Embassy Developments Ltd — Aug 2026 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Inline (Operational) / Miss (Accounting) One-line: The thesis remains firmly on track as Embassy
successfully transitions from "legacy cleanup" to "growth compounding,” evidenced by a massive 338% YoY
surge in pre-sales and a promoter-backed valuation floor at [111.51.
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Signal | Evidence

Pre-sales [B868 Cr (14% of FY27 target); Collections (496 Cr
(16.5% of target).

PAT loss of [234 Cr driven by non-cash Ind AS 103 fair-valuation
adjustments from the reverse merger.

Management reaffirmed 6,000 Cr (Own) + [2,000 Cr (DM) pre-
sales and [B,000 Cr collections.

Strategic decision to delay Q1 launches for pricing power;
Promoter warrant subscription at a premium price.

Realizations remaining robust; Worli (Citadel) secured all 81
floors of approvals upfront, a rarity in Mumbai.

Targeted refi of 14% debt to <10% by mid-FY28 is the primary
EPS re-rating trigger.

Analysts worried about zero Q1 launches; Mgmt response:
"Discipline, not demand."

Heavy excavation/capex phase; 56% of collections reinvested
into construction.

Forward project surplus of [B0,294 Cr indicates ~53% cash
margins on incremental GDV.

Branded residences (Embassy One) being re-positioned for
higher profitability post-Four Seasons termination.

Net Operating Cash Flow (-[285 Cr) reflects early-stage project
maturity; inflection expected mid-FY28.

3,251-acre fully paid land bank; unique regulatory ability to
secure 81-floor approvals upfront.

Net Debt/Equity at 0.35x; Promoter warrant infusion to eliminate
[B63 Cr of high-cost debt.

Collections-to-Sales ratio at 57% in Q1; lag due to slab-cycle
timing of FY26 launches.

Consistent messaging on the multi-quarter "accounting loss"
timeline.

High current cost of debt (14%) and Blackstone debt at 18%
(accrued) remain earnings drags.

Refused to "rush" launches to hit quarterly numbers, focusing on
long-term pricing.

Sentiment: [JPositive (Long-term) / [INeutral (Short-term)



Key Takeaways (Positives & Negatives): * Positives: The structural cleanup is nearing completion. The
promoter warrant issue at [111.51 (roughly 60% premium to recent lows) acts as a powerful institutional floor.
Operationally, the portfolio is maturing; ongoing projects are 70% sold, and new launches like Embassy Verde
and Citadel are seeing high velocity. The regulatory success in Worli (81 floors upfront) provides a massive
execution de-risking that peers often struggle with. * Negatives: The P&L is essentially "dead money" for the
next 4—6 quarters due to merger accounting rules that force fair-value inventory to be recognized without the
corresponding historical margin. The Blackstone debt at 18% is a significant, though non-cash, drag on the
balance sheet. * The Street's Concern: Investors are hyper-focused on why pre-sales and collections are
currently behind the required 25% quarterly run-rate (14% and 16.5% achieved respectively). Management
successfully argued that real estate is a back-ended business, with Q2/Q3 launches (Knowledge Park, Juhu)
and slab-linkage collections for FY26 sales set to bridge the gap. * Watchpoint: The Q2 launch of Embassy
Knowledge Park (Villas/Apts). With [4,450 Cr GDV, this launch is the "make-or-break” for the FY27 sales
guidance.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

Current Qtr  YoY Change QoQ Change

Metric Mgmt Commentary
(Q1 FY27) (vs Q1 FY26) (vs Q4 FY26)

YoY growth driven by sustained momentum of
Presales (OCr) 868 +338% -67% 1 late FY26 launches; QoQ dip due to zero new
launches in Q1.

Steady inflows from ongoing projects;

Pre-tax OCF ; i
496 +54% -14% 1 Collections expected to accelerate as projects
(Coll.) (OCr) i
reach slab-cycle milestones.
o *Derived from PPT data. Mix shift toward
Realization/sqft +40% (FY26 . .
12,935* -12% 1 premium Bengaluru plots vs luxury Worli in
@) avg)
Q4.
Rev Potential ) Includes [B0,294 Cr of estimated project
56,922 First entry = - .
Locked (OCr) surplus across own and DM projects.
Lumpy recognition based on project
Revenue (Cr) 217 -68% -87% 1 .
handovers (OC received).
Impacted by fair value accounting of inventory
PAT (OCr) -234 -41% (Loss) +28% -
(Ind AS 103) post-merger.
Land Bank 3951 100% fully paid-up. Strategic flexibility to
(acres) ' - - - monetize or develop.
Net Debt/Equity . Target to maintain between 0.3x to 0.35x
0.35x First entry +0.05x - ]
x) despite growth capex.
Gross Inst. Debt . Includes high-cost legacy debt; refinancing
4,500 First entry 1 1 L
(ocr) process initiated.
) Negative due to lack of new launches and
Net Operating . .
-285 First entry ! ! heavy construction spend (56% of

Cash Flow (OCr) collections)

2B. SEGMENT BREAKDOWN



Projected

Segment Key Development
. Surplus Y o
Launched & Under . Ongoing projects are 70% sold; Worli
. 19,550 7.9 11,520 Cr 1 High . ) ) .
Construction Citadel is the primary surplus driver.
FY27 Upcoming . Includes [6,100 Cr from DM projects; focus
) 19,400 105 7,029 Cr* 1 Inline
Projects on North Bengaluru and Juhu.

Massive long-term pipeline in MMR and
23,470 20.3 10,772 Cr - Inline Bengaluru; includes Indore and Chennai
projects.

Planned Projects
(Post FY27)

Seeking amicable solution with MIDC for
3,251ac Not stated = N/A 1,400-acre Nashik land; debonding in
progress.

Land Bank (Raigad/  Under
Nashik) Eval

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Historical
Dimension Category Management Target / Claim Required Run-Rate / Feasibility Delivery
Needs [1,710 Cr/qtr for next 3 gtrs.
) 6,000 Cr (Own) + 2,000 Cr L O(Met Q4 )
Guidance Pre-Sales Feasible if Q2 Knowledge Park Medium
(DM) . Target)
launch hits.

Needs B35 Cr/qtr. Aggressive;

O(Missed
Guidance Collections [B,000 Cr for FY27. requires slab completions in Verde/ F\((26) High
Citadel.
11 projects (10.5 msf) in Zero in Q1; 4 scheduled for Q2. ) .
Guidance Launches proJ ( " Q . Q O(Reliable) Medium
FY27. Back-ended execution risk.
Refi 14% debt to <10%; . . .
Debt . ) Highly feasible given promoter .
Strategy . eliminate promoter debt via - First entry Low
Reduction warrant pricing at [111.51.
warrants.
. Focus on JDAs (Whitefield) High IRR focus; minimizes capital
Strategy Asset-Light . O Low
and DM (Juhu/Sky Terraces). commitment.
Legacy Turn Savroli/Gurgaon 109 into  OCs received for Phase 1 in both;
Strategy . . ad Low
Cleanup cash engines. unlocks back-ended collections.

Multi-decade housing cycle . .
L 72% of launch inventory in BLR
Macro Demand consolidation to branded - ) O Low
players sold within 6 months supports this.
yers.



4. ANALYST Q&A



Q# Relevance

Analyst /

irm

(o:11:To[o]3Y

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

1 4.0
2 315
3 4.5

Kartik
Subramaniam

Kartik
Subramaniam

Rusmik Oza /
9 Rays

Launch
Delay

Approvals

Cash Flow

Outlook

Outlook

Financials

"Prestige said
projects
shifted due to
RERA/GBA
delays; are we
seeing the
same?"

"Are we fast-
tracking the
other 5
Bangalore
projects to hit
13,800 Cr
GDV target?"

"What could
be the
potential
operating cash
flows against
the negative
EBITDA?"

Management
admitted GBA
delays but
clarified their
Q1 non-
launch was a
strategic
choice to
optimize
pricing and
drawings.
Impact: Q2
becomes
thesis-critical
to prove the
backlog can
be cleared.

Directional
None 4.0 with
evidence

Management
confirmed 4
projects are
launching in
Q2 (North
Tower, Juhu,
Knowledge
Park), with
others Specific
timeline
given

scheduled for  None 4.0
Q3. Impact:

FY27

guidance

remains

realistic but

highly

dependent on

H2 regulatory

speed.

CFO noted
Q1 was
negative
(C285 Cr) due
to project
lifecycle
(excavation
phase), with
positive
inflections
expected
from Q2
onwards.
Impact:
Investors
must ignore

Clear and
guantified

None 4.5



Q# Relevance

Analyst /

irm

Underlying

Category Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

4 4.0
5 3.0
6 315

Rusmik Oza /

Inflection
9 Rays
Rusmik Oza / .
Commercial
9 Rays
Rusmik Oza /
Land Bank
9 Rays

"When do
collections
start matching
industry
averages?"

Financials

"Update on
commercial
opportunities
in Bangalore
(Embassy
East/
Knowledge
Park)?"

Strategy

"Update on
Nashik land
monetization?"

Strategy

P&L and track
"Construction-
to-Collection”
ratios to
assess

health.

Management
predicts mid-
FY28 as the
slab cycles of
Verde and
Citadel kick
in, moving the

sales-to-
Vague but

consistent

collection None 3.0
ratio toward

70%. Impact:

Short-term

liquidity

remains tight,

requiring the

current debt

levels.

Embassy
East Phase 1
excavation is
ongoing;
Knowledge
Park
Commercial
is being
planned as a
low-rise R&D
center.
Impact:
Commercial

Directional
with
evidence

Exact
GDVof 3.0
K. Park

monetization
is a 3-4 year
lever, not an
immediate
cash catalyst.

Debonding
from SEZ to
Industrial will
take 6-9
months; legal
case with
MIDC moving
slowly.
Impact:
Nashik

Vague but

None 3.0 .
consistent



Q# Relevance

Analyst /

irm

(o:11:To[o]3Y

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

7 5.0
8 4.5
9 4.0

Kevin
Gandhi /
CapGrow

Debt Cost

Kevin
Gandhi /
CapGrow

Deleveraging

Abhishek

Brand
Lodhiya

Financials

Financials

Business
Overview

"What is the
rate of interest
for gross debt
and
Blackstone
debt?"

"Road map to
reduce the
4,500 Cr
debt?"

"How is the
perception
changing for
Embassy
brand with the
cleanup of

remains a
"dormant”
asset with
massive NAV
potential but
no near-term
cash flow.

Avg debt is
14%;
Blackstone
debt is at
18%
(accrued).
Impact: 18%
cost on [¥00
Crisa
massive
invisible
weight on
earnings;
refinancing
this is the
most
immediate
value unlock.

Debt will first
see a
reduction in
cost
(refinance) by
March 2027,
followed by a
reduction in
quantum as
project
surpluses kick
in. Impact:
Net debt will
remain stable/
high for 12
months
before
structural
deleveraging
starts.

Management
is fixing
legacy "sins"
(e.g., Panvel
ghost site
now has

Clear and
guantified

None 5.0

Directional
with
evidence

None 4.0

Directional
with
evidence

None 4.0



Q# Relevance

10

11

12

4.5

4.5

5.0

Analyst /

irm

Abhishek
Lodhiya

Amish Kanani

Amish Kanani

Corporate

Collections

Warrants

(o:11:To[o]3Y

Governance

Financials

Governance

Underlying
Concern

Indiabulls
projects?"

"Are we facing
challenges in
NCR due to
the Indiabulls
name/merger
confusion?"

"Is the [B,000
Cr collection
guidance
dependent on
new
launches?"

"Why are
promoters
doing a
preferential
allotment at
M11.51?"

Management
Response &
Investment
Implication

1,500
laborers) to
build trust.
Impact: Brand
equity is the
primary driver
for the 72%
absorption
rate in
Bengaluru.

Evaded Credibility

Management
noted some
landlord
confusion 9
months ago
but claims the
distinction is
now clear.
Impact:
Corporate
identity risk is
fading,
allowing for
smoother JDA
land
acquisitions.

None

Majority will
come from
ongoing
projects
(Verde/
Greenshore/
Eden) as they
hit
construction
milestones. None
Impact:
Collection
guidance is
robust even if
RERA delays
hit Q3
launches
slightly.

Aimed at
eliminating
promoter debt
to nil and
signaling
extreme

None

confidence in

Verdict

Clear and
5.0 -
guantified
Clear and
4.5 -
guantified
Clear and
5.0 -
quantified



Q# Relevance

Analyst /

irm

(o:11:To[o]3Y

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

13 3.0
14 35
15 3.0

Amish Kanani

Vinayak

Vinayak

Accounting

P&L

Goodwill

Financials

Financials

Financials

"Can we adopt
Percentage
Completion
Method
(POCM)?"

"Can we take
a one-time
provision for
all future
losses?"

"Layman's
explanation of
the 2,500 Cr
goodwill?"

the 111 floor.
Impact: Acts
as a powerful
signal to
lenders to
reduce EDL's
cost of
capital.

Management
is actively
exploring
shifting from
project
completion to
POCM.
Impact: Shift
to POCM
would
instantly turn
the P&L from
deep red to
profitable,
fixing the
"reported”
ROE
problem.

CFO clarified
accounting
standards do
not permit
provisioning
for future
project
accounting
losses.
Impact:
Investors
must endure
reported
losses for 4-6
more
quarters.

Represents
the delta
between
share price
and project
value at the
time of the
reverse
merger.

Follow-up
forced
clarity

None 3.0

Specific
data
provided

None 5.0

Directional
None 3.0 with
evidence



Management
Analyst / Underlying Response &

. Category Evaded Credibility Verdict
Firm Concern Investment

Implication

Q# Relevance

Impact:
Goodwill is
subject to
impairment
tests but
supported by
rising land
prices.

75 acres in
Sohna Road
are being
readied;
others require
aggregation
"Which land and are not in
) Developable parcels can be  the current Vague but
16 4.0 Vinayak Strategy o o None 3.0 .
Land capitalized pipeline. consistent
immediately?" Impact: The
3,251-acre
figure is an
"options"
bank, not an
"active"
pipeline.

PATTERN FLAGS & SENTIMENT Analysts were intensely focused on the "Launch Gap"—specifically whether
the zero-launch Q1 was a sign of regulatory friction or internal delay. Management’s pushback—that they are
prioritizing tender drawings and marketing readiness—suggests a shift from "volume at any cost" to "margin-
protected growth." The secondary theme was "Debt Cost vs. Signal," where analysts questioned the high
Blackstone rates (18%). The disclosure of the promoter warrant issue at [111.51 served as a powerful rebuttal,
effectively setting a valuation floor and proving promoter "skin in the game."

Analyst Sentiment Verdict: Analysts remain skeptical of the P&L timeline (losses for 4—6 quarters) but are
increasingly bullish on the operational engine. The transparency regarding the cost of Blackstone debt (18%)
and the concrete plan to refi at <10% was well-received. Management’s credibility has improved this quarter
because they chose not to rush launches, signaling maturity and pricing discipline. The "Indiabulls" stigma is
fading as handovers at legacy sites (Savroli/Gurgaon) accelerate.

GUIDANCE GAPS REVEALED IN Q&A

What Mgmt Claimed . .
. What Q&A Revealed Gap |/ Walk-back Risk to Thesis
(Prior Q)
Launch Target Q1 launch for . . Low (Ready
. Shifted to Q2 deliberately. 1-quarter delay. o
Timing Embassy One. building).
Debt Focus on institutional Blackstone debt at 18% is non-cash Higher "true" cost of ~ Medium (Long-term
Service debt. but compounding. capital. equity).
Nashik Immediate monetization Debonding will take 6-9 months + Slower windfall Low (Not in core

Land potential. slow legal. realization. GDV).



5. WHAT CHANGED vs PRIOR QUARTER

What Changed Prior Quarter (Q4 FY26) This Quarter (Q1 FY27) Direction
Promoter L Warrant conversion at [111.51 (repaying . .
Existing shareholder debt. 1 (Bullish Signal)
Engagement debt).
Debt Transparency WAC at 14%. Blackstone component at 18% (accrued). | (Cost Awareness)
Regulatory De- Worli (Citadel) RERA ) .
e 81-floor approval secured upfront. 1t (Execution Clarity)
risking secured.
Launch Momentum [2,632 Cr (Q4). 868 Cr (Q1 - zero launches). I (Volume Pause)
. . . . . . t (Earnings
Accounting Policy Project Completion only. Exploring POCM shift.
Transparency)
Corporate Branding Four Seasons residences. Branded as "Embassy One" North Tower. - (Margin Optimization)
Site Operations Legacy revival phase. Savroli/Gurgaon Phase 1 OCs received. 1 (Operational Maturity)

Investor Notes: * The Thesis Floor: The promoter warrant issue at [111.51 is the single most important data
point. It provides a technical and psychological floor for the stock, as the controlling family is effectively buying in
at a premium to the current market to deleverage the entity. * Operational inflection: Do not be fooled by the
Q1 pre-sales dip. The 72% absorption of recent Bangalore launches proves the brand is at its peak power. The
"real" thesis plays out in the mid-FY28 refi cycle. * Working Capital Divergence: OCF is negative (-[285 Cr)
despite healthy sales because the company is in the peak "spend" phase for projects launched in H2 FY26. This
will flip once slab-level billing begins in Q3/Q4.

STOP HERE.
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