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KEY DATA  

Rating  BUY 
Sector relative Neutral 
Price (INR) 310 
12 month price target (INR) 365 
Market cap (INR bn/USD bn) 767/10.5 
Free float/Foreign ownership (%) 25.1/18.5 

What’s Changed 
Target Price  

Rating/Risk Rating ⚊ 

 QUICK TAKE 

 

 

 Improving performance trajectory 

DLF’s new sales rose to INR10.6bn/INR30.9bn in Q4FY21/FY21, up 
225%/24% YoY, aided by a pickup in bookings in DLF Phase V and Rest 
of Gurugram. Rentals (DLF + DCCDL) edged up to ~INR9bn (INR8.7bn 
in Q3FY21). An uptick in cash flows and cost control facilitated debt 
reduction at Devco. With residential demand staying strong (refer to 
Hot Property - Rising like a phoenix), the company is ramping up its 

launch pipeline (~8.3msf target launches by end-FY22).  

Pre-sales trajectory will be a key stock catalyst in our view. Improving 
sales momentum underpins the revision in our TP to INR365 (INR310 
earlier). All in all, we maintain earnings estimates for the erstwhile 
merged entity and ‘BUY’ recommendation on the stock. 

FINANCIALS (INR mn) 

Year to March        FY20A FY21E FY22E FY23E 

Revenue 60,828 54,141 84,864 1,19,750 

EBITDA 11,350 14,178 38,153 45,534 

Adjusted profit (9,235) 13,822 14,063 10,663 

Diluted EPS (INR) (3.7) 5.6 5.7 4.3 

EPS growth (%) nm nm 1.7 (24.2) 

RoAE (%) (1.7) 3.7 3.9 2.9 

P/E (x) nm 55.5 54.6 72.0 

EV/EBITDA (x) 72.6 57.1 27.2 22.9 

Dividend yield (%) 0.6 0.6 0.6 0.6 

PRICE PERFORMANCE 

 
 

 
Operating performance continues to improve  

Net sales came in at ~INR10.6bn (up 4% QoQ); this was aided by: i) ~INR3bn sales in 

Camellias; ii) ~INR4.6bn worth of independent floors/plots sold; and iii) INR2.5bn in 

sales in National Devco. Management indicated that demand remains healthy across 

price points/geographies (it has taken price hike/reduced customer discounts in 

many projects). The company has maintained its target of a quarterly run rate of 

~INR10bn in pre-sales despite the second wave of the pandemic. DCCDL’s rentals 

came in at INR8.4bn (INR8.2bn in Q3FY21) even as occupancy levels decreased to 

89% (91% in Q3FY21). DLF estimates rentals would touch INR37–38bn in FY23 and 

INR43–44bn in F24. Cash flows improved at Devco; consequently, net debt declined 

by INR2.2bn QoQ (net D/E at 0.14x).   

Launches likely to improve sales trajectory  

The company launched projects aggregating 1.5msf in FY21. Buoyed by its improving 

sales trajectory, DLF is stepping up launches. It plans to launch ~35msf of projects: 

8.3msf in FY22, 6.4msf in FY23, 7.2msf in FY24 and the remainder beyond FY24. 

These launches will be spread across segments (luxury, mid-income, commercial) 

and geographies (Delhi, Gurugram, Noida, Chennai, Chandigarh, etc). We believe 

these launches will uplift the sales trajectory. 

 Explore: 

    
 

    

 

Outlook and valuation: Launches key; maintain ‘BUY’ 

The pick-up in bookings is encouraging. We believe launches/sales trajectory going 

ahead will be a key stock catalyst. All in all, we maintain ‘BUY/SN’ and earnings 

estimates for the erstwhile merged entity with a revised target price of INR365/share 

(5% discount to NAV of INR384/share). 

Financials 
Year to March Q4FY21 Q4FY20 % Change Q3FY21 % Change 

Net Revenue  17,126  16,942 1.1  15,430 11.0 

EBITDA  4,539  3,167 43.3  4,991 (9.1) 

Adjusted Profit  4,809 ( 15,271) (131.5)  4,512 6.6 

Diluted EPS (INR)  1.9 ( 6.2) (131.5)  1.8 6.6 
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Financial Statements    

Income Statement (INR mn) 
Year to March             FY20A FY21E FY22E FY23E 

Total operating income 60,828 54,141 84,864 1,19,750 

Gross profit 27,023 25,648 50,312 58,422 

Employee costs 3,567 3,138 3,326 3,526 

Other expenses 12,106 8,333 8,832 9,362 

EBITDA 11,350 14,178 38,153 45,534 

Depreciation 2,003 1,595 6,682 6,953 

Less: Interest expense 14,269 8,534 17,460 29,351 

Add: Other income 8,054 5,308 5,361 5,415 

Profit before tax 15,430 16,373 19,373 14,645 

Prov for tax 21,327 3,623 5,424 4,101 

Less: Other adj 0 0 0 0 

Reported profit (5,832) 12,860 14,063 10,663 

Less: Excp.item (net) 3,403 (962) 0 0 

Adjusted profit (9,235) 13,822 14,063 10,663 

Diluted shares o/s 2,475 2,475 2,475 2,475 

Adjusted diluted  EPS (3.7) 5.6 5.7 4.3 

DPS (INR) 2.0 2.0 2.0 2.0 

Tax rate (%) 138.2 22.1 28.0 28.0 

Important Ratios (%) 
Year to March             FY20A FY21E FY22E FY23E 

Selling price infl. (%) 5.8 5.8 5.8 5.8 

Const. cost infl. (%) 5.0 5.0 5.0 5.0 

Gross margin (%) 44.4 47.4 59.3 48.8 

EBITDA margin (%) 18.7 26.2 45.0 38.0 

Net profit margin (%) (15.2) 25.5 16.6 8.9 

Revenue growth (% YoY) (27.3) (11.0) 56.7 41.1 

EBITDA  growth (% YoY) (47.0) 24.9 169.1 19.3 

Adj. profit growth (%) nm nm 1.7 (24.2) 

Assumptions (%) 
Year to March                  FY20A FY21E FY22E FY23E 

GDP (YoY %)  4.0 (8.0) 0 7.0 

Repo rate (%) 4.4 4.0 4.0 4.3 

USD/INR (average) 70.9 74.2 73.0 72.0 

Interest cost (%) 23.5 15.8 20.6 24.5 

Employee cost (%) 5.9 5.8 3.9 2.9 

Other exp. (%) 19.9 15.4 10.4 7.8 

Other inc. (%) 13.2 9.8 6.3 4.5 

Dep. (% gr. block) 3.9 3.2 2.3 2.3 

Effect. tax rate (%) 138.2 22.1 28.0 28.0 

Valuation Metrics 
Year to March            FY20A FY21E FY22E FY23E 

Diluted P/E (x) nm 55.5 54.6 72.0 

Price/BV (x) 2.2 2.2 2.1 2.1 

EV/EBITDA (x) 72.6 57.1 27.2 22.9 

Dividend yield (%) 0.6 0.6 0.6 0.6 

Source: Company and Edelweiss estimates 

Balance Sheet (INR mn) 
Year to March              FY20A FY21E FY22E FY23E 

Share capital 4,951 4,951 4,951 4,951 

Reserves 3,39,517 3,48,489 3,56,544 3,61,200 

Shareholders funds 3,44,467 3,53,439 3,61,495 3,66,150 

Minority interest 184 203 203 203 

Borrowings 81,025 56,397 2,82,980 2,87,520 

Trade payables 1,29,293 1,18,384 1,29,207 1,41,063 

Other liabs & prov 3,934 6,454 6,454 6,454 

Total liabilities 5,58,905 5,34,877 7,80,339 8,01,390 

Net block 42,426 39,127 2,76,011 2,80,772 

Intangible assets 9,443 9,443 9,443 9,443 

Capital WIP 887 942 7,749 21,035 

Total fixed assets 52,756 49,512 2,93,202 3,11,249 

Non current inv 1,85,658 1,97,455 1,97,455 1,97,455 

Cash/cash equivalent 24,204 14,069 14,174 14,220 

Sundry debtors 7,204 5,813 6,789 8,383 

Loans & advances 15,317 14,375 14,662 14,955 

Other assets 2,73,765 2,53,653 2,54,056 2,55,129 

Total assets 5,58,905 5,34,877 7,80,339 8,01,390 

Free Cash Flow (INR mn) 
Year to March                FY20A FY21E FY22E FY23E 

Reported profit (5,832) 12,860 14,063 10,663 

Add: Depreciation 2,003 1,595 6,682 6,953 

Interest (net of tax) (82,914) 5,230 12,397 20,839 

Others   0 (1,924) 0 0 

Less: Changes in WC 654 11,113 9,157 8,897 

Operating cash flow (3,175) 23,644 29,901 26,513 

Less: Capex (8,838) (1,649) 2,50,372 25,000 

Free cash flow 5,663 25,293 (2,20,471) 1,513 

Key Ratios 
Year to March         FY20A FY21E FY22E FY23E 

RoE (%) (1.7) 3.7 3.9 2.9 

RoCE (%) 3.7 4.3 7.0 6.8 

Inventory days  2,402 2,791 2,227 1,257 

Receivable days 47 44 27 23 

Payable days 1,538 1,586 1,308 804 

Working cap (% sales) 272.1 285.2 171.2 113.9 

Gross debt/equity (x) 0.2 0.2 0.8 0.8 

Net debt/equity (x) 0.2 0.1 0.7 0.7 

Interest coverage (x) 0.7 1.5 1.8 1.3 

Valuation Drivers 
Year to March              FY20A FY21E FY22E FY23E 

EPS growth (%) nm nm 1.7 (24.2) 

RoE (%) (1.7) 3.7 3.9 2.9 

EBITDA growth (%) (47.0) 24.9 169.1 19.3 

Payout ratio (%) nm 38.5 35.2 46.4 
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 Operational snapshot 

Particulars Q1FY20 Q2FY20 Q3FY20 Q4FY20 Q1FY21 Q2FY21 Q3FY21 Q4FY21 

DLF Devco                 

Net sales (INR mn)          7,050           7,250           7,310           3,250           1,520           8,530         10,220       10,580  

Devco Collections (INR mn)          6,324           6,690           6,120           7,050           3,150           5,410           6,450          8,070  

Unsold inventory (msf)            10.8             11.3             10.1                8.9                9.1                7.1                6.0              6.0  

Unsold inventory (INR bn)          109.7           101.5             94.2             91.0             89.4             66.0             60.4            60.0  

Receivables (INR bn)            28.0             27.4             28.5             25.5             23.8             24.0             25.1            30.8  

Net debt (ex-DCCDL) (INR bn)            34.2             44.6             48.7             52.7             52.3             52.2             51.0            48.9  

Net D/E (ex-DCCDL) (x)            0.09             0.12             0.13             0.15             0.15             0.15             0.15            0.14  

Borrowing cost (%)            10.6             10.2             10.1                9.8                9.7                9.1                8.9              8.4  

DLF Rentco                 

Leasable area (msf)               2.5                2.1                2.1                2.1                2.1                2.1                2.1              2.1  

Leased area (msf)               2.3                2.0                2.0                2.0                2.0                2.0                2.0              1.9  

Occupancy (%)            89.7             96.7             96.7             96.7             97.0             96.0             94.0            92.0  

Rental collections (INR mn)          1,040               450               360               660               500               400               480             640  

DLF - cashflows:                 

Operating cashflows before interest & tax (INR mn)          3,474           2,690           2,540           4,180           1,260           1,940           3,170          2,110  

Operating cashflows after interest & tax (INR mn)          2,044           1,108               395           1,840               610               630           1,810          3,040  

Capex (INR mn)          1,826           2,504           2,448           2,910               190               360               650             890  

Net cashflows (INR mn)                 -                    -           (4,053)        (4,040)              420               100           1,150          2,150  

DCCDL                 

Operational area (msf)            29.8             30.3             30.3             30.3             30.3             33.3             33.3            34.2  

Leased area (msf)            28.1             28.6             28.8             28.9             28.6             30.9             30.2            30.3  

Occupancy (%)            94.3             94.4             95.0             95.2             94.3             93.0             91.0            89.0  

Rental revenue (INR mn)          7,230           7,610           7,590           7,640           6,560           7,180           8,170          8,380  

EBITDA (INR mn)          9,760         10,240           8,360           8,830           7,280           8,030           8,940          9,920  

PAT (INR mn)          3,890           3,870           2,770           2,660           1,600           1,720           2,490          3,320  

Gross leasing (msf)               0.8                1.4                1.3                1.1                0.5                0.6                1.7              1.5  

Net leasing (msf)               0.0                0.7                0.4                0.1             (0.2)            (0.7)               0.4              0.2  

Net debt - DCCDL (INR bn)              176               180               182               180               179               181               181             192  

Net D/E - DCCDL (x)               2.2                3.8                3.6                3.4                3.3                3.4                3.2              3.2  

DCCDL - Cashflows:                 

Operating cashflow before interest and tax (INR mn)          7,890           7,770           7,780           7,920           6,460           7,070           8,480          7,410  

Operating cashflow after interest and tax (INR mn)          6,930           8,420           7,490           3,130           1,980           3,340           4,110          3,030  

Capex (INR mn)          1,010           1,450           6,840           2,900               810           2,210           2,670          2,960  

Net cashflow (INR mn)          5,920           6,970               650               230           1,170           1,130           1,440                70  

DCCDL - under construction:                 

Leasable area (msf)               3.4                6.7                6.7                5.1                6.9                3.9                3.9              4.9  

Pre-leased area (msf)                 -                    -                  3.3                3.3                3.3                0.5                1.5              1.6  

Pre-leased (%)                 -                    -               49.0             65.1             48.3             12.0             37.0            33.0  

Source: Company, Edelweiss Research 
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 Financial snapshot 

Particulars Q4FY21 Q4FY20 % YoY Q3FY21 % QoQ FY21 FY22E FY23E 

Sales and other receipts        17,126         16,942  1.1        15,430  11.0 54,141 84,864 1,19,750 

Cost of land, plots and constructed properties          8,705           9,580  -9.1          7,315  19.0 28,492 34,552 61,328 

Staff Cost             866           1,059  -18.2             698  24.1 3,138 3,326 3,526 

Other Expenditure          3,016           3,136  -3.8          2,427  24.3 8,333 8,832 9,362 

EBITDA          4,539           3,167  43.3          4,991  -9.1 14,178 38,153 45,534 

Other Income          1,940           1,796  8.0          1,252  55.0 5,308 5,361 5,415 

Finance Charges          1,912           2,353  -18.7          1,985  -3.6 8,534 17,460 29,351 

Depreciation             385              601  -35.9             391  -1.4 1,595 6,682 6,953 

Exceptional Item                -           (3,307) nm                -    nm -962 0 0 

PBT          4,182         (1,297) -422.3          3,868  8.1 8,396 19,373 14,645 

Total Taxes          1,594         19,073  -91.6          1,042  52.9 3,623 5,424 4,101 

Profit before Minority Interest          2,587       (20,371) -112.7          2,825  -8.4          4,773         13,948         10,544  

Minority Interest             (36)             (24) nm             (22) nm           (110)           (115)           (119) 

Profit/ (Loss) from JVs & Associates          2,187           1,769  23.6          1,665  31.3 6,053 0 0 

Adjusted Net Profit          4,809       (18,578) -125.9          4,512  6.6        10,936         14,063         10,663  

Adjusted Diluted EPS              1.9  -7.5 -125.9 1.8 6.6              4.8               5.7               4.3  

         

As % of revenues         

  Cost of construction 50.8 56.5  47.4             52.6             40.7             51.2  

    Staff cost 5.1 6.2  4.5               5.8               3.9               2.9  

  Other expenses 17.6 18.5  15.7             15.4             10.4               7.8  

Total operating expenses 73.5 81.3  67.7             73.8             55.0             62.0  

Depreciation 2.2 3.5  2.5               2.9               7.9               5.8  

Interest expenditure 11.2 13.9  12.9             15.8             20.6             24.5  

Margins         

EBITDA margin 26.5 18.7  32.3             26.2             45.0             38.0  

EBIT margin 15.3              4.8              19.5              23.2             37.1             32.2  

Net profit margin            28.1  -109.7  29.2             20.2             16.6               8.9  

Tax rate 38.1 -1470.3  27.0             43.2             28.0             28.0  

         

EPS (INR)              1.9  -7.5  1.8               4.8               5.7               4.3  

P/E (x)                 64.5             54.6             72.0  

ROAE (%)                   3.1               3.9               2.9  

Source: Company, Edelweiss Research 

Management call highlights 

We summarise management’s thought process regarding various facets of business: 

1. Liquidity: The company is well placed on the liquidity front. Its debt repayment 

(ex-DCCDL) over the next year is likely to be ~INR11.7bn while it has a cash 

balance of INR16.3bn. 

2. Office portfolio: Collections against billings stood at 100%. Leasing momentum, 

which had begun to pick up in Feb–Mar 2021 has again dampened in the wake 

of the second wave of covid-19. Management now expects the leasing 

momentum to improve as vaccination progresses and business travel starts. 

Nevertheless, they believe the 12% vacancies in DCCL’s office portfolio may rise 

by 100–200bps by end-FY22.  
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The usual contractual rent escalation of 4–5% did not happen in FY21; on the 

contrary, there was marginal rationalisation of rents in certain projects.  

Meanwhile, the company re-leased 1.9msf in FY21 (1.3msf in FY20) with 37% 

(38%) MTM gains on rents.  

Around 1.6msf space is expected to come up for re-leasing in FY22, out of which 

renewals are expected to be 75–85%.  

The company has engaged advisors for REIT for DCCDL and expects to be REIT-

ready in three–four quarters. 

3. Retail portfolio: Collections against billings stood at 100%. Footfall at malls by 

end-FY21 was 81% of pre-lockdown levels with consumption at ~90% levels 

(owing to higher spend per footfall).  

Overall retail rentals declined to INR2.8bn in FY21, down 46% YoY due to 

lockdown and rental waivers. Management expects it to touch INR3.8–7bn in 

FY22.  

4. Housing business: Management indicated that demand has revived across price 

points (mid-income, luxury, super premium) and geographies. It has taken price 

hikes in independent floors and reduced discounts in Camellias.  

5. Higher revenues lead to profit growth: With revenue recognition commencing 

on the Camellias project, top line rose to INR17.1bn during the quarter (up 1% 

YoY, 11% QoQ).  

6. EBITDA margin, at 26.5%, surged ~780bps YoY, but declined 580bps QoQ. 

Finance charges slid 19% YoY. Adjusted PAT came in at INR4.8bn (up 7% QoQ).   

7. Cost control: DLF managed to reduce overheads by 41% YoY to INR4.6bn in 

FY21. This was achieved through a significant cut in discretionary spends and 

tight control on cash flows. It carried out a zero-based budgeting exercise for 

the first time.  

8. Development business: In its development business, DLF issued possession 

letters for 514 units spanning 1.29msf in Q4FY21 (2,169 units aggregrating 

5.12msf in FY21).   

9. Q4FY21 sales: During the quarter, DLF posted net sales of INR10.6bn (INR10.2bn 

in Q2FY21). FY21 sales stood at INR30.9bn (INR24.9bn in FY20). 

 Net Sales Performance 

Location Q4FY21 Net sales value (INR mn) FY21 Net sales value (INR mn) 

DLF Phase V                                                   3,210                                                  10,070  

Rest of Gurugram                                                   4,840                                                  14,420  

National Devco                                                   2,530                                                    6,360  

Overall                                                 10,580                                                  30,850  

Source: Company, Edelweiss Research 
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 New sales post sharp recovery 

 

Source: Company, Edelweiss Research 

 Bulk of Q4FY21 sales from Rest of Gurugram (ROG) 

 

Source: Company, Edelweiss Research 

 Bulk of FY21 sales from ROG 

 

Source: Company, Edelweiss Research 
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10.  Major contributors to sales 

 Camellias contributed INR3bn to pre-sales during the quarter (12 units sold). 

For FY21, the contribution stood at INR9.3bn (36 units sold). 

 New products (independent floors/plots) worth INR4.6bn sold in Q4FY21 

(INR9.1bn sold in FY21) 

 National Devco clocked sales of INR2.5bn in Q4FY21 (INR6.4bn in FY21).  

11. Unsold inventory: Overall unsold inventory remained flat sequentially at 

~INR60bn. Of this, ~INR40bn is in Phase V (almost entirely in Camellias) 

compared with ~INR41.5bn in Q3FY21, about INR1.4bn in New Gurugram (flat 

QoQ), INR3.8bn in new products and ~INR14.9bn (~INR17.4bn) in National 

Devco. The potential EBITDA from this unsold inventory is about INR33.8bn 

(INR34.9bn).  

 Camellias and National Devco hold most of the unsold inventory 

Project 
Total area 

(msf) 

Area sold till 

date (msf) 

Area sold as 

a % of total 

area 

Sales value 

(INR bn) 

Receivables 

outstanding as on 31 

Mar, 2021 (INR bn) 

Unsold 

inventory (msf) 

Inventory 

(INR bn) 

% of total 

inventory 

Camellias                       3.6                          2.3                  63.9                 62.0                                      7.2                           1.3                  39.8                 66.4  

DLF 5                         -                              -                     40.2                                      1.1                             -                      0.1                   0.1  

New Gurgaon                    18.1                        17.8                  98.3                 99.1                                      5.3                           0.3                    1.4                   2.4  

National Devco                    37.9                        33.3                  87.9               159.9                                      9.0                           4.0                  14.9                 24.9  

New Products                       1.0                          0.7                  70.0                    9.2                                      8.2                             -                      3.8                   6.3  

Total                    60.6                        54.1                  89.3               370.4                                    30.8                           5.6                  60.0               100.0  

Source: Company, Edelweiss Research 

 Camellias makes up ~66% of DLF’s unsold inventory 

 

Source: Company, Edelweiss Research 

 

12.  Projects in DLF: The company is planning to develop ~35msf of projects, which 

are expected to generate INR360–400bn in revenue over the medium to long 

term. The status of these projects is discussed below.  

 Midtown project, Delhi (8msf): The company expects to launch the first 

phase (2msf) of this project in H2FY22.  
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 Hines JV project (3msf-plus): The master planning has been finished and 

excavation has begun.   

 Mid-income housing projects in Gurugram, Chennai and Chandigarh: 

These projects spanning 9msf are planned to be launched in phases, 

commencing H2FY22. 

 Commercial projects: These projects (in Delhi/new Gurugram/DLF Phase V) 

are planned to be launched in phases, commencing H1FY22.  

 Premium housing project: The 10msf projects are planned to be launched 

in phases starting H1FY22.  

 Launch Pipeline Schedule 

Project - Updated for Q4FY21 

Sales 

potential 

(INR bn) 

Total project size 

(msf) 
H1FY22 H2FY22 FY23 FY24 Beyond FY24 

DLF - GIC Residential JV, Central Delhi  ~120-150                        8.0                    -                   2.1                    -                      -                   6.0  

DLF – Hines/ADIA Offices JV, Gurgaon  ~60-70                        3.0                    -                      -                      -                      -                   3.0  

Value Homes, Gurgaon/Tricity  ~45                        9.0                    -                   3.1                 2.1                 3.6                    -    

Commercial, DLF 5/ New Gurgaon/Delhi  ~24                        2.0                 0.5                 0.8                 0.1                 0.6                    -    

NOIDA IT Park  ~20-25                        3.5                    -                      -                   0.3                    -                   3.2  

Premium / Luxury Housing  ~100-105                     10.0                 1.2                 0.6                 3.9                 3.0                    -    

Total  ~360-400                     35.5                 1.7                 6.6                 6.4                 7.2               12.2  

Source: Company, Edelweiss Research 

 

13. DLF has ~INR18.3bn of receivables (net of construction outflows of INR12.5bn). 

14. Cash flow: The company generated net cash flow of INR2.2bn during the quarter 

(INR1.2bn in Q3FY21). This was due to higher collections and rentals, which 

compensated for higher construction and capex/land charges.     
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 Cash flow remains positive in FY21 

Particulars 

(INR mn) 
Q1FY19 Q2FY19 Q3FY19 Q4FY19 Q1FY20 Q2FY20 Q3FY20 Q4FY20 Q1FY21 Q2FY21 Q3FY21 Q4FY21  FY19 FY20 FY21 

Collection 

from sales  

        

8,098  

        

8,540  

        

6,710  

        

8,000  

        

6,324  

        

6,690  

        

6,120  

        

7,050  

        

3,150  

        

5,410  

        

6,450  

        

8,070  
       

31,348  

      

26,184  

      

23,080  

Rentals  1,346  1,330  1,310  1,450  1,040  450         360  660  500  400  480  640   5,436  2,510  2,020  

Sub -Total  9,444  9,870  8,020  9,450  ,364  7,140  6,480  7,710  3,650  5,810  6,930  8,710   36,784  28,694  25,100  

                                 

Outflow                 

Construction  3,950  2,740  2,320  2,350  1,960  2,220  1,850  1,330  720  2,070  2,320  3,940   11,360  7,360  9,050  

Government 

/ Land 

charges 

Government  

        

1,590  

        

1,350  

      

(1,110) 

            

(30) 

          

(450) 

            

(30) 

            

(50) 

           

370  

           

320  

           

160  

           

310  

        

1,230  
         

1,800  

          

(160) 

        

2,020  

Overheads 1,400  1,550  2,350  2,280  2,380  2,260  2,140  1,830  1,350  1,640  1,130  1,430   7,580  8,610  5,550  

Sub -Total 6,940  5,640  3,560  4,600  3,890  4,450  3,940  3,530  2,390  3,870  3,760  6,600   20,740  15,810  16,620  

                                 

Op. CF 

before Int. & 

Tax 

        

2,504  

        

4,230  

        

4,460  

        

4,850  

        

3,474  

        

2,690  

        

2,540  

        

4,180  

        

1,260  

        

1,940  

        

3,170  

        

2,110  
       

16,044  

      

12,884  

        

8,480  

                                 

Fin. ost (net) 2,220  2,210  2,550  2,400  1,940  1,914  1,787  1,950  1,570  1,380  1,280  2,110   9,380  7,591  6,340  

Tax 600  640  580  950   (510)  (332) 358  390   (920)  (70) 80   (3,040)  2,770   (94)  (3,950) 

                 

Op.CF after 

Int. & Tax  

          

(316) 

        

1,380  

        

1,330  

        

1,500  

        

2,044  

        

1,108  

           

395  

        

1,840  

           

610  

           

630  

        

1,810  

        

3,040  
         

3,894  

        

5,387  

        

6,090  

                 

Capex 

outflow / 

Others 

      

(7,230) 

          

(660) 

      

(1,110) 

      

(1,400) 

      

(1,826) 

      

(2,504) 

      

(2,448) 

      

(2,910) 

          

(190) 

          

(360) 

          

(650) 

          

(890) 
     

(10,400) 

      

(9,688) 

      

(2,090) 

                 

Net surplus / 

(shortfall)  

      

(7,546) 

           

720  

           

220  

           

100  

           

218  

      

(1,396) 

      

(2,053) 

      

(1,070) 

           

420  

           

270  

        

1,160  

        

2,150  
       

(6,506) 

      

(4,301) 

        

4,000  

                 

Int. Div. (incl 

TDS) 
            

               

-    

        

2,970  
               -    

           

170  

               

-    

               

-    
                

-    

        

2,970  

           

170  

Interest paid 

to DCCDL 
              

2,000  

               

-    
               -    

               

-    

               

-    

               

-    
                

-    

        

2,000  

               

-    

Net 

surplus/(sho

rtfall) 

            
      

(4,053) 

      

(4,040) 

           

420  

           

100  

        

1,160  

        

2,150  
                

-    

      

(8,093) 

        

3,830  

Source: Company, Edelweiss Research 

15. Camellias: In Camellias, 1.3msf space is still left to be sold, out of total 3.6msf 

area. In terms of units, 12 units were sold in Q4FY21 while 152 units are pending.  

16. DCCDL: DCCDL’s operational portfolio is 34.2msf with occupancy at 89% (91% 

in Q3FY21). It has 4.9msf assets under construction, of which 1.6msf has been 

already pre-leased. 

17. DCCDL performance: DCCDL posted sales of INR12.9bn (INR11.2bn in Q3FY21); 

PAT stood at INR3.3bn (INR2.5bn). Gross leasing stood at ~1.5msf (~1.7msf) 

while net leasing stood at 0.2msf (0.4msf).  

DCCDL posted sales of INR43.9bn in FY21 (INR50.8bn in FY20); PAT stood at 

INR9.1bn (INR13.2bn). Gross leasing stood at ~4.3msf (~4.6msf) while net 

cancellations stood at 0.3msf in FY21 (net leasing of 1.2msf in FY20). 
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18. Rental income: Rental income in DCCDL stood at INR8.4bn (INR8.2bn in 

Q3FY21) while that in DLF (ex-DCCDL) stood at INR640mn (INR480mn).  

Office rentals declined to INR7.1bn (INR7.2bn) while retail rentals improved to 

INR1.3bn (~INR0.94bn in Q3FY21). 

Rental income in DCCDL during FY21 stood at INR30.3bn (INR30.1bn in FY20) 

while that in DLF (ex-DCCDL) stood at ~INR2bn (INR2.5bn).  

Office rentals rose to INR27.5bn in FY21 (INR24.9bn) while retail rentals plunged 

to INR2.8bn (~INR5.1bn). 

 Rental revenues recover; clock 4% QoQ/9% YoY growth 

 

Source: Company, Edelweiss Research 

19. Vacancies in DCCDL rose by ~200bps QoQ in Q4FY21. 

 Healthy re-leasing mark-to-market (MTM) of 37% achieved in FY21 

Particulars FY18 FY19 FY20 FY21 

Completed area (msf) 25.5 26.4 26.4 30.3 

Under construction area (msf) 4.2 3.3 6.6 3.9 

Total area (msf) 29.7 29.7 33.1 34.2 

Occupancy - completed (%) 94% 94% 95% 88% 

New leasing (msf) 1.5 2.1 1.5 1.5 

Re-leasing (msf) 3.1 1.9 1.3 1.9 

Re-leasing MTM (%) 18% 35% 38% 37% 

Source: Company, Edelweiss Research 
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  Re-leasing MTM potential over FY21–23 projected by DLF 

Re-leasing potential FY22 FY23 FY24 

Cyber City, Gurugram     

Exit rental rate (INR/sft) 90 97 100 

Projected re-lease rate (INR/sft) 121 126 129 

Re-leasing MTM potential (%) 34% 30% 29% 

Cyber City, Chennai     

Exit rental rate (INR/sft) 61 60 62 

Projected re-lease rate (INR/sft) 76 80 85 

Re-leasing MTM potential (%) 25% 33% 37% 

Source: Company, Edelweiss Research 

20. Status of various projects in DCCDL: 

 Chennai IT SEZ: Rentals for Block 11 commenced w.e.f. August 2020. The 

~0.3msf Block 12 is at an advanced stage of construction; the company has 

already leased 0.2msf space in this block.  

 DLF Downtown, Gurugram: The work has already started on Phase I near 

Cyber City. Of the total cost of INR6bn, ~INR3.8bn has been incurred till 

date. The company has pre-leased 0.5msf space in the project. 

 DLF Downtown, Chennai: The work is underway on Phase I (two towers 

comprising 2msf space). Of the ~INR8bn cost, INR2.8bn has been incurred 

till date. This phase is expected to be completed by Q2/Q3 CY22. 

In the third tower (1msf), the company has pre-leased 0.77msf space to 

Standard Chartered Bank. It will be completed a year after Phase I. 

 Steady growth in DLF Group's rental portfolio  

 

Source: Company, Edelweiss Research 

21. Debt: Net debt for the DLF Group (ex-DCCDL) declined to INR49bn (INR51bn at 

end-Q3FY21). Net debt in DCCDL rose to ~INR192bn (~INR181bn). 

22. Interest rate reduction: DLF has achieved a 143bps reduction in interest cost 

since Q4FY20 to 8.4%. It targets to reduce borrowing cost by additional 30–

40bps. This has resulted in annual interest savings of ~INR0.8bn.  
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23. Similarly, DCCDL has achieved a 145bps reduction in interest cost since Q4FY20 

to 7.45%. This has resulted in annual interest savings of INR2.7–2.8bn. 

 Healthy leverage levels for DLF group (DLF + DCCDL) 

 

Source: Company, Edelweiss Research 

Note: i) Financials prior to FY16 are as per IGAAP, FY16–18 are as per Ind AS 18 while FY19 

financials are as per Ind AS 115. 

ii) * Net debt for FY18, FY19 and Q3FY20 is combined net debt for Devco and DCCDL. 

iii) **FY19 net worth has negative impact of INR54bn due to Ind AS 115 adoption. 

Outlook and valuation: Launch trajectory key; maintain ‘BUY’ 

DLF is emerging as a key beneficiary of the ongoing sector consolidation (refer to Real 

Estate - The Charge of the Consolidating Brigade). It boasts an attractive rental 

portfolio that is growing steadily despite the pandemic. Besides, the company has a 

revamped balance sheet, which is likely to generate better cash flows, and, thus, it 

is likely to be a key beneficiary of ongoing sector consolidation. We believe the rate 

of liquidation of inventory worth ~INR60bn will be a key trigger for the stock.  

Investors were primarily concerned about the company’s significant exposure to the 

luxury residential segment, which forms bulk of its unsold inventory and wherein 

sales were tepid. However, sales traction in this segment has been improving for the 

past couple of quarters. Besides, the company is increasing exposure to the mid-

income segment and is expected to launch a slew of projects over the next couple 

of years. How DLF performs on the residential sales front is a key variable to watch 

out for.  

We maintain estimates for the merged entity and continue to follow the old AS; our 

cash flow-based value remains unaffected. We recommend ‘BUY/SN’ with a target 

price of INR365, derived from our Sep-22E NAV of INR384 discounted at 5%.  
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 SoTP valuation snapshot 

Particulars Value 

Value of future land bank (INR mn)                                                    8,02,743  

DLF's share in value of rental assets (INR mn)                                                    3,62,088  

Value of Ongoing Projects (INR mn)                                                       53,939  

Less: DLF's share in net debt                                                    2,68,806  

NAV (INR mn)                                                    9,49,963  

NAV Per Share (INR)                                                             384  

Discount to NAV (%)                                                                 5  

Price Target (INR)                                                             365  

Source: Edelweiss Research 

The rationale for a 5% discount to NAV is based on the factors mentioned below. 

 DLF boasts a premium brand and must command an equity investment scarcity 

premium (i.e. limited liquid real estate plays in the Indian equity market). 

 Robust rental portfolio, which lends high visibility to growing rental income. 

 Ability to grow rental portfolio from internal accruals.  

 Lean balance sheet and improving cash flow trajectory. 

 Relative lack of competition in the NCR market. 

These factors contrast with a few negatives. 

 In the post-covid environment, office space demand has been adversely 

impacted; this may strain cash flows somewhat.  

 DLF has a long‐gestation land bank of 187msf (INR24.9bn of new sales in FY20), 

which could take more than two decades to monetise. 

 Around 60% of the company’s total land bank is concentrated in the NCR. If the 

ongoing slowdown in the Gurugram property market protracts, DLF’s growth 

prospects are likely to weaken. 
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Company Description 

DLF, incorporated in 1963, is a north India based real estate developer with presence 

across major markets in India. It is involved in development of various property types 

– residential, commercial and retail. More than 50% of its land bank is located in 

Gurgaon. It has ~30msf of leased rental assets located in key metros across India. 

The company is promoted by Mr. K. P. Singh who has four decades of experience in 

the Indian real estate industry. 

 

Investment Theme 

 DLF boasts of premium brand and equity investment scarcity (i.e., limited real 

estate plays in the Indian equity market that are liquid). 

 Robust rental portfolio which lends high visibility to growing rental income. 

 Ability to grow rental portfolio from internal accruals.  

 Lean balance sheet and improving cash flow generation trajectory. 

 Relative lack of competition in the NCR market. 

 

Key Risks 

 Limited new project roll out with the company already sitting on huge unsold 

inventory. 

 DLF has long-gestation land bank which could take more than 2 decades to be 

monetised. 

 Around 60% of the company’s total land bank is concentrated in NCR, which 

could restrict scale up in operations.  

 Limited presence outside high-end residential space. 
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Additional Data    
Management 

Chairman Rajiv Singh 

CEO Mohit Gujral 

CEO Rajeev Talwar 

CFO Vivek Anand 

Auditor S R Batliboi & Co. 
 

Holdings – Top 10* 
% Holding  % Holding 

Vanguard 0.94 Credit Agricole 0.30 

Blackrock 0.80 Dimentional 0.29 

SBI Funds 0.58 Kotak MF 0.22 

Aditya Birla MF 0.41 UBS 0.21 

Voya 0.37 TT International 0.20 

*Latest public data 

 

Recent Company Research 
Date Title Price Reco 

30-Jan-21 
All-round good showing; Result 
Update 

255 Buy 

01-Nov-20 
Pre-sales rebound, launch pipeline 
stron; Result Update 

158 Buy 

07-Aug-20 
DLF - Result Update Q1FY21 - 
Pandemic pl; Result Update 

143 Buy 

 

 

Recent Sector Research 
Date Name of Co./Sector Title 

03-Jun-21 Real Estate  
Mumbai house registrations fall in 
May ;  Sector Update 

25-May-21 Real Estate  
April 2021: Demand and supply 
weaken;  Sector Update 

19-May-21 Brigade Enterprises  
Stellar pre-sales; leasing recovery 
key;  Result Update 

 

 

Rating Interpretation 

 
Source: Bloomberg, Edelweiss research 

Daily Volume 

 
Source: Bloomberg 

 

 

Rating Distribution: Edelweiss Research Coverage 

 Buy Hold Reduce Total 

Rating Distribution* 167 59 16 243 

 >50bn >10bn and <50bn <10bn Total 

Market Cap (INR)      209 44 3 256 

*1 stocks under review 

Rating Rationale 

Rating Expected absolute returns over 12 months 

Buy: >15% 

Hold: >15% and <-5% 

Reduce: <-5% 
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