IRB InvIT Fund — Feb 2025 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline One-line: The long-awaited "melting ice cube” solution has arrived via a non-binding offer for five
major BOT assets, pivoting the thesis from defensive yield-harvesting to a massive scale-up phase.

Dimension This Quarter Signal | Evidence Sentiment
Beat/Miss vs Guidance / nline Payout of [2.00 maintained; Toll revenue grew 2.1% YoY despite
Prior Quarter Pathankot disruptions.

. . PAT up 12% YoY but CFO impacted by (200 Cr premium
Earnings Quality Moderate . O
payment at the Tumkur-Chitradurga (TC) SPV level.
Mgmt provided a specific 5-6 month timeline for the (15,000 Cr

Guidance Confidence Stron
¢ (USD 1.66 Bn) asset acquisition.

Transparent about the IRR-neutral nature of protest-led delays

Management Credibility ~ Strong . . ) )
and the mechanics of the Private-to-Public asset flip.

Diversification set to increase; Weighted Average Life (WAL) to

Business Quality Signal  Improving . .
jump from 14 years to 19 years post-acquisition.

Q3/Q17 Analysts focused on the "why now" and funding of the [15,000 Cr
Key Q&A Exchange L . .
(Acquisition) portfolio from the Private InvIT.
The Street's Primary . Mgmt addressed this by offering a bundle that nearly triples the
. Asset Depletion )
Anxiety Enterprise Value (EV) from 8,000 Cr to (22,400 Cr.
. Consolidation/ Moving from debt optimization to a major equity/debt-funded
Capital Cycle Stage . e U
Expansion acquisition cycle.
Margin Trajectory Stable EBITDA margins maintained at a robust 82% (pre-premium). -
Pricing Power Stable 3.5% tariff hike guided for April 2025 (WPI-linked). -
FCF Conversion & Distorted High toll-to-cash conversion offset by mandatory NHAI premium 0
Quality payments (200 Cr cash outflow YTD).
Competitive Moat Stable Strategic Golden Quadrilateral assets; new assets add high- 0
Signals growth corridors in UP/Haryana/Rajasthan.

31% leverage provides [2,500 Cr debt headroom, but the [8,000

Balance Sheet Strength  Adequate ) . . . o
Cr equity value for new assets will require massive dilution.

Working Capital Stable Toll collections immediate; Pathankot force majeure claims follow

Efficiency 3-6 month recovery cycle.

Mgmt Guidance Track Reliable Consistent [8.00-8.50 annual DPU guidance maintained despite

Record regional volatility.

Key Vulnerability / Red The equity value of the target assets (£8,000 Cr) is roughly equal
y v Funding Dilution R 2 (_ .) . g ved

Flag to the current EV of the Trust, suggesting massive unit issuance.

. Shifted from "patiently waiting" to "active execution" on the
Management Tone Confident L |
acquisition front.

Sentiment: OPositive

Key Takeaways: * Positives: The structural overhang of "expiring concessions" is being aggressively
addressed. The proposed acquisition of 5 BOT assets (Agra-Etawah, Kaithal-Rajasthan, Hapur-Moradabad,



Goa-Karnataka, Kishangarh-Gulabpura) will extend the portfolio WAL to 19 years and de-risk the Trust from the
nearing expiry of the MVR asset. Traffic growth remains robust in core assets like Jaipur-Deoli (9%) and Tumkur-
Chitradurga (7%). * Negatives: The Pathankot-Amritsar project continues to be a geographic pain point, hit by 2
months of farmer protests in Q3 (October/November). While the concession agreement provides 50% cost
reimbursement and extension, the short-term cash flow volatility remains a nuisance. * Street Concern:
Analysts are primarily concerned with the funding mix for the 15,000 Cr acquisition. Mgmt confirmed the Trust
has [2,500 Cr in debt headroom (at 49% leverage), implying at least [5,500-6,000 Cr must come from equity
issuance or internal accruals, which could be dilutive if not priced correctly. * Forward Watchpoint: The
publication of the Independent Traffic Consultant's report and the subsequent unitholder vote on the acquisition
will be the definitive re-rating catalyst for the first half of FY26.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

Current

Metric Mgmt Commentary

Qtr

Total Income (O Impacted by Pathankot suspension; offset by better

282.00 1 0.35% 1 4.05% -

Cr) traffic in Rajasthan/Karnataka.
Toll Revenue (O Growth driven by Volume (Traffic) rather than
238.00 1 2.14% 1 4.38% = — .
Cr) Realization (Tariff).
Margin expansion due to controlled O&M and lower
EBITDA (OCr) 231.00 1 10.0% 13.12% 1 L
base in prior year.
EBITDA Margin . .
% 81.91% 1 770 bps L 79 bps 1 Pre-premium EBITDA remains stable at ~82%.
Higher toll revenue and disciplined interest costs aided
PAT (OCr) 91.00 112.3% 1 7.05% 1 .
bottom line.
Payout maintained at [2.00/unit; [25-30 Cr reserve
NDCF (CICr) Not Stated  N/A N/A - built
Traffic Growth TC (7%), JD (9%), TA (5%) showed robust volume
7% - 9% ! 1 O
(%) recovery post-monsoon.
Distribution (0) 2.00 - 0% - 0% - [0.74 Interest, [D.24 Dividend, [1.02 Capital Reduction.
. Leverage at 31% of EV; Net Debt [2,300 Cr (USD 270
Net Debt ([JCr) 2,300.00 Not in Doc - 0% - Mn)
Interest . .
3.03x Not in Doc  Notin Doc = Calculated as EBITDA / Interest (76 Cr).
Coverage (x)
Cash Flow . Impacted by [200 Cr cash outflow for NHAI premium
Distorted ! ! O .
(OCF) (TC project).

2B. SEGMENT BREAKDOWN (Project-level Context)



Revenue | Day

Traffic

HTM Projected

Traffic Growth

Project Growth
(OMn)
(YoY)
Tumkur
. 12.40 7.0% 4.1%
Chitradurga (TC)
Jaipur Deoli (JD) 5.50 9.0% 5.2%
Pathankot
. 4.40* -0.5% 5.8%
Amritsar (PA)
Talegaon
) 2.50 5.0% 4.6%
Amravati (TA)
Omallur-
4.90 8.1% 5.2%
Namakkal (MVR)
Vadodara Kim
1.90 (Ann.) N/A N/A

(VK1)

Key Development

Paid (200 Cr premium to NHAI in 9M

FY25.

Highest traffic growth in the portfolio

this quarter.

Tolling halted for 27 days in Q3 due to

farmer protests.

Improving traction as nearby flyover/
network work nears completion.

Nearing concession end (Jan 2027);
distributing tax-exempt dividends.

HAM asset performing "better than

initial guidance."

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension

Category

Management Target / Claim

Required Run-
Rate

Historical Delivery

Guidance

Guidance

Guidance

Strategy

Strategy

Macro

Balance

Distribution

Tariff

Acquisition

WAL
Extension

Refinancing

Traffic

Leverage

[8.00 to [B.50 per unit for
FY25.

3.5% effective hike from April
2025.

Close 5-asset acquisition in
5-6 months.

Increase WAL from 14 to 19
years.

Rate reset in Mid-March (3m
MCLR).

5.5% to 6.5% portfolio traffic
growth.

Maintain "sufficient headroom"
under 49%.

[2.00-2.50 in
Q4

N/A

Q1/Q2 FY26
closure

Asset closure

N/A
Correlated to
GDP

[2,500 Cr debt
cap

Consistently delivered [2.00/
qtr.

Linked to WPI/Rounding;
2.5% in FY25.

First major BOT bundle offer
since IPO.

Thesis-critical move to fix
asset depletion.

Successfully optimized Trust
debt at 8.7%.

Current core assets
performing at 7-9%.

Currently at 31%; disciplined.

Low

Medium

High

Medium

Low

Low

Low



4. ANALYST Q&A



Q# Relevance

1 2.5
2 4.5
3 4.5
4 4.0

Analyst /

irm

Dhiraj
Dave,
Samvad

Sunit
Dundole

Vivek
Surekha

Vivek
Surekha

Category

Governance

Management
Outlook

Financials

Management
Outlook

Underlying
Concern

"Please upload
the presentation
on BSE or
NSE... please
keep Chorus
Call Service for
Diamond
registration."

"Potential
timeline for the
acquisition...
and
encouragement
to acquire more
roads."

"How is the
funding look like
in assuming we
are buying out
on this 015,000
crores as
such?"

"Do we have
any timelines for
these five
assets... is there
any broad
timeline?"

Management
Response &
Investment
Implication

Management

acknowledged the
logistical feedback

to improve
investor access.
No direct financial
impact, but
improves
transparency for
retail unitholders.

Management
confirmed the
acquisition would
increase the
Trust's weighted
average life from
14 years to 19
years. This
effectively resets
the "melting ice

cube" clock, a key

thesis re-rating
factor.

Management
explained the
(15,000 Cr EV

includes 7,000 Cr

debt, leaving
8,000 Cr of
equity value to be
funded via debt
and equity. This
implies a
significant
upcoming capital
raise which could
lead to unit
dilution.

Management
expects to close
the transaction
within 5-6 months
following traffic
reports and
regulatory
approvals.
Provides a clear
medium-term
catalyst for AUM
growth.

Evaded

None

None

None

None

Credibility

5.0

4.0

4.0

4.0

Verdict

Logistical fix

Scale-up
signal

Dilution risk

Timeline
clear



Q# Relevance

5 4.5
6 4.0
7 4.0
8 4.0
9 3.5

Analyst /

Firm

Vivek
Surekha

Vaibhav
Shah, JM
Financial

Vaibhav
Shah, JM
Financial

Vaibhav
Shah, JM
Financial

Mohit
Kumar,

Category

Management
Outlook

Business
Overview

Business
Overview

Management
Outlook

Financials

Underlying
Concern

"Looking at the
current
situation, can
you give any
guidance for the
next year
[DPU]?"

"Traffic growth
numbers... you
mentioned
Tumkur had a
growth of 6%7?"

"Has there been
any disturbance
in the month of
January [for
Pathankot]?"

"How do we
foresee the
growth in Q42"

"What is the
expected tariff
hike from April

Management
Response &
Investment
Implication

Evaded Credibility Verdict

Management
expects [8.00—
8.50 DPU for
FY25; FY26
guidance is
withheld until the
acquisition is
finalized as it will
alter payout
dynamics. Signals
a potential step-
jump in payouts if
the acquisition is
accretive.

Guidance
pause

None 3.5

Management
clarified TC
growth was 7%,
JD 9%, and TA
5%. High core
traffic growth
validates the
fundamental utility
of the Golden
Quadrilateral
stretches.

None 5.0 Fact check

Management
confirmed no
disturbances in
January 2025.
This suggests Q4
revenues should
recover
significantly as
tolling remains
uninterrupted.

Recovery
signal

None 5.0

Management
anticipates 5.5%—
6.5% traffic
growth on a
portfolio basis,
assuming 6%+
GDP growth.
Reassures that
organic traffic
remains the
primary long-term
yield driver.

None 4.0
growth

Management
expects a hike of
approximately
3.5%. Thisis a

Pricing
clear

None 4.0

GDP-linked



Analyst /

Q# Relevance .
irm

Category

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

ICICI
Sec

Mohit
Kumar,
ICICI
Sec

10 4.0

Dhiraj
Dave,
Samvad

11 45

Dhiraj
Dave,
Samvad

13 4.0

14 40

Management
Outlook

Financials

Business
Overview

25 on the road
front?"

"Is there a
potential chance
of acquiring only
a few assets,
with debt only?"

"What is the
kind of
payment? Do
we have made
any payment to
NHAI for the
deferment
premium in the
Tumkur
Chitradurga
during FY25?"

"Pathankot...
this is becoming
a consistent
problem... real
cost of
borrowing in
market terms is
13% to 14%."

modest
improvement over
last year's low
inflation-linked
hike, supporting
topline growth.

Management
stated the offer is
for the bundle of
five, and acquiring
the whole
package is the
most
commercially
viable route.
Confirms the
scale of the equity
raise cannot be
bypassed by
picking assets.

Management
confirmed a (265
Cr premium
payment, with a
cash outflow of
~[200 Crin 9M
FY25. This heavy
cash obligation at
the SPV level is
the primary
reason DPU isn't
higher despite
strong traffic.

Management
reiterated that the
concession
agreement
ensures IRR
neutrality (16-18%
range) through
extensions and
cost
reimbursements.
Mitigates fears
that protests
permanently
destroy asset
value, though
liquidity is
delayed.

None

None

None

None

All-or-
4.0 .
nothing
Cash flow
5.0
drag
Technical
4.0
hedge
4.5



Analyst /

Q# Relevance Category

irm

Dhiraj )
Business
Dave, .
Overview
Samvad
Saurabh . .
15 35 . Financials
Chitare
Saurabh ) )
16 4.0 . Financials
Chitare
Ashok
17 45 Shah, Governance
Eklavya

Underlying
Concern

"This HAM
asset which we
acquired [VK1],
has it performed
as promised?"

"What is the rate
of interest... we
are paying close
to 8.7%... others
are paying
8.15%."

"Cash earnings
per unitis 0
7.8... we are
distributing six...
which things
need to be
excluded?"

"Assets are from
Private InvIT...
why such a
route is taken
and not
directly?"

Management
Response &
Investment
Implication

Management
confirmed VK1
performed better
than initial
guidance, aided
by a 50 bps
increase in bank
rates which raised
interest on
annuities.
Validates the "low-
risk, steady-yield"
HAM acquisition
strategy.

Management
noted their rate is
linked to 3-month
MCLR and they
previously
enjoyed 7.25%
levels; they will
benefit as MCLR
resets down.
Highlighting
interest rate
sensitivity as a
potential future
yield upside.

None

Management
explained that
cash earnings in
the P&L do not
account for the
NHAI premium
payment (~[200
Cr). This clarifies
the gap between
reported profits
and net
distributable cash.

None

Management
explained that the
Private InvIT
acted as a
"development
platform" for
under-
construction
assets; once
mature, they are
flipped to the

None

Evaded

Credibility

4.0

5.0

5.0

Verdict

Strategy
validated

Rate reset
upside

Payout
bridge

Governance
clear



Analyst /

Q# Relevance .
irm

Category

Underlying
Concern

Management
Response &
Investment

Evaded Credibility Verdict

Implication

Public InvIT as
per regulations.
Clears
governance
concerns
regarding the
sponsor's dual-
InvIT structure.

Management
cannot provide
FY26 guidance
until the new
assets are added,
but Q4 will follow

"Indicative
breakup of the
distribution for

Satinder the current pattern
. . . FY26... what . Tax
19 40 Singh Financials (heavy capital None 35 -
] percentage i ) efficiency
Bedi reduction). High
could be ] .
L capital reduction
reduction in . .
capital?" is tax-efficient for
pliats unitholders but
signifies the
amortizing nature
of the assets.
Management
confirmed the
project is mostly
complete, with
"Has Talegaon December toll
. Amravati come collections
Satinder . ) .
. Business back?...flyover showing marked Operational
21 35 Singh . . . None 4.0 )
Bedi Overview whatever which improvement. fix
edi
was getting Resolves the
built.” localized
construction
bottleneck that
hampered TA's
growth in H1.

PATTERN FLAGS & SENTIMENT * Theme 1: The Triple Expansion ([15,000 Cr Bundle): The dominant
theme was the scale of the proposed acquisition. Analysts were concerned about the funding but heartened by
the WAL extension. Management's posture was one of "maturation,” signaling that the Trust is finally ready to
absorb the Sponsor's large-ticket mature assets. * Theme 2: Cash Trap vs. Payouts: There was friction
regarding why strong traffic growth in TC doesn't translate to higher DPU. Management effectively pinned this on
the (265 Cr premium payment to NHAI. This is an "invisible" cash drag that investors must monitor—the
"surplus” cash is currently being used to buy out NHAI's share of future tolls. * Analyst Sentiment Verdict:
Analysts were cautiously bullish. The friction shifted from "where is the growth?" (prior quarters) to "how will
you fund it?" (this quarter). Management's credibility improved by providing specific timelines for the acquisition
and detailing the compensation mechanism for Pathankot. The primary unresolved issue is the pricing of the
equity raise, which will determine if existing unitholders benefit from the expansion or get diluted at a discount
to NAV.



5. WHAT CHANGED vs PRIOR QUARTER

What Changed Prior Quarter (Q2 FY25) This Quarter (Q3 FY25) Direction
Waiting for Sponsor assets to Preliminary offer for (15,000 Cr asset bundle

AUM Strategy .
mature. received.

L WAL ~14 years (Depleting asset .

Portfolio Life . WAL set to increase to 19 years (Post-acq). 1
anxiety).

Traffic Momentum "Impacted by heavy rainfall." TC/JD projects showing 7-9% organic growth. 1

Pathankot suspended 27 days (Q3); Jan '25
Regional Disruptions  Pathankot suspended total (Q2). P ys (Q3)

clean.
Financial NDCF reporting format change Commitment to provide YoY comparisons/ .
Transparency friction. quarterly data.
Operational TA construction/flyover work . .
) TA construction mostly complete; revenue rising. 1

Bottleneck ongoing.

» Focusing on mid-March MCLR reset for cost
Interest Rate Outlook  "Waiting for rate peak." 1

savings.

INVESTOR NOTES: * The Dilution Pivot: The thesis has moved from a "Yield Play" to a "Growth & Refinancing
Play." Investors must now weigh the 11-12% yield against the impending massive unit issuance to fund the
(15,000 Cr acquisition. * Hidden Value in TC: The [200 Cr premium payment is a temporary cash drag. Once
these mandatory payments to NHAI peak and subside (or the debt is restructured post-acquisition), the FCF
available for distribution could see a significant jump. * Pathankot Hedge: The Force Majeure clause is the
Trust's best friend. While the SPV takes a non-cash impairment (as seen in Q2), the contractual 50% cost
reimbursement makes the asset "financially neutral" over the long term. * Forensic Trigger: CFO-to-PAT
remains low due to SPV-level premium payments to NHAI. For Q3, PAT of [91 Cr is dwarfed by the ~[66 Cr
quarterly share of the annual NHAI premium (C265 Cr). Conclusion: The business is generating more cash than
the DPU suggests, but it is being "trapped" to settle NHAI liabilities.
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