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Xrbia, a leader in the Indian Affordable Housing sector, builds affordable housing projects
on the transport networks connecting India’s major cities. Xrbia has released its results for
Q4 2017. These results show that Xrbia is a fast growing real estate development firm
operating in the affordable housing segment, where demand substantially exceeds supply,
as evidenced by the current estimated housing shortage in India of approximately 59
million units.

In addition to developing affordable housing projects that are located in the peripheral
areas of Mumbai and Pune, Xrbia has now begun to also develop affordable housing
projects within the limits of major cities, which is known as Xrbia’s ‘City Center’ strategy. As
a part of this strategy, Xrbia has launched two new city centre projects in Q1FY18: Balewadi
located in Pune, and Chembur located in Mumbai. Xrbia also plans to launch two more city
centre projects in the next 2 years: Mulund and Bhandup, both of which are in Mumbai.

During the year to March 2017, Xrbia achieved total sales of 6,863 units of which 3,673
units, equivalent to more than 50%, were in Q4. Total sales of 6,863 units is more than
twice the number of units sold the previous year of 2,634. For the full year, Xrbia generated
sales of £103.1 million, an average value of £15,000 per unit sold.

FINANCIAL SUMMARY, FY17A

XRBIA VALUATION
Gross Residential NAV based on DCF at a 17.5% discount rate = £205.2 million

Land Bank at a 50% Discount to Market Value = £85.6 million

Total Gross NAV = £290.8 million

Less Corporate (non project) Debt = -£8.6 million

Less Unpaid Land Cost = -£12.1 million

NAV of Xrbia = £270.1 million

Exchange Rate of £1 = Rs.82.7

RESULTS FOR THE YEAR TO MARCH 2017

 XRBIA Financials Q1FY17A Q2FY17A Q3FY17A Q4FY17A Total
£ MM £ MM £ MM £ MM £ MM

Net Revenues 3.3               1.1               0.6               5.1               10.1             
Costs -1.1             -0.7             -0.4             -4.9             -7.1             
EBITDA 2.2               0.3               0.2               0.2               2.9               
Depreciation -              -              -              -              -              
Other Income -              -              -              -              -              
EBIT 2.2               0.3               0.2               0.2               2.9               
Interest Cost -0.0             -0.0             -0.0             -0.1             -0.2             
PBT 2.2               0.3               0.2               0.1               2.8               
Income Tax -0.0             -0.0             -0.0             -                -0.0             
Profit After Tax 2.2               0.3               0.1               0.1               2.8               

Units Sold 1,212           1,145           833              3,673           6,863           
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Xrbia is a major developer of Affordable Housing projects in India, building large scale sustainable projects in areas which are becoming rapidly urbanised
and where housing demand significantly exceeds supply.

Xrbia’s developments are noted for their scale and innovative approach to design and technology, providing sustainable, low cost housing, incorporating
functionality and the latest technology in energy conservation, sewage & water management, telecommunications, and security. The company has
completed 3 developments in Mumbai and Pune, has 9 projects under construction, and has a pipeline of 10 major projects due for launch in the next
two years.

INVESTMENT RATIONALE

PROFILE

PROMOTERS

Established in 2011, Xrbia is promoted by brothers Mr. Rahul Nahar and Mr. Vishal Nahar, first generation real estate entrepreneurs, who have
demonstrated expertise in land and construction for the last 15 years.

TECHNOLOGY

The crux of the Xrbia offering is technology. Xrbia uses steel framework to construct buildings in as little as 90 days. A closed loop utility system uses
renewable energy to produce electricity, purify water and recycle waste. Internet of things technology controls equipment, generates data and
integrates into the billing system.

AFFORDABLE HOUSING DEMAND AND MARKET OPPORTUNITY
The number of substandard homes in India is 28 million currently. Additionally, the current housing shortage in India is an additional 59 million units,
and this figure is projected to increase to 100 million units by 2030. The market value of the shortfall in India is £1.3 trillion.

CURRENT AND FUTURE PROJECTS

XRBIA DEVELOPERS PVT LTD
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Following further acquisitions, the company is currently involved in 19 projects at various stages of development in the Mumbai and Pune regions,
which compares with 16 at the time of our original report dated February 2017. Construction is well under way at 9 sites (compared with 7 sites at Dec
31, 2017), with construction activity due to commence at the other 10 sites in the next 2 years. The ongoing projects and those that are yet to be
launched are projected to deliver 27.4 million sq.ft over the next 8 years, comprising an estimated 74,000 units which are typically between 250 and 500
sq.ft and targeted at low income households. The largest planned development remains Xrbia Hinjewadi City II in Pune, which comprises 3.16 million
sq.ft over 181 acres and on planned completion will deliver an estimated 9,000 residential units.

Project Location
Launch 

Date
Sale Area
MM sq ft

Sales Value 
to date 

MM
Units Sold 

to date

% 
Residential 

Area Sold to 
date

1 Jhambul Pune 0.51 £13.9           995 69.8%
2 Ambi Pune 0.59 £14.0           894 50.1%
3 Eiffel City Pune 1.13 £25.4        1,292 54.6%
4 Express City Mumbai 1.63 £18.3           289 27.3%
5 Vangani Mumbai 2.47 £64.8        5,325 71.3%
6 Balewadi Pune 1.64 £3.1           159 3.3%
7 Hinjewadi Road Pune 0.50 £13.5           533 68.4%
8 Warai Mumbai 1.44 £28.2        1,434 54.6%
9 Chembur Mumbai 2.50 £0.0                - 0.0%
9 On Going Projects 12.42 £181.3      10,921 36.7%

1 Halivali Gaothan Karjat 2018, Q1 0.42
2 Hinjewadi Pune 2017, Q4 3.16
3 Panvel Mumbai 2018, Q1 1.65
4 Market Yard Pune 2017, Q4 0.52
5 Dhanori Pune 2018, Q1 1.54
6 Awsare Mumbai 2018, Q1 2.16
7 Balewadi Pune 2017, Q4 1.35
8 Mulund Mumbai 2018, Q3 1.40
9 Bhandup Mumbai 2019, Q1 1.00

10 Nangurle Mumbai 2018, Q1 1.75
10 To be launched 14.95

19 Total 27.37 £181.3      10,921 
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The scale of these projects is very notable. Xrbia is expected to deliver an area of 27.4 million sq ft comprising 74,000 units in the next 8 years. The largest
development, Xrbia Hinjewadi City II in Pune, is 3.16 million sq ft on 181 acres, and on planned completion in October 2022, will deliver 9,000 residential
units.

There is significant inherent future profitability to be realised over the next 8 years from these developments. The aggregate cost of the 19 sites amounts
to approximately £862.0 million. The company estimates that total construction and project costs will equate to approximately £36.9 psf, the estimated
average sales prices will amount to approximately £64.2.0 psf, and this generates a gross margin of approximately £27.5 psf, or 40%.

The company has built into its projections yearly sales price increases of 5% which may prove conservative in light of the fact that India is currently the
world’s fasted growing economy with GDP growth in excess of 7%.

Therefore, based on an area of 27.4 million sq ft., Xrbia has the potential to generate revenues and gross profits over the next 8 years of more than £1.4
billion and over £640.7 million respectively, with a gross profit margin of 40%.

COMPETITIVE POSITION

Xrbia is well positioned compared to other competitors and is believed to be the largest provider of Affordable Housing in India, with the production of
residential units exceeding that of its closest competitors: Tata Housing, Value Budget Homes, Poddar and Provident. It has a stronghold in the State of
Maharashtra which is characterised by growing urbanisation, while the scale of its projects and the projected delivery of residential units over the next
few years exceeds that of its competitors.

Xrbia is targeting major cities throughout India, including Delhi, Bangalore, Hyderabad, and Chennai. The company believes its business model can be
replicated in international markets including Africa and the Middle East, hence it is looking at opportunities in these regions, possibly JV’s or acquisitions.

ENVIRONMENTAL IMPACT
Sustainability and minimized Environmental footprint:

Xrbia utilizes a high efficiency, closed loop utility system using renewable energy (solar and biogas) to produce electricity, purify water and recycle waste.

Xrbia's construction technology enables a G+7 building to be built in 90 days.
This technology reduces the usage of bricks and wood thereby reducing the over carbon footprint of Xrbia’s projects.

Clean water, sanitation and waste management:

Xrbia’s projects provide clean and affordable drinking water and also provide to good quality sanitation and hygiene.

Waste is treated at the project sites. Organic waste is used for the creation of electricity.

XRBIA’S PERFORMANCE: ACTUALS AND PROJECTIONS
Xrbia’s Financials, FY16 to FY19:

XRBIA DEVELOPERS PVT LTD
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 XRBIA Financials FY16A FY17A FY18E FY19E Total
£ MM £ MM £ MM £ MM £ MM

Net Revenues 17.0             10.1             113.7           182.8           323.6           
Costs -14.9           -7.1             -81.7           -111.2         -215.1         
EBITDA 2.1               2.9               32.0             71.6             108.6           
Depreciation -0.1             -              -              -              -0.1             
Other Income 0.6               -              -              -              0.6               
EBIT 2.6               2.9               32.0             71.6             109.1           
Interest Cost -1.4             -0.2             -6.6             -13.1           -21.3           
PBT 1.2               2.8               25.3             58.4             87.7             
Income Tax -0.2             -0.0             -9.4             -15.0           -24.7           
Profit After Tax 0.9               2.8               16.0             43.4             63.1             

Units Sold 2,634           6,863           9,823           10,624         29,944         
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Sale Values and Units Sold, FY17A: Xrbia has sold 6,863 units for a value of £103.1 million as seen in the graph below.

Sale Values and Units Sold, FY16 to FY19:

XRBIA DEVELOPERS PVT LTD
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EBITDA, FY16 to FY19:

Profit after Tax (PAT), FY16 to FY19:

XRBIA DEVELOPERS PVT LTD
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LAND BANK

Debt to Equity Ratio, FY16 to FY19:

In addition to its Project Pipeline, Xrbia also has a substantial land bank. It comprises of 866 acres across 12 sites in in the Pune and Mumbai Metro
Region, with the majority of these projects to be developed as Affordable Housing. The projected total area is more than 36 million sq ft., compared
with the company’s current pipeline of 19 development projects which will deliver a total area of 27.3 million sq ft on completion. There is considerable
unrealised value already inherent in this land bank. Acquired for a total cost of approximately £20.9 million, the company estimates that the current
gross market value of these sites, which are at various stages of the planning process, is more than £171.2 million.

SUM OF THE PARTS (SOTP) VALUATION OF XRBIA

Gross Residential NAV based on DCF at a 17.5% discount rate = £205.2 million

Land Bank at a 50% Discount to Market Value = £85.6 million

Total Gross NAV = £290.8 million

Less Corporate (non project) Debt = -£8.6 million

Less Unpaid Land Cost = -£12.1 million

NAV of Xrbia = £270.1 million

Exchange rate: £1 = Rs.82.7

NAV

XRBIA DEVELOPERS PVT LTD
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 XRBIA: Debt to Equity Ra o FY16A FY17A FY18E FY19E
£ MM £ MM £ MM £ MM

Debt (CL and CCDs) 38.6 56.7 97.3 134.9
Equity and Reserves 14.8 17.5 45.1 93.0
Debt to Equity Ratio 2.6x 3.2x 2.2x 1.4x
Cost of CL Debt % 13.0% 13.0% 13.0% 13.0%
Interest on CCDs % 18.0% 18.0% 18.0% 18.0%
CL = Construction Loan
CCD = Covertible Debenture

Project Location
Land Area

acres
Area

MM sq ft
Land Cost 

MM

Gross 
Market 

Value of 
land bank 

MM
1 Karandi Kheba Pune 61.6 1.7 £0.2 £14.9
2 KBW - Kesnand, Bakori & Wadebolhai Pune 156.7 8.4 £11.5 £75.8
3 Tadwadi Mumbai 108.0 2.4 £3.2 £13.1
4 Poshir Mumbai 24.4 1.3 £0.0 £3.0
5 Karjat Golf Mumbai 203.1 6.1 £1.6 £24.6
6 Halivali Golf Mumbai 45.5 1.1 £0.9 £8.2
7 Kirvali Mumbai 28.0 1.9 £0.6 £4.1
8 Sawargaon Mumbai 15.2 0.3 £1.0 £3.7
9 Mankivali Mumbai 31.0 0.9 £0.3 £2.6
10 Atmosphere Mumbai 30.6 0.6 £0.1 £1.8
11 Olympia, Mugawade Pune 50.0 3.0 £1.3 £6.0
12 Kharpudi Khurd Pune 111.8 8.6 £0.3 £13.5
12 Land Bank 865.9 36.4 £20.9 £171.2
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NAV CALCULATION METHODOLOGY

All projects were subdivided into 3 parts: ongoing projects, projects to be launched in the next 12 months and projects that are a part of the land bank.

The net project level cash flows after all project level costs, including project level interest expenses, taxes and return of project level debt of ongoing
and to be launched projects, were discounted at a WACC of 17.5%.

WACC was computed as follows: Cost of Equity assumed to be 20.0% based on beta of 2, Gross Cost of Debt assumed to be 13.0% and the ‘D/E ratio for
computing WACC’ = 0.49x.

The land bank was discounted by 50% of its market value and no development upside assumed.

NAV CALCULATION ASSUMPTIONS

The sales prices and costs of construction used for the NAV are stated below:

Approximately 15.1% of Revenues on average in total are shared with various landlords for various projects.

Yearly Sales Price Growth Rate = 5.0%

Yearly Cost cost inflation upto start of construction = 5.0%

Discount Rate (WACC) = 17.5%

Income Tax = 34.61%, Dividend Tax = 20.0% and With holding Tax = 15.0%

Exchange rate: £1 = Rs.82.7

NAV SENSITIVITY ANALYSIS

NAV Sensitivity to % change in Average Sales Price:

XRBIA DEVELOPERS PVT LTD
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Project Location

Resi Sale 
Area

MM sq ft

Retail 
Sale Area
MM sq ft

Sale Area
MM sq ft

Average 
Residential 
Sales Price 

/ sq ft

Average 
Retail Sales 

Price 
/ sq ft

% 
Resi Area 

Sold to date

% 
Construction 

completed 
to date

Revenue 
Sharing

1 Jhambul Pune 0.47 0.05 0.51 £46.1 £75.9 69.8% 13.1% 8.0%
2 Ambi Pune 0.54 0.05 0.59 £54.4 £101.0 50.1% 7.3% 29.2%
3 Eiffel City Pune 1.03 0.10 1.13 £48.1 £81.4 54.6% 21.0% 15.3%
4 Express City Mumbai 1.51 0.11 1.63 £45.8 £69.0 27.3% 13.6%
5 Vangani Mumbai 2.25 0.22 2.47 £41.7 £69.8 71.3% 4.8%
6 Balewadi Pune 1.52 0.11 1.64 £81.7 £161.4 3.3% 0.0%
7 Hinjewadi Road Pune 0.46 0.05 0.50 £43.4 £65.0 68.4% 73.6%
8 Warai Mumbai 1.31 0.13 1.44 £42.1 £69.0 54.6% 24.1%
9 Chembur Mumbai 2.50 0.00 2.50 £194.1 £0.0 0.0% 0.0% 80.6%
9 On Going Projects 11.59 0.83 12.42 £81.8 £85.6 37.6% 11.3%

1 Halivali Gaothan Karjat 0.38 0.04 0.42 £52.0 £72.4
2 Hinjewadi II Pune 2.88 0.29 3.16 £61.8 £78.7
3 Panvel Mumbai 1.50 0.15 1.65 £69.8 £108.5 30.0%
4 Market Yard Pune 0.52 0.00 0.52 £68.8 £0.0 35.0%
5 Dhanori Pune 1.49 0.05 1.54 £71.2 £116.8 35.0%
6 Awsare Mumbai 2.09 0.07 2.16 £37.4 £72.4
7 Balewadi Pune 1.20 0.15 1.35 £92.8 £180.8
8 Mulund Mumbai 1.40 0.00 1.40 £191.0 £0.0 45.0%
9 Bhandup Mumbai 1.00 0.00 1.00 £165.7 £0.0 78.1%

10 Nangurle, Karjat Mumbai 1.59 0.16 1.75 £53.4 £75.9
10 To be launched 14.05 0.90 14.95 £82.0 £101.4

19 Total 25.64 1.73 27.37 £81.9 £93.8
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NAV Sensitivity to % change in Discount Rate:

CASH FLOWS, FY17 TO FY19

Xrbia is projected to generated free cash flows of approximately £12.6 million over the next two years.

XRBIA DEVELOPERS PVT LTD
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BALANCE SHEET, FY16 TO FY19

KEY RATIOS, FY16 TO FY19

XRBIA DEVELOPERS PVT LTD
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Important – Please read this information: This report has been commissioned by Xrbia Developers Pvt Ltd and prepared and issued by Capital Network for
publication globally. All information used in the publication of this report has been compiled from publicly available sources that are believed to be reliable, however,
we do not guarantee the accuracy or completeness of this report. Opinions contained in this report represent those of the research department of Capital Network at
the time of publication. The securities described in the Investment Research may not be eligible for sale in all jurisdictions or to certain categories of investors. Capital
Network does not offer or provide personalised advice. We publish information about companies in which we believe our readers may be interested and this
information reflects our sincere opinions. The information that we provide or that is derived from our website is not intended to be, and should not be construed in
any manner whatsoever as, personalised advice. Also, our website and the information provided by us should not be construed by any subscriber or prospective
subscriber as Capital Network’s solicitation to effect, or attempt to effect, any transaction in a security. This document is not a solicitation or inducement to buy, sell,
subscribe, or underwrite any securities mentioned or in the topic of this document. This document is provided for information purposes only and should not be
construed as an offer or solicitation for investment in any securities mentioned or in the topic of this document. A marketing communication under FCA Rules, this
document has not been prepared in accordance with the legal requirements designed to promote the independence of investment research and is not subject to any
prohibition on dealing ahead of the dissemination of investment research. Capital Network has a restrictive policy relating to personal dealing. Capital Network does
not conduct any investment business and, accordingly, does not itself hold any positions in the securities mentioned in this report. However, the respective directors,
officers, employees and contractors of Capital Network may have a position in any or related securities mentioned in this report. Capital Network or its affiliates may
perform services or solicit business from any of the companies mentioned in this report. The value of securities mentioned in this report can fall as well as rise and are
subject to large and sudden swings. In addition it may be difficult or not possible to buy, sell or obtain accurate information about the value of securities mentioned in
this report. Past performance is not necessarily a guide to future performance. Forward-looking information or statements in this report contain information that is
based on assumptions, forecasts of future results, estimates of amounts not yet determinable, and therefore involve known and unknown risks, uncertainties and
other factors which may cause the actual results, performance or achievements of their subject matter to be materially different from current expectations. For the
purpose of the FAA, the content of this report is of a general nature, is intended as a source of general information only and is not intended to constitute a
recommendation or opinion in relation to acquiring or disposing (including refraining from acquiring or disposing) of securities. The distribution of this document is not
a “personalised service” and, to the extent that it contains any financial advice, is intended only as a “class service” provided by Capital Network within the meaning of
the FAA (ie without taking into account the particular financial situation or goals of any person). As such, it should not be relied upon in making an investment
decision. To the maximum extent permitted by law, Capital Network, its affiliates and contractors, and their respective directors, officers and employees will not be
liable for any loss or damage arising as a result of reliance being placed on any of the information contained in this report and do not guarantee the returns on
investments in the products discussed in this publication.
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