IRB InvIT Fund — Oct 2024 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline One-line: A rain-marred and protest-hit quarter confirms the "stability-over-growth" nature of the
portfolio, where the thesis remains pinned on H2 recovery and the execution of Sponsor asset injections to offset

aging concessions.
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Key Takeaways: * Positives: The Trust continues to demonstrate high cash-flow discipline, maintaining a
[2.00/unit payout despite the highest rainfall in years and total suspension of tolling at the Pathankot-Amritsar
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Signal | Evidence

Total Income [271 Cr (vs [275.2 Crin Q1); EBITDA [224 Cr (vs
[228.5 Crin Q1).

PAT impacted by a non-cash impairment provision for Pathankot-
Amritsar investment at the Trust level.

Mgmt maintains a roadmap for [8.5-9.0 DPU in 4-5 years,
contingent on acquisition timing.

Transparent about Pathankot suspension and the technical impact
of WPI rounding on tariffs.

Low leverage (0.3x Net Debt/AUM) remains the primary defensive
moat against macro volatility.

Investors remain anxious about capital erosion; Mgmt clarified the
IRR-based return model (12-15%).

Analysts focused on how the Trust will replace expiring cash flows
(e.g., Omalur-Salem) with new assets.

Focusing on refinancing (VK1 pending) and awaiting Sponsor asset
completions in FY25/26.

EBITDA margin remains high at ~83%, despite traffic headwinds.

Limited this year; 2.5% effective hike due to low Dec/March WPI
and [5 rounding rules.

Consistent distribution of [(2/unit supported by cash flows; 69% of
initial capital already returned.

Essential Golden Quadrilateral/NH stretches; force majeure
clauses protect against protest losses.

Net Debt/AUM at 0.3x; significant headroom for debt-funded
acquisitions.

Toll collections are immediate; NHAI compensation for protests has
a 3-6 month lag.

Consistent quarterly distribution (C2.00) maintained despite
operational disruptions.

Pathankot-Amritsar is a recurring pain point due to farmer protests
and regional instability.

Focus on "waiting for interest rate peak" to maximize acquisition
IRRs.



asset. The balance sheet (0.3x Net Debt/AUM) provides the necessary "dry powder" to acquire the three HAM
assets identified for FY25-26. * Negatives: Organic growth is currently stagnant. Low WPI indexation (0.73% for
Dec; 0.26% for March) combined with NHAI's [ rounding rule resulted in minimal tariff-led revenue growth
(~2.5%). The Pathankot-Amritsar impairment, while non-cash and asset-neutral, highlights the geographic
concentration risk in politically sensitive zones. * Street Concern: Investor friction is rising regarding the unit
price (trading below IPO/NAV) and the perceived lack of buybacks. Management's firm stance (citing SEBI
restrictions) shifts the focus entirely back to yield and portfolio expansion as the only levers for value creation. *
Forward Watchpoint: The resumption of tolling at Pathankot-Amritsar and NHAI approval for VK1 refinancing
are the two immediate tactical catalysts for H2FY25.

2. BUSINESS PERFORMANCE

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

. Current Qtr  YoY QoQ
Metric Trend Mgmt Commentary
(OCr) Change Change
Total Consolidated YoY growth driven by 4% toll revenue increase;
271.00 1 5.0% 1 1.5% - . .
Income QoQ dip due to monsoon seasonality.
Impacted by heavy rains; commercial vehicle (MAV)
Toll Revenue 228.00 1 4.6% 11.7% - ) N )
traffic softened by geopolitical tensions.
EBITDA 224.00 1 4.7% 1 1.9% - Margin held steady at ~82.7%.
Impacted by [64 Cr depreciation and Trust-level
PAT 85.00 1 3.4% 1 15.5% ! . . .
impairment on Pathankot investment.
Payout maintained at [2.00/unit; implies NDCF
NDCF Not Stated N/A N/A - -
stability.
Distribution per unit Interest ((1..20), Dividend ([0.23), Return of Capital
2.00 - 0% - 0% =
(@] (f0.57).
) "Significantly impacted" by rainfall; H2 expected to
Traffic Growth (%) ~4.0% ! ! !
be stronger.
Net Debt / AUM 0.3x - 0% - 0% = Significant capacity for new asset acquisitions.
Interest Cost 72.00 1 5.9% 1 5.3% - Includes interest on premium deferment.
Depreciation/ . Increase reflects higher amortization on toll
. 64.00 1 14.3% Notin Doc | .
Amortization collection rights.

2B. SEGMENT BREAKDOWN (Project-level Context)

Revenue (O YoY

Segment / Project cn Key Development
. ~36.00 Tolling suspended due to farmer protests; impairment taken at

Pathankot Amritsar o l 1

(implied) Trust level.

. Soft quarter due to monsoon; expected to ramp up to [23-24
Talegaon Amravati 21.00 ! ! .
Crin Q3.

M.V.R. (Omalur- ey
Salem) Not Stated ! 1 Tariff hike was <0.5% due to very low March WPI (0.26%).
Vadodara Kim ] . .

Not Stated - - Refinancing of SPV debt awaiting NHAI approval.

(HAM)



3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Required
Run-Rate

Dimension Category Management Target / Claim

Historical Delivery

~3% CAGR in Consistent at [8.00

Guidance Distribution [8.5 to [0.0 per unit in 4-5 years. ) Medium
NDCF annualized.
) . Vadodara Mumbai Pkg-7 & ) Track record of adding 2
Guidance Acquisitions . H2 completion . Low
Pathankot-Mandi in FY25. assets since IPO.
Guidance Acquisitions Chittoor Thachur in FY26. On track Pending completion. Low
) . VK1 refinancing post-NHAI . Trust-level refinancing .
Strategy Refinancing Immediate Medium
approval. already completed.
Evaluate 30+ third-party assets; . Disciplined; no "growth at
Strategy Growth . ) Selective Low
buy only if IRR accretive. any cost."
. H2 traffic historically better than Seasonal . .
Macro Traffic ) Consistent historical trend. Low
H1. uptick
) IRR protection for Pathankot via Quarterly Historically received 50% :
Macro Compensation Medium

extensions/reimbursement. filings cash reimbursement.



4. ANALYST Q&A



Q# Relevance

1 4.0
2 85
3 4.5

Analyst

Dayalal
Bhut

Dayalal
Bhut

Ramdas
Khanna

Theme

Buyback

Fees

Capital

Category

Governance

Governance

Financials

Underlying

Concern

"Have you ever
taken up the
issue of buyback
with SEBI... if
InvIT is allowed
to raise fund via
QIP, they should
be allowed to
buyback."

"How much
yearly fees are
paid to
investment
managetr... loss
due to private
InvIT of the
sponsor?"

"How will the
capital be
returned; how
will the capital be
written off at the
end of the expiry
period of trust?"

Management
Response &
Investment
Implication

Management
confirmed they
approached
SEBI through
the InvIT forum,
but the
regulator
remains
opposed to
buybacks as it
contradicts the
90% distribution
mandate. This
remains a
permanent
structural
overhang on
the unit price
discount to
NAV.

None 4.0

Management
clarified that the
Private InvIT
handles
development/
under-
construction
assets while the
Public InvIT
only takes
mature assets,
eliminating
overlap or
competition.
This mitigates
conflict-of-
interest
concerns
regarding the
Sponsor's dual
platforms.

None 4.0

Management
explained the
IRR-based
model (12-15%)
where the [2.00
quarterly
payout includes
a "Return of
Capital"
component
([0.57 this

None 4.5

Evaded Credibility Verdict

Clear
regulatory
dead-end

Conflict-of-
interest
cleared

Financial
literacy
bridge



Q# Relevance

Underlying

Concern

"Pathankot
Amritsar
highway, we see
drop in traffic...
this is becoming
a consistent
problem... every
time there is
agitation."

"Provide us with
quarterly data [in
the results
table]...
otherwise we
have to do a
calculation."

"What is the
impairment
related to in one

Management
Response &
Investment
Implication

quarter) to
ensure full
recovery by the
end of
concession.
Investors must
view this as an
amortizing bond
rather than a
perpetual
equity.

Management
noted that while
protests disrupt
cash flow, the
IRR is
protected
through 50%
cash
reimbursement
of O&M/Interest
and concession
extensions.
This provides a
safety net for
the asset's
long-term
valuation
despite short-
term liquidity
noise.

Management
agreed to
consider
providing
separate 3-
month and 6-
month data in
future filings to
align with other
listed InvITs.
This will
improve
financial
transparency
and ease of
analysis for unit
holders.

Management
explained the
impairment

Evaded Credibility

Verdict

Technical
defense

Specific
commitment

Accounting
clarification



Q# Relevance

Underlying

Analyst Theme Category

Concern

of the
subsidiaries...
and why?"

"What was the

Vaibhav ) Business .
Tariff ) hike that we got

Shah Overview
for M.V.R.?"
"By when you
are thinking that

Saurabh this refinancing

. Payouts Outlook .
Chitra exercise can

actually flow to
DPU?"

Management
Response &
Investment
Implication

Evaded Credibility Verdict

relates to the
Trust's
investment in
the Pathankot
SPV because
the Trust had to
service its own
debt while the
SPV's cash
flows were
suspended due
to protests. This
is a non-cash
accounting
adjustment at
the Trust level
that should
reverse once
tolling resumes.

MVR received
less than 0.5%
tariff revision
because it is
linked to the
March WPI,
which was a
negligible
0.26%. This
highlights a
period of low
organic
revenue growth
for the portfolio
due to the
cooling inflation
index.

Quantified
impact

None 5.0

Management
expects that if
Q3 traffic
numbers
improve, the
interest savings
from
refinancing will
start reflecting
in higher DPU
as early as Q3.
This serves as
a near-term
catalyst for
yield
improvement.

Near-term

None 3.5 .
DPU signal



Q# Relevance Analyst Theme Category

Sarvesh

9 4.0 WPI Logic Financials
Gupta
Sarvesh . .
10 3.5 Cash Flow  Financials
Gupta

PATTERN FLAGS & SENTIMENT * The "Melting Ice Cube" Anxiety:

Underlying

Concern

"You are not able
to get anything
from the WPI
because of this
[rounding]
structure?"

"When is NHAI
going to give you
[compensation]...
if the agitation
goes on for two
years?"

Management
Response &
Investment
Implication

Evaded Credibility Verdict

Management
explained that
four projects
are linked to
3% fixed + 40%
of Dec WPI,
and the (b
rounding rule
can negate
small WPI
increases. This
structural

Technical

None 4.5 .
clarity

feature means
toll growth will
"leapfrog" in
years of high
WPI but remain
flat in low-
inflation years.

Claims are filed
guarterly and
reimbursements
(50% of costs)
historically take
3-6 months with
interest paid on
any delays.
This confirms
that while tolling
is suspended,
the Trust has a
quasi-
receivable from
NHAI to cover
fixed costs.

Liquidity
assurance

None 4.0

Multiple questions focused on the return

of capital and what happens when concessions end. Management's posture was educational, emphasizing that
the yield includes capital repayment. However, the underlying fear of the unit price sliding toward zero as
concessions age remains the primary driver of investor dissatisfaction. * Regulatory Frustration: There is a
clear tension between investors wanting buybacks (to support the unit price) and SEBI's strict "distribution-first"
mandate. Management was firm in deflecting this toward the regulator, effectively signaling that no price-support
measures are coming. * Analyst Sentiment Verdict: Analysts were cautiously satisfied with the operational
resilience but skeptical about near-term growth catalysts. The primary friction point was the low tariff hike
(~0.5% to 2.5%), which management logically explained through the WPI/Rounding mechanics. Credibility
remains high due to the commitment to acquisitions and consistent payouts, but the "Pathankot Protest" risk

remains an unresolved monitoring point for H2.



5. WHAT CHANGED vs PRIOR QUARTER

What Changed Prior Quarter (Q1FY25) This Quarter (Q2FY25) Direction

Tolling suspended at Pathankot-Amritsar due to

Asset Operations Tolling active at Pathankot. 1
protests.
Earnings N ) . Non-cash impairment at Trust level for Pathankot
. No significant impairments. . !
Adjustments investment.
. L 2.5% effective hike across 4 . !
Tariff Realization ; <0.5% hike for MVR (Omalur-Salem) confirmed. !
assets.

Commitment to provide separate quarterly data

Reporting Standard Half-yearly focused disclosure. i
o 4 yeEi henceforth.
. "Highest rainfall" impact across states leading to 4%
Monsoon Impact "Early monsoon" in June. .
growth ceiling.
Debt Management Refinancing in progress. Trust debt refinancing completed; VK1 awaiting NHAL. 1

INVESTOR NOTES: * Yield Stability: Despite major disruptions (protests/rains), the [2.00 DPU is a hard floor,
providing an 11-12% yield at current market prices. * Pathankot Impairment: This is an accounting artifact of
the Trust-level debt servicing; fundamental asset value is protected by NHAI compensation clauses. * Growth
Path: Thesis now moves to H2FY25, where the addition of two Sponsor HAM assets (VM7 and Pathankot-
Mandi) is required to offset the shortening life of the existing BOT portfolio. * Forensic Trigger: CFO-to-PAT
remains strong as toll assets are cash-and-carry; the divergence this quarter is purely due to non-cash Trust-
level impairment and depreciation.
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