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Issue Size (7 Cr) 3200
Fresh 1400
OFS 1800
No of Units (¥ Cr) 32
Bid Lot 150
Minimum Amount (%) 15000

Activity Onor about
Finalisation of Basis of Allotment  16-05-2023
Refunds/Unblocking ASBA Fund ~ 17-05-2023
Credit of equity sharesto DP A/c 18-05-2023
Trading commences 19-05-2023

Sponsor / Manager / Trustee Details

Sponsor:

Wynford Investments Ltd (a portfolio company
of a Blackstone Inc. ("Blackstone”) real estate
fund)

Manager :

Nexus Select Mall Management Pvt Ltd
Trustee:

Axis Trustees Services Ltd

Other Details:

BRLMs: BofA Securities, Citigroup Global,
HSBC Securities, lIFL Securities, JM Financial,
J P Morgan India, Kotak Mahindra Capital,
Morgan Stanley, SBICapital

Registrar: Kfin Technologies Ltd

QlB 75%
NIB 0%
Retail 25%

Listing: BSE & NSE

Research Analyst

Rajan Shinde
rajan.shinde@mehtagroup.in
022-61507142

About the Company

MNexus Select Trust (NST) is India's first retail asset focused real estate investment trust (REIT) sponsored by global invest-
ment giant Blackstone. NST is basically engaged in the mall development in retail consumption space on a Pan India basis.
NST would be the fourth REIT to make its debut on the Indian stock markets and the first in the retail space since the other
three listed REITs are in the commercial sector. Nexus Select Trust has a portfolio of 17 operational shopping centers
throughout 14 major cities, totaling 9.8 million square feet, with 96% of its properties under lease and a diverse mix tenant
base of domestic and international brands with two complementary hotel assets (354 keys) and three office assets (1.3
msf) as of December 31, 2022, NST's diverse tenant mix in industries such as fashion & accessories, hypermarket, enter-
tainment, and food and drinks. Recently Apple opened its 2nd India retail store in April - 2023, at Select Saket (New Delhi)
indicates the preference enjoyed by this group. Shopping centers are located in major cities of India such as Delhi, Navi
Mumbai, Bengaluru, Pune, Hyderabad, and Chennai.

Investment Rational

Well Diversified Tenant base:

Company have a well-diversified tenant base of 1044 domestic and international brands with 2,893 stores as of Dec 31,
2022 and is also well diversified across cities with no single asset and tenant contributing more than 18.3% and 2.8% of our
total Gross Rentals for the month of Dec 31, 2022. With the Advantage of location and their proactive leasing approach
they have enabled them to get Marque Brands and healthy mix of tenants across Sectors. Sectors such as apparel, acces-
sories, hypermarket, entertainment, food and beverages (F&B) and Brands such as PVR Cinemas, Croma, Shoppers Stop,
Max and International brands like Zara, ALDO, Superdry, and Marks & Spencer provide a holistic shopping and entertain-
ment offering to consumers.

Prime Fill Location area with High Entry Barrier:

Nexus Select trust Reit portfolio includes 17 best Grade A urban consumption centres which are strategically located
across 14 major cities such as Delhi, Navi Mumbai, Bengaluru, Pune, Hyderabad and Chennai. These high quality assets are
in city-centre locations in close proximity to dense residential catchments and are well-connected to key transport and
social infrastructure. Their portfolio is difficult to replicate which makes a high entry barrier due to limited availability of
large land parcels in in-fill locations, land aggregation complexities, long gestation periods and specialized capabilities re-
quired to stabilize large urban consumption centre projects. The strong demand coupled with limited supply is expected to
continue with only 9.6 msf of new supply expected until 2024, which is expected to result in a decline in average vacancy
by 271 bps as compared to CY21.

Disciplined acquisition strategy with a strong balance sheet:

Companies has a track record of executing value-accretive acquisitions. They have core strategy of acquiring, owning and
managing best-in-class retail assets within submarkets that have attractive fundamentals. In addition to acquisitions, they
intend to undertake strategic expansions within their existing assets to enhance the value of their Portfolio. Company be-
lieve that owning the best retail assets in India's top submarkets will allow them to generate robust cash flow growth with
strong long-term returns and listing the Units will a strong balance sheet with low levels of leverage resulting in high flexi-
bility in capital structure.

Distribution Policy:

As per the Distribution Policy the company shall declare and distribute 100% distribution vs Minimum 90% requirement
for any RIETs as distribution to unit holders. Such distributions shall be declared and made not less than once every six
months in every Financial Year. Further, in accordance with the REIT Regulations, REIT Distributions shall be made no later
than 15 days from the date of such declarations. The REIT Distributions, when made, shall be made in Indian Rupees.

® Any changes in REIT Taxation framework would add risk in Unit holders.
® Any changes in Property tax is a substantial cost would affect cost management.
® Any alteration in distribution policy would be a part of risk to unit holders

We believe Nexus Select Trust REITs IPO offer gives investors a unique investment opportunity to invest and participate
in India’s First of its kind retail asset focused REITs. The trust is well positioned for growth potential of India’s retail con-
sumption space with substantial high growth opportunities as a result of higher contractual rentals, increasing tenant
sales, higher turnover rentals, and re-leasing at higher market rates which would improve profitability year on year. Over
and above the traditional rental revenue maodel, Nexus has a unique kicker model of higher top line by participating in te-
nant’s incremental sales which can bring in additional topliner. Along with the raise in rentals, management has also com-
mitted the unit holder for a 100% distribution vs Minimum 0% requirement for any RIETs as distribution to unit holders,
which would boost up the yields substantially and keep it higher when compared to other listed REITs and also with any
other traditional fixed income instruments making it an attractive investment opportunity in the long term investors.
Hence considering all rationales and investor-friendly pricing, we recommend investors who are looking for steady
approx. ~8.5% pre-tax yields along with healthy capital appreciation on holdings should consider to grab this opportunity
and subscribe to the IPO with a medium to long-term investment horizon.

The information contained in this report is obtained from reliable sources and is directed at investors. In no circumstances should it be considered as an offer to sell/buy or, a solicitation of any offer to, buy or sell the securities or
commodities mentioned in this report. No representation is made that the transacti;

s undertaken based on the information contained in this report will be profitable, or that they will not result in losses. Mehta Groups and/or its repre-
E not be liable for the recipient: estment de based on this report.
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CONSOLIDATED FINANCIAL TABLES

Dec’31 (2022)

Particulars Z (in Cr)

Equity Share Capital 225 248 325 207
Reserve as Stated 2101 1414 1399 1649
Net Worth as stated 2326 1662 1724 1856
Revenue from Operations 1622 907 1318 1463
Revenue Growth (%) -44% 45% 1%
EBITDA as stated 991 472 778 899
Profit Before Tax 256 -192 91 338
Net Profit 207 -199 -11 257
EPS (Rs) 0.9 - - 1.2
RONW (%) 9% : - 14%
NAV (Rs) . . . 127.7

Dividend

Types of oo | IO .| current* Absolute

Assets IPO Date Dls;r;::lon Dividends| IPO Price Price Returns
Embassy Office Parks REIT Commercial | 18-Mar-19 2023 21.76 300 312 7.0% 4%
Mindspace Business Parks REIT Commercial | 27-July-20 2023 18.74 275 322 5.8% 17%

3 | Brookfield India Real Estate Trust REIT |Commercial | 03-Feb-21 2023 20.30 275 274 7.4% -0.4%

*Prices As on 8th May 2023

Kindly Contact Mehta Equities Ltd: Disclaimer: www.mehtagroup.in
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This Report is published by Mehta Equities Limited (hereinafter referred to as "MEL") for registered client circulation only. MEL is a registered Re-
search Analyst under SEBI (Research Analyst) Regulations, 2014 having Registration no. INHO0000552. MEL is a registered broker with the Securities
& Exchange Board of India (SEBI) and registered with National Stock Exchange of India Limited and BSE Limited in cash and derivatives segments,
Multi Commodity Exchange of India (MCX), National Commodity & Derivatives Exchange Ltd. (NCDEX) for its stock broking activities & is Depository
participant with Central Depository Services Limited (CDSL), is registered with SEBI for providing PMS services and distribute third party PMS pro-
duct and also member of Association of Mutual Funds of India (AMFI) for distribution of financial products.

MEL a “Research Entity” under SEBI (Research Analyst) Regulations 2014 has independent research teams working with a Chinese wall rule with
other business divisions of MEL as mentioned above.

MEL or its associates have not been debarred / suspended by SEBI or any other regulatory authority for accessing / dealing in securities Market. MEL,
its associates or Research analyst or his relatives do not hold any financial interest in the subject company. MEL or its associates or Research analysts
do not have any conflict or material conflict of interest at the time of publication of the research report with the subject company. MEL or its associates
or Research Analyst or his relatives do not hold beneficial ownership of 1% or more in the subject company at the end of the month immediately prece-
ding the date of publication of this research report.

MEL or its associates or Research analyst has not received any compensation / managed or co-managed public offering of securities of the company
covered by Research analyst during the past twelve months. MEL or its associates have not received any compensation or other benefits from the com-
pany covered by Research analyst or third party in connection with the research report. Research Analyst has not served as an officer, director or em-
ployee of Subject Company and MEL / Research analyst has not been engaged in market making activity of the subject company.

Thisreport is for the personal information of the authorized recipient and does not construe to be any investment, legal or taxation advice to you. MEL
is not soliciting any action based upon it. Nothing in this research shall be construed as a solicitation to buy or sell any security or product, or to engage
in or refrain from engaging in any such transaction. In preparing this research, we did not take into account the investment objectives, financial situa-
tion and particular needs of the reader. This research has been prepared for the general use of the clients of MEL and must not be copied, either in
whole or in part, or distributed or redistributed to any other person in any form. If you are not the intended recipient, you must not use or disclose the
information in this research in any way. Though disseminated to all the customers simultaneously, not all customers may receive this report at the
same time. MEL will not treat recipients as customers by virtue of their receiving this report. This report is not directed or intended for distribution to
or use by any person or entity resident in a state, country or any jurisdiction, where such distribution, publication, availability or use would be contrary
to law, regulation or which would subject MEL & its group companies to registration or licensing requirements within such jurisdictions.

The report is based on the information obtained from sources believed to be reliable, but we do not make any representation or warranty thatitis ac-
curate, complete or up-to-date and it should not be relied upon as such. We accept no obligation to correct or update the information or opinionsin it.
MEL or any of its affiliates or employees shall not be in any way responsible for any loss or damage that may arise to any person from any inadvertent
error in the information contained in this report. MEL or any of its affiliates or employees do not provide, at any time, any express or implied warranty
of any kind, regarding any matter pertaining to this report, including without limitation the implied warranties of merchantability, fitness for a particu-
lar purpose, and non-infringement. The recipients of this report should rely on their own investigations.

This information is subject to change without any prior notice. MEL reserves its absolute discretion and right to make or refrain from making modifica-
tions and alterations to this statement from time to time. Nevertheless, MEL is committed to providing independent and transparent recommenda-
tions to its clients, and would be happy to provide information in response to specific client queries.

The information/document contained herein has been prepared by Mehta Equities Ltd and is intended for use only by the person or entity to which it
is addressed to. This information/document may contain confidential and/or privileged material and is not for any type of circulation and any review,
retransmission, or any other use is strictly prohibited. This information/document is subject to changes without prior notice. Kindly note that this in-
formation/document is based on technical analysis by studying charts, patterns, trends of a stock's price movement and trading volume of the stock
and as such, may not match with any company’s fundamentals. This information/document does not constitute an offer to sell or solicitation for the
purchase or sale of any financial instrument or as an official confirmation of any transaction. Though disseminated to all customers who are due tore-
ceive the same, not all customers may receive this information/report at the same time. MEL will not treat recipients as customers by virtue of their re-
ceiving this information/report.

Before making an investment decision on the basis of this research, the reader needs to consider, with or without the assistance of an adviser, whether
the advice is appropriate in light of their particular investment needs, objectives and financial circumstances. There are risks involved in securities tra-
ding. The price of securities can and does fluctuate, and an individual security may even become valueless. Opinions expressed are subject to change
without any notice. Neither the company nor the director or the employees of MEL accept any liability whatsoever for any direct, indirect, consequen-
tial or other loss arising from any use of this research and/or further communication in relation to this research. Here it may be noted that neither MEL,
nor its directors, employees, or representatives shall be liable for any damages whether direct or indirect, incidental, special or consequential including
lost revenue or lost profit that may arise from or in connection with the use of the information contained in this report.

Analyst Certification: Research Analyst the author of this report, hereby certify that the views expressed in this research report accurately reflects my
personal views about the subject securities, issuers, products, sectors or industries. It is also certified that no part of the compensation of the Research
analyst was, is, or will be directly or indirectly related to the inclusion of specific recommendations or views in this research. The Research analyst is
principally be responsible for the preparation of this research report and has taken reasonable care to achieve and maintain independence and objecti-
vity in making any recommendations.

Msearch's Recommendation (Absolute Performance) Buy: > 20% within the next 12 Months

Accumulate: 5% to 20% within the next 12 Months Sell : < -20% within the next 12 Months
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