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Company Overview:

Keystone Realtors Ltd. is a prominentreal estate developer interms of
absorptioninnumber of unitsinthe micro markets whereithas strong
presence. The Company as of Jun’22 has completed 32 Projects while
there are 12 ongoing and 21 forthcoming projects across the MMR
regions comprising of comprehensive range of projects under the
affordable, mid and mass, aspirational, premium and super premium
categories.

Key Highlights:

A well-established brand Rustomjeein MMR region: The Company has
well established brand ‘Rustomjee’ in the micro markets of MMR viz
Juhu, Bandra East, Khar, Bhandup, Virar and Thane. The presence of the
company in MMR market for 25 years, together with its construction
quality, execution and delivery capabilities, has enabled it to establish
the Rustomjee brand in the MMR.

Well-diversified portfolio and strong pipeline: The Company has well
diversified suite of projects across a wide range of price points, and a
presence in several micro markets. The company occupies top 5
positionin the key markets where it operates. The Company currently
is executing 10 projects with 5.7 million sqft of saleable areas while
thereare 17 projects fora total area of 22.4 millionsgft under pipeline.

Asset-light and scalable model resulting in profitability and stable
financial performance: The Company generally follows asset light
business model entering into joint development agreements and re-
development agreements with landowners or developers or societies.
This helps it lower the upfront capital commitments thus boosting
earnings are return ratios. As of Jun’22, 95.5% of completed projects,
93% of ongoing projects and 77.7% of forthcoming projects are based
on JDA/DA/JV/Redevelopment or SRA. The asset light model hel ps it to
generate double digit RoE (16% for FY22), EBITDA margin of 14%, and
net profit of Rs 135.8 cr for FY22 versus Rs 14.5 cr in FY20.

Demonstrated project execution capabilities within-house functional
expertise: The Company has adopted an integrated real estate
development model, with capabilities and in-house resources to
execute projects fromits initiation to completion.

It has a well developed in-house competencies for every stage of the
property development life cycle comprising of identification of land
parcels, conceptualization, land acquisition, approvals, execution,
planning, designing and overseeing the construction activities,
marketing and sales and finally the property delivery.

Valuation:

The IPO is valued at P/E of 43.3x/45.4x of its FY22 EPS at lower and
upper price band respectively. As compared to its close peers, Keystone

Realtorsis fairly valued. We recommend the investors to subscribe the
issue at CUT-OFF price.

Issue Details

Issue Size (Rs cr)

Date of Opening 14th Nov 22

Date of Closing 16th Nov 22

Price Band (Rs) 514-541
635.0

Fresh Issue: Rs 560 cr
OFS: Rs 75.0 cr

No. ofshares

1,23,54,086-1,17,37,523

Face Value (Rs)

10.0

Post Issue Market Cap
(Rs cr)

5,881.2 - 6,160.8

Axis Capital Limited

BRLMs Credit Suisse Securities (India) Pvt. Ltd.
Registrar Link Intime India Private Limited

Bid Lot 27 shares and in multiple thereof

QIB shares 60%

Retail shares 35%

NIB (HNI) shares 15%

Employee Reservation

Employee Discount

Objects of Issue

(Rs Cr.)
Gross Proceed From Freshlssue 560.0
(Less) Offer related expenses [e]
Net Proceeds* [e]

*Net proceed will be used for repayment of debt in part or full, for

general corporate purpose and for funding acquisitionofreal estate

projects.

Shareholding Pattern

Pre Issue No. of Shares %
Promoter & Promoter Group | 10,01,21,810.0 96.7
Public & Others 34,04,412.0 3.3
Total 10,35,26,222 100.0
Post Issue @ Rs.514 Per Sh. No. of Shares %

Promoter & Promoter Group

8,92,26,868 78.0

Public & Others

2,51,94,295 22.0

Total

11,44,21,164 | 100.0

Post Issue @ Rs.541 Per Sh.

No. of Shares %

Promoter & Promoter Group

8,97,70,609 78.8

Public & Others

2,41,06,815 21.2

Total

11,38,77,423 | 100.0

Source: RHP, SSL Research
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Risk factors and company dependency

Geographical concertation: The Company, predominately, has a presence in few pockets of the MMR region. Varying
market conditions in the MMR may affect its ability to sell projects.
e Spurtin the rate of interest may affect project sales in the future: RBI has raised the repo rate by 190 bps in CY22.
The spurt in the rate of interest may impact the sale of projects.
e Outstanding litigation may impact the operation: The company s currently facing 28 litigation (refer page 461 of RHP)
which comprises of 11 against the company, 12 against subsidiaries and 5 against JVs. These litigations may impact the

operation of the company in future.

Rustomjee at a Glance (as of Jun’22)

Market Share of Rustomjee as per Suppply
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The Brand Rustomjee and Projects at Glance

Ongoing (Residential) :;:I:;::::Zlg)

Segment N(.>.of Area (Mn. N(?.of Area (Mn.

Projects Sqft) Projects Sqft)
Super Premium 2.0 2.3 2.0 0.5
Premium - - 2.0 0.2
Aspirational 3.0 0.4 4.0 1.0
Mid and Mass 4.0 2.4 6.0 9.7
Affordable 1.0 0.6 3.0 11.2
Total 10.0 5.7 17.0 22.4

1

With an endeavor
of building
affordable, value-
oriented homes
that help maximize
life

AFFORDABLE
HOUSING

2

With an endeavor
of bringing people
together through
meaningful
spaces and
experiences

TOWNSHIPS,
GATED
COMMUNITIES &
ESTATES

REDEVELOPMENT

3

With an
endeavor of
creating
landmarks &
iconic projects
with top quality
+ trust

STANDALONE
LANDMARKS

GREENFIELD

4

With an endeavol
of creating
commercial
spaces that
redefine the
world of work

COMMERCIAL

SRA

Sources: RHP, SSL Research

Growth strategy

e Leveragethe ‘Rustomjee’ brand to grow asset-light operations

e Maintaining an asset-light business model

e Improve operational efficiency with technological innovation, trusted vendors, and stakeholder management

e Leverage our leadership position in the premium categoryto grow our presence in the mid and aspirational category
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Industry Overview

Size of Indian Real Estate Market (USD Billion)
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(Source: RHP, SSL Research)
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Financial Snapshot

Particulars Price Band
541 514 541
Net Sales 848.7 1,269.4 1,269.4
Total Income 1,177.3 1,303.0 1,303.0
EBIDTA 1019 177.2 177.2
PATH 231.8 135.8 135.8
Equity Share Capital 103.5 114.4 113.9
No of Equity Shares 10.4 11.4 11.4
FaceValue 10.0 10.0 10.0
EPS 224 11.9 11.9
CMP 541.0 514.0 541.0
Cashand Bank 282.95 840.2 840.2
Debt 1,145.6 2,5139 2,5139
Market Cap 5,600.8 5,881.2 6,160.8
BV pershare(Rs) 77.4 142.0 142.7
PE(x) 24.2 433 45.4
P/BV (x) 7.0 3.6 3.8
Enterprise Value 6,463.4 7,554.9 7,834.4
Mcap/Sales (x) 6.6 4.6 49
EV/Sales (x) 7.6 6.0 6.2
EV/EBIDTA (x) 63.4 42.6 442
EBITDAMargins (%) 12.0 14.0 14.0
Net Margins (%) 27.3 10.7 10.7
ROE (%) 37.7 10.6 10.6
ROCE (%) 22.3 6.3 6.3
Debt/Equity 14 1.5 1.5
Net worth 800.9 1,624.5 1,624.5
| Year FY20 FY21 FY22
Net Sales 1,211.5 848.7 1,269.4
EBITDA 136.3 101.9 177.2
Net Profit 14.5 231.8 135.8
EBITDA Margin (%) 11.3 12.0 14.0
Net Profit Margin (%) 1.2 27.3 10.7

(Source: RHP, SSL Research)

Peer Comparison — FY22

Particulars (Rs cr) Keystone Realtors Ltd Sunteck Realty Godrej Prop. Macrotech Devel. Oberoi Realty
CMP (Rs) 514.0 541.0 388.2 1,292.8 955.6 886.4
Sales 1,269.4 1,269.4 513.1 1,824.9 9,233.2 2,694.0
EBITDA 177.2 177.2 95.3 -55.6 2,178.6 1,181.3
EBITDA Margin (%) 14.0 14.0 24.6 4.3 228.0 133.3
Net Profit 135.8 135.8 25.1 352.4 1,202.4 1,047.1
D/E (x) 1.5 1.5 0.2 0.6 0.9 0.3
PE (x) 433 45.4 166.6 89.8 35.8 22.7
M.Cap 5,881.2 6,160.8 5,684.5 35,942.6 46,028.6 32,229.7
ROE (%) 10.6 10.6 0.9 4.1 15.3 10.6

(CMP is based on the closing price as of 11t Nov 2022; Source: Capitaline, SSL Research
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SBICAP Securities Limited

(CIN): U65999MH2005PLC155485
SEBI Registration No.: Stock Broker: INZ000200032 | DP Registration No.: IN-DP-314-2017| Research Analyst: INHO00000602
Portfolio Manager: INP000004912 | IRDA: CA0103 | PFRDA Registration No: POP 26092018
Registered & Corporate Office: Marathon Futurex, UnitNo. 1201, B-Wing, 12th Floor, N M Joshi Marg,
Mafatlal Mill Compound, Lower Parel East, Mumbai 400013

For any information contact us: (022) 6854 5555
E-mail: helpdesk@sbicapsec.com I Web: www.sbisecurities.in

DISCLOSURES & DISCLAIMERS:

Analyst Certification: The views expressed in this research report ("Report") accurately reflect the personal views of the research anal ysts ("Analysts") employed by
SBICAP Securities Limited (SSL) about any and all of the subject issuer(s) or company(ies) or securities. This report has been prepared based upon information
available to the public and sources, believed to be reliable. I/We also certify that no part of my/our compensation was, is, or will be directly or indirectly related to the
specificrecommendation(s) or view(s) in this report.

The Analysts engaged in preparation of this Reportor his/her relative: -

(a) donot have any financial interests in the subject company mentioned in this Report; (b) do notown 1% or more of the equity securities of the subject company
mentioned in the reportas of the last day of the month preceding the publication of the research report; (c) do not have any material conflict of interest at the time of
publication of the Report.

The Analysts engaged in preparation of this Report:-

(a) have not received any compensation from the subject company in the past twelve months; (b) have not managed or co-managed public offering of securities for
the subject company in the past twelve months; (c)have notreceived any compensation for in vestment banking or merchantbanking or brokerage services from the
subject company in the past twelve months; (d) have notreceived any compensation for products or services other than investmentbanking or merchant banking or
brokerage services from the subject company in the pasttwelve months; (e) has not received any compensation or other benefits from the subject company or third
party in connection with the Report; (f) has not served as an officer, director or employee of the subject company; (g) is not engaged in market making activity for the
subject company.

Name Qualification Designation

Sudeep Shah MMS-Finance DVP- Technical & Derivative Research
Sunny Agrawal B.E, MBA (Finance) DVP - Fundamental Research

Rajesh Gupta PGDBM (Finance), MA (Bus. Eco) AVP - Fundamental Research

Unnati Bhavekar MMS (Finance) Manager - Fundamental Research
Monica Chauhan C.A Research Analyst - Equity Fundamentals
Gautam Updhyaya MBA (Finance) Research Analyst - Equity Derivatives
Netra Deshpande MMS (Finance) Sr.Research Analyst - Currency & Commodity
Bhavin Parikh MBA (Finance) Research Analyst - Mutual Funds
Vinayak Gangule BE (IT) Research Analyst - Equity Technicals
Pratik Patni BSc (Biotech Entire) Research Analyst- Equity Derivatives
Amit Chawda Bcom Research Analyst - Equity Technicals
Kalpesh Mangade B.Com MIS Analyst - Retail Research

Other Disclosures :

SBICAP Securities Limited ("SSL") a is a company engaged in diversified financial services business includingsecurities broking, DP services,, distribution of Mutual
Fund, insurance products and other financial products. SSLis a member of Stock Exchange(s). SSLis also a Depository Participantregistered with NSDL & CDSL. SSL
is alarge broking house catering to retail, HNI and institutional clients. It operates through its branches and authorized p ersons spread across the country and the
clients are provided online trading through internetand offline trading through branches and call & trade facility. SSL is a wholly owned subsidiary of SBI Capital
Markets Limited ("SBICAP"), which is engaged into investment banking, project advisory and financial services activities and is registered with the Securities and
Exchange Board of Indiaas a "Category 1" Merchant Banker. SBICAP is a wholly owned subsidiary of State Bank of India. Hence, State Bank of India and all its
subsidiaries, including, SBICAP and banking subsidiaries are treated and referred to as Associates of SSL.

We hereby declare that our activities were neither suspended nor we have materially defaulted with any stock exchange authori ty with whom we are registered in
last five years. However SEBI, Exchanges and Deositories have conducted the routin e inspection and based on their observations have issued advice letters or levied
minor penalty for certain procedural lapses. We have not been debarred from doing business by any Stock Exchange / SEBI or any other authorities; nor has our
certificate of registration been cancelled by SEBI atany point of time.

SSL or its Associates, may: (a) from time to time, have long or short position in, and buy or sell the securities of the company mentioned in the Report or (b) be engaged
in any other in any other transaction involving such securities and earn brokerage or other compensation or act as a market maker in the financial instruments of the
company discussed herein or act as an advisor or lender/borrower to such company or may have any other potential con flict of interests with respect to any
recommendation and other related information and opinions (c) haveany financial interests in the subject company mentionedin this Report (d) be engaged in market
making activity for the subject company.

SSL does not have actual / beneficial ownership of one percent or more securities of the subject company, atthe end of the month immediately preceding the date of
publication of the Report. However, since Associates of SSLare engaged in the financial services business, they mighthave in their normal course of business finandal
interests or actual / beneficial ownership of one percent or more in various companies including the subject company mentione d herein this Report.

SSL or its Associates might have managed or co-managed public offering of securities for the subject company in the past twelve months and might have received
compensation from the companies mentioned in the Report duringthe period precedingtwelve months from the date of this Report for services in respect of managing
or co-managing public offerings/corporate finance, investmentbanking or merchant banking, brokerage services or other advisory services in a merger or specific
transaction.
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Compensation paid to Analysts of SSLis notbased on any specific merchant banking, investment banking or brokerage service transaction.

SSLor its Associate did notreceive any compensation or any benefit from the subject company or third party in connection with preparation of this Report.

This Reportis for the personal information of the authorized recipient(s) and is not for public distribution and should not be reproduced, tran smitted or redistributed
to any other person or in any form withoutSSL's prior permission. The information provided in the Report is from publicly available data, which we believe, are
reliable. While reasonable endeavors have been made to presentreliable data in the Reportso far as itrelates to currentan d historical information, but SSL does not
guarantee the accuracy or completeness of the data in the Report. Accordingly, SSL or any of its Associates including directors and employees thereof shall n ot be in
any way responsible or liable for any loss or damage that may arise to any person from any inadvertenterror in the information contained, views and opinions
expressed in this Reportor in connection with the use of this Report.

Please ensure thatyou have read "Risk Disclosure Document for Capital Market and Derivatives Segments” as prescribed by Secu rities and Exchange Board of India
before investing in Indian securities market.

The projections and forecasts described in this Report should be carefully evaluated as these :
1. Arebased upon a number of estimates and assumptions and are inherently subject to significant uncertainties and contingencies.

2. Can be expected that some of the estimates on which these were based, will not materialize or will vary significantly from actual results, and such variances may
increase over time.

3. Are not prepared with a view towards compliance with published guidelines or generally accepted accounting principles. No independentaccountants have
expressed an opinion or any other form of assurance on these.

4. Should notbe regarded, by mere inclusion in this report, as a representation or warranty by or on behalf of SSL the authors of this report, or any other person,
thatthese or their underlying assumptions will be achieved.

This Report is for information purposes only and SSL or its Associates accept no liabilities for any loss or damage of any kind arising out of the use of this report.
Though disseminated to recipients simultaneously, notall recipients may receive this reportat the same time. SSL will not treatrecipients as clients by virtue of their
receiving thisreport. It should notbe construed as an offer to sell or solicitation of an offer to buy, purchase or subscribe to any securities this report shall not form
the basis of or be relied upon in connection with any contract or commitment, whatsoever. This report does not solicit any action based on the material contained
herein.

It does not constitute a personal recommendation and does not take into account the specific investment objectives, financial situation/circumstances and the
particular needs of any specific person who may receive this document. The securities discussed in this Report may not be suitable for all the investors. SSL does not
provide legal, accounting or tax advice to its clients and you should independently evaluate the suitability of this Reportand all investors are strongly advised to seek
professional consultation regarding any potential investment.

Certain transactions including those involving futures, options, and other derivatives as well as non -investment grade securities give rise to substantial risk and are
not suitable for all investors. Foreign currency denominated securities are subject to fluctuations in exchange rates that could have an adverse effect on the value or
price of or income derived from the investment.

The price, value and income of the investments referred to in this Report may fluctuate and investors may realize losses on any investments. Past performance is not
a guide for future performance. Actual results may differ materially from those set forth in projections. SSL hasreviewed th e Report and, the current or historical
information included here is believed to be reliable, the accuracy and completeness of which is not guaranteed. SSL does not have any obligation to update the
information discussed in this Report.

The opinions expressed in this report are subject to change withoutnotice and SSL or its Associates have no obligation to tell the clients when opinions or information
in this report change. This Report has not been approved and will not or may not be reviewed or approved by any statutory or regulatory authority in India, United
Kingdom or Singapore or by any Stock Exchange in India, United Kingdom or Singapore. This report may notbe all inclusive and may not contain all the information
thatthe recipient may consider material.

The securities described herein may notbe eligible for sale in all jurisdictions or to all categories of investors. The countries in which the companies mentioned in this
Report are organized may have restrictions on investments, voting rights or dealings in securities by nationals of other countries. Distributing
/taking/sending/dispatching/transmitting this documentin certain foreign jurisdictions may be restricted by law, and persons into whose possession this document
comes should inform themselves about, and observe, any such restrictions. Failure to comply with this restriction may constitute a violation of laws in thatjurisdiction.

Legal Entity Disclosure

Singapore: This Report is distributed in Singapore by SBICAP (Singapore) Limited (Registration No. 201026168R), an Associate of SSL incorporated in Singapore.
SBICAP (Singapore) Limited is regulated by the Monetary Authority of Singapore as a holder of a Capital Markets Services License and an Exempt Financial Adviser in
Singapore. SBICAP (Singapore) Limited's services are available solely to persons who qualify as Institutional Investors or Accredited Investors (other than individuals)
as defined in section 4A(1) of the Securities and Futures Act, Chapter 289 of Singapore (the "SFA") and this Reportis notintended to be distributed d irectly or indirectly
to any other class of persons. Persons in Singapore should contact SBICAP (Singapore) Limited in respect of any matters arising from, or in connection with this report
via email at singapore.sales@sbicap.sgor by call at+65 6709 8651.
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