
IRB InvIT Fund — Jan 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline / Stable One-line: IRB InvIT continues to prove the stability of its toll-road portfolio with 12%

revenue growth, while unveiling a specific financial lever (debt elongation) to potentially boost DPU from ₹8.00 to

₹9.00.

Dimension This Quarter Signal / Evidence Sentiment

Beat/Miss vs Guidance Inline
DPU maintained at ₹2.00; toll revenue growth (12%) aligns

with GDP+ expectations.
🟢

Earnings Quality High (Core driven)
Performance driven by organic traffic growth; maiden

dividend (exempt tax) introduced.
🟢

Guidance Confidence Strong
Specific timeline (FY25-26) provided for ₹2,500 Cr+ sponsor

asset pipeline.
🟢

Management Credibility High
Successfully navigated Pathankot protests/fog and Talegaon

restrictions with overall growth.
🟢

Business Quality Signal Improving
Net Debt/EV at <0.3x provides ₹4,500 Cr+ headroom; toll

revenue showing double-digit recovery.
🟢

Key Q&A Exchange
Q#3 - Seniority of Cash

Flows

Waterfall logic ensures DPU remains senior to NHAI

premium payments.
🟢

The Street's Primary

Anxiety
DPU Sustainability

Fear of NHAI premium repayments in FY25 impacting DPU

(Mgmt clarified waterfall seniority).
🟢

Capital Cycle Stage
Consolidation &

Refinancing

Elongating debt maturity to match asset life (7.5 yrs → 10

yrs) to unlock distribution.
🟡

Margin / Return Ratio

Trajectory
Stable

EBITDA margin healthy at ~74% (calculated from Q3

numbers); toll growth offsetting interest costs.
→

Pricing Power Stable
Toll rates are WPI-linked; 11-12% revenue growth reflects

both volume and inflation pass-through.
🟢

FCF Conversion &

Quality
Strong Cash balance of ₹260 Cr supports quarterly distribution. 🟢

Competitive Moat

Signals
Stable

Strategic assets on the Golden Quadrilateral; high barriers to

third-party acquisition (pricing).
→

Balance Sheet Strength Strong
'AAA' stable rating; ultra-low leverage for the infrastructure

sector.
🟢

Working Capital

Efficiency
Stable

Toll model ensures immediate cash realization; annuity

received semi-annually on time.
→

Mgmt Guidance Track

Record
Reliable

Consistent distribution record; transparent on litigation/

arbitration timelines.
🟢

Key Vulnerability / Red

Flag

Concentration /

Litigation

High dependence on Supreme Court outcome for Pathankot

Amritsar extension.
🟡

Management Tone Confident & Technical
Focused on technical waterfall mechanics and financial

engineering to drive unit value.
🟢

Sentiment: 🟢 Positive



Key Takeaways: * Positives: Portfolio toll revenue grew 12% YoY, led by Jaipur-Deoli and Tumkur-Chitradurga.

Management identified a clear pathway to increase DPU by 7-10% through debt elongation (aligning 7.5-year

debt with 15-year concession life). The "maiden dividend" distribution (₹0.30/unit) signals a tax-efficient shift for

unitholders. * Negatives: Pathankot Amritsar faces temporary seasonal (fog) headwinds. Talegaon Amravati

continues to face Metro construction restrictions, though it is recovering (+13% QoQ). Interest costs rose to ₹69

Cr due to the Vadodara-Kim HAM acquisition. * Street Concern: Analysts pressed heavily on the ₹625 Cr

deferred premium for Tumkur-Chitradurga and the ₹265 Cr payment due in FY25. Management’s reassurance

rests on the "Waterfall Seniority"—Trust interest and debt servicing are paid before NHAI premium, effectively

insulating the ₹8.00 DPU from repayment spikes. * Forward Watchpoint: The next 12 months will pivot on the

execution of the debt elongation plan and the first offer of the ₹2,500 Cr sponsor asset pipeline (VM7 and

PMHAM).

2. BUSINESS PERFORMANCE

2A. KEY METRICS PPT not available — all numbers sourced from concall transcript.

Metric
Current Qtr

(Q3FY24)

YoY Change (vs

Q3FY23)

QoQ

Change
Trend Mgmt Commentary

Total Income (₹

Cr)
283.00 ↓ 0.7% Not in doc →

Flat YoY income despite toll growth due to

timing of HAM income/other income.

Toll Revenue (₹

Cr)
233.00 ↑ 11.5% Not in doc ↑

Growth driven by Jaipur-Deoli, Tumkur, and

Omalur projects.

EBITDA (₹ Cr) 210.00 ↑ 17.3% Not in doc ↑
Margin expansion via operational leverage on

toll assets.

EBITDA Margin

%
74.20% ↑ 1,140 bps Not in doc ↑ Improved from 62.8% in Q3FY23.

PAT (₹ Cr) 81.00 ↓ 19.0% Not in doc ↓
Impacted by higher interest (₹69 Cr) and

depreciation (₹58 Cr) from HAM assets.

Distribution (₹/

unit)
2.00 → → → ₹1.70 interest + ₹0.30 dividend.

Net Debt /

Asset (x)
0.29x → → →

Well within 49% cap; ₹4,500 Cr+ capacity

remains.

Interest Cost (₹

Cr)
69.00 ↑ 18.9% Not in doc ↓

Increase due to Vadodara Kim HAM project

financing.

Cash Balance

(₹ Cr)
260.00 Not in doc Not in doc — Includes cash for current distribution payout.

Cost of Funds

(%)
8.70% Not in doc Not in doc — Exit rate as of Dec 31, 2023.

Traffic Growth

(%)
12.00% ↑ Not in doc ↑

Robust recovery; Talegaon Amravati +13%

QoQ.

2B. SEGMENT BREAKDOWN (Project-Specific Insights)



Project
Revenue

Contribution

Growth (YoY/

QoQ)
Trend

vs Company

Avg
Key Development

Tumkur

Chitradurga
High Robust ↑ Above

Repayment of deferred premium (₹265 Cr)

to start in FY25.

Jaipur-Deoli High Significant ↑ Above
Key contributor to the 11% overall toll

growth.

Talegaon

Amravati
Moderate ↑ 13% QoQ ↑ Below

Recovering from traffic restrictions; monthly

coll. up from ₹19 Cr to ₹21.7 Cr.

Pathankot

Amritsar
₹0.41-0.45 Cr/day ↓ (Dec/Jan) ↓ Below

Impacted by fog; 518-day extension

pending in SC; 472-day arb award

expected.

Vadodara Kim

(HAM)
Fixed Annuity On-time → Neutral

First 3 annuities received; semi-annual

payments (Fixed + Int + O&M).

Omalur-Salem Moderate Positive ↑ Above
Consistent traffic growth; key performance

contributor.

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension Category Management Target / Claim
Required Run-Rate /

Mathematical Feasibility

Historical

Delivery

Risk

Flag

Guidance Distribution
Maintain ₹8.00/unit; potential

increase to ₹9.00.

Needs debt life elongation to 9-10

years to reduce current interest/

principal drag.

Consistent Low

Guidance Acquisitions
Sponsor pipeline of >₹2,500

Cr (3 HAM assets).

PMHAM and VM7 available

H2FY25; Chittoor Thachur in

FY26.

Successful

(VK1)
Low

Strategy
Debt

Elongation

Increase weighted avg life

from 7.5 to 10 years.

Negotiation with lenders in

progress; clarity expected by

Q4FY24 end.

New Strategy Medium

Strategy
Asset

Acquisition

Only "yield-accretive" 3rd

party assets; avoided assets

at 1.7x book.

Evaluated 30+ third-party assets;

disciplined on not overpaying.
Reliable Low

Macro
Traffic

Growth

GDP+ growth; recovery in

restricted zones.

Talegaon needs Metro work

completion; Pathankot needs fog

clearance.

Mixed Medium

Balance
Deferred

Premium

Total ₹625 Cr outstanding;

clear by 1 year pre-expiry

(FY2036).

Repayment starts FY25; logic of

waterfall seniority protects Trust

unitholders.

Reliable Low



4. ANALYST Q&A



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

1 3.5

Dhiraj

Dave /

Samvad

Financial

Traffic

Performance

Business

Overview

"Why was

there a drop

in December

toll collection

for Pathankot

Amritsar?"

Management

attributed the

drop to

seasonal fog

in North India

and noted

that the

previous year

was

impacted by

farmers'

agitation.

Investment

implication:

Traffic is

weather-

dependent

but

structurally

improving

beyond

seasonal fog

months.

None 4.0

Specific

seasonality

signal

2 4.0

Dhiraj

Dave /

Samvad

Financial

Traffic

Recovery

Business

Overview

"When will

Nagpur Metro

works

affecting

Talegaon

Amravati

end?"

Management

noted

restrictions

continue but

highlighted a

13% QoQ

recovery in

collections to

₹21.66 Cr.

Investment

implication:

Asset is on a

recovery path

despite

ongoing

external

constraints,

providing a

margin of

safety for

revenues.

Exact end

date of

restrictions

3.0

Directional

but

hedged

3 5.0

Dhiraj

Dave /

Samvad

Financial

Distribution

Yield
Financials

"What is the

impact of the

₹265 Cr

premium

repayment in

FY25 on

DPU?"

Management

asserted that

Trust debt/

interest

payments are

senior to

NHAI

premium in

None 5.0

Thesis-

critical

clarity



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

the

concession

waterfall,

ensuring a

₹8-9 DPU.

Investment

implication:

The risk of a

DPU cut due

to NHAI

obligations is

technically

low due to

contract

structure.

4 4.5

Satinder

Singh /

EON

Infotech

Debt

Management
Financials

"When will

the debt

elongation

impact the

distributions?"

Management

expects to

finalize

lender talks

by Q4FY24,

which could

increase

distribution

from ₹8 to ₹9

per unit.

Investment

implication: A

~10%

potential

upside in

yield is

expected in

FY25 from

financial

engineering.

None 4.0
Clear and

quantified

5 3.5

Manish

Goyal /

Thinkwise

Wealth

Valuation Financials

"Does the

NAV factor in

the ₹625 Cr

deferred

premium

liability?"

Management

confirmed the

valuation

model

includes the

outstanding

deferred

premium and

interest.

Investment

implication:

Current NAV

is a "clean"

figure

reflecting all

major long-

None 5.0

Specific

and

verifiable



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

term

liabilities.

6 4.5

Yash

Dedhia /

Maximal

Capital

Growth

Strategy

Capex

and

Allocation

"How do you

decide

between

Private InvIT

vs. Public

InvIT for

assets?"

Management

explained

that the

Private InvIT

is for

development/

long-term

projects,

while the

Public InvIT

targets

stabilized,

high-yield

assets.

Investment

implication:

Public InvIT

unitholders

are protected

from

development-

stage risks

and capital

calls.

None 4.5
Strategic

clarity

7 4.0

Yash

Dedhia /

Maximal

Capital

Litigation Financials

"What is the

expected

value of the

Pathankot

Amritsar

extension?"

Management

estimates the

518-day

extension

could be

worth ~₹225

Cr in current

terms once

the Supreme

Court rules.

Investment

implication:

Major

potential one-

time NAV/

concession

life tailwind

pending court

outcome.

None 4.0
Quantified

upside

8 3.5

Yash

Dedhia /

Maximal

Capital

Third Party

Assets

Capex

and

Allocation

"Why are we

not buying

3rd party

assets when

others are

selling?"

Management

indicated

seller

expectations

(1.7x book)

are too high

None 4.0
Disciplined

tone



Q# Relevance
Analyst /

Firm

Theme

Cluster
Category

Underlying

Concern

Management

Response &

Investment

Implication

Evaded /

Not

Addressed

Credibility Verdict

and O&M

assumptions

are often

unrealistic.

Investment

implication:

Management

is

maintaining

pricing

discipline to

avoid yield

dilution.

PATTERN FLAGS & SENTIMENT * The "Premium Repayment" Anxiety: Multiple analysts expressed concern

that the large cash outflow to NHAI starting FY25 (₹265 Cr) would collapse the DPU. Management effectively

neutralized this by explaining the "waterfall seniority"—Trust distributions are serviced before the premium is

paid from the SPV's surplus. Posture: Confident and technical. Status: Resolved for now, but will be monitored in

FY25. * Asset Pipeline Confusion: Analysts queried the "Private vs Public" conflict. Management was firm that

the Public InvIT is a "steady yield" vehicle, whereas the Private InvIT absorbs development risk. This clarifies the

"low-risk" profile of the listed entity. Posture: Strategic. Status: Resolved. * Arbitration/Litigation Upside:

Analysts are looking for "hidden value" in pending claims (Pathankot). Management provided a specific number

(₹225 Cr), making this a live "call option" for the thesis.

Analyst Sentiment Verdict: Convined but cautious. Analysts were satisfied with the operational growth (12%

toll) and the technical explanation of the waterfall. The friction point remains the timeline of the Supreme Court

decision on Pathankot. Management's credibility remains high due to their refusal to overpay for 3rd party

assets.

5. WHAT CHANGED vs PRIOR QUARTER

What Changed
Prior Quarter (9M FY23

Context)
This Quarter (Q3 FY24) Direction

Distribution Profile
Pure Interest/Return of

Capital
Maiden Dividend introduced (₹0.30/unit)

🟢 (Tax

Efficiency)

Pathankot Status
Recovery post-farmers'

protest
Impacted by Fog; Arb. award of 472 days finalized 🟡 (Operational)

Sponsor Pipeline General "Pipeline" mentions
Specific assets (VM7, PMHAM) and ₹2,500 Cr+

value given
🟢 (Visibility)

Debt Strategy
Maintaining low leverage

(0.3x)
Shift to "Debt Elongation" to unlock DPU (₹8 → ₹9)

🟢 (Financial

Eng.)

Talegaon Traffic Flat/Restricted Robust QoQ recovery (+13%) 🟢 (Improving)

Acquisition

Discipline

Actively seeking 3rd party

assets
Explicitly rejecting 3rd party deals at 1.7x book 🟡 (Disciplined)

DPU Guidance Focus on ₹8.00 sustainability Upgraded potential to ₹9.00 via refinancing 🟢 (Upside)



STOP HERE.
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