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Maza Developers Private Limited: Rating reaffirmed
Summary of rating action

Previous Rated Amount Current Rated Amount

Instrument* Rating Action
(Rs. crore) (Rs. crore) :

Long term - Lease Rental
Discounting

Total 31.00 31.00

31.00 31.00 [ICRA]BB (Stable); reaffirmed

*Instrument details are provided in Annexure-I

Rationale

The rating reaffirmation factors in the extensive experience of the promoters of Maza Developers Private Limited (MDPL or
the company), the company’s association with the established Mumbai based Kukreja Construction Company, which has a
track record of over four decades in the real estate business, and attractive location of the property in Mumbai. ICRA continues
to draw comfort from the reputed lessee profile, such as the Reserve Bank of India (RBI) and L&T STEC joint venture (JV), which
reduces counterparty risks.

The rating, however, is constrained by weak debt coverage metrics with DSCR below 1x in FY2025 due to significant debt
obligations and reduction in occupancy levels to 91% of the leasable area as of August 2024 compared to 96% as of May 2023.
ICRA expects MDPL to meet the interim cash flow shortfall through promoter infusion of unsecured loans, as demonstrated in
the past. The rating also factors in the accentuated lease renewal risk, as the lease rental discounting (LRD) loan has been
availed for a 13-year tenure, whereas the agreements with its tenants are normally for a year, except in the case of RBI where
3-year lease agreements are in place and are due for expiry in October2024/ February2025. The rating remains constrained by
the high tenant concentration risk with the top three tenants constituting over 88% of the leased area. ICRA notes that around
34% of the leased area is due for expiry in FY2025 and non-renewal of leases in a timely manner could expose the company to
significant market risk. Further, the absence of a debt service reserve account (DSRA) may lead to cash flow mismatches in
case of delays in remittance of rentals by the lessees.

The Stable outlook on the [ICRA]BB rating reflects ICRA’s opinion that the company will be able to maintain current occupancy
levels along with execution of escalation in rentals supported by attractive location of the property. Also, the promoters will
continue to support the company in case of any shortfall that may arise in future.

Key rating drivers and their description
Credit strengths

Attractive location of the property and established track record of promoters - The property, Oliva Apartments, is on Sion
Trombay Road in the Deonar suburb of Mumbai. The property is located around 15 km from the airport and 3-4 km from the
Chembur railway station. The area is an upcoming residential and commercial hub in the Mumbai suburbs. The company is a
part of the Mumbai-based Kukreja Construction Company, a prominent real estate developer with business interests across
residential, commercial, industrial and hospitality segments. The key promoters, Mr. Sunil Kukreja and Mr. Mohan Kukreja,
have an established track record of over four decades, during which the Group delivered over 7.75 million square feet (sq. ft.)
of residential, commercial and industrial real estate in Mumbai and Navi Mumbai.
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Reputed licensee profile minimises counterparty risk - Oliva Apartments houses multiple reputed tenants which includes
the RBI, L&T, KEC International, and Megha Engineering & Infrastructures among others which minimises the counterparty
risk for the company. The LRD loan is backed by rentals from these leases.

Proven track record of promoter funding support- Funding support from promoters is essential for MDPL to meet its debt
obligations and other operational requirements as the entity had DSCR less than 1xin FY2024 and is projected to remain below
1x in the current year. The promoters have provided funding support, which is evident in the increase in unsecured loans over
the past three years. The unsecured loans have increased from Rs. 10.1 crore in FY2022 to Rs. 16.6 crore in FY2023 to Rs. 19.5
crore in FY2024.

Credit challenges

Weak debt coverage metrics - The DSCR is projected to be below 1x in FY2025 due to high debt repayment obligations and
reduction in occupancy levels to 91% of the leasable area as of August 2024 compared to 96% as of May 2023. However, the
track record of funding support provided by the promoters in the form of unsecured loans as and when there is a cashflow
shortfall, provides some comfort.

Exposure to lease renewal and vacancy risk - The higher loan tenure of 13 years compared to the rental tenure of typically 1-
year exposes the company to lease renewal risks. Around 34% of the leased area is due for expiry in FY2025. In case the
agreements are not renewed on expiry, the company will have to bear the outgo of security deposits, the loss of rentals, and
bear the additional brokerage charges payable on bringing in new tenants which will adversely impact its liquidity profile.

High tenant concentration risk - The top three tenants, the RBI, L&T STEC JV and Megha Engineering & Infrastructures Limited,
constitute more than 88% of the total leased area and contribute over 88% to the total revenues currently, reflecting a high
tenant concentration risk. One of the top tenants is RBI which has rented 17 of the 54 units currently leased. ICRA notes that
the agreements with RBI are due for expiry in October2024/ February2025 and non-renewal of leases in a timely manner could
expose the company to significant market risk. The company does not maintain any dedicated DSRA account with the bank;
hence, delays in remitting rentals by the lessees, if any, may impact timely debt servicing by the company.

Liquidity position: Stretched

The company has free cash and bank balance of Rs. 0.2 crore as on March 31, 2024. It has an outstanding LRD loan of Rs. 28.2
crore as on March 31, 2024. Its annual debt repayment (Principal + Interest) has been projected at Rs. 4.2 crore in FY2025
against the projected rental income of Rs. 4.6 crore in FY2024. ICRA expects MDPL to meet the interim cash flow shortfall
through infusion of unsecured loans by the promoters, as demonstrated in the past.

Rating sensitivities

Positive factors — The rating may be upgraded in case of steady rental receipts from all the tenants or re-leasing of the units
which are currently not yielding rent, leading to an improvement in the DCSR above 1.1 times.

Negative factors — Downward pressure on the rating could emerge if the debt coverage indicators weaken further due to any
vacancy, non-renewal of rental agreements by lessees, or in case of cash-flow mismatches due to delays in rent receipt from
the lessees.
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Analytical approach

Analytical Approach Comments

Corporate Credit Rating Methodology
Realty - Lease Rental Discounting (LRD)

Applicable rating methodologies

Parent/Group support Not Applicable

Consolidation/Standalone Standalone

About the company

Established in 2011, MDPL is involved in residential real estate development in Mumbai. It has constructed a residential
complex, Oliva Apartments, at Deonar, a suburb in Mumbai. The complex consists of ground-plus-12 storeys and basement
parking, with a total of 72 apartment units ranging between 785 and 1,080 sq. ft. The project construction started in 2012 and
was completed in 2015 and the property had mainly been rented out to the RBI and L&T STEC JV over the past years. The
complex has a total carpet area of 60,347 sq. ft. The amenities include a play area for children, a landscaped garden, club
house, swimming pool, 24/7 power back-up and car parking.

The company is a part of the Mumbai-based Kukreja Construction Company, a prominent real-estate developer, which has
developed and delivered over 7.75 million sq. ft. of residential, commercial and industrial real estate properties in Mumbai
and Navi Mumbai over the last four decades.

Key financial indicators (audited)

Maza Developers Private Limited FY2023 FY2024*

Operating Income (Rs. crore) 4.4 4.7
PAT (Rs. crore) 0.2 0.7
OPBDIT/OI (%) 69.2% 81.1%
ROCE (%) 3.8% 15.4%
Total Outside Liabilities/Tangible Net Worth (times) 3.6 3.5
Total Debt/OPBDIT (times) 15.2 12.6
Interest Coverage (times) 1.1 1.2

Source: Company, ICRA Research; * Provisional numbers; All ratios as per ICRA’s calculations; Amount in Rs. crore

PAT: Profit after tax; OPBDIT: Operating profit before depreciation, interest, taxes and amortisation

Status of non-cooperation with previous CRA: Not applicable

Any other information: None
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Rating history for past three years

Current (FY2025) Chronology of rating history for the past 3 years

FY2024 FY2023 FY2022

Amount

Instrument pated Sep 10, 2024 Date Rating Date Rating Date Rating

Lease Rental Long- [ICRA]BB Jul 25, [ICRA]BB Apr 29, [ICRAIBB
Discounting term ’ (Stable) 2023 (Stable) 2022 (Stable)

Complexity level of the rated instruments

Instrument Complexity Indicator

Lease Rental Discounting Simple

The Complexity Indicator refers to the ease with which the returns associated with the rated instrument could be estimated.
It does not indicate the risk related to the timely payments on the instrument, which is rather indicated by the instrument's
credit rating. It also does not indicate the complexity associated with analysing an entity's financial, business, industry risks or
complexity related to the structural, transactional or legal aspects. Details on the complexity levels of the instruments are
available on ICRA’s website: Click Here
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https://www.icra.in/Rating/ShowRatingPolicyReport/?id=92
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Annexure |: Instrument details

Instrument Date of Issuance Coupon Maturity Smesntieied Current Rating and Outlook
Name Rate (Rs. crore)
Lease Rental 0 March

NA Discounting Jan 2022 10.7% 5035 31.00 [ICRA]BB (Stable)

Pource: Company

Please click here to view details of lender-wise facilities rated by ICRA

Annexure ll: List of entities considered for consolidated analysis — Not Applicable
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https://www.icra.in/Rating/BankFacilities?CompanyId=26390&CompanyName=Maza Developers Private Limited
https://www.icra.in/Rating/BankFacilities?CompanyId=26390&CompanyName=Maza Developers Private Limited&ArchiveDate=September102024
https://www.icra.in/Rating/BankFacilities?CompanyId=26390&CompanyName=Maza Developers Private Limited&ArchiveDate=September102024
https://www.icra.in/Rating/BankFacilities?CompanyId=26390&CompanyName=Maza Developers Private Limited&ArchiveDate=September102024
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About ICRA Limited:

ICRA Limited was set up in 1991 by leading financial/investment institutions, commercial banks and financial services
companies as an independent and professional investment Information and Credit Rating Agency.

Today, ICRA and its subsidiaries together form the ICRA Group of Companies (Group ICRA). ICRA is a Public Limited Company,
with its shares listed on the Bombay Stock Exchange and the National Stock Exchange. The international Credit Rating Agency
Moody’s Investors Service is ICRA’s largest shareholder.

For more information, visit www.icra.in

WWwWw.icra .in


mailto:rajeshwar.burla@icraindia.com
mailto:anupama.reddy@icraindia.com
mailto:tushar.bharambe@icraindia.com
mailto:lokesh.patni@icraindia.com
mailto:shivakumar@icraindia.com
mailto:communications@icraindia.com
mailto:info@icraindia.com
http://www.icra.in/

ICRA

ICRA Limited

[l Registered Office

B-710, Statesman House, 148, Barakhamba Road, New Delhi-110001
Tel: 491 11 23357940-45

Q Branches

Corporate Office

Building No. 8, 2nd Floor, Tower A; DLF Cyber City,
Phase Il; Gurgaon 122 002

Tel: 491 124 4545300

Email: info@icraindia.com

Website: www.icra.in

+9179 4027 1500/501 9
i +913371501100/01

4912261693300
9 191406939 6464
4912025561194 9
+91 80 4332 6400/4922 +91 44 4596 4300
5500

© Copyright, 2024 ICRA Limited. All Rights Reserved.

Contents may be used freely with due acknowledgement to ICRA.

ICRA ratings should not be treated as recommendation to buy, sell or hold the rated debt instruments. ICRA ratings are subject to a process of surveillance,
which may lead to revision in ratings. An ICRA rating is a symbolic indicator of ICRA’s current opinion on the relative capability of the issuer concerned to
timely service debts and obligations, with reference to the instrument rated. Please visit our website www.icra.in or contact any ICRA office for the latest
information on ICRA ratings outstanding. All information contained herein has been obtained by ICRA from sources believed by it to be accurate and reliable,
including the rated issuer. ICRA however has not conducted any audit of the rated issuer or of the information provided by it. While reasonable care has been
taken to ensure that the information herein is true, such information is provided ‘as is” without any warranty of any kind, and ICRA in particular, makes no
representation or warranty, express or implied, as to the accuracy, timeliness or completeness of any such information. Also, ICRA or any of its group
companies may have provided services other than rating to the issuer rated. All information contained herein must be construed solely as statements of
opinion, and ICRA shall not be liable for any losses incurred by users from any use of this publication or its contents.




