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Delivered Today. Stronger for Tomorrow.

Tomorrow's workspaces for the world's leading enterprises. Today.

Embassy Offlce Parks REIT

FINANCIAL RESULTS FOR QUARTER AND YEAR ENDED 31 MARCH 2021

SEB! Registration Number: INREIT/17- 160001

HIGHLIGHTS FOR FY 2020-21

Distributions of 71,836 crores or 721.48 per unit, representing a 100% payout ratio
Net Operating Income growth of 12% to 2,032 crores with robust rent collections of 99.8%
Lease-up of 12 lakhs sq.ft in addition to rent increases of 13% on 84 lakhs sq.ft

Growth through 57 lakhs sq.ft. new development, 19

% pre-committed to global banking major

Strong balance sheet with low leverage of 22% and %1,550 crores of liquidity
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Part li: Select explanatory notes to the Condenzed Consolidaled Financial Stalements
for the quarier and year ended 31 March 2021
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Delivered Today. Stronger for Tomorrow.

Tomarrow's warkspaces for the workd's leading enterprises, Today,
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HIGHLIGHTS FOR FY 2020-21
Distributions of M,B36 crores or 2148 per unlt, represeanting a 100% payoul ratio
Niel Dparating Income growth of 1 ta ¥2,032 crores with robust rent collections of 99.8%
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Growth through 57 lakhs sq.it. new development, 19% pre-committed to global banking major
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Delivered Today. Stronger for Tomorrow.

Tomorrow's workspaces for the world's leading enterprises. Today.

FINANCIAL RESULTS FOR QUARTER AND YEAR ENDED 31 MARCH 2021

SEBI Registration Number: IN/REIT/17-18/0001

HIGHLIGHTS FOR FY 2020-21

EMBASSY
—REIT—

Distributions of 31,836 crores or 321.48 per unit, representing a 100% payout ratio
Net Operating Income growth of 12% to 32,032 crores with robust rent collections of 99.8%

Lease-up of 12 lakhs sq.ft in addition to rent increases of 13% on 84 lakhs sq.ft
Growth through 57 lakhs sq.ft. new development, 19% pre-committed to global banking major
Strong balance sheet with low leverage of 22% and 21,550 crores of liquidity

PART I: Condensed Consolidated Statement of Profit and Loss

8. During the quarter ended 31 March 2021 the composite scheme of arrangement involving MPPL, EOPPL and EPTPL, was approved by National Company

Z in million Law Tribunal Mumbai with an effective date of 10 March 2021. Upon completion of the scheme, MPPL has become a 100% Holdco of the Embassy Office Parks
For the quarter For the quarter For the quarter For the year For the year REIT, holding Embassy Manyata Business Pgrk, 80% of the share capital qf EEPL, 50% of the share capitgl of GLSP, while EPTPL has become a 100% directly-
ended 31 ended 31 ended 31 ended 31 ended 31 held SPV of Embassy Office Parks REIT, holding Embassy TechZone, an existing asset of the Embassy Office Parks REIT.
March 2021 December 2020 March 2020 March 2021 March 2020
] L ) dited ] .
audite I c
| o (audited) (unaudited) (audited) ( ) (audited) Part "| Se ment Informatlon
ncome and gains
a) Revenue from operations 7.386.59 5,652.85 5,433.61 23,603.20 21,449.22 Operating segments of Embassy Office Parks Group are (i) Commercial Offices, (i) Hospitality and (iii) Other segments. Other segments comprise Generation
of Renewable Energy. Revenue and identifiable operating expenses in relation to segments are categorized based on items that are individually identifiable to
b) Interest 250.93 224.27 191.28 971.20 477.35 | thatsegment. Net Operating Income (‘NOT') is the key metric reported to the Chief Operating Decision Maker (‘CODM!) for the purposes of assessment of the
¢) Other income 65.35 82.35 211.06 214.06 513.00 segment results.
Total income 7,702.87 5,950.47 5,835.95 24,788.46 22,430.57 Financial information on the consolidated reportable operating segments for the quarter and year ended 31 March 2021 is set out below:- Zin million
Expenses et ar | ondod sl | endedl . | ondodsi | endedi
a) Cost of materials consumed March 2021 December 2020 March 2020 March 2021 March 2020
b) -~ p—— 16.13 1347 32.56 85.95 118.94 (audited) (unaudited) (audited) (audited) (audited)
) Emp oyee enefi s expense 58.37 56.05 97.23 225.48 37717 Revenue from Operations
Z) gpe"f‘““g Z“d mantenance expenses 147.36 129.28 112.08 413.81 627.46 (a) Commercial Offices 6,866.60 5,199.02 4,687.19 21,823.48 18,709.58
) Repalrs and maintenance 78184 477.83 30414 | 1,794.20 1,215.38 (b) Hospitality 101.89 81.75 284.01 23146 1,173.39
€) Valuation expenses 2.66 137 0.92 8.45 9.74 (c) Other segment 416.10 372.08 462.41 1,548.26 1,566.25
f) Audit fees 13.70 13.33 0.92 49.26 43.20
7,386.59 5,652.85 5,433.61 23,603.20 21,449.22
g) Instirance expenses 21.75 20.87 15.20 81.90 66.74 Segment results (Net Operating Income)
:;) 'T”"eStm:”t management fecs 22884 17067 18342 74814 700.94 (2) Commercial Offices 5,836.47 4520.18 4,202.24 19,045.65 16,627.61
rustee fees 0.70 0.62 0.76 2.95 2.96 P
- - (b) Hospitality (63.87) (74.16) (18.52) (343.76) 105.40
]k)) (L)[:E:: ::s::;:ssmnal o ;z:zi (23:59;2 331:: ” ijl;g ’ zizzg (c) Other segment 388.21 333.62 434.67 1,421.58 1,436.53
: : : L e 6,160.81 4,779.64 4,618.39 20,323.47 18,169.54
Total expenses 2,076.25 1,129.90 1,213.90 5,095.25 4,792.80 R - - -
Earnings before f s d it Reconciliation to consolidated financial results
arnings before finance costs, depreciation, -
amortisation, impairment loss and tax 5,626.62 4,829.57 4,622.05 19,693.21 17,646.77 Other operating expenses (850.47) (256.69) (398.68) (1,815.52) (1,513.12)
Finance costs 208148 136154 1.204.94 6.452.89 3.803.54 Interest, dividend and other income 316.28 306.62 402.34 1,185.26 990.35
Depreciation expense 1485.40 1162.21 122193 4,940.15 5,120.00 :m:;‘lg:t'l’:;“:;L':ﬁ'::nﬁ‘;:fs Jeprecation, 5,626.62 482957 4,622.05 19,693.21 17,646.77
Amortisation expense 490.61 196.97 41.27 766.82 161.24 - )
- Share of profit after tax of equity
Impairment loss 988.96 - 1,775.98 988.96 1,775.98 accounted investee 237.28 266.31 280.55 994.48 1,169.33
Profit before share of profit of equit it (et
oy v to an':l fax quity 380.17 2108.85 377.93 6.544.39 6,786.01 Depreciation and amortisation expenses (1,976.01) (1,359.18) (1,263.20) (5,706.97) (5,281.24)
Share of orofft after tax of oaut Impairment loss (988.96) - (1,775.98) (988.96) (1,775.98)
are of profit after tax of equity -
accounted investee 237.28 266.31 280.55 994.48 1,169.33 Finance costs (2,281.48) (1,361.54) (1,204.94) (6,452.89) (3,803.54)
Profit before tax 617.45 2,375.16 65848 |  7,538.87 7,955.34 Profit before tax 617.45 2,375.16 658.48 7,938.87 7,955.34
Tax expense Tax expenses (149.92) (227.20) (80.41) (555.34) (300.00)
- Current tax 446.63 499 51 480.90 1,649.06 1.361.39 Other comprehensive income 0.81 - 0.16 0.81 0.16
- Deferred tax charge / (credit) (61.90) (88.96) 180,59 (452.77) (11.27) Total Comprehensive Income 468.34 2,147.96 578.23 6,984.34 7,655.50
- Minimum Alternate Tax credit entitiement (MAT 234.81 106.35 439.29 640.95 1,050.12 . H
AT witen o/ witen bacd sl (234.51) (106.35) E1 . 79; (640.95) | (1.050.12) | part |V: Statement of Net Assets at fair value < milion
Profit for the period/year 467.53 2,147.96 578.07 6,983.53 7,655.34 S As at 31 March 2021
Total other comprehensive income 0.81 - 0.16 0.81 0.16 Book Value Fair value
Total comprehensive income attributable to A Assets < in million 450,843.56 547,870.38
Unitholders for the period/year 468.34 2,147.96 578.23 6,984.34 7,655.50 B Liabilties Zin million 179,912.89 180,520.80
. D No. of units Numbers 947,893,743 947,893,743
- Basic 0.49 272 0.75 8.52 9.92 T TS
: E NAV (C/D) ks 285.82 387.54
- Diluted 0.49 2.72 0.75 8.52 9.92 Measurement of fair values: The fair value of investment property, investment property under development (including capital advances), property, plant and

Part Il: Select explanatory notes to the Condensed Consolidated Financial Statements
for the quarter and year ended 31 March 2021

1. The above is an extract of the detailed format of quarter and year results filed with the Stock Exchanges vide Circular no: CIR/ MID/ DF/ 146/2016 issued by
SEBI (SEBI Circular). The full format of the quarter and year results are available on the websites of the BSE and NSE and is also available on the Embassy REIT's
website www.embassyofficeparks.com.

2. The audited Condensed Consolidated Financial Statements ( ‘the Statement' ) of Embassy REIT, its subsidiaries (together known as "Embassy Office Parks

Group") and its joint venture for the year ended 31 March 2021 have been reviewed by the Audit Committee and thereafter approved by the Board of Directors in
theirmeeting held on 29 April 2021.

3. The Condensed Consolidated Financial Statements for the year ended 31 March 2021 was subjected to audit by Statutory Auditors of Embassy REIT and they
have issued an unqualified report. The audit report of the Statutory Auditors is filed with Bombay Stock Exchange and National Stock Exchange and is also

available on the Embassy REIT's website www.embassyofficeparks.com. 1 | Net Distributable Cash Flows 5,324.34 4,307.79 5,314.39 18,356.20 18,865.92
4. The Condensed Consolidated Financial Statements have been prepared in accordance with Indian Accounting Standards 34 “Interim Financial Reporting” Distributi t rati o o o o o

read with in Rule 2(1)(a) of the Companies (Indian Accounting Standards) Rules, 2015 prescribed under Section 133 of the Companies Act, 2013 (‘Ind AS’) , to !S ”_ v Ifm payout ralo 100% 100% 100% 100% 100%
the extent notinconsistent with the SEBI Circular. 3 | Distributions 5,308.20 4,312.92 5,316.77 18,364.09 18,820.92
5. 0n 22 October 2020, Manyata Promoters Private Limited (MPPL) and Embassy Office Parks Private Limited (EOPPL) had entered into Business Transfer - Payment of interest 1,175.39 1,924.22 1,921.45 6,217.14 7,709.11
Agreements (BTAs) with ESPL for acquisition of the Common Area Maintenance (CAM) services operations for Embassy Manyata and Embassy TechZone for a - Pavment of dividend

total consideration of Rs.4,730.21 million. The acquisition was completed on 28 October 2020 and the results for year ended 31 March 2021 include results of Yy e. ! (,) de 2,094.85 18.96 177.48 2,715.70 285.51
the CAM services operations from the date of acquisition. - Amortisation of SPV debt 2,037.96 2,369.73 3,217.84 9,431.25 10,826.30
6. On 24 December 2020, Embassy REIT acquired Embassy TechVillage by acquiring all of the equity interest in Vikas Telecom Private Limited (VTPL), Embassy 4 | No of units outstanding 947,893,743 | 947,893,743 | 771,665,343 | 947,893,743 | 771,665,343
Office Ventures Private Limited (EOVPL) and Sarla Infrastructure Private Limited (SIPL) (ETV Assets) held by the Embassy Sponsor, Members of the Blackstone 5 | Distribution Per Unit (DPU) (in %) 5.60 455 6.89 21.48 24.39

Group and certain third party shareholders. The acquisition of equity interest in EOVPL (which in turn holds 60% equity interest in VTPL) and SIPL has been
completed with issue proceeds received of Rs.36,852.02 million, by issue of 111,335,400 Units at a price of Rs.331.00 per Unit through the Institutional
Placement. The acquisition of balance 40% equity interest in VTPL has been completed through preferential issue of 64,893,000 Units at a price of Rs.356.70
per unit to the third party shareholders of VTPL aggregating to Rs.23,147.33 million. The ETV assets have been consolidated from 31 December 2020, a date
close to the acquisition date, as there are no significant transactions or events that have occurred between 24 December 2020 and 31 December 2020 and the
effectthereof is not considered to be material to the results for the year ended 31 March 2021.

7. During the year, an impairment loss of Rs.988.96 million (31 March 2020: Rs 1,775.98 million) has been recognised in the statement of profit and loss
towards goodwill and property, plant and equipment pertaining to the hospitality segment (Hilton @ Embassy Golflinks and Four Seasons) and Embassy One
due to slower ramp up of occupancy, coupled with current economic condition due to COVID-19 pandemic.

Principal place of business: Embassy Office Parks REIT, Royal Oaks, Embassy Golflinks Business Park, Bengaluru, Karnataka — 560071, INDIA. www.embassyofficeparks.com

equipment, capital work-in-progress, intangibles and the investment in a joint venture entity as at 31 March 2021 has been determined by iVAS Partners,
independent external property valuers appointed under Regulation 21 of REIT regulations, having appropriately recognised professional qualifications and
recent experience in the location and category of the properties being valued in conjunction with value assessment services undertaken by CBRE.

Part V: Net Distributable Cash Flows (NDCF) of Embassy REIT pursuant to guidance under
Paragraph 6 to SEBI circular No. CIR/IMD/DF/146/2016

For the quarter | For the quarter | For the quarter
ended 31 ended 31 ended 31

December 2020| March 2020
(unaudited) (audited)

< in million

For the year
ended 31
March 2021
(audited)

For the year
ended 31
March 2020
(audited)

March 2021
(audited)

The Board of Directors of the Manager has declared a distribution of ¥5,308.20 million/%5.60 per unit to the Unitholders of Embassy REIT for the quarter
1 January 2021 to 31 March 2021 in their Board meeting held on 29 April 2021. The distributions of ¥5.60 per unit comprises ¥1.24 per unit in the form of
interest payment, 2.15 per unitinthe form of amortisation of SPV level debt and payment of dividend of 2.21 per unit.

DISCLAIMER: This publication has been prepared for general information purposes only and not as part of any statutory requirement. The information
contained herein is audited/unaudited and should be read together with our condensed consolidated financial results available on the website of the Embassy
REIT and the stock exchanges. No representation or warranty is made nor any liability accepted with respect to the fairness or completeness of the contents
hereof. Readers should conduct their own analysis and form their own view of the market position and business and performance of the Embassy REIT.
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