
NBCC (India) Ltd — Jun 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline on Revenue / Beat on Profitability Guidance One-line: NBCC has transitioned from a legacy

construction firm to a high-velocity resolution and monetization engine, with the thesis significantly strengthened

by a massive ₹23,500 Cr order inflow year and a pivot toward large-scale PSU/Defense land monetization.

Dimension This Quarter Signal / Evidence Sentiment

Beat/Miss vs

Guidance
Inline

FY24 Revenue of ₹10,433 Cr vs. prior guidance of ₹10,500–₹11,000

Cr; PBT grew 50% YoY to ₹559 Cr.
🟢

Earnings Quality High (Core driven)
Growth driven by execution ramp-up in Amrapali (₹1,800 Cr) and 7

GPRA redevelopment projects.
🟢

Guidance

Confidence
Strong

FY25 revenue target of ₹12,500–₹13,000 Cr backed by a record

₹64,000 Cr order book.
🟢

Management

Credibility
Strong

Historically met execution targets; granular updates provided on

Amrapali (20k units delivered) and WTC sales (98% sold).
🟢

Business Quality

Signal
Improving

Shift from low-margin PMC to high-margin Redevelopment (8-9%)

and Real Estate (20-25% returns).
🟢

Key Q&A Exchange
Q#12 — Margin

Expansion

Mgmt explained 1% EBITDA expansion (4.4% to 5.4%) was driven

by high-margin real estate sales (₹192 Cr).
🟢

The Street's

Primary Anxiety
Execution Velocity

Can NBCC convert the ₹64k Cr book fast enough? Mgmt

responded with a ₹12k-₹15k Cr awarding target for FY25.
🟡

Capital Cycle Stage
Harvesting & Scale-

up

Harvesting WTC Nauroji Nagar; scaling up Amrapali FAR and PSU

land monetization (BHEL/Army).
🟢

Margin Trajectory Improving
EBITDA guided to expand from 5.4% to 6% as high-margin

redevelopment and real estate share increases.
↑

Pricing Power Stable
Cost-plus model in PMC; high realization power in WTC/Sarojini

Nagar bulk sales.
→

FCF Conversion Strong
Negative working capital model continues; liquidity remains high

despite ₹350 Cr seed money still pending.
🟢

Competitive Moat Widening
Consolidating status as the "State Developer of Choice" for

complex stressed assets (Amrapali model).
🟢

Balance Sheet

Strength
Strong

Zero debt; consolidated cash float provides significant interest

income buffer.
🟢

Working Capital Stable
Seed money interest (₹219 Cr) recovery delayed but remains a low-

risk receivable from MoHUA.
🟡

Mgmt Guidance

Track
Reliable

Successfully hit the "historical high" revenue and profit targets

promised in FY23.
🟢

Key Vulnerability Concentration Risk
Significant dependence on Delhi-NCR redevelopment; geographic

diversification (Dubai/Kerala) is still nascent.
🟡

Management Tone Aggressive
Focused on "historical highs," "quantum growth," and "nation

building."
🟢



Key Takeaways: * Positives: The business model has shifted toward high-margin redevelopment and

"resolution" projects. Amrapali is now a significant top-line contributor (₹1,800 Cr) with a fresh ₹10,000 Cr

pipeline from additional FAR. Land monetization deals with BHEL (₹10k-15k Cr) and potential Defense land

(₹3k-4k Cr) provide multi-year revenue visibility beyond traditional govt. building contracts. * Negatives: Real

estate sales, while growing, are still small relative to the total scale (₹192 Cr vs ₹10k Cr total). The recovery of

seed money interest (₹219 Cr) has seen slight delays compared to prior quarter expectations. * Street Concern:

Analysts pressed on the sustainability of the ₹25,000 Cr FY28 revenue target. Management's response

emphasized that this isn't just organic construction but "monetization of lakhs of acres" held by PSUs, a segment

where NBCC has virtually no competition. * Forward Watchpoint: Monitoring the signing of MoUs with SAIL,

HPCL, and ONGC post-election, which would formalize the next leg of the land monetization thesis.

2. BUSINESS PERFORMANCE

2A. KEY METRICS PPT not available — numbers from concall. (Comparison vs. Prior Quarter Q3 FY24

summary)

Metric
Current Qtr/

FY

YoY

Change
vs Prior Qtr Trend Mgmt Commentary

Total Income

(Consol)
₹10,433 Cr ↑ 18%

↑ (Q3 9M:

6566)
↑

All-time high revenue; driven by Amrapali and 7

GPRA.

PBT (Consol) ₹559 Cr ↑ 50% ↑ ↑
Significant profitability jump due to higher margin

mix.

EBITDA Margin % 5.4% ↑ 100 bps ↑ (5.0%) ↑
Expansion driven by real estate sales and

redevelopment fees.

PAT Margin % ~5.3% ↑ → → Guided to stay between 5.25% - 6% for FY25.

Order Book

(Consol)
₹64,000 Cr ↑ ↑ (55,300) ↑ Order intake of ₹23,500 Cr in FY24 (250% jump).

Order Inflows (FY) ₹23,500 Cr ↑ 250% ↑ ↑ Record year; target for FY25 set at ₹25,000 Cr.

Execution

(Running)
₹20,000 Cr → → → Projects currently active and generating billing.

Real Estate Sales ₹192 Cr ↑ 336% ↑ (117 for 9M) ↑
From NBCC's own inventory; target ₹300 Cr for

FY25.

WTC Inventory

Sold
₹6,480 Cr ↑ 212% ↑ ↑ Historic high sales in redevelopment projects.

Seed Money

Pending
₹350 Cr ↓ ↓ (500-600) ↑

Recovery in progress; interest of ₹219 Cr still

due.

2B. SEGMENT BREAKDOWN



Segment
Revenue (₹

Cr)

YoY

Growth
Margin Trend

vs Co.

Avg
Key Development

PMC ~₹6,885 Cr ↑ 6-7% → Inline
66% of order book; bulk of legacy govt.

works.

Redevelopment ~₹3,548 Cr ↑ 8-9% ↑ High
34% of book; includes 7 GPRA and

Amrapali.

Real Estate ₹144 Cr ↑ 20-25% ↑ Highest
Selling Jaipur/Coimbatore inventory; target

₹300 Cr.

Amrapali ₹1,800 Cr ↑
8% +

1%
↑

Above

Avg

20,000 units completed; ₹10,000 Cr future

pipeline.

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension Category
Management

Target / Claim

Required Run-Rate / Mathematical

Feasibility

Historical

Delivery

Risk

Flag

Guidance
Revenue

(FY25)

₹12,500 – ₹13,000

Cr

Requires 20-24% growth. Achievable

given ₹20k Cr active project base.
Delivered Low

Guidance
Revenue

(FY28)
₹25,000 Cr

Requires 25% CAGR. Highly dependent

on PSU land MoUs converting.
New Target Medium

Guidance PAT Margin 5.5% - 6.0%
Plausible if Redevelopment share

crosses 40% of revenue.
Improving Low

Strategy Awarding ₹12,000–15,000 Cr Critical lead indicator for FY26 revenue. Strong Low

Strategy
Land

Monetization
₹10k-15k Cr (BHEL)

Phased over 5 years; ₹2,000 Cr/year

contribution possible.
New Model Medium

Strategy Amrapali
Finish by March

2025

18,000 units left in 10 months; aggressive

pace needed.
Reliable Medium

Balance
Cash

Recovery
₹219 Cr Interest

Due from MoHUA; timing is purely

administrative.
Delayed Low



4. ANALYST Q&A



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

1 5.0 Atul Guidance Financials

"expected top

line and

bottom line for

next financial

year? Is it

possible for

next 2, 3

years?"

Mgmt guided for

₹12.5k–13k Cr

revenue in

FY25 with

5.5-6% PAT,

confirming the

₹25k Cr FY28

target remains

firm. This

solidifies a 20%

+ growth

trajectory, re-

rating the stock

from a utility-like

proxy to a

growth story.

None 5.0 Quantified

2 4.0 Atul Governance Management

"if this

government

change, is

there any

issue or not on

your

performance?"

Mgmt clarified

that since

orders are

already in hand

and contracted,

a change in

govt. would not

impact

execution. This

de-risks the

political

overhang that

typically

plagues PSU

construction

firms during

election cycles.

None 4.0 Reassuring

3 4.5 Vasudev Backlog Financials

"give a split

between the

PMC and the

redevelopment

business?"

Consol book of

₹64k Cr is split

66% PMC and

34%

Redevelopment,

with ₹20k Cr

already under

execution.

Shifting the mix

toward 34%

Redevelopment

is the primary

lever for the

guided margin

expansion.

None 5.0 Specific

4 4.0 Vasudev Real Estate Financials

"what are the

EBITDA

margins that

Mgmt expects

5.75% to 6%

EBITDA at a
None 4.5 Clear Plan



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

we're looking

at?"

consolidated

level for FY25.

This 50-60 bps

expansion over

FY24 validates

the operational

leverage thesis

as revenue

scales past

fixed costs.

5 4.5 Vasudev GPRA Business

"what is the

unsold

inventory

pending in [7

GPRA]

projects?"

WTC Nauroji

Nagar is 98%

sold with only

₹240-300 Cr

inventory left;

Sarojini Nagar

bulk sale is the

next major

catalyst post-

OC. The

recycling of

capital from

Nauroji to newer

projects like

Sarojini is

essential for

maintaining the

zero-debt

model.

None 5.0 Operational

6 4.5 Vasudev Amrapali Business

"Amrapali

Projects now

what is our

pending order

book,

unexecuted

portion?"

Current pending

is ₹1,500 Cr, but

a new ₹10,000

Cr pipeline from

additional FAR

is being

tendered (₹4k

Cr in process).

Amrapali has

successfully

evolved from a

one-time

"rescue"

mission to a

long-term

revenue engine.

None 5.0
Thesis

Pivot

7 4.0 Vasudev Land Bank Capex

"what is the

land bank that

we currently

have...

monetization

plans?"

NBCC owns 39

acres (Jaipur,

Coimbatore,

Ghaziabad) with

a ₹1,200 Cr

sales potential.

None 4.0 Asset Play



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

Starting

development on

"own" land

instead of just

PMC

significantly

increases the

risk-reward

profile of the

balance sheet.

8 4.0 Nikhil Margins Financials

"what exactly

will drive this

increase in

EBITDA

margins?"

Drivers are 8%

PMC + 1%

marketing fees

on

redevelopment,

plus 20-25%

margins on own

real estate

sales. This mix

shift explains

the move from

4.4% EBITDA in

FY23 to the

current

trajectory.

None 4.0 Improving

9 3.5 Nikhil Subsidiaries Financials

"revenue

EBITDA and

PAT for HSCC

and Hindustan

Steelworks?"

HSCC did

₹1,500 Cr and

HSCL ₹800 Cr;

both are

expected to

grow 10-20% in

FY25. Strong

subsidiary

performance

prevents the

"drag" effect

often seen in

PSU holding

structures.

None 4.0 Specific

10 3.5 Shivam Real Estate Strategy

"Why are we

not aggressive

like the real

estate

demand is so

good... launch

at our land

parcel?"

Mgmt confirmed

they will

construct and

sell rather than

sell land

parcels, starting

with 3 projects

this year. This

"construct-to-

sell" strategy

captures the full

development

None 3.5 Resolution



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded Cred. Verdict

margin (20%+)

rather than a

one-time land

sale gain.

11 4.5 Nikhil International Business

"status of

projects we

were doing in

Maldives,

Mauritius...

Seychelles

and Burundi?"

Maldives is 65%

done (14-15%

margins);

Burundi is on

hold due to

bank financial

issues.

International

PMC remains a

high-margin

niche, but

Burundi

highlights the

sovereign risk

inherent in

African

expansion.

None 4.0 Multi-year

12 4.5 Nikhil BHEL Business

"BHEL order...

How big is that

and what is

the potential

value?"

Value is ₹10k–

15k Cr for

Bhopal and

Visakhapatnam

land

monetization,

phased over 5

years. This is a

lighthouse deal;

success here

will likely trigger

similar MoUs

with SAIL and

ONGC.

None 4.0 Multi-year

13 4.5 Shivam
Armed

Forces
Business

"looking at the

redevelopment

of the land

bank of the

Indian Armed

Forces?"

Discussions

ongoing for a

100-acre Delhi

land parcel

worth ₹3k–4k

Cr, expected to

finalize this

year. Securing

Defense land

would be a non-

linear growth

kicker that the

market hasn't

fully priced in.

None 3.5
Growth

Kicker



PATTERN FLAGS & SENTIMENT * Theme Cluster 1: The Land Monetization Pivot. Analysts were intensely

focused on the type of new orders. Management successfully pivoted the narrative from "govt building

construction" to "land monetization agent." post-BHEL deal. POSTURE: Confident.posture. The anxiety

regarding a "ceiling" on PMC growth was resolved by the ₹25k Cr long-term guidance backed by PSU/Defense

land. * Theme Cluster 2: Margin Structural Shift. Multiple questions probed why margins are rising.

Management was consistent: high-fee redevelopment (9%) and high-margin own real estate (20%) are replacing

low-fee PMC. This is a live theme that will be validated by the Q1FY25 segment mix. * Analyst Sentiment

Verdict: Highly Optimistic. Analysts were pleased with the "historical" performance and the aggressive ₹25k Cr

target. The most friction came from the real estate launch pace, where analysts wanted NBCC to be more

aggressive given the current bull market. Management credibility improved significantly this quarter as they

delivered on the upper end of profitability expectations.

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

Walk-back | Risk to Thesis | | :--- | :--- | :--- | :--- | :--- | | Seed Interest | Expected in Q4 FY24 | Still pending post-

Q4 | 1-quarter delay in ₹219 Cr inflow. | Low (liquidity only) | | Burundi Project | Active | "Kept on hold" | Project

stalled due to sovereign/bank issues. | Negligible (small scale) | | Standalone Rev | ₹10,500 Cr+ | ₹10,000 Cr |

Minor shortfall in standalone vs initial aspirational target. | Low |

5. WHAT CHANGED vs PRIOR QUARTER

(Compared to Q3 FY24 context)

What Changed Prior Quarter This Quarter Direction

Revenue Vision ₹11,000 Cr (FY24 Target) ₹12,500-13,000 Cr (FY25 Guidance) ↑

Inflow Momentum ₹10,000 Cr (9M) ₹23,500 Cr (Full Year) ↑

BHEL MoU In initial talks Value quantified at ₹10k-15k Cr ↑

Defense Land Not explicitly discussed 100-acre Delhi parcel (₹4k Cr) identified ↑

Amrapali Scope Executing legacy book New ₹10k Cr FAR project confirmed ↑

EBITDA Margin 5.0% Target 5.4% Actual / 6.0% FY25 Target ↑

Real Estate Strategy Passive inventory sale Aggressive "construct-to-sell" in 3 cities ↑

INVESTOR NOTES: * CFO-to-PAT Divergence: CFO remains superior to PAT due to the advance-heavy model

of PMC. Consolidated cash at ₹4,800 Cr (as per Q3 context) remains stable. The divergence is primarily driven

by the "Seed Money" accounting where NBCC spends first and recovers later; the ₹350 Cr pending recovery will

be a major CFO kicker in H1FY25. * The "Resolution Agency" Moat: The Amrapali success is now being

marketed to other PSUs and potentially RERA for stalled projects. This is a unique competitive advantage as no

private developer has the sovereign trust to handle multi-thousand-crore stuck projects. * Fixed Cost Leverage:

Management confirmed that most growth now falls to the bottom line as the fixed cost base is already covered

by the first ₹6,000-7,000 Cr of revenue. Every ₹1,000 Cr incremental revenue beyond this adds

disproportionately to PBT.
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