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November 03, 2025 CMP: INR 410 | Target Price: INR 500 BUY &
Expected Share Price Return: 22.0% | Dividend Yield: 0.2% | Potential Upside: 22.2%  Sector View: Positive §
8
Change in Estimates X Strong Pre-sales Momentum to Continue
Change in Target Price b4
Change in Recommendation X We maintain our BUY rating on MLIFE, with a TP to INR 500. The recent stock

price correction provides an attractive entry opportunity for investors to play the
mid—premium to premium real estate market theme in India. Sectoral tailwinds

Company Info like tax breaks in the Union Budget and the recent 50bps rate cut by the RBI

BB Code MLIFE IN EQUITY \hich would in turn lead to lower EMIs, making borrowing easier for homebuyers
Face Value (INR) 10 \would benefit MLIFE.
52 W High/Low (INR) 679/370
Mkt Cap (Bn) INR 86.78 /$0.98  Company specific factors that make us constructive on MLIFE are:
Shares o/s (Mn) 213.2
3M Avg. Daily Volume 322,139 1. Thane and Bhandup projects to be a key turning point : The Thane and
Bhandup projects GDV is INR 70-80Bn and INR 120Bn respectively,
Change in CIE Estimates accounting for ~45% of its total GDV (gross development value)_ of Il\_lR 450 _Bn.
FY26E FY27E Thane apd Bhandup markets are a sv_veet qut for MLIFE_due to its mld-premlum
INR Mn New Old Dev. (%) New  Old Dev. (%) to premium prfeference. Th_ese projects W||I_ be a mix of Commercial _and
Revenue 7219 7.219 00 7.737 7.737 0.0 Residential proleqts .and W|I_I be launched in multiple Qhases over time.
EBITDA (2,484) (2,484) 0.0 (2,444) (2,444) 0.0 Bhandup prolect is in the final stage of approval and is expected to be
EBITDAM% (34.4) (34.4) 00bps (31.6) (31.6) 00bps launched in Q4FY26.
PAT 357 357 0.0 242 242 0.0
2. Plotted development projects would drive healthy operational cashflows:
Post the successful launches of its maiden plot in Chennai, MLIFE is now fast-
Key Financials tracking second plotted project in Chennai, Project Pink in Jaipur followed by
INR Mn FY2a FY25 FY26E FY27E FY28E  myltiple launches over 12-18 months. As plotted projects have higher velocity
Revenue 2121 3723 7219 7,737 13,047  and IRR is comparatively better than residential projects, which results in faster
Yoy (%) (65.0) 755 939 72 686  fund realization and healthier cash flows, supporting MLDL’s long-term growth
EBITDA (1,711) (1,699)  (2,484) (2,444) 116 plans.
EBITDAM (%) (80.7) (45.6) (34.4) (31.6) 0.9
RPAT 983 614 357, 242 2,582 3 |C&IC segment velocity is expected to improve: HIFY26 revenue came in
ROE (%) 5.2 3.2 1.0 07 7.0 at INR 2.19Bn up 2.3% YoY, with total leased area of 35.6 acres. Management
ROCE (%) 2.2 2.7 1.1 0.8 6.6 expects the leasing velocity to improve, guiding for revenue of INR 4-5Bn
annually. However, it is a lumpy business by nature. Management is optimistic
Shareholding Pattern (%) about stronger demand in the next 2 years. The company's long-term plan
Sep-25 Jun-25 Mar-25 remains to monetize the IC&IC business.
Promoters 52.42 52.43 51.14
Flis 8.12 8.70 9.55 Valuation: Based on the SOTP valuation approach, we arrive at a target price
Dlls 22.45 *21.82 20.11 of INR 500, factoring in the Residential Business, Integrated Cities &
Public 17.00 17.05 19.20 Industrial Clusters & (IC&IC), Operations & Maintenance (O&M) segments,

as well as the company’s historical land bank.

Relative Performance (%)

Risks: A broad based slowdown in the domestic economy and delay in legal

YTD 3Y 2Y 1Y X
BSE Realty 1115 624 (5.6) issues and regulatory bottlenecks.
MLIFE (5.5) (21.4) (22.1)
SOTP Valuation
300
250 Residential 328
200 O&M FY25EPS @ 10X 4
150 IC&IC 33
100 Less Net debt (81)
58 Future development and land bank 54
§E8988IFTIIEE88 qw 410
§ 55238585388 2%3 8 upside 22,0
Mahindra Lifespace Developers Ltd ——— BSE Realty Quarterly Highlights (INR Mn)
MLIFE Particulars
Presales 7,520 3,970 89.4 4,490 67.5
Residential Collections 5,680 4,590 23.7 5,180 9.7
Prashanth Kumar Kota, CFA Nt Ssies (inel 001 e % tmiwmeesm
. N et Sales (inc . .
Email: prashanth.kota@choiceindia.com Cost of sales 151 25 505.3 285 (47.1)
Ph: +91 22 6707 9887 Employee Expenses 303 294 2.8 280 8.0
Other Operating Expenses 247 234 5.7 305 (19.0)
Aayush Saboo EBITDA (525) (477) 10.0 (550) (4.6)
Email: aayush.saboo@choiceindia.com Depreciation 65 40 62.8 61 6.9
Ph: +91 22 6707 9512 EBIT (590) (517) 14.1 (611) (3.5)
Other Income 155 84 85.6 86 79.4
Interest Cost 19 70 (73.6) 40 (53.2)
PBT (453) (503) (10.0) (564) (19.7)
Income from JV/ Associate 961 364 164.1 980 (2.0)
Tax 28 0 14,050.0 (97) (129.3)
Q2FY26_Realty and Infrastructure Preview PAT 479 (140) (442.5) 512.6 (6.5)

Source: MLIFE, Choice Institutional Equities
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MLIFE has resumed equity discussions with
strategic partners post the during the rights issue.

Major launches planned in H2, including Marina 64
Plot A, Hopefarm Bangalore, Mahalaxmi, Bhandup,
and Citadel Phase 3.

Following strategy of carefully timing launches to
manage supply and protect pricing.

MLIFE targets 25-30% CAGR in pre-sales through
FY30

Management Call - Highlights

Capital Allocation:

MLIFE has several capital avenues, including the capacity to raise up to INR
14Bn in debt, undertake low-capital society redevelopment/GDA projects, and
engage in equity discussions with strategic partners.

The recent rights issue strengthened its balance sheet and will fund selective
capex opportunities that offer strong financial returns and enhance brand
value.

MLIFE has resumed equity discussions with strategic partners that were
paused during the rights issue, amid strong interest from investors seeking
exposure to India’s residential real estate market.

MLIFE is specifically focused on building capabilities in specialized areas like
structural engineering for tall buildings.

Product Development:

H1FY26 saw smaller launches, with major launches planned in H2, including
Marina 64 Plot A, Hopefarm Bangalore, Mahalaxmi, Bhandup, and Citadel
Phase 3.

MLIFE has approximately INR 70Bn worth of launches planned, though they
will be released in tranches.

Eight project completions are planned for FY26, with the bulk in H2. Major
completions include Eden (Bangalore), Luminaire (Delhi NCR), P21
(Chennai), Nestalgia (Pune) and Alco (Mumbai).

The Bhandup project is a major development comprising approximately 6.5
msf of saleable area, planned across 8.5 years for sales and 10 years of
construction.

Pricing:

MLIFE is strategically phasing inventory releases to prevent pricing pressure,
opting for staggered launches instead of large-volume releases.

In certain markets with lower volumes, higher unit sizes and pricing have
helped offset the decline.

Guidance:

For the IC (Industrial & Commercial) business, they have provided guidance
of INR 4-5Bn revenue annually.

MLIFE targets 25-30% CAGR in pre-sales through FY30, backed by strong
growth drivers already in place. The company is also lowering its dependence
on new launches, with increasing contributions from its sustenance
portfolio.
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Pre-sales (INR Mn) up 67.5% QoQ and 89.4% YoY Pre-sales (msf) up 101.7% QoQ and 120.8% YoY :
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Average selling price down 17.0% QoQ and 14.2% YoY Launches (msf) down 75.6% QoQ and 52.4% YoY
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Collections up 9.7% QoQ and 23.7% YoY Construction Outflow up 18.1% QoQ and 17.1% YoY
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Pre-sales (INR Mn) to grow at 7% CAGR from FY25- FY28E Pre-sales (msf) to grow at a 3% CAGR from FY25-28E :
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Income Statement (Consolidated in INR Mn)

Revenue 2121 3,723
Gross Profit 206 559
EBITDA (1,711) (1,699)
Depreciation 137 178
EBIT 617 899
Interest Expense 74 194
Other Income 670 916
PBT 543 705
Reported PAT 983 614
EPS 6.4 4.0

Source: MLIFE, Choice Institutional Equities

Growth Ratios

Particulars . FY24a  FY2s

Ratio Analysis - Fy2a

FY26E  FY27E
7219 7,737
395 561
(2484)  (2,444)
234 314
452 334
86 86
1311 1233
367 249
357 242
17 1.1

FY25

Revenue (%) (65.0) 75.5
EBITDA (%) 55.4 (0.7)
PAT (%) 352 132
Margins

Gross Profit Margin 9.7 15.0
EBITDA Margin (80.7) (45.6)
PAT Margin 352 13.2
Profitability

Return On Equity (ROE) 52 3.2
Return On Capital Employed (ROCE) 22 2.7
Working Capital

Inventory Days 5,813 2,000
Debtor Days 184 100
Payable Days 335 250
Cash Conversion Cycle 5,663 1,850
Financial Stability

Net Debt to Equity (x) 0.4 0.6
Net Debt to EBITDA (x) (4.5) (6.9)
Interest Cover (x) 8.3 4.6
Valuation Metrics

PE(x) 55 88
EV/EBITDA (x) (36)  (39)
Price to BV (x) 3 3
EV/OCF (x) 9) (12)

Source: MLIFE, Choice Institutional Equities

93.9
46.2
4.2

55
(34.4)
42

1.0

1,900
100
250

1,750

(0.4)
5.1
5.3

209
(17)

FY26E

FY27E

7.2
(1.6)
2.7

7.3
(31.6)
27

0.7
0.8

1,850
100
250

1,700

(0.3)
4.7

3.9

308
(18)

(55)

13,047

4,521
116
434
2,704
52
1,162
2,653
2,582
12.1

68.6
104.8
18.2

10.5
0.9
18.2

7.0
6.6

1,500
100
250

1,350

(0.4)
(135.6)
52.3

29
332

Balance Sheet (Consolidated in INR Mn)

_ : ; FY27E.
Net Worth 18,730: 18,963 34,320 34,562 37,144
Total Debt 8,728 14,317 6,317 6,317 3,817
Other Liabilities & Provisions 115 137 137 137 137
Total Net Worth & Liabilities 27,573 33,419 40,776 41,018 41,100
Net Fixed Assets 195 179 195 131 196
Capital Work in Progress 51 48 48 48 48
Investments 9,137 2,781 2,781 2,781 2,781
Cash & Bank Balance 1,068 2,562 18,916. 17,801 19,616

Loans & Advances & Other Assets 2,009 10,116: 10,116 10,116: 10,116
Net Current Assets 16,181 20,295 27,584 27,890 27,906
Total Assets 27,573 33,419 40,776 41,018 41,100

Cash Flows (INR Mn) . FY24  FY25 FY26E

Cash Flows From Operations (6,614) (5,421) 9,329 (780) 4,867
Cash Flows From Investing 2,143 2,732 (250) (250) (500)
Cash Flows From Financing 4,887 4,161 7,271 (86): (2,552)

Source: MLIFE, Choice Institutional Equities
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Historical Price Chart: Mahindra Lifespace Developers Ltd
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500 | A A " s,  iy26,202 BUY 723
A Oct 29, 2024 BUY 633
1000 + Feb 04, 2025 BUY 637
500 - Sept 04, 2025 BUY 500
o Nov 03, 2025 BUY 500

Jun-24 A
Oct-24 1
Feb-25
Jun-25 1
Oct-25 -

Oct-22

Feb-23 1
Jun-23 1
Oct-23 1
Feb-24

finstitutional Research Team

Utsav Verma, CFA

Prashanth Kumar Kota, CFA

Dhanshree Jadhav
Karan Kamdar
Deepika Murarka
Putta Ravi Kumar
Maitri Sheth
Ashutosh Murarka
Dhaval Popat
Aayush Saboo

Bharat Kumar Kudikyala

Avi Jhaveri
Kunal Bajaj
Abhinav Kapadia
Subhash Gate

Head of Institutional Research
Analyst — Basic Materials

Analyst — Technology

Analyst — Small and Midcaps
Analyst — Healthcare

Analyst — Defence

Analyst — Pharmaceuticals
Analyst — Cement & Infrastructure
Analyst — Energy

Sr. Associate— Real Estate

Sr. Associate — Building Materials and Mining
Sr. Associate — Technology

Sr. Associate — Technology

Sr. Associate — Capital Goods

Sr. Associate — Auto

utsav.verma@choiceindia.com
prashanth.kota@choiceindia.com
dhanshree.jadhav@choiceindia.com
karan.kamdar@choiceindia.com
deepika.murarka@choiceindia.com
ravi.putta@choiceindia.com
maitri.sheth@choiceindia.com
ashutosh.murarka@choiceindia.com
dhaval.popat@choiceindia.com
aayush.saboo@choiceindia.com
bharat.kudikyala@choiceindia.com
avi.jhaveri@choiceindia.com
kunal.bajaj@choiceindia.com
abhinav.kapadia@choiceindia.com
subhash.gate@choiceindia.com

Vikrant Shah, CFA (ICFAI) Sr. Associate — Banks vikrant.shah@choiceindia.com
Vinay Rawal Associate — Small and Midcaps vinay.rawal@choiceindia.com
Heer Gogri Associate — Small and Midcaps heer.gogri@choiceindia.com
Heet Chheda Associate — Auto heet.chheda@choiceindia.com

Rushil Katiyar
Stuti Bagadia

CHOICE RATING DISTRIBUTION & METHODOLOGY

Large Cap*

BUY

ADD

REDUCE

SELL

Mid & Small Cap*
BUY

ADD

REDUCE

SELL

Other Ratings
NOT RATED (NR)

UNDER REVIEW (UR)

Sector View
POSITIVE (P)
NEUTRAL (N)
CAUTIOUS (C)

Associate — Technology
Associate — Pharmaceuticals

rushil.katiyar@choiceindia.com
stuti.bagadia@choiceindia.com

The security is expected to generate upside of 15% or more over the next 12 months

The security is expected to show upside returns from 5% to less than 15% over the next 12 months
The security is expected to show upside or downside returns by 5% to -5% over the next 12 months
The security is expected to show downside of 5% or more over the next 12 months

The security is expected to generate upside of 20% or more over the next 12 months

The security is expected to show upside returns from 5% to less than 20% over the next 12 months
The security is expected to show upside or downside returns by 5% to -10% over the next 12 months
The security is expected to show downside of 10% or more over the next 12 months

The stock has no recommendation from the Analyst

The stock is under review by the Analyst and rating may change

Fundamentals of the sector look attractive over the next 12 months
Fundamentals of the sector are expected to be in statis over the next 12 months
Fundamentals of the sector are expected to be challenging over the next 12 months

*Large Cap: More Than INR 20,000Cr Market Cap
*Mid & Small Cap: Less Than INR 20,000Cr Market Cap
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