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DEFINITIONS AND ABBREVIATIONS  

 

General Terms 

 

Term Description 

ñORLò, ñour Companyò, 

ñthe Companyò, or ñthe 

Issuerò 

Unless the context otherwise requires, refers to Oberoi Realty Limited, a 

company incorporated under the Companies Act with its registered office at 

Commerz, 3
rd
 Floor, International Business Park, Oberoi Garden City, Off 

Western Express Highway, Goregaon (East), Mumbai  400 063 

ñweò, ñusò, ñourò Unless the context otherwise requires, means the Company and its Subsidiaries 

and its joint ventures 

OCPL Oberoi Constructions Private Limited, a subsidiary of the Company  

OMPL Oberoi Mall Private Limited, a subsidiary of the Company  

SRPL Siddhivinayak Realties Private Limited, a joint venture of OCPL 

Subsidiaries The subsidiaries of the Company as disclosed in the section entitled 

ñSubsidiaries and Joint Venturesò on page 134 

 

Company Related Terms  

 

Term Description 

Articles of Association The articles of association of the Company 

Auditors The statutory auditors of the Company, P. Raj & Co., Chartered Accountants 

Board of Directors/Board The board of directors of the Company or a duly constituted committee thereof 

Completed projects Projects where construction has been completed and an occupation certificate 

has been obtained 

Director(s) The director(s) of the Company, unless otherwise specified 

Equity Shares Equity shares of the Company of face value of Rs. 10 each, unless otherwise 

specified 

Group Companies Companies, firms, ventures promoted by the Promoter, irrespective of whether 

such entities are covered under Section 370(1B) of the Companies Act or not 

Memorandum/ 

Memorandum of 

Association 

The memorandum of association of the Company 

Ongoing project A project in respect of which the necessary legal documents relating to the 

acquisition of land or development rights have been executed by us and/ or key 

land related approvals have been obtained and any one of the following activities 

are being undertaken (not necessarily in the sequence set out herein): (a) on-site 

construction of the project has commenced; (b) initial detailed design for civil 

and landscaping is being undertaken and work has commenced on detailed 

design; (c) project launch activity which includes the construction of a show 

residence, sales office and other supporting infrastructure at the project site has 

commenced; or (d) an architect has been appointed and a detailed concept design 

is being prepared 

Planned project A project for which land or development rights have been acquired or a  

memorandum of understanding or an agreement to acquire or a joint 

development agreement has been executed, in each case, by us, either directly or 

indirectly, and preliminary management development plans are complete 

Preference Shares Redeemable, non-convertible and cumulative preference shares of the Company 

of face value of Rs. 1,000,000 each  

Promoter Promoter of the Company being Vikas Oberoi 

Promoter  Group  Unless the context otherwise requires, refers to such persons and entities which 

constitute the Promoter Group of the Company and a list of which is provided in 

the section entitled ñPromoter and Promoter Groupò on page 140 

Registered Office  Commerz, 3
rd
 Floor, International Business Park, Oberoi Garden City, Off 

Western Express Highway, Goregaon (East), Mumbai  400 063 

SSIII Indian Investments 

Two Limited or SSIII  

A company duly organised and existing under the laws of Mauritius and having 

its principal place of business at 9
th
 Floor, Medine Mews Building, La Chaussée, 

Port Louis, Mauritius. The real estate fund that owns SSIII Indian Investments 

Two Limited is advised by U.S. registered investment advisers which 



 

ii  

Term Description 

are wholly-owned subsidiaries of Morgan Stanley Inc. and amongst other 

activities, it is engaged in investing in entities engaged in the construction and 

development sector    

 

Issue Related Terms 

 

Term Description 

Allotment/Allot/Allotted Unless the context otherwise requires, means the allotment of Equity Shares 

pursuant to this Issue to the successful Bidders 

Allottee A successful Bidder to whom the Equity Shares are Allotted 

Anchor Investor  A Qualified Institutional Buyer, applying under the Anchor Investor category, 

with a minimum Bid of Rs. 100 million  

Anchor Investor Bid/Issue 

Period 

The day, one working day prior to the Bid/Issue Opening Date, on which Bids 

by Anchor Investors shall be submitted and allocation to Anchor Investors shall 

be completed  

Anchor Investor Issue Price The final price at which Equity Shares will be issued and 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 Issue Price will be decided by the Company in consultation with the 

BRLMs 

Anchor Investor Portion Up to 30% of the QIB Portion which may be allocated by the Company to 

Anchor Investors on a discretionary basis. 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 price at which allocation 

is being done to other Anchor Investors 

Application Supported by 

Blocked Amount/ ASBA 

An application, whether physical or electronic, used by Bidders other than 

Anchor Investors to make a Bid authorising an SCSB to block the Bid Amount 

in their specified bank account maintained with the SCSB 

ASBA Bidder Any Bidder other than Anchor Investors intending to apply through the ASBA 

process 

ASBA Bid cum Application 

Form or ASBA BCAF 

The form, whether physical or electronic, used by an ASBA Bidder to make a 

Bid, which will be considered as the application for Allotment for the purposes 

of the Red Herring Prospectus and the Prospectus and the same will be available 

on the website of the Stock Exchanges 

ASBA Revision Form The form used by the ASBA Bidders to modify the quantity of Equity Shares or 

the Bid Amount in any of their ASBA Bid cum Application Forms or any 

previous ASBA Revision Form(s) 

Banker(s) to the Issue/ 

Escrow Collection Bank(s) 

The banks which are clearing members and registered with SEBI as Bankers to 

the Issue with whom the Escrow Account will be opened and in this case being  

Axis Bank Limited, HDFC Bank Limited, The Hong Kong and Shanghai 

Banking Corporation Limited, Kotak Mahindra Bank Limited and Standard 

Chartered Bank   

Basis of Allotment The basis on which the Equity Shares will be Allotted to successful Bidders 

under the Issue and which is described in the section entitled ñIssue Procedure ï 

Basis of Allotmentò on page 372 

Bid An indication to make an offer during the Bidding/Issue Period by a Bidder, or 

during the Anchor Investor Bid/ Issue Period by the Anchor Investors, to 

subscribe to the Equity Shares of the Company at a price within the Price Band, 

including all revisions and modifications thereto 

 

For the purpose of ASBA Bidders, it means an indication to make an offer 

during the Bidding/ Issue Period pursuant to the submission of the ASBA Bid 

cum Application Form to subscribe to the Equity Shares  

Bid Amount The highest value of the optional Bids indicated in the Bid cum Application 

Form  

Bid /Issue Closing Date The date after which the Syndicate and the SCSBs will not accept any Bids for 

this Issue, which shall be notified in an English national newspaper, a Hindi 

national newspaper and a Marathi newspaper, each with wide circulation 
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Term Description 

Bid /Issue Opening Date The date on which the Syndicate and the SCSBs shall start accepting Bids for 

the Issue, which shall be the date notified in an English national newspaper, a 

Hindi national newspaper and a Marathi newspaper, each with wide circulation   

Bid cum Application Form The form used by a Bidder to make a Bid and which will be considered as the 

application for Allotment for the purposes of the Red Herring Prospectus and the 

Prospectus including the ASBA Bid cum Application Form (if applicable) 

Bidder Any prospective investor who makes a Bid pursuant to the terms of the Red 

Herring Prospectus and the Bid cum Application Form 

Bidding/Issue Period The period between the Bid/Issue Opening Date and the Bid/Issue Closing Date 

inclusive of both days and during which prospective Bidders and the ASBA 

Bidders can submit their Bids 

Book Building 

Process/Method 

Book building process as provided under Schedule XI of the SEBI Regulations, 

in terms of which the Issue is being made 

BRLMs/Book Running 

Lead Managers 

The Book Running Lead Managers to the Issue, in this case being  Kotak, Enam, 

JP Morgan and Morgan Stanley  

Business Day Any day on which commercial banks in Mumbai are open for business 

CAN/Confirmation of 

Allotment Note 

Note or advice or intimation of Allotment of Equity Shares sent to the Bidders 

who have been Allotted Equity Shares after Basis of Allotment has been 

approved by the Designated Stock Exchange 

Cap Price The higher end of the Price Band, above which the Issue Price will not be 

finalised and above which no Bids will be accepted 

Controlling Branches Such branches of the SCSBs which coordinate with the BRLMs, the Registrar to 

the Issue and the Stock Exchanges  

CRISIL CRISIL Limited 

Cut-off Price The Issue Price, finalised by the Company in consultation with the BRLMs. 

Only Retail Individual Bidders whose Bid Amount does not exceed Rs. 100,000 

are entitled to Bid at the Cut-off Price. No other category of Bidders are entitled 

to Bid at the Cut-off Price 

Designated Branches Such branches of the SCSBs which shall collect the ASBA Bid cum Application 

Forms used by the ASBA Bidders and a list of which is available on 

http://www.sebi.gov.in 

Designated Date The date on which funds are transferred from the Escrow Account to the Public 

Issue Account or the Refund Account, as appropriate, or the amount blocked by 

the SCSB is transferred from the bank account of the ASBA Bidder to the Public 

Issue Account, as the case may be, after the Prospectus is filed with the RoC, 

following which the Board of Directors shall Allot Equity Shares to successful 

Bidders 

Designated Stock Exchange The BSE 

Draft Red Herring 

Prospectus 

The Draft Red Herring Prospectus dated January 18, 2010 issued in accordance 

with the SEBI Regulations, filed with SEBI and which does not contain 

complete particulars of the price at which the Equity Shares are offered and the 

size of the Issue 

Eligible NRI NRIs from jurisdictions 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 

constitutes an invitation to subscribe to the Equity Shares offered herein 

Enam Enam Securities Private Limited 

Escrow Account Account opened with the Escrow Collection Bank(s) and in whose favour the 

Bidder (excluding the ASBA Bidders) will issue cheques or drafts in respect of 

the Bid Amount when submitting a Bid 

Escrow Agreement Agreement dated [ǒ] to be entered into by the Company, the Registrar to the 

Issue, the BRLMs, the Syndicate Members, the Escrow Collection Bank(s) and 

Refund Bank for collection of the Bid Amounts and where applicable, refunds of 

the amounts collected to the Bidders (excluding the ASBA Bidders) on the terms 

and conditions thereof 

First Bidder The Bidder whose name appears first in the Bid cum Application Form or 

Revision Form or the ASBA Bid cum Application Form or ASBA Revision 

Form 

Floor Price The lower end of the Price Band, at or above which the Issue Price will be 
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Term Description 

finalised and below which no Bids will be accepted 

Issue Public issue of 39,562,000 Equity Shares for cash at a price of Rs. [ǒ] per Equity 

Share aggregating to Rs. [ǒ] million 

Issue Agreement The agreement entered into on January 18, 2010 between the Company and the 

BRLMs, pursuant to which certain arrangements are agreed to in relation to the 

Issue 

Issue Price The final price at which the Equity Shares will be issued and Allotted in terms of 

the Red Herring Prospectus. The Issue Price will be decided by the Company in 

consultation with the BRLMs on the Pricing Date 

Issue Proceeds The proceeds of the Issue that are available to the Company 

JP Morgan J.P. Morgan India Private Limited 

Kotak Kotak Mahindra Capital Company Limited 

Monitoring Agency Axis Bank Limited 

Morgan Stanley Morgan Stanley India Company Private Limited 

Mutual Funds A mutual fund registered with SEBI under the SEBI (Mutual Funds) 

Regulations, 1996 

Mutual Funds Portion 5% of the QIB Portion (excluding the Anchor Investor Portion), or up to 

1,186,860  Equity Shares available for allocation to Mutual Funds only, out of 

the QIB Portion (excluding the Anchor Investor Portion) 

Net Proceeds The Issue Proceeds less the Issue expenses. For further information about use of 

the Issue Proceeds and the Issue expenses, please see the section entitled 

ñObjects of the Issueò on page 35 

Non-Institutional Bidders All Bidders that are not QIBs or Retail Individual Bidders and who have Bid for 

Equity Shares for an amount of more than Rs. 100,000 (but not including NRIs 

other than eligible NRIs) 

Non-Institutional Portion The portion of the Issue being not less than 3,956,200 Equity Shares available 

for allocation to Non-Institutional Bidders 

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

Resident Indian 

Price Band Price Band of a minimum price of Rs. [ǒ] (Floor Price) and the maximum price 

of Rs. [ǒ] (Cap Price) and include revisions thereof. The Price Band and the 

minimum Bid lot size for the Issue will be decided by the Company in 

consultation with the BRLMs and advertised, at least two Working Days prior to 

the Bid/ Issue Opening Date, in all editions of the English national daily, The 

Economic Times, the Delhi and Mumbai editions of the Hindi national daily, 

Navbharat Times and the Mumbai edition of the regional language newspaper, 

Maharashtra Times  

Pricing Date 

 

The date on which the Company, in consultation with the BRLMs, finalises the 

Issue Price 

Prospectus The Prospectus to be filed with the RoC in accordance with Section 60 of the 

Companies Act, 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 

Public Issue Account An account opened with the Bankers to the Issue to receive monies from the 

Escrow Account and from the SCSBs from the bank accounts of the ASBA 

Bidders on the Designated Date 

Qualified Institutional 

Buyers or QIBs 

Public financial institutions as specified in Section 4A of the Companies Act, 

scheduled commercial banks, mutual fund registered with SEBI, FII and sub-

account registered with SEBI, other than a sub-account which is a foreign 

corporate or foreign individual, multilateral and bilateral development financial 

institution, venture capital fund registered with SEBI, foreign venture capital 

investor registered with SEBI, state industrial development corporation, 

insurance company registered with IRDA, provident fund with minimum corpus 

of Rs. 250 million, pension fund with minimum corpus of Rs. 250 million and 

National Investment Fund set up by Government of India and insurance funds 

set up and managed by army, navy or air force of the Union of India. 

 

FVCIs registered with SEBI and multilateral and bilateral development financial 



 

v 

Term Description 

institutions are not entitled to participate in the Issue 

QIB Portion The portion of the Issue being at least 23,737,200 Equity Shares to be Allotted to 

QIBs 

Red Herring Prospectus or 

RHP 

This Red Herring Prospectus issued in accordance with Section 60B of the 

Companies Act, which does not have complete particulars of the price at which 

the Equity Shares are offered and the size of the Issue. The Red Herring 

Prospectus will be filed with the RoC at least three days before the Bid Opening 

Date and will become a Prospectus upon filing with the RoC after the Pricing 

Date 

Refund Account The account opened with the Escrow Collection Bank(s), from which refunds 

(excluding refunds to ASBA Bidders), if any, of the whole or part of the Bid 

Amount  shall be made 

Refund Bank Axis Bank Limited 

Refunds through electronic 

transfer of funds 

Refunds through NECS, direct credit, NEFT, RTGS or the ASBA process, as 

applicable 

Registrar /Registrar to the 

Issue 

Link Intime India Private Limi ted 

Retail Individual Bidders Individual Bidders (including HUFs applying through their karta and Eligible 

NRIs) who have not Bid for Equity Shares for an amount of more than Rs. 

100,000 in any of the bidding options in the Issue 

Retail Portion The portion of the Issue being not less than 11,868,600 Equity Shares available 

for allocation to Retail Individual Bidder(s) 

Revision Form The form used by the Bidders, excluding ASBA Bidders, to modify the quantity 

of Equity Shares or the Bid Amount in any of their Bid cum Application Forms 

or any previous Revision Form(s) 

SEBI Regulations Securities and Exchange Board of India (Issue of Capital and Disclosure 

Requirements) Regulations, 2009 as amended from time to time 

Self Certified Syndicate 

Bank(s) or SCSB(s) 

A banker to the Issue registered with SEBI, which offers the facility of ASBA 

and a list of which is available on http://www.sebi.gov.in  

Stock Exchanges The BSE and the NSE 

Syndicate The BRLMs and the Syndicate Members 

Syndicate Agreement The agreement dated [ǒ] to be entered into between the Syndicate, the Company 

and the Registrar in relation to the collection of Bids in this Issue (excluding 

Bids from the ASBA Bidders) 

Syndicate Members Kotak Securities Limited  

TRS or Transaction 

Registration Slip 

The slip or document issued by a member of the Syndicate or the SCSB (only on 

request), as the case may be, to the Bidder as proof of registration of the Bid 

Underwriters The BRLMs and the Syndicate Members 

Underwriting Agreement The agreement among the Underwriters and the Company to be entered into on 

or after the Pricing Date 

Working Day All days excluding Sundays and bank holidays in Mumbai 

 

Technical/Industry Related Terms 

 

Term Description 

CC Commencement Certificate 

Developable Area The total area which we develop in each of our projects, including carpet area, 

common area, service and storage area, car parking and other open areas on 

which we may undertake any development 

Efficiency Ratio It is the ratio of the Internal Floor Area and Saleable Area.  

 

For the portion of project that has already been sold or leased, it is calculated on 

the basis of actual obligations of the respective owner or tenant.  

 

For the portion of project that has not been sold or leased, it is based on 

management estimates subject to various factors, such as prevailing market 

conditions, location of the project and efficiency ratios achieved in portions of 

the project which have already been leased or sold. 
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Term Description 

FSI Floor Space Index, which means the quotient of the ratio of the combined gross 

floor area of all floors, excepting areas specifically exempted, to the total area of 

the plot 

Internal Floor Area Internal floor area is fixed for our Completed projects.  

 

For our Ongoing and Planned projects, internal floor area is determined on the 

basis of maximum FSI and assuming maximum TDRs that can be utilised in the 

project (TDRs may not have been actually acquired by us at the time of this 

calculation). 

IOA Intimation of Approval 

IOD Intimation of Disapproval 

LOI Letter of Intent 

MCGM Municipal Corporation of Greater Mumbai 

MHADA  Maharashtra Housing Area Development Authority 

NA Order Non Agricultural Order 

OC Occupation Certificate 

Occupancy Level The combined Saleable Area of the occupied units of a project as a percentage of 

the total Saleable Area of the project available for lease 

Saleable Area The part of the developable area relating to our economic interest in each 

property and for which the respective owner or tenant is obliged to pay or for 

which we estimate that respective owner or tenant will pay 

SRA Slum Rehabilitation Authority 

TDR Transferable Development Rights, which means, when in certain circumstances, 

the development potential of land may be separated from the land itself and may 

be made available to the owner of the land in the form of transferable 

development rights 

 

Conventional/General Terms 

 

Term Description 

AAI  Airport Authority of India  

Companies Act Companies Act, 1956, as amended from time to time 

AGM Annual General Meeting 

AS / Accounting Standards Accounting Standards issued by ICAI  

AY Assessment Year 

BSE Bombay Stock Exchange Limited  

CAGR Compounded Annual Growth Rate 

CDSL Central Depository Services (India) Limited 

CENVAT Central Value Added Tax 

CESTAT Central Excise and Service Tax Appellate Tribunal 

CIN Corporate Identity Number 

Depositories NSDL and CDSL 

Depositories Act  The Depositories Act, 1996 as amended from time to time 

DIN Director Identification Number 

DP/Depository Participant A depository participant as defined under the Depositories Act 

DP ID Depository Participantôs Identity 

EBITDA Earnings Before Interest, Tax, Depreciation and Amortisation 

EGM Extraordinary General Meeting 

EPS Unless otherwise specified, Earnings Per Share, i.e., profit after tax for a fiscal 

year less preference dividend and tax thereon divided by the weighted average 

number of equity shares outstanding  

FDI Foreign Direct Investment 

FEMA 

 

Foreign Exchange Management Act, 1999 read with rules and regulations 

thereunder and amendments thereto 

FEMA Regulations  Foreign Exchange Management (Transfer or Issue of Security by a Person 

Resident Outside India) Regulations, 2000 and amendments thereto 
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Term Description 

FII(s) Foreign Institutional Investors as defined under SEBI (Foreign Institutional 

Investor) Regulations, 1995 registered with SEBI under applicable laws in 

India 

Financial Year/ Fiscal/ FY Period of 12 months ended March 31 of that particular year 

FIPB Foreign Investment Promotion Board 

FVCI Foreign Venture Capital Investor registered under the Securities and Exchange 

Board of India (Foreign Venture Capital Investor) Regulations, 2000, as 

amended from time to time 

GDP Gross Domestic Product 

GoI/Government Government of India 

HNI High Net worth Individual 

HUF Hindu Undivided Family 

ICAI  The Institute of Chartered Accountants of India 

IFRS International Financial Reporting Standards 

Income Tax Act Income Tax Act, 1961, as amended from time to time 

Indian GAAP Generally Accepted Accounting Principles in India 

IPO Initial Public Offering 

IRDA Insurance Regulatory and Development Authority 

JV Joint Venture 

LIBOR London Interbank Offered Rate 

MMT Million Metric Tons 

Mn Million  

MoEF Ministry of Environment and Forests 

MoU Memorandum of Understanding  

NAV Net Asset Value 

NECS National Electronic Clearing Service 

NEFT National Electronic Fund Transfer 

NOC No objection certificate 

NR Non Resident 

NRE Account Non Resident External Account 

NRI Non Resident Indian, is a person resident outside India, who is a citizen of 

India or a person of Indian origin and shall have the same meaning as ascribed 

to such term in the Foreign Exchange Management (Deposit) Regulations, 

2000, as amended from time to time 

NRO Account Non Resident Ordinary Account 

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 up to 60% by NRIs including overseas trusts in which 

not less than 60% of beneficial interest is irrevocably held by NRIs directly or 

indirectly and which was in existence on October 3, 2003 and immediately 

before such date was eligible to undertake transactions pursuant to the general 

permission granted to OCBs under the FEMA. OCBs are not allowed to invest 

in this Issue  

OECD Organization for Economic Cooperation and Development 

p.a. per annum 

P/E Ratio Price/Earnings Ratio 

PAN Permanent Account Number  

PAT Profit After Tax 

PBT Profit Before Tax 

PIO Persons of Indian Origin 

RBI Reserve Bank of India 

Re. One Indian Rupee 
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Term Description 

RoC Registrar of Companies, Maharashtra situated at Everest, 5
th 

Floor, 100, Marine 

Drive, Mumbai 400 002 

RoNW Return on Net Worth 

Rs./ Rupees Indian Rupees 

RTGS Real Time Gross Settlement 

SARFAESI Act The Securitisation and Reconstruction of Financial Assets and Enforcement of 

Security Interest Act, 2002 

SCRA Securities Contracts (Regulation) Act, 1956, as amended 

SCRR Securities Contracts (Regulation) Rules, 1957, as amended 

S$ Singapore Dollars 

SEBI Securities and Exchange Board of India constituted under the SEBI Act, 1992 

SEBI Act Securities and Exchange Board of India Act 1992, as amended 

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

SICA Sick Industrial Companies (Special Provisions) Act, 1985, as amended 

SPV Special Purpose Vehicle 

Sq. Ft./ sq. ft. Square feet  

Sq. Mtrs./ sq. mtrs. Square metres 

State Government Government of a State of India 

Takeover Code Securities and Exchange Board of India (Substantial Acquisition of Shares and 

Takeovers) Regulations, 1997, as amended  

U.S./ United States United States of America 

U.S. GAAP Generally Accepted Accounting Principles in the United States of America 

   US$ United States Dollars 

VCFs Venture Capital Funds as defined and registered with SEBI under the SEBI 

(Venture Capital Fund) Regulations, 1996, as amended 
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PRESENTATION OF FINANCIAL, INDUSTRY AND MARKET DATA  

 

All references to ñIndiaò contained in this Red Herring Prospectus are to the Republic of India and all references 

to the ñU.S.ò are to the United States of America. 

 

Financial Data 

 

Unless otherwise stated, the financial data of the Company, its subsidiaries and joint ventures in this Red 

Herring Prospectus is derived from our consolidated audited financial statements prepared in accordance with 

Indian GAAP and restated in accordance with the SEBI Regulations and included in this Red Herring 

Prospectus. Our fiscal year commences on April 1 and ends on March 31 of the following year. In this Red 

Herring Prospectus, any discrepancies in any table, graphs or charts between the total and the sums of the 

amounts listed are due to rounding-off. 

 

There are significant differences between Indian GAAP, IFRS and U.S. GAAP. Accordingly, the degree to 

which the Indian GAAP financial statements included in this Red Herring Prospectus will provide meaningful 

information is entirely dependent on the readerôs level of familiarity with Indian accounting practices. Any 

reliance by persons not familiar with Indian accounting practices on the financial disclosures presented in this 

Red Herring Prospectus should accordingly be limited. We have not attempted to explain those differences or 

quantify their impact on the financial data included herein, and we urge you to consult your own advisors 

regarding such differences and their impact on our financial data. 

 

Any percentage amounts, as set forth in the sections entitled ñRisk Factorsò, ñOur Businessò, ñManagementôs 

Discussion and Analysis of Financial Condition and Results of Operationsò on pages xiii , 68 and 251 

respectively and elsewhere in this Red Herring Prospectus, unless otherwise indicated, have been calculated on 

the basis of our restated consolidated and unconsolidated summary financial statements prepared in accordance 

with the Indian GAAP. 

 

Currency and units of presentation 

 

All references to ñRupeesò or ñRs.ò are to Indian Rupees, the official currency of the Republic of India. All 

references to ñUS$ò are to United States Dollars, the official currency of the United States of America. In this 

Red Herring Prospectus, the Company has presented certain numerical information in ñmillionò units. One 

million represents 1,000,000. 

 

Conversion table for area 

 

In this Red Herring Prospectus, the Company has presented information related to land in various units. The 

conversion ratio of such units is as follows: 

 

1 hectare = 2.47 acres 

1 acre = 4,046.85 sq. mts. 

1 acre  =  43,560.00 sq. ft. 

1 sq. mt. = 10.764 sq. ft. 

 

Definitions 

 

For definitions, please see the section entitled ñDefinitions and Abbreviationsò on page i. In the section entitled 

ñMain Provisions of Articles of Associationò on page 382, defined terms have the meaning given to such terms 

in the Articles of Association. 

 

Industry and Market Data  

 

Unless stated otherwise, industry data used throughout this Red Herring Prospectus has been obtained from 

industry publications. Industry publications generally state that the information contained in those publications 

has been obtained from sources believed to be reliable but that their accuracy and completeness are not 

guaranteed and their reliability cannot be assured. Although we believe that the industry data used in this Red 

Herring Prospectus is reliable, it has not been independently verified. 

 

Further, the extent to which the industry and market data presented in this Red Herring Prospectus is meaningful 
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depends on the readerôs familiarity with and understanding of the methodologies used in compiling such data. 

There are no standard data gathering methodologies in the industry in which we conduct our business, and 

methodologies and assumptions may vary widely among different industry sources. 
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FORWARD-LOOKING STATEMENTS  

 

All statements contained in this Red Herring Prospectus that are not statements of historical fact constitute 

ñforward-looking statements.ò All statements regarding our expected financial condition and the results of 

operations, business, plans and prospects are forward-looking statements. These forward-looking statements 

include statements with respect to our business strategy, our revenue and profitability, our projects and other 

matters discussed in this Red Herring Prospectus that are not historical facts. Investors can generally identify 

forward-looking statements by terminology such as ñaimò, ñanticipateò, ñbelieveò, ñexpectò, ñestimateò, 

ñintendò, ñobjectiveò, ñplanò, ñprojectò, ñmayò, ñshallò, ñwillò, ñwill continueò, ñwill pursueò or other words or 

phrases of similar import. All forward looking statements (whether made by us or any third party) are 

predictions and are subject to risks, uncertainties and assumptions about us that could cause actual results to 

differ materially from those contemplated by the relevant forward-looking statement.  

 

Forward-looking statements reflect our current views with respect to future events and are not a guarantee of 

future performance. These statements are based on our managementôs 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. 

 

Further the actual results may differ materially from those suggested by the forward-looking statements due to 

risks or uncertainties associated with our expectations with respect to, but not limited to, regulatory changes 

pertaining to the industries in India in which we have our businesses 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 our 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, changes in competition in our 

industry and incidence of any natural calamities and/or acts of violence. Important factors that could cause 

actual results to differ materially from our expectations include, but are not limited to, the following: 

  

¶ The performance of, and the prevailing conditions affecting, the real estate market in Mumbai and in 

India generally; 

 

¶ development rights in respect of certain of our projects are subject to conditions, certain of which have 

not been or may not be satisfied; 

 

¶ volatility in prices of, or shortages of, key building materials; 

 

¶ changes to the FSI/TDR regime in Mumbai; 

 

¶ financial stability of our tenants, in particular, our key tenants and our hotel and school operators; 

 

¶ changes to the slum rehabilitation schemes currently in effect in Mumbai; and 

 

¶ difficulties in expanding our business into additional geographical markets in India. 

 

For a further discussion of factors that could cause our actual results to differ, please see the sections entitled 

ñRisk Factorsò and ñManagementôs Discussion and Analysis of Financial Condition and Results of Operationsò 

on pages xiii  and 251, respectively.  

 

By their nature, certain risk disclosures are only estimates and could be materially different from what actually 

occurs in the future. As a result, actual future gains or losses could materially differ from those that have been 

estimated. The Company, the Directors, the Syndicate and their respective affiliates or associates do not have 

any obligation to, and do not intend to, update or otherwise revise any statements reflecting circumstances 

arising after the date hereof or to reflect the occurrence of underlying events, even if the underlying assumptions 

do not come to fruition. In accordance with the SEBI requirements, the Company and the BRLMs will ensure 

that investors in India are informed of material developments until such time as the grant of listing and trading 

permissions by the Stock Exchanges. 
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Cautionary Note 

 

Our classification of properties reflects the basis on which we operate our business and may differ from 

classifications used by other real estate developers. 

 

The project type, description and estimated total Saleable Area with respect to each Planned project represents 

estimates by our management on the basis of our current development plans and includes required transferable 

development rights (ñTDRsò), which may not have been acquired. Such projects do not represent commitments 

and are subject to change, depending on various factors, including prevailing market conditions, strategy and 

customer preferences. Please see, ñRisk Factors ï Certain information in this Red Herring Prospectus is based 

on management estimates which may change, and we cannot assure you of the completeness or the accuracy of 

other statistical and financial data contained in this Red Herring Prospectusò on page xv. Unless a project has 

already been completed, we have provided the estimated completion time for such Ongoing and Planned 

projects in this Red Herring Prospectus. While these estimates are based on our managementôs best belief and 

knowledge, they do not represent commitments and are subject to change. 
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RISK FACTORS 

 

Investment in the Equity Shares involves a high degree of risk and you should not invest any funds in the Issue 

unless you can afford to take the risk of losing all or a part of your investment.  You should carefully consider 

all the information in this Red Herring Prospectus, including the risks and uncertainties described below, 

before making an investment in the Equity Shares.  If any or some combination of the following risks actually 

occur, our business, prospects, financial condition, results of operations and the value of our properties could 

suffer, the trading price of the Equity Shares could decline and you may lose all or part of your investment.  

Unless specified or quantified in the relevant risk factors below, we are not in a position to quantify the 

financial implications of any of the risks mentioned below.  The risks and uncertainties described in this section 

are those that our management believes are material, but these risks and uncertainties may not be the only ones 

we face.  Additional risks and uncertainties, including those that we are not aware of or deem immaterial, may 

also result in decreased revenues, increased expenses or other events that could result in a decline in the value 

of the Equity Shares.   

 

This Red Herring Prospectus also contains forward-looking statements that involve risks and uncertainties.  

Our actual results could differ materially from those anticipated in these forward-looking statements as a result 

of certain factors, including considerations described below and in the section entitled ñForward Looking 

Statementsò on page xi. 

 

To obtain a better understanding of our business, you should read this section in conjunction with the other 

sections of this Red Herring Prospectus, including the sections entitled ñOur Businessò, ñManagementôs 

Discussion and Analysis of Financial Conditions and Results of Operationsò and ñFinancial Statementsò on 

pages 68, 251 and 151, respectively, together with all other financial information contained in this Red Herring 

Prospectus. 

 

INTERNAL RISK FACTORS  

 

RISKS RELATING TO OUR BUSINESS 

 

1. There are outstanding legal proceedings against the Company and its Subsidiaries, joint ventures, 

Directors, Promoter and Group Companies. 

 

A criminal complaint has been filed against the Company, Oberoi Constructions and Vikas Oberoi for 

criminal breach of trust and cheating.  A criminal case has also been filed against OCPL for criminal 

breach of trust and cheating.  Six criminal cases have also been filed against Anil Harish, our Director, 

in relation to matters under the Prevention of Food Adulteration Act, 1948 and certain other alleged 

violations, in his capacity as a director of a certain other company.  A criminal case is also pending 

against Anil Harish, in his capacity as a director of certain other company, alleging the non-

procurement of necessary clearances.  For further details, please see the section entitled ñOutstanding 

Litigation and Material Developmentsò on page 273.  An adverse outcome in any or all of these 

criminal proceedings involving the Directors could have a material adverse effect on the ability of our 

Directors to serve our group, as well as on our business, prospects, financial condition and results of 

operations.   

 

In addition, there are outstanding legal proceedings involving the Company, its Subsidiaries, joint 

ventures, Directors, Promoter and Group Companies.  These proceedings are pending at different levels 

of adjudication before various courts, tribunals, enquiry officers, appellate tribunals and arbitrators.   

 

Litigation against the Company 

 

Sr. No. Nature of cases No. of outstanding cases Amount Involved 

(in Rs.) 

1.  Civil proceedings 5 - 

2.  Consumer cases 1 441,600 

3.  Criminal proceedings 1 - 

4.  Tax proceedings 7  -    
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Litigation against the Subsidiaries 

 

Sr. No. Nature of cases No. of outstanding cases Amount Involved (in 

Rs.) 

1.  Civil proceedings 11 - 

2.  Consumer cases 1 2,000,000 

3.  Criminal proceedings 2 - 

4.  Tax proceedings 10 53,571 

 

Litigation against the joint ventures 

 

Sr. No. Nature of cases No. of outstanding cases Amount Involved (in 

Rs.) 

1. Arbitration proceedings 1 - 

2. Civil proceedings 1 - 

3. Tax proceedings 2 41,307,213 

 

Litigation against the Directors 

 

Sr. No. Nature of cases No. of outstanding cases Amount involved 

1.  Arbitration proceedings 1 US$375,000 and 

S$7,332,500 

2.  Civil proceedings 7 - 

3.  Company petition 1 - 

4.  Consumer cases 2 Rs. 2,441,600 

5.  Criminal proceedings 8 - 

6.  Tax proceedings 8 Rs. 213,431,818 

 

Litigation against Promoter 

 

Sr. No. Nature of cases No. of outstanding cases Amount involved 

1.  Arbitration proceedings 1 US$375,000 and S$7,332,500 

2.  Civil proceedings 5 - 

3.  Consumer cases 2 Rs. 2,441,600 

4.  Criminal proceedings  1 - 

5.  Tax proceedings 7 Rs. 213,297,693 

 

Litigation against Group Companies 

 

Sr. No. Nature of cases No. of outstanding cases Amount involved (In Rs.) 

1.  Civil proceedings 3 - 

2.  Tax proceedings 11 1,462.00 

 

An adverse outcome in any of these proceedings may affect our reputation and standing and impact our 

future business and could have a material adverse effect on our business, prospects, financial condition 

and results of operations.  The Company cannot assure you that any of these proceedings will be 

decided in favour of the Company, the Directors, the Promoter, the Subsidiaries, joint ventures or 

Group Companies, or that no further liability will arise out of these proceedings.  For further details of 

outstanding litigation against the Company, its Directors, Promoter, Subsidiaries, joint ventures or 

Group Companies, please see the section entitled ñOutstanding Litigation and Material Developmentsò 

on page 273. 

 

2. In the past, our Auditors have qualified their reports with respect to certain accounting policies and 

matters.   

 

In the past, our Auditors have qualified their reports with respect to us and our Subsidiary, Oberoi 

Constructions Private Limited (ñOCPLò), as follows: 
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(a) For the year ended March 31, 2007, the Auditors have reported that the Company has revised 

the estimated useful life in respect of certain tangible assets resulting in additional 

depreciation of Rs. 6.70 million and, consequently, the profit for the year had been 

understated to that extent.  The effect of the revision in estimated useful life of these assets has 

been adjusted to the concerned prior years so as to recompute the profits and losses of those 

years considering the uniform estimated useful life of such assets in the Restated Consolidated 

Statement of Profits and Losses and Restated Consolidated Statement of Assets and 

Liabilities. 

 

(b) For the years ended March 31, 2006, 2007 and 2008, the Auditors have reported that the 

Company and OCPL had no formal internal audit system.  The Company and OCPL have 

adopted a formal internal audit system since the year ended March 31, 2009. 

 

While we have made corrective adjustments where necessary to address our Auditorsô qualifications in 

the restated financial statements included in this document, we cannot assure you that our Auditors will 

not qualify their reports in the future for similar or other matters. 

 

3. The Auditorsô report for OCPL for the year ended March 31, 2009 contained a qualification relating 

to the overstatement of OCPLôs profit and reserves. 

 

For the year ended March 31, 2009, with respect to OCPL, the Auditors have reported that there was a 

change in the accounting policy for depreciation on fixed assets from the written down value method to 

the straight line method.  Due to this change in the accounting policy for depreciation, the depreciation 

charge for the year is lower by Rs. 9.92 million and the depreciation charge for earlier years amounting 

to Rs. 7.94 million (net of tax) has been reversed.  Consequently, the profit for the year was overstated 

by Rs. 9.92 million and reserves were overstated by Rs. 17.86 million.  The effect of this change in 

accounting policy for charging depreciation has been adjusted retrospectively to the concerned prior 

years.  Profit/ (loss) on assets sold/discarded has been recomputed to give effect to the change in 

accounting policy of depreciation.  We cannot assure you that similar or other qualifications will not be 

made in future Auditorsô reports. 

 

4. Certain information in this Red Herring Prospectus is based on management estimates which may 

change, and we cannot assure you of the completeness or the accuracy of other statistical and 

financial data contained in this Red Herring Prospectus.   

 

Certain information contained in this Red Herring Prospectus, such as the amount of land or 

development rights owned by us, the location and type of development, the Saleable Area, Developable 

Area, Internal Floor Area and Efficiency Ratio, estimated construction commencement and completion 

dates, estimated construction costs, our funding requirements and our intended use of proceeds of the 

Issue, is based solely on management estimates and our business plan and has not been appraised by 

any bank, financial institution or independent agency.  The total area of property that is ultimately 

developed and the actual total Saleable Area may differ from the descriptions of the property 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 funding 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 laws and regulations;  

¶ competition; 

¶ receipt of statutory and regulatory approvals and permits;  

¶ irregularities or claims with respect to title to land or agreements related to the acquisition of 

land;  

¶ the ability of third parties to complete their services on schedule and on budget;  

¶ delays, cost overruns or modifications to our ongoing and planned projects; 

¶ commencement of new projects and new initiatives; and  

¶ changes in our business plans due to prevailing economic conditions. 
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In addition, while facts and other statistics in this Red Herring Prospectus relating to India, the Indian 

economy, as well as the Indian real estate sector have been based on various publications and reports 

from agencies that we believe are reliable, we cannot guarantee the quality or reliability of such 

materials.  Industry facts and other statistics have not been prepared or independently verified by us or 

any of our respective affiliates or advisers and, therefore we make no representation as to their 

accuracy or completeness.  These facts and other statistics include the facts and statistics included in 

the section entitled ñIndustryò.  Due to possibly flawed or ineffective data collection methods or 

discrepancies between published information and market practice, the statistics herein may be 

inaccurate or may not be comparable to statistics produced elsewhere 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 the case may be, in reports or other publicly available information prepared by 

the same or different third party analysts. 

 

5. We had negative net cash flows from operating, investing and financing activities in the past and 

may do so in the future.   

 

Our net cash flows from operating activities for the years ended March 31, 2007 and 2006 were 

negative, amounting to Rs. 3,149.55 million and Rs. 13.07 million, respectively.  Our net cash flows 

from investing activities for the three months ended June 30, 2010 and years ended March 31, 2010, 

2008, 2007 and 2006 were also negative amounting to Rs. 508.00 million, Rs. 2,831.96 million, 

Rs. 5,468.68 million, Rs. 439.21 million and Rs. 494.82 million, respectively.  Further, our net cash 

flows from financing activities for the three months ended June 30, 2010 and years ended March 31, 

2010, 2009 and 2008 were also negative, amounting to Rs. 80.12 million, Rs. 443.35 million, 

Rs. 1,648.37 million and Rs. 1,863.36 million, respectively.  We anticipate that in the current operating 

environment, the domestic credit market for real estate development activities remains challenging, as 

does the demand scenario from customers.  We may therefore experience negative cash flows from 

operating, investing and financing activities in the future.   

 

6. Certain of our Group Companies have incurred losses or have had negative net worth in the three 

fiscal years ended March 31, 2010. 

 

We have 16 Group Companies and, as set forth below, 10 of our Group Companies have incurred 

losses or have had negative net worth during the three fiscal years ended March 31, 2010 (as per their 

respective standalone financial statements). They may continue to incur losses in future periods, which 

may have an adverse effect on our results of operations.   

 

The details of the Group Companies which have incurred losses during the three fiscal years ended 

March 31, 2010 are provided in the following table: 
 

(Rs. in Million) 

Sr. 

No. 

Name of the Group Company Profit/(Loss) after tax for the year ended 

March 31, 2008 March 31, 2009 March 31, 2010 

1.  Beachwood Properties Private 

Limited 

(0.73) (0.52) 3.69 

2.  Oberoi Consultancy Services 

Private Limited 

 

(0.01) 

(0.01) (0.01) 

3.  Envision Realty Private 

Limited 

 

NA 

(0.69) (0.96) 

4.  R. S. Associates (0.00) - 208.43 

5.  I-Ven Realty Limited 9.21 (9.05) 0.14 

6.  Oberoi Foundation
(1)

 (4.53) (50.11) (31.49) 

7.  New Dimension Consultants 

Private Limited 

 

(2.38) 

(0.70) 0.33 

8.  Oberoi Estate Private Limited (0.29) (0.09) (0.03) 

9.  Myspace Developers Private 

Limited 

NA (0.04) (0.01) 

10.  R.S.V. Associates (0.90) (0.00) (0.00) 
(1) Excess of expenses over income. 

 

The details of the Group Companies which have had negative net worth during the three fiscal years 

ended March 31, 2010 are provided in the following table: 
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(Rs. in Million) 

Sr. No. Name of the Group Company Net worth at the year end 

 

March 31, 2008 

March 31, 

2009 

March 31, 

2010 

1.  Wellworth Developers
*
 (96.95) (191.88) (84.37) 

2.  R. S. Associates
*
 1.32 (48.08) 113.07 

3.  Beachwood Properties Private 

Limited 

 

(1.48) 

(2.01) 1.68 

4.  Oberoi Consultancy Services 

Private Limited 

 

(0.47) 

(0.48) (0.49) 

5.  Envision Realty Private Limited N.A. (0.59) (1.55) 
*This represents the net balance of the capital account of the partners in the firm. 

 

For further details of these Group Companies, please see the section entitled ñGroup Companiesò on 

page 142. 

 

7. We may have certain contingent liabilities and capital commitments not provided for which may 

adversely affect our financial condition.  

 

Our contingent liabilities as of June 30, 2010 not provided for (as disclosed in our financial statements) 

are as detailed in the following table: 

 

(In Rs. millions) 

Particulars As of June 30, 2010 

Capital Commitment 4,938.70 

Capital Commitment to joint venture 140.00 

Bank Guarantees 258.45 

Indemnity Bond given in favour of the government under Export 

Promotion Capital Goods Scheme (Net of Bank Guarantees) 

363.60 

Total 5,700.75 

 

Any or all of these contingent liabilities and commitments may become actual liabilities.  In the event 

that any of our contingent liabilities become non-contingent, our business, financial condition and 

results of operations may be adversely affected.  Our capital commitments not provided for could 

adversely affect our financial condition if such commitments are not executed according to the terms 

and conditions of the respective contracts.  For further information, please see the section entitled 

ñFinancial Statementsò on page 151. 

 

8. The Promoter and Group Companies have availed of unsecured loans from related parties.   

 

The Promoter and Group Companies have availed of certain unsecured loans from related parties.  

Such loans do not bear any interest and are repayable on demand except debentures of various series 

amounting to Rs. 592.72 million issued by I-Ven Realty Limited to the Promoter which have a tenure 

ranging from 18-60 months and bear an interest/redemption premium of 0% to 15% p.a.  In the event 

that such related parties recall any or all such loans, the Promoter and Group Companies would need to 

find alternative sources of financing, which may not be available on commercially reasonable terms or 

at all. 

 

9. 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.   

 

Our use of the proceeds of the Issue is at the discretion of the management of our Company, although it 

is subject to monitoring by an independent agency.  As described in the section entitled ñObjects of the 

Issueò on page 35, we intend to use a portion of the proceeds from the Issue for the acquisition of land 

or land development rights.  However, 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.  As a result, our planned use of 

the proceeds of the Issue may change in ways with which you may not agree. 
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10. The funds proposed to be utilised for general corporate purposes may constitute more than 25% of 

the proceeds of the Issue. 

 

The Company intends to use the proceeds of the Issue for the purposes described in the section entitled 

ñObjects of the Issueò beginning on page 35.  While we have entered into certain commitments and 

agreements for these purposes, as described in that section, the terms of such commitments or 

agreements may be subject to change in light of variations in external circumstances or costs, 

competitive pressures, availability of land and other factors which may not be within the control of the 

Company, or otherwise as a result of changes in the financial condition, results of operations, business 

or strategy.  Furthermore, as the funding requirements are based on management estimates, the 

deployment schedule may change due to the factors mentioned above.  Further, the Company may 

decide to utilise all or a portion of the proceeds of the Issue allocated to one object towards other 

objects where a shortfall has arisen, and it is possible that the allocation towards general corporate 

purposes may increase beyond 25% of the proceeds of the Issue at the discretion of the management. 

 

11. We may not hold, or may not be able to prove that we hold, good title to our real estate assets such as 

the land situated at Mulund, Mumbai, and we do not have and may not be able to obtain title 

insurance guaranteeing title or land development rights.   

 

In India, property records do not provide a guarantee of title.  Property records in India have not been 

fully computerised and are generally maintained and updated manually through physical records of all 

land-related documents.  This process may take a significant amount of time and result in inaccuracies 

or errors.  For example, we have identified discrepancies in the land area in revenue records, the area in 

title deeds and/or the actual physical area of some of our land.  In certain cases our name may not have 

been updated in the land records as owners of the land.  For example, there are discrepancies between 

the purchase agreements for certain parcels of land located at Mulund, Mumbai and their respective 

property cards.  While the purchase agreements describe the land area as covering 34,241.65 square 

metres and 39,707.80 square metres, the property cards for those properties are for areas of 34,808.09 

square metres and 37,745.80 square metres, respectively.  Similarly, in relation to two parcels of land 

pertaining to Oberoi Springs, Andheri ï West, Mumbai, the property card and the development 

agreement between OCPL and the owners of one of the parcels of land is for an area of 5,895.30 square 

metres, whereas the deed of conveyance in favour of the owners of the property is for 5,638.82 square 

metres and in relation to the other parcel of land while the property card provides for an area of 8,208 

square metres, the development agreement between OCPL and the owners of the property in relation 

thereto is for an area of 8,708 square metres.  It is therefore difficult to obtain and rely on accurate and 

up-to-date property records, which could delay or impede our development or acquisition activities.   

 

In addition, we may not have good and marketable title to some of our land as a result of non-execution 

or non-registration or inadequate stamping of conveyance deeds and other acquisition documents, or 

may be subject to, or affected by, encumbrances of which we may not be aware.  A portion of land for 

which we are seeking to obtain development rights consists of agricultural land.  The title to 

agricultural land is often fragmented and the land may, in many cases, have multiple owners and 

claimants who may not have perfect title to it.  The land may also be subject to acquisition proceedings 

under applicable laws.  Some of our projects are also being executed through joint ventures with third 

parties who may not have good and marketable title.  Legal disputes in respect of land title can take 

several years and considerable expense to resolve if they become the subject of court proceedings and 

their outcome can be uncertain.  If we or the owners of the land, with whom we enter into joint venture 

or development agreements are unable to resolve such disputes with these claimants, we may lose our 

interest in such land.   

 

We may not therefore be able to assess or identify disputes, unregistered encumbrances or adverse 

possession rights over title to real property in which we have invested or may invest.  Failure to obtain, 

or to prove that we hold, good title to a particular plot of land may materially prejudice the success of a 

development for which that plot is a critical part, may require us to write off expenditures in respect of 

that development and may adversely affect our property valuations and prospects.  Prospective 

investors should note that neither legal counsel to the Company nor to the Underwriters is providing 

opinions in respect of title to our land.  For details on the land, please see the section entitled ñOur 

Businessò on page 68.   
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The lands registered in our name may have irregularities in title or irregularities may arise in the future.  

For example, subsequent to our acquisition of the Oberoi Exotica development site located at Mulund, 

Mumbai, the Government of Maharashtra issued a communication to the effect that this land is a 

private forest under the provisions of the Maharashtra Private Forest (Acquisition Act), 1975.  Please 

see the section entitled ñOutstanding Litigation and Material Developmentsò on page 273. 

 

In addition, title insurance is not commercially available in India to guarantee title or land development 

rights in respect of land.  The difficulty of obtaining title insurance in India means that title records 

provide only for presumptive rather than guaranteed title, and that we face uninsured risk of loss of 

lands we believe we own interests in or have development rights over.  We can provide no assurance 

that we have, or may not be able to prove that we hold, valid title or rights in respect of all of the land 

we believe we own or have development rights over and are unable to insure against such risk. 

 

12. We may not be able to successfully identify and acquire suitable land for development, which may 

adversely affect our business and growth prospects. 

 

Our ability to identify suitable land for development is vital to our business.  Once a potential 

development site has been identified, site visits and feasibility studies/surveys are undertaken, which 

include detailed analyses of factors such as regional demographics, gap analysis of current property 

development initiatives and market needs, and market trends.  Such information may not be accurate, 

complete or current.  Any decision to acquire land which is based on inaccurate, incomplete or 

outdated information or any change in circumstances may result in certain risks and liabilities 

associated with the acquisition of such land, which could adversely affect our business, financial 

condition and results of operations. 

 

Our ability to acquire ownership or development rights over suitable sites is dependent on a number of 

factors that may be beyond our control.  These factors include the availability of suitable land, market 

conditions, the willingness of land owners to sell or grant development rights over land on attractive 

terms, the availability and cost of any required financing, encumbrances on the land, government 

directives on land use, and the obtaining of permits and approvals for land development.  In addition, it 

is our normal practice to evidence our preliminary agreements to acquire interest in land in the form of 

a memorandum of understanding.  However, conveyance of the land does not occur upon signing of the 

memorandum of understanding and formal transfer of title to or interest in land by the seller (at which 

time stamp duty becomes payable) is generally completed only after all requisite governmental 

consents and approvals have been obtained.  Our acquisition of interests in land are therefore also 

subject to the risk that sellers may during such time identify and transact with alternative purchasers or 

decide not to sell the land. 

 

13. We depend significantly on our success in our residential business as this is our primary focus.   

 

Our primary focus is on the development of premium residential real estate projects for sale.  As of 

June 30, 2010, our residential business segment constituted approximately 60.91% of the total 

estimated Saleable Area in our Ongoing and Planned projects.  We rely on our ability to understand the 

preferences of our residential customers and to develop projects that suit their needs.  We aim to create 

aspirational developments that we believe have distinctive designs or functionalities with quality 

construction and finishings, as we believe that this enhances our brand and reputation, and enables us 

to sell our units quickly and at a premium to other competing developments.  Our inability to provide 

customers with distinctive designs or functionalities and quality construction or our failure to 

continually anticipate and respond to customer needs may affect our business and prospects and could 

lead to some of our customers switching to our competitors, which could, in turn, materially and 

adversely affect our business prospects, financial condition and results of operations. 

 

14. Our registered trademark and trade name ñOberoiò may be infringed by third parties and we may be 

subject to intellectual property disputes.   

 

Our Subsidiary, OCPL, has registered the trademark and trade name ñOberoiò with the trademarks 

registry at Mumbai under Class 36 and Class 37 in respect of construction, builders, developers, etc.  

Third parties may infringe upon our trademark and/or trade name, or our joint venture partners may 

misuse the trademark and/or trade name ñOberoiò, causing damage to our business prospects, 

reputation and goodwill.  Unauthorised use by any third parties of the trade name ñOberoiò may also 
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cause damage to our business prospects, reputation and goodwill and result in a dilution of the value of 

our trademark and trade name.  If we are not successful in enforcing our intellectual property rights for 

any reason, it may have a material adverse effect on our business and competitive position. 

 

Oberoi Hotels Private Limited (ñOberoi Hotelsò) and OCPL have entered into an agreement dated 

November 27, 2009 pursuant to which OCPL is entitled to use the mark ñOberoiò with respect to its 

real estate and construction businesses and only in conjunction with construction, development, realty 

or words connoting real estate affairs.  Additionally, in the event OCPL decides to enter into activities 

which overlap with the main business and operations of Oberoi Hotels, OCPL may do so provided it 

does not use the mark Oberoi.  Oberoi Hotels and OCPL have agreed to take fair measures to avoid 

consumer confusion with respect to their areas of business.  For further details, please see the section 

entitled ñHistory and Certain Corporate Matters ï Summary of Key Agreementsò on page 111. 

 

In addition, although our Promoter has entered into a non-compete undertaking with the Company 

dated December 23, 2009, for certain identified projects, including projects being developed by 

Promoter Group entities over which we have no direct control, and in certain circumstances, he can 

continue to develop real estate under the ñOberoiò brand or any other brand other than through the 

Company or its Subsidiaries.  Please see the section entitled ñHistory and Certain Corporate Matters ï 

Summary of Key Agreementsò on page 111.  Accordingly, any actions on the part of our Promoter or 

such Promoter Group entities that negatively impact the ñOberoiò brand could also have a material 

adverse effect on our business, financial condition and results of operations. 

 

We may also be required to defend against charges of infringement of trademark or proprietary rights 

of third parties.  These defences could require us to incur substantial expenses and to divert significant 

effort of our technical and management personnel, and could result in our loss of rights to use the 

ñOberoiò brand or require us to pay monetary damages or royalties to licence proprietary rights from 

third parties.  An adverse outcome of any dispute with respect to our trademark or other proprietary 

rights could adversely affect our business, financial condition and results of operations. 

 

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, unauthorised disclosure of confidential information may still 

occur. 

 

15. We will continue to be controlled by our Promoter and certain related entities after the completion of 

the Issue.   

 

As of the date of this Red Herring Prospectus, our Promoter, Vikas Oberoi, and certain members of the 

Promoter Group held 89.24% of the issued, subscribed and paid-up equity share capital of the 

Company.  Upon completion of the Issue, our Promoter and certain members of the Promoter Group 

together will continue to own 78.14% of our equity share capital, which will allow them 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 the following:  

 

¶ controlling the election of directors; 

¶ controlling the selection of senior management; 

¶ approving significant corporate transactions, including acquisitions and disposals of our assets 

or business, or change of control transactions; 

¶ making overall strategic and investment decisions; 

¶ approving our annual budgets; and 

¶ amending our Memorandum and Articles of Association. 

 

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 materially and adversely affect our business 

operations, and hence the value of your investment in the Equity Shares. 

 

16. Our expansion into new market segments, such as the hospitality and social infrastructure segments, 

subjects us to additional risks. 
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An important element of our business strategy is to expand into new market segments, such as our 

expansion into the hospitality and social infrastructure segments.  We developed The Westin Mumbai - 

Garden City, a 269-room hotel, which is operated and managed by Starwood Asia Pacific Hotels and 

Resorts Pte. Limited (ñStarwoodò) under the Westin brand pursuant to an Operating Services 

Agreement between the Company and Starwood. We currently plan to develop two additional hotels to 

be owned by us and operated and managed by third parties. We are also developing the Oberoi 

International School, which is leased to and operated by Oberoi Foundation on a revenue share basis. 

While we have outsourced, and intend to continue to outsource the operation and management of all 

our hotels and Oberoi International School, we remain subject to all of the risks inherent in entering a 

new market segment. These include:  

 

¶ limited management experience in the sector;  

¶ a competitive environment characterised by well-established and well-capitalised competitors; 

and  

¶ limited experience in regulatory issues specific to the particular market segment.  

 

We may therefore not be successful in expanding into new market segments. For example, we have no 

operating history in the hospitality or social infrastructure segments and our success in these sectors 

will depend on our ability to forecast and respond to demand in an industry in which we have had 

limited experience to date and upon our ability to select appropriate locations to set up hotels and social 

infrastructure projects, and management companies to operate the hotels profitably.  

 

In addition, the hotel industry entails risks that are distinct from those applicable to our business of 

developing residential properties for sale and developing office space and retail properties for sale or 

lease, including the supply of hotel rooms exceeding demand, the failure to attract and retain business 

and leisure travellers as well as adverse international, national or regional travel or security conditions. 

In particular, the Indian hospitality industry was adversely affected in 2008 and 2009 due to a 

combination of factors including the global economic downturn and the related fall in domestic and 

international business and leisure travel, the terrorist attacks in Mumbai on November 26, 2008 and the 

pandemic caused by the outbreak in 2009 of the H1N1 swine flu virus, which individually, and in the 

aggregate, had an impact on tourism and business travel in India. Such developments could have a 

material adverse effect on our hospitality business, results of operations and financial condition. 

 

17. The development rights in respect of our Planned project at Sangam City, Sangamwadi are subject 

to conditions, certain of which have not been or may not be satisfied; if these conditions are not 

satisfied, this land may not be available for development by us. 

 

In respect of our Planned project at Sangam City, Sangamwadi, Pune, development agreements have 

been executed in favour of our joint venture entity which is the developer, Sangam City Township 

Private Limited (formerly Dharadhar Developers Private Limited). As of the date of the execution of 

the development agreements, the relevant land was agricultural land, and some of these development 

agreements contain a condition that the developer has to obtain the permission for the conversion of the 

land from agricultural to non-agricultural use within a certain period from the date of execution of the 

respective development agreement. If the developer fails to do so, the owner of the land will have the 

option to terminate the development agreement. In respect of certain of these development agreements, 

the time period for conversion of the land from agricultural to non-agricultural use has expired and the 

owners therefore have the right to terminate these agreements. While none of these development 

agreements has been terminated, in the event that we are unable to obtain the requisite permission and 

the development agreements terminate, we may not be able to develop the project as presently 

envisaged or at all. This may in turn adversely affect our business, financial condition and results of 

operation. For further details, please see the section titled ñFinancial Statementsò on page 151. 

 

 

 

 

18. We may not be able to fully  develop our Planned project at Worli, Mumbai as presently 

contemplated. 
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Oasis Realty is an unincorporated joint venture between our wholly-owned subsidiary, OCPL, Skylark 

Build and Shree Vrunda Enterprises to develop a mixed-use development of approximately 2.1 million 

square feet of Saleable Area in Worli, located on the arterial Annie Besant Road, Worli, Mumbai. For 

further details of Oasis Realty, please see the section entitled ñSubsidiaries and Joint Ventures ï 

Association of Persons ï Oasis Realtyò on page 138. We intend to develop the freesale portion of the 

project which constituted, as at June 30, 2010, 10.47% of the total Saleable Area of all our Ongoing 

and Planned projects. The free sale component represents the portion of the development which can be 

commercially exploited to compensate for the obligation of developing the slum rehabilitation 

component. Our joint venture partner is, however, required to obtain a Letter of Intent (ñLoIò) from the 

SRA for obtaining additional FSI to be utilised for the project. In addition, there are certain 

encumbrances on the land that is proposed to be developed and our joint venture partner has not 

completed all the formalities, including certain mandatory registrations, required under various 

regulations. For example, requisite documentation has not yet been executed with all the slum dwellers 

and therefore certain registrations are pending. Our joint venture partner is also liable to make certain 

payments to the SRA which, if not duly paid, shall constitute a charge on the land.  

 

In the event that the LoI for the additional FSI is not received in a timely manner or at all and/or our 

joint venture partner is unable to complete all legal formalities, we will be unable to develop our 

Planned project in its entirety which could adversely affect our business, financial condition and results 

of operations. 

 

In addition, we have also identified certain discrepancies in the areas described in the joint venture 

agreement between OCPL and our joint venture partners and the areas approved by the authorities. 

Whilst the joint venture agreement provides for an area of 11,600.00 square metres, the plans approved 

by SRA specify an area of 12,165.77 square metres as the free sale component. 

 

19. We have not obtained certain approvals or permits for some of our projects and may be unable to 

obtain or renew required approvals and permits in a timely manner or at all and existing approvals 

or permits may be suspended or revoked. 

 

To successfully execute projects and operate our business, we are required to obtain statutory and 

regulatory approvals, licenses, registration and permits and applications need to be made 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 during various stages of the projects. In 

addition, we are required to obtain a certificate of change of land use in respect of our industrial or 

agricultural land. We have not yet obtained this certificate in respect of some of these lands. Where we 

develop projects on a joint venture basis, our ability to develop such projects is, in some cases, 

dependent on our joint venture partners or other third parties obtaining necessary approvals and 

permits. 

 

Certain approvals that we have applied for are currently pending and we may need to apply for renewal 

of approvals which may expire from time to time, in the ordinary course of our business. For further 

details of the approvals obtained by us and pending approvals, please see the section entitled 

ñGovernment Approvalsò on page 295.  

 

We may encounter material difficulties in fulfilling any conditions precedent to the approvals described 

above or any approvals that we may require in the future, some of which are onerous and may require 

us to incur substantial expenditure that we may not have anticipated. We may also not be able to adapt 

to new laws, regulations or policies that may come into effect from time to time with respect to the 

property industry in general or the particular processes with respect to the granting of the approvals. 

There may also be delays on the part of the administrative bodies in reviewing our applications and 

granting approvals or the approvals issued to us may be suspended or revoked in the event of non-

compliance or alleged non-compliance with any terms or conditions thereof, or pursuant to any 

regulatory action. If we fail to obtain or renew, or experience material delays in obtaining or renewing, 

the requisite governmental approvals, or if any approvals are suspended or revoked, the schedule of 

development and the sale of our projects could be substantially disrupted or impeded, which could have 

a material adverse effect on our business, prospects, financial condition and results of operations. 
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20. The net tangible book value of the Equity Shares may be significantly less than the Issue Price and 

you may incur immediate and substantial dilution and may experience further dilution of net 

tangible book value per share of the Equity Shares in the future. 

 

The Issue Price of our Equity Shares is a multiple of the value of our net tangible assets per share based 

on our issued share capital as of the date of this document. Investors who subscribe the Equity Shares 

in the Issue may therefore experience immediate and significant dilution of net tangible book value per 

share of the Equity Shares they own. 

 

21. Some or all of our Ongoing and Planned projects may not be completed by their expected completion 

dates or at all. 

 

As of June 30, 2010, we had 13 Ongoing projects and 11 Planned projects. For details, please see the 

section titled óOur Businessô on page 68. We have procured preliminary architect plans and completed 

our management development plans for all of our Planned projects and currently intend to finance a 

portion of all of the costs with internal funds. However, we have not yet formulated our financing plans 

for these projects, other than with respect to the purchase of land, and have not applied for any 

regulatory consents or approvals for some of these projects. Our Ongoing and Planned projects are 

subject to significant changes and modifications from our currently estimated management plans and 

timelines as a result of factors outside our control, including, among others: 

 

¶ availability of raw materials and financing; 

¶ increases in construction costs; 

¶ natural disasters; 

¶ reliance on third party contractors; and  

¶ the risk of decreased market demand during the development of a project.  

 

We may also change our management plans and timelines for strategic, marketing, internal planning 

and other reasons. Such changes and modifications may have a significant impact on our Ongoing and 

Planned projects, and consequently, we may not develop these projects as planned, or at all, which may 

have an adverse effect on our business, results of operations and financial condition.  

 

22. We have not obtained a written title opinion or search report in respect of our development sites in 

Juhu, Mumbai and Sangamwadi, Pune.  

 

There may be a number of uncertainties relating to land title in India including, among other things, 

difficulties in obtaining title guarantees and fragmented or defective title. As part of our internal 

process, we seek to retain lawyers to conduct due diligence and assessment exercises and/or provide us 

title search reports, written or otherwise, prior to acquiring land, entering into joint or sole development 

agreements with land owners, and undertaking projects. While we have undertaken enquiries and 

conducted due diligence we have not obtained a title report in respect of our development site at Juhu, 

Mumbai as this land is subject to outstanding litigation. For details of the litigation outstanding in 

relation to our development site at Juhu, Mumbai, please see the section entitled ñOutstanding 

Litigation and Material Developments - Litigation against Siddhivinayak Realties Private Limitedò on 

page 284. Hence, we may not be aware of all the risks associated with this land. 

 

OCPL, through its joint venture SRPL, has entered into a master asset purchase agreement with Tulip 

Hospitality Services Limited dated March 31, 2005. The total consideration for the assets is 

Rs. 3,490.60 million out of which Rs. 675.00 million has been paid and Rs. 75.00 million deposited in 

an escrow account. This master asset purchase agreement is under dispute and has been referred to 

arbitration under Justice S. N. Variava (Retd.). For further details of the arbitration proceeding, please 

see the section entitled ñOutstanding Litigation and Material Developments - Litigation against 

Siddhivinayak Realties Private Limitedò on page 284. Consequently, no further definitive agreements 

have been executed and we have not obtained any title reports in relation to this development site.  

 

Additionally, the Company also holds a 31.67% interest in Sangam City Township Private Limited, a 

special purpose vehicle, established for a development comprising approximately 56 acres of land at 

Sangamwadi, Pune. While we have undertaken enquiries and conducted due diligence, we have not 

obtained a title report in respect of our development site at Sangamwadi, Pune because the process of 

land aggregation for the project is still ongoing.  
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Since we have not obtained a title report or search report in respect of these development sites, we may 

not be aware of all the risks associated with these properties and there may be deficiencies in our title 

to this land. In the event that any of these risks materialise, we may not be able to develop our project 

as currently planned. We could also face a risk of loss of the property, the loss of our investment as 

well as any future revenues, any of which would have an adverse effect on our business, financial 

condition and results of operations. 

 

Additionally, if the dispute in relation to our development site at Juhu, Mumbai is not resolved in our 

favour, we could face a risk of loss of the property, the loss of our investment in the property, be 

required to pay additional amounts or be subject to restrictions and conditions that may have an adverse 

affect on our business, financial condition and results of operations. 

 

23. There have been delays in the implementation of some of our projects for which we are liable to pay 

interest under certain of our sale agreements and we may encounter delays in the future.  

 

There have been delays in the commencement, scheduled implementation and estimated completion of 

certain of our projects. These delays have been due to delays in obtaining approvals and delays in 

execution, among other things.  

 

Under the sale agreements which we enter into with our customers, where the customer exercises a 

right to cancel the sale on account of delays in the completion and hand over of the project, we are 

liable to refund amounts paid to date with interest. The interest payable is calculated at a fixed rate for 

the period of the delay. In accordance with the provisions of the Maharashtra Ownership of Flats 

(Regulation of the Promotion of Construction, Sale, Management and Transfer) Act, 1963, a real estate 

developer is required to pay interest at 9% p.a. 

 

We may also encounter delays in the commencement, scheduled implementation and estimated 

completion of our projects in the future, which could result in additional liabilities and may adversely 

affect our financial condition and results of operations. 

 

24. We depend on various third parties, including our joint venture partners, contractors and 

independent service providers, over whom we may have no control. 

 

We depend on various third parties, including our joint venture partners, contractors and independent 

service providers for the development of all of our projects. Out of our Ongoing and Planned projects, 

our five largest on the basis of estimated Saleable Area are listed below: 

 

Sr. No. Project Name Location Project Type Status Estimated Saleable 

Area (sq. ft.) 

1.  Oberoi Exquisite - III  Goregaon (E) Residential Planned      2,540,840  

2.  Commerz II - Phase II Goregaon (E) Office Ongoing      1,661,650  

3.  Oberoi Exotica I Mulund Residential Planned      1,619,800  

4.  Oberoi Exotica II  Mulund Residential Planned      1,581,580  

5.  Oasis Residential Worli Residential Ongoing      1,541,738  

 

We undertake certain projects in cooperation with other real estate development companies or third 

parties. For example, the Company holds a 31.67% interest in Sangam City Township Private Limited, 

a special purpose vehicle, established for a development project located in Sangamwadi, Pune and 

Oasis Realty, an unincorporated joint venture between our wholly-owned subsidiary, OCPL, Skylark 

Build and Shree Vrunda Enterprises to develop a mixed-use development of approximately 2.1 million 

square feet of Saleable Area in Worli, Mumbai. Arrangements governing our joint ventures may 

provide us with only partial control over the operations of the joint ventures under certain 

circumstances. Where we are a minority participant in a joint venture, there may exist inherent 

potential conflicts of interests with our joint venture partners, who may make significant decisions 

without our consent that affect our interests, such as delaying project execution timetables. In addition, 

it may be necessary for us to obtain consent from a joint venture partner before we can cause the joint 

venture to make or implement a particular business development decision or to distribute profits to us 

or there may be disputes between us and our joint venture partners, among our joint venture partners or 
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between our joint venture partners and the land owner or another third party. These and other factors 

may cause our joint venture partners to act in a way contrary or conflicting to our interests, or 

otherwise be unwilling to fulfil their obligations under our joint venture arrangements, which could 

have a material adverse effect on our business, financial condition and results of operation. In addition, 

our joint venture partners may fail to develop the rehabilitation portion of the slum rehabilitation 

projects in accordance with the regulations and directives of the Slum Rehabilitation Authority 

(ñSRAò) overseeing such projects. We may therefore lose part of or all our development rights over the 

free-sale portion. 

 

Further, we engage independent architects and construction contractors, who may in turn hire sub-

contractors and other third parties, for the design and construction of all our projects. The success of 

our projects therefore depends significantly on the performance of various third parties, including our 

contractors and service providers. As we do not control any of our contractors or service providers, we 

cannot ensure they perform their obligations and services satisfactorily, to a standard that meets our 

requirements or targeted quality levels or that they are not involved in corruption or other improper 

conduct in relation to our projects. We may also not be able to recover compensation for any resulting 

defective work or materials. We may therefore incur losses as a result of our projects being delayed or 

disrupted or having to fund the repair of defective work or pay damages to persons who have suffered 

loss as a result of such defective work. We may also be required to incur additional cost or time to 

develop our projects, which could adversely affect our business, financial condition and results of 

operations. 

 

Our joint venture partners, contractors and service providers may also face financial, legal or other 

difficulties which may affect their ability to continue with a project. We may therefore be required to 

make additional investments in the joint venture, provide extra funding or become liable for other 

obligations, which could result in delays to our projects, reduced profits or, in some cases, significant 

losses.  

 

25. We may experience volatility in prices of, or shortages of, key building materials. 

 

Our ability to develop projects profitably is dependent upon our ability to source adequate building 

supplies for use by our construction contractors. Although we typically enter into ñturnkeyò contracts 

with our contractors, we generally agree to procure the cement and steel required for our projects, 

although we plan to outsource such procurement in future projects. We have experienced shortages of 

cement and steel in the past and have also experienced significant price volatility in the cement and 

steel markets. Such shortages in supply and volatility in prices of building materials could arise from 

changes in import restrictions, such as changes to customs duties and licensing policies, applicable to 

goods (such as certain building materials) imported into India. In addition, our supply chain may be 

periodically interrupted by circumstances beyond our control, including work stoppages and labour 

disputes affecting our suppliers, their distributors, or the transporters of our supplies. During periods of 

shortages in building materials, such as cement and steel, we may not be able to complete projects 

according to our previously established timelines, at our previously estimated project cost, or at all, 

which could harm our results of operations and financial condition. In addition, during periods of 

volatility in the price of building materials, where prices have increased significantly or unexpectedly, 

we may not be able to pass the increase in construction costs through to our customers, particularly as 

we generally aim to pre-sell a significant portion of our residential units prior to project completion, 

which could reduce or eliminate the profits we attain with regards to our developments.  

 

26. The Company has been declared the highest bidder in relation to a hotel in Goa. However, we have 

not made complete payment and there are certain legal proceedings which may delay or prevent us 

from acquiring this property.  

 

The Company has been declared the highest bidder for a hotel in Goa (the ñGoa Hotel Propertyò) and 

the State Bank of India has issued a memorandum of sale dated March 19, 2010 in the name of our 

subsidiary, Triumph Realty Private Limited. Further, we have made a payment of Rs. 153.50 million 

constituting 25% of the bid amount and we would need to make the balance payment of Rs. 460.50 

million to complete our acquisition. For further details regarding the acquisition of the Goa Hotel 

Property, please see the section entitled ñOur Businessò on page 68.  
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Rita Singh, one of the directors and a shareholder of Hotel Sai Siddhi Private Limited, which owns the 

Goa Hotel Property, filed a petition before the Company Law Board seeking, among other things, a 

declaration that the auction process is null and void. There can be no certainty that the proceedings will 

not be adjudged in favour of Rita Singh. For further details on the legal proceedings in relation to the 

Goa Hotel Property, please see the section entitled ñOutstanding Litigation and Material Developments 

ï Litigation involving the Companyò on page 275.  We may not be able to complete our acquisition of 

the Goa Hotel Property and may not be able to commence planning or construction on the Goa Hotel 

Property in a timely manner or at all.  Additionally, we have already made payment towards 25% of the 

bid amount and, in the event of a delay, will not be entitled to any interest. Moreover, we may be 

required to pay interest on the balance payment of 75% at the prime lending rate from April 19, 2010 

until the date of the balance payment.  

 

27. We rely on the financial stability of our tenants, in particular, our key tenants and our hotel and 

school operators. 

 

The demand for our retail and office space units may be adversely affected by the financial stability of 

our tenants and prospective tenants, which may depend on general economic conditions. For example, 

during the recent economic downturn some of our retail tenants terminated their tenancies and we 

agreed to grant concessions to several other tenants to enable them to continue operations from the 

leased premises. In the event of a default by a tenant and/or termination of a lease agreement, we may 

suffer a rental shortfall and incur additional costs, including legal expenses, in maintaining, insuring 

and re-letting the property. If we are unable to re-let or renew lease contracts promptly, if the rentals 

upon such re-leasing or renewals are significantly lower than the expected value or if reserves, if any, 

for these purposes prove inadequate, our results of operations, financial condition and the value of our 

real estate could be adversely affected. 

 

In addition, some of our retail properties are anchored by key tenants, which, due to size, reputation or 

other factors, may be particularly responsible for drawing other tenants and shoppers to such 

properties. For example, our Completed retail project, Oberoi Mall, in Goregaon, Mumbai has anchor 

tenants such as department stores and a multiplex cinema. Our ability to lease any vacant retail units 

and the value of such units could be adversely affected by the loss of an anchor tenant or key tenant in 

the event such tenant terminates its lease, files for bankruptcy or insolvency or experiences a downturn 

in its business.  

 

We depend on third party operators to operate and manage our hospitality and social infrastructure 

projects. In our hospitality projects, we currently follow an operating agreement model whereby the 

hotel is owned by us and operated by a hotel chain. Our Ongoing social infrastructure project, Oberoi 

International School is owned by us and operated by a public charitable trust. If we are unable to 

procure operators for our hotels and schools or if our existing operating or licence agreements are 

terminated, our results of operations, financial condition and the value of our real estate could also be 

adversely affected. 

 

28. We may not be able to manage our growth strategy effectively or it may change in the future.  

 

Our business strategy includes the development of residential, office space, retail and hospitality 

projects primarily in Mumbai and in other parts of India, if suitable opportunities arise. Our 

developments have primarily focused on residential projects but, pursuant to this strategy, we currently 

have various real estate projects under development, including retail developments and hotels. In the 

future, we may decide to undertake projects in additional business lines of real estate development, 

such as IT parks, special economic zones and serviced apartments. As we grow and diversify, we may 

not be able to execute our projects efficiently on such an increased scale, which could result in delays, 

increased costs and diminished quality, each adversely affecting our reputation. This future growth may 

strain our managerial, operational, financial and other resources. If we are unable to manage our 

growth strategy effectively, our business, financial condition and results of operations may be 

adversely affected. In addition, depending on prevailing market conditions, regulatory changes and 

other commercial considerations, we may be required to change our business model and we may 

therefore decide not to continue to follow our business strategies described in this Red Herring 

Prospectus.  
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29. We may experience difficulties in expanding our business into additional geographical markets in 

India.  

 

While Mumbai remains and is expected to remain our primary focus, we may evaluate growth 

opportunities in other parts of India on a case-by-case basis. However, we have limited experience in 

conducting business outside Mumbai and have not previously completed any real estate development 

projects outside of Mumbai. We may not be able to leverage our experience in Mumbai to expand into 

other cities as a result of various features which may differ in other cities and with which we may be 

unfamiliar, such as: 

 

¶ competition;  

¶ regulatory and taxation regimes;  

¶ business practices and customs;  

¶ languages; 

¶ customer tastes, preferences, behaviour and culture;  

¶ construction methods because of different terrains; and 

¶ land and related laws applicable in other states. 

 

If we enter new markets and geographical areas in India, we are likely to compete not only with 

national developers, but also local developers who may 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, 

all of which may give them a competitive advantage over us. Our inability to expand into and compete 

successfully in areas outside the Mumbai real estate market may adversely affect our business 

prospects.  

 

30. It is difficult to predict our future performance, or compare our historical performance between 

periods, as our revenue fluctuates significantly from period to period. 

 

Under the percentage of completion method of revenue recognition, our revenue from sales depends 

upon the volume of bookings that we are able to obtain in relation to our projects as well as the rate of 

progress of construction. Our bookings depend on our ability to market and pre-sell our projects and 

the willingness of our customers to pay for developments or enter into sale agreements well in advance 

of receiving possession of properties, which can be affected by prevailing market sentiment. 

Construction progress depends on various factors, including the availability of labour and raw 

materials, the timely receipt of regulatory clearances and the absence of contingencies such as litigation 

and adverse weather conditions. The occurrence of any such contingencies could cause our revenues to 

fluctuate significantly, which could in turn adversely affect our margins. We also cannot predict when 

and at what prices we may acquire the TDRs we require for a given project. In addition, we complete 

differing numbers of projects in each period, and cannot predict with certainty the rate of progress of 

construction or time of the completion of our real estate developments due to lags in development 

timetables occasionally caused by unforeseen circumstances.  

 

We also derive some recurring revenues from lease income in respect of certain of our office space and 

retail developments. Lease payment defaults by tenants would cause us to lose the revenue associated 

with such leases. In the event of a tenant default, we may experience delays in enforcing our rights as 

landlord and may incur substantial costs in protecting our investment and re-leasing our property and 

we may not be able to re-lease the property for the rent previously received, if at all. 

 

Our results of operations may also fluctuate from period to period due to a combination of other factors 

beyond our control, including the timing during each year of the sale or rental of properties that we 

have developed, and any volatility in expenses such as land and development right acquisition and 

construction costs. Depending on our operating results in one or more periods, we may experience cash 

flow problems, thereby resulting in our business, financial condition and results of operations being 

adversely affected. Such fluctuations may also adversely affect our ability to fund ongoing and future 

projects.  

 

As a result of one or more of these factors, we may record significant turnover or profits during one 

accounting period and significantly lower turnover or profits during prior or subsequent accounting 
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periods. Therefore, we believe that period-to-period comparisons of our results of operations are not 

necessarily meaningful and should not be relied upon as indicative of our future performance. 

 

31. Our transition to IFRS reporting could have a material adverse effect on our reported results of 

operations or financial condition. 

 

Public companies in India, including us, may be required to prepare annual and interim financial 

statements under IFRS in accordance with the roadmap for the adoption of, and convergence with, 

IFRS announced by the Ministry of Corporate Affairs, Government of India through press note dated 

January 22, 2010 (the ñPress Releaseò) and the clarification thereto dated May 4, 2010 (together with 

the Press Release, the ñIFRS Convergence Noteò). Pursuant to the IFRS Convergence Note, all 

companies having a net worth in excess of Rs. 5,000 million and below Rs. 10,000 million as at March 

31, 2009, will be required to convert their opening balance sheets as at April 1, 2013 (if the financial 

year commences on or after April 1, 2013) in compliance with the notified accounting standards which 

are convergent with IFRS. Accordingly, we may be required to prepare our annual and interim 

financial statements under the accounting standards which are convergent with IFRS from April 1, 

2013. We have not yet determined with any degree of certainty what impact the adoption of IFRS will 

have on our financial reporting.  

 

Our financial condition, results of operations, cash flows or changes in shareholdersô equity may 

appear materially different under IFRS than under Indian GAAP or our adoption of IFRS may 

adversely affect our reported results of operations or financial condition. For example, IFRS may not 

permit us to recognise revenues on a percentage of completion method and accordingly we may be 

required to restate our historical financial information and commence recognising revenues only when 

construction is completed and a unit is sold. This may have a material adverse effect on the amount of 

income recognised during that period and in the corresponding (restated) period in the comparative 

fiscal year/period. 

 

In addition, in our transition to IFRS reporting, we may encounter difficulties in the ongoing process of 

implementing and enhancing our management information systems. Moreover, our transition may be 

hampered by increasing competition and increased costs for the relatively small number of IFRS-

experienced accounting personnel available as more Indian companies begin to prepare IFRS financial 

statements. 

 

32. 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. 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.  

 

33. We may not be able to generate profits at the same rate of return that we earn from our historical 

projects. 

 

We acquired a substantial portion of the land for our currently Completed, Ongoing and Planned 

projects between 2002 and 2005 when land prices were generally lower than prevailing market prices. 

The profits that we generate from our projects may not be utilised in our business at or above the rate 

of return that we earn from these projects and we may not utilise capital in the most efficient manner. 

For example, there may be periods during which we may deposit funds in fixed deposits or other short-

term investments that generate low post-tax returns. We may also invest in mutual funds which are 

exposed to market and credit risks and may not generate rates of return above the rates of return we 

earn on our other investments, or at all, or such investments may result in losses. Our failure to 

generate rates of return on our capital equal to or above the rate of return we earn on our projects may 

decrease our return on net worth and capital employed, which may in turn adversely affect our business 

prospects, financial condition and results of operation. 
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34. We may not maintain adequate insurance coverage to cover all losses or liabilities that may arise 

from our operations.  

 

We maintain insurance, including contractor risk and special perils insurance in relation to our projects 

under construction and public liability insurance in connection with our shopping mall.  

 

We face the risk of losses from a variety of sources, including, but not limited to, risks relating to 

construction, catastrophic events, terrorist risk, vandalism, theft of construction supplies and loss of 

business. 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 such losses. Additionally, there 

may be various other risks and losses for which we are not insured because such risks are uninsurable 

or not insurable on commercially acceptable terms, such as general liability insurance or coverage for 

contractorôs liability, timely project completion, loss of rent or profit, construction defects or 

consequential damages for a tenantôs lost profits. Any damage suffered by us in respect of uninsured 

events would not be covered by such insurance policies and we would bear the effect of such losses. In 

addition, any claim under the insurance policies maintained by us may not be honoured fully or on 

time.  

 

Furthermore, in the future we may not be able to maintain insurance of the types or at levels which we 

deem necessary or adequate. Moreover, any payments we make to cover any losses, damages or 

liabilities or any delays we experience in receiving appropriate payments from our insurers could have 

an adverse effect on our financial condition and results of operations. Any such uninsured losses or 

liabilities could result in a material adverse effect on our business operations, financial conditions and 

results of operations. 

 

35. We may be involved in legal and administrative proceedings arising from our operations from time 

to time.  

 

We may be involved from time to time in disputes with various parties involved in the development 

and sale of our properties, such as contractors, sub-contractors, suppliers, joint venture partners, 

occupants (including slum dwellers), and claimants of title over land and governmental authorities. 

These disputes may result in legal and/or administrative proceedings, and may cause us to suffer 

litigation costs and project delays. We may, for example, have disagreements over the application of 

law with regulatory bodies or third parties in the ordinary course of our business, which may subject us 

to administrative proceedings and unfavourable decisions, resulting in financial losses and the delay of 

commencement or completion of our projects.  

 

Rehabilitation projects, where we acquire development rights over the free-sale portion of the 

development, are particularly susceptible to litigation, including claims brought by existing occupants 

regarding eligibility for and entitlement to rehabilitation. Such litigation can delay the development of 

the entire rehabilitation site, which may result in delays and additional costs to our projects, and could, 

in turn, materially and adversely affect our financial condition and results of operations. 

 

36. We are exposed to third party indemnification and liability claims.  

 

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 materially and adversely affect our financial condition. 

 

We may be subject to claims resulting from defects in our developments, including claims brought 

under the Maharashtra Ownership of Flats (Regulation of the Promotion of Construction, Sale, 

Management and Transfer) Act, 1963 (the ñOwnership of Flats Actò). Please see the section entitled 

ñRegulations and Policies ï State Laws ï Maharashtraò on page 105. For details concerning litigation 

involving claims from defaults of our developments, please see the section entitled ñOutstanding 

Litigation and Material Developmentsò on page 273. Actual or claimed defects in equipment procured 

and/or construction quality could give rise to claims, liabilities, costs and expenses, including repairing 

the damaged property, or relating to loss of life, personal injury, damage to property, damage to 



 

xxx 

equipment and facilities, loss of production or suspension of operations. We may also be exposed to 

third party liability claims for injury or damage sustained on our properties, such as our mall and hotel. 

These liabilities and costs could have a material adverse effect on our business, financial condition and 

results of operations. 

 

37. We face significant competition in the real estate development and hospitality industries. If we are 

unable to compete successfully, our business, financial condition and results of operations will be 

adversely affected. 
 

The real estate development industry in India, while fragmented, is highly competitive and we face 

competition in Mumbai (where our business activities are presently focused) from numerous sources 

including other large Indian real estate development and construction companies. We presently 

compete in Mumbai with various regional companies, including Hiranandani Developers Limited, K 

Raheja Corp and Indiabulls Real Estate Limited.  

 

We compete on the basis of location, facilities and supporting infrastructure, services and price and our 

growth and success will depend on our ability to accurately identify the needs of our customers across 

all market segments and recognise and respond to changing trends within and across the various 

segments. Competitors with greater resources could acquire land in more desirable locations, offer 

more attractive prices than we are able to or anticipate or respond sooner to the requirements of 

customers. We may not therefore be able to compete successfully against our existing or potential 

competitors. 

 

In addition, increased competition between real estate developers may result in higher costs for land 

acquisition, oversupply of properties and a slowdown in the approval process for new property 

developments by the relevant government authorities, all of which may materially and adversely affect 

our business, financial condition and results of operations. 

 

In the hospitality industry, we compete with international, regional and local hotel companies, some of 

which have greater name recognition and financial resources than we do. Competitive factors at each 

hotel destination include room rates, quality of accommodation, name recognition, service levels and 

convenience of location, and to a lesser extent, the quality and scope of other amenities, as well as the 

ability to respond to changes in consumer demographics and preferences. New or existing competitors 

may offer significantly lower rates than our rates or offer greater convenience, services or amenities or 

significantly expand or improve facilities in the locations in which we operate, thereby adversely 

affecting our results of operations.  

 

As we may expand our business activities to include real estate development in other regions 

throughout India, we may experience competition in the future from competitors with significant 

operations elsewhere in India, including the DLF Group and Unitech Limited. In addition, although 

land acquisition in India has historically been subject to regulatory restrictions on foreign investment, if 

these restrictions are relaxed, we may face increased competition from foreign real estate development 

firms. 

 

38. We are dependent upon the experience and skills of our senior management team and skilled 

employees. 

 

We believe that our senior management team has contributed significantly to the development of our 

business. In particular, Vikas Oberoi, our Chairman and Managing Director, has been instrumental in 

the development and implementation of our business strategy. The loss or interruption of the continued 

services of any member of our senior management team, and Vikas Oberoi in particular, would disrupt 

our business and adversely affect our financial condition and results of operations.  

 

We also believe that the success of our real estate development activities is dependent on our ability to 

attract, train, motivate, and retain highly skilled employees. Our professionally qualified staff members 

include engineers, design consultants, marketing specialists, treasury officers, costing consultants, 

procurement officers and accountants. In the event we are unable to maintain or recruit a sufficient 

number of skilled employees, our business and results of operations may be adversely affected. 

Competition for senior management and skilled employees is intense and the pool of qualified 

candidates is limited. We may not therefore be able to attract and/or retain suitable senior management 
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and skilled employees. In addition, if any member of our senior management team or any of our other 

key personnel joins a competitor or forms a competing company, we may lose key future development 

opportunities to our competitors, and our business prospects, financial condition and results of 

operations will be adversely affected.  

 

39. We benefit from our relationship with our Promoter and our business and growth prospects may 

decline if we cannot benefit from this relationship in the future.  

 
We benefit in many ways from our relationship with our Promoter, Vikas Oberoi, as a result of his 

reputation, experience and knowledge of the real estate and property development industry. Vikas 

Oberoi has been associated with the property development, real estate and construction sector in 

Mumbai for over 20 years, has been primarily responsible for the direction and growth of our business 

and has been instrumental in our strategic planning, including identifying our current development 

projects. 

 

Further, the Promoter has executed an undertaking dated December 23, 2009 (the ñNon-Compete 

Undertakingò) to address conflicts of interest between him and the Company. Pursuant to the Non-

Compete Undertaking, Vikas Oberoi has agreed not to undertake the development or execution of any 

new real estate projects under the brand name ñOberoiò or any other brand name with certain 

exceptions. For further details, please see the section entitled ñOur Business ï Our Corporate 

Structureò on page 72. 

 
Our growth and future success is influenced, in part, by our continued relationship with Vikas Oberoi. 

We cannot assure you that we will be able to continue to take advantage of the benefits from this 

relationship in the future. If we lose our relationship with Vikas Oberoi for any reason, our business 

and growth prospects may decline and our financial condition and results of operations may be 

adversely affected.  

 

40. We have entered into related party transactions but may have been able to obtain more favourable 

terms if such transactions had been entered into with unrelated parties. 

 

We have entered into, and may in the future enter into, certain transactions with our Subsidiaries, joint 

ventures, directors, employees and their relatives, Promoter and companies controlled by our Promoter, 

including companies engaged in our line of business or in related areas. For details of our related party 

transactions, please see the section entitled ñRelated Party Transactionsò on page 149. These 

transactions were primarily made in the ordinary course of business but we may have been able to 

obtain more favourable terms had such transactions been entered into with unrelated parties. It is likely 

that we will continue to enter into further related party transactions in the future.  

 

41. Some of our Promoter, our Directors and related entities may be subject to conflicts of interest 

because of their interests in other real estate development companies. 

 

Some of our Promoter, Directors and related entities hold interests in other real estate development 

companies. Certain of our Promoter Group entities, namely R. S. Estate Developers Private Limited, 

Beachwood Properties Private Limited, Oberoi Estates Private Limited, New Dimension Consultants 

Private Limited, I-Ven Realty Limited, Envision Realty Private Limited, R.S. Associates, R.S 

Constructions, R.S.V. Associates and Wellworth Developers have similar main objects clauses as our 

Company in their respective memoranda of association or partnership agreements, as applicable, and 

are engaged in the development of real estate and hence may compete with us to the extent permitted 

under the undertaking dated December 23, 2009. Please see the section entitled ñOur Business ï Our 

Corporate Structureò at page 72. Situations may therefore arise where such persons are presented with, 

or identify, opportunities that may be or are perceived to be in competition with us. They may also be 

subject to conflicts of interest with respect to decisions concerning our operations, financial structure or 

commercial transactions. These or other conflicts of interest may not be resolved in an impartial 

manner and could have a material adverse affect on our operations.  

 

42. We are dependent on our IT systems for the execution and management of our projects.  
 

We use information and communication technologies extensively to manage and execute our projects 

and to improve our overall efficiency. We have successfully implemented the SAP enterprise resource 
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planning system to help us to manage all of our resources. In addition, our project management team 

uses software, such as Microsoft Project, to review the progress of each project and monitor cost and 

time overruns, if any.  

 

Any delay in implementation or any disruption in the functioning of our IT systems could have a 

material adverse effect on our business if it causes loss of data or affects our ability to track, record and 

analyse the progress of our projects, process financial information, manage our creditors and debtors, 

or engage in normal business activities.  

 

43. The grant of stock options under our employee stock option plan may result in a charge to our profit 

and loss account and may adversely impact our results of operations. In addition, the exercise of 

options to subscribe to our Equity Shares may dilute existing holdings of the shareholders. 

 

We established our employee stock option plan on December 4, 2009 (ñESOP 2009ò) for participation 

by certain employees of the Company. For further details of ESOP 2009, please see the section entitled 

ñCapital Structure ï Notes to the Capital Structure ï Employee Stock Option Planò on page 30 of the 

Red Herring Prospectus. If the exercise price of any option is lower than the fair value of the Equity 

Shares as certified by qualified accountants or market price at the time of grant, such grant will result in 

a charge to the Companyôs profit and loss account equal to the product of the number of Equity Shares 

granted and the difference between the exercise price and the fair value, which will be amortised over 

the vesting period of the stock option. 

 

Holders of the Equity Shares may experience dilution of their shareholding to the extent that we issue 

Equity Shares pursuant to any stock options.  

 

44. The Company has made investments and advanced non-interest bearing unsecured loans to its 

Subsidiaries and joint ventures and the same involve a substantial degree of risk. 

 

As of June 30, 2010, we have made investments in our Subsidiaries and joint ventures in the form of 

equity shares and have advanced to our Subsidiaries and joint ventures non-interest bearing unsecured 

loans repayable on demand, of approximately Rs. 1,211.19 million and Rs. 446.50 million, respectively 

as per our unconsolidated restated financial statements. These investments may be illiquid and we may 

not be able to realise any benefits or may have to defer their realisation potentially for a considerable 

period of time. 

 

Further, we may incur additional costs or be unable to participate in other opportunities which could 

have been more lucrative and thereby adversely affecting our financial condition and results of 

operations. The loans advanced to Subsidiaries and joint ventures may not be repaid on a timely basis 

or at all.  

 

RISKS RELATING TO OUR EQUITY SHARES AND THIS ISSUE  

 

45. The Equity Shares issued pursuant to the Issue may not be listed on the Stock Exchanges  in a 

timely manner, or at all, and any trading closures at the Stock Exchanges may adversely affect the 

trading price of our Equity Shares.  

 

In accordance with Indian law and practice, permission for listing and trading of the Equity Shares 

issued pursuant to the Issue will not be granted until after the Equity Shares have been issued and 

allotted. Approval for listing and trading will require all relevant documents authorising the issuing of 

Equity Shares to be submitted and there could therefore be a failure or delay in listing the Equity 

Shares on the Stock Exchanges. Any failure or delay in obtaining such approval would restrict your 

ability to dispose of your Equity Shares.  

 

The regulation and monitoring of Indian securities markets and the activities of investors, brokers and 

other participants differ, in some cases significantly, from those in Europe and the U.S. The Stock 

Exchanges have in the past experienced problems, including temporary exchange closures, broker 

defaults, settlements delays and strikes by brokerage firm employees, which, if continuing or recurring, 

could affect the market price and liquidity of the securities of Indian companies, including the Equity 

Shares, in both domestic and international markets. A closure of, or trading stoppage on, either of the 

Stock Exchanges could adversely affect the trading price of the Equity Shares. 
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46. You will not be able to sell immediately on an Indian stock exchange any of the Equity Shares you 

subscribe in this Issue. 

 

Pursuant to Indian regulations, certain actions must be completed before the Equity Shares can be listed 

and trading in the Equity Shares is expected to commence within 12 Working Days of the Bid/Issue 

Closing Date. There can be no assurance that trading will commence, within the time periods specified 

above. Further, we are required to make Allotment and despatch / refund orders within 12 Working 

Days from the Bid/ Issue Closing Date. If the permission to deal in and for an official quotation of the 

Equity Shares is not granted by any of the Stock Exchanges, we are required to repay, without interest, 

all moneys received from bidders in connection with this Issue. If such moneys are not repaid within 

eight days after we become liable to repay it (i.e., from the date of refusal or within 15 days from the 

date of Bid/Issue Closing Date, whichever is earlier), then we will, on and from the expiry of eight 

days, be liable to repay the moneys, with interest at the rate of 15% per annum on the application 

money, as prescribed under Section 73 of the Companies Act. 

 

47. There are restrictions on daily movements in the price of the Equity Shares, which may adversely 

affect a shareholderôs ability to sell, or the price at which it can sell, the Equity Shares at a 

particular point in time.  

 

The price of our Equity Shares will be subject to a daily circuit breaker imposed by all stock exchanges 

in India which does not allow transactions beyond a certain level of volatility in the price of the Equity 

Shares. This circuit breaker operates independently of the index-based market-wide circuit breakers 

generally imposed by the SEBI on Indian stock exchanges. The percentage limit on our circuit breaker 

is set by the stock exchanges based on the historical volatility in the price and trading volume of the 

Equity Shares. The stock exchanges do not inform us of the percentage limit of the circuit breaker from 

time to time, and may change it without our knowledge. This circuit breaker effectively limits upward 

and downward movements in the price of the Equity Shares. As a result, shareholdersô ability to sell the 

Equity Shares, or the price at which they can sell the Equity Shares, may be adversely affected at a 

particular point in time.  

 

48. The Equity Shares have never been publicly traded and the Issue may not result in an active or 

liquid market for the Equity Shares. 

 

Prior to the Issue, there has been no public market for the Equity Shares and an active public market for 

the Equity Shares may not develop or be sustained after the Issue. Listing and quotation does not 

guarantee that a trading market for the Equity Shares will develop or, if a market does develop, the 

liquidity of that market for the Equity Shares. Although we currently intend that the Equity Shares will 

remain listed on the Stock Exchanges, there is no guarantee of the continued listing of the Equity 

Shares. Failure to maintain our listing on the Stock Exchanges or other securities markets could 

adversely affect the market value of the Equity Shares. 

 

The Issue Price of the Equity Shares is proposed to be determined following a book-building process 

by agreement between the BRLMs and the Company on the Pricing Date and may not be indicative of 

prices that will prevail in the trading market. You may not be able to resell your Equity Shares at a 

price that is attractive to you.  

 

49. The price of the Equity Shares may be volatile, which could result in substantial losses for investors 

acquiring the Equity Shares in the Issue.  

 

The market price of the Equity Shares may be volatile and could fluctuate significantly and rapidly in 

response to, among others, the following factors, some of which are beyond our control: 

 

¶ volatility in the Indian and global securities market or in the value of the Rupee relative to the 

U.S. Dollar, the Euro and other foreign currencies;  

¶ our profitability and performance; 

¶ changes in financial analystsô estimates of our performance or recommendations;  

¶ perceptions about our future performance or the performance of Indian companies in general;  

¶ performance of our competitors and the perception in the market about investments in the real 

estate sector; 
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¶ adverse media reports about us or the Indian real estate sector;  

¶ significant developments in Indiaôs economic liberalisation and deregulation policies; 

¶ significant developments in Indiaôs fiscal and environmental regulations;  

¶ economic developments in India and in other countries; and  

¶ any other political or economic factors.  

 

These fluctuations may be exaggerated if the trading volume of the Equity Shares is low. Volatility in 

the price of the Equity Shares may be unrelated or disproportionate to our results of operations. It may 

be difficult to assess our performance against either domestic or international benchmarks. 

 

In addition, Indian securities markets are more volatile than the securities markets in certain countries 

which are members of the OECD. Indian stock exchanges, including the Stock Exchanges, have 

experienced substantial fluctuations in the prices of listed securities and problems such as temporary 

exchange closures, broker defaults, settlement delays and strikes by brokers. The governing bodies of 

Indian stock exchanges have also, from time to time, imposed restrictions on trading in certain 

securities, limitations on price movements and margin requirements. Further, disputes have occurred 

between listed companies, stock exchanges and other regulatory bodies, which in some cases may have 

had a negative effect on market sentiment. If such or similar problems were to continue or recur, they 

could affect the market price and liquidity of the securities of Indian companies, including the Equity 

Shares. 

 

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

 

Under current Indian tax laws and regulations, capital gains arising from the sale of equity shares in an 

Indian company are generally taxable in India. Any gain realised on the sale of listed equity shares on a 

stock exchange held for more than 12 months will not be subject to capital gains tax in India if 

Securities Transaction Tax (ñSTTò) has been paid on the transaction. STT will be levied on and 

collected by a domestic stock exchange on which the equity shares are sold. Any gain realised on the 

sale of equity shares held for more than 12 months to an Indian resident, which are sold other than on a 

recognised stock exchange and on which no STT has been paid, will be subject to long term capital 

gains tax in India. Further, any gain realised on the sale of listed equity shares held for a period of 12 

months or less will be subject to short term capital gains tax in India. Capital gains arising from the sale 

of the Equity Shares will be exempt from taxation in India in cases where the exemption from taxation 

in India is provided under a treaty between India and the country of which the seller is resident. 

Generally, Indian tax treaties do not limit Indiaôs 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. In addition, changes in the terms of tax treaties or in their 

interpretation, as a result of renegotiations or otherwise, may affect the tax treatment of capital gains 

arising from a sale of Equity Shares.  

 

51. Future issuances or sales of the Equity Shares could dilute your shareholding and significantly 

affect the trading price of the Equity Shares.  

 

The future issuance of Equity Shares by us, the disposal of Equity Shares by any of our major 

shareholders or the perception that such issuance or sales may occur, may lead to the dilution of your 

shareholding in the Company or significantly affect the trading price of the Equity Shares. These sales 

could also impair our ability to raise additional capital through the sale of our equity securities in the 

future.  

 

Furthermore, under the Securities Contract (Regulation) Rules, 1957, as amended (ñSCRRò), listed 

companies are required to maintain public shareholding of at least 25% of their issued share capital. 

Pursuant to the Securities Contracts (Regulation) (Amendment) Rules, 2010, notified on June 4, 2010 

and the notification of the Ministry of Finance, Government of India dated August 9, 2010, the SCRR 

were amended to define ópublic shareholdingô to refer to equity shares held by persons other than a 

companyôs promoter and promoter group and subsidiaries and associates, and excluding shares held by 

a custodian against which depository receipts have been issued overseas. Companies, such as ours, 

whose draft offer documents were filed with the SEBI on or prior to the commencement of the 

Securities Contracts (Regulation) (Amendment) Rules, 2010, are required, on listing, to increase their 

public shareholding to at least 25% of its issued share capital within three years of the commencement 

of the Securities Contracts (Regulation) (Amendment) Rules, 2010, i.e. June 4, 2010. Failure to comply 
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with the minimum public shareholding provision would require a listed company to delist its shares and 

may result in penal action being taken against the listed company pursuant to the SEBI Act. This may 

require us to issue additional Equity Shares or require our Promoters or Promoter Group to sell their 

Equity Shares, which may adversely affect our trading price. 

 

In particular, although Equity Shares allotted to Anchor Investors under the Anchor Investor Portion 

shall be locked-in for a period of 30 days from the date of Allotment of Equity Shares in the Issue, any 

substantial sale of our Equity Shares after the expiry of such lock-in period by the Anchor Investors 

could cause the trading price of the Equity Shares to fall. 

 

52. Our ability to pay dividends in the future will depend upon future earnings, financial condition, cash 

flows, working capital requirements, capital expenditures and restrictive covenants in our financing 

arrangements.  

 

We are a real estate development company. Our future ability to pay dividends will depend on the 

earnings, financial condition and capital requirements of our Company and our Subsidiaries and the 

dividends that our Subsidiaries distribute to us. Dividends distributed by us will attract dividend 

distribution tax at rates applicable from time to time. We cannot assure you that we will generate 

sufficient income to cover our operating expenses and pay dividends to our shareholders, or at all. 

 

Our business is capital intensive and we may plan to make additional capital expenditures to complete 

the real estate that we are developing. Our ability to pay dividends could also be restricted under 

certain financing arrangements that we may enter into. We may be unable to pay dividends in the near 

or medium term, and our future dividend policy will depend on our capital requirements and financing 

arrangements for the real estate projects, financial condition and results of operations. 

 

EXTERNAL RISK FACTORS  

 

RISKS RELA TING TO THE REAL ESTATE DEVELOPMENT INDUSTRY IN INDIA  

 

53. Our business is heavily dependent on the performance of, and the prevailing conditions affecting, 

the real estate market in Mumbai and in India generally.  

 

Our real estate projects are located primarily in Mumbai. As of June 30, 2010, all our Completed, 

Ongoing and Planned projects, other than the Sangam City project, are located in Mumbai. For details 

of our projects and land reserves, please see the section entitled ñOur Businessò on page 68. 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 market in 

Mumbai and in India generally.  

 

The real estate market in Mumbai and in India generally may be affected by various factors outside our 

control, including, among others: 

 

¶ prevailing local economic, income and demographic conditions;  

¶ availability of consumer financing (interest rates and eligibility criteria for loans); 

¶ availability of and demand for properties comparable to those we develop; 

¶ changes in governmental policies relating to zoning and land use;  

¶ changes in applicable regulatory schemes; and 

¶ the cyclical nature of demand for and supply of real estate. 

 

These factors may result in fluctuations in real estate prices and the availability of land, which may 

negatively affect the demand for and the value of our projects, and may result in delays to or the 

cancellation of our projects, the cancellation of sales bookings or the termination of lease agreements. 

In particular, the real estate market in Mumbai and in India was significantly affected by the global 

financial crisis that began in the second half of 2007. During times of crisis, market sentiment may be 

adversely affected, buyers may become cautious, rentals of office space may face downward pressure 

and sales or collections could be adversely affected which may have a material adverse effect on our 

financial condition and results of operations. 
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Limited availability of land in Mumbai, combined with increased demand for residential, office space 

and retail properties, has also resulted in, and is expected to continue to result in, increased competition 

to acquire land for the purposes of development in Mumbai. This has, in turn, caused an increase in the 

price of land in Mumbai and is expected to continue to cause further increases. We may not therefore 

be able to afford or may decide not to acquire additional land as a result of such price increases, 

particularly if we are not able to transfer our acquisition costs to our customers. Regulations by 

different local authorities relating to the availability, use or development of land could also lead to 

further shortages of suitable and affordable land available for development.  

 

Our inability to acquire adjoining parcels of land may also affect some of our existing and future 

development activities as we acquire parcels of land at various locations, which can be subsequently 

consolidated to form a single land area, upon which we can undertake development. Any failure to 

acquire neighbouring parcels of land in the future on terms that are acceptable to us, or at all, may 

cause a delay or force us to abandon or modify our development plans, which may adversely affect our 

returns on our initial investment. 

 

54. Our operations could be adversely affected by changes to the FSI/TDR regime in Mumbai. 

 

We and other developers are subject to municipal planning and land use regulations in effect in 

Mumbai and in other cities in India, including Pune, which limit the maximum square footage of 

completed buildings we may construct 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 (the floor space 

index, or ñFSIò).  

 

Transferable Development Rights (ñTDRsò), in the form of a Development Rights Certificate granted 

by the relevant statutory authority (the Municipal Corporation of Greater Mumbai (the ñMCGMò) in 

Mumbai), 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. Some of our development sites are 

reserved for public purposes or for providing public amenities such as roads, gardens, playgrounds, 

hospitals and schools. If we decide to develop such sites, we are required to develop them in 

accordance with the applicable reservation and hand over the completed development to the MCGM or 

other relevant authority. In return, we are compensated by grants of TDRs in the form of FSI, which 

can be used by us within the same development or, subject to certain restrictions, within another 

development or transferred to a third party. 

 

Sometimes, a development site has potential for development, but FSI has already been consumed. In 

such cases, we can acquire FSI by way of TDRs and utilise it on such developments. For example, we 

acquire TDRs from third parties to enable us to build beyond the approved limit for our buildings 

(therefore resulting in an increase in the total Saleable Area of our projects). If we are unable to acquire 

such TDRs or if we are unable to acquire them at the expected price, 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 affect on our 

ability to complete our projects and on our financial condition and results of operations. 

 

In addition, if the regulations were changed to reduce the applicable FSI or to disallow the acquisition 

or utilisation of TDRs, we may not be able to develop our projects to the full extent of their estimated 

Saleable Area, and our business, financial condition and results of operations could be materially and 

adversely affected. 

 

55. Our ability to generate revenue could be affected by any changes to the slum rehabilitation schemes 

currently in effect in Mumbai. 

 

Some of our joint venture partners participate as developers, in slum rehabilitation projects under the 

Slum Rehabilitation Scheme (the ñSlum Rehabilitation Schemeò) contained in the Development 

Control Regulations for Greater Bombay, 1991 (the ñDCRò) promulgated by the MCGM in exercise of 

its powers under the Maharashtra Regional and Town Planning Act, 1966 (the ñTown Planning Actò). 

Under this scheme, developers are responsible for carrying out the slum rehabilitation component and, 

as compensation for carrying out such rehabilitation works, they receive development rights from the 

Government of Maharashtra (ñGOMò) or may be entitled to sell the remainder of the development (the 
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ñfree-saleò portion) in the open market, at their own discretion and to retain the sale proceeds. We 

undertake to develop the free-sale portion of such developments. We are currently developing the free-

sale portion of a slum rehabilitation project on a revenue-share basis, and may, in the future, continue 

to develop projects with joint venture partners on such land. If the Slum Rehabilitation Scheme in 

effect in Mumbai were to significantly change or be terminated, we may be required to purchase 

developable land from third parties at significantly increased costs, and may not be able to acquire 

development rights over sufficient suitable land at acceptable costs for our future development projects, 

which may in turn adversely affect our business, financial condition and results of operation. 

 

56. We may require real estate financing, which may not be available to us on commercially viable 

terms, or at all. 

 

Our business is cyclical and highly capital intensive, requiring substantial capital to develop and market 

our projects. We expect that we will require additional funding to meet our capital expenditure needs, 

which could result in incurrence of indebtedness and leverage and therefore, borrowing costs and 

require us to comply with certain restrictive covenants.  

 

Our ability to obtain financing on favourable commercial terms, if at all, will depend on a number of 

factors, including:  

 

¶ our future financial condition, results of operations and cash flows;  

¶ the amount and terms of any existing indebtedness;  

¶ general market conditions and market conditions for financing activities by real estate 

companies; and  

¶ economic, political and other conditions in India and, in particular, Mumbai.  

 

Challenging conditions such as the recent global financial conditions, including continued disruptions 

in the capital and credit markets as a result of uncertainty, changing or increased regulation of financial 

institutions, reduced alternatives or failures of significant financial institutions, may significantly 

diminish the availability of credit to us and our customers. This may require us to delay or abandon 

some or all of our planned projects, reduce planned expenditures and advances to obtain land or 

development rights, and reduce the scale of our operations, and may adversely affect the sales of, and 

market rates for, our projects, and, consequently, our profitability. In addition, Indian regulations on 

foreign investment in housing, built-up infrastructure and construction and development projects 

impose significant restrictions, which may impact the availability of financing for our operations. 

Further, under current Indian regulations except for certain limited purposes, external commercial 

borrowings cannot be raised for investment in real estate, which may further restrict our ability to 

obtain necessary financing. In the event we are not able to raise additional financing on favourable 

terms, or at all, our planned capital expenditure, business, results of operations and prospects could be 

adversely affected.  

 

57. Tax benefits available to us and our customers may be withdrawn.  

 

Various tax benefits under the Income Tax Act, 1961 (the ñI.T. Actò) are available to us and purchasers 

of residential premises who have obtained loans from banks or other financial institutions. For details 

of the tax benefits available to us, please see the section entitled ñStatement of Tax Benefitsò on page 

44. A change in the law, including the proposed migration to the direct tax code, or in the interpretation 

of the law may result in the discontinuation or withdrawal of these tax benefits, which could adversely 

affect the ability or willingness of our customers to purchase our residential projects and therefore, 

affect our financial condition and results of operations.  

 

In addition, certain tax benefits we had previously claimed may be denied and we may therefore be 

required to pay the relevant tax authorities the amounts in relation to the claimed tax benefits. For 

details of our taxation related disputes, please see the section entitled ñOutstanding Litigation and 

Material Developmentsò on page 273. This could adversely affect our financial condition and results of 

operations.  
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58. Our business and growth plan could be adversely affected by the incidence and rate of property taxes 

and stamp duties, service and other value added taxes.  

 

As a property owning and development company, we are subject to the property tax regimes in 

jurisdictions in which we operate. Stamp duty is payable for the agreements entered into in respect of 

the properties we buy and sell. These taxes could increase in the future, and new types of property 

taxes, stamp duties and service and other value added taxes, such as the proposed goods and services 

tax legislation, may be introduced which may increase our overall costs. If these property taxes, stamp 

duties and service or other value added taxes were to increase, 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 or service and other value added taxes could have an adverse affect 

on our financial condition and results of operations.  

 

59. We face labour risks, including potential increases in labour costs.  

 

We operate in a labour-intensive industry and we or our contractors hire casual labour to work on our 

projects. In the event of a labour dispute, if our contractors are unable to successfully negotiate with the 

workmen or sub-contractors, it could result in work stoppages or increased operating costs as a result of 

higher than anticipated wages or benefits. It may also be difficult to procure the required skilled 

workers for existing or future projects. Either of these factors could adversely affect our business, 

financial condition, results of operations and cash flows. In addition, we may be liable for or exposed 

to sanctions, penalties or losses arising from accidents or damages caused by our workers or 

contractors.  

 

60. Our operations and the work force on our development sites are exposed to various hazards. 

 

We conduct various site studies prior to the acquisition of any 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 storms, outbreaks of disease, hurricanes, lightning, 

floods, landslides, rockslides and earthquakes and other reasons. Additionally, our operations are 

subject to hazards inherent in providing these services, such as the risk of equipment failure, impact 

from falling objects, collision, work-related 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. If any one of these hazards or other hazards were to affect our business, our 

results of operations may be adversely affected. Moreover, any injury to or loss of life of the workers 

employed on our construction sites may expose us to liability and / or compensation claims. 

 

61. Changes in interest rates in India could adversely affect our business and the market for our real 

estate developments. 

 

Our results of operations, and the purchasing power of our real estate customers, are substantially 

affected by prevailing interest rates and the availability of credit in the Indian economy. Interest rates in 

India have fluctuated over the last few years. For example, the State Bank of India (ñSBIò) Prime 

Lending Rate was 10.25% as of January 3, 2005, which was revised to 12.75% as of April 9, 2007, 

13.75% as of August 12, 2008 and 11.75% as of June 29, 2009.  Effective July 1, 2010, the SBI Prime 

Lending Rate was replaced by the Base Rate.  This Base Rate was 7.5% as of August 1, 2010 and may 

fluctuate, possibly significantly, in the future.   

 

Our ability to borrow funds for the development of our real estate projects is affected in part by the 

prevailing interest rates available to us from leading Indian banks. Changes in prevailing interest rates 

affect our interest expense in respect of our borrowings, and our interest income in respect of our 

interest on short-term deposits with banks and loans to associates. Significantly, the interest rate at 

which we may borrow funds, and the availability of capital to us for development purposes, affects our 

results of operations by limiting or facilitating the number of projects we may undertake and 

determining the return which we must obtain from each project to meet our obligations under our 

borrowings.  

 

Changes in interest rates also affect the ability and willingness of our prospective real estate customers, 

particularly the customers for our residential properties, to obtain financing for their purchases of our 

completed developments. The interest rate at which our real estate customers may borrow funds for the 
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purchase of our properties affects the affordability and purchasing power of, and hence the demand for, 

our real estate developments.  

 

There can be no assurance that variations in interest rates and interest rate policy by the RBI will not 

adversely affect our financial condition and results of operations. 

 

62. A decline in Indiaôs foreign exchange reserves may affect liquidity and interest rates in the Indian 

economy, which could adversely impact our financial condition.  

 

Indiaôs foreign exchange reserves totalled approximately US$ 276.96 billion as of February 2010. 

Reserves have declined since March 31, 2008 and further declines in foreign exchange reserves could 

adversely impact the valuation of the India Rupee. In addition, it could result in reduced liquidity and 

higher interest rates that could adversely affect our future financial performance and the market price of 

the Equity Shares.  

 

63. Our business is subject to extensive regulation, including various environmental laws and 

regulations, which may become more stringent in the future.  

 

The real estate sector in India is heavily regulated by the central, state and local governments. Real 

estate developers are therefore required to comply with various Indian laws and regulations, including 

policies and procedures established and implemented by local authorities. Regulatory authorities may 

allege that we are not in compliance with applicable laws and regulations and may subject us to 

regulatory action including penalties, seizure of land and other civil or criminal proceedings. We may 

also 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 sector, which may cause a delay in the implementation of our 

projects. For more information, please see the sections entitled ñRegulations and Policiesò on page 103 

and ñGovernment Approvalsò on page 295.  

 

In particular, we are subject to various national and local laws and regulations relating to the protection 

of the environment. These may require us to investigate and clean-up hazardous or toxic substances 

and materials at a property and be liable for the costs of removal or remediation of such substances and 

materials. Such liability may be imposed irrespective of whether we knew of, or were responsible for, 

any environmental damage or pollution or the presence of such substances and materials. The cost of 

investigation, remediation or removal of these substances and materials may be substantial. 

Environmental laws may also impose compliance obligations on owners and operators of real property 

with respect to the management of hazardous materials and other regulated substances. Failure to 

comply with these laws can result in penalties or other sanctions and we cannot assure you that we will 

be at all times in full compliance with these regulatory requirements.  

 

Environmental reports that we may request a third party to prepare with respect to any of our properties 

may not reveal all environmental liabilities or material environmental conditions. Material 

environmental conditions, liabilities or compliance concerns may also arise after a review has been 

completed or may arise in the future. In addition, future laws, ordinances or regulations and future 

interpretations of existing laws, ordinances or regulations may impose additional environmental 

liability. We may therefore be subject to costs, liabilities or penalties relating to environmental matters 

which could materially and adversely affect our business, financial condition and results of operations. 

 

64. We face significant risks before we realise any income from our real estate developments because of 

the length of time required for completion of each project.  

 

Real estate developments typically require substantial capital outlay during the acquisition of land or 

development rights and/or construction phases and it may take a year or more before income or 

positive cash flows may be generated through sales of a real estate development. Depending on the size 

of the development, the time span for completing a real estate development runs into several years. 

Consequently, changes in the business environment during the length of time a project requires for 

completion may affect the revenue and cost of the development during the period from project 

commencement to completion, directly impacting on the profitability of the project. Factors that may 

affect the profitability of a project include the risk that the receipt of government approvals may take 

more time than expected, the failure to complete construction according to original specifications, 

schedule or budget, and lacklustre sales or leasing of properties. The sales and the value of a real estate 
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development project may be adversely affected by a number of factors, including but not limited to the 

national, state and local business climate and regulatory environment, local real estate market 

conditions, perceptions of property buyers and tenants in terms of the convenience and attractiveness of 

the project and competition from other available or prospective properties developments. 

  

If any of the risks described above materialises, our returns on investment may be delayed and/or lower 

than originally expected by us and our financial performance may be adversely affected.  

 

65. The Government may exercise rights of eminent domain in respect of our lands.  

 

We are subject to the risk that Central or State Governments in India may exercise their rights of 

eminent domain, or compulsory purchase in respect of our land. The Land Acquisition Act, 1894 

allows the Central and State Governments to exercise rights of eminent domain or, compulsory 

purchase, which, if used in respect of our land, could require us to relinquish land with minimal 

compensation. The likelihood of such actions may increase as the Central and State Governments seek 

to acquire land for the development of infrastructure projects such as roads, airports and railways. Any 

such action in respect of one or more of our Ongoing or Planned projects could adversely affect our 

business. 

 

66. Significant differences exist between Indian GAAP and other accounting principles, such as U.S. 

GAAP and IFRS, with which investors may be more familiar.  

 

Our financial statements are prepared in accordance with Indian GAAP, which differs in certain 

significant respects from IFRS, U.S. GAAP and other accounting principles and standards. If we were 

to prepare our financial statements in accordance with such other accounting principles, our results of 

operations, cash flows and financial position may be substantially different. We have not, however, 

quantified or identified the effects of these differences in this document. Potential investors should 

consult their own professional advisors if they want to understand the differences between Indian 

GAAP and those with which they may be more familiar and how they might affect the information 

contained herein. 

 

RISKS RELATING TO THE INDIAN ECONOMY  

 

67. Our business is substantially affected by prevailing economic conditions in India. 

 

We perform all of our real estate development activities in India, all of our projects are located in India, 

and the predominant portion of our customers are Indian companies or Indian nationals. As a result, we 

are highly dependent on prevailing economic conditions in India and our results of operation are 

significantly affected by factors influencing the Indian economy. Factors that may adversely affect the 

Indian economy, and hence our results of operations, include: 

 

¶ any increase in Indian interest rates or inflation; 

¶ any scarcity of credit or other financing in India, resulting in an adverse impact on economic 

conditions in India and scarcity of financing of our real estate developments and the purchase 

thereof by our customers; 

¶ prevailing income conditions among Indian consumers and Indian corporations; 

¶ changes in Indiaôs present tax, trade, fiscal or monetary policies; 

¶ natural disasters, political instability, communal disturbances, riots, civil unrest, terrorism or 

military conflict in India or in countries in the region or globally, including in Indiaôs various 

neighbouring countries; 

¶ prevailing national, regional or global economic conditions, including in Indiaôs principal 

export markets; and 

¶ other significant regulatory or economic developments in or affecting India or its real estate 

development sector. 

 

In addition to the factors set forth above, our business may be affected by adverse changes specific to 

the residential, office space, retail and hospitality real estate markets. Demand in the residential real 

estate market may be adversely affected by changes such as a decrease in disposable income or a rise in 

residential mortgage rates or a decline in the population. Demand for our office space developments 

may be adversely affected by deteriorating economic conditions that could prompt current and potential 
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tenants to place any expansion plans on hold or to search for locations with lower rental rates. Our 

business may also be affected by adverse changes specific to the retail industry, which has historically 

been and could be in the future adversely affected by, the adverse financial condition of some large 

retail companies, ongoing consolidation in the retail sector in India, the excess amount of retail space in 

a number of Indian regional markets, an increase in consumer purchases through catalogues or the 

Internet and reduction in the demand for tenants to occupy our shopping centres as a result of the 

Internet and ecommerce, the timing and costs associated with property improvements and rentals, any 

changes in taxation and zoning laws and adverse government regulation. We are also susceptible to 

factors which may adversely affect demand in the hospitality industry, such as reduced international 

and domestic travel, competition in the industry and new hotel supply in the market (which could harm 

our Occupancy Levels), labour costs, workerôs compensation and healthcare related costs, the impact 

of unionisation, operational costs, political instability, terrorist activity and natural disasters.  

 

68. Natural or man-made disasters in India, including Mumbai, could have a negative impact on the 

Indian economy and cause our business to suffer.  

 

The occurrence of natural disasters, including hurricanes, floods (for example, the heavy floods in 

Mumbai on July 26, 2005), earthquakes, tornadoes, fires, explosions, pandemic diseases, such as the 

H5N1 avian flu virus and the H1N1 swine flu virus, and man-made disasters, including acts of 

terrorism and military actions, could adversely affect our results of operations or financial condition. 

Although constructed and maintained to withstand certain natural events, our buildings constructed and 

in progress may not survive such catastrophic events, or may experience substantial damage. This may 

deprive us of rental income with regard to properties that we rent to third parties, result in losses with 

regard to our works in progress and expose us to claims from our tenants or customers. 

 

Such events could also adversely affect our hospitality business segment. For instance, military activity 

or terrorist attacks in India, such as the shooting and bomb attacks in Mumbai in November 2008 as 

well as other acts of violence or war may adversely affect our operations, revenues and profitability. 

The consequences of any terrorist attacks or armed conflicts are unpredictable and may include the 

issuance of travel advisories warning people to defer and/or avoid travel to certain locations in which 

we operate, as well as a general reluctance of people to travel. We may not be able to foresee events 

that could have an adverse effect on the travel and hospitality and leisure industry, the locations in 

which our hotels are located and our business and results of operations. 

 

69. Foreign investors are subject to foreign investment restrictions under Indian law.  

 

Under the foreign exchange regulations currently in force in India, transfers of shares between non-

residents and residents are freely permitted (subject to certain exceptions) if they comply with the 

pricing guidelines and reporting requirements specified by the RBI. If the transfer of shares is not in 

compliance with such pricing guidelines or reporting requirements or fall under any of the exceptions, 

then the prior approval of the RBI will be required. Additionally, shareholders who seek to convert the 

Rupee proceeds from a sale of shares in India into foreign currency and repatriate that foreign currency 

from India will require a no objection or a tax clearance certificate from the income tax authority. We 

cannot assure you that any required approval from the RBI or any other Government agency can be 

obtained on any particular terms or at all.  

 

70. A downgrade of Indiaôs sovereign debt rating may adversely affect our ability to raise debt 

financing.  

 

Any adverse revisions by international rating agencies to the credit ratings of the Indian national 

governmentôs sovereign domestic and international debt may adversely affect our ability to raise 

financing by resulting in a change in the interest rates and other commercial terms at which we may 

obtain such financing. This could have a material adverse effect on our capital expenditure plans, 

business and financial performance. A downgrading of the Indian national governmentôs debt rating 

may occur, for example, upon a change of government tax or fiscal policy, which are outside our 

control.  

 

 

 

 



 

xlii  

Prominent Notes: 

 

1. The Company was incorporated as Kingston Properties Private Limited on May 8, 1998 under the 

Companies Act. The name of the Company was changed to Oberoi Realty Private Limited on October 

23, 2009. The Company was converted into a public limited company on December 14, 2009 and 

consequently, the name was changed to Oberoi Realty Limited. For details of changes in the name and 

registered office of the Company, please see the section entitled ñHistory and Certain Corporate 

Mattersò on page 109. 

  

2. Public Issue of 39,562,000 Equity Shares for cash at a price of Rs. [·] per Equity Share (including a 

share premium of Rs. [ǒ] per Equity Share) aggregating to Rs. [ǒ] million. The Issue will constitute 

12.00% of the fully diluted post issue paid up equity capital of the Company.  

 

3. The Companyôs net worth on a consolidated basis as at June 30, 2010 was Rs. 19,429.69 million. 

 

4. The net asset value per Equity Share was Rs. 66.06 as at June 30, 2010 as per the Companyôs 

consolidated financial statements. 

 

5. The average cost of acquisition per Equity Share by the Promoter is Rs. 2.08. The average cost of 

acquisition has been calculated by dividing the aggregate amount paid by the Promoter to acquire the 

Equity Shares held by him with the aggregate number of Equity Shares held by the Promoter.  

 

6. For details of the related party transactions entered into by the Company with its Subsidiaries and the 

Group Companies, please see the section entitled ñRelated Party Transactionsò on page 149.  

 

7. Investors may contact any of the BRLMs for any complaints, information or clarifications pertaining to 

the Issue. 
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SUMMARY OF INDUSTRY AND BUSINESS 

 

SUMMARY OF INDUSTRY  

 

The Real Estate Sector in India 

 

Overview 

 

The real estate sector in India involves the development of residential housing, commercial buildings and office 

space, industrial facilities and warehouses, hotels, restaurants, cinemas, trading spaces such as retail outlets and 

the purchase and sale of land and land development rights. 

 

The following factors affect demand and supply in the real estate sector: 

 

¶ Economic growth: As discussed above, the IMF projects positive growth for the Indian economy 

during calendar year 2010. Indiaôs growth is expected to be faster than that of both the advanced and 

the developing economies as a whole (Source: IMF, World Economic Outlook Update, October 2009).  

 

¶ Demographic profile: The earning population of India (persons in the 20-59 age bracket) is expected to 

increase as a percentage of overall population. This increase in expected to result in greater demand for 

housing:  
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Source CRISIL Research, Housing: Demand Outlook, July 2009 

 

 
¶ Interest rates and credit take-off: As shown in the graph below, key interest rates have been reduced by 

the RBI over the last year, causing a lowering of interest rates by banks, increased credit off-take and 

improvement in the real estate markets. The lowering of interest rates is expected to lead to increased 

new home purchases, since a large portion of new house acquisitions are financed through banks and 

financial institutions.  
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¶ Government policies: A number of RBI initiatives have helped home seekers to benefit from financing 
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from banks. In particular, foreign direct investment (FDI) has also been influential in the sector. As 

discussed below, since the opening up of FDI in 2005, a significant amount has been channelled into 

the housing and real estate sector.  

 

Historically, the real estate market in India has been characterised by various factors that impeded organised 

dealing, such as the absence of a centralised title registry providing title guarantee, a lack of uniformity in local 

laws and their application, non-availability of bank financing, high interest rates and transfer taxes and a lack of 

transparency in transaction values. However, in recent years, the real estate market in India has exhibited a trend 

towards greater organisation and transparency in light of various regulatory reforms (discussed below) that have 

contributed to organised investment in the real estate market by both domestic and international financial 

institutions.  

 

Regulatory changes liberalising FDI inflows are expected to further facilitate investment in the Indian real estate 

sector. The Government in March 2005 amended existing legislation to allow 100% FDI in the construction 

business. The increase in FDI inflows is expected to help meet the demand for financing in the real estate 

industry. As of June 30, 2009, RBI had extended permission for corporate organisations engaged in the 

development of integrated townships of at least 100 acres to undertake external commercial borrowing through 

December 31, 2009.  

 

FDI equity inflow accrued to a total of Rs. 646.6 billion from January ï August 2009 (Source: Cushman & 

Wakefield, Survival to Revival, 2009). FDI inflow was directed to a broad range of industries in India; however, 

as indicated in the table below, during the two most recent fiscal years, the housing and real estate sector 

attracted a significant amount of foreign investment (Rs. 126 billion in 2008-2009), second only to foreign 

investment in the services sector. 

 

Sectors Attracting Highest Amount of FDI  
Sector 2007 ï 2008 2008 ï 2009 Change (per cent) in 2008 - 2009 

Services 26,589.3 28,410.7 6.9 

Housing & real estate 8,749.3 12,621.2 44.3 

Telecommunications 5,102.6 11,726.9 129.8 

Construction 6,989.3 8,791.9 25.8 

Computer software & hardware 5,623.3 7,328.5 30.3 

Automobiles 2,697.0 5,211.7 93.2 

Power 3,877.5 4,381.8 13.0 

Metallurgical industries 4,686.0 4,156.7 (11.3) 

Information & broadcasting 1,290.3 3,492.4 170.7 

Chemicals (except fertilizers) 917.6 3,427.1 273.5 

Grand total all FDI equity flows 98,664.0 122,919.0 24.6 
Source: Department of Industrial Policy and Promotion 

Source: Economic Survey 2008-2009, Ministry of Finance, Government of India. 

 

FDI inflows into the real estate sector dropped significantly in the last two quarters of 2008 but have recently 

gained momentum, with an increase of nearly 28% since the second half of 2008. The cumulative FDI inflow 

from April 2000-June 2009 was US$ 6,693 million in the housing and real estate sector, as shown in the table 

below:  

 

FDI Inflow in Real Estate & Construction (in US$ million) 
 

 2006 ï 2007 2007 ï 2008 2008 - 2009 2009 - 2010 (F) Cumulative inflow (Apr ó00 to Jun ó09) 

Housing & Real 

Estate 

467 2,179 2,801 1,181 6,693 

Construction 

(including roads & 

highways) 

985 1,743 2,028 603 5,874 

Source: Department of Industrial Policy & Promotion, quoted in Cushman & Wakefield, Survival to Revival, 2009. 

 

As indicated in the table above, for 2009-2010, FDI inflows to the housing and real estate sector are expected to 

be approximately US$ 1,181 million, with Maharashtra continuing to be the most favoured location for 

investment amongst the institutional investors (Source: Cushman & Wakefield, Survival to Revival, 2009). 
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SUMMARY OF BUSINESS 

 

OVERVIEW  
 

We are a real estate development company operating in Mumbai, focused on premium developments.  We 

believe we have an established brand and reputation, and a track record of developing innovative projects 

through our emphasis on contemporary architecture, strong project execution and quality construction in the real 

estate industry.  While our focus is on residential projects, we have a diversified portfolio of projects covering 

key segments of the real estate market, which target the upper end of the respective income or market segment.  

We develop residential, office space, retail, hospitality and social infrastructure projects in mixed-use and 

single-segment developments.  By integrating residential projects with office space, retail, hospitality or social 

infrastructure projects, we seek to create ñdestination developmentsò, which we believe enhance the desirability 

of our residential units.  

 

We use a knowledge-based approach from internal and external sources in making land acquisition, 

development and lease/sales decisions.  We also utilise an outsourcing model that emphasises quality design and 

construction.  We work with several reputable international architects and domestic architects and contractors.  

We believe that this outsourcing model provides us with the scalability required to undertake large 

developments. 

 

We currently follow a sale model for our residential projects and a lease model for a portion of our office space 

and retail projects as we believe this provides us with stable cash flows.  In our hospitality projects, we currently 

follow an operating agreement model, whereby the hotel is owned by us and operated by a hotel chain.  As of 

June 30, 2010, we own 976,679 square feet of Saleable Area of our Completed office space and retail projects 

(including 58,898 square feet of Saleable Area which is occupied by us), which follow the lease model, and 

381,820 square feet of Saleable Area of our Completed hospitality project, which follows the operating 

agreement model.   

 

We currently have 13 Ongoing and 11 Planned projects, which we expect to provide a total Saleable Area of 

approximately 20,254,814 square feet.  The estimated Saleable Area of our Ongoing and Planned projects as of 

June 30, 2010 is summarised in the table below:  

 
Project Type 

(1) 

Ongoing Percentage 

of Total 

Ongoing 

Estimated 

Saleable Area 

Planned Percentage 

of Total 

Planned 

Estimated 

Saleable Area 

Grand Total Percentage  

of Total 

Estimated 

Saleable 

Area 

Estimated 

Saleable Area 

(in sq. ft.) (1) (2) 

No. of 

Projects 

Estimated 

Saleable Area 

(in sq. ft.) (1) (2) 

No. of 

Projects 

Estimated 

Saleable Area 

(in sq. ft.) (1) 

No. of 

Projects 

Residential  5,820,830 45  57.50%  6,516,171 4  64.31%  12,337,001  9  60.91% 

Office Space  3659,990  5  36.16%  373,812 2  3.69% 4,033,802 7  19.92% 

Retail 121,095 1  1.20% 279,939 1  2.76% 401,034 2 1.98 % 

Hospitality 215,280 1  2.13% 1,289,787 1  12.73% 1,505,067 2  7.43% 

Social 

Infrastructure 305,309 1  3.02% 1,672,602 3  16.51% 1,977,911 4  9.77% 

Total 1,01,22,504  13 100.00% 1,01,32,310 11 100.00%  20,254,814  24 100.00% 

_______________ 
(1) Information provided in respect of our Ongoing and Planned projects is based on current management plans and subject to 

change. 

 
(2) We classify our projects as ñCompletedò, ñOngoingò or ñPlannedò depending on their respective stages of development.  Please 

see the section entitled ñDefinitions and Abbreviationsò on page i. 

   

Our Promoter and Promoter Group have been developing real estate since 1983, initially as a proprietorship firm 

and, since 1993, through various project-specific entities.  In 2006, the principal business operations of our 

various group entities were consolidated under the Company and, following this consolidation, with the 

exception of certain projects which were excluded from our structure for regulatory reasons, all real estate 

development activity has been and will continue to be performed by us. The Promoter has, pursuant to an 

undertaking dated December 23, 2009, agreed not to undertake the development or execution of any new real 

estate projects under ñOberoiò or any other brand name with certain exceptions.  Please see the section entitled 

ñHistory and Certain Corporate Matters ï Summary of Key Agreementsò on page 111.  As of June 30, 2010, we, 

our Promoter and Promoter Group have completed 33 projects covering approximately 5,018,234 square feet of 

Saleable Area spread across Mumbai.  Please see the section entitled ñOur Businessï Description of our 

Business ï Our Business Operationsò on page 74 for a description of the projects developed by us. 
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In January 2007, SSIII, a company owned by a real estate fund advised by US registered investment advisers 

which are wholly-owned subsidiaries of Morgan Stanley Inc., invested Rs. 6,750 million in the Company, 

comprising Rs. 5,967 million by way of Equity Shares and Rs. 783 million by way of Preference Shares. 

 

Our consolidated total income and consolidated net profit after tax and prior period items as restated were 

Rs. 809.54 million and Rs. 349.23 million for the year ended March 31, 2006, Rs. 2,474.18 million and 

Rs. 791.56 million for the year ended March 31, 2007, Rs. 5,585.63 million and Rs. 2,951.55 million for the 

year ended March 31, 2008, Rs. 4,548.91 million and Rs. 2,523.36 million for the year ended March 31, 2009, 

Rs. 8,054.95 million and Rs. 4,576.20 million for the year ended March 31, 2010 and Rs. 1,658.27 million and 

Rs. 797.96 million for the three months ended June 30, 2010.  

 

COMPETITIVE STRENGTHS  
 

We believe that the following are our primary competitive strengths: 

 

Strong presence in Mumbai 

 

We believe that we have good knowledge of the market and regulatory environment in Mumbai that assists us in 

identifying opportunities in Mumbai.  Most of our Completed, Ongoing and Planned projects are located in 

Mumbai, which we believe is an attractive real estate market in terms of returns on investment, product 

positioning and depth of demand for real estate developments across segments and price points.  We also 

believe that Mumbaiôs position as the commercial capital of India, together with the demographics of the 

Mumbai population, with a high-income, discerning customer base and an expanding segment of young, 

upwardly mobile professionals provide a substantial market for our projects. 

 

Established brand and reputation 

 

We believe our established and recognisable brand is a differentiating factor for our customers, which helps 

establish customer confidence, influences buying decisions and has enabled us to achieve premium prices for 

our projects.  Our Promoter and Promoter Group have been developing real estate since 1983, initially as a 

proprietorship firm and, since 1993, through various project-specific entities.  As of June 30, 2010, we, our 

Promoter and Promoter Group have collectively developed 33 projects covering approximately 5,018,234 

square feet of Saleable Area.  We believe that our established brand, reputation and track record of developing 

projects which emphasise contemporary architecture, strong project execution and quality construction have 

enabled us to achieve bookings for an average of 455 units annually (i.e., we have received the booking deposit 

for such units) for the last five financial years, despite booking only 34 residential units for sale in the year 

ended March 31, 2009 due to the market conditions in the real estate industry.  In the three months ended June 

30, 2010, more than 90 residential units have been booked for sale.  

 

We believe that our reputation as a reliable customer and leading developer enables us to work with quality 

service providers, particularly in times when demand for their services is high.  We also believe that our 

established brand and reputation has enabled and will enable us to obtain development rights, pursuant to which 

we develop land owned by a third party on a revenue-share basis. 

 

Strong project pipeline providing near term cash flow visibility  

 

We believe that we have a strong project pipeline, which provides near term cash flow visibility.  We currently 

have 13 Ongoing and 11 Planned projects, which we expect to provide a total Saleable Area of approximately 

20,254,814 square feet.  These include five Ongoing and four Planned residential projects with approximately 

12,337,001 square feet of estimated Saleable Area, five Ongoing and two Planned office space projects with 

approximately 4,033,802 square feet of estimated Saleable Area, one Ongoing and one Planned retail project 

with approximately 401,034 square feet of estimated Saleable Area and one Ongoing and one Planned 

hospitality project with approximately 1,505,067 square feet of estimated Saleable Area.  We expect to launch 

most of these projects in the market over the next three to five years.   

 

In addition, we generally follow a sale model for our residential projects and may in the future also follow this 

model for some of our office space and retail projects.  For these projects we typically receive approximately 

20% of the purchase price as down payment at the time of booking a particular unit and the remainder through 

periodic payments linked to certain other construction milestones while the project is being developed.  We 

generally launch such projects and commence the sales process for a portion of the total number of units to be 
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sold around the time of commencing construction. 

 

Cash flow stability from our rental properties 

 

We follow a lease model for a portion of our office space and retail properties as we believe this provides us 

with a stable stream of cash flow to better manage cyclical risks.  We currently have one Completed office space 

project for lease, Commerz I, with approximately 364,888 square feet of Saleable Area available for lease 

(excluding that portion occupied by us) and one Completed retail project for lease with approximately 552,893 

square feet of Saleable Area.  The Occupancy Levels for Commerz I were 25.31% as of April 15, 2008 (when 

we started collecting rent), 37.37% as of March 31, 2009, 73.71% as of March 31, 2010 and 77.14% as of June 

30, 2010.  The Occupancy Levels for Oberoi Mall were 68.63% as of May 21, 2008 (when we started collecting 

rent), 92.26% as of March 31, 2009, 89.53% as of March 31, 2010 and 88.94 % as of June 30, 2010.  Our 

consolidated rental income from Completed office space and retail projects was Rs. 3.38 million (0.06% of our 

total income), Rs. 737.41 million (16.21% of our total income) and Rs. 833.52 million (10.35% of our total 

income) for the years ended March 31, 2008, March 31, 2009 and March 31, 2010 respectively, and Rs. 260.24 

million (15.69% of our total income) for the three months ended June 30, 2010. Our consolidated rental income 

from related parties aggregated Rs. 0.47 million for the year ended March 31, 2010 and Rs. 0.23 million for the 

three months ended June 30, 2010.  We also have two Ongoing office space projects for lease consisting of 

Commerz II - Phase I with approximately 725,769 square feet of Saleable Area and Commerz II ï Phase II with 

approximately 1,661,650 square feet of Saleable Area which we expect to complete by December 2011 and 

December 2012 respectively. The Company has leased the premises of the Oberoi International School to 

Oberoi Foundation and we expect to receive rental income from Oberoi International School once the 

occupation certificate for the entire premises is obtained. 

 

Strong and stable management team with proven ability 
 

We have a strong and experienced management team with established and structured corporate processes.  A 

majority of our team members have been with us for more than seven years.  We believe our management team 

has a long-term vision and has proven its ability to identify suitable land parcels and create landmark 

ñdestination developmentsò. 

 

We also believe that their understanding of the market and flexibility in managing our operating and financial 

leverage has enabled us to adapt to the changing market conditions in a focused and constructive manner.  For 

example, while we leveraged to make acquisitions of land between 2002 and 2005 when our management 

anticipated a growth in the real estate market, we prudently did not make any land acquisitions in 2007 and 2008 

even though we had cash reserves as our management had concerns about the viability of projects. 

 

We believe that the strength of our management team and their understanding of the real estate market will 

enable us to continue to take advantage of current and future market opportunities.  We have also established 

management training and monitoring programmes for succession planning across various levels of our 

organisation. 

 

Financial strength  

 

We strive to maintain a conservative debt policy.  As of June 30, 2010, we did not have any secured or 

unsecured loans.  We believe that we have the ability to leverage our balance sheet to take advantage of a 

favourable business cycle or market opportunity.  We have also demonstrated a consistent track record of 

profitability with more than Rs. 2,500 million in profit for each of the last three financial years.  As of June 30, 

2010, our consolidated net worth was Rs. 19,429.69 million and we had cash or cash equivalents of 4,825.78 

million (including Rs. 1,153.28 million invested in debt mutual fund schemes). In addition, all of our 

development sites which we own are fully paid for, which we believe mitigates one of the risks involved in 

project development.  We believe that our financial strength and strong project pipeline make us well positioned 

for changes in market conditions. 

 

Our proven execution capabilities 

 

We believe that we are a knowledge-based organisation and we undertake research for our projects prior to 

making any decisions to acquire, develop or sell our properties.  Our projects span different segments of the real 

estate market, such as residential, office space, retail and hospitality, and different revenue models, such as lease 

and sale, and we believe this diversity will allow us to better weather market cycles.  We have also demonstrated 
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our ability to develop projects in diverse market conditions.  Our track record of successful developments is due 

primarily to our Promoter who has an established reputation in the industry and has completed a significant 

number of projects.  Since 1983, we and the Promoter Group have completed 2,976,240 square feet of Saleable 

Area of residential projects, 1,107,281 square feet of Saleable Area of office space projects (including 58,898 

square feet of Saleable Area which is occupied by us), 552,893 square feet of Saleable Area of retail projects 

and 381,820 square feet of Saleable Area of hospitality projects. 

 

Scalability due to our outsourcing model 
 

We utilise an outsourcing model that allows scalability and emphasises contemporary design and quality 

construction.  We have been using this model since 2003 and we believe that this has been a key factor of our 

success.  We have experienced and capable design management and project management teams who oversee 

and execute all aspects of project development.  We also have strong and long-standing relationships with 

external service providers such as architects, landscape planners and contractors and outsource all of our 

construction and design work.  This allows us to work with several international architects, such as SCDA 

Architects, Singapore and Bentel and Associates, South Africa, and with domestic contractors, such as Larsen & 

Toubro Limited (ñLarsen & Toubroò), that provide us with innovative design capabilities and quality 

construction.  We believe that our outsourcing model enables us to leverage the expertise of our service 

providers and also enables our management to focus on other aspects of our business.  We also believe that our 

outsourcing model provides us with the scalability required not only to undertake large developments such as 

Oberoi Garden City in Mumbai but also to explore opportunities and undertake similar and other developments 

in different parts of India. 

 

STRATEGY  
 

The key elements of our business strategy are as follows: 

 

Continued focus on large developments in Mumbai 
 

We intend to continue to focus on Mumbai with a preference for large projects such as the Oberoi Garden City, 

Oberoi Springs and Oberoi Splendor developments.  We believe that Mumbai is an attractive real estate market 

in terms of returns on investment, product positioning and depth of demand for real estate developments across 

segments and price points.  We believe that there are significant barriers to entry which favour established real 

estate developers.  We also believe that Mumbaiôs position as the commercial capital of India, together with the 

demographics of the Mumbai population, a high-income, discerning customer base and an expanding segment 

of young, upwardly mobile professionals provide a substantial market for our developments, which emphasise 

contemporary architecture, strong project execution and quality construction.  Our development sites are located 

in distinct areas of Mumbai, with different target markets, and we intend to continue to tailor our projects to the 

particular requirements of each market.  We believe Mumbai will continue to have opportunities for acquiring 

land and land development rights, such as free-sale components of slum rehabilitation schemes and cluster 

redevelopment schemes.  While Mumbai remains and is expected to remain our primary focus, we are 

opportunity centric and have evaluated and will continue to evaluate growth opportunities in other parts of India 

on a case by case basis. 

 

Flexibility in capital investment and mode of development  

 

We focus on acquiring land for development in the near- to medium-term.  While we have purchased and will 

continue to purchase land for development by making upfront payments for the land, we also look to develop 

projects through alternative structures that reduce our upfront capital commitment.  We implemented an 

investment structure in Pune where we mitigated the risk by paying for the land partly in cash and partly in 

constructed area.  In our Oasis Realty development our joint venture partner is responsible for carrying out the 

slum rehabilitation portion and continues to be invested in the development, and we expect to earn revenue from 

the development and sale of the free-sale portion (the portion of the development which can be commercially 

exploited to compensate for the obligation of developing the slum rehabilitation component) on a revenue-share 

basis.  In this way, we also benefit from the slum development expertise of others and thus manage our 

development risks.  We believe that such development strategies enable our joint venture partner to get more 

value out of his land as our brand and the quality of our product are able to add value to their property and in 

turn enable us to access quality land to develop and sell without significant capital investment.   
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Continue to strengthen relationships with key service providers 
 

We intend to continue to follow our outsourcing model and further strengthen our relationships with key service 

providers such as architects and contractors.  This will enable our management to focus more on our core 

business by continuing to outsource the design and construction to our service providers.  We also believe that 

our outsourcing model will enable us to develop projects with quality design and construction as we are able to 

access the best service providers in their respective fields to create the type of projects that we believe our 

customers want in Mumbai and in other parts of India. 

 

Balanced revenue generation model for cash flow visibility 
 

We intend to maintain a balance of assets developed for sale and assets developed for ownership by us and 

leased to third parties to enable us to achieve steady and visible cash flow and better manage cyclical risks.  We 

believe that our leased properties provide us with a stable income stream which helps to compensate for 

volatility in sales of our residential and other projects for sale.  In determining the proportion of assets to be 

retained by us, we consider a number of factors, such as prevailing and expected market conditions, the strategic 

nature and location of the asset, and cash flow and other needs of our business. 

 

Aspirational developments 
 

We look to create aspirational developments that we believe have distinctive designs or functionalities with 

quality construction and finishings as we believe that this enhances our brand and reputation, and will enable us 

to sell our units quickly and at a premium to other competing developments.  For example, we believe we have 

created ñdestination developmentsò such as Oberoi Garden City by creating an integrated mixed-use 

development which is anchored by a shopping mall, a hotel and an international school. 
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SUMMARY FINANCIAL INFORMATION  

 

The following tables set forth summary financial information derived from our restated unconsolidated and 

consolidated financial statements as of and for the years ended March 31, 2006, 2007, 2008 2009, 2010 and 

three month period ended June 30, 2010. These financial statements have been prepared in accordance with 

the Indian GAAP, the Companies Act and the SEBI Regulations and presented under the section entitled 

ñFinancial Statementsò on page 151. The summary financial information presented below should be read in 

conjunction with our restated unconsolidated and consolidated financial statements, the notes thereto and the 

section entitled ñManagementôs Discussion and Analysis of Financial Condition and Results of Operationsò 

and ñFinancial Statementsò on pages 251 and 151, respectively. 

 

Unconsolidated Summary Statement of Assets and Liabilities, as Restated 

 

Rs. In Million 

Particulars as at  March 

31, 2006 

March 

31, 2007 

March 

31, 2008 

March 

31, 2009 

March 

31, 2010 

June 

30, 2010 

 Fixed Assets         

 Gross Block   256.75 304.44 309.01 1,296.15 1,670.73 4,509.37 

 Less: Accumulated Depreciation / 

Amortization  
 13.25 18.02 17.96 46.06 89.85 123.01 

 Net Block   243.50 286.42 291.05 1,250.09 1,580.88 4,386.36 

 Capital Work-In-Progress (Including 

Capital Advances)  
 389.91 588.19 2,198.39 3,454.41 4,539.55 1,877.36 

 Net Block including Capital Work-in-

Progress  
A  633.41 874.61 2,489.45 4,704.50 6,120.43 6,263.72 

 Investments  B  0.10 325.54 2,816.04 326.06 326.04 788.48 

 Deferred Tax Asset / (Liabilities) 

(Net)  

C  0.06 0.79 2.54 1.53 5.11 (8.39) 

 Current Assets, Loans and 

Advances :  

       

 Inventories  850.41 1,096.82 942.58 1,648.71 2,080.69 2,241.82 

 Sundry Debtors  32.97 100.77 5.17 14.87 170.54 124.39 

 Cash and Bank Balances  4.20 4,139.49 280.62 785.93 960.09 1,217.13 

 Loans and Advances  385.54 3,398.08 3,603.57 2,779.85 2,693.89 2,696.91 

 Other Current Assets  5.23 5.23 5.23 5.23 5.23 5.23 

 D  1,278.35 8,740.38 4,837.16 5,234.59 5,910.44 6,285.49 

 Liabilities and Provisions:         

 Secured Loans  119.34 - - - - - 

 Unsecured Loans  396.08 968.86 296.36 107.01 - - 

 Current Liabilities   816.41 667.06 628.68 762.27 3,037.20 3,948.40 

 Provisions   3.07 4.16 7.75 29.82 85.80 21.07 

 E  1,334.90 1,640.08 932.79 899.10 3,122.99 3,969.47 

 Net Worth (A+B+C+D-E)   577.02 8,301.25 9,212.40 9,367.57 9,239.03 9,359.83 

 Net Worth Represented By         

 Share Capital         

 Equity   23.00 26.01 26.01 26.01 2,886.71 2,886.71 

 Preference   - 783.00 783.00 571.00 359.00 359.00 

 Reserves and Surplus   554.02 7,492.24 8,403.40 8,770.57 5,993.31 6,114.12 

 Less: Revaluation Reserves   - - - - - - 

 Reserves and Surplus (Net of 

Revaluation Reserves)  
 554.02 7,492.24 8,403.40 8,770.57 5,993.31 6,114.12 

 Net Worth   577.02 8,301.25 9,212.40 9,367.57 9,239.03 9,359.83 
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Unconsolidated Summary Statement of Profits and Losses, as Restated 

 

Rs. In Million  

Particulars 

 

 

Year Ended On Quarter 

Ended 

March 

31, 2006 

March 

31, 2007 

March 

31, 2008 

March 

31, 2009 

March 

31, 2010 

June 

30, 2010 

 Income        

 Operating Income        

 Income from Projects  793.05 990.47 1,388.87 497.74 122.64 92.29 

 Income from Rooms, Restaurant, 

Banquet & Other Services  

- - - - - 69.17 

 Rent  15.79 23.80 2.14 211.23 275.56 113.53 

 Total  808.84 1,014.27 1,391.01 708.97 398.20 274.98 

 Non Operating Income  0.70 81.02 288.53 153.92 54.89 66.73 

 Total  809.54 1,095.29 1,679.54 862.90 453.10 341.71 

 Expenditure       

 Cost of Construction / Development / 

Hotel Expenses  

446.11 478.77 674.65 266.55 55.19 92.37 

 Employee Cost  4.11 0.52 27.87 65.81 50.20 45.49 

 Administration Expenses  1.70 2.80 9.37 10.84 20.14 25.03 

 Interest and Finance Charges  0.01 0.00 0.04 3.50 0.33 0.97 

 Depreciation / Amortization  1.84 9.44 5.39 28.90 45.06 32.98 

 Total  453.77 491.54 717.32 375.59 170.91 196.85 

 Net Profit before Tax, Prior Period 

and Extraordinary Items  

355.77 603.75 962.22 487.30 282.18 144.86 

 Less : Extraordinary Items  - - - - - - 

 Net Profit after Extraordinary Items 

but before Tax and Prior Period Items  

355.77 603.75 962.22 487.30 282.18 144.86 

 Less: Provision for Taxation  4.68 17.11 35.16 47.71 47.26 18.48 

 Net Profit after Tax and Extraordinary 

Items but before Prior Period Items  

351.08 586.64 927.07 439.60 234.93 126.38 

 Less : Prior Period Items  0.28 - 6.07 0.75 (7.85) - 

 Net Profit after Tax, Extraordinary 

Items and Prior Period Items  

350.80 586.64 920.99 438.85 242.77 126.38 

 Adjustments on Account of 

Restatement  

(2.92) 9.13 (4.47) 9.60 (3.97) - 

 Tax (Expense) / Savings on 

Restatement  

1.35 (1.44) (0.14) (2.74) (1.13) - 

 Net Profit after Tax, as Restated  349.23 594.32 916.38 445.71 237.68 126.38 

 Balance Brought Forward from 

Previous Year, as Restated  

10.42 357.03 917.87 1,759.03 1,669.20 1,777.25 

 Profit Available for Appropriation  359.65 951.35 1,834.25 2,204.74 1,906.88 1,903.63 

 Appropriations        

 General Reserve  - 29.33 70.00 245.00 - - 

 Capital Redemption Reserve  - - - 212.00 - - 

 Dividend        

      Equity Shares (Proposed)  2.30 3.54 5.20 5.20 57.73 - 

      Preference Shares  - 0.00 0.00 62.67 60.49 0.00 

 Corporate Dividend Tax  0.32 0.60 0.02 10.67 11.41 0.00 

 Balance Carried to Balance Sheet, 

as Restated  

357.03 917.87 1,759.03 1,669.20 1,777.25 1,903.63 
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Unconsolidated Statement of Cash Flows, As Restated 

 

Rs. In Million  

 

 Particulars for the Year Ended On Quarter 

Ended 

March 

31, 2006 

March 

31, 2007 

March 

31, 2008 

March 

31, 2009 

March 

31, 2010 

June 

30, 2010 

A.   Cash Flow From 

Operating Activities :  

      

  Net Profit after prior 

period items and before 

Tax, as restated  

 352.57  612.88  951.67   496.16   286.06   144.86  

  Adjustments for        

  Depreciation / Amortization   1.84  9.44  5.39   28.90   45.06   32.98  

  Additional Depreciation on 

account of Restated  

 3.14   (3.22)  (0.59)  (0.71)  (3.21) -  

  Interest Income   (0.33)  (80.52)  (142.32)  (94.60)  (35.88)  (11.88) 

  Interest Expenses        

 - Debited to Profit & Loss 

Account  

 0.01  0.00  0.04   3.50   0.33   0.97  

 - Allocated to Projects / 

Capital Work in Progress  

 9.93  8.32  0.03   5.21   1.54   0.06  

  Net Loss on Sale of 

Investments  

 -  -  3.91   1.25   -   (0.00) 

  Income from Investments   -  -   (142.52)  (54.19)  (5.80)  (3.03) 

  Dividend From Subsidiary 

Company  

 -  -   (3.67)  (5.10)  (5.10)  (51.10) 

  Net Loss/(Profit) on Sale of 

Fixed Assets  

 -   (0.66)  (0.23)  (0.01)  0.00   (0.00) 

 Operating Profit/(Loss) 

before Working Capital 

Changes  

 367.14   546.23   671.71   380.41   283.00   112.86  

  Adjustments for        

  Trade and Other Payables   (331.89)  (80.88)  (35.87)  134.25  2,285.21   908.53  

  Trade and Other 

Receivables  

 49.31   (215.73) 266.50   (18.95)  (725.47)  18.28  

  Inventory   (129.42)  (246.41) 154.24   (706.13)  (431.98)  (161.14) 

 Cash generated from 

Operations  

(44.85)  3.21   1,056.58  (210.42) 1,410.76   878.54  

  Direct Taxes Paid   20.96  73.23  128.42   76.62   93.63   72.45  

 Net Cash Inflow (Outflow) 

from Operating Activities  

(65.81)  (70.03)  928.17  (287.05) 1,317.14   806.09  

B.   Cash Flow From Investing 

Activities :  

      

  Sale / (Acquisition) of Fixed 

Assets (including Capital 

Work-In-Progress)  

 (200.18)  (374.24) (1,619.76) (2,243.29) (1,457.84)  (176.30) 

  Sale/Transfer of Fixed 

Assets  

 -  127.49  0.36   0.06   0.05   0.03  

  Interest Income   0.33  21.37  142.32   87.93   34.59   11.88  

  Dividend Income   -  -  146.19   59.29   10.90   54.13  

  Loans and Advances to 

Subsidiaries/Joint Ventures  

 (238.69) (2,743.80)  (285.02)  866.82   711.38   95.09  

  Sale / (Acquisition) of 

Investments (Net)  

 -   (325.44) (2,494.41) 2,488.74   0.02   (462.44) 

  Net Cash Inflow (Outflow) 

from Investing Activities  

(438.55) (3,294.63) (4,110.33) 1,259.53  (700.90)  (477.61) 
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 Particulars for the Year Ended On Quarter 

Ended 

March 

31, 2006 

March 

31, 2007 

March 

31, 2008 

March 

31, 2009 

March 

31, 2010 

June 

30, 2010 

C.  Cash Flow From 

Financing Activities :  

      

  Share Application Money   68.90   (68.90) -   -   -  -  

  Net Increase / (Decrease) in 

Secured Loans  

 98.25   (119.34) -   -   -  -  

  Increase in Equity Share 

Capital  

 -  3.01  -   -   -  -  

  Increase / (Decrease) in 

Preference Share Capital  

 -  783.00  -   (212.00)  (212.00) -  

  Security Premium on Issue 

of Shares  

 -   6,409.00     -  -  

  Share Issue Expenses   -   (68.66) -   -   (37.26)  (8.34) 

  Net Increase / (Decrease) in 

Unsecured Loans  

 337.98  572.78   (672.50)  (189.35)  (107.01) -  

  Interest Expenses   (9.93)  (8.32)  (0.06)  (8.71)  (1.87)  (1.03) 

  Dividend including Tax on 

Dividend Distribution  

 (1.15)  (2.62)  (4.14)  (57.13)  (83.94)  (62.06) 

  Net Cash Inflow (Outflow) 

from Financing Activities  

 494.04   7,499.94   (676.71) (467.18) (442.08) (71.43) 

  Net Increase in Cash and 

Cash Equivalents  

 (10.31)  4,135.29  (3,858.87)  505.31   174.16   257.04  

  Add: Cash and Cash 

Equivalents at the beginning 

of the year  

 14.52  4.20   4,139.49   280.62   785.93   960.09  

  Cash and Cash Equivalents 

at the end of the period / 

year  

4.20   4,139.49   280.62   785.93   960.09  1,217.13  

 

 




