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CMP: X 608 Target: X 740 (22%) Target Period: 12 months

July 26, 2024

Strong pre sales momentum...

About the stock: Mahindra Lifespace Developers, (MLD) part of the Mahindra
Group, has ~37.3 msf of completed, ongoing and forthcoming residential projects
across seven cities and over 5,000 acres of ongoing and forthcoming projects under
development at its integrated cities / industrial clusters (IC& IC).

e The FY24 presales value is at X 2328 crore and it intends to continue its
scalability drive through new business developments ahead and aims ~4-
5x business by FY28

Q1FY25 Performance: Residential sales volume stood at X1019 crore, up 195% YoY
and down 6% QoQ, in the residential business, driven by launches in March '24 and
launch of new tower in Tathawade. On financial front, revenues were at X 188.1
crore, up 91.9% YoY. It reported a PAT of X12.7 crore as against loss of X 4.3 crore
in Q1 FY24. On segment wise, industrial cluster segment (part of profit from
associates/JV) profit was X 26 crore, while residential segment had reported a loss
of X 13 crore.

Investment Rationale:

e Long term growth aspiration to drive accelerated business
development: MLD has outlined ambitious business growth of 5x over the
next 5 years from 2300 crore of residential and IC business sales in FY23
to X 8000-1000 crore by FY28. It has announced land bank addition X 4000
in last 12 months. Furthermore, it has launched inventory of X 1000, unsold
phases of ~X 4000 crore, plotted development GDV of X 3000 crore and X
7000-8000 crore worth Thane project (launch likely in FY26). Hence the
company, currently has a total GDV potential of around X 20,000 crore

e Launches in FY25 to keep sales momentum robust: MLD has shown
strong traction in sales momentum over the last three years which has
sharply increased from X 695 crore of pre sales in FY21 to X 2328 crore in
FY24. The company has a healthy launch pipeline for FY25 like Malad
society redevelopment project, Vista phase-2, Citadel Phase-3 and others
worth more than X 3000 crore. We expect sales value at X 3000 crore and
~X 3600 crore in FY25 & FY26E, respectively, driven by launch pipelines,
and new land additions

e |C&IC business to be stable: MLD has leased 18.8 acres in the IC & IC
Business for X76.1 crore. The company overall has an inventory of ~1206
acres with total sales value of ~X 4500+ crore. The management expects
to momentum to remain healthy and stable at current levels, with strong
pipeline of enquiries backed by the global realignment of manufacturing
and supply chains favouring India and domestic demand momentum.

Rating and Target Price

e The focus on expanding its overall scale of operation (strong launch
pipeline ahead) and a comfortable balance sheet, lends comfort. We
maintain our BUY rating and target price of X 740

Key Financial Summary

FY21 FY22 FY23 FY24 5 yr CAGR (FY19-24)
Net Sales (R crore) 166.3 393.6 606.6 212.1 -19%
EBITDA R crore) (93.5)  (89.5) (110.1) (171.1) -246%
Adj. Net Profit R crore) (71.7) 57.7 33.6 98.2 NA
EPS - Diluted (XR) (4.6) 10.0 6.5 6.3
P/E (x) NM 61.2 93.2 96.3
Price / Book (x) 5.8 5.3 5.2 5.0
RoCE 4.1) (4.0) (3.4) (4.5)
RoE (4.4) 3.2 1.9 5.2
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Sep-23 Dec-23 Mar-24 Jun-24
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Call highlights and outlook

o Residential Presales: Mahindra Lifespace Developers reported pre-sales
of X1019 crore, up 195% YoY and down 6% QoQ, in the residential
business, driven by launches in March 24 and launch of new tower in
Tathawade. Collections in the residential business stood at X540 crore, up
95.7% YoY. The company also achieved Industrial land leasing of 18.8
acres in the IC& IC business for X 76.1 crore vs. X 14 crore in Q1FY24 and
X 99 crore in Q4. On financial front, Revenues stood at X 188.1 crore, up
91.9% YoY. It reported a PAT of X12.7 crore as against loss of X 4.3 crore
in Q1 FY24. On segment wise, industrial cluster segment (part of profit
from associates/]V) profit was X 26 crore, while residential segment had
reported a loss of X 13 crore.

e Business Development: We note that MLD has announced GDV additions
of over 2000 crore of GDV in FY25YTD. This includes a) Sai Baba society
redevelopment project in Borivali with an overall GDV of 1800 crore and
b) The 2.37-acre plot acquired next to Mahindra Zen, with GDV potential
of X250 crore. The company also has unsold phases of roughly 4000 crore
from Vista, Citadel, Wagholi and few others along with unsold inventory
of over 1000 crore. The land bank in Jaipur (project pink) and plotted
development in Chennai possess a potential of roughly X3000 crore and
finally the Thane integrated IT township project carry’s a development
potential of 7000-8000 crore. Hence the company, currently has cited a
total GDV potential of around X 20,000 crore. The company also indicated
that it estimates X 7000 crore of capital requirement business
development, of which 50% will be internally funded.

e Project Launch Pipeline: MLD has a healthy launch pipeline for FY25
comprising Navy society redevelopment project which is worth X 950-1000
crore GDV, Vista phase 2 worth X 1500 crore, Citadel Phase 3 worth X
1000 crore, its first plotted project in Jaipur, Project Pink which is worth
around X200 crore. The total GDV value of the launches is expected to be
in excess of X 3000 crore. Furthermore, there is Thane’s mixed
development project with total potential of ¥ 7000-8000 crore. Thus, even
near to medium-term visibility of sales is likely to be strong.

e Thane: MLD has filed the Thane project under the new Integrated IT
Township (IITT) policy. The company is targeting mixed development with
total potential of X 7000-8000 crore, likely to be launched from FY26
onwards in phases.

e |IC & IC business: MLD leased 18.8 acres in the IC & IC Business for X76.1
crore. Jaipur took the lead with 13 acres having generated X 50 crore and
Chennai having generated around X27 crore. MLD leased X 370 crore in its
IC&IC business in FY24 by leasing 76 acres in Jaipur totalling X 234 crore
and 43 acres across Origins and MWC in Chennai totalling X 136 crore.

e Debt: Overall, the MLDs net debt is X 570 crore. On fully consolidated basis,
the net debt is X 398 crore, with net debt to equity of 0.21x.

Resi Sales Trend

1086
1019
1.20 1200.0
443
= 0.90 900.0
060 345 & 6000  ©
Y- A d . O
g u |~ (@] 5
= 030 H 3000 tr
~ 000 0.0
< < < < o)
o~ o~ [l [l [l
> > > > >
L L L L L
— o~ [s2] < —
(04 (04 (04 (04 (04
mm Sales Volume Sales Value (RHS)

Source: Company, ICICI Direct Research

ICICI Securities | Retail Research 2



j" Company Update | Mahindra Lifespace Developers ICICI Direct Research

Exhibit 2: Customer collection and Construction spends trend
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Exhibit 3: Annual Residential Sales
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Exhibit 4: IC & IC Business annual leasing
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Exhibit 5: Valuation Table

Value /
. Stake Comment
Particulars share
value
We have taken projects which have been given as
Residential 4151 268 forthcoming projects by company incl. new projects
announced
This includes the MWC Chennai (remaining land), MWC
i ining | igi h i Ah
IC& IC Business and Rental Assets 2028 131 Jaipur (remaining oer), Origins Chennai o-nd medoba-d
and rental assets like Evolve and Mahindra Tower in
Delhi
Land Bank 1436 93 Land value of Thane, Murud and Pune
NAV Valuation 7615 491
50% Premium for growth potential 3807 246
Rounded off Target price 11471 740

Source: Company, ICICI Direct Research
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Financial Summary

Exhibit 6: Profit and loss statement X crore | Exhibit 7: Cash flow statement X crore

(X Crore) FY23 FY24 FY25E FY26E (X Crore) FY23 FY24 FY25E FY26E
Net Sales 606.6 2121 1,122.4 12186 Profit after Tax 1545 101.4 182.8 213.3
Other Income 53.0 67.0 35.0 35.0 Depreciation 6.5 12.2 18.0 18.0
Total operating income 659.6 279.1 1,157.4 1,253.6 Add: Interest 6.5 10.9 22.0 220
Operating Expenses 513.8 1915 828.0 862.5 Other Income (14.7) (53.0) (35.0) (35.0)
Employee Expenses /9.2 84l 90.0 963 CashFlow before wechange 904 744 2500 2918
Administrative Expenses 123.8 107.6 117.3 127.8 . . .

Total Operating Exp. 7167 3832 10352 10866  ndngesinWorking Capital 303 - 97.1  (15) (144.4)
EBITDA (110.1) (171.1) 872 1320  |oxesPaid (13.9) 169  (623) (/35
Interest 10.9 7.4 22.0 22.0 Net CF from op activities 106.8 188.4 166.3 73.9
Depreciation 12.2 13.7 18.0 18.0 (Purchose)/SoIe of FA (8.4) (13.2) (20.0) (20.0)
Other income 53.0 67.0 35.0 35.0 (Purchase)/Sale of Inv (64.3) (283.0) - -
Share In P/L from asso. 118.1 1795 164.9 164.8 Other Income 14.7 53.0 35.0 35.0
Exceptional Items 67.8 - - - Net CF from Inv activities (57.5) (243.1) 15.0 15.0
PBT 105.7 54.3 247.0 291.8 Issue/(Repayment of Debt) 37.1 (15.4) (72.8) -
Taxes 2.8 (44.0) 62.3 73.5 Changes in Minority Interest 7.1 (48.9) - -
PAT before M 1028 983 1848 2183  Changesin Networth 29 (84.2) (56.7) (66.2)
Minority Interest (1.4) (0.1) (2.0) (5.0) Interest 6.5) (10.9) (22.0) (22.0)
PAT 1014 982 1828 2133\t CF from Fin activities 406  (93.4) (151.5) (88.2)
::; Growth rate 2’2 ‘Z:? ff:; 1?; Net Cash flow 90.0 (148.1) 29.8 0.7

Source: Company, ICICI Direct Research Opening Cash 1355 225.5 106.8 136.6

Closing Cash 225.5 77.4 136.6 137.3

Source: Company, ICICI Direct Research

Exhibit 8: Balance Sheet X crore [l Exhibit 9: Key ratios

(X Crore) FY23 FY24 FY25E FY26E FY23 FY24 FY25E FY26E
Equity Capital 155 155 155 155 Per Share Data (X)
Reserve and Surplus 1,651 1,718 1,844 1,991 EPS - Diluted 6.5 6.3 11.8 13.8
Total Shareholders funds 1,806 1,873 1,999 2,146 Cash EPS 7.3 7.2 13.0 14.9
Minority Interest 0 0 0 O Book Value 116 121 129 138
Total Debt o 265 873 800 800 Dividend per share 2.0 - - 4.3
Deferred Tax Liability (Net) (59) (106) (106) (106) R R
Total Liabilities 2,190 1,958 1914 2039  OPerating Ratios (%)
Gross Block 65 86 106 126 EBITDA / Net Sales (18.2) (80.7) 7.8 10.8
Less Acc. Dep 48 62 80 98 PAT / Net Sales 55 463 163 175
Net Block 17 24 26 28 Return Ratios (%)
Goodwill on Consolidation - - - - RoE 1.9 5.2 9.1 9.9
Capital WIP 5 5 5 5  RoCE 3.4) (45 39 52
Total Fixed Assets 22 29 31 33 RolC (7.1) (7.6) 2.8 4.4
Investments 905 914 914 914 Valuation Ratios (x)
Inventory 2,098 3,378 3,123 3,317 EV / EBITDA NM NM NM  76.0
Sundry Debtors 129 107 102 115 p/E Diluted) 932 963 517 44.3
Loans & Advances 18 37 30 30 Ey/NetSales 156 478 89 82
Cash & Bank Balances 77 107 137 137 Market Cap / Sales 156 446 8.4 78
Other Current Assets 283 285 285 285 .
Total Current Assets ¥ 260573914 "3676 3884 I ncetoBookValue 52 50 47 44
Other Current Liabilities 1,524 2,202 1913 1,976
Provisions 16 15 15 15 Solvency Ratios (x)
Net Current Assets 1,065 1,697 1,748 1,893 Debt / Equity 01 05 04 04
Total Assets 2,190 1,958 1,914 2,039 Debt / EBITDA NM NM  NM 6.1
Source: Company, ICICI Direct Research Current Ratio 1.6 1.7 1.8 1.9
Quick Ratio 0.3 0.2 0.2 0.2

Source: Company, ICICI Direct Research
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RATING RATIONALE

ICICI Direct endeavours to provide objective opinions and recommendations. ICICI Direct assigns ratings to its
stocks according to their notional target price vs. current market price and then categorizes them as Buy, Hold,
Reduce and Sell. The performance horizon is two years unless specified and the notional target price is defined
as the analysts' valuation for a stock

Buy: >15%
Hold: -5% to 15%;
Reduce: -15% to -5%;

Sell: <-15%
@ icici direct.com| No
qummu'o,:::w Fingertips BROKER
| ICICI Securities Ltd. |E 755 asmins
xR Analyst Award 2012 o
Pankaj Pandey Head - Research pankaj.pandey@icicisecurities.com

ICICI Direct Research Desk,
ICICI Securities Limited,
Third Floor, Brillanto House,
Road No 13, MIDC,

Andheri (East)

Mumbai - 400 093
research@icicidirect.com
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ANALYST CERTIFICATION

I/We, Bhupendra Tiwary, CFA, MBA (Finance), Hommaad Ahmed Ulde, MMS (Finance), Research Analysts Research Analysts, authors and the names subscribed to this report, hereby certify
that all of the views expressed in this research report accurately reflect our views about the subject issuer(s) or securities. We also certify that no part of our compensation was, is, or will be
directly or indirectly related to the specific recommendation(s) or view(s) in this report. It is also confirmed that above mentioned Analysts of this report have not received any compensation
from the companies mentioned in the report in the preceding twelve months and do not serve as an officer, director or employee of the companies mentioned in the report.

Terms & conditions and other disclosures:

ICICI Securities Limited (ICICI Securities) is a full-service, integrated investment banking and is, inter alia, engaged in the business of stock brokering and distribution of financial products.

ICICI Securities is Sebi registered stock broker, merchant banker, investment adviser, portfolio manager and Research Analyst. ICICI Securities is registered with Insurance Regulatory
Development Authority of India Limited (IRDAI) as a composite corporate agent and with PFRDA as a Point of Presence. ICICI Securities Limited Research Analyst SEBI Registration Number
—INHO000000990. ICICI Securities Limited SEBI Registration is INZ000183631 for stock broker. Registered Office Address: ICICI Venture House, Appasaheb Marathe Marg, Prabhadevi, Mumbai
- 400 025. CIN: L67120MH1995PLC086241, Tel: (91 22) 6807 7100. ICICI Securities is a subsidiary of ICICI Bank which is India’s largest private sector bank and has its various subsidiaries
engaged in businesses of housing finance, asset management, life insurance, general insurance, venture capital fund management, etc. (“associates”), the details in respect of which are
available on www.icicibank.com.

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. None of the research
recommendations promise or guarantee any assured, minimum or risk-free return to the investors.

Name of the Compliance officer (Research Analyst): Mr. Atul Agrawal
Contact number: 022-40701000 E-mail Address: complianceofficer@icicisecurities.com
For any queries or grievances: Mr. Bhavesh Soni Email address: headservicequality@icicidirect.com Contact Number: 18601231122

ICICI Securities is one of the leading merchant bankers/ underwriters of securities and participate in virtually all securities trading markets in India. We and our associates might have investment
banking and other business relationship with a significant percentage of companies covered by our Investment Research Department. ICICI Securities and its analysts, persons reporting to
analysts and their relatives are generally prohibited from maintaining a financial interest in the securities or derivatives of any companies that the analysts cover.

Recommendation in reports based on technical and derivative analysis centre on studying charts of a stock's price movement, outstanding positions, trading volume etc as opposed to focusing
on a company's fundamentals and, as such, may not match with the recommendation in fundamental reports. Investors may Vvisit icicidirect.com to view the Fundamental and Technical
Research Reports.

Our proprietary trading and investment businesses may make investment decisions that are inconsistent with the recommendations expressed herein.

ICICI Securities Limited has two independent equity research groups: Institutional Research and Retail Research. This report has been prepared by the Retail Research. The views and opinions
expressed in this document may or may not match or may be contrary with the views, estimates, rating, and target price of the Institutional Research.

The information and opinions in this report have been prepared by ICICI Securities and are subject to change without any notice. The report and information contained herein is strictly
confidential and meant solely for the selected recipient and may not be altered in any way, transmitted to, copied or distributed, in part or in whole, to any other person or to the media or
reproduced in any form, without prior written consent of ICICI Securities. While we would endeavour to update the information herein on a reasonable basis, ICICI Securities is under no
obligation to update or keep the information current. Also, there may be regulatory, compliance or other reasons that may prevent ICICI Securities from doing so. Non-rated securities indicate
that rating on a particular security has been suspended temporarily and such suspension is in compliance with applicable regulations and/or ICICI Securities policies, in circumstances where
ICICI Securities might be acting in an advisory capacity to this company, or in certain other circumstances.

This report is based on information obtained from public sources and sources believed to be reliable, but no independent verification has been made nor is its accuracy or completeness
guaranteed. This report and information herein is solely for informational purpose and shall not be used or considered as an offer document or solicitation of offer to buy or sell or subscribe for
securities or other financial instruments. Though disseminated to all the customers simultaneously, not all customers may receive this report at the same time. ICICI Securities will not treat
recipients as customers by virtue of their receiving this report. Nothing in this report constitutes investment, legal, accounting and tax advice or a representation that any investment or strategy
is suitable or appropriate to your specific circumstances. The securities discussed and opinions expressed in this report may not be suitable for all investors, who must make their own investment
decisions, based on their own investment objectives, financial positions and needs of specific recipient. This may not be taken in substitution for the exercise of independent judgment by any
recipient. The recipient should independently evaluate the investment risks. The value and return on investment may vary because of changes in interest rates, foreign exchange rates or any
other reason. ICIC| Securities accepts no liabilities whatsoever for any loss or damage of any kind arising out of the use of this report. Past performance is not necessarily a guide to future
performance. Investors are advised to see Risk Disclosure Document to understand the risks associated before investing in the securities markets. Actual results may differ materially from
those set forth in projections. Forward-looking statements are not predictions and may be subject to change without notice.

ICICI Securities or its associates might have managed or co-managed public offering of securities for the subject company or might have been mandated by the subject company for any other
assignment in the past twelve months.

ICICI Securities or its associates might have received any compensation from the companies mentioned in the report during the period preceding twelve months from the date of this report for
services in respect of managing or co-managing public offerings, corporate finance, investment banking or merchant banking, brokerage services or other advisory service in a merger or
specific transaction.

ICICI Securities or its associates might have received any compensation for products or services other than investment banking or merchant banking or brokerage services from the companies
mentioned in the report in the past twelve months.

ICICI Securities encourages independence in research report preparation and strives to minimize conflict in preparation of research report. ICICI Securities or its associates or its analysts did
not receive any compensation or other benefits from the companies mentioned in the report or third party in connection with preparation of the research report. Accordingly, neither ICICI
Securities nor Research Analysts and their relatives have any material conflict of interest at the time of publication of this report.

Compensation of our Research Analysts is not based on any specific merchant banking, investment banking or brokerage service transactions.

ICICI Securities or its subsidiaries collectively or Research Analysts or their relatives do not own 1% or more of the equity securities of the Company mentioned in the report as of the last day
of the month preceding the publication of the research report.

Since associates of ICICI Securities and ICICI Securities as a entity are engaged in various financial service businesses, they might have financial interests or actual/beneficial ownership of one
percent or more or other material conflict of interest various companies including the subject company/companies mentioned in this report.

ICICI Securities may have issued other reports that are inconsistent with and reach different conclusion from the information presented in this report.
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