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Ref. No. 1590 2021 SBI RP Date: 21.03.2021

TO,

ANNEXURE FORMAT - A
(NAME OF VALUER: R. B. PEDNEKAR)

STATE BANK OF INDJIA
BRANCH : BACKBAY RECLAMATION BRANCH

VALUATION REPORT (IN RESPECT OF LAND/SITE AND BUILDING)

1T GENERAL
1 F'urpoac for which the valuation is For assessment of fair market
made value of the property for bank
I BHIpose
2 a__ . Date of ingpection ) 11.03.2021
b Date on which the valuation is made | 21.03.2021
3 List of documents produced for perusal |
{ Index II dtd.05.12.2003 executed between Shri. Shivkumar Rundrappa Kanti
{"Vendor”) And M/s. MIRC Electronics through its Vice President Shri. Sunil
K. Chandani vide Doc. No.BVD-2-884 /2004
" [l | Gaon Namuna 8-A, Khate No.181 for the year 2020-21 dtd.10.03.2021 for
Gut No.226/2, Village Kudus, Tal.Wada, Dist.Palghar.
Il | Permission for land to use for Industrial purpose issued by Tahsildar
Karyalay Wada, Mahasul/Kaksha-1/Jaminbabb/Kavi-748/2017 dtd.15.02.
2017 for Gut No.226/2, Village Kudus, Tal. Wada, Dist.Palghar in the name of
M/s. MIRC Electronics through its Director Shri, G.L.Mirchandani,
IV | 7/12 property extract bearing Gut No.226/2 dtd.11.07.2019 in the name of
M/s. MIRC Electronics through its Director Shri. G. L. Mirchandani
V | SBurvey Plan "
VI Property Tax Receipt No.1101, House No.1212 in the name of M/S MIRC
Electronics Pvt. Ltd. issued by Grampanchayat Kudus
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M/&. MIRC ELECTRONICS

any conversionto house site plots is

contemplated

‘4 Name of the owner(s} and his/their
address (es)with Phone no. (details LIMITED
of share of each owner incase of
joint ownership) Add.: Office at G-1, Onida House,
MIDC, Mahakali Caves Road,
Andheri (East), Mumbai-400093
5 Brief description of the property Plot of land bearing Gut No.226 /2
(including leasehold ! freehold etc) situate at village Kudus, Tal-Wada,
Dist.Palghar-421312.
It is stated that the plot area
admeasuring 2 Hectare 22.1 Are
which is equivalent to 22,201.55
sq.mtrs. This plot arca are further
deducted by 0.55.5 Ha for Konkan
Division of New Mumbai therefore
Remaing Area of the Plot is 16,651
sg.mtrs. [t has access from the east
& north direction of the plot.
There is no power & water
connection on the said open plot
currently.
it iz compounded with stone
masonry on east & west direction
and Barb Wired fencing bound north
& south direction
6 Location of property I
a Plot No. / Burvey No. Gut no.226/2
b Door No. N.A
c T. S, No, [Village Kudus
d | Ward/Taluka wade
e | Mandal I District Palghar
7 Postal address of the property Plot of land bearing Gut No.226/2
situate at village Kudus, Tal-Wada,
............ Dist.Palghar-421312. .
8 City/Town Wadsa,
Residential Area N.A.
Comrmercial Area N.A.
Industrial Area Yes
9 Classification of the area
I High /Middle /[Poor Middle class
ii Urbhan J3emi Urban JRural Rural
10 Coming under Corporation limit / Kudus Grampanchayat
VillagePanchayat/ Municipality
11 Whether covered under any State /
Central  Govtenactments  [e.g. N.A
Urban Land Ceiling Act) ornotified
under agency area / scheduled
area/cantonment area
12 In case it is an agricultural land, N.A

s

[ ——



13 Boundaries of theproperty | | ™
| North Open FPlot
Cpen Plot
_________ Internal Road
Open Plot
I14.a .
Dimensions of the site A | B
As per the Deed Actual
North GUT NQ.226 Open Plot
South o GUT NO.222 Open Plot
East GUT NO.224 & | Internal Road
1A e 2 2 5 s prpT-
West e GUT NO.227 Open Plot
14.b Latitude, Longitude and Latitude- 19.542278
Coordinates of the site Longitude -73.098556 B
s b Extent of the site 116,651 sq.mitrs
16 Extent of the site considered for It is stated that the plot area
valuation (leastof14A8&148) admeasuring 2 Hectare 22 Arel(
Parathi equivalent to 22,201.55
sq.mtrs, This plot area is excluding
0.35.5 belong to Konkan Division of
New Mumbai therefore total Area of
4. Plot is 16,681 sq.mtrs.
17 Whether occupied by the owner !
tenant? Hoccupied by tenant, since Barren Land
how long? Rentreceived per month.
Il CHARAC‘I‘ERISTICS OF THE SITE
1 Classification of locality o Industrial Area
2 Development of surrounding areaa Industrial Area
3 Possibility of freguent ﬂoodmg I Not known
sub-merging ‘
4 mebﬂuy to the Civic amenifies All civic amenities available within 2-
like schoolhospital, bus stop, 5 km radius
_____ market etc )
5 Level of land with topographma_l Levelled land.
conditions .
6 Shapeofland Odd shape plot
7 Type of use to which it can be put Industrial
8 Any usage restriction Industrial
9 Is plot in town planning approved No
bayout? o ool
10 Corner plot or intermittent plot? Intermittent plot
11 Road facilities Internal Roads provided by Gram
e Panchayat
12 Type of road available at present All  weather Motorable Tar road
provided.
13 Width of road — is it below 20 fi. or More than 20 ft.
more than20ft. v
14 ls it & land — lorkcd land? ) No
15 Water potentlamy No water connection on the said
________________ open plot currently,
16 | Underground sewerage system _| No .
17 [s power supply available at the No power connection on the said
gite? open plot currently

R, B. Pednekar
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18

Advantage of the site

Industrial Zone

19

Special remarks, if any, like threat
of acquisition of land for public
service purposes, road widening or
applicability of CRZ provisions
eto (Distance from sea-coast [ tidal
level must be incorporated)

It is stated that, this plot area is
excluding 0.55.5 belong to Konkan
Division of New Mumbai.

(Legal Opinion shall be obtained)

Part — A (Valuation of land)

empanelledvaluers on authentic of
approved plan

1 Size of plot Flot admeasuring 16,651 sq.mtrs
North & South
“““““  Fast & West
2 Total extent of the plot Total Plot Area 16,651 sg.mtrs
3 Prevailing market rate (Along with Prevailing market rate in and around
details/reference of at least two the Area is between Rs. 3,500/- to
latestdeals /transactions with Ks. 4,500/- sq. mutrs.
respect to adjacent properties in
4 Guideline rate obtained from the NA Land Zone No9/9.3 Rs.1290/-
Registrar'sQffice {(an evidence per sqg.mtr.
thereof to be enclosed)
5 Agsessed / adopted rate  of We have considered
Rs. 4,200/- sq.mtrs,
6 T value of land 16,651 sg.mtrs X Rs.4,200/-sq. mirs,
= Rs.6,99,34,200/-, S8ay Value
Rs.6,99,34,000/-
Part — B (Valuation of Building) ¢
1 Technical details of the building [ ¢+
a Type of Building (Residential /
Commercial / Industrial) N.A. {open plot)
b Type of construction (Load bearing
| TRCC/ Steel Framed) B
c Year of construction N.A ”
d Number of {loors and height of cach N.A
floor including basement, fany | ¢+
€ Plinth area floor-wise NA
f Condition of the building N.A
I Exterior —  Excellent, Good, N.A
................. ! NOrmal, IDODI- -
i Inferior - Excellent, Good, Normal, N.A .
Poor
g Date of issue and validity of layout N.A
o of approved map / plan
h Approved map / plan issuing N.A
L authority o
i Whether genuineness or N.A
authenticity of approved map /
plan is verified ‘
J Any other comments by our No




Specifications of construction (floor-wise) in respect of

5.No

Description

RCC Bullding | Factory shed

1

IFoundation

Hasement

2
4

| Supersiructure

N.A

Joinery { Doors & Windows (please furnish
details about size of frames, shutters,
glazing, fitting etc. and specify the species
of timber}

RCC works

Plastering

| Flooring, Skirting, dadoing

05 [ ~F|Ch|Ln

Special finish as marble, granite, wooden
panelling, grills,etc.

Roofing including weather proof course

Drainage

5.No

Description

2

I—Im&,ht

Length

Type of conqtf-ﬁbtiﬁn

Electrical installation

Type of wiring

Class of fittings (superior / |
ordinary I
poar)

Numbm of light points

L Any other item

H,‘..FERHW Plu&. points

Plumbing installation

a. No. of water closets and
their type

. Nn of wash basins

c. No, of urinals

d No of bath tubs

¢. Water meter, tapn, “etc.

f. Any other ﬁxmrcs

{Amount in Rs.)

1 [ Portico N.A
2 I Ornamental front door
3 3it out! Verandab with steel
grills
4 Qverheacd water tank
2l Extra steel! collapsible gates T
Total % ﬁ@{)""é\w\x
Q Cﬁ?f d(,lj w'&ﬁ
w
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Part D- (Amenities) {Amount in Rs,)

L [Wardrobes T
2 Glazed tiles "
3 Extra sinks and bath tub N.A
4 Marble I Ceramic tiles ﬂoormg
S Interior decorations
6 Architectural elevation works
7 Papelling works
8 P Aluminium works
9 Aluminium hand rails
10 False ceiling »
Total
Part E- (Miscellaneous) (Amount in Rs.)
Separate toilet room
2 Separate lumbcr rHom N.A
3 Separate water tankl =;ump
4  Trees, gardening
Tetal
Part F- (Sewices] (Amount in Rs,)
1 Water supply ar rangemc:ms '
2 Drainage arrangements N.A
3 Compound wall
4 C. B. deposits, fittings etc.
5] Pavement
Total
Total abstract of the entire property
Part- A Land Rs.6,99,34,000/-
 Part- B Building : i Rs,
Part- C Extra Items Rs.
Part- D Amemnefy ‘‘‘‘‘ Rg. -~ -
Part- B Miscellancous Rg.«- N
Part- ¥ Services Rg.—-
Total == 1 Rs.6,99,34,000/-

DETAILS OF VALUATION |

@ B0%

.| Area in sg.mtrs Rate in sq. mtr Value )
FAIR MARKET VALUE | 16,651 sq.mtrs | Rs.4,200/- Rs.6,99,34,000/ -
OF PROPERTY
GOVERNMENT VALUE | 16,651 sq.mtrs | Rs.1,290/- Rs.2,14,79,790/-
' REALIZABLE SALE 'Rs.6,29,41,000/- |
VALUE @ 90%
DISTRESS SALE VALUE "' Rs.5,59,47,000/-




i. In case of variation of 20% or more in
the valuation proposed by the valuer and
the Guideline value provided in the State
Govt. notification or Income Tax Gazette
Justification on variation has to be given.

ii, Details of last two transactions in the
locality /area to be provided, if available,

Market rate has been considered for
the properties available in the vicinity
and its potentiality of the premises.

Potentiality of the particular premises
may be higher than the guideline
value provided in the vicinity.,

Details of last two transaction in the
locality area to be provided, if available

As there are no similar transactions
in the year 2020-2021 on IGR portal
in the vicinity, we have attached sale
instances as per the market tread
available on magic bricks and 99
Acres site.

As a result of my appraisal and analysis, it is my considered opinion that the fair and

realizable value of the above property in the prevailing condition with aforesajd

specification is Rs.6,29,41,000/- (Rs. Six Crare twenty nine lakh forty one thousand

only).
[ et
Place : Mumbai ;)}{;,,.h_fn@x;\. R, B. Pednekar
Date: 21.03.2021 (;: f_— ‘1\ Chartered & structural engineer
?& @;; Govt. approved valuer
\?\%ﬁiﬁgﬂ Reg. No. CAT-1-304

O} mmvemsnenn . We are satisfied that the fair and reasonable market value of the property is
RS, s (Rupees-----=ammmr i only)
Signature

(Name of the Branch Manager with Official seal)

R. B. Pednekar 7
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a.

d.

Annexnure-A)

DECLARATION- CUM- UNDERTAKING

I, R. B. Pednekar son of Baburao Pednekar do hereby solemnly affirm and state
that:

[ am g citizen of India

I, will not undertake valuation of any assels in which I have a direct or indirect
mterest or become so interested at any time during a period of three years prior to
my appointment as valuer or three years after the valuation of assets was
conducted by me

The information furnished in my valuation report dated 21.03.2021 is true and
correct to the best of my knowledge and belief and | have made an impartial and
true valuation of the property.

I bave personally inspected the property on 11.03.2021.The work is not sub-
contracted to any other valuer and carried out by myself.

Valuation report is submitted in the format as prescribed by the Bank.

I have not been depanelled/ delisted by any other bank and in case any such
depanchment by other banks during my empanelment with you, | will inform you
within 3 days of such depanelment. | have not been removed/dismissed from
service/employment earlier

I have not been convicted of any offence and sentenced to a term of imprisonment

h. T have not been found guilty of misconduct in professional capacity

[ have not been declared to be unsound mind

I' am not an undischarged bankrupt, or has not applied to be adjudicated as a
bankrupt;

[ am not an undercharged insolvent

I have not been levied a penalty under section 271J of Income-tax Act, 1961 (43 of
1961} and time limit for filing appeal before Commissioner of Income- tax (Appeals)
or Income-tax Appellate Tribunal, as the case may be has expired, or such penalty
has been confirmed by Income-tax Appellate Tribunal, and five years have not
elapsed after levy of such penalty

I'have not been convicted of an offence connected with any proceeding under the
Income Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

My PAN Card number/Service Tax number as applicable is AAEPPE536E

I undertake to keep you informed of any events or happenings which would make
me ineligible for empanelment as a vajuer

I have not concealed or suppressed any material information, facts and records
and 1 have made a complete and ful} disclosure

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




r. 1 have read the International Valuation Standards {(IVS) and the report submitted to
the Bank for the respective asset class is in conformity to the “Standards” as
enshrined for valuation in the IVS in “General Standards” and “Asset Standards” as
applicable

5. 1 abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure V- A signed copy of same to be taken and kept along with this
declaration)

t. T am registered under Section 34 AB of the Wealth Tax Act, 1957. (Strike off, if not
applicable)

u. Further, | hereby provide the following information.

8r. No Particulars Valuer comment
‘ BackgrouﬂawMi’nformahon of the asset

1 heing valued; w_":?eal.derltml purpow

o Purpose of valuation and appointing | To Ascertain the Fair market
authority value of the property

. Identity of the valuer and any other o

‘3 experts involved in the valuation; R.B. Iednekar H

4 Disclosure of valuer interest or conflict, if No

.......... any.

5 Da?:f: qf appeointment, valuation date and 10.03 2021
date of report; ) )
Inspections and/or investigations X

6 undertaken; FPI‘SDH&H}T vigited the pmperty

" Nature and sources of the information | Local Broker and on line sale
used or relied upon; instances available
Procedures adopted in car};ym;: put the

& valuation and valuation standards | As per Bank norms
{followed:

9 Restrictions on use of the report, if any; Only for banking Purpose
Major factors that were taken into ) . i _‘

l? account during the valuation M‘Hkmﬂwm‘y of the property
Major factors that were not taken into

11 NA

| account during the valuation

Caveats, limitations and disclaimers to Veracity of the documents should
the extent they explain or elucidate the | verify through its legal counsel.

12 limitations faced by valuer, which shall
not be for the purpose of limiting his
responsibility for the valuation report

)

- A emadom
,r-hh{&;mq‘\

R
/;M/(J:Ml:{ 3[3);1\) R. B, Pednekar.

S, Chartered & structural engineer
ok *u-f";m_» f’f’r

> Govt. approved valuer
Reg. No. CAT-I-304

Date : 21.03.2021

R. B. Pednekar 9 Refl. No.1590 2021 _S8Bi RP



{Annezure-B)

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity
and fairmess in all his/its dealings with his/its clients and other valuers.

2. Avaluer shall maintain integrity by being honest, straight forward, and forth right in
all professionat relationships.

3. A valuer shall endeavour to ensure that he/it provides true and adequate
information and shall not misrepresent any facts or situations.

4. A valuer shall refrain from being involved in any action that would bring disrepute
to the profession.

5. A valuer shall keep public interest foremost while delivering his services,

Professional Competence and Due Care

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

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

8. A valuer shall continuously maintain professional knowledge and skill to provide
competent professional service based on up-to-dated developments in practice,
prevailing regulations/guidelines and techniques.

9. In the preparation of a valuation report, the valuer shall not disclaim liability for
his/its expertise or deny his/ its duty of care, except to the extent that the
assumptions are based on statements off act provided by the company or its
auditors or consultants or information available in public domain and not generated
by the valuer.

10. A valuer shall not carry out any instruction of the client in so far as they are in
compatible with the requirements of integrity, objectivity and independence.

11. A valuer shall clearly state to his client the services that he would be
competent to provide and the services for which he would be rely in go not her
valuers or professionals or for which the client can have a separate arrangernent
with other valuers,

Independence and Disclosure of Interest

12. A valuer shall act with objectivity in his /its professional dealings by ensuring that
his /its decisions are made without the presence of any bias, conflict of interest,
coercion, or undue influence of any party, whether directly connected to the
valuation assignment or not.




13. A valuer shall not take up an assignment if he /it or any of his/its relatives or
associates is not independent in terms of association to the company.

14. A valuer shall maintain complete independence in his/ its professional relationships
and shall conduct the valuation independent of external influences.

15. A valuer shall wherever necessary disclose to the clients, possible sources of
conflicts of duties and interests, while providing un biased services.

16. A valuer shall not deal in securities of any subject company after any time when he/
it first becomes aware of the possibility of his/ its association with the valuation,
and accordance with the Securitics and Exchange Board of India {Prohibition of
Insider Trading} Regulations, 2015 or till the time the valuation report becomes
public, whichever is earlier.

17. A valuer shall not indulge in “mandate snatching” or offering “convenience
valuations” in order to cater (o0 a company or client’s needs.

18. As an in dependent valuer, the valuer shall not charge success fee.

19. In any fairness opinion or independent expert opinion submitted by a valuer, if
there has been a prior engagement in an un connected transaction, the valuer shall
declare the association with the company during the last five years.

Confidentiality

20. A valuer shall not use or divulge to other clients or any other party any confidential
miormation about the subject company, which has come to his / its knowledge
without proper and specific authority or unless there is alligator professional right
or duty to disclose.

Information Management

21. A valuer shall ensure that he /it maintains written contemporanecus records for
any decision taken, the reasons for taking the decision, and the information and
evidence in support of such decision. This shall be /its decizsions and actions,

22. A valuer shall appear, co-operate and be available for inspections and investigations
carried out by the authority, any person authorized by the authority, the registered
valuers arganization with which he/ it is registered or any other statutory regulatory
body.

23. A valuer shall provide all information and records as may be required by the
authority, the Tribunal, Appellate Tribunal, the registered valuers organization with
which he/it is registered, or anyother statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the
course of performing professional services, shall maintain proper working papers for
a period of three years or such longer period as required in its contract for a specific
valuation, for production before a regulatory authority or for a peer review. In the
event of a pending case before the Tribunal or Appellate Tribunal, the record shall
be maintained till the disposal of the case. ey

R. B, Pednekar 11 Ref. No.1590_2021 SBi RP



Gifts and Hospitality

295.

26.

A valuer or his/ its relative shall not accept gifts or hospitality which under mines or
affects his inn dependence as a valuer.

Explanation: For the purposes of this code the term Trelative’ shall have the same
meaning as defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of
2013).

A valuer shall not offer gifts or hospitality or a financial or any other advantage to a
public servant or any other person with a view to obtain or retain work for himself /
itself, or to obtain or retain an advantage in the conduct of profession for himself/
itself.

Remuneration and Costs

27,

28,

29.

30.

A valuer shall provide services for remuneration which is charged in a transparent
manner, is areas on able reflection of the work necessarily and properly undertaken,
and is not inconsistent with the applicable rules.

A valuer shall not accept any fecs or charges other than those which are disclozed
in a written contract with the person to whom he would be rendering service.
Occupation, employability and restrictions.

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

A valuer shall not conduct business which in the opinion of the authority or the
registered valuer organization discredits the profession.

Mizcellaneous

31

Je.

Date ; 21.03.2021

A valuer shall refrain from under taking to review the work of another valuer of the
same client except under written orders from the bank or housing finance
institutions and with knowledge of the concerned valuer.

A valuer shall follow this code as amended or revised from time to time

oA e

R. B. Pednekar.

Chartered & structural engineer
Govt. approved valuer

Reg, No, CAT-1-304
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PHOTOGRAPH OF THE PROPERTY

DOCUMENTS REFERRED
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