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(A) In view of the above, you are hereby directed to show cause as to why the Registration Number
UPRERAPRJ7122 granted to your Project not be revoked and all consequent penalties and restrictions
imposed.

(B) inview of the above, you are hereby called upon to show cause as to why the appropriate directions
and penalties as listed herein below not be imposed:

1. To impose a penalty which may extend upto 5% of the estimated cost of the Project, under Section
60 for violation of provisions of Section 4 of the Act and Rules made thereunder:

2. To impose a penalty which may extend upto 5% of the estimated cost of the Project, under Section
61 for violation of provisions of the Act & Rules made thereunder;

3. To impose a penalty which may extend upto 5% of the estimated cost of the Project as provided
under Section 63 of the Act for violation of directions/orders issued on 25-10-2018 by the Authority
under Section 36 of the Act.

4. To pass such other directions, as may be deemed necessary in interest of the allotees or public
interest.
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“The auditor has found breach of RERA compliance by the developer in managing escrow
accounts and half yearly project account audit, Developer should have developed and delivered the
projects phase wise contrary to which developer expanded hugely which resulted in mis-
management of resources & funds. Currently, large parcel of land in phase-1 and phase-2 is
mortgaged to various banks through the process of equitable mortgage. Repayment of the availed
loan has posed a challenge in project completion. In few loan agreements, developer has not only
mortgaged the project land but hypothecated the project receivables. This has eventually led to
mis-management of the escrow accounts as per RERA guidelines. Currie & Brown (Auditor) has
found that there was surplus money in the project which should have been utilized towards project
completion. Developer has sold FSI in many projects which has resuited in robust inflows in the
project. Auditor has also identified that developer has got the project completion certificate from
Lucknow Development Authority (LDA) for only six projects in Phase-1 and Phase-2, out of these six
projects four projects are group housing, one project is commercial, and one project is educational.
There could be other projects in the township which are ongoing as per RERA Act and are currently
not registered. Developer has applied for completion certificate in LDA and claims that there are
many projects such as ‘golf villas’ which are complete, but completion certificate has not been
received from LDA due to which projects are not registered in the authority.

Consolidated Position of Inflows, Outflows and diversion of funds for other purposes

Total Inflows of Funds on the Registered Projects : Rs. 2672.00 Cr.
Total Outflows of Funds on the Registered Projects ' Rs. 2067.00 Cr.

Total Funds diverted from the Projects for other Purposes: Rs. 606.00 Cr.
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Further, some of the key findings in respect of the Project under reference herein the SCN
are as follows:
Project Summary (Amount in Crore rupees)
Current Construction Status Under Construction
Saleable Area- Ansals (in sqft) 13,43,182 -
Area Sold (in sqft) 1,00,384



Total Units 446

Sold Units 297 5__..__
| Unsold Units 149 SRITN N

Amount received from sold units (in INR Cr) 48.20 i ;‘:

Balance Amount to be received from sold units (in INR Cr.) 50.30

Amount expected from unsold (in Cr) 92.90 i

Development cost Incurred- INR Cr. (C&B's assessment) 00 A

Development Cost to be Incurred- INR Cr. (C&B’s assessment) 29.20 il

Construction status of the project

As per the site assessment carried out in the month of December-18, construction work

has not started in the project.

Site survey is based on the actual work done on site and percentage completion of the

work is arrived through assessment of components such as structure, Civil & MEP, [xternal
Development, etc.

Current Surplus/Deficit in the project based on RERA compliance (70:30)

As per the RERA, promoter should utilised 70% of the collection from allottees for construction

and land payment and 30% towards fullfiling other project obligations. Therfore, below assessment
showcases the estimated surplus/ deficit in the project based on rera compliance:

a.

1.6

1.7

1.8

1.9

1.10

70% of the Cash inflows in the project is INR 33.8 Cr. (70% of 48.20 Cr. which is total collection
from customers as at Nov. 2018)

Cash outflows in the project is estimated to be INR 25.20 Cr.

Accordingly, there is estimated excess withdrawal of INR 8.6 Cr.
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These complainants have, during the hearing, made serious allegations of mismanagement

by the promoter. Some of the common allegations made by the complainants against the promoter

are as follows:-

1- The promoter has not followed the timeline to complete the project. The time to complete the
projects and handover possession of the unit to allottees has been over already.

2- The promoter has given very unreasonable completion date in RERA, in some cases still 4 to 5
years away and in some f_urtherﬁe.



3- There is no work going on in the project and hence they cannot trust the promoter tq complete
the project even by the revised timeline given by the promoter in RERA.

4- The management does not respond to their queries about the status of the project or give a
convincing action plan to complete the project or to pay them delay penalties or to refund the
money deposited by them.

5- In certain cases, the promoter does not have the project land. He made allotmeny to them
without having the required land and thus gross negligence on them.

6- The promoter has not started the construction in the project besides having taken sizable
amount against the cost price of the unit from them years back. It had been stated by the
promoter in the agreement for sale that he had the acquired land and necessary approvals from
the competent authority.

7- The promoter has diverted the money received from them to other activities. Many of them
have alleged that the promoter has siphoned off the project money to some other destinations.

8- Many of the complainants alleged that they have invested their hard earned money in the
project in the hope of a roof on their heads, that they are paying huge amount against the EM|
and house rent. Now they have neither money nor the house and want their hard earned
money back with interest.

9- A fairly large number of complainants have labelled very serious charges of mismanagement of
the project and financial irregularities by the promoter.

10- Some of the complainants/allottees are ready to wait for possession but want a firm
commitment from the promoter for possession within a reasonable time and payment of delay
penalty.
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The Authority, therefore, in exercise of powers conferred on it under Section 35 and 36 of the Act
and other relevant sections of the Act and the rules framed there under do hereby order as folloyys:

M1

V1.

VI

VI

Secretary UP RERA, after taking approval from appropriate level, will get a forensic audit of all
the projects of Ansal API registered in RERA done through a reputed financial consultant with a
view to investigate into the affairs, especially the accounts of Ansal APl and their subsidiaries or
consortium to find out the possible diversion of funds, causes of inordinate delay, to assign
responsibilities therefor and to suggest effective corrective remedial measures. The financial
consultant may be required to complete the audit maximum in 2 months.

The auditor will scrutinize the accounts to ascertain the money collected (cash inflows) in the
projects from homebuyers and financial avenues vis-a-vis money deployed (cash outflows) on the
project to ascertain whether the money has been properly utilized or not by Ansal API. The
auditor will carry out assessment of the stuck up projects through site surveys and make
observations w.r.t the work done and to be done to complete the project. The auditor is also
expected to compile future receivable from stock as well as disposable/unsold assets and
estimate the possible inflows of funds.

The auditor will further suggest the ways and work out the modalities to dispose of unsold
inventory/ assets and other receivables so that funds could be used to refund the money with

interest to homebuyers and complete the ongoing projects for expediting delivery of plots/flats
and villas.

The cost of the audit will be charged on the promoter. However, the same will not be borne

from the 70 percent component of the receipts from the allottees meant for construction wark
only.

The auditors should carry out the audit of projects in a manner that the audit of the rnost

challenged ones is completed first. The reports will be concurrently submitted to the Authority
for further appropriate orders.

Henceforth 90% of the amount received from the allottees in lieu of Sales, transfers,
instalments/receipts of sold properties including sold by way of FSI will be deposited in the
escrow /designated account of the concerned project till the requirement of 70% of the total
money received from buyers, since the inception of the project, to be deposited in the escrow
account, is fulfilled. The money from the designated account of the project can be withdrawn
only for the purposes of construction and development work relating to project strictly in
compliance of the provisions of the Act.

The Authority hereby direct the auditor to act as a Financial Observer to oversee all financial
transactions including Inflows and outflows of funds in Ansal Properties and infrastruciure Lid
(Ansal AP1) and to periodically report to the Authority.

Whenever ‘any third party right is created by these companies or their subsidiaries or consortium
by way of sale, transfer, mortgage, or any other means, the same will be intimated to the
Financial Observer by the promoter.

The promoter will, within 15 days submit the following to the authority:

. The details of project-wise Escrow accounts,

List of each incomplete projects and funds required to complete them, along with timelines.”

List of all their allottees including FSI who have not paid up their dues (overdue amount)to the promoter
and the bhalance to be paid [installments/payments due in future].

O



iv. List and details {amount/area) of allotees who have paid advance money but they haven't been 5)0tted the
property (amount to be given) but have not been given their plots/flats/shops etc and reasons for non-
performance.
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3.1 Financial consultant will carry out forensic audit of all the projects of Ansal API registered in RERA
with a viewto investigate into the affairs, especially the accounts of Ansal APl and their sypsidiaries
or consortium to find out the possible diversion of funds, causes of inordinate delay, to assign
responsibilities therefor and to suggest effective corrective remedial measures. The financial
consultant shall complete the audit maximum in 2 months.

3.2 The consultant will scrutinize the accounts to ascertain the money collected (cash inflows) in the
projects from homebuyers and financial avenues vis-A-vis money deployed (cash outflows) on the
project to ascertain whether the money has been properly utilized or not Ansal APl. The consultant
will carry out assessment of the stuck up projects through site surveys and make observations w.r.t
the work done and to be done to complete the project. The consultant is also expected to compile
future receivable from stock as well as disposable/unsold assets and estimate the possible inflows
of funds.

3.3 The consultant will further suggest the ways and work out the modalities to dispose of unsold
inventory/ assets and other receivables so that funds could be used to refund the money with
interest to homebuyers and complete the ongoing projects for expediting delivery of plots/flats
and villas.

3.4 The consultant will carry out the audit of projects in a manner that the audit of the most
challenged ones is completed first. The reports will be concurrently submitted to the Authority for
further appropriate orders.

3.5 The consultant will also act as a Financial Observer to oversee all financial transactions including
inflows and outflows of funds in Ansal Properties and Infrastructure Ltd (Ansal API) and to
periodically report to the Authority.

3.6 Whenever any third party right is created by these companies or their subsidiaries or consortium
by way of sale, transfer, mortgage, or any other means, the promoter shall report the same to the
financial observer.
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(i) The entire money received by the promoter from the allottees of the
project(s), including the projects proposed to be launched or by way of
loans from banks/financial institutions/creditors will be deposited into the
separate (escrow) account of the project given by the promoter on
UPRERA web portal. Not less than 90 percent of the amount so received
will be utilised for the purposes of the construction and development
works of the project.

(if) The promoter will issue a public notice through atleast two national Hindi
and one English daily newspapers published from Lucknow informing all
the existing and prospective allottees about depositing the money only in
the designated separate account of the project.

(iii)  The promoter will furnish to UPRERA a list of the branches of the banks
having project accounts along with names of the Branch Managers and e-
mail 1Ds within 03 days. Letters will be sent to all Branch Managers
separately for compliance with the provisions of the Act and instructions
contained in these orders.

(iv) The surpluses of these newly launched and to be launched projects shall
he strictly transferred towards completion of 38 projects listed by the
promoter.

(v) The surpluses generated from the above mentioned 38 projects will be
taken towards completion of remaining projects strictly within the
timeframe given by promoter to RERA.

(vi) The withdrawal from the escrow accounts of the projects, including this
one as well as the projects to be launched in future shall be made only on
the basis of joint certificate of structural engineer, architect and chartered
accountant, duly counter signed by Auditor appointed by RERA for
concurrent audit of the projects of the promoter at his cost.

(vii)  The monthly inflows, outflows and transfer of the surpluses, wherever it is

required, shall be uploaded on the Promoter’s website for information of
the homebuyers.

(viii) - The construction related monthly progress shall be monitored by a
Committee consisting of Sri M.P. Mishra, Consultant, Shri Sudhanshu
Tripathi, Finance Controller and Shri Subodh Rai, Technical Advisor and the
same shall be brought before the authority in its monthly review
meetings.

(ix) The authority will review the progress of the projects at the end of 03
months in the presence of the Chairman and Directors of the Company as
well as the representatives of the@sociation of Allottees.
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Project Details = _

' LAYOUT SECTOR P Registration | UPRERAPRI7122
3. oy o]
N - S B

ol Ul 2 e e
Currie& 5 i
Particulars Brown Currie& Brown (Feb2019) U-(]l ‘:jg;?z{[";r}‘;al
(Dec'2020)

_Total units 446 446 446 EE—
Sold Units 220 297 228
Unsold units 226 149 218
Project Reciept Details M
Particulars ; * CA

Cé‘:{:\'f:‘ C&':;::f‘ Certificate | U.P Rera Portal
! L )
(Dec'2020) (Feb2019) (30!0‘;!2020 (14/09/2020)
From Allottes 34.6 48.2 30.53 28.59
Cancelled Units 232 0 0 0
Financial Institution 0 0 0 0

[Py -



Physical and financial progress

Total 57.8 48.2 30.53 3859
: R e ==
Expenditure incurred 0 S N ey s
; Currie& Currie& .(?A . UP B e
Particulars Brown Brown Certificate R 4/(";‘(')?,0;'}{'
(Dec'2020) (Feb2019) (30/09/2020) "
Land cost 13.7 13.7 0 __NA
| Construction cost (exc. Interest) 0 0 0 N,;\- =
| Construction Trunk Infra, 8.4 6.6 0 N.A
Interest Cost (Trunk Infra) 4.5 2.7 0 NA
Loan Repayment (inc. Interest) 0 0 N.A
Refund to the allottees 217 0 N.A :
Sactions and approvals 2.2 22 il ﬂ___Nﬁi &
Total Cost 50.5 252 1.51 N.A

Diversions from Separate Bank Account

Currie& Currie&
Particulars Brown Brown CA Certficate (30/09/2020)
(Dec'2020) (Feb2019)
% Completion 0% 0% 0.0%
Construction Cost 0 0 0 o
Deposits in sepearte bank account \ e |
Particulars ; 4 CA
C];]:J\ff C[;‘:;::f Certficate U.P Rera Portal
(Dec'2020) (Feb2019) (30!’0?’2020 (14/09/2020)
Collected  from allottees (70%  of x 33.7 2187 28.59
Allotees) 24.2
: 16.2 0.0
70% of Fund from Cancelled Units g
Project Finance 0 0 0 0
Total 40.5 33.7 21.37 28.59
Withdrawals Admissible from sepereate bank account S - __
: Currie& Currie&
Particulars Brown Brown CA Certficate (30/09/2020)
(Dec'2020) (Feb2019) i
- Actual Constructrion 0 0 0 n |
Actual Infra development cost 12.9 9.3 0 !
Payment against land cost 13.7 13.7 |
Loan & Interest Paid to Financial 0 0 !
Institution 0 S ‘
Sacnctions and approvals 2.2 2.2 1.51 B
|
15.19 0 |
| 70% of Refund to Cancelled Units S .
_Total 43.99 25.2 151 ‘

Currie& Brown (Dec'2020)

Currie& Brown (Feb'2019)

Deposits to be sepearte bank account

33.

7

&



Less:  Withdrawals Admissible from 43.99 25.20
_sepereate bank account

-3.53 8.54
Balanee Actually Available in Separate Bank Account S e
; U.P Rera ]
Currie&
Brown Portal C; Cerificate
(Dec'2020) (14;’05;!2020 (30/09/2020)
Balance Available in Separate Account as on NIL 0.0 NIL
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