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Press Release OFFICE PARKS

Embassy Office Parks REIT Announces Third Quarter FY 2019-20 Results and Quarterly Distributions of Rs. 4,707 million

Quarter marked by strong leasing, delivery of under-construction blocks ahead of schedule and completion of first acquisition since listing

Bengaluru, India, February 14, 2020

Embassy Office Parks REIT (NSE: EMBASSY / BSE: 542602) ( 6 Emb R E b ¥ dn)d, ifirat fisteed REIT and the largest in Asia by area, reported results today for
the fiscal third quarter ended December 31, 2019.

The Board of Directors of Embassy Office Parks Management Services Private Limited ( 6 E O P M SMahagey to Embassy REIT, at its Board Meeting held earlier
today, declared a distribution of Rs. 4,707 million or Rs. 6.1 per unit for 3Q FY2020. The cumulative distribution for YTD FY2020 totals Rs.13,504 million or Rs.17.5
per unit. The record date for the 3Q FY2020 distribution is February 24, 2020 and the distribution will be paid on or before February 29, 2020.

Commenting on the quarterly results, Michael Holland, Chief Executive Officer of Embassy REIT said,

fi O wiffice portfolio continues to deliver. In 2019, leasing across the Indian markets crossed a record 60 million square feet ( nfisfg), again underlining the strength of
I n d ioffic® sector as the leading office absorption market globally. We continue to capitalize on this occupier demand, driven by international corporations,
through consistent leasing, early delivery of our accretive development pipeline, commencement of additional on-campus office developments and the acquisition
of additional area to support further growth at our largest business park.o

Financial Highlights

O

Revenue from Operations for 3Q FY2020 grew year-on-year by 14% to Rs. 5,459 million and cumulatively grew year-on-year by 16% for YTD FY2020
Net Operating Income for 3Q FY2020 grew year-on-year by 16% to Rs. 4,639 million and cumulatively grew year-on-year by 17% for YTD FY2020
Net Operating Income margin for 3Q FY2020 and YTD FY2020 was 85% reflecting scale efficiencies and low manager fees

Raised Rs.16,400 million debt at 9.03%; balance sheet continues to be conservatively levered with Net Debt to TEV (Total Enterprise Value) at 12% as of
December 31, 2019

O« O« O¢

Business Highlights

O

Portfolio occupancy increased to 95.1% as on December 31, 2019, an increase of 220 bps year-on-year and 40 bps quarter-on-quarter
New leasing for 3Q FY2020 was c.527k sf with a strong forward pipeline of ¢.500k sf

Cumulative new leasing for YTD FY2020 stood at record c¢.1.7 msf with a 56% mark-to-market spread on c.1.1 msf of re-leases demonstrating embedded
growth

O¢ O

Growth Initiatives

O«

Delivered c.1.4 msf of office space ahead of schedule with 44% pre-committed to occupiers
Launched next phase of growth with an additional c.2.6 msf of on-campus projects

Acquired 0.6 msf leasable area within the overall Embassy Manyata business park in Bengaluru, at 9.25% initial yield on development completion in 4Q
FY2023

o« O«
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Investor Materials and Quarterly Investor Call Details

Embassy REIT has released a package of information on the quarterly results and performance, that includes (i) unaudited condensed standalone and condensed
consolidated financial statements for the quarter and nine months ended December 31, 2019, (ii) an investor presentation covering 3Q 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 R E | TWébsite at ir.embassyofficeparks.com

Embassy REIT will host a conference call on February 14, 2020 at 18:30 hours Indian Standard Time to discuss the 3Q FY2020 results. A replay of the call will be
available till February 29, 2020 on the Investor Relations section of the R E | Wébsite at ir.embassyofficeparks.com

Disclaimer

This press release is prepared for general information purposes only. The information contained herein is based on management information and estimates. It is only current as of its
date, has not been independently verified and may be subject to change without notice. Embassy Office Parks Management Services Private Limited ( thie Managero in its capacity as
the Manager of the Embassy Office Parks REIT ( Embassy REITO )and Embassy REIT make no representation or warranty, express or implied, as to, and do not accept any
responsibility or liability with respect to, the fairness and completeness of the content hereof. Each recipient will be solely responsible for its own assessment of the market and the
market position of Embassy REIT.

This press release contains forward-looking statements based on the currently held beliefs, opinions and assumptions of the Manager. Forward-looking statements involve known and
unknown risks, uncertainties and other factors, which may cause the actual results, financial condition, performance, or achievements of the Embassy REIT or industry results, to differ
materially from the results, financial condition, performance or achievements expressed or implied by such forward-looking statements. Given these risks, uncertainties and other

factors, recipients of this press release are cautioned not to place undue reliance on these forward-looking statements. The Manager disclaims any obligation to update these forward-

looking statements to reflect future events or developments. In addition to statements which are forward looking by reason of context, the words 6 ma § @ i,6Islhéo,a & ® p ebcptl sabn,s 6 ,
6int dmchs d co Ipalt iedsadxetsioMmaptr & sid pcottsedbnd d ar t@ndsimdadexpressions identify forward-looking statements.

This press release also contains certain financial measures which are not measures determined based on GAAP, Ind-AS or any other internationally accepted accounting principles,
and the recipient should not consider such items as an alternative to the historical financial results or other indicators of the Embassy REIT's cash flow based on Ind-AS or IFRS.
These non-GAAP financial measures, as defined by the Manager, may not be comparable to similarly titled measures as presented by other REITs due to differences in the way non-
GAAP financial measures are calculated. Even though the non-GAAP financial measures are used by management to assess the Embassy REIT's financial position, financial results
and liquidity and these types of measures are commonly used by investors, they have important limitations as analytical tools, and you should not consider them in isolation or as
substitutes for analysis of the Embassy REIT's financial position or results of operations as reported under Ind-AS.

Investors should also take note that Embassy REIT was listed on April 1, 2019 and the Embassy REIT assets were acquired between March 22, 2019 to March 25, 2019. Accordingly,
the comparative quarterly financial information has been prepared by comparing unaudited combined financial statements for the quarter ended December 31, 2018 and audited
combined financial statements for the nine months ended December 31, 2018 (assuming that the Embassy REIT held the REIT assets in its present form during quarter and nine
months ended December 31, 2018) as against unaudited condensed consolidated financial statements for the quarter and nine months ended December 31, 2019.

About Embassy REIT

Embassy Office Parks is | n d ifirat@msd only listed REIT. The REIT comprises 24.8 msf of completed and operational commercial properties across India. With
approximately 8.5 msf of on-campus development in the pipeline, the total portfolio spans 33.3 msf across seven Grade A office parks and four city-center office
buildings in | n d ibestdpserforming office markets of Bengaluru, Mumbai, Pune and the National Capital Region (NCR). The portfolio is home to over 160 blue chip
corporate occupiers, and comprises 75 buildings with strategic amenities, including two completed hotels, two under-construction hotels, and a 100MW/(AC) solar
park that supplies renewable energy to park tenants.
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I. Key Highlights

EMBASSY

BUSineSS nghllghts EMBASSY OFFICE PARKS

Strong business performance in 3Q FY2020 driven by robust leasing and early delivery of on-campus

development. Add-on acquisition of ¢.0.6 msf at 9.25% yield to be DPU accretive upon stabilization

o 95.1% occupancy as at D e &99an increase of 220 bps (vs. D e £8) and 40 bps (vs.S e H9)
Leasing o ¢.527k® sf new lease-up during 3Q FY2020 with a strong forward pipeline of ¢.500k sf

a c.1.7 msf cumulative new lease-up YTD with ¢.56% mark-to-market spread on c.1.1 msf re-leases

o ¢.1.4@ msf on-campus office development delivered 2-3 quarters ahead of schedule
44%) already pre-committed, including to global fortune corporations

Development i .

o c.2.6 msf on-campus office development launched, to drive next phase of growth

Across Bengaluru, Pune and NCR cities, projects under excavation and pre-construction stages

o Acquisition of ¢.0.6 msf leasable area at 9.25% yield upon completion in 4Q FY2023
Located within overall Embassy Manyata campus
Growth Initiatives Expected to be DPU accretive upon stabilization
o ROFO invitation to offer for Embassy TechVillage asset received in N o $98rom Embassy Sponsor

Opportunity currently under evaluation as per framework

o  GOP margin and RevPAR for Hilton at Embassy Golflinks up 500 bps and 600 bps respectively YoY

o Occupancy of Four Seasons during 3Q FY2020 at 26%, up from 10% in 2Q FY2020

AEEEAVERELENERIS o Infrastructure and amenity upgrade initiatives across portfolio

Under construction 619 key Hilton hotels at Emba

Flyover and master-plan upgrade initiatives underway at Embassy Manyata

Notes:

(1)  Includes leases signed during the quarter ended December 31, 2019 for Embassy Manyata NXT Blocks (0.8 msf) which was deliveredin Dec 619 and received occupancy certific ale on Janu
(20 Delivered in Decd19, occupancy certificate received post quarter ended Dec619

(3)  Excluding c.183k sf growth options at Embassy Manyata NXT and Embassy Oxygen. Factoring these growth options, area pre-commitedwoul d be 58 %. These options are exercisable at var
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Financial Highlights for 3Q FY2020 sy opFce paRKs

Revenue from Operations and NOI for 3Q FY2020 up 14% and 16% respectively YoY

3Q FY2020 3Q FY2019
o

a Contracted lease escalations on ¢.6.1 msf

Revenue o Lease-up of ¢.1.8 msf vacancy across Embassy Manyata,
from 5, 459 4, 7 7 BB FIFC, Embassy 247, Embassy Techzone & others;
Operations a  Revenue from hotels including Four Seasons Hotel
launched in Ma Y9
a  NOI increase largely in-line with increase in Revenue from
NOI 4,6393, 98 Operations; and
. o Decrease in expenses due to cost saving initiatives at
0 0 0
Margin (%)  85% 83% Embassy Manyata
a Increase in NOI; and
EBITDA 4, 4623, 69 _ _ _ _
o One-off items® in previous period FY2019
Margin (%) 8204 77% Adjusted for these one-off items, EBITDA margin for 3Q

FY2019 was 81% vs. 82% in 3Q FY2020

Distribution 4, 7077
Stiloline ' 0 o  Distribution of 4,707 mn or 6.10 per unit for 3Q FY2020

representing payout ratio of 99.9% of NDCF at REIT level

Payout ratio 99.9% |

Notes: Above results exclude Revenue, NOI and EBITDA from Embassy Golflinks since Embassy REIT owns 50% economic interestin GLSP. Emb as sy Gol f | i nORSsmnarel EBTDA is 80%mn for 3Q FY2020

Figures for 3Q FY2020 are basis reviewed consolidated financials 7
Figures for 3Q FY2019 are basis unaudited combined financials and may not be comparable. For further details refer notes on slide 50

(1)  One-off items relate to FY2019 (pre-listing period) and comprise of impairment charge and certain interest income on inter-corporate deposits
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Financial Highlights for YTD FY2020

EMBASSY
EMBASSY OFFICE PARKS

Revenue from Operations and NOI for YTD FY2020 up 16% and 17% respectively YoY

YTD FY2020 YTD FY2019 Remarks
(mn) (mn) Variance %

a  Contracted lease escalations on ¢.7.7 msf
Revenue o Lease-up of c.2.4 msf sf vacancy across Embassy Manyata,
from 16, 01 & 3, 7 Bl FIFC, Embassy 247, Embassy Techzone & others
Operations o Revenue from hotels including Four Seasons Hotel
launched in Ma 239
NOI 13,5511, 5 _ o o _
a  NOI increase in-line with increase in Revenue from
. Operations
Margin (%) 85% 84%
EBITDA 13,02%1, 3 o One-off items® in previous period FY2019
Adjusted for these one-off items, EBITDA margin for
Margin (%) 81% 83% YTD FY2019 was the same at 81%
Distribution 13, 50%4 o Cumulative distribution of 13,504 mn or 17.5 per unit for
YTD FY2020 representing payout ratio of 99.7% of NDCF at
. . REIT level
Payout ratio 99.7% |
Notes: Above results exclude Revenue, NOI and EBITDA from Embassy Golflinks since Embassy REIT owns 50% economic interestin GLSP. Emb as sy Gol f | i n2k8 mn and EBITDA is 2459 mn for YTD FY2020

Figures for YTD FY2020 are basis reviewed consolidated financials

Figures for YTD FY2019 are basis audited combined financials and may not be comparable. For further details refer notes on slide 50
(1) One-off items relate to FY2019 (pre-listing period) and comprise of impairment charge and certain interest income on inter-corporate deposits
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EMBASSY

Distribution Overview EMBASSY OFFICE PARKS

Distribution for 3Q FY2020 stood at 4,707 mn i.e. 6.1 per unit with scheduled payment date on or
before February 29, 2020

Particulars Distribution for 3Q FY2020 YTD Distributions

I
Distribution period Oct'"19 1 Dec'll9 Apr' 19 1 Dec'

Distribution amount 4, 707 mn 13,504 mn

Record date February 24, 2020

I
I
I
I
I
Outstanding units 771,665,343 : 771,665,343
I
Distribution per unit 6. 10 : 17.50
I
. I .
- Interest 12.50 : 17.50
I
- Amortization of SPV level debt 13.60 : 19.86
I
- Dividend - } i0.14
I
I
Ex-date February 14, 2020 I -
I
I
I
I
I
I

Payment date On or before February 29, 2020




Embassy Techzone, Pune



30Q FY2020 Investor Materials
II. Overview é
Who We Are: Quick Facts 15455 OFFICE PARKS

We run a commercial office portfolio that serves as essential corporate infrastructure to multinational

occupiers

33.3 msf® 160+ 95.1%
| | |
Portfolio Blue-chip Occupancy
tenants
11 1,096(1) 100 MW ’)NCR (9%)
I |
Commercial Hotel Keys Solar Park
Offices
30% 45% 6.9 Years )Mumbai (16%)
| |
Mark-to-Market Gross Rents WALE \Pune (14%)
Upside from Fortune '
500 Clients »_/

\ Bengaluru (61%)
16,016 mld, 504 mM2%

| |
YTD FY2020 YTD FY2020 Net Debt to
Revenue from Distributions TEV
Operations
Notes: City wise split by % of GAV per Septo19 val ua-anhually. Forfurtherneladspefenribteson slidedd uer . Val uati on exercise undeiiaken s emi

(1)  Includes completed, under construction & proposed future development
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Seven Infrastructure-like Office Parks (31 msf)® EH12A55Y OFFICE PARKS

Embassy Manyata Embassy Quadron
Bengaluru (14.8 msf) Pune (1.9 msf)

EE
= IL[E
mmuiﬁ!l!!

Embassy Golflinks
Bengaluru (2.7 msf)

Embassy Oxygen Embassy Galaxy Embassy Qubix
Noida (3.3 msf) Noida (1.4 msf) : Pune (1.5 msf)

Note: 12

(1)  Includes completed, under construction & proposed future development
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EMBASSY

Four Prime City-center Offices (2.3 msf) EHBAS5Y OFFICE PARKS

Express Towers FIFC
Mumbai (0.5 msf) Mumbai (0.4 msf)

Embassy 247 Embassy One
Mumbai (1.2 msf) Bengaluru (0.3 msf)

13



