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INDEPENDENT ASSURANCE  

OPINION STATEMENT 

 

Statement No: SRA-IND-735617-1 
 

EOP REIT Sustainability Report 2019-20 

The British Standards Institution is independent to Embassy Office Park - Real Estate Investment 
Trust (EOP-REIT) and has no financial interest in the operation of EOP REIT other than for the 
assessment and assurance of this report.  
 
This independent assurance opinion statement has been prepared for EOP REIT only for the 
purposes of assuring its statements relating to its Environmental, Social and Governance report, 
more particularly described in the Scope, below. It was not prepared for any other purpose. The 
British Standards Institution will not, in providing this independent assurance opinion statement, 
accept or assume responsibility (legal or otherwise) or accept liability for or in connection with any 
other purpose for which it may be used, or to any person by whom the independent assurance 
opinion statement may be read. This statement is intended to be used by stakeholders & 
management of EOP REIT. Owing to the prevailing extraordinary situation due to the outbreak of 
the COVID-19 pandemic, the stage 1 assurance was completed using immersive techniques. A 
remote assurance was conducted over Microsoft Teams video-conferencing tool, where the 
assessor and the assessee client connected through the computer systems and internet.  
 
This independent assurance opinion statement is prepared on the basis of review by the British 
Standards Institution of information presented to it by EOP REIT. The review does not extend 
beyond such information and is solely based on it. In performing such review, the British Standards 
Institution has assumed that all such information is complete and accurate.  
 

Any queries that may arise by virtue of this independent assurance opinion statement or matters 
relating to it should be addressed to EOP REIT only. 

 
Scope  
The scope of engagement agreed upon with EOP REIT includes the following:  
1. The assurance covers the Environmental, Social & Governance Report 2019-2020 of  EOP REIT 
prepared “In accordance” with GRI Standards – Core option, and focuses on systems and activities 
of EOP REIT  covering the eleven commercial office parks located in India during the period from 
1st April 2019 to 31st March 2020.  
 
2. The AA1000 Assurance Standard, AA1000AS (2008 with 2018 Addendum), Type 1 engagement 
evaluates the nature and extent of EOP REIT’s adherence to all three AA1000 AccountAbility 
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Principles: Inclusivity, Materiality, Responsiveness and Impact. The specified sustainability 
performance information/data disclosed in the report has been evaluated.  
 
Opinion Statement  
Our work was carried out by a team of sustainability report assurors in accordance with the AA1000 
Assurance standard, AA1000AS (2008 with 2018 Addendum) and GRI Standards. We planned and 
performed this part of our work to obtain the necessary information and explanations we 
considered to provide sufficient evidence that EOP REIT’s description of their self-declaration of 
compliance with the GRI Standards were fairly stated.  
 
We conclude that the EOP REIT’s ESG Report 2019-20 review provides a fair view of the EOP 
REIT’s CSR programmes and performances during FY 2019-20. We believe that the 2019-20 
economic, social and environment performance disclosures are fairly represented. The 
sustainability performance disclosures disclosed in the report demonstrate EOP REIT’s efforts 
recognized by its stakeholders.  
 
Methodology  
Our work was designed to gather evidence on which to base our conclusion. We undertook the 
following activities:  
 A top level review of issues raised by external parties that could be relevant to EOP REIT’s 

policies to provide a check on the appropriateness of statements made in the report  
 Discussion with senior executives on EOP REIT’s approach to stakeholder engagement. We 

had no direct contact with external stakeholders  
 Interview with staff involved in sustainability management, report preparation and provision 

of report information were carried out  
 Review of key organizational developments  
 Review of supporting evidence for claims made in the reports  
 An assessment of the company’s reporting and management processes concerning this 

reporting against the principles of Inclusivity, Materiality, Responsiveness and Impact as 
described in the AA1000 AccountAbility Principles Standard (2008 with 2018 Addendum). 
 

Conclusions  
A detailed review against the AA1000 AccountAbility Principles of Inclusivity, Materiality 
Responsiveness and Impact and the GRI Standards is set out below: 

Inclusivity 
This report has reflected a fact that EOP REIT is seeking the engagement of its stakeholders 
through various channels. Being the first year of reporting, EOP REIT has limited its engagement 
primarily to its internal stakeholders while also considering the feedbacks received from its external 
stakeholders over the last few years. The company has plans to include its external stakeholders 
in the engagement process more formally in the next year of reporting. A comprehensive survey 
though has been done within the business included in the report which has brought in a wide 
range of material aspects to be included for reporting. 
 
This report focuses on the activities undertaken by 11 commercial office parks of Embassy Office 
Park including their corporate office at Bangalore, India. This report covers the fair reporting and 
disclosures for economic, social and environmental information. Embassy Office Park is also 
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planning and implementing a more robust feedback process in future. In our professional opinion, 
the report covers the Embassy Office Park’s inclusivity issues that demonstrates participation of 
stakeholders in developing and achieving an accountable and strategic response to sustainability.  
 
Materiality 
EOP REIT publishes sustainability information that enables its stakeholders to make informed 
judgments about the company's management and performance.  
The material topics identified are: Energy, Emission, Water management, Waste management, 
Economic performance, Compliance, Employment, Training and education, and Local 
Communities. The adequacy of currently identified material topics for future is being re-assessed 
by EOP. To carry out further modifications in the materiality assessment of EOP, the stakeholder 
feedback / perception and expectations processes are being reviewed and revised.  
In our professional opinion the report covers the EOP REIT’s material issues by using EOP REIT 
materiality matrix and boundary mapping, however, the future report should be further enhanced 
by providing more information regarding engagement of stakeholders in materiality determination. 
 
Responsiveness 
EOP REIT has implemented the practice to respond to the expectations and perceptions of its 
stakeholders. This year being the first year, the responses have been limited and the expectations 
have been through their existing feedback mechanisms to external and internal stakeholders. A 
structured approach is being developed to collect the stakeholder’s input which reflects the intent 
of the Organization. 
In our professional opinion nothing has come to our attention to suggest that the responses related 
to identified material topics are not adequately represented in the Report. However, the process 
could also include a formal mechanism for recording, collating and addressing the feedback 
received from the stakeholders. 
 
Impact 
EOP REIT has also demonstrated that adequate systems are in place to monitor, measure and be 
accountable for their actions that affect the economy, the environment, society, stakeholders and 
the organization itself. 
 
GRI-reporting 
Embassy Office Park provided us with their self-declaration of compliance GRI Standard and the 
classification to align with “In accordance” - Core. 
 
Based on our verification review, we are able to confirm that social responsibility and sustainable 
development disclosures in all 3 categories (Environmental, Social and Economic) are reported 
with reference to “In accordance” with the GRI Standard – Core option. 
 
In our professional opinion the self-declaration covers EOP REIT’s social responsibility and 
sustainability issues. On the basis of the verification undertaken, nothing has come to our attention 
to suggest that the Report does not properly describe the following sustainability disclosures as 
stipulated in the GRI Standards. 
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• GRI 302: Energy 2016 - 302-1, 
• GRI 303: Water 2018 - 303-3; 
• GRI 305: Emissions 2016 - 305-1, 305-2; 
• GRI 306: Effluents and Waste 2016 - 306-2; 
• GRI 307: Environmental Compliance 2016 – 307-1; 
• GRI 401: Employment 2016 – 401-1; GRI 404: Training & Education – 404-1;  
• GRI 413: Local Communities 2016 – 413-1; 
 
Competency and Independence  
The assurance team was composed of Lead auditors experienced in industrial sector, and trained 
in a range of sustainability, environmental and social standards including GRI-G4 and GRI 
Standard, AA1000, ISO10002, ISO 14001, ISO 45001, and ISO 9001, etc. BSI is a leading global 
standards and assessment body founded in 1901. The assurance is carried out in line with the BSI 
Fair Trading Code of Practice.  
 
Assurance Level  
The type 1 moderate level of assurance provided is in accordance with AA1000 Assurance 
standard, AA1000AS (2008 with 2018 Addendum) in our review as defined by the scope and 
methodology described in this statement.  
 
Responsibility  
It is the responsibility of EOP REIT’s senior management to ensure the information presented in 
the Sustainability Report is accurate. Our responsibility is to provide an independent assurance 
opinion statement to stakeholders giving our professional opinion based on the scope and 
methodology described.  
 
 
 
 

 
 
For and on behalf of BSI:  
 
-------------------------------------------- 
Kumaraswamy Chandrashekara 
Head - Sustainability. BSI Group India  
New Delhi, India 
 
21 September 2020 
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About the report

We are pleased to publish our first 
Sustainability Report. Sustainable 
growth and development have 
been a part of Embassy Office 
Parks’ inclusive growth agenda 
for the year, and this report 
reflects our commitment towards 
accountability and transparency 
to the stakeholders. Through this 
report we have tried to showcase 
our sustainability performance, 
key achievements, and strategies 
to recognise and deal with 
the positive and negative 
environmental, social, and 
economic impacts of our business 
activities.

We at Embassy Office Parks 
(EOP), believe that broader and 
inclusive stakeholder engagement 
provides valuable inputs for 
identification of topics of material 
importance. Our materiality 
assessment has provided the 
context and helped us prioritise 
strategies and action plans 
in the areas of the economy, 
environment and society. In this 
Report, we have disclosed on 
all the material topics, identified 
as high and very high in the 
materiality matrix, in line with the 
GRI standard. While developing 
the content of the report, we have 
aligned our sustainability report 
as per the disclosure requirements 
of GRI standards by applying the 
reporting principles of materiality, 
stakeholder inclusiveness, 
sustainability context and 
completeness. EOP shall be 
endeavouring to come out with 
such reports every year.

Reporting Period
This report covers our 
sustainability performance for the 
period April 2019 to March 2020.

Report Boundary
This report covers our office park 
portfolio of operations in India. 
The general standard disclosures 
cover data and information for the 
identified Material Topics of our 
eleven facilities spread across the 
cities of Bangalore, Mumbai, Pune 
and Noida. 

Bangalore

Embassy Manyata

Embassy GolfLinks

Embassy One

Pune

Embassy Qubix

Embassy Quadron

Embassy Techzone

Mumbai

Embassy 247

FIFC

Express Towers

Noida

Embassy Oxygen

Embassy Galaxy
NOTE: The financial parameters disclosed 
in the report also includes consolidated 
financials from Hilton at Embassy GolfLinks, 
Four Seasons Hotel and Embassy Energy 
Private Limited which is a part of the 
Embassy REIT portfolio but outside the 
reporting boundary.

Reporting Framework
The report is in accordance 
with ‘Core’ option of the Global 
Reporting Initiative (GRI) 
Standards. The report is based on 
the various principles specified by 
GRI for defining report content 
and report quality. Please refer to 
our GRI index for our disclosures 
against each of the indicators. 

Reporting cycle
We intend to carry out the 
reporting annually every financial 
year going forward.

External Assurance
The data and information 
disclosed in this Sustainability 
Report and its conformance has 
been assured by British Standard 
Institution (BSI), an independent 
third-party assurance provider. 
BSI opinion statement is attached 
as Annexure 01. 

EOP is publishing the first annual 
Sustainability Report as a way 
of sharing information on our 
sustainability related activities 
with stakeholders. We aim to 
align our business activities 
with the sustainability goals and 
conserve the environment. Report 
materiality aspects are selected 
based on potential impact on our 
business activities. Since this is 
our first reporting the materiality 
aspects where done through 
internal stakeholder sessions 
and we endeavour to include all 
stakeholders in the upcoming 
reports. Material on our business 
activities is evaluated with 
reference to previously recognised 
parameters. We have taken best 
efforts to report parameters in 
most accurate manner. Wherever 
there are gaps or options for 
improvement, are clearly stated 
out in the relevant sections. 

For any suggestions and feedback: 

Rajan M G
Head of Operations - India
rajan.m@embassyofficeparks.com
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From the CEO’s desk 

“Today, companies, organisations and 
society have a global responsibility 
to grow without compromising 
resources for future generations. The 
consequences of consuming finite 
resources at the current rate means we 
have no alternative but to change to a 
greener and more sustainable business 
model for society. The challenge 
therefore facing the corporate world is 
how to balance the growing demand 
for increased productivity and bottom 
lines; with its associated energy and 
environmental implications and yet 
make the industry greener and more 
sustainable.”

Michael Holland
Chief Executive Officer

2

Embassy Office Parks REIT / Total business ecosystem



Dear Readers,

It is with great pleasure that I 
formally announce the launch 
of our maiden ESG Report. We 
have been practicing sustainable 
business in most of what we do, 
and this report aims to reinforce 
the same. Foremost, I congratulate 
the entire team involved in this 
initiative for their dedicated 
approach, sense of urgency 
and systematic execution. I am 
sure a lot of coordination and 
background work amongst various 
functions and teams must have 
happened before this report 
reached its current shape. This 
has set the foundation for the 
beginning of a concerted system 
to further sustainability.

Today, companies, organisations 
and society have a global 
responsibility to grow without 
compromising resources for future 
generations. The consequences 
of consuming finite resources at 
the current rate means we have 
no alternative but to change to 
a greener and more sustainable 
business model for society. The 
challenge therefore facing the 
corporate world is how to balance 
the growing demand for increased 
productivity and bottom lines; 
with its associated energy and 
environmental implications and 
yet make the industry greener and 
more sustainable.

At Embassy office Parks, we 
have conscientiously made 
efforts within our facilities to 
move towards a greener and a 
safer world. Now, we are one 
of the few companies in the 
private tech parks space in the 
Country to report our responsible 
practices. Today organisations 
are expected to publicly 
demonstrate their commitment to 
corporate sustainability through 
reporting that gives assurance to 
stakeholders that the information 
is transparent, credible and that 

they are well on the way towards 
improvements. While efforts 
geared towards protecting 
environment, conserving natural 
resources and contributing to 
society will be the central theme 
of our sustainability efforts, we 
aim to imbibe the culture of 
sustainability in other areas as well 
including – health & safety, supply 
chain, human capital - ultimately 
increasing the scope to the entire 
value chain of our organisation. 
One of the milestones in 
this journey is to establish a 
sustainability practice office within 
the organisation to consolidate 
all the related initiatives under 
one umbrella to ensure continued 
focus, drive and delivery. As a 
part of our reporting mechanism, 
this report will help us measure 
performance, track progress and 
help improve on key parameters 
for different functions. Hence, 
it’s important that we dedicate 
sufficient thoughts in selecting 
the right parameters within a 
robust system. All these efforts 
should also help us develop more 
efficient and effective processes 
towards operational excellence in 
all areas of our operations.

We have embraced Safety, Health, 
Environment and excellence in all 
the operations of the company 
and now, we are looking at a more 
global perception of transforming 
this company towards providing 
sustainable solutions to the world. 
The company’s commitment 
to sustainability becomes 
achievable only when it gets 
embedded in all our operations 
and through collaborative 
work. And, for a company with 
a focused workforce like ours, 
strengthening our processes to 
provide sustainable solutions is 
undoubtedly the right thing to do.

In an endeavour to maintain 
and enhance our Social and 

Relationship Capital, we 
continuously work with the local 
and regional stakeholders to 
achieve our medium- and long-
term objectives. With a firm 
belief in ‘Green is Profitable’ 
philosophy our approach to 
business has been inclusive and 
nurturing towards the people 
and the community that we 
operate in and strive to create 
value for them. As an obligation 
to our social responsibility, we 
constantly engage and foster 
relationships with the communities 
trying to understand their 
needs and requirements and 
formulating best fit solutions for 
them. Water and energy being 
two major challenges that the 
locals face, are among the major 
areas of focus. We work closely 
with the communities on water 
conservation and clean energy. 
Skilling people for livelihood 
is another pillar of our CSR 
programme.

Lastly, we acknowledge that the 
path of sustainable development 
requires commitment, goodwill 
and passion for which we are 
relying on everyone’s help to 
create and sustain value for 
the company as well as all our 
stakeholders. I am deeply grateful 
to everyone associated with EOP 
for their continued commitment to 
our business.

Warm Regards

Michael Holland
Chief Executive Officer

Embassy Office Parks 
Management Services Private Limited 
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About Embassy Office Parks REIT

Over the last two decades, India has emerged as a leading services 
hub for global corporations due to its large talent pool and cost 
advantage for high value services. This along with expansion of 
domestic companies, has resulted in robust demand for commercial 
office space and strong growth across India’s major office markets.

Embassy Office Parks REIT 
Limited (Embassy REIT) is India’s 
first and only listed Real Estate 
Investment Trust (REIT). Embassy 
Office parks REIT, listed on the 
Indian stock exchanges on April 
1, 2019, is the largest REIT in Asia 
by area. The REIT comprises 
26.2 million square feet (msf) 
of completed and operational 
commercial properties across 
India. With about 7.1 msf of on-
campus development pipeline, 
our total portfolio spans 33.3 
msf across seven Grade A 
office parks and four city centre 
office buildings in India’s best 
performing office markets of 
Bengaluru, Mumbai, Pune and the 
National Capital Region (NCR). 
Our properties are home to over 
160 blue chip corporates across 78 
buildings with strategic amenities, 
including two completed hotels 
(with 477 keys) and two under 
construction (with 619 keys), and a 
100 MW(AC) solar park.

Embassy Office Parks REIT aims to maximise the total return for Unitholders by targeting growth in 
distributions and in NAV per Unit. The operating and investment strategies we intend to execute to achieve 
this goal include:

1.	� Capitalising on 
our portfolio’s 
embedded organic 
growth and new 
development 
opportunities by:

	y Leasing-up vacant 
space

	y Continue to deliver 
‘on-campus’ 
development

2.	� Disciplined 
acquisition strategy 
with strong balance 
sheet including:

	y Right of First Offer 
(‘ROFO’) Assets 
to drive growth 
and increase 
geographical 
diversification

3.	� Proactive asset 
management to drive 
value through:

	y Proactive Property 
Management

	y Leasing Strategy 
with focus on 
tenant retention

4.	� Good Corporate 
Governance

	y 50% of Directors 
are independent

	y Strong safeguard 
related to leverage, 
related party 
transactions and 
unitholders interest

Embassy One, Bengaluru
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Quick Facts 

Largest REIT 
in Asia by 

area

Simple 
business 

model with 
strong 

embedded 
growth

Experienced 
management 

team

Renowned 
sponsors

Strong 
corporate 

governance

We run a commercial office portfolio that serves as essential corporate infrastructure to global occupiers, 
including many Fortune 500 corporations.

33.3msf
Portfolio

11
Commercial Offices

30%
Mark-to-Market Upside

` 21,449 
million
Revenue from Operations in 
FY2020

160+
Blue-chip Occupiers

1,096(1)

Hotel Keys

42%
Gross Rents from Fortune 500 
Occupiers

`18,821  
million
Distribution in FY2020

92.8%
Occupancy

100MW
Solar Park

7 
Years
Weighted average lease expiry 
(WALE) 

15%
Net Debt to Total enterprise 
value (TEV)

Notes: City wise split by % of GAV per March 2020 valuation by independent valuer. Valuation exercise undertaken semi-annually.

(1) Includes completed, under construction and proposed future development.
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About Embassy Office Parks REIT

Market value by geography

Note: The above information also includes Hilton at Embassy Golfinks, Four Season and Embassy Energy which are part of the Embassy REIT 
portfolio but not in the reporting boundary

Embassy Office Parks REIT is a real estate investment trust registered under Securities and Exchange Board 
of India (Real Estate Investment Trusts) Regulations, 2014 bearing registration number IN/REIT/17-18/0001.

Investment objectives
Our primary investment objective is to own, operate and invest in rent or income generating office real estate 
and related assets in India in accordance with the REIT Regulations.

We aim to invest in high-quality assets with the objective of maximising NAV growth and paying distributions 
to unitholders.

80%
Invest at least 80% of the value 
of our assets in rent or income 
generating properties.

90%
Minimum NDCF pay-out to 
unitholders

49%
Upper limit on leverage ratio 
of the REIT

Some key investment regulations applicable to us:

Bengaluru

62%

Noida
9%

Pune
14%

Mumbai
15%
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Seven Infrastructure-like Office Parks (31 msf)

Embassy Manyata 
Business Park 
Bengaluru (14.8 msf)

Embassy TechZone
Pune (5.5 msf)

Embassy Qubix
Pune (1.5 msf)

Embassy Quadron
Pune (1.9 msf)

Embassy Oxygen
Noida (3.3 msf)

Embassy GolfLinks
Bengaluru (2.7 msf)

Embassy Galaxy
Noida (1.4 msf)
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About Embassy Office Parks REIT

Four Prime City-center Offices (2.3 msf)

Express Towers
Mumbai (0.5 msf)

Embassy 247
Mumbai (1.2 msf)

Embassy One
Bengaluru (0.3 msf)

First International Finance Centre (FIFC)
Mumbai (0.4 msf)

Notes:
(1) GAV per March 2020 valuation by independent valuer. Valuation exercise undertaken semi-annually. For further details refer notes on slide 52

(2) NOI for FY2020 excludes revenue of GLSP given Embassy REIT owns 50% economic interest in GLSP

Note: The above info also includes Hilton at Embassy GolfLinks, Four Season and Embassy Energy which are part of the Embassy REIT 
portfolio but not in the reporting boundary

Our Portfolio: Commercial Office-focused 
Predominantly an office REIT with commercial office segment contributing over 90% of Portfolio Value and 
NOI. Hospitality segment contributed only c.0.6% of NOI in FY2020. c.26.2 msf completed best-in-class 
Grade A Office properties (c.92.8% occupied, 7.0 years WALE).

Contribution by Gross Asset Value (%) Contribution by Net Operating Income (%)

Net Operating 
Income

L18,170 
million(2)

Others

Hospitality

0.6 8

91
Gross Asset 

Value

L331,683 
million(1)

Commercial 
Office

Others

Hospitality

5 3

92
Commercial 

Office
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The Embassy 
Office Parks REIT 
structure
Embassy Office Parks 
Management Services Private 
Limited (EOPMSPL) has been 
appointed as the Manager to the 
Embassy Office Parks REIT. The 
Manager is held by the Embassy 
Sponsor and certain entities 
forming part of the Blackstone 
Sponsor Group. Axis Trustee 
Services Limited has been 
appointed as the Trustee to the 
Embassy Office Parks REIT. 

The Manager is a private limited 
Company incorporated in India 
under the Companies Act, 1956 
on January 31, 2014 at Bengaluru, 
Karnataka. EOPMSPL is held by 
Embassy Sponsor and certain 
entities forming part of the 
Blackstone Sponsor Group with 
the shareholding of 51% and 49%, 
respectively. The Manager’s role 
is to manage Embassy REIT and 
its assets in accordance with 
the Trust Deed, the Investment 

Management Agreement and the 
REIT Regulations in the interests 
of Unitholders.

The registered address of 
EOPMSPL is 1st Floor, Embassy 
Point, 150 Infantry Road, 
Bangalore and the principal 
place of business is Royal Oaks, 
Embassy GolfLinks Business 
Park, Off Intermediate Ring Road, 
Bangalore 560 071. 

The Portfolio Assets are held 
through the Asset SPVs; and 
the Portfolio Investment is held 
through the Holdco, in accordance 
with the REIT Regulations. The 
following chart illustrates the 
relationship between the Embassy 
Office Parks REIT, the Trustee, 
the Manager and the Unitholders 
(which include the Sponsors).

The investment objective of 
the Embassy Office Parks REIT 
is to make investments as a 
real estate investment trust 
as permissible in terms of the 
REIT Regulations (“Investment 
Objectives”). The investment of 

the Embassy Office Parks REIT 
shall only be in accordance with 
the REIT Regulations, including in 
such holding companies, special 
purpose vehicles or real estate 
properties (whether completed 
or otherwise), securities in India 
or transferable development 
rights as permitted under the 
REIT Regulations. The principal 
investment objective of the 
Embassy Office Parks REIT is 
to own, operate and invest in 
rent or income generating office 
real estate and related assets 
in India in accordance with the 
REIT Regulations. The Trustee 
shall ensure that the Capital 
Contribution (as defined in the 
Trust Deed) and other REIT Assets 
(as defined in the Trust Deed) shall 
be utilised solely for the purposes 
of making investments as stated 
above and for incurring the REIT 
Expenses (as defined in the Trust 
Deed), in accordance with the 
REIT Regulations.

Embassy Manyata Business Park, Bengaluru 9
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About Embassy Office Parks REIT

Embassy REIT structure

Blackstone  
Sponsor

Embassy  
Sponsor

Public  
Unitholders

Embassy  
REIT(Axis Trustee) 

Acts on behalf  
of Unitholders

Management  
Services

(EOPMSPL)
Trustee Manager

Property SPV

100%

Embassy Office Parks  
Private Limited  

(Embassy Techzone)

*Balance 50% stake owned by JV partner

Express Towers
Indian Express  

Newspapers (Mumbai)  
Private Limited 100%

Quadron Business Park 
Private Limited

Embassy Quadron,  
Embassy One and  

Four Seasons
100%

100%

100%

100%

100%

100%

Qubix Business Park 
Private LimitedEmbassy Qubix

64%

50%

20%

36%

80%

Earnest Towers 
Private LimitedFIFC

Vikhroli Corporate Park 
Private LimitedEmbassy 247

Galaxy Square 
Private LimitedEmbassy Galaxy

Oxygen Business Park 
Private LimitedEmbassy Oxygen

Manyata Promoters 
Private LimitedEmbassy Manyata

Embassy Energy 
Private LimitedEmbassy Energy

Golflinks Software Park 
Private LimitedEmbassy Golflinks

Property SPV
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Unitholding pattern of Embassy REIT

Note: As of March 31, 2020.

Reference: Unitholding pattern for Quarter ended March 31, 2020 submitted to National Stock Exchange (Link: https://s2.q4cdn.
com/482484005/files/doc_downloads/2020/04/09/Unitholding-Pattern-for-the-Quarter-ended-March-31-2020.pdf)

Particulars Units (million) %
Sponsor & Sponsor Group

Blackstone 426.76 55.30

Embassy 115.48 14.97

Total Sponsors 542.25 70.27

Institutions

Foreign Portfolio Investors 126.32 16.37

Body Corporates 5.09 0.66

Mutual Funds 2.16 0.28

Insurance Companies 1.83 0.24

NBFCs 1.29 0.17

Alternative Investment Funds 0.60 0.08

Trusts 0.25 0.03

Clearing Members 0.08 0.01

Sub-total Institutions 137.61 17.83

Non-Institutions

Individuals 90.77 11.76

NRIs- Non Repatriable 0.68 0.09

Hindu Undivided Family 0.19 0.03

Non-resident Indians (NRIs) 0.16 0.02

Sub-total Non-Institutions 91.80 11.90

Total Units Outstanding 771.67 100%

Embassy GolfLinks, Bengaluru
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Major changes during the 
reporting period
	y India’s first Real Estate 

Investment Trust (REIT), 
Embassy Office Park REIT, was 
listed on April 1, 2019. 

	y Received an invitation to 
offer (‘Right of First Offer, 
ROFO Notice’) from Embassy 
Property Developments Private 
Limited (‘Embassy Sponsor’), 
certain subsidiaries of the 
Embassy Sponsor and other 
shareholders for the potential 
sale of c.6.2 msf of completed 
office premises and c.2.5 msf 
of under-construction area 
in Embassy TechVillage. The 
Manager will evaluate the 
opportunity including, pursuant 
to the terms of the ROFO 
Deed, applicable laws and any 
approvals and consents as may 
be required
(Ref: https://s2.q4cdn.com/482484005/
files/doc_downloads/2019/11/Receipt-of-
ROFO-Notice-from-Embassy-Sponsor.pdf)

	y Board of Directors of Embassy 
Office Parks Management 
Services Private Limited (the 
“Manager” to Embassy REIT) 
has approved an arrangement 
with Embassy Property 
Developments Private Limited 
(“Embassy Sponsor”), for the 
acquisition of c.0.6 million 
square feet (“msf”) leasable 
area in M3 Block B in Bengaluru, 
within the overall Embassy 
Manyata campus, at a 9.25% 
initial yield on development 
completion in 4Q FY2023
(Ref: https://s2.q4cdn.com/482484005/
files/doc_downloads/2019/12/Press-
Release-Proposed-Acquisition.pdf)

Upcoming projects 
	y In the month of January 2020, 

we have received Occupancy 
Certificates for our two office 
towers at Embassy Manyata 
(0.8 msf) and in the month of 
March 2020, we have received 
Occupancy Certificate for 
Office Tower-2 at Embassy 
Oxygen (0.6 msf), three 
and two quarters ahead of 
schedule respectively. Both 
these buildings have seen good 
preleasing traction with the 
new office tower at Embassy 
Oxygen 43% pre-leased to 
MetLife (with additional Hard 
option space) and the towers at 
Embassy Manyata close to 75% 
preleased at rates which have 
set new benchmark for that 
property. The space at Embassy 
Oxygen has already been 
handed over to the client for 
carrying out fitout works, which 
are currently in progress.

	y Buoyed by the record leasing 
achieved in the commercial 
sector across India and the 
healthy preleasing traction 
for FY2020 and FY2021 we 
have launched construction of 
two new towers at Embassy 
Tech Zone asset located in 
Pune aggregating 0.9 msf 
as well as 0.7 msf of new 
tower at Embassy Oxygen. 
It is worthwhile to note here 
that we have leased close to 
700K of space in our Embassy 
TechZone asset in Pune over 
the last 3 quarters. Currently, 
substructure works, and 
pre-construction works are 
underway, and the construction 
is expected to be completed 
in 25 months and 38 months 
respectively. 

	y Added to this is our 1 msf of M3 
– Block A project at Embassy 
Manyata where construction 
is already underway thus 
adding up to a healthy 2.6 msf 
of on campus development 
targeted to be delivered mid 
of 2023. These developments 
are expected to cater to both 
our existing tenant base of 165 
corporations and also help to 
attract new tenants, further 
broadening our tenant base and 
strengthening our competitive 
advantage through the 
largescale complete business 
ecosystem philosophy.

	y Embassy Office Parks REIT is 
also undertaking infrastructure 
and upgrade projects across 
parks including the master 
plan development and a 
flyover construction at 
Embassy Manyata, enhanced 
infrastructure for ingress & 
egress through a dedicated 
flyover, foot over bridge and 
amenities with quality F&B 
offerings. 

About Embassy Office Parks REIT
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Our competitive strengths and 
business strategy
We believe our position as a leading owner and developer of high-quality 
office properties is founded on the following competitive strengths.

Located in India, a 
leading services hub for 
global corporates
India is the sixth largest and 
the fastest growing major 
economy in the world and has 
become a leading services hub 
for global corporates over the 
last 20 years. Multinational 
companies are attracted to a 
beneficial cost structure that is 
over 85% lower than in Tier II 
cities in United States, a large 
English speaking talent pool (0.9 
million engineers and 0.9 million 
commerce graduates graduated 
from Indian colleges in 2017) and 
affordable and high quality office 
infrastructure at some of the 
lowest rents globally. 

As the owner of one of India’s 
largest Grade A office portfolios, 
Embassy Office Parks REIT is 
in a prime position to continue 
to capitalise on this incredible 
growth story and the sustained 
demand from services sector 
tenants (72.2% of our tenant base) 
for Grade A office space.

Best-in-class office 
properties with high 
quality infrastructure at 
attractive capital values
We own seven best-in-class office 
parks and four prime city-center 
office buildings totalling 33 msf 
of Leasable Area, making us the 
largest REIT amongst comparable 
Asian office REITs. Our properties 
are among the largest and highest 
quality assets in their submarkets 
and are infrastructure-like. We 
provide a complete business 
ecosystem with campus-style 
infrastructure, world-class facilities 

and amenities such as food courts, 
day care centres and gymnasiums. 
This enables us to provide our 
tenants and their estimated 
200,000+ employees with a safe, 
efficient, and sustainable working 
environment. Some of our office 
parks also include hotels which 
provide an additional amenity for 
our occupiers and their visitors as 
well as drive incremental revenue 
due to captive demand.

We believe the quality and scale 
of our Portfolio makes us the 
landlord of choice within our 
Portfolio submarkets for both 
domestic and multinational 
corporations, resulting in our 
properties commanding a rental 
premium to other properties 
within our submarkets on average. 

Express Towers, Mumbai
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Top 10 Occupiers Sector % of Rentals
IBM Technology 12%

Cognizant Technology 9%

NTT Data Technology 4%

ANSR Research & Analytics 3%

Cemer Healthcare 3%

PwC Research & Analytics 2%

Google India Technology 2%

NOKIA Telecom 2%

JP Morgan Financial Services 2%

L&T Infotech Technology 2%

Total 42%

Top 10 Occupiers

c.42% of Gross Rentals Originate from Top 10 Occupiers

Highly occupied by a diversified, high quality, ‘sticky’ multinational tenant base

Notes:
(1) Represents industry diversification percentages based on Embassy REIT’s share of gross rentals

50%
Technology

Industry Diversification(1)

Financial 
Services

12%

Research, Consulting &  Analytics

10% 10%
Others

5%
Telecom

6%
Healthcare

Retail

7%

15

Environmental, Social & Governance Report, FY2020



Our competitive strengths and business strategy

We have 160+ tenants comprising 
a mix of blue-chip multinational 
and Indian corporates, such 
as [JP Morgan, DBS, Swiss Re, 
Google, IBM, L&T Technology 
Services and Nokia. Our tenants 
are truly international with 
approximately 80.9% of Gross 
Rentals contracted with leading 
multinational corporations and 
approximately 43.4% of Gross 
Rentals from Fortune 500 
companies. 49.4% of our Gross 
Rentals are derived from tenants 
in fast-growing technology sector, 
with the remainder well-diversified 
across various industries including 
financial services, healthcare 
and telecommunications. In 
addition, we have a diverse tenant 
base, with our top 10 tenants 
contributing only approximately 
42% of our Gross Rentals.

Dedicated customer relationship 
management programmes have 

led to robust tenant engagement, 
which helps us to anticipate tenant 
requirements. Another key focus 
area has been to target occupiers 
with higher value add operations 
and services. We believe these 
tenants prioritise a high-quality 
work environment, which our 
assets offer.

Strategically located in 
top-performing markets 
with high barriers to 
entry
Our Portfolio is strategically 
located in India’s four key 
office markets of Bengaluru, 
Pune, Mumbai and Noida. Our 
markets are also amongst the 
top-performing in India and 
account for 72.5% of total Grade 
A office stock and 76.9% of total 
absorption over the last five years 
and three months. We believe that 
there are high barriers to entry 

due to a scarcity of available land 
for development in in-fill locations 
and land aggregation complexities 
making it challenging to replicate 
the scale of our Portfolio. 
Furthermore, the strategic in-fill 
location of our assets in some 
submarkets and the scale of our 
business give us a significant 
competitive advantage. 

Highly experienced 
management team drives 
value through proactive 
asset management
Led by Michael Holland CEO 
of the Manager, and Vikaash 
Khdloya the Deputy CEO / Chief 
Operating Officer of the Manager 
, our senior management team 
comprises eight people and has an 
average experience of 20 years in 
operating, developing, leasing and 
managing commercial real estate 
in India.

Embassy GolfLinks, Bengaluru
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The Manager and the Asset 
SPVs together have over sixty 
employees. This team has 
demonstrated active asset 
management expertise across 
the Portfolio with a proven 
track-record in delivering strong 
operating results. Our property 
management practices are driven 
by a set of standard operating 
procedures and international best 
practices to ensure a consistent 
and superior tenant experience.

We intend to continue our proven 
leasing strategy to maintain high 
occupancy levels with a diversified 
tenant mix at premium rents. Our 
pan-India presence and strong 
local teams have helped us drive 
platform-level leasing synergies 
and establish deep relationships 
with tenants and brokers – this 
enables us to negotiate premium 
leasing deals and to attract and 
retain occupiers.

The Embassy Office Parks REIT is 
externally managed in accordance 
with the Indian REIT Regulations. 
We have focused on keeping our 
management fees in line with our 
costs to align with unitholders’ 
interests, so our fee structure is 
amongst the lowest amongst key 
comparable Asian REITs.

Renowned Sponsors with 
global expertise and local 
knowledge
Our Co-Sponsors – Embassy 
Property Development private 
limited (EPDPL) Sponsor and 
Blackstone Sponsor – combine a 
deep knowledge of local markets 
with global expertise and best 
practices in investment and asset 
management. EPDPL is a leading 
Indian real estate company, 
which has completed over 45 
msf of office and residential 
development. Blackstone Sponsor 
is a part of Blackstone, one of 
the world’s leading investment, 
real estate and alternative asset 
management firms.

Blackstone group, a leading global 
investment business investing 
capital on behalf of pension 
funds, large institutions, and 
individuals, with a Total Assets 
Under Management (“AUM”) of 
$538.0 billion. Blackstone Real 
Estate operates as one globally 
integrated business having 
investments in North America, 
Europe, Asia and Latin America. 
Blackstone’s real estate group 
has extensive experience building 
leading companies and taking 
them public.

At the start of FY2020, India 
witnessed the launch of its first 
Real Estate Investment Trust 
(REIT). Embassy Office Parks 
REIT was listed on the Stock 
Exchanges, thereby delivering 
to domestic and international 
investors the opportunity to 
participate in the growth of 
commercial real estate in India. 
With a 33 million square feet (msf) 
portfolio, Embassy Office Parks 
REIT is Asia’s largest office REIT in 
terms of area. 

Major Indian cities continue 
to record the highest office 
absorption among global business 
hubs. Office absorption since 2012 
has been steadily increasing and 
given Embassy Office Parks REIT’s 
presence in major gateway cities 
in India – Bengaluru, Mumbai, 
Noida and Pune; there has been 
consistent absorption of office 
spaces across the portfolio. 

International companies 
based in India continue to 
hire highly educated, highly 
skilled, technologically oriented 
employees at a reasonable cost 
and this continues to drive the 
demand for Indian office. Embassy 
Office Parks REIT derives 80% of 
its revenues from a diverse group 
of global companies comprising 
many prominent Fortune 500 
corporations and we continue to 
strengthen its portfolio by actively 
diversifying tenant base. 

Technology companies are the 
fastest growing businesses in the 
world. India has abundant talent 
for technology assignments and 
the cost is also favourable relative 
to the rest of the world. That 
trend continues to drive growth 
in demand for high quality office 
product in the major metros of 
India.

Rentals in Indian commercial 
markets are significantly lower 
than those in global hubs; 
capital values are also lower. As 
a result, Indian is an attractive 
commercial real estate market 
as it enjoys significant potential 
for appreciation in both rentals 
and consequent underlying asset 
value. 

Corporate occupiers are looking 
for comprehensive setups they 
require to efficiently execute 
their business plans. Therefore, 
office parks need to offer more 
than just offering amenities to 
enhance their product offering. 
Embassy Office Parks REIT 
focuses on providing a ‘total 
business ecosystem’ philosophy 
– whether by way of investing in 
ancillary amenities such as hotels 
and conferencing facilities, or by 
undertaking select infrastructure 
and upgrade projects. This 
leads to the REIT sustaining a 
competitive advantage and allows 
us to deliver long term value to 
our stakeholders. 

Embassy Office Parks REIT has 
delivered cumulative distributions 
for FY2020 of ` 18,821 million 
which is ` 24.39 per unit at a 
distribution pay-out ratio of 
99.8%. 
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Our competitive strengths and business strategy

EOP strategy
Maximise distribution and NAV per unit through organic growth and new acquisitions

Leasing
	y Grow NOI by 

leasing existing 
vacancy

	y Manage lease 
expiries & capture 
mark-to-market 
upside

	y Experienced on-
ground teams & 
hands-on approach 
to leasing

	y Best-in-class 
occupier 
engagement

On-campus 
Development
	y Deliver c.7.1 

msf on-campus 
development

	y Proactive pre-
leasing to de-risk 
new development

	y Select 
infrastructure 
ancillary projects 
(hotels, flyovers 
etc.) to increase 
entry barriers

	y Provide ‘total 
business 
ecosystem’

Acquisitions
	y Capitalise on 

fragmented 
office market 
and undertake 
value accretive 
acquisitions

	y Pan-India 
acquisition 
potential from 3rd 
parties

	y c.43 msf of ROFO 
opportunity from 
Embassy Sponsor

Capital 
Management
	y Build leverage 

selectively

	y Use strong balance 
sheet to drive 
accretive growth 
through disciplined 
acquisitions

	y Quarterly 
distribution with 
minimum 90% 
of NDCF to be 
distributed

	y Low expenses and 
fees enhancing 
Unitholders’ value

Proactive asset management to drive value with strong corporate governance

Capitalising on 
our Portfolio’s 
embedded organic 
growth and 
new development 
opportunities by: 

	y Leasing-up vacant 
space

	y Continue to deliver 
‘on-campus’ 
development 

Embassy Office Parks REIT aims to maximise the total return for Unitholders by targeting growth 
in distributions and in NAV per Unit. The operating and investment strategies we intend to 
execute to achieve this goal include: 

Disciplined 
acquisition strategy 
with strong balance 
sheet including:

	y Right of First Offer 
(‘ROFO’) Assets 
to drive growth 
and increase 
geographical 
diversification 

Proactive asset 
management to 
drive value through: 

	y Proactive Property 
Management 

	y Leasing Strategy 
with focus on 
tenant retention 

Good Corporate 
Governance 

	y 50% of Directors 
are independent 

	y Strong safeguard 
related to 
leverage, related 
party transactions 
and unitholders 
interest 
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Strategic focus
We have identified both organic 
and inorganic avenues to grow our 
business in four strategic focus 
areas. Our aim is to maximise 
distributions and Net Asset Value 
(NAV) per unit. We also engage 
in proactive asset management 
to drive long‑term value for 
our stakeholders. Our strategy 
includes:

Powerhouse leasing
Our experienced leasing team 
maintains an occupier-centric 
approach to leasing and 
focuses on building long-term 
relationships with occupiers. 
Dedicated customer relationship 
management programmes 
have led to robust occupier 
engagement, which helps us 
anticipate occupier requirements. 
Our client-centric approach has 
led to strong occupier retention 
and enabled them to expand their 
operations within our premises. 
We typically target occupiers 
with higher value-add operations 
and services. We believe these 
occupiers prioritise the quality 
work environment, that our 
assets offer.

Active asset management
We continuously focus on 
enhancing our competitive 
advantage as part of our ‘total 
business ecosystem’ philosophy. 
We invest in ancillary amenities 
and select infrastructure and 
upgrade projects. Our scale 
allows us to leverage our asset 
management and operational 
skillsets to enhance our assets. 
This allows us to attract the 
best companies, to our parks, 
command premium rentals, 
and deliver that value to our 
Unitholders.

Deliver on development
On-campus development 
presents an important de-risked 
growth lever for us. The REIT 
has approximately 7.1 msf of 
development within our parks, 
and we are able to activate 
development according to the 
needs of the market. We have a 
well-defined preleasing strategy 
to de risk development. We also 
undertake regular infrastructure 
upgrades and implement ancillary 
projects to widen our competitive 
moat around our infrastructure-
like assets. 

First-mover acquisition 
advantage
We intend to undertake 
acquisitions that enhance the 
value of our portfolio. We believe 
that owning the best assets in 
India’s top submarkets will allow 
us to generate strong cash flow 
and deliver strong, long-term 
returns. We believe we are well 
positioned to undertake both 
core and value-add acquisition 
opportunities given our pan-
India presence, knowledge of 
local markets, best-in-class asset 
management capabilities and 
deep occupier relationships.

Prudent capital management
Our low leverage enables us to 
pursue accretive development and 
gives us ample headroom to raise 
debt to pursue inorganic growth 
through acquisitions. Additionally, 
we have access to sufficient 
liquidity, maintain a lean cost 
structure and are well positioned 
to withstand volatile leasing and 
financing markets.

Embassy Manyata Business Park, Bengaluru
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Risks related to our business 
and industry
Our business is dependent on the Indian economy and financial stability 
in Indian markets, and any slowdown in the Indian economy or in Indian 
financial markets could have a material adverse effect on our business.

The Manager and we are 
registered in India, and our 
Portfolio is located in India. As a 
result, we are highly dependent 
on the prevailing economic 
conditions in India and our results 
of operations are significantly 
affected by factors influencing 
the Indian economy. Factors that 
may adversely affect the Indian 
economy, and hence our results of 
operations, may include:

	y Commercial real estate market 

	y Performance of the industry 
sectors of our tenants

	y Trend of rental rates and 
escalations

	y Development timelines and 
costs

	y Competition from other 
developers in India

	y any increase in interest rates or 
inflation in India

	y any exchange rate fluctuations.

	y any scarcity of credit or other 
financing in India

	y prevailing income, consumption 
and savings conditions among 
consumers and corporations in 
India

	y volatility in, and actual or 
perceived trends in trading 
activity on, India’s principle 
stock exchanges

	y changes in India’s tax, trade, 
fiscal or monetary policies

	y political instability, terrorism 
or military conflict in India, 
including increased tensions 
on the Indian borders, or in 
countries in the region or 
globally, including in India’s 
various neighbouring countries

	y the occurrence of natural or 
man-made disasters, epidemics 
and pandemics, including the 
current COVID-19 pandemic

	y prevailing regional or global 
economic conditions

	y balance of trade movements, 
including export demand and 
movements in key imports, 
including oil and oil products

Embassy Qubix, Pune
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	y other significant regulatory or 
economic developments in or 
affecting India or its real estate 
sector

Any slowdown or perceived 
slowdown in the Indian economy, 
or in specific sectors of the Indian 
economy, could have a material 
adverse effect on our business, 
financial condition and results of 
operations and the price of the 
Units.

Furthermore, the Indian economy 
and Indian financial market 
are influenced by economic 
and market conditions in other 
countries, particularly in emerging 
market Asian countries. Financial 
turmoil in Asia, Europe, the United 
States and elsewhere in the 
world in past years has affected 
the Indian economy. Although 
economic conditions are different 
in each country, investors’ 
reactions to developments in 
one country can have a material 
adverse effect on the securities 
of entities in other countries, 
including India. A loss in investor 
confidence in the financial systems 
of other emerging markets may 
cause increased volatility in Indian 
financial markets and, indirectly, 
in the Indian economy in general. 
Any global financial instability 
could also have a negative impact 
on the Indian economy. Financial 
disruptions may occur and could 
harm our results of operations and 
financial condition.

The organisation like every other 
organisation has risk factors 
associated to its structure, 
organisation, operation, business 
and industry. In order to address 
and mitigate the said risks, the 
organisation has put in place a 
comprehensive risk management 
policy which is adhered to in letter 
and spirit. The policy is framed 

in line with the requirement of 
Section 134(3) and Section 177(4) 
of the Companies Act, 2013. 
The Organisation has adopted 
a strategy for managing and 
treating risks by following the 
below steps: Risk Identification, 
Risk Assessment, Risk Analysis 
and Risk Treatment. 

The organisation has a 
methodology in place for 
continuously identifying and 
measuring the unknowns; 
developing mitigation options; 
selecting, planning, and 
implementing appropriate 
risk mitigations; and tracking 
the implementation to ensure 
successful risk reduction. It has 
put in place a system which deals 
with risk management planning; 
early identification and analyses 
of risks; early implementation of 
corrective actions; continuous 
monitoring and reassessment; and 
communication, documentation, 
and coordination.

The Management of REIT is 
bestowed with the responsibility 
of the development of risk 
mitigation plans and the 
implementation of risk reduction 
strategies including the 
promotion and training of the risk 
management process to staff. 
Every staff member is responsible 
for effective management of risk 
including the identification of 
potential risks.

Risks associated with 
safety, security and crisis 
management
We are committed to ensure the 
safety and security of our tenants, 
hotel guests, employees and 
assets against natural and man-
made threats. These include, but 
are not limited to, exceptional 

events such as extreme 
weather, civil or political unrest, 
violence and terrorism, serious 
and organised crime, fraud, 
employee dishonesty, cybercrime, 
pandemics, fire and day-to-day 
accidents, incidents, health crises 
of guests and petty crime which 
impact the guest or employee 
experience, could cause loss of 
life, sickness or injury and result in 
compensation claims, fines from 
regulatory bodies, litigation and 
impact our reputation. Serious 
incidents or a combination of 
events could escalate into a 
crisis which, if managed poorly, 
could further expose us and our 
assets to significant reputational 
damage. Any accidents or any 
criminal activity at our properties 
may result in personal injury or 
loss of life, substantial damage 
to or destruction of property 
and equipment resulting in the 
suspension of operations. We may 
also rely upon contract labour 
in relation to the development 
work undertaken at our under-
construction properties. Our Asset 
SPVs, our Investment Entity or 
our Manager may (as principal 
employers) become liable to 
persons working at our premises 
in case of any accidental death 
or grievous injury. Any of the 
foregoing could subject us to 
litigation, which may increase 
our expenses in the event we are 
found liable and could adversely 
affect our reputation and cause 
a loss of consumer confidence in 
our business.
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Performance in FY2020

The Company has reported a strong all-round performance during the 
year under review.

Business highlights for FY2020
Strong business performance and distribution mainly driven by robust leasing, mark-to-market rental 
reversions and early delivery of on-campus development projects.

Operating Levers Performance Returns
Leasing •	 New lease-up of c.2.4 msf to 25+ occupiers

•	 Re-leased c.1.1 msf at c.53% re-leasing spread

•	 Renewed c.0.6 msf at c.19% renewal spread

K18,821 million
Total Distribution

On-Campus Development •�	 Delivered c.1.4 msf; 2-3 quarters ahead of schedule, 
c.62%(1) already committed

•	� Launched c.2.6 msf on-campus office development, to 
drive next phase of growth

K24.39 
Distribution Per Unit (DPU)Asset Management •	� Achieved c.12-15% contractual escalations on 

c.5.5 msf, 50+ occupiers

•	 Executed D1.7 billion infra & upgrade projects

•	� Raised D22 billion debt, refinanced D30 billion

Acquisitions •	� Acquired c.0.6 msf leasable area upon completion in 
June 2023 at c.9.25% yield

•	� Located within overall Embassy Manyata campus, 
Bengaluru

25%
Total Return(2)

Notes:
(1) Excludes c.45k sf growth options at Embassy Oxygen. Factoring the growth options, area committed would be c.65%. These options are 
exercisable till March 2021
(2) Computed as % of unit price appreciation upto March 31, 2020 and FY2020 distribution yield upon listing price of D300/ unit. Past 
performance is not indicative of future results

Embassy Manyata Business Park, Bengaluru
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Financial highlights for FY2020
Revenue from Operations and NOI for FY2020 up c.14% and c.15% respectively YoY. NOI and EBITDA margins 
stood at c.85% and c.82% respectively due to scale efficiencies and cost optimisation efforts.

Particulars FY2020
(million)

FY2019
(million) Variance % Remarks

Revenue from Operations D21,449 D18,771 +14% •	 Contracted lease escalations on c.8.8 msf

•	 Lease-up of c.2.3 msf vacancy across 
Embassy Manyata, FIFC, Embassy 247, 
Embassy TechZone & others

Net operating income (NOI) D18,170 D15,741 +15% •	 Increase in Revenue from Operations

•	 Decrease in expenses due to cost saving 
initiatives at Embassy Manyata

•	 c.100 bps NOI margin improvement vs. 
FY2019

Margins (%) 85% 84%

EBITDA D17,647 D15,137 +17% •	 Increase in NOI

•	 One-off items(1) in previous year FY2019 
– Adjusted for these one-off items, EBITDA 
margin for FY2019 was c.79% vs. c.82% in 
FY2020

•	 c.100 bps EBITDA margin improvement vs. 
FY2019

Distribution D18,821 - - •	 Cumulative distribution of D18,821 million 
or D24.39 per unit for FY2020

	 – Represents payout ratio of c.99.8% of 
NDCF at REIT level

Payout ratio 99.8% -

Notes: Above results exclude Revenue, NOI and EBITDA from Embassy GolfLinks since Embassy REIT owns 50% economic interest in GLSP. 
Embassy GolfLinks revenue is I3,911 million and NOI is I3,585 million for FY2020 Figures for FY2020 are basis audited condensed consolidated 
financials. Figures for FY2019 are basis audited combined financials and may not be comparable. For further details refer notes on slide 52
(1) One-off items relate to FY2019 (pre-listing period) and comprise of certain interest income on inter-corporate deposits offset by loss on 
settlement of financial instruments through issue of equity

Reference: Embassy Office Parks REIT 
Annual Report FY2020 (Link: https://www.
embassyofficeparks.com/AnnualReport-
FY20/pdf/Embassy-AR2020.pdf)
Consolidated financial parameters: Page 206 
of Annual Report 

The major share of the Revenue 
and net operating income come 
from the 11 commercial office 
parks

Revenue & NOI from the 11 
office parks

Revenue I18,710 million

Net Operating 
Income (NOI)

I16,628 million

(Source: https://s2.q4cdn.com/482484005/
files/doc_financials/2020/q4/4Q-FY2020-
Supplementary-Databook.pdf, page 13)

The Board of Directors of Embassy 
Office Parks Management Services 
Private Limited (‘EOPMSPL’), 
Manager to Embassy REIT, has 
declared a cumulative distribution 
I18,821 million or I24.39 per unit 
for FY2020. 

Michael Holland, Chief Executive 
Officer, said, “We are very 
pleased with our strong business 
performance in FY2020. Since 
Embassy REIT listed in April 2019, 
we have delivered a total return 
of c.25%. Our fourth quarter 
income and distribution pay-out 
once again illustrate the stability 
and resilience of Embassy REIT 
delivering cash flows that are 
backed by the covenants of 
our 160+ largely multinational 
occupier base.

While the COVID-19 pandemic 
has resulted in an uncertain 
near-term outlook for many 
businesses worldwide, we are 
uniquely positioned to weather 
this pandemic-induced storm with 
our best-in-class office portfolio 
and strong balance sheet. While 
demand is likely to moderate 
considerably through 2020, we 
believe that in this environment, 
Grade-A supply will reduce 
considerably over the medium 
term, consolidation in the office 
market will continue and high-
quality institutional landlords, 
such as Embassy REIT, will gain 
market share.”
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Financial highlights for the 
fiscal year 
	y Revenue from Operations for 

FY2020 cumulatively grew 
year-on-year by c.14%

	y Net Operating Income for 
FY2020 cumulatively grew 
year-on-year by c.15%

	y Distribution for FY2020 full 
year cumulative distribution 
totals I18,821 million or I24.39 
per unit 

	y Strong balance sheet with 
ample liquidity and low 
leverage of c.15% Net Debt 
to TEV as of March 31, 2020, 
existing cash and undrawn 
committed facilities totals I13.5 
billion and only c.1.3% of total 
debt matures in the next two 
years 

Business highlights for the 
fiscal year 
	y Achieved overall occupancy of 

c.92.8% on c.26.2 msf operating 
office portfolio, with same-
store occupancy of c.94.5% 
considering March 2019 as base 
year 

	y Full year lease-up of c.2.4 msf 
being the highest absorption in 
previous 5 years 

	y Re-leased c.1.1 msf during the 
year at c.53% releasing spread, 
renewed an additional c.600k 
sf at c.19% renewal spread, 
illustrating the embedded 
growth in our portfolio 

	y Delivered c.1.4 msf new office 
buildings within existing 
campuses during the year, 
c.62% of these new completions 
already committed 

Performance in FY2020

Reference: Valuation report by independent 
valuator - Page 300 Annual Report FY2020 
(https://www.embassyofficeparks.com/
AnnualReport-FY20/pdf/Embassy-AR2020.
pdf)

NOTE: The financial parameters disclosed 
in the report also includes consolidated 
financials from Hilton at Embassy GolfLinks, 
Four Seasons Hotel and Embassy Energy 
Private Limited which is a part of the 
Embassy REIT portfolio but outside the 
reporting boundary

COVID-19 update
	y Activated our business 

continuity plan on March 4, 
2020, and our centralised 
taskforce focused on ensuring 
safe workspaces, on-premises 
health screenings, and business 
continuity for occupiers

	y Our properties remained 
open to support core business 
functions of our occupiers 
throughout the national 
lockdown within the parameters 
laid out by the government

Net debt capitalisation1 
(` in million)

Equity 
`231,500Net debt 

`79,111
25%

75%
As of 
March 
2019 

(Pre-Listing)

Net asset value 

Particulars (` mn) 31-Mar-20
Gross Asset Value 
(GAV)3,4

329,746

Add: Other Assets 71,608

Less: Other Liabilities (54,793)

Less: Gross Debt (57,461)

Net Asset Value (NAV) (57,461)

Number of Units 771,665,343

NAV per Unit (`) 374.64

Embassy Manyata Business Park, Bengaluru
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	y Halted all construction activity 
and hotel operations to comply 
with government directives 
during the lockdown. We will 
resume these activities once the 
government eases lockdown 
restrictions

	y Vikaash Khdloya, Deputy CEO 
and COO, said, “Our fourth 
quarter operating performance 
was resilient, led by business 
continuity support for our 
occupiers and employee 
wellness support. We would 
like to thank all our employees, 
the civic authorities, and 

healthcare professionals who 
continue to work tirelessly 
during this challenging period. 
Our immediate focus remains 
ensuring the health and safety 
of all our stakeholders as they 
return to work in our parks.”

Investor materials and 
quarterly investor call details
Embassy REIT has released a 
package of information on the 
fourth quarter and annual results 
and performance, that includes 
(i) audited condensed standalone 
and audited condensed 
consolidated financial statements 

for the quarter and financial year 
ended March 31, 2020, (ii) an 
earnings presentation covering 
4Q FY2020 and full year FY2020 
results, and (iii) supplemental 
operating and financial data 
book that is in line with leading 
reporting practices across global 
REITs. All these materials are 
available in the Investor Relations 
section of the REIT’s website at 
https://ir.embassyofficeparks.
com/investors/investor-overview/
default.aspx

Way forward: Resilient business – navigating covid-19 impact
Our high-quality properties, diverse creditworthy occupiers and disciplined balance sheet will help in 
navigating near-term COVID-19 challenges.

Strong occupier portfolio •	 Landlord of choice with a high-quality difficult-to-replicate office portfolio in gateway 
cities providing total business ecosystem

•	 Diversified & high credit quality occupier base c.78% MNCs, c.42% Fortune 500 
companies

•	 c.92% value in rent yielding office assets, hotels contributed only c.0.6% to NOI in 
FY2020

•	 Stable cash flows expected due to long-term lease structure (WALE of 7.0 years) and 
contracted rental escalations, with only c.5.5% of leases due for expiry in FY2021

Robust financial position •�	 Ample liquidity with D9,514 million existing cash and D3,997 million undrawn committed 
facilities

•	 c.15% Net Debt to TEV with only c.1.3% debt maturities until 1Q FY2023

•	 ICRA AAA (Stable) and CRISIL AAA / Stable credit ratings(2), reaffirmed as of May 2020

•	 Additional D114 billion debt headroom provides significant flexibility to access capital, if 
needed

Proactive asset management •	 Proactive management of leases with focus on occupier retention and rent collections, 
only 6%(1) occupiers from directly impacted sectors

•	 Hands-on institutional approach ensuring occupier business continuity, employee 
wellness & safety

•	 Leverage from industry-level consolidation & Grade A supply shrinkage in next 2-3 years

•	 Disciplined approach in reducing costs and discretionary capital expenditure

Our high-quality portfolio is resilient and well positioned for the medium-term

Note:
(1) Occupiers related to co-working, hospitality, aviation & retail sectors
(2) Credit ratings by ICRA and CRISIL for Embassy REIT as Issuer and for D36.5 billion Listed Bond respectively
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Our Strategy remains unchanged
We continue to focus on maintaining high occupancy levels and maximising NOI, growing our existing 
campuses and prudently managing our capital.

Period Leasing On-Campus Development Acquisitions Capital Management
Pre 
COVID-19

•	 Capitalise on 
record absorption 
and market 
momentum for 
Indian commercial 
office space

•	 Actively manage 
lease expiries 
to achieve MTM 
upside

•	 Deliver ongoing campus 
development ahead of 
schedule

•	 Bring forward new 
development in line with 
anticipated demand

•	 Actively seek 
opportunistic 
acquisitions (3rd 
party, ROFO)

•	 Undertake 
value accretive 
acquisitions

•	 Build leverage 
selectively

•	 Quarterly distribution 
with minimum 90% of 
NDCF to be distributed

Now •	 Deepen dialogue, 
focus on occupier 
retention

•	 Proactive lease 
renewals and rent 
collections

•	 Deliver c.7.1 
msf contracted 
escalations, 
convert c.300k sf 
LOIs

•	 Continue with ongoing c. 2.6 
msf early stage development 
projects, monitor capex 
financing

•	 Monitor market dynamics 
prior to committing any 
additional development

•	 Continue 
to evaluate 
opportunities 
which are 
strategic and 
accretive

•	 Monitor volatile 
financing markets 
closely

•	 Maintain prudent 
leverage levels

•	 Focus on cash 
optimisation

•	 Continue to pay 
distribution

Continue to support critical business continuity of existing occupiers and increased wellness & safety needs

Performance in FY2020

Supply Chain
The supply chain and procurement 
process is a strategic function 
which plays an influential role in 
the organisation’s profitability. 
Procurement involves the process 
of sourcing, vendor selection and 
evaluation, purchase of goods 
& services and negotiation of 
contracts. Procurement is seen as 
helping to streamline processes, 
control material prices and costs, 
and identifying better sources 
of supply. Supplier feedback 
or concerns are recorded by 
the procurement department 
and reviewed with concerned 
departments for resolving. 

We encourage our suppliers 
to work towards continuous 
improvement and adopt 
best practices. Our suppliers’ 
performance is reviewed by 
EOP and is encouraged and 
supported always to adopt better 
environment, health and safety 
practices. We expect them to 

adhere to our Suppliers Code of 
Conduct which includes but not 
limited to requirements on human 
rights, ethics, business conduct 
and environmental stewardship. 
Transparency and accountability 
are to be to be adhered-to in all 
procurement activities.

For the day to day operations 
of the park, we have outsourced 
property management/ common 
area maintenance agencies. We 
have outsourced multiple vendors 
across our parks for the soft 
services like housekeeping and 
landscaping, security services, 
maintenance of equipment, IT 
services, waste management, 
procurement of consumables, 
food court vendors etc. 

All our upgradation projects are 
executed by our vendors after 
tendering process assessed 
based on quality, cost and past 
credentials. We ensure that the 
projects are timely monitored to 

avoid any time and cost overrun. 
All the material procurement and 
annual maintenance contracts 
are done through the best in 
class domestic and international 
vendors and OEM vendors. 

At EOP, we also take consultancy 
and audit services from the 
top agencies in the sector 
for financial/tax audits, risk 
assessment, compliance audits, 
etc 

We ensure to extend full support 
to our vendors during the 
execution of the works and timely 
payments. We also take regular 
feedbacks from the vendors 
to understand the areas of 
improvement as a client. 
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