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Efficient utilisation driving DPU growth
= Reported Q1FY27 DPU of Rs 6.31, missing our estimates by -2.9%,
mainly because of lower occupancy (-50bps vs expectations)

= Leasable area expanded to 43.5msf (+7.7% YoY), in-place rents rose to
Rs 96psf/m (+4.4% YoY) and occupancy improved +200bps YoY

= Improved utilisation to drive rents but higher interest expense to weigh
on DPU growth. EMBASSY to trade at DPUx of 16.4x; Maintain BUY

Real Estate (REITs) |

/23 BOBCAPS

TRUST | INNOVATION | EXCELLENCE

31 July 2026

Yashas Gilganchi
Research Analyst
research@bobcaps.in

Over Q1FY27, EMBASSY (Embassy Office Parks REIT) leased 1.3msf (-36.9%
YoY) across 17 deals that included 0.7msf (-30.0% YoY) of new leases signed at
releasing spreads of 11% (-2,700 bps YoY) and 0.6msf (+66.7% YoY) of renewals at
spreads of 9% (-1800bps YoY). GCCs accounted for ~81% of the leasing volumes
over the quarter; Bengaluru drove absorption (68% of total absorption) as
space was leased mainly to Telecom (39%), Engineering & Manufacturing
(23%) and Technology (18%) tenants.

Leasable area was flat 43.5msf (+0.0% QoQ, +7.7% YoY), as no new office
space was delivered or acquired over Q1FY27. Despite robust leasing,
occupancy remained flat at 90.0% (+00bps QoQ and +200bps YoY) weighed down
by tenant vacancies. However, utilisation improved, with higher in-place rents of
Rs 96psf/m (+1.1% QoQ and +4.3% YoY), pushing NOI to Rs 10,210mn (+4.6%
QoQ and +17.1% YoY).

Over Q1FY27, EMBASSY launched a 211 key hotel asset (Hilton Garden Inn); an
incremental 318 key hotel asset (5 start Hilton) is scheduled to open in H2FY27. As
of Q1FY27, EMBASSY had a development pipeline of ~6.2msf (+31.1% QoQ
and +1.6% YoY) of which ~60% was pre-leased. The REIT also had access to
potential inorganic growth opportunities of ~12.6msf (flat QoQ), but did not
communicate any material progress towards the expansion of leasable area via
acquisitions. Average cost of debt increased to 7.32% (+7bps QoQ and -23bps
YoY), with fixed-rate debt making up 59% of total outstanding debt and Net
Debt/GAV deteriorated to 31% (30% as of Q4FY26).

We expect higher occupancy, in-place rents and contributions from incremental
leasable area — to drive revenue from operations and NOI at an annualised rate of
+10.5% and +11.2% respectively (vs +13.5% and +12.9% respectively, over FY21-
FY26) resulting in annualised DPU growth of +10.5% over FY27E-FY29E. We
expect the stock to trade at an unchanged DPU multiple of 16.4x Q2FY28E-
Q1FY29E DPU estimates, implying an updated 1Y TP of Rs 521 (+3.2% from Rs
505 previously). Maintain BUY.

BOB Capital Markets Ltd is a wholly owned subsidiary of Bank of Baroda
Important disclosures and analyst certifications are provided at the end of the report.
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Key financials

YIE 31 Mar FY26A FY27E FY28E
Total revenue (Rs mn) 46,758 53,205 59,286
EBITDA (Rs mn) 37,843 41991 44,233
Adj. net profit (Rs mn) 5206 10,911 11,696
DPU (Rs) 253 277 31.0
Consensus DPU (Rs) 255 28.0 30.7
Adj. ROAE (%) 24 55 6.4
Price/DPU 173 15.8 14.1
EV/EBITDA (x) 11.0 9.9 94
Adj. EPS growth (%) (67.6)  109.6 7.2
Source: Company, Bloomberg, BOBCAPS Research
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Lower occupancy and higher interest expense drove DPU

miss

Over Q1FY27, EMBASSY reported robust leasing momentum but with spreads under

pressure and no incremental expansion in leasable area (office). Occupancy remained
flat QoQ at 90.0% coming in ~-50bps below our expectations. However utilisation

improved on the back of higher in-place rents of Rs 96psf/m (+1.1% QoQ and +4.3%

YoY). Higher interest expense (~+2.2% vs expectations) weighed on DPU growth as
EMBASSY reported DPU of Rs 6.31 (-2.9% QoQ and +8.8% YoY), missing our

estimates by -2.9%.

Fig 1 — Lower Occupancy and higher interest expense drove DPU miss

1Q27A 1Q26A YoY (%) 4Q26A QoQ (%) 1Q27E Deviation (%)

Revenue from operations (Rs mn) 12,408 10,598 171 12,047 3.0 12,190 1.8

NOI (Rs mn) 10,210 8,718 171 9,760 4.6 9,948 26

EBITDA (Rs mn) 10,140 8,736 16.1 9,586 58 9,915 23

EBITDA Margin (%) 81.72 8243 (71bps) 79.57 215bps 81.34 38bps

NDCF (Rs mn) 6,000 5,510 8.9 6,184 (3.0) 6,165 (2.7)

Distribution (Rs mn) 5,980 5,498 8.8 6,161 (2.9) 6,161 (2.9)

DPU (Rs) 6.31 5.80 8.8 6.50 (2.9) 6.50 (2.9)

Source: Company, BOBCAPS Research

Fig 2 - EMBASSY Snapshot

2021 2022 2023 2024 2025 2026 1Q27

Leasable Area (msf) 32.30 33.80 34.30 36.50 40.30 43.50 43.50

Occupancy (%) 88.9 87.1 86.0 85.0 87.0 90.0 90.0

in-place Rent (Zpsfim) 71.00 75.00 80.00 87.00 92.00 95.00 96.00

re-leasing Spreads (%) 18.0 18.0 16.0 31.0 240 240 11.0

WALE (Y) 7.0 7.0 6.6 6.8 8.4 8.5 8.4

DPU 2148 21.76 2171 21.33 23.01 25.28 6.31

LTV (%) 22.0 24.0 28.0 290 320 30.0 31.0

Average Cost of Debt (%) 7.8 6.7 7.3 7.8 7.9 6.7 7.3

EQUITY RESEARCH

Source: Company, BOBCAPS Research

Fig 3 — Robust leasing; spreads under pressure
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Fig 4 — Leasable Area (43.5msf) and Occupancy (90.0%) flat QoQ
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Fig 5 — Higher in-place rents (+1.1% QoQ and +4.3% YoY) improving utilisation
(Leasable area, msf) mmm | easable area = In-place rents (In-place rent, Rs
psf/im)
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Absorption of vacant space to drive utilisation

As of Q1FY27, EMBASSY reported a development pipeline that is expected to add
~2.9msf of new supply through FY29E — which will result in incremental NOI of ~Rs
7,029mn to flow through over FY27E-29E. Management remained open to acquiring 3™
party assets, and had access to a potential pipeline of ~12.6msf. Based on the REIT’s
past performance, we remain optimistic about possible acquisitions over the period; but
in the absence of any concrete timelines, we do not build in any upside from the
acquisitions in our estimates

Over FY27E-29E, we expect contractual rent escalations (+4.5% CAGR), the lease-
up of incremental leasable area (~2.9msf) and the re-leasing of ~6.4msf expiring
through FY29, to push NOI growth to +11.2% CAGR. Additionally, over the period,
we believe improved occupancy, especially driven by infrastructure upgrades in Pune,
will help improve overall occupancy by ~+140bps.

3 31 July 2026
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Fig 6 — ~6.4msf of leasable area expiring through FY29
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Fig 7 — Limited expansion of leasable area
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Higher interest expense likely to put DPU growth under
pressure

~44% of outstanding debt is scheduled to expire over FY27E-29E. Despite ~59% of
outstanding debt being marked to fixed interest rates, and given expectations of higher
rates, we believe that EMBASSY is unlikely to report any further reduction in its avg.
cost of debt over FY27, as the REIT refinances substantial debt in a rising interest rate
environment. Management intends to lock in a bigger portion of their debt with fixed
rates, should interest rates move higher. Given the prevalent volatility and expectations
of higher interest rates, we believe higher interest expense is likely to weigh on DPU
growth over the period.

4 31 July 2026
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Fig 8 — ~44% of outstanding debt maturing through FY29
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Efficient utilisation to drive DPU growth and support
valuations

EMBASSY manages the largest Grade A office portfolio concentrated in Bengaluru
(~64% of completed leasable area). The quality and location of its assets enables the
REIT to capture quality leasing demand, especially from GCCs. We believe EMBASSY
is well placed to drive DPU growth on the back of higher utilisation, but continue
to expect higher interest costs to weigh on cash flows, limiting growth in DPU.
We adjust our estimates to reflect higher in-place rents, offset slightly by higher a slower
pick-up in occupancy and higher interest expense.

We expect higher occupancy, in-place rents and contributions from incremental
leasable area added to the portfolio — to drive revenue from operations and NOI at an
annualised rate of +10.5% and +11.2% respectively (vs +13.5% and +12.9%
respectively, over FY21-FY26) resulting in annualised DPU growth of +10.5% over
FY27E-FY29E. We expect the stock to trade at an unchanged DPU multiple of 16.4x
Q2FY28E-Q1FY29E DPU estimates, implying an updated 1Y TP of Rs 521 (+3.2%
from Rs 505 previously). The DPU multiple has been adjusted for a positive correlation
between DPU growth rates and the stock price.

New Old Change (%)
FY27E FY28E FY29E FY27E FY28E FY29E FY27E FY28E FY29E
DPU (Rs) 217 31.0 34.1 217 30.9 34.0 0.2 0.3 0.4
NDCF (Rs mn) 26,298.8 29,377.9 32,3847 26,256.7 29,283.4 32,237.6 0.2 0.3 0.5
Occupancy (%) 915 93.5 95.5 92.0 94.0 96.0 (50bps) (50bps) (50bps)
In-place rents (Rs psf/m) 95.3 96.4 974 94.6 95.6 96.7 0.8 0.8 0.8
DPU (Rs) 217 31.0 34.1 217 30.9 34.0 0.2 0.3 0.4

Source: BOBCAPS Research

EQUITY RESEARCH
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Fig 10 - EMBASSY trading at discount
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Key downside risks

= Stagnant or slower-than-expected recovery in occupancy and thus, in-place rents
could limit NOI growth

=  Slower-than-expected pace of developments, could limit upside from incremental
rental income

= Higher interest costs if expiring debt is re-financed at higher-than-expected rates

EQUITY RESEARCH 6 31 July 2026
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Financials

Income Statement Per Share

Y/E 31 Mar (Rs mn) FY25A FY26A FY27E FY28E FY29E YIE 31 Mar (Rs) FY25A FY26A FY27E  FY28E  FY29E

Total revenue 41,813 46,758 53,205 59,286 62,655 Reported EPS 16.9 5.5 1.5 12.3 144

EBITDA 31,888 37,843 41,991 44,233 47,115 Adjusted EPS 16.9 55 11.5 12.3 144

Depreciation (17,826) (12,658) (12,658) (12,658) (12,658) DPU 23.0 253 21.7 31.0 34.1

EBIT 14,061 25,185 29,333 31,575 34,457 Book value per share 240.1 219.2 201.5 182.7 163.0

Net interest inc./(exp.) (13,286) (14,950) (16,905) (18,403) (19,091)

Other inc./(exp.) 1,155 1,152 1,804 1,903 2,285 Valuations Ratios

Exceptional items 0 0 0 0 0 YIE 31 Mar (x) FY25A FY26A  FY27E  FY28E  FY29E

EBT 1,930 13,156 14,232 15,075 17,651 EV/Sales 9.9 8.9 78 7.0 6.6

Income taxes 14,123 (7,950) (3,321) (3,379) (3,983) EV/EBITDA 13.0 11.0 9.9 9.4 8.8

Extraordinary items 0 0 0 0 0 P/IDPU 19.0 173 15.8 14.1 128

Min. int./Inc. from assoc. 0 0 0 0 0 P/BV 1.8 2.0 22 24 2.7

Reported net profit 16,053 5,206 10,911 11,696 13,668

Adjustments 0 0 0 0 0 DuPont Analysis

Adjusted net profit 16,053 5,206 10,911 11,696 13,668 YIE 31 Mar (%) FY25A  FY26A  FY27TE  FY28E  FY29E
Tax burden (Net profit/PBT) 831.6 396 76.7 776 774

Balance Sheet Interest burden (PBT/EBIT) 137 52.2 48.5 47.7 51.2

Y/E 31 Mar (Rs mn) FY25A FY26A FY27E FY28E FY29E EBIT margin (EBIT/Revenue) 33.6 53.9 55.1 53.3 55.0

Accounts payables 534 1,083 1,083 1,083 1,083 Asset turnover (Rev./Avg TA) 8.7 9.4 10.6 11.9 12.8

Other current liabilities 17,854 18,929 18,929 18,929 18,929 Leverage (Avg TA/Avg Equity) 21 2.3 25 2.7 3.0

Provisions 4 11 1 11 1 Adjusted ROAE 7.0 24 55 6.4 8.3

Debt funds 1,98,073 2,23,848 2,38,764 2,51,588 2,57,212

Other liabilities 45,402 52,310 52,310 52,310 52,310 Ratio Analysis

Equity capital 2,88,262 2,88,262 2,88,262 2,88,262 2,88,262 Y/E 31 Mar FY25A  FY26A  FY2TE  FY28E  FY29E

Reserves & surplus (60,651) (80,460) (97,218)  (1,15,123)  (1,33,794) YoY growth (%)

Shareholders’ fund 2,27,612 2,07,802 1,91,044 1,73,139 1,54,469 Revenue 75 11.8 13.8 114 5.7

Total liab. and equities 4,89,478 5,03,982 5,02,140 4,97,060 4,84,013 EBITDA 73 18.7 11.0 53 6.5

Cash and cash eq. 6,630 9,697 (7,332) (8,804) (15,303) Adjusted EPS 66.5 (67.6) 109.6 7.2 16.9

Accounts receivables 820 990 990 990 990 Profitability & Return ratios (%)

Inventories 45 40 40 40 40 EBITDA margin 76.3 80.9 78.9 74.6 75.2

Other current assets 3,645 3,971 3,971 3,971 3,971 EBIT margin 33.6 53.9 55.1 53.3 55.0

Investments 670 736 736 736 736 Adjusted profit margin 384 11.1 205 19.7 21.8

Net fixed assets 0 0 0 0 0 Adjusted ROAE 7.0 24 55 6.4 8.3

CWIP 3,129 5,835 5,835 5,835 5,835 ROCE 34 5.8 6.8 74 8.4

Intangible assets 3,74,115 3,81,777 3,96,964 3,93,355 3,86,807 Ratios (x)

Deferred tax assets, net 121 160 160 160 160 Gross asset turnover 0.1 0.1 0.1 0.1 0.1

Other assets 1,00,302 1,00,777 1,00,777 1,00,777 1,00,777 Current ratio 0.2 0.2 0.0 0.0 0.1)

Total assets 4,89,478 5,03,982 5,02,140 4,97,060 4,84,013 Net interest coverage ratio 1.1 1.7 1.7 1.7 18
Adjusted debt/equity 1.2 14 1.6 19 21

Cash Flows Source: Company, BOBCAPS Research

Y/E 31 Mar (Rs mn) FY25A FY26A FY27E FY28E FY29E

Cash flow from operations 30,793 35,217 37,685 41,092 44,027

Capital expenditures (17,510) (18,796) (27,559) (8,764) (5,825)

Change in investments (1,087) 456 0 0 0

Other investing cash flows 2,065 1,829 1,120 1,120 1,120

Cash flow from investing (16,531) (16,511) (26,439) (7,644) (4,705)

Equities issued/Others 0 0 0 0 0

Debt raised/repaid 17,344 22,516 14,916 12,824 5,624

Interest expenses (13,703) (14,793) (16,905) (18,403) (19,091)

Dividends paid (21,374) (23,186) (26,285) (29,341) (32,355)

Other financing cash flows (190) (202) 0 0 0

Cash flow from financing (17,923) (15,665) (28,275) (34,920) (45,821)

Chg in cash & cash eq. (3,661) 3,041 (17,029) (1,472) (6,499)

Closing cash & cash eq. 6,630 9,697 (7,332) (8,804) (15,303)

EQUITY RESEARCH 7 31 July 2026
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Investments in securities market are subject to market risks. Read all the related documents carefully before investing.
Registration granted by SEBI and certification from NISM in no way guarantee performance of the intermediary or provide any assurance of returns to investors.

Recommendation scale: Recommendations and Absolute returns (%) over 12 months
BUY - Expected return >+15%

HOLD - Expected return from -6% to +15%

SELL - Expected return <-6%

Note: Recommendation structure changed with effect from 21 June 2021

Our recommendation scale does not factor in short-term stock price volatility related to market fluctuations. Thus, our recommendations may not always be strictly in
line with the recommendation scale as shown above.
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Analyst certification
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expressed herein. In reviewing these materials, you should be aware that any or all of the foregoing, among other things, may give rise to real or potential conflicts of
interest. Additionally, other important information regarding our relationships with the company or companies that are the subject of this material is provided herein.

This material should not be construed as an offer to sell or the solicitation of an offer to buy any security in any jurisdiction We are not soliciting any action based on
this material. It is for the general information of BOBCAPS's clients. It does not constitute a personal recommendation or take into account the particular investment
objectives, financial situations, or needs of individual clients. Before acting on any advice or recommendation in this material, clients should consider whether it is
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relatives do not have actual/beneficial ownership of one per cent or more securities in the subject company at the end of the month immediately preceding the date
of publication of this report.

The research analyst(s) has not received any compensation from the subject company or third party in the past 12 months in connection with research report/activities.
Compensation of the research analyst(s) is not based on any specific merchant banking, investment banking or brokerage service transactions.

BOBCAPS or its research analyst(s) is not engaged in any market making activities for the subject company.
The research analyst(s) has not served as an officer, director or employee of the subject company.
BOBCAPS or its associates may have material conflict of interest at the time of publication of this research report.

BOBCAPS’s associates may have financial interest in the subject company. BOBCAPS'’s associates may hold actual / beneficial ownership of one per cent or more
securities in the subject company at the end of the month immediately preceding the date of publication of this report.

BOBCAPS or its associates may have managed or co-managed a public offering of securities for the subject company or may have been mandated by the subject
company for any other assignment in the past 12 months.

BOBCAPS may have received compensation from the subject company in the past 12 months. BOBCAPS may from time to time solicit or perform investment banking
services for the subject company. BOBCAPS or its associates may have received compensation from the subject company in the past 12 months for services in
respect of managing or co-managing public offerings, corporate finance, investment banking or merchant banking, brokerage services or other advisory services in a
merger or specific transaction. BOBCAPS or its associates may have received compensation for products or services other than investment banking or merchant
banking or brokerage services from the subject company in the past 12 months.

Other disclaimers

BOBCAPS and MAYBANK (as defined below) make no representation or warranty, express or implied, as to the accuracy or completeness of any information obtained
from third parties and expressly disclaim the merchantability, suitability, quality and fitness of this report. The information in this report has not been independently
verified, is provided on an “as is” basis, should not be relied on by you in connection with any contract or commitment, and should not be used as a substitute for
enquiries, procedures and advice which ought to be undertaken by you. This report also does not constitute an offer or solicitation to buy or sell any securities referred
to herein and you should not construe this report as investment advice. All opinions and estimates contained in this report constitute BOBCAPS’s judgment as of the
date of this report and are subject to change without notice, and there is no obligation on BOBCAPS or MAYBANK to update this report upon issuance. This report and
the information contained herein may not be reproduced, redistributed, disseminated or copied by any means without the prior consent of BOBCAPS and MAYBANK.

To the full extent permitted by law neither BOBCAPS, MAYBANK nor any of their respective affiliates, nor any other person, accepts any liability howsoever arising,
whether in contract, tort, negligence, strict liability or any other basis, including without limitation, direct or indirect, special, incidental, consequential or punitive
damages arising from any use of this report or the information contained herein. By accepting this report, you agree and undertake to fully indemnify and hold harmless
BOBCAPS and MAYBANK from and against claims, charges, actions, proceedings, losses, liabilities, damages, expenses and demands (collectively, the “Losses”)
which BOBCAPS and/or MAYBANK may incur or suffer in any jurisdiction including but not limited to those Losses incurred by BOBCAPS and/or MAYBANK as a
result of any proceedings or actions brought against them by any regulators and/or authorities, and which in any case are directly or indirectly occasioned by or result
from or are attributable to anything done or omitted in relation to or arising from or in connection with this report.

Distribution into the United Kingdom (“UK”):

This research report will only be distributed in the United Kingdom, in accordance with the applicable laws and regulations of the UK, by Maybank Securities (London)
Ltd) (“MSL”) who is authorised and regulated by the Financial Conduct Authority (‘FCA”) in the United Kingdom (MSL and its affiliates are collectively referred to as
“MAYBANK”). BOBCAPS is not authorized to directly distribute this research report in the UK.

This report has not been prepared by BOBCAPS in accordance with the UK’s legal and regulatory requirements.

This research report is for distribution only to, and is solely directed at, selected persons on the basis that those persons: (a) are eligible counterparties and professional
clients of MAYBANK as selected by MAYBANK solely at its discretion; (b) have professional experience in matters relating to investments falling within Article 19(5) of the
Financial Services and Markets Act 2000 (Financial Promotion) Order 2005, as amended from time to time (the “Order”), or (c) fall within Article 49(2)(a) to (d) (high net
worth companies, unincorporated associations, etc. as mentioned in the stated Article) of the Order; (all such persons together being referred to as “relevant persons”).

This research report is directed only at relevant persons and must not be acted on or relied on by any persons who are not relevant persons. Any investment or
investment activity to which this material relates is available only to relevant persons and will be engaged in only with relevant persons.

The relevant person as recipient of this research report is not permitted to reproduce, change, remove, pass on, distribute or disseminate the data or make it available
to third parties without the written permission of BOBCAPS or MAYBANK. Any decision taken by the relevant person(s) pursuant to the research report shall be solely
at their costs and consequences and BOBCAPS and MAYBANK shall not have any liability of whatsoever nature in this regard.

No distribution into the US:
This report will not be distributed in the US and no US person may rely on this communication.
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Other jurisdictions:

This report has been prepared in accordance with SEBI (Research Analysts) Regulations and not in accordance with local regulatory requirements of any other
jurisdiction. In any other jurisdictions, this report is only for distribution (subject to applicable legal or regulatory restrictions) to professional, institutional or sophisticated
investors as defined in the laws and regulations of such jurisdictions by Maybank Securities Pte Ltd. (Singapore) and / or by any broker-dealer affiliate or such other
affiliate as determined by Malayan Banking Berhad.

If the recipient of this report is not as specified above, then it should not act upon this report and return the same to the sender.
By accepting this report, you agree to be bound by the foregoing limitations.
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