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Independent Auditor's Report

To the Members of Sion Eden Developers Limited (formerly known as Sion Eden Developers Private
Limited)

Report on the Audit of the Financial Statements
Opinion

We have audited the accompanying financial statements of Sion Eden Developers Limited (formerly known as
Sion Eden Developers Private Limited) (‘the Company’), which comprise the Balance Sheet as at 31 March
2026, the Statement of Profit and Loss (including Other Comprehensive Income), the Statement of Cash Flow
and the Statement of Changes in Equity for the year then ended, and notes to the financial statements, including
material accounting policy information and other explanatory information.

In our opinion and to the best of our information and according to the explanations given to us, the aforesaid
financial statements give the information required by the Companies Act, 2013 (‘the Act’) in the manner so
required and give a true and fair view in conformity with the Indian Accounting Standards (‘Ind AS’) specified
under section 133 of the Act read with the Companies (Indian Accounting Standards) Rules, 2015 and other
accounting principles generally accepted in India, of the state of affairs of the Company as at 31 March 2026,
and its loss (including other comprehensive income), its cash flows and the changes in equity for the year
ended on that date.

Basis for Opinion

We conducted our audit in accordance with the Standards on Auditing specified under section 143(10) of the
Act. Our responsibilities under those standards are further described in the Auditor's Responsibilities for the
Audit of the Financial Statements section of our report. We are independent of the Company in accordance
with the Code of Ethics issued by the Institute of Chartered Accountants of India (‘ICAI’) together with the ethical
requirements that are relevant to our audit of the financial statements under the provisions of the Act and the
rules thereunder, and we have fulfilled our other ethical responsibilities in accordance with these requirements
and the Code of Ethics. We believe that the audit evidence we have obtained is sufficient and appropriate to
provide a basis for our opinion.

Information other than the Financial Statements and Auditor’s Report thereon
The Company’s Board of Directors are responsible for the other information. The other information comprises
the information included in the Director’s Report, but does not include the financial statements and our auditor's

report thereon.

Our opinion on the financial statements does not cover the other information and we do not express any form
of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other information and,
in doing so, consider whether the other information is materially inconsistent with the financial statements or
our knowledge obtained in the audit or otherwise appears to be materially misstated.

The Director's Report is not made available to us at the date of this auditor’s report. We have nothing to report
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Independent Auditor’s Report to the members of Sion Eden Developers Limited (formerly known as
Sion Eden Developers Private Limited) on Financial Statements for the year ended 31 March 2026
(cont’d)

Responsibilities of Management for the Financial Statements

The accompanying financial statements have been approved by the Company’s Board of Directors. The
Company’s Board of Directors are responsible for the matters stated in section 134(5) of the Act with respect
to the preparation and presentation of these financial statements that give a true and fair view of the financial
position, financial performance including other comprehensive income, changes in equity and cash flows of the
Company in accordance with the Ind AS specified under section 133 of the Act and other accounting principles
generally accepted in India. This responsibility also includes maintenance of adequate accounting records in
accordance with the provisions of the Act for safeguarding of the assets of the Company and for preventing
and detecting frauds and other irregularities; selection and application of appropriate accounting policies;
making judgments and estimates that are reasonable and prudent; and design, implementation and
maintenance of adequate internal financial controls, that were operating effectively for ensuring the accuracy
and completeness of the accounting records, relevant to the preparation and presentation of the financial
statements that give a true and fair view and are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the Board of Directors is responsible for assessing the Company’s ability
to continue as a going concern, disclosing, as applicable, matters related to going concern and using the going
concern basis of accounting unless the Board of Directors either intends to liquidate the Company or to cease
operations, or has no realistic alternative but to do so.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our
opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in
accordance with Standards on Auditing will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, they
could reasonably be expected to influence the economic decisions of users taken on the basis of these financial
statements.

As part of an audit in accordance with Standards on Auditing, specified under section 143(10) of the Act we
exercise professional judgment and maintain professional skepticism throughout the audit. We also:

» ldentify and assess the risks of material misstatement of the financial statements, whether due to fraud or
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is
sufficient and appropriate to provide a basis for our opinion. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control;

» Obtain an understanding of internal control relevant to the audit in order to design audit procedures that
are appropriate in the circumstances. Under section 143(3)(i) of the Act, we are also responsible for
expressing our opinion on whether the Company has adequate internal financial controls with reference
to financial statements in place and the operating effectiveness of such controls;

e Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates
and related disclosures made by management;

» Conclude on the appropriateness of Board of Directors’ use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or conditions
that may cast significant doubt on the Company’s ability to continue as a going concern. If we conclude
that a material uncertainty exists, we are required to draw attention in our auditor's report to the related

disclosures in the financial statements or, if such disclosures are inadequate, to modify our opinion. Our

onclusions are based on the audit evidence obtained up to the date of our auditor's report. However,
re events or conditions may cause the Company to cease to continue as a going concern; and

uate the overall presentation, structure and content of the financial statementé, including the
losures, and whether the financial statements represent the underlying transactions and events in a
nner that achieves fair presentation.
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Independent Auditor’s Report to the members of Sion Eden Developers Limited (formerly known as
Sion Eden Developers Private Limited) on Financial Statements for the year ended 31 March 2026
(cont’d)

We communicate with those charged with governance regarding, among other matters, the planned scope and
timing of the audit and significant audit findings, including any significant deficiencies in internal control that we
identify during our audit.

Other matter

The financial statements of the Company for the period ended 31 March 2025 were audited by the predecessor

‘auditor, Agarwal Prakash & Co., who have expressed an unmodified opinion on those financial statements vide

their audit report dated 27 May 2025.
Report on Other Legal and Regulatory Requirements

Based on our audit, we report that the Company has not paid or provided for any managerial remuneration
during the year. Accordingly, reporting under section 197(16) of the Act is not applicable.

As required by the Companies (Auditor’'s Report) Order, 2020 (‘the Order’) issued by the Central Government
of India in terms of section 143(11) of the Act we give in the Annexure I, a statement on the matters specified
in paragraphs 3 and 4 of the Order, to the extent applicable.

Further to our comments in Annexure I, as required by section 143(3) of the Act, based on our audit, we report,
to the extent applicable, that:

a) We have sought and obtained all the information and explanations which to the best of our knowledge and
belief were necessary for the purpose of our audit of the accompanying financial statements;

b) Except for the matters stated in paragraph 13(h)(vi) below on reporting under Rule 11(g) of the Companies
(Audit and Auditors) Rules, 2014 (as amended), in our opinion, proper books of account as required by
law have been kept by the Company so far as it appears from our examination of those books;

c¢) The financial statements dealt with by this report are in agreement with the books of account;

d) In our opinion, the aforesaid financial statements comply with Ind AS specified under section 133 of the
Act;

e) On the basis of the written representations received from the directors and taken on record by the Board
of Directors, none of the directors is disqualified as on 31 March 2026 from being appointed as a director
in terms of section 164(2) of the Act;

f)  The qualification relating to the maintenance of accounts and other matters connected therewith are as
stated in paragraph 13(b) above on reporting under section 143(3)(b) of the Act and paragraph 13(h)(vi)
below on reporting under Rule 11(g) of the Companies (Audit and Auditors) Rules, 2014 (as amended);

g) With respect to the adequacy of the internal financial controls with reference to financial statements of the
Company as on 31 March 2026 and the operating effectiveness of such controls, refer to our separate
report in Annexure Il wherein we have expressed an unmodified opinion; and

h) With respect to the other matters to be included in the Auditor's Report in accordance with rule 11 of the
Companies (Audit and Auditors) Rules, 2014 (as amended), in our opinion and to the best of our
information and according to the explanations given to us:

I The Company, as detailed in note 28 to the financial statements, has disclosed the impact of pending
litigations on its financial position as at 31 March 2026:

The Company did not have any long-term contracts including derivative contracts for which there were
any material foreseeable losses as at 31 March 2026;

£’/ There were no amounts which were required to be transferred to the Investor Education and Protection
Fund by the Company during the year ended 31 March 2026;
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Independent Auditor’s Report to the members of Sion Eden Developers Limited (formerly known as
Sion Eden Developers Private Limited) on Financial Statements for the year ended 31 March 2026
{cont’d)

iv.

Vi.

a. The management has represented that, to the best of its knowledge and belief, as disclosed in note
31 to the financial statements, no funds have been advanced or loaned or invested (either from
borrowed funds or securities premium or any other sources or kind of funds) by the Company to orin
any person(s) or entity(ies), including foreign entities (‘the intermediaries’), with the understanding,
whether recorded in writing or otherwise, that the intermediary shall, whether, directly or indirectly iend
or invest in other persons or entities identified in any manner whatsoever by or on behalf of the
Company (‘the Ultiimate Beneficiaries’) or provide any guarantee, security or the like on behalf the
Ultimate Beneficiaries;

b. The management has represented that, to the best of its knowledge and belief, as disclosed in note
31 to the financial statements, no funds have been received by the Company from any person(s) or
entity(ies), including foreign entities (‘the Funding Parties’), with the understanding, whether recorded
in writing or otherwise, that the Company shall, whether directly or indirectly, lend or invest in other
persons or entities identified in any manner whatsoever by or on behalf of the Funding Party (‘Ultimate
Beneficiaries’) or provide any guarantee, security or the like on behalf of the Ultimate Beneficiaries;
and

c. Based on such audit procedures performed as considered reasonable and appropriate in the
circumstances, nothing has come to our notice that has caused us to believe that the management
representations under sub-clauses (a) and (b) above contain any material misstatement.

The Company has not declared or paid any dividend during the year ended 31 March 2026; and

As stated in note 32 to the financial statements and based on our examination which included test
checks, the Company, in respect of financial year commencing on or after 1 April 2025, has used an
accounting software for maintaining its books of account which has a feature of recording audit trail
(edit log) facility and the same has been operated throughout the year for all relevant transactions
recorded in the software except that the audit trail feature was not enabled for changes made using
privileged access rights for direct data changes at the database level. Further, during the course of our
audit we did not come across any instance of audit trail feature being tampered with other than the
consequential impact of the exception given above. Furthermore, the audit trail has been preserved by
the Company as per the statutory requirements for record retention.

For Walker Chandiok & Co LLP
Chartered Accountants
Firm’s Registration No.: 001076N/N500013

o

Kunwar K Khurana

Partner

Membership No.: 555339
UDIN: 26555339NEPIFZ3656

Place: Gurugram
Date: 19 May 2026
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Annexure | referred to in paragraph 12 of the Independent Auditor’s Report of even date to the members
of Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited) on the
financial statements for the year ended 31 March 2026

In terms of the information and explanations sought by us and given by the Company and the books of account
and records examined by us in the normal course of audit, and to the best of our knowledge and belief, we report
that:

(i) The Company does not have any property, plant and equipment, intangible assets, right-of-use assets or
investment property and accordingly, reporting under clause 3(i) of the Companies (Auditor's Report)
Order, 2020 (hereinafter referred to as ‘the Order’) is not applicable to the Company.

(ii) (a) The inventories held by the Company comprise of land stock and work in progress of project, for which,
having regard to the nature of such inventory, the management has conducted verification to confirm its
physical existence by way of verification of title deeds and site visits conducted, at reasonable intervals
during the year. In our opinion, the coverage and procedure of such verification by the management is
appropriate and no discrepancies of 10% or more in the aggregate for each class of inventory were
noticed as compared to book records.

(b) The Company has not been sanctioned working capital limits by banks or financial institutions on the
basis of security of current assets at any point of time during the year. Accordingly, reporting under clause
3(ii)(b) of the Order is not applicable to the Company.

(iii) The Company has not made investments in or granted any loans or advances in the nature of loans
to companies, firms, limited liability partnerships or any other parties during the year. Further, the
Company has provided guarantee and security to companies during the year, in respect of which:

(@) The Company has provided guarantee and security to others during the year as per details given below:

(Z in million)
Particulars Guarantee Security
Aggregate amount provided during the year - Others 4,600.00 4,999.95
Balance outstanding as at balance sheet date - Others 5,700.00 4,999.95

(b) In our opinion, and according to the information and explanations given to us, the security given
and terms and conditions of guarantees provided are, prima facie, not prejudicial to the interest of
the Company.

(c) The Company does not have any outstanding loans and advances in the nature of loans at the
beginning of the current year nor has granted any loans or advances in the nature of loans during
the year. Accordingly, reporting under clauses 3(iii)(c), 3(iii)(d), 3(iii)(e) and 3(iii)(f) of the Order is.
not applicable to the Company.

(iv) The Company has not entered into any transaction covered under section 185 of the Act. As the Company
is engaged in providing infrastructural facilities as specified in Schedule VI of the Act, provisions of section
186 except sub-section (1) of the Act are not applicable to the Company. In our opinion, and according
to the information and explanations given to us, the Company has not entered into any transaction
covered under sub-section (1) of section 186 of the Act.

(v) In our opinion, and according to the information and explanations given to us, the Company has not
accepted any deposits or there are no amounts which have been deemed to be deposits within the
meaning of sections 73 to 76 of the Act and the Companies (Acceptance of Deposits) Rules, 2014 (as
amended). Accordingly, reporting under clause 3(v) of the Order is not applicable to the Company.

(vi) The Central Government has not specified maintenance of cost records under sub-section (1) of section
148 of the Act, in respect of Company’s products/ services / business activities. Accordingly, reporting
under clause 3(vi) of the Order is not applicable.
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Annexure | referred to in Paragraph 12 of the Independent Auditor’s Report of even date to the members
of Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited) on the
financial statements for the year ended 31 March 2026 (cont’d)

(vii)(a) In our opinion and according to the information and explanations given to us, undisputed statutory dues
including goods and services tax, provident fund, employees’ state insurance, income-tax, sales-tax,
service tax, duty of customs, duty of excise, value added tax, cess and other material statutory dues, as
applicable, have generally been regularly deposited with the appropriate authorities by the Company,
though there have been slight delays in a few cases. Further, no undisputed amounts payable in respect
thereof were outstanding at the year-end for a period of more than six months from the date they became
payable.

(b) According to the information and explanations given to us, we report that there are no statutory dues
referred to in subclause (a) above that have not been deposited with the appropriate authorities on
account of any dispute.

(viii)  According to the information and explanations given to us, we report that no transactions were
surrendered or disclosed as income during the year in the tax assessments under the Income Tax Act,
1961 (43 of 1961) which have not been previously recorded in the books of accounts.

(ix) (@) In our opinion and according to the information and explanations given to us, the Company has not
defaulted in repayment of its loans or borrowings or in the payment of interest thereon to any lender.

(b) According to the information and explanations given to us including representation received from the
management of the Company, and on the basis of our audit procedures, we report that the Company has
not been declared a willful defaulter by any bank or financial institution or government or any government
authority.

(c) In our opinion and according to the information and explanations given to us, the Company has
not raised any money by way of term loans during the year and did not have any term loans
outstanding at the beginning of the current year. Accordingly, reporting under clause 3(ix)(c) of the
Order is not applicable to the Company.

(d) In our opinion and according to the information and explanations given to us, and on an overall
examination of the financial statements of the Company, funds raised by the Company on short term
basis have, prima facie, not been utilised for long term purposes.

(e) According to the information and explanations given to us, we report that the Company does not have
any subsidiaries, associates or joint ventures. Accordingly, reporting under clause 3(ix)(e} and clause
3(ix)(f) of the Order is not applicable to the Company.

(x) (@ The Company has not raised any money by way of initial public offer or further public offer (including debt
instruments), during the year. Accordingly, reporting under clause 3(x)(a) of the Order is not applicable
to the Company.

(b) According to the information and explanations given to us and on the basis of our examination of the
records of the Company, the Company has not made any preferential allotment or private placement of
shares or (fully, partially or optionally) convertible debentures during the year. Accordingly, reporting
under clause 3(x)(b) of the Order is not applicable to the Company.

(xi) (@) To the best of our knowledge and according to the information and explanations given to us, no fraud by
the Company or no fraud on the Company has been noticed or reported during the period covered by our
audit.

(b) According to the information and explanations given to us including the representation made to us by the
management of the Company, no report under sub-section 12 of section 143 of the Act has been filed by
the auditors in Form ADT-4 as prescribed under rule 13 of Companies (Audit and Auditors) Rules, 2014,
with the Central Government for the period covered by our audit.
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Annexure | referred to in Paragraph 12 of the Independent Auditor’s Report of even date to the members
of Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited) on the
financial statements for the year ended 31 March 2026 (cont’d)

()

(xii)

(xiii)

(xvi)(a)

(d)

(xvii)

(xviii)

(xix)

(xx)

According to the information and explanations given to us including the representation made to us by the
management of the Company, there are no whistle-blower complaints received by the Company during
the year.

The Company is not a Nidhi Company and the Nidhi Rules, 2014 are not applicable to it. Accordingly,
reporting under clause 3(xii) of the Order is not applicable to the Company.

In our opinion and according to the information and explanations given to us, all transactions entered into
by the Company, with the related parties are in compliance with section 188 of the Act. The details of
such related party transactions have been disclosed in the financial statements etc., as required under
Indian Accounting Standard (Ind AS) 24, Related Party Disclosures specified in Companies (Indian
Accounting Standards) Rules 2015 as prescribed under section 133 of the Act. Further, according to the
information and explanations given to us, the Company is not required to constitute an audit committee
under section 177 of the Act.

According to the information and explanations given to us, the Company is not required to and
consequently, does not have an internal audit system as per the provisions of section 138 of the Act.
Accordingly, reporting under clause 3(xiv) of the Order is not applicable to the Company.

According to the information and explanation given to us, the Company has not entered into any non-
cash transactions with its directors or persons connected with its directors and accordingly, reporting
under clause 3(xv) of the Order with respect to compliance with the provisions of section 192 of the Act
are not applicable to the Company.

The Company is not required to be registered under section 45-IA of the Reserve Bank of India Act, 1934.
Accordingly, reporting under clauses 3(xvi)(a), (b) and (c) of the Order are not applicable to the Company.

Based on the information and explanations given to us and as represented by the management of the
Company, the Group (as defined in Core Investment Companies (Reserve Bank) Directions, 2016) does
not have any CIC.

The Company has incurred cash losses in the current financial year and in the immediately preceding
financial year amounting to # 63.86 million and 2 0.35 million respectively.

There has been no resignation of the statutory auditors during the year. Accordingly, reporting under
clause 3(xviii) of the Order is not applicable to the Company.

According to the information and explanations given to us and on the basis of the financial ratios, ageing
and expected dates of realisation of financial assets and payment of financial liabilities, other information
in the financial statements, our knowledge of the plans of the Board of Directors and management and
based on our examination of the evidence supporting the assumptions, nothing has come to our attention,
which causes us to believe that any material uncertainty exists as on the date of the audit report indicating
that Company is not capable of meeting its liabilities existing at the date of balance sheet as and when
they fall due within a period of one year from the balance sheet date. We, however, state that this is not
an assurance as to the future viability of the Company. We further state that our reporting is based on the
facts up to the date of the audit report and we neither give any guarantee nor any assurance that all
liabilities falling due within a period of one year from the balance sheet date, will get discharged by the
Company as and when they fall due.

According to the information and explanations given to us, the Company does not meet the criteria as
specified under sub-section (1) of section 135 of the Act read with the Companies (Corporate Social
Responsibility Policy) Rules, 2014 and according, reporting under clause 3(xx) of the Order is not
applicable to the Company.
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Annexure | referred to in Paragraph 12 of the Independent Auditor’s Report of even date to the members
of Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited) on the
financial statements for the year ended 31 March 2026 (cont’d)

(xxi)  The reporting under clause 3(xxi) of the Order is not applicable in respect of audit of standalone financial
statements of the Company. Accordingly, no comment has been included in respect of said clause under
this report. '

For Walker Chandiok & Co LLP
Chartered Accountants
Firm’'s Registration No.: 001076N/N500013

’)(U’f\“mq K

Kunwar K Khurana

Partner

Membership No.: 555339
UDIN: 26555339NEPIFZ3656

Place: Gurugram
Date: 19 May 2026
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Annexure I to the Independent Auditor’s Report of even date to the members of Sion Eden Developers
Limited (formerly known as Sion Eden Developers Private Limited) on the financial statements for the
year ended 31 March 2026

Independent Auditor’s Report on the internal financial controls with reference to the financial statements
under Clause (i) of Sub-section 3 of Section 143 of the Companies Act, 2013 (‘the Act’)

In conjunction with our audit of the financial statements of Sion Eden Developers Limited (formerly known as Sion
Eden Developers Private Limited) (‘the Company’) as at and for the year ended 31 March 2026, we have audited
the internal financial controls with reference to financial statements of the Company as at that date.

Responsibilities of Management for Internal Financial Controls

The Company’s Board of Directors is responsible for establishing and maintaining internal financial controls based

n the internal financial controls with reference to financial statements criteria established by the Company
considering the essential components of internal control stated in the Guidance Note on Audit of Internal Financial
Controls over Financial Reporting (‘the Guidance Note') issued by the Institute of Chartered Accountants of India
(‘ICAT’). These responsibilities include the design, implementation and maintenance of adequate internal financial
controls that were operating effectively for ensuring the orderly and efficient conduct of the Company’s business,
including adherence to the Company'’s policies, the safeguarding of its assets, the prevention and detection of
frauds and errors, the accuracy and completeness of the accounting records, and the timely preparation of reliable
financial information, as required under the Act.

Auditor’s Responsibility for the Audit of the Internal Financial Controls with Reference to Financial
Statements

Our responsibility is to express an opinion on the Company's internal financial controls with reference to financial
statements based on our audit. We conducted our audit in accordance with the Standards on Auditing issued by
the ('ICAI') prescribed under Section 143(10) of the Act, to the extent applicable to an audit of internal financial
controls with reference to financial statements, and the Guidance Note issued by the ICAI. Those Standards and
the Guidance Note require that we comply with ethical requirements and plan and perform the audit to obtain
reasonable assurance about whether adequate internal financial controls with reference to financial statements
were established and maintained and if such controls operated effectively in all material respects.

Our audit involves performing procedures to obtain audit evidence about the adequacy of the internal financial
controls with reference to financial statements and their operating effectiveness. Our audit of internal financial
controls with reference to financial statements includes obtaining an understanding of such internal financial
controls, assessing the risk that a material weakness exists, and testing and evaluating the design and operating
effectiveness of internal control based on the assessed risk. The procedures selected depend on the auditor’s
judgement, including the assessment of the risks of material misstatement of the financial statements, whether
due to fraud or error.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit
opinion on the Company’s internal financial controls with reference to financial statements.

Meaning of Internal Financial Controls with Reference to Financial Statements

A company's internal financial controls with reference to financial statements is a process designed to provide
reasonable assurance regarding the reliability of financial reporting and the preparation of financial statements
for external purposes in accordance with generally accepted accounting principles. A company's internal financial
controls with reference to financial statements include those policies and procedures that (1) pertain to the
maintenance of records that, in reasonable detail, accurately and fairly reflect the transactions and dispositions
of the assets of the company; (2) provide reasonable assurance that transactions are recorded as necessary to
permit preparation of financial statements in accordance with generally accepted accounting principles, and that
receipts and expenditures of the company are being made only in accordance with authorisations of management
and directors of the company; and (3) provide reasonable assurance regarding prevention or timely detection of
unauthorised acquisition, use, or disposition of the company's assets that could have a material effect on the
financial statements.
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Annexure Il to the Independent Auditor's Report of even date to the members of Sion Eden Developers
Limited (formerly known as Sion Eden Developers Private Limited) on the financial statements for the
year ended 31 March 2026 (cont’d)

Inherent Limitations of Internal Financial Controls with Reference to Financial Statements

Because of the inherent limitations of internal financial controls with reference to financial statements, including
the possibility of collusion or improper management override of controls, material misstatements due to error or

fraud may occur and not be detected. Also, projections of any evaluation of the internal financial controls with

Opinion

In our opinion, the Company has, in all material respects, adequate internal financial controls with reference to
financial statements and such controls were operating effectively as at 31 March 2026, based on the internal
financial controls with reference to financial statements criteria established by the Company considering the
essential components of internal control stated in the Guidance Note issued by ICAL.

For Walker Chandiok & Co LLP
Chartered Accountants
Firm’s Registration No.: 001076N/N500013

ACOITS

Kunwar K Khurana

Partner

Membership No.: 555339
UDIN: 26555339NEPIFZ3656

Place: Gurugram
Date: 19 May 2026




Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC 192093

Balance Sheet as at 31 March 2026 !
(All amount in  millions, unless otherwise stated)

Notes As at As at
31 March 2026 31 March 2025
ASSETS
Non-current assets
Financial assets
- Other financial assets 4 - 1.89
Income-tax assets (net) 5 0.34 -
Total non-current assets 0.34 1.89
Current assets
Inventories 6 4,999.95 4,759.97
Financial assets
- Cash and cash equivalents 7 670.84 0.02
- Other financial assets 8 0.02 0.67
Other current assets 9 37.69 2.91
Total current assets 5,708.50 4,763.57
Total assets 5,708.84 4,765.46
EQUITY AND LIABILITIES
Equity
Equity share capital 10 0.10 0.10
Other equity 11 (76.54) (0.35)
Total equity (76.44) (0.25)
Liabilities
Non-current liabilites
Financial liabilities
- Other financial liabilities 12 4.50 1.45
Total non-current liabilities 4.50 1.45
Current liabilities
Financial liabilities
- Borrowings 13 5,386.68 4,747.73
- Trade payables 14
(A) total outstanding dues of micro and small enterprises 12,97 0.26
(B) total outstanding dues of creditors other than micro and small enterprises 32.33 14.64
- Other financial liabilities 15 8.91 1.42
Other current liabilities 16 339.89 0.21
Total current liabilities 5,780.78 4,764.26
Total equity and liabilities ) 5,708.84 4,765.46
Material accounting policy information 3

The accompanying notes referred to above form an integral part of the financial statements.

As per our report of even date attached.

For Walker Chandiok & Co LLP For and on behalf of the Board of Directors of
Chartered Accountants Sion Eden Developers Limited (formerly known as Sion Eden

Fitm registration number: 001076N/N500013 Developers Private Limited)

Sumer Sing ﬁ;léas
Director .
DIN: 06955507

orsiak

Kunwar K Khurana
Partner
Membership Number: 555339

Ashish Kuma
Director
DIN: 10720168

Place: Gurugram ; Place: Gurugram Place: Gurugram
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Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC192093
Statement of profit and loss for the year ended 31 March 2026

(All amount in millions, uniess otherwise stated)

Income
Other income
Total income

Expenses
Cost of land and other related cost
Change in inventories
Finance costs
Other expenses
Total expenses

Loss before tax
Tax expense
- Current tax

- Deferred tax
Loss after tax for the year/ period

Other comprehensive income

Total comprehensive income for the year/ period

Earnings per equity share (nominal value of ¥ 10 per share)
Basic (3)
Diluted (%)

Material accounting policy information

Note Year ended
31 March 2026

For the period from
14 August 2024 to
31 March 2025

17 5.37 0.33
5.37 0.33
239.98 4,759.97
18 (239.98) (4,759.97)
19 - 0.16
20 69.23 0.52
69.23 0.68
(63.86) (0.35)
21 g 5
21 . -
(63.86) (0.35)
(63.86) {0.35)
22
(6,385.85) . (35.14)
(6,385.85) (35.14)
3

The accompanying notes referreq to above form an integral part of the
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Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)
CIN: U68100KA2024PLC192093

Statement of Cash Flows for the year ended 31 March 2026
(All amount in € millions, unless otherwise stated)

Cash flows from operating activities

Year ended
31 March 2026

For the period from
14 August 2024 to
31 March 2025

Loss before tax (63.86) (0.35)
Non-cash adjustments:
- Profit on sale of investments (refer note 17) (2.63) -
- Financial guarantee expense (refer note 19) - 0.16
- Financial guarantee income (refer note 17) (2.74) (0.27)
Operating loss before working capital changes (69.23) (0.46)
Working capital adjustments:
- Inventories (222.45) (4,759.97)
- Current and non-current financial assets (0.01) -
- Other current and non-current assets (34.78) (5.64)
- Trade payables 30.40 14.95
- Other current and non-current financial liabilities 1.61 3.31
- Other current and non-current liabilities 339.68 -
Cash flows from/(used in) operating activities 45.22 (4,747.81)
Income taxes paid, net (0.34) -
Net cash flows from/(used in) operating activities (A) 44.88 (4,747.81)
Cash flows from investing activities
Interest received 1.73 -
Purchase of investments in mutual funds (700.00) -
Proceeds from sale of investments in mutual funds 702.63 -
Net cash flows from investing activities ( B) 4.36 -
Cash flows from financing activities
Proceeds from issuance of share capital - 0.10
Proceeds from short term borrowings 771.57 4,747.73
Repayment of short term borrowings (150.00) -
Net cash flows from financing activities (C) 621.57 4,747.83
Net increase in cash and cash equivalents (A+B+C) 670.81 0.02
Cash and cash equivalents at the beginning of the year/ period 0.02 -
Cash and cash equivalents at the end of the year/ period 670.84 0.02
Components of cash and cash equivalents (refer note 7)
Balances with banks
- in current accounts 375.20 0.02
Bank deposits with original maturity upto three months 295.64 -
670.84 0.02

The disclosure on recongciliation of movements of liabilities to cash flows arising from financing activities is disclosed in note 30.
The above "Statement of cash flows" has been prepared as per the Indirect method as set out in Ind AS-7, "Statement of Cash Flows",

Material accounting policy information 3
The accompanying notes referred to above form an integral part of the financial statements.
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Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC192093 .
Statement of changes in equity for the year ended 31 March 202§
(All amount in Z millions, unless otherwise stated)

A. Equity share capital (refer note 10)

Number of shares Amount
Equity shares of Z 10 each, issued, subscribed and fully paid-up
Balance as at 14 August 2024 - -
Issue of equity share capital during the period 10,000 0.10
Balance as at 31 March 2025 i 10,000 0.10
Changes in equity share capital during the year - -
Balance as at 31 March 2026 | 10,000 0.10
B. Other equity (refer note 11)
Corporate guarantee Reserves Total equity
given to fellow and stfrp - attributable to owners
subsidiaries Reta!ned of the Company
earnings

Balance as at 14 August 2024 3 - - -
Loss for the period - (0.35) (0.35)
Balance as at 31 March 2025 ) - (0.35) (0.35)
Loss for the year - (63.86) (63.86)
Impact of corporate guarantee given to Fellow subsidiary (12.33) e (12.33)
(refer note 12 and note 15)
Balance as at 31 March 2026 . (12.33) (64.21) (76.54)
Material accounting policy information 3

The accompanying notes referred to above form an integral part of the financial statements.
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Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC1 92093

Material accounting policy information and other explnatory information to the financial statements for the year ended 31 March 2026
(All amount in ¥ millions, unless otherwise stated)

1

2.2

2.3

24

2.5

Background

Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited) ("the Company") is a public company domiciled in india. The
Company was incorporated on 14 August 2024, The CIN of the Company is U68100KA2024PLC192093 and the registered office of the Company is situated
in Bengalury, India, The Company is engaged in the business of real estate development,

The Company has been converted from Private Limited Company to Public Limited Company on 20 January 2026. Consequently, the name of the Company
has been changed to Sion Eden Developers Limited pursuant to a fresh certificate of incorporation issued by the Registrar of Companies dated 20 January

Prior to 14 August 2024, the entity was working as a partnership firm which was later converted into the Company with effect from 14 August 2024,

Basis of preparation

Statement of compliance

The Company has prepared these financial statements in accordance with the indian Accounting Standard (Ind AS) as prescribed under Section 133 of the
Companies Act, 2013 read together with the Companies (Indian Accounting Standards) Rules, 2015, as amended.

These financial statements were authorised for issue by the Company's Board of Directors on 18 May 2026,

The Company has consistently applied the fallowing accounting policies to all periods presented in these financial statements.

Functional and presentation currency
The Company has presented financial statements in indian Rupees (), which is also the Company’s functional and presentation currency. All amounts have
been rounded-off to the nearest milliens upto two places of decimals, unless otherwise indicated.

Basis of measurement
The Company has prepared financial statements on accrual and going concern basis under the historical cost basis,

Current versus non-current classification

Assets and liabilities in the balance sheet are presented based on current/non-current classification.

An asset is treated as current when it is:

- Expected to be realised or intended to be sold or consumed in normal operating cycle.

- Held primarily for the purpose of trading.

- Expected to be realised within twelve months after the reporting period, or

- Cash or cash equivalents unless restricted from being exchanged or used to settle a liability for at least twelve months after the reporting period.
All other assets are classified as non-current.

A liability is current when:

- Itis expected to be settled in normal operating cycle,

-Itis held primarily for the purpose of trading.

- Itis due to be settled within twelve months after the reporting period, or

- There is no unconditional right to defer the settlement of the liability for at least twelve months after the reporting period.
The Company classifies all other liabilities as non-current.

Deferred tax assets and liabilities are classified as non-current assets and liabilities.

Use of estimates and Jjudgements

In preparing these financial statements, the management has made judgements, estimates and assumptions that affect the application of accounting policies
and the reported amounts of assets, liabilities, income and expenses. Actual results may differ from these estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis, Revisions to accounting estimates are recognized prospectively.

A. Significant management judgement

Recognition of deferred tax assets

The extent to which deferred tax assets can be recognised is based on an assessment of the probability that future taxable income will be available against
which the deductible temporary differences and tax loss carry-forwards can be utilised, In addition, significant judgement is required in assessing the impact of
any legal or economic limits or uncertainties in various tax jurisdictions (refer note 3.11 and note 21).

B. Estimation uncertainty
Information about estimation uncertainties that have a significant risk of resuiting in a material adjustment in the year ended 31 March 2026 is included in the
following notes:

Fair value measurement

Impairment of non-financial assets
In assessing impairment, management estimates the recoverable amount of each asset or cash-generating unit. Estimation uncertainty relates to
assumptions about recoverable amount (refer note 3.5).

Provisions and contingencies
At each balance sheet date basis the management judgment, changes in facts and legal aspects, the Company assesses the requirement of provisions
against the outstanding contingent liabilities. However, the actual future outcome may be different from this judgement (refer note 3.6, note 3.13. and note 28)

Impairment of financial assets
The evaluation of applicability of indicators of impairment of assets requires assessment of several external and internal facters which could result in
deterioration of recoverable amount of the assets (refer note 3.5 and note 24),




Sion Eden Developers Limited ({formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC 192093

Material accounting policy information and other explnatory information to the financial statements for the year ended 31 March 2026 {cont'd}
(All amount in ¥ millions, unless otherwise stated)

3
3.1

3.2

Material accounting policy information

Fair value measurement

A number of the Company’s accounting policies and disclosures require the measurement of fair values, for both financial and non-financial assets and
liabilities. Fair value is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants at the
measurement date. The fair value measurement is based on the presumption that the transaction to sell the asset or transfer the liability takes place either:

- In the principal market for the asset or liability, or

- In the absence of a principal market, in the most advantageous market for the asset or liability.

The principal or the most advantageous market must be accessible by the Company. The fair value of an asset or a liability is measured using the
assumptions that market participants would use when pricing the asset or liability, assuming that market participants act in their economic best interest.

A fair value measurement of a non-financial asset fakes into account a market participant's ability to generate econemic benefits by using the asset in its
highest and best use or by selling it to another participant that would use the asset in its highest and best use.

The Company uses valuation techniques that are appropriate in the circumstances and for which sufficient data are available to measure fair value,
maximising the use of relevant observable inputs and minimising the use of unobservable inputs. The Company has an established control framework with
respect to the measurement of fair values. Significant valuation issues are reported to the Company’s board of directors.

All assets and liabilities for which fair value is measured or disclosed in the financial statements are categorized within the fair value hierarchy, described as
follows, based on the lowest level input that is significant to the fair value measurement as a whole:

Level 1: quoted prices (unadjusted) in active markets for identical assets or liabilities.

Level 2: inputs other than quoted prices included in Level 1 that are observable for the asset or liability, either directly (i.e. as prices) or indirectly (i.e. derived
from prices).

Level 3: inputs for the asset or liability that are not based on observable market data (unabservable inputs).

When measuring the fair value of an asset or a liability, the Company uses observable market data as far as possible. If the inputs used to measure the fair
value of an asset or a liability fall into different levels of the fair value hierarchy, then the fair vaiue measurement is categorised in its entirety in the same level
of the fair value hierarchy as the lowest level input that is significant to the entire measurement. The Campany recognises transfers between levels of the fair
value hierarchy at the end of the Feporting period during which the change has occurred.

For the purpose of fair value disclosures, the Company has determined classes of assets and liabilities on the basis of the nature, characteristics and risks of
the asset or fiability and the level of the fair value hierarchy as explained above. This note summarizes accounting policy for fair value. Other fair value related
disclosures are given in the relevant notes.

Further, information about the assumptions made in measuring fair values is included in note 23.

Financial instruments
A financial instrument is any contract that gives rise to a financial asset of one entity and a financial liability or equity instrument of another entity.

i. Recognition and initial measurement

All financial assets are recognised initially at fair value adjusted with transaction costs that are attributable to the acquisition of the financial asset except in the
case of financial assets recorded at fair value through statement of profit and loss. However, trade receivables do not contain a significant financing
component and are measured at transaction price.

Financial liabilities are classified as financial liabilities at fair value through statement of profit and loss, loans and borrowings, payables, or as derivatives
designated as hedging instruments in an effective hedge, as appropriate. All financial liabilities are recogrised initially at fair value and, in the case of loans
and borrowings and payables, net of directly attributable transaction costs.

ii. Subseq ement

()} Financial assets carried at amortised cost

A financial asset is subsequently measured at amortised cost if it is held within a business model whose objective is to hold the asset in order to collect
actual cash flows and the contractual terms of the financial asset give rise on specified dates to cash flows that are solely payments of principal and

interest on the principal amount outstanding.

(ii) Financial assets at fair value through other comprehensive income

Afinancial asset is subsequently measured at fair value through other comprehensive income if it is held within a business model whose objective is achieved
by both collecting contractual cash flows and selling financial assets and the contractual terms of the financial asset give rise on specified dates to cash flows
that are solely payments of principal and interest on the principal amount outstanding.

Further, in cases where the Company has made an irrevocable election based on its business model, for its investments which are classified as equity
instruments, the subsequent changes in fair value are recognised in other comprehensive incame.

(ii}) Financial assets af fair value through statement of profit and loss
A financial asset which is not classified in any of the above categories are subsequently fair valued through statement of profit and loss.

(iv) Financial liabilities

Financial fiabilities are subsequently carried at amortised cost using the effective interest method, except for contingent consideration recognised in a business
combination which is subsequently measured at fair value through statement of profit and loss. For trade and other payables maturing within one year from the
balance sheet date, the carrying amounts approximate the fair value due to the short maturity of these instruments.

Interest-bearing loans and barrowings are subsequently measured at amortised cost using the effective interest rate method. Gains and losses are
recognised in statement of profit and loss when the liabilities are derecognised as well as through the effective interest rate amortisation process. Amortised
cost is calculated by taking into account any discaunt or premium on acquisition and fees or costs that are an integral part of the effective interest rate. The
effective interest rate amortisation is included as finance costs in the statement of profit and loss.

ii. Financial guarantee contracts

A financial guarantee contract is a promise by one party (the guarantor) to another (the holder) to make payments if a specified debtor fails to meet their
financial abligations as per the terms of contracts. Financial guarantee contracts are recognized as a financial liability at the time the guarantee is issued at fair
value, adjusted for transaction costs that are directly attributable to the issuance of the guarantee. Subsequently, the liability is measured at the higher of the
amount of expected loss allowance determined as per Ind AS 109 and the amount recognised less cumulative amortization. The financial guarantee is
recognised in profit and loss account over the tenure of the guarantee.

iv. Offsetting of financial instruments
Financial assets and financial liabilities are offset and the net amount is reported in the balance sheet if there is a currently enforceable legal right to offset the
recognised amounts and there is an intention to settle on a net basis, to realise the assets and settle the liabilities simultaneously,




Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC192093

Material accounting policy information and other pl y infor ion to the fil ial statements for the year ended 31 March 2026 (cont'd)
(All amount in ¥ millions, unless otherwise stated)

3.2

3.3

3.4

3.5

Financial instruments (cont'd)

v. Derecognition of financial instrument
A financial asset is primarily derecognised when:

(a) The rights to receive the cash flows from the asset have expired or

(b) The Company has transferred its rights to receive cash flows from the asset or has assumed an obligation to pay the received cash flows in full without
material delay to a third party under a pass-through arangement; and either (i) the Company has transferred substantially all the risks and rewards of the
asset, or (i) the Company has neither transferred nor retained substantially all the risks and rewards of the asset, but has transferred control of the asset,

When the Company has transferred its right to receive the cash flows from an asset or has entered into a pass-through arrangement, it evaluates if and to
what extent it has retained the risks and rewards of ownership. When it has neither transferred nor retained substantially all of the risks and rewards of the

A financial liability is derecognised when the obligation under the liability is discharged or cancelled or expires. When an existing financial liability is replaced by
another from the same lender on substantially different terms, or the terms of an existing lfability are substantially modified, such an exchange or modification
is treated as derecognition of the original liability and the recognition of a new liability. The difference in the respective carrying amounts is recognised in the
statement of profit and loss.

Inventories

Inventory comprises of land purchased by the Company and projects in progress. The land of the Company has been valued at the cost price or net realizable
value whichever is fower.

Cost includes cost of land, brokerages, title search expenses and other directly attributable expenses. Net realizable value is the estimated selling price in the
ordinary course of business, less estimated costs of completion and estimated costs necessary to make the sale.

Projects in progress represents cost incurred in respect of such area of the real estate development projects or cost incurred on projects, where revenue is
yet to be recognised. Such project in progress includes cost of development, cost of internal development costs, external development charges, construction
costs, development/construction materials, overheads, borrowing costs and other directly attributable expenses and is valued at cost or net realisable value
('NRV), whichever is lower.

Cash and cash equivalents
Cash and cash equivalents includes cash on hand and deposits held at call with financial institutions. Bank balances other than cash and cash equivalents
includes unpaid dividend accounts and fixed deposits with maturity of more than three months but less than or equal to twelve months.

Impairment of assets
i. Impairment of financial assets
In accordance with Ind AS 109, the Company applies expected credit loss (ECL) model for measurement and recognition of impairment loss for financial

assets. The Company factors historical trends and forward looking information to assess expected credit losses associated with its assets and impaiment
methodology applied depends on whether there has been a significant increase in credit risk.

Trade receivables

In respect of frade receivables, the Company applies the simplified approach of Ind AS 109 (provision matrix approach), which requires measurement of loss
allowance at an amount equal te lifetime expected credit losses. Lifetime expected credit losses are the expected credit losses that resuit from all possible
defauit events over the expected life of a financial instrument.

Gther financial assets

In respect of its other financial assets, the Company assesses if the credit risk on those financial assets has increased significantly since initial recognition. I
the credit risk has not increased significantly since initial recognition, the Company measures the loss allowance at an amount equal to 12-month expected
credit losses, else at an amount equal to the lifetime expected credit losses. The Company assumes that the credit risk on a financial asset has not increased
significantly since initial recognition, if the financial asset is determined to have low credit risk at the balance sheet date.

The Company assumes that the credit risk on a financial asset has increased significantly if it is more than 180 days past due. The Company considers a
financial asset to be in default when: (i) the borrower is unlikely to pay its credit obligations to the Company in full, without recourse by the Company to actions
such as realizing security (if any is held); or (ii) the financial asset is 365 days or past due.

Measurement of expected credit losses
Expected credit losses are a probability-weighted estimate of credit losses. Credit losses are measured as the present value of all cash shortfalls i.e. the
difference between the cash flows due to the Company in accordance with the confract and the cash flows that the Company expects to receive.

Pi tation of all for expected credit } in the bal; sheet
Loss allowances for financial assets measured at amortized cost are deducted from the gross carrying amount of the assets. For debt and securities at fair
value through other comprehensive income, the loss allowance is charged to profit or loss and its recognized in other comprehensive income.

ii. Impairment of non-financial assets

The Company's non-financial assets other than deferred tax assets, are reviewed at each reporting date to determine whether there is any indication of
impairment. If any such indication exists, then the asset's recoverable amount is estimated. For impairment testing, assets that do not generate independent
cash inflows are grouped together into cash-generating units (CGUs). Each CGU represents smallest group of assets that generates cash inflows that are
largely independent of the cash inflows or other assets or CGUs.

The recoverable amount of a CGU (or an individual asset) is the higher of its value in use and its fair value less costs fo sell. Value in use is based on the
estimated future cash flows, discounted to their present value using a pre-tax discount rate that reflects current market assessments of the time value of
money and the risks specific to the CGU (or the asset).

An impairment loss is recognized if the carrying amount of an asset or CGU exceeds its estimated recoverable amount. Impairment losses are recognized in
the statement of profit and loss. in respect of assets for which impairment loss has been recognized in prior periods, the Company reviews at each reporting
date whether there is any indication that the loss has decreased or no longer exists.

An impairment loss is reversed if there has been a change in the estimates used to determine the recoverable amount. Such a reversal is made only to the
extend that the asset's carrying amount does not exceed the carrying amount that would have been determined, net of depreciation or amortization, if no
impairment loss has been recognized.




Sion Eden Developers Limited (formerly known as Sion Eden Developers Private Limited)

CIN: U68100KA2024PLC192093

Material accounting policy information and other explnatory information to the financial statements for the year ended 31 March 2026 (cont'd)
(Al amount in T millions, unless otherwise stated)

3.6

3.7

3.8

3.9

Provisions and contingent liabilities

The Company recognises provisions when the Company has a present legal or constructive obligation as a resuit of past avents, it is probable that an outflow
of resources will be required to settle the obligation and the amount can be reliably estimated. Where there are a number of similar obligations, the fikelihood
that an outflow will be required in settlement is determined by considering the class of obligations as a whole. A provision is recognized even if the likelihood of
an outflow with respect to any one item included in the same class of obligations may be small. Provisions are measured at the present value of
Mmanagement's best estimate of the expenditure required to settle the present obligation at the end of the reporting period. The discount rate used to determine
the present value is a pre-tax rate that reflects current market assessments of the time value of money and the risks specific to the liability. The increase in the
provisien due to the passage of time is recognized as interest expense.

A contingent fiability is a possible obligation that arises from past events whose existence will be confirmed by the occurrence or non-accurrence of one or
more uncertain future events beyond the cantrol of the Company or a present obligation that is not recognised because it is not probable that an outfiow of
resources will be required to settle the obligation. A contingent liability also arises in extremely rare cases where there is a liability that cannot be recognised
because it cannot be measured reliably. In the normal course of business, contingent fiabilities may arise from litigation and other claims against the Company.
Potential liabilities that are possible but not probable of crystaliising or are very difficult to quantify refiably are treated as contingent liabilities. The Company
does not recognise a cantingent liability but discloses its existence in the financial statements.

Foreign currency transactions

Transactions in foreign currencies are translated into the respective functional currencies at the exchange rates at the dates of the transactions or an average
rate if the average rate approximates the actual rate at the date of the transaction.

Monetary assets and liabilities denominated in foreign currencies are translated into the functional currency at the exchange rate at the reporting date. Non-
monetary assets and liabilities that are measured at fair value in a foreign currency are translated into the functional currency at the exchange rate when the
fair value was detrained. Non-monetary assets and liabilities that are measured based on historical cost in a foreign currency are translated at exchange rate
at the date of transaction.

Exchange differences arising on monetary items on settlement, or restatement as at reporting date, at rates different from those at which they were initially
recorded, are recognized in the statement of profit and loss in the year in which they arise.

Revenue recognition
Revenue is recognised when control is transferred and is accounted net of rebate and taxes. The Company applies the revenue recognition criteria ta each
nature of the revenue transaction as set out bejow:

Revenue with contract from customer
Revenue is recognized upon transfer of cantrol of promised products at an amaunt that reflects the consideration received/receivable, taking into account
ntractually defined terms of payment and excluding taxes or duties collected on behalf of the government and is net of rebates and discounts. The Company

Revenue is recognized to the extent it is probable that the economic benefits will flow to the Company and the revenue and costs, if applicable, can be
measured reliably,

Revenue is recognized either at point of time and over a period of time based on various conditions as included in the contracts with customers.

Revenue from sale of real estate properties

Revenue is recognized at a point in time with respect to sale of real estate properties, including land, plots, apartments, commercial properties, development
rights as and when performance obligations are essentially complete and credit risks have been significantly eliminated. The performance obligations are
considered to be complete when control over the property has been transferred to the buyer i.e., offer for possession (possession request letter) of properties
have been issued to the customers and substantial sales consideration is received from the customers.

The Company considers the terms of the contract and its customary business practices fo determine the transaction price. The transaction price is the amount
of consideration to which the Company expects to be entitled in exchange for transferring property to a customer, excluding amounts collected on behalf of
third parties (for example, indirect taxes). The consideration promised in a contract with a customer may include fixed consideration, variable consideration (if
reversal is less fikely in future), or both,

The costs estimates are reviewed periodically and effect of any change in such estimate is recognized in the period such changes are determined. However,
when the total estimated cost exceeds total expected revenues from the contracts, the loss is recognized immediately,

Interest income

Interest income is recognised on a time proportion basis as and when accrued. Interest income on financial instruments are recognised using the effective
interest rate method. The effective interest rate is the rate that exactly discounts the estimated future cash receipts through the expected fife of the financial
asset fo the gross carrying amount of the asset.

Borrowing costs

Borrawing costs directly attributable to the acquisition, construction or production of a qualifying asset are capitalised during the period of time that is required
to complete and prepare the asset for its intended use or sale. Qualifying assets are assets that necessarily take a substantial period of time to get ready for
their intended use or sale.

Income taxes
Income tax comprises current and deferred tax. It is recognized in the statement of profit and loss except to the extent that it relates to an item directly
recognized in equity or in other comprehensive income.

Current tax

Current income tax assets and liabilities are measured at the amount expected to be recovered from or paid to the taxation authorities. The tax rates and tax
laws used to compute the amount are those that are enacted or substantively enacted, at the reporting date. Current income tax relating to items recognized
outside profit or loss is recognized outside profit or loss (either in other comprehensive income or in equity), Current tax also includes any tax arising from
dividends.
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Material accounting policy information and other explnatory information to the financial statements for the year ended 31 March 2026 (cont'd)
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3.1

3.12

Income taxes (cont'd)

Deferred tax

Deferred tax is provided using the liability method on temporary differences between the tax bases of assets and liabilities and their carrying amounts for
financial reporting purposes at the reporting date. Deferred tax assets are recognized to the extent that it is probable that the underlying tax loss or deductible
temporary difference will be utilized against future taxable income. This is assessed based on the Company’s forecast of future operating resuits, adjusted for
significant non-taxable income and expenses and specific limits on the use of any unused tax loss or credit. The carrying amaunt of deferred tax assets is
reviewed at each reporting date and reduced to the extent that it is no longer probable that sufficient taxable profit will be available to allow all or part of the
deferred tax asset to be utilised, Unrecognised deferred tax assets are re-assessed at each reporting date and are recognised to the extent that it has
become probable that future taxable profits will allow the deferred tax asset to be recovered,

The Company offsets, the current tax assets and liabilities (on a year on year basis) and deferred tax assets and liabilities, where it has a legally enforceable
right and where it intends to settle such assets and liabilities on a net basis.

Eamings per share

The basic earnings per share is computed by dividing the net profit/(loss) attributable to owner's of the Company for the year by the weighted average number
of equity shares outstanding during reporting period.

The number of shares used in computing diluted earnings/(loss) per share comprises the weighted average shares considered for deriving basic eamings/
(loss) per share and also the weighted average number of equity shares which could have been issued on the conversion of all dilutive potential equity shares,
Dilutive potential equity shares are deemed canverted as of the beginning of the reporting date, unless they have been issued at a later date. In computing
diluted earnings per share, only potential equity shares that are dilutive and which either reduces earnings per share or increase loss per share are included.

i) Standards issued and made effective
The Ministry of Corporate Affairs ("MCA") notified new standards or amendment to existing standards under Companies (Indian Accounting Standards) Rules
2015 as issued from time to time.

MCA has notified below new amendments which were effective from 01 April 2025,

1. Amendments to Ind AS 1 — Classification of liabilities as current or nen-current liabilities with covenants
MCA via nofification dated 13 August 2025 announced amendments to Ind AS 1, Presentation of Financial Statements, which elaborate on guidance set out in
Ind AS 1 by:
* Clarifying that the right to defer settiement of a liability for at least 12 months after the reporting period;

- Must have substance; and

- Must exist at the end of the reporting period;
« Stating that management's expectations around whether the settlement of a liability would be deferred or not, does not impact the classification of the liability;
* Including requirements of liabilities that can be setfled using an entity’s own instruments; and
» Stating that at the reporting date, the entity does not consider covenants that will need to be complied with in the future when considering the classification of
the debt as current and non-current.

In addition an entity is required to disclose when a liability arising from a loan agreement is classified as non-current and the entity’s right to defer settlement is
contingent an compliance with future covenants within twelve months.

The amendments do not have a material impact on the Company’s financial statements.

2. Amendments to Ind AS 21 — Lack of exchangeability

MCA via nofification dated 07 May 2025, announced amendments to Ind AS 21, The effects of Changes in Foreign Exchange Rates, to specify how an entity
should assess whether a currency is exchangeable and how it should determine a spot exchange rate when exchangeability is lacking. The amendments also
require disclosure of information that enables users of its financial statements to understand how the currency not being exchangeable into the other cuirency
affects, or is expected to affect, the entity’s financial performance, financial position and cash flows.

The amendments do not impact on the Company's financial statements.

3. Amendments to Ind AS 7 and Ind AS 107 — Supplier finance arrangements

MCA via notification dated 13 August 2025 announced amendments to Ind AS 7, Statement of Cash Flows and Ind AS 107, Financial Instrument: Disclosures
and which introduced disclosure requirements with the objective to enable users of financial statements to assess how supplier finance arrangements affects
an entity's fiabilities, cashflows and exposure to liquidity risk.

The amendments do not impact on the Company’s financial statements.

4. Amendments to ind AS 12~ International tax reform - pillar two model rules

MCA via notification dated 13 August 2025 announced amendments to Ind AS 12, Income taxes, which includes:

* A temporary exception to the recognition and disclosure of deferred taxes arising from the implementation of the pillar two model rules; and

* Additional disclosure requirements targeted at a reporting entity's exposure to income taxes in period in which the pillar two model legislation is enacted or
substantively enacted but not yet in effect.

The amendments do not impact on the Company’s financial statements.
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ii} Standards notified but not yet effective
During the year ended 31 March 2026, MCA has notified foliowing new standards or amendments to the existing standards applicable to the Company:

1. Amendments to Ind AS 1 - Classification of liabilities as current or non-current liabilities with covenants

Paragraph 74 of Ind AS 1 currently effective for the year ended 31 March 2026 requires the entity not to classify the liability as current, if there is a breach of a
material covenant of a long-term loan arrangement on or before the end of the reporting period with the effect that the liability becomes payable on demand on
the reporting date, however, the lender agreed, after the reporting period and before the approval of the financial statements for issue, not to demand payment
as a consequence of the breach.

MCA vide notification dated 13 August 2025, has introduced amendment under paragraph 74 of Ind AS 1 which required the entity to classify the liability under
the aforementioned situation because, at the end of the reporting period, it does not have the right to defer its settlement for at least twelve months after that
date. Such amendment has been made effective for annual reporting period beginning en or after 01 April 2026 retrospectively in accordance with Ind AS 8.

The amendment is not expected to have a material impact on the Company’s financial statements.

(This space has been intentionally left blank)
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4 Other non-current assets As at As at
31 March 2026 31 March 2025

Unsecured, considered good

Financial guarantee assets - 1.89
- 1.89
5 Income-tax assets (net) As at As at
31 March 2026 31 March 2025
Advance income tax, net of provision for taxation 0.34 -
0.34 -
6 Inventories (valued at lower of cost or net realisable vaiue) As at As at
31 March 2026 31 March 2025
Land stock 4,703.57 4,703.57
Projectin progress 296.38 56.40
4,999.95 4,759.97
Note (a): The company has created first ranking exclusive charge by way of registered mortgage over project Embassy Eden and related sold and
unsold receivables in favour of IDB| Trusteeship Services Limited for the listed non-convertible debentures issued by a fellow subsidiary company
Lucina Land Development Limited (refer note 25).
Note (b): The Company has capitalised an amount of ¥19.31 as interest cost incurred for the project.
7 Cash and cash equivalents As at As at
31 March 2026 31 March 2025
Balances with banks
-in current accounts 375.20 0.02
Bank deposits with original maturity upto three months 295.64 -
670.84 0.02
8 Other financial assets - current As at As at
31 March 2026 31 March 2025
Unsecured, considered good
Security deposit 0.02 0.01
Financial guarantee assets - 0.66
0.02 0.67
9 Other current assets As at As at
31 March 2026 31 March 2025
Prepaid expenses 2.85 -
Advance fo suppliers 34.84 2.91
37.69 2.91

(This space has been intentionally left blank)
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10

Equity share capital
(a) Equity share capital As at As at
31 March 2026 31 March 2025
Authorised share capital
10,000 (31 March 2025: 10,000) equity shares of Z 10 each 0.10 0.10
0.10 0.10

Issued, subscribed and fully paid up capital
10,000 (31 March 2025: 10,000) equity shares of % 10 each fully paid up 0.10 0.10

0.10 0.10

(b) Reconciliation of number of equity shares outstanding at the beginning and at the end of the year is as given below:

As at 31 March 2026 As at 31 March 2025
Equity shares Number of shares Amount _ Number of shares Amount
At the beginning of the year/period 10,000 0.10 - -
Issued during the year/period - - 10,000 0.10
Outstanding at the end of the year/ period 10,000 0.10 10,000 0.10

{c) Rights, preferences and restrictions attached to equity

The Company has only one class of equity shares having par value of ¥ 10 each. Each holder of the equity share, as reflected in the records of the
Company as of the date of the shareholder's meeting, is enfitled to one vote in respect of each share held for all matters submitted to vote in the
sharehalder's meeting.

The Company declares and Pays dividends in Indian Rupees. The dividend proposed by the Board of Directors is subject to the approval of the
shareholders in the ensuing General Meeting.

In the event of liquidation of the Company, the holders of equity shares will be entitled to receive any of the remaining assets of the Company after
distribution of all preferential amounts. The distribution will be in proportion to the number of equity shares held by the shareholders.

(d) Share held by holding Company and shareholders holding more than 5% equity shares of the Company:

As at 31 March 2026 As at 31 March 2025
Number of shares Percentage  Number of shares Percentag
Fama Real Estate Limited (including nominee 10,000 100.00% 10,000 100.00%
shares)
10,000 100.00% 10,000 100.00%
(e} Disclosure of shareholding of promoters
As at 31 March 2026 As at 31 March 2025
Numberof 9% of Total % Change during Number of % of Total Shares % Change
shares Shares the year shares during the year
Fama Real Estate Limited (including 10,000 100.00% - 10,000 100.00% -

nominee shares)

(f) Buy back of shares and shares allotted by way of bonus shares
There are no bonus shares issued, shares issued for consideration other than cash and shares bought back during the period of five years immediately
preceeding the reporting date.

(This space has been intentionally left blank)
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12

13

14

As at
31 March 2026

Other equity

xplnatory information to the financial statements for the year ended 31 March 2026 (cont'd)

As at
31 March 2025

Retained earnings

Balance at the beginning of the year/ period (0.35) -
Loss for the year/ period (63.86) (0.35)
Balance at the end of the year/ period (64.21) (0.35)
Corporate guarantee given to fellow subsidiaries

Balance at the beginning of the year/ period - -
Impact of comporate guarantee given fo Fellow subsidiary (refer note 12 and note 15) (12.33) =
Balance at the end of the year/ period (12.33) 5
Total (76.54) (0.35)

Nature and purpose of reserves:
Retained earnings:

The cumulative gain or loss arising from the operations is accumulated under the heading of retained earnings. At the end of the period, the profit/(loss)

after tax is transferred from the statement of profit and loss to the retained earnings account.

Corporate guarantee given to fellow subsidiaries
Itincludes equity portion of the corporate guarantee given by the Company for the debentures issued by the fellow subsidiary.

Other financial liabilities - non current As at As at
31 March 2026 31 March 2025
Uneamed financial guarantee commission 4.50 1.45
4.50 1.45
Borrowings - current
Unsecured:
Loans and advances from related parties (refer note below) 5,386.68 4,747.73
5,386.68 4,747.73
Notes:
Terms and repayment schedule
Name of the lender Interest rate | Sanctioned Repayment terms Amount Amount Purpose
amount outstanding outstanding
31 March 2026 | 31 March 2025
Fama Real Estate Limited Interest free 5,000.00 |Repayable on 4,708.52 4,708.52 |General business
demand purpose
Lucina Land Development Limited 13.50% 1,000.00 |Repayabie on 517.38 - |Construction of the
demand project "Embassy
Eden”
Embassy Developments Limited Interest free 1,000.00 [Repayabie on 110.11 - |General business
demand purpose
Citra Properties Limited Interest free 100.00 |Repayable on 50.67 39.21 |General business
demand purpose
Reconciliation of movements of liabilities to cash flow arising from financing activities (Refer note 30).
Trade payables As at As at
31 March 2026 31 March 2025
- total outstanding dues of micro enterprises and small enterprises (MSME) (refer note b) 12.97 0.26
- total outstanding dues of creditors other than micro enterprises and small enterprises 32.33 14.64
45.30 14.90
(a) Trade payables ageing schedules
Qutstanding for following periods from due date of payment
Not due Less than 1 1-2 years 2-3 years More than 3 years Total
year
As at 31 March 2026
Dues to MSME 8.94 4.03 - - - 12.97
Dues to creditors other than MSME 15.20 17.13 - - - 32.33
Disputed dues - MSME - - - - - -
Disputed dues - Others - - - - - -
24.14 21.16 - - - 45.30
As at 31 March 2025
Dues to MSME - 0.26 - - - 0.26
Dues to creditors other than MSME 0.05 14.59 - - - 14.64
Disputed dues - MSME - - - - - -
Disputed dues - Others - - = - = -
0.05 14.85 - - - 14.90
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14

15

16

Trade payables (cont'd)
b) Dues to micro enterprises and small enterprises

1. The principal amount and the interest due thereon remaining unpaid to any supplier as at the end of each
accounting year;

2. The amount of interest paid by the Company in terms of Section 16 of the MSMED Act, along with the
amounts of the payment made to the supplier beyond the appointed day during the year*;

3. The amount of interest due and payable for the period of delay in making payment (which have been paid
but beyond the appointed day during the year) but without adding the interest specified under the MSMED
Act.

4. The amount of interest accrued and remaining unpaid at the end of each accounting year; and

5. The amount of further interest remaining due and payable even in the succeeding years, until such date
when the interest dues as above are actually paid to the small enterprise, for the purpose of disallowance of
a deductible expenditure under Section 23 of the MSMED Act.

As at
31 March 2026

plnatory information to the financial statements for the year ended 31 March 2026 (cont'd)

As at
31 March 2025

12.97

0.26

* No interest has been paid by the Company during the year. The Company has not received any claim for interest during the year ended 31 March

2026 and period ended 31 March 2025.

Other financial liabilities - current

Other payables
Uneamed financial guarantee commission
Retention dues

Other current liabilities

Statutory dues payable
Advance from customers

(This space has been intentionally left blank)

As at As at

31 March 2026 31 March 2025
0.26 0.37
4.99 1.00
3.66 0.05
8.91 1.42
22,92 0.21

316.97 -
339.89 0.21
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17

18

19

20

21

Other income Year ended For the period from
31 March 2026 14 August 2024 to
31 March 2025

Profit on sale of investments in mutual funds 2.63 -
Other non-operating income
- Net gain on foreign currency transactions - 0.06
- Financial guarantee commission 2.74 0.27
5.37 0.33

Changes in inventories
Inventories at the end of the year/ periad

- Land stock 4,703.57 4,703.57
- Project in progress 296.38 56.40
Inventories at the beginning of the year/ period
- Land stock 4,703.57 -
- Praject in progress 56.40 -
(239.98) (4,759.97)
Finance costs
Interest on unearned financial guarantee commission - 0.16
- 0.16
Note: The above finance cost is net of & 19.31 finance cost which has been capitalised to inventories.
Other expenses
Advertisement expenses 44.66 -
Professional expenses 19.55 0.06
Payment to auditors - (refer note (a) below) 1.59 0.11
Rates and taxes 0.97 0.16
Net loss on foreign currency transactions 1.97 -
Miscellaneous expenses 0.49 0.19
69.23 0.52
(a) Payment to auditor (inclusive of goods and services tax)
As auditor for statutory audit 1.56 0.11
Reimbursement of expenses 0.03 -
1.59 0.11

Income taxes
(a) The Company has not recognised income tax expense in the Statement of Profit and Loss and other comprehensive income during the
year/period.

(b} Reconciliation of effective tax rate Year ended For the period from
31 March 2026 14 August 2024 to
31 March 2025

Loss before tax (63.86) (0.35)
Tax as per Income tax Act, 1961 i.e. rate of 25.168% (31 March 2025; 25.168%) (16.07) (0.09)
Effect of:

Tax impact of items which will never be allowed (0.69) (0.03)
Unused tax losses, unabsorbed depreciation and temporary differences for which deferred tax is 16.76 0.12
not recognised

Tax expense - -

(c) Expiration of losses carried forward _
Deferred tax assets have not been recognised in respect of the following items, as it is not probable that future taxable profit will be available
against which the Company can use the benefits therefrom:

As at As at
31 March 2026 31 March 2025
31 March 2033 0.46 0.46
31 March 2034 66.59 -
67.05 0.46

Notes:
The Company does not have unabsorbed depreciation loss to be carried forward indefinitely.
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22 Earnings per share (EPS}
Basic earnings per share is computed using the weighted average number of shares outstanding during the year/period. Diluted earnings per
share is computed using the weighted average number of commeon and dilutive common equivalent shares outstanding during the year including
share options, except where the result would be anti-dilutive.
The following reflects the income and share data used in the basic and diluted EPS computations: Year ended For the period from
31 March 2026 14 August 2024 to
31 March 2025

Loss after tax for the year/period, atfributable to equity holders (63.86) (0.35)
Weighted average number of equity shares outstanding during the year/ period for calculation of 10,000 10,000
basic and diluted earning per share (refer note below)

Basic and diluted earnings per share () (6,385.85) (35.14)
Note:

Reconciliation of basic and diluted shares used in computing earnings per share

Weighted average number of equity shares outstanding during the year/ period for caiculation of 10,000 10,000
basic EPS

Effect of dilutive potential equity shares - -
Weighted average number of equity shares outstanding during the year/ period for calculation of 10,000 10,000
diluted EPS
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23 Financial instruments - fair value measurement and risk management
(a) Accounting classification and fair value

Note Carrying value Fair value Total

as at
31 March 2026 Level 1 Level 2 Level 3

Financial assets measured at amortised cost:

Cash and cash equivalents 7 670.84 - - - 670.84
Other current financial assets 8 0.02 - - - 0.02
Total 670.86 - - - 670.86
Financial liabilities measured at amortised cost:
Borrowings 13 5,386.68 - - - 5,386.68
Trade payables 14 45.30 - - - 45.30
Other financial liabilities 12 and 15 13.41 - - - 13.41
5,445.39 - - - 5,445.39

The Company has not disclosed the fair values for financial instruments such as cash and cash equivalents, other current financial assets,
borrowings, trade payables and other financial liabilities because their carrying amounts are a reasonabie approximation of fair value.

The borrowings of the Company do not have any comparable instrument having the similar terms and conditions with related security being
mortgaged and hence the carrying value of the borrowings represents the best estimate of fair value.

Note Carrying value Fair value Total
31 M::c:tzozs Level 1 Level 2 Level 3
Financial assets measured at amortised cost:
Other non-current financial assets 4 1.89 - - - 1.89
Cash and cash equivalents 7 0.02 - - - 0.02
Other current financial assets 8 0.67 - - - 0.67
2.58 - - - 2.58
Financial liabilities measured at amortised cost:
Borrowings 13 4,747.73 - - - 4,747.73
Trade payables ’ 14 14.90 - - - 14.90
Other financial liabilities 12and 15 2.87 - - - 2.87
4,765.50 - - - 4,765.50

The Company has not disclosed the fair values for financial instruments such as other financial assets, cash and cash equivalents, borrowings,
trade payables and other financial liabilities because their carrying amounts are a reasonable approximation of fair value.

The borrowings of the Company do not have any comparable instrument having the similar terms and conditions with related security being
mortgaged and hence the carrying value of the borrowings represents the best estimate of fair value.
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24 Financial risk management

The Company's financial assets majorly comprise of cash & cash equivalents and other financial assets. The Company's financial liabilities
majorly comprises of borrowings, trade payables and other financial liabilities.

The Company is exposed to credit risk, liquidity risk and currency risk arising out of operations and the use of financial instruments. The Board of
directors have overall responsibility for establishment and review of the Company's risk management framework.

(i) Risk management framework

The Company's Board of directors has overal responsibility for the establishment and oversight of the Company’s risk management framework.
The Company’s risk management policies are established to identify and analyse the risks faced by the Company, to set appropriate risk limits
and controls and to monitor risks and adherence to limits. Risk management policies and systems are reviewed regularly to reflect changes in
market conditions and the Company's activities.

The Company’'s management monitors compliance with the Company's risk management policies and procedures, and reviews the adequacy of
the risk management framework in relation fo the risks faced by the Company.

(ii) Credit risk

Credit risk is the risk that counterparty will not meet its abligations under a financial instrument or customer contract, leading to a financial loss.
The Company is exposed to credit risk from its operating activities and from its financing activities, including deposits with banks, inter-corporate
deposits and other financial instruments.

The carrying amount of financial assets represents the maximum credit exposure

The Company limits its éxposure to credit risk by investing in liquid securities and maintaining bank balances only with counterparties that have
good credit rating. The Company invests as per the guidelines approved by the Board to mitigate this risk. Cash is placed with regulated and
reputable banks and the risk of default is considered remote. Management does not expect any of its counterparties to fail to meet its obligations.

Period Asset group Estimated gross Expected Carrying amount,
ended carrying amount | credit losses | net of impairment
at default provision

Loss allowance measured at 12 31 March |Cash and cash equivalents 670.84 - 670.84
month expected credit loss 2026 Security deposit 0.02 - 0.02
(Financial assets for which credit risk 31 March |Cash and cash equivalents 0.02 - 0.02
has not increased significantly since 2025 Security deposit 0.01 = 0.01
initial recognition) Financial guarantee assets 2.55 - 2.55

For cash and cash equivalents and other bank balances - Since the Company deals with only high-rated banks and financial institutions,
credit risk in respect of cash and cash equivalents and other bank balances is evaluated as very low.

For security deposits paid - Credit risk is considered low because this pertains to security depasits with security depositories

(ifi} Liquidity risk

Liquidity risk is the risk that the Company will encounter difficulty in meeting the obligations associated with its financial liabilities that are settled
by delivering cash or another financial asset. The Company’s approach to managing liquidity is to ensure, as far as possible, that it will have
sufficient liquidity to meet its liabilities when they are due, under both normal and stressed conditions, without incurring unacceptable losses or
risking damage to the Company'’s reputation.

Management monitors rolling forecasts of the Company's liquidity position and cash and cash equivalents on the basis of expected cash flows to

re it has sufficient cash to meet aperational needs. Such forecasting takes into consideration the Company’s debt financing plans, covenant
compliance and compliance with internal statement of financial position ratio targets. Usually the excess of funds is invested in short term mutual
funds and fixed deposits. This is generally carried out in accordance with practice and limits set by the Company. These limits vary to take into
account the liquidity of the market in which the Company operates.

Financing arrangements
The Company has undrawn borrowing facilities at the end of the reporting period amounting to ¥ 1,730.70 as on 31 March 2026 (31 March 2025:
¥ 352.26).

Exposure to liquidity risk
The following are the remaining contractual maturities of financial liabilities at the reporting date. The amounts are gross and undiscounted
contractual cash flow, and include contractual interest payments,

At at 31 March 2026 Carrying Total Less than 1 1to 3 years 3to5years  More than 5 years
amount year

Non-derivative financial liabilities

Borrowings 5,386.68 5,386.68 5,386.68 - - -

Trade payables 45.30 45.30 45.30 - - -

Other financial liabilities 13.41 13.41 8.91 4.50 - -

Total 5,445.39 5,445.39 5,440.90 4.50 - -

At at 31 March 2025 Carrying Total Less than 1 1to 3 years 3to5years  More than 5 years
amount year

Non-derivative financial liabilities

Borrowings 4,747.73 4,747.73 4,747.73 - - -

Trade payables 14.90 14.90 14,90 - - -

Other financial liabilities 2.87 2.87 1.42 1.32 0.13 -

Total 4,765.51 4,765.50 4,764.05 1.32 0.13 -
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24 Financial risk management (cont'd)

(iv) Market risk

Market risk is the risk that changes in market prices, such as foreign exchange rates, interest rates and equity prices, will affect the Company's
income or the value of its holdings of financial instruments. The objective of market risk management is to manage and control market risk
exposures within acceptable parameters, while optimising the return. Market risk comprises of currency risk, interest rate risk and price risk. The
Company is primarily exposed to fluctuation in currency.

Currency risk
The Company is exposed to currency risk to the extent that there is a mismatch between the currencies in which sales, purchases and borrowings
are denominated and the respective functional currencies of transacting parties. The functional currency of the Company is €.

(a) As at March 31, 2026, there were no outstanding forward contracts (31 March 2025: Nil).
(b} As at March 31, 2026, there were no hedged foreign currency exposure (31 March 2025: Nil).
(c) Exposure to foreign currency risk:

The summary quantitative data about the Company’s exposure to currency risk as reported to the management is as follows.
As at As at
31March 2026 31 March 2025

Financial liabilities

Trade payables

USD (amounts expressed in ) 5.61 -
Total financial liabilities 5.61 -
Net exposure in respect of recognised assets and liabilities 5.61 -

Sensitivity analysis

A reasonably possible strengthening (weakening) of the respective currencies against all other currencies at 31 March 2026 would have affected
the measurement of financial instruments denominated in a foreign currency and affected equity and profit or loss by the amounts shown below.
This analysis assumes that all other variables, in particular interest rates, remain constant and ignores any impact of forecast sales and

Profit or Loss Equity, net of tax
Strengthening Weakening Strengthening Weakening
31 March 2026 0.06 (0.06) 0.04 (0.04)

31 March 2025 - - - -
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25 Related party disclosures:

(i) Related parties with whom transactions have taken place during the year

{a) Enterprises and individuals where control exists
Embassy Developments Limited
Fama Real Estate Limited

(b) Other related parties with whom transactions have taken place during the year

Holding company

Key management personnel (KMP)

Ashish Kumar Director

Sumer Singh Tokas Director

Ankita Sanjiv Kamate Director

Fellow subsidiaries

Citra Properties Limited Fellow subsidiary
Lucina Land Development Limited Fellow subsidiary

Ultimate Holding company

Other entities (Entities where KMP, KMP of the Holding Company or relatives of the KMP are in common or exercise significant

influence/control)
Paledium Securities LLP
Embassy Property Developments Private Limited

(i) The following is a summary of related party transactions:

For the year ended
31 March 2026

For the period from
14 August 2024 to
31 March 2025

Borrowing

Fama Real Estate Limited -
Citra Properties Limited 11.46
Embassy Developments Limited 110.11
Lucina Land Development Limited 650.00
Lucina Land Development Limited (150.00)
Professional expenses

Embassy Developments Limited 0.71
Interest accrued on loan

Lucina Land Development Limited 19.31
Corporate guarantees given*

Lucina Land Development Limited 4,600.00
Security services expense

Paledium Securities LLP 1.70

Note: The transactions with related parties are made on terms equivalent to those that prevail in arm's length transactions.

(iii} The following is a summary of balances receivable/payable from related parties:

4,708.52
39.22

1,100.00

0.86

As at
31 March 2025

Particulars As at

31 March 2026
Borrowing
Fama Real Estate Limited 4,708.52
Citra Properties Limited 50.67
Embassy Developments Limited 110.11
Lucina Land Development Limited 517.38
Corporate guarantees given*
Lucina Land Development Limited 5,700.00
Trade payable
Paledium Securities LLP 0.07
Other payable
Fama Real Estate Limited 0.26

Embassy Property Developments Private Limited -

4,708.52
39.22

1,100.00

0.27

0.26
0.11

*The transaction has been shown at gross basis and further, the accounting for such guarantee given has been done as per Ind AS 109 read with

ITFG 16.
Note: Outstanding balances at the year-end are unsecured, interest free and settlement occurs in cash,

Embassy Developments Limited (Uttimate Holding Company’) has given financial support to the Company to meet its financial commitments for 12

months from the date of these financial statements,
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Y infor fon to the fi ial statements for the year ended 31 March 2026 (cont'd)

26 Ratios analyis and its elements
The following are analytical ratios for the year ended 31 March 2026, and 31 March 2025.

Ratio Numerator Denominator Year ended For the period from Variance| Remarks
31 March 2026 | 14 August 2024 to
31 March 2025
Current ratio Current assets Current liabilities 0.99 1.00 {1.24%)
Debt equity ratio Total debts ::;r;holders (70.47) (18,886.08) (00.63%) Note 1
Retumn on equity Net profit after taxes Average 1.67 2.80 (40.43%)| Note 1
shareholder's
equity
Net profit ratio Net profit for the period [Total income (11.89) (1.08) 1002.83% Note 1
Return of capital employed |Profit before exceptional [Networth + Debt + {0.01) (0.00) 16147.27%] Note 1
items, tax and finance  |Deferred tax
cost liability
Notes:

1. The change in ratio is primarily attributable to increase in loss during the year on account of advertisement expenses and professional expenses.
*The ratios as required under Schedule Ifi to the Act, to the extent not applicable has not been furnished.

27 Capital management
For the purpose of the Company’s capital management, capital includes issued equity capital, share premium and all other edquity reserves attributable to
the equity holders. The primary objective of the Company’s capital management is to maximise the shareholder value.
The Company manages the capital structure based on an adequate gearing which yields higher share holder value which is driven by the business
requirements for capital expenditure and cash flow requirements for operations and plans of business expansion and consolidation. Accordingly based
on the relative gearing and effective operating cash flows generated, the Company manages the capital either by raising required funds through debt,
equity or through payment of dividends. The capital and debt position of the Company is as under:

As at As at

31 March 2026 31 March 2025
Total debts 5,386.68 4,747.73
Less: cash and cash equivalents 670.84 0.02
Adjusted net debt 4,715.85 4,747.72
Total equity (76.44) (0.25)
Equity and net debt 4,639.41 4,747.47
Gearing Ratio 0.98 1.00

28 Contingent liabilities and commitments
A Contingent liabilities

() During the year, the Ministry of Railways issued a preliminary notification dated 3 December 2025 vide S.0. 5572(E) published in the Gazette of India
under the provisions of the Railways Act, 1989, expressing its intention to acquire a portion of the project land of the Company for the proposed
Bettahalasuru — Rajanakunte by-pass railway line project,

The Company has filed its objections before the Assistant Commissioner Bengaluru Urban, under Section 200 of the Railways Act, 1989, on 7 April 2026
highlighting, inter alia, that the Company has already obtained requisite approvals from various Government authorities for execution of the project and
that substantial development work has already commenced at the site . Further, the first hearing in the matter was held before the Assistant
Commissioner, Bengaluru Urban on 7 April 2026. Wiritten arguments were filed on behalf of the Company on 13 April 2026

Further, the Company notes that a Member of the Railway Board, in a communication forwarded by the Ministry of Railways, Railway Board dated 7 April
2026, observed that the proposed Bettahalasuru — Rajanakunte by-pass line would involve additional expenditure and traverse land earmarked for

development area will continue to be profitable post-acquisition and, accordingly, no inventory write-down is considered necessary under Indian
Accounting Standard (Ind AS) 2,

Further, the matter is currently pending before the Assistant Commissioner for hearing, Bengaluru Urban. Pending the final outcome of the proceedings,
no adjustment has been made in these financial statements.

(i) During the year ended 31 March 2025, the Company provided a corporate guarantee of ¥ 9,500.00 (‘sanctioned amount’) in respect of listed non-
convertible debentures issued by Lucina Land Development Limited (‘the fellow subsidiary’), against which debentures amounting to ¥ 1,100.00 were
outstanding as at 31 March 2025. During the year ended 31 March 2026, the fellow subsidiary further issued non-convertible debentures amounting to ¥
4,600.00. Accordingly, the outstanding amount of such listed non-convertible debentures as at 31 March 2026 is 2 5,700.00 (31 March 2025: ¥ 1,100.00).
The corporate guarantee is unconditienal, irrevocable and continuing in nature, and remains in farce until full repayment of the aforesaid non-convertible
debentures. As at 31 March 2026, no liabifity has crystalfised under this arrangement.

(iiiy The Company has several cases pending against it towards the title of land acquired by it. Management, based on legal advice obtained, believes that
the title to the land held by it is good and marketable. The future expected cash outflow out of the above pending cases/liigations cannot be ascertained,
hence no amounts has been quantified.

B Commitments
(i) The Company does nat have any outstanding capital commitments as at 31 March 20267 31 March 2025,
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Segmental information

An operating segment is a component of the Company that engages in business activities from which it may eam revenues and incur expenses and for
which discrete financial information is available. The operating segments’ operating results are reviewed by the Chief Operating Decision Maker (Board
of Directors) to make decisions about resources to be allocated to the segments and assess their performance. The Company's business activities fall
within one camponent (namely, “residential construction and related interiors"), Accordingly, separate disclosures per the requirements of Ind AS 108,
Operating Segments, are not considered Necessary. Further, the Company operates only in India. Hence, no disclosure for geographical segment is
considered necessary.

Reconciliation of movements of liabilities to cash flows arising from financing activities:

Cash flows
Proceeds 3 It P Non-casht s at
e movemen s a
As at 01 April 2025 (ln:ludlng. other (net of TDS) (Fairvalue 31 March 2026
o;r:sv:;r;gs changes)
Borrowings 4747.73 771.57 (150.00) 17.38 - 5,386.68
Cash flows N h
As at 14 August 2024 Br ; (i g other (net of TDS) (Fairvalue 31 March 2025
b°::s“:'s';gs changes})
Borrowings - 4,747.73 - - - 4747.73

A. The Company has not advanced ar loaned or invested funds to any person or any entity, including fareign entities (Intermediaries) with the
understanding that the intermediary shall:

(a) directly or indirectly lend or invest in other persons or entities identified in any manner whatsoever by a or on behalf of the Company (Ultimate
Beneficiaries); or

(b} provide any guarantee, security or the like to or on behalf of the ultimate beneficiaries .

B. The Company has not received any fund from any person or any entity, including foreign entities (Funding Party) with the understanding (whether
recorded in writing or otherwise) that the Company shall:

(a) directly or indirectly lend or invest in other persons or entities identified in any manner whatsoever by a or on behalf of the Funding Party (Uttimate
Beneficiaries); or

{b) provide any guarantee, security ar the like on behalf of the ultimate beneficiaries.

Audit Trail

The Ministry of Corporate Affairs (MCA) has prescribed a requirement for companies under the proviso to Rule 3(1) of the Companies (Accounts) Rules,
2014 inserted by the Companies (Accounts) Amendment Rules 2021 requiring companies, which uses accounting software for maintaining its books of
account, shall use only such accounting software which has a feature of recording audit trail of each and every transaction, creating an edit log of each
change made in the books of account along with the date when such changes were made and ensuring that the audit trail cannot be disabled.

The Company, in respect of the financial year commencing on 1 April 2025, has used an accounting software for maintaining books of accounts. The
Company has enabled the feature of recording audit trail (edit log) except that the audit trail feature was not enabled for changes made using privileged

The Company has incurred net loss amounting to ¥ 63.86 during the year ended 31 March 2026 and Z 0.35 during the year ended 31 March 2025. As at
the year end, it has negative net worth of 76.44 and as at the year ended 31 March 2025, it has negative net worth of ¥ 0.25. Further, the Company got
its project 'Embassy Eden' registered with RERA as on 31 December 2025 and has received advances from customers during the year leading to a

going concern basis.

Expenditure on corporate social respansibility activities

The Company does not meet the criteria as specified under sub-section (1) of section 135 of the Act read with the Companies (Corporate Social
Responsibility Policy) Rules, 2014 and ccordingly the Company is not required to spend any amount on activities related to corporate social
responsibility for the year ended 31 March 2026 and 31 March 2025.
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Other matters

a) The Company does not have any benami property, where any proceeding has been initiated or pending against the Company for holding any benami
praperty.

b) The Company does not have any transactions and outstanding balances during the current as well previous year with Companies struck off under
section 248 of the Companies Act, 2013 or section 560 of Companies Act, 1956,

¢} The Company does not have any charges or satisfaction which is yet to be registered with ROC beyond the statutary period.

d) The Company has not traded or invested in crypto currency or virtual currency during the financial year.

€) The Company has not defaulted in repayment of loans, or other borrowings or payment of interest thereon to any lender.

f) The Company has not heen declared as wilful defaulter by the bank or financial institution (as defined under Companies Act, 2013) or consortium
thereof, in accordance with the guideline on willful defaulter issued by the Reserve Bank of India.

g) The Campany does not have any transaction which is not recorded in the books of accounts that has been surrendered or disclosed as income during
the year in the tax assessments under the Income Tax Act, 1961 (such as, search or survey or any other relevant provisions of the Income Tax Act,
1961).

h} In the opinion of the board of directors, all assets have a value on realization in the ordinary course of the business at least equal to the amounts at
which they are stated and provision for all known liabiiities have been made.

i) The Company did not have any long-term contracts including derivative contracts for which there were any foreseeable losses.

i) The Company is engaged in business of providing infrastructural facilities as per section 186(11) read with Schedule Nl of the Act, accordingly
disclosure as per section 186(4) of the Act is not applicable.

Previous period's comparatives have been regrouped wherever necessary to confirm to the current year's presentation and any such
reclassification/regrouping is immaterial to the users of the financial statements,

As per our report of even date attached.
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