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Date: 14™ November, 2022

To,

The Manager - Listing Department
BSE Limited

1% Floor, Phiroze Jeejeebhoy Towers,
Dalal Street, Fort,

Mumbai - 400001

ISIN INE065107023
Scrip Code 973382
Scrip ID 7330ICPL26

Dear Sir/Madam,

Subject: Submission of Unaudited Financial Results along with the Limited Review Report of M/s. One
International Center Private Limited (“the Company”) for the second quarter and half year ended 30%
September, 2022 as per Regulation 52 of the Securities and Exchange Board of India (Listing Obligations
and Disclosure Requirements) Regulations, 2015.

We wish to inform you that the Board of Directors of the Company at its meeting held today i.e. Monday, 14"
November, 2022, considered and approved the Unaudited Financial Results of the Company for the second quarter
and half year ended 30" September, 2022 and took note of the Limited Review Report issued by the Statutory
Auditors of the Company.

Accordingly, in terms of Regulation 52 of the Securities and Exchange Board of India (Listing Obligations and
Disclosure Requirements) Regulations, 2015 (“SEBI (LODR) Regulations, 2015), please find enclosed herewith the
below mentioned documents:

(a) Limited Review Report issued by the Statutory Auditors of the Company with respect to the Unaudited Financial
Results for the second quarter and half year ended 30" September, 2022 attached as Annexure I.

(b) Unaudited Financial Results of the Company for the second quarter and half year ended 30" September, 2022
as per Regulation 52 of SEBI (LODR) Regulations, 2015 attached as Annexure Il.

(c) Declaration with respect to unmodified opinion in the Limited Review Report for the second quarter and half
year ended 30" September, 2022 as per Regulation 52 of SEBI (LODR) Regulations, 2015 attached as Annexure
1.

(d) Disclosures as per Regulation 52(4) of SEBI (LODR) Regulations, 2015 for the second quarter and half year
ended 30" September, 2022 attached as Annexure V.

(e) Statement indicating utilisation and statement indicating deviation/variation in the use of proceeds of issue of
Non-Convertible Debentures as per Regulation 52(7) and 52(7A) of SEBI (LODR) Regulations, 2015 for the
second quarter and half year ended 30" September, 2022 attached as Annexure V.

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10%Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013
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(f) Security Cover details for the Non-Convertible Debentures issued by the Company for the second quarter and
half year ended 30" September, 2022 as per Regulation 54(2),(3) of SEBI (LODR) Regulations, 2015 attached
as Annexure VI.

(g) Disclosure of Related Party Transactions for the half year ended 30" September, 2022 as per Regulation 23(9)
of SEBI (LODR) Regulations, 2015 attached as Annexure VII.

Request you to take the above documents on record.
Thanking You,

For One International Center Private Limited
(Formerly known as Indiabulls Real Estate Company Private Limited)
VlSHAL Digitally signed by

VISHAL ARJUN

ARJUN THARWANI
Date: 2022.11.14

THARWANI  20:5836+0530

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10%Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Annexure I, Il and IV

Walker Chandiok & Co LLP
21t Floor, DLF Square
Jacaranda Marg, DLF Phase Il
Gurugram — 122 002

India

T+91 124 4628099
F+91 124 4628001

Independent Auditor’s Review Report on Unaudited Quarterly Financial Results and Year to Date
Financial Results of One International Center Private Limited pursuant to the Regulation 52 of the
SEBI (Listing Obligations and Disclosure Requirements) Regulations, 2015 (as amended)

To the Board of Directors of One International Center Private Limited

We have reviewed the accompanying statement of unaudited financial results (‘the Statement’) of One
International Center Private Limited (‘the Company’) for the quarter ended 30 September 2022 and the year
to date results for the period 1 April 2022 to 30 September 2022, being submitted by the Company pursuant
to the requirements of Regulation 52 of the SEBI (Listing Obligations and Disclosure Requirements)
Regulations, 2015 (as amended) (‘Listing Regulations’).

The Statement, which is the responsibility of the Company’s management and approved by the Company’s
Board of Directors, has been prepared in accordance with the recognition and measurement principles laid
down in Indian Accounting Standard 34, Interim Financial Reporting (‘Ind AS 34”), prescribed under section
133 of the Companies Act, 2013 (‘the Act’), and other accounting principles generally accepted in India and
is in compliance with the presentation and disclosure requirements of Regulation 52 of the Listing
Regulations. Our responsibility is to express a conclusion on the Statement based on our review.

We conducted our review of the Statement in accordance with the Standard on Review Engagements (SRE)
2410, Review of Interim Financial Information Performed by the Independent Auditor of the Entity, issued
by the Institute of Chartered Accountants of India. A review of interim financial information consists of
making inquiries, primarily of persons responsible for financial and accounting matters, and applying
analytical and other review procedures. A review is substantially less in scope than an audit conducted in
accordance with the Standards on Auditing specified under section 143(10) of the Act, and consequently, does
not enable us to obtain assurance that we would become aware of all significant matters that might be
identified in an audit. Accordingly, we do not express an audit opinion.

Chartered Accountants Walker Chandiok & Co LLP is registered with

Offices in Bengaluru, Chandigarh, Chennai, Gurugram, Hyderabad, Kochi, Kolkata, Mumbai, New Delhi, Noida and Pune limited liability with identification number
AAC-2085 and its registered office at L-41
Connaught Circus, New Delhi, 110001, India



Walker Chandiok & Co LLP

Independent Auditor’s Review Report on Unaudited Quarterly Financial Results and Year to Date
Financial Results of One International Center Private Limited pursuant to the Regulation 52 of the
SEBI (Listing Obligations and Disclosure Requirements) Regulations, 2015 (as amended) (cont’d)

Based on our review conducted as above, nothing has come to our attention that causes us to believe that the
accompanying Statement, prepared in accordance with the recognition and measurement principles laid down
in Ind AS 34, prescribed under section 133 of the Act, and other accounting principles generally accepted in
India, has not disclosed the information required to be disclosed in accordance with the requirements of
Regulation 52 of the Listing Regulations, including the manner in which it is to be disclosed, or that it contains
any material misstatement.

For Walker Chandiok & Co LLP
Chartered Accountants
Firm Registration No: 001076N/N500013
MANISH  Digitally signed
KUMAR Ew::ngAWAL

Date: 2022.11.14

AGRAWAL 18:3032 +0530'
Manish Agrawal
Partner
Membership No. 507000

UDIN: 22507000BDATZS8781

Place: Bengaluru
Date: 14 November 2022

Chartered Accountants



One International Center Private Limited
Financial results for the quarter and slx months period ended 30 September 2022
of prafit and loss for quarter and six months pericd ended 30 Sepfember 2022

[R5 in Millimns)

Particulare @uarlor ondad Si% menths period anded Year ended
A0 Sentemher 2022 30 June 2022 an 2021 30 lissnber 2022 | 30 2021 3 March 2022
(L (1 ) (L (L [ {Auditad)
Revenue . = -
Revenue from operalions 455.83 430,12 466,80 885,95 1,075.36 1,868.26
Other income 3397 21.19 B1.28 5516 246,73 376.81
Total revenue 489.80 451.31 548.08 941.11 1.322,09 2.24507
Expenses
Cost of revenue 120,72 120,73 9037 241.45 180,74 361.48
Employee benefits expense 291 319 3.04 6.10 6.05 16.68
Finance cosls 53081 488,20 315.10 1,018.11 684.23 1,648.97
Depreciation and amortisation expense 164.51 163.62 72.24 328.13 14343 444 11
{ Impaimeni of financal assats - 9.70 = 970 = 3.72
Other expenses 101,97 71.98 95.63 173,95 175.32 391.42
Total 921.02 857.42 576.38 1,778.44 1,189.77 2,866.38
{Loss}iprofit before exceptional items and tax (431.22) (406.11) {28.30) (837.33) 13232 (621.31)
Exceptional items (refer nale 4) - - a - - 2.968.47
{LDssEEluﬂ‘t before tox HNJT]I [408.41) 128,30} |837.33) 13232 l3.539.7ﬂ]l
1ax expense
Current tax (including earlier years) - (14,15) - (14.15) - -
Deferred lax (credit/expense (191.36) (177,64) 1.45 (369,001 293 (299.85|
[Wet iz fit for the periodiyear 239,85, (214.32)| {28.75) 454,18} 129.39 [3.285.93)
Other comprehensive Income
llems that will not be reclassified to profit or loss - - - - - 0.01
___Income tax relating to items that will not be rectassified ta profit or loss - -
Ut omprehensive meome for the periodiyear {net of tax) - - - E— = .
Total comprohensive incoma for the pericdlyear 1239_?;‘ |214:32) {208.75) |454_|£} 128,39 [3,285.83]|
Earnings per equity share {not annuallzed, except for the year ended
31 March 2022) (face value of Rs. 10 per share)
Basic (Rs.) {55.80) |7.76) {138.46) R.75 1858.10]
Diluted [Rs] (775} {118.45)| 3375 B58.10)
Balance sheet {Rs: in Milllans)
Particulars As ot
31 March 2022
{Audited)
ASSETS
Nan-current assets
Property, plant and equipment 2754 34.48
Invesiment property 2461921 24,868.48
Financial assets
Investments 668.83 654.26
Other financial assels 52.37 5245
Deferred tax assels (net) 863.38 494.38
Income-tax assels {net) 108.59 984.76
Olher non-current assets 13511 72.86
Total of non-current assets 26,4753 26,271.67
Current assels
Financial assets
Invesments 1.266.03 1,299.56
Trade receivables 80.55 144.06
Cash and cash equivalents 18.58 9955
Other bank balances 141.54 139.80
Other current assets 88.02 117,61 |
Total of curtent assels 1.604.72 1,800.68
Total of assets 28,079.85 28,072.25
EQUITY AND LIABILITIES
Equity
Equity share capital 38.34
Other equity 544 | 5 |
Total af equity 58240
Liabilities
Non-current labilities
Financial liabilties
Borrowings 25,380.91 24,.884.93
Other financial liabilities 544.81 458.54
Frovisans 1.50 1.26
Chher non-current fiabditiss 143.82 112.84
Tatal af nen-current labilitdes 26.071.14 25.457.57
Gurrent liabilities
Financial liabilities
Borrawings 943,62 865.24
Trade payables
Total outstanding dues of micro enterprises and small enterprises 008 009
Total oulstanding dues of creditors other than micro enterprises and small enterprises 254,06 286.52
Other financial llabilities 537.33 753,48
Other current liabilities 14538 126.93
Prowrsions 0.02 0.02
Total of clrrent lisbilitios 1.880.50 2,032.28
Total of liabilities Z7.951.64 27 4B9.85
Total of equity and liabilities 28,079.85 807225
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Financial results for the quartsr and six manths period ended 30
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Statement of cash flow

[Rs. In Millions}

Six months period | Six months peyiod
Partlculars ended ended
30 2022 130 2021
(Unaudited) {Ui dli
CadH flows from operating activities:
{Loss)/profit before tax (837.33) 132.32
Adjusiments for ;
Deprecialion and amortisation expense 328.13 143.43
Gain on fair valuation of investments. {31.20) (8.65)
Losson of Triangeal i 031 282
Impairment of finanozl 25seis 9.70 =
Finance costs 101811 849,37
Interest income (5.42) (209,94)
Liabilities written back {1.086) -
Sltraight lining impact on rental incame (59.90) (6.10)
Profit on sale of mvestments (10.84) (27.52)
Operating profit before working capital changes and other adjustments: 411.50 675.73
Working capital changes and other adjustments:
Trade receivables 43.81 (34.89)
Other non-curent financial assets 0.44 -
Other non-current and cuirent assets {32.66) 31227
Trade payables (3247) 55.51
Other financial fiabilites 19.46 (150.67)
Provisions 024 021
Other non-current and current liabililies 108.08 31.21
Cash flows from operating activitles 519.38 889.37
Income lax refunds (net) 252 105.81
Mzt cash flows from op: ing activities [A) 521.90 995.18
Cash flows from investing activities:
Purchase of property, plant and equipment, investment property, capital creditors (net) {268.11) {1,165.74)
Purchase of inyestments - mulual funds {1,174.44) {1.246.04)
Proceeds from sale of investments - mutual funds 1,235.60 1,907.47
Loan received back from related party = 3,758 88
Movement in bank depasits (net) (2.10) 266
Interest received 322 200.56
Net cash {used from investing activities (B} (205.83) 3.457.79
Cash flows from financing activities:
Proceeds from non-current borrowings 1,000.00 4,710.00
R of nan-current ing: (427.50) {7,675.83)
Repayment of current borrowings - 90.00
Interest paid (969.54) {1.607.41]
Net cash used in fi i i ic) (397.04) {4.483.24)|
’-I\:!decrease in cash and cash equlvalents (A+B+C) (80.97) (30.27)
Cash and cash equivalents at the beginning of the period 99.55 47.48
Cash and cash equivalents at the end of the period 18.58 17.21
Cash and cash equivalent comprises of:
Balances with banks - in current accounts 6.67 13.64
Bank deposits with original maturity upto three months 11.91 357
Taotal of cash and cash equivalents 18.58 17.21

The above cash flow statement has been prapared as per the Indirect maihod as set out in Ind AS-7

Notes 1o the financial results:

These financial results of One International Center Private Limited ('the Company’) for the quarter and six months ended 30 September 2022 have been approved by the Board of Directors ('the Board') at its

meeting held on 14 November 2022 and reviewed by the Statutory Auditors of the Company. These financial results have been prepared in

Accounting Standard 34, Interim Financial Reporting ('Ind AS 34'), as specified in section 133 of the Companies Act, 2013

and

of Indian

During the previous year, the Company had isswed NCBs amounting to Rs, 4.710.00 millions {fisted on stock exchange on 'BSE') and lhese bonds are repayable afler 5 years from the date of issue, Interest is

payable on quarterly basis from 30 September 2021 at the rate of 3 months MCLR + spread of 0.33% per annum, These NCBs are secured.

During the previous year ended 31 March 2022, the Company had entered into the settlement and oblained no dues certificate from one of parties to wham the Company had given advance for business

purposes, Basis this, the Company had written off the carrying value af outstanding advance, which had been disclosed as an exceplional ilerms,

The Company’s primary business segment is reflected based on principal business activities carried on by the Company Le. leasing and development of real estate projects and all other related activilles which as
per Ind AS 108 on ‘Operating Segments” is considered to be the only repartable business segment. The Company is operating in India which is considered as a single geographical segment.
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Date: 14" November, 2022
To, o Annexure Il|
The Manager — Listing Department
BSE Limited

1% Floor, Phiroze Jeejeebhoy Towers,
Dalal Street, Fort,
Mumbai — 400001

ISIN INE065107023
Scrip Code 973382
Scrip ID 7330ICPL26

Dear Sir/Madam,

Subject: Declaration w.r.t. unmodified opinion in _the Limited Review Report of M/s. One
International Center Private Limited (“the Company”) for the Second Quarter and half year
ended 30" September, 2022 as per Regulation 52 of the Securities and Exchange Board of India
(Listing Obligations and Disclosure Requirements) Regulations, 2015.

In accordance with the provisions of Regulation 52 of the Securities and Exchange Board of India
(Listing Obligations and Disclosure Requirements) Regulations, 2015, the Company hereby declares
that the Statutory Auditors of the Company have issued the Limited Review Report with unmodified
opinion with respect to the Unaudited Financial Results of the Company for the second quarter and half
year ended 30" September, 2022.

This is for your information and records.
Thanking You,

For One International Center Private Limited
(Formerly known as Indiabulls Real Estate Company Private Limited)

VISHAL Digitally signed by

VISHAL ARJUN

ARJUN THARWANI
Date: 2022.11.14

THARWANI 205014 10530

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Date: 14™ November, 2022 Annexure V

To,

The Manager - Listing Department
BSE Limited

1% Floor, Phiroze Jeejeebhoy Towers,
Dalal Street, Fort,

Mumbai — 400001

ISIN INE065107023
Scrip Code 973382
Scrip ID 7330ICPL26

Dear Sir/ Madam,

Subject: Statement indicating utilisation and statement indicating deviation/variation in the use of proceeds
of issue of non-convertible debt securities for the second quarter and half year ended 30" September, 2022 as
per Regulation 52(7) and 52(7A) of the Securities and Exchange Board of India (Listing Obligations and
Disclosure Requirements) Regulations, 2015.

We, One International Center Private Limited (“the Company”) hereby confirm that as required under Regulation
52(7) and 52(7A) of the Securities and Exchange Board of India (Listing Obligations and Disclosure Requirements)
Regulations, 2015, there were no deviations in the use of proceeds of issue of non-convertible debt securities from
the objects stated in offer document/ information memorandum for the second quarter and half year ended 30"
September, 2022.

Further, pursuant to the Circular No: SEBI/HO/DDHS/DDHS_Div1l/P/CIR/2022/0000000103 issued by Securities
and Exchange Board of India dated 29" July, 2022, the Company hereby encloses the statement indicating utilization
and material deviation or variation, if any (Annexure A) in the use of proceeds of issue of non-convertible debt
securities for the for the second quarter and half year ended 30™ September, 2022 as per the format prescribed in the
said circular.

This is for your information and records.
Thanking you,

For One International Center Private Limited
(Formerly known as Indiabulls Real Estate Company Private Limited)

V|SHAL Digitally signed

by VISHAL ARJUN

ARJUN THARWANI
Date: 2022.11.14

THARWANI 30:5936 +05130

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Annexure-A

A: Statement of utilization of issue proceeds:

Name of | ISIN | Mode of | Type of | Date | Amou | Funds Any | If 8 is | Remark
the Issuer Fund instrument | of nt utilized devia | Yes, s, if any
Raising raisi | Raised tion | then
(Public ng (Yes/ | specify
issues/ fund No) | the
Private S purpos
placemen e of for
t) which
the
funds
were
utilize
d
1 2 3 4 5 6 7 8 9 10
One INEO6| Private Non- 12th Rs. 471 | Rs. No NA NA
Internatio | 7023 | Placement | Convertible |August| crores | 444.26
nal Center Debentures 2021 crores
Private
Limited
(Formerly
known as
Indiabulls
Real
Estate
Company
Private
Limited)

B: Statement of deviation/ variation in use of Issue proceeds:

Particulars Remarks

Name of listed entity One International Center Private Limited
(Formerly known as Indiabulls Real Estate
Company Private Limited)

Mode of Fund Raising Private Placement

Type of instrument Non-Convertible Debentures
Date of Raising Funds 12" August, 2021

Amount Raised Rs. 471 crores

Report filed for the quarter ended 30" September, 2022

Is there a Deviation / Variation in use of funds raised? | No

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Whether any approval is required to vary the objects of | No
the issue stated in the prospectus/ offer document?

If yes, details of the approval so required? Not Applicable
Date of approval Not Applicable
Explanation for the Deviation / Variation Not Applicable
Comments of the audit committee after review Not Applicable
Comments of the auditors, if any Not Applicable

Objects for which funds have been raised and where | The funds raised by the Company were utilised
there has been a deviation/ variation, in the following | in accordance with the Bond Trust Agreement.
table: Further, there was no deviation/ variation in the
use of funds during the quarter ended 30"
September, 2022.

Original Modified Original Modified Funds Amount of | Remarks if
object Object ifany | allocation allocation, if | utilised Deviation /| any

any Variation
for the
quarter
according to
applicable
object  (in
Rs.  Crore
and %)

Not Applicable

Deviation could mean:
(a) Deviation in the objects or purposes for which the funds have been raised
(b) Deviation in the amount of funds actually utilized as against what was originally disclosed.

For One International Center Private Limited
(Formerly known as Indiabulls Real Estate Company Private Limited)
VlSHAL Digitally signed by

VISHAL ARJUN

ARJUN THARWANI
Date: 2022.11.14

THARWANI 21.00:03 +05730

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Date: 14™ November, 2022 Annexure VI
To,
The Manager - Listing Department
BSE Limited

1% Floor, Phiroze Jeejeebhoy Towers,
Dalal Street, Fort,
Mumbai - 400001

ISIN INE065107023
Scrip Code 973382
Scrip ID 7330ICPL26

Dear Sir/Madam,

Subject: Security Cover details with respect to the listed Non-Convertible Debt Securities issued by M/s. One
International Center Private Limited (“the Company”) as per Regulation 54 read with requlation 56(1)(d) of
the Securities and Exchange Board of India (Listing Obligations and Disclosure Requirements) Regulations,
2015.

Pursuant to Regulation 54 read with regulation 56(1)(d) of the Securities and Exchange Board of India (Listing
Obligations and Disclosure Requirements) Regulations, 2015, we wish to inform you that the Non-Convertible Debt
Securities issued by the Company are fully secured and the Security Cover is more than 100%. Further, note that the
Non-Convertible Debentures are secured by way of pari passu charge on the mortgaged properties as evidenced by
mortgage documents of the Company.

Please find enclosed herewith the Security Cover Certificate.
This is for your information and records.
Thanking You,

For One International Center Private Limited
(Formerly known as Indiabulls Real Estate Company Private Limited)

VISHAL Digitally signed by

VISHAL ARJUN

ARJUN THARWANI
Date: 2022.11.14

THARWANI 31:00:26 +0530°

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Walker Chandiok & Co LLP
21% Floor, DLF Square
Jacaranda Marg, DLF Phase Il
Gurugram — 122 002

India

T +91 124 4628099
F +91 124 4628001

Independent Auditor’s Certificate pursuant to Regulation 56(1)(d) of Securities and Exchange Board
of India (Listing Obligations and Disclosure Requirements) Regulations, 2015 (as amended) and
Regulation 15(1)(t)(ii)(a) of SEBI (Debenture Trustees) Regulations,1993 (as amended)

To,

The Board of Directors,

One International Center Private Limited,

Plot no. 448-451, Udyog Vihar, Phase-V, Gurugram,
Haryana — 122016.

1. This certificate is issued in accordance with the terms of our engagement letter dated 2 November 2022
with One International Center Private Limited (‘the Company’).

2. The accompanying statement contains details of listed secured non-convertible bonds (‘NCBs’) (‘NCBs’)
of the Company outstanding as at 30 September 2022 along with security cover maintained against such
NCBs (Section I), and the Company’s compliance with the financial and other covenants as per the terms
of information memorandum and/or bonds trust deed (Sections Il and IIl) (collectively referred to as ‘the
Statement’) has been prepared by the Company’s management for the purpose of submission of the
Statement along with this certificate to the Trustee of NCBs (‘the Trustee’) of the Company, pursuant to
the requirements of Regulation 56(1)(d) of the Securities and Exchange Board of India (Listing
Obligations and Disclosure Requirements) Regulations, 2015 (as amended) and pursuant to the
requirements of Regulation 15(1)(t)(ii)(a) of SEBI (Debenture Trustees) Regulations,1993 (as amended)
(collectively referred to as ‘the Regulations’). We have initialled the Statement for identification purposes
only.

Management’s Responsibility for the Statement

3. The preparation of the Statement, including the preparation and maintenance of all accounting and other
relevant supporting records and documents, is solely the responsibility of the management of the
Company. This responsibility includes the design, implementation and maintenance of internal control
relevant to the preparation and presentation of the Statement and applying an appropriate basis of
preparation; and making estimates that are reasonable in the circumstances.

4. The Management is also responsible for ensuring the compliance with the requirements of the
Regulations and the information memorandum and/or bonds trust deed for the purpose of furnishing this
Statement and for providing all relevant information to the Trustee.

Auditor’s Responsibility
5. Pursuant to requirements as referred to in paragraph 2 above, it is our responsibility to provide limited'

assurance in the form of a conclusion as to whether anything has come to our attention that causes-us
to believe that the: '

a) Details included in Section | and Section Il of the accompanying Statement regarding
maintenance of hundred percent security cover and compliance with financial covenants:as

Chartered Accountants Walker Chandiok & Co LLP is registered
with limited liability with identification
Offices in Bengaluru, Chandigarh, Chennai, Gurugram, Hyderabad, Kochi, Kolkata, Mumbai, New Delhi, Noida and Pune number AAC-2085 and its registered office

at L-41 Connaught Circus, New Delhi,
110001, India



Walker Chandiok & Co LLP

Independent Auditor’s Certificate pursuant to Regulation 56(1)(d) of Securities and Exchange Board
of India (Listing Obligations and Disclosure Requirements) Regulations, 2015 (as amended) and
Regulation 15(1)(t)(ii)(a) of SEBI (Debenture Trustees) Regulations,1993 (as amended)

stated in Information memorandum and/or bonds trust deed of listed NCBs of the Company
outstanding as at 30 September 2022, are not in agreement with the unaudited financial results
of the Company, underlying books of account and other relevant records and documents
maintained by the Company for the six months period ended 30 September 2022, or that the
calculation thereof is arithmetically inaccurate; and

b) Declaration given by the management as included in Section Il of the accompanying Statement
regarding compliance with the operational covenants as stated in Information memorandum
and/or bonds trust deed of the listed NCBs of the Company outstanding as at 30 September
2022, is in all material respects, not fairly stated.

6. The unaudited financial results, referred to in paragraph 5(a) above, have been reviewed by us, on which
we have expressed an unmodified conclusion vide our report dated 14 November 2022. Our review of
financial results was conducted in accordance with the Standard on Review Engagements (SRE) 2410,
Review of Interim Financial Information Performed by the Independent Auditor of the Entity, issued by
the Institute of Chartered Accountants of India (‘the ICAI’). This Standard requires that we plan and
perform the review to obtain moderate assurance as to whether the financial information is free of material
misstatement. A review is limited primarily to inquiries of the Company personnel and analytical
procedures applied to the financial data and thus, provides less assurance than an audit. We have not
performed an audit and accordingly, we did not express an audit opinion.

7. We conducted our examination of the Statement in accordance with the Guidance Note on Reports or
Certificates for Special Purposes (Revised 2016) (‘the Guidance Note’) issued by the ICAI. The Guidance
Note requires that we comply with the ethical requirements of the Code of Ethics issued by the ICAI.

8. We have complied with the relevant applicable requirements of the Standard on Quality Control (SQC)
1, Quality Control for Firms that Perform Audits and Reviews of Historical Financial Information, and Other
Assurance and Related Services Engagements, issued by the ICAL.

9. The procedures performed in a limited assurance engagement vary in nature and timing from, and are
less in extent than for, a reasonable assurance engagement; and consequently, the level of assurance
obtained in a limited assurance engagement is substantially lower than the assurance that would have
been obtained had a reasonable assurance engagement been performed. The procedures selected
depend on the auditor’s judgment, including the assessment of the areas where a material misstatement
of the subject matter information is likely to arise. We have performed the following procedures in relation
to Section I, Section Il and Section Il of the accompanying Statement:

a. Verified the details of ISIN, issue size, security cover details and financial and other covenants
criteria for the listed NCBs from the Information memorandum and/or bonds trust deed;

b. Traced the principal amount of the NCBs outstanding as at 30 September 2022 to the unaudited
financial results, underlying books of account and other relevant records and documents
maintained by the Company for the six months period ended 30 September 2022;

c. Verified that the computation of security cover is in accordance with the basis of computation given
in the Statement and the amounts used in such computation have been accurately extracted from
unaudited financial results, underlying books of accounts and other relevant records and
documents maintained by the Company and the calculation thereof is arithmetically accurate;

d. Verified whether the Company has maintained hundred percent security cover as per the terms of
Information memorandum and/or bonds trust deed;

e. Verified, on a test check basis, financial and other covenants as stated in information
memorandum and/or bonds trust deed from unaudited financial results, underlying books of
accounts and other relevant records and documents maintained by the Company;

Chartered Accountants



Walker Chandiok & Co LLP

Independent Auditor’s Certificate pursuant to Regulation 56(1)(d) of Securities and Exchange Board
of India (Listing Obligations and Disclosure Requirements) Regulations, 2015 (as amended) and
Regulation 15(1)(t)(ii)(a) of SEBI (Debenture Trustees) Regulations,1993 (as amended)

f.  Verified the arithmetical accuracy of the Statement;

g. Obtained necessary representations from the management; and

h. Based on the procedure performed in (a), (b), (e) and (g) above, evaluated the appropriateness
of the declaration made by the management in Section Il of the Statement.

Conclusion

10. Based on our examination and the procedures performed above, evidence obtained, and the

information and explanations given to us, along with the representations provided by the
management, nothing has come to our attention that cause us to believe that the:

a) details included in Section | and Section Il of the accompanying Statement regarding maintenance of
hundred percent security cover and compliance with financial covenants as stated in the Information
memorandum and/or bonds trust deed of listed NCBs of the Company outstanding as at 30
September 2022, are not in agreement with the unaudited financial results of the Company, its
underlying books of accounts and other relevant records and documents maintained by the Company
for the six months period ended 30 September 2022, or the calculation thereof is arithmetically
inaccurate; and

b) declaration given by the management as included in Section Il of the accompanying Statement
regarding compliance with the operational covenants as stated in Information memorandum and/or
bonds trust deed of the listed NCBs of the Company outstanding as at 30 September 2022, is, in all
material respects, not fairly stated.

Restriction on distribution or use

11.

12.

Our work was performed solely to assist you in meeting your responsibilities in relation to your compliance
with the Regulations. Our obligations in respect of this certificate are entirely separate from, and our
responsibility and liability is in no way changed by, any other role we may have (or have had) as the
statutory auditors of the Company or otherwise. Nothing in this certificate, nor anything said or done in
the course of or in connection with the services that are the subject of this certificate, will extend any duty
of care we may have in our capacity as statutory auditors of the Company.

The certificate is addressed to and provided to the Board of Directors of the Company solely for the
purpose of enabling it to comply with the requirements of the Regulation, which inter alia, require it to
submit this certificate along with the accompanying Statement to the Debenture Trustee of the Company,
and therefore, this certificate should not be used, referred to or distributed for any other purpose or to any
other party without our prior written consent. Accordingly, we do not accept or assume any liability or any
duty of care for any other purpose or to any other person to whom this certificate is shown or into whose
hands it may come without our prior consent in writing.

For Walker Chandiok & Co LLP
Chartered Accountants
Firm’s Registration No.: 001076N/N500013

Digitally signed

MANISH by maNIsH
KUMAR  R8a

Manish Ag rawal AGRAWAL Date: 2022.11.14

Partner

18:29:37 +05'30}

Membership No: 507000

UDIN: 22507000BDAUXU5503

Place: Bengaluru
Date: 14 November 2022

Chartered Accountants



One International Center Private Limited

Financlal results for the quarter and six months perlod ended 30 September 2022

dil | as per ffon 52 {4) of the Listing Regulations:
[Rs. In Millions, except ratia)
Particulars Quartet Ended Six months period ended Year ended
30 2022 30 June 2022 30 2021| 30 2022 | 30 2021 31 March 2022
{L i I i @ v (v (Audited)
§ISN MEOSSIo702 |  INEgssio7ozs | NECSI0029 | gossiozons ] INFARSIN7N2
b) Credil rating and changes(in any) (no change during the year) ICRA : BBB+ ICRA : BBB+ ICRA: A-ve ICRA: BBB+ ICRA: A-ve ICRA: A -ve
(Negative) (Negative) (Stable) (Negative) (Stable) {Negalive)
c) Security cover available Listed NCBs are Listed NCBs are Listed NCBs are Listed NCBs are Lisled NCBs are Listed NCBs are
secured and security| secured and security| secured and security| secured and sccurty | Secured and security  (secured and eccurity
cover is more than | coveris more than | coveris more than | caver is more than cover is more than cover is more than
100% 100% 100% 100% 100% 100%
d) Debt equity ratio * 20532 69.38 652 20632 6.52 44.21
ﬂ;:: U iz e for the payment of Inferest of hon converisle bonds. | 55 ¢, o mber 2023 30 June 2022 30 2021| 30 2022 30 2021 31 March 2022
() Previous due date for the repayment of principal of NCBs Not i Not I Not i Not Not Not applicable|
g) Next due date for the payment of interest of NCBs 31D 2022| 30 2022] 310 2021 31D 2022 31D 2021 30 June 2027
h} Next due date for the repayment of principal of NCBs 11 August 2026j 11 August 2026 11 August 2026 11 August 2026| 11 August 2026 11 August 2026
i} Fixed assets coverage ratio? 094 0.97 093 0.94 0.93 0,97
11 D r ion reserve. Mot i Not i Nat I Not applicabl Not i Not i
k) Net worth * 128 21 388.08 4.001.71 128.21 4,001.71 582.40
[ Current ratio * 085 0,58 265 0.85 295 089
m) Long term debt to working capital > (92.03) (31.75] 813 [82.03) 813 (107.44)
n) Bad debts to account receivable ratio ® 0.08 0.06 - 0.08 = 0.03
0} Current liability ratio ] 007 0.07 0.06 0.07 0.06 0.07
ol Total debls to 1okl asaets * 094 093 0.83 0.94 0.83 0.92
a] Pald-up deit capfial - 25,324.54 25,537.35 26,007.07 26,324,53 25,007.07 25,750.17
r) Dbt service coverags rsho L 0.35] 03§, 0.47| 0.35 0.60 0,51
5| Interest service coverage ratio ' 0.50) 0.50] 0.60| 0.50 0.77 0.66]
1) Debtors furnover ™2 0.20)] 0.46] 0.30} 0.10] 0.13 0,08
) Inveniory turnovers Not i Not i Not appli Not i Not i Not applicable|
¥) Operating margn {%; " 14.42 14,16 44.03] 14.24) 52.99 3484
w) Net profit margin (%) " (48.97) (47.49) (5.43) FEES 010 (14654

' Debt equity ratio = Debt/Equity and Equity = Equity share capital + Other equity

2Fixed assets coverage ralic = Tolal asSets seoured by first or exclusive chargefindeblness secured by or aggregate to be secured
by first charge or sxcluswye charge over fixed assels {l.e.aggregate external borrowing)

* Net warth = Equity share capital + Other equity

* Current ratio = Total current assels/Total current liabilities

5Long term debt to working capital = Non-current borrowings/(Tatal current assets - Tolal current liabilities)

°Bad debls to account 0 ratio = Bad of opening and closing lrade receivable
(Bad debts - impairment balance as per slalement of profit and loss)
A ts recen - Trade recei as per balance sheet date)

7 current liability ratio = Total current liabilities/T otal liabilities

® Total debts to total assels = Total borrowings/Total assets

% Paid up debt capital = Total borrowings

' Debt service coverage ralio = Earning before depreciation, interest, exceptional item and tax/(Interest expense* +
Principal ing pr

' Interest service coverage ratio = Eaming before

“Interest expense includes interest capitalized
'2 Debtors lurnover = trade receivable/revenue from operations
3 Operating margin = i

preciation, interest, i item and expense”

pi from

(Operaling profit = Revenue from operations - cost of sales - employee benefits expense - other expenses - depreciation and
amorlizalion - impairment)
' Net profit margin = Net profit for the periad or yearAalal income

Registered Office : Plot No, 448451, Udyog Vihar, Phase-V, Gurgaon, Haryana - 122016
Corporate Identity Number {CIN) : U70101HR2005PTC077759

Place : Mumbai
Date : 14 November 2022

ond on behalf of Board of Directors

Prakash Gupta

Director [DiN - DE357983]
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One International Center Private Limited
Section IT - Compliance with Financial Covenants

1. LTV (Ratio of debt to the valuation)

Particulars (Rs. million)
Total bond obligation: iy
Non-convertible bonds 4,710.00

Accrued interest on bonds L
4,710.00
Total valuation of tower 4 (refer note 2) 20,117.00
Ratio of debt to the valuation of Tower 4 427%

2. Use of proceeds from issue of non-convertible bonds as at 30 September 2022

Particulars (Rs. million)
Proceeds from issue of non-convertible bonds 4,710.00
Partial repayment of the existing debentures 3,607.60
Capital expenditure in respect of Tower 4 834.99
Unutilized proceeds as at 30 September 2022 267.41

3. Coupon and principal details (refer note 4)

Due date for the payment of interest of non convertible bonds (NCBs) as per deed
Actual payment date of interest of non convertible bonds (NCBs)

Whether any delay

30 June 2022 and 30
September 2022

30 June 2022 and 30
September 2022

NA

1. The Statement has been prepared based on the basis of unaudited financial results of One International Center
Private Limited for the six months period ended 30 September 2022 prepared in accordance the recognition and
measurement principles laid down in Indian Accounting Standard 34, Interim Financial Reporting (‘Ind AS 34%),

prescribed under Section 133 of the Companies Act, 2013 (‘the Act’).

2. Total valuation of Tower 4 has been taken from valuation report dated 12 May 2022 issued by Savills Property

Services (India) Private Limited.

3. We confirm that covenants mentioned in paragraph (i), (iii) and (iv) of paragraph 3.2 - Covenants and Undertakings
of the bonds trust cum mortage deed requires compliance on a future date and hence not applicable as on 30

September 2022.

4. No principal amount is due as per bonds trust deed as on 30 September 2022.

For One International Center Private Limited

Authorised Signatory




One International Center Private Limited
Section III - Compliance with the covenants (other than financial covenants)

Management Declaration

1) We confirm that the Company has complied with all the following covernants as included
in the bond trust deed dated 9 August 2021:

A. Para 2.30 - Other negative covenants.
B. Para 10.2 - Covenants and undertakings.

For One Intemmational Centet Private Limited

Authorised Signatnry




ONE

INTERNATIONAL
CENTER

th Annexure VI
Date: 14™ November, 2022

To,

The Manager - Listing Department
BSE Limited

1% Floor, Phiroze Jeejeebhoy Towers,
Dalal Street, Fort,

Mumbai — 400001

ISIN INE065107023
Scrip Code 973382
Scrip ID 7330ICPL26

Dear Sir/ Madam,

Subject: Half Yearly disclosure of Related Party Transactions of M/s. One International Center Private
Limited (“the Company”) for the half year ended 30" September, 2022 as per Requlation 23(9) of the Securities
and Exchange Board of India (Listing Obligations and Disclosure Requirements) Regulations, 2015.

Pursuant to Regulation 23(9) of the Securities and Exchange Board of India (Listing Obligations and Disclosure
Requirements) Regulations, 2015, and Circular No: SEBI/HO/DDHS/DDHS_Div1/P/CIR/2022/0000000103
issued by Securities and Exchange Board of India dated 29™ July, 2022, please find enclosed herewith, the half yearly
disclosure of Related Party Transactions of the Company for the half year ended 30" September, 2022.

This is for your information and records.
Thanking you,
For One International Center Private Limited

(Formerly known as Indiabulls Real Estate Company Private Limited)

VISHAL ARJUN Sy st
THARWAN' Date: 2022.11.14 21:01:14

Vishal Arjun Tharwani
Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10*Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail:info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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Related Party Transactions for the half year ended 30™ September, 2022

(Rs. in millions)

Additional disclosure of related party transactions - applicable only in case the related party
transaction relates to loans, inter-corporate deposits, advances or investments made or given
by the listed entity/subsidiary. These details need to be disclosed only once, during the
reporting period when such transaction was undertaken.

Sr. | Name of the Details of the Type of Value of Value of In case monies are In case any financial Details of the loans, inter-corporate deposits, advances or
No | listed entity counterparty related therelated | transaction due to either party as indebtedness is incurred to investments
entering party party during the a result of the make or give loans, inter-
into the transactio | transactio reporting transaction corporate deposits, advances
transaction n nas period or investments
approved
Name Relationsh by the Openin Closing Nature of Cos | Tenur Nature Interes | Tenur Secured/ Purpose
ip of the audit g balance indebtednes t e (loan/ t Rate e Unsecure for
counterpar committee balance s (loan/ advance/ (%) d which
ty with the issuance of inter- the
listed debt/ any corporate funds
entity or other etc.) deposit/ will be
its investmen utilised
subsidiary t by the
ultimate
recipien
tof
funds
(end-
usage)
1. | One Opcore Fellow Rendering | NA 269.20298 189.41 223.2758 | NA
Internationa | Services subsidiary | and 5 8
| Center Limited companies | receiving
Private of services
2. | Limited Mr. Vishal Key Salary NA 2.56 NA NA | NA
Arjun Manageme | expenses
Tharwani nt
Personnel

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10" Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail: info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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3. Key Salary NA 2.03 NA NA | NA

Mr. Manageme | expenses

Prakash nt

Gupta Personnel
4. Mrs. Key Salary NA 0.12 NA NA | NA

Ritu Manageme | expenses

Yatender nt

Verma Personnel

For One International Center Private Limited

(Formerly known as Indiabulls Real Estate Company Private Limited)

VISHAL

Digitally signed by

VISHAL ARJUN

ARJUN

THARWANI

Date: 2022.11.14

THARWANI 210142 +05730

Vishal Arjun Tharwani

Chief Financial Officer

Place: Mumbai

One International Center Private Limited (formerly known as Indiabulls Real Estate Company Private Limited)
Registered Office: 448-451 Indiabulls House, Udyog Vihar Phase V, Gurugram, Haryana, 122016
Corporate Office: One International Center, Tower - 1, 10t Floor, Plot No. 612-613, Senapati Bapat Marg, Elphinstone Road, Mumbai, Maharashtra - 400013

Telephone: +91 22 68305500 | E-mail: info@nucleusofficeparks.com | Website: www.nucleusofficeparks.com | CIN: U70101HR2005PTC077759
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