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Summary of rated instruments

Previous Rated Amount Current Rated Amount

* o q
Instrument (Rs. crore) (Rs. crore) Rating Action
Fund-based facilities 50.00 50.00

Non-fund-based Facilities* 10.00 10.00 [ICRA]BBB+ reaffirmed;

Outlook revised from

Unallocated Limits 242.00 242.00 ‘Stable’ to ‘Negative’

Total 302.00 302.00
*Limits of Rs. 10 crore are fully fungible with fund-based facilities

Rating action

ICRA has reaffirmed the long-term rating of [ICRA]BBB+ (pronounced ICRA triple B plus) assigned to the Rs. 50-crore’
fund-based facilities, Rs. 10.00-crore non-fund based facilities and Rs. 242.00-crore unallocated limits of Bengal Ambuja
Housing Development Limited (BAHDL)”. The outlook on the long-term rating has been revised from ‘Stable’ to
‘Negative’.

Rationale

The revision in the outlook takes into account the continued weakness in sales velocity in BAHDL’s single launched
project, Utsav Dhulagarh, as well as further deferral of the sales launch of its other ongoing project, Ecospace Residencia,
to FY2019, resulting in reduced visibility on future operational cash flows from ongoing projects, at least over the near
term. Although ICRA notes that the receipt of income against sale of development rights to a subsidiary is likely to
support liquidity to some extent in FY2018, the overall financial profile of the company is expected to remain weak, with
aggressive gearing levels and moderate debt-protection metrics.

The rating continues to take into account the established market position of the Ambuja Neotia Group, of which BAHDL
is a part, in the real-estate sector in East India. The demonstrated financial support extended to BAHDL by the promoters
over the years provides additional comfort. BAHDL has an established track record of project execution, mainly based on
the strength of its in-house project-development capabilities and synergies derived from its association with the West
Bengal Housing Board (WBHB). Additionally, BAHDL's sizeable fully paid-up land bank also continues to impart financial
flexibility to the company, and thus has a positive impact on the ratings. Going forward, BAHDL’s ability to successfully
execute the ongoing and new projects within the budgeted cost and time, market the unsold inventory at favourable
prices, and ensure timely collection from the existing bookings, would continue to be critical determinants of its credit-
risk profile.

! 100 lakh = 1 crore = 10 million

% For complete rating scale and definitions, please refer to ICRA's website www.icra.in or other ICRA Rating Publications
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Outlook: Negative

The negative outlook factors in the reduced visibility on future operational cash flows from ongoing projects, at least
over the near term. The outlook may be revised to 'Stable' if project bookings and correspondingly, collections witness a
considerable increase, thus leading to an improvement in operational cash flows.

Key rating drivers

Credit strengths

Established market position of the Ambuja-Neotia Group in the real-estate space in East India — BAHDL, an Ambuja
Neotia Group company, is a joint-sector initiative of the Ambuja Housing Urban Infrastructure Company Limited
(AHUICL) and WBHB. The Ambuja Neotia Group is an established player in the real-estate space in East India, especially in
Kolkata, West Bengal, and has constructed several residential and commercial complexes in the region.

Demonstrated support from promoters — Unsecured loans extended by the promoters/group companies to BAHDL have
increased by around 34% over the past three years. While these loans carry interest, the interest is accrued to support
cash flows, as and when required. This demonstrated financial support extended to BAHDL by the promoters over the
years provides additional comfort.

BAHDL'’s long project-execution track record — BAHDL has completed six residential projects and one commercial project
since its inception in 1993, with all the residential projects being considerably over-subscribed. Moreover, these projects
were completed within the stipulated cost and time period, thereby reflecting superior project-execution skills of the
company.

Presence of a sizeable land bank, which imparts financial flexibility — BAHDL has, over time, acquired a land bank
comprising around 48 acres, at a low cost. With the land bank being fully paid-up, BAHDL derives considerable financial
flexibility from the same.

Credit challenges

Continued weakening of BAHDL’s financial risk profile with rising cash losses over the past three years,
notwithstanding some improvement expected in FY2018 - Limited project launches over the past three financial years,
combined with low sales momentum, resulted in the company’s turnover declining from Rs. 78.83 crore in FY2014 to Rs.
24.07 crore in FY2017. While the company recorded an operating profit of Rs. 4.42 crore in FY2017, rising interest
expenses, which can be mainly attributed to increased unsecured loans from promoters, led to continued cash losses.
However, ICRA notes that the interest on unsecured loans is accrued to support cash flows, as and when required.
Moreover, receipt of income against sale of development rights to a subsidiary is likely to support liquidity to some
extent in FY2018.

Tepid sales velocity continues for Utsav, Dhulagarh (plotted development project); considerable portion of the
construction work is yet to be undertaken — Sales for Phase-l of Utsav, Dhulagarh were launched in October, 2014.
However, the project continues to receive weak market response, with only 3% incremental sales being recorded over
the past year, taking total sales to around 59% of the launched area. The sales launch for Phase-Il has been deferred at
present, given the prevailing market conditions in the commercial real-estate sector in Kolkata. Moreover, with only 43%
of the total project cost having been incurred till date, a large portion of the project remains to be constructed as well.
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Further deferral of expected cash inflows from the upcoming residential project, Ecospace Residencia, due to revision
in project launch date — BAHDL is developing a mixed-use project called Ecospace Residencia with a saleable area of 4.79
lakh sq. ft. However, the sales launch of the project, which was earlier planned within CY2016, was initially deferred to
CY2017, and has now been further deferred to FY2019. Thus, the resultant cash flows, which are expected to improve
the financial risk profile of the company over the long term, also stand deferred. Going forward, timely launch of
Ecospace Residencia and the market response for the same would be critical in determining BAHDL's profits.

Analytical approach: For arriving at the ratings, ICRA has applied its rating methodologies as indicated below.
Links to applicable criteria:

Rating Methodology for Real Estate Entities

About the company:

The real-estate development activities of the Ambuja Neotia Group started with the incorporation of Bengal Ambuja
Housing Development Limited (BAHDL), a joint-sector enterprise of the West Bengal Housing Board (WBHB) and Gujarat
Ambuja Cements Limited (GACL) in 1993. The objective of BAHDL was to supplement the efforts of the West Bengal
Government to meet the housing needs in the state. After the acquisition of GACL by Holcim Limited, the holding of
GACL in BAHDL was hived off to Ambuja Housing and Urban Infrastructure Company Limited (AHUICL), a company
promoted by the Neotia Family. Subsequently, the hotel business of BAHDL was demerged into a wholly-owned
subsidiary, BAHDL Hospitality Limited, with effect from April 1, 2010.

In FY2017, the company reported a net loss of Rs. 14.65 crore on an operating income of Rs. 24.07 crore compared to a
net loss of Rs. 14.64 crore on an operating income of Rs. 32.88 crore in the previous year.

Key financial indicators (audited)

FY 2016 FY 2017
Operating Income (Rs. crore) 32.88 24.07
PAT (Rs. crore) -14.64 -14.65
OPBDIT/ Ol (%) 9.8% 18.4%
RoCE (%) 0.4% 1.2%
Total Debt/ TNW (times) 1.71 2.39
Total Debt/ OPBDIT (times) 41.43 34.48
Interest coverage (times) 0.21 0.26
NWC/ Ol (%) 316% 468%

Status of non-cooperation with previous CRA: Not applicable

Any other information: None
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Rating history for last three years:

Instrument
Fund-Based
Limits
Non-Fund-
Based
Limits*
Unallocated
Limits

Chronology of Rating History for the past 3

Current Rating (FY2018) years
Date & Date & Date &
Date & Rating in Rating in Rating in
Amount Amount Rating FY2017 FY2016 FY2015
Rated Outstanding December December November November
Type (Rs. crore) (Rs Crore) 2017 2016 2015 2014
Long Term 50.00 37.81 [ICRA]BBB+ [ICRA]BBB+ [ICRA]A- [ICRA]A-
(Negative) (Stable) (Negative) (Stable)
Long Term 10.00 [ICRA]BBB+ [ICRA]BBB+ [ICRA]A- [ICRA]A-
(Negative) (Stable) (Negative) (Stable)
Long Term 242.00 [ICRA]BBB+ [ICRA]BBB+ [ICRA]A- [ICRA]A-
(Negative) (Stable) (Negative) (Stable)

*Limits of Rs. 10 crore are fully fungible with fund-based facilities

Complexity level of the rated instrument:

ICRA has classified various instruments based on their complexity as "Simple", "Complex" and "Highly Complex".
classification of instruments according to their complexity levels is available on the website www.icra.in

Annexure-1: Instrument Details

The

ISIN No

NA

NA

NA

NA

NA

NA

Instrument Name

Term Loan 1

Term Loan 2

Term Loan 3

Fund-Based Limits

Non-Fund
Limits*

Based

Unallocated Limits

Date of
Issuance /
Sanction

Sep-15

Sep-13

Nov-11

NA

NA

NA

Coupon Rate

NA

NA

NA

NA

NA

NA

Amount
Maturity Rated
Date (Rs. crore)
Dec-20 26.00
Oct-17 10.00
Jun-21 10.00
NA 4.00
NA 10.00
NA 242.00

Current Rating
and Outlook
[ICRAIBBB+
(Negative)
[ICRA]BBB+
(Negative)
[ICRAIBBB+
(Negative)
[ICRA]BBB+
(Negative)
[ICRA]BBB+
(Negative)
[ICRA]BBB+
(Negative)

* Limits of Rs. 10 crore are fully fungible with fund-based facilities
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