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EXECUTIVE SUMMARY

The Mumbai Commercial Real Estate Overview, August 2012 provides an overview of the key trends in the commercial
real estate markets in Mumbai. It is a compilation of the findings of an extensive survey covering various micro-markets
in the Central Business District (CBD), Extended CBD, Emerging CBD, Secondary Business District (SBD) and the
Peripheral Business District (PBD).
Some of the highlights of the report are:


The macro-economic slowdown has impacted space absorption for commercial markets and there continues to
be an oversupply. However, transactions of quality commercial spaces at strategic locations are continuing to
take place.



Despite the current slowdown, we maintain an optimistic outlook for the long term (50-60 months) on account of
the expected pick-up in corporate activity and the inherent resilience of the Mumbai commercial markets.



A yield of 8-10% p.a. seems to be a realistic expectation for a commercial real estate investor in today's market
scenario. A certain category of investors are looking for a 12-13% p.a. yield, resulting in a slowdown in closures.



Developers agreed unanimously that smaller the floor plates, faster is the absorption. With this trend, many
developers are launching the concept of small office spaces (built up of 2,000-3,000 sq.ft).



The shift from the brick buildings of Nariman Point to the glass facade buildings of Bandra Kurla Complex continues.
BKC offers buildings with larger floor plates, ample parking and a 24-hour IT support.



The profile of users of space in the Mumbai commercial markets saw a change with the dominance of IT/ITes and
BFSI giving way to companies in media, telecom, consulting and logistics.



Despite healthy absorption and a pick up in inquiries, rentals have remained stable across all the micro-markets
due to availability of ample options across all the micro-markets.

Commercial buildings in Mumbai

3

MACROECONOMIC OUTLOOK

The macro-economic outlook has been weak on account of decelerated GDP growth, viscosity in inflation and the
rupee's downward spiral.
Headline Wholesale Price Index (WPI) inflation increased from 7.5% in April to 7.6% in May before moderating to
6.87% in July 2012. The stickiness in inflation, despite the significant growth slowdown, was largely on account of high
primary food inflation, which was in double-digits during Q1 of FY 2012-13 due to an unusual spike in vegetable prices
and sustained high inflation in protein items.
Gross Domestic Product (GDP) growth decelerated over four successive quarters from 9.2% in Q4 of FY 2010-11 to
5.3% in Q4 of FY 2011-12 and remaining flat at 5.5% in Q1 FY 2012-13. Significant slowdown in industrial growth as
well as deceleration in services sector activity pulled down the overall GDP growth to 6.5 per cent for 2011-12, below
the Reserve Bank's baseline projection of 7%. Moreover, exports fell 4.2% in May 2012 from an year ago, highlighting
slowdown fears, after industrial growth came even in April 2012.
The EUR/USD pair was trading in the range of 1.26 and 1.21 in August 2012. Between August 1, 2012 and August 31,
2012, the currency pair gained 1.22%. The USD/INR pair traded at 55.41 at the end of August 2012, moving from 55.74
at the beginning of the month. In the past month the pair reached a low of 56.21 on August 2, 2012. The currency
strengthened the most to 54.95 against the USD on August 7, 2012. Over the past few weeks the USD/INR pair
remained range-bound avoiding the lows it touched in June 2012. However, since there is not much happening on the
policy front in the domestic economy, the currency pair would look for fresh cues in the global economy. The currency
gained on the global equity markets' rally as the ECB announced bond buying measures. Fundamental factors like the
combination of fiscal deficit and current account deficit is exerting downward pressure on the rupee. However, the
swiftness and intensity of the recent volatility indicates that in the recent months the INR had depreciated more because
of global risk sentiments. The fundamental factors alone would have played out more gradually on the currency. In
India, the high demand by oil importers who have to exchange rupees for dollars when they purchase crude also puts
downward pressures on the currency. India imports around four-fifths of its crude oil needs to fuel its economy, so the
high volume of energy imports is expected to maintain a downward pressure on the currency. However, with a moderation
in oil prices the pressure on the currency from the external accounts might further reduce.
The RBI has cut the prime lending rates by 50bps in its annual monetary policy (announced on April 17), after a gap of
nearly three years to prop up the economic growth. The RBI has, at the same time, warned of limited scope to reduce
the rates further citing "upside risks" to inflation. Keeping in mind the heightened risks to inflation, the central bank
decided to keep the key policy rates unchanged in the Mid-Quarter Review (MQR) of June 2012 and in the July 31
review, even in the face of slowing growth.
The overall slowdown in growth has definitely impacted absorption of commercial real estate in the Mumbai markets.
However, our survey indicates that there is still a fair demand for good quality commercial spaces at strategic locations
if the price points fit the lessee's budget.
A recent study by Team Lease Services in its latest employment outlook report for the July-September 2012 quarter,
revealed that from a sector perspective, IT/ ITeS is looking down; while some of the traditional sectors like manufacturing,
infrastructure and healthcare/pharma have scored over the previous quarter; probably due to a steady domestic demand.
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MUMBAI COMMERCIAL REAL ESTATE OVERVIEW

Yield: 8-10% p.a.
Long Term

50-60 months

Cautiously Optimistic with respect to commercial real estate prices

According to Bloomberg data, companies in the BSE India Sensex 30 Index, profit margins increased from 17.56% in
Q4 FY2008-09 to 49.41% in Q4 FY 2011-12 after remaining sluggish in Q4 FY 2009-10 (18.43%) and Q4 FY 2010-11
(19.1%). Moreover, the sales per employee after dipping from INR 48.2 million in Q4 FY 2008-09 to INR 27.2 million in
Q4 FY 2010-11 has recorded an increase to INR 30.9 million in Q4 FY 2011-12.
According to Bloomberg data, companies in the Nifty Index, profit margins registered a dip from 69.27% in Q4 FY
2008-09 to 21.66% in Q4 FY 2010-11. However, they have recovered to 49.78% in Q4 2011-12. Moreover, sales per
employee after dipping from INR 45.6 million in Q4 FY 2008-09 to INR 26.8 million in Q4 FY 2010-11 has registered an
increase to INR 29.3 million in Q4 FY 2011-12.
Hence, tracking the recovering profit margin and sales per employee figures, we maintain an optimistic outlook over
the longer run, with a yield expectation of 8-10% p.a. However, we maintain caution owing to the looming weak global
economic scenario.


What are the commercial real estate market demand and supply dynamics?
Commercial real estate markets in Mumbai are moving at a very sluggish pace. Rentals have corrected by 3040% over a five-year period across most business districts in Mumbai. In the current market scenario there is a
distinct difference between the quoted rental price and the rentals at which the deal closes. This is predominantly
owing to the current economic slowdown. However, there is confusion in the market over whether the sector has
bottomed out or is to see a further dip. While Indian companies are seeing the low capital values as an opportunity
to create a long term real estate asset base and provide location stability MNCs are still opting for entering into
lease agreements.
There is an oversupply scenario across business districts in the `readily-available' office supply category. Absorption
is estimated at approximately 50 lack sq.ft. per annum.



Is there an investor expectation mismatch with market fundamentals?
A yield of 8-10% p.a. seems to be a realistic expectation for a commercial real estate investor in today's market
scenario. However, during our survey it emerged, that numerous transactions are falling through as the investors
are looking for a 12-13% p.a. yield.
However, there is also a category of investors who are happy to settle for a yield of 8-8.5% p.a. They fear that if
their yield return is too high, the tenant may opt out of the contract post the lock-in period. Stability of the tenant
and assured rentals are the top-most priority for this category of investors.
During the survey, we witnessed that there is a higher demand in the pre-leased category as compared to the
bare shell property segment, as the investor does not wish to take the risk of continued vacancies and loss of
rentals.
High Net Worth individuals (HNIs) investing in commercial properties range from the salaried class looking at an
investment corpus of INR 2-5 crore, to the business class ranging from INR 8-10 crore. Most of the investors are
looking at pre-leased properties.



Small Office Spaces Witnessing Absorption
During the survey, developers unanimously agreed that smaller the floor plates, faster is the absorption. Tracking
this development, many developers are launching the concept of small office spaces as the demand is relatively
high in this floor plate segment. In fact, even within larger floor plates, developers are earmarking areas for
smaller office spaces where small architecture firms, designers or chartered accountants are leasing/buying
spaces.
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User Profile Witnessing Change
A year ago, IT/ITes and BFSI were the key users of space in the Mumbai Commercial markets. We have witnessed
that there has been a substantial shift towards Insurance, Pharma, Telecom, Media and Manufacturing as users
of space.



The shift from the brick buildings of Nariman Point to the glass facade buildings of Bandra Kurla
Complex continues
We witnessed the continuing trend of corporates relocating to office spaces in Bandra Kurla Complex as it is
much closer to residential catchment areas. The Bandra Kurla Complex is connected to the Bandra railway
station on the western railway line and Kurla railway station on the central railway line, which reduces the train
travel time by 25-30 minutes v/s the commute to Churchgate station on the western railway line and Chatrapati
Shivaji Terminus on the central railway line. Moreover, Mumbai domestic and international airports are located
much closer to the Bandra Kurla Complex region (10-13 kms) compared with Nariman Point (25-30 kms from the
airport).
Bandra Kurla Complex offers buildings with much larger floor plates with modern international amenities including
ample parking, spacious lounge area and round-the-clock IT support to name a few.
The supply in Bandra Kurla Complex is highly regulated by the MMRDA and builders unanimously agreed that the
area still has enough room for office space supply. It is estimated that it will take another 12-15 years for BKC to
reach peak occupancy. The commercial development in the Bandra Kurla Complex is marked by the presence of
private and government offices (state and central), banks, wholesale establishments, etc. The MMRDA has
developed 19 hectares of marshy land in the `E'-block where a number of office buildings have been constructed
and the latest addition is the `G'-block where the new international, finance and business centers are being
developed.
Nariman Point, on the other hand, is located on a strip of land reclaimed from the sea, on the extreme southern tip
of Marine Drive in South Mumbai. It is considered to be the `Manhattan' of Mumbai and is the main financial
district, housing most of the financial services and brokerage companies of both Indian and international origin.
Apart from this, it is home to the key government offices and is in close proximity to the Reserve Bank of India.



Re-working of old lease agreements amid growth slowdown
In an attempt to retain their tenants some developers stated that they are willing to re-look at old rental agreements
and re-settle the terms of the contract, in the wake of the economic slowdown which is impacting the profitability
of corporates.
Developers also stated that corporates are looking at a lump sum amount they would like to invest for their real
estate requirements. This lump sum amount is usually no longer negotiable as they are not willing to stretch their
budget on their real estate expenses. This amount (called 'All In' rentals in real estate parlance), should include all
the parking expenses and maintenance charges apart from the gross rentals.

The Key Business Districts and their Distinct Trends
We have divided Mumbai into the Central Business Districts (CBDs), the Extended CBDs, the Emerging CBDs, the
Secondary Business Districts (SBDs) and the Peripheral Business Districts (PBDs).
Given below are the key features of these business districts and their salient trends.

6

CENTRAL BUSINESS DISTRICT (CBD)

Key Locations - Nariman Point, Cuffe Parade, Fort, Churchgate


The CBD of Nariman Point, Cuffe Parade and Churchgate, are ironically located in the southern most parts of the
city and house the offices of most of the big corporates in India. A number of government institutions including the
Vidhan Bhavan (Mantralaya), the power centre of Maharashtra, are also present here.



The CBD was the first to develop and hence most of the companies, whether private or government set up their
base here for better trade activities. The construction in this part of the city reflects old architectural designs and
it has the distinction of being one of the most expensive office spaces in the world. The CBD of Mumbai is
Nariman Point and its nearby areas Cuffe Parade, Churchgate and Fort can also be seen as part of CBD. Some
of the best hotels of the city, like the Taj Hotel and the Oberoi Hotel are located nearby.

Some of the salient features are:


Accessibility: Being the CBD, Nariman Point has the distinct advantage of proximity to the Western Line, Central
Line and the Harbour Line Terminus Stations i.e. Churchgate and Victoria Terminus.
However, the overload of passenger traffic in the Mumbai local trains, (the railway network is estimated to carry
4,700 passengers per 9-car train during peak hours, as against the rated carrying capacity of 1,700, which has
resulted In a passenger density of 14-16 standing passengers per square meter of floor space) is increasingly
being seen as a disadvantage of working in 'town' as the Mumbaikars call South Mumbai.



Infrastructure: The basic infrastructure requirements for any commercial real estate districts are power, hotels,
parking and telecommunication facilities. Parking issues are increasingly haunting the CBD of Mumbai. In addition,
the buildings are old and worn out compared to the upcoming new structures in Lower Parel and BKC.



High End Residential Developments: The development of commercial real estate in the CBD leads to the
demand of high-end residential real estate in the nearby locations. As a result some of the best residential
developments in any city would be in the locations surrounding the CBD. The areas surrounding the CBD of
Nariman Point viz. Cuffe Parade and Colaba are privy to some of the most prime residential real estate in the city.
At the early stages of development of the CBD, land was taken up by many government institutions for their own
staff apartments. Thus many government institutions like the Indian Railways, the RBI and the Navy have their
staff apartments in the vicinity of the CBD.



High Vacancy Levels: The CBD is now witnessing an increase in vacancy levels due to the continued migration
of corporates towards the extended and emerging CBDs.



Key Commercial Developers: Some of the key developers present in the CBD are the Raheja Group, the Mittals
and the Maker group.

Some of the distinct trends observed are:
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The CBD of Mumbai has historically enjoyed the highest rentals compared with the other business districts.
Currently rentals at Ballard Estate and Fort are at INR 150-200/sq.ft. per month while Nariman Point/Cuffe Parade
rentals stand at INR 150-300/sq.ft. per month.



Within the various CBD locations, Nariman Point and Cuffe Parade demand a premium due to their offering better
quality commercial spaces compared to Fort and Ballard Estate.



After the economic slowdown and the existing tenants shifting to other locations for better rentals and quality
office spaces a fall in rentals began with Q3 2010 witnessing rentals of INR 260/sq.ft. vis-a-vis Q3, 2009 at INR
275/sq.ft. In Q3, 2012, the average quoted rental is at INR 225/sq.ft.



In the near future, the rentals are expected to remain stable due to limited supply and the continued migration of
existing tenants. Capital values have witnessed a steady decline of approximately 3.5% from Q1 2011-Q1 2012.



Capital values in the CBD are at INR 25-30,000/sq.ft. for Fort and Ballard Estate and at INR 30-40,000/sq.ft. for
Nariman Point and Cuffe Parade. Small volume transactions have been taking place in the CBD, mostly by endusers.

Price Trends in CBD*
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Source: PropEquity, ICICI PSG
*Note: The graph represents the weighted average price for Nariman Point, Cuffe Parade, Fort, Churchgate

Commercial building in Ballard Estate
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EXTENDED CENTRAL BUSINESS DISTRICT

Key Locations - Lower Parel, Mahalaxmi, Prabhadevi, Worli


The extended central business districts of Mumbai essentially comprises of Worli, Prabhadevi and Lower Parel.
Most of this belt consists of manufacturing and textile units. With the passage of time, running these units became
expensive due to increased labour and power costs. Thus, many of these units became sick.



With the approval of the government, the mill owners after settling various dues of the mill workers and other
statutory liabilities have entered into joint development with builders. This area has seen a lot of transformation in
the quality of real estate. From being largely old world mill areas, these micro markets are fast transforming into
quality office and retail spaces.

Some of the salient features are:


Transforming landscape: The National Textile Corporation has huge chunks of mill land, which it is slowly
disposing. In 2010, it disposed prime property at Worli to Indiabulls in deal sizes over INR 1,000 crores. Some of
these mill lands are in the most prime locations like Lower Parel and Mahalakshmi and it is estimated that sale of
land, (approximately 200 acres) to private developers, will release a lot of fresh supply into the market. The whole
micro-market is slowly getting transformed from a mill area to high end commercial, residential and retail landscape.



Accessibility: The Lower Parel region is closer to residential catchments compared with the CBD of Nariman
Point. Its accessibility however, is lower than the accessibility of the CBD as the surrounding infrastructure does
not support the commercial presence. Often there are water logging issues in these areas during the monsoons.



Maximum supply in Lower Parel: While maximum commercial supply is available at Lower Parel, there are few
new options for corporates at Mahalakshmi, Worli and Prabhadevi.



High End Residential Supply: Mahalakshmi Race Course and Lower Parel are witnessing the growth of high
end residential complexes.



Key Commercial Developers: Some of the key commercial developers present here are the Peninsula group,
Lodha, Marathon, Urmik, Kamala and Indiabulls.

Some of the distinct trends observed are:
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Lower Parel is a key hub for IT buildings. Proximity to high end residential apartments, retail malls also led to the
growth in demand in Lower Parel. Current rentals range between INR 120-160/sq.ft.



While the extended CBD provides a cheaper alternative to the CBD, infrastructure issues in Lower Parel like
narrow approach roads and resulting traffic bottlenecks are plaguing tenants.



The demand in Lower Parel continues to be from the manufacturing sector, BFSI, textile and media companies.
Rentals have been on the downtrend and current vacancy levels at Lower Parel are at 30-40 per cent.



Prabhadevi and Worli are witnessing rentals between INR 110-250/sq.ft. Capital values at Lower Parel/ Mahalakshmi
range between INR 16,000-22,000/sq.ft. and at Prabhadevi/ Worli between INR 25,000-35,000/sq.ft.

EXTENDED CENTRAL BUSINESS DISTRICT
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*Note: The graph represents the weighted average price for Lower Parel, Mahalaxmi, Prabhadevi, Worli

Commercial building in Extended Central Business District
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EMERGING CENTRAL BUSINESS UNIT

Key Locations: Bandra Kurla Complex, Kalina


The growth of business with passage of time in any city leads to more and more corporate houses expanding in
it. This growth could be due to various extraneous factors like government policies or could be an outcome of
general economic growth. This demand-supply gap in commercial real estate, leads to newer concepts in town
planning. These locations in any city, which have evolved due to such kind of paucity of space, are termed as
emerging CBDs.



The Bandra Kurla Complex in Mumbai is one such emerging CBD. As Mumbai is a linear city, BKC lies closer to
the heart of the city geographically, compared to the older CBD of Nariman Point which lies at the southern most
tip of the city.



Bandra Kurla Complex is the first in a series of new growth centers that are planned in Greater Mumbai to help
arrest further concentration of offices and commercial activities in South Mumbai. It provides an alternative location
where future growth of offices and commercial activity can be absorbed and where some of the existing activities
from South Mumbai can be relocated.



In 1977, the MMRDA was appointed as the Special Planning Authority for planning and development of this
complex. It stretches over 370 hectares of once marshy land on either side of the Mahim Creek. The area had
poor surface drainage and was severely affected by the pollution in the Mahim Creek. The channelization of the
creek to improve drainage and reduce pollution was one of the most important tasks undertaken by the government.
Mithi River for about 6 km of its length from Mahim Causeway to C.S.T. Road Bridge and its tributary Vakola Nalla,
for 2.5 km of its length, have been channelized for an average 60 meters and 40 meters bed widths, respectively,
thereby improving the hydraulic features of these two important water courses in the BKC area.

Some of the salient features characterizing BKC are:


Better Management: Being a more structured development the emerging CBD is more organised in terms of
town planning. Important facilities like abundant parking, broad roads, abundant power supply to name a few, has
been sufficiently taken care of at BKC.



Accessibility: Better and well-planned roads have added to the easier accessibility of BKC. The Bandra-Worli
Sea Link has eased the traffic flow from North to South Mumbai and reduced travel time between Bandra and
Worli from 60 mins to 7 mins. The first to be completed and opened to public in 2008 is the Bandra-Kurla skywalk
viz. 1.3 kms long connecting the suburban regions of Bandra and Kurla.
The upcoming Santa Cruz-Chembur Link Road will enhance connectivity between the Western and Central suburbs.
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Profile of Tenants: BKC is characterized by a select group of corporate clientele which is more inclined towards
taking up large spaces in order to consolidate their operations. A significant chunk of this clientele are new age
companies mainly belonging to the ICE segment (Information Technology, Communications and Entertainment)
segment. Banking and Financial institutions are also an important contributor to the tenant mix here. The banking
companies are mainly multinationals or are new age private sector banks.



Architectural and Aesthetic Designs: The passage of time has seen the emergence of new age architecture
gracing the skylines of the emerging CBD. Earlier when the South Mumbai CBD was evolving, not much emphasis
was paid to the exteriors of the building. But over the recent years, the outlook of corporate clients has changed.
More and more corporates are realising the importance of taking up space in buildings which are aesthetically
designed. Most of these corporates boast of an international clientele and a well-designed building makes the
client feel at home.



Key Commercial Developers: The key commercial developers present here are the Maker group, Wadhwa,
Rahejas, Parinee, Maker, TCG and the Naman group.

Some of the distinct trends observed are:
In terms of preference most corporates would like to be part of the main Bandra Kurla Complex, but with price points
being highest here, they may have to settle for the adjoining locations of Bandra (E) and Kalina.


While Kalina lies in close proximity there is not too much of upcoming commercial supply in this market. Kalina
also faces certain infrastructure issues.



Proximity to emerging high end residential development recently at BKC, has added to the up-market value of this
micro-market.



The tenant profile at BKC consists of mostly BFSI and Corporate Occupiers of space.



Capital Values at BKC range between INR 30,000-35,000/sq.ft. while the same fall to INR 20,000-23,000/sq.ft. in
Kalina. The rentals in BKC range between INR 200-300/sq.ft., while at Kalina they are at between INR 140-160/
sq.ft. Rentals witnessed a marginal appreciation between 2009 and 2010 because there was an increase in good
quality supply in BKC.

Price Trends in Emerging Central Business District*
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*Note: The graph represents the weighted average price for Bandra Kurla Complex, Kalina
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SECONDARY BUSINESS DISTRICTS

Key Locations- Andheri, Kurla, Powai, Vikhroli, Kanjur Marg, Vidyavihar, Malad, Borivali


Due to supply constraints and high price points in the CBD and Extended CBD, the secondary business districts
of Andheri-Kurla have seen good transactions volumes in the commercial markets. The SBD micro-markets
provide good connectivity from the Central/Harbour and Western suburbs.

Some of the Salient Features are:


Tenant Profile: The Andheri Kurla stretch has been a hub of manufacturing and professional services and logistics
due to its central location and proximity to the airport. High demand from companies like Consultancies, Airlines,
Non-BFSI professional services are the growth drivers for this micro-market. The Santacruz Electronic Export
Processing Zone (SEEPZ) offers excellent facilities to IT firms. The major driver at SEEPZ is the accessibility to
both central and western line. In fact, the stretch is a mix of clients from various profiles.
The Malad-Goregaon stretch has been synonymous with the IT/ITES growth in Mumbai and due to its close
proximity to residential areas has mushroomed as a BPO destination for Mumbai. Powai too has emerged as an
IT/ITES destination.



Upcoming Infrastructure: The upcoming Metro Rail between Versova-Ghatkopar will improve connectivity
between the Western and Eastern suburbs.



Small Office Spaces Present: A number of small office spaces are available in these micro markets which are
being taken up by SMEs, Consultants, Chartered Accountants and Advocates.



Key Commercial Developers: Some of the key commercial developers present here are the Rahejas, Kanakias,
Peninsula, Phoenix, Neelkanth, Rustomjee, Godrej, HCG, Kohinoor, Nepture, Hiranandani and Kalpataru.

Some of the distinct trends observed are:
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Most of the micro markets witnessed a decrease in rentals due to oversupply in the commercial sector. Rentals at
Powai and Kurla remained stable due to limited supply.



The entire secondary business district can be divided into three zones in terms of rental trends. Areas along the
Western Express Highway command a premium in rentals, compared with areas along the Andheri-Kurla road
which are second in terms of preference. The areas beyond Chandivali, comprise the third segment where rentals
are the lowest as they are furthest from the Western Express Highway.



However, the maximum supply in commercial office spaces is available in the Andheri-Kurla belt and there is
hardly any upcoming supply along the Western Express Highway.



Andheri East commands rentals in the range of INR 90-140/sq.ft., while Andheri West starts at a slightly higher
base of INR 100/sq.ft. Powai is currently commanding rentals between INR 100-120/sq.ft. while Vikhroli, Kanjur
Marg and Vidyavihar are at INR 60-70/sq.ft.



While capital value transactions along the Andheri-Kurla road have been few and far between,capital values at
Andheri East have been at INR 9,000-14,000/sq.ft. and at Andheri West the range is between INR 15,000-23,000/
sq.ft.

SECONDARY BUSINESS DISTRICTS

Price Trends in Secondary Business Districts
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Commercial buildings in Andheri (E)
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PERIPHERAL BUSINESS DISTRICTS

Key Locations - Airoli, Thane- Belapur, Ghansoli, Thane, Vashi


Thane, Airoli,Vashi and Ghansoli form the Peripheral Business Districts. These areas have some good quality IT/
ITes supply, though it is scattered. Besides this, Navi Mumbai also has CIDCO as an organisation to promote
setups in Navi Mumbai by offering various incentives (Capital subsidies, Interest subsidies etc.)

Some of the salient features are:
With over-congestion prevailing within the city and the suburbs, the Peripheral Business District has emerged as an
answer to good quality spaces with large floor plates.


Accessibility: Well planned and connected wide roads are one of major growth stimulators for these peripheral
locations.



Profile of Tenants: Thane and Navi Mumbai are prominent destinations for IT/ITES sector. Some of the prominent
IT companies are Patni Computers stretching across Airoli-Vashi-Belapur, Reliance Knowledge park across
Ghansoli and the Millennium Business Park in MHAPE.



High Retail and Commercial Development: As the peripheral business district Thane witnessed good retail and
commercial developments with commercial offices in the outskirts of city areas like Wagle Estate, Pokhran road
No. 1, 2 and Ghodbunder Road. Manufacturing and industrial units have now given way to significant retail,
residential and commercial developments.



Large Floor Plates: The floor plates available for commercial office spaces are much larger than those available
in the Western and Southern parts of Mumbai.



Key Commercial Developers: Some of the key developers present here are Wadhwa, Lodha, Nitco, Dosti,
Kesar and the Raheja group.

Some of the distinct trends observed are:


Currently there is a lot of oversupply in the Vashi/Navi Mumbai belt in the Commercial markets.



Maximum transaction activity was witnessed in Thane and Thane Belapur Road. because of the availability of
large floorplates enabling corporates to use maximum office area efficiently.



BPOs like Mindspace, Sigma etc. have shifted base from Malad to Thane Belapur Road due to low rentals and
good amenities provided by the developers.



Rentals in the Airoli markets are ranging between INR 35-45/sq.ft., in Thane between INR 65-75/sq.ft. and in
Vashi the range is between INR 60-90/sq.ft.



Capital values hover at approximately INR 4000-5500/sq.ft. at Airoli and INR 8,000-10,000/sq.ft. at Vashi.

Price Trends in Secondary Business Districts
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LOCATION ATTRACTIVENESS INDEX

Location Attractiveness Index
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Average

Below
Average

Below
Average

Infrastructure(Condition of
roads, parking amenities,
power, in that micro market)

Above
Average

Average

Above
Average

Average

Average

Above
Average

Above
Average

High
(Lack of Demand)

High
(Oversupply)

High
(Oversupply)

Average
(Demand
matches Supply)

High
(Oversupply)

High
(Oversupply)

High
(Oversupply)

High

Above
Average

High

Below
Average

Average

Below
Average

Below
Average

Below
Average

Average

Average

Average

Vacancy Levels
Rentals/Capital Values
(Average rentals for
Mumbai micro markets
taken at INR 100 psf)
Architectural and Aesthetic
designs

Below
Average

Good

Good

Good / Low cost
Above Average
Average / Medium Cost
Below Average
Bad / High Cost

Note: The LAI is from the tenant's perspective.
Vacancy Levels: Vacancy levels have been bad viz. high for certain regions on account of lack of demand
and for certain other regions on account of oversupply of commercial spaces. The reasons have been
specified for the reader.
Source: ICICI Property Services Group
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For more on our research reports & periodicals please log on to www.icicihfc.com

ICICI HFC DISCLAIMERS & DISCLOSURES
The information set out in this document has been prepared by ICICI HFC Ltd. based upon projections which have
been determined in good faith by ICICI HFC Ltd. There can be no assurance that such projections will prove to be
accurate. Past performance cannot be a guide to future performance.
The information in this document reflects prevailing conditions and our views as of this date, all of which are subject
to change. In preparing this document we have relied upon and assumed, without independent verification, the
accuracy and completeness of all information available from public sources or which was provided to us or which
was otherwise reviewed by us. ICICI HFC Ltd. does not accept any responsibility for any errors whether caused by
negligence or otherwise or for any loss or damage incurred by anyone in reliance on anything set out in this document.
No reliance may be placed for any purpose whatsoever on the information contained in this document or on its
completeness
The product(s)/service(s)/offer(s) as contained herein are provided /offered by third party and are subject to their
respective terms and conditions and not intended to create any rights or obligations.
The information set out in this document may be subject to change and such information may change materially.
This document is being communicated to you solely for the purposes of providing our views on current market
trends on a confidential basis and does not carry any right of publication or disclosure to any third party. By accepting
delivery of this document each recipient undertakes not to reproduce or distribute this presentation in whole or in
part, nor to disclose any of its contents (except to its professional advisers) without the prior written consent of ICICI
HFC Ltd., who the recipient agrees has the benefit of this undertaking. The recipient and its professional advisers
will keep permanently confidential information contained herein and not already in the public domain.
This document is not an offer, invitation or solicitation of any kind to buy or sell any product/ service and is not
intended to create any rights or obligations. Nothing in this document is intended to constitute legal, tax, securities
or investment advice, or opinion regarding the appropriateness of any investment, or a solicitation for any product or
service. The use of any information set out in this document is entirely at the recipient's own risk. Recipients of this
Information should exercise appropriate due diligence, including legal and tax diligence, prior to taking of any
decision.
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ICICI BANK DISCLAIMERS & DISCLOSURES
IMPORTANT INFORMATION, DISCLOSURES & CONDITIONS
The products, services and benefits referred to herein are subject to the terms and conditions governing them as specified by ICICI Bank / third
party from time to time. Nothing contained herein shall constitute or be deemed to constitute an advice, invitation or solicitation to sell/purchase
any products/services of ICICI Bank / third party and is not intended to create any rights and obligations. ICICI Bank does not accept any
responsibility for any loss or damage incurred by anyone in reliance on anything set out in this document. The information set out herein is
subject to modification and may change materially. ICICI Bank is acting merely in its capacity as referrer of the products/services of the third
party. Any investment in such third party products/services shall constitute a contract between the customer and the third party. Participation by
ICICI Bank’s customers is on a purely voluntary basis and there is no direct or indirect linkage between the provision of the banking services
offered by ICICI Bank to its customers and their investment in the third party’s products/services. ICICI Bank shall not be liable or responsible
for any loss, claim or shortfall resulting from third party’s products/services. All information related to the third party’s products/services has
been provided by the third party to ICICI Bank. This document is being furnished to you strictly on a confidential basis and for information
purpose only. “ICICI Bank” and “I-man” logos are trademark and property of ICICI Bank Ltd. Misuse of any intellectual property, or any other
content displayed herein is strictly prohibited
This report and the information contained herein are strictly confidential and are meant solely for the selected recipient to whom it has been
specifically made available by ICICI Bank Limited ("ICICI Bank"). If you are not the intended recipient of this report, please immediately destroy
this report or hand it over to the nearest ICICI Bank office. This report is being communicated to you on a confidential basis and does not carry any
right of publication or disclosure to any third party. By accepting delivery of this report you undertake not to reproduce or distribute this report in
whole or in part, or to disclose any of its contents (except to your professional advisers) without the prior written consent of ICICI Bank. The
recipient (and your professional advisers) will keep information contained herein that is not already in the public domain permanently confidential.
This report provides general information on global financial markets and trends and is intended for general circulation only. This document does
not have regard to the specific investment objectives, financial situation and the particular needs of any specific person. Investors should seek
advice from a financial adviser regarding the suitability of an investment, taking into account the specific investment objectives, financial situation
or particular needs of each person before making a commitment to an investment.
This report is not an offer, invitation or solicitation of any kind to buy or sell any security and is not intended to create any rights or obligations in any
jurisdiction. The information contained in this report is not intended to nor should it be construed to represent that ICICI Bank provides any
products or services in any jurisdiction where it is not licensed or registered or authorised to do so.
Nothing in this report is intended to constitute legal, tax, securities or investment advice, or opinion regarding the appropriateness of any investment,
or a solicitation for any product or service. The use of any information set out in this report is entirely at the recipient's own risk. No reliance may
be placed for any purpose whatsoever on the information contained in this report or on its completeness. The information/ views set out herein may
be subject to updating, completion, revision, verification and amendment and such information may change materially and we may not (and are
not obliged to) notify you of any such change(s). ICICI Bank is not acting as your advisor or in a fiduciary capacity in respect of the products and
services referred to in this report, and accepts no liability nor responsibility whatsoever with respect to the use of this report or its contents.
The information set out in this report has been prepared by ICICI Bank based upon projections which have been determined in good faith and
sources considered reliable by ICICI Bank. There can be no assurance that such projections will prove to be accurate. Except for the historical
information contained herein, statements in this report, which contain words or phrases such as 'will', 'would', etc., and similar expressions or
variations of such expressions may constitute 'forward-looking statements'. These forward-looking statements involve a number of risks, uncertainties
and other factors that could cause actual results to differ materially from those suggested by the forward-looking statements. The forward looking
statements contained in this report as regards financial markets and economies is not to be construed as a comment on or a prediction of the
performance of any specific financial product. ICICI Bank does not accept any responsibility for any errors whether caused by negligence or
otherwise or for any loss or damage incurred by anyone in reliance on anything set out in this report. The information in this report reflects
prevailing conditions and our views as of this date, all of which are subject to change. In preparing this report we have relied upon and assumed,
without independent verification, the accuracy and completeness of all information available from public sources or which was provided to us or
which was otherwise reviewed by us. Past performance cannot be a guide to future performance.
Please note that ICICI Bank, its affiliated companies and the individuals involved in the preparation of this report may have an interest in the
investment opportunities mentioned in this report which may give rise to potential conflict of interest situations. Employees of ICICI Bank may
communicate views and opinions to our clients that are contrary to the views expressed in this report. Internal groups of ICICI Bank may make
investment decisions contrary to the views expressed herein.
If you intend to invest in investment opportunities, if any, mentioned here or act on any information contained herein, we strongly advise you verify
all information through independent authorities and consult your financial, legal, tax and other advisors before investment.
DISCLOSURE FOR BAHRAIN RESIDENTS
ICICI Bank Limited's Bahrain Branch is licensed and regulated as an overseas conventional retail bank by the Central Bank of Bahrain ("CBB"),
located at Manama Centre, Manama, P.O. Box-1494, Bahrain.
We are guided by the extant guidelines issued by CBB from time to time. The document is for the benefit of intended recipients only and is not
being issued/passed on to, or being made available to the public generally. No public offer of investment product is being made in the Kingdom
of Bahrain.
This offer is on a private placement basis and is not subject to or approved in terms of the regulations of the CBB that apply to public offerings of
securities, and the extensive disclosure requirements and other protections that these regulations contain. This product offering is therefore
intended only for Accredited Investors as per CBB rule book.
The investment products offered pursuant to this document may only be offered in minimum subscription of US$100,000 (or equivalent in other
currencies) to customers with financial assets more than USD 1 million only.
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The CBB assumes no responsibility for the accuracy and completeness of the statements and information contained in this document and
expressly disclaims any liability whatsoever for any loss arising from reliance upon the whole or any part of the contents of this document.
The Board of Directors and the Management of the issuer accepts responsibility for the information contained in this document. To the best of the
knowledge and belief of the Board of Directors and the Management, who have taken all reasonable care to ensure that such is the case, the
information contained in this document is in accordance with the facts and does not omit anything likely to effect the reliability of such information.
In case of any doubt regarding the suitability of the products and any inherent risks involved for specific individual circumstances, please contact
your own financial adviser. Investments in these products are not considered deposits and are therefore not covered by the Kingdom of Bahrain's
deposit protection scheme
DISCLOSURE FOR DUBAI INTERNATIONAL FINANCIAL CENTRE ("DIFC") CLIENTS:
"This marketing material is distributed by ICICI Bank Ltd., Dubai International Financial Centre (DIFC) Branch and is intended only for 'professional
clients' not retail clients. The financial products or financial services to which the marketing material relates to will only be made available to a
'professional client' as defined in the DFSA rule book via section COB 2.3.2. Professional clients as defined by DFSA need to have net assets of
USD 500,000/- and have sufficient experience and understanding of relevant financial markets, products or transactions and any associated risks.
The DIFC branch of ICICI Bank Ltd., is a duly licensed Category 1 Authorized Firm and regulated by the DFSA".
DISCLOSURE FOR OMAN RESIDENTS:
Investors are requested to read the offer document carefully before investing and note that the investment would be subject to their own risk.
Capital Market Authority ("CMA") shall not be liable for the correctness or adequacy of information provided by the marketing company. CMA shall
not be responsible for any damage or loss resulting from the reliance on that data or information. CMA shall not be liable for the appropriateness
of the security to the financial position or investment requirements of any person. Investors may note that CMA does not undertake any financial
liability for the risks related to the investment.
ICICI Securities Limited, Oman Branch ("I-Sec") has been granted license in the category "Marketing Non Omani Securities" activity by CMA in the
Sultanate of Oman. I-Sec shall be marketing products and services that are offered through ICICI Group, including third party products. I-Sec /
ICICI Bank are not licensed to carry on banking, investment management or brokerage business in the Sultanate of Oman. The services and
products of I-Sec / ICICI Bank and their marketing have not been endorsed by the Central Bank of Oman or the CMA, neither of which accepts any
responsibility thereof. I-Sec / ICICI Bank is offering such products and services exclusively to carefully selected persons who satisfy strict criteria
relating to solvency & creditworthiness, having previous experience in securities market and who comply with applicable laws and consequently
such offering shall not be deemed to be a public offer or marketing under applicable law. Persons receiving this documentation are instructed to
discuss the same with their professional legal and financial advisers before they make any financial commitments and shall be deemed to have
made a reasoned assessment of the potential risks and rewards of making such a commitment. I-Sec / ICICI Bank accepts no responsibility in
respect of any financial losses in respect of investments in bonds, notes, funds, listed and unlisted stocks, other financial securities or real estate
or arising from any restriction on disposing of any of the foregoing at any time.
DISCLOSURE FOR QATAR FINANCIAL CENTRE ("QFC') CLIENTS:
"This Financial Communication is issued by ICICI Bank Limited, QFC Branch, P.O. Box 24708, 403, QFC Tower, West Bay, Doha, Qatar and is
directed at Clients other than Retail Customers. The specified products to which this financial communication relates to, will only be made
available to customers who satisfy the criteria to be a "Business Customer" under QFC Regulatory Authority ("QFCRA") regulations, other than the
retail customers. An individual needs to have a liquid net worth of USD 1 Million (or its equivalent in another currency), and a company/corporate
needs to have a liquid net worth of USD 5 Million (or its equivalent in another currency) to qualify as a "Business Customer". The QFC Branch of
ICICI Bank Limited is authorized by the QFCRA."
DISCLOURE FOR QATARI RESIDENTS
For the avoidance of doubt, whilst we provide support advisory services to our Clients who are resident in Qatar, as we do not carry out business
in Qatar as a bank, investment company or otherwise we do not have a licence to operate as a banking or financial institution or otherwise in the
State of Qatar.
DISCLOSURE FOR RESIDENTS IN THE UNITED ARAB EMIRATES ("UAE"):
This document is for personal use only and shall in no way be construed as a general offer for the sale of Products to the public in the UAE, or as
an attempt to conduct business, as a financial institution or otherwise, in the UAE. Investors should note that any products mentioned in this
document, any offering material related thereto and any interests therein have not been approved or licensed by the UAE Central Bank or by any
other relevant licensing authority in the UAE, and they do not constitute a public offer of products in the UAE in accordance with the Commercial
Companies Law, Federal Law No. 8 of 1984 (as amended) or otherwise.
DISCLOSURE FOR UNITED KINGDOM CLIENTS:
This document has been issued and approved for the purposes of section 21 of the Financial Services and Markets Act 2000. ICICI Bank UK PLC
is authorized and regulated by the Financial Services Authority (registration number: 223268) having its registered office at One Thomas More
Square, 5 Thomas More Street, London E1W 1YN. Because the investment described in this communication is being provided by ICICI Bank
Limited, which is not authorized and regulated by the UK Financial Services Authority, the rules made under the Financial Services and Markets
Act 2000 for the protection of private customers will not apply. In addition, no protection will be available in relation to the investment under the
Financial Services Compensation Scheme. ICICI Bank UK PLC provides products and services on an "execution-only" basis, which is solely
limited to transmission or execution of investment instructions and does not provide investment advisory services or act in a fiduciary capacity in
this or any other transaction.
DISCLOSURE FOR SOUTH AFRICAN CLIENTS:
ICICI Bank is incorporated in India, registered office "Landmark" Race Course Circle, Vadodara 390 007, India and operates in South Africa as a
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Representative Office of a foreign bank in terms of the Banks Act 94 of 1990. The ICICI Bank South Africa Representative Office is located at the
3rd Floor, West Building, Sandown Mews, 88 Stella Street, Sandton, 2196. Tel: +27 (0) 11 676 7800 Fax: +27 (0) 11 783 9748. All Private Banking
offerings, including ICICI Bank Limited Private Banking products and services are offered under the "ICICI Group Global Private Client" brand.
ICICI Bank is registered as an external company in South Africa with the registration number 2005/015773/10. ICICI Bank is an Authorised
Financial Services Provider (FSP 23193) in terms of the Financial Advisory and Intermediary Services Act 37 of 2002.
This report is not an offer, invitation, advice or solicitation of any kind to buy or sell any product and is not intended to create any rights or obligation
in South Africa. The information contained in this report is not intended to nor should it be construed to represent that ICICI Bank provides any
products or services in South Africa that it is not licensed, registered or authorised to do so. Contact the South African Representative Office or one
of its relationship managers for clarification of products and services offered in South Africa.
DISCLOSURE FOR RESIDENTS IN SINGAPORE:
We ICICI Bank Limited, Singapore Branch ("Bank") located at 9, Raffles Place #50-01 Republic Plaza, Singapore 048619, are a licensed Bank by
the Monetary Authority of Singapore. Our representative, who services your account, and who acts on the Bank's behalf, is authorized to deal in
securities and securities financing activities.
Nothing in this report constitutes any advice or recommendation for any products or services. Nothing in this report shall constitute an offer or
invitation for, or solicitation for the offer of, purchase or subscription of any products, services referred to you.
This research report is being made available to you without any regard to your specific financial situation, needs or investment objectives. The
views mentioned in this report may not be suitable for all investors. The suitability of any particular products/services will depend on a person's
individual circumstances and objectives. It is strongly recommended that you should seek advice from a financial adviser regarding the suitability
of any market trends/opportunities, taking into account your specific investment objectives, financial situation or particulars needs, before making
a commitment to purchase such products/services.
DISCLOSURE FOR RESIDENTS IN INDIA
There is no direct or indirect linkage between the provision of the banking services offered by ICICI Bank to its customers and their usage of the
information contained herein for investing in product / service of ICICI Bank or third party. Any investment in any fund/securities etc described in
this document will be accepted solely on the basis of the fund's/ securities' Offering Memorandum and the relevant issuing entity's constitutional
documents. Accordingly, this document will not form the basis of, and should not be relied upon in connection with, any subsequent investment in
the fund/ security. To the extent that any statements are made in this document in relation to the fund/ security, they are qualified in their entirety
by the terms of the Offering Memorandum and other related constitutive documents pertaining to the fund/ security, which must be reviewed prior
to making any decision to invest in the fund/ security
THIRD PARTIES MARKETING ICICI BANK'S PRODUCTS:
In addition to the Information, disclosures & conditions above, this report is sent to you because we feel that the information contained herein may
be of interest to you and may further assist you in understanding our products and the markets we operate in.
FOR ICICI BANK EMPLOYEES:
If you are an ICICI Bank employee, please note that you are not permitted to share this report with any person unless otherwise explicitly stated
in the communication by which you received this report. Please note that the Information, disclosures & conditions apply to you.
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