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Corp. Off.: Jasper House, B-1/26, Sector 18, Noida
Reg. Off.: B-212, Hari Nagar, New Delhi
-
. o Part 1 — Questionnaire
Ref: Punjab National Bank, LCB, Sector-1, Noida, Distt. Gautam Budh Nagar U.pP.

I VALUATION REPORT FOR IMMOVABLE PROPERTIES:
lears Content
' 'gxl/r'l'trod uction
‘Name of Valuer , M/s HSBD TechservPvt. Ltd.
“Date of inspection 10.07.2023 ]
Date of valuation _ , o 12.07.2023 - |
' Purpose of Valuation To find the fair market value for Punjab National
Bank, LCB, Sector-1, Noida, Distt. Gautam Budh
Nagar, U.P. i
" Name of Property Owner/s M/S AVG Logistic Ltd.
| I— I —
| 'Name of Bank /IFI as applicable Punjab National Bank, LCB, Sector-1, Noida,
I Distt. Gautam Budh Nagar, U.P.
"Name of Developer of the Property NA
' (in case of developer built properties )
“‘ Whether occupied by the owner/ tenant? If The property is given on rent to M/S Nestle Ltd
' occupied by tenant, since how long? GF from Nov 2021 & FF from March 2022.

' Physical Characteristics of the Asset
‘Location of the property in the city Plot No. | Plot No 103, Adakanahaali, Industrial Area,
/Survey No./Door No.T.S. No.Village, Ward/ | (comprised in Sy.No.1 10P,109P and 113P),

;\ Taluka, Mandal/ District Distt. Maysuru- 570016
' Municipal Ward No. Under KIDB
| City/Town Maysuru
| Residential Area/Commercial Area/ Industrial Industrial
| Area

Classification of the area High/ Middle/Poor/ Urban
Hﬂatro/ Urban/ Semi Urban/Rural |
'Coming  under  Corporation  limit/Village Municipality
| Panchayat/ municipality
 Postal address of the property Plot No 103, Adakanahaali, Industrial Area,
; (comprised in Sy.No.110P,109P and 113P),
\EI__\ | Distt. Maysuru- 570016
- | Latitude, Longitude and Coordinates of the site Latitude  :12.172460
'l Longitude :76.690580
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North : Road ‘

South : Plot No.100B
East . Plot No.101 & 102 |
3 - West : Plot No.104 ;
Area of the property ( supported by a plan ) 7749 sq mts ]
il A — 4

Layout plan of t in which the erty s |
Locatedp of the layout in which the property 1s

D —
evelopment of surrounding areas




[ Development of surrounding areas
| Details of Roads abutting the property
" Whether covered under any' State / Central
Govt. enactments (e.g. Urban Land Ceiling

SurrounaédT)yilndustrial land

North side road
'NA.

|
|
‘

" Act) or notified under agency area / scheduled \

" area / cantonment area

|

"In case it is an agricultural land, any conversion
to house site plots is contemplated

| Itis a industrial property

//_/-,
i Boundaries of the property

A B

; ) As per deed ~ Actual

1 1 = -

North . North  : Road ' North  : Road

| South “South PlotNo.100B___| South :PlotNo.100B

East [ East  : PlotNo.101&102 | East : Plot

| West \lWest “PlotNo 104 | West : PlotNo 104

" Extent of the site considered for valuation 7749.00 sq.mtr. 7749.00 sq.mtr.

| (least of 14 A & 14 B)
— — 5 5 e i VI EVEE S PVEE S A
3, mscnptlon of Adjoining properties | Plot Area 7749.00 sq.mtr. situated at Plot No

\ Boundaries

|

16 Survey no. if any

|
|
|
|

17.
' Industrial)
' Details of building an
| terms of area, height, n .
' floor wise, year of construction, year of making
alterations/  additional constructions ~ with
 details, full details of specifications  t0 be
' appended  along with building plans and
 elevations
' Plinth area , Carpet area and S
mentioned separately and clarified
Any other aspect.
Town Planning Parameters
| Master plan provisions related to
In terms of land use
Date of issue and validity of layo
map/plan -
Approved map/plan issuing auth
Whether genuineness or authenti
approved map/plan is verified.
Any othier comments by our emparn

18.
o. of floors, plinth area

19.
‘ |
20,
1]
1.

aleable area to be

the property

ut of approved

ority
city of

elled

Type of Building (Residential/ Commercial/

———
d other improvements in

103, Adakanahaali, Industrial Area,(comprised
in Sy.No.110P,109P and 113P), Distt. Maysuru-
570016,which is bounded as under:-

North : Road
' South - Plot No.100B
East - Plot No.101 & 102
West . Plot No.104

Plot No 103, Adakanahaali, Industrial Area,
(comprised in Sy.No.1 10P,109P and 113P),
Distt. Maysuru- 570016
Industrial (Ware house)

-
It is a Ground & First Floor building, year of
construction 2021-22, covered area 12915.60

sq.mtr

Sailable area 7749.00 sq.mtr. (land area)

Nil

Industrial

TR |
Issued by KIADB vide letter No 4535/23/2018-

19 Dt24.01.2018
' KIADB
Appears genuine

Nil

valuers on authentic approved plan

6 :
8. ["Planning area/ Cndustrial /G
& i cort
—~—__| Development controls, Municipal Corporation _ﬂ
3 2]

o a b N
(4 ~

3

B

|}
Goyernment
Approved

» Valuer
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—FAR/FSI permitted and consumed, |
| Ggggﬂéfoyefa&?

— T Transferability of development rights if any,
' Building bye-law provisions as applicable to
the property viz. setbacks, height restrictions,

“\ etC..

~ Comment on surrounding land uses and

' adjoining_properties in terms of usage.
| Comment on unauthorized constructions if any

_—

: Do
' Same as approved
47.40%
Transferable with the permission of the |

Competent Authority.

The property is located in Industrial area

“Nil -

~— Comment on demolition proceedings if any
~ | Comment on compounding/ regularization

‘i proceedings

Not Vinoiur k}lowleagg - ;
Not required, as the construction is as per by |
laws i

_—

o 3
. Comment on whether OC has been issued or

| not

4

Construction is as per by laws/Sanction p]é?

 Any other aspect _

Nil

b |~
y. | Legal Aspects:

- Ownership documents

Copy of Lease cum sale Deed, EE)}{y" of the
approved map,

j Names of Owner/s (In case of Joint or Co-
" owner ship, whether the shares are undivided or
' not?)

ot 00O O =
. " Comment on dispute/issues of landlord with

| tenant/statutory body/any other agencies, if any

' in regard to immovable property

M/S AVG Logistics Ltd, Company ownership

Not in our knowledge

Yes

‘May be checked by Advocate

g " Comment on whether the IP is independently
| accessible?

5. | Title verification,

6. Details of leases if any,

1. ' Ordinary status  of freehold or leasehold
including restriction on transfer

8. ' Agreements of easements if any

9 Notification for acquisition if any.

’m\NOtiﬁcaﬁon for road vv_lde’nlrw,/j

Special remarks, if any, like threat of
acquisition of land for public service purposes,
| road widening or 30 applicability of CRZ
‘1 provisions etc. (Distance from sea-coast / tidal
leve.] must be incorporated)
Heritage restrictions if any, All legal
L ‘::c‘lments, receipts related to electricity, water
tax, property tax and any other building taxes
' to be verified and copies as applicable to be
enclosed with the report.

Comment on transferability of the property
Ownershji

Comment on existing mortgages/ charges/

\’—’, aq.
Very low probability

NA
Lease Hold

NA
Not in our knowledge , however the Industrial
area is developed by KIADB
Do

The Industrial area is developed by KIADB, no
such threat

No heritage restriction.

Transferable with the permission of KIADB

e
Ncumbrances on the property if any

|
f
|



[ Comment on whether the o

: wners of the | Do
' property have 1ssued any guarantee ! ¥
(personal/corporate) as the case may be

Ape |
/‘ Building plan sanction, illegal constructions ifﬁ Construction is as per by |

“any done without plan sanction/violations
' Any other aspect — =
~ | Economic aspect

| Details of ground rent payable, " Ground rent of Rs 44958

| Electricity Bill

 Elect ) , ' , - 50 HP Load connected
' Details of monthly rents being received if any y

~ Taxes and other outgoings -
~ | Property insurance
' Monthly maintenance charges,

Details with owner -
Do

Do

aws/Sanction plan

The company has given the GF/FF hall to Nestle |
(@Rs 15.75 /sq ft from Nov 2021 & March 2022 |
> Tent received is Rs 12.78 Lacs /Month

| Security charges, etc.
—
. Any other aspect:

Nil

Own security -

1 Socio Cultural aspects

’ | Descriptive account of the location of the

‘w\ area, population, social stratification, regional
| origin, age groups, economic levels, location of
slums / squatter settlements nearby, etc.

The property is located in Industrial area.
' property in terms of the social structure of the

VI | Functional and Utilitarian Aspects: .
1. Space allocation Sufficient
2. | Storage spaces Do
3. Utility of spaces provided within the Do
| Building .
4. . Any other aspect Nil
VIII | Infrastructure Availability N
mtion of aqua infrastructure availability
| interms of :
1. Water supply Yes
y 2. Sewerage/sanitation Yes
‘Kﬁ-StoMr drainage sl
- b)Description of other physical infrastructure
facilities viz. -
1. Solid waste management 1(\:10 octed
| § }l{ilectricity tivity ngecte §
\ -Road i ation conne . o .
‘\F\’* __4Av t@i lglwwhw Available within reasonable distance
‘\'\Lg;)ksff)\c‘ia&lﬁastmcture in terms of

1. Schools
;‘ 2. Medical facilities

| 3.Recreation facilities in terms of parks and }Available within reasonable distance
| Open spaces.

Marketal@g

AtflaIYSis of the market for the property in terms
0

1. Location attributes
2. Scarcity

paid to KIABD vide R |
No 207720 Dt 23.09.2021




3. Demand and supply of the kind of subject | There is sluggish demand in the market.

property-
/} 4. Com al.'able sale prices in the locality | Rs.130.00 Lacs to Rs.135.00 Lacs/Acres
| Engiqeﬁgnpggnand Technology Aspects ' e ]

1. 'T;\"pe of construction,

e oh RCC roofing, RCC flooring
2. Materials and technology used \ Good g, RLA Tooring B
;LS/.ngggﬁcallons As per report

4. Maintenance issues

5. Age of the building
//"—”f‘ - i
6. Total life of the building (residual life)

|
7. Extent of deterioration
8. Structural safety
~ 9. Protection against natural disasters viz. | Protected
earthquakes
10. Visible damage in the building if any Nil
11. Common facilities viz. lift, water pump, | All required facilities available
lights, security systems, etc
"12. System of air-conditioning | Window B -
13.Provision for fire fighting Yes, Underground tank, pipe lines and other
Copies of plans and elevations of the building equipment. Details available with owners
to be included
1. | Environmental Factors
"1.Use of environment friendly building
materials, Green building techniques if any
2. Provision for rain water harvesting
3. Use of solar heating and lighting systems,
etc. Presence of environmental pollution in the
' vicinity of the property in terms of industries,
| heavy traffic, etc
XIL. | Architectural and aesthetic quali . :
1. 1\1 Descriptive account on whether the building is Plain looking
\ modern, old fashioned, etc., plain looking or
- with decorative elements, heritage value if
| applicable, presence of landscape clements,ete. | ——————
\ 1) Proximity to residential areas The property 18 located in Residential area
area

| 2) Availability of public transport facilities | Nearbyarea
XIV | Valuation:

T B P
The valuation of the property has been arrived after considering present market rate for property ayailable
‘:!\leﬂr‘\egrby area, depending on its condition, specification and utility considering land & building rate
O .
The detailed calculations along with assumptions and other factors are placed at Annexure-1.
a result of my appraisal and analysis, it is my considereq opipion Fh‘at the present market value of the
s Ve property in prevailing condition with aforesaid spcc{ﬁcatlons is. Rs.1516.97 lacs (Rupees Fifteen
Tore Sixteen  Lacs Ninety Seven Thousand) only. The other details arc as under:-

Good
Constructed in the year 2021-22

60 /40 years and residual life of building 58/38
years approx..
Well maintained

‘Appearstobesafe




o | Particulars —— — - —
[No. | Parucuars , , —— |
I,/ Date of purchase of immovable property Amo-u it Rg in Lacs.
- : i —— Details with bank
) purchase Price of immovable property Do
| Book value of immovable property Not availabl
s - 1a
1 I[{Eghzable value of property (85% of the market val )
L | alue) | Rs. 1289.420 lacs
;| Distress Sale Value of immovable property: Rs. 1137.73 lacs
6. Guideline Value (value as per Circle Rates), | Rs.255.72 Lacs(Land only)

- e

jace : Noida

% lﬁmh'ﬂdra
RewsteredValuer

E-MAIL :- himail.com I
i. Photographs of the property being valued.

il. Declaration from valuer as per Appendix-II.
iii. Model Code of conduct as per Appendix-IV.

Screen shot in hard copy of GPS

23
Enclosures :

yate: 1 2.07.20




ANNEXURE-I

The property 1S located at I_’Iol No 103, Adakanahaali, Industrial Area, (comprised in
Sy'NO'l 10P,109P and 113P), Distt. Maysuru- 570016 The market rate of land is’ about Rs.125.00
Lacs 10 130.00 Lacs per Acres . depending upon the size and location of the land. We are
considering Rs.125.00 Lacs/Acres.. as market rate of land for valuation. .
yaluation of property as per Circle rate
Area of land

Circle rate of land

Total value of property as per Circle rate

Say

valuation of property as per Market rate :
Area of land

Market Rate of the Land

Market value of land

: 7749.00 sq.mtr.or 1.91428 Acres

: Rs.3300/sq.mtr

: Rs.3300 X 7749.00 sq.mt.= Rs.25571700
Rs.255.72 Lacs

: 7749 Sq Mts or 1.91428 Acres
: Rs 125.00 Lacs/Acres
: Rs.125.00 Lacs/AcresX1.91428 Acres.
: =Rs.23928500
: Rs.239.29 Lacs
: 6’to18’ in the plot as the plot was
Slanting ie approx. Rs 80.00 Lacs
: Rs 319.29 Lacs

Say
Site Dev. In the plotEarth filling in the plot

Total Value of the Land

Details of the Building

( Amt. Rs. in lacs)

SN. | Description Area in | Type of construction Rate/ | Rep Cost
“x sq.mtr. sq.mt.
' Shed \ 3673.80 | RCC column and beams avg | 21000 771.50 |
20° in the back side and 10. In
the front column depth RCC
Roof at 20’ ht, RCC Columns,
RCC flooring 6>’ plastered,
Granites in stairs ,partition
walls ,doors fitted
1053.00 | PEV Sheet over MS channels 2500 26.33
3673.80 | MS channels/perlings raised, | 6500 238.80
CC floor, Sheet, sheeting work
under progress, side sheeting
complete, rest sheets at site,
| Open Area Floor 4000.00 | RCC  work ~ 97thick  for | 3500 140.00
‘ movement of heavy trucks
5 ' South side Retaining | 350.00 | R€C wall south side 25°rest | LS 30.00
| wall, Boundary wall, avg. g’with barbed  wire
 RCC work fencing over it
| - Construction inside 140.00 | RCC roof tiles floor 14000 19.60
 shed (store, toilet,
\ electrical room,
\ office, canteen at FF
‘\‘7 | ) ,Ch¢ck post
\LIW\OSecurity rooms | 25.00 RCC roof | 14000 3.50
| Gate, 2 No and mice | — —— —
] \ work Haiandipise: 5.00 |
fdiab _
: 12915.60 i
8




Depreciated value of building after depreciation
) 1.5% P.A. for two years

value of land

Total value of property

(85% of the market value)

Distress value of property

(75% of the market value)

value of Building for insurance

Place : Noida

Dated:12.07.2023

Rs.1197.68 lacs
Rs. 319.29 lacs
Rs.1516.97 lacs
Rs. 1289.42 lacs

Rs. 1137.73 lacs
Rs 1197.68 lacs




APPENDIX- 11

[ hereby declare that

DECLARATION FROM VALUERS

a. The information furnished in my valuation report dated 12.07.2023 is true and correct to the best

of my knowledge a.nd .bclief and | have made an impartial and true valuation of the property.
b, 1have no direct or indirect interest in the property valued;

¢. My team have personally inspected the property on
any other valuer and

carried out by myself.
4. 1 have not been convicted of any offence and senter

10.07.2023. The work is not subcontracted to

1ced to a term of Imprisonment;

e. Thave not been found guilty of misconduct in my professional capacity.
f 1have read the Handboolf on Policy, Standards and procedure for Real Estate Valuation, 201 | of
the IBA and this report is in conformity to the “Standards” enshrined for valuation in the Part-B of

the above handbook to the best of my ability.

g. Ihave read the lntematior.lal. 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 applic

able.

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

1.
j. Tam the authorized official of the company, who is
k. Further, I hereby provide the following information.
I. Thave valued & verified the right property

| am registered under Section 34 AB of the Wealth Tax Act, 1957.

competent to sign this valuation report.

'SNo. | Particulars

Valuer comment |

1

1 Background information of the asset being

The property is ware house located in Industrial

valued; area developed by KIADB.The GF has been
‘\ rented to the Nestle
\ 2 ‘ Purpose of valuation and appointing authority FMYV for Bank
3 Identity of the valuer and any other experts M/S HSBD Techserv Pvt Ltd,Valuer for L&B |
| involved in the valuation; Mr.Bhupesh Chandra 1
4 | Disclosure of valuer interest or conflict,if any; Nil i
i 5 Date of appointment, valuation date and 08.07.2023, 10.07.2023 and 12.07.2023 ;‘
\ date of report;
6 | Inspections and/or investigations undertaken 11.07.2023
|7 | Nature and sources of the information used | From the market Sources

L or relied upon;
'8 lProcedures adopted in carrying out the
‘ valuation and valuation standards followed;

Land value is on market value basis

L_l}estrictions on use of the report, if any; By Bank only
10 Major factors that were taken info account | Markets Rate |
- during the valuation; |
|11 Major factors that were taken into account Do w
, during the valuation; | T B
12 Caveats, limitations and disclaimers to the | Market rare/ information taken from market. The
extent they explain or elucidate the limitations | report is to be used by PNB only.The Land data
faced by valuer, which shall not be for the | has been considered on the basis of the survey
purpose of limiting his responsibility for the | conducted near by areg mentioned
‘ l valuation report. I R > " .
Plate: New Delhi T For HSBD, f'&
Gaxe

Dated: 12.07.2023

10
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APPENDIX-IV
MODEL CODE OF CONDUCT FOR VALUERS

{Adopted ln_lmc with ('ommnics (Registered Valuers and Valuation Rules, 2017)]
Al valuers Cmpi.melltq with bank shall strictly adhere (o the following code of conduct:
Integrity and Fairness

1. A valuer sha”. in 1]19 conduct of his/its business, follow high standards of integrity and faimess in all his/its
dealings with his/its clients and other valuers.

2. A valu.er shall maintain integrity by being honest. straightforward, and forthright in all professional
rclationships.
3. A valuer shall endeavour to ensurc t

] our | hat he/it provides truc and adequate information and shall not
misrepresent any facts or situations.

4. A valuer shall refrain ﬁ(?““ being involved in any action that would bring disrepute to the profession.
5 A valuer shall keep public interest foremost while delivering his services.
Professional Competence and Due Care

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

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

& A valuer shall continuously maintain professional knowledge and skill to provide competent professional
service based on up-to-date developments in practice, prevailing regulations/guidelines and techniques.
9. In the preparation of a valuation report, the vatuer shatl not disclaim hability for his/its cxpertisc or deny
his/its duty of care, except to the extent that the assumptions are based on statements of fact provided by the
company or its auditors or consultants or information available in public domain and not generated by the
valuer.
10. A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity. objectivity and independence.
11. A valuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relying on other valuers or professionals or for which the client can have a
separate arrangement with other valuers.
Independence and Disclosure of Interest
12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are
made without the presence of any bias. conflict of interest, coercion, or undue influence of any party. whether
directly connected to the valuation assignment or not.
13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not independent
in terms of association to the company. ) ) '
14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the
valuation independent of external influences.
15. A valuer shall wherever necessary disclosc 10 the clicnts, possible sources of conflicts of dutics and
interests, while providing unbiased services. . .
16. A valuer shall not deal in securities of any subject company after any time when he/it first becomes aware
of the possibility of his/its association with the valuation, and in accordance with the Securities and Exchange
Board of India (Prohibition of Insider Trading) Regulations, 2015 or till the time the valuation report
becomes public, whichever is earlier. )
17. A valuer shall not indulge in “mandate snatching” or offering “convenience valuations” in order to cater
10 a company or client’s needs.
18. As an independent valuer, the valuer shall not charge success fee (Success fees may be detined as a
compensation / incentive paid to any third party for successful closure of transaction. In this case, approval of
credit proposals).
19. In any fairess opinion or independent expert opinion submitted by a valuer, if there has been a prior

engagement in an unconnected transaction, the valuer shall declare the association with the company during
the last five years.

Conﬁdcntiality
2( : B
). A valuer shall not use or divulge to other clients or any other party any cot

subject ¢ . :
iUbJT'C‘ company, which has come (o his/its knowledge without proper andas
S g > - .

alegal or professional right or duty to disclose. S

Ll information about the

11



[nformation Management

21. A valuer shall ensure that he/ it maintains written contemporancous records for any decision taken. the
reasons for taking the decision, and the information and evidence in support of such (Iccisinr; This shail be
maintained 50 as 10 sufficiently enable a reasonable person to take a view on the aPPrnpriale'ncss of his/its
decisions and actions.

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

the Tribunal,
other statutory

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

74, A valuer while respecting the confidentiality of informatio

n acquired during the course of performing
professional services, shall m

aintain proper working papers for a period of three years or such longer period
as required in its contract for a speci

fic valuation, for production before a regulatory authority or for a peer

review. In the event of a pending case before the Tribunal or Appellate Tribunal, the record shall be
maintained till the disposal of the case.

Gifts and hospitality:

25. A valuer or his/its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

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

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

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent mannet, is a reasonable
reflection of the work necessarily and properly undertaken, and is not inconsistent with the applicable rules.
28. A valuer shall not accept any fees or charges other than those which are disclosed in a written contract
with the person to whom he would be rendering service.

Occupation, employability and restrictions.

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

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

Date: 12.07.2023

Place: Noida
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AVG Logistic Ltd.Adakanahaali, Industrial Are: m

Add the country code for better results Ex London UK

Latitude Longitude

12.172460 76.690580

For better accuracy please type Name Address City State Zipcode.
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