e

ANS CONSULTANCY

Government registered Valuer

VALUERS & MANAGEMENT CONSULTANT

(S(/ﬁanzgya BG.S‘ u

Partner

City Office :

4A, Council House Street, MMS Chamber, Room No. - G-1, 1st Floor, Kolkata-700 001

Mob. ; 94335 48225, Ph. : 033 4062 4200

E-mail : ans.consultancy(5@gmail.com / ans.consultancy14@gmail.com

—-

RAEING .. ausniami
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) A B
14.10 Dimens al the site e ——
As per the Deec
; | - _F Actual
North N.A, 76’
— — -~ ~
i South N.A. 76
f East N.A. 50’
i West N.A. 50’
L e e——— .
|H‘2 Latitude oneitude and Coordinates of the lLat: 22036°42.6276" Long: 88018"20.16"
| site N B |
15 Extent of the site ; '["985 Sq. ft or say 5.535 Cottah
16 Extent of the site considered for valuation | : 14A
| (least of 14 A & 14 B) B N
- Whether vccupied by the owner /tenant? If ' Occupied by the owner.
17 occupicd by tenant, since how long? Rent
| Received per imonth,
[ 1. | CHARACTERISTICS OF THE SITE
1. Classitication ot locality iindustrial area
2. | Developmiont ol surrounding areas Developed area.
3. | Possibility ol Irequent flooding / sub- Not as such.
mergiig o
4 Feasibility 1o the Civic amenities like Within reachable distance.
’ school hospital, bus stop, market etc.
5. | Level ot L with topographical conditions | High
b. | b} ldl‘l il b E;quare shape_
7. | Type ol u- - to which it can be put Industrial only.
8. | Any usape rostriction }N“
9, Is plot o planning approved layoult? INLA.

10 | Corner plot

L

Cintermittent plot?

Intermittent plai
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Reb. NO. i Dale: cicisiasiasiioniss

Common Passage connected to the bye
lane which is connected to the internal
|l'udd
Concrete Road

'[_ll Road tacilities

]"!

13 Width of road - is it below 20 ft. or more

14 | Isita land = locked land?

[vpe of road available at present

20" wide road

than 20 1L |
- .

No.

15 | Wale potentiality Available from boring & Local Municipal

16 ‘ Underpround sewerage svstem Yes
17 | Is pov ot supphy available at the site? Yes
— - === E | SE.
Advanlage of the site
18 I 1 N - o Developed industrial area
: 5 | o | INA.
19 S}Nfl-l.ll remarks, if any, like threat of .11‘quisilium N.A.

tot 1.--:51

widening or applicability of CRZ provisions etc.

for public service purposes, road

(Distaiice from sea-coast / tidal level must be

incorporated)

| Part = A (Valuation of land)

| Size uf plot 3985 Sq. ft or say 5.535 Cottah

i Norih & South

1HMC Canal & Internal road of the
Estate

Shed No. 7Z-59 of the Estate &
Shed No. Z-57 of the Estate.

Fast & West

2. Total extent ot the plot 3985 Sq. ft or say 5.535 Cottah
Prevailing market rate (Along with details | |@ Rs. 12.00 Lac - Rs.14.00 Lac Per
. Jreterence of at least  two  latest | Cottah
=" deals transactions  with respect to adjacent
proy rhies in the areas)
| 4 Guidde line rate obtained from the Rugistr(lr’r @ Rs.10.00 Lac per cottah (Copy

i Offiv o (an evidence thereof to be enclosed)

attached)
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Date, ....cooovrereresnins
RELND; .ciiiiiniisnnnn
|5. | Assessed / adopted rate of valuation Y Rs.13.00/- Lac per cottah N
6. ‘ Estimated value of land Rs. 64.76/- Lac (details as per
annexure)
Part - B (Valuation of Building)
! Technical details of the building N.A.
| I'ype of Building (Residential / N.A.

Commercial/ Industrial)

Type of construction (Load bearing / RCC | NA.
b) - )
/ Steel Framed)

¢) | Year of construction N.A.

Number of floors and height of each floor N.A.

i
4 including basement, if any
L.fr) | Plinth area floor-wise N.A.
E ' Condition of the building N.A.
o ;_) | Exterior - Excellent, Good, Normal, IN.A
I
| | Poor |
[ i) ' Inferior - Excellent, Good, Normal, IN.A ]
] | Poor ]
) Date of issue and validity of layout of INLA. ]
?’ | approved map / plan 1L ‘
h) | Approved map / plan issuing authority HMC
| Whether g?‘luirﬁess or auththicit)—'(‘ll'__ —Y— -
_approved map / plan is verified g
' Any other comments by our empanelled Not as such
| valuers on authentic of approved plan [
Specifications of construction (floor-wise) in respect of
FS_I_T_ e ——— — _.—.'-—_——_ [ =
‘ No Description Ground floor | Other floor
. O |
1. | Foundation IN.A. N.A. 1|
2. J Basement N.A. P\IA 7
|
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Rl NO. .. PNt
3. S_L:purslructu ;’L‘ IN.A. [NA
Joinery / Doors & Windows (please furnish details  [N.A. .N.A.
4. | about size of frames, shutters, glazing, fitting etc. and
| specify the species of timber)
5- RCC works N.A. N.A.
6. I’last:'ring INLA. N.A.
7. | Flooring, 5kirting, dadoing N.A. N.A.
8. Special finish as marble, granite, wooden paneling, |N.A. IN.A.
grills, etc
9. | Roofing including weather proof course IN.A. N.A.
10. | Drainage IN.A. IN.A.
S.No. S 23
Description round floor Other floor
Compound wall N.A. INLA.
2. Height [, INA. INLA.
Length NA. NA.
E i'}-‘pﬂ of construction IN.A. N.A.
Electrical installation
I'ype of wiring N.A. N.A.
Class of fittings (superior / ordinary / poor) | NA N.A.
3. — ——
Number of light points N.A. N.A.
Fan points a IN.A. N.A.
Spare plug points N.A. N.A.
:\Fyﬁhur item _ N.A. N.A.
t ||
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Date. .....oevrreinienns
REENG. s
| | Plumbing installation ‘
| a) | No. of water closets and their type | . IN.A. |NA
4. — | |
|| b) |' No. of wash basins + IN.A, F\I.A.
| | R | b 1
‘ c) | No. of urinals : IN.A. LN.A. |
I S [ | |
l d) —[T\In. of bath tubs [+ INA N.A. —‘
—_— . I
e) 'v\atvr nwter taps, etc. [+ IN.A. 'LNA _f
|
i) ‘ Any other fixtures ' - IN.A. IN.A. ]
— e L
Part C-(Extra Items) (Amount in Rs.)
1 [Porticc —} NATT T T J
2. | Ornamental front door | . IN.A. '
3. Sit out/ Verandah with steel grills : IN.A.
4, Overhead water tank | : INLA.
J Extra sta-v—l_/ rﬁ]lapsible gates - L\J-A- ]
Total - I NA. ]
. S !
Part D-(Amenities) (Amount in Rs.)
1. | 't\"ardrnbes_ [ NA. 1
U — .
2. Glazed tiles 1. NA. =
. | ___ﬁ__l__t\ )
3. ‘ Extra *;mk-. dnd bath tub & IN.A.
4. [_Mdrblc / Ceramic tiles rrm;g I I NA.
. -t
5. | Interior dﬂomltons : N.A.
| 1
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—— —

3 A I— Dl s

6. | Architectural elevation works . }N-A.
ik ' I’anéling works _ i : 4f\T.A.

| 8. Alu-minum works | - INLA.
9, Aluminum hand_rai]s ! . [NLA.
10. F;ISE ceiling « IN.A.

| Total ! N.A.
Part E-(Miscellaneous) (Amount inRs.)

1. Scpardle toilet room | . N.A.
2. Separate lumber room : N.A,
3, i Sep;irdte water tank/ sump : INA.

T N Trees, gardening | VINA.

| Total | - <‘.\'.A.—
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R N0, s Date. .....ovvvvenssirisnere

Part F-(Services) (Amount inRs.)

[ 1. [water supply arrangements |- Rs.2.00 lac
_'1_—'_]')mindg,v arrangements - Rs. 1.00 lac
3. | Compound wall . [NLA. -
4. | C.B. dep:osits, fitlir_lgs etc. - ;—N.A.
D; Pavement - INLA.

[ Total | - Rs. 3.00 Lac

Total abstract of the entire property

Part- A Land : h%s. 64.76L.ac
Part- B Building : IRs. 20.71 lac
Part- C Extra [tems i IL
Part- D ‘\menmeq - INil
Part- E | Miscellaneous - INil
|
Part- F Services . [Rs. 3.00 Lac &
Part-G  P&M Rs.4.63 Lal \b
[ Tou | i il o
ota .
. _ It Rs. 93.10 Lac

f
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Details of Valuation:

Insurable Valuation of the subject property =Rs. 17.74 Lac.

Valuation:

Since the existing tat is frechold in nature, realistic value of the subject property is

assessed on the basis ol local enquiry and market investigation based on Composite

Rate method.

As a result of my appraisal and analysis, it is my considered opinion that the
present fair market value of the above property in the prevailing condition with
aforesaid specitications is Rs. 93.10 (Rupees Ninety Three Lac Ten Thousand only).
The Realizable valuc of the above property is Rs. 83.79 Lac (Rupees Eighty

Three Lac Seventy Nine Thousand only) and the distress value Rs. 69.82 Lac

(Rupees Sixty Nine Lac Eighty Two Thousand only).

[
I\

W

Place: Kolkata

Date; 14.01.2021
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RAEING. i DRE: <onimsias

ANNEXURE -1

Details of Valuation : Plot No. Z-58, Howrah Industrial Estate, at
Mouza - Baltikuri, P.S. Jagacha, P.O. - Baltikuri, Dist - Howrah, Ward
No. 50 Under Howrah Municipal Corporation, Pin code - 711 113.

a : Valuation of Land

() DATA/INFORMATION COLLECTED FOR REFERENCE IN
RESPECT OF THE PROPERTY UNDER REFERENCE :

01.  From the local enquiry and market investigation it has been revealed that the
rate for vacant, developed on-road in-and-around the site for Factory land
and its market trend varies between @ Rs. 12.00 Lac to Rs. 14.00 Lac per
Cottah. Therefore, it is understood that in-and-around the site, the market
trend @ Rs. 13.00 Lac per cottahmay be considered for Factory use on an

average.

02.  Since the site i.e. the subject plot of land is more-or-less developed and the
area is developing, the potential value of this neighbourhood area is on the
rise and affects the prevaling market trend considering its mixed use
opportunity as pre-dominant mixed land-use.

03.  The neighbourhood area of the site is factory land-use as inspected.

04. Reasonable amount of Depreciation due to age factor may be computed based
on “Straight Line Method of Depreciation” after considering age, life,

conditions, maintanance elc.
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BEEND . ocinmmoiens DalE. o

(I) METHODOLOGY OF VALUATION :

For assessing the value of land our approach has been to make reference to
current sale price / market references of more or less comparable nature of
property in the vicinity with its existing use vis-a-vis the socio-economic
growth in the area and the infrastructural facilities available.

The basis of the classification of properties for valuation purpose are :
i) Land Character
i) Nature of land and its use
iii)  Extent of rights and benefits, and
iv)  Privileges and future prospects or developments.
Proper approach to valuation for such a category of landed property is

‘MARKET APPROACH " AND ‘COST APPROACH'.

The reasonable and national Method of Valuation under such valuation
approach is : "MARKET COMPARISON’ Method of Valuation and
Depreciated Replacement Cost. (D.R.C.) Method of Valuation.

FACTORS CONSIDERED FOR ASSESSING THE LAND VALUE ARE:

i) lLocation and locational advantage / disadvantages
ii) Nature of holding i.e. freehold / leasehold
iii)  Area of land

iv)  Year of acquisition

V) Terms and conditions

vi)  Development made

vii)  Present and future possible use and

viii)  Present demand in the Land Market
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Ref, NO. .voveeeeeesersanenns

BASIS OF VALUATION :

Existing Use based on its potential value.

Date. .....ccourrerrreraneee

PRINCIPLES, NORMS & GUIDELINES ON VALUATION FOR THE

STATED CASE:

(1) Definition of Market Value : Market Value is the estimated amount

for which an asset ought to exchange on the date of valuation between

a willing buyer and a willing seller in an arm’s length transaction after

proper marketing wherein the parties had each acted knowledgeably,

prudently and without compulsion. The estimate specially excludes an

estimated price inflated or deflated by special terms or circumstances.

(i)  Classification of properties, value ingredients, value elements,

approach and method of valuation.

' VALUE APPROACH
PROPERTY IRt ‘VALUE G ’ METHOD OF
SSIFICATION ELEMENTS i
CLA : LE | VALUATION VALUATION
| UTILITY OGRS | RENT /
_ ' ! VALUF, MARKET . -
1. INVESTMENT MARKETABILI VALE INCOME INCOME
PROPERTY I SELF e APPEOACH | CAPITALISATI
LIQUIDITY | MR ON METHOD
VALUE
2. MARKETABLE ' SALE
NON ! GTILELY, CWHERS MARKET :;\Liizm !
| e MARKETABILI | VALUE, MARKET o _ )
INVESTMENT T s | APPROACH COMPARISON
PROPERTY | METHOD
3. SERVICE il OWNER'S | COST D.RC.
PROPERTY ' VALUE APPROACH

METHOD
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FROL I cenmmmerssaommisons Date. .....coconmercrenennns

ITI. TO _ASCERTAIN THE FAIR MARKET VALUE (FEM.V.) OF THE LAND

COMPONENT UNDER REFERENCE AS ON DATE:

01. | Size of Plot 5.335 Cottah
02. | Prevailing market rate Rs. 12.00 Lac to 14.00 Lac per cottah as
per local enquiry for Industrial Land.
03. | Guideline rate as per registry office of Rs. 56.46. (Docs attached)
Govt. of WB -(Copies attached )
04. | Assessed /adopted rate of Rs. 13.00 Lac per cottah.
developed virgin land
1 05. | Less 10% due to not encumbrances Rs. 1.30 Lac per Cottah
' 06. | Assessed Rate of land under Rs. 11.70 Lac per Cottah
M- . |
' 07. | Estimated value of Land (5.335 x Rs. 64.76 Lac.
| 11.70 Lac)
' Present Market Value of land : | Rs. 64.76.......(A)

b : FOR BUILDING AND STRUCTURES ETC.

For assessing the Prime Cost of the buildings and structures, we are to take P.W.D.
Plinth Area Rates and Guideline Rates as on date to get its Prime Cost. After
computing reasonable amount of Depreciation (D) on Straight Line Method of
Depreciation, we are to arrive at Depreciated Replacement Cost (D.R.C.) of the
sheds, buildings and structures etc. as on date.

SI.
No.

Item & "Plinth | SI/EFL Rep. Rate | GCRC Depren. | Fair Market
Description | Area sq.ft.) | (Yrs.) | of Const. (Rs. In (Rs. In Value
(Rs./sq.ft.) Lac) Lac) CDRC
_ (Rs. In Lac)
| MainShed | 3344sft | 40/70 | 900.00 30.01 9.30 20.71
. I
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Ref. NO. ..occvvecieiseesnnnes DAD. s iivsminiivnsndis

PART - C : Services Present Fair
Market Value

(Rs. in Lac)

\N_’aﬁ'r_s?ppl_\' arrangement Rs. 2.00

brainage arrangement Rs. 1.00

' Boundary wall & gate NIL

Total | Rs.3.00 Lac

d. Value of P & M = Rs. 4.63 lac (As per annexure)

Thus, the “FAIR MARKET VALUE” (EM.V.) of the property
under consideration as on date more-or-less becomes :

= (a) + (b)+ (c) + (d)= Rs. (Rs.64.76 + Rs. 20.71 + Rs. 4.63 + Rs. 3.00) Lac =
Rs. 93.10 lac

(Rupees Ninty Three Lac Ten Thousand only)

[For assessing “REALISABLE VALUE” as on date of valuation, considering
marketability, risk factors and other hazard and proper time-frame, 10% deducting
from the ‘Market Value’ may be reasonable at: Rs. 83.79 Lac only and for assessing
“FORCED SALE"” VALUE, considering 25% deduction from the Market Value may
be reasonable at : Rs. 69.82 Lac Only]
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Bale. ....oceemomvessiiinss
Ref. NO. ....ccovnnnnniinannnnans

VALUATION CERTIFICATE

In the opinion of the undersigned, the Fair Market Value of the property comprising
land with Factory structure as on the date of valuation, more-or-less becomes : Rs.
93.10 Lac (Rupees Ninty Three Lac Ten Thousand only)as Freeholder's interest
under the existing situation, conditions and circumstances,

for the purpose of
revaluation.

The Report is issued without prejudice and subject to the proper verification of
Lawyer’s Searching Report regarding legal ownership and physical possession.

Enclo:

1. GLR rate.
2. Google Map.
3. Photographs.

Date : 14.01.2021 Signature of the
Approved Valuer :

Place : Kolkata
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Ref. NO. ....covovrerererrinnans

Date. .....cooeverieniennns

DECLARATION- CUM- UNDERTAKING
I, SUKANYA BASU daughter of DEB RANJAN BASU do hereby solemnl_v affirm and state

that:

a. lam a citizen of India

b.  I'will not undertake valuation of any assets in which I have a direct or indirect
interest or become so interested at any time during a period of three years prior to
my appointment as valuer or three vears after the valuation of assets was conducted

by me

¢. The information furnished in my valuation report dated 13-01-2021 is true and
correct to the best of my knowledge and belief and I have made an impartial and true
valuation of the property.
d. My identifier, MR. GOUTAM CHAKRABORTHY, have inspected the property on
24-12-2020. The work is not sub-

Contracted to any other valuer and carried out by myself.

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

f.  Thave not been depanelled/ delisted by any other bark and in case any such
depanelment by other banks during my empanelment with vou, Iwill inform you within 3
days of such depanelment.

8- I have not been removed /dismissed from service/employment earlier

h. Thave not been convicted of any offence and sentenced to « term of im prisonment

i. L have not been found guilty of misconduct in professional ca pacity

J- T have not been declared to be unsound mind

k. Tam not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt;

L. Tam not an undisch

arged insolvent

m. [ have not been levied a penalty under section 271] 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

n. 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

0. My PAN Card number number as applicable is ABFFA1095F (For ANS Consultancy)
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=
Bk NO- i

p- I undertake to keep vou informed of any events or happenings which would make me
ineligible for empanelment as a valuer. q. I have not concealed or suppressed any material
information, facts and records and I have made a complete and full disclosure

r. 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 abijity

s. I 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

t. T'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)

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

w. My CIBIL Score and credit worthiness is as per Bank’s juidelines.

X. lam the preprietor / partner / authorized-official of the firm / eompany, who is
competent to sign this valuation report.

y- I'will undertake the valuation work on receipt of Letter of Engagement generated from
the system (i.e. LLMS/ LOS) only.

z Further, I hereby provide the following information.

[SLNo. | Particulars [ Valuercomment
1 background information of the asset being valued; ‘l Commercial space
’2\ p_urpw?ﬂ valuation and appointing .1mrin’ _ Ia’sh_\’d!uatiun, -
5BI, N.S. Road, SME
3 identity mtm-liiruuin—m'-mr experts involved in Selfie Attached.
| | the aluation; |
4 —L disc h?ﬁc_ﬂ' valuer ir@ur_fqnﬂict,m‘r;_ - _—'__E)t as suth_ -
5 | date of appointment, valuation date and date of report; Valuation Date 24.12.2020
. Submission date - 14.01.2021
6 i?‘pﬂ'law Tm}umnﬂ;(mu undertaken; 10012021 o
7 " nature and sources of the information used or relied Copy of Deed of conveyance, vide no.
upon; 1056372019, dated 16.11.2019.
8 procedures adopted in carrying out the valuation and Since the existing residential space is free |
[ valuation standards followed: hold in nature, realistic value of the subject
‘ Froperty is assessed on the basis of local
| I enquiry and market investigation based on
composite rate method.
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| 9 |_Testrictions on use of the report, if any; lssued only for mortgage & Bank finance.
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PHOTOGRAPHS OF THE SUBJECT PROPERTY: The property is situated at Plot No.
7-58 Howrah Industrial Estate, at Mouza - Baltikuri, P.S. Jagacha, P.O. - Baltikuri, Dist -
Howrah, Ward No. 50 Under Howrah Municipal Corporation, Pin code - 711 113.




