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In its recently held analyst meet, the management of Embassy Office Parks REIT (Embassy) 

remained confident of a strong FY25, led by demand from Global Captive Centres (GCCs), 

which continue to set up, expand and move towards higher-valued services in India. Going 

forward, NOI growth will come from multiple levers including lease-out of vacant areas, 

contracted escalations, MTM potential and new developments: Embassy has an active 

development pipeline of 6.9msf (4QFY24-FY28E) with 90% concentrated in Bengaluru, 

India’s leading office market. We reiterate a ‘BUY’ rating with a Mar’25 TP of INR 390 (total 

return potential of 13.4%; 7.1% dividend and 6.3% capital appreciation). 

 Encouraging demand signs: In 3QFY24, on the leasing front, Embassy achieved c.3.5msf 

across 22 deals with GCCs contributing to over 78% of this demand. Overall occupancy 

inched upwards to 84% (83% in Sep’23) on account of stronger leasing and fewer exits 

(0.5msf). In continuation with the trend, Embassy expects leasing demand in FY25 to be 

led by GCCs. Embassy has applied for denotification of two buildings that are completely 

vacant: i) 0.8msf in Bengaluru and ii) 0.3msf in Pune. The company expects full approvals 

to come in the next 3-4 months; the cost of such approvals will be c. INR 300-400psf (4-8 

months of rentals). This is expected to have a positive impact on leasing momentum.    

 NOI can potentially grow by 40% in the next 2-3 years: Over FY20-23, Embassy’s NOI 

grew by 52% from INR 18.2bn to INR 27.7bn driven by acquisitions, rental growth and 

hotel launches. Embassy’s current portfolio of 45.4msf (including 9.6ms of development 

pipeline) has a growth potential of c. INR 12bn (40% over FY23 NOI), which can be 

realised over the next 2-3 years. The organic growth pipeline comprises i) lease-up of 

5.7msf of vacant area (INR 3.7bn contribution to NOI), ii) completion of 6.9msf of under-

construction assets (INR 7.7bn contribution to NOI) and iii) two new hotels at Embassy 

Tech Village with 518 keys (INR 0.8bn contribution to NOI). In addition to the organic 

growth pipeline, the 5% p.a. contracted escalations and 10% MTM potential for the total 

portfolio will further uplift the NOI. 

 ROFO assets to further enhance growth prospects: Embassy’s ROFO pipeline encompasses 

c. 9msf in key micro-markets of Bengaluru (Embassy Whitefield) and Chennai (Embassy 

Spendid Techzone). Embassy Whitefield is situated in Outer Ring Road with a total 

completed area of 1.7msf, current occupancy of 64% and a future development area of 

2.5msf. Embassy Spendid Techzone is situated in Pallavaram-Thoraipakkam office corridor 

with a total completed area of 1.4msf and occupancy of 95%. This asset currently has 

another 1.6msf under-construction (36% pre-leased) and 2.0msf that can be developed 

in the future. 

 We reiterate ‘BUY’ with a Mar’25 TP of INR 390: We expect net operating income (NOI) 

to accumulate at 11.1% CAGR over FY23-26E. We reiterate ‘BUY’ with a Mar’25 TP of 

INR 390 (total return potential of 13.4%; 7.1% dividend and 6.3% capital appreciation).  

  

Financial Summary  (INR mn) 
Y/E March FY22A FY23A FY24E FY25E FY26E 

Net Sales 27,346 31,643 33,646 37,369 42,469 

Sales Growth (%) 28.4 15.7 6.3 11.1 13.6 

EBITDA 22,981 25,444 29,316 32,310 36,204 

EBITDA Margin (%) 77.6 74.4 79.0 78.6 77.7 

Adjusted Net Profit 8,884 5,060 9,041 10,279 12,693 

Diluted EPS (INR) 9.4 5.3 9.5 10.8 13.4 

Diluted EPS Growth (%) 11.4 -43.0 78.7 13.7 23.5 

ROIC (%) 4.0 2.8 4.6 5.3 6.3 

ROE (%) 3.4 2.0 3.8 4.5 5.9 

P/E (x) 38.9 68.2 38.2 33.6 27.2 

P/B (x) 1.3 1.4 1.5 1.6 1.6 

EV/EBITDA (x) 20.0 19.1 16.9 15.6 14.2 

Dividend Yield (%) 6.0 6.0 5.7 6.3 7.2 

Source: Company data, JM Financial. Note: Valuations as of 23/Feb/2024 

Sumit Kumar 
sumit.kumar@jmfl.com | Tel.: (91 22) 66303089 

  
     

  
     

  
     

  
    

 

Recommendation and Price Target 

Current Reco. BUY 

Previous Reco. BUY  

Current Price Target (12M) 390 

Upside/(Downside) 7.1% 

Previous Price Target 390 

Change 0.0% 

 

Key Data – EMBASSY IN  

Current Market Price INR364 

Market cap (bn) INR345.0/US$4.2 

Free Float 100% 

Shares in issue (mn) 948.2 

Diluted share (mn) 948.2 

3-mon avg daily val (mn) INR1,596.1/US$19.2 

52-week range 372/281 

Sensex/Nifty 73,143/22,213 

INR/US$ 82.9  

 

Price Performance 
% 1M 6M 12M 

Absolute 4.1 20.5 19.3 

Relative* 0.6 6.9 -3.0 

* To the BSE Sensex 
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 Other key takeaways: 

- Embassy’s Mumbai assets are doing well with 90%+ occupancy levels.  

- With respect to the Embassy’s Pune assets i) Techzone should be completely occupied 

by FY25E (currently 77%), ii) Quibix is doing well with 91% occupancy and iii) 

Quadron is likely to improve once the metro becomes operational (currently 54%).  

- In Noida, Galaxy should achieve 90%+ occupancy in FY25E (currently 84%); leasing at 

the Oxygen asset (occupancy at 66%) might be slow in the near term due to its 

distance from New Delhi but should pick up once the Noida airport opens. 

- In Bengaluru, the demand for office space is shifting to the North and, thus, the 

management believes Embassy Business Hub has tremendous potential. 

- The management expects GCCs to drive leasing in FY25. As per Colliers, 40-45msf will 

be absorbed by GCCs over CY24-25. 

- Embassy estimates the cost of denotification to be 3 months of rentals for its 

Bengaluru assets and 7-8 months of rentals for its Pune and Noida assets. 

- The management also highlighted that it is seeing several Bengaluru clients expanding 

to Chennai due to the numerous engineering colleges and talented pool of people in 

the city. The manufacturing sector is the major demand driver in Chennai. 
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Portfolio of Embassy Office Parks REIT 

 Office portfolio Exhibit 1.

Asset 

Leasable Area (msf) 
WALE 

(yrs) 

Occupancy 

(%) 

Rent (INR psf pm) GAV 

Completed 

Area 

Development 

Area 

Total 

Area 
In-Place Market MTM (%) INR mn % of total 

Embassy Manyata 12.4 3.2 15.6 7.0 82% 80 94 18% 190,175 36% 

Embassy TechVillage 7.3 2.3 9.6 8.7 94% 78 94 20% 120,697 23% 

Embassy Golflinks 3.1 - 3.1 7.4 97% 147 155 5% 36,490 7% 

Embassy One 0.3 - 0.3 8.6 78% 149 147 -1% 5,282 1% 

Embassy Business Hub 0.4 1.0 1.4 9.9 92% 57 65 14% 5,148 1% 

Bengaluru Sub-total 23.5 6.5 30.0 7.6 88% 89 103 15% 357,792 68% 

Express Towers 0.5 - 0.5 3.9 90% 270 275 2% 18,845 4% 

Embassy 247 1.2 - 1.2 4.0 100% 110 112 2% 18,874 4% 

FIFC 0.4 - 0.4 2.7 91% 298 280 -6% 14,905 3% 

Mumbai Sub-total 2.0 - 2.0 3.6 96% 177 176 0% 52,624 10% 

Embassy Techzone 3.0 2.4 5.5 4.4 77% 54 48 -11% 23,877 5% 

Embassy Quadron 1.9 - 1.9 4.8 54% 53 48 -10% 12,172 2% 

Embassy Qubix 1.5 - 1.5 3.8 91% 44 48 9% 9,740 2% 

Pune Sub-total 6.4 2.4 8.8 4.5 74% 51 48 -6% 45,789 9% 

Embassy Oxygen 2.5 0.7 3.3 9.3 66% 54 48 -11% 23,185 4% 

Embassy Galaxy 1.4 - 1.4 8.2 84% 45 48 7% 9,617 2% 

Noida Sub-total 3.9 0.7 4.6 8.8 72% 50 48 -4% 32,802 6% 

Subtotal (Office) 35.8 9.6 45.4 6.9 84% 85 95 10% 489,007 93% 

Source: Company, JM Financial 

 

 Hotels and solar park portfolio Exhibit 2.

Hotels and Solar Park 
Keys / MW 

 
GAV 

Completed Development Total Occupancy (%) INR mn % of total 

Hotels 
      

Four Seasons at Embassy One 230 - 230 45% 8,905 2% 

Hilton at Embassy Golflinks 247 - 247 56% 6,075 1% 

Hilton at Embassy Manyata (5 & 3 star) 619 - 619 59% 13,405 3% 

Hilton & Hilton Garden Inn at Embassy TechVillage (5 & 3 star) - 518 518 NA 821 0% 

Total (Hospitality) 1,096 518 1,614 NA 29,206 6% 

Solar Park 
      

Embassy Energy 100 - 100 NA 8,300 2% 

Total (Solar Power) 100 - 100 NA 8,300 2% 

Source: Company, JM Financial 

 

 Under-construction asset; Manyata Block D1 & D2 Exhibit 3.

 
Source: Company, JM Financial 
Note: Total area = 1.4msf, Feb’26 is the target delivery date, 78% is pre-leased 
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 Under-construction asset; Manyata Block L4 Exhibit 4.

 
Source: Company, JM Financial 
Note: Total area = 0.8msf, Sep’25 is the target delivery date, 100% is pre-leased 

 

 Under-construction asset; Techvillage Block 8 Exhibit 5.

 
Source: Company, JM Financial 
Note: Total area = 1.9msf, Oct’24 is the target delivery date, 76% is pre-leased 

 

 Under-construction asset; Business Hub phase 2 Exhibit 6.

 
Source: Company, JM Financial 

Note: Total area = 1.0msf, Sep’27 is the target delivery date. Embassy also has ROFO from the sponsor on 46 acres of land which is adjacent 

to the Business Hub phase 1 and phase 2 developments. 
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 ROFO pipeline Exhibit 7.

 
Source: Company, JM Financial 
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Quarterly Information 

 Quarterly expiries and vacant area Exhibit 8.

 
Source: Company, JM Financial 

 Quarterly lease-up of area Exhibit 9.

 
Source: Company, JM Financial 

 

 Total leasable area Exhibit 10.
Leasable area (msf) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 

Bengaluru sub-total 27.0 27.0 27.2 27.4 27.4 27.8 28.2 29.6 29.6 29.9 30.0 

Embassy Manyata 14.8 14.8 14.8 14.8 14.8 15.2 15.2 15.2 15.2 15.5 15.6 

Embassy TechVillage 9.2 9.2 9.2 9.2 9.2 9.2 9.6 9.6 9.6 9.6 9.6 

Embassy Golflinks 2.7 2.7 2.9 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 

Embassy One 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 

Embassy Business Hub NA NA NA NA NA NA NA 1.4 1.4 1.4 1.4 

Mumbai sub-total 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 

Express Towers 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 

Embassy 247 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 

FIFC 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 

Pune sub-total 8.9 8.9 8.9 8.9 8.9 8.9 8.9 8.9 8.9 8.9 8.9 

Embassy Techzone 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 5.5 

Embassy Quadron 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 

Embassy Qubix 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 

Noida sub-total 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 4.7 

Embassy Oxygen 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 3.3 

Embassy Galaxy 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 

Total leasable area 42.4 42.4 42.6 42.6 42.8 43.2 43.6 45.0 45.0 45.3 45.4 

Source: Company, JM Financial 
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 Total completed area Exhibit 11.
Completed area (msf) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 

Bengaluru sub-total 20.9 20.9 22.2 22.5 22.5 22.1 22.1 22.1 22.1 23.1 23.5 

Embassy Manyata 11.8 11.8 11.8 11.8 11.8 11.4 11.4 11.4 11.4 12.4 12.4 

Embassy TechVillage 6.1 6.1 7.2 7.3 7.3 7.3 7.3 7.3 7.3 7.3 7.3 

Embassy Golflinks 2.7 2.7 2.9 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 

Embassy One 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 

Embassy Business Hub NA NA NA NA NA NA NA 0.0 0.0 0.0 0.4 

Mumbai sub-total 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 2.1 

Express Towers 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 

Embassy 247 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 1.2 

FIFC 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 

Pune sub-total 5.6 5.6 5.6 5.6 5.6 5.6 6.4 6.4 6.4 6.4 6.4 

Embassy Techzone 2.2 2.2 2.2 2.2 2.2 2.2 3.0 3.0 3.0 3.0 3.0 

Embassy Quadron 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 1.9 

Embassy Qubix 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 1.5 

Noida sub-total 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 3.9 

Embassy Oxygen 2.5 2.5 2.5 2.5 2.5 2.5 2.5 2.5 2.5 2.5 2.5 

Embassy Galaxy 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 1.4 

Total completed area 32.3 32.3 33.6 33.8 33.8 33.8 34.3 34.3 34.3 35.3 35.8 

Source: Company, JM Financial 

 

 Occupancy likely to inch up going forward Exhibit 12.
Occupancy (%) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 

Bengaluru sub-total 94% 94% 92% 92% 92% 93% 93% 92% 94% 89% 88% 

Embassy Manyata 94% 92% 88% 88% 87% 88% 89% 89% 91% 81% 82% 

Embassy TechVillage 98% 99% 99% 99% 99% 98% 98% 97% 97% 97% 94% 

Embassy Golflinks 97% 97% 94% 94% 99% 100% 100% 97% 95% 97% 97% 

Embassy One 6% 6% 33% 33% 33% 45% 45% 60% 60% 78% 78% 

Embassy Business Hub NA NA NA NA NA NA NA NA NA NA 92% 

Mumbai sub-total 81% 81% 84% 82% 83% 86% 87% 90% 91% 96% 96% 

Express Towers 90% 88% 88% 81% 78% 81% 82% 83% 82% 90% 90% 

Embassy 247 81% 81% 84% 84% 84% 87% 89% 93% 95% 100% 100% 

FIFC 73% 73% 78% 78% 86% 86% 91% 91% 91% 91% 91% 

Pune sub-total 74% 75% 74% 75% 74% 72% 65% 66% 66% 69% 74% 

Embassy Techzone 88% 88% 86% 86% 84% 80% 63% 65% 65% 70% 77% 

Embassy Quadron 50% 50% 50% 50% 50% 50% 50% 50% 50% 50% 54% 

Embassy Qubix 84% 90% 89% 89% 90% 89% 91% 90% 91% 91% 91% 

Noida sub-total 84% 84% 79% 79% 79% 79% 79% 77% 65% 62% 72% 

Embassy Oxygen 76% 76% 76% 76% 73% 72% 72% 67% 67% 68% 66% 

Embassy Galaxy 99% 99% 84% 85% 89% 92% 93% 96% 60% 52% 84% 

Total occupancy 89% 89% 87% 87% 87% 87% 86% 86% 85% 83% 84% 

Source: Company, JM Financial 
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 In-place rent growing at a healthy rate Exhibit 13.
In-place rent (INR psf pm) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 

Bengaluru sub-total 73 74 76 77 79 81 82 82 85 90 89 

Embassy Manyata 62 62 64 65 66 69 71 72 76 81 80 

Embassy TechVillage 71 72 74 74 76 77 77 77 77 78 78 

Embassy Golflinks 120 122 125 128 127 128 131 131 132 146 147 

Embassy One 159 162 142 150 150 145 145 144 144 149 149 

Embassy Business Hub NA NA NA NA NA NA NA NA NA NA 57 

Mumbai sub-total 176 175 178 180 182 181 183 182 181 176 177 

Express Towers 266 265 275 277 277 281 281 283 284 269 270 

Embassy 247 102 103 104 109 110 110 111 111 111 108 110 

FIFC 301 294 298 300 298 296 296 296 300 298 298 

Pune sub-total 46 47 47 47 48 49 49 50 50 51 51 

Embassy Techzone 49 49 49 50 51 52 53 53 54 54 54 

Embassy Quadron 49 49 49 49 52 52 52 53 53 53 53 

Embassy Qubix 41 41 41 42 42 42 42 43 43 44 44 

Noida sub-total 42 43 44 45 45 46 47 47 51 51 50 

Embassy Oxygen 48 48 49 50 51 52 54 54 54 54 54 

Embassy Galaxy 35 35 34 35 36 37 39 39 46 45 45 

In-place rent 71 72 74 75 77 79 80 80 82 85 85 

Source: Company, JM Financial 

 

 Market rents broadly stable Exhibit 14.
Market rent (INR psf pm) 1QFY22 2QFY22 3QFY22 4QFY22 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 

Bengaluru sub-total 103 100 101 102 102 102 102 103 103 103 103 

Embassy Manyata 92 92 93 93 93 93 93 93 93 94 94 

Embassy TechVillage 92 93 94 94 94 94 94 94 94 94 94 

Embassy Golflinks 148 148 149 150 150 150 150 155 155 155 155 

Embassy One 147 147 147 147 147 147 147 147 147 147 147 

Embassy Business Hub NA NA NA NA NA NA NA 67 67 65 65 

Mumbai sub-total 177 177 176 176 177 176 177 178 176 176 176 

Express Towers 270 270 270 270 270 270 270 275 275 275 275 

Embassy 247 110 110 110 112 112 112 112 112 112 112 112 

FIFC 270 270 270 275 275 275 275 280 280 280 280 

Pune sub-total 48 48 48 48 48 48 48 48 48 48 48 

Embassy Techzone 48 48 48 48 48 48 48 48 48 48 48 

Embassy Quadron 48 48 48 48 48 48 48 48 48 48 48 

Embassy Qubix 48 48 48 48 48 48 48 48 48 48 48 

Noida sub-total 50 50 51 51 50 50 50 48 48 48 48 

Embassy Oxygen 54 54 54 54 54 54 54 48 48 48 48 

Embassy Galaxy 45 45 45 45 45 45 45 47 47 48 48 

Market rent 91 91 92 93 93 94 94 94 95 95 94 

Source: Company, JM Financial 
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 Asset-wise revenue from operations Exhibit 15.
Revenue from operations (INR mn) 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 QoQ YoY 

Embassy Manyata 2,901 2,961 2,939 2,860 3,028 2,970 3,218 8% 9% 

Hilton Manyata 285 392 449 502 520 501 563 12% 25% 

Embassy TechVillage 2,004 2,133 2,027 1,970 2,131 2,091 2,024 -3% 0% 

Embassy One Assets 14 14 27 56 69 75 76 1% 181% 

Embassy Business Hub NA NA NA NA NA NA 51 NM NM 

Express Towers 331 319 334 313 352 355 396 12% 19% 

Embassy 247 342 350 387 374 402 405 436 8% 13% 

FIFC 266 304 295 299 318 347 319 -8% 8% 

Embassy Techzone 374 371 365 387 407 414 408 -1% 12% 

Embassy Quadron 194 195 195 167 204 206 209 1% 7% 

Embassy Qubix 218 217 218 155 214 218 213 -2% -2% 

Embassy Oxygen 398 397 403 372 375 360 359 0% -11% 

Embassy Galaxy 175 180 192 196 164 131 146 11% -24% 

Hilton at Embassy Golflinks 186 220 212 228 232 250 250 0% 18% 

Four Seasons at Embassy One 197 190 241 292 262 250 334 34% 39% 

Embassy Energy 409 328 369 506 457 320 365 14% -1% 

Total – Asset Portfolio 8,294 8,571 8,653 8,677 9,135 8,893 9,367 5% 8% 

Embassy Golflinks 1,417 1,469 1,548 1,702 1,516 1,587 1,556 -2% 1% 

Source: Company, JM Financial 

 

 Asset-wise NOI Exhibit 16.
Net Operating Income (INR mn) 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 QoQ YoY 

Embassy Manyata 2,477 2,591 2,511 2,428 2,567 2,528 2,725 8% 9% 

Hilton Manyata 56 154 201 190 270 241 326 35% 62% 

Embassy TechVillage 1,776 1,867 1,778 1,684 1,852 1,852 1,756 -5% -1% 

Embassy One Assets 3 -1 11 29 43 35 40 14% 264% 

Embassy Business Hub NA NA NA NA NA NA 40 NM NM 

Express Towers 293 282 301 278 310 313 353 13% 17% 

Embassy 247 301 306 345 332 359 360 392 9% 14% 

FIFC 239 279 270 273 289 321 290 -10% 7% 

Embassy Techzone 329 318 304 306 324 347 336 -3% 11% 

Embassy Quadron 151 145 149 116 160 162 167 3% 12% 

Embassy Qubix 189 186 190 120 192 191 186 -3% -2% 

Embassy Oxygen 331 317 343 287 289 274 283 3% -17% 

Embassy Galaxy 140 142 163 151 121 93 110 18% -33% 

Hilton at Embassy Golflinks 73 106 93 87 107 126 120 -5% 29% 

Four Seasons at Embassy One 37 36 51 69 66 52 125 140% 145% 

Embassy Energy 378 310 342 453 429 294 348 18% 2% 

Total – Asset Portfolio 6,773 7,038 7,052 6,803 7,378 7,189 7,597 6% 8% 

Embassy Golflinks 1,128 1,199 1,277 1,424 1,243 1,239 1,262 2% -1% 

Source: Company, JM Financial 
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 NDCF walkdown; distribution in 3QFY24 declined largely due to higher interest and depreciation costs  Exhibit 17.
In INR mn 1QFY23 2QFY23 3QFY23 4QFY23 1QFY24 2QFY24 3QFY24 QoQ YoY 

Facility Rentals 5,860 5,954 6,001 5,983 6,213 6,092 6,485 6% 8% 

Income from Hotels 668 802 902 1,022 1,014 1,000 1,148 15% 27% 

Income from Generation of Energy 409 328 369 506 457 320 365 14% -1% 

Maintenance Services and Other 1,357 1,487 1,382 1,165 1,451 1,481 1,367 -8% -1% 

Revenue from Operations 8,294 8,571 8,654 8,676 9,136 8,893 9,364 5% 8% 

Property Taxes -256 -282 -272 -306 -280 -298 -300 1% 10% 

Insurance -39 -46 -46 -49 -46 -45 -42 -7% -9% 

Direct Operating Expenses -1,226 -1,206 -1,287 -1,519 -1,434 -1,362 -1,424 5% 11% 

Net Operating Income (NOI) 6,773 7,038 7,049 6,802 7,376 7,189 7,599 6% 8% 

Property Management Fees -174 -171 -171 -180 -182 -193 -209 8% 22% 

Repairs to Buildings -38 -33 -43 -43 -39 -21 -5 -76% -88% 

Other Indirect Operating Expenses -235 -244 -149 -253 -274 -160 -201 26% 35% 

Dividend from Golflinks 395 175 175 175 233 117 175 50% 0% 

Other Income 203 275 316 212 437 418 448 7% 42% 

EBITDA 6,925 7,041 7,177 6,712 7,551 7,349 7,807 6% 9% 

Working Capital changes 453 629 313 1,145 54 619 -62 NM NM 

Cash Taxes -178 -460 -278 -312 -334 -408 -373 -9% 34% 

Principal repayment on external debt -49 -1 -9 -10 -1 -1 -1 0% -89% 

Interest on external debt -725 -856 -876 -871 -773 -664 -855 29% -2% 

Non-Cash Adjustments and Others -117 -177 -273 -143 -201 -243 -299 23% 10% 

NDCF (SPV Level) 6,309 6,176 6,054 6,521 6,296 6,652 6,217 -7% 3% 

Distributions from SPVs to Trust 6,272 6,171 6,048 6,509 6,316 6,694 6,381 -5% 6% 

Distributions from Golflinks to Trust 332 642 625 470 567 566 471 -17% -25% 

Interest and other Income at Trust -1,466 -1,493 -1,493 -1,565 -1,709 -1,889 -1,812 -4% 21% 

REIT Management Fees -59 -60 -58 -62 -58 -62 -60 -3% 3% 

Trust level expenses -24 -78 -77 -26 -13 -66 -39 -41% -49% 

NDCF (REIT Level) 5,056 5,182 5,045 5,325 5,103 5,244 4,941 -6% -2% 

Distribution from Embassy REIT 5,052 5,175 5,033 5,318 5,100 5,242 4,929 -6% -2% 

Interest 616 815 654 815 654 1,147 1,213 6% 85% 

Dividend 2,683 2,085 2,114 2,664 2,256 2,180 1,460 -33% -31% 

Amortization of SPV level debt 1,754 2,275 2,265 1,839 2,180 1,915 2,256 18% 0% 

Other Income NA NA NA NA 9 0 0 NM NM 

Source: Company, JM Financial 
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Annual Financials and Estimates 

 9MFY24 lease expiries at 2.9msf; 0.6msf expected to expire in 4QFY24E   Exhibit 18.
Lease Expiry (msf) FY24E FY25E FY26E FY27E 

Renewed 1.1 NA NA NA 

Exited 2.9 NA NA NA 

Expiring 0.6 1.4 2.0 1.9 

Total 4.6 1.4 2.0 1.9 

Source: Company, JM Financial 

 

 c. 5msf of area addition by FY26E…   Exhibit 19.

 
Source: Company, JM Financial 

 …leading to significant revenue growth Exhibit 20.

 
Source: Company, JM Financial 

 

 NOI to follow similar trend as revenue  Exhibit 21.

 
Source: Company, JM Financial 

 Distributions to pick up from FY25E Exhibit 22.

 
Source: Company, JM Financial 

 

 NDCF to grow on the back of area expansion, strong leasing and rising rentals  Exhibit 23.
Particulars (INR mn unless specified) FY21 FY22 FY23 FY24E FY25E FY26E FY23-26E CAGR (%) 

Completed Area 32.5 34.2 34.6 35.5 37.7 40.1 
 

Facility Rentals 18,476 22,162 23,798 26,007 28,989 32,684 11.2% 

Growth (%) 
 

20% 7% 9% 11% 13% 
 

Revenue from Operations 23,603 29,626 34,195 37,120 41,082 46,571 10.8% 

Growth (%) 
 

26% 15% 9% 11% 13% 
 

NOI 20,323 24,911 27,663 30,331 33,637 37,924 11.1% 

Growth (%) 
 

23% 11% 10% 11% 13% 
 

NOI Margin (%) 86% 84% 81% 82% 82% 81% 
 

EBITDA 21,078 25,837 27,856 30,233 33,304 37,152 10.1% 

Growth (%) 
 

23% 8% 9% 10% 12% 
 

EBITDA Margin (%) 89% 87% 81% 81% 81% 80% 
 

NDCF 18,364 20,626 20,579 19,537 21,693 24,927 6.6% 

Source: Company, JM Financial 
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Valuation 

 Mar’25 TP of INR 390 Exhibit 24.
In INR mn 

 
Mar'25 

Enterprise Value (Rs mn) 
 

527,643 

Less: Net debt 
 

158,200 

Equity Value (INR mn) 
 

369,443 

Shares Outstanding (mn) 
 

948 

Target Price (INR) 
 

390 

CMP (INR) 
 

364 

Upside (%) 
 

7% 

Source: Company, JM Financial 

 

 

 Total expected returns Exhibit 25.

Total Return till Mar'25 (%) 

Capital Appreciation  7.1% 

Dividend Received  6.3% 

Total  13.4% 

Source: Company, JM Financial 
 

 

  



Embassy Office Parks REIT  25 February 2024 

JM Financial Institutional Securities Limited Page 13 

Financial Tables (Consolidated) 

Income Statement   (INR mn) 

Y/E March FY22A FY23A FY24E FY25E FY26E 

Net Sales 27,346 31,643 33,646 37,369 42,469 

Sales Growth 28.4% 15.7% 6.3% 11.1% 13.6% 

Other Operating Income 2,280 2,552 3,474 3,713 4,101 

Total Revenue 29,626 34,195 37,120 41,082 46,571 

Cost of Goods Sold/Op. Exp 85 390 410 430 452 

Personnel Cost 229 590 649 714 785 

Other Expenses 6,332 7,771 6,745 7,628 9,129 

EBITDA 22,981 25,444 29,316 32,310 36,204 

EBITDA Margin 77.6% 74.4% 79.0% 78.6% 77.7% 

EBITDA Growth 24.2% 10.7% 15.2% 10.2% 12.1% 

Depn. & Amort. 7,965 11,284 9,082 9,162 9,242 

EBIT 15,016 14,160 20,235 23,148 26,962 

Other Income 1,269 1,441 1,050 950 851 

Finance Cost 8,285 9,761 11,675 13,180 14,273 

PBT before Excep. & Forex 8,000 5,840 9,610 10,918 13,541 

Excep. & Forex Inc./Loss(-) 0 0 0 0 0 

PBT 8,000 5,840 9,610 10,918 13,541 

Taxes 79 1,558 1,333 1,468 1,638 

Extraordinary Inc./Loss(-) 0 0 0 0 0 

Assoc. Profit/Min. Int.(-) 962 778 764 829 790 

Reported Net Profit 8,884 5,060 9,041 10,279 12,693 

Adjusted Net Profit 8,884 5,060 9,041 10,279 12,693 

Net Margin 30.0% 14.8% 24.4% 25.0% 27.3% 

Diluted Share Cap. (mn) 948.2 948.2 948.2 948.2 948.2 

Diluted EPS (INR) 9.4 5.3 9.5 10.8 13.4 

Diluted EPS Growth 11.4% -43.0% 78.7% 13.7% 23.5% 

Total Dividend + Tax  20,626    20,579   19,537   21,693    24,927 

Dividend Per Share (INR)   21.8   21.7   20.6     22.9   26.3 

 Source: Company, JM Financial 

Cash Flow Statement                                                     (INR mn) 

Y/E March FY22A FY23A FY24E FY25E FY26E 

Profit before Tax 8,000 5,840 9,610 10,918 13,541 

Depn. & Amort. 7,965 11,284 9,082 9,162 9,242 

Net Interest Exp. / Inc. (-) 7,385 8,637 10,624 12,230 13,422 

Inc (-) / Dec in WCap. 1,770 -980 19 22 25 

Others 266 2,131 -497 -543 -594 

Taxes Paid -1,717 -1,257 -1,333 -1,468 -1,638 

Operating Cash Flow 23,670 25,655 27,505 30,320 33,997 

Capex -14,010 -10,921 -9,586 -8,872 -8,332 

Free Cash Flow 9,660 14,735 17,920 21,448 25,665 

Inc (-) / Dec in Investments 660 -8,185 1,500 1,500 1,500 

Others  1,530 2,409 1,966 1,945 1,799 

Investing Cash Flow -11,820 -16,696 -6,119 -5,427 -5,033 

Inc / Dec (-) in Capital -38 -20 0 0 0 

Dividend + Tax thereon -20,947 -20,246 -19,537 -21,693 -24,927 

Inc / Dec (-) in Loans 12,267 21,439 9,586 8,872 8,332 

Others -6,421 -9,862 -10,314 -11,038 -11,413 

Financing Cash Flow -15,140 -8,690 -20,265 -23,860 -28,009 

Inc / Dec (-) in Cash   -3,290   269  1,121   1,033   956 

Opening Cash Balance   9,175  7,904   8,173    9,294   10,327 

Closing Cash Balance     5,885   8,173   9,294   10,327   11,283 

 Source: Company, JM Financial 

 

Balance Sheet  (INR mn) 

Y/E March FY22A FY23A FY24E FY25E FY26E 

Shareholders’ Fund 258,867 243,683 233,187 221,773 209,538 

   Share Capital 288,262 288,262 288,262 288,262 288,262 

   Reserves & Surplus -29,395 -44,579 -55,075 -66,489 -78,724 

Preference Share Capital  0 0 0 0 0 

Minority Interest 0 0 0 0 0 

Total Loans 121,014 148,055 158,356 168,527 178,693 

Def. Tax Liab. / Assets (-) 51,656 51,705 51,705 51,705 51,705 

Total - Equity & Liab. 431,537 443,443 443,248 442,005 439,936 

Net Fixed Assets 395,885 397,328 397,832 397,542 396,632 

   Gross Fixed Assets 317,537 320,814 322,331 323,054 323,157 

   Intangible Assets 78,023 75,910 74,897 73,884 72,871 

   Less: Depn. & Amort. 0 0 0 0 0 

   Capital WIP 325 605 605 605 605 

Investments 0 8,158 6,658 5,158 3,658 

Current Assets 55,984 58,510 60,004 61,445 62,869 

   Inventories 11 36 39 43 48 

   Sundry Debtors 606 504 529 556 583 

   Cash & Bank Balances 5,884 8,173 9,294 10,327 11,283 

   Loans & Advances 0 0 0 0 0 

  Other Current Assets 49,483 49,797 50,141 50,519 50,955 

Current Liab. & Prov. 20,333 20,554 21,246 22,141 23,224 

   Current Liabilities 4,721 5,600 5,648 5,700 5,757 

   Provisions & Others 15,612 14,954 15,598 16,441 17,467 

Net Current Assets 35,651 37,956 38,758 39,304 39,645 

Total – Assets 431,537 443,443 443,248 442,005 439,936 

 Source: Company, JM Financial 

 

 

Dupont Analysis                                                    

Y/E March FY22A FY23A FY24E FY25E FY26E 

Net Margin 30.0% 14.8% 24.4% 25.0% 27.3% 

Asset Turnover (x) 0.1 0.1 0.1 0.1 0.1 

Leverage Factor (x) 1.6 1.8 1.9 2.0 2.1 

RoE 3.4% 2.0% 3.8% 4.5% 5.9% 
 

Key Ratios                                                      

Y/E March FY22A FY23A FY24E FY25E FY26E 

BV/Share (INR) 273.0 257.0 245.9 233.9 221.0 

ROIC 4.0% 2.8% 4.6% 5.3% 6.3% 

ROE 3.4% 2.0% 3.8% 4.5% 5.9% 

Net Debt/Equity (x) 0.4 0.6 0.6 0.7 0.8 

P/E (x) 38.9 68.2 38.2 33.6 27.2 

P/B (x) 1.3 1.4 1.5 1.6 1.6 

EV/EBITDA (x) 20.0 19.1 16.9 15.6 14.2 

EV/Sales (x) 15.5 14.2 13.3 12.3 11.0 

Debtor days 7 5 5 5 5 

Inventory days 0 0 0 0 0 

Creditor days 17 20 24 24 22 

Source: Company, JM Financial 
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History of Recommendation and Target Price  

Date Recommendation Target Price % Chg. 

24-Sep-23 Buy 340   

27-Oct-23 Buy 340 0.0 

6-Feb-24 Buy 390 14.6 
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Definition of ratings 

Rating Meaning 

Buy Total expected returns of more than 10% for stocks with market capitalisation in excess of INR 200 billion and  REITs* and more than 

15% for all other stocks, over the next twelve months. Total expected return includes dividend yields. 

Hold Price expected to move in the range of 10% downside to 10% upside from the current market price for stocks with market 
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for all other stocks, over the next twelve months. 
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While reasonable care has been taken in the preparation of this report, it does not purport to be a complete description of the securities, markets or 
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