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Real Estate 

Demand was robust in India’s residential real estate sector in 2QFY24, and that was seen in 

the rise in booking values to INR 251bn (+55% YoY; +45% QoQ; for a sample of 13 listed 

companies). In fact, the positive momentum persisted throughout 1HFY24 (36% YoY growth 

in booking values to INR 424bn). Property registrations were resilient in Mumbai in Nov’23 

and hit a monthly decadal high (since Nov’12), propelled by redevelopment projects. In the 

broader market context, the top 7 cities surpassed CY22 absorption levels in 10MCY23, 

driven by MMR, Pune, and Hyderabad. The supply situation also continues to be extremely 

favourable with steadily declining and decadal-low unsold inventory (674msf across top 7 

cities: Source: Propequity).  Our overall outlook remains constructive for the residential 

segment, buoyed by a combination of supply side consolidation, sustained demand, and 

potential price hikes, suggesting a multi-year housing cycle. We believe listed developers will 

report a strong 2HFY24 based on their launch pipelines and continued strength in the 

residential segment. 

 Robust demand landscape; leverage not a concern: In 2QFY24, booking values across a 

sample of 13 listed companies came in strong at c. INR 251bn (+55% YoY; +45% QoQ; 

Exhibit 1) largely led by new launches. Furthermore, in 1HFY24, these companies reported 

36% YoY growth in booking values (INR 424bn).  Given the rapid increase in sales 

momentum, minimum leverage (lower than 1x net debt to equity; Exhibit 2&3), robust 

outlook for cash flow, and a proactive business development pipeline, we remain 

confident that demand for residential real estate will persist. Net debt is also currently 

under control; however, it is crucial to monitor interest rates as it has the potential to 

negatively affect demand. 

 Mumbai property registrations resilient; redevelopment projects to sustain the 

momentum: In Nov’23, despite fewer working days due to the festive season, Mumbai 

recorded healthy property registrations of 10,902 (+11% YoY; down 8% MoM) and, as a 

result, achieved revenue of INR 7.1bn (+6% YoY; down 15% MoM), a monthly decadal 

high (since Nov’12). Residential registrations account for approximately 80% of the total 

property registrations with the INR 10mn+ ticket size segment contributing 57% (Link). 

There has been an uptick in the contribution from this ticket size, as in Jan-Nov’20 the 

segment accounted for only 51% of total property registrations. Since the Maharashtra 

government issued discounts on premiums paid by real estate developers for various 

permissions, there has been a surge in redevelopment projects, leading to an increase in 

property registrations (Exhibit 10). 

 Top 7 cities surpass CY22 performance in 10MCY23: CY22 was an exceptional year, with 

568msf of absorption (CY16-21 average: 343msf; a decadal high). However, on the back 

of strong demand, absorption in 10MCY23 (576msf) has already surpassed CY22 levels. 

This has been driven by cities like MMR (137msf), Pune (107msf) and Hyderabad 

(137msf). Moreover, launches continued to slightly lag absorption (534msf launched in 

10MCY23) resulting in inventory reduction and possible price hikes going forward. 

Unsold inventory declined to 674msf as of 10MCY23 (716msf as in CY22) led by MMR, 

NCR and Bengaluru.   

 FY24 to end on a strong note: We remain constructive on the residential segment, as the 

combination of i) supply side consolidation, ii) sustained demand and iii) calibrated price 

hikes will lead to a multi-year housing cycle. Listed developers are likely to report a strong 

2HFY24 based on their launch pipelines and on the back of continued strength in the 

residential segment. Interest rates remain a key monitorable as we are probably at the 

peak of the interest rate cycle, and this could potentially impact demand.  
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 Booking values grew by 36% YoY in 1HFY24 Exhibit 1.
Booking Values (INR bn) 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 YoY QoQ 1HFY22 1HFY23 1HFY24 YoY 

Godrej 25.2 24.1 32.5 40.5 22.5 50.3 109% 123% 30.7 49.3 72.9 48% 

Lodha 28.6 31.5 30.3 30.3 33.5 35.3 12% 5% 29.6 60.0 68.8 15% 

DLF 20.4 20.5 25.5 84.6 20.4 22.3 9% 9% 25.3 40.9 42.7 4% 

Prestige 30.1 35.1 25.2 38.9 39.1 70.9 102% 81% 28.5 65.2 110.1 69% 

Sobha 9.5 9.6 11.1 12.1 11.3 12.8 33% 13% 14.3 19.1 24.1 26% 

Oberoi 7.6 11.6 6.3 6.7 4.8 9.7 -16% 103% 10.0 19.2 14.4 -25% 

Mahindra Lifespaces 6.0 4.0 4.5 3.6 3.5 4.6 14% 32% 4.5 10.0 8.0 -20% 

Phoenix Mills 0.3 0.6 1.7 3.0 1.3 3.2 457% 152% 1.0 0.9 4.5 415% 

Brigade 8.1 7.9 10.1 14.9 10.0 12.5 57% 25% 13.1 16.1 22.5 40% 

Puravankara 5.1 7.9 8.0 10.1 11.3 16.0 102% 42% 9.1 13.0 27.3 109% 

Kolte Patil 4.5 3.7 7.2 7.0 7.0 6.3 72% -10% 6.8 8.1 13.3 64% 

Ashiana 1.4 2.2 4.7 4.2 4.3 3.2 42% -26% 1.9 3.6 7.5 105% 

Sunteck 3.3 3.4 4.0 5.4 3.9 4.0 17% 2% 4.5 6.7 7.8 17% 

Total 150.2 162.1 171.1 261.2 172.8 251.0 55% 45% 179.1 312.3 423.7 36% 

Source: Company, JM Financial 

 

 Leverage under control Exhibit 2.
Net debt (INR bn) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 

Godrej -2.4 0.2 3.1 4.6 9.6 13.7 25.9 36.5 53.0 61.7 

Lodha 124.4 124.8 99.0 93.1 88.6 88.0 80.4 70.7 72.6 67.3 

DLF 238.2 236.3 224.8 217.4 210.6 214.0 204.9 194.9 183.8 178.9 

Devco 47.5 39.9 32.2 26.8 22.6 21.4 20.9 7.2 0.6 -1.4 

DCCDL 190.7 196.4 192.6 190.6 188.0 192.6 183.9 187.7 183.3 180.3 

Prestige 21.7 30.9 41.7 33.6 39.2 40.5 41.7 55.7 64.8 69.6 

Sobha 28.2 27.8 26.5 23.4 21.1 18.9 17.7 16.4 15.7 14.4 

Oberoi 18.4 17.6 17.2 16.7 15.1 19.9 24.6 30.5 27.2 23.1 

Mahindra Lifespaces 1.5 0.4 -0.9 -1.5 0.0 -0.3 0.9 -0.3 -0.4 -0.1 

Phoenix Mills (Group level) 43.6 43.0 43.1 43.8 41.9 42.6 39.5 40.4 21.8 21.0 

Brigade 30.5 29.6 27.9 25.4 24.1 22.3 19.9 21.4 20.1 25.3 

Puravankara 18.5 18.6 18.6 18.5 18.9 21.4 21.4 22.1 21.2 19.9 

Kolte Patil 2.8 2.1 1.7 1.3 1.4 2.5 1.9 1.1 0.2 0.5 

Ashiana NA NA NA NA NA NA NA NA NA NA 

Sunteck 4.7 5.0 NA 5.4 5.0 4.1 3.8 2.8 2.6 2.6 

Total 529.9 536.2 502.7 481.7 475.4 487.5 482.6 492.2 482.7 484.2 

Source: Company, JM Financial 

 

 Healthy net debt / equity ratio Exhibit 3.
Net D / E 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 

Godrej 0.0 0.0 0.0 0.1 0.1 0.2 0.3 0.4 0.6 0.7 

Lodha 1.7 1.6 0.9 0.8 0.7 0.8 0.7 0.6 0.6 0.5 

DLF 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.5 

Prestige 0.3 0.4 0.6 0.4 0.4 0.4 0.4 0.5 0.6 0.6 

Sobha 1.2 1.2 1.1 1.0 0.9 0.8 0.7 0.7 0.6 0.6 

Oberoi 0.2 0.2 0.2 0.2 0.1 0.2 0.2 0.3 0.2 0.2 

Mahindra Lifespaces 0.1 0.0 -0.1 -0.1 0.0 0.0 0.1 0.0 0.0 0.0 

Phoenix Mills (Group level) 0.9 0.8 0.8 0.7 0.6 0.6 0.5 0.5 0.3 0.2 

Brigade 0.9 0.8 0.8 0.7 0.7 0.6 0.5 0.6 0.5 0.6 

Puravankara 0.9 0.9 0.9 0.9 0.9 1.1 1.1 1.1 1.1 1.0 

Kolte Patil 0.3 0.2 0.2 0.1 0.1 0.3 0.2 0.1 0.0 0.0 

Ashiana NA NA NA NA NA NA NA NA NA NA 

Sunteck 0.2 0.2 NA 0.2 0.2 0.1 0.1 0.1 0.1 0.1 

Source: Company, JM Financial 
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 Healthy registration numbers in Nov’23… Exhibit 4.

 
Source: IGR, JM Financial 

 …despite it being a festival-packed month Exhibit 5.

 
Source: IGR, JM Financial 

 

 Absorption in 10MCY23 has already surpassed CY22 Exhibit 6.
Absorption (msf) CY12 CY13 CY14 CY15 CY16 CY17 CY18 CY19 CY20 CY21 CY22 CY23* 

MMR 82 79 76 84 81 76 88 92 87 107 142 137 

NCR 96 78 50 54 50 36 49 47 33 47 63 68 

Bangalore 75 85 87 75 62 52 61 64 49 63 85 86 

Pune 56 52 51 55 49 48 60 73 64 83 109 107 

Chennai 35 30 24 20 19 15 20 20 16 20 22 23 

Hyderabad 35 36 32 36 41 42 52 56 53 85 127 137 

Kolkata 19 18 15 19 18 13 16 19 13 16 19 19 

Total Absorption 398 377 336 343 321 282 347 370 315 420 568 576 

Source: Company, JM Financial 
Note: *represents 10MCY23 

 

 Inventory at decadal-low levels Exhibit 7.
Unsold Inventory (msf) CY12 CY13 CY14 CY15 CY16 CY17 CY18 CY19 CY20 CY21 CY22 CY23* 

MMR 176 204 220 238 243 254 238 228 209 197 209 192 

NCR 180 188 192 181 166 151 134 124 105 95 74 58 

Bangalore 118 155 169 165 155 132 131 120 117 93 84 68 

Pune 81 94 110 118 123 119 109 106 102 104 99 92 

Chennai 52 48 50 47 48 42 38 34 33 28 26 24 

Hyderabad 58 66 63 64 69 65 64 86 106 158 197 215 

Kolkata 31 36 42 44 43 43 42 39 34 31 28 24 

Total Unsold Inventory 696 792 846 856 848 805 757 737 707 706 716 674 

Source: Company, JM Financial 
Note: *represents 10MCY23 
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Top 7 cities 

 Inventory in months continues to fall  Exhibit 8.

 

Source: Propequity, JM Financial 
*represents 10MCY23  

 Absorption higher than new launches Exhibit 9.

 

Source: Propequity, JM Financial 
*represents 10MCY23 

 

 Recent announcements of redevelopment projects Exhibit 10.
Company Region Size Revenue potential (INR bn) Source 

Puravankara (2 projects) Andheri 0.58msf of carpet area 15.0 (Link)  

Ajmera Realty Borivali 0.11msf of carpet area 3.3 (Link)  

Raymond Ltd Mahim NA 17.0 (Link)  

Chandak Realtors Pvt Ltd Andheri NA 1.6 (Link)  

Kolte-Patil Goregaon 0.48msf of saleable area 9.5 (Link)  

Mahindra Lifespaces Malad NA 8.5 (Link)  

Source: Company, JM Financial 
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Inflection point

https://www.business-standard.com/companies/news/puravankara-bags-two-housing-societies-redevelopment-projects-in-mumbai-123111600292_1.html
https://www.moneycontrol.com/news/business/real-estate/ajmera-realty-secures-redevelopment-project-for-4-societies-in-mumbais-borivali-11353911.html
https://www.moneycontrol.com/news/business/real-estate/mumbai-redevelopment-news-raymond-subsidiary-to-redevelop-mahim-housing-society-sees-rs-1700-crore-revenue-potential-11622811.html
https://www.thehindubusinessline.com/news/real-estate/chandak-group-signs-161-crore-redevelopment-project-in-mumbai/article67161900.ece
https://www.moneycontrol.com/news/business/real-estate/pune-based-kolte-patil-signs-two-redevelopment-projects-boosting-mumbai-presence-11075231.html
https://www.livemint.com/companies/news/mahindra-lifespaces-bags-society-redevelopment-project-in-mumbai-expects-rs-850-cr-revenue-11682345494795.html
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Buy Total expected returns of more than 10% for stocks with market capitalisation in excess of INR 200 billion and  REITs* and more than 

15% for all other stocks, over the next twelve months. Total expected return includes dividend yields. 

Hold Price expected to move in the range of 10% downside to 10% upside from the current market price for stocks with market 

capitalisation in excess of INR 200 billion and  REITs* and in the range of 10% downside to 15% upside from the current market price 

for all other stocks, over the next twelve months. 

Sell Price expected to move downwards by more than 10% from the current market price over the next twelve months. 

* REITs refers to Real Estate Investment Trusts. 

Research Analyst(s) Certification 

The Research Analyst(s), with respect to each issuer and its securities covered by them in this research report, certify that: 

All of the views expressed in this research report accurately reflect his or her or their personal views about all of the issuers and their securities; and 
No part of his or her or their compensation was, is, or will be directly or indirectly related to the specific recommendations or views expressed in this research 
report. 
 

Important Disclosures 
 

This research report has been prepared by JM Financial Institutional Securities Limited (JM Financial Institutional Securities) to provide information about the 

company(ies) and sector(s), if any, covered in the report and may be distributed by it and/or its associates solely for the purpose of information of the select 

recipient of this report. This report and/or any part thereof, may not be duplicated in any form and/or reproduced or redistributed without the prior written 

consent of JM Financial Institutional Securities. This report has been prepared independent of the companies covered herein. 

JM Financial Institutional Securities is registered with the Securities and Exchange Board of India (SEBI) as a Research Analyst and a Stock Broker having trading 

memberships of the BSE Ltd. (BSE) and National Stock Exchange of India Ltd. (NSE). No material disciplinary action has been taken by SEBI against JM Financial 

Institutional Securities in the past two financial years which may impact the investment decision making of the investor. Registration granted by SEBI and 

certification from the National Institute of Securities Market (NISM) in no way guarantee performance of JM Financial Institutional Securities or provide any 

assurance of returns to investors. 

JM Financial Institutional Securities renders stock broking services primarily to institutional investors and provides the research services to its institutional 

clients/investors. JM Financial Institutional Securities and its associates are part of a multi-service, integrated investment banking, investment management, 

brokerage and financing group. JM Financial Institutional Securities and/or its associates might have provided or may provide services in respect of managing 

offerings of securities, corporate finance, investment banking, mergers & acquisitions, broking, financing or any other advisory services to the company(ies) 

covered herein. JM Financial Institutional Securities and/or its associates might have received during the past twelve months or may receive compensation from 

the company(ies) mentioned in this report for rendering any of the above services. 

JM Financial Institutional Securities and/or its associates, their directors and employees may; (a) from time to time, have a long or short position in, and buy or sell 

the securities of the company(ies) mentioned herein or (b) be engaged in any other transaction involving such securities and earn brokerage or other 

compensation or act as a market maker in the financial instruments of the company(ies) covered under this report or (c) act as an advisor or lender/borrower to, 

or may have any financial interest in, such company(ies) or (d) considering the nature of business/activities that JM Financial Institutional Securities is engaged in, 

it may have potential conflict of interest at the time of publication of this report on the subject company(ies). 

Neither JM Financial Institutional Securities nor its associates or the Research Analyst(s) named in this report or his/her relatives individually own one per cent or 

more securities of the company(ies) covered under this report, at the relevant date as specified in the SEBI (Research Analysts) Regulations, 2014. 

The Research Analyst(s) principally responsible for the preparation of this research report and their immediate relatives are prohibited from buying or selling debt 

or equity securities, including but not limited to any option, right, warrant, future, long or short position issued by company(ies) covered under this report. The 

Research Analyst(s) principally responsible for the preparation of this research report or their immediate relatives (as defined under SEBI (Research Analysts) 

Regulations, 2014); (a) do not have any financial interest in the company(ies) covered under this report or (b) did not receive any compensation from the 

company(ies) covered under this report, or from any third party, in connection with this report or (c) do not have any other material conflict of interest at the time 

of publication of this report. Research Analyst(s) are not serving as an officer, director or employee of the company(ies) covered under this report. 

 
  



Real Estate 5 December 2023 

JM Financial Institutional Securities Limited Page 6 

 

While reasonable care has been taken in the preparation of this report, it does not purport to be a complete description of the securities, markets or 

developments referred to herein, and JM Financial Institutional Securities does not warrant its accuracy or completeness. JM Financial Institutional Securities may 

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. This 

report is provided for information only and is not an investment advice and must not alone be taken as the basis for an investment decision. 

This research report is based on the fundamental research/analysis conducted by the Research Analyst(s) named herein. Accordingly, this report has been 

prepared by studying/focusing on the fundamentals of the company(ies) covered in this report and other macro‐economic factors. JM Financial Institutional 

Securities may have also issued or may issue, research reports and/or recommendations based on the technical/quantitative analysis of the company(ies) covered 

in this report by studying and using charts of the stock's price movement, trading volume and/or other volatility parameters. As a result, the 

views/recommendations expressed in such technical research reports could be inconsistent or even contrary to the views contained in this report. 

The investment discussed or views expressed or recommendations/opinions given herein may not be suitable for all investors. The user assumes the entire risk of 

any use made of this information. The information contained herein may be changed without notice and JM Financial Institutional Securities reserves the right to 

make modifications and alterations to this statement as they may deem fit from time to time. 

This report is neither an offer nor solicitation of an offer to buy and/or sell any securities mentioned herein and/or not an official confirmation of any transaction. 

This report is not directed or intended for distribution to, or use by any person or entity who is a citizen or resident of or located in any locality, state, country or 

other jurisdiction, where such distribution, publication, availability or use would be contrary to law, regulation or which would subject JM Financial Institutional 

Securities and/or its affiliated company(ies) to any registration or licensing requirement within such jurisdiction. The securities described herein may or may not be 

eligible for sale in all jurisdictions or to a certain category of investors. Persons in whose possession this report may come, are required to inform themselves of 

and to observe such restrictions. 

Additional disclosure only for U.S. persons: JM Financial Institutional Securities has entered into an agreement with JM Financial Securities, Inc. ("JM Financial 

Securities"), a U.S. registered broker-dealer and member of the Financial Industry Regulatory Authority ("FINRA") in order to conduct certain business in the 

United States in reliance on the exemption from U.S. broker-dealer registration provided by Rule 15a-6, promulgated under the U.S. Securities Exchange Act of 

1934 (the "Exchange Act"), as amended, and as interpreted by the staff of the U.S. Securities and Exchange Commission ("SEC") (together "Rule 15a-6"). 

This research report is distributed in the United States by JM Financial Securities in compliance with Rule 15a-6, and as a "third party research report" for 

purposes of FINRA Rule 2241. In compliance with Rule 15a-6(a)(3) this research report is distributed only to "major U.S. institutional investors" as defined in Rule 

15a-6 and is not intended for use by any person or entity that is not a major U.S. institutional investor. If you have received a copy of this research report and are 

not a major U.S. institutional investor, you are instructed not to read, rely on, or reproduce the contents hereof, and to destroy this research or return it to JM 

Financial Institutional Securities or to JM Financial Securities. 

This research report is a product of JM Financial Institutional Securities, which is the employer of the research analyst(s) solely responsible for its content. The 

research analyst(s) preparing this research report is/are resident outside the United States and are not associated persons or employees of any U.S. registered 

broker-dealer. Therefore, the analyst(s) are not subject to supervision by a U.S. broker-dealer, or otherwise required to satisfy the regulatory licensing 

requirements of FINRA and may not be subject to the Rule 2241 restrictions on communications with a subject company, public appearances and trading 

securities held by a research analyst account. 

Any U.S. person who is recipient of this report that wishes further information regarding, or to effect any transaction in, any of the securities discussed in this 

report, must contact, and deal directly through a U.S. registered representative affiliated with a broker-dealer registered with the SEC and a member of FINRA. In 

the U.S., JM Financial Institutional Securities has an affiliate, JM Financial Securities, Inc. located at 1325 Avenue of the Americas, 28th Floor, Office No. 2821, 

New York, New York 10019. Telephone +1 (332) 900 4958 which is registered with the SEC and is a member of FINRA and SIPC.   

Additional disclosure only for U.K. persons: Neither JM Financial Institutional Securities nor any of its affiliates is authorised in the United Kingdom (U.K.) by the 

Financial Conduct Authority. As a result, this report is for distribution only to persons who (i) 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, the "Financial Promotion Order"), (ii) 

are persons falling within Article 49(2)(a) to (d) ("high net worth companies, unincorporated associations etc.") of the Financial Promotion Order, (iii) are outside 

the United Kingdom, or (iv) are persons to whom an invitation or inducement to engage in investment activity (within the meaning of section 21 of the Financial 

Services and Markets Act 2000) in connection with the matters to which this report relates may otherwise lawfully be communicated or caused to be 

communicated (all such persons together being referred to as "relevant persons"). This report is directed only at relevant persons and must not be acted on or 

relied on by persons who are not relevant persons. Any investment or investment activity to which this report relates is available only to relevant persons and will 

be engaged in only with relevant persons. 

Additional disclosure only for Canadian persons: This report is not, and under no circumstances is to be construed as, an advertisement or a public offering of the 

securities described herein in Canada or any province or territory thereof. Under no circumstances is this report to be construed as an offer to sell securities or as 
a solicitation of an offer to buy securities in any jurisdiction of Canada. Any offer or sale of the securities described herein in Canada will be made only under an 

exemption from the requirements to file a prospectus with the relevant Canadian securities regulators and only by a dealer properly registered under applicable 
securities laws or, alternatively, pursuant to an exemption from the registration requirement in the relevant province or territory of Canada in which such offer or 
sale is made. This report is not, and under no circumstances is it to be construed as, a prospectus or an offering memorandum. No securities commission or 

similar regulatory authority in Canada has reviewed or in any way passed upon these materials, the information contained herein or the merits of the securities 
described herein and any representation to the contrary is an offence. If you are located in Canada, this report has been made available to you based on your 

representation that you are  an “accredited investor” as such term is defined in National Instrument 45-106 Prospectus Exemptions and a “permitted client” as 
such term is defined in National Instrument 31-103 Registration Requirements, Exemptions and Ongoing Registrant Obligations.  Under no circumstances is the 
information contained herein to be construed as investment advice in any province or territory of Canada nor should it be construed as being tailored to the 

needs of the recipient. Canadian recipients are advised that JM Financial Securities, Inc., JM Financial Institutional Securities Limited, their affiliates and authorized 
agents are not responsible for, nor do they accept, any liability whatsoever for any direct or consequential loss arising from any use of this research report or the 

information contained herein. 


