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About the Company: 
⚫ Incorporated in 1995, Keystone Realtors Limited is one of the prominent real estate developers in the Mumbai 

Metropolitan Region offering a range of price points - afforadable, mid and mass, aspirational, premium and super 
premium.  

⚫ As of 30th June, 2022, 
◼ The company has developed 20.22 million square feet of high value and afforadable residential buildings, 

premium gated estates, townships, corporate parks, retail spaces, schools, iconic landmarks, and various other 
real estate projects.  

◼ It has had 32 completed projects, 12 ongoing projects, 21 forthcoming projects across the MMR. 
⚫ They hold the following market share across different regions of Mumbai: 

◼ Khar - 28% 
◼ Juhu - 23% 
◼ Bandra East - 11% 
◼ Virar - 14% 
◼ Thane - 3% 
◼ Bhandup - 5% 

⚫ As a part of its business model, the company enters into joint development agreements, redevelopment agreements 
with landowners or developers or societies, and slum rehabilitation projects: 
◼ Joint Development Agreements - development and execution of contracts without any investment to acquire the 

land.  
◼ Re-development - re-development of existing projects without incurring any substantial investment on land.  
◼ Joint-venture agreements - jointly owned projects through equity, debt or other investments.  

⚫ Being a customer-centric and eco-friendly real estate developers, the company has used sustainable technologies to 
deliver modern lifestyle solutions and diverse range of projects. Some key projects are Rustomjee Elements - a large 
gated community in Upper Juhu, Mumbai; Rustomjee Paramount, a signature complex in Khar, Mumbai; Rustomjee 
Seasons, a gated community in Bandra Annexe, Mumbai.  

 
 

Issue Highlights: 
 
 
 
 
 
 
 
 
 
 
 
 
 
Issue Objective: 
⚫ Repayment/Prepayment, in full or part, of certain borrowings availed by the Company and/or certain of the 

subsidiaries.  
⚫ Funding and acquisition of future real estate projects.  
⚫ General corporate purposes.  

Issue Size Rs. 635 Crores 

Fresh Issue Rs. 560 Crores 

Offer for Sale Rs. 75 Crores 

Issue Date 14th November, 2022 - 16th November, 2022 

Price Band Rs. 514 - Rs. 541 

Lot Size 27 shares per lot 

Face Value Rs. 10 per share 

Post Issue Market Cap at higher price band Rs. 6160 Crores 

Recommendation: Avoid 

Keystone Realtors Limited 
 

IPO Note 
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Industry Highlights: 
⚫ The real estate sector was subject to several changes in the market owing to demonetization, the NBFC liquidity crisis 

of 2018, and the implementation of RERA and GST.  
⚫ The industry responded to COVID-19 with a remarkable absorption rate, rebounding to 171% of that in 2020.  
⚫ New launches have jumped by 185% from 127,959 units in 2020 to 236,693 units 2021.  
 
Promotor Holding: 
⚫ The issue size is of Rs. 635 Crores and will be carried forward as follows: 

◼ Fresh Issue - Rs. 560 Crores 
◼ OFS: Rs. 75 Crores 

 
 
 
 
 
 
 
 

 
                                                                                                                                                         Source: Company’s RHP   
Financial Highlights: 

* in crores 
 
 

 
Source: Company’s RHP  

◼ Revenue: 
◆ The revenue of the company slumped from FY20 to FY21 owing to the severe effects that COVID-19 had on 

real estate industry. The effect COVID-19 had on the business include: 
⚫ Temporary stoppage of construction workers on some sites.  
⚫ Temporary closure of offices 
⚫ Decline in availability of workforce due to employees contracting corona virus 
⚫ Disruptions in supply chain 
⚫ Loss of buyer’s sentiment 
⚫ Rescheduling of borrowings 
⚫ Fluctuating and unpredictable demands 

◼ Besides, it complies with principles under Ind AS 115, “ Revenue from Contracts with Customer” and recognises 
revenue on execution of an agreement or letter of allotment and when control of the unit is transferred to the 

Shareholder Type Pre-issue 
shareholding 

(%) 

Post-issue 
shareholding 

(%) 

Promoter 96.71% 87.92% 

Public 3.29% 12.08% 

Total 100.00% 100.00% 

Parameter FY20 FY21 FY22 

Revenue from Operations 1,211 849 1269 

EBITDA 193 149 211 

EBITDA Margin 15.91% 17.61% 16.60% 

Profit/Loss for the Period 14 232 136 

Total Assets 4415 3654 3,877 

Total Debt 4135 2830 2914 

Debt to Asset 0.94 0.77 0.75 
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customer, at an amount that reflects the consideration paid by the customer. Therefore, the revenue may vary 
greatly between financial periods depending on the size of the project, the stage of development and can be 
severely affected by variations on project timelines due to delays.  

◼ The company sells affordable, mid and mass, aspirational, premium and super premium houses and they have 
contributed in the following proportions to the revenue from operations: 

* in crores 

Source: Company’s RHP 
 

◼ As a part of its growth strategy, the company intends to deepen its penetration in mid and mass, and aspirational 
category by building cost effective and premium housing for them. Products with ticket size under Rs. 7 Crores 
have a market share in terms of supply of 62% in South Central Mumbai, 80% in Western Suburbs, 92% in Eastern 
Suburbs, and 100% in Thane suggesting that dominance of these categories. 

◼ Profits: 
⚫ The profits from FY21 to FY22, owing to higher construction costs: 

◼ Construction materials like cement, sand, steel, brick, ready-mix concrete, wood and aluminum are 
supplied by third party vendors. Due to Ukraine-Russia conflict, the prices of these raw materials and 
other materials involving metallic components have increased significantly contributing to higher 
construction costs.  

◼ Operating Cash Flow: 
⚫ As on 30th September, 2022, there were 3,40,000 units that were available for sale, and more than a 

third of this is located in Mumbai. The company is also stocked with greater unsold inventory on FY22, 
pushing the operating expenses higher. 

◼ Debt:  
⚫ Real estate development involves significant expenses and most of this is financed through borrowed 

funds from financial institutions.  
⚫ As of 15th October, 2022, the company had a total financial indebtedness of Rs. 1522 Crores. Out of this 

Rs. 112 crores pertains to completed projects.  
⚫ The loan was taken against unsold inventory/receivables of Completed Projects and are being repayed by 

proceeds from sale of inventory/collections of Completed Projects.  
⚫ Although the operating cash flow position is negative, the debt to asset ratio has come down indicated 

that the company has paid off some portion of its debts from the sale proceeds.  
 
 
 
 
 

  

Loan Type FY20 FY21 FY22 

Total Revenue % of revenue 
from 

operations 

Total Revenue % of revenue 
from 

operations 

Total Revenue % of revenue 
from 

operations 

Affordable 125 11.43% 44 5.75% 83 7.00% 

Mid and Mass 463 42.43% 107 14% - 0.00% 

Aspirational - - 50 0.65% 8 0.68% 

Premium 223 20.40% 468 61.37% 791 66.81% 

Super Premium 281 25.74% 139 18.23% 302 55.92% 

Total 1092 100% 762 100% 1184 100% 
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Competitive Landscape:          * in crores 
 

Source: Company’s RHP 
 
⚫ Oberoi Realty is one of the largest premium real estate developers in MMR. It uses a knowledge-based approach from 

internal and external sources in making land acquisitions, development and lease/sales decisions. It also outsources 
certain aspects of design and constructions. By outsourcing, the company has been able to work with some renowned 
architects and contractors, and take undertake large developments. Given its comparatively solid presence in the higher 
income level groups, the company has been able to maintain higher margins than most of its competitors.  

⚫ What sets Macrotech Developers apart from Keystone is that it has incurred low construction costs through a larger 
scale of construction. This has been reflected in the margins of Macrotech Developers.  

 
 Company Strengths: 
⚫ Prominent Real Estate Developers in MMR: 

◼ The company commands a solid market share across all socio-economic groups in the Mumbai Metropolitan Area.   
⚫ Asset Light Model: 

◼ The company focuses on entering into joint development agreements, re-development agreements.  
◼ This requires lesser capital expenditure which the company would have otherwise incurred in terms of land 

acquisition cost.  

⚫ In-house expertise: 
◼ It relies on in-house expertise from project execution to completion.  
◼ The various components of in-house expertise are - business development, land acquisition, regulatory compliance, 

design and architecture, execution, sales and marketing, post-sales services.  

⚫ Superior Technological Infrastructure: 
◼ It uses a 3-dimensional BIM software which visualises projects in pre-construction and improves in-house 

coordination.  
◼ Its SAP enterprise resource management helps with data management, analysis, and forecasting resulting in 

performance efficiency.  

 
 
Company Risk: 
⚫ Volatility in Home Financing: 

◼ In the current situation where central banks across the world are increasing interest rates to combat inflation, the 
interest rates on home loans will also rise.  

◼ This will increase the cost of borrowing, and will be less encouraging for the public to purchase a new property.  

⚫ Disruptions in supply of construction materials: 
◼ While the company depends on in-house expertise for most of the activities, the primary construction materials 

like cement, sand, steel, brick, ready-mix concrete, wood and aluminum are supplied by third party vendors.  
◼ Any disruptions in its supply can affect result in construction delays and slower recognition of revenues.  

Parameter Macrotech 
Developers 

Oberoi Realty Godrej Properties Keystone Realtors 

Revenue from Operations 9,233 2,694 1,825 1269 

EBITDA 247 1,479 705 211 

EBITDA Margin 26.77% 54.91% 38.65% 16.60% 

Profit/Loss for the Period 1,209 1,047 351 136 

Profit Margin 13.09% 38.87% 19.21% 10.70% 
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⚫ Concentration in a single locality: 
◼ The company conducts all of its development, re-development activities within the Mumbai Region. Any changes 

in economic and political situations in the city can have adverse effects in its operations.  

 
Recommendation:  
⚫ The company, being in the real estate sector is subject to certain external circumstances which has a high potential to 

drag down its operations and profitability. This effect can be demonstrated as follows: 
◼ The BMC (Brihanmumbai Municipal Corporation), has introduced a facility where the developers can pay the 

premiums and fees in instalments.  
◼ The base FSI in Mumbai is set at 2.5 in the suburbs and 3 in the city. The effective FSI is usually higher than this.  

◼ Backed by FSI discount by the Municipal Corporation, many developers in Mumbai signed a lot of contracts. 
Approvals of new projects last year was five times that of a normal year.  

◼ Keystone Realtors appear to have taken the bait and have incurred a greater FSI, TDR and other approval costs.  
◼ Burdened by this, there has been a surge in unsold properties in Mumbai. Keystone, like other, has unsold 

inventory weighing on the operating expenses of the company.  
◼ With this excess supply, we can expect the prices of real estate properties - residential and commercial to come 

down affecting the ability of the developers to realise a premium value. 
◼ In the current scenario of rising interest costs, a curb in the ability to have a pricing advantage can severely affect 

the constituting companies in the industry. 
◼ Although Keystone has a prominent presence in MMR, with consolidation of real estate sector in question, and 

keeping the coercion of increasing costs in mind, we recommend to Avoid subscribing to this IPO. 

Particulars FY20 FY21 FY22 

Equity share capital 100 100 100 

Other equity 327 701 833 

Non-Controlling interests (147) 23 31 

Non-current borrowings 564 192 301 

Non-current lease liabilities - - 3 

Other non-current financial liabilities 109 218 218 

Noncurrent trade payables 3 2 3 

Non-current provisions 3 3 2.7 

Noncurrent provisions 1950 1028 1257.5 

Current lease liabilities - - 2 

Other current financial liabilities 161 80 73 

Trade payables 277 235 305 

Current provisions 45 39 25 

Current net tax liabilities 5 0.1 24 

Other current liabilities 1019 1034 725 

Total liabilities 4415 3654 3877 

    

Property, plant and equipment 6 3.3 3 

Intangible assets 1 0.3 0.2 

Capital work-in-progress 0.0 0.4 - 

Right-of-use assets - - 4 
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Investment’s properties 35 10 10 

Goodwill 155 16 16 

Investments accounted for using the 
equity method 

1 590 564 

Non-current investments 0 0 0.3 

Other non-current financial assets 78 16 26 

Non-current net tax assets 112 59 64 

Net deferred tax assets 88 39 39 

Other non-current assets 6 7 10 

Inventories 2765 2193 2254 

Trade receivables 64 37 114 

Current investment 4 4 11 

Cash and cash equivalents 392 283 234 

Current loans 341 159 262 

Other current financial assets 203 108 85 

Current net tax assets - - - 

Other current assets 166 129 181 

Total assets 4415 3654 3877 
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Cholamandalam Securities Limited                                                                                                                                                                               
Member: BSE, NSE, MSE 
Regd. Office: Dare House,2 (Old) # 234) N.S.C Bose Road, Chennai – 600 001.  
Website: www.cholawealthdirect.com 
Email id – customercarewm@chola.murugappa.com 
CIN U65993TN1994PLC028674 
 

Chola Securities Limited (CSL), AMFI registered mutual fund distributor, is a leading southern India based Stock broker. Our focus area of coverage within the Indian 

market is Mid and Small caps with a focus on companies from southern India.  

Our Institutional Equities services are carried out in partnership with RCCR, a boutique Investment research and Corporate Advisory firm founded by a team with 

extensive experience in the Asset management industry. 

RESEARCH 

Mugilan K Technical Analyst +91-44 - 4004 7353 mugilank@chola.murugappa.com 

 
Balaji H Compliance Officer 044-30007226 balajih@chola.murugappa.com 

Lakshmi Sundaram  Customer service  1800 425 4477 lakshmis@chola.murugappa.com 

          
DISCLAIMER: 
 
This report is for private circulation and for the personal information of the authorized recipient only, and we are not soliciting any action based upon it. This report is not to be construed as an offer to sell or the solicitation 
of an offer to buy any security in any jurisdiction where such an offer or solicitation would be illegal. It does not provide individually tailor-made investment advice and has been prepared without regard to any specific 
investment objectives, financial situation, or any particular needs of any of the persons who receive it. 
 
The research analyst(s), Cholamandalam Securities Limited (CSL), AMFI registered mutual fund distributor, who is primarily responsible for this report certifies that: (1) all of the views expressed in this report accurately 
reflect his or her personal opinions about any and all of the subject securities or issuers; and (2) no part of any of the research analyst’s compensation was, is, or will be directly or indirectly related to the specific 
recommendations or views expressed in this report.  This report has been prepared on the basis of information that is already available in publicly accessible media or developed through analysis of Cholamandalam 
Securities Limited makes every effort to use reliable, comprehensive information, but we make no representation that it is accurate or complete. 
 
The views expressed are those of the analyst and the Company may or may not subscribe to all the views expressed therein Cholamandalam Securities Limited reserves the right to make modifications and alterations to 
this statements as may be required from time to time without any prior approval.  Cholamandalam Securities Limited, its affiliates, directors and employees may from time to time, effect or have effect an own account 
transaction in or deal as agent in or for the securities mentioned in this report.  The recipient should take this into account before interpreting the report. 
 
All investors may not find the securities discussed in this report to be suitable.  Cholamandalam Securities Limited recommends that investors independently evaluate particular investments and strategies.  Investors should 
seek the advice of a financial advisor with regard to the appropriateness of investing in any securities / investment strategies recommended in this report.  The appropriateness of a particular investment or strategy will 
depend on an investor’s individual preference.  Past performance is not necessary a guide to future performance. Estimates of future prospects are based on assumptions that may not be realized.  Re-publication or 
redistribution in any form, in whole or in part, is prohibited. 
 
No part of this material may be duplicated in any form and/or redistributed without Cholamandalam Securities Limited prior written consent. 
 

               The news items appearing in this are collected from various media sources and we make no representations that it is complete or accurate 
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