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Mahindra Lifespace Developers

Breaking News or a Development

The key highlight in FY25 for Mahindra Lifespace (MAHLIFE IN) was the action on
business development (BD) — appended the project pipeline by ~INR 180bn of gross
development value (GDV). This was aided by the land acquisition of ~37 acres at Bhandup
amounting to a GDV of INR 124bn. MAHLIFE now boasts a project pipeline of ~INR 400bn
supporting its ambitious FY30 presales guidance of INR 95bn (> 3x versus FY25 level).

Presales in Q4FY25 and FY25 came-in at INR 10.5bn and INR 28bn, respectively, flat YoY
and up 20% YoY respectively. Revenue from the Integrated Cities/Industrial Clusters (IC &
IC) revenues sustained its annual run-rate (~INR 5bn in FY25). Residential collections in
FY25 increased +30% YoY, while construction outflow was down 4% YoY, implying that
construction spends is likely back-ended. Overall, the glidepath to growth is optically
visible but faster turnaround of projects with a diversified footprint in MMR will be key to
establish MAHLIFE's positioning in the premium segment and turning constructive on the
stock. We retain Accumulate.

Residential pipeline — Significant boost in FY25: MAHLIFE closed > 50acres of land deals
in FY25, amounting to a GDV of INR 180bn. The deals are distributed among six micro
markets, with a chunky share (~70%) attributable to the Bhandup micro market where
monetization is likely in the next 10-12 years as against management expectations of 8-9
years.

Overall, the residential pipeline now stands at ~INR 400bn. Key acquisitions during Q4
were: 1) entry in South Mumbai market at Mahalaxmi (GDV of ~INR 17bn), 2) cluster
redevelopment at Andheri Lokhandwala offering a GDV of INR 21.5bn and 3) INR 10bn in
North Bengaluru (near airport). The developer plans on launching INR 60-70bn of projects
in FY26.

Leasing segment - Steady show: Integrated Cities/Industrial Clusters (IC & IC) segment is
sustaining its annual run-rate and registering a leasing income of ~INR 5bn in FY25, up
5% YoY. This is aided by higher average realization of INR 58mn/acre, up 48% YoY.

Retain Accumulate: We like MAHLIFE's transition to the premium and mid-premium
strategy in its focus markets of Mumbai Metropolitan Region, Pune and Bengaluru. This is
supplemented by its strong group brand. Accelerated BD in fast-moving markets and the
glide path to monetize sizeable, well-diversified captive landbank of ~1,700 acres (available
for lease) are key to unlock value, in our view.

We currently have an Accumulate on MLIFE with an SoTP-TP of INR 585. We value the
development business at 75% of GAV and the IC & IC business at 25%. Key downside risk
includes slower and margin-dilutive business development activity.
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Exhibit 3: Presales continue to show strong growth, with

Exhibit 1: Quarterly summary

ElaraCapital

(INR mn) Q2FY24 Q3FY24 Q4FY24 Q1FY25 Q2FY25 Q3FY25 Q4FY25 QoQ% YoY%
Pre-sales 4,550 4,430 10,860 10,190 3,970 3,340 10,550 215.87 (2.85)
Collections 3,110 3,860 4,120 5,400 4,590 3,660 4,660 27.32 13.11
Construction outflow 1,130 1,000 1,880 740 1,170 1,310 1,820

Financial summary

Revenue 178 820 143 1,881 76 1,673 92 (94.48) (35.34)
Adjusted EBITDA (270) (322) (138) (230) (394) (69) (90) 29.96 (34.88)
Adjusted EBITDA margin (%) (151.8) (39.3) (96.5) (12.2) (517.2) (4.1) (97.2)

Adjusted PAT (189) 500 715 127 (140) (225) 851 (478.68) 19.04

Source: Company, Elara Securities Research

Exhibit 2: Transformational growth - 14x residential scale-up with INR 100bn sales target by FY30
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significant increases in both volume and value
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Exhibit 4: Collections show healthy uptrend in Q4FY25
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Exhibit 5: Steady growth in launches; strong progress each quarter Exhibit 6:Project completion picked pace sharply in recent months
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Exhibit 7:Residential portfolio — Strong pipeline and exciting projects ahead

Segment Project Future develog (msft) [Estil 1 GDV potential (INR bn)
‘Navrat, Bengaluru I 1.0 I 10.0
‘Hopefarm, Bengaluru 1.4 18.0
‘Whitefield, Bengaluru 0.2 2.5
‘Newhaven, Bengaluru 0.2 2.5
‘Saibaba (Borivali), Mumbai 0.9 18.0
‘Navy (Malad), Mumbai 0.5 10.0
Egpfallnniﬁ;zjeas to :Santacruz West, Mumbai 0.2 5.5
Lokhandwala, Mumbai 0.7 21.5
‘Mahalaxmi, Mumbai 0.5 16.5
‘Bhandup#, Mumbai 6.5 124.0
‘Thane 75.0
‘Pink, Jaipur 20.0
‘Murud 15.0
Pipeline projects to be launched 338.5

Source: Company, Elara Securities Research

Exhibit 8:Key financial summary

(INR mn) FY23 FY24 FY25 FY26E FY27E
Total sales 18,120 23,290 33,767 37,344 40,886
Sales growth (%) 76.3 28.5 45.0 10.6 9.5
Trailing three-year moving average 11,783 17,230 25,059 31,467 37,332
OCF after tax before NWC changes (964) (1,518) (1,946) 3,381 5,600
NWC changes (520) (5,096) (3,475) 5,683 (2,326)
OCF (before interest paid) (1,484) (6,614) (5,421) 9,064 3,274
Net interest paid 1,343 (378) 904 (204) 630
FCFE (1412) (6,991) (4,517) 8,860 3,904
Net worth 18,058 18,729 18,961 22,112 28,086
Net debt 1,877 7,660 11,755 -9,207 -11,147
ND / equity (%) 10.4 40.9 62.0 (41.6) (39.7)

Source: Company, Elara Securities Estimate

Elara Securities (India) Private Limited 3



Mahindra Lifespace Developers ElaraCapital

Disclosures & Confidentiality for non U.S. Investors

The Note is based on our estimates and is being provided to you (herein referred to as the “Recipient”) only for information purposes. The sole purpose of this Note is to provide preliminary information on the business
activities of the company and the projected financial statements in order to assist the recipient in understanding / evaluating the Proposal. Nothing in this document should be construed as an advice to buy or sell or
solicitation to buy or sell the securities of companies referred to in this document. Each recipient of this document should make such investigations as it deems necessary to arrive at an independent evaluation of an
investment in the securities of companies referred to in this document (including the merits and risks involved) and should consult its own advisors to determine the merits and risks of such an investment.
Nevertheless, Elara Securities (India) Private Limited or any of its affiliates is committed to provide independent and transparent recommendation to its client and would be happy to provide any information in
response to specific client queries. Elara Securities (India) Private Limited or any of its affiliates have not independently verified all the information given in this Note and expressly disclaim all liability for any errors
and/or omissions, representations or warranties, expressed or implied as contained in this Note. The user assumes the entire risk of any use made of this information. Elara Securities (India) Private Limited orany of
its affiliates, their directors and the employees may from time to time, effect or have effected an own account transaction in or deal as principal or agent in or for the securities mentioned in this document. They may
perform or seek to perform investment banking or other services for or solicit investment banking or other business from any company referred to in this Note. Each of these entities functions as a separate, distinct
and independent of each other. This Note is strictly confidential and is being furnished to you solely for your information. This Note should not be reproduced or redistributed or passed on directly or indirectly in any
form to any other person or published, copied, in whole or in part, for any purpose. This Note 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 Elara Securities (India) Private Limited or any of its
affiliates to any registration or licensing requirements within such jurisdiction. The distribution of this document in certain jurisdictions may be restricted by law, and persons in whose possession this document
comes, should inform themselves about and observe, any such restrictions. Upon request, the Recipient will promptly return all material received from the company and/or the Advisors without retaining any copies
thereof. The Information given in this document is as of the date of this report and there can be no assurance that future results or events will be consistent with this information. This Information is subject to change
without any prior notice. Elara Securities (India) Private Limited or any of its affiliates reserves the right to make modifications and alterations to this statement as may be required from time to time. However, Elara
Securities (India) Private Limited is under no obligation to update or keep the information current. Neither Elara Securities (India) Private Limited nor any of its affiliates, group companies, directors, employees,
agents or representatives shall be liable for any damages whether direct, indirect, special or consequential including lost revenue or lost profits that may arise from or in connection with the use of the information.
This Note should not be deemed an indication of the state of affairs of the company nor shall it constitute an indication that there has been no change in the business or state of affairs of the company since the date
of publication of this Note. The disclosures of interest statements incorporated in this document are provided solely to enhance the transparency and should not be treated as endorsement of the views expressed in
the report. Elara Securities (India) Private Limited generally prohibits its analysts, persons reporting to analysts and their family members from maintaining a financial interest in the securities or derivatives of any
companies that the analysts cover. The analyst for this report certifies that all of the views expressed in this report accurately reflect his or her personal views about the subject company or companies and its or their
securities, and no part of his or her compensation was, is or will be, directly or indirectly related to specific recommendations or views expressed in this report.

Any clarifications / queries on the proposal as well as any future communication regarding the proposal should be addressed to Elara Securities (India) Private Limited. It is important to note that any dispute with
respect to this research report, would not have access to stock exchange investor redressal forum or arbitration mechanism.

Elara Securities (India) Private Limited was incorporated in July 2007 as a subsidiary of Elara Capital (India) Private Limited.

Elara Securities (India) Private Limited is a SEBI registered Stock Broker in the Capital Market and Futures & Options Segments of National Stock Exchange of India Limited [NSE], in the Capital Market Segment of
BSE Limited [BSE] and a Depository Participant registered with Central Depository Services (India) Limited [CDSL].

Elara Securities (India) Private Limited’s business, amongst other things, is to undertake all associated activities relating to its broking business.

The activities of Elara Securities (India) Private Limited were neither suspended nor has it defaulted with any stock exchange authority with whom it is registered in last five years. However, during the routine course
of inspection and based on observations, the exchanges have issued advise letters or levied minor penalties on Elara Securities (India) Private Limited for minor operational deviations in certain cases. Elara Securities
(India) Private Limited has not been debarred from doing business by any Stock Exchange / SEBI or any other authorities; nor has the certificate of registration been cancelled by SEBI at any point of time.

Elara Securities (India) Private Limited offers research services primarily to institutional investors and their employees, directors, fund managers, advisors who are registered or proposed to be registered.
Details of Associates of Elara Securities (India) Private Limited are available on group company website www.elaracapital.com
Elara Securities (India) Private Limited is maintaining arms-length relationship with its associate entities.

Research Analyst or his/her relative(s) may have financial interest in the subject company. Elara Securities (India) Private Limited does not have any financial interest in the subject company, whereas its associate
entities may have financial interest. Research Analyst or his/her relative does not have actual/beneficial ownership of 1% or more securities of the subject company at the end of the month immediately preceding
the date of publication of Research Report. Elara Securities (India) Private Limited does not have actual/beneficial ownership of 1% or more securities of the subject company at the end of the month immediately
preceding the date of publication of Research Report. Associate entities of Elara Securities (India) Private Limited may have actual/beneficial ownership of 1% or more securities of the subject company at the end of
the month immediately preceding the date of publication of Research Report. Research Analyst or his/her relative or Elara Securities (India) Private Limited or its associate entities does not have any other material
conflict of interest at the time of publication of the Research Report.

Artificial Intelligence (AI) tools may have been used only for compilation or collating publicly available research data or internally generated research data during the information gathering and/or summarizing the
final report.

Research Analyst or his/her relative(s) has not served as an officer, director or employee of the subject company.

Research analyst or Elara Securities (India) Private Limited have not received any compensation from the subject company in the past twelve months. Associate entities of Elara Securities (India) Private Limited may
have received compensation from the subject company in the past twelve months. Research analyst or Elara Securities (India) Private Limited or its associate entities have not managed or co-managed public offering
of securities for the subject company in the past twelve months. Research analyst or Elara Securities (India) Private Limited or its associates have not received any compensation for investment banking or merchant
banking or brokerage services from the subject company in the past twelve months. Research analyst or Elara Securities (India) Private Limited or its associate entities may have received any compensation for
products or services other than investment banking or merchant banking or brokerage services from the subject company or third party in connection with the Research Report in the past twelve months.

Disclaimer & Standard warning

Registration granted by SEBI and certification from NISM in no way guarantee performance of the intermediary or
provide any assurance of returns to investors.

Investment in securities market are subject to market risks. Read all the related documents carefully before investing.
Disclaimer for non U.S. Investors

The information contained in this note is of a general nature and is not intended to address the circumstances of any particular individual or entity. Although we endeavor to provide accurate and timely information,
there can be no guarantee that such information is accurate as of the date it is received or that it will continue to be accurate in the future. No one should act on such information without appropriate professional
advice after a thorough examination of the particular situation.

Disclosures for U.S. Investors

The research analyst did not receive compensation from Mahindra Lifespace Developers Limited.

Elara Capital Inc.’s affiliate did not manage an offering for Mahindra Lifespace Developers Limited.

Elara Capital Inc.’s affiliate did not receive compensation from Mahindra Lifespace Developers Limited in the last 12 months.

Elara Capital Inc.’s affiliate does not expect to receive compensation from Mahindra Lifespace Developers Limited in the next 3 months.

Disclaimer for U.S. Investors

This material is based upon information that we consider to be reliable, but Elara Capital Inc. does not warrant its completeness, accuracy or adequacy and it should not be relied upon as such.

This material is not intended as an offer or solicitation for the purchase or sale of any security or other financial instrument. Securities, financial instruments or strategies mentioned herein may not be suitable for
all investors. Any opinions expressed herein are given in good faith, are subject to change without notice, and are only correct as of the stated date of their issue. Prices, values or income from any securities or
investments mentioned in this report may fall against the interests of the investor and the investor may get back less than the amount invested. Where an investment is described as being likely to yield income,
please note that the amount of income that the investor will receive from such an investment may fluctuate. Where an investment or security is denominated in a different currency to the investor’s currency of
reference, changes in rates of exchange may have an adverse effect on the value, price or income of or from that investment to the investor. The information contained in this report does not constitute advice on
the tax consequences of making any particular investment decision. This material does not take into account your particular investment objectives, financial situations or needs and is not intended as a
recommendation of particular securities, financial instruments or strategies to you. Before acting on any recommendation in this material, you should consider whether it is suitable for your particular circumstances
and, if necessary, seek professional advice.

Certain statements in this report, including any financial projections, may constitute “forward-looking statements.” These “forward-looking statements” are not guarantees of future performance and are based
on numerous current assumptions that are subject to significant uncertainties and contingencies. Actual future performance could differ materially from these “forward-looking statements” and financial
information.
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