Anant Raj Ltd — FY 2024 Annual Report Analysis

Annual Report Analysis (Consolidated)

Source: CRORES. All figures Crores. Pipeline: v5-Gemini — Wla — W3 - W1b+W2+W2F (parallel, notes-
injected) - Merge.

Investor Snapshot

# Analytical Point Sentiment
ARL is transitioning from a Gurugram-centric luxury residential developer to a digital infrastructure ONeutral
player, targeting a massive 307MW Data Centre capacity.

Reported revenue surged 55% YoY to (1,483 Cr, driven by strong luxury housing demand and a 10x OPositive
FSl increase for Delhi hospitality assets.
Revenue quality is low as 59.8% ( 887 Cr) remains unbilled, indicating high sensitivity to subjective ONeati
egative
Percentage of Completion Method (POCM) cost estimates. g
Net Profit grew 70% to (271 Cr, supported by a 161% surge in customer advances ([238.8 Cr) which OPositive
provides strong future revenue visibility.
Earnings quality is compromised by a - 26 Cr CFO despite high PAT, and the fact that 11% of PAT is ONegative
ivi
derived from non-cash interest income from related parties. ¢
Balance sheet strength improved significantly following a [500 Cr QIP, reducing total debt by 42% to OPositive
[627 Cr and bringing DI/E to a conservative 0.17x.
Working capital efficiency is poor with a 480-day cash conversion cycle and trade receivables ONegative
growing at 94%, nearly double the rate of revenue growth. ¢
Capital expenditure is poised to accelerate with commitments exploding 800% to (B34 Cr to fund the ONeutral
u
long-gestation Data Centre pivot.
Asset backing is substantial, with the fair value of investment properties at (4,380 Cr, representing a OPositive
3.5x cushion over current book value.
Governance risks have intensified following the initiation of insolvency proceedings (CIRP) against ONegative
subsidiary Grandstar Realty and a 50 Cr receivable from a "struck-off" entity. ¢
The outlook hinges on the operationalization of 22MW of DC capacity by Q4 FY25 to justify a ONeutral
eutral

transition from real estate to tech-infrastructure valuation multiples.

12 Investment View: WATCH; maintain a neutral stance until the CFO/PAT ratio exceeds 0.5x and unbilled ONeutral
revenue remains below the 70% threshold.

1. BUSINESS OVERVIEW

* Business Segments: Primarily engaged in Real Estate development (Residential, Commercial, and
Hospitality) with a strategic pivot into Digital Infrastructure (Data Centres).

* Revenue Drivers: Residential sales in the Gurugram market, particularly the Sector 63A township; rental
income from commercial assets; and emerging revenue from Data Centre colocation and managed services.

* Cost Drivers: Construction and development costs (materials, labor), land acquisition/development rights,
finance costs on project-specific debt, and aggressive commission/brokerage for luxury sales.



* Industry Position: Established NCR-based developer transitioning toward a high-multiple digital
infrastructure provider.

« Expansion Plans: Aggressive target of 307 MW total Data Centre capacity; leveraging FSI increases in Delhi
hospitality assets to expand developable area by 10x.

* Acquisitions & Capacity: Currently 3 MW operational in Manesar; roadmap includes 3 MW in Q1 FY25 and
22 MW in Q4 FY25.

- Segment Performance: Residential remains the "cash cow" with luxury projects like "The Estate
Residences" driving growth; Data Centre segment is in the early execution phase.

» Geographical Presence: Concentrated primarily in the Delhi-NCR region, specifically Gurugram and Delhi.

2. MANAGEMENT COMMENTARY & OUTLOOK

* Management is steering a strategic transition from a cyclical real estate developer to a digital infrastructure
play, targeting 307 MW of Data Centre capacity.

 The partnership with Telecommunications Consultants India Ltd (TCIL) is intended to move the company up
the value chain into SaaS and laaS managed services.

» A major growth lever identified is the revision in Delhi's hospitality policy, allowing FSI to increase from 0.15 to
1.75, effectively providing a 10x increase in developable area on existing land.

« In the residential space, the strategy has shifted from "Independent Floors" to high-density "Group Housing"
to capture higher margins in the luxury NCR market.

* Management emphasizes a "litigation-free" status and "clean principles,” though this is contrasted by the
insolvency proceedings of a subsidiary, Grandstar Realty Private Limited.

» The successful [500 Cr QIP is viewed as a milestone for institutionalization, allowing the company to repay
high-cost NCDs and reduce reliance on promoter-guaranteed debt.

 The outlook for FY25 focuses on the operationalization of the 22 MW Data Centre in Q4 and the continued
monetization of the Gurugram land bank.

* Management Tone: Triumphant and Visionary, yet Defensive. While management celebrates "highest
PAT in 15 years" and a "litigation-free" legacy, the tone becomes defensive regarding subsidiary-level
complexities (Grandstar CIRP). The narrative heavily promotes "Tech Multiples" for the Data Centre
pivot to re-rate the stock away from traditional real estate valuations.

3. FINANCIAL ANALYSIS

3.1 Financial Statements

Source: Screener.in — all monetary values in Crores. Use these numbers directly.



P&L Statement ((JCrores)

Line Item Mar 2024 Mar 2023
Sales - 1,483.00 957.00
Sales Growth % 55.00 107.19
Expenses - 1,149.00 760.00
Manufacturing Cost % 73.00 75.00
Employee Cost % 1.00 2.00
Other Cost % 3.00 3.00
Operating Profit 334.00 197.00
OPM % 23.00 21.00
Other Income - 37.00 48.00
Exceptional items 0.02 0.16
Other income normal 37.42 47.76
Interest 35.00 32.00
Depreciation 18.00 17.00
Profit before tax 319.00 197.00
Tax % 17.00 27.00
Net Profit - 271.00 149.00
Profit from Associates 6.00 5.00
Minority share -10.00 4.00
Exceptional items AT 0.00 0.00
Profit excl Excep 271.00 149.00
Profit for PE 261.00 153.00
Profit for EPS 261.00 153.00
Profit Growth % 70.00 179.00
EPSin Rs 7.63 4.73

Dividend Payout % 10.00 11.00



Balance Sheet ((ICrores)

Line Item Mar 2024 Mar 2023
Equity Capital 68.00 65.00
Reserves 3,588.00 2,760.00
Borrowings - 627.00 1,079.00
Long term Borrowings 467.00 874.00
Short term Borrowings 159.00 205.00
Lease Liabilities 0.00 0.00
Other Borrowings 0.00 0.00
Other Liabilities - 585.00 452.00
Non controlling int 28.00 33.00
Trade Payables 19.00 14.00
Advance from Customers 239.00 91.00
Other liability items 299.00 314.00
Total Liabilities 4,868.00 4,357.00
Fixed Assets - 1,314.00 1,305.00
Land 15.53 24.50
Building 14.99 1.91
Plant Machinery 58.73 38.19
Equipments 17.53 16.97
Furniture n fittings 10.47 10.19
Vehicles 21.37 21.34
Intangible Assets 0.00 0.00
Other fixed assets 1,414.12 1,413.89
Gross Block 1,552.74 1,526.99
Accumulated Depreciation 238.96 221.70
CWIP 22.00 18.00
Investments 302.00 460.00
Other Assets - 3,231.00 2,573.00
Inventories 1,416.00 1,197.00
Trade receivables 100.00 51.00
Cash Equivalents 321.00 69.00
Loans n Advances 1.00 4.00
Other asset items 1,393.00 1,252.00

Total Assets 4,868.00 4,357.00



Cash Flow Statement (CICrores)

Line Item Mar 2024 Mar 2023
Cash from Operating Activity - -26.00 33.00
Profit from operations 335.00 201.00
Receivables -48.00 -32.00
Inventory -219.00 -62.00
Payables 6.00 8.00
Loans Advances -30.00 46.00
Operating borrowings -46.00 -31.00
Other WC items 30.00 -45.00
Working capital changes -307.00 -116.00
Direct taxes -54.00 -52.00
Other operating items 0.00 0.00
Cash from Investing Activity - 181.00 -20.00
Fixed assets purchased -41.00 -12.00
Fixed assets sold 15.00 4.00
Capital WIP -3.00 -29.00
Investments purchased 0.00 0.00
Investments sold 158.00 0.00
Interest received 33.00 42.00
Dividends received 0.00 0.00
Other investing items 19.00 -24.00
Cash from Financing Activity - 116.00 2.00
Proceeds from shares 578.00 0.00
Proceeds from debentures 0.00 0.00
Redemption of debentures 0.00 0.00
Proceeds from borrowings 0.00 0.00
Repayment of borrowings -407.00 -4.00
Interest paid fin -33.00 -31.00
Dividends paid -16.00 -4.00
Other financing items -7.00 40.00
Net Cash Flow 271.00 15.00
Free Cash Flow -55.00 -5.00

CFO/OP 9.00 43.00



Key Ratios ([JCrores)

Line Item Mar 2024 Mar 2023
Debtor Days 25.00 20.00
Inventory Days 0.00 0.00
Days Payable 0.00 0.00
Cash Conversion Cycle 25.00 20.00
Working Capital Days 480.00 659.00
ROCE % 9.00 6.00

3.2 Financial Analysis Summary

* Revenue grew by 55.00% YoY to [1,483.00 Cr, primarily driven by residential sales, yet 59.82% of this
(C887.38 Cr) remains as Unbilled Revenue, indicating aggressive recognition under the Percentage of
Completion Method (POCM) which relies on subjective cost estimates.

» Operating Profit increased to [B34.00 Cr with OPM % expanding to 23.00%, although Cost of
Construction & Development rose by 62.78%, outpacing Revenue growth and signaling potential pressure
on project-level gross margins.

* Net Profit surged 70.00% to [271.00 Cr, significantly bolstered by Other Income of [B7.00 Cr, of which
78.28% ([29.31 Cr) is interest income from related parties, suggesting a high reliance on the group
ecosystem for bottom-line performance.

* Finance Cost remained stable at [85.00 Cr despite a 41.93% reduction in Total Debt, as the company
transitioned to a USD 4.20 Cr FCNRB term loan and incurred higher interest on Advance from Customers
which rose to [238.80 Cr.

» Trade Receivables nearly doubled to [100.00 Cr, outstripping Revenue growth and contributing to a -[48.00
Cr cash drain in the CFO, with [21.89 Cr of receivables aged over 3 years carrying high recovery risk.

* Inventory increased by [219.00 Cr to [1,416.00 Cr, largely comprising Development Rights ((11,025.62 Cr)
acquired from subsidiaries, which acted as the primary driver for the negative CFO of -[26.00 Cr.

» Working Capital remains a significant cash trap with Working Capital Days at 480, as the -[807.00 Cr
change in working capital completely absorbed the [(835.00 Cr Profit from operations.

* Total Debt was slashed from [1,079.00 Cr to [627.00 Cr, funded by [578.00 Cr Proceeds from shares via
a QIP, which successfully reduced the Debt /| Equity ratio to 0.17.

* Fixed Assets remained flat at [1,314.00 Cr, but Estimated Capital Commitments exploded by 800.67% to
[B34.05 Cr, signaling a massive planned scale-up in Capex for FY25.

» Cash from Investing Activity turned positive at [1181.00 Cr due to the [158.00 Cr sale of investments,
specifically the disposal of an associate (Roseland Buildtech) for [147.98 Cr.

* ROCE improved to 9.00% from 6.00%, reflecting better capital efficiency following debt reduction, though
ROE remains modest at 7.41% due to the enlarged Net Worth.

« CFO | PAT at -0.10 highlights poor earnings quality, as the reported Net Profit did not translate into cash,
leaving the company with a negative Free Cash Flow of -[55.00 Cr.

» Other Assets include a concerning [50.00 Cr receivable from a "Struck off" related party and a 384%
increase in Advances to Related Parties to [82.91 Cr, suggesting potential value leakage.

» Other Expenses saw "Miscellaneous Others" more than double to [8.44 Cr without detailed breakdown,
while Commission and Brokerage spiked 743% to [9.03 Cr, indicating high costs to acquire luxury
customers.



» The dominant financial theme of the year is a successful balance sheet deleveraging via equity
infusion (QIP) that masks persistent operational cash flow deficits and aggressive revenue
recognition.

3.3 Contingent Liabilities & Commitments

* Income Tax Demands (Disputed): [27.93 Cr (representing 10.7% of FY24 PAT).

« Claims against Company: [10.55 Cr not acknowledged as debt.

* Bank Guarantees: [B5.85 Cr primarily for EDC/IDC works.

» Estimated Capital Commitments: [B34.05 Cr (800% increase YoY).

» Guarantees for Affiliate Borrowings: [40.11 Cr creating off-balance sheet credit exposure.

« Sales Tax Dispute: Long-standing unresolved dispute with Haryana Government regarding exemptions.



3.9 Earnings Quality & Forensic Checks



# Check

1

11

12

13

14

PAT vs CFO trend

Receivables &
channel-stuffing
signal

Revenue timing
(unbilled / contract
assets)

Revenue from
related parties %

Inventory vs
revenue growth

Inventory valuation
method change

Exceptional items
in operating profit

Depreciation rate
vs useful life policy

Provision reversals
boosting PAT

Tax rate
consistency

CWIP age and
stalling projects

Deferred tax asset
recognition

RPT quantum and
trend

Dividend paid vs
FCF adequacy

Impact

Profit | — earnings overstate
cash; [271 Cr PAT vs -[26 Cr
CFO due to inventory build.

Revenue 1| — aggressive
recognition risk; receivables +
inventory grew 23% vs 55%
sales growth.

Revenue 1 — POCM reliance;
unbilled revenue of [(887.38 Cr
represents 60% of annual
sales.

Profit 1 — non-operating
support; interest from related
parties ([(29.31 Cr) is 11% of
PAT.

Profit 1 — liquidity risk;
inventory grew [219 Cr,
absorbing cash despite 55%
sales growth.

Neutral — consistent policy;
valued at lower of cost or net
realizable value.

Neutral — negligible impact;
exceptional items totaled only
[0.02 Crin FY24.

Profit 1 — low charge;
depreciation is only 1.2% of
sales despite large fixed
assets.

Profit 1+ — lack of prudence;
zero impairment on [50 Cr
receivable from struck-off
entity.

Profit 1 — lower tax; effective
tax rate dropped to 17% from
27% YoY.

Neutral — stable growth;
CWIP increased slightly from
(18 Crto [22 Cr.

Neutral — no major DTA;
company primarily carries
liabilities or current provisions.

Profit 11 — value leakage risk;
advances to related parties
surged 384% to [B2.91 Cr.

Neutral — funded by
financing; (16 Cr dividend
paid despite negative [55 Cr
FCF.

Status

O

O

Evidence

PAT [271 Cr, CFO -
[26 Cr (FY24).

Receivables 100 Cr
(+94%), Inventory
(1,416 Cr (+18%).

Unbilled Revenue
[B887.38 Cr; Customer
Advances [238.80 Cr.

Other Income [B7.44
Cr; RPT Interest
[29.31Cr.

Inventory [1,416 Cr
(FY24) vs (1,197 Cr
(FY23).

Inventory Note 2.10.

Exceptional items
[0.02 Cr (P&L).

Depreciation [18 Cr;
Gross Block
(1,552.74 Cr.

Vibrant Softech
receivable (50 Cr;
>3yr Receivables
[21.89 Cr.

P&L Tax 17%; Direct
Taxes Paid [b4 Cr.

CWIP [22 Cr (FY24)
vs [18 Cr (FY23).

Tax % 17.00 (P&L).

RPT Advances
[B2.91 Cr; RPT
Interest [29.31 Cr.

Dividend Paid (16 Cr;
FCF -[55 Cr.

Notes Detail

CFO/OP ratio dropped from
43% to 9% YoY; cash tied in
working capital.

Current receivables growth
(94%) significantly outpaced
revenue growth (55%),
suggesting relaxed credit.

[Note 2.11/21]: POCM requires
management judgment on
costs; unbilled revenue is yet
to be invoiced.

[Note 21]: 78% of Other
Income is interest from related
parties, inflating bottom-line
profitability.

[Note 9]: Inventory includes
1,025 Cr in development
rights acquired from
subsidiaries.

No change in policy; however,
NRYV is based on subjective
management estimates.

Minimal impact on operating
profit; core earnings are not
distorted by one-offs.

[Note 2.13]: Borrowing costs
capitalized into inventory/
assets, reducing P&L interest
and depreciation.

[Note 47/2.28]: No ECL
recognized for a struck-off
company or 3-year-old debts,
overstating asset quality.

Cash tax is higher than P&L
tax provision, suggesting
timing differences.

CWIP remains a small fraction
of total assets; no evidence of
major project stalling.

No significant concerns
regarding DTA recoverability.

[Note 43]: High interest income
vs low loan balance suggests
undisclosed advances.

Dividends were effectively
funded by QIP proceeds rather
than operational cash flows.



# Check Impact Status Evidence Notes Detail

Profit 11 — contagion risk;

Contradicts "litigation-free"
Corporate Insolvency

Subsidiary . Subsidiary Grandstar narrative; suggests potential
) Resolution Process (CIRP) O ) . o

Governance Risk o . Realty in CIRP. hidden liabilities in the 33-

initiated against Grandstar .

subsidiary structure.
Realty.
! ) . Balance has been static for
Asset Profit 1 — lack of impairment; ) . .
) ) ) two years with no impairment,
16  Overstatement [60 Cr receivable from Vibrant [ Note 47(vi).

despite the entity being legally

Struck-off Entit Softech (Struck-off).
(Struck-off Entity) oftech (Struck-off) struck off.

4. MANAGEMENT & GOVERNANCE

A. Auditor Report & Key Audit Matters

* Revenue Recognition (POCM): The auditor identified the Percentage of Completion Method as a KAM due
to the significant management judgment required in estimating total project costs and the stage of completion.

« Inventory Valuation: Valuation of projects under development is a KAM because it relies on management's
assessment of Net Realizable Value (NRV), which involves estimating future selling prices and costs to
complete.

- Litigation and Contingent Liabilities: The auditor noted the complexity of various tax and legal disputes,
requiring management to estimate the probability of outflows.

B. Related Party Transactions

Related Party Nature of Transaction FY 2024 ([ICr) FY 2023 ([ICr)
Promoters/Directors Personal Guarantees for Debt 605.32 1,010.31
Various Related Parties Interest Income 29.31 40.01

Vibrant Softech Receivables (Struck-off) 50.00 50.00

Related Parties Advances Given 32.91 6.79

KMPs Remuneration 3.98 3.92
Roseland Buildtech Sale of Investment 147.98 0.00

C. Shareholding

* Promoter Holding: Remains dominant; significant reliance on personal guarantees ([605 Cr) for company
borrowings.

« Institutional Holding: Increased significantly following the [500 Cr QIP in January 2024, signaling a shift
toward institutionalization.

D. Board Composition + KMP Compensation

* Board Structure: The company is family-run with three brothers serving as Key Managerial Personnel
(KMP).
* KMP Compensation: Total remuneration to KMPs was [B.98 Cr in FY24 (vs [B.92 Crin FY23).



« Correlation: KMP pay growth (1.5%) is significantly lower than Revenue growth (55%) and PAT growth
(70%), suggesting no immediate aggressive extraction of profits via salary. However, the concentration of
power within one family remains a structural governance risk.

F. Capital Allocation & Capex

Metric FY 2024 (OCr) FY 2023 (OCr)
Fixed Assets Purchased 41.00 12.00
Estimated Capital Commitments 334.05 37.09

Debt Repayment 407.00 4.00

CAPEX Analytical Notes: * CFO Coverage: Negative CFO (-[26 Cr) failed to cover even maintenance capex;
growth capex was entirely funded by the [500 Cr QIP. * Capex Nature: Shifting from residential land
development to high-intensity Data Centre infrastructure. * Deployment Efficiency: ROCE improved to 9%, but
remains below the typical cost of equity for real estate, indicating that capital deployment is not yet yielding
superior returns. * Key Takeaway: The 800% jump in capital commitments indicates a massive pivot that will
require sustained external funding if CFO does not turn positive.

H. Risks

» Subsidiary Risk: 33 subsidiaries create a complex web; the CIRP of Grandstar Realty Private Limited poses
a direct threat to the "clean" corporate image and could lead to asset write-downs.

» Execution Risk: Transitioning from "brick and mortar" to "managed services" in Data Centres requires a
different skill set; a 307 MW target vs 3 MW operational is a massive execution gap.

« Concentration Risk: Heavy reliance on the Sector 63A Gurugram micro-market; any regulatory change or
infrastructure delay here would materially impact revenue.

* Forensic Risk: The [50 Cr receivable from a struck-off entity and [B87 Cr in unbilled revenue suggest that the
balance sheet may be carrying inflated or illiquid assets.

5. SCORECARD & VERDICT

Part A: Scorecard

Dimension Key Evidence One-line Rationale

55% Rev growth; 307MW Strong growth in luxury residential but DC pivot

Business Quality 3 - . .
DC target is unproven and execution-heavy.
. . Balance sheet significantly strengthened by
Financial Health 4 ) D/E 0.17x; (500 Cr QIP o . . :
equity infusion, though CFO remains negative.
. . CFO -[26 Cr; 60% Unbilled  High reliance on POCM estimates and non-cash
Earnings Quality 2 ! . . .
Rev interest income from related parties.
Management & 2 . Grandstar CIRP; 33 Subsidiary insolvency and struck-off entity
Governance Subsidiaries receivables contradict the "clean" narrative.
Capital Allocation & (B34 Cr Commitments; High visibility from customer advances, but DC
Earnings Visibility - [238 Cr Advances capex returns are long-gestation.

BUSINESS POSITIVES (for this company this year) * [1Deleveraging: Successfully reduced Total Debt by
42% to [627 Cr using QIP proceeds, bringing DIE to a healthy 0.17x. * [lRevenue Growth: Achieved a 55%



increase in Revenue to (1,483 Cr, driven by strong luxury residential demand in Gurugram. * [Liquidity
Buffer: Advance from Customers surged 161% to [238.80 Cr, providing future revenue visibility and
immediate cash. * JHidden Asset Value: Fair value of Investment Properties ([4,380 Cr) is 3.5x higher than
book value, providing a massive valuation cushion. * [JStrategic Expansion: Secured a 10x FSI increase for
Delhi hospitality assets, allowing for massive expansion without new land costs.

BUSINESS NEGATIVES | CONCERNS (for this company this year) * [ICash Flow Disconnect: CFO was
negative (-[26 Cr) despite a Net Profit of (271 Cr, indicating zero cash backing for reported earnings. * [
Subsidiary Stress: Initiation of CIRP against subsidiary Grandstar Realty contradicts management's "litigation-
free" claims. * OForensic Red Flag: [50.00 Cr receivable from a "Struck-off" related party (Vibrant Softech)
remains on the books without impairment. * [JRevenue Quality: 59.82% of revenue ([(887.38 Cr) is Unbilled,
making the P&L highly sensitive to subjective POCM cost estimates. * ORPT Reliance: 78% of Other Income
(C29.31 Cr) is interest from related parties, artificially inflating the bottom line. * JReceivables Risk: Trade
Receivables grew 94%, nearly double the rate of revenue growth, suggesting aggressive credit terms.

OVERALL SCORECARD SUMMARY Anant Raj Ltd presents a tale of two companies: a revitalized balance
sheet with low leverage post-QIP, contrasted against a core business that struggles to generate operational cash
flow. While revenue and PAT growth look stellar on paper, the high proportion of unbilled revenue and reliance
on related-party interest income raise significant concerns about earnings quality. Governance remains a critical
monitorable due to the complex subsidiary structure and the insolvency of a key unit. The company is on a
stable but high-risk trajectory, where the success of its massive Data Centre pivot is required to justify its
current valuation and offset residential cash traps.

Part B: Governance Check Matrix

# Check Status Evidence
1 Audit opinion clean? O Unqualified opinion provided.
2 Promoter pledge = 0 No mention of promoter pledge in
0? the report.
3 KMP pay < 5% of 0 KMP pay [B.98 Cr is ~1.5% of
PAT? PAT.
RPT interest income is 2% of
RPT quantum < 5%
4 O revenue, but RPT advances are
of revenue? -
rising.
Board > 50% . e .
5 . d Compliant with listing regulations.
independent?
At least 1 woman
6 O Present on the board.

director?

No statutory dues .
7 . O No major defaults reported.
outstanding?

8 No fraud reported? O No fraud reported by auditors.

9 Audit trail enabled? O Confirmed by auditors.
Frequent Auditor

10 O No frequent changes noted.
change

Total: 9/10 0— Governance Rating: 3 (Downgraded
from 5 due to Grandstar CIRP and Struck-off entity
receivables).



Part C: Investor Verdict

THESIS: ARL is a deleveraged real estate play attempting a high-stakes pivot into digital infrastructure, currently
trading on growth optics that outpace its cash flow reality. OVERALL STANCE: WATCH RATIONALE: The
balance sheet is clean post-QIP, but the disconnect between PAT and CFO, combined with subsidiary-level
insolvency, necessitates a "wait and see" approach on DC execution. RE-EVALUATE WHEN: CFO |/ PAT ratio
exceeds 0.5x for two consecutive quarters. BULL CASE: Successful operationalization of 22 MW DC in Q4
FY25 leads to a valuation re-rating to tech-infrastructure multiples. BEAR CASE: Grandstar Realty insolvency
reveals deeper subsidiary-level liabilities, or a luxury housing slowdown stalls the Gurugram "cash cow.”" KEY
MONITORABLE: Unbilled Revenue as a % of Total Revenue: Current 59.8% — Watch threshold >70%.

7. YEAR-OVER-YEAR ANALYSIS

7.1 Changes

Metric /| Theme

Capital Allocation
& Funding

Cash Conversion
(PAT vs CFO)

Revenue
Recognition
Quality

Management Tone
& Governance

Capital
Commitments

Margin Trajectory

Summary A Status

Reliant on high-cost NCDs
(Apollo) and promoter

guarantees.

CFO was 22% of PAT ([B3

Cr vs [149 Cr).

Receivables grew 135%

(faster than sales)
suggesting year-end
stuffing.

Visionary focus on

residential breakout and

DC pivot.

Modest commitments at

[B7.09 Cr.

OPM at 21% with 107%

revenue growth.

7.2 Persistent Patterns

Summary B Status

Shifted to equity-led

funding via a (500 Cr QIP.

CFO is negative despite
record PAT (326 Cr vs

[271 Cr).

60% of revenue (887 Cr)
is "Unbilled," relying on

subjective POCM
estimates.

Triumphant on DC but

defensive regarding
subsidiary insolvency
(Grandstar).

Exploded by 800% to
[834.05 Cr.

OPM expanded to 23%
despite construction costs

outpacing revenue.

Forensic Takeaway

The company has successfully swapped
debt for equity to fund its capital-intensive
pivot, reducing immediate solvency risk at
the cost of dilution.

Earnings quality has deteriorated from poor
to non-existent as paper profits are now
entirely consumed by working capital builds.

The revenue model has shifted from
aggressive credit terms to aggressive
accrual accounting that bypasses the
invoicing stage entirely.

Management is utilizing a high-multiple
"tech narrative" to distract from emerging
legal and insolvency pressures within its
complex subsidiary web.

The company is entering a high-stakes
execution phase that will necessitate
continuous external funding due to the lack
of internal cash accruals.

Margin expansion appears driven by high-
margin luxury mix and accounting estimates
rather than operational cost efficiencies.

» The [50.00 Cr receivable from the "Struck-off" entity Vibrant Softech remains on the books without
impairment across both periods, representing a blatant refusal to recognize asset impairment.

* Profitability remains structurally propped up by non-core interest income from related parties,

accounting for the vast majority of "Other Income" in both years.

» The company consistently fails to generate positive Free Cash Flow (FCF), remaining a "cash-

burning" entity despite reporting record accounting profits.

« Corporate solvency remains critically tethered to promoter personal guarantees, indicating that the
business cannot yet stand on its own credit merit.



» The use of a complex web of 30+ subsidiaries continues to obscure project-level cash flows and
creates recurring governance "blind spots” for auditors.

» Working capital remains a permanent cash trap, with cycle days consistently exceeding 400,
preventing the conversion of residential sales into liquid capital.

 Auditor reliance on management for the identification of related party transactions remains a
persistent oversight risk. No material persistent pattern identified.

v5-Gemini | 72 pages | 77 chunks
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