IRB InvIT Fund — Nov 2025 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

The long-term thesis has pivoted from a "High-Yield Harvesting” play to an "Aggressive Growth & Longevity"

strategy. This quarter marks the definitive reset of the distribution floor to accommodate massive AUM
expansion.

Result: Inline on Operations / Reset on Distributions One-line: Management successfully doubled the AUM and
extended portfolio life by 3 years, but at the cost of a 25% immediate cut to the quarterly DPU (from [2.00 to
[1.50) to fund the acquisition and manage a larger unit base.



Dimension

This Quarter

Sentiment

Signal | Evidence

Beat/Miss vs Guidance /  Miss DPU cut to [1.50 vs the previous [2.00 run-rate; Revenue/EBITDA
Prior Quarter (Distribution) missed prior Q1 levels due to monsoons.
. . . Toll revenue growth of 6% YoY was achieved despite heavy
Earnings Quality High e O
monsoons and GST-related logistics slowdowns.
. ) Mgmt provided a clear growth roadmap (5% p.a. DPU growth) but
Guidance Confidence Neutral o )
retail investors expressed frustration over the DPU "bump" delay.
- Successfully executed one of the largest QIPs ([4,250 Cr) and
Management Credibility Strong L ] O
completed the 3-asset acquisition on time.
. o . Weighted Average Life (WAL) jumped from 14 to 17 years; de-risks
Business Quality Signal Improving .
the terminal value of the Trust.
5 & Q9 Mgmt defended the DPU cut by highlighting the "mismatch” in life
Key Q&A Exchange Q@ &Q ) g ¥ nighiighting O
(Longevity) between old and new assets.
The Street's Primary DPU Dilution Analysts questioned why growth in toll revenue isn't reflecting in 0
Anxiety DPU; mgmt cited unit dilution and debt ballooning.
. . Shifted from harvesting existing cash flows to a massive AUM
Capital Cycle Stage Expansion . .
expansion phase (Target (40,000 Cr in 3 years).
) ) EBITDA margins remained robust at 83.8%, consistent with BOT
Margin Trajectory Stable . ) o
operational profiles.
. 2.25% tariff hike in Omalur-Salem; structural 3% + 40% WP floor
Pricing Power Stable .
remains a long-term hedge.
FCF Conversion & St Consistent NDCF distribution despite accounting PAT pressure 0
ron
Quality g from higher amortization.
Competitive Moat Widenin Footprint expansion into UP and Haryana (high GDP states) 0
Signals g through strategic NHAI assets.
Average cost of debt reduced from 8.50% to 8.00%; AAA rating
Balance Sheet Strength Adequate ) ]
reaffirmed.
Working Capital Stable Refinancing of VK1 SPV debt at Trust level optimizes capital 0
Efficiency structure and interest costs.
Mgmt Guidance Track Reliable Delivered on the AUM doubling promise; now focused on the next
Record HAM asset addition.
Key Vulnerability / Red ) o The "Growth InvIT" transition may alienate yield-focused retail
Yield Sensitivity O

Flag

Management Tone

Confident

investors if market price doesn't reflect AUM growth.

Posture was growth-oriented, focusing on long-term terminal value
over short-term distribution spikes.

Sentiment: [ONeutral

Key Takeaways: * Positives: The Trust has successfully addressed its "melting ice cube" risk by increasing
WAL to 17 years and doubling AUM to [16,000 Cr+. Debt management is a standout success, with the average
cost of debt dropping 50 bps to 8.00% and new NCDs secured at a highly competitive 7.35-7.40%. * Negatives:
The 25% reduction in quarterly DPU (from [2.00 to [1.50) is a significant pivot for yield-seeking investors. Short-
term performance was dampened by external factors: an extended monsoon and a temporary GST-reform
slowdown in August, which kept toll revenue growth at a modest 6% YoY. * Street Concern: There is clear
friction regarding the DPU trajectory. Management admits that while revenues grow at 8-9%, DPUs will only
grow by ~5% due to a "ballooning" debt repayment structure and the need to service a larger unit capital. *



Forward Watchpoint: The acquisition of a new HAM asset (expected "shortly") without further dilution will be
the first test of management's ability to "bump up" the new [1.50/quarter floor.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: PPT not available — all numbers sourced from concall transcript and prior context.

. Current Qtr (Q2
Metric Mgmt Commentary
FY26)
Total Income (O YoY growth driven by 6% toll revenue; QoQ drop
278.00 1 2.96% 1 4.79% ! .
Cr) due to heavy monsoon impact.
Toll Revenue (O Impacted by extended rains and August GST
242.00 1 6.14% L 4.72% !
Cr) reform slowdown.
Margins held steady at 83.8% despite seasonal
EBITDA (OCr) 233.00 1 4.02% 1 5.28% !
revenue pressure.
EBITDA Margin Volume-driven margins; operating costs remain
83.81% 1 85 bps | 43 bps - . L
% fixed and disciplined.
Dragged by higher amortization/depreciation ([¥2
PAT (OCr) 83.00 1 2.35% 1 17.00% ! ) i
Cr) vs prior periods.
T Notin Reflects expanded base post-acquisition; total
NDCF (OCr) 192.24 1 65.72% 1 o .
doc distribution amount increased.
Traffic Growth 6.0% . . a Softened from 8% in Q1; Tumkur-Chitradurga
(%) e (+11%) remains the outlier.
Distribution per Structural reset to [1.50 from [2.00 following
] 1.50 1 25% 1 25% 1 . .
unit (O capital raise.
Leverage moved toward the 49% cap post-
Net Debt / EV 0.49x 1 1 O o
acquisition of [8,436 Cr assets.
Interest 3.19 . . . Calculated as 233/73. Tightened due to higher
.19x
Coverage (x) consolidation of debt.

2B. SEGMENT BREAKDOWN (Project Level)

Rev Growth WAL

Project Status Key Development
(YoY) (Years)
Tumkur- . Key engine of growth; consistently
. 11.0% ~14 Operational 1 . .
Chitradurga outperforming other projects.
Jaipur-Deoli 6.0% ~14 Operational - Recovering in line with the portfolio average.

. . Benefited from a tariff escalation effective Sep 1,
Omalur-Salem 2.25% (Hike) ~14 Operational -

2025.
. Long-tenure asset providing 20+ years of
Hapur-Moradabad New 21 Acquired 1 -
visibility.
Kaithal-Raj. Border  New 20 Acquired i Expands footprint into high-GDP Haryana.
Kishangarh- . . .
New 21 Acquired 1 Strengthens Rajasthan corridor presence.

Gulabpura



3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Dimension

Category

Management Target /
Claim

Required Run-Rate /
Mathematical Feasibility

Historical Delivery

Guidance

Guidance

Guidance

Strategy

Strategy

Macro

Balance

Distribution

AUM
Growth

DPU
Growth

Asset Mix

Debt

Inflation

Leverage

[6.00 per unit for FY26;
[6.30 for FY27.

[40,000 Cr AUM in next 3
years.

5% annual growth for next
5 years; 10% thereafter.

Add HAM asset without
further dilution "shortly."

Reduce weighted average
cost of debt to ~7.9%.

3% fixed + 40% WPI tariff
escalation.

Net Debt-to-Value to be
capped at 49%.

Needs [1.50/qtr for
remainder of FY26.

Needs (8,000 Cr additions
per year.

Requires 5-6% sustainable
traffic+inflation growth.

Asset needs to be yield-
accretive from Day 1.

Achieved 8.00% this
quarter.

Protects revenue even if
WPl is flat/negative.

Managed within regulatory
limits post-QIP.

Missed prior [2.00/qtr
baseline due to dilution.

Delivered on recent
8,436 Cr acquisition.

New guidance; to be
tracked.

HAM assets historically
increased DPU.

Successful refinancing of
VK1 and QIP proceeds.

Consistently implemented
in BOT assets.

Maintained AAA credit
rating.

Medium

Low

Medium

Low

Low

Low

Low



4. ANALYST Q&A



Q#

Relevance
(1-5)

4.0

4.5

4.0

Analyst/ Theme

Categor
Firm Cluster Hle

Dhvaneet
Savla,
Savla
Family
Office

Toll
Performance

Financials

Dhvaneet
Savla,
Savla
Family
Office

DPU
Guidance

Financials

Sarvesh
Gupta,
Maximal
Capital

Yield/IRR Financials

Underlying
Concern

"6% increase
in toll
collection...
what is this
mainly
attributed to
[given
Pathankot
issues last
year]?"

"Are [the 3
new projects]
going to lead
to higher
DPUs in the
future or
probably the
same?"

"How does
the
acquisition...
change the
YTM [IRR]
that we had
originally
envisaged?"

Management
Response &
Investment
Implication

\\[o] ¢

Addressed

Management
attributed the
6% growth to
strong
performance
in Tumkur-
Chitradurga
despite heavy
monsoons
and a
temporary
GST-reform None
slowdown in
August. This
signals that
core traffic
remains
resilient even
when macro-
logistics face
minor policy-
induced
friction.

Management
clarified that
the DPU is
reset to [1.50
per quarter ({6
annual) for
this year, with
an expected
5% increase
to [6.30 next None
year. This
confirms the
immediate
yield sacrifice
in exchange
for long-term
cash flow
visibility over
21 years.

Management
stated the
current market
price implies a
yield of ~10%
with an
expected IRR
in the 15.5%-—
16% range
based on

None

Evaded /

Credibility
(1-5)

Verdict

Clear
4.0

context

Defined
4.0

reset

IRR
35

focused



Q#

Relevance
(1-5)

Si5

5.0

Theme
Cluster

Analyst /

Categor
Firm gory

Sarvesh

Gupta, Traffic . .
. . Financials

Maximal Assumptions

Capital

Saurabh, Management
- DPU Growth

Individual . Commentary

Friction
Investor and Outlook

Underlying
Concern

"Have we
adjusted to
the newer
realities
where we
are able to
get maybe
only 5%
overall
revenue
growth?"

"Somehow
the DPUs,
the asset
price for IRB
InvIT does
not seem to
grow... what
am |
missing?"

Management
Response &
Investment
Implication

Evaded /
\\[o] ¢
Addressed

Credibility
(1-5)

Verdict

valuation
reports. This
high IRR
target
suggests
management
believes the
market is
significantly
discounting
the long-term
value of the
extended
WAL.

Management
argued that
the valuer
assumes
~9.5%
revenue
growth
(historically
5-6% traffic +
inflation) and
emphasized
that interest
cost savings
(100 bps)
offset revenue
sensitivity.
This indicates
the Trust is
now as much
an interest-
rate play as it
is a traffic
play.

Sensitivity

None 4.0
clarified

Management
explained that
InvITs adding
long-life
assets often
see a DPU
reset
compared to
"static" InvITs
that eventually
face a
terminal value
cliff. This
highlights the
strategic pivot:

Strategic
defense

None 4.0



Q#

Relevance
(1-5)

4.5

4.0

4.5

Theme
Cluster

Analyst /

Categor
Firm gory

Saurabh,
Individual
Investor

Step-up

. Financials
Timing

Yash
Mishra,
SKS
Capital

Valuation Financials

Underlying
Concern

"When can
we expect a
bump up...
once these
premium
repayments
are finished?
Is that still
applicable
for
2029-30?"

"What would
be the NAV
post
dilution?"

Management
Response &
Investment
Implication

Evaded /
\\[o] ¢
Addressed

Credibility
(1-5)

Verdict

sacrificing
short-term
yield to
prevent the
InvIT from
becoming a
"melting ice
cube" as older
assets expire.

Management
confirmed that
the conclusion
of premium
deferment in
FY2030 will
lead to a
"meaningful
step-up"in
distributions
as surplus
cash is

Specific
quantum of 3.0
jump

Delayed
gratification
released. This
maintains the
2030
"dividend
windfall"
thesis, though
it will now be
shared across
a larger unit
base.

Management
estimated the
post-dilution
NAV to be in
the range of
V5 to [BO per
unit, down
from [93-94
previously.
This provides
a hard floor for
valuation,
suggesting the
current unit
price trades at
a significant
~20-25%
discount to
intrinsic value.

Quantified
NAV

None 4.5

None 4.0



Management
Relevance Analyst/ Theme Underlying Response &

Evaded /

Credibility
i (o:11:Ts[0]3 Not
(1-5) Firm Cluster Concern Investment (1-5)
L Addressed
Implication

Q# Verdict

Management
distinguished
between
"Growth
Assets" (Toll)
where
revenue is
back-ended
"Why is this and "Static
the Assets"
Sunil difference (Transmission/
Management  between HAM) where
Kumar, Peer . Structural
. . Commentary  other InvITs revenue is
Individual ~ Comparison nuance
and Outlook  versus us front-ended.
[where DPU They noted
falls during that toll asset
acquisition]?"  acquisitions
naturally
require DPU
adjustments in
the early
years to
account for
longer
residual lives.

Investor

PATTERN FLAGS & SENTIMENT * The "Longevity vs. Yield" Tension: There is a palpable disconnect
between management's long-term IRR focus (15.5-16%) and retail unitholders' desire for immediate DPU
growth. Analysts and investors are fixated on the DPU cut (from [2.00 to [1.50), while management is framing it
as a necessary trade-off to double the asset base and solve the 2027 MVR expiry overhang. * Interest Rate
Pivot: Management is increasingly using interest cost savings (down to 8.0%) as a shield against revenue
volatility. They explicitly stated that a 1% interest rate reduction is far more accretive to unitholders than a 1%
swing in traffic growth, effectively positioning the InvIT as a "proxy" for the Indian rate cycle. * Analyst
Sentiment Verdict: Analysts remain skeptical but attentive. The successful fundraise (QIP) boosted credibility,
but the "reset” in distribution guidance has created a "show-me" period. Management's transparency on NAV
(C7r5-80) was a positive move to anchor valuation expectations. The primary unresolved issue is the timing of the
next "bump"—investors are no longer satisfied with the 5-year growth promise and are looking for immediate
HAM:-led accretion to justify holding through the dilution.



5. WHAT CHANGED vs PRIOR QUARTER

Direction

What Changed Prior Quarter (Q1 FY26) This Quarter (Q2 FY26)
Portfolio Size (EV) ~[8,000 Cr >[16,000 Cr
Asset Count 6 Operational Assets 9 Operational Assets
Weighted Average

) ~14 Years ~17 Years
Life
Quarterly . .

o [2.00 per unit [1.50 per unit
Distribution
Cost of Debt 8.50% 8.00%

. . . ~128 Cr Units (Implied by (192 Cr payout at
Unit Capital 58.05 Cr Units
1.50)
NAV Guidance 03 -94 (75 - [80
Growth Guidance Tactical asset-by-asset 5% p.a. CAGR for 5 years; 10% thereafter
Geographic Concentrated (Rajasthan/
9 .p (Raj Added Uttar Pradesh and Haryana

Footprint Maharashtra/TN)

1 (Lower
cost)

| (Dilution)

1

1 (Clearer)

INVESTOR NOTES: * The Yield Trap has been Disarmed: By cutting the DPU now, management has
preemptively solved the cash-flow cliff that was expected in Jan 2027 (MVR expiry). The "yield" is lower (9-10%
vs 12%), but it is now sustainable for a much longer duration. * Forensic Watch (CFO-to-PAT): PAT dipped to
B3 Cr while Total Income grew YoY. This divergence is driven by the [¥2 Cr amortization of toll rights (a non-
cash charge). Forensic quality remains high as NDCF (cash available) significantly exceeds PAT, which is typical
for maturing BOT assets. * NAV Floor: At a unit price of ~[60 and an NAV of [75-80, the stock trades at a 0.75x
to 0.8x P/NAV. This provides a substantial margin of safety for long-term investors willing to wait for the 5%
compounding and the 2030 premium repayment step-up. * The Next Trigger: Management indicated a HAM
asset acquisition "without dilution” is next. This is the most critical near-term catalyst to watch; if successful, it will

prove that the new larger platform can grow yield without penalizing existing holders.

STOP HERE.
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