Future Master Plan Guidelines for Townships
Objective
a) To understand the current profitability across various Phases at Upper Thane & analyze the following Key Drivers:
· Land Costs in relation to FSI consumption, 
· Construction Costs
· Pricing
b) Establish the CTC of various phases of Palava II – analyze with reasoning on how costs on building & infra compare across phases.
c) Key Learnings across Palava & Upper Thane with a view to maximize profitability in Townships & understand changes to be made in:
· Master plan going forward
· Building Heights – to consume more FSI
· Optimize Construction Costs on building & infra
Goal
a) Construction Costs for UT should always be <= 40% of the Revenue
b) Target PBT = ~40%

A) Affordable Housing Regulation:
	
	Regulation
	Applicable

	Old 80IBA
	>50% units with CA <60 sqm in a project
	For all RERA registered projects prior to 1st Sep 2019

	New 80IBA
	units in the project with CA <60 sqm & SD Value < 45 lakhs
	For all RERA registered projects post 1st Sep 2019



B) GST Regime: 
	
	Revenue Collected 
	Construction Cost Outflow
	Setoff

	Old GST 
(For RERA projects Pre-Mar 2019)
	Affordable – 12%
Non-Affordable – 8%
	Affordable - ~15% blended (12% on WO & 18% on PO)
Non – Affordable – 18%
	GST on collected Revenue can be set off against GST on constr. Costs for U/C units

	New GST
(For RERA projects post-Mar 2019)
	Affordable – 5%
Non-Affordable – 1%
	Affordable - ~15% blended (12% on WO & 18% on PO)
Non – Affordable – 18%
	GST on collected Revenue cannot be set off against constr. Costs.


· Old GST (Pre-March 2019 RERA registered) 
· GST on Revenue can be set off against 1) GST on constr. cost of “U/C Units” & 2) GST on Sales & Marketing costs. 
· Since there is no GST on RTMI revenue, the proportionate GST on construction becomes a cost to the company.
· New GST (Post-March 2019 RERA registered)
· GST on Revenue cannot be setoff & hence GST on construction costs becomes a cost to company.
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Key Findings on P&L of UT:
· All launched projects (Phase 1 & Phase 2 + Current New Launch) are in “Old GST”
· Construction costs are <40% of Revenue, yielding PBT of 38%. – within our target.

· Going forward for new projects (Phase 4 onwards) will fall under “New GST” & “Revised 80IBA” – impact with the current typology (Casa G+19, Crown G+14) & existing master plan FSI of 1.26 as follows:
· Due to additional “affordable housing 80IBA” criteria of SD value < 45 lakhs, in the current mix of Type G (2 x 1BHK + 1 x 1.5 BHK + 3 x 2 BHK) – 67% of the units will become “Non-Affordable” where:
· GST on Revenue is 5% & cannot setoff.
· GST on construction is 18% (instead of blended 15% if it was affordable). 
· Construction Cost on Revenue increase from earlier 40% to 44%
· PBT decreases by 4%

1) UT Land Costs vs FSI
	Land area 279 acre (excluding plotted area)
	FSI
	Phase 1
	Phase 2
	Phase 3
	Phase 4

	Land cost per acre (cr.)
	 
	4.3
	4.9
	5.7
	5.7

	Current master plan
For casa @ G+19 & Crown G+14
	1.25
	 
	 
	 
	 

	Land cost PSF on SA
	
	538
	619
	712
	712

	PBT
	
	38%
	38%
	35%
	31%

	Proposed option 1
For Casa @ G+23 & Crown @ G+14
	1.42
	 
	 
	 
	 

	Land cost PSF on SA
	
	538
	619
	592
	592

	PBT
	
	38%
	38%
	37%
	33%

	Proposed Option 2:
For Casa @ G+23 & Crown @ G+14 but greater density 
	1.70
	 
	 
	 
	 

	Land cost PSF on SA
	 
	538
	619
	592
	507

	PBT
	 
	38%
	38%
	37%
	34%



· Proposed Option 1 – As an immediate change in Phase 3 (current new launch) increase of building heights from G+19 to G+23 – lowers the land costs psf. from 712 to 592 & helps increase PBT by 2%.

· Proposed Option 2 – At full FSI potential (1.7) to be consumed in the remaining land parcel, which design team has confirmed possible, land costs can be further lowered to 507 to increase PBT by 3% over current base master plan.





C) Key Implications/Learnings – for future Master Plan of Townships

a) Casa typology – increase from current G+19 to G+23 (<70 m)
· Increase in cost of Lifts (stops + speed) – 10 psf. on SA.
· Marginal Increase Steel Co-efficient/Concrete Grades – 1 psf. on SA.
· Overall net delta increase on buildings costs (11 psf. on SA) is minimal but this will help in consuming higher FSI thereby, lowering the land costs by 120 psf. on SA + in addition some infra costs.

b) Split projects into 2 different typology:
· Typology # 1 – 1 BHK + 1.5 (Suggested ratio is 4 x 1 BHK + 2 x 1.5 BHK)
· Lower GST of blended 15% instead of 18% on construction costs of 1 BHK component.
· To avail the affordable income tax benefits on 1 BHK.
· Also from a category view point, it is better to keep this segment has a separate society compared to 2 and 2.5 BHK’s.
· Typology # 2 – All 2 BHK’s or mix of 2 & 2.5 BHK. These will in any case be “Non-Affordable” but will have lower cost of construction
· Mix of Typology # 1 & 2 – will yield reduction of 20 psf. on SA, on account of GST.
· Add decks in 1.5, 2 and 2.5 BHK’s – good salability factor from 1.5 BHK onwards and also helps in better in-efficiency & lower infra costs.

c) Form Factor:
Palava
· Palava Lakefront (Prime Square/Smart Buy) Blocks with lower heights (G+12), despite better ground coverage (28%) compared to the earlier rectangular (25%    ) blocks (C1/C2) – is not the best option due to:
· % of Roads to CA – 21% as against 14% in LSG, increasing the infra costs.
· Building Costs
· Higher by 152 psf. on SA due to lower flat size and higher in-efficiency, particularly in E5, 1.57 (not launched so far)
· Construction Costs @48% of the Revenue.
· Solution:
· Increase 2 floors (will still be <45 m) & add balconies in all units except 1 BHK for all remaining buildings, except Florea since completed.
· Review the master plan for the remaining land (buildings not launched) – to reduce the % roads.
· Replace E5 with C2 or similar.
· Construction Cost Optimization
· For new master plan – 6 to a core form factor increased to G+23 laid out like in UTIP may be ideal.




d) Construction Cost Optimization – to mitigate the increase of construction costs on account of GST impact by 4%, the following needs to be looked into:
· Building Costs:
· Optimize steel co-eff, tile selection (Vitrified vs Ceramic in toilet Dado), AC in LR can be removed in 1 & 1.5 BHK’s (for UT)
· Reduce costs of façade in above terrace elements.
· Overall target reduction – 2 to 3% on building costs.
· Buildings Standardization 
	 
	Crown
	Casa
	Aspirational

	 
	1 bhk+2bhk
	1+1.5 bhk
	2+2.5 bhk
	3bhks

	Net RERA Sizes
	 1 BHK – 320 sft
2 BHK – 435/470 sft
	 1 BHK – 420 sft
1.5 BHK – 530 sft
	 2 BHK – 590 sft – 620 sft
2.5 BHK – 675 sft.
	 800 sft – 1000 sft

	No. of Apts. to a floor
 
	6 – 8 to a core
	not less than 6 to a core
	not less than 6 to a core
	4 to a core 

	Heights
	always <45 m
	<45 m or <70m
	[bookmark: _GoBack]<70m
	<90 m

	FFH
	2.9 m
	2.9m
	2.9 m
	3.15 m

	Lifts 
	 2 nos. @ 1.5 m/s Upto 60 m
	2 nos. @ 1.5 m/s
Upto 60 m
	2 nos. @ 1.5 m/s
Upto 60 m & 1.75 m/s > 60m
	 2 + 1 service
1.75 m /s if >60m

	Sprinklers 
	NA
	 <45 sprinklers not reqd.
	yes
	Yes

	Fire Tower
	NA
	Not to be provided unless specified by CFO
	Not to be provided unless specified by CFO
	Yes

	 
	 
	
	
	 

	Toilets
	 Ceramic 
	Ceramic tiles in dado
	Vitrified in dado
	Vitrified in dado

	AC
	Window AC 
	Split in bedrooms
	Split AC in bedrooms
	Split AC in living + bedrooms



· Infra Costs Optimization
· Look at Storm Water Drain Networks
· Optimize ROW’s and road sections
· KCA costs 
· For Crown Projects in Palava (G+11) – Compared to Casa, Revenue is lower by 12% but construction costs are lower only by 5%, which is ~50% of the Revenue. Target of 40% will not be feasible for Crown but to reach closer 45%, following to be looked at:
· Add 3 more floors to max out <45 m height – courtyards are 22 m wide so may not ideal but this is only way to reduce costs.
· Increase % of 475 units from 60% to 70% or 80%.
· Road Widths – since mostly 2-wheeler driven population, we should re-look into road widths. Instead of 12 m carriageway, 6 m should be sufficient.
· KCA costs optimization:
· Clubhouse sizing should be optimal + costs should not exceed 8 – 10 Cr.
· For future new Crown parcels, building School may not be a viable option
· Temple – costs should be limited to < 1Cr.
· KCA Cost loading on Nos. of Crown units – currently, it is 7000 units (2.6 million sft.) – impact of 6 psf. on SA compared to Casa.

e) Pricing 
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Palava – CTC of Aspi & Crown
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Summary of Comparison across Townships / Phases
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