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RETAIL EQUITY RESEARCH  

Nexus Select Trust 
REIT 

SENSEX: 61,054                             

NIFTY:    18,069 

 

SUBSCRIBE 

             Price Range Rs. 95 - Rs. 100 

     6th  May, 2023 

                IPO NOTE 

 KEY CHANGES: TARGET First RIET in Indian retail consumption space...  

Nexus Select Trust (NST) is the owner of India’s leading consumption centre platform, 

comprising 17 Grade-A best-in-class urban consumption centres with a total leasable 

area of 9.2 msf spread across 14 leading cities in India such as Delhi, Navi Mumbai, 

Bengaluru, Pune, Hyderabad, and Chennai. The NST’s portfolio is highly stabilized, 

with a committed occupancy of 96.2% and 5.7-year WALE (weighted average lease 

expiry) as of December 31, 2022. Their portfolio has a tenant base of 1,044 domestic 

and international brands with 2,893 stores as of 9MFY23.  

• Consumption accounted for ~60% of India’s GDP in FY22 and has grown at 10% 

CAGR between CY14-21, led by strong tailwinds like young population, growing 

middle class, and rapid urbanisation.  

• As one of the leading consumption centre platform in India (by completed area), 

NST’s portfolio is well-positioned to capitalise on strong consumption growth, 

powered by marquee tenant base and consumer outreach initiatives.  

• Over the last four years, NST has leased 4.2 msf with addition of 408 new brands, 

achieved an average re-leasing spread of 19.2% on ~ 2.9 msf.  

• The LTV (Loan to Value) is expected to reduce ~20% as a part of the net IPO 

proceeds will be utilised for debt reduction. This provides flexible headroom for 

future acquisitions. NST has acquired 17 malls in the last 7 years and aims to 

double acquisitions going forward.  

• The current offering appears to be reasonable at a NAV (Net Asset Value) of 

Rs.18,310cr (as of Dec 31, 2022) with a current dividend yield of ~8%, which is 

higher than fixed deposits & G-sec.  

• Considering the strong growth story in consumption space, healthy projected net 

operating income (NOI) growth of ~17% over FY24-26E, capital appreciation 

prospects, and healthy balance sheet with lower LTV ratio, we assign a “Subscribe” 

rating on a long term basis.  
 

 
Purpose of IPO 
 

The offer comprises of a fresh issue and an offer for sale. The fresh issue is of ₹1,400cr out of 

which ₹250cr would be used for partial or full repayment of certain financial loans of the 

Asset SPVs and the Investment Entity; ₹1,050cr would be used for acquisition of stake and 

redemption of debt securities in certain Asset SPVs; and the balance would be used for 

general corporate purposes. The offer for sale is for ₹1,800cr.  
 

Key Risks 

• A decline in footfalls may impact the business. 

• Vulnerability to external factors including outbreak of pandemic. 

• Possible increase in leverage due to future acquisitions.  

 Issue structure Allocation (%) Size Rs.cr 

Institutional Investors 75 2,400 

Non-Institutional 25 800 

Total  100 3,200 

Issue Details    

Date of opening   May 9,  2023 

Date of closing    May  11, 2023 

Total Units offered (cr.) 32.0 

Price Band ₹95 - ₹100 

Face Value Nil 

Bid Lot 
150 units and in    
multiple thereof 

Listing BSE,NSE 

Sponsor 
Wynford Investment 

Ltd. 

Investment Manager 
Nexus Select Mall 

Management Pvt Ltd. 

Trustee Axis  Trustee Services 

Lead Managers 

BofA Securities India, 
Axis Capital, Citi Group 
Global Markets India, 
HSBC Securities and 

Capital Markets India, 
IIFL Securities, JM Finan-
cial, J.P Morgan India Pvt  

Ltd, Kotak  Mahindra 
Capital Company, Mor-
gan Stanley India Com-
pany, SBI Capital Mar-

kets Ltd. 

Registrar KFin Technologies Ltd. 

Issue size (upper price)      Rs.Cr  

Fresh Issue 1,400 

OFS 1,800 

Total Issue 3,200 

Y.E March (Rs cr) Consol. FY21 FY22 9MFY23 

Sales 907 1,318 1,463 

Growth (%)  -44.1 - - 

EBITDA 472 778 899 

Margin(%) 52 59 61 

PAT Adj. -199 -11 257 

Growth (%)  -196 - - 

Y.E March (Rs cr) Consol. FY24E FY25E FY26E 

Sales 2,146 2,318 2,494 

Net Operating Income 

(NOI) 
1,639 1,782 1,916 

EBITDA 1,539 1,673 1,809 

Cash Flow from Operat-

ing Activity 
1,480 1,581 1,693 

Net Distributable Cash 

Flow (NDCF) 
1,212 1,313 1,412 

Units Post Issue (cr) 151.5 151.5 151.5 

Pay-out (Rs/Unit) 8.0 8.7 9.3 

Pay-out @90% of NDCF 7.2 7.8 8.4 

Yield  at CMP Rs 100 7% 8% 8% 

Pay-out @100% of NDCF 8.0 8.7 9.3 

Yield  at CMP Rs 100 8% 8.7% 9.3% 
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Background of  Nexus Select Trust REIT 

The Nexus Select Trust is registered with SEBI on September 15, 2022, as a real estate investment trust (REIT). Currently, Wynford Invest-

ments Limited (a portfolio company of a Blackstone Incorporation) is the sponsor of the Nexus Select Trust.  Nexus Select Trust REIT 

(Nexus REIT) is the owner of India’s leading consumption centre platform of high-quality assets that serve as essential consumption infra-

structure for India’s growing middle class. The Portfolio comprises 17 best-in-class Grade A urban consumption centres with a total Leasa-

ble Area of 9.2 msf, 2 complementary hotel assets (354 keys) and 3 office assets (1.3 msf) as of December 31, 2022. Their assets are strate-

gically located across 14 leading cities in India, which constituted 30% of India’s total discretionary retail spending in FY20. 

 Nexus Select Mall Management Private Limited has been appointed as the manager to the Nexus Select Trust. Axis Trustee Services Lim-

ited has been appointed as the Trustee to the Nexus Select Trust.  Pursuant to the Initial Portfolio Acquisition Transactions, the Portfolio is 

proposed to be held through the Asset SPVs and the Investment Entity, in accordance with the REIT Regulations.  

Structure of REIT  

 

 

 

 

 

 

 

 

 

 

Source: Geojit Research, RHP 

Highly occupied & Reputed tenant profile... 
NST’s assets has 93.9% Same-store Committed Occupancy as of June 30, 2022 (276 bps higher than assets across its Portfolio Markets) 
(Source: CBRE Report) with an average WALE of 5.7 years. Nexus Select REIT has a diversified tenant base of 1,044 retail tenants across 
2,893 stores as of December 31, 2022, comprising a mix of leading international brands including Zara, ALDO, Superdry, and Marks & 
Spencer, and Indian brands including Croma, Shoppers Stop, PVR Cinemas and Forest Essentials. Approximately 47.3% of  Gross Rentals in 
the month ended December 31, 2022 were from international brands and approximately 52.7% were from domestic Indian brands.  

 

 

 

 

 

 

 

 

Source: Geojit Research, RHP 

Tenant Sales 

Source: Geojit Research, RHP 
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Market value of Nexus portfolio…. 
 

Market Value of the Portfolio as of December 31, 2022 as per the Valuer is Rs. 235 bn, as shown in further detail below.  

 

 

 

 

 

 

 

 
 

 

 

Source: Geojit Research, RHP 

Tenant category mix. 

 

   

 

 

 
 

 

 

 

 
 

Source: Geojit Research, RHP 

 

Capitalize on Portfolio’s embedded organic growth opportunities  
 

NST’s Portfolio is well-positioned for strong organic growth through a combination of contractual rent escalations, increased tenant sales 
leading to higher Turnover Rentals, re-leasing at higher market rents (the company estimates Market Rents for properties are on average 
16.1% higher than In-place Rents as of December 31, 2022) and lease-up of vacant area. Over the projections period, 89.4% of the project-
ed increase in NOI is expected to result from contractual rent escalations, lease-up of vacant area, growth in Turnover Rentals and re-
leasing at market rents, as illustrated below:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Geojit Research, RHP 

Mark-to-Market Opportunity:  

As of December 31, 2022, the average monthly In-place Rent across the Portfolio is Rs. 122.5 psf compared to estimated Market Rent of 

Rs. 142.2 psf, resulting in mark-to-market potential of 16.1% on the Gross Rentals.  

 

 

 

 

 

Source: Geojit Research, RHP 
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Portfolio as on 31st December, 2022  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Geojit Research, RHP 
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Overview of REITs in India 

      Currently, there are three listed REITs in the Indian market, all of which are office REITs. As such, there is currently no listed retail REIT 

in India. Indian REITs have significantly outperformed its global peers, delivering an IRR of 13.4% since April 2019, outperforming US 

office REITs by 2,662 bps.  

 

 

 

 

 

 

 

 

Source: Geojit Research, RHP 

Overview of  Indian Real Estate market 
       As of  June 30, 2022, approximately 46.9% (approximately 100 UCCs, which represents 21.2% of total UCCs in India) of overall retail 
stock in India are classified as Grade-A and the occupancy for these Grade-A assets is 90.2% which is 3,032 bps higher than the occupancy 
of Grade-B assets. Nexus Select Trust is India’s leading consumption centre platform with 9.8 msf1 retail area spread across 17 UCCs and 
14 cities. The market is fragmented with over 35% Grade A UCCs owned by independent developers as of June 30, 2022.  

 

 

 

 

 

 

 

 

Source: Geojit Research, RHP                                                                                                                                        

Overview of Nexus Select Trust Markets 
              The Nexus Select Trust portfolio is located in 14 cities of India (Ahmedabad, Amritsar, Bengaluru, Bhubaneswar, Chandigarh, Chennai, 

Delhi, Hyderabad, Indore, Mangaluru, Mysuru, Navi Mumbai, Pune and Udaipur) which includes key metropolitans, financial centres, po-

litical capital, education hubs, major tourist destinations and technology hubs. These cities contribute to 30.0% of discretionary retail 

spend in India (Source: Technopak). 

The Nexus Select Trust’s assets have consistently maintained over 90.0% Same-Store Committed Occupancy1 post-CY17. As of June 30, 

2022 it achieved Same-Store Committed Occupancy1 levels of 93.9%, 276 bps higher than the average Same-Store Committed Occupan-

cy1 observed across the Nexus Select Trust’s Markets.  

   Source: Geojit Research, RHP     

     Nexus Select Trust’s Assets marginal rentals have grown at a CAGR of 7.5% from CY2016 to CY2019 (approximately 122 bps higher 

than market). Post-COVID-19, Nexus Select Trust’s Assets has witnessed robust rental growth of 11.9% (approx. 419 bps higher than mar-

ginal rent growth).  

     

Rental Trends 
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PROFIT & LOSS                                                                                   BALANCE SHEET                                                                                

CONSOLIDATED FINANCIALS  

Y.E March (Rs cr) FY21 FY22 9MFY23 

Sales 907 1,318 1,463 

% change -44.1 - - 

EBITDA 472 778 899 

% change -52 - - 

Depreciation 251 243 175 

EBIT 221 535 724 

Interest 553 524 421 

Other Income 141 80 35 

Exceptional items -18 -19 5 

PBT  -210 72 343 

Tax  -11 83 86 

PAT  -199 -11 257 

% change  -196 - - 

Y.E March (Rs cr) FY21 FY22 9MFY23 

Cash 433 654 735 

Accounts Receivable  149 116 110 

Inventories  149 125 56 

Other Cur. Assets  288 336 323 

Investments  6,884 6,814 6,756 

Deff. Tax Assets  110 159 152 

Net Fixed Assets  436 430 417 

CWIP  21 0 4 

Intangible Assets  226 226 226 

Other Assets  265 229 209 

Total Assets  8,959 9,090 8,990 

Current Liabilities  148 133 176 

Provisions 282 304 310 

Debt Funds  6,393 6,418 6,038 

Other Fin. Labilities 469 499 606 

Deferred Tax liability 4 12 4 

Equity Capital  248 325 206 

Reserves & Surplus  1,414 1,399 1,649 

Shareholder’s Fund  1,662 1,724 1856 

Total Liabilities  8,959 9,090 8,990 
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We, Sheen G and Rajeev T, author (s) of this Report, hereby certify that all the views expressed in this research report reflect my 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. 

COMPANY OVERVIEW 

Geojit Financial Services Limited (hereinafter Geojit), a publically listed company, is engaged in services of retail broking, depository services, portfolio 
management and marketing investment products including mutual funds, insurance and properties. Geojit is a SEBI registered Research Entity and as such 
prepares and shares research data and reports periodically with clients, investors, stake holders and general public in compliance with Securities and Ex-
change Board of India Act, 1992, Securities And Exchange Board Of India (Research Analysts) Regulations, 2014 and/or any other applicable directives, 
instructions or guidelines issued by the Regulators from time to time. 

DISTRIBUTION OF REPORTS 

This document is not for public distribution and has been furnished to you solely for your information and must not be reproduced or redistributed to any 
other person. Geojit will not treat the recipients of this report as clients by virtue of their receiving this report.  

GENERAL REPRESENTATION 

The research reports do not constitute an offer or solicitation for the purchase or sale of any financial instruments, inducements, promise, guarantee, war-
ranty, or as an official confirmation of any transaction or contractual obligations of any kind. This report is provided for assistance only and is not intended 
to be and must not alone be taken as the basis for an investment decision. The information contained herein is from publicly available data or other sources 
believed to be reliable, but we do not represent that it is accurate or complete and it should not be relied on as such. We have also reviewed the research 
report for any untrue statements of material facts or any false or misleading information. While we endeavor to update on a reasonable basis the infor-
mation discussed in this material, there may be regulatory, compliance, or other reasons that prevent us from doing so.  

RISK DISCLOSURE 

Geojit and/or its Affiliates and its officers, directors and employees including the analyst/authors shall not be in any way be responsible for any loss or 
damage that may arise to any person from any inadvertent error in the information contained in this report. Investors may lose his/her entire investment 
under certain market conditions so before acting on any advice or recommendation in these material, investors should consider whether it is suitable for 
their particular circumstances and, if necessary, seek professional advice. This report does not take into account the specific investment objectives, financial 
situation/circumstances and the particular needs of any specific person who may receive this document. The user assumes the entire risk of any use made 
of this information. Each recipient of this report should make such investigation as it deems necessary to arrive at an independent evaluation of an invest-
ment in the securities of companies referred to in this report (including the merits and risks involved). The price, volume and income of the investments 
referred to in this report may fluctuate and investors may realize losses that may exceed their original capital. 

FUNDAMENTAL DISCLAIMER 

We have prepared this report based on information believed to be reliable. The recommendations herein 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. The 
stocks always carry the risk of being upgraded to buy or downgraded to a hold, reduce or sell. The opinions expressed are subject to change but we have no 
obligation to tell our clients when our opinions or recommendations change. This report is non-inclusive and does not consider all the information that the 
recipients may consider material to investments. This report is issued by Geojit without any liability/undertaking/commitment on the part of itself or anyof 
its entities. We may have issued or may issue on the companies covered herein, reports, recommendations or information which is contrary to those con-
tained in this report. 

The projections and forecasts described in this report should be evaluated keeping in mind the fact that these are based on estimates and assumptions and 
will vary from actual results over a period of time. The actual performance of the companies represented in the report may vary from those projected. 
These are not scientifically proven to guarantee certain intended results and hence, are not published as a warranty and do not carry any evidentiary value 
whatsoever. These are not to be relied on in or as contractual, legal or tax advice. Prospective investors and others are cautioned that any forward-looking 
statements are not predictions and may be subject to change without notice.   

JURISDICTION 

The securities described herein may not be eligible for sale in all jurisdictions or to all categories of investors. The countries in which the companies men-
tioned in this report are organized may have restrictions on investments, voting rights or dealings in securities by nationals of other countries. Distrib-
uting/taking/sending/dispatching/transmitting this document in certain foreign jurisdictions may be restricted by law, and persons into whose possession 
this document comes should inform themselves about, and observe any such restrictions. Failure to comply with this restriction may constitute a violation 
of any foreign jurisdiction laws. Foreign currencies denominated securities are subject to fluctuations in exchange rates that could have an adverse effect on 
the value or price of or income derived from the investment. Investors in securities such as ADRs, the value of which are influenced by foreign currencies 
effectively assume currency risk. 

REGULATORY DISCLOSURES: 

Geojit’s Associates consists of privately held companies such as Geojit Technologies Private Limited (GTPL- Software Solutions provider), Geojit Credits 
Private Limited (GCPL- NBFC Services provider), Geojit Investment Services Limited (GISL- Corporate Agent for Insurance products), Geojit Financial Man-
agement Services Private Limited (GFMSL) &Geojit Financial Distribution Private Limited (GFDPL), (Distributors of Insurance and MF Units).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. 
It/its associates have no actual beneficial ownership of 1% or more in relation to the subject company (ies) covered herein. 

Further, the Analyst confirms that: 
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. 
he, his associates and his relatives have no actual/beneficial ownership of 1% or more in the subject company covered  

2.  Disclosures regarding Compensation:   

During the past 12 months, Geojit or its Associates: 

 

CERTIFICATION 
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(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 banking 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 We, Sheen G and Rajeev T, 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. Standard Warning: “Investment in securities market are subject to market risks. Read all the related documents carefully 
before investing.” 
 

7. 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. 

 
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: customercare@geojit.com, For grievances: grievances@geojit.com, For compliance officer: compliance@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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