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IMPORTANT NOTICE

COPYRIGHT FORMAT: This report is prepared on the copyright format

of R.K Associates, to serve our clients with the best available information

and analysis to facilitate them to take rational business decisions. Legally
no one can copy or distribute this format without prior approval from R.K
Associates. It is meant only for the advisory/ reference purpose for the
organization/s as mentioned on the cover page of this report. Distribution
or use of this format by any organization or individual other than R.K
Associates will be seen as unlawful act and necessary legal action can be

taken against the defaulters.

This report is intended for the sole use of the intended recipient/s and
contain material that is STRICTLY CONFIDENTIAL AND PRIVATE.

DEFECT LIABILITY PERIOD: In case of any query/ issue or escalation
you may please contact Incident Manager: @ le@rkassociates.org. We
try our level best to ensure correctness in the calculations done, rates
adopted and various other data points & information mentioned in the
report but still can’t rule out typing, human errors or any other mistakes. In
case you find any such mistake or inaccuracy in any data point of the
report please help us by bringing all such points into our notice
immediately or within 15 days of the report delivery in writing, to rectify
these timely failing after which R.K Associates won't be held responsible
for any such inaccuracy in any manner. We would highly appreciate your

feedback in order to improve our services.
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REPORT SUMMARY

1. Name of Project: Construction of a shopping complex under the name of
‘Pratap Tower”
2.  Project Location: Haldwani, Uttarakhand

3. Name of the Borrower M/s Pratap Towers Private Limited

Company/Promoter:

4. Director’s as per MCA Devendra Kumar (DIN No. 07906770)
Ashish Kumar (DIN No.08968012)

5. Prepared for: IFCI Venture Capital Funds Limited, Nehru Place, Delhi

6. LIE Consultant Firm: M/s. R.K. Associates Valuers & Techno Engineering
Consultants (P) Ltd.

7. Date of Survey: 14" March 2022

8. Date of Report: 18t April 2022

9.  Purpose of the Report: To ascertain the current status and expenditure incurred on
the project in regard to construction progress.

10. Scope of the Report: To provide progress Report for shopping complex under the

name of “Pratap Towers™

11. Documents perused for a. Approved Building Plan
Proposal: b. MOU For construction of shopping complex signed
between Golden Bricks engineering and Pratap towers
private limited.
c. Copies of Invoices

12. Annexure with the report: d. Excerpts of MOU For construction of shopping
complex signed between Golden Bricks engineering
and Pratap towers private limited.

e. Copies of Invoices/bills

tad
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PART B INTRODUCTION

1. THE PROJECT:
M/s Pratap Towers Private Limited is constructing a shopping complex under the name of
“Pratap Towers”. As per approved building plan provided to us the project is being constructed
on total land area admeasuring 12,472 ft? at Haldwani, Uttarakhand and the project is
proposed to have elevation with Basement + Ground +3 Floors +Terrace.

2. PROJECT OVERVIEW:

The Project is funded by IFCI venture Capital Funds Limited and therefore IFCI venture wants
to know the current physical progress with expenditure status of the Project.

M/s Pratap Towers Private Limited is constructing a shopping complex under the name of
“Pratap Towers". As per approved building plan provided to us the project is being constructed
on total land area admeasuring 12,472 ft? at Haldwani, Uttarakhand. The project is proposed

to have elevation with Basement + Ground +3 Floors +Terrace.

For the purpose of construction, M/s Pratap Towers Private Limited has signed a construction
agreement with golden bricks engineering for the construction of this shopping complex with
a total agreement cost of Rs.4.50 Crore.

To verify the construction progress in the project the site visit of the project was conducted on
14" March 2022. During site visit of the project it was observed that the construction of the
project is currently at its nascent stage with foundation works majorly under progress and
Basement slab at ground level have just started. Approximately 10 labours were found to be

working at site.

The project was also tracked as per the copy of approved plan provided by the company. As
per our observations there are certain changes on site with respect to the construction plan
envisaged in the approved plan. Therefore the company has to renew the approved building

plan.
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3. PROJECT LOCATION:

Details of Location of the project is as below:

Particulars Description

Latitude 29°11'49.8"N %
Longitude 79°28'37.1"E |
Connectivity Systems

Road The project site of the under construction commercial tower is well
connected by road network and is abutted by RTO Road which can be easily
accessed by NH41 (Kaladhungi Road) which passes through Haldwani. The
project is approximately 5 km from the NH 41.

Rail Railway network is available in the near vicinity of the under construction
commercial tower. The nearest railway station is Haldwani Railway station
at a distance of approx. 9 Km.

Air The nearest domestic airport is Pantnagar airport situated at about 30 km
distance from the Subject Unit. The nearest international airport is at
Lucknow at a distance of about 350 km from the project site.
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Figure 1: Location of Under Construction Commercial Tower

4. SCOPE OF THE REPORT: To provide progress Report of under construction shopping

complex under the name of “Pratap Tower".

complex under the name of “Pratap Tower”
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6. METHODOLOGY ADOPTED:
a. Study of Project Planning documents/ reports to know about the Project.

b. Additional information, data, documents collection the company.
c. Study and analysis of the documents and information obtained from the company.
d. Site inspection.
e. Information compilation, analysis and reporting.
//./.
i
4
/"/ '
4
/'/

4"/

FILE NO.: VIS (2021-22)-PL672-Q162-906-1184 6



L[E REPORT [h REINFORCING YOUR ausmfss'.
M/S PRATAP TOWERS PRIVATE LIMITED ASSOCIATES

VALUERS B TECHNO ENGINFERING CONSINTANTS (P) LTD:

SHOPPING COMPLEX DETAILS & ACTUAL PROGRESS

PART C

1. BUILDING & STRUCTURAL DETAILS:

The company has proposed to construct a shopping complex having Basement+Ground+3

Floors. Details of the structure as per documents shared by the company are as below

Building Details as per Approved Plan Dated 31/12/2015

Description Area (m*)  Area (ft)

Total Plot Area: 1,158.74 12,472.56
Road widening Area: 198.38 2,135.34
Net Plot Area: 960.36 10,337.22
Covered area of Basement: 218.25 2,349.22
Covered area of Ground floor: 283.85 3.055.33
Covered area of first floor 283.85 3,055.33
Covered area of second floor: 283.85 3,055.33
Covered area of Third floor: 283.85 3,055:33
Total Covered area 1,353.65 14,570.55
Total Floor Area 953.73 10,265.85
Open Area 676.51 7,281.89
Covered Parking area 6.31 ECS -
Open Parking area | 1085 ECS "

Building Details as per Actual Site Drawings

Area (ft)

Area (m?)

Description

Covered area of Basement: 773.88 8,330.00
Covered area of Ground floor: 773.88 8,330.00
Covered area of first floor 773.88 8.330.00
Covered area of second floor: 773.88 8.330.00
Covered area of Third floor: 773.88 8.330.00
Total Covered area 3,869.42 41,650.00

As per our analysis based on area statements available, it has been observed that there is a
mismatch in actual construction covered area calculated during site survey and construction
covered area approved in the site plan. Also, the cost estimate amounting to Rs.4.50 Crore is

as per the approved drawings only as per the agreement.
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Building Details as per Contract Agreement with Golden Bricks Engineering

Description

Area (m?)

Area (ft%)

Total Plot Area: NA NA
Road widening Area: NA NA
Net Plot Area: NA NA
Covered area of Basement: 218.14 2.348.00
Covered area of Ground floor: 283.73 3.054.00
Covered area of first floor 283.73 3.054.00
Covered area of second floor: 283.73 3,054.00
Covered area of Third floor: 283.73 3.054.00
Total Covered area 1,353.04 14,564.00
Total Floor Area NA NA
Open Area NA NA
Parking Details
Covered Parking area 6.31 ECS NA
Open Parking area 1085 ECS NA

CIVIL ESTIMATE SIGNED WITH GOLDEN BRICKS ENGINEERING VIDE AGREEMENT

DATED 26" MARCH 2021

Sr. No. Particulars

(Amount in Rs. Crore)
Estimated Amount

1. 4 Water Tank 0.15
4 2 Septic tank 0.05
3. Foundation + Colum Work 0.24
4, Basement walls + ramp 0.36
5. Slab + Beam 0.09
6. Cement Plaster 0.14
7 Oil bound distempering 011
8. Electricity and sanitary 0.10
9. Ground floor 0.74
10. Architect fee 0.15
11. Advance to Raw material supplier for next floor 0.18
12. First Floor work 0.74
13, Second floor work 0.74
14, Third Floor work + balance architecture fee 0.71
Grand Total 4.50

FILE NO.: VIS (2021-22)-PL672-Q162-906-1184 8
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2. SITE PLANS AND DRAWINGS:

2.1 APPROVED SITE PLAN OF THE PROJECT:

_""—-1—_-5:;.,_&_3_ :FQAE-
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2.2 ACTUAL CONSTRUCTION PLANS OF THE PROJECT PROVIDED BY THE COMPANY
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3. PHYSICAL & EXPENDITURE PROGRESS:

As per physical progress observed during site visit based on Actual site drawings provided
by the company and current applicable market rates the company has incurred
approximately Rs.1.30 Crore on the project till the date of site visit. The above cost is
estimated based on increased area measurement which the company is constructing in
deviation to approved building plan and construction agreement. As per site visit based
on actual site drawings the Basement area including foundation area admeasuring 8330
Sq. Ft. is complete and Ground floor area admeasuring approx. 1870 Sq. Ft. is complete.

During the site visit it was observed that the actual constructed area on site is more than
the approved area and the same was also confirmed by the company. The Site survey was
conducted based on Actual construction drawings only. The copies of drawings are also
attached above. Thus, if same percentage progress is applied on the civil estimate singed
in the agreement which was prepared based on the area mentioned in the approved plan,

the actual incurred cost on the project comes to approximately Rs.42 Lakhs.

Breakup of physical progress observed during site visit and expenditure incurred on the
project is as below:

CONSTRUCTION COST ASSESSMENT| M/S PRATAP TOWERS PRIVATE LIMITED | HALDWANI, DISTRICT
NAINITAL, UTTARAKHAND | SITE VISIT DATED MARCH 14, 2022
Progress

Particulars Estimate
Observed

Expenses Remarks

No water tank was found to be constructed

1. | 4 Water Tank 0.15 0% 0.00 S
during site visit.

2 septic tanks were under construction stage
during site visit.

Foundation and column works have been
considered only for basement area for half of the
Foundation + columns only reinforcement binding is done and

: 9 A9 .
% Column Work 084 0 el cement concrete works were pending.

2. | 2 Septictank 0.05 90% 0.04

. Foundation works were found to be completed.

Percentage progress has been taken accordingly.

Ramp work has not yet started. Therefore, the
progress percentage pertains to only Basement
Basement [ walls. Approximately 45% of the basement walls

% walls + ramp LR | e B:16 were completed. For

reinforcement works

Cement concrete works

Xk

&75"""“"’ N
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Slab + Beam works have been considered for
5. | Slab + Beam 0.09 30% 0.03 | Ground floor only since only one side Ground
floor works have completed.
6. Cement 0.14 0% 0.00 No plaster works is started in the project
Plaster
5 0il bound A i . No Qil bound distempering works started in the
distempering project.
Electricity and No electricity and sanitary works started in the
B sanitary B:10 D% L project.
No description is mentioned in relation to the
works that has to be carried out in this item.
9. | RNy Hoot L7 0% | o0 Therefore, no cost has been taken under this
head.
No invoice has been given against this item.
10. | Architect fee 0.15 0% 0.00 | Therefore, no cost has been taken under this
head.
AS GRS Against the provided bill we do not have any
- Raw material il e oo breakup against the advance to raw material
" | supplier for suppliers for next floor. Therefore, no cost has
next floor been taken under this head.
45 First Floor - o — First floor construction works have not been
work started yet.
Second floor Second floor construction works have not been
A8 work e ey L started yet.
Third Floor Third floor construction works have not been
work + started yet.
14. | balance 0.71 0% 0.00
architecture
fee
Grand Total 4.50 18% 042 | -
Note:
1. Percentage progress has been done based on Actual physical progress observed during site visit considering
Stages of construction mentioned in agreement rather than specific measurements, since Detailed BOQ was
not provided to us.
2. As per site visit conducted on March 14, 2022, the company has constructed area more than the approved
area. Therefore, as per our assessment based on actual physical progress observed during site visit and site-
specific drawings shared by the company, they have incurred approximately Rs.1.30 Crore on the project till
the date of site visit.

FILE NO.: VIS (2021-22)-PL672-Q162-906-1184
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No employee or member of R.K Associates has any direct/ indirect interest in the Project.

2. This report is prepared based on the copies of the documents/ information which the Bank/
Company has provided to us out of the standard checklist of documents sought from them and
further based on our assumptions and limiting conditions. The client/owner and its
management/representatives warranted to us that the information they supplied was complete,
accurate and true and correct to the best of their knowledge. All such information provided to
us has been relied upon in good faith and we have assumed that it is true and correct in all
respect. I/We shall not be liable for any loss, damages, cost or expenses arising from fraudulent
acts, misrepresentations, or wilful default on part of the owner, company, its directors,
employee, representative or agents. Verification or cross checking of the documents provided
to us from the originals or from any Govt. departments/ Record of Registrar has not been done
at our end since this is beyond the scope of our work. If at any time in future, it is found or came
to our knowledge that misrepresentation of facts or incomplete or distorted information has been
provided to us then this report shall automatically become null & void.

3. Legal aspects for eg. investigation of title, ownership rights, lien, charge, mortgage, lease,
sanctioned maps, verification of documents, etc. have not been done at our end and same has
to be taken care by legal expert/ Advocate. It is assumed that the concerned Lender/ Financial
Institution has satisfied them with the authenticity of the documents, information given to us and
for which the legal verification has been already taken and cleared by the competent Advocate
before requesting for this report. I/ We assume no responsibility for the legal matters including,
but not limited to, legal or title concerns.

4. This report is a general analysis of the project based on the scope mentioned in the report. This
is not an Audit report, Design document, DPR or Techno feasibility study. All the information
gathered is based on the facts seen on the site during survey, verbal discussion & documentary
evidence provided by the client and is believed that information given by the company is true
best of their knowledge.

5. All observations mentioned in the report is only based on the visual observation and the
documents/ data/ information provided by the client. No mechanical/ technical tests,
measurements or any design review have been performed or carried out from our side during
Project assessment.

6. Bank/Fll should ONLY take this report as an Advisory document from the Financial/ Chartered
Engineering firm and its specifically advised to the creditor to cross verify the-grigi

for the facts mentioned in the report which can be availed from the borrowi
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13.

14.
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In case of any default in loans or the credit facility extended to the borrowing company, R.K
Associates shall not be held responsible for whatsoever reason may be and any request for
seeking any explanation from the employee/s of R.K Associates will not be entertained at any
instance or situation.

The documents, information, data provided to us during the course of this assessment by the
client is reviewed only upto the extent required in relation to the scope of the work. No document
has been reviewed beyond the scope of the work.

This report only contains general assessment & opinion as per the scope of work evaluated as
per the information given in the copy of documents, information, data provided to us and/ and
confirmed by the owner/ owner representative to us at site which has been relied upon in good
faith. It‘ doesn’t contain any other recommendations of any sort including but not limited to
express of any opinion on the suitability or otherwise of entering into any transaction with the
borrower.

We have relied on data from third party, external sources & information available on public
domain also to conclude this report. These sources are believed to be reliable and therefore,
we assume no liability for the truth or accuracy of any data, opinions or estimates furnished by
others that have been used in this analysis. Where we have relied on data, opinions or estimates
from external sources, reasonable care has been taken to ensure that such data has been
correctly extracted from those sources and /or reproduced in its proper form and context,
however still we can't vouch its authenticity, correctness or accuracy.

This Report is prepared by our competent technical team which includes Engineers and
financial experts & analysts.

This is just an opinion report and doesn’t hold any binding on anyone. It is requested from the
concerned Financial Institution which is using this report for taking financial decision on the
project that they should consider all the different associated relevant & related factors also
before taking any business decision based on the content of this report.

All Pages of the report including annexures are signed and stamped from our office. In case
any paper in the report is without stamp & signature then this should not be considered a valid
paper issued from this office.

Though adequate care has been taken while preparing this report as per its scope, but still we
can't rule out typing, human errors, over sightedness of any information or any other mistakes.
Therefore, the concerned organization is advised to satisfy themselves that the report is
complete & satisfactory in all respect. Intimation regarding any discrepancy shall be brought

into our notice immediately. If no intimation is received within 15 (Fifteen) days in-writing from

the date of issuance of the report, to rectify these timely, then it shall be c
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report is complete in all respect and has been accepted by the client upto their satisfaction &
use and further to which R.K Associates shall not be held responsible in any manner.

Defect Liability Period is 15 DAYS. We request the concerned authorized reader of this report
to check the contents, data and calculations in the report within this period and intimate us in
writing if any corrections are required or in case of any other concern with the contents or opinion
mentioned in the report. Corrections only related to typographical, calculation, spelling mistakes,
incorrect data/ figures/ statement will be entertained within the defect liability period. Any new
changes for any additional information in already approved report will be regarded as additional
work for which additional fees may be charged. No request for any illegitimate change in regard
to any facts & figures will be entertained.

R.K Associates encourages its customers to give feedback or inform concerns over its services
through proper channel at valuers@rkassociates.org in writing within 15 days of report delivery.
After this period no concern/ complaint/ proceedings in connection with the Financial Feasibility
Study Services will be entertained due to possible change in situation and condition of the
subject Project.

Our Data retention policy is of ONE_YEAR. After this period, we remove all the concerned
records related to the assignment from our repository. No clarification or query can be answered
after this period due to unavailability of the data.

R.K Associates never releases any report doing alterations or modifications from pen. In case
any information/ figure of this report is found altered with pen then this report will automatically

become null & void.

Place: Delhi FOR INTERNAL USE
Date: 01/04/2022 SURVEYED BY: Er. Sachin Pandey
Note: Report contains 30 Pages PREPARED BY: Er. Tejas Bharadwaj

For R.K. Associates Valuers and Techno
Engineering Consultants Pvt. Ltd.
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PART E REFERENCE DOCUMENTS

COPY OF AGREEMENT WITH GOLDEN BRICKS ENGINEERING
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