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CONG TY CO PHAN TAP POAN EMA LAND
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Bio cio kiém todn djc ldp

Béng cin dbi ké todn tai ngay 31 thang 12 niim 2025

Béo cdo két qua hoat djng kinh doanh
cho nim tai chinh két thiic ngay 31 théng 12 nim 2025
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cho nim tai chinh két thic ngay 31 thang 12 niim 2025
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CONG TY CO PHAN TAP DOAN EMA LAND

BAO CAO CUA GIAM POC

Giém d6c Cong ty C6 phdn Tp doan Ema Land (sau dy goi tht 1 “Cong ty”) trinh bdy béo céo clia
minh cuing v6i Béo cdo tai chinh cho nim tai chinh két thic ngay 31 thang 12 nam 2025.

Khii quat vé Cong ty
Céng ty C6 phdn Tép doan Ema Land (tén goi cii 1a Cong ty Cé phan Thuong mai Dau tr X4y 1ép dién
Thinh Vugng) hoat dong theo Gily chimg nhén ding ky doanh nghiép s6 0600446389, ding ky lan dau
ngdy 12 thing 6 nim 2008 va ding ky thay ddi 1dn thir 10 ngdy 27 théng 6 nim 2025 do S& Tai chinh
TP. Hd Chi Minh cdp.

Try s& chinh:
- Dja chi : $6 71 dudng Ta Hign, phudng Cat Lai, TP. H3 Chi Minh, Viét Nam
- bién thoai : 0908687295

Hoat dgng kinh doanh chinh ciia Céng ty 1a: Tu van, méi gidi, ddu gi4 bit dong san, déu gid quyén sir
dung dét va Kinh doanh bat dong san, quyén sir dung dét thuéc chii s& hitu, chit sir dung hoiic di thug.

H¢i ddng quan trj, Ban kiém soit va Gism dbc
Céc thanh vién Hi ddng quan trj, Ban kiém soat va Giam ddc ciia Céng ty trong nim va cho dén thoi
diém 1ap bao cdo ndy bao gbém:

Hpi dong quan tri

Ho va tén Chirc vy Ngay bd nhiém/téi bd nhiém

Ong Vii Tién Hung Chu tjch Téi bd nhi¢m ngay 30 thang 6 nam 2025
Ong Nguyén DPing Manh Thanh vién T4i b6 nhigm ngay 30 thang 6 nim 2025
Ong Ly Vain Nam Thanh vién Téi bd nhigm ngay 30 théng 6 nim 2025
Ong Nguyé&n Thanh Nghia Thanh vién Bd nhiém ngay 30 thang 6 nam 2025

Ba Tran Thj Minh Thu Thanh vién B4 nhiém ngay 30 théng 6 nidm 2025
Ban kiém sodt

Ho va tén Chirc vy Ngay bd nhiém/téi bd nhiém/mién nhiém
Ong Phan Luru Nhat Quang Trudng ban T4i bd nhigm ngay 30 thang 6 ndm 2025
Ba Hoang Thj Anh Loan Thanh vién B4 nhi¢m ngdy 30 thang 6 nam 2025

Ba Nguyén M§ Lynh Thanh vién B4 nhiém ngay 30 théng 6 nidm 2025
Ong Ta Vin An Thanh vién Mién nhiém ngay 30 thang 6 nim 2025
Ong Trén Lam Hoang Thanh vién Mién nhi¢m ngay 30 thang 6 nim 2025
Gidm ddc

Ho va tén Chirc vy Ngay bd nhiém/mién nhiém

Ong Ly Minh Tém Giam dbc B4 nhiém ngy 09 théng 6 nim 2025
Ong Duong Tam Giam dbc Mién nhiém ngdy 09 thdng 6 nim 2025

Pai di¢n theo phap luft
Ngudi dai dién theo phép ludt ciia Cong ty trong nim va cho dén thdi didm 13p béo céo ndy nhu sau:

Ho va tén Chirc vy Ngay bd nhiém/mién nhiém
Ong Ly Minh Tim Giam dbc B6 nhi¢m ngay 09 théng 6 nm 2025
Ong Dwong Tam Gidm ddc Mién nhiém ngay 09 thang 6 nim 2025
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CONG TY C6 PHAN TAP POAN EMA LAND
BAO CAO CUA GIAM POC (tiép theo)

Kiém tosn vién
Céng ty TNHH Kiém toan va Tu vin A&C dé duge chi dinh kiém toén Béo cdo tai chinh cho nim fai
chinh két thuc ngay 31 thang 12 nim 2025 ciia Céng ty.

Tréich nhi¢m ciia Gidm déc

Gidm ddc chju trach nhi¢m Iip Béo céo tai chinh phan anh trung thyc va hop 1y tinh hinh tai chinh, két

qua hogt djng kinh doanh va lwu chuyén tidn t¢ cia Cong ty trong nim. Trong viéc lap Béo céo tai

chinh ndy, Gidm ddc phai: :

*  Chon lya céc chinh sich ké toan thich hop va ap dyng céc chinh sach ndy mot cach nhit quan;

e Thyc hi¢n céc xét doan va cc udc tinh mét cach hgp 1y va thin trong;

* Neéu rd céc chudn myc ké toan ap dung cho Céng ty c6 duge tuéin thi hay khong va tit ca cac sai
léch trong yéu d dugc trinh bay va gidi thich trong Bdo céo tai chinh;

* Lap Bao céo tai chinh trén co s& hoat dong lién tyc trir truong hop khong thé cho ring Cong ty s&
tiép tuc hoat dong lién tuc;

e Thiét Ip va thyc hién hé théng kiém sodt ni bd mot cach hiru hidu nhim han ché rui ro c6 sai st
trong yeu do gian 1n hofic nham 14n trong vi€c Idp va trinh bdy Béo céo tai chinh.

Giém doc ddm béo cde sd ké toan thich hop duge v giit ddy du dé phan 4nh tinh hinh tai chinh ciia
Cong ty v6i mic d9 chinh xéc hop 1y tai bét ky thai diém ndo va cdc s6 sach ké todn tuan thi ché dé ké
toan ap dyung. Giam ddc ciing chju tréch nhi¢gm quén Iy céc tai sén ctia Cong ty va do d6 d thyc hién
céc bién phép thich hop dé ngén chin va phét hi¢n cic hanh vi gian lan va céc vi pham khéc.

Giam d6c cam két da tudn thi cac yéu cdu néu trén trong vide 18p Béo cdo tai chinh.

Phé duyét Bao cdo tai chinh

Gidm dbc phé duyét Béo cdo tai chinh dinh kém. Bo cdo tai chinh di phéan anh trung thye va hgp ly
tinh hinh tai chinh ctia Cong ty tai thoi diém ngay 31 thang 12 nim 2025, ciing nhur ket qua hoat dong
kinh doanh va tinh hinh lwu chuyén tién t¢ cho nam tai chinh két thic cing ngay, ph hop véi céc
chuén mye ké toan Vigt Nam, Ché o K& toan doanh nghigp Viét Nam va céc quy dinh phép ly c6 lién

an-den-vige 1ip va trinh bay Bdo céo tai chinh.
f’/i(\}i‘_*‘_eg\vlgc ap va trinh bay Béo cdo tai chin
2/ Ngay 27 tha
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A&C AUDITING AND CONSULTING CO., LTD. @ * bakertilly

Ho Chi Minh Head Office : 02 Triong Sca S1, Tan Son Hoa Ward, Ho Chi Minh City, Vietnam Tel: +84 (028) 3547 2972 kttv@a-c.com.vn A &C

Hant Branch <40 Giang Vo 8t Giang Vo Ward, Ha Noi City, Vietnam Tel +84 (024) 3736 7879 klvhn@a-c.comvn

Central Region Branch - Ll STHIEAD", Read 13, Le Hong Prong § Urbar Avea, Nam Mo Traog Wad Khart Hoa Provnce Vs Tel: 484 {0258 246 5151 kttv.ni@a-c.com.vn

Southwes! Branch <1543 o Nquyen Giap &L Hung Phu Ward, Can Tra Gy, Visinam Tek +84 (0292) 376 4395 kllvel@a-coomvn  WWW.A-C.cOmM.vN

S8: 4.0184/26/TC-AC
BAO CAO KIEM TOAN POC LAP

Kinh giti: CAC CO PONG, HQI PONG QUAN TRI VA GIAM POC
CONG TY CO PHAN TAP POAN EMA LAND

Chung t6i dd kiém toan Béo cdo tai chinh kém theo ciia Cong ty Co phan Tép doan Ema Land (sau déy
goi tat 1a “Cong ty”) duoc lap ngdy 27 théng 3 nim 2026, tir trang 06 dén trang 27, bao gom Bang cén
dm ké toan tai ngay 31 thang 12 ndm 2025, Bio cdo két qué hoat dong kinh doanh, Béo céo luru chuyén
tién t¢ cho nim tai chinh két thuc cling ngdy va Ban thuyét minh Béo cdo tai chinh.

Trach nhiém ciia Giam ddc

Giém ddc Cong ty chiju trach nhiém vé viéc Iap va trinh bay trung thyc va hgp ly Bao céo tai chinh cia
Cong ty theo céc chudn muyc ké toan Viét Nam, Ché do K& toan doanh nghi¢p Viét Nam va cac quy
dinh phap ly cé lién quan dén v1ec 14p va trinh bay B4o céo tai chinh va chiju trach nhiém vé kiém soat
ndi bd ma Giam doc xéc dinh 1a cén thiét d& dam bao cho vigc lap va trinh bay Béo céo tai chinh khdng
c6 sai s6t trong yéu do gian 1an hoiic nhim 1an.

Trach nhi¢m ciia Kiém toan vién N
Trach nhi¢ém ctia ching t6i 1a duara y kién vé& Bdo c4o tai chinh dua trén két qué ciia cudc kiém toan i\<
Chiing t6i d tién hanh kiém toén theo céc chudn myc kiém toan Viét Nam. Céc chudn myc ny yéu ciu ::A
ching toi tudn tha chuén muc va céc quy dinh vé dao dirc nghé nghiép, 1ap ké hoach va thuc hién cude :
kiém toan dé dat dugc sy dam bao hop Iy vé viée liéu B4o cdo tai chinh cua Cong ty ¢ con sai sot ;
trong yéu hay khong. l;ﬁ
Cong viée kiém todn bao gdm thuc hién céc thu tuc nhim thu thap céc bing chitng kidm toan v& céc sb ez

liéu va thuyet minh tren Bao céo tai chinh. Cac thu tuc klem toan duogc lya chon dya trén xét doan cna
kiém toan vién, bao gbm dénh gla rii ro co sai sot trong yeu trong Béo céo tai chinh do gian lan hoidc
nham Iin. Khi thyc hién danh gia céc rui ro nay, kiém toan vién da xem xét kiém soét ndi b ciia Cong
ty lién quan dén viéc 1ap va trinh bay Béo céo tai chinh trung thye, hop ly nham thiét ke cac thu tyc
kiém toan phu ho’p véi tinh hinh thyc té, tuy nhién khéng nham muyc dich dua ra y kién vé& hiéu qua cia
kiém soat ngi bd ctia Cong ty. Cong viée kiém toan ciing bao gom danh gia tinh thich hgp cta cac chinh
sach ké toan du'orc ap dung va tinh hop Iy ctia cdc uée tinh ké todn ctia Giam ddc ciing nhw dénh gia
viéc trinh bay tdng thé Béo céo tai chinh.

Chiing t6i tin tuong rang céc bing chung kiém toan ma ching tbi da thu thip dugc 1a ddy da va thich
hop 1am co s cho y kién kiém toan ciia ching toi.

Y kién ciia Kiém todn vién

Theo y kién cta chiing t6i, Béo cdo tai chinh da phan é&nh trung thyc va hop ly, trén cac khia canh trong
yéu tinh hinh tai chinh cia Céng ty C3 phin Tap doan Ema Land tai ngdy 31 thang 12 nim 2025, ciing
nhur két qua hoat dong kinh doanh va tinh hinh luu chuyen tién té cho nam tai chinh két thic cung ngay,
phtt hop véi cac chuin muc ké toan Viét Nam, Ché do Ké toan doanh nghi¢p Viét Nam va cic quy dinh
phép ly c6 lién quan dén viéc I4p va trinh bay Béo cdo tai chinh.

A&C Auditing and Censulting Co,, Ltd, trading as Baker Tilly A&C is a member of the global network
of Baker Tilly International Lid., the members of which are separate and independent legal entities
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@ bakertilly
A&C

Vin dé khic

Bdo cdo tai chinh ciia Cong ty cho nim tai chinh két thic ngay 31 thang 12 nam 2024 da dugc cong ty
kiém toan khéc kiém toan va dua ra y kién chdp nhan toan phén vé B4o cdo tai chinh do tai ngay 26
thdng 3 nam 2025,

—_____.—‘
Nguyerr Quic Ngir Nguyén Ditc Toan
Thanh vién Ban Gidm déc Kiém tosn vién
S6 Gidy CNDPKHN kiém todn: 3089-2025-008-1 86 Gidy CNPKHN kiém todn: 6376-2023-008-1

Ngudi duge iy quyén

TP. Cén Tho, ngdy 27 théang 3 ndm 2026

A&C Auditing and Consulting Co., Ltd. trading as Baker Tilly A&C is a member of the global network
of Baker Tilly International Ltd., the members of which arc separate and independent legal entities
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CONG TY €O PHAN TAP POAN EMA LAND

Dija chi: 86 71 dudmg Ta Hién, phudng Cat L4i, TP. Hd Chi Minh, Viét Nam

BAO CAO TAI CHINH

Cho nam tai chinh két thiic ngay 31 thang 12 nam 2025

BANG CAN POI KE TOAN
Tai ngay 31 thdng 12 nim 2025

CHI TIEU
A - TAISAN NGAN HAN

L Tién vh cdic khodn twong dwong tidn
1. Tién
2. Cic khoan tuong duong tién

IL DAu tw tdi chinh ngdin hgn

1. Chimg khoén kinh doanh

2. Dy phong giam gid chiing khodn kinh doanh
3. Ddu tu ndm giir dén ngdy déo han

. Céic khodn phai thu ngén hgn
Phai thu ngén han ciia khéch hang
Tré trude cho ngudi ban ngn han
Phai thu n6i b ngén han

P
[
ol

Phai thu v& cho vay ngén han

Phai thu ngén han khéc

Dy phong phai thu ngén han khé ddi
Tai sén thiéu cho xir Iy

PNAY AW

Hang tdn kho
Hang tdn kho
Dyr phong gidm gi4 hang tdn kho

[ I ]
..-<

. Téi sin ngén han khic
Chi phi tra truéc ngén han
Thué gi4 trj gia ting duwgc khéu trir
Thué va céc khoan khéc phai thu Nha nudc
Giao djch mua bén 13i tréi phiéu Chinh pha
Tai san ngén han khéc

I

Phi thu theo tién d9 ké hoach hop ddng xdy dyng

Ma
s6

100

110
111
112

120
121
122
123

130
131
132
133
134
135
136
137
139

140
141
149

150
151
152
153
154
155

Bdo cdo ndy phdi duge doc ciing véi Ban thuyét minh Bdo cdo 13i chinh

6

Bon vj tinh: VND

Thuyét
minh S6 cubi nim S6 ddu ndim
6.291.612.836 14.448.536.790
5.541.498.593 2.353.536.790
V.1 5.541.498.593 2.353.536.790
749.264.480 12.095.000.000
V.2 107.264.480 50.000.000
V.3a 642.000.000 12.045.000.000
849.763 -
V.da 849,763 -




CONG TY CG PHAN TAP POAN EMA LAND

Pja chi: 86 71 dudng Ta Hign, phudmg Cét Léi, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thac ngdy 31 théng 12 nim 2025

Bang ciin d6i ké todn (tiép theo)

Mi  Thuyét

CHI TIEU s6  minh S6 cubi nim S6 ddu niim

B- TAISAN DAI HAN 200 29.323.552.770 20.073.771.110
L. Céc khoan phii thu dai han 210 . 20.000.000.000
1. Phai thu dai han ctia khéch hang 211 - -
2. Tratrude cho ngudi ban dai han 212 - .
3. Vénkinh doanh ¢ don vj trye thue 213 - -
4. Phai thu ndi bd dai han 214 - -
5. Phai thu v& cho vay dai han 215 - -
6. Phai thu dai han khéc 216 V.3b - 20.000.000.000
7. Dy phong phai thu dai han khé doi 219 - -
IL Tai sén 6 djnh 220 - -
1. Tai san ¢ djnh hitu hinh 221 - .
- Nguyén gid 222 - -
- Gid trj hao mon lity ké 223 - -
2. Tai sn c6 djnh thué tai chinh 224 - -
- Nguyéngid 225 - =
- Gid trj hao mon lily ké 226 - -
3. Tai san cb djnh v6 hinh 227 - -
- Nguyén gid 228 - -
- Gid trj hao mon lily ké 229 - -
III. Bft djng sin diu tu 230 - -
- Nguyén gid 231 - -
- Gi4 trj hao mdn liiy ké 232 - -
IV. Thi sin d& dang dai han 240 24.780.250.000 -
1. Chi phi san xuét, kinh doanh d¢ dang dai han 241 - -
2. Chi phf xdy dyng co ban d¢& dang 242 V.5 24.780.250.000 -
V. Dlu tir tai chinh dai han 250 4,508.000.000 -
1. Pu tu vio cong ty con 251 V.6 4.508.000.000 .
2. Dlu trvao c6ng ty lién doanh, lién két 252 - -
3. DPlu tu gép vbn vao don vj khéc 253 - -
4. Dy phong ddu tur tai chinh dai han 254 - -
5. DPAu tu ném gitr dén ngay d4o han 255 - -
VI. Tai sén dai han khéc 260 35.302.770 73.771.110
1. Chi phf tra trude dai han 261  V.4b 35.302.770 73.771.110
2. Tai sén thué thu nhdp hon lai 262 - -
3. Thiét bj, vét tu, phy ting thay thé dai han 263 - -
4. Tai san dai han khéc 268 - -
TONG CONG TAI SAN 270 35.615.165.606 34.522.307.900

Bdo cdo nay phai dwoc doc ciing véi Ban thuyét minh Béo cdo 1 chinh
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CONG TY cO PHAN TAP POAN EMA LAND
Dja chi: S6 71 dudng Ta Hién, phuong Cét L4i, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thic ngay 31 théng 12 niim 2025
Bing cin ddi ké todn (tiép theo)

Ma  Thuyét

CHI TIEU s6  minh $8 cudi nim S6 diu nim
C- NQ PHAI TRA 300 1.108.718,728 458.781.667
I. Ng ngin han 310 1.048.718.728 458.781.667
1. Phai trd ngudi ban ngén han 311, V7 443.800.000 -
2. Ngudi mua tré tidn truée ngén han 312 - -
3. Thué va céc khoan phai nép Nha nuée 313 V3 356.256.728 388.781.667
4. Phai tra ngudi lao dong 314 V.9 216.222.000 -
5. Chi phi phai tra ngén han 315 - -
6. Phai trd ndi bd ngén han 316 - -
7. Phai tra theo tién d9 ké hoach hop ddng xdy dyng 317 - -
8. Doanh thu chua thyc hién ngin han 318 - -
9. Phai tra ngén han khéc 319 V.10a 32.440,000 70.000.000
10. Vay va ng thué tai chinh ngén han 320 - -
11. Dy phong phai tra ngén han 321 - -
12. Qu¥ khen thudng, phiic lgi 322 - -
13. Quf binh én gi4 323 - - o
14. Giao dich mua ban lai tr4i phiéu Chinh phu 324 - - "T_Y‘

3

I Ng dai hgn 330 60.000.000 . ki
1. Phai tré ngudi ban dai han 331 . - W&
2. Ngudi mua trd tién trude dai han 332 5 ‘ = LI :';:
3. Chi phf phai tra dai han 333 . - S
4. Phai tra ndi by v& vén kinh doanh 334 - - W
5. Phai tra ndi by dai han 335 - -
6. Doanh thu chua thyc hién dai han 336 - -
7. Phai tra dai han khac 337 V.10b 60.000.000 .
8. Vay vang thué tai chinh dai han 338 - -
9. Tréi phidu chuyén déi 339 - -
10. C6 phiéu wu dai 340 - .
11. Thué thu nhap hodn lai phai tra 341 - - o/
12, Dy phong phai tra dai han 342 - - / b
13. Quy phét trién khoa hoc va cong nghé 343 - . "

Bdo cdo nay phdi dige doc ciing véi Ban thuyét minh Bdo cdo tdi chinh
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CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: S8 71 dudng Ta Hi¢n, phudng Cét L4i, TP. H$ Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nam tai chinh két thiic ngay 31 théng 12 niim 2025

Bing ciin d6i ké tosn (tiép theo)

Mi  Thuyét
CHI TIEU s6  minh S6 cudi nim S6 diu nim

D- VON CHU $G HU'U 400 34.506.446.878 34.063.526.233
I Vén chii s& hitu 410 34.506.446.878 34.063.526.233

Vén gép ciia chi s& hitu 411 V.lla 30.000.000.000 30.000.000.000
- CO phiéu phd théng c6 quyén biéu quyét 411a 30.000.000.000 30.000.000.000
- Cd phiéu wu dai 411b . .
2. Thing du vén cb phdn 412 - -
3. Quyén chon chuyén ddi tréi phiéu 413 - -
4. Vénkhéc cia chii s htru 414 - -
5. Cb phiéu quy 415 - -
6. Chénh Igch danh gi4 lai tai san 416 . .
7. Cheénh lgch ty gia hdi dogi 417 - -
8. Quy ddu tur phat trién 418 - -
9. Quf hd trg sép xép doanh nghiép 419 - .
10. Quf khéc thude vén chu sd hitu 420 - -
11, Lgi nhugin sau thué chua phan phéi 421 V.lla 4.506.446.878 4,063.526.233
- Loi nhugn sau thué chua phdn phéi

lity ké dén cudi kp trude 42la 4.063.526.233 4.063.526.233
- Lgi nhugn sau thué chiwa phdn phdi k) nay 421b 442.920.645 .
12. Ngudn vén ddu tr xdy dyng co ban 422 - -
II. Ngudn kinh phi vi qu§ khic 430 - -
1. Ngudn kinh phi 431 - -
2. Ngudn kinh phf d2 hinh thanh tai san ¢§ djnh 432 - -

TONG CONG NGUON VON 440 35.615.165.606 34.522.307.900

I\{/Ijnh, ngay 27 thang 3 nim 2026
"';'.3 \
LCL// 0 /

Trédn Thj Thanh Van Ly Minh TAm
K& todn trudng/Ngudi Iip Giam abe

Bdo cdo nay phai duge doc cing véi Bdn thuyét minh Béo cdo 1ai chink
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CONG TY €O PHAN TAP POAN EMA LAND

Dia chi: $6 71 dudmg Ta Hién, phudng Cét L4i, TP. Hb Chi Minh, Viét Nam

BAO CAO TAI CHINH
Cho niim tai chinh két thiic ngay 31 théng 12 nim 2025

BAO CAO KET QUA HOAT PONG KINH DOANH

Cho niim tai chinh két thic ngay 31 thdng 12 nim 2025

CHI TIEU

1. Doanh thu béin hang va cung cfp djch vy
2. Céc khodn giam trir doanh thu

Gid vbn hang bén

Lgi nhudn gdp v& ban hang va cung cdp djch vy
Doanh thu hoat d§ng tai chinh

Chi phi tai chinh

® RN A o oa oW

Chi phf bén hang

9. Chi phi quin Iy doanh nghigp

10. Loi nhugn thufin tir hoat dfng kinh doanh
11. Thu nh{p khéic

12. Chi phi khdc

13. Lgi nhufin khéc

14. Tdng lgi nhugin ké toan truée thué

15, Chi phi thué thu nhdp doanh nghiép hi¢n hanh

o

16. Chi phf thué thu nhip doanh nghigp hofin lgi
17. Lei nhugn sau thué thu nhip doanh nghigp
18. Lai co bin trén ¢d phiéu

19. Lii suy gidm trén cd phiéu

|

Trén Thj Thanh VAn
K& todin trudmg/Ngudi 1ip

Bdo cdo ndy phai duge doc cing véi Ban thuyét minh Bdo cdo 13i chinh

Doanh thu thuén v& bn hing va cung cp djch vy

o

0
1
20
21
2
25
26
30
31
2
40
50
51
52
60
70
71

10

Don vj tinh: VND
Thuyét
minh Nim nay Nim trude
VL1 5.476.940.304 1.446.001.128
5.476.940.304 1.446.001.128
VI.2 3.061.749.993 48.015.873
2.415.190.311 1.397.985.255
VL3 870.579 245.244.022
- 113.290.000
VI.4 1.857.362.536 (177.947.218)
558.698.354 - 1,707.886.495
3 10.000 |\
3.438.041 73.178
(s}
(3.438.038) (63.178)
555.260.316 1.707.823.317
V.8 112.339.671 281.388.137
442,920,645 1.426.435.180
VLS5 Ny
VL5 \* \

T
AP
,.“.;..L_f?'.‘f,_“- .

\e\

Ly Minh Tam
Giém dbc

R / y: A',-‘J‘
TP. B Chi Minh, ngay 27 théng/3 niim 2026
e\ Z




CONG TY O PHAN TAP POAN EMA LAND

Dia chi: S8 71 dudmg Ta Hién, phudng Cét Lai, TP. H3 Chf Minh, Viét Nam

BAO CAO TAI CHINH
Cho niim tai chinh két thiic ngay 31 thang 12 nim 2025

1L

Bdo cdo nay phai duwgc doc cing véi Ban thuyét minh Bdo cdo tai chinh

BAO CAO LUU CHUYEN TIEN TE
(Theo phuong phép gidn tiép)
Cho niim tai chinh két thic ngay 31 théng 12 niim 2025

CHI TIEU
Luru chuyén tién tir hoat djng kinh doanh

Loi nhugn trude thué

Didu chinh cho cdc khodn:

Khéu hao tai san cb dinh va bit dong san dAu tr
Céc khoan dy phong

Lai, 18 chénh lgch ty gi hdi doai do dénh gis lai
cc khoan myc tidn t¢ c6 géc ngoai t¢

Lai, 18 tir hoat dong dAu tu

Chi phi 13i vay

Céc khodn didu chinh khéc

Lgi nhudin tir hogt djng kinh doanh

triede thay 481 vén heu dpng

Tang, giam cdc khoan phai thu

Tang, giam hang tdn kho

Téang, giam cdc khoan phai tra

Tang, giam chi phf tra trudc

Téng, gidm chimg khoén kinh doanh

Tién 1ai vay da tra

Thué thu nhip doanh nghiép da nop

Tién thu khéc tir hoat dong kinh doanh

Tién chi khéc cho hoat ddng kinh doanh

Luu chuyén tién thudn tiv hogt dpng kinh doanh

Luu chuyén tidn tir hogt djng ddu tw

Tién chi dé mua sém, x4y dyng tai san ¢b djnh va
cdc tai sdn dai han khic

Tidn thu tir thanh Iy, nhugng bén tai san ¢ djnh va
céc tai sdn dai han khac

Tidn chi cho vay, mua céc cong cy ng ciia

don vi khéc

Tién thu hdi cho vay, ban lai cdc cong cy ng clia
don vj khic

Tidn chi ddu tu gép vbn vao don vj khac

Tién thu hdi ddu tu gop vén vao don vj khéc

Tién thu 1ai cho vay, cd tirc va lgi nhufn dugc chia

Luu chuyén tién thudn ti hoat dpng ddu te

DPon vj tinh: VND

Ma Thuyét

s6 minh Niim nay N#m trudc
01 555.260.316 1.707.823.317
02 . -
03 VI4 . (966.000.000)
04 . .
05 VI3 . (245.244.022)
06 . i
07 - -
08 555.260.316 496.579.295
09 31.737.735.520 (25.677.908.066)
10 - -
1 296.918.066 170.448.834
12 37.618.577 (73.771.110)
13 - -
14 - -
15 V8 (203.120.676) .
16 - -
17 . E
20 32.424.411.803 (25.084.651.047)
21 V.5,V.7  (24.336.450.000) -
22 - -
23 - -
24 5 24.520.000.000
25 V6 (4.900.000.000) =
26 - -
27 VI3 - 245,244,022
30 (29.236.450.000) 24.765.244.022
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CONG TY CO PHAN TAP POAN EMA LAND
Dia chi: 88 71 dudmg Ta Hign, phwomg Cst Lai, TP. H Ch{ Minh, Viét Nam
BAO CAO TAI CHINH

Cho nitm tai chinh két thiic ngay 31 théng 12 niim 2025
Bdo cdo luu chuyén tién t@ (tiép theo)

M# Thuyét
CHi TIEU s6 minh Nim nay Niim truéc
I Luu chuyén tién tir hogt dfng tai chinh
1. Tién thu tir phét hanh cb phiéu, nhan vén gop ciia
chi sd hitu 31 - -
2. Tién tra lai vbn gop cho céc chi s& hitu, mua lgi
c6 phiéu ctia doanh nghiép da phat hanh 32 . :
3. Tién thu tir di vay 33 F .
4. Tién tré ng gbc vay 34 . .
5. Tién trd ng gbc thué tai chinh 35 - -
6. Cd tirc, 1gi nhugn d8 tra cho chi s& hiru 36 . 2
Luu chuyén tién thudn tir hogt dpng tai chink 40 - - =
A
A
Luu chuyén tidn thuln trong niim 50 3.187.961.803 (319.407.025) ONG
M10
Tién va twong dwong tidn dAu nim 60 V.1 2.353.536.790 2.672.943.815 F
Ck
Anh hudng ctia thay dbi ty gia hdi dodi quy d8ingoai té 61 . : = \Tf
Tién va twong duong tién cudi nim 0 V.1 5.541.498.593 2.353.536.790 .
5 M ",’,1‘-:::"
,CJI‘-
T¥in Thj Thanh Vin Ly Minh Tom X
K& todn trudng/Nguvi Iip Giam dic

Bdo cdo ndy phai dige doc cing vai Ban thuyét minh Bdo cdo tdi chinh
12




CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: $6 71 dubng Ta Hién, phudng Cat L4i, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thic ngay 31 théng 12 nim 2025

Ban thuyét minh nay Ia mgt b phdn hop thanh va phai duge doc ciing véi Bdo cdo tdi chinh

BAN THUYET MINH BAO CAO TAI CHINH
Cho niim tai chinh két thiic ngay 31 thang 12 niim 2025

PAC PIEM HOAT PONG

Hinh thirc s& hiru vén
Cong ty Cb phin Tép doan Ema Land (sau ddy goi tht I “Céng ty”) 1a cong ty cb phan.

Linh vyc kinh doanh
Linh vyc kinh doanh ctia Cong ty 1a cung cép djch vy.

Nganh nghé kinh doanh

Hoat dqmg kinh doanh chinh cia Cong ty la: Tu vén, moi §10'i, ddu gi bat dong san, ddu gia quyén
str dung dat va Kinh doanh bt dong san, quyén sir dung dat thudc chu s& hitu, chi sir dung hoic di
thué.

Chu ky san xuit, kinh doanh théng thwing
Chu ky san xuét kinh doanh théng thudmg ciia Cong ty khéng qua 12 thang.

Pic diém hoat dqng ciia Céng ty trong niim c6 anh hwéng dén Bdo cio tai chinh

Theo Nghj quyét s6 2010/2025/TV 6fNQ HDQT ngay 20 thang 10 ndm 2025 ciia Héi ddng quén trj
quyét dinh thong qua viéc ddu tu vao Céng ty TNHH PAu tr X Land va cong ty nay chinh thirc trg
thanh cong ty con ké tir ngdy 27 théng 10 nim 2025.

Theo Nghj quyét sb 2010/2025/TV6/NQ -HbQT ngay 20 théng 10 ndm 2025 vd Nghi quyét sb
48/2025/NQ HDQT ngdy 29 thang 12 ndm 2025 ctia Hoi dong quén trj quyét dinh théng qua vu;c
dAu tr mua bat dong sdn clia cdc c4 nhan 13 quyén sir dung dét tai xa Bao Lam 1, tinh Lam Pong,
Viét Nam v6i tong gi trj nhan chuyén nhugng 1a 24.740.000.000 VND.

Ciu tric Cong ty

Cong ty con

Cong ty chi ddu tr vao cong ty con 12 Cong ty TNHH DPAu tu X Land ¢6 tru s& chinh tai 71 Ta
Hién, phuorng Cét Lai, TP. HS Chi Minh, Viét Nam. Hoat dong kinh doanh chinh ciia cong ty con
nay la tur van, m01 gi6i, ddu gia bit dong san va ddu gia quyén str dung dat Tat ngéy két thiic nam
tai chinh, ty 18 vdn gép cua Cong ty tai cong ty con ndy 12 98%, ty 1¢ quyén bidu quyét va ty 1¢ lgi
fch tuong duong véi ty 18 vén gop.

Tuyén bé vé& kha niing so sanh théng tin trén Bsio csio tai chinh
Céc 6 ligu trong {mg clia nim trude so sanh duge véi sb liéu ciia nim nay.

Nhéin vién
Tai ngdy két thic nim tai chinh Céng ty cé 33 nhan vién dang 1am viéc (s ddu ndm 1a 10 nhén
vién).
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CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: S5 71 dudng Ta Hién, phudng C4t L4i, TP. Hd Chf Minh, Viét Nam
BAO CAO TAI CHINH

Cho niim tai chinh két thic ngay 31 thang 12 niim 2025

Bén thuyét minh Béo cdio tai chinh (tiép theo)

IL

1118

IV.

Ban thuyét minh ndy 1a mgt bg phdn hop thanh va phdi dwge doc cing véi Bdo cdo 1di chinh

NAM TAI CHINH, PON V] TIEN TE SU DUNG TRONG KE TOAN

Niim tai chinh
Nim tai chinh cia Cong ty bit dau tir ngdy 01 thang 01 va két thic vao ngay 31 thang 12 hang
nam,

Don vj tlen t¢ sir dung trong ké todn
Don vi tién té sir dung trong ké toan 1a Péng Viét Nam (VND) do phén 16n c4c nghiép vy dugc
thyc hién bing don vj tién t8 VND.

CHUAN MUC VA CHE PO KE TOAN AP DUNG

Ché 9 ké toan ap dgng

Coéng ty 4p dung céc chuin myc ké toan Viét Nam, Ché do K& toan doanh nghi¢p Viét Nam duqc
ban hanh theo Théng tw s6 200/2014/TT-BTC ngay 22 thang 12 nim 2014, Théng tr s6
53/2016/TT-BTC ngay 21 thang 3 ndm 2016 va cc thong tu huéng dan thyc hién chuin myc ké
todn ctia B§ Tai chinh trong viéc Idp va trinh bay Béo cdo tai chinh.

Tuyén bb vé viéc tuiin thii chufin myc¢ ké todn va ché ¢ ké tosn

Giadm ddc dam béo da tuén thu yéu clu cua céc chuan myrc ké toan Viét Nam, Ché do Ké todn
doanh nghié¢p Vlet Nam dugc ban hanh theo Théng tu s6 200/2014/TT-BTC ngéy 22 thang 12 ndm
2014, Théng tu s6 53/2016/TT-BTC ngay 21 thang 3 nam 2016 ciing nhu céc thong tu huéng din
thye hién chuén myc ké toén ctia Bo Tai chinh  trong vige 14p va trinh bay Béo cdo tai chinh.

Ngay 27 thang 10 ndm 2025 B§ Tai chinh da ban hanh Théng tu 50 99/2025/TT BTC ("Théng tur
99") huéng din Ché d§ ké todn doanh nghlep thay thé cho Thong tw s8 200/2014/TT-BTC ngay 22
thang 12 ndm 2014 clia B§ Tai chinh vé hu’orng dan ché @6 ké toan doanh ngh1¢P ("Théng tu 200")
va céc Thong tur s6 75/2015/TT-BTC ngdy 18 théng 5 nim 2015, Thong tu so 53/2016/TT-BTC
ngdy 21 thang 3 nim 2016 ctia BO Tai chinh v sira ddi, bo sung mot s6 didu cia Thong tu 200.

Céc quy dinh cua Thong tw 99 dugce 4p dung cho vigc ghi sd, 1ap va trinh bay Béo céo tai chinh cho
nam tai chinh bt du tir ngay 01 thang 01 nim 2026.

CAC CHINH SACH KE TOAN AP DUNG
Co sé ldp Bdo cdo tai chinh
Béo cdo tai chinh duge 18p trén co s& ké toan don tich (trir cac thong tin lién quan dén céc ludng

tlen)

Titn
Tién bao gdm tién mit va tién giri ngén hang khong ky han.

Cic khoan diu tw tii chinh

Ciic khodn ddu tu vao cong ty con
Céng ty con
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: S6 71 dudng Ta Hién, phudng C4t L4i, TP, HS Chf Minh, Viét Nam
BAO CAO TAI CHINH

Cho n#im tai chinh két thic ngay 31 théng 12 nim 2025

Ban thuyét minh Bdo cdo tai chinh (tiép theo)

Cong ty con la doanh nghi¢p chju sy kiém soét ctia Cong ty. Viéc kidm soat dat dugc khi Cong ty
c6 kha nang kiém soét c4c chinh sach tai chinh va hoat dong ciia doanh nghiép nhén déu tu nhim
thu duge lgi ich kinh té tir cac hoat ddng ciia doanh nghiép do.

Ghi nhdn ban dédu

Céc khoan dau tu vao cong ty con dugc ghi nhan ban d4u theo gia gbc, bao gom gia mua hofic
khodn g6p von cong céc chi phl lién quan tryc tiép dén vxec dhu tu. Trudmg hop diu tr bing tai san
phl tién tg, gid phi khoan dau tr duge ghi nhén theo gié trj hgp Iy cla tai san phi tién t& tai thoi
diém phat sinh.

Lgi nhuan ciia cdc ky trude khi khoan du tu dugc mua duge hach toan giam gi4 trj cia chinh
khoan d4u tu d6. Loi nhudn cia céc ky sau khi khoan ddu tu duge mua duge ghi nhan doanh thu,

Dy phong tdn thdt cho cdc khoan ddu tw vao cong ty con

Dy phong ton that cho céc khoan dau tu vao cong ty con dugc trich 1dp khi cong ty con bj 16 véi
mirc trich 14p bing chénh léch giita von ddu tur thyc té cta céc bén tai cong ty con va von chi s& >
hiru thu'c ¢6 nhén voi ty 1§ s& hitu vén didu le thyc gop cla Cong ty tai cong ty con. Néu cong ty K
con 14 d6i tugng l4p Béo céo tai chinh hop nhat thi ciin cir dé xé4c djnh dy phong tdn thét 1a Béo céo |
tai chinh hop nhét.

Téng, gidm s6 dy phong ton thit diu tir vao cdng ty con cin phii trich Iap tai ngay két thic ndm tai
chinh dugc ghi nhin vao chi phf tai chinh. 3

4,  Cac khodn phdi thu
Céc khodn ng phai thu dugc trinh bay theo gié trj ghi s6 trlr di cac khoan dy phong phai thu khé
doi.

Vige phan loai céc khoan phdi thu 13 phai thu khach hang va phai thu khic dugce thyc hién theo

nguyén tic sau:

e Phai thu cia khach héng phan anh cic khoan phai thu mang tinh chit thuong mal phét sinh tir
giao dich ¢6 tinh chit mua — ban gitta Cong ty v ngudi mua 1a don vi déc 1ap véi Cong ty.

®  Phai thu khac phdn dnh céc khoan phai thu khong c6 tinh thuong mai, khong lién ‘quan dén
giao djch mua - bén. N/

Dy phbng phai thu khé doi dugce 1ap cho timg khoan n¢ phai thu khé doi cin cir vao tuon ng qué
han ctia cic khodn ng sau khi dd bu trir véi khoan ng phai tra (neu ¢6) hotic dyr kién mirc ton thét c6
thé xdy ra, cy thé nhu sau:
o Ddi voi ng phai thu qua han thanh toén:
- 30% gi4 trj d8i v6i khoan ng phéi thu qua han tir 06 thang dén dudi 01 nam.
- 50% gié trj d6i v&i khoan ng phéi thu qué han tir 01 nim dén duéi 02 nim.
- 70% gi4 trj d8i v6i khoan ng phai thu qua han tir 02 nim dén dudi 03 nim.
- 100% gi4 trj d6i v&i khoan ng phéi thu qué han tir 03 nim tré 1én.
e  D&i voi ng phai thu chwa qua han thanh todn nhung khé ¢6 kha ning thu hdi: cin ctr vao dy
kién mirc ton thit @& 1ap dy phong.

Téing, gidm s6 du dy phong ng phai thu khé ddi cin phai trich 1ap tai ngdy két thic nim tai chinh
dugce ghi nhén vao chi phi quan ly doanh nghiép.

Bain thuyét minh ndy & mgt bg phdn hop thanh va phéi dwge doc ciing véi Bdo cdo ti chinh
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: 86 71 duémg Ta Hién, phudmg Cét L4i, TP. H) Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nam tai chinh két thic ngay 31 théng 12 nam 2025

Ban thuyét minh Bfo cdo ti chinh (tiép theo)

10!

Ban thuyét minh néy I mot b3 phdn hop thanh va phai dwge doc ciing voi Bdo cdo tai chinh

Chi phi tra trwée

Chi phi tra truée bao gdm céc chi phi thyc té da phét sinh nhung c6 lién quan dén két qua hoat
dong sin xuét kinh doanh ciia nhiéu ky ké toan. Chi phi tra trudc ciia Cong ty chi yéu 14 cong cy,
dyng cy.

Céc cong cy, dung cy da dua vao sir dung dugc phan bd vio chi phi theo phwong phéap dudng thing
v&i thdi gian phan bd khong qua 36 thang,

Tai sdn thué hoat djng

Thué tai san dugc phén logi 14 thué hoat dong néu phan 16n rii ro v lgi ich gn lién v6i quydn so
hitu tai sin thugc v& ngudi cho thué. Chi phi thué hoat dong dugc phan anh vao chi phi theo
phuong phép dudmg thing cho sudt thai han thué tai san, khong phy thudc vao phuong thire thanh
toén tien thué. '

Chi phi xdy dyng co ban dé dang

Chi phi xéy dyng co ban d¢ dang phan anh c4c chi phi lién quan tryc tiép (bao gdm ca chi phi lai
vay c0 lién quan phu hQP v6i chinh séch ké todn ciia Cong ty) dén cac tai san dang trong quad trinh
xdy dyng, may moéc thiét bj dang lép dit dé phuc vy cho myc dich san xuét, cho thué va quéan ly
ciing nhu chi phi lién quan dén viéc sira chita tai san ¢d djnh dang thyre hién. Céc tai san ndy dugc
ghi nhén theo gid gbc va khong duge tinh khéu hao.

Céc khodn ng phai tra
Céc khodn ng phai tra dugce ghi nhin cho s tién phai tra trong twong lai lién quan dén hang héa va
djch vy di nhin duge.

Vigc phéan loai céc khoan phai tré 13 phai tra ngudi ban va phai trd khic dugc thyc hién theo

nguyén tic sau:

e Phai trd ngudi ban phan &nh cdc khoan phai trd mang tinh chat thuong mai phét sinh tir giao
dijch mua hang héa, djch vy, tdi sin va ngudi ban 1a don vj djc ldp véi Cong ty.

e  Phai trd khéc phan 4nh céc khoan phai trd khéng c6 tinh thwong mai, khéng lién quan dén giao
dich mua, bén, cung cép hang héa djch vy.

Céc khoan ng phai tra dugc phan loai ngén han va dai han trén Bang cén dbi ké toan cin cir theo ky
han con lai tai ngay két thiic nim tai chinh.

Vén gop ciia chii s& hitu
Voén gbp clia chii s& hitu duge ghi nhén theo s6 vén thyc té di gop ciia céc cb dong.

Phén phdi lgi nhudn

Loi nhugn sau thué thu nhép doanh nghiép dugc phéan phdi cho cac cb dong sau khi da trich 13p céc
quy theo Diéu 1§ ciia Cong ty ciing nhu céc quy dinh ctia phép ludt va da dugc Dai hoi ddng cb
dong phé duyét.

Viéc phan phéi lgi nhugn cho ¢d dong duoc can nhic dén cdc khoan myc phi tién t nim trong loi
nhugn sau thué chua phén phdi c6 thé anh hudng dén ludng tién va kha niing chi tré cb tirc nhur 14
do danh gia lai tai sin mang di gép von, 13i do dénh gi4 lai c4c khoan muyc tién té, cdc cong cu tai
chinh va cac khodn muc phi tién té khéc.
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CONG TY CO PHAN TAP DOAN EMA LAND

Dia chi: 86 71 dudng Ta Hién, phudmg Cat L4i, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nam tai chinh két thiic ngdy 31 théng 12 nam 2025

Bin thuyét minh Béo céo tai chinh (tiép theo)

11.

12.

13.

Ban thuyét minh ndy I& mgt b phdn hop thinh va phdi duge doc ciing véi Bdo cdo 13i chinh

Cd tire dugce ghi nhan 1a ng phai tra khi dugc Dai hoi ddng cb dong biéu quyét thong qua va khi cé
thdng béo chi tra cd tirc ciia Hoi ddng quan trj.

Ghi nhén doanh thu va thu nhip

Doanh thu cung cdp dich vy

Doanh thu cung cz‘ap djch vy dugc ghi nhin khi dong thoi thoa man cac diéu kién sau:

o Doanh thu dugc x4c djnh twong dbi chic chén. Khi horp ddng quy dinh ngudi mua duge quyén
tra lai dich vy dd mua theo nhﬁ'ng diéu kién cu thé, doanh thu chi duqc ghi nhén khi nhimg
d;eu kién cy thé d6 khoéng con ton tai va ngudi mua khong duge quyen tra lai djch vy da cung
cap

o Cong ty da hojc s& thu dugc lgi ich kinh té tir giao djch cung cip dich vy do.

e Xéc djnh dugc phin cong viéc d& hoan thanh vao thdi didm béo céo.

*  Xéc dinh dugc chi phi phét sinh cho giao djch va chi phi d hoan thanh giao djch cung cép dich
vu do.

Trudng hqp dich vy dugce thl,rc hién trong nhiéu ky thi doanh thu du’qc ghi nhan trong ky dugc cin
ctr vao két qua phin cong viée di hoan thanh vao ngay két thic ky ké toan.

Tién Il
Tién I3i dugc ghi nhan trén co s thdi gian va 1ai sult thyc té ting ky.

Lgi nhudn dwpc chia
Lgi nhuén dugc chia dugc ghi nhan khi Cong ty duge quyén nhan lgi nhuén tir viée gop von.

Cac khoan chi phi

Chi phi 13 nhitng khoan lam glam lqn ich kinh té dugc ghi nhan tai thoi diém giao dich phat smh
hoic khi ¢6 kha néng tuong d6i chic chin s& phat sinh trong tuwong lai khéng phan biét da chi tidn
hay chua.

Cac khoan chi phi va khoan doanh thu do n6 tao ra phai dugc ghi nhan ddng thdi theo nguyén tic
pht hgp. Trong trub‘ng hop nguyen tic phit hgp xung dot voi nguyen tic thén trong, chi phi dugc
ghi nhan ciin cr vdo ban chit va quy dinh cla céc chuin myc ké toan d& dam béo phan anh giao
djch m¢t cach trung thyc, hgp ly.

Thué thu nhép doanh nghiép
Chi phi thué thu nhip doanh nghiép bao gbm thué thu nhap hién hanh va thué thu nhap hodn lai.

Thué thu nhip hién hanh

Thué thu nhép hi¢n hanh 1 khoan thué ducrc tinh dya trén thu nhép tinh thué. Thu nhép tinh thuéd
chénh léch so véi lgi nhudn ké toan 13 do didu chinh céc khoan chénh 1éch tam thoi gitra thué va ké
todn, cac chi phi khong dugc trir ciing nhu diéu chinh céc khoan thu nhap khong phai chju thué va
céc khoan I8 duge chuyén.

Thué thu nhip hodn lgi

Thué thu nhép hodn lai 14 khoan thue thu nhdp doanh nghi¢p s& phai np hoijc s& dugc hoan lai do
chénh l¢ch tam thén giita gid trj ghl s clia tai san va ng phai trd cho myc dich Ip Béo cdo tai chinh
va co s& tinh thué thu nhap. Thué thu nhap hoan lai phai tré duge ghi nhin cho tét ca cdc khodn
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CONG TY €6 PHAN TAP DOAN EMA LAND

bia chi: S6 71 dudng Ta Hién, phudmg Cat Léi, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nam tai chinh két thic ngay 31 théang 12 nim 2025

Bén thuyét minh Bso cdo tai chinh (tiép theo)

14.

15.

Béin thuyét minh ndy & mot bg phdn hop thanh va phai duge doc ciing véi Bdo cdo 14 chinh

chénh léch tam thoi chju thué. Tai san thué thu nhdp hodn lai chi duge ghi nhén khi chic chin
trong tuong lai s& c6 lgi nhugn tinh thué dé sir dung nhitng chénh Igch tam thoi dugc khéu trir nay.

Gia trj ghi s6 cua tai san thué thu nhap doanh nghiép hodn lal dugc xem xét lai vao ngay két thic
ndm tai chinh va s& dugc ghi gidm dén mic ddm béo chéc chin c6 dii lgi nhuan tinh thuéy cho phep
lgi ich ctia mét phin hojic toan b tai san thué thu nhép hoan lai dugc sir dung Céc tai san thué thu
nhép doanh nghiép hoin lai chua duge ghi nhén truée ddy duge xem xét lai vao ngay két thic ndm
tai chinh va duge ghi nhén khi chéc chin ¢6 du lgi nhuén tinh thué dé c6 thé sir dyng cdc tai sin
thué thu nhép hoan lai chua ghi nhan nay.

Tai san thué thu nhdp hodn lai va thué thu nhap hoin lai phai trd dugc x4c dijnh theo thué sudt dy
tinh s& ap dung cho nim tai san du'qc thu hdi hay ng phal trd dugc thanh todn dya trén cdc mirc
thué suét c6 hiéu lyc tai ngay két thic nim tai chinh. Thue thu nhap ho@n lai dugc ghi nhén vao
Bio céo két qua hoat dong kinh doanh va chi ghl tru'c tiép vao vén chi s¢ hitu khi khoan thué dé
lién quan dén céc khoan myc dugc ghi thing vao vén chi sd hitu.

Tai san thué thu nhap hoain lai va thué thu nhap ho#in lai phai tra dugc b trir khi:
e Congty c6 quyén hop phép duge bi: trir giita tai san thué thu nhp hign hanh v6i thué thu nhap
hi¢n hanh phai nop, va
o  Céc tai san thué thu nhap hoan lai va thué thu nhap hoéin Ial phai tra ndy lién quan dén thué thu
nhép doanh nghiép dugc quan ly boi cung mot co quan thué:
- Péivéi ciing mdt don vj chju thué; hogc
- Cbng ty dy dinh thanh toan thué thu nhép ln¢n hanh phai tra va tai san thué thu nhap hién
hanh trén co s& thudn hogc thu hdi tai sﬁn dong thoi véi vige thanh todn ng phai tra trong
timg ky twong lai khi c4c khon trong yéu ciia thué thu nhép hofin lai phai tra hoic tai san
thué thu nhap hodn lai dwgc thanh toén hodc thu hdi. .

Bén lién quan

Cac bén dugce coi 14 lién quan néu mdt bén c6 kha ning kidm soat hofic ¢6 anh huéng dang ké dbi
v0i bén kia trong vu;:c ra quyét dinh céc chinh sich tai chinh va hoat dong. Cic bén ciing duge xem
14 bén lién quan néu cling chju sy kiém soét chung hay chju anh huéng déng ké chung.

Trong viéc xem xét mdi quan hé ciia céc bén lién quan, ban chit cia méi quan hé dugc chi trong
nhiéu hon hinh théc phép ly.

Bio cio theo b§ phén
B¢ phén theo linh vye kinh doanh 12 mét phén c6 thé x4c dinh riéng blet tham gia vao qua trinh sén
xudt holic cung cap san pham, dich vy va c6 rii ro va lgi ich kinh té khéc véi cic bd phén kinh

doanh khiéc.

B{ phén theo khu vuc dia Iy 1a mot phin c6 thé x4c dinh rleng biét tham gia vdo qua trinh san Xudit
hoiic cung cap san pham, dich vy trong pham vi mdt méi trudng kinh té cy thé va c6 rii ro va lgi
ich kinh té khac v&i céc by phén kinh doanh trong cic méi trudng kinh té khéc.

Théng tin by phin dugc 14p va trinh bdy phil hgp véi chinh séch ké toan ap dung cho vige 1ap va
trinh bay Bao cao tai chinh clia Cong ty.
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CONG TY CO PHAN TAP DOAN EMA LAND
Dja chi: S6 71 dudng Ta Hién, phudng Cat Lai, TP, HS Chi Minh, Viét Nam
BAO CAO TAI CHINH
Cho nm tai chinh két thic ngay 31 théng 12 nim 2025
Bin thuyét minh Béo cdo tai chinh (tiép theo)

3a.

3b.

THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BANG CAN POI

KE TOAN
Tidn

Tién mit

Tién giri ngdn hang khong ky han

Cong

Tra truée cho nguwdi ban ngin han

Céng ty Cb phan Thuong mai va Dich vy Tha Db

Céc nha cung cp khéc
Cong

Phai thu khac
Phdi thu ngdn han khdc

Phai thu bén lién quan

Coéng ty TNHH Péu tr X Land -
Lgi nhuén dugc chia

Phdi thu cdc (8 chikc va cd
nhdn khdc

Ong Duong Thanh Long - Tam
trng thyc hién dy an

Ong Nguy&n Tuén Kiét - Tam
ung thyc hién dyr an

Tam {mg

Cong

Phdi thu dai han khdc

Phdi thu bén lién quan

Coéng ty TNHH Thuong mai
Kim Hung - Tién g6p vén hop
téc kinh doanh )

Cing

$6 cudi nim

S6 dAu nim

3.650.766.602
1.890.731.991

517.932.862
1.835.603.928

5.541.498.593

2.353.536.790

S6 cudi nam

S6 diu nim

57.264.480 .
50.000.000 50.000.000
107.264.480 50.000.000
$6 cudi nim S§ dAu niim
Gia trj Du phong Gia tri Du phong
392.000.000 - " -
392.000.000 - - -
250.000.000 - 12,045.000.000 -
20.000.000 - 7.000.000.000 -
- - 5.000.000.000 -
230.000.000 - 45.000.000 -
642.000.000 - 12.045.000.000 -
S6 cudi nim S6 dAu nim
Gia tri Dy phong Gia tri Du phong
- - 20.000.000.000 -
- - 20.000.000.000 -

() Khoan hgp téc kinh doanh voi Cong ty TNHH Thuong mai Kim Hung myc dich trién khai dy 4n
quan ly béo vé rimg, trdng rimg, trdng cdy cacao két hop du ljch sinh thai, thi han hqp tac 1a 10
ndm tinh tir ngdy 20 thang 12 ndm 2024, Cong ty dugc chia 50% lgi nhudn sau thué cia dy 4n. Dén
ngdy 31 thang 12 ndm 2025 Cong ty da thu hoi khoan hgp tic kinh doanh nay.

Béin thuyét minh ndy I mgt bg phin hop thank va phai dwge doc ciing véi Bdo cdo ai chinh
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CONG TY CO PHAN TAP POAN EMA LAND

Pja chi: 86 71 dudng Ta Hién, phudng Cat Lai, TP. Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nam tai chinh két thiic ngay 31 thang 12 nim 2025

Ban thuyét minh Béo cdo tai chinh (tiép theo)

4a.

4b.

5.

M

Bén thuydt mink ndy Id mgt b phdn hop thank va phai duge doc cling véi Bdo cdo 13 chinh

Chi phi tra trude
Chi phi tré triede ngdn han
La chi phi phin mém.

Chi phi tra truede dai han
La cong cy, dung cu chd phéan bd.

Chi phi xiy dyng co' bdn d& dang

Chi phi phit sinh
S6 dAu nim trong nim S0 cubi nam
Mua sim tai sén ¢6 djnh - 24.780.250.000 24.780.,250.000
Ciong - 24.780.250.000 24.780.250.000

) Pay 1a c&uyen st dung dAt thira s8 167, to ban dd s6 118 va thira s6 142, 10 bin db s6 26 Cong ty
nhan chuyén nhugng cua céc cd nhan tal xd Bao Lam 1, tinh Lam Pdng, Viét Nam, muc dich dé
dAu tu, nim giit cac bit dong san va trién khai xdy dyng khu dan cu hodc nghi du'O'ng tai khu Ve
Mién Trung Tay Nguyén. Pén cudi nim 2025, Cong ty dang 1am thu tyc dang ky céc quyén sir
dyung dit nay.

Céc khoan ddu tw tai chinh
Céc khoan dau tu tai chinh ciia Cdng ty chi ¢6 du tur gép vn vao don vj khac. Théng tin vé& khoan

dAu t g6p von vao don vj khac ciia Cong ty nhu sau:

DPdu tie vio Cong ty con
S6 cudi nim S6 dAu nim
Gi gdc Dy phong Gid goc Dy phong
Céng ty TNHH Piu tu
X Land @ 4.508.000.000 - - -
Cong 4.508.000.000 - - N, -

3\
Theo Gidy chirng nhan ding ky doanh nghwp s6 0318528507 ding ky thay ddi 1an thir 01 ngéy 13
thang 11 nim 2025 do S& Tai chinh TP. HS Chi Minh cap, Cfmg ty dau tu vao Cong ty TNHH Piu
tw X Land 4.900.000.000 VND, twong dwong 98% von didu 18. Trong nim Cong ty da dau tu
4,900.000.000 VND. Lei nhuan ctia cdc ky trude khi khoan déu tu duge mua 1a 392.000. 006 VND
dugc hach todn gidm gi4 trj du tu. Tai ngay két thic ndim tai chinh, Céng ty da ddu tv da vén diéu
1¢ da ding ky.

Gid tri hop ly
Cong ty chwa x4c djnh gia trj hop ly cia khoan diu tr do chua c6 huéng dan cy thé vé vigc xdc
dinh gia trj hop ly.

Tinh hinh hogt dgng cua céng ty con
Cong ty con dang hoat dong kinh doanh binh thudmg, khong c6 thay ddi 16n so voi ndm trude.
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CONG TY CO PHAN TAP POAN EMA LAND

Dia chi: $6 71 dudmg Ta Hign, phudng Cat L4i, TP. H) Chf Minh, Viét Nam

BAO CAO TAI CHINH
Cho nim tai chinh két thiic ngay 31 thang 12 nim 2025
Ban thuyét minh Béo cdo tai chinh (tiép theo)

Giao djch voi céng ty con

Céng ty chi phat sinh giao djch v&i Cong ty TNHH Péu tr X Land 14 cdng ty con nhu sau:

L¢i nhuin dugc chia
Cho thué vin phong
Doanh thu cung cép djch vy

7. Phai tra ngudi bdn ngfin han

Phdi tra cdc bén lién quan
Ba Nguyén Thj Tric Giang
Ba Phan Luu Hai Yén
Cong

Trong do:
Phai tra ngudi ban ngén han vé& mua sim tai san
cb dinh/xay dyng co ban

Nim nay
392.000.000
218.181.816

4.862.758.488

S6 cudi nim

392.800.000
51.000.000

443.800.000

$6 cudi ndm

S6 dAu nim

443.800.000

Cong ty khong c6 ng phai trd ngudi ban qué han chua thanh toan,

8.  Thué va cic khodn phai ngp Nha nuée

SO phai ngp  S6 da thyc np

S6 diu nim trong nim trong nim S6 cudi nim
Thué GTGT hang béan ndi dia 90.938.061  523.200.498  (470.035.745) 144,102.814
Thué thu nhap doanh nghigp 284.773.878  112.339.671  (203.120.676) 193.992.873
Thué thu nhép cé nhan 13.069.728 85.203.420  (80.112.107) 18.161.041
Phi, 1§ phi va céc khoan phai
ndp khac - 6.000.000 (6.000.000) -
Cong 388.781.667  726.743.589  (759.268.528)  356.256.728

Thué gid tri gia ting

Céng ty ndp thué gid trj gia ting theo phuong phép khéu trir véi thué suat 10%.

Thué thu nhiip doanh nghiép

Cong ty phai ndp thué thu nhap doanh nghiép cho céc khoan thu nh4p tinh thué véi thué sudt 20%.

Thué thu nhap doanh nghiép phai ndp trong nim dugc dy tinh nhu sau:

Téng lgi nhudn ké todn trude thué

Céc khoan diéu chinh ting, gidm lgi nhuan ké
todn d8 xAc djnh lgi nhun chju thué thu nhp
doanh nghiép:

- Cfc khoan diéu chinh ting

- Cfc khoan diéu chinh giam

Thu nhép chju thué

L3 céc nam trude duge chuyén

Nam nay Nim trudc
555.260.316 1.707.823.317
6.438.041 73.178
561.698.357 1.707.896.495

(300.955.809)

Bdn thuyét minh ndy 1 mgt b phdn hop thanh va phai duge doc ciing véi Bdo cdo téi chinh
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CONG TY €O PHAN TAP POAN EMA LAND

Dja chi: 86 71 dudmg Ta Hién, phudng Cét L4i, TP. H) Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thiic ngy 31 théang 12 nim 2025

Bén thuyét minh Béo céo tai chinh (tiép theo)

Nim nay Nim trudc
Thu nhdp tinh thué 561.698.357 1.406.940.686
Thué suét thué thu nhap doanh nghiép 20% 20%
Thué thu nhép doanh nghi¢p phai njp 112.339.671 - 281.388.137

Viée xac d;nh thué thu nhap doanh nghiép phé.l ndp cua Céng ty duge ciin cir vao cac quy dmh hlen
hanh v& thué. Tuy nhién, nhitng quy dinh nay thay ddi theo ting thoi ky va cic quy dinh vé thue
dbi voi nhidu loai giao djch khac nhau c6 thé du‘orc giai thich theo nhidu cach khac nhau. Do viy, sb

thué dugc trinh by trén Bdo céo tai chinh c6 thé s& thay ddi khi co quan thué kidm tra.

Phi, Ig phi va cdc khodn phdi ngp khdc
Céng ty ké khai va ndp theo quy dinh,

9.  Phdi trd ngwdi lao djng
La tién lwong con phai tra ngudi lao dong.

10. Phai tra khac
10a. Phdi trd ngdn han khdc

A K
S0 cuoi nim

S6 ddu nim

Phdi tra cdc bén lién quan 10.000.000 70.000.000
Cong ty C6 phin Qﬁu tu Phic Long PNJ — Nhén

dit coc, ky qu¥ ngén han 10.000.000 10.000.000
Cong ty C6 phin Tu vin Pdu tu Bét dQng san

Emaar Land — Nhén dit coc, ky quy ngan han - 10.000.000
Cong ty TNHH Béo Loc Park Hills — Nhén dit

coc, ky qu¥ ngén han - 10.000.000
Cong ty TNHH Pu tir X Land — Nhn dit coc, ky

qu§ ngin han - 40.000.000
Phii trd cdc té chike va cd nhin khde 22.440.000 -
Kinh phi cong doan 22.440.000 -
Cong 32.440.000 70.000.000

10b. Phdi tra ddi han khdc

Phai trd cdc bén lién quan
Céng ty C6 phin Tu vén DAu tu Bit dong san

K Ke
S0 cuoi nim

S6 dAu nim

Emaar Land — Nhén dit coc, ky qu§ dai han 10.000.000 -
Cong ty TNHH Béo Lc Park Hills — Nhén diit

coc, ky quy dai han 10.000.000 -
Céng ty TNHH PAu tu X Land — Nhén djt coc, ky

quy dai han 40.000.000 -
Cong 60.000.000 -

Cong ty khdng cd ng phai trd khdc qua han chwa thanh toén.

Biin thuyét minh ndy I m@t b3 phdn hop thanh va phal duge doc ciing véi Bdo cdo tai chinh
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CONG TY CO PHAN TAP POAN EMA LAND

Pija chi: 86 71 dudng Ta Hién, phudng Cét L4i, TP. H8 Chf Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thic ngay 31 théng 12 nam 2025

Ban thuyét minh Bdo cdo tai chinh (tiép theo)

11, Vén chii sé hiru
11a. Bing doi chiéu bién djng ciia von chii s hivu

L¢i nhuin
Vén gop sau thué
ciia chi s& hiru chwa phén phoi Cong
S6 du du nim trude 30.000.000.000 2.637.091.053  32.637.091.053
Lgi nhuén trong ndm trudce - 1.426.435.180 1.426.435.180
S0 dur cudi ndm truwde 30.000.000.000 4.063.526.233  34.063.526.233
S6 dir ddu ndm nay 30.000.000.000 4.063.526.233  34.063.526.233
Lgi nhuéin trong ndm nay - 442.920.645 442.920.645
So dir cudi nim nay 30.000.000.000 4.506.446.878  34.506.446.878
11b. Chi tiét vén gdp ciia chii sé hivu

S6 cudi nim S6 diu nim
Ba Nguyén Thj Thu Thao 3.690.000.000 3.690.000.000
Ba Vii Phuong Nhu 3.450.000.000 3.450.000.000
Ong Kim Ding Thanh 3.302.000.000 3.302.000.000
Céc cb dbng khac 19.558.000.000 19.558.000.000
Cong 30.000.000.000 30.000.000.000

Tinh hinh gép vén diéu 1¢ nhy sau:
Theo Gidy chirng nhin

Vén didu 18

diing ky doanh nghi¢p Von didul¢ dd  cdn phai gép

VND Ty 1§ (%) __ gbp (VND) (VND)
Ba Nguy&n Thj Thu Théo 3.690.000.000 12,3 3.690.000.000 2
Ba Vii Phwong Nhu 3.450.000.000 11,5  3.450.000.000 -
Ong Kim Ding Thanh 3.302.000.000 11 3.302.000.000 =
Cac cb ddng khéc 19.558.000.000 65,2 19.558.000.000 g
Cong 30.000.000.000 100  30.000.000.000 i

1le, Céphiéu
S6 cudi nim

S6 dAu nim

S lugng cb phiéu ding ky phét hanh 3.000.000
S6 lwgng cd phiéu da phat hanh 3.000.000
- CO phiéu phd thong 3.000.000
- C8 phiéu wu dgi -
S6 lugng ¢d phiéu dwge mua lai .
- Cd phiéu pho thong -
- Cd phiéu vu dai .
S6 Iugng cb phiéu dang lwu hanh 3.000.000
- C6 phiéu phd thong 3.000.000
- C4 phiéu wu dai -

Ménh gi cb phiéu dang lwu hanh: 10.000 VND.

Bdin thuyét minh ndy & mot b phdn hop thanh vé phai dige doc cing véi Bdo cdo ti chinh
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CONG TY CO PHAN TAP POAN EMA LAND

Pija chi: S§ 71 dudng Ta Hién, phudmg Cét Lai, TP. H Chf Minh, Viét Nam
BAO CAO TAI CHINH

Cho ném tai chinh két thiic ngay 31 théng 12 ném 2025

Ban thuyét minh Bdo céo tai chinh (tiép theo)

12.

VL

la.

1b.

Ban thuydt minh ndy 1 mgt bg phén hop thanh va phdi duge doc cing véi Bdo edo tai chinh

Cic khoin myc ngoai Bang cin d6i ké todn
Tai sdan thué ngodi

Téng sb tién thué tdi thidu trong tuong lai cua céc hop ddng thué hoat dong tai san khong thé hiy
ngang theo céc thdi han nhu sau:

S6 cudi nim S6 dAu nam
Tir 1 ndm trér xubng 1.466.666.664 1.466.666.664
Trén 1 ndm dén 5 nim 1.222.222.220 2.688.888.884
Cong 2.688.888.884 4.155.555.548

Cic khoan thanh toén tién thué hoat dong & trén thé hién tién thué vin phong tai S5 71 dudng Ta
Hién, phudng Cét Léi, TP. Hb Chi Minh, Viét Nam. Coéng ty thué dudi hinh thirc thué hoat dong
voi gid thué 122.222.222 VND/thang. Hop ddng thué dugc ky véi thoi han 3 nam tinh tir ngay 0]
thang 11 nim 2024,

THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO KET
QUA HOAT PONG KINH DOANH

Doanh thu bin hang va cung cép djch vy
Tong doanh thu

Nim nay Niam truéc
Doanh thu cung cép djch vy 5.476.940.304 1.446.001.128
Cong 5.476.940.304 1.446.001.128

Doanh thu bdn hang va cung cip dich vu cho cic bén lién quan
Céng ty phét sinh giao dich ban hang va cung cap dich vy cho céc bén lién quan nhu sau:

Nim nay Nim trudéc
Céng ty Cb phin Pdu tw Phiic Long PNJ
Cho thué vin phong 168.000.000 5.000.000
Céng ty C6 phin Tuw vdn Diu tur Blt djng sin
Emaar Land
Cho thué viin phong 168.000.000 5.000.000
Céong ty TNHH Bdo Ljc Park Hills
Cho thué vin phong 60.000.000 5.000.000
Gi von hang ban
Niim nay Nim trude
Gi4 vbn cua dich vy d& cung cip 3.061.749.993 48.015.873
Céng 3.061.749.993 48.015.873
Doanh thu hoat ddng tdi chinh
Nim nay Niam trudce
L4i tién giri khéng ky han 870.579 44,022
Lai tién cho vay - 245.200.000
Cong 870.579 245.244.022
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CONG TY C6 PHAN TAP POAN EMA LAND

Dja chi: $6 71 dudng Ta Hién, phudmg Cat L4i, TP, HS Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho ndm tai chinh két thic ngay 31 théng 12 nim 2025

Bén thuyét minh Bdo cdo tai chinh (tiép theo)

4.  Chi phi quin ly doanh nghiép
Nam nay Nim trude
Chi phf cho nhén vién 646.827.587 454.840.000
Chi phi d ding van phong 44.470.177 4.098.890
Thué, phi va I¢ phi 6.000.000 3.000.000
Hoan nhdp dy phong phai thu khé doi - (966.000.000)
Chi phi djch vy mua ngoai 895.690.075 326.113.892
Céc chi phi khac 264.374.697 -
Cing 1.857.362.536 (177.947.218)
5. Lai trén cb phiéu
Théng tin vé 14i trén ¢d phiéu duge trinh bay trén Béo céo tai chinh hop nhét.
6.  Chi phi san xuét kinh doanh theo yéu t5
Nam nay Nam trudc
Chi phi nguyén li¢u, vit liéu 44.470.177 4.098.890
Chi phi nhén c6ng 3.135.660.920 454.840.000
Chi phi djch vy mua ngoai 1.468.606.735 392.419.765
Chi phi khac 270.374.697 (868.000.000) !
Cing 4.919.112.529 (16.641.345)

VII. NHUNG THONG TIN KHAC

1. Giao djch va sb dw v6i cic bén lién quan
Céc bén lién quan vdi Cong ty bao gom céc thanh vién quan 1y chii chét, cac ca nhén c6 lién quan
véi cée thanh vién quan Iy chii chdt va cac bén lién quan khéc.

Ia. Giao d;ch va s6 dw véi cdc thanh vién qudn Ij chii chét va cdc cd nhin cé lién quan voi cdc
thanh vién quan Iy chii chot
Céc thanh vién quan ly chii ch6t gdm: c4c thanh vién HOI ddng quén trj, Ban Kiém soét vé Giédm
déc Cong ty. Céc ca nhén c6 lién quan véi cdc thanh vién quan ly chii chdt 13 céc thanh vién mat
thiét trong gia dinh c4c thanh vién quan ly chi chét. =]

!
’,, ::
";

Giao d;ch V6i cdc thanh vién quan Iy chit chot va cdc cd nhdn cé lién quan véi cde thanh v:én quan
Iy chi chot

Cong ty khong phét sinh giao djch ban hang va cung cp dich VB cho céc thanh vién quan ly chu
chdt va céc cd nhﬁn cé lién | quan v6i céc thanh vién quan 1y chi chét. Giao dich khéc trong nam chi
¢6 giao dich v& nhén chuyén nhugng quyén sir dung dét véi cée c4 nhin c6 lidn quan véi cée thanh
vién quan ly chii chét véi s6 tién 12 24.740.000.000 VND (nim truée khong c6 giao dich phat
sinh).

Viéc mua hang héa tir céc ¢4 nhén c6 lién quan véi c4c thanh vién quan ly chi chdt dugce thyc hién
theo gid thoa thugn.

Bdn thuyéf minh ndy 1& mgt bg phén hop thinh va phdi duge doc cling véi Bdo cdo it chinh
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CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: S6 71 dudmg Ta Hi¢n, phudng Cat Lai, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho niim tai chinh két thic ngay 31 thang 12 nim 2025

Ban thuyét minh Bdo cdo tai chinh (tiép theo)

Cong ng vdi cde thanh vién quan Iy chii chét va cde cd nhén cé lién quan véi cdc thanh vién quan
Iy chii chét

Cong ng v6i céc thanh vién quan 1y chi chét va céc ca nhan c6 lién quan véi céc thanh vién quan
Iy chii chét duge trinh bay tai thuyét minh sb V.7.

Thu nhdp cua cdc thanh vién quan Iy chii chét va Ban Kiém sodit
NAam nay Niam trudc

Ong Ly Minh Tam - Gi4m d8c (bd nhi¢m ngy 09 thang 6

ném 2025) 110.000.000 -
Ong Duong Tam - Gidm déc (mién nhiém ngay 09 thing 6

ndm 2025) 18.460.000 17.000.000
Ong Nguyén Vin Ly - Giam déc (mién nhiém ngdy 25 théng

7 nam 2024) - 68.000.000
Cong 128.460.000 85.000.000

1b.  Giao djch va sé dw véi cdc bén lién quan khdc

Céc bén lién quan khac véi Céng ty gbm:

Bén lién quan khéc Moi quan hé

Coéng ty TNHH Péu tr X Land Céng ty ¢6 Giam dbc 1a thanh vién
g6p vén ctia Cong ty (tir ngay 27
thang 10 ndm 2025 1a cdng ty con)

Céng ty Cb phin Pau tr Phiic Long PNJ Céng ty c6 ciing Gidm dbc véi Cong
ty

Cong ty C6 phén Tu vén Diu t Bit dong san Emaar Land  Cong ty c6 ngudi dai dién theo phap
luat 13 Chii tjch Hbi ddng quén trj
Cong ty

Cong ty TNHH Thuong mai Kim Hung Cong ty c6 nguoi dai dién theo phéap
lugt 14 thanh vién Hoi ddng quan tri
Cong ty

Cong ty TNHH Bao Lc Park Hills Cong ty c6 thanh vién gop vén 1a
ngudi phy trach quan trj Cong ty

Giao djch vdi cdc bén lién quan khdc
Ngoai cic §iao djch phét sinh véi cong ty con d& dugc trinh bay & thuyét minh s6 V.6 ciing nhu cdc
giao djch vé ban hang va cung cdp djch vy cho céc bén lién quan khéc khong phai la cong ty con da
duge trinh by & thuyét minh s6 VI.1b, Céng ty con phat sinh céc giao djch khéc voi cic bén lién
quan khéc nhu sau:

\\*

Nim nay Nim trudc \\
Céong ty TNHH Thuong mgi Kim Hung &
Chi tién hgp tac kinh doanh . 20.000.000.000
Thu lai tién hgp téc kinh doanh 20.000.000.000 -
Céng ty C3 phén Tw vén Ddu tw Bdt dpng sin
Emaar Land
Thu tidn d3t coc thué viin phong - 10.000.000

Cong ty TNHH Bdo Lijc Park Hills
Thu tién djt coc thué viin phong . 10.000.000

Ban thuyét minh ndy Ia mét bg phdn hop thénh va phéi dwge dc cing véi Bdo cdo 1di chinh
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: 86 71 dudmg Ta Hién, phudng Cat Lai, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH

Cho nim tai chinh két thic ngay 31 thang 12 nim 2025

Bin thuyét minh Bdo cdo tai chinh (tiép theo)

Gia djch vu cung cdp cho c4c bén lién quan khac 14 gia thoa thuén.

Céng ng vdi cde bén lién quan khdc
Cong ng vai cac bén lién quan khac dugc trinh bay tai cic thuyét minh sé V.3a, V.3b, V.10a va
V.10b.

Céc khoan cong ng phai thu céc bén lién quan khac khong cé bao dam va s& duge thanh toan bing
tidn. Khong c6 khoan dy phong phai thu khé doi nao dugce 1ap cho cdc khoan ng phdi thu céc bén
lién quan khéc.

2. Théng tin vé b$ phin
Théng tm b) phén dugc trinh bay theo linh vyc kinh doanh va khu vye dja 1y. Béo céo bd phan
chinh yéu 1a theo linh vyc kinh doanh do c4c hoat d@ng kinh doanh ctia Céng ty dugc td chirc va
quan Iy theo tinh chét ctia san phim va djch vy cung cép.

2a. Théng tin vé linh vye kinh doanh
Hoat d¢ng kinh doanh chinh ctia Cong 9/ la cung cdp dich vy. Doanh thu va gié vén cua céc hoat
dong kinh doanh duge trinh bay tai thuyét minh s6 VIL.1a va VI.2

2b.  Thong tin vé khu v dja ly
Toan b hoat déng ciia Cong ty chi dién ra trén lanh thd Viét Nam.

3. Svu kn;n phﬁt smh sau ngﬁy két thuc nam tai chmh

Tran Thj Thanh Van

Ké toan truéng/Ngudi lip Giam doc

Bdin thuyét minh néy 16 mot bg phdn hop thanh va phai duge doc ciing véi Bdo cdo tai chinh
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EMA LAND GROUP JOINT STOCK COMPANY

STATEMENT OF THE DIRECTOR

The Director of Ema Land Group Joint Stock Company (hereinafter referred to as “the Company”)
presents this statement together with the Financial Statements for the fiscal year ended 31 December
2025,

Business highlights

The Company is Ema Land Group Joint Stock Company (formerly known as Thinh Vuong Electrical
Construction Investment and Trading Joint Stock Company), which has been operating in accordance
with the Business Registration Certificate No. 0600446389, first registered on 12 June 2008 and
amended for the 10" time on 27 June 2025, granted by the Ho Chi Minh City Department of Finance.

Head office
- Address : No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
- Tel. : 0908687295

Principal business activities of the Company are consultancy, brokerage and auction of real estate;
auction of land use rights; and trading of real estate and land use rights owned, used or leased.

Board of Directors, Supervisory Board and the Director
The Board of Directors, the Supervisory Board and the Director of the Company during the year and as
of the date of this statement include:

The Board of Directors

Full name Position Appointing/ re-appointing date
Mr. Vu Tien Hung Chairman Re-appointed on 30 June 2025
Mr. Nguyen Dang Manh Members Re-appointed on 30 June 2025
Mr. Ly Van Nam Members Re-appointed on 30 June 2025
Mr. Nguyen Thanh Nghia Members Appointed on 30 June 2025
Ms. Tran Thi Minh Thu Members Appointed on 30 June 2025
The Supervisory Board

Full name Position Appointing/re-appointing/resigning date
Mr. Phan Luu Nhat Quang Head of the Board Re-appointed on 30 June 2025
Ms. Hoang Thi Anh Loan Member Appointed on 30 June 2025
Ms. Nguyen My Lynh Member Appointed on 30 June 2025
Mr. Ta Van An Member Resigned on 30 June 2025

Mr. Tran Lam Hoang Member Resigned on 30 June 2025

The Director

Full name Position Appointing/resigning date

Mr. Ly Minh Tam Director Appointed on 09 June 2025
Mr. Duong Tam Director Resigned on 09 June 2025

Legal Representative
The Company’s legal representative during the year and as of the date of this statement are as follows:

Full name Position Appointing/resigning date
Ms. Ly Minh Tam Director Appointed on 09 June 2025
Mr. Duong Tam Director Resigned on 09 June 2025
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EMA LAND GROUP JOINT STOCK COMPANY
STATEMNET OF THE DIRECTOR (cont.)

Auditors
A&C Auditing and Consulting Co., Ltd. has been appointed to perform the audit on the Company’s
Financial Statements for the fiscal year ended 31 December 2025.

Responsibilities of the Director
Director is responsible for the preparation of the Financial Statements to give a true and fair view of the

financial position, the financial performance and the cash flows of the Company during the year. In

order to prepare these Financial Statements, the Director must;

o Select appropriate accounting policies and apply them consistently;

¢ Make judgments and estimates reasonably and prudently;

e State clearly whether the accounting standards applied to the Company are followed or not, and all
the material differences from these standards are disclosed and explained in the Financial
Statements;

e Prepare the Financial Statements of the Company on the going-concern basis, except for the cases
that the going-concern assumption is considered inappropriate;

e Design and implement effectively the internal control system to minimize the risks of material
misstatements due to frauds or errors in the preparation and presentation of the Financial

Statements.

The Director hereby ensures that all the proper accounting books of the Company have been fully
recorded and can fairly reflect the financial position of the Company at any time, and that all the
accounting books have been prepared in compliance with the applicable Accounting System. The
Director is also responsible for managing the Company’s assets and consequently has taken appropriate
measures to prevent and detect frauds and other irregularities.

The Director hereby commits to the compliance with the aforementioned requirements in preparation of
the Financial Statements.

Approval of the Financial Statements

The Director hereby approves the accompanying Financial Statements, which give a true and fair view
of the financial position as of 31 December 2025 of the Company, its financial performance and its cash
flows for the fiscal year then ended, in conformity with the Vietnamese Accounting Standards, the
Enterprise Accounting System and relevant statutory requirements on the preparation and

: npf Financial Statements,

Ly Minh Tam
Director
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A&C AUDITING AND CONSULTING CO., LTD. @ bakertilly

Ho Chi Minh Head Office : (2 Troang Son St Tan San Hoa Ward, Ho Cré Mrh City, Vietnam Tel: +B4 (028) 3547 2072 kliv@a-c.com.vn A &C

Hanoi Branch +40 Giang Vo 8t Glang Vo Ward, Ha Noi City, Vietnam Tel +84 (024) 3735 7879 Kiivhn@a-c.com.vn

Cerlral Region Branch Lot STHUGADY, Road 13, Le Hong Phorg ikan Aves, Nam Na Trang Ward K0ah Hos Prowcn, Ve Tel: +84 (0258) 246 5151 Kitv.nt@a-c.comvn

Soutiwest Branch <1513 Vo Nguyen Giap $1. Hung Phe Ward, Can Tro Oy, Vietnam Tel +84 (0202) 376 4395 kliv.cl@a-c.comvn  WWW.a-C.com.vn

No: 4.0184/26/TC-AC

INDEPENDENT AUDITOR’S REPORT

To: THE SHAREHOLDERS, THE BOARD OF DIRECTORS AND THE DIRECTOR
EMA LAND GROUP JOINT STOCK COMPANY

We have audited the accompanying Financial Statements of Ema Land Group Joint Stock Company
(hereinafter referred to as “the Company™), which were prepared on 27 March 2026, from page 06 to page
27, including the Balance Sheet as of 31 December 2025, the Income Statement, the Cash Flow Statement
for the fiscal year then ended and the Notes to the Financial Statements.

Responsibility of the Director

The Company’s Director is responsible for the preparation, true and fair presentation of these Financial
Statements in accordance with the Vietnamese Accounting Standards, the Vietnamese Enterprise
Accounting System and relevant statutory requirements on the preparation and presentation of Financial
Statements; and responsible for such internal control as the Company’s Director determines necessary to
enable the preparation and presentation of the Financial Statements to be free from material misstatement
due to frauds or errors.

Responsibility of Auditors

Our responsibility is to express an opinion on these Financial Statements based on our audit. We conducted
our audit in accordance with Vietnamese Standards on Auditing. Those standards require that we comply
with ethical standards and requirements and plan and perform the audit to obtain reasonable assurance
about whether the Financial Statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the
Financial Statements. The procedures selected depend on the auditor’s judgment, including the assessment
of the risks of material misstatement of the Financial Statements, whether due to fraud or error. In making
those risk assessments, the auditor considers internal control relevant to the Company’s preparation and
true and fair presentation of the Financial Statements in order to design audit procedures that are
appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of
the Company’s internal control. An audit also includes evaluating the appropriateness of accounting
policies used and the reasonableness of accounting estimates made by the Company’s Director, as well as
evaluating the overall presentation of the Financial Statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
audit opinion.

Opinion of Auditors

In our opinion, the Financial Statements give a true and fair view, in all material respects, of the financial
position as of 31 December 2025 of Ema Land Group Joint Stock Company, its financial performance and
its cash flows for the fiscal year then ended, in conformity with the Vietnamese Accounting Standards, the
Vietnamese Enterprise Accounting System and relevant statutory requirements on the preparation and
presentation of the Financial Statements.

A&C Auditing and Consulting Co,, Ltd. trading as Baker Tilly A&C is a member of the global network
of Baker Tilly International Ltd., the members of which are separate and independent legal entities
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@ bakertilly
A&C

Other matters

The Company’s Financial Statements for the fiscal year ended 31 December 2024 were audited by another

audit firm, whose auditors expressed an unqualified audit opinion on such Financial Statements on 26
March 2025.

ST e
< Nguyen Duc Toan
Partner Auditor
Audit Practice Registration Certificate No, 3089-2025-008-1 Audit Practice Registration Certificate No. 6376-2023-008-1

Authorized Signatory

Can Tho City, 27 March 2026

A&C Auditing and Consulting Co,, Ltd. trading as Baker Tilly A&C is a member of the global network
ol Baker Tilly International Lid., the members of which are separate and independent legal entities
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

FINANCIAL STATEMENTS
For the fiscal year ended 31 December 2025

BALANCE SHEET
As of 31 December 2025

Unit: VND
ITEMS Code Note Ending balance Beginning balance
A - CURRENT ASSETS 100 6.291.612.836 14.448.536.790
I. Cash and cash equivalents 110 5.541.498.593 2.353.536.790
. Cash 111 V.1 5.541.498.593 2.353.536.790
2. Cash equivalents 112 - -
II. Short-term investments 120 - -
1. Trading securities 121 - -
2. Provisions for devaluation of securities trading 122 - g
3. Held-to-maturity investments 123 - -
III. Short-term receivables 130 749.264.480 12.095.000.000
1. Short-term trade receivables 131 - -
2. Short-term prepayments to suppliers 132 V.2 107.264.480 50.000.000
3. Short-term inter-company receivable 133 - -

4. Receivable according to the progress of
construction contract 134 - -
5. Short-term loans receivable 135 - -
6. Other short-term receivables 136 V.3a 642.000.000 12.045.000.000
7.  Allowance for short-term doubtful debts 137 - -
8. Deficit assets for treatment 139 - -
IV. Inventories 140 - -
1. Inventories 141 - -
2. Allowance for inventories 149 - -
V. Other current assets 150 849.763 -
1. Short-term prepaid expenses 151 Vda 849.763 -
2. Deductible VAT 152 - -
3, Taxes and other accounts receivable from the State 153 - -
4. Trading Government bonds 154 - -
5. Other current assets 155 - -

This statement should be read in conjunction with the Notes to the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

FINANCIAL STATEMENTS
For the fiscal year ended 31 December 2025
Balance Sheet (cont.)
ITEMS Code Note Ending balance Beginning balance

B- NON-CURRENT ASSETS 200 29.323.552.770 20.073.771.110
I. Long-term receivables 210 - 20.000.000.000
1. Long-term trade receivables 211 - -
2. Long-term prepayment to suppliers 212 - -
3. Working capital in affiliates 213 . -
4. Long-term inter-company receivable 214 - -
5. Long-term loans receivable 215 - =
6. Other long-term receivable 216  V.3b - 20.000.000.000
7. Allowance for long-term doubtful debts 219 - .
II. Fixed assets 220 - -
1. Tangible fixed assets 221 - -
- Historical cost 222 - -
- Accumulated depreciation 223 - -
2. Financial leased assets 224 - -
- Historical cost 225 - -
- Accumulated depreciation 226 - -
3. Intangible fixed assets 227 - -
- Initial cost 228 - -
- Accumulated amortization 229 - -
III. Investment property 230 - &
- Historical costs 231 - -
- Accumulated depreciation 232 - -
IV. Long-term assets in process 240 24,780.250.000 -
1. Long-term work-in-process 241 - -
2. Construction-in-progress 242 VS5 24.780.250.000 -
Y. Long-term investments 250 4.508.000.000 -
1. Investments in subsidiaries 251 V.6 4.508.000.000 -
2. Investments in joint ventures and associates 252 - -
3. Investments in other entities 253 - -
4. Provisions for devaluation of long-term financial

investments 254 - =
5  Held-to-maturity investments 255 g 4
VI. Other non-current assets 260 35.302.770 73.771.110
1. Long-term prepaid expenses 261 V.4b 35.302.770 73.771.110
2. Deferred income tax assets 262 - -
3. Long-term components and spare parts and

accessories 263 - -
4, Other non-current assets 268 z -

TOTAL ASSETS 270 35.615.165.606 34.522.307.900

This statement should be read in conjunction with the Noles to the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Balance Sheet (cont,)

ITEMS Code Note Ending balance Beginning balance
C - LIABILITIES 300 1.108.718.728 458.781.667
I. Current liabilities 310 1.048.718.728 458.781.667
1. Short-term trade payables 311 V.7 443.800.000 -
2. Short-term advances from customers 312 - -
3. Taxes and other obligations payable to State Budget 313 V.8 356.256.728 388.781.667
4. Payables to employees 314 V.9 216.222.000 -
5. Short-term accrued expenses 315 - -
6. Short-term inter-company payables 316 - s
7.  Payable according to the progress of construction
contracts 317 - -
8. Short-term unearned revenue 318 - -
9. Other short-term payables 319  V.10a 32.440.000 "~ 70.000.000
10. Short-term borrowings and financial leases 320 - -
11. Provisions for short-term payables 321 - .
12. Bonus and welfare funds 322 - - o
13. Price stabilization fund 323 - - 15
14. Trading Government bonds 324 - - -
ANV
II. Long-term liabilities 330 60.000.000 - L &l
1. Long-term trade payables 331 - - | NHJ
2. Long-term prepayment from customers 332 - - Y NAY
3. Long-term accrued expenses 333 - - i
4. Inter-company payables for operating capital 334 - - =
5. Long-term inter-company payables 335 - -
6. Long-term unearned revenue 336 - -
7. Other long-term payables 337 V.10b 60.000.000 -
8. Long-term borowing and financial leases 338 - -
9. Convertible bonds 339 : -
10. Prefered shares 340 - - |
11. Deferred income tax payable 341 - - VA
12. Provisions for long-term payables 342 - s i: ﬁ
13. Science and technology development funds 343 - - l

e

96007

-

This statement should be read in conjunction with the Notes to the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Balance Sheet (cont.)

ITEMS Code Note Ending balance _ Beginning balance

D - OWNER'S EQUITY 400 34.506.446.878 34.063.526.233
I.  Owner's equity 410 34.506.446.878 34.063.526.233

Capital 411 V.lla 30.000.000.000 30.000.000.000
- Ordinary shares carrying voting right 4lla 30.000.000.000 30.000.000.000
- Preferred shares 411b - -
2. Share premiums 412 - -
3. Bond conversion option 413 - -
4,  Other sources of capital 414 - -
5. Treasury stocks 415 - E
6. Differences on asset revaluation 416 - =
7. Foreign exchange differences 417 - -
8. Investment and development fund 418 - -
9. Business arrangement supporting fund 419 - -
10. Other funds 420 - -
11. Retained earnings 421 V.lla 4.506.446.878 4.063.526.233
- Retained earnings accumulated

fo the end of the previous period 421a 4.063.526.233 4.063.526.233
- Retained earnings of the current period 421 442.920.645 -
12. Construction investment fund 422 - -
II. Other sources and funds 430 - -
1. Sources of expenditure 431 - -
2. Fund to form fixed assets 432 - -

TOTAL LIABILITIES AND OWNER'S EQUITY 440 35.615.165.606 34.522.307.900
Tran Thi Thanh Van Ly Minh Tam
Chief Accountant/Preparer Director

This statement should be read in conjunction with the Noles to the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS
For the fiscal year ended 31 December 2025

10.
11.
12.
13.
14,
15.
16.
17.
18.
19.

INCOME STATEMENT

For the fiscal year ended 31 December 2025

ITEMS

Revenue from sales of goods and provisions of servii

Revenue deductions

Net sales

Cost of sales

Gross profit

Financial income

Financial expenses

Selling expenses

General and administration expenses
Net operating profit

Other income

Other expenses

Other profit

Total accounting profit before tax
Current income tax

Deferred income tax

Profit after tax

Earning per share

Diluted earning per share

Tran Thi Thanh Van
Chief Accountant/Preparer

Code

01
02
10
11
20
21
22
25
26
30
31
32
40
50
51
52
60
70

71

Note

VL1

V1.2

VI3

Y14

V.8

This statement should be read in conjunction with the Notes to the F l'nanciiﬂ Statements

Current year

Unit: VND

Previous year

5.476.940.304

5.476.940.304
3.061.749.993

1.446.001.128

1.446.001.128
48.015.873

2.415,190.311 1.397.985.255
870.579 245.244.022
- 113.290.000
1.857.362.536 (177.947.218)
558.698.354 1.707.886.495 ‘
3 10.000
3.438.041 73.178
(3.438.038) (63.178)
555.260.316 1.707.823.317
112.339.671 281.388.137
442.920.645 1.426.435.180
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Ly Minh Tam
Director
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

CASH FLOW STATEMENT
(Indirect method)
For the fiscal year ended 31 December 2025

ITEMS Code Note Current year

Unit: VND

Previous year

I. Cash flows from operating activities

1. Profit before tax o1 355.260.316 1,707.823.317

Adjustments
- Depreciation of fixed assets and investment properties 02 s -
- Provisions 03 VL4 - (966.000.000)
- Gain/ (loss) from exchange difference due to revaluation

of moneytary items in foreign currencies 04 - L
- Gain/ (loss) from investing activities 05 VL3 - (245.244,022)
- Interest expenses 06 < u
- Other adjustments 07 B -
3. Operating profit before

changes of working capital 08 555.260.316 496.579.295
- Increase/(decrease) of receivables 09 31.737.735.520 (25.677.908.066)
- Increase/(decrease) of inventories 10 = u
- Increase/(decrease) of payables 11 296.918.066 170.448.834
- Increase/ (decrease) of prepaid expenses 12 37.618.577 (73.771.110)
- Increase/(decrease) of securities trading 13 - -
- Interests paid 14 - %
- Corporate income tax paid 15 V.8 (203.120.676) -
- Other cash inflows 16 - -
- Other cash outflows 17 - -

Net cash flows from operating activities 20 32.424.411.803 (25.084.651.047)
II. Cash flows from investing activities
1. Purchases and construction of fixed assets

and other long-term assets 21 V5, V.7 (24.336.450.000) -
2. Proceeds from disposals of fixed assets

and other long-term assets 22 - -

3. Cash outflow for lending, buying debt instruments

of other entities 23 - =
4, Cash recovered from lending, selling debt instruments

of other entities 24 - 24.520.000.000
5. Investments into other entities 25 V.6 (4.900.000.000) -
6. Withdrawals of investments in other entities 26 - -
7. Interest carned, dividends and profits received 27 V1.3 - 245.244.022

Net cash flows from investing activities 30 (29.236.450.000) 24.765.244.022

This statement should be read in conjunction with the Notes to the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Cash Flow Statement (cont.)

ITEMS

IIL. Cash flows from financing activities

1.

S woaw

Proceeds from issuing stocks and capital contributions
from owners

Repayment for capital contributions and re-purchases
of stocks already issued

Receivables from borrowings

Repayment for borrowing principal

Payments for financial lease principal

Dividends and profit paid to the owners

Net cash flows from financing activities

Net cash flows during the period

Beginning cash and cash equivalents

Effects of fluctuations in foreign exchange rates

Ending cash and cash equivalents

el

Tran Thi Thanh Van
Chief Accountant/Preparer

This statement should be read in conjunction with the Notes to the Financial Statements
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31
32
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34
35
36
40
50
60
61

70

Note Current year Previous year
3.187.961.803 (319.407.025)

V.1 2.353.536.790 2,672.943.815

V.1 5.541.498.593 2.353.536.790

Ly Minh Tam
Director
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

IL

These notes form an integral part of and should be read in conjunction with the Financial Statements

NOTES TO THE FINANCIAL STATEMENTS
For the fiscal year ended 31 December 2025

GENERAL INFORMATION

Ownership form
Ema Land Group Joint Stock Company (hereinafter referred to as “the Company”) is a joint stock
company.

Business field
Business field of the Company is servicing.

Principal business activities
Principal business activities of the Company are consultancy, brokerage and auction of real estate;
auction of land use rights; and trading of real estate and land use rights owned, used or leased.

Normal operating cycle
Normal operating cycle of the Company is within 12 months.

Effects of the Company's operation during the year on the Financial Statements

According to Resolution No, 2010/2025/TV6/NQ-HPQT dated 20 October 2025 of the Board of
Directors approving the investment in X Land Investment Company Limited and this company
officially became a subsidiary from 27 October 2025.

According to Resolution No. 2010/2025/TV6/NQ-HDQT dated 20 October 2025 and Resolution
No. 48/2025/NQ-HDPQT dated 29 December 2025 of the Board of Directors approving the
acquisition of real estate from individuals, being land use rights in Bao Lam 1 Commune, Lam
Dong Province, Vietnam, the total transfer value was VND 24.740.000.000.

Structure of the Company

Subsidiary .

The Company only invests in X Land Investment Co.,Ltd - subsidiary located at 71 Ta Hien Street,
Cat Lai Ward, Ho Chi Minh City, Vietnam. The principal business activities of this subsidiary are
consultancy, brokerage, auction of real estate and auction of land use rights. As of the balance
sheet date, the Company’s percentage of equity at this subsidiary is 98%, equivalent to percentage
of voting right and percentage of benefit.

Statement of information comparability on the Financial Statements
The corresponding figures in the previous year can be comparable with figures in the current year.

Headcount
As of the balance sheet date, the Company’s headcount is 10 (headcount at the beginning of the

year: 12).
FISCAL YEAR AND ACCOUNTING CURRENCY UNIT

Fiscal year
The fiscal year of the Company is from 01 January to 31 December annually.

13




EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

2.

IIL.

IV,

These notes form an integral part of and should be read in conjunction with the Financial Statements

Accounting currency unit
The accounting currency unit is Vietnamese Dong (VND) because the Company’s transactions are
primarily made in VND.

APPLICABLE ACCOUNTING STANDARDS AND SYSTEM

Applicable Accounting System

The Company applies the Vietnamese Accounting Standards, the Vietnamese Enterprise
Accounting System, which were issued together with the Circular No. 200/2014/TT-BTC dated 22
December 2014, the Circular No. 53/2016/TT-BTC dated 21 March 2016 as well as other Circulars
guiding the implementation of Vietnamese Accounting Standards of the Ministry of Finance in the
preparation and presentation of the Financial Statements.

Statement of the compliance with the Accounting Standards and System

The Director ensures to follow all the requirements of the Vietnamese Accounting Standards, the
Vietnamese Enterprise Accounting System, which were issued together with the Circular No.
200/2014/TT-BTC dated 22 December 2014, the Circular No. 53/2016/TT-BTC dated 21 March
2016 as well as other Circulars guiding the implementation of Vietnamese Accounting Standards of
the Ministry of Finance in the preparation and presentation of the Financial Statements.

On 27 October 2025, the Ministry of Finance issued Circular No. 99/2025/TT-BTC ("Circular 99")
guiding the Enterprise Accounting System, replacing Circular No. 200/2014/TT-BTC dated 22
December 2014 of the Ministry of Finance guiding the Enterprise Accounting System ("Circular
200") and Circulars No. 75/2015/TT-BTC dated 18 May 2015 and No. 53/2016/TT-BTC dated 21
March 2016 of the Ministry of Finance amending and supplementing certain provisions of Circular
200. The provisions of Circular 99 apply to the recording, preparation, and presentation of the
Financial Statements for the fiscal year beginning on 01 January 2026.

APPLICABLE ACCOUNTING POLICIES

Accounting convention
All the Financial Statements are prepared on the accrual basis (except for the information related to

cash flows).

Cash
Cash includes cash on hand and cash in bank.

Financial investments

Investments in subsidiary

Subsidiary

A subsidiary is an entity controlled by the Company. Control is achieved when the Company has
the ability to control the financial and operating policies of the investee in order to obtain economic
benefits from the activities of that enterprise.

Initial recognition
Investments in subsidiaries is initially recognized at costs, including the cost of purchase or capital
contributions plus other directly attributable transaction cost. In case of investment in non-
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

monetary assets, the costs of the investment are recognized at the fair value of non-monetary assets
at the arising time.

Dividends and profits of the periods prior to the purchase of investments are deducted to the costs
of such investments. Dividends and profit of the periods after the purchase of investments are
recorded into the Company’s revenues. The dividends paid in form of shares are not recorded as an
increase in values, but the increasing quantity is followed up.

Provisions for impairment of investments in subsidiaries

Provisions for impairment of investments in subsidiaries is made when the subsidiaries suffer from
losses at the rate equal to the difference between the actual capital invested by investors in
subsidiaries and the actual owner’s capital multiplying (x) by the Company’s rate of capital
contribution over the total actual capital invested by investors in subsidiaries. If the subsidiaries are
consolidated into Consolidated Financial Statements, the basis for impairment provisions is the
Consolidated Financial Statements.

Increases/(decreases) in the provisions for impairment of investments in subsidiaries are recorded
into “Financial expenses” during the year.

4.  Receivables
Receivables are recognized at the carrying amounts less allowances for doubtful debts.

The classification of receivables as trade receivables and other receivables is made according the

following principles:

» Trade receivables reflect receivables concerning the commercial nature arising from purchase
and sale transactions between the Company and customers who are independent to the
Company.

o Other receivables reflect receivables not concerning the commercial nature and irrelevant to
purchase and sale transactions.

Allowance is made for each doubtful debt on the basis of ages of debts after offsetting against
liabilities (if any) or estimated loss as follows:
e As for overdue debts:
- 30% of the value of debts overdue between 6 months and less than 1 year.  :\\
- 50% of the value of debts overdue between 1 year and less than 2 years.
- 70% of the value of debts overdue between 2 years and less than 3 years. ) '
- 100% of the value of debts overdue more than 3 years. " ,‘/

¢ As for doubtful debts: Allowance is made on the basis of the estimated loss. ;‘f
7

Increases/(decreases) in the obligatory allowance for doubtful debts as of the balance sheet date are
recorded into “General and administration expenses”.

5. Prepaid expenses
Prepaid expenses comprise actual expenses arising but relevant to financial performance in several

accounting periods. Prepaid expenses of the Company mainly consist of tools.

Tools being put into use are allocated into cost in accordance with the straight-line method for the
maximum period of 36 months.

These notes form an integral part of and should be read in conjunction with the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

6.

10.

11.

These notes form an integral part of and should be read in conjunction with the Financial Statements

Operating leased assets

A lease is classified as an operating lease if it transfers substantially all the risks and rewards
incident to ownership belonging to the lessor. Lease payments under operating leases are
recognized as expenses on a straight-line basis over the lease term, irrespective of the payment
method.

Construction-in-progress

Construction-in-progress reflects the expenses (including relevant loan interest expenses following
the accounting policies of the Company) directly related to the construction of plants and the
installation of machinery and equipment to serve for production, leasing, and management as well
as the repair of fixed assets, which have not been completed yet. Assets in the progress of
construction and installation are recorded at historical costs and not depreciated.

Payables
Payables are recorded for the amounts payable in the future associated with the goods and services
received.

The classification of payables as trade payables and other payables is made on the basis of

following principles:

* Trade payables reflect payables of commercial nature arising from the purchase of goods,
services, or assets, of which the seller is an independent entity with the Company.

¢  Other payables reflect payables of non-commercial nature and irrelevant to purchase, sales of
goods or provisions of services.

The payables are classified as short-term and long-term items in the Balance Sheet on the basis of
their remaining term as of the balance sheet date.

Owner’s capital
The owner’s capital is recorded according to the actual amounts invested by shareholders.

Profit distribution
Profit after tax is distributed to the shareholders after appropriation for funds under the Charter of
the Company as well as legal regulations and approved by the General Meeting of Shareholders.

The distribution of profits to the shareholders is made with consideration toward non-cash items in
the retained earnings that may affect cash flows and payment of dividends such as profit due to
revaluation of assets contributed as investment capital, profit due to revaluation of monetary items,
financial instruments and other non-cash items.

Dividend is recorded as a payable when it is approved by the General Meeting of Sharcholders and
upon the issuance of the dividend payment notice by the Board of Directors.

Recognition of revenue and income

Revenue from provisions of services

Revenue from provisions of services shall be recognized when all of the following conditions are

satisfied: _

¢ The amount of sales can be measured reliably. When the contract stipulates that the buyer is
entitled to return the services provided under specific conditions, the revenue is recognized
only when these specific conditions are no longer existed and the buyer is not entitled to return
the services provided.
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

12.

13.

These notes form an integral part of and should be read in conjunction with the Financial Statements

® The Company received or shall probably receive the economic benefits associated with the
provision of services.

e The stage of completion of the transaction at the end of reporting period can be measured
reliably.

® The costs incurred for the transaction and the costs to complete the transaction can be
measured reliably.

In the case that the services are provided in several accounting periods, the determination of
revenue is done on the basis of the volume of work done as of the balance sheet date.

Interest
Interest is recorded, based on the term and the actual interest rate applied in each particular period.

Profit received
Profit received is recognized when the Company has the right to receive profit from the capital
contribution.

Expenses

Expenses are those that result in outflows of the economic benefits and are recorded at the time of
transactions or when incurrence of the transaction is reliable regardless of whether payment for
expenses is made or not.

Expenses and their corresponding revenues are simultaneously recognized in accordance with
matching principle. In the event that matching principle conflicts with prudence principle, expenses
are recognized based on the nature and regulations of accounting standards in order to guarantee
that transactions can be fairly and truly reflected. ‘

Corporate income tax
Corporate income tax includes current income tax and deferred income tax.

Current income tax
Current income tax is the tax amount computed based on the assessable income. The assessable

income is different from accounting profit due to the adjustments of temporary differences between
tax and accounting figures, non-deductible expenses as well as those of non-taxable income and
losses brought forward.

Deferred income tax

Deferred income tax is the amount of corporate income tax payable or refundable due to temporary
differences between book values of assets and liabilities serving the preparation of the Financial
Statements and the values for tax purposes. Deferred income tax liabilities are recognized for all
the temporary taxable differences. Deferred income tax assets are recorded only when there is an
assurance on the availability of assessable income in the future against which the temporarily
deductible differences can be used.

Carrying values of deferred corporate income tax assets are considered as of the balance sheet date
and will be reduced to the rate that ensures enough assessable income against which the benefits
from part of or all of the deferred income tax can be used, Deferred corporate income tax assets,
which have not been recorded before, are considered as of the balance sheet date and are recorded
when there is certainly enough assessable income to use these unrecognized deferred corporate

income tax assets.
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

14,

15.

These notes form an integral part of and should be read in conjunction with the Financial Statements

Deferred income tax assets and deferred income tax liabilities are determined at the estimated rate
to be applied in the year when the assets are recovered or the liabilities are settled based on the
effective tax rates as of the balance sheet date. Deferred income tax is recognized in the Income
Statement. In the case that deferred income tax is related to the items of the owner’s equity,
corporate income tax will be included in the owner’s equity.

The Company shall offset deferred tax assets and deferred tax liabilities if:
e The Company has the legal right to offset current income tax assets against current income tax
liabilities; and
® Deferred income tax assets and deferred income tax liabilities are relevant to corporate income
tax which is under the management of one tax authority either:
- Of'the same subject to corporate income tax; or
- The Company has intention to.pay current income tax liabilities and current income tax
assets on a net basis or recover tax assets and settle tax liability simultaneously in each
future period to the extent that the majority of deferred income tax liabilities or deferred
income tax assets are paid or recovered.

Related parties

A party is considered a related party of the Company in case that party is able to control the
Company or to cause material effects on the financial decisions as well as the operations of the
Company. A party is also considered a related party of the Company in case that party is under the
same control or is subject to the same significant influence.

Considering the relationship of related parties, the nature of relationship is focused more than its
legal form.

Segment reporting

A business segment is a distinguishable component of the Company that is engaged in
manufacturing or providing products or services and that is subject to risks and returns that are
different from those of other business segments.

A geographical segment is a distinguishable component of the Company that is engaged in
manufacturing or providing products or services within a particular economic environment and that
is subject to risks and returns that are different from those of components operating in other
economic environments.

The segment information is prepared and presented in conformity with the accounting policies

applicable to the preparation and presentation of the Financial Statements of the Company.

ADDITIONAL INFORMATION ON THE ITEMS PRESENTED IN THE BALANCE
SHEET

Cash

Ending balance Beginning balance
Cash on hand 3.650.766.602 517.932.862
Cash in bank 1.890.731.991 1.835.603.928
Total 5.541.498.593 2.353.536.790
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

2.  Short-term prepayments to suppliers

Ending balance Beginning balance
Capital Trading and Service Corporation 57.264.480 -
Other suppliers 50.000.000 50.000.000
Total 107.264.480 50.000.000
3.  Other receivables
3a. Other short-term receivables
Ending balance Beginning balance
Value  Allowance Value Allowance
Receivables from related parties 392.000.000 - - -
X Land Investment Co.,Ltd 392.000.000 - - -
Receivables from other organizations
and individuals 250.000.000 - 12.045.000.000 -
Mr. Duong Thanh Long - Project
implementation advance 20.000.000 - 7.000.000.000 -
Mr. Nguyen Tuan Kiet - Project
implementation advance - - 5.000.000.000 -
Advances 230.000.000 - 45.000.000 -
Total 642.000.000 - 12.045.000.000 -
3b. Other long-term receivables
Ending balance Beginning balance
Value  Allowance Value Allowance
Receivables from related parties
Kim Hung Trading Co., Ltd - Capital
contribution for business cooperation
®) - - 20.000.000.000 -
Total - - 20.000.000.000 -

) The business cooperation with Kim Hung Trading Company Limited was entered into for the
purpose of implementing a project on forest management and protection, afforestation, cacao
cultivation combined with eco-tourism development. The cooperation term was 10 years from 20
December 2024, and the Company was entitled to 50% of the project’s profit after tax. As at 31
December 2025, the Company had fully recovered this business cooperation investment.

4,  Prepaid expenses
4a. Short-term prepaid expenses
This item reflects software expenses.

4b. Long-term prepaid expenses
This item reflects expenses of tools pending allocation.

These notes form an integral part of and should be read in conjunction with the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

5. Construction-in-progress
Increase during the

Beginning balance year Ending balance
Acquisition of fixed assets *) - 24.780.250.000 24.780.250.000
Total - 24.780.250.000 24.780.250.000

) These are the land use rights relating to land plot No, 167, map sheet No. 118, and land plot No.
142, map sheet No. 26, which were acquired by the Company from individuals in Bao Lam 1
Commune, Lam Dong Province, Vietnam, for the purpose of investment, holding real estate and
developing residential or resort projects in the Central and Central Highlands region. As at the end
of 2025, the Company was in the process of registering these land use rights.

6.  Financial investments
The financial investments of the Company only include investments in other entities. The
Company’s investments in other entities are as follows:

Investments in subsidiary

Ending balance Beginning balance
Original costs Provisions Original costs Provisions

X Land Investment

Co.,Ltd @ 4.508.000.000 - - -

Total 4.508.000.000 8 . - D
N

® According to Business Registration Certificate No. 0318528507 amended for the first time on 13 JYAN

November 2025, granted by the Ho Chi Minh City Department of Finance, the Company invested

in X Land Investment Co.,Ltd an amount of VND 4.900.000.000, equivalent to 98% of the charter Hé

capital. Profits of prior periods before the acquisition date, amounting to VND 392.000.000, were
recognised as a reduction in the cost of the investment. During the year, the Company contributed S
VND 4.900.000.000. As of the balance sheet date, the Company fully invested the charter capital in

this company.

Fair value
The Company has not measured the fair value of the investments because there is no specific
instruction on measurement of the fair value.

Operation of the subsidiary
The subsidiary has been in normal operation and experienced no significant changes in comparison

with the previous year.

Transactions with the subsidiary
The Company only has following transactions with X Land Investment Co.,Ltd (a subsidiary)

during the year:

Current year
Profit received 392.000.000
Office leasing 218.181.816
Revenue from provisions of services 4.862.758.488

These notes form an integral part of and should be read in conjunction with the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

7.  Short-term trade payables
Ending balance

Beginning balance

Payables to related party

Ms. Nguyen Thi Truc Giang 392.800.000 -
Ms. Phan Luu Hai Yen 51.000.000 -
Total 443.800.000 -
In which:
Short-term prepayments to suppliers for
acquisition of fixed assets/construction-in-
progress 443.800.000 -
The Company has no other trade payables.
8.  Taxes and other obligations to the State Budget
Amount
payable Amount paid
Beginning during the during the Ending
balance year year balance
VAT on local sales 90.938.061  523.200.498 (470.035.745) 144.102.814
Corporate income tax 284.773.878 112.339.671  (203.120.676) 193.992.873
Personal income tax 13.069.728 85.203.420 (80.112.107) 18.161.041
Fees, legal fees, and other duties - 6.000.000 (6.000.000) -
Total 388.781.667  726.743.589  (759.268.528) 356.256.728
Value added tax (VAT)

The Company has to pay VAT in line with the deduction method at the tax rate of 10%.

Corporate income tax
The Company has to pay corporate income tax on assessable income at the rate of 20%.

The estimated corporate income tax payable during the year is as follows:

Current year Previous year
Total accounting profit before tax 555.260.316 I.7Q7¢_823.3 17
Increases/(decreases) of accounting profit to S\
determine taxable income: E / ;
- Increases 6.438.041 '/, 73.178
- Decreases - -
Taxable income 561.698.357 1.707.896.495
Income exempted from tax - .
Loss brought forward from the previous years - (300.955.809)
Assessable income 561.698.357 1.406.940.686
Corporate income tax rate 20% 20%
Corporate income tax to be paid 112.339.671 281.388.137

These notes form an integral part of and should be read in conjunction with the Financial Statements

21




EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

Determination of corporate income tax liability of the Company is based on currently applicable
regulations on tax. Nonetheless, these tax regulations may change from time to time and tax
regulations applicable to variety of transactions can be interpreted differently. Hence, the tax
amounts presented in the Financial Statements can be changed upon the inspection of tax
authorities.

Fees, legal fees, and other duties
The Company has declared and paid these taxes in line with the prevailing regulations.

9.  Payables to employees
This item reflects salary to be paid to employees.

10. Other payables
10a. Other short-term payables

Ending balance Beginning balance

Payables to related party 10.000.000 70.000.000
Phuc Long PNJ Investment Joint Stock Company

- receipt of short-term deposits, security deposit 10.000.000 10.000.000
Emaar Land Real Estate Consulting Investment

Joint Stock Company - receipt of short-term

deposits, security deposit - 10.000.000
Bao Loc Park Hills Co.,Ltd - receipt of short-term

deposits, security deposit - 10.000.000
X Land Investment Co.,Ltd - receipt of short-term

deposits, security deposit - 40.000.000
Payables to other organizations and individuals 22.440.000 -
Trade Union’s expenditure 22.440.000 -
Total 32.440.000 70.000.000

10b. Other long-term payables

Ending balance Beginning balance
Payables to related party
Emaar Land Real Estate Consulting Investment
Joint Stock Company - receipt of long-term
deposits, security deposit 10.000.000 -
Bao Loc Park Hills Co.,Ltd - receipt of long-term
deposits, security deposit 10.000.000 -
X Land Investment Co.,Ltd - receipt of long-term
deposits, security deposit 40.000.000 -
Total 60.000.000 -

The Company has no other overdue payables.

These notes form an integral part of and should be read in conjunction with the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

11.

Owner’s equity

1la. Statement of the changes in the owner’s equity

Beginning balance of the

Owner’s capital

Retained
earnings

Total

previous year 30.000.000.000 2.637.091.053 32.637.091.053
Profit in the previous year - 1.426.435.180 1.426.435.180
Ending balance of the previous

year 30.000.000.000 4.063.526.233 34.063.526.233
Beginning balance of the current

year 30.000.000.000 4.063.526.233 34.063.526.233
Profit in the current year - 442.920.645 442.920.645
Ending balance of the current

year 30.000.000.000 4.506.446.878 34.506.446.878

11b. Details of owner’s capital

Ending balance

Beginning balance

Ms. Nguyen Thi Thu Thao 3.690.000.000 3.690.000.000

Ms. Vu Phuong Nhu 3.450.000.000 3.450.000.000

Mr. Kim Dang Thanh 3.302.000.000 3.302.000.000

Other shareholders 19.558.000.000 19.558.000.000

Total 30.000.000.000 30.000.000.000
The contribution of charter capital is as follows:

As in the Business Charter capital Charter capital

Registration Certificate contributed  to be contributed

VND Rate (%) (VND) (VND)

Ms. Nguyen Thi Thu Thao 3.690.000.000 12,3 3.690.000.000 -

Ms. Vu Phuong Nhu 3.450.000.000 113 3.450.000.000 -

Mr. Kim Dang Thanh 3.302.000.000 11 3.302.000.000 -

Shareholders 19.558.000.000 65,2  19.558.000.000 -

Total 30.000.000.000 100 30.000.000.000 -

1lc. Shares

Ending balance

Beginning balance

Number of shares registered to be issued
Number of shares sold to the public

- Common shares

- Preferred shares

Number of shares repurchased

- Common shares

- Preferred shares

Number of outstanding shares

- Common shares

- Preferred shares

Par value per outstanding shares: VND 10.000.

3.000.000
3.000.000
3.000.000

3.000.000
3.000.000

These notes form an integral part of and should be read in conjunction with the Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Financial Statements (cont.)

12. Off-balance sheet items
External leased assets

The total minimum lease payments in the future for irrevocable leasing contracts are classified by
terms as follows:

Ending balance Beginning balance
1 year or less 1.466.666.664 1.466.666.664
More than 1 year to 5 years 1.222.222.220 2.688.888.884
Total 2.688.888.884 4.155.555.548

The above operating lease payments represent the office rental at No. 71 Ta Hien Street, Cat Lai
Ward, Ho Chi Minh City, Vietnam. The Company leases the office under an operating lease
arrangement with a monthly rental of VND 122.222.222. The lease term is 3 years, commencing
from 01 November 2024.

VL. ADDITIONAL INFORMATION ON THE ITEMS PRESENTED IN THE INCOME
STATEMENT

1. Revenue from sales of goods and provisions of services
la. Gross revenue

Current year Previous year
Revenue from provisions of services 5.476.940.304 1.446.001.128
Total 5.476.940.304 1.446.001.128

1b.  Revenue from sales of goods and provisions of services to related parties
The Company has sales of goods and service provisions to related parties as follows:
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Current year Previous year
Phuc Long PNJ Investment Joint Stock
Company
Office for lease 168.000.000 5.000.000
Emaar Land Real Estate Consulting Investment
Joint Stock Company
Office for lease 168.000.000 5.000.000
Bao Loc Park Hills Co.,Ltd
Office for lease 60.000.000 5.000.000

2.  Costs of sales

Current year Previous year
Costs of services provided 3.061.749.993 48.015.873
Total 3.061.749.993 48.015.873
Financial income

Current year Previous year
Demand deposit interest 870.579 44.022
Interest on loan given - 245.200.000
Total 870.579 245.244.022

These notes form an integral part of and should be read in conjunction with the Financial Statements
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Notes to the Financial Statements (cont.)

VIL

1a.

These notes form an integral part of and should be read in conjunction with the Financial Statements

General and administration expenses

Current year Previous year
Expenses for employees 646.827.587 454.840.000
Office stationery 44.470.177 4.098.890
Taxes, fees and legal fees 6.000.000 3.000.000
Reversal of allowance for doubtful debts - (966.000.000)
Expenses for external services 895.690.075 326.113.892
Other expenses 264.374.697 -
Total 1.857.362.536 (177.947.218)

Earnings per share
Information relating to earnings per share is presented in the Consolidated Financial Statements.

Operating costs by factors

Current year Previous year
Materials and supplies 44.470.177 4.098.890
Labor costs 3.135.660.920 454.840.000
Expenses for external services 1.468.606.735 392.419.765
Other expenses 270.374.697 (868.000.000)
Total 4.919.112.529 (16.641.345)

OTHER DISCLOSURES

Transactions and balances with related parties
The Company’s related parties include key management personnel, their related individuals and
other related parties. .

Transactions and balances with the key management personnel and their related individuals

The Company’s key management personnel include members of the Board of Directors the
Supervisory Board and the Director of the Company. The key management personnel’s related
individuals are their close family members.

Transactions with the key management personnel and their related individuals

The Company has no sales of goods and service provisions and no other transactions with the key
management personnel and their related individuals. Other transactions arising during the year only
comprised the receipt of transfer of land use rights from persons related to key management
personnel, amounting to VND 24.740.000.000 (no such transactions arose in the previous year).

The purchases of merchandises from persons related to key management personnel are done at the
agreed prices.

Receivables from and payables to the key management personnel and their related individuals
Receivables from and payables to the key management personnel and their related individuals are
presented in Note No. V.7.
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Notes to the Financial Statements (cont.)

1b.

These notes form an integral part of and should be read in conjunction with the Financial Statements

Income of key management personnel and the Supervisory Board

Current year Previous year
Mr. Ly Minh Tam — Director (Appointed on 09 June
2025) 110.000.000 -
Mr. Duong Tam - Director (Resigned on 09 June 2025) 18.460.000 17.000.000
Mr. Nguyen Van Ly — Director (Resigned on 25 July
2025) - 68.000.000
Total 128.460.000 85.000.000
Transactions and balances with other related parties
Other related parties of the Company include:
Other related parties Relationship
X Land Investment Co.,Ltd Company having a Director who is a

capital-contributing member of the
Company (from 27 October 2025, it

became a subsidiary)

Phuc Long PNJ Investment Joint Stock Company Company having the same Director as the
Company

Emaar Land Real Estate Consulting Investment Joint Company’s legal representative is the

Stock Company Chairman

Kim Hung Trading Co., Ltd Company’s legal representative is the
Member of The Board of Directors

Bao Loc Park Hills Co.,Ltd The Company having a capital-

contributing member who is the person in
charge of corporate governance

Transactions with other related parties
In addition to transactions with subsidiaries as described in Notes No. V.6, transactions involving
sales and provision of services to other related parties that are not subsidiary are described in Notes
No. VL.1b, the Company also has other following transactions with other related parties:

Current year Previous year

Kim Hung Trading Co., Ltd
Payments for business cooperation - 20.000.000.000

Receipts from recovery of business cooperation
funds 20.000.000.000 -

Emaar Land Real Estate Consulting Investment
Joint Stock Company
Receipt of office rental deposit - 10.000.000

Bao Loc Park Hills Co.,Ltd
Receipt of office rental deposit - 10.000.000

The prices of services provided to other related parties is mutually agreed price.

Receivables from and payables to other related parties
Receivables from and payables to other related parties are presented in Notes No. V.3a, V.3b,
V.10a and V.10b.
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The receivables from other related parties are unsecured and will be paid in cash. There are no
allowances for doubtful debts made for the receivables from other related parties.

Segment information
Segment information is presented based on business segments and geographical segments.

Segment reporting is mainly done on the basis of business segments since the Company’s business
operations are organized and managed on the basis of the natures of its products and services.

2a. Information on business segment

2b.

The principal business activity of the Company is servicing. The revenue and cost of sales from
business activities are presented in Notes No. VI.1a and VI.2.

Information on geographical segment
All activities of the Company take place only in Vietnamese territory.

These notes form an integral part of and should be read in conjunction with the Financial Statements

3. Subsequent events
There are no material subsequent events, which are required adjustments or disclosures in the
Financial Statements.

Tran Thi Thanh Van Ly Minh Tam

Chief Accountant /Preparer Director
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