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	VALUATION ASSESSMENT AS PER RKA FORMAT



	Name & Address of Branch: 


	Aira Estate, Village- KhamAria Pandit, Lakhimpur, Taluka – Dhaurahara, District – Lakhimpurkheri, Uttar Pradesh- 262722

	Name of Customer (s)/ Borrower Unit
	M/s. Gobind Sugar Mills Limited


	I.
	GENERAL

	1. 
	Purpose for which the valuation is made
	For General Value Assessment      

	2. 
	a) 
	Date of inspection
	12 January 2022
	1. 
	b) 
	Date on which the valuation is made
	24 January 2022
	3. 
	List of documents produced for perusal
	Documents Requested
	Documents Provided
	Documents Reference No.

	2. 
	
	Total 06 documents requested.
	Total 06      documents provided.
	06

	3. 
	
	Property Title document	Factory License      
	Date: 04-12-2019

	4. 
	
	Approved Map
	Pollution Certificate      
	Dated: 28-12-2021

	5. 
	
	Pollution NOC	NOC for Ground Water     
	Dated: 23-12-2021

	6. 
	
	Project Approval Documents	PPA
	Dated: 28-11-2020

	7. 
	
	Occupation Certificate     
	NOC for Petroleum & Explosive  
	Dated: 16-08-2019

	8. 
	
	Last paid Electricity Bill	NOC for Sulphur use      
	Dated: 19-12-2021

	4. 
	Name of the owner/s 
	M/s. Gobind Sugar Mills Limited

	
	Address and Phone no. of the owner/s
	Aira Estate, Village- Khamaria Pandit, Taluka- Dhaurahara, District- Lakhimpur Khiri, Uttar Pradesh

	5. 
	Brief description of the Property

This Valuation report has been prepared for the industrial property situated at the aforesaid address having total land area admeasuring 117.71 Acres/ 476363.30 sq.mtr / 601.51 Bigha (1 Acre = 5.11 Bigha) as per document/information provided by the client.  The same has been considered for the valuation, however no legal or ownership documents regarding the land has been provided to us. 
The land of the subject property lies in 3 villages (Allipur, Behta & Khamaria Pandit).
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About the Project

M/s. Gobind Sugar Mills Limited has set up an industrial unit in year 1952. The production capacity of Gobind Sugar Mills Limited is 10,000 TCD (for Sugar), 100 KLPD (for Distillery) & 30.85 MW (for Power). 
As per information/ data provided to us by the client, the company has adopted both manual & automatic technology for manufacturing of sugar, ethanol & power.
As per the scope of work, this Valuation report is prepared for the project Land & Building and Plant & Machinery located at the aforesaid address based on the documents and the information provided to us by the client which has been relied upon in good faith.
Currently company sells its sugar product in the brand name of “Adventz”.
Land Requirement
As per the information provide to us by the client, the company has total land area 117.71 Acres/ 476363.30 sq.mtr/ 601.51 bigha (1 Acre = 601.51 Bigha). However deeds or ownership document has not been provide to us by the client only consolidated list of land has been provided to us which is relied upon good faith. However, the land is not physically measured by us since the land area is too big to measure but the same has been identified approximately through google map measurement.

Building and Civil Work

The subject property comprised of RCC roofed structures, RB Structures & GI structures being used for manufacturing of Sugar, Ethanol & Power. Area of various buildings present at site are taken as per building sheet provided to us and is relied upon good faith and sample measurement has been done during the site visit, however no approved map is provided to us. 

Plant & Machinery Work
The machines installed at the aforesaid address are being used for the manufacturing of Sugar, Ethanol & Power. Main machineries of the plant are Turbine, Boiler, Milling Machine, Cooling Tower, conveyor belt & other machines. The valuation of the plant & machinery is done on the basis of the list of machines (FAR) provided to us by the client along with the capitalization date and purchase cost.
Project Location
The nearest airport from the site is Chaudhary Charan Singh International Airport located at the distance approx. 160 km and nearest railway station is Lakhimpur railway Station which is approx. 38 km away from the Project Site. The subject property is located on main road of Khamaria Pandit road which is approx. 20 ft. wide, and is located approx. 2.5 Km away from main State Highway Lakhimpur-Nanpara Road.


Observation made during the site visit as on date
During the latest site visit conducted by our engineer the plant was found in working condition and well maintained by the company and was running at capacity of more than 90% of its actual capacity.
This report only contains general assessment & opinion on the Guideline Value and the indicative, estimated Market Value of the property found on as-is-where basis on site for which the Bank/ customer has shown & asked us to conduct the Valuation for which photographs is also attached with the report. No legal aspects in terms of ownership or any other legal aspect is taken into consideration. It doesn’t contain any due-diligence other than the valuation assessment of the property shown to us on site. Information/ data/ documents given to us by Bank/ client has been relied upon in good faith. This report doesn’t contain any other recommendations of any sort.

	6. 
	Location of property
	Aira Estate, Khamaria Pandit, Taluka- Dhaurahara, District- Kheri, State- U.P 262722

	
	a) 
	Plot No. / Survey No.
	Please refer to attached sheet

	
	b) 
	Door No.
	NA

	
	c) 
	T. S. No. / Village
	Village- Khamaria Pandit, Behta & Alipur

	
	d) 
	Ward / Taluka
	Taluka- Dhaurahara

	
	e) 
	Mandal / District
	Lakhimpur Khiri

	
	f) 
	Date of issue and validity of layout of approved map / plan
	Approved map not provided to us.

	
	g) 
	Approved map / plan issuing authority
	Gram Panchayat 

	
	h) 
	Whether genuineness or authenticity of approved map / plan is verified
	Map not provided to us

	
	i) 
	Any other comments by our empanelled Valuers on authenticity of approved plan
	No

	7. 
	Postal address of the property
	Aira Estate, Khamaria Pandit, Taluka- Dhaurahara, District- Kheri, State- U.P 262722

	8. 
	a) 
	City / Town
	  Lakhimpur Khiri

	
	b) 
	Residential Area
	Yes, beside the plant

	
	c) 
	Commercial Area
	No

	
	d) 
	Industrial Area
	No. (Have to take NOC from concern authority)

	9. 
	Classification of the area

	
	a) 
	High / Middle / Poor
	Middle 		

	
	b) 
	Urban / Semi Urban / Rural
	Rural area 

	10. 
	Coming under Corporation limit/ Village Panchayat / Municipality
	Khamaria Pandit Village. 

	11. 
	Whether covered under any State / Central Govt. enactments (e.g. Urban and Ceiling Act) or notified under agency area / scheduled area / cantonment area
	No

	12. 
	In case it is an agricultural land, any conversion to house site plots is contemplated
	NA

	13. 
	Boundaries of the property

	14. 
	Are Boundaries matched
	Different boundaries for different plots.

	15. 
	Directions	As per Title Deed
	Actual found at Site

	
	North
	Documents not provided
	Approach Road 
Khamaria Pandit

	
	South
	Documents not provided
	Agricultural land and Allipur village

	
	East
	Documents not provided
	Agriculture Land and Behta Village

	
	West
	Documents not provided
	Agriculture Land

	14.1 

	Dimensions of the site
	A
	B

	16. 
	
	As per the Map/ Deed
	Actuals

	
	North
	Documents not provided
	Due to very large size not possible to measure

	
	South
	Documents not provided
	Due to very large size not possible to measure

	
	East
	Documents not provided
	Due to very large size not possible to measure

	
	West
	Documents not provided
	Due to very large size not possible to measure

	14.2 
	Latitude, Longitude & Co-ordinates of Industrial Property
	27°51'04.4"N 81°04'53.7"E

	15.
	Extent of the site
	117.71 Acres / 476363.30 sq.mtr / 601.51 Bigha (1 Acre = 5.11 Bigha)

	16.
	Extent of the site considered for valuation (least of 14 A & 14 B)
	117.71 Acres/ 476363.30 sq.mtr/ 601.51 bigha (1 Acre = 5.11 Bigha)

	17.
	Whether occupied by the owner / tenant? 
	Owner

	
	If occupied by tenant, since how long? 
	NA

	
	Rent received per month.
	NA



	II.
	CHARACTERISTICS OF THE SITE

	1. 
	Classification of locality
	Rural

	2. 
	Development of surrounding areas
	Most of the nearby land parcel are being used for agricultural purpose but few shops are located on main Khamnaria Pandit road which is also the approach road of the plant.

	3. 
	Possibility of frequent flooding / sub-merging
	No

	4. 
	Feasibility to the Civic amenities like school, hospital, bus stop, market etc.
	Yes, available within the close vicinity of 1-5 Km From subject property.     

	5. 
	Number of Floors
	Please Refer to sheet attached in later part of the report

	6. 
	Type of Structure
	Please Refer to sheet attached in later part of the report

	7. 
	Type of use to which it can be put
	Industrial purpose

	8. 
	Any usage restriction
	No

	9. 
	Is plot in town planning approved layout?
	  No

	10. 
	Corner plot or intermittent plot?
	Intermittent

	11. 
	Road facilities
	Yes

	12. 
	Type of road available at present
	Bitumen Surfaced Road 

	13. 
	Width of road – is it below 20 ft. or more than 20 ft.
	  More than 20 ft. wide road.

	14. 
	Is it a land – locked land?
	No 

	15. 
	Water potentiality
	Yes, from bore well/ submersible

	16. 
	Underground sewerage system
	Yes

	17. 
	Is power supply available at the site?
	Yes

	18. 
	Advantage of the site
	Within urban developing area

	19. 
	Special remarks, if any, like threat of acquisition of land for public service purposes, road widening or applicability of CRZ provisions etc. (Distance from sea-coast / tidal level must be incorporated)
	None, in our view





	PART A
	VALUATION OF LAND



	1. 
	Size of Plot
	117.71 Acres/ 476363.30 sq.mtr/ 601.51 bigha (1 Acre = 5.11 Bigha)

	2. 
	North & South
	Not measurable at site due to uneven shape & large size of the land 

	3. 
	East & West
	Not measurable at site due to uneven shape & large size of the land

	4. 
	Total extent of the plot
	117.71 Acres/ 476363.30 sq.mtr/ 601.51 bigha (1 Acre = 5.11 Bigha)`

	5. 
	Area adopted on the basis of
	As per the information provide to us by the client.     

	6. 
	Remarks & observations, if any
	None

	7. 
	
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. Manoj (Interested seller)
Contact No.: +91-63943 70654
Size of the Property: Approx. 15 bigha
Rates/ Price informed: Rs.9,00,000/- to Rs.10,00,000/- per bigha
Comment: As per the discussion held with the above local people we came to know that prevailing rate range for agriculture land located adjacent to sugar plant is around Rs.9,00,000/- to Rs.10,00,000/- Bigha and agriculture land located approx. 500-1Km away from plant site in Behta village is approx. Rs.6,00,000/- to Rs.7,00,000/- per bigha.

2. Name: Mr. Santosh Mishra (Local resident/ Village Gram Pradhan)
Contact No.: +91-979284 84959
Size of the Property: Approx. 10 Bigha
Rates/ Price informed: Rs.6,00,000/-  to Rs.8,00,000/- per bigha
Comment: As per the discussion held with the above local people we came to know that prevailing rate range for agriculture land located in Main Allipur Village near sugar plant is around Rs.6,00,000/- to Rs.8,00,000/- Bigha and for agriculture land located approx. 500-1Km away from plant site in Allipur village is approx. Rs.3,00,000/- to Rs.4,00,000/- per bigha


3. Name: Mr. Sharad Gupta (Local resident/ Village Gram Pradhan)
Contact No.: +91-94521 69501
Size of the Property: Approx. 10 Bigha
Rates/ Price informed: Rs.11,00,000/-  to Rs.13,00,000/- per bigha
Comment: As per the discussion held with the above local people we came to know that prevailing rate range for agriculture land located in Main Khamaria Pandit Village near sugar plant is around Rs.11,00,000/- to Rs.13,00,000/- Bigha and for agriculture land located approx.. 500-1Km away from plant site in Khamaria Pandit village is approx. Rs.5,00,000/- to Rs.6,00,000/- per bigha


During our micro market survey and discussion with local property dealers/ people dealers we came to know following information:

1. The subject property is located in 3 villages namely Khamaria Pandit, Alipur & Behta.
2. The land located in front portion of plant lies in Khamaria Pandit Village.
3. The subject project land shape is irregular, area is very large in nature & currently being used for industrial purpose.
4. The subject property is the landmark property and all the development of the subject area is happened after inception of plant and mostly in Khamaria Pandit Village.
5. The prevailing land rates for plots in the subject locality depends on the size, shape, frontage, location and distance from the main road. 
6. The market rate for the comparatively smaller land (10-15 acres) in this locality is ranges in between Rs.11,00,000/- to Rs.13,00,000/- in Khamaria Pandit Village, and Rs.8,00,000/- to Rs.10,00,000/- in Behta Village, and Rs.6,00,000/- to Rs.8,00,000/- in Allipur Village
7. The land rate near plant is comparatively on a higher side as compared to land located approx.1km from the plant.

Therefore, considering all the factors we have done the Valuation of subject project land on the basis of Belting Method and divided the whole project land into three parts i.e. 60% of the total land in the front of the project & 40% of the total land in the back of the project. Accordingly we have calculated the weighted average rate for the whole project land to arrive the fair market Value.

Hence considering all the factors like demand, present economic condition of power industry and prevailing market rate with in the vicinity of plant, we are of the opinion that market rate as Rs.42.92 Lakhs per acres will be ideal for the project land calculated based on the belting method as described above.

In addition to this basic rates of the land, around 10% premium is added on this rate which covers the cost & effort consideration to cover administrative cost, effort towards land consolidation & land conversation charges.  

NOTE:
The land rate near the plant is comparatively higher and land rate which lies approx. 1Km - 2Km from plant is comparatively lower as compared to land near plant side 

Conversion:
5.11 Bigha = 01 Acres	


	8. 
	Guideline rate obtained from the official website 
	Rs.26,40,34,300/-  (Please refer to attached Page No. – 08)

	9. 
	Assessed / adopted rate of valuation
	Please refer to below table 

	10. 
	Estimated value of land (A)
	Please refer to below table 

Market Value: Rs.55,57,84,244/-
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	PART B
	VALUATION OF BUILDING 



	1. 
	Technical details of the building
	Construction done based on daily hire mason & labourers using average quality matierial.	

	2. 
	a) 
	Type of Building (Residential / Commercial/ Industrial)
	Industrial & Residential both

	3. 
	b) 
	Type of construction (Load bearing / RCC/ Steel Framed)
	Please refer to the attached sheet below

	4. 
	c) 
	Year of construction
	Please refer to the attached sheet below

	5. 
	d) 
	Number of floors and height of each floor including basement, if any
	Please refer to the attached sheet below

	6. 
	e) 
	Plinth area floor-wise
	Please refer to the attached sheet below

	7. 
	f) 
	Condition of the building
	Average

	1. 
	i. 
	Interior Finishing
	Different for different section       

	2. 
	ii. 
	Exterior Finishing
	Simple plastered walls 

	8. 
	Status of Building Plans/ Maps
	Cannot comment since no approved map given to us
	
	g) 
	Date of issue and validity of layout of approved map / plan
	Approved map not provided to us.

	
	h) 
	Is Building as per approved Map
	Cannot comment since copy of approved map not provided to us.

	
	i) 
	Whether genuineness or authenticity of approved map / plan is verified
	Cannot comment since copy of approved map not provided to us.

	
	j) 
	Any other comments by our empaneled valuers on authentic of approved plan
	None 

	
	k) 
	Details of alterations/ deviations/ illegal construction/ encroachment noticed in the structure from the original approved plan
	Cannot comment since all these structures being used for industrial purpose only 

	9. 3
	Valuation of Structure

	
	a) 
	Market Value of Structure
	Rs.102,50,85,343/-

	
	b) 
	Guideline Value of Structure
	NA





A. METHODOLOGY ADOPTED: The fair market value of the building on the date of valuation date is its cost of reproduction on that date less the depreciation & other deterioration deductions from the date of completion of the building to the date of its valuation.

1. We have only considered the Buildings for the Valuation which is under the Buildings head in the Fixed Asset Register provided to us to avoid duplicity of value.

2. Building/ Civil Structures related to the Plant & Machinery are not shown separately under building and is not considered for the Valuation since these are the part of Plant & Machinery and is capitalized in the Plant & Machinery head in the Fixed Asset Register provided to us by the company.

3. The Valuation of the civil structure/ building has been carried out on the basis of Construction Cost Indices (CCI) and not on the basis of plinth area to avoid the duplicity of the value of the civil work. 

4. Reproduction Cost of the Building/ Civil Structures is calculated based on the Construction Cost Indices (CCI) provided by the Construction Industry Development Council of Planning Commission, Govt. of India. Copy of the Index is annexed with the report for reference.

5. Reproduction Cost of the structure is calculated from the date of capitalization to the date of valuation.

6. Depreciation is charged on the Buildings & structures considering the life of civil structure/ building as 10 to 40 years as per the Chart of Companies Act-2013.

7. Our engineering team did the sample measurement of some of the building structures which was found more or less to be same. 

8. The condition of the buildings and structures found to be average during the site visit.
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	a. 
	GENERAL DETAILS

	i. 
	Scope of the Assessment
	Non Binding Opinion on General Prospective Valuation Assessment of the Plant & Machineries as found on site on as-is-where basis.
	ii. 
	Out-of-Scope of the Assessment
	3. Verification of authenticity of documents from originals or cross checking from any Govt. deptt. is not done at our end.
4. Legal aspects & rights of the Plant & Machinery are out-of-scope of this report.
5. Inventorization of P&M is out of scope of work.
6. Componentization of Plant & Machinery is out of scope of this report.
7. Identification of the P&M is only limited to cross verification of major machines & production lines.
8. Technical/ mechanical/ operational testing of the machines is out-of-scope of the report.
9. Comment/ determination on technological aspect is out of scope of this report.
10. Any kind of machine/ process design is out of scope of the report.

	iii. 
	Information provided/ available for assessment
	Documents Requested
	Documents Provided

	
	
	Total 04 documents requested.
	Total 01 documents provided.

	
	
	Detailed Fixed Asset Register/ Inventory Sheet	Detailed Fixed Asset Register

	
	
	Invoices/ Bills	None
	
	
	Purchase Orders	None
	
	
	EPC contract agreements	None
	iv. 
	Identification of the assets
	☒	Cross checked from the name of the machines mentioned in the FAR/ Inventory list name plate displayed on the machine

	v. 
	
	☐	  

	vi. 
	
	☐	Identified from the available Invoices

	vii. 
	
	☐	Identification of the machines could not be done properly

	viii. 
	
	☐	Due to large number of machines/ inventory, only major production lines & machines have been checked

	ix. 
	
	☐	Physical inspection of the machines could not be done
	

	x. 
	Plant Technical person name, contact number & designation assisted for Survey
	Mr. Satyajit Chauhan (-7408422636)

	xi. 
	Date of Survey
	12 January 2022
	
b.
	BRIEF DESCRIPTION OF THE PLANT/ MACHINERY

	i. 
	Nature of Plant & Machinery
	Power, Sugar & Ethanol Industry

	ii. 
	Size of the Plant
	Large scale Plant
	iii. 
	Type of the Plant
	Semi Automatic
	iv. 
	Year of Installation/ Commissioning/ COD (Commercial Operation Date)
	· Year- 1952 as per information provided during the site visit

	v. 
	Production Capacity
	The production capacity as follows (as per information provided to us):
Sugar – 10,000 TCD
Distillery – 100 KLPD
Power – 30.85 MW

	vi. 
	Capacity at which Plant was running at the time of Survey
	Approx. 90% of actual capacity (As per the information provided by the company official during our site survey)

	vii. 
	Number of Production Lines
	· NA

	viii. 
	Condition of Machines
	Condition of the Plant & Machinery is good but due to the nature of the Plant it doesn't seems to be that much managed & clean.

	ix. 
	Status of the Plant
	Operational, running at approx. 90% of actual capacity.

	x. 
	Products Manufactured in this Plant
	Sugar, Ethanol and Power

	xi. 
	Recent maintenance carried out on
	No information provided.

	xii. 
	Recent upgradation, improvements if done any
	No information provided.

	xiii. 
	Total Gross Block & Net Block of Assets
	Gross Block
	Fair Market Value

	xiv. 
	
	As on 31/03/2021

	xv. 
	
	Rs.468,98,82,679/-
	Rs.342,12,93,452/-

	xvi. 
	Any other Details if any
	NA

	c.
	LOCATION/ ADDRESS WHERE PLANT/ MACHINES ARE FOUND TO BE INSTALLED

	
	All the plant and machinery as per the Machine List (FAR) Only provided to us was assumed and considered to be installed inside the premises of M/s. Gobind Sugar Mills Limited. Located at Aira Estate, Taluka- Dhaurahara, District- Lakhimpur Kheri, U.P.
The subject plant is used for manufacturing of Sugar, Ethanol & Power. As observed during our site survey the machines were appeared to be in operational condition and the plant was running at approx.. 90% of its actual capacity.

	d.
	SURVEY DETAILS

	i. 
	Plant has been surveyed by our Engineering Team on 12/01/2022.

	ii. 
	Site inspection was done in the presence of Company’s representative Mr. Satyajit Chauhan who was available from the company to furnish any specific detail about the Plant & Machinery.

	iii. 
	Our team examined & verified the machines and utilities from the machine list provided by the Company. Only major machinery, process line & equipment has been verified.

	iv. 
	Currently the plant is Approx. 90% operational as per the information provided by the company. 

	v. 
	Most the details have been cross checked as per the documents (FAR) provided to us by the company and what was observed at the site.

	vi. 
	Condition of the machines is checked through visual observation only. No technical/ mechanical/ operational testing has been carried out to ascertain the condition and efficiency of machines.

	vii. 
	Site Survey has been carried out on the basis of the physical existence of the assets rather than their technical expediency.

	viii. 
	As per the overall site visit summary, Plant appeared to be in good condition.

	a. 
	MANUFACTURING PROCESS

	
	SUGAR INDUSTRY
[image: ]
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POWER INDUSTRY
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DISTILLERY INDUSTRY
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	b. 
	TECHNOLOGY TYPE/ GENERATION USED AND TECHNOLOGICAL COLLABORATIONS IF ANY

	
	A. NA 

	c. 
	RAW MATERIALS REQUIRED & AVAILABILITY

	
	Type of Raw Material:
	Sugarcane, Molasses, Bagasse’s. 

	
	Availability:
	Good (Seasonal for sugarcane)

	d. 
	AVAILABILITY & STATUS OF UTILITIES

	
	Power/ Electricity
	Yes (Own power production)

	
	Water
	Yes, Groundwater/ Bore well

	
	Road/ Transport
	Yes, available

	e. 
	COMMENT ON AVAILABILITY OF LABOUR

	
	Appears to be easily & adequately available and no labour issues came to our knowledge during site inspection.

	f. 
	SALES TRANSACTIONAL PROSPECTS OF SUCH PLANTS/ MACHINERY

	
	Strategic Sale as part of the complete Project.

	
	Reason: This is a large-scale manufacturing plant & can only be sold as an Integrated Industry to preserve its value since complete process line & machines are special purpose machines & can’t be used in any other industry. Demand of used machinery in this kind of Industry of such a scale is not very high since many times it is not easily available in the market & not technically viable therefore the best sale transaction approach to realize maximum value of such assets is through strategic sale to the players who are already into same or similar Industry who have plans for expansion or any large conglomefrate who plans to enter into this new Industry

	g. 
	DEMAND OF SUCH PLANT & MACHINERY IN THE MARKET

	
	Appears to be moderate as per general information available in public domain.

	h. 
	VALUATION PROEDURE

	i. 
	Basic Methodology: For arriving at fair market value of P&M & other fixed assets our engineering team has rationally applied the mixture of 'Cost approach (depreciated replacement cost)’. The fair market value of Plant & Machinery on the date of valuation is its cost of reproduction & commissioning on that date less the depreciation & other deterioration deductions (Technological, Economic, Functional obsolescence) or additions for good maintenance from the date of commissioning of the machinery to the date of its valuation.

	ii. 
	Core P&M Asset Valuation is done keeping in mind various factors like technology used, machines availability, its condition, average age, maintenance & service and parts replacement availability of the machines and more importantly demand in the market.

	iii. 
	Main Machinery of this plant are Turbine, Boiler, Milling machine, Sugar Tank etc.

	iv. 
	The main data point for the Valuation of Plant & Machinery is  by the machine list provide to us by the company  From the machine list two key inputs, Date of Capitalization and Cost of capitalization are taken which play vital role in evaluating used Plant & Machinery valuation.

	v. 
	For calculating Reproduction Cost of the machines as on date Cost Inflation Index is taken into consideration since current machinery of this plant is 70 years old and since then fluctuation has occurred in the prices of metals or industrial commodities. 

	vi. 
	For evaluating depreciation, Chart of Companies Act-2013 for ascertaining useful life of different types of machines are followed and varies from 8-18 years based on the nature of the item.

	vii. 
	On the Depreciated Replacement Cost (DRC) deduction for obsolescence/ deterioration or addition for good maintenance has been taken to arrive at the estimated Prospective Fair Market Value of the machines.

	viii. 
	Underline assumption for the evaluation of this Plant & Machinery is that it will be sold as an Integrated Plant and not as discrete/ piecemeal machinery basis.

	i. 
	CONSOLIDATED PLANT & MACHINERY VALUATION

	
	Consolidated valuation sheet of Plant & Machinery and other asset items are mentioned below with depreciated current market value as per different category of the machines/assets cumulated together. Our engineering team has separated the Cost of Equipment’s in the different sections of the plant.      
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	PART  D
	CONSOLIDATED VALUATION ASSESSMENT OF ASSETS



	
	Description
	Value by adopting

	
	Valuation of the Property
	Cost of Capitalization (Rs.)
	Fair Market Value (Rs.)

	(a) 
	Land (A)
	Rs.26,40,34,300/-  
(Guideline Value)
	Rs.55,57,84,244/-

	(b) 
	Buildings & Civil Works (B)
	Rs.135,57,57,344/-
	Rs.102,50,85,343/-

	(c) 
	Plant & Machinery, Other Fixed Assets & Spares (C)
	Rs.469,97,47,192/-
	Rs.342,47,68,353/-

	(d) 
	Services 
	----
	----

	(e) 
	Depreciated Asset Replacement Value Total {D= Add (A+B+C)}
	Rs.631,95,38,836/-
	Rs.500,56,37,940/-

	(f) 
	Consolidated Fixed Asset Valuation (E)
	Rs.500,56,37,940/-

	(g) 
	Rounded Off
(Depreciated  Replacement  Market Value)
	Rs.500,56,00,000/-

	(h) 
	Total Realizable/ Fetch Value of the Plant 
(Minimum Depreciated Replacement Market Value)
	Rs.425,47,60,000/-

	(i) 
	Forced/ Distress Sale Value 
(Orderly Liquidation Value of the assets on On-going Basis)
	Rs.375,42,00,000/-
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	i. 
	Justification for more than 20% difference in Market & Circle Rate
	Circle rates are determined by the District administration as per their own theoretical internal policy and Market rates are adopted based on current practical market dynamics which is explained clearly in Valuation Assessment Factors



1. REMARKS

· Consolidated Fair Market Fixed Asset Valuation of M/s. Gobind Sugar Mills Limited, Aira Estate, Village- Khamaria Estate, Taluka- Dhaurahara, District- Lakhimpur Kheri, U.P 262722l is well within market scenario and condition of industry. 

· Fragmented/ Individual component wise may fetch different values, however this Valuation is prepared based on the ongoing concern and the Values has been applied in totality/ group of assets.

· This valuation exercise has been performed to reach the prospective fair market value using the depreciated replacement cost approach for setting up such Greenfield projects in current scenario. This should not be treated as the transactional value of these assets.

· This valuation assessment doesn’t cover any Enterprise Valuation of the Project which may have additional premium or discounting impact on the overall Project Value due to various other financial conditions of the Project.

· All the Values includes soft cost incurred during the Project inception such as Pre-Operative expenses, Finance cost, IDC, etc. since the FAR is capitalized with all these soft cost and FAR was the main reference point for this Valuation assessment. .

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

· Secondary/ Tertiary costs related to asset transaction like Stamp Duty, Registration charges, Brokerage, Bank interest etc. pertaining to the sale/ purchase of this property are not considered while assessing the Market Value.
· Discounting factors used in different values assigned like Fair Value, Realizable Value & Distress Value is based on the different condition & situation of the asset realizability and the different processes which has already been tried for the asset sale.

· There is no fixed formula for assigning the discounting factors and it depends largely on the nature, type of the asset and the market trend.

· As per the scope of the Report, Value assessment is subject to Assumption & Remarks, R.K. Associates Important Notes and Valuer’s Remarks & other enclosed documents with the Report

2. DEFINITIONS

· 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 after he has carefully & exhaustively evaluated the facts & information came in front of him related to the subject asset 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, after proper marketing, wherein the parties, each acted knowledgeably, prudently and without any compulsion on the date of the Valuation.

· Forced, under compulsion & constraint, obligatory sales transactions data doesn’t indicate the Fair Market Value.

· Realizable Value is the minimum prospective estimated value of the property which it may be able to realize at the time of actual property transaction factoring in the potential prospects of deep negotiations carried out between the buyer & seller for ultimately finalizing the transaction across the table. Realizable value may be 10-20% less than the Fair Market Value depending on the various salability prospects of the subject property and the needs of the buyer & the seller.

· Forced/ Distress Sale Value is the value when the property has to be sold due to any compulsion or constraint like financial encumbrances, dispute, as a part of a recovery process, any defect in the property, legal issues or any such condition or situation. In this type of sale, minimum fetch value is assessed which can be 25-40% less than the estimated Fair Market Value based on the nature, size & salability prospects of 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 is more than buying it. Therefore the Forced/ Distress Sale Value will always fetch significantly less value compare to the estimated Fair Market Value.


ENCLOSURE: I- ASSUMPTIONS | REMARKS | LIMITING CONDITIONS
	i. 
	Qualification in TIR/Mitigation Suggested, if any: Cannot comment since copy of TIR is not provided to us

	ii. 
	Is property SARFAESI compliant: Yes

	iii. 
	Whether property belongs to social infrastructure like hospital, school, old age home etc.: No

	iv. 
	Whether entire piece of land on which the unit is set up / property is situated has been mortgaged or to be mortgaged: No, For general assessment 

	v. 
	Details of last two transactions in the locality/area to be provided, if available: Yes, enclosed with the report

	vi. 
	Any other aspect which has relevance on the value or marketability of the property: This report is prepared following our standard operating procedures & best practices, limitations, conditions, remarks, Important Notes, Valuation TOR.

	vii. 
	1. This Valuation report is prepared based on the copies of the documents/ information which interested organization or customer could provide to us out of the standard checklist of documents 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. Verification or cross checking of the copy of the documents provided to us from the originals has not been done at our end.

	viii. 
	2. Legal aspects for eg. investigation of title, ownership rights, lien, charge, mortgage, lease, etc. are not considered in this report. It is assumed and taken into account that the concerned Bank/ Financial Institution has got the legal verification cleared by the competent Advocate while requesting for the Valuation report.

	ix. 
	3. Value varies with the Purpose/ Date/ Condition prevailing in the market. We recommend not to refer the Value of the asset given in this report if any of these points are different from the one mentioned aforesaid in the Report. We also recommend that the indicative estimated Value in the Valuation Report holds good only upto the period of 3 months from the date of Valuation.




R.K ASSOCIATES 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 or any other mistakes. In case you find any mistake, variation, discrepancy or inaccuracy in any data point of 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 won’t be held responsible for any inaccuracy in any manner. Also if we will not hear back anything from you within 30 days, we will assume that 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 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 / FIs 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.




ENCLOSURE: II- REFERENCES ON PRICE TREND OF THE SIMILAR RELATED PROPERTIES AVAILABLE ON PUBLIC DOMAIN

No Reference Available On Public Domain 




ENCLOSURE: III – GOOGLE MAP LOCATION
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ENCLOSURE: IV – PHOTOGRAPHS OF THE PROPERTY
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ENCLOSURE: V– COPY OF CIRCLE RATE
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ENCLOSURE: VI – VALUER’S REMARKS

	1. 
	This Valuation report is prepared based on the copies of the documents/ information which interested organization or customer could provide to us out of the standard checklist of documents 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. Verification or cross checking of the documents provided to us from the originals has not been done at our end.

	2. 
	Legal aspects for eg. investigation of title, ownership rights, lien, charge, mortgage, lease, verification of documents, etc. have to be taken care by legal expert/ Advocate and same are not done at our end. It is assumed that the concerned Lender/ Financial Institution has asked for the valuation of that property for which the legal verification has been already taken and cleared by the competent Advocate before requesting for the Valuation report.

	3. 
	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.

	4. 
	Value varies with the Purpose/ Date/ Condition prevailing in the market. We recommend not to refer the indicative & estimated prospective Value of the asset given in this report if any of these points are different from the one mentioned aforesaid in the Report. We also recommend that the indicative estimated Value in the Valuation Report holds good only upto the period of 3 months from the date of Valuation.

	5. 
	This report is having limited scope as per its fields & format to provide only the general basic idea of the value of the property prevailing in the market based on the documents/ data/ information provided by the client. The suggested indicative prospective estimated value should be considered only if transaction is happened as free market transaction.

	6. 
	This Valuation report is prepared based on the facts of the property 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 country. In future property Market may go down, property conditions may change or may go worse, Property reputation may differ, Property vicinity conditions may go down or become worse, Property market may change due to impact of Govt. policies or effect of World economy, Usability prospects of the property may change, etc. Hence before financing, Banker/ FI should take into consideration all such future risk and should loan conservatively to keep the advanced money safe in case of the downward trend of the property value.

	7. 
	Valuation of the same asset/ property can fetch different values in different 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 have considerable lower value. Similarly an asset sold directly by an owner in the market will fetch better value and if the same asset/ property is sold by any financer due to encumbrance on it will fetch lower value. Hence before financing, Banker/ FI should take into consideration all such future risks and should loan conservatively to keep the advanced money safe in case of any such situation.

	8. 
	Getting cizra map or coordination with revenue officers for site identification is not done at our end.

	9. 
	Valuation is done for the property identified to us by the owner/ owner representative. At our end we have just cross verified the identification of the property with reference to the documents produced for perusal. Method by which identification of the property is carried out is also mentioned in the report clearly. Responsibility of identifying the correct property to the Valuer/ its authorized surveyor is solely of the client/ owner for which Valuation has to be carried out. It is requested from the Bank to cross check from their own records/ information if this is the same property for which Valuation has to be carried out to ensure that owner has not misled the Valuer company or misrepresented the property due to any vested interest.

	10. 
	In India more than 70% of the geographical area is lying under rural/ remote/ non municipal/ unplanned area where the subject property is surrounded by vacant lands having no physical demarcation or having any display of property survey or municipal number / name plate on the property clearly. Even in old locations of towns, small cities & districts where property number is either not assigned or not displayed on the properties clearly and also due to the presence of multiple/ parallel departments due to which ownership/ rights/ illegal possession/ encroachment issues are rampant across India and due to these limitations at many occasions it becomes tough to identify the property with 100% surety from the available documents, information & site whereabouts and thus chances of error, misrepresentation by the borrower and margin of chances of error always persists in such cases. To avoid any such chances of error it is advised to the Bank to engage municipal/ revenue department officials to get the confirmation of the property to ensure that the property shown to Valuer/ Banker is the same as for which documents are provided.

	11. 
	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 and this report will be made for the specific unit based on the assumption that complete Group Housing Society/ Integrated Township must be approved in all respect.

	12. 
	Due to fragmented & frequent change in building/ urban planning laws/ guidelines from time to time, different laws/ guidelines between regions/ states and no strict enforceability of Building Bye-Laws in India specially in non-metro and scale b & c cities & Industrial areas, property owners many times extend or make changes in the covered area/ layout from the approved/ applicable limits. There are also situations where properties are decades old when there was no formal Building Bye-Laws applicable when the construction must have been done. Due to such discrete/ unplanned development in many regions sometimes it becomes tough to determine the exact lawful situation on ground for the Valuer. In case nothing specific is noted on the covered built-up area considered in the Valuation Report, the covered area present on the site as per site survey will be considered in the Valuation.

	13. 
	Valuation is a subjective field and opinion may differ from consultant to consultant. To check the right opinion, it is important to evaluate the methodology adopted and various data point/ information/ factors/ assumption considered by the consultant which became the basis for the Valuation report before reaching to any conclusion.

	14. 
	Value analysis of any asset cannot be regarded as an exact science and the conclusions arrived at in many cases will, of necessity, be subjective and dependent on the exercise of individual judgment. Given the same set of facts and using the same assumptions, expert opinions may differ due to the number of separate judgment decisions, which have to be made. Therefore, there can be no standard formula to establish an indisputable exchange ratio. In the event of a transaction, the actual transaction value achieved may be higher or lower than our indicative analysis of value depending upon the circumstances of the transaction. The knowledge, negotiability and motivations of the buyers and sellers and the applicability of a discount or premium for control will also affect actual price achieved. Accordingly, our indicative analysis of value will not necessarily be the price at which any agreement proceeds. The final transaction price is something on which the parties themselves have to agree. However our Valuation analysis can definitely help the stakeholders to make them informed and wise decision about the Value of the asset and can help in facilitating the arm’s length transaction.

	15. 
	This report is prepared on the RKA V-L1 (Basic) Valuation format as per the client requirement and scope of work. This report is having limited scope as per its fields & format to provide only the general estimated & indicative basic idea of the value of the property prevailing in the market based on the information provided by the client. No detailed analysis, audit or verification has been carried out of the subject property.

	16. 
	This is just an opinion report and doesn’t hold any binding on anyone. It is requested from the concerned Client/ Bank/ Financial Institution which is using this report for mortgaging the property that they should consider all the different associated relevant & related factors & risks before taking any business decision based on the content of this report.

	17. 
	All Pages of the report including annexures are signed and stamped from our office. In case any paper in the report is without stamp & signature then this should not be considered a valid paper issued from this office.

	18. 
	Defect Liability Period is 30 DAYS. We request the concerned authorized reader of this report to check the contents, data and calculations in the report within this period and intimate us in writing if any corrections are required or in case of any other concern with the contents or opinion mentioned in the report. Corrections only related to typographical, calculation, spelling mistakes will be entertained within the defect liability period. No request for any illegitimate value revision, date change or any other change will be entertained other than the one mentioned above.

	19. 
	R.K Associates encourages its customers to give feedback or inform concerns over its services through proper channel at valuers@rkassociates.org in writing within 30 days of report delivery. After this period no concern/ complaint/ proceedings in connection with the Valuation Services can be entertained due to possible change in situation and condition of the property.

	20. 
	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.

	21. 
	This Valuation report is governed by our (1) Internal Policies, Processes & Standard Operating Procedures, (2) R.K Associates Quality Policy, (3) Valuation & Survey Best Practices Guidelines formulated by management of R.K Associates, (4) Information input given to us by the customer and (4) Information/ Data/ Facts given to us by our field/ office technical team. Management of R.K Associates never gives acceptance to any unethical or unprofessional practice which may affect fair, correct & impartial assessment and which is against any prevailing law. In case of any indication of any negligence, default, incorrect, misleading, misrepresentation or distortion of facts in the report then it is the responsibility of the user of this report to immediately or atleast within the defect liability period bring all such act into notice of R.K Associates management so that corrective measures can be taken instantly.

	22. 
	R.K Associates never releases any report doing alterations or modifications by pen. In case any information/ figure of this report is found altered with pen then this report will automatically become null & void.
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Sr. 

No.

Area

(in Acres)

Area

(in sq.mtr.)

Market Rate 

(in per acres)

10% Premium for cost & effort 

consideration to cover 

administrative cost, effort 

toward land consilidation & 

land conversation Charges

(in per acres)

Total Fair Market Value

1 117.71 476355.89 4,292,400 ₹          4,721,640 ₹                                          555,784,244 ₹                      

Annexure-A: VALUATION OF LAND | INTEGRATED SUGAR PLANT | M/S. GOBIND SUGAR MILLS LIMITED | 

DISTRICT- LAKHIMPUR KHIRI, UTTAR PRADESH

Notes:

1. The land area details of the subject project has been taken on the basis of information provided by the 

company.

2. Assessment of Premium charges on transfer of Free hold rights transfer methodology for arriving the 

market Value of the land. 


image4.emf
 S. No   Section   Annexure 

 Cost of 

Capitalization 

 Net Block

(as on 31.12.2020) 

 Estimated 

Reproduction 

Cost of the Asset                                                                    

(as per CCI) 

 Current 

Depreciated 

Replacement 

Value 

1 Power Building A 346,187,771 ₹         270,769,991 ₹          342,239,492 ₹           248,877,466 ₹        

2 Distilery B 504,525,965 ₹         481,021,930 ₹          503,334,896 ₹           411,915,575 ₹        

3 Sugar C 505,043,608 ₹         421,483,159 ₹          502,725,146 ₹           364,292,301 ₹        

1,355,757,344 ₹     1,173,275,080 ₹      1,348,299,535 ₹       1,025,085,343 ₹     

2.Gross Reproduction cost of the assets has been calculated on the basis of Construction Cost Index (Link: 

www.cidc.in) 

3. Building Area Statement has been provided to us by the company management. On the provided details we 

have inspected through sample measurement which was found to be approximately same.

SUMMARY- VALUATION OF BUILDING/ CIVIL STRUCTURE CAPITALIZED IN GOBIND SUGAL MILLS 

LIMITED | DISTRICT- LAKHIMPURKHIRI, UTTAR PRADESH

2. All the sutructure considered in this valuation report are for Lakhimpur plant only, other civil structure expect 

lakhimpur plant are not considered in this valuation report.

Total

Note:

1.All the details related to the Buildings and civil work has been provided by Company and all the details are relied 

upon for the assessent.
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Sr. No. Plant Section Description Annexure

 Cost of 

Capitalization 

 Net Block 

 Gross Current 

Replacement 

Cost (GCRC) 

Current 

Depreciated 

Market Value

Plant & Machinery D 1,994,794,318 ₹       1,682,777,486 ₹      2,109,108,241 ₹      1,421,550,705 ₹       

Furniture & Fixture E 7,484,405 ₹                3,155,269 ₹              7,484,405 ₹              1,653,592 ₹               

Office Equipments  F 16,442,791 ₹             5,813,694 ₹              16,442,791 ₹            3,351,477 ₹               

Vehicles  G 6,583,309 ₹                4,760,431 ₹              6,583,309 ₹              3,777,985 ₹               

Extra H 87,194,322 ₹             52,728,317 ₹            87,194,322 ₹            24,578,343 ₹             

Plant & Machinery I 1,150,104,751 ₹       1,085,078,411 ₹      1,153,953,901 ₹      1,008,172,220 ₹       

Office Equipments  J 2,025,893 ₹                1,463,125 ₹              2,025,893 ₹              1,403,248 ₹               

Plant & Machinery K 1,431,391,455 ₹       1,122,076,167 ₹      1,459,301,478 ₹      959,322,359 ₹           

Office Equipments  L 956,941 ₹                   60,159 ₹                    956,941 ₹                  50,496 ₹                     

Furniture & Fixture M 2,769,007 ₹                1,396,929 ₹              2,769,007 ₹              907,929 ₹                   

4,699,747,192 ₹       3,959,309,988 ₹      4,845,820,288 ₹      3,424,768,353 ₹       

6. For evaluating the Gross current reproduction Cost of the other indegeneous machines and equipments, we have adopted the inflation rate occurred in the 

manufacturing of that respective commodity. For which we have used the whole sale price index  provided the Government through www.eaindustry.nic.in 

7. Our engineering team visited all the sections and manually inspected the machines and equipments on the basis of their physical existence. 

8. Final valuation includes Design, erection, procurement, installation & commissioning charges as well.

1. Asset items pertaining to M/s. Gobind Sugar Mills Limited, Lakhimpur Kheri, Uttar Pradesh Plant is only considered in this report.

Notes:

2. Asset items of different classes are grouped together and summarized seperately. Detailed valuation sheet with calculation can be referred in attached 

3. The Company has provided us the Fixed Asset Register (FAR) for the purpose of Valuation. This FAR has the capitalization of the items based on the capex 

incurred under various heads and shown it in under various phases. Hence, for the purpose of Valuation we have taken the FAR having capex incurred.

4. For evaluating useful life for calculation of depreciation, Central Electricity Commission Guidelines, Chart of Companies Act-2013 and finally general practical 

trend of Sugar & Power Plants are referred.

5. Useful life of Primary machines of the Plant like Boiler, Turbine, Generator, Coal Handling System etc. is taken as 25 years . For other auxiliary machinery & 

equipment average life varies from 15- 25 years.

SUMMARY- VALUATION OF PLANT & MACHINERY AND OTHER FIXED ASSETS OF | M/S. GOBIND SUGAR MILLS LIMITED | LAKHIMPUR KHERI | 

UTTAR PRADESH

TOTAL

Power Unit 

Distillery Unit

Sugar Unit 

2

3

1
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