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STRI CTLY PRI VATE & CONFI DENTI AL  

SEBI REG NO: INM000010163  

February 28,  2022 

SDNMKJ  Real t y  Pr i vat e  Li mi t ed 

5-2-223,  Gokul Distillery Road, Secunderabad, 

Hyderabad – 500003, Telangana, India  

Dear  Si r ,

Re : Va l ua t i on  of  Equi t y  Sha r e s  & CCDs of  SDNMKJ  Re a l t y  Pr i v a t e  Li mi t ed  

We  r e f e r  t o  our  engag ement  l e t t e r ,  s ubmi t t ed  t o  you  pur s uant  t o  r e que s t  f r om t he  manag ement  of  SDNMKJ  Re a l t y  Pr i va t e  

Li mi t ed  ( ' SRPL'  or  '  t he  Company ' )  confirming the understanding of work that Fedex Securities Private Limited (“Fedex” or “we” or “our” or “us”), 

a SEBI Category -I Merchant Banker will undertake  i n  c onne c t i on  wi t h  t he  va l ua t i on  ( ' Va l ua t i on' )  of  e qui t y  s ha r e s  & 

c ompul s or i l y  c onve r t i bl e  Debentures ( CCDs)  of  the Company,  on  a  ' g o i ng  c onc e r n'  ba s i s ,  a s  a t  J a nua r y  31, 2022  

( ' Va l ua t i on  Da t e ' ) .  

1. SCOPE AND PURPOSE OF  THI S  REPORT

1. 1 SDNMKJ  Rea l t y  Pr i va t e  Li mi t ed  ( ' SRPL' ) ,  a  c ompany  i nc or por a t ed  unde r  t he  pr ov i s i ons  of  Compani e s  Ac t ,  2013

wi t h  i t s  r e g i s t e r e d  of f i c e  a t  5-2-223, Gokul Distillery Road, Secuderabad, Hyderabad – 500003, Telangana, India.  SRPL  i s  engaged

i n  t he  bus i ne s s  of purchase, sale, development and lease of the immovable properties.

1. 2 The management of SRPL  have informed us that the Company is de s i r ous  of  converting its existing Compul s or i l y  Conve r t i bl e  Debentures



Page 2 of 14 

in to the Equity shares of the Company. I n  t hi s  c ont e x t ,  SRPL  ha s  r e que s t e d  Fede x  S e c ur i t i e s  Pr i v a t e  Li mi t ed  ( ' Fe de x ' )  

t o  a s s i s t  i n  t he  de t e r mi na t i on  of  t he  va l ue  of  Equi t y  s ha r e s  & CCDS  of  SRPL  ( ' Va l ua t i on' )  a s  on  J a nua r y  31,  2022  

( ' Va l ua t i on  Da t e ' ) ,  t o  c ompl y  wi t h  t he  r equi r ement  of the Income-tax Act, 1961 and the For e i gn  Ex c hange  Mana gement  

Ac t ’1999  and  r e l a t ed  pr ov i s i ons  i n  r e s pe c t  of  For e i g n  Di r e c t  I nve s t ment  ( ‘FDI ’)  made  t he r eunde r  a s  modi f i e d  

f r om t i me  t o  t i me .  

1. 3 The  Va l ua t i on  i s  s o l e l y  f or  r e gul a t or y/ non-financial r e por t i ng  pur pos e .  Our  s c ope  of  wor k  i s  l i mi t ed  t o  t he  

Va l ua t i on  of  equi t y  s ha r e s  a nd  CCDS .   

2. BACKGROUND

2. 1.  About  SRPL  

SDNMKJ  Real t y  Pr i vat e  Li mi t ed i s  a  c ompany  r e g i s t e r ed  unde r  t he  Company Ac t ,  1956 a s  on  March 24, 2010 a s  a  pr i va t e  

l i mi t ed  c ompany  wi t h  i t s  r e g i s t e r e d  of f i c e  at Hyderabad,  Telangana.  SRPL  i s  enga ge d  i n t he  bus i ne s s  of purchase, sale, 

development and lease of the immovable properties. 

2. 2.  Equi t y  Shar e  Capi t al

Equi t y  s ha r e s  of  SRPL  a r e  not  l i s t e d  on a ny  s t oc k  e x c hange .  The  s ha r ehol di ng  pa t t e r n  a s  on  J a nua r y  31,  2022  is 

as under:  

Name  of  t he  Shar ehol der  No.  of  Shar es  % of  Hol di ng  
Mr. Rajesh Kadakia (Inclusive of Nominee) 16,314 100 % 

Tot al 16,314       100% 

^Fac e  Val ue  o f  I NR 10  e ac h  
S our c e :  Manageme nt  i nf o r mat i on  

2. 3.  Compulsorily Convertible Debentures (CCDs) 

CCDs of  SRPL  a r e  not  l i s t e d  on  a ny  s t oc k  e x c ha ng e .  The  s ha r ehol di ng  pa t t e r n  a s  on  J a nua r y  31, 2022  is as under:

Name of the CCD Holder No. of CCD Date of Allotment 

Mr. Rajesh Kadakia (Inclusive of Nominee) 73,71,051 November 27, 2018 
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Total 73,71,051 

  ^Fac e  Val ue  o f  I NR 10  e ac h  
   S our c e :  Manageme nt  i n f o r mat i on  

3. PROCEDURES 

Pr oc e dur e s  us ed  i n our  a na l y s i s  i nc l ude d  s uc h  s ubs t a nt i ve  s t e ps  a s  we  c ons i de r e d  ne c e s s a r y  unde r  t he

c i r c ums t a nc e s ,  i nc l udi ng  but  not  ne c e s s a r i l y  l i mi t e d  t o  t he  f o l l owi ng :

 Cons i de r e d  Audi t ed  Fi nanc i a l  S t a t ement s  of  the Company for t he  Fi na nc i a l  Yea r  (‘FY’) ended FY 2019- 20 and  FY 2020-

21;

 Cons i de r e d  Management Certified Pr ov i s i ona l  Fi na nc i a l s  S t a t ement s  of  SRPL  for the period of April 01, 2021 to January 31,

2022;

 Cons i de r e d  Management Certified Pr ov i s i ona l  Fi nanc i a l s  S t a t ement s  of  GV Discovery Centres Private Limited  (‘GVDC’ or

‘Associate Company’) of the FY ended 2020-21 and for the period of April 01, 2021 to January 31, 2022;

 Cons i de r e d  s t a t ement s  of  pr oj e c t e d  i nc ome  a nd  e x pens e s ,  a s s e t s  and  l i a bi l i t i e s  ( i nc l udi ng  ke y  unde r l y i ng

a s s umpt i ons )  f or  2 mont hs  and  10 ye a r s  e ndi ng  Mar c h  31, 2023 whi c h  t he  Mana gement  be l i e ve s  t o  be  t he i r  be s t

e s t i ma t e  a s  t o  t he  e x pe c t ed  f ut ur e  ope r a t i ng  pe r f or manc e  of  Associate Company ( ' Mana gement  Pr oj e c t i ons ' ) ;

 Di s c us s i ons  wi t h  t he  Manag ement  t o  unde r s t a nd  t he  hi s t or i c a l  a nd  e x pe c t ed  f ut ur e  pe r f or manc e ,

mac r oe c onomi c  f undament a l s  a nd  ke y  va l ue  dr i v e r s  a f f e c t i ng  SRPL;

 Cons i de r  i nf or ma t i on  ava i l a bl e  i n  t he  publ i c  doma i n  i n  r e s pe c t  of  t he  c ompa r a bl e  c ompani e s /  t r a ns a c t i ons ,

a s  may  be  r e l e va nt  unde r  t he  c i r c ums t anc e s ;

 Di s c us s i ons  and  c or r e s pondenc e  wi t h  t he  Mana gement ,  t o  obt a i n  r equi s i t e  e x pl a na t i ons  a nd  c l a r i f i c a t i ons

on  t he  da t a  pr ov i ded;

 Suc h  ot he r  a na l y s e s ,  r e v i ews  and  i nqui r i e s ,  a s  we  c ons i de r  ne c e s s a r y .  We  had  l i mi t ed  i nt e r a c t i ons  wi t h  t he

manag ement  of  SRPL  a nd  our  a na l y s i s  i s  s ubj e c t  t o  t he  s ame .

4. SOURCES OF  I NFORMATI ON

The  pr i nc i pa l  s our c e s  of  i nf or ma t i on  us ed  i n  c a r r y i ng  out  t he  Va l ua t i on  i nc l uded:

 Audi t ed  Fi na nc i a l  S t a t ement s  of  the Company for t he  Fi na nc i a l  Ye a r  (‘FY’) ended FY 2019- 20 a nd  FY 2020- 21;
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 Management Certified Pr ov i s i ona l  Fi nanc i a l s  S t a t ement s  of  SRPL  for the period of April 01, 2021 to January 31, 2022;

 Management Certified Pr ov i s i ona l  Fi nanc i a l s  S t a t ement s  of  GV Discovery Centres Private Limited (Associate Company) of the FY

ended 2020-21 and for the period of April 01, 2021 to January 31, 2022;

 Manag ement  Pr oj e c t i ons ;

 Management representation letter;

 Debenture Subscription Agreement Dated November 27, 2018;

 Suc h  ot he r  i nf or ma t i on  a nd  e xpl a na t i ons  a s  r e qui r ed  a nd  whi c h  have  be en  pr ov i ded  by  t he  mana gement  of  t he

Compani e s ;  a nd

 Suc h  ot he r  ana l ys e s ,  r e v i ews  a nd  i nqui r i e s  a s  we  c ons i de r e d  ne c e s s a r y .

5. EXCLUSI ONS  AND LI MI TATI ONS

5. 1.  The  pr emi s e  of  va l ue  appl i e d  i n  t hi s  e ng ag ement  i s  f a i r  va l ue .  Fa i r  va l ue ,  a s  us ed  he r e i n,  i s  t he  pr i c e ,

e x pr e s s ed  i n  t e r ms  of  mone y  or  money ' s  wor t h,  ava i l a bl e  i n a n  open  and  unr e s t r i c t ed  mar ke t  a t  whi c h  pr ope r t y  

woul d  c hange  hands  be t we en  a  wi l l i ng  buye r  a nd  a  wi l l i ng  s e l l e r ,  when t he  f or me r  i s  not  unde r  any  c ompul s i on  

t o  buy  and  t he  l a t t e r  i s  not  unde r  a ny  c ompul s i on  t o  s e l l ,  bot h  hav i ng  r e a s ona bl e  knowl e dg e  of  a l l  t he  r e l e v ant  

f a c t s .  

5. 2.  Va l ua t i on  r e por t s  may  c ont a i n  a nd/  or  a r e  ba s ed  on  e s t i ma t e s  of  f ut ur e  f i na nc i a l  pe r f or manc e  or  opi ni ons  t ha t

r epr e s e nt  r e a s onabl e  e xpe c t a t i ons  a t  a  pa r t i c ul a r  poi nt  of  t i me ,  but  s uc h  i nf or ma t i on,  e s t i ma t e s  or  opi ni ons  

a r e  not  of f e r e d  a s  our  pr e di c t i ons  or  a s  our  a s s ur anc e s  t ha t  a  pa r t i c ul a r  l e v e l  of  i nc ome  or  pr of i t  wi l l  be  

a c hi e ve d,  t ha t  event s  wi l l  oc c ur ,  or  t ha t  a  pa r t i c ul a r  pr i c e  wi l l  be  of f e r ed  or  a c c e pt ed.  Ac t ua l  r e s ul t s  

a c hi e ve d  dur i ng  t he  pe r i od  c ove r e d  by  t he  pr os pe c t i v e  f i na nc i a l  a na l y s i s  wi l l  va r y  f r om t hos e  de s c r i be d  i n 

our  r epor t  and  t he  va r i a t i ons  may  be  ma t e r i a l .  Cons equent l y ,  t hi s  i nf or ma t i on  c annot  be  r e l i e d  upon  t o  t he  

s ame  e x t ent  a s  t ha t  de r i v e d f r om a udi t e d  a c c ount s  f or  c ompl e t ed  a c c ount i ng  pe r i ods .  Any  c ha ng e  i n ke y  

a s s umpt i ons  unde r l y i ng  t he  Mana gement  Pr oj e c t i ons  c oul d  have  i mpl i c a t i ons  on  t he  Va l ua t i on.  

5. 3.  The  r obus t ne s s  of  t he  Va l ua t i on  i s  hi ghl y  dependent  on t he  r e a s ona bl ene s s ,  c ommer c i a l  v i abi l i t y  a nd  

a c hi e va bi l i t y  of  t he  a s s umpt i ons  unde r l y i ng  t he  f or e c a s t s .  Whi l s t  we  have  c onduc t e d  a  hi gh- l e v e l  a na l y s i s  of  

t he  Mana gement  Pr oj e c t i ons  f or  a r i t hme t i c  and  l og i c a l  c ons i s t e nc y ,  our  r e v i ew was  not  i n  t he  na t ur e  of  an 

a udi t /  a  due  di l i g enc e  a nd  we  do  not  e xpr e s s  a n  opi ni on  a s  t o  how c l os e l y  t he  a c t ua l  r e venue s ,  e x pens e s ,  c a s h  
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f l ows  a nd  pos i t i on  of  a s s e t s  a nd  l i a bi l i t i e s  wi l l  c or r e s pond  t o  t he s e  Mana gement  Pr oj e c t i ons .  We  t a ke  no  

r e s pons i bi l i t y  f or  t he  a c hi e vement  of  t he  pr edi c t e d  r e s ul t s .  

5. 4.  Va l ua t i on  i s  not  a  pr e c i s e  s c i enc e  and  t he  c onc l us i ons  a r r i ve d  a t  i n  many  c a s e s  wi l l ,  of  ne c e s s i t y ,  be  

s ubj e c t i v e  and  dependent  on  t he  e x e r c i s e  of  i ndi v i dua l  j udg ement .  The r e  i s ,  t he r e f or e ,  no  i ndi s put a bl e  

s i ng l e  va l ue .  Whi l e  we  nor ma l l y  e x pr e s s  our  a s s e s s ment  a s  f a l l i ng  wi t hi n  a  l i ke l y  r ange  a s  pe r  r equi r ement s  

of  t hi s  Enga gement ,  we  a r e  pr ov i di ng  a  s i ng l e  va l ue .  Fur t he r ,  whi l e  we  ha ve  pr ov i de d  our  a s s e s s ment  of  va l ue  

ba s ed  on t he  i nf or ma t i on  a va i l a bl e  t o  us  and  wi t hi n  t he  s c ope  and  c ons t r a i nt s  of  our  enga gement ,  ot he r s  may  

pl a c e  a  di f f e r e nt  va l ue  t o  t he  s ame .  

5. 5.  Va l ua t i on  a nd  out c ome  a r e  i nt e r  a l i a  ba s ed  on  va l ua t i on  pa r ame t e r s  pr eva i l i ng  a s  a t  t he  Va l ua t i on  Da t e  and  

i nf or ma t i on  pr ov i de d  by  t he  Manag ement .  Fede x  unde r t a ke s  no  dut y  t o  upda t e  t he  va l ua t i on  f or  e ve nt s  or  

t r a ns a c t i ons  r e l a t i ng  t o  SRPL  or  c hange s  i n  t he  mar ke t  and  e c onomy  t r e nds ,  a nd  va l ua t i on  pa r ame t e r s  oc c ur r i ng  

s ubs e quent  t o  t he  Va l ua t i on  Da t e .  

5. 6.  For  t he  pur pos e  of  t hi s  enga gement  a nd  r epor t ,  we  ha ve  made  no  i nve s t i g a t i on  of ,  and  a s s ume  no  r e s pons i bi l i t y  

f or  t he  t i t l e  t o ,  or  l i a bi l i t i e s  a ga i ns t  SRPL.  Our  c onc l us i on  of  va l ue  a s s umes  t ha t  t he  t i t l e  t o  t he  a s s e t s  a nd  

l i a bi l i t i e s  of  SRPL  r e f l e c t ed  i n  t he  s t a t ement  of  a s s e t s  and  l i a bi l i t i e s  i s  i nt a c t ,  a s  a t  t he  Va l ua t i on  Da t e .  

Fur t he r ,  f or  t he  pur pos e s  of  t hi s  a s s i gnment ,  we  a r e  not  r equi r ed  t o  c a r r y  out  va l ua t i on  of  a ny  ot he r  t a ng i bl e /  

i nt ang i bl e  a s s e t s  of  SRPL .  

5. 7.  Ac t ua l  t r a ns a c t i on  va l ue ,  i f  any ,  may  be  hi ghe r  or  l owe r  t ha n  our  a s s e s s ment  of  t he  va l ue  dependi ng  upon  t he  

c i r c ums t a nc e s  of  t he  t r ans a c t i on.  The  knowl edge ,  negot i a t i ng  abi l i t y  a nd  mot i va t i ons  of  t he  buye r s  a nd  

s e l l e r s  and  t he  a ppl i c a bi l i t y  of  i l l i qui di t y  di s c ount  or  pr emi um f or  c ont r o l  wi l l  a l s o  a f f e c t  t he  pr i c e  

a c hi e ve d.  Ac c or di ng l y ,  our  a s s e s s ment  of  t he  va l ue  wi l l  not  be  t he  pr i c e  a t  whi c h  a ny  ag r e ement  pr oc e eds .  The  

f i na l  t r ans a c t i on  pr i c e  i s  s ome t hi ng  on  whi c h  t he  pa r t i e s  t hems e l ve s  have  t o  a g r e e .  

5. 8.  We  a r e  not  r e qui r ed  t o  a nd  ha ve  not  c a r r i e d  out  an  audi t  of  nor  i ndependent l y  ve r i f i e d  t he  a c c ur a c y ,

r e a s ona bl ene s s  and  c ompl e t e ne s s  of  t he  i nf or ma t i on  pr ov i ded  by  t he  Mana gement .  Ac c or di ng l y ,  we  do  not  

e xpr e s s  an  opi ni on  or  of f e r  any  f or m of  a s s ur anc e  r e ga r di ng  t he  a c c ur a c y ,  r e a s onabl e ne s s  or  c ompl e t ene s s  of  

t he s e  da t a .  We  have  a l s o  us ed  ava i l a bl e  mar ke t  da t a  and  ot he r  i nf or ma t i on  i n  t he  publ i c  doma i n,  wher e  

a ppr opr i a t e ,  f or  whi c h  we  a r e  not  r e s pons i bl e  i n  t e r ms  of  c ont ent  a nd  a c c ur a c y .  

5. 9.  For  t he  pur pos e s  of  t hi s  enga gement ,  Fedex  wi l l  pr ov i de  t he  s e r v i c e s  de s c r i bed  he r e i n  but  wi l l  not  a c t  a n  ag ent

or  br oke r  t o  SRPL.  Al l  bus i ne s s  de c i s i ons  r e l a t i ng  t o  t he  pr opos ed  t r a ns a c t i on  a nd  negot i a t i ons  of  t he  t e r ms
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a r e  s ol e l y  t he  r e s pons i bi l i t y  of  SRPL  a nd  i t s  mana gement .  We  s ha l l  not  be  c a l l e d  upon  t o  pr ove  or  de f end  t he  

Va l ua t i on  i n  any  f or um wi t hi n  t he  s c ope  of  t he  pr e s e nt  enga gement .  

5. 10.  Thi s  Va l ua t i on  i s  s o l e l y  f or  r e gul a t or y  pur pos e s  s pe c i f i e d  i n  pa r a g r aph  1  above .  

5. 11.  Our  S e r v i c e s  a r e  not  de s i g ne d  t o ,  and  a r e  not  l i ke l y  t o  r e ve a l  f r a ud  or  mi s r epr e s ent a t i on  by  t he  Manag ement  or

a ny  e x t e r na l  pa r t i e s .  Ac c or di ng l y ,  we  c annot  a c c ept  r e s pons i bi l i t y  f or  de t e c t i ng  f r a ud  ( whe t he r  by  t he  

Manag ement  or  by  e x t e r na l  pa r t i e s )  or  mi s r e pr e s ent a t i on  by  t he  Mana gement  or  a ny  ot he r  pe r s on.  Whi l e  

pe r f or mi ng  t hi s  a s s i g nment ,  we  ha ve  a s s umed  t he  ge nui nene s s  of  a l l  s i gna t ur e s  and  t he  aut he nt i c i t y  of  a l l  

doc ument s  a nd/  or  c opi e s  of  doc ument s  s hown  t o  us .  We  ha ve  a l s o  r e l i e d  upon  t he  ve r a c i t y  of  t he  r epr e s ent a t i ons  

made ,  and  t he  i nf or ma t i on  pr ov i de d  t o  us  by  t he  Mana gement .  

5. 12.  Thi s  r epor t  f or ms  an  i nt e g r a l  whol e  and  c annot  be  s pl i t  i n  pa r t s .  The  out c ome  of  t he  Va l ua t i on  c an  onl y  l e a d  t o  

pr ope r  c onc l us i ons  i f  t he  r e por t  a s  a  whol e  i s  t a ken  i nt o  a c c ount .

6. RELI ANCE ON THE MANAGEMENT

I n  t he  c our s e  of  our  Va l ua t i on,  we  have  r e l i e d  upon  f i na nc i a l  a nd  ot he r  i nf or ma t i on,  pr ov i ded  by  or  beha l f  of

t he  Manag ement .  Our  c onc l us i ons  a r e  dependent  on  s uc h  i nf or ma t i on  be i ng  a c c ur a t e  and  c ompl e t e  i n  a l l  ma t e r i a l

r e s pe c t s .  Al t hough  we  have  ana l ys ed  t hi s  i nf or ma t i on,  t he  s c ope  of  our  wor k  wi l l  not  enabl e  us  t o  a c c ept

r e s pons i bi l i t y  f or  t he  a c c ur a c y  a nd  c ompl e t ene s s  of  t hi s    i nf or ma t i on.  We  have  not  c onduc t ed  a n  i ndependent

a udi t ,  due  di l i g enc e /  r e v i ew or  va l i da t i on  of  s uc h  f i nanc i a l  and  ot he r  i nf or ma t i on.  Ac c or di ng l y ,  we  do  not

e xpr e s s  a n opi ni on  or  any  ot he r  f or m of  a s s ur anc e  t he r e on  and  we  a c c ept  no  r e s pons i bi l i t y  or  l i a bi l i t y  f or  any

l os s e s  oc c a s i one d  t o  SRPL,  i ts shareholders,  their directors or shareholders,  prospective investors or

to any other parties as a resul t  of  our rel iance on such information.

7. VALUATI ON APPROACH

7. 1.  Va l ua t i on  i s  c a r r i e d  out  on  a  ' g o i ng  c onc e r n'  ba s i s  e x c l udi ng  i l l i qui di t y  di s c ount .  Our  Va l ua t i on  i s  ba s ed  on  

Va l ua t i on  pa r ame t e r s  a s  a t  t he  Va l ua t i on  Da t e .  The r e  a r e  s e ve r a l  c ommonl y  us ed  and  a c c ept e d  a ppr oa c he s  f or

Va l ua t i on,  i nc l udi ng :  

 I nc ome  Appr oa c h  -  Di s c ount ed  Ca s h  Fl ow met hod

 Mar ke t  Appr oa c h

 As s e t  Appr oa c h  -  Ne t  As s e t  Va l ue  me t hod
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7. 2.  I nc ome  Appr oa c h  i ndi c a t e s  t he  va l ue  of  a  bus i ne s s  e nt e r pr i s e / equi t y  s ha r e s  ba s ed  on  t he  di s c ount e d  va l ue  of

t he  c a s h  f l ows  t ha t  t he  bus i ne s s  c a n be  e xpe c t e d  t o  g ene r a t e  i n t he  f ut ur e .  DCF  me t hod  va l ue s  a  bus i ne s s  ba s ed  

upon  t he  ava i l a bl e  c a s h  f l ow a  pr udent  i nv e s t or  woul d  e x pe c t  t he  s ubj e c t  bus i ne s s  t o  ge ne r a t e  ove r  a  g i v en  

pe r i od  of  t i me .  Thi s  met hod  i s  us e d  t o  de t e r mi ne  t he  pr e s ent  va l ue  of  a  bus i ne s s  on  a  goi ng  c onc e r n  a s s umpt i on  

a nd  r e c ogni z e s  t he  t i me  va l ue  of  mone y  by  di s c ount i ng  t he  f r e e  c a s h  f l ows  f or  t he  f or e c a s t  pe r i od  a t  a n  

a ppr opr i a t e  di s c ount  f a c t or .   

7. 3.  The  Mar ke t  Appr oa c h  i ndi c a t e s  t he  va l ue  of  e qui t y  s ha r e s  us ua l l y  ba s e d  on  t he  mar ke t  pr i c e  or  by  e s t i ma t i ng  

i t s  mar ke t  pr i c e  on  a  c ompa r i s on  wi t h  ot he r  c ompani e s  whos e  e qui t y  i s  t r aded  on  t he  s t oc k  e x c hange s .  I nve s t or s

a r e  e x pe c t e d  t o  pa y  f or  t he  e a r ni ng s  pot e nt i a l  of  t he  ent i t y  a nd  e a r ni ng s  va l ue  i s  e xpe c t ed  t o  c onve r ge  t owa r ds

t he  mar ke t  va l ue .  The  Mar ke t  Appr oa c h  may  a l s o  c ons i de r  t he  pr i c e s  i mpl i e d  by  r e por t ed  t r ans a c t i ons /  de a l s  of

c ompa r a bl e  c ompani e s .  

The  mar ke t /  t r ans a c t i on  pr i c e ,  a s  a  r a t i o  of  t he  s ubj e c t  a s s e t ' s  a t t r i but e  s uc h  a s  s a l e s ,  book  va l ue ,

e a r ni ng s ,  e t c .  i s  us ed  t o  de r i v e  an  appr opr i a t e  mul t i pl e .  Thi s  mul t i pl e  i s  t he n  a ppl i e d  t o  t he  a t t r i but e  of

t he  a s s e t  be i ng  va l ued  t o  i ndi c a t e  t he  va l ue  of  t he  s ubj e c t  a s s e t .  

S i nc e  t he  Company  i s  enga ge d  i n  t he  s a l e  and  pur c ha s e  of  t he  i mmovabl e  pr ope r t i e s  and  l e a s e  out  t he  pr ope r t i e s

f or  t he  s hor t e r  pe r i od  and  as per the management of the such leases out  pr ope r t i e s  c oul d  be  s ol d  i n  nea r  f ut ur e ,  henc e ,

we  have  not  c ons i de r ed  t he  I nc ome  & Mar ke t  appr oa c h  f or  a r r i v i ng  t he  equi t y  va l ue  of  t he  Company .  

7. 4.  As s e t  Appr oa c h  i ndi c a t e s  t he  va l ue  by  c ons i de r i ng  t he  a s s e t  and  l i a bi l i t y  ba l a nc e s  a t  t he  Va l ua t i on  Da t e .

As s e t  Appr oa c h  i s  us ua l l y  ba s ed  on  t he  s umma t i on  of  i ndi v i dua l  pi e c eme a l  va l ue s  of  t he  unde r l y i ng  a s s e t s  l e s s  

va l ue  of  t he  l i a bi l i t i e s  which is either based on the book value basis, realizable value basis or replacement cost basis. This method is 

appropriate in a case where the major strength of the business is its asset base rather than its capacity or potential to earn profit. Assets approach is 

mainly used in the case where the asset base dominates the earning capacity, hence, in this case, we have considered the Asset Approach for the valuation 

of the SRPL as of the January 31, 2022. 

        Fair value of unquoted equity shares = (Assets – Liabilities) x   Paid up value of such 
    Paid up equity capital          equity shares 
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8. CONCLUSI ON

The  va l ue  of  equi t y  s ha r e s  of  SRPL  a s  a t  J a nua r y  31, 2022  i s  a r r i ve d  a t  c ons i de r i ng  t he  Asset Approach me t hod. Ba s e d

on  t he  a bove  c ons i de r a t i ons  a nd  t he  i nf or ma t i on  a nd  e x pl a na t i ons  g i v en  t o  us ,  i n  our  opi ni on,  t he  va l ue  of  e a c h

e qui t y  s ha r e s  of  I NR 10/ -  of  SRPL ,  a s  on  J anuar y  31, 2022 i s  I NR 8,342/- pe r  e qui t y  s ha r e .

The  CCDs  s ha l l  be  c onve r t ed  i nt o  equi t y  s ha r e s  ba s ed  on  t he  f a i r  mar ke t  va l ue  de t e r mi ned  a s  on  t he  c onve r s i on  

date.  Howeve r ,  t he  c onve r s i on  pr i c e  s ha l l  not  be  l e s s  t han  t he  f a i r  mar ke t  va l ue  a s  on  t he  da t e  of  of f e r .   

Ac c or di ng l y ,  t he  c onve r s i on  pr i c e  s ha l l  not  be  l e s s  t ha n t he  f a i r  mar ke t  va l ue  of  equi t y  s ha r e s  a s  on t he  da t e  

of  of f e r  i . e . ,  I NR 8,342/ -  

9. DI STRI BUTI ON OF  OUR REPORT

9. 1.  Our  Repor t  i s  s o l e l y  f or  t he  pur pos e  out l i ned  i n  pa r a g r aph  1  a bove  a nd  t o  t he  e x t e nt  manda t or i l y  r equi r ed  unde r

a ppl i c a bl e  l aws  of  I ndi a ,  may  be  pr oduc ed  be f or e  t he  I ndi a n  t a x  and  r e gul a t or y  a ut hor i t i e s  i n  c onne c t i on  wi t h  

t he  pur pos e  out l i ned  i n  pa r a g r aph  1  above .  

9. 2.  We  woul d  not  be  c a l l e d  upon  t o  de f end  our  a na l y s i s  i n  a ny  f or um.  Our  Repor t  i s  not  t o  be  us ed,  r e f e r r ed  t o  or

di s t r i but ed  f or  a ny  ot he r  pur pos e  wi t hout  our  wr i t t e n  pe r mi s s i on.  I n  c a s e  you  pr opos e  t o  make  ava i l a bl e  our  

Repor t  t o  a ny  ot he r  t hi r d  pa r t y ,  i t  s ha l l  r e qui r e  our  wr i t t en  c ons e nt .  Cons equent l y ,  you  s houl d  not  make  our  

Repor t  a va i l a bl e  or  ot he r wi s e  di s c l os e  our  Repor t  or  t ha t  we  a r e  unde r t a ki ng  t hi s  a s s i g nment  f or  you  t o  any  

t hi r d  pa r t y  unl e s s  we  ha ve  s pe c i f i c a l l y  ag r e ed  wi t h  you  a nd  t ha t  pa r t y ,  i n  wr i t i ng ,  t he  ba s i s  on  whi c h  our  

Repor t  may  be  made  a va i l a bl e  a nd  whi c h  we  may  g i ve  or  wi t hhol d  a t  our  a bs ol ut e  di s c r e t i on.  I n  no  event ,  

r e g a r dl e s s  of  whe t he r  c ons e nt  ha s  been  pr ov i de d,  s ha l l  we  a s s ume  a ny  r e s pons i bi l i t y  t o  any  ot he r  pa r t y  t o  

whi c h  t he  Repor t  i s  di s c l os ed  or  ot he r wi s e  made  a va i l a bl e  or  i s  us ed  f or  any  pur pos e  ot he r  t han  t ha t  i ndi c a t ed  

i n  pa r a g r a ph  1  a bove .  

9. 3.  Thi s  Repor t  i s  not  t o  be  r e f e r r e d  t o  or  quot e d,  i n  whol e  or  i n  pa r t ,  i n  any  of f e r i ng  memor andum,  pr os pe c t us ,

r e g i s t r a t i on  s t a t ement ,  l oa n  or  ot he r  a g r e ement  or  doc ument  wi t hout  our  e x pr e s s  wr i t t en  appr ova l ,  whi c h  may  
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r equi r e  t ha t  we  pe r f or m addi t i ona l  wor k .  Fede x  a c c ept s  no  dut y ,  obl i g a t i on,  l i a bi l i t y  or  r e s pons i bi l i t y  t o  

a ny  pa r t y ,  ot he r  t ha n  t o  t he  Mana gement  wi t h  r e s pe c t  t o  t he  s e r v i c e s  and/  or  t hi s  r e por t .  

9. 4.  I n  no  e ve nt  s ha l l  we  be  l i a bl e  f or  any  l os s ,  damage ,  c os t  or  e x pens e  a r i s i ng  i n  any  way  f r om f r a udul e nt  a c t s ,

mi s r e pr e s ent a t i ons  or  wi l f ul  de f a ul t  on  t he  pa r t  of  SRPL,  t he i r  di r e c t or s ,  empl oye e s  or  a ge nt s .  I n  no  

c i r c ums t a nc e s  s ha l l  t he  l i a bi l i t y  of  Fede x ,  i t s  pa r t ne r s ,  di r e c t or s  or  empl oye e s ,  r e l a t i ng  t o  s e r v i c e s  

pr ov i de d  i n  c onne c t i on  wi t h  t he  enga gement  s e t  out  i n  t hi s  l e t t e r  ( or  va r i a t i on  or  addi t i on  t he r e t o)  e x c e e d  

t he  amount  pa i d  t o  us  i n  r e s pe c t  of  t he  f e e s  c ha r g ed  f or  t hos e  s e r v i c e s .  

Thank i ng  you,  

Your s  f a i t hf ul l y ,  

For  Fedex  Sec ur i t i es  Pr i vat e  Li mi t ed 

( Fo r me r l y  known  as  Fe de x  S e c ur i t i e s  Li mi t e d  

Aut hor i s e d  S i g na t or y  

Pl a c e :  Mumba i  
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Sc hedul e  I  

I. SRPL – Valuation (Asset Approach) 

 
A. Historical Financials           

 

  
 

Balance Sheet FY 19-20 FY 20-21 FY 21-22

( In Million) 12 Months 12 Months 10 Months

Audited Audited Provisional

Sources of Funds

Equity Share Capital 0.10                   0.10                   0.16                   

Reserves and Surplus 17.78                  38.26                  54.42                  

Net Worth 17.88                38.36                54.58                

Non-Current Liabilities

Long Term Borrowings 139.36                102.28                92.42                  

Current Liabilities

Short Term Borrowings 56.11                  24.21                  45.18                  

Trade Payables 0.06                   0.04                   0.06                   

Other Current Liability & Provision 22.15                  29.82                  20.21                  

Equity & Liabilities 235.56              194.70              212.46              

Application of Funds

PPE- TA &CWIP -                     3.32                   3.32                   

Non Current Investment 210.96                168.42                202.74                

Long Term Loans and Advances 0.50                   -                     -                     

Current Assets

Trade Receiviable -                    0.04                  0.12                  

Cash & Cash equivalents 17.52                  20.20                  3.76                   

Short term loan and advances 1.47                   0.03                   0.03                   

Other Current Assets 5.10                   2.70                   2.50                   

Assets 235.56              194.70              212.46              
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B.  Valuation – Asset Approach      

   
  

Net Assets Value - Method INR In Mn.

Particulars 31-Jan-2022 31-Jan-2022

ASSETS

Non-Current Assets:

Property Plant and Equipment 3.3                    

Non-Current Investments* 284.2                 

Deferred Tax Assets -                    

Long Term Loans & Advances -                    

287.6                  

Current Assets

Trade Receivables 0.1                    

Cash & Bank Balance 3.8                    

Short Term Loans & Advances 0.0                    

Other Current Assets 2.5                    6.4                     

TOTAL ASSETS (A) 294.0                 

LESS: LIABILITIES

Short Term Borrowings 45.2                   

Long Term Borrowings 18.7                   

Trade Payables 0.1                    

Other Current Liabilities 19.0                   

Short Term Provisions 1.2                    

TOTAL LIABILITIES  (B) 84.2                   

NET ASSETS VALUE (A-B) 209.8                 

INR in Million

Captions Amount

Fair Value of Equity 209.8 

Fully Diluted No. of Shares as on Valuation Date                     25,151 

Fair Value of Equity Per Share 8,342 
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  Sc hedul e  II 
II. GV Discovery Centres Private Limited – Valuation (Associate Company) 

 

A. Historical & Projected Balance Sheet  

 
 
 
 
  

Partiulars FY 20-21 FY 21-22 FY 21-22 FY 22-23 FY 23-24 FY 24-25 FY 25-26 FY 26-27 FY 27-28 FY 28-29 FY 29-30 FY 30-31 FY 31-32 FY 32-33

( In Million) 12 Months 10 Months 2 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months

Actual Actual Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected

Sources of Funds

Equity Share Capital 32.69             32.69             42.69             92.69             92.69             92.69             92.69             92.69             92.69             92.69             92.69             92.69             92.69             92.69             

Reserves and Surplus (2.05)             (2.10)             (2.45)             (8.73)             16.43             50.98             86.34             132.50           180.59           230.48           290.55           351.78           413.44           487.01           

Net Worth 30.64           30.59           40.24           83.95           109.12         143.67         179.03         225.19         273.27         323.16         383.24         444.47         506.13         579.69         

Non-Current Liabilities

Long Term Borrowings 20.41             -                -                -                -                -                -                -                -                -                -                -                -                -                

Other Liabilities 0.07              0.12              0.12              39.08             39.08             39.08             39.08             39.08             39.08             39.08             39.08             39.08             39.08             39.08             

Current Liabilities

Short Term Borrowings -                117.91           117.91           117.91           101.06           84.22             67.38             50.53             33.69             16.84             -                -                -                -                

Trade Payables 3.96              33.73             38.79             48.49             38.79             -                -                -                -                -                -                -                -                -                

Short Term Provisions -                -                -                0.44              0.46              0.48              0.51              0.53              0.56              0.59              0.62              0.65              0.68              0.72              

Equity & Liabilities 55.08          182.34        197.05        289.87        288.51        267.45        285.99        315.33        346.60        379.67        422.94        484.19        545.89        619.49        

Application of Funds

PPE- TA &CWIP 42.11             100.87           113.51           185.79           168.88           153.67           155.05           141.21           128.76           117.56           126.32           115.36           105.49           96.61             

Deferred tax Asset 0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              0.01              

Long Term Loans and Advances 0.01              -                -                -                -                -                -                -                -                -                -                -                -                -                

Current Assets

Cash & Cash equivalents 10.60             6.54              4.86              5.72              40.95             50.84             80.58             133.83           185.61           229.89           264.39           336.61           408.17           490.65           

Short term loan and advances 2.35              74.93             78.67             98.34             78.67             62.94             50.35             40.28             32.22             32.22             32.22             32.22             32.22             32.22             

Assets 55.08          182.34        197.05        289.87        288.51        267.45        285.99        315.33        346.60        379.67        422.94        484.19        545.89        619.49        
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B. Historical & Projected Profit & Loss Statement  

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Partiulars FY 20-21 FY 21-22 FY 21-22 FY 22-23 FY 23-24 FY 24-25 FY 25-26 FY 26-27 FY 27-28 FY 28-29 FY 29-30 FY 30-31 FY 31-32 FY 32-33

( In Million) 12 Months 10 Months 2 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months 12 Months

Actual Actual Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected

Leasing Income -            -            -            -                77.92             77.92             77.92             89.61             89.61             89.61             103.05           103.05           103.05           118.51           

Total revenue -              -              -              -              77.92          77.92          77.92          89.61          89.61          89.61          103.05        103.05        103.05        118.51        

Y-o-Y growth NA NA NA NA NA 0.0% 0.0% 15.0% 0.0% 0.0% 15.0% 0.0% 0.0% 15.0%

Property Taxes -              -              -              -                0.70              0.73              0.77              0.81              0.85              0.89              0.94              0.98              1.03              1.08              

Insurance -              -              0.07             0.42              0.44              0.46              0.48              0.51              0.53              0.56              0.59              0.62              0.65              0.68              

Faciltiy Management Expenses 1.16             1.39             0.28             5.87              6.16              6.47              6.79              7.13              7.49              7.86              8.25              8.67              9.10              9.55              

Leasing Brokerage -              -              -              -                12.99             -                -                -                -                -                -                -                -                -                

Expenses 1.16             1.39             0.35             6.28             20.28           7.66             8.04             8.45             8.87             9.31             9.78             10.27           10.78           11.32           

EBITDA (1.16)           (1.39)           (0.35)           (6.28)           57.64          70.26          69.88          81.16          80.74          80.30          93.27          92.78          92.27          107.19        

EBITDA% 0.0% 0.0% 0.0% 0.0% 74.0% 90.2% 89.7% 90.6% 90.1% 89.6% 90.5% 90.0% 89.5% 90.4%

Depreciation 0.09             -              -              -                16.91             15.22             15.37             13.84             12.45             11.21             12.18             10.96             9.87              8.88              

EBIT (1.25)           (1.39)           (0.35)           (6.28)           40.73          55.04          54.50          67.33          68.29          69.09          81.09          81.82          82.40          98.31          

EBIT% 0.0% 0.0% 0.0% 0.0% 52.3% 70.6% 69.9% 75.1% 76.2% 77.1% 78.7% 79.4% 80.0% 83.0%

Finance cost -              -              -              -              10.48           8.87             7.25             5.64             4.03             2.42             0.81             -              -              -              

Other income 0.20             0.02             -              -              -              -              -              -              -              -              -              -              -              -              

PBT (1.05)           (1.37)           (0.35)           (6.28)           30.25          46.18          47.25          61.69          64.26          66.67          80.29          81.82          82.40          98.31          

PBT% 0.0% 0.0% 0.0% 0.0% 38.8% 59.3% 60.6% 68.8% 71.7% 74.4% 77.9% 79.4% 80.0% 83.0%

Tax ( Current & Deferred Tax) 0.01             -              -                -                5.09              11.62             11.89             15.53             16.17             16.78             20.21             20.59             20.74             24.74             

PAT (1.06)           (1.37)           (0.35)           (6.28)           25.16          34.55          35.36          46.16          48.08          49.89          60.08          61.23          61.66          73.56          
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C. Valuation – Income Approach 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D. Cost of Equity 

 


