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Real Estate

1QFY26 Preview: Healthy start to the year

The listed real estate universe had a healthy start to the year despite moderation in demand
as rising home prices have made affordability a growing concern for buyers, which has
impacted the performance of broader industry. 1QFY26 witnessed broad based launches
from all key players, with Delhi-NCR being the most active market. It witnessed multiple
launches from reputed developers and irrespective of the ticket size, the response has been
very encouraging. DLF's Privana and a township project by a Bengaluru based developer
recorded a sell-out performance. Key highlights from the coverage universe include: i) DLF is
expected to outperform others with the success of Privana North and we expect Keystone to
report its best quarter with 3 new launches across the western and eastern suburbs of
Mumbai, ii) Performance of Sobha and Oberoi shall be driven by the successful launch of the
Noida project and a new tower at Elysian respectively and iii) With c. INR 80bn worth of
launches, we believe Godrej Properties (GPL) could record pre-sales of INR 70bn, down 19%
YoY. We expect our coverage universe to report pre-sales of INR 281bn, up 22% YoY. We
maintain positive stance on the sector with DLF, Sobha and Keystone as our top picks.

= Healthy start to the year: Unlike in FY24, where the new supply in the initial months was
large driven by a few developers, 1Q witnessed broad based launches from all key
players. From the listed universe perspective, Delhi-NCR has been the most active market
during the quarter with multiple launches by Tier-1 developers. Moreover, irrespective of
the ticket size, the response to all key launches in this market has been very encouraging.

= Expect coverage universe to report 22% YoY growth in bookings: Among the coverage
universe, DLF is expected to outperform others as it reported its 3 sell-out in a row at the
Privana North (Gurugram) project. We expect the company to deliver pre-sales of INR
115bn, up 80% Yov. Similarly, we expect Keystone to report its best ever quarter with
pre-sales of over INR 9.5bn (up 55% YoY), aided by 3 new launches in the quarter with a
cumulative GDV of ¢. INR 30bn. GPL had a successful launch in Bengaluru wherein it sold
¢. 75% of the launched inventory. Overall, it has launched c. INR 80bn worth of inventory
across Bengaluru, Delhi-NCR and Pune in 1QFY26 and is expected to report quarterly pre-
sales of INR 70bn, down 19% YoY. Lodha’s pre-sales growth (expected to be 14-15% on
a YoY basis) should be driven by 4 new launches across MMR, Thane and Bengaluru. For
Sobha, the success of its maiden project in Noida, together with new inventory at Kochi
should drive pre-sales performance this quarter. With a robust response to the new tower
launch at Elysian (Goregaon), Oberoi is expected to report healthy pre-sales of INR 15bn.
We expect our coverage universe to report pre-sales of INR 281bn, up 22% YoY.

= Industry Trends: Housing sales across top 7 cities declined 20% YoY in 1QFY26 to 96k
units (Source: Anarock). As per Anarock, the increased geo-political actions along with
elevated prices impacted the performance during the quarter. However, the report
highlighted that the buyer sentiment is recovering led by declining inflation and repo rate
cut by RBI. New supply also decelerated by 16% YoY to 117k units, where MMR and
Delhi-NCR accounted for 48% of total launches. The contradicting trend in the
performance of listed universe can be attributed to the fact that the core of the
residential market has steadily shifted to the higher ticket sizes. Units priced under INR
5mn accounted for 54% of the total sales in the market in CY18 but now constitute just
22% (source: Knight Frank). On the other hand, the sales contribution of units priced
over INR 10mn grew from 16% in CY18 t0 49% in H1CY25.

=  DLF, Sobha and Keystone are our preferred picks: We feel the residential cycle numbers
are here to stay; while there could be a minor moderation. The demand-supply scenario is
healthy directionally with high absorption and comfortable inventory levels. At current
levels, DLF (Mar’26 TP: INR 1,000), Sobha (Mar'26 TP: INR 1,850) and Keystone (Mar’'26
TP: INR 855) are our preferred picks. We raised our TP for Sobha as we assign 20% BDV
premium to the residential business given the acceleration in project additions post the
rights issue. Embassy Office Parks is our preferred pick in the REITs space.
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Charts

Exhibit 1. Estimates for 1QFY26

Pre-sales (INR b) \ 1QFY26E 4QFY25 1QFY25 YoY % QoQ % FY25 FY26E YoY %
DLF 115.0 20.4 64.0 80% 465% 212.2 226.1 7%
Lodha 46.0 48.1 40.3 14% -4% 176.4 220.3 25%
GPL 70.0 101.6 86.4 -19% -31% 294.4 329.8 12%
Oberoi 15.5 8.5 10.7 45% 82% 52.8 70.1 33%
Sobha 19.0 18.4 18.7 1% 4% 62.7 86.4 38%
Keystone 9.5 8.5 6.1 55% 11% 30.3 40.3 33%
Sunteck 6.0 8.7 5.0 20% -31% 25.3 33.6 33%
Coverage Universe 281.0 214.2 231.2 22% 31% 776.1 903.0 16%
Source: Company, JM Financial
Note: Keystone in its pre-quarter update has announced its 1QFY26 pre-sales at INR 10.68bn
Exhibit 2. Comments on launches/sales

Company Remarks on 1QFY26 performance

DLF Expect it to report bookings of INR 115bn (c. 60% of annual guidance) on the back of 3“ consecutive sell-out at Privana

Company launched new projects at Alibaug, Thane and Bengaluru along with the last tower at NCP, Wadala. Lodha is expected to report bookings of INR
Lodha
46bn, up 14% YoY

Oberoi Performance will be driven by healthy response to new tower at Elysian which can drive the TQFY26 presales to INR 15.5bn

Sobha With successful launch of its maiden project in Noida, we expect pre-sales of INR 19bn, up 40% YoY/QoQ.

Keystone Best ever quarter driven by 3 new project launches in the western and eastern suburbs of Mumbai

Godrei The launch in Bengaluru garnered strong response with c. 75% of launched inventory getting absorbed. It has launched 5 new projects/phases during the

! quarter and we expect quarterly pre-sales to reach INR 70bn
Sunteck Healthy sustenance sales across all ongoing projects. It has received OC for Avenue 4, ODC.

Source: Company, JM Financial

Exhibit 3. Expect healthy mid-teen growth from office REITs

Annuity Portfolios (INR mn) | 1QFY26E 1QFY25 { 4QFY25

Phoenix Mills

Revenue 9,687 9,041 10,163 7% -5%
EBITDA 5,522 5,310 5,597 4% -1%
PAT 2,539 2,325 2,688 9% -6%
Nexus

Revenue 5,922 5,538 5,803 7% 2%
EBITDA 4,028 3,735 3,980 8% 1%
PAT 1,220 1,396 1,143 -13% 7%
EOP REIT

Revenue 11,096 9,342 10,858 19% 2%
EBITDA 8,676 7,515 8,430 15% 3%
PAT 2,101 1,788 -2,429 18% -187%
Mindspace REIT

Revenue 7,117 6,277 6,811 13% 4%
EBITDA 5,233 4,520 4,870 16% 7%
PAT 1,283 1,283 869 0% 48%
Brookfield REIT

Revenue 6,325 5,738 6,201 10% 2%
EBITDA 4,569 4,137 4,478 10% 2%
PAT 848 501 741 69% 14%

Source: Company, JM Financial
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Exhibit 4. Mumbai property registrations were steady in Jun‘25
Mumbai monthly registration data (units)
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Exhibit 5. Tier 1 cities unsold inventory and inventory overhang Exhibit 6. Tier 1 cities new launches and absorption
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Exhibit 7. Tier 1 cities average price/sq. ft.

m Average Price
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.as supply continues to lag demand

Exhibit 9. ..

Exhibit 8. MMR inventory maintained at 16 months...

Absorption
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Exhibit 10. In 4QFY25, MMR witnessed 5% YoY growth in pricing

m Average Price
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.led by higher supply

Exhibit 12. ..

Exhibit 11. Bengaluru witnessing gradual rise in inventory...

Absorption (msf)
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Exhibit 13. Bengaluru — Average realization up 19% YoY in 4QFY25

Real Estate
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EV/Pre-sales

Mcap Upside

‘CMP P \Rating

Exhibit 17. Real Estate comps — DLF, Sobha and Keystone are our top picks

Pre-sales
EV/EBITDA EV/OCF

(INR bn) (%)
FY25 FY26E FY27E | FY25 FY26E  FY27E FY25 FY26E FY27E FY25-27E

DLF 836 2,070 1,000 BUY 20% 7.2 6.7 6.3 17.9 16.8 15.7 31.2 16.7 9.1 7%
Macrotech 1,368 1,360 1,480 BUY 8% 6.4 5.1 4.1 22.8 18.2 14.6 20.3 15.2 12.4 25%
Godrej Properties 2,304 694 2,600 BUY 13% 2.6 2.3 2.0 1.7 10.3 9.1 13.3 1.1 8.9 13%
Oberoi Realty 1,869 680 1,885 HOLD 1% 9.5 7.1 5.4 27.1 20.3 15.4 15.5 20.8 15.5 33%
Sobha 1,520 163 1,850 BUY 22% 1.8 1.4 1.2 8.8 6.8 5.9 14.2 53 6.6 26%
Keystone Realtors 637 80 855 BUY 34% 2.5 1.9 1.3 12.4 9.3 6.7 6.8 13.5 9.4 36%
Sunteck Realty 442 65 615 BUY 39% 2.3 1.7 1.4 10.5 7.9 6.5 15.7 12.8 10.5 27%
Source: Company, JM Financial
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Exhibit 20. Lodha consolidating near +1SD

Exhibit 21. Godrej Properties — multiple dropped due to fund raise
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Exhibit 22. Similar to DLF, Oberoi is trading at healthy premium Exhibit 23. Keystone Realtors has lot of room to catch up
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Exhibit 24. Sunteck’s multiple is slightly above the historical average
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Definition of ratings

Rating Meaning
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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.
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