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DLF 
Building scale in annuity; execution focus in residential 

Pre-sales in 1QFY26 was led by Privana North. KTAs from earnings call: (i) 
Management expects to comfortably reach FY26 pre-sales guidance of Rs200-
220bn; (ii) Expect mid-teen growth in annuity revenue in medium term led by 
7-8% LTL growth and annuity pipeline of 28msf (~46msf operational); expect 
exit rentals (FY26-end) of Rs67bn; (iii) Further launches seem to be skewed 
towards FY26-end with Goa awaiting approvals and Dahlias Phase-2 expected 
in Mar-Apr’26. Expect IREO and MMR Phase 2 launch (>1msf) in FY27; (iv) 
Whilst Delhi NCR remains core focus, DLF will continue to expand in current 
markets, especially MMR given the opportunity; not looking to add other 
markets. Focus on strengthening RentCo portfolio (hedging risk of RRE 
downturn), whilst execution, cash flow and margins remain focus for DevCo. 
Amid largely in-line results, we keep our estimates unchanged. Amid roll-
forward, TP of Rs930 (Rs925 earlier) implies 5.1x 1-yr fwd P/B. Risk: Gurugram 
oversupply. 

KTAs from earnings call: 

▪ RentCo: Occupancy for the ~46msf of operational DCCDL portfolio stood at 
94%/96% in terms of volume/value. Exit rental expected for overall annuity 
portfolio in FY26 remains at Rs67bn (FY26-end). Total annuity pipeline stands at 
~28msf of which further 5msf is expected to be completed in the remainder of 
FY26. Expect gross leasing of ~10msf across office and retail assets in FY26. 
Management expects mid-teen growth in rentals led by 7-8% LTL growth and 
remaining led by asset additions. Expect construction spends of Rs50bn each in 
FY26 and FY27 for the annuity portfolio. Debt for the DCCDL business stood at 
~Rs170bn, implying 3.2x net debt to EBITDA. 

▪ DevCo: Management continued to highlight their expectation of Rs200-220bn of 
pre-sales in FY26 and their confidence in achieving the same. Focus remains on 
timely and quality execution of the existing launch pipeline for the RentCo business. 
Management expects to incur ~Rs32bn of construction cost in FY26 in DevCo. 
Management remains bullish on the MMR market and will continue to expand here 
in medium term. Net cash stood at Rs80bn for the DevCo business. 

▪ Launch pipeline: Management highlighted that: (i) Dahlias Phase 2 will be in 
Mar-Apr of 2026. Note that sales in Dahlias will continue prior to re-launch; (ii) 
MMR Phase 2 (Westpark, >1msf) and IREO launch will be in FY27; (iii) Goa launch 
is awaiting approval. It was initially expected to be launched in FY26; and (iv) Next 
phase on One Mid-Town will be at least 2 years from now. 

▪ Outlook: Management continued to highlight that their core focus will remain 
Delhi NCR, whilst they will continue to grow in other markets that they are present 
in; not looking to add new markets as of now. They highlighted their focus on 
embedded margins (~45% guided on a portfolio level) and free cash flow 
generation along with execution vs chasing pre-sales growth. 

Where do we go from here? 

DLF’s focus on 3Ls, leadership, luxury and legacy, drove outperformance over FY21-
25 (62% pre-sales CAGR). With planned launches valued >₹1.1trn (45% already 
launched), margins should exceed peers’ given legacy land. NCR leadership drove debt 
reduction given market buoyancy; DLF will maintain net cash position it achieved at 
FY25-end (DevCo business). Further, the Andheri project marked DLF’s foray into the 
opportune MMR market, providing headroom for further growth. 

Despite Gurgaon residential oversupply, DCCDL (DLF stake: 66.66%) with annuity 
portfolio generating sustainable cash flows (~₹57bn FY26 EBITDA) offers warranted 
portfolio hedge. One-year TP of ₹930 (Rs925 earlier) values DLF at 5.1x 1-yr fwd P/B; 
continued sales momentum for ultra-luxury Dahlias and upcoming launches from land 
bank will drive rerating. 
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Stock Performance (%) 

 1M 3M 12M YTD 

Absolute (6.6) 12.6 (3.6) (5.3) 

Rel. to Sensex (3.3) 12.7 (6.1) (8.6) 

Source: ICE, Ambit Capital research 

 
 
Ambit Estimates (Rs mn) 

 FY25  FY26E FY27E 

Revenue 79,937 100,781 108,946 

EBITDA 21,086 37,993 41,482 

EPS (basic) (Rs) 17.6 21 24 

Source: Ambit Capital research, Company 
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Amid 2x PAT growth (FY25-30E), DLF remains a long-term mid-teen compounding 
story. Key risks: Oversupply in Gurugram, failure to foray into MMR market and limited 
execution capabilities and bandwidth. 

 

Exhibit 1: Consolidated quarterly snapshot 

Rs mn 1QFY26 1QFY25 YoY 4QFY25 QoQ(%) 1QFY26E Divergence (%) 

Pre-sales (Rs mn)  114,250   78,660  45%  20,350  461%  120,000  -5% 

Revenue from operations  27,167   13,624  99%  31,276  -13%  25,195  8% 

 COGS   19,483   6,617  194%  16,516  18%  10,845  80% 

 Employee expenses   1,444   1,641  -12%  1,290  12%  1,657  -13% 

 Other expenses   2,599   3,080  -16%  3,690  -30%  3,194  -19% 

 EBITDA   3,642   2,286  nmf  9,780  -63%  9,498  -62% 

 Depreciation   345   373  -8%  369  -7%  403  -14% 

 EBIT   3,297   1,913  72%  9,411  -65%  9,095  -64% 

 Finance costs   786   1,012  -22%  1,086  -28%  982  -20% 

 Other Income   2,642   3,675  -28%  2,202  20%  2,581  2% 

 Profit before tax   5,153   4,576  13%  10,527  -51%  10,694  -52% 

 Exceptional item   -   -     -     -    

 Tax   1,332   1,183  13%  1,813  -27%  2,686  -50% 

 Profit After Tax   3,821   3,393  13%  8,714  -56%  8,007  -52% 

 Share of profit of Associate company   3,806   3,054  25%  4,108  -7%  5,017  -24% 

 APAT   7,627   6,447  18%  12,822  -41%  13,024  -41% 

 EPS   3   3  19%  5  -41%  5  -41% 

 Employee expenses (% of revenue)  5% 12%  (673) 4% 119 7% -19% 

 Other Expenses (% of revenue)  10% 23%  (1,304) 12% -223 13% -25% 

 EBITDA margin (%)  13% 17%  (338) 31%  (1,787) 38% -64% 

 Profit before tax (%)  19% 34%  (1,462) 34%  (1,469) 42% -55% 

 Tax rate (% of PBT)  26% 26%  (1) 17%  863  25% 3% 

 PAT (%)  14% 25%  (1,084) 28%  (1,380) 32% -56% 

Source: Company, Ambit Capital research 

 

Exhibit 2: Change in estimates 

Rs mn 
 New estimates   Old estimates   Change (%)  

 FY26E   FY27E   FY26E   FY27E   FY26E   FY27E  

Rating BUY  BUY  UNCHANGED 

TP (Rs) 930  925  1%   

Revenue 100,781 108,946 100,781 108,946 0% 0% 

 - Pre-sales (msf) 7.1 7.1 7.1 7.1 0% 0% 

 - Pre-sales (Rs bn) 223 225 223 225 0% 0% 

EBITDA 37,993 41,482 37,993 41,482 0% 0% 

EBITDA margin (%) 37.7% 38.1% 37.7% 38.1%  0bps   0bps  

PBT 42,775 46,311 42,775 46,311 0% 0% 

PAT 52,097 58,759 52,097 58,759 0% 0% 

EPS (Rs) 21.0 23.7 21 23.7 0% 0% 

Source: Company, Ambit Capital research 
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DLF (DLFU IN, BUY) 
 

 

We use the NAV methodology, DCF (for annuity and residential 
portfolio) and EV/EBITDA (for the small hospitality and other 
portfolio) to arrive at our SOTP valuation for DLF. 

We assume CoE of 13% and a target debt ratio of 40%, resulting in 
WACC of 11%. 
 

 
Oversupply in the Gurugram region. 

Executional bandwidth limiting potential development. 
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Financials - CONSOLIDATED 
Income statement 

Year to March (Rs mn) FY24  FY25  FY26E FY27E FY28E 

Revenue 64,270 79,937 100,781 108,946 111,709 

-growth (Rev) 12.9% 24.4% 26.1% 8.1% 2.5% 

Cost of goods sold 27,938 41,316 43,382 45,984 50,583 

Gross profit 36,332 38,621 57,399 62,962 61,126 

Gross profit growth 11.4% 6.3% 48.6% 9.7% (2.9%) 

Employee expenses 5,460 5,920 6,630 7,426 8,317 

Other expenses 9,637 11,615 12,776 14,054 15,459 

EBITDA 21,236 21,086 37,993 41,482 37,350 

-growth (EBITDA) 23.0% (0.7%) 80.2% 9.2% (10.0%) 

Depreciation 1,480 1,507 1,612 1,725 1,846 

EBIT 19,757 19,580 36,381 39,757 35,504 

-growth (EBIT) 25.3% (0.9%) 85.8% 9.3% (10.7%) 

Other income 5,313 10,022 10,323 10,633 10,952 

EBIT (including other income) 25,070 29,602 46,704 50,390 46,456 

Finance costs 3,565 3,972 3,929 4,079 4,229 

Share of profit/loss of associates and JVs 10,931 16,723 20,068 24,081 28,898 

Exceptional items - 3,024 - - - 

Profit before tax 21,505 22,606 42,775 46,311 42,227 

Profit before tax (adjusted) 21,505 25,630 42,775 46,311 42,227 

-growth (PBT) 43.1% 19.2% 66.9% 8.3% (8.8%) 

Tax 5,201 (4,339) 10,745 11,633 10,607 

PAT 27,235 43,668 52,097 58,759 60,517 

Profit after tax (adjusted) 27,235 46,692 52,097 58,759 60,517 

-growth (PAT) 33.9% 60.3% 19.3% 12.8% 3.0% 

Consolidated profit after tax 27,298 43,563 52,097 58,759 60,517 

-growth (CPAT) 33.9% 60.3% 19.3% 12.8% 3.0% 

EPS (basic) (Rs) 11.0 17.6 21 24 24 

EPS (diluted) 11.0 17.6 21 24 24 

Source: Ambit Capital research, Company 
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Balance sheet 

Year to March (Rs mn) FY24  FY25  FY26E FY27E FY28E 

Property, plant and equipment 6,908 7,213 35,601 63,876 92,030 

Capital work in progress 681 771 1,771 2,771 3,771 

Goodwill 9,443 9,443 9,443 9,443 9,443 

Other intangible assets 2,219 1,302 1,302 1,302 1,302 

Total fixed assets 39,507 35,880 65,268 94,543 123,697 

Non-current investments 201,377 213,217 213,217 213,217 213,217 

Deferred tax assets (net) 11,935 33,604 33,604 33,604 33,604 

Total non-current assets 602,624 694,754 743,910 841,986 1,002,827 

Inventories 211,541 246,215 261,779 309,186 361,212 

Current investments 32,749 10,317 10,317 10,317 10,317 

Trade receviables 5,381 8,022 8,022 8,022 8,022 

Cash and cash equivalents 43,843 43,381 47,584 68,978 148,639 

Other current assets 56,291 104,118 104,118 104,118 104,118 

Total current assets 349,805 412,053 431,821 500,622 632,308 

Total assets 602,624 694,754 743,910 841,986 1,002,827 

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

Other equity 389,358 420,552 434,295 444,911 451,749 

Minority interest 8.0 - - - - 

Total equity 394,316 425,502 439,246 449,862 456,699 

Long-term borrowings 24,390 16,721 18,221 19,721 21,221 

Deferred payment liabilties 27,902 15,148 15,148 15,148 15,148 

Long-term provisions 540 529 529 529 529 

Deferred tax liabilities (net) 27,902 15,148 15,148 15,148 15,148 

Lease liabilities 2,280 2,386 2,386 2,386 2,386 

Other non-current liabilities 1,347 1,233 1,233 1,233 1,233 

Total non-current liabilities 66,897 46,922 48,422 49,922 51,422 

Short-term borrowings 21,597 21,820 21,820 21,820 21,820 

Trade payables 17,878 22,610 22,610 22,610 22,610 

Lease liabilities 71 102 102 102 102 

Other current liabilities 101,072 174,615 208,527 294,487 446,990 

Short term provisions 747 2,855 2,855 2,855 2,855 

Total current liabilities 141,366 222,001 255,914 341,874 494,377 

Total liabilities 208,263 268,923 304,335 391,796 545,799 

Total equity and liabilities 602,624 694,754 743,910 841,986 1,002,827 

Source: Ambit Capital research, Company 

 

 

U-1

U-1

U-1

U-1

U-1

U-1

U-1

U-1

U-1

U-1



 

AMBIT INSIGHTS 
 

August 06, 2025 Ambit Capital Pvt. Ltd. Page 6 

 

Cash flow statement 

Year to March (Rs mn) FY24  FY25  FY26E FY27E FY28E 

Profit before tax 21,505 22,606 42,775 46,311 42,227 

Depreciation 1,480 1,507 1,612 1,725 1,846 

Interest income (4,070) (8,358) (10,323) (10,633) (10,952) 

Interest expense 3,565 3,972 3,929 4,079 4,229 

Other items (2,427) 1,593 - - - 

Working capital changes 7,908 32,251 18,348 38,553 100,477 

Taxes (2,572) (1,219) (10,745) (11,633) (10,607) 

Cash flow from operations 25,388 52,352 45,596 68,402 127,220 

(Net) capital expenditure 6,276 (953) (31,000) (31,000) (31,000) 

Acq./(disp.) of Investments  2,732 7,515 - - - 

Interest/dividend Received 7,634 16,019 - - - 

Other items  (31,929) (58,011) 10,323 10,633 10,952 

Cash flow from investments (15,287) (35,431) (20,677) (20,367) (20,048) 

Net short-term borrowings 770 (7,510) - - - 

Net long-term borrowings 13,811 (295) 2,000 2,000 2,000 

Interest paid (2,914) (3,843) (3,929) (4,079) (4,229) 

Dividends paid (9,869) (12,377) (15,629) (20,566) (21,181) 

Other items (33) - (3,157) (3,996) (4,101) 

Cash flow from financing 1,766 (24,025) (20,715) (26,641) (27,511) 

Opening cash balance 22,747 14,619 7,516 11,719 33,114 

Net change in cash 11,867 (7,103) 4,203 21,394 79,661 

Closing cash balance 43,843 7,516 11,719 33,114 112,774 

Free cash flow to firm 31,664 51,399 14,596 37,402 96,220 

Free cash flow to equity 14,168 55,362 8,667 31,323 89,991 

Source: Ambit Capital research, Company 

Preferred Ratios 

Year to March (Rs mn) FY24  FY25  FY26E FY27E FY28E 

Gross margin 56.5% 48.3% 57.0% 57.8% 54.7% 

EBITDA margin 33.0% 26.4% 37.7% 38.1% 33.4% 

EBIT margin 30.7% 24.5% 36.1% 36.5% 31.8% 

Net profit margin 42.4% 54.6% 51.7% 53.9% 54.2% 

Net debt/equity - - - (0.1) (0.2) 

Source: Ambit Capital research, Company 

Ratio analysis 

Year to March (Rs mn) FY24  FY25  FY26E FY27E FY28E 

Gross margin 56.5% 48.3% 57.0% 57.8% 54.7% 

EBITDA margin 33.0% 26.4% 37.7% 38.1% 33.4% 

EBIT margin 30.7% 24.5% 36.1% 36.5% 31.8% 

Net profit margin 42.4% 54.6% 51.7% 53.9% 54.2% 

Net debt/equity - - - (0.1) (0.2) 

Net debt/EBITDA 0.1 (0.2) (0.2) (0.7) (2.8) 

Cash conversion days 3.7 3.5 2.9 3.1 3.5 

Inventory days 3.3 3.1 2.6 2.8 3.2 

Receivable days 0.1 0.1 0.1 0.1 0.1 

Payable days 0.3 0.3 0.2 0.2 0.2 

pre-tax CFO/EBITDA 132% 254% 148% 193% 369% 

pre-tax RoCE 4.7% 4.3% 7.7% 8.2% 7.2% 

post-tax RoCE 3.5% 6.1% 5.8% 6.1% 5.4% 

ROE (%) 6.9% 10.3% 11.9% 13.1% 13.3% 

Source: Ambit Capital research, Company 
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 Institutional Equities Team 
Research Analysts   

Name Industry Sectors Desk-Phone E-mail 

Ashwin Mehta, CFA - Head of Research Technology (022) 66233295 ashwin.mehta@ambit.co 

Achal Shah Oil & Gas (022) 66233194 achal.shah@ambit.co 

Amey Dargude Mid-Caps  (022) 66233225 amey.dargude@ambit.co 

Aryan Garodia Consumer Discretionary / Consumer Staples (022) 66233271 aryan.garodia@ambit.co 

Bharat Arora, CFA Strategy (022) 66233278 bharat.arora@ambit.co 

Charvin Gandhi Forensic Accounting / ESG / Strategy (022) 66233149 charvin.gandh@ambit.co 

Dhruv Aggarwal Metals & Mining / Cement / Power / Utilities (022) 66233246 dhruv.aggarwal@ambit.co 

Dhruv Jain Mid-Caps / Logistics / Consumer Durables (022) 66233177 dhruv.jain@ambit.co 

Eashaan Nair Economy / Strategy (022) 66233033 eashaan.nair@ambit.co 

Jaiveer Shekhawat, CFA Mid/Small-Caps (022) 66233021 jaiveer.shekhawat@ambit.co 

Jay Negandhi Capital Goods (022) 66233222 jay.negandhi@ambit.co 

Jignesh Shial Banking / Financial Services (022) 66233206 jignesh.shial@ambit.co 

Karan Khanna, CFA Mid/Small-Caps / Hotels / Real Estate / Aviation (022) 66233251 karan.khanna@ambit.co 

Kumar Saumya Chemicals (022) 66233242 kumar.saumya@ambit.co 

Kaushal Mohata Technology (022) 66233029 kaushal.mohata@ambit.co 

Moez Chandani Technology (022) 66233299 moez.chandani@ambit.co 

Moksh Mehta Technology (022) 66233101 moksh.mehta@ambit.co 

Neeraj Makhijani, CFA Strategy (022) 66233272 neeraj.makhijani@ambit.co 

Parth Majithia Forensic Accounting / ESG / Strategy (022) 66233149 parth.majithia@ambit.co 

Prakhar Porwal Metals & Mining / Cement / Power / Utilities (022) 66233246 prakhar.porwal@ambit.co 

Pranav Chawla Healthcare (022) 66233062 pranav.chawla@ambit.co 

Pratik Matkar Banking / Financial Services (022) 66233107 pratik.matkar@ambit.co 

Prashant Nair, CFA Healthcare  (022) 66233171 prashant.nair@ambit.co 

Raghav Garg, CFA Banking / Financial Services (022) 66233206 raghav.garg@ambit.co 

Raghvendra Goyal Automobile & Automobile Components (022) 66233257 raghvendra.goyal@ambit.co 

Ronak Soni Consumer Staples / Consumer Discretionary (022) 66233009 ronak.soni@ambit.co 

Rushin Shah Forensic Accounting / ESG / Strategy (022) 66233229 rushin.shah@ambit.co 

Samarth Agrawal Real Estate/Hotels (022) 66233251 samarth.agrawal@ambit.co 

Sameer Thakur Capital Goods (022) 66233010 sameer.thakur@ambit.co 

Sanket Gharat Consumer Staples / Consumer Discretionary (022) 66233012 sanket.gharat@ambit.co 

Sarthak Sancheti Metals & Mining / Cement / Power / Utilities (022) 66233246 sarthak.sancheti@ambit.co 

Sanil Jain Chemicals (022) 66233145 sanil.jain@ambit.co 

Satyadeep Jain, CFA Metals & Mining / Cement / Power / Utilities (022) 66233246 satyadeep.jain@ambit.co 

Shamit Ashar Mid/Small-Caps / Aviation (022) 66233201 shamit.ashar@ambit.co 

Shubham Sandeep Gupta Media / Telecom / Oil & Gas (022) 66233209 shubhamsandeep.gupta@ambit.co 

Supratim Datta Banking / Insurance (022) 66233252 supratim.datta@ambit.co 

Swayamsiddha Panda Economy / Strategy (022) 66233247 swayamsiddha.panda@ambit.co 

Tushar Narwal Banking / Insurance (022) 66233183 tushar.narwal@ambit.co 

Videesha Sheth Consumer Discretionary / Consumer Staples (022) 66233264 videesha.sheth@ambit.co 

Vinit Powle Forensic Accounting / ESG / Strategy (022) 66233149 vinit.powle@ambit.co 

Viraj Sanghvi Automobile & Automobile Components (022) 66233212 viraj.sanghvi@ambit.co 

Vivekanand Subbaraman, CFA Media / Telecom / Oil & Gas (022) 66233261 vivekanand.s@ambit.co 

Yash Jain Mid-Caps / Logistics / Consumer Durables (022) 66233053 yash.jain@ambit.co 

Yogesh Toshaniwal Banking / Financial Services (022) 66233206 yogesh.toshaniwal@ambit.co 
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Sujay Kamath – MD  India / APAC / US / EU (022) 66233127 sujay.kamath@ambit.co 

Pranav Modi  India (022) 66233102 pranav.modi@ambit.co 

Bhavin Shah India (022) 66233186 bhavin.shah@ambit.co 

Dharmen Shah India / Asia (022) 66233289 dharmen.shah@ambit.co 

Pranav Verma Asia / India/ ME (022) 66233214 pranav.verma@ambit.co 

Anuj Jain India (022) 66233008 anuj.jain@ambit.co 

Manvi Jain India / Australia (022) 66233018 manvi.jain@ambit.co 

Yusuf Inamdar India (022) 66233121 yusuf.inamdar@ambit.co 

Dhruv Srivastava India (022) 66233050 dhruv.srivastava@ambit.co 

Singapore     

Pooja Narayanan APAC / ME +65 98003170 pooja.narayanan@ambit.co 

Kushagr Parashar APAC / ME +65 91311879 kushagr.parashar@ambit.co 
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Sajid Merchant Production (022) 66233247 sajid.merchant@ambit.co 

Sharoz G Hussain Production (022) 66233183 sharoz.hussain@ambit.co 

Jestin George Editor (022) 66233272 jestin.george@ambit.co 

Richard Mugutmal Editor (022) 66233273 richard.mugutmal@ambit.co 

Nikhil Pillai Database (022) 66233265 nikhil.pillai@ambit.co 

Amit Tembhurnikar, CQF Database (022) 66233265 amit.tembhurnikar@ambit.co 
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DLF (DLFU IN, BUY) 

 

Source: ICE, Ambit Capital research 
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Note: At certain times the Rating may not be in sync with the description above as the stock prices can be volatile and analysts can take time to react to development. 
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▪ All or substantially all of Ambit Capital's assets may be situated outside of Canada. 
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Explanation of Investment Rating - Our target prices are with a 12-month perspective. Returns stated are our internal benchmark 
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reliable and accurate. However, it has not been prepared in accordance with legal requirements designed to promote the independence of investment research. It has also not been independently 
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▪ The value of any investment made at your discretion based on this Report, or income therefrom, maybe affected by changes in economic, financial and/or political factors and may go down as well as 
go up and you may not get back the original amount invested. Some securities and/or investments involve substantial risk and are not suitable for all investors. 
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Additional Disclaimer for U.S. Persons 

RULE 15a-6 ARRANGEMENT WITH DAIWA 

This publication may be furnished to recipients in the United States directly by Ambit Capital and in certain cases indirectly by Daiwa Capital Markets America Inc. (“DCMA”), a U.S. Securities and Exchange 
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Analyst(s) Certification 

▪ The analyst(s) authoring this research report hereby certifies that the views expressed in this research report accurately reflect such research analyst's personal views about the subject securities and 
issuers and that no part of his or her compensation was, is, or will be directly or indirectly related to the specific recommendations or views contained in the research report. 
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Additional information and disclaimer 
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