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CHAPTER – I 

EXECUTIVE SUMMARY 
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1. Form – A/1: Valuation of Commercial Building: 

FORMAT-A/1 

FORMAT OF VALUATION REPORT 
Name & Address of Branch: SBI, IFB New Delhi Branch 

Name of Customer: BPTP International Trade Centre Ltd 

1. Introduction 

a) 
Name of the Property Owner (With 
Address & Phone Number) 

BPTP International Trade Centre Ltd 

b) Purpose of valuation 

To ascertain the estimated Fair Market 
Value of the Unsold Area located at 5th & 
6th Floor of the Commercial Project 
“Capital City” 

c) Date of Inspection of the Property 26-09-2023 

d) Date of Valuation 26-09-2023 

e) 
Name of the Developer of Property (in 
case of developer Built Properties) 

BPTP International Trade Centre Ltd 

2. Physical Characteristics of the property 

Location of the Property 

a) 

i. Nearby Landmark 
Gautam Buddha Road, Okhla Bird 
Sanctuary Metro Station 

ii. Postal Address of the Property 

BPTP Capital City 
PLOT NO 2-B, SECTOR 94, NOIDA, 
DISTRICT GAUTAM 
BUDDH NAGAR (U.P.) 

iii. Area of the Property 

As per the legal certificate provided in 
respect to the 5th & 6th floor of the 
Commercial Project “Capital City” the 
details of area are as under: 

 

(Area in Sq. Ft) 
 

Floor 
Total 

Constructed 
Area 

Total 
Area 
Sold 
Out 

Total 
Unsold 

Area 

5th floor 46,634 28,845 17,789 

6th floor 46,620 16,328 30,292 

Total 93,254 45,173 48,081 
 

Refer Annexure – 1A. 
 
On 5th Floor: unit no 501 were occupied by 

Illuminators& Circuiteers and Unit no 

529,530,531 and 532 were occupied by 

Bakson Company. 
 

Most of unit was kept closed by putting 

Wood Board on entrance. 
 

Interior work was in progress on 6th Floor 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 
iv. Type of Land: Solid, Rocky, Marsh 
Land, Reclaimed Land, Water Logged, 
land Locked 

Not Applicable 

v. Independent Access/ approach to the 
property etc. 

Yes. Through the Gautam Buddha Road 
intersection of Kalandi Kunj Bridge and 
Noida - Greater Noida Expressway 

vi. Google map Location of the Property 
with a neighbourhood layout map 

Latitude: 28.553887259826293 N,  
Longitude: 77.32475026290881 E 

vii. Details of roads abutting the property 
Gautam Buddha Road intersection of 
Kalandi Kunj Bridge and Noida - Greater 
Noida Expressway 

viii. Description of adjoining property Commercial Property 

ix. Plot no Survey No Plot No - 2 B 

x. Ward/ Village/ Taluka Sector-94 

xi. Sub- registry/ Block Noida 

xii. District Gautam Buddha Nagar 

Xiii. Any other Aspect 
As per the physical inspection carried out, 
some of the portion of the building is still 
under construction.  

b) 
Plinth area, Carpet area and Saleable are to 
be mentioned separately and clarified 

As per the legal certificate provided in 
respect to the 5th & 6th floor of the 
Commercial Project “Capital City” the 
details of area are as under: 
 

(Area in Sq. Ft) 
 

Floor 
Total 

Constructed 
Area 

Total 
Area 
Sold 
Out 

Total 
Unsold 

Area 

5th floor 46,634 28,845 17,789 

6th floor 46,620 16,328 30,292 

Total 93,254 45,173 48,081 
 

(Refer Annexure – 1A) 
 

c) 

Boundaries 
As per Sale 
Deed/TIR 

Actual 

East 

Not 
Available 

ATS Knight Bird 

West Hayat Residency Land 

North 
Gautam Buddha Road, 
Commercial Control Centre 

South 
Supertech Supernova, Office 
of Bakson Drugs & 
Pharmaceuticals Pvt Ltd. 

3. Town planning Parameters 

a) 

i. Master plan provisions related to 
property in terms of land use 

Commercial Area 

ii. FAR- Floor area rise/ FSI- floor space 
index permitted and consumed 

Permitted FAR: 2 (As per Approved Letter 
for Building Plan) 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 
Consumed FAR: 1.37 (As per OC) 
(Refer Annexure – 1B & 1C) 

iii. Ground Coverage 
As per Approved Letter for Building Plan 
(Refer Annexure – 1B) 

iv. Comment on whether OC- Occupancy 
Certificate has been issued or not 

Issued by NOIDA Authority, dated 05-08-
2022 (Refer Annexure – 1C) 

v. Comment on unauthorised 
constrictions if any 

No such observed. 

vi. Transferability of development rights if 
any, Building by laws provision as 
applicable to the property viz. setbacks, 
height restriction etc. 

Transferable with the prior permission of 
Lessor and Lenders. 

vii. Planning Area / Zone Commercial  

viii. Developmental Controls NOIDA  

ix. Zoning regulations Commercial 

x. Comment on the surrounding land uses 
and adjoining properties in terms of uses 

Commercial Use 

xi. Comment on demolition proceedings if 
any 

No. 

xii. Comment on compounding/ 
regularization proceedings 

No. 

xiii. Any other Aspect No. 

4. Document Details 

a) 

Ownership Documents 

i. Sale Deed, Gift Deed, Lease Deed 

Copy of legal certificate provided in respect 
to the 5th & 6th floor of the Commercial 
Project “Capital City”. (Refer Annexure – 
1A) 

ii. TIR Of the Property Yes. 

b) Name of Owner/s BPTP International Trade Centre Ltd 

c) 
Ordinary status of Freehold/ Leasehold 
including restrictions on transfer 

Leasehold Land. 

d) Agreement of Easement if Any No. 

e) Notification of Acquisition if Any No. 

f) Notification of Road Widening if Any No. 

g) Heritage Restriction if Any No. 

h) 
Comment on Transferability of the 
Property Ownership 

Transferable with the prior permission of 
Lessor and Lenders. 

i) 
Comment on existing mortgages/ 
charges/ encumbrances on the property if 
any 

As per the information filled with MCA. 

j) 
Comment on whether the owners of the 
property have issued any guarantee 
(personal or corporate) as the case may be 

Informed that no guarantee has been given. 

k) 
Building plan sanction: 

Authority approving the plan 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 

Name of the office of the Authority 
New Okhla Industrial Development 
Authority (NOIDA) 

Any violation from the Approved Building 
Plan 

No. 

l) 
Whether Property is Agricultural Land if 
yes, any conversion is contemplated 

No. Commercial Land 

m) 
Whether the property is SARFAESI 
complaint 

Yes 

n) 

a. All legal documents, receipts related to 
electricity, water tax, Municipal tax, and 
other building taxes to be verified and 
copies as applicable to be enclosed with 
the report 

Electric Bill for November – 2022 (Refer 
Annexure – 1D) 
 

Copy of Property Charges for April, 2022 to 
March,2023 (Refer Annexure – 1E) 

b. Observation on dispute or dues if any in 
payment of bills/taxes to be reported 

No such disputes observed. 

o) 
Whether entire piece of land on which the 
unit is set up / property is situated has 
been mortgaged or to be mortgaged 

As per the information filled with MCA. 

p) 
Qualification in TIR/ Mitigation suggested 
if any 

No. 

q) Any other aspect No. 

5. Economic Aspects of the Property 

a) 

i. Reasonable Letting Value 
Ranges between Rs.70/- to Rs.130/- per Sq. 
Ft per Month.  

ii. If Property occupied by tenant 

No. 
  

Number of tenants 

Since how long (Tenant - wise) 

Status of tenancy 

Rent received per month (tenant wise) 
with a comparison of existing market rent 

iii. Taxes and other outings 

Bourne by the Owner. 
iv. Property Insurance 

v. Monthly Maintenance Charges 

vi. Security Charges 

vii. Any other Aspects No. 

6. Socio-Cultural Aspects of the Property 

a) 

Descriptive account of the location of the 
property in terms of social structure of the 
area, population, social stratification, 
regional origin, economic level, location of 
slums, squatter settlements nearby, etc 

Gautam Buddha Nagar district is a district 
of Uttar Pradesh, named after Gautama 
Buddha. It is a part of Delhi NCR and is 
divided into 4 sub-divisions i.e., Noida, 
Greater Noida, Dadri and Jewar. Greater 
Noida is the administrative headquarters of 
Gautam Buddha Nagar district. Noida, 
Greater Noida, Dadri, Jewar and Dankaur 
falls under this district. 
According to the 2011 census of India, 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 
Gautam Buddha Nagar has a population of 
1,648,115. It is ranked 294th out of a total 
of 640 Indian districts in terms of 
population. Gautam Buddha Nagar has a 
population density of 1,161 inhabitants per 
square kilometre (3,010/sq mi). 
The female literacy stands at 72.78%, much 
higher than national average of 65.46%. 
Scheduled Castes make up 13.11% of the 
population. 

b) 
Whether property belongs to social 
infrastructure like hospital, school, old age 
homes etc. 

No. 

7. Functional and Utilitarian Aspects of the property 

a) 

Description of the Functionality and utility of the property in terms of: 

i. Space Allocation 
Adequate. As per Approved Letter for 
Building Plan. (Refer Annexure – 1F) 

ii. Storage Spaces Available 

iii. Utility spaces provided within the 
building 

Yes. As per Approved Letter for Building 
Plan. (Refer Annexure – 1F & 1G) 

iv. Car Parking facility Basement Parking Available 

v. Balconies etc Available 

b) Any other Aspect No. 

8. Infrastructure Availability 

a) 

Description of aqua infrastructure availability in terms of  

i. Water Supply Available 

ii. Sewerage/ sanitation System 
Underground or open 

Underground Sewerage System 

iii. Storm water drainage Available 

b) 

Description of other physical infrastructure facilities viz. 

i. Solid waste management Yes 

ii. Electricity Available 

iii. Road and public transport connectivity Available 

iv. Availability of other public utilities 
nearby 

Available within close vicinity 

c) 

Social Infrastructure in terms of 

i. School School: 
- Kothari International School: 1 Kms 
approx. 
- Amity Global School: 3.5 Kms approx. 
- Amity International School: 4 Kms 
approx. 
- Assian Business School - 2 Kms approx. 
 

Hospital: 
- Cribs Hospital: 5 Kms approx. 

ii. Medical facilities 

iii. Recreational facility in terms of parks 
and open space 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 
- Kalindi Hospital: 4 Kms approx. 
- NMC Super speciality: 5 Kms approx. 

9. Marketability of the Property 

a) 

Marketability of the Property in terms of 

i. Locational Attributes 
The property is located in the Commercial 
belt of Noida Sector 94 of Gautam Budh 
Nagar 

ii. Scarcity Moderate 

iii. Demand and Supply of the kind of 
subject property 

Good 

iv. Comparable sale prices in the locality 

Comparable Market Rates: 
Ranges between Rs. 9,200/- to Rs.13,400/- 
per Sq. Ft (Refer Annexure – 3). Average 
Rate is around Rs.11,500/- per Sq. Ft. 
 

Transaction Reference Rates: 
Ranges between Rs.11,500/- to Rs.12,777/- 
per Sq. Ft (Refer Annexure – 4A & 4B).  

b) 
Any other Aspect which has relevance on 
the value or marketability of the property 

No. 

10. Engineering and Technology Aspect of the Property 

a) Type of Construction RCC 

b) Material & Technology Used RCC 

c) Specifications RCC  

d) Maintenance Issues Well-Maintained 

e) Age of the Building 

2019 (As per Occupancy Certificate vide 
dated 05/08/2022, inspection has been 
done by Authorities of NOIDA around 
2019 & 2022) 

f) Total Life of the Building 
60 Years (As per Schedule II of the 
Companies Act, 2013) 

g) Extent of Deterioration No such observed 

h) Structural Safety Available 

i) 
Protection against natural disaster viz 
earthquakes 

Yes 

j) Visible Damages in the Building No. 

k) System of Air Conditioning Available 

l) Provision for Fire Fighting 
Available -Fire Hydrant System, High & 
Low Sprinklers and Smoke Detection 
System 

m) 
Copies of the plan and elevation of the 
building to be included 

Approved Sanction Plan along with Floor 
wise Area Details provided. (Refer 
Annexure – 1F & 1G) 

11. Environmental Factors 

a) 
Use of environment friendly building 
material, Green Building techniques if any 

No. 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 
b) Provision for rain water harvesting No. 

c) 
Use of solar heating and lighting systems 
etc 

No. 

d) 
Presence of environment pollution in the 
vicinity of the property in terms of 
industry, heavy traffic etc. 

There is presence of moderate level of 
environment pollution as the subject 
property is located at Commercial belt 

12. Architectural and Aesthetic Quality of the property 

a) 

Descriptive account on whether the 
building is modern, old fashioned, pain 
looking or decorative, heritage value, 
presence of landscape elements, etc 

Decorative, Modern Building 

13. Valuation 

a) 

Methodology of Valuation - procedures 
adopted for arriving at the valuation and 
state explicitly the reason for adopting 
particular approach and assumptions 
made, basis adopted with supporting data, 
comparable sales and reconciliation of 
various factors on which final value 
judgement is arrived 

As per Para 20.1 of IVS 105, the Market 

Approach provides an indication of value 

by comparing the asset with identical or 

comparable (that is similar) assets for which 

price information is available. 

Para 20.2, also provides that the market 

approach should be applied and afforded 

significant weight under the following 

circumstances: 

a) The subject asset has recently been sold 
in a transaction appropriate for 
consideration under the basis of value, 

b) The subject asset or substantially similar 
assets are actively publicly traded, 
and/or 

c) There are frequent and/or recent 
observable transactions in substantially 
similar assets 

 

In this particular case, as per the 
direction of the client, for the purpose of 
our valuation, we have ascertained the 
estimated Fair Market Value under 
Market Approach, by taking into 
account the Current Market Price of the 
Constructed Space 

b) 
Presence of environment pollution in the 
vicinity of the property in terms of 
industry, heavy traffic etc. 

There is presence of moderate level of 
environment pollution as the subject 
property is located at Commercial belt 

c) 

Prevailing market rate / price trend of the property in the locality / city from 
property search sites viz magicbricks.com, 99acres.com etc if available 

A. Rate Available from Portals:  
Ranges between Rs. 9,200/- to Rs.13,400/- 
per Sq. Ft (Refer Annexure – 3). Average 
Rate is around Rs.11,500/- per Sq. Ft. 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 

B. Transaction Rates: 
Ranges between Rs.11,500/- to Rs.12,777/- 
per Sq. Ft (Refer Annexure – 4A & 4B). 

Guidelines rate obtained from the Registrar’s Office  

C. Circle Rate Rs.8,700/- per Sq. Ft. (Refer Annexure – 2) 

d) 

Rate Adopted/Considered for 
Valuation 

For the purpose of our valuation, we have 
considered the Transaction Reference Rate 
of Rs.11,500/- per Sq. Ft., as the same is in 
line with the prevailing market rates. 
 

Further, considering the large size of the 
property, we have adopted Rs.10,350/- 
per Sq. Ft. (being 90% of the Transaction 
Reference Rate of Rs.11,500/- per Sq. Ft.) 

Summary of Valuation: 

i. Estimated Value - Land  
Rs. 49.76/- crores 

ii. Estimated Value - Building 

iii. Total Estimated Fair Market Value Rs. 49.76/- crores  

iv. Total Estimated Realizable Value Rs. 42.30/- crores 

v. Total Estimated Distressed Sale 
Value 

Rs. 39.81/- crores 

e) 

i. In case of variation of 20% or more in 
the valuation proposed by the valuer and 
the Guideline Value provided in the State 
Govt Notification or Income Tax Gazette 
justification on variation has to be given 

No variations observed 

ii. Details of last two transactions in the 
locality / area to be provided, if available 

Enclosed in the Report marked Annexure 
4A & 4B 

14. Declaration 

We, hereby declare that: 
i. The information provided is true and correct to the best of our knowledge and belief. 
ii. The analysis and conclusions are limited by the reported assumptions and conditions. 
iii. We have read the Handbook on policy, Standard and Procedures for Real Estate Valuation 
by Banks and HFIs in India, 2011, issued by IBS and NHB, fully understood the provisions of 
the same and followed the provisions of the same to the best of our ability and this report is in 
conformity to the standards of reporting enshrined in the above Handbook. 
iv. We have no direct or indirect interest in the above property valued. 
v. Our authorized representative has inspected the subject property on 26-09-2023. 
vi. We have not been depanelled or removed from any Bank/ Financial Institution/ 
Government organisation at any point of time in the past. 
vii. We have Submitted the Valuation Report (s) directly to the bank. 

15. Enclosures 

a) 
Layout plan sketch of the area in which 
the property is located with latitude and 
longitude 

Enclosed in the report. 

b) Building Plan 
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FORMAT-A/1 

FORMAT OF VALUATION REPORT 

c) Floor Plan 
Approved Sanction Plan along with Floor 
wise plan provided. (Copy enclosed marked 
Annexure – 1F & 1G) 

d) 

Photograph of the property (including 
geo-stamping with date) and owner (in 
case of housing loans, if borrower is 
available) including a “Selfie’ of the Valuer 
at the site 

Enclosed in the report. 

e) 
Certified copy of the approved / 
sanctioned plan, wherever applicable from 
the concerned office 

Enclosed Copy of Approved Letter for 
Building Plan (Annexure – 1B & 1C) 

f) Google Map location of the property Enclosed in the report. 

g) 

Price trend of the Property in the 
locality/city from 
property search sites viz 
Magickbricks.com, 
99Acres.com, Makan.com etc 

Refer Annexure – 3 

h) Any other relevant documents/ extracts 
Copy of Legal Certification in respect to 
unsold area for 5th & 6th Floor is enclosed 
marked Annexure – 1A) 

i) Electricity Bill 
For Nov-2022 is enclosed marked 
Annexure -1D 

j) Property Charges As filled with the MCA 

 
As a result of our appraisal and analysis, it is our considered opinion that the present Fair Market 

value of the above property in the prevailing condition with aforesaid specifications is Rs.49.76 

crores/- (Rupees Forty-Nine Crores and Seventy-Six Lakhs only). The Realisable value of the 

above property is Rs.42.30 crores/- (Rupees Forty-Two Crores and Thirty Lakhs only) and the 

Distress value Rs.39.81 crores/- (Rupees Thirty-Nine Crores and Eighty-One Lakhs only). 

                                                                                             

 
 
 
 
 
                                                                                              Signature 
                                                                    (Name and Official seal of the Approved Valuer) 
 
Place: Kolkata 
Date: 28-09-2023 
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2. Annexure IV & V: 

(Annexure-IV) 

DECLARATION-CUM 

UNDERTAKING 

I, Debasis Bhattacharya, Director of Resolute Valuers & Consultants Pvt Ltd., do hereby 

solemnly affirm and state that 

a) We have been incorporated as per the Companies Act – Registered Valuers & Valuation 

Rules, 2017 with our registered office at 104 S P. Mukherjee Road, Kolkata – 700026, India. 

b) We will not undertake valuation of any assets in which we have a direct or indirect interest 

or becomes so interested at any time during a period of three years prior to our appointment 

as valuer or three years after the valuation of assets was conducted by us 

c) The information furnished in our valuation report dated 28-09-2023, is true and correct to 

the best of our knowledge and belief and we have made an impartial and true valuation of 

the property. 

d) We have physically inspected the property on 26-09-2023. The work is not sub-contracted 

to any other valuer and carried out by ourselves. 

e) Valuation report is submitted in the format as prescribed by the Bank. 

f) We have not been depanelled/ delisted by any other ban and in case any such deplanement 

by other banks during our empanelment with you, we will inform you within 3 days of such 

deplanement. 

g) We have not been removed/dismissed from service/employment earlier 

h) We have not been convicted of any offence and sentenced to a term of imprisonment.   

i) We have not been found guilty of misconduct in professional capacity 

j) We have not been declared to be unsound mind 

k) We are not an undischarged bankrupt, or have not applied to be adjudicated as a bankrupt; 

l) We are not an undischarged insolvent 

m) We have not been levied a penalty under section 271J of Income-tax Act, 1961 (43 of 1961) 

and   time limit for filing appeal before Commissioner of Income-tax (Appeals) or Income- 

tax   Appellate Tribunal, as the case may be having expired, or such penalty has been 

confirmed by Income-tax Appellate Tribunal, and five years have not elapsed after levy of 

such penalty. 

n) We have not been convicted of an offence connected with any proceeding under the Income 

Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and Our PAN Card number as 

applicable is AAJCR6417Q 

o) We undertake to keep you informed of any events or happenings which would make us 

ineligible for empanelment as a valuer 
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p) We have not concealed or suppressed any material information, facts and records and we 

have made a complete and full disclosure 

q) We have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 

r) 2011 of the IBA and this report is in conformity to the “Standards” enshrined for valuation 

in the Part-B of the above handbook to the best of our abilities 

s) We have read the International Valuation Standards (IVS) and the report submitted to the 

Bank for the respective asset class is in conformity to the “Standards” as enshrined for 

valuation in the IVS in “General Standards” and “Asset Standards” as applicable 

t) We abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure 

V- A signed copy of same to be taken and kept along with this declaration) 

u) We are a Registered Valuers-Entity registered with Insolvency & Bankruptcy Board of India 

(IBBI) 

v) Our CIBIL Score and credit worthiness is as per Bank’s guidelines. 

w) I am one of the Directors of the company, and the report is signed by a director who is 

competent to sign this valuation report. 

x) We will undertake the valuation work on receipt of Letter of Engagement. 

y) Further, we hereby provide the following information. 

Sl. 
No. 

Particulars Valuer comment 

1 
Background information of the asset being 
valued; 

BPTP International Trade Centre Limited 

2 
Purpose of valuation and appointing 
authority 

To estimate the Fair Market value, Realisable 
Value and Distress Sale Value of Properties for 
State Bank of India, IFB Branch, New Delhi 

3 
Identity of the valuer and any other experts 
involved in the valuation; 

Resolute Valuers & Consultants Pvt Ltd. 

4 
Disclosure of valuer interest or conflict, if 
any; 

N A 

5 
Date of appointment, valuation date and 
date of report; 

18-11-2022, 26-09-2023 and 28-09-2023. 

6 
Inspections and/or investigations 
undertaken; 

Yes. Physically inspected on 26-09-2023 

7 
Nature and sources of the information 
used or relied upon; 

- Legal Certificate in respect to unsold area 

located at 5th & 6th Floor. 

- Copy of Approved Letter for Building Plan. 

Copy of Occupancy Certificate. 

- Floor Wise Leased Out Area Details. 

- Information obtained during physical 

inspection. 

- Information available over the various 

public domain 
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Sl. 
No. 

Particulars Valuer comment 

8 
Procedures adopted in carrying out the 
valuation and valuation standards followed; 

As per detailed report submitted 

9 Restrictions on use of the report, if any; As per detailed report submitted 

10 
Major factors that were taken into account 
during the valuation; 

As per detailed report submitted 

11 
Major factors that were not taken into 
account during the valuation; 

As per detailed report submitted 

12 

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

As per detailed report submitted 

 

Date: 28-09-2023 

Place: Kolkata 

 

For Resolute Valuers & Consultants 

Pvt Ltd. 

 

Debasis Bhattacharya 

(Director) 
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(Annexure-V) 

Model Code of Conduct for Valuers 

Integrity and Fairness 

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and 

Fairness in all his/its dealings with his/its clients and other valuers. 

2. A valuer shall maintain integrity by being honest, straightforward, and forthright in all 

professional relationships. 

3. A valuer shall endeavour to ensure that he/it provides true and adequate information and 

shall not misrepresent any facts or situations. 

4. A valuer shall refrain from being involved in any action that would bring disrepute to the 

profession. 

5. A valuer shall keep public interest foremost while delivering his services. 

 

Professional Competence and Due Care 

6. A valuer shall render at all times high standards of service, exercise due diligence, ensure 

proper care and exercise independent professional judgment. 

7. A valuer shall carry out professional services in accordance with the relevant technical and 

professional standards that may be specified from time to time 

8. A valuer shall continuously maintain professional knowledge and skill to provide 

competent professional service based on up-to-date developments in practice, prevailing 

regulations/ guidelines and techniques. 

9. In the preparation of a valuation report, the valuer shall not disclaim liability for his/its 

expertise or deny his/its duty of care, except to the extent that the assumptions are based 

on statements of fact provided by the company or its auditors or consultants or 

information available in public domain and not generated by the valuer. 

10. A valuer shall not carry out any instruction of the client insofar as they are incompatible 

with the requirements of integrity, objectivity and independence. 

11. A valuer shall clearly state to his client the services that he would be competent to provide 

and the services for which he would be relying on other valuers or professionals or for 

which the client can have a separate arrangement with other valuers. 

 

Independence and Disclosure of Interest 

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its 

decisions are made without the presence of any bias, conflict of interest, coercion, or undue 

influence of any party, whether directly connected to the valuation assignment or not. 

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is 

not independent in terms of association to the company. 
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14. A valuer shall maintain complete independence in his/its professional relationships and 

shall conduct the valuation independent of external influences. 

15. A valuer shall wherever necessarily disclose to the clients, possible sources of conflicts of 

duties and interests, while providing unbiased services. 

16. A valuer shall not deal in securities of any subject company after any time when he/it first 

becomes aware of the possibility of his/its association with the valuation, and in 

accordance with the Securities and Exchange Board of India (Prohibition of Insider 

Trading) Regulations, 2015 or till the time the valuation report becomes public, whichever 

is earlier. 

17. A valuer shall not indulge in “mandate snatching” or offering “convenience valuations” in 

order to cater to a company or client’s needs. 

18. As an independent valuer, the valuer shall not charge success fee. 

19. In any Fairness opinion or independent expert opinion submitted by a valuer, if there has 

been a prior engagement in an unconnected transaction, the valuer shall declare the 

association with the company during the last five years. 

 

Confidentiality 

20. A valuer shall not use or divulge to other clients or any other party any confidential 

information about the subject company, which has come to his/its knowledge without 

proper and specific authority or unless there is a legal or professional right or duty to 

disclose. 

 

Information Management 

21. A valuer shall ensure that he/ it maintains written contemporaneous records for any 

decision taken, the reasons for taking the decision, and the information and evidence in 

support of such decision. This shall be maintained so as to sufficiently enable a reasonable 

person to take a view on the appropriateness of his/its decisions and actions. 

22. A valuer shall appear, co-operate and be available for inspections and investigations carried 

out by the authority, any person authorised by the authority, the registered valuer’s 

organisation with which he/it is registered or any other statutory regulatory body. 

23. A valuer shall provide all information and records as may be required by the authority, the 

Tribunal, Appellate Tribunal, the registered valuer’s organisation with which he/it is 

registered, or any other statutory regulatory body. 

24. A valuer while respecting the confidentiality of information acquired during the course of 

performing professional services, shall maintain proper working papers for a period of 

three years or such longer period as required in its contract for a specific valuation, for 

production before a regulatory authority or for a peer review. In the event of a pending 

case before the Tribunal or Appellate Tribunal, the record shall be maintained till the 

disposal of the case. 
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Gifts and hospitality 

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

his independence as a valuer.  

Explanation. ─ For the purposes of this code the term ‘relative’ shall have the same 

meaning as defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013). 

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public 

servant or any other person with a view to obtain or retain work for himself/ itself, or to 

obtain or retain an advantage in the conduct of profession for himself/ itself. 

 

Remuneration and Costs. 
 

27. A valuer shall provide services for remuneration which is charged in a transparent manner, 

is a reasonable reflection of the work necessarily and properly undertaken, and is not 

inconsistent with the applicable rules. 

28. A valuer shall not accept any fees or charges other than those which are disclosed in a 

written contract with the person to whom he would be rendering service. 

 

Occupation, employability and restrictions. 
 

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able 

to devote adequate time to each of his/ its assignments. 

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

valuer organisation discredits the profession. 

 

Miscellaneous 

31. A valuer shall refrain from undertaking to review the work of another valuer of the same 

client except under written orders from the bank or housing finance institutions and with 

knowledge of the concerned valuer. 

32. A valuer shall follow this code as amended or revised from time to time   



Private  &  Confidential 

Resolute Valuers & Consultants Pvt Ltd       19 BPTP Capital City 

3. Mandate & Purpose: 

In terms of the mandate dated …………., received from State Bank of India, IFB Branch, New Delhi, 

we undertook the assignment for computation of the Estimated Fair Market Value, Estimated 

Realizable Value and Estimated Distressed Sale Value of the Unsold Area located at the 5th & 6th 

Floor of the Commercial Building known as “Capital City”, located at Plot No- 2B, Sector – 94, 

Noida.   

4. Assets Under Valuation: 

As per the legal certificate provided in respect to the 5th & 6th floor of the Commercial 

Project “Capital City” the details of area are as under: 

 

(Area in Sq. Ft) 
 

Floor 
Total Constructed 

Area 
Total Area Sold 

Out 

Total Unsold Area 
considered for 

Valuation 

5th floor 46,634 28,845 17,789 

6th floor 46,620 16,328 30,292 

Total 93,254 45,173 48,081 
 

5. Terminology: 

Fair Value 

 According to the International Valuation Standards (“IVS”) 104, “Fair Value 

is the estimated amount for which an asset or liability should exchange on 

the valuation date between a willing buyer and a willing seller in an arm’s 

length transaction, after proper marketing and where the parties had each 

acted knowledgeably, prudently and without compulsion”. 
 

 Fair Value is the estimated amount, expressed in terms of money, that may 

reasonably be expected for a property in an exchange between a willing buyer 

and a willing seller, with equity to both, neither under any compulsion to buy 

or sell, and both fully aware of all relevant facts, as of a specific date, and if 

the earnings support the value reported. 
 

Liquidation 

Value 

 According to the International Valuation Standards (“IVS”) 104, 

“Liquidation Value is the amount that would be realized when an asset or 

group of assets are sold on a piecemeal basis, that is without consideration of 

benefits (or detriments) associated with a going-concern business”. 
 

 Liquidation value is the likely price of an asset when it is allowed insufficient 

time to sell on the open market, thereby reducing its exposure to potential 

buyers. Liquidation value is typically lower than Fair value. 
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6. Methodology & Approaches adopted for Valuation: 

Assets Under 
Valuation 

Approach of Valuation 
(IVS – 105) 

Premise of Value 
(IVS - 104) 

Applicable IVS 
Asset Standards 

Building Assets Market Approach 
Current or Existing 

Use 
IVS – 400 

 

 

 

IVS 400 “Real Property Interests”: 

This standard applies to the valuations of the real property interests. This standard contains 

additional requirements for valuations of real property interests. 
 

The main provisions of this standard are:  

(a) an overview of real property interests and the circumstances in which they are valued,  

(b) a framework for the selection and application of approaches and methodologies for the 

valuation of real property interests 
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7. Background of the property: 

BPTP Capital City is a multicomplex commercial building located at Plot No.-2B, Sector-94, Noida 

(U.P.). It is a (B1+B2+B3+G+15) floored commercial building which has been developed by 

BPTP International Trade Centre Limited around the year 2022.  

As per the mandate received, the subject property has been proposed to be mortgaged to SBI, IFB 

New Delhi, for availing credit facilities, and for the purpose of the same which we have carried 

out the valuation exercise.  
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8. Location of the property: 

 

 

BPTP Capital City - developed by BPTP 
International Trade Centre Limited. 
 

The subject property is located at Sector 94, 
Noida, Uttar Pradesh 201301., at the intersection 
of Kalandi Kunj Bridge and Noida - Greater 
Noida Expressway.  

Latitude: 28.553887259826293 N, 

Longitude: 77.32475026290881 E 
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The subject 

property is 

accessible 

through 

Gautam Budh 

Road. Also, 

the property is 

nearby to 

Noida – 

Greater Noida 

Expressway. 

 

The nearest railway station is New 

Delhi Railway Station 18.4 km far 

away from the subject property.  

Nearest Metro Railway Station is 

Okhla Bird Sanctuary Metro 

Station, which is around 400 meters 

away from the property., on the 

Magenta Line that connects Capital 

City to the South Delhi Hub of 

Jasola, Nehru Place & Saket and to 

Huda City Centre in Gurugram 

 

The nearest 

airport is Indira 

Gandhi 

International 

Airport, which is 

about 26.7 km 

away from the 

subject property. 
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9. Identity of the Valuers: 

a) Land & Building – Balkrishna Lal More (IBBI/RV/05/2021/14263) 

10. Disclosure of Valuer’s Interest & Conflict, if any: 

We, Resolute Valuers & Consultants Pvt Ltd, hereby declare that; we are not related to the above-

mentioned company or to the management of the company in any manner. Also, we do not have 

any personal interest in the financial performance of the Company. 

11. Important Dates: 

Date of Appointment  : …………..  

Date of Inspection  : 26-09-2023 

Date of Valuation  : 26-09-2023 

Date of Report  : 28-09-2023  

12. Nature/Sources of Information Relied Upon: 

- Legal certificate provided in respect to the Unsold Area for 5th & 6th floor. 

- Copy of Approved Letter for Building Plan. 

- Copy of Occupancy Certificate. 

- Information obtained during physical inspection 

- Information available over the various public domain.  
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13. Valuation Summary of Unsold Area located at 5th & 6th Floor 

of the Commercial Building: 
 

Valuation Summary 

(Amount in Rs. Crores) 

Description Location Floors Assets Class 
Area (in 
Sq. Mt.) 

Estimated 
Fair 

Market 
Value 

Unsold Area 
at 5th & 6th 
Floor of the 
Commercial 
Building - 
BPTP Capital 
City 

Plot no-2B, 
Sector 94, 
Noida, Uttar 
Pradesh 

5th & 6th Floor 
Leasable 
Building Area 

48,081 49.76 

Estimated Fair Market Value of the Property 49.76 

Estimated Realizable Value of the Property 42.30 

Estimated Distressed Sale Value of the Property 39.81 

 

Notes to Valuation: 

 We have been provided with the Copy of Legal Certificate (issued by Mr. Pradeep Kumar 

Bhatia, dated 20th September, 2023) in respect to the unsold area of 48,081 Sq. Ft, located at 

the 5th & 6th Floor of the Commercial Building. Copy of which is enclosed for reference 

marked Annexure – 1A.  

Based on the details provided, by the Company, we have considered the unsold area 

of 48,081 Sq. Ft, for the purpose of our valuation.  

 In this case, as per the direction of the client, for the purpose of our valuation, we have 

ascertained the estimated Fair Market value under Market Approach, by considering 

the Current Market Price of the Constructed Space.  
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CHAPTER – II 

VALUATION 
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14. Approach of Valuation, Premise of Value & Applicable IVS- At a Glance: 

Particular 
Approach of Valuation 

(IVS – 105) 
Premise of Value 

(IVS – 104) 
Applicable IVS Asset Standards 

Building Assets Market Approach Current or Existing Use IVS 400 
 

IVS 400 “Real Property Interests”: 

This standard applies to the valuations of the real property interests. This standard contains additional requirements for valuations of real property 

interests. 
 

The main provisions of this standard are:  

(a) an overview of real property interests and the circumstances in which they are valued,  

(b) a framework for the selection and application of approaches and methodologies for the valuation of real property interests 
 

 

In this approach, the following weightages have been given to factors 

such as: 

 The Right to Sell / Transfer / Lease of the property 

 Demand and Prospective buyers for such type of property 

 Size, Prominence and Location of property. 

 Age and Condition of the property. 

 Building Materials, Labour costs involved thereof. 

 Additional construction and renovation potential of the property. 

 The Marketability, Utility, Demand and Supply of Property in the 

surrounding area. 

 Legal and Physical Encumbrance on Building. 

 Freehold or Leasehold nature of property etc. 
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15. Valuation Methodology & Approaches: 

Valuation exercise has been performed as per the provisions of IVS 105 of International Valuation 

Standard (IVS 2022). There are several commonly used and accepted methods for determining the 

Fair Value of the Movable & Immovable assets of a company, and Valuation Report has been 

prepared as per provisions of IVS 103 of International Valuation Standard (IVS 2022).  

As per the Para 10.1 of the IVS 105, Consideration must be given to the relevant and appropriate 

valuation approaches. One or more valuation approaches may be used in order to arrive at the 

value in accordance with the basis of value. The three approaches described and defined below are 

the main approaches used in valuation. They are all based on the economic principles of price 

equilibrium, anticipation of benefits or substitution. The principal valuation approaches are:  

 

 

 

  Approach 

to Asset 

Valuation 

Market 

Approaches 

Cost 

Approaches 

Income 

Approaches 

Value is 

estimated based 

on instances of 

sales/quotes of 

similar assets in 

the market. 

Value is 

estimated based 

on replacement 

cost after 

adjusting for 

depreciation, 

functional 

obsolescence, 

etc. 

Value is 

estimated based 

on expected 

future cash flows 

which are 

discounted at the 

weighted 

Average cost of 

capital (WACC) 
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A. Market Approach: 

As per Para 20.1 of IVS 105, the Market Approach provides an indication of value by comparing 

the asset with identical or comparable (that is similar) assets for which price information is available. 

Para 20.2, also provides that the market approach should be applied and afforded significant weight 

under the following circumstances: 

a) The subject asset has recently been sold in a transaction appropriate for consideration 

under the basis of value, 

b) The subject asset or substantially similar assets are actively publicly traded, and/or 

c) There are frequent and/or recent observable transactions in substantially similar assets. 

 

Considering the nature of the assets, we have considered this approach for the purpose of 

ascertaining the valuation of the Unsold Building Area located at the 5th & 6th Floor of the 

Commercial Building. 
 

   

 

  

Factors 
Affecting 

Valuation in 
Market 

Approach

Physical 
condition

State of Repair 
& Maintenance

Utility of  Asset

Functional 
Depreciation 

for wear & tear

Maket Driven 
Replacement 

Cost as on Date 
of  Valuation

Age, Balance 
Economic Life
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B. Cost Approach: 

As per Para 60.1 of IVS 105, the cost approach provides an indication of value using the economic 

principle that a buyer will pay no more for an asset than the cost to obtain an asset of equal utility, 

whether by purchase or by construction, unless undue time, inconvenience, risk, or other factors 

are involved. The approach provides an indication of value by calculating the current replacement 

or reproduction cost of an asset and making deductions for physical deterioration and all other 

relevant forms of obsolescence. 

Further Para 60.2 provides that the cost approach should be applied and afforded significant weight 

under the following circumstances: 

a) Participants would be able to recreate an asset with substantially the same utility as the 

subject asset, without regulatory or legal restrictions, and the asset could be recreated 

quickly enough that a participant would not be willing to pay a significant premium for the 

ability to use the subject asset immediately, 

b) The asset is not directly income-generating and the unique nature of the asset makes using 

an income approach or market approach unfeasible, and/or 

c) The basis of value being used is fundamentally based on replacement cost, such as 

replacement value. 
 

 

 

Factors 
Affecting 

Valuation in 
Cost 

Approach

Physical 
condition

State of Repair 
& Maintenance

Utility of  Asset

Functional 
Depreciation 

for wear & tear

Replacement 
Cost as on 

Date of  
Valuation

Age, Balance 
Economic Life
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C. Income Approach: 

As per Para 40.1 of IVS 105, the Income Approach provides an indication of value by converting 

future cash flow to a single current value. Under the income approach, the value of an asset is 

determined by reference to the value of income, cash flow or cost savings generated by the asset.  

Accordingly, para 40.2, the income approach should be applied and afforded significantly weight 

under the following circumstances: 

a) The income-producing ability of the asset is critical element affecting value from a 

participant perspective, and/or 
 

b) Reasonable projections of the amount and timing of future income are available for the 

subject asset; but there are few, if any, relevant market comparable. 
 

 

 

  

Factors 
Affecting 

Valuation in 
Income 

Approach

Anticipation of   
economic 

benefits into a 
present single 

amount

Estimated Future 
Cashflow of the 

Firm

Estimated 
Future Cost 

Savings

Future 
Economic 

Income 
Producing 
Capacity

Cost of  Capital 
i.e. Equity and 

Debt

Macro Economic 
Factors such as 

Changes in 
Industry outlook, 
Inflation, Forex 

Rates, Tax 
Regime, etc.
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16. Premise of Valuation: 

A Premise of Value or Assumed Use describes the circumstances of how an asset or liability is 

used. Different bases of value may require a particular Premise of Value or allow the consideration 

of multiple Premises of Value. Some common Premises of Value are: 

❖ Highest and Best Use. 

❖ Current Use/Existing Use. 

❖ Orderly Liquidation. 

❖ Forced Sale 

A. Highest and Best Use: 

Highest and Best Use is the premise from a participant perspective, that would produce the value 

by utilizing a particular asset to its highest and best possible use. Although the concept is most 

frequently applied to non-financial assets as many financial assets do not have alternative uses. The 

HABU must be physically possible (where applicable), financially feasible, legally allowed and result 

in the Highest Possible Value. If different from the current use, the costs to convert an asset to its 

Highest and Best Use would impact the value. The HABU for an asset may be its current or existing 

use when it is being used optimally. However, HABU may differ from current use or even be an 

Orderly Liquidation. The HABU of an asset valued on a stand-alone basis may be different from 

its HABU as part of a group of assets, when its contribution to the overall value of the group must 

be considered. 

B. Current / Existing Use: 

The Current Use / Existing Use is the current way an asset, liability, or group of assets and/or 

liabilities is used. The Current Use may be, but is not necessarily, also the Highest and Best Use. 

C. Orderly Liquidation: 

An Orderly Liquidation describes the value of a group of assets that could be realised in a 

liquidation sale, given a reasonable period of time to find a purchaser (or purchasers), with the 

seller being compelled to sell on an as-is, where-is basis. The reasonable period of time to find a 

purchaser (or purchasers) may vary by asset type and market conditions. 

D. Forced Sale: 

A Forced Sale typically reflects the most probable price that a specified property is likely to bring 

under all of the following conditions: 

 Consummation of a sale within a short time period, 

 The asset is subjected to market conditions prevailing as of the date of valuation or assumed 

timescale within which the transaction is to be completed, 

 Both the buyer and the seller are acting prudently and knowledgeably, 

 The seller is under compulsion to sell, 

 The buyer is typically motivated, 

 Both parties are acting in what they consider their best interests, 
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 A normal marketing effort is not possible due to the brief exposure time and, 

 Payment will be made in cash. 

The base and premise for the current valuation assignment is as under: 

Particular Approach of Valuation Premise of Value 

Unsold Area at 5th & 6th Floor of 
BPTP Capital City – Commercial 
Building  

Market Approach Current / Existing Use 
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COMMERCIAL BUILDING 
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17. Valuation of Unsold Area at 5th & 6th Floor of the Commercial 

Building at Plot No-2B, Sector – 94, Noida, Uttar Pradesh 

(under Market Approach): 
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Valuation Summary 

(Amount in Rs. Crores) 

Description Location Floors Assets Class 
Area (in 
Sq. Mt.) 

Estimated 
Fair 

Market 
Value 

Unsold Area 
at 5th & 6th 
Floor of the 
Commercial 
Building - 
BPTP Capital 
City 

Plot no-2B, 
Sector 94, 
Noida, Uttar 
Pradesh 

5th & 6th Floor 
Leasable 
Building Area 

48,081 55.29 

Estimated Fair Market Value of the Property 55.29 

Estimated Realizable Value of the Property 47.00 

Estimated Distressed Sale Value of the Property 44.23 

 

Notes to Valuation: 

 We have been provided with the Copy of Legal Certificate (issued by Mr. Pradeep Kumar 

Bhatia, dated 20th September, 2023) in respect to the unsold area of 48,081 Sq. Ft, located at 

the 5th & 6th Floor of the Commercial Building. Copy of which is enclosed for reference 

marked Annexure – 1A.  

Based on the details provided, by the Company, we have considered the unsold area 

of 48,081 Sq. Ft, for the purpose of our valuation.  

 During the physical inspection, we have observed that on 5th Floor: unit no 501 were occupied 

by Illuminators & Circuiteers and Unit no 529,530,531 and 532 were occupied by Bakson 

Company. Most of unit was kept closed by putting Wood Board on entrance. Interior work 

was in progress on 6th Floor 

 In this case, as per the direction of the client, for the purpose of our valuation, we have 

ascertained the estimated Fair Market value under Market Approach, by considering 

the Current Market Price of the Constructed Space.  

 Considering the above-mentioned facts, for the purpose of our valuation, we have 
considered the followings: 
 

 

i) Govt. Guideline Rate / Circle Rate:  
 

As per the available evaluation list published by Govt. of Uttar Pradesh, for Gautambudh 

Nagar Zone (effective from 06-08-2020), there is no composite rate available for constructed 

properties.  

However, in the evaluation list there is rate available for Commercial Land and construction 

cost. Considering the same, the estimated Composite Circle Rate works out as under: 
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Computation of Composite Rate of Constructed Space 

Sr. 
No 

Description 
Unit of 

Measure 
Value Reference 

A Land Area Sq. Mt 1 
Assumed for 
Computation 

B Land Rate for Commercial Use  INR per Sq. Mt 1,59,000/- Annexure - 2A 

C Permissible FAR  Times 2 Annexure – 1D 

D Permissible Building Area Sq. Mt 2 A × C 

E Building Construction Rate  INR per Sq. Mt 14,000/- Annexure - 2B 

F 
Composite Rate for Permissible 
Building Area 

INR per Sq. Mt 1,87,000/- 
[(A×B) 

+(D×E)] 

G 
Composite Rate for per unit of 
Building Area 

INR per Sq. Mt 93,500/- F/D 

H 
Composite Rate for per unit 
of Building Area 

INR per Sq. Ft 8,686/- G/10.764* 

Say, 8,700/-  

*1 Sq. Mt = 10.764 Sq. Ft 

 

From the above-mentioned table, the Estimated Circle Rate of Constructed Space is 
works out to around Rs.8,700/- per Sq. Ft.  
 

Circle Rate/Guideline Rate published by the concerned Govt. Authorities for the purpose of 

Stamp Duty computation, serve as minimum benchmark value for a property. However, the 

same do not limits a property to be transacted at circle rate.   

Actual price point of the property is depending upon the various factors, such as physical 

condition, location of the property, availability of civic amenities in the nearby vicinity, 

connectivity to the other parts of the city, etc. Therefore, the actual market price may differ 

from Govt. ready reckoner rates. In view of the above, we have not considered the same 

for the purpose of our valuation.  
 

ii) Comparable Market Rate: 
 

As per the information available over the various property portals like 99acres.com, 

magicbricks.com, etc, we have taken into account the comparable properties which are located 

in the similar belt, listed for sale in the public portals. As per the information available over the 

various portals, the Comparable Market Rates are ranges between Rs. 9,200/- to Rs.13,400/- 

per Sq. Ft (Refer Annexure – 4). Average Rate is around Rs.11,500/- per Sq. Ft. 
 

Market Rates listed over the public domain are an initial/indicative offer for sale and not 

conclusive evidence pertaining to transaction and there are always room for negotiation. The 

price reflected in the public domain may change depending upon the negotiations at the time 

of actual transaction/s. Moreover, properties listed over the property portals are not located 

within the exact close vicinity (located within the radius of 1 - 2 kms from the subject property).  

Therefore, all these references are may or may not comparable for the subject property. 

In view of the above, we have not considered the same for the purpose of our valuation. 
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iii) Transaction Rate: 
 

We have ascertained the Transaction Rate from the local registry, found for property which is 

located within the same division and nearby to the subject property. Transaction Rates 

represents the actual prevailing market rates at which present transactions in the similar belt 

are taking place, which ranges around Rs.11,500/- to Rs.12,700/- per Sq. Ft. (Refer Annexure 

– 5A & 5B). details of which are a as under: 

 

Description 
Comparable 
Property - 1 

Comparable 
Property - 2 

Location  Sector 94 Sector 94 

Transacted Area of Building (in Sq. Mt) 128.11 501.57 

Transacted Area of Building (in Sq. Ft) 1,379.00 5,398.90 

Age of the Property 5 Years 4 Years 

Consideration (in Rs.) 1,59,13,700 6,89,83,000 

Rate per Sq. Ft (in Rs.) 11,540 12,777 
 

Transaction Rates represents the actual prevailing market rates at which present transactions in 

the similar belt are taking place. Also, Transaction Rates are more or less in line with the 

available Comparable Market Rates. Therefore, in view of the above, we have considered 

Rs.11,500/- per Sq. Ft for the purpose of our valuation.  

Further, considering the large size of the property, we have adopted Rs.10,350/- per Sq. 

Ft. (being 90% of the Transaction Reference Rate of Rs.11,500/- per Sq. Ft.), for the purpose 

of our valuation.  
 

 Considering the above-mentioned Rates, the estimated valuation of the subject 
property works out as under: 

 

 

(Amount in Rs. Crores) 

Floor 
Area Considered for 
Valuation (in Sq. Ft) 

Rate Considered per 
Sq. Ft 

Estimated Fair 
Market Value 

5th floor 17,789 10,350 18.41 

6th floor 30,292 10,350 31.35 

Total 48,081  49.76 
 

 While ascertaining the estimated Realizable & Distress Sale Value, we have considered the 
85% of the Estimated Fair Market Value as the Estimated Realizable Value and 80% of the 
Estimated Fair Market Value as the Estimated Distressed Sale Value.  
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17.1. Annexure 1A – Area Details for 5th & 6th Floor as per Legal 

Certification: 
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17.2. Annexure 1B – Area as per Approval Letter for Building: 
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17.3. Annexure 1C – Area as per Occupancy Certificate: 
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17.4. Annexure 1D: – Copy of Electricity Bill for Nov-2022: 
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17.5. Annexure 1E: – Copy of Property Charges to NOIDA: 
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17.6. Annexure 1F – Copy of Proposed Sanction Plan: 
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17.7. Annexure 1-G – Copy of 5th & 6thFloor Area Plan: 
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17.8. Annexure 2A: Copy of Circle Rate for Land: 
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17.9. Annexure 2B: Cost of Construction: 
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17.10. Annexure 3 – Comparable Market Rate of Property: 

(Amount in Rs) 

Sl. 
No. 

Location 
Amount in 

Rs. 
Area in 
Sq. Ft 

Property 
Located 
at Floor 

Rate per 
Sq. Ft. 

Distance 
from 

property 

1 
Supertech Supernova, Sector 
94, Noida 

69,00,000 514 11 13,400 1.8 km 

2 Sector 94, Noida 48,00,000 520 17 9,200 
Close 

Vicinity 

3 
Supertech Astralis, Gautum 
Budh nagar, Sector 94, Noida 

4,00,00,000 3500 18 11,400 1.3 km 

7 
Supertech Supernova, Sector 
94, Noida 

80,00,000 700 11 11,400 1.8 km 

Average Market Rate  11,500  
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17.11. Annexure 4A: Transaction Reference 1: 

 

Description 
Comparable 
Property - 1 

Location  Sector 94 

Transacted Area of Building (in Sq. Mt) 128.11 

Transacted Area of Building (in Sq. Ft) 1,379.00 

Age of the Property 5 Years 

Consideration (in Rs.) 1,59,13,700 

Rate per Sq. Ft (in Rs.) 11,540 
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17.12. Annexure 4B: Transaction Reference 2: 

 

Description 
Comparable 
Property - 2 

Location  Sector 94 

Transacted Area of Building (in Sq. Mt) 501.57 

Transacted Area of Building (in Sq. Ft) 5,398.90 

Age of the Property 4 Years 

Consideration (in Rs.) 6,89,83,000 

Rate per Sq. Ft (in Rs.) 12,777 
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LIMITATIONS & 

DISCLAIMER 



Private  &  Confidential 

Resolute Valuers & Consultants Pvt Ltd       63 BPTP Capital City 

18. Assumptions, Limiting Conditions & Important Notice Cum 

Disclaimer: 

➢ This report is only to be used in its entirety, and for the purpose stated in the report. No 
third parties should rely on the information or data contained in this report without the    
advice of their lawyer, attorney or accountant. We acknowledge that we have no present or 
contemplated financial interest in the Company. Our fees for this valuation are based upon 
our normal billing rates, and not contingent upon the results or the value of the business or 
in any other manner. 

 

➢ We have no responsibility to modify this report for events and circumstances occurring 
subsequent to the date of this report. we have, however, used conceptually sound and 
generally accepted methods, principles and procedures of valuation in determining the value 
estimate included in this report. 

 

➢ The valuation analyst, by reason of performing this valuation and preparing this report, is 
not to be required to give expert testimony nor to be in attendance in court or at any 
government hearing with reference to the matters contained herein, unless prior arrangements 
have been made with an analyst regarding such additional engagement and which, the analyst 
shall be at a liberty to accept or decline. 

 

➢ Based on the documents/information/details provided to us by the lenders / Borrower 
Company and physical verification/analysis carried out by us, we have conducted this 
valuation. However, the aspect of legal ownership and due diligence may be legally verified 
by the lenders or parties as deemed fit and proper. 

 

➢ Any matters related to legal title and ownership are outside the purview and scope of this 
valuation exercise. Further, no legal advice regarding the title and ownership of the subject 
property has been obtained while conducting this valuation exercise. Valuation may be 
significantly influenced by adverse legal, title or ownership, encumbrance issues. 

 

➢ For the present valuation exercise, we have also relied upon information available in the public 
domain. However, the accuracy and timeliness of the same has not been independently 
verified by me. 

 

➢ Provision of valuation recommendations and considerations of the issues described herein 
are areas of our regular corporate advisory practice. The services do not represent 
accounting, assurance, financial due diligence review, consulting, transfer pricing or 
domestic/international tax-related services that may otherwise be provided by me.  

 

➢ This Report contains proprietary and strictly confidential information, which has been 
prepared by us under a specific mandate.  

 

➢ By accepting a copy of this Report, the recipient agrees to keep its contents and any other 
information which is disclosed to the recipient, confidential, and shall not divulge, distribute 
or disseminate any information contained herein, in part or in full, without our prior written 
approval.  

 

➢ This Report and information contained herein or any part of this report, does not constitute 
or purport to constitute investment advice in publicly accessible media and should not be 
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printed, reproduced, transmitted, sold, distributed or published by or on behalf of the 
recipient without the prior written approval from us. The recipient also agrees to indemnify 
us against any claims that may arise as a result of a breach of any confidentiality arrangement, 
which governs the contents of this Report.  

 

➢ This Report and opinions contained herein have been prepared by us, inter alia, on the basis 
of information and documents available in the public domain, information provided by the 
company, data available on the company website.  

 

➢ This Report has been prepared for the specific purpose as mentioned in the Report, and does 
not constitute any recommendation, and should not be construed as an offer to sell or the 
solicitation of an offer to buy, purchase or subscribe to any securities mentioned therein, and 
neither this Report nor anything contained herein shall form the basis of or be relied upon 
in connection with any contract or commitment whatsoever, apart from the specific purpose 
as mentioned above. It may be noted however, that nothing in these materials is intended to 
be construed as legal, accounting, technical or tax advice.  

 

➢ This Report constitutes an opinion expressed by us and each party concerned has to draw 
its own conclusions on making independent enquiries and verifications and we are not 
supposed be held liable for any financial loss incurred by anyone based on this report. We 
are not to be liable for any damages whether direct or indirect, incidental, special or 
consequential including lost revenue or lost profits that may arise from or in connection with 
the use of this Report. Further, by accepting a copy this Report, the recipient accepts the 
terms of this Notice cum Disclaimer, which forms an integral part of this Report and the 
recipient shall be deemed to have agreed to indemnify us against any claims that may be 
raised as a result of or in connection with the data and opinions presented in this Report.  

 

➢ The delivery of this Report at any time does not imply that the information in it is correct as 
of any time after the date set out on the cover page hereof, or that there has been no change 
in the status of the subject or anyone else since that date. Analysis including the Valuation 
analysis and results under this Report are specific to the purpose of valuation under this 
Report and is as on a particular date. It may not be valid for any other purpose or as at any 
other date. Also, it may not be valid if done on behalf of any other entity. We, however, have 
no obligation to update this Report for events, trends or transactions relating to the Company 
or the market/economy in general and occurring subsequent to the date of this Report.  

 

➢ This Report has not been approved and will or may not be reviewed or approved by any 
statutory or regulatory authority in India or by any Stock Exchange in India. While due care 
and prudence has been exercised to incorporate all the necessary and material important 
information required to carry out the present engagement, we wish to state that this Report 
may not be all inclusive and may not contain all the information that the recipient may 
consider material.  

 

➢ The distribution / taking / sending / dispatch / transmission of this document in certain 
foreign jurisdictions may be restricted by law, and persons into whose possession this 
document comes should inform themselves about, and observe, any such restrictions. 

 

➢ This Report is divided into sections & sub-sections only for the purpose of reading 
convenience. Any partial reading of this Report may lead to inferences, which may be at 
divergence with the conclusions and opinions based on the entirety of this Report. Neither 
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this Report, nor the information contained herein, may be reproduced or passed-on to any 
person or used for any purpose other than stated above. 

 

➢ We are not responsible for authentication of the Ownership of the properties valued by us. 
 

➢ Valuation is an economic concept and various valuation approaches provide only an estimate 
of value based on the assumptions involved. It is pertinent to note that valuation, being a 
highly subjective exercise dependent on assumptions, is a matter of individual perception, and 
hence may vary from valuer to valuer. 

 

➢ Financial information of the subject company is included solely to assist in the development 
of a value conclusion presented in this report and should not be used to obtain creditor for 
other purpose. Because of the limited purpose of the information presented, it may be 
incomplete and contain departures from generally accepted accounting principles. We have 
not audited, reviewed or compiled this information and express no assurance on it. 
 

➢ The conclusion of value arrived at herein is valid only for the stated purpose as of the date 
of the valuation and may not be used out of the context presented herein. 
 

➢ The valuation contemplates facts and conditions existing as of the valuation date. Events and 
conditions occurring after that date have not been considered, and we have no obligation to 
update our report for such events and conditions. We have not any present or contemplated 
future interest in Corporate Debtor, any personal interest with respect to the parties involved, 
or any other interest that might prevent us from performing an unbiased valuation. Our 
compensation is not contingent on any action or event resulting from the analyses, opinions, 
or conclusions in, or the use of, this report 

 

 

Date : 28-09-2023 

Place : Kolkata 

 


