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EXECUTIVE SUMMARY @ TalkingLands

Overview

PROPERTY

Embassy Springs - Phase 2A, Apartments in Devanahalli represents a residen-
tial  development by Embassy Developments Limited under RERA registration
PRM/KA/RERA[1250/303/PR/180526/001825 cpproved on 26th May 2018. The project occupies
survey parcels designated as Springs cnd Embassy Springs within Nagamangalaand Hegganalli Vil-
lages, Kundana Hobli, at pincode 560001. L ocated in the Bangalore International Airport Area Plan-
ning Authority (BIAAPA) jurisdiction, the development forms part of the broader Embassy Springs
master layout with phased execution across multiple survey extents in Devanahalli Taluk.

LOCATION

The property sits within Nagamangala village under BIAAPA planning authority, positioned in the
Devanahalli sub-district of Bengaluru Urban district. The site benefits from proximity to Bangalore
International Airport infrastructure corridor and falls within the Agriculture Zone cnd Urbanisable
Zone lond utilization classifications. The immediate catchment encompasses multiple growth map
pockets including J...Navaratna Agrahara, J.1.Sadhahalli, cnd Kuduragere, indicating planned res-
idential expansion. Power line infrastructure with 220kv transmission corridors and associated
buffer zones are present within the 2km radius, requiring verification of clearance compliance.
The location's integration with Chikkballapur parliomentary constituency and Devanahalli (SC) as-
sembly constituency provides administrative context for civic service delivery and infrastructure
development priorities.



STRENGTHS

BIAAPA jurisdiction provides specialized planning
framework for airport-adjacent development with
infrastructure coordination

Multiple growth map pockets indicate planned res-
idential expansion and demand depth across the
catchment

Urbanisable Zone classification supports residen-
tial development permissions under current land
utilization framework

Airport corridor proximity offers connectivity ad-
vantages for residents prioritizing aviation access
Embassy Springs master layout provides estab-
lished developer credentials and phased execu-
tion track record

CONSIDERATIONS

I Agriculture Zone overlay requires verification of
development permissions and conversion com-
pliance status

Power line corridors \with 220kv transmission in-
frastructure necessitate buffer zone clearance
documentation

Survey designation complexity with Springs and
Embassy Springs parcels requires comprehensive
title verification

Phased execution model demands careful review
of completion timelines and possession schedules
across phases

BIAAPA regulatory framework involves specialized
approval processes distinct from standard munic-
ipal permissions
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SWOT Analysis

STRENGTHS

Embassy Developments Limited — estoblished de-
veloper with RERA-registered track record and
master layout execution

BIAAPA planning authority — specialized air-
port-area development framework with infra-
structure coordination

Multiple growth pockets — J.|Navaratna Agra-
hara, J.I.Sadhahalli, Kuduragere indicating resi-
dential expansion depth

OPPORTUNITIES

Airport proximity advantage — KIAL access bene-
fits for residents prioritizing aviation connectivity
Phased master layout — established Embassy
Springs framework provides expansion and
amenity development potential

BIAAPA jurisdiction growth — specialized plan-
ning authority supports coordinated infrastruc-
ture and service delivery

WEAKNESSES

Survey designation ambiguity — Springs and Em-
bassy Springs parcels require comprehensive ti-
tle chain verification

Agriculture Zone overlay — development permis-
sion compliance needs verification against cur-
rent conversion status

Power transmission corridors — 220kv infra-
structure requires buffer zone clearance and
safety compliance documentation

THREATS

Regulatory complexity — BIAAPA approval
processes and Agriculture Zone conversion re-
quirements create execution dependencies

Power line proximity — transmission infrastruc-
ture poses safety considerations and develop-
ment restrictions

Phased delivery risk — multi-phase execution
model requires careful monitoring of completion
schedules and possession timelines
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CHAPTER 01 — SECTION 01 @ TalkingLands
Property Overview

The development is structured as Phase 2A within the broader Embassy Springs master layout, with
land assembly spanning survey parcels designated as Springs and Embassy Springs. The project op-
erates under specialized BIAAPA planning jurisdiction, distinct from standard municipal frameworks,
with phased execution across multiple village extents in Nagamangala and Hegganalli. Embassy De-
velopments Limited brings established credentials in airport-area development, with the current phase

representing continued expansion of the Embassy Springs residential community.

FIELD DETAILS

Project

Developer

RERA Number

Survey Number(s)

Khata Number

Address

Property Type

Configuration

Built-up/Carpet

Floor/Total Floors

Status

Land Cost

Naala s
r

Embassy Springs - Phase 2A, Apartments

Embassy Developments Limited

PRM/KA/RERA/1250/303/PR/180526/001825

Springs, Embassy Springs

Embassy Springs, Nagamangala and Hegganalli
Villages, Kundana Hobli, Devanahalli Taluk

Residential

New Project Launch
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CHAPTER 01 — SECTION 02 @Talkinglands

Property Location

The project falls within Devanahalli sub-district of Bengaluru Urban district, under the Chikkballapur
parliomentary constituency and Devanahalli (SC) assembly constituency administrative framework.
Bangalore International Airport Area Planning Authority (BIAAPA) serves as the specialized planning au-
thority, with land utilization classifications spanning Agriculture Zone and Urbanisable Zone designa-
tions. The Nagamangala village positioning within Kundana Hobli provides the immediate administra-
tive context for revenue records and local governance. Airport corridor connectivity offers strategic
mobility advantages, though verification of current service frequency and route reliability remains
essential for commute planning. Before final commitment, verify current ward boundaries through
BIAAPA offices, survey records through Devanahalli sub-registrar, and land conversion status through

revenue department filings.

LATITUDE LONGITUDE
13.209259° North 77.619457° East
PIN SURVEY

562110 SY.48
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CHAPTER 01 — SECTION 03 @ TalkingLands

Amenities & Facilities

The Embassy Springs master layout framework suggests integrated community amenities typical of
large-scale residential developments, though specific facility details for Phase 2A require verification
through current project filings. The BIAAPA jurisdiction often mandates comprehensive amenity pro-
vision including recreational facilities, community spaces, and utility infrastructure as part of master
plan approvals. Given the phased development model, amenity delivery schedules and shared facility
access across phases warrant careful review. The airport-adjacent location may influence amenity
design considerations, particularly regarding noise mitigation and aviation-related restrictions.
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CHAPTER 01 — SECTION 4.5 @ TalkingLands

Floor Plans

The project's residential configuration details are not currently evidenced in available filings, requir-
ing verification through latest RERA submissions and approved building plans. The Phase 2A desig-
nation within the broader Embassy Springs master layout suggests apartment-style configurations,
though specific unit types, carpet areas, and floor distributions need confirmation. BIAAPA-approved
developments typically feature standardized configuration matrices aligned with airport-area plan-
ning guidelines. Prospective buyers should obtain current inventory details, unit-wise specifications,
and floor plan approvals directly from the developer and cross-reference with RERA portal updates.
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CHAPTER 01 — SECTION 05 @ TalkingLands

Legal Information

Legal Status: The project operates under RERA registration
PRM/KA/RERA[1250/303/PR[180526/001825 ith approval dated 26th May 2018, providing regulatory
compliance framework within the specialized BIAAPA planning jurisdiction.

Survey & Ownership: Lond assembly encompasses survey parcels designated as Springs and Embassy
Springs ccross Nagamangala and Hegganalli Villages, requiring comprehensive title verification to en-
sure clear ownership chain and encumbrance-free status across multiple village extents.

Legal Flags Snapshot: The Agriculture Zone and Urbanisable Zone |and utilization classifications require
verification of development permissions and compliance with BIAAPA conversion regulations. Power
transmission corridors with 220kv infrastructure necessitate buffer zone compliance and clearance
documentation review.

LitigationSnapshot: No specific litigation details are evidenced in current filings, though the multi-village
land assembly complexity warrants thorough due diligence on each parcel's legal status, pending
approvals, and any encumbrance or dispute history through revenue records and court searches.



CHAPTER 01 — SECTION 06 @ TalkingLands

Regulatory — RERA

Embassy Developments Limited operates under RERA registration
PRM/KA/RERA[1250/303/PR/180526/001825 for Embassy Springs - Phase 2A, Apartments, with ap-
proval granted on 26th May 2018. The registration provides buyer protection mechanisms and regu-
latory oversight within the specialized BIAAPA planning framework. The project status indicates "New
Project Launch” phase, requiring verification of current construction progress, possession schedules,
and compliance with RERA-mandated project milestones. Given the phased development model, buy-
ers should confirm Phase 2A-specific delivery timelines and any dependencies on earlier phase com-
pletions. Tower-specific details and unit inventory require verification through latest RERA filings and
developer submissions.
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CHAPTER 01 — SECTION 07 @ TalkingLands

Market & Pricing

The Embassy Springs - Phase 2A positioning within the BIAAPA jurisdiction and airport corridor pro-
vides specialized market context distinct from standard Bengaluru residential segments. Recent en-
cumbrance certificate transactions for the broader Embassy Springs project indicate villa plot sales
ranging from INR 1.02 crore to INR 1.25 crore between 2018-2020, though Phase 2A apartment pric-
ing requires separate verification. The Devanahalli SRO guidance value framework applies, with air-
port-area premiums typically reflecting connectivity and infrastructure advantages. Market position-
ing benefits from Embassy Developments' established track record and the master layout's phased
execution model.

Guidance Snapshot

*  SRO guidance values apply under Devanahalli sub-registrar jurisdiction
» Airport corridor positioning typically commands premium over standard residential rates
»  BIAAPA jurisdiction involves specialized valuation considerations for planning compliance

* Phased development model requires careful assessment of completion-linked value realization

Guidance Intelligence
* Embassy Springs precedent — villa plot transactions provide market reference for developer

pricing approach

* Airport proximity premium — KIAL access advantages support higher valuation multiples than
inland locations

* BIAAPA framework benefits — specialized planning authority coordination supports infrastruc-
ture-linked appreciation potential

* Phase 2A apartment format — requires distinct pricing verification against villa plot transaction
history

Recent EC transactions for this property from Kaveri IGR filings are summarised below, in descending
execution-date order.

Schedule 1 — 25 Jun 2020, Doc DNH-1-01313-2020-21: Villa plot No.5-07 measuring 231.25 $q Metres
(2,489.18 8q Ft) carved out of 8yN0.49[1D in Nagamangala Village, Kundana Hobli, Devanahalli Taluk.
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Bears PID 150300201201020605 cnd E-Katha No. F under Jalige Grama Panchayat, forming part of
Embassy Springs Phase | master layout approved by BIAAPA. Boundaries: East (85G8(est 08MEG 5 . B8R0
North (#3&6(

Schedule 2 — 22 Apr 2019, Doc DNH-1-00542-2019-20: Villa plot No. 1-09 measuring 231.25 Sq Metres
(2,489.09 Sq Ft) carved out of SyN0.49[1G in Nagamangala Villoge. Bears PID 150300201201020551

and E-KathaNo.150300201201020551 with Property No. 129/184/9, approved under BIAAPA final ap-

proval BINAPA[TPO1[LAO[38/2014-15 dated 20-02-2018. Boundaries: East 08M$GEBGEEUth (86G60rth (?5G6(
®.

Schedule 3 — 31 Aug 2018, Doc DNH-1-04402-2018-19: Villo plot No. 6-47 measuring 277 Sq Metres
(2,981.53 Sq Ft) carved out of SyNo.46[1A in Nagamangala Village. Bears PID 150300201201020188
and E-KathaN0.150300201201020188 with Property No.169/46/1A/239, measuring East to West 2216
metres and North to South 12.50 metres. Boundaries: East 08M$G@5G6{outh (@3G6(orth (5686(

Schedule 4 — 25 Jul 2018, Doc DNH-1-03299-2018-19: Villa plot No. 3-20 measuring 231.25 Sq Metres
(2,489.09 Sq Ft) carved out of SyNe.49[1E in Nagamangala Village. Bears PID 150300201201020389
and E-Katha No. 150300201201020389 with Property No. 425/180/80, approved under BIAAPA ap-
proval BINAPA[TPO1[LA0[38/2014-15 dated 20-02-2018. Boundaries: East 08M$Q8BG&G&EouUth (#8G6(Ith
@5G6(

Schedule 5 — 21 jul 2018, Doc DNH-1-03190-2018-19: Villa plot No. 5-11 measuring 231.25 8q
Metres (2,489.09 Sq Ft) carved out of Sy No. 493 & 49[1D in Nagamangala Village. Bears PID
150300201201020187 and E-Katha No. 150300201201020187 with Property No. 175/202/128, ap-
proved under BIAAPA opproval BIAAPA[TPO1[LAO/38/2014-15 dated 20-02-2018. Boundaries: East (85G6(
107, West OBMS$G(@3G6(orth (@3G6(

EXECUTION UNIT NUM- ARTICLE DOCUMENT MARKET CONSIDERA-
DATE BER NAME REFERENCE / VALUE TION VALUE

APPLICATION
NUMBER

25 Jun 2020 5-07 Sale DNH-1-01313-2020+RR 89,85,615 INR 89,85,615
22 Apr 2019 1-09 Sale DNH-1-00542-201942B INR
1,24,82,786 1,24,82,786
31 Aug 2018 6-47 Sale DNH-1-04402-2018H\R INR
1,22,14,956 1,22,14,956
25 Jul 2018 3-20 Sale DNH-1-03299-2018HR INR
1,02,42,605 1,02,42,605
21 Jul 2018 5-1 Sale DNH-1-03190-2018+NR INR

1,07,65,314 1,07,65,314



* Villaplot pricing range — INR 89.86 lakh to INR 1.25 crore across 231-277 sqg metre plots

* Transaction consistency — all sales show market value matching consideration value, indicating
transparent pricing

* BIAAPA approval reference — consistent citation of BIAAPA/TPO1/LAO/38/2014-15 across mul-
tiple transactions

* Recent activity decline — |atest transaction in June 2020, with Phase 2A apartment pricing re-
quiring separate verification

Source citation: Karnataka RERA (Project Registration No(s):
PRM/KA/RERA[1250/303/PR[180526/001825). \/erify latest filed details on the Karnatoka RERA portal.
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CHAPTER 02 — SECTION 01 @ TalkingLands

Infrastructure (2 km)

The catchment benefits from Major Road infrastructure providing ar-
. . . _ KEY INSIGHTS
terial connectivity, though specific road names and quality assess-

ments require field verification. Power transmission infrastructure in- ~ +  MajorRoad arterials —
provide primary connec-
tivity; verify current main-
towers distributed across the area, necessitating clearance compli- tenance and upgrade
schedules

cludes 220kv corridors with 17.5m buffer zones and multiple power

ance for any development activities. The BIAAPA planning framework
o 220kv power corridors

— multiple towers with
with specialized standards for road design, utility provision, and avia- 17.5m buffers; obtain
clearance documentation
before construction

coordinates infrastructure delivery across the airport-adjacent zone,

tion-related restrictions. Ground water potential shows moderate clas-

sification, indicating adequate aquifer support for residential develop- |, piaaPAinfrastructure co-

ment though seasonal variation monitoring remains advisable. ordination — specialized
planning authority en-
sures aviation-compatible
development standards

o Moderate ground water

potential — adequate
aquifer support; monitor
seasonal variation and
extraction limits
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CHAPTER 02 — SECTION 02 @ TalkingLands

Locality & Lifestyle

The Nagamangala villoge context provides rural-transitional character
) ) : : ) KEY INSIGHTS
with ongoing urbanization under the Growth Map framework. Multi-

ple growth pockets including J.I.NavaratnaAgrahara, J.1.Sadhahalli ond *  Nagamangala Growth Map
designation — planned
residential expansion with
development. The Byatarayanapura road density classification sug- infrastructure coordina-
tion
o Multiple growth pockets
— J.I.Navaratna Agra-

Kuduragere indicate planned residential expansion and community

gests moderate connectivity infrastructure supporting daily mobility
needs. BIAAPA jurisdiction brings specialized amenity standards and

community facility requirements aligned with airport-area planning hara, J..Sadhahalli indi-
guidelines. The locality's positioning within KundanaHobli provides ac- ?;ifgg;?}umw develop

cess to rural administrative services while benefiting from urban in- | guatarayanapuraroad

frastructure investments. density — moderate con-
nectivity supporting daily
mobility and service ac-
cess

o BIAAPA amenity standards
— specialized commu-
nity facility requirements
for airport-area develop-
ments



CHAPTER 02 — SECTION 03 @ TalkingLands

Connectivity

The Devanahalli sub-district positioning provides administrative con-
o _— ) KEY INSIGHTS
nectivity to Bengaluru Urban district services and governance struc-

tures. Byatarayanapura road density classification indicates moder- ¢ Devanahalli sub-district —
administrative connectiv-
ity to Bengaluru Urban
Chikkballapur parliamentary constituency aond Devanahalli (SC) os- district services

ate vehicular connectivity infrastructure within the catchment. The

sembly constituency framework ensures political representation and +  Byatarayanapuraroad
density — moderate ve-

hicular infrastructure sup-

connectivity advantages for aviation-dependent travel, though public porting daily commute
needs

civic service delivery channels. Airport proximity offers specialized

transport options to central Bengaluru require verification. The Major
; ' ) o ) o . Airport corridor proximity
Road infrastructure provides arterial connectivity, with specific route el coE

quality and maintenance schedules needing field assessment. ty for aviation-dependent
travel patterns
. Major Road arterials —
primary connectivity in-
frastructure; verify route
quality and maintenance
schedules
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CHAPTER 02 — SECTION 04 @ TalkingLands

Utilities

The moderate ground water potential classification indicates adequate
. . . KEY INSIGHTS
aquifer support for residential development, though seasonal mon-

itoring and extraction limit compliance remain essential. Power in- =  Moderate ground water

potential — adequate

aquifer support; monitor

power towers requiring buffer zone complionce and safety clear- seasonal variation and
extraction limits

o 220kv power infrastruc-
ture — transmission cor-

frastructure includes 220kv transmission corridors with associoted

ances. The BIAAPA planning framework mandates specialized utility
standards aligned with airport-area development requirements. Wa-

ter supply, sewage treatment, and telecommunications infrastructure ridors with buffer zones;
delivery schedules require verification through current BIAAPA ap- éizfeg clearance compli-

provals and utility provider commitments. +  BIAAPA utility standards —

specialized requirements
for airport-area develop-
ment infrastructure

o Utility delivery schedules
— verify water, sewage,
telecom commitments
through current approvals
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CHAPTER 02 — SECTION 05 @ TalkingLands

Growth Potential

The Growth Map designation across multiple pockets including Naga-
KEY INSIGHTS
mangala, ).I.Navaratna Agrahara, ).1.Sadhahalli, Kuduragere, Thara-

banahalli, J.I. Bettanahalli, ond Kamenahalli indicates comprehensive ~ ©  SevenGrowth Map pock-
ets — comprehen-

sive residential expan-
ized development framework supporting coordinated infrastructure sion across Nagaman-
gala, JINavaratna Agra-
hara, J.lSadhahalli

. BIAAPA development

vice delivery and governance. Airport proximity creates unique de- framework — coordinat-
ed infrastructure deliv-
ery supporting systematic
ers, though market depth requires verification against broader resi- growth

residential expansion planning. BIAAPA jurisdiction provides special-

and amenity delivery. The Devanahalli sub-district's integration with
Bengaluru Urban district offers administrative advantages for ser-

mand drivers for aviation-industry professionals and frequent travel-

dential demand patterns. e Airport proximity demand
— unique buyer profile for
aviation-industry profes-
sionals and frequent trav-
elers

. Bengaluru Urban integra-
tion — administrative ad-
vantages for service de-
livery and governance
access



CHAPTER 02 — SECTION 06 @ TalkingLands

Environment

The Agriculture Zone and Urbanisable Zone |and utilization classifica-
_ o . , _ _ KEY INSIGHTS
tions indicate transitional landscape with ongoing conversion from

agricultural to residential use. Moderate ground water potential sug-  ©  Agricultureto Urbanisable
Zone transition — on-

going land use conver-
tices and seasonal monitoring remain essential. The rural-transitional sion requiring environ-
mental monitoring

gests adequate aquifer support though sustainable extraction prac-

character of Nagamangala village provides relatively cleaner air qual-
o Moderate ground water

potential — adequate
duce aviation-related noise considerations. Power transmission infra- aquifer support; imple-
ment sustainable extrac-
tion practices

ity compared to urban centers, though airport operations may intro-

structure with 220kv corridors requires environmental impact assess-

ment for electromagnetic field exposure and safety compliance. . Rural-transitional air

quality — cleaner envi-
ronment than urban cen-
ters; monitor airport-re-
lated impacts

o 220kv electromagnetic ex-
posure — power trans-
mission corridors require
safety compliance and
impact assessment
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CHAPTER 02 — SECTION 07

Risk Factors

Power transmission infrastructure poses the primary risk consider-
ation, with 220kv corridors requiring 17.5m buffer zones and multi-
ple power towers creating electromagnetic field exposure and safe-
ty compliance requirements. The Agriculture Zone overlay demands
careful verification of land conversion permissions and development
compliance status to avoid regulatory violations. Phased develop-
ment execution under the Embassy Springs master layout creates
delivery timeline dependencies and possession schedule risks. Airport
proximity introduces aviation-related restrictions on building heights,
lighting, and construction activities requiring BIAAPA clearances. Be-
fore final commitment, verify corridor-level execution timelines, power
line clearance documentation, land conversion compliance, and BI-
AAPA approval status in the latest authoritative filings.

@ TalkingLands

KEY INSIGHTS

220kv power corridors —
electromagnetic exposure
and 17.5m buffer compli-
ance; obtain safety clear-
ances

Agriculture Zone conver-
sion — verify development
permissions and regula-
tory compliance status

Phased delivery depen-
dencies — Embassy
Springs master layout ex-
ecution creates posses-
sion timeline risks

Aviation restrictions —
building height, light-

ing, construction activity
clearances required from
BIAAPA
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SUMMARY & DISCLAIMER @ TalkingLands

Embassy Springs - Phase 2A, Apartments in Devanahalli represents o RERA-registered residential de-
velopment by Embassy Developments Limited within the specialized BIAAPA planning framework. The
project benefits from airport corridor positioning and multiple growth map pockets indicating planned
residential expansion, though power transmission infrastructure with 220kv corridors requires careful
clearance compliance. Recent villa plot transactions in the broader Embassy Springs project range
from INR 89.86 lakh to INR 1.25 crore, providing market reference for the apartment phase pricing. For
property seekers, the location offers airport connectivity advantages balanced against regulatory
complexity and power line proximity considerations. Before final commitment, verify current RERA
filing status, BIAAPA approval documentation, power line clearance compliance, and Agriculture Zone
conversion permissions through authoritative sources.

Disclaimer: This report is compiled by TalkinglLands using data aggregated from multiple government,
public, and third-party sources believed to be reliable and current in good faith at the time of compi-
lation. Source data is updated at varying intervals outside TalkinglLands' control, and information may
be outdated, incomplete, or superseded by the time of report generation or reading.

All information, figures, observations, maps, valuations, and interpretations contained herein are in-
dicative and informational only. They do not constitute legal advice, legal opinion, professional valu-
ation, title certification, or any form of binding representation, and must not be treated as conclusive
fact or as a substitute for independent professional verification.

Readers must undertake their own due diligence — including legal, technical, financial, regulatory, title,
and physical site verification — before making any investment, purchase, sale, leasing, financing, or
other property-related decision.

This report is provided "AS IS" and "AS AVAILABLE” without warranties of any kind, whether express or
implied, including but not limited to warranties of accuracy, completeness, reliability, merchantability,
fitness for a particular purpose, or non-infringement. TalkingLands does not independently verify or
audit third-party or government source data and disclaims all liability for errors, omissions, or inac-
curacies originating from such sources.

Nothing in this report shall be construed as creating any legal right, obligation, representation, war-
ranty, contract, or fiduciary relationship between TalkingLands and any reader or third partu.

To the maximum extent permitted by applicable law, TalkingLands, its affiliates, officers, employees,
contractors, and contributors shall not be liable for any direct, indirect, incidental, special, consequen-
tial, punitive, or reliance-based loss, claim, damage, or expense arising from access to or use of this
report, including decisions made wholly or partly in reliance upon it.

By accessing, downloading, or using this report, the reader acknowledges and agrees to these terms.
This disclaimer shall be governed by and construed in accordance with the laws of Karnataka, and
any disputes shall be subject to the exclusive jurisdiction of the courts of Bengaluru Urban.
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