
Embassy Developments Ltd — Apr 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline / Strategic Reset One-line: The quarter marks a definitive structural pivot from the legacy

"Indiabulls" era to "Equinox India," backed by a ₹3,911 Cr recapitalization and ₹1,853 Cr asset infusion from

Embassy and Blackstone.

Dimension This Quarter Signal / Evidence Sentiment

Beat/Miss vs Guidance Inline
Operational numbers remain low, but corporate action exceeds

previous restructuring expectations.
🟢

Earnings Quality Low (Distorted)
PAT impacted by ₹629 Cr London receivable provisioning and ₹110

Cr cost-to-complete revisions.
🔴

Guidance Confidence Neutral
Shift to a high-GDV launch pipeline (₹11k Cr+) requires proven

execution under the new brand.
🟡

Management Credibility Improving
Cleansing the balance sheet via massive impairments and

onboarding marquee global investors.
🟢

Business Quality Signal Improving
Transitioning from a stressed legacy player to a well-capitalized

platform with a 15.7 msf portfolio.
🟢

Key Q&A Exchange Not applicable PPT_ONLY: No concall conducted. 🟡

The Street's Primary

Anxiety
Legacy baggage

Addressed through ₹3.5k Cr+ subsidiary impairments and name

change to Equinox India.
🟢

Capital Cycle Stage Investment Massive capital raise to fund new launches and asset acquisitions. 🟡

Margin Trajectory Deteriorating
Adj. EBITDA remains negative (-₹21 Cr) due to low scale and one-

time legal/admin provisions.
🔴

Pricing Power Stable Realizations in flagship projects like Blu (Worli) held at ₹47,000/psf. 🟢

FCF Conversion &

Quality
Distorted

Negative PAT vs positive Net Cash position due to capital infusion

and non-cash write-downs.
🟡

Competitive Moat

Signals
Widening

Access to Embassy’s pipeline (600 acres) and Blackstone’s

institutional backing.
🟢

Balance Sheet

Strength
Strong

Net Debt of -₹412 Cr (Cash surplus); post-warrant conversion,

liquidity increases by ₹932 Cr.
🟢

Working Capital

Efficiency
Deteriorating

Inventory stagnant at ₹4,783 Cr; pending costs on ongoing projects

remain high (₹3,594 Cr).
🔴

Mgmt Guidance Track

Record
First entry New management team and board; track record starts now. 🟡

Key Vulnerability Execution Risk
Transitioning a 3,206-acre land bank into cash flow while managing

legal/regulatory legacy issues.
🔴

Management Tone
Confident/

Proactive
Focused on "Re-energizing" and "Re-capitalizing" the business. 🟢

Key Takeaways: * Positives: Massive recapitalization (₹3,911 Cr) significantly de-risks the balance sheet; Asset

infusion from Embassy/Blackstone adds ₹11k Cr+ in GDV potential; Rebranding to Equinox India Developments

Ltd helps distance the entity from legacy promoter perception. * Negatives: Massive P&L hit from London

receivable provisioning (₹629 Cr) and subsidiary impairments (₹3,583 Cr); Operational sales remain negligible



(₹9.8 Cr in Q4) during the transition phase. * Street Concern: Analysts are focused on the "cleansing" of the

balance sheet. Management responded by taking deep non-cash impairments and provisions to provide a clean

starting point for the new entity. * Watchpoint: Execution timeline of the five newly acquired projects (Mumbai,

Bengaluru, Chennai) which are slated for launches between Q1FY25 and Q4FY25.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: Concall not available — commentary absent.

Metric
Current Qtr

(Q4FY24)

YoY

Change

QoQ

Change
Trend Mgmt Commentary

Presales (₹ Cr) 9.8 ↓ 89% ↓ 11% ↓
Volume driven by minor inventory

clearing; new launches awaited.

Equivalent Area

Constructed (msf)
0.012 ↓ 88% ↓ 14% ↓

Execution focused on last-mile completion

of legacy projects.

Pre-tax Operating Cash

Flow (₹ Cr)
41.2 (Collections) ↓ 65% ↓ 54% ↓

Collections primarily from Sky Forest and

Indiabulls Park.

Realization/sqft (₹) 8,166 (Avg) ↑ 39% ↑ 4% ↑
Pricing mix improved due to higher

contribution from Sky Forest.

Revenue Potential

Locked (₹ Cr)
1,546 First entry First entry →

Represents sold receivables yet to be

collected.

Revenue (₹ Cr) 39 ↓ 92% ↓ 30% ↓
Minimal revenue recognition due to lack

of new project handovers.

PAT (₹ Cr) -302 ↑ 19.6% ↑ 674% ↓
Impacted by one-time cost revisions and

legal provisions.

Land Bank (acres) 3,206 → → →
Strategic reserves across MMR, NCR,

and South India.

D/E Ratio 0.1x → → → Gross debt minimal at ₹267 Cr.

Net Debt / (Cash) (₹ Cr) (412) ↑ 17% ↓ 9% ↑ Positioned as a net cash company.

2B. SEGMENT BREAKDOWN

Segment
Revenue (₹

Cr)

YoY

Growth
Margin Trend

vs

Avg
Key Development

Residential 39 ↓ 92% Negative ↓ Below
Transitioning to premium high-rise in Mumbai

and South.

Commercial Not in doc - - - -
Focus remains on Gurugram (One 09) and

Jodhpur Mall.



3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension Category Management Target / Claim Required Run-Rate
Historical

Delivery
Risk Flag

Guidance New Launches
5 new projects with ₹11,235

Cr GDV by FY25-end.

~₹2,800 Cr/quarter

launch run-rate

starting Q1FY25.

First entry
High: Approval delays

in Bengaluru/Chennai.

Guidance Net Surplus
Total net surplus from

projects to reach ~₹11k Cr.
N/A First entry

Medium: Cost inflation

on pending

construction.

Guidance Liquidity

~₹932 Cr net new cash from

warrants (excl. Embassy/

Blackstone).

N/A First entry
Low: Marquee

investor commitment.

Strategy
Capital

Allocation

Asset-light growth via JDA/

DM model for future 600-acre

pool.

N/A First entry
Low: Omnibus

agreement signed.

Strategy
Competitive

Positioning

Rebranding to "Equinox

India" to re-position as Top 7

developer.

N/A First entry
Medium: Brand

acceptance.

Macro
Industry

Headwinds

Regulatory complexities

(Land Ceiling Act) cited for

subsidiary structure.

N/A First entry
High: Ongoing Nashik

SEZ litigation.

Balance Debt Target
Maintain prudent capital

structure (Net Cash).
N/A Delivered

Low: Current net debt

is negative.

4. ANALYST Q&A

Section not applicable — investor presentation only. No concall conducted or available.

5. WHAT CHANGED vs PRIOR QUARTER

First entry — no prior quarter to compare.

What Changed Prior Quarter This Quarter Direction

Entity Identity Indiabulls Real Estate Equinox India Developments 🟢 (Pivot)

Strategic Backing Professional Board Embassy + Blackstone + Marquee FPIs 🟢 (Strength)

Pipeline GDV Stagnant legacy ₹11,000 Cr+ New GDV Added 🟢 (Growth)

Balance Sheet Legacy Stress Net Cash + ₹3,911 Cr Capital Raise 🟢 (Liquidity)

P&L Clean-up London Exposure ₹629 Cr Provision (London) 🔴 (One-off hit)

Asset Base Mostly North/West Entry into Bengaluru & Chennai 🟢 (Diversification)

Investor Note on Earnings Quality: The sharp divergence between Net Profit (-₹1,038 Cr for FY24) and the

Net Cash position (-₹412 Cr) is primarily driven by non-cash impairments of ₹3,583 Cr at the subsidiary level.

While these do not impact the consolidated FY24 financials, they indicate a massive accounting "house-

cleaning" to prepare the balance sheet for the new Equinox brand. The CFO is distorted by high one-time



provisions for legal matters (₹190 Cr) and London receivable write-offs, but the core thesis now shifts from

"survival/restructuring" to "growth/execution."

STOP HERE.
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