Press Release Care

RATINGS

May 30, 2024

Facilities/Instruments Amount (X crore) Rating! Rating Action

Non-convertible debentures 250.00 CARE BBB; Stable Assigned

Details of instruments/facilities in Annexure-1.

Rationale and key rating drivers

The rating assigned to the proposed debt instrument of Wagholi Estates Private Limited (WEPL) takes comfort from experienced
management having more than two decades of experience in real estate industry, and strategic location of the project. However,
the rating is constrained by significant project execution and funding risk given the nascent stage of the project and pending
financial closure. The company is also exposed to inherent cyclicality associated with the real estate sector.

Rating sensitivities: Factors likely to lead to rating actions
Positive factors

o Satisfactory progress in the project without cost overruns.
o Healthy booking and collection as against the envisaged collections on a sustained basis.

Negative factors

o Significant time or cost overrun in project implementation.
. Delay in bookings and realising collections, leading to stress on cashflows.

Analytical approach: Standalone, CARE Ratings Limited (CARE Ratings) has factored linkages with Panchshil Group, given
strong managerial and financial linkages of the entity with the group.

Outlook: Stable.
Stable outlook reflects CARE Ratings’ expectation of timely execution of project, considering extensive experience of promoters
in the industry.

Detailed description of key rating drivers:

Key strengths

Experienced promoters

WEPL is 100% owned by Panchshil Realty & Developers Private Limited (PRDPL), which is owned by Panchshil group. Panchshil
group promoted by Atul Chordia has a long-standing presence in Pune and an established brand name in the industry. The group
has successfully completed over 280 lakh sq ft (Isf) of prime real estate across classes-office space, service apartments and high-
end residential projects in Pune and has 180 Isf of area under construction work-in-progress.

Favourable location of project

The project will be developed in Wagholi, Pune. However, the area is defined for its industrial developments also experiencing
rapid growth in the residential real estate sector. Wagholi has easy accessibility to the IT hub Kharadi, good connectivity to Pune
Airport and other parts of the city, and affordable property prices.

Key weaknesses

Project execution risk and marketing risk

WEPL plans to develop a residential project on part of the land situated in Wagholi. The proposed residential project will have a
saleable area of 30 Isf with potential revenue of ~%2,600 crore. Further, the total project cost amounts to X1,475 crore, including
land, which was funded through promoters’ contribution. The balance cost will be funded through a mix of debt and customer
advances/proceeds from sales.

IComplete definition of the ratings assigned are available at www.careedge.in and other CARE Ratings Ltd.’s publications.
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The project is currently in the nascent stages and required approvals for construction of project will be obtained in due course,
this exposes the company to project execution and marketing risk. However, comfort can be derived from the group having
executed projects of such size and nature in the past. Timely execution of project with envisaged sales momentum will be crucial
from credit perspective.

Pending financial closure

The project (excluding land cost) shall be funded through a mix of debt and customer advances/proceeds from sales. Financial
closure for the project has not yet been achieved, exposing it to financial risk. However, the company is in advanced stage of
discussion to raise funds.

Inherent risk associated with cyclicality of the real estate industry

The company is exposed to cyclicality associated with the real estate sector, which has direct linkage with the general macro-
economic scenario, interest rates and level of disposable income available with individuals. In case of real estate companies, the
profitability is highly dependent on property markets. A high interest rate scenario could further discourage consumers from
borrowing to finance real estate purchases and might depress the real estate market. This could adversely impact cash flow, and
hence, remains monitorable.

Liquidity: Adequate
WEPL had cash and bank balance of around 0.28 crore. Further, there are no debt commitments in near term as repayment of
proposed debt instrument is expected to begin from FY26. The debt obligations are expected to be met through sale of residential
property proposed on the land. Additional comfort is drawn from the holding company being part of Panchshil Group, which aids
to its financial flexibility.

Assumptions/Covenants: Not applicable

Environment, social, and governance (ESG) risks: Not applicable

Applicable criteria
Definition of Default
Liquidity Analysis of Non-financial sector entities
Rating Outlook and Rating Watch
Financial Ratios — Non financial Sector
Factoring Linkages Parent Sub JV Group
Rating methodology for Real estate sector

About the company and industry

Industry classification

Macro-economic indicator \ Industry Basic industry
Consumer discretionary Realty Realty Residential, commercial projects

WEPL is 100% held by PRDPL, which is held by Atul Chordia’s family, the chairman of Panchshil Group. WEPL was incorporated
in May 1993 under the name Shahenshah Properties Private Limited. The name was changed to the current name on April 15,
2024. The company was engaged in operating and maintaining boutique of fashion garments and accessories. In FY24, the
company ventured in real estate development and is currently undertaking a residential project.

Brief Financials (X crore) March 31, 2022 (A) March 31, 2023 (A)
Total operating income 0.23 0.10

PBILDT -0.33 -0.63

PAT -0.97 -1.18

Overall gearing (times) NM NM

Interest coverage (times) NM NM

A: Audited NM: Not Meaningful; Note: these are latest available financial results
Status of non-cooperation with previous CRA: Not applicable

Any other information: Not applicable

Rating history for last three years: Annexure-2
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https://www.careratings.com/upload/pdf/get-rated/Policy%20on%20Default%20Recognition_May%202023.pdf
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Covenants of rated instrument / facility: Annexure-3
Complexity level of instruments rated: Annexure-4

Lender details: Annexure-5

Annexure-1: Details of instruments/facilities
Size of
the Issue
(X crore)

Rating Assigned
along with Rating
Outlook

Date
Issuance

of Coupon Maturity

Date

Name of the
Instrument

Rate (%)

Deben -Non

ebe tgres ° Yet to be

Convertible - laced - -
Debentures” P

~Proposed

250.00 CARE BBB; Stable

Annexure-2: Rating history for last three years

Current Ratings Rating History

Date(s) Date(s) Date(s) Date(s)
Name of the
Instrument/Bank Amount . . L L
Facilities Type Outstanding @ Rating Rat_| ng(s) Rat.' ng(s) Rat.l ng(s) Rat.l ng(s)
(X crore) assigned assigned assigned assigned
in 2024- in 2023- in 2022- in 2021-
2025 2024 2023 2022
Debentures-Non- CARE
1 Convertible LT 250.00 BBB; - - - -
Debentures Stable

LT: Long term

Annexure-3: Detailed explanation of covenants of rated instruments/facilities: Not applicable

Annexure-4: Complexity level of various instruments rated

Name of the Instrument

Complexity Level

1 Debentures-Non-Convertible Debentures Simple

Annexure-5: Lender details

To view lender-wise details of bank facilities please click here

Note on complexity levels of rated instruments: CARE Ratings has classified instruments rated by it based on complexity.
Investors/market intermediaries/regulators or others are welcome to write to care@careedge.in for clarifications.
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About us:

Established in 1993, CARE Ratings is one of the leading credit rating agencies in India. Registered under the Securities and
Exchange Board of India, it has been acknowledged as an External Credit Assessment Institution by the RBI. With an equitable
position in the Indian capital market, CARE Ratings provides a wide array of credit rating services that help corporates raise capital
and enable investors to make informed decisions. With an established track record of rating companies over almost three decades,
CARE Ratings follows a robust and transparent rating process that leverages its domain and analytical expertise, backed by the
methodologies congruent with the international best practices. CARE Ratings has played a pivotal role in developing bank debt
and capital market instruments, including commercial papers, corporate bonds and debentures, and structured credit.

Disclaimer:

The ratings issued by CARE Ratings are opinions on the likelihood of timely payment of the obligations under the rated instrument and are not recommendations to
sanction, renew, disburse, or recall the concerned bank facilities or to buy, sell, or hold any security. These ratings do not convey suitability or price for the investor.
The agency does not constitute an audit on the rated entity. CARE Ratings has based its ratings/outlook based on information obtained from reliable and credible
sources. CARE Ratings does not, however, guarantee the accuracy, adequacy, or completeness of any information and is not responsible for any errors or omissions
and the results obtained from the use of such information. Most entities whose bank facilities/instruments are rated by CARE Ratings have paid a credit rating fee,
based on the amount and type of bank facilities/instruments. CARE Ratings or its subsidiaries/associates may also be involved with other commercial transactions with
the entity. In case of partnership/proprietary concerns, the rating/outlook assigned by CARE Ratings is, inter-alia, based on the capital deployed by the
partners/proprietors and the current financial strength of the firm. The ratings/outlook may change in case of withdrawal of capital, or the unsecured loans brought
in by the partners/proprietors in addition to the financial performance and other relevant factors. CARE Ratings is not responsible for any errors and states that it has
no financial liability whatsoever to the users of the ratings of CARE Ratings. The ratings of CARE Ratings do not factor in any rating-related trigger clauses as per the
terms of the facilities/instruments, which may involve acceleration of payments in case of rating downgrades. However, if any such clauses are introduced and
triggered, the ratings may see volatility and sharp downgrades.

For the detailed Rationale Report and subscription information,
please visit www.careedge.in
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