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e CERTIFICATE TYPE: Opinion on Valuation Methodology

e PREPARED FOR BANK: Bank of India SME, Kolkata

e ASSET TYPE: 2™ & 3" floor of the residential staff quarter in industrial set-up.

e ASSET LOCATION: Garirchak, P.O.- Narghat, P.S.- Nandakumar, District- Purba
Medinipur, Pin -721669 West Bengal (As per the copy of documents provided to us)

e PURPOSE OF CERTIFICATE: Vetting of methodology of other valuation report.

S. NO. PARTICULARS DESCRIPTION
Date of Certificate 30-03-2023
2. Documents provided for | Copy of two number of valuation report
perusal prepared by
1. Novara Consultancy Services, Dated-
17/11/2022
2. Basudev Dey, Dated- 1/12/2022
3. Conveyance Deed, Dated- 07/12/2022
3. | Location Address  where | Garirchak, P.O.- Narghat, P.S.- Nandakumar,

Property is located

District- Purba Medinipur, Pin -721669 West
Bengal (As per the copy of documents provided

to us)

Type of Asset

Residential staff quarter in industrial set-up

Scope of Assessment

To comment upon the appropriate methodology
adopted by two independent valuers

6. Nature of Property

2" & 3 floor of the residential staff quarter in
industrial set-up
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VETTING OPINION REPORT

1. BACKGROUND:
This certificate is to give opinion on the methodology of the two valuation certificates for
the subject property 2" & 3 floor in a G+5 floors residential staff quarter building,
situated within premises of factory compound of Rising Tide at Garirchak, P.O.-
Narghat, P.S.- Nandakumar, District- Purba Medinipur, Pin -721669 West Bengal.

M/s. Rising Tide Ventures Pvt. Ltd. has purchased this factory premises from Mr. Ashok
Jana but Mr. Ashok Jana has retained ground, first, fourth and fifth floors out of the G+5
floors residential staff quarter building in the premises.

Along with other factory premises, only 2" and 3™ floor of the residential staff quarter
was sold to M/s. Rising Tide Ventures Pvt. Ltd.

For the purpose of mortgage, Bank of India has sought 2 valuation reports from the
competent valuers, M/s Novara Consultancy Services and Mr. Basudev Dey.

Both the competent valuers have submitted their reports to the Bank for the factory
premises portion now owned by M/s Rising Tide Ventures Pvt. Ltd. including 2™ and 3™
floor of the residential staff quarter. Since within the premises only the previous owner
still owns a portion of the property ground, first, fourth and fifth floors out of the G+5
floors residential staff quarter building and 2" & 3™ floor is owned by new owner M/s
Rising Tide Ventures Pvt. Ltd., therefore Bank has asked both the valuers to give
separate valuation certificate for 2" & 3" floor of the G+5 floors residential staff quarter
building, which has also been submitted by both the valuers.

Both the valuers have used different approaches for computing the subject valuation of
2" & 3 floor in a G+5 floors residential staff quarter building; therefore, Bank has
requested M/s R.K Associates to give opinion on the right methodology and approach
adopted in both the valuation reports.

2. VALUATION APPROACHES ADOPTED BY THE OTHER VALUERS:
We have been provided with the copy of two valuation report, details of the same are as

rA %/L

follows-
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a. Novara Consultancy Services: As per the copy of valuation report dated
17/11/2022, the valuation approach/methodology adopted by the competent valuer
is sales comparison method. The total area of the subject property considered in
the valuation is 4778 sq.ft. (2" Floor & 3" Floor area) as per the conveyance deed
and rate considered is Rs.3,250/- per sq.ft. which includes the rate of both land and
building (Rs.1,450/- per sq.ft. for land & Rs.1,800/- per sq.ft. for building)
compositely. Therefore, it can be derived that the competent valuer has used
composite valuation method in which rate of land and building is compositely taken
together. Further a 10% depreciation is taken on the building rate i.e., 10% on
Rs.1,800/- per sq.ft. Final rate arrived is Rs.3,070/- per sq.ft. Multiplying the same
rate with the total area the final value has been derived.

It is also to be noted that the competent valuer above has taken Rs.1,450/- per
sq.ft. for land which translates into Rs.6,30,7750/- per decimal. Whereas in his own
complete factory report same valuer has adopted Rs.3,00,000/- per decimal rate. It
is not clear that why different rates are been taken for the same parcel of land while
estimating 2" Floor & 3™ Floor valuation. It is also not clear that on what basis, final
composite rate is taken. Moreover, in the nearby location up to lengths, direct sales
comparable for such unit wise or floor wise is not available, therefore in our view
composite method using direct sales comparable approach may not be appropriate
method.

b. Sh. Basudev Dey: As per copy of valuation report dated 01/12/2022, the
competent valuer has mentioned in his report to have used Composite Method of
Valuation. However, in actual he has computed the valuation of land and building

separately.

In Land valuation, competent valuer has proportionately divided land share between
owners of each floor according to the area of the floor. Land area taken is 9.5
Decimal/ 4138.2 sq.ft. as per the conveyance deed and total built-up area is 9,556
sq.ft. and occupied area is 4,778 sq.ft. (2" Floor & 3™ Floor area). As per the
valuation report, Undivided land share is calculated which comes to be 2,069 sq.ft. /
4.74 Decimal. Mr. Dey has adopted Rs. 3,00,000/- per decimal for calculating the
value of the land and Rs.1,600/- per sq.ft. for the valuation of built-up area.

2 \. i>/
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3. OBSERVATION BY RKA:
We have been asked to give opinion on the right methodology and approach adopted in
both the valuation reports for the subject property, i.e., 2" and 3" floor of the residential
staff quarter out of the G+5 floors in an industrial set-up.

Since these residential units are part of the residential staff quarter in an industrial set-
up and located in a remote area where at lengths such type of residential towers and
units are not present. Therefore the composite comparable rates as such are not
available to be adopted as reference.

The next best method is to evaluate it from normal market comparable sales approach
for estimating valuation of land for which more reliable information in terms of land
comparables must be available in that area and depreciated replacement cost approach
method for the construction portion. In such kind of units sale, the built-up part holds
undivided share of land and construction along with the development values and the
amenities which the resident of floors enjoys. Mr.Dey's report has calculated the
undivided share of the land for 2" and 3" floor and accordingly arrived at the value by
calculating it from the prevailing land rates in that area. Mr.Dey has adopted the same
rates for the land which he has taken for the factory land which in our view may be
increased proportionately in comparison to what has been taken for the factory land,
since now the residential portion is bounded seperately and is of comparatively of less
size then the factory land.

If these units would have been in a seperately bounded & gated residential society’s
tower in a city area where comparable sales rate for a specific similar units would have
been available and a relaible information can be formed out of it, then composite rate
method would have been a better approach. However the situation is different in the
subject case and therefore land & building comparable sales method is better
methdology to be adopted.

In Mr. Dey’s report, method used is market sales comparable sale method for land
valuation and cost approach for building valuation. But in the report, it is mentioned as
composite method of valuation and if that can be corrected.

Therefore based on the above analysis, by careful scrutiny of both the report of the
aforementioned valuers i.e., Novara Consultancy Services & Basudev Dey, we found
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the approach of Mr. Basudev Dey Valuer to be more appropriate based on the situation

of the property.

4. CONCLUSION:
Based on the facts, documents presented and our experience we are of the opinion that
the methodoloy/ approach presented in the valuation report of Mr. Basudev Dey is much

more scientific and technically sound.

Disclaimer:

1. This Certificate is to be referred only for the purpose of giving our opinion the method
provided valuation reports.
We have not verified any of the rates adopted by the aforementioned valuers.

3. We have not verified the comparable available or the valuation of the property.
The subject property has not been specifically visited by us and our opinion is only
based on the copies of the valuation report presented before us.

5. No opinion in regard to ownership or verification or study of Building Bye-laws is
given.

6. This certificate is made on the request of Bank of India SME, Kolkata.

Annexures:

1. Sale Deed.
2. Novara Valuation Report.
3. Basudev Dey Valuation Report.

For R.K Associates Valuers & Techno FOR INTERNAL USE

Engineering Consultants (P) Ltd. TYPED BY: Er. Arup Banerjee

REVIEWED BY: Sr. V.P. Projects
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1. Date: 8% day of December 2022
2. Place: Kolkata

K 251171
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BANK OF INDIA, SME, KOLKATA
NALUATION BEPORT
i (IN RESPECT OF LAND  SITE AND BUILDING) e
I. GI‘SEIL\L it ‘_4
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i e e e
2 'iimrofm ;fmumzowmz 1
wE ko Reviss laspection. 01,12.2022 SRt
agg.!e”@-mnum«m e -;_ul 122022 —
3 Lastof documcnts Prodhased o perussl Lo o o e
| 1) Dead of Comveyance Being No. 09067 dated 30 09 2022 ;
' 2) Land ROR from BL & LRO :
| 3) Land coaverson cortficate from BL & LRO. :
1) Property tax receipt from :.
£) Land Lhay=a recenpt }
6} Sanchoned buildisg plan i

4 Name of the owner(s) and his thewr || RISING TIDE VENTURES PRIVATE LIMITED.
Address (0s) with phone No. (Detasls of share | |M&MPN‘.MMWW
ofn:hmnumaxo!p-umnmp; .ﬁ_._k_L

|5 Boef desrpnon  of  the It 15 an evstimg Matara Aguaculture sait wias established i the smce

! property ‘mlldeMmJ#-.JLNoRLKMNI

i 10332, 10335 L R Khatan No. 7815 withn hesst of Sawrabenia Jepas No -

! | 2 Gram Panchayet, PO mnw—mm

: Modmpur, Pin 721665, Went Hengal The peoperty i locatod within

! ,Mmmmmm-thm

mwmwmummfh-ﬂ-
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{

"6 | Locanon of the Proparty T Addrens: Garvcha, Mousa Japa, T N6 0, TR
ot No. 10382 10335 LR Khatan No. 781 within.
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REPORT NO: VIMP/NCS/488/22-23/BOI/SME DATE: 17.11.2022

BORROWER: RISING TIDE VENTURES PRIVATE LIMITED

BANK OF INDIA
SME BRANCH

VALUATION REPORT OF LAND, FACTORY & SHED AND
PLANT & MECHANARY IN THE NAME OF
*RISING TIDE VENTURES PRIVATE LIMITED®
SITUATED AT VILLAGE- GIRIRCHAK,

MOUZA JALPAIL P.O. NARGHAT,

1 P.S. NANDAKUMAR, PURBA MEDINIPUR, PIN-721 669
UNDER SHITALPUR PASCHIM GRAM PANCHAYET

EB“
-

NOVARA CONSULTANCY SERVICES
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Novara Consultancy Services

| 15 Imi TEncumbaances.  of  any, | - Not made avaslable to us
i (Scarches and Investigations made) |
Any other detanls which affects owr | Not known 10 us
. charge on the property as securnity

16 | Total Area of the land T ] Around 76 094 Decimal (moee oc less)as |
I per Deed !
{ Constructed ares See Annexare- | !
Type of construction Sce Anncxure- | '
Type of roof See Annexure- |
: ; Yype of flooe | See Annexare- | i
) - Availability of crvic amenities | Local Market, Hospatal, Shoppeng Mall and
- " School are within € Km Radwus
| Water Bonng
Elextnaty Conncction WEBSEDCL
| Dranage Connection ! Septx Tank |
N-carc«‘ Ralway Station Nandahumar P H (about 73 km in nonh- |

cast direchon from the property )

{ i Landmark | Picmic Resort Boavera (abowt | 50m in west

. i ! direction from the property )

I8 Government Value Rs 769741500 for 76054 Decimal
. . _ | ; , (more of less) of land S hll
1 19, Local / Market rate prevailhing at the ' | TRs 28000000 to Rs 32000000 per |

ume  of valuabon  (Baus  of Decimal

|
1

. valuation) i
| 76 094 decimal X Rs 3,00,000 00

"Value of 1 and(A)

3,.

“Rs 22828 200 ()
{ . 01 Say Rs. 2.28 Crore
| 21 Vmuc of Building & Structure (B} | | Rs. 7.80 Crore (as per Annexure 1)
22 | Value of Plamt & Machinery (C) |- Rn. 14.38 Crore (as per Annexure 1) e
23 Value of Saff Quarnter (D)) i Total Area - 4778 Sqh (maove or less) as per |
; deed of convevance
{ | Rate conssdered. Rs 3,250 00 per Sqft
| iLand Rs 145000 per Sqn &
| Buslding Rs 1 800 00 per Sqft)
! Depeeciated Rate ~ Rs 3,070 00 per Sgft
! (Rs 1 45000 + Rs 1,800 X 90%;)

i Total Valuc - 477% X Rs 3 070 00
| { Ks 1,46 68 460 00
N | ___or.Say Rs. 1.47 Crere
24 Total Value 1s (A+B+C+D) -~ Rx 25,90 Crore

(Rs 228 Crore * Rs. 780 + Rs H“qurc‘K\l-ﬂ(.mltl |
25 Market Value of the property = Rx. 25.90 Crore l

r m——

26 | Realizable Value of the property = Rs. 23.30 Crore

*Dblrm\ahnoflbem RLN.‘M(M -
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Fame Crermen, sl b mon o Ve, EOINDLe (Weal Beraa ] Brasch

Bm Covt Regese] Valuer o Issovabie Troperty. P & Machnery

=% L Phoea 033 2407080 2SS4
ALY (L€, QAMTIAES SURaTYOR : Banl v oa—.
FAS AV (CAT<] FO5L JOWE Ll 11 CA Rlcs S
MA Rorl Crediem & Vehader Sweyig

[T TN P OB Abes (POAL Mew Dem | Pe sps & A

Waste: of Vaarses ¥y PVt b Machrery Gosd Medaut) SERS EATAASAT NAICE | abwpet Uisinanity, Degatract of Axhtacure &
Satie Past Lndesuty, Cafant. AFPRCO WALLER Iday M hees Ly sy Kadums Carmpen
FEULOW & 20D MEDR, AT of e VerTion Lagert Camadiert o
IWETTTUTION 08 Y e [beka Tt bolaty Wome s Copovtor B
Rurds warprie A v orid Lampawian Kaanats Mecroped tan Deswiageeert Adearty
Ref No. .. . o Dote ...

To :h

Bank of Inda, SME, Branch, ok W

Dwar Sir/Madam,

Weh reference to our Vakaton Report. Ref No. BOVSME/SEP2212, dated 25 092022
It 15 10 De Noted that the capbonsy Cave Ring Tide Ventures Pyl L2d, the owner of the property was Ve
Ashok lara

He was the caner of the eatire land 95 21 Decimal with converted ng 8% Decrmal Ang the strnactures
Wae factory Buldding, the Servant Quarter etc was entirely under the ownetdip of Me. Ashok Jana

The Valustion Metsod sdopted was Land and Bullding Method where the separste value of Land ard
tullding value » Gone by (o8t of construction Method.

And now with reference 10 our Present Valuaton Report, Ref No. BOU/SME/SSEP2212, dated C1 12 2022
it 5 10 be noted that the captioned case Rinng Tide Ventures M1 L1d the property has Deen wold to
Karg Tide Ventures PVt Lid eacept ground and first fioor of 3 servart qUr [Detads mentoned in the
deec)

Here the land B stractures Betaic have Boer ghver in theee schechules A N & C

11 Schesdube A the land area of 76 054 Decimal with factory building and stractures & mentoned.
The Vakation Method adopted for thit case was 330 Land and Bux'ding Method where the wparate
value of Land 13 Jone and buiidhg value is done by cost of corstruction Method.

In Scridules B and Scheduies C the remareng nd ares of 9.5 Decimal has been mentioned havng
[Go¥] Stoned buildng measuring 9556 5q.1 structures out of which only 4778 Sq It {2% & 37 Floor) has
been 304 to Risng Tide Ventures Pyt Lid Heros in the simse buiding (e Servant Qtr there are two
owners- Rising Tde Veotures Pvi Ltd. Ard Mr Astok Jang Hence for the wtuation Compesite Method
of Valuation i3 sppied for which we have caiculated proportionste share of Lyrd for Ry Tide
Ventures Pvi Ltd. and 3dded the tost of the two Foors [ & 3™) This methad can be tompared 1o
Valuateon of Flat @ an Apartment Bullding where the land shure i proporionately divided Between
owners of each Rat accordmg 1o ares of the flat

Mace Inlimen
Duate 0412 2022

Ngrature
[Marme and Offcis! weal of the Approved Valser)

#.  J.
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