Embassy Developments Ltd — Feb 2025 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

The punchline. Read this first — it frames everything below.

Result: Beat (on Strategic BD & Governance) / Inline (on Timelines) One-line: The acquisition of two prime
North Bengaluru assets at a 10% valuation discount, coupled with a promoter-abstain voting structure, confirms
the thesis that Equinox is successfully transitioning into a high-governance, Embassy-style growth vehicle.

Dimension Sentiment

This Quarter

Signal | Evidence

Beat/Miss vs Guidance / Accelerating Business Development with [1,058 Cr+

Prior Quarter

Earnings Quality

Guidance Confidence

Management Credibility

Business Quality Signal

Key Q&A Exchange

The Street's Primary Anxiety

Capital Cycle Stage

Margin / Return Ratio
Trajectory

Pricing Power

FCF Conversion & Quality

Competitive Moat Signals

Balance Sheet Strength

Working Capital Efficiency

Mgmt Guidance Track
Record

Key Vulnerability / Red Flag

Management Tone

Beat

High (Asset-heavy
expansion)

Strong

Improving

Improving

N/A — PPT_ONLY

Related Party
Transactions (RPT)

Investment / Growth
Phase

Improving

Strong

Weak (Pre-launch phase)

Widening

Adequate

Stable

Reliable

Execution Concentration

Confident (via PPT)

Net Surplus addition.

Independent valuations (two per asset) used for
acquisition pricing.

Specific EGM (Mar 25) and closing (Mar 31)
timelines provided.

Voluntary promoter abstention from voting on asset
acquisitions.

Shifting mix toward high-margin luxury ([15,600/psf)
in Bengaluru.

Not applicable

Addressed via independent valuations and "Public
Shareholders Only" vote.

Seeking QIP approval to fuel the next leg of project
launches.

Acquisitions priced at ~10% discount to average of
two valuations.

Premium positioning (Luxury Resi next to Embassy
Springs).

Cash-out for acquisitions (1104 Cr for Asset 2) before
pre-sales.

Leveraging Embassy Group's North Bengaluru
ecosystem/infrastructure.

Funding required via QIP/Fundraising to maintain
Net Cash status.

Strategic land banking adjacent to existing flagship
(Embassy Springs).

Rebranding complete; now executing on stated BD
growth strategy.

Heavy reliance on North Bengaluru and Worli for
future GDV.

Explicit focus on "Attractive Acquisition Basis" and
"Governance."



Sentiment: JPositive

Key Takeaways: Positives: * Strategic Synergy: The 9.5-acre land parcel shares a boundary with the flagship
~288-acre Embassy Springs, allowing for significant infrastructure and marketing synergies. * Valuation
Discipline: Purchasing assets at a 10% discount to the average of two independent valuations provides an
immediate margin of safety and a projected net surplus of (1,058 Cr for the high-rise asset. * Governance
Pivot: By allowing only public shareholders to vote on these transactions (Promoters abstaining), management
is actively distancing Equinox from its "Indiabulls" legacy. * Scale-Up Readiness: The move to seek shareholder
approval for QIP/Fundraising indicates the company is moving past debt-clearance and into aggressive project
acquisition.

Negatives: * Cash Outflow Timing: The acquisition of Asset 2 ([104 Cr) and potentially Asset 1 will require
immediate capital, making the success of the proposed QIP critical for balance sheet health. * Concept Stage
Risk: Asset 1 is currently in "Concept design & planning,” meaning significant pre-sales and cash flows are likely
12-18 months away (Launch targeted April 2026). * Watchpoint: The success of the EGM on March 25, 2025,
and the subsequent QIP pricing will be the primary litmus test for institutional investor confidence in the "New
Equinox."

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: Concall not available — commentary absent. Financial metrics based on Q2FY25 context and
new transaction data.

Current Qtr (Q3-Est/
Mgmt Commentary

Action)

Based on prior context; new assets
Presales (OCr) 118 (Q2 Base) 1 168.2% 129.3% 1

pre-launch.
Equivalent Area . Focus on design/planning for new
Not in document N/A N/A -
Constructed assets.
Pre-tax Operating Cash Collections remain healthy from
213 (Q2 Base) 1 29.9% 12.7% 1 L
Flow existing stock.
L New acquisitions target higher
Realization/sqft (O 15,600 (Asset 1) N/A 1 1 -
luxury pricing.
Revenue Potential 1,780 (Unsold Net Surplus of [1,058 Cr added to
New Asset New Asset 1 L
Locked (CICr) Inventory) pipeline.
Revenue recognition trailing pre-
Revenue (CCr) 166 (Q2 Base) 1 100% 129% 1
sales.
1 (Loss | (Loss Core profitability awaiting launch
PAT (OCr) (28) (Q2 Base) 1
Red) Red) scale.
9.5 acres added via Plot A
Land Bank (acres) 3,241.5 1 0.3% 1 0.3% 1 L
acquisition.
. Leverage remains low; Net Cash
D/E Ratio 0.1x 1 0.1x - 1

412 Cr.

2B. SEGMENT BREAKDOWN



Revenue Potential Price (O vs Company

Segment Key Development
. (&cr) psf) Avg / 5
Luxury Asset 1: Squadron Developers;
. 1,780 1.1 15,600 1 Above Avg
Resi Launch Apr 2026.
Plotted . Asset 2: Next to Embassy Springs;
. Not Specified 0.2 9,025 = Below Avg .
Resi Synergistic.

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

. . Management Required Run-Rate / Historical .
Dimension Category . . - . Risk Flag
Target / Claim Mathematical Feasibility Delivery
. New Launch ) ~14 months for design/RERA/ . Approval
Guidance April 2026 First entry
(Asset 1) Approvals. delay
. Transaction Requires EGM approval on Mar . . .
Guidance . By March 31, 2025 ] ) First entry Voting/Admin
Closing 25; tight window.

) o Market dependent; needs . I .
Guidance Fund Raising QIP / Other modes o ) First entry Dilution/Price
institutional appetite.

North Bengaluru Capitalizing on "Embassy Hub" Market

Strategy Geography . On Track .
Cluster infrastructure. Saturation
Arms-length Assets bought at 10% discount ) RPT

Strategy Governance . . Improving .
transactions to valuations. perception
Funding for IP required to avoid depletin Delivered

Balance Liquidity . g Q g P ¢ Funding Risk
acquisitions [412 Cr cash. (Debt red)

4. ANALYST Q&A

Section not applicable — investor presentation only. No concall conducted or available.

5. WHAT CHANGED vs PRIOR QUARTER

Based on comparison between Q2FY25 "Prior Context" and the February 2025 "Asset Acquisition" update.



What Changed Prior Quarter This Quarter Direction

Focus on Thane/Worli (12,591 Cr Added Bengaluru Luxury/Plotted (1,058 Cr

Growth Pipeline
GDV) Surplus)

1 Expansion

Shifting to Growth Funding (QIP approval

Capital Strategy De-leveraging complete (Net Cash) ST 1 Aggression
Governance Depth Rebranding to Equinox complete Voluntary promoter-abstain voting on RPTs 1 Credibility
Asset Increasing exposure to North Bengaluru . L
. MMR/NCR Heavy 1 Diversification

Concentration Growth Hub
Employee » 1 Talent

; Not Specified Launch of new ESOP Plan announced .
Incentives Retention

Thane Nov'24 Launch (Awaiting

Project Visibility RERA)

Asset 1 (Bengaluru) Launch targeted Apr'26 - Timeline shift
* Thesis Change: No. The quarter accelerates the bull case. The acquisition of land at a discount through a

transparent governance framework suggests the "Embassy Advantage" is now being operationalized for
Equinox shareholders.

* Working Capital: The CFO-to-PAT remains distorted by the [1,770 Cr equity infusion in H1. Current
operations are cash-consumptive due to high construction spend ([128 Cr) vs sub-scale pre-sales ([118 Cr).
The QIP is the necessary bridge to the FY26 "Worli-Thane" launch scale-up.

» Execution Watch: The market will now focus on (1) Successful closure of the QIP and (2) RERA receipt for
the Thane project, which was previously guided for Nov '24.

STOP HERE.
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