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SECTION I - GENERAL
DEFINITIONS AND ABBREVIATIONS

This Draft Red Herring Prospectus uses certain definitions and abbreviations which, unless the context otherwise
indicates or implies, or unless otherwise specified, shall have the meaning as provided below. References to any
legislation, act, regulation, rules, guidelines or policies shall be to such legislation, act, regulation, rules,
guidelines or policies as amended, supplemented or re-enacted from time to time, and any reference to a statutory
provision shall include any subordinate legislation made from time to time under that provision.

The words and expressions used in this Draft Red Herring Prospectus but not defined herein shall have, to the
extent applicable, the same meaning ascribed to such terms under the SEBI ICDR Regulations, the Companies
Act, the SCRA, the Depositories Act and the rules and regulations made thereunder.

Notwithstanding the foregoing, the terms used in “Industry Overview”, “Key Regulations and Policies”,
“Statement of Possible Tax Benefits”, “Financial Information”, “Basis for Issue Price”, “Outstanding Litigation
and Material Developments” and “Description of Equity Shares and Terms of the Articles of Association”
beginning on pages 120, 206, 115, 254, 104, 362 and 418, respectively, shall have the meaning ascribed to them
in the relevant section.

General Terms

Term Description
“our Company” or “the Suraj Estate Developers Limited, a public limited company incorporated under
Company” the Companies Act, 1956 and having its Registered and Corporate Office at 301,

3 Floor, Aman Chambers, Veer Savarkar Marg, Opp. Bengal Chemicals,
Prabhadevi, Mumbai 400025, Maharashtra, India

“we”, “us” or “our” Unless the context otherwise indicates or implies or except in terms of our
Restated Consolidated Financial Statements, refers to our Company together with
our Subsidiaries

Company related terms

Term Description

Accord Accord Estates Private Limited

AoA /Articles of The articles of association of our Company, as amended

Association or Articles

Audit Committee The audit committee of our Board, constituted in accordance with the applicable

provisions of the Companies Act, 2013 and the SEBI Listing Regulations, and as
described in “Our Management — Committees of our Board of Directors — Audit
Committee” on page 236

Auditors/ Statutory The statutory auditors of our Company, currently being M/s. Bhuwania & Agarwal

Auditors Associates, Chartered Accountants

Board/ Board of Directors  Board of directors of our Company, as described in “Our Management”, beginning
on page 228

Chief Financial Chief financial officer of our Company, Shreepal Shah. For details, see “Our

Officer/CFO Management” on page 228

Company Secretary and Company secretary and compliance officer of our Company, Shivil Kapoor. For

Compliance Officer details, see “Our Management” on page 228

Company Commissioned Report titled “Real Estate Industry Report” dated July 18, 2023, prepared and

Anarock Report issued by Anarock Property Consultants Private Limited which was commissioned
and paid for by our Company

Commercial Segment Commercial Segment means construction and development of commercial offices
on a built-to-suit model for select clientele and boutique offices.

Completed Projects Completed Projects are those projects where the Company and/ or Subsidiaries of

the Company and/ or associates/ joint ventures of the Company have completed
development; and in respect of which the occupancy/completion certificate, as
applicable, has been obtained as of May 31, 2023.

CSR Committee/ Corporate Corporate social responsibility committee of our Board, constituted in accordance




Term Description

Social Responsibility with the applicable provisions of the Companies Act, 2013, and as described in

Committee “Our Management — Committees of our Board of Directors — Corporate Social
Responsibility Committee” on page 240

Director(s) Directors on our Board as described in “Our Management”, beginning on page 228

EBITDA Calculated as restated profit/(loss) before tax, plus interest and depreciation &
amortization expense, less other Income. This gives information regarding the
operating profits generated by our Company in comparison to the revenue from
operations of our Company

EBITDA Margin Calculated as the percentage of EBITDA during a given year/period divided by
revenue from operations. This gives information regarding operating efficiency of
our Company

Equity Shares The equity shares of our Company of face value of X 5 each

Executive Director(s)

Executive directors on our Board, as described in “Our Management”, beginning
on page 228

Group Companies

Companies identified as ‘group companies’ of our Company in terms of Regulation
2(1)(t) of the SEBI ICDR Regulations, namely, Exemplica Realty Private Limited;
and Gratique Realty Private Limited

Iconic Property

Iconic Property Developers Private Limited

Independent Directors

Independent directors on our Board, and who are eligible to be appointed as
independent directors under the provisions of the Companies Act and the SEBI
Listing Regulations. For details of the Independent Directors, see “Our
Management” on page 228

Inventories

This represents closing balance of construction work -in-progress of respective
projects.

IPO Committee

The IPO committee of the Board of Directors of our Company

KMP/ Key Managerial
Personnel

Key managerial personnel of our Company in accordance with Regulation 2(1)(bb)
of the SEBI ICDR Regulations and Section 2(51) of the Companies Act, 2013 as
applicable and as further disclosed in “Our Management” on page 228

Land Reserves

Land Reserves comprises land on which any of the Company/subsidiaries of the
Company/associates/joint ventures of the Company (as applicable) owns
development rights/MOU/similar documents or where development right
agreements are in the process of execution, but on which the Company/subsidiaries
of the Company/associates/joint ventures of the Company (as applicable) have not
planned any construction or development as of May 31, 2023.

Luxury Segment

Luxury Segment means construction and development of high quality 2 BHK flats,
3 BHK flats and 4 BHK flats, catering to ultra-high net worth and high net worth
individual buyers in the South Central Mumbai region

Materiality Policy

The policy adopted by our Board of Directors on July 11, 2023, for identification
of material: (a) outstanding litigation proceedings; (b) Group Companies; and (c)
creditors, pursuant to the requirements of the SEBI ICDR Regulations and for the
purposes of disclosure in this Draft Red Herring Prospectus, the Red Herring
Prospectus and Prospectus

Material Subsidiaries

The material subsidiaries of our Company, namely Accord Estates Private Limited
and Skyline Realty Private Limited as disclosed in “Our Subsidiaries” on page 221

MoA/ Memorandum of
Association

The memorandum of association of our Company, as amended

Net debt

Calculated as Non-current borrowing plus current borrowing less Cash & Cash
Equivalent and Bank Balance. This gives information regarding the overall debt of
our Company.

Nomination and
Remuneration Committee

Nomination and remuneration committee of our Board, constituted in accordance
with the applicable provisions of the Companies Act, 2013 and the SEBI Listing
Regulations, and as described in “Our Management — Committees of our Board of
Directors — Nomination and Remuneration Committee” on page 238

Non-Executive Director(s)

Non-executive directors on our Board, as described in “Our Management”,
beginning on page 228

Ongoing Projects

Ongoing Projects are those projects in respect of which (i) all title or development
rights, or other interest in the land is held either directly or indirectly by the
Company/subsidiaries of the Company / associates/ joint ventures of the Company;




Term

Description

(i) Development work is ongoing/started; and (iii) the requisite approvals for
commencement of development have been obtained as of May 31, 2023.

PAT Margin

Calculated as the restated profit after tax and non-controlling interest attributable
to equity shareholders of our Company divided by the Total income. This gives
information regarding the overall profitability of our Company in comparison to
Total Income of our Company

Profit after tax and non-
controlling interest

This gives information regarding the overall profitability of our Company.

Promoter

The promoter of our Company, being Rajan Meenathakonil Thomas. For details,
see “Our Promoter and Promoter Group” on page 247

Promoter Group

Persons and entities constituting the promoter group of our Company, pursuant to
Regulation 2(1)(pp) of the SEBI ICDR Regulations and as disclosed in “Our
Promoter and Promoter Group” on page 247

Registered and Corporate
Office

The registered and corporate office of our Company, situated at 301, 3™ Floor,
Aman Chambers, Veer Savarkar Marg, Opp. Bengal Chemicals, Prabhadevi,
Mumbai 400025, Maharashtra, India

Restated Consolidated
Financial Statements

The restated consolidated financial information of our Company comprises of the
restated consolidated statement of assets and liabilities as at March 31, 2023,
March 31, 2022 and March 31, 2021, the restated consolidated statement of profit
and loss (including other comprehensive income), the restated consolidated
statement of changes in equity, the restated consolidated cash flow statement for
the years ended March 31, 2023, March 31, 2022 and March 31, 2021 and the
summary statement of significant accounting policies, and other explanatory
information prepared in terms of the Section 26 of Part I of Chapter III of the
Companies Act, 2013, SEBI ICDR Regulations and the Guidance Note on Reports
in Company Prospectuses (Revised 2019) issued by the Institute of Chartered
Accountants of India, each as amended.

Return on Capital
Employed (ROCE)

Calculated as earnings before Interest and tax for the year/period excluding other
income divided by Average Capital Employed (Total Assets — Current Liability
excluding short terms borrowings)

Return on Equity (ROE)

Calculated as Profit After Tax for the year/period attributable to shareholders
divided by Average Equity Shareholders Fund

Revenue from Operations

This represents the income generated by our Company from its core operating
operation

RoC/Registrar of
Companies

The Registrar of Companies, Maharashtra at Mumbai

SCM/South Central
Mumbai

South Central Mumbai including Cuffe Parade, Colaba, Lower Parel, Prabhadevi,
Dadar, Worli, Parel, Mahim, Matunga, Mahalaxmi, Byculla, Sewri and Wadala

Senior Management

Senior management of our Company in terms of Regulation 2(1)(bbbb) of the SEBI
ICDR Regulations, and as disclosed in “Our Management — Key Managerial
Personnel and Senior Management — Senior Management” on page 235.

Shareholder(s)

Shareholders of our Company, from time to time

Stakeholders Relationship
Committee

Stakeholders’ relationship committee of our Board, constituted in accordance with
the applicable provisions of the Companies Act, 2013 and the SEBI Listing
Regulations, and as described in “Our Management — Committees of our Board of
Directors — Stakeholders’ Relationship Committee” on page 240

Subsidiaries Subsidiaries of our Company as set out in “Our Subsidiaries” on page 221
Skyline Realty Skyline Realty Private Limited

Trade Receivables This represents amount receivable on sale of inventories

Total Equity This represents the aggregate value of equity share capital and the other equity This

gives information regarding total value created by the entity and provides a
snapshot of current financial position of the entity.

Value Luxury Segment

Value Luxury Segment means construction and development of high quality 1
BHK flats and compact 2 BHK flats, catering to aspirational buyers and provide
value for money residential projects, in premium locations

Uditi

Uditi Premises Private Limited

Upcoming Projects

Upcoming Projects are those residential and/ or commercial projects where the




Term

Description

land (or rights thereto) has been acquired, the business plan of the project is being
finalized, the design development and pre-construction activities and the process
for seeking necessary approvals for the development of the project or part thereof
has commenced. The construction and sales of the upcoming projects have not yet
commenced as of May 31, 2023.

Whole-time Director

Whole-time director on our Board, as described in “Our Management”, beginning
on page 228

Issue Related Terms

Term Description

Abridged Prospectus Abridged prospectus means a memorandum containing such salient features of a
prospectus as may be specified by the SEBI in this behalf.

Acknowledgement Slip The slip or document issued by a Designated Intermediary(ies) to a Bidder as proof

of registration of the Bid cum Application Form

Allot/ Allotment/ Allotted

Unless the context otherwise requires, allotment of Equity Shares pursuant to the
Issue to the successful Bidders.

Allotment Advice Advice or intimation of Allotment sent to the Bidders who have bidded in the Issue
after the Basis of Allotment has been approved by the Designated Stock Exchange.

Allottee A successful Bidder to whom the Equity Shares are Allotted

Anand Rathi Anand Rathi Advisors Limited

Anchor Investor

A Qualified Institutional Buyer, applying under the Anchor Investor Portion in
accordance with the requirements specified in the SEBI ICDR Regulations and the
Red Herring Prospectus and who has bid for an amount of at least ¥ 100 million

Anchor Investor Allocation
Price

The price at which Equity Shares will be allocated to Anchor Investors in terms of
the Red Herring Prospectus and the Prospectus, which will be decided by our
Company in consultation with the BRLMs.

Anchor Investor
Application Form

The application form used by an Anchor Investor to make a Bid in the Anchor
Investor Portion and which will be considered as an application for Allotment in
terms of the Red Herring Prospectus and Prospectus

Anchor Investor Bidding
Date

The day, being one Working Day prior to the Bid/Issue Opening Date, on which
Bids by Anchor Investors shall be submitted, prior to and after which the BRLMs
will not accept any Bids from Anchor Investors, and allocation to Anchor Investors
shall be completed

Anchor Investor Issue Price

The Final price at which the Equity Shares will be Allotted to Anchor Investors in
terms of the Red Herring Prospectus and the Prospectus, which price will be equal
to or higher than the Issue Price but not higher than the Cap Price.

The Anchor Investor Issue Price will be decided by our Company in consultation
with the BRLMs.

Anchor Investor Portion

Up to 60% of the QIB Portion which may be allocated by our Company in
consultation with the BRLMs, to Anchor Investors on a discretionary basis in
accordance with the SEBI ICDR Regulations.

One-third of the Anchor Investor Portion shall be reserved for domestic Mutual
Funds, subject to valid Bids being received from domestic Mutual Funds at or above
the Anchor Investor Allocation Price in accordance with the SEBI ICDR
Regulations.

Anchor Investor Pay-In
Date

With respect to Anchor Investor(s), it shall be the Anchor Investor Bidding Date,
and in the event the Anchor Investor Allocation Price is lower than the Issue Price,
not later than two Working Days after the Bid/Issue Closing Date

Application Supported by

An application, whether physical or electronic, used by ASBA Bidders to make a

Blocked Amount/ ASBA  Bid and authorize an SCSB to block the Bid Amount in the relevant ASBA Account
and will include applications made by UPI Bidders using the UPI Mechanism where
the Bid Amount will be blocked upon acceptance of UPI Mandate Request by UPI
Bidders using the UPI Mechanism

ASBA Account A bank account maintained by ASBA Bidders with an SCSB and specified in the

ASBA Form submitted by such ASBA Bidder in which funds will be blocked by
such SCSB to the extent of the specified in the ASBA Form submitted by such
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ASBA Bidder and includes a bank account maintained by a UPI Bidder linked to a
UPI ID, which will be blocked in relation to a Bid by a UPI Bidder Bidding through
the UPI Mechanism

ASBA Bidders

All Bidders except Anchor Investors

ASBA Form

An application form, whether physical or electronic, used by ASBA Bidders to
submit Bids which will be considered as the application for Allotment in terms of
the Red Herring Prospectus and the Prospectus

Banker(s) to the Issue

Collectively, the Escrow Collection Bank(s), Refund Bank(s), Sponsor Bank and
Public Issue Account Bank(s), as the case may be

Basis of Allotment

Basis on which Equity Shares will be Allotted to successful Bidders under the Issue,
as described in “Issue Procedure” beginning on page 396

Bid

An indication to make an offer during the Bid/Issue Period by an ASBA Bidder
pursuant to submission of the ASBA Form, or during the Anchor Investor Bidding
Date by an Anchor Investor pursuant to submission of the Anchor Investor
Application Form, to subscribe to or purchase the Equity Shares at a price within
the Price Band, including all revisions and modifications thereto as permitted under
the SEBI ICDR Regulations and in terms of the Red Herring Prospectus and the Bid
cum Application Form. The term “Bidding” shall be construed accordingly

Bid Amount

The highest value of optional Bids indicated in the Bid cum Application Form and
payable by the Bidder and, in the case of RIIs Bidding at the Cut off Price, the Cap
Price multiplied by the number of Equity Shares Bid for by such RIls and mentioned
in the Bid cum Application Form and payable by the Bidder or blocked in the ASBA
Account of the ASBA Bidders, as the case maybe, upon submission of the Bid in
the Issue, as applicable

Bid cum Application Form

The Anchor Investor Application Form or the ASBA Form, as the context requires

Bid Lot

[e] Equity Shares and in multiples of [®] Equity Shares thereafter

Bid/Issue Closing Date

Except in relation to any Bids received from the Anchor Investors, the date after
which the Designated Intermediaries will not accept any Bids, which shall be
published in all editions of [e], an English national daily newspaper, all editions of
[e], a Hindi national daily newspaper and regional edition of [e], a Marathi
newspaper, Marathi being the regional language of Maharashtra, where our
Registered Office is located, each with wide circulation.

Our Company in consultation with the Book Running Lead Managers may, consider
closing the Bid/Issue Period for QIBs one Working Day prior to the Bid/Issue
Closing Date in accordance with the SEBI ICDR Regulations. In case of any
revision, the extended Bid/Issue Closing Date shall also be notified on the websites
of the Book Running Lead Managers and at the terminals of the Syndicate Members
and communicated to the Designated Intermediaries and the Sponsor Bank, which
shall also be notified in an advertisement in the same newspapers in which the
Bid/Issue Opening Date was published, as required under the SEBI ICDR
Regulations.

Bid/Issue Opening Date

Except in relation to any Bids received from the Anchor Investors, the date on which
the Designated Intermediaries shall start accepting Bids, being [®], which shall be
published in all editions of [e®], an English national daily newspaper, all editions of
[e], a Hindi national daily newspaper and regional edition of [e], a Marathi
newspaper, Marathi being the regional language of Maharashtra, where our
Registered Office is located, each with wide circulation.

Bid/ Issue Period

Except in relation to Bid by Anchor Investors, the period between the Bid/Issue
Opening Date and the Bid/Issue Closing Date, inclusive of both days, during which
prospective Bidders can submit their Bids, including any revisions thereof, in
accordance with the SEBI ICDR Regulations and in terms of the Red Herring
Prospectus, provided that the Bidding shall be kept open for a minimum of three
Working Days for all categories of Bidders, other than Anchor Investors.

In cases of force majeure, banking strike or similar circumstances, our Company
may, for reasons to be recorded in writing, extend the Bid/Issue Period for a
minimum of three Working Days, subject to overall Bid/Issue Period not exceeding
10 Working Days.
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Description

Bidder

Any prospective investor who makes a Bid pursuant to the terms of the Red Herring
Prospectus and the Bid cum Application Form and unless otherwise stated or
implied, includes an Anchor Investor.

Bidding Centers

Centers at which the Designated Intermediaries shall accept the ASBA Forms to a
Registered Broker, i.e., Designated SCSB Branches for SCSBs, Specified Locations
for Syndicate, Broker Centres for Registered Brokers, Designated RTA Locations
for RTAs and Designated CDP Locations for CDPs.

Book Building Process

Book building process, as provided in Part A of Schedule XIII of the SEBI ICDR
Regulations, in terms of which the Issue is being made.

Book  Running  Lead
Managers/ BRLMs

The book running lead managers to the Issue, namely, ITI Capital Limited and
Anand Rathi Advisors Limited.

Broker Centres

Broker centres notified by the Stock Exchanges where ASBA Bidders can submit
the ASBA Forms to a Registered Broker and details of which are available on the
websites of the respective Stock Exchanges.

CAN/Confirmation of Notice or intimation of allocation of the Equity Shares sent to Anchor Investors,

Allocation Note who have been allocated the Equity Shares, on/after the Anchor Investor Bidding
Date.

Cap Price The higher end of the Price Band, above which the Issue Price and the Anchor
Investor Issue Price will not be finalised and above which no Bids will be accepted,
including any revisions thereof. The Cap Price shall be at least 105% of the Floor
Price and shall be less than or equal to 120% of the Floor Price.

Client ID Client identification number maintained with one of the Depositories in relation to

the Bidder’s beneficiary account

Collecting Depository
Participant/ CDP

A depository participant as defined under the Depositories Act, 1996, registered
with SEBI and who is eligible to procure Bids at the Designated CDP Locations in
terms of the circular no. CIR/CFD/POLICYCELL/11/2015 dated November 10,
2015 and the SEBI UPI Circulars, issued by SEBI and as per the list available on
the websites of the Stock Exchanges.

Cut-off Price

The Issue Price, finalised by our Company in consultation with the BRLMs, which
shall be any price within the Price Band

Only Retail Individual Bidders are entitled to Bid at the Cut-off Price. QIBs and
Non- Institutional Bidders are not entitled to Bid at the Cut-off Price

Demographic Details

Details of the Bidders including the Bidder’s address, name of the Bidder’s
father/husband, investor status, occupation and bank account details and UPI ID,
where applicable

Designated Branches

Such branches of the SCSBs which shall collect the ASBA Forms, a list of which is
available on the website of SEBI at
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognised=yes or at
such other website as may be prescribed by SEBI from time to time

Designated CDP Locations

Such locations of the CDPs where Bidders (other than Anchor Investors) can submit
the ASBA Forms. The details of such Designated CDP Locations, along with names
and contact details of the Collecting Depository Participants eligible to accept
ASBA Forms are available on the respective websites of the Stock Exchanges
(www.bseindia.com and www.nseindia.com)

Designated Date

The date on which funds are transferred from the Escrow Account(s) and the
amounts blocked are transferred from the ASBA Accounts, as the case may be, and
the instructions are issued to the SCSBs (in case of UPI Bidders using UPI
Mechanism, instruction issued through the Sponsor Bank(s)) for the transfer of
amounts blocked by the SCSBs in the ASBA Accounts to the Public Issue Account
or the Refund Account, as the case may be, in terms of the Red Herring Prospectus
and the Prospectus, after the finalisation of the Basis of Allotment in consultation
with the Designated Stock Exchange, following which Equity Shares may be
Allotted to successful Bidders in the Issue

Designated Intermediaries

Collectively, the Syndicate, Sub-Syndicate Members/agents, SCSBs, Registered
Brokers, CDPs and RTAs, who are authorised to collect Bid cum Application Forms
from the Bidders in the Issue.
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In relation to ASBA Forms submitted by RIBs and NIBs Bidding with an application
size of up to X 500,000 (not using the UPI Mechanism) authorizing an SCSB to
block the Bid Amount in the ASBA Account, Designated Intermediaries shall mean
SCSBs

In relation to ASBA Forms submitted by UPI Bidders (Bidding using the UPI
Mechanism) where the Bid Amount will be blocked upon acceptance of UPI
Mandate Request by such UPI Bidders using the UPI Mechanism, Designated
Intermediaries shall mean Syndicate, sub-syndicate, Registered Brokers, CDPs,
SCSBs and RTAs

In relation to ASBA Forms submitted by QIBs and NIBs (notusing the UPI
Mechanism), Designated Intermediaries shall mean SCSBs, Syndicate, sub-
syndicate, Registered Brokers, CDPs and RTAs

Designated RTA Locations

Such locations of the RTAs where Bidders can submit the ASBA Forms to RTAs.
The details of such Designated RTA Locations, along with names and contact details
of the RTAs eligible to accept ASBA Forms are available on the respective websites
of the Stock Exchanges (www.bseindia.com and www.nseindia.com) and updated
from time to time

Designated Stock [e]

Exchange

Draft Red Herring This draft red herring prospectus dated July 24, 2023 issued in accordance with the

Prospectus/ DRHP SEBI ICDR Regulations, which does not contain complete particulars of the price
at which the Equity Shares will be Allotted and the size of the Issue including any
addenda or corrigenda thereto

Eligible FPI(s) FPIs that are eligible to participate in this Issue in terms of applicable laws

Eligible NRI(s) A non-resident Indian, resident in a jurisdiction outside India where it is not

unlawful to make an issue or invitation under the Issue and in relation to whom the
Red Herring Prospectus and the Bid Cum Application Form constitutes an invitation
to subscribe or purchase for the Equity Shares

Escrow and Sponsor Bank
Agreement

The agreement to be entered into amongst our Company, the Registrar to the Issue,
the BRLMs and Banker(s) to the Issue for inter alia collection of the Bid Amounts
from Anchor Investors, transfer of funds to the Public Issue Account(s) and where
applicable remitting refunds, if any, to Bidders, on the terms and conditions thereof

Escrow Account(s)

Account(s) opened with the Escrow Collection Bank(s) and in whose favour the
Anchor Investors will transfer money through direct credit/NEFT/RTGS/NACH in
respect of the Bid Amount when submitting a Bid

Escrow Collection Bank(s)

The Bank(s) which are clearing members and registered with SEBI as bankers to an
issue under the SEBI BTI Regulations and with whom the Escrow Account(s) will
be opened, in this case being [®] and [e]

First Bidder

Bidder whose name shall be mentioned in the Bid cum Application Form or the
Revision Form and in case of joint Bids, whose name shall also appear as the first
holder of the beneficiary account held in joint names

Floor Price

The lower end of the Price Band, subject to any revision(s) thereto, at or above which
the Issue Price and the Anchor Investor Issue Price will be finalised and below which
no Bids will be accepted

General Information
Document

The General Information Document for investing in public issues prepared and
issued in accordance with the SEBI circular no.
SEBI/HO/CFD/DIL1/CIR/P/2020/37 dated March 17, 2020, suitably modified and
updated pursuant to, among others, the circular
(SEBI/HO/CFD/DIL2/CIR/P/2020/50) dated March 30, 2020 issued by SEBI and
the UPI Circulars, as amended from time to time. The General Information
Document shall be available on the websites of the Stock Exchanges and the Book
Running Lead Managers

Issue

The initial public offer of [®] Equity Shares aggregating up to < 4,000 million

Issue Agreement

The agreement dated July 24, 2023 amongst our Company and the BRLMs, pursuant
to which certain arrangements are agreed to in relation to the Issue

Issue Price

X [@] per Equity Share, being the final price within the Price Band, at which Equity
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Shares will be Allotted to successful Bidders, other than Anchor Investors. Equity
Shares will be Allotted to Anchor Investors at the Anchor Investor Issue Price in
terms of the Red Herring Prospectus.

The Issue Price will be decided by our Company, in consultation with the BRLMs
on the Pricing Date, in accordance with the Book Building Process and in terms of
the Red Herring Prospectus.

Issue Proceeds

The proceeds of the Issue shall be available to our Company. For further information
about the use of the Issue Proceeds, see “Objects of the Issue” beginning on page 94

ITI Capital ITI Capital Limited

Mobile App(s) The mobile applications listed on the website of SEBI at
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&int
mld=43 or such other website as may be updated from time to time, which may be
used by UPI Bidders to submit Bids using the UPI Mechanism

Monitoring Agency [o]

Monitoring Agency Agreement to be entered between our Company and the Monitoring Agency.

Agreement

Mutual Fund Portion 5% of the Net QIB Portion, or [®] Equity Shares, which shall be available for
allocation to Mutual Funds only on a proportionate basis, subject to valid Bids being
received at or above the Issue Price

Mutual Funds Mutual funds registered with SEBI under the Securities and Exchange Board of
India (Mutual Funds) Regulations, 1996, as amended

Net Proceeds The proceeds from the Issue less the Issue related expenses applicable to the Issue.

For further information about use of the Issue Proceeds and the Issue expenses, see
“Objects of the Issue” on page 94

Net QIB Portion

The portion of the QIB Portion less the number of Equity Shares Allotted to the
Anchor Investors

Non-Institutional

Investors/ Non-
Institutional Bidders/
NII’s/NIB’s

All Bidders that are not QIBs or Retail Individual Bidders and who have Bid for
Equity Shares for an amount more than % 0.20 million (but not including NRIs other
than Eligible NRIs) SEBI through its circular
(SEBI/HO/CFD/DIL2/CIR/P/2022/45) dated April 5, 2022, has prescribed that all
individual investors applying in initial public offerings opening on or after May 1,
2022, where the application amount is up to X 0.50 million, shall use UPI. NIBs
bidding under the Non-Institutional Portion for more than % 0.20 million and up to
% 0.50 million, shall mandatorily be required to apply through the UPI Mechanism.

Non-Institutional Portion

The portion of the Issue being not less than 15% of the Issue, consisting of [®] Equity
Shares, which shall be available for allocation to Non-Institutional Bidders in
accordance with the SEBI ICDR Regulations, subject to valid Bids being received
at or above the Issue Price, out of which 1) one third of the portion available to Non-
Institutional Bidders shall be reserved for Non-Institutional Bidders with Bids
exceeding % 0.20 million and up to X 1.00 million; and ii) two-thirds of the portion
available to Non-Institutional Bidders shall be reserved for Non-Institutional
Bidders with Bids exceeding X 1.00 million provided that under-subscription in
either of these two sub-categories of Non-Institutional Portion may be allocated to
Bidders in the other sub-category of Non-Institutional Portion in accordance with
the SEBI ICDR Regulations, subject to valid Bids being received at or above the
Issue Price

Non-Resident

A person resident outside India, as defined under FEMA and includes NRIs, FPIs
and FVCIs

Price Band

The price band of a minimum price of X[e] per Equity Share (Floor Price) and the
maximum price of X[e] per Equity Share (Cap Price) including any revisions
thereof.

The Price Band and the minimum Bid Lot size for the Issue will be decided by our
Company in consultation with the Book Running Lead Managers, and will be
advertised, at least two Working Days prior to the Bid/Issue Opening Date, in all
editions of [®], an English national daily newspaper, all editions of [e], a Hindi
national daily newspaper and regional edition of [e], a Marathi newspaper, Marathi
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being the regional language of Maharashtra, where our Registered Office is located,
each with wide circulation and shall be made available to the Stock Exchanges for
the purpose of uploading on their respective websites.

Pricing Date

The date on which our Company in consultation with the BRLMs, will finalise the
Issue Price

Prospectus

The Prospectus to be filed with the RoC in accordance with the Companies Act,
2013, and the SEBI ICDR Regulations containing, inter alia, the Issue Price that is
determined at the end of the Book Building Process, the size of the Issue and certain
other information, including any addenda or corrigenda thereto

Public Issue Account(s)

Bank account(s) to be opened with the Public Issue Account Bank(s) under Section
40(3) of the Companies Act, 2013, to receive monies from the Escrow Account(s)
and ASBA Accounts on the Designated Date

Public Issue Bank

The bank(s) which is a clearing member and registered with SEBI as a banker to an
issue with which the Public Issue Account(s) is opened for collection of Bid
Amounts from Escrow Account(s) and ASBA Accounts on the Designated Date, in
this case being [®] and [e]

QIB Category/ QIB Portion

The portion of the Issue (including the Anchor Investor Portion) being not more than
50% of the Issue, consisting of [®] Equity Shares aggregating to X [®] million which
shall be Allotted to QIBs (including Anchor Investors) on a proportionate basis,
including the Anchor Investor Portion (in which allocation shall be on a
discretionary basis, as determined by our Company in consultation with the
BRLMs), subject to valid Bids being received at or above the Issue Price

Qualified Institutional
Buyers/ QIBs/ QIB Bidders

Qualified institutional buyers as defined under Regulation 2(1)(ss) of the SEBI
ICDR Regulations

Red Herring P
RHP

rospectus/

The red herring prospectus to be issued in accordance with Section 32 of the
Companies Act, 2013 and the provisions of the SEBI ICDR Regulations, which will
not have complete particulars of the price at which the Equity Shares will be offered
and the size of the Issue including any addenda or corrigenda thereto.

The Bid/Issue Opening Date shall be at least three Working Days after the
registration of Red Herring Prospectus with the RoC. The Red Herring Prospectus
will become the Prospectus upon filing with the RoC after the Pricing Date,
including any addenda or corrigenda thereto

Refund Account(s) The account(s) opened with the Refund Bank(s), from which refunds, if any, of the
whole or part of the Bid Amount to the Anchor Investors shall be made

Refund Bank(s) The Banker(s) to the Issue with whom the Refund Account(s) will be opened, in this
case being [#] and [e]

Registered Brokers Stock brokers registered with the stock exchanges having nationwide terminals,

other than the members of the Syndicate and BRLMs and eligible to procure Bids
in terms of circular number CIR/CFD/14/2012 dated October 4, 2012, issued by
SEBI

Registrar Agreement

The agreement dated July 18, 2023 among our Company and the Registrar to the
Issue in relation to the responsibilities and obligations of the Registrar to the Issue
pertaining to the Issue

Registrar to the Issue/

Link Intime India Private Limited

Registrar

Registrar ~ and Share Registrar and share transfer agents registered with SEBI and eligible to procure Bids
Transfer Agents/ RTAs at the Designated RTA Locations in terms of, among others, circular no.

CIR/CFD/POLICYCELL/11/2015 dated November 10, 2015 issued by SEBI

Retail Individual Individual Bidders, who have Bid for the Equity Shares for an amount not more than
Investors(s)/ Retail X 200,000 in any of the bidding options in the Issue (including HUFs applying
Individual Bidder(s)/ through their Karta and Eligible NRIs and does not include NRIs other than Eligible
RII(s)/RIB(s) NRIs)

Retail Portion

The portion of the Issue being not less than 35% of the Issue consisting of [®] Equity
Shares aggregating to X [e] million, which shall be available for allocation to Retail
Individual Bidders in accordance with the SEBI ICDR Regulations, subject to valid
Bids being received at or above the Issue Price

Revision Form

Form used by the Bidders to modify the quantity of the Equity Shares or the Bid
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Amount in any of their ASBA Form(s) or any previous Revision Form(s) QIB
Bidders and Non-Institutional Bidders are not allowed to withdraw or lower their
Bids (in terms of quantity of Equity Shares or the Bid Amount) at any stage. Retail
Individual Bidders can revise their Bids during the Bid/Issue Period and withdraw
their Bids until Bid/Issue Closing Date

Securities and Exchange Board of India Complaints Redress System

SCORES
Self-Certified  Syndicate
Bank(s) or SCSB(s)

The banks registered with SEBI, which offer the facility of ASBA services, (i) in
relation to ASBA, where the Bid Amount will be blocked by authorising an SCSB,
a list of which is available on the website of SEBI at
www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=3

4 or
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&int
mld=35, as applicable, and updated from time to time and at such other websites as
may be prescribed by SEBI from time to time, (ii) in relation to UPI Bidders using
the UPI Mechanism, a list of which is available on the website of SEBI at
https://sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=

40 or such other website as may be prescribed by SEBI and updated from time to
time. Applications through UPI in the Issue can be made only through the SCSBs
mobile applications (apps) whose name appears on the SEBI website at
www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=4

3. Details of nodal officers of SCSBs, identified for Bids made through the UPI
Mechanism, are available at www.sebi.gov.in.

Specified Locations

Bidding centres where the Syndicate shall accept ASBA Forms from Bidders, a list
of which will be included in the Bid cum Application Form

Sponsor Bank

The Banker to the Issue registered with SEBI, which has been appointed by our
Company to act as a conduit between the Stock Exchanges and NPCI in order to
push the UPI Mandate Request and/or payment instructions of the UPI Bidders using
the UPI and carry out other responsibilities, in terms of the UPI Circulars, in this
case being [®] and [e]

Stock Exchanges

Collectively, BSE Limited and National Stock Exchange of India Limited

Syndicate Agreement

Agreement to be entered into among our Company, the BRLMs and the Syndicate
Members in relation to collection of Bid cum Application Forms by Syndicate

Syndicate Members

Intermediaries (other than the BRLMs) registered with SEBI who are permitted to
accept bids, applications and place order with respect to the Issue and carry out
activities as an underwriter, namely, [®]

Systemically Important
Non-Banking Financial
Company

Systemically important non-banking financial company as defined under Regulation
2(1)(iii) of the SEBI ICDR Regulations

Underwriters

[e]

Underwriting Agreement

The agreement among the Underwriters and our Company to be entered into on or
after the Pricing Date, but prior to filing of the Prospectus

UPI

Unified Payments Interface which is an instant payment mechanism, developed by
NPCI

UPI Bidder

Collectively, individual investors applying as Rlls in the Retail Portion, and
individuals applying as Non-Institutional Bidders with a Bid Amount of up to %0.50
million in the Non-Institutional Portion and Bidding under the UPI Mechanism
through ASBA Form(s) submitted with Syndicate Members, Registered Brokers,
Collecting Depository Participants and Registrar and Share Transfer Agents.
Pursuant to SEBI circular no. SEBI/HO/CFD/DIL2/P/CIR/P/2022/45 dated April 5,
2022, all individual investors applying in public issues where the application amount
is up to 20.50 million shall use UPI and shall provide their UPI ID in the bid-cum-
application form submitted with: (i) a syndicate member, (ii) a stock broker
registered with a recognized stock exchange (whose name is mentioned on the
website of the stock exchange as eligible for such activity), (iii) a depository
participant (whose name is mentioned on the website of the stock exchange as
eligible for such activity), and (iv) a registrar to an issue and share transfer agent
(whose name is mentioned on the website of the stock exchange as eligible for such
activity).
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UPI Circulars

The SEBI circular no. SEBI/HO/CFD/DIL2/CIR/P/2018/138 dated November 1,
2018, SEBI circular no. SEBI/HO/CFD/DIL2/CIR/P/2019/50 dated April 3, 2019,
SEBI circular no. SEBI/HO/CFD/DIL2/CIR/P/2019/76 dated June 28, 2019, SEBI
circular no. SEBI/HO/CFD/DIL2/CIR/P/2019/85 dated July 26,2019, SEBI circular
no. SEBI/HO/CFD/DCR2/CIR/P/2019/133 dated November 8, 2019,
SEBI/HO/CFD/DIL2/CIR/P/2020/50 dated March 30, 2020, SEBI circular no.
SEBI/HO/CFD/DIL2/CIR/P/2021/2480/1/M dated March 16, 2021, SEBI circular
no. SEBI/HO/CFD/DIL2/P/CIR/2021/570 dated June 2, 2021 SEBI circular no.
SEBI/HO/CFD/DIL2/P/CIR/P/2022/45 dated April 5, 2022, SEBI circular no.
SEBI/HO/CFD/DIL2/CIR/P/2022/51 dated April 20, 2022, SEBI circular no.
SEBI/HO/CFD/DIL2/P/CIR/2022/75 dated May 30, 2022, the SEBI Master
Circular for Issue of Capital and Disclosure Requirements and any subsequent
circulars or notifications issued by SEBI in this regard.

UPIID

ID created on Unified Payment Interface (UPI) for single-window mobile payment
system developed by the NPCI

UPI Mandate Request

A request (intimating the UPI Bidders, by way of a notification on the UPI linked
mobile application as disclosed by SCSBs on the website of SEBI and by way of an
SMS directing the UPI Bidders to such UPI linked mobile application) to the UPI
Bidders using the UPI Mechanism initiated by the Sponsor Bank to authorize
blocking of funds equivalent to the Bid Amount in the relevant ASBA Account
through the UPI linked mobile application, and the subsequent debit of funds in case
of Allotment.

In accordance with the SEBI Circular No. SEBI/HO/CFD/DIL2/CIR/P/2019/76
dated June 28, 2019 and SEBI Circular No. SEBI/HO/CFD/DIL2/CIR/P/2019/85
dated July 26, 2019 and SEBI Circular no. SEBI/HO/CFD/DIL2/P/CIR/P/2022/45
dated April 5, 2022, UPI Bidders Bidding using the UPI Mechanism may apply
through the SCSBs and mobile applications whose names appears on the website of

the SEBI
(https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&in
t mld=40) and

(https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&in
tmld=43) respectively, as updated from time to time

UPI Mechanism

The Bidding mechanism that may be used by a UPI Bidder to make Bids in the Issue
in accordance with UPI Circulars

UPI PIN

Password to authenticate UPI transaction

Working Day

All days on which commercial banks in Mumbai, India are open for business,
provided however, for the purpose of announcement of the Price Band and the
Bid/Issue Period, “Working Day” shall mean all days, excluding all Saturdays,
Sundays and public holidays on which commercial banks in Mumbai, Maharashtra,
India are open for business and the time period between the Bid/Issue Closing Date
and listing of the Equity Shares on the Stock Exchanges, “Working Day” shall mean
all trading days of the Stock Exchanges excluding Sundays and bank holidays in
India in accordance with circulars issued by SEBI

Conventional and General Terms and Abbreviations

Term Description

Alc Account

AGM Annual general meeting

AlFs Alternative investment funds as defined in and registered under the SEBI AIF
Regulations

Air Act Air (Prevention and Control of Pollution) Act, 1981, as amended

BSE BSE Limited

CAGR Compounded Annual Growth Rate

Calendar Year or year

Unless the context otherwise requires, shall refer to the twelve month period
ending December 31

Category I AIF

AlFs who are registered as “Category I Alternative Investment Funds” under the
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Term Description
SEBI AIF Regulations

Category II AIF AlFs who are registered as “Category Il Alternative Investment Funds” under the
SEBI AIF Regulations

Category III AIF AlFs who are registered as “Category III Alternative Investment Funds” under
the SEBI AIF Regulations

CDSL Central Depository Services (India) Limited

Companies Act, 1956

Companies Act, 1956, and the rules, regulations, notifications, modifications and
clarifications made thereunder, as the context requires

Companies Act, 2013/ Companies Act, 2013 and the rules, regulations, notifications, modifications and

Companies Act clarifications thereunder

Competition Act Competition Act, 2002, and the rules, regulations, notifications, modifications
and clarifications made thereunder, as the context requires

COVID-19 A public health emergency of international concern as declared by the World
Health Organization on January 30, 2020, and a pandemic on March 11, 2020

Demat Dematerialised

Depositories Act

Depositories Act, 1996.

Depository or Depositories

NSDL and CDSL.

DIN

Director Identification Number

DP ID

Depository Participant’s Identification Number

DP/ Depository Participant

A depository participant as defined under the Depositories Act

DPIT

The Department for Promotion of Industry and Internal Trade, Ministry of
Commerce and Industry

EGM Extraordinary general meeting

EOU Export oriented unit

EPS Earnings per share

EUR/ € Euro

FDI Foreign direct investment

FEMA Foreign Exchange Management Act, 1999, including the rules and regulations
thereunder

FEMA Rules Foreign Exchange Management (Non-debt Instruments) Rules, 2019

Financial Year, Fiscal, FY/
F.Y.

Period of twelve months ending on March 31 of that particular year, unless stated
otherwise

FPI(s) A foreign portfolio investor who has been registered pursuant to the SEBI FPI
Regulations

FVCI Foreign Venture Capital Investors as defined under SEBI FVCI Regulations

GDP Gross domestic product

Gol Government of India

GST Goods and services tax

Hazardous Waste Rules

Hazardous and Other Wastes (Management and Transboundary Movement)
Rules, 2016

HUF Hindu undivided family

I.T. Act The Income Tax Act, 1961,as amended

ICAI The Institute of Chartered Accountants of India

IFRS International Financial Reporting Standards

Ind AS The Indian Accounting Standards notified under Section 133 of the Companies
Act and referred to in the Ind AS Rules

Ind AS Rules Companies (Indian Accounting Standards) Rules, 2015

Indian GAAP Generally Accepted Accounting Principles in India notified under Section 133 of
the Companies Act, 2013 and read together with paragraph 7 of the Companies
(Accounts) Rules, 2014 and Companies (Accounting Standards) Amendment
Rules, 2016

IPO Initial public offer

IRDAI Insurance Regulatory Development Authority of India

1T Information technology

MCA Ministry of Corporate Affairs, Government of India

Mn/ mn Million

MPCB Maharashtra Pollution Control Board

12



Term

Description

Mutual Fund(s) A mutual fund registered with SEBI under the Securities and Exchange Board of
India (Mutual Funds) Regulations, 1996

N.A. or NA Not applicable

NACH National Automated Clearing House

NAV Net asset value

NCDs Non-Convertible Debentures

NEFT National electronic fund transfer

NFE Net foreign exchange

Non-Resident A person resident outside India, as defined under FEMA

NPCI National payments corporation of India

NRE Account Non-resident external account established in accordance with the Foreign

Exchange Management (Deposit) Regulations, 2016

NRI/ Non-Resident Indian

A person resident outside India who is a citizen of India as defined under the
Foreign Exchange Management (Deposit) Regulations, 2016 or is an ‘Overseas
Citizen of India’ cardholder within the meaning of section 7(A) of the Citizenship
Act, 1955

NRO Account Non-resident ordinary account established in accordance with the Foreign
Exchange Management (Deposit) Regulations, 2016

NSDL National Securities Depository Limited

NSE National Stock Exchange of India Limited

OCB/ Overseas Corporate
Body

A company, partnership, society or other corporate body owned directly or
indirectly to the extent of at least 60% by NRIs including overseas trusts in which
not less than 60% of the beneficial interest is irrevocably held by NRIs directly
or indirectly and which was in existence on October 3, 2003, and immediately
before such date had taken benefits under the general permission granted to OCBs
under the FEMA. OCBs are not allowed to invest in the Issue

P/E Ratio Price/earnings ratio

PAN Permanent account number allotted under the I.T. Act

R&D Research and development

RBI Reserve Bank of India

Regulation S Regulation S under the Securities Act

RONW Return on net worth

Rs./ Rupees/ X / INR Indian Rupees

RTGS Real time gross settlement

SCRA Securities Contracts (Regulation) Act, 1956

SCRR Securities Contracts (Regulation) Rules, 1957

SEBI Securities and Exchange Board of India constituted under the SEBI Act

SEBI Act Securities and Exchange Board of India Act, 1992

SEBI AIF Regulations Securities and Exchange Board of India (Alternative Investment Funds)
Regulations, 2012

SEBI BTI Regulations Securities and Exchange Board of India (Bankers to an Issue) Regulations, 1994

SEBI FPI Regulations Securities and Exchange Board of India (Foreign Portfolio Investors)
Regulations, 2019

SEBI FVCI Regulations Securities and Exchange Board of India (Foreign Venture Capital Investors)
Regulations, 2000

SEBI ICDR Regulations Securities and Exchange Board of India (Issue of Capital and Disclosure
Requirements) Regulations, 2018

SEBI  Insider Trading Securities and Exchange Board of India (Prohibition of Insider Trading)

Regulations Regulations, 2015

SEBI Listing Regulations

Securities and Exchange Board of India (Listing Obligations and Disclosure
Requirements) Regulations, 2015

SEBI Master Circular for
Issue of Capital and
Disclosure Requirements

Master Circular for Issue of Capital and Disclosure Requirements issued by the
SEBI through its circular SEBI/HO/CFD/PoD-2/P/CIR/2023/00094 dated June
21,2023.

SEBI Merchant Bankers
Regulations

Securities and Exchange Board of India (Merchant Bankers) Regulations, 1992

SEBI Mutual Regulations

Securities and Exchange Board of India (Mutual Funds) Regulations, 1996
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Term

Description

SEBI SBEB Regulations

Securities and Exchange Board of India (Share Based Employee Benefits and
Sweat Equity) Regulations, 2021

Securities and Exchange Board of India (Substantial Acquisition of Shares and
Takeovers) Regulations, 2011

SEBI Takeover
Regulations
SEBI VCF Regulations

Securities and Exchange Board of India (Venture Capital Fund) Regulations,
1996 as repealed pursuant to SEBI AIF Regulations

State Government

Government of a State of India

STT Securities Transaction Tax

US GAAP Generally Accepted Accounting Principles in the United States of America

U.S. Securities Act U.S. Securities Act of 1933, as amended

USA/U.S./US The United States of America

USD / USS$ United States Dollars

VCFs Venture capital funds as defined in, and registered with SEBI under, the SEBI
VCF Regulations

Water Act Water (Prevention and Control of Pollution) Act, 1974

Wilful Defaulter or
Fraudulent Borrower

Wilful Defaulter or Fraudulent Borrower as defined under Regulation 2(1)(11l) of
the SEBI ICDR Regulations

Technical and Industry Related Terms

Terms Description

AICTE All India Council of Technical Education
BPO Business process outsourcing

CAGR Compound Annual Growth Rate

CMIE Centre for Monitoring Indian Economy Pvt. Ltd
CSIA Chhatrapati Shivaji International Airport
FSI Floor space index

FDI Foreign Direct Investment

FY Financial Year

GDP Gross Domestic Product

GST Goods and Services Tax

IBC Insolvency and Bankruptcy Code

IMF International Monetary Fund

INR Indian National Rupee

1T Information technology

ITeS Information Technology Enabled Services
MCGM Municipal Corporation of Greater Mumbai
MHADA Maharashtra Housing and Area Development Authority
MBRRB Mumbai Building Repair And Reconstruction Board
MMR Mumbai Metropolitan Region

NCR National Capital Region

NITIE National Institute of Industrial Engineering
PMAY Pradhan Mantri Awas Yojna

RBI Reserve Bank of India

RERA Real Estate Regulatory Authority

TDR Transfer of Development Rights

UN United Nations

UT Union Territories

UNDP United Nations Development Program
UNFPA United Nations Population Fund

Y-o-Y Year on year
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CERTAIN CONVENTIONS, USE OF FINANCIAL INFORMATION AND MARKET DATA AND
CURRENCY OF PRESENTATION

Certain Conventions

All references to “India” contained in this Draft Red Herring Prospectus are to the Republic of India. All references
to the “Government”, “Indian Government”, “GOI”, “Central Government” or the “State Government” are to the
Government of India, central or state, as applicable. All references to the “U.S.”, “US”, “U.S.A” or “United States”
are to the United States of America and its territories and possessions.

Unless otherwise specified, any time mentioned in this Draft Red Herring Prospectus is in Indian Standard Time
(“IST”). Unless stated otherwise, all references to page numbers in this Draft Red Herring Prospectus are to the
page numbers of this Draft Red Herring Prospectus.

Financial Data

Unless stated or the context requires otherwise, the financial information in this Draft Red Herring Prospectus is
derived from our Restated Consolidated Financial Statements.

Our Restated Consolidated Financial Statements are prepared by the Company in accordance with the
requirements of Section 26 of Part I of Chapter III of the Companies Act, 2013, relevant provisions of the SEBI
ICDR Regulations, and the Guidance Note on Reports on Company Prospectuses (Revised 2019) issued by the
ICAL

For further information on our Company’s financial information, see “Restated Consolidated Financial
Statements” on page 254. Our Company’s financial year commences on April 1 of the immediately preceding
calendar year and ends on March 31 of that particular calendar year; accordingly, all references to a particular
financial year or fiscal, unless stated otherwise, are to the 12 months period commencing on April 1 of the
immediately preceding calendar year and ending on March 31 of that particular calendar year. Reference in this
Draft Red Herring Prospectus to the terms Fiscal or Fiscal Year or Financial Year is to the 12 months ended on
March 31 of such year, unless otherwise specified.

The degree to which the financial information included in this Draft Red Herring Prospectus will provide
meaningful information is entirely dependent on the reader’s level of familiarity with Indian accounting policies
and practices, Ind AS, the Companies Act and SEBI ICDR Regulations. Any reliance by persons not familiar with
the aforementioned policies and laws on the financial disclosures presented in this Draft Red Herring Prospectus
should be limited. There are significant differences between Ind AS, Indian GAAP, U.S. GAAP and IFRS. Our
Company does not provide a reconciliation of its financial statements with Indian GAAP, IFRS or U.S. GAAP
requirements. Our Company has not attempted to explain those differences or quantify their impact on the
financial data included in this Draft Red Herring Prospectus and it is urged that you consult your own advisors
regarding such differences and their impact on our financial data. For further details in connection with risks
involving differences between Ind AS and other accounting principles, see “Risk Factors — Significant differences
exist between Ind AS and other accounting principles, such as Indian GAAP, U.S. GAAP and IFRS, which
investors may be more familiar with and may consider material to their assessment of our financial condition” on
page 59.

Unless the context otherwise requires or indicates, any percentage amounts (excluding certain operational
metrics), as set forth in “Risk Factors”, “Our Business”, “Management’s Discussion and Analysis of Financial
Condition and Results of Operations” on pages 29, 177 and 325, respectively, and elsewhere in this Draft Red
Herring Prospectus have been derived from the Restated Consolidated Financial Statements.

In this Draft Red Herring Prospectus, any discrepancies in any table between the total and the sums of the amounts
listed are due to rounding off. Except as otherwise stated, all figures in decimals have been rounded off to the
second decimal and all the percentage figures have been rounded off to two decimal places. In certain instances,
(i) the sum or percentage change of such numbers may not conform exactly to the total figure given; and (ii) the
sum of the numbers in a column or row in certain tables may not conform exactly to the total figure given for that
column or row.

Further, any figures sourced from third-party industry sources may be rounded off to other than two decimal points
to conform to their respective sources.
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Non-GAAP Measures

Certain non-GAAP measures such as EBIT, EBITDA, EBITDA Margin, Gross Margin, Capital Employed, Return
on Capital Employed, Return on Equity, PAT Margin, total borrowings and debt to equity ratio, total product sales
to revenue from operations (standalone), Net Worth and Return on Net Worth and net asset value per equity share
(“Non-GAAP Measures”) presented in this Draft Red Herring Prospectus are a supplemental measure of our
performance and liquidity that are not required by, or presented in accordance with, Ind AS, Indian GAAP, or
IFRS. Further, these Non-GAAP Measures are not a measurement of our financial performance or liquidity under
Ind AS, Indian GAAP, or IFRS and should not be considered in isolation or construed as an alternative to cash
flows, profit / (loss) for the year / period or any other measure of financial performance or as an indicator of our
operating performance, liquidity, profitability or cash flows generated by operating, investing or financing
activities derived in accordance with Ind AS, Indian GAAP, or IFRS. In addition, these Non-GAAP Measures are
not a standardised term and, therefore, a direct comparison of similarly titled Non-GAAP Measures between
companies may not be possible. Other companies may calculate the Non-GAAP Measures differently from us,
limiting their usefulness as a comparative measure. Although the Non-GAAP Measures are not a measure of
performance calculated in accordance with applicable accounting standards, our Company’s management believes
that they are useful to an investor in evaluating us because these are widely used measures to evaluate a company’s
operating performance. See “Risk Factors” on page 29.

Currency and Units of Presentation
All references to “Rupees” or “¥” or “Rs.” are to Indian Rupees, the official currency of the Republic of India.

All references to “U.S.$”, “U.S. Dollar”, “USD” or “U.S. Dollars” are to United States Dollars, the official
currency of the United States of America.

In this Draft Red Herring Prospectus, our Company has presented certain numerical information. All figures have
been expressed in millions. One million represents ‘10 lakhs’ or 1,000,000. However, where any figures that may
have been sourced from third-party industry sources are expressed in denominations other than millions, such
figures appear in this Draft Red Herring Prospectus expressed in such denominations as provided in their
respective sources.

Exchange Rates

This Draft Red Herring Prospectus contains conversion of certain other currency amounts into Indian Rupees that
have been presented solely to comply with the SEBI ICDR Regulations. These conversions should not be
construed as a representation that these currency amounts could have been, or can be converted into Indian Rupees,
at any particular rate or at all.

Unless otherwise stated, the exchange rates referred to for the purpose of conversion of foreign currency amounts
into Rupee amounts, are as follows.

Currency Exchange Rate as on
March 31, 2023 March 31, 2022 March 31, 2021
1 USD 82.22 75.81 73.50

Source: www.fbil.org.in
Note: If the reference rate is not available on a particular date due to a public holiday, exchange rates of the
previous working day has been disclosed. The reference rates are rounded off to two decimal places.

Industry and Market Data

Unless stated otherwise, industry and market data used in this Draft Red Herring Prospectus has been obtained or
derived from publicly available information as well as industry publication and sources. Further, the information
has also been derived from the report titled “Real Estate Industry Report” dated July 18, 2023 (the “Company
Commissioned Anarock Report”), which has been commissioned and paid for by our Company from Anarock
Property Consultants Private Limited. For risks in relation to commissioned reports, see “Risk Factors — Industry
information included in this Draft Red Herring Prospectus has been derived from an industry report
commissioned by us for such purpose. There can be no assurance that such third-party statistical, financial and
other industry information is either complete or accurate” on page 30.
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Except for the Company Commissioned Anarock Report, we have not commissioned any report for purposes of
this Draft Red Herring Prospectus and any market and industry related data, other than that derived from the
Company Commissioned Anarock Report, used in this Draft Red Herring Prospectus has been obtained or derived
from publicly available documents and other industry sources.

Industry sources and publications generally state that the information contained therein has been obtained from
sources generally believed to be reliable, but their accuracy, completeness and underlying assumptions are not
guaranteed, and their reliability cannot be assured and accordingly, investment decisions should not be based on
such information. The data used in these sources may have been re-classified by us for the purposes of
presentation. Data from these sources may also not be comparable. Industry sources and publications are also
prepared based on information as of specific dates and may no longer be current or reflect current trends. Industry
sources and publications may also base their information on estimates, projections, forecasts and assumptions that
may prove to be incorrect. Such data involves risks, uncertainties and numerous assumptions and is subject to
change based on various factors, including those discussed in the section ‘Risk Factors’ on page 29. Accordingly,
investors should not place undue reliance on, or base their investment decision on this information.

The extent to which the market and industry data used in this Draft Red Herring Prospectus is meaningful depends
on the reader’s familiarity with and understanding of the methodologies used in compiling such data. There are
no standard data gathering methodologies in the industry in which business of our Company is conducted, and
methodologies and assumptions may vary widely among different industry sources.

In accordance with the SEBI ICDR Regulations, “Basis for Issue Price”, beginning on page 104 includes

information relating to our peer group companies. Such information has been derived from publicly available
sources. No investment decision should be made solely on the basis of such information.
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FORWARD-LOOKING STATEMENTS

This Draft Red Herring Prospectus contains certain “forward-looking statements”. These forward-looking

EEINT3 CEINTI

statements generally can be identified by words or phrases such as “aim”, “anticipate”, “believe”, “expect”,
“estimate”, “intend”, “objective”, “plan”, “propose”, “project”, “will”, “will continue”, “will pursue” or other
words or phrases of similar import but are not the exclusive means of identifying such statements. Similarly,
statements that describe our strategies, objectives, plans, goals, future events, future financial performance or
financial needs are also forward-looking statements. All statements regarding our expected financial conditions,
results of operations, business plans and prospects are forward-looking statements. However, these are not the
exclusive means of identifying forward looking statements. All forward-looking statements are subject to risks,
uncertainties, expectations and assumptions about us that could cause actual results to differ materially from those

contemplated by the relevant forward-looking statement.

Actual results may differ materially from those suggested by forward-looking statements due to risks or
uncertainties associated with expectations relating to and including, regulatory changes pertaining to the industries
in India in which we operate and our ability to respond to them, our ability to successfully implement our strategy,
our growth and expansion, technological changes, our exposure to market risks, general economic and political
conditions in India which have an impact on its business activities or investments, the monetary and fiscal policies
of India, inflation, deflation, unanticipated turbulence in interest rates, foreign exchange rates, equity prices or
other rates or prices, the performance of the financial markets in India and globally, changes in domestic laws,
regulations and taxes and changes in competition in the industries in which we operate.

Certain important factors that could cause actual results to differ materially from our expectations include, but are
not limited to, the following:

o Inability to collect our loans and advances from related parties;
e Heavy dependence of the performance of, and the conditions affecting, the real estate markets in the SCM;

e Ability to anticipate and respond to consumer preference and requirements in the residential real estate
market;

e  Uncertainty in the title of our real estate assets;
e Ability to complete our projects by the expected completion dates;
o Inability to successfully identify and acquire suitable land parcels;

e Increase in price of land; and

Availability of real estate financing on acceptable terms or at all.

For details regarding factors that could cause actual results to differ from expectations, see “Risk Factors”, “Our
Business” and “Management’s Discussion and Analysis of Financial Condition and Results of Operations”,
beginning on pages 29, 177 and 325, respectively. By their nature, certain market risk disclosures are only
estimates and could be materially different from what actually occurs in the future. As a result, actual gains or
losses could materially differ from those that have been estimated.

There can be no assurance to Bidders that the expectations reflected in these forward-looking statements will
prove to be correct. Given these uncertainties, Bidders are cautioned not to place undue reliance on such forward-
looking statements and not to regard such statements to be a guarantee of our future performance.

Forward-looking statements reflect current views as on the date of this Draft Red Herring Prospectus and are not
a guarantee of future performance. These statements are based on our management’s beliefs and assumptions,
which in turn are based on currently available information. Although we believe the assumptions upon which
these forward-looking statements are based are reasonable, any of these assumptions could prove to be inaccurate,
and the forward-looking statements based on these assumptions could be incorrect. Neither our Company, our
Promoter, our Directors, the Book Running Lead Managers nor any of its respective affiliates or advisors have
any obligation to update or otherwise revise any statements reflecting circumstances arising after the date hereof
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or to reflect the occurrence of underlying events, even if the underlying assumptions do not come to fruition. In
accordance with the SEBI ICDR Regulations, our Company and the Book Running Lead Managers will ensure
that the Bidders in India are informed of material developments until the time of the grant of listing and trading
permission by the Stock Exchanges for the Issue.
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SUMMARY OF THE ISSUE DOCUMENT

The following is a general summary of the terms of the Issue included in this Draft Red Herring Prospectus and
is not exhaustive, nor does it purport to contain a summary of all the disclosures in this Draft Red Herring
Prospectus when filed, or all details relevant to prospective investors. This summary should be read in conjunction
with, and is qualified in its entirety by, the more detailed information appearing elsewhere in this Draft Red
Herring Prospectus, including the sections titled “Risk Factors”, “The I1ssue”, “Capital Structure”, “Objects of
the lIssue”, “Industry Overview”, “Our Business”, “Our Promoter and Promoter Group”, “Restated
Consolidated Financial Statements”, “Outstanding Litigation and Other Material Developments” and “Issue
Procedure” on pages 29, 68, 84, 94, 120, 177, 247, 254, 362, and 396, respectively of this Draft Red Herring

Prospectus.
Primary business of our Company

We have a major residential portfolio located in the markets of Mahim, Dadar, Prabhadevi and Parel, which are
sub-markets of the South Central Mumbai micro market where we have established our presence and are one of
the market leaders in these locations. (Source: Company Commissioned Anarock Report). We are among the top
ten developers as per supply (in number of units). Out of the top ten developers, we rank first with 15.92% market
share. Further, we are also among the top ten developers as per absorption (in number of units) where we rank
first with 16.99% market share. (Source: Company Commissioned Anarock Report). We have been involved in
the real estate business since 1986 and develop real estate across the residential and commercial sectors in South
Central Mumbai region. We are now venturing into residential real estate development in Bandra sub-market.
Some of the other developers operating in Mumbai Metropolitan Region are Macrotech Developers, Prescon
Realtors, Ruparel Realty, Hubtown Developers, Wadhwa Group etc. Our focus area of operation is the South
Central region in Mumbai mainly consisting of Mahim, Matunga, Dadar, Prabhadevi and Parel, as our expertise
lies is in the redevelopment of tenanted properties under Regulation 33(7) of the Development Control and
Promotion Regulations (“DCPR”) in the Mumbai region. We have completed forty-two (42) projects with a
developed area of more than 1,046,543.20 square feet in the South Central Mumbai region. In addition to the
Completed Projects, we have eleven (11) Ongoing Projects with a developable area of 1,714,962.03 square feet
and saleable RERA carpet area 497,774 square feet and twenty-one (21) Upcoming Projects with an estimated
carpet area of 843,192 square feet.

Industry in which our Company operates

It is a globally established fact that demographic shifts fundamentally affect the demand for real estate. India’s
large population base of over 1.37 bn provides a huge domestic demand base which attracts businesses from across
the world to setup their operations here. Along with rising population, India’s urbanization rate is also increasing
at a fast pace. As per UNDP projections, by 2046 approx. 50% of population in India will be urban. However,
rapid urbanization is expected to drive the demand for housing, offices and other real estate asset classes in the
medium — long term. UNDP has projected that there will be 8 cities with a population of 10 mn & above by the
year 2035 in India, highlighting the unmet housing demand.

For further details, see “Industry Overview” on page 120.
Name of Promoter

As on the date of this Draft Red Herring Prospectus, our Promoter is Rajan Meenathakonil Thomas. For further
details, see “Our Promoter and Promoter Group” on page 247.

Issue Size

| Issue V) | Issue of up to [#] Equity Shares aggregating up to 4,000 million |

(1) The Issue has been authorised by our Board pursuant to resolution passed on May 26, 2023 and the Issue
has been authorized by our Shareholders pursuant to a resolution passed on May 30, 2023.

Objects of the Issue

Our Company proposes to utilise the Net Proceeds towards funding the following objects:
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Details of the objects

Amount (in X million)

Repayment/Prepayment of the aggregate outstanding borrowings of our Company 2,850.00
and our Subsidiaries, Accord Estates Private Limited and Iconic Property

Developers Private Limited

Acquisition of land or land development rights 350.00
General corporate purposes” [e]
Total Net Proceeds [e]

*To be determined upon finalisation of the Issue Price and updated in the Prospectus prior to filing with the RoC.
The amount utilised for general corporate purposes shall not exceed 25% of the Gross Proceeds.

For further details, see “Objects of the Issue” beginning on page 94.

Aggregate pre-lIssue shareholding of Promoter and Promoter Group

The aggregate pre-Issue shareholding of our Promoter and Promoter Group as a percentage of the pre-Issue paid-
up equity share capital of our Company is set out below:

S. No Name of the Shareholder No. of Equity Shares | % of the pre-Issue paid
held up Equity Share capital
Promoter

A. Rajan Meenathakonil Thomas 27,282,000 82.05
Total (A) 27,282,000 82.05

Promoter Group
A. Sujatha R. Thomas 3,877,500 11.66
B. Rahul Rajan Jesu Thomas 392,000 1.18
C. Elizabeth Lavanya Rajan Thomas 76,500 0.23
D. Margarette Shwetha Thomas 121,800 0.37
Total (B) 4,467,800 13.44
Total (A+B) 31,749,800 95.49

For further details, see “Capital Structure” beginning on page 84.
Summary of Financial Information
A summary of the financial information of our Company as per the Restated Consolidated Financial Statements

is as follows:
(in % million, except per share data)

Particulars As at and for the Fiscal
2023 2022 2021

Equity Share capital 158.75 158.75 63.50
Net worth 713.92 391.63 291.47
Revenue from operations 3,057.44 2,727.18 2,399.87
Profit after tax 320.64 265.04 62.77
Earnings per share (basic and diluted)

- Basic (in3)®@ 10.10 8.35 1.98
- Diluted (in 3)® 10.10 8.35 1.98
Net asset value per Equity Share (in 22.49 12.33 45.90
z)(4)

Total borrowings 5,930.93 6,381.57 6,004.78

(1) “Net Worth” means the aggregate value of the paid-up share capital of our Company and all reserves
created out of profits and securities premium account, as per the restated statement of assets and liabilities
of our Company in the Restated Consolidated Financial Statements;

(2) Basic EPS = Net Profit after tax, as restated, attributable to equity shareholders divided by weighted average
no. of equity shares outstanding during the year/ period

(3) Diluted EPS = Net Profit after tax, as restated, attributable to equity shareholders divided by weighted
average no. of diluted equity shares outstanding during the year/ period.

(4) Net Asset Value per share = Net Worth at the end of the year/period divided by total number of equity shares
outstanding at the end of year/ period;
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(5) Total Borrowings represents the sum of non-current borrowingsand current borrowings including current
maturity of long term borrowings

For further details, see “Restated Consolidated Financial Statements” on page 254.

For further reasons for the sharp increase in the revenue and the Profit after tax, see “Management's Discussion
and Analysis of Financial Condition and Results of Operations- Fiscal 2023 compared to Fiscal 2022 and
“Management's Discussion and Analysis of Financial Condition and Results of Operations- Fiscal 2022
compared to Fiscal 2021~ on pages 353 and 362, respectively.

Qualifications by the Statutory Auditors, which have not been given effect to in the Restated Consolidated
Financial Statements

Except as disclosed below, there are no qualifications by the Statutory Auditors, which have not been given effect
to in the Restated Consolidated Financial Statements.

Period Reservations/ Particulars
Quialifications/
Adverse Remarks/
Emphasis of Matter
Fiscal year Emphasis of matters 1) Emphasis of matter for the financial year ended 31st March, 2023
2023, 2022 not requiring
and 2021 adjustments to There is no emphasis of matters in auditor’s report for financial year
Restated Consolidated ended 31st March 2023.
Financial Statement

2) Emphasis of matter for the financial year ended 3 1st March, 2022

There is no emphasis of matters in auditor’s report for financial year
ended 31st March 2022.

3) Emphasis of matter for the financial year ended 31st March, 2021

In standalone IGAAP financials of Suraj Estate Developers Limited
and its Subsidiary, Accord Estates Private Limited: The Company's
policy of providing for gratuity on the payment basis and not on
actuarial valuation as per AS 15 - Employee Benefits.

For further details, see “Restated Consolidated Financial Statements” on page 254.
Summary of outstanding litigations

A summary of outstanding litigation proceedings involving our Company, Directors, Promoter, Group Companies
and Subsidiaries, to the extent applicable, as on the date of this Draft Red Herring Prospectus is provided below:

Disciplinary|
actions by ,:r?q%[ler?tate
Sr. | Name of | Criminal Tax SO s S22 € Mqtelrlal involved
. . . Regulatory stock civil
No. | Entity Proceedings | proceedings : . | (n <
proceedings [Exchanges | litigation million)*
against our
Promoter
1. |Subsidiaries
By the | Nil Nil Nil INil Nil Nil
Subsidiaries
Against  the | Nil 5 Nil INil 5 535.95™
Subsidiaries
2. |Company
By the | 1 Nil Nil INil Nil 6.98
Company
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Disciplinary|
actions by ,:rg]%zer?tate
. Statutory/ the SEBI or| Mateirial | .
Sr. | Name of | Criminal Tax L involved
. . . Regulatory stock civil
No. | Entity Proceedings | proceedings - o | (In 4
proceedings [Exchanges | litigation L
. million)*
against our
Promoter
Against  the | Nil 4 Nil INil 28 23.27"
Company
3. |Directors (Excluding the Promoter)
By the | Nil Nil Nil INil 1 -@
Directors
Against  the | Nil 1 Nil INil 1 0.63"™
Directors
4. |Promoter
By the | Nil Nil Nil INil 1 -@
Promoter
Against  the | Nil 1 Nil INil 1 3.91%*
Promoter
5. |Group Companies
By the Group | Nil Nil Nil INil Nil Nil
Companies
Against  the | Nil Nil Nil INil Nil Nil
Group
Companies

*To the extent quantifiable.

@Cannot be quantified

** Our Company has not made any provisioning in its Restated Consolidated Financial Statements for the
probable liabilities.

Note:

Outcome of certain material civil cases, wherein our Company or our Subsidiaries are not directly involved, could
have a material adverse impact on our Company and our Subsidiaries.

For further details, see “Outstanding Litigation and Material Developments” beginning on page 362.

Risk factors

The top 10 risk factors are as follows:

If we are unable to collect our loans and advances from related parties, our results of operations and cash
flows could be materially adversely affected.

Any variation in the utilisation of the Net Proceeds would be subject to certain compliance requirements,
including prior Shareholders’ approval.

Industry information included in this Draft Red Herring Prospectus has been derived from an industry report
commissioned and paid by Company for such purpose. There can be no assurance that such third-party
statistical, financial and other industry information is either complete or accurate.

Our business is heavily dependent on the performance of, and the conditions affecting, the real estate sub
markets in the South-Central Mumbai region. Consequently, we are exposed to risks from economic,
regulatory and other changes as well as natural disasters in the South Central Mumbai region, which in turn
may have an adverse effect on our business, results of operations, cash flows and financial condition.

Any uncertainty in our title to our real estate assets could have a material adverse impact on our current and
future revenue.

Our redevelopment projects require compliance of the provisions of Regulation 33(7) of the Development
Control and Promotion Regulation, 2034. The compliance inter alia involves tenant settlement, approvals
from MHADA & MCGM, construction of the tenant and saleable portion units.

We utilize independent construction contractors, whom we do not control, to construct projects and any
failure on their part to perform their obligations could adversely affect our business, results of operations
and cash flows.
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. Significant increases in prices (including for increase in taxes and levies) or shortage of or delay or disruption
in supply of, construction materials, contract labour and equipment could adversely affect our estimated
construction cost and timelines resulting in cost overruns.

e  We have significant number of unsold units among our Ongoing Projects.

e  Inability to complete our Ongoing Projects and Upcoming Projects by their respective expected completion
dates or at all could have a material adverse effect on our business, results of operations and financial
condition.

Investors should see “Risk Factors”, beginning on page 29 to have an informed view before making an investment
decision.

Summary of contingent liabilities and commitments
The details of our contingent liabilities as disclosed in the Restated Consolidated Financial Statement are set forth

in the table below:
(in % million)

As at % of As at % of As at % of
Particulars March 31, networth March networth March networth
2023 31, 2022 31, 2021
(i) Claims against the Company/disputed liabilities not acknowledged as debts
Disputed income tax 129.50 18.14 51.73 13.21 51.73 17.75
demands
(ii) Guarantees given by the bank on behalf of Company and group entities
Guarantees given by bank 115.44 16.17 37.15 9.49 37.25 12.78
to Government Authorities
on behalf of the Company

Notes:

In respect of (i) above, future cash outflows (including interest/ penalty, if any) are determinable on receipt of
judgement from tax authorities / settlement of claims or non-fulfilment of contractual obligations. Further, our
Company does not expect any reimbursement in respect of above. In respect of (ii) above, our Company does not
expect any cash outflow till such time contractual obligations are fulfilled for which guarantees are issued.

For further details, see “Restated Consolidated Financial Statements —Note 40.2: Contingent liabilities and
Commitments” on page 300.

Summary of related party transactions
A summary of related party transactions entered into by our Company with related parties and as disclosed in the

Restated Consolidated Financial Statements is set forth below:
(In % millions)

Nature of transaction Name of the | Year ended % of Year % of Year % of
party March 31, the ended the ended the
2023 revenue | March | revenue | March | revenue
31, 31,
2022 2021

Rajan 25.00 0.82 | 73.94 2.71 10.00 0.42
Meenathakonil
Thomas
Rahul Rajan 7.80 0.26 86.09 3.16 | 25.15 1.05
Jesu Thomas

Funds received Margaratte 14.33 0.47 0 - 2.05 0.09
Shwetha
Thomas
John Thomas - 0 0 - 1.50 0.06
Sujatha 5.68 0.19 13.26 0.49 0.07 0.00
R.Thomas

Funds Paid Rahul  Rajan 6.79 0.22 | 60.26 2.21 28.13 1.17
Jesu Thomas
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Nature of transaction

Name of the
party

Year ended
March 31,
2023

% of
the
revenue

Year
ended
March

31

% of
the
revenue

Year
ended
March

31

% of
the
revenue

Margaratte
Shwetha
Thomas

14.33

0.47

2022

2021

Rajan
Meenathakonil
Thomas

49.04

1.60

97.21

3.56

1.55

0.06

Sujatha
R.Thomas

22.88

0.75

0.01

0.00

Elizabeth
Lavanya Rajan
Thomas

0.05

0.00

Amount  paid  for
reimburment of
expenses

Exemplica
Realty Private
Limited

0.01

0.00

0.01

0.00

Gratique
Realty Private
Limited

0.02

0.00

0.01

0.00

Rajan
Meenathakonil
Thomas

11.59

0.38

37.85

1.39

24.51

1.02

Rahul Rajan
Jesu Thomas

6.10

0.20

23.62

0.87

1.16

0.05

Sujatha
R.Thomas

5.34

0.17

3.10

0.11

1.61

0.07

Margaratte
Shwetha
Thomas

0.60

0.02

0.01

0.00

Amount received for
reimbursement of
expenses

Rajan
Meenathakonil
Thomas

0.84

0.03

29.70

1.09

22.76

0.95

Rahul Rajan
Jesu Thomas

7.35

0.24

23.62

0.87

3.21

0.13

Sujatha
R.Thomas

0.02

0.00

15.34

0.56

1.40

0.06

Margaratte
Shwetha
Thomas

0.60

0.02

0.01

0.00

Exemplica
Realty Priate
Limited

0.01

0.00

Gratique
Realty Private
Limited

0.00

0.01

0.00

Car Hiring Charges

Rajan
Meenathakonil
Thomas

0.84

0.03

1.32

0.05

1.98

0.08

Rahul Rajan
Jesu Thomas

0.84

0.03

0.84

0.03

0.84

0.04

Managerial
Remuneration

Sujatha
R.Thomas

0.04

0.00

0.47

0.02

0.35

0.01
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Nature of transaction | Name of the | Year ended % of Year % of Year % of
party March 31, the ended the ended the
2023 revenue | March | revenue | March | revenue
31, 31,
2022 2021
Rajan 6.38 0.21 6.38 0.23 4.76 0.20
Meenathakonil
Thomas
Rahul Rajan 5.63 0.18 5.63 0.21 4.50 0.19
Jesu Thomas
Director Sitting Fees %11]:;1:5 R. 1.70 0.06 0.20 0.01 - -
. Shreepal Shah 2.44 0.08 | 0.60 0.02 - -
Remuneration to KMP =g o poor 165  005| 047] 002 - -
Sujatha - - 0.12 0.00 0.12 0.01
Rent Income R Thomas
Rajan - -1 25.00 0.92 — —
Purchase of Property Meenathakonil
Thomas
Rahul Rajan 7.92 0.26 41.28 1.51 10.40 0.43
Jesu Thomas
Margaratte 2.17 0.07 3.78 0.14 10.40 0.43
Shwetha
Thomas
Sale of flat Elizabeth 3.74 0.12 6.50 0.24 17.88 0.75
Lavanya Rajan
Thomas
Rajan 5.75 0.19 37.50 1.38 - -
Meenathakonil
Thomas
Rajan 10.53 0.34 18.66 0.68 16.69 0.70
Meenathakonil
Thomas
Interest Expenses Rahul Rajan - 0.30 0.01 0.01 0.22 0.01
Jesu Thomas
Sujatha - - 0.05 0.00 - -
R.Thomas
Rajan (17.25) -0.56 62.69 2.30 - 0.00
Net Current capital l%/f:;zzhakonll
introduced/(withdrawn) Rahul Rajan - — - - - -
Jesu Thomas
Rajan 0.01 0.00 1.33 0.05 - 0.00
Share of profit/(loss) of %e:;itshakoml
partnership firm Rahul Rajan — — — — — —
Jesu Thomas
Purchase of Equity | Rajan - 0.00 1.47 0.05 - -
Shares of  Skyline | Meenathakonil
Realty Private Limited | Thomas
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Nature of transaction Name of the | Year ended % of Year % of Year % of

party March 31, the ended the ended the
2023 revenue | March | revenue | March | revenue
31, 31,
2022 2021
Rahul Rajan - - 1.47 0.05 - -
Jesu Thomas
Purchase of Equity Rajan . B B 0.06 0.00 B B
. Meenathakonil
Shares of  Iconic
Propert Developer Thomas
operty,  PeVEIOPEIS "Rahul  Rajan - — 004 000 - -

Private Limited
Jesu Thomas

Rajan - - 86.80 3.18 - -
Meenathakonil
Purchase of Equity | Thomas
Shares of  Accord | Rahul Rajan - -1 31.79 1.17 - -
Estates Private Limited | Jesu Thomas
Sujatha - —| 3545 1.30 - -
R.Thomas
Rajan - - 2.54 0.09 - -
Purchase of Equity %/ieenathakoml
. omas
Shares —of = Uditi ot ™ Rajan - T 254 0.09 - -
Premises Private
Limited J esu Thomas
Sujatha - - 2.54 0.09 — —
R.Thomas

For further details, see “Restated Consolidated Financial Statements — Note 42.2: Related party disclosures”
beginning on page 301.

Financing Arrangements

There have been no financing arrangements whereby our Promoter, members of our Promoter Group, our
Directors and their relatives have financed the purchase by any other person of securities of our Company other
than in the normal course of business of the relevant financing entity, during a period of six months immediately
preceding the date of filing of this Draft Red Herring Prospectus.

Weighted average price at which specified securities were acquired by the Promoter in the one year
preceding the date of this Draft Red Herring Prospectus

The weighted average price at which Equity Shares were acquired by our Promoters in the one year preceding the
date of this Draft Red Herring Prospectus is set forth below:

Particulars Number of Equity Shares | Weighted average price per
acquired Equity Shares (3)*

Rajan Meenathakonil Thomas Nil Nil
#As certified by the M/s. Bhuwania & Agrawal Associates, Chartered Accountants pursuant to their certificate
dated July 24, 2023.

Weighted average cost of acquisition of all the Equity Shares of the Company transacted in the last 3 (three)
years, 18 (eighteen) months and 1 (one) year preceding the date of this Draft Red Herring Prospectus
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Name
shareholder

of

Weighted average cost of
acquisition (WACA) (in)

Lower end of the
Price Band is ‘X’

Upper end of the
Price Band is ‘X’

Range of
acquisition price

times the | times the | Lowest Price-
WACA® WACA®@ Highest Price (in
%)
Last 3 years Nil [o] [e] Nil
Last 18 months N.A. N.A. N.A. N.A.
Last 1 year N.A. N.A. N.A. N.A.

@To be included on finalization of Price Band

Note: The weighted average cost of acquisition at which Equity Shares were acquired in the last one year, eighteen
months and three years has been calculated considering (a) the number of Equity Shares issued on gross basis in
the last year (ignoring the number of Equity Shares sold, if any), and (b) the number of Equity Shares arising out
of the Equity Shares held under (a), pursuant to (i) issue of bonus shares on October 21, 2021 (ii) share split with
effect from October 30, 2021.

*There are no acquisition of Equity Shares during the last one year, eighteen months and three years by our
Promoter except by way of the bonus issue on October 21, 2021 and share split on October 30, 2021.

#As certified by the M/s. Bhuwania & Agrawal Associates, Chartered Accountants pursuant to their certificate
dated July 24, 2023.

For further details, please see the section entitled “Capital Structure” beginning on page 84.
Average cost of acquisition of Equity Shares by our Promoter

The average cost of acquisition of Equity Shares held by our Promoter set forth in the table below:

S. No Name of Promoter No. of Equity Shares | Average cost of
held Acquisition per Equity

Share (in 3)*
A. Rajan Meenathakonil Thomas 27,282,000 2.06

* As certified by M/s. Bhuwania & Agrawal Associates, Chartered Accountants, by way of their certificate dated
July 24, 2023.

Details of pre-1PO Placement

Our Company does not contemplate any issuance or placement of Equity Shares from the date of this Draft Red
Herring Prospectus until grant of listing and trading permission by the Stock Exchanges.

Issuance of equity shares for consideration other than cash in the last one year

Our Company has not issued any Equity Shares for consideration other than cash in the one year preceding the
date of this Draft Red Herring Prospectus.

Split/consolidation of Equity Shares in the last one year

Our Company has not undertaken split or consolidation of its equity shares in the one year preceding the date of
this Draft Red Herring Prospectus.

Exemption from complying with any provisions of securities laws, if any, granted by SEBI

As on the date of this Draft Red Herring Prospectus, our Company has not been granted by SEBI any exemption
from complying with any provisions of securities laws.
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SECTION Il - RISK FACTORS

An investment in equity shares involves a high degree of risk. Investors should carefully consider all the
information in this Draft Red Herring Prospectus, including the risks and uncertainties described below, before
making an investment in our Equity Shares. The risks described below are not the only ones relevant to us or our
Equity Shares, but also to the industry in which we operate or to India. Additional risks and uncertainties, not
currently known to us or that we currently do not deem material may also adversely affect our business, results
of operations, cash flows and financial condition. If any of the following risks, or other risks that are not currently
known or are not currently deemed material, actually occur, our business, results of operations, cash flows and
financial condition could be adversely affected, the price of our Equity Shares could decline, and investors may
lose all or part of their investment. In order to obtain a complete understanding of our Company and our business,
prospective investors should read this section in conjunction with “Our Business” and “Management’s
Discussion and Analysis of Financial Condition and Results of Operations” on pages 177 and 325, respectively,
as well as the other financial and statistical information contained in this Draft Red Herring Prospectus. In
making an investment decision, prospective investors must rely on their own examination of us and our business
and the terms of the Issue including the merits and risks involved. Potential investors should consult their tax,
financial and legal advisors about the particular consequences of investing in the Issue. Unless specified or
quantified in the relevant risk factors below, we are unable to quantify the financial or other impact of any of the
risks described in this section.

This Draft Red Herring Prospectus also contains certain forward-looking statements that involve risks,
assumptions, estimates and uncertainties. Our actual results could differ from those anticipated in these forward-
looking statements as a result of certain factors, including the considerations described below and elsewhere in
this Draft Red Herring Prospectus. For further information, see “Forward-Looking Statements” on page 18.

Unless otherwise indicated, the financial information included herein is based on our Restated Consolidated
Financial Statements included in this Draft Red Herring Prospectus. For further information, see “Restated
Consolidated Financial Statements” on page 254. We have, in this Draft Red Herring Prospectus, included
various operational and financial performance indicators, some of which may not be derived from our Restated
Consolidated Financial Statements and may not have been subjected to an audit or review by our Statutory
Auditor. The manner in which such operational and financial performance indicators are calculated and
presented, and the assumptions and estimates used in such calculation, may vary from that used by other real
estate companies in India and other jurisdictions. Investors are accordingly cautioned against placing undue
reliance on such information in making an investment decision and should consult their own advisors and evaluate
such information in the context of the Restated Consolidated Financial Statements and other information relating
to our business and operations included in this Draft Red Herring Prospectus.

Unless the context otherwise requires, in this section, references to “we”, “us”, or “our” refers to Suraj Estate
Developers Limited on a consolidated basis and references to “the Company” or “our Company” refers to Suraj
Estate Developers Limited on a standalone basis.

Ind AS 110 (Consolidated Financial Statements) requires all entities, including partnerships, which are controlled
by an entity to be classified as its subsidiaries for the purposes of preparation and presentation of its consolidated
financial statements. Accordingly, their business activities are referred to as being under the joint venture model
in this section of this Draft Red Herring Prospectus, although all such entities are classified as subsidiaries and
not joinz ventures in the Restated Consolidated Financial Statements. See “Certain Conventions, Presentation of
Financial, Industry and Market Data” on page 15.

Unless otherwise indicated, industry and market data used in this section has been derived from industry
publications and other publicly available information, including, in particular, the report “Real Estate Industry
Report” dated July 18, 2023 (the “Company Commissioned Anarock Report”) prepared and issued by Anarock
Property Consultants Private Limited commissioned and paid by us. Unless otherwise indicated, all financial,
operational, industry and other related information derived from the Company Commissioned Anarock Report
and included herein with respect to any particular year refers to such information for the relevant calendar year.
Internal Risk Factors

Risks relating to our business

1. Ifwe are unable to collect our loans and advances from related parties, our results of operations and cash
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flows could be materially adversely affected.

We have provided certain loans and advances to related parties and details of the same is as follows:

For the financial | Nature of loans | Category of the | Amount (R in | Nature of interest
year/ period and advances | person to who loan | million) of promoter or
(Short term/ Long | or advances has director of the
term) been made Company, if any
As on March 31, | Short term loan and | To related party 13.60 | Directors and
2023 advances relatives of
directors.
To others 64.60 | In ordinary due
course of business
As on March 31, | Short term loan and | To related party 13.60 | Directors and
2022 advances relatives of
directors.
To others 226.53 | In ordinary due
course of business
As on March 31, | Sort term loan and | To related party 46.13 | Directors and
2021 advances relatives of
directors
To others 189.45 | In ordinary due
course of business

There is no guarantee that we will recover our loans and advances from related parties or if we are unable to
collect our loans and advances from related parties, our cash flows could be adversely affected.

2. Anyvariation in the utilisation of the Net Proceeds would be subject to certain compliance requirements,
including prior Shareholders’ approval.

We propose to utilize the Net Proceeds for (i) repayment or prepayment of certain outstanding borrowings availed
by our Company and our Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private
Limited; (ii) acquisition of land or land development rights and (iii) general corporate purposes. For further
information of the proposed objects of the Issue, see “Objects of the Issue” on page 94. At this stage, we cannot
determine with any certainty if we would require the Net Proceeds to meet any other expenditure or fund any
exigencies arising out of competitive environment, business conditions, economic conditions or other factors
beyond our control. In accordance with Section 27 of the Companies Act, 2013 and Regulation 59 of the SEBI
ICDR Regulations, we cannot undertake any variation in the utilization of the Net Proceeds without obtaining the
Shareholders’ approval through a special resolution. In the event of any such circumstances that require us to
undertake variation in the disclosed utilization of the Net Proceeds, we may not be able to obtain the Shareholders’
approval in a timely manner, or at all. Any delay or inability in obtaining such Shareholders’ approval may
adversely affect our business or operations.

We intend to use approximately 32,850 million of the Net Proceeds to repay or prepay, in full or part, certain
loans availed by our Company and our Subsidiaries, Accord Estates Private Limited and Iconic Property
Developers Private Limited; and (ii) ¥350.00 million for acquisition of land or land development rights. The
details of the loans identified to be repaid using the Net Proceeds have been disclosed in the section “Objects of
the Issue” on page 94. Such part of the Net Proceeds will not result in creation of any tangible assets as they are
proposed to be utilized for prepayment or repayment, in full or part, of certain loans and working capital facilities
availed by us.

In light of these factors, we may not be able to undertake variation of objects of the Issue to use any unutilized
proceeds of the Issue, if any, or vary the terms of any contract referred to in this Draft Red Herring Prospectus,
even if such variation is in the interest of our Company. This may restrict our Company’s ability to respond to
any change in our business or financial condition by re-deploying the unutilized portion of Net Proceeds, if any,
or varying the terms of contract, which may adversely affect our business and results of operations.

3. Industry information included in this Draft Red Herring Prospectus has been derived from an industry

report commissioned and paid by Company for such purpose. There can be no assurance that such third-
party statistical, financial and other industry information is either complete or accurate.

30



We have availed the services of an independent third party research agency, Anarock Property Consultants Private
Limited, to prepare an industry report titled “Real Estate Industry Report” dated July 18, 2023 (“Company
Commissioned Anarock Report”) commissioned and paid by us for purposes of inclusion of such information
in this Draft Red Herring Prospectus. The Company Commissioned Anarock Report is subject to various
limitations and based upon certain assumptions that are subjective in nature including that the Company
Commissioned Anarock Report is not based on comprehensive market research of the overall market for all
possible situations, and that changes in socio-economic and political conditions could result in a substantially
different situation than those presented. Although we believe that the data may be considered to be reliable, the
accuracy, completeness and underlying assumptions are not guaranteed and dependability cannot be assured. Due
to possibly flawed or ineffective collection methods or discrepancies between published information and market
practice and other problems, the statistics herein may be inaccurate or may not be comparable to statistics
produced for other economies/peer companies and should not be unduly relied upon. Further, there is no assurance
that they are stated or compiled on the same basis or with the same degree of accuracy as may be the case
elsewhere. Statements from third parties that involve estimates are subject to change, and actual amounts may
differ materially from those included in this Draft Red Herring Prospectus. Further, there is no conflict of interest,
directly or indirectly, between our Company and Anarock Property Consultants Private Limited.

4. Our business is heavily dependent on the performance of, and the conditions affecting, the real estate sub
markets in the South-Central Mumbai region. Consequently, we are exposed to risks from economic,
regulatory and other changes as well as natural disasters in the South Central Mumbai region, which in
turn may have an adverse effect on our business, results of operations, cash flows and financial condition.

Our real estate development activities are primarily focused in and around the South Central Mumbai region. As
of May 31, 2023, 42 Completed Projects, 11 Ongoing Projects, 21 Upcoming Projects, and 10,359.77 Square
Meters of our Land Reserves are located in the South Central Mumbai, Bandra (West) and Santacruz (East). As
of May 31, 2023 we did not have any ongoing projects in any other areas apart from South Central Mumbai. For
further information on our projects and Land Reserves, see “Our Business — Business Operations” and “Our
Business — Our Land Reserves” on pages 186 and 198, respectively. As a result, our business, financial condition
and results of operations have been and will continue to be heavily dependent on the performance of, and the
prevailing conditions affecting, the real estate markets in the South-Central Mumbai region. The real estate
markets in this region may be affected by various factors outside our control, including prevailing local and
economic conditions, changes in the supply and demand for properties comparable to those we develop, changes
in the applicable governmental regulations, demographic trends, employment and income levels and interest rates,
among other factors. These factors may contribute to fluctuations in real estate prices and the availability of land
in South Central Mumbai and may adversely affect our business, financial condition and results of operations.
These factors can also negatively affect the demand for and valuation of our Ongoing Projects and Upcoming
Projects.

Further, real estate projects take a substantial amount of time to develop. The price at which we acquire land,
either through an outright purchase or through acquisition of joint development rights, and the price at which we
sell Ongoing Projects and Upcoming Projects are determined by factors mentioned above, which are out of our
control. In the event we are forced to sell our units in Ongoing Projects and Upcoming Projects at a price which
is lower than estimated, it may adversely affect our results of operations. Further, the real estate market, both for
land and developed properties is relatively illiquid, which may limit our ability to respond promptly to changing
market events. In the event the market conditions deteriorate and cause a sharp decline in real estate prices in
South Central Mumbai, our business, financial condition and results of operations could be materially and
adversely affected.

5. Any uncertainty in our title to our real estate assets could have a material adverse impact on our current
and future revenue.

Some of our projects include directly acquired land from the landowners and tenants. While we conduct due
diligence and assess such land prior to acquisition of any land or interest in any land, obtaining title guarantees in
India is challenging as title records provide only for presumptive rather than guaranteed title of the land. Such
land may involve irregularities in title, such as improperly executed or non-executed, unregistered or insufficiently
stamped conveyance instruments in the chain of title of the relevant land, unregistered encumbrances in favour of
third parties, rights of adverse possessors, ownership claims of family members of prior owners, and other defects
which may not be revealed through our diligence and assessment. Further, the original title to such land may be
fragmented and the land may have multiple owners and such information may not be publicly available or revealed
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through our diligence and assessment. As each transfer in a chain of title may be subject to any such or other
defects, our title and/ or development right over such land may be subject to such irregularities that we are not
aware of, and which our diligence and assessment exercise may not reveal. As a result, title to such land is subject
to risks and potential liabilities arising from inaccuracy of such information. Such inaccurate information and any
defects or irregularities of title may result in the loss of title or development rights over such land, and/ or the
cancellation of our development plan in respect of such land. In addition, certain acquisition of or development
right to land may involve deferred payments. If we are unable to fulfil such payment obligations, our ability to
develop such land may be affected, resulting in a failure to realize profit on our initial investment.

While we typically obtain independent title reports for the land relating to our projects, and have obtained such
reports with respect to our Land Reserves, we may not be able to assess or identify all the risks and liabilities
associated with such land, such as faulty or disputed title, unregistered encumbrances or adverse possession rights.
In addition, very few insurance companies in India provide title insurance to guarantee title or development rights
in respect of land. In absence of such title insurance, together with the challenges involved in verifying title to
land, may increase our exposure to third party claims to such land. As a result, the uncertainty of title makes land
acquisition and real estate development projects more complex and may impede the transfer of title, expose us to
legal disputes and adversely affect the valuation of the land involved. In addition, we may also face the risk of
illegal encroachments on the land parcels owned by us or over which we have development rights. We may be
required to incur additional costs and face delays in our project development schedule in order to clear such
encroachments. Disputes relating to land title can take several years and considerable expense to resolve if they
become the subject of legal proceedings and their outcome can be uncertain. If we are unable to resolve such
disputes, the title to and/ or interest in, such land may be affected. While we have not experienced any instances
of faulty or disputed title, unregistered encumbrances or adverse possession rights in the past which has adversely
impacted our financial results, an inability to obtain good title to any plot of land may adversely affect the
development of a project for which such plot of land is critical and this may result in the write-off of expenses
incurred in relation to such development. As a result, our business, financial condition and results of operations
could be materially and adversely affected.

6.  Our redevelopment projects require compliance of the provisions of Regulation 33(7) of the Development
Control and Promotion Regulation, 2034. The compliance inter alia involves tenant settlement, approvals
from MHADA & MCGM, construction of the tenant and saleable portion units.

As on March 31, 2023, we have redeveloped houses for more than 1,011 tenants free-of-cost under regulation
33(7) of the Development Control and Promotion Regulation, 2034 (“DCP Regulations”). Compliance of
Regulation 33(7) of the DCP Regulations enables sanction of more than FSI - 3.00 for development from
regulatory authorities. DCP Regulations applies to all development, redevelopment, erection and/or re-erection of
a building, change of user etc. as well as to the design, construction or reconstruction of, and additions and
alterations to a building and may take longer time than anticipated by us. If we are unable to acquire such
transferable development rights (“TDRS”) or approval under Regulation 33(7) of the DCP Regulations within the
estimated time or if we are unable to acquire them at the expected price for permissible floor space index for
redevelopment projects, then this may impact our ability to complete certain projects due to us having insufficient
FSI or because of a significant increase in the cost of completing such projects. The price and availability of TDRs
may have an adverse effect on our ability to complete our projects and on our financial condition and results of
operations. In addition, the use and development of land is subject to regulations by various local authorities.

Further, we are subject to municipal planning and land use regulations in effect in South Central Mumbai, which
limit the maximum square footage of completed buildings we may construct on plots to specified amounts,
calculated based on a ratio of the combined gross floor area of all floors, except areas specifically exempted, to
the total area of each plot of land (the floor space index, or “FSI”).

Our operations are focused in the South Central Mumbai and adjoining areas. The availability of developable
land, particularly in the South Central Mumbai region, is limited and therefore, the acquisition of new land in
these parts poses substantial challenges, is highly competitive and costly. Further, due to the increased demand
for land in connection with the development of residential, commercial and retail properties, we have experienced
and may continue to experience increased competition in our attempt to acquire land/ interest in such land in the
geographical areas in which we operate and the areas in which we anticipate operating in the future. This increased
competition may result in a shortage of suitable land that can be used for development and can increase the price
of land. We may not be able to or may decide not to acquire parcels of land due to various factors including price
of land. Further, we may not be able to pass on the cost of acquisition to customers of our real estate projects. Any
such increase in the price of land to be used for development could materially and adversely affect our business,
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prospects, financial condition and results of operations.

7. We utilize independent construction contractors, whom we do not control, to construct projects and any
failure on their part to perform their obligations could adversely affect our business, results of operations
and cash flows.

As part of our operations, we may contract with independent construction contractors for the construction of our
projects. If a contractor fails to perform its obligations satisfactorily or within the prescribed time periods with
regard to a project or terminates its arrangements with us, we may be unable to develop the project within the
intended timeframe, at the intended cost, or at all. If this occurs, we may be required to incur additional cost or
time to develop the property to appropriate quality standards in a manner consistent with our development
objective, which could result in reduced profits or in some cases, significant penalties and losses. Except the delay
in our Ongoing Projects due to Covid 19, there have been no instances of material default or delay by the
independent construction contractors for the construction of our projects during the Fiscal 2023, Fiscal 2022 and
Fiscal 2021, which has adversely impacted our financial results. Further as per notifications No. MahaRERA /
Secy /Order/ 26 /2020 dated May 18, 2020 and No. MahaRERA I Secy/File No. 27 / 157 / 2021 dated August 6,
2021 issued by Maharashtra Real Estate Regulatory Authority, the RERA dates mentioned in each of our Ongoing
Projects stands extended by a cumulative period of 12 months. We cannot assure you that the services rendered
by such independent construction contractors will always be satisfactory or match our requirements for quality.
In order to control the timely completion of the projects by the independent construction contractors within time
frame, we have stationed full time site engineers, supervisors at the construction sites, as also regular inspection
by architects, various consultants, including project management consultants to review the progress of the
construction work on a continuous basis. In addition, we may be subject to claims in relation to defaults and late
payments to our contractors, which may adversely affect our business, results of operations, and cash flows.

8.  Significant increases in prices (including for increase in taxes and levies) or shortage of or delay or
disruption in supply of, construction materials, contract labour and equipment could adversely affect our
estimated construction cost and timelines resulting in cost overruns.

Our principal construction materials include steel, cement, ready mix concrete and wood. These materials are
sourced from third party vendors. The prices and supply of these and other construction materials depends on
factors beyond our control, including general economic conditions, competition, production levels, transportation
costs, government taxes and levies, and import duties. Our ability to develop and construct project profitably is
dependent on our ability to obtain adequate and timely supply of construction materials within our estimated
budget. We do not have long-term agreements with our raw material suppliers and typically procure materials on
the basis of purchase orders. If our primary suppliers of construction materials curtail or discontinue their delivery
of such materials to us in the quantities we need and at reasonable prices, our ability to meet our material
requirements for our projects could be impaired, our construction schedules could be disrupted, and we may not
be able to complete our projects as per schedule. Prices of certain building materials are susceptible to increase
including for increase in government taxes and levies. During periods of shortage in supply of building materials
or due to a delay or disruption in supply of building materials, we may not be able to complete our projects as per
schedule or at estimated costs. We may also not be able to pass on any increase in the costs incurred for procuring
construction materials to our customers, and this could adversely affect our results of operations and impact our
financial condition.

We also incur expenses towards project execution that primarily includes employee and contract labour costs, and
other subcontractor expenses. The cost and supply of employee and contract labour depend on various factors
beyond our control, including general economic conditions, competition and minimum wage rates. For instance,
after the sudden announcement of the nationwide lockdown from March 25, 2020, operations at our construction
sites were brought to a complete standstill and due to reduced economic activity, workforce deployed at our
construction sites returned to their native cities/ towns/ villages. While we subsequently resumed construction
activities at all our sites, any such unanticipated events, increases in raw material and labour costs, may impair
our ability to meet construction schedules and our business, financial condition and results of operations may be
adversely affected.

9.  We have significant number of unsold units among our Ongoing Projects.

As of May 31, 2023, we had eleven (11) Ongoing Projects with a Developable Area of 17,14,962.03 square feet.
As of May 31, 2023, the eleven (11) Ongoing Projects comprised 635 units, of which 164 units remain unsold.
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The table below sets out details of unsold units within our Ongoing Projects as on May 31, 2023:

Sr | Project Location Type | Segmen | Details of | Compan | Developa | Carp Start Comple Unit details Expecte | Tick
. Name t registrati y’s/ ble Area et Date tion d et
N on Entity’s Area Comple | Size
0. certificat | effective for tion
eunder | stakein Sale Date As
RERA Project | (square | (squa % Tot | So | % of filed (in X
feet) re al | Id | units with milli
feet) uni sold | RERA# | on)
ts
for
sal
e
1. | Louisan F.P. No. 1/274, Residen Value P5190001 100 28,80 | 26/11/20 | 82.50% 60 | 60 | 100.0 | 30/06/2 | 15to
dra Gokhale Road tial Luxury 0078 63,360.13 0 19 0% 023 40
(North), Dadar (W)
2. | Emman F.P. No. 751-752, Residen Value P5190002 100 28,13 | 19/03/20 | 32.00% 59| 54| 91.53 | 30/12/2 | 17to
uel MTNL Lane, Dadar tial Luxury 8729 78,577.20 8 21 % 025 30
W)
3. | Ave F.P. No. 822, Residen | Value | P5190002 100 | 1,77,020. | 22,37 | 24/06/20 | 91.00% | 42 | 41| 97.62 | 30/12/2 | 15to
Maria Govindrao tial Luxury 1954 55 2 19 % 024 30
Patwarsdhan Road,
Dadar (W)
4. | Vitalis | F.P.No.107,L.J.Roa | Residen | Value | P5190003 100 | 3,49,410. | 81,02 | 13/10/20 | 20.00% | 142 | 75| 52.82 | 31/12/2 | 17to
d,Mahim (W) tial Luxury 1447 20 7 21 % 026 30
5. | Suraj F.P. No. 606-607, Residen Value 100 | 61,416.26 | 33,43 | 15/11/20 | 20.00% 66 | 36 | 54.55| 31/12/2 | 15to
Eterna | 2" L.J. Cross Road, tial Luxury | P5190003 1 21 % 026 30
Mahim (W) 2173
6. | Nirvana | C.S.No.662, G.D. | Residen Value P5190001 | Share of | 3,21,881. | 91,09 | 16/12/20 | 85.00% 84 | 58 | 69.05 | 30/12/2 | 23to
o Ambedkar Marg, tial Luxury 0100 Area as 83** 6** 15 % 024 50
Parel / per Joint
Luxury Develop
ment
Agreeme
nt
7. | Palette* F.P. No. 823, Residen | Luxury | P5190000 100 | 4,14,048. | 1,31,1 | 10/10/20 | 68.00% | 109 | 98 | 89.91 | 30/06/2 | 45to
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Sr | Project Location Type | Segmen | Details of | Compan | Developa | Carp Start Comple Unit details Expecte | Tick
. Name t registrati y’s/ ble Area et Date tion d et
N on Entity’s Area Comple | Size

0. certificat | effective for tion

eunder | stakein Sale Date As
RERA Project | (square | (squa % Tot | So | % of filed (in X
feet) re al | Id | units with milli
feet) uni sold | RERA# | on)

ts
for
sal
e

R.B.S.K. Bole tial 8207 02 68 17 023 80

Road, Dadar (W)

8. | Ocean F.P. No. 1198- Residen | Luxury | P5190000 100 | 1,47,020. | 29,32 | 01/09/20 | 78.00% 24 | 22| 91.67 | 30/06/2 | 60to

Star-I* 1199, Kashinath tial 7257 42 7 17 % 023 80
Dhuru Marg, Dadar
W)

9. | CCIL F.P. No. 822, Comme | Comme | P5190002 100 | 16,076.68 | 14,17 Pre- 0.00% 2 2| 100.0 | 30/12/2 350
Bhavan Govindrao rcial rcial 1953 7 | Construc 0% 024 | to700
(Phase- | Patwardhan Road, tion
1I- Dadar (W) Stage
additio
nal 2
floors)

10 | Suraj F.P.No 702-704, | Residen | Value | P5190004 100 | 64,396.28 | 20,87 | 26/08/20 | 7.50% 46 | 24 | 52.17 | 31/12/2 | 15to
Parkvie | Anant Patil Road, tial Luxury 7891 5 22 % 026 30
w2 Near Shivaji Park,

Dadar (W)

11 | Sarasw F.P. No. 953, Comme | Comme Not 100 | 21,754.46 | 17,36 | 18/11/20 | 10.00% 1 1| 100.0 Not | 900
at Bank | Appasaheb Marathe rcial rcial Applicabl 3 22 0% | Applica | to
Bhavan | Marg, Prabhadevi e ble | 120
(Additi
onal 2.5
Floors)

Total 1,714,962 | 497,7 635 | 47| 74.17
.03 74 1 %

(*Part of a larger project; areas taken are for ongoing portion only)
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(**Total Carpet Area for Sale reflects Accord Estates Private Limited’s share in Project Nirvana as per Joint Development Agreement and the Developable Area reflects
Accord Estates Private Limited’s pro-rata share of Total Developable Area of Project Nirvana as per the Joint Development Agreement)

(# The RERA dates mentioned herein stands extended by a cumulative period of 12 months as per notifications No. MahaRERA / Secy /Order/ 26 /2020 dated 18th May 2020
and No. MahaRERA | Secy/File No. 27 / 157 / 2021 dated 06™ August 2021 issued by Maharashtra Real Estate Regulatory Authority (Maha RERA).

There is a lag between the time we acquire land and the time we construct and develop a project and sell our inventories. Given that the market for real estate is relatively
illiquid, there may be little or insufficient demand for properties at the expected sale price. The risk of owning unsold inventories can be substantial and the market value of the
same can fluctuate significantly as a result of changing economic and market conditions. If we are unable to sell our unsold inventory currently held, our business, results of
operation and financial condition may be adversely affected.
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10. Inability to complete our Ongoing Projects and Upcoming Projects by their respective expected completion
dates or at all could have a material adverse effect on our business, results of operations and financial
condition.

Some of our projects are developed on land owned by us. As of May 31, 2023, our Ongoing Projects have an
aggregate carpet area for sale of 497,774 square feet, and our Upcoming Projects have an aggregate estimated
carpet area for sale of 843,192 square feet. Our ability to complete our projects within the estimated time or at all
is subject to a number of risks and unforeseen events, including, without limitation, clear title to the relevant plot
of land, any changes in applicable regulations, availability of adequate financing arrangements on commercially
viable terms, and an inability or delay in securing necessary statutory or regulatory approvals for such projects.
Further, there were delays in construction activities in 2020 and 2021 due to the lockdown imposed in India to
control the Covid-19 pandemic. While the applicable regulations also extended project timelines by one year on
account of the pandemic, there can be no assurance that we will be able to comply with the extended timelines in
the event we are subject to any further delays in our construction activities. Our Company has not faced any
instances in preceding three years, where there has been delay in completion and handover projects and for such
instances our Company has paid penalty to our customers and land owners.

For further information on our Ongoing Projects and Upcoming Projects including target dates (as applicable) and
any delays (no of days), applicable cost consequent to such delays, see “Our Business — Business Operations” on
pages 186.

In addition, we may not receive the expected benefits of the development rights or the relevant land, and we may
not be able to develop the estimated Developable Area resulting from a lack of knowledge of, or any
misunderstanding with respect to, existing or proposed regulations and policies.

If any of the foregoing risks materialize, we may not be able to complete our projects or develop our Ongoing
Projects and Upcoming Projects in the manner we currently contemplate, which could have a material adverse
effect on our business, results of operations and financial condition.

In addition, the agreements we enter into with customers for our Ongoing Projects and Upcoming Projects may
require us to pay certain interest in the event of any delay in the completion of the construction and development
of such projects within the specified timelines, or in the event of cancellation of any of these projects. Accordingly,
any such delay or cancellation resulting in payments by us may have an adverse effect on our business, financial
condition and results of operation.

11. We have not entered into any definitive agreements to use a portion of the proceeds of the Issue and may
invest or spend the proceeds of the Issue in ways with which you may not agree.

As described in the “Objects of the Issue” beginning on page 94, we intend to use a portion of the proceeds from
the Issue for the acquisition of land or land development rights. However, as on date of this Draft Red Herring
Prospectus, we have not entered into any definitive agreements and do not have any definite and specific
commitments for such acquisitions. We may not be able to conclude such agreements or commitments on terms
anticipated by us, or at all. The amount of Net Proceeds identified for acquisitions is based solely on management
estimates. The actual deployment of funds will depend on a number of factors, including the location of the
parcels, whether they are undivided etc. These are based on current conditions and are subject to change in light
of changes in external circumstances or costs or in other financial conditions, business strategy, etc. Further, we
may not be able to identify suitable parcels of land in a timely manner to be able to deploy the Net Proceeds as
per the timelines stipulated. For further details, please see “Risk Factors -30. We may not be able to successfully
identify and acquire suitable land or development rights, which may affect our business and growth prospects.”
on page 44

Furthermore, land acquisition may also be subject to legal uncertainties and title defects, and we may not be able
to capitalize on our acquisitions or ascertain clean and marketable title in a timely manner.

12. Our Company’s ability to pay dividends in the future will depend on our Company’s earnings, financial
condition, working capital requirements, capital expenditures and restrictive covenants of our Company’s

financing arrangements.

In the past, we have not made dividend payments to the Shareholders of our Company. For further information,
see “Dividend Policy” on page 253. Our Company’s ability to pay dividends in the future will depend on a number
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of factors, including but not limited to our earnings, capital requirements, contractual obligations, results of
operations, financial condition, cash requirements, business prospects and any other financing arrangements,
applicable legal restrictions and overall financial position of our Company. The declaration and payment of
dividends will be recommended by our Board of Directors and approved by the Shareholders, at their discretion,
subject to the provisions of the Articles of Association and applicable law, including the Companies Act, 2013.
Our Board may also, from time to time, declare interim dividends from the profits of the Financial Year in which
such interim dividend is sought to be declared. We may retain all future earnings, if any, for use in the operations
and expansion of the business. We cannot assure you that we will be able to pay dividends in the future.

13. We have reversed some of the revenue recognised in prior periods as a result of cancelled bookings for
certain of our projects and may be required to do so in the future.

We and our customers have cancelled bookings for certain of our projects in recent years. For example, we have
cancelled bookings where our customers have failed to make instalment payments. In addition, where projects are
delayed beyond the scheduled completion date, our customers may have a right to cancel their bookings. For some
of these projects, we had recognised all or a portion of the income from these bookings as revenue. Except for the
following cancellation made by our Company during the Fiscal 2021, 2022 and 2023, our Company has not faced
any instances of cancellations by customers:

Period Number of cancellations
Fiscal 2021 3
Fiscal 2022 2
Fiscal 2023 3

We have consequently been required to reverse the revenue recognised from these bookings. If an increasing
number of bookings are cancelled in respect of projects where we have recognised revenue, this could lead to a
decline in our business prospects, financial position and results of operations.

14. A portion of our projects is held through our Subsidiaries and we may pledge our shareholding to secure
financing for such Subsidiaries. In the event of a default in our financing agreements, pledge may be
invoked and our shareholding in our Subsidiaries may be diluted

We hold a part of our Ongoing Projects and Upcoming Projects, and Land Reserves through our Subsidiaries. We
regularly enter into financing arrangements to enable purchase of land including for the projects developed by the
Subsidiaries. Some of the debt financing taken by Subsidiaries may require us to pledge shares held by our
Company in our relevant Subsidiary in favour of the relevant lender. As on date of this Draft Red Herring
Prospectus, 20,000 fully paid up equity shares of Skyline Realty Private Limited, constituting 100% of total issued
and paid up share capital are pledged on pari passu basis in favor of Vistra ITCL India Limited, Debenture Trustees
for securing interest of 3,000 secured, unlisted, unrated, zero coupon, redeemable non-convertible debentures of
face value of ¥1,00,000 each, of aggregate nominal value of ¥3,000,00,000 subscribed by various funds which are
managed by Nippon Life India AIF Management Limited. While there have been no instances of default in our
financing agreements or invocation of pledge in Fiscal 2023, Fiscal 2022, and Fiscal 2021, which has adversely
impacted our financial results, any default in such loans by the relevant Subsidiary can result in the concerned
lender exercising the rights in respect of such pledge and acquiring the shareholding of the Company in the
relevant Subsidiary. In such circumstances, our ownership in the relevant Subsidiary may be diluted. As on date
of this Draft Red Herring Prospectus, none of the Equity Shares of our Company have been pledged. Such an
event may have an adverse impact on the business and financial position of the Company and/or our Subsidiaries
concerned.

15. We have applied for registrations of certain intellectual property rights and any failure to enforce our
rights could have an adverse effect on our business prospects.

Our trademark is significant to our business and operations. We have applied for trademark of our logo suras

appearing on the cover page of this Draft Red Herring Prospectus through application no 4890467 under class 37
on March 4, 2021 and the same is objected by concerned department. The objection is raised by the Registrar of
Trade Marks under section 11 (1) of the Trade Marks Act, 1999, as the mark is identical with or similar to earlier
marks in respect of identical or similar description of services and because of such identity or similarity there
exists a likelihood of confusion on the part of the public. For further information, see “Government and Other
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Approvals” on page 370. Our ability to enforce our trademark and other intellectual property is subject to general
litigation risks and an action for passing-off may not sufficiently protect our trademarks or trade names and other
intellectual property rights. If we are unable to register our trademark for various reasons including our inability
to remove objections to our trademark application, or if any of our unregistered trademarks are registered in favour
of or used by a third party, we may not be able to claim registered ownership of such trademarks and consequently,
we may not be able to seek remedies for infringement of those trademarks by third parties other than relief against
passing off by other entities, causing damage to our business prospects, reputation and goodwill. Further, we may
not have adequate mechanisms in place to protect our confidential information. While we do take precautions to
protect confidential information against breach of trust by employees, consultants, customers and suppliers, it is
possible that unauthorized disclosure of confidential information may occur.

In addition, we may become subject to claims by third parties if we use slogans, names, designs, software or other
such subjects in breach of any intellectual property rights registered by such third party. Any legal proceedings
pursuant to such claims, or settlements thereunder, may divert management attention and require us to pay
financial compensation to such third parties, as well as compel us to change our marketing strategies or brand
names of our products and services, which could adversely affect our business, prospects, results of operation and
financial condition.

16. Our Registered and Corporate Office are on leave and license basis. Failure to comply with the conditions
of the use of such property could result in an adverse impact on our business and operations. Further
there can be no assurances that these leave and license agreements will be renewed upon termination or
that we will be able to obtain other premises on lease on same or similar commercial terms.

Our Registered and Corporate Office situated at 301, 3™ Floor, Aman Chambers, Veer Savarkar Marg, Opp.
Bengal Chemicals, Prabhadevi, Mumbai 400025, Maharashtra, India is on leave and license basis. Set forth below
are details of our properties on leave and license basis:

Sr. Location of the leased | Effective date of | Tenure of the | Termination Rent payable
No. premises lease lease date on monthly
basis (in )
1. Registered and | August 20,2018 | 5 years August 19,2023 | 988,870  +
Corporate Office applicable
taxes

301, 3rd Floor, Aman
Chambers, Veer
Savarkar Marg, Opp.
Bengal Chemicals,
Prabhadevi,  Mumbai
400025, Mabharashtra,
India

We may not be able to successfully extend or renew such leave and license agreement upon expiration of the
current term on commercially reasonable terms or at all, and may therefore be forced to relocate our affected
operations. This could disrupt our operations and result in relocation expenses, which could adversely affect our
business, financial condition, results of operations and cash flows. In addition, we may not be able to locate
desirable alternative sites for our operations as our business continues to grow or our leases near their end, and
failure in relocating our affected operations could adversely affect our business and operations. However, there
have been no instances of material breach of terms and conditions of leave and incense agreement or disputes
during the Fiscal 2023, Fiscal 2022, and Fiscal 2021, which has adversely impacted our financial results.

Further there are risks associated with the disputes of the property that may also lead to business disruptions. Even
where we can extend or renew our leases, our rental payments may increase because of the high demand for the
leased properties. Further, in certain case where we must commit to lock-in periods our ability to exit the property
may be limited. Further, any unanticipated or steep increase in the regulatory costs on account of stamp duty,
municipal taxes or any other local duties, taxes, levies may adversely impact our ability to sustain or expand retail
stores marketplace or warehouses in an affordable manner.

17. Our development projects may require additional FSI (TDRs) which may not be available or may not be
available at the expected price.
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Our development projects like housing society redevelopment or acquired land parcels have inherent FSI as per
the DCP Regulations. Municipal planning and land use regulations limit the maximum square footage of
completed buildings we may construct on plots to specified amounts, calculated based on a ratio of the combined
gross floor area of all floors, except areas specifically exempted, to the total area of each plot of land (the floor
space index, or “FSI”). TDRs granted by the relevant statutory authority provide a mechanism by which a person,
who is unable to use the available FSI of his/ her plot for various reasons, is permitted to use the unused FSI on
other properties in accordance with applicable regulations or transfer the unused FSI to a third party. This TDRs
is available with third parties for a price determined by demand and supply factors. We may be required to acquire
TDRs to develop project as per our development plans. If we are unable to acquire TDRs due to non-availability
or if the market price of the available TDRs is high or unviable, then this may impact our ability to increase the
size of certain projects due to us having insufficient FSI or because of a significant increase in the cost of
acquisition of TDRs. Our inability to acquire TDRs may affect our ability to increase the size and scope of our
projects which may lead to lower revenues from such projects and our financial condition and results of operations
in general.

18. Any negative cash flows in the future would adversely affect our cash flow requirements, which may
adversely affect our ability to operate our business and implement our growth plans, thereby affecting our
financial condition.

We have in the past experienced, and may in the future, experience negative operating cash flows. The following
table sets forth certain information relating to our cash flows on a consolidated basis for the periods indicated:

(In T million)

Particulars Fiscal 2023 Fiscal 2022 Fiscal 2021
Net cash generated / (used in) from 1,885.25 697.57 (149.31)
operating activities
Net cash (used in)/ from investing activities (271.22) (210.63) (122.69)

Negative cash flows over extended periods, or significant negative cash flows in the short term, could materially
impact our ability to operate our business and implement our growth plans. As a result, our cash flows, business,
future financial performance and results of operations could be materially and adversely affected. For further
information, see “Restated Consolidated Financial Statements” and “Management’s Discussion and Analysis of
Financial Condition and Results of Operations” on pages 254 and 325.

19. Our business is capital intensive and requires significant expenditure for land acquisition and
development, and is therefore heavily dependent on the availability of real estate financing, which may
not be available on terms acceptable to us in a timely manner or at all.

Development of real estate projects involves significant expenses, a large part of which we fund through real
estate financing from banks and other financial institutions. As of May 31, 2023, we had total financial
indebtedness of X 6,040.29 million. For further information on our secured borrowings, see “Financial
Indebtedness” on page 314. As we intend to pursue a strategy of continued investment in our development
activities, we will incur additional expenditure in the current and future fiscal periods. We propose to fund such
expenditure through a combination of debt, equity and internal accruals. Our ability to borrow and the terms of
our borrowings will depend on our financial condition, the stability of our cash flows and our capacity to service
debt in a rising interest rate environment.

The actual amount and timing of our future capital requirements may also differ from estimates as a result of,
among other things, unforeseen delays or cost overruns in developing our projects, change in business plans due
to prevailing economic conditions, unanticipated expenses, regulatory changes and engineering design changes.
To the extent our planned expenditure requirements exceed our available resources, we will be required to seek
additional debt or equity financing. We may also have difficulty accessing capital markets, which may make it
more difficult or expensive to obtain financing in the future.

Moreover, certain of our loan documents contain provisions that may limit our ability to incur future debt, make
certain payments or take certain actions. In addition, the availability of borrowed funds for our business may be
greatly reduced, and lenders may require us to invest increased amounts of funds in a certain project or require
increased security coverage in connection with both new loans and the extension of facilities under existing loans.
We may not be successful in obtaining these additional funds in a timely manner, or on favourable terms or at all.
Without sufficient liquidity, we may not be able to acquire additional land or develop additional projects, which
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would adversely affect our results of operations. If we do not have access to additional capital, we may be required
to delay, postpone or abandon some or all of our projects or reduce capital expenditures and the size of our
operations, any of which may adversely affect our business, financial conditions and results of operations.

Our ability to make payments on our indebtedness will depend on our future performance and our ability to
generate cash, which, to a certain extent, is subject to general economic, financial, competitive, legislative, legal,
regulatory and other factors, many of which are beyond our control. If our future cash flows from operations and
other capital resources are insufficient to pay our debt obligations, our contractual obligations, or to fund our other
liquidity needs, we may be forced to sell our assets or attempt to restructure or refinance our existing indebtedness.
Our ability to restructure or refinance our debt will depend on the condition of the capital markets and our financial
condition at such time. Any refinancing of our debt could be at higher interest rates and may require us to comply
with more onerous covenants, which could further restrict our business operations. The terms of existing or future
debt instruments may restrict us from adopting some of these alternatives. In addition, any failure to make
payments of interest and principal on our outstanding indebtedness on a timely basis would likely result in a
reduction of our creditworthiness and/ or credit rating, which could harm our ability to incur additional
indebtedness on acceptable terms.

20. Certain unsecured loans have been availed by our Company which may be recalled by lenders at any time.

As on May 31, 2023, the total unsecured loans stood at X 742.90 million. The unsecured loans taken by our
Company may be recalled by the respective lenders at any time. Any failure to service such indebtedness, or
otherwise perform any obligations under such financing agreements may lead to a termination of one or more of
our credit facilities or incur penalties and acceleration of payments under such credit facilities, which may
adversely affect our Company. For further information with respect to the unsecured loans availed by our
Company, see “Financial Indebtedness” and “Management Discussion and Analysis of Financial Condition and
Result of Operations — Financial Indebtedness” on page 314 and 357, respectively.

21. We may suffer uninsured losses or experience losses exceeding our insurance limits, which may have a
material adverse effect on our business, financial condition and results of operations.

We maintain insurance coverage that we believe is in accordance with industry standard. Our insurance cover as
of May 31, 2023 for project insurance as part of the standard fire and special perils insurance policy, vehicle
insurance policy, plant and machinery insurance policy and contractor all risk insurance policy was X 3,520.74
million and work-in-progress including land cost, vehicle and plant and machinery cost was % 6,800.37 million as
of May 31, 2023. As of May 31, 2023, our project insurance cover as a percentage of work-in-progress including
land cost was 51.77%. We have not experienced any instances of where claims have exceeded insurance cover
for Fiscal 2023, Fiscal 2022 or Fiscal 2021. Our real estate projects could suffer physical damage from fire or
other causes, resulting in losses which may not be fully covered by our insurance policies. In addition, there are
certain types of losses, such as those due to earthquakes, floods, other natural disasters, terrorism or acts of war,
which may not be insurable at a reasonable premium. We may also be subject to claims resulting from defects in
our projects. The proceeds of any insurance claim with respect to insurance that either we or our contractors have
taken may be insufficient to cover any expenses faced by us including higher rebuilding costs as a result of
inflation, changes in building regulations, environmental issues as well as other factors. Should an uninsured loss
or a loss in excess of insured limits occur, we may lose the capital invested in and the anticipated revenue from
the affected property. We could also remain liable for any debt or other financial obligation related to that property.
We cannot assure you that losses in excess of insurance proceeds will not occur in the future. In addition, any
payments we make to cover any uninsured loss may have a material adverse effect on our business, financial
condition and results of operations. If we suffer any losses, damages and liabilities in the course of our operations
and real estate development, we may not have sufficient insurance or funds to cover any such losses.

22. Our Promoter, certain members of the Promoter Group and Directors and related entities have interests
in number of ventures, which are in businesses similar to ours and this may result in potential conflicts
of interest with us.

A conflict of interest may occur between our business and the business of ventures in which our Promoter, certain
members of the Promoter Group, our Directors and related entities are involved with, which could have an adverse
effect on our operations. Conflicts of interest may also arise out of common business objectives shared by us, our
Promoter, certain members of our Promoter Group Directors and related entities. Our Promoter, members of the
Promoter Group, our Directors and related entities may compete with us and have no obligation to direct any
opportunities to us. For example, certain of our Group Companies and Subsidiaries are engaged in businesses
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similar to ours. We cannot assure you that these or other conflicts of interest will be resolved in an impartial
manner. For further information on Group Companies and Subsidiaries, see “Our Group Companies” and “Our
Subsidiaries” on page 251 and 221.

23. We have certain contingent liabilities, which if they materialize, may adversely affect our business,
financial condition and results of operations.

As of the Fiscal 2023, Fiscal 2022 and Fiscal 2021, our contingent liabilities that have not been provided for were
as follows:

(In ¥ million)
As at % of As at % of As at % of
Particulars March 31, networth March networth March networth
2023 31, 2022 31, 2021
(i) Claims against the Company/disputed liabilities not acknowledged as debts
Disputed income tax 129.50 18.14 51.73 13.21 51.73 17.75
demands
(ii) Guarantees given by the bank on behalf of Company and group entities
Guarantees given by bank to 115.44 16.17 37.15 9.49 37.25 12.78
Government Authorities on
behalf of the Company

Notes:

In respect of (i) above, future cash outflows (including interest/ penalty, if any) are determinable on receipt of
judgement from tax authorities / settlement of claims or non-fulfilment of contractual obligations. Further, our
Company does not expect any reimbursement in respect of above. In respect of (ii) above, our Company does not
expect any cash outflow till such time contractual obligations are fulfilled for which guarantees are issued.

For further information on our contingent liabilities, see “Restated Consolidated Financial Statements” on page
254.

If a significant portion of these liabilities materialize, it could have an adverse effect on our business, financial
condition and results of operations.

24. Our redevelopment projects have long gestation periods and any delays and cost overruns in relation to
our Ongoing Projects and Upcoming Projects could adversely affect our prospects, business and results
of operations.

It may take a considerable period of time, following the acquisition of land, before income or positive cash flows
can be generated through the sale or lease of a real estate project. Real estate projects take a substantial amount
of time to develop and we could incur losses if we purchase land during periods when land prices are high, and
sell or lease our developed properties when property prices are relatively lower. Additionally, there could be
delays and cost overruns in relation to our Ongoing Projects and Upcoming Projects and we cannot assure you
that we will be able to complete these projects within the expected budgets and time schedules. The RERA was
implemented in 2017 to regulate the real estate industry and to ensure, amongst others, imposition of certain
responsibilities on real estate developers and accountability towards customers and protection of their interest and
has imposed certain obligations on real estate developers, including us, such as mandatory registration of real
estate projects, not issuing any advertisements or accepting advances unless real estate projects are registered
under RERA, maintenance of a separate escrow account for amounts realised from each real estate project and
restrictions on withdrawal of amounts from such escrow accounts and taking customer approval for major changes
in sanction plan. During the period that our projects are developed, there can be changes to the national, state and
local business climate and regulatory environment, local real estate market conditions, perceptions of prospective
customers with respect to the convenience and attractiveness of the project and changes with respect to
competition from other property developments. Changes to the business environment during such time may affect
the costs and revenues associated with the project and may ultimately affect the profitability of a project. If any
of such changes occur during the time it takes to complete a certain project, our return on such project may be
lower than expected which could adversely affect our prospects, results of operations and financial condition. Any
delays and cost overruns could adversely affect our prospects, business and results of operations.

25.  Our Promoter and certain members of Promoter Group and Directors hold Equity Shares in our Company

and are therefore interested in the Company’s performance in addition to their normal remuneration and
reimbursement of expenses.
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Our Promoter and certain members of our Promoter Group and Directors are interested in our Company, in
addition to normal remuneration or benefits and reimbursement of expenses, to the extent of their shareholding or
their relatives’ holding in our Company. Further, other than as disclosed in “Related Party Transactions”, “Our
Management” and “Our Promoter and Promoter Group” on page 358, 228 and 247, there are no other transactions
entered into by our Company with our Promoter, Promoter Group, Directors, Key Management Personnel or
Senior Management. While we believe that all such transactions have been conducted on an arm’s length basis,
we cannot assure you that we might have obtained more favourable terms had such transactions been entered into
with unrelated parties. For further information on the interest of our Directors, Promoter and Key Management
Personnel or Senior Management, other than reimbursement of expenses incurred or normal remuneration or
benefits, see “Our Management — Interest of Directors”, “Our Promoter and Promoter Group - Interest of
Promoter” and “Our Management-Interest of our Key Management Personnel or Senior Management” on pages
234, 247 and 246, respectively.

26. We are subject to risks in relation to sales made prior to completion of our projects, and an inability to
pre-sell may adversely affect recovery of our capital outlay.

We finance our residential projects through pre-sales prior to completion, in line with industry practice, and also
finance our developments through progressive payment plans based on the proportion of construction completed.
Proceeds from the pre-sale of our projects are an important source of financing for development of our projects.
In the event of a failure, or delay beyond the contractually specified period, in the delivery of our pre-sold projects
to purchasers, we would be required to refund all proceeds received in connection with pre-sales of or progressive
payment plan for such project and we may be liable for potential losses that purchasers may suffer as a result. Our
financial resources may be limited in making the requisite refunds in time if at all. Any restriction on our ability
to pre-sell our projects would extend the time period required for the recovery of our capital outlay and would
result in the need to seek alternative means to finance the various stages of the development of our projects. There
is no assurance that we will not experience significant delays in completion or delivery of a project. This, in turn,
could adversely affect our business, prospects, financial condition and results of operations.

27. Our business involves development and redevelopment of residential projects. The success of our business
is therefore dependent on our ability to anticipate and respond to consumer preferences and requirements.

We have in the past and continue to be engaged in the development and redevelopment of residential real estate
projects for customers in the Value Luxury and Luxury segments, in the South-Central Mumbai real estate
markets. As part of our growth strategy, we intend to consolidate our position in the Value Luxury (1 BHK flats
and compact 2 BHK flats, catering to aspirational buyers and provide value for money residential projects, in
premium locations) and Luxury Segments (2 BHK flats, 3 BHK flats and 4 BHK flats, catering to ultra-high net
worth and high net worth individual buyers in the South Central Mumbai region) and enhance strong market
position in South Central Mumbai. As of May 31, 2023, all of our Completed Projects, Ongoing Projects and
Upcoming Projects are in the residential real estate space and in commercial space. Change in consumer lifestyle
and aspirations is driving demand for value luxury and luxury residential apartments. As customers continue to
seek better housing amenities as part of their residential needs, we continue to focus on development of residential
projects with various amenities. An inability to provide customers with quality construction or to anticipate and
respond to customer preferences and requirements may affect our business and prospects. In addition, as we focus
on residential projects, with limited exposure to commercial and retail projects, any changes in the market for
residential real estate, including a change in the home loans market or governmental regulations making home
loans less attractive to our customers, may materially and adversely affect our business, growth prospects and
financial performance.

28. We face significant risks with respect to the length of time needed to complete each project. If we are
unable to complete our projects in a timely manner or at all, it would adversely affect our business
prospects, financial conditions and results of operations.

It may take several years following the acquisition of land or development rights before income or positive cash
flows can be generated through the sale of a completed real estate development project. Generally, the time
required to complete any real estate construction and development project is significant. The risk of owning
undeveloped land, developed land and inventories can be substantial as the market value of land and inventories
can change significantly as a result of changing economic and market conditions. There is a time gap between our
acquisition of land or development rights to the land and the development and sale of our projects, during which,
deviations if any, could have a material adverse effect due to, among other things, changes to the national, state
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and local business climate and regulatory environment, local real estate market conditions, perceptions of
prospective customers with respect to the convenience and attractiveness of our properties, and changes with
respect to competition from other property developments. Since our real estate investments are relatively illiquid,
our ability to mitigate the risk of any market fluctuations is limited. We could be adversely affected if the market
conditions deteriorate or if we purchase land or inventories at higher prices during stronger economic periods and
the value of the land or the inventories subsequently declines during weaker economic periods. We cannot assure
you that real estate market cyclicality will not continue to affect the Indian real estate market in the future. As a
result, we may experience fluctuations in property values over time which in turn may adversely affect our
business, financial condition and results of operations.

29. We have, in the past, entered into certain transactions with related parties and may continue to do so in
the future. Any related party transactions that are not on an arm’s length basis may adversely affect our
business, results of operation and financial condition.

We have, in the past, entered into certain transactions with related parties, including our Promoter and Promoter
Group and may continue to do so in the future. For further information, see “Restated Consolidated Financial
Statements” on page 254. While we believe that all such transactions have been conducted on an arms-length
basis, there can be no assurance that we would not have achieved more favourable commercial terms had such
transactions not been entered into with related parties. Further, we may enter into related party transactions in the
future, and such transactions may potentially involve conflicts of interest.

In the Fiscal 2023, 2022 and 2021, the aggregate amount of such related party transactions was, 3(22.69) million,
%347.49 million and ¥77.55 million, respectively. The percentage of the aggregate value such related party
transactions to our revenue from operations in the Fiscal 2023, 2022 and 2021 was (0.74%), 12.74% and 3.23%,
respectively. We cannot assure you that such transactions, individually or in the aggregate, will always be in the
best interests of our minority Shareholders and it will not have an adverse effect on our business, results of
operations, cash flows and financial condition.

30. We may not be able to successfully identify and acquire suitable land or development rights, which may
affect our business and growth prospects.

Our ability to identify suitable parcels of land for development is a vital element of growing our business and
involves certain risks, including identifying land with clean title and at locations that are preferred by our target
customers. We have an internal assessment process for land selection and acquisition, which includes a due
diligence exercise to assess the title of the land and its suitability for development and marketability. Our internal
assessment process is based on information that is available or accessible to us. We cannot assure you that such
information is accurate, complete or current, and any decision based on inaccurate, incomplete or outdated
information may result in certain risks and liabilities associated with the acquisition of such land, which could
adversely affect our business and growth prospects.

We acquire parcels of land at various locations in South Central Mumbai and adjoining areas of the MMR, upon
which we can undertake development. In connection with the acquisition of land, disputes may arise between the
local government and residents as to the applicable compensation payable or residents may refuse to relocate.
Such disputes could delay the resettlement process and the land acquisition and development process. We cannot
assure you that such disputes would be resolved in a timely manner or at all. Additionally, we may be asked to
pay premium amounts for acquiring certain large parcels of land. In certain instances, the payment consideration
for land acquisition is on a deferred basis, which may be pending in certain cases. If we are unable to make the
deferred payment consideration on time, or at all, on our current land reserves or future land reserves, it may result
in disputes and ultimately affect our ability to develop such land and may also result in a failure to realize profit
on our initial investment.

In addition, due to the increased demand for land in connection with the development of residential, commercial
and retail properties, we may experience increased competition in our attempt to acquire land in the geographical
areas in which we operate and the areas in which we anticipate operating in the future. For example, the supply
of'land in Mumbai and particularly in South Central Mumbai region is limited and acquisition of new land in these
and other parts of Mumbai poses substantial challenges and is highly competitive. Increased competition may
result in a shortage of suitable land that can be used for development and can increase the price of land. We may
not be able to or may decide not to acquire parcels of land due to various factors, such as the price of land.

Moreover, the availability of land, as well as its use and development, is subject to regulations by various local
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authorities. Further, certain land parcels can be subject to reservations, including reservations for road widening
amongst others, and accordingly, such reserved areas will be deducted from the developable area. Further, certain
areas may fall under eco-sensitive or buffer or green zone or coastal regulation zone etc., and due to such zoning,
there may be restrictions on carrying out developmental activities in accordance with the applicable development
regulations. For more information, see “Key Regulations and Policies” beginning on page 206. We may also be
required by applicable laws or court orders to incur expenditures and undertake activities in addition to real estate
development on certain portions of our land reserves. Accordingly, our inability to acquire parcels of land or
development rights or any restrictions on use of our land or development thereof may adversely affect our business
and growth prospects.

Failure to acquire such parcels of land may cause a delay or force us to abandon or modify our development or
re-development of land that we have acquired at a certain location, which may result in a failure to realize profit
on our initial investment. Further, due to the increased demand for land in connection with the development of
residential properties, we may experience increased competition in our attempt to acquire land in the geographical
areas in which we operate. This may result in a shortage of suitable land that can be used for development or
redevelopment and can increase the price of land. We may not be able to or may decide not to acquire parcels of
land due to various factors, such as the price of land. Additionally, we may be asked to pay premium amounts for
acquiring certain large parcels of land. If we experience delay in or are unable to acquire the remaining undivided
rights from other co-owners, we may not be able to develop such land. Accordingly, our inability to acquire parcels
of land may adversely affect our business prospects, financial condition and results of operations.

31. Our indebtedness and the conditions and restrictions imposed by our financing agreements could
adversely affect our ability to conduct our business and operations.

As of May 31, 2023, we had total financial indebtedness of X 6,040.29 million. For further information, see
“Financial Indebtedness” on page 314. We may also incur additional indebtedness in the future. Our ability to
meet our debt service obligations and repay our outstanding borrowings depends primarily on the cash flows
generated by our business. We cannot assure you that we will generate sufficient cash flows to service existing or
proposed borrowings or fund other liquidity needs. Increasing our level of indebtedness could have several
important consequences, including but not limited to the following: a portion of our cash flows may be used
towards repayment of our existing debt and interest payments, which will reduce the availability of our cash flow
to fund working capital, acquisition of land and other general corporate requirements; our ability to obtain
additional financing in the future at reasonable terms may be affected; fluctuations in market interest rates may
affect the cost of our borrowings, as some of our indebtedness are at variable interest rates; we may have difficulty
in satisfying payment and other obligations under our existing financing arrangements and an inability to comply
with these requirements could result in an event of default, acceleration of our repayment obligations and
enforcement of related security interests over our Land Reserves and/ or other assets; there could be a material
adverse effect on our business, financial condition and results of operations if we are unable to service our
indebtedness or otherwise comply with financial and other covenants specified in the financing agreements; and
we may be more vulnerable to economic downturns.

Additionally, our financing agreements contain certain restrictive covenants and events of default that limit our
ability to undertake certain types of transactions, which may adversely affect our business and financial condition.
These financing agreements also require us to maintain certain financial ratios. Certain restrictive covenants under
our financing agreements which require seeking a prior consent from the respective lenders of our Company’s
lenders include restrictions on (a) prepayment of the outstanding principal amounts of the facilities availed by our
Company; (b) any amalgamation, demerger, merger, corporate or debt restructuring; (c) any change in the
constitution, control, ownership, shareholding pattern, capital structure, profit sharing and/or management of our
Company; (d) significant change in the debt-equity ratio/current ratio of our Company; (e) undertaking any new
project or expansion of the project from funds envisaged for the project by certain lenders to our Company or
bidding for new projects by our Company; (f) amending of any constitutional documents, including the
memorandum of association and articles of association and any organizational documents or trust deed by our
Company. Further, under the terms of certain of our financing agreements, in several cases, a charge has been
created, in favour of the lenders, over the land owned or being developed by us, in respect of the projects for
which financing has been availed along with a charge on the receivables from the respective projects. Such
security may be invoked by the lenders in the events of default under the respective financing agreements. For
further information, see “Financial Indebtedness” on page 314.

Failure to meet the conditions listed above or obtain consents from lenders, as may be required, could invoke
certain penalty clauses or any other consequence of events of default set out in the respective financing
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arrangement, which could have significant consequences for our business. Compliance with the various terms of
such financing arrangements, however, is subject to interpretation and there can be no assurance that we have
requested or received all relevant consents from our lenders as contemplated under our financing arrangements in
a timely manner or at all. It may be possible for a lender to assert that we have not complied with all applicable
terms under our existing financing documents in a timely manner or at all. Any failure to comply with the
requirement to obtain a consent, or other condition or covenant under our financing agreements that is not waived
by our lenders or is not otherwise cured by us, may lead to a termination of our credit facilities, acceleration of all
amounts due under such facilities and trigger cross default provisions under certain of our other financing
agreements, and may materially and adversely affect our ability to conduct our business and operations or
implement our business plans. In relation to all lenders and their financing agreements, we have obtained consents
for this Issue.

We cannot assure you that we will have adequate funds at all times to repay these credit facilities and may also
be subject to demands for the payment of penal interest. Moreover, our ability to borrow and the terms of our
borrowings depend on our financial condition, the stability of our cash flows and our capacity to service debt in a
rising interest rate environment.

32.  We will continue to be controlled by our Promoter and certain members of our Promoter Group after the
completion of the Issue.

As of the date of this Draft Red Herring Prospectus, our Promoter and certain members of our Promoter Group
hold the entire issued, subscribed and paid-up Equity Share capital of our Company. Upon completion of the
Issue, our Promoter and certain members of the Promoter Group together will hold more than [@]% of our equity
share capital, which will allow them to continue to control the outcome of matters submitted to our Board or
Shareholders for approval. After this Issue, our Promoter will continue to exercise significant control or exert
significant influence over our business and major policy decisions, including but not limited to control the
composition of our Board, delay, defer or cause a change of our control or a change in our capital structure, delay,
defer or cause a merger, consolidation, takeover or other business combination involving us.

The interests of our Promoter and certain members of the Promoter Group may conflict with your interests and
the interests of our other shareholders, and our Promoter and certain members of the Promoter Group could make
decisions that may adversely affect our business operations, and hence the value of your investment in the Equity
Shares.

33. Our Statutory Auditors have included certain matters of emphasis in our Financial Statements. In
addition, the annexure to our Statutory Auditors’ report issued under the Companies (Auditor’s Report)
Order, 2016 (“CARO”), on our audited standalone financial statements contain statement on certain
matters.

Our Statutory Auditors have included certain matters of emphasis in relation to our Company in our Restated
Consolidated Financial Statements. Details of the same are as follows:

Period Reservations/ Particulars
Qualifications/
Adverse Remarks/
Emphasis of Matter
Fiscal year Emphasis of matters 1) Emphasis of matter for the financial year ended 31st March, 2023
2023, 2022 not requiring
and 2021 adjustments to There is no emphasis of matters in auditor’s report for financial year
Restated Consolidated ended 31st March 2023.
Financial Statement

2) Emphasis of matter for the financial year ended 3 1st March, 2022

There is no emphasis of matters in auditor’s report for financial year
ended 3 1st March 2022.

3) Emphasis of matter for the financial year ended 31st March, 2021

In standalone IGAAP financials of Suraj Estate Developers Limited
and its Subsidiary, Accord Estates Private Limited: The Company's
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Period Reservations/ Particulars
Qualifications/
Adverse Remarks/
Emphasis of Matter

policy of providing for gratuity on the payment basis and not on
actuarial valuation as per AS 15 - Employee Benefits.

There can be no assurance that any similar matters of emphasis or remarks will not form part of our financial
statements for the future fiscal periods, or that such remarks will not affect our financial results in future fiscal
periods. Investors should consider the remarks and observations in evaluating our financial condition, results of
operations and cash flows. Any such remarks or matters of emphasis in the auditors’ report, other observations
and/ or CARO report on our financial statements in the future may also adversely affect the trading price of the
Equity Shares.

34. We are subject to extensive statutory or governmental regulations, including the Real Estate (Regulation
and Development) Act, 2016 (the “RERA”) and change in laws, rules, regulations and legal uncertainties,
including the withdrawal of certain benefits or adverse application of tax laws or any non-compliance of
any applicable law, may adversely affect our business, prospects and results of operations.

The real estate sector in India is heavily regulated by the central, state and local governments including the Real
Estate (Regulation and Development) Act, 2016, the Maharashtra Tenancy and Agricultural Lands Act, 1948, the
Mabharashtra Land Revenue Code, 1966 and rules made thereunder, the Maharashtra Regional and Town Planning
Act, 1966 and regulations thereunder, such as the Unified Development Control and Promotion Regulations for
Mabharashtra State, the Maharashtra Stamp Act, 1958 and the Maharashtra Ownership of Flats (Regulation of the
Promotion of Construction, Sale, Management and Transfer) Act, 1963. The RERA was introduced in May 2017
to regulate the real estate industry and to ensure, amongst others, imposition of certain responsibilities on real
estate developers and accountability towards customers and protection of their interest. The RERA has imposed
certain obligations on real estate developers, including us, such as mandatory registration of real estate projects,
not issuing any advertisements or accepting advances unless real estate projects are registered under RERA,
maintenance of a separate escrow account for amounts realised from each real estate project and restrictions on
withdrawal of amounts from such escrow accounts and taking customer approval for major changes in sanction
plan. Further, while most state Governments in India have notified rules in relation to RERA including
Mabharashtra where all our projects are located. In addition, as the RERA regime has been introduced relatively
recently in the May 2017 and was amended in December 2021, we may face challenges in interpreting and
complying with the provisions of the RERA due to limited jurisprudence on them. In the event our interpretation
of provisions of the RERA differs from, or contradicts with, any judicial pronouncements or clarifications issued
by the Government in the future, we may face regulatory actions or we may be required to undertake remedial
steps. For further information on laws applicable to our business, see “Key Regulations and Policies” on page
206.

Real estate developers are required to comply with a number of legal requirements, including policies and
procedures established and implemented by local authorities in relation to land acquisition, transfer of property,
registration and use of land. Certain of these laws vary from state to state. Compliance with such state specific
legislations will require significant management and financial resources, and we may need to allocate additional
resources, which may increase our regulatory compliance costs and divert management attention. For example,
the procedure for obtaining a certificate for change of land use varies from state to state. In the event that we
decide to expand our business operations into such States where these laws are applicable, we will have to comply
with these laws. While there have been no instances of non-compliance with state specific legislations in
Mabharashtra or blacklisting of promoter and revocation of registration of our Ongoing Projects and Upcoming
Projects in the past three Fiscals, which has adversely impacted our financial results, any non-compliance with
state specific legislations in Maharashtra may result in punishments (including penalties and/ or imprisonment),
blacklisting of promoter and revocation of registration of our Ongoing Projects and Upcoming Projects which
may have a material and adverse impact on our business, operations and financial condition. Further, if a court of
competent jurisdiction adjudicates that we are in violation of applicable land ceiling laws, our property rights,
including those held through our various Subsidiaries may be compulsorily acquired by the State Government
concerned, which may have a material adverse effect on our business, financial condition and future plans. Any
future violation of the provisions of RERA could result in penalties being imposed on us, which may have an
adverse effect on our business, financial condition and results of operations.
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Development of real estate projects is also subject to laws that govern zoning, permitted land uses, proportion and
use of open spaces, building designs, fire safety standards, height of the buildings, access to water and other
utilities and water and waste disposal. In addition, we and our sub-contractors are subject to laws and regulations
relating to, among others, environmental approvals in respect of the project, minimum wages, working hours,
health and safety of our labourers and requirements of registration of contract labour. Although we believe that
our projects materially comply with applicable laws and regulations, regulatory authorities may allege non-
compliance and may subject us to regulatory action in the future, including penalties, seizure of land and other
civil or criminal proceedings which may affect the development of our projects, and as a result, adversely affect
our business, financial condition and results of operations. Further, these laws and regulations may change in the
future, requiring the expenditure of resources and changes in development plans, among other things, which would
adversely affect our business, financial condition and results of operations.

In addition, determining the Developable Area of a particular project is subject to municipal planning and land
use regulations in effect in the regions in which we operate. These regulations limit the maximum area of
completed buildings on plots to specified amounts, calculated based on a ratio of maximum floor space of
completed buildings to the surface area of each plot of land. Certain other municipal corporations require
developers to reserve portions of their projects for economically weaker sections and any such imposition on us
could adversely affect our business and prospects.

Further, on December 2, 2020, the Government of Maharashtra notified the Unified Development Control and
Promotion Regulations for Maharashtra, 2020 (“UDCPR”) to boost real estate development in the state. The
UDCPR applies to all building activities and land works within the jurisdiction of all planning authorities and
regional plan areas, excluding those under the Municipal Corporation of Greater Mumbai, MIDC, Jawaharlal
Nehru Port Trust, hill station municipal councils, notified eco-sensitive regions and the Lonavala Municipal
Council. It establishes procedures for obtaining development or building permissions or commencement
certificates, and prescribes general uniform development requirements, including the length of roads,
requirements in buildings and minimum dimensions for open spaces, amenity spaces and plots. It also permits an
increase in the floor space index for residential and commercial spaces and may have a positive impact on the
calculation of Saleable Area in respect of our upcoming projects.

Our business and financial performance could be adversely affected by changes in law or interpretations of
existing, or the promulgation of new, laws, rules and regulations in India applicable to us and our business. The
Government has introduced several incentives to promote the construction and development of affordable
housing. For further information, see “Statement of Possible Tax Benefits” on page 115. There are also various
tax benefits under the Income Tax Act which are available to us and the purchasers of residential premises who
avail loans from banks or other financial institutions. We or our customers may not be able to realize these benefits
if there is a change in law or in interpretation of law resulting in the discontinuation or withdrawal of these tax
benefits. There can also be no assurance that the Central Government or the State Governments may not
implement new regulations and policies which will require us to obtain additional approvals and licenses from the
governments and other regulatory bodies or impose onerous requirements and conditions on our operations. Any
new regulations and policies and the related uncertainties with respect to the implementation of such new
regulations may have a material adverse effect on all our business, financial condition and results of operations.
In addition, we may have to incur capital expenditures to comply with the requirements of any new regulations,
which may also materially harm our results of operations.

The real estate sector may also be affected by regulatory changes of a general nature. For example, on November
8, 2016, Indian currency notes of denominations 500 and 1,000 ceased to be legal tender (barring specific
exemptions for a limited time period). With effect from November 9, 2016, persons holding the se currency notes
were required to deposit them with bank branches and post offices or use them for only specified purposes. While
new Indian currency notes of denominations 500 and 2,000 were subsequently introduced, the immediate impact
of these measures was a decrease in cash liquidity in India which in turn negatively affected consumer spending.
This demonetization had a negative effect on the secondary market for residential properties, which in turn
dampened demand in the primary market. Any future measures taken by the Government in response to diseases
such as Covid-19, which may include lockdowns, may affect the availability of labour and our ability to function
normally and may consequently have an adverse effect on our projects, business and results of operations.

Unfavourable changes in or interpretations of existing, or the promulgation of new, laws, rules and regulations
including foreign investment laws governing our business, operations and group structure could result in us being
deemed to be in contravention of such laws and may require us to apply for additional approvals. We may incur
increased costs and other burdens relating to compliance with such new requirements, which may also require
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significant management time and other resources, and any failure to comply may adversely affect our business,
prospects and results of operations. Uncertainty in the applicability, interpretation or implementation of any
amendment to, or change in, governing law, regulation or policy, including by reason of an absence, or a limited
body, of administrative or judicial precedent may be time consuming as well as costly for us to resolve and may
affect our business, prospects and results of operations.

35. Work stoppages, shortage of labour and other labour problems could adversely affect our business.
Further, our operations are dependent on contract labour and an inability to access adequate contract
labour at reasonable costs at our project sites may adversely affect our business prospects and results of
operations.

We operate in a labour-intensive industry and hire contract labour is hired by our civil construction contractors
for our projects. If the relationships of the independent contractors and their personnel deteriorate, we may
experience labour unrest, strikes or other labour action and work stoppages.

We depend on third party contractors for the provision of various services associated with our business. Such
third-party contractors and their employees/ workmen may also be subject to similar labour legislations. Although
we do not engage these labourers directly, we may be held responsible for any wage payments to be made to such
labourers in the event of default by such third-party contractors to pay the labourers’ wage payments. Any
requirement to fund their wage requirements may have an adverse impact on our results of operations and financial
condition. In addition, under the Contract Labour (Regulation and Abolition) Act, 1970, notified and enforced by
the Central Government and adopted with such modifications as may be deemed necessary by respective State
Governments, we may be required to absorb a number of such contract labourers as permanent employees. While
there have been no instances of non-compliance by contractors with statutory requirements, labour unrest, strikes
or other labour action and work stoppages in our Ongoing Projects and Upcoming Projects in the past three Fiscals,
which has adversely impacted our financial results, any non-compliance by contractors with statutory
requirements, legal proceedings may also be initiated against us. These factors could adversely affect our business,
financial position, results of operations and cash flows.

36. We may be subject to third-party indemnification or liability claims, which may adversely affect our
business, cash flows, results of operations and reputation.

Some of the agreements that we have entered into with third parties place indemnity obligations on us that require
us to compensate such third parties for loss or damage suffered by them on account of a default or breach by us.
In the event that such third parties successfully invoke these indemnity clauses under their respective agreements,
we may be liable to compensate them for loss or damage suffered in respect of such agreements, which may
adversely affect our financial condition. We may be subject to claims resulting from defects in our developments,
including claims brought under the RERA and the Maharashtra Ownership of Flats (Regulation of the Promotion
of Construction, Sale, Management and Transfer) Act, 1963 (the “Ownership of Flats Act”). See “Key
Regulations and Policies” beginning on page 206. For details concerning litigation involving claims from defaults
involving our developments, see “Outstanding Litigation and Material Development” beginning on page 362. We
may also be exposed to third-party liability claims for injury or damage sustained on our properties. These
liabilities and costs could have an adverse effect on our business, cash flows, results of operations and reputation.
In the past, we have sold inventory in our projects through bulk sale transactions.

37. Some of our projects are in the preliminary stages of planning and require approvals and renewals of
certain approvals for our projects and we are required to fulfil certain conditions precedent in respect of
some of them, which may require us to reschedule our Ongoing Projects and Upcoming Projects.

As of May 31, 2023, we had 11 Ongoing Projects and 21 Upcoming Projects. Our development plans in relation
to some of Upcoming Projects are yet to be finalized and approved. To successfully execute each of these projects,
we are required to obtain statutory and regulatory approvals and permits for which applications need to be made
to the concerned authority at appropriate stages of the projects. For example, we are required to obtain the approval
of building plans, layout plans, environmental consents and fire safety clearances for each of our projects. Further,
we may be required to renew certain of our existing approvals. Further, some of our key approvals which are in
the nature of operational licenses will expire in the next two years in the ordinary course of business and our
Company or our Subsidiaries, as the case may be, will seek renewal in line with our past practices. While we will
make the applications for renewal of these approvals at the appropriate time, we cannot assure you that we will
be granted such approvals in a timely manner. Any inability to renew these approvals may have an adverse effect
on our operations. For details regarding the pending material approvals of our Company, on a consolidated basis,
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see “Government and Other Approvals” on page 370.

Any delay or failure to obtain the required approvals or renewals in accordance with our plans may adversely
affect our ability to implement our Ongoing Projects and Upcoming Projects which may adversely affect our
business and prospects. Moreover, we may encounter material difficulties in fulfilling any conditions precedent
to the approvals or renewals such as failure to obtain a certificate of change of land use in respect of lands
designated for purposes other than real estate development. Further, we may not be able to adapt to new laws,
regulations or policies that may come into effect from time to time with respect to the real estate industry in
general or the particular processes with respect to the granting of approvals or renewals, which may cause a delay
in the implementation of our projects. For instance, if there is a change in the approved land use in urban master
plan areas, we may be required to obtain new consents for the use of our land and any failure on our part to obtain
such consents may adversely affect our business and results of operation. For details regarding the pending
material approvals of our Company, on a consolidated basis, see “Government and Other Approvals” on page
370.

We cannot assure you that we will be able to obtain approvals or renewals in relation to our new projects, at such
times or in such form as we may require, or at all. The laws and regulations, under which we and our subcontractors
operate, may result in delays or stoppage in construction and development, causing us to incur substantial
compliance costs and other increased costs, and prohibit or severely restrict our real estate and construction
businesses. If we are unable to continue to acquire, construct and develop land as a result of these restrictions or
if our compliance costs increase substantially, our business, financial condition and results of operations may be
adversely affected.

38. There are certain outstanding litigation proceedings involving our Company, Subsidiaries, Directors and
Promoter. Any adverse outcome in such proceedings may have a material adverse impact on our
reputation, business, financial condition, results of operations and cash flows.

There are outstanding legal proceedings involving our Company, Subsidiaries, Directors and Promoter which are
pending at varying levels of adjudication at different fora. Such proceedings could divert management time and
attention and consume financial resources in their defence or prosecution. The amounts claimed in these
proceedings have been disclosed to the extent ascertainable and quantifiable and include amounts claimed jointly
and severally from our Company, Promoter, our Directors and our Subsidiaries. The summary of outstanding
matters set out below includes details of outstanding criminal proceedings, tax proceedings, statutory and
regulatory actions and other material pending litigation involving our Company, Subsidiaries, Directors, Promoter
and Group Companies.

Disciplinary|
actions by Qr%%zer?tate
s - Statutory/ the SEBI or| Mateirial | .
r. | Name of | Criminal Tax L involved
. . . Regulatory [stock civil
No. | Entity Proceedings | proceedings - .| (n 4
proceedings Exc.hanges litigation million)*
against our
Promoter
1. |Subsidiaries
By the | Nil Nil Nil INil Nil Nil
Subsidiaries
Against  the | Nil 5 Nil INil 5 535.95™
Subsidiaries
2. |Company
By the | 1 Nil Nil INil Nil 6.98
Company
Against  the | Nil 4 Nil INil 28 23.27"
Company
3. |Directors (Excluding the Promoter)
By the | Nil Nil Nil INil 1 @
Directors
Against  the | Nil 1 Nil INil 1 0.63™
Directors
4. |Promoter
By the | Nil | Nil | Nil INil |1 @
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Disciplinary|
actions by ,:rg]%zer?tate
. Statutory/ the SEBI or| Mateirial | .
Sr. | Name of | Criminal Tax L involved
. . . Regulatory stock civil
No. | Entity Proceedings | proceedings - o | (In 4
proceedings [Exchanges | litigation L
. million)*
against our
Promoter
Promoter
Against  the | Nil 1 Nil INil 1 3.91%*
Promoter
5. |Group Companies
By the Group | Nil Nil Nil INil Nil Nil
Companies
Against  the | Nil Nil Nil INil Nil Nil
Group
Companies

*To the extent quantifiable.

@Cannot be quantified

** Qur Company has not made any provisioning in its Restated Consolidated Financial Statements for the
probable liabilities.

Note:
Outcome of certain material civil cases, wherein our Company or our Subsidiaries are not directly involved, could
have a material adverse impact on our Company and our Subsidiaries.

For further information, see “Outstanding Litigation and Other Material Developments” on page 362.

Any unfavourable decision in connection with such proceedings, individually or in the aggregate, could adversely
affect our reputation, business, financial condition and results of operations.

39. Some or all of our outstanding receivables against the bookings may not be received in the future which
may adversely affect our business prospects, financial conditions and results of operations.

At the time of the booking of units in our various projects, our customers pay us a booking amount, which is
usually a small portion of the entire consideration. Upon the receipt of such booking amount, we book the unit in
favour of the customer, and the customer remains obligated to make instalment payments to satisfy payment of
the entire consideration. Sometimes customers default in making timely instalment payments. However, we retain
the right to forfeit the booking amount and cancel the registration of such a defaulting customer. Therefore, the
outstanding receivables against the booked units may or may not be received in future and we may not be able to
make a fresh sale of such units which may adversely affect our business prospects, financial conditions and result
of operations.

40. Redevelopment projects are subject to certain risks involving existing tenants and applicable Government
regulations.

From 2016 to 2023 (Q1), we launched 15 residential projects out of which 13 projects (~87%) are redevelopment
projects. (Source: Company Commissioned Anarock Report). As of May 31, 2023, 11 of our Ongoing Projects,
and 21 of our Upcoming Projects are redevelopment projects. Under the redevelopment agreements entered into
by us with various housing societies or public charitable trusts, we have paid certain amounts as refundable
deposits or non-refundable advance compensation. We have also agreed to compensate the members of the
housing societies for the inconvenience they suffer during the course of development and construction. As we
have committed to a time frame within which we are required to hand over the completed units to the housing
societies, we may be liable to pay a penalty from the date of expiry of the stated period until the date we offer
possession of the units, apart from the additional rent payable for the alternate premises during such period of
delay. Our ability to pursue such redevelopment projects is contingent on the occupants providing us with peaceful
vacant possession of the property. Further, these projects require, among other things, obtaining consent from a
majority of the occupants and consensus between various groups of occupants as well as their approval for project
plans. While we have obtained consent from the majority of the occupants for our existing redevelopment projects,
as required under the Development Control Rules, 1991, as amended, we cannot assure you that we will not face
any delays or be able to obtain the requisite consents from the occupants in our future projects. Further, we may
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be required to first develop the rehabilitee building or portion of the project for tenants and handover possession
to them before developing the saleable portion for our customers. This leads to a significant outflow of funds for
approvals and development of the rehabilitee portion of the building before we begin development and sales of
the saleable portion of the project to our customers. We are also subject to the risk of litigation in such projects,
primarily from one or more disgruntled occupants. Any delay in the construction or prolonged construction period
or objections from existing occupants may result in delays and may lead to increased costs and adversely affect
our profitability.

Additionally, the security deposit made by us may be forfeited in the event we fail to honour our commitments or
obligations under the redevelopment agreements. We are also required to provide a bank guarantee for the
completion of the project in accordance with the redevelopment agreement. In the event we fail to offer possession
of the units within the time period stipulated under the agreement, these housing societies would be entitled to
terminate the agreement and invoke the bank guarantee and all the amounts paid by us under the agreement may
stand forfeited. We have also agreed to allot units within specified areas in the newly constructed buildings to the
members of the housing societies. Such allotment is irrespective of the final FSI that may be available for the
project in accordance with the Development Control Rules, 1999 and the MMRDA Act, 1974. If the law in this
regard is amended or altered, our profits from such projects will also be affected as a result.

Further, these projects require, among other things, obtaining consent from the tenants, consensus between various
groups of tenants, providing accommodation to the tenants during the interim period of obtaining consents,
demolition and construction. Delay in any of these activities may have adverse financial implications. Any delay
in the construction or prolonged construction period will lead to increased costs and will affect our profitability.
Moreover, our ability to obtain suitable sites for our redevelopment projects in and around the MMR in the future,
and our cost to acquire land development rights over such sites, could be adversely affected by any changes to the
applicable Governmental regulations. If the current redevelopment scheme in effect in and around the MMR were
to significantly change or be terminated, it may have an adverse effect on our business.

41. Our business and growth plan could be adversely affected by the incidence and change in the rate of
property taxes and stamp duties.

As a real estate development company, we are subject to the property tax in the region we operate. We are also
subject to stamp duty for the agreement entered into in respect of the properties we buy and sell. These taxes could
increase in the future, and new types of property taxes and stamp duties may be introduced which will increase
our overall costs. If these property taxes and stamp duties increase, the cost of buying, selling and owning
properties may rise. Additionally, if stamp duties were to be levied on instruments evidencing transactions that
we believe are currently not subject to such duties, our acquisition costs and sale values may be affected, resulting
in a reduction of our profitability. Any such changes in the incidence or rates of property taxes or stamp duties
could have an adverse effect on our financial condition and the results of operations.

42. We may experience difficulties in expanding our business into additional geographical markets including
MMR region.

While the sub markets within South Central Mumbai region are expected to remain our primary strategic focus,
we also evaluate attractive growth opportunities in various other micro markets on a case by case basis. We may
not be able to leverage our experience in existing micro markets to expand our operations in other MMR or into
other cities, should we decide to further expand our operations. Factors such as competition, culture, regulatory
regimes, business practices and customs, customer tastes, behaviour and preferences in these regions where we
may plan to expand our operations may differ from those in the micro markets where we are currently present,
and our experience in such micro markets may not be applicable to other regions. In addition, as we enter new
regions, we are likely to compete not only with national developers, but also local developers who have an
established local presence, are more familiar with local regulations, business practices and customs, have stronger
relationships with local contractors, suppliers, relevant government authorities, and who have access to existing
land reserves or are in a stronger financial position than us, all of which may give them a competitive advantage
over us.

If we plan to expand our geographical footprint, our business will be exposed to various additional challenges,
including adjusting our construction methods to different terrains; obtaining necessary governmental approvals
and building permits under unfamiliar regulatory regimes; identifying and collaborating with local business
partners, construction contractors and suppliers with whom we may have no previous working relationship;
successfully gauging market conditions in local real estate markets with which we have no previous familiarity;
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attracting potential customers in a market in which we do not have significant experience or visibility or brand
recognition; being susceptible to local taxation in additional geographical areas of India; and adapting our
marketing strategy. Our inability to expand into other areas may adversely affect our business prospects, financial
conditions and results of operations.

43. We have not obtained certain approvals for some of our projects including our Completed Projects and
we are required to fulfill certain conditions precedent, which makes us incur additional costs and as a
result, have an adverse effect on our business.

We must obtain statutory and regulatory approvals or permits at various stages in the development of our projects.
For example, we are required to obtain requisite environmental approvals, fire safety clearances and
commencement, completion and occupation certificates from relevant Governmental authorities. Also, our
redevelopment projects depend substantially upon approvals from societies and certain Government agencies. As
of May 31, 2023, we have 42 Completed Projects and out of which for 4 (four) projects we have not received
occupation certificate for certain flats. For details, please see “Our Business - Completed Projects” on page 192.
We have applied for, or are in the process of applying for, such approvals.

We may not be able to handover possession of units to our customers in non-compliant buildings developed by
us. Full consideration for units sold to our customers may also not be received in time due to delay in obtaining
occupation certificate from relevant Governmental authorities. Delay in obtaining approvals from Governmental
authorities may lead to imposition of penalties, claims from customers for non-fulfilment of obligations on our
part and disputes with our customers claiming damages before authorities like MahaRera and consumer courts.
Delay in obtaining occupation certificates and such other critical approvals may affect our business, prospects,
financial condition, cash flows and results of operations.

44, Certain information included in this Draft Red Herring Prospectus, including the measurements with
respect to the estimated Developable Area of our projects, estimated Carpet Area of our projects and the
expected launch and completion dates of our projects, is based on certain assumptions and estimates
which may change for various reasons.

Some of the information contained in this Draft Red Herring Prospectus with respect to our Completed Projects,
Ongoing Projects and Upcoming Projects such as the amount of land or development rights owned by us, location
and type of development, estimated Developable Area, estimated carpet area, description of amenities, our funding
requirements and intended use of Net Proceeds of the Issue by the Company are based on certain assumptions and
estimates and have not been independently appraised or verified. Further, the expected launch date of a project is
the date by which we anticipate making the first booking, sales, and the expected date of completion is the date
by which we expect to receive the occupation certificate.

Developable Area of our Completed Projects and Ongoing Projects, estimated Developable Area and carpet area
of our Upcoming Projects, and plot area of our Land Reserves have been calculated based on the current rules and
regulations which govern the construction area of the respective projects. Our Land Reserves comprise land on
which no development activity has commenced and no plan for development has been initiated but which we
intend to develop in future, subject to various factors including marketability, receipt of regulatory clearances and
development of adequate infrastructure. As of May 31, 2023, we had Land Reserves of 10,359.77 square meters.
The total area of a project that is ultimately developed and the actual Developable Area and actual carpet area
may differ from the descriptions of the project presented herein and a particular project may not be completely
booked, sold, leased or developed until a date subsequent to the expected completion date. We may also have to
revise our assumptions, estimates, development plans (including the type of proposed development) and the
estimated construction commencement and completion dates of our projects depending on future contingencies
and events, including, among others, changes in our business plans due to prevailing economic and market
conditions, and changes in laws and regulations. Further, the information we have provided in relation to our
Completed Projects, Ongoing Projects and Upcoming Projects are not representative of our future results.

We may also change our management plans and timelines for strategic, marketing, internal planning and other
reasons. Therefore, management’s estimates and plans with respect to our projects are subject to uncertainty. Also
see “Risk Factors — Inability to complete our Ongoing Projects and Upcoming Projects by their respective
expected completion dates or at all could have a material adverse effect on our business, results of operations
and financial condition” on page .37

45. Our bids may not always be accepted for housing society redevelopment projects. We may not be able to
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qualify for, compete and win for redevelopment projects, which could adversely affect our business and
results of operations.

One of our strategies is to venture into the redevelopment of co-operative housing societies. We intend to
participate in the bidding process for the tenders issued by such housing societies for redevelopment projects
under the provisions of the Maharashtra Co-operative Societies Act, 1960. Redevelopment projects are awarded
following competitive bidding processes and satisfaction of prescribed qualification criteria as set-out by the
housing society. While service quality and performance, health and safety records and personnel, as well as
reputation and experience and sufficiency of financial resources are important considerations in authority
decisions, there can be no assurance that we would be able to meet such qualification criteria, particularly for such
redevelopment projects. We cannot assure you that our bids for such redevelopment projects, when submitted,
would be accepted. In addition, such housing societies conducting tender processes may change qualification
criteria, leading to unexpected delays and uncertainties. We may not be successful in these bids and may lose out
on such housing society redevelopment projects. There can be no assurance that redevelopment projects for which
we bid will be tendered within a reasonable time, or at all. We will be required to compete with other developers
for housing societies redevelopment projects where tenders are issued by co-operative societies seeking bids from
developers. In the event that redevelopment projects which we plan to bid for are not put up for tender within the
announced timeframe, or qualification criteria are modified such that we are unable to qualify, our business,
prospects, financial condition, cash flows and results of operations could be materially and adversely affected.

46. Sales of our projects may be adversely affected by the ability of our prospective customers to purchase
property which is dependent on availability of financing to potential customers.

Lower interest rates on housing finance from Indian banks and housing finance companies, particularly for
residential real estate, combined with the favourable tax treatment of loans facilitate growth of the Indian real
estate market. Any changes in the tax treatment with respect to the repayment of principal on housing loans and
interest paid on housing loans is likely to affect demand for residential real estate. There are various tax benefits
under the Income Tax Act which are available to purchasers of residential premises who utilize loans from banks
or financial institutions. This could adversely affect the ability or willingness of our potential customers to
purchase residential apartments. Further, adverse changes in interest rates affect the ability and willingness of
prospective real estate customers, particularly customers of residential properties, to obtain financing for the
purchase of our projects. A decision by the Reserve Bank of India to increase the repo rate could impose an
inflation risk as the interest rates charged by banks on home loans from our prospective customers have in the
past, and may continue to, be increased. Interest rates at which our customers may borrow funds for the purchase
of our properties affects the affordability of our real estate projects. Any changes in the home loans market, making
home loans less attractive to our customers may adversely affect our business, future growth and results of
operations.

47. The industry in which we operate is competitive and highly fragmented resulting in increased competition
that may adversely affect our results.

Our Company preferentially operates on an asset light business model, in which low initial investment is deployed.
Moreover, due to the lesser requirements of technical expertise in the residential real estate sector as opposed to
the industrial/ infrastructure construction sector, the residential real estate sector has a larger number of new
entrants and existing players from whom we face competition. These new and existing players undertake projects
in the same regional markets in which our projects are located. Given the fragmented nature of the real estate
development industry, we often do not have adequate information about the property our competitors are
developing and accordingly, run the risk of underestimating supply in the market. Our inability to compete
successfully in our industry with the new entrants or the existing players may materially affect our business
prospects and financial condition.

Further, we compete for land, sale of projects, manpower resources and skilled personnel with other developers.
Some of our competitors may have greater resources (including financial, land resources, and other types of
infrastructure) to take advantage of efficiencies created by size, and access to capital at lower costs, have a better
brand recall, and established relationships with homeowners. For instance, we face competition from developers
including Macrotech Developers Limited, Oberoi Realty Limited, D B Realty Limited and Hubtown Developers
Limited, that have residential projects in South Central Micro Market (Source: Company Commissioned Anarock
Report). Our success in the future will depend significantly on our ability to maintain and increase market share
in the face of such competition. Our inability to compete successfully with the existing players in the industry,
may affect our business prospects and financial condition.
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48. Failure to successfully implement our business strategies and our development plans may materially and
adversely affect our business prospects, financial conditions and results of operations.

We are embarking on a growth strategy which involves an expansion of our current business. We are currently
focused on developing residential real estate projects in the certain micro-markets within the South Central
Mumbai for the value luxury and luxury residential segments. While we intend to continue to focus on this
segment, we propose to expand our operations into other micro-markets within the South Central Mumbai and
adjoining areas. Further, we intend to leverage our experience in the real estate industry to capitalize on emerging
industry opportunities. Pursuing these strategies may place significant demands on our management as well as
our financial resources and accounting and operating systems. Even if we have successfully executed our business
strategies in the past, we cannot assure you that we will be able to execute our strategies on time and within the
estimated budget, or that we will meet the expectations of targeted customers. Our failure to execute our growth
strategy may result in our inability to maintain prior rates of growth.

Further, as we expand our operations, we may be unable to manage our business efficiently, which could result in
delays, increased costs and affect the quality of our projects, and may adversely affect our reputation. Such
expansion also increases the challenges involved in preserving a uniform culture, set of values and work
environment across our business operations, developing and improving our internal administrative infrastructure,
particularly our financial, operational, communications, internal control and other internal systems, recruiting,
training and retaining management, technical and marketing personnel, maintaining high levels of customer
satisfaction, and adhering to health, safety, and environmental standards. Our failure to manage our growth could
have an adverse effect on our business and financial condition.

Each of the elements of new project initiatives that we develop to grow our business carries significant risks, as
well as the possibility of unexpected consequences, including acceptance by and sales of the new project initiatives
to our customers may not be as high as we anticipate; our marketing strategies for the new projects may be less
effective than planned and may fail to effectively reach the targeted consumer base or engender the desired
consumption; we may incur costs exceeding our expectations as a result of the continued development and launch
of the new projects; we may experience a decrease in sales of certain of our existing projects as a result of the
introduction of new projects nearby; and any delays or other difficulties impacting our ability, or the ability of our
third party contractors and developers, to develop and construct projects in a timely manner in connection with
launching the new project initiatives.

In the event of failure on our part to successfully implement our business strategies and our development plans
for any of the foregoing reasons, our business and financial condition could be adversely affected.

49. Our business is subject to seasonality, which may contribute to fluctuations in our results of operations
and financial condition.

We experience seasonality in our business. Our operations may be adversely affected by difficult working
conditions during monsoons that restrict our ability to carry on construction activities to some extent and fully
utilize our resources. Our sales may also increase during the last quarter of every Fiscal. Accordingly, our results
of operations in one quarter may not accurately reflect the trends for the entire financial year and may not be
comparable with our results of operations for other quarters.

50. We rely on various contractors or third parties in developing our projects, and factors affecting the
performance of their obligations could adversely affect our projects.

Most of our projects require the services of contractors and various other parties including architects, engineers,
consultants and suppliers of labour and materials for our projects. The timing and quality of construction of the
projects that we develop depends on the availability and skill of these parties, as well as contingencies affecting
them, including labour and construction material shortages and industrial action such as strikes and lockouts. We
may not be able to identify appropriately experienced third parties and cannot assure you that skilled third parties
will continue to be available at reasonable rates and in the areas in which we undertake our projects, or at all. As
a result, we may be required to make additional investments or provide additional services to ensure the adequate
performance and delivery of contracted services and any delay in project execution could adversely affect our
profitability. Additionally, we rely on suppliers and do not have direct control over the quality of the products
they supply, which may adversely affect the construction quality of our developments. In addition, if such
contractors or third parties do not complete our orders in a timely manner or match our requirements on quality,
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our reputation and financial condition could be adversely affected. Further, any defects in construction of our
projects may expose us to the risk of claims for damages.

51. Non-compliance with, and changes in, safety, health and environmental laws could adversely affect our
projects.

We are subject to a broad range of safety, health and environmental laws in the jurisdictions in which we operate
in the ordinary course of our business, including on controls on noise emissions, air and water discharges, on the
storage, handling, discharge and disposal of chemicals, employee exposure to hazardous substances and other
aspects of our operations. Under these laws, owners and operators of property may be liable for the costs of
removal or remediation of certain hazardous substances or other regulated materials on or in such property.

Although we believe that our projects are generally in compliance with such safety, health and environmental
laws, statutory authorities may allege non-compliance and we cannot assure you that we will not be subjected to
any such regulatory action in the future, including penalties and other civil or criminal proceedings. Further,
though we have been able to obtain the necessary approvals in the past, we cannot assure you that we will be able
to obtain approvals in relation to our new projects, at such times or in such form as we may require, or at all.

These laws and regulations and their resulting obligations, under which we and our sub-contractors operate, may
result in delays in construction and development, cause us to incur substantial compliance and other related costs
and prohibit or severely restrict our real estate and construction businesses. If we are unable to continue to deliver
products as a result of these restrictions, or if our compliance costs increase substantially, our revenues and
earnings may be reduced, which may adversely affect our results of operations, business and financial condition.

52. Inthe event that we are unable to acquire lands for which we have entered into agreements for purchase
or similar arrangements, or such agreements are held to be invalid or expire, we may not be able to acquire
the land and may also lose advances paid towards acquisition of such lands.

As part of our land acquisition process, we enter into agreements for purchase or similar arrangements with third
parties prior to the transfer or conveyance of title to parcels of land to ensure that the sellers of the land satisfy
certain conditions within the stipulated time frame specified under these agreements. For instance, the owners of
the land may be required to provide to us all of the original deeds and documents in relation to the land. Upon
entering into such arrangements, we are required to pay these landowners certain advances towards the purchase
of the lands. These arrangements also provide that the lands must be conveyed in our favour within a prescribed
period of time. In the event that we are not able to acquire the lands covered by these arrangements, we may not
be able to recover all, or part of the advance monies related to these lands. Further, in the event that these
arrangements are either invalid or have expired, we may lose the right to acquire these lands and also may not be
able to recover the advances made in relation to the land. Also, any indecisiveness or delay on our part to perform
our obligations under these arrangements may jeopardize our ability to acquire these lands before these agreements
expire. Additionally, any failure to renew any of these arrangements on similar terms or recover the advanced
monies from the relevant counterparties following the expiration of the initial term of such agreement could
adversely affect our business, financial condition and results of operations.

We cannot assure you that such lands will be conveyed to us, that we will be successful in acquiring them or that
we will be successful in registering them in our name or the name of one of our Subsidiaries.

53. We rely on our information technology systems for our operations and its reliability and functionality is
critical to the success of our business.

We rely on our information technology systems for our operations and its reliability and functionality is critical
to our business success. Our growing dependence on the IT infrastructure, applications, and data has caused us to
have a vested interest in its reliability and functionality, which can be affected by a number of factors, including,
the increasing complexity of the IT systems, frequent change and short life span due to technological
advancements and data security. We have fully implemented the Far Vision application across the various business
functions in our Company to integrate systems among our departments, including engineering and accounting,
and are also in the process of implementing a customer relationship management software. If our IT systems
malfunction or experience extended periods of down time, we may not be able to run our operations safely or
efficiently. We may suffer losses in revenue, reputation and volume of business and our financial condition and
results of operation may be materially and adversely affected. So far, we have not experienced any material
widespread disruptions of service to our clients, but there can be no assurance that we may not encounter
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disruptions in the future.

Our information technology systems may be vulnerable to computer viruses, privacy, hacking or similar disruptive
problems. Computer viruses or problems caused by third parties could lead to disruptions in our ability to maintain
a track record and analyse the work in progress, cause loss of data and disruption in operations, including an
ability to assess the progress of the projects, process financial information or manage creditors/debtors or engage
in normal business activities. Moreover, we may not operate an adequate disaster recovery system. Fixing such
problems caused by computer viruses or security breaches may require interruptions or delays, which could
adversely affect our operations. Breaches of our information technology systems may result in unauthorized
access to confidential information. Such breaches of our information technology systems may require us to incur
further expenditure to put in place advanced security systems to prevent any unauthorized access to our networks.

54. Changes in technology may affect our business by making our construction and development capabilities
less competitive or obsolete.

Our future success will depend in part on our ability to respond to technological advances and emerging industry
standards and practices on a cost-effective and timely basis. The development and implementation of such
technology entails technical and business risks. While we have invested in, and are involved with, a number of
technology and development initiatives, several technical aspects of these initiatives are still unproven and the
eventual commercial outcomes cannot be assessed with any certainty. Even if we are successful with these
initiatives, we may not be able to deploy them in a timely fashion. Accordingly, the costs and benefits from our
investments in new technologies and the consequent effects on our financial results may vary from present
expectations. We cannot assure you that we will be able to successfully implement new technologies or adapt our
systems to emerging industry standards. Changes in technology may require us to make additional capital
expenditures to upgrade our capabilities. If we are unable, for technical, financial or other reasons, to adapt in a
timely manner to changing market conditions, customer requirements or technological changes, our business and
results of operations could be adversely affected.

55. Our operations and the workforce, customers and/ or third parties on property sites are exposed to various
hazards, which could adversely affect our business, financial condition and results of operations.

We conduct various site studies to identify potential risks prior to the acquisition of any parcel of land or
development rights for a parcel of land and its construction and development. However, there are certain
unanticipated or unforeseen risks that may arise due to adverse weather and geological conditions such as
outbreaks of storms, hurricanes, lightning, floods, landslides, rockslides and earthquakes and other reasons.
Additionally, our operations are subject to hazards inherent in providing such services, such as risk of equipment
failure, impact from falling objects, collision, work accidents, fire, or explosion, including hazards that may cause
injury and loss of life, severe damage to and destruction of property and equipment, and environmental damage.
Accidents and, in particular, fatalities may have an adverse impact on our reputation and may result in fines and/or
investigations by public authorities as well as litigation from injured workers or their dependents.

If any one of these hazards or other hazards were to occur involving our workforce, customers and/or third parties
on property sites, our business, financial condition and results of operations may be adversely affected. Further,
we may incur additional costs for reconstruction of our projects which are damaged by hazards which may not be
covered adequately or at all by the insurance coverage we maintain, and this may adversely affect our business,
reputation and financial condition.

56. Fraud or improper conduct may delay the development of a project and adversely affect our business and
results of operations.

The real estate development and construction market in India is not immune to the risks of fraud or improper
practices. Large construction projects provide opportunities for corruption, fraud or improper conduct, including
bribery, deliberate poor workmanship, theft or embezzlement by employees, contractors or customers or the
deliberate supply of low-quality materials. If we or any other persons involved in any of the projects are the victim
of or involved in any such practices, our reputation or our ability to complete the relevant projects as contemplated
may be disrupted, thereby adversely affecting our business and results of operations.

57. We are dependent on a number of key personnel, and the loss of or our inability to attract or retain such
persons could adversely affect our business, results of operations and financial condition.
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We are highly dependent on our Key Managerial Personnel or Senior Management for setting our strategic
business direction and managing our business. Our Managing Director and certain other Key Managerial
Personnel or Senior Management have extensive experience in the real estate development sector. For further
information, see “Our Management — Key Management Personnel or Senior Management” on page 244. Our
ability to meet continued success and future business challenges depends on our ability to attract, recruit and retain
experienced, talented and skilled professionals. Due to the current limited pool of skilled personnel in our industry,
competition for senior management is intense. Although the attrition rate of our employees was 5.22%, 5.22%
and 6.86% in Fiscal 2021, 2022 and 2023, respectively, the loss of the services of our Key Managerial Personnel
or Senior Management or our inability to recruit or train a sufficient number of experienced personnel or our
inability to manage the attrition levels in different employee categories may have an adverse effect on our financial
results and business prospects.

58. Our Company was incorporated in 1986 and certain documents filed by us with the RoC and certain
corporate records and other documents, are not traceable. We cannot assure you that such forms or
records will be available at all or any time in the future.

The secretarial records for certain past allotments of Equity Shares made by our Company and share transfer forms
could not be traced as the relevant information was not available in the records maintained by our Company, at
the MCA Portal maintained by the Ministry of Corporate Affairs and the RoC, despite conducting internal searches
and engaging an independent practicing company secretary to conduct online search at the MCA Portal maintained
by the Ministry of Corporate Affairs and physical search of RoC. These allotments include allotment of (i) 104,980
equity shares of *10 each on November 18, 1986; and (ii) 95,000 equity shares of 10 each on March 31, 1994
for which the relevant forms were not traceable.

While certain information in relation to the allotments and Share transfers have been disclosed in the section
“Capital Structure” beginning on page 84, in this Draft Red Herring Prospectus, based on annual reports of our
Company, annual returns, board resolutions and other corporate records of our Company, as available and based
upon the allotment details provided in the search report prepared by M/s. N. K.Singhai & Associates, independent
practicing company secretary, and certified by their certificate dated July 8, 2023, we may not be able to furnish
any further information, other than what is already disclosed in “Capital Structure” beginning on page 84, or
assure that the other records will be available in the future. While no legal proceedings or regulatory action has
been initiated against our Company in relation to untraceable secretarial and other corporate records and
documents as of the date of this Draft Red Herring Prospectus, we cannot assure you that such legal proceedings
or regulatory actions will not be initiated against our Company in future.

The paid-up share capital of our Company reached 320 million on December 4, 1997 pursuant to which our
Company was required to comply with Section 383(A) of the Companies Act, 1956 in as much as appointing a
whole-time company secretary. Our Company did not comply with Section 383(A) of the Companies Act, 1956
regarding the appointment of whole-time company secretary. Such non-compliances may result into penalties or
other action on our Company by the statutory authorities.

External Risk Factors
Risks relating to investment in India

59. We are subject to regulatory, economic and social and political uncertainties and other factors beyond
our control.

We are incorporated in India and we conduct our corporate affairs and our business in India. Our Equity Shares
are proposed to be listed on the BSE and the NSE, subject to the receipt of the final listing and trading approvals
from the respective Stock Exchanges. Consequently, our business, operations, financial performance and the
market price of our Equity Shares will be affected by interest rates, government policies, taxation, social and
ethnic instability and other political and economic developments affecting India.

Factors that may adversely affect the Indian economy, and hence our results of operations may include:
e  any exchange rate fluctuations, the imposition of currency controls and restrictions on the right to convert or
repatriate currency or export and import assets;

e any scarcity of credit or other financing in India, resulting in an adverse effect on economic conditions in
India and scarcity of financing for our expansions;
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e  prevailing income conditions among Indian customers and Indian corporations;

e  political instability, terrorism, military conflict, epidemic or public health issues in India or in countries in
the region or globally, including in India’s various neighbouring countries;

e  macroeconomic factors and central bank regulation, including in relation to interest rates movements which
may in turn adversely impact our access to capital and increase our borrowing costs;

e  instability in financial markets and volatility in, and actual or perceived trends in trading activity on, India’s
principal stock exchanges;

e  decline in India’s foreign exchange reserves which may affect liquidity in the Indian economy;
downgrading of India’s sovereign debt rating by rating agencies;
difficulty in developing any necessary partnerships with local businesses on commercially acceptable terms
and/or a timely basis.

e  changes in India’s tax, trade, fiscal or monetary policies;

e  other significant regulatory or economic developments in or affecting India or its infrastructure and real
estate sector; and

e international business practices that may conflict with other customs or legal requirements to which we are
subject to, including anti-bribery and anti-corruption laws; being subject to the jurisdiction of foreign courts,
including uncertainty of judicial processes and difficulty enforcing contractual agreements or judgments in
foreign legal systems or incurring additional costs to do so.

Moreover, a fall in the purchasing power of our customers, for any reason whatsoever, including rising consumer
inflation, availability of financing to our customers, changing governmental policies and a slowdown in economic
growth may have an adverse effect on our customers’ revenues, savings and could in turn negatively affect their
demand for our products. Demonetization of ¥ 500 and X 1,000 currency notes was announced in November 2016.
The immediate impact of the announcement led to people depositing their cash in banks and the Indian economy
was drained out of liquid cash for a brief period. As majority of the Value Luxury home buyers make their
purchases with home loans, they went into a wait and watch mode owing to uncertainties. Developers also
refrained from launching new projects during this period as there were no buyers.

In addition, any slowdown or perceived slowdown in the Indian economy, or in specific sectors of the Indian
economy, could adversely affect our business, results of operations and financial condition and the price of the
Equity Shares.

60. All our revenue is derived from business in India and a decline in economic growth or political instability
or changes in the Government in India could adversely affect our business.

We derive all our revenue from our operations in India and so the performance and the growth of our business are
dependent on the performance of the Indian economy. In the recent past, Indian economy has been affected by
global economic uncertainties and liquidity crisis, domestic policy and political environment, volatility in interest
rates, currency exchange rates, commodity and electricity prices, adverse conditions affecting agriculture, rising
inflation rates and various other factors. Risk management initiatives by banks and lenders in such circumstances
could affect the availability of funds in the future or the withdrawal of our existing credit facilities. The Indian
economy is undergoing many changes and it is difficult to predict the impact of certain fundamental economic
changes on our business. Conditions outside India, such as a slowdown or recession in the economic growth of
other major countries, especially the United States, may have an impact on the growth of the Indian economy.
Additionally, an increase in trade deficit, a downgrading in India’s sovereign debt rating or a decline in India’s
foreign exchange reserves could negatively affect interest rates and liquidity, which could adversely affect the
Indian economy and our business. Any downturn in the macroeconomic environment in India could adversely
affect our business, financial condition, results of operation and the trading price of our Equity Shares. Volatility,
negativity, or uncertain economic conditions could undermine the business confidence and could have a
significant impact on our results of operations. Changing demand patterns from economic volatility and
uncertainty could have a significant negative impact on our results of operations.

Further, our performance and the market price and liquidity of the Equity Shares may be affected by changes in
exchange rates and controls, interest rates, government policies, taxation, social and ethnic instability and other
political and economic developments affecting India. The Gol has traditionally exercised and continues to exercise
a significant influence over many aspects of the economy. Our business, the market price and liquidity of the
Equity Shares may be affected by changes in Gol policy, taxation, social and civil unrest and other political,
economic or other developments in or affecting India.

61. Significant differences exist between Ind AS and other accounting principles, such as IFRS and U.S.
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GAAP, which may be material to investors’ assessment of our financial condition.

The Restated Consolidated Financial Statements for the Fiscal 2023, 2022 and 2021 included in this Draft Red
Herring Prospectus have been prepared under Ind AS notified under the Companies (Indian Accounting
Standards) Rules, 2015 read with the Companies Act, 2013. For further details, see the section “Restated
Consolidated Financial Statements” on page 254.

Except as otherwise provided in the “Financial Statements” with respect to Ind AS, no attempt has been made to
reconcile any of the information given in this Draft Red Herring Prospectus to any other principles or to base the
information on any other standards. Ind AS differs from other accounting principles with which prospective
investors may be familiar, such as IFRS and U.S. GAAP. Accordingly, the degree to which the financial
statements, which are restated in accordance with the SEBI ICDR Regulations, included in this Draft Red Herring
Prospectus will provide meaningful information is entirely dependent on the reader’s level of familiarity with Ind
AS.

Any reliance by persons not familiar with Indian accounting practices on the financial disclosures presented in
this Draft Red Herring Prospectus should accordingly be limited. In addition, our Restated Consolidated Financial
Statements may be subject to change if new or amended Ind AS accounting standards are issued in the future or
if we revise our elections or selected exemptions in respect of the relevant regulations for the implementation of
Ind AS.

62. Ifthereisanychange in laws or regulations, including taxation laws, or their interpretation, such changes
may significantly affect our financial statements.

Any change in Indian tax laws could have an effect on our operations. For instance, the Taxation Laws
(Amendment) Act, 2019, a new tax legislation issued by India’s Ministry of Finance effective as of September
20, 2019, prescribes certain changes to the income tax rate applicable to companies in India. According to this
new ordinance, companies can henceforth voluntarily opt in favor of a concessional tax regime (subject to no
other special benefits/exemptions being claimed), which reduces the rate of income tax payable to 22%, subject
to compliance with conditions prescribed, from the erstwhile 25% or 30%, depending upon the total turnover or
gross receipt in the relevant period. While we had opted for the 22% concessional tax regime we may not be
subject to other benefits and exemptions, any such future amendments may affect our other benefits such as
exemption for income earned by way of dividend from investments in other domestic companies and units of
mutual funds, exemption for interest received in respect of tax free bonds, and long-term capital gains on equity
shares if withdrawn by the statute in the future, and the same may no longer be available to us.

The Finance Act, 2020 (“Finance Act”), has, amongst others things, provided a number of amendments to the
direct and indirect tax regime, including, without limitation, a simplified alternate direct tax regime and that
dividend distribution tax will not be payable in respect of dividends declared, distributed or paid by a domestic
company after March 31, 2020, and accordingly, such dividends would be taxable in the hands of the shareholders,
both resident as well as non-resident and are likely be subject to tax deduction at source. The Company may or
may not grant the benefit of a tax treaty (where applicable) to a non-resident shareholder for the purposes of
deducting tax at source from such dividend. Investors should consult their own tax advisors about the
consequences of investing or trading in the Equity Shares.

The Government announced the union budget for Fiscal 2024 and the Finance Bill in the Lok Sabha on February
1, 2023. The Finance Bill has received assent from the President of India on March 30, 2023 and has been enacted
as the Finance Act 2023. Further, the Government of India has imposed additional tax measures for Fiscal 2023,
which, among others, requires taxpayers to explain sources of cash credits, introduce a separate 30% tax on income
from virtual digital assets, extend the anti-tax avoidance provision to bonus stripping of securities and repeal the
15% concessional rate on foreign dividends.

In addition, we are subject to tax related inquiries and claims. We may be particularly affected by claims from tax
authorities on account of income tax assessment, service tax and GST that combines taxes and levies by the central
and state governments into one unified rate of interest with effect from July 1, 2017. We cannot predict whether
any new tax laws or regulations impacting our services will be enacted, what the nature and impact of the specific
terms of any such laws or regulations will be or whether, if at all, any laws or regulations would have an adverse
effect on our business.

63. Inflation in India could have an adverse effect on our profitability and if significant, on our financial
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condition.

Inflation rates in India have been volatile in recent years, and such volatility may continue in the future. India has
experienced high inflation in the recent past. Increased inflation can contribute to an increase in interest rates and
increased costs to our business, including increased costs of transportation, wages, raw materials and other
expenses relevant to our business.

High fluctuations in inflation rates may make it more difficult for us to accurately estimate or control our costs.
Any increase in inflation in India can increase our expenses, which we may not be able to adequately pass on to
our clients, whether entirely or in part, and may adversely affect our business and financial condition. In particular,
we might not be able to reduce our costs or increase the price of our products to pass the increase in costs on to
our clients, entirely or in part. In such case, our business, results of operations, cash flows and financial condition
may be adversely affected.

Further, the Government of India has previously initiated economic measures to combat high inflation rates, and
it is unclear whether these measures will remain in effect. There can be no assurance that Indian inflation levels
will not worsen in the future.

64. Financial instability, economic developments and volatility in securities markets in other countries may
also cause the price of the Equity Shares to decline.

The Indian market and economy are influenced by economic and market conditions in other countries, including
the United States, Europe and certain emerging economies in Asia. Financial turmoil in Asia, Russia and
elsewhere in the world in recent years has adversely affected the Indian economy. Any worldwide financial
instability may cause increased volatility in the Indian financial markets and, directly or indirectly, adversely
affect the Indian economy and financial sector and us. Although economic conditions vary across markets, loss
of investor confidence in one emerging economy may cause increased volatility across other economies, including
India. Financial instability in other parts of the world could have a global influence and thereby negatively affect
the Indian economy. Financial disruptions could materially and adversely affect our business, prospects, financial
condition, results of operations and cash flows. Further, economic developments globally can have a significant
impact on our principal markets. Concerns related to a trade war between large economies may lead to increased
risk aversion and volatility in global capital markets and consequently have an impact on the Indian economy.

In addition, China is one of India’s major trading partners and there are rising concerns of a possible slowdown
in the Chinese economy as well as a strained relationship with India, which could have an adverse impact on the
trade relations between the two countries. In response to such developments, legislators and financial regulators
in the United States and other jurisdictions, including India, implemented a number of policy measures designed
to add stability to the financial markets. However, the overall long-term effect of these and other legislative and
regulatory efforts on the global financial markets is uncertain, and they may not have the intended stabilizing
effects. Any significant financial disruption could have a material adverse effect on our business, financial
condition and results of operation. These developments, or the perception that any of them could occur, have had
and may continue to have a material adverse effect on global economic conditions and the stability of global
financial markets and may significantly reduce global market liquidity, restrict the ability of key market
participants to operate in certain financial markets or restrict our access to capital. This could have a material
adverse effect on our business, financial condition and results of operations and reduce the price of the Equity
Shares.

65. Investors may not be able to enforce a judgment of a foreign court against us or our management.

We are incorporated under the laws of India and all of our Promoter, Directors, Key Management Personnel and
senior management personnel reside in India. Majority of our assets, and the assets of certain of our Promoter,
Directors, key management personnel and other senior management, are also located in India. Where investors
wish to enforce foreign judgments in India, they may face difficulties in enforcing such judgments. India is not a
party to any international treaty in relation to the recognition or enforcement of foreign judgments. India exercises
reciprocal recognition and enforcement of judgments in civil and commercial matters with a limited number of
jurisdictions which includes the United Kingdom, Singapore and Hong Kong. In order to be enforceable, a
judgment obtained in a jurisdiction which India recognises as a reciprocating territory must meet certain
requirements of the Code of Civil Procedures, 1908 (the “Civil Code”). Further, the Civil Code only permits
enforcement of monetary decrees not being in the nature of any amounts payable in respect of taxes or, other
charges of a like nature or in respect of a fine or other penalty and does not provide for the enforcement of
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arbitration awards. Judgments or decrees from jurisdictions not recognised as a reciprocating territory by India
cannot be enforced or executed in India. Even if a party were to obtain a judgment in such a jurisdiction, it would
be required to institute a fresh suit upon the judgment and would not be able to enforce such judgment by
proceedings in execution. Further, the party which has obtained such judgment must institute the new proceedings
within three years of obtaining the judgment.

As a result, you as an Investor may be unable to: (i) effect service of process outside of India upon us and such
other persons or entities; or (ii) enforce in courts outside of India judgments obtained in such courts against us
and such other persons or entities. It is unlikely that a court in India would award damages on the same basis as a
foreign court if an action were brought in India. Furthermore, it is unlikely that an Indian court would enforce
foreign judgments if it viewed the amount of damages awarded as excessive or inconsistent with Indian practice.
A party seeking to enforce a foreign judgment in India is required to obtain prior approval from the RBI to
repatriate any amount recovered pursuant to the execution of such foreign judgment, and any such amount may
be subject to income tax in accordance with applicable laws.

66. Rights of shareholders under Indian law may be more limited than under the laws of other jurisdictions.

Our Articles and Indian law govern our corporate affairs. Legal principles relating to these matters and the validity
of corporate procedures, directors’ fiduciary duties and liabilities, and shareholders’ rights may differ from those
that would apply to a corporate entity in another jurisdiction. Shareholders’ rights under Indian law may not be as
extensive as sharecholders’ rights under the laws of other countries or jurisdictions. Investors may have more
difficulty in asserting their rights as one of our Shareholders than as a shareholder of a corporate entity in another
jurisdiction.

67. Land is subject to compulsory acquisition by the government and compensation in lieu of such acquisition
may be inadequate. Any such acquisition of land or properties by the government for compensation which
may not be adequate may adversely affect our business, financial condition and results of operations.

The right to own property in India is subject to restrictions that may be imposed by the government. In particular,
the Government under the provisions of the Right to Fair Compensation and Transparency in Land Acquisition,
Rehabilitation and Resettlement Act, 2013 and (the “Land Acquisition Act”) has the right to compulsorily
acquire any land if such acquisition is for a “public purpose”, after providing compensation to such owner of the
land. However, the compensation paid pursuant to such acquisition may not be adequate to compensate the owner
for the loss of such property. The likelihood of such acquisitions may increase as central and state governments
seek to acquire land for the development of infrastructure projects such as roads, railways, airports and townships.
Additionally, we may face difficulties in interpreting and complying with the provisions of the Land Acquisition
Act, due to limited jurisprudence on them in the event our interpretation differs from or contradicts with any
judicial pronouncements or clarifications issued by the Government. In the future, we may face regulatory actions
or we may be required to undertake remedial steps. Any such action in respect of any of the projects in which we
are investing or may invest in the future may adversely affect our business, financial condition or results of
operations.

68. The occurrence of natural or man-made disasters could adversely affect our results of operations, cash
flows and financial condition. Hostilities, terrorist attacks, civil unrest and other acts of violence could
adversely affect the financial markets and our business.

Natural disasters (such as typhoons, flooding and earthquakes), epidemics, pandemics such as Covid-19, acts of
war, terrorist attacks and other events, many of which are beyond our control, may lead to economic instability,
including in India or globally, which may in turn materially and adversely affect our business, financial condition
and results of operations. Our operations may be adversely affected by fires, natural disasters and/or severe
weather, which can result in damage to our property or inventory and generally reduce our productivity and may
require us to evacuate personnel and suspend operations. Any terrorist attacks or civil unrest as well as other
adverse social, economic and political events in India could have a negative effect on us. Such incidents could
also create a greater perception that investment in Indian companies involves a higher degree of risk and could
have an adverse effect on our business and the price of the Equity Shares. A number of countries in Asia, including
India, as well as countries in other parts of the world, are susceptible to contagious diseases and, for example,
have had confirmed cases of diseases such as the highly pathogenic H7N9, H5N1 and H1N1 strains of influenza
in birds and swine and the Covid-19 virus. Further outbreak of the Covid-19 pandemic or of similar contagious
diseases in India could adversely affect the Indian economy and economic activity in the region. As a result, any
present or future outbreak of a contagious disease could have a material adverse effect on our business and the
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trading price of the Equity Shares.

69. Any downgrading of India’s debt rating by an independent agency may harm our ability to raise
financing.

Any adverse revisions to India’s credit ratings by international rating agencies may adversely affect our ability to
raise additional overseas financing due to increased interest rates and stringent commercial terms at which such
additional financing is available. This could have an adverse effect on our ability to fund our growth on favourable
terms or at all, and consequently adversely affect our business and financial performance and the price of our
Equity Shares.

Risks Relating to the Equity Shares
70. The trading volume and market price of the Equity Shares may be volatile following the Issue.

The market price of the Equity Shares may fluctuate as a result of, among other things, the following factors, some
of which are beyond our control:

e  quarterly variations in our earnings and results of operation, as well as those of our competitors;

e failure of securities analysts to cover the Equity Shares after the Issue;

e  results of operations that vary from the expectations of research analysts and investors;

e  results of operations that vary from those of our competitors;

e  changes in expectations or estimates as to our future financial performance, including financial estimates by
research analysts and investors;

e achange in research analysts’ recommendations;

e  announcements by us or our competitors of significant acquisitions, strategic alliances, joint operations or

capital commitments;

activities of our suppliers;

announcements by third parties or governmental entities of significant claims or proceedings against us;

new laws and governmental regulations applicable to our industry;

additions or departures of key management personnel;

changes in exchange rates;

fluctuations in stock market prices and volume; and

general economic and stock market conditions.

Changes in relation to any of the factors listed above could adversely affect the price of the Equity Shares.

71. The Equity Shares have never been publicly traded, and, after the Issue, the Equity Shares may experience
price and volume fluctuations, and an active trading market for the Equity Shares may not develop.
Further, the price of the Equity Shares may be volatile, and you may be unable to resell the Equity Shares
at or above the Issue Price, or at all.

Prior to the Issue, there has been no public market for the Equity Shares, and an active trading market on the Stock
Exchanges may not develop or be sustained after the Issue. Listing and quotation does not guarantee that a market
for the Equity Shares will develop, or if developed, the liquidity of such market for the Equity Shares. The Issue
Price of the Equity Shares is proposed to be determined through a book-building process in accordance with the
SEBI ICDR Regulations and may not be indicative of the market price of the Equity Shares at the time of
commencement of trading of the Equity Shares or at any time thereafter. The market price of the Equity Shares
may be subject to significant fluctuations in response to, among other factors, variations in our operating results
of our Company, market conditions specific to the industry we operate in, developments relating to India, volatility
in securities markets in jurisdictions other than India, variations in the growth rate of financial indicators,
variations in revenue or earnings estimates by research publications, and changes in economic, legal and other
regulatory factors.

72. Fluctuation in the exchange rate between the Indian Rupee and foreign currencies may have an adverse
effect on the value of our Equity Shares, independent of our operating results.

On listing, our Equity Shares will be quoted in Indian Rupees on the Stock Exchanges. Any dividends in respect
of our Equity Shares will also be paid in Indian Rupees and subsequently converted into the relevant foreign
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currency for repatriation, if required. Any adverse movement in currency exchange rates during the time that it
takes to undertake such conversion may reduce the net dividend to foreign investors. In addition, any adverse
movement in currency exchange rates during a delay in repatriating outside India the proceeds from a sale of
Equity Shares, for example, because of a delay in regulatory approvals that may be required for the sale of Equity
Shares may reduce the proceeds received by Equity Shareholders. For example, the exchange rate between the
Rupee and the U.S. dollar has fluctuated substantially in recent years and may continue to fluctuate substantially
in the future, which may have an adverse effect on the trading price of our Equity Shares and returns on our Equity
Shares, independent of our operating results.

73. You will not be able to sell, immediately on the Stock Exchanges, any of the Equity Shares you purchase
in the Issue.

The Equity Shares will be listed on the Stock Exchanges. Pursuant to the applicable Indian laws, certain actions
must be completed before the Equity Shares can be listed and trading in the Equity Shares may commence.
Investors’ book entry, or ‘demat’ accounts with depository participants in India, are expected to be credited within
one working day of the date on which the Basis of Allotment is approved by the Stock Exchanges. The Allotment
of Equity Shares in this Issue and the credit of such Equity Shares to the applicant’s demat account with depository
participant could take approximately six Working Days from the Bid Closing Date and trading in the Equity
Shares upon receipt of final listing and trading approvals from the Stock Exchanges is expected to commence
within six Working Days of the Bid Closing Date. There could be a failure or delay in listing of the Equity Shares
on the Stock Exchanges. Any failure or delay in obtaining the approval or otherwise commence trading in the
Equity Shares would restrict investors’ ability to dispose of their Equity Shares. There can be no assurance that
the Equity Shares will be credited to investors’ demat accounts, or that trading in the Equity Shares will
commence, within the time periods specified in this risk factor. We could also be required to pay interest at the
applicable rates if allotment is not made, refund orders are not dispatched or demat credits are not made to
investors within the prescribed time periods.

74. Under Indian law, foreign investors are subject to investment restrictions that limit our ability to attract
foreign investors, which may adversely affect the trading price of the Equity Shares.

Under foreign exchange regulations currently in force in India, transfer of shares between non-residents and
residents are freely permitted (subject to certain restrictions), if they comply with the valuation and reporting
requirements specified by the RBI. If a transfer of shares is not in compliance with such requirements and does
not fall under any of the exceptions specified by the RBI, then the RBI’s prior approval is required. Additionally,
shareholders who seek to convert Rupee proceeds from a sale of shares in India into foreign currency and repatriate
that foreign currency from India require a no-objection or a tax clearance certificate from the Indian income tax
authorities. We cannot assure you that any required approval from the RBI or any other governmental agency can
be obtained on any particular terms or at all. For further information, see “Restriction on Foreign Ownership of
Indian Securities” on page 416.

While the Government has permitted FDI of up to 100% without prior regulatory approval in the construction-
development projects including development of townships, construction of residential or commercial premises,
roads or bridges, hotels, resorts, hospitals, educational institutions, recreational facilities, city and regional level
infrastructure, and townships, it has imposed certain conditions, such as a three year lock-in on repatriation of
investments by persons resident outside India prior to completion of the project.

In terms of Press Note 3 of 2020, dated April 17, 2020 issued by the Department for Promotion of Industry and
Internal Trade, the foreign direct investment policy has been recently amended to state that all investments under
the foreign direct investment route by entities of a country which shares land border with India or where the
beneficial owners of an investment into India is situated in or is a citizen of any such country will require prior
approval of the Government. Further, in the event of transfer of ownership of any existing or future foreign direct
investment in an entity in India, directly or indirectly, resulting in the beneficial ownership falling within the
aforesaid restriction/ purview, such subsequent change in the beneficial ownership will also require approval of
the Government. Furthermore, on April 22, 2020, the Ministry of Finance, Government of India has also made
similar amendment to the FEMA Rules. While the term “beneficial owner” is defined under the Prevention of
Money-Laundering (Maintenance of Records) Rules, 2005 and the General Financial Rules, 2017, neither the
foreign direct investment policy nor the FEMA Rules provide a definition of the term “beneficial owner”. The
interpretation of “beneficial owner” and enforcement of this regulatory change involves certain uncertainties,
which may have an adverse effect on our ability to raise foreign capital. Further, there is uncertainty regarding the
timeline within which the said approval from the Government may be obtained, if at all.
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However, the FEMA Rules permit participation in the Issue by the following categories of non-residents, without
application of the conditions imposed on FDI investments: (i) FPIs under Schedule II of the FEMA Rules, in
accordance with applicable law, in the Issue subject to the limit of an FPI holding below 10% of the post-Issue
paid-up capital of our Company, on a fully diluted basis and the aggregate limit for FPI investment currently not
exceeding 100% (sectoral limit); and (ii) Eligible NRIs only on non-repatriation basis under Schedule IV of the
FEMA Rules, in accordance with applicable law. Further, other non-residents such as FVCls and multilateral and
bilateral development financial institutions are not permitted to participate in the Issue. As per the existing policy
of the Government, OCBs cannot participate in this Issue. For more information on bids by FPIs and Eligible
NRIs, see “Issue Procedure” on page 396.

75. We may be affected by competition law in India and any adverse application or interpretation of the
Competition Act could in turn adversely affect our business.

The Competition Act was enacted for the purpose of preventing practices that have or are likely to have an adverse
effect on competition in India and has mandated the CCI to regulate such practices. Under the Competition Act,
any arrangement, understanding or action, whether formal or informal, which causes or is likely to cause an
appreciable adverse effect on competition is void and attracts substantial penalties.

Further, any agreement among competitors which, directly or indirectly, involves determination of purchase or
sale prices, limits or controls production, or shares the market by way of geographical area or number of
subscribers in the relevant market is presumed to have an appreciable adverse effect in the relevant market in India
and shall be void. The Competition Act also prohibits abuse of a dominant position by any enterprise. On March
4, 2011, the Central Government notified and brought into force the combination regulation (merger control)
provisions under the Competition Act with effect from June 1, 2011. These provisions require acquisitions of
shares, voting rights, assets or control or mergers or amalgamations that cross the prescribed asset and turnover
based thresholds to be mandatorily notified to, and pre-approved by, the CCI. Additionally, on May 11, 2011, the
CCI issued the Competition Commission of India (Procedure for Transaction of Business Relating to
Combinations) Regulations, 2011, as amended, which sets out the mechanism for implementation of the merger
control regime in India. The Competition Act aims to, among other things, prohibit all agreements and transactions
which may have an appreciable adverse effect in India. Consequently, all agreements entered into by us could be
within the purview of the Competition Act. Further, the CCI has extra-territorial powers and can investigate any
agreements, abusive conduct or combination occurring outside of India if such agreement, conduct or combination
has an appreciable adverse effect in India. However, the impact of the provisions of the Competition Act on the
agreements entered into by us cannot be predicted with certainty at this stage. We do not have any outstanding
notices in relation to non-compliance with the Competition Act or the agreements entered into by us.

However, if we are affected, directly or indirectly, by the application or interpretation of any provision of the
Competition Act, or any enforcement proceedings initiated by the CCI, or any adverse publicity that may be
generated due to scrutiny or prosecution by the CCI or if any prohibition or substantial penalties are levied under
the Competition Act, it would adversely affect our business.

76. You may be subject to Indian taxes arising out of capital gains on the sale of the Equity Shares.

Under current Indian tax laws, unless specifically exempted, capital gains arising from the sale of equity shares
held as investments in an Indian company are generally taxable in India. Any capital gain realised on the sale of
listed equity shares on a Stock Exchange held for more than 12 months immediately preceding the date of transfer
will be subject to long term capital gains in India at the specified rates depending on certain factors, such as
whether the sale is undertaken on or off the Stock Exchanges, the quantum of gains and any available treaty relief.
Accordingly, you may be subject to payment of long term capital gains tax in India, in addition to payment of
Securities Transaction Tax (“STT”), on the sale of any Equity Shares held for more than 12 months immediately
preceding the date of transfer. STT will be levied on and collected by a domestic stock exchange on which the
Equity Shares are sold. Further, any capital gains realised on the sale of listed equity shares held for a period of
12 months or less immediately preceding the date of transfer will be subject to short term capital gains tax in
India. Capital gains arising from the sale of the Equity Shares will not be chargeable to tax in India in cases where
relief from such taxation in India is provided under a treaty between India and the country of which the seller is
resident and the seller is entitled to avail benefits thereunder. Generally, Indian tax treaties do not limit India’s
ability to impose tax on capital gains. As a result, residents of other countries may be liable for tax in India as well
as in their own jurisdiction on a gain upon the sale of the Equity Shares.
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Similarly, any business income realised from the transfer of Equity Shares held as trading assets is taxable at the
applicable tax rates subject to any treaty relief, if applicable, to a non-resident seller. Additionally, in terms of the
Finance Act, 2018, which has been notified on March 29, 2018 with effect from April 1, 2018, the tax payable by
an assessee on the capital gains arising from transfer of long term capital asset (introduced as section 112A of the
Income-Tax Act, 1961) shall be calculated on such long-term capital gains at the rate of 10%, where the long-
term capital gains exceed 100,000, subject to certain exceptions in case of a resident individuals and HUF.

77. The Issue Price of the Equity Shares may not be indicative of the market price of the Equity Shares after
the Issue.

The Issue Price of the Equity Shares will be determined by our Company in consultation with the BRLMs through
the Book Building Process. This price will be based on numerous factors, as described under “Basis for Issue
Price” on page 104, and may not be indicative of the market price for the Equity Shares after the Issue. The market
price of the Equity Shares could be subject to significant fluctuations after the Issue, and may decline below the
Issue Price. We cannot assure you that the investor will be able to resell their Equity Shares at or above the Issue
Price.

78. The market value of the Equity Shares may fluctuate due to the volatility of the Indian securities markets.

Indian securities markets may be more volatile than and not comparable to, the securities markets in certain
countries with more developed economies and capital markets of other countries. Indian stock exchanges have, in
the past, experienced substantial fluctuations in the prices of listed securities. Indian stock exchanges (including
the BSE and the NSE) have experienced problems which, if such or similar problems were to continue or recur,
could affect the market price and liquidity of the securities of Indian companies, including the Equity Shares.
These problems have included temporary exchange closures, broker defaults, settlement delays and strikes by
brokers. In addition, the governing bodies of Indian stock exchanges have, from time to time, imposed restrictions
on trading in certain securities, limitations on price movements and margin requirements. Further, from time to
time, disputes have occurred between listed companies, stock exchanges and other regulatory bodies, which in
some cases may have a negative effect on market sentiment.

79. Any future issuance of Equity Shares may dilute your shareholding and sales of the Equity Shares by our
Promoter or other major Shareholders may adversely affect the trading price of the Equity Shares.

Our Company may be required to finance our growth through future equity offerings. Any future equity issuances
by our Company, including a primary offering, may lead to the dilution of investors’ shareholdings in our
Company. Any future issuances of Equity Shares or the disposal of Equity Shares by our Promoter or any of our
Company’s other principal Shareholders or the perception that such issuance or sales may occur, including to
comply with the minimum public shareholding norms applicable to listed companies in India may adversely affect
the trading price of the Equity Shares, which may lead to other adverse consequences including difficulty in raising
capital through offering of the Equity Shares or incurring additional debt. There can be no assurance that we will
not issue further Equity Shares or that the Shareholders will not dispose of, pledge or otherwise encumber the
Equity Shares. Any future issuances could also dilute the value of Investor’s investment in the Equity Shares. In
addition, any perception by investors that such issuances or sales might occur may also affect the market price of
the Equity Shares.

80. Holders of Equity Shares may be restricted in their ability to exercise pre-emptive rights under Indian law
and thereby may suffer future dilution of their ownership position.

Under the Companies Act, a company having share capital and incorporated in India must offer its holders of
equity shares pre-emptive rights to subscribe and pay for a proportionate number of equity shares to maintain their
existing ownership percentages before the issuance of any new equity shares, unless the pre-emptive rights have
been waived by adoption of a special resolution by the company. However, if the laws of the jurisdiction the
investors are located in does not permit them to exercise their pre-emptive rights without our Company filing an
offering document or registration statement with the applicable authority in such jurisdiction, the investors will
be unable to exercise their pre-emptive rights unless our Company makes such a filing. If our Company elects not
to file a registration statement, the new securities may be issued to a custodian, who may sell the securities for the
investor’s benefit. The value the custodian receives on the sale of such securities and the related transaction costs
cannot be predicted. In addition, to the extent that the investors are unable to exercise pre-emptive rights granted
in respect of the Equity Shares held by them, their proportional interest in us would be reduced.
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81. QIBsand Non-Institutional Bidders are not permitted to withdraw or lower their Bids (in terms of quantity
of Equity Shares or the Bid Amount) at any stage after submitting a Bid.

Pursuant to the SEBI Regulations, QIBs and Non-Institutional Bidders are not permitted to withdraw or lower
their Bids (in terms of quantity of Equity Shares or the Bid Amount) at any stage after submitting a Bid. Retail
Individual Bidders can revise their Bids during the Bid/Issue Period and withdraw their Bids until Bid/Issue
Closing Date. While our Company is required to complete Allotment pursuant to the Issue within six Working
Days from the Bid/Issue Closing Date, events affecting the Bidders’ decision to invest in the Equity Shares,
including material adverse changes in international or national monetary policy, financial, political or economic
conditions, our business, results of operation or financial condition may arise between the date of submission of
the Bid and Allotment. Our Company may complete the Allotment of the Equity Shares even if such events occur,
and such events limit the Bidders’ ability to sell the Equity Shares Allotted pursuant to the Issue or cause the
trading price of the Equity Shares to decline on listing.
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SECTION |11 - INTRODUCTION

THE ISSUE

The following table summarises the Issue details:

Issue of Equity Shares(

Up to [@] Equity Shares aggregating up to X 4,000
million

of which
A) QIB Portion @®® Not more than [@] Equity Shares
of which
(1) Anchor Investor Portion Up to [e] Equity Shares
(i1) Net QIB Portion available for allocation to | [®] Equity Shares
QIBs other than Anchor Investors
(assuming Anchor Investor Portion is fully
subscribed)
of which

a. Available for allocation to Mutual Funds only
(5% of the QIB Portion (excluding the Anchor
Investor Portion))

[e] Equity Shares

b. Balance for all QIBs including Mutual Funds

[e] Equity Shares

B) Non-Institutional Portion®

Not less than [e] Equity Shares

of which:

One-third of the Non-Institutional Portion available for
allocation to Bidders with an application size more than
% 0.20 million to X 1.00 million

[e] Equity Shares

Two-third of the Non-Institutional Portion available for
allocation to Bidders with an application size of more
than T 1.00 million

[e] Equity Shares

C) Retail Portion® ®

Not less than [e] Equity Shares

Pre and post Issue Equity Shares

Equity Shares outstanding prior to the Issue

33,250,000 Equity Shares

Equity Shares outstanding after the Issue

[e] Equity Shares

Use of Net Proceeds

See “Objects of the Issue” on page 94 for
information about the use of the Net Proceeds.

@  The Issue has been authorised by our Board of Directors dated May 26, 2023 and the Issue has been
authorized by a special resolution of our Shareholders dated May 30, 2023.

@  Our Company may, in consultation with the BRLMSs, allocate up to 60% of the QIB Portion to Anchor
Investors on a discretionary basis at the Anchor Investor Allocation price in accordance with the SEBI
ICDR Regulations. The QIB Portion will accordingly be reduced for the shares allocated to Anchor
Investors. One-third of the Anchor Investor Portion shall be reserved for domestic Mutual Funds, subject
to valid Bids being received from domestic Mutual Funds at or above the Anchor Investor Allocation Price.
In the event of under-subscription in the Anchor Investor Portion, the remaining Equity Shares shall be
added to the QIB Portion. 5% of the QIB Portion (excluding Anchor Investor Portion) shall be available
for allocation on a proportionate basis to Mutual Funds only, and the remainder of the QIB Portion shall
be available for allocation on a proportionate basis to all QIB Bidders (other than Anchor Investors),
including Mutual Funds, subject to valid Bids being received at or above the Issue Price. Any unsubscribed
portion in the Mutual Fund Portion will be added to the QIB Portion (excluding Anchor Investor Portion)
and allocated proportionately to the QIB Bidders (other than Anchor Investors) in proportion to their Bids.
For details, please see the section entitled “1ssue Procedure” on page 396. Allocation to all categories shall

be made in accordance with SEBI ICDR Regulations.

@  Subject to valid Bids being received at or above the Issue Price, under-subscription, if any, in any category
except the QIB Portion, would be allowed to be met with spill over from any other category or combination

68




@

of categories at the discretion of our Company in consultation with the BRLMs and the Designated Stock
Exchange, subject to applicable laws. The allocation to each Retail Individual Bidders shall not be less than
the minimum Bid Lot, subject to availability of Equity Shares in the Retail Portion and the remaining
available Equity Shares, if any, shall be allocated on a proportionate basis. One-third of the Non-
Institutional Category shall be reserved for applicants with application size of more than < 0.20 million and
up to I1.00 million, two-thirds of the Non-Institutional Category shall be reserved for Bidders with an
application size of more than 1.00 million and the unsubscribed portion in either of the above sub-
categories may be allocated to Bidders in the other sub-category of Non-Institutional Bidders. The
allocation of Equity Shares to each Non-Institutional Bidders shall not be less than the minimum application
size, subject to the availability of Equity Shares in the Non-Institutional Category, and the remaining Equity
Shares, if any, shall be allocated on a proportionate basis in accordance with the SEBI ICDR Regulations.
Allocation to Anchor Investors shall be on a discretionary basis. For further details, please see the section
entitled “Issue Procedure” on page 396.

Allocation to Bidders in all categories except the Anchor Investor Portion if any, Non-Institutional Bidder
and the Retail Portion, shall be made on a proportionate basis subject to valid Bids received at or above
the Issue Price. The allocation to each Retail Individual Bidders shall not be less than the minimum Bid
Lot, subject to availability of Equity Shares in the Retail Portion, and the remaining available Equity Shares,
if any, shall be allocated on a proportional basis. The allocation to each Non-Institutional Bidder shall not
be less than Minimum NIB Application Size, subject to the availability of Equity Shares in Non-Institutional
Bidders’ category, and the remaining Equity Shares, if any, shall be allocated on a proportionate
basis or in any other manner as introduced under applicable laws. Allocation to Anchor Investors
shall be done on a discretionary basis in accordance with the SEBI ICDR Regulations. For further details,
see “Issue Procedure” beginning on page 396.

For details of the terms of the Issue, see “Terms of the Issue”, beginning on page 385.
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SUMMARY FINANCIAL INFORMATION
The summary financial information presented below are derived from our Restated Consolidated Financial
Statements as of and for the Fiscal Years ended March 31, 2023, March 31, 2022 and March 31, 2021 and should

be read in conjunction with “Financial Information” and “Management’s Discussion and Analysis of Financial
Condition and Results of Operations” beginning on pages 254 and 325, respectively.

(The remainder of this page is intentionally left blank)
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Restated Consolidated Statement of Assets and Liabilities

(Amount in % million, except share and per share data, unless otherwise stated)

Particulars As at March 31, As at March 31, As at March 31,
2023 2022 2021
ASSETS
A Non-current assets
a) Property, plant and equipment 34.42 37.72 49.44
b) Intangible assets 120.93 127.33 142.12
¢) Right-of-use-asset 2.92 11.49 20.06
d) Financial assets
i) Investments 88.52 1.08 11.11
ii) Other financial assets 226.50 44.97 28.01
¢) Deferred tax assets (Net) 35.12 11.11 7.51
Total Non-Current Assets (A) 508.41 233.70 258.25
B Current assets
a) Inventories 6,522.70 6,209.75 5,652.80
b) Financial assets
i) Trade receivables 1,130.45 932.31 806.65
ii) Cash and cash equivalents 121.05 76.86 68.17
iii) Bank balances other than (ii) above 159.15 159.08 140.36
iv) Loans 81.98 241.39 236.34
v) Other financial assets 39.47 20.77 78.71
¢) Other current assets 854.86 760.93 676.39
d) Current income tax assets (Net) 7.73 5.19 2.34
Total Current Assets (B) 8,917.39 8,406.28 7,661.76
TOTAL ASSET (A+B) 9,425.80 8,639.98 7,920.01
EQUITY AND LIABILITIES
A Equity
a) Equity share capital 158.75 158.75 63.50
b) Other equity
- Other reserves 716.64 394.35 229.24
- Capital reserve related to business (161.47) (161.47) (1.27)
combination
Equity attributable to Equity Holders of the 713.92 391.63 291.47
Company
Non Controlling Interest 1.21 2.18 2.18
Total Equity (A) 715.13 393.81 293.65
Liabilities
B Non-current liabilities
a) Financial liabilities
i) Borrowings 3,457.27 3,966.04 4,640.45
ii) Lease liabilities - 3.96 15.16
iii) Other financial liabilities 45.68 44.58 30.38
b) Provisions 11.14 10.40 8.97
Total Non-Current liabilities (B) 3,514.09 4,024.98 4,694.96
C Current liabilities
a) Financial liabilities
i) Short term borrowings 2,473.66 2,415.53 1,364.33
ii) Trade payables
- Amount due to Micro and small 1.45 2.27 3.78
enterprises
- Amount due to other than Micro and 268.07 190.73 137.84
small enterprises
iii) Other financial liabilities 486.83 450.45 324.87
iv) Lease liabilities 3.86 10.41 8.02
b) Other current liabilities 1,820.36 1,082.25 1,079.82
¢) Provisions 1.20 1.14 1.05
d) Current tax liabilities (Net) 141.15 68.41 11.69
Total Current liabilities (C) 5,196.58 4,221.19 2,931.40
TOTAL LIABILITIES (A+B+C) 9,425.80 8,639.98 7,920.01
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Restated Consolidated Statement of Profit and Loss

(Amount in T million, except share and per share data, unless otherwise stated)

Particulars For the year ended  For the year ended For the year ended
March 31, 2023 March 31, 2022 March 31, 2021
A Income
Revenue from operations 3,057.44 2,727.18 2,399.87
Other income 21.46 11.89 40.11
Total income (A) 3,078.90 2,739.07 2,439.98
B Expenses
Operating and project expenses 1,659.96 1,807.40 1,641.95
Changes in inventories of construction work in (312.95) (556.95) (223.11)
progress
Employee benefit expenses 116.00 97.39 76.12
Finance costs 1,073.54 930.96 792.07
Depreciation and amortisation 25.83 36.75 23.87
Other expenses 84.40 62.01 38.62
Total expenses (B) 2,646.78 2,377.56 2,349.52
C _Profit before tax (A - B) (C) 432.12 361.51 90.46
D Tax expense:
- Current tax 135.71 100.46 28.20
- Deferred tax charge/ (credit) (24.23) (3.99) (0.51)
Total tax expense (D) 111.48 96.47 27.69
E Profit after tax (C - D)(E) 320.64 265.04 62.77
F Other comprehensive income / (loss)
a) (i) Items not to be reclassified subsequently
to Statement of Profit and Loss
- Remeasurement of defined benefit plans 0.92 1.50 (0.13)
- gain/(loss)
(i1) Income tax relating to items that will be (0.23) (0.39) 0.04
classified to profit or loss - (Charge)/ credit
b) (i) Items that will be reclassified - - -
subsequently to statement of Profit and Loss
(i1) Income tax relating to items that will be - - -
classified to profit or loss
Other comprehensive income/ (loss) for the year 0.69 1.11 (0.09)
(@)
H Total comprehensive income for the year (E 321.33 266.15 62.68
+F)
Profit for the year attributable to:
(i) Owners of the Company 321.60 263.75 61.63
(i1) Non Controlling Interest (0.96) 1.29 1.14
320.64 265.04 62.77
Other Comprehensive Income / (Loss) for the
year attributable to:
(i) Owners of the Company 0.69 1.11 (0.09)
(i1) Non Controlling Interest - - -
0.69 1.11 (0.09)
Total Comprehensive Income / (Loss) for the
year attributable to:
(i) Owners of the Company 322.29 264.86 61.54
(i1) Non Controlling Interest (0.96) 1.29 1.14
321.33 266.15 62.68
Basic and diluted earnings per share 10.10 8.35 1.98
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Restated Consolidated Cash Flow Statement

(Amount in X million, except share and per share data, unless otherwise stated)
Particulars For the year ended For the year ended For the year ended
March 31, 2023 March 31, 2022 March 31, 2021

A. CASH FLOW FROM OPERATING
ACTIVITIES

Profit before taxes 432.12 361.51 90.46
Adjustments for:
Interest expenses 1,048.83 910.03 781.46
Interest income (10.26) (3.73) (4.27)
Depreciation, amortization and impairment 25.83 36.75 23.87
Loss on sale/ discard of property, plant and 0.12 0.03 0.04
equipment
Provision for expected credit loss - 2.73 (5.04) 1.95
Provision/(Reversal)
Dividend income (0.02) (0.02) -
Operating profit / (loss) before working capital 1,499.35 1,299.53 893.51
changes
Movements in working capital : [Including Current
and Non-current]
(Increase) / decrease in loans, trade receivable and (158.57) (152.75) (468.60)
other assets
(Increase) / decrease in inventories (312.95) (546.96) (223.10)
Increase / (decrease) in trade payable, other 921.90 143.97 (339.20)
liabilities and provisions

1,949.73 743.79 (137.39)
Adjustment for:
Direct taxes (paid)/ refund received (including tax (64.48) (46.22) (11.92)
deducted at source) - (Net)
Net cash generated/ (used in) from operating 1,885.25 697.57 (149.31)
activities...(A)
B. CASH FLOW FROM INVESTING
ACTIVITIES
Purchase of property, plant and equipment (7.57) (12.84) (24.23)
Sale of property, plant and equipment (0.12) - 0.72
Investment made in subsidiaries/ associate (4.50) (164.70) (0.20)
(investments)/Proceeds from sale of investment (87.44) 0.03 -
Interest income 10.26 3.26 4.27
Dividend income 0.02 0.02 -
(Increase)/decrease in bank balance [Current and (180.84) (36.03) (102.82)
non-current] (other than cash and cash equivalent)

(270.19) (210.26) (122.26)
Adjustment for:
Direct taxes (paid)/ refund received (including tax (1.03) (0.37) (0.43)
deducted at source) - (Net)
Net cash (used in) / from investing activities... (271.22) (210.63) (122.69)
(B)
C. CASH FLOW FROM FINANCING
ACTIVITIES
Proceeds from long term borrowings (net) 1,859.57 1342.57 2,065.67
Repayment of long term borrowings (2,260.35) (1,061.78) (1,145.93)
Proceeds from / (repayment) of short term (50.15) 96.00 111.41

borrowings
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Particulars

For the year ended For the year ended
March 31, 2023

March 31, 2022

For the year ended
March 31, 2021

Interest paid (1,106.30) (823.59) (761,58)

Net cash (used in) / from financing activities... (1,557.23) (446.80) 269.57

©

Net increase / (decrease) in cash and cash 56.80 40.14 (2.43)

equivalents (A+ B+C)

Cash and cash equivalents at beginning of the 61.33 21.19 23.62

period/ year

Add: Acquired on acquisition of subsidiary - - -
61.33 21.19 23.62

Cash and cash equivalents at end of the period/ year 118.13 61.33 21.19

Net increase / (decrease) in cash and cash 56.80 40.14 (2.43)

equivalents
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GENERAL INFORMATION

Our Company was originally incorporated as ‘Suraj Estate Developers Private Limited’, a private limited
company under the Companies Act, 1956 at Mumbai, Maharashtra, pursuant to a certificate of incorporation dated
September 10, 1986 issued by the Registrar of Companies, Maharashtra at Mumbai (“R0oC”). Subsequently, our
Company was converted into a public limited company, pursuant to a special resolution of the shareholders of our
Company dated October 30, 2021 and the name of our Company was changed to ‘Suraj Estate Developers
Limited’ and a fresh certificate of incorporation dated December 9, 2021 was issued by the RoC.

For further details regarding the change in the name and the registered office of our Company, see “History and
Certain Corporate Matters" beginning on page 214.

Registered and Corporate Office of our Company

The address and certain other details of our Registered and Corporate Office are as follows:
Registered and Corporate Office:

Suraj Estate Developers Limited

301, 3" Floor, Aman Chambers,

Veer Savarkar Marg, Opp. Bengal Chemicals,

Prabhadevi, Mumbai 400025, Maharashtra, India

Website: www.surajestate.com

Telephone No.: +91 22 2437 7877

Company registration number and corporate identity number

The registration number and corporate identity number of our Company are as follow:

Company registration number: 040873
Corporate identity number: U99999MH1986PLC040873

Address of the Registrar of Companies

Our Company is registered with the Registrar of Companies, Maharashtra, Mumbai, which is situated at the
following address:

100, Everest,
Marine Drive,
Mumbai- 400 002,
Mabharashtra, India.
Board of Directors

The following table sets out the details of our Board as on the date of this Draft Red Herring Prospectus:

Name and designation on the Designation DIN Address
Board
Rajan Meenathakonil Thomas  Chairperson and 00634576 901, Silver Cascade, Mount Mary
Managing Director Road, Bandra West, Mumbai- 400050,
Maharashtra, India
Rahul Rajan Jesu Thomas Whole-time Director 00318419 901, Silver Cascade, Mount Mary

Road, Bandra West, Mumbai- 400050,
Mabharashtra, India

Sujatha R. Thomas Non-Executive 02492141 901, Silver Cascade, Mount Mary
Director Road, Bandra West, Mumbai- 400050,

Mabharashtra, India
Mrutyunjay Mahapatra Independent Director 03168761 Gulmarg H Bunglow, SBI Residential

Colony, Nerul East Sector 13, Navi
Mumbai Nerul Node 3- 400706,
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Name and designation on the Designation DIN Address
Board

Mabharashtra, India

Sunil Pant Independent Director 07068748 H.N. A-1402, Angel Mercy Society,
Ahinsha Khand 2, Police Station —
Indrapuram, Gaziabad — 201014, Uttar
Pradesh, India

Dr. Satyendra Shridhar Nayak  Independent Director 08194706 Villa No. 24, Aqua Village Project,
Aqua Bay, Near MES College,
Zuarinagar- 403726, Goa, India

For further details of our Board of Directors, see “Our Management — Board of Directors” on page 228.
Company Secretary and Compliance Officer

Shivil Kapoor is the Company Secretary and Compliance Officer of our Company. His contact details are as
follows:

Shivil Kapoor

Company Secretary and Compliance Officer
301, 3rd Floor, Aman Chambers,

Veer Savarkar Marg, Opp. Bengal Chemicals,
Prabhadevi, Mumbai 400025, Maharashtra, India
Tel: +91 22 2437 7877

E-mail: shivil@surajestate.com

Filing of this Draft Red Herring Prospectus

A copy of this Draft Red Herring Prospectus shall be uploaded on the SEBI intermediary portal at
https://siportal.sebi.gov.in as specified in Regulation 25(8) of the SEBI ICDR Regulations and the SEBI master
circular SEBI/HO/CFD/PoD-2/P/CIR/2023/00094 dated June 21, 2023.

The Red Herring Prospectus and Prospectus, respectively, will be filed with the RoC in accordance with section
32 read with section 26 of the Companies Act, along with the material contracts and documents referred to in each
of the Red Herring Prospectus and the Prospectus, respectively, and through the electronic portal.

Book Running Lead Managers

ITI Capital Limited

ITI House, 36, Dr. R K Shirodkar Road,

Parel, Mumbai 400 012

Maharashtra, India

Telephone: +91 22 69113300/ 6911 3371

E-mail: ipo.suraj@iticapital.in

Website: www.iticapital.in

Investor Grievance e-mail: investorgrievance@iticapital.in
Contact Person: Pallavi Shinde

SEBI Registration Number: INM000010924

Anand Rathi Advisors Limited

11" Floor, Times Tower,

Kamala Mills Compound, Senapati Bapat Marg,
Lower Parel, Mumbai 400013

Maharashtra, India

Telphone: +91 22 4047 7120

E-mail: sedl.ipo@rathi.com

Website: www.anandrathiib.com

Investor Grievance e-mail: grievance.ecm@rathi.com
Contact Person: Pari Vaya/ Arpan Tandon
SEBI Registration Number: INM000010478
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Statement of inter-se allocation of responsibilities

Sr.  Activity Responsibility Coordinator
No.
1. Capital structuring, positioning strategy with the relative components BRLMs ITI Capital

and formalities such as composition of debt and equity, type of
instruments and due diligence of the Company including its
operations/management/business plans/legal etc. Drafting and design
of the Draft Red Herring Prospectus, Red Herring Prospectus,
Prospectus, abridged prospectus and application form. The BRLMs
shall ensure compliance with stipulated requirements and completion
of prescribed formalities with the Stock Exchanges, RoC and SEBI
including finalization of Prospectus and RoC filing.

2. Drafting and approval of all statutory advertisements BRLMs ITI Capital

3. Appointment of intermediaries viz., Registrar's, Printers, Advertising BRLMs ITI Capital
Agency, Syndicate, Sponsor Bank, Bankers to the Issue, Monitoring
Agency and other intermediaries, including coordination of all
agreements to be entered into with such intermediaries

4. Drafting and approval of all publicity material other than statutory BRLMs Anand Rathi
advertisement as mentioned in (2) above including corporate
advertisement, brochure and filing of media compliance report.

5. International Institutional marketing of the Issue, which will cover, BRLMs ITI Capital
inter alia:
e Institutional marketing strategy;
e Finalizing the list and division of international investors for
one-to-one meetings; and
e Finalizing international road show and investor meeting

schedule
e  Preparation of Road Show Presentation
6. Domestic Institutional marketing of the Issue, which will cover, inter BRLMs Anand Rathi
alia:
e Formulating marketing strategies;
e Institutional marketing strategy;
e Finalizing the list and division of domestic investors for one-
to-one meetings; and
e Finalizing domestic road show and investor meeting
schedule
e  Preparation of Frequently Asked Questions
7. Retail marketing of the Issue, which will cover, inter alia: BRLMs Anand Rathi
o Formulating marketing strategies, preparation of publicity
budget;
e Finalizing media, marketing and public relations strategy
and publicity strategy;

e Finalizing centres for holding conferences for brokers, etc.;

e Finalizing collection centres;

e Arranging for selection of underwriters and underwriting
agreement; and

e Follow-up on distribution of publicity and offer material
including form, Prospectus and deciding on the quantum of
the offer material

8. Non-Institutional marketing of the Issue, which will cover, inter alia: BRLMs Anand Rathi
e Finalizing media, marketing and public relations strategy,
publicity strategy; and
e Finalizing centres for holding conferences for brokers, etc.

9. Managing the book and finalization of pricing in consultation with the BRLMs ITI Capital
Company
10.  Coordination with Stock Exchanges for Book Building Process, filing BRLMs Anand Rathi

of letters including software, bidding terminals, mock trading,
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Sr.  Activity Responsibility Coordinator
No.

payment of 1% security deposit to the Designated Stock
Exchange and Anchor Investor intimation

11.  Post- Issue activities including management of escrow accounts, BRLMs ITI Capital
coordinate non-institutional allocation, coordination with Registrar,
SCSBs and Banks, intimation of allocation and dispatch of refund to
Bidders, etc., and which shall involve essential follow-up with
bankers to the Issue and SCSBs to get quick estimates of collection
and advising our Company about the closure of the Issue, based on
correct figures, finalization of the basis of allotment or weeding out
of multiple applications, listing of instruments, demat credit and
refunds and coordination with various agencies connected with the
post-Issue activity such as Registrar to the Issue, Bankers to the Issue,
SCSBs including responsibility for underwriting arrangements, as
applicable.

Co-ordination with SEBI and Stock Exchanges for refund of 1%
security deposit and submission of all post Issue reports including the
initial and final post Issue report to SEBI

Legal Counsel to the Company

M/s. Crawford Bayley and Co.
State Bank Building, 4th Floor
N.G.N. Vaidya Marg, Fort
Mumbai — 400 023
Mabharashtra, India

Tel: +91 22 2266 3353

Registrar to the Issue

Link Intime India Private Limited

C-101, 1st Floor, 247 Park, Lal Bhadur Shastri Marg
Vikhroli (West), Mumbai 400 083

Mabharashtra, India

Telephone: +91 810 811 4949

Email: surajestate.ipo@linkintime.co.in

Investor grievance e-mail: surajestate.ipo@linkintime.co.in
Website: www.linkintime.co.in

Contact Person: Shanti Gopalkrishnan

SEBI registration number: INR000004058

Statutory Auditor of our Company

M/s. Bhuwania & Agrawal Associates
A/403, Express Zone,

Off Western Express Highway,

Malad (East), Mumbai 400 097,

Maharashtra, India.

E-mail: shubham@bhuwaniaagrawal.com
Telephone: +91 022 - 2876 6001 / 4963 9346
Contact Person: Shubham Bhuwania

Firm registration number: 101483W

Peer review certificate no.: 014197

Banker(s) to the Issue
Escrow Collection Bank(s), Public Issue Bank, Refund Bank and Sponsor Bank

[e]
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Bankers to our Company

Saraswat Co Operative Bank Limited

Address: Shiv Sena Bhavan, Ram Ganesh Gadkari Chowk,
Dadar West, Mumbai — 400 028

Tel: 022 2437 4258

Contact Person: Mahesh Wadekar

Email I1D: Mahesh.wadekar@saraswatbank.com

Website: www.saraswatbank.com

CIN: U65191KA1922PLC000847

Punjab National Bank

Address: 1% Floor Aman Chambers, Veer Savarkar Marg,
Prabhadevi, Mumbai — 400 025

Tel: 022 4343 4622

Contact Person: Rohit Bhagat

Email ID: bol14310@pnb.co.in

Website: www.pnbindia.in
CIN: NA

Syndicate Members

[e]

IPO Grading

No credit agency registered with SEBI has been appointed in respect of obtaining grading for the Issue.
Monitoring Agency

In terms of Regulation 41 of the SEBI ICDR Regulations, our Company will appoint a credit rating agency
registered with SEBI as the monitoring agency for monitoring the utilisation of the proceeds from the Issue prior
to the filing of the Red Herring Prospectus with the RoC. The requisite details shall be included in the Red Herring
Prospectus.

Appraising Entity

None of the objects for which the Net Proceeds will be utilised have been appraised by any agency.

Credit Rating

As this is an Issue of Equity Shares, there is no credit rating required for the Issue.

Debenture Trustee

As this is an Issue of Equity Shares, the appointment of a debenture trustee is not required.

Green Shoe Option

No green shoe option is contemplated under the Issue.

Changes in auditors

There have been no changes to our statutory auditors in the three years preceding the date of this Draft Red Herring
Prospectus.

Designated Intermediaries

Self-Certified Syndicate Banks
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The banks registered with SEBI, which offer the facility of ASBA services in relation to ASBA, where the Bid
Amount will be blocked by authorising an SCSB, a list of which is available on the website of SEBI at
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognised=yes and updated from time to time and at
such other websites as may be prescribed by SEBI from time to time.

A list of the Designated SCSB Branches with which an ASBA Bidder (other than a UPI Bidders using the UPI
Mechanism), not Bidding through Syndicate / Sub Syndicate or through a Registered Broker, RTA or CDP may
submit the ASBA Forms, is available at
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=34, and at such other
websites as may be prescribed by SEBI from time to time.

Further, the branches of the SCSBs where the Designated Intermediaries could submit the ASBA Form(s) of
Bidders  (other than UPI  Bidders) is provided on the website of SEBI at
https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=35 which may be
updated from time to time or at such other website as may be prescribed by SEBI from time to time.

Details of nodal officers of SCSBs, identified for Bids made through the UPI Mechanism, are available at
www.sebi.gov.in.

Self-Certified Syndicate Banks eligible as Issuer Banks for UPI Mechanism

The list of SCSBs through which Bids can be submitted by UPI Bidders using the UPI Mechanism, including
details such as the eligible Mobile Apps and UPI handle which can be used for such Bids, is provided as ‘Annexure
A’ for the SEBI circular number SEBI/HO/CFD/DIL2/CIR/P/2019/85 dated July 26, 2019and may be updated
from time to time or at such other website as may be prescribed by SEBI from time to time.

In accordance with SEBI Circular No. SEBI/HO/CFD/DIL2/CIR/P/2019/76 dated June 28, 2019, SEBI Circular
No. SEBI/HO/CFD/DIL2/CIR/P/2019/85 dated July 26, 2019, applications through UPI in the Issue can be made
only through the SCSBs mobile applications (apps) whose name appears on the SEBI website. A list of SCSBs
and mobile application, which, are live for applying in public issues using UPI mechanism is appearing in the “list
of mobile applications for using UPI in public issues” displayed on the SEBI website. Details of nodal officers of
SCSBs, identified for Bids made through the UPI Mechanism, are available at www.sebi.gov.in.

Syndicate SCSB Branches

In relation to Bids (other than Bids by Anchor Investors and RlIIs) submitted under ASBA process to a member
of the Syndicate, the list of branches of the SCSBs at the Specified Locations named by the respective SCSBs to
receive deposits of Bid cum Application Forms from the members of the Syndicate is available on the website of
the SEBI  (https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmId=35) as
updated from time to time. For more information on such branches collecting Bid cum Application Forms from
the Syndicate at Specified Locations, see the website of the SEBI
(https://www.sebi.gov.in/sebiweb/other/OtherAction.do?doRecognisedFpi=yes&intmld=35) or any such other
website as may be prescribed by SEBI from time to time.

Registered Brokers

Bidders can submit ASBA Forms in the Issue using the stock broker network of theStock Exchanges, i.e., through
the Registered Brokers at the Broker Centres. The list of the Registered Brokers eligible to accept ASBA forms,
including details such as postal address, telephone number and e-mail address, is provided on the websites of the
Stock Exchanges at www.bseindia.com and www.nseindia.com, respectively, as updated from time to time.

Registrar and Share Transfer Agents

The list of the RTAs eligible to accept ASBA Forms at the Designated RTA Locations, including details such as
address, telephone number and e-mail address, is provided on the websites of Stock Exchanges at
http://www.bseindia.com/Static/Markets/Publiclssues/RtaDp.aspx? and
http://www.nseindia.com/products/content/equities/ipos/asba_procedures.htm, respectively, as updated from time

to time.

Collecting Depository Participants
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The list of the CDPs eligible to accept ASBA Forms at the Designated CDP Locations, including details such as
name and contact details, is provided on the websites of BSE at
http://www.bseindia.com/Static/Markets/PublicIssues/RtaDp.aspx? and on the website of NSE at
http://www.nseindia.com/products/content/equities/ipos/asba_procedures.htm, as updated from time to time.

Experts

Except as stated below, our Company has not obtained any expert opinions:

Our Company has received written consent dated July 24, 2023 from M/s. Bhuwania & Agarwal Associates,
Chartered Accountants to include their name as required under Section 26 of the Companies Act, 2013 read with
SEBI ICDR Regulations, in this Draft Red Herring Prospectus and as an “expert” as defined under Section 2(38)
of the Companies Act, 2013 to the extent and in their capacity as our Statutory Auditor, and in respect of their (i)
examination report, dated July 11, 2023 on our Restated Consolidated Financial Statements; and (ii) the statement
of special tax benefits available to the Company, Material Subsidiaries and its shareholders dated July 24, 2023,
included in this Draft Red Herring Prospectus and such consent has not been withdrawn as on the date of this
Draft Red Herring Prospectus.

In addition, our Company has received written consent dated July 13, 2023 from the independent architect,
namely, Priyanka Rajaram Rahate (registration number: CA/16/76549), to include her name as an “expert” as
defined under Section 2(38) and other applicable provisions of the Companies Act, 2013 to the extent and in her
capacity as an architect, in relation to her certificate dated July 13, 2023, regarding Completed Projects, Ongoing
Projects, Upcoming Projects and Land Reserves. The consent of the independent architect has not been withdrawn
as on the date of this Draft Red Herring Prospectus.

In addition, our Company has received written consent dated April 29, 2023 from Little & Co., Advocates &
Solicitors, to include his name as an “expert” as defined under Section 2(38) and other applicable provisions of
the Companies Act, 2013 to the extent and their capacity as a lawyer in relation to a master title certificate dated
April 29, 2023 issued by them regarding the land vested with our Company and Subsidiaries. The consent of Little
& Co., Advocates & Solicitors has not been withdrawn as on the date of this Draft Red Herring Prospectus

The term “experts” and consent thereof does not represent an expert or consent within the meaning under the U.S.
Securities Act.

Book Building Process

The book building, in the context of the Issue, refers to the process of collection of Bids from investors on the
basis of this Draft Red Herring Prospectus and the Bid cum Application Forms and the Revision Forms within the
Price Band. The Price Band and the minimum Bid Lot will be decided by our Company, in consultation with the
Book Running Lead Managers, and shall be advertised in all editions of [e], an English national daily newspaper,
all editions of [e], a Hindi national daily newspaper and regional editions of [®], a Marathi newspaper, Marathi
being the regional language of Maharashtra, where our Registered Office/ Corporate Office is located, each with
wide circulation, at least two Working Days prior to the Bid/Issue Opening Date and shall be made available to
the Stock Exchanges for the purpose of uploading on their respective websites. The Issue Price shall be determined
by our Company in consultation with the Book Runnning Lead Managers after the Bid/ Issue Closing Date. For
details, see “Issue Procedure” beginning on page 396.

The Issue is being made through the Book Building Process in accordance with Regulation 6(1) of the SEBI ICDR
Regulations, wherein not more than 50% of the Issue shall be Allotted to QIBs on a proportionate basis, provided
that our Company in consultation with the BRLMs may allocate up to 60% of the QIB Category to Anchor
Investors, on a discretionary basis in accordance with the SEBI ICDR Regulations, of which one-third shall be
reserved for domestic Mutual Funds, subject to valid Bids being received from them at or above the price at which
allocation is made to Anchor Investors. In case of under-subscription or non-allocation in the Anchor Investor
Portion, the remaining Equity Shares will be added back to the Net QIB Category. 5% of the Net QIB Category
shall be available for allocation on a proportionate basis to Mutual Funds only, and the remainder of the Net QIB
Category shall be available for allocation on a proportionate basis to all QIBs (other than Anchor Investors),
including Mutual Funds, subject to valid Bids being received at or above the Issue Price. Further, not less than
15% of the Issue shall be available for allocation on a proportionate basis to Non-Institutional Bidders and not
less than 35% of the Issue shall be available for allocation to Retail Individual Bidders in accordance with the
SEBI ICDR Regulations, subject to valid Bids being received at or above the Issue Price.

81



Pursuant to SEBI circular no. (SEBI/HO/CFD/DIL2/CIR/P/2022/45) dated April 5, 2022, all individual investors
applying in initial public offerings whose application amount is up to % 0.50 million shall use UPI Mechanism.
Individual Investors Bidding under the Non-Institutional Portion Bidding for more than % 0.20 million and up to
%0.50 million, using the UPI Mechanism, shall provide their UPI ID in the Bid-cum-Application Form for Bidding
through Syndicate, sub-syndicate members, Registered Brokers, RTAs or CDPs, or online using the facility of
linked online trading, demat and bank account (3 in 1 type accounts), provided by certain brokers.

All Bidders, except Anchor Investors, are mandatorily required to use the ASBA process for participating
in the Issue by providing details of their respective ASBA Account in which the corresponding Bid Amount
will be blocked by SCSBs. UPI Bidders are required to use the UPI Mechanism for submitting their bids
to Designated Intermediaries and are allowed to use ASBA Process by way of ASBA Forms to submit their
bids directly to SCSBs. Anchor Investors are not permitted to participate in the Issue through the ASBA
process.

In accordance with the SEBI ICDR Regulations, QIBs and Non-Institutional Bidders are not allowed to withdraw
or lower the size of their Bids (in terms of the quantity of the Equity Shares or the Bid Amount) at any stage. RIIs
(subject to the Bid Amount being up to 20.20 million) can revise their Bids during the Bid/ Issue Period and
withdraw their Bids until the Bid/ Issue Closing Date. Further, Anchor Investors cannot withdraw their Bids after
the Anchor Investor Bidding Date. Allocation to QIBs (other than Anchor Investors) and Non-Institutional
Bidders will be on a proportionate basis while Allocation to the Anchor Investors will be on a discretionary basis.

Our Company will comply with the SEBI ICDR Regulations and any other directions issued by SEBI in relation
to this Issue. In this regard, our Company has appointed the BRLMs to manage this Issue and procure Bids for
this Issue.

The process of Book Building under the SEBI ICDR Regulations and the Bidding Process are subject to change
from time to time and the investors are advised to make their own judgment about investment through this process
prior to submitting a Bid in the Issue.

Bidders should note that the Issue is also subject to (i) obtaining final listing and trading approvals of the Stock
Exchanges, which our Company shall apply for after Allotment; and (ii) filing of the Prospectus with the RoC.

Each Bidder, by submitting a Bid in the Issue, will be deemed to have acknowledged the above restrictions
and the terms of the Issue.

Ilustration of Book Building and Price Discovery Process

For further details on the method and procedure for Bidding and book building process and the price discovery
process, see “Issue Structure” and “Issue Procedure” beginning on pages 392 and 396, respectively.

Underwriting Agreement

The Underwriting Agreement has not been executed as on the date of this Draft Red Herring Prospectus. Our
Company intend to enter into an Underwriting Agreement with the Underwriters, who shall be merchant bankers
or stock brokers registered with SEBI, after the determination of the Issue Price and allocation of Equity Shares,
but prior to the filing of the Prospectus with the RoC. The Underwriting Agreement is dated [e]. The extent of
underwriting obligations and the Bids to be underwritten by each Underwriter shall be as per the Underwriting
Agreement. It is proposed that pursuant to the terms of the Underwriting Agreement, the obligations of the
Underwriters will be several and will be subject to conditions specified therein.

The Underwriters have indicated their intention to underwrite the following number of Equity Shares:

(This portion has been intentionally left blank and will be filled in before filing of the Prospectus with the RoC)
(< in million)
Name, address, telephone and e- Indicative number of Equity Shares Amount Underwritten
mail of Underwriters to be Underwritten

[e] [e] [e]

The abovementioned underwriting commitments are indicative and will be finalized after determination of the
Issue Price and Basis of Allotment and the allocation of Equity Shares, subject to and in accordance with the
provisions of the SEBI ICDR Regulations.

In the opinion of the Board of Directors (based on representations made to our Company by the Underwriters),
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the resources of each of the abovementioned Underwriters are sufficient to enable them to discharge their
respective underwriting obligations in full. The abovementioned Underwriters are registered with the SEBI under
Section 12(1) of the SEBI Act or registered as brokers with the Stock Exchange(s). The Board of Directors, at its

meeting held on [e], has accepted and entered into the Underwriting Agreement mentioned above on behalf of
our Company.

Allocation among the Underwriters may not necessarily be in the proportion of their underwriting commitments
set forth in the table above.

83



CAPITAL STRUCTURE

The share capital of our Company as on the date of this Draft Red Herring Prospectus is set forth below:

(In Z million except share data)

Sr. Particulars Aggregate nominal Aggregate value
No. value at Issue Price*
A AUTHORIZED SHARE CAPITAL
60,000,000 Equity Shares of face value of X 5 each 300.00 -
B. ISSUED, SUBSCRIBED AND  PAID-UP
CAPITAL BEFORE THE ISSUE
33,250,000 Equity Shares of face value of % 5 each 166.25 -
C. PRESENT ISSUE IN TERMS OF THIS DRAFT
RED HERRING PROSPECTUS
Issue of up to [®] Equity Shares aggregating up to < [e] [®]
4,000 million
D. ISSUED, SUBSCRIBED AND  PAID-UP
CAPITAL AFTER THE ISSUE*
[e] Equity Shares of face value of X 5 each [o] [o]
E. SECURITIES PREMIUM RESERVE

Before the Issue

Nil

After the Issue

[e]

* To be updated upon finalization of the Issue Price.

(1) The Issue has been authorised by a resolution of our Board dated May 26, 2023 and Issue has been authorised
by a special resolution of our Shareholders, dated May 30, 2023.

Changes in the authorised share capital of our Company

For details of the changes to the authorised share capital of our Company in the past 10 years, see “History and
Certain Corporate Matters-Amendments to our Memorandum of Association” on page 214.

Notes to the Capital Structure

1. Equity Share capital history of our Company

The following table sets forth the history of the Equity Share capital of our Company.

Date of No. of Face Issue Reason/Nature Form of Cumulative Cumulative
allotment  Equity value price of allotment consideration number of paid-up
Shares ® per Equity equity share
allotted equity Shares capital (%)
share
Q)
September 20 10 10 Initial Cash 20 200
10, 1986 subscription to
the MOA (D
November 104,980 10 10 Further issue @  Cash 105,000 1,050,000
18, 1986
March 31, 95,000 10 10 Further issue @  Cash 200,000 2,000,000
1994**
December 300,000 10 10 Further issue @  Cash 500,000 5,000,000
31, 1994*
January 1, 500,000 10 10 Further issue ® Cash 1,000,000 10,000,000
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Date of No. of Face Issue Reason/Nature Form of Cumulative Cumulative

allotment  Equity value price of allotment consideration number of paid-up
Shares ® per Equity equity share
allotted equity Shares capital %)
share
Q)

1996*
April 28, 500,000 10 10 Further issue ®  Cash 1,500,000 15,000,000
1997*
December 700,000 10 10 Further issue ”  Cash 2,200,000 22,000,000
4,1997*
February 350,000 10 10 Further issue ®  Cash 2,550,000 25,500,000
20, 1998*
August3, 900,000 10 10 Further issue ®  Cash 3,450,000 34,500,000
1998*
March 22, 200,000 10 10 Further  issue Cash 3,650,000 36,500,000
1999 10
February 3,000,000 10 10 Further issue Cash 6,650,000 66,500,000
28,2018 an
October 9,975,000 10 - Bonus issue in - 16,625,000 166,250,000
21,2021 the ratio of 1.5

Equity Shares

for every 1

Equity  Share
held in our
Company (12
October Our Company sub-divided each equity share of a face value of T 33,250,000 166,250,000
30, 2021 10 each to an equity share of a face value of X 5 each.
*Form 2 for the allotments are not available.
#We have placed reliance on the disclosures made in the financial statements and statutory registers, to ascertain
the details of the issue of Equity Shares, the nature of allotment and the nature of consideration since resolutions
are neither available in the records of our Company, nor are they available in the records of the RoC, as certified
by M/s. N. K. Singhai & Associates, Company Secretaries, in the search report dated July 8, 2023. For further
information, please refer to risk factor “Our Company was incorporated in the year 1986 and certain documents
filed by us with the RoC and certain corporate records and other documents, are not traceable. While we have
conducted a search with the RoC, in respect of the availability of such forms and other records, we cannot assure
you that such forms or records will be available at all or any time in the future. ”” under section titled ‘Risk Factors’
on page 58.

(1) Allotment of 10 equity shares each to Rajan Meenathakonil Thomas and Sujatha R. Thomas as initial
subscribers to the MoA.

(2) Allotment of 10,490 equity shares to Sujatha R. Thomas and 94,490 equity shares to Rajan Meenathakonil
Thomas;

(3) Allotment of 67,500 equity shares to Rajan Meenathakonil Thomas, 5,000 equity shares to Rahul Rajan Jesu
Thomas, 17,500 equity shares to Elizabeth Lavanya Rajan Thomas and 5,000 equity shares to Margarette
Shwetha Thomas.

(4) Allotment of 160,000 equity shares to Rajan Meenathakonil Thomas, 45,000 equity shares to Sujatha R.
Thomas, 50,000 equity shares to Meenathakonil Thomas and 45,000 equity shares to Elizabeth Thomas.

(5) Allotment of 330,000 equity shares to Rajan Meenathakonil Thomas, 140,000 equity shares to Sujatha R.
Thomas, 20,000 equity shares to Rahul Rajan Jesu Thomas, 5,000 equity shares to Elizabeth Lavanya Rajan
Thomas and 5,000 equity shares to Margaratte Shwetha Thomas;

(6) Allotment of 350,000 equity shares to Rajan Meenathakonil Thomas and 150,000 equity shares to Sujatha R.
Thomas;

(7) Allotment of 392,400 equity shares to Rajan Meenathakonil Thomas, 300,000 equity shares to Accord Estates
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Private Limited, 2,400 equity shares to Rahul Rajan Jesu Thomas, 4,300 equity shares to Elizabeth Lavanya
Rajan Thomas and 900 equity shares to Margaratte Shwetha Thomas;

(8) Allotment of 250,000 equity shares to Rajan Meenathakonil Thomas and 100,000 equity shares to Sujatha R.
Thomas;

(9) Allotment of 570,000 equity shares to Rajan Meenathakonil Thomas and 330,000 equity shares to Sujatha R.
Thomas;

(10) Allotment of 200,000 equity shares to Rajan Meenathakonil Thomas;

(11) Allotment of 3,000,000 equity shares to Rajan Meenathakonil Thomas;

(12) Allotment of 8,184,600 equity shares to Rajan Meenathakonil Thomas, 1,163,250 equity shares to Sujatha R.
Thomas, 117,600 equity shares to Rahul Rajan Jesu Thomas, 22,950 equity shares to Elizabeth Lavanya
Rajan Thomas, 36,600 equity shares to Margarette Shwetha Thomas and 450,000 to Accord Estates Private
Limited.

2. Issue of Equity Shares for consideration other than cash or out of revaluation reserves

Except as set out below, our Company has not issued Equity Shares through bonus issue or for consideration other
than cash.

Date of Reason for No. of Equity Face value Issue price () Benefits
allotment Allotment Shares Allotted ) accrued to our

Company
October 21, Bonus issue in the 9,975,000 10 - -
2021 ratio of 1.5 Equity

Shares for every 1
Equity Share held
in our Company
(1) Allotment of 8,184,600 equity shares to Rajan Meenathakonil Thomas, 1,163,250 equity shares to Sujatha R.
Thomas, 117,600 equity shares to Rahul Rajan Jesu Thomas, 22,950 equity shares to Elizabeth Lavanya
Rajan Thomas, 36,600 equity shares to Margarette Shwetha Thomas and 450,000 to Accord Estates Private
Limited.

3. Our Company has not issued any Equity Shares out of its revaluation reserves since incorporation.

4. Our Company has not issued or allotted any Equity Shares pursuant to any schemes of arrangement approved
under Sections 391 to 394 of the erstwhile Companies Act, 1956 or Sections 230-234 of the Companies Act,
2013, as applicable.

5. All transactions in Equity Shares by our Promoter and members of our Promoter group between the date of
filing of this Draft Red Herring Prospectus and the date of closing of the Issue shall be reported to the Stock

Exchanges within 24 hours of such transactions.

6. Our Company has not issued any Equity Shares during the period of one year preceding the date of this Draft
Red Herring Prospectus:
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7. Shareholding Pattern of our Company

The table below presents the shareholding pattern of our Company as on the date of this Draft Red Herring Prospectus.

(A) Promoter and 6 33,249,800 - - 33,249,800 100 33,249,800 - 33,249,800 100 - 33,249,800 - - - - 33,249,800
Promoter
Group

(B) Public 1 200 - - 200 0 200 - 200 0 - 200 - - - - 200
©) Non - - - - - - - - - - - - - N - N R
Promoter-
Non Public
Cn Shares - - - - - - - - - - - - - - - - -
underlying
DRs
(C2) Shares held - - - - - - - - - - - - - N - N R
by Employee
Trusts
Total 7 33,250,000 -

33,250,000 100 33,250,000 - 33,250,000 100 - 33,250,000 - - - - 33,250,000
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8. Other details of Shareholding of our Company

(a) As on the date of the filing of this Draft Red Herring Prospectus, our Company has seven (7) holders of
Equity Shares.

(b) Set forth below is a list of Shareholders, holding 1% or more of the paid-up Equity Share capital of our
Company as on the date of filing of this Draft Red Herring Prospectus:

S.No.  Name of the Shareholder No. of Equity Shares Percentage of the pre-
held Issue  Equity Share
capital (%)

1. Rajan Meenathakonil Thomas 27,282,000 82.05
2. Sujatha R. Thomas 3,877,500 11.66
3. Rahul Rajan Jesu Thomas 392,000 1.18
4. Accord Estates Private Limited 1,500,000 4.51
Total 33,051,500 99.40

(c) Set forth below is a list of Shareholders, holding 1% or more of the paid-up Equity Share capital of our
Company as of ten days prior to filing this Draft Red Herring Prospectus:

S.No.  Name of the Shareholder No. of Equity Shares Percentage of the pre-
held Issue  Equity Share
capital (%)
1. Rajan Meenathakonil Thomas 27,282,000 82.05
2. Sujatha R. Thomas 3,877,500 11.66
3. Rahul Rajan Jesu Thomas 392,000 1.18
4. Accord Estates Private Limited 1,500,000 4.51
Total 33,051,500 99.40
(d) Set forth below is a list of Shareholders, holding 1% or more of the paid-up Equity Share capital of our
Company as of one year prior to filing this Draft Red Herring Prospectus:

S.No.  Name of the Shareholder No. of Equity Shares Percentage of the pre-
held Issue  Equity Share

Capital (%)
1. Rajan Meenathakonil Thomas 27,282,000 82.05
2. Sujatha R. Thomas 3,877,500 11.66
3. Rahul Rajan Jesu Thomas 392,000 1.18
4. Accord Estates Private Limited 1,500,000 4.51
Total 33,051,500 99.40

(e) Set forth below is a list of Shareholders, holding 1% or more of the paid-up Equity Share capital of our
Company as of two years prior to filing this Draft Red Herring Prospectus:

S.No.  Name of the Shareholder No. of Equity Shares Percentage of the pre-
held Issue  Equity Share
capital (%)

1. Rajan Meenathakonil Thomas 5,456,400 82.05
2. Sujatha R. Thomas 775,500 11.66
3. Rahul Rajan Jesu Thomas 78,400 1.18
4. Accord Estates Private Limited 300,000 4.51
Total 6,610,300 99.40

9. Except for Equity Shares pursuant to the Fresh Issue, our Company presently does not intend or propose to
alter its capital structure for a period of six months from the Bid/Issue Opening Date, by way of split or
consolidation of the denomination of Equity Shares, or by way of further issue of Equity Shares (including
issue of securities convertible into or exchangeable, directly or indirectly for Equity Shares), whether on a
preferential basis, or by way of issue of bonus Equity Shares, or on a rights basis, or by way of further public
issue of Equity Shares, or otherwise.
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10. There are no outstanding options or convertible securities, including any outstanding warrants or rights to
convert debentures, loans or other instruments convertible into our Equity Shares as on the date of this Draft

Red Herring Prospectus.

11. Details of acquisition of specified securities in the last three years

Except as disclosed below, none of the specified security were acquired in the last 3 years, by our Promoter

and members of our Promoter Group:

Sr. Name of the acquirer Date of acquisition No. of Equity Acquisition
No. of Equity Shares Shares price per
Equity Shares

1. Rajan Meenathakonil Thomas October 21, 2021 8,184,600 Nil*
2. Sujatha R. Thomas October 21, 2021 1,163,250 Nil*
3. Accord Estates Private Limited October 21, 2021 450,000 Nil*
4. Rahul Rajan Jesu Thomas October 21, 2021 117,600 Nil*
5. Elizabeth Lavanya Rajan Thomas  October 21, 2021 22,950 Nil*
6. Margarette Shwetha Thomas October 21, 2021 36,600 Nil*

*The acquisition price is NIL as the Equity Shares were allotted pursuant to bonus issue in the ratio of 1.5 Equity

Shares for every 1 Equity Share held in our Company.

12. Details of shareholding of our Promoter and members of our Promoter Group

a. As on the date of this Draft Red Herring Prospectus, our Promoter, in aggregate, holds 27,282,000 Equity
Shares, equivalent to 82.05% of the issued, subscribed and paid-up Equity Share capital of our Company, as

set forth in the table below.

S.  Name of Promoter Pre-lssue Equity Share capital  Post-1ssue Equity Share capital
N No. of Equity Percentage of No. of Equity % of total
0. Shares total Equity Shares* Equity Share
Share capital Capital*
(%)
A. Rajan Meenathakonil Thomas 27,282,000 82.05 [o] [o]

* Subject to finalisation of Basis of Allotment.

b. Build-up of our Promoter’s shareholding in our Company#

The build-up of the equity shareholding of our Promoter since incorporation of our Company, is set forth in the

table below.

Nature of Date of No. of Facevalue Issue Percentage Percentage
transaction allotment/transfer  Equity per price/ of the pre- of the post-
Shares Equity Transfer Issue Issue
Share X) price per capital capital

Equity (%) (Y™
Share (3)

Rajan Meenathakonil Thomas

Initial September 10, 1986 10 10 10 0.00 [e]

subscription to

the MOA

Further issue”™  November 18, 1986 94,490 10 10 0.28 [e]

Further issue”™  March 31, 1994 67,500 10 10 0.20 [e]

Further issue December 31, 1994 160,000 10 10 0.48 [o]

Further issue January 1, 1996 330,000 10 10 0.99 [e]

Further issue April 28, 1997 350,000 10 10 1.05 [o]

Further issue December 4, 1997 392,400 10 10 1.18 [o]

Further issue February 20, 1998 250,000 10 10 0.75 [e]

Further issue August 3, 1998 570,000 10 10 1.71 [o]
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Nature of
transaction

Date

allotment/transfer

No. of
Equity
Shares

Face value
per
Equity
Share ()

Issue
price/
Transfer
price per
Equity
Share (3)

(%)

Percentage
of the pre-
Issue
capital

Percentage
of the post-
Issue
capital
(Y™

Further issue

March 22, 1999

200,000

10

10

0.60

[e]

Transfer of
Equity Shares to
Gobind .
Samtani”

March 31, 1999

(10)

10

10

0.00

[e]

Transfer of
Equity Shares to
Margarette
Shwetha
Thomas”

March 31, 2003

(2,000)

10

10

(0.01)

[e]

Transfer of
Equity Shares to
Rahul Rajan
Jesu Thomas”

March 31, 2003

(1,000)

10

10

(0.01)

[e]

Transfer of
Equity  Shares
from Gobind J.
Samtani®

March 31, 2007

10

10

10

0.00

[e]

Transfer of
Equity  Shares
from Elizabeth
Lavanya Rajan
Thomas

January 10, 2018

45,000

10

47.11

0.14

[e]

Further issue

February 28, 2018

3,000,000

10

10

9.02

[e]

Bonus issue in
the ratio of 1.5
Equity  Shares
for every 1
Equity  Share
held in our
Company

October 21, 2021

8,184,600

10

24.62

[e]

Our Company
sub-divided
each Equity
Share of a face
value of X 10
each to one
Equity Share of
a face value of X
5 each

October 30, 2021

27,282,000

82.05

Total

27,282,000

82.05

[e]

ASubject to finalisation of Basis of Allotment.
*Form 2 for the allotments are not available.
#We have placed reliance on the disclosures made in the financial statements and statutory registers, to ascertain
the details of the issue of Equity Shares, the nature of allotment and the nature of consideration since the
resolutions for the relevant allotments and share transfer forms are neither available in the records of our
Company, nor available with respective holder of equity shares, nor are they available in the records of the RoC,
as certified by M/s. N. K. Singhai & Associates, Company Secretaries, in the search report dated July 8, 2023.
For further information, please refer to risk factor “Our Company was incorporated in the year1986 and certain
documents filed by us with the RoC and certain corporate records and other documents, are not traceable. While
we have conducted a search with the RoC, in respect of the availability of such forms and other records, we cannot
assure you that such forms or records will be available at all or any time in the future.” under section titled ‘Risk
Factors’ on page 29.
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c. All the Equity Shares held by our Promoter were fully paid-up on the respective dates of allotment or
acquisition of such Equity Shares.
d. None of the Equity Shares held by our Promoter are pledged or otherwise encumbered.
e. Other than as disclosed below, no member of our Promoter Group (other than our Promoter) hold Equity
Shares as on the date of filing of this Draft Red Herring Prospectus.
S.  Name of the Pre-Issue Post-Issue®
No Shareholder No. of Equity Percentage of total No. of Equity Percentage of total
Shares Shareholding (%)  Shares Shareholding (%)
1. Sujatha R. Thomas 3,877,500 11.66 [e] [e]
2 Rahul Rajan  Jesu 392,000 1.18 [eo] [eo]
Thomas
3. Elizabeth Lavanya 76,500 0.23 [®] [e]
Rajan Thomas
4.  Margarette Shwetha 121,800 0.37 [®] [e]
Thomas
Total 4,467,800 13.44 [e] [e]

ASubject to finalisation of Basis of Allotment.

f.

13.

a)

b)

All Equity Shares held by our Promoter and our Promoter Group are in dematerialized form as on the date of
filing of this Draft Red Herring Prospectus.

Except as set forth in “Capital Structure - Build-up of our Promoter’s shareholding in our Company”, none
of our Promoter, the members of our Promoter Group, our Directors and their relatives have purchased or
sold any securities of our Company during the period of six months immediately preceding the date of this
Draft Red Herring Prospectus.

There have been no financing arrangements whereby our Promoter, members of the Promoter Group, our
Directors and their relatives have financed the purchase by any other person of securities of our Company
during a period of six months immediately preceding the date of this Draft Red Herring Prospectus.

Details of Promoter’s contribution and lock-in for eighteen months

Pursuant to Regulations 14 and 16 of the SEBI ICDR Regulations, an aggregate of 20% of the fully diluted
post-Issue Equity Share capital of our Company held by our Promoter shall be locked in for a period of
eighteen months as minimum promoter’s contribution from the date of Allotment (“Promoter’s
Contribution”), and the Promoter’s shareholding in excess of 20% of the fully diluted post-Issue Equity
Share capital shall be locked-in for a period of six months from the date of Allotment.

Details of the Equity Shares to be locked-in for eighteen months from the date of Allotment as Promoter’s
Contribution are set forth in the table below.

Name of Date of Nature of No. of Face  Issue/ No. of Percentage Date
the allotment transaction Equity value acquisition Equity ofthe post- up to
Promoter of the Shares** () price per Shares Issue paid which

Equity Equity locked- up capital the

Shares Share (%) in* (%) Equity
Shares
are
subject
to lock-
in

[e] [e] [e] [e] [e] [e] [e] [e] [e]

* Subject to finalisation of Basis of Allotment.
** All the Equity Shares were fully paid-up on the respective dates of allotment or acquisition, as the case may
be, of such Equity Shares.

©)

Our Promoter has given his consent to include such number of Equity Shares held by him as may constitute
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20% of the fully diluted post-Issue Equity Share capital of our Company as Promoter’s Contribution. Our
Promoter has agreed not to sell, transfer, charge, pledge or otherwise encumber in any manner, the
Promoter’s Contribution from the date of filing this Draft Red Herring Prospectus, until the expiry of the
lock-in period specified above, or for such other time as required under SEBI ICDR Regulations, except as
may be permitted, in accordance with the SEBI ICDR Regulations.

d) Our Company undertakes that the Equity Shares that are being locked-in are not and will not be ineligible
for computation of Promoter’s Contribution in terms of Regulation 15 of the SEBI ICDR Regulations. In
this connection, we confirm the following:

i. The Equity Shares offered for Promoter’s Contribution do not comprise Equity Shares acquired in the
three immediately preceding years (a) for consideration other than cash involving revaluation of assets
or capitalisation of intangible assets; or (b) resulting from a bonus issue of Equity Shares out of
revaluation reserves or unrealised profits of our Company or from a bonus issuance of Equity Shares
against Equity Shares, which are otherwise ineligible for computation of Promoter’s Contribution;

il. The Promoter’s Contribution does not include any Equity Shares acquired during the immediately
preceding one year at a price lower than the price at which the Equity Shares are being offered to the
public in the Issue;

iil. Our Company has not been formed by the conversion of a partnership firm or a limited liability
partnership firm into a company and hence, no Equity Shares have been issued in the one year
immediately preceding the date of this Draft Red Herring Prospectus pursuant to conversion from a
partnership firm or a limited liability partnership firm; and

iv. The Equity Shares forming part of the Promoter’s Contribution are not subject to any pledge.
14. Details of Equity Shares locked- in for six months
In addition to the Promoter’s Contribution which will be locked in for 18 (eighteen) months, as specified above,
the entire pre-Issue Equity Share capital of our Company will be locked-in for a period of 6 (six) months from the
date of Allotment, in accordance with Regulations 16(b) and 17 of the SEBI ICDR Regulations.
15. Lock-in of Equity Shares Allotted to Anchor Investors
Any Equity Shares Allotted to Anchor Investors in the Anchor Investor Portion shall be locked in the following
manner:
e lock-in of 90 days on 50% of the Equity Shares Allotted to the Anchor Investors from the date of

Allotment; and

e lock-in of 30 days on the remaining 50% of the Equity Shares Allotted to the Anchor Investors from the
date of Allotment.

16. Recording on non-transferability of Equity Shares locked-in

As required under Regulation 20 of the SEBI ICDR Regulations, our Company shall ensure that the details of the
Equity Shares locked-in are recorded by the relevant Depository.

17. Other requirements in respect of lock-in

Pursuant to Regulation 21 of the SEBI ICDR Regulations, Equity Shares held by our Promoter and locked-in, as
mentioned above, may be pledged as collateral security for a loan with a scheduled commercial bank, a public
financial institution, Systemically Important Non-Banking Financial Company or a deposit accepting housing

finance company, subject to the following:

(a) With respect to the Equity Shares locked-in for six months from the date of Allotment, such pledge of the
Equity Shares must be one of the terms of the sanction of the loan.

(b) With respect to the Equity Shares locked-in as Promoter’s Contribution for eighteen months from the date
of Allotment, the loan must have been granted to our Company for the purpose of financing one or more of
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the objects of the Issue, which is not applicable in the context of this Issue.

However, the relevant lock-in period shall continue post the invocation of the pledge referenced above, and the
relevant transferee shall not be eligible to transfer to the Equity Shares till the relevant lock-in period has expired
in terms of the SEBI ICDR Regulations.

In terms of Regulation 22 of the SEBI ICDR Regulations, Equity Shares held by our Promoter and locked-in, may
be transferred to any member of our Promoter Group or a new promoter, subject to continuation of lock-in
applicable with the transferee for the remaining period and compliance with provisions of the Takeover
Regulations.

Further, in terms of Regulation 22 of the SEBI ICDR Regulations, Equity Shares held by persons other than our
Promoter prior to the Issue and locked-in for a period of six months, may be transferred to any other person
holding Equity Shares which are locked in along with the Equity Shares proposed to be transferred, subject to the
continuation of the lock in with the transferee and compliance with the provisions of the Takeover Regulations.

18. Our Company, our Directors and the BRLMs have no existing buyback arrangements and or any other similar
arrangements for the purchase of Equity Shares being offered through the Issue.

19. There are no partly paid-up Equity Shares as on the date of this Draft Red Herring Prospectus.

20. Except as disclosed in “Our Management” on page 228, none of our Directors or KMPs hold any Equity
Shares in our Company.

21. As on the date of this Draft Red Herring Prospectus, the BRLMs and their respective associates (as defined
in the Securities and Exchange Board of India (Merchant Bankers) Regulations, 1992 do not hold any Equity
Shares of our Company. The BRLMs and their affiliates may engage in the transactions with and perform
services for our Company in the ordinary course of business or may in the future engage in commercial
banking and investment banking transactions with our Company for which they may in the future receive
customary compensation.

22. There will be no further issue of Equity Shares whether by way of issue of bonus shares, preferential
allotment, rights issue or in any other manner during the period commencing from filing of this Draft Red
Herring Prospectus with SEBI until the Equity Shares are listed on the Stock Exchanges.

23. None of our Promoter or the members of our Promoter Group will participate in the Issue.

24. Our Company will ensure that there shall be only one denomination of the Equity Shares, unless otherwise
permitted by law.

25. No person connected with the Issue shall offer any incentive, whether direct or indirect, in any manner,
whether in cash or kind or otherwise, to any Bidder for making a Bid, except for fees or commission for
services rendered in relation to the Issue.

26. As on the date of this Draft Red Herring Prospectus, there is no Employee Stock Option Plan (“ESOP”) in

our Company. The Company may design a suitable ESOP Policy which will be approved by the Board of
Directors and Shareholders of the Company.
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OBJECTS OF THE ISSUE

The net proceeds of the Issue, i.e. gross proceeds of the Issue less the issue expenses to the extent applicable to
the Issue (“Net Proceeds”) are proposed to be utilised for the following objects:

1. Repayment/Prepayment of the aggregate outstanding borrowings of our Company and our Subsidiaries,
Accord Estates Private Limited and Iconic Property Developers Private Limited;

2. Acquisition of land or land development rights; and

3. General corporate purposes.

(collectively, referred to herein as the “Objects”)

In addition, we expect to achieve the benefits of listing of our Equity Shares on the Stock Exchanges.

The main objects and the objects incidental and ancillary to the main objects of our Memorandum of Association
enable our Company (i) to undertake our existing business activities; and (ii) to undertake activities for which
borrowings were availed and which are proposed to be repaid, prepaid or redeemed (earlier or scheduled) from
the Net Proceeds.

Net Proceeds

The details of the net proceeds of the Issue are summarized in the table below:

Particulars Amount (in ¥ million)
Gross proceeds from the Issue 4,000.00*
Less: Issue Expenses (only those apportioned to our [o]
Company)**

Net Proceeds*** [o]

*Subject to full subscription of the Issue component
**See “Objects of the Issue - Issue Related Expenses” on page 100.

***To be finalised upon determination of the Issue Price and updated in the Prospectus prior to filing with the

RoC.

Utilization of Net Proceeds

The Net Proceeds are proposed to be utilised in accordance with the details provided in the following table:

Particulars Amount (X in million)
Repayment/Prepayment of the aggregate outstanding borrowings of our Company and 2,850.00
our Subsidiaries, Accord Estates Private Limited and Iconic Property Developers
Private Limited
Acquisition of land or land development rights 350.00
General corporate purposes'" [e]
Total Net Proceeds [o]

(1) To be finalised upon determination of the Issue Price and updated in the Prospectus prior to filing with the
RoC. The amount utilised for general corporate purposes shall not exceed 25% of the Gross Proceeds from the

Issue.

Proposed schedule of Implementation and Utilisation of Net Proceeds

We propose to deploy the Net Proceeds for the aforesaid purposes in accordance with the estimated schedule of

implementation and deployment of funds set forth in the table below.

(In Z million)

Amount to be
deployed from the
Net Proceeds in
Fiscal 2024

S. Particulars Amount to be
No. funded from
Net Proceeds

Amount to be
deployed from the
Net Proceeds in
Fiscal 2025

1. Repayment/Prepayment of the 2,850.00 2,850.00
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aggregate outstanding borrowings of our
Company and our Subsidiary, Accord
Estates Private Limited and Iconic
Property Developers Private Limited

2. Acquisition of land or land development 350.00 225.00 125.00
rights

3. General corporate purposes™® [e] [e] [o]
Total Net Proceeds [e] [e] [o]

*To be finalised upon determination of the Issue Price and updated in the Prospectus prior to filing with the RoC.
The amount utilised for general corporate purposes shall not exceed 25% of the Gross Proceeds from the Issue.

Our fund requirements and proposed deployment of the Net Proceeds are based on our internal management
estimates as per our business plan based on current circumstances of our business prevailing market conditions,
and valid quotations received from third-party vendors, which are subject to change. Further, such fund
requirements and proposed deployment of funds have not been appraised by any bank or financial institution or
any other independent agency. We may need to revise our estimates from time to time in light of various factors
such as changes in costs, our financial condition, business and strategy or external circumstances such as market
conditions, the economic conditions, changing regulatory policies, prevailing competitive environment, interest
or exchange rate fluctuations, which may not be in our control. This may entail rescheduling the proposed
utilisation of the Net Proceeds and changing the allocation of funds from our planned allocation at the discretion
of our management, subject to compliance with applicable laws. In the event that the estimated utilization out of
the Net Proceeds in a Fiscal is not met (in part or full), such unutilised amount shall be utilised in the succeeding
Fiscal(s), as determined by our Company, in accordance with applicable law. This may entail rescheduling and
revising the planned expenditure and funding requirement and increasing or decreasing the expenditure for a
particular purpose from the planned expenditure at the discretion of our management, subject to compliance with
applicable law.

In case we require additional capital towards meeting the objects of the Issue, our Company may explore arrange
of options including utilising internal accruals and availing additional debt from existing and/or future lenders.
We believe that such alternate arrangements would be available to fund any such shortfalls. If the actual utilisation
towards any of the objects is lower than the proposed deployment, such balance will be used for funding future
growth opportunities, and/or towards funding any of the other existing objects (if required), and/or general
corporate purposes within the permissible limit in accordance with applicable law.

Means of finance

The fund requirements for all objects are proposed to be entirely out of the Net Proceeds and our internal accruals.
Accordingly, we confirm that there is no requirement to make firm arrangements of finance through verifiable
means towards at least 75% of the stated means of finance, excluding the amount to be raised through the Net
Proceeds and through existing identifiable internal accruals as required under Regulation 7(1)(e) the SEBI ICDR
Regulations.

Details of the Objects

1. Repayment/Prepayment of the aggregate outstanding borrowings of our Company and our
Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private Limited

Our Company and our Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private
Limited have in the ordinary course of business entered into various financing arrangements with banks and
financial institutions, which include term loans and working capital facilities, including fund based and non-fund-
based borrowings. As of May 31, 2023, the total outstanding consolidated borrowing of our Company is
6,040.29 million. For further details, see “Financial Indebtedness” on page 314. Our Company and our
Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private Limited propose to utilise
an amount of X 2,850.00 million from the Net Proceeds towards part or full repayment and/or pre-payment (earlier
or scheduled) of certain borrowings availed by our Company and our Subsidiaries, Accord Estates Private Limited
and Iconic Property Developers Private Limited.

Given the nature of these borrowings and the terms of repayment or prepayment, the aggregate outstanding

amounts under these borrowings may vary from time to time and our Company and our Subsidiaries, Accord
Estates Private Limited and Iconic Property Developers Private Limited may, in accordance with the relevant
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repayment schedule, levy of any prepayment penalties and the quantum thereof, repay or refinance some of their
existing borrowings or avail of additional credit facilities. In light of the above, at the time of filing the Red
Herring Prospectus, the table below shall be suitably updated to reflect the revised amounts or loans as the case
may be which have been availed by us. The selection of borrowings proposed to be prepaid, repaid (earlier or
scheduled) out of the borrowings provided above, shall be based on various factors including (i) any conditions
attached to the borrowings restricting our ability to prepay the borrowings and time taken to fulfil such
requirements, (ii) receipt of consents for prepayment or waiver from any conditions attached to such prepayment
from our respective lenders, (iii) terms and conditions of such consents and waivers, (iv) levy of any prepayment
penalties and the quantum thereof, (v) provisions of any law, rules, regulations governing such borrowings, and
(vi) other commercial considerations including, among others, the interest rate on the loan facility, the amount of
the loan outstanding and the remaining tenor of the loan. However, the aggregate amount to be utilised from the
Net Proceeds towards prepayment or repayment of borrowings (including refinanced or additional facilities
availed, if any), in part or full, of our Company and our Subsidiaries, Accord Estates Private Limited and Iconic
Property Developers Private Limited will not exceed X 2,850.00 million.

We believe that such repayment and/or pre-payment will help reduce our outstanding indebtedness on a
consolidated basis, reduce debt servicing costs, improve our debt to equity ratio and enable utilisation of our
accruals for further investment in our business growth and expansion. Additionally, we believe that the leverage
capacity of our Company and our Subsidiaries, Accord Estates Private Limited and Iconic Property Developers
Private Limited will improve our ability to raise further resources in the future to fund our potential business
development opportunities and plans to grow and expand our business.

The following table provides the details of certain outstanding borrowings availed of by our Company and our

Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private Limited, which are proposed
to be repaid or prepaid, in full or in part, from the Net Proceeds:
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Sr. Name of the Lender's/ | Description of Date of Name of Purpose of Amount Amount Amount Amount Rate of Interest | Tenure (From Repayment Prepayment [ Whether any
No. Borrower Debenture | facility/Nature Sanction Project Loan sanctioned | Repaid/ | outstanding | Proposed as on 31 May the date of Schedule Penalty (if Delay,
Holder’s of borrowing (In¥ Prepaid as of 31 to be 2023 first any) Defaults and
Name million) till 31 May 2023 repaid / disbursement) rescheduling
May- (In¥ prepaid /
2023 R million) out of Net Restructuring
In million Issue of borrowing
Proceeds
(InX
million)
1 Suraj Estate Piramal Term Loan* 14-August- Palette Part Financing | 1,030.00 276.82 623.58 390.00 17.00% 6 Years 3 Quarterly 2% of Loan *DCCO
Developers Capital and 2018 for Months* Instalments Amount extension of
Limited Housing Development starting from Prepaid 12 months has
Finance and February 2022 to been availed
Ltd* Refinancing November 2024 as per policy
of Loan of RBI
Term Loan* 14-August- Palette, Refinancing 620.00 468.30 199.95 150.00 19.55% 6 Years 3 Quarterly
2018 Gudekar of Loan Months* Instalments
House, Lucky starting from
Chawl, Mestry February 2022 to
House and November 2024
Ambavat
Bhavan
2 Suraj Estate IIFL Home Term Loan 31- Louisandra Refinancing 650.00 260.52 286.36 200.00 17.75% 5 Years Monthly 5% of Loan No
Developers Finance Ltd December- of Loan Instalments Amount
Limited 2019 starting from Prepaid
January 2022 to
December 2024
3 Suraj Estate Tata Capital Term Loan 20-June-2022 Vitalis Part Financing | 1,400.00 86.63 913.37 750.00 19.50% 5 years Monthly 3% of Loan No
Developers Housing for Instalments Amount
Limited Finance Ltd Development starting from Prepaid
of Project and June 2025 to
Refinancing May 2027
of Loan
4 Suraj Estate Saraswat Term Loan 01-March- Ave Maria & | Part Financing 100 16.37 83.63 50.00 15.00% 2 years 12 Monthly 2% of Loan No
Developers Co-Op Bank 2021 CCIL for Installment Amount
Limited Ltd Development Starting from Prepaid
of Project April-23 to
March-24
5 Suraj Estate Saraswat Term Loan 01- March - Ave Maria & | Part Financing 150 25.02 124.98 75.00 15.00% 2 years 12 Monthly 2% of Loan No
Developers Co-Op Bank 2021 CCIL for Installment Amount
Limited Ltd Development Starting from Prepaid
of Project Aug-23 to July-
24
6 Accord ITIFL Home Term Loan 31- Bandra Refinancing 750.00 235.65 525.52 400.00 19.25% 5 Years Monthly 5% of Loan No
Estates Private | Finance Ltd December- Project 1 of Loan Instalments Amount
Limited 2019 (C.T.S. No. starting from Prepaid
948-949, July 2022 to
Mount Mary, December 2024
Hill Road,
Bandra (W))
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Sr. Name of the Lender's/ | Description of Date of Name of Purpose of Amount Amount Amount Amount Rate of Interest | Tenure (From Repayment Prepayment [ Whether any
No. Borrower Debenture | facility/Nature Sanction Project Loan sanctioned | Repaid/ | outstanding | Proposed as on 31 May the date of Schedule Penalty (if Delay,
Holder’s of borrowing (In¥ Prepaid as of 31 to be 2023 first any) Defaults and
Name million) till 31 May 2023 repaid / disbursement) rescheduling
May- (In¥ prepaid /
2023 R million) out of Net Restructuring
In million Issue of borrowing
Proceeds
(InX
million)
7 Iconic India Secured Zero Part Financing | 1,950.00 1085.00 835.00 835.00 XIRR 0f20.50% 5 Years 30 Months 0.50% of the No
Property Housing Coupon Non- | 09-May-2019 Vitalis and for Moratorium with NCDs
Developers Fund C/o Convertible Final Plot No development Quarterly amount
Private IIFL Asset Debentures 426-B of Project Instalments prepaid
Limited Management Starting from
Limited December 2021
to June 2024.
Total 6,650.00 2,454.31 3,592.39 2850.00

(*Tenure extended by 1 Year on account of DCCO Extension from Piramal Capital & Housing Finance Limited as per policy of RBI)
In accordance with Clause 9(A)(2)(b) of Part A of Schedule V1 of the SEBI ICDR Regulations, the Company has obtained a certificate dated July 24, 2023 from the Statutory Auditors certifying that the borrowings have been utilised towards the purposes for
which such borrowings were availed by us.

# Also, the amount outstanding as of May 31, 2023 has been certified by the Statutory Auditors, by way of their certificate dated July 24, 2023.

In light of the COVID 19, our Company and/ or our Subsidiaries have availed moratorium offered by the banks to defer repayments
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In case we are unable to raise the Issue Proceeds till the due date for repayment of any of the above-mentioned portion of the
loans, the funds earmarked for such repayment that is 2,850.00 million from the Net Proceeds may be utilised for payment
of future instalments of the above-mentioned loan.

To the extent our Company deploys the Net Proceeds in our Subsidiaries, Accord Estates Private Limited and Iconic Property
Developers Private Limited, for the purpose of prepayment or repayment of all or a portion of the abovementioned
borrowings, it shall be in the form of equity or debt or in any other manner as may be mutually decided. The actual mode of
such deployment shall be finalized and updated before filing of the Red Herring Prospectus.

We and our Subsidiaries, Accord Estates Private Limited and Iconic Property Developers Private Limited have obtained
requisite approvals from lenders for the proposed issue.

We confirm that except for the moratorium availed by us, there have been no instances of delays, defaults and rescheduling
/ restructuring of our borrowings or loans.

2. Acquisition of land or land development rights

Our core business is residential real estate developments with a focus on value luxury and luxury segment. Currently, we
have residential projects in South Central Mumbai and adjoining areas. For details, see “Our Business” on page 177.”

The Indian real estate industry has gone through substantial changes in the last few years. With the advent of RERA and
subsequently the COVID-19 pandemic, participants in the industry have generally reviewed their existing business models
and been flexible to newer models. As part of our strategy, we intend to continue to acquire strategically located parcels of
land at competitive prices while ensuring a disciplined capital structure with the goal of maximizing returns and developing
a robust pipeline of projects which we finalise after thorough evaluation.

We propose to acquire land or land development rights primarily in MMR and propose to utilise an amount of X 350.00
million from the Net Proceeds towards such acquisition of land or land development rights. Costs of acquiring land or land
development rights will vary depending on various factors, such as, location of land in prime areas or otherwise, profile of
the population in the surrounding areas, type of project that can be developed, general economic conditions and the extent of
negotiations between us and the parties from whom we propose to acquire land. Further, besides the purchase price payable
for the acquisition of land, the cost of acquisition would include various other components, such as brokerage, cost of title
searches, stamp duty, taxes, legal fees, cost of conversion of the status of land and the cost of obtaining approvals. We use
different ways to acquire land. Land can be acquired through auctions in the market by bidding for the auction or directly
through negotiations with the seller. It can also be acquired through acquisition, joint ventures or joint development right
arrangements with companies that hold the land parcels. All these elements, would be a part of the cost of acquisition of land
or land development rights. Further, as referred to above, given our construction and marketing abilities together with our
strong brand recall, we may also consider acquiring companies or groups undergoing stress, which are unable to complete
the projects in a timely manner and/or have large contiguous land parcels where construction can begin quickly. In the event
that any acquisition of land is undertaken through subsidiaries or other forms of investments, the detailed terms and conditions
of such investments would be decided, from time to time, on a project-wise basis.

We are evaluating land and land development opportunities in Bandra (west) region to cater to the demand in the residential
Luxury Segment offering 2, 3 and 4 BHK apartments, whereas in the Dadar (west) and Mahim (west) micro market of the
SCM, we are evaluating land and land development opportunities to cater to the demand in the residential Value Luxury
Segment offering 1 and 2 BHK apartments.

As on the date of this Draft Red Herring Prospectus, we have not entered into any definitive agreements towards any future
acquisitions. For further information, see “Risk Factors- We have not entered into any definitive agreements to use a portion
of the proceeds of the Issue and may invest or spend the proceeds of the Issue in ways with which you may not agree” on
Page 37.

We intend to utilise the entire amount earmarked for the acquisition of land or land development rights from Fiscal 2024 to
Fiscal 2025, i.e. within a period of 24 months commencing from the date of receipt of the Net Proceeds by the Company. As
currently we have not identified the land which we propose to acquire, the proposed deployment of funds from Fiscal 2024
to Fiscal 2025 may vary from year to year. However, we anticipate that the entire amount would be utilised for the acquisition
of land or land development rights by Fiscal 2025. The process of acquisition of land or land development rights is a time
consuming process which requires exhaustive set of diligence procedures to assess the title and is influenced by other factors.

Further, in accordance with the SEBI Listing Regulations, our Company will disclose to the Stock Exchanges as and when
acquired, the cost of acquisition and other details such as nature of title or interest acquired in the land.

We undertake that post acquisition, the land will be free of all encumbrances and have clear title or the encumbrances, if any,

will be removed by undertaking negotiations and financial settlements (with parties holding pledge and in certain cases those
who may have encroached on the land).

The details of the property acquired by our Company in the last three years are as follows:
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Company Name FP no/ Project Date of Purchase Consideration (in X

million)
Iconic  Property Developers FP No 426B March 16, 2021 670.00
Private Limited
Suraj Estate Developers Limited FP No 606 December 10, 2021 66.00

We undertake that the land or land development rights proposed to be acquired from the proceeds of the Issue shall not be
acquired from the Promoter, Promoter Group entities, Group Companies, affiliates or any other related parties.

3. General Corporate Purposes

The Net Proceeds will first be utilised for the objects as set out above. Subject to this, our Company intends to deploy any
balance left out of the Net Proceeds towards our general corporate purposes. Our Company proposes to deploy the balance
Net Proceeds aggregating to X[e] million towards general corporate purposes, subject to such amount not exceeding 25% of
the Net Proceeds, in compliance with the SEBI ICDR Regulations.

Such general corporate purposes may include, but are not restricted to, the following:

a. meeting any expense of the Company, including salaries and wages, administration, insurance, repairs and maintenance,
payment of taxes and duties;

b. meeting expenses incurred in the ordinary course of business and towards any exigencies; and
c. any other purpose, as considered expedient.

The allocation or quantum of utilisation of funds towards the specific purposes described above will be determined by our
Board, based on our business requirements and other relevant considerations, from time to time. Our management, in
accordance with the policies of the Board, shall have the flexibility in utilising surplus amounts, if any.

Issue Related Expenses

The total expenses of the Issue are estimated to be approximately X [®] million. The expenses of this Issue include, among
others, listing fees, selling commission and brokerage, fees payable to the BRLMs, fees payable to legal counsel, fees payable
to the Registrar to the Issue, Escrow Collection Bank(s) and Sponsor Bank to the Issue, processing fee to the SCSBs for
processing application forms, brokerage and selling commission payable to members of the Syndicate, Registered Brokers,
RTAs and CDPs, printing and stationery expenses, advertising, marketing expenses and various certification/consulting fees
to various legal consultants and all other incidental and miscellaneous expenses for listing the Equity Shares on the Stock
Exchanges.

The processing fees for applications made by UPI Bidders using the UPI Mechanism may be released to the remitter banks
(SCSBs) only after such banks provide a written confirmation on compliance with SEBI Circular No:
SEBI/HO/CFD/DIL2/P/CIR/2021/570 dated June 02, 2021 read with SEBI Circular No:
SEBI/HO/CFD/DIL2/CIR/P/2021/2480/1/M dated March 16, 2021.

The estimated Issue expenses are as follows:
(< in million)

Activity Estimated As a% of the total estimated As a% of the
expenses* Issue expenses total Issue size
Fees payable to the BRLMs [®] [®] [e]

(including underwriting commission, brokerage
and selling commission, as applicable)
Fees payable to the Registrar to the Issue [®] [e] [e]

Fees payable to the other advisors to the Issue (fee [e] [e] [e]
payable to a chartered accountants appointed for

providing confirmations and certificates for the

purpose of the Issue; Anarock for preparing the

industry report commissioned by our Company,

Priyanka Rajaram Rahate, independent architect

for Architect Report and Little & Co., Advocates

& Solicitors for certifying the Completed,

Upcoming and ongoing, land reserves under the

master title certificate)

Commission/processing fee for SCSBs, Sponsor [o] [e] [®]
Bank and Bankers to the Issue. Brokerage and

selling commission and bidding charges or
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Activity Estimated As a% of the total estimated As a% of the

expenses* Issue expenses total Issue size
Members of the Syndicate, Registered Brokers,
RTAs and CDPs
Others [o] [e] [e]
a) Listing fees, SEBI filing fees, upload
fees, BSE & NSE processing fees, book
building software fees and other
regulatory expenses
b) Printing and stationery [o] [o] [e]
c) Advertising and marketing expenses [o] [o] [e]
d) Fees payable to legal counsel; and. [o] [o] [e]
e) Miscellaneous [o] [o] [e]
Total estimated Issue expenses [o] [o] [e]

* Issue expenses include goods and services tax, where applicable. Issue expenses will be incorporated at the time of fili
of the Prospectus upon determination of the Issue Price. Issue expenses are estimates and are subject to change.

>

g

Selling commission payable to the SCSBs_on the portion of Retail Individual Bidders, and Non-Institutional Bidders which
are directly procured by the SCSBs, would be as follows:

Portion for Retail Individual Bidders* [#]% of the Amount Allotted (plus applicable taxes)
Portion for Non-Institutional Bidders* [®]% of the Amount Allotted (plus applicable taxes)
*Amount Allotted is the product of the number of Equity Shares Allotted and the Issue Price.

No additional uploading / processing charge shall be payable to the SCSBs on the applications directly procured by them.

The Selling Commission payable to the SCSBs will be determined on the basis of the bidding terminal id as captured in the
bid book of BSE or NSE.

Processing fees payable to the SCSBs of Z/e] per valid application (plus applicable taxes) for processing the Bid cum
Application of Retail Individual Bidders and Non-Institutional Bidders procured from the Syndicate / Sub-Syndicate Members
/ Registered Brokers / RTAs / CDPs and submitted to SCSBs for blocking. SCSBs will be entitled to a processing fee of Z[e]
(plus applicable taxes), per valid ASBA Form.

For Syndicate (including their Sub-syndicate members), RTAs and CDPs

Brokerages, selling commission and processing / uploading charges on the portion for UPI Bidders (using the UPI
mechanism) and Non-Institutional Bidders which are procured by members of Syndicate (including their Sub-Syndicate
Members), RTAs and CDPs or for using 3-inl type accounts - linked online trading, demat & bank account provided by
some of the brokers which are members of Syndicate (including their Sub-Syndicate Members) would be as follows:

Portion for Retail Individual Bidders* [#]% of the Amount Allotted (plus applicable taxes)
Portion for Non-Institutional Bidders* [#]% of the Amount Allotted (plus applicable taxes)
*Amount Allotted is the product of the number of Equity Shares Allotted and the Issue Price.

The Selling Commission payable to the Syndicate / Sub-Syndicate Members will be determined:

i. For RIBs & NIBs (up to < 500,000) on the basis of the application form number/ series, provided that the application is
also bid by the respective Syndicate /Sub-Syndicate Member. For clarification, if a Syndicate ASBA application on the
application form number/ series of a Syndicate/ Sub-Syndicate Member, is bid by an SCSB, the selling commission will
be payable to the SCSB and not the Syndicate/ Sub-Syndicate Member.

ii.  For NIBs (Bids above Z500,000) on the basis of the Syndicate ASBA Form bearing SM Code & Sub-Syndicate Code of
the application form submitted to SCSBs for Blocking of the Fund and uploading on the exchanges platform by SCSBs.
For clarification, if a Syndicate ASBA application on the application form number / series of a Syndicate / Sub-Syndicate
Member, is bid by an SCSB, the selling commission will be payable to the Syndicate/ Sub Syndicate members and not
the SCSB.

The payment of Selling Commission payable to the sub-brokers / agents of Sub-Syndicate Members are to be handled directly
by the respective Sub-Syndicate Member.

The Selling Commission payable to the RTAs and CDPs will be determined on the basis of the bidding terminal id as captured
in the bid book of BSE or NSE.

Uploading Charges / Processing Charges of < /e//- valid application (plus applicable taxes) are applicable only in case of
bid uploaded by the members of the Syndicate, RTAs and CDPs:

o for applications made by Retail Individual Bidders using the UPI Mechanism
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Uploading Charges/ Processing Charges of < /e//- valid application (plus applicable taxes) are applicable only in case of
bid uploaded by the members of the Syndicate, RTAs and CDPs.

o for applications made by Retail Individual Bidders using 3-in-1 type accounts
e  for Non-Institutional Bidders using Syndicate ASBA mechanism/using 3-in-1 type accounts

The Bidding / uploading charges payable to the Syndicate / Sub-Syndicate Members, RTAs and CDPs will be determined on
the basis of the bidding terminal id as captured in the bid book of BSE or NSE

For Registered Brokers

Selling commission payable to the registered brokers on the portion for Retail Individual Bidders & Non- Institutional
Bidders which are directly procured by the Registered Brokers and submitted to SCSB for processing would be as follows:

Portion for Retail Individual Bidders* < [e] per valid Bid cum Application Form (plus
applicable taxes

Portion for Non-Institutional Bidders* < [e] per valid Bid cum Application Form (plus
applicable taxes

*For each valid application
For Sponsor Bank

Processing fees for applications made by UPI Bidders using the UPI mechanism will be

Sponsor Bank Z/e] per valid Bid cum Application Form (plus applicable taxes)

The Sponsor Bank shall be responsible for making payments to the third parties such
as remitter bank, NCPI and such other parties as required in connection with the
performance of its duties under the SEBI circulars, the Syndicate Agreement and other
applicable laws.

All such commissions and processing fees set above shall be paid as per the timelines in terms of the Syndicate Agreement
and Cash Escrow and Sponsor Bank Agreement

Pursuant to SEBI circular no. SEBI/HO/CFD/DIL2/P/CIR/2022/75 dated May 30, 2022, applications made using the ASBA
facility in initial public offerings (opening on or after September 1, 2022) shall be processed only after application monies
are blocked in the bank accounts of investors (all categories). Accordingly, Syndicate/ Sub-Syndicate Member shall not be
able to Bid Application Form above ¥ 5 lakhs and the same Bid Application Form need to be submitted to SCSB for Blocking
of the Fund and uploading on the Exchange Bidding Platform.

To identify bids submitted by Syndicate /Sub-Syndicate Member to SCSB a special Bid-cum-application Form with a heading
/ watermark “Syndicate ASBA” may be used by Syndicate/ Sub-Syndicate Member along with SM Code & Broker Code
mentioned on the Bid-cum Application Form to be eligible for Brokerage on allotment. However, such special Forms, if used
for Retail Bids and NIB bids upto < 5 lakhs will not be eligible for Brokerage.

The processing fees for applications made by UPI Bidders using the UPI Mechanism may be released to the remitter banks
(SCSBs) only after such banks provide a written confirmation on compliance with SEBI Circular No:
SEBI/HO/CFD/DIL2/P/CIR/2021/570 dated June 2, 2021 read with SEBI Circular No:
SEBI/HO/CFD/DIL2/CIR/P/2021/2480/1/M dated March 16, 2021, and such payment of processing fees to the SCSBs shall
be made in compliance with SEBI Circular No: SEBI/HO/CFD/DIL2/CIR/P/2022/51 dated April 20, 2022.

Interim Use of Funds

Pending utilisation for the purposes described above, we undertake to temporarily invest the funds from the Net Proceeds
only with scheduled commercial banks included in the second schedule to the Reserve Bank of India Act, 1934. In accordance
with Section 27 of the Companies Act 2013, our Company confirms that it shall not use the Net Proceeds for buying, trading
or otherwise dealing in shares of any other listed company or for any investment in the equity markets.

Bridge Loan

Our Company has not raised any bridge loans from any bank or financial institution as on the date of this Draft Red Herring
Prospectus, which are required to be repaid from the Net Proceeds.

Monitoring of Utilisation of Funds

In accordance with Regulation 41 of the SEBI ICDR Regulations, our Company will appoint a monitoring agency for
monitoring the utilisation of Issue Proceeds prior to filing of the Red Herring Prospectus with the RoC. Our Audit Committee
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and the monitoring agency will monitor the utilisation of the Issue Proceeds till utilization of the Issue Proceeds and submit
the report required under Regulation 41(2) of the SEBI ICDR Regulations.

Our Company will disclose the utilisation of the Issue Proceeds, including interim use, under a separate head in our balance
sheet for such financial years as required under applicable law, specifying the purposes for which the Issue Proceeds have
been utilised. Our Company will also, in its balance sheet for the applicable financial years, provide details, if any, in relation
to all such Issue Proceeds that have not been utilised, if any. Our Company will indicate investments, if any, of unutilised
Issue Proceeds in the balance sheet of our Company for the relevant fiscals subsequent to receipt of listing and trading
approvals from the Stock Exchanges.

Pursuant Regulation 18(3) and Regulation 32(3) to the SEBI Listing Regulations, our Company shall, on a quarterly basis,
disclose to the Audit Committee the uses and applications of the Issue Proceeds. The Audit Committee will make
recommendations to our Board for further action, if appropriate. On an annual basis, our Company shall prepare a statement
of funds utilised for purposes other than those stated in this Draft Red Herring Prospectus and place it before the Audit
Committee and make other disclosures as may be required until such time as the Issue Proceeds remain unutilised. Such
disclosure shall be made only until such time that all the Issue Proceeds have been utilised in full. The statement shall be
certified by the statutory auditor of our Company. Furthermore, in accordance with the Regulation 32(1) SEBI Listing
Regulations, our Company shall furnish to the Stock Exchanges, on a quarterly basis, a statement indicating (a) deviations,
if any, in the actual utilisation of the proceeds of the Issue from the Objects; and (b) details of category wise variations in the
actual utilisation of the proceeds of the Issue from the Objects. This information will also be published in newspapers
simultaneously with the interim or annual financial results and explanation for such variation (if any) will be included in our
Director’s report, after placing the same before the Audit Committee. Further, our Company will also submit to the stock
exchange(s) any comments or report received from the monitoring agency within forty-five days from the end of each quarter
and the monitoring report of such agency shall be placed before the audit committee on an annual basis.

The standalone financials of our Subsidiaries for Financial Years 2023, 2022 and 2021 have been uploaded on the website
of the Company at https://surajestate.com/investor-corner/.

For information relating to the financial indebtedness of our Subsidiaries, please see “Financial Indebtedness” on page 314.

For information relating to the business being conducted and sources of revenue of our Subsidiaries, please see “Our
Subsidiaries — Business and sources of revenue” on page 221.

Variation in Objects of the Issue

In accordance with Sections 13(8) and 27 of the Companies Act, 2013, our Company shall not vary the Objects of the Issue
unless our Company is authorised to do so by way of a special resolution passed in a general meeting of its Shareholders or
through a postal ballot and such variation will be in accordance with the applicable laws including the Companies Act, 2013
and the SEBI ICDR Regulations. In addition, the notice issued to the Shareholders in relation to the passing of such special
resolution shall specify the prescribed details and be published in accordance with the Companies Act, 2013. The Postal
Ballot Notice shall simultaneously be published in the newspapers, one in English and one in Marathi, the vernacular language
of the jurisdiction where our Registered Office is situated. Our Promoter will be required to provide an exit opportunity to
such Shareholders who do not agree to the above stated proposal to vary the objects, at a price and in such manner as may be
prescribed in Regulation 59 and Schedule XX of the SEBI ICDR Regulations and other applicable law.

Appraising Entity
None of the above objects of the Issue have been appraised by any bank or financial institution.
Other Confirmations

No part of the Net Proceeds will be paid to our Promoter, members of the Promoter Group, Directors, our Key Managerial
Personnel or Senior Management, except in the ordinary course of business and in compliance with applicable law.

There are no existing or anticipated transactions in relation to the utilisation of the Net Proceeds entered into or to be entered
into by our Company with our Promoter, Promoter Group, Directors and/or Key Managerial Personnel or Senior
Management. Our Company has not entered into nor has planned to enter into any arrangement/ agreements with our
Directors and our Key Management Personnel or Senior Management in relation to the utilisation of the Net Proceeds of the
Issue.

Net proceeds from the Issue, utilized for repayment of borrowings/loans are not being directly/ indirectly routed to promoters,
promoter group, person in control, directors, group companies, and associates, if any.
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BASIS FOR ISSUE PRICE

The Price Band, Floor Price and Issue Price will be determined by our Company in consultation with the BRLMSs, on the
basis of assessment of market demand for the Equity Shares issued through the Book Building Process and on the basis of
quantitative and qualitative factors as described below. The face value of the Equity Shares is X 5 each and the Issue Price is
[e] times the Floor Price and [e] times the Cap Price. The financial information included herein is derived from our Restated
Consolidated Financial Statements. Investors should also see the sections entitled “Our Business”, “Risk Factors” and
“Financial Information”on pages 177, 29, and 254, respectively, to have an informed view before making an investment
decision.

Quialitative Factors
We believe the following business strengths allow us to successfully compete in the industry:

e We have established brand with a long standing presence in Value Luxury Segment and Luxury Segment in the
residential real estate market of South Central Mumbai region;

e  We have diversified portfolio encompassing product offerings across various price points in value luxury and luxury
segments;

e  We have expertise in tenant settlement in the redevelopment projects in residential sub-markets of Mahim, Matunga,

Dadar, Prabhadevi, and Parel;
e  Our marketing and sales strategies
e  We have an experienced promoter and management team with our Chairperson and Managing Director who is also
our Promoter, having over thirty six (36) years of experience in various aspects of real estate business.
For details, please see the section entitled “Our Business — Competitive Strengths” on page 181.
Quantitative Factors

Some of the information presented in this chapter is derived from the Restated Consolidated Financial Statements. For further
information, please see the section entitled “Financial Information” on page 254.

Some of the quantitative factors which may form the basis for computing the Issue Price are as follows:

1. Basic and Diluted Earnings per Share

Fiscal / period ended Basic EPS (%) Diluted EPS () Weight
March 31, 2023 10.10 10.10 3
March 31, 2022 8.35 8.35 2
March 31, 2021 1.98 1.98 1
Weighted Average 8.16 8.16

Weighted average = Aggregate of year-wise weighted EPS divided by the aggregate of weights i.e. (EPS x Weight) for each
year/total of weights.

Basic EPS = Net Profit after tax, as restated, attributable to equity shareholders divided by weighted average no. of equity
shares outstanding during the year/ period

Diluted EPS = Net Profit after tax, as restated, attributable to equity shareholders divided by weighted average no. of diluted
equity shares outstanding during the year/ period

Notes:

1. Basic and diluted earnings per share are computed in accordance with Indian Accounting Standard 33 ‘Earnings
per Share’, notified accounting standard by the Companies (Indian Accounting Standards) Rules of 2015 (as
amended).

2. Weighted average number of shares is the number of Equity Shares outstanding at the beginning of the period
adjusted by the number of shares issued during the period multiplied by the time weighting factor. The time
weighting factor is the number of days for which the specific shares are outstanding as a proportion of total number
of days during the period.

The above statement should be read with significant accounting policies and notes on Restated Consolidated Financial
Statements as appearing in the Restated Consolidated Financial Statements.

2. Price/Earning (“P/E”) Ratio in relation to the Price Band of ¥ [e] to ¥ [e] per Equity Share:

Particulars P/E at Floor Price (no. of P/E at Cap Price
times) (no. of times)
Based on basic EPS of X 10.10 as per the Restated Consolidated [o] [e]
Financial Statements for the year ended March 31, 2023
Based on diluted EPS of ¥ 10.10 as per the Restated Consolidated [o] [e]
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3.

Particulars P/E at Floor Price (no. of P/E at Cap Price
times) (no. of times)
Financial Statements for the year ended March 31, 2023
Industry Peer Group P/E ratio
Our Company is in the construction and development industry.
. P/E
PRSI (number of times)
Highest 3,724.50
Lowest (25.85)
Average 557.22

Note:

The industry high and low has been considered from the industry peer set provided later in this chapter. The industry
composite has been calculated as the arithmetic average of P/E for industry peer set disclosed in this section. For further
details, see Comparison of Accounting Ratios with listed industry peers” on page 105. All the financial information for listed
industry peers mentioned above is sourced from the audited financial statements of the relevant companies for Fiscal 2022,
as available on website of stock exchanges.

Return on Net Worth (“RoNW?”)

Fiscal/period ended RoNW (%) Weight
March 31, 2023 58.18 3
March 31, 2022 77.22 2
March 31, 2021 23.62 1
Weighted Average 58.77 -

Note:

Return on Net Worth (%) = Net Profit after tax attributable to owners of the Company, as restated for the end of the year/
by avaerage Net worth

“Net Worth” under Ind-As: Net worth has been defined as the aggregate value of the paid-up share capital and all reserves
created out of the profits and securities premium account and debit or credit balance of profit and loss account, after
deducting the aggregate value of the accumulated losses, deferred expenditure and miscellaneous expenditure not written
off, as per the audited balance sheet, but does not include reserves created out of revaluation of assets, write-back of
depreciation and amalgamation as on March 31, 2021;2022 and 2023, in accordance with Regulation 2(1)(hh) of the SEBI
ICDR Regulations The Weighted Average Return on Net Worth is a product of Return on Net Worth and respective assigned
weight, dividing the resultant by total aggregate weight.

Net Asset Value (“NAV”)

Net Asset Value per Equity Share (€3)

As on March 31, 2023 22.49

After the Issue

-At the Floor Price [e]

-At the Cap Price [e]

-At the Issue Price [e]
Notes:

Net Asset Value per share = Net Worth at the end of the year/period divided by total number of equity shares outstanding at
the end of year/ period

“Net Worth” under Ind-As: Net worth has been defined as the aggregate value of the paid-up share capital and all reserves
created out of the profits and securities premium account and debit or credit balance of profit and loss account, after
deducting the aggregate value of the accumulated losses, deferred expenditure and miscellaneous expenditure not written
off, as per the audited balance sheet, but does not include reserves created out of revaluation of assets, write-back of
depreciation and amalgamation as on March 31, 2021; 2022 and 2023, in accordance with Regulation 2(1)(hh) of the SEBI
ICDR Regulations.

6. Comparison of accounting ratios with listed industry peers

Name of the | Consolidated/ | Face | Closing Total EPS (3 NAV®@ | P/E® | RoONW®
company Standalone value | priceon | Revenue | Basic(1) | Diluted® | (% per (%)
R per | July 19, (in% share)
share) | 2023 ) | million)
Company” Consolidated 5 [e]| 3,057.44 10.10 10.10 22.49 [e] 58.18
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Oberoi  Realty
Limited

Consolidated

10

1070.55

41,925.82

52.38

52.38 | 335.81

20.44

16.83

Sunteck Realty
Limited

Consolidated

372.45

3,624.37

0.10

0.10 | 198.45

3724.50

0.62

Keystone
Realtors Limited

Consolidated

10

610.35

6,856.60

7.67

7.67 | 146.59

79.58

6.29

Shriram
Properties
Limited

Consolidated

10

66.05

6,744.03

3.88

3.88 70.58

17.02

5.63

Mahindra
Lifespace
Developers
Limited

Consolidated

10

484.85

6,066.10

6.56

6.56 116.75

73.91

5.64

D B Realty
Limited

Consolidated

10

76

6,982.40

(2.94)

(2.94) | 60.69

(25.85)

(5.93)

Hubtown
Limited

Consolidated

10

45.48

3,190.90

4.16

4.16 171.03

10.93

2.03

Source: All the financial information for listed industry peer mentioned above is on a consolidated basis and is sourced from
the annual audited financial results of the listed peer for the year ended March 31, 2023.

(1) For listed peer - sourced from the annual audited financial results of the listed peer for the year ended March 31, 2023.
(2) For listed peer, Net Asset Value (NAV) is computed as equity attributable to owners (total equity) divided by the number
of equity shares outstanding at the end of the year.

(3) For listed peer, P/E Ratio has been computed based on the closing market price of equity shares on the website of BSE
as of July 19, 2023, divided by the Basic EPS provided under Note 1 above.

(4) For listed peer, return on Net Worth for equity shareholders (%) (RONW) = Profit for the year divided by total average
equity.

#Source for our Company: Based on the Restated Financial Information for the year ended March 31, 2023.

7. Key Performance Indicators (“KPIs”)

In evaluating our business, we consider and use certain KPIs, as disclosed below which have been used historically by our
Company to review and analyse the business performance, which help us in analysing the growth of our business. The Bidders
can refer to the below-mentioned KPIs to make an assessment of our Company’s performance and make an informed decision.
These KPIs have limitations as analytical tools. Further, these KPIs may differ from the similar information used by other
companies and hence their comparability may be limited. Therefore, these metrics should not be considered in isolation or
construed as an alternative to Ind AS measures of performance or as an indicator of our operating performance, liquidity or
results of operation. Although these KPIs are not a measure of performance calculated in accordance with applicable
accounting standards, our Company’s management believes that it provides an additional tool for investors to use in
evaluating our ongoing operating results and trends because it provides consistency and comparability with past financial
performance, when taken collectively with financial measures prepared in accordance with Ind AS. Investors are encouraged
to review the Ind AS financial measures and to not rely on any single financial or operational metric to evaluate our business.
The tables below set forth the details of our KPIs that our Company considers have a bearing for arriving at the basis for
Issue Price.

Our Company considers the following KPIs to have a bearing for arriving at the basis for the Issue Price The table below
also sets forth a brief explanation of and the importance of these KPIs for our business and operations, along with details of

KPIs as at and for the financial years ended March 31 2023, March 31, 2022 and March 31, 2021:

(In Z million, except for percentage)

Particulars For the year ended For the year ended For the year ended
March 31, 2023 March 31, 2022 March 31, 2021
Revenue from operations(" 3,057.44 2,727.18 2,399.87
EBITDA® 1,510.03 1,317.33 866.29
EBITDA margin as of revenue from 49.39 48.30 36.10
operations (%)®
PAT® 320.64 265.04 62.77
PAT Margin (%) 10.49 9.72 2.62
Net Debt® 5,650.73 6,145.62 5,796.25
Total Equity” 713.92 391.63 291.47
Inventories® 6,522.70 6,209.75 5,652.80
Trade Receivables 1,130.45 932.31 806.65
ROE (%)% 58.18 77.22 23.62
ROCE (%)1" 21.93 19.42 14.51
Notes:
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1) Revenue from Operations: This represents the income generated by our Company from its core operating operation.

2) EBITDA: calculated as restated profit/(loss) before tax, plus interest, depreciation & amortization expense, less other
Income. This gives information regarding the operating profits generated by our Company in comparison to the revenue
from operations of our Company.

3) EBITDA Margin (in %): calculated as the percentage of EBITDA during a given year/period divided by revenue from
operations. This gives information regarding operating efficiency of our Company.

4) Profit after tax and non-controlling interest: This gives information regarding the overall profitability of our Company.

5) PAT Margin (in %): calculated as the restated profit after tax and non-controlling interest attributable to equity
shareholders of our Company divided by the revenue from operations. This gives information regarding the overall
profitability of our Company in comparison to revenue from operations of our Company.

6) Netdebt: calculated as Non-current borrowing plus current borrowing less Cash & Cash Equivalent and Bank Balance.
This gives information regarding the overall debt of our Company.

7) Total Equity: This represents the aggregate value of equity share capital and the other equity This gives information
regarding total value created by the entity and provides a snapshot of current financial position of the entity.

8) Inventories: This represents closing balance of construction work -in-progress of respective projects.
9) Trade Receivables: This represents amount receivable on sale of inventories.

10) Return on Capital Employed (ROCE): Calculated as earnings before Interest and tax for the year/period excluding other
income divided by Average Capital Employed (Total Assets — Current Liability excluding short terms borrowings).

11) Return on Equity (ROE): calculated as Profit After Tax for the year/period attributable to shareholders divided by
Average Equity Shareholders Fund.

All the KPIs disclosed above have been approved by the Audit Committee pursuant to resolution dated July 24, 2023. The
Audit Committee has confirmed and taken on record that: (a) no KPIs have been shared by our Company with any investors
in the last three financial years prior to filing of this Draft Red Herring Prospectus, and (b) verified details of the
aforementioned KPIs have been included in this section. Further, the KPIs herein have been certified by M/s. Bhuwania &
Agrawal Associates, Chartered Accountants, Statutory Auditors by their certificate dated July 24, 2023.

We have described and defined all above KPIs, wherever applicable, in “Definitions and Abbreviations” section beginning
on page 1. For details of other financial and operating metrics disclosed elsewhere in this Draft Red Herring Prospectus, see
“Our Business” and “Basis of Issue Price” “Management’s Discussion and Analysis of Financial Condition and Results of
Operations” on pages 177, 104 and 325, respectively.

Our Company confirms that it shall continue to disclose all the KPIs included in this section titled, “Basis for Issue Price”,
on a periodic basis, at least once in a year (or for any lesser period as determined by the Board of our Company), for a duration
of one year after the date of listing of the Equity Shares on the Stock Exchanges or such period as may be required under the
SEBI ICDR Regulations.

Comparison of KPIs based on additions or dispositions by our Company

Set forth below are details of material additions/ acquisitions made by our Company, as considered by our Company in the
meeting of board dated July 11, 2023, during the last three Financial Years ended March 31, 2023, March 31, 2022, March
31, 2021 along with the comparison of KPIs over time from the period of undertaking such material acquisitions until the
last completed financial year.

The details of companies acquired by our Company during the last three Financial Years ended March 31, 2023, March 31,
2022, March 31, 2021:
(In Z million, except percentages)

Name of Date of Financial year in Number of % of equity Consideration
company acquisition/ which tranches of equity shares of | capital paid
acquired controlling consideration was the company acquired

interest paid acquired
Skyline Realty July 12,2019 2019-2020 19,000 90% 47.50
Private Limited
Iconic Property October 27, 2021 2021-2022 10,000 100% 0.10
Developers
Private Limited
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Name of Date of Financial year in Number of % of equity Consideration
company acquisition/ which tranches of equity shares of | capital paid
acquired controlling consideration was the company acquired

interest paid acquired
Accord Estates October 27, 2021 2021-2022 1,89,000 62.99% 154.04
Private Limited
Uditi Premises October 27, 2021 NA* NA* 98.52% NA*
Private Limited

*On October 27, 2021, our Company acquired “controlling interest” in Accord Estates Private Limited by virtue of
acquisition, Uditi Premises Private Limited became step-down subsidiary of our Company.
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Comparison of KPIs over time from the period/year of undertaking such material acquisition until the last completed financial year:
(In ¥ million, except percentages)

KPIs as at/ for the completed fiscal year when acquired
Name of company Financial Year | Revenue from | EBITDA | EBITDA | PAT PAT Net Debt Total Inventories | Trade | ROE ROCE
acquired As at operations Margin Margin Equity Receiv | (%0) (%)

(%) (%) ables

Skyline Realty 31.03.2023 220.72 52.32 23.71 10.12 4.59 161.70 135.80 75.99 83.11 7.75 16.26
Private Limited
Iconic Property 31.03.2023 0.00 (1.46) 0.00 (3.94) 0.00 889.48 (8.18) 818.89 0.00 0.00 0.00
Developers Private
Limited
Accord Estates 31.03.2023 344.09 86.34 25.09 (59.62) 0.00 1,306.64 59.59 1,150.77 | 136.37 0.00 6.24
Private Limited
Uditi Premises 31.03.2023 0.00 0.17 0.00 (0.14) 0.00 2.63 (0.79) 39.46 0.00 0.00 0.00
Private Limited

* In case of EBITDA Margin (%), PAT Margin (%), ROCE (%) and ROE (%) being negative then not shown in above table.

The above financial information with respect to Skyline Realty Private Limited, Iconic Property Developers Private Limited, Accord Estates Private Limited and Uditi Premises Private Limited
has been extracted from the audited financial statements for the relevant year and may not be comparable to the Restated Consolidated Financial Information. The above has been provided for
the limited purpose of explaining the changes in the aforementioned KPIs over time due to the acquisitions. For further details, please see the audited financial statements of our Subsidiaries for
the said financial year.

Notes:

1) Revenue from Operations: This represents the income generated by our Company from its core operating operation.

2) EBITDA: calculated as restated profit/(loss) before tax, plus interest and depreciation & amortization expense, less other Income. This gives information regarding the operating profits
generated by our Company in comparison to the revenue from operations of our Company.

3) EBITDA Margin (in %): calculated as the percentage of EBITDA during a given year/period divided by Revenue from Operations. This gives information regarding operating efficiency of
our Company.

4) Profit after tax and non-controlling interest: This gives information regarding the overall profitability of our Company.

5) PAT Margin (in %): calculated as the restated profit after tax and non-controlling interest attributable to equity shareholders of our Company divided by the Revenue from Operations. This
gives information regarding the overall profitability of our Company in comparison to Revenue from Operations of our Company.

6) Net debt: calculated as Non-current borrowing plus current borrowing less Cash & Cash Equivalent and Bank Balance. This gives information regarding the overall debt of our Company.
7) Total Equity: This represents the aggregate value of equity share capital and the other equity This gives information regarding total value created by the entity and provides a snapshot of
current financial position of the entity.

8) Inventories: This represents closing balance of construction work -in-progress of respective projects.

9) Trade Receivables: This represents amount receivable on sale of inventories.

10) Return on Capital Employed (ROCE): Calculated as earnings before Interest and tax for the year/period excluding other income divided by Average Capital Employed (Total Assets —
Current Liability excluding short terms borrowings)

11) Return on Equity (ROE): calculated as Profit After Tax for the year/period attributable to shareholders divided by Average Equity Shareholders Fund

Notes:

The above financial information with respect to Accord Estates Private Limited, Iconic Property Developers Private Limited, Skyline Realty Private Limited and Uditi Premises Private Limited
has been extracted from the audited financial statements for the relevant year and may not be comparable to the Restated Consolidated Financial Information. The above has been provided for
the limited purpose of explaining the changes in the aforementioned KPIs over time due to the acquisitions. For further details, please see the audited financial statements of our Subsidiaries
for the Financial Years ended March 31, 2023, March 31, 2022, and March 31, 2021 and the reports thereon are available at www.surajestate.com.
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Comparison of KPIs with listed industry peers

SR Listed Peers Revenue
from EBITDA | EBITDA PAT PAT % | NetDebt | Total Equity | Inventories UTEEs ReC= | xels
o ti ) Receivables % %
peration
Oberoi Realty 41,925.82 23,320.65 55.62 19,045.47 45.43 34,311.71 1,22,101.20 85,430.95 10,983.09 15.31 16.83
1 | Limited
Sunteck Realty 3,624.47 711.80 19.64 14.09 0.39 5,271.96 27,878.56 57,251.16 1,496.17 1.75 0.62
2 | Limited
Keystone Realtors 6856.6 1,090.80 15.91 795.00 11.59 6,119.40 16,867.30 25,703.50 616.40 3.71 6.11
3 | Limited
Shriram Properties 6,744.03 462.13 6.85 682.50 10.12 5,267.81 11,998.37 22,208.05 788.00 2.17 5.85
4 | Limited
Mahindra Lifespace 6,066.10 758.24 12.50 1,028.30 16.95 1,876.92 18,059.32 20,975.77 1,290.96 3.03 5.72
5 | Developers Limited
6 | D B Realty Limited 6982396 |  (1,147.12) (16.43) (900.07) (12.89) | 26,043.43 20,697.46 25,821.95 685.52 (2.27) | (4.47)
7 | Hubtown Limited 3,190.90 742.80 23.28 262.80 8.24 7,993.40 13,287.40 20,141.30 2,025.00 3.30 2.03

* In case of EBITDA Margin (%), PAT Margin (%), ROCE (%) and ROE (%) being negative then not shown in above table.
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Weighted average cost of acquisition, Floor price and Cap Price

a)

b)

c)

Price per share of our Company based on the primary/ new issue of shares (equity / convertible securities)

There has been no issuance of Equity Shares or convertible securities excluding shares issued under
ESOP/ESOS and issuance of bonus shares during the 18 months preceding the date of this Draft Red Herring
Prospectus, where such issuance is equal to or more than 5% of the fully diluted paid-up share capital of our
Company (calculated based on the pre-Issue capital before such transaction(s) and excluding employee stock
options granted but not vested, as applicable), in a single transaction or multiple transactions combined
together over a span of 30 days.

Price per share of our Company based on the secondary sale / acquisition of shares (equity / convertible
securities)

There have been no secondary sale/ acquisitions of Equity Shares or any convertible securities, where the
Promoter, members of the Promoter Group are a party to the transaction, during the 18 months preceding the
date of this Draft Red Herring Prospectus, where either acquisition or sale is equal to or more than 5% of the
fully diluted paid up share capital of our Company (calculated based on the pre-Issue capital before such
transaction/s and excluding ESOPs granted but not vested), in a single transaction or multiple transactions
combined together over a span of rolling 30 days.

For the purpose of disclosure under part (a) and (b) above, ‘primary transaction’ refers to a primary issue
of Equity Shares or securities convertible into Equity Shares, excluding shares issued under a bonus issuance
and sub-division of shares and ‘secondary transactions’ refer to any secondary sale or acquisition of Equity
Securities (excluding gifts).

Primary and secondary transactions in the last three years preceding the date of this Draft Red Herring
Prospectus

Since there are no such transactions to report to under (a) and (b) therefore, information for the last 5 primary
or secondary transactions (secondary transactions where Promoter / Promoter Group entities or sharcholder(s)
having the right to nominate director(s) in the Board of our Company, are a party to the transaction), not older
than 3 years prior to the date of this Draft Red Herring Prospectus irrespective of the size of transactions, is
as below:
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Primary transactions:
Except as disclosed below, there have been no primary transactions in the last three years preceding the date of this Draft Red Herring Prospectus:

Date of | Number of equity | Adjusted Nos of | Face value | Adjusted Issue Adjusted Issue | Nature of | Nature of | Total
allotment shares allotted equity shares | ) Face value | Price Price consideration allotment consideration
allotted (A) ®) ® ® (in ¥ million)
(B)
NA NA NA NA NA NA NA NA NA NA
Total | NA NA
Weighted average cost of acquisition [(B)/(A)] NA

Certified by M/s. Bhuwania & Agrawal Associates, Chartered Accountants, Statutory Auditors by their certificate dated July 24, 2023.

Secondary acquisition

Except as disclosed below, there have been no secondary transactions by our Promoter, members of the Promoter Group, are a party to the transaction, in the last three years
preceding the date of this Draft Red Herring Prospectus.

Date of | Name of | Name  of | Nos of | Adjusted | Face | Adjusted | Transfer | Adjusted | Nature of | Nature of | Total
Transfer Transferor | Transferee | equity Nos  of | value | Face Price Transfer | consideration | allotment | consideration
shares equity ® Value Price (in X million)
transferred | shares Q)* €3) (B)
Transfer
(A)
11.10.2021 | Margarette Lovell Zahir | 100 200 10.00 | 5.00 NIL Gift Transfer NIL
Shwetha Attari
Thomas
Total | 200 NIL
Weighted average cost of acquisition [(B)/(A)] NIL

*The Company had sub-divided the equity shares of face value of ¥10 each into Equity Shares of face value of ¥ 5 each on October 30, 2021 and the effect of same has been

given.

Certified by M/s. Bhuwania & Agrawal Associates, Chartered Accountants, Statutory Auditors by their certificate dated July 24, 2023.
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d) Weighted average cost of acquisition, Floor price and Cap Price

Weighted average
Types of transactions cost of acquisition (%
per Equity Share)

Floor price* | Cap price*
(i.e. T [o]) (i.e. X [o])

Weighted average cost of acquisition for last 18
months for primary / new issue of shares (equity/
convertible securities), excluding shares issued under
an employee stock option plan/employee stock option
scheme and issuance of bonus shares, during the 18
months preceding the date of filing of the Draft Red
Herring Prospectus, where such issuance is equal to
or more than five per cent of the fully diluted paid-up
share capital of the Company (calculated based on the
pre-issue capital before such transaction/s and
excluding employee stock options granted but not
vested), in a single transaction or multiple
transactions combined together over a span of rolling
30 days

Weighted average cost of acquisition for last 18
months for secondary sale/ acquisition of shares
equity/convertible securities), where promoter/
promoter group entities or Selling Shareholders or
shareholder(s) having the right to nominate
director(s) in the Board are a party to the transaction
(excluding gifts), during the 18 months preceding the
date of filing of the Draft Red Herring Prospectus, Nil Nil Nil
where either acquisition or sale is equal to or more
than five per cent of the fully diluted paid-up share
capital of the Company (calculated based on the pre-
issue capital before such transaction/s and excluding
employee stock options granted but not vested), in a
single transaction or multiple transactions combined
together over a span of rolling 30 days

Since there were no primary or secondary transactions of equity shares of our Company during the 18 months
preceding the date of filing of the Draft Red Herring Prospectus, the information has been disclosed for price
per share of our Company based on the last five primary or secondary transactions where Promoter /Promoter
Group entities or Selling Shareholders or shareholder(s) having the right to nominate director(s) on our Board,
are a party to the transaction, not older than three years prior to the date of filing of this Draft Red Herring
Prospectus irrespective of the size of the transaction

(a) Based on primary issuances NA NA NA

(b) Based on secondary transactions NA NA NA

Certified by M/s. Bhuwania & Agrawal Associates, Chartered Accountants, Statutory Auditors by their certificate
dated July 24, 2023.

Nil Nil Nil

* To be updated at Prospectus stage

#\Weighted average cost of acquisition has been computed for five transactions after considering the impact of the
corporate actions: bonus issuance and sub-division of equity shares made by the Company.

Explanation for Issue Price / Cap Price being [e] price of weighted average cost of acquisition of primary
issuance price / secondary transaction price of Equity Shares (set out in [e] above) along with our
Company’s key performance indicators and financial ratios for the Fiscals 2023, 2022 and 2021.

[o]*

*To be included at Prospectus Stage

Explanation for Issue Price / Cap Price being [e] price of weighted average cost of acquisition of primary
issuance price / secondary transaction price of Equity Shares (set out in [®] above) in view of the external
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factors which may have influenced the pricing of the Issue.

[o]*

*To be included at Prospectus Stage

The Issue Price will be [@] times of the face value of the Equity Shares.

The Issue Price of X [e] has been determined by our Company, in consultation with the BRLMs, on the basis of
the market demand from investors for the Equity Shares through the Book Building Process. Our Company, in
consultation with the BRLMs, is justified of the Issue Price in view of the above qualitative and quantitative
parameters. Bidders should read the abovementioned information along with the sections entitled “Risk Factors”,
“Our Business”, “Management’s Discussion and Analysis of Financial Condition and Results of Operations” and
“Financial Information” on pages 29, 177, 325 and 254, respectively, to have a more informed view. The trading
price of the Equity Shares could decline due to the factors mentioned in the section entitled “Risk Factors” page
29 or any other factors that may arise in the future and you may lose all or part of your investments.
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STATEMENT OF POSSIBLE TAX BENEFITS

To,

The Board of Directors,

Suraj Estate Developers Limited

301, 3rd Floor, Aman Chambers,

Veer Savarkar Marg, Opp Bengal Chemicals,
Prabhadevi, Mumbai — 400 025,
Maharashtra, India

And

ITI Capital Limited

ITI House, 36, Dr. R K Shirodkar Road,
Parel, Mumbai 400 012

Maharashtra, India

Anand Rathi Advisors Limited

11" Floor, Times Tower,

Kamala Mills Compound, Senapati Bapat Marg,
Lower Parel, Mumbai — 400 013

Mabharashtra, India

(ITT Capital Limited and Anand Rathi Advisors Limited are hereinafter individually referred to as the “Book
Running Lead Manager/ BRLM” and collectively as the “Book Running Lead Managers/ BRLMs”)

Re: Proposed initial public offering of equity shares of face value of ¥ 5 each (Equity Shares) by ‘Suraj
Estate Developers Limited’ (the “Company”) comprising fresh issue of Equity Shares (the “Issue”).

Dear Sirs,

We, M/s Bhuwania & Agrawal Associates, the statutory auditor the Company, hereby report that This report is
issued in accordance with the terms of our engagement letter dated 6 July, 2023.

We have been appointed to comment on the possible special tax benefits available to (i) the Company (ii) to the
shareholders of the Company and (iii) material subsidiaries (hereinafter referred to as “the statement”), under
applicable tax laws presently in force in India including the Income Act, 1961(read with Income Tax Rules,
circulars, notifications) as amended by the Finance Act, 2023 (hereinafter referred to as the “Indian Income Tax
Regulations™), the Integrated Goods and Services Tax Act, 2017 and the applicable states” Goods and Services
Tax Act.

Management’s Responsibility

The preparation of this Statement as of the date of our report which is to be included in this Draft Red Herring
Prospectus, Red Herring Prospectus and Prospectus is the responsibility of the management of the Company. The
management’s responsibility includes designing, implementing and maintaining internal control relevant to the
preparation and presentation of the Statement, and applying an appropriate basis of preparation; and making
estimates that are reasonable in the circumstances. The Management is also responsible for identifying and
ensuring that the Company complies with the laws and regulations applicable to its activities.

Auditor’s Responsibility

Our work has been carried out in accordance with Standards on Auditing, the ‘Guidance Note on Reports or
Certificates for Special Purposes (Revised 2016)’ and other applicable authoritative pronouncements issued by
the Institute of Chartered Accountants of India.

Pursuant to the Securities and Exchange Board of India (Issue of Capital and Disclosure Requirements)
Regulations 2018, as amended (the ‘ICDR Regulations’) and the Companies Act 2013 (‘Act’), it is our
responsibility to report whether the Statement prepared by the Company, presents, in all material respects, the
possible special tax benefits as of 11% July, 2023 available to the Company, the shareholders and subsidiaries of
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the Company, in accordance with the Indian Income Tax Regulations and the Income Tax regulations as at the
date of our report.

It is imperative to note that we have relied upon a representation from the Management of the Company with
respect to the special tax benefits.

List of subsidiaries as identified by the Company in terms of the SEBI (Listing obligations

Requirements) Regulation, 2015 on the date of signing of this report:

and Disclosure

Sr No | Name of the Subsidiary Country Location
1 Accord Estates Private Limited (Material Subsidiary) India Mumbai
2 Iconic Property Developers Private Limited India Mumbai
3 Skyline Realty Private Limited (Material Subsidiary) India Mumbai
4 Uditi Premises Private Limited — Step Down Subsidiary (Subsidiary | India Mumbai
of Accord Estates Private Limited)
List of subsidiaries as identified by the Company as per INDAS 110:
Sr No | Name of the Subsidiary Country Location
1 M/s New Siddhartha Enterprises India Mumbai
2 M/s S R Enterprises India Mumbai
3 M/s Mulani & Bhagat Associates India Mumbai

We do not express any opinion or provide any assurance as to whether:

i)  the Company, its subsidiaries and its shareholders will continue to obtain these possible special tax benefits
in future; or

i1)  the conditions prescribed for availing the possible special tax benefits where applicable, have been/ would
be met with.

The contents of the enclosed statement are based on information, explanations and representations obtained from
the Company and based on our understanding of the business activities and operations of the Company.

We hereby consent for inclusion of this certificate or any extracts or annexures thereof , in full or part, in the Draft
Red Herring Prospectus (DRHP), Red Herring Prospectus (RHP) and the Prospectus (Prospectus and together
with DRHP, RHP, the “Issue Documents™), to be filed with the Registrar of Companies, Mumbai at Maharashtra
(ROC) and submitted to Securities and Exchange Board of India (SEBI) and the BSE Limited (BSE) and the
National Stock Exchange of India Limited (NSE and together with the BSE, the “Stock Exchanges”) with respect
to the Issue, and in any other material used in connection with the Issue and may be relied upon by the BRLMs
and the legal advisors appointed by the Company and the BRLMs in relation to the Issue. We further consent that
this certificate may be used for the purpose of any defense the BRLMs may wish to advance in any claim or
proceeding in connection with the contents of the Issue Documents and for purpose of the records to be maintained
by the Book Running Lead Managers.

We undertake to update you of any change in the above-mentioned disclosures until the Equity Shares commence
trading on the Stock Exchanges. In the absence of any such communication from us, the above information should
be considered as an updated information until the Equity Shares commence trading on the Stock Exchanges,
pursuant to the Issue.

All capitalized terms used herein and not specifically defined shall have the same meaning as ascribed to them in
the Issue Documents.

Yours sincerely,

For BHUWANIA & AGRAWAL ASSOCIATES
(Chartered Accountants)

(Firm Registration no. 101483W)
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Shubham Bhuwania

(Partner)

Membership No. : 171789

UDIN :23171789BGWCOQ6006
Date : 24/07/2023

Place : Mumbai

CC:

Crawford Bayley & Co.

State Bank of India Building,
4™ Floor, N.G.N. Vaidya Marg,
Fort, Mumbai — 400 023,
Maharashtra, India.
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STATEMENT OF DIRECT TAX BENEFITS

STATEMENT OF SPECIAL DIRECT TAX BENEFITS AVAILABLE TO THE COMPANY,
MATERIAL SUBSIDIARIES AND ITS SHAREHOLDERS

UNDER THE APPLICABLE LAWS IN INDIA - INCOME-TAX ACT, 1961
Outlined below are the special tax benefits available to Suraj Estate Developers Limited (the “Company”) and its
Shareholders under The Income Tax Act, 1961 (the “Act”) as amended by the Finance Act, 2023 applicable for
the Financial Year 2023-24 relevant to the Assessment Year 2024-25, presently in force in India.
A. Special tax benefits available to the Company
a) Lower corporate tax rates on income of domestic companies - Section 115BAA of the Act
The Taxation Laws (Amendment) Act, 2019 introduced section 115BAA wherein domestic companies are entitled
to avail a concessional tax rate of 22% (plus applicable surcharge and cess) on fulfillment of certain conditions.
The option to apply this tax rate is available from FY 2019-20 relevant to AY 2020-21 and the option once
exercised shall apply to subsequent assessment years. The concessional rate of 22% is subject to the company not
availing any of the following specified tax exemptions/incentives under the Act:
Deduction u/s 10AA: Tax holiday available to units in a Special Economic Zone;
Deductions available under the Chapter VI-A except under section 80JJAA and section 80M;
Deduction u/s 32(1)(iia): Additional Depreciation;

Deduction u/s 32AD: Investment allowance;

Deduction u/s 35AD: Deduction for capital expenditure incurred on specified businesses;

vV Vv YV VY V V

Deduction under certain sub-sections/clauses of Section 35: Expenditure on scientific research.

The total income of a company availing the concessional rate of 22% is required to be computed without set-off
of any carried forward loss and depreciation attributable to any of the aforesaid deductions/incentives. A company
can exercise the option to apply for the concessional tax rate in its return of income filed under section 139(1) of
the Act. Further, provisions of Minimum Alternate Tax (‘MAT”) under section 115JB of the Act shall not be
applicable to companies availing this reduced tax rate, thus, any carried forward MAT credit also cannot be
claimed.

The provisions do not specify any limitation/condition on account of turnover, nature of business or date of
incorporation for opting for the concessional tax rate. Accordingly, all existing as well as new domestic companies

are eligible to avail this concessional rate of tax.

We understand that the company has opted for the lower corporate tax with effect from Assessment Year 2021-
22.

B. Special tax benefits available to the subsidiaries.

All the subsidiaries as mentioned in Point 6 above has not opted the benefit available U/s. 115BAA i.e. the reduced
tax liability @ 22% (exclusive of SC and Cess) as on the date of this certificate, except for Skyline Realty Private
Limited which has opted benefit available U/s. 115BAA 1i.e. the reduced tax liability @ 22% (exclusive of SC and
Cess). However, the other subsidiaries may opt for the same benefit in the future.

C. Special tax benefits available to the Shareholders of the Company

There are no special tax benefits available to the Shareholders of the Company for investing in the shares of the
Company.

Notes:
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This Annexure is as per the Income Tax Act, 1961 as amended by the Finance Act, 2023 read with relevant rules,
circulars and notifications applicable for the Financial Year 2023-24 relevant to the Assessment Year 2024-25,
presently in force in India.

This Annexure covers only certain relevant direct tax law benefits and does not cover any indirect tax law benefits
or benefit under any other law.

This Annexure is intended only to provide general information to the investors and is neither designed nor intended
to be a substitute for professional tax advice. In view of the individual nature of tax consequences, each investor
is advised to consult his/her own tax advisor with respect to specific tax arising out of their participation in the
Issue.

In respect of non-residents, the tax rates and consequent taxation will be further subject to any benefits available
under the relevant Double Tax Avoidance Agreement(s), if any, between India and the country in which the non-
resident has fiscal domicile.

No assurance is provided that the revenue authorities/courts will concur with the views expressed herein. Our
views are based on the existing provisions of law and its interpretation, which are subject to changes from time to
time. We do not assume responsibility to update the views consequent to such changes.

The tax benefits discussed in the Statement are not exhaustive and is only intended to provide general information
to the investors and hence, is neither designed nor intended to be a substitute for professional tax advice. In view
of the individual nature of the tax consequences and the changing tax laws, each investor is advised to consult his
or her own tax consultant with respect to the specific tax implications arising out of their participation in the issue.
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SECTION IV - ABOUT THE COMPANY
INDUSTRY OVERVIEW

Unless otherwise indicated, industry and market data used in this section have been derived from the report titled
“Real Estate Industry Report” for Suraj Estate Developers Limited dated July 18, 2023 prepared by Anarock
Property Consultants Private Limited and commissioned by our Company in connection with the Issue
(“Company Commissioned Anarock Report”). Anarock is an independent agency which has no relationship with
our Company, our Promoters or any of our Directors. The data included herein includes excerpts from the
Anarock Report and may have been re-ordered by us for the purposes of presentation. There are no parts, data
or information (which may be relevant for the proposed Issue), that have been left out or changed in any manner.
Unless otherwise indicated, financial, operational, industry and other related information derived from the
Anarock Report and included herein with respect to any particular year refers to such information for the relevant
calendar year. For more information, see “Risk Factors —Industry information included in this Draft Red Herring
Prospectus has been derived from an industry report commissioned and paid by Company for such purpose. There
can be no assurance that such third-party statistical, financial and other industry information is either complete
or accurate.” on page 30. Please also see “Certain Conventions, Presentation of Financial, Industry and Market
Data and Currency of Presentation —Industry and Market Data” on page 15. Industry sources and publications
are also prepared based on information as of specific dates and may no longer be current or reflect current trends.
Industry sources and publications may also base their information on estimates, projections, forecasts and
assumptions that may prove to be incorrect. Accordingly, investors must rely on their independent examination
of, and should not place undue reliance on, or base their investment decision solely on, this information. A copy
of the Ananrock Report is available on the website of our Company at www.surajestate.com_the Bid/Issue Closing
Date.

OVERVIEW OF INDIAN ECONOMY

India is one of the fastest growing economies in the world and is expected to be one of the top economic powers
in the world in coming decade. Real estate sector along with its ancillary industries is a significant growth driver
of Indian economy. India’s residential real estate market has not had it easy in the recent years. The pandemic has
affected all the asset classes. However, owing to various govenrment incentives, both at central and state levels,
coupled with pent up demand, the sector has witnessed significant revival since October 2020.

GDP GROWTH

India has been one of the fastest-growing economies in the world over the last few years. In 2022, India overtook
the UK to become the world’s fifth biggest economy, after the US, China, Japan. and Germany. India showed
robust growth in FY2023 amidst prevailing global headwinds and rising inflation and recorded a growth of 6.8%,
the highest among major economies worldwide. Sound domestic macro-fundamentals, fiscal policy thrust on
capex, healthy balance sheets of the corporate sector and the financial sector, and structural reforms announced
and implemented over the recent years by the government have strengthened the resilience of the economy,
besides stepping up the growth momentum. COVID-19 was largely on the ebb for most of the year, and the
universal vaccination programme of the government helped improve consumer and business confidence.
Recovering from the COVID-19 induced restrictions over the previous two years, private consumption rebounded
strongly in FY2023 above the pre-pandemic level. Labour market conditions normalised, and unorganised sector
activity returned to expansion zone.

Pent-up demand and robust consumer sentiment for home ownership in the aftermath of the pandemic underlay a
strong recovery in the residential housing sector in FY2023. In FY2023, housing launches improved consistently
in terms of completed projects after two years of intermittent shutdowns. Housing sales increased, and as launches
surpassed sales, unsold inventory increased.

To control inflation and bring it within the tolerance band, the Reserve Bank raised the policy repo rate
cumulatively by 250 bps between May 2022 and February 2023.

The real GDP is expected to grow 5.9% in FY2024 and 6.3% in FY2025, the highest among major global
economies.The following graph sets forth real GDP growth rate of India from FY2014 to FY2028 (forecasted):
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Figure 2.1
Real GDP Growth Rate
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Source: IMF April 2023
Note: All the figures in the above graph are as per Financial Year (FY) as on April 2023.

The following graph sets forth projected annual real GDP growth rate of the top world economies in 2023 and
2024:

Figure 2.2

Projected Annual Real GDP Growth Rate ( Top Economies)
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Note: All the figures in the above graph are as on April 2023.
Figure for India is for Financial Year (FY). Figures for Other countries is Calendar Year (CY)

DRIVERS OF INDIAN REAL ESTATE SECTOR

Rising Indian household income: 100 million households to be added to mid-income category by 2030
According to a report by World Economic Forum, growth in income will transform India from a bottom-of-the-
pyramid economy to a middle-class economy. Post-economic normalcy (which got disrupted due to COVID-19),
the household income growth is expected in the upper-middle class and lower-middle-class bracket. It is estimated
that over 100 million households will be added to the Upper Mid Income and Lower Mid Income bracket
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combined by 2030. Households from this income bracket are expected to drive the demand for the housing aimed
at the Mid income category in tier I and II cities.

Annual 2021 2030
HH HH GDP: USD 3tn GDP: USD 7-8tn
Income  Category HH: 296mn HH: 386mn
(INR mn)
>2.8 High
. 68mn
0.5-2.8 Upper Mid (23%) 152mn (39%)
0.2-0.5 Lower Mid ) 85mn (29%) 119mn (31%)
<0.2

Low ) 134mn (45%) ?22;"%’;

Source: WEF Future of Consumption
Increasing urbanization to drive demand for housing

It is a globally established fact that demographic shifts fundamentally affect the demand for real estate. India’s
large population base of over 1.37 bn provides a huge domestic demand base which attracts businesses from across
the world to setup their operations here. Along with rising population, India’s urbanization rate is also increasing
at a fast pace. As per UNDP projections, by 2046 approximately 50% of India’s population will be urban.
However, rapid urbanization is expected to drive the demand for housing, offices and other real estate asset classes
in the medium — long term. UNDP has projected that there will be 8 cities with a population of 10 mn & above by
the year 2035 in India, highlighting the unmet housing demand.

Figure 2.5
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Demographic Dividend

As per a report by UNFPA, in 2011 India had 61% of its population in the age group of 15-59 years which is
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increasing and will peak around 2036 when it will reach approximately 65%. With increase in young population,
the dependency ratio has also been declining and India has entered in the period of demographic dividend. As per
UNFPA definition, demographic dividend is the economic growth potential that can result from shifts in a
population’s age structure, mainly when the share of the working-age population, 15 to 64, is larger than the non-
working-age share of the population, 14 and younger or 65 and older.

Once a country enters demographic dividend phase, there opens a window of opportunity for economic
development. Many Asian countries like Japan, China and South Korea were able to use this demographic
dividend as the growth potential for their respective economies.

Figure 2.11
Period of demegraphic dividend in large economies
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Source: ‘An Assessment of Demographic Dividend in India and its Large States’ by P. M. Kulkarni, 2017°. A
study commissioned by UNFPA.

Share of urban population and age distribution profile are one of the key demand drivers for real estate in a country.
India along with an increasing urban population is relatively a younger nation as compared to developed
economies of the world and is likely to retain its position for future as well. This indicates that India with one of
the largest workforces will be a huge market for both residential as well as other asset classes.

Employment rate recovering to Pre-covid levels

Major labour market indicators - all-India unemployment rate, worker population ratio and labour force
participation rate have surpassed pre-COVID levels. The unemployment rate has been declining amid the rising
labour force participation rate.

Organised sector employment, as measured by payroll data, indicated a recovery in job creation in FY2023. The
average net subscribers added to Employees’ Provident Fund Organisation (EPFO) per month increased to 11.5
lakh in 2022-23 from 10.2 lakh in 2021-22, signalling an improvement in formal employment opportunities. The
various alternate employment indicators also showed steady improvement in employment conditions during
FY2023. The purchasing managers’ index for employment showed continued uptick in payroll hiring in both
manufacturing and services sector.
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CMIE Unemployment Rate (%)
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Source: CMIE Unemployment Data
Improving Education Levels and Increasing Per Capita Income

India has witnessed substantial improvement in education levels both, in higher education as well as school
education. India’s education index, which is an indicator of school education, exhibited a growth of 46% in the
last two decades. In addition, there has been considerable improvement in the quality of higher education in India.

The following graph sets forth total number of placements (in lakhs) from AICTE affiliated institutes from FY
2012-13 to FY 2021-22:

AICTE Placements (in Lakhs)
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Improvement in overall education level leads to better job prospects and enhancement in standard of living. With
improvements in socio-economic parameters, India’s per capita gross national income (“GNI”) has also increased

at a CAGR of over 8% over FY 2013-14 to 2020-22, which in turn is expected to drive demand for real estate
development.

The following graph sets forth year-on-year trend for per capita GNI in India:
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Nuclearization of families creating need for housing
India has been witnessing a reduction in overall household size in the past few decades. The trend is likely to
continue further. This is primarily because of the increase in the nuclearization of the families. With the change
in family dynamics towards a nuclear set-up more households are getting added and hence consumption is
increasing, which in turn fuels the demand for housing.

The following graph sets forth the average household size for select Indian cities:

Figure 2.12
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Source: Census 2001, 2011

Note: All the figures in the above graph are as per Calendar Year (CY)

Note: For NCR, Delhi, Gurugram, and Gautam Buddha Nagar have been considered; For the MMR, Mumbai
and Thane District have been considered.

The figure above shows the trends in the average household size of Tier 1 cities in India. It can be observed that
there is a reduction in the average household sizes in almost all the cities. Bangalore has the least average
household size followed by Chennai. The average household size in many of the Tier I cities is now close to 4.
Reduction in average household size further leads to an increase in demand for housing.

Government reforms leading to higher transparency and stakeholder interest

In order to address the challenges confronted by residential real estate and improve transparency in the sector, the
government introduced slew of measures at regular intervals. This has formalised and consolidated the sector to
a large extent. Some of the key measures undertaken are outlined below:

A. Real Estate (Regulation and Development) Act, 2016 (RERA)

Real Estate Regulation and Development Act came into effect from May 2016. The Act was aimed to usher

transparency, financial discipline, and accountability in the real estate sector. This was done to increase the
confidence level of the buyers and prevent the developers from willful misuse of funds that lead to a delay in
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project execution. The reform came with key tenets that struck a chord with buyers as well as other stakeholders
of the real estate sector. state governments’ responsibility to implement it in true spirit.
B. Reduction in GST rates

Goods & Services Tax is one of the biggest tax reforms of India that came into force from 1st July 2017 to remove
multiple taxations which seek to transform India with its one nation, one market and one tax principle. In the real
estate sector, ready-to-move-in properties and land are exempt from GST. Post 1st April 2019, the GST rates on
under-construction properties have been lowered. As per the new rates, under-construction properties attract 5%
GST without a provision to receive an input tax credit (ITC). Homebuyers of affordable housing (Under
construction properties priced up to INR 45 Lakhs qualified as affordable housing projects for the purpose of GST
relief both in metro as well as non-metro cities), are levied with only 1% GST without an ITC benefit.

Cost of ownership came down due to the reduction in GST rates which is likely to boost the absorption in the
affordable segment.

C. Benami Transactions (Prohibition) Amended Act 2016

The objective of the Benami Transactions (Prohibition) Amended Act 2016 (“Benami Act”) was to curb the use
of unaccounted cash transactions associated with properties and bring transparency in the real estate sector. While
the Benami Act is still in nascent stage of implementation to estimate the impact on the overall real estate sector,
it is likely to improve transparency and increase institutional investments in future.

Maharashtra Government Initiatives and Regulatory Changes with its impact on Residential Real Estate
(For the period 2020 — 2022)

Reduction in stamp duty

In order to revive demand in the real estate sector, the Government of Maharashtra reduced the stamp duty of
properties from 5% to 2% from September 1, 2020, to December 31, 2020, and from 5% to 3% from January 1,
2021, to March 31, 2021. The stamp duty cut boosted sales in Mumbai with property registrations increasing
threefold in December 2020 as compared to December 2019.

Though the stamp duty increased from 2% to 3% from January to March 2021, property registrations in Mumbai
witnessed healthy sales during the period as well with March 2021 property registrations almost matching the
registrations of December 2020.

With the increase in stamp duty to its original value of 5% from April 2021, the registrations witnessed a drop;
however, the number of registrations were still healthy showing an overall recovery in the residential market of
Mumbai.

Covid’s 2nd wave impacted the registrations in April and May 2021. However, subsequent to increasing
relaxations on mobility, sales started recovering from June 2021 onwards and witnessed a strong rebound in July-
September 2021 despite being a seasonally weak quarter on account of monsoons. The onset of festive period led
to a further increase in registrations for the period October 2021 to December 2021. Further, Q1 CY 2022
witnessed healthy registrations especially in March 2022 as stamp duty was to rise from by 1% due to introduction
of 1% metro cess from April 2022. As a result of this, Q2 CY 2022 and Q4 CY 2022 witnessed a slight reduction
in registrations. In Q1 CY 23 the registration number has increased to 31,836.

The following graph sets forth sale registrations in Mumbai over periods indicated
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Source: Registration office (IGR) and data from various published news articles
50% discount in premiums for Builders by Maharashtra Government

The state government in January 2021 issued a Government Resolution (GR) by slashing real estate premiums

paid by builders by 50%. According to the GR, builders need to pay premiums based on 2019 ready reckoner
(RR) rates or the 2020 rates whichever is higher. All real estate premiums and charges are calculated on the basis
of RR rates. Developers who opted for the 50% reduction in premiums need to pay the entire stamp duty when
they sell flats to buyers. Builders need to give an undertaking to the local bodies that they will pay the entire stamp
duty from home buyers. The scheme was valid till December 2021 and was extended till March 2022.

Complete waiver of Property Tax for Mumbai homes measuring up to 500 sg. ft.

The state cabinet approved the proposal to waive off property tax for 1.61 million flats of up to 500 square feet
in Mumbai and suburbs. It will be applicable for the flats in BMC jurisdiction. Chief Minister Uddhav Thackeray
had on January 1, 2022, announced waiver of entire property tax for the smaller houses below the size of 45.45
sq. mt. or 500 sq. ft

D. Demonetization

The Government of India banned all INR 500 and INR 1,000 currency notes in November 2016, to curb black
money and check the circulation of fake currency. In the long term, this reform along with RERA has helped in
organising the real estate sector, resulting in more institutional inflows in the sector.

KEY TRENDS IN INDIAN REAL ESTATE SECTOR
Consolidation leading to higher share of branded players

The Indian real estate sector has witnessed consolidation in the past few years. With the implementation of RERA,
the financially weak developers were not able to adhere to compliance norms and were, therefore, either going
out of business or consolidating with larger players. The liquidity crisis following the ILFS crises further worsened
the situation for such developers, which resulted in an increase in the share of new launches by branded
developers. According to Anarock, the share of new launches by tier-1 developers increased from approximately
41% in 2015 to approximately 56% in 2018, which further increased in 2019 on account of the liquidity crisis.
The following graph sets forth percentage decline in the number of developers in select Indian cities between 2012
and 2019:
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According to Anarock, the consolidation of developers is likely to continue post the COVID-19 pandemic, with
many weak players ceasing to exist as the country emerges from this pandemic.
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Branded tier-1 developers are witnessing strong double-digit growth. It is likely that in the near to medium term
consolidation will further accelerate and listed players will see disproportionate growth vis-a-vis the industry.

Changing Affordability Index

As per a report by HDFC, dated 2nd August 2021, government’s support at policy level and increase in household
income have improved the overall affordability levels to best in last two and a half decades. The increase in
household income with almost steady levels of the ticket prices have resulted in increasing the affordability of
housing units. The affordability ratio has improved from 22 in 1995 to 3.2 in 2022. A lower affordability ratio
implies that there is higher affordability. The following graph sets forth housing affordability trend:
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Housing finance penetration witnessed improvement in 2020. The trend of housing finance penetration in urban
areas suggests that urban areas will likely have a relatively greater share of future growth in housing finance
almost reaching 50% of the total population.
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The following graph shows the housing finance penetration in India from 2011 — 2020:

Housing Finance Penetration in Urban and Rural India
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Note: All the figures in the above graph are as per Calendar Year (CY).
Positive impact of COVID-19 on housing and workplace demand
Revival in the real estate in the backdrop of economic recovery and demand

The residential segment was quick to pick momentum in the last two quarters of 2020 in the backdrop of growing
homeownership sentiment, which was accentuated by the exigencies of the COVID-19 pandemic. This pent-up
demand was further accelerated by ongoing discounts and offers, low home loan interest rates, and limited period
of stamp duty cuts in states such as Maharashtra. On account of rising sales, developers released new supply into
the market leading. As compared to 2020, new supply in Top 7 cities has increased by 84% in 2021 and has almost
tripled in 2022 showing that there is an overall recovery in the Indian Real Estate market.

Preference towards large, branded players with a proven track record

The COVID-19 pandemic has changed buyer preferences towards risk freelow risk investments. Developers with
the ability to complete projects on time and with the least execution risk are preferred even if the property is
relatively high priced. On account of the liquidity crunch being faced by smaller developers as well as a shift in
buyers’ preference towards large, branded developers, consolidation is likely to take place further in the real estate
sector. Financially strong and organised players are expected to have a majority of the market share in the coming
years.

Housing demand at an inflection point

Apart from the structural longer-term drivers, housing demand is likely at the cusp of a cyclical inflection point
which could potentially see a sustained volume as welland pricing growth in the near to medium term. This is on
account of:
+ Sentiment changes due to forced lockdown and continued WFH and online schooling towards functional
and flexible homes that can accommodate working spaces.
* Increase in affordability as the ratio of the home loan payment to income has been reducing over the
years
Narrowing of the gap between rental yield to home loan rates increases the preference for purchasing a
home over renting

Office Real Estate Market Impact

e During the initial months of the COVID-19 pandemic (i.e., April and May 2020), occupiers were
adapting to the work-from-home culture. During the period from July to August 2020, select financial
institutions and manufacturing occupiers reconsidered working from office for better employee output.
While work-from-home has certain positives such as saving travel time, occupiers have experienced
some negatives as well such as connectivity issues. Accordingly, Anarock expects work-from-home and
work-from-office to co-exist.
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e Grade-A developers have witnessed stable rent recovery rates from Q3 2020 up to H1 FY 23. Although
the work-from-home culture tends to consolidate demand for office space, the COVID-19 pandemic has
resulted in demand for larger office space per employee.

e  Commercial buildings are required to comply with strict health and safety guidelines, which is expected
to result in a shift towards more tech-enabled buildings to counter any safety and security issues in future.
Grade-A developers are in a better position to comply with such strict health and safety guidelines.

e For a large metropolitan city such as Mumbai, decentralization of work-centres is inevitable. The
COVID-19 pandemic has further accentuated this requirement. New townships in the suburban areas of
large cities have seen eventual development of office spaces within such townships. Hiranandani Gardens
in Mumbai, Lodha Palava in the MMR, Magarpatta City in Pune, Mahindra World City in Chennai and
New Town in Kolkata are few such examples.

e Recently, office occupiers in the MMR have been exploring to set-up offices in proximity to the
residential hotspots.

The occupiers are benefitting on three fronts:

L Rents in the suburban micro-markets are low as compared to central and secondary business districts.
1L Large developers have quality developments with modern amenities.
I1I. Employees can increase productivity by saving travel time.

OTHER OBSERVATIONS IN INIAN REAL ESTATE AND HOUSINF FINANCE SECTOR
Home loan rates rising post COVID-19 pandemic

The RBI reduced the repo rate by 115 basis points from February 2020 to May 2020 from 5.15% to 4%, which
resulted in a reduction in the home loan interest rates. This, along with an increase in household income coupled
with steady ticket prices increased the affordability of residential units. However, RBI has been increasing the
repo rates since then and the repo rate has been increased to 6.5%, which has adversely impacted the home loan
rates. In June 2023, the RBI kept the repo rate unchanged at 6.5% on account of the easing of retail inflation and
the potential for further decline, indicating the effectiveness of previous policy rate actions.

With increasing property prices in last 4 quarters coupled with increasing home loan rates, rental yield has
marginally reduced. The net cost of home ownership over rental yield, adjusted for tax incentives on home loans,
has increased in FY 2023 as compared to FY 2022.

The following graph sets forth home loan interest rates versus rental yield from residential properties:

Figure 2.14
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Wholesale Lending Market for Residential Sector

Figure 2.16
Outstanding Credit to developers by NBFC and Banks (in INR Billion)
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Credit given to developers by banks have increased from INR 2.3 Lakh Crores in FY 2019-20 to INR 2.36 Lakh
Crores in FY 2020 — 21 noting an overall approximate increase of INR 0.6 lakh crores i.e., ~3% increase. However,
Credit given to developers by NBFC’s have witnessed a reduction from INR 1.01 Lakh Crores in FY 2019-20 to
INR 0.81 Lakh Crores in FY 2020-21 i.e., ~20% reduction.

Clearly the dramatic fall in incremental credit flowing from banks & NBFCs to the developers meant that most of
the tier-2 unbranded developers unable to continue the existing projects as well as launching new projects. These
tier-2 developers along with the financial institutions who supported them earlier are now looking at the branded
and stronger tier-1 developers to rescue those projects by taking over the existing projects and/or tie-up for their
new land parcels.

2.1.1  Other Fixed Income Products — Non-generation of enough Savings Avenues

As per consumer surveys conducted by Anarock in 2018, 2019, 2020, 2021 and 2022, real estate was the most
preferred asset class among other investments. From H2 2018 to H2 2022, there has been a gradual increase in
preference of buyers towards real estate as an investment option.

Figure 2.17
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Real Estate has grown as preferred Asset Class for investment from 53% in 2018 to 61% in 2022. While on the
back of increased interest rates, Fixed Deposit has also seen a growth in preference in last couple of years from
2% in H2 2021 to 8% in H2 2022.

OVERVIEW OF INDIAN RESIDENTIAL MARKET
INDIA RESIDENTIAL REAL ESTATE TRENDS 2016 TO Q1 2023

e In last six to seven years, the real estate sector in India has witnessed several changes because of
demonetization, the liquidity crisis and the implementation of RERA and GST.

e Despite the spiraling COVID-19 pressure across the country, the Indian residential sector made a significant
comeback in 2021 with absorption rebounding to 171% of the corresponding period in 2020. In 2019, the
absorption was recorded at 2.61 lakhs units which depicts that 2021 absorption has attained ~90% of the
absorption recorded in 2019. This clearly demonstrated a steady recovery as compared to 2020. The Mumbai
Metropolitan Region (“MMR”), Pune, Bengaluru, Hyderabad, the National Capital Region (“NCR”),
Chennai and Kolkata (“Top Seven Indian Markets”) recorded absorption of approximately 2.37 lakh units
in 2021 as compared to 1.38 lakh units in 2020. Further, the absorption numbers in 2022 have improved to
3.65 Lakh units. In Q1 2023 the absorption already is about 1.13 Lakh units and at same rate it stands to beat
2022 Absorption Levels.

e New launches have jumped by 185% - from 127,959 units in 2020 to 236,693 units in 2021. The same is
almost in line with the launches recorded in 2019. There has also been an improvement in the 2022 numbers
where the total launches are 3.58 Lakhs units. In Q1 2023 there are 1.09 Lakhs launched units.

e The unsold inventory across the top 7 cities in India has remained stable on a yearly basis i.e., for
2021(638,192 units) as compared to unsold inventory in 2020 (638,015 units). This has witnessed a slight
reduction in 2022 with 630,954 units on account of higher absorption levels as compared to the launches.
The following graph sets forth supply, absorption, and unsold inventory trends in the Top Seven Indian
Markets from 2016 to Q1 2023 (in units):

Figure 3.1
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Note:

All the figures in the above graph are as per Calendar Year (CY)
Unsold inventory is the net unsold inventory and does not include stalled projects.
Units absorbed include primary transactions only i.e., excluding resale transactions.

City-wise Y-0-Y Supply Trend (no of units) — 2016 to Q1 2023

From 2016 to Q1 2023, MMR has the maximum share among all cities in the range of 24% - 37% across years
with an average of 30% in terms of supply. This shows that there is an overall growth in the supply and that there
is potential for further developments.
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The following graph sets forth year-on-year supply trend in the Top Seven Indian Markets (in units):

City wise Y-o-Y Supply Trend (no of units)
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Table: Share of launches among top 7 cities

MMR NCR Bangalore Pune Hyderabad Chennai Kolkata

2014 29% 16% 18% 17% 7% 6% 7%
2017 37% 15% 12% 13% 8% 5% 9%
2018 % 13% 18% 13% 9% 8% 9%
2019 33% 15% 17% 19% 6% 5% 4%
2020 24% 14% 17% 19% 16% 7% 3%
2021 24% 13% 13% 17% 22% 5% 6%
2022 35% 7% 14% 18% 19% 3% 4%
Q12023 34% 11% 12% 18% 13% 8% 5%

Source: Anarock Research

City-wise Y-0-Y Absorption Trend (no of units) — 2016 to Q1 2023

Since 2016, on an average MMR has been contributing approximately 30% of the total absorption, followed by
Bangalore and NCR which are approximately 18% of the total absorption levels from 2016 to 2022. This shows
that MMR market is witnessing an overall growth with potential for further development.

The following graph sets forth year-on-year absorption trend in the Top Seven Indian Markets (in units):

City wise Y-o0-Y Absorption Trend (no of units)
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Table: Share of Absorpfion among top 7 cities

MMR NCR Bangalore Pune Hyderabad Chennai Kolkata

2016 29% | 20% 18% 13% 5% 7% 7%
2017 2% | 18% 20% 15% 8% 6% 6%
2018 27% | 18% 23% 14% 8% 5% 6%
2019 31% | 18% 19% 16% 6% 5% 5%
2020 32% | 17% 18% 17% 6% 5% 5%
2021 32% | 17% 14% 15% 1% 5% 6%
2022 30% | 17% 14% 16% 13% 4% 6%
Q12023 | 30% | 15% 14% 18% 13% 5% 5%

Source: Anarock Research
City-wise Y-0-Y Unsold Inventory Trend (no of units) — 2016 to Q1 2023

All the cities have witnessed slight to gradual decrease in unsold inventory, except for Hyderabad, where count
of unsold inventory has slightly increased in last one year primarily owing to increased supply during 2020 and
2021. MMR has witnessed healthy demand — supply dynamics from 2016 tillQ1 2023, which has resulted into
gradual decrease in the count of unsold inventory during this period. The following graph sets forth year-on-year
unsold inventory trend in the Top Seven Indian Markets (in units):

City wise Y-o-Y Unsold Inventory (no of units)
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SUPPLY AND ABSORPTION IN THE TOP SEVEN INDIAN MARKETS IN 2021 AND 2022

* MMR has been the top performer in overall residential real estate activity in 2021 with a share of 24% of total
supply (56,883 units) and 32% of total absorption (76,396 units) in the Top Seven Indian Markets

* Further in 2022, there has been an improvement in the overall supply of MMR with a share of 35% of the total
supply (124,652 units) and slight reduction in overall absorption levels of MMR with a share of 30% of the total
absorption (109,733 units) in the Top Seven Indian Markets.

* As aresult, MMR has evolved as the top performer in overall residential real estate activity in 2021 and 2022

The following graph sets forth supply (by units) and absorption (by units) as annual comparison in the Top Seven
Indian Markets in 2021 and 2022:

134



Supply 2021 Absorption 2021

Kokata
\

Supply 2022 Absorption 2022
Kolkata NCR Kolkata NCR
4R TR 6% . 7% Bangalors

14%

VI

Source: Anarock Research

|
| pune
18%

Hyderabad Chenngil .
4% -
15% 13%

CAPITAL PRICING TRENDS IN TOP SEVEN INDIAN MARKETS -2016 to Q1 2023

From 2016 to 2022, the average base selling price in MMR has been approximately INR 10,762 per square feet,
which is the highest across Top Seven Indian Markets. MMR has witnessed a significant rice in the capital prices
in last 2 years. Hyderabad reflected the lowest average base selling price of INR 4,202 per square feet among the
Top Seven Indian Markets in the same period. The capital pricing trend in the Q1 of 2023 is on similar lines as in
2022.

The following graph sets forth average base selling price trend across the Top Seven Indian Markets (INR per
square feet):
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Figure 3.6
Average Base Selling Price (INR/sqft on Saleable Area) for 2016 - Q1 2023
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Source: Anarock Research
Note: All the figures in the above graph are as per Calendar Year (CY)The above-mentioned prices are with
respect to the saleable area.

The above rate is average price for period 2016 to Q1 2023. For e.g: The average rate for MMR during 2016 to
Q1 2023 is INR 10,706 per sq.ft., while for Q1 2023 it is INR 12,200 per sq.ft.

TRENDS IN MUMBAI RESIDENTIAL REAL ESTATE (MMR LEVEL)
MUMBAI METROPOLITAN REGION (MMR) -INTRODUCTION

Mumbai is the commercial and financial capital of India and houses the two stock exchanges which account for
most of the securities traded in the country. With the busiest single-runway airport in India and two large seaports,
Mumbai accounts for over half of India’s foreign trade, generates 6% of India’s GDP and one-third of the
country’s tax revenues. Home to a flourishing media and film industry, the city also serves as the entertainment
capital of the country. Its economic base is well diversified with a large presence of Banking and Financial
Services Industry (BFSI), engineering, services, and IT/ITeS sectors, and logistic companies.

Mumbai is one of the biggest real estate markets in India. It has various micro-markets along with Mumbai City,
suburbs, extended suburbs and neighboring areas such as Thane and Navi Mumbai. With the recent infrastructure
projects completing such as Mono and Metro, Mumbai witnessed significant physical infrastructure
improvements. Upcoming infrastructure projects (coastal roads, metros, etc.) in the medium term will improve
the connectivity further.

DEMAND DRIVERS FOR HOUSINF IN MMR
Mumbai has a diverse base of industries and small and medium businesses. Mumbai creates employment

opportunities across the value chain for both front and back offices. On a qualitative basis, the announcement of
addition of office space (employment generation) in the city-centric and the suburban areas affect the select
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residential pockets of suburban areas (e.g., Ghodbunder Road) with a lag of 2 — 3 years.

Extended nodes of Mumbai such as Panvel, Bhiwandi, Kalyan have seen growth in logistics, e-commerce and
warehousing activities. The workforce working there has contributed to the housing demand for mid and
affordable category at the projects in Extended Eastern Suburbs, Thane & Navi Mumbai

Employment Generation

MMR is an employment engine for the country, both in the organized and unorganized industries. Employment
from the existing grade-A office spaces in Mumbai has a direct impact on demand for housing in MMR and it is
largely contributed to the organized sector. Employment generated from unorganized sectors does have an impact
on the housing demand, especially in the suburban areas.

Existing, Proposed & Upcoming Key Infrastructure Projects in MMR
Mumbai being the financial hub of India is well connected with all the tier II & III cities in the country by air,

road, and rail networks. Road communications with hinterlands comprise of four National Highways converging
at Mumbai. These provide access to Pune (NH4), Goa (NH17), Gujarat (NHS8), Nashik, Indore and Delhi (NH48).

Figure 4.1: Existing Infrastructure
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Several infrastructure projects are underway in Greater Mumbai and MMR so as to achieve long-term
sustainability and increase the carrying capacity of the city’s transportation networks and thus improve traffic and
transportation capacity in Mumbai Metropolitan Region both capacity wise and quality wise. Some of the major
projects are listed below.

Figure 4.2: Proposed & Upcoming Key Infrastructure Projects in Mumbai
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Mumbai Metro Network (Underground + Elevated):

Mumbai is popular for its traffic snarls. To decongest Mumbai’s roads, the Mumbai Metro Railway Corporation
Limited (MMRCL) has already started the construction of Colaba-Bandra-SEEPZ corridor of Metro-3 project.
This underground metro will prove to be a comfortable mode of transport. It will also lessen the crowd on the
roads as well as in the local trains of Mumbai. This system of the metro will connect the major financial hubs in
Mumbai such as Nariman Point, Fort, Worli, Lower Parel, BKC, Goregaon, etc. and also provide connectivity to
the CSIA, SEEPZ, and MIDC. Many new real estate projects in Mumbai are now coming up in the vicinity of
these localities where the metro line will provide connectivity. The underground metro will reduce travel time
considerably and also provide comfort and security while traveling. Upon completion of all metro lines, the core
system will comprise 13 high-capacity metro railway lines stated below.

Length

Name of Corridor . . Stations Status
(ko)
1 Versova—Andheri-Ghatkopar 114 12 Opened
2 Dahisar—Mankhurd 421 39 Under Construction
1A Dahisar-DN Nagar 185 7 Under Construction
B DN Magar-Mankhurd 236 2 Under Construction
Colaba - Bandra — SEEPZ (Nearest to
3 the projects of Suraj Estate Developers a3s 27 Under Construction

Limited)
Wadala—Ghatkopar-Mulund-Teen Hath

4 Nake_K ssarvadavali 32.32 32 Under Construction
44 Kasarwadavali-Gaimukh 27 2 Approved

5 Thanc-Bhiwandi-Kalyan 24 17 Planned

[ Lokhandwala-Jogeshwari-Kanjurmarg 14.5 13 Under Construction

":‘:‘:;u Name of Corridor 11‘;\“::}" Status

7 Dahisar (East)-Andheri (East) 16.5 13 Under Construction
TA Andhen-CS1A 317 2 Tendenng

% CSIA TZ-NMIA 35 TBA Approved

9 Dahisar (East)-Mira-Bhayander 10.41 11 Tendering

10 Gaimukh-Shivayi Chowk (Mira Road) 9 9 Approved

11 Wadala-CSMT 114 10 Approved

12 Kalyan-Dombivali-Taloja 25 17 Approved

13 Mira Bhayander-Virar TBA TBA Planned
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As of December 2022, Mumbai metro consisted of 1 operational line (Line 1) , 2 partial operational lines (Line
2A and 7) and 4 lines under various stages of construction. The entire stretch of Metrol Line 2A and 7 have
become operational from 20.01.2023. Mumbai Monorail Project: Mumbai Monorail is a monorail system built as
part of a major expansion of public transport in the city. The first phase of Line 1 that connects Chembur to Wadala
Depot is already operational since February 2014 and consists of 7 stations in the neighborhood of the Harbour
railway line locations. The second phase of Line 1 consists of 11 stations from Wadala Depot to Jacob Circle and
the work for this phase was completed in February 2019 end

Mumbai Trans Harbour Link:

The project consists of the construction of an 8-lane bridge across the deep sea through the Mumbai Harbour and
connects to local road networks through approaches/interchanges at both ends, i.e. at the Sewri end and the Nhava
end. Mumbai Trans Harbour link, also called as the Sewri Nava-Sheva Trans Harbour Link is a 21.8 km freeway
bridge which will connect Mumbai will Navi Mumbai. The eastern suburbs of Mumbai will connect with the
mainland Mumbai through a 16.5 km sea bridge. The freeway will also be connected to the Mumbai Pune
Expressway and Western Freeway. This has had a positive boost to the real estate in Mumbai. This trans Harbour
Link will reduce the commuting time from Churchgate to Navi Mumbai from 40 minutes to 20 minutes. This also
means that there will be super-fast connectivity to Navi Mumbai and Konkan region. With so many upcoming
projects in Navi Mumbai, the demand for real estate in pockets like Panvel has seen a huge rise. The project
construction started in April 2018 and estimated to be completed and operational by November 2023.

Western Freeway Sea Link Project:

The proposed Western Freeway is a north-south sea link connecting the Mumbai Western Suburbs and the island
city.

= Bandra-Worli Sea Link: The Phase-I of the project, known as the Bandra-Worli Sea Link, was completed in
June 2009, and links Bandra in the north and Worli in the south.

= Worli to Haji Ali Sea Link: The Phase-II of the project is at the proposal stage designed to link Worli to Haji Ali
and shall cover 6.5 Km.

= Versova—Bandra Sea Link: The Phase-III of the project consist of is a 17.17 km underconstruction bridge which
the suburb of Andheri to the Bandra-Worli Sea Link in Bandra, as part of the West Island Freeway.

Navi Mumbai International Airport:

A new airport is also proposed to be developed in the Kopra — Panvel area through PPP mode. The proposed
project has been continually delayed due to serious environmental issues related to mangroves and diversion of
the river channel. The project has now received some key (particularly environmental clearance) permissions.
This airport will make Mumbeai the first city in India to house more than one airport. This airport still comes under
the under construction projects in Mumbai with construction already in process for Phase I and is expected to
complete by December 2024. After the completion of Phase I the airport is expected to handle 10 million
passengers per annum. Recently, the project is taken over by Adani Group. As soon as the foundation stones of
the project were laid, the demand for property in Navi Mumbai surrounding the airport saw an increase. The
construction for the airport is expected to generate more than 0.4 million direct and indirect jobs in Navi Mumbai.
As the development prospects are high, many real estate builders in Mumbai are planning to come up with real
estate projects in Navi Mumbai.

Coastal Road, Mumbai:

The Coastal Road is an under construction 8-lane, 29.2-km long freeway that would run along Mumbai's western
coastline connecting Marine Lines in the south to Kandivali in the north which is divided into 2 phases. Phase I -
9.98 km section from Princess Street Flyover at Marine Lines to the Worli end of the Bandra-Worli Sea Link
(BWSL) which is under construction. Phase II - 19.22 km road between the Bandra end of the BWSL and
Kandivali, will be constructed by MSRDC which is proposed. The phase includes the 9.5 km Versova-Bandra
Sea Link.

Excellent Social Infrastructure
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Locations in Mumbai and surrounding areas provide one of the best healthcare in the country, best education
opportunity, retail, recreational infrastructure. These aspects increase the quality of life & contribute to Housing
demand.

Improved Disposable Income

Higher disposable income of the working professionals in MMR with steady residential prices has contributed to
the residential demand in MMR.

Family Expansion

Family expansion/nuclear family trends have generated the demand for housing in the same or neighbouring
submarkets from the current place of residence.

Investment Activity

Some demand from the investor community to invest into residential real estate has helped in improving the
overall housing demand in MMR.

Various Schemes by the Developers

Further, there are various schemes launched by Developers which include a range of freebies, cash discounts,
stamp duty and GST waivers, 10:90 schemes, 5:95 schemes etc. which has further boosted the demand of housing
in MMR.

SUPPLY, ABSORPOTION, UNSOLD INVENTORY AND PRICING TRENDS IN MMR-2017 TO 2023 (Q1)
Supply & Absorption Trends

e Post 2017, absorption of units grew steadily and outpaced supply of units. In 2020, the units launched were
lower than the units sold.

e  Until Q3 2020, only select developers were launching projects with high inventory size in MMR and the
buyers who visited sites before the lockdown were going ahead with their buying decision.

e (42020 was better than earlier quarters, on the back of the festive season, low interest rates and an improving
employment scenario.

e Since the announcement of reduction in the stamp duty by the Government of Maharashtra with effect from
September 1, 2020, housing sales have increased continuously month-on-month.

e There has been a steady increase in launches as well as absorption in 2021 as compared to 2020 which shows
a further improvement in the residential market dynamics of MMR.

e  Further, in 2022, MMR has witnessed 124,652 launched units which is almost 2.2 times the yearly launches
0f2021 and MMR has achieved 1.5 times of the total absorption in 2022 as compared to the yearly absorption
of 2021.

e InQI1 0of 2023, the Supply stands at 37,257 units, while absorption is about 34,688 units.

The following graph sets forth supply and absorption trends (in units) in MMR from 2017 to 2023 (Q1):

Figure 4.3
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Mumbai Metropolitan Region (MMR) - City Level
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Note: All the figures in the above graph are as per Calendar Year (CY)
Unsold Inventory Trends

The overall unsold inventory gradually decreased from 2017 till 2021 with slight increase in 2022). As of 2023
(Q1) the unsold inventory stands at 2,00,540 units. However, the unsold inventory is at its lower levels in the last
six years, on account of stronger absorption trends as compared to the supply trends.

The following graph sets forth unsold inventory trends in MMR from2017to 2023 (Q1)

Figure 4.4
Mumbai Metropolitan Region (MMR) - City Level
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Source: Anarock Research
Note: All the figures in the above graph are as per Calendar Year (CY)

Capital Value Trends
There was a stagnancy in the capital values of overall market of MMR from 2017 to 2020, with a minimal

appreciation from 2017 to 2020 at the rate of ~1% on a yearly basis.

In 2020, the overall base prices have remained stagnated in comparison with 2019, as developers did not increase
the pricing because of 1% lockdown of COVID Pandemic. However, there has been slight appreciation of ~3% in
capital pricing in 2021 as compared to 2020 as residential real estate market in MMR witnessed an overall
improvement. Further, 2022 has witnessed continued price appreciation of ~9% over 2021 levels.
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The following graph sets forth capital value trends (on saleable area) in MMR from 2017 to 2023 (Q1):

Figure 4.5

Mumbai Metropolitan Region (MMR) - City Level
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Note: All the figures in the above graph are as per Calendar Year (CY)

Capital values in MMR has been relatively on a higher side among the top seven cities of India. However, within
MMR, significant variation in capital values have been observed across various micro markets.

SUPPLY, ABSORPTION AND PRICING OUTOOK FOR MMR-2023 to 2026
Supply & Absorption Outlook

The annual absorption in MMR in 2022 has been 50% more as compared to 2021 levels. While it is estimated that
the sector may not repeat its strong performance of 2022 in the near term, over a longer term in this decade the
absorption growth in volume terms in the sector is likely to largely mirror the real GDP growth with pricing
growth slightly above the inflation level. This will likely result in over 10% CAGR in value terms for the sector
over a longer term in the MMR. Supply is likely to be disciplined due to consolidation and keep pace with
absorption over the longer term. Post 2023, Anarock expects that there will be a gradual increase in absorption
until 2026. New launches in 2024 are likely to be almost 2 times as compared to 2021levels and are expected to
gradually increase year-on-year post 2023. On account of disciplined supply and healthy absorption levels, unsold
units overhang is expected to be less than 2 years from 2023 to 2026.

The following graph sets forth supply outlook for MMR from 2023 to 2026:

Figure 4.6
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Note: Accuracy of forecast is subjected to unforeseen situations and circumstances, especially unpredictable
nature of Covid-19 pandemic waves, which will have impact on market performance.

The following graph sets forth absorption outlook for MMR from 2023 to 2026:

Figure 4.7

Absorption - Forecast (No. of Units)
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Note: Accuracy of forecast is subjected to unforeseen situations and circumstances, especially unpredictable
nature of Covid-19 pandemic waves, which will have impact on market performance.

Pricing Outlook

There has been a ~9% rise in pricing in MMR in 2022 as compared to 2021 levels. Further, there will be a gradually
increase in MMR from 2023 till 2026 with an average price appreciation of around ~5% per year which would
showcase an improvement in the overall residential real estate scenario in the MMR.

The following graph sets forth pricing outlook for MMR from 2023 to 2026:

Figure 4.8
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2024F  2025F 2026F

TRENDS IN MUMBAI RESIDENTIAL REAL ESTATE (MICROMARKET LEVEL AND SUB-

MARKET LEVEL)

From a residential real estate perspective, MMR can be broadly divided into seven different micro-markets based
on geography, profile of population and type of real estate development, as illustrated in the map below:

Figure 5.1

Residential micro-
S.No. markets in the
MMR

Key locations

Residential ~ category
served ®

South Central
Mumbai

Cuffe Parade, Colaba, Lower Parel, Prabhadevi,
Dadar, Worli, Parel, Mahim, Matunga,
Mahalaxmi, Byculla, Sewri and Wadala

Luxury and ultra-luxury

2. Western Suburbs

Bandra, Khar, Andheri, Jogeshwari, Vile Parle,
Goregaon, Malad, Kandivali and Borivali

High-end, Iluxury and
ultra-luxury

3. Eastern Suburbs

Kurla, Powai, LBS Marg, Ghatkopar, Vikhroli,
Mulund, Sion and Bhandup

Mid-end, high-end and
luxury
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Mid-end, high-end and

4. Thane Thane, Ghodbunder Road and Wagle Estate Juxury
5 Navi Mumbai Vashi, Airoli, Panvel, Belapur, Rabale, Mahape, Mid-end, high-end and
' Turbhe, Ghansoli, Sanpada and Kharghar luxury
6 Extended Eastern Shil Phata, Palava City, Dombivali, Kalyan, Affordable and
" Suburbs Asangaon, Badlapur, Titwala and Karjat mid-end
7. Extended  Westem Vasai, Virar, Mira Road, Bhayander and Naigaon Affordable and
Suburbs mid-end

Note:

(1) The residential market can be broadly categorized based on ticket size as follows: the affordable category:
having a ticket size of less than INR 4.0 million; the mid-end category: having a ticket size that ranges between <
4.0 million to INR 8.0 million; the high-end category: having a ticket size that ranges between 8.0 million to
Z15.0 million; the luxury category: having a ticket size that ranges between < 15.0 million to <25.0 million; and
the ultra-luxury category: having a ticket size that is over ¥ 25.0 million.

Suraj Estate Developers Limited has its major residential portfolio located in the markets of Mahim,
Dadar, Prabhadevi and Parel, which are sub-markets of the South Central Mumbai micro market where
it has established its presence and is one of the market leaders in these locations.

SNAPSHOT OF SURAJ ESTATE DEVELOPERS LIMITED PORTFOLIO
Year wise Supply and Absorption Trends of Suraj Estate Developers Limited from 2016 to 2023 (Q1)
The following graph sets forth supply and absorption trends (in units) year wise of Suraj Estate Developers

Limited portfolio located in Mahim, Dadar, Prabhadevi and Parel markets from 2016 to 2023 (Q1)
Figure 5.2

Suraj Estates Portfolio - Supply Absorption Trends - 2016 to 2023 (Q1)
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Source: As provided by Suraj Estate Developers Limited
Note: All the figures in the above graph are as per Calendar Year (CY)

2021 witnessed higher launches as three of the projects of Suraj Estate Developers Limited namely, Emmanuel in
Dadar and Vitalis and Eterna in Mahim were launched. Inspite of COVID lockdown, Suraj Estate Developers
Limited witnessed healthy absorption levels in 2020 and 2021 as compared to 2016 to 2019. Further, Suraj Estate
launched its project Suraj Park View 2 in 2022. 2022 has also witnessed healthy absorption levels with almost
30% more units sold in 2022 as compared to the 2021 levels. 2023 (Q1) has already witnessed the healthy
absorption of 24% of that in 2022.

The table below shows the sales value of units sold by Suraj Estate Developers Limited year wise from 2016 to
2023 (Q1)
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Calendar Year Sales Value of Units Sold (IN INR Cr) — Agreement Value
2016 41.81

2017 78.39

2018 73.44

2019 110.76

2020 297.77

2021 307.62

2022 444,18

2023 (Q1) 118.09

TOTAL 1472.06

Source: Anarock has not verified the sales value of units sold year wise from 2016 to 2023 (Q1) and represented
the data as provided by Suraj Estate Developers Limited. During the preparation of the Industry report, neither
Anarock has access to the balance sheet of Suraj Estate Developers Limited nor Anarock has the expertise to
review and validate the balance sheet of Suraj Estate Developers Limited

Mapping of Residential Projects of Suraj Estate Developers Limited launched from 2016 to 2023 (Q1)

Figure 5.3
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SUPPLY, ABSORPTION, UNSOLD INVENTORY AND PRICING TRENDS IN SELECTED SUBMARKETS
OF SOUTH CENTRAL MUMBAI —-2016 TO 2023 (Q1)

Mahim Sub-Market

The following graph sets forth supply and absorption trends (in units) in Mahim market from 2016 t02023 (Q1).
There have been limited launches in Mahim from 2016 to -2023 (Q1) with majority of projects being
redevelopment projects. The launches witnessed a reduction from 2017 to 2019 with no launches in 2020 with
developers delaying their projects to counter the effects of COVID pandemic. 2021 and 2022have witnessed
higher launches in the Mahim market with almost 66% contribution from last 6 years. Mahim market has
witnessed reduction in absorption levels post 2017 until 2019 with slight increase in absorption levels in 2020
inspite of the COVID pandemic, primarily owing to reduction in stamp duty by Government of Maharashtra.
Further, 2021 and 2022 has seen good absorption levels in Mahim thus showing an overall improvement in the
real estate scenario in Mahim. The trend remains strong during Q1 of 2023, with as much as 20% Supply and 55%
Absorption levels as that observed in 2022.

146



st

Mahim - Supply Absorption Trends - 2016 to Q1CY2023
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The following graph sets forth the pricing trends of Mahim market from 2016 to 2023 (Q1). There has been an
overall stagnancy in prices in the market from 2016 to 2023 (Q1) with a reduction in pricing post 2019 which was
mainly on account of developers lowering offered prices to counter the effect of COVID-19 pandemic to increase
their sales velocity in the project. We have also witnessed new launches being made at a relative competitive price
which contributed towards decline in market average price. There has been a slight appreciation seen in 2022 and
Q1 0f 2023 as compared to previous levels.
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Mahim - Capital Value Movement - 2014 to 2023 (Q1)
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Suraj Estate Developers Limited has an established presence in the Mahim market with two of its projects
Vitalis and Eterna launched in 2021 with 142 units and 66 units respectively which has helped it to be
ranked 2nd in the Mahim market in terms of supply and helped to strengthen its presence. Further, Suraj
Estate Developers Limited has future plans of developing residential projects in various locations of Mahim
(West) area with an estimated RERA Carpet area of 0.57 million sq. ft., which will help Suraj Estate Developers
Limited in further strengthening its position in Mahim market

Mahim - New Launches - October 2020 To March 2023
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147



Source: Anarock Research
Matunga Sub-Market

The following graph sets forth supply and absorption trends (in units) in Matunga market from 2016 to 2023 (Q1).
Matunga has witnessed high number of launches from 2016 to 2019 with a reduction in launches in 2020 as
developers were seen delaying their launches due to COVID pandemic. 2021 and 2022 further witnessed a slight
increase in launches. Matunga market has witnessed healthy absorption levels from 2016 with an exception in the
year 2020. The absorption levels have improved in 2021 and 2022 as compared to 2020. The Absorption level
remains strong even in Q1 of 2023
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The following graph sets forth the pricing trends of Matunga market from 2016 t02023 (Q1). There has been a
minimal appreciation in capital values from 2016 to 2023 (Q1).

Matunga - Capital Value Movement - 2014 to 2023 (Q1)
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Dadar Sub-Market

The following graph sets forth supply and absorption trends (in units) in Dadar market from 2016 t02023 (Q1).
New launches have witnessed an overall reduction from 2016 with minimal launches in 2020. However, the
developers were seen delaying their projects to counter the effects of COVID pandemic. Hence, 2021 and 2022
has witnessed many new launches. Dadar has witnessed healthy absorption levels in 2020 and 2021 inspite of
COVID pandemic thus suggesting that there was a minimal impact on the Dadar market. Further, absorption levels
have been healthy in Dadar in 2022 as well with 15% more absorption levels as compared to 2021 levels. While
the absorption levels in Q1 of 2023 is about 65% of that in 2022.
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Dadar - Supply Absorption Trends - 2014 to 2023 (Q1)
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The following graph sets forth the pricing trends of Dadar market from 2016 to 2023 (Q1). There has been an
overall appreciation of 3-4% in the prices in Dadar from 2016 to 2019 with a nominal reduction in prices from
2019 to 2021. However, there has been a slight appreciation of ~2% from 2021 to 2022 and ~1.3% from 2022 to
2023 (Q1)

Dadar - Capital Value Movement - 2016 to 2023 (Q1)
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Suraj Estate Developers Limited has an established presence in Dadar market with many projects launched and
active in the market namely Emmanuel, Palette, Ave Maria and Louisandra. Suraj Estate Developers Limited has
launched its project Suraj Parkview 2 in Dadar market with 46 units. In the period October 2020 to March 2023,
Suraj Estates is ranked 2nd in terms of launches (in units). Further, Suraj Estate Developers Limited has plans of
developing residential projects in Dadar (West) area with an estimated RERA Carpet area of 0.19 million sq ft,
which will help Suraj Estate Developers Limited in further strengthening its position in Dadar market.
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Dadar - New Launches - October 2020 to March
2023
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Prabhadevi Sub-Market
The following graph sets forth supply and absorption trends (in units) in Prabhadevi market from 2016 t02023
(Q1). There have been limited launches in Prabhadevi from 2016 to 2023 (Q1) with majority of projects being

redevelopment projects. Prabhadevi market has witnessed average absorption levels of 80 — 100 units per year
from 2016.

Prabhadevi - Supply Absorption Trends - 2016 to 2022
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The following graph sets forth the pricing trends of Prabhadevi market from 2016 to 2023 (Q1) showing that there
has been a stagnancy in the prices in the market during the period.

Prabhadevi - Capital Value Movement - 2014 to 2023 (Q1)
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Suraj Estate Developers Limited is an established name in Prabhadevi market and has quite a few projects
located in Prabhadevi. Further, Suraj Estate Developers Limited has future plans of developing residential
project in Prabhadevi with an estimated RERA Carpet area of 0.02 million sg. ft., which will help Suraj
Estate Developers Limited in further strengthening its position in Prabhadevi market
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Parel Sub-Market

The following graph sets forth supply and absorption trends (in units) in Parel market from 2016 t02023 (Q1).
New launches have witnessed a reduction from 2016 with minimal launches in Parel from 2018 to 2020. Since
developers delayed their projects during COVID-19 pandemic, Parel market has witnessed major launches in 2021
and 2022. Parel market has witnessed average absorption levels of 150 - 200 units per year from 2016 with an
exception in 2020 majorly on account of COVID-19 pandemic induced lockdown.

Parel - Supply Absorption Trends - 2016 to 2023 (Q1)
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The following graph sets forth the pricing trends of Parel market from 2016 t02023 (Q1). There has been a minimal
price appreciation with an overall increase in prices of 2-3% from 2016 till 2023 (Q1) in the market.

Parel - Capital Value Movement - 2016 to 2023 (Q1)
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Suraj Estate Developers Limited aims to strengthen its presence in the Parel market with its Project
Nirvana in Parel East.

Trends in combined markets of Mahim, Matunga, Dadar, Prabhadevi and Parel

Locations of Mahim, Matunga, Dadar, Prabhadevi and Parel are located within close proximity (within 10 kms
driving distance from the major projects of Suraj) of office markets and retail locations of Worli, Lower Parel and
BKC. Further, surrounding areas provide good social infrastructures i.e., hospitals (Hinduja Hospital, Mahim),
Education (Kirti College, Ruia College, Poddar College), and recreational areas (Shivaji Park, Dadar Chowpatty).
These aspects increase the quality of life & contribute to Housing demand in these locations.

Suraj Estate Developers Limited has the maximum presence in the localities in Mahim, Matunga, Dadar,
Prabhadevi and Parel markets. Hence, to have a comparison with the Suraj Estate Developers Limited projects,
combined markets of Mahim, Matunga, Dadar, Prabhadevi, and Parel (hereinafter referred to as Combined
Markets) have been considered for the analysis purpose.
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The following graph sets forth supply and absorption trends (in units) in combined markets from 2016 t02023
(Q1). New launches have witnessed a reduction from 2016 to 2020. Since developers delayed their projects during
COVID-19 pandemic, the combined markets have witnessed major launches in 2021 and 2023 (Q1) The market
has witnessed healthy absorption levels from 2016 to 2019 with reduction in absorption levels in 2020 due to
COVID - 19 restrictions. The absorption levels have improved in 2021 and 2022.

Figure 5.16
Combined Markets - Supply Absorption - 2014 to 2023 (Q1)
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Note: All the figures in the above graph are as per Calendar Year (CY)The following graph sets forth the pricing
trends of combined markets from 2016 to 2023 (Q1)

Figure 5.17

Combined Markets - Capital Values - 2016 to 2023 (Q1)

52,000

50,000

48,000

46,000

44,000 : —
42,000 =

40,000

2023

(Q1)

Prabhadevi 48,769 49,053 49,936 50,225 49,626 49,982 50,515 50,800
= Matunga 43,886 44,253 44,912 45,040 45,050 45,164 45,738 46,170

2016 2017 2018 2019 2020 2021 2022

Parel 43,888 44,105 44,513 44,847 44,518 45,084 45,643 45,860

= Dadar 42,404 43,120 43,772 43,976 43,658 43,723 44,618 45214

e Mahim 41,942 42,077 42,523 42,702 42,124 42,158 42,800 43,190
Prabhadevi =——Matunga Parel e=——Dadar =——=Mahim

Source: Anarock Research
Note: All the figures in the above graph are as per Calendar Year (CY)

Impact of COVID on the market dynamics of Combined Markets of Mahim, Matunga, Dadar, Prabhadevi
and Parel for the period January — 2020 to March - 2023

The following graph sets forth quarterly supply and absorption trends (in units) in combined markets from 2020

to 2023 (Q1). The first 3 quarters of 2020 witnessed minimal launches as developers delayed the launches of their
projects to counter the effects of 1% wave of COVID pandemic. As the situation improved post 1% wave of
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lockdown, Q4 2020 and Q1 2021 witnessed higher launches with healthy absorption levels due to stamp duty cut
by Government of Maharashtra. Though the 2" wave of COVID pandemic struck in Q2 2021 in India, the
developers were launching projects in the considered markets with increased number of new launches in Q4 2021,
QI 2022, Q2 2022 and Q3 2022. There was a reduction in absorption levels during Q2 2021; however, the
absorption levels gradually improved in Q3 2021, Q4 2021, Q1 2022, Q2 2022 and Q3 2022. The absorption
levels decreased for the Q3 and Q4 of 2022, while there have been substantial increase in Q1 of 2023.

Figure 5.18

Combined Market - Supply Absorption -
January 2020 to March 2023 - Quarterly
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Other Markets where Suraj Estate Developers Limited has future plans of developing Residential Projects

Byculla Sub-Market

The following graph sets forth supply and absorption trends (in units) in Byculla market from 2016 to 2023 (Q1).
New launches have witnessed an increase in 2017 due to new project launches by Grade A developers in the
market. Byculla market has witnessed average absorption levels of 500 — 550 units per year from 2016 to 2022,
while in Q1 2023 the absorption is above 440 units

Byculla - Supply Absorption Trends - 2014 to 2023 (Q1)
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The following graph sets forth the pricing trends of the Byculla market from 2016 to 2023 (Q1). There has been
a stagnancy in prices in the market with a reduction in pricing in 2020 with 2021 levels as similar as 2016.
However, there has been a slight appreciation of ~3% in 2022 and Q1 2023 as compared to 2021 levels.

Byculla - Capital Value Movement - 2014 to 2023 Q1
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Suraj Estate Developers Limited has future plans of developing residential project in Byculla (East) area
with an estimated potential RERA Carpet area of 0.02 million sq. ft. It will help Suraj Estate Developers
Limited in venturing into the Byculla market as it will be its first project in Byculla.

Lower Parel Sub-Market

The following graph sets forth supply and absorption trends (in units) in Lower Parel market from 2016 to 2023
(Q1). There have been limited number of launches in the Lower Parel market with no launches during 2020 with
launches improving in 2021 and 2022. Lower Parel market has witnessed average absorption levels of 80 — 100
units per year from 2016. 2022 absorption levels in Parel have been good with almost 4 times absorbed as
compared to 2021 levels. In Q1 2023 both launches and absorption have shown strong numbers

Lower Parel - Supply Absorption Trends - 2014 to 2023 (Q1)
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The following graph sets forth the pricing trends of Lower Parel market from 2016 to 2023 (Q1). There has been
a reduction in prices from 2016 to 2017 which could be attributed primarily on account of Demonetization, GST

and RERA. Post that, there has been a minimal price appreciation from 2017 till 2022. However, 2022 and 2023
(Q1) has witnessed a price appreciation of ~3% as compared to 2021
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Lower Parel - Capital Value Movement - 2014 to 2023 (Q1)
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Bandra West Sub-Market

The following graph sets forth supply and absorption trends (in units) in Bandra West market from 2016 t02023
(Q1). There have been limited launches in Bandra West from 2016 to 2022 with no launches recorded in 2020.
Bandra West market has witnessed average absorption levels of 70 — 80 units per year from 2016.

Figure 5.23

Bandra West - Supply Absorption Trends - 2016 to 2023 (Q1)
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The following graph sets forth the pricing trends of Bandra West market from 2016 to 2023 (Q1). There has been
an overall price appreciation of ~6% from 2016 till 2023 (Q1) with a reduction in pricing from 2019 to 2020.

Figure 5.24
Bandra West - Capital Value Movement - 2016 to 2023 (Q1)
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Suraj Estate Developers Limited has future plans of developing residential project in Bandra West area
with an estimated RERA Carpet area of 0.23 million sq. ft. It will help Suraj Estate Developers Limited in
venturing into the Bandra West market as it will be its first project in Bandra.

Bandra East Sub-Market

The following graph sets forth supply and absorption trends (in units) in Bandra East market from 2016 t02023
(Q1). New launches have witnessed an increase in 2016 and 2017 due to new project launches by Grade A
developers in the market However, post 2017 there have been minimal launches in the market. Bandra East market
has witnessed healthy absorption levels in from 2016 to 2019 with reduction in absorption levels post 2019. In Q1
2023, the supply and absorption has shown steady activity

Bandra East - Supply Absorption Trends - 2014 to 2023 (Q1)
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The following graph sets forth the pricing trends of Bandra East market from 2016 to 2023 (Q1). There has been
an overall price appreciation of ~6% from 2016 till 2023 (Q1) with a reduction in pricing from 2019 to 2020
.2021,2022 and 2023 (Q1) have again witnessed an increase in prices

Bandra East - Capital Value Movement - 2016 to 2023 (Q1)
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TYPOLOGY WISE SUPPLY, ABSORPTION DYNAMICS IN SELECTED SUBMARKETS OF SOUTH
CENTRAL MUMBAI - CUMULATIVE FROM 2016- 2023 (Q1)

Mahim Sub-Market
The following graph sets forth typology wise supply (in units) in Mahim market for the

cumulative period of 2016 to 2023 (Q1). The market has a mix of 1BHK, 2BHK, and 3BHK as
a part of its supply from 2016 with a small share of 4BHK units
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Mahim - Typology wise Supply (in units)
Cumulative from 2014 to 2023 (Q1)

1000
800

803
591
600 461
400
200
34 44 80 0 23 9
0 — [ | - — R

1RK 1BHK 1.5BHK 2BHK 2.5BHK 3BHK 3.5BHK 4BHK Above
4BHK

Source: Anarock Research

The following graph sets forth typology wise absorption (in units) in Mahim market for the cumulative
period of 2016 t02023 (Q1). Out of the total absorption levels in the market, IBHK and 2BHK have a
predominant share with ~70% inventory sold out of the total absorption levels in the market

Mahim - Typology wise Absorption(in units)
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Matunga Sub-Market
The following graph sets forth typology wise supply (in units) in Matunga market for the cumulative period
of 2016 102023 (Q1). 1BHK, 2BHK and 3BHK are the predominant typologies in the market with a share

of 90%of the total supply in the market. There is a small share of the luxury apartments as well in the
Matunga market with small share of units of 4BHK, 5BHK and 6BHK.
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Matunga - Typology wise Supply (in units)
Cumulative from 2016 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Matunga market for the cumulative

period of 2016 to 2023 (Q1). Out of the total absorption levels in the market, 2BHK and 3BHK have
predominant share with ~72% inventory sold out of the total absorption levels in the market.

Matunga - Typology wise Absorption(in units)
Cumulative from 2016 to 2023 (Q1)
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Dadar Sub-Market
The following graph sets forth typology wise supply (in units) in Dadar market for the cumulative period

of 2016 102023 (Q1). 1BHK, 2BHK and 3BHK are the predominant typologies in the market with a share
of ~90% of the total supply in the market.
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The following graph sets forth typology wise absorption (in units) in Dadar market for the cumulative
period of 2016 to 2023 (Q1). Out of the total absorption levels in the market, 1BHK and 2BHK consist of
~70% market share out of the total inventory sold in the market.

/700
600
500
400
300
200

100

Dadar - Typology wise Absorption(in units)
Cumulative from 2016 to 2023 Q1)

418
527
329
> 7 8 - 10
5
I 7 5 s B
1RE 1BHE  1.5BHE 2BHE 2.5BHK 3BHK 3.5BHEK 4BHE Above

4BHK

Source: Anarock Research

Prabhadevi Sub-Market

The following graph sets forth typology wise supply (in units) in Prabhadevi market for the
cumulative period of 2016 to 2023 (Q1). The market has a mix of major typologies viz. 1RK,
1BHK, 2BHK, 3BHK and 4BHK as a part of its supply from 2016.

159



Prabhadevi - Typology wise Supply (in units)
Cumulative from 2016 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Prabhadevi market for the cumulative

period of 2016 to 2023 (Q1). Out of the total absorption levels in the market, 2BHK and 4BHK are
predominant typologies with ~66% inventory sold out of the total absorption levels in the market

Prabhadevi - Typology wise Absorption(in units)
Cumulative from 2016 to 2023 (Q1)
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Parel Sub-Market
The following graph sets forth typology wise supply (in units) in Parel market for the cumulative

period of 2016 t02023 (Q1). 1BHK, 2BHK and 3BHK are the predominant typologies in the market
with a share of ~89% of the total supply in the market with a small share of 1RK units as well.
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Parel - Typology wise Supply (in units)
Cumulative from 2014 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Parel market for the cumulative
period of 2016 t02023 (Q1). Out of the total absorption levels in the market, 2BHK and 3BHK has a
predominant share with ~62% inventory sold out of the total absorption levels in the market. Further,
1RK and 1BHK typologies have also seen good absorption levels in the market.

Parel - Typology wise Absorption(in units)
Cumulative from 2014 to 2023 (Q1)
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TYPOLOGY WISE SUPPLY, ABSORPTION DYNAMICS IN SELECTED SUBMARKETS OF SOUTH
CENTRAL MUMBAI — CUMULATIVE FROM 2016-2023 (Q1)

5.3.6 Comparison of Combined Markets (Mahim, Matunga, Dadar, Prabhadevi, and Parel) with Suraj
Estate Developers Limited Portfolio

The following graph sets forth typology wise supply (in units) in combined markets of Mahim, Matunga, Dadar,
Prabhadevi, and Parel in comparison to the project of Suraj Estate Developers Limited for the cumulative period
of 2016 t02023 (Q1). Suraj Estate Developers Limited has 1BHK, 2BHK and 3BHK as its predominant
typologies as part of its launches in the various markets in Mumbai. Out of the total supply available from
2016, Suraj Estate Developers Limited has a market share of ~8% of 1BHK, ~5.5% for 2BHK and ~5.5%
for 3BHK out of the total typology wise supply of the combined markets. This signifies that Suraj Estate
Developers Limited has been one of the market leaders in terms of Supply of 1BHK, 2BHK and 3BHK
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units in the market.
Figure 5.37

Combined Markets - Typology

wise Supply (in units)

) ! wise Supply (in units
Cumulative from 2016 to 2023 (Q1) 5 Cumulative fr(?rg g’oge to 202?3 Q1)

Suraj Estates Portfolio - Typology

5000 4363
4000 3308 3158 . 300 -
3000 . 200
2000 !
1000 508 § o4 | 243 I 0 10 o 0 0 I 0 4 5
0 -
- - %l N N I S
&§§§§§@@§ | SR A g S
v 5° 5 N v e
\Y

o i s

Source: Anarock Research, Suraj Estate Developers Limited
Note: All the figures in the above graph are as per Calendar Year (CY)

The following graph sets forth typology wise absorption (in units) in combined markets in comparison to the
project of Suraj Estate Developers Limited for the cumulative period of 2016 102023 (Q1). Out of the total
absorption levels since 2016 in the combined markets, Suraj Estate Developers Limited has a market share of
~14.5% of 1BHK, ~7.5% for 2BHK and ~10% for 3BHK out of the total typology wise inventory sold of
the combined markets. This signifies that Suraj Estate Developers Limited has been one of the market
leaders in terms of selling the typologies of 1BHK, 2BHK and 3BHK units in the market.
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Source: Anarock Research, Suraj Estate Developers Lirited
Note: All the figures in the above graph are as per Calendar Year (CY)

Other Markets where Suraj Estate Developers Limited has future plans of developing Residential Projects
Byculla Sub-Market
The following graph sets forth typology wise supply (in units) in Byculla market for the cumulative

period of 2016 t02023 (Q1). 1BHK, 2BHK and 3BHK are the predominant typologies in the market
with a share of ~85% of the total supply in the market.
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Byculla - Typology wise Supply (in units)
Curnulative from 2016 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Byculla market for the
cumulative period of 2016 to 2023(Q1). Out of the total absorption levels in the market, 1BHK, 2BHK

and 3BHK have a predominant share with ~92% inventory sold out of the total absorption levels in
the market.

Byculla - Typology wise Absorption(in units)
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Lower Parel Sub-Market

The following graph sets forth typology wise supply (in units) in Lower Parel market for the
cumulative period of 2016 to 2023 (Q1). Only 1BHK and 2BHK typologies are prevalent in the market
a small share of 3BHK, 4BHK and above 4BHK units.
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Lower Parel - Typology wise Supply (in units)
Cumulative from 2014 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Lower Parel market for the
cumulative period of 2016 102023 (Q1). Out of the total absorption levels in the market, 1BHK, 2BHK
and 3BHK have a predominant share with ~84% inventory sold out of the total absorption levels in
the market.
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Bandra West Sub-Market
The following graph sets forth typology wise supply (in units) in Bandra West market for the

cumulative period of 2016 to 2023 (Q1). The market has a mix of major typologies viz. 1RK, 1BHK,
2BHK, 3BHK and 4BHK as a part of its supply from 2016.
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Bandra West - Typology wise Supply (in units)
Cumulative from 2016 to 2023 (Q1)
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The following graph sets forth typology wise absorption (in units) in Bandra West market for the
cumulative period of 2016 t02023 (Q1). 1BHK, 2BHK and 3BHK have witnessed healthy absorption
levels in the market with majority share of these typologies.
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The following graph sets forth typology wise supply (in units) in Byculla market for the cumulative
period of 2016 t02023 (Q1). Bandra East market has a mix of all typologies with a predominant share
of 1BHK, 2BHK and 3BHK covering almost 92% of the total inventory in the ma
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The following graph sets forth typology wise absorption (in units) in Bandra East market for the
cumulative period of 2016 t02023 (Q1). Out of the total absorption levels in the market, 1BHK, 2BHK
and 3BHK have a share of ~95% of the total share in the market.
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Bandra West Sub-Market

The following graph sets forth typology wise supply (in units) in Bandra West market for the cumulative period
0f 2016 to 2023 (Q1). The market has a mix of major typologies viz. IRK, IBHK, 2BHK, 3BHK and 4BHK as a
part of its supply from 2016.

Bandra West - Typology wise Supply (in units)
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The following graph sets forth typology wise absorption (in units) in Bandra West market for the cumulative

period of 2016 t02023 (Q1). 1BHK, 2BHK and 3BHK have witnessed healthy absorption levels in the market
with majority share of these typologies.
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Bandra West - Typology wise Absorption(in units)
Cumulative from 2016 to 2023 (Q1)
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CATEGORY WISE SALES AS PER CAPITAL VALUE IN SELECTED SUBMARKETS OF SOUTH
CENTRAL MUMBAI - CUMULATIVE FROM 2016-2023 (Q1)

Category Wise Sales of Combined Markets (Mahim, Matunga, Dadar, Prabhadevi, and Parel)

The following graph sets forth category wise sales as per Ticket Size (in units) in combined markets of Mahim,
Matunga, Dadar, Prabhadevi, and Parel for the cumulative period 02016 t02023 (Q1). Ticket size <INR 5 Crores
has a market share of ~71% with INR 5 — 7.5 Crores also being a comparatively large share of ~16% in the market
adding to a total of ~87% market share. Further, INR 7.5 — 10 Crores and > INR 10 Crores also have a market
share of ~6% and ~7% each thus highlighting that there is a demand for premium projects as well in the market.

Combined Market - Category wise Absorption as per Ticket Size (in units)
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Other Markets where Suraj Estate Developers Limited has future plans of developing Residential Projects
Bandra West Sub-Market

The following graph sets forth category wise sales as per Ticket Size (in units) in Bandra West market for the
cumulative period of 2016 t02023 (Q1). Bandra West market has a mix of projects with predominant inventory
sold for a ticket size < INR 10 Crores. Ticket Size <INR 5 Crores and INR 5 — 7.5 Crores have a market share of
80% combined out of the total inventory sold.
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Bandra West - Category wise Absorption as per Ticket Size (in

units)
Cumulative from 2016 to 2023 (Q1)
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MARKET SHARE OF TOP TEN DEVELOPERS ON THE BASIS OF VARIOUS PARAMETERS

Supply (in units), Absorption (in units) and Absorption (in INR Crores)

There are select developers in the MMR residential space who have remained active throughout the real estate life
cycle. During the past decade, the real estate sector has witnessed several reforms including demonetization and
the implementation of GST and RERA. While these reforms have resulted in increased transparency, it has
significantly increased the compliance costs, resulting in smaller developers exiting the business and providing
an opportunity to branded developers to increase their market share.

Suraj Estate Developers Limited is one of the market leaders in combined markets of Mahim, Matunga, Dadar,
Prabhadevi, and Parel markets. The share of top ten developers in the selected residential sub-markets in terms of
supply (in units), absorption (in units) and absorption (in INR Crores) from 2016 to 2023 (Q1) has been provided
below:

Share of Suraj Estate Developers Limited among the top ten developers as per supply (in number of units)

Total supply in the combined sub-markets is 12,277units. Out of this, the total share of top ten developers is
35.47% i.e., 4,355 units.

Out of the top ten developers, Suraj Estate Developers Limited ranks first with 15.92% market share.
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Combined Markets - Top 10 Developers share as per Supply (in units)
Cumulative from 2016 to 2023 (Q1) among top ten developers as the
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Share of Suraj Estate Developers Limited among the top ten developers as per absorption (in number of
units)

Total absorption (in units) in the combined sub-markets is 6,020 units. Out of this, the total share of top ten
developers is 53.47% i.e., 3,219 units.

Out of the top ten developers, Suraj Estate Developers Limited ranks first with 16.99% market share

Combined Markets - Top 10 Developers share as per Absorption (in units)
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Share of Suraj Estate Developers Limited among the top ten developers as per absorption (in INR Crores)

Total absorption (in INR Crores) in the selected sub-markets — INR 25,064Crores. Out of this, total share of top
ten developers —57.73% (14,470 Crores)

Out of the top ten developers, Suraj Estate Developers Limited ranks fifth with 10.17% market share.

Figure 5.59
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Note: The developer share on the basis of absorption parameters has been calculated, on a best effort basis,
considering its real estate activities from 2016 t02023 (Q1). The top ten active developers have been considered
while providing this share; few developers who have declared bankruptcy in recent times and are part of
proceedings before the National Company Law Tribunal have not been considered.

DATA TRENDS OF PROMINENT LISTED PLAYERS IN SOUTH CENTRAL MICRO MARKET (2017 —
2023 Q1)

Listed players that are present in the South-Central Mumbai include some of the prominent developers like
Macrotech Developers (Lodha Group), Oberoi Realty, Hubtown Developers and D B Realty. Data trends of those
listed players has been provided below:

Averal (B Suppl
9 | selli ng Inventor | Absorp | Total PPY | Total
Sr. e Unit : . . y
No Developer Name size (in Price y tlon_ Absorptlon (units S_upply
: (INR per | available | (units) | (insqg. ft.) (in sq. ft.)
sg. ft.) sq. ft.) )
Macrotech 1545 56,143 1397 3257 50,32,065 4654 71,90,430
1 Developers
(Lodha Group)
2 | Oberoi Realty 5526 90,256 174 110 6,07,913 284 15,69,520
3 | Hubtown 3178 | 63570 |0 113 359128 113 |3,59,128
Developers
4 D B Realty 287 32219 322 64 18338 386 1,10,604
TOTAL 11803 3544 |60,17444 | 5437 | 9229682
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Source: ANAROCK Research

Notes:

1. Total supply (in Sq. ft.) is the sum of multiplication of no. of units launched and corresponding size of those
units by the concerned developers in the concerned location during the mentioned period, these sizes and
units are as per RERA.

2. Total absorption (in Sq. ft.) is the sum of multiplication of no. of units sold and corresponding size of those
units by the concerned developers in the concerned location during the mentioned period, sizes and units are
as per RERA.

3. Fluctuation in data points after report submission is possible as developers keep updating/changing RERA
data from time to time.

TRENDS IN COMMERCIAL REAL ESTATE IN MUMBAI

Mumbai is one of India’s largest metropolitan cities and one of the world’s most densely populated cities. With
its robust contribution to India’s GDP, the tax revenues it generates for the country, it is indeed the city is the
financial capital of India. The city houses a diverse base of industries such as BFSI, manufacturing, IT/ITeS,
Media & entertainment, etc. The commercial real estate sector has played a significant role in facilitating the
required office infrastructure. As of Q1 CY 2023, the MMR office market has a stock of 136.88 mn. square feet
of Grade-A office space, which is amongst the largest in India, and an overall vacancy rate of 15.5%. In addition
to Grade- A office parks, the city has substantial office space stock in form of ‘non Grade- A’ office buildings,
mix use buildings, and are recently in form of Grade- A strata office buildings.

Market cycles impact office markets as they do other asset classes Covid 19 pandemic impacted Mumbai’s office
market, which is evident in form of churn of tenants, consolidation of office space by occupiers, renewals of leases
at re-rated lower leases, increase in vacancy and deferred completion of new office parks, however, at the same
time, Mumbai’s office market has also witnessed de-centralization of office neighbourhoods and emergence of
office buildings on ‘strata sale’ (wherein buildings are sold to end users or investors in floor wise manner, either
in part or in full) model.

During initial months of Covid- 19 pandemic, ‘work from home’ replaced ‘work from office’. Certainly, in the
short term, the office demand and the rents were impacted. However, on the back of a diverse occupier category
base that Mumbai office market serves, the impact was a little lower in comparison to the IT demand-driven cities
in India, which largely followed work from home model.

With the rapid vaccination drive by the Government of India and the continued tapering of the new cases, the
partial opening of offices and other recreational areas were allowed post June 2020 after first wave of Covid-19
and then post-June 2021 after the second wave.

The commencement of the mass transport modes the people’s movements gathered the pace. The re-opening of
the economy reduced the unemployment scenario and has positively contributed to the rising output levels as a
whole.

Covid Vaccinafion in India Daily New Covid-19 Cases
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On 5th May 2023 the WHO Director-General announced that ‘COVID-19 is no longer a public health emergency
of international concern.’ India has administered 220 million Covid-19 vaccine doses as of May 2023.

Daily New Covid-1% Cases (fill April 2023)
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Source: World Health Organisation

Despite the near-term market uncertainty, albeit the consensus is that the occupiers will follow a hybrid or blended
model of ‘work from home’ and ‘work from office’, the Mumbai office market’s medium to long-term outlook
remains bright on the back of the sector’s robust fundamentals and investment attractiveness. The strata sale
market in Mumbai is amongst the most active office markets in India.

During the last 2 to 3 years, two prominent trends have been recorded in Mumbai Office Market include:

a) Increased demand for flexible office spaces near home

Select large occupiers, companies from the software/technology sector, start-ups have seen renting flexible office
desks nearer to the residential hubs. This will help employees to work efficiently yet reduce the commute time.
The flexible office spaces are expected to provide cost-effective solutions.

b) Increased demand for the strata offices on strata format

While office leasing impacted by the second wave, demand for the strata sale demand is growing. During the past
2 to 3 years, various categories like professional services, consultants, financial advisors, SME manufacturers,
logistics were seen taking up the small offices on a purchase basis. The typical office sizes ranging between 500
— 2,000 sq. ft. of the leasable area that can house 4 to 20 employees have gained momentum. The central theme
is to work near home in an environment conducive to the business.

For the investors, small office spaces are generating a rental yield potential at about 7% with the upside capital
appreciation potential.

The Central Business District (CBD), Secondary Business District (SBD) Central (Lower Parel - Prabhadevi),
BKC, Andheri in Mumbai have an active market for the offices on strata sale model. Commercial real estate
witnessed a growing demand for boutique office spacesanother term popularly used for strata sale office buildings.

Prominent Developers in Mumbai who offer Grade- A office projects on strata sale model:

1) Macrotech (Lodha) Developers
2) Kanakia Spaces

3) Peninsula Land

4) Marathon Group

5) Wadhwa Group etc.

There is consistent demand for the office spaces offered on sale if the projects are by reputed developers, have
modern amenities, and are well located in terms of access points to residential neighbourhoods.

Below mentioned are a few examples in various submarkets of Mumbai that have seen consistent traction.
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Name Naman Midtown Lodha Excelus The Capital Boomerang
Property Type Grade A (IT) Grade A [IT) Gmdeﬁ? (Non- Gmdeﬁ? (Non-
Location Lower Parel Mahalaxmi BkC Andheri East
D I i Redevelopment ?LT djveﬁﬁ’?er‘: Development Inf ton Not
evelopmen (Under SRA nder Mill Lan (Under MMRDA nformation No
Type Development Available
scheme) Scheme)
scheme]
Project Status Completed Completed Completed Completed
Lodha .
Developer MNaman Group Developers Wadhwa Group | Kanakia Spaces
Buliding Asec 4,864,300 4,00,000 11,00,000 12,60,000
in Sq Ft
F'“";:";‘:’ = 18,000 35,000 65,000 1,75.000
. . High -Tech Double Height
Double H'.Elghi Double HEIg,hi Security, Saloon, Lobby, Resting
Lobby. High- Lobby, Cafe, . :
o . Double Height Pods, Cafe,
Amenities Speed Elevators, High-Speed .
. ) Lobby, ATM, F&B High-Speed
High-Tech Elevators, High - Hets Hiah Bl t High
Security Tech Security autiets, Hign- evators, Hign -
Speed Elevators Tech Security
Financial . . . .
. Financial Financial .
Services, . . Manufacturing,
. . Services, Services,
Occupier Professional : , Infrastructure,
. . . Consulting, Real | Pharmaceutics, -
Categories in Services, SME Logistics
. . Estate, Geams & ;
the Project Manufacturing, ) Companies,
. Manufacturing, Jewellery,
Commodity Investors, efc.
Investors Investors, etc.
Traders, Investors

In upcoming quarters, more projects offering small offices on a strata sale model are expected to be launched to
cater to the growing demand for this category within the commercial office asset class.

REDEVELOPMENT PROPORTION IN OVERALL DEVELOPMENT IN COMBINED MARKETS AND ITS
COMPARISON WITH SURAJ ESTATE DEVELOPERS LIMITED

In MMR, a section of the supply of residential units originates from re-development projects. These projects may
originate from slum rehabilitation, MHADA layouts redevelopment, cessed buildings redevelopment or housing
societies redevelopment. In our estimation (note 1), the supply for the period of 2017 to Q12023 is approximately
52,000 units. The assumptions being a. on relative terms proportion of redevelopment projects will be more in
island city of Mumbai, and less in Mumbai suburbs, and even lesser in other parts of MMR excluding the
administrative jurisdiction of MCGM (Municipal Corporation of Greater Mumbai). This assumption is based on
the observation that the island city of Mumbai has more older buildings than other parts of MMR and has fewer
vacant land parcels to do development, b) Between western suburbs and eastern (central railway) suburbs
proportion of redevelopment projects will be lower in eastern suburbs owing to availability of industrial lands
getting converted into residential development, c) Rest of MMR has the least proportion owing to the age of
buildings being relatively lower and more availability of vacant land.

As per Municipal Corporation of Greater Mumbai (MCGM) data for year 2022-23, there are 387 buildings falling
under C1 category of dangerous and dilapidated buildings, out of which 321 buildings are private buildings and
the rest owned by MCGM. These buildings are potential market for redevelopment.

In Mumbai Metropolitan Region, and in jurisdiction of Municipal Corporation of Greater Mumbai (MCGM)
Mumbai in particular, there are several old buildings which need redevelopment. Many of these old buildings fall
under “cessed buildings” as defined by MHADA. In island city of Mumbai alone (South Central Mumbai) as per
MHADA data there are 19,642 cessed buildings. By definition all of these buildings are constructed up to 30 Sept.
1969, which means as of June 2023, these buildings are more than 50 years old. Out of these, there are 16,502
buildings that are constructed up to 1 Sept 1940 meaning that they are more than 80 years old as of year 2023.
These buildings need redevelopment and thus are potential market for real estate developers.
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Note 1: A high level estimation of supply of residential units originating from redevelopment projects in MMR
over last few years could be done with certain assumptions. This estimation is not representation or
documentation of actual data, but is only an estimation based on certain sample research and extrapolation of
sample data with certain assumptions. For this estimation we have excluded supply of units from SRA projects
and from MHADA layouts redevelopment.

Redevelopment projects in selected Sub-markets

Selected Residential sub-markets of Mahim, Matunga, Dadar, Prabhadevi, and Parel has been considered as
combined market.

From 2017 to 2023 (Q1), there are a total of 263 projects that have been launched in the selected residential
sub-markets out of which 160 (~61%) projects are redevelopment projects. In the same period, Suraj Estate
Developers Limited launched 15 residential projects out of which 13 projects (~87%0) are redevelopment
projects. Hence, the proportion of redevelopment projects launched by Suraj is approximately 8% of the total
projects launched in the selected residential market cumulatively from 2016 to 2023 (Q1) which shows that Suraj
Estate Developers Limited is one of the market leaders in the redevelopment projects in those markets.

The table below shows the breakup of cumulative Supply and Absorption in New and Redevelopment projects
for combined markets as well as of Suraj Estate Developers Limited:

MAHIM + MATUNGA + DADAR + PRABHADEVI + PAREL - 2016 to 2023 (Q1)

Combined Markets Total New (in Units) Redevelopment (in units)
Supply 12,277 3871 8382

Absorption 6,115 1953 4162

Source: Anarock Research
Note: All the figures in the above table are as per Calendar Year (CY)

SURAJ ESTATE DEVELOPERS LIMITED - 2016 to 2023 (Q1)

Suraj Estate Developers . . . .
Limited Portfolio Total New (in Units) Redevelopment (in units)
Supply 687 125 562

Absorption 515 92 423

Source: Suraj Estate Developers Limited
Note: All the figures in the above table are as per Calendar Year (CY)

On analysing the above data, we derive that Suraj Estate Developers Limited has a share of 6.7% in Supply
and 10.2%in Absorption of the total redevelopment Supply and Absorption in the selected residential sub-
markets, which signifies that Suraj Estate Developers Limited is one of the prominent developers of the
redevelopment projects in the locations of Dadar, Mahim, Prabhadevi, Parel and Matunga.

Apart from Suraj Estate Developers Limited, other players contributing to the supply of redevelopment units in
these markets include Macrotech Developers (2.6%), Ornate Spaces (5.7%), Prescon Realtors (~5.8%), Ruparel
Realty (~7.1%), SD Corp (~2.8%), Wadhwa Group (~3.3%), Gundecha Constructions (~2.0%), Siroya FM
Constructions (2.6%) and Patthatu Brothers (~1.8%).

As per the data available with us on date, apart from Suraj Estate Developers Limited, the approximate
contribution of other players contributing to the absorption of redevelopment units in these markets include
Ruparel Realty (~8.0%), Prescon Realtors (~5.8%), Shree Sukhakarta Developers (~2.9%), and Prarthana Griha
Nirman (~3.0%),Hubtown Developers (2.7%), Macrotech Developers (5.3%), Reliable Construction (4.3%) ,
Sugee Group (5%), and Wadhwa Realty (4.9%).

TRENDS IN COMMERCIAL REAL ESTATE IN MUMBAI

OVERVIEW

Mumbai is one of India’s largest metropolitan cities and one of the world’s most densely populated cities. With
its robust contribution to India’s GDP, the tax revenues it generates for the country, it is indeed the city is the
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financial capital of India. The city houses a diverse base of industries such as BFSI, manufacturing, IT/ITeS,
Media & entertainment, etc. The commercial real estate sector has played a significant role in facilitating the
required office infrastructure. As of Q1 CY 2023, the MMR office market has a stock of 136.88 mn. square feet
of Grade-A office space, which is amongst the largest in India, and an overall vacancy rate of 15.5%. In addition
to Grade- A office parks, the city has substantial office space stock in form of ‘non Grade- A’ office buildings,
mix use buildings, and are recently in form of Grade- A strata office buildings.

Market cycles impact office markets as they do other asset classes Covid 19 pandemic impacted Mumbai’s office
market, which is evident in form of churn of tenants, consolidation of office space by occupiers, renewals of leases
at re-rated lower leases, increase in vacancy and deferred completion of new office parks, however, at the same
time,

Mumbai’s office market has also witnessed de-centralization of office neighbourhoods and emergence of office
buildings on ‘strata sale’ (wherein buildings are sold to end users or investors in floor wise manner, either in part
or in full) model.

During initial months of Covid- 19 pandemic, ‘work from home’ replaced ‘work from office’. Certainly, in the
short term, the office demand and the rents were impacted. However, on the back of a diverse occupier category
base that Mumbai office market serves, the impact was a little lower in comparison to the IT demand-driven cities
in India, which largely followed work from home model.

With the rapid vaccination drive by the Government of India and the continued tapering of the new cases, the
partial opening of offices and other recreational areas were allowed post June 2020 after first wave of Covid-19
and then post-June 2021 after the second wave.

The commencement of the mass transport modes the people’s movements gathered the pace. The re-opening of
the economy reduced the unemployment scenario and has positively contributed to the rising output levels as a
whole.

On 5% May 2023 the WHO Director-General announced that ‘COVID-19 is no longer a public health
emergency of international concern.’ India has administered 220 million Covid-19 vaccine doses as of May
2023.

Despite the near-term market uncertainty, albeit the consensus is that the occupiers will follow a hybrid or blended
model of ‘work from home’ and ‘work from office’, the Mumbai office market’s medium to long-term outlook
remains bright on the back of the sector’s robust fundamentals and investment attractiveness. The strata sale
market in Mumbai is amongst the most active office markets in India.

During the last 2 to 3 years, two prominent trends have been recorded in Mumbai Office Market include:
a) Increased demand for flexible office spaces near home

Select large occupiers, companies from the software/technology sector, start-ups have seen renting flexible office
desks nearer to the residential hubs. This will help employees to work efficiently yet reduce the commute time.
The flexible office spaces are expected to provide cost-effective solutions.

b) Increased demand for the strata offices on strata format
While office leasing impacted by the second wave, demand for the strata sale demand is growing. During
the past 2 to 3 years, various categories like professional services, consultants, financial advisors, SME
manufacturers, logistics were seen taking up the small offices on a purchase basis. The typical office sizes
ranging between 500 — 2,000 sq. ft. of the leasable area that can house 4 to 20 employees have gained
momentum. The central theme is to work near home in an environment conducive to the business.

For the investors, small office spaces are generating a rental yield potential at about 7% with the upside capital
appreciation potential.

The Central Business District (CBD), Secondary Business District (SBD) Central (Lower Parel - Prabhadevi),
BKC, Andheri in Mumbai have an active market for the offices on strata sale model. Commercial real estate
witnessed a growing demand for boutique office spaces- another term popularly used for strata sale office
buildings.
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In upcoming quarters, more projects offering small offices on a strata sale model are expected to be launched to
cater to the growing demand for this category within the commercial office asset class.
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OUR BUSINESS

The industry information contained in this section is derived from a report titled “Real Estate Industry Report”
for Suraj Estate Developers Limited dated July 18, 2023 prepared by Anarock Property Consultants Private
Limited and commissioned by our Company in connection with the Issue (“Company Commissioned Anarock
Report”).

To obtain a complete understanding of our Company, prospective investors should read this section in conjunction
with “Risk Factors”, “Industry Overview”, and “Management’s Discussions and Analysis of Financial Condition
and Results of Operations” on page 29, 120 and 325 as well as the financial, statistical and other information
contained in this Draft Red Herring Prospectus.

Our fiscal year ends on March 31 of each year, so all references to a particular “fiscal year”, “Fiscal” and
“Fiscal Year” are to the 12-months period ended March 31 of that fiscal year. All references to a year are to that
Fiscal Year, unless otherwise noted. Unless otherwise indicated, the financial information included herein is
based on our Restated Consolidated Financial Statements included in this Draft Red Herring Prospectus. For
further information, see “Restated Consolidated Financial Statements” on page 254. We have, in this Draft Red
Herring Prospectus, included various operational performance indicators, some of which may not be derived
from our Restated Consolidated Financial Statements and may not have been subjected to an audit or review by
our Statutory Auditor. The manner in which such operational performance indicators are calculated and
presented, and the assumptions and estimates used in such calculation, may vary from that used by other real
estate companies in India and other jurisdictions. Investors are accordingly cautioned against placing undue
reliance on such information in making an investment decision and should consult their own advisors and evaluate
such information in the context of the Restated Consolidated Financial Statements and other information relating
to our business and operations included in this Draft Red Herring Prospectus.

In this chapter any reference to ‘we’, ‘us’ or ‘our’is Suraj Estate Developers Limited on a consolidated basis and
any reference to ‘our Company’ is to Suraj Estate Developers Limited on a standalone basis.

OVERVIEW

We have a major residential portfolio located in the markets of Mahim, Dadar, Prabhadevi and Parel, which are
sub-markets of the South Central Mumbai micro market where we have established our presence and are one of
the market leaders in these locations. (Source: Company Commissioned Anarock Report). We are among the top
ten developers as per supply (in number of units). Out of the top ten developers, we rank first with 15.92% market
share. Further, we are also among the top ten developers as per absorption (in number of units) where we rank
first with 16.99% market share. (Source: Company Commissioned Anarock Report). We have been involved in
the real estate business since 1986, and develop real estate across the residential and commercial sectors in the
South Central Mumbai region. We are now venturing into residential real estate development in Bandra sub-
market.

In our residential portfolio, we are present across the “value luxury” and “luxury” segments across multiple price
points with unit values ranging from ¥10.00 million to ¥130.00 million. In our commercial portfolio, we have
constructed and sold built-to-suit corporate headquarters to our institutional clientele namely, Saraswat Co-
operative Bank Limited (Prabhadevi) and Clearing Corporation of India Limited (Dadar). To cater to the
increasing need for smaller independent offices in the commercial segment, we plan to foray into developing
boutique office spaces on Tulsi Pipe Road, Mahim.

We have a longstanding presence of over thirty-six (36) years in the real estate market in Mumbai. Our customer-
centric business model focuses on addressing customer requirements in various locations, ticket sizes and
configurations. Our ability to deliver differentiated product offerings through our deep understanding of the real
estate market coupled with design and execution capabilities, strong brand presence and extensive marketing
initiatives has helped us to successfully grow our business. We have established a strong brand and a successful
track record in the real estate industry through our emphasis on contemporary architecture, strong project
execution capabilities and quality construction. Our strong presence in the South Central Mumbai region has
generated significant brand recall in sub markets in this region and substantial sales referrals from existing
customers. Our brand name, longstanding operations and extensive experience in South Central Mumbai region
provides us with significant opportunities in this fast-growing redevelopment sub-markets in the region.

From 2016 to 2023 (Q1), we launched 15 residential projects out of which 13 projects (~87%) are redevelopment
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projects. (Source: Company Commissioned Anarock Report). We have over the years earned our reputation in
South Central Mumbai region through quality-conscious development and specialization in the redevelopment of
tenanted properties. Majority of our projects executed by us are on land owned by us or through development
agreements with land-owners. Since most of the land parcels in the South Central Mumbai market are in the nature
of redevelopment projects, our core competence lies in tenant settlement which is a key element for unlocking
value on such land parcels. We identify cessed/ non-cessed properties with existing tenants, and tie up with the
landlords of such tenanted properties by entering into a development agreement or on outright purchase basis
through conveyance deed. We have over the years provided good quality housing free-of-cost to the existing
tenants/ occupants of redevelopment properties. As on March 31, 2023, we have redeveloped houses for more
than 1,011 tenants free-of-cost under regulation 33(7) of the Development Control and Promotion Regulation,
2034 (“DCP Regulations”). Compliance of Regulation 33(7) of the DCP Regulations enables sanction of more
than FSI - 3.00 for development by the regulatory authorities. As on the date of this Draft Red Herring Prospectus,
there are 14,207 number of cessed properties in the island city of Mumbai which are yet to be redeveloped.

To bring to life our vision of creating contemporary, sustainable and quality construction, we work with a host of
leading architects, namely Sanjay Puri Architects and Vivek Bhole Architects Private Limited for our projects.
Almost all aspects of our real estate development business are conducted through in-house capabilities, including
acquisition of suitable land and delivering a project from conceptualization to completion. We have also set up an
integrated in-house project management team to focus on procurement efficiencies, vendor selection and
construction activities. Our in-house sales team is supported by a distribution network of multiple non-exclusive
and select channel partners across India which cater to key high networth individuals and non-resident Indians.
We also have a full-fledged in-house customer relationship team and after-sales team which supports customers
from the property booking stage till the final delivery of the property.

Our Company was founded by our Promoter, Rajan Meenathakonil Thomas, who is the Chairperson and
Managing Director with over thirty-six (36) years of experience in various aspects of real estate business. The
leadership team also consists of Rahul Rajan Jesu Thomas, Whole-time Director with over sixteen (16) years of
experience in various aspects of real estate business along with other professionals, each having vast experience
across different industries and who are instrumental in implementing our business strategies. As on May 31, 2023,
we have completed forty-two (42) projects with a developed area of more than 1,046,543.20 square feet in the
South Central Mumbai region. In addition to the Completed Projects, we have eleven (11) Ongoing Projects with
a developable area of 1,714,962.03 square feet and saleable RERA carpet area 497,774 square feet and twenty-
one (21) Upcoming Projects with an estimated carpet area of 843,192 square feet.

We are amongst the prominent real estate developers, focused primarily on value luxury and luxury segments and
commercial segment through:

. construction and development of high quality 1 BHK flats and compact 2 BHK flats, catering to
aspirational buyers and provide value for money residential projects, in premium locations (“Value
Luxury Segment”);

. construction and development of high quality 2 BHK flats, 3 BHK flats and 4 BHK flats, catering to
ultra-high net worth and high net worth individual buyers in the South Central Mumbai region (“Luxury
Segment”); and

. construction and development of commercial offices on a built-to-suit model for select clientele and
boutique offices (“Commercial Segment”).

The details of our Value Luxury and Luxury Segments in the residential projects are stated as below:
Value Luxury Segment

We are one of the market leaders in terms of Supply of 1BHK, 2BHK units in the market. (Source: Company
Commissioned Anarock Report). In this segment, we provide 1BHK flats ranging from 300 to 500 square feet
carpet area and compact 2BHK flats ranging from 500 to 800 square feet carpet area which have witnessed a
robust demand in the South Central Mumbai region. Recently, in this segment we have completed projects namely,
St. Anthony Apartments (Mahim), Lumiere (Dadar) and Elizabeth Apartment (Dadar). We are an early entrant in
this segment by providing spacious 1BHK flats and compact 2BHK flats with sea views, banquets, parking space,
gymnasium and premium quality amenities. The table below demonstrates the high demand of Value Luxury
Segment of our projects in the South Central Mumbai region:

178



Project Name Expected Total number | Units sold as of May | % of units sold
Completion of units for | 31, 2023
date as filed | sale
with RERA

Emmanuel (Dadar) December 30, 59 54 91.53
2025

Lousiandra (Dadar) June 30, 2023* 60 60 100.00

(*Post 31% May 2023, the Expected Completion Date have been revised to June 30, 2024)

To cater to the high demand of 1 BHK flats and compact 2 BHK flats in the South Central Mumbai region, we
are developing projects such as Ave Maria (Dadar), Vitalis (Mahim), Suraj Parkview 2 (Dadar) and Suraj Eterna
(Mahim).

Luxury Segment

Our ability to design high-quality differentiated products and strategic positioning, coupled with limited land
availability in the South Central Mumbai micro-market have been key to our success in the Luxury Segment. We
provide 2 BHK flats ranging from 800 to 950 square feet carpet area and 3 BHK flats ranging from 1,000 to 1,500
square feet carpet area and 4 BHK flats ranging from 1,800 to 2,200 square feet carpet area which have witnessed
robust demand in the South Central Mumbai region. Recently, in this segment we have Completed Projects namely
Mangirish (Dadar) and Tranquil Bay (Dadar) which are located in close proximity to the Arabian Sea. We are
currently developing projects i.e. Palette (Dadar) and Ocean Star (Dadar), both designed by the leading architect
Sanjay Puri Architects. These prime projects offer sea view, a distinguishing feature of floor to floor height of 12
ft. 6 inches, double glazing windows which provides insulation from sound and weather, swimming pool, multi-
level podium parking, walking track, club house, kids play area, gymnasium, luxury fitting and fixtures, amongst
other amenities. Since both the projects are high rise residential towers, we have awarded the contract to a civil
contractor.

Project Name Expected Total number | Units sold as of May | % of units sold
Completion of units for | 31, 2023
date as filed | sale
with RERA
Palette June 30, 2023* 109 98 89.91
Ocean Star-1 June 30, 2023 ** 24 22 91.67

(*Post 315t May 2023, the Expected Completion Date have been revised to June 29, 2024)
(**Post 31% May 2023, the Expected Completion Date have been revised to June 30, 2026)

In addition to the above, we have also constructed and sold residential buildings for our institutional clientele such
Clearing Corporation of India Limited (Dadar) and other financial institutions.

Commercial Segment

We have also developed many commercial real estate projects and mixed-use developments around our core
residential projects. We have constructed and sold corporate offices to institutional clientele such as Saraswat Co-
operative Bank Limited (Prabhadevi) and Clearing Corporation of India Limited (Dadar). To cater to the
increasing need for smaller independent offices in the commercial segment, we are currently, proposing a 31
storey commercial building situated in Tulsi Pipe Road, Mahim comprising of self-contained independent offices
with toilet and pantry ranging from 200.00 to 750.00 square feet carpet area.

Land Reserves

We have certain land parcels situated at Bandra (West) and Santacruz (East) for future development. As of May
31, 2023, we have Land Reserves of 10,359.77 square meters, which we intend to develop in future by utilizing
the entire FSI potential of more than index 2.0, subject to various factors including marketability and receipt of
regulatory clearances.

We have land parcels admeasuring 9,631.35 square meters situated at Bandra (West), Mumbai, Maharashtra and

land parcels admeasuring 728.42 square meters located at Santacruz (East), Mumbai, Maharashtra for future
development. The details of these land parcels are as below:
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Sr. | Location Name of | Company’s / | Leased/ Plot Area
No. company/ Entity’s Owned/ (Square
entity that is | effective stake | Development meters)
the developer of | in the project | Rights
the project (%)
1. C.T.S No.918 Mount Mary, | Accord Estate | 100 Leasehold 1,173.57
Hill Road, Bandra (W) Private Limited Rights
2. C.T.S No.930 Mount Mary, | Accord Estate | 100 Owned 364.21
Hill Road, Bandra (W) Private Limited
3. C.T.S No.917 Mount Mary, | Accord Estate | 100 Development 3,884.91
Hill Road, Bandra (W) Private Limited Rights
4. C.T.S No.929 Mount Mary, | Accord Estate | 100 Development 1,740.12
Hill Road, Bandra (W) Private Limited Rights
5. C.T.S No.931 Mount Mary, | Accord Estate | 100 Development 890.29
Hill Road, Bandra (W) Private Limited Rights
6. C.T.S No.916 Mount Mary, | Accord Estate | 100 Development 1,578.25
Hill Road, Bandra (W) Private Limited Rights
Total Bandra (W) 9,631.35
7. CS No. 3429, 3430 and 3262 | Suraj Estate | 100 Development 728.42
— Kole Kalyan Property, | Developers Rights
Santacruz (E) Limited
Total Santacruz (W) 728.42
Total 10,359.77

The below table sets forth certain key operational information relating to our projects as of May 31, 2023:

Completed Projects

Number of Projects

Developed Area

(square feet)

42

1,046,543.20

Ongoing Projects

Number of Projects*

Developable Area

Saleable RERA Carpet Area

(square feet)

(square feet)

11 1,714,962.03 497,774
Upcoming Projects
Number of Projects* Estimated Carpet Area for Sale®
(square feet)
21 843,192

(@ Estimated Carpet Area for Sale has been calculated based on certain assumptions and estimates made and
certified by the independent architect namely, Priyanka Rajaram Rahate (registration number: CA/16/76549) in
her certificate dated July 13, 2023. The actual Estimated Sale Carpet Area may vary from the estimated Carpet
Area for Sale presented herein on the basis of plans approv