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Issue Details The Brookfield India Real Estate Trust (REIT) is India’s only institutionally 

managed public commercial real estate vehicle. Sponsored by an affiliate 

of Brookfield Asset Management (BAM), one of the world’s largest 

alternative asset managers with ~USD 575 billion in assets under 

management, as on 30th September 2020, their goal is to be the leading 

owner of high-quality income producing commercial real estate assets in 

key gateway Indian markets, which have significant barriers to entry. 

  

The REIT’s Initial Portfolio comprises 14.0 msf, with rights to acquire a 

further 8.3 msf and rights of first offer on an additional 6.7 msf, both 

currently owned by members of the Brookfield Group. In line with its 

strategy and business plan, the REIT owns an Initial Portfolio of 4 large 

campus-format office parks, which it believes are “business-critical”, 

located in some of India’s key gateway markets - Mumbai, Gurugram, Noida 

and Kolkata. 

 

The REIT’s Initial Portfolio’s Completed Area has a Same Store Committed 

Occupancy of 92% (and a 87% Committed Occupancy, which includes the 

recently completed 0.5 msf at Candor Techspace N1) and is leased to 

marquee tenants with 75% of Gross Contracted Rentals contracted with 

multi-national corporations such as Barclays, Bank of America Continuum, 

RBS, Accenture, Tata Consultancy Services and Cognizant. While a 7.1 

year Weighted Average Lease Expiry (WALE) provides stability to the cash 

flows from its Initial Portfolio, it is well positioned to achieve further 

organic growth through a combination of contractual lease escalations. 

 

The REIT has observed a revenue growth of 7.9% CAGR to Rs. 956.7 cr for 

the period FY18 to FY20. For the same period, EBITDA grew by 4.5% CAGR 

to Rs. 593.6 cr, whereas EBITDA margins declined from 66.2% in FY18 to 

62% in FY20 on account of increased expenditure. Going forward, the 

company aims to deliver a yield of 7.95% (FY22) and 8.43% (FY23) aided by 

operating revenue growth of 20% between FY20-FY23, driven by 

contracted rent escalations, lease-up of vacant area, re-leasing of existing 

areas and lease-up of Under Construction Area. 

Listing BSE & NSE  

Open Date 3rd Feb 2021 

Close Date 5th Feb 2021 

Price Band Rs. 274-275 

Market Lot 200 shares 

Minimum Lot 1 Lot 

  

 

Issue Structure 

Offer for sale 0% 

Fresh Issue 100% 

  

Issue Size Rs.3,800 Cr 

No of units 13,81,81,818 

Inst share (%) ≤ 75 

Non-Inst share(%) ≥ 25 
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  Sales EBITDA 
Net 

Profit 
EBITDA Margin 

(%) 
Net Margin 

(%) 
EPS 
₹ 

BV 
₹ 

RoE 
(%) 

RoCE 
(%) 

P/E  
(x) 

P/BV  
(x) 

FY18 821.8 543.8  161.1 66.2 19.6 105.9 (1,722.5) (6.2) 51.3 2.6 (0.2) 

FY19 895.9 556.3 (15.7) 62.1   (1.8)     (2.9)    (452.2) 0.6  (3.3) (96.4) (0.6) 

FY20 956.7 593.6   15.1 62.0   1.6     2.3    (340.4) (0.7)  3.7 118.6 (0.8) 
 

Key Financials (in ₹ crores) 
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❖ Performance of REIT:  
 
For its Initial Portfolio, the REIT’s Manager has: 
 

• Leased 4.3 msf between April 1, 2015 and September 30, 2020; 
 

• Achieved 85% tenant retention rate between April 1, 2015 and 
September 30, 2020; 
 

• Added 3.6 msf of Completed Area through on-campus development 
between April 1, 2015 and September 30, 2020; 
 

• Maintained consistently high occupancy with Same Store Committed 
Occupancy of 92% (representing Committed Occupancy for areas 
where the occupancy certificate was received on or before March 31, 
2020) and Committed Occupancy of 87%; 
 

• Invested Rs. 11.855 cr, Rs. 41.062 cr, Rs. 32.114 cr and Rs. 12.2 cr 
during FY18, FY19, FY20 and the 6 months ended September 2020, 
respectively, to renovate its Initial Portfolio including lobby and 
façade upgrades, elevator modernizations, renovations of public 
areas, landscaping, addition of cafes, food courts and boardwalks, 
modernization of building-wide systems, installing substations and 
enhancement of other tenant amenities; and  
 

• Focused on environmental sustainability, and undertook several 
energy efficiency initiatives such as installing rooftop solar panels 
and on-campus sub-stations, which resulted in the REIT’s properties 
receiving several accolades.  
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❖ Key investment highlights: 

 
Brookfield India REIT has the following competitive strengths which makes it a 
good choice to invest in: 
 
➢ Global Sponsorship with Local Expertise: The REIT is sponsored by an 

affiliate of Brookfield Asset Management, one of the world’s largest 
alternative asset managers and investors, with assets under management 
of approximately USD 575 bn across real estate, infrastructure, renewable 
power, private equity and credit, and a global presence of over 150,000 
operating employees across more than 30 countries, as of September 30, 
2020. Brookfield India REIT is of the belief that its unitholders will benefit 
from its ability to leverage Brookfield’s extensive network of relationships, 
its deep capital markets experience, operating expertise, a demonstrated 
track record of managing capital and its commitment of resources to its 
Manager. 
 

➢ Diversified Blue Chip Tenant Roster and Cash Flow Stability: In 
addition to its diversified base of marquee tenants, the REIT’s Initial 
Portfolio has a stable, long-term tenancy profile with staggered expirations 
and a WALE of 7.1 years, providing significant cash flow stability to its 
business. In its Initial Portfolio, 75% of Gross Contracted Rentals are 
contracted with multi-national corporations such as Barclays, Bank of 
America Continuum, RBS, Accenture, Tata Consultancy Services and 
Cognizant. Its Initial Portfolio’s Committed Occupancy has been above 94% 
at the end of the last 4 financial years, highlighting the stability of the 
business. During the period between April 2015 and September 2020, in-
place rents per sf have grown at a CAGR of 4.8%, demonstrating the 
healthy rental growth achieved on the Initial Portfolio. 

 
➢ Significant Identified Internal and External Growth Opportunities: 

Brookfield has extensive local market knowledge and a global network of 
relationships, and the company’s access to Brookfield will provide 
opportunities for organic growth, as well as growth through acquisitions 
from third parties. Within Internal growth opportunities, as a result of 
contractual escalation provisions in almost all of its leases, mark-to-market 
of in-place rents as long-term leases expire, lease-up of recently completed 
construction and near term “on-campus” development, the company has a 
strong foundation for organic cash flow growth. For External growth 
opportunity, post the utilization of the net proceeds from the issue, the 
trust’s total outstanding indebtedness in principal amount will be less than 
18.5% of its initial Market Value. The trust believes that its conservative and 
prudent capital structure will enable it to drive additional growth through 
value accretive acquisitions. 
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Apart from the above-mentioned strengths of the company, there are certain 
risks associated with the company which need to be kept in mind before 
investing. Following are the risks: 
 
➢ Uncertainty around impact of Coronavirus disease (COVID-19) on 

business and operations: Despite the lifting of the lockdown, there is 
significant uncertainty regarding the duration and long-term impact of the 
COVID-19 pandemic, as well as possible future responses by the 
Government, which makes it impossible for the company to predict the 
impact on its operations and its tenants’ business and operations in the 
future. In addition, the manager has agreed to defer the commencement 
date of certain new leases and a limited number of lease agreements have 
been terminated prematurely. 
 

➢ A significant portion of revenue being derived from a limited number 
of tenants and sectors: The REIT is dependent on a limited number of 
tenants and sectors for a significant portion of its revenues. Under tenant 
concentration, the 10 largest tenants accounted for 75%, of the leased area 
as on 30th September 2020. Of these, 3 tenants, viz. Accenture, Tata 
Consultancy Services and Cognizant accounted for 17%, 17% and 14%, 
respectively, of the leased area. Whereas on the sector concentration, the 
tenants in the technology sector accounted for 50% of the leased area of 
the Initial Portfolio, as on 30th September 2020. Additionally, in accordance 
with the terms of the lease deed with NOIDA, SPPL Noida is required to 
develop Candor Techspace N1 for technology services only. Accordingly, 
the Initial Portfolio will continue to experience concentration from the 
tenants in the technology sector. Accordingly, the operations of the 
company may be adversely affected if one or more of these large tenants 
seek to prematurely terminate lease or any of the sectors in which the 
tenants of the Initial Portfolio are concentrated is impacted. 
 

➢ Lower demand on account of Work from Home model: In addition to 
these impacts, on a long-term basis there will be uncertainties surrounding 
the demand side whereby many major IT companies and corporates have 
announced that they will move towards a 'Work from Home' model for their 
employees and a lesser number of employees will be coming to offices, 
thereby reducing the requirement of large office spaces. 
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Brookfield India REIT Ltd. story in charts 
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❖ Issue Structure and Offer Details 
 

The proposed issue size of Brookfield India REIT’s IPO is Rs. 3,800 cr. The price 
band for the issue is in the range of Rs. 274 - 275 per share, and the bid lot is 200 
shares and multiples thereof. Further, the company’s managers may allocate up to 
60% of the Institutional Investor Portion to Anchor Investors on a discretionary 
basis. 
 

Issue Structure 

 
 
 
 
 
 
 
 

 
❖ Objects of Offer: 

 
The Net Proceeds from the Issue will be utilised towards partial or full pre-payment 
or scheduled repayment of the existing indebtedness of the company’s Asset SPVs 
and other General purposes. 
 

Objects of the Offer 

 

 
 

❖ Valuation 
 

At a higher price band of Rs. 275 per unit, Brookfield India REIT is trading at the 
FY20 P/E of 118.6x. With the NAV/Share of Rs. 311 as on 30th September 2020, 
the units are being offered at a discount of 11.58% at a higher price band of Rs. 
275 per unit. 

 
 
 
 
 
 

 

Purpose
Amount (Rs. In 

Cr)

Partial or full pre-payment or scheduled repayment of the 

existing indebtedness of the company's Asset SPVs
3,575

General Corporate Purposes* [  ]

Total Net Proceed [  ]

* To be finalised upon determination of the Offer Price.(Not exceeding 25% of Net proceeds)

Category
No of Shares 

Offered*

% of shares 

Offered

Institutional investors 10,36,36,364      ≤ 75

Non Institutional investors 3,45,45,455        ≥ 25

Total 13,81,81,818      100

* No of Share based on higher price band of Rs. 275
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Proposed Structure for Brookfield India REIT 

 
 
 
Trustee: Axis Trustee Services Limited. 
 
Trust: Brookfield REIT 
 
Manager: Brookprop Management Services Private Limited (Brookfield Properties) 
 
Sponsor: BSREP India Office Holdings V Pte. Ltd. 
 
 

Source: Company Reports & RHP 
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Financial Statements 

 

 

 

Source: Company Reports & Ventura Research 

Figures are in Rs Cr FY18 FY19 FY20 Figures are in Rs Cr FY18 FY19 FY20

Income Statement Per Share Data (Rs)

Net Revenue 821.8 895.9 956.7 Adjusted EPS* 105.9 -2.9 2.3

YoY Growth (%) 9.0 6.8 Adjusted Book Value per Share -1,722.5 -452.2 -340.4

Total Expenditure 278.1 339.7 363.1

YoY Growth (%) 22.2 6.9 Debt Burden

EBITDA 543.8 556.3 593.6 Total Debt to Equity -1.3 -2.6 -3.1

Margin (%) 66.2 62.1 62.0 Net Debt to Equity -1.3 -2.6 -3.0

Depreciation 90.3 95.7 112.3 Net Debt to EBITDA 6.1 11.6 11.2

EBIT 453.5 460.6 481.4

Margin (%) 55.2 51.4 50.3 Return Ratios

Exceptional Items 4.3 0.0 249.5 Return on Equity (%) -6.2 0.6 -0.7

Other Income 44.4 33.9 24.7 Return on Capital Employed (%) 51.3 -3.3 3.7

Finance Cost 328.7 440.4 714.1 Return on Invested Capital (%) 60.6 -3.4 4.0

Interest Coverage 1.4 1.0 0.7

PBT 173.5 54.1 41.4 Working Capital

Margin (%) 21.1 6.0 4.3 Receivable Days 14 23 17

Tax 12.4 69.9 26.3 Inventory Days 0 0 0

Tax Rate (%) 7.2 129.1 63.5 Payable Days 31 23 24

PAT 161.1 -15.7 15.1 Net Working Capital Days -17 0 -7

Margin (%) 19.6 -1.8 1.6

Net Profit 161.1 -15.7 15.1 Valuation Ratios

Margin (%) 19.6 -1.8 1.6 P/E 2.6 -96.4 118.6

P/BV -0.2 -0.6 -0.8

Balance Sheet

Share Capital 15.2 55.2 65.2 Cash Flow Statement

Total Reserves -2,634.1 -2,551.8 -2,284.9 Profit Before Tax 173.5 54.1 41.4

Shareholders' Fund -2,618.9 -2,496.6 -2,219.7 Adjustments 121.3 387.1 434.9

Long Term Borrowings 3,345.8 6,197.2 6,668.8 Change in Working Capital 52.1 4.1 -19.9

Short Term Borrowings 0.0 262.2 174.1 Less: Tax Paid 67.9 62.3 75.8

Trade Payable 69.8 56.1 62.4 Cash Flow from Operations 414.9 507.6 532.2

Other Current Liabilities 3,945.2 813.0 464.3 Net Capital Expenditure -106.7 -2,360.5 -170.8

Deferred Tax Liablity 29.5 77.0 63.9 Change in Investment Activities 44.5 307.0 268.8

Total Liabilities 4,893.3 5,043.7 5,378.1 Cash Flow from Investing -62.2 -2,053.5 98.0

Net Block 3,691.6 4,212.4 967.1 Change in Borrowings -100.4 2,007.1 161.1

Property under development 435.8 193.9 52.0 Proceeds from Equity Issues 0.0 0.0 25.0

Long Term Loans & Advances 16.6 42.0 48.7 Less: Finance Cost -349.1 -437.6 -622.4

Cash & cash equivalent 124.9 135.8 326.6 Cash Flow from Financing -449.5 1,569.4 -436.2

Short Term Loans and Advances 305.5 0.0 0.0 Net Cash Flow -96.8 23.5 194.0

Sundry Debtors 31.8 56.5 44.9 Opening Cash Balance 205.8 109.0 132.6

Total Assets 4,893.3 5,043.7 5,378.1 Closing Cash Balance 109.0 132.6 326.5
* The number of units that the Brookfield India REIT will issue to investors in the proposed Initial Public Offer is not presently ascertainable. Hence, the disclosures in respect 

of Earnings per unit have not been presented. EPS calucated based on no. of shares for SPV
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Disclosures and Disclaimer  
 

Ventura Securities Limited (VSL) is a SEBI registered intermediary offering broking, depository and portfolio management services to clients. VSL is member 
of BSE, NSE and MCX-SX. VSL is a depository participant of NSDL. VSL states that no disciplinary action whatsoever has been taken by SEBI against it in 
last five years except administrative warning issued in connection with technical and venial lapses observed while inspection of books of accounts and records. 
Ventura Commodities Limited, Ventura Guaranty Limited, Ventura Insurance Brokers Limited and Ventura Allied Services Private Limited are associates of 
VSL. Research Analyst (RA) involved in the preparation of this research report and VSL disclose that neither RA nor VSL nor its associates (i) have any 
financial interest in the company which is the subject matter of this research report (ii) holds ownership of one percent or more in the securities of subject 
company (iii)  have any material conflict of interest at the time of publication of this research report (iv) have received any compensation from the subject 
company in the past twelve months (v) have managed or co-managed public offering of securities for the subject company in past twelve months (vi) have 
received any compensation for investment banking merchant banking or brokerage services from the subject company in the past twelve months (vii) have 
received any compensation for product or services from the subject company in the past twelve months (viii) have received any compensation or other benefits 
from the subject company or third party in connection with the research report. RA involved in the preparation of this research report discloses that he / she 
has not served as an officer, director or employee of the subject company. RA involved in the preparation of this research report and VSL discloses that they 
have not been engaged in the market making activity for the subject company. Our sales people, dealers, traders and other professionals may provide oral or 
written market commentary or trading strategies to our clients that reflect opinions that are contrary to the opinions expressed herein. We may have earlier 
issued or may issue in future reports on the companies covered herein with recommendations/ information inconsistent or different those made in this report. 
In reviewing this document, you should be aware that any or all of the foregoing, among other things, may give rise to or potential conflicts of interest. We may 
rely on information barriers, such as "Chinese Walls" to control the flow of information contained in one or more areas within us, or other areas, units, groups 
or affiliates of VSL. This report is for information purposes only and this document/material should not be construed as an offer to sell or the solicitation of an 
offer to buy, purchase or subscribe to any securities, and neither this document nor anything contained herein shall form the basis of or be relied upon in 
connection with any contract or commitment whatsoever. This document does not solicit any action based on the material contained herein. It is for the general 
information of the clients / prospective clients of VSL. VSL will not treat recipients as clients by virtue of their receiving this report. It does not constitute a 
personal recommendation or take into account the particular investment objectives, financial situations, or needs of clients / prospective clients. Similarly, this 
document does not have regard to the specific investment objectives, financial situation/circumstances and the particular needs of any specific person who 
may receive this document. The securities discussed in this report may not be suitable for all investors. The appropriateness of a particular investment or 
strategy will depend on an investor's individual circumstances and objectives. Persons who may receive this document should consider and independently 
evaluate whether it is suitable for his/ her/their particular circumstances and, if necessary, seek professional/financial advice. And such person shall be 
responsible for conducting his/her/their own investigation and analysis of the information contained or referred to in this document and of evaluating the merits 
and risks involved in the securities forming the subject matter of this document. The projections and forecasts described in this report were based upon a 
number of estimates and assumptions and are inherently subject to significant uncertainties and contingencies. Projections and forecasts are necessarily 
speculative in nature, and it can be expected that one or more of the estimates on which the projections and forecasts were based will not materialize or will 
vary significantly from actual results, and such variances will likely increase over time. All projections and forecasts described in this report have been prepared 
solely by the authors of this report independently of the Company. These projections and forecasts were not prepared with a view toward compliance with 
published guidelines or generally accepted accounting principles. No independent accountants have expressed an opinion or any other form of assurance on 
these projections or forecasts. You should not regard the inclusion of the projections and forecasts described herein as a representation or warranty by VSL, 
its associates, the authors of this report or any other person that these projections or forecasts or their underlying assumptions will be achieved. For these 
reasons, you should only consider the projections and forecasts described in this report after carefully evaluating all of the information in this report, including 
the assumptions underlying such projections and forecasts. The price and value of the investments referred to in this document/material and the income from 
them may go down as well as up, and investors may realize losses on any investments. Past performance is not a guide for future performance. Future returns 
are not guaranteed and a loss of original capital may occur. Actual results may differ materially from those set forth in projections. Forward-looking statements 
are not predictions and may be subject to change without notice. We do not provide tax advice to our clients, and all investors are strongly advised to consult 
regarding any potential investment. VSL, the RA involved in the preparation of this research report and its associates accept no liabilities for any loss or 
damage of any kind arising out of the use of this report. This report/document has been prepared by VSL, based upon information available to the public and 
sources, believed to be reliable. No representation or warranty, express or implied is made that it is accurate or complete. VSL has reviewed the report and, 
in so far as it includes current or historical information, it is believed to be reliable, although its accuracy and completeness cannot be guaranteed. The opinions 
expressed in this document/material are subject to change without notice and have no obligation to tell you when opinions or information in this report change. 
This report or recommendations or information contained herein do/does not constitute or purport to constitute investment advice in publicly accessible media 
and should not be reproduced, transmitted or published by the recipient. The report is for the use and consumption of the recipient only. This publication may 
not be distributed to the public used by the public media without the express written consent of VSL. This report or any portion hereof may not be printed, sold 
or distributed without the written consent of VSL. This document does not constitute an offer or invitation to subscribe for or purchase or deal in any securities 
and neither this document nor anything contained herein shall form the basis of any contract or commitment whatsoever. This document is strictly confidential 
and is being furnished to you solely for your information, may not be distributed to the press or other media and may not be reproduced or redistributed to any 
other person. The opinions and projections expressed herein are entirely those of the author and are given as part of the normal research activity of VSL and 
are given as of this date and are subject to change without notice. Any opinion estimate or projection herein constitutes a view as of the date of this report and 
there can be no assurance that future results or events will be consistent with any such opinions, estimate or projection. This document has not been prepared 
by or in conjunction with or on behalf of or at the instigation of, or by arrangement with the company or any of its directors or any other person. Information in 
this document must not be relied upon as having been authorized or approved by the company or its directors or any other person. Any opinions and projections 
contained herein are entirely those of the authors. None of the company or its directors or any other person accepts any liability whatsoever for any loss arising 
from any use of this document or its contents or otherwise arising in connection therewith. The information contained herein is not intended for publication or 
distribution or circulation in any manner whatsoever and any unauthorized reading, dissemination, distribution or copying of this communication is prohibited 
unless otherwise expressly authorized. Please ensure that you have read “Risk Disclosure Document for Capital Market and Derivatives Segments” as 
prescribed by Securities and Exchange Board of India before investing in Securities Market. 
   

Ventura Securities Limited - SEBI Registration No.: INH000001634 
 

Corporate Office: I-Think Techno Campus, 8th Floor, ‘B’ Wing, Off Pokhran Road No 2, Eastern Express Highway, Thane (W) – 400608 


