
NBCC (India) Ltd — Aug 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

The punchline. Read this first — it frames everything below.

Result: Beat One-line: A massive surge in order inflows (₹19,750 Cr in Q1) and a clear roadmap toward land

monetization and redevelopment pivot the thesis from a "slow PMC" to a "high-velocity real estate and

monetization engine."

Dimension This Quarter Signal / Evidence Sentiment

Beat/Miss vs Guidance /

Prior Quarter
Strong Beat

Q1 inflows of ₹19,750 Cr are ~50% of the full-year

₹40,000 Cr target.
🟢

Earnings Quality High (Core driven)
38% YoY PAT growth driven by execution in high-margin

redevelopment.
🟢

Guidance Confidence Strong
Specific multi-year targets (₹25k Cr revenue by FY28)

reiterated and raised.
🟢

Management Credibility Strong
CMD provided granular project timelines and specific

cash/land counts.
🟢

Business Quality Signal Improving
Shift toward redevelopment (54% of book) offers better

margins than PMC.
🟢

Key Q&A Exchange Q# 5 — Margins
PAT margins (6-7%) expected to exceed EBITDA

margins due to float income.
🟡

The Street's Primary Anxiety Execution Lag
Only ₹21,000 Cr of the ₹81,000 Cr order book is

"running"; approvals take time.
🟡

Capital Cycle Stage
Harvesting /

Investment

Harvesting Nauroji Nagar; Investing in Srinagar/Land

monetization.
🟢

Margin / Return Ratio

Trajectory
Improving

Higher mix of Real Estate/Redevelopment (25-30%

margins) vs PMC.
🟢

Pricing Power Stable
Nomination-based orders (Srinagar, Kochi) protect

margins.
🟢

FCF Conversion & Quality Distorted
Massive client advances (₹2,200 Cr total cash) mask

core OCF.
🟡

Competitive Moat Signals Widening
Only PSU permitted to handle specific redevelopment/

GPRA models.
🟢

Balance Sheet Strength Strong
Cash-rich; ₹732 Cr unallocated cash on Standalone

basis.
🟢

Working Capital Efficiency Stable Negative working capital model due to client advances. 🟢

Mgmt Guidance Track

Record
Reliable

Consistent delivery on Amrapali and Nauroji Nagar

inventory liquidation.
🟢

Key Vulnerability / Red Flag Concentration Risk
Srinagar project (₹15k Cr) represents ~18% of the

consolidated order book.
🔴

Management Tone
Confident and

Aggressive

Proactively looking at stressed private projects

(Supertech).
🟢



Key Takeaways (Positives & Negatives): * Positives: The business has secured ~₹20,000 Cr in new orders in

a single quarter, nearly doubling its historical annual run-rate. The transition into "land monetization" for other

PSUs (BHEL model) and state governments provides a massive, high-margin pipeline that bypasses the

competitive bidding pressures of standard EPC work. Liquidation of prime Delhi real estate (Nauroji Nagar) is

nearly complete, providing significant "float" and visibility. * Negatives: Despite a massive ₹81,000 Cr order book,

only ₹21,000 Cr is currently in the "running" phase, indicating a long gestation period for revenue conversion (6-8

months for statutory approvals). The projected PAT margins (6-7%) being higher than EBITDA margins (5.5-6%)

highlights a heavy reliance on interest income from client advances rather than pure operational efficiency. * 

Forward Watchpoint: Monitor the "statutory approval" conversion rate for the ₹15,000 Cr Srinagar project; any

delay here will significantly impact the FY26 revenue trajectory.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: PPT not available — all numbers sourced from concall transcript.

Metric
Current

Qtr

YoY

Change

QoQ

Change
Trend Mgmt Commentary

Total Income (₹

Cr)
₹2,198 ↑ 11% ↓ (S) ↑

Driven by execution in Amrapali and redevelopment.

(S) = Seasonal Q1 dip.

PAT (₹ Cr) ₹107 ↑ 38% ↓ (S) ↑
Significant growth due to mix shift toward higher margin

projects.

Order Book (₹

Cr)
₹81,000 ↑ (First) ↑ 25% ↑ Consolidated level; standalone at ₹70,000 Cr.

Order Inflows (₹

Cr)
₹19,750 ↑ (First) ↑ ↑

Massively boosted by ₹15,000 Cr Srinagar township

project.

Execution Rate

(%)
26% → → →

Calculated as (Running Projects ₹21k Cr / Total Book

₹81k Cr).

Book-to-bill (x) 7.78x ↑ ↑ ↑
Based on FY24 revenue; indicates massive long-term

visibility.

PAT Margin % 4.87% ↑ 95 bps ↓ ↑ Target 6-7% for full year as high-margin sales kick in.

EBITDA Margin

%
5.5 - 6% → → → Management guidance for the full year.

Total Cash (₹ Cr) ₹2,200 → → → Standalone basis; includes client advances.

Unallocated

Cash
₹732 → → → "Non-dedicated" funds available for NBCC standalone.

2B. SEGMENT BREAKDOWN



Segment
Revenue

(₹ Cr)

Order Book

Contribution

Margin

(Target)
Trend

vs

Company

Avg

Key Development

PMC Not stated 46% 6% - 10% → Base
Execution of Amrapali (₹370 Cr

revenue in Q1).

Redevelopment Not stated 54% 8% - 10%+ ↑ Higher
Nauroji Nagar in final finishing;

Netaji Nagar 70% done.

Real Estate ₹63 (Sales) Small 25% - 30% ↑ Highest

Liquidating inventory in Nauroji/

Sarojini; targeting ₹400-600 Cr

FY25.

EPC Not stated Small 6% - 7% → Lower
Minimal focus; strictly competitive

bidding.

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension Category
Management

Target / Claim

Required Run-Rate /

Mathematical Feasibility

Historical

Delivery
Risk Flag

Guidance
Revenue

(Consol)

₹13,000 Cr

(FY25)

Needs ₹3,600 Cr/qtr for

rest of FY25 (High vs Q1

₹2.2k).

Delivered FY24

growth.

Moderate

(Seasonal back-

loading needed).

Guidance
Revenue

(Standalone)

₹10,000 Cr

(FY25)
Needs ₹2,600 Cr/qtr. Historically met. Low.

Guidance Order Inflows
₹40,000 Cr

(FY25)

~₹20k Cr already done;

needs ₹6.6k Cr/qtr.
Exceptional start. Low.

Guidance Margins (PAT) 6% - 7%

Requires significant high-

margin real estate sales in

Q3/Q4.

Currently at

4.87%.

High (Requires mix

shift).

Strategy
Long-term

Target (FY28)

₹25,000 Cr

Revenue

25% CAGR required from

FY25 base.

Aligned with order

book growth.
Moderate.

Guidance Order Book
₹1,00,000 Cr

(FY25 end)

Needs ₹19,000 Cr fresh

adds in 9 months.

Likely given J&K

and PSU pipeline.
Low.

Strategy
Amrapali

Completion

100% by March

2025

17,000 units in 9 months

(vs 21,000 in 3 years).

Acceleration

required.
Moderate.



4. ANALYST Q&A



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

1 4.5

Sumeet

Rohra,

Smartsun

Order Book

& Growth
Outlook

What is the

current order

book and

revenue growth

target?

Management

confirmed a

₹81,000 Cr

consolidated

order book and

a ₹13,000 Cr

revenue target

for FY25. This

implies a 25%

growth rate is

sustainable

given the

massive book-

to-bill ratio.

None 5.0
Clear and

quantified

2 4.0

Sumeet

Rohra,

Smartsun

Margins Financials

How will

EBITDA and

PAT margins

shape up for

the year?

Management

guided for

5.5-6% EBITDA

margins and a

higher 6-7%

PAT margin.

The higher PAT

margin

suggests

significant

interest income

from the ₹2,200

Cr cash float.

None 4.0

Directional

with

evidence

3 4.0

Sumeet

Rohra,

Smartsun

New

Business
Strategy

What is the

potential for

land

monetization

and stressed

projects like

Supertech?

NBCC is

targeting

₹100,000 Cr

order book by

year-end by

eyeing land

monetization

(BHEL-style)

and stressed

private projects.

Success here

moves NBCC

into a high-

margin

"developer/

resolution" role.

Exact

Supertech

timelines/

terms

3.5 Directional

4 3.5
Akshay

Patil, NBCC

Capital

Structure
Governance

Why was the

authorized

share capital

increased?

Management

stated it was not

for immediate

fundraising but

deferred details

to a "next

meet." This

suggests

Reason for

timing
2.0 Deflected



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

potential

corporate

actions (bonus/

split) or future-

proofing for

acquisitions.

5 4.0
Vasudev,

Nuvama

Awards &

Execution
Financials

How much

work has been

awarded to

subcontractors

and how much

is currently

"running"?

Of the ₹81,000

Cr book, only

₹21,000 Cr is in

active

execution. This

highlights the

lead-lag effect

where revenue

growth trails

order wins by

6-12 months.

None 4.5
Specific

data given

6 4.5
Vasudev,

Nuvama

Amrapali &

Inventory
Real Estate

What is the

status of

Amrapali sales

and the

remaining

inventory at

Nauroji Nagar?

₹3,600 Cr sold

in Amrapali;

Nauroji Nagar is

nearly fully sold

with only 6

floors

remaining.

These cash

flows are critical

for sustaining

the "float"

income that

boosts PAT.

None 5.0

Specific

and

verifiable

7 4.0
Ankita

Shah, Elara

Order

Breakdown

Business

Overview

What is the

split between

PMC and

Redevelopment

in the order

book?

The book is

46% PMC and

54%

Redevelopment.

Redevelopment

is the superior

business model

as NBCC

captures higher

value by

generating the

project's own

funding.

None 4.5
Clear

breakdown

8 3.5
Ankita

Shah, Elara

Inflow

Drivers
Strategy

Where will the

next ₹20,000

Cr of inflows

come from?

Pipeline

includes ₹10k

Cr from state

govts, ₹5k Cr

from PSUs, and

₹5k Cr from

PMAY. This

diversification

None 3.5
Vague but

consistent



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

reduces

reliance on

central

government

ministry

spending alone.

9 4.0
Amit Kumar,

Shareholder

Long-term

Targets
Outlook

Are the

FY27-28

targets of ₹25k

Cr revenue and

₹2k Cr PAT still

valid?

Management

believes these

are "minimum"

targets and

could be

exceeded by

5-10%. The

core driver will

be the high-

margin real

estate/

redevelopment

segment.

None 4.0
Confident

guidance

10 3.0
Vikas,

Shareholder
Subsidiaries Strategy

Any plans to list

subsidiaries

(HSCC/NFCL)?

Management

confirmed plans

to list one more

subsidiary in the

next fiscal year.

This could

unlock

significant value

for the parent

company.

Specific

subsidiary

name

3.0

Specific

timeline

given

PATTERN FLAGS & SENTIMENT * Theme Cluster 1: Revenue Conversion Lag. Analysts repeatedly

questioned the gap between the total order book (₹81k Cr) and running projects (₹21k Cr). Management’s posture

was confident but realistic, citing the 6-8 month statutory approval cycle. This remains a live concern; the market

is waiting for the ₹60,000 Cr "waiting" book to hit the P&L. * Theme Cluster 2: Land Monetization "The New

Engine." Management shifted focus toward land monetization for PSUs and state governments as a massive

future opportunity. This was presented as a high-margin, nomination-based pipeline. Analysts seemed intrigued

but cautious about the speed of these government approvals.

Analyst Sentiment Verdict: Analysts were generally convinced by the massive order inflow but remained

skeptical about the execution velocity. The primary friction point was the margin structure—specifically how PAT

margins can consistently exceed EBITDA margins. Management’s credibility improved this quarter due to the

sheer scale of the Srinagar win and clear status updates on Delhi redevelopment projects.

GUIDANCE GAPS REVEALED IN Q&A | Topic | What Mgmt Claimed (Opening) | What Q&A Revealed | Gap /

Walk-back | Risk to Thesis | |-------|-----------------------------|-------------------|-----------------|----------------| | Execution

Capacity | Implied rapid growth. | Only 25% of the total book is currently "active." | Significant lag in conversion. |

Revenue could undershoot if approvals stall. | | Funding | Self-funding projects. | ₹2,200 Cr cash includes massive

client advances. | Core cash (non-dedicated) is much lower (₹732 Cr). | CFO/PAT quality might be lower than

perceived. |



5. WHAT CHANGED vs PRIOR QUARTER

First entry — no prior quarter to compare.

What Changed Prior Quarter This Quarter Direction

Order Inflow Run-rate Not available ₹19,750 Cr/qtr ↑ (Strongly Improving)

Order Book Scale Not available ₹81,000 Cr ↑ (Improving)

Strategic Focus Not available High-margin Land Monetization ↑ (Improving Mix)

Execution Visibility Not available Nauroji Nagar handing over ↑ (De-risking)

Subsidiary Strategy Not available Listing planned for FY26 ↑ (Value Unlocking)

INVESTOR NOTES: * Working Capital Divergence: CFO is likely significantly higher than PAT due to the

inflow of ₹1,700 Cr+ in new project advances (Amrapali/Redevelopment). This "float" is a key earnings driver via

interest income. * Concentration: The Srinagar project (₹15,000 Cr) is now a "make or break" project for the next

5 years. Any geopolitical or regulatory hurdle in J&K will directly impact the terminal value of the stock. * The

"BHEL" Pivot: Management explicitly mentioned land monetization for BHEL. If NBCC replicates the Delhi

GPRA (Government Residential) model for other cash-strapped PSUs, it transforms into a specialized real

estate developer with no land acquisition costs. STOP HERE.
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