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Non Convertible Debenture Rs. 37.5 crore [I[CRA]BB (stable) reaffirmed

ICRA has reaffirmed the long term rating of [ICRA]BB (pronounced ICRA double B)! to Rs. 37.5 crore” Non
Convertible Debenture (NCD) programme of Miraya Realty Private Limited (MRPL / the company). The outlook
on the long term rating is Stable.

The reaffirmation of rating favourably factors in the established position and track record of the promoter
(Forum Group) in real estate development with an experience of over three decades. The Forum Group, by
virtue of the residential project, Serendipity, is making a foray into the Mumbai market. Serendipity is being
developed by Forum Homes Private Limited (FHPL) jointly with Omkar Group, which has an established track
record in SRS projects in the Mumbai market. MRPL has acquired 18 units in this project, funded by the issues
proceeds. The NCD would be repaid through the proceeds from the sale of these units.

The rating, is however, constrained by ability of MRPL to liquidate the identified units in a timely manner as per
the sales schedule. MRPL, in turn, remains dependent on the Forum Group for liquidation of these units. The
risk is further aggravated considering the low sales traction for the project in the recent past. For instance in the
period from Mar-15 to Dec-15, seven units was tied up for a total sale value of Rs. 53 crore. On an aggregate
basis, as of Dec-15, 0.76 lakh sqft (which comes to 32% of the total saleable area®) has been tied up excluding
sales to MRPL (18 units, 0.45 lakh sqft). Being a premium segment project the sale velocity is expected to
remain slow. The favourable location of the project, in Bandra Kurla Complex (BKC) which has emerged as an
alternative Commercial Business District (CBD) in Mumbai, however, provides some comfort. While assigning
the ratings, ICRA has taken note of the delays in the receipt of certain approvals. The project has received the
certificate for commencement of construction for the entire storey for the rehab building and till the plinth level
for the free sale building. The total development potential of the project is 2.4 lakh sqgft. Till date the project has
approval for 1.8 lakh sgft and the remaining is to be received by Aug-16. Going forward, receipt of the
approvals in a timely manner remains critical to avoid delays in project execution as well as sales and
collections. Further, the failure to receive the additional FSI approval by Aug-16 would result in reset of Internal
Rate of Return (IRR) to be paid on the NCD thereby further impacting the project profitability. The project
remains vulnerable to high execution risk given the early stages of project execution. The project comprises of
two towers, namely a 19 storey structure of rehabilitation and 20 storey structure for free sale. The rating also
factors in the risks inherent in SRS projects. However, the long experience of the JDA partner in executing SRS
projects in Mumbai alleviates the risk to some extent.

Company Profile

Miraya Realty Private Limited (MRPL) is a closely held private limited company owned by the Forum Group.
MRPL has acquired 18 units in the project Serendipity, being undertaken by Forum Homes Private Limited
(FHPL, or the developer) which is also a part of the Forum Group. The acquisition of units has been funded
through the NCDs raised by the MRPL, and the sales proceeds from the same would be used for repayment of
the debt. Apart from this, the company does not have any other revenue stream. Serendipity is a residential
project located in Bandra Kurla Complex (BKC), Mumbai being developed in a joint development agreement
with Mumbai based Omkar Group. Forum Group, which comprises of a consortium of companies promoted and
managed by the Saraf Family, is primarily engaged in the real estate development, having developed around
32 lakh square feet (sqft) of retail, commercial and residential space in the past.
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! For complete rating scale and definitions, please refer to ICRA’s website www.icra.in or other ICRA Rating
Publications.

2100 lakh = 1 crore = 10 million

8 Including the additional area for which the approval is yet to be received; the area sold excludes the area acquired
by MRPL


http://www.icra.in/

ICRA

For further details please contact:

Analyst Contacts:

Mr. Rohit Inamdar (Tel. No. +91-124-4545847)
rohit.inamdar@icraindia.com

Relationship Contacts:
Mr. L. Shivakumar, (Tel. No. +91 22 6114 3406)
shivakumar@icraindia.com

© Copyright, 2016, 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.




ICRA

Registered Office
ICRA Limited

1105, Kailash Building, 11th Floor, 26, Kasturba Gandhi Marg, New Delhi 110001

Tel: +91-11-23357940-50, Fax: +91-11-23357014

Corporate Office

Mr. Vivek Mathur

Mobile: +91 9871221122
Email: vivek@icraindia.com

Building No. 8, 2nd Floor, Tower A, DLF Cyber City, Phase Il, Gurgaon 122002
Ph: +91-124-4545310 (D), 4545300 / 4545800 (B) Fax; +91- 124-4050424

Mumbai

Mr. L. Shivakumar

Mobile: +91 9821086490

Email: shivakumar@icraindia.com

3rd Floor, Electric Mansion

Appasaheb Marathe Marg, Prabhadevi
Mumbai—400025,

Board : +91-22-61796300; Fax: +91-22-24331390

Kolkata

Mr. Jayanta Roy

Mobile: +91 9903394664
Email: jayanta@icraindia.com

A-10 & 11, 3rd Floor, FMC Fortuna

234/3A, A.J.C. Bose Road

Kolkata—700020

Tel +91-33-22876617/8839 22800008/22831411,
Fax +91-33-22870728

Chennai

Mr. Jayanta Chatterjee
Mobile: +91 9845022459
Email: jayantac@icraindia.com

5th Floor, Karumuttu Centre

634 Anna Salai, Nandanam
Chennai—600035

Tel: +91-44-45964300; Fax: +91-44 24343663

Bangalore

Bangalore

Mr. Jayanta Chatterjee
Mobile: +91 9845022459
Email: jayantac@icraindia.com

"The Millenia’

Tower B, Unit No. 1004,10th Floor, Level 2 12-14,1 & 2,
Murphy Road, Bangalore 560 008

Tel: +91-80-43326400; Fax: +91-80-43326409

Ahmedabad

Mr. L. Shivakumar

Mobile: +91 9821086490

Email: shivakumar@icraindia.com

907 & 908 Sakar -Il, Ellisbridge,

Ahmedabad- 380006

Tel: +91-79-26585049, 26585494, 26584924; Fax:
+91-79-25569231

Pune

Mr. L. Shivakumar

Mobile: +91 9821086490

Email: shivakumar@icraindia.com

5A, 5th Floor, Symphony, S.No. 210, CTS 3202, Range
Hills Road, Shivajinagar,Pune-411 020

Tel: + 91-20-25561194-25560196; Fax: +91-20-
25561231

Hyderabad

Mr. Jayanta Chatterjee
Mobile: +91 9845022459
Email: jayantac@icraindia.com

4th Floor, Shobhan, 6-3-927/A&B. Somajiguda, Raj
Bhavan Road, Hyderabad—500083
Tel:- +91-40-40676500



mailto:vivek@icraindia.com

