
PUNJAB NATIONAL BANK
CIRCLE OFFICE: MEERUT

COMMRT: CRDT: MRT: AZDL June 30, 2015

The Chief Manager,
BO: Modipuram
Meerut

Reg:  Account  M/S  A  to  Z  Developers  Ltd-Proposal  for  sanction  of   Fresh  Term  loan  of  Rs  12.35
crore(Rupees twelve crore thirty five lacs only)

This has reference to your captioned proposal dated 30.06.2015. 

Based on your recommendations,  FGMCAC in its meeting held on date has approved Fresh Term Loan of
Rs.12.35 crore in favour of M/S A to Z Developers Ltd. for construction of 118 units i.e Simplex, Duplex, flats
in G+2 for its Housing Project  “Green Estate Colony Phase III”  to be developed at  total cost of project of
Rs.24.03 crore (including 112 residential plots i.e. total 230 residential units) with door-to-door tenor of 2 years
11 months (35 months)

On terms and conditions as per Appendix – I  and additional stipulations as under:-

 Additional Stipulations 

CM (Br) to ensure as under:-

 NEC of IPs proposed to be mortgaged to the Bank as security to be obtained from Bank’s approved
advocate,  ensuring that chain of title deeds is complete, title deeds are genuine and not fake, party
mortgaging the IP has clear and legally valid title and can mortgage the property in Bank’s favour.

 Valid and legally enforceable EM of IPs to be created in Bank’s favour to cover Bank’s exposure.
 Project under-taken is devoid of litigations.
 It is to be ensured before disbursement that all requisite approvals/permissions/NOCs for the proposed

project, in favour of the party, have been obtained. Further stamped undertaking is to be obtained from
the borrower that all guidelines/ instructions/ by-laws of various authorities have been strictly adhered
to.

 A/Cs of associate/ allied concerns with their respective Banks are in standard category, running regular
and conduct is satisfactory.

 Confidential  Report  on prescribed  format  to  be  obtained from Syndicate  Bank for  credit  facilities
extended by them to the associate/ allied concerns of the party,  before disbursement of loan which
should be satisfactory.

 Lender Engineer to be appointed and quarter-wise progress report of the project to be analyzed for any
deviations so that timely corrective action may be taken.

 In case the Company receives advance payments towards booking/ sale of residential units in excess of
Rs.2.03 crore, such amount is to be utilized towards repayment of Term Loan. Further, in case TL has
not been disbursed fully, quantum of loan to be reduced equal to excess funds so received.

 Term Loan is to be disbursed  in stages after ensuring pro-rata induction of margin by the promoters
(duly  supported  with  CA  &  Architect  certificates).  Before  every  next  disbursement,  end  use  of
disbursed funds is to be ensured.

 Any escalation in the cost of project is to be incurred by the borrower from their own sources.

 Sale proceeds to be routed through the Escrow Account  to be maintained with the branch for the
purpose and pro-rata recovery of term loan to be ensured.

 Party to disclose in the Pamphlets/ Brochures etc., the name of our Bank as financier.
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 Party to append the information relating to mortgage while publishing advertisement of a particular
scheme in newspapers/magazines etc.

 Party to indicate in their pamphlets/  brochures,  that they would provide ‘No Objection Certificate’
(NOC)/ permission of mortgage by Bank for sale of flats/property, if required.

 Real Estate guidelines as contained in L&A Cir. No.131/2011 to be complied with meticulously.
 Limits  sanctioned  may  be  released/  disbursed  only  after  ensuring  that  borrower  has  obtained  all

requisite clearance from Government authorities.
 CM (Br) to take an undertaking from the Company  that after completion of internal development work

of this project (Phase-III) they will provide property land area admeasuring 1472.70 sq. m. for creation
of EM in favour of bank as a primary security after release and obtaining NOC from MDA which is
presently mortgaged with them.

 Fresh ERR to obtained as per extant Bank guidelines and ROI to be suitably charged in case of any
change in ERR as per extant Bank guidelines.

 Unsecured loans to remain with the Company are as per Company Act 2013.
 Supplementary  NEC  of  IPs  proposed  to  be  mortgaged  to  the  Bank  to  be  obtained  from  Bank’s

approved advocate before disbursement of facility ensuring that there is no adverse feature/ remarks in
the report.

 As  proposed,  an  undertaking  from  the  Company  has  been  obtained  that  all  payments  towards
repayment  of  unsecured  loans,  promoters’  contribution will  be subordinate to  the amount  payable
towards our Bank’s debt/ obligations.

 Housing Loan in name of Mr. Parminder Tewatia  (Director)  availed from our Bank is in standard
category, running regular and conduct is satisfactory. Further, there is no other loan in the name of the
Company/ Directors/ Guarantors.

 Branch to obtain monthly position of amount received as booking by the borrower from the buyers of
units. In case booking amount exceeds Rs.2.03 crore, excess amount so received is to be appropriated
towards repayment of our Term Loan or loan to be reduced, in case not fully disbursed, equal to excess
funds so received. Further, in case projected bookings are not generated, any shortfall is to be met by
the party from own sources. An undertaking to this effect is to be taken and kept on record.

 Before  actually  disbursing  the  loan,  the  Incumbent  must  satisfy  that  the  borrowing  concern  has
contributed sufficient capital to provide the required margin for the loan.

 Incumbent to ensure that the promoters have inducted Rs.6.25 crore as upfront promoter’s contribution
for the proposed project as on 31.03.2015 and obtain a proper CA certificate and verify the same.

 Incumbent  to  obtain  future  cash  flow from the  Company & ensure  timely repayment  plan of  the
Company for their existing Term Loan. 

 Duly verified Original Bills/ Cash Memos/ Receipts in the joint names of Bank and the Company, for
all the fixed assets financed by the Bank or CA Certificate regarding induction of funds and architect
certification regarding cost incurred and physical status in the project is to be obtained before every
disbursement and kept on record.

 Latest search report is to be obtained from ROC before disbursement of facility and kept on record,
ensuring that there are no adverse features.

 Date of approval of layout is prior to the date of acquisition of land while MAP/ Layout consists of
names of seller with name of buyer i.e. M/S A to Z Developers Ltd. Legal opinion to be obtained on
the issue from Bank’s approved advocate/ Law Department before release of facility ensuring that it
has no adverse impact on the project.

 Ensure that Company has been sanctioned requisite electricity connection for Phase-III of the project.
 As ROI keeps on changing, Company to undertake that extra cost due to upward changes in interest

rate, if any, shall also be borne by them from their own sources.
 Risk factors and mitigants as suggested by CRMD in CRR of the party to be taken care of.

 
Please ensure  meticulous compliance  of all  terms and conditions of  sanction and additional  stipulations as
detailed above. Discrepancy, if any, is to be brought to our notice for its rectification.

Senior Manager Chief  Manager
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Appendix I 

Term & Condition: A/c of M/s A to Z Developers Ltd., BO: Modipuram, Meerut

Facility No.1

Nature Term Loan
Purpose For setting up Residential Housing Project at Vill Sujru, Parikarma Marg, Jansath Road,

Muzaffarnagar
Amount Rs.12.35 Crores (Rupees Twelve crore thirty five lakh only)
Margin 25% {Available – Rs.11.68 crore (including booking amount)}
Interest BR+3.00  i.e.13.25%  at  present  ,  subject  to  change  from  time  to  time  as  per  Banks

guidelines.
 

Disbursement Disbursement is to be made directly in favor of the suppliers of construction material.
However, for payment of day to day expenses required by the company, maximum 25%
of the sanctioned amount to be routed through Escrow Account of the party, maintained
with the branch. Original/ verified Bills/ Receipts or CA certificate regarding induction of
funds and architect certification regarding cost incurred and physical status in the project
is to be obtained before every disbursement and kept on record.

Quarter-wise Draw-Down Schedule
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Period of Draw Down Amount (Rs. In Cr.) Cumulative (Rs. In Cr.)
Quarter Ending September 2015 6.000 6.00
Quarter Ending December 2015 2.470 8.470
Quarter Ending March 2016 1.455 9.925
Quarter Ending June, 2016 1.455 11.38
Quarter Ending September 2016  0.97 12.35

                                                                                              
Repayment Repayable in 18 Monthly installments (10 monthly installments of Rs.0.435 crore each

and 8 installments of Rs.1.00 crore each, to commence w.e.f. November 2016. Interest
and other charges to be recovered as and when due.

Insurance The borrower  shall  get  the  assets  insured against  all  probable  risks,  with  usual  Bank
clause, at their own cost. Copy of the policy to be obtained and kept on Bank’s record.

SECURITY

A. Primary 

i) For working capital limits  - Not Applicable

ii) For  Term  Loan  -  The  credit  facility  will  be  secured  by  EM  of  following  IPs  and
proposed construction thereon:-

EM of Land & building having underneath land measuring 27945.71 sq. m. owned by Company situated at
Part of Khasra No. 2161 ,2162,2165,2166/1 & 2166/2 of Village Sujru, Parikarma Marg, Jansath Road
Muzaffarnagar acquired vide 17 Sale deeds in the name of Company and reported free as per NEC report
dated 18.06.2015 of Bank’s approved advocate Mr. Pradeep Kumar.

(Rs. in crores)
Security Description Area Ownership Value Basis of

valuation /
date

Whether
existing /

fresh
Last

Sanction
Present

BV
Realiz
able
value

Land  situated  at  Vill.,  Sujru
Parikarma  Marg,  Janseth
Road,  muzaffarnagar,
bearing

Khasra
No

Area Hectare

2161&
2162

0.462

2165 2.029

2166/1 1.301
2166/2 3.222

duly  registered  at  Sub
Registrar  Office,
Muzaffarnagar.
The  land  use  conversion  is
already  done  by  the

Mortgage
able area
27945.71
sq  m. out
of  total
land area
*7.014
Hectare
i.e
70140.00
sq. m.

A to Z Developers
Ltd.

**3.82

   3.82

37.19

39.82

Valaution 
report of 
M/s 
Kulbushan 
Mittal & 
Associates

Dt 
19.06.2015

Valaution 
report of 
M/s  Mohan
& 
associates 

Fresh

Fresh
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competent authority.
dt 
29.06.2015

Total 27945.71
sq mt

37.19
Crore

PLUS
Cost  Of  Construction  /
Development 

18.32
Crore

TOTAL 55.51
Cr

#As per BM’s valuation report dated 29.06.2015 the realizable value of IP proposed to be mortgaged (i.e.
27945.71 sq m.) is Rs.38.00 crore.

The property (Plots, Simplex, Duplex, G+2 etc.) shall be released against the deposit of their cost in the
Escrow Account for recovery of Term Loan and rest of the security will continue to be charged to the
Bank. All payments towards repayment of unsecured loans, promoters’ contribution will be subordinate to
the amount payable towards debt service to the Bank.

Note: 

Total area of land held under project Green Estate Colony, Parikarma Marg Jansath Road, Muzaffarnagar
is 70140 sq. m., out of which Company has already sold plots comprising land area of 11931.59 sq. m. and
an area of 30262.70 sq. m. is covered by roads/ park/ open area/ school/ commercial use/ mortgaged with
MDA as security in lieu of Internal Development (11931.59+30262.70 = 42194.29 sq. m). Thus the land
available with the Company for Equitable Mortgage is 27945.71 sq. m. (70140 sq. m. – 42194.29 sq. m.)
as appended:-

Particulars
Area 

(Sq. Mts.)
Area 

(Sq. Mts.)
Total Land under project GREEN ESTATE Colony 
held for Phase – IIII

70140.00

LESS :- 
            
              Land already sold by way of 97 plots
              Land mortgaged with MDA        @
              Area under park/open
              Area under roads
              Area under commercial use
              Area under School

11931.59
1472.70

16760.00
10535.00

415.00
1080.00    42194.29

 Land available with Company for mortgage to the bank   27945.71
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Particulars (No. of units for which
loan  facility  is  applied  for
construction  including  area  of
remaining plot of Phase-III)

No. of 
Units

Layout plan of the project is approved by
MDA 
(Area in sq mt)

Simplex 78 -- 8872.73
Duplex 19 -- 2374.58
G+2 21 --- 3196.00
Plot 112 14975.10

Total  covered area for units --- --- 29418.41
School & commercial use --- --- 1495.00

Area under Road & Parks --- --- 27295.00
G. Total          230 58208.41

MDA gave approval for 327 (230+97) units. Out of these, party has already sold out 97 plots having
aggregate land area of 11931.59 sq m. Thus, total land area of the project is 58208.41+11931.59 i.e 70140
sq. m. for Phase –III. All the units are properly marked by assigning number.

@   Detail of Plots mortgaged with MDA as security for Internal Development is as appended  these
plots will be released on prorate basis with the progress of Internal development work, these plots
will be available for mortgage as soon as they are released :-

Sr No. Plots Plotted Area Khasra No
1 115 167.71 2162
2. 116 126 2162
3. 117 126 2162
4. 118 126 2162
5. 119 144 2162
6. 120 136.11 2162
7. 121 126 2162
8. 122 126 2162
9. 123 126 2161
10. 124 126 2161
11. 125 142.88 2161

                                 Total Area                                       1472.70

The value of Primary security after construction of the building and other super structure is as under:-
                                                                                                                       

(Amt. in crores)
S.No. Particulars Amount
1. Realizable value of land owned & free from encumbrance

As per valuation report of M/s Kulbhushan Mittal & Associates
37.19

2. Proposed construction    18.32
Total value of primary security ( Post construction)     55.51

In addition to above the securities as appended shall also be available as security after release from
MDA:- 

S.No. Particulars Amount
in crores

1. Land area of 1472.70 sq. m. charged to MDA in lieu of Internal Development is to be
released after completion of Internal Development work). Value of IPs is as estimated by

1.86
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approved valuer M/s Kulbhushan Mittal & Associates in report dated 19.06.2015
Total value 1.86

Company is to give an undertaking to provide above property i.e. land area 1472.70 sq. m. for mortgage as
primary security in favour of our Bank after release by MDA on completion of Internal Development
work. Also, NOC from MDA is to be obtained for mortgaging the said IP to our Bank and kept on record. 

B. Collateral: 
i) 1st & exclusive charge on all block assets of the Company having book value of Rs.0.39 crore as on 
31.03.2014
     
ii) Mortgage of Block Assets Immovable Properties 

(Rs. In Crore)
Security Area in

Sq
M or Sq

Ft

Ownership Value Basis  for Date Whether
Description Last Present

Book
Value

Realisable valuation existing/
Sanction Value fresh

1.Commercial  Property
land  at  khasra  No
176,Green  estate
colony,  near  Shri  Ram
college,  circular  Road,
muzaffarnagar   ad
measuring 1023 sq mt

1023.00
sq mt.

A To Z
Developers

Ltd.

- - 1.65 Valuation
report M/s

Kulbhushan
mittal &

associates

29.06.2015 Fresh

2. Land  at khasra  no
176(land  for  primary
school)Green  estate
colony,  near  Shri  Ram
college,  circular   road
Muzaffarnagar

506.14
sq mt

A To Z
Developers

Ltd.

- - 0.79 Valuation
report M/s

Kulbhushan
mittal &

associates

29.06.2015

TOTAL 2.44

As per BM’s valuation report dated 29.06.2015 the value of property above at S.No.1 is Rs.1.65 crore
and at S.No. 2 is Rs.0.79 crore. Total value of collateral security is Rs.2.44 crore.

iii) Personal/Corporate Guarantee                                            (Rs in crores)

Name of Guarantor Relationsh
ip with

borrower

Net Worth Immovable property Date of confidential
report

Prev. 
As at

31.03.14

Present 
As at

31.03.15

Prev.
As at

31.03.14

Present
As at 

31.03.15

Prev. Present

Parminder Tewatia Director 10.61 11.58 9.18 12.31 11.11.14 01.05.15
Vinod Kumar Director 3.75 4.08 2.95 3.73 11.11.14 01.05.15
Pankaj Rana Director 1.47 1.82 0.25 0.40 11.11.14 01.05.15
Devender kumar Director 12.86 26.28 12.00 25.58 11.11.14 01.05.15

TOTAL 28.69 43.76 24.38 42.02
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1. An ESCROW account to be opened with the branch and all inflow and outflow pertaining
to the project shall be routed through the said ESCROW account.

2. If  company  receives  advance  payments  towards  booking/  sale  of  residential  units  in
excess of Rs.2.03 crore, such amount to be utilized towards repayment of Term Loan. Further, in case
TL has not been disbursed fully, quantum of loan to be reduced equal to excess funds so received.

3. Branch to obtain monthly position of amount received by the borrower from the buyers of
units and ensure strict compliance of the above.

4. Duly verified Original Bills/ Cash Memos/ Receipts in the joint names of Bank and the
Company, for all the fixed assets financed by the Bank or CA Certificate regarding induction of funds
and architect certification regarding cost incurred and physical status in the project is to be obtained
before every disbursement and kept on record. Term Loan is to be released in stages as per physical
progress of the project. Branch Official to verity the end-use of disbursements in terms of extant bank
guidelines.

OTHER TERMS & CONDITIONS:

1. Bank’s name plate, to be prominently displayed at the project site.

2. Borrowers to   meet any cost over run in the project (irrespective of reasons) from its own
long term sources.

3. For the proposed project the borrower shall deal with our Bank exclusively,  shall not
open current  account/s  with  any other  bank without  our  prior  permission  and shall  route  all  sale
transactions through Escrow/ accounts maintained with us.  The borrower's entire business relating to
proposed project should be restricted only to our Bank and routed through the account. 

4. No commission to be paid by the borrowers to the guarantors for guaranteeing the credit
facilities sanctioned by the Bank to the borrowers. An undertaking to this effect to be obtained from
the borrowers as well as guarantors.

5. The  borrower  to  furnish  to  the  branch  the  required  financial  information  within  the
specified period, to enable the branch to submit quarterly review sheet or PMS (wherever applicable)
to the Bank’s higher office.

6. Borrower shall pay documentation charges, inspection charges, commitment charges and
other charges as per Bank’s Scheduled Charges.

7. The Bank or its authorized officials or other representatives will have the right to carry
out periodical inspection or examine the books of accounts of the borrower.

8. Term loan will be disbursed in stages as per progress of work and next installment of term
loan shall be released after verification of end use (through bills/physical inspection etc.) for previous
installment. The party will also submit CA Certificate and architect certificate during disbursement for
ensuring end use of funds.

9. The Bank shall have the right to withdraw or modify all/any of the sanctioned conditions
or stipulate fresh conditions, under intimation to the borrower. Borrower shall undertake to give their
acceptance to these stipulations. 

10. During  the  currency  of  bank’s  credit  facilities,  the  borrower  shall  not  be  permitted,
without the prior approval of the Bank in writing :
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i)         Permit  any transfer  of the controlling interest  or  make any drastic change in  the
management set up 

ii) Divert/utilize Bank’s funds to other sister/associate/group concerns or for purposes other than
those for which the credit facilities have been sanctioned. 

11. Margins/rates of Interest are subject to revision from time to time at the sole discretion of
the Bank.

12. The Bank shall charge penal interest @ 2.00% under the following circumstances:

1. Default in repayment of Loan installments. 
2. Non-submission/delayed  submission  of  stock

statements for unsold flats after the 10th of the following month.
3. Non-submission/delayed  submission  of

financial data for PMS. 
4. Non/delayed  submission  of  review  proposal

with  audited  Balance  Sheet,  CMA  data  and  statement  of  assets  and  liabilities  of  the
guarantors after 9 months from the date of sanction. 

5. Default  in  observance  of  borrowing
covenants/terms and conditions of the sanction. 

6. In case of default in furnishing statements / returns prescribed by bank
7. In case of default in complying the terms and conditions of the agreement/limits.
8. In case account become irregular for any reason whatsoever on the amount outstanding from

date of default/account becomes irregular.
9. Any other eventuality/situation to  be decided

by the Bank.

13.  BM to ensure that clear title of IP (primary & collateral) is available in favor of the
borrower for the proposed TL. Further borrower shall execute all necessary legally enforceable loan
documents, as per bank’s guidelines.

14. The Bank does not have any obligation to meet further requirements of the borrowers on
account of growth in business, etc. without proper review of requirement.

15. Borrower shall give acceptance of terms & conditions as per letter of sanction, which will
form part of documentation and be placed on Bank records.

16. Branch  to  ensure  compliance  of  instructions  in  terms  of  LA  Cir.  No.87/2002,  &
subsequent circulars regarding Legal Compliance Certificate.

17. BM to ensure that all the primary securities have been got insured as per Bank guidelines
with agreed Bank clause.

18.  All other terms and conditions as applicable for such type of advances as advised by
L&A Circular  No.  131/2011  and  subsequent  circulars  issued  by  HO from time  to  time  shall  be
adhered.

19. The branch shall submit PMS within the specified period.
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20.  Consent of borrowers and guarantors in terms of LA cir. No.100/2002 be obtained.

21.  All  guidelines  to  be complied with in  respect  of  mortgage  of  IPs  in  terms of  L&A
Circular No. 100 dated 18.10.2003 and/or further circulars issued from time to time.

22.  As per guidelines in terms of LA Circular No. 73 dated 1.8.03, additional clause to be
incorporated in the loan documents as follows:-

       “The borrower/s agree/s that:- 

a) The disbursal of credit facility viz. Term Loan is solely at the discretion of the Bank.
b) i)           The Bank may disallow facility, keeping in view bank’s exigencies.

ii)          The Bank may disallow drawing beyond the sanctioned limits.
iii) The  Bank  may  dishonor/  return  cheques  issued  for  the  purpose  other  than

specifically stated in the credit sanction or in this agreement.
iv) The Bank may disallow drawing in the account on its classification as a non-

performing asset or on account of non-compliance with the terms of sanction or
this agreement.

c) The Bank does not have an obligation to meet further requirements of the borrowers on
account of growth in business, etc. without proper review of credit limits.”

23. Letter of undertaking in terms of LA 142/07 shall be obtained and kept on record.

24. Before disbursement of facilities, BM to ensure that CRs from respective banks/F.I. in all
the borrowing accounts with other banks/FI’s is obtained and the same depicts conduct of account as
satisfactory and assets classification as standard.

25. 2% prepayment charges are to be recovered in case the account is adjusted by takeover
from other bank/FI as per bank’s guidelines and all the concessions including concession in ROI and
upfront is to be recovered.

26. The Bank reserve right to revise the ROI in case of any irregularity in the account.

27. It should be ensured that the borrower executes documents and create charge on principal
and collateral security which is valid and legally enforceable.

28. Guarantors  to  undertake not  to  sell  /  mortgage or  otherwise charge any of  the assets
securities without the prior consent of bank in writing.

29. Requisite  permission for  construction of  building from the competent  authority  along
with approved map / building plan shall be obtained before disbursement of the facility.

30. Branch to obtain CA certificate confirming that there shall not be any undisclosed un-
accounted liability/contingent liability of the party.
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31.  BM  to  ensure  that  while  giving  valuation  of  IPs,  certificate  of  Architect/  Valuer
appointed by the Bank to certify  that  build up property is  strictly  as  per  sanctioned plan and /or
building bye laws.

32. Branch to ensure that party shall take prior permission by way of NOC from our Bank
before selling individual units/flats and proceeds of the same should be deposited with our ESCROW
account which inter–alia be utilized for repayment of our debt.

33. Branch  to  ensure  that  party  should  contribute  its  margin  strictly  as  per  extant  Bank
guidelines and disbursement be considered accordingly.

34.  Before release of facilities, in terms of L&A Cir. No. 49/09, an undertaking be obtained
from the borrower to the effect that all statutory dues including PF, ESI, sales tax etc. have been fully
paid.

35. In terms of L&A Cir. No. 65/2009 dated 27.05.2009, the firm/owner (of the mortgaged
property)  to  undertake  that   that  any  third  party  liability  coming  on  the  Bank  due  to  wrong
information/detail given by the borrower, will be his/her responsibility.

36. Lenders  Independent  Engineer  on  borrower’s  cost  to  be  appointed  who  will  provide
quarterly report on the project detailing that the proposed project is as per schedule or not.

Senior Manager                                                   Chief Manager
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