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Bagmane Developers Private Limited: Rating upgraded and removed from Watch with
Developing Implications; Stable outlook assigned

Summary of rating action

Previous Current rated

Instrument* rated amount amount Rating action Financial sector regulator*
(Rs. crore) (Rs. crore)

[ICRAJAAA (Stable); Upgraded from

Long-term — Fund-based — Term [ICRA]JAA+ and removed from Watch

2,962.00 2,962.00 RBI
loans ! ! with Developing Implications; Stable
outlook assigned
[ICRAJAAA (Stable); Upgraded from
ICRA]AA fi Watch
Long-term — Unallocated limits 2,038.00 203800  LCRAIAA* and removed from Watch oo,
with Developing Implications; Stable
outlook assigned
Total 5,000.00 5,000.00

*Instrument details are provided in Annexure |
#SEBI’s grievance redressal/dispute resolution and SEBI investor protection mechanisms such as SCORES and ODR shall not be available for activities and
instruments which fall under the regulatory purview of Financial Sector Regulators other than SEBI.

Rationale

The rating upgrade for Bagmane Developers Private Limited® (BDPL) factors in the favourable change in shareholding, by virtue
of now being a wholly-owned subsidiary of Bagmane Prime Office REIT (Bagmane REIT, rated [ICRAJAAA (Stable), lending
exceptional financial flexibility. At present, BDPL and its subsidiaries, Bagmane Rio Private Limited (BRPL) and Bagmane Green
Power Private Limited (BGPPL), holds the entire asset base of Bagmane REIT, consisting of completed office space area of 16.6
msf and under-construction/future-development area of 3.0 msf. It also consists of two under-construction hotels and solar
assets with annual aggregate capacity of 164.4 MW (DC), of which 91.9 MW is operational as on December 31, 2025. Owing
to sizeable scale of operations, BDPL has high strategic importance for Bagmane REIT and it also benefits from the cash pooling
benefit going forward with addition of new assets under Bagmane REIT over the medium to long term.

The operational commercial office space area of 16.6 msf reported a strong operational occupancy of around ~96% and
committed occupancy of ¥99% as on December 31, 2025, which is expected to remain robust over the medium term, supported
by the favourable location, superior asset quality and strong demand from marquee tenants such as Google, Amazon, Texas
Instruments, Samsung, and Volvo, etc. The rating favourably factors in the low leverage and comfortable debt coverage
metrics of the company over the medium term. Its leverage as reflected by External debt/Annualised NOI and Total
debt/Annualised NOI is likely to remain low at below 0.5 times and 3.0 times in the medium term, supported by sustained
healthy rental inflows owing to robust occupancy levels, despite the expected increase in total debt (owing to incremental
debt availed from Bagmane REIT) to around Rs. 5,500-5,800 crore by March 2027 (FY2026 Estimate of Rs. 3,100-3,200). This
increase in total debt is primarily towards debt-funded capex requirements, the acquisition of 93% of shares of BRPL and the
Luxor building from BCPL and general corporate purposes. Consequently, the company’s debt coverage metrics as reflected
by the five-year average DSCR are expected to remain comfortable at 1.6-1.7 times during FY2027-FY2031.

1 pursuant to the execution of the share acquisition agreement dated April 27, 2026 and execution of formation transaction, the acquisition
of the Bagmane Group’s shareholding in Bagmane Rio Private Limited (BRPL) and the transfer of the Luxor building from Bagmane Capital
Private Limited (BCPL) to Bagmane Developers Private Limited (BDPL) have been completed. Accordingly, ICRA has considered the
consolidated financials of BDPL along with its subsidiaries, Bagmane Rio Private Limited and Bagmane Green Power Private Limited
(BGPPL).
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The credit profile, however, is exposed to the execution risk towards its ongoing and planned commercial office space area,
two hospitality projects and solar projects, wherein around 30% of the total cost is yet to be incurred as on December 31,
2025. The total capex outlay of around Rs. 2,400.0-2,600.0 crore during FY2027-FY2028 will be funded primarily by debt availed
from Bagmane REIT. The company is also exposed to market risk towards its under-development office space with nil pre-
leasing as of December 2025. Nevertheless, the established track record of the Bagmane Group in developing and operating
commercial office assets in Bengaluru with robust occupancy levels, provides comfort. At present, BDPL's office portfolio is
primarily concentrated in Bangalore. Nonetheless, over the medium term, the REIT is expected to add assets across other
cities, which will moderate the geographical concentration going forward. The tenant concentration risk is moderate, with the
top five tenants contributing to around 44% of the annualised rentals as of December 2025. Nonetheless, the vacancy risk and
tenant concentration risks are partially mitigated by the significant fitout investments by the tenants and long-term lease
tenures, along with established track record of the sponsor groups in the commercial real estate industry. The credit profile
remains exposed to the inherent cyclicality in the real estate industry and vulnerability to external factors. ICRA notes that
there is adequate cushion in the coverage metrics to withstand temporary spike in interest rate, if any.

The Stable outlook reflects ICRA’s expectations that the company will be able to generate steady cash flows from a diversified
pool of commercial office assets, with healthy occupancy levels from reputed tenants while maintaining comfortable debt
protection metrics.

Key rating drivers and their description
Credit strengths

Sustained high occupancy in leased assets and strong tenant profile — BDPL, along with subsidiaries, Bagmane Rio Private
Limited (BRPL) and Bagmane Green Power Pvt Ltd (BGPPL), houses the entire portfolio of REIT and consists of completed office
space area of 16.6 msf and under-construction/future-development area of 3.0 msf. It also consists of two under-construction
hotels and solar assets with annual aggregate capacity of 164.4 MW (DC), of which 91.9 MW is operational as on December
31, 2025. The operational office space area reported a healthy operational occupancy of around ~96% and committed
occupancy of ~¥99% as on December 31, 2025, which is expected to remain robust over the medium term, supported by the
favourable location, superior asset quality and good track record of tenant stickiness owing to completive rentals in most of
the assets. The tenant profile is diversified comprising marquess names such as Google, Amazon, Texas Instrument, Samsung,
Volvo, etc.

Low leverage and comfortable debt coverage metrics — In FY2027, the company’s external debt levels are expected to
significantly reduce in FY2027, driven by prepayment through available liquidity, IPO proceeds, and debt from Bagmane REIT.
However, the total debt, including debt from Bagmane REIT, is projected to increase to Rs. 5,500-5,800 crore by March 2027
from an estimated Rs. 3,100-3,200 crore in FY2026, mainly due to debt-funded capex requirements, the acquisition of 93%
shares of BRPL and the Luxor building from BCPL and general corporate purposes. Notwithstanding the increase in overall
debt, the company’s leverage as reflected by External debt/Annualised NOI and Total debt/Annualised NOI is likely to remain
low at below 0.5 times and 3.0 times in the medium term respectively, supported by sustained healthy rental inflows owing to
robust occupancy levels. Consequently, the company’s debt coverage metrics as reflected by the five-year average DSCR are
likely to remain comfortable at 1.6-1.7 times during FY2027-FY2031.

Strength derived from parentage and status as a strategically important SPV of Bagmane Prime Office REIT — BDPL, a wholly-
owned subsidiary of Bagmane REIT, currently houses Bagmane REIT’s entire portfolio and will contribute to the entire net
operating income (NOI) of Bagmane REIT, thereby, remaining strategically important to the REIT, thereby lending exceptional
financial flexibility. ICRA expects that Bagmane REIT will provide timely financial and operational support to BDPL, if required,
given the strategic importance of BDPL to Bagmane REIT.
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Credit challenges

Execution and market risks associated with ongoing developments — The company is exposed to execution risk towards its
ongoing and planned commercial office space area, two hospitality projects, and solar projects wherein around 30% of the
total cost is yet to be incurred as on December 31, 2025. The total capex outlay of around Rs. 2400.0-2600.0 crore during
FY2027-FY2028 will be funded majorly by debt availed from Bagmane REIT. The company is also exposed to market risk towards
its under-development office space with nil pre-leasing as of December 2025. Nevertheless, the established track record of
the Bagmane Group in developing and operating commercial office assets in Bengaluru with robust occupancy levels, provides
comfort.

Exposed to high geographical and moderate tenant concentration risks — At present, BDPL’s office portfolio is primarily
concentrated in Bangalore. However, over the medium term, the REIT is expected to add assets across other cities, which will
moderate the geographical concentration going forward. Further, the top five tenants contribute to around 44% of the
annualised rentals as of December 2025, exposing it to moderate tenant concentration risk. However, the favourable location
of the projects, along with strong tenant profile and the significant investment in fitouts mitigates the tenant concentration
risk to an extent. Comfort can also be drawn from the land parcels available in the existing projects, which enables BDPL and
its tenants to grow organically resulting in high instances of the existing customers leasing spaces in under-construction
projects.

Vulnerable to cyclicality and changes in interest rates — The company remains exposed to the inherent cyclicality in the real
estate industry and vulnerability to external factors. Further, tenants accounting to 13% and 20% of the total leased area will
be due for expiry in Q2-Q4 FY2027 and FY2028 respectively (based on the current lease expiry schedule), exposing it to vacancy
risk. However, the risk is partially mitigated by the significant fitout investments by the tenants and long-term lease tenures,
along with established track record of the sponsor groups in the commercial real estate industry. ICRA notes that there is
adequate cushion in the coverage metrics to withstand temporary spike in interest rate, if any.

Liquidity position: Strong

The company’s liquidity is strong and will be supported by stable rental income from the underlying assets. Additionally, it has
free cash and bank balance of Rs. 283.9 crore as on December 31, 2025. The company’s scheduled debt obligations in FY2027
and FY2028 can be comfortably met through its estimated cash flow from operations. Its capex outlay of Rs. 2,400.0-2,600.0
crore during FY2027-FY2028 is expected to be funded by debt from Bagmane REIT.

Rating sensitivities

Positive factors — Not applicable

Negative factors — Negative pressure on BDPL's rating could arise if there is a significant decline in the occupancy levels leading
to lower NOI or material increase in indebtedness resulting in deterioration of debt protection metrics on a sustained basis.
Further, any deterioration in the credit profile of the Bagmane Prime Office REIT might have a bearing on BDPL's rating.
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Analytical approach

Analytical approach Comments

Corporate Credit Rating Methodology
Realty - Leasing

Applicable rating methodologies
Bagmane Prime Office REIT

ICRA expects that BDPL's parent — Bagmane Prime Office REIT will be willing to extend timely
financial and operational support, if required, given the strategic importance of BDPL to the
Bagmane Prime Office REIT, and the significant contribution of the SPV to the overall NOIl and
valuation of the REIT

For arriving at the rating, ICRA has considered consolidated financials of BDPL and its
Consolidation/Standalone subsidiaries, given the close business, financial and managerial linkages among them. The
list of companies are given in Annexure Il.

Parent/Group support

About the company

Bagmane Developers Private Limited (BDPL), incorporated in July 1996, is involved primarily in the development, leasing, and
management of commercial office space. Following the transfer of its entire shareholding to Bagmane Prime Office REIT
(Bagmane REIT) ([ICRAJAAA (Stable)) on April 27, 2026, BDPL, with its two subsidiaries—Bagmane Rio Private Limited and
Bagmane Green Power Private Limited? houses the entire portfolio of Bagmane REIT — six operational office projects in
Bengaluru with 19.6 msf of leasable area, including 16.6 msf operational area. It also has two under-construction hotels with
607 keys, expected to be completed by Q1 FY2029, and solar assets aggregating 164.4 MW (DC), of which 91.9 MW (DC) was
operational.

Key financial indicators (audited)

Consolidated FY2025 9M FY2026
Operating income 2,100.4 1,725.2
PAT 933.3 747.3
OPBDIT/OI 79.3% 83.2%
PAT/OI 44.4% 43.3%
Total outside liabilities/Tangible net worth (times) 3.2 1.9
Total debt/OPBDIT (times) 1.8 1.4
Interest coverage (times) 5.1 7.0

Source: Company, ICRA Research; All ratios as per ICRA’s calculations; Amount in Rs. crore; PAT: Profit after tax; OPBDIT: Operating profit before depreciation,
interest, taxes and amortisation

Status of non-cooperation with previous CRA: Not applicable

Any other information: None

2 Bagmane Green Power LLP converted to Bagmane Green Power Private Limited wef July 01, 2026
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Rating history for past three years

Current rating (FY2027) Chronology of rating history for the past 3 years
FY2027 FY2026 FY2025 FY2024

Amount
rated (Rs. Rating Rating Rating
crore)

[ICRAJAA+
Oct Rating Watch Jul May
Fund-based- Long [ICRAJAAA i [ICRAJAA [ICRAJAA
2,962.00 28, with 12, 23,
Term loan Term (Stable) . (Stable) (Stable)
2025 Developing 2024 2023
Implications
Au
30g [ICRAJAA
’ (Stable)
2023
Mar
[ICRAJAA
- - - - 01,
(Stable)
2024
[ICRAJAA+
Oct Rating Watch Jul May
Unallocated Long [ICRAJAAA . [ICRAJAA [ICRAJAA
. 2,038.00 28, with 12, 23,
limits Term (Stable) . (Stable) (Stable)
2025 Developing 2024 2023
Implications
A
;:)g [ICRAJAA
’ (Stable)
2023
Mar
o1 [ICRAJAA
’ (Stable)
2024

Complexity level of the rated instruments

Instrument Complexity indicator
Long-term — Fund-based — Term loan Simple
Long-term — Unallocated Not Applicable

The Complexity Indicator refers to the ease with which the returns associated with the rated instrument could be estimated.
It does not indicate the risk related to the timely payments on the instrument, which is rather indicated by the instrument's
credit rating. It also does not indicate the complexity associated with analysing an entity's financial, business, industry risks or
complexity related to the structural, transactional or legal aspects. Details on the complexity levels of the instruments are
available on ICRA’s website: Click here

Annexure |: Instrument details

Instrument Date of . Amount Current rating and Financial sector
. Coupon rate Maturity rated
name issuance outlook regulator?
(Rs. crore)
FY2014 -
NA Term loan FY2025@ - May 2036 & 2962.0 [ICRA]JAAA (Stable) RBI
NA Unallocated NA NA NA 2038.0 [ICRAJAAA (Stable) RBI

Source: Company
@ represents loan sanctioned between FY2014-FY2025
& represents the farthest maturity date among the various maturity dates for different term loans

pehuesle sl Sensitivity Label : Public



https://www.icra.in/Rating/ShowRatingPolicyReport?id=138

ICRA

Insights that empower

ISEBI’s grievance redressal/dispute resolution and SEBI investor protection mechanism
Which fall under the regulatory purview of Financial Sector Regulators other than SEBI

Please click here to view details of lender-wise facilities rated by ICRA

s such as SCORES and ODR shall not be available for activities and instruments

Annexure lI: List of entities considered for consolidated analysis

Company name

Bagmane Developers Private Limited -
Bagmane Rio Private Limited*
Bagmane Green Power Private Limited

(erstwhile Bagmane Green Power LLP)

BDPL Ownership as on June 30, 2026

93%

100%

Consolidation Approach
Full consolidation
Full consolidation

Full consolidation

Source: Company; *with effective from execution of formation transaction

WWww.ICra.in Sensitivity Label
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ABOUT ICRA LIMITED

ICRA Limited was set up in 1991 by leading financial/investment institutions, commercial banks and financial services
companies as an independent and professional investment Information and Credit Rating Agency.

Today, ICRA and its subsidiaries together form the ICRA Group of Companies (Group ICRA). ICRA is a Public Limited Company,
with its shares listed on the Bombay Stock Exchange and the National Stock Exchange. The international Credit Rating Agency
Moody’s Investors Service is ICRA’s largest shareholder.

For more information, visit www.icra.in

pehuesle sl Sensitivity Label : Public


mailto:ashish.modani@icraindia.com
mailto:anupama.reddy@icraindia.com
mailto:pulkit.varshney@icraindia.com
mailto:vishal.r@icraindia.com
mailto:saumya.agrawal@icraindia.com
mailto:shivakumar@icraindia.com
mailto:communications@icraindia.com
mailto:info@icraindia.com
http://www.icra.in/

ICRA

Insights that empower

ICRA Limited
E:

W —

ﬂ Registered Office

B-710, Statesman House, 148 Barakhamba Road, New Delhi-110001
Tel: 491 11 23357940-45

9 Branches

Corporate Office

Building No. 8, 2nd Floor, Tower A; DLF Cyber City,
.Phase II; Gurgaon 122 002

Tel: +91 124 4545300

Email: info@icraindia.com

Website: www.icra.in

+91 79 4027 1500/501 9
i +91 33 6521 6800

+91 22 6169 3300
9 +91 40 6939 6464

\/

+91 80 4332 6400/4922 “ 4091 44 4596 4300
5500

+91 20 2556 1194

© Copyright, 2026 ICRA Limited. All Rights Reserved.

Contents may be used freely with due acknowledgement to ICRA.

ICRA ratings should not be treated as recommendation to buy, sell or hold the rated debt instruments. ICRA ratings are subject to a process of surveillance,
which may lead to revision in ratings. An ICRA rating is a symbolic indicator of ICRA’s current opinion on the relative capability of the issuer concerned to
timely service debts and obligations, with reference to the instrument rated. Please visit our website www.icra.in or contact any ICRA office for the latest
information on ICRA ratings outstanding. All information contained herein has been obtained by ICRA from sources believed by it to be accurate and reliable,
including the rated issuer. ICRA however has not conducted any audit of the rated issuer or of the information provided by it. While reasonable care has been
taken to ensure that the information herein is true, such information is provided ‘as is” without any warranty of any kind, and ICRA in particular, makes no
representation or warranty, express or implied, as to the accuracy, timeliness or completeness of any such information. Also, ICRA or any of its group
companies may have provided services other than rating to the issuer rated. All information contained herein must be construed solely as statements of
opinion, and ICRA shall not be liable for any losses incurred by users from any use of this publication or its contents.

Sensitivity Label : Pu



