
The Myth About 
Consolidation In Real Estate. 

www.liasesforas.com



The myth about consolidation in real estate. 

Methods

Far from consolidation, the supplier ecosystem is broadening 

The standard narrative of most talk shows, media articles, and investor presentations 
suggests the consolidation in the real estate market. The general perception is that the 
demonetization and introduction of RERA and GST compliances have made real estate 
a business of deep pockets. Smaller developers have been or are being acquired by the 
large developers. Thus there is massive consolidation in the market. However, the data 
from Liases Foras shows an entirely di�erent story. 

Since most of the interventions mentioned above were introduced post-2015, Demone-
tisation in 2016, RERA, and GST came into force in 2017; thus, we decided to look at the 
data trends from 2015 from the perspective of the above three questions.

Liases Foras has been tracking the real estate market across 60 cities in India, monitor-
ing active projects' performance in primary marketable supply. At present (as of Dec 
2020), there were 11,620 developers with 17,022 active projects. The de�nition of mar-
ketable supply is that the developers should have unsold inventory for those projects, 
and he is o�ering them for sale in the market. Thus this consists of only primary supply 
and does not include resales or proposed supply.

We have analyzed the consolidation theory from three angles.
1. Is the real estate market witnessing a reduction in the number of developers?

2. Is the contribution of revenue and sales skewed towards the Top 50, 100, 200 devel-
opers?

3. Are supply-side consolidation, joint ventures, and takeovers increasing the supply 
magnitude of large developers, and has this increased their revenue?

Data shows a steady increase in developers' number from 7,876 developers in 2015, 
growing over 50% to 12,249 by 2019. The number of builders has been increasing every 
year, except during CY 2020, which has reduced the number of developers with active 
supply mainly because of the Covid-19 impact. 

Instead of consolidation, the trend suggests that the real estate market has been broad 
basing all these years.
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Total sales value increased, but the share of top builders fell.
The value of the stock sold also shows similar trends. 

The annual value of sales contributed by all the builders show an upward trend. In 
contrast, the percentage share of top builders witnessed a decrease, especially from CY 
2018, which o�ers a broad-based market when smaller developers increase market 
share. 

From 2015 to 2019, the sales value increased by 20%, except during 2020 when the sales 
dropped by 31% due to the Covid 19 impact. 

The share of the top 50 builders oscillated between 27% to 24% from 2015 till 2019 and 
then dropped to 23% during the Covid times in 2020. similarly, the top builders up to 
1000 lost their market share by at least 4% since CY 2018.

Here, the top 50, 100, or 200 developers mean the aggregated revenue of the top 50, 
100, or 200 developers out of the total developers in the respective years.  
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The third perspective also stands true; the data show growth in super large and large 
developers. 

The total number of developers has shown a growth of 48% since 2015. Smaller devel-
opers constitute approximately 80% of the total number of active developers in these 
cities. Interesting to see that despite higher numbers, smaller developers grew 45% 
since 2015.

The growth in numbers of smaller developers was maximum 
except during the Pandemic.  

The increase in the number of super-large and large developers during pandemic times 
suggests amalgamation and joint ventures. But this re�ects growth on the supply side 
that does not infer the consolidation of demand or market. 

The number of super-large and large developers has increased in CY 2020. The number 
of medium and small developers has decreased during CY 2020, while the total number 
of builders also decreased.

The question that raises confusion is that when there are amalgamations, why is the 
number of developers not decreasing?

The answer is that joint ventures or amalgamations are happening at the project’s level 
and not a developer’s level. For example, a Mumbai-based developer, Nirmal Group, 
who had nine marketable projects,  given three of his projects for the development and 
sales to three di�erent developers, namely, L& T Realty, Shapoorji Pallon Ji, and Godrej 
Properties. These projects have shifted from the books of Nirmal to these three develop-
ers’ books, while all four developers existed despite the amalgamation. The Nirmal 
group is still managing six of its projects. Most of the amalgamations are such.   
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When CY 2018 and CY 2019 are compared, the reduction in the value of sales within the 
super large developers and increase in the value of sales in smaller developers indicates 
that the dominance of super large developers in the market share is getting distributed 
to smaller developers.

The average business done by a super large builder has seen the maximum decline of 
39% during the Covid times, although the decrease of revenue of smaller developers 
was lowest, just 19%.   

RERA has acted as enablers and has helped the market to become broad-based. It has 
enabled smaller performing developers to access credit facilities from the �nancial insti-
tution. Our experience working with lenders also suggests similar trends.

The incentives brought to boost a�ordable housing under PMAY have also helped small-
er developers. While large developers launched mega townships, mostly far away in the 
peripheral locations, smaller developers o�ered a�ordable housing in interactive and 
end-usable areas. Their pricing, product mix, and location cater to local needs more 
e�ciently.

India's real estate landscape has been expanding and broad-basing.

The magnitude of developers is categorised based on the supply launched to date.

Value of sales increased for small developers

Commentary
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The housing production in tier 2 and tier 3 cities are growing much faster than in tier 1 
cities. The smaller cities' contribution to the Indian real estate landscape has been 
steadily increasing over the year.

Sales in Tier 1 cities grew 22% between 2015 to 2019; during the same period, sales in 
Tier 2 cities grew 73%, from 59,390 in 2015 to 76,466 units in 2020. 

While Covid 19 has impacted the demand for tier 1 cities, it has bene�ted the smaller 
towns. Work from home/ hometown has triggered the phenomenon of spatial di�usion 
of jobs. The high cost of living, densities, and experience of remote working abilities 
coupled with cost bene�ts suggest that the jobs move to places where people live. 

Tier 2 cities are slated to grow faster with the government's boost for the manufacturing 
sector. The �nance minister committed an infusion of Rs 1.97 lakh crore for the manufac-
turing industry. With the land cost and labor cost being cheaper in tier 2 cities, the manu-
facturing units are more likely to operate from smaller towns, driving smaller towns' 
economic growth. The economic growth in the smaller towns will further boost housing 
production and credit growth to the broader region of the Indian economy.

Rather than consolidation, the landscape of housing is expanding and will continue 
growing. Smaller developers of tier 2 and tier 3 cities will play a signi�cant role in broad-
ening housing and housing �nance in India.

Conclusion

Sales Trends (In Units)
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Liases Foras is an independent real estate research ins e having offices in Mumbai, Bengaluru and New Delhi. Liases Foras was 
founded in 1998 as a non-broking real estate consultancy and has since evolved into a data-focused real estate research lab 
employing over 120 people. Liases Foras tracks and closely examines the health of the real estate sector in over 60 across India, 
including all metro and capital Liases Foras is the official c partner of the Na Housing Bank and has created 
RESIDEX.

About Us
Liases Foras: The Pioneer in Scientific Research in Real Estate

Strategic Partner : information

Data & Coverage

Our database includes 125,000 projects amoun to over 50 billion square feet of real estate space, spread across 60 in India.  
Currently, we are monitoring close to 18,000 on-going projects on a quarterly basis.   
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OUR CLIENTS:

Highest and Best Use 
Feasibility Study
Depend upon our trusted 
site and market analysis to 
iden
development mix that 
results in the highest 
returns.

Urban Planning
Count on our experts to 
prepare detailed city 
development plans and 
financing strategies to 
unlock the poten
urban regions.

Consumer and 
Intermediary Survey
Use our structured field 
research to understand 
the spa a
needs of your consumers.

Product Viability
We will help you ascertain 
feasibility of your project 
and circumvent the risks 
involved in its 
development.

Preparing a Design Brief
We prepar ered 
and financially prudent 
design brief to move the 
project to the drawing 
board and ex

Micro Market Reports
We prepar ered 
and financially prudent 
design brief to move the 
project to the drawing 
board and ex

VALUATION SERVICES

Technical Valua
Highly qualified experts with over 20 years of 
experience, track records and accomplishment form the 
technical team of valua

Retail Valua or home loan
Dedicated chartered surveyor (civil engineers) provide 
retail valua o the leading home loan lenders in 
loca egion, Pune and 
Bengaluru.

P olio Valida t
Liases Foras offers data driven price and micro market 
risk assessment of exis olios of banks HFCs.

Ressex
Ressex, our online data 
interface, provides 
structur o 
day-to-day ques
pertaining to real estate 
markets and projects.

Desktop Valua
Desktop Valua
with comparables, 
is a web based 
valua ool kit 
designed to give 
users the price of a 
property in minutes

Desktop Feasibility 

DF al 
interface backed by 
granular data to 
assess residen
project viability across 

Crystal
Crystal is a valua
workflow system 
designed to streamline 
the inter
between lenders, 
valuators, and 
surveyors through 
automa
devices

Developers Ra
This product uses 
extensive data and 
analysis of on-ground 
performance of over 
10,000 developers 
acr
to help users manage 
lending risks

OPPS
Opps is a data driven 

ool to help 
banks, HFCs and 
financiers iden
poten
and underlying risks 
while lending for home 
loans

Real Estate Market 
Report
Exhaus e report on 
market c
demand-supply 
dynamics, price points 
among scores of other 
parameters
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RESIDEX.

Our database includes 125,000 projects amounting to over 50 billion square feet of real 
estate space, spread across 60 citites in India. Currently, we are monitoring close to 
18,000 on-going projects on a quarterly basis.


