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Distributions to pick up in FY26… 
Brookfield India REIT, managing 7 Grade-A assets located in Delhi, 
Mumbai, Gurugram, Noida, and Kolkata. The Brookfield India REIT 
portfolio consists of 26msf of total leasable area, comprising 21msf 
of operating area.  
 

• Brookfield operates a solid 21msf with an occupancy of  88%, 
along with an upcoming area of ~5msf outlying strong rental 
growth.  

• BREIT is expected to maintain stable distributions in FY25, 
however, expecting a 12% YoY increase in FY26, with yields 
consistently above 7%. 

• Brookfield has been the highest-yielding commercial REIT, 
trading at a significant discount to NAV, making it an attractive 
option for investors. 

• During the quarter, Brookfield acquired a 50% stake in a 
3.3msf commercial portfolio in Delhi-NCR from Bharti Enter-
prises for ~Rs .12,280mn.  

• Brookfield outlies stable growth supported by acquisitions and 

organic growth. Further, considering the additional leasing and 

rental escalations led to  growth in NDCF, we assign ACCUMU-

LATE rating on the stock with a target price of Rs. 311 based on 

14.5x June 2026E DPU, leading to a TER* of 14%. 

 

Company Data 

Market Cap (Rs. cr) 13,776 

Enterprise Value (Rs. cr) 25,575 

Outstanding Units (cr) 48 

Free Float (%) 60 

Dividend Yield (%) 7 

52 week high (Rs.) 310 

52 week low (Rs.) 231 

6m average volume (cr) 0.25 

Beta 0.43 

Face value - 

Price Performance 3 month 6 Month 1 Year 

Absolute Return 7% 10% 20% 

Absolute Sensex 2% 10% 24% 

Relative Return* 5% 0% -4% 

Unit holding  (%) Q3FY24 Q4FY24 Q1FY25 

Sponsors 43.9 43.9 40.2 
Institutions 38.5 38.6 34.6 

Non-Institutions 17.6 17.5 25.3 

Total 100.0 100.0 100.0 

over or under performance to benchmark index 

 

Y.E Mar (Rs cr)  FY24A FY25E FY26E 

Sales 1,780 2,415 2,687 

Growth (%) 49 36 11 

EBITDA 1,253 1,715 1,894 

EBITDA Margins% 70 71 70 

PAT Adj. -4 186 305 

Growth (%) -103 -4,914 64 

Adj.EPS 0 5 7 

Growth (%) -91 1,304 52 

P/E 721 14 12 

P/B 1 1 1 

EV/EBITDA 18 13 12 

ROE (%) 0 1 2 

D/E 0.9 0.9 0.9 

Distribution poised for growth in FY26E 

Brookfield is projected to maintain a stable distribution in FY25 following 
the 7% YoY decline in FY24. However, a recovery in distributions is antici-
pated for FY26, driven by significant upcoming completions and improved 
distributions from the North commercial portfolio. Thus, distributions are 
expected to increase by 12% YoY in FY26. Further, Brookfield recorded dis-
tributions of Rs. 20.2 and Rs. 18.8 in FY23 and FY24, respectively. 
 

High yielding Commercial REIT 

Brookfield has consistently been the highest-yielding commercial REIT, 
maintaining a distribution yield of 7.3% in FY24 despite a dip in distribu-
tions. Over the years, Brookfield has remained the top-yielding REIT. How-
ever, Brookfield trades at an attractive valuation relative to its peers, mak-
ing it an appealing option for investors. 
 

 

NAV  accretive acquisition 

In the recent quarter, Brookfield REIT successfully acquired a 50% stake in a 
3.3msf commercial portfolio in Delhi-NCR from Bharti Enterprises for 
~Rs12,280mn. As part of the transaction, Brookfield issued 40.93mn units 
to Bharti Enterprises at Rs 300 per unit, representing an 18.5% premium to 
the floor price. The acquisition doesn’t include any cash transactions. This 
acquisition is NAV accretive by 0.9%, as reported by the company. 
 

Valuation 

Brookfield REIT is expected to deliver strong distributions, supported by 
organic growth and recent acquisitions. While the distribution for FY25 is 
projected to remain flat, growth is anticipated in FY26. Given the positive 
outlook on REITs and the commercial sector in India, along with the ex-
pected improvement in Brookfield’s distribution in FY26, we assign  ACCU-
MULATE rating to the stock with a target price of Rs. 311, based on 14.5x 
June 2026E DPU.  
 

* Total Expected Return (TER) 14%, including cap. appreciation of 

~8% and distribution yield of ~6%. 
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Distributions to recover in FY26E 

Company Overview 

Brookfield India Real Estate Trust is an India-based commercial real estate vehicle. The 
investment trust's portfolio consists of commercial assets located in Mumbai, Gurgaon, 
Noida and Kolkata. The sponsor of Brookfield REIT is BSREP V1, with Axis Trustee Ser-
vices Limited acting as the trustee and Brookprop Management Services Private Limited 
appointed as the manager for Brookfield REIT. 

Key Risks 

Source: Company, Geojit Research 

Source: Company, Geojit Research 

 Leverage and Refinancing Risks: While the Embassy operates at high leverage, refi-
nancing the NCDs and other borrowing on time at reasonable interest rates remains a 
key concern. 

 Interest Rate Fluctuations: An increase in the interest rate could increase the fi-
nance cost and thus impact the margins negatively. Any reduction in interest rate will 
have a positive impact. 

 Slowdown in Economy: Any slowdown in the overall economy leads to decreased 
economic activities and thus lower occupancies. 

 Regulatory Changes: REIT is a new concept in India, and it's highly regulated. 
Changes in government policies or regulations related to real estate and REITs can 
impact the performance of the REIT. 

Source: Company, Geojit Research 

Source: Geojit Research 

Source: Company, Geojit Research 

RFO: Revenue from Operations           NOI: Net Operating Income                NDCF: Net Distributable Cashflow             DPU : Distribution Per Unit 
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27th December 2018 Investment Rationale… 

 

Strong Base, Competitions underway… 

 

Source: Company, Geojit Research.  

 

Quality Portfolio 

 

 Brookfield Trust has a well quality and  
diversified portfolio in terms of compa-
nies and sectors, minimizing its default 
risk and exhibiting higher probabilities 
for long term contracts. 

 

 Trust’s major occupier is TCS, contrib-
uting ~10% of its total space, followed 
by Accenture ~9%. Also the technology 
and BFSI sectors occupy the majority 
share. 

 Commercial Space: Brookfield REIT operates at ~20.9msf of completed leasable ar-
ea, and additional completions in properties N1, N2, and G1 are expected in Q2FY25. 
Management expects a capex of Rs.205cr. for the upcoming and ongoing projects. Ad-
ditionally, in these properties, Downtown Powai contributes ~27% of the revenue, 
and G1 and G2 contribute ~17% each.  

 Leasing: In FY24, Brookfield REIT achieved gross leasing of 3msf, comprising 1.1msf 
of renewals and 1.9msf of new leases. This renewal occurred at a spread of 16% with 
an average.  

 

 Occupancy: As of FY24, physical occupancy was at 82, down by ~200 basis points. 
Committed occupancy stands at ~87%, expecting the occupancy to pick up in the com-
ing years. While the Weighted Average Lease Expiry (WALE) also showed a slight dip 
to 7.6 years from 7.9 during the period. 

Commercials : Steady FY25, soaring FY26  

 Revenue is expected to surge ~36% in FY25 on the back of an additional ~3msf oper-
ational area, which will also lead to a slight dip inoccupancy in the near term. Howev-
er, occupancy is expected to pick up gradually. 

 Brookfield enjoys higher NOI margins comparatively. It has shown ~431bps im-
provement in FY24, and it is expected to stabilize at ~84% in FY25 and FY26. Source: Company, Geojit Research 

Source: Company, Geojit Research 

Source: Company, Geojit Research 

Source: Company, Geojit Research 

Commercial Portfolio 

  Leasable Area (msf) WALE  Occupancy 
In-place 

Rent 

Location Completed 
Under 
Const. 

Total (Yrs) % (psf / mth) 

Commercials               

Downtown Powai Mumbai 4.3 0 4.3 6.3 90 ₹ 149 

Candor TechSpace G1 Gurugram 3.7 0.1 3.8 6.8 69 ₹ 75 

Candor TechSpace G2 Gurugram 3.9 0.2 4.1 8.3 76 ₹ 84 

Candor TechSpace N1 Noida 2.0 0.9 2.8 8.4 97 ₹ 54 

Candor TechSpace N2 Noida 3.8 0.8 4.6 8.1 78 ₹ 58 

Candor TechSpace K1 Kolkata 3.2 2.7 5.9 8.2 88 ₹ 46 

Total   20.9 4.6 25.5 7.6 82 ₹ 84 

Kensington, Mumbai  

Candor TechSpace G2, Gurugram  

Particulars (In cr.) FY22A FY23A FY24A FY25E FY26E 

Total Completed Area 14 14 21 24 26 

Leased Area 12 13 18 19 20 

Occupancy  87% 89% 87% 78% 78% 

Revenue from Operations 6,577 11,970 17,805 24,146 26,868 

Growth 570% 82% 49% 36% 11% 

Net Operating Income (NOI) 5,262 9,608 15,062 20,335 22,535 

NOI Margin  80% 80% 85% 84% 84% 
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27th December 2018 

 

Valuation 

 

 

Distribution to pick up in FY26E…. 

1 year Forward Price to DPU Chart 

 Brookfield REIT has consistently achieved a pre-tax Distribution Per Unit (DPU) yield of 
~7% over recent years. Projections indicate that this yield will exceed 7%  in FY25 and 
FY26, at the current market price (CMP). 

 The acquisition of the North commercial portfolio at Net Asset Value (NAV) is anticipated 
to positively impact long-term distributions. The company has provided guidance for a 
DPU of Rs. 18.5 (+/- Rs. 0.25) for FY25. 

 While Brookfield is expected to maintain a flat distribution in FY25, recovery in distribu-
tions is projected for FY26, driven by strong upcoming completions and better distribu-
tions from the North commercial portfolio. 

 Brookfield REIT currently trades at 15.5x Price to DPU, which is above its long term 
1+ Std.  Also, the stock is trading at  9% and 23% premium respectively, to its 1+ Std 
and Avg, respectively.  

 We maintain a positive outlook on Real Estate Investment Trusts (REITs) in India, 
driven by strong leasing activity from Global Capability Centres (GCCs), increased 
economic growth, and favourable government policies.  

 Considering the upcoming completions and the recent NAV-accretive acquisition of 
assets, supported by better occupancies and rental escalations, we assign a ACCU-
MULATE rating to Brookfield REIT based 14.5x June 2026E DPU, with a target 
price of Rs. 311.  

 Expected Returns (FY26)  (%) 

Dividend Yield (NTM) 6 

Capital Appreciation 8 

Total Return 14 

Particulars (In Mn.) FY22A FY23A FY24A FY25E FY26E 

Revenue from Operations (SPV Level) 6,577 11,970 17,805 24,146 26,868 

Net Operating Income ( NOI ) 5,262 9,608 15,062 20,335 22,535 

NOI Margin 80% 80% 85% 84% 84% 

EBITDA ((SPV Level) 5,140 9,352 14,876 20,017 22,191 

EBITDA Margin 78% 78% 84% 83% 83% 

NDCF ( SPV Level ) 18,278 7,780 9,129 8,785 10,195 

Distributions from SPVs to Trust 19,056 7,668 9,426 8,647 10,093 

NDCF ( REIT Level ) 4,939 6,786 7,705 8,816 9,922 

Distribution from REIT 5,040 6,768 7,745 8,808 9,922 

Distribution Per Unit (DPU) 16.1 20.2 17.7 18.3 20.7 

DPU Yield 7% 7% 7% 7% 7% 

*FY22A does not includes the number for Q1FY22. 
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Consolidated Financials 

PROFIT & LOSS 

CASH FLOW 

BALANCE SHEET 

RATIOS 

Y.E March (Rs cr) FY22A FY23A FY24A FY25E FY26E 

Cash 255 258 500 622 708 

Account Receivable 22 52 73 88 105 

Inventories 0 0 0 0 0 

Other Cur. Assets 98 110 170 172 182 

Investments 0 0 0 0 0 

Gross Fixed Assets 13,873 14,062 24,926 26,515 26,701 

Net Fixed Assets 13,457 13,424 23,878 24,863 24,638 

CWIP 175 122 120 446 619 

Intangible Assets 0 0 0 0 0 

Def. Tax (Net) 376 369 462 454 454 

Other Assets 403 306 409 431 438 

Total Assets 14,786 14,641 25,612 27,076 27,143 

Current Liabilities 111 153 213 241 269 

Provisions 539 584 988 1,117 1,269 

Debt Funds 5,166 5,452 12,007 12,420 12,593 

Other Liabilities 89 118 143 214 273 

Equity Capital 8,987 8,656 10,910 12,028 12,028 

Reserves & Surplus -105 -322 1,351 1,056 710 

Shareholder’s Fund 8,882 8,334 12,261 13,084 12,738 

Total Liabilities 14,786 14,641 25,612 27,076 27,143 

BVPS 265 249 279 298 290 

Y.E March (Rs cr) FY22A FY23A FY24A FY25E FY26E 

Sales 877 1,197 1,780 2,415 2,687 

% change 570 37 49 36 11 

EBITDA 618 816 1,253 1,715 1,894 

% change 632 32 54 37 10 

Depreciation 208 275 411 420 429 

EBIT 410 540 842 1,295 1,465 

Interest 208 432 852 1,124 1,147 

Other Income 22 32 74 78 89 

PBT 224 140 64 249 407 

% change 1,232 -37 -54 286 64 

Tax -22 9 68 61 102 

Tax Rate (%) -10 7 106 25 25 

Reported PAT 246 131 -4 185 305 

Adj.* 1 1 0 3 2 

Adj. PAT 246 131 -4 186 305 

% change 807 -47 -103 -4,914 64 

No. of units (cr) 34 34 44 48 48 

Adj EPS (Rs) 8 4 0 5 7 

% change 791 -51 -91 1,304 52 

DPU (Rs) 16 20 18 18 21 

% change - 25 -12 3 13 

Y.E March FY22A FY23A FY24A FY25E FY26E 

Profitab & Return           

EBITDA margin (%) 70.5 68.1 70.4 71.0 70.5 

Net profit mgn.(%) 28.1 11.0 -0.2 7.7 11.4 

ROE (%) 2.8 1.6 0.0 1.4 2.4 

ROCE (%) 2.9 3.9 3.5 5.1 5.8 

W.C & Liquidity           

Receivables (days) 9.4 15.7 15.0 13.4 14.2 

Inventory (days) 0.0 0.0 0.0 0.0 0.0 

Payables (days) 90.0 62.7 72.2 67.7 72.6 

Current ratio (x) 3.4 2.7 3.5 3.7 3.7 

Quick ratio (x) 2.5 2.0 2.7 2.9 3.0 

Turnover &Leverage           

Net debt to fixed asset (x) 0.4 0.4 0.5 0.5 0.5 

Total asset T.O (x) 0.1 0.1 0.1 0.1 0.1 

Int. covge. ratio (x) 2.0 1.2 1.0 1.2 1.3 

Adj. debt/equity (x) 0.6 0.6 0.9 0.9 0.9 

Valuation            

P/FFO (x) 18.2 24.1 26.1 20.6 17.0 

EV/EBITDA (x) 23.4 16.9 17.9 13.3 12.1 

P/E (x) 35.8 65.3 721.5 13.6 12.1 

P/BV (x) 1.1 1.0 0.9 0.8 0.9 

 Y.E March FY22A FY23A FY24A FY25E FY26E 

  Net inc. + Depn. 433 416 475 645 836 

  Non-cash adj. 0 0 0 0 0 

  Other adjustments 164 418 805 1,056 1,046 

  Changes in W.C 10 89 153 108 17 

  C.F. Operation 606 922 1,433 1,809 1,899 

  Capital exp. -1,417 -95 -2,160 -523 -383 

  Change in inv. 14 17 15 30 0 

  Other invest.CF 0 0 0 0 0 

  C.F - Investment -1,403 -78 -2,144 -493 -383 

  Issue of equity 495 0 2,305 0 0 

  Issue/repay debt -778 -467 -4,478 -782 -778 

  Dividends paid -515 -680 -733 -873 -992 

  Other finance.CF 1,465 309 3,662 461 341 

  C.F - Finance 667 -838 756 -1,194 -1,430 

  Chg. in cash -130 5 45 122 86 

  Closing cash 204 210 370 492 578 
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Source: Bloomberg, Geojit Research.  

Recommendation summary (Last 3 Years) 

Ratings Large caps Midcaps Small Caps 

Buy Upside is above 10% Upside is above 15% Upside is above 20% 

Accumulate - Upside is between 10%-15% Upside is between 10%-20% 

Hold Upside is between 0% - 10% Upside is between 0%-10% Upside is between 0%-10% 

Reduce/sell Downside is more than 0% Downside is more than 0% Downside is more than 0% 

Not rated/Neutral       

Definition: 

Buy: Acquire at Current Market Price (CMP), with the target mentioned in the research note; Accumulate: Partial buying or to accumulate as CMP dips in the future; Hold: Hold 

the stock with the expected target mentioned in the note.; Reduce: Reduce your exposure to the stock due to limited upside.; Sell: Exit from the stock; Not rated/Neutral: The 

analyst has no investment opinion on the stock. 

To satisfy regulatory requirements, we attribute ‘Accumulate’ as Buy and ‘Reduce’ as Sell. 

The recommendations are based on 12 month horizon, unless otherwise specified. The investment ratings are on absolute positive/negative return basis. It is possible that due to volatile price 

fluctuation in the near to medium term, there could be a temporary mismatch to rating. For reasons of valuations/ return/lack of clarity/event we may revisit rating at appropriate time. 

Please note that the stock always carries the risk of being upgraded to BUY or downgraded to a HOLD, REDUCE or SELL.  

Not rated/Neutral- The analyst has no investment opinion on the stock under review.  

Investment Criteria 

Dates Rating Target 
08.Oct.24 Accumulate 311 

DISCLAIMER & DISCLOSURES 

Certification: I, Anil R, author of this Report, hereby certify that all the views expressed in this research report reflect our personal views about any or all of the subject issuer or securities. This report has been 

prepared by the Research Team of Geojit Financial Services Limited, hereinafter referred to as Geojit. 

For General disclosures and disclaimer: Please Visit : https://www.geojit.com/research-disclosures#fundamental-research 

Regulatory Disclosures: 

Group companies of Geojit Financial Services Limited are Geojit Technologies Private Limited (Software Solutions provider), Geojit Credits Private Limited (NBFC), Geojit Investment Limited (financial Services 

Company), Geojit Techloan Private Ltd( P2P lending ) Geojit IFSC Ltd ( a company incorporated under IFSC Regulations, Qurum Business Group Geojit Securities LLC ( a joint venture in Oman engaged in Finan-

cial Services ),  Barjeel Geojit Financial Services LLC (a joint venture in UAE engaged in Financial Services), Aloula Geojit Capital Company (a joint venture in Saudi Arabia (Under Liquidation)) and BBK Geojit 

Business Consultancy and Information KSC (C) (a joint venture in Kuwait-engaged in Financial services ). In the context of the SEBI Regulations on Research Analysts (2014), Geojit affirms that we are a SEBI 

registered Research Entity and in the course of our business as a stock market intermediary, we issue research reports /research analysis etc. that are prepared by our Research Analysts. We also affirm and 

undertake that no disciplinary action has been taken against us or our Analysts in connection with our business activities.   

In compliance with the above mentioned SEBI Regulations, the following additional disclosures are also provided which may be considered by the reader before making an investment decision:  

1.  Disclosures regarding Ownership:    

Geojit confirms that: 

It/its associates have no financial interest or any other material conflict in relation to the subject company (ies) covered herein, at the time of publication of the research report 

It/its associates have no actual beneficial ownership of 1% or more in relation to the subject company (ies) covered herein. at the end of the month immediately preceding the date of publication of the re-

search report. 

Further, the Analyst confirms that:(i)  He, his associates and his relatives have no financial interest in the subject company (ies) covered herein, and they have no other material conflict in the subject company, 

at the time of publication of the research report  (ii) He, his associates and his relatives have no actual/beneficial ownership of 1% or more in the subject company covered, at the end of the month immediately 

preceding the date of publication of the research report  

2.  Disclosures regarding Compensation:   

During the past 12 months, Geojit or its Associates: 

(a) Have not received any compensation from the subject company; (b) Have not managed or co-managed public offering of securities for the subject company  (c) Have not  received any compensation for 

investment banking or merchant banking or brokerage services from the subject company. (d) Have not received any compensation for products or services other than investment banking or merchant bank-

ing or brokerage services from the subject company  (e) Have not received any compensation or other benefits from the subject company or third party in connection with the research report (f)  The subject 

company is / was not a client during twelve months preceding the date of distribution of the research report.   

3. Disclosure by Geojit regarding the compensation paid to its Research Analyst: 

Geojit hereby confirms that no part of the compensation paid to the persons employed by it as Research Analysts is based on any specific brokerage services or transactions pertaining to trading in securities of 

companies contained in the Research Reports. 

4.  Disclosure regarding the Research Analyst’s connection with the subject company: 

It is affirmed that I, Anil R, Research Analyst (s) of Geojit have not served as an officer, director or employee of the subject company  

5.  Disclosure regarding Market Making activity: 

Neither Geojit/its Analysts have engaged in market making activities for the subject company. 

6. “Registration granted by SEBI, membership of BASL (in case of IAs) and certification from NISM in no way guarantee performance of the intermediary or provide any assurance of returns to 

investors.” 

7. Standard Warning: “Investment in securities market are subject to market risks. Read all the related documents carefully before 

investing.” 

Please ensure that you have read the “Risk Disclosure Documents for Capital Market and Derivatives Segments” as prescribed by the Securities and Exchange Board of India before investing.  

Geojit Financial Services Ltd. Registered Office: 34/659-P, Civil Line Road, Padivattom, Kochi-682024, Kerala, India. Phone: +91 484-2901000, Website: www.geojit.com. For investor queries: customer-

care@geojit.com. Compliance officer: Ms. Indu K. Address: Geojit Financial Services Limited, 34/659 P, Civil Lane Road, Padivattom, Kochi – 682024; Phone: +91 484-2901367; Email: compliance@geojit.com. 

For grievances: Grievance Officer: Mr Nitin K; Address: Geojit Financial Services Limited,34/659 P, Civil Lane Road, Padivattom, Kochi – 682024; Phone: +91 484-2901363; Email: grievances@geojit.com. 

Corporate Identity Number: L67120KL1994PLC008403, SEBI Stock Broker Registration No INZ000104737, Research Entity SEBI Reg No: INH200000345, Investment Adviser SEBI Reg No: INA200002817, 

Portfolio Manager: INP000003203, Depository Participant: IN-DP-325-2017, ARN Regn.Nos:0098, IRDA Corporate Agent (Composite) No.: CA0226.  
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