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•

Adjusted NAV per share down 21% to €11.55 over a period when the
Bombay SE Realty Index was down 81% in Euro terms.

•

Yatra is currently trading at a 65% discount but holds cash of around
€14m after allowing for un-drawn commitments, equivalent to €0.65 per
share, which puts the company on an implied discount of around 69%.

•

Zero leverage at Company level but funding secured to enable
financial closure on 68% of projects at portfolio level, with a weighted
average cost of debt of 13%.

•

A portfolio consisting of 16 investments — 14 development projects
(four at an advanced stages of construction) and two enterprise level
investments.

•

One portfolio project completed with 60% of its retail space committed,
and good prospects of increasing on that level, including a potential
option to let an entire floor to a hotel operator.

•

The current global financial situation has prompted a strategic review
which may lead to a re-positioning of a number of the development
projects.

•

Confidence in the economy on the rise after the Central Government
election result — the Bombay SE has soared 61% since the end of
March, and the Realty Index is up 150%.
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A quick reminder to what Yatra is
€173m committed
No balance sheet
debt
Large locally based
team

Aligned with strong,
financially secure JV
partners

Hands on approach
taken to minimise
economic impact

Yatra is an independent India focussed real estate fund whose mandate was to invest in
a diversified portfolio of real estate development projects across a range of asset classes
in selected Indian cities. The Fund raised €220m from two Placings in eleven months
st
during 2006 and 2007, committing €173m by 31 March 2009 and has no balance sheet
debt.
The investment manager is Mauritius based Saffron Capital Advisors, who have a large
multi-disciplined cross-sectoral team, with a strong network of connections in government
and quasi-government, and with land bankers, developers and planners – an important
facet in the fragmented Indian real estate industry.
The investment approach is very much bottom-up, backed up by a thorough research
process through which Saffron have been able to identify what they believe to be the best
placed assets in their chosen cities, as well as aligning themselves with reputed and
financially secure development partners who are strong in the local market and of a size
to be able to deliver on the project. The management structure of Yatra is very much one
of openness and transparency, utilising not only the experience of Saffron, but also the
knowledge of a well informed Board and Investment Committee.
While the independent valuation of the portfolio resulted in a decline of 29% over the year
(the Euro adjusted Bombay SE Realty Index was down 81%), the adjusted NAV was
st
down 21%, to stand at €11.55 per share at the 31 March 2009. And although the difficult
market conditions are expected to continue in the short to medium term, the management
team have been proactive and taken a hands-on approach to minimise the impact on the
portfolio. We have noted the effect that the global economic decline has had on the
valuations of other Indian real estate funds recently – with Ishaan Real Estate reporting
that cap rates across their portfolio had pushed out to between 12% and 12.5% from
10.5% in September 2008, as well as a softening of assumed rental rates by
approximately 15% and delays in completing developments. As such, we would expect
there to be a further softening of valuations in the short term, but it is difficult to compare
Yatra with other Indian real estate funds as the sectoral and geographical exposures are
all quite distinct, and India is an extremely large country. The impact of the decline across
the funds that recently announced has in fact been varied, with IT/IT SEZ investments
appearing to be most exposed with corporate expansion and off-shoring slowing down.
As a point of reference, in the table below we have assumed that the Yatra portfolio was
st
valued on an 11.5% yield at 31 March 2009, and calculated the impact on its portfolio
from both a widening of cap rates as well as from future compression.
Impact on portfolio by shift in cap rates

Positive effects
from the market
bounce expected

2

10.0%

10.5%

11.0%

Implied Cap Rates

12.0%

12.5%

13.0%

31.17

19.79

9.45

Impact on NAV €m

-8.66

-16.62

-23.98

1.46
0.92
0.44
Source: Fairfax IS PLC.

Impact on NAV €ps

-0.40

-0.78

-1.12

We can see that the effect on the Yatra portfolio from a widening of cap rates by 50bp
alone would result in a decrease of around €9m, or €0.40 per share. Inversely, a 50bp
compression could add around €0.44 per share onto the NAV. Although markets have
indeed changed, the diversification of Yatra’s portfolio remains a positive in such a
difficult environment, ensuring that geographical and sectoral exposure is wide, and the
risks are broadly spread. Additionally, post Yatra’s year end, the Indian stock market has
had something of a bounce as a result of the central government elections, although it did
experience a bit of a correction as a result of the mixed reaction received for fiscal
budget. But normal service has since resumed and we would expect to see some of that
confidence feed through into the economy generally, benefitting real estate valuations in
due course.
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Proactive portfolio
reassessment taking
place

€0.65 ps still in cash
Trading at an implied
discount of 69%

Whilst the global economic set-back has led to a reassessment of investment momentum
in India, the socio-economic fundamentals of the investment case for the country remain
intact, and we firmly believe that an opportunity remains. Given the understandable
softening in most markets, such as retail, IT, office and residential, the Saffron team have
been proactively re-assessing their projects in terms of product mix, market positioning,
size and timelines, as they seek to efficiently re-position the portfolio for maximum gain.
As the macro picture shows signs of improvement, Saffron have been making all the right
decisions in re-phasing and re-aligning projects to meet the modified, but latent, demand.
With these fundamentals in mind, and given that Yatra has around €14m in cash
(equivalent to around €0.65 per share), after allowing for un-drawn commitments
(including three years of running expenses), this puts the Fund on an implied discount of
around 69%, which we believe to be relatively cheap.

The Indian real estate listed funds sector

Not the time to be
withdrawing cash

A more stable political
environment will make
India a more attractive
investment proposition

The end of 2006 saw the launch of six new Indian listed real estate funds, as well as two
that had made slightly earlier debuts that year. Another fund, Dev Property Development,
was launched later in February 2007, but was subsequently acquired by its codevelopment partner. Although these funds were launched around one year, to one and a
half years, before the effects of the credit crunch were fully felt, the timing of their launch
meant that most were at a relatively early development stage. These are real estate
development companies, and those that did have projects above ground were potentially
more exposed to the economic elements than those that were slower off the mark and
still sheltered cash. Where previously ratings suffered from a slow investment
programme, the economic climate meant that the investment perspective quickly turned.
However, there is a downside to cautious inaction, and that is when investors clamour for
liquidity they rarely consider the future investment potential of liquid assets in depressed
markets. Two funds, Ishaan Real Estate and Trikona Trinity Capital have already
succumbed to pressure to return cash to shareholders, which is a course of action that
may have been suitable for these particular vehicles at the time. However, as we are
beginning to see some blue sky ahead, now may not be the best time to be demanding a
return of cash, but leaving it employed where it can best exact meaningful returns.
As market confidence re-emerges, there will undoubtedly be some distressed sellers and
a slowing in the letting and selling of existing stock, but the stable political environment
that has been created as a result of the general election will unquestionably be attractive
to foreign investors. With domestic interest rates being reduced, as long as vendors have
realigned pricing in line with reality, then we would expect selective well positioned real
estate assets to become attractive once more.
Although there is undoubtedly still some pain to be felt in the sector, Yatra’s cash position
and the steady phasing of projects, on top of the Manager’s reassessment of each
project relative to the market reality, will reduce the pressure on capital requirements, and
should allow successful completion of the development programme. Furthermore, Yatra
has achieved financial closure with its bankers where required, despite the difficult
economic environment, emphasising the recognisable quality of the portfolio, and
endorsing Yatra Capital an attractive investment proposition.

The Euro’s strength
negatively impacts
NAV performance
Yatra’s annualised
NAV is up 24% since
launch in Sterling
terms

In terms of performance so far, it is relatively difficult to make comparisons at this point as
we await March 2009 NAV announcements for Trikona Trinity Capital and Unitech
Corporate Parks, both of which will undoubtedly suffer some form of diminution when
they eventually do announce. The currency differential has also not helped Yatra in
reporting terms, as most of the other funds are Sterling based. If Yatra’s NAV was
measured in Sterling terms, then the annualised performance from launch would have
been 24%, ranking it second in the table below, after West Pioneer, who would also
benefit from being measured in Sterling as opposed to US Dollars, its reporting currency.
However, that ranking position could change since Unitech and Trikona have yet to
announce their March NAVs, although a softening of their annualised returns is the most
likely outcome as both have still to feel the pain of the second half of the financial year.
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Indian Property Funds - Price and NAV total return at 31st July 2009
Ranked by annualised NAV TR

I

Ann'd
NAV TR
launch
to last
NAV
date

NAV TR
launch
to last
NAV
date

Ann'd
Price TR
launch
31/07/09

Price TR
launch
31/07/09

Launch
date

Ccy

Last NAV
date

West Pioneer Properties*

13/12/2006

$/p

31/03/2009

20.3

52.9

-25.1

-53.3

Hirco

13/12/2006

p

31/03/2009

16.4

41.8

-42.8

-77.1

Alpha Tiger

21/12/2006

p

31/03/2009

14.8

36.8

-14.2

-33.0

Yatra Capital

06/12/2006

€

31/03/2009

8.1

19.7

-29.6

-60.6

Eredene Capital

10/05/2006

p

31/03/2009

-3.3

-9.1

-6.3

-19.0

Ishaan Real Estate

24/11/2006

p

31/03/2009

-4.3

-9.8

-27.9

-58.5

15/12/2006

p

30/09/2008

24.6

48.5

-48.2

-82.3

Trikona Trinity Capital
21/04/2006
Source: Fundamental Data.
* Reports in US$, prices in Sterling.

p

30/09/2008

16.8

46.3

-16.6

-44.8

Funds awaiting 31st March 2009 NAVs
Unitech Corporate Parks

Opportunity to invest
at depressed levels

All things being equal, Yatra’s NAV performance is therefore respectable, but the market
has not really responded and sentiment towards the stock has suffered. We believe that
given that the investment programme is now largely completed, and with seven projects
out of the fourteen at some stage of construction (four at an advanced stage) the
Investment Manager is fully focussed on active asset management. One project (Nashik
City Centre Mall) has been completed, and phase one of a second retail mall (Himalaya
Mall, Bhavnagar) is expected to be operational by the end of this year, giving good cause
for optimism.

India update

Central Government
election result
infuses confidence

GDP growth only
knocked off stride by
Credit Crunch

Domestic demand
to drive economy

4

Since we last reported on the progress of Yatra Capital back in October 2008, global
financial markets have been on a bit of a rollercoaster, and India itself has had a seat on
that ride. But recently the Indian markets have received a substantial shot in the arm from
the success of the Congress Party in the central government elections, and the Congress
Party will continue to lead the coalition United Progressive Alliance Government,
importantly, with a near majority which will allow it to continue to push through the
economic reforms aimed at stabilising the economy and stimulating investment growth.
That said, its first budget since re-election received a muted reaction from the markets,
which fell over 10% in just over one week of trading, but have subsequently recovered
their poise with the SENSEX up 61% since Yatra’s year end in March 2009.
In our last note we also highlighted the economic potential of the country by charting its
projected GDP growth against that of the US, Japan and China. The Credit Crunch has
undoubtedly had an effect on these projections, and in the chart below we can see that
although the forecasts for all four countries have been knocked off course by these
events, the negative effect on Indian GDP growth is less pronounced than that
anticipated for the other large economies. For the next five years, India’s GDP is
estimated by the IMF to grow in a band of between 4.5% and 7.9%, as opposed to the
6.9% and 8% band forecast last year - still very positive growth versus the developed
economies of the US and Japan which are expected to contract by -2.8% and -6.2%
respectively this year. Indeed, Indian GDP growth in Q1 2009-10 was higher than
anticipated by many, and some economists have increased their forecasts for growth by
2011 to 7.5% (IMF currently forecast 6.9%), with the Indian Finance Minister targeting
sustained annual growth of 9%.
With around 20% of Indian GDP reliant on exports, the global economic situation is
undoubtedly hurting India, but the IMF have maintained their forecast that GDP growth
will bottom out this year, and driven by domestic demand, will push on from here back to
the previously projected level of around 8% by 2014. India is less exposed than most of
www.fairfaxplc.com
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the other Asian markets to a slowdown in global growth. It is estimated by BAS-ML that if
global growth slowed to 2.1% this year, this would have a -0.5 percentage point effect on
India compared to the effect on China which would be -1.9 percentage points worse off.
Putting these into perspective, both Hong Kong and Malaysia would be -5.4 percentage
points poorer. Assuming zero global growth this year, then India would suffer a -1.2
percentage point fall and China -4.5.

GDP growth – annual percentage change
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Source: IMF April 2009. Estimates after 2008.

Inflation to fall to a
more manageable
level
Yatra have had debt
sanctioned at the
peak of the financial
crisis
Financial closure
achieved on 68% of
projects

Further interest rate
cuts to come?

Although inflation rose worryingly between 2006 and 2008, the IMF estimate 2008 to be
the peak and it is expected to fall back to around 4% by 2010, remaining at that level until
at least 2014. With the international credit markets generally uncooperative towards real
estate development, the provision of private sector debt financing has been become
extremely selective. However, debt has always been available to the right project with the
right development partners, and this has been demonstrated clearly by Yatra’s
investments which have had debt sanctioned at the peak of the financial crisis. Yatra’s
development partners have been able to secure debt finance to enable them to achieve
financial closure on 68% of projects. Furthermore, the Reserve Bank of India have
moved to encourage domestic banks to pick up the slack, and have not only cut the repo
rate, which puts money into the system, to 4.75%, but the reverse repo rate, for money
going out of circulation, has also been cut to 3.25%. The reverse rate cut is just as
important, encouraging banks to lend to investors rather than ‘park’ their free capital at
the RBI at relatively uneconomic levels. However, as is the case in most other regions,
lending banks have not rushed to reduce interest rates and commercial lending rates are
still in the 12% to 15% band, depending on the quality of the developer, while residential
mortgage rates remain around 8% to 10%. Although inflation is forecast to continue at a
relatively benign level for the foreseeable future, there are still expectations of another
50bp easing in interest rates by the RBI, increasing the prospect of a softening of lending
rates.

Inflation – Average Consumer Price Index
%
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Source: IMF April 2009. Estimates after 2008.
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Real estate update

All aspects of the
sector are suffering

Defensive sectors
offer support
Realistic realignment
required

There are signs of
demand in the
low/mid residential
segments

Retail suffers as
expansion plans
slow

6

The global economic downturn has led to a wholesale rethink, restructure and
reassessment of most Indian real estate development projects, both those on the drawing
board and those in construction. Not only have we witnessed a weakening of demand,
but the over-building that took place in the heady days prior to the Credit Crunch has led
to over supply, low absorption, higher vacancy rates, lower rentals and ultimately lower
capital values. Due to the sheer size of the country, commercial cap rates can vary
greatly from region to region, and these currently range between 11.5% and 13%.
The commercial real estate market is strongly linked to the service sector, and as we
would expect in this economic environment, it is experiencing some pain as companies
are reassessing their requirements and cutting costs accordingly. As a result, vacancy
rates have increased and absorption has fallen. There has also been a downward
pressure on rental values, which have fallen between 10% and 30% in the major urban
centres. This re-alignment has led to existing tenants looking to re-negotiate existing
arrangements on more favourable terms. However, some sectors have more defensive
attributes, and pharmaceutical, telecoms and government organisation based tenants
offer succour. Although the service end of the IT sector, which has been an important
tenant for Indian commercial real estate, has suffered as the pace of corporate relocation and outsourcing has slowed, the sector is now relatively mature (around 15
years old), and the focus of the industry has started to change from call centres to
product development. For example, IBM now employs 90,000 people in India. The
downward pressure is likely to continue in the short term, and the commercial real estate
sector will continue to suffer pain for the next couple of years, but for those developers
that are able to re-position their projects intelligently and adopt new strategies, hope
prevails.
The residential market has also suffered, specifically at the high-end, which has slowed
considerably. Volumes are also low elsewhere, although there is interest at the low/mid
range, but there would appear to be something of a stand-off as buyers await further
reductions in unit prices. As in the commercial market, residential developers need to rethink strategy, even for projects under construction, and affordability is the key word here.
A reassessment of demand, the introduction of sales/marketing innovations and changes
to unit specifications probably points to the mid market range as being potentially where
most comfort could be found. Although present demand is mainly from end users rather
than from investors, speculation has been removed from the market, and those
developers that have proactively reconfigured their developments and realigned their
pricing have seen demand return. While the lenders have not yet passed on the full
extent of the central banks rate cuts, there has been evidence of increasing demand in
many of the mid-income housing projects, amidst improving transaction volumes.
There are also a number of issues affecting the Retail market, as previously aggressive
expansion plans have been curbed in a difficult operating environment. Vacancy rates in
retail malls are forecast by JLL to reach over 25% this year, amidst lower demand and
high rental rates, and could go even higher as the supply of malls currently in
construction become operational. Like their residential counterparts, retail developers are
also having to re-align their strategy and pricing to match up to the new reality.
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Portfolio Update
A diverse portfolio of
16 investments

In our last note on the Company, we referred to the diversification thread that ran through
Yatra, and this is highlighted in the geographical and asset class mix of the current
portfolio. It consists of fourteen projects and two entity level investments covering 27m
sq/ft spread across nine cities and various asset classes, with the average size of each
project 1.64m sq/ft. Assuming book value for land, the current LTV is 43%, and the
weighted average cost of debt employed was 13%.

Seven projects in
construction and one
complete

Six of the projects are at pre-construction stage, three where construction has begun,
four are at an advanced construction stage and one, Nashik City Centre shopping mall,
was completed earlier this year.

Portfolio - regional distribution at March 2009
25%

20%

15%

10%

5%

0%
Kolkata
(Tier I)

Pune
Bangalore Indore
(Tier II)
(Tier I)
(Tier II)

Mumbai
(Tier I)

Nashik BhavnagarHyderabad Agra
(Tier II)
(Tier III)
(Tier I)
(Tier II)

Others

Source: Annual Report, March 2009.
Note: Tier I – cities over 4m inhabitants, Tier II – between 1m and 4m, Tier III – 0.5m to1m.

Portfolio – sector distribution at March 2009
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Source: Annual Report, March 2009.
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Portfolio – demographic distribution at March 2009
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Source: Company.
Note: Tier I – cities over 4m inhabitants, Tier II – between 1m and 4m, Tier III – 0.5m to1m.

The table below lists each of the 16 investments and a quick summary of their
development status. In the section below this, we list each of the direct development
projects and an account of their position in more detail.

Retail

Phoenix Mills

20.05

Bangalore

Hospitality

Phoenix Mills

8.02

Market City Retail

Pune

Retail led mixed use

Phoenix Mills

17.05

Market City Hospitality

Pune

Hospitality

Phoenix Mills

4.58

Batanagar IT SEZ

Kolkata

Office, Resi / IT SEZ

Hiland Group

20.28

36.17

25.89

24.22

Completion expected

Bangalore

Market City Hospitality

Leasing Sales Status

Market City Retail

Construction Status

Promoter

Pre Construction Activities

Asset Class

Portfolio
Value
€m

Planning Approval

City

Equity
Com'td
€m

Land Acquisition

Yatra Portfolio Review – March 2009

30.00%

C

IS

AS

NS

NS

(1)

30.00%

C

IS

AS

NS

NS

(1)

24.00%

C

C

C

AS

IS

Mar-10

20.00%

C

C

C

IS

-

Sep-10

50.00%

C

C

C

IS

NS

Feb-12

Equity
Stake

Forum IT Parks

Kolkata

Office/IT SEZ

Forum Group

16.68

20.62

49.00%

C

C

C

IS

NS

Oct-12

Treasure Market City

Indore

Retail led mixed use

Treasure World Dev.

10.99

16.72

28.90%

C

C

C

AS

IS

Mar-11

Kolte Patil Residential

Pune

Residential

Kolte Patil

17.05

16.32

49.00%*

C

SC

IS

NS

NS

Nov-13

Treasure City

Bijalpur,
Indore

Residential

Treasure World Dev.

7.88

15.08

40.00%

C

AS

AS

NS

IS

Mar-14

Saket Engineers

Hyderabad

Resi / Enterprise Level

Saket Group

6.84

13.96

26.05%

C

C

C

AS

IS

-

City Centre Mall

Nashik

Retail

Sarda Group

8.89

12.67

50.00%

C

C

C

C

SC

C

Himalaya Mall

Bhavnagar

Retail

Modi Developers

6.31

10.00

50.00%

C

C

C

SC

IS

Sep-10

Taj Gateway

Kolkata

Hospitality

Jalan Group

4.48

9.86

40.00%

C

C

C

AS

-

Sep-10

Phoenix United Mall

Agra

Retail

Big Apple

4.04

5.44

28.00%

C

AS

SC

NS

NS

(1)

Phoenix Mills Ltd

Mumbai

Enterprise Level

Phoenix Mills

3.73

0.67

0.47%

-

-

-

-

-

-

Kurla Office Development

Mumbai

Office/IT SEZ

Parsvnath Developers

15.70

0.15

15.00%

C

IS

AS

IS

-

(2)

-

172.60

207.80

-

-

-

-

-

-

-

Totals

-

-

Source: Annual Report, March 2009.
Notes: C - Complete, SC – Significantly Complete, AS – Advanced Stage, IS – Initial Stage, NS – Not Started.
* Current stake 55%, post buy-back eventual stake 49%.
(1) Dependent on final development plans.
(2) Under discussion with development partner.
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The Portfolio in Detail
Market City, Bangalore – Retail, Residential and Hospitality development.
Current status

Completed project image

Investment Snapshot:
• Investment: €20.05m committed, fully disbursed.
• Debt: Projected €56.05m, Sanctioned €37.60m.
• Equity Stake: 30%.
st
• Value at 31 March 2009: €36.17m including Hospitality and residential project.
Project Snapshot:
• Construction Status: Demolition and site clearing work is complete.
• Planning approvals in process.
• Leasable Area: 1.5m sq/ft.
• Completion Date: Dependent on final development plans.
• Development Partner: The Phoenix Mills, a leading real estate developer,
specialising in large format mixed-use developments.
City Snapshot: Bangalore
• Population: 5.1m.
• Economic Drivers: Manufacturing, Textiles, IT, Agro based industries.
Comment: The project faces competition from two other malls which are coming up in
the vicinity and may add a supply of approximately 1.5m sq/ft of organised retail space.
Given current markets and the soft retail leasing environment, the product mix, size and
timelines are being reassessed.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Market City Retail, Pune – Retail, Hospitality and Office development.
Current status

Completed project image

Investment Snapshot:
• Investment: €17.05m committed and fully disbursed.
• Debt: Projected €55.49m, Sanctioned €55.55m.
• Equity Stake: 24%.
st
• Value at 31 March 2009: €25.89m including Hospitality project.
Project Snapshot:
• Construction Status: 53% of RCC work completed.
• Planning approvals received.
• Leasable Area: 1.87m sq/ft.
• Completion Date: March 2010.
• Joint Venture Partner: The Phoenix Mills, a leading real estate developer,
specialising in large format mixed-use developments.
• Sales/Leasing Update: 315,000 sq/ft of retail space has been pre let. 100,000
sq/ft sold to an investor in Bazaar Mall. Another 200,000 sq/ft pre letting at an
advanced stage of closure.
City Snapshot: Pune
• Population: 3.52m.
• Economic Drivers: Manufacturing, IT, Automobiles, Education.
Comment: Five malls are currently being developed in eastern Pune, with the potential
of adding approximately 4.5m sq/ft of large format retail space. Market City Retail has an
advantage in terms of the timing, location, connectivity, scale and the Phoenix Group
brand name, although the product mix, size and phasing of the project are being
reassessed.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Batanagar IT SEZ, Kolkata – IT SEZ, comprising 25 acres in an overall township of 262 acres.
Current status

Completed project image

Investment Snapshot:
• Investment: €20.28m committed, fully disbursed.
• Debt: Projected €64.70m, Received (Phase I) €13.80m.
• Equity Stake: 50%.
st
• Value at 31 March 2009: €24.22m.
Project Snapshot:
• Construction Status: Piling and basement activity is underway. Construction of
second warehouse for storage of materials has been completed. Given current
office markets and the business plan review process, the construction activity
has been slowed down.
• Planning approvals received.
• Leasable/Saleable Area: 2.62m sq/ft.
• Completion Date: February 2012.
• Development Partners: Riverbank Developers, a joint venture between the
Kolkata Municipal Development Authority, Bata India and leading Kolkata based
developer group – United Credit Belani Group.
• Sales/Leasing Update: Typically, office leasing picks up only closer to the project
completion date.
City Snapshot: Kolkata
• Population: 4.6m.
• Economic Drivers: Manufacturing, Textiles, IT, Agro based industries.
Comment: In the current economic scenario, leasing a large IT space might be a
challenge. To de-risk the investment, Yatra is reviewing the business plan.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Forum IT Parks, Kolkata – IT Special economic Zone development.
Current status

Completed project image

Investment Snapshot:
• Investment: €16.68m committed, fully disbursed.
• Debt: Projected €37.82m, Sanctioned €39.28m.
• Equity Stake: 49%.
st
• Value at 31 March 2009: €20.62m.
Project Snapshot:
• Construction Status: Piling work on site is completed. Boundary wall work has
been completed. Full fledged construction to commence around Sept 2009.
• Planning approvals in process.
• Leasable Area: 1.44m sq/ft.
• Completion Date: October 2012.
• Development Partner: Forum Projects, a prominent real estate developer in
Kolkata credited with many landmark developments in the city.
• Sales/Leasing Update: Typically, office leasing picks up only closer to the project
completion date.
City Snapshot: Kolkata
• Population: 4.6m.
• Economic Drivers: Manufacturing, Textiles, IT, Agro based industries.
Comment: The project is one of three multi-tenanted IT SEZs in the micro-market. The
other two projects have not yet started and this project has first mover advantage. Given
current soft markets, Phase I plans are being re-worked to ensure minimum debt draw
down.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Treasure Market City, Indore – Retail led mixed use development.
Current status

Completed project image

Investment Snapshot:
• Investment: €10.99m committed, €6.23m disbursed.
• Debt: Projected €41.80m, Sanctioned €12.20m.
• Equity Stake: 28.9%.
st
• Value at 31 March 2009: €16.72m.
Project Snapshot:
•
Construction Status: 33% of RCC work completed.
• Planning approvals received.
• Leasable Area: 1.95m sq/ft.
• Completion Date: March 2011.
• Development Partner: TWDPL, a leading developer of urban city centres,
shopping malls and townships in Tier II cities.
• Sales/Leasing Update: 255,000 sq ft of the retail space has been pre let.
City Snapshot: Indore
• Population: 1.59m.
• Economic Drivers: Manufacturing, Textiles, Pharmaceuticals, Agro based
industries.
Comment: Prozone Liberty’s mixed use development, 2kms from the site, has been
indefinitely delayed. Given current markets and the soft retail leasing environment, the
product mix, size and timelines are being reassessed.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Kolte Patil Residential Development, Pune- A Residential led mixed development.
Current status

Completed project image

Investment Snapshot:
•
•
•
•

Investment: €17.05m committed and fully disbursed.
Debt: Projected €3.26m, Sanctioned nil.
Equity Stake: 55%, reducing to 49% post agreed purchase of
shares by the Joint Venture Partner.
st
Value at 31 March 2009: €16.32m

Project Snapshot:
• Construction Status: Site beautification and fencing has been completed.
Construction will commence once the project master plan and product mix is
finalised. Phase I to be launched by Sept 2009.
• Planning approvals obtained for Phase 1.
• Saleable Area: 1.7m sq/ft.
• Completion Date: November 2013.
• Joint Venture Partner: Kolte Patil Developers – a prominent locally based
residential real estate developer.
• Sales/Leasing Update: MOU signed to lease 100,000 sq/ft to a school operator.
City Snapshot: Pune
• Population: 3.52m.
• Economic Drivers: Manufacturing, IT, Automobiles, Education.
Comment: Immediate absorption for residential space in Pune has reduced, primarily
due to job security concerns. Though there is inherent demand, a large proportion of
potential buyers are postponing investment decisions. Property prices in the micromarket have dropped 20%-30% from their peak.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Treasure City, Bijalpur, Indore – Residential led mixed use development.
Current status

Completed project image

Investment Snapshot:
• Investment: €7.88m committed, fully disbursed.
• Debt: Projected €21.65m.
• Equity Stake: 40% (42.8% of profits).
st
• Value at 31 March 2009: €15.08m.
Project Snapshot:
• Construction Status: Construction is expected to commence in August 2009.
Plotted developments, row houses and mid market affordable housing are being
launched in the first phase.
• Planning approvals in process.
• Saleable Area: 5.2m sq/ft.
• Completion Date: March 2014.
• Development Partner: TWDPL, a leading developer of urban city centres,
shopping malls and townships in Tier II cities.
• Sales/Leasing Update: Approximately 150,000 sq/ft of plots have been sold.
City Snapshot: Indore
• Population: 1.59m.
• Economic Drivers: Manufacturing, Textiles, Pharmaceuticals, Agro based
industries.
Comment: Proposed project is presently the only such township coming up in an
established mid-market residential area in the city. However, residential markets are
currently soft with low absorption taking place.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner
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Saket Engineers, Hyderabad – Unlisted enterprise level investment.
Current project status *

Completed project image

* Status of one (Sriyaam) of the projects developed by Saket.

Investment Snapshot:
• Investment: €6.84m committed, fully disbursed.
• Debt: Sanctioned €3.05m, Additional debt required €5.82m.
• Equity Stake: 26.05%.
st
• Value at 31 March 2009: €13.96m.
Project Snapshot:
• Construction Status: Two projects are currently under development – Sriyam,
amongst the tallest high rise structures in Hyderabad, and Pranaam, a project
targeted at senior citizens.
• Development Partner: Saket Engineers, a Hyderabad based mid-sized
residential developer.
• Sales/Leasing Update: 100 out of 350 apartments in Sriyam and 56 out of 333
apartments in Pranaam have been sold.
City Snapshot: Hyderabad
• Population: 5.7m.
• Economic Drivers: Manufacturing, Textiles, IT, Agro based industries.
Comment: The residential real estate markets in Hyderabad have been affected by the
overall slowdown in the economy and job uncertainty. There has been a slowdown in
sales in projects being developed by Saket.
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City Centre Mall, Nashik – Retail development.
Current status: Completed

Investment Snapshot:
• Investment: €8.89m committed and fully disbursed.
• Debt: Projected/Sanctioned and Disbursed: €8.3m. Currently in the process of
refinancing construction debt through rent securitisation.
• Equity Stake: 50%.
st
• Value at 31 March 2009: €12.67m.
Project Snapshot:
• Construction Status: Construction of the mall has been completed and the mall is
operational. Currently Westside, Big Bazaar (hypermarket) Pantaloons and
Reliance Trends are the operational stores. Several stores are completing fit-outs
and shall open over the next month.
• Leasable Area: 382,885 sq/ft.
• Development Partner: Sarda Group, a diversified business group based out of
Nashik with interests in Real Estate, Consumer products and Education.
• Sales/Leasing Update: 60% of the retail space has been leased. Post
commencement, greater interest from prospective tenants is expected. Also
exploring the option to lease the fourth floor to a hotel operator.
City Snapshot: Nashik
• Population: 1.08m.
• Economic Drivers: Manufacturing, IT, Government run industries, Agriculture.
Comment: A proposed Mall by West Pioneer has been indefinitely postponed and the
City Centre Mall remains the only shopping centre in town with a central location.
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Himalaya Mall, Bhavnagar – Retail led mixed use development.
Current status

Completed project image

Investment Snapshot:
• Investment: €6.31m committed, €4.08m disbursed.
• Debt: Projected €9.26m, Sanctioned €7.21m.
• Equity Stake: 50%.
st
• Value at 31 March 2009: €10.00m.
Project Snapshot:
• Construction Status: Construction has been completed up to third floor slab.
• Planning approvals received.
• Leasable Area: 576,750 sq/ft.
• Completion Date: September 2010.
• Development Partner: Modi Buildwell, a leading developer of destination malls in
Western India.
• Sales/Leasing Update: Approximately 120,000 sq/ft has been pre let.
City Snapshot: Bhavnagar
• Population: 0.51m.
• Economic Drivers: Manufacturing, Diamond Processing, Ship Breaking, Textiles,
Agro based industries.
Comment: The proposed development is the only organised retail development in the
city. However, given current markets and the soft retail leasing environment, operations
will be commenced in a phased manner. The first phase with approximately 150,000 sq/ft
of area is expected to be operational by the end of 2009.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Taj Gateway, Kolkata – Hospitality development.
Current status

Completed project image

Investment Snapshot:
• Investment: €4.48m committed, €0.92m disbursed.
• Debt: Projected €9.96m, Sanctioned €8.88m.
• Equity Stake: 40%.
st
• Value at 31 March 2009: €9.86m.
Project Snapshot:
• Construction Status: Piling work has been completed.
• Planning approvals received.
• Hotel Area: 205,900 sq/ft / 196 rooms.
• Completion Date: September 2010.
• Development Partner: Jalan Group, a prominent Kolkata based business family
with interests in property developments and financial services.
• Sales/Leasing Update: Hotel operator agreement has been signed with The
Indian Hotels Company (Taj Gateway).
City Snapshot: Kolkata
• Population: 4.6m.
• Economic Drivers: Manufacturing, Textiles, IT, Agro based industries.
Comment: There are several other hotels proposed in Kolkata. This is the only one
proposed in the four star business hotel category which has broken ground.

Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Phoenix United Mall, Agra – Retail development.
Current status:

Completed project image:

Investment Snapshot:
• Investment: €4.04m committed, fully disbursed.
• Debt: Projected €18.50m, Sanctioned €16.75m.
• Equity Stake: 28%.
st
• Value at 31 March 2009: €5.44m.
Project Snapshot:
• Construction Status: Excavation work has been completed.
• Planning approvals received.
• Leasable Area: 610,000 sq/ft.
• Completion Date: Dependent upon the final development plan.
• Development Partners: Big Apple Real Estate, an upcoming North India based
developer, with retail projects in Tier II cities and Phoenix Mills.
• Sales/Leasing Update: Initial marketing ongoing.
City Snapshot: Agra
• Population: 1.8m.
• Economic Drivers: Manufacturing, Textiles, Leather, Tourism, Agro based
industries.
Comment: Agra has around 0.8m sq/ft (excluding proposed development) of organised
retail space at various stages of planning and construction. This project has an edge in
terms of the tenant relationships and mall management skills of Phoenix Group. Given
the current market status and the soft retail leasing environment, the product mix, size
and timelines are being reassessed.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Kurla Office Development, Mumbai – Commercial development.
Current status

Completed project image

Investment Snapshot:
• Investment: €15.70m committed, €0.16m disbursed.
• Debt: Projected €14.63m, Sanctioned €18.00m under discussion.
• Equity Stake: 15%.
st
• Value at 31 March 2009: €0.15m (valued at ‘amount advanced basis’).
Project Snapshot:
• Construction Status: Demolition of existing structure completed.
• Planning approvals in process.
• Leasable Area: 419,750 sq/ft.
• Completion Date: Currently under discussion with the development partner.
• Development Partner: Parsvnath Developers, a leading real estate developer in
India with a presence across all major cities in North and West India.
City Snapshot: Mumbai
• Population: 13.3m.
• Economic Drivers: Port, Shipping, leather, Media and Entertainment, Banking
and Financial Services etc.
Comment: Current slowdown has affected the expansion of the plans of most
corporates, resulting in slower absorption of commercial space and pressure on rentals.
The terms and valuations for the project are currently being re-negotiated by Yatra.
Portfolio – estimated project completion timeline
Market Cit y Ret ail, Pune
Taj Gat eway, Kolkat a
Himalaya Mall, Bhavnagar
Market Cit y Hospit alit y, Pune
Tr easure Market Cit y, Indor e
Bat anagar IT SEZ, Kolkat a
Forum IT Parks, Kolkat a
Kolt e Pat il Resident ial, Pune
Treasure Cit y, Bijalpur , Indor e
Mar ket Cit y Ret ail, Bangalore*
Market Cit y Hospit alit y, Bangalore*
Kurla Of f ice Development , Mumbai**
Phoenix Unit ed Mall, Agra*
Aug-09

Mar -10

Sep-10

Apr -11

Nov-11

May-12

Dec-12

Jun-13

Jan-14

Jul-14

Source: Annual Report, March 2009.
* Estimated completion date dependent on final development plans.
** Under discussion with the development partner.
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Disclaimer

Non – Independent Research

This note is a marketing communication and comprises non-independent research. This means it has not been prepared in accordance with the legal requirements designed to
promote the independence of investment research and is not subject to any prohibition on dealing ahead of its dissemination.
This note has been issued by Fairfax I.S. PLC in order to promote its investment services. Neither the information nor the opinions expressed herein constitutes, or is to be
construed as, an offer or invitation or other solicitation or recommendation to buy or sell investments. The information contained herein is based on sources which we believe to be
reliable, but we do not represent that it is wholly accurate or complete. Fairfax I.S. PLC is not responsible for any errors or omissions or for the results obtained from the use of
such information.
No reliance may be placed for any purpose whatsoever on the information, representations, estimates or opinions contained in this note, and no liability is accepted for any such
information, representation, estimate or opinion. All opinions and estimates included in this report are subject to change without notice. This [note] is confidential and is being
supplied to you solely for your information and may not be reproduced, redistributed or passed on, directly or indirectly, to any other person or published in whole or in part, for any
purpose.
In some cases, this research may have been sent to you by a party other than Fairfax I.S. PLC and, if so, the contents may have been altered from the original, or comments may
have been added, which may not be the opinions of Fairfax I.S. PLC. In these cases Fairfax I.S. PLC is not responsible for this amended research.
The investments discussed in this report may not be suitable for all investors. Investors should make their own investment decisions based upon their own financial objectives and
financial resources and it should be noted that investment involves risk. Past performance is not necessarily a guide to future performance and an investor may not get back the
amount originally invested. Where investment is made in currencies other than the base currency of the investment, movements in exchange rates will have an effect on the value,
either favourable or unfavourable.
Fairfax I.S. PLC is a company registered in England and Wales with company number 5496355 and whose registered office address is 7, Queen Street, Mayfair, London W1J 5PB.
Fairfax I.S. PLC is authorised and regulated by the Financial Services Authority whose address is 25, The North Colonnade, Canary Wharf, London E14 5HS and is a Member of
the London Stock Exchange plc.

US Third Party Research Report Disclosure
“This research report has been prepared in whole by foreign research analysts who are not associated persons of the member or member organization. These research analysts
are not registered/qualified as research analysts with the NYSE and/or FINRA, but instead have satisfied the registration/qualification requirements or other research-related
standards of a foreign jurisdiction.”
“This report has been prepared by Fairfax I.S. PLC for distribution in the United States by Fairfax I.S. (US) LLC to U.S. Institutional clients and is provided for information purposes
only. Under no circumstances is it to be used or considered as an offer to sell, or a solicitation of any offer to buy. The information contained in this report has been compiled from
sources believed to be reliable but, while all reasonable care has been taken to ensure that the information contained herein is not untrue or misleading at the time of publication,
we make no representation as to its accuracy or completeness and it should be relied upon as such. All opinions and estimates included herein constitute the judgment of Fairfax
I.S. PLC as of the date of this report and are subject to change without notice. From time to time, Fairfax I.S. PLC, its affiliates, and any of its or their officers or directors may have
a position, or otherwise an interest in, transactions in securities which are directly or indirectly the subject of this report.
Fairfax I.S. (US) LLC accepts no liability whatsoever for any direct or consequential loss arising from any use of this report or its contents. This report may not be reproduced,
distributed or published by any recipient for any purpose.
Any U.S. recipient of this report that would like further information regarding any security discussed herein should contact Fairfax I.S. (US) LLC at 646-336-4950. Furthermore, any
recipient of this report that would like to effect any transaction in any security discussed herein should contact and place orders with Fairfax I.S. (US) LLC at 646-336-4950 which,
without in any way limiting the foregoing, accepts responsibility (solely for purposes of and within the meaning of Rule 15a-6 under the SEC Act of 1934) for this report and its
dissemination in the United States.”
No Influence over Research Analysts
The Company may distribute research reports produced by foreign broker/dealers. All research reports shall be written by analysts in Europe and the U.K. employed by Fairfax I.S.
PLC who are independent of Fairfax I.S. (US) LLC. Under no circumstances shall Fairfax I.S. (US) LLC be in a position to or exercise influence over the activities of the “third party
analysts” or over the content of any research reports.
Other Third Party Research Disclosures to be included “subject to applicability”
1) the member’s and its affiliates’ ownership of the subject company’s securities, (NASD Rule 2711(h)(1)(B) and NYSE Rule 472(k)(1)(i)(c)
2)that the member or its affiliates managed or co-managed a public offering of the subject company’s securities in the past 12 months, received compensation for investment
banking services from the subject company in the past 12 months, or expects to receive or intends to seek compensation for investment banking services from the subject company
in the next three months (NASD Rule 2711(h)(2)(A)(ii) and NYSE Rule 472(k)(1)(i)(a)
3)that the member was making a market in the subject company’s securities at the time the research report was published; (NASD Rule 2711(h)(8) and NYSE Rule 472(k)(1)(i)(b)
4)any other actual, material conflict of interest of the member known at the time of distribution of the research report. (NASD Rule 2711(h)(1)(C) and NYSE Rule 472(k)(1)(iii)(d)
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