100 Acres Township Project Overview and
Objectives

This proposed urban residential township envisions 100 acres of prime city-fringe land developed into a
gated community of 400 spacious double-bedroom villas. The primary objectives are to provide high-quality
housing for middle-to-upper-income families, create a self-sufficient neighborhood with modern
amenities, and achieve a profitable exit through apartment sales. Key goals include maximizing land
utilization while ensuring ample green/open spaces, delivering superior construction quality, and meeting
regulatory and sustainability standards. The project is expected to improve local infrastructure and
generate social value by providing jobs and community facilities.

Land and Location Characteristics

The 100-acre site is assumed to be in an urban or peri-urban setting with good access to city centers and
highways. It would likely be flat or gently undulating land, suitable for residential development. The location
should have or allow for extensions of municipal utilities (water, sewer, electricity) and transport links.
Ideally, the site is within commuting distance (10-20 km) of the central business district or industrial zones
to tap into urban demand. Surrounding land uses may include mixed residential and commercial zones.
Zoning and land-use conversion (from agriculture to residential) must be obtained. Proximity to schools,
hospitals, and retail will enhance marketability. Efficient connectivity (road and public transit) is crucial in an
urban township.

Housing Units: Type and Specifications

The development will consist of 400 detached “villa” units, each with two bedrooms (2 BHK) plus living
areas. Typical villa specifications might include:

- Size: Approximately 2,000-2,500 sq.ft. of built-up area per unit (approx. 185-230 m?). This allows for
double-storey designs (ground + first floor) or single-storey plans with large rooms and yards.

- Plot size: Each villa may sit on a 72,000-10,000 sq.ft. (0.05-0.25 acre) plot including landscaped yard or
garden. At 100 acres for 400 units, average land per unit is 0.25 acre (10,890 sq.ft.), providing generous
private space.

- Design standards: Modern architectural finishes, reinforced concrete structure or high-quality framed
construction. Features include open-plan living/dining areas, attached bathrooms, and provision for a study
or extra room in addition to 2 bedrooms. Adequate parking (covered or open) for 2 cars per villa. Provision
for future expansion (e.g. room for an extra floor).

- Materials and finishes: Durable materials (e.g. vitrified tiles, granite counters, branded fixtures).
Emphasis on energy efficiency (insulation, LED lighting) and quality fixtures. Possibly Vaastu/ feng-shui
compliant layouts if market demands.

- Utilities: Each home connects to reliable water supply (piped water + overhead tanks), underground
sewerage, 24x7 power with backups, and high-speed internet. Provision for solar water heating or rooftop
solar panels can be included. Rainwater harvesting and storm-water drains should be built per local bylaws.



This housing mix caters to young families and middle-income residents who prefer standalone homes with
outdoor space but within a managed community.

Amenities and Infrastructure

The township will include comprehensive infrastructure and community amenities, typical of modern urban
projects:

« Internal roads and circulation: A network of asphalted and concrete roads (double-lane collector
roads, narrower internal streets) will be built throughout. According to industry data, urban road
construction costs ~X3-5 crore perkm 1 . For ~10-15 km of roads internally, budgeting X30-

75 crore is prudent. Roads will have sidewalks, street lighting, and signage. Adequate entry/exit
points with security gates will be provided.

« Water supply and sewage: A central water supply system (e.g. borewells and overhead tanks or
piped network connecting to municipal supply). A sewage treatment plant (STP) sized for 400 homes
is needed, along with underground sewer lines. Storm-water drains and rainwater harvesting ponds
will manage rain runoff.

« Electricity: Underground electrical cabling and multiple transformer stations to ensure reliable
power. Emergency diesel generators or UPS backups will cover common areas. Smart metering for
households is recommended.

» Clubhouse and recreation: A clubhouse (say 10,000-15,000 sq.ft.) with a gym, multipurpose hall,
indoor games, and community rooms. An open-air swimming pool for residents. Children’s
playground and sports facilities (e.g. basketball/tennis court). As one example, a large township
allocated 760,000 sq.ft. to amenities including a pool, gym, library and play area& - our plan will
have a scaled version of these.

» Green spaces: Landscaped parks and jogging/walking trails. At least 20-30% of total area should be
open/green space. (For reference, one project reserved 4% only for open space, but more is better
for livability). Large trees and gardens will be planted, improving microclimate and aesthetics.

- Other utilities: Digital infrastructure (fiber internet), cable TV/ satellite hookups, and automated
garbage collection points. High-security fencing around the perimeter and CCTV cameras. Fire-
fighting provisions (hydrants, extinguishers) per code.

» Support facilities: A small retail plaza or convenience shops (grocery, pharmacy, café) to serve
residents, and a community center or temple if local culture demands. An on-site management office
with security and maintenance staff will be housed in the clubhouse or a separate facility.

These amenities help position the township as a premium gated community and justify higher sale prices.
As noted in similar developments, comprehensive clubhouse/gym/play areas are major selling points 2.

Cost Breakdown (Budget)

A detailed budget for the 31,500 crore project is shown below. These figures are indicative; exact costs
depend on final design, location, and market rates. Estimates draw on industry norms (e.g. residential
construction 7%15,000-25,000/m? 3 and urban infrastructure costs 1):
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Cost Category Estimated Cost (T crore) % of Total

Land Acquisition 450 30%
Hard Construction (Villas) 600 40%
Infrastructure & Roads 150 10%
Clubhouse & Amenities 50 3.3%
Professional Fees & Permits 50 3.3%
Marketing & Sales 50 3.3%
Contingency Reserve (5-7%) 100 6.7%
Financing Costs (Interest) 50 3.3%
Total 1,500 100%

» Land: Around %450cr (30%). For 100 acres, this implies ¥4.5cr/acre on average - plausible for urban
fringe land. Land is the single largest component.

» Construction: Approximately 600cr (40%). Assuming 400 villas averaging ~220m? each, at 320,000/
m?2 (midpoint of low-rise range 2 ), the building cost is “X880cr. However, developer economies,
duplex designs, and scope management might reduce this to ~X600cr. (The 20/60/20 rule of thumb
from home-building suggests land 20%, construction 60%# ; our split is somewhat heavier on
construction given villa size).

* Infrastructure & Amenities: 3150cr (10%) covers roads, water, sewerage, electricity, and
landscaping. As noted, urban roads cost ¥3-5cr/km 1 ; for 715 km of roads, that’s ¥45-75cr. Utilities
(water, power, STP) and landscape could easily consume the rest.

* Clubhouse & Amenities: I50cr (T3%). A 10,000-15,000 sq.ft. clubhouse with pool and basic
equipment, plus playground structures and lighting, could cost several crores. The allocation here is
an estimate.

» Soft Costs: 3100cr total (fees/marketing). Architectural, engineering, regulatory fees and project
management (TX50cr). Marketing, sales commissions and office expenses (7%50cr). These are
typically ~5-10% of costs.

» Contingency: X100cr (77%). This reserves ~5-7% of project cost for overruns in materials, labor, or
scope changes.

* Finance Costs: 350cr (T3%). Interest during construction on loans; actual cost depends on funding
mix and drawdown timing.

These estimates align with standard industry budgets (e.g. land and construction are the bulk). For
perspective, one 32-acre Mumbai project at 5lakh m? development cost ¥1,500cr 5 . Cost disciplines (bulk
procurement, long-term contracts) will be applied to contain budgets.
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Sources of Funding

The %1,500cr budget will be financed through a mix of developer equity, construction debt, and customer
advances:

* Developer Equity (30%): ~3450cr from the parent company or joint venture partners. This stake
signals confidence and meets RERA equity norms.

* Debt Financing (40-50%): I600-750cr as construction loans from banks/NBFCs. These loans are
typically disbursed against project milestones. Projected interest rates (6-8% per annum) and grace
periods should be negotiated. (Institutional appetite is strong; JLL notes an expanding debt market
with “%430,000cr demand by 2026 in residential projects 6 .)

« Customer Advances (20-30%): ~X300-450cr via pre-sales (booking amounts and installments).

Many Indian projects rely significantly on buyer deposits. Under RERA, 70% of such receipts must go
into an escrow for project use 7 , ensuring proper funding and buyer protection. Pre-selling early
phases (especially the first 100-200 houses) will provide cash flow to fund ongoing construction.

For example, a possible split is 30% equity, 40% bank loan, 30% presales. This leverages low-cost customer
funds (advances are interest-free deposits) and manageable debt. Risk is mitigated by staggered
drawdowns. Meeting RERA escrow rules 7 and working with multiple lenders or NBFCs will be part of the
financing strategy.

Market Analysis and Demand Outlook

India’s urban housing demand is robust and growing. Key drivers include rising incomes, nuclear family
formation, and positive consumer sentiment. In 2024, the top seven Indian cities saw record-breaking
residential sales: nearly 230,000 units sold in the first nine months (up “17% YoY) 8 , and analysts project
~300,000 total units (TX5.1lakh cr) for the year 9. This boom is fueled by economic growth and
infrastructure improvements.

Demand is particularly strong in affordable to mid-segment housing. Surveys note an “increased preference
for home ownership” among millennials and families, supported by “favourable economic conditions™o .
Industry reports (Knight Frank, Cushman & Wakefield) likewise point to continued growth. For instance, a
2025 outlook highlights a surge in high-net-worth households and improving affordability due to expected
rate cuts 1. In fact, with the RBI lowering the repo rate to 6.00% in April 2025 12, home loan rates have
eased, making 2 BHK homes more attainable. Analysts predict affordability levels will be the best since 2022
once these cuts take effect3 .

Urban growth and limited inner-city land drive up demand for well-planned townships. Gated communities
and villas offer security and “ease of living,” which experts say is a major factor in the post-pandemic
demand surge 2 10 . Specifically, 2-bedroom villas/flats are very popular for starting families (more space
than 1BHK, lower cost than 3BHK). Rental markets also tight, with 2BHK rents rising (GlobalPropertyGuide
data shows 2BHK rents up 4% YoY in 2024).

Overall, the outlook for an urban residential project is positive. Low inventory levels (in key cities) and strong
sales momentum suggest a favourable environment. However, the luxury end is slightly cooler than mid-
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segment, so positioning our project as upper-middle tier (good finishes without ultra-luxury pricing) is
prudent. Continuous marketing and phased launch will align supply with demand.

Regulatory Requirements and Compliance

The project must comply with all applicable Indian regulations:

* Land Conversion & Zoning: If the land was agricultural, it must be duly converted to non-
agricultural (NA) use. The township layout must be approved under the local Development Plan/
Master Plan. Setbacks, FSI (Floor Space Index), and ground coverage limits per local bylaws (e.g. 33%
coverage, FSI as allowed) must be adhered to. Approval from the local planning authority (UDA, DDA,
etc.) is mandatory.

* RERA Registration: Under the Real Estate (Regulation and Development) Act, 2016 (RERA), any
residential project exceeding 500 sgqm or 8 units must register before marketing/sale 14 . Our 100-
acre township with 400 units is well above this threshold. Registration will require submission of
plans, timelines, and escrow arrangements. As per RERA rules, 70% of buyer funds go into a
dedicated escrow for construction and land costs 7 . Ongoing disclosures (quarterly progress,
financials) and an escrow compliance report will be needed.

* Building and Layout Approvals: Each phase will need building plan sanctions and occupation
certificates. Compliance with the National Building Code (fire safety, lifts, amenities) and local
building bylaws is required. If the township has a private water supply or STP, clearances from the
pollution control board (PCB) may be necessary. If discharging into municipal drains, “No Objection
Certificate” from the local body is required.

* Environmental Clearance: Under India’s EIA Notification, large construction projects often need
environment clearance. Typically, projects with 220,000 sqm built-up area (or 250,000 sgm in a
non-critical area) must obtain environmental clearance from the State Environmental Impact
Assessment Authority. For 400 villas, total built-up (including common areas) could exceed
50,000 sgm, likely triggering clearance. This involves submitting an Environmental Management
Plan (EMP), public hearing, and implementing green norms (like tree plantation, rainwater
harvesting, pollution control).

» Other Clearances: NOCs from fire department (for clubhouse/ commercial area), and utility
providers (for electricity transformers, etc.) will be obtained. Labour compliance (contractor
registrations, site safety) must be managed on-site. Stamp duty and registration fees are paid per
state norms on land sale.

Adherence to these regulations not only ensures legal compliance but also builds buyer trust. For example,
RERA rules mean transparent pricing and quality guarantees. The company will maintain liaison with
authorities and engage experienced consultants (legal, architects) to navigate approvals efficiently.

Project Timeline and Phases

Arealistic development timeline spans 3—4 years from planning to handover, divided into phases:
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Phase Duration

Key Activities

1. Pre- Months 0-
Development (69 9

months)

2, Site Months 6-

Development (36 15
months)

3. Phase |

Construction (18 Months
months) 10-28
4. Phase Il Months
Construction (18- 24-42
24 months)

5. Handover & Months
Closure (6 months) 4048

Finalize land acquisition; detailed master plan; obtain zoning and
layout approvals; start RERA registration; finalize financing
structure.

Earthwork and grading; road network layout; install sewer and
water mains; set up construction site (temporary offices, storage);
begin marketing campaign; secure first buyers.

Build first =200 villas (excavation, foundations, structure,
finishing); construct clubhouse and amenity areas; landscaping of
public spaces. Concurrently, register units and close on sales. Aim
to get occupancy certificates (OC) for Phase | by month 28.

Continue with remaining ~200 villas; complete remaining
infrastructure (roads, utilities) for full site; finish park
development. Phase Il OCs by month 742,

Final handover of all units to owners; escrow reconciliation;
project audit and winding up.

Phased execution spreads investment and aligns with sales. Sales launch of Phase | (ideally from month 9)
will generate customer advances to fund subsequent work. Contingency time (weather delays, approval
lags) is included. The overall schedule of ~4 years is aggressive but achievable with experienced project

management.

Risk Assessment and Mitigation

Key risks and countermeasures include:

* Land/Legal Risk: Risk: Title disputes, zoning delays. Mitigation: Conduct thorough due diligence and

title search before acquisition. Secure expert legal opinion. Engage local regulators early for

planning clearance.

* Regulatory/Approval Risk: Risk: Slow NOCs or environmental clearance delays. Mitigation: Prepare
complete documentation (ESM plans, layouts) upfront. Use reputed consultants. Leverage fast-track
systems where available. Build buffer time in schedule.

» Construction Cost Escalation: Risk: Rising material/labor costs (steel, cement). Mitigation: Enter into
fixed-rate contracts with EPC contractors for major works. Maintain a contingency reserve (as

budgeted). Bulk-buy materials or hedging contracts if warranted. Monitor market trends monthly.

- Sales/Market Risk: Risk: Slower-than-expected sales or price cuts. Mitigation: Conduct market
research to price villas competitively. Phase releases so supply matches demand. Offer attractive

financing or early-bird pricing. Maintain strong branding (quality focus). Have flexible designs to

allow conversion (e.g. adding an extra room) to meet varied buyer needs. If sales lag, increase
marketing (discounts, promotions through brokers).

« Interest Rate Risk: Risk: Sharp rise in borrowing costs. Mitigation: Lock in construction loan interest
rates early if hikes are forecast. Use a mix of short and long tenor loans. Pass on part of increase in

EMIs via annual maintenance escalations if in customer advance. Keep debt portion manageable.



+ Execution Risk: Risk: Delays due to labor strikes or site mishaps. Mitigation: Prequalify reliable
contractors; have backup labor arrangements. Enforce strict safety protocols. Maintain progress
monitoring (Gantt charts, KPI reviews). Institute project management best practices and insurance
(builder’s risk policy).

* Regulatory/Policy Risk: Risk: Change in rules (e.g. new taxes, RERA amendment). Mitigation: Stay
engaged with industry bodies (CREDAI, FICCI) to anticipate policy shifts. Keep financial models
conservative. For example, if GST on real estate rises, ensure margins have buffer.

» External Risk: Risk: Macroeconomic downturn, pandemic. Mitigation: Stress-test the cash flow
model; avoid over-leveraging. Maintain liquidity (emergency fund). Emphasize property’s value-for-
money and essential nature to customers. Ensure compliance with health/safety guidelines to keep
construction going if disruptions occur.

By proactively managing these risks - through due diligence, strong contracts, phased development and
contingency planning - the project can stay on track. The use of diversified funding (equity, loans, advances)
also spreads financial risk. Regular risk reviews will be part of project governance.

References
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