/2010.

ii. Copy of Sale Deed dt. January 2010,

Regn No. BVD-1-267/2010.

iii. Schedule of Fixed Assets as per BS of
FY 2020-21

iv.Approved plan signed by Group

Grampanchayat, Sonale.

4. Name of the owner(s) and his / their address M/s. Eskay Silk Industries Pvt Ltd.
(es) with Phone no. (details of share of each (Company Ownership)
owner in case of joint ownership)
B Brief description of the property (Including : | Freehold industrial land with RCC
leasehold/freehold etc) factory bldg & structire.
6. | Location of property
a) [ Plot No. / Survey No. Survey No.125; House No.1744, Hissa
No.0 & P, Zone No.2/1
['b) [ Door No.
[c) | T.S. No. / Village | Village - Sonale
[d) |Ward / Tall.Jka. : | Tal. Bhiwandi
% | e) [ Mandal / District : | Dist Thane- 421302
Postal address of the property Eskay Silk Industries Pvt. Ltd., Survey
No.125, Hissa No. 0 & P, Near Raj
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L J
Rajeshwari Compound, Village- Sonale, |
Tal. Bhiwandi, Dist Thane- 421302. ’
8. | City / Town Thane- 421302
Residential Area - p TTET —

Commercial Area
TIndustrial Area
9 Classification of the area
7) | High / Middle / Poor
i) | Urban / Semi Urban / Rural
Coming under Corporation limit / Village

10
panchayat / Municipality
71| Whether covered under any State / Central
Govt. enactments (e.g. Urban Land Ceiling
Act) or notified under agency area /
scheduled area / cantonment area
2 [Incaseitisan agricultural land, any

conversion to house site plots is

s contemplated
73| Boundaries of the property (Actual)

Industrial area
| A e e

Middle class
Semi Urban
Sonale Grampanchayat

e |

No

/

North Paper Industry
South Open Space
East Kailash Industries
West 25’ Wide Road
14.1 | Dimensions of the site A B
As per the Actuals
Deed
North N.A
South N.A
East N.A
West N.A
14.2 | Latitude, Longitude and Coordinates of the 19.283, 73.091
site
Survey No.125, Hissa No.0 :

15 Extent of the site

Area = 929.37 sq mtr (10000 Sq.ft)
Survey No.125(Part), Hissa No.0 :
Area = 929.37 sq mtr (10000 Sq.ft)
TOTAL AREA = 1858.74 Sq.mtr

16 Extent of the site considered for valuation

TOTAL AREA = 1858.74 Sq.mtr

17 | Whether occupied by the owner / tenant? If

occupied by tenant, since how long? Rent
received per month.

Ground floor is occupied by M/s.Eskay
Silk Industries Pvt. Ltd. & First floor &
Second floor is occupied M/s. Topman
International Ltd. However, no
document has been provided in this |

Y
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— | connection ]
TTHARACTERISTICS OF THE SITE a———
—1 [ Classification of locality INDUSTRIAL -
— [ Development of surrounding areas Well Developed Industrial Area
3. | Possibility of frequent flooding / sub-merging None -
4. | Feasibility to the Civic amenities like school, All civic amenities are within 4-5Kms.
hospital, bus stop, market etc. B

5. Level of land with topographical conditions Flat terrain, no gradient

6. | Shape of land Rectangular in shape B
7 | Type of use to which it can be put Industrial land for industrial purpose
8. | Any usage restriction As per development plan of Dist.Thane

9. Is plot in town planning approved layout? The plots falls within the limit of

Sonale Grampanchayat

70 | Corner plot or intermittent plot? Intermittent plot |
™1 | Road facilities Satisfactory

12 | Type of road available at present Good mettled type asphalt road

13 | Width of road is it below 20 ft. or more 25 ft. Wide road

than 20 ft.

14 lsit a land locked land? No

15 | Water potentiality Good

16 Underground sewerage system Septic Tank System

17 Is power supply available at the site? Yes, Electric Power supply is available

18 | Advantage of the site

1. Well Developed Industrial Area & near
to Mumbai Nashik Highway

T B s

19 Special remarks, if any, like threat of

acquisition of land for public service

purposes, road widening or applicability of

CRZ provisions etc. (Distance from sea-coast

/ tidal level must be incorporated)

1. There’s no threat of land acquisition
for public service purpose or road
widening.

2. CRZ provisions not applicable

Part A (Valuation of land)
1. | Size of plot Indl Plot Area = 1858.74 sq mtr

North & South Refer-1.13

. 1E_ait l& West Refer-1.13
: otal extent of the plot 1858.74 sq mtr
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rWt rate (Along with details
at least two latest
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/reference of

tions with respect to adjacent

The fair market rate is R
S 650 -
e 0/- per

deals/transac
properties in the areas)
Guideline  rate obtained  from the
Registrar’s Office (an thereof to be
enclosed) evidence

I

Assessed / adopted rate of valuation

Estimated value of land

=]

B (Valuation of Building)
Technical details of the building
Type of Building (Residential /
Commercial / Industrial)
b) | Type of construction (Load bearing
/ Steel Framed)

C) | Year of construction
Number of floors and height of each
floor including basement, if any

/ RCC

1)

fy | Condition of the building
' Excellent, Good, Normal,

[

e —

]
Year 2010& 2013

e) | Plinth area floor-wise

As per Ready Reckoner 2022-23 Land
rate Rs.2,500/- per sq.mtr & BUIA rate
for Industrial Factory- Rs. 30,900/ -
per sq.mtr before depreciation.

indl Plot : Rs.6,500/- Per 5g.mt.
Bl st
indl Plot : 1858.74 sqmt x Rs. 6500/- =

| Rs1,20,81,810/-

I

Industrial

-

RCC framed

Year 2010 & 2013

Refer Annexure |

- ]
Refer details of valuations

Good exterior

Exterior
Poor ]
ii) | Interior - Excellent, Good, Normal, Good interior
Poor
dt 27.03.2010

Date of issue and validity of layout of

| a roved map / plan
Approved map / plan issuin

Executive Officer, Group

3 [ Whether genuineness or authenticity of

g authority
Grampanchayat, Sonale, Tal. Bhiwandi.
N A
map / plan is verified
None

approved
j) | Any other co

mments by our empanelled

hentic of approved plan

valuers on aut
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) in respect of

e ——

Description

SR.No

Ground+1st+2nd floor

N

"“‘_‘—_—‘ .
Foundation

RCC
| B
Available

Bl
Basement
Superstructure

“Joinery / Doors
details about size of frames, shutters,

glazing, fitting etc. and specify the species
of timber)

RCC works

Plastering
Flooring, Skirting, dadoing
Special finish as marble, granite, wooden

& Windows (please furnish |

IPS/partly Kota stone tiles

RCC framed
" Rolling shutters i
sliding windows, Ventilators,
jallies, fittings,

n all factory sheds, Al
Cement

RCC beams, columns, chajjas

Cement Morter

provided

paneling, grills, etc
9. Roofing including weather proof course Ground+1° floor-RCC Slab & 2" floor
covered with Kirby roofing with MSGI
Sheets.
10. Drainage Septic Tank System
SR.No!| Description [ Ground floor
1. Compound wall | Provided w/ MS gate at entrance
Height G
Length All four sides
Type of construction Brickwork
s Electrical installation
Type of wiring Industrial
Class of fittings (superior / ordinary / poor) Superior
Number of light points Innumerable
Fan points Innumerable

Spare plug points

As per appr.Plan

“Any other item

As per appr.Plan

3. Plumbing installation:
a) | No. of water closets and their type N A
_@ No. of wash basins N A
c) | No. of urinals Toilet block
d) | No. of bath tubs NA
e) | Water meter, taps, etc. N A
f) [ Any other fixtures N A

,’_"_‘:":_ -
LU0 TER
e e AT
»/,\‘:“\-‘ ] 0 N\ -
o AR N, T
g0 T ‘
Ty a
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Details of valuation:

Annexure-!
Sr. | Particulars of item BUA Roof Age of | Deprectd Fair
no. In sqmtr | height Building | Const. Market
Inyrs Rate/sqmtr| Value Rs.
RCC BUILDING
1 GROUND FLOOR 1156.28 15.67'ht 12 9500 1,09,84,669/77
2 FIRST FLOOR 702.46 15.67'ht 1 7500 52,_@13,:1594" ,
TOTAL = 1858.74 1,62,53,110/-
Part C- (Extra Items)
(Amount in Rs.)
1. | Portico : | NA ;
7| Ornamental front door : | NA
3. [ Sit out/ Verandah with steel grills | NA
4. | Overhead water tank NA B
5 | Extra steel/ collapsible gates : | NA
Total . | NIL
Part D- (Amenities)
(Amount in Rs.)
1. [ Wardrobes NA
2. | Glazed tiles N A
3. | Extra sinks and bath tub N A
4. | Marble / ceramic tiles flooring NA
5. | Interior decorations N A
6. | Architectural elevation works N A
7. | Paneling works NA
8. | Aluminum works N A
9. | Aluminum hand rails NA
10. | False ceiling NA
Total NIL
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part E- (Miscellaneous)

1_A_|30unt in Rs.)

1. | Separate toilet room NA
. | Separate lumber room NA
3. [ Separate water tank/ sump NA
4. | Trees, gardening NA
| Total NIL

part F- (Services)

(Amount in Rs.)
1. | Water supply arrangements Underground water tank
7. | Drainage arrangements N A, Septic tank & soak pit
3. | Compound wall & Gates ; Compound wall w/ M S Gate
4. | C. B. deposits, fittings etc. i Ordinary fittings
5. | Pavement ! Cement concrete pavement |
Total Rs 5.00,000/- [Lumpsum] B
Total abstract of the entire property
(Refer Annexure-l)
Part- A Land - | Rs. 1,20,81,810/- f
Part- B Building - | Rs. 1,62,53,110/-
Part- C Extra Items - | NIL
Part- D Amenities : | NIL
Part- E Miscellaneous : | NIL
Part- F | Services - | Rs.5,00,000/-

Total Rs.2,88,34,920/-, say Rs 2.88 Crores

Realizable Sales Value @ 90% < Rs.2,59.51.423
Distress Sales Value @ 75% Rs.2,16,26,190/-

(Valuation: Here the approved valuer should discuss in detail his approach to
valuation of property and indicate how the value has been arrived at, supported
by necessary calculations. Also, such aspects as i) Salability ii) Likely rental values
in future in iii) Any likely income it may generate, may be discussed).

Our approach to valuation is based on comparable instances of properties ;Available
for Sale’ which are attached herewith considering it consists of Industrial land large
industrial infrastructure developed over it. Since this is an industry of long standing

the above querries are not applicable.
Due to peculiarity of real estate transactions in our country oral information furnished by various

agencies is relied in good faith.
g:otograph of owner/representative with property in background to be enclosed

reen shot of longitude/latitude and co-ordinates of propert i .rious
Apps/Internet sites property using GP3IVa
As a result of my appraisal and analysis, it is my considered opi

: . opinion that the present
fair market value of the above property in the prevailing condition with aforesaid
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is Rs.2,88,34,920/- (Rupees Two Crore Eighty Eight Lacs Thirty Four
e Hundreds Twenty only). The book value of the above property as of
152,50,000/-, Net Realizable Value is Rs.2,59,51,428/-

Thousands Four Hundred Twenty Eight

Lacs Fifty One 1hot>d
Two Crores Sixteen Lacs Twenty

specifications
Thousands Nin

today is estimated Rs.1
(Rupees_TWo Crore Fifty Nine
s.2,16,26,190/-(Rupees

only) and the distress value R
d Ninety only).

Six Thousands One Hundre
place : Mumbai \ /”(,‘/\m
— - {

o

-
il o 60 o, P Signature
Ul (Name and Official seal of
the Approved Valuer)

Date : 29.06.2022

led in the Valuation Report dated
and reasonable

only).

operty detai
We are satisfied that the fair

Rupees

The undersigned has inspected the pr
o
market value of the property is Rs) *

pate P dLtine 202-2

e |l of The Policy on Valuation O

Encl:
1. Declaration from the valuer in Format E (Annexur
Properties and Empanelment of Valuers).
2. Model code of conduct for valuer (Annexure Ill of The Policy on Valuation of Properties

and Empanelment of Valuers).
DECLARATION FROM VALUERS

dated 29.06.2022 is true and correct to

| hereby declare that-
furnished in my valuation report
d true valuation of

a. The information
the best of my knowledge and belief and | have made an impartial an
the property.
b. | have no direct or indirect interest in the property valued;
ty on 22.06.2022 The work is not sub-contracted to

| have personally inspected the proper

&
any other valuer and carried out by myself.

d. | have not been convicted of any offence and sentenced to a term of Imprisonment;

e. | have not been found guilty of misconduct in my professional capacity. ’

f. | 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.

g. | 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

i valuation in the IVS in “General Standards” and “Asset Standards” as applicable

. | abide by the Model Code of Conduct for empanelment of valuer in the Bank. (/&nnexure
A
// NN
/ T s

(‘m L
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Ill- A signed copy of same to be taken and kept along with this declaration)
| am registered under Section 34 AB of the Wealth Tax Act', 1957.
| am the proprietor / partner / authorized official of the firm / company, who is
competent to sign this valuation report.
Further, | hereby provide the following information.

Valuer comment

[ | particulars '
B background information of the asset being [mmovable assets located in
Suburban area.- collected from

valued;

site
“Tto ascertain present FMV, RSV
& DSV of the property. by UBI.
Sakinaka Branch Mumbai.
Subhash M Banthia; Mr Roshan
Kadam I

| have no interest in the
borrowers properties being
valued

date of appointment, valuation date and date of 22.06.2022,22.06.2022,

5
report; 29.06.2022
Physical condition of all

6 inspections and/or investigations undertaken;

ation and appointing authority

purpose of valu

y other experts

identity of the valuer and an
involved in the valuation;
disclosure of valuer interest or con

flict, if any;

assets, current market rates
Internet research, Ready

Reckoners Rates; Property

websites such as
www.99acres.con,
magicbricks.com
Verification of property

8 procedures adopted in carrying out the valuation
documents viz Land Purchase

and valuation standards followed;
Deed, inspection of properties,

collection of relevant data,
analysis & following IVS

nature and sources of the information used or
relied upon;

9 restrictions on use of the report, if any; Only for the purpose of Union
Bank of India
10 major factors that were taken into account As per New valuation format
during the valuation;
11 Caveats, limitations and disclaimers to the Subject to open market
fluctuations

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.

Date :29.06.2022
Place : Mumbai m}\
ignature

(Name of the Approved Valuer and
Seal of the Firm / Company)

SUBHASH M BAMTHIA
& LY RS ¥ I v .
PERFECT VAL. 1™\ 00 & (. Cui 720, %
Yern: 8 \i's clanwar Nagar Soed N‘g' N
Jngm:;hvfan (E.. Mumbe: 400 069 k
Tel.: 987003118, 2323 4094
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A
MODEL CODE OF CONDUCT FOR VALUERS Ppendix-|

{Adopted in line with Companies (Registered Valuers and Valuation Rules, 201 M
Al valuens empanelled with bank shall strictly adhere to the following code of conducy:
Integi ity and Faitness |
\. :“\alm Whall, 1 the conduct of his/its business, follow high standards of integrity and fairnegg

0 all iy 1ty dealings with hayits clients and other valuers. - N
j Avaluet shall mamtam integrity by being honest, stralghtforward, and forthright in all

profesaional telationstups,

3 Avaluer shall endeavour to ensure that he/
pol Istepresent any facts or situations.

1 Avatuer shall retrain trom beng fnvolved inany ac

MAOTONNNY, e
t\ A valuet shall keep public interest foremost while delivering his services.

Protessional Competence and Due Care _

o. Avaluet shall tender at all times high standards of service, exercise due diligence, ensure
proper care and exercise independent professional judgment. _

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

S A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in practice, prevailing

requlations gundelines and techniques.

O In the 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 the company or its auditors or consultants or information available
n pubbic doman 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.

P Avaluer 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
chient can have a separate arrangement with other valuers.
Independence and Disclosure of Interest

12 Avaluer shall act with objectivity in his/its professional dealings by ensuring that his/its
decisions are made without the presence of any bias, conflict of interest, coercion, or undue
ntluence of any party, whether directly connected to the valuation assignment or not.
13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not
independent in terms of association to the company.
14, Avaluer shall maintain complete independence in his/its professional relationships and shall
conduct the valuation independent of external influences.
15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of
duties and interests, while providing unbiased services.
16. A valuer shall not deal in securities of any subject company after any time when he/it first
becomes aware of the possibility of his/its association with the valuation, and in accordance with
the Securities and Exchange Board of India (Prohibition of Insider Trading) Regulations, 2015 or
tll the time the valuation report becomes public, whichever is earlier.

17. Avaluer 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.

it provides true and adequate information and shall

tion that would bring disrepute to the
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it proposals). o itted by a valuer, if there has been
al.Of cre(:‘itn%eppendent expert opinion TﬂgTshall by a valuer, if there has bey
19, Inany op‘monu(r)\connected transaction, the va
ior engagement 1n an : |
etlheencoormpzf\,,ny during the last five years
onfidentiality .
(2:0 A valuer shall not use or div ge
inf.ormation about the subject cO ispa
specific authority or unleis there o
. e intai itten conte

Information Manage . —— '
721. A valuer shall ensure that he/ it ma e mation a

: (ion an
ken. the reasons for taking the decision, e o mable a reaso

tda e'si,on This shall be maintained so as to su
ecision.

is/i N ons. : i ipations carried
- s decisions and action . nd investigation
o appropnaltenessaorf ?cf-/o][t)erate and be available for inspections a
22. A valuer shall appear,

)

In this case, approv

fidential

. other party any confi

ulge to other Célsnzscg:nznzo his/its knowledge without proper and
ny, which ha

legal or professional right or duty to disclose.

raneous records for any decision

nd evidence in support of su;h
nable person to take a view

latory body.

g require
23. A valuer shall provide all information and records asa?i?;/t?oen w?th .
Tribunal, Appellate Tribunal, tft\)e éeglstered valuers org f

r statutory regulatory body. . . , . ing the course o

gz.y/(x)tvhaeluer whileryressecting the confidentiah'ty of lnformatl.on acqt;l:f?ofirpfriod of Hhpae years
performing professional services, shall maintain proper WO‘”‘(mg pape for production before a
or such longer period as required in its contract for a specific va!uatlon, e the Triburial or
regulatory authority or for a peer review. In the event of a pendlng case be
Appellate Tribunal, the record shall be maintained till the disposal of the case.
Gifts and hospitality:

25. A valuer or his/its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

Explanation. — For the purposes of this code the term ‘relative’ shall have the same meaning as
defined in clause (77) of 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 or retain work for himself/ itself, or to obtain
or retain an advantage in the conduct of profession for himself/ itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration wh
a reasonable reflection of the work necessaril
with the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a written
contract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to
devote adequate time to each of his/ its assignments.

30. A valuer shall not conduct business which in the opinion of the authorit i
A _ : or the regist
valuer organisation discredits the profession. y gistered

Date:20.06.2022
Place: Mumbai ‘ 2
T

Signature

d by the authority, the
hich he/it is registered, or

ich is charged in a transparent manner, is
y and properly undertaken, and is not inconsistent

(Name of the Approved \K\aluer and Sedl of the Firm / Company)

AR
ASH M BANTLI A
- T BANTHIA
BL, MBA  tuqe i LN
'r,.,T\’,/\LUf\T;(«: » Lo IE TR
"MUNE VR pNepons
IOGERY wayri i

TSL B n‘j\é.' ":
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Appendix-II

Valuation Calcu on of the extra built up areaof the RCC Bldg:

lation in case of the regularisati

» Refer Documents : Notice received from MMRDA dt.15.07.2022 & 27.01.2021,regarding
regularization of construction more than FSI applicable.
> At the time of inspection, the part area of first floor & full second floor has been constructed
beyond the FSI Permissible Limit i.e. 1.0. Second floor has been covered with Kerby roofing.
For the purpose of valuation, we have considered the area of the first floor as 702.46
area & we have not considered the second

sq.mtr.(1858.74 sq.mtr - 1156.28 sq.mtr) built up
floor for the purpose of valuation. We have done valuation of this extra portion of Bldg as

follows.
> Please Note that this valuation will be applicable only when the area is regularised by the

company by paying the fees & penulty etc as per MMRDA guidelines.

?tart\culars of BUA Roof Age of | Deprectd |  Fair
item Insqmtr | height | Building | Const. - Market
In yrs | Rate/sqmtr Value Rs.

RCC BUILDING yrs L R —————
FIRST FLOOR —

(Extra Area) 453.82 1567ht | 12 | 7500 | 34,03,650/-
SECOND FLOOR 1156.28 15.67'ht 2 | sooo | 57.81,400/- |
TOTAL (B) = 1610.1 — —T 9185050/ |
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