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Message from the Managing Director

Dear Shareholders,

Q3 FY26 marked a strong operational and commercial quarter for the Company. We achieved 1,392 INR Cr of pre-sales, representing a 240% increase over Q2 FY26. Our two new residential
launches during the quarter—Embassy Greenshore and Embassy Eden—witnessed strong pre-sales momentum, with Embassy Eden achieving higher-than-expected pricing realisations.

We are on track for four new launches in Q4, which would result in a total FY26 GDV of launched projects exceeding ~19,000 INR Cr. Combined with existing unsold inventory across ongoing
projects, we remain optimistic about achieving our FY26 Presales guidance of 5,000 INR Cr. The team is highly motivated and fully aligned to deliver on this target over the coming months.
Five additional launches—two each in Bengaluru and NCR and our ultra-luxury Juhu project—have been deferred to the next fiscal year.

In addition, we launched our commercial project - Embassy East Business Park during Q3. The first phase comprises 2.7 million square feet and represents the large-scale, institutional-
grade commercial assets that Embassy is best known for. As we move forward, we remain keen to increase the contribution of commercial assets to the EDL portfolio.

We have now entered an important phase of the business cycle, with most of our planned FY26 projects having received RERA approvals. Achieving RERA approvals remains the most time-
intensive and complex aspect of real-estate development, requiring deep engagement across design, planning, and regulatory processes. Significant thought and effort have gone into
getting our product positioning right. With this phase largely behind us, our focus has now shifted decisively towards driving sales momentum and executing efficiently on the ground.

During the quarter, we also undertook a rebranding of the Embassy Group, including the logo, which will be reflected across all Embassy Group entities, including Embassy Developments. This
was a deliberate and carefully considered exercise, marking a new chapter for the Embassy Developments and reinforcing our positioning as a premium brand as we enter the Mumbai
market. In line with this, we launched our Mumbai arrival campaign. While we recognise that building brand equity in a new market takes time, we are confident that, over the coming quarters,
Mumbai homebuyers will increasingly experience the values, quality, and execution standards that the Embassy brand stands for.

While the quarter saw strong operational performance, this has not yet been fully reflected in EDL’s financial statements. Consolidated EBITDA for the quarter stood at negative 101 INR Cr,
primarily due to the higher cost of goods sold on two legacy projects from the erstwhile Indiabulls Real Estate portfolio (Vizag and Thane Phase 1), as well as advance CAM payments being
borne by EDL, which are expected to taper over the course of this calendar year. We remain confident that the Company’s new launches are being executed with high net surplus margins,
which should translate into improved and healthy EBITDA margins over time.

In December, the Company received some unexpected developments when it was admitted into NCLT in relation to an insolvency matter dating back to 2011 from the erstwhile Indiabulls Real
Estate entity. The Company has since obtained a stay from NCLAT, as we believe the admission was not warranted on merits. The next hearing is scheduled for 19 February, and we remain
confident in the strength of our case. Following the initial CIRP admission disclosure, EDL's shares were placed under the ASM Framework by the National Stock Exchange as part of routine
market surveillance. | would like to assure investors that the Company has adequate financial capacity to address the matter, and we do not expect any impact on business continuity or
long-term value creation.

We enter Q4 with a clear focus on accelerating pre-sales momentum and establishing Embassy Developments as a credible and differentiated brand in the Mumbai market.

Best Wishes,



Key Update on Insolvency proceeding

Current Status

The Company has filed an appeal against the NCLT order dated 9 December 2025 admitting into Corporate Insolvency Resolution Process (CIRP).

The Hon'ble National Company Law Appellate Tribunal (NCLAT), by order dated 11 December 2025, has granted an unconditional stay of the NCLT order. Accordingly, no CIRP is currently in
effect, and the Company is not presently subject to any insolvency resolution process. Pleadings have been completed and the matter is listed for final arguments on 19 February 2026.

The Company remains fully operational, and the matter has no impact on day-to-day operations, project execution, customer servicing, employee obligations, or routine business activities.

Background

The matter traces back to facilities availed by Sinnar Thermal Power Limited (STPL) in 2011, a power generation entity that was historically part of the erstwhileindiabulls group.

In FY 201011, a court-approved demerger reorganised the group’s businesses, pursuant to which the power business was separated from the real estate business. Following the demerger,
STPL has been part of the Rattan India Group since 2011. Canara Bank (as successor to Syndicate Bank) has initiated proceedings against the Company alleging liability for repayment of loans
of 372 INR Cr under an erstwhile corporate guarantee framework and filed a Section 7 application under the Insolvency and Bankruptcy Code, 2016 (IBC).

Company's Position

Without prejudice to its rights and contentions, and based on management's assessment and legal advice, the Company’s principal positions include the following:

1. The corporate guarantee dated 30 June 2010 relied upon by Canara Bank relates to an equity infusion undertaking linked to STPL's financing arrangements. In parallel proceedings
involving Rattan India Enterprises Limited, the NCLT has held that equity infusion obligations do not constitute “debt” for the purposes of invoking Section 7, and the Company believes
similar reasoning ought to apply in its case.

2. Subsequent to the demerger and separation of businesses in 201], the guarantee framework was restructured/substituted. Under the new corporate guarantee dated 11 January 2011, any
continuing obligation on the erstwhile Indiabulls group for equity infusion (if any) is limited, contingent and secondary in nature, and would arise only if the Rattan India Group fails to
make the required equity infusion

3. As per the audited financials of STPL, against a required equity infusion of 2,454 INR Cr, the Rattan India Group has brought in equity infusion of 3,026 INR Cr. Accordingly, the Company’s
position, no obligation survives for equity infusion under the 2010/2011 corporate guarantee framework.

4. Thelenders case also relies on actions/claims during the COVID period, including a notice of invocation dated 30th September 2020. To the extent the alleged default is treated as arising
during the Covid Period, initiation of CIRP is barred under Section 10A of the IBC.

ASM Framework

The Stock Exchanges have placed the Company’s shares under the Advance Surveillance Measure (ASM) Framework — Stage 0, resulting in trade-to-trade & delivery-based settlement (BE
segment), 5% price band and a 100% margin requirement. The ASM tagging, citing the IBC/CIRP matter, has created confusion among market participants and coupled with the 100% funding
requirement and certain brokers’ internal RMS guidelines, has adversely impacted fresh buying in Company’s shares. The Company has made representations to the Stock Exchanges and
explored all available avenues; however, the Company’s shares continue to remain under the ASM framework.

While this has been unexpected and unforeseen, Management does not expect any financial impact on EDL’s balance sheet or business operations.



EDL | Snapshot

8 Cities 40+
Presence Projects(l)
~30 msf ~7.4 msf
Residential Commercial

(Retail + Office)

~53.1kKINR Cr ~44 .4k INR Cr
Total GDV(®) Residential GDV®
~1.5k INR Cr ~10.3kINRCr
9M FY2026 9M FY2026
TotalIncome Total Equity

(1) Successive phased launches in a project counted as separate projects

(2) Management estimates, includes all owned, JDA & DM projects & excludes all landbanks and Embassy Knowledge Park Commercial

(3) Excludes shareholders’ debt of INRI.06k Cr

38+ msf

Portfolio

(Saleable + Leasable)

3,116 Acres

Land Bank
(excl. Projects)

~8.7KINR Cr

Commercial GDV®@

~3.0kINR Cr

9M FY2026
Net Debt(®)

S50

NCR @

O

L)
iy
20

0.3

Vadodara ‘

> O
‘ars

Geographical Footprint | Area (msf)

Jodhpur

—o Indore
V)

® Vizag

® Chennai




47- D~
7 <
S
&
y SN
[ S A

- OPERATIONAL UPDATE — Q3 FY2026 I



Key Highlights

1,392 INR Cr in Q3FY26 vs 409 INR Cr in Q2FY26, up 240% on a QoQ basis. Cumulative 9MFY26 Pre Sales stood at 1,999 INR Cr vs 1,367 INR
Cr for 9MFY25 with a YoY growth of 46%.

1,192k Sq Ft in Q3FY26, vs 407k Sq Ft in Q2FY26 with a QoQ growth of 193%. Area Sold for 9M FY26 stood at 1,805k Sq Ft vs 1,324k Sq
Ft in OMFY25, YoY growth 36%

414 INR Cr in Q3FY26 collected vs 359 INR Cr in Q2FY26 , QoQ growth 15%. Cumulative 9MFY26 Collections is 1,096 INR Cr vs 1,445 INR
Cr for OMFY25, YoY dip of -24%

401 INR Cr spent in Q3FY26; spends to collections at ~97%. Spend for 9MFY26 is 868 INR Cr; spends to collections ~79%

OC Received for 239 apartments at Serene Amara, a senior living project being developed through a joint venture with Columbia
Pacific Communities in Bengaluru.

« Embassy Greenshore, Bengaluru, launched with a GDV of ~1,600 INR Cr and presales achieved is 804 INR Cr in Q3FY26

« Embassy Eden, Bengaluru, launched with a GDV of ~1,800 INR Cr and presales achieved is 286 INR Cr in Q3FY26

+ Embassy Citadel, Mumbai, received RERA approval in December 2025 - project slated for launch in Q4FY26, located in the prime micro
market of Worli, with an estimated GDV of over ~8,800 INR Cr

+ Embassy Verde 2, Bengaluru, received RERA approval in November 2025 — project is planned for launch in Q4FY26, located within the
expansive ~300 Acre Embassy Springs township at an estimated GDV of ~700 INR Cr

~28.2k INR Cr estimated project surplus across all Ongoing, Upcoming, Planned and DM Projects fees with net operational
Cash Margin (3) of ~47.5%

~3.7k INR Cr, 0.36x Debt to Equity with total equity of ~10.3k INR Cr

~3.0kINRCr, 0.29x Net Debt to Equity. Cash and cash equivalent stood at ~670 INR Cr

(1) Construction spends include spends towards OC Received, Ongoing and Upcoming Projects

(2) Management estimates, refers to project level gross realizable value after construction & approvals cost Includes all the projects & DM fees and excludes all landbanks and Embassy Knowledge Park commercial

(3) Refers to Project Surplus (excluding DM Projects fees) reduced by selling expenses & corporate overheads excluding intere st cost. Proforma workings based on management estimates as of Q1FY2026, subject to market conditions
(4) Excludes shareholders’ debt of 1.06k INR Cr



Business Highlights

For the quarter ended 31t December 2025

Pre-Sales (INR Cr) Collections (INR Cr) Area Sold (‘000 Sq Ft)
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107% 240% 11% 15% 98% 193%
9 Months FY 2026, ended 315t December 2025
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YoY number represents the combined performance of Equinox India Developments Limited, (formerly Indiabulls Real Estate Limited) and NAM Estates for the corres ponding period, presented purely for comparative purpose



Q3FY26 Business Performance

Area Sold ('000) Pre Sales (INR Cr) Collections (INRCr) Construction Spends (INRCr)
Embassy Lake Terraces, Bengaluru 24 59 30 4
Embassy One, Bengaluru = = = 37
Embassy East Avenue, Bengaluru M 0 100 18
Plots @ Embassy Springs(), Bengaluru 53 38 28 4
Serene Amara @ Embassy Springs, Bengaluru 10 8 22 12
Edge @ Embassy Springs, Bengaluru 42 30 1 21
Verde @ Embassy Springs, Bengaluru 15 6 43 61
Paradiso @ Embassy Springs, Bengaluru 2] 17 9 2
Embassy Greenshore 816 804 69 3
Embassy Eden, Bengaluru 99 286 9 7
Sierrq, Vizag 56 24 14 4
Golf City, Savroli, Phase 1 8 6 2 4
Golf City, Savroli, Phase 2 1 0 - 8
Embassy One, Thane, Phase 1 = = 5 =
Embassy One, Thane, Phase 2 17 61 18 13
Park, Panvel 5 31 32 50
Embassy Citadel, Worli - - - 82
Others 25 1 28 7
Total 1,192 1,392 414 401

(1) Formerly represented as Garden plots @ Embassy Springs, Bengaluru
Performance includes token receipts in the previous quarters converted in the current quarter



OMFY26 Business Performance

Projects

Embassy Lake Terraces, Bengaluru
Embassy One, Bengaluru

Embassy East Avenue, Bengaluru
Plots @ Embassy Springs(), Bengaluru
Serene Amara @ Embassy Springs, Bengaluru
Edge @ Embassy Springs, Bengaluru
Verde @ Embassy Springs, Bengaluru
Paradiso @ Embassy Springs, Bengaluru
Embassy Greenshore

Embassy Eden, Bengaluru

Sierra, Vizag

Golf City, Savroli, Phase 1

Golf City, Savroli, Phase 2

Embassy Sky Forest

Embassy One, Thane, Phase 1
Embassy One, Thane, Phase 2

Park, Panvel

Embassy Citadel, Worli

Others

Total

(1) Formerly represented as Garden plots @ Embassy Springs, Bengaluru

Area Sold ('000)

88
1
62
35
97
172
199
816
99
73

51
75

22

1,805

Pre Sales (INR Cr) Collections (INRCr) Construction Spends (INRCr)
124 148 15
- - 8l

1 232 50

47 8l 10
29 51 24
92 19 69
150 141 83
200 29 4
804 69 8
286 9 7
37 25 14
6 4 42

0 - 8

18 10 13

- 15 -
100 33 26
72 52 86
- - 154
32 76 152
1,999 1,096 868
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EDL | Outlook | FY 2026 — FY 2028

New Launches()
Next 3 Years
~41kINRCr ~19.5k INR Cr
GDV Cost to Complete
~21.5k INRCr
Net Surplus

(1) Based on management estimates as of QI FY 2026 & excludes current fiscal year FY2026 new business developments (including all owned, JDA & DM projects)

Pre-Sales & Collections ()

Next 3 Years FY2026
~21k INR Cr ~5KkINRCr
Pre-Sales Pre-Sales
(Existing + New) (Existing + New)
~14k INRCr ~2.2kINRCr
Collections Collections
(Existing + New) (Existing + New)



Launched Projects

Project
OC Received Projects
Embassy Grove

Embassy Lake Terraces
Plots @ Embassy Springs(
Golf City, Savroli, Phase 1
Mega Mall

One Indiabulls

Sierra

Embassy One

Others

Subtotal

Location

Bengaluru
Bengaluru
Bengaluru
MMR
Jodhpur
Vadodara
Vizag
Bengaluru
Others

Category

Residential
Residential
Residential
Residential
Commercial
Commercial
Residential
Residential
Residential

Unsold Inventory (INR Cr)

24
121
18
127
12

18
l
30

Sold Receivables (INRCr)

98%
97%
98%

N%
56%
33%
94%
87%

>99%

Ongoing Projects

Edge @ Embassy Springs
Embassy East Avenue
Embassy One, Thane, Phase 2
Golf City, Savroli, Phase 2
One 09, Gurugram, Phase 1
Paradiso @ Embassy Springs
Park, Panvel

Serene Amara @ Embassy Springs
Verde @ Embassy Springs
Embassy Greenshore
Embassy Eden

Subtotal

Total

Bengaluru
Bengaluru
MMR
MMR
NCR
Bengaluru
MMR

Bengaluru
Bengaluru
Bengaluru

Bengaluru

(1) Formerly represented as Garden plots @ Embassy Springs, Bengaluru

Unsold Inventory is based on management estimates

Residential
Residential
Residential
Residential
Commercial
Residential
Residential

Residential
Residential
Residential
Residential

776
1,532

3,962

4,506

246
294
154

151

72%
94%
54%

17%

100%
100%

77%
92%
90%
53%

13%



FY26 New Launches

Project

Paradiso @ Embassy Springso
Embassy Greenshoreo

Embassy Edeno

Embassy East Business Park — Phase 1o
Embassy Citadel

Embassy Serenity

Verde Phase 2 @ Embassy Springs
Embassy One

Embassy Knowledge Park — Villas
SCO 103, Gurugram

One 09, Gurugram — Phase 2

Subtotal - Owned Projects

Embassy Bayview
Embassy Sky Terraces

Subtotal - DM Projects

-
o
-~
=

(1) Projects launched are considered as "Ongoing"” in subsequent slides
Management estimates, GDV rounded to nearest 00”
For MMR Project, Saleable Area refers to RERA Carpet Area

Location Category
Bengaluru Residential
Bengaluru Residential
Bengaluru Residential
Bengaluru Commercial

Worli, Mumbai Residential
Alibaug, MMR Residential
Bengaluru Residential
Bengaluru Residential
Bengaluru Residential
Gurugram Commercial
Gurugram Commercial
Juhu, Mumbai Residential
Bengaluru Residential

Saleable Area
(msf)

0.2
1.6

0.7

2.7

1.0
0.3
0.7
0.4

1.7

0.1
0.6

10.0

0.3
1.5
1.8

1.8

GDV (INRCr)

200
1,600
1,800
3,100

8,800

700
1,200
3,000
300

1,100

22,200

3,100
2,600

5,700

27,900

Target Launch

Upcoming
Upcoming
Upcoming

Upcoming

Upcoming

Q4

Status

RERA approval awaited
Design approval in process
Design approval in process

Approvals in process

Design approval submitted

RERA approval awaited



EDL Q3 LAUNCHES
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Embassy Greenshore

Project Highlights
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! AREA: LOCATION: TYPE:
;I ~1.5M Sq. Ft. North Bengaluru Apartment
i’/
’I
]
q
-
‘l

GDV: PROJECT SURPLUS(); UNITS ;

-

l ~]1.6K INR Cr ~46% 481 sold out of 878

(1) Based on management estimates
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Embassy Eden

Project Highlights

AREA: LOCATION:
0.7M Sq. Ft. North Bengaluru

GDV: PROJECT SURPLUS():
~1.8K INR Cr ~65%

(1) Based on management estimates

TYPE:
Villas

(Launched on an
invite basis only)

UNITS:

95 Villas
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Embassy East
Business Park

Project Highlights

LAND AREA: LOCATION:
35 acres East Bengaluru
(Total Park)
GDV: PROJECT SURPLUS():
~3.KINR Cr ~53%

(1) Based on management estimates

TYPE:

Commercial

LEASEABLE AREA:

Phase1:2.7MIn Sq. Ft.

20



Planned Future Developments

Project Location Category Saleable Area (msf)() GDbV (INRCr)®
Embassy Hub Bengaluru Residential 1.3 1,800
Embassy Knowledge Park — Apartments Bengaluru Residential 3.9 900
Embassy Tech Valley Bengaluru Residential 5.8 8,200
Embassy Whitefield Bengaluru Residential 1.1 1,100
Front Parcel @ Embassy Springs Bengaluru Residential 1.3 1,300
Plots @ Embassy Springs Bengaluru Residential 0.2 200
Verde Phase 3 @ Embassy Springs Bengaluru Residential 1.6 1,500
Embassy East Business Park — Phase 2 Bengaluru Commercial 2.8 3,600
Embassy Knowledge Park(? Bengaluru Commercial 5.1 -
Embassy Residency Chennai Residential 1.5 1,200
Arivali, Panvel MMR Commercial 0.8 700
Embassy One, Thane —Phase 3 MMR Residential 0.7 1,100
Golf City, Savroli — Plotted MMR Residential 2.2 1,200
Centrum, Indore Indore Residential 2.1 1,400

Total

(1) Management estimates
(2) under evaluation stage



Project Surplus

Estimated margin for Ongoing and Future projected based on target realization and construction spends over

the lifecycle of the project m Total

100,000

53,106

50,000 28,232
Pending Construction Cost Project Surplus

Inventory Sold Receivable
(50,000) (23,749)
Particulars Inventory (INRCr) Sold Receivable (INRCr) Pending Construction Cost (INRCr) Project Surplus() (INR Cr)
OC Received + Ongoing Projects 4,506 4,005 4,250 4,262
Upcoming Projects 18,700 - 6,892 11,808
Planned Projects 24,200 - 12,608 11,592
DM Projects 5,700 570

Total 53,106 4,005 23,749 28,232

(1) Management estimates, includes all owned, JDA & DM projects & excludes all landbanks including Embassy Knowledge Park Commercial. Project / Net surplus refers to gross realizable value after construction & approvals costs



Land Bank

Our fully paid land banks of 3,116 acres represent a significant asset, positioning us for substantial future growth and offering strategic flexibility.

Total of 3,116 acres, one of the largest amongst
listed players

Attractive parcels in Panvel near upcoming
Navi-Mumbai airport

Provides an option to monetize certain land
banks and unlock capital to enhance our
presence at strategic locations in core

markets

Region: North

Land Area (Acres): 516

Region: West

Land Area (Acres): 2,422
Region: South

Land Area (Acres): 178

23



FINANCIAL PERFORMANCE — Q3 FY2026



Cash Flow | Abstract (Consolidated)

Particulars Q3 FY 26 (INRCr) 9MFY 26 (INRCr)

Opening cash and bank balance 1,002 414
Net Operating cash flows (442) (174)
Net Investing cash flows 18 13
Net Financing cash flows 92 412
Consolidation adjustment - 5

Closing cash and bank balance 670 670

Unaudited numbers



Profit & Loss | Abstract (Consolidated)

Particulars Q3FY26 (INRCr) 9M FY26 (INR Cr)

Revenue from operations 212 1,386
Add: Interest and other income 52 109
Total Income 264 1,495

Less: Construction costs + Other costs inventorised

(including IDC) 223 1241
Gross Profit [A] 41 254
Less: Employee costs 64 187
Less: Other expenses 77 174
Total Expenses [B] 141 361

EBIDTA [A-B] (101) (107)

Unaudited numbers



Capitalization & Float

Among top 15 listed developers by market capitalization with revised equity base of ~139 Cr shares. Promoter holding at 42.65 %, with top 7
holders constitute another ~25%.

Shareholding as of Dec 31, 2025 Top 5 Investors

Category Investors %
FDI Blackstone Real Estate Funds  10.61%
FDI Florence Investments 5.99%
Promoters: 42.7%
Dlls: 3.4% FlI Baillie Gifford & Co. 3.37%
Flls: 25.3%
Individuals: 21.8% o
Corporates & Others: 6.9% DIl Quant Mutual Fund 2.59%
LTD Micro Labs Limited 1.29%

B Promoters M Dlls m Flils M Individuals m Corporates & Others
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THANK YOU

embassyindia.com | ir@embassyindiacom | +9122 6572 2233

One World Center, Tower 2A, 4th floor, Senapati Bapat Marg, Mumbai — 400013

Embassy One — Pinnacle, 14th floor, Bellary Road, Dena Bank Colony, Bengaluru Karnataka — 560032
WeWork, Blue One Square, 15t floor, Office No 01-1001, Udyog Vihar Phase 4 Rd, Gurugram, Haryana — 122016
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Our Credentials

Partnerships with

Lounc.hed .Indlo’s First Private Equity & Global
Publicly Listed REIT ‘ Institutions

30+ Years of ‘ 75+ Million Sq. Ft. ‘ Presence in ‘
Excellence in Real Delivered & 22 cities PANIndia
Estate ‘ Managed ‘ Across Businesses ‘



Our Businesses

o] Commercial

oo

offoef  Completed
oj| oo

54+M Sq. Ft.
. Energy
: on Operational Plant
100 MW
= Phase |l

100 MW In Progress

NextLevel
& Experiences
*
* 1500+ Corporate

Events & Celebrations

i

Residential

o)
Completed
21+M Sq. Ft.

Managed

Hospitality (f::tﬂ
Operational Keys =7
1,967

Keys Signed 5,859

Leisure

5 Concept
Restaurants

At Four Locations

WeWork g Embassy
India Services
100k+ Desks ' Aum 130m Sq. Ft. %
68 Centres
Embark Emb?ssy

) Interiors
India’s Only .
Integrated Bespoke Interior ..
GCC Platform Design Services —
Equestrian Community
Center ~Yj Outreach
India’s Premier |',l§ 10,000+ Students (o] |
Equestrian Facility Supported In 25 Schools &

13Anganwadis

Hospitality

Completed 1,096 Keys
Ongoing 518 Keys

Education

Stonenhill International
School IB Curriculum

Embassy
Academy-CBSE
Curriculum

Industrial &
Warehousing

Exited In 2021

6 Cities Completed
3.2m Sq. Ft.
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Community Outreach | Overview

Build a sustainable eco-system and actively contribute to the social, economic and environmental development of the communitiesin which

we operate.

Pillars

EDUCATION &
HEALTH

EMPOWER students of
government schools with the
skills for self-development
and future employability
through holistic health and
innovative learning programs

SUSTAINABLE
INFRASTRUCTURE

Drive positive change by
providing infrastructure-
based solutions to ENHANCE
basic amenities in and
around Embassy
communities and adopted
Government schools

COMMUNITY
ENGAGEMENT

Champion initiatives through
collaborative projects that
ENGAGE corporate clients,

employees, residents,
government and external
stakeholders for renewed
impact

@

® j\J @
\Ram (ﬂ'-
e

CORPORATE
CONNECT

Champion collective action
to ENGAGE and EMPOWER a
larger number of
beneficiaries
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Community Outreach Impact \

Education & Community

10,000 3

Students supported in Educators

25 schoals, 13 empowered
anganwadis

Infrastructure

15 20

Classrooms Toilets
built

Environment

5, 240 4,] 0,672 kgs

Waste Totalwaste
generators collected

390

Scholarships
awarded

04

School projects
under
construction

96%

Segregation
level

995

Students supported
through career
guidance

28

Government schools
receive daily
maintenance

32

Students in two
Threads of Life
centres

}




Community Outreach Impa

Preventive Health

28 15 25 282

Schools receive Solar units RO units Repairs and

deep cleaning. Hand wash serviced serviced upgrades

campaigns have been conducted
carried out

Corporate Connect

T —

06 03 08 160+

Embassy CSR Employees
Engage series projects engaged
supported

Partnered
corporates
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Notes & Glossary

Notes:

» Allfiguresin this presentation are as of December 31, 2025, unless otherwise stated

Figures has been rounded off to nearest single decimal / integer for ease of presentation

Area (msf) represents unsold residential saleable area including commercial area sold on strata sale basis / leasable commercial area unless otherwise stated

The Honble National Company Law Appellate Tribunal, New Delhi Bench, ("NCLAT") on January 7, 2025 approved the scheme of amalgamation of Nam Estates Private Limited ("NAM®) and Embassy One Commercial Property

Developments Private Limited ("EOCPDPL’) with EDL and their respective shareholders and creditors ("Scheme”) pursuant to sec 230 to 232 of the companies Act, 2013 and other applicable provisions of the Act, read with Companies

(Compromises, Arrangements and Amalgamations) Rules, 2016. Pursuant to the NCLAT Order, EDL and Nam have filed the certified true copy of the court order with the respective jurisdictional Registrar of Companies on January

24,2025 thereby giving effect to the scheme (‘Effective date”).

» Following the merger, the existing shareholders of NAM—namely JV Holding Private Limited (“JVHPL") and its subsidiaries—became the largest shareholders of the Company and were classified as the Promoter/Promoter Group.
The transaction has been treated as a reverse acquisition under Ind AS 103, with NAM designated as the accounting acquirer (and legal acquiree) and EDL as the accounting acquiree (and legal acquirer), since control of the
combined entity vested with the incoming Promoter/Promoter Group upon the Scheme becoming effective. As required under Ind AS 103, a fair value assessment was carried out for the inventory and investment property of the
combined entity. The combined entity carries inventory of INR120,998 million and investment property of INR32,874 million as at March 31, 2025.Given the fair valuation undertaken for aforesaid assets, the accounting profit margins
in the consolidated P&L are reported lesser to the extent of difference between costincurred and fair value. However, the cashflow on aforesaid assets are not being negatively impacted.

» The Consolidated unaudited financial results issued under the name of EDL (legal acquirer) represents the continuation of the financial results of NAM (accounting acquirer) except for capital structure and reflects the assets and
liabilities of NAM along with its 20 subsidiaries/JV measured at their pre-combination carrying value and acquisition date fair value of identified assets and liabilities taken over with respect to EDL along with its 174 subsidiaries. In
the view of the above reverse merger accounting treatment, the Financial results for the quarter and year ended March 31, 2025 comprises of the results of two months operation of EDL and its subsidiaries and twelve months
operation of NAM and its subsidiaries and joint ventures. Hence the financial results for the quarter ended June 30,2025, quarter ended March 31,2025 and quarter ended June 30,2024 are not comparable.

vvyy

Key Terms and Definitions:

1. INR / INR - Indian Rupees, the legal currency of the Republic of India 30. MIDC - Maharashtra Industrial Development Corporation
2. Area Delivered — The category of “completed” projects including residential or commercial projects where 3. MW - Mega Watt
occupancy certificates have been received from the competent authority for significant majority of units with 32.  NCLT - National Company Law Tribunal

respect to towers or buildings in the project and the process of handover of such units has commenced 33. NCR - National Capital Region, comprising satellite cities of Delhi including Gurgaon, Noida, Sonepat etc.
3 AUM- Asset under maintenance 34. Near Completion Projects — Developmentin the last mile of finishing, OC for which is expected within 12 months
4. BLR — Bengaluru 35. Net Debt - Total external borrowings excluding related intercompany payables less cash & cash equivalents
5.  CBSE - Central Board of Secondary Education 36. OC - Occupancy Certificate
6 Collections — Represents net collections towards residential and commercial units and land, excluding, JD partner 37. Ongoing Projects - Projects / phases where construction work has commenced
share, rebates given to customers 38. PAT- Profit after tax
7.  COO - Chief Operating Officer 39. PBT - Profit before tax
8.  Cr-cr,equalto 10 million 40. Planned Projects — Projects without active design & planning work; scheduled launch beyond next 12 months
9. CS - Company Secretary 41. PR - Public Relations
10. CSR - Corporate Social Responsibility 42.  Pre-sales — Refers to the value of gross active residential and commercial units (net of taxes and maintenance
1. Debt-Equity Ratio - Ratio between gross Institutional debt and total equity deposits) during a period where the booking amount has been received
12. DIl - Domestic Institutional Investors 43.  PSF - Per square feet
13. DM - Development management 44. Q- Quarter (3 months ending on June 30, September 30, December 31and March 31).
14.  EBITDA - Earnings before interest, tax and depreciation 45. Q-0-Q - Comparison of current quarter with immediate previous quarter
15. EDL - Embassy Developments Limited together with its subsidiaries 46. REIT - Real Estate Investment Trust
16.  Fll - Foreign Institutional Investor 47. Saleable Area — Saleable Area for our residential properties shall mean the total carpet area in relation to each
17.  Financial year or FY — Period of 12 months commencing on April 1 of a year & ending on March 31 of the next year project along with appropriate loading to adjust for common areas, service and storage area parking areq,
18.  FPC - Foreign Portfolio Corporates area for amenities and other open areas
19.  FY - Financial Year 48. SEBI - Securities and Exchange Board of India
20. GCC - Gobal Captive Centres 49. SEZ - Special Economic Zones
2. GDV - Gross Development Value 50. Sold Receivables - Amount pending to be received for booked /[ sold area for which invoices are generated /
22. IB - International Baccalaureate yet to be generated and are net of taxes & refunds. Also includes billed and unbilled receivables which are not
23. Indian Stock Exchanges — BSE and NSE, taken together due
24. JV - Joint Venture 51.  Sq.Ft. - Square Feet
25. JDA - Joint development agreement 52. Unsold Inventory — Estimated value of unsold residential saleable area including commercial area sold on
26. K- Thousand strata sale basis
27. Leasable Area — Leasable area for our commercial properties shall mean the total area of the income generating 53. Upcoming Projects — Projects with active design & planning work; scheduled launch within next 12 months
floor space within the property that can be contracted with tenants under commercial lease agreements 54. Vizag - Visakhapatnam
28.  MMR [ Mumbai Metropolitan Region — Mumbai along with satellite cities of Thane, Navi Mumbai, Panvel, etc. 55. Vs — Versus

29. MSF - Million square feet 56. Y-o-Y - Comparison of current quarter with corresponding quarter of previous financial year



Disclaimer

This presentation (“Presentation”) is for informational purpose only and does not constitute a prospectus, offering memorandum or an offer, or a
solicitation of any offer, to purchase or sell any securities of Embassy Developments Limited (“Company”) or its existing or future subsidiaries
(collectively, the “Group”) in any jurisdiction. Any offer or solicitation will be made only by means of definitive offering documents and in
accordance with the terms of applicable securities and other laws.

This Presentation should not be considered as a recommendation or advice to any person or investor to invest or subscribe for or purchase any
securities of the Group or its existing or future subsidiaries (collectively, the “Group”) and should not be used as a basis for any investment
decision. Recipients of this Presentation should conduct their own independent investigation and diligence, and/or consult their legal, tax
financial or other professional advisors as they deem fit.

This Presentation contains certain forward-looking statements based on current expectations, projections and assumptions and are subject to
risks and uncertainties that could cause actual results, performances or events to differ materially from the results contemplated by the relevant
forward-looking statement. These risks and uncertainties include the effect of economic and political conditions in India and outside Indiq,
volatility in interest rates and in securities markets, new regulations and government policies, the general state of the Indian economy, any delay
in merger and the management’s ability to implement the company’s strategy that might impact the Group 's general business plans, its future
financial condition and growth prospects.

The information contained in this presentation is only current as on the date hereof and is not indicative of future results. The Group is under no
obligation to update these forward-looking statements or to inform the recipient of any changes or developments arising after the date of this
Presentation. Moreover, both express or implied representation or warranty is made as to, and no reliance should be placed on, the accuracy,
fairness or completeness of the information presented or contained in this Presentation. Neither the Group nor any of its directors, officer,
employees, advisers or representatives accept any liability whatsoever for any loss howsoever arising from any information presented or
contained in this Presentation. Furthermore, no person is authorized to give any information or make any representation which is not contained in,
or is inconsistent with, this Presentation. Any such extraneous or inconsistent information or representation, if given or made, should not be relied
upon as having been authorized by or on behalf of the Group.
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