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BUY CMP: ₹ 1465 Target: ₹ 1860 (27%)     Target Period:  12  months  

May 7, 2025 

Phoenix Mills (PHOMIL) 
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 On the path of future proofing of assets…   
About the stock: Phoenix Mills (PML) is a leading retail mall developer and 
operator in India. It is into retail-led, mixed-use properties. 

• PML has an operational retail area of ~11.5 msf, spread across 12 
operational malls and plans to reach 18 msf across 17 malls by FY30.  

• It has 3msf/588 keys operational commercial office/hotels and plans to 
reach 7msf/988 keys by FY30. 

Q4FY25 performance: Retail consumption during Q4FY25 grew by 15% YoY at ₹ 
3248 crore with like-to-like (LTL) consumption growth at 8% YoY (~4% YoY ex-new 
malls). Trading Occupancy remained steady at 91% QoQ on an aggregate basis. 
Overall, retail rental income and EBITDA grew by 8% YoY and 11% YoY at ₹ 482 crore 
and ₹ 499 crore respectively for Q4FY25. Consolidated revenues were down 22% YoY 
at ₹ 1016 crore while EBITDA and net profit declined by 11% YoY and 18% YoY at ₹ 
560 crore and ₹ 269 crore respectively. 

Investment Rationale 
• Planned interventions at mature malls reflect wider consumption and 

retail revenue growth: PML reported 15% YoY consumption growth in 
Q4FY25 at ₹ 3248 crore with LTL consumption growth of 8% YoY (although 
excluding three newly commissioned malls, LTL growth was muted at ~4% 
YoY). Planned interventions at Palladium (1 lakh square feet shutdown), 
PMC Bengaluru (55,000 sft closure, 30,000 sft under fit-outs), Pune (couple 
of anchor exits, restaurant churns) and PMC Mumbai (5% area under 
renovation) partly explains the gap between consumption and retail income 
growth for Q4FY25. The management maintains double-digit consumption 
growth for FY26 while all PMCs getting revamped may lead to dip in short 
term trading occupancies. 
 

• New area additions and brand repositioning to future proof long term 
rental income stream: PML is adding incremental area at mature malls (1.7 
lakh square feet at PMC Bengaluru, PMC Mumbai – 50,000 square feet, 
Palladium – 3.5 lakh square feet) over the next two years. It is scaling up its 
retail portfolio from 11.5 msf in FY25 to 14msf/18msf by FY27/FY30. The 
current brand repositioning at existing malls, incremental area additions at 
existing malls (Palladium, PMC Bengaluru) and expansion in newer locations 
(Surat, Kolkata, Coimbatore, Chandigarh, Thane) is likely to future proof its 
revenue stream from retail assets providing the next leg of higher growth 
trajectory. Further, it has also outlined expansion in offices (7msf by FY27 
from 3msf in FY25) and Hotels (988 keys by FY27 from 588 keys in FY25), 
in-line with its diversification strategy within the real estate categories.   

Rating and Target Price 

• PML remains quasi-play on domestic consumption story. 

• We value PML at ₹ 1860 at 50% premium to NAV, and assign BUY rating 
on the stock. 

  

 

Source: Company, ICICI Direct Research 

(₹ Crore) FY23 FY24 FY25 5 yr CAGR (FY20-25) FY26E FY27E 2 yr CAGR (FY25-27E)
Net Sales 2,638                    3,978                    3,814                    14% 4,620                    5,398                    19%
EBITDA 1,519                    2,177                    2,161                    17% 2,630                    3,064                    19%
EBITDA margin (%) 58                          55                          57                          57                          57                          
Adj. Net Profit 730                        1,099                    997                        25% 1,289                    1,517                    23%
Adj. EPS (₹) 87.5                       76.6                       36.7                       45.9                       53.9                       
P/E (x) 20.8                       25.3                       56.5                       43.2                       36.7                       
EV/EBITDA (x) 38.4                       26.7                       27.2                       21.9                       18.6                       
Price / Book (x) 3.3                         2.9                         5.3                         4.7                         4.2                         
RoCE (%) 8.8                         11.4                       10.0                       11.2                       11.6                       
RoE (%) 8.7                         11.6                       9.5                         10.9                       11.3                       

Key Financial Summary 
 

 

Particulars 
 

   

Shareholding pattern 

 
 

Price Chart 

 
 

Recent Event & Key risks Key Financial & Valuation Summary  

() Slowdown in consumption trend 

(ii) Slower commercial leasing 

(iii) Delay in execution of new projects 

Research Analyst Key Financial & Valuation Summary  
Ronald Siyoni 
ronald.siyoni@icicisecurities.com 

  

 Ankit Shah 
ankit.shah1@icicisecurities.com 
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Result Update | Phoenix Mills 

 Performance highlights and Outlook 

• Retail Consumption – Retail consumption during Q4FY25 grew by 15% YoY at 
₹ 3248 crore with like-to-like (LTL) consumption growth at 8% YoY. However, 
excluding three newly commissioned malls, LTL consumption growth was ~4% 
YoY. Category-wise, Jewellery and FEC & Multiplex reported 19% YoY and 12% 
YoY growth in consumption for Q4FY25. Gourmet & Hypermarket and Food & 
Beverages showed 3% YoY and 4% YoY growth in consumption. Overall, retail 
rental income and EBITDA grew by 8% YoY and 11% YoY at ₹ 482 crore and ₹ 
499 crore respectively for Q4FY25. Trading Occupancy improved at Pune - Mall 
of the Millennium (93% Vs 90% in Q3FY25) and Bangalore - Mall of Asia (82% 
Vs 80% in Q3FY25). Overall trading occupancy remained steady at 91% QoQ.  

• Renovation and brand churn - The management attributes the gap between 
consumption growth and retail rental growth to the renovation and brand 
churn being undertaken at the malls. It is revamping 1 lakh square feet of 
courtyard zone at Palladium, Lower Parel, which had an impact of ₹ 40 crore 
in consumption and ₹ 7 crore in retail income in Q4FY25 (₹ 200 crore/₹ 40 crore 
impact in consumption/rental revenues in FY25). Market city Bangalore had 
planned closure of 55,000 square feet and 30,000 square feet under fit-outs, 
which led to 8% QoQ drop in trading Occupancy. MC Pune saw 3% QoQ drop 
in trading occupancy on account of planned exits for couple of anchor stores 
and churn in few restaurants. PMC Mumbai has 5% area under renovation and 
brand churn for repositioning. Consequently, as all PMCs are getting 
revamped, there is likely to be short term dip in trading occupancies. 

• Office business – The commercial segment revenues were up 8% YoY at ₹ 53 
crore while EBITDA was up 10% YoY at ₹ 33 crore for Q4FY25. It achieved 
gross leasing of ~1.9 lakh square feet in the currently operational assets at 
Kurla, Mumbai and Vimanagar, Pune during FY25. It received Occupation 
Certificate (OC) for Phoenix Asia Towers, Bengaluru (GLA of ~0.80 msf) and 
Tower 3, of Millenium Towers, Pune (GLA of ~0.52 msf for Tower 3). Overall, it 
expects material leasing in FY26 in Pune, Bangalore and Chennai to the tune 
of 1.2 to 1.4 msf. 

• Hotel Business – Hotels revenues were up 4% YoY at ₹ 167 crore, while EBITDA 
was up 12% YoY at ₹ 85 crore for Q4FY25. The St. Regis Hotel, Mumbai 
achieved a 11% YoY rise in ARR to ₹ 23542 and 15% YoY rise in RevPAR to ₹ 
21,541 in Q4FY25. The Courtyard by Marriott, Agra reported 4% YoY rise in 
revenues to ₹ 18.8 crore, EBITDA growth of 35% YoY at ₹ 8.6 crore with 
EBITDA margin of 46% Vs 35% in Q4FY24. 

• Residential Business – The residential sales stood at ₹ 77 crore, collections at 
₹ 54 crore with average realisation of ₹ 25,900 psf. It targets to launch tower 
8 & 9 in One Bangalore West and Alipore Kolkata project in Q2 or Q3 of FY26.   

• New business development – It is adding third floor in PMC Bengaluru having 
1.7 lakh square feet which is expected in H2FY26. It is adding 50,000 square 
feet in PMC Mumbai which is expected by end of FY26. At Palladium, 2.5 lakh 
square feet area is being added which would be operational in June this year. 
Rise 1 and Courtyard retail with total area of 4.5 lakh square feet would be 
added over the next two years comprising incremental area of 3.5 lakh square 
feet. It has purchased 136,000 square metres FAR at Lower parel for premium 
payment of ₹ 586 crore which would be utilised in Palladium. 

• Capex – The capex for FY25 was at ~₹ 2600 crore which included ₹ 1600 crore 
towards the acquisition of the Mittal land in Bangalore, Coimbatore and 
Chandigarh, along with FSI purchase at Lower Parel and ₹ 1000 crore 
construction expense.  

• Cash and Debt – The gross debt stood at ~₹ 4400 crore with net debt/EBITDA 
at 1.2x and cost of debt at 8.5% 
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Result Update | Phoenix Mills 

 Exhibit 1: Q4FY25 result snapshot (₹ crore) 

 
Source: Company, ICICI Direct Research 

 

Exhibit 2: Mall-wise consumption and rental income trend 

 

Source: Company, ICICI Direct Research  
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Result Update | Phoenix Mills 

 Exhibit 3: Valuation mix 

 

Source: Company, ICICI Direct Research  
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Result Update | Phoenix Mills 

 Financial summary 

Exhibit 4: Profit and loss statement                                ₹ crore 

 

Source: Company, ICICI Direct Research    

 

Exhibit 5: Cash flow statement                                     ₹ crore 

 

Source: Company, ICICI Direct Research     

Exhibit 6: Balance sheet                                                 ₹ crore 

 

Source: Company, ICICI Direct Research     

 

Exhibit 7: Key ratios 

 

Source: Company, ICICI Direct Research      
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Result Update | Phoenix Mills 

 

 

 

 

 

 

RATING RATIONALE 
ICICI Direct endeavours to provide objective opinions and recommendations. ICICI Direct assigns ratings to 
its stocks according -to their notional target price vs. current market price and then categorizes them as Buy, 
Hold, Reduce and Sell. The performance horizon is two years unless specified and the notional target price is 
defined as the analysts' valuation for a stock 

 

Buy: >15%  

Hold: -5% to 15%; 

Reduce: -15% to -5%; 

Sell: <-15% 

 

 

 

Pankaj Pandey Head – Research pankaj.pandey@icicisecurities.com 

  
ICICI Direct Research Desk, 
ICICI Securities Limited, 
Third Floor, Brillanto House, 
Road No 13, MIDC, 
Andheri (East) 
Mumbai – 400 093 

 

 research@icicidirect.com  
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