
 
 

 

 
Email: Secretarialteam@embassyindia.com 
 
  
 

  
  
To                          July 28, 2023  
The Department of Corporate Services,       
BSE Limited 
P.J. Towers, Dalal Street, 
Mumbai- 400 001 
 

Dear Sirs, 

Sub:   Consolidated Outcome of Board Meeting of Embassy Property Developments 
Private Limited held on July 28, 2023 pursuant to the provisions of Regulation 52 
of the SEBI (Listing Obligations and Disclosure Requirements) Regulations, 2015 
(“SEBI LODR”) 

 
Ref: Scrip Code: 959411, 959412, 974423 and 973361. 
 

i. To consider and appoint Internal Auditor for the financial year 2023-24 and fix their 
remuneration. 
 

ii. To adopt unaudited financial statement for the period ended on June 30, 2023 together with 
Limited Review Report from the Auditors. 

 
iii. To Appointment of Mr. Sartaj Sewa Singh as the Non-Executive Director of the Company. 

 
The meeting commenced at 12:00 Noon and concluded at 16:45 P.M. 
 
Request you to take the same on record. 
 
Thanking you, 
For Embassy Property Developments Private Limited 
 
 
Devika Priyadarsini 
Company Secretary 
M.No.-ACS 49485 

DEVIKA 
PRIYADARSINI

Digitally signed by 
DEVIKA PRIYADARSINI 
Date: 2023.07.28 
16:48:15 +05'30'







(Rs in lakhs, except as otherwise stated)
Particulars

Quarter ended
June 30, 2023

Quarter ended
March 31, 2023

Quarter ended
June 30, 2022

Year ended
March  31, 2023

Unaudited Audited Unaudited Audited

1 a. Net sales / income from operations 5,769.10                7,603.90                4,924.50                24,902.50              
b. Other operating income 4,989.40                13,164.90              13,381.50              73,716.90              
Total income from operations 10,758.50              20,768.80              18,306.00              98,619.40              

2 Expenditure
a. Land, material and contract cost 1,109.40                898.90                   1,372.20                5,556.00                
b. Employees cost 1,758.90                1,639.90                1,398.90                6,385.40                
c. Finance cost 19,702.90              21,547.90              18,778.40              82,023.50              
d. Depreciation 792.60                   581.60                   608.10                   2,961.20                
e. Other expenditure 18,362.20              43,084.80              6,223.50                1,03,525.40           
Total 41,726.00              67,753.10              28,381.10              2,00,451.50           

3 Profit / (loss) from operations before tax and 
exceptional items (1-2) (30,967.50)             (46,984.30)             (10,075.10)             (1,01,832.10)          

4 Exceptional items -                         -                         -                         -                         

5 Profit / (loss) from ordinary activities before tax 
and after exceptional items (3-4)

(30,967.50)             (46,984.30)             (10,075.10)             (1,01,832.10)          

6 Tax expense 
- Current tax -                         -                         -                         -                         
- Tax expense of earlier years -                         539.40                   -                         539.40                   
- Deferred tax -                         -                         -                         -                         

7 Net profit / (loss) from ordinary activities after tax 
(5-6) (30,967.50)             (47,523.70)             (10,075.10)             (1,02,371.50)          

8 Profit from discontinued operations -                         -                         -                         -                         

9 Net profit / (loss) for the period / year (7-8) (30,967.50)             (47,523.70)             (10,075.10)             (1,02,371.50)          

10 Other comprehensive income
Re-measurement gain on defined benefit plans -                         13.90                     -                         13.90                     
Fair value of investments in equity instruments 1,255.00                (130.00)                  (735.00)                  445.00                   
Other comprehensive income 1,255.00                (116.10)                  (735.00)                  458.90                   

11 Total comprehensive income for the period / year 
(9+10) (29,712.50)             (47,639.80)             (10,810.10)             (1,01,912.60)          

12 Earnings / (loss) per share (EPS) 
- basic and diluted (Rs) (2.81)                      (4.32)                      (0.91)                      (9.30)                      

13 Paid-up equity share capital (Face value Rs 10 
each) 1,10,122.90           1,10,122.90           1,10,122.90           1,10,122.90           

14 Paid-up debt capital (Refer note 5) 1,99,827.62           2,04,602.49           3,05,331.02           2,04,602.49           

15 Reserves excluding revaluation reserves -                         -                         -                         1,00,423.50           

16 Debenture redemption reserve (Refer note 4) -                         -                         -                         -                         

Embassy Property Developments Private Limited
Registered office: No 150, Embassy Point, Ist floor, Infantry road, Bengaluru 560001

Statement of Unaudited financial results for the quarter ended June 30, 2023

Sl 
No.



Notes to the financial results:

1

2

3

4

5

(Rs in lakhs, except as otherwise stated)

As at
June

 30, 2023

As at
June

 30, 2022

As at
March

 31, 2023

30,000.00               30,000.00          30,000.00 
40,200.00               40,200.00          40,200.00 

-                          16,810.00                       -   

48,337.24               58,995.43          50,520.24 

12,308.09               15,021.99          12,863.95 

-                          53,665.20                       -   

-                          17,888.40                       -   

44,070.68               72,750.00          45,531.23 

24,911.61                            -            25,487.07 

     1,99,827.62      3,05,331.02       2,04,602.49 

Credit rating

2,600 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 958,139 each

 1.Pledge of 6,30,95,240 shares of India Bulls Real Estate 
Limited held by the group company, 

 2.Pledge of 7,28,64,279 Embassy Office Parks REIT units 
 3.Pledge of shares of Embassy Services Private Limited, 

Technique Facility Management Services Private Limited  held 
by group companies

 4.Hypothecation of cash flows and movable assets of Embassy 
Services Private Limited

5. Hypothecation of the Company's 88% partnership interest in 
JKAV Realty Ventures

PP MLD 
ACUITE B +

10,800 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 447,567 each

2,750 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non - Convertible Debentures of Rs. 447,567 each

7,500 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 5,87,610 each

Security

3,000 Unlisted, Non-convertible, redeemable debentures of Rs. 1,000,000 each

4,020 Unlisted, Non-convertible, redeemable debentures of Rs. 1,000,000 each
1,681 Unlisted, Non-convertible, redeemable debentures of Rs. 1,000,000 each
10,800 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 447,567 each

2,750 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non - Convertible Debentures of Rs.447,567 each

6,000 11.00 % Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 894,420 each

2,000 11.00% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non- Convertible Debentures of Rs. 894,420 each

7500 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non - Convertible Debentures of Rs. 587,610 each

2600 13.25% Redeemable, Rated, Listed, Secured, Tradable, Principal Protected, 
Market Linked Non - Convertible Debentures of Rs. 958,139 each

The credit ratings and details of security of the listed debentures is as follows:

Details of outstanding Non-convertible debentures issued on a private placement basis is as follows:

Embassy Property Developments Private Limited
Registered office: No 150, Embassy Point, Ist floor, Infantry road, Bengaluru 560001

Statement of Unaudited financial results for the quarter ended June 30, 2023

The above results have been reviewed by the Audit Committee and approved by the Board of Directors at their respective meetings held on July 28, 2023. The statutory
auditors have reviewed the financial results for the quarter ended June 30, 2023. The auditors has issued unmodified limited review report.

The financial results have been prepared pursuant to the requirements of Regulation 52 of the Securities and Exchange Board of India (Listing Obligatons and Disclosure
Requirements) Regulations, 2015 ('SEBI (LODR)'), as amended and in accordance with the principles and procedures of Indian Accounting Standards (“Ind AS”) as
notified under the Companies (Indian Accounting Standards) Rules, 2015 as amended as specified in Section 133 of the Companies Act, 2013 (the Act), read with the
Companies (Indian Accounting Standards) Rules, 2015, as amended.

The figures for the corresponding previous periods have been regrouped/reclassified, wherever considered necessary. The figures for the quarter ended March 31, 2023
are the derived figures between audited figures in respect of the year ended March 31, 2023 and the limited reviewed figures for the period ended December 31, 2022

In accordance with section 71 of the Act, read along with circular issued by Ministry of Corporate Affairs No 4/2013 the Company is required to create a debenture
redemption reserve amounting to 10% of the value of redeemable debentures out of profits of the Company available for distribution. During the year ended March 31,
2023 and quarter ended June 30, 2023, there are no profits available for distribution hence there is no requirement to create a debenture redemption reserve.

Disclosure under regulation 52 (4) of SEBI (Listing Obligations and Disclosure Requirements) Regulations, 2015:-

In compliance with the above SEBI (Listing Obligations and Disclosure Requirements) Regulations, 2015, we are submitting herewith the following information as on
June 30, 2023 in respect of Non Convertible Debentures (NCDs) :-
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Statement of Unaudited financial results for the quarter ended June 30, 2023

Quarter ended
June 30, 2023

Quarter ended
March 31, 

2023

Quarter ended
June 30, 2022

Year ended
March  31, 

2023

Debt- equity ratio                  2.61                  2.17 1.79                   2.17 
Debt service coverage ratio                 (0.47)                 (0.19) 0.18 (0.06)                

Interest service coverage ratio                 (0.57)                 (1.18) 0.46 (0.24)                

Outstanding redeemable preference shares                      -                        -   -                                        -   
Debenture redemption reserve                      -                        -   -                                        -   
Net worth (Rs. in lakhs)      1,80,841.90      2,10,546.40 3,01,038.90          2,10,546.40 
Net profit after tax (Rs. in lakhs)       (30,967.50)       (47,523.70) (10,075.10)          (1,02,371.50)
Earnings per share (Basic and diluted) (Rs.)                 (2.81)                 (4.32) (0.91)                                (9.30)

Current Ratio 0.54                 0.59                 0.74                   0.59 

Long-term debt to working capital Ratio                 (2.13) (2.54)               (4.13)                                (2.54)

Bad debts to accounts receivables Ratio                      -                        -   -                                        -   

Current liability Ratio 0.55                 0.53                 0.52 0.53                  

Total debts to total assets Ratio 0.50                 0.49                 0.47 0.49                  

Debtors turnover Ratio                      -                        -   -                                        -   

Inventory turnover Ratio                      -                        -   -                                        -   

Operating profit margin (%) -268.00% -500.00% -82.65% -363.68%
Net profit margin (%) -536.78% -624.99% -204.59% -411.09%

The ratios given have been computed as under: 
Debt equity ratio = Total debt / share holders' equity
Debt service coverage ratio = Earnings before interest and tax / (interest + principal repayment)
Interest service coverage ratio = Earnings before interest and tax / interest expense
Current Ratio = Current assets/Current liabilities
Long-term debt to working capital Ratio =  long-term debt (including current maturities)/ Total available capital
Bad debts to accounts receivables Ratio =  Bad debts written off/ Trade receivables
Current liability Ratio = Current liabilities excluding current maturities of long term debt/ Total liabilities
Total debts to total assets Ratio = Borrowings/ Total assets
Debtors turnover Ratio = Credit sales/ average accounts receivables
Inventory turnover Ratio = COGS/ average inventory receivables
Operating profit margin (%) = PBDIT excluding other income & profit from discontinuing operations/ operational revenue
Net profit margin (%) = PAT including other income & profit from discontinuing operations/ operational revenue

6

7 The Board of Directors of the Company in its meeting held on 24 March, 2022 have approved the Scheme of Arrangement ('Scheme') for the merger of Southern Paradise
Stud and Developers Farms Private Limited, Embassy Housing Finance and Developments Private Limited, and Embassy Inn Private Limited with and into Embassy
Property Developments Private Limited and their respective shareholders and creditors under sections 230 to 232 and other applicable provisions of the Companies Act,
2013. The shareholders and requisite quorum of creditors of all the companies, wherever applicable have consented to the Scheme and the Scheme is now subject to
approval by the National Company Law Tribunal (Bengaluru Bench) where the order shall be reserved and pronounced.

The listed NCDs are secured and asset cover is more than hundred percent of principal outstanding. 

The Board of Directors of the Company in its meeting held on May 16, 2022 have approved the Scheme of Arrangement ('Scheme') amongst Embassy Property
Developments Private Limited and ESNP Property Builders and Developers Private Limited under section 233 and other applicable provisions of the Companies Act,
2013. The Scheme provides for demerger of the Demerged Undertaking (as defined in the Scheme) from Embassy Property Developments Private Limited to ESNP
Property Builders and Developers Private Limited on a going concern basis under Section 233 of the Companies Act, 2013. The Regional Director, South-East Region,
Hyderabad, has approved the Scheme vide order dated August 19, 2022. However, owning to certain clerical defects in the order, the company has requested the regulator
to provide a corrigendum/ fresh order.
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8

9

10

Aditya Virwani
Director 
DIN - 06480521

Place: Bengaluru
Date: July 28, 2023

for and on behalf of the Committee of the Board of Directors of

Embassy Property Developments Private Limited

All operating segments' operating results are reviewed regularly by the Company's Chief Operating Decision Makers (Board of Directors) to make decisions about
resources to be allocated to the segments and assess their performance. The Company's sole business segment is business of real estate development and related
consulting services, leasing of properties, making investments in joint developments, investing in companies/firms which are into real estate development and its principal
geographical segment in India. Consequently, the Management believes that there are no reportable segments as required under India's 108 - operating segments.

A search under section 132 of the Income Tax Act was conducted on June 01, 2022 on the Company. Pursuant to the communication received from the income tax
authorities by the Company, requisite informations have been provided to the authorities. As on the date of the financial statements, the Company has not received any
demand notice. 

During the quarter ended March 31, 2023, the Company has sold 4,26,20,523 Embassy Office Parks REIT units and the proceeds have been utilised to repay the debt.

ADITYA 
VIRWA
NI

Digitally signed 
by ADITYA 
VIRWANI 
Date: 2023.07.28 
16:47:33 +05'30'



 

 
 
Catalyst Trusteeship Limited        
Windsor, 6th Floor, Office No 604, 
C.S.T. Road,  
Kalina, Santacruz (East), 
Mumbai – 400098 
 
Dear Sir/Madam, 
 
Subject: End Use Certificate 
Reference: Debenture Trust Deed dated 30th July 2021 between Embassy Property Developments 
Private Limited (“EPDPL”) and Catalyst Trusteeship Limited. 
 
We refer to the Debenture Trust Deed between Embassy Property Developments Private Limited, JV 
Holdings Private Limited, Embassy Services Private Limited, Mr Jitendra Virwani and Catalyst 
Trusteeship Limited dated 30th July 2021. We hereby are issuing the end use certificate. Terms used in 
the Debenture Trust Deed shall have the same meaning in the End Use Certificate. 
 
We confirm that the proceeds of the debentures have been utilised by the company for the following 
purpose: 
 

Particulars Amounts in Rs. Cr. 

Proceeds from issuance of PP-MLD 750.00 

End Use:  

Repayment of YBL Facilities 460.27 

Transaction cost and general corporate purposes 289.73 

TOTAL 750.00 

    
This is in accordance with Schedule 3 Clause 1.10 (Purpose) of the Debenture Trust Deed. 
 

 

For HRA & Co. 

Chartered Accountants 

FRN: 010005S 

 

 

Ravindranath N 

Partner                                                                                                 

M No #209961   

                                                                                     

UDIN: 21209961AAABBC6051 

   

Date: December 23, 2021  

Place: Bangalore                                                                   

 











Embassy Property Developments Private Limited 

I Floor, Embassy Point, #150 Infantry Road, Bangalore – 560 001 

As per the books of accounts, records and other relevant records of M/s Embassy Property Developments 
Private Limited [EPDPL] having their registered office at 1st Floor, Embassy Point, 150, Infantry Road, 
Bangalore – 560 001, the value of book debts or receivables as on June 30, 2023 are as below : 

  Particulars Amount (Rs) 
  Debtors (A) 89,09,40,000 
  Intercorporate deposits:   

1 Embassy Garuda Realty Ventures LLP               2,17,00,000  
2 World crown Limited                  98,92,500  
3 Manyata Builders Private Limited                  67,46,364  
4 Swire-Tech-Park Projects Private Limited                  15,88,225  
5 Embassy Motion Picture LLP                    9,53,496  
6 Nam Investments Private Limited                    8,68,122  
7 ESNP Property Builders and Developers Private Limited                        42,656  
8 LJ-Victoria Properties Private Limited             59,37,10,441  
9 Embassy Leisure and Entertainment Projects LLP               8,93,95,960  

10 Embassy Office Parks Private Limited                      46,912  
11 OMR Investments LLP 3,25,09,12,354          
12 EPDPL Co-Living Private Limited               5,02,09,901  
13 Dynasty Holdings Private Limited               9,66,04,561  
14 Embassy Maverick Malls Pvt Ltd                 5,80,57,517  
15 Winterfell Realty Private Limited 10,81,16,000 
16 Embassy Housing Finance and Development Private Limited                      79,161  
17 Embassy One Developers Private Limited               1,77,56,137  
18 Embassy Orange Developers Private Limited                        2,500  

19 Saltire Developers Private Limited 
          

2,05,48,64,954  
20 RG-Lakeside Properties Private Limited               1,36,64,781  
21 Aerodome Experiences Private Limited               2,98,25,137  
22 Embassy RR Projects Private Limited             79,41,32,052  

23 Embassy Inn Private Limited 
          

1,88,85,29,461  
24 Embassy Shelters Pvt Ltd             90,64,93,711  
25 Southern Paradise Stud and Developers Farms Private Limited             50,05,72,736  
26 Tiffin's Barytes Asbestos & Paints Limited             89,62,11,280  
27 KANJ Reality Ventures LLP               48,62,000  
28 Vigor Developments Private Limited               3,65,02,512  
29 EPDPL Co-Living Operations Private Limited                  92,54,345  
30 Squadron Developers Private Limited             80,00,00,000  
31 Starwood Properties Private Limited             14,81,53,453  
32 Embassy Prism Ventures Private Limited                      61,164  
33 Embassy One Commercial Property Private Limited                  27,38,136  



Embassy Property Developments Private Limited 

I Floor, Embassy Point, #150 Infantry Road, Bangalore – 560 001 

34 Embassy Office Parks Private Limited                  12,14,262  
35 Next Level Experiences LLP               1,94,54,831  
36 Minerali Holdings Private Limited             10,00,00,000  
37 Redwoods Projects Pvt Ltd                  50,00,000  
38 Pexasus Builders                  22,00,000  
39 Brindavan Beverages Limited                  19,80,252  
40 A.V.Rukhana-Dshpl                  15,00,000  
41 Ramila A Sanghvi                  14,50,145  
42 G S Homes Private Limited                  52,21,117  
43 Sachin Shah                  48,08,486  

      

  Intercorporate deposits (B) 
        

12,53,53,77,622  

  Total receivable (A) + (B) 
        

13,42,63,17,622  
 

The above information has been provided based on limited review financial statements for the period 
ended June 30, 2023. 

Yours faithfully, 

 
 
For Embassy Property Developments Private Limited 
 
 
 
 
Aditya Virwani 
Director 
DIN : 06480521 
 
Date – July 28, 2023 
Place – Bangalore 
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Digitally signed 
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