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Consolidated Financials FY24 EY25
(Rs Cr)

Total Income 1,665 1,949
Adj EBITDA 340 421
Adj PAT -136 173
Market Cap (Rs Cr) 8,685

Adj EPS 12.93

PE 50

EV/ ADJ EBITDA 21
Enterprise Value (Rs Cr) 8968

Post Issue Shareholding Pattern

Promoters 41.7%
Public 58.3%
QIB (Including Mutual Fund) 75%
Non-Institutional 10%
Retail 15%
Post Issue Equity (Rs. in Cr) 134.0
Issue Size (Rs in Cr) 3000
Face Value (Rs) 10

Kavita Vempalli

Sr Research Analyst (022 62738034)

Launched in 2017, WeWork India Management (WWIM) is a leading
premium flexible workspace operator in India, backed by Embassy Group.
Co leases Grade A office spaces, designs, builds, and operates them as
modern flexible workspaces suitable for enterprises, SMEs, startups, and
individuals. Co operates across India’s major office hubs, including
Bengaluru, Mumbai, Pune, Hyderabad, Gurugram, Noida, Delhi, and
Chennai. It's portfolio includes 114,077 desks across 68 operational
centres, covering a total leasable area of 7.67 mn sq ft. and has been the
largest operator in India in terms of total revenues.

Objects and Details of the Issue: The issue is a completely of offer for
sale 4.63 cr shares aggregating to Rs. 3000 cr.

Investment Rationale:

1. Strong brand recognition in India and international presence.

2. Leadership in a rapidly growing market.

3. Backed by the Embassy Group and relationship with WeWork Global.

4. Presence in Grade A properties in top-tier micro markets and strong
relationships with top developers.

Valuation and Recommendation:-

WeWork is a leader in India’s premium flexible workspace market with
robust growth metrics. The company is strategically positioned as a
premium market leader to capitalize on the sustained shift towards hybrid
work models in India. Revenue/adj EBITDA has grown steadily at a CAGR
22% /48% between FY23—FY25 and issue is available at a EV/adj EBIDTA of
21.3x of FY25 earnings which we believe is reasonable and recommend
‘Subscribe’ to the issue considering India’s strong demand for flexible
offices and WeWork’s brand leadership.

Financials FY23 FY24 FY25
Net Revenues 1,315 1,665 1,949
Growth (%) 26.7% 17.1%
Adj Ebitda 191 340 421
Adj Ebitda (Margin %) 14.6% 20.4% 21.6%
PBT -147 -136 -157
Adjusted PAT -146 -136 173
Adj EPS -10.95 -10.13 12.93
ROCE 7.2% 10.0% 9.9%
EV/Sales 6.8 5.4 4.6
EV/Adj EBITDA 46.9 26.4 21.3

Source: Company data, NBRR
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Company Background

WeWork India Management Ltd, established in 2017, is a leading premium flexible workspace operator in India and
has been the largest by revenue over the last three fiscals (according to CBRE). The company operates as the exclusive
licensee of the WeWork brand in India and has progressively broadened its offerings from managed offices, private
offices, serviced floors, and coworking spaces to digital and hybrid solutions, including WeWork All Access, WeWork
On Demand, Virtual Office, and the SaaS-based WeWork Workplace. Its full-service model integrates workspace,
facility management, IT, F&B, and community services, providing members with a seamless, capital-light office
solution.

IPO NOTE
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Source: Company

Co operates across India’s major office hubs, including Bengaluru, Mumbai, Pune, Hyderabad, Gurugram, Noida, Delhi, and
Chennai. It’s portfolio includes 114,077 desks across 68 operational centres, covering a total leasable area of 7.67 mn sq ft. and
has been the largest operator in India in terms of total revenues.
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Industry Overview

India’s office real estate market has demonstrated resilience despite pandemic-led disruptions. Gross absorption,
which stood at 66.6 Mn sq. ft. in CY2019. The sector began to rebound in H1 CY2022, supported by the easing of
restrictions, rising vaccination coverage, and a gradual return-to-office trend. This recovery translated into strong
leasing momentum, with gross absorption reaching 62.0 Mn sq. ft. in CY2022, a significant improvement over 44.8 Mn
sq. ft. in CY2021. The growth trajectory continued in CY2023, with gross absorption rising to 68.0 Mn sq. ft., reflecting
a9.7% YoY increase and a robust ~52% growth compared to 2021 levels.

IPO NOTE

Top 9 Indian Cities - Supply, Gross Absorption & Vacancy as of Q1 CY2025
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As of FY25, India’s commercial office market comprised ~883 Mn sq. ft, of which 85.1% (~751 Mn sq. ft.) was classified
as Grade A and the balance 14.9% (~132 Mn sq. ft.) as Grade B. The dominance of Grade A assets is expected to
sustain, with its share projected to remain in the 85—-87% range through 2027. Over the past two decades, Grade A
office stock has expanded at a healthy CAGR of 14%, growing from 58 Mn sq. ft. in CY2005 to ~751 Mn sq. ft.

India Grade A and B Share Split Share of Grade A and B Stock over the Years
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Source: Co and CBRE
India’s office sector is anticipated to experience continued expansion. This growth is likely to be driven by the strategic

expansion of portfolios by domestic and global firms, which coupled with planned investments, solidifies the sector’s
outlook.
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Investment Rationale

Strong brand recognition in India and international presence

WWIL has emerged as a clear leader in the flexible workspace sector, consistently recording the highest search
volumes from Oct 2023 to Dec 2024 —four times that of its closest competitor during Oct 2023 to Sep 2024, and 3.5
times in CY24—underscoring its strong brand recognition and market dominance. AGR data further highlights WWIL’
digital visibility, with 0.87 times the search volume for “coworking” and 1.48 times for “office space” during the same
period.

Flexible workspace operators awareness analysis- Top of mind (TOM), Spontaneous (SPONT) and AIDED
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WeWork India Customers Non-Customers Non-Users
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#1 Rank #1 Rank #1 Rank
Note: N= Total number of respondents surveyed

Source: Co and NBRR

According to CBRE, Co has played a pivotal role in shaping the evolution of flexible workspace products and services
in India. AGR also notes that WWIL consistently outperforms competitors across key customer perception metrics,
particularly in brand name, global presence, flexible offerings, and community engagement, and ranks first in brand
awareness—driven by its premium positioning, strategic locations, and vibrant member community—across users and
non-users alike.

Co’s member base has consistently grown over the past few years. Currently, it has 87,247 Members. Co’s
comprehensive product suite in Grade A buildings in prime markets and its focus on customer experience helps it

attract a wide-set of marquee tenant including large enterprises, MNCs, startups and individuals. Few of them are
shown in the picture below -
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Leadership in a rapidly growing market

Co has established itself as a leading premium flexible workspace operator in India, consistently ranking as the largest
by total revenue over the last three fiscals. As per the CBRE Report, as a premium flexible workspace operator, Co’s
average portfolio level revenue to rent multiple of 2.7 for FY25 exceeded the industry average which typically ranges
between 1.9 to 2.5.

Revenue to rent multiple that exceeded the industry range
'

3.0x

2.9x 2.9x

2.7x

Fiscal 23 Fiscal 24 Fiscal 25 Q1 Fiscal 25 QO1Fiscal 26

Revenue to Rent Multiple Total Revenue to Rent Multiple

Source: Co, NBRR

Co’s members have the flexibility to scale their workspaces up and down as needed, and the ability to use space by
the day, by the month or for multiple years, with the ability to book office space seamlessly through the WeWork app.
Many members use large, customized offices for multiple years in one building, and smaller spaces in other buildings
within Co’s network as required, providing them with a value proposition extending beyond a single office space, and
reducing their need to liaise and negotiate with multiple operators.

Backed by the Embassy Group and relationship with WeWork Global

The company is majority owned and promoted by Embassy Group, a leading real estate developer in India with over
30 years of experience and a portfolio exceeding 85 mn sq ft. Embassy Group is also the sponsor of Embassy REIT,
India’s first and Asia’s largest office REIT by leasable area. Additionally, Co benefits from its strategic relationship with
WeWork Global, a prominent global operator of flexible workspaces with ~ 600 wholly-owned and licensed locations
across 35 countries. As an investor in the company and its exclusive brand licensor in India, WeWork Global enables
seamless international access for the company’s members through the WeWork app, enhancing global connectivity
and brand value.
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Presence in Grade A properties in top-tier micro markets and strong relationships with
top developers

WWML have established multi-asset relationships with various prominent developers across major Tier 1 cities. Co
offers high quality workspaces by designing, building and operating them to global standards. Grade A properties
accounted for ~ 94% of Co’s portfolio and are located in Tier 1 cities in India - Bengaluru, Mumbai, Pune, Hyderabad,
Gurugram, Noida, Delhi, and Chennai. Tier 1 cities have witnessed healthy demand for office space due to their talent
pools, infrastructure, job opportunities and relative business growth potential.

IPO NOTE

City Wise Split of Leasable Area
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Strong relationships with prominent developers
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Co’s longstanding and multi-asset relationships with various prominent developers allows it to negotiate leases with
favorable terms and help grow its portfolio efficiently.
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Valuation and Recommendation

WeWork is a leader in India’s premium flexible workspace market with robust growth metrics. The company is
strategically positioned as a premium market leader to capitalize on the sustained shift towards hybrid work models
in India. Revenue/adj EBITDA has grown steadily at a CAGR 22% /48% between FY23—FY25 and issue is available at a
EV/adj EBIDTA of 21.3x of FY25 earnings which we believe is reasonable and recommend ‘Subscribe’ to the issue
considering India’s strong demand for flexible offices and WeWork’s brand leadership.

IPO NOTE

Peer Group

FY25 (Rs in Crore) Smartworks A;vofli:t?:::e Average WeWork
Revenue 1,374 1,208 1214 1,949
CAGR (FY23-25) 15% 49% 33% 22%
Adj EBITDA Margin 12.5% 13.9% 12% 21.6%
Asset Turns (x) 0.4 0.6 0.4 0.4
ROCE 6.7% 11.0% 7.3% 9.9%
ROE -7.7% 14.8% 3.5% 63.9%
Debt/Equity 3.7 3.9 -436.2 1.5
EV/Adj EBITDA 57.0 32.1 34.5 21.3
P/E - 59.6 12.0 67.8

Source: NBRR

Risks

1. History of proceedings initiated by Enforcement Directorate against Promoter & Chairman and SEBI against its group
company.

2. Bengaluru and Mumbai centers comprised ~66% of its net membership fees in Q1FY26.

3. Top 10 landlords held ~34%/23% of total operational leasable area/ net membership fee in Q1FY26.
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Financials
Consolidated
P&L (Rs. Cr) FY23 FY24 FY25 Balance Sheet (Rs. Cr) FY23 FY24 FY25
Net Revenue 1,315 1,665 1,949 Share Capital 55 55 134
% Growth 27% 17% Other Equity -347 -492 66
Cost of Material/sub contract 1 2 17 Non controlling Int -0 -0 1
% of Revenues 0.1% 0.1% 0.9% Networth -292 -438 200
Employee Cost 121 134 155 Total Loans 486 626 310
% of Revenues 9.2% 8.0% 8.0% Lease Liabilities 3,530 3,529 3,963
Other expenses ¥ 398 7 483 539 Other non-curr liab. 200 121 190
% of Revenues 30.2% 29.0% 27.7% Trade payable 104 73 52
EBITDA 796 1,047 1,238 Other Current Liab 386 572 677
EBITDA Margin 60.5% 62.9% 63.5% Total Equity & Liab. 4,414 4,483 5,392
Adj Ebitda 191.30 339.70 421.30 Property, Plant and Equipment 569 675 908
Adj EBITDA Margin 14.6% 20.4% 21.6% Capital work-in-progress/Investment pr 68 191 77
Depreciation 637 744 824 Goodwill/Right of Use Assets/intangibl¢ 3,009 2,925 3,404
Other Income 108 72 75 Non Currrent Financial assets 353 306 558
Interest 414 508 598 Other non Curr. assets 34 18 13
Share of Profit/(Loss) of Assoc 0 -3 -2 Inventories 0 0 1
Exceptional Item 0 0 -46 cash and cash equivalents 50 21 24
PBT -147 -136 -157 Bank bal 1 3 3
Tax -0 -0 -285 Trade receivables(debtor) 70 80 83
Tax rate 0% 0% 182% Other Current assets 260 264 320
PAT -147 -135.8 128.2 Total Assets 4,414 4,483 5,392
Minority Int -1 0 0.79
Adj PAT -145.9 -135.8 7 1733
% Growth -7% -228% Cash Flow (Rs. Cr) FY23 FY24 FY25
Adj EPS (Post Issue) -11.0 -101 7 129 Profit Before Tax -147 -133 -155

Provisions & Others 957 1,209 1,401
Ratios & Others FY23 FY24 FY25 Op. profit before WC 810 1,076 1,246
Debt / Equity (1.7) (1.4) 1.5 Change in WC 164 57 50
adj EBITDA Margin (%) 15% 20% 22% Less: Tax -33 28 -6
PAT Margin (%) -11% -8.2% 6.6% CF from operations 942 1,162 1,290
ROE (%) 50% 31% 64% Purchase of assets -330 -245 -372
ROCE (%) 7% 10% 10% Sale of property 0 0 0

Dividend & Interest 9 32 7
Turnover Ratios FY23 FY24 FY25 Proceeds from Sale/Redemption of Inve -66 -181 61
Debtors Days 19 18 16 CF from Investing -386 -393 -304
Inventory Days 0 0 0 Payment of lease liabilities -674 -804 -1,000
Creditor Days 29 16 10 Proceeds/ Repayment Borrowings 141 7 17
Asset Turnover (x) 0.4 0.4 0.4 interest & div paid -0 -0 -1

CF from Financing -534 -797 -984
Valuation Ratios FY23 FY24 FY25 Net Change in cash 22 -29 2
Price/Earnings (x) -59.2 -64.0 50.1 Cash & Bank at beginning 28 50 21
EV/Adj EBITDA (x) 46.9 26.4 213 Cash & Bank at end 50 21 24
EV/Sales (x) 7 5 5
Price/BV (x) -30 -20 43

Source: Company Data, NBRR
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Disclosure:

Research Reports that are published by Nirmal Bang Securities Private Limited (hereinafter referred to as “NBSPL”) are for
private circulation only. NBSPL is a registered Research Analyst under SEBI (Research Analyst) Regulations, 2014 having
Registration no. INHO00001766. NBSPL is also a registered Stock Broker with National Stock Exchange of India Limited, BSE
Limited, Metropolitan Stock Exchange of India Limited, Multi Commodity Exchange of India Limited and , National Commodity
and Derivative Exchange Limited in Capital Market , Equity and Commaodities derivatives segments and Currency Derivatives
Segment .

IPO NOTE

NBSPL has other business divisions with independent research teams separated by Chinese walls, and therefore may, at times,
have different or contrary views on stocks and markets.

NBSPL or its associates have not been debarred / suspended by SEBI or any other regulatory authority for accessing / dealing
in securities Market since last 20 years. NBSPL, its associates or analyst or his relatives do not hold any financial interest
(Except Investment) in the subject company. NBSPL or its associates or Analyst do not have any conflict or material conflict of
interest at the time of publication of the research report with the subject company. NBSPL or its associates or Analyst or his
relatives may or may not hold beneficial ownership of 1% or more in the subject company at the end of the month immediately
preceding the date of publication of this research report.

NBSPL or its associates / analyst has not received any compensation / managed or co-managed public offering of securities of
the company covered by Analyst during the past twelve months. NBSPL or its associates have not received any compensation
or other benefits from the company covered by Analyst or third party in connection with the research report. Analyst has not
served as an officer, director or employee of Subject Company. NBSPL / analyst has not been engaged in market making
activity of the subject company.

Analyst Certification: The research analysts and authors of these reports, hereby certify that the views expressed in this
research report accurately reflects my/our personal views about the subject securities, issuers, products, sectors or industries.
It is also certified that no part of the compensation of the analyst(s) was, is, or will be directly or indirectly related to the inclusion
of specific recommendations or views in this research. The analyst(s) principally responsible for the preparation of this research
report and has taken reasonable car to achieve and maintain independence and objectivity in making any recommendation.
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Disclaimer:

The Research Report is for the personal information of the authorized recipient and does not construe to be any investment, legal
or taxation advice. NBSPL is not soliciting any action based upon it. Nothing in the research report shall be construed as a solicitation
to buy or sell any security or product, or to engage in or refrain from engaging in any such transaction. In preparing the research
report, we did not take into account the investment objectives, financial situation and particular needs of the reader.

The research report has been prepared for the general use of the clients of NBSPL and must not be copied, either in whole or in
part, or distributed or redistributed to any other person in any form. If you are not the intended recipient you must not use or disclose
the information in the research report in any way. Though disseminated to all the customers simultaneously, not all customers may
receive the research report at the same time. NBSPL will not treat recipients as customers by virtue of their receiving the research
report. The research report is not directed or intended for distribution to or use by any person or entity resident in a state, country or
any jurisdiction, where such distribution, publication, availability or use would be contrary to law, regulation or which would subject
NBSPL & its group companies to registration or licensing requirements within such jurisdictions.

The report is based on the information obtained from sources believed to be reliable, but we do not make any representation or
warranty that it is accurate, complete or up-to-date and it should not be relied upon as such. We accept no obligation to correct or
update the information or opinions in it. NBSPL or any of its affiliates or employees shall not be in any way responsible for any loss
or damage that may arise to any person from any inadvertent error in the information contained in the research report. NBSPL or
any of its affiliates or employees do not provide, at any time, any express or implied warranty of any kind, regarding any matter
pertaining to this report, including without limitation the implied warranties of merchantability, fithess for a particular purpose, and
non-infringement. The recipients of the research report should rely on their own investigations.

This information is subject to change without any prior notice. NBSPL reserves its absolute discretion and right to make or refrain
from making modifications and alterations to this statement from time to time. Nevertheless, NBSPL is committed to providing
independent and transparent recommendations to its clients, and would be happy to provide information in response to specific client
queries.

Before making an investment decision on the basis of research report, the reader needs to consider, with or without the assistance
of an adviser, whether the advice is appropriate in light of their particular investment needs, objectives and financial circumstances.
There are risks involved in securities trading. The price of securities can and does fluctuate, and an individual security may even
become valueless. International investors are reminded of the additional risks inherent in international investments, such as currency
fluctuations and international stock market or economic conditions, which may adversely affect the value of the investment. Opinions
expressed are subject to change without any notice. Neither the company nor the director or the employees of NBSPL accept any
liability whatsoever for any direct, indirect, consequential or other loss arising from any use of the research report and/or further
communication in relation to the research report. Here it may be noted that neither NBSPL, nor its directors, employees, agents or
representatives shall be liable for any damages whether direct or indirect, incidental, special or consequential including lost revenue
or lost profit that may arise from or in connection with the use of the information contained in the research report.

Copyright of this document vests exclusively with NBSPL.

Our reports are also available on our website www.nirmalbang.com

Registration granted by SEBI and certification from NISM in no way guarantee performance of NBSPL or provide any assurance of
returns to investors.

Nirmal Bang Research (Division of Nirmal Bang Securities Pvt. Ltd.)
B-2, 301/302, Marathon Innova,
Opp. Peninsula Corporate Park
Off. Ganpatrao Kadam Marg
Lower Parel (W), Mumbai-400013
Board No. : 91 22 6723 8000/8001
Fax. : 022 6723 8010
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