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Companion to the EIH Associated Hotels investment report (70/100, Selective Positive). This piece grades the business against the
five-pillar engine: Sunrise, Leadership, Moat, Iron Fortress, and Free Cash Flow.

Reference price: Rs 294.40 (NSE close, October 5, 2026). Four pass, one patrtial.

Grades at a glance

Sunrise (Indian premium hospitality) PASS
Leadership PASS
Moat PARTIAL
Iron Fortress (balance sheet) PASS
Free Cash Flow PASS

Overall fit verdict: four pass, one partial. EIH Associated Hotels clears the five-pillar compounder bar on
leadership, balance sheet, and cash generation, in a genuine industry sunrise, but its durability edge (the
moat) is asset quality rather than scale, and its independence is permanently leased to its
promoter-operator. Full investment report score: 70/100, Selective Positive.
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Pillar 1: Sunrise, PASS
GRADE: PASS

The tailwind is Indian premium hospitality, and it is structural, not cyclical. Demand has structurally outrun
branded supply since Covid: domestic leisure travel, weddings, and MICE are compounding, and the
company's own FY26 numbers show the pricing power that follows, with ARR up 11% to Rs 14,203 and
RevPAR up 12.9% to Rs 10,047, ahead of industry RevPAR growth of 10-12%. The demand mix is the
right one for this portfolio: leisure-tilted assets in Jaipur, Udaipur, Shimla, and Agra, where the Oberoi and
Trident brands command rate premiums, and the deliberate strategy is ARR-led growth ("we do not pursue
occupancy growth at the expense of the long-term positioning of our hotel").

Three company-specific gusts strengthen the read. First, the Visakhapatnam pipeline: a 125-room
beachfront resort plus convention centre near the upcoming Bhogapuram airport, opening 2027, adds
~16-19% to key count in a market the company does not currently serve. Second, the wedding and MICE
cycle: a new banquet facility at Trident Agra (November 2026) and 10 luxury tents at a 100%-utilized
Trident Udaipur monetize exactly the demand segments growing fastest. Third, the foreign-tourist leg is
still ahead: foreign-exchange earnings fell 18.5% in FY26, so any revival is pure optionality on top of the
domestic base.

The honest caveat: FY26 revenue still fell 5.5% in a sunrise industry, because 16% of keys were under
renovation. Sunrise does not suspend execution risk. But the pillar tests the industry, not the quarter, and
the industry passes.
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Pillar 2: Leadership, PASS
GRADE: PASS

The leadership test here is stewardship, not heroics, and it is answered by a decade of conservative
numbers: zero bank borrowings every year FY17-FY26, the biggest capex cycle in company history
funded entirely from internal accruals, dividends paid every year with a steady 23-24% payout, promoter
holding frozen at 75% for a decade with zero pledging, no equity dilution since the 2024 bonus, and an
unmodified Deloitte audit opinion. The Chairman and Managing Director are Arjun Singh Oberoi and
Vikramijit Singh Oberoi, the same two people who run EIH Limited: the operator is the largest shareholder
(36.81%), so incentives are aligned by construction.

The "did they do what they said" test is answered by the pipeline being built on schedule: the Udaipur tents
were board-approved in March 2026 for October 2026 completion, the Agra banquet is tracking to
November 2026, and the Vizag groundbreaking happened in late 2024 for a 2027 opening. The board has
3 independents of 6 with credible outside profiles (audit chair Surin Shailesh Kapadia sits on Exide and
Sonata Software boards).

Deductions, honestly stated: the listed vehicle has no independent strategy, no analyst calls, and no
investor presentations; it is a passive owner whose entire growth program is approved and executed by
the promoter-operator. Key-man overlap is total. None of this overturns the pass: the stewardship record is
what the pillar rewards, and it is among the cleanest in the listed hotel set.
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Pillar 3: Moat, PARTIAL
GRADE: PARTIAL

This is the pillar where honesty costs the most. The moat claim rests on trophy assets, and the evidence is
real: The Oberoi Rajvilas is a 32-acre purpose-built resort estate carrying Travel + Leisure USA World's
Best 2024 and a Michelin Key, The Oberoi Cecil is a heritage hill hotel ranked No. 3 in India by Conde
Nast Traveller UK, and Trident Udaipur sits on 43 acres of Lake Pichola frontage running at 100%
utilization. These cannot be recreated at today's land prices, and the Oberoi/Trident brand premium shows
in 31% operating margins and ARR growth ahead of the industry.

But the moat is asset quality, not scale, and it frays at three edges:

e At 784 keys, the company is a rounding error next to IHCL's 30,000+: no procurement scale, no
loyalty-program gravity, no management-fee annuity. It is a pure owner in an industry where the big
compounders are owner-operators with fee flywheels.

e The moatis India-only and single-segment. A demand shock to leisure travel hits the whole company;
there is no geographic or segment diversification.

e The brand that creates the moat is rented: the Oberoi and Trident brands, the management contract,

the procurement, and the shared services all belong to EIH Ltd, which collects ~21-22% of revenue in
fees and procurement. The company cannot monetize its own assets without its promoter-operator.

If Visakhapatnam opens on schedule in 2027 and the renovated Jaipur inventory fills at Oberoi/Trident
rates through FY28, this pillar upgrades: scale and a second growth market would turn asset quality into a
compounding footprint. Today: PARTIAL.
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Pillar 4: Iron Fortress, PASS
GRADE: PASS

The cleanest pillar in the set. Zero bank borrowings every year FY17-FY26. Debt including lease liabilities
only Rs 4.3 cr. Surplus funds of Rs 307.5 cr at FY26 end, roughly 17% of market cap sitting in the treasury.
Net worth compounded to Rs 602.4 cr. Zero pledging on the 75% promoter holding across a decade of
filings. Through the Covid years the company never raised emergency capital, never drew debt, never
diluted, and resumed dividends promptly. Then it funded the largest capex in its history (Rs 60.6 cr in
FY26 alone) from internal accruals while maintaining the dividend.

The fortress is also the strategic reserve: the Vizag resort, the Jaipur renovation, the Udaipur tents, and
the Agra banquet are all funded from accruals and surplus funds, so the growth program carries no
financing risk. PASS, no real deduction.
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Pillar 5: Free Cash Flow, PASS
GRADE: PASS

Operating cash flow has been positive every year disclosed (Rs 108.7 cr in FY25, Rs 100.4 cr in FY26),
with FY26 OCF at 1.15x PAT: earnings convert to cash. Free cash flow per screener has been positive in
every year FY22-FY26 (23, 72, 41, 81, 44 cr). Guests pay upfront or on short credit, so working capital is
structurally light, and the hotel model converts EBITDA to cash at a high rate.

The watch item, stated plainly: FY26 FCF fell to Rs 44 cr on PAT of Rs 87.2 cr (0.5x) because renovation
capex jumped to Rs 60.6 cr from Rs 28.0 cr. This is the right kind of capex (127 rooms being renovated,
tents, banquet, Vizag), but FY27-FY28 needs the renovated and new inventory to convert the spending
back into cash. If FCF persistently trails PAT through the catalyst window, the pillar downgrades. Today,
with five straight positive years and OCF above PAT: PASS, with the OCF/PAT ratio and renovation-capex
intensity as the monitored metrics.
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Summary

e Pillar 1. Sunrise: PASS, Indian premium hospitality upcycle; ARR +11% and RevPAR +12.9% in
FY26; foreign-tourist leg still ahead

e Pillar 2. Leadership: PASS, Oberoi-family stewardship; zero debt, self-funded capex, 75% holding
flat, zero pledge; passive listed vehicle noted

e Pillar 3. Moat: PARTIAL, trophy assets are genuinely hard to replicate, but 784 keys is micro-scale
and the brand is rented from the promoter-operator

e Pillar 4. Iron Fortress: PASS, zero bank debt, Rs 307.5 cr surplus funds, zero pledging; Covid
survived without dilution

e Pillar 5. Free Cash Flow: PASS, FCF-positive every year FY22-26, FY26 OCF 1.15x PAT;
renovation capex is the watch item

Four of five pass. The engine's read: this is a conservatively run owner of genuinely irreplaceable hotel
assets, with a fortress balance sheet and real cash generation, whose durability edge is asset quality
rather than scale, and whose independence is permanently leased to its promoter-operator. That matches
the investment report's 70/100 Selective Positive: buy the assets and the balance sheet at a fair price, and
watch the Jaipur ramp and the Vizag opening.

What changes the grade: Moat upgrades to pass if Visakhapatnam opens on schedule in 2027 and the
renovated Jaipur inventory fills at brand rates through FY28. Iron Fortress or FCF downgrades if the
company levers up for the pipeline or if FCF persistently trails PAT through the catalyst window.
Leadership downgrades on any governance event, a change in EIH Ltd's stance toward the associate, or
adverse movement in the Jaipur lease litigation.
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Sources

e FY26 Integrated Annual Report (EIH Associated Hotels): financials, key counts, strategy, dividends,
RPT Note 43, surplus funds, operating metrics

e screener.in (operating profit, margins, shareholding trend 2017-2026, FCF series, quarterly series);
finnhub.io, 5paisa, coindataflow.com (price, multiples, 52-week range)

e bajajfinserv.in, trendlyne, wealthrox (shareholding detail, pledging); scanx.trade (Q4 FY26, Udaipur
tents); tijorifinance.com (Q1 FY27 metrics, August 2026 presentation summary)

e valueresearchonline.com (EIH Ltd Q1 FY27 presentation); EIH Ltd Sep 2024 investor presentation
(key counts); EIH Ltd Q4 FY26 transcript (industry data)

e devdiscourse.com (Udaipur tents); peer multiples from bajajfinservmarkets.in, univest.in, pocketful.in,
moneyworks4me.com

e Full source list in the companion investment report.
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