
NBCC (India) Ltd — Feb 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

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

Result: Inline on Revenue / Beat on Margin Guidance One-line: The thesis is shifting from a "legacy cleanup"

story to a "massive scale-up" play, with management setting a high-conviction target of ₹25,000 Cr revenue by

FY28 (2.5x current levels) driven by a pivot to high-margin redevelopment and land monetization.

Dimension This Quarter Signal / Evidence Sentiment

Beat/Miss vs

Guidance
Inline

9M Revenue of ₹6,566 Cr puts the company on track for the guided

₹10,500–₹11,000 Cr FY24 target.
🟢

Earnings Quality
High (Core

driven)

PBT growth (63%) matches revenue growth; no major one-off gains

cited this quarter; operational leverage kicking in.
🟢

Guidance

Confidence
Strong

Reaffirmed aggressive FY25 (₹13,000 Cr) and FY28 (₹25,000 Cr)

targets backed by a ₹55,300 Cr order book.
🟢

Management

Credibility
Strong

CMD provided granular updates on Amrapali (16k units done) and 7

GPRA; transparency on "own cash" vs "client cash" improved.
🟢

Business Quality

Signal
Improving

Shift from traditional PMC (cost-plus) to Redevelopment/Real Estate is

expanding structural margin ceilings.
🟢

Key Q&A Exchange
Q#23 — Fixed

Costs

Mgmt quantified fixed costs at ₹300 Cr/annum; implies every ₹1 over

₹5,000 Cr revenue flows mostly to PBT.
🟢

The Street's Primary

Anxiety
Execution Risk

Analysts pressed on how ₹55k Cr backlog converts to ₹25k Cr

revenue. Mgmt cited a ₹12k Cr awarding plan for FY25.
🟡

Capital Cycle Stage
Harvesting &

Pivot

Harvesting existing PMC/GPRA while pivoting to PSU land

monetization and stressed asset resolution (Amrapali model).
🟢

Margin Trajectory Improving
EBITDA target of 5.5–6% for FY25 (vs ~5% current) due to fixed cost

absorption and higher-margin real estate.
↑

Pricing Power Stable
Limited in PMC; high in Real Estate/Redevelopment where they control

the monetization of the asset.
→

FCF Conversion Strong
Negative working capital model remains; ₹4,800 Cr consol cash

provides massive float.
🟢

Competitive Moat Widening
Becoming the "National Resolution Agency" for stalled private projects

(Unitech/Supertech discussions) and PSU land.
🟢

Balance Sheet

Strength
Strong

Zero debt; ₹1,000 Cr "own" cash is enough to fund current ₹700 Cr

land bank development.
🟢

Working Capital Stable
Seed money recovery of ₹1,000 Cr completed; ₹291 Cr interest/

remaining seed due in April 2024.
🟢

Mgmt Guidance

Track Record
Reliable

Historically cautious, now turning aggressive; hitting 9M targets builds

significant trust for the FY25 jump.
🟢

Key Vulnerability
Back-ended

Revenue

FY24 target requires a ₹4,000 Cr+ Q4 (unprecedented run-rate); any

execution slippage in March will lead to a miss.
🔴

Management Tone Aggressive Focused on "Maharatna roadmap" and "quantum growth." 🟢



Key Takeaways: * Positives: The business has reached an inflection point where revenue (₹11k Cr) has

doubled its fixed cost base (₹5k Cr breakeven), leading to rapid margin expansion. Amrapali is no longer a drag

but a primary growth engine with an incremental ₹8,000-9,000 Cr order inflow expected shortly. The pivot to PSU

land monetization (BHEL, BSNL, MTNL) represents a multi-decade opportunity with "lakhs of acres." * 

Negatives: Real estate segment still carries a "loss" perception in the accounts due to legacy project provisions

(Gurgaon Green View), though core ops are profitable. The FY24 revenue target is heavily back-ended,

requiring a massive Q4 performance. * The Street's Concern: Can NBCC actually award and execute ₹12,000

Cr of work annually? Management’s response was a detailed pipeline including Sarojini Nagar (₹4,200 Cr

already awarded) and Netaji Nagar (₹2,000 Cr upcoming). * Forward Watchpoint: Monitoring the first week of

April 2024 for the recovery of ₹210 Cr seed money interest and the launch of the Jaipur/Coimbatore real estate

projects.

2. BUSINESS PERFORMANCE

2B. KEY METRICS (Infrastructure/Govt Construction)

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

Metric
Current 9M/

Q3

YoY

Change

QoQ

Change
Trend Mgmt Commentary

Total Income (9M

Consol)
₹6,566 Cr ↑ 63% Not in doc ↑

Driven by execution ramp-up in Amrapali

(₹1,170 Cr) and 7 GPRA.

Revenue (Q3

Consol)
~₹2,411 Cr* ↑ 13% Not in doc ↑

Derived from 9M (6,566) minus H1 (4,155

reported previously).

EBITDA Margin %

(Target)
5.0% - 5.5% → Not in doc →

FY24 target; guided to expand to 5.5%-6.0% in

FY25.

PAT (9M Consol) ₹273 Cr* ↑ 66% Not in doc ↑
PAT derived from 66% growth claim on previous

year base.

Order Book

(Consol)
₹55,300 Cr → Not in doc →

Stable backlog; PMC/Redevelopment split is

roughly 50/50.

Order Inflows (9M) ₹10,000 Cr ↑ 54% Not in doc ↑ Target of ₹20,000 Cr total inflows for FY24.

Order Inflows (SA

9M)

₹6,000 - 7,000

Cr*
Not in doc Not in doc →

Standalone major contributor; 3-4k from

subsidiaries.

Book-to-Bill (x) 5.2x Not in doc Not in doc →
Based on ₹10,500 Cr revenue guidance. High

visibility.

Net Cash (Consol) ₹4,800 Cr → Not in doc →
NBCC share is ₹2,100 Cr; Client cash is ₹2,700

Cr.

Execution Rate (%) ~17% (9M) Not in doc Not in doc →
(9M Revenue / Closing Backlog). Needs to hit

~25% for targets.

2B. SEGMENT BREAKDOWN



Segment
Rev (9M ₹

Cr)

YoY

Growth
Margin Trend

vs Co.

Avg
Key Development

PMC /

Redev
~₹6,300 Cr ↑ High 5 - 8% ↑ Inline

Core driver; Sarojini Nagar (₹4,200 Cr) in full

swing.

Real Estate ₹117 Cr ↑ 216%
25 -

30%
↑ High

Massive YoY jump from ₹37 Cr; launching Jaipur/

Patna projects soon.

EPC Not stated Not in doc 1 - 3% → Low
Primarily overseas and border fencing (BSF/

ITBP).

Amrapali ₹1,170 Cr Not in doc
8% +

1%
↑

Above

Avg

Expecting ₹8,000-9,000 Cr additional FAR

projects.

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension Category
Management

Target / Claim

Required Run-Rate / Mathematical

Feasibility

Historical

Delivery

Risk

Flag

Guidance
Revenue

(FY24)
₹10,500 – ₹11,000 Cr

Needs ₹3,934 Cr in Q4. This is 63% higher

than the Q3 run-rate.
Delivered (9M) High

Guidance
Revenue

(FY25)
₹13,000 Cr

Requires 18-20% growth. Highly feasible

given ₹12k Cr awarding plan.
New Target Low

Guidance 5-Year Vision ₹25,000 Cr (FY28)
Needs 20% CAGR. Dependent on PSU

land monetization success.
New Target Medium

Guidance
EBITDA

Margin
5.5% - 6.0% (FY25)

Plausible as revenue crosses ₹5k Cr

breakeven for fixed costs.
Stable Low

Strategy
Awarding

(FY24)
₹8,000 Cr

₹6,000 Cr already done; ₹2,000 Cr more in

Q4 (Netaji Nagar tenders).
Delivered Low

Strategy
Awarding

(FY25)
₹12,000 Cr Key for FY26 revenue growth. Improving Medium

Strategy Land Sale ₹1,400 - ₹1,500 Cr
Total potential of current land bank;

launches starting March 2024.
Delayed High

Balance
Cash

Recovery

₹291 Cr Interest/

Seed
Promised in "first week of April 2024." Partially Deliv. Low



4. ANALYST Q&A



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

1 4.5 Shivam Guidance
Mgmt

Comm

"What would be

the update on

your guidance

of the top line of

11,000 crores in

this fiscal and

25,000 crores...

next fiscal?"

Management

clarified FY24 target

is ₹10.5-11k Cr,

FY25 is ₹13k Cr,

and ₹25k Cr is the

5-year target

(FY28). This

corrects the

market's

expectation of an

immediate jump to

₹25k Cr, setting a

more realistic 20%

CAGR trajectory.

None 5.0 Quantified

2 4.0
Pankaj

Kumar
Inflows Financials

"order inflows

that we had in

the 9 months...

target for FY '24

and '25?"

Management

achieved ₹10k Cr in

9M and expects

another ₹10k Cr in

Q4 (Total ₹20k Cr),

with ₹20k Cr+ target

for FY25. High

inflow visibility

provides strong

multi-year revenue

runway for the PMC

segment.

None 4.0 Reassuring

3 4.5
Pankaj

Kumar
Backlog Financials

"overall this

order book,

what is the

order backlog...

standalone and

consol?"

Consolidated

backlog stands at

₹55,300 Cr

(Standalone

₹45,230 Cr) with

₹21,000 Cr already

awarded to

contractors. This

means 62% of the

book is yet to be

awarded,

representing a

massive "coiled

spring" for future

revenue as tenders

are released.

None 5.0 Specific

4 4.0
Pankaj

Kumar
Awarding

Capex/

Alloc

"what are the

revised targets

for the current

year as well as

what you are

planning to

award in the

next financial

year?"

Management plans

to award ₹8,000 Cr

this year (₹6k Cr

done) and ₹12,000

Cr in FY25.

Accelerating the

awarding process is

the primary lead

indicator for the

None 4.5 Clear Plan



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

guided ₹13k Cr

FY25 revenue.

5 3.5
Pankaj

Kumar
GPRA Business

"in this [Sarojini

Nagar], what

value terms...

where the

construction is

going now?"

Currently ₹4,200 Cr

is awarded in

Sarojini Nagar with

800 units being

handed over by

March, while Netaji

Nagar has ₹1,450

Cr awarded.

Handover

milestones are

critical for fee

recognition and

seed money

recycling in the

Redevelopment

model.

None 4.0 Operational

6 4.5 Vasudev Amrapali Business

"status over

there

[Amrapali]...

pending order

book... status of

additional

FAR?"

Existing ₹8k Cr

work is 75% done

(₹2k Cr pending),

but a new ₹8k-9k Cr

project via

additional FAR is

expected "by this

weekend." This

effectively doubles

the Amrapali life-

cycle, making it a

persistent ₹1.5k-2k

Cr annual revenue

contributor.

None 5.0
Thesis

Pivot

7 4.0 Vasudev Real Estate Business

"what are your

plans for Q4

and FY '25?

And also...

current land

bank available?"

Management plans

to sell ₹50 Cr more

in Q4 (Total ₹167 Cr

for FY24) from a

₹700 Cr inventory,

with land bank

development in

Jaipur/Coimbatore

starting soon.

Successful

monetization of

these legacy land

parcels (₹1,500 Cr

potential) is the

primary driver for

PAT margin

expansion.

None 4.0 Asset Play

8 3.5 Vasudev Margins Financials
"EBITDA and

PAT margins...

Management

guided for 5-5.5% None 4.0 Improving



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

this year and

the next year?"

EBITDA this year,

expanding to

5.5-6.0% in FY25

with PAT margins

staying above 5%.

Improving margins

at higher scale

validates the

operational

leverage thesis as

fixed costs (₹300

Cr) are spread over

a larger revenue

base.

9 4.0 Vasudev Cash Financials

"consolidated

cash balance...

seed money

that is still

outstanding?"

Consolidated cash

is ₹4,800 Cr; only

₹1,000 Cr is

NBCC's own funds,

with ₹210 Cr seed

money interest

expected back in

April 2024. The

recovery of seed

money is a key

liquidity event that

allows NBCC to

pivot capital to its

own Real Estate

launches.

None 5.0 Specific

10 3.5 Atul Revenue Financials

"consolidated

basis you will

achieve around

4,000 crores in

this quarter?"

Management

confirmed a Q4

target of ₹3,500–

4,000 Cr to meet

the annual

guidance. This

implies a significant

execution ramp-up

in March, making

Q4 results the

ultimate test of

execution credibility.

None 3.0 High Bar

11 4.0 Atul Resolution Business

"pushing your

company to get

like Amrapali

kind of other

project... Noida

Unitech project,

Supertech?"

Management is in

active talks with

Haryana RERA

(Gurgaon) and

exploring Noida

(Unitech/Supertech)

opportunities.

Replicating the

Amrapali resolution

model for other

None 3.5
Growth

Kicker



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

stressed developers

could add ₹10k-20k

Cr to the order book

without bidding

competition.

12 4.5 Shivam PSU Land
Mgmt

Comm

"PSU land bank

opportunity...

give a projection

that how many

worth of

opportunity it

can be?"

Management is

discussing ₹10k Cr+

opportunities with

BHEL, BSNL, and

MTNL, expecting

MoUs by Q1 FY25.

PSU land

monetization is the

"next frontier" for

NBCC, potentially

dwarfing the 7

GPRA

redevelopment in

scale.

None 4.0 Multi-year

13 3.0
Akshay

Patil
Exceptions Financials

"exceptional

losses... going

to continue or

reduce in

future?"

Management stated

that provisions for

flat reconstruction

are mostly complete

and unlikely to

recur. Cleaning the

balance sheet of

legacy real estate

liabilities (Gurgaon

Green View) is

essential for re-

rating the segment's

valuation.

None 3.5 Resolution

14 3.5
Akshay

Patil
Maharatna

Mgmt

Comm

"roadmap and

timeline to

achieve...

Maharatna

company?"

Management is

targeting Maharatna

status over the next

5 years, which

requires ₹5k Cr

annual profit. While

ambitious (requires

10x profit growth), it

signals

management's

intent to

aggressively scale

the PMC and Land

Monetization

engines.

None 2.5 Visionary

15 4.0
Pankaj

Kumar
Redev Mix Business

"5 years'

vision...

contribution you

expect is from

Management

expects a 50/50

split between

traditional PMC and

None 4.0 Mix Shift



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

the

redevelopment

versus PMC?"

Redevelopment.

Shifting the mix

toward

Redevelopment

(where NBCC has

more control and

higher fee potential)

is structurally

positive for return

ratios.

16 3.0
Tanay

Rasal
Competition

Mgmt

Comm

"government

can involve the

private sector in

case of PSU's

land

monetization?"

Management noted

private sector

attempts (Mumbai)

have failed,

whereas NBCC's

"Government

stamp" provides

homebuyer

confidence that

private players lack.

This "Government-

backed developer"

status is NBCC's

primary competitive

moat in the

distressed asset

space.

None 3.0
Moat

Signal

17 4.5 Shivam
Armed

Forces
Business

"will we also be

targeting the

land banks of

the Indian

Armed Forces?"

Management is in

initial discussions

with Defense for

land monetization

and is already

executing ₹250 Cr/

year in border

fencing. Defense

land represents one

of the largest

untapped land

banks in India;

securing even a

small portion would

be a game-changer.

None 3.0 Optionality

18 3.5 Shivam Liabilities Financials

"guidance on

the contingent

liabilities...

1,400 crores?"

Management

clarified these are

mostly contractor

disputes (e.g.,

Ramacivil) with

counter-claims in

NBCC's favor.

While a large

headline number,

None 4.0 Contextual



Q# Rel. Analyst Theme Category
Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

management’s 35-

year experience

suggests these

rarely materialize

into actual cash

outflows.

PATTERN FLAGS & SENTIMENT * The "Operating Leverage" Pivot: Analysts have moved from asking about

"legacy provisions" to asking about "fixed cost absorption." Management's disclosure of the ₹300 Cr fixed cost

base and the ₹5,000 Cr breakeven point was the most significant analytical takeaway. Analysts now view NBCC

as a high-margin play once revenue stays above the ₹10k Cr mark. * The Amrapali Blueprint: Management is

clearly positioning Amrapali as a "Proof of Concept" to take over other stalled private projects. This shift from a

construction company to a "Resolution Agency" is being viewed positively as a way to grow the order book

without the pricing wars seen in traditional EPC bidding. * Land Monetization Timeline: There is still skepticism

regarding the timing of land monetization (PSUs and own land). Management responded by naming specific

PSUs (BHEL, BSNL) and cities (Jaipur, Coimbatore), moving the conversation from "if" to "when."

Analyst Sentiment Verdict: Optimistic but demanding execution proof. The stock’s recent run-up (referenced

by CMD) has increased the stakes. Analysts are convinced of the opportunity (₹55k Cr book, PSU land) but are

laser-focused on the ₹4,000 Cr Q4 revenue target. Management’s credibility is high due to consistent 9M

delivery, but the FY25 "jump" to ₹13k Cr is the new benchmark for the thesis.

GUIDANCE GAPS REVEALED IN Q&A | Topic | Prior Guidance | What Q&A Revealed | Gap / Walk-back | Risk

to Thesis | | :--- | :--- | :--- | :--- | :--- | | FY24 Revenue | ₹10,650 Cr (MOU) | ₹10,500 – ₹11,000 Cr | No gap;

reaffirmed. | Low | | Seed Money | Recovery in progress | Interest/Final ₹81 Cr in April | Slight delay (was

expected Q4). | Low (liquidity only) | | Real Estate Sales| ₹1,400 Cr (Inventory) | ₹167 Cr (FY24 Actual) | Massive

gap vs initial potential. | High (for margin kicker) |

5. WHAT CHANGED vs PRIOR QUARTER

Trajectory Signal: Improving. The company has successfully moved past the "seed money" era and is now

utilizing its own cash to launch high-margin real estate projects.

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

Revenue Run-rate ₹1,966 Cr (Q1) ~₹2,411 Cr (Q3) ↑

Order Backlog ₹55,000 Cr ₹55,300 Cr (after ₹6.5k Cr execution) ↑

Amrapali Scope Legacy resolution focus New ₹8k-9k Cr project inflow imminent ↑

Land Strategy Passive holding Active launch in March (Jaipur/Coimbatore) ↑

Cash Position ₹1,000 Cr own funds ₹1,000 Cr own + ₹1,000 Cr seed recovery ↑

Margin Outlook 5% EBITDA (Target) 5.5% – 6.0% (FY25 Guidance) ↑

New Business Traditional PMC Diversification to Metro/Steel/Grain Storage ↑

INVESTOR NOTES: * CFO-to-PAT Divergence: CFO remains significantly higher than PAT because NBCC

operates on a negative working capital model—receiving advances from government clients before construction



starts. The consolidated cash of ₹4,800 Cr is the primary interest-income engine. * Working Capital Lever: The

recovery of the ₹1,000 Cr seed money from the 7 GPRA projects is the key lever. This cash was "stuck" for

years; its return allows NBCC to fund its own real estate developments (Jaipur/Patna) which have 25–30%

margins vs PMC's 8%. * Forensic Watch: Management mentioned a ₹370 Cr provision in the Real Estate

segment. This is the final cleanup of the Gurgaon "Green View" project which was declared unsafe. This

removes the last major legacy structural liability from the books.
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