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Details of the property under consideration:
Name of Owner: M/s. Ion Exchange (India) Ltd.
Industrial Land & Building known as "ION Exchange (India) Limited." On Plot Number 5811,
5812 and 5813, GIDC Industrial Area, Village - Sarangpur, Taluka Ankleshwar,
District- Bharuch, Gujarat - 393 002, India.
Latitude Longitude: 21°37'58.4"N 73°02'53.1"E
Valuation Done for:

Bank of India 

Large Corporate Branch, Fort
Bank of India Building, 4th Floor,70-80, M.G. Road, Mumbai-400 001, State - Maharashtra, Country - India
Vastukala Consultants (I) Pvt. Ltd.

Mumbai • Delhi NCR • Aurangabad • Nanded • Indore • Pune

Raipur • Jaipur • Ahmedabad • Rajkot • Thane • Nashik
Vastu/Thane/07/2024/8713/2307265
18/1-269-APU
        


       Date: 18.07.2024
VALUATION OPINION REPORT

This is to certify that the property bearing Industrial Land & Building known as "ION Exchange (India) Limited." On Plot Number 5811, 5812 and 5813, GIDC Industrial Area, Village - Sarangpur, Taluka Ankleshwar, District- Bharuch, Gujarat - 393 002, India.belongs to: M/s. Ion Exchange (India) Ltd.
	Boundaries of the property.


	North
	:
	Green Space

	South
	:
	Road/ Goklesh Lifesciences 

	East
	:
	Green Space

	West
	:
	Industrial Unit

	
	
	


Considering various parameters recorded, existing economic scenario, and the information that is available with reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the property premises can be assessed and valued for ` 72,24,96,047.00 (Rupees Seventy-Two Crore Twenty-Four Lakh Ninety-Six Thousand and Forty-Seven Only).

The valuation of the property is based on the documents produced by the concern. Legal aspects have not been taken into considerations while preparing this valuation report.
Hence certified

Sharadkumar B. Chalikwar
Govt. Reg. Valuer 
Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09
Encl: Valuation report. 

	
	
	
	


	Vastukala Consultants (I) Pvt. Ltd.

B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072
To,

The Branch Manager,

Bank of India
Large Corporate Branch, Fort
Bank of India Building, 4th Floor,70-80, 

M.G. Road, Mumbai-400 001, 

State - Maharashtra, Country - India
VALUATION REPORT (IN RESPECT OF INDUSTRIAL LAND AND BUILDING)
I

General 

1.

Purpose for which the valuation is made
:

As per the request from Bank of India, Large Corporate Branch, Andheri (W) to assess fair market value for banking loan purpose.
2.

a) 
Date of inspection
:

11.03.2024
b) 
Date on which the valuation is made
:

18.07.2024
3.

List of documents produced for perusal
:

· Copy of Lease deed dated 6.10.2005 between Gujarat Industrial Development Corporation (the Lessor) AND M/s. ION Exchange (India) Limited (the Lessee)

· Copy of Digital Plan dated 26.07.2021 in the name of M/s. Ion Exchange (India) Limited.
· Copy of Revised Approved Plan No. 712 dated 12.02.2021 for Plot No. 5811 /12/ 13, GIDC

Ankleshwar, Plot No. 5811 to 5813, at GIDC, Estate Area issued by Director Industrial Safety & Health, Gujarat State, Ahmedabad.
· Copy of Consolidated Consent and Authorization (CC & A) CCA No. AWH-95825 Ref, No. GPCB/ANK/CCA-592(6)/ ID-15208/469399 of dated 21.09.2018 issued by Gujarat Pollution Control Board in the name of M/s. Ion Exchange (India) Ltd.
4.

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

M/s. Ion Exchange (India) Ltd.
Address – Industrial Land & Building known as "ION Exchange (India) Limited." On Plot Number 5811, 5812 and 5813, GIDC Industrial Area, Village - Sarangpur, Taluka Ankleshwar, District- Bharuch, Gujarat - 393 002, India.
Contact Person:

Mr. J. T. Patel 
Contact No. 9377554211 
Ltd. Company Ownership
5.

Brief description of the property (Including Leasehold / freehold etc.)
:

The property under valuation is Leasehold Industrial Land & Building known as "ION Exchange (India) Limited." On Plot Number 5811, 5812 and 5813, GIDC Industrial Area, Village  - Sarangpur, Taluka Ankleshwar, District- Bharuch, Gujarat - 393 002, India. The plot under valuation is Leasehold Land is located at about 7.1 kms. away from Ankleshwar railway station. 
Plot:

The plot demarcated by compound walls all around the periphery of the plot. The plot is leasehold for the terms of 99 years computed from 26.10.1993. and lessee shall have the right to renew this lease for further period of 99 years.
As per sale deed, the Plot area admeasuring 46,977.08 Sq. M., however as per Revised Approved Plan No. 712 dated 12.02.2021 for Plot No. 5811 /12/ 13, GIDC Ankleshwar, Plot No. 5811, 5813, at GIDC, Estate Area issued by Director Industrial Safety & Health, Gujarat State, Ahmedabad, the Plot Area is 46,894.37 Sq. M.
As per Revised Approved Plan, the Plot area is 46,894.37 Sq. M., which is considered for valuation.

Building:-

As per Revised approved Plan No. 712 dated 12.02.2021 for Plot No. 5811 /12/13, GIDC Ankleshwar, Plot No. 5811 to 5813, at GIDC, Estate Area issued by Director Industrial Safety & Health, Gujarat State, Ahmedabad. the built-up area of Buildings / Structures is as under :

S. No.
Description of Structure

Type of Structure

BUA in Sq.M.

YOC

Age (Yrs)

1

Chloro Plant Building

M. S. Framed 

2455.71

1998

26

2

Control Room

RCC framed

755.11

1998

26

3

Instrument Lab 

RCC framed

239.69

2001

23

4

Utility Building & Otla

M. S. Framed 

437.94

2011

13

5

Electrical, s UB Station or D.G PCC

RCC framed

322.19

1998

26

6

Finished Product Godown & Office + Otla

RCC framed

1,030.38

1998

26

7

Non Petroleum Tank

BBM Walls Around M.S Tank

459.77

2007

17

8

Petroleum Class A-B Tank

M. S. Framed 

130.81

1998

26

9

Cold Storage Shed

RCC framed

110.09

2016

8

10

RCC underground 4 Solvent Tank

RCC Under Ground Tank

80 KL

1998

26

11

Petroleum Class C Tank

BBM Walls Around M.S Tank Which is Supported on RCC Walls

296.36

2007

17

12

Under Ground Water Storage Tank

RCC Under Ground Tank

300 KL

1998

26

13

Fire Hydrant Water Storage

RCC Tank

400 KL

1998

26

14

ETP

RCC Under Ground Tank

200 KL

1998

26

15

Actylate Storage

BBM Walls Around M.S Tank Which is Supported on RCC Walls

195

2007

17

16

Lime Shed

RCC Tank

147.99

1998

26

17

Amination Drying & Bending 

M. S. Framed 

4,470.27

1998

26

18

Storage Shed & Cation Plant

M. S. Framed 

1,903.29

2001

23

19

Pilot Plant

M. S. Framed 

467.67

2001

23

20

E TP Area All Tank & Chemical Storage Shed

RCC Tank

328.69

2000

24

21

Sludge Dry Bed

M. S. Framed 

192.40

2018

6

22

ETP Area All Tank & RO Plant Shed & MCC Room

RCC & M. S Tank

612.60

2011

13

23

ETP Area 

RCC Tank

339.28

2011

13

24

Security Cabin With Otla + Pantry + Otla + OKC

RCC Framed with BBM Walls 

99.03

2001

23

25

ETP & Chemical Storage Shed

RCC Framed with BBM Walls 

507.43

2011

13

26

RO Plant & MCC Room

RCC Framed with BBM Walls 

282.7

2011

13

27

MCC Room

M. S. Framed with BBM Walls Up to 1.5 M. Above That A.C Sheet Cladding

93.00

2021

3

28

RM Store Shed

RCC Framed with BBM Walls 

402.36

1998

26

29

Production Office

RCC Framed with BBM Walls 

34.93

2011

13

30

Finished Goods Store

RCC Framed with BBM Walls 

1,914.34

2014

10

31

FDA Facility 

RCC Framed with BBM Walls 

1,698.81

2014

10

32

Decanter Room Shed

RCC Framed with BBM Walls 

106.65

2011

13

33

Utility Building & Cooling Tower

RCC Framed with BBM Walls 

203.08

2011

13

34

Scrap Yard

BBM Walls

 

2014

10

35

Sludge Dry Bed (New)

M. S. Framed 

160.16

2018

6

36

Hopper Area

M. S. Framed 

403.57

2014

10

37

Pharma Building

RCC Framed with BBM Walls 

902.73

2014

10

38

Pharma Tank Farm

M. S. Framed 

161.56

2018

6

39

Aeration Tank

RCC Framed with BBM Walls 

850 KL

2014

10

40

UASB Tank

RCC Tank

1250 KL

2014

10

41

Store Office

RCC Framed with BBM Walls 

163.69

2011

13

 

New Additional Building/ Structure

 

 

 

 

43

CHLORO PLANT EXTN.

M. S. Framed 

204.60

2023

1

44

LAB EXTENSTION 

RCC Framed 

228.45

2023

1

45

CATION PLANT

MS Column Structure

1,063.80

2023

1

46

SPECIALITY PIANT

RCC Column Structure

1,242.08

2023

1

47

CETRIFUGE SHED

MS Column Structure

137.16

2023

1

48

PHARMA TANK FARM

_

80.76

2023

1

49

SUBMEGRGED UF TANK

_

47.68

2023

1

50

PH CORRECTION TANK

_

14.30

2023

1

51

UASB REACTOR/CLARFIER TANK

_

369.00

2023

1

52

NEW ARATION TANK / ANOXIL TANK

_

194.48

2023

1

53

PHARMA BUILDING 

RCC Framed 

1,699.57

2023

1

54

CANTEEN 

RCC Framed 

94.50

2023

1

55

ENGINEERING STORE 

RCC Framed 

143.22

2023

1

56

SCRAP YARD

_

2,750.00

2023

1

Total

30,299.00
We have considered the area of buildings / structures as per approved plan for our valuation.  Any other additional Structure which are not mentioned in Approved plan we have not considered for valuation
6.

Location of property
:

a)

Plot No. / Survey No.
:

5811, 5812 and 5813
b)

Door No.
:

N.A.
c)

T.S. No. / Village
:

Village - Sarangpur
d)

Ward / Taluka
:

Taluka - Ankleshwar
e)

Mandal / District
:

Dist – Bharuch
7.

Postal address of the property
:

Industrial Land & Building known as "ION Exchange (India) Limited." On Plot Number 5811, 5812 and 5813, GIDC Industrial Area, Village - Sarangpur, Taluka Ankleshwar, District- Bharuch, Gujarat - 393 002, India.
8.

City / Town
:

-
Residential area

:

No
Commercial area
:

No

Industrial area

:

Yes
9.
Classification of the area

:
i) High / Middle / Poor

:
Middle Class

ii) Urban / Semi Urban / Rural

:
Urban
10.
Coming under Corporation limit / Village Panchayat / Municipality

:
GIDC
11.
Whether covered under any State / Central Govt. enactments (e.g., Urban Land Ceiling Act) or notified under agency area/ scheduled area / cantonment area

:
No

12.

In Case it is Agricultural land, any conversion to house site plots is contemplated
:
N.A.

13.
Boundaries of the property
As per Sale Deed
As per Site

North

:

50 Meter Green Space
Green Space
South 

:

20 Meter Road
Road/ Goklesh Lifesciences 
East

:

20 Meter Green Space
Green Space
West

:

Plot No. 5810
Industrial Unit
14.1
Dimensions of the site

N. A. as the land is irregular in shape             
A                                           As per the Deed

B                                  Actuals

North

:

-

-
South 

:

-

-
East

:

-

-
West

:

-

-
14.2

Latitude, Longitude & Co-ordinates of property
:

21°37'58.4"N 73°02'53.1"E
15.

Extent of the site

:

Plot area – 46,894.37 Sq. M.

(As per Approved Plan)  
Structure – As per Approved Plan 
16.

Extent of the site considered for Valuation (least of 14A& 14B)
:

As mentioned above
17.

Whether occupied by the owner / tenant? If occupied by tenant since how long? Rent received per month.
:

Owner Occupied
II

CHARACTERSTICS OF THE SITE
Classification of locality
:

Located in Middle class locality
Development of surrounding areas
:
Industrial properties
Possibility of frequent flooding/ sub-merging
:
No
Feasibility to the Civic amenities like School, Hospital, Bus Stop, Market etc.
:
All Civic amenities available nearby
Level of land with topographical conditions
:
Plain
Shape of land
:
Irregular
Type of use to which it can be put
:
For Industrial purpose
Any usage restriction
:
Industrial
Is plot in town planning approved layout?
:
N.A.
Corner plot or intermittent plot?
:
Intermittent
Road facilities
:
Yes
Type of road available at present
:
B. T. Road
Width of road – is it below 20 ft. or more than 20 ft.
:
More than 20 ft
Is it a Land – Locked land?
:
No
Water potentiality
:
Available 
Underground sewerage system
:
Available 
Is Power supply is available in the site
:
Available 
Advantages of the site
:
Located in Industrial Area
Special remarks, if any like threat of acquisition of land for publics service  purposes, road widening or applicability of CRZ provisions etc.(Distance from sea-cost / tidal level must be incorporated)
:
No
Part – A (Valuation of land)
1
Size of plot
:

46,894.37 Sq. M.

(As per Approved Plan)  
North & South

:

-
East & West

:

-
2
Total extent of the plot
:

46,894.37 Sq. M.

(As per Approved Plan)  
3
Prevailing market rate (Along With details / reference of at least two latest deals / transactions with respect to adjacent properties in the areas)
:

` 7,500.00 to ` 9,500.00 per Sq. M. for land    
Details of recent transactions/online listings are attached with the report.
4
Guideline rate obtained from the Stamp Duty Ready Reckoner for land (an evidence thereof to be enclosed)
:

` 3,580.00 per Sq. M.
5
Assessed / adopted rate of valuation

:

` 8,500.00 per Sq. M.

6
Estimated value of land
:

` 39,86,02,145.00
Part – B (Valuation of Building)

1
Technical details of the building
:
a) Type of Building (Residential / Commercial / Industrial)
:
Industrial
b) Type of construction (Load bearing / RCC / Steel Framed)

:
R.C.C. Framed / Steel Framed / Load bearing structure
c) Year of construction

:
As per brief description 
d) Number of floors and height of each floor including basement, if any

:
As per brief description
e) Plinth area floor-wise

:
Mention above
f) Condition of the building

:
i) Exterior – Excellent, Good, Normal, Poor
:
Normal 

ii) Interior – Excellent, Good, Normal, Poor

:
Normal 

g) Date of issue and validity of layout of approved map 

:

Revised Approved Plan No. 712 dated 12.02.2021 for Plot No. 5811 /12/ 13, GIDC Ankleshwar, Plot No. 5811 to 5813, at GIDC, Estate Area issued by Director Industrial Safety & Health, Gujarat State, Ahmedabad.
h) Approved map / plan issuing authority

:

i) Whether genuineness or authenticity of approved map / plan is verified

:

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

:

No
Specifications of construction (floor-wise) in respect of 

Sr.

No.
Description

Foundation

:
RCC
Basement

:
No
Superstructure

:
No
Joinery / Doors & Windows (Please furnish details about size of frames, shutters, glazing, fitting etc. and specify the species of timber
:
Glass doors and Aluminum sliding windows in office. Rolling shutter, MS main gate
RCC Works

:
Plastering

:
Cement 
Flooring, Skirting, dado

:
Cement, Vitrified in office.
Special finish as marble, granite, wooden paneling, grills etc.

:
No
Roofing including weather proof course

:
RCC and AC sheet roof
Drainage

:
Connected to maniple sewer
2.
Compound Wall
:

Height
:

The compound wall consists of R. R. masonry 
Length

:

Type of construction

:

3.

Electrical installation

:

Type of wiring
:
Industrial
Class of fittings (superior / ordinary / poor)
:
Ordinary
Number of light points
:
Provided as per requirement
Fan points

:
Provided as per requirement
Spare plug points
:
Provided as per requirement
Any other item
:
-

4.
Plumbing installation

a) No. of water closets and their type
:
Provided as per requirement
b) No. of wash basins

:
Provided as per requirement
c) No. of urinals
:
Provided as per requirement
d) No. of bath tubs
:
Provided as per requirement
e) Water meters, taps etc.
:
Provided as per requirement
f) Any other fixtures
:
Provided as per requirement
STRUCTURES

S. No.
Description of Structure

BUA in Sq, M.

YOC

Age in Yrs

Residual Life in Yrs.

 Full Rates `/sq. M 

 Depd. Rates `/ Sq. M. 

Total Value in `
Insurance Value in `
1

Chloro Plant Building

2455.71

1998

26

24

12,500

6,650

16,330,472

30,696,375

2

Control Room

755.11

1998

26

34

14,500

8,845

6,678,948

10,949,095

3

Instrument Lab 

239.69

2001

23

37

15,000

9,825

2,354,954

3,595,350

4

Utility Building & Otla

437.94

2011

13

37

14,000

10,724

4,696,469

6,131,160

5

Electrical, s UB Station or D.G PCC

322.19

1998

26

34

14,500

8,845

2,849,771

4,671,755

6

Finished Product Godown & Office + Otla

1,030.38

1998

26

34

14,500

8,845

9,113,711

14,940,510

7

Non Petroleum Tank

459.77

2007

17

13

10,000

4,900

2,252,873

4,597,700

8

Petroleum Class A-B Tank

130.81

1998

26

24

12,000

6,384

835,091

1,569,720

9

Cold Storage Shed

110.09

2016

8

52

14,500

12,760

1,404,748

1,596,305

10

RCC underground 4 Solvent Tank

80 KL

1998

26

34

10

6

800,000

488,000

11

Petroleum Class C Tank

296.36

2007

17

13

10,000

4,900

1,452,164

2,963,600

12

Under Ground Water Storage Tank

300 KL

1998

26

34

10

6

3,000,000

1,830,000

13

Fire Hydrant Water Storage

400 KL

1998

26

34

10

6

4,000,000

2,440,000

14

ETP

200 KL

1998

26

34

10

6

2,000,000

1,220,000

15

Actylate Storage

195

2007

17

13

10,000

4,900

955,500

1,950,000

16

Lime Shed

147.99

1998

26

34

5,500

3,355

496,506

813,945

17

Amination Drying & Bending 

4,470.27

1998

26

24

12,500

6,650

29,727,296

55,878,375

18

Storage Shed & Cation Plant

1,903.29

2001

23

27

12,500

7,325

13,941,599

23,791,125

19

Pilot Plant

467.67

2001

23

27

12,500

7,325

3,425,683

5,845,875

20

E TP Area All Tank & Chemical Storage Shed

328.69

2000

24

36

12,500

8,000

2,629,520

4,108,625

21

Sludge Dry Bed

192.40

2018

6

44

12,000

10,704

2,059,450

2,308,800

22

ETP Area All Tank & RO Plant Shed & MCC Room

612.60

2011

13

47

12,500

10,063

6,164,288

7,657,500

23

ETP Area 

339.28

2011

13

47

10,000

8,050

2,731,204

3,392,800

24

Security Cabin with Otla + Pantry + Otla + OKC

99.03

2001

23

37

14,500

9,498

940,537

1,435,935

25

ETP & Chemical Storage Shed

507.43

2011

13

47

14,500

11,673

5,922,977

7,357,735

26

RO Plant & MCC Room

282.7

2011

13

47

14,500

11,673

3,299,816

4,099,150

27

MCC Room

93.00

2021

3

47

12,000

11,352

1,055,736

1,116,000

28

RM Store Shed

402.36

1998

26

34

14,500

8,845

3,558,874

5,834,220

29

Production Office

34.93

2011

13

47

14,500

11,673

407,720

506,485

30

Finished Goods Store

1,914.34

2014

10

50

14,500

12,325

23,594,241

27,757,930

31

FDA Facility 

1,698.81

2014

10

50

14,500

12,325

20,937,833

24,632,745

32

Decanter Room Shed

106.65

2011

13

47

14,500

11,673

1,244,872

1,546,425

33

Utility Building & Cooling Tower

203.08

2011

13

47

14,500

11,673

2,370,451

2,944,660

34

Scrap Yard

2014

10

20

15,033

10,523

-

-

35

Sludge Dry Bed (New)

160.16

2018

6

44

12,000

10,704

1,714,353

1,921,920

36

Hopper Area

403.57

2014

10

40

12,000

9,840

3,971,129

4,842,840

37

Pharma Building

902.73

2014

10

50

14,500

12,325

11,126,147

13,089,585

38

Pharma Tank Farm

161.56

2018

6

44

12,000

10,704

1,729,338

1,938,720

39

Aeration Tank

850 KL

2014

10

50

10

9

8,500,000

7,225,000

40

UASB Tank

1250 KL

2014

10

50

10

9

12,500,000

10,625,000

41

Store Office

163.69

2011

13

47

14,500

11,673

1,910,672

2,373,505

 

New Additional Building/ Structure
43

CHLORO PLANT EXTN.

204.60

2023

1

49

16,500

16,500

3,375,900

3,375,900

44

LAB EXTENSTION 

228.45

2023

1

59

16,500

16,500

3,769,425

3,769,425

45

CATION PLANT

1,063.80

2023

1

49

15,000

15,000

15,957,000

15,957,000

46

SPECIALITY PIANT

1,242.08

2023

1

59

22,500

22,500

27,946,800

27,946,800

47

CETRIFUGE SHED

137.16

2023

1

49

12,000

12,000

1,645,920

1,645,920

48

PHARMA TANK FARM

80.76

2023

1

39

5,000

4,888

394,715

403,800

49

SUBMEGRGED UF TANK

47.68

2023

1

39

5,000

4,888

233,036

238,400

50

PH CORRECTION TANK

14.30

2023

1

39

5,000

4,888

69,891

71,500

51

UASB REACTOR/CLARFIER TANK

369.00

2023

1

39

5,000

4,888

1,803,488

1,845,000

52

NEW ARATION TANK / ANOXIL TANK

194.48

2023

1

39

5,000

4,888

950,521

972,400

53

PHARMA BUILDING 

1,699.57

2023

1

59

22,500

22,500

38,240,325

38,240,325

54

CANTEEN 

94.50

2023

1

59

14,500

14,500

1,370,250

1,370,250

55

ENGINEERING STORE 

143.22

2023

1

59

14,500

14,500

2,076,690

2,076,690

56

SCRAP YARD

2,750.00

2023

1

39

500

500

1,375,000

1,375,000

 

 

30,299

Total

32,38,93,902
41,19,72,880

Part – C (Extra Items)

:

Amount in `
Portico
:

Included in the Cost of Construction

Ornamental front door

:

Sit out / Verandah with steel grills

:

Overhead water tank

:

Extra steel / collapsible gates

:

Total

Part – D (Amenities)

:

Amount in `
Wardrobes

:

Included in the Cost of Construction

Glazed tiles

:

Extra sinks and bath tub

:

Marble / ceramic tiles flooring

:

Interior decorations

:

Architectural elevation works

Paneling works

Aluminum works

Aluminum hand rails

False ceiling

Total

Part – E (Miscellaneous)

:

Amount in `
Separate toilet room
:

Included in the Cost of Construction

Separate lumber room

:

Separate water tank / sump

:

Trees, gardening

:

Total

Part – F (Services)

:

Amount in `
Water supply arrangements
:

Included in the Cost of Construction

Drainage arrangements

:

Compound wall

:

C.B. deposits, fittings etc.

:

Pavement

Total

Total abstract of the entire property:-
Part – A

Land
:

` 39,86,02,145.00
Part – B

Building

:

` 32,38,93,902.00
Land Development 
:
Included in the Cost of Construction
Part – C

Compound wall

:

Included in the Cost of Construction
Part - D

Amenities

:

Included in the Cost of Construction
Part – E

Pavement

:
Included in the Cost of Construction
Part – F

Services

:
Included in the Cost of Construction
Fair Market Value

:
` 72,24,96,047.00
Realizable Value

:
` 65,02,46,442.00
Distress Sale Value

:

` 57,79,96,837.00
Insurable Value

:

` 41,19,72,880.00
The cost approach is a Real Property Valuation method which considers the value of a property as the cost of the land plus the replacement cost of the building (construction costs) minus the physical and functional depreciation. 
This approach is most commonly used for real estate properties that are not easily sold like schools, hospitals, and government buildings.
Land cost can be estimated using the Sales Comparison Approach by studying recent sales of land close to the subject property, and these sales should be comparable in size and location with subject property. 
There are different ways to estimate replacement costs, the most common being finding out the cost to build a square foot of comparable properties multiplied by the total square footage of the building. The cost approach is commonly used for Residential Bungalow, Industrial Building and properties mentioned above.  
As the property is an Industrial land and factory thereof, we have adopted Cost approach/ Land And Building Method for the purpose of valuation. The Price for similar type of property in the nearby vicinity is in the range of                                            ` 7,500.00 to ` 9,500.00 per Sq. M. for land Considering the rate with attached report, current market conditions, demand and supply position, Land size, location, upswing in real estate prices, sustained demand for Factory / Plot, all round development of commercial and industrial application in the locality etc. The Land Rate for the said land is 
` 8,500.00 per Sq. M. and the same is considered for our valuation. 

The saleability of the property is : Normal 

Likely rental values in future in: Amount Rs. N.A.
Any likely income it may generate: Rental Income

Sharadkumar B. Chalikwar

Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09

Place: Thane
Date: 18.07.2024


Actual Site Photographs
[image: image9.jpg]uch
Ge

Hotel Narmada Gate @)
Sleet ey

Kendriya

Vidyalayas@) 5«&59 ; g LAXMAN NAGAR
oo Varsha Hotel G4 o
9 Jalaram Temple
AR HER
MIRANAGAR
2 = a4z C DA
fandir @) et W i o =
e . Ion Exchange

1 School
TR ¢/ Mahindra Mega
Automobiles -
arat Gas Limited
4ot 9 Ankleshwar Junction®

(@R

_Joggers Park

Ankleshwar
& 5 Anklesvar INA i sirg
s sz Yogi Estate Ankleshwar
£ INA 9 Lolze
5 wisdss
P Garden City Cricket
/ Ground & Garba Ground
G.1.D.C 216+ il
(52 265

AZAD NAGAR
UBLE

-uani

Samsung SmartCafé
"N Birhan Mobiles)

GARDEN CITY



[image: image10.jpg]


[image: image11.jpg]- g‘\ometnc Volume. Job No. HN2811IE
~ MOC(Wetted Parts) S. Model No.  [HD-10000SL]

y 'Design Press. / TestPress. [ FV. | 1. ?  Design Temp.[ 150
Jacketl lepet / Shaft-
!

* Design Temp. | 150

kg

3lock No. 140B Paiki Plot No.4&5,
: Dist.: Navsari, Gujarat, India. ]
6. Ph.No. (+912637) -270150-58 —— s





[image: image12.jpg]


[image: image13.jpg]


[image: image14.jpg]



[image: image15.jpg]PRODUCTION OFFIGE-02 (6F)




[image: image16.jpg]HVAC SYSTEM

STORE LAYOUT

g
=
a
g
m
A
8

e




[image: image17.jpg]LA AN

oot _s__:_.._._______s..__,_tw.__{zs





Actual Site Photographs
[image: image18.jpg]


[image: image19.jpg]


[image: image20.jpg]PHARMA PLANT
W‘- PHARMA PLANT-02

7-— RAW lViATERIAL STORAGE

‘I‘ INTERMEDIATE AREA

| <= | ENGINEERING DEPARTMENT
e | s




[image: image21.jpg]


[image: image22.jpg]


[image: image23.jpg]



[image: image24.jpg]


[image: image25.jpg]


[image: image26.jpg]



Actual Site Photographs  
[image: image27.jpg]


[image: image28.jpg]


[image: image29.jpg]



[image: image30.jpg]


[image: image31.jpg]


[image: image32.jpg]



[image: image33.jpg]


[image: image34.jpg]


[image: image35.jpg]N

gf‘\a\m%i, &





Actual Site Photographs  
[image: image36.jpg]v

R LD OO R




[image: image37.jpg]


[image: image38.jpg]



[image: image39.jpg]


[image: image40.jpg]


[image: image41.jpg]



[image: image42.jpg]g W

[
L\ YR

4 |

s
L”"%%?.&«

Y

S
NOOOOOOOGOE
QORI




[image: image43.jpg]LI R 7 A
/

_4___ -




[image: image44.jpg]



Actual Site Photographs  
[image: image45.jpg]


[image: image46.jpg]


[image: image47.jpg]



[image: image48.jpg]


[image: image49.jpg]I\

B

i

=




[image: image50.jpg]



[image: image51.jpg]


[image: image52.jpg]


[image: image53.jpg]A.

[

!

-

A

-




Actual Site Photographs  
[image: image54.jpg]


[image: image55.jpg]


[image: image56.jpg].1.3

/vl _ﬁ ;\f k ,.





[image: image57.jpg]


[image: image58.jpg]H
E

specig




[image: image59.jpg]



[image: image60.jpg]


[image: image61.jpg]N » o
I [ N1 R R




[image: image62.jpg]dalalott o





Actual Site Photographs  
[image: image63.jpg]


[image: image64.jpg]


[image: image65.jpg]



[image: image66.jpg]


[image: image67.jpg]


[image: image68.jpg]



[image: image69.jpg]N i~
\w ~ AR COMP SERVICE (4000 KRS KIr) o o1 - 26,0723
‘ TOTALRUN RS - 5133
TOTAL LOAD HRS - 5119
N OIL REPLACED - 58 LTR
B OIL SEPRATOR REPLAGED - 01 NOS
. OIL FILTER REPLAGED 02 0§
: SUCTION FILTER REPLAGED - 01 NOS

T




[image: image70.jpg]


[image: image71.jpg]



Actual Site Photographs  
[image: image72.jpg]A A A A A A A 3




[image: image73.jpg]MOTOR KW -
YEAR OF MFG




[image: image74.jpg]



[image: image75.jpg]


[image: image76.jpg]



[image: image77.jpg]



[image: image78.jpg]


[image: image79.jpg].’ ,' ', z v
c" OOMP ' . ‘ CHCOMP i
==
AR mssm e WlDWE.;L !

ey

| 5 "

»



[image: image80.jpg]Y ey uuu ml Wll/ﬂ[////// |





Actual Site Photographs  
[image: image81.jpg]


[image: image82.jpg].4 Pune-india -
E 5 Marshall B ® Boiler
1A R i
: i
L L i lnssk‘nlr';rcﬂ(a)
Y . 1583Ka/Sa. Cm (G)
" Mﬁ!&_




[image: image83.jpg]



[image: image84.jpg]


[image: image85.jpg]


[image: image86.jpg]



[image: image87.jpg]


[image: image88.jpg]


[image: image89.jpg]



Actual Site Photographs  
[image: image90.jpg]


[image: image91.jpg]


[image: image92.jpg]



[image: image93.jpg]


[image: image94.jpg]


[image: image95.jpg]



[image: image96.jpg]


[image: image97.jpg]forsoem
0.00 Liw

LT 5068

| -67.47 M

|
Lot -
VALVE MENU B =% r.sos

o

oo M2 @
001 Mafmr

kT

] e Eny

10000

v

o EXCr



[image: image98.jpg]



Actual Site Photographs  
[image: image99.jpg]


[image: image100.jpg]


[image: image101.jpg]



[image: image102.jpg] RoucrioN OFFICE| S|

el

pm— Ll




[image: image103.jpg]1ION EXCHAY

psr | wasner|  veos

L s
| " ol A
wammew | e [ vonoms | ocnome |
E : ! R502 | rrT . ] Y
T 0 e e [ Ao
| i ] [ i e

WATER

FLOW
TOTAL -
P
CATION CHLORO-2 M (COOLING TWR DM PHARAM newere |
-18.73 35.09 -0.02 -0.03 0.03 |
MR MR MIHR i wann |

0.00 a;‘?o
(2]

cw TEMP AMINE IN
32.98 e

=
(s




[image: image104.jpg]



[image: image105.jpg]


[image: image106.jpg]Y4

4 4



[image: image107.jpg]



Actual Site Photographs  
[image: image108.jpg]


[image: image109.jpg]


[image: image110.jpg]



[image: image111.jpg]


[image: image112.jpg]


[image: image113.jpg]i —— = )/

'y \..._? ,

' 4
2%





[image: image114.jpg]


[image: image115.jpg]


[image: image116.jpg]



Actual Site Photographs  
[image: image117.jpg]


[image: image118.jpg]


[image: image119.jpg]



[image: image120.jpg]



[image: image121.jpg]


[image: image122.jpg]



[image: image123.jpg]\\\\\\\\\)3\\\\\
M




[image: image124.jpg]el

RENOVEMCTH TOFRESHAR GVEARTIOAL | _ 1 o

|
35 i | RAITANTTO EYES, NOSE: THROAT AND SKIN MABLE | RESPRATION F NOT BREATHING. IF SKIN | EYE
= |1 [STYRENE | 1.4% | 6% 31°C | 50 ppm APOURCANCAUSSHEADACHE DzaNESS | FLAMMABLE | Cor ks wiTs PLENTY OF WATER.
AR, - MING, FLUSH THE AFFECTED AREAWTH | FOAM, CO2 & AB,
L] NG,
T 1 LARGE QUANTITY OF WATER.
| EYE RRITATION, HEADACHE, FATIGUE, REMOVE VICTIM TO FRESH AIR AREA, INDUCE
3 METHANOL | 6%  (36.5% 12°C |20 ppm SromamEseiAaer cis FLAMMABLE | VOUITING, FLUSH THE AFFECTED AREA WITH | FOAM, & ABC
(ARGE QUANTTY OF WhTER.
4. |MF EVE. SKIN & RESPIRATORY IRRIT 'REMOVE VICTIN TO FRESH AIR AREA, INDUCE 4
‘ % | 73%| 60°C |04 ppm FLAMMASLE | VOUTNG FLu3i TeAeEECTED nea T | JBAM, CO2 & ABC
A 2% " sespon o e
: e, [156% 7°C | 5ppm | BN IRomen FLAMMABLE | TouThc. FLusn e
L] i 2% 144 : . :
O °C | 5ppm | e s ny FLAMMABLE | U SO RS i
| ELISVE e NA | NA | pg [EeToLN LARGE Qe A VT | FOAM, CO2 & ABC
Nor | Rewowe
Wy O MOUTH & STOMACH FLAMMABLE | VOU| | TO FRESH AIR AREA,| INDUCE
i 3N 1 mo B To o - | BB U ATECTED Rcawry | USE DRY SAND
SRS | oy A DURING SPILLAGE
ol oo M YOUTING L% AR AREA,|
TR o sevaaron | LRGE Gl o AFECTED A USE DRY sanp
eSSt NS Afrecr PO | Rehove ionw T DURING SPiL og
o LANNABLE | MG LU OFRES AR A oo | — E
icous ™ SAND'
FLan Ve o DURING sp,
—— (PAMaLe | YoM e S AR Aven Wouce Lace |
- O water > AEA WIT




[image: image125.jpg]



Actual Site Photographs  
[image: image126.jpg]


[image: image127.jpg]%




[image: image128.jpg]



[image: image129.jpg]



[image: image130.jpg]


[image: image131.jpg]



[image: image132.jpg]J BT AT




[image: image133.jpg]


[image: image134.jpg]:munm;;;imﬁf‘ i X7




Actual Site Photographs  
[image: image135.jpg]



[image: image136.jpg]


[image: image137.jpg]| -

Vi
\ -\i\uwpll

\

\

/





[image: image138.jpg]Wiy

NNy
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Longitude Latitude: 21°37'58.4"N 73°02'53.1"E
Note: The Blue line shows the route to site from nearest railway station (Ankleshwar – 7.1 Km.) 
GIDC Rate
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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 ` 72,24,96,047.00 (Rupees Seventy-Two Crore Twenty-Four Lakh Ninety-Six Thousand and Forty-Seven Only). The Realizable Value of the above property is ` 65,02,46,442.00 (Rupees Sixty-Five Crore Two Lakh Forty-Six Thousand Four Hundred Forty-Two Only) and the distress value is ` 57,79,96,837.00 (Rupees Fifty-Seven Crore Seventy-Nine Lakh Ninety-Six Thousand Eight Hundred and Thirty-Seven Only). 

Place: Thane
Date: 18.07.2024              
            
Sharadkumar B. Chalikwar

Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09

The 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 

`_________________________ (Rupees ________________________________________________________

 ________________________________________only).

Date                                                                                                                                             

                                                                                                                                        Signature 

                                                                                                      (Name of the Branch Manager with Official seal)

Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 18th July 2024 and does not take into account any unforeseeable developments which could impact the same in the future.

Our Investigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we identify certain limitations to our investigations, this is to enable the reliant party to instruct further investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala Consultants India Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further investigations

Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing valuation advise because some matters are not capable of accurate calculations or fall outside the scope of our expertise, or out instructions. The reliant party accepts that the valuation contains certain specific assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in the valuation are incorrect, then this may have an effect on the valuation.

Information Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to be correct and has been used for appraisal exercise. Where it is stated in the report that another party has supplied information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this should prove not to be so.

Future Matters

To the extent that the valuation includes any statement as to a future matter, that statement is provided as an estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not warrant that such statements are accurate or correct.

Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and assume no responsibility in connection with such matters.

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the subject property is currently a vacant, contiguous and non-agricultural land parcel admeasuring 46,894.37 Sq. M. in the name of M/s. Ion Exchange (India) Ltd. Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the date of the appraisal.
Property Title

Based on our discussion with the Client, we understand that the subject property is owned by 
M/s. Ion Exchange (India) Ltd. For the purpose of this appraisal exercise, we have assumed that the subject property has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made no further enquiries with the relevant local authorities in this regard and does not certify the property as having a clear and marketable title. Further, no legal advice regarding the title and ownership of the subject property has been obtained for the purpose of this appraisal exercise. It has been assumed that the title deeds are clear and marketable.

Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any existing or proposed environmental law and any processes which are carried out on the property are regulated by environmental legislation and are properly licensed by the appropriate authorities.

Town Planning

The permissible land use, zoning, achievable FSI, area statement adopted for purpose of this valuation is based on the information provided by the Client's representative and the same has been adopted for this valuation purpose. VCIPL has assumed the same to be correct and permissible. VCIPL has not validated the same from any authority.

Area

Based on the information provided by the Client's representative, we understand that the subject property is a owner occupied, contiguous and non-agricultural land parcel admeasuring 46,894.37 Sq. M.
Condition & Repair

In the absence of any information to the contrary, we have assumed that there are no abnormal ground conditions, nor archaeological remains present which might adversely affect the current or future occupation, development or value of the property. The property is free from rat, infestation, structural or latent defect. No currently known deleterious or hazardous materials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and comments made in the property details do not purport to express an opinion about , or advise upon, the condition of uninspected parts and should not be taken as making an implied representation or statement about such parts

Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Sale Comparison Approach Method and proposed Current use / Existing use premise is considered for this assignment.

The Direct Comparison Approach involves a comparison of the property being valued to similar properties that have actually been sold in arms - length transactions or are offered for sale. This approach demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar properties in an open and competitive market and is particularly useful in estimating the value of the land and properties that are typically traded on a unit basis.


In case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the subject micro-market in order to calculate the percentage increase / decrease in values since the date of the identified transactions. This percentage would then be adopted to project the current value of the same.


Where reliance has been placed upon external sources of information in applying the valuation methodologies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently verified that information and VCIPL does not advise nor accept it as reliable. The person or entity to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the valuation is incorrect, then this may have an effect on the valuation.

Not a Structural Survey

We state that this is a valuation report and not a structural survey

Other

All measurements, areas and ages quoted in our report are approximate

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to taxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to appear in court by reason of this appraisal report, with reference to the property in question, unless arrangement has been made thereof. Further, no legal advice on any aspects has been obtained for the purpose of this appraisal exercise

Property specific assumptions

Based on inputs received from the client and site visit conducted, we understand that the subject property is currently owner occupied, contiguous and non-agricultural land parcel admeasuring 46,894.37 Sq. M. and structure thereof.
ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS
1. We assume no responsibility for matters of legal nature affecting the property appraised or the title thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable. 

2. The property is valued as though under responsible ownership.

3. It is assumed that the property is free of liens and encumbrances.

4. It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would render it more or less valuable. No responsibility is assumed for such conditions or for engineering that might be required to discover such factors.

5. There is no direct/ indirect interest in the property valued.

6. The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing market rates

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property under reference as on 18th July 2024.
The term Fair Market Value is defined as

“The most probable price, as of a specified date, in cash, terms equivalent to cash, or in other precisely revealed terms for which the specified property rights would sell after reasonable exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self interest assuming that neither is under undue duress”.

Fundamental assumptions and conditions presumed in this definition are:

1.
Buyer and seller are motivated by self-interest.

2.
Buyer and seller are well informed and are acting prudently.

3.
The property is exposed for a reasonable time on the open market.

4.
Payment is made in cash or equivalent or in specified financing terms.

DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then, with the full knowledge of the AND/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERTY PREMISES

Considering various parameters recorded, existing economic scenario, and the information that is available with reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the property premises can be assessed and valued for purpose at ` 72,24,96,047.00 (Rupees Seventy-Two Crore Twenty-Four Lakh Ninety-Six Thousand and Forty-Seven Only).
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 
Chartered Engineer (India)
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