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Disclaimer 

By reading this presentation (the “Presentation”), you agree to be bound by the following limitations:

This presentation does not constitute a prospectus, placement document, offering circular or offering memorandum under the REIT regulations or any other applicable law in India or in any other jurisdiction. No offer or invitation or 

recommendation or solicitation or inducement is being made through this presentation to the unitholders or any other person within or outside India to buy or sell any units or securities including any units or securities of: (a) 

Brookfield India REIT; (b) the Asset SPVs; (c) The Target SPV; (d) any sellers in relation to the transactions; (e) the sponsor or any of the subsidiaries of the sponsor or any member of the sponsor group; (g) the manager; or (h) the 

trustee. There is currently a single class of units, and the units proposed to be issued in the institutional placement shall rank pari passu with the existing listed units. 

Neither this presentation nor the units have been recommended or approved by the SEBI or any stock exchange in India nor does the SEBI or any stock exchange in India guarantee the accuracy or adequacy of the contents of this 

presentation.

If we should at any time commence an offering of units, debentures, or any other securities/ instruments of Brookfield India REIT, any decision to invest in any such offer to subscribe for or acquire units, debentures, or any other 

securities/ instruments of Brookfield India REIT, must be based wholly on the information contained in an offer document or offering circular (including the risk factors mentioned therein) issued or to be issued in connection with any 

such offer and not on the contents hereof. Any prospective investor investing in such invitation, offer or sale of securities by Brookfield India REIT should consult its own advisors before taking any decision in relation thereto.

These materials are not an offer of units for sale into the united states or any other jurisdiction. Any units referred to herein have not been and will not be registered under the US Securities act of 1933, as amended, and may not be 

offered or sold in the United States, except pursuant to an applicable exemption from registration. No public offering of units is being made in India, the united states or any other jurisdiction.

This Presentation is for information purposes only without regard to specific objectives, financial situations or needs of any particular person and should not be disclosed, reproduced, retransmitted, summarized, distributed or 

furnished, in whole or in part, to any other person or persons. The Manager does not assume responsibility to publicly amend, modify or revise any statements in this Presentation on the basis of any subsequent development, 

information or events, or otherwise. This Presentation comprises information given in summary form and does not purport to be complete. For ease and simplicity of representation, certain figures may have been rounded. Neither the 

Manager nor any of its affiliates make any representation or warranty, express or implied, as to, and do not accept any responsibility or liability with respect to, any loss, howsoever, arising from any use or reliance on this Presentation 

or its content or otherwise arising in connection therewith. Unless otherwise stated in this Presentation, the information contained herein is based on management information as it exists as of date/date indicated and estimates. The 

information contained herein is subject to change without notice and past performance is not indicative of future results. No representation, warranty or undertaking, express or implied is made or assurance given that such statements, 

views, projections or forecasts, if any, are correct or that any objectives specified herein will be achieved

This Presentation contains certain “forward looking statements”. All such forward-looking statements are subject to certain risks and uncertainties that could cause actual results to differ materially from those contemplated by the 

relevant forward-looking statement. Such forward-looking statements are made based on the Manager's current expectations or beliefs as well as assumptions made by, and information currently available to the Manager. By their 

nature, forward-looking statements involve risk and uncertainty because they relate to events and depend on circumstances that will occur in the future. There may be additional material risks that are currently not considered to be 

material or of which Brookfield India REIT and any of its representatives are unaware. Factors that could cause actual results to differ materially from those set forward in the forward-looking statements or information include but are 

not limited to: general economic conditions, changes in interest and exchange rates, availability of equity and debt financing and risks particular to underlying portfolio company investments. There is no guarantee that Brookfield 

India REIT will be able to successfully execute all or any future deals, projects or exit strategies, achieve leasing plans, secure debt or receive development approvals. Industry experts may disagree with the assumptions used in 

presenting the projected results. Any changes to assumptions could have a material impact on projections and actual returns. Actual returns on unrealized investments will depend on, among other factors, future operating results, the 

value of the assets and market conditions at the time of disposition, legal and contractual restrictions on transfer that may limit liquidity, any related transaction costs and the timing and manner of sale, all of which may differ from the 

assumptions and circumstances on which the valuations used in the prior performance data contained herein are based. Accordingly, the actual realized returns on unrealized investments may differ materially from the returns indicated 

herein. Against the background of these uncertainties, readers should not rely on these forward-looking statements.  

Any changes to assumptions could have a material impact on projections and actual returns. Actual returns on unrealized investments will depend on, among other factors, future operating results, the value of the assets and market 

conditions at the time of disposition, legal and contractual restrictions on transfer that may limit liquidity, any related transaction costs and the timing and manner of sale, all of which may differ from the assumptions and 

circumstances on which the valuations used in the prior performance data contained herein are based. Accordingly, the actual realized returns on unrealized investments may differ materially from the returns indicated herein. 

In considering investment performance information contained herein, you should bear in mind that past performance is not necessarily indicative of future results and there can be no assurance that comparable results will be achieved, 

that an investment will be similar to the historic investments presented herein (because of economic conditions, the availability of investment opportunities or otherwise), that targeted returns, diversification or asset allocations will be 

met or that an investment strategy or investment objectives will be achieved. Any information regarding prior investment activities and returns contained herein has not been calculated using generally accepted accounting principles 

and has not been audited or verified by an auditor or any independent party. Nothing contained herein should be deemed to be a prediction or projection of future performance.

Certain of the information contained herein is based on or derived from information provided by independent third party sources. While we  believe that such information is accurate as of the date it was produced and that the sources 

from which such information has been obtained are reliable, we do not guarantee the accuracy or completeness of such information and has not independently verified such information or the assumptions on which such information is 

based.  This document is subject to the assumptions (if any) and notes contained herein. 

The information in this Presentation does not take into account your investment objectives, financial situation or particular needs and nothing contained herein should be construed as legal, business or tax advice. Each prospective 

investor should consult its own attorney, business adviser and tax advisor as to legal, business, tax and related matters concerning the information contained herein
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Acquisition of a Large Office Campus in Bengaluru

Strategic and unique opportunity to make a large entry into Bengaluru by acquiring a 100% stake in 

Ecoworld, a 7.7 MSF grade A office campus located on the Outer Ring Road

KEY METRICS

OPERATING 

AREA(1)

7.7 MSF 
(including 0.7 MSF value-

add block) 

COMMITTED

OCCUPANCY(2) ​​94%​

IN-PLACE 

RENT(2,3) Rs 102 PSF / Mo

WALE(2) 6.0 Years

Note: Unless stated otherwise (a) all metrics are as of September 30, 2025 throughout the presentation, (b) committed occupancy, in-place rent and WALE include LOIs committed to-date and (c) GAV and other 

forward-looking metrics are based on the average from two independent valuers.

(1) Campus 3, a 5.3 acre / 0.7 MSF built SEZ campus, is going into refurbishment in Q2FY27, following relocation of the existing tenant to another tower within the park. The site may also be suitable for a 

profitable redevelopment if adequate additional FSI is secured. Refer page 18 for more details. The property also has additional 0.1 MSF development potential that could be utilized in the existing towers.

(2) Excludes Campus 3 and advanced leasing conversations which could take the occupancy to 96% if materialized. 

(3) Including car parks.

(4) Average MTM potential on ~26% gross rentals expiring from FY27 to FY29.

ACQUISITION 

PRICE

3 YEAR MTM 

POTENTIAL(4) 27%

Rs 131,250 Mn
Rs 120,000 Mn + 

Rs 11,250 Mn (in 18 months)
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Transaction Summary

Deal 

Highlights

• Increasing Scale: operating area to increase by 31% and consolidated GAV to increase by 35%

• Enhancing Diversification: Bengaluru to become the largest market for the REIT at 32% share of GAV (at-share) 

‒ GCC share in tenancy to increase to 45% and top 10 tenant concentration to reduce to 30% (both on contracted rents)

• Highly Accretive: attractive entry discount and payment plan, expected to achieve accretion of 3.0% on DPU and 1.6% on NAV

• Re-rating Distribution Mix: share of dividends expected to almost double to ~30%(3) in the near term, making it attractive to a wider 

unitholder base

Deal 

Terms

• Acquisition Price: Rs 131,250 Million, implying a 6.5% discount(4) to GAV, a 7.7% FY27E cap rate and a 8.9% FY29E cap rate

• Payment Plan: Rs 120,000 Million (Tranche 1) and Rs 11,250 Million to be paid at 18 months (Tranche 2), aligning the payment timing 

with income generation profile

• Rent-free True-up: REIT will receive Rs 1,000 Million against the rent frees on committed tenancy, helping secure full cash distribution

• FSI Earnout: Seller to get an amount for additional FSI along with Tranche 2 (upto Rs 2,000 Million), only if it could be feasibly consumed. 

Management estimates that no earnout will be due up to 1.0 MSF of additional FSI as per the formula (Refer page 18 for more details)

Funding 

Plan

• In order to finance the acquisition, the REIT shall target to raise Rs 25,000​ Million through an institutional placement(5), with higher 

enabling approvals (for Rs 35 B) to create headroom for future growth opportunities

‒ Combined with Rs 45 B capital raised over last 12 months, the REIT will have sufficient balance sheet capacity to finance Tranche 1

‒ Tranche 2 will be financed through debt / equity which will be raised in future

(1) Including the operational services contract.

(2) The property has additional 0.1 MSF development potential that could be utilized in the existing towers.

(3) Management estimate.

(4) The discount to GAV does not factor the present value impact of Tranche 2.

(5) Brookfield India REIT may also consider other forms of fund raising, including preferential allotment of units, in accordance with applicable law.

Brookfield India REIT has signed binding agreements to acquire a 100% stake in Ecoworld(1), a 48 acre / 

7.7 MSF(2) operating asset located in Bengaluru, for an acquisition price of Rs 131,250 Million
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Ecoworld

Operating 

Area

(MSF)(1)

Leased 

Area 

(MSF)

Committed 

Occupancy 

(%)(2)

WALE 

(Yrs.)(2)
In-place Rent

(Rs PSF)(2)

Commercial 3.8 ​​3.7​ 97% 6.1 Rs 103

SEZ 2.3 ​​2.2​ 97% 4.0 96

Non-Processing Area (NPA)(3) ​​1.0​ ​​0.7​ ​​73%​ ​​11.4​ ​​110​

Sub-total (Ex Campus 3) 7.1 ​​6.6​ 94% 6.0 Rs 102

Value Add: Campus 3 0.7 - - - -

Total 7.7

Property Highlights

Fully built and highly leased asset, with near-term MTM and value-add opportunities

(1) The property has additional 0.1 MSF development potential that could be utilized in the existing towers.

(2) Excludes Campus 3 and advanced leasing conversations which could take the occupancy to 96% if materialized. 

(3) Including 0.5 MSF of area under various stages of conversion.

(4) Average MTM potential on ~26% gross rentals expiring from FY27 to FY29.

Refer page 14 for master layout

• Location: Outer Ring Road (ORR), Bengaluru’s largest office micro market in terms of stock and absorption

• Best-in-class Tenancy: led by global capability centers such as Morgan Stanley, Honeywell, Standard Chartered, Cadence, Shell, etc.

• Strong Embedded Growth: ~27% MTM potential(4) in the near term, and value-add opportunities such as Campus 3, offering a ~​8%​ NOI CAGR over 

a 5 year period
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(1) Excludes Campus 3 and advanced leasing conversations which could take the occupancy to 96% if materialized. 

(2) Based on gross contracted rentals.

The acquisition will increase consolidated GAV by 35% and operating area by 31%

CURRENT 

PORTFOLIO
ECOWORLD

PRO-FORMA 

PORTFOLIO

CONSOLIDATED GAV Rs 396 B Rs 140 B Rs 536 B +35%

OPERATING AREA 24.6 MSF 7.7 MSF 32.3 MSF +31%

COMMITTED OCCUPANCY 90% 94%(1) 91% +100bps

SHARE OF GCCs(2) 37% 72% 45% +800bps

SHARE OF TOP 10 TENANTS(2) 34% 63% 30% (400bps)

# OF OFFICE TENANTS 254 64(1) 312 +58

Increasing Scale

To be Updated
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Top 5
19%

Next 5
12%

Others
70%

Top 5
24%

Next 5
10%

Others
66%

Gurugram
30%

Mumbai
25%

Noida
26%

Delhi
8%

Kolkata
11%

Bengaluru
32%

Gurugram
20%

Mumbai
17%

Noida
18%

Delhi
5%

Kolkata
8%

The acquisition will make Bengaluru the largest market for the REIT(1), while improving the occupier mix 

with higher share of GCCs and reduction in tenant concentration

Enhancing Diversification

PRO-FORMA PORTFOLIOCURRENT PORTFOLIO

A
T

-S
H

A
R

E
 G

A
V

(1
) 

(B
Y

 G
E

O
G

R
A

P
H

Y
)

(1) Weighted by the economic interest owned by Brookfield India REIT.

(2) Based on gross contracted rentals.

T
E

N
A

N
T

 

C
O

N
C

E
N

T
R

A
T

IO
N

(2
)
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349

355

300

310

320

330

340

350

360

Current
Portfolio

Pro-forma
Portfolio

140

131

Ecoworld
GAV

Acquisition
Price

5.25

6.29

5.41

Current
Portfolio

Acquisition Pro-forma
Portfolio

Highly Accretive Acquisition

The acquisition is at an attractive entry discount (6.5% below GAV)(1), and is expected to result in 1.6% 

NAV accretion and 3.0% DPU accretion

NAV ACCRETION(2)

Rs per unit

DISCOUNT TO GAV(1)

Rs Billion

(1) The discount to GAV does not factor the present value impact of Tranche 2.

(2) The pro-forma portfolio NAV does not factor the impact of business combination accounting (under Ind AS 103). 

(3) Refer page 20 for more details.

DPU ACCRETION(3)

Rs per unit / quarter

+ ​​3.0%​



9 R255 G226 B106

R245 G205 B7

R224 G175 B22

R214 G151 B19

PRIVATE EQUITY

R217 G199 B86

R124 G154 B235

R56 G99 B217

R52 G86 B179

R9 G38 B159

REAL ESTATE

R64 G126 B201

R212 G206 B206

R187 G187 B187

R132 G131 B131

R46 G46 B46

GRAY

R77 G77 B77

R251 G192 B130

R255 G167 B15

R176 G89 B2

R122 G64 B1

BAM ORANGE

R255 G130 B0

R68 G151 B199

R30 G127 B188

R1 G92 B150

R35 G76 B122

BROOKFIELD BLUE

R15 G53 B87

R173 G157 B235

R136 G83 B207

R114 G19 B148

R62 G12 B69

INFRASTRUCTURE

R95 G33 B103

R161 G204 B63

R86 G186 B32

R38 G123 B40

R1 G71 B13

RENEWABLE POWER

R80 G158 B47

BAM RGB MONOCHROMATIC COLOR SCALES

BUSINESS GROUP RGB MONOCHROMATIC COLOR SCALES

HORIZONTAL LINE

BAM

R255 G130 B0

Footer

R77 G77 B77

Subtitle

R64 G126 B182

Divider

R15 G53 B87

FONTS

Primary

R17 G17 B17

Repayment of 
Shareholder Loan

49%

Interest on 
Shareholder Loan

21%

Dividends
~30%

Re-rating Distribution Mix

The transaction is expected to almost double the share of dividends from ~16% to ~30%(2) in the near term, 

making it attractive to a wider unitholder base

PRO-FORMA PORTFOLIO(2)CURRENT PORTFOLIO(1)

(1) Based on Q2 FY26 current run rate.

(2) Management estimates.

Repayment of 
Shareholder Loan

48%

Interest on 
Shareholder Loan

36%

Dividends
16%
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Proposed Funding Plan | Sources and Uses

Acquisition to be funded through a combination of a new debt issue and cash of Rs 45,000 Million at the 

REIT level(1) and new equity issue(2) of Rs 25,000 Million

(1) Any utilization of funds shall be in accordance with applicable law.

(2) Brookfield India REIT has sought unitholder approval for an institutional placement of Rs 35,000 Million and may also consider other forms of fund raising, including preferential allotment of units in accordance 

with applicable law.

(3) Assuming no FSI Earnout.

SOURCES OF FUNDS Rs. Million

New Debt Issue and Cash at REIT level(1)​ 45,000

New Equity Issue(2) 25,000

Sub-total 70,000

Property Debt at Ecoworld SPV 47,300

Net Liabilities (Tenant Deposit etc.) 3,700

Sources (Tranche 1) 121,000

Future Debt / Equity Raise(3) 11,250

Total Sources 132,250

USES OF FUNDS Rs. Million

Tranche 1 ​Payment 120,000

Transaction Expenses / Contingency 1,000

Uses (Tranche 1) 121,000

Tranche 2 Payment (3) 11,250

Total Uses ​​132,250​
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The funding plan will increase our market capitalization by ~11% and keep the borrowings under 35% LTV(3) 

(1) Pre acquisition market capitalization is basis closing unit price of Rs 343.5 as on November 3, 2025. 

(2) Assuming new equity issue of 76 Million units at a price of Rs 327 per unit (assuming ~5% discount to closing price on November 3, 2025), aggregating to Rs 25,000 Million. 

(3) Based on the pro-forma assets of Brookfield India REIT as on September 30, 2025. Including the shareholder instruments held by GIC entities and Tranche 2, the consolidated LTV will be 38.0%.

PRO-FORMA LTV
AMOUNT

Rs Billion

Net Debt at Current Portfolio 80.1

Net Debt at Ecoworld SPV (post transaction) 47.3

New Debt Issue 35.0

Utilization of Preferential Issue proceeds 

(raised in Aug 2025)
​​10.0​

Pro-forma Portfolio Net Debt 172.4

Pro-forma LTV(3) 33.7%

Pro-forma Capital Structure

MARKET CAPITALIZATION OF BIRET(1,2)

Rs Billion

67%

22%25%

75%

67%

25.1%

74.9%

Pre Acquisition

Brookfield Group

220

22.4%

77.6%

Post Acquisition

Public Unitholders

245

U
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Property Information
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Located in India’s Best Office Micro market

Ecoworld is located on the Outer Ring Road, India’s largest and top performing office micro market

N

Ecoworld

Embassy Tech 

Village

Bagmane 

Constellation

Bagmane 

Solarium

Centennial

NXT

Prestige 

Tech Park

Ecospace

<< To
w

ard
s 

A
irp

o
rt

<< Towards 
Mysore

Target Asset

Sponsor Group Assets

Other Assets

Metro Station

Purple Metro Line

Yellow Metro Line

Upcoming Blue Metro Line

Global 

Tech Park 

Bagmane 

Capital

Bagmane 

WTC

MARATHAHALLI

INDIRANAGAR

KORAMANGALA

WHITEFIELD

BELLANDUR

SARJAPURA

HARALUR
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Integrated campus spread across 48 acres and 15 buildings, providing a mix of commercial, SEZ and NPA 

spaces, equipped with world-class amenities

CLUSTER 2

ECOWORLD - Master Layout

Commercial SEZ

7
8A

3B

North Entry

South Entry

6B

5B

5A

3C

Towers with NPA Area(1)

4C

5A

2

4C

Campus 3

5.3-acre low density 

campus, (proposed to 

go under refurbishment)

1

(1) Converted - 0.5 MSF, Under conversion - 0.5 MSF.

Property Layout
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Tenant Industry
% Gross Contracted 

Rentals

​​BFSI​ 10%

​​Technology​ 9%

​​BFSI​ 7%

​​BFSI​ 7%

​​Technology​ 6%

​​Others​ 5%

​​Co-working​ 5%

​​Consulting​ 5%

​​Consulting​ 5%

​​Technology​ 3%

Total ​​63%​

Best-in-Class Tenant Roster 

One of the best tenancy profiles comprising reputed MNCs and GCCs across a diversified sector mix

TOP 10 TENANTS(1)

(1) Excludes Campus 3.

(2) Based on gross contracted rentals.

Global BFSI Major

SECTOR CONCENTRATION(2)

​​72%​

GCC Tenants

​​81%​

MNCs

64
Office Tenants

Technology
32%

IT Services
6%

BFSI
29%

Consulting
11%

Others
22%

Global Consulting Firm

Morgan Stanley

Big4 Consulting
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259 

327 

Sep-23 Sep-25

Recent Tenant Expansions

The property has seen expansion demand from its occupiers for both SEZ and commercial spaces, driven 

by strong growth in their underlying businesses

178 

276 

Sep-23 Sep-25

SELECT TENANT EXPANSIONS (KSF)

248 

343 

Sep-23 Sep-25

135 

190 

Sep-23 Sep-25

411 

594 

Sep-23 Sep-25

GLOBAL CONSULTING FIRM

S
E

Z
C

O
M

M
E

R
C

IA
L

MORGAN STANLEY(1)

(1) Includes committed LOIs.
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In-place rent at 

expiry(1)

(Rs PSF)

86 102 103 93 99 ​​99​

MTM%(3) 18% 22% ​​41%​ ​40%​ ​​48%​

36

110

0.6 

0.2 0.2 
0.1 

0.1 

0.3 

0.1 

0.2 

0.5 

0.2 

0.2 

4% 14% 21% 30% 34% 38%

-300%

-250%

-200%

-150%

-100%

-50%

0%

50%

 -

Q4 FY26 FY27 FY28 FY29 FY30 FY31

Area Expiring  - SEZ

Area Expiring  - Commercial

Cumulative Expiry (% of Gross Rent)

Strong MTM Story

Significant MTM potential on ~2.3 MSF (~34%) expiring in next 5 years, with a demonstrated track record

SPREAD-OUT ROLLOVER PROFILE(2)

(1) Re-rated at 70% efficiency.

(2) Excludes Campus 3. 

(3) Based on the valuation report from an independent valuer.

MTM TRACK RECORD(1)

Committed

Renewals

36

110

535 KSF

(2025)

71

105

105 KSF

(2025)

69

112

105 KSF

(2025)

73

105

184 KSF

(2024)

EXAMPLE 1 EXAMPLE 2

EXAMPLE 3 EXAMPLE 4

Expiring Rent (Rs PSF) Renewal Rent (Rs PSF) 3 Year Avg. = 27%
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• If the TOD Policy(1) is notified, additional FSI can become available 

for a purchase, and can be evaluated for a redevelopment of Campus 

3 into a modern office tower for large build-to-suit requirements

• Management expects that at 1.0 MSF additional FSI (total 1.5 MSF 

including 0.5 MSF of existing tower FSI), a redevelopment would lead 

to attractive yields and significant profits (refer table below)

Value Add Opportunity | Campus 3

Campus 3, a 5.3 acre / 0.7 MSF built SEZ campus, is going into refurbishment in Q2FY27, following 

relocation of the existing tenant to another tower within the park. The site may also be suitable for a profitable 

redevelopment at attractive yields, if adequate additional FSI is secured

Base Case: Refurbishment Plan

(1) Karnataka Transit-Oriented Development Policy - which applies to properties in proximity of the metro lines.

(2) As per deal terms, an FSI Earnout is only payable if the Total FSI that could be feasibly consumed (including utilized FSI in Campus 3) x Rs 10,000 PSF, leads to any surplus post deducting (a) Tranche 2, (b) 

FSI premiums, (c) capex incurred on Campus 3, (d) denotification / NPA conversion costs, and (d) other costs to procure or enable consumption of FSI. Such surplus shall be paid along with the Tranche 2 but 

capped at Rs 2,000 Million.

• De-notify or convert into Non-processing Area (NPA). Post 

conversion, overall NPA areas will remain within the 50% 

regulatory limit under the SEZ regulations

• Re-launch the campus for leasing on back of a comprehensive 

refurbishment program (Rs 1,500 Million capex)

Upside Case: Potential Redevelopment

Redevelopment Area (1.5 MSF FSI / 2.0 MSF GLA)

Tranche 2 Rs 11,250 Million

FSI Premiums Rs 2,500 Million
at Rs 2,500 PSF on 

additional FSI

Capex /  Conversion / 

Approval Costs
Rs 1,250 Million Management estimate

FSI Earnout(2) - - As per the formula

All-in Land Cost(2) Rs 15,000 Million Rs 10,000 PSF on FSI

Development Cost Rs 15,000 Million Rs 7,500 PSF on GLA

Total Cost Rs 30,000 Million

Rent Potential (Yr 5) Rs 3,450 Million
at Rs 115 PSF market 

rent grown at 5.0% p.a.

Estimated YoC 11.5% on Land + Capex

Estimated Profit Rs 16,000 Million at 7.5% exit cap rate
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Acquisition Price Summary

2,602

2,740

2,721

3,127

(273)

269

(2,499)

624

454

966

969

3,014

1,507

51

29.3

Acquisition is priced at attractive cap rates of 7.7% / 8.9% (on FY27E / FY29E NOI(1))

(1) The discount to GAV does not factor the present value impact of Tranche 2.

(2) At an average occupancy of 97.5%.

(3) Assuming no FSI Earnout.

Rs Million AMOUNT PSF

Acquisition Price Rs 131,250 Rs 16,793

GAV Rs 140,441 Rs 17,969

Discount to GAV(1) ​​6.5%​

FY27E NOI Rs 9,212 from 7.1 MSF(2)

FY29E NOI Rs 11,617 from 7.8 MSF(2)

FY27E NOI Cap Rate

(at Tranche 1)
7.7%  

FY29E NOI Cap Rate

(at Tranche 1 + Tranche 2(3))
8.9%



20 R255 G226 B106

R245 G205 B7

R224 G175 B22

R214 G151 B19

PRIVATE EQUITY

R217 G199 B86

R124 G154 B235

R56 G99 B217

R52 G86 B179

R9 G38 B159

REAL ESTATE

R64 G126 B201

R212 G206 B206

R187 G187 B187

R132 G131 B131

R46 G46 B46

GRAY

R77 G77 B77

R251 G192 B130

R255 G167 B15

R176 G89 B2

R122 G64 B1

BAM ORANGE

R255 G130 B0

R68 G151 B199

R30 G127 B188

R1 G92 B150

R35 G76 B122

BROOKFIELD BLUE

R15 G53 B87

R173 G157 B235

R136 G83 B207

R114 G19 B148

R62 G12 B69

INFRASTRUCTURE

R95 G33 B103

R161 G204 B63

R86 G186 B32

R38 G123 B40

R1 G71 B13

RENEWABLE POWER

R80 G158 B47

BAM RGB MONOCHROMATIC COLOR SCALES

BUSINESS GROUP RGB MONOCHROMATIC COLOR SCALES

HORIZONTAL LINE

BAM

R255 G130 B0

Footer

R77 G77 B77

Subtitle

R64 G126 B182

Divider

R15 G53 B87

FONTS

Primary

R17 G17 B17

ACCRETION ANALYSIS (PER UNIT)
Current Portfolio 

(Q2 FY26)
Ecoworld

Pro-forma 

Portfolio
% Accretion

# of Units O/S 608 ​​109​(1) 716

DPU Rs 5.25 Rs 6.29 Rs ​​5.41​ +3.0%

DPU Accretion

3
SAM - “Increased Overall” instead 

of “Incremental”

2,602

2,740

2,721

3,127

(273)

269

(2,499)

624

Debt Amortization 454

Interest Saving 966

Income Support 969

IT Refund (Q4 FY2024) -

3,014

- BIRET Share 1,507

51

- BIRET Share 29.32

2,602

2,740

2,721

3,127

(273)

269

(2,499)

624

454

966

969

3,014

1,507

51

29.3

Rs Millions, except per unit data
Quarterly

Run Rate
Remarks

Operating Lease Rentals (OLR) Rs ​​2,041​ • 7.1 MSF x Rs 102 PSF x 94% x 3 months

Operating Service Provider NOI ​​68​ • 6% of OLR net of employee expenses (Rs 55 million)

Net Operating Income (NOI) Rs 2,109

Property Manager Fee ​​(61)​ • 3% of OLR

Working Capital / Others 154 • Security deposits from committed leases, spread over 4 quarters

Interest Expense on External Debt ​​(877)​ • Interest cost on property debt net of treasury income (SPV level)

NDCF (SPV) Rs 1,325

Interest Expense on New Debt Issue ​​(634)​ • Interest cost on Rs 35,000 million

REIT Management Fees (7) • 1% of distributions

Incremental DPU Rs 684 • Rs 6.29 per unit on 109 million units(1)

Other adjustment – Capitalized items 

funded by debt as per NDCF guidelines

Rate based on initial feedback received 

from existing lenders. Reit will try and 

optimize the ROI

(1) Total of (i) new equity issue of 76 Million units, assumed at a price of Rs 327 per unit (assuming ~5% discount to closing price on November 3, 2025), aggregating to Rs 25,000 Million and (ii) 32 Million 

Units issued against preferential issue in Q2 FY26 assumed to be earmarked for Ecoworld acquisition.
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Industry Leading Amenities

Ecoworld offers best-in-class amenities ranging from a wide variety of food outlets, well-equipped fitness 

facilities and dynamic social zones

Infinity Pool

Amphitheatre (500+ capacity)  Well-equipped play and fitness facilities

Restaurants and Food courts (The Bay)
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Commitment to ESG

ESG program across Ecoworld has undergone a significant transformation under Brookfield Group’s 

ownership and management

100%
Transition to Renewable 

Energy by 2027(1)

NET ZERO 
Ecoworld Bengaluru is India’s 

First Net Zero Waste Campus

100%
Onsite reuse of treated water

AWARDS & RECOGNITION 

(1) 95% through sourcing of Green Power, rest ~5% to be achieved through offsets.

ESG INITIATIVES

Installed EV Charging 

stations for emissions 

free transport

Automatic tube cleaning 

systems across chillers 

leading to reduced 

power consumption

Constructed approach 

road with over 3000 kg 

of recycled plastic

ISO 9001,14001 & 45001

IGBC Net Zero Waste 

Platinum Rating

IGBC Green Existing Building

Platinum Rating

WiredScore Platinum 

Rating 

(For Ecoworld 4D)

WELL- Health & Safety 

rating 

British Safety Council – 

Five Star Rating and 

Sword of Honor Winner
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Corporate Governance Framework

The acquisition and associated fund raising will be completed in accordance with highest levels of 

corporate governance

Independent 

Assessment
• Brookfield India REIT board appointed JM Financial Ltd, an independent third-party advisor, to advise 

on the acquisition price and transaction structure

Pricing
• Acquisition price of the target asset is at Rs 131,250 Million, at 6.5% discount(1) to the average of 

valuations received from the two independent valuers appointed by REIT Manager

Acquisition Fees • No acquisition fees are payable to the REIT Manager for the proposed acquisition

Approvals / Voting 

Eligibility 

Board of Directors Unitholders

Brookfield Group Independent Brookfield Group Public

Proposed Acquisition (being a 

Related Party Transaction)

Institutional Placement

(2)

(3)(3)

(1) The discount to GAV does not factor the present value impact of Tranche 2.

(2) Approval of unitholders required.

(3) Approval of 60% of unitholders required.
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Holding Structure (Post Acquisition)

100% 100%100% 100%100% 50% 50%50%

Kensington, Powai,

Mumbai
Candor TechSpace N1,

Sector 62, Noida

Candor TechSpace N2,

Sector 135, Noida

Candor TechSpace G2,

Sector 21, Gurugram
Candor TechSpace K1,

Rajarhat, Kolkata

TRUSTEE

Axis Trustee 

Services Limited

MANAGER

Brookprop Management 

Services Private Limited

ASSET SPV 

Kairos Properties 

Private Limited

Downtown Powai, 

Powai, Mumbai

ASSET SPV 

Festus Properties 

Private Limited

ASSET SPV 

Shantiniketan 

Properties Private 

Limited

ASSET SPV 

Seaview 

Developers 

Private Limited 

ASSET SPV 

Candor Kolkata 

One Hi-Tech 

Structures Private 

Limited 

OPERATIONAL 

SERVICE 

PROVIDER

Candor India 

Office Parks 

Private Limited

50%

Candor TechSpace G1,

Sector 48, Gurugram

ASSET SPV 

Candor Gurgaon 

One Realty 

Projects Private 

Limited

Holding Company

Rostrum Realty 

Private Limited(1)

Worldmark Delhi

100%

ASSET SPV 

Aspen Buildtech 

Private Limited

ASSET SPV 

Oak Infrastructure 

Developers 

Private Limited 

ASSET SPV 

Arnon Builders & 

Developers 

Private Limited 

50%

50%

Worldmark Gurugram

100% 100%

(1) Two of the portfolio assets Airtel Center & Pavilion Mall are held by Rostrum Realty Private Limited.

(2) Held by Brookfield Group.

(3) Services contract for property management for Ecoworld shall be transferred to Candor India Office Parks Private Limited.

Airtel Center

(2)

Pavilion Mall

100%

100%

ASSET SPV 

Arliga Ecowold 

Business Parks 

Pvt Ltd

Ecoworld, ORR, 

Bengaluru

100%

Proposed 

Acquisition

(3)

OPERATIONAL 

SERVICE 

PROVIDER

Mountainstar 

India Office Parks 

Private Limited

100%

Brookfield India REIT

GIC

North Commercial Portfolio Holding Entity
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Basis of Presentation of Pro-forma and Certain Other Information

Pro-forma Metrics

In this Transaction Document, Brookfield India REIT presents certain unaudited, pro-forma operational and financial metrics (the “Pro-forma Metrics”) as of and for the 6 months ended September 30, 2025 

(unless specified otherwise), as adjusted to give effect to the Ecoworld Acquisition, as if it had occurred on April 1, 2025 (“Acquisition Related Event”). Brookfield India REIT has agreed to acquire up to 100% of 

the Target SPV. Accordingly, the Pro-forma Metrics (including Pro-forma Consolidated GAV) have been calculated assuming 100% stake in the Target SPV, unless otherwise specified. The Pro-forma Metrics 

will vary in case any of the assumptions change, including any changes in the consideration for acquisition of the Target Asset on account of potential closing adjustments. The metrics of the entities/ businesses 

being acquired have been computed on the same basis as the corresponding metrics of Brookfield India REIT as of/ for the 6 months ended September 30, 2025. 

 

This Transaction Document, specifically the section titled “Information regarding the Target Asset”, comprises certain unaudited financial information of the Target Asset as of and for the 6 months ended 

September 30, 2025 which may be subject to change upon completion of audit, including changes relating to the constituent metrics on account of regrouping and presentation of such metrics. 

Any metrics referred to in the Transaction Document (including the metrics set out below) in relation to the Pro-forma Portfolio will be deemed to be a part of the Pro-forma Metrics.

• Pro-forma NAV

• Pro-forma DPU

• Pro-forma Consolidated GAV

• Pro-forma LTV

• Pro-forma Operating Area

The methodologies used for calculating Pro-forma DPU and Pro-forma LTV, are in line with the methodologies used for calculating such metrices for the Current Portfolio for the quarter ended September 30, 

2025. Further, the Pro-forma DPU is derived on the run-rate based on occupancy and in-place rent which includes LOIs committed to-date for the Target Asset.

The Pro-forma Metrics are presented for illustrative purposes only and do not purport to represent what the actual results of operations would have been if the events for which the adjustments were made had 

occurred on the dates assumed, nor does it purport to project the results of operations of Brookfield India REIT for any future period or its financial condition at any future date. The future operating results of 

Brookfield India REIT and the actual outcome of acquisition of the Target Asset may differ materially from the pro forma amounts set out in this Transaction Document due to various factors, including changes in 

operating results. Further, the Pro-forma Metrics have not been prepared in accordance with the requirements of Regulation S-X under the U.S. Securities and Exchange Act of 1934, as amended, U.S. GAAP, 

IFRS or Ind-AS. The resulting Pro-forma Metrics have not been audited or reviewed in accordance with U.S. GAAP, IFRS or Ind-AS. The Pro-forma Metrics address hypothetical situations and do not represent 

actual consolidated financial condition of Brookfield India REIT, distributions or results of operations, and is not intended to be indicative of our future financial condition, distributions and results of operations. 

The adjustments set forth in the Pro-forma Metrics are based upon available information and assumptions that the Manager believes to be reasonable. The rules and regulations related to the preparation of pro-

forma financial information in other jurisdictions may vary significantly from the basis of preparation for the pro-forma financial information. Accordingly, the Pro-forma Metrics should not be relied upon as if it has 

been prepared in accordance with those standards and practices. Further, the Acquisition Related Event described above is subject to the completion of various conditions and there is no assurance that they will 

all be successfully completed. In case any of the Acquisition Related Event are not completed, the Pro-forma Metrics presented herein would be entirely incorrect.

Readers should note that a presentation of the Acquisition Related Event, on a pro-forma basis, should not be construed to mean that acquisitions of the Target Asset or the Acquisition Related Event will 

definitely occur, including as described in this Transaction Document. It is clarified that SEBI has issued a circular dated December 6, 2023 on the ‘Revised Framework for Computation of Net Distributable Cash 

Flow (NDCF) by Real Estate Investment Trusts (REITs)’ pursuant to which the revised framework for computation of NDCF is applicable to us from April 1, 2024.

Industry and Market Data 

Unless stated otherwise, industry and market data used in this Transaction Document is based on C&W Research and is confirmed by C&W, who has been engaged by the Manager.

Industry publications generally state that the information contained in such publications has been obtained from publicly available documents from various sources believed to be reliable, but their accuracy and 

completeness are not guaranteed, and their reliability cannot be assured. The data used in these sources may have been re-classified for the purposes of presentation. Data from these sources may also not be 

comparable. Such data involves risks, uncertainties and numerous assumptions and is subject to change based on various factors. The extent to which the market and industry data used in this Transaction 

Document is meaningful depends on the reader’s familiarity with and understanding of the methodologies used in compiling such data. There are no standard data gathering methodologies in the industry in 

which business of Brookfield India REIT is conducted, and methodologies and assumptions may vary widely among different industry sources.

Certain Other Information

Certain data contained in this Transaction Document, including financial information, has been subject to rounding adjustments. Accordingly, in certain instances, the sum of the numbers in a column, row or table 

may not conform exactly to the total figure given for that column, row or table, or the sum of certain numbers presented as a percentage may not conform exactly to the total percentage given. Certain 

information in this Transaction Document (in particular, the Pro-forma Metrics) has been presented to show the impact of the acquisition of the Target Asset, for presentation purposes only.

All operating or financial metrics presented in this Transaction Document are as of/ for the 6 months ended September 30, 2025, unless otherwise indicated. Further, the Pro-forma DPU is derived on the run-rate 

based on occupancy and in-place rent which includes LOIs committed to-date for the Target Asset.

All figures corresponding to year denoted with “FY” are, as of or for the one-year period ending (as may be relevant) 31st March of the respective year. Similarly, all figures corresponding to year denoted with 

“CY” are, as of or for the one-year period ending (as may be relevant) 31st December of the respective year. Unless specifically mentioned otherwise, any reference to year refers to CY and financial year to FY.
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