Ashiana Housing Ltd — Feb 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline / Operationally Soft One-line: A "transitional” quarter where the absence of new launches led to a
sharp volume dip, but the thesis remains anchored by robust cash collections and a high-margin launch pipeline
for Q4.

Dimension

Sentiment

Beat/Miss vs Guidance /

This Quarter

Signal | Evidence

Presales (3.35L sq. ft.) down 43% QoQ and 63% YoY due to

i Miss on Volumes o 0
Prior Quarter "limited inventory" and zero new launches.
. . . . Pre-tax OCF (683.83 Cr) is 1.93x reported PAT; 9M FY24 OCF
Earnings Quality High (Core driven) O
(212.27 Cr) already 2.5x full-year FY23.
500 Cr FY24 target is now high-risk; contingent entirely on
Guidance Confidence Neutral o . g g g y ad
receiving Gurgaon Amarah Phase 3 RERA by March.
. Honest admission that Gurgaon land prices are "out of whack";
Management Credibility Strong . . . . U
prioritizing unit economics over volume-chasing.
) L Transitioning to higher realization projects; 9M FY24 average
Business Quality Signal Stable L O
realization (B} 754/sq. ft.) vs FY23 (51080/sq. ft.).
Q10: Gurgaon Mgmt finds current Gurgaon land bids "uncomfortable,"
Key Q&A Exchange . . . O
Land signaling a refusal to overpay despite the hot market.
The Street's Primary Launch Concern that Q3 weakness proves the business is too 0
Anxiety Lumpiness dependent on lumpy, large-scale launches.
. Harvesting / Re- Collecting advances from previous sell-outs to fund the HSIIDC
Capital Cycle Stage ) ) o g
investing Sector 80 land (800 Cr+ liability).
Margin / Return Ratio Imorovin GP margins expected to hit 30% in FY25; current PAT growth 0
Trajectory P g (207% YoY) reflects sale of non-core/litigated assets.
. . Management expecting a >40% price hike for Gurgaon Amarah
Pricing Power Expanding O
Phase 3 vs Phase 2.
FCF Conversion & Stron Consistent pre-tax OCF generation providing the "dry powder" 0
Quality g needed for upcoming Bangalore/Mumbai entries.
Competitive Moat Widenin Senior Living demand in Pune (Talegaon) and Chennai remains
ideni
Signals g resilient despite general market cooling.
D/E at 0.22; management maintains a conservative ceiling of
Balance Sheet Strength Adequate . )
0.3-0.5 despite aggressive growth targets.
Working Capital Stable Inventory turnover remains the bottleneck; management 0
Efficiency targeting 30L sq. ft. annual sales (vs ~20L currently).
Mgmt Guidance Track Reliable Historically delivers on construction (4.77L sq. ft. EAC) but 0
i
Record subject to RERA-led launch delays.
Key Vulnerability / Red RERA FY24 guidance of L1500 Cr relies on a single RERA approval for
Flag Dependency 3.77 Lakh sq. ft. in Gurgaon.
o Conservative, focus on ROE over top-line, cautious on over-
Management Tone Disciplined O

heated micro-markets.



Key Takeaways: * Positives: Cash flow generation remains the standout metric, with 9M FY24 pre-tax OCF
reaching P112.27 Cr, ensuring the HSIIDC land payment is fully funded without stress. Management is
successfully pivoting toward a "Senior Living" brand leader, with strong traction in Pune and active land hunting
in Bangalore. Pricing power in Gurgaon is exceptional, with Phase 3 expected to launch at a 40% premium to
Phase 2. * Negatives: Q3 was a "dry" quarter for sales due to execution/approval timing, exposing the
company's high sensitivity to launch cycles. Gurgaon land price inflation is becoming a barrier to inventory
replacement, forcing management to look for "spots where it still makes sense." * The Street's Concern:
Analysts are worried about "growth vacuums" between major launches. Management countered by highlighting
a 1 Crore sq. ft. pipeline and three new project launches planned for Q4. * Watchpoint: Receipt of Gurgaon
Amarah Phase 3 RERA before March 31. If missed, FY24 presales will miss guidance by ~15-20%.

2. BUSINESS PERFORMANCE

2A. KEY METRICS PPT available; all data sourced from PPT (doc_id=432) unless noted.

Current

Metric Trend Mgmt Commentary

Qtr

No new launches in Q3; Q4 launch pipeline is

Presales ([Cr) 173.89 1 64.2% 1 46.6% !
"lumpy" but strong.
Equivalent Area Steady execution; handovers started in Jaipur
4.77 1 39.5% 1 3.9% 1 . -
Constructed (Lakh sqgft) Umang and Bhiwadi Nirmay.
Pre-tax Operating Cash Strong collections; 9M OCF (212.27 Cr)
53.83 151.2% 1 28.5% -
Flow ([CTr) already exceeds full FY23.
Drop due to product mix (more Jaipur/Bhiwadi,
Realization/sqft () 5,189 1 3.4% 1 5.6% ! . : . ( .
zero Gurgaon inventory).
Revenue Potential Locked ) . Unbilled revenue from area booked but not yet
1,246.82 Notindoc  Notin doc -
(Cr) handed over.
Recognition lags sales; based on handovers of
Revenue ([Cr) 189.25 1 39.9% 1 46.1% !
3.32 Lakh sq. ft.
High margin projects + sale of litigated Marine
PAT (LCr) 27.80 1 207% 1 1.6% 1
Plaza asset (Jamshedpur).
. . Excludes 79.98L sq. ft. in "Future Projects"
Land Bank (Lakh sqft) 52.30 Notindoc  Notin doc -
category.
. Management caps defined repayment debt at
D/E Ratio 0.22 - 0% - 0% -

0.3-0.5.

2B. SEGMENT BREAKDOWN (9M FY24 Area Booked) | Segment (City) | Area Booked (Lakh sqft) | % of Total
| Margin Potential | Trend | vs Company Avg | Key Development | | :--- | i-=- | :-=- | === | :=-- | == | :--- | | Gurgaon |
0.07 | 2% (Q3) | High | ¢ | Above | Sold out Phase 1/2; Phase 3 waiting for RERA. | | Jaipur | 1.01 | 30% (Q3) |
Moderate | 1 | Below | 144 (Elite) and Nitara projects launching in Q4. | | Pune | 1.01 | 30% (Q3) | Rising | 1 |
Average | Senior Living (Amodh) seeing Mumbai/Pune demand. | | Bhiwadi | 0.82 | 24% (Q3) | Lower | - |
Below | Supply overhang remains; market recovering slowly. | | Jamshedpur | 0.07 | 2% (Q3) | Moderate | | |
Average | Aditya Phase 2 handover started in Q3. |



3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Management Required Run-Rate /

Dimension Category . . . Historical Delivery
Target / Claim Mathematical Feasibility

Needs 665 Cr in Q4. Feasible only if ~ Achieved 11313 Crin

Guidance Presales 1,500 Cr for FY24. High
Gurgaon Amarah Ph 3 launches. FY23.
. o >40% hike in Targets ~0,000-11,000/sq. ft. Strong (Amarah Ph 2
Guidance Realizations ) ) Low
Gurgaon Ph 3. Market prices support this. sold well).
. Strong OCF to fund  Needs ~BD0 Cr by June 2024. 9M
Guidance Cash Flow . : o Very Strong. Low
HSIIDC. OCF is 212 Cr. High feasibility.
New Bangalore/Mumbai  Looking for land/JDA for Senior First entry (Talegaon
Strategy . . . Moderate
Markets entry. Living. Gestation period is ~2 years.  Pune) successful.
- 30 Lakh sq. ft. Current run-rate ~18-20 Lakh sq. ft. Volume grew 75% in
Strategy Efficiency . Moderate
annual sales. Needs more project depth. FY23.
Current 0.22. Room to borrow Consistently
Balance Debt Cap D/E at 0.5. Low

P250-300 Cr for land. conservative.



4. ANALYST Q&A



Q# Relevance

1 4.0
2 4.5
3 4.5

Analyst /

irm

Praveen
Agarwal

Praveen
Agarwal

Shivam

Theme
Cluster

Growth
Strategy

Margins

Launch
Pipeline

(o:11:Ts[0]3

Management
Commentary
and Outlook

Financials

Management
Commentary
and Outlook

Underlying
Concern

"How are we
looking at the
next 2-3 years
both, in terms
of the area of
sales booked
and...
construction?"

"Are there still
some projects
which you are
still to hand
over on those
lower margin
projects?"

"What would
be the amount
of launches
that you will be
doing in Q4
and in FY'25?"

Management
Response &
Investment
Implication

Management
anticipates
15-20%
annualized
growth, though
lumpy, driven by
new phases in
Gurgaon and
launches in
Jaipur/Chennai.
Signals that
Gurgaon will
remain the
value engine,
while Senior
Living drives
geographical
expansion.

Management
confirmed
Ashiana Anmol
(Ph 2/3) and
Malhar remain
low-margin, but
gross margins
will expand as
higher-priced
current sales hit
the P&L. Implies
a 12-18 month
"P&L hangover"
from legacy
pricing before
margins peak.

AHL plans to
launch ~5-6
Lakh sqg. ft. in
Q4 (Nitara, 144,
Amarah Ph 3)
and has a 30
Lakh sq. ft.
pipeline for
FY25. Crucial
for assessing if
the 0500 Cr
target is
achievable
(depends
entirely on
Gurgaon
RERA).

Evaded /
Not
Addressed

None

Exact
margin %
for legacy
projects.

FY25
launch
phases
haven't
been
finalized.

Credibility Verdict

4.0

4.0

Directional
with
evidence

Specific &
Confident

Quantified
timeline



Theme
Firm Cluster

Analyst /

Relevance

35 Shivam Valuation
4.0 Shivam Guidance
4.0 Prathibha Senior

' Doraiswamy  Living
4.0 Himanshu Pricing

' Dugar Power

(o:11:Ts[0]3

Business
Overview

Management
Commentary
and Outlook

Business
Overview

Management
Commentary
and Outlook

Underlying
Concern

"How much
value or sales
can we get
from future
projects and
from the land
available for
future
development?"

"Will you be
able to meet
your guidance
of INR1,500
crores of pre-
sales in this
fiscal year?"

"Are there
plans to move
into other
cities as well
with senior
living?"

"What kind of
price
realization
improvement
has
happened?"

Management
Response &
Investment
Implication

Total pipeline
(ex-litigated
Milakpur) is ~1
Crore sq. ft. with
an estimated
sales value of
61500 Cr - 7,200
Cr over 5-6
years. Provides
a clear NAV-
style floor for
long-term
valuation.

Management
admitted that if
Gurgaon RERA
slips into Q1,
they will land at
M250 - 1300
Cr. Clear signal
that AHL's FY24
outcome is
binary based on
government
approvals.

AHL is actively
looking for land
in Bangalore
and near
Mumbai
(Panvel) to
replicate the
Pune/Chennai
success.
Validates
"Senior Living"
as the core
differentiator for
national scaling.

Management
noted 20-30%
realization
increases in
projects signed
24 months ago
compared to
underwriting.
Directly
correlates to the
expected GP
margin

Evaded /
Not
Addressed

Credibility

None 5.0
None 5.0
Specific
land

. 3.0
transaction
closure.
None 4.0

Verdict

Specific,
quantified

High
Credibility

Vague but
consistent

Directional
with
evidence



10

11

14

15

Analyst /

Relevance i
irm

Praveen
5.0

Agarwal
4.0 Shrey

Rishi
3.5 )

Singhal

Rishi
4.0 .

Singhal

Theme

Categor
Cluster gory

Management

Land
. Commentary

Prices

and Outlook
Capital Capex and
Allocation  Allocation

Management
Cycles Commentary

and Outlook

Management
Leverage = Commentary

and Outlook

Underlying
Concern

"Are the actual
end prices of
flats also
moved in
tandem... with
land basis?"

"We are
issuing some
debentures...
Are we
planning to do
some
aggressive
projects?"

"In general,
the cycles you
have seen,
how many
years do they
go up and
down?"

"What is the
debt-equity
ratio you are
willing to go?"

Management
Response &
Investment
Implication

expansion to
30%.

Management
warned that
Gurgaon land
prices have
gone "out of
whack" and
recent
transactions by
others make
them
"uncomfortable."
Signals a high
probability of
AHL slowing
land buying in
Gurgaon to
avoid
overpaying.

New funds are
primarily for the
Sector 80
(Gurgaon)
payment due in
June and to
maintain "dry
powder" for
opportunistic
JDAs. Reaffirms
conservative
leverage
posture.

Management
expects 6-7
year cycles,
noting supply on
the "blueprint"
remains
favorable for
1-1.5 years.
Suggests we
are currently in
the mid-to-late
expansion
phase of the
cycle.

Management
will cap debt at
0.3-0.5 for
defined

Evaded /
Not Credibility
Addressed

None 5.0
None 4.0
None 3.0
None 5.0

Verdict

Clear and
guantified

Specific
timeline
given

Vague but
consistent

Specific
and
confident



Management
Analyst / Theme Underlying Response &

Evaded /

Q# Relevance . Category Not Credibility Verdict
Firm Cluster Concern Investment
Addressed

Implication

repayment
obligations; 1:1
is "out of our
temperament.”
Thesis re-rated
for safety; AHL
will not blow up
the balance
sheet for
growth.

PATTERN FLAGS & SENTIMENT * The Gurgaon "Wait & Watch": Analyst anxiety centered on the high
concentration of value in the Gurgaon Amarah launch. Management's posture was transparent—they won't
chase "overheated" land prices, even if it means slower growth. This discipline is a positive for long-term
investors but creates short-term guidance risk. * Senior Living Traction: Questions on Pune/Chennai show
analysts are testing the "brand portability" thesis. Management's confidence in the Bangalore/Mumbai expansion
suggests they see Senior Living as a protected niche with higher margins than generic premium housing. *
Inventory vs. Growth: A recurring theme was the "growth vacuum" in Q3. Management successfully framed
this as a timing issue (RERA/Launch cycles) rather than a demand issue, pointing to strong ongoing construction
(EAC) as proof of internal momentum.

Analyst Sentiment Verdict: Cautiously optimistic. Analysts were satisfied with the cash flow and realization
trends but remain skeptical about the 11500 Cr target given the Q3 volume slump. Management's credibility
remains high due to their candidness regarding land bubble risks in Gurgaon. The greatest risk to the thesis is a
potential 12-month delay in inventory replacement if management refuses to pay high land prices.

GUIDANCE GAPS REVEALED IN Q&A | Topic | What Mgmt Claimed (Opening) | What Q&A Revealed | Gap /
Walk-back | Risk to Thesis | | :--- | :---| :--- | :--- | :--- | | Presales Guidance | 11500 Cr for FY24. | Binary
outcome: L1500 Cr only if Gurgaon RERA arrives. | Target is "approval-dependent,” not just "demand-
dependent." | Moderate (Binary risk) | | Pune Margins | Malhar is a successful project. | "Not satisfied" with
Malhar margins. | Brand entry costs are higher than initially estimated. | Low (Operational) |

5. WHAT CHANGED vs PRIOR QUARTER

vs Prior Context (Q1 FY24)

What Changed Prior Quarter (Q1 FY24) This Quarter (Q3 FY24) Direction

Area Booked 6.53 Lakh sq. ft. 3.35 Lakh sq. ft. I (Lumpy timing)
Average Realization 61684 / sq. ft. 51189/ sq. ft. 1 (Mix dependent)
Presales Value 436 Cr 073.89 Cr 1 (No launches)

Net Profit (PAT) 10.87 Cr P17.80 Cr 1 (Margin expansion)
Guidance Risk Low (post Gurgaon sell-out) High (RERA dependent) 1 (Approval risk)

Land Posture Opportunistic Cautious/Disciplined 1 (Gurgaon overheating)

Strategic Catalyst Gurgaon Ph 2 Sell-out Q4 Elite/Senior Launches - (Pending execution)



Investor Note: Q3 FY24 is a classic "accounting lag" quarter. While the P&L improved (PAT up 2x), the
operational volumes took a breather. The long-term thesis is intact: Ashiana is becoming an OCF machine (9M
OCF 2112 Cr) and is intelligently avoiding the Gurgaon land bubble. Buy on the dip if Q4 guidance is missed due
to RERA delays, as the underlying project-level ROEs are structurally rising toward the 30% GP mark.

STOP HERE.
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