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The Bengaluru Dispersal
What Happens When Luxury Arrives Without a Centre

The Central Thesis

Bengaluru leads South India on the principal wealth-creation indicators examined in this report. It is also, measured on the two
indicators where both cities are published on one methodology — homes above 10 crore and branded hotel rate — the smaller
luxury market. Both statements are true, and the distance between them is the subject of this report.

Bengaluru'’s luxury infrastructure is not absent. It is arriving — faster than Hyderabad’s, from more houses, at higher levels of
committed capital — and it is arriving in three unconnected places at once, in the second most congested city in the world, while
the wealth that would use it migrates to a fourth location that has none of it.

This report calls that condition The Bengaluru Dispersal™. It is the counterpart to The Hyderabad Paradox™
established in Report I, and the pair describe two different failure modes within a single framework. Hyderabad’s problem is
absence. Bengaluru’s problem is dispersal. Absence is solved by one actor with capital. Dispersal is solved only by a decision
about where the centre is — and in Bengaluru no party currently holds both the capital and the standing to make it.

Three Numbers That Define the Finding

YA 1.4 vs 1.8 THREE

Hyderabad’s lead in 10 crore-plus Bengaluru'’s Luxury Infrastructure Gap™ unconnected luxury nodes

home sales by value, FY2026 against Hyderabad’s, same method across 35 kilometres

Bengaluru holds 31 billionaires to Hyderabad’s 19 and captured approximately forty-six per cent of India’s startup funding in
2025. In financial year 2026 it recorded 128 residential transactions above 10 crore, worth 1,957 crore. Hyderabad recorded
625, worth 8,562 crore — on the same release, the same methodology and the same period. Bengaluru holds 1.63 times
Hyderabad’s billionaire count and 0.20 times its 10 crore-plus transaction count — a fifth of the volume. The two ratios
diverge by a factor of eight.

The hotel market removes the land-economics objection and says the same thing. Bengaluru’s branded hotels ran an average
daily rate of 9,600 in 2025 against Hyderabad’s 9,500 — a premium of approximately one per cent, achieved on a base 4,600
rooms larger than it was in 2019 and against a forward pipeline of roughly 10,000 rooms to Hyderabad’s 2,900. Hyderabad’s
luxury and upper-upscale segment ran 73.4 per cent occupancy; the freely available source does not isolate the equivalent
segment for Bengaluru, so that figure is not set against Bengaluru’s all-segment 66.8 as a like-for-like comparison. The rate
figures, market-wide on both sides, carry the judgement. Scale without rate is scale, not maturity.

Every brand and marque map in this report was built from each house’s own published store locator rather than from mall
directories or retail trade summaries. That method produced the central finding. Bengaluru’s luxury sits in three unconnected
nodes — a one-kilometre colonial quadrant, a shopping centre twelve kilometres north, and an airport corridor thirty-five
kilometres out — while its Y10 crore-plus housing demand has migrated to a fourth location with no luxury provision whatever.
Hyderabad’s sits in two adjacent districts and one corridor. Eight of the nine apex maisons present in India hold no permanent
store in either city.
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The Luxury Readiness Matrix™ — Both Cities, One Method

Ten indicators — five demand, five infrastructure — each rated on a five-point maturity ladder. The distance between the two aggregates is the
Luxury Infrastructure Gap™, quantified. Every Hyderabad indicator was re-examined against this report’s evidence base; none moved by a full
point, so the aggregates published in Report I stand. A velocity arrow is added in this edition, recording Bengaluru’s direction of travel, so that

scale, maturity and velocity are not collapsed into one number.

INDICATOR DIMENSION HYDERABAD BENGALURU VELOCITY (BLR)
Luxury Housing Demand 5/5 3/5 ™~
Wealth Creation Demand 415 5/5 T
GCC & Talent Base Demand 415 5/5 s
Affluent Districts Demand 4/5 45 0
Intl Connectivity Demand 3/5 45 ™~
Luxury Hospitality Infrastructure 3/5 415 ™~
Luxury Retail Density Infrastructure 2/5 3/5 -
Brand Clustering Infrastructure 2/5 2/5 N
Destination Environment Infrastructure 2/5 2/5 A
Ecosystem Scale Infrastructure 2/5 3/5 0
Demand Aggregate 4.0/5 4.2/5

Infrastructure Aggregate 2.2/5 2.8/5

The Luxury Infrastructure Gap™ 1.8 1.4

THE STRATEGIC IMPLICATION

On the framework this series established in Hyderabad, Hyderabad remains the larger gap and therefore the larger prize. This
report states that plainly rather than adjusting the scores to avoid it. A series that scores each city generously in turn stops being
intelligence.

But a narrower gap is not a smaller opportunity. It is a different one. Hyderabad’s gap is a gap of absence, closed by a single
actor building the anchor — greenfield, high control, first-mover advantage. Bengaluru’s is a gap of dispersal, closed only by
consolidation across parties who do not currently coordinate. Hyderabad’s gap has been open for years and is closing slowly.
Bengaluru’s compounds: each new node makes the next siting decision harder, and the failure mode is three permanent half-
markets, none of which supports an apex flagship.

Which city is the better opportunity therefore depends on what the reader is able to do. A developer with land and capital
should read Hyderabad’s gap as the more straightforward proposition. A maison choosing a second South Indian city should
read Bengaluru’s as the more urgent one, because the cost of choosing the wrong node there is higher than the cost of waiting in
Hyderabad.

The full report — The Future Geography of Luxury in India, Report II: The Bengaluru Dispersal — is available through LC
Intelligence™.
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