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AD.Electro Steel Co. Pvt. ttd. Valuation Report 

1. VALUATION SYNOPSIS 

1.1 Tnstructions 

This report was taken up at the instance of the 

Manager-Credit/RSM, &ank of India, Kolkata SME 

Branch, having their office at 23A, Netaji Subhas Road, 

Kolkata 700001, vide e-mail dated 01.11.20211 to 

estimate the market value of land and structures of 

M/s. A D. Electro Steel Co. Pvt. Ltd. located at 

Baltikuri, Surki Mill, Kalitala, Howrah - 711 113, P.s. 

Jagacha, District Howrah, Ward no. 50, under Howrah 

Municipal Corporation, for the purpose of supporting 

secured lending decision to bank. 

1.2 Executive Summary 

(in Bank of India Format) 

fNiae of the regntere Vaher ANDP KUMAR DEB 

fNafre f the rirt tiank u ndia, Kohata SME Branch 

i 9A Netay ublhas Rüad, Koihata 00001 

033 2262 4135/4276 

idal dated 0L.2021 



A. D. Electro Steel Co. Pvt. Ltd. Valuation Report 

Purpose for which valuation is Supporting secured lending decision to bank 

made 

Date as on which valuation is 28.10.2021 2. 

made 

Name of the owner/owners 3. A. D. Electro Steel Co. Pvt. Ltd. 

If the property is under joint Single ownership 4. 

ownership/co-ownership, share 
of each such owner. 

Are the shares undivided? 

the The property comprises of land of 81.07 decimal 

together with different sheds and structures. 

5. Brief description of 

property. 

Location, street, ward no. 6. Location Baltikuri 

Surki Mill, Kalitala 
50 

Street 

Ward no. 

Co-ordinate 22036'14.56"'N 88°18'06.09"E 

Mouja Baltikuri, J. L. No. 2, L. R. Khatian no. 377, Dag 
nos. 707, 708, 709, 711, 714, 3336, District Howrah 

7. Survey/ Plot no. of land 

7.a Boundary of land North 

South 

: Others factory on Dag no. 705,706 

: Dag no. 713 & road 

Others factory 
: Others factory on Dag no. 714 

East 

West 

Is the property situated in Mixed area 
residential/ commercial 
mixed area / industrial area? 

8. 

Classification of locality - high Middle Class 
class/ middle class/ poor class. 

9. 

10. Proximity to civil amenities, like Within 0.5 Km. radius 

schools, 
market, cinemas etc. 

hospitals, offices, 

Means and proximity to surface Bus Stop 
Communication by which the 

locality is served. 

11. Surki Mill (300 meter) 

Dasnagar (1 km.) Rail Station 

Area of land supported by Shape 

documentary proof. 
dimensions 

12. 

Shape, 
physical 

Irregular 
:Developed land Physical feature 

and 

features 
13. Is it freehold or leasehold land? Freehold land 

14. Is there Restrictive No any 
Covenant in regard to use of 

land? If, attach a copy of the 
Covenant. 

Is there any agreement of No 
easements? If so, attach 

copies. 

15 
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A. D. Electro Steel Co. Pvt. Ltd. Valuation Report 

16. Does the land fall in an area No 

included in any Town Planning 
Plan of Government or any 

statutory body? If so, give 

particulars. 

17. Has any contribution been &Not known 

made towards development or 

is any 
demand for such 

contribution still outstanding? 

19. Attach a dimensioned site plan 
Attached as annexure IV 

20. Attach plans and elevations of Not applicable 

all structures standing on the 

land and a layout plan. 

21. Furnish technical details of the Not applicable 

building on a separate sheet 

(Annexure). 
22. (i)Is the property 

occupied / tenanted / both. 

owner Owner occupied 

Not applicable 
(i) If partly owner-occupied, 

specify portion and extent of 

area under owner-occupation. 

23. What is the floor area ratio F.A.R. Permissible = 1.5 

permissible & and percentage 

actually utilized. 

F.A.R. Consumed = <1.5 

Names of tenants / lessees Not applicable 

licenses etc. portions in their 

occupation. Monthly or annual 

rent/ compensation/ licence fee 

etc., paid by each. Gross 

24. 

amount received from the 

whole property. 

Are any of the occupants Not applicable 

related to or close business 

associates of the owner? 

25. 

Is separate amount being Not applicable 

recovered for the use of 
26. 

fixtures, like fans, geysers, 

refrigerator, cooking ranges, built-

in wardrobes etc. or for service 

charges? If so, give details. 

27. Give details of water and Not applicable 
electricity charges, if any, 

borne by the owner. 
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5. THE ASSET 

5.1 LOCATION 

5.1.1 Situation West Bengal is a state in the eastern region of India and is 

the nation's fourth most populous. It is also the seventh most 

populous sub-national entity in the world. West Bengal is the 

third largest contributor to India's GDP. West Bengal, 

together with Bangladesh lying on its east, forms the 

historical and geographical region of Bengal. To its northeast 

lie the states of Assam and Sikkim and the country of Bhutan 

and to its southwest lie the state of Orissa. To the west, it 

borders the states of Jharkhand and Bihar, and to the 

Drstsof 
st Bnyal 

northwest, Nepal. The state is uniquely positioned in both 

the history of our country as well as its geography. Once the 

hotbed of the freedom movement, the state of West Bengal, 

ror BNCA 

is India's gateway to the Far East and even to its north 

eastern states. 

It is one of the most diverse states in the country in terms 

of the geography as both snow capped mountains in the 

north and the sea in the south bless it. The state, which in 

terms of land area is only 3% of the country but it, has a 

population of 8% of the total. It is one of the most densely 

populated states. Primarily dependent on agriculture 

historicaly it is also home to a few heavily industrialized 

regions; namely Howrah, Hooghly, Durgapur, Asansol, the 

North 24 Parganas etc. 

Howrah district is a district of the West Bengal state in 

eastern India. Howrah district is one of the highly urbanized 

area of West Bengal. The urbanized sectors gradualy 

increase the slum populations. The Howrah city called 

"Glasgow" of India and "Sheffield of India". Total area of this 

district is 1457 sq. km. The district is bounded by the 

Hooghly River on the east, on the north by the Hooghly 

district, on the south by Rupnarayan River and Damodar 

River on west side. According to the 2011 census Howrah 

district has a population of 4,850,029 roughly. The howrah 

district 

Howrah District is split into the Howrah Sadar subdivision 

and the Uluberia subdivision. The Howrah Sadar subdivision 
n 

has 1 municipal corporation with 1 municipality and 5 

community development (CD) blocks. The Uluberia 
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subdivision has 1 municipality and 9 community 

development blocks. The district has 30 police stations. 

5.1.2 Location and Surround Baltikuri is a located in Howrah district of West Bengal, 

India. It is a part of the area covered by Kolkata Metropolitan 

Development Authority (KMDA). Dasnagar is the nearest 

railway station in this area. 

5.1.3 Local MapP 

(Source: Google) 

The Property 

5.1.4 Satellite Map Legend 

aCletrrei 
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5.2 SITE AND SERVICES 

5.2.1 Shape The questioned land is irregular shaped. 

5.2.2 Topography Overall contour is leveled 

5.2.3 Land area 81.07 decimal freehold land for mortgage 

5.2.4 Street Frontage More or less 20 ft 

5.2.5 Access Motorable bituminous road 

Electricity Supply: Yes 
Water Supply: Own tank and bore well 
Drainage: Natural Drainage 

5.2.6 Services 

5.2.7 Flooding No previous record of flooding 

We do not commission site engineering surveys and a site 
Survey has not been provided to us. We have assumed there 
are no encroachments by or on the property, and the Reliant 
Party should confirm this status by obtaining a current 
Survey report and/or advice from a registered surveyor. If 
any encroachments are noted by the survey report, this valuation must not be relied upon before first consulting SKDA to reassess any effect orn the valuation. 

5.2.8 Engineering land 

survey not provided 

5.3 LAND DESCRIPTION AND BUILDING POTENTIAL 
5.3.1 Land Right 

Freehold Interest 

5.3.2 Mortgaged Area 

TABLE -I 
L.R. Plot no. Area 

Mouza 
Khatian No. 

Decimal 
707, 708, 709, 
711, 714, 3336 

Baltikuri 
377 81.07 

5.3.3 Land area considered Land area considered for valuation 76.74 decimal (22.74 
for valuation 

decimal bastu and 54 decimal karkhana) 

Local information only, no official record was found 
Sandip Kumar Deb & Associates | Ref No. 
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3.4 Land Snap Shots 

4 BUTLDING &STRUCTURE DESCRIPTION 
4.1 Permissible Use Industrial 

4.2 Building Snap shots 

NZN 
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5.4.3 Building area distribution 

TABLE- II 

Plinth Area 

(sq. ft) 
Hight (m. Description of Structures Roof Type 

Occupational Helth Centre RCC 434 3.45 

Rest Room, Urinal, Vw. C. RCC 774 7.32 

General Store Asbestos 749 

Rest Room RCC 318 2.75 

RCC 285 Physical Laboratory 
Transformer Roomm RCC 171 3.62 

Electrical Room, Transformer RCC 364 
Room 

3.40 5,947 
2,706 
5,399 

3,934 

586 

Mould Area Asbestos 

Shed Asbestos 

Machine Area Asbestos 
RCC Finishing, Despatch Area 

Central Office RCC 

3,484 Chemical Testing Laboratony, 
Panel Room, Maintenance Room, 
Meter Room, Transformer Room 

(two storied) 
Boundary Wall 

RCC 3.72 

238 meter length 

5.4.4 Specifications 

Structure Load bearing wall/ RCC framed / steel 

Roof RCC/ Asbestos 

Brick masonry Wall 

IPS 
Floor 

Rolling shutter, flush door 
Door 

Aluminum sliding window, steel window with Grill 

Windoww 

5.5 RESOURCE MANAGEMENI 

Howrah Municipal Corporation 
5.5.1 Local Authority 

KMDA 
5.5.2 Zoning Authority 

Factory 5.5.3 Permitted Use 

West Bengal Municipal Building Rules 

5.5.4 Governing Statute 

Sandip 
Kumar Deb & Associates| Ref No. 
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6. THE APPROACH/ES ADOPTED 

IVS 105 provides us with different approaches and methods 

of valuation. Consideration has been given to the relevant 

approaches. The three 

6.1 Introduction 

appropriate valuation 

approaches described and defined below are the main 

approaches generally used in valuation. They are all based 

on the economic principles of price equilibrium, anticipation 

of benefits or substitution. 

and 

6.2 Valuation Approaches The principal valuation approaches are: 

(a) Market approach, 
(b) Income approach, and 

Cost approach. 

The goal in selecting valuation approaches and methods for an 

asset is to find the most appropriate method under the 

particular circumstances. No one method is suitable in every 

possible situation. The IVS demands that the selection process 

should consider, at a minimum: 

6.3 Selection of Approach 

(a) The appropriate basis (es) of value and premise(s) of 

value, determined by the terms and purpose of the 

valuation assignment 

(b) The respective strengths and weaknesses of the possible 

valuation approaches and methods, 

(c) The appropriateness of each method in view of the nature 

of the asset, and the approaches or methods used by 
participants in the relevant market, and 

(d) The availability of reliable information needed to apply the 

method(s). 

According to IVS 105.60.1, the cost approach provides an 

indication of value using the economic principle that a buyer 
will pay no more for an asset than the cost to obtain an asset 
of equal utility, whether by purchase or by construction, unless 
undue time, inconvenience, risk or other factors are involved. 
The approach provides an indication of value by calculating the 
current replacement or reproduction cost of an asset and 
making deductions for physical deterioration and all other 
relevant forms of obsolescence. 

According to IVS 105.40.1, the income approach provides an 
indication of value by converting future cash flow to a single 
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current value. Under the income approach, the value of an 

asset is determined by reference to the value of income, cash 

flow or cost savings generated by the asset. 

According to IVS 105.20.1, the market approach provides an 

indication of value by comparing the asset with identical or 

comparable (that is similar) assets for which price information 

is available. 

In our case we have considered the following points while 

selecting the best approach(es) or method(s) of valuation: 

1. The basis of value chosen is Market Value basis. 

2. According to the terms of assignment as well as from our 

physical inspection of the property under question together 

with the availability of evidence, we opine that the premise 

of value, in this case, should be Current/ Existing Use. 

According to IVS 104.150.1, Current use/existing use is the 

current way an asset, liability, or group of assets and/or 

liabilities is used. The current use may be, but is not 

necessarily, also the highest and best use. 

3. Transaction evidence of Shali and Bastu land is available. 

4. Market Value of Bastu, Karkhana and Danga land for the 

purpose of Registration and Stamp Duty as determine by the 

Directorate of Registration and Stamp Duty, Government of 

West Bengal is available. 

5. Considering all the above-mentioned criteria of our 

questioned property and the applicability of different 

approaches as guided by International Valuation Standards, 

to our opinion, the market value of the property can be 

estimated by the combined application of Market Approach 

and Cost Approach. Market value of Land component shall 

be estimated by Market Approach and market value of 

structures shall be estimated by cost approach. 

,wrsn a J uieaaryOL/2021-22 1 P3o020 of 38 
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7. THE METHODS APPLIED 
There are often different methods available for determination 

7.1 Introduction 

of the value of a property. The most appropriate method 

should be chosen with reference to the nature of asset and 

the data available. The method chosen should not be for 

finding out the highest or the lowest value but for arriving at 

the most reasonable value. In Debi Prosad Poddar v. CWT 

[1977] 109 ITR 760 (Cal) the High Court after making this 

observation with reference to the catena of decisions on the 

factors germane to the valuation of immovable property 
analysed in the judgment, had this to say: 

"Which one of the various methods would be suitable 
for a particular case must depend upon the nature of 

the property, the purpose for which the property is 

used and several other objective factors, viz., the time 

when the valuation is made, the prospect of buying and 

selling in respect of the property at the relevant time 
and also special features in respect of the property, if 
there be any. Taking all these factors into consideration 
it is, therefore, necessary to determine which one of 
the various methods will be most suitable to reach as 

accurate as possible guess as to the valuation on the 
valuation date. 

Another factor that has to borne in mind is that such a 
method should be preferred which has more objective 
reliable data to rely upon than more subjective 
opinions. For instance, if there are more objective data 
to work out respect of one method more reliable than 
another, then that method for a particular land should 
be preferred. If, however, there is any objective reliable evidence of any transaction of sale of land or a 
property similar in quality or of the same type an in 
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approximately same time thern that would, however, 

provide more reliable method to fotow. 

In our case we have considered the following 7.2 Selection of method 

1. The property under question is fuly under the possession 

and control of the owner. 

2. No transaction evidence of Karkhana land is available 
3. Transaction evidence of Shali and Bastu land is available. 

4. Market Value of Bastu, Karkhana and Danga land for the 

purpose of Registration and Stamp Duty as determinee b 

the Directorate of Registration and Stamp Duty 
Government of West Bengal is available. 

5. Unit market rate of construction of structures can be 

assessed. 

Therefore, I opine that the value found by applying Sales 

Comparison Method under Market Approach shouid be taken 

as the Market Value of land under question and Replacement 

Cost Method under Cost Approach may be adopted 

estimation of market value of the building. 

COMPARABLE TRANSACTION METHOO 
When identical cases are available as comparables this method 

Is the mostiy used one. But even for identicai cases some 

judgments may be nexssary to evaiuate it properly 
Judgments 

) on tle Gujarat Hugh Court in CtT, Gujrat I-tt v Sumatilal 

Cthotalal Mah (1980) 124 TR 862 held that a sale instance 

aln e iyardexd as (omphar able even if it iS remote in point 

tttne rn tfe (revant valuation date 
n Wyer ad (o. ari other v Distt. Valuation Orficer, New 

Altu ar d otners repoxted n (1978) L15 TR 648 (Del), it 

wca ieki tiat it ie e settled pricIples of valuation 
het athe vaie har to be dt etaned by considering sales 


