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Forward

Liases Foras was approached KYZ developeto conduct Best Use Analysend Design Brie
developmentwhich helps them to take decision on future development plan tf@ir ABC location
located in Kadivali East, Mumbai Maharashtr@he project is framed and developed undee thead of
MAHADA Redevelopmenblty. Following are the key statistical details of eject.

1 The site impproximatelyXXXacres of the continous land parcel.

1 Cumulative development potential of the subject siteXiXXsg.ft. of BUA (Built pi area)as
mentioned byXYZ developers

9 After the rehalilitation, built up area available for sale38,08,271sqft.

While, there are many ways to arrive at thecommendations related to product, price and phasing
have consideredationales, whichaccording to urban economics are most crucial for success of
location. All the recommendations and suggestions nerdd in the report are directly or indirectl
governed by scientifically laid down theories'and methodologies of Urban Economics. We ho,
report will be helpful taXYZ developets envisage the mject and its future market outlook.

Disclaimer

The nformation provided in this report'is based on the data collected by Liases Foras. Liases Fc
taken due care in the collection of the data. However; Liases Foras does not warranty the correct
the information provided in this report.

The reportis available only on "as is" basis and without any warranties express or implied. Liase:
disclaims all warranties including the implied warranty of merchantability and fitness for any purpo

Without prejudice to the above, Liases Foras will notikle for any damages of any kind arts from
the use of this report including, but not limited to. direct, indirect, incidental, punitive, spec
consequential and/ or exemplary damages including but not limited to, damages for loss of
goodwil resulting from:

1 The incorrectness and/or inaccuracy of the information available on or through the Site
1 Any action taken, proceeding initiated, transaction entered into on the basis of the inform:
available in this report

Terms of usage,
Except asexpressly permitted below, users of this report should not copy, modify, alter, rev

engineer, disassemble, sell, transfer, rent, license, publish, distribute, disseminate or otherwise
access to all or any of the Information.




Liases roras XYZ developer®ecember201X

Contents
FOTWAIT. ...ttt e e oo oo e e e et e ettt et e e e e e e e e e e e e e e e e as 1
D ESTo] = [ LT TP PPPPPPPP 1
IS o ) o 11 ] = SRRSO 6
LISt Of TADIES ...t e e e e e e e 9
(O =11 (=] Gt gl [ ] (o o L1 T £ o 11
| 11
L0 o] =03 1Y = 11
1 (S o Tot=Y (o o N PO 11
S L0 [0 |V AN o] o] o Y= T o R 12
Y 10 [0 |V 0T 1] 0T 1T 1 = S 12
Site Assessment and Prospected Future Development..........ccooovvvviiee i e 12
Real Estate MarkePast Present and Future OUtlQak ... ... i 12
Product Assessment and Related RecommendationS..............cooovureeiieriniiirieee e eee e 13

Recommendation on Development mix, Timeline, Phase Wise Product Mix and Launch Sttategy

Preparation of Design Brief for Master Planning EXELCISE......ccivuvviiiiiiiiee e, 13
Catchment DefiNItIONS ... .. oot i e e s s ee s e s B et e e et e e e e s s e e e e e e nnr e e e e s e 14
Chapta: 2: Site ASSESSIMENT. ... ... it i i i e e e e e e eee ettt aa e e e e et e e eeaaeeeeseeaeeer e seesaaaseeeeessssssrrnes 15
Site CRArACTEIISTICS. ... ettt fee e iR rn oottt e e bttt e e e et e e e e e et e e e et e e e e et e e e e e e nnnees 15
[ TEY (o] ol =) =T o] o] 1 =1 o 15
Existing Land Use and Neighbourhood Prafile................cooo i 16
(e ge] oo 1ST=To I @70 ] 0] 0 [=Tod 1171 VPP PPPPPSPRTPRN 17
Impact of the Proposed CONNECLIVILY............ooiiiiiiiieeiicceee e e 18
State of SOCIAl INTIASIIUCTULE /toi.. . e e 19
EdUCAtION FaCility. ..ot e 20

[ (o= 1L g To= T = (o111 Y PP 21
Retail (CUM RECIEALION).......uuiiituitiiiii i i s e eee e ettt ee e e e e e e et e e e e e eeeeaeeearrr e e aaeaeaeaaaas 22
WAIT CRAIACTEIISTICS .......tteeieeiiitee it e e e etttk e e e et e e e e et e e e e e anb e e e e e e nnnneeeeeans 23
Future Housing Dynamics of30uth Ward...............oooiiiiiiiie e 24
ComparativePopulation Dynamics of MMR.............oooiiiiiiiiiccce e 25
Population Dynamics of Ward RIS...........uuiiiiiiii et e e 26
Future HouSING NEEA ASSESSIMENT. .. .uuuuuiiiieiiii e e eeeee e e e e e e e e e e e e e eeas 26




Liases roras XYZ developer®ecember201X

Chapter 3 Residential Market DYNBIBL...........ccoooiiiiiiiieieeeis e e e e e e e e e 27
Ty goTo (U1 i o] o FO PP TP PP PPPPPRPPTP 27
MMR Market DYNAIMICS.........ooiiiiiiiieiee s e e e e e e e e e et e e e e e e e aaeeas 28

Inter SUDUID PerfOormManCe...........ooiiiiiiiiiiii e 29
WesErn SubUrbMarket DYNAMICS........uuuuiiiiiiiii i e i eeeee e ceee e e e e e e e e e e e e e e e e eeeeeeaesarereaaa s 30
Inter Location Market Dynamics in Western Suburh.............ooovviiiiiciiiiieeeeeeeeeee, 31
Catchment Market DYNAIMICS .. ..uuueueiiee i ie i e e e e eeeeeeeeeeeii s e e e e e e e e e e e eeeasseaear it aaaeeaeaaeeeeees 32
Inter Location Market Dynamics in Western SubuBased upon New Launches.................... 34
Spatial Market (or the Distance Band) ANalYSIS........citeieier it e e e e eeeeaaanns 36
INVENTOIY MOVEIMENT. ... it e i e e e e e s ee et i e e et e e e e e e ne e e eat e e e eaen s 36
SaAlES MOVEIMENL.......uiiiiiiiiiiiiii et bt et e e e e e et b b e e e e e e e e e e e e e e e e e e 37
PrICE MOVEIMENL. ...ttt b et e et e e e ar e e B e e e e e s e e e e e ane 38
IO I =T o [0S (1o Y PP 39
1Y PP 39
WESTEIN BT, et et a et ettt e e st e e e s e e e s 39
(O 1003 0] 0 0= 1 A TSP PPPPPPPPP 40
Location Kandivali (E)....... ccuutueuurruueeeieeasee e eifeniiineeuuessnns st e eeeeeseeseeesesssssnsssnnnsaseaaaaeeasaseeess 41
e ETe SR BT (=T 00 1T o Ui o R S TP TP PPPPPPPPP 41
Summary Residential Real Estate Market MOVEMENL...........cccooveeiiiiiieeiie e, 41
(=TT (o T e O TP PPPPPPP Y o

Chapter 4 Residential Real Estate Maretiture OUHIOOK. ...........ueeiiiiiiiiiiii e 44
1100 (8 ox 1 0] o R PP PP PPPPPPPPPPPPPPR 44
Study Area DEFINITION. ........... ittt e e e e e e e e ae e e e e e e s s a b eeeees 44
Approach and KeY ASSUMPLIONS. ........ccuiiiiiiiiiiiiieeeiiiiiii ettt e e e e s e ee s r e e e e e aaaaeeeeesd 45
Typical Real Estate ECONOMIC PAIIN...........uuuiiiiiiiiiieeiiieeee e 46
FutureMarket Outlook and Ideal Strategy for LAunChes............cccuiiiiiiiiiiiiiiee e a7
AssessmMeNnt 0N the LAUNCN SIZE..........uuiiiiiiieee e 48

Assessment on Market Share Caplure..........uuueeeiiiiiiiiiee e 49
Product LANCh CyCle and STrateOy.........coeeiiiiiiiiiiiiiii et ss s e e e e e e e eae e 49
Case StudyLokhandwala COMPIEX.........cc.uuuiiiiiiiiiii e e e 49
Inference: Typical Pattern of DEVEIOPMENL..........oviiiiiiiiiiiieee e 51




Liases roras XYZ developer®ecember201X

Suggested Product Launch Strategy with respect t0 Time......cccoeeeiiiiiiiiiieiiiie 81
Chapter 5 Product and Cost Range ANAIYSIS. ... ..uuuciiiiiiiiieieeeeieeeeeiies s e e e e e e e e e eeeaeeaanrnnaaans B3
Ty goTo (U1 i o] o FO TP TP PO PP PP PPPPPIPPTP 53
oo [W o Y g T V£ L SRS 53
PrOQUCT SHTL......eeeeeee et e e e e e e e nnnee s 54
Product Mix in Immediate ViICINILY..........uuuuieiiiiiic e e e e e 55
Product RAIONAL.........coiiiiiiiiiiie Bt 55
Typology Wise Cost RANge ANAIYSIS.........uuuuuiiuiiiiieeeeeeeiferiiiitiese e e e e e e e e e e e e eeeeeaeenrrr 58
1BHK Cost Range Analysis in CatChmEenL............ctiiei e eeee 58
2BHK Cost Range Analysis in CatChmenL...... o it e 60
3BHK Cost Range Analysis in CatChmenLa.. ... e 63
4ABHK Cast Range Analysis in CatChment.. ..o i i 66
Typical Unit Sizes and Configuration................oiiceaioni s i e a e 69
Product SPeCIfiCAtiONS. ...........ui et e e e e e e e e e e eeeeeee s iss s eeeeeeeaeeeeeeeeeeeeeasseerrrr s eeeaaaaeaeaaeeees) 69
Consun@r PreferenCe STUAY..........ooo oo i e e e e e e i et s s e e e e e e e e e e e eeeeeaaneaenne 71
1/ T=] (g (0] (o o V2 72
Parameters StUGIA. ......... et s tasee s b e e e e e eesiinnneseeeeeeeeeeeeeeeeeeeeennnnen d 2
KBY INTEIENCES. ... ettt et e e e ettt eee s e e e e e e e eaeee et e eeeesses s s e e aaaeeaeaaaaeeeeeeeneernnns 72
Chapter 6 RECOMMENAALIONS ...ttt eiee e i eee e iietie e e e e e e e e e e e e e e e e eeaa b e a e s s e s e eeeeeaaaeeeensssennnnnes 74
RESIAENTIAI PrOTUCT IVIX ... ittt ees st ettt e e e e e e e e e e e e e e e ettt e e e e et e e e e e e e e e e e e e aanns 74
Detailed Residential PrOQUCT MIX u........evriiiiiieeeiiieee sttt e e eee s 74

[ oo [ o T LTt IR = =T 75
Other Real ESTAte FOIMALS. .. i ettt e et e e e e e e e e e eeeeas 77
= 1| ST PO PPT PP PPPPPPPPPP 77
=0 [ o= 11 (0] 0 F= | PP PP PP P PPPPPPRPPPPPPPN 78
[T = 11 o= T PSSR 79
(0] 001 01T o - | PRSP 79
Recommended DeVelOPMENT IMIX........uuuii i iiiiieeeeeee et e et e e e e e ene e 81
YEAI WISE LAUNCK ..ottt e e e e e e e e e e e e e e e e e e d 81
Year wise CONSIIUCHON & SAIES.........uuuiiiiiiiiiiiieee et 82
Chapter ZFINaNCIal ANGIYSIS.......ouiiiiiiiiiiiii e e e e e e e e e e e ae e e e s s e aannnes 84




T AF
Liases roras XYZ developer®ecember201X

Ty goTo (U1 i o] o FO TP PP PP OPPPPPPTPPPPPRPPTP 84
DeVvelopmeNnt POLENTIAL...........uuiiiiiiiii e e e e e et a e e e e e aaaas 84
ASSUMPIONS MAAE.......iiii i e e e et a e e e e e e e e e e e e eeaesaerernara s 85
FINaNCial CaICUIALION........coiiiiiiii et e e 86
Chapter 8 Master Planning Design Bre ... e 38
Ty goTo (U1 i o] o FO TP PP PP PP PP PP PPPPPRPPTP 38
Approach and Methodology for Case SeleChoN............oovviiiee i 88
Design EValuation CriteIa..........uuuuuiiiiiiiieeeeee e e adba e e e e e e e e e e e e e e e e e e e e aee st eaeeaeaeaaaaes 89
Elements Of TOWNSNIP.....coooiiiiiiiici e i e e i e e e e e e e et e e e e e ee ettt eeeaaeaeeaaaaaeesd 89
Grading Attained By the Selected TOWNSIPS i i e i 98

L] 0 F7ST = T Y S 100




Liases roras XYZ developer®ecember201X

List of Figures

Figure 1 Site LOCAtiON DIraWINQ.......uiieiieiiiiiie e et eeeeis e e e e et e e s e et s s e e s eeata e e e e e eeann e eeeeennnnnns 11
FIgure 2 StUAY APPIOBCKL... ..ottt e et e e e e e e e e e e e e e e e s 12
Figure 3 MICrO CAtCNMENL. .......ciiiiiiie i e e e e e e e e e e e e e e e e e e e e e e e e e e annnnes 14
Figue 4 Site Location in the context of MIMR .........ooiiiiiiiiiiii e 15
FIQUIE 5 SItE LOCALION... ..o e e e e e e e e e e e e e e e e b b eas 15
Figure 6 Pre 2000 DEeVEIOPMENT. .. ..uuuuiiii it e e e e e e e e e e e e e e eeeeeeaaaas 16
Figure 7 Development during 2003 ............cuuuiiiierieeiieeee et afiin s e e e ee s e e e eeesaeneeeeeeenenneaanes 16
Figure 8 Development during 20@8 ............coooiiiiiiiuiiieneieee sfoetteae e e e e e e e e e e e e 16
Figure 9 Development during 20@8.............coooiiiiinnmiene bt e e e e e e e 16
Figure 10 Development during 2000 .............uueiiiiiiiiee e et e e e e e e e e e e ee e 16
Figurell Development during 20302 .........uuuueuiie s diee i e eeeeeieeeiieeees s e e e e eeeeeeeseeeesssessreennnnnnas 16
Figure 12 Existing Land use profile in the VICINILY............ooorrrri e, 17
Figure 13 Proposed Connectivity Near SUDJECLSILE..........uuuuiiiiii e 18
Figure 14 Impact of the Proposed CONNECHVItY......cii i iiiieiii i e e ie e e e bae e e e e seerees e e eeeeenes 19
Figure 15 SchoolS iN the VICIULY. .. ... e e e e e e e e e e e e e eeeeeana b e e e eeeeaeeas 20
Figure 16 Hospitals with More Than 100 BedS............. i 21
Figure 17 MallS i LOCAITY.......eeeiiieeeesiiisi st e e s ar s et et e e e e e e e e e e e e e e e e e e e e aannnnes 23
Figure 18 Ward PIN and RIS.........ooo e it e e e 24
Figure 19 Land use Breakupof Ward.RIS...............o i i 24
Figure 20 Population Trends in MUmbai.......ccoie oo e 25
Figure 21 Population CAGR 2€L...............ooe ittt et a e e e e e e e e e e e e e e eeeeennnennnes 25
FIQUIE 22 STUAY AT .. ittt ettt e ee e e e e e e e e e e et he ettt eee e ettt e e e e e e e e e s s s s b s e annbbss e e e e e e e e eeeeeeaaaannnnas 27
Figure 23 Graph.showing MMR Sales, Supply and Price.Trend.............ccccovviiiiiiiiieeees 28
Figure 24 Charts showing Unsold Stock and Sales of MMR in its suburbs...........cccccceen, 30
Figure 25 Graph Showing Western Suburb Market Trends...........cccoeeeeeeeeeeeeeviiiiccee e, 30
Figure 26 Charts Showing Unsold Stocklzast 12 Months Sales in Western Suburh.................... 32
Figure 27 Graph Showing Unsold Stock, Last 12 Months Sales and Months Inventorynre@atch33
Figure 28 Charts Showing Unsold Stock and Last 12 Months Sales in Catchment.................... 33
Figure 29 Last 12 Months' Sales in New Launch in Western Suburb.............ccccoooens 34
Figure 30 Graph Showing the Inventory Movement in Distance Band............ccccccccneiiiiinnininnnns 37
Figure 31 Graph Showing the SaMovement in Distance Band...............cccvvvvvviceeiiiiiiee e, 37
Figure 32 Graph Showing the Price Movement in Distance.Band............ccccccooeeeeiiii, 38
Figure 33 MMR Price to Sales Velocity Correlation..........ccocoeviiiiiieeiiiiciceecess e e 39
Figure 34 Western Suburb Price to Sales Velocity Correlation...........coooovvvvieeieiieiiiiieeeeeeniien e 40
Figure 35 Catchment Price to Sales Velocity CorrelatiQn................uueuiiaeiiiiieieieiiiiieeee 40
Figure 36 Kandivali (E) Price to Sales Velocity Correlation..............ccccoeiiiiiiiiiiiiiieeee s 41
Figure 37 Study Area Definition for Future Projection of Residential Market..................ccceennnn 45
Figure 38 PricinBehaviour OVer NEXt 27 YEAIS.........ccccuuiiiiiiiiieeiiieeeeee e e e e e s s s eeeeaaee e 46
Figure 39 Typical Real Estate Economic Pattern Graph............ccccccvvveeeeiievenn A7
Figure 40 Future Market OULIO0K..............uvviiiiiiiiieee e eeeennvn D AT

6




Liases roras XYZ developer®ecember201X

Figure 41 Launch Size ASSESSIMEHSE StUAY..........cceeeeeeiiiiiiieeiieiiiiie e eeenn. . A8
Figure 42 Market Share CaptikBase StUAY........ccceuuuiiiieiiieiieee e er e e e e e e e e e e e eene 49
Figure 43 Phases of Development of Lokhandwala CompleX..........ccccovveviiiniiiiiiiiiiin e, 50
Figure 44 Typical Development Pattern of any LocatiQn..............cc.uvviimmeiiiiiiiiiiieeeeee s 51
Figure 45 Graph Showing Product Shift iRIRIL...........oooiiiiiii e 54
Figure 46 Graph Showing Product Shift in CatChment.............cccuviiiiiiiiiiiieee e 54
Figure 47 Existing Product Compositioimmediate Vicinity of Subject Site.................coeevrrivnennns 55
Figure 48 Charts Showing Last 12 Months' Sales and Unsold Stock of 1BHK Apartmenits........ 58
Figure 49 Ryduct Grading of 1BHK ApartmentS........cccoooo i i eeeeeiiiis e seeereee e s ee e e e eeend 60
Figure 50 Hiranandani Heritag@ristine Floor Plan 1BHK ... 60
Figure 51 The Exr&uelta FIoor Plan 1BHK..........oooiiiiii it 60
Figure 52 Charts Showing Last 12 Months' Sales andUnsold Stock of 2BHK Apartmenits........! 61
Figure 53 Product Grading of 2BHK APartments...cicciie e oo e e e e e eeeeeeecennnnnnd 62
Figure 54 Spring Groveokhandwala Floor Plan 2BHK....................oiiiieetin e 63
Figure 55 YvonndNahar- FIoor Plan 2BHK ...t e et e e e e e e 63
Figure 56 Charts Showing Last 12 Months' Sales and Unsold-Stock of 3BHK Apartments........! 64
Figure 57 Product Grading of 3BHK APartments. ... .o sas s et eeeeeeeeeeeeeennd 65
Figure 58 Rivali Partsoregaon FIoor PIan SBHK .......... e 66
Figure 59 Kalpataru Radiancgoregaon Floor Plan 3BHK... oot 66
Figure 60 Charts Showing Last 12 Months' SaldsJmsold Stock of 4BHK Apartmenits.................! 67
Figure 61 Product Grading of 4BHK APartMents...... .o ieee et e e e e eeeeeveessnnennnnd 68
Figure 62 Lodhdioranza Floor Plan 4BHK . ... ... i 68
Figure 63 Hiranandani Heritag&loor Plan 4BHK ... ... 68
Figure 64 Area Requirement for a SChQQL..........ccco i 78
Figure 65 Last 12 Months' Sales Trend of Commercial Property.............coooevmmiiiiiiiiiieniieeeeeeeen 80
Figure 66 Year WISE LABUNCI. ..o e ittt e e e e e e e eeeaeee e d 81
Figure67 Year wise CONSIIUCHION & SAIES.........cooiiriiiiice e e e e 82
Figure 68 Approach and Methodology for Case SelectiQn..............ccoooiirrriiiiiiiciiecce e, 88
Figure 69 Example of Public Realrl@81 Heritage Mall, HONg KONQ..........uuueiiiiiiiiiiiiiiiiiieeiiiiinn 90
Figure 70 Example of Public Realfownship Level Open Spa@&rigade Gateway, Bengaluru........ 90
Figure 71 Public Realm In context of Samta NAQAL............ccooiiiiiiiiiiiiiieee e 90
Figure 72 Characiistics of the Public Realm in context of Samta Nagar................ccccciiviinnnnnn. 91
Figure 73 Example of the Iconic Built fetdiranandani Gardens, POWal.............ccccoeeeeeeieeeevviennnnns 91
Figure 74 View from Western Express Highway towards Samta Nagar ( Visual texture in conteS8
Figure 75 Characteristics of the Bdidtms- Kanchenjunga by Charles Correa........ccccceeeeeeeeneenn.. 93
Figure 76 Characteristics of the Built for@Beirut, Lebanon, Foster & Partners............ccc.oceeeee. 93
Figure 77 Example of the Neighbourhood level open spfaigade Gateway, Bengaluru................ 93
Figure 78EnvisagedCharacteristicof the Neighbourhood level open space in case of Samta Nagar
Example of Prestige Shanti Niketan, BengalurU.............oooiiiiiiiiceeeee e 93
Figure 79 Relationship Diagram of various Real estate Formats with each other and the conne@gvity
Figure 80 Example of the street segregatibliranandani Gardens, POWal................cooevvvvviienninnl! 96
Figure 81 Envisaged Characteristics of Street Design in case of Samta.Nagar..............ccceeeennn. 96

7




T AF
Liases roras XYZ developer®ecember201X

Figure 82 Example of the Node ahfiion- Hiranandani Gardens, Powai................cccvvvvvvvvcieneennnn. 96
Figure 83 Example of the Node definition.............oi i e 96
Figure 84 Envisaged Characteristics of a Node in Samta-Maigsade Summit, Bengaluru.............. 97
Figure 85 International Example of Sustainable DeSIign............ciiiiiiriiiiiie e 98
Figure 86 Example of Sustainable Desiglagarpatta City...........ccoovviiiiiiiiiimmmiiiiiiiieeee e 98

Figure 87 Graph showing Grades Attained by the Selected Townships..............cccccvviiiviiieeennn. 99




Liases roras XYZ developer®ecember201X

List of Tables

Table 1 Schools Available in 10 Km Radius from the Subject.Site........cccooovvviieiiiiiii e, 20
Table 2 Hospitals with more than 100 beds in 25 KM radilS............uuveiiiiiieiiiiieeeieeeeeee 22
Table 3 Malls Available in 5 Km Radius from the Subject.Site............coooiiiiiiiiiiiiiieeee, 22
Table 4 Ward POPUIATION........eiiiiiiee et e e e e et e e et e e e e e e e e e e e e e s e s aannees 26
Table 5 POpulation ProJECHIOM . ..........uviiiiiicieseee e e e e e e e e e e e e e e e e e e aeeas 26
Table 6 MMR Market DYNAMICS. . ..uuuuiiieei it e e eeeeeeeeee s s s s e e e e e e e e e e e e e eeseeeb bbb aeeeeeaaaeeees 29
Table 7 Western Suburb Market DYNAMUCS.........covuuruiiiieeeiein e afiueine e e eeeeeiis e eeeesenseeesseennnneeeeeens 31
¢cFoftS y [lFald mu a2y iKaQ {I Sa..Ay..bSé..[.L.dzy.GBKSa
Table %Comparative Market Analysis Excluding the Sales’in New Launches in Catchment........ 35
Table 10 Comparative Last 12 Months Sales & UNSOld...........ccciie i e 35
Table 11 Locations in DIStanCe BandS............uiiiioderiiie i b e e eeeeees 36
Table 12 Price Appreciation in Distance Band..c............ovviieeiin i 38
Table 13 Market SUMMaAry Of SUPPRIY....c.uvi s e et ir e e e eeaaaa s 41
Table 14 Market SUMMaArY Of SAIES ... oo i e e es e et e e e e e e et e e eeeed 42
Table 15 Comparative Price MOVEMENL..........ueiiiiiiiiiea i it e e e e eesa s e i e 42
Table 16 Comparative Sales VeloCity MOVEMENL......... oo 42
Table 17 Existing Land use of Developable Land in Study. A a..............coevvvieiiiiiiiiiiiiiiiiiiiieee 44
Table 18 Catchment Breakup into TYPOIAQY.......cooeitie it eeeee s B3
Table 19 Product Mix Immediate Vicinity of SUbJECt SIt€li........cooiiiiiiie i, 55
Table 20 Pricing Behaviour of various TYPOIQQIES. i i 56
Table 21 EligibliIncome Levels for various TYPOIOGIES.............ooii i e 57
Table 22 Cost Range Wise Market Dynamics of 1BHK Apartments in Catchment..................... 58
Table 23 Best Performing 1BHK Projects in the Catchment Market.............cccoooieeeiiiiiiiiiieeene, 59
Table 24 Cost Range Wise Market Dynamics of 2BHK Apartments in Catchment..................... 61
Table 25 Best Performing 2BHK Projects in the Catchment Matket...............oooiveeeiiiieiiiiinnnnnnnn 62
Table 26 Cost Rangéise Market Dynamics of 3BHK Apartments in Catchment.............ccccceennn.. 63
Table 27 Best Performing 3BHK Projects in the Catchment Martket................ccooeeiicceeeennn, 65
Table 28 Cost Range Wise Market Dynamics of 4BHK Apartments in Catchment..................... 66
Table 29 Best Performing 4BHK Projects in the Catchment Market.............ccoooieeeiiiiiiiiieeee, 67
Table 30 TyPICaAl UNIT SIZES ... .deiciuiiiiiiiiiiiii ettt e e e e e e eeeeeeee ] 69
Table 31 Product SPeCIfiCatIONL............ccoieiiiie e e e e e e e e e ee e 71
Table 32 Suggested Residential ProdUCt.MDX...........ciiiiiiiiiiiie e e e e 75
Table 33 Product LAUNCH STrat@QYi. . .uu o ieeiiiiieie e e eeee ettt e e e e e e e e e e e e e e ee e e e e e eeaaaaeeas 76
Table 34 Project/Phase wise Distribution of Residential Product MiX..........ccccooeiiiieeeiiiniievveennnnn, 77
Table 35 Area Calculation for Retail Cluster at SUBJBE............coovvveeiiiiiiiiiiieee e 77
Table 36 Area Requirement for Proposed SChool............cccciiiiiiiiiiiii e 78
Table 37 Area Calculation for Hospital at SUDJECE SILE...........uuviiiiiiiiieeiiii e 79
Table 38 Commercial Development in the Nearby LOCatiONS..........ccoeviiiiiiiiiiiiiiiiiiieceeee e 80
Table 39 Recommended Development MiX...........ooiiiiiiiiiiciii e 81
Table 40 Amenities Recommendation for SUDJECL.SItE.......cccooiviiiii i, 83

A

y




LIases foras XYZ developer®ecember201X

Table 41 FSI CalCUIALION. ..ottt e e e e e e e e e s s e bbb e e e e e aaeee s 84
Table 42 Assumptions Made for Financial ASSESSINENL...........ccvviiiiiiiie i eeee 85
Table 43 COSt PArtiCUIALS..........e et e e e e e e e e aaeeeeas 86
Table 44 Revenue Achieved as per the CoSt ASSUMPLIONS...........couvviimmmiiiiiieieeeee e e e e 87
Table 45 Financial Calculations Based on COSt & REVENUE............uuuuiiiieireeeeiiieeeeeeeeeeeeieiiiie e 87

10




L1ases roras XYZ developer®ecember201X

Chapter: 1: Introduction

Aim Aim of the study is to suggest the ideal development mix for AlBC
projectand develop the design brief for master planner.

Objectives {1 Identify the potential of the subjeesite with regards to all the
formats of eal estate such asgesidential, commercial, retail ani
hospitality sectors.

1 Recommendation on the relative shares of residdntiatail and
commercial, hoteland educational development at the subje
site.

1 Specific recommendations regarding productiseir pricesand
amenities.

1 Specific timelines for various development elements (phase \
development)

1 Determining the markeefficient achievable outriglitiease rates
for various elements

9 Defining the master planning and design brief considering
present and future market trends.

1 A detailed financial model for various options to be calculated t
istotal revenue, total cost, monthly caslow, Peak Negative Cas
flow, Equity & Debt component, Return on Investment, Return
Equity, NPV, IRR

Site Location The sibjectsite is located®?6km from the Lower Parklconsidered as ¢
point of destination.

Figurel Site Location Drawing

(Soue: Liases Foras, Base Image: Google E

1The economic activity in MMR falls towards island city, which draws maximum numbemployees,but
considering the net flow of employees in the MMR Lower Parel comes as an epicenter of MMR.
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Study Approach Approach to studyrasbeendivided intosixkeysteps or components:

Figure2 Study Approach

uSite assesment with respect to present development and expected future developmen}

~

uReal estate market dynamics and future outlook of the residential real estate market
v

~

uDerivation of the ideal price, size and internal specification of the best selling products
v

. . . . . . Y
wRecommendation on development mix, time line, phase wise product mix and launch

strategy based upon the market practices )

wPreparation of design brief for master planners

oFinancial validation of the product mix and launch strategy

) £ CECECECEC 4

Study Components In this section, the major components of the study as defined in t|
study approach section are described briefly.

Site Assessmentand Site has been studied with following key parameters
Prospected Future

Develogfment - Historical development and growth of the location

- Geographical and socio cultural importance of the subject site.

- Existing building use and proposed land usewfoundingareas

- Population dynamicsincome profiling and upward mobility tc
determine the upgradation of demand and future populatior
demand.

- Present stateof physial infrastructure(water, sewage, road, etc.
and socialnfrastructure(education, halth, etc.)

- Proposed key infrastructure development and its impact on
subject site.

Real Estate Market- Past  Real estate market assessment of the past and prei&ehased upon
Present and Future the existing data base of the Liases Fora® farket analysis has bee
Outlook executed at thredevels Macro market(MMR and Western Subuip
Micro Market and LocationAlong withthis, a spatial band analysis ¢
the distance band analysis is done to understand the distance
market dynamics of residé¢ial market.
Based upon the historical trend and evenfisture market outlook has
been forecasted. Prospected cumulative supply into the market

12
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Product Assessment and
Related
Recommendations

Recommendation on
Development m ix,
Timeline, Phase Wise
Product Mix and Launch
Srategy

Preparation of Design
Brief for Master Planning
Exercise
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beenestimatedbased upon the prospected development potential a
future scope of redevelopment into the market.

Market products in the various segmentgegidential, commercial
retail, educational and healthcard)ave been analyzed based upol
primary and secondary marketable supply and sales.

Based upon the sales, supply and unsold inventory we [t
recommended the various products each segment of the market.

Development mix has been derived by integrating the site attribu
development control regulations andhe market demand. Final
development mix is suggested after getting the financial testing
various development mixes.

Project timeline has been derived based upon the stofdyrojects with
similar scaleintegrated with the constration timeline and market
salesshare capturing method.

Phase wise product mix.is-derived based upon the stufdyistorical
REASE2LIVSY (G 2F |y ySAEH o AIEEK SR/ !
Complexin Andheri West.

Launch strategy is primarily subjectedpmjectedmarketbehaviorand
the financial balancing.

Design brief has been developed based upon the prevailing de
practice in the Indian contextA total of 11 projects have been
shortlisted from a dataset of 982 projects which are having prima
marketable supphof more than 500units. Critera for short listing are
as follow:
T~ Regional setting of the project with reference to its locatic
connectivity, surroundingsieighborhoodcharacteristics, etc
i Zoning, pace configurations, organization patterns, ui
designs.
I  Hierarchy of open spaces @its interaction with built forms
I Methods for provision of basic infrastructure and innovati
techniques used to develop sustainable habhitat
I Design consideration for energy efficiency and cost sa'
measures.
T List of amenities provided artie maintenance charges.
T USP of thegrojects and reason for the commercial success.
I List of consultants involekin the projects.

Shortlisted projects have been studiémt the following criteria.
T Integration of various movements (Pedestrian, Vehicuigicle
in the master plan.
T Consideration on street design and urban design guidelines
i Built to open ratio

13
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T Innovation in controlling the micro climate condition throug
landscape or any other similar ways

Technological innovation for sustainable development

Shotlisted projects have been further compatd¢o characteristicof
development mix talerive the design brief.

Catchment Definitions  Macro catchment: Mumbai Metropolitan Region (MMR) has be

considered as the macro catchment for the stuagng with a study of
western suburb

Micro Catchment: GoregagodogeshwariMalad, Kandivaland Borivali
have been considered as_the micro catchment for the study.

Spatial Band Analysis: A spatial band of 10 to 36 Km is consider¢

this analysis.
Figure 3 Micro catchment
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Chapter: 2: Site Assessment

Site Characteristics

Figure4 Site Location in the context
of MMR
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Historic Development
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ABC project is under the MIADA redevelopment schem It is
approximately 20 year olgettiement developed by MHADA.
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Figure5 Site Location
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Thakur Village is amoagone of the planned developmesibf 199Gs.
First inhabitants of thdocation were the Captains of Agm& Navy,
employees of airlines andsmall entrepreneurs. Key projects develope
before 2000 were &mta Nagar (MHADA society), Challengerowers,

Viceroy Towers

Phase and Gokul

Concorde. Development

concentration in pre2000 era was inclose proximity to Western
Express HighwayThe images below show the morphology study

Thakur Village area from pre 2000stil 2012.
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Figure6 Pre 2000 Development Figure7 Development during 200@3 Figure8 Development during 20034

i [ ]

[/
2 —

o ]

Figure9 Development during 200406

1T | —
W 1 \

Kandivali Eags a part of the Rsouth Ward of Mumbai whichas seen
maximum population growth during the period of 2DQ011 where a
population of 5,89,887 in 2001 increed to 6,91,229

Key reason behind thgrowth isthe increased real estate supply at
reasonablecost rangeThe pojects thatgot ready and occupieth the
first half of decade were projects like Evershine Millennium Park
projects of Vasant and Valley of Flower by Gundecha Develogters

Existing Land Use and  Within the defined catchment of Samtslagar42% of lad is under

Neighbourhood formal housing whereas 28% of land is undgobimal housing §lum),

Profile 12% is defense land,0% isndustrial land while remiaing 8% is undel
mixed use or ducational activities.

As mentioned in the previous sectiorgrowth of the location was
primarily observed during the 20011 period and historics} it had the
cosmopolitan cultureand hencethe location turred out as one of the
prime cosmopolitan locatioto reside in the western suburb.

2Census 2001 and Census 2011
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Figure12 ExistingLand use profile in the vicinity

LIRS

Formal Housing| Informal Housing| || Industrial | I Mixed use|
Defense Land | Educational |

—

(Source: Liases Foras, Base Image: Google E

Proposéd Based upon the Proposed Developmétan 19912011 of Municipal
Connéctivity Corporation of Greater Mumbai and Mumbai Metropolitan Regio
5S@St 2LIvSyi l dzi K2 NRA G @ Qa t NB LJ:

developmentsidentified which are going to impact the sulgje site
directly or indirectly are:

1. Proposedoad connecting Lokhandwal&andivali (E) to Thaku

Village
2. Proposed Metro connectivity from Andheri (E) to Dahisar (E)
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Figurel3 Proposed Connectivity Near Subject Site
L E R OISR

Impact of the
Proposed
Connegtivity

XYZ developerecember201X

il

& Globe, Map data ®2013 Google - |
(Source: Liases Foras, Base Image: Google E

02013 CASSH

Considering the thriving retail fabric at Thakur Village and deficit of
retail at Lokhandwala CompleXandivali Easbeing the connecting
path will increase the movement from Lokhnadwala Compdex
Kandivalieast to the Thakur village. The proposed road connectivity
alsoimprove the position of theinction at SamtéNagarPolice station

Considering the proposed metro station at Mahindra & Mahin
Factory the future pedestrian traffic will be encouraged tce ube
Santa NagarRoute toreach the Thakur Village. This strategic locat
will enhance the viability of the convenient retail activity.

Considering he prevailing trend of the industrial to residenti
conversion in surrounding regipthere isalikely chance th&aMahindra
& Mahindra Industrywill also go undeia similar land use conversior
The development of Maindra & Mahindra factory will ting together
the Thakur Vikhge and Lokhandwala Complex. Hismali Estcan even
act as aownship in itself.
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Figurel4 Impact of the Proposed Connectivity

(Source: Liases Foras, Base Image: Google E

State@df Social This section deals with the social infrastructufi@cluding schools

Infrastructure hospitals and recreationapaces) witin the radius of 10 Km from the
location The demographic profile thatlready existshere shows that
private facilities aregoing to be usedmajorly and so the same i
focused in the section.
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_ B There are a number of smalhd big schools in the area considered 1
Education Facility study. Out of all theschools,there are some 13vell-known schools,
which can be seen in the image below. The nanéghese schools

along with theirdistancefrom the subject site are givein the following

table.

Figurel5 Schools in the Vicinity

vwoacr

rai Beach A ‘
Borivali
Manor 2
Creek 2 “- a

marve peacn 3 r ;
e Khamdlv L 5/ Anita'Nagar

Aksa Beach Malad ‘
Dq_na P.anr' OéiaA

racn
Garenann

Tablel SchoolsAwailable in 10 Km Radius from the,Subject Site

Thani
Tk

Dho

Mulund - | Thar
West = 3

PR |
Vihar Lake Bhandup

(Source: Liases Foras Base Im&pogleMaps)

Sr.No. | Well known Schools'in 10 km radius Travel Distance
1 Gundecha School 1.5 km
2 Lokhandwala Foundation School 2.5km
3 Oberoi International 5.7 km
4 Children's Academy 1.9 km
5 Witty International 4.5 km
6 Ryan International 6.2 km
7 Kapol Vidyanidhinternational School 5.6 km
8 Swami Vivekananda International School 6.7 km
9 Our Lady Of Remedy High School 4.5 km
10 St. Lawrence High School 1.7 km
11 | Thakur Vidya Mandir High School 1.0 km
12 VIBGYORIigh 5.0 km
13 Cambridge School 6.5 km

(Source: Liases Fora:
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N There are a number of small and big hospitals and dispensaries ii
Health care Facility area considered for studythe hospitals with more than 100 beds in .
aerial distance of 20 km alongth their distance from the subject site

are given in the following table.

\ as{'_navohar\'ﬁg._ E ,.m..";';.;...m

Figure16 Hospitals with More Than 100 Beds

" Navi ,
se Image: Google V

(Source: Liase
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Table2 Hospitals with more than 100 beds in 25 km radius

XYZ developerecember201X

Sr.No. Hospitals having above 100 beds No. of Beds Travel Distance
1 ESIC Model Hospit@um ODC 300 12km
e g Pl 0 121
3 BalabhaNanavati Hospital 343 15 km
4 Holy Spirit Hospital 300 11 km
5 Fortis Hospital Ltd 264 22 km
6 Godrej Memorial Hospital 111 21 km
7 LH. Hiranandani Hospital 188 16 km
8 E.S.I.S. Hospital 400 24km
9 Zenith 100 6 km
10 Vertex 100 25km
11 Seven hills Healthcare Pvt. I[(Rroposed) 1500 15 km

Total 2963

Retail (Cum Recreation)

(Note: Municipahospitals are not marked in this list
(Source: Liases Fora:

This is one of the majorequirementswith a residential cluster as fo

survival as well as'convenience a retail cluster is required within ¢
reach. As per the famous urban planning theory or conoephe

Neighbourhood Concept a convenience shopping is required with
radius of 500 medrsbut considering the sizes of the cities and incre:
in convenient distance due to motorization and other factors t
distance can be taken up to8Km.S the following image shows thi
availability of large retail clusters (or malls) in a radiusskin the

names of the same along with their distance from subject site is give

the table below

Table3 Malls Availablein5 Km Radius from the Subject Site

Sr. No.| Malls Travel Distance
1 Grovek 101 1.9 km
2 The Mall 4.5km
3 Oberoi Shopping Mall 4.5 km
4 Raghuleela Mega Mall 4.8 km
5 Infinity Mall 2 5.7 km
6 In Orbit 6.8 km
7 Hyper City 7.1 km

(Source: Liases Fora:
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Figurel7 Malls in Locality
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Ward Characteristics
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Borivali East

Tulsi Lake

LA A~T=18

-----
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Colony

(Source: Liases Foras, Base Im&gpmgle Maps)

For a population oP2lacs we have 6 malls in the vicinity. The curr
vector does not need a new ramation place. However, with thiiture
proposed demography and upliftment in the floating population due
commercial base may out rightincrease the possibility of retail.

Ward R/S(in which the subject site falld)asan area o0f18.31sg.km.
and population 0f5,89,887 persons with density of 2 PPH.Of the
total land area35% ofthe land area is underesidential and 34%nder

natural and open spaces
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Figurel8 Ward P/N and R/S

XYZ developerecember201X
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The graph below shows the land use distribution of the ward un
consideration.

Figurel9 Land useBreakup of Ward R/S
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Future Housing Dynamics
of R-South Ward

The section will @dcussthe future housing need of R/S ward bas:
upon the population increasever the past decades. The graph belc
shows the population of last 5 decades at various levels.
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Comparative Population It can be observed from the graph below that the growth rate of MC:

Dynamics of MMR has decreased in the last decade whereas that of other smi
municipal corporations have increased indicating saturation of Gre
Mumbai area resulting inhséft of population growth from core to the
peripheral corporations.

Figure20 Population Trends in Mumbai

= POP 1971 = POP 1981 = POP 1991 = POP 2001 POP 2011
25.00
"
5
= 20.00
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MMR : MCGM , TMC KDMC VVMC NMMC MBMC

MMR: Mumbai MetropolitanRegion| MCGMMunicipal Corporation of Greater Mumbal]MC:Thane Municipal Corporation|
KDMCKalyan Dombivali Municipal CorporatiodMC:Vasai Virar Municipal CorporatioNMMC:Navi Mumbai Municipal
Corporation [MBMC:Mira Bhayander Municipal corporation|

The graph belowshowsthat the population growth in MCGM is one ¢
the ‘slowest (0.4%j)n the MMR region with the maximum growt
witnessed in Panvel region in 20Q1.

Figure2d PopulationCAGR 20011
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1 1
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I |
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Population Dynamics of This ward falls under the MCGM area and as seen above the gr

Ward R/S rate has decrease in the area in past decade. This section looks
population dynamics of ward R/S and checks the dynamics of this
in the past decadedhefollowingtable gives thepopulation

Table4 Ward Population

1991 2001 2007 CAGR 1992001

561,938 798,775 1,290,000 3.58%
P-S 354,984 437,849 2.12%
RC 303,489 513,077 5.39%
R-N 196,045 363,827 6.38%
RS 393,723 589,887 829,127 4.13%
Future Housing Need For estimating the housing negthe 2007 population data collected b
Assessment the MCGM during the Pulse polio campaigionsidered

The growth rate is derivekeeping in mind thedensity should not be
more than 600persors per. hecere. In. addition, the analysis is dont
considering the housing gap on 2011 as ZERO, and vacant housin¢
is going to be utilized agntal units.

Table5 Population Projection

Particulars Values

CAGR (a) 1.95%
Base Population of 2 (b) 829,127
Projected populatiorfor 2020(c=b*(1+a)"13) 1,065,749
Incremental increasedE ca) 236,622
Household size (e) 4.5
Housing demand & d/e) 52,583
Population inInformal Housing(g=f*0.50) 26,292
Population Assumeth be Accommodated in Rental Housing 10.517
(h=f*0.20) ’

Housing requirement between 2002013 {=f-g-h) 13,146
Annual housing demand={g + h)13) 1,011
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Chapter 3 Residential Market Dynamics

Introduction

Figure22 Stady Area

In thischapter,the residential market dynamics are discussed in de
to find out the most feasible product and cost range for the subject ¢
Detailed surveys of the residential market were carried out inNHdR

region which includes the catchmentarea There were some 3!
projects in the catchment, i.e. the Bhugaon & Bavdhan area, the de
of which are given above in chapter 2. There are more project
Bavdhan as compared to Bhugaon because of its proximity to the ci

The residenial market was studied at four levels so that the inferenc
are neither biased as per the micro trends nor inconsiderate of the |
conditions & location characteristics. These four levels are:

Macro Level:

1T MMR-overall

1 Western Suburb ¢ consisting of Bandra (E & W), Khar (W)
Santacruz (E & W), Juhu, Ville Parle (E & W), Andheri (E ¢
Jogeshwari (E & W), Goregafih & W) Malad (E & W) Kandivali
(E & W)and Borival(E & W).

1 Distance Band Analysiscations falling in the distance band of :
to 30Kmin the western & central suburb

Micro Level:
1 Catchment including Borivali; Kandavali, Malad, Goregaon a
Jogeshwari.
9/ Location : Kandavali East

222
‘@sgaon Ghatghar
Utchil

Ambegaon

Talegaon c
Dabhade

Pimp
Chinch
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MMR Market
Dynamics
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(Source: Liasdsoras, Base Image: Google Map: i

To understand and project the growth and future of the caffecting
the real estate of different regionghe basic character of the ree
estate market of MMR is studied in the section below.

The grap below gives the inventory and sales pattern of MMR fri
January 2006 along with the price trend in the region.

It shows that inventory of MMR is pilingp whereas the sales i
decreasing with increasing prices. The inventory in the regiabblan
increasingfrom March 2010.

Figure23 Graph showingMMR Sales, Supply and Price Trend
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(Source: Liases Fora:

The table below gives the market particulars of last five quar
including salesunsold price, average size, etdoag with the quarter
on quarter change and year on year changeait be clearly seen tha
the unsold stock & increasing whereas the sales is decreasingthe
yearly basisOn the otherhand, on quarterly basis the sales can |
observed to have increas by a good 26%.

The price on the other hand has increased by 6% affecting sales ve
badly, whichhas droppedby 13% from 1.35% to 1.18% in last 1
months.
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Table6 MMR MarketDynamics

Particulars

Unsold Stock (Mn.

Trailing 12 Months -

Q31213 Q41213 Q11314 Q21314 Q31314

XYZ developerecember201X

134.¢ 139.3 146.1 150.6 151.6 1% 13%

Sq.ft)
(In Units) 119,104 1,23.907 1,30,192 133594 134711 1% 13%
Sales (Mn. Sq.ft.) 102 104 9.2 78 99  26%  -4%
(In Units) 9087 10,325 9083 7,771 10147 31% 2%
Value of Stock 0 =)

Sl (6. O BT) %224 9373 8683 7233 8661 20% 6%
\é‘g'é"g' Price Per 19 59r 11627 11,765 11,878 11,956 1% 6%
Wi. Avg. Cost of - Q q

o (Re. Lo 117 119 122 123 124 1% 6%
Wt Avg. AreaPer 4 g9¢ 1000 1092 1,091 1,089 0% 1%

Flat (Sq.ft.)

Sales Velocity (%) 1.35% 1.33% 1.12% 0.93% 1.18% 27% -13%

Q0Q = ((Q2 134/ Q1 1314)y1)%
YOY = ((Q2 1B4/ Q2 1213)1)%

Inter Suburb™ Performanee

(Source: Liases Fora:

In this section the distribution of the MMR market supply and last
Y 2 y (i sdlasQuithin different suburbgr smaller partyis looked into
S0 as to understand which area in the city is performing well in term
both supply and salesnd hence the growtldirections of the city

The share oExtended Western Suburb (Beyond Borivialithe highest
in terms of saless well asinsold stockwhich isapproXmately 21% in
both sales and unsold stocklosely followed by extended centr:
suburh Western suburb (which contains the catchment and the sub,
site) has equal share of unsold stock as well as the sales in la
monthsand is discussed in detail in the next section
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Figure24 Chartsshowing Unsold Stock ahSales of MMR in its suburbs

Unsold Stock as on Dek3 Last 12 Months' Sales
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Island
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2.36%

(Source: Liases Fora:

As seen from the above pie charts, the share of western subur

Western Suburb - . .
Market Dvnamics overall MMR market s more thah7% in both sales and unsold stoc
y As the subject site'is located in this suburb, it is studied in detail in
section. The graph below shows tlwventory and sales pattern o

Western_Suburb from January 2006 along with the price trend in
region.

Figure25 Graph Showing WesterSuburbMarket Trends
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(Source: Liases Fora:
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It can be noticed that after the slowdown in 2008 the market co
never perform the way it did before. Algbe slight correction in price
in Decemberl2 brought an improvement in the market in terms
both sales and supply in the next quarter. Although this improverr
was temporary and the salesVmbeen diminishing since then.

The table kelow gives a bedr insight ofmarket dynamics in last fivi
guarters in Western Suburbt can be noticed that with the soarin
prices the sales has been dwindliwbichalso resulsin lesseningsales
velocities.The sales have decreased by 18% from last quarter whe
the unsold stock has increased by 5%.

Table7 Western Suburb Market Dynamics

Particulars

Unsold Stock
(Mn. Sq.ft.)

(In Units)
Sales (Mn. Sq.ft.)

(In Units)

Value of Stock
Sold (Rs. Cr.) (BT

Wt. Avg. Pricepsf

Wt. Avg. Cost of
Flat (Rs. Lac)

Wt. Avg. Area
Per Flat (Sq.ft.)

Sales Velocity (%)

Inter Location Market
Dynamics in Western
Suburb

Trailing 12 Months -

Q31213 Q41213 Q11314 Q21314 Q31314

0]6]0) YoY
Change| change

27.2 29.0 29.1 30.9 32.6 5% 20%
19,28: 20,741 21,131 22,52 24,20¢ 7% 26%
1.5 2.7 2.1 1.9 15 -18% 1%
1,149 2,196 1,623 1,457 1,254 -14% 9%
2,012 3,429 3,055 2,419 2,352 -3% 17%
13,347 13,866 13,993 14,059 14,344 2% 7%
192 195 197 198 201 2% 5%
1,38¢ 1,370 1,360 1,361 1,349 -1% -3%
1.04¥  1.79% 1.27% 1.10% 0.89% -19% -14%

(Source: Liases Fora:

This section discusses the breakup of the market sales and sup|
western suburb among the various locations falling in it.

The charts below give the market breakup of sales in last 12 mao
and the unsold stock as on Decemi&§13 among the various locatior
in western suburb. It can be seen that Kandivali contributes 289
sales in last 12 months and just 15% of the unsbddk in the western
suburb.
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Figure26 Charts Showing Unsold Stock and La& Months Sales in Western Suburb
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Catchment Market
Dynamics

(Source: Liases Fora:

It can be seen from the above two sections that the locations
Borivali, KandivaliMalad, Goregaon and Andheri are coming up
major locations in the suburb (both in terms of sales and supply) sc
following section will look in details of these locations in form o
catchment analysis. In the catchment instead of Andheri Jogeslisvi
considered as Andheri is faff from the subject site and hence wi
have lesser impact on it.

The section will explain the respective position of Kandivali market
reference to the adjoining micro markets within theedtern Suburb
The graph below gives the sales and unsold stock breakup of
market in various locations along with the number of months requi
to shed off this unsold stock. It shows that Kandivali East is one o
well performing locations in theuburb with maximum share of sales
smaller gap between sales and unsold stock bedcelesser months
inventory in spite of having a considerable amount of supply in
market.
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Figure27 Graph Showing Unsold Stockast 12 Months Salesnd Months Inventoryin Catchment
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In the catchment if we see the share of salsd unsold stock of
Kandivali Eagas shown in the pie chats below)an be observed tha
it holds maximum share dafales 0f25% whereas a nominal share

unsold stock of just 10%.

Figure28 Charts Showing UnseldiStock and Lag&tMonths Sales, iCatchment
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Jogeshw Jogeshwa Jogeshw

ri (E) i
2% gt

Goregao
n(E)

Jogeshwa
ri (W)
2%

(Source: Liases Fora:
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Since March 2009 till Decembef22, Kandivali market used talb
approximately1.58 lacssqft. but after that the oveall average has
increased to approximately 2.08qft. per quarter. This can probably
happen due to the new launches in the location so the follow
sections willook at thedynamics ohew launcles in the suburb.

Figure29Last 12 Mbonths' Sales in New Laundh Western Suburb

To check the sales pattern of each location and understand the re.
behind increase in sales in Kandivali east, the sales in new launche
studied. It iSound that here the new launches are performing well w
highest share of sales in the western suburb.
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Table8[ I a'd

(Source: Liases Fora:

Also from the following tablét can be seen that the share of sales
new launches has.increased over the years in Kandivali, also it he

maximum share in lagwo years.

2S3GSN

Borivali (E)
Borivali (W)
Kandivali (E)
Kandivali (W)
Malad (E)
Malad (W)
Goregaon (E)
Goregaon (W)
Jogeshwari (E)

MH a2y iKaQ {KE8a Ay bSg [ dzyOKSa
83,096 33,890 32,996
76,083 19,497 56,342
83,080 11,505 5,95,265
47,754 0 41,968
33,038 37,247 22,887
69,259 47,755 32,064
7,871 1,718 30,969
1,30,287 83,890 59,955
8,787 3,000

73,510
45,330
1,48,632
1,68,304
69,704
2,26,731
39,828

3,550
(Source: Liases Fora:
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Now that it is observed that new launches play a crucial role in sale
a location so this section is focused upon the sales excluding sal
new launches in each location in the catchment.

Table9 Comparative Market Analysisxgluding theSales in Newaunchesin Catchment

Borivali (E) 73,510
Borivali (W) 63,392
Goregaon (E)

Goregaon (W) 66,358
Jogeshwari (E) 3,550
Jogeshwari

(W)

Kandivali (E) 6,84,680
Kandivali (W) 2,06,714
Malad (E) 69,704
Malad (W) 2,50,195
Grand Total 14,18,104
Summary

6,71,614 598,104 12.5% 19,36,686 8.3%
6,89,136 6,25,744 13.0% 28,41,814 12.2% 54
2,63,781 2,63,781 55% 23,69,746 10.2% 108
9,48,442 8,82,084 18.4% 41,26,485 17.7% 56
1,27,630 1,24,080 2.6% 156,994 0.7% 15
56,896 56,896 1.2% 3,45,033 1.5% 73
14,71,796 7,87,116 16.4% 23,32,386 10.0% 36
8,63,673 6,56,959 13.7% 26,60,432 11.4% 49
4,72,334 4,02,630 8.4% 33,15,383 14.2% 90
6,53,430 4,03,235 8.4% 31,94,702 13.7% 95
62,18,733  48,00,629 2,32,79,66C

(All Sales & Unsold Figures in Sq.l
(Source: Liasdsoras)

This section gives the summary of the market dynamics in term
sales and supplylt can be seen from the table below that th
catchment comprise 16% of MMR market in both sales as well as sI
in last 12 months. Whereas KandivBhst is having a share of 4%
sales and 2% in supply in the MMR market. The larger share of
OKFy (GKS &adzlll)f e akKz2ga | LINBTSN

Table10 Comparative Last 12 Months Sales & Unsold

3,73,34,353 15,16,26,699
Western Suburb 82,47,884 22% 3,25,84,284 21% 47
Catchment 60,69,567 16% 2,36,53,132 16% 47
Kandvali (E) 14,71,796 4% 23,32,386 2% 19

(Source: Liases Fora:
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Spatial Market (or the  The sectiorexploresthe spatial movement of market sales with respe

Distance Band) to its distance from CBDThis study helps in understanding the dema

Analysis pattern in various distance bands which will eventually help
understanding the demand pattern of the subject location, i.e. Kand
East which falls in the distance band of-B38 Km.

Considering the sprd and hence the variation in market dynamics
MMR only two suburbs, i.e. Western Suburb and Central Suburb
considered for the distance band analysis.

The table below gives the location falling in each distance band sta
from 9Km to 36Km.

Tablel1 Locations in Distance Bands

10KM-12 KM Bandra (E)Bandra (W)Khar (W) Santacruz (W)Sion (E)

Bandra(E)Chembur (E)XChembur (W)Deonar Ghatkopar (Eyantacruz (E)
Santacruz(W)TilakNagar Vile Parle(E)Vile Parle (W)

Andheri (E)Andheri (W) Chembur (E)Chembur (W,)Deonar Ghatkopar (E)
16 KM-18 KM  GovandjJogeshwari (W)Yuhy Kurla (W) TilakNagar Vidyavihar (W)Vile Parle (E)
Vile Parle (W)

Andheri (E)Andheri (W) Chembur (E)XChembur (W)Ghatkopar (E)Ghatkopar (W)
19KM-21 KM Goregaon (W)Jogeshwari (EJogeshwari (WMalad (W) Powaj Vikhroli (E)
Vikhroli (W) Vile Parle (EVile Parle (W)

13 KM-15 KM

Andheri (E)Andheri (W) Goregaon (EXsoregaon (W)Jogeshwari (E)
22 KM-24 KM Jogeshwa(W), Kanjurmarg (EXanjurmarg (W)Malad (W) Powaj Vikhroli (E)
Vikhroli (W)

Bhandup (EBhandup (W)Goregaon (E)Ysoregaon (W)Kandivali (W)

AL N Kanjurmargw), Malad (E)Malad (W) Nahur (W)

Andheri (W)Bhandup (W)Borivali (E)Borivali (W)Goregaon (E)Goregaon (W)
28 KM-30 KM Kandivali (E)Kandivali (W)Malad (E)Malad (W) Mulund (E)Mulund (W)
Nahur(E)Nahur (W)

Borivali (E)Borivali (W)Goregaon (E)Goregaon (W)Kandivali (E)Xandivali (W)

SLKM-33 KM Malad (W) Mulund (E)Mulund (W) Borivali (E)Borivali (W) Kandivali (W)

34 KM-36 KM Borivali (W)

Inventory Movement This section looks at the inventory movement in last 2.5 years on
distance band given in the previous section. It can be noticed that
inventory has gone down in all the locations in last two quarters.
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distance band of 25 to 28 km is having maxin inventory followed by
the distance band of 1921 Km and 28 30 Km.

Figure30 Graph Showing the Inventory Movement in Distance Band

=
o1

Million Sq.Ft.
|_\
o

(Source: Liases Fora:

SalesMovement Likeinventory, the sales have also gone down in last two quarters
can also be seen that the sale have shifted to larger distances
distance more than 30 Km) with increase in prices in the market. In
distance band of 124 Km the sales have diminished drealiy in last
1.5 years.

Figure31 Graph Showing the Sales Movement in Distanee Band

(Source: Liases Fora:
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Price arbitrage playea critical role in the improvised sales in tt

Price Movement

are higher than here

Figure32 Graph Showing the Price Movement in Distance Band

distance band of theKm 30 Km,as the prices in the adjacent banc

Tablel2 Price Appreciation in Distance Band

(Source: Liases Fora:

Borivali (W) 12,751 13,246 13,408 13,967 10%
Borivali (E) 11,655 11,908 12,329 12,376 6%
Goregaon (E) 11,840 12,026 12,461 12,924 9%
Goregaon (W) 13,011 13,268 14,070 14,234 9%
Kandivali (E) 11,320 11,358 11,386 11,771 4%
Kandivali (W) 11,411 11,639 11,974 12,266 7%
Bhandup (W) 9,262 9,472 9,481 9,521 3%
Malad (E) 11,631 11,624 11,699 11,746 1%
Malad (W) 11,464 11,101 11,489 11,422 0%
Mulund (E) 10,246 11,053 11,124 11,090 8%
Mulund (W) 10,233 11,484 11,382 11,504 12%
Nahur (E) 9,918 10,191 10,577 10,564 7%
Nahur (W) 9,294 10,242 10,243 10,244 10%

(Source: Liases Fora:

Inference From the distance band analysis it can be inferred that the diste

band of 2830 Km have a good future perspective sélling due to the
shift of the market to higher distance bands and also due to the p
arbitrage of the nearby distance bands.
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Price is an upshot of various factors like distance from CBD, local
and geographical attributes of theite, surrounding development
economic density, profile of the development, etc. with the main fac
determining the base price at a site being its distance from CBD.

Generallyit is seen that the sales decreases with the increase in g
this section sees if the same trend is there in MMR, western suburb
the catchment markets.

In MMR marketa steep decline.in offake ratios can be seewith the
increase in pricesAfter 2010-the sales velocities have been very |
never rising above the 1.5% mark (except for two instances whe
grew slightly above 1.5%). This is also the time when the average
rose above Rs.9,000 psf, hence it can be said that the averages|
higher than Rs.9,000 are inefficient and. are leading to inefficiencie
the market.

Figure33MMR Price to Sales Velocity Gefation
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Unlike the MMR marketthe western suburb market witnesse
comparatively more fluctuations in the sales velocities in spite
constantly increasing prices. It is because as the span of ani
reduces the irregularities in any kind of trend is more probable. Th
because lie effect of each project is more prominent as the lot s
reduces. So if there is a new launch in the market the market can ¢
a sudden jump in sales velocities in the location market wherea:
effect will not be that prominent in the suburb and cityarket. In such
situations the effect of price & sales correlation reduces.
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Figure34 WesternSuburb Price to Sales Velocitpi@elation
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The catchment market had been showing an undulation in s

Catchment

velocities which is hardly getting affected from the price hike ev

quarter.

Figure35 Catchment Price 10 Sales VelociBorelation
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In Kandivali (E) the undulations in sales velocities are much r

apparent also the increase in prices is a bit lower than other level
analysis.

Figure36 Kandivali (E) Price to Sales Velod@grelation
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Price Determination

Summary - Residential
Real Estate Market
Movement

Table13 Market Summary of Supply

(Source: Liases Fora:

Although recently a number of economic centers have come up in M
and so the effect of these multiple economic hubs have to
considered while determining price for any location. For this se
reason a centroid is considered at Lower Parel which is fur
considered for price determination in the sections to come.

Prices for various time periods at various distances have &
considered to determine the correlation of distance and price ¢
hence derive tle base price for the location.

This section givea summary of this chaptewith an overview of las#
financial yearslt can be observed that althoughe supply isncreasing
overallin the MMRand western suburlmarketin last 4 yeardut the
swell in thecatchmentmarket in las yearhas been @ood25%.

Supply FY 0910 FY 1611 FY 1312 FY 1213

MMR

Western Suburb
Catchment
Kandivali (E)

131.31 149.74 157.07 183.30 17%
22.60 32.09 32.29 36.08 12%
6.90 9.59 8.84 11.01 25%
1.98 2.27 1.95 2.31 19%

(Source: Liases Fora:

41




LIasEs roras XYZ developer®ecember201X

In terms of sales if the market movementsigidied,it can be observec
that in Kandivali (Edhe sales have increased by 167% last year ar
swell in last four years is seen it is 55%.

Tablel4 Market Summary of Sales

62.67 44.46 34.82 42.02 21%
Western Suburb 9.11 6.74 6.69 7.08 6%
Catchment 3.00 2.10 2.20 3.07 40%
Kandivali (E) 0.88 0.72 0.51 1.36 167%

(Source: Liases Fora:

If the price movement is looked at it is found thatspite of price rise
by 3% in MMR, Suburb and catchment market the prices in Kandive
has decreased by 1% in the year.

Tablel5 Comparative Price Movement

11,627 11,765 11,878 11,956 3%
Western Suburb 13,866 13,993 14,059 14,344 3%
Catchment 11,891 12,084 12,223 12,296 3%
Kandivali(E) 11,297 11,462 11,424 11,166 -1%

(Source: Liases Fora:

Although an improvement in the sales of Kandi&) market on ar
yearly basis is observed, a fall in the sales velocities is observed c

quarterly basis

Table16 ComparativeSales \Velocity Movement

1.3% 1.1% 0.9% 1.2%
WesternSuburb 1.8% 1.3% 1.1% 0.9%
Catchment 1.8% 1.3% 1.2% 0.8%
Kandivali(E) 8.5% 1.0% 1.6% 0.9%

(Source: Liases Fora:
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From the above study of residential market dynamics it is observed
Kandivali is a location with good futuggrospects It is one of the
developing locations of western suburb in the sense that it has lo
development potential from slum redevelopment.

The residential real estate prices in MMR are moving towe
inefficiencies and a correction is foreseen (evei ifiaGs@bw one) to
bring the market back on track. In such situations a budding locat
witness a lesser impact of slowdown due to improvement in mark
and comparatively lower prices being offered here. If western subui
being talked about then Kandivatian be considered as one su
location.

Now that it is recognized that Kandivali will develop at a reason:
good pace; the next section focuses on the pace of development
future projection of the pace and kind of development that can hapy
in the future with the help of past trend and study of similar cagés
developmentin the city landscape.

Once the pace and phase of development is identified the typolo
which should be developedn the subject sitethat will support and
intensify the devedpment process will be identified with help of
product & cost range analysis whichiis given in the sections to come
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Chapter 4 Residential Real Estate Market - Future Outlook

Introduction

Study Area Definition

Based upon the historicaharket behaviour on new launchygply and
salesthe future outlook of the esidential real estate market supply ar
sales trend behaviourare projected in this section. This in turn w
help in arriving at thee@commendation on the launch stratedgr the

projecton the subject site. Ais section will also focus osgessmenbf

market share capturing and pridel2 A Yeh&i@r of the projects o
similar scalg¢o understand the market pattern of launch quantity ar
pricing strategy

The presentstudy areais definedtaking the following locations a
boundaries: from Aarey Roadon  Suth, Borivali station to
Omkareshwar temple road on the North, Western Railwag las the
boundary on the Wstside and National park on thea& side.The total
area of the stdy area as defined is 4895 acres.

Out of the total area oi895 acres, slum area % vacant land uder
residential use is 3% an&% of the industrial land hence the
developable land.in the study area comes out to be:

Tablel7 Existing Landise @f Developahble kand &tudy Area

Particulars Areain Acres

Industry
Plot

Slum

227.10
147.74

1260.63

(Source: Liases Fora:
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Figure37 Study Area Definition for Future Projection of Residential Market
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Based on the market trend studied above and the study area as de
following assumptions are made to proceed with the future projectio
The 187 million sq.ft. ahe potential future supply of the study area
approximately 22 timesf the supply byXYZ Developeit the current
pace ofdevelopmentA G Qf £ GF 1S FNRdzy R cn

in the market.As per the projectionXYZ Develop&a vy Sqg#t.foft
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residential omponent of the supply will comete with around
81million sqgft. of the total marketsupply.

Particulars Area

Cumulative Bvelopment Potential 186,494,375qft.
New supply trend on an Average 3,009,760 sqt.
Average Annual Sales 2,507,202 sdt.

Pricing behavior is expected to be inefficient since the location
reaching to the state of maturityAs aresult, the sales velocitiesvill
remain moderate ranging from 1.7 to 2.1% per marflow sales will
alsokeep the supply magnitude regulated.

Figure38 Pricing Behaviour Over Next 27 Years
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Typical'Real Estate
Economic*Pattern

(Source: Liases Fora:

A typical real estate economic pattern helps in determining the suj
pattern of a market as it can be noticed thathen market price will
match the inflation adjusted pricemarket will show improvement ir
sales and respectively increase iew launch numbersThis pattern can
be clearly seen in the graph below which shows the prej@qtrices
and the inflation adjusted price till 2041 along with the mont
inventory. The average inflation assumed for the time duration is 1
of 8% approximately. As the prices increases a slowdown in the mi
in terms of sales is seen. This slowdawsults in piling up of inventon
and hence an increase in the months inventowhen this situation
happens, the market starts correcting itself and as the prices again
nearing or matching the inflation adjusted prices the sales incre:
which inturn provoke the introduction of new launches in the mark
with which the prices again start increasing.
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Figure39 Typical Real Estate Economic Patt€enaph

XYZ developerecember201X
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Future Market Based on the typical market cycles followed in the past and the eff
Outlook and Ideal of inflation and other factors a future projection of supply and sale:

Strategy for Launches

the study area is done. This projection also considered the effect
price andinflation adjusted price and their relation. As explained ear

the sales and new launchumbersimprove when the market price

matches the inflation adjusted price.

Figure40 FuturesMarket,Outlook
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Assessment on the
Launch Sze
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As seen from the graph above tlgears, whictseem crucial in terms o
new launch (based upon the new launch and saédation), are 2015,
2016, 2019, 2022024, 20312035, 2038 and 203%owever, it is

recommended that the project ilaunched a year prior to the crucic
duration. This helps the project to make its stand in the market w
other players are just entering the markéience the key launch years
as suggested are 2014, 2016, 2019 and 2022.

Present high rise construction has increased the supply size and
extended the time required for the constructiof.o understand the
launch pattern and construction time required a total of four proje
with similar scale in the catchment are stadi The four projects
selected for the launch size assessment are Alta Monte, Lodha Flor
Oberoi Garden City and Orchid Woods.

It was found that onddering the prevailing trends afonstruction in
the marketable projectsduration of at least five yees is requiredto
completeaproject.

From the study of théaunch sizeduringatime frame of five year by ¢
single projectit was found thatan averageof 1.15-1.75nillion sgft. is
being introducedn the market

Figure41Launch Size AssessmertCase Study
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(Source: Liases Fora:
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Assessment on Market
Share Capture
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This section finds out the maximum share of market in term of s
that a single project can capture at any given point of tiffiee same
projects are studied heras in the previous sectiolor the assessment
of market share capture. The findings of this analysis will helj
deciding the maximum launch size of a projastone tend to introduce
a maximum of twice the amount of mket share that can be capture
by the project

It was found that &a given supply in the range of 1.22.5million sgft.
one can captura maximumof 14% of market share of sales.

Figure42 Market Share CaptureCase Study
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Product Launch Cycle
and Strategy

CaseStudy- Lokhandwala
Complex

(Source: Liases Fora:

From the abovestudy, the launch size and time are more or less cli
but the strategy in terms of phasing and target audience needs tc
studied. To do the same aase sudy of an identical geograph
developed earlier ithe timeline is done in this section. For the study
product launch strategy Lokhandwala in Andheri West is studied as
at a similar distance from Lower Parel as the subject site. It has
emerged as an enviable destination.

Lokhandwala complex is approximately 138.59 acres of plar

development It was developed ifour phases as given below:
A Phasel: Primarily targeted to the affordableand low-end
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housing andiillas

A Phase2: More focused to mid segmentith 2BHKpartments
as the major product offered.

A Phase3: Introduction of premium products catering to uppe
middle segment with development of 2BHK and 3B
apartments

A Phase4: Introduction of ultra luxury poducts to bring the
demographic upliftmentwith products like, Green Acres
Oberoi119, Oberoil 20, etc.

The image below shows the four phases of development of
Lokhandwala complex

Figure43 Phases of Development of LokhandigaComplex
7

(Source: Liases Fora:
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Inference: Typical P attern
of Development

SuggestedProduct Launch
Strategy with respect to
Time

Figure44 Typical Development &tern of any Lo€ation

XYZ developerecember201X

From the above case study of Lokhandwala complex it was found
there is a ypical pattern ofdevelopment of anylocation depending
upon its characteristics like distance from CBD, nearby developn
etc. It was observed that development usually takes place in f
phases which are explained in the image below:

Phase 1 Introduction of the affordable housing and lower midd
segment housing largely to bring the demographic density

Phase 2 Enhanced products to satisfy the upgradation demand al
bring the middle or upper  middle section of demography wit
established formal retailand somesocial and physical infrastructure

Phase 3 Lifestyle driven productsintroduced in the extremely
developedpatches of the locatiorand introduction of luxury product

Phase 4 Very less development potential largely catering to ul
luxury segment

As identified earlier Kandivali East will have similar pattern c
development as the case selected (Lokhandwala Complex). H
considering the present stage of the location, Thakur village is like
see the development more towards Ple2 and 3(shown by blue in
the graph abovein the recent time.

Looking at the project launch horizon of the g@ars, initial 12 to 1&
years any product launched byXYZ developestiould be in the
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convenient productangelike 2BHK and 3BHK with little variation in t
sizes for the aspirant buyers. Althouglsmall segment of the 4BHK n¢
can also bél y i S A NJ { S Rwhighishiokild rmt ben¥ré@ttian 10%
to 15% in each phase.

Post 15 yearsan ultra luxury product similar to GreeAcrescan be
introducedcatering to the higrenddemograply.

The poducts feasible in the market and the suggestions on prodoict
arediscussed in detail in theext section
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Chapter 5 Product and Cost Range Analysis

Introduction

Product Analysis

In this chapter the MMR and catchment markets are studied for
various cost ranges and different products offered in the market st
to comprehend the best suited product ants cost range for the
subject site.

The section will discuss the available and efficient typologies in
macro & the micro market, their supply, sales, price, size, etc. anc
best projects offering them_.in the catchment.

First to havean understanding of the best performing product tt
supply and sales of the major typologies are given below for MMR
western suburb and the catchment. This will show that how -
different typologies are performing at different levels of marke
rangirg from macro to micro markett this stage studying the MMI
market is not very sagacious because of its geographic spaiety of
cost and typology across; etc. hence the catchment market is studie
have a better understanding of the typology anddtst range.

It was observedthat 2BHK is the most supplied and sold typolog
followed by 3BHK apartmentdt comprisesalmost 39% of the MMR
market, 386 of the Suburb.market and 37% of catchment market
terms of supply

Table18 Catchment Breakup.inte, Typology

1BHK
2BHK
3BHK
4BHK
Others

5,02,740
26,53,724
20,32,301

2,55,085

7,74,883

8%  19,08,801 19%
43%  84,73,936 38 1,126 100%
33%  81,37,270 48 1,735 76%

4%  20,90,162 98 2,827 9%
12%  26,69,491 41 1,695 29%

(Source: Liases Fora:

The table above gives the market breakup of sales of last 12 mc
and the unsold stock among major typologies being offered. It cai
observed that the 2BHK apartments are performing best in catchn
market comprising 43% of the sales in last 12 moiatihd about 36% of
the unsold stock. These are followed by 3BHK apartments w
comprise 33% of sales and 35% of unsold stock of the catchi
market.
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Product Shift

Figure45 Graph Showing Product Shiit MMR

XYZ developerecember201X

With time, increasing population, decrease in developable |amdi
changing profile of aegion a shift in typology can be seen in tt
region In this section two graphs are given to check the typology ¢
in MMR and the catchment if there is any.

From the grap below it can be observed thah the MMR market the
share of 1BHK is increasing whereas thadBHK andther typologies
is decreasing? and 3 BHK apartmemare having more or less the san
share of 43% and 20% respectively.
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Figure46 Graph»Showing Product ‘Shift in Catchment

(Source: Liases Fora:

The' graph below demonstrates the increase of 2BHK and &
apartments in the catchmentlong with a slight increase in 1B}
apartments. It also shows that sales in last 12 months of typolo
other than 1, 2, 3 and 4 BHK have atszreased

40
20
§ i
= m&)

Catchment

%,
S

<8,
N> %
© Je&k
Months Inventory: 46 41 49 98 41
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Product Mix in Immediate
Vicinity
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The immediate vicinity comprisef all the building of Thakur Village
Thakur Complex andokhandwala Altogetherthere are around6,550
units avalable in these thredocations The product mix othese 46,550
unitsis given in the tabland chartbelow.

Figure47 Existing Product Compositioim Immediate Vicinity Table19 ProductMix in ImmediateVicinity of Subject Site

of Subject Site

1BHK&

Thakur Village 3,80C 13,30C 1,843

Thakur

4,845 10,821 436 48
Complex

4BHK Lokhandwala 2,85C 7,524 946 80
0.4%

Total 11,495 31,64t 3,225 185

%of Total

247% 68.0% 6.9% 0.4%
Supply

Product Rational

(Source: Liases Fora:

While calculating demand of a particular typology, the people resic
in smaller typology than that play an important rolEor examplehere
are just 185 units of 4BHK in the immediate vicinity and around 3
units of 3BHK format. These 3,225 households can be potential bt
of 4BHK units in future because of their need for upgradation.
potential demand. of 4BHK due to upgradatioan be expected fron
the people residing irBBHIs of Thakur Village and Thakur Complex
most of the 3BHK units are of more than a decade lwid.okhandwala
complex, most of the 3BHKs are recently constructed and so a der
from people residing here shuld not be considered.

The largest demand for ugradation appeas to be for 3 BHK, as

whopping 68% of the products areBHK. Substantialumber of these
people would desire to upgrade. Most of these people would be
considering 3BHK apartment as thext house buta few people may

consider moving t@4 BHKas well

Keeping this in mind_uxury 3 BHK products with master siaes also
recommended

Thesmallsize of the existing 4 BHK apartmenfgered in the market
along with the sluggish salelocities of current projects offering 4
BHK, does not suggest that one should venture into this segment
away.
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In case ofarge sizd apartments(4 BHK and above) it is observed tha
significant section obuyers prefemoving closerto the CBDOnstead of
just upgrading themselves at the same locatiddue to this reasor
more demand for BHKss seeras one move southwards

Keepng this in context, it is suggested thatimited supply of 4 BHK

integrated with 3BHK apartments in firtgn year and as the projec
and location gets establisheldrgerunits can be introduced in thiater

stages.

Now thatit is identified thata few-premium productsan besuggested
on the subject sitethis section checks the feasibility of the same. 1
main question that arises here is thdt Luxury 3BHK and 4BF
apartmentcanbe sold in.the current market with just the demand fc
upgradation.

Demand for Premium
Products

It is presumedthat the people who moved in the area delss agoin
smaller flatsand areout of their haise mortgage are the potentia
buyers. Assuminthat the person will sell his 2 BHK or 3 BHK and r
in a larger sizeét apartment. The existing hous®n beestimated to be
the samecostas the currentselligcostof 2 BHK or 3 BHK.

The tables below show the cost ranges of the units as per the proje
prices and the income ranges required to buy the respective
considering the affordability at one third of the monthly income.

Table20 Pricing Behaviour‘of various Typologies

Year 2014 2016 2020 2024 2029 2032
roauc
type

Price 10,815 14,719 20,736 29,937 38,301 51,776
SUBA Unit Cost in RdLacs
& ElalS 720 78 106 149 216 276 373
Extended
2 BHK 1200 130 177 249 359 460 621
2 BH'.( 1440 156 212 299 431 552 746
Premium
2.5 BHK 1440 156 212 299 431 552 746
3 BHK 1632 177 240 338 489 625 845
&l [X 1760 190 259 365 527 674 911
Luxury
4 BHK 2400 260 353 498 718 919 1,243

(Source: Liases Fora:
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Table21Eligible Income Levels for various Typologies

Product
type

1 BHK
Extended
2 BHK

2 BHK
Premium
2.5 BHK
3 BHK

3 BHK
Luxury

4 BHK

Inference

Price
SUBA

720
1200
1440

1440
1632

1760
2400

10,815

1.30
2.16
2.60

2.60
2.94

3.17
4.33

14,719 20,736 29,937
Monthly Incomesin Rs Lacs
1.77 2.49 3.59
2.94 4.15 5.99
3.53 4.98 7.18
3.53 4.98 7.18
4.00 5.64 8.14
4.32 6.08 8.78
5.89 8.29 11.97

XYZ developerecember201X

38,301 51,776

4.60 6.21
7.66 10.36
9.19 12.43
9.19 12.43

10.42 14.08
11.23 15.19
15.32 20.71

(Source: Liases Fora:

Hence at one third of income levels plus the cost of sold units there
comes a small bracket of people who coulébed to buy a larger sizec
unit. It is thus. identified that there is a very less demand of lux
products and large sized products in the catchment.

It is important to note thattiis an upgradation demand so the buy@
aspirational ‘needwith-respectto space and amenities needs to t
fulfilled. Hence be carpet area of the upgraded unit has to laeger

than his existing units

From the above sections it can be inferred that 2BHK and 3
apartments are the ideal typologies for the subjesite followed by

1BHK apartments.
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The section will discuss the available and efficient cost rangesrious
typologies (as identified in the section above) in techmentmarket
along withtheir supply, salegrice, size, etc.

1BHK- Cost Range In the catchment, 1BHKs are found in cost ranges of Rs.41 la
Analysis in Catchment Rs.1.29 crores, the detailed dynamics of which are given in the 1
below. Efficiency percentile in the table is a representatmthe
performance of the cost range in the market (only within the typolog

Table22 Cost Range Wise Market Dynamics of 1BHK Apartments in Catchmént

25 Lac 50 Lac 1,439 33,134
50 Lac 75Lac 3,27,342 12,17,584
75 Lac; 1.0Crore  1,54,884 5,66,228
1.0-1.25 Crore 10,075 42,355
1.25-1.50Crore 9,000 49,500

8,544 0%
45 634 9,774 100%
44 711 11,755 47%
50 709 14,559 3%
66 807 17,000 3%

(Source: Liases Fora:

The charts below represent the sales in last 12 months and the ur
stock as on December 2018 the 1BHK apartments in the catchme
market. From these chartst can be observed thathe cost range of
Rs.5075 lacs is performing well in the market followed by apartme
with costs in between Rs.75 lacs to Rs.1 crore.

Figure48Charts Showing1astid2 Months' Sales and UnsoldiStock ieK1Bpartments

Last 12 Months Sales

Unsold as on De&3

25-50
Lac
2%

1.25-
1.50

Crore.
2%

1-1.25
Crore
2%

(Source: Liases Fora:
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The projects offeringlBHKapartments having maximum sales in le
12 monthsin the region aregyiven in the table below

Table23 Best Performing 1BHK Projedtsthe Catchment Market

Gaurav Discovery Malad (W) 9,402 74,490 70,625
Vedic Heights Kandivali (E) 56 600 9,350 35,400 13,200
BhoomiLegend Kandivali (E) 73 709 10,425 24,105 17,020
Manavsthal Malad (W) 66 678 10,500 20,890 3,892
ParineeEssence Kandivali (W) 69 694 9,850 19,432 80,504
;‘éﬂj{:j}ee Kandivali (W) 67 684 9,850 19,161 19,161
The Era Kandivali (W) 69 720 10,000 18,720 44,640
Sun and Moon Borivali (E) 73 735 10,000 12,495 12,495
Landmark Jogeshwari (E) 66 600 11,000 11,400 51,600
Mauli Pride Malad (E) 54 633 9,500 8,907 74,594

(Source: Liases Fora:

Some of theprojects offering 1BHK in the catchmentvere graded
based ontheir specifications andiesign attributes, the grades in terr
of percentages achieved are given in graph below. Along with that
floor plans of the project which have received maximum grades
given.
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Figure49 Product Grading of 1BHK Apartments
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(Source: Liases Fora:
The images below are the floor plans 1BHK units of the projects w
have @achieved highest gra@enong the competitive projects.
Figure50 HiranandaniHeritage Pristine- Floor Plan 1 BHK Figure51 The EraVuelta- Floor Plan 1BHK

2BHK- Cost Range 2BHK apartments in the catchment are available in cost rafdes. 74
lacs to Rs. 2.51 crore$he cost range wise markedynamics of2BHK
apartmentsare given in the table below. Alsbis observed thathis is
the best performing product in the market.

Analysis in Catchment
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Table24 Cost Range Wise Market Dynarsiof BHK Apartments in Catchment

XYZ developerecember201X

50 Lac 75Lac
75 Lac 1 Crore
1-1.25 Crore
1.25-1.50 Crore
1.50-1.75 Crore
1.75-2 Crore
2.00-2.25 Crore
2.25-2.50 Crore
2.50-2.75 Crore

Figure52 Charts Showing Last 12 Mdrs' Sales and Unsold'Stock dBRIK Apartments

18,600 3,20,160
2,88,336 10,08,152
5,23,672 20,62,672

10,16,693 20,48,430
5,36,921 21,96,127
1,83,614 4,33,791

44,070 47,280
25,114 2,88,833
16,705 68,491

9,156 204

42 959 9,255 28%

47 1,048 10,247 50%

24 1,126 11,769 100%

49 1,240 12,705 51%

28 1251 14,181 18%

13 1,366 16,026 5%

138 1,329 18,349 2%
49 1,671 15,000 2%

(Source: Liases Fora:

The charts below represent the sales in last 12 months and the ur
stock as on December 2013 of tBBHK apartments in the catchmet
market. From these charts it can be observed ttta cost range for
2BHK which is performing well in the nearby competitive market
that of Rs.1.251.50 crore followed by the cost ranges of Rs.1 to 1
crore and Rs. 5.to 1.75 crore.

50-75Lac 75 Lace 1

Crore
11%

2.50-2.75
Crore

Last 12 Months Sales

Unsold as on De&3

50-75Lac
4%

2.50-2.75
Crore

l%\

2.25-2.50
Crore
3%

2.00-2.25
Crore
1%

1.75-2
Crore
5%

(Source: Liases Fora:
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Table25Best Performing BHK Projects in the Catchment Market

XYZ developerecember201X

The best performing 2BHK project in the region given in the table

below:

Lemon Trees
(Sprlng Grove)

S

Raj Infinia
Alta Monte
Rivali Park
Adney

Shaswat Residency

The Meadows
Phase - |

Kesar Aashish

Ekta Garden Il

Kandivali (E)

Malad (W)
Malad (E)
Borivali (E)
Borivali (W)
Borivali (E)
Goregaon (W)
Kandivali (W)
Borivali (E)

Figure53 Product Grading of 2BHK Apartments

146
145
145
5=
129

134

142
137

1,120

1,125
1,290
1,325
1,095
1,127

1,073

1,220
1,188

13,000

10,660
11,250
12,500
11,300
12,500

12,000
12,000

2,38,560 38,080
68,625 -
52,890 2,65,740
38,391 89,420
27,375 95,265
27,240 1,04,880
26,833 2,20,033
23,180 15,860
22,563 23,750

(Source: Liases Fora:
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The images below are the floor plans 2BHK units of the projects w
have achieved highest grade among the competitive projects.

Figure54 Spring GroveLokhandwala Floor Plan 2BHK Figure55 Yvonne Nahar- Floor Plan 2BHK

= Favis

3BHK- Cost Range In the catchment, 3BHKs are fouimdthe cost range oRs. 84 lacs to R
3.33 crores. The detailed cost range wisarket dynamics of 3BH}

Analysis in Catchment _ U
units are given in the table below.

Table26 Cost Range Wise'Market Dynamiof 8HK Apartments’in Catchment

75 Lac 1 Crore 14,400 1,200 7,000 0%
1-1.25 Crore 36,064 86,184 29 1,368 9,000 6%
1.25-1.50 Crore 1,09,859  5,41,640 59 1,442 9,353 19%
1.50-1.75 Crore 2,93,003 5,56,641 23 1,479 10,969 52%
1.75-2 Crore 4,11,502 12,70,419 37 1,592 11,395 71%
2.00-2.25 Crore 5,83,196 23,19,367 48 1,655 12,645 100%
2.25-2.50 Crore 1,82,046  5,38,196 35 1,884 12,450 32%
2.50-2.75 Crore 1,09,340  8,64,815 95 2,014 13,175 18%
2.75-3 Crore 17,113  2,64,584 186 2,022 13,015 3%
More than 3Crore 2,90,177 16,81,023 70 1,990 16,973 49%

(Source: Liases Fora:
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The charts below represent the sales in last 12 months and the ur
stock as on December 2013 of the 2BHK apartments in the catchi
market. From these chariscan be observed that the 3BHK apartmer
within the cost range of Rs225 crores are performing well in th
market with maximum supply and sales. These are closely followe
the apartments in cost range of Rs.143 crores.

Figure56 Charts Showing Last 12 Mdrs' Sales and Unsold Stock dBBK Apartments

1.25-

Crore
1%

Last 12 Months' Sales Unsold as on De&3

2.75-3_——

2.75
Crore
5%

1.50-
1.75 Crore

75 Lac 1

2.75-3_/
9% Crore
3%

(Source: Liases Fora:

The top ten 3BHK projects (with respect to sales) in the region w
the best performing cost range amiven in the table below. Nutai
Annex and Ambrosia are there in the list as these have good sales i
quarter but because these are completely sold now the weigh
average prices of the unsold stock are not given in the table.
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