Valuation Report of the Immovable Property
Details of the property under consideration:

NAME OF APPLICANT
M/S. GRG GLOBAL TEXTILES LIMITED

REF.NO. IBK/DK/RP/TSA/14736/06-2024

Add: - All that piece and parcel of Leased Lands and Industrial Structure on
Revenue Survey. No. 727 Paiki, 726/1, 725, 597 & 719, Opp. Welspun Power
Plant, At. Varsamedi, Tal. Anjar, Dist. Kutch, Gujarat.

KHANDEKAR

GOVERNMENT REGISTERED VALUERS




93 222 76196 / 93 728 69152
khandekarvaluer@gmail.com

KHANDEKAR
ARCHITECTS & SURVEYORS

ARCHITECTS, SURVEYORS, CONSULTANTS & GOVT. REG. VALUERS.
57, GROUND FLOOR, SAFALYA, N. M. JOSHI MARG, MUMBAI - 400 013.

Ref no. IBK/DK/RP/TSA/14736/06-2024 17.06.2024

To,

The Branch Manager
Indian Bank
Corporate Branch Delhi

VALUATION REPORT (CONCERNING LAND/SITE AND BUILDING)

I GENERAL

1 The purpose for which the valuation is For assessment of the market value of
made the property for bank purpose

2 |a Date of inspection 03/06/2024

b The date on which the valuation is 17/06/2024
made
List of documents produced for perusal
A copy of the Lease Deed is made between Welspun Anjar Sez Limited through its
Authorised Signatory Shri. Girishkumar Mathur S/o. K.S. Mathur “THE LESSOR” and
GRG Global Textiles Ltd, through its Authorised Signatory Shri. Jitendra Sohanlal
Sharma “THE LESSEE” vide reg. no. AJR/8335/2020 dtd. 12.11.2020.

I Copy of the Industrial All Risk Insurance (Commercial) Policy issued by HDFC ERGO
General Insurance Company Limited (Policy No. 2999204577127101000) dtd.
28.03.2023.

Il | Copy of the Approved Plan issued by Town Planner, Bhuj Authority vide. ref. no.
Dev/Anjur/Varsamedi/749 dtd. 17.06.2019.

IV | Copy of the Approved plan issued by Director Industrial Safety and Health, Gujrat State
vide ref. no. 1303 dtd. 28/05/2021

4 Name of the owner(s) and his/their | | M/S. GRG GLOBAL TEXTILES LIMITED
address (es) with Phone no. (details
of share of each owner in case of
joint ownership)

5 Brief description of the property All that piece and parcel of Leased Lands and

(Including leasehold freehold etc) Industrial Structure on Revenue Survey. No.
727 Paiki, 726/1, 725, 597 & 719, Opp.
Welspun Power Plant, At. Varsamedi, Tal.
Anjar, Dist. Kutch, Gujarat.

As requested by the Indig
Branch Delhi our authori
Mr Rakesh Pitroda visited thegtm
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03/06/2024, in the presence of Smt. Anshika
Goel (Company Official), who showed the
above-said property to estimate the market
value of the same on the valuation dtd.
17/06/2024. Hence our report is based on
documents provided by the Bank. We have
relied on documents provided by the Indian
bank, Corporate Branch Delhi, and presume
the same to be Authentic. As a result, the
documented Total Plot Area of 53,623 sg. mt
as per a Copy of the Lease Deed is being
considered for this valuation.

This above-said property is in the form of a
Land and Industrial structures situated near
the NH341 Road. It is situated at a distance of
7.2 km from Anjur Railway Station. The area
has services like water supply from the Local
Authority, electricity from PGVCL, sewage,
and stormwater drainage system by the Local
Authority. The area falls within the limits of
Varsamedi Grampanchayat. Public transport
by road is available.

Following were our site observations:

eMajor civil blocks comprise of Main Shed/
Boiler Shed/Coal Shed/Staff Canteen/ETP
Block/Power Block/Scrap Shed/Parking Shed
etc.

e The year of construction is 2021 and the
plant was commissioned in 2022

*The said plant was operational during a site
visit

eIndustrial wiring and plumbing done in the
entire plant

*\Washrooms were constructed in the entire
plant as and where required for staff and
workers.

eAll weather tar roads constructed in an
entire plot with drainage as and where
required.

Location Access:

Road — NH-341 is 1.6 km from the site

Rail = Gandhidham Railway Station is located
13.5 km from the site

Port — Kandla port is located
site
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Air—Bhuj airport is located 51.80 km from the
site

6 Location of Property
a Plot No. / Survey No. R. S. No. 727 paiki, 726/1, 725, 597 & 719 at
Village Varsamedi
b Door No. Entire Plot
@ T.S. No. / Village Varsamedi
d Ward/Taluka Anjar
e Mandal / District Kutch
7 Postal address of the property All that piece and parcel of Leased Lands
and Industrial Structure on Revenue
Survey. No. 727 Paiki, 726/1, 725, 597 &
719, Opp. Welspun Power Plant, At.
Varsamedi, Tal. Anjar, Dist. Kutch,
Gujarat.
8 City/Town Varsamedi
Residential Area N.A
Commercial Area N.A
Industrial Area Yes
9 Classification of the area
| High I Middle | Poor Middle class
ii Urban / Semi Urban / Rural Rural
10 Coming under Corporation limit Within the limits of Village Panchayat
/Village Panchayat/ Municipality Varsamedi
11 Whether covered under any State / N.A.
Central Govt. enactments
12 In case it is an agricultural land, any N.A.
conversion to house site plots is
contemplated
13 Boundaries of the property As per Document As per site
North Remaining Area of S. No. | Open Plot
725,726/1 & 726/2
South Remaining Area of S. No. 719 | Open Plot
& 597
East Remaining Area of S. No. | Open Plot
727/Paiki & 597/Paiki
West Remaining Area of S. No. | Welspun
727/Paiki, 725 & 719 Power Plant
14, Dimensions of the site As per Document As per site
a North
South As per sr.no.13
East
West
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14. Latitude, Longitude, and Latitude- 23.131333
b Coordinates of the site Longitude- 70.090556
15 The extent of the site Total Plot Area:- 53623 sq. mtr
(As per the copy of the Lease Deed dtd.
12.11.2020)
Total Built-up Area:- 36920.51 sq. mtr
(Copy of the Approved plan issued by Director
Industrial Safety and Health, Gujrat State vide
ref. no. 1303 dtd. 28/05/2021)
16 The extent of the site considered Total Plot Area:- 53623 sq. mtr
for valuation (least 0f14A&14B) (As per the copy of the Lease Deed dtd.
12.11.2020)
Total Built-up Area:- 36920.51 sq. mtr
(Copy of the Approved plan issued by
Director Industrial Safety and Health, Gujrat
State vide ref. no. 1303 dtd. 28/05/2021)
17 Whether occupied by the owner / Lessee Occupied
tenant? If occupied by a tenant,
since how long? Rent received per
month.
Il CHARACTERISTICS OF THE SITE
1 Classification of locality Mixed
2 Development of surrounding areas Industrial
3 Possibility of frequent flooding / No
sub-merging
4 Feasibility to the Civic amenities All civic amenities nearby 4 to 5 km
like schools, hospitals, bus stops,
markets, etc
5 Level of land with topographical Levelled land
conditions
6 Shape of land It is a rectangular plot
7 Type of use to which it can be put Industrial
8 Any usage restriction Industrial
9 Is the plot in the town planning No
approved layout?
10 Corner plot or an intermittent plot? Corner plot
11 Road facilities Available
12 Type of road available at present Tar road
13 Width of road — is it below 20 ft. or 12.20 mtr wide road
more than 20ft.
14 Is it a landlocked land? No
15 Water potentiality Local Authority
16 Underground sewerage system Supply by Local Authority
17 Is a power supply available at the Yes, PGVCL

site?

ik
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18 Advantage of the site
1 1) Abutting to NH341 Highway
2 2) Industrial Development
19 Special remarks, if any, like the N. A.
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)
Part — A (Valuation of land)
i Size of plot Total Plot Area:- 53623 sg. mtr
North & South (As per the copy of the Lease Deed dtd.
East & West 12.11.2020)
2 The total extent of the plot Total Plot Area:- 53623 sqg. mtr
3 Prevailing market rate (Along with The prevailing market rate in and around the
details /reference of at least two Industrial Land ranges from %.1,000/- to
latest deals/transactions 3,000/- per sq. mtr. depending upon the
concerning adjacent properties in location and the size of the plot. Smaller plots
the areas) are expensive.
4 Guideline rate obtained from the X.1,800/- per sq. mtr.
Registrar's Office (evidence thereof
to be enclosed)
5 Assessed/adopted rate of valuation We have considered X.1,850/- sq. mtr
6 1] Estimated value of land 53623 sq. mtr. X X 1,850/- sq. mtr.
=% 9,92,02,550/-
Part — B (Valuation of Building)
1 Technical details of the building
a Type of Building (Residential/ Industrial Shed
Commercial / Industrial)
b Type of construction (Load bearing Composite Structure
| RCC / Steel Framed)
C Year of construction 2021
(Copy of the Approved planissued by Director
Industrial Safety and Health, Gujrat State vide
ref. no. 1303 dtd. 28/05/2021)
d Number of floors and height of Ground Floor
each floor including basement, if
any
e Plinth area floor-wise 36,920.51 sq. mtr
(Copy of the Approved plan
Industrial Safety and Healt};
ref. no. 1303 dtd. 28/05/2(32
f Condition of the building Good
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Specifications of construction (floor-wise) in respect of

No | Description
1 Foundation Open Foundation
2 Basement No
3 Superstructure Composite Structure
4 Joinery / Doors & Windows Rolling Shutter, Glass & Wooden Doors
5 RCC works Composite Structure
6 Plastering Composite Structure
7 Flooring, Skirting, dadoing Tiles Flooring
8 Special finishes such as marble, granite, | Yes
wooden panelling, grills, etc.
9 Roofing including weatherproof course Composite Roof
10 Drainage Yes, Available
S.No | Description
2 Compound wall
Height RCC Compound wall
Length
Type of construction
3 Electrical installation =

Type of wiring

Class of fittings

Number of light points

Fan points

Spare plug points

Any other item

4 Plumbing installation

a. No. of water closets and their type

b. No. of wash basins

c. No. of urinals

d. No. of bathtubs

e. Water meter, taps, etc.

f. Any other fixtures

Provided in adequate quantity

Valuation of the Structure

Description Areainsq. mtr | The depreciated rate in sq. mtr Value in X.
RCC Structure 36,920.51 19,000/- 70,14,89,690/-
Total 70,14,89,690/-
Total Abstract of the Property
Part-A | Land %.9,92,02,550/-
Part- B | Building %.70,14,89,690/- P
Part-C | Extra Iltems RS~ /&W
Part- D | Amenities Rs.-- =( izaT%‘E }73\%
Part-E | Miscellaneous Rs.-- RS
Part-F | Services Rs.~ \\4—,%,,1 N ;\&//
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Total %. 80,06,92,240/-

Valuation: Here the approved valuer should discuss in detail as

1 | Our approach to In this case, the composite approach is used for evaluation i.e.

valuation Cost approach for the constructed area and the Market approach
(Comparison Method) for land/plot.

2 | Evaluation/ In this case rate analysis calculation from current market

Calculation conditions, demand and supply position, Unit size, location, the

upswing in real estate prices, sustained demand for Residential &
Unit, all-round development of commercial and residential
applications in the locality, etc.

3 | Marketability This property under reference is Leasehold Land, Marketability
and salability and salability are consent to the Lessor

4 | Rental values in future | No

5 | Income in the property | This property is in use for Industrial purposes and presently
may generate generating income

In this case, only 3 asking rates of adjoining properties were obtained from Real Estate sites.
Copies are enclosed.
As a result of my appraisal and analysis, it is my considered opinion that the Realizable
value of the above property in the prevailing condition with aforesaid specifications is
%.72,06,23,016/- (Rupees Seventy-Two Crores Six Lakhs Twenty-Three Thousand Sixteen
only)
Screenshot of longitude/latitude and coordinates of property using GPS/Various.
Apps/internet sites.
Place: Mumbai
Date: 17/06/2024

For KHANDEKAR ARCHITECTS & SURVEYORS

MR. D HANDEKAR

(Proprietor)
Govt. Reg. Valuer (Wealth Tax Reg. No. CAT-1/320 of 2000)
Approved Valuer (IOV-No-F-23521)

IBBI Reg. Valuer (IBBI/RV/07/2019/11485)
The undersigned has inspected the property detailed in the Valuation Report dated-------
ON ==msmmseee . We are satisfied that the fair and reasonable market value of the property is
Rs. (Rupees only).

Signature
(Name of the Branch Manager with Official seal)
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Particular

Valuer Comments

background information of the asset being
valued;

All that piece and parcel of Leased Lands and Industrial Structure on
Revenue Survey. No. 727 Paiki, 726/1, 725, 597 & 719, Opp. Welspun
Power Plant, At. Varsamedi, Tal. Anjar, Dist. Kutch, Gujarat.

purpose of valuation and appointing authority

For assessment of the market value of the property for bank purpose

identity of the valuer and any other experts
involved in the valuation;

Khandekar Architects & Surveyors
57, Safalya, N. M. Joshi Marg, Lower Parel (E ), Mumbai — 400013.
We are registered under valuer under 34 AB Wealth Tax Act & |BBI

disclosure of valuer interest or conflict, if any;

No interest of whatsoever nature in the property under reference
which is being valued

date of appointment, valuation date, and date
of the report;

Work Order Dtd. 02.06.2024 Visit dated 03.06.2024 & Report dated
17.06.2024

inspections and/or investigations undertaken;

Site visits, Local inquiries in and around the premises valued & public
domain (Internet)

nature and sources of the information used or
relied upon;

Documents provided by the clients & our own investigations & Market
Research

procedures adopted in carrying out the
valuation and valuation standards followed;

Market Value is assessed based on local inquiries using the Cost
approach for the constructed area and the Market approach
(Comparison Method) for land/plot.

restrictions on the use of the report, if any;

The report is restricted to use for assessment of the market value of
the property for the Indian Bank only

10

major factors that were taken into account
during the valuation

Type of the structure, amenities provided, distance from the nearest
Railway Station, the Locality, and the infrastructural facilities available

1

Caveats, limitations, and disclaimers to the
extent they explain or elucidate the
Limitations faced by the valuer, which shall
not limit his responsibility for the valuation
report.

We have assumed that the subject property has a clear title with all
necessary approvals and the same has been considered for the
valuation exercise. The Title clearance of the said property has not
been carried out by us, as it is out of the scope of the assignment and
the same should be verified by the bank authorities or a legally
competent person. This report will hold good only if the title of the
property is clear, marketable & free from all encumbrances. We are
not responsible for any reduction in value, if the title of the said
property is not clear, marketable & not free from all encumbrances. In
this case, since the property could not be identified. valuation is
prepared based on available documents and information. All Original
documents should be verified by the Bank Authorities. Finding out
liability towards Society Government authority or any third party is out
of the scope of this assignment. Concerned Authorities may
independently verify if there any liability exists on the property &amp;
deduct the same from the present Fair Market Value of the property.
Since the present property is already mortgaged it is assumed that all
the building plans and other related documents are available with the
Financial Institution. For Valuation, we have considered the Area
mentioned in the documents provided for our perusal.

Date: 17/06/2024
Place: Mumbai

For KHANDEKAR ARCHITECTS & SURVEYORS

Govt. Reg. Valuer (Wealth Tax Reg. No. CAT-1/320 of 2000)
Approved Valuer (10V-No-F-23521)
IBBI Reg. Valuer (IBBI/RV/07/2019/11485)
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Details of Valuation

Valuation Value (Rs.)
Plot Value (A) 9,92,02,550/-
Structure Value (B) 70,14,89,690/-
Current Market Value (A+B) 80,06,92,240/-
Realizable Value @ (90%) 72,06,23,016/-
Distress Sale Value @ (80%) 64,05,53,792/-
Govt. Value for land for freehold land 9,65,21,400/-
Insurance Value for Structure 5,95,570,863/-
RATE ANALYSIS CALCULATION FROM THE ASKING RATE
Sr. Plot Area Asking Price Rate Location Site Remark
sq. mtr

1 56.04 16,00,000 28,551 | Varsamedi 99 Acres House

2 108.74 5,00,000 4,598 | Varsamedi 99 Acres Residential Land

3 899.29 97,00,000 10,786 Anjar magic bricks Indus. Land

Basis of Valuation

1. The asking rate of similar properties in this vicinity is X.28,551/- sq. mtr. ( House)

2. The asking rate of similar properties in this vicinity is %.4,598/- sq. mtr. ( Residential
Land)

3. The asking rate of similar properties in this vicinity is .10,786/- sq. mtr. ( Industrial
Land)

4. The Government Rate of the property is %.1,800/- per sq. mtr (For Freehold land)

5. Property U/R is situated 7.2 km away from Anjur Railway Station.

6. Inthe case under review, the subject property is a leasehold property with a lease
period of 25 years. Currently, the unexpired period of the lease is 21 years. The
property in question is a substantial piece of land.

7. Itis important to note that the comparable referenced in this evaluation pertain to
freehold properties and smaller-sized lands. Consequently, a direct comparison
between this leasehold property and the aforementioned freehold properties is not
appropriate.

8. Therefore, to accurately reflect the value of the subject property, we propose applying
a discount in the valuation to account for the differences in tenure and size.

In view of the above, it is my appraisal, analysis & considered opinion that the rate of the
property under reference shall be @ %.1,850/- sq. mtr. for land.
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Govt Rate -

Regarding Justification of above said matter; please note that:-

1] Government value is decided based on the rates declared in the Stamp duty ready
reckoner for the registration of the property. Whereas, the market value of the
property is the actual transaction carried out for the particular property based on
prevailing market rates and trends going on in that particular area. Market value is
functions of place, purpose, and date.

2] The definition of guideline rate is “the unit rate of land based on which stamp duty
is to be fixed for a deed whenever a transaction between two parties is to be
registered” whereas the definition of market value is “the money the property fetches
if sold in the open market “They are not proportionate to each other.

3] Guideline rate may be uniform for all the properties located on a single road or for
a single survey number whereas the market rate may differ even for adjacent
properties due to any number of valid reasons.

4] Guideline rate remains the same irrespective of supply and demand whereas the
market value changes according to the demand (More the demand, more the market
value and vice versa)

5] The guideline rate may be constant for say Five years, whereas the market value
may even change on the next day.

6] No extra factors can be considered for certifying guideline value whereas factors
favouring a higher value/ factor affecting a lower value can be considered while
certifying the market value.

DISCLAIMER

1. This Valuation exercise is based on analysis and Survey of the vicinity.

2. Estimated Market Value of the subject property may be significantly influenced by
adverse legal title or ownership issues & Real Estate market Issues & Locality negative
factors developed in future

3. It is assumed that the photocopies of documents received from the client/Bank are
genuine without any alterations.

4. We reserve our right to alter our conclusions later if it is found that the data provided
to us was not - reliable, accurate or complete.

5.This report is prepared with available information from the Bank/Client with the best
of our judgments & on the assumption that the title for the property is clear &
marketable without any doubts/dues.

6. We have assumed that the subject property has received necessary planning
approvals & clearances from appropriate local authorities and complies with local
development control regulations. As and when not provided to use, any change will
also affect market value.

on our Part & may change with time, purpose and negative factors develdpe
Value is a function of place, purpose, and date.
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Site Photo
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Insurance Copy

HDFC ERGO General Insurance Company Limited

28" March 2023

GRG GLOBAL TEXTILES LIMITED

SURVEY NO. 727, 726/1. 725, 537 AND 719,
WELSPUN INDUSTRIAL PARK. VARSAMEDI,
ANJAR. KUTCH. KACHCHH BHUJ,
KACHCHH,

GUJARAT. PIN-370110.

Dear Customer,

We thank you for having preferred us for your Insurance requirements. We al HDFC ERGO General Insurance
believe "Insurance” as not only ta be an assurance o indemnify in the event of unfortunate circumslances. but one
that signifies protection and support, which you can count on when you need it mosl.

The Insurance Policy enclosed herewith is a written agreement providing confirmation of our responsibility lowards
you tha! puts insurance coverage into effect agains! stipulated perils.

Piease note that the policy has been issued based on the information contained in the proposal form and / or
documents received from directly from you or though the Intermediary.

Name of the Intermediary. | R.M. INSURANCE BROKERS PVT LTD CBG
Intermediary Code: 201044402242

Where the proposal form is not received, information oblained from you or your representative /broker, whether
orally or otherwise, is captured in the policy document.

If you wish to contac! us in reference to your existing poficy and /or other general insurance solulicns offered by us,
you may write lo our correspondence address as menticned below. Alernatively. you may visil our website
www.hdfcergo.com. To enable us to serve you betler, you are requesled lo quole your Policy Number in all
cofrespondances.

Thanking you once again for choosing HDFC ERGO General Insurance Company Limited and looking forward to
many more years of associabon.

Yours Sincerely,

Authorized Signatory
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HDFC ERGO General Insurance Company Limited

HDFC
ERGO

Sr, Remarks/Coverage confirmation - limit ACA
No Name of Add on covers and in aggregate

Section)
118 Alteration & Repair Covered as Immediale repairs

PROPERTY NOT ON THE INSURED | Upto 5% of the S! subject to maximum of Rs 5
119  PREMISES / OFFSITE PREMISES crore in aggregate

ng & . .

Vahichs Loac Chites 5% of the Sl subject o maximum of Rs 10 crore
120 In aggregate
121 Cleaning up and other costs Clause Covered as Removal of debsis

Group Interdependency Clause Cover Cm?led provided sum insured is included in MD
122 seclion

[ 123 | DEDUCTIBLE CLAUSE | | As per Tariff

[ DETAILS OF PROPERTY INSURED & LOCATION OF RISK COVERED ]

SECTION I: MATERIAL DAMAGE

Sr.  Risk Location Details Of the Property

No. Arddross Occupancy ki Sum Insured (Rs.)

Survey No, 727, 72611, Building with Plinth and

725,597 & 719, : 5,95,570.863.00
Weispun Industnal Foundation
1 | Park, Varsamedi, Anjar. | Weaving mills Piant & Machinery 1.57.96.38.738.00
| Kutch, Gujaral. o a
| KACHCHH BHUJ Stocks & Stocks in Process 0.00.00.000.00
| GUJARAT 370110 | Furniture, Fixture & Filtings | 11,85,37.562.00
Total | 2,69,37,47,164.00

SECTION I: MACHINERY BREAKDOWN/ BOILER EXPLOSION/ ELECTRONIC EQUIPMENT INSURANCE

Details Of the

Property Insured Sum Insured (Rs.)

Sr.No. | Risk Location Occupancy

| Survey No. 727, 726/1, 725, 597 &
| 719, Welspun Induslrial Park,

1 Varzamedi, Anjar, Kutch, Gujarat, Weaving mills Ptant & Machinery 1.57.96,38.738.00
KACHCHH BHUJ GUJARAT
370110
Total | 1.57.96.38,738.00

SECTION ll: BUSINESS INTERRUPTION

3:; . Description Sum Insured (Rs.) Occupancy Risk Location I In:::?;'dﬂy
Survey No. 727, 726/1, 725,
g 597 & 719, Welspun Industrial
¢ | S Al evse | 4oigapoocics | Ve Park, Varsamedi, Anjar, .-
LT , Kutch, Gujarat, KACHCHH g
BHUJ GUJARAT 370110
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SCHEDULE-A

DESCRIPTION OF LEASED PREMISES

All that piece and parcel of the Leased Lands having usable area of 53623.00
Sq.Mtrs, and common rights in other amenities as per [ayout plan of lands for
non-agriculturalindustrial use for industrial park as shown in table hereunder,
duly converted into nen-agricuitural industrial use situated in the sim of village
Varsamedi of Registration Sub-District and Taluka Anjar of Registration District
and District Kachchh, coilectively bounded as under:

5r. No. Survey Number

Areain Acre-Guntha

Area in Sq.Mtrs.

1 727 paiki 10-20 22472.00

2 72&/1 00-02 271.00

3 725 01-31 7255.00

4 597 CO-26 2604.00

5 719 00-10 1021.0D
Total 13-10 53623.00

On or towards East

On or towards West

On or towards North

Cn or tawards South

Remaining area of S. Nc.
paiki

: Remaining arez of S. No.
719

Rema'nirg area of S. Mo.
726/

Remaining area of 5. No.

727 paiki B 597
727/ paiki, 725 and
725, 726/1 and

719 & 597

[P S-AT-2'2 P2

23 out of 23 pages

IBK/DK/RP/TSA/14736/06-2024




