Embassy Developments Ltd — Nov 2026 Quarterly Analysis

1. VERDICT & BUSINESS QUALITY SNAPSHOT

Result: Operational Beat / Accounting Inline One-line: The thesis remains firmly intact as Embassy transitions
from "surviving" to "dominating," evidenced by a record-breaking sales quarter and a successful entry into
Mumbai's ultra-luxury segment, even as accounting losses persist due to project-completion-method lag.

Dimension

Sentiment

Beat/Miss vs Guidance /
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

Sentiment: JPositive

This Quarter

Strong Beat

Low (Legacy)

Strong

Strong

Improving

Q#1 - Debt &
Cash

P&L Losses

Growth /
Investment

Improving
(Forward)

Expanding

Weak (Timing)

Widening

Adequate

Stable

Reliable

Succession Risk

Confident

Signal | Evidence

Pre-sales [B,225 Cr (40% of FY27 target in one qtr); H1 at
51% of guidance.

PAT loss of (271 Cr; P&L remains a "rear-view mirror"
reflecting legacy projects.

Reaffirmed [8,000 Cr pre-sales and [B,000 Cr collections; H1
momentum supports feasibility.

Record pre-sales and successful Mumbai launch; transparent
succession planning.

Landmark (711 Cr Juhu transaction validates Embassy brand
as a national tier-1 player.

Debt inflection pushed to H2 FY28 as collections catch up to
recent massive sales.

Investors fixated on PAT, Mgmt: "Track pre-sales/collections,
P&L is 3-4 years behind."

Aggressive launch phase; H2 FY27 to see [11,003 Cr more
GDV launched.

GDV revision from [¥7,500 Cr to [8,397 Cr on Q2 launches
signals strong pricing power.

93% EOI-to-booking conversion at premium prices in
Bangalore.

Collections-to-sales at 17% in Q2 due to foundation-stage
billing on new launches.

Successful entry into MMR (Juhu/Worli) without sample flats;
brand-led velocity.

Net Debt/Equity 0.42x; Promoter warrant conversion
eliminated [(B63 Cr of expensive debt.

Inventory liquidation of OC-received projects (Savroli) and
Panvel revival.

Consistently hitting operational milestones despite P&L noise.

Transition from Sachin Shah to Aditya Virwani; CEO role
change in Jan 2027.

Bullish on H2 launches and pricing upside in North Bangalore.



Key Takeaways (Positives & Negatives): * Positives: Operationally, the company is at an all-time peak. The
Q2 pre-sales of [B,225 Cr (up 271% QoQ) proves the Embassy brand has successfully traveled from Bangalore
to Mumbai. The landmark [711 Cr single-unit sale in Juhu acts as a massive credibility booster for upcoming
MMR projects. Promoter skin-in-the-game is reinforced by the early warrant conversion at [111.51, de-
leveraging the balance sheet by [(B63 Cr. * Negatives: The "Reported Loss" overhang will continue for 4—6
guarters because current high-margin sales won't hit the P&L until OC (Project Completion Method). Collections
((b46 Cr) are lagging pre-sales significantly as 90% of current inventory is in the early foundation stage, keeping
net debt levels elevated (8,982 Cr). * The Street's Concern: Analysts pressed hard on the timing of debt
reduction. Management was honest: surplus cash to pay down debt won't materialize until H2 FY28 when recent
sales hit major construction milestones. * Watchpoint: The H2 FY27 launch pipeline of [11,003 Cr. If execution
on these launches mirrors Q2, the company will likely raise FY28 guidance significantly.

2. BUSINESS PERFORMANCE

2A. KEY METRICS

DATA SOURCE: PPT not available — all numbers sourced from concall transcript.

. Current (0]s]0)
Metric Trend Mgmt Commentary
Qtr Change
+574% Record quarter; H1 at 90% of full-year FY26 results.
Presales (CJCr) 3,225 +271% 1 .
(H1) Volume driven by Q2 launches.
Equivalent Area .
Notindoc - - - -
Const.
Pre-tax Operating Sequential growth; 35% of FY27 guidance (8,000
546 +53% (H1) +10% 1 . .
CF (OCr) Cr) achieved in H1.
Realization/sqft (O Notindoc - = = =
Rev Potential . Includes [8,290 Cr sold receivables and (17,246 Cr
25,536 New Basis +1% - .
Locked (OJCr) unsold inventory.
YoY drop due to lack of project completions (OCs)
Revenue (Cr) 292 -41% +35% !
vs. last year.
Impacted by Ind AS 115 completion method and high
PAT (OCr) -271 - (Loss) -16% ! )
interest costs.
Fully paid; Nashik (1,400 ac) exploring data center
Land Bank (acres) 3,251 = - - Y p . ( ) exp 9
monetization.
. Net debt at [B,982 Cr; debt levels expected to peak
Net Debt / Equity (x)  0.42x - +0.07x ! .
in H1 FY28.
Net Institutional 3.982 . . Adjusted for (1,258 Cr cash; rating upgraded to IVR
Debt ' A
Shareholder Debt (0 1103 . . Repaid [B63 Cr via promoter warrant conversion in
Cr) ’ Oct 2026.

2B. SEGMENT BREAKDOWN



Area Sold

Segment (H1) Receivables Key Development

Owned Projects Riverine/South Reserve saw 93%
27,422 55% 8,290 Cr 1 Core .

(13) conversion.

. Juhu Terazza sold India's largest unit
Q2 Launches (3) 8,397 2,571 Cr N/A ) High

(711 Cr).
OC Received Part of [Bk ) Savroli OC received for remaining
N/A >95% - Harvesting
(Legacy) Cr towers.
. 6,100 Sky Terraces/Whitefield pending for
DM Projects (Est) N/A N/A = Fee-based H2

3. MANAGEMENT OUTLOOK & EXECUTION TRACKER

Management Target / Historical

Dimension Category Required Run-Rate / Feasibility

Claim Delivery

. (1,954 Cr/qgtr for H2. Highly feasible
Guidance Pre-Sales (8,000 Cr (FY27) ] (Exceeded) Low
given Q2 momentum.

. . [079.5 Cr/qgtr for H2. Aggressive; . .
Guidance Collections [B,000 Cr (FY27) . ) O(In line) Medium
requires slab completions.

) (11,003 Cr pending for H2. Realistic
Guidance Launches (19,400 Cr GDV (FY27) ] . J(On Track) Low
via 8-9 projects.

Debt Start deleveraging by Requires quarterly collections to hit .
Strategy . New Target Medium
Reduction Q2/Q3 FY28. >[1,200 Cr.
Mumbai Replicate Bangalore Proven by [1,350 Cr sales in Worli .
Strategy . . . O(Delivered) Low
Presence trust in MMR. (Citadel) without sample flat.
Demand End-user driven, 93% conversion ratio from EOI to .
Macro ) . . . O(Verified) Low
Profile families. booking supports this.

Reduce cost via rating Rating upgraded to IVR A; refi talks
Balance Interest Cost . O(In progress) Low
upgrade. ongoing.



4. ANALYST Q&A



Analyst /

Q# Relevance .
Firm

Theme
Cluster

Category

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

Kirit
Gogri /
Family
Office

Kirit
Gogri /
Family
Office

la 45

Rusmik
Ozal/9
Rays

Cash Flow

Debt

Launches

Financials

Financials

Outlook

"How do you
see the
collection for
the second
half in order
to achieve
our target of
8,000
crores?"

"How do we
see our debt
levels... and
where do
we see it by
end of this
year and the
next year?"

"Could you
break up
[new
launches] in
terms of Q3
and Q4
quarters?"

Management

explained that

collections

follow a slab-

cycle lag (12

months post-

launch) and

will accelerate

as H2 FY26

projects reach

foundation

milestones. Directional
The None 4.0 with
implication is evidence
that H2 FY27

and FY28 will

see a massive

cash

inflection, but

immediate

liquidity

remains

dependent on

debt until mid-

FY28.

CFO targeted
Q2/Q3 of the
next fiscal
(FY28) for the
start of debt
reduction as
collections
begin
exceeding
CAPEX. This
pushes the
deleveraging
re-rating
trigger out by
another 9-12
months.

Specific
timeline
given

None 4.0

Management
indicated Q4
will carry a
larger share of
launches to
avoid the mid-
Dec to mid-
Jan seasonal
softening. This
creates a
back-ended

Clear and

None 4.0
quantified



Q# Relevance

2a

2b

Theme
Firm Cluster

Analyst /

Category

Rusmik
4.5 Ozal/9
Rays

Business
Overview

Legacy
Projects

Rusmik
35 Ozal/9
Rays

Cash Flow Financials

Roshan /
4.0 Invent Financials

Capital

Profitability

Underlying
Concern

"How much
money
would have
infused in
reviving the
projects of
Indiabulls...
especially
Panvel?"

"Will we
have a
positive
operating
cash flow at
the end of
the year?"

"The losses
are
increasing...
Embassy
could have
come up
with the IPO
instead [of
the reverse
merger]?"

Management
Response &
Investment
Implication

risk for the
FY27 sales
target if RERA
approvals are
delayed.

Management
has infused
~[500 Cr into
Panvel, which
is currently a
(40 Cr/month
burn but holds
(1,841 Crin
sold
receivables/ None
inventory.

Finishing

Panvel (OC

starting June

2027) is the

single biggest

unlock for

historical cash

flow traps.

CFO
confirmed
expectations
for a positive
operating
cash surplus
by March
2027 as slab
cycles trigger.
This provides
a short-term
monitoring
point for
investors to
check against
Q4 results.

None

CFO argued
that current
P&L losses
are a
temporary
accounting
artifact of Ind
AS fair
valuation of
legacy assets.
The

None

Evaded

Credibility Verdict

Clear and
5.0 "
guantified
Vague but
3.0 .
consistent
Vague but
3.0 .
consistent



Q# Relevance

4a

Analyst /

Firm

Ranjay
Popli/

Banyan
Capital

4.5

Ranjay
Popli /

Banyan
Capital

4.0

3.5

Theme
Cluster

Blackstone
Debt

Regulatory

Revenue

Category

Financials

Outlook

Financials

Underlying
Concern

"Is there any
timeline
when we will
convert the
[Blackstone]
debt?"

"Sky
Terraces... is
inside GBA
[Great
Bangalore
Area]... is
there any
update on
that?"

"What is the
estimate of

Management
Response &
Investment
Implication

Evaded Credibility Verdict

underlying
cash surplus
potential is
[B0,000 Cr
(~53%
margin),
meaning P&L-
based
valuation is
currently
misleading.

Management
explicitly
refused to
convert at
current stock
prices, citing it
as "extremely
dilutive" and

below book
Clear and

None 5.0 ;.
guantified

value. This
confirms
management's
view that the
stock is
undervalued
and protects
equity holders
from near-

term dilution.

Management
admitted GBA
meeting
delays but is
fast-tracking
via "good
offices" for a
Q4 launch.
The
implication is
that H2
guidance
relies on
regulatory
speed, though
Juhu's over-
performance
provides a
buffer.

Vague but

None 3.0 .
consistent

Management
deferred 2.0



Analyst/ Theme

Q# Relevance .
Firm Cluster

Underlying
Concern

Management
Response &
Investment
Implication

Evaded Credibility Verdict

Kevin
Gandhi /
CapGrow

Vinayak /
6 4.0 Vinayak Legal
Capital

Vinayak /
6a 3.0 Vinayak Profitability
Capital

revenue...
for FY27
and FY28?"

"What will
be the
implication
for us now
[regarding
legal
cases|?"

"How many
more
quarters we
will be
seeing
losses?"

specific
revenue
guidance to
Q4, citing the
3-4 year
completion
cycle for new
launches.
Investors
should ignore
revenue and
focus on "Sold
Receivables"

Specific Deflected
revenue — key
numbers signal

as the lead
indicator for
future P&L.

CFO

expressed

high

confidence in

the Canara

Bank NCLT

case (next

hearing Nov

19) and noted

a High Court Directional
stay on the None 4.0 with
KIDB matter. evidence
While

ongoing,

these cases

appear

manageable

and aren't

currently

halting project

execution.

Management

could not

quantify the

exact number

of loss-making

quarters but

pointed to Exact
Fy28 project  quarter 2.0
completions count
as the

turnaround.

This confirms

that the P&L

will remain an
"overhang" for

Deflected/
hedged



Analyst/ Theme Underlying

Q# Relevance i Category
Firm Cluster Concern

Management
Response &
Investment

Evaded

Credibility Verdict

"Update on
Rusmik this Nashik
7 315 Oza/9 Land Bank  Strategy Land Bank...
Rays monetization
process?"

Implication

at least the
next 4
quarters.

Management
is exploring
Data Center
potential due
to the 1,350
MW
neighboring
power plant
but prioritized
"de-bonding"
and MIDC
issues first.
Nashik
remains a

"hidden asset"

with no
immediate
cash impact
but high NAV
optionality.

None

Vague but

3.0 .
consistent

PATTERN FLAGS & SENTIMENT * The "P&L vs. Operations" Friction: Analysts remain frustrated by
persistent accounting losses (PAT), while management remains steadfast that these are "legacy ghosts"
irrelevant to the current business trajectory. The friction is a sign of a "valuation disconnect" that will only resolve
when project handovers (OCs) start in H2 FY28. * The Deleveraging Horizon: A recurring theme was the debt
peak. Management’s push-back of the deleveraging start to Q3 FY28 (from prior expectations of "next year")
signals that growth capex for the massive H2 launch pipeline is consuming current collections. * Analyst
Sentiment Verdict: Analysts are skeptically impressed. They cannot ignore the record-shattering 8,225 Cr
pre-sales, yet the continued cash drain into Panvel and the high net debt ([B,982 Cr) keep them cautious.
Management's credibility is high on "Sales" but under observation for "Debt Quantum.” The transition of the CEO
role to Aditya Virwani in Jan 2027 is a significant governance event that hasn't yet been fully priced in by the

street.

GUIDANCE GAPS REVEALED IN Q&A | Topic | What Mgmt Claimed (Opening / Prior Q) | What Q&A Revealed
| Gap / Walk-back | Risk to Thesis | | :--- | :--- | :--- | :--- | :--- | | Deleveraging | Debt starts coming down in FY27. |
Inflection point pushed to Q2/Q3 FY28. | ~9 month delay in debt reduction. | Medium (Interest drag). | | Sky
Terraces | Scheduled for H2 launch. | GBA regulatory meeting still hasn't happened. | Regulatory risk to H2 DM
sales target. | Low (Juhu buffer). | | Panvel | Recovery on track. | Requiring L40 Cr/month cash infusion. | Higher

working capital drag than anticipated. | Medium (Liquidity). |



5. WHAT CHANGED vs PRIOR QUARTER

What Changed Prior Quarter This Quarter Direction
Pre-sales Velocity 868 Cr (8,225 Cr 1 (Bullish)

CEO Leadership Sachin Shah (Active) Aditya Virwani (MD & CEO designate) O(Succession)
Credit Rating IVR A- (Stable) IVR A (Stable) 1 (Improving)
Promoter Debt 1,466 Cr (1,103 Cr 1 (De-leveraging)
Mumbai Market Proof Entry phase Landmark (711 Cr Juhu sale 1 (Brand Power)
Debt Trajectory Anticipated reduction Peak debt expected until mid-FY28 I (Liquidity lag)
Land Bank Focus Residential/Mixed-use Data Center potential for Nashik 1 (NAV Optionality)

Investor Notes: * Thesis Change: None. The company is hitting its "high-growth" stride. * The Working
Capital Divergence: CFO-to-PAT is distorted. PAT is negative (-[271 Cr) due to Ind AS 115, while OCF is
positive in trajectory (546 Cr collections). The gap is driven by "Foundation Stage" billing—Embassy has sold
the stock but cannot collect significant chunks until slabs are cast in FY28. * Credibility Signal: The early
exercise of warrants by the promoter at [(111.51 is the strongest "valuation floor" signal possible. * The "Panvel
Pivot": Investors should track the June 2027 OC date for Panvel; this is the key to unlocking 1,800 Cr of
trapped liquidity.

STOP HERE.
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