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PART B SBI FORMAT ON OPINION REPORT ON VALUATION
Name & Address of the Branch State Bank Of India, SME, NEPZ, Noida

Name & Designation of concerned officer Rachana Kumari (Ph. No.+91- 8178048289)

Name of the Borrower company M/s. Bansal Wire Industries Ltd.
S.NO. CONTENTS DESCRIPTION
. GENERAL
1. | Purpose of Valuation For Periodic Re-valuation of the mortgaged property
a. Date of Inspection of the 9 June 2022
Property
b. Date of Valuation Assessment | 20 June 2022
c. Date of Valuation Report 20 June 2022
3. | List of documents produced for perusal Documents Documents Documents
(Documents has been referred only for Requested Provided Reference No.
reference purpose) Total 02 Total 02 Total 02
documents documents documents
requested. provided provided
Allottment Papers Lease Deed Dated: 16/09/2009
Copy of TIR Copy of TIR Dated: 11/10/2021
4. | Name of the owner(s) M/s. Bansal Wire Industries Ltd.
Address/ Phone no. Address: 1%t Floor, Bhadurgarh Road, Sadar Bazar, Delhi
Phone No.: NA
8. Brief description of the property

This opinion on Valuation report is prepared for the property situated at the aforesaid address having
total land area admeasuring 5,518 sq.mtr. (6,599.47 sq.yrd.) as per the documents/ land details provided
to us by the bank/ client.

This is a lease hold land transferred by the virtue of lease deed for the tenure of 90 years starting from
24/12/1963 between UPSIDC and M/s. Bansal Wire Industries Ltd. All the details are provided to us from
the client/ bank and is relied upon in good faith, bank is advised to check the same at their end.

CASE NO.: VIS(2022-23)-PL125-103-179
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es'Limited B-5%.

Measure distance

Click on the map to add to your path

Total area: 5,476.16 m? (58,944.89 ft3)
Total distance: 303.82 m (996.79 ft)

Building and Civil Work:

The subject property is made of a mix of RCC framed pillar beam column on RCC slab structure and
also shed Area on Load Bearing wall and structure made of iron with variable roof heights of overall
structure. These structures are being used for manufacturing of different types of wire and administrative
purpose also. Measurement of various buildings present at site are taken during the site survey as no
relevant building documents were provided to us by the bank.

Project Location:

M/s Bansal Wire Industries Ltd., located at Plot No. B-6, Loni Road, Site- 2, District- Ghaziabad. The
nearest metro station from the site is Mohan Nagar Metro Station, located at the distance approx. 1 km
away. All the basic civic amenities are within 1 — 1.5 km radius from the site. The subject property is
located within an urban developing industrial area. Closest main Road is Grand Trunk Road which is
approx. 700 m. away from the property.

In case of discrepancy in the address mentioned in the property documents and the pr hown to
us at the site due to change in zoning or administrative level at the site or client mi

CASE NO.: VIS(2022-23)-PL125-103-179
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providing the fabricated document, the valuation should be considered of the property shown to us at the
site of which the photographs are also attached. Our responsibility will be only related to the valuation of
the property shown to us on the site and not regarding matching from the documents or searching the
property from our own. Banker to verify from district administration/ tehsil level the identification of the
property if it is the same matching with the document pledged.
This report only contains general assessment & opinion on the Guideline Value and the indicative,
estimated Market Value of the property of which Bank/ customer asked us to conduct the Valuation for
the property found on as-is-where basis as shown on the site by the Bank/ customer of which
photographs is also attached with the report. No legal aspects in terms of ownership or any other legal
aspect is taken into consideration. Even if any such information is mentioned in the report it is only
referred from the information provided for which we do not assume any responsibility. Due care has been
given while doing valuation assessment but it doesn’t contain any due-diligence or audit or verification of
any kind other than the valuation computation of the property shown to us on site. Information/ data/
documents given to us by Bank/ client have been relied upon in good faith. This report doesn’t contain
any other recommendations of any sort.
6. | Location of the property
6.1 Plot No. / Survey No. Plot No. B -6
6.2 Door No. Not applicable
6.3T. S. No./ Village -
6.4 Ward / Taluka -—
6.5 Mandal / District Ghaziabad
6.6 Postal address of the property Industrial Plot No. B-6, Loni Road, Site-2, Tehsil & District-
Ghaziabad, Uttar Pradesh.
6.7 Latitude, Longitude & 28°40'52.2"N 77°22'58.0"E
Coordinates of the site
6.8 Nearby Landmark Ashok Leyland Work Shop
7. | City Categorization Metro City ‘ Urban developing
Type of Area Notified Industrial area
8. | Classification of the area Upper Middle Class (Good) [ Urban developing
Within urban developing zone
9. | Local Government Body Category Urban Municipal Corporation (Nagar
(Corporation limit / Village Panchayat / Nigam)
Municipality) - Type & Name Ghaziabad Municipal Corporation
10. | Whether covered under any prohibited/ No NA
restricted/ reserved area/ zone through
State / Central Govt. enactments (e.g.
Urban Land Ceiling Act) or notified
under agency area / scheduled area / NA
cantonment area/ heritage area/
coastal area
11. | In case it is an agricultural land, any As per documents it is not an Agriculture land
conversion of land use done
12. | Boundary schedule of the Property

CASE NO.: VIS(2022-23)-PL125-103-179
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Are Boundaries matched

No, Boundaries are not matched with as per mentioned in

Documents.
Directions As per Documents Actually found at Site
North 80 feet wide road Entry Road
South Plot No. 21 & 22 Open Land
East Plot No. B-7 Other Property
West Plot No. A-5 Plot no. B-5
13. | Dimensions of the site
Directions As per Documents (A) Actually found at Site (B)
North Not available in documents. ~ 60 mtr
South Not available in documents. ~ 60 mtr
East Not available in documents. ~92 mtr.
West Not available in documents. ~92 mitr.
14. | Extent of the site 5,518 sq. mtr. ~5,518 sq. mtr

15. | Extent of the site considered for
valuation (least of 14A & 14B)

5,518 sq. mtr. (as per the documents provide to us by the bank)

16. | Property presently occupied/
possessed by

Lessee

If occupied by tenant, since how long?

Not applicable

Rent received per month

Not applicable

CHARACTERISTICS OF THE SITE

1. | Classification of the locality Already described at S.No. | (Point 08).
2 Development of surrounding areas Developing area, Industries setup in nearby location of the
subject property

3. | Possibility of frequent flooding / sub- No such information came into knowledge

merging
4. | Proximity to the Civic amenities & social infrastructure like school, hospital, bus stop, market, etc.

School Hospital Market Bus Stop Railway Metro Airport
Station
~200 mtr. ~500 mtr. ~ 500 mtr. ~1 Km ~5 Kms. ~1 Km ~38 Kms.

5. | Level of land with topographical On road level/ Solid Land

conditions

Shape of land

Rectangle

Type of use to which it can be put

Appropriate for industrial use

Any usage restriction

Yes, only for industrial use

© o N o

Is plot in town planning approved
layout?/ Zoning regulation

Can't say since no
confirmation on jurisdiction

Industrial as per visual
observation and as per
surrounding area conditions

10. | Corner plot or intermittent plot?

It is not a corner plot

11. | Road facilities

(a) Main Road Name & Width

~ 120 ft.

Grand Trunk Road

(b) Front Road Name & width

~ 40 ft.

Loni Road

CASE NO.: VIS(2022-23)-PL125-103-179
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(c) Type of Approach Road Bituminous Road

(d) Distance from the Main Road ~ 800 mtr.
12. | Type of road available at present Bituminous Road
13. | Width of road —is it below 20 ft. or More than 20 ft.

more than

14. | Isit a land — locked land? No
15. | Water potentiality Yes available in the locality from municipal connection
16. | Underground sewerage system Yes
17. | Is power supply available at the site? Yes
18. | Advantages of the site Mode of Transportation is good

19. | Special remarks, if any, like:
a. Notification of land acquisition | No such information came in front of us and could be found

if any in the area on public domain
b. Notification of road widening if | No such information came in front of us and could be found
any in the area on public domain

c. Applicability of CRZ provisions | No
etc. (Distance from sea-coast /
tidal level must be
incorporated)

d. Any other NA

M. VALUATION OF LAND

1. | Size of plot

North & South

East & West

2. | Total extent of the plot

3. | Prevailing market rate (Along with

details/reference of at least two latest

deals/ transactions with respect to

adjacent properties in the areas)

4. | Guideline rate obtained from the

Registrar’s Office (an evidence thereof

to be enclosed)

Assessed / adopted rate of valuation
6. | Estimated Value of Land

Iv. VALUATION OF BUILDING
1. | Technical details of the building

a. Type of Building (Residential / | INDUSTRIAL / INDUSTRIAL PLANT
Commercial/ Industrial)

Please refer to Part B — Area description of the Property.

Please refer to Part C - Procedure of Valuation Assessment
section.

o

b. Type of construction (Load Structure Slab Walls
bearing / RCC/ Steel Framed) Please refer to Please refer to Please refer to
attached sheet attached sheet attached sheet
c. Architecture design & finishing Interior |

CASE NO.: VIS(2022-23)-PL125-103-179
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Ordinary regular architecture | Ordinary regular architecture
/ Plain ordinary finishing / Plain ordinary finishing
d. Class of construction Class of construction: Class C construction (Simple/ Average)
e. Year of construction/ Age of 2010 12 years
construction
f.  Number of floors and height of | G+1

each floor including basement,
if any

Plinth area floor-wise

Please refer to attached sheet

@

Condition of the building

Interior Exterior

Ordinary/ Normal Ordinary/ Normal

i. Maintenance issues

Yes there are some maintenance issues in the building
structure which needs to be rectified

j. Visible damage in the building if
any

No visible damages in the structure

k. Type of flooring

PCC/ Metal Sheet Flooring

o

Class of electrical fittings

External/ Ordinary quality fittings used

b. Class of plumbing, sanitary &
water supply fittings

Internal/ Ordinary quality fittings used

2. | Map approval details

a. Status of Building Plans/ Maps
and Date of issue and validity
of layout of approved map /
plan

Cannot comment since no approved map provided to us on
our request.

b. Approved map / plan issuing
authority

NA

c. Whether genuineness or
authenticity of approved map /
plan is verified

Cannot comment since no approved map provided to us on
our request

d. Any other comments on
authenticity of approved plan

Verification of authenticity of documents with the respective
authority can be done by a legal/ liasoning person and same
is not done at our end.

e. Is Building as per copy of
approved Map provided to
Valuer?

Cannot comment since no approved map provided to us on
our request.

f. Details of alterations/
deviations/ illegal construction/
encroachment noticed in the
structure from the approved
plan

[ Permissible alterations NA

[J Non permissible

. NA
alterations

g. Is this being regularized

V. SPECIFICATIONS OF CONSTRUCTION (FLOOR-WISE) IN RESPECT OF

1. Foundation

Basement

This Valuation is conducted based on the macro analysis of

CASE NO.: VIS(2022-23)-PL125-103-179
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3. | Superstructure the micro, component or item wise analysis. These points are

4. | Joinery / Doors & Windows (please covered in totality in lumpsum basis under Technical details
furnish details about size of frames, of the building under “Class of construction, architecture
shutters, glazing, fitting etc. and design & finishing” point.
specify the species of timber)

5. | RCC works

6. | Plastering

7. | Flooring, Skirting, dadoing

8. | Special finish as marble, granite,
wooden paneling, grills, etc

9. | Roofing including weather proof course

10. | Drainage

11. | Compound wall No
Height --
Length -
Type of construction --

12. | Electrical installation
Type of W'”_ng . - Please refer to “Class of electrical fittings” under Technical
gﬁ? of fittings (superior / ordinary / details of the building above in totality and lumpsum basis. This

- : Valuation is conducted based on the macro analysis of the

Number of light points L .
Fan points as_set/ property cons@enng .|t in totallt'y and not based on the
Spare plug points micro, component or item wise analysis.
Any other item

13. | Plumbing installation
No. of water closets and their type Please refer to “Class of plumbing, sanitary & water supply
No. of wash basins fittings” under Technical details of the building above in
No. of urinals totality and lumpsum basis. This Valuation is conducted
No. of bath tubs based on the macro analysis of the asset/ property
No. of water closets and their type considering it in totality and not based on the micro,
Water meter, taps, etc. component or item wise analysis.
Any other fixtures

CASE NO.: VIS(2022-23)-PL125-103-179
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*NOTE:

1. For more details & basis please refer to Part C - Procedure of Valuation Assessment
section.

2. This valuation is conducted based on the comparable composite market rate method
which is inherently inclusive of the additional items as mentioned in S.No. 2 to 8 if present
in the flat at ordinary level. For any exclusive and superfine finish over and above ordinary
finishing, additional value is taken in lumpsum as described in the Procedure of
Valuation Assessment section under “Valuation of Additional Aesthetic & Decor
Works in the Property”.

3. Estimated Value is subject to the assumptions, limitations, basis of computation, caveats,
information, facts came during valuation within the limited available time & cost.

4. PART A - SBI format on opinion report on Valuation is just the description of the asset
as per the format requirement of the client. The real procedure of Valuation is discussed
from PART C - Procedure of Valuation Assessment where all different aspect of
Valuation as per the standards are described in detail.

5. This Valuation is guided by Valuation Terms of Service and Valuer’s Important Remarks

which can also be found at www.rkassociates.orq.

CASE NO.: VIS(2022-23)-PL125-103-179 Page 10 of 56
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PART C AREA DESCRIPTION OF THE PROPERTY

Land Area considered for

Valisation 5518 sq.mtr/ 6,599.47 sq.yds

1. | Area adopted on the basis of | Property documents & site survey both

Remarks & observations, if Land area of the subject property considered through the land details
any provided to us by the client/ bank and is relied upon.

Constructed Area considered
for Valuation Covered Area ~ 28,999.50 sq.ft.

(As per IS 3861-1966)

Area adopted on the basis of | Site survey measurement only since no relevant building plan was
2 available

Remarks & observations, if As no relevant document for constructed area provided to us. During site

any survey measurement it was observed that the constructed area of 28,999
Sq. ft. is within the permissible FAR. Thus the same area is considered in
valuation .
Note:

1. Area measurements considered in the Valuation Report pertaining to Land & Building is adopted
from relevant approved documents or actual site measurement whichever is less. All area
measurements are on approximate basis only.

2. \Verification of the area measurement of the property is done based on sample random checking
only.

3. Area ofthe large land parcels of more than 2500 sq.mtr or of uneven shape, is taken as per property
documents verified with digital survey through google which has been relied upon.

4. Drawing Map, design & detailed estimation of the property/ building is out of scope of the Valuation
services.

CASE NO.: VIS(2022-23)-PL125-103-179
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PART D

PROCEDURE OF VALUATION ASSESSMENT

1. GENERAL INFORMATION
i. | Important Dates Date of Inspection of Date of Valuation Date of Valuation
the Property Assessment Report
9 June 2022 20 June 2022 20 June 2022
ii. | Client State Bank Of India, SME, NEPZ, Noida
ii. | Intended User State Bank Of India, SME, NEPZ, Noida
iv. | Intended Use Only for the intended user, purpose of the assignment as per the scope of the
assessment.
v. | Purpose of Valuation For Periodic Re-valuation of the mortgaged property
Scope of the Assessment | Non binding opinion on the assessment of Plain Physical Asset Valuation of
the property identified to us by the owner or through his representative.
vii. | Restrictions This report should not be referred for any other purpose, by any other user
and for any other date other then as specified above.
viii. | Manner in which the X | Done from the name plate displayed on the property
proper is identified 0 | Identified by the owner
Identified by the owner’s representative
O | Enquired from local residents/ public ’
Cross checked from the boundaries/ address of the property mentioned
in the documents provided to us
0 | Identification of the property could not be done properly
O | Survey was not done
ix. | Type of Survey conducted | Full survey (inside-out with approximate measurements & photographs).

CASE NO.: VIS(2022-23)-PL125-103-179
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2. ASSESSMENT FACTORS
i. | Nature of the Valuation Fixed Assets Valuation

VALUATION ASSESSMENT
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Nature/ Category/ Type/
Classification of Asset
under Valuation

Nature Category Type

LAND & BUILDING INDUSTRIAL INDUSTRIAL PLANT

Classification Income/ Revenue Generating Asset

Type of Valuation (Basis of
Valuation as per IVS)

Primary Basis Fair Market Value & Govt. Guideline Value

Secondary Basis | On-going concern basis

iv. | Present market state of the | Under Normal Marketable State
Asset assumed (Premise of -
Value as per IVS) Reason: Asset under free market transaction state
v. | Property Use factor Current/ Existing Use | Highest & Best Use Considered for
: : Valuation purpose
(in consonance to surrounding
use, zoning and statutory norms)
Industrial Industrial Industrial
vi. | Legality Aspect Factor Assumed to be fine as per copy of the documents & information produced to
us.
However Legal aspects of the property of any nature are out-of-scope of the
Valuation Services. In terms of the legality, we have only gone by the
documents provided to us in good faith.
Verification of authenticity of documents from originals or cross checking
from any Govt. department have to be taken care by Legal expert/ Advocate.
vii. | Class/ Category of the Upper Middle Class (Good) ' % T
locality
viii. | Property Physical Factors Shape Size Layout
Rectangle Medium Normal Layout
ix. | Property Location Category City Locality Property location Floor Level
Factor Categorizatio | Characteristics characteristics
n
Metro City Good Road Facing NA
Urban Normal Near to Metro Station
developin
R Within urban Road Facing
developing zone
Property Facing ﬁ@%.

CASE NO.: VIS(2022-23)-PL125-103-179
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North Facing
x. | Physical Infrastructure Water Supply Sewerage/ Electricity Road and
availability factors of the sanitation Public
locality system Transport
connectivity
Yes from
BOTENE Underground Easily available
submersible g Yes y

Availability of other public
utilities nearby

Availability of communication
facilities

Major Telecommunication Service
Provider & ISP connections are
available

Transport, Market, Hospital etc. are
available in close vicinity

xi. | Social structure of the area | Industrial area
(in terms of population,
social stratification, regional
origin, age groups,
economic levels, location of
slums/ squatter settlements

nearby, etc.)

xii. | Neighbourhood amenities Good

xiii. | Any New Development in No new development NA

surrounding area

xiv. | Any specific advantage/ NA
drawback in the property

xv. | Property overall usability/ Good
utility Factor
xvi. | Do property has any NA

alternate use?

xvii. | Is property clearly Yes demarcated properly
demarcated by permanent/

temporary boundary on site

xviii. | Is the property merged or No
colluded with any other

property

CASE NO.: VIS(2022-23)-PL125-103-179 ”}M
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xix. | Is independent access Clear independent access is available
available to the property
xx. | Is property clearly Yes
possessable upon sale
xxi. | Best Sale procedure to Fair Market Value
alize maximum Value (in : :
;:spl)zectTO Present markc(at Free market transaction at arm's length wherein the parties, after full
state or premise of the market survey each acted knowledgeably, prudently and without any
Asset as per point (iv) compulsion.
above)
xxii. | Hypothetical Sale Fair Market Value
transaction method - ; :
assume:i for the Free market transaction at arm's length wherein the parties, after full
computation of valuation market survey each acted knowledgeably, prudently and without any
compulsion.
xxiii. | Approach & Method of 2 Approach of Valuation Method of Valuation
Valuation Used £
ag * Market Approach & Cost Market Comparable Sales Method &
3= Approach Depreciated Reproduction Cost
= Method
xxiv. | Type of Source of Level 3 Input (Tertiary)
Information
xxv. | Market Comparable

References on prevailing

market Rate/ Price trend of
the property and Details of
the sources from where the

information is gathered (from
property search sites & local
information)

1| Name:

Mr. Shivam

Contact No.:

+91-9810287854

Nature of reference:

Property Consultant

Size of the Property:

~ 11,000 sq.mt.

Location:

Loni Industrial Area, Near World
Square Mall

Rates/ Price informed:

Rs. 26,000/- to Rs. 27,000/- per sqr.
mtr.

Any other details/ Discussion
held:

As per the discussion held with the
property dealer the prevailing land
rate near our subject location is ~
around Rs. 26,000/~ to Rs. 27,000/-
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property having plot size ~2500 sq.
mtr. situated near our subject
property, is around Rs.45,000/-.

2| Name: Bhartiya Prop.
Contact No.: +91-8178556116
Nature of reference: Property Consultant
Size of the Property: ~ 5,000 sq.mt.
Location: Loni Industrial Area, Near World

Square Mall

Rates/ Price informed:

Around Rs. 30,000/- to 35,000/- per
sqr.mt.

Any other details/ Discussion
held:

As per the discussion held with the
property dealer the land rate near
our subject property having plot size
~5,000 sq.mtr. is approx. Rs.
30,000/- to 35,000/-

3| Name: Vijendra Chaurasia
Contact No.: +91-9899560486
Nature of reference: Property Consultant
Size of the Property: ~ 5,000 sg.mt.
Location: Loni Industrial Area, Near World

Square Mall

Rates/ Price informed:

Around Rs. 30,000/- per sgr.mt.

Any other details/ Discussion
held:

As per the discussion held with the
property dealer the land rate near
our subject property having plot size
~5000 sg.mtr. is approx. Rs.
30,000/- for a plot of 5,000 sqg.mtr.
approximately.

XXVi.

NOTE: The given information above can be independently verified to know its authenticity.

XXVi.

Adopted Rates Justification

Rates of industrial plot having plot size around 5,000 sqr. mt. near to our
subject property lies between Rs.30,000/- to Rs.35,000 per sqr. mt. . One
of the property’s rate in Loni Industrial area, near to World Square Mall
having plot size around 11000 sqgr. mtr. is around Rs. 26,000/-to 27,000/-
(source: as per the discussion held with property dealer). As our subject
property has an area of 5,525.95 sqr. so we can cgam?,\the adopted
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rate of our subject property is approx. Rs. 26,000/- to Rs.35,000/-.per sq.
mtr.

NOTE: We have taken due care to take the information from reliable sources. The given information above
can be independently verified from the provided numbers to know its authenticity. However due to the nature
of the information most of the market information came to knowledge is only through verbal discussion with
market participants which we have to rely upon where generally there is no written record.

Related postings for similar properties on sale are also annexed with the Report wherever available.

xxviii. | Other Market Factors

Current Market Normal
dition
M Remarks: NA
Adjustments (-/+): 0%
Comment on Easily sellable
Property Salability
Outlook Adjustments (-/+): 0%
xxix. | Comment on Demand Supply
Demand & Suppl
in the Market PPy Good Adequately available

Remarks: The demand for such properties should be good under normal
circumstances and the availability of such properties will also be good

Adjustments (-/+): 0%

xxx. | Any other special
consideration

Reason: NA

Adjustments (-/+): 0%

xxxi. | Any other aspect
which has
relevance on the
value or
marketability of the

property

Property is located in developing area

Valuation of the same asset/ property can fetch different values under different
circumstances & situations. For eg. Valuation of a running/ operational shop/ hotel/
factory will fetch better value and in case of closed shop/ hotel/ factory it will fetch
considerably lower value. Similarly, an asset sold directly by an owner in the open
market through free market arm’s length transaction then it will fetch better value and
if the same asset/ property is sold by any financer or court decree or Govt.
enforcement agency due to any kind of encumbrance on it then it will fetch lower
value. Hence before financing, Lender/ Fl should take into consideration all such
future risks while financing.

This Valuation report is prepared based on the facts of the property & market situation
on the date of the survey. It is a well-known fact that the market value of any asset
varies with time & socio-economic conditions prevailing in the region/ country. In
future property market may go down, property conditions may change or may go

worse, property reputation may differ, property vicinity con go down or
become worse, property market may change due to impact©o ies or effect
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of domestic/ world economy, usability prospects of the property may change, etc.
Hence before financing, Banker/ Fl should take into consideration all such future risk
while financing.

Adjustments (-/+): 0%

Final adjusted &
weighted Rates

S e Rs. 30,000/- per sq.mtr.

subject property

Considered Rates | As per the thorough property & market factors analysis as described above, the
Justification considered estimated market rates appears to be reasonable in our opinion.

xxxiv. | Basis of computation & working

e Valuation of the asset is done as found on as-is-where basis on the site as identified to us by client/
owner/ owner representative during site inspection by our engineer/s unless otherwise mentioned in the
report.

e Analysis and conclusions adopted in the report are limited to the reported assumptions, conditions and
information came to our knowledge during the course of the work and based on the Standard Operating
Procedures, Best Practices, Caveats, Limitations, Conditions, Remarks, Important Notes, Valuation
TOR and definition of different nature of values.

e For knowing comparable market rates, significant discreet local enquiries have been made from our
side based on the hypothetical/ virtual representation of ourselves as both buyer and seller for the similar
type of properties in the subject location and thereafter based on this information and various factors of
the property, rate has been judiciously taken considering the factors of the subject property, market
scenario and weighted adjusted comparison with the comparable properties unless otherwise stated.

e References regarding the prevailing market rates and comparable are based on the verbal/ informal/
secondary/ tertiary information which are collected by our team from the local people/ property
consultants/ recent deals/ demand-supply/ internet postings are relied upon as may be available or can
be fetched within the limited time & resources of the assignment during market survey in the subject
location. No written record is generally available for such market information and analysis has to be
derived mostly based on the verbal information which has to be relied upon.

» Market Rates are rationally adopted based on the facts of the property which came to our knowledge
during the course of the assessment considering many factors like nature of the property, size, location,
approach, market situation and trends and comparative analysis with the similar assets. During
comparative analysis, valuation metrics is prepared and necessary adjustments are made on the subject
asset.

e The indicative value has been suggested based on the prevailing market rates that came to our
knowledge during secondary & tertiary market research and is not split into formal & informal payment
arrangements. Most of the deals takes place which includes both formal & informal payment
components. Deals which takes place in complete formal payment component may realize relatively
less actual transaction value due to inherent added tax, stamp registration liabilities on the buyer.

e Secondary/ Tertiary costs related to asset transaction like Stamp Duty, Registration charges, Brokerage,
Commission, Bank interest, Selling cost, Marketing cost, etc. pertaining to the- rchase of this

CASE NO.: VIS(2022-23)-PL125-103-179
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property are not considered while assessing the indicative estimated Market Value.

e This report includes both, Govt. Guideline Value and Indicative Estimated Prospective Market Value as
described above. As per the current market practice, in most of the cases, formal transaction takes place
for an amount less than the actual transaction amount and rest of the payment is normally done
informally.

e Area measurements considered in the Valuation Report pertaining to asset/ property is adopted from
relevant approved documents or sample site measurement whichever is less unless otherwise
mentioned. All area measurements are on approximate basis only.

e Verification of the area measurement of the property is done based on sample random checking only.

e Area of the large land parcels of more than 2500 sq.mtr or of uneven shape in which there can be
practical difficulty in sample measurement, is taken as per property documents which has been relied
upon unless otherwise stated.

e Drawing, Map, design & detailed estimation of the property/ building is out of scope of the Valuation
services.

e Construction rates are adopted based on the present market replacement cost of construction and
calculating applicable depreciation & deterioration factor as per its age, existing condition &
specifications based on visual observation only of the structure. No structural, physical tests have been
carried out in respect of it. No responsibility is assumed for latent defects of any nature whatsoever,
which may affect value, or for any expertise required to disclose such conditions.

e Construction rates are adopted based on the plinth area rates prevailing in the market for the structure
as a whole and not based on item wise estimation or Bills of Quantity method unless otherwise stated.

e The condition assessment and the estimation of the residual economic life of the structure are only
based on the visual observations and appearance found during the site survey. We have not carried out
any structural design or stability study; nor carried out any physical tests to assess structural integrity &
strength.

e Any kind of unpaid statutory, utilities, lease, interest or any other pecuniary dues on the asset or on its
owners has not been factored in the Valuation.

e This Valuation is conducted based on the macro analysis of the asset/ property considering it in totality
and not based on the micro, component or item wise analysis. Analysis done is a general assessment
and is neither investigative in nature nor an audit activity.

e Valuation is done for the asset found on as-is-where basis which owner/ owner representative/ client/
bank has shown to us on site of which some reference has been taken from the information/ data given
in the copy of documents provided to us which have been relied upon in good faith and we have
assumed that it to be true and correct.

xxxv. | ASSUMPTIONS

a. Documents/ Information/ Data provided by the client/ property owner or his representative both written
& verbally is true and correct without any fabrication and has been relied upon in good faith.

b. Local verbal enquiries during micro market research came to our knowledge are assumed to be taken
on record as true & factual.

c. The assets and interests therein have been valued free and clear of any liens or encumbrances unless
stated otherwise. No hidden or apparent conditions regarding the subject assets or their ownership are
assumed to exist. No opinion of title is rendered in this report and a good title is assumed unless stated
otherwise.

d. It is assumed that the concerned Lender/ Financial Institution has asked ,I@Z%(uation of that
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property after satisfying the authenticity of the documents given to us and for which the legal verification
has been already taken and cleared by the competent Advocate before requesting for the Valuation
report. I/ We assume no responsibility for the legal matters including, but not limited to, legal or title
concerns.

e. Payment condition during transaction in the Valuation has been considered on all cash bases which
includes both formal & informal payment components as per market trend.

f. Sale transaction method of the asset is assumed as Free market transaction without any compulsion
unless otherwise mentioned while assessing Indicative & Estimated Fair Prospective Market Value of
the asset unless otherwise stated.

g. If this Valuation Report is prepared for the Flat/ dwelling unit situated in a Group Housing Society or
Integrated Township then approvals, maps of the complete group housing society/ township is out of
scope of this report. This valuation report is prepared for the specific unit based on the assumption that
complete Group Housing Society/ Integrated Township is approved and complied with all relevant laws
and the subject unit is also approved within the Group Housing Society/ Township.

xxxvi. | SPECIAL ASSUMPTIONS
NA
xxxvii. | LIMITATIONS

Limited & inadequate time and information available.

CASE NO.: VIS(2022-23)-PL125-103-179
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3. VALUATION OF LAND
Particulars Gouvt. Circle/ Guideline Value ety & KA0Iea Frospective
Fair Market Value
a. | Prevailing Rate range Rs.20,000/- per sq.mtr Rs.26,000/- to Rs.35,000/- per sq.mtr
b, | A adapted considening @l Rs.20,000/- per sq.mir Rs.30,000/- per sq.mtr

characteristics of the property
Total Land Area considered (as

C. per the documents provided to us by the
bank))

5,518 sq.mtr

5,518 sq.mtr

Total Value of Land (A)
(Considering the land as free hold)

5,518 sq.mtr x Rs.20,000/- per
sq.mtr

5,518 sq.mtr x Rs.30,000/- per sq.mtr

Rs. 11,03,60,000/-

Rs. 16,55,40,000/-

e | Total Value of Land (A)

years. Out of 44 years, 13 years are
elapsed only 31 years are left).

(Considering the land as lease hold for 44

Rs.16,55,40,000/- x
[(31*100)/44}/100

Rs.11,66,30,454/-
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4 VALUATION COMPUTATION OF BUILDING STRUCTURE
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Plinth :
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VALUATION OF ADDITIONAL AESTHETIC/ INTERIOR WORKS IN THE PROPERTY

Particulars Specifications Depreciated Replacement Value

a. | Add extra for Architectural
aesthetic developments,

improvements
(add lump sum cost)

b. | Add extra for fittings & fixtures

(Doors, windows, wood work, cupboards,
| modular kitchen, electrical/ sanitary fittings)

c. | Add extra for services

(Water, Electricity, Sewerage, Main gate, = —
Boundary, Lift, Auxiliary power, AC, HVAC,
Firefighting efc.)

d. | Add extra for internal & external
development

(Internal roads, Landscaping, Pavements,
Street lights, Green area development,
External area landscaping, Land development,
Approach road, etc.)

e. | Depreciated Replacement
Value (B)

f. | Note:

» Value for Additional Building & Site Aesthetic Works is considered only if it is having exclusive/ super
fine work specification above ordinary/ normal work. Ordinary/ normal work value is already covered
under basic rates above.

» Value of common facilities of society are not included in the valuation of Flat/ Built-up unit.

CASE NO.: VIS(2022-23)-PL125-103-179
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6. CONSOLIDATED VALUATION ASSESSMENT OF THE ASSET
Indicative & Estimated
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Ik

Govt. Circle/ ; .
i Fair Market
S.No. | Particulars Giiideline Value Prospective Fair Marke
Value
Land Value (A) Rs. 11,03,60,000/- Rs.11,66,30,454/-
Built Up Unit Value (B) NA Rs. 2,60,21,275/-
Total Add (A+B) NA Rs.14,26,51,729/-
Additional Premium if any NA -
- Details/ Justification NA -
Deductions charged if any NA NA
= Details/ Justification NA NA
Total Indicative & Estimated Prospective Fair
6. NA Rs.14,26,51,729/-
Market Value
7. | Rounded Off NA Rs.14,26,00,000/-
Indicative & Estimated Prospective Fair id Rupees Fourteen Crore
& Market Value in words Twenty Six Lakhs Only.
9. | Expected Realizable Value (@ ~15% less) NA Rs.12,12,10,000/-
10. | Expected Distress Sale Value (@ ~25% less) NA Rs.10,69,50,000/-
11 Percentage difference between Circle Rate ~33%
" | and Fair Market Value
Circle rates are determined by the District
administration as per their own theoretical internal
Likely reason of difference in Circle Value policy for fixing the minimum valuation of the
12. | and Fair Market Value in case of more than property for property registration tax collection
’ . purpose and Market rates are adopted based on
20% prevailing market dynamics found as per the
discrete market enquiries which is explained
clearly in Valuation assessment factors.
13. | Concluding Comments/ Disclosures if any
a. We are independent of client/ company and do not have any direct/ indirect interest in the property.
b. This valuation has been conducted by R.K Associates Valuers & Techno Engineering Consultants
(P) Ltd. and its team of experts.
c. This Valuation is done for the property found on as-is-where basis as shown on the site by the
Bank/ customer of which photographs is also attached with the report.
d. Reference of the property is also taken from the copies of the documents/ mformatlon which
interested organization or customer could provide to us out of the standard cheg documents
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sought from them and further based on our assumptions and limiting conditions. All such
information provided to us has been relied upon in good faith and we have assumed that it is true
and correct. However we do not vouch the absolute correctness of the property identification, exact
address, physical conditions, etc. based on the documents provided to us since property shown to
us may differ on site Vs as mentioned in the documents or incorrect/ fabricated documents may
have been provided to us.

e. Legal aspects for eg. investigation of title, ownership rights, lien, charge, mortgage, lease,
verification of documents from originals or from any Govt. department, etc. has to be taken care by
legal experts/ Advocates and same has not been done at our end.

f. The valuation of an asset is an estimate of the worth of that asset which is arrived at by the
Valuer in his expert opinion after factoring in multiple parameters and externalities. This may
not be the actual price of that asset and the market may discover a different price for that asset.

g. This report only contains opinion based on technical & market information which came to our
knowledge during the course of the assignment. It doesn’t contain any recommendations.

h. This report is prepared following our Standard Operating Procedures & Best Practices and will be
subject to Limitations, Conditions, Valuer's Remarks, Important Notes, Valuation TOS and basis of
computation & working as described above.

i. The use of this report will become valid only after payment of full fees as per the Payment Terms.
Using this report or any part content created in this report without payment of charges will be seen
as misuse and unauthorized use of the report.

14. | IMPORTANT KEY DEFINITIONS

Fair Value suggested by the competent Valuer is that prospective estimated amount in his expert &

prudent opinion of the subject asset/ property without any prejudice after he has carefully & exhaustively

evaluated the facts & information came in front of him or which he could reasonably collect during the
course of the assessment related to the subject asset on an as-is, where-is basis in its existing
conditions, with all its existing advantages & disadvantages and its potential possibilities which is just

& equitable at which the subject asset/ property should be exchanged between a willing buyer and

willing seller at an arm’s length transaction in an open & unrestricted market, in an orderly transaction

after proper marketing, wherein the parties, each acted knowledgeably, prudently without any
compulsion on the date of the Valuation.

Fair Value without using the term “Market” in it describes that the value suggested by the Valuer may
not mandatorily follow or may not be in complete consonance to the established Market in his expert
opinion. It may or may not follow market dynamics. But if the suggested value by the valuer is not within
the prevailing Market range or is assessed for an asset is located in an un-established Market then the
valuer will give reasonable justification & reasoning that for what reasons the value suggested by him
doesn't follow the prevailing market dynamics.

Fair Market Value suggested by the competent Valuer is that prospective estimated amount in his
expert & prudent opinion of the subject asset/ property without any prejudice in consonance to the
Market dynamics after he has carefully & exhaustively evaluated the facts & information came in front
of him or which he could reasonably collect during the course of assessment related to the subject
asset on an as-is, where-is basis in its existing conditions, with all its existing advantages &
disadvantages and its potential possibilities which is just & equitable at which the subject asset/ property
should be exchanged between a willing buyer and willing seller at an arm’s length transaction in an
open & unrestricted market, in an orderly transaction after proper marketing, %padies, each
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acted knowledgeably, prudently without any compulsion on the date of the Valuation.

Here the words “in consonance to the established Market” means that the Valuer will give opinion within
the realms & dynamics of the prevailing market rates after exhaustively doing the micro market
research. However due to the element of “Fair” in it, valuer will always look for the factors if the value
should be better than the market realms which is just & equitable backed by strong justification and
reasoning.

Market Value suggested by the competent Valuer is that prospective estimated amount which is
average price of the similar comparable assets prevailing in an open & established market during the
near period of the date of valuation at which the subject asset/ property should be exchanged between
a willing buyer and willing seller on an as-is, where-is basis in its existing conditions, with all its existing
advantages & disadvantages and its potential possibilities at an arm’s length transaction in an open,
established & unrestricted market, in an orderly transaction, wherein the parties, each acted without
any compulsion on the date of the Valuation.

Using the term “Market Value” without “Fair” omits the elements of proper marketing, acting
knowledgeably & prudently.

Market and market participants can be sentimental, inclined towards the transaction without the element
of complete knowledge & prudence about facts or due diligence of the asset therefore “each acted
knowledgeably, prudently” has been removed from the marker Value definition.

Realizable Value is that minimum prospective estimated value of the asset/ property which it may be
able to fetch at the time of actual property transaction factoring in the element of discount due to the
prospects of deep negotiations between the buyer & seller when the parties in-principally find Fair
Market Value reasonable and sits together to close the deal and the transaction across the table.
Discount percentage on the Fair Market Value due to negotiation will depend on the nature, size,
various salability prospects of the subject asset, the needs of the buyer & the seller and kind of payment
terms. In some of the cases Realizable and Fair Market Value may also be equal.

Distress Sale Value* is that value when the property is attached with any process such as mortgaged
financing, financial or operational dues which is under any stress condition or situation and the
stakeholders are under process of finding resolution towards it to save the property from being attached
to a formal recovery process. In this type of sale, minimum fetch value assessed will always be less
than the estimated Fair Market Value where the discount of percentage will depend upon various
circumstances and factors such as nature, size, salability prospects of the property and kind of
encumbrance on the property. In this type of sale, negotiation power of the buyer is always more than
the seller and eagerness & pressure of selling the property will be more on the seller than the buyer.
Liquidation Value is the amount that would be realized when an asset or group of assets are sold due
to any compulsion or constraints such as in a recovery process guided by statute, law or legal process,
clearance sale or any such condition or situation thereof where the pressure of selling the asset/
property is very high to realize whatever maximum amount can be from the sale of the assets in a
limited time for clearance of dues or due to closure of business. In other words, this kind of value is also
called as forced sale value.

Difference between Cost, Price & Value: Generally, these words are used and understood
synonymously. However, in reality each of these has a completely different meaning, premise and also
having different definitions in professional & legal terms. Therefore, it is our professional responsibility
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report.

The Cost of an asset represents the actual amount spend in the construction/ actual creation of the
asset.

The Price is the amount paid for the procurement of the same asset.

The Value is defined as the present worth of future rights in the property/ asset and is a hypothetical or
notional price that buyers and sellers are most likely to conclude for a good or service. Value is not a
fact, but an estimate of the likely price to be paid for a good or service at a given time in accordance
with a particular definition of value.

Therefore, in actual for the same asset/ property, cost, price & value remain different since these terms
have different usage & meaning.
15. | Enclosures with the Report:

e Enclosure: | — Google Map Location

e Enclosure: Il - References on price trend of the similar related properties available on public
domain

Enclosure: Ill — Photographs of the property

Enclosure: IV — Copy of Circle Guideline Rate

Enclosure V: Important Property Documents Exhibit

Enclosure VI: Annexure: VI - Declaration-cum-Undertaking

Enclosure VII: Annexure: VII - Model code of conduct for valuers

Enclosure VII: Part D - Valuer's Important Remarks
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IMPORTANT NOTES

DEFECT LIABILITY PERIOD - In case of any query/ issue or escalation you may please contact Incident Manager by writing at
valuers@rkassociates.org. We try our level best to ensure maximum accuracy in the Calculations done, Rates adopted and
various other data points & information mentioned in the report but still can’t rule out typing, human errors, assessment or any
other mistakes. In case you find any mistake, variation, discrepancy or inaccuracy in any data point mentioned in the report,
please help us by bringing all such points into our notice in writing at valuers@rkassociates.org within 30 days of the report
delivery, to get these rectified timely, failing which R.K Associates shouldn’t be held responsible for any inaccuracy in any
manner. Also, if we do not hear back anything from you within 30 days, we will assume that the report is correct in all respect and
no further claim of any sort will be entertained thereafter. We would welcome and appreciate your feedback & suggestions in
order to improve our services.

Our DATA RETENTION POLICY is of ONE YEAR. After this period we remove all the concerned records related to the
assignment from our repository. No clarification or query can be answered after this period due to unavailability of the data.

COPYRIGHT FORMAT - This report is prepared on the copyright format of R.K Associates to serve our clients in the best
possible way. Legally no one can copy or distribute this format without prior approval from R.K Associates. It is meant only for the
organization as mentioned on the cover page of this report. Distribution or use of this format or any content of this report wholly or

partially other than R.K Associates will be seen as unlawful act and necessary legal action can be taken against the defaulters.

IF REPORT IS USED FOR BANK/ Fis

NOTE: As per IBA Guidelines in case the valuation report submitted by the valuer is not in order, the banks / Fls shall bring the
same to the notice of the valuer within 15 days of submission for rectification and resubmission. In case no such communication is
received, it shall be presumed that the valuation report has been accepted.

At our end we have not verified the authenticity of any documents provided to us. Bank is advised to verify the
genuineness of the property documents before taking any credit decision.

Valuation Terms of Services & Valuer’s Important Remarks are available at www.rkassociates.org for reference.

SURVEY ANALYST VALUATION ENGINEER L1/ L2 REVIEWER
Parveen Sharma & Harshit Arun Tomar Rajani Gupta
Mayank
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ENCLOSURE: Il - REFERENCES ON PRICE TREND OF THE SIMILAR
RELATED PROPERTIES AVAILABLE ON PUBLIC DOMAIN

Industrial land / Plot for szle in Loni Industrial Area O NG

0 23Flacesnearty [] 3MetroStations  Q 2Relgious Places 33 2AIMS v

£ 45« 7,986 sqft v

Industrial lands/plots availeble for sell.Located in loni industrial are... more
Phase net availatle
Requesl Photos PRADYTOMGYE  RRSALL  INDUSIRIALLANDLMOTS

Puried 0n 27th My, 2022 by Owmet

RAVINDER KUMAR GUPTA View Phone Number Contact Owner
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ENCLOSURE V: IMPORTANT PROPERTY DOCUMENTS EXHIBIT

e Industrial Wipiraod (iflice s ]
’% mpﬁt@ n‘;_wz. M| Nagar

Ay oreai Corporation Led., ot e
g la c2ling

(Registerei A Fay : 2082157
Uhe Nenisr Manager Fomiit 2 skfegebu hatmilesm
Canara Bauk
Niviar Basar
Deh e
‘ P ) ) . ‘,.~, 4 A7
i WAL T IS L) (g Va1 / e+ Date "( ! r|

Dear Nir,
With aclerenee to yesir e hum T 1y CHADYIBANAALKY dated DOPHN v are

aacndig herewith the Origi ml Leane [eed wl Plat No. R-G al Indostrial Area, Site-2, [ani Raad,
il with pamission 10 eroale equitable moregage and o muhe use of the enclosed deed o the
o with Rallowing stiplstion.

L We resene the right 1o call buch the original lease doed in the event of any urgency and in Caw
there arises bervinaller any rescrvition, citer on part of your Corporation/Bark or nn e part o7
\IA Bansal Wire Indusiriex Ltd., in aceepling and making payment uf our ducs on Tirit
Jishersement ol the lnan sanctioned 10 the limm oc in case they fail to create tae siid monzazs or
complete such other lormalities as stipulaied for release of the said Tuan within a rcasneble peniod

3. As and when the loan advanced by you is fully repaid the original lease deed of plot would B¢
retnted o us and il then it would et be transfernsd 1o anyme clse without our prior consent in
weiting
The accatance of the original base deed and wiilizatiun of it for creation of mortgage by sous
Cocpontion’ Bunk would confien that you have apred 18 MIKE e pasnaut of o um of
Rs. ML towwnds balunce premium or Land alongwith lmerest falling dwe tll the date of remitares
A1 e s e anmuunt o U, State Developmant Corperation 1l dizectly from the disbursemeni o

the loan on priosity after ereation of cyuitable mortgage, but not later than NIL In casc forzgoing
condizions and Nabilitics axe ot acceptable 1o yoor CorporationBank. the otiginal lease deed kindl:
e retusrad 1o this corpracation immedistely.

1. We may lurther reiterate that in the event of paynents assured in your above referred dester ot
being made by NIL ehis permission to crcate morigage should stand reseindal without further
antice. unfess othenwvise extendad for fuaher period.

4+ lacase of 2oy transfar, auction etc. further levy as per prevailing policy shatl be payable.

We nun further infonn you that above plot has been allotted transforred to the lessee after it axguisition. The
fing vas tansieaed 1o the Corpoestion thraugh 3 prapas conveyaies deed by the Gevernmant froe fnent
et saires o4 e plot exsupt 1he dyes of sthe Corporation acemied.

Yours (ithfully
for ULP. State fod). Dev. Corpo. Lid

(!
‘5 W e | ‘\
\4 \(\\ "

Regional Manager

Faet- As zhave_(Lease deed in Original }

Capy tit- Mis Bansal Wire Bodustriex Ltd., Repd. Qffices- 2121-2122, 151 Flov, Babadurgarb Rozd,
Sucur Barite, 12¢lLi-1 104006 for information please,

»
«

egional Mavager
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