
NBCC (India) Ltd — FY 2024 Annual Report Analysis

Annual Report Analysis (Consolidated)

Investor Snapshot

# Analytical point Sentiment

1
NBCC maintains a dominant strategic moat as the judiciary’s preferred executor for stalled projects,

leveraging a high-margin 93% cost-plus revenue model.
—

2
Consolidated revenue grew 17.24% YoY to ₹10,407 Cr, driven by the core Project Management

Consultancy (PMC) segment and a robust government mandate.
—

3
Operating margins expanded from 4% to 5% due to efficient direct cost management and flat

employee expenses despite the scale-up in operations.
—

4
Net profit surged 48.9% to ₹414 Cr, though earnings quality is compromised by a ₹148 Cr provision

reversal and a ₹140 Cr inventory write-down.
—

5
The balance sheet remains debt-free (0.00 D/E), yet 72.7% of the ₹5,190 Cr cash balance is restricted

client money, severely limiting operational liquidity.
—

6
Cash Flow from Operations (CFO) remained negative at -₹6 Cr, representing a complete decoupling

from PAT and zero cash conversion for the second consecutive year.
—

7
The business model remains highly asset-light with a 32% ROCE, though dividends are currently

being funded by cash reserves rather than operational inflows.
—

8
Working capital is deteriorating rapidly as Trade Receivables surged 45.56% YoY, with ₹814 Cr (25%

of total) now aged over three years.
—

9
Governance risks are elevated due to a Qualified Audit Opinion and a board that is only 37.5%

independent, failing to meet SEBI LODR requirements.
—

10
Contingent liabilities totaling ₹1,845.93 Cr represent a terminal risk to net worth, equivalent to 4.4x the

company’s annual profit.
—

11
The outlook depends on a policy pivot toward "Self-Sustaining Models" and the successful

monetization of the Amrapali and WTC Nauroji Nagar projects.
—

12
Investment Stance: Watch; monitor for a CFO/PAT ratio > 0.8x and a reduction in aged receivables

below ₹600 Cr before accumulating.
—

1. Business overview (In Bullet Points)

Segment Dominance: Project Management Consultancy (PMC) remains the core engine, contributing over

90% of total revenue. The business is pivoting toward "Self-Sustainable Models" (e.g., Nauroji Nagar, Sarojini

Nagar) where NBCC manages the entire lifecycle of commercial/residential sales to fund construction, acting

as a developer without land acquisition risk.

Revenue Drivers: Growth is primarily driven by government redevelopment mandates and specialized

infrastructure. 93.26% of revenue is derived from "Cost Plus Contracts," providing a protected margin profile.

Cost Drivers: The primary costs are execution risk and time rather than raw materials, given the asset-light

PMC model. "Work Expenses" (with material) track revenue growth closely, while "Aged Payables" and

contractor litigation remain primary operational cost risks.

• 

• 

• 



Industry Position: NBCC has solidified its position as the judiciary’s preferred executor for stalled real estate

(e.g., Amrapali projects), creating a "Last Resort" moat that private players cannot replicate.

Expansion Plans: Management is drafting a 7-year corporate plan to diversify into high-complexity civil

engineering niches, including Tunnelling, Dams, and Railways.

Capacity & Specialized Niches: Scaling up in the health sector via Ayushman Bharat (AIIMS, drug

warehouses) and aviation (Independent Engineer services for international airports).

Geographical Presence: Increasing international pivot toward "Buyer’s Credit" projects (e.g., USD 130M

Maldives housing) financed by Exim Bank to mitigate local sovereign payment risks.

Acquisitions & Subsidiaries: Recent acquisition of a building at WTC Nauroji Nagar for ₹293.59 Cr. The

company is rationalizing its structure by dissolving non-performing units (NBCC International/Environment) to

focus on profitable subsidiaries like HSCL (Steel) and HSCC (Health).

2. Management commentary & outlook

Management is transitioning the company from a traditional contractor to a "Monetization Agent" for

Government of India land parcels.

The strategic focus has shifted toward "Self-Sustaining Models" to grow the business without relying on

government budgetary allocations.

Management explicitly acknowledges "Unstable Cash Flow" as a prominent operational risk, noting that client

payment delays lead to contractor litigations and cost overruns.

The 1:2 bonus issue and 5x increase in Authorized Share Capital (to ₹1,000 Cr) are intended to improve

stock liquidity and comply with DIPAM capital restructuring norms.

Execution strategy now leverages "Sustainability" (Zero Waste/Green Building) as a business development

tool to win state government redevelopment MoUs where environmental clearances are bottlenecks.

The completion of Amrapali projects is viewed as a massive branding exercise to prove execution capability

where private developers failed.

Management is moving toward digital transparency with e-billing and a Vendor Grievance Portal to address

legacy "Aged Payables" issues.

The outlook includes aggressive diversification into "New Business Eras" like Tunnelling and Dams to expand

the Total Addressable Market (TAM).

Management Tone: The leadership under CMD K.P. Mahadevaswamy is pragmatically aggressive and

execution-focused, successfully turning around subsidiaries like HSCL. However, there is a visible disconnect

between the "World Class" corporate vision and the reality of qualified audits and persistent struggles with

cash conversion from government clients.
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3. Financial analysis

3.1 Financial statements

P&L statement (₹ Cr)

Line item Mar 2024 Mar 2023

Sales 10,407 8,876

Sales Growth % 17.24 15.42

Expenses 9,890 8,532

Material Cost % 2 1

Raw material cost 69 0

Change in inventory 96 109

Manufacturing Cost % 89 90

Employee Cost % 3 4

Other Cost % 1 2

Operating Profit 517 345

OPM % 5 4

Other Income 51 38

Exceptional items -164 -170

Other income normal 214 208

Interest 4 6

Depreciation 5 5

Profit before tax 559 372

Tax % 26 25

Net Profit 414 278

Minority share -13 -11

Exceptional items AT -120 -125

Profit excl Excep 535 403

Profit for PE 518 386

Profit for EPS 402 267

Profit Growth % 34 40

EPS (₹) 1.49 0.99

Dividend Payout % 28 36



Balance sheet (₹ Cr)

Line item Mar 2024 Mar 2023

Equity Capital 180 180

Reserves 2,046 1,764

Borrowings 1 0

Long term Borrowings 0 0

Lease Liabilities 0.64 0.45

Other Borrowings -0.01 0

Other Liabilities 10,513 10,968

Non controlling int 187 180

Trade Payables 4,121 3,497

Advance from Customers 3,044 4,245

Other liability items 3,162 3,046

Total Liabilities 12,739 12,913

Fixed Assets 185 182

Land 32.71 32.71

Building 133.73 129.44

Plant Machinery 13.55 13.55

Equipments 15.87 13.55

Furniture n fittings 14.81 14.39

Vehicles 1.66 1.23

Intangible Assets 0 0

Other fixed assets 18.78 18.47

Gross Block 231.11 223.34

Accumulated Depreciation 45.83 41.29

CWIP 12 4

Investments 276 21

Other Assets 12,266 12,705

Inventories 1,236 1,442

Trade receivables 2,902 1,994

Receivables over 6m 1,228 1,228

Receivables under 6m 1,999 1,089

Prov for Doubtful -325 -323

Cash Equivalents 4,966 4,918

Loans n Advances 563 73

Other asset items 2,599 4,279

Total Assets 12,739 12,913



Cash flow statement (₹ Cr)

Line item Mar 2024 Mar 2023

Cash from Operating Activity -6 -374

Profit from operations 473 253

Receivables -1,038 22

Inventory 64 116

Payables 679 247

Loans Advances 0 0

Operating investments 0 0

Other WC items -177 -1,000

Working capital changes -472 -616

Direct taxes -13 -11

Exceptional CF items 6 0

Cash from Investing Activity -184 272

Fixed assets purchased -45 -11

Fixed assets sold 0 1

Capital WIP 0 0

Investments purchased -249 0

Investments sold 0 0

Investment income 0 0

Interest received 198 96

Dividends received 2 0

Redemp n Canc of Shares 0 0

Acquisition of companies 0 -2

Other investing items -91 189

Cash from Financing Activity -103 -90

Interest paid fin 0 -1

Dividends paid -103 -92

Financial liabilities 0 0

Other financing items 0 3

Net Cash Flow -293 -192



Key ratios

Line item Mar 2024 Mar 2023

Debtor Days 102 82

Inventory Days 0 0

Days Payable 0 0

Cash Conversion Cycle 102 82

Working Capital Days -123 -190

ROCE % 32 27

3.2 Financial analysis summary

Revenue grew by 17.24% to ₹10,407 Cr, primarily driven by the PMC segment which contributes 93.41%

(₹9,647.61 Cr) of total operations; however, 93.26% of this is derived from "Cost Plus Contracts," which limits

margin upside while providing a safety net for Operating Profit which rose to ₹517 Cr.

OPM % improved from 4% to 5% due to stable direct cost management where Work Expenses (₹9,038.37

Cr) tracked Revenue growth closely at 17.08%, while Employee Cost % fell from 4% to 3% as headcount-

related expenses remained flat at ₹328.70 Cr despite the scale-up.

Net Profit increased by 48.9% to ₹414 Cr, but earnings quality is impacted by Other Income which includes

₹55.38 Cr of non-cash "Unadjusted Credit Balances Written Back" and Exceptional items of -₹164 Cr, which

masked a massive ₹140.42 Cr write-down of Inventories in the real estate segment.

Trade Receivables surged by 45.56% to ₹2,902 Cr, significantly outpacing Sales growth and causing Debtor

Days to deteriorate from 82 to 102 days; the ageing profile is high-risk with ₹814.18 Cr (25.23% of gross)

outstanding for over 3 years, directly leading to a massive ₹1,038 Cr cash outflow in the Cash Flow

Statement.

Cash from Operating Activity remained negative at -₹6 Cr despite a healthy Profit from operations of ₹473

Cr, as the business was unable to convert accounting profits into cash due to the ₹472 Cr drag from Working

capital changes, specifically the spike in Trade Receivables and a ₹1,201 Cr decline in Advance from

Customers (₹3,044 Cr vs ₹4,245 Cr).

Cash Equivalents of ₹4,966 Cr on the Balance Sheet suggest high liquidity, but ₹3,610.76 Cr (72.7%) is

restricted client money held in trust, meaning the company's own free cash is significantly lower than the

headline figure.

The company remains virtually debt-free with a Debt / Equity of 0.00 and negligible Finance Cost of ₹4 Cr,

primarily related to Lease Liabilities of ₹0.64 Cr, ensuring an exceptionally high Interest Coverage of 140.75x.

ROCE % improved to 32% from 27%, reflecting the asset-light nature of the PMC model where Fixed Assets

(₹185 Cr) are minimal relative to Revenue, though ROE % of 18.60% is more representative of actual

shareholder returns on the Net Worth of ₹2,226 Cr.

Inventories decreased by 14.61% to ₹1,236 Cr, primarily due to the liquidation of "Real Estate Completed

Projects," which provided a ₹64 Cr boost to CFO, though this was offset by a ₹684.17 Cr increase in the "Real

Estate Land Bank" indicating continued capital lock-up in long-gestation assets.

Exceptional items of -₹164 Cr included a ₹148.33 Cr reversal of provisions for buyback of flats which

artificially supported the Profit before tax of ₹559 Cr, partially offsetting the ₹140.42 Cr inventory impairment.

Capital Commitments jumped significantly to ₹297.60 Cr from ₹11.52 Cr, primarily for the acquisition of a

building at WTC Nauroji Nagar, which will increase the Gross Block and future Depreciation charges.
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Contingent Liabilities pose a severe risk at ₹1,845.93 Cr, representing 445% of current Net Profit, with

major disputes in VAT and Service Tax that could lead to significant future CFO outflows if adjudicated against

the group.

Dividends paid of ₹103 Cr represent a 28% Dividend Payout %, which is currently funded through existing

cash reserves rather than FCF, as CFO minus Capex (-₹45 Cr) resulted in a negative Free Cash Flow of -₹51

Cr for the year.

Other Assets analysis shows Advances to Suppliers (₹503.44 Cr) decreased by 41%, a positive signal of

better vendor management, while Other Liabilities are dominated by Advance from Clients (₹3,087.87 Cr),

which saw a 27% YoY decline, suggesting a potential slowdown in new project mobilization.

Other Expenses were impacted by a significant increase in Research & Development (₹11.93 Cr) and

Exchange Loss (₹7.09 Cr), though they remain small relative to total revenue.

The dominant financial theme of the year is robust revenue growth and margin expansion being

completely decoupled from cash generation, as aggressive receivable build-up and declining customer

advances have turned the business into a working-capital hostage despite its debt-free status.

3.3 Contingent liabilities & commitments

Litigation: Claims against the Group not acknowledged as debt total ₹1,845.93 Cr, representing a massive

4.4x annual PAT.

Tax Disputes:

DVAT Demand: A major demand of ₹404.80 Cr was remanded for recalculation; the final liability is

currently "not ascertainable."

Service Tax: Demands totaling ₹115.04 Cr.

Income Tax: Demands totaling ₹15.52 Cr.

Guarantees: Bank Guarantees outstanding amount to ₹406.42 Cr.

Capital Commitments: Jumped to ₹297.60 Cr (from ₹11.52 Cr), primarily due to the ₹293.59 Cr acquisition

of a building at WTC Nauroji Nagar.
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3.9 Earnings quality & forensic checks



# Check Impact Status Notes detail

1 PAT vs CFO trend

Profit ↓ — earnings overstate cash;

₹414 Cr PAT vs -₹6 Cr CFO indicates

poor cash conversion.

—

CFO remains negative for two

years despite rising profits due to

working capital lock-up.

2

Receivables & channel-

stuffing signal (receivables +

inventory build vs revenue)

Revenue ↑↓ — aggressive booking risk;

receivables grew 45.6% vs revenue

growth of only 17.2%.

—

Note 14: ₹814.18 Cr (25% of gross)

is >3 years old; signaling significant

collection issues.

3

Revenue timing (unbilled /

contract assets + deferred

revenue / advances)

Revenue ↓ — slowdown signal;

advances from customers dropped 28%

suggesting weaker future project

mobilization.

—

Note 25/29: Unbilled revenue also

fell 25% to ₹373 Cr, indicating faster

billing but lower backlog.

4
Revenue from related parties

%

Neutral — low dependency;

transactions with JVs like NBCC-MHG

are immaterial to total scale.

—

Note 48: RPTs are primarily

operational and represent a

negligible fraction of consolidated

revenue.

5 Inventory vs revenue growth

Profit ↑ — inventory liquidation;

inventory fell 14.6% while revenue grew

17.2% aiding cash.

—

Note 12: Reduction driven by sale

of "Real Estate Completed

Projects" from ₹667 Cr to ₹360 Cr.

6
Inventory valuation method

change

Profit ↑↓ — valuation risk; NRV

assessment for long-standing projects is

a Key Audit Matter.

—

Note 63: Impairment of ₹12.73 Cr in

land bank suggests historical

overvaluation of real estate assets.

7
Exceptional items in operating

profit

Profit ↑ — non-cash boost; reversal of

buyback provisions masked a large

inventory write-down.

—

Note 42: ₹148.33 Cr reversal of

"Provision for Buyback" offset the

₹140.42 Cr inventory hit.

8
Depreciation rate vs useful life

policy

Neutral — low impact; depreciation is

only 0.05% of sales due to asset-light

PMC model.

—

Note 32: Asset-light model (PMC/

EPC) makes depreciation policy

non-material to earnings quality.

9
Provision reversals boosting

PAT

Profit ↑ — non-operational gain; ₹83 Cr

of write-backs and reversals inflated the

bottom line.

—

Note 33: "Unadjusted Credit

Balances Written Back" is a non-

cash gain inflating operating

income.

10
Tax rate consistency + cash

tax vs P&L tax

Profit ↑ — tax timing; cash tax paid is

significantly lower than P&L tax

provision.

—

Note 9: Large DTA of ₹111.96 Cr on

"Advance Revenue PMC" creates a

gap between book and cash tax.

11
CWIP age and stalling

projects

Neutral — low risk; CWIP is minimal at

₹12 Cr relative to ₹12,739 Cr total

assets.

—

Note 46(C): Capital commitments

jumped to ₹297 Cr for WTC Nauroji

Nagar building acquisition.

12
Deferred tax asset recognition

adequacy

Profit ↑ — accounting boost; DTA on

advance revenue recognizes future tax

benefits today.

—

Note 9: Realization depends on

future revenue recognition for tax

purposes, boosting current book

profit.

13 RPT quantum and trend

Neutral — stable; RPTs are limited to

small JV services and subsidiary

dividend flows.

—

Note 49: Payments to NCI of

subsidiary HSCL reflect

independent profitability of the unit.

14
Dividend paid vs FCF

adequacy

Profit ↓ — cash strain; dividends paid

(₹103 Cr) despite negative operating

cash flow (-₹6 Cr).

—

Note 17: ₹3,610 Cr of cash is

restricted client money; true free

cash for dividends is limited.

15
Auditor Qualification

(Consolidated)

Neutral — reporting deficiency;

qualification stems from lack of —



# Check Impact Status Notes detail

information from certain subsidiaries/

units.

Indicates internal control or data

integration issues at the subsidiary

level.

16
Revenue Recognition

Subjectivity

Profit ↑↓ — estimation risk; use of "Input

Method" (cost-to-cost) relies on

management estimates of total costs.

—

KAM: Subjectivity in estimating

percentage of completion can be

used for earnings smoothing.

17 Restricted Cash Disclosure

Neutral — liquidity overstatement;

72.7% of headline cash is restricted

client money.

—

Headline liquidity of ₹5,190 Cr is

misleading; "Free Cash" is 69%

lower.

18 Stagnant JV Receivables

Profit ↓ — recovery risk; ₹10.98 Cr

receivable from nbcc-ab JV has

remained stagnant.

—

Signals potential recovery issues or

disputes within joint venture

operations.

4. Management & governance

A. Auditor Report & Key Audit Matters * Audit Opinion Type: Qualified (Consolidated). * Key Audit Matters

(KAMs): * Revenue Recognition (PMC/EPC): Auditor concern regarding the "Input Method" (cost-to-cost)

which relies on subjective management estimates of total contract costs and percentage of completion. * 

Valuation of Real Estate Inventory: NRV assessment for long-standing projects, specifically Sector 37D

Gurugram, where a massive ₹140.42 Cr write-down was recorded. * Litigation and Contingent Liabilities:

High uncertainty in estimating outflows for ₹1,845.93 Cr in claims and complex tax demands. * Emphasis of

Matter: * DVAT Demand: A ₹404.80 Cr demand remanded for recalculation; final liability remains "not

ascertainable." * Structural Safety: Ongoing issues at the Green View project, Gurugram, impacting inventory

valuation and potential compensation. * Material Weaknesses: The qualification in the consolidated report

stems from reporting deficiencies or lack of information from certain subsidiaries/units.

B. Related Party Transactions

Party Relationship Nature
Amount (₹

Cr)
Concern

Hindustan Steelworks

(HSCL)
Subsidiary

Dividend Paid to

NCI
5.90 Cr

Reflects subsidiary-level cash leakage to

minority partners.

NBCC - MHG Joint Venture
Services

Rendered
2.97 Cr Routine operational services.

NBCC - AB Joint Venture
Advances for

works
0.37 Cr

Stagnant receivable of 10.98 Cr suggests

recovery issues.

% of Revenue: 0.09% (Clean )

% of CFO: N/M (CFO is negative)

Trend: Increasing (HSCL dividend to NCI rose from 1.65 Cr to 5.90 Cr).

C. Shareholding * Promoter (Govt. of India): 61.75% * DII: 10.35% * Public: 24.76% * FII: 3.14% * Pledged

Shares: 0.00%

D. Board Composition + KMP Compensation * Total Directors: 8. * Independent %: 37.50% (3 out of 8). Non-

compliant with SEBI LODR (requires 50% for boards with an Executive Chairman). * Women Directors: 1 (Smt.

Baldev Kaur Sokhey - superannuated June 30, 2024). * KMP Compensation: * K.P. Mahadevaswamy (CMD):

₹1.02 Cr (0.20% of EBITDA). * Saleem Ahmad (Director): ₹0.76 Cr (0.15% of EBITDA). * Analysis: Aggregate

• 

• 

• 



KMP compensation is <1% of Operating Profit, consistent with PSU pay scales. No compensations within the

same family were identified.

F. Capital Allocation & Capex

Action FY current (₹ Cr) FY prior (₹ Cr) % of CFO Signal

Dividends Paid 103.00 Cr 92.00 Cr N/M —

Capex 45.00 Cr 11.00 Cr N/M —

Working Capital Investment 472.00 Cr 616.00 Cr N/M —

Interest Received 198.00 Cr 96.00 Cr N/M —

Investments Purchased 249.00 Cr 0.00 Cr N/M —

CAPEX Analytical Notes: * CFO Coverage: Ratio is -0.13. CFO (-6.00 Cr) is insufficient to fund capex (45.00

Cr) or dividends (103.00 Cr). * Nature of Capex: Primarily growth-oriented; capital commitments jumped to 

₹297.60 Cr due to the ₹293.59 Cr acquisition of a building at WTC Nauroji Nagar. * Deployment Efficiency:

Revenue grew 17.24% on a small capex base, but the ₹140.42 Cr inventory write-down signals poor historical

capital efficiency in the Real Estate segment.

H. Risks * Litigation Risk: Claims not acknowledged as debt total ₹1,845.93 Cr (4.4x PAT). Adverse rulings

could wipe out years of profit. (Severity: High) * Aged Receivables: ₹814.18 Cr (25% of gross) is >3 years old.

Signals significant liquidity blockage and potential collection delays. (Severity: High) * Tax Contingency:

Disputed DVAT demand of ₹404.80 Cr remanded for recalculation. Potential for massive cash outflow. (Severity:

High) * Inventory Overvaluation: ₹140.42 Cr write-down in FY24. Risk of further impairments if stagnant

projects fail to liquidate. (Severity: Medium) * Customer Concentration: Two customers account for 36.37% of

revenue. High dependency on specific Govt. department budgets. (Severity: Medium) * Restricted Cash:

₹3,610.76 Cr of cash is held on behalf of clients. True "Free Cash" is 69% lower than headline figures. (Severity:

Medium) * Governance Non-compliance: Board is only 37.5% Independent. Risk of regulatory penalties and

lack of oversight. (Severity: Medium)

5. Scorecard & verdict

Part a: scorecard

Dimension
Rating

(1–5)
Delta Key evidence One-line rationale

Business quality 4 →
93% Cost-Plus Revenue;

Judiciary "Moat"

Strong government mandate and niche

redevelopment model provide stability.

Financial health 2 ↓
CFO -₹6 Cr; Receivables

+45%

Debt-free status is offset by negative cash flow

and deteriorating working capital.

Earnings quality 2 ↓
CFO < PAT; ₹140 Cr

Inventory Hit

Profits are inflated by non-cash write-backs and

masked by exceptional reversals.

Management &

governance
2 →

37.5% Independent Board;

Qualified Audit

Non-compliance with SEBI LODR and subsidiary

reporting gaps are major red flags.

Capital allocation &

earnings visibility
3 →

ROCE 32%; ₹297 Cr

Capex

High returns on paper, but dividends are funded

by cash reserves, not operations.

Business positives (for this company this year) * Revenue Growth: Consolidated sales grew by 17.24% to

₹10,407 Cr, driven by the core PMC segment. * Margin Expansion: OPM improved from 4% to 5% due to

efficient direct cost management and flat employee costs. * Debt-Free Balance Sheet: Maintained a Debt/



Equity of 0.00 with an exceptionally high interest coverage of 140.75x. * Asset-Light Efficiency: Achieved a

high ROCE of 32%, reflecting the low capital intensity of the PMC model. * Strategic Moat: Solidified position

as the Supreme Court's preferred executor for stalled projects (Amrapali), ensuring a steady pipeline. * 

Inventory Liquidation: Successfully reduced "Real Estate Completed Projects" inventory by ₹307 Cr, aiding

cash inflows.

Business negatives / concerns (for this company this year) * Cash Flow Stress: CFO remained negative

at -₹6 Cr despite a PAT of ₹414 Cr, indicating zero cash conversion. * Receivable Deterioration: Trade

Receivables surged 45.56% (outpacing sales), with ₹814 Cr aged over 3 years. * Governance Red Flags:

Board is only 37.5% Independent (non-compliant) and the audit opinion is Qualified. * Contingent Liability

Overhang: Claims not acknowledged as debt total ₹1,845.93 Cr, representing 4.4x annual PAT. * Restricted

Liquidity: 72.7% of cash (₹3,610 Cr) is restricted client money, limiting actual operational flexibility. * Inventory

Impairment: Recorded a massive ₹140.42 Cr write-down in the real estate segment, signaling historical

overvaluation.

Overall scorecard summary NBCC presents a paradox of strong top-line growth and a dominant government

mandate coupled with deteriorating internal financial health. While the business model is asset-light and

generates high accounting returns (ROCE 32%), the inability to convert profits into operational cash flow (CFO <

0) is a critical weakness. Governance remains a significant concern due to board non-compliance and qualified

subsidiary reporting, while the massive contingent liability overhang poses a terminal risk to net worth. The

trajectory is currently stable but high-risk, as the company is essentially a working-capital hostage to its

government clients.

Part b: governance check matrix

# Check Status

1 Audit opinion clean? —

2 Promoter pledge = 0? —

3 KMP pay < 5% of PAT? —

4 RPT quantum < 5% of revenue? —

5 Board > 50% independent? —

6 At least 1 woman director? —

7 No statutory dues outstanding? —

8 No fraud reported? —

9 Audit trail enabled? —

10 Frequent Auditor change —

Total: 7/10 — Governance Rating: 2

Part c: investor verdict

Thesis: NBCC is a high-moat government proxy for land monetization with a debt-free balance sheet, currently

struggling with severe working capital stress and legacy litigation. Overall stance: Watch Rationale: Strong

revenue visibility is currently offset by negative cash flow and significant governance/litigation risks. Re-evaluate

when: CFO/PAT ratio exceeds 0.8x for two consecutive quarters. BULL CASE: Successful monetization of

WTC Nauroji Nagar and Amrapali projects leads to a ₹1,000 Cr+ cash windfall. BEAR CASE: Adverse ruling on

the ₹1,845 Cr contingent claims or further ₹200 Cr+ inventory impairments in the RE segment. Key

monitorable: Trade Receivables Ageing: ₹814 Cr → Watch for reduction below ₹600 Cr.



7. Year-over-year analysis

7.1 Changes

Metric /

theme
Summary a status Summary b status Forensic takeaway

Capital

Allocation

Minimal Capex (₹11 Cr);

Dividends funded by

cash pile.

Capex surge (₹45 Cr) + ₹297

Cr commitment for WTC

building.

Management is shifting from a pure asset-light

model toward significant fixed-asset investment

despite negative cash flows.

Margin

Trajectory

OPM at 4.0%; Revenue

growth of 15.4%.

OPM at 5.0%; Revenue

growth of 17.2%.

Operating leverage is improving slightly as

employee costs remain flat while the scale of

PMC projects increases.

Working

Capital

Client advances at

₹4,245 Cr; Receivables

at ₹1,994 Cr.

Client advances dropped to

₹3,044 Cr; Receivables spiked

to ₹2,902 Cr.

The business is losing its interest-free float as

client advances dry up while trade receivables

balloon, creating a liquidity squeeze.

Earnings

Quality

PAT supported by ₹53 Cr

provision write-backs.

PAT supported by ₹148 Cr

provision reversal and ₹55 Cr

credit write-backs.

Reported profits are increasingly reliant on non-

cash accounting adjustments and the netting of

reversals against impairments.

Management

Tone

Focused on "Last

Resort" developer role

for stalled projects.

Pivoting to "Self-Sustaining

Models" and "Monetization

Agent" for GoI land.

Leadership is aggressively rebranding the

company from a contractor to a land-

monetization vehicle to reduce reliance on

government budgets.

7.2 Persistent patterns

Negative Cash Conversion: The company has failed to generate positive Cash Flow from Operations (CFO)

for two consecutive years despite reporting healthy accounting profits.

Massive Contingent Liability Overhang: Litigation claims and tax disputes (₹1,240 Cr to ₹1,845 Cr)

consistently exceed 4x the annual PAT, posing a terminal risk to net worth.

Governance Non-compliance: The Board remains structurally non-compliant with SEBI LODR

requirements, maintaining only 37.5% independence across both periods.

Restricted Liquidity Overstatement: A vast majority of the headline cash balance (72.7% in the current

year) is restricted client money, making the company's actual operational liquidity significantly tighter than it

appears.

Qualified Audit Opinions: Auditors continue to issue qualified opinions on consolidated financials due to

persistent reporting deficiencies and lack of information from subsidiaries.

Chronic Receivable Ageing: A significant portion of the book (25% to 32%) consists of receivables older

than three years, indicating deep-seated collection issues with government clients.

Structural Asset-Light Efficiency: The business maintains a high ROCE (27%–32%) as a permanent trait

of its PMC-heavy, cost-plus revenue model.

• 

• 

• 

• 

• 

• 

• 
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