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August 2020 
 
Addendum to Valuation Report Dated January 13, 2020 

 
Tower Infrastructure Trust (the “Trust”) 
(Acting through its Trustee - Axis Trustee Services Limited) 
 
And 
 

Infinite India Investment Management Limited  
   (In its capacity as the “Investment Manager” of the Trust) 

 
And 
 
Reliance Industrial Investments and Holdings Limited 
(Reliance Sponsor) 
 
And 
 
BIF IV Jarvis India Pte. Limited 
(Brookfield Sponsor) 
 
Valuation of InvIT Asset as per Securities and Exchange 
Board of India (Infrastructure Investment Trusts) 
Regulations, 2014, as amended 
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Draft for discussion 

UDIN: 20503604AAAACG3294 August 21, 2020
 
To 
Tower Infrastructure Trust (the “Trust”) 
Acting through its Trustee - Axis Trustee Services Limited  
9th Floor, Maker Chamber IV,  
222 Nariman Point, Mumbai - 400 021, India                                                                               
 
To 
Infinite India Investment Management Limited  
(In its capacity as the “Investment Manager” of the Trust) 
7th Floor, Cnergy, Appasaheb Marathe, 
Marg, Prabhadevi, 
Mumbai, 400025. 
India 
 
To 
Reliance Industrial Investments and Holdings Limited  
9th Floor, Maker Chamber IV,  
222 Nariman Point, Mumbai 400 021  
India 
 
To  
BIF IV Jarvis India Pte. Limited  
16, Collyer Quay, #24-01,  
Income at Raffles, 
Singapore – 049318 
 
Dear Sir(s)/ Madam(s), 

 

Sub: Addendum to Report Dated January 13, 2020 with UDIN No. 20503604AAAAAB5827 on 

Valuation of InvIT Asset as per Securities and Exchange Board of India (Infrastructure 

Investment Trusts) Regulations, 2014, as amended. 

I, Sunil Kumar Saini (hereinafter referred to as “Valuer”, “I,” “my,” or “me”), with Registered 

Valuer Registration Number IBBI/RV/06/2018/10385, had been appointed to provide professional 

services to Infinite India Investment Management Limited (“Investment Manager”) acting in the 

capacity of investment manager of the Tower Infrastructure Trust (“Trust”) with respect to 

determination of value of Reliance Jio Infratel Private Limited (“Tower Co.” or “InvIT Asset”) as 

per the requirements of Securities and Exchange Board of India (Infrastructure Investment Trusts) 

Regulations, 2014 and amendments thereto including any circulars and guidelines issued 

thereunder (“SEBI InvIT Regulations”) for the purpose mentioned in my Valuation Report dated 

January 13, 2020 via UDIN No. 20503604AAAAAB5827 (“Valuation Report”).  
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Draft for discussion 

The financial statements of Tower Co. as on March 31, 2020 has been finalized and audited (“March 

Audited Financials”). The Investment Manager shall be issuing an addendum to the preliminary 

placement memorandum dated January 13, 2020 containing certain material updates and is 

desirous to update the valuation of Tower Co. based on March Audited Financials. Thus, considering 

the March 31, 2020 Audited Financials and certain other updated operational information, we are 

issuing this addendum to my Valuation Report to determine the fair value of InvIT Asset as on March 

31, 2020. 

1. Valuation Conclusion 

1.1. The enterprise value of InvIT Asset as at September 30, 2019, as per my Valuation Report dated 

January 13, 2020 bearing UDIN No. 20503604AAAAAB5827 was arrived at INR 4,18,502.5 Mn, 

corresponding to an asset base of 124,091 towers. 

1.2. The asset base of Tower Co. as on March 31, 2020 is 133,415 and as of July 31, 2020 is 135,047. 

The number of Tower Sites are expected to increase from 135,047 as of July 31, 2020 to 174,451 

during FY21. Currently, RJIL is the sole tenant of the Tower Sites. 

       

Year No of Towers

As of March 31, 2019 1,06,000

As of September 30, 2019 1,24,091

As of March 31, 2020 1,33,415

As of July 31, 2020 1,35,047

FY21 to FY50 1,74,451  
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Draft for discussion 

1.3. I have assumed that the Transaction Documents shall come into force from September 1, 2020. 

Accordingly, the projection period has been extended to August 31, 2050. I have considered the 

provisional financials for the three months period ending June 30, 2020 for the Tower Co and 

extrapolated it for the period ending August 31, 2020 post which the Transaction Documents will 

come in force. The projections have accordingly been updated to reflect the Transaction 

Documents coming into effect on September 1, 2020. 

1.4. Further I have updated the debt equity ratio to account for the change in debt in the InvIT 

structure. I have also considered that there will be lower risks as additional capital expenditure 

had been incurred between 30 September 2019 and 31 March 2020 & Tower Co. being in the 

process of acquiring certain towers as well as considering that key approvals for the transaction 

having been received by the date of this report, I have accordingly updated the discounting factor 

basis the above to 8.69% for the valuation as on March 31, 2020. 

1.5. The enterprise value post consideration of March Audited Financials & updated projections 

corresponding to an an asset base of 133,415 towers till March 31, 2020 is arrived at                                   

INR 43,655.5 Cr.  

1.6. This addendum shall be read in conjunction to my Valuation Report Date January 13, 2020. All 

other terms and conditions & other contents mentioned in the Valuation Report shall remain 

unchanged and would apply to this Addendum as well. 

 

Regards, 

Sunil Kumar Saini 

 

 

Registered Valuer  

Reg. No. - IBBI/RV/06/2018/10385 

UDIN: 20503604AAAACG3294 
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Draft for discussion 

Annexure I 

 

 

 

 

 

 

 

 

 

 

 

Valuation as per Discounted Cash Flow Method as on March 31, 2020 (INR Cr)

WACC 8.69%

Year Ending FY21 FY22 FY23 FY24 FY25 FY26 FY27 FY28 FY29 FY30

Net Sales 4,794.1 6,878.5 7,456.7 7,788.9 7,983.9 8,183.7 8,388.7 8,598.8 8,814.3 9,035.2

Growth Rate 44% 43% 8% 4% 3% 3% 3% 3% 3% 3%

EBITDA 3,220.3 4,057.9 4,346.8 4,512.2 4,628.2 4,747.0 4,868.5 4,992.8 5,119.9 5,249.9

EBITDA Margins 67% 59% 58% 58% 58% 58% 58% 58% 58% 58%

Less : Outflows

Capital Expenditure (7,612.2) - - - - - - - - -

GST Block (439.9) 751.1 804.1 835.0 12.1 - - - - -

Incremental Working Capital 46.1 26.1 15.9 9.1 4.3 4.4 4.6 4.7 4.8 5.0

Taxation - - - - - - - (529.3) (850.5) (948.9)

WC adjustment as per MSA (600.9) (600.9)

Free Cash Flows (FCF) (5,386.5) 4,234.2 5,166.7 5,356.3 4,644.6 4,751.4 4,873.1 4,468.2 4,274.3 4,306.0

Present Value Factor 0.96 0.88 0.81 0.75 0.69 0.63 0.58 0.54 0.49 0.45

Present Value of Cash Flows (5,166.7) 3,736.7 4,195.1 4,001.3 3,192.3 3,004.6 2,835.1 2,391.7 2,105.0 1,951.1

NPV of Explicit Period 43,451.1

Working Capital release in last year 204.5

Enterprise Value (EV) 43,655.5

*Represents period from April 1, 2050 to August 31, 2050

Valuation as per Discounted Cash Flow Method as on March 31, 2020 (INR Cr)

WACC 8.69%

Year Ending FY31 FY32 FY33 FY34 FY35 FY36 FY37 FY38 FY39 FY40

Net Sales 9,261.8 9,494.1 9,732.3 9,976.6 10,227.1 10,484.0 10,747.4 11,017.6 11,294.6 11,578.7

Growth Rate 3% 3% 3% 3% 3% 3% 3% 3% 3% 3%

EBITDA 5,382.9 5,518.9 5,657.9 5,800.1 5,945.5 6,094.2 6,246.2 6,401.6 6,560.4 6,722.8

EBITDA Margins 58% 58% 58% 58% 58% 58% 58% 58% 58% 58%

Less : Outflows

Capital Expenditure - - - - - - - - - -

GST Block - - - - - - - - - -

Incremental Working Capital 5.1 5.3 5.4 5.6 5.8 5.9 6.1 6.3 6.5 6.7

Taxation (1,038.2) (1,119.9) (1,195.3) (1,265.4) (1,331.1) (1,393.3) (1,452.7) (1,509.7) (1,564.9) (1,618.7)

WC adjustment as per MSA 

Free Cash Flows (FCF) 4,349.8 4,404.2 4,468.1 4,540.3 4,620.2 4,706.8 4,799.6 4,898.2 5,002.0 5,110.8

Present Value Factor 0.42 0.38 0.35 0.32 0.30 0.27 0.25 0.23 0.21 0.20

Present Value of Cash Flows 1,813.3 1,689.2 1,576.7 1,474.1 1,380.1 1,293.6 1,213.6 1,139.5 1,070.6 1,006.4

Valuation as per Discounted Cash Flow Method as on March 31, 2020 (INR Cr)

WACC 8.69%

Year Ending FY41 FY42 FY43 FY44 FY45 FY46 FY47 FY48 FY49 FY50 FY51*

Net Sales 11,870.1 12,168.8 12,475.2 12,789.5 13,111.7 13,442.2 13,781.2 14,128.8 14,485.3 14,850.9 6,344.1

Growth Rate 3% 3% 3% 3% 3% 3% 3% 3% 3% 3% -57%

EBITDA 6,888.7 7,058.3 7,231.6 7,408.7 7,589.7 7,774.6 7,963.5 8,156.5 8,353.6 8,555.0 3,650.2

EBITDA Margins 58% 58% 58% 58% 58% 58% 58% 58% 58% 58% 58%

Less : Outflows

Capital Expenditure - - - - - - - - - - -

GST Block - - - - - - - - - - -

Incremental Working Capital 6.9 7.1 7.3 7.5 7.7 8.0 8.2 8.5 8.7 9.0 107.2

Taxation (1,671.4) (1,723.5) (1,775.0) (1,826.4) (1,877.6) (1,929.1) (1,980.8) (2,032.8) (2,085.5) (2,138.7) (906.4)

WC adjustment as per MSA 

Free Cash Flows (FCF) 5,224.1 5,341.9 5,463.9 5,589.9 5,719.8 5,853.5 5,991.0 6,132.1 6,276.9 6,425.3 2,851.0

Present Value Factor 0.18 0.17 0.15 0.14 0.13 0.12 0.11 0.10 0.09 0.09 0.08

Present Value of Cash Flows 946.5 890.5 838.0 788.8 742.6 699.2 658.4 620.0 583.9 549.9 230.0
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