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Release
Belo Horizonte, February 29, 2024.

MRV Engenharia e Participações S.A. (B3: MRVE3), 
the largest real estate developer in Latin America 
presents its results for the fourth quarter of 2023.
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MRV Real Estate
Development
The year of 2023 was marked by the 
significant growth of MRV Real Estate 
Development´s operation, achieving 
important milestones such as a Net Revenue 
of R$ 7.2 billion and Net Pre-Sales totaling 
R$ 8.5 billion (%MRV).

Message from
the Board

Net Revenue:
the highest in MRV history

7.2 billion

increase in average ticket
over the past 2 years

45%

The highest growth in
net pre-sales in the sector in 2023:
an increase of R$ 2.6 billion

45%

growth in gross margin
compared to 4Q22

4.4 p.p.
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Net Pre-sales
MRV Real Estate Development

[R$ million] %MRV

Average ticket
MRV Real Estate Develop. [R$ thousand] %MRV

Gross Margin
MRV Real Estate Development

Net Revenue
MRV Real Estate Development

[R$ million]
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Net Pre-Sales
2022 x 2023

The sales growth of MRV Real Estate 
Development surpassed that of the 

main competitors combined.
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Evolution:
Accumulated Average Ticket (%) x Accumulated INCC-DI

In 4Q23, MRV Real Estate 
Development reported a 4.4 
percentage point improvement in 
reported Gross Margin compared to 
the same period of the previous year.

The large volume of sales was achieved 
with price increases above accumulated 
inflation, which explains the recurrent 
improvement in the Gross Margin of New 
Sales, to levels equivalent to the best 
years of MRV’s operation, confirming the 
success of the Company’s turnaround.

Considering the operation in December 
2023, we are already selling with a Gross 
Margin on New Sales, excluding capitalized 
interest, of 36.5%, which puts us back at 
the top of profitability in the sector.

average prices increase
relative to the INCC
[accumulated from 1Q20 to 4Q23]

gross margin for the new 
sales ex-financial costs

17.4 p.p.

36.5%
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Cash Generation
MRV Real Estate Development [R$ Million]

MRV Real Estate Development reported a Cash 
Generation of R$ 131 million in 4Q23, due to the 
gradual improvement in Gross Margin, coupled with 
the portfolio assignment strategy.

This milestone represents an evolution of R$ 262 
million compared to the previous quarter and R$ 
417 million compared to 4Q22.

With the significant volume of sales 
reported during the year, MRV 
recorded an increase of R$ 1.05 billion 
in Unearned Revenues between 4Q22 
and 4Q23, totaling R$ 2.53 billion. This 
substantial increase is composed of 
sales with a high Gross Margin on New 
Sales, a result of the price increase.
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Housing
Programs

In addition to the strengthening of the Minha Casa, Minha Vida 
Federal Program, various State and Municipal Housing Programs 
have gained relevance. This is extremely positive for MRV, which 
is the only company with the countrywide footprint required to 
benefit from all these programs, which will be an important driver 
to continue reducing the pro-soluto granted to customers.

 Casa Paulista [SP]
 Casa Fácil [PR]
 Bônus Moradia [MS]
 Morar Bem Pernambuco [PE]
 Programa Nossa Casa [ES]
 Ser Família Habitação [MT]
 Amazonas Meu Lar [AM]
 Habita + [RJ]

 Implemented
 Under implementation

+ subsidies
State and municipal policies enabling
increased access to homeownership

per customer
R$ 17 K
Average additional subsidy:
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Net
Pre-Sales

Gross
Margins

Net Debt / 
Equity 

Cash
Generation

MRV Day 2023 
Projections and 
Actual Results

R$ 6.6 - 7.2 B R$ 0 - 200 MM

22 - 24%

54 - 58%

Actual: 7.2 billion Actual: -201 MM

Actual: 22.7%

Actual: 45%

Despite generating cash flow in 4Q23, the projected cash generation 
for the year was not achieved for three reasons:

• The Average Percentage of Completion (POC) for sales 
throughout the year was below the estimated, with a greater than 
planned concentration in launch sales. 

• Beginning of construction phase only after a high pre-sales 
percentage is reached. The aim is to mitigate the initial cash burn 
of projects but it implies a delay in cash generation.

• R$ 100 million in disbursements for land above the Company’s 
expectations, given the current size of the operation, as a result 
from land purchases made prior to 2020.
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BUSINESS CYCLES

6 thousand*

31 thousand*
38 thousand* 40 thousand* 40 thousand*

2008 - 2013 2014-2019 2020-2022 20232007
GROWTH

AND GEOGRAPHIC
EXPANSION

IPO

Consolidation of operations 
and efficiency gains

Investments in expansion

Evolving quality, processes, 
and systems

STABILIZATION
AND PROFITABILITY

HOUSING PLATFORM
+ CONTEXT: 

Covid • Inflation • War

Diversification strategy:

Inflation (Covid +
supply chain disruption)

*Average annual sales in the period

MRV Real Estate Development Gross Pre-Sales • %MRV (units)

OPERATIONAL
TURNAROUND

Gross Margin: 36.6% 
Net Profit: R$ 22 

Cash Generation: (R$ 195) 

Gross Margin: 25.5% 
Net Profit: R$ 831

Cash Generation: (R$ 835)

Gross Margin: 22.7% 
Net Profit: R$ 168 

Cash Generation: (R$ 201)

MRV Real Estate Development
[2023 x 2022]
+ 45% Net Pre-Sales
+ 21% Average Ticket

Gross Margin for the New Sales 
ex-fin. costs = 36.5% Dec/23

Gross Margin: 30.4% 
Net Profit: R$ 2,923 

Cash Generation: (R$ 1,728)

Gross Margin: 31.5% 
Net Profit: R$ 3,845

Cash Generation: R$ 2,472

Net Profit and Cash Generation in R$ million



MRV Real Estate Development Vision:

STRATEGY,
EFFICIENCY, AND FOCUS

35%
Gross Margin

15%
Cash Generation

Cash Generation
1.5 B

Units per year
40 K

Net Revenue
10 B

15%
Net Margin

Net Margin
1.5 B



And we are experiencing

A HISTORICAL
MOMENT.



MRV has just reached the milestone of 500,000 
apartments delivered throughout the country in 
our 45 years of history. A tremendous number 
that multiplies into even larger achievements.

With this, we not only 
reconfigured the concept 
of affordable housing 
but also contributed to 
realizing a true revolution 
in Brazil’s housing.

1.6 million
people who now enjoy improved quality 
of life, opportunities, access to security, 
services, and leisure after receiving the 
keys to an MRV apartment.

We have transformed the lives of more than 

R$ 2 billion
invested in infrastructure

1.5 million
direct and indirect jobs created

keys
delivered



Financial 
Indicators
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Adjusted Net Income
Non-operational and non-recurring effects 
impacted the net result in 4Q23 and 2023:

The completion of MRV’s operational 
turnaround was the main trigger for 
variable compensation in the year. Thus, 
a provision of R$ 38 million was made in 
4Q23 for profit sharing payments.

* Net income adjustment excludes the effects of Equity swap, Marks to Market and non-recurring gains and losses.
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MRV Credit Portfolio Breakdown

Pro Soluto Portfolio Breakdown Dec/23 Sep/23 Dec/22
Chg.Dec/23 

x Sep/23
Chg.Dec/23 x 

Dec/22

Pro Soluto Portfolio 3,568          3,499          2,686          2.0% ↑ 32.9% ↑
After keys 1,737           1,711           1,440           1.5% ↑ 20.6% ↑
Before keys 1,832           1,788           1,246           2.4% ↑ 47.0% ↑

(-) Pro Soluto in Credit Assignment Liability 1,348          1,117          358              20.7% ↑ 277.0% ↑
Pro Soluto Net Portfolio 2,220 2,382 2,328 6.8% ↓ 2.3% ↑

Direct Financing Portfolio Breakdown Dec/23 Sep/23 Dec/22
Chg.Dec/23 

x Sep/23
Chg.Dec/23 x 

Dec/22

Direct Financing Portfolio 1,551          1,131          291              37.2% ↑ 433.4% ↑
After keys 952              732              113              30.1% ↑ 740.8% ↑
Before keys 599              399              178              50.2% ↑ 237.3% ↑

(-) Direct Financing in Credit Assignment Liability 573 276 -               107.6% ↑ -
Direct Financing Net Portfolio 978 855 291 14.4% ↑ 194.0% ↑
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Gross Margin

The budgetary revision of a project, mainly due 
to changes in its scope, required an adjustment 
that affected Urba’s reported gross margin.

This specific review had an impact only in 4Q23. 
For the upcoming quarters, a return to gross 
margin levels higher than 3Q23 is expected.
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Debt

Following the R$ 1 billion follow-on in 3Q23, the 
Company experienced a significant reduction 
in its leverage.

Net Debt, excluding construction financing, 
saw a 39.5% reduction between December 
2023 and the same month of the previous year.

Meanwhile, leverage 
measured by this debt 
relative to LTM EBITDA 
showed a 54.2% 
reduction over the same 
period, decreasing from 
4.11x to 1.89x.
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b. Debt Breakdown
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c. Corporate Risk and Covenants

Debt Covenant
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Net Debt + Lands Payable
Total Equity
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Receivables Covenant

>1.6Receivables+Unearned Gross Sales Revenue+Inventories
Net Debt+Properties Payable+Unearned Costs of Units SoldD
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c. Corporate Risk and Covenants
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Apartment Rental

The strong demand for the rental of properties 
built by Resia continues, confirmed by the 
increasing lease up of launched developments, 
during the stabilization process:

Considering the investment from the Limited Partner in the 
Golden Glades project and the payment for 30% of the Biscayne 
Drive project, both in 4Q23, the operational review’s reported 
cash burn of R$ 103 million was revised to R$ 40 million.

Cash Generation
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Rented units (Accumulated in Dec/2023)

204 units 433 units 390 units 336 units
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Property Sale: 4Q23

In 4Q23 the sale of Biscayne Drive project, 
located in Florida, USA, was concluded at a 
General Sales Value (“PSV”) of US$ 55.2 million, 
Gross Profit of US$ 7.2 million, Cap Rate of 6% 
and Yield on Cost of 6.9%, as follows:

After the property sale, Resia reinvested enough to maintain 
a 30% stake in the Biscayne Drive property, with the 
expectation of selling it in 2025, with an estimated Cap Rate of 
5.75%, which could represent an additional gain of $11 million.
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Property Sale: 2Q23

In 2Q23 the sale of Pine Ridge project, 
located in Florida, USA, was concluded at a 
General Sales Value (“PSV”) of US$ 77 million, 
Gross Profit of US$ 17.1 million, Cap Rate of 
5.6% and Yield on Cost of 7.1%, as follows:

The presented results do not consider the Limited Partner’s return on 
the project and include an Earn-out of US$ 2 million for achieving 
94% occupancy within 12 months of the closing (June 2024).
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NAV Resia:
The valuation of Resia is periodically updated and 
disclosed, using the same asset valuation method 
of the Company (NAV), as done in the acquisition 
proposal approved by the shareholders:

The Internal Rate of Return (IRR) for the investment in 
Resia is 14.1%, considering the 4Q23 NAV. 

US$ 652 million x R$ 4.84
= 3.2 billionThe method used individually evaluates each development, according to its 

condition as described below:

Developments in operation and sold:
(NOI / Cap Rate) - Debt.

• NOI takes vacancy rates, rentals and OPEX rates on the date of evaluation; 

• Cap Rate should be based on real business and public materials on the 
date evaluation.

Developments for rent and construction:
(cash flow discounted from expected NOI on the date of evaluation) – 
(remaining construction costs).
Land Bank:

• Recently Acquired: Book value; 

• If Licensed and Construction Approval: evaluation at market value.Re
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Considers PTAX of 12/31/2023
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b. Debt Breakdown
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Investor Relations
Ricardo Paixão Pinto Rodrigues
Chief Financial and Investor Relations Officer

Augusto Pinto de Moura Andrade
Investor Relations Executive Manager

Phone: +55 (31) 3615-8153
E-mail:  ri@mrv.com.br
Website: ri.mrv.com.br
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The attachments I, II e III below, refer to the result, cash flow 
and balance sheet of the consolidated MRV&CO’s operation.

Attachment IV, in turn, refers only to MRV’s foreign operation 
(MRV US). Amounts are presented in US$ thousands.

Attachments
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Attachment I • Consolidated Income Statement [R$ thousand]
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Attachment I • Consolidated Income Statement [R$ thousand]
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Attachment II • Consolidated Cash Flow Statement [R$ million]
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Attachment II • Consolidated Cash Flow Statement [R$ million]
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Attachment III
Consolidated
Balance Sheet
MRV&CO
[R$ million]
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2

LIABILITIES AND EQUITY Dec/23 Sep/23 Dec/22
Chg. Dec/23 x 

Sep/23
Chg. Dec/23 x 

Dec/22

 CURRENT LIABILITIES 
 Suppliers 724                           688                           895                           5.3% ↑ 19.1% ↓
 Payables for investment aquisition 22                             29                             35                             23.9% ↓ 37.4% ↓
 Derivative Financial Instruments -                                 -                                 213                           - 100.0% ↓
 Loans, financing and debentures 1,366                       1,363                       1,148                       0.2% ↑ 18.9% ↑
 Land Payables 898                           798                           962                           12.6% ↑ 6.6% ↓
 Advances from customers 290                           276                           231                           5.0% ↑ 25.7% ↑
 Payroll and related liabilities 225                           229                           178                           1.9% ↓ 26.1% ↑
 Tax payables 153                           200                           146                           23.2% ↓ 5.1% ↑
 Provision for maintenance of real estate 78                             70                             56                             11.1% ↑ 39.9% ↑
 Deferred tax liabilities 66                             69                             85                             3.8% ↓ 21.8% ↓
 Proposed dividends -                                 -                                 -                                 - -
 Net Capital deficiency liabilities - Investments 483                           487                           421                           0.8% ↓ 14.6% ↑
 Credit assignment liability 391                           386                           248                           1.3% ↑ 57.3% ↑
 Other payables 451                           434                           446                           3.7% ↑ 1.1% ↑
 Total Current Liabilities 5,146                       5,028                       5,064                       2.4% ↑ 1.6% ↑

Loans and financing - Noncurrent Assets held for sale 480                           344                           -                                 39.6% ↑ -

 NONCURRENT LIABILITIES 
 Payables for investment aquisition 14                             10                             21                             39.5% ↑ 33.0% ↓
 Derivative Financial Instruments 43                             48                             163                           10.4% ↓ 73.5% ↓
 Loans, financing and debentures 6,482                       6,334                       6,281                       2.3% ↑ 3.2% ↑
Land Payables 2,521                       2,547                       3,331                       1.0% ↓ 24.3% ↓
Advances from customers 158                           225                           254                           29.6% ↓ 37.5% ↓
Provision for maintenance of real estate 200                           199                           188                           0.9% ↑ 6.6% ↑
Provision for civil, labor, and tax risks 108                           95                             73                             14.4% ↑ 48.9% ↑
Deferred tax liabilities 97                             102                           92                             4.9% ↓ 5.0% ↑

 Credit assignment liability 1,644                       1,046                       109                           57.2% ↑ 1404.7% ↑
Other liabilities 613                           512                           452                           19.6% ↑ 35.6% ↑
Total Noncurrent Liabilities 11,881                    11,118                    10,963                    6.9% ↑ 8.4% ↑

EQUITY
 Equity attributable to Company' Shareholders 6,745                       6,863                       5,827                       1.7% ↓ 15.8% ↑
Noncontrolling Interests 819                           735                           747                           11.5% ↑ 9.7% ↑
Total Equity 7,565                       7,597                       6,574                       0.4% ↓ 15.1% ↑

TOTAL LIABILITIES AND TOTAL EQUITY 25,072                    24,087                    22,601                    4.1% ↑ 10.9% ↑

Attachment III
Consolidated
Balance Sheet
MRV&CO
[R$ million]
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Balance Sheet 
MRV US

Attachment IV • Financial Statements • MRV US [US$ thousands]
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Balance Sheet 
MRV US

Attachment IV • Financial Statements • MRV US [US$ thousands]
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Income Statement• MRV US

Attachment IV • Financial Statements • MRV US [US$ thousands]
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• Banco de Terrenos (Land Bank) – land held in in-
ventory with its estimated PSV (Pre-Sales Value) in 
the future. It is the Company’s land bank and inclu-
des all land already acquired and not with projects 
launched.

• Cash - made up of the balance of cash and cash 
equivalents and financial investments (bonds and 
securities).

• CPC 47 and Percent of Conclusion (POC) - to better 
understand revenue, the Group has adopted the 
CPC 47, effective January 1, 2018 – ‘Contract reve-
nue from Clients’.  Sales revenue is appropriated as 
construction progresses, as the transfer of control 
takes place over time.  As such, the POC method 
has been adopted for each construction project.

Glossary

• Cash Burn - measured by the change in net debt, 
excluding capital increases, purchased shares 
held in treasury and dividend payments, when 
occurred.

• Net Debt: (Gross Debt + Fin. Deriv. Liabil.) – (Total 
Cash + Fin. Deriv. Assets)

• Duration - Average period of time considered for 
the expiration of debt. Takes into consideration 
not only the final expiration of debt, but also the 
flow of payment, principal and interest rates.

• EBITDA - a commonly used indicator to evaluate 
publicly-traded companies, insofar as it repre-
sents the Company’s operational cash flow, in 
other words, how much the Company generates 
from resources only from operational activities, 
without taking into consideration financial effects, 
taxes and depreciation.
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• Construction Financing - total of units 
from projects that had the construction 
financing (PJ) approved by a financial 
institution during the period.

• Financial Cost recorded under COGS 
- interest which in prior period were ca-
pitalized in inventory (property and pro-
jects under construction) and, resulting 
from the sale of units/projects have been 
booked as results, increasing the value of 
‘Real Estate Costs and Services Provided’.

• Inventory at Market Value - equal to the 
PSV of current inventory, only considering 
developments already launched. Does not 
consider land bank.

• FGTS - Severance pay fund for workers 
is a compulsory reserve fund in which 
employees deposit 8% of their monthly 
salary. FGTS resources are administered 
by CEF and they are used as a source of 
funding for low income housing programs 
such as CVA.

• Launches - Occurs when a project is available for sale. 

• Profit per share - basic profit per share is calculated by 
dividing net profit for the quarter by the number of ordinary 
shares issued, by the average quantity of ordinary shared 
available during the period, excluding treasury notes, if 
available.

• LUGGO - MRV&Co start up focusing exclusively on the 
construction of rental real estate, offering a wide range of 
living services and technology, purpose-built to improve the 
customer experience (https://alugue.luggo.com.br/).

• Marketplace - Platform connecting the supply and demand 
for products and services, in other words and online sho-
pping platform.

• Minha Casa Minha Vida (MCMV) - Minha Casa Minha Vida 
Program, known as MCMV, is the Federal Government’s na-
tional housing program to replace the Casa Verde e Ama-
rela (CVA), since February 14, 2023, which aims to reduce 
the Housing Deficit.

• MRV US: MRV-controlled holding, headquartered in the 
USA, holding direct interest in AHS development and indi-
rect interest in AHS residential.

• NAV: Net Asset Value (Valor Líquido dos Ativos).

Glossary
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• Novo Mercado - Special listings on the BOVESPA, with 
a specific, stricter, set of corporate governance rules, 
of which the Company has been a member since July 
23, 2007.

• Physical Swap - system of purchase in which the 
landowner is issued a determined number of units of 
construction to be developed.

• SFH Resources - Housing Finance System (SFH) re-
sources are borne from the FGTS (severance pay fund) 
and deposits taken from savings accounts (SBPE). 

• Resia - Developer based in the United States, control-
led by MRV (https://www.liveresia.com/). 

• Real estate sales results to be appropriated - genera-
ted from the sum of pre-sales contracts, referring to 
projects under construction and its respective costs to 
be incurred.

• ROE - Return on Equity is defined by the quotient bet-
ween net income to the average shareholder´s equity.

• SBPE - Brazilian System of Savings and Loans – bank 
financing based on savings accounts.

• URBA - allotment development Company con-
trolled by MRV (https://vivaurba.com.br/).

• Finished Units - finished units, registered after 
construction has finished.

• Produced Units - units produced over the evolu-
tion of construction, equivalent construction.

• Transferred Units - quantity of individuals who 
have signed a mortgage with a financial institu-
tion for the period.

• Net Contract Sales - gross contracted sales 
minus cancellations for the period.

• VSO - Sales on offer, is an indicator used to 
analyze real estate offering. Its main role is to 
represent the percentage of units sold in rela-
tion to the total of units available for the period.

• Net VSO - Net sales / (initial stock for period + 
launches for period)

• PSV Launched - equals the total number of 
units launched, multiplied by the average esti-
mated sale price of units.

Glossary
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This presentation contains forward-looking statements relating to the prospects 
of the business, estimates for operating and financial results, and those related 
to growth prospects of MRV. These are mere projections and, as such, are based 
exclusively on the Management’s expectations about the future of the business.
These expectations are highly dependent upon required approvals and licenses 
for projects, market conditions, performance of the Brazilian economy, the 
sector and international markets and, therefore, are subject to changes without 
prior notice.

This performance report includes accounting data and non-accounting data 
such as operating and financial results and outlooks based on the expectations 
of the Board of Directors. The non-accounting data such as values and units 
of Launches, Pre-Sales, amounts related to the housing, Inventory at Market 
Value, Land bank, Unearned Results, cash disbursement and Guidance were not 
subject to review by the Company’s independent auditors. 

Disclaimer
The EBITDA, in this report, represents the net income before income 
tax and social contribution, net financial result, financial costs 
recorded under cost of goods sold, depreciation, amortization and 
minority interest. MRV believes that the reversion of the adjustment 
to present value of receivables from units sold and not yet delivered 
that is recorded as gross operating revenue is part of our operating 
activities and therefore, we do not exclude these revenues from 
EBITDA’s calculation. EBITDA is not a Brazilian GAAP and IFRS 
measure and should not be considered in isolation and should 
not be considered an alternative to net income, as an indicator of 
our operating performance or cash flows or as a measure of our 
liquidity. Because the calculation of EBITDA does not take into 
consideration income tax and social contribution, net financial result, 
financial charges recorded under cost of goods sold, depreciation, 
amortization and minority interest, EBITDA is an indicator of MRV 
general economic performance which is not affected by changes in 
interest rates, income tax and social contribution rates and rates of 
depreciation and amortization. Because EBITDA does not consider 
certain costs related to our business which could materially affect our 
profits, such as financial result, taxes, depreciation, amortization and 
capital expenditures, among others, EBITDA is subject to limitations 
that impair its use as a measure of our profitability.
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In compliance with CVM Resolution No. 162/22, we hereby 
inform that our independent auditors, Ernst & Young 
Auditores Independentes (“EY”), provided comfort letter 
issuance services in addition to external audit services during 
the year 2023. The Company’s policy in engaging the services 
of independent auditors ensures that there is no conflict of 
interest, loss of independence, or objectivity.

MRV Engenharia e Participações S.A. is the largest Brazilian 
real estate developer and homebuilder in the lower-income 
segment, with more than 44 years of experience, active in 
22 Brazilian states including the Federal District. Since the 
beginning of 2020, the company also operates in the United 
States through Resia, with presence in 06 macro-regions. MRV 
is listed on the Novo Mercado - B3 under the ticker MRVE3 and 
is included, among others, in the theoretical portfolio IBOV.

Relationship with 
Independent
Auditors

About MRV&CO


