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Company Background

Background

• Oberoi Realty is a premium real estate developer based in Mumbai, Maharashtra.

• The company has developed over 39 projects at locations across Mumbai

• Its main interest is in Residential, Office Space, Retail, Hospitality and Social Infrastructure properties in Mumbai

Uniqueness

• One of the few company in sector which always had very asset light balance sheet

• Works at very high margin (35%) due to design focus and brand power

• Promoters takes 0 salary (It is led by Vikas Oberoi, CMD)

• Among 1st movers to implement technology, bringing in international design and architects for various projects

• Promoter has shown ability to sit and do nothing in bull real estate cycles and make attractive land acquisitions in 
bear markets utilizing the cash on books



Historical Performance

All projects are now RERA approved and we have received registration numbers for all of them as well in Q2FY18



Commercial Operational Business

• Expected to Generate Rs 

300 Cr of EBITDA in FY19

• No major operating cost

• Mall has shown very good

rental growth whereas 

office space, there is some 

pressure on rentals



Residential Operational Business

• Rs 15000 Cr of revenue (booked + inventory) to be realized in next 2 years based on current execution pipeline

• Taking 5% cut from historical PAT margin of 35%, this turns out to be Rs 4583 Cr of PAT

• However, based on last 4 quarters of sales velocity analysis, “Engima” and “ThirtySix West” seem to be very slow 

in terms of sales velocity and can really eat up lot of working capital (67% of potential revenue)

• Also, in some of the previous projects, company has not been able to achieve 100% sales by construction 

completion time. Ideally, % of project completed = % of area sold



Commercial Project Pipeline and Future Projects



What is working/ Not working

• Real Estate is undergoing tremendous consolidation to 

quality players

• Company is sitting on Rs 1200 cr of cash and utilize if 

any deals come

• Existing annuity commercial rental properties 

generating ~300 Cr of EBITDA with high cashflow 

conversion and possibility of major annuity commercial

cashflow

• Improved response on marketing schemes on some of 

the projects

• Market is shifting from premium housing to lower 

price housing. Lodha, Suntek, Kolte, Sobha, 

Panchsheel etc have shown more interest in lower 

ticket housing which has lower margins

• There could be a slow demographic shift to Navi 

Mumbai

• Due to NBFC crisis, in short term, customers may not

have fund sources

• Huge project concentration risk and some of the 

projects not doing as per expectation

What is working What is not working



Risk/Concerns

• What if any of key projects fail or underperform?

• What if Mumbai looses its charm?

• What if consolidation does not happen?

• What if Mumbai realty demand shifts to Navi Mumbai?

• What if economic slowdown happens?

• What if regulatory changes happen?



Real Estate Sector: How is it doing? Is Consolidation there?



Navi Mumbai Airport and Trans harbor Link Project

• https://www.makaan.com/iq/city/navi-mumbai-airport-giving-a-kick-start-to-

affordable-housing

• CST airport handles (45 millio passengers annually in 2017). Growing in double 

digit

• Navi Mumbai airport is proposed in 4 phases:

• Phase 1: 10 million (Not coming before 2020). Now, if existing traffic is growing at 

10-15%. In 2 years , this 45 million will generate additional 10 million capacity.

• Present capacity of CST is 40 million. So, it is already overcapacity. So, after 2 

years, this new demand can be shifted to Navi Mumbai

• But now from phase 2, things get interesting:

• Phase 2 to be delivered by 2022: Capacity increases to 25 million. With Indian add 

3 years of delay and hence add 3 years of delay in each phase. So,

• Phase 2 : 2025 : 25 million ; Phase 3: 2030 ; Phase 4: 2035 : 60 million

• If India aviation foot fall which is growing in double digit but Mumbai growing single 

digit (7%).. worst case scenario for goregaon, let us consider it keeps growing at 

7% between 2017 to 2035. here are the projections

https://www.makaan.com/iq/city/navi-mumbai-airport-giving-a-kick-start-to-affordable-housing


Navi Mumbai Airport and Trans harbor Link Project
https://en.wikipedia.org/wiki/Mumbai_Trans_Harbour_Link

The Mumbai Trans Harbour Link (MTHL), also known as the Sewri-Nhava Sheva 

Trans Harbour Link , is an under-construction 21.8 km, freeway grade road 

bridge connecting the Indian city of Mumbai with Navi Mumbai,

Its satellite city. When completed, it would be the longest sea bridge in India.The

bridge will begin in Sewri, South Mumbai and cross Thane Creek north 

of Elephanta Islandand will terminate at Chirle village, near Nhava Sheva.

The road will be linked to the Mumbai Pune Expressway in the east, and to the 

proposed Western Freeway in the west. The sea link will contain a 6 lane 

highway,which will be 27 meters in width, in addition to two emergency exit 

lanes,[5] edge strip and crash barrier.

The project is estimated to cost ₹14,262 crore (US$2.0 billion). 

The MMRDA awarded contracts for the project in November 2017; construction 

began in April 2018, and is scheduled to complete within four-and-a-half years. 

The MMRDA estimates that 70,000 vehicles will use the bridge daily after it 

opens

https://en.wikipedia.org/wiki/Mumbai_Trans_Harbour_Link
https://en.wikipedia.org/wiki/Mumbai
https://en.wikipedia.org/wiki/Navi_Mumbai
https://en.wikipedia.org/wiki/Satellite_city
https://en.wikipedia.org/wiki/India
https://en.wikipedia.org/wiki/Sewri
https://en.wikipedia.org/wiki/South_Mumbai
https://en.wikipedia.org/wiki/Thane_Creek
https://en.wikipedia.org/wiki/Elephanta_Island
https://en.wikipedia.org/wiki/Nhava_Sheva
https://en.wikipedia.org/wiki/Mumbai_Pune_Expressway
https://en.wikipedia.org/wiki/Western_Freeway_Mumbai
https://en.wikipedia.org/wiki/Mumbai_Trans_Harbour_Link#cite_note-5


Summary of Con call Transcripts

Unsold Residential Inventory Revenue Recognition

• Slow moving projects remain slow, thought, 
marketing subvention schemes give some lift to 
sales velocity

• At 50% sales, company is able to recover project 
construction cost (0% return)

• High ticket size cash markets are bad for 
company like it happened in Mulund

• In premium properties, customer likes to see end 
product

• Last 2 year has been supply constrained market 
due to dumping issue and not seeing much over 
supply except Mulund if product positioning is 
good with brand and execution

• 25% sales area volume to start revenue 
recognition

• Land cost excluded in revenue recognition 
while doing % completion method to avoid 
aggressive accounting

• Initially revenue recognition is to the extent 
of cost and no margins included



Summary of Con call Transcripts

RERA, Land Bank Commercial Projects

Boriwali mall : April – June 2019

Want to time in such a way so that can launch as 
metro construction in that area is over. So, 2019 
or early 2020

INOX booked for Boriwali mall

Mall architect Benoy has developed westfield in 
London and some prime properties in Singapore

All projects RERA compliant and updated 
quarterly
Though company has low debt equity, company
is not averse to leverage, however, it wants to 
ensure that return on investments are good and 
projects are secured by crystal clear cashflow

Whatever land we buy, we will quickly get into 
development and not create a land bank

We like to buy a clean property, from a good 
seller, we do not want to buy expensive site and 
we do not want to buy sites competing with each 
other. Our window of opportunity is small but 
we do get our opportunities once in a while



Summary of Con call Transcripts

Financials Current Crisis

Good for company as will help to wash out poor 
developers further and company has enough fund to 
make good deals if opportunity comes

Money has not been raised to pay debt but to be used
as growth capital

Commercial properties will be done out of internal 
accruals and some debt

Will not do deal unless get like minded partner and 
good deal even if takes 1-2-5 years. We are in no hurry



Field Check and Responses

• It is becoming increasingly difficult to sell premium properties and most of the builders are shifting to lower ticket properties

• NBFC issue will have impact on short term sales

• Future sales mix in residential might undergo changes and hence current margins may not be sustainable

• Change from premium housing to affordable housing need a cultural mindset change and may not be easy

• Consider 20% margin hit in projects where sales is not inline with project completion

• Oberoi mall success is largely dependent on location and given Worli has phoenix already existing, the repetition of Oberoi 

mall success might be difficult



Valuation



Thanks…

Questions????



Backup Slides



Key Reply to Questions – Unsold Inventory

After 5 quarters out of 400, only ~130 sold till now

• But the key question is after selling how much %, company does a cash breakeven at project basis – 50%, 
60%, 70%, 80% ?

• And what is the cost of holding inventory?



Additional Information



Key Reply to Questions – Residential & Unsold Inventory



Key Reply to Questions – Residential & Unsold Inventory



Key Reply to Questions – Residential & Unsold Inventory

Q2’FY19



Key Reply to Questions – RERA, Land Bank & Debt



Key Reply to Questions – Upcoming Rental Projects



Key Reply to Questions – Upcoming Rental Projects



Key Reply to Questions – Revenue Recognition



Key Reply to Questions – Mumbai Realty Market



Key Reply to Questions –Land Banks



Key Reply to Questions – Capital Raised



Key Reply to Questions – NBFC & Real Estate Crisis


