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RESEARCH

SUN PHARMA | TARGET: Rs 2,109 | +22% | BUY
Big Bold Acquisition

ULTRATECH CEMENT | TARGET: Rs 14,401 | +20% | BUY

Visibility gearing for a strong medium-term leap

AU SMALL FINANCE BANK | TARGET: Rs 1,064 | +2% | HOLD

Strong growth and improving AQ; valuations limit re-rating

NIPPON LIFE INDIA AMC | TARGET: Rs 1,206 | +22% | BUY

Strong quarter, robust outlook

SUPREME INDUSTRIES | TARGET: Rs 4,250 | +15% | BUY

Sustained volume growth, inventory gains led to margin beat

EMBASSY OFFICE PARKS REIT | TARGET: Rs 505 | +17% | BUY

DPU miss on flat QoQ occupancy; higher interest costs loom

CITY UNION BANK | TARGET: Rs 340 | +25% | BUY

Steady return profile with consistent AQ improvement

SUMMARY

SUN PHARMA

=  Sun acquired Organon at a ~24% premium at USD 14/share, valuing the
company at an EV of USD 11.75 bn and 1.9x EV/Sales on CY25

=  Combined entity to augment innovative portfolio to USD3.3bn (27% of sales)
from current 1bn (21% contribution).

=  We foresee 17% EPS accretion to Rs 15 from year 1 of operation for Sun,
thus implying an ascribed PE of 31x on combined entity

Click here for the full report.

BOB Capital Markets Ltd is a wholly owned subsidiary of Bank of Baroda
Important disclosures and analyst certifications are provided at the end of the report.
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https://www.barodaetrade.com/Reports/SunPharma-CompanyUpdate28Apr26-Research.pdf

FIRST LIGHT

ULTRATECH CEMENT

Volume growth strong at ~16% YoY to ~42.5mt with capacity utilization at
89%, competitive pressure dampens realisations (-1% YoY)

Fuel and packaging cost pressure margins despite cost saving measure with
green power (43%) and lead distance 367km (-18km YoY)

Revise FY27E/FY28E EBITDA (-2%/+1%) EBITDA/PAT CAGR ~28% each for
FY27/FY28. Value at 18x EV/EBITDA, revise TP to Rs 14,401 BUY

Click here for the full report.

AU SMALL FINANCE BANK

PAT above estimates, largely on account of lower provisions; Return ratios
improving

Business momentum remains strong; Asset quality improved, driven by lower
slippages

Maintain HOLD with revised TP of Rs 1,064 (from Rs 1,035) and roll over the
valuation to 3.0x Mar'28E ABV (unchanged) vs 3Y avg of 2.9x

Click here for the full report.

NIPPON LIFE INDIA AMC

NAM reported above estimates core revenue performance, growth of 30%
YoY, core PAT growth of 47% YoY in Q4FY26

Continued market share gains with overall, equity, and ETF share showing
expansion. B-30 MAAUM market share remained stable

We maintain BUY with TP of Rs 1,206, valuing the stock at 36x Mar'28E EPS,
and reaffirm NAM as our top pick in the sector

Click here for the full report.

SUPREME INDUSTRIES

Pipe segment revenue grew 23% YoY, led by volume growth of 18% YoY and
realisations growth of 4% YoY

Pipe growth guidance of 15-17% YoY and overall volume growth of
12-13% YoY. EBITDA margin guidance of 14-14.5%

Cut estimates, assign 40x (unchanged) to arrive at Mar-27TP of Rs 4,250 (Rs
4600 earlier). Maintain BUY

Click here for the full report.
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https://www.barodaetrade.com/Reports/UltratechCement-Q4FY26ResultReview28Apr26-Research.pdf
https://www.barodaetrade.com/Reports/AUSmallFinanceBank-Q4FY26ResultReview28Apr26-Research.pdf
https://www.barodaetrade.com/Reports/NipponLifeIndiaAMC-Q4FY26ResultReview27Apr26-Research.pdf
https://www.barodaetrade.com/Reports/SupremeIndustries-Q4FY26ResultReview27Apr26-Research.pdf

FIRST LIGHT

EMBASSY OFFICE PARKS REIT

Reported Q4FY26 DPU of Rs 6.50 (-1.1% vs our estimates), as committed
occupancy (90%) came in below our expectations (90.8%)

Leasable area expanded to 43.5msf (+7.9% YoY), in-place rents rose to Rs
95psf/m (+3.3% YoY) and occupancy improved +300bps YoY

Higher interest expense to weigh on DPU growth. Retain BUY; expect
EMBASSY to trade at DPUx of 16.38x based on FY28E DPU

Click here for the full report.

CITY UNION BANK

PAT marginally above estimates. Sustainable return metrics with consistent
ROA delivery of ~1.5%

Advances growth to stay above system levels; AQ improving with NNPA ratio
at a multi-quarter low. Leadership transition underway

Maintain BUY with a revised TP of Rs 340 (from Rs 330), set at 1.9x Mar'28E
ABV (unchanged), on the back of steady return profile

Click here for the full report.
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https://www.barodaetrade.com/Reports/Embassy-Q4FY26ResultReview28Apr26-Research.pdf
https://www.barodaetrade.com/Reports/CityUnionBank-Q4FY26ResultReview28Apr26-Research.pdf
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BUY

TP: Rs 2,109 | A 22%

SUN PHARMA | Pharmaceuticals | 28 April 2026

Big Bold Acquisition

Foram Parekh
Research Analyst
research@bobcaps.in

= Sun acquired Organon at a ~24% premium at USD 14/share, valuing the
company at an EV of USD 11.75 bn and 1.9x EV/Sales on CY25

= Combined entity to augment innovative portfolio to USD3.3bn (27% of

sales) from current 1bn (21% contribution).

= We foresee 17% EPS accretion to Rs 15 from year 1 of operation for

Sun, thus implying an ascribed PE of 31x on combined entity

Sun Pharma’s high ticket Organon acquisition — In an all-cash deal, Sun Pharma Key changes
signs a definitive agreement to acquire Organon. Sun Pharma to acquire Target Rating
outstanding shares of Organon for USD 14 per share, valuing the company at an EV <) <)
of USD 11.75bn and 1.9x EV/Sales and 6.18x EV/EBITDA for CY2025.

Ticker/Price SUNP IN/Rs 1,734
Leverage led acquisition — Sun Pharma has acquired many companies in the past, Market cap US$ 44.1bn
including Ranbaxy, which was then similar to Sun’s size. At the time of Ranbaxy’s Free float 45%
acquisition, Sun was net cash, and the peak leverage ratio was in 2019, with net 3M ADV US$ 63.8mn
debt to EBITDA of 1.9x. Sun Pharma has taken an aggressive step by acquiring 52wk high/low Rs 1,851/Rs 1,548
Organon, which would require it to acquire debt of USD 9bn, stretching net Promoter/FPI/DII 54%116%120%

debt/EBITDA to 2.3x (one of the highest globally). However, the company is positive Source: NSE | Price as of 27 Apr 2026

about repayment of the debt within a few years, as the combined entity is expected Key financials

to generate FCF of USD 2.5bn annually. Y/E 31 Mar FY25A FY26E FY27E

Total revenue (Rsmn) 525,785 582,654 639,439
Sun to strengthen its Non-US portfolio — Sun’s current key geographies are the EBITDA (Rs mn) 153,869 170,433 193436
US and India (33% of sales each); however, the combined entity is expected to Adj. net profit (Rs mn) 118,260 110,164 125,148
reduce its dependence on the US and have the US, EMS, and RoW contribute ~27— Adj. EPS (Rs) 493 459 522
29% each. Organon has a presence in 140 countries, which can be leveraged for Consensus EPS (Rs) 493 483 553
licensing opportunities. Adj. ROAE (%) 16.9 14.2 14.3

Adj. PIE (x) 352 377 332
Sun’s innovative portfolio to increase from 20% to ~27% of sales — Sun’s EV/EBITDA (x) 286 263 236

Adj. EPS growth (%) 162  (68) 136

current innovative portfolio contributes ~20% of sales from 27 products. The portfolio
. . . . .. . Source: Company, Bloomberg, BOBCAPS Research
of 27 products is largely either licensed or acquired. Acquiring Organon’s portfolio to

result in the innovative portfolio scaling to 27% of total sales from 49 products, and Stock performance

reaching USD 3.34bn from the current ~USD 1bn in 9MFY26. ~SUNP  —— NSE Nify (Relative)
1,970

Our View - The combination of Organon and Sun is expected to create a mammoth 1,750

in the pharma industry. We see ~17% EPS accretion in year 1 of execution and 1,530

arrive at a combined entity EPS of Rs 68 for FY28. On the combined entity, the 1,310

stock is valued at 26x P/E on FY28 EPS, and we retain our PT of Rs 2,109, implying 1232

an ascribed P/E of 31x (vs. 34x before the acquisition), thus making the company @ 8 @ § § § § § t‘:’ § §’ § @

2388238823882

attractively valued.

Source: NSE
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RESULT REVIEW

BUY

TP: Rs 14,401 | A 20%

ULTRATECH CEMENT |

Cement

Visibility gearing for a strong medium-term leap
= Volume growth strong at ~16% YoY to ~42.5mt with capacity utilization
at 89%, competitive pressure dampens realisations (-1% YoY)

= Fuel and packaging cost pressure margins despite cost saving

measure with green power (43%) and lead distance 367km (-18km YoY)

= Revise FY27E/FY28E EBITDA (-2%/+1%) EBITDA/PAT CAGR ~28% each
for FY27/FY28. Value at 18x EV/EBITDA, revise TP to Rs 14,401 BUY

/23 BOBCAPS

TRUST | INNOVATION | EXCELLENCE

| 28 April 2026

Milind Raginwar
Research Analyst

Ayush Dugar
Research Associate
research@bobcaps.in

Volume drives growth, pricing pressure persist: UTCEM reported healthy ~16%
YoY growth in revenue to ~Rs246bn in Q4FY26, driven by strong volume gains.
Grey cement volumes rose ~16% YoY to ~42.5mt, with domestic capacity utilisation
robust at 89% (vs 90% YoY). White cement volumes stayed healthy, up ~15% YoY.
Grey cement realisations fell by ~1% YoY to ~Rs4,926/t, impacted by competitive
intensity. UTCEM indicated ~2.5% price gains in Q1FY27 absorbed by the industry.

Cost inflation pressures operating leverage: Operating costs jumped ~2% YoY to
~Rs4,618/t, driven by external raw material purchases and other expenses inflation.
RM cost (adjusted for energy) rose ~4% YoY, while other cost/tn rose ~7% YoY.
However, energy costs remained well controlled despite blended fuel cost increasing
to Rs1.77/kcal (vs Rs1.75/kcal YoY), supported by a higher green power mix (~43%
vs ~36% YoY), improved AFR usage and better fuel optimisation.

Margins under pressure; acquired assets turn accretive: EBITDA gained ~8%
YoY to ~Rs49.6bn, though EBITDA margin fell by ~160bps YoY to 20.2% on
account of cost inflation partly offset by healthy operating leverage. EBITDA/tn fell
~7% YoY to Rs1,167/t. However, UTCEM indicated domestic standalone operations
delivered ~Rs1,240/t excluding one-off bag cost inflation and forex MTM impact.

Expansion as per schedule: UTCEM domestic capacity crossed 200.1mtpa while
global capacity is at 205.5mtpa. The next phase of expansion plan is laid out
targeting to add~37mtpa and taking capacity to 242.5mtpa by FY28.

Revise earnings, no change in valuations: We revise our FY27E/FY28E EBITDA
(-6%/-5%) to recalibrate demand supply dynamics and the cost inflation due to middle-
east tension. We also introduce FY29 earnings and our FY26-FY29E CAGR is baked
at 13%/20%/20% for Revenue/EBITDA/PAT. UTCEM is focused on saving cost, to
prepare it for short/long-term industry challenges and is the correct strategy over
chasing prices. Given the healthy cost measures, strong growth and a steady balance
sheet, we continue to assign UTCEM 18x EV/EBITDA multiple (rolling over to March
2028) to arrive at TP of Rs14,401 (from Rs 14,794) and maintain BUY.

EQUITY RESEARCH

Key changes

Target Rating
v <)

Ticker/Price UTCEM IN/Rs 12,010
Market cap US$ 36.8bn
Free float 40%
3M ADV US$ 39.4mn
52wk high/low Rs 13,110/Rs 10,325
Promoter/FPI/DII 60%/15%/17%

Source: NSE | Price as of 27 Apr 2026

Key financials

YIE 31 Mar FY26P FY27E FY28E
Total revenue (Rsmn)  8,21,697 9,64,853 10,69,432
EBITDA (Rs mn) 1,65,775 2,01,264 2,39,905
Adj. net profit (Rs mn) 75090 89,489 1,07,330
Adj. EPS (Rs) 2548 3037 3642
Consensus EPS (Rs) 2548 3436 4128
Adj. ROAE (%) 104 12.0 13.7
Adj. P/E (x) 471 395 33.0
EV/EBITDA (x) 21.8 179 14.9
Adj. EPS growth (%) 171 19.2 19.9

Source: Company, Bloomberg, BOBCAPS Research

Stock performance

——— UTCEM ——— NSE Nifty (Relative)
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RESULT REVIEW

HOLD
AU SMALL FINANCE

BANK |

TP: Rs 1,064 | A 2%

Banking

Strong growth and improving AQ; valuations limit re-rating

= PAT above estimates, largely on account of lower provisions; Return

ratios improving

= Business momentum remains strong; Asset quality improved, driven by

lower slippages

= Maintain HOLD with revised TP of Rs 1,064 (from Rs 1,035) and roll over
the valuation to 3.0x Mar’28E ABV (unchanged) vs 3Y avg of 2.9x

/23 BOBCAPS

TRUST | INNOVATION | EXCELLENCE

| 28 April 2026

Niraj Jalan
Research Analyst
Vijiya Rao
Research Analyst
Kaustubh Shetye

Research Associate
research@bobcaps.in

PAT above estimates, largely due to lower provisions: PAT at Rs 8.3bn (+65%
YoY) was higher than our estimates (Rs 7.5bn). This was mainly on the back of
lower provisions at Rs 2.7bn (-58% YoY) — 27% lower vs estimates. Hence, credit
cost improved to 0.6% (-16bps QoQ) of ATA in Q4FY26, given the normalisation in
unsecured businesses and seasonal recovery in secured assets. With the stress is
improving in MFI and credit card, management guided credit costs to be ~90bps of
ATA for FY27. However, PPoP missed our estimates by -3.2% to Rs 13.5bn (+4.6%
YoY) owing to the rise in C/l ratio to 59.2% in Q4FY26 (54.7% in Q4FY25); partially
offset by rise in NIMs to 5.96% (+26bps QoQ). Return ratios improved with RoA/RoE
of 1.8%/17% (Q4FY26) vs 1.4%/11.9% (Q4FY25). Management expects RoA of
1.8% for FY27, largely driven by operating efficiency and normalisation of credit
costs.

Business momentum remains strong: AUBANK witnessed a strong net advance
growth of 25.4% YoY. Secured retail assets (wheels, MBL, HL and GL) accounted
for 66% of total loans, followed by commercial banking (CB) (20.3%), unsecured
(7.2%) and others (6.5%). Management expects to maintain a loan growth of 2-2.5x
of India's nominal GDP growth in FY27. Deposit growth stays strong at 22.8% YoY.

Asset quality improved: GNPA ratio improved sequentially to 2.03% (-27bps
QoQ), largely driven by lower slippage across most segments of Rs 6.6bn (-16.7%
QoQ) or slippage ratio of 2.4% (-63 bps QoQ). Further, CE in non-overdue MFI
loans improved to 99.7% (Q4FY26) vs 99.3% (Q3FY26). MFI book witnessed an
increase in the CGFMU cover to ~92% (Mar’26) vs 83% (Dec’25).

Maintain HOLD: We expect AUBANK to deliver RoA of 1.8% by FY28E.
Performance is driven by a consistently high loan growth, improvement in return
profile and visible recovery in unsecured book. However, given that current
valuations appear stretched relative to underlying fundamentals, we maintain our
HOLD rating with a revised TP of Rs 1,064 (from Rs 1,035), rolling over to 3.0x
Mar'28E ABV (multiple unchanged) vs. the 3-year average P/ABV of ~2.9x.

EQUITY RESEARCH

Key changes

Target Rating
<)

Ticker/Price AUBANK IN/Rs 1,043
Market cap US$ 8.2bn
Free float 7%
3M ADV US$ 30.3mn
52wk high/low Rs 1,080/Rs 656
Promoter/FPI/DII 23%137%131%

Source: NSE | Price as of 27 Apr 2026

Key financials

YIE 31 Mar FY26A FY27E FY28E
NIl (Rs mn) 91,127 1,19,475 1,47,476
NIl growth (%) 13.7 311 234
Adj. net profit (Rs mn) 26,413 36,070 46,960
EPS (Rs) 354 482 62.8
Consensus EPS (Rs) 345 46.7 58.8
P/E (x) 295 216 16.6
P/BV (x) 39 33 2.8
ROA (%) 1.5 1.7 18
ROE (%) 14.2 16.6 18.2

Source: Company, Bloomberg, BOBCAPS Research

Stock performance

——— AUBANK —— NSE Nifty (Relative)
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RESULT REVIEW

BUY

TP: Rs 1,206 | A 22%

NIPPON LIFE INDIAAMC | AMC

Strong quarter, robust outlook

= NAM reported above estimates core revenue performance, growth of
30% YoY, core PAT growth of 47% YoY in Q4FY26

= Continued market share gains with overall, equity, and ETF share

showing expansion. B-30 MAAUM market share remained stable

= We maintain BUY with TP of Rs 1,206, valuing the stock at 36x Mar’28E
EPS, and reaffirm NAM as our top pick in the sector

/23 BOBCAPS

TRUST | INNOVATION | EXCELLENCE

| 27 April 2026
Vijiya Rao
Research Analyst

Niraj Jalan
Research Analyst

Rutam Yellapurkar
Research Associate
research@bobcaps.in

Continued strong core performance: NAM reported strong Q4FY26 performance
with core revenue growth above our estimates, expansion of EBITDA margins with
robust QAAUM growth outpacing industry growth. Its core revenue grew 30.4% YoY
(up 4.7% QoQ) in Q4FY26, above our estimates (up by 5.2%). This was aided by a
robust QAAUM growth of 30.1% YoY and 3.4% QoQ, outpacing the industry growth
of 19.4% YoY in FY26. EBITDA came in at Rs 5.01 bn, was up 38.9% YoY and
7.9% QoQ, above our estimates, a beat of 6%. EBITDA margins were at 68.6% vs.
66.7% in Q3FY26 vs. 64.5% in Q4FY25. This was primarily aided by robust growth
in the ETF AUM. Consequently, PAT also came in higher than estimates (beat of
22%) in Q4FY26, rising 28.8% YoY. For FY26, PAT grew 18.9% YoY.

QAAUM growth outpacing the industry: ETF AUM grew significantly by 38.9%
YoY in FY26 with mix increasing to 30% in the overall mix vs. 27% in FY25. Its ETF
market share too increased to 21.4% vs. 19% in Mar'25. Equity and debt AUM grew
22.2% YoY and 23.7% YoY in FY26.

Continued market share gains: NAM India continued its trajectory as one of the
fastest-growing AMCs, with the overall market share rising to 8.89% from 8.26% in
Mar’25, marking its highest level since Jun’19. Its equity market share also improved
to 7.16% from 6.86% in Mar'25. On TER, management believes the recent
consultation paper on TER would have a marginal impact of 3-4bps on equity AUM
and expects to manage through the pass on to the distributors.

Maintain BUY: NAM India continued to report a strong performance with steady
market share gains and remained the fastest-growing AMC among the top 10 AMCs
during Q4FY26, reporting overall market share gains of 63bps YoY. It continues to
benefit from the consistent long-term fund performance, aiding steady flows and
thereby better-than-industry performance. Hence, aided by industry-leading AUM
growth, a robust retail franchise with steady SIP flows and market share gains
coupled with favourable product mix, we maintain positive view on the company with
BUY and TP of Rs 1,206 (Rs 1,060 earlier), valuing the stock at 36x Mar28E EPS,
and reaffirm NAM company as our top pick.

EQUITY RESEARCH

Key changes

Target Rating
<)

Ticker/Price NAM IN/Rs 990
Market cap USS$ 6.6bn
Free float 12%
3M ADV US$ 10.0mn
52wk high/low Rs 1,064/Rs 613
Promoter/FPI/DII 74%16%/9%

Source: NSE | Price as of 27 Apr 2026

Key financials

YIE 31 Mar FY26A FY27E FY28E
Core PBT (Rs mn) 17476 21,175 25462
Core PBT (YoY) 244 21.2 20.2
Adj. net profit (Rs mn) 15,281 17,757 21,291
EPS (Rs) 241 279 335
Consensus EPS (Rs) 241 28.2 325
MCap/AAAUM (%) 9.3 75 6.1
ROAAAUM (bps) 22.7 213 205
ROE (%) 344 374 431
P/E (x) 412 354 295

Source: Company, Bloomberg, BOBCAPS Research

Stock performance

——— NAM  ——— NSE Nifty (Relative)
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RESULT REVIEW

BUY

TP: Rs 4,250 | A 15%

SUPREME INDUSTRIES |

Sustained volume growth, inventory gains led to margin beat
= Pipe segment revenue grew 23% YoY, led by volume growth of 18%
YoY and realisations growth of 4% YoY

= Pipe growth guidance of 15-17% YoY and overall volume growth of
12-13% YoY. EBITDA margin guidance of 14-14.5%

= Cut estimates, assign 40x (unchanged) to arrive at Mar-27TP of Rs 4,250
(Rs 4600 earlier). Maintain BUY

Building Materials

/23 BOBCAPS

TRUST | INNOVATION | EXCELLENCE

| 27 April 2026

Vineet Shanker
Research Analyst
Harshit Mundra

Research Associate
research@bobcaps.in

Topline miss offset by margin beat, driving operating outperformance: S|
reported 17% YoY revenue growth (4.0% below estimates). However, EBITDA
outperformed (+50% YoY; +22% vs est.) with margins expanding ~390 bps YoY to
17.7%, driven by gross margin improvement (on account of inventory gains) and
lower other costs. Adjusting for inventory gain of Rs 700-800mn, the adj. EBITDA
margin improved 170-190bps YoY. Consequently, PAT grew 48% YoY, aided by
robust operating performance and higher associate contribution.

Volume recovery led by pipes; realisations stabilise on higher PVC resin
prices: Sl reported 16% YoY volume growth, led by pipes (18.3% YoY), reflecting
improved demand and channel restocking. Non-pipe segments also recovered, with
packaging (10.1% YoY) and industrial (4.5% YoY) growth, while consumer growth
remained subdued. Blended realisations were broadly stable (1.1% YoY), aiding
profitability. Segmentally, pipe EBITDA margins led by inventory gains expanded
sharply (510 bps YoY to 18.7%), driving the overall margin improvement.

Concall KTAs: Industry volumes declined 9% YoY in FY26 amid weak infra
spending and PVC volatility, with recovery expected in FY27 (8% growth). Si
continues to outperform, led by strong CPVC growth (38% YoY) and higher VAP mix
(15% YoY), supporting margins. Guidance remains at 12-13% volume growth (15-
17% pipes) with 14-14.5% EBITDA margins. Capex of Rs 10 bn is focused on piping
expansion (1.35 mn MTPA), while the balance sheet has strengthened to net cash
of Rs 6.5 bn. Q4 included a Rs 700-800 mn MTM gain, while the exports and
industrial demand remain weak.

Cut estimates, maintain BUY: We have cut our FY27-28 EPS estimates by 8-9%
to reflect sharp decline in PVC resin prices in Q1FY27 (price corrected by ~30% in
Apr-26) and expectation of subdued prices throughout FY27. We assign unchanged
40x 1YF multiple to FY28EPS to arrive at Mar-27TP of Rs 4,250 (earlier Rs 4,600).

EQUITY RESEARCH

Key changes

Target Rating
v <)

Ticker/Price SIIN/Rs 3,692
Market cap US$ 5.0bn
Free float 51%
3M ADV US$ 13.1mn
52wk high/low Rs 4,739/Rs 3,182
Promoter/FPI/DII 49%/21%/16%

Source: NSE | Price as of 27 Apr 2026

Key financials

YIE 31 Mar FY26A FY27E FY28E

Total revenue (Rsmn)  1,12,177 1,29,662 1,46,363

EBITDA (Rs mn) 15532 18,164 21,297
Adj. net profit (Rs mn) 9,540 11,336 13422
Adj. EPS (Rs) 75.1 892 1056
Adj. ROAE (%) 16.1 175 188
Adj. P/E (x) 492 414 35.0
EV/EBITDA (x) 29.7 254 215

Adj. EPS growth (%) 23) 188 184

Source: Company, Bloomberg, BOBCAPS Research

Stock performance

———8l  ——— NSE Nifty (Relative)
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BUY
EMBASSY OFFICE

PARKS REIT | Real Estate (REITs) | 28 April 2026

TP:Rs 505 | A17%

DPU miss on flat QoQ occupancy; higher interest costs loom

= Reported Q4FY26 DPU of Rs 6.50 (-1.1% vs our estimates), as Yashas Gilganchi
Research Analyst

committed occupancy (90%) came in below our expectations (90.8%) research@bobcaps.in

= Leasable area expanded to 43.5msf (+7.9% YoY), in-place rents rose to

Rs 95psf/m (+3.3% YoY) and occupancy improved +300bps YoY

= Higher interest expense to weigh on DPU growth. Retain BUY; expect
EMBASSY to trade at DPUx of 16.38x based on FY28E DPU

Over Q4FY26, EMBASSY leased 1.8msf (+12.5% YoY), driven by demand from Key changes
GCCs (84% of total leasing). Leasing was concentrated in Chennai and Target Rating
Bengaluru (68% of total absorption) with IT tenants driving 44% of the v <)
absorption volumes.

Ticker/Price EMBASSY IN/Rs 433
EMBASSY improved utilisation, pushing in-place rents to Rs 95psf/m (+1.1% Market cap USS$ 4.4bn
QoQ, +3.3% YoY) and occupancy to 90% (flat QoQ, +300bps YoY). Leasable area Free float 92%
expanded to 43.5msf (+5.8% QoQ, +7.9% YoY), resulting in NOI of Rs 9,760mn (- 3M ADV US$ 7.7mn
0.9% QoQ, +9.4% YoY). Over Q4FY26, ~2.0msf of new supply was delivered and 52wk high/low Rs 462/Rs 374
~0.3msf was acquired. Promoter/FPI/DII 8%142%128%

Source: NSE | Price as of 27 Apr 2026

Average cost of debt eased to 7.25% over Q4FY26, as the REIT expanded its share

Key financials
of fixed-rate debt to 60% (51% as of Q4FY25) and improved Net Debt/GAV to 30%

Y/E 31 Mar FY26A FY27E FY28E
(32% as of Q4FY25). Total revenue (Rsmn) 46,758 51,753 57,400

EBITDA (Rs mn) 37,843 40,210 44,784
Even as lower-than-expected interest expense and non-recurring non-cash Adj. net profit (Rs mn) 5206 10393 13.350
adjustments to NDCF drove NDFC to Rs 23,928mn (+9.5% YoY) and DPU to Rs DPU (Rs) 253 9277 309
25.28 (+9.8% YoY), FY26 revenue from Operations missed our estimates by -0.4% Consensus DPU (Rs) 255 284 311
and higher than expected operating costs resulted in NOI missing our estimates by - Adj. ROAE (%) 24 52 75
18.0%. Price/DPU 171 15.7 14.0

EV/EBITDA (x) 10.9 10.2 9.2
We continue to believe that EMBASSY operates in an environment constructive for Adj. EPS growth (%) (676) 996 285
demand to consolidate into its office spaces. We expect EMBASSY to deliver DPU Souroe: Gompany, Bloomberg, BOBCAPS Reserch
growth of +10.4% CAGR over FY27E-29E, as it expands leasable area by +4.2% Stock performance

CAGR, improves occupancy and in-place rents by +600bps and +6.2% CAGR

) . i o ——— EMBASSY ——— NSE Nifty (Relative)
respectively. However, we expect higher interest expense to limit DPU growth. 520
470
We retain BUY on EMBASSY and revise our 1Y TP to Rs 505 (-5.2% from Rs 533 420
previously), based on an updated DPU multiple of 16.38x (16.0x previously) applied 370
to Q1FY28E-Q4FY28E DPU estimates. The updated multiple reflects adjustments 22
for a positive correlation between DPU growth rates and the stock price. g m g 3 g g g g g g g 9 g
2385238583858 %

Source: NSE
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RESULT REVIEW

BUY

TP: Rs 340 | A 25%

CITY UNION BANK | Banking

Steady return profile with consistent AQ improvement

= PAT marginally above estimates. Sustainable return metrics with

consistent ROA delivery of ~1.5%

= Advances growth to stay above system levels; AQ improving with

NNPA ratio at a multi-quarter low. Leadership transition underway

= Maintain BUY with a revised TP of Rs 340 (from Rs 330), set at 1.9x
Mar’28E ABV (unchanged), on the back of steady return profile
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PAT marginally above estimates; return ratios remain steady: CUBK reported
PPoP of Rs 5.8bn (+31% YoY; +13% QoQ) and was 6.1% higher than our
estimates. The healthy growth in PPoP was mainly on the back of NIl growing to Rs
7.9bn (+31% YoY; +4.5% QoQ). NIl growth was driven by a strong net advances
growth of 26.5% YoY — well above system levels. Management expects loan
growth to sustain in the mid-to-high teens range, or 2—-3% above system growth,
with continued focus on MSME, gold loans, and secured retail segments. While
NIMs improved to 3.74% (+14bps YoY) in FY26. Management expects NIMs to be
largely stable in FY27 and move in a range of £5-10bps. C/I ratio improved to 46.2%
from 48.6% in Q3FY26. Despite a rise in provisions to Rs 1.2bn (+54% YoY), PAT
increased to Rs 3.6bn (+25% YoY) or 1.8% marginally higher than our estimates. As
a result, return ratios remain steady with RoOA/RoE of 1.56%/14.2% in Q4FY26.
Management expects RoA to improve by ~10bps to ~1.65-1.66% in FY27.

AQ improving with NNPA ratio at a multi-quarter low: Asset quality (AQ)
continued to improve with absolute GNPA levels down to Rs 12.7bn (-4% QoQ).
Hence, GNPA ratio improved to 1.91% (-26bps QoQ). The improvement in GNPA
was supported by lower slippages of Rs 7.4bn (-9% YoY) and higher w/offs of Rs
4bn (+2x) in FY26. With a consistent rise in PCR (including technical write-offs) to
84% in Q4FY26 vs 78% in Q4FY25, NNPA ratio improved to a multi-quarter low of
0.68% (-10bps QoQ). Further, SMA 2 declined to 0.72% (-23bps QoQ) of total loans
in Q4FY26, indicating an improvement in the early delinquency buckets.

Leadership transition: Mr. R. Vijay Anandh is set to take charge as MD & CEO
effective May 1, 2026, as part of a planned succession. While the transition marks a
leadership change, management indicated strategic continuity with no material shift
in the business focus or risk appetite.

Maintain BUY: CUBK’s strong capital position (Tier | of 20.8%), above-system
credit growth, and improving AQ metrics — resulted in a steady return profile. We
expect the bank to report ROA/RoE of 1.7%/15.5% by FY29E. We maintain BUY
with revised TP of Rs 340 (from Rs 330), set at (1.9x Mar'28E ABV) (unchanged).

EQUITY RESEARCH

Key changes

Target Rating
<)

Ticker/Price CUBK IN/Rs 271
Market cap US$ 2.1bn
Free float 100%
3M ADV US$ 7.4mn
52wk high/low Rs 324/Rs 172
Promoter/FPI/DII 0%/23%/41%

Source: NSE | Price as of 27 Apr 2026

Key financials

YIE 31 Mar FY26A FY27E FY28E
NIl (Rs mn) 28,298 34,182 39,865
NIl growth (%) 222 20.8 16.6
Adj. net profit (Rs mn) 13,262 16,131 19,116
EPS (Rs) 179 217 25.7
Consensus EPS (Rs) 17.9 208 243
P/E (x) 15.2 125 105
P/BV (x) 1.9 1.7 15
ROA (%) 1.5 1.6 1.6
ROE (%) 132 143 14.9

Source: Company, Bloomberg, BOBCAPS Research

Stock performance

———— CUBK ——— NSE Nifty (Relative)
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Investments in securities market are subject to market risks. Read all the related documents carefully before investing.
Registration granted by SEBI and certification from NISM in no way guarantee performance of the intermediary or provide any assurance of returns to investors.

Recommendation scale: Recommendations and Absolute returns (%) over 12 months
BUY - Expected return >+15%

HOLD - Expected return from -6% to +15%

SELL - Expected return <-6%

Note: Recommendation structure changed with effect from 21 June 2021

Our recommendation scale does not factor in short-term stock price volatility related to market fluctuations. Thus, our recommendations may not always be strictly in
line with the recommendation scale as shown above.

Analyst certification

Each of the analysts mentioned in this research report certify, with respect to the sections of the report for which they are responsible, that (1) all of the views expressed
in this report accurately reflect his/her personal views about the subject company or companies and its or their securities, and (2) no part of his/her compensation was,
is, or will be, directly or indirectly, related to the specific recommendation(s) or view(s) in this report. Analysts are not registered as research analysts by FINRA and
are not associated persons of BOB Capital Markets Limited (BOBCAPS).

Important disclosures

This product is a compilation of previously published research notes. To view the complete report along with the associated Analyst certifications and Company-
specific disclosures, please click on the hyperlink accompanying each excerpt.

General disclaimers

BOBCAPS is engaged in the business of Stock Broking and Investment Banking. BOBCAPS is a member of the National Stock Exchange of India Limited and BSE
Limited and is also a SEBI-registered Category | Merchant Banker. BOBCAPS is a wholly owned subsidiary of Bank of Baroda which has its various subsidiaries
engaged in the businesses of stock broking, lending, asset management, life insurance, health insurance and wealth management, among others.

BOBCAPS’s activities have neither been suspended nor has it defaulted with any stock exchange authority with whom it has been registered in the last five years.
BOBCAPS has not been debarred from doing business by any stock exchange or SEBI or any other authority. No disciplinary action has been taken by any regulatory
authority against BOBCAPS affecting its equity research analysis activities.

BOBCAPS prohibits its analysts, persons reporting to analysts, and members of their households from maintaining a financial interest in the securities or derivatives
of any companies that the analysts cover. Additionally, BOBCAPS prohibits its analysts and persons reporting to analysts from serving as an officer, director, or
advisory board member of any companies that the analysts cover.

Our salespeople, traders, and other professionals may provide oral or written market commentary or trading strategies to our clients that reflect opinions contrary to
the opinions expressed herein, and our proprietary trading and investing businesses may make investment decisions that are inconsistent with the recommendations
expressed herein. In reviewing these materials, you should be aware that any or all of the foregoing, among other things, may give rise to real or potential conflicts of
interest. Additionally, other important information regarding our relationships with the company or companies that are the subject of this material is provided herein.

This material should not be construed as an offer to sell or the solicitation of an offer to buy any security in any jurisdiction We are not soliciting any action based on
this material. It is for the general information of BOBCAPS’s clients. It does not constitute a personal recommendation or take into account the particular investment
objectives, financial situations, or needs of individual clients. Before acting on any advice or recommendation in this material, clients should consider whether it is
suitable for their particular circumstances and, if necessary, seek professional advice. BOBCAPS research reports follow rules laid down by Securities and Exchange
Board of India and individuals employed as research analysts are separate from other employees who are performing sales trading, dealing, corporate finance advisory
or any other activity that may affect the independence of its research reports.

The price and value of the investments referred to in this material and the income from them may go down as well as up, and investors may realize losses on any
investments. Past performance is not a guide for future performance, future returns are not guaranteed and a loss of original capital may occur. BOBCAPS does not
provide tax advice to its clients, and all investors are strongly advised to consult with their tax advisers regarding any potential investment in certain transactions —
including those involving futures, options, and other derivatives as well as non-investment-grade securities — that give rise to substantial risk and are not suitable for
all investors. The material is based on information that we consider reliable, but we do not represent that it is accurate or complete, and it should not be relied on as
such. Opinions expressed are our current opinions as of the date appearing on this material only. We endeavour to update on a reasonable basis the information
discussed in this material, but regulatory, compliance, or other reasons may prevent us from doing so.
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We and our affiliates, officers, directors, and employees, including persons involved in the preparation or issuance of this material, may from time to time have “long”
or “short” positions in, act as principal in, and buy or sell the securities or derivatives thereof of companies mentioned herein and may from time to time add to or
dispose of any such securities (or investment). We and our affiliates may assume an underwriting commitment in the securities of companies discussed in this
document (or in related investments), may sell them to or buy them from customers on a principal basis, and may also perform or seek to perform investment banking
or advisory services for or relating to these companies and may also be represented in the supervisory board or any other committee of these companies.

For the purpose of calculating whether BOBCAPS and its affiliates hold, beneficially own, or control, including the right to vote for directors, one per cent or more of
the equity shares of the subject company, the holdings of the issuer of the research report is also included.

BOBCAPS and its non-US affiliates may, to the extent permissible under applicable laws, have acted on or used this research to the extent that it relates to non-US
issuers, prior to or immediately following its publication. Foreign currency denominated securities are subject to fluctuations in exchange rates that could have an
adverse effect on the value or price of or income derived from the investment. In addition, investors in securities such as ADRs, the value of which are influenced by
foreign currencies, effectively assume currency risk. In addition, options involve risks and are not suitable for all investors. Please ensure that you have read and
understood the Risk disclosure document before entering into any derivative transactions.

No part of this material may be (1) copied, photocopied, or duplicated in any form by any means or (2) redistributed without BOBCAPS’s prior written consent.

Company-specific disclosures under SEBI (Research Analysts) Regulations, 2014
The research analyst(s) or his/her relatives do not have any material conflict of interest at the time of publication of this research report.

BOBCAPS or its research analyst(s) or his/her relatives do not have any financial interest in the subject company. BOBCAPS or its research analyst(s) or his/her
relatives do not have actual/beneficial ownership of one per cent or more securities in the subject company at the end of the month immediately preceding the date
of publication of this report.

The research analyst(s) has not received any compensation from the subject company or third party in the past 12 months in connection with research
report/activities. Compensation of the research analyst(s) is not based on any specific merchant banking, investment banking or brokerage service transactions.

BOBCAPS or its research analyst(s) is not engaged in any market making activities for the subject company.
The research analyst(s) has not served as an officer, director or employee of the subject company.
BOBCAPS or its associates may have material conflict of interest at the time of publication of this research report.

BOBCAPS’s associates may have financial interest in the subject company. BOBCAPS’s associates may hold actual / beneficial ownership of one per cent or more
securities in the subject company at the end of the month immediately preceding the date of publication of this report.

BOBCAPS or its associates may have managed or co-managed a public offering of securities for the subject company or may have been mandated by the subject
company for any other assignment in the past 12 months.

BOBCAPS may have received compensation from the subject company in the past 12 months. BOBCAPS may from time to time solicit or perform investment
banking services for the subject company. BOBCAPS or its associates may have received compensation from the subject company in the past 12 months for
services in respect of managing or co-managing public offerings, corporate finance, investment banking or merchant banking, brokerage services or other advisory
services in a merger or specific transaction. BOBCAPS or its associates may have received compensation for products or services other than investment banking
or merchant banking or brokerage services from the subject company in the past 12 months.

Other disclaimers

BOBCAPS and MAYBANK (as defined below) make no representation or warranty, express or implied, as to the accuracy or completeness of any information obtained
from third parties and expressly disclaim the merchantability, suitability, quality and fitness of this report. The information in this report has not been independently verified,
is provided on an “as is” basis, should not be relied on by you in connection with any contract or commitment, and should not be used as a substitute for enquiries,
procedures and advice which ought to be undertaken by you. This report also does not constitute an offer or solicitation to buy or sell any securities referred to herein
and you should not construe this report as investment advice. All opinions and estimates contained in this report constitute BOBCAPS's judgment as of the date of this
report and are subject to change without notice, and there is no obligation on BOBCAPS or MAYBANK to update this report upon issuance. This report and the information
contained herein may not be reproduced, redistributed, disseminated or copied by any means without the prior consent of BOBCAPS and MAYBANK.

To the full extent permitted by law neither BOBCAPS, MAYBANK nor any of their respective affiliates, nor any other person, accepts any liability howsoever arising,
whether in contract, tort, negligence, strict liability or any other basis, including without limitation, direct or indirect, special, incidental, consequential or punitive damages
arising from any use of this report or the information contained herein. By accepting this report, you agree and undertake to fully indemnify and hold harmless BOBCAPS
and MAYBANK from and against claims, charges, actions, proceedings, losses, liabilities, damages, expenses and demands (collectively, the “Losses”) which
BOBCAPS and/or MAYBANK may incur or suffer in any jurisdiction including but not limited to those Losses incurred by BOBCAPS and/or MAYBANK as a result of
any proceedings or actions brought against them by any regulators and/or authorities, and which in any case are directly or indirectly occasioned by or result from or
are attributable to anything done or omitted in relation to or arising from or in connection with this report.

Distribution into the United Kingdom (“UK”):

This research report will only be distributed in the United Kingdom, in accordance with the applicable laws and regulations of the UK, by Maybank Securities (London)
Ltd) (“MSL") who is authorised and regulated by the Financial Conduct Authority (“FCA”) in the United Kingdom (MSL and its affiliates are collectively referred to as
“MAYBANK”). BOBCAPS is not authorized to directly distribute this research report in the UK.

This report has not been prepared by BOBCAPS in accordance with the UK’s legal and regulatory requirements.

This research report is for distribution only to, and is solely directed at, selected persons on the basis that those persons: (a) are eligible counterparties and professional
clients of MAYBANK as selected by MAYBANK solely at its discretion; (b) have professional experience in matters relating to investments falling within Article 19(5) of the
Financial Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended from time to time (the “Order”), or (c) fall within Article 49(2)(a) to (d) (high net
worth companies, unincorporated associations, etc. as mentioned in the stated Article) of the Order; (all such persons together being referred to as “relevant persons”).

This research report is directed only at relevant persons and must not be acted on or relied on by any persons who are not relevant persons. Any investment or
investment activity to which this material relates is available only to relevant persons and will be engaged in only with relevant persons.

The relevant person as recipient of this research report is not permitted to reproduce, change, remove, pass on, distribute or disseminate the data or make it available
to third parties without the written permission of BOBCAPS or MAYBANK. Any decision taken by the relevant person(s) pursuant to the research report shall be solely
at their costs and consequences and BOBCAPS and MAYBANK shall not have any liability of whatsoever nature in this regard.

No distribution into the US:

This report will not be distributed in the US and no US person may rely on this communication.

Other jurisdictions:

This report has been prepared in accordance with SEBI (Research Analysts) Regulations and not in accordance with local regulatory requirements of any other
jurisdiction. In any other jurisdictions, this report is only for distribution (subject to applicable legal or regulatory restrictions) to professional, institutional or sophisticated
investors as defined in the laws and regulations of such jurisdictions by Maybank Securities Pte Ltd. (Singapore) and / or by any broker-dealer affiliate or such other
affiliate as determined by Malayan Banking Berhad.

If the recipient of this report is not as specified above, then it should not act upon this report and return the same to the sender.

By accepting this report, you agree to be bound by the foregoing limitations.
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