IRB InvIT Fund — Jul 2026 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

The long-term thesis has transitioned from "Yield Harvesting" to "Aggressive Compounding.” This quarter

confirms the successful scaling of the asset base while providing a visible 6-8% upgrade to the distribution floor
for the next two fiscal years.

Result: Beat on Growth Strategy / Inline on Operations One-line: Management is effectively utilizing its AAA
balance sheet and ROFO pipeline to transform a static yield vehicle into a growth-oriented platform, with traffic
outperforming national averages despite macroeconomic volatility.



Dimension

Beat/Miss vs Guidance /
Prior Quarter

Earnings Quality

Guidance Confidence

Management Credibility

Business Quality Signal

Key Q&A Exchange

The Street's Primary
Anxiety

Capital Cycle Stage

Margin / Return
Trajectory

Pricing Power

FCF Conversion &
Quality

Competitive Moat
Signals

Balance Sheet Strength
Working Capital
Efficiency

Mgmt Guidance Track
Record

Key Vulnerability / Red
Flag

Management Tone

This Quarter

Beat (AUM & DPU
Guidance)

High (Core Cash
Driven)

Strong

Strong

Improving

Q8 (QIP Pricing vs
NAV)

QIP Dilution

Aggressive
Expansion

Stable

High

Strong

Widening

Adequate

High

Reliable

QIP Pricing Gap

Confident &
Expansionary

Signal | Evidence

FY27 DPU guided at [6.50 vs prior floor of [6.00; AUM target
raised to [(24k Cr by FY27-end.

NDCF ([208.29 Cir) is 2.6x Reported PAT ([80 Cr), driven by
non-cash depreciation and maintenance provisions.

Clear roadmap to [40,000 Cr AUM with specific asset-level
accretion targets (3-5% per acquisition).

Successfully integrated three prior acquisitions; reaffirmed
AAA rating despite aggressive expansion.

Portfolio traffic (5.5-5.7% organic) is outpacing the IHMCL
national benchmark (4%).

Mgmt dodged specific NAV-parity commitments but confirmed
intent to maximize price for existing unitholders.

Fear that a [2,500 Cr equity raise might dilute yields; mgmt
countered with a 3-5% net DPU accretion guarantee.

Transitioning from [18k Cr to [24k Cr AUM in 12 months;
targeting [40k Cr by FY29.

EBITDA margins maintained at ~80% despite portfolio mix
changes and higher O&M provisions.

Structural hedge: 3% fixed + 40% WPI; 7-8% WPI expectation
for FY28 acts as a massive revenue catalyst.

Distribution includes [0.625 return of capital, reflecting high
cash-generating nature of maturing BOT assets.

Massive [65,000 Cr ROFO pipeline provides proprietary
growth access that competitors must bid for in open market.

AAA rating reaffirmed; shifting toward a mix of BOT and HAM
to optimize leverage.

FASTag data ensures near-100% collection efficiency with
zero debtor risk.

Delivered on AUM doubling promise; now moving toward top-
tier distribution targets.

Units trade at a discount to NAV; a large QIP at market price
could be book-value dilutive even if DPU accretive.

Shifted from defensive post-restructuring to offensive growth
targets.

Sentiment: [JPositive

Key Takeaways: * Positives: The growth engine is firing. AUM is set to triple from its [7,800 Cr base within two
years. Organic traffic growth of 5.5-5.7% (excluding tariffs) is robust, and the shift to include HAM assets (funded
by debt) will protect equity holders from unnecessary dilution while capturing annuity-like stability. The "WPI Lag"
is turning into a tailwind, with a projected 7-8% tariff hike in FY28. * Negatives: The upcoming [2,500 Cr QIP is
the primary overhang. While management promises DPU accretion, issuing equity at current market prices
(which are significantly below the reported NAV of ~[80) is fundamentally value-destructive for long-term
unitholders in terms of net asset ownership. * Street Concern: Analysts are focused on the "NDCF CIiff* and
dilution. Management's response was surgical: every new asset must provide a 3-5% DPU bump after
accounting for the new units, effectively turning the dilution risk into a growth opportunity. * Forward



Watchpoint: Monitor the QIP pricing. If management can price the issue closer to NAV rather than the prevailing
market discount, it will signal strong institutional support and validate the trust's underlying valuation.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: PPT not available — numbers from concall.

Current Qtr (Q1

Metric Mgmt Commentary
FY27)

Driven by 10-asset portfolio scale-up vs 6 assets last

Total Income (OCr) 492.00 1 68.5% 1
year.
Reflects full-quarter contribution of Hapur-Moradabad
Toll Revenue (Cr) 490.00 1 92.9% )
and others.
Margin at 80.5%; slight compression YoY due to new
EBITDA (OCr) 396.00 1 61.0% 1
asset O&M.
Impacted by higher finance costs ([1188 Cr) and Depr
PAT (OCr) 80.00 1 20.0% !
(C128 Cr).
NDCF / Distribution (O . . o .
cn 208.29 1 (Implied) 1 Total cash available for distribution remains robust.
. Organic volume growth only; total rev growth was 8%
Traffic Growth (%) 5.5% - 5.75% ! O . )
incl tariff.
o . Stabilizing at new quarterly floor following asset base
Distribution per unit ()  1.625 1 (vs 2.0) O
reset.
Net Debt / AUM ~44-45% - O Reaffirmed AAA; well within the 49% regulatory cap.
) Surge due to acquisition debt and premium deferment
Finance Costs (OCr) 188.00 1 161% ad .
interest.
Project Mgmt Fees (O Jump due to fixed-price contracts for 3 newly added
46.00 1 155% O
Cr) BOT assets.

2B. SEGMENT BREAKDOWN (Project Level)

Rev Growth

Project (Yo) Contribution Trend vs Avg Key Development

Led portfolio growth along with Amritsar-

Jaipur-Deoli High Significant 1 Outperform
P g g P Pathankot.
Hapur- . Recently acquired; key driver of the (490 Cr toll
N/A New ) Baseline
Moradabad revenue.
Portfolio 2.5% tariff + 5.5% traffic; resilient despite fuel

. 8.0% Total - In-line .
(Organic) volatility.



3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension

Category

Management Target /
Claim

Required Run-Rate

Historical Delivery

Guidance

Guidance

Guidance

Guidance

Strategy

Strategy

Strategy

Distribution

AUM Growth

Asset
Pipeline

Tariff Hike

QIP Size

Yield
Protection

HAM Mix

[6.50/unit for FY27;
[6.9-7.0 for FY28.

(40,000 Crin 3 years.

65,000 Cr ROFO
Pipeline.

High revision for FY28
(Apr 1, 2027).

~[2,500 Cr.

3-5% incremental DPU per
asset.

15-20% of portfolio.

Needs [1.625/qgtr avg.

Needs ~[6k-8k Cr
additions p.a.

N/A

WPI tracking at 7-8%.

Market timing
dependent.

Post-dilution basis.

Debt-funded
acquisitions.

Delivered [1.625 in Q1.
Doubled AUM in prior 12
months.

Consistent drawdown from
Private Trust.

2.5% (Low) in current fiscal.
Successfully raised debt for
prior deals.

Previous deals were yield-
neutral/positive.

New strategy shift to protect
equity.

Low

Medium

Low

Low

High

Medium

Low



4. ANALYST Q&A



Q#

Relevance
(1-5)

4.5

4.0

4.0

Analyst /
Firm

Ashwini
Agarwal,
Demeter
Adv

Ashwini
Agarwal,
Demeter
Adv

Ashwini
Agarwal,
Demeter
Adv

Theme
Cluster

Traffic
Disparity

Asset
Strategy

QIP

Size

Category

Business
Overview

Strategy

Financials

Underlying
Concern

"Why is
revenue growth
in private InvIT
roads healthier
than aggregate
growth for
roads in the
public InvIT?"

"Public InvIT
doesn't take
any under
construction
assets, but the
Private InvIT
will... is that
correct?"

"What will be
the size of the

QIP

approximately?"

Management
Response &
Investment
Implication

Management
explained
that Private
InvIT assets
under
construction
see 45-55%
tariff jumps
upon
completion,
whereas
Public InvIT
has stabilized
assets. This
confirms that
Public InvIT
returns are
purely
organic/
stabilized,
providing a
lower-risk
profile for
yield-seekers.

Management
confirmed
Public InvITs
are limited to
20% under-
construction
assets and
prefer
stabilized
ones to
ensure
immediate
distributions.
This clarifies
the "Yield vs
Growth" roles
of the two
entities within
the IRB
Group.

Management
indicated a
size of
approximately
[2,500 Crto
fund the
equity portion
of the new

Evaded /

[\[o]

Addressed

None

None

None

Credibility
(1-5)

Verdict

Clear and

5.0 -
quantified

Specific
5.0 timeline
given

Directional
4.0 .
evidence



Q#

Relevance
(1-5)

5.0

3.5

4.0

Analyst | Theme

Categor
Firm Cluster s

Ashwini
Agarwal, DPU . .
. Financials
Demeter Bridge
Adv
Jhanvi Q00
Shah, . .
De- Financials
Share
. growth
India

Underlying
Concern

"Is the 6.9
guidance based
on you reaching
024,000
crores... or is
that pre-
acquisition?"

"Why was there
a de-growth on
a quarter-on-

quarter basis at
both the NDCF
level and the

revenue level?"

Management
Response &

Evaded /
[\[o]

L Addressed
Implication

(4,600 Cr
acquisitions.
This sets the
expectation
for the
upcoming
equity supply
in the market.

Management
clarified that
the [6.90
FY28
guidance is
pre-
acquisition
(based on
18k Cr base)
and the new
assets will
add another
3-5%. This is
a significant
positive
surprise,
implying a
potential
FY28 DPU of
[7.10-7.25.

None 5.0

Management
attributed the
dip to
seasonality
(June
monsoon
start) and
geopolitical
fuel price
volatility
affecting
commercial
traffic.
Investors
should expect
Q2 to be
even softer
due to the

None 4.0

monsoon, as
per typical
road sector
cycles.

None 4.0

Credibility
Investment (1-5)

Verdict

Specific
and
quantified

Vague but
consistent



Q#

Relevance
(1-5)

4.5

5.0

Analyst /
Firm

Nilesh
Doshi,
Prospero
Tree

Nilesh
Doshi,
Prospero
Tree

Nilesh
Doshi,
Prospero
Tree

Theme
Cluster

Organic
Growth

Cost
Spikes

QIP

Pricing

Category

Business
Overview

Financials

Governance

Underlying
Concern

"Was any road
under
maintenance?
What was the
exact reason
for the toll
reduction?"

"There was a
sharp jump in
project
management
fees...
Operating
expenses were
also very high...
how will these
fees be
charged going
forward?"

"Will the QIP be
priced at par
with, or at a
premium to, the
NAV? SEBI has
already
prescribed a
formula... Cube

Management
Response &
Investment
Implication

Management
denied a
"reduction,"
citing
5.5-5.7%
organic
growth which
beat the 4%
national
average
despite
regional
disturbances
in Gujarat.
This signals
that the
portfolio's
micro-
markets are
outperforming
the broader
Indian
economy.

Management
explained the
jump is due
to IndAS
maintenance
provisions for
3 new assets
and fixed-
price contract
structures.
This is a non-
cash
accounting
provision that
does not
impact the
cash
available for
distribution
(NDCF).

Management
hedged,
stating the
SEBI formula
for frequently
traded units
is linked to
market price,
but their

Evaded /
[\[o]
Addressed

None 4.5
Commitment

to NAV 2.5
parity

Credibility
(1-5)

Verdict

Directional
evidence

Clear
structural
context

Deflected
— key
signal



Relevance
(1-5)

Q#

Theme
Cluster

Analyst /
Firm

Underlying

Category Concern

Highways
issued at NAV."

"Will this 3% to
5% increase

Management
Asharaf DPU happen on top
. . Commentary
Lohariwala Baseline of the J6.6
and Outlook o
distribution from

last year?"

Management
Response &
Investment
Implication

Evaded / S
Credibility .
[\ [o)3 Verdict

1-
Addressed (1-9)

intent is to
maximize
pricing. This
reveals a
major risk:
the QIP will
likely be
priced at
market (~[65)
rather than
NAV (~[80),
causing book
value dilution.

Management
clarified that
the FY26
payout of
[6.60
included the
MVR asset
which is now
exiting, and
the new base
is [6.50,
which then
grows. This
provides a
clean "reset"

Specific
and
quantified

None 5.0

number for
investors to
model future
cash flows.

PATTERN FLAGS & SENTIMENT * The "Dilution vs. Accretion" Battle: Analysts are clearly worried about the
Trust issuing units at a 20% discount to NAV to fund acquisitions. Management is attempting to soothe this by
focusing purely on DPU accretion (yield improvement) rather than NAV preservation. This suggests the Trust is
prioritizing "Yield Growth" over "Capital Preservation” in the near term. * WPI as a Future Catalyst: Multiple
guestions touched on the low 2.5% tariff hike. Management's pivot to the 7-8% WPI expectation for FY28
suggests they are banking on high inflation to bail out the low organic growth periods, creating a "coiled spring"
effect for next year's revenue. * Analyst Sentiment Verdict: Analysts appear cautiously optimistic. They are
impressed by the 5.5% organic growth beat and the aggressive AUM expansion, but the QIP pricing remains a
point of friction. Management’s credibility on DPU delivery is high, but their refusal to commit to NAV-linked
pricing for the QIP leaves a lingering concern about governance and long-term value per unit.



5. WHAT CHANGED vs PRIOR QUARTER

What Changed Prior Quarter (Q3 FY26) This Quarter (Q1 FY27) Direction
DPU Guidance (FY27) [6.00 floor [6.50 floor 1
DPU Guidance (FY28) Not clearly stated [6.90 - [7.00 1
Asset Base Target 18,000 Cr [23,000 - (24,000 Cr 1
Tariff Revision ~6-7% (Historical) 2.5% (Current) !
Finance Costs (153 Cr (188 Cr O
Management Focus Stabilizing acquisitions Planning massive QIP (~[2,500 Cr) O
Portfolio Scale 9 Assets 10 Assets + 2 announced 1
Strategic Mix BOT-centric Adding HAM (Hybrid Annuity) to mix O

INVESTOR NOTES: * The DPU "Floor" is Rising: Management has effectively upgraded the FY27 distribution
outlook from [6.00 to [6.50, and FY28 looks even stronger at [6.90+ before new asset additions. This suggests
the "MVR EXxit" risk is now fully mitigated by growth in other assets. * The Valuation Gap: The Trust continues to
trade at a significant discount to NAV. While the QIP may be priced at market, the underlying assets are
performing better than the market suggests (1.5x national traffic growth). * Inflation Hedge: For long-term
holders, the 7-8% WPI expectation for FY28 is the single biggest revenue catalyst to watch. It provides an
almost guaranteed high-single-digit top-line growth regardless of traffic volumes.

STOP HERE.
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