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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG

BAO CAO CUA TONG GIAM POC

Tbng Giam dbc Coéng ty C6 phan Pau tu Chau A — Thai Binh Duong (sau diy goi tit 1a “Cong ty™)
trinh bay bao c40 clia minh ciing v6i Bdo cdo tai chinh hop nhat Quy 3/2026.

Khai quat vé Cong ty

Coéng ty Cb phan Dau tu Chau A — Thai Binh Duong l1a Cong ty ¢ phan hoat dong theo Glay chiing
nhén dang ky doanh nghiép s6 0102005769 ngay 31 thang 7 nam 2006 do S& Ké hoach va Dau tu thanh
phd Ha Nbi cp.

Trong qua trinh hoat dong, Cong ty da 22 1an duge S& Ké hoach va Pau tu thanh phd Ha Nbi cap bd
sung cac Giby phép ching nhan dang ky kinh doanh diéu chinh. Trong do, Gidy chimg nhén déng ky
doanh nghiép diéu chinh lan thir 23 dugc cép ngay 14 thang 08 nim 2025 vé viée thay déi dia chi tru s&
chinh.

Tru s& hoat dong

- Dijachi : TAng 3, toa nha Grand Plaza, s& 117 Tran Duy Hung, phudng Yén Hoa, thanh pho
Ha N&i, Viét Nam

Hoat dong kinh doanh chinh ctia Cong ty la: Pau tu va kinh doanh bt dong san.

Hbi ddng quan tri va Ban didu hanh, quan Iy

Céc thanh vién Hoi dong quan tri, Ban Kiém sodt, Téng Gidm ddc va K& toan trudng clia Cong ty trong

ky va cho dén thoi diém 1ap béo céo nay bao gom:

As 2R > .
Hpi dong quan tri

Ho va tén Chirc vu Ngay bd nhiém/mién nhiém/tai bd nhiém
Ong Nguy&n Manh Cudng Chi tich B& nhiém ngay 10 thang 6 nam 2026
Ong Nguyén Pirc Quan Thanh Vién B& nhiém ngay 10 thang 5 nam 2024

Ba Nguyén Phuong Dung ~ Thanh vién B4 nhiém ngay 10 thang § nam 2024

Ba Nguyén P Hoang Lan Thanh vién B4 nhiém ngay 10 thang 5 nim 2024
Ong Pinh Quic Pic Thanh vién Mién nhiém ngay 10 thing 6 nam 2026
Ong H4 Xuan Vinh Thanh vién T4i bd nhiém ngay 10 thang 5 nam 2024

Ban Kiém sodt

Ho va tén Chiic vy Ngay bd nhiém/mién nhiém/tai bé nhiém
Ba Nguyén Thi Ngoc Hd  Trudng ban Tai b nhiém ngay 10 thang 5 nam 2024
Ba Nguyén Thu Huong Thanh vién Mién nhiém ngay 20 thang 5 nim 2025
Ba Nguyén Thj Thom Thanh vién B nhiém ngay 20 thang 5 nam 2025

Ba Pinh Thi Thu Hang Thanh vién Tai bd nhiém ngay 10 thang 5 nam 2024

Tc‘;ng Gidm dbc, Ké todin trieong
Ho va tén Chirc vu Ngay bd nhiém/mién nhiém

Ba Nguyén Phuong Dung  Tdng Giam dbe B nhiém ngay 01 thang 4 nam 2024
Ba Tréan Thay Ha Ké toan trudng B nhiém ngay 01 thang 07 niam 2025
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CONG TY cO PHAN PAU TU CHAU A — THAI BINH DUONG
BAO CAO CUA TONG GIAM POC (tiép theo)

Trach nhiém ciia Téng Giam ddc

Tdng Giam dbc chiu trach nhiém lap Béo cdo tai chinh hop. nhét phan anh trung thuc va hop ly tinh

hinh tai chinh, két qua hoat dong kinh doanh va luu chuyén tién t& cia Cong ty trong ky. Trong viéc lap

Béo céo tai chinh hgp nhét nay, Téng Giam dde phai:

o Chon lya céc chinh sach ké toan thich hop va 4p dung céc chinh sich nay mt cach nhét quan;

e  Thuc hién céc xét doan va cac ude tinh mét cach hop Iy va than trong;

e Neéu rd cic chuan muec ké toan 4p dung cho Cong ty c6 dugc tudn tha hay khong va tit ca céc sai
léch trong yéu da dugc trinh bay va giai thich trong Béo céo tai chinh hop nhat;

e Lap Bao cao’tax chinh hop nhét trén co s& hoat dong lién tuc trlr trudng hop khéong thé cho ring
Cong ty sé tiép tuc hoat dong lién tuc;

e  Thiét lap va thyc hién hé thong kiém sodt ndi bd mot cach hitu hiéu nham han ché rii ro ¢6 sai sét
trong yéu do gian lan hodc nham l4n trong viéc l4p va trinh biy Bdo céo tai chinh hop nhét.

Tong Giam ddc dam béo cac sb ké toan thich hop duge luu gitt day do dé phan anh tinh hinh tai chinh
ctia Cong ty voi mire do chinh xéc hop 1y tai bat ky thoi diém nao va céc s séch ké todn tuén thii ché
d ké toan ap dung. Téng Giam dbc ciing chiu trach nhiém quan 1y céc tai sin ctia Cong ty va do d6 da
thuc hién cac bién phap thich hop dé ngin chin va phat hién cac hanh vi gian 1an va céc vi pham khac.

Tdng Giam dbc cam két dd tudn thi cdc yéu ciu néu trén trong viée 1dp Bao céo tai chinh hop nhat.

Theo y kién ciia Téng Giam Pée, Bio céo tai chinh hop nhét da phan 4nh trung thye va hop ly tinh hinh
tai chinh ctia Céng ty tai thoi diém noay 30 thang 09 nam 2026, ciing nhu két qua hoat dong kinh doanh
va tinh hinh luu chuyen tién t& cho giai doan tai chinh két thic cling ngdy, phtt hop véi cac Chuén muc
Ké toan Viét Nam, Ché d6 Ké toan doanh nghiép Viét Nam va céc quy dinh phép ly ¢6 lién quan dén
viéc 14p va trinh bay Béo céo tai chinh hop nhat,

Ngay 29 thang 10 ndm 2026
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CONG TY CO PHAN PAU TU CHAU A - THAI BINH DUONG
Bia chi: Tang 3, toa nha Grand Plaza, 117 Tran Duy Hung, Yén Hoa, Ha Néi
BAO CAO TAI CHINH HQP NHAT

QUY I11/2026

BAO CAO TINH HiNH TAI CHINH HQP NHAT
Tai ngay 30 thiang 09 nim 2026

Don vi tinh: VND

01/01/2026
VND

_ Mi Thuyét 30/09/2026
TAI SAN s6  minh VND
A- TAI SAN NGAN HAN 100 1.483.146.520.979
I Tién va cdc khoin twong dwong tién 110 Va1 51.022.174.944
. Tién 111 25.152.490.012
2. Céc khoan tuong duong tién 112 25.869.684.932
II. Piu tu tai chinh ngiin han 120 252.695.907.893
[.  Chimg khoan kinh doanh 121  V.2a 6.764.115.000
2. Du phong giam gia chimg khodn kinh doanh 122 V.2a (5.278.207.107)
3. Péu tu ndm giit dén ngay d4o han 123 V.2b 251.888.500.000
4, Dy phong ddu tw nidm gilk dén 124 (678.500.000)
ngay ddo han ngén han
III. Céc khodn phai thu ngin han 130 254.296.978.587
I.  Phai thu ngén han ctia khach hang 131 V.3a 144.500.322.194
2. Tra trude cho ngudi ban ngén han 132 V4 48.379.772.134
3. Phai thu ndi bo ngan han 133 .
4. Phai thu theo tién d6 ké hoach hop ddng xdy dung 134 -
5. Phai thu ngén han khac 135 V.5a 63.349.266.310
6. Dy phong phai thu ngin han kho doi 136 (1.932.382.051)
7. Tai san thiéu cho xu ly 137
IV. Hang ton kho 140 868.817.817.716
1. Hang tén kho 141 V6 868.817.817.716
2. Du phong giam gia hang tén kho 142 -
VI. Tiisdin ngﬁn han khic 160 56.313.641.839
1. Chi phi chd phén bd ngz"m han 161 V.7 28.902.436.964
2. Thué GTGT dugc khéu trix 162 25.403.636.427
3. Thué va cic khoan khac phai thu Nha nudc 163 2.007.568.448
4 Glio d;cb mua Pan lai trai 164 i
phiéu chinh pht
5 Taisan ngén han khic 165 -

Bdo cdo néy phdi dicoe doc cinig véi Ban thuyét minh Bdo cdo tai chinh hop nhat

1.440.969.527.000

70.815.289.412
30.779.234.618
40.036.054.794

264.648.040.013
6.764.115.000
(4.904.276.857)
263.466.701.870

(678.500.000)

268.494.875.245
180.278.566.275
37.113.060.659

57.134.278.177
(6.031.029.866)

804.474.237.479
804.474.237.479

32.537.084.851
16.956.261.132

14.314.504.266
1.266.319.453
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CONG TY €O PHAN PAU TU CHAU A - THAI BINH DUONG
Bia chi: Tang 3, toa nha Grand Plaza, 117 Tran Duy Hung, Yén Hoa, Ha Noi
BAO CAO TAI CHINH HQP NHAT

QUY 111/2026

Bio ciio tinh hinh tai chinh (tiép theo)

Mi Thuyét 30/09/2026 01/01/2026
TAI SAN s6  minh VND VND
B- TAISAN DAI HAN 200 751.051.257.926 754.230.820.648
I. Cac khodn phii thu dai han 210 176.139.298.085 223.241.965.265
1. Phai thu dai han cta khach hang 211 V.3b 3.951.952.981 5.865.791.413
2. Tra trude cho ngudi ban dai han 212 - -
3. Vén kinh doanh & don vi trire thude 213 5 %
4. Phai thu ndi bo dai han 214 - -
5. Phai thu dai han khac 215  V.5b 178.154.351.104 217.376.173.852
6. Du phong phai thu dai han khé doi 216 (5.967.006.000) -
1. Thisan cb dinh 220 27.571.234.719 22.730.591.188
I.  Taisan ¢b dinh hiru hinh 221 V.8 23.238.201.615 22.469.908.813
Nguyén gid 222 39.494.923.851 36.767.441.814
Gid tri hao mon lity ké 223 (16.256.722.236) (14.297.533.001)
2. Tai san co dinh thué tai chinh 224 . s
Nguyén gia 225 - -
Gid tri hao mon lity é 226 - -
3. Taisanch dinh v6 hinh 227 V.9 4.333.033.104 260.682.375
Nguyén gid 228 4.955.684.000 673.304.000
Gid tri hao mon lity ké 229 (622.650.896) (412.621.625)
IV. Bit djng sin diu tu 240 V.10 163.952.878.279 168.159.302.500
Nguyén gia 241 180.845.960.895 182.210.385.042
Gia tri hao mon liy ké 242 (16.893.082.616) (14.051.082.542)
V. Taisdn dé dang dai han 250 135.986.076.210 62.613.399.865
1. Chi phi san xuét kinh doanh d& dang dai han 251 . <
2. Chi phi xdy dung co ban do dang 252 V.11 135.986.076.210 62.613.399.865
VI. Céc khodn diu tw tai chinh dai han 260 230.586.065.965 262.604.345.365
1. Péu tu vao cong ty con 261 - -
2. Diu tw vao cong ty lién két, lién doanh 262 V.2¢ 226.034.525.965 258.052.805.365
3. Déu tu gbp vén vao don vi khac 263 V.ad 14.051.540.000 14.051.540.000
4, Du phong giam gia ddu tu tai chinh 264  V.2d (9.500.000.000) (9.500.000.000)
5. Dau tu ndm gitr dén ngay dao han 265 - «
6. Du phong dau tu nim giir dén ngay déo han 266 -
VII. Tai san dai han khac 270 16.815.704.668 14.881.216.465
1. Chi phi cho phén bd dai han 271 V.7 14.811.532.739 12.759.152.069
2. Tai san thué thu nhdp hodn lai 272 - .
3. T‘hllet bi, vat tw, phu ting thay thé 273 i i
dai han
4. Tai san dai han khac 274 - =
5. Loi thé thuong mai 279 2.004.171.929 2.122.064.396
TONG CONG TAI SAN 280 2.234.197.778.905 2.195.200.347.648

Bdo cdo nay phai dirpe doe ciing véi Ban thuyét minh Béo cdo tai chinh hop nhat
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CONG TY €O PHAN PAU TU CHAU A - THAI BINH DUONG
Pia chi: Téng 3, toa nha Grand Plaza, 117 Trén Duy Hung, Yén Hoa, Ha Néi
BAO CAO TAI CHINH HQP NHAT

QUY 111/2026

B#o cdo tinh hinh tai chinh (tiép theo)

Mi Thuyét

30/09/2026
VND

01/01/2026
VND

NGUON VON s6  minh
C- NQ PHAI TRA 300
I.  No ngin han 310
I.  Phai tra ngudi ban ngén han 311 V.12
2. Ngudi mua tra tién trde ngén han 312 V.13
3. Phai tra ¢b tirc, loi nhudn 313 V.l6a
4. Thué va cac khoan phai ndp nha nudc 314
5. Phai tra ngudi lao dong 315
6.  Chi phi phai tra ngan han 316 V.15
7. Phai tra ndi bd ngén han 317
8.  Phai tra theo tién d¢ hop dong xay dung 318
9. Doanh thu chd phan bd ngiin han 319
10. Phai tra ngén han khéc 320 V.l6a
11. Vay va ng thué tai chinh ngin han 321 V.17a
12. Du phong phai tra ngén han 322
13. Quy khen thuong phuc lgi 323
14. Quy binh én gia 324
15. Giao dich mua bén lai trai phiéu Chinh phu 325
IL. Ng daihan 330
1. Phai tra nguoi ban dai han 331
2. Ngudi mua tra tién truée dai han 332
3. Thué va cac khoan phai ndp nha nuée dai han 333
4. Chi phi phai tra dai han 334
5. Phai tra ndi bo vé vén kinh doanh 335
6. Phai tra ndi bd dai han 336
7. Doanh thu chd phén bd dai han 337
8.  Phai tra dai han khac 338  V.leb
9. Vay va ng thué tai chinh dai han 339 V.17b
10. Trai phiéu chuyén doi 340
I1. Cé Phiéu wu dai 341
12.  Thué thu nhép hodn lai phai tra 342
13. Du phong phai tra dai han 343
14. Quy phat trién khoa hoc va cong nghé 344

Bdo edo nay phii diege doc cimg voi Ban thuyét minh Béo cdo tai chinh hop nhét

1.400.457.545.596

1.110.356.392.194
107.233.396.567
50.396.639.311
656.640.000
861.212.682
2.761.187.511
171.246.743.654

172.416.428.409
604.686.154.164

97.989.896

290.101.153.402

46.023.404.475
229.867.390.973

14.210.357.954

1.268.821.178.421

1.132.929.638.714
77.193.307.629
51.159.039.615
656.640.000
4.680.986.126
3.317.237.514
164.223.396.031

46.363.636
155.705.428.501
675.849.249.766

97.989.896

135.891.539.707

46.018.404.475
80.861.100.000

9.012.035.232
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CONG TY CO PHAN PAU TU CHAU A - THAI BINH DUONG
DBia chi: Tang 3, toa nha Grand Plaza, 117 Tran Duy Hung, Yén Hoa, Ha Noi
BAO CAO TAI CHINH HOP NHAT

QUY I11/2026

Béo cdo tinh hinh tai chinh (tiép theo)

Mi Thuyét

30/09/2026
VND

01/01/2026
VND

833.740.233.309

833.740.233.309
840.839.760.000
840.839.760.000

(38.736.159.752)
52.202.091.271
(90.938.251.023)
31.636.633.061

926.379.169.227

926.379.169.227
840.839.760.000
840.839.760.000

52.202.091.271
43.526.456.028

8.675.633.243
33.337.317.956

NGUON VON s6  minh

D- NGUON VON CHU SO HUU 400
1. Vén chi sé hitu 410 V.18
I.  Vén gép cha chii so hiru 411
- C6 phiéu phé thong co quyén biéu quyét 41la
- C6 phiéu wru ddi 411b
2. Thing du vén 412
3. Quyén chon chuyén ddi trai phiéu 413
4. Vén khac cta chi s& hitu 414
5. Cb phiéu mua lai ctia chinh minh 415
6. Chénh léch danh gid tai san 416
7. Chénh léch ty gia hoi doai 417
8. Quy dau tu phat trién 418
9. Quy khac thudc von chi sé hitu 419
10. Loi nhufn sau thué chua phén phéi 420
- LNST chiea phdn phéi lily ké dén cudi kp truwede 420a
- LNST chica phdn phéi ky nay 420b
11 Lgi ich ¢b déng khéng kiém soat 429
II. Ngudn kinh phi va quy khic 430
I.  Ngudn kinh phi 431
2. Ngudn kinh phi d hinh thanh tai san ¢b dinh 432

TONG CONG NGUON VON 440

2.234.197.778.905

2.195.200.347.648

Ké todn trudng

’

Ngé Thi Thanh Si Trin Thiy Ha

Béo edo nay phi dirge doc cing véi Ban thuyet minh Bdo cdo tai chinlt hop nhat

PHG WD

Nguyén Phuong Dung

Py
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CONG TY CO PHAN DAU TU CHAU A - THAI BINH DUONG
Pia chi: TAng 3, toa nha Grand Plaza, 117 Tran Duy Hung, Yén Hoa, Ha Noi
BAO CAO TAI CHINH HQP NHAT

QUY I11/2026

BAO CAO LUU CHUYEN TIEN TE HQP NHAT
(Theo phwong phép gidn tiép)
QUY I11/2026

Liiy ké dén Quy IIT
CHI TIEU Ma sb niim 2026

Pon vi tinh: VND

Lity ké dén Quy I11
niim 2025

I. Luu chuyén tién tir hoat dgng kinh doanh

1.528.172.123

4.804.381.059
(579.971.900)

(18.894.125.239)
37.951.349.635

24.809.805.678
(20.251.863.520)
85.820.110.580
(59.008.713.460)
2.650.256.714
(23.883.714.118)
(2.126.618.694)

1. Lgi nhugn truée thué 01 (88.825.064.551)
2. Diéu chinh cho cdc khoin:
- Khéu hao tai san ¢ dinh va bét dong san diu tur 02 4.684.188.957
- Céc khoan dy phong 03 373.930.250
- Lai, 15 chénh léch ty gia hoi doai do danh gia lai

cdc khoan muc tién té cé gbe ngoai té 04 .
- Lai, 16 tir hoat dong déu tu 05 (11.857.208.071)
- Chi phi lai vay 06 30.108.885.592

Cic khoan diéu chinh khac 07 -
3. Lgi nhuiin tiv hoat ding kinh doanh

truege thay doi vin lwu djng 08 (65.515.267.823)
- Tiang, giam cac khoan phai thu 09 45.687.986.065
- Téng, giam hang tdn kho 10 (64.343.580.237)
- Tang, gidm céc khoan phai tra 11 30.053.824.273
- Tang, giam chi phi tra trudc 12 (13.998.556.502)
- Tang, giam chimg khoan kinh doanh 13 =
- Tién lai vay da tra 14 (20.941.004.858)
- Thué thu nhap doanh nghiép da ndp 15 (4.756.208.064)
- Tién thu khéc tir hoat déng kinh doanh 16 -
- Tién chi khéc cho hoat déng kinh doanh 17 .

Lueu chuyén tién thuin tiv hoat djng kinh doanh 20 (93.812.807.146)

8.009.263.180

II. Luu chuyén tién tir hoat dong diu tw

1. Tién chi dé mua sim, xdy dyng tai san ¢6 djnh va
cac tai san dai han khac 21 (73.372.676.345)
2. Tién thu tir thanh ly, nhuong bén tai san ¢b dinh va

(1.607.686.499)

(37.090.000.000)

7.000.000.000

12.818.203.500

cac tai san dai han khac 22 z
3. Tién chi cho vay, mua cic cong cu ng clia
don vi khac 23 11.578.201.870
4. Tién thu hdi cho vay, ban lai cac cong cu ng clia
don vi khac 24 4.235.674.947
5. Tién chi ddu tir gop vén vao don vi khéc 25 28.882.217.520
. Tién thu hdi du tu gop vén vao don vi khac 26 10.000.000.000
7. Tién thu lai cho vay, ¢6 tirc va lgi nhudn duge chia 27 14.853.079.315
Liru chuyén tién thuin tiv hogt dpng diu fie 30 (3.823.502.693)

(18.879.482.999)

Bdo cdo nay phai dirge doe cimg voi Ban thuyet minh Bdo edo tai chinh hgp nhdt



CONG TY €6 PHAN DAU TU CHAU A - THAI BINH DUONG
Pia chi: Tang 3, tda nha Grand Plaza, 117 Trdn Duy Hung, Yén Hoa, Ha Noi

BAO CAO TAI CHINH HOP NHAT
QUY I11/2026

Bio cdo luu chuyén tién t& hop nhit (tiép theo)

CHI TIEU
IIL. Luu chuyén tién tir hoat dng tai chinh

I. Tién thu tir phat hanh ¢ phiéu, nhan vén gép cua
cht s& hitu

2. Tién tra lai vén gop cho céc chi s& hitu, mua lai

¢d phiéu ctia doanh nghiép da phat hanh

Tién thu tir di vay

Tién tra no gbe vay

Tién tra no gde thué tai chinh

C4 tire, loi nhudn di tra cho chu s¢ hitu

o Bk B

Luwu chuyén tién thuin tiv hoat djng tai chinh

Luu chuyén tién thuiin trong ky

Tién va twong dwong tién diu ky

Anh huong ctia thay dbi ty gia hdi doai quy déi ngoai té

Tién va twong dwong tién cudi nim

Ma sb

31
32
33
34
35
36
40
50
60

61

70

ﬁga Thi Thanh Sic Trin Thiy Ha

Bdo edo nay phai dirge doc cimg voi Ban thuyét minh Béo céo tai chinh hop nht

Lity ké dén Quy 111

nim 2026

Liiy ké dén Quy ITI

nim 2025

484.450.550.454
(406.607.355.083)

47.872.869.439
(78.172.470.035)

77.843.195.371

(30.299.600.596)

(19.793.114.468)

70.815.289.412

(41.169.820.415)

119.293.475.919

51.022.174.944

78.123.655.504
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CONG TY €O PHAN PAU TU CHAU A — THAI BINH DUONG

Pia chi: Téng 3, tba nha Grand Plaza, s 117 Trin Duy Hung, phuong Yén Haa, thanh phd Ha Noi
BAO CAO TAI CHINH HQP NHAT

QUY I11/2026

Bén thuyét minh Bdo cdo tai chinh hop nhét (tiép theo)

BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
QUY I11/2026

I.  PAC PIEM HOAT PONG

1.  Hinh thirc s& hitu von
Cong ty C6 phan Dau twr Chau A — Thai Binh Duong (sau dy goi tit 12 “Cong ty” hay “Cong ty me”)
la Cong ty CO phan.

2. Linh vue kinh doanh
Linh vuc kinh doanh ciia T4p doan la kinh doanh bét dong san.

3. Nganh nghé kinh doanh
Hoat déng kinh doanh chinh ctia Tép doan: Piu tu, kinh doanh bt dong san.

4. Chu ky san xuat, kinh doanh théng thwong
Chu ky san xuét kinh doanh binh quan cia hoat dong chuyén nhugng bat dong san ciia Tap doan bt
dAu tir thoi diém xin gidy phép dau tu, thue hién giai phong mit bing , Xy dung co ban cho dén thoi
diém hoan thién. Do vay, chu ky san xudt kinh doanh ctia hoat dong chuyen nhuong bit dong san cia
Téap doan thuong trén 12 thang.

Chu ky san xudt, kinh doanh ciia cac hoat dong khac ctia T4p doan thong thudng la trong vong 12
thang.

5.  CAu tric Tap doan
Téap doan bao gém Céng ty me va 06 cong ty con chju su kiém soét clia Cong ty me. Toan bo cic
Céng ty con dugc hop nhét trong Bao cdo tai chinh hop nhét nay.

Hoat ddng kinh Tyle Tyl Tyle quyef:n

Tén cdng ty Dia chi tru s& chinh doanh chinh vbn gép lgiich biéu quyét
Cong ty C6 phan Apec  Téng 3, toa nha 28 Ly Piu tu, kinh doanh 99,99% 99,99%  99,99%
Land Hué Thudng Kiét, phuong Thuan bat dong san

Hoa, Thanh phd Hué
Cong ty C6 phan Pau tu Ngi 3 Béc Nam, td 22, Piu tu, kinh doanh 100%  100% 100%
Apec The Duyén phuong Gia Sang, tinh Thai bét dong san

Nguyén
Cong ty C6 phin Pdu tu Pudng Yén Ninh, Phuong  Dau tu, kinh doanh  55% 5% 55%
Quéc té Dubai bo6ng Hai, tinh Khanh Hoa, bat dong san

Viét Nam
Cong ty C6 phan Gido  Ting 3, TTTM Grand Plaza, Dich vu hd trg 64%  64% 64%
duc E-ACADEMY s6 117 Tran Duy Hung, gido duc

Phuong Yén Hoa, Thanh

phd Ha Noi, Viét Nam
Cong ty C6 phan Tap  Téng 3, TTTM Grand Plaza, Dich vu hd trg 76,92% 76,92%  76,92%
doan gido duc UEP sb 117 Tran Duy Hung, gi4o duc

Phuong Yén Hoa, Thanh

phd Ha Nbi, Viét Nam

Ban thuyét minh nay lé mgt bé phdn hap thénh va phdi dwgce doc ciing vdi Bdo edo tai chinh
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
bia chi: TAng 3, tba nha Grand Plaza, sé 117 Trian Duy Hung, phudng Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HQP NHAT
QUY I11/2026

Béin thuyét minh Bdo cdo tai chinh hop nhit (tiép theo)

Tén cong ty

Bia chi tru sd chinh

Hoat ddng kinh Tyle Tyl Tyle quyén
doanh chinh von gop lgiich  biéu quyet

Céng ty C6 phan Vién  Tang 3 Trung tAm thuong
mai Grand Plaza, 117 Tran
Duy Hung, Phudng Yén

thong Mera Al

Hoa, Ha Noi

Sa. Tinh hinh hoat dong ciia cac Cong ty con trong ky

Céng ty Cb phan Apec Land Hué

Céng ty C6 phan Pau tu Apec Tiic Duyén
Cong ty Cb phan Pau tu Qudc té Dubai
Céng ty C6 phin Gido duc E-Academy
Céng ty Cb phan Tap doan gido duc UEP
Céng ty Cb Phan Vién thong Mera Al

Dich vu vién théng 79,71% 79,71%  79,71%

Hoat dong san xuét kinh doanh ¢4 ldi trong ky
Da giai thé ngay 06/10/2026 _

Chua hoat dong, chua c6 doanh thu trong ky
Hoat ddng san xuét kinh doanh bj 16 trong ky
Hoat ddng san xuét kinh doanh bj 16 trong ky
Hoat déng san xuét kinh doanh bj 13 trong ky

5b.  Danh sdch céng ty lién két dwoe phan dnh trong Bdo cdo tai chinh hop nhét theo phicong phdp von
chi s& hitu

Ty 1¢ Ty 1€ quyefm bidu
phan s¢ hitu quyeét
Sécubi Sbéddu  Sécudi Sb dau
Tén cdng ty Dia chi tru s& chinh nam nam ném ném
; 2 a TTTM Grand Plaza, s6 117 Trén
gf;igvfgt‘;?:?mam Py g, phitng Y en K, 25.1%  251% 25,08% 25,08%
; thanh pho Ha Noi, Viét Nam
Cong ty €O phan mpq v pa, xa Kim Bo, tinh

Thuong mai va Du lich
Kim Béi

0, 0, 0, 0
Phii Tho, Viét Nam 48,47% 48,47% 48,47% 48,47%
Tang 3,TTTM Grand Plaza, 117
Tran Duy Hung, Phuong Yén 26% 48% 26% 48%
Hoa, thanh pho Ha N§i, Viét Nam ]

Céng ty C6 phin Gi4o
duc PVF-CAND

6.  Tuyén bd veé kha niing so sanh thong tin trén Bao cdo tai chinh hgp nhit
Ciéc so liéu trong (g cha ky trude so sanh duge voi so liéu cia ky nay.

II. NAM TAI CHINH, PON VI TIEN TE SU DUNG TRONG KE TOAN

1.  Nam tai chinh
Nim tai chinh ciia Tap doan bit diu tir ngay 01 thang 01 va két thic vio ngay 31 thang 12 hing ndm.

2. Don vi tién té sir dung trong ké toan
Don vi tién té str dung trong ké toan la Dong Viét Nam (VND) do phan lén cac nghiép vu dugce thue
hién bang don vi tien t¢ VND.

III. CHUAN MUC VA CHE PQ KE TOAN AP DUNG

1.  Ché a5 ké toan ap dung
Céng ty ap dung cic Chudn myc Ké toan Viét Nam, Ché do Ké toan doanh nghiép Viét Nam duge
ban hanh theo Thong tu s& 99/2025/TT-BTC ngay 27 thang 10 nim 2025 hudng dan Ché do K& toan
doanh nghiép, Thong tu s6 202/2014/TT-BTC ngdy 22 thing 12 ndm 2014 hudng dén 1ap va trinh bay
Béo céo tai chinh hop nhét, Théng tu s& 53/2016/TT-BTC ngay 21 thang 03 nam 2016, Thong tu

Ban thuyét minh ndy & mgt bé phen hop thanh va phai dge doc cing véi Bdo cdo tai chinh hop nhdt 12



CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG

Dia chi: Tang 3, toa nha Grand Plaza, s6 117 Trin Duy Hung, phuong Yén Hoa, thanh phd Ha Nai
BAO CAO TAI CHINH HOP NHAT

QUY 111/2026

Ban thuyét minh Bao cdo tai chinh hgp nhét (tiép theo)

43/2026/TT-BTC ngay 20 thang 4 nam 2026 va cac thong tu khac hudng dan thyc hién chudn myc ké
toan ctia B Tai chinh trong viéc 1dp va trinh bay Bao céo tai chinh hop nhét .

2. Tuyen b6 v viée tuiin thii chudn mue ké to:’m va ché @ ké todn
Ban Tdng Giam déc dam bao da tuan thil yéu cdu ciia cic Chuan muc Ké toan Viét Nam, Ché do Ké
todn doanh nghiép Viét Nam dugc ban hanh theo Thong tu sb 200/2014/TT- BTC ngay 22 thang 12
nam 2014, Thong tu s6 202/2014/TT-BTC ngay 22 thang 12 nam 2014, Thong tu 56 53/2016/TT-BTC
ngay 21 thang 03 nim 2016 ciling nhu céc thong tu khac huéng dan thuc hién chudn mye ké toan cia
B Tai chinh trong viée l4p va trinh bay Béo céo tai chinh hop nhit .

IV. CAC CHINH SACH KE TOAN AP DUNG

1. Co s& lap Béo céo tai chinh hgp nhét
Bao céo tai chinh hop nhét duoc lap trén co sd ké toan don tich (trlr cdc thong tin lién quan dén cic
ludng tién).

2. Co'sé hop nhat

Béo céo tai chinh hop nhét bao gdm Béo céo tai chinh clia Cong ty me va Béo cdo tai chinh cia cac
cong ty con. Cong ty con 1a don vi chiu sy kiém soat ciia Cong ty me. Su kiém soét ton tai khi Cong
ty me c¢6 kha nang tryc tiép hay gian tiép chi phdi céc chinh sach tai chinh va hoat dong cua céng ty
con Cfe thu dugc céc lgi ich kinh té tir cac hoat dong nay. Khi xac dinh quyén kiém soét c6 tinh dén
quyen biéu quyet tiém néng phét sinh tir cdc quyen chon mua hofic céc cong cu ng va cong cu von c6
thé chuyén ddi thanh c& phiéu phd théng tai ngay két thic ky ké toan.

Két qua hoat dong kinh doanh ctia cac cdng ty con duoc mua lai hode ban di trong ky dugc trinh bay
trong Bao céo két qua hoat dong kinh doanh hop nhét tir ngay mua hodc cho dén ngay ban khoan dau
tw & cdng ty con do.

Béo cdo tai chinh clia cong ty me va céc cdng ty con sir dung dé hO’p nhét duoc l4p cho ciing mot ky
ké toan va 4p dung céc chinh sach ké toén thdng nhit cho cac giao dich va sy kién cung loai trong
nhitng hoan canh tuong tu. Trong trudng hop chinh séch ké todn ctia cong ty con khac véi chinh sach
ké toan ap dung théng nhét trong Tap doan thi Bao cdo tai chinh cla cong ty con s& c6 nhitng didu
chinh thich hgp trude khi str dung cho viée lap Béo cao tai chinh hop nhét .

Sé dur cac tai khoan trén Bang cén dbi ké toan giita cac cong ty trong ciing Tap doan, céc giao dich ndi
bo, cac khoan 1di ndi b chua thue hién phat sinh tir cdc giao dich nay phai dugc loai trir hoan toan.
Céac khoan 15 chua thue hién phat sinh tir cdc giao dich ndi bd ciing duoc loai bo trir khi chi phi tao
nén khoan 16 d6 khong thé thu hdi duge

Loi ich cta cb déng khdng kiém soat thé hién phin 1ai hodc 13 trong két qua kinh doanh va tii san
thudn cia cdng ty con khong dugce nim gitt bai Tap doan va duge trinh bay & khoan muc riéng trén
Bao cao két qué hoat dong kmh doanh hop nhit va trén Bang cin ddi ké toan hop nhat (thude phan
von chi s hitu). Loi ich ctia b dong khong kiém soét bao gdm gié tri cac loi ich ciia ¢d dong khong
kiém soat tai ngay hop nhét kinh doanh ban dau va phan lgi ich cta cb dong khong kiém soat trong
bién dong ciia v6n chi s hitu ké tir ngay hop nhat kinh doanh. Céc khoan 15 phét sinh tai cong ty con
dugc phan bé tuong ng voi phén s& hitu ciia c¢6 déng khong kidm sodt, ké ca truong hop s6 16 d6 16n
hon phén s& hitu ctia ¢6 déng khong kiém soat trong tai san thuan clia cong ty con.

3. Tiénva cac khoan twong dlro’ng tién
Tién bao gom tién mat va tién guri ngan hang khong ky han. Cac khoan twong duwong tién 14 cac khoan
dau tu ngdn han c6 thoi han thu hoi khong qua 3 thang ké tir ngay dau tu, ¢6 kha niang chuyén dbi dé
dang thanh mot lugng tién xdc dinh va khong c6 rai ro trong viée chuyén dbi thanh tién tai thoi diém
bao céo.

Ban thuyét minh néry I mét bg phdn hop thanh va phdi duge doc ciing véi Bao cdo tai chinh hop nhdt 13



CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG

Dia chi: Téng 3, toa nha Grand Plaza, sb 117 Tran Duy Hung, phudng Yén Hoa, thanh phd Ha Noi
BAO CAO TAI CHINH HQP NHAT

QUY 111/2026

Ban thuyét minh Béo co tai chinh hop nhit (tiép theo)

4.

Cic khoan dau tw tai chinh

Chitng khoan kinh doanh

Khoén dau tu duge phan loai la ching khoan kinh doanh khi nam giit vi myc dich mua ban dé kiém
loi.

Chirng khoan kinh doanh dugc gh: s6 ké todn theo gia gbe. Gid goc clia ching khoén kinh doanh dugc
xdc dinh theo gié tri hop ly ctia cac khoan thanh toan tai thoi diém giao dich phat sinh cong cac chi
phi lién quan dén giao dich mua chiing khoan kinh doanh.

Thoi diém ghi nhin céc khoan chiing khodn kinh doanh la thoi diém Tép doan cé quyén sé hitu, cu

the nhu sau:

o Dbivoi ching khodn niém yét: duge ghi nhén tai thoi diém khép 1énh (T+0).

e D6i v6i chitng khoan chua niém yét: duge ghi nhén tai thoi diém chinh thirc c6 quyén s& hitu theo
quy dinh ctia phap lut.

Tién 1ai, ¢b tire va loi nhudn ciia c4e ky trude khi chimg khodn kinh doanh dugc mua duge hach toan
gidm gia tri ctia chinh chimg khoan kinh doanh do. Tién 14i, cb tirc va loi nhuén ciia cic ky sau khi
chimg khoén kinh doanh dugc mua dugce ghi nhén doanh thu. C6 tire duge nhén bang cb phiéu chi
duoc theo dbi sd lugng cb phiéu ting thém, khéng ghi nhan gia tri ¢d phiéu nhin duoc.

Dy phong gidm gid chirng khoén kinh doanh dugc 1ap cho ting loai chirng khoan dugce mua ban trén
thi trudmg va cé gié tri hop Iy thip hon gia gde. Gia tri hop ly clia chiing khoén kinh doanh dugc xac
dinh nhu sau:

o Dbi véi ching khodn niém yét trén thi trudng ching khodn: gia déng cira tai ngay gan nhit c6 giao
dich tinh dén thdi diém két thitc nam tai chinh.

o Dbi VOl cb ph1eu da dang ky g1a0 dich trén thi truomg giao dich ctia cac cong ty dai chung chura
niém yet (UPCOM): gia tham chiéu binh quén trong 30 ngay giao dich lién k& gan nhét trude thoi
diém két thic nam tai chinh do S& Giao dich chirng khoan céng bd.

e Trudng hop c¢b phiéu da niém yét trén thj trudng ching khoan hogc ¢b phidu ctia cong ty ¢b pha‘“ln
dd dang ky giao dich trén thi truong Upcom khong c6 giao dich trong vong 30 ngay trudc ngay
trich lap dy phong, ¢6 phiéu da niém yét bi huy niém yét, bi dinh chi giao dich, bi ngimg giao
dich: viéc lap du phong duge thue hién cén cir vao khoan 16 ciia cong ty duge dAu tu mtc trich
1ap bang chénh l&ch giita von diu tu thye te clia cdc chil s¢ hiru va von chi so hitu tai ngay két
thiic nim tai chinh nhan vé&i ty 18 s hitu vén didu 1& cta Tap doan so véi tbng s6 von diéu 18 thyc

gop.

Tang, giam sé du phong giam gi4 ching khoan kinh doanh can phai trich lap tai ngay két thic ky ké
todn dugce ghi nhén vao chi phi tai chinh.

Li hoic 16 tir viée chuyén nhugng chu*ng khoan kinh doanh dugc ghi nhéan vao doanh thu hoat dong
tai chinh hodc chi phi tai chinh. Gia von dugc xac dinh theo phuong phéap binh quén gia quyén di
dong.

Cic khodn diu tw ndm giiv dén ng(‘ty ddo han

Khoan dau tu dugc phén loai 14 nim gilt dén ngdy dao han khi Tép doan c6 y dinh va kha nang giif
den ngay d40 han. Cac khoan déu tw ndm giit dén ngay déo han cta Tép dodn chi bao gbm céc khoan
tién giri ngdn hang ¢6 ky han. Thu nhép ldi tir cac khodn tién giti ngan hang c6 ky han duoc ghi nhan
trén Béo cdo két qua hoat dong kinh doanh trén co s& dy thu.

Cdc khodn cho vay
Cac khoén cho vay dugc xéc dinh theo gia goc trir di cac khoan dy phong phai thu kho doi. Du phong
phai thu kho doi ctia cac khoan cho vay dwge lap cén clr vao dy kién mirc ton thit c6 thé xay ra.

Béin thuyét minh nay la mgt bg phdn hop thanh vé phai diegc doc ciing véi Bdo cdo tai chinh hop nhdt 14



CONG TY CO PHAN DAU TU CHAU A — THAI BINH DUONG

Dia chi: TAng 3, tda nha Grand Plaza, sb 117 Tran Duy Hung, phudng Yén Hoa, thanh phd Ha Noi
BAO CAO TAI CHINH HGP NHAT

QUY I11/2026

Bén thuyét minh Bdo cdo tai chinh hop nhét (tiép theo)

Cic khodn ddu tw vao Cong ty lién két

Cong ty lién két 1a doanh nghiép ma Tép doan c6 anh hudng dang ké nhung khéng c6 quyén kiém
sodt dbi véi cac chinh séch tai chinh va hoat dong. Anh huéng dang ké thé hién & quyén tham gia vao
viéc dua ra cc quyet dinh vé& chinh sach tai chinh va hoat dong cta doanh nghiép nhan dau tu nhung
khong kiém soét cac chinh sach nay.

Céc khoan ddu tu vao cac cong ty lién két duge ghi nhan theo phuong phéap v6n chii s& hitu. Theo d6,
khoan ddu tu vao cong ty lién két duoc thé hién trén Bao cdo tai chinh hop nhit theo chi phi dau tu
ban d4u va diéu chinh cho céc thay ddi trong phan lgi ich trén tai san thuin clia cong ty lién két sau
ngay dau tu. Néu loi ich cta Tap doan trong khoan 15 ctia cOng ty lién két 16n hon hodc bang gid tri
ghi s ctia khoan dau tu thi gié trj khodn déu tu dugc trinh bay trén Béo céo tai chinh hop nhét 1 bing
khong trir khi Tap doan cé cac nghia vu thyc hién thanh toan thay cho cong ty lién két.

Bdo cdo tai chinh cta cong ty lién két dugce lap cung ky ké toan v&i Bao céo tai chinh hgp nhét clia
Tép doan. Khi chinh sach ké toan ctia cong ty lién két khac v6i chinh sach ké todn ap dung théng nhat
trong Tép doan thi Bdo cdo tai chinh cta cdng ty lién két s& ¢6 nhitng diéu chinh thich hop truée khi
stt dung cho viéc 1dp Béo cdo tai chinh hop nhét.

Cac khoan i, 16 chua thye hién phat sinh tir cac giao dich véi céc cdng ty lién két duoc loai trix tuong
g v&i phan thude vé Tép doan khi lap Béo cao tai chinh hop nhat.

Cic khodan diu tr vao céng cu von ciia don vi kh(ic
Piu tur vao cong cu vbn cua don vi khéc bao gdm cac khoan dau tu cdng cu vén nhung Téap doan
khéng cé quyén kiém soat, ddng kiém soat hodc cé anh hudng dang ké dbi voi bén duge dau tu.

Cac khoan déu tur vao cong cy v6n ciia don vi khéc duge ghi nhdn ban diu theo gia gbc, bao gom gid
mua hodc khoan gép vén cdng cac chi phi truc tiép lién quan dén hoat dong dau tw. Cb tirc va loi
nhudn cla cac ky trude khi khoan dau tu dwge mua duge hach toan giam gia tri ctia chinh khoan dau
tu d6. Cb tirc va lgi nhuan clia cac ky sau khi khoan dau tu duoc mua duge ghi nhin doanh thu. Cé
tire duge nhén bang ¢ phiéu chi dwoc theo doi s lwgng cd phiéu tang thém, khong ghi nhan gia trj
cb phleu nhén duoc.

Du phong tdn thét cho cdc khoan du tu vao cong cu von clia don vi khic dugc trich 1ap nhu sau:

o Dbi véi khoan diu tu vao c¢d phiéu niém yét hodc gia tri hop Iy khoan diu tu duge xéc dinh tin
céy, viéc lap du phong dua trén gia tri thi truong ctia cb phiéu.

e DHi voi khoan dau tu khong xac dinh dugc gid tri hop ly tai thoi diém béo cdo, viéc lap du phong
duoc thye hién cén cir vao khoan 18 cta don vi duge dau tu,véi mic trich lap bang chénh léch
gitta vén dau tu thyc té clia cac bén tai don vj va vén chti s hitu thyce ¢6 tai ngay két thic nam tai
chinh nhén véi ty 18 s& hitu von diéu 1& thuc gop ctia Tép doan tai don vi do.

Tang, giam s& dy phong ton that dau tw vao cong cu von ctia don vi khac cén phai trich 1ap tai ngay
két thic ky ké toan duoc ghi nhédn vao chi phi tai chinh.

5.  Cac khoan phai thu
Céc khoén no phai thu duoc trinh bay theo gia tri ghi s trir di cac khoan du phong phai thu khé doi.

Viéc phan loai céc khoan phai thu la phai thu khach hang va phai thu khac dugc thye hién theo nguyén

tic sau:

e  Phai thu ctia khich hang phan anh cac khoan phai thu mang tinh chat thuong mai phét sinh tir giao
dich c6 tinh chit mua — ban gitta Tap doan va ngudi mua la don vi doc 1ap vdi Tép doan.

e Phai thu khic phan dnh céc khoan phai thu khong c6 tinh thuong mai, khéng lién quan dén giao
dich mua — ban.

Dy phong phai thu khé doi duge Iap cho timg khoan ng phai thu kho doi cin cfr vao dy kién mirc t6n
that c6 thé xay ra.
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Ting, giam sb du dyu phong ng phai thu khé doi can phdi trich lap tai ngay két thic ky ké toan duoc
ghi nhén vao chi phi quan ly doanh nghiép.

6.  Hang ton kho
Hang tdn kho dugc ghi nhén theo gi thip hon gitta gid gdc va gié trj thudn c6 thé thuc hién duge.

Gia gbe hang ton kho duge xéc dinh nhu sau:

e  Chi phi san xuét kinh doanh d& dang ctia céc dy 4n bit dong san: bao gém céc chi phi thué nha
thau thuc hién cac hang muc cua dur 4n bt dong san va cac chi phi cé lién quan truc tiép khac.

e Thanh pham bat dong san: bao gdm chi phi quyen sir dung dat, céc chi phl tryc tiép va cac chi phi
chung ¢6 lién quan phét sinh trong qué trinh dau tu xay dung bat déng san.

e Hang hoa (bao gdm hang hoa bt dong séan): bao go[n chi phi mua va cac chi phi lién quan truc
tiep khac phét sinh dé cé duge hang ton kho & dia diém va trang thai hién tai.

Gié tri thudn c6 thé thuc hién duoc l4 gid ban ude tinh ciia hing ton kho trong ky san xudt, kinh doanh
binh thudng trir chi phi ude tinh dé hoan thanh va chi phi udc tinh can thiet cho viée tiéu thu chiing.

Dy phong gidm gia hang t6n kho dugc lap cho ting mat hang ton kho c6 gia goc 16n hon gia trj thuan
c6 thé thuc hién duge. Tang, giam s6 du dy phon giam gia hang ton kho cén phai trich lap tai ngdy
két thiic ky ké toan dugc ghi nhan vao gia v6n hang ban.

Gia vbn ciia bat dong san da ban duge ghi nhén trong Bao céo két qua hoat dong kinh doanh dua trén
céc chi phi tryc tiép tao thanh bat dong san va chi phi chung, duge phan bd trén co so dién tich tuong
rng ctia bat dong san do.

7.  Chi phi tra trwéce
Chi phi tra trudc bao gdm céc chi phi thyc té da phat sinh nhung c6 lién quan dén két qua hoat dong
san xudt kinh doanh cta nhiéu ky ké ton. Chi phi tra truée ctia Tap doan 14 chi phi cong cu dung cu
va chi phi ban hang dy 4n chua ban giao. Céc chi phi tra trude nay duoc phéan bé trong khoang thoi
gian tra truGe hodc thai gian céc loi ich kinh té tuong tmg dugce tao ra tir cée chi phi nay.

Cong cu, dung cu
Céc cong cy, dung cu da dua vao sir dung dugce phan b vao chi phi theo phuong phap dudng thing
vGi thoi gian phan bo khong qua 03 nam.

Chi phi ban hang dw dn
Chi phi ban hang du an (bao gdm: chi phi hoa hong méi gidi, chi phi thuéng ban hang,...) dugc phan (
bo vao chi phi twong trng s6 cdn hd da ban giao cho khach hang trong ky.

8.  Taisan cb dinh hitu hinh
Tai san ¢b dinh hu'u hinh duge thé hién theo nguyén gia trir hao mon liy ké. Nguyén gié tai san cb
dinh hitu hinh bao gdm toan b6 c4c chi phi ma Tép doan phai bo ra & c6 duoge tai san cb dinh tinh dén
thoi diém dua tai san d6 vao trang thai san sang st dung. Céc chi phi phat sinh sau ghi nhén ban dau
chi duge ghi ting nouyen gié tai san cb dinh néu c4c chi phi nay chéic chén lam tang lgi ich kinh té
trong tuong lai do sir dung tai san do. Cac chi phi phét sinh khong théa man diéu kién trén dugc ghi
nhan 1 chi phi san xut, kinh doanh trong ky.

Khi tai san c6 dinh hitu hinh duoc ban hay thanh Iy, nguyén gié va gid tri hao mon liiy ké duge x6a s6
va ldi, 16 phat sinh do thanh ly dugc ghi nhan vao thu nhdp hay chi phi trong ky.

Tai sén cb dinh hitu hinh duge khdu hao theo phuong phép dudng thang dwa trén thoi gian hitu dung
wée tinh. SO ndm khiu hao cida céc loai tai san ¢6 dinh hitu hinh nhu sau:
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10.

11.

Loai tai san c¢d dinh S nim
Nha ctra, vét kién tric 20 - 50
May méc thiét bj 515
Phuong tién vén tai, truyén dan 10
Thiét bi, dung cu quan ly 3
Tai san cb dinh khac 3-15

Tai san ¢o dinh v6 hinh
Tai san ¢o dinh vo hinh dugc thé hién theo nguyén gia trir hao mon liiy ke.

Nguyén gia tai san cb dinh vé hinh bao gdm toan bd céc chi phi ma Tap doan phai bo ra dé cé duoc
tai san co dinh tinh dén thoi diém dua tai san dé vao trang thai sin sang sir dung. Chi phi lién quan
dén tai san ¢b dinh v6 hinh phat sinh sau khi ghi nhén ban du dugc ghi nhén la chi phi san xuét, kinh
doanh trong ky trir khi cdc chi phi nay gén lién v6i mét tai san cb dinh vd hinh cu thé va lam tang loi
ich kinh té tir cAc tai san ndy.

Khi tai san ¢b dinh v6 hinh dugce ban hay thanh ly, nguyén gia va gia trj hao mon lily ké dugce x6a sd
va |3, 16 phét sinh do thanh ly dugc ghi nhén vao thu nhép hay chi phi trong ky.

Tai san cb dinh vo hinh cta Tap doan 1a chuong trinh phin mem méy tinh. Chi phi lién quan dén cac
chwong trinh phén mém méy tinh khéng phai la mot b6 phén gén két v6i phan clng cé lién quan dugc
vbn hoa. Nguyén gla ctia phan mém mady tinh la toan bg cac chi phi ma Céng ty d chi ra tinh dén thoi
diém dua phdn mém vao sir dung. Phin mém mAy tinh duoc khau hao theo phuong phap duong thing
trong 3 - 5 nam.

Bt dong san diu tw
Bét dong san du tu 1a cac cin ho khach san, shophouse thudce s¢ hitu cia Tép doan duge sir dung dé
cho thué.

BAt dong san dAu tw cho thué dugc thé hién theo nguyén gia trir hao mon liy ké. Nguyén gi4 ctia bat
dong san dau tur 14 toan b cac chi phi ma Tap doan phai bo ra hodc gia tri hop ly clia cac khoan dua
ra dé trao ddi nhim c6 duoc bit dong san dau tu tinh dén thoi diém mua hodc xay dung hoan thanh.

Cac chi phi lién quan dén bt dong san dau tw phat sinh sau ghi nhén ban dau dwoc ghi nhén vao chi
phi, trir khi chi phi nay cé kha néng chéc chén 1am cho bat dong san du tu tao ra loi ich kinh té trong
twong lai nhidu hon mirc hoat déng dwgc danh gia ban dau thi duge ghi ting nguyén gia.

Khi bit dong san dau tw dugc ban, nguyén gia va gia tri hao mon liy ké duge x6a sb va l4i, 18 nao phat
sinh dugc hach toan vao thu nhdp hay chi phi trong ky.

Viée chuyén tir bét dong san chii s¢ hitu sir dung hodc hang tdn kho thanh bit dong san dau tu chi khi
cha s& hitu chdm dut sir dung tai san do va bat dau cho bén khéc thué hoat dong hozc khi két thiic giai
doan xéy dung. Viéc chuyen tir bt dong san dau tu sang bat dong san chi s¢ hitu sir dung hay hang
tdn kho chi khi chit s& hitu bit ddu sir dung tai san ny hodc bét dau trién khai cho muc dich ban. Viée
chuyen tir bAt dong san dau tw sang bét dong san chu sg hiru sir dung hoéc hang tén kho khong lam
thay dbi nguyén gia hay gia tri con lai ctia bat dong san tai ngdy chuyén dbi.

Bét dong san dau tu sir dung dé cho thué dugc khiu hao theo phuong phap duong thang dwa trén thoi
gian hitu clung uée tinh. S& nim khau hao cta bat dong san dau tu (cin ho khéach san, shop house va
co s0 ha tang) 14 44 - 50 ndm.

Chi phi xiy dung co bidn dé dang
Chi phi xdy dung co ban d& dang phén dnh céc chi phi lién quan tric tiép (bao gbm ca chi phi lai vay
¢ lién quan phu hop véi chinh sach ké toan cta Tap doan) dén cac tai san dang trong qua trinh xay

Ban thuyét minh niy la mét bg phdn hop thanh va phdi dwge doc ciing v6i Bdo cdo tai chinh hop nhdt 17

A~

4 >4



CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG

Dia chi: Tang 3, tba nha Grand Plaza, s§ 117 Tran Duy Hung, phuong Yén Hoa, thanh phd Ha Noi
BAO CAO TAI CHINH HOP NHAT

QUY I11/2026

Bin thuyét minh Béo cdo tai chinh hop nhat (tiép theo)

12.

13.

14.

dung, may moc thiét bj dang 1ip dit dé phuc vu cho myc dich san xuét, cho thué va quan 1y ciing nhu
chi phi lién quan dén viéc stra chita tai san co dinh dang thuc hién. Cac tai sin nay dugc ghi nhén theo
gid goc va khong dugce tinh khau hao.

C4c khodn ng phai tra va chi phi phai tra

Céc khoan no phai tra va chi phi phai tra dugc ghi nhan cho s tién phai tra trong twong lai lién quan
den hang héa va dich vy dé nhan dugc. Chi phi phai tra duoc ghi nhén dua trén cac ude tinh hop ly vé
s tién phai tra.

Viéc phén loai cic khoan phai tra la phai tra nguoi ban, chi phi phai tra, va phai tra khac dugc thuc

hién theo nguyén tic sau:

o Phai trd ngudi ban phan anh cc khoan phai tra mang tinh chit thuong mai phat sinh tir giao dich
mua hang héa, dich vy, tai san va nguoi ban la don vi doc 1ap véi Tép doan.

e Chi phi phai trd phan anh céc khoan phai tra cho hang héa, dich vu da nhan duge tir ngudoi ban
hodc dd cung cip cho ngudi mua nhung chua chi tra do chua ¢6 hoa don hoiic chua di hd so, tai
liéu ké toan, cac khoan chi phi san xuét, kinh doanh phai trich trude.

e Phai trd khéc phan anh cac khoan phai tra khong co tinh thuong mai, khong lién quan dén giao
dich mua, ban, cung cép hang héa dich vu.

Cac khoan ng phai tra va chi phi phal trd dugc phan loai ngan han va dai han trén Bang can dbi ké
toan hop nhét can cir theo ki han con lai tai ngay két thic ky ké toan.

Vén gop eiia chii s& hiru
Von gbp clia chit s& hitu duge ghi nhéin theo s6 von thyc té dd gop cua cdc co dong clia Cong ty.

Ghi nhan doanh thu va thu nhap

Doanh thu bin bit djng sin

Doanh thu ban bét déng san ctia Tap doan dugce ghi nhan khi ddng thei théa man tat ca nam céc diéu

kién sau:

e Bt dong san da hoan thanh toan bd va ban giao cho ngudi mua, Tap doan da chuyén giao riii ro
va loi ich gédn lién v&i quyén sd hitu bat ddng san cho ngudi mua;

¢ Tép doan khéng con ndm giit quyén quan ly bit dong san nhu ngudi so hitu bét déng san hodc
quyén kiém soat bat dong san;

e  Doanh thu dugc xac dinh tuong dbi chic chan;

e Tap doan da thu duge hodc s& thu duge loi ich kinh té tur giao dich ban bét dong san;

e Xéc dinh duoc chi phi lién quan dén giao dich ban bt dong san.

Chinh sdch ban giao va thu hbi cin hp

Khach hang ky hop ddng mua ban thudc Dy an Apec Aqua Park Bic Giang tai Céng ty me duge nhan
ban giao cén ho khi da dong du t6i thiéu 30% gla tri can ho (gdm VAT), 2% kinh phi bao tri. Khach
hang c6 thé lya chon déng tién thanh nhiéu dot, tdi da 1én dén 100 thang ké tir ngay ban giao nha.

Néu khach hang (bén mua) khong thanh toan tién va lai suat cham tra qua 30 ngay ké tir ngay dén han
thanh toén theo dot, hodc thoi gian tré han thanh toan cta tat ca cac dot phai thanh todn theo théa thuén
hop dong vuot qua 60 ngay thi Cong ty c6 quyén giii van ban théng bdo chim dut hop ddng va Cong
ty duge quyén ban cin ho cho khach hang khac ma khong can ¢ sy dong ¥ clia bén mua.

Doanh thu cung cip dich i

Doanh thu ciia giao dich vé cung cép dich vu dugc ghi nhan khi két qua ctia giao dich dé duge xac
dinh mét cach déang tin cdy. Truong hop giao dich vé cung cap dich vu lién quan dén nhiéu ky thi
doanh thu duoc ghi nhén trong ky theo két qua phén cong viée da hoan thanh tai ngay cia Bang can
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15.

16.

17.

df)i ké tgén hop ‘l’lhf’it cua ky do. Két qua cla giao dich cung cép dich vu duge xac dinh khi thoa man

tit ca bon (4) dieu kién sau:

e  Doanh thu duoc xac dinh tuong ddi chéc chin;

e (o6 kha nidng thu dugce lgi ich kinh té tir giao dich cung cép dich vu do;

e Xic dinh duogc phén céng viée dd hoan thanh tai ngay ctia Bang cén d6i ké toan hop nhét; va

e Xac dinh dugc chi phi phat sinh cho giao dich va chi phi dé hoan thanh giao dich cung cép dich
vu do.

Doanh thu cho thué tai san hoat dong

Doanh thu cho thué tai san hoat dong dugc ghi nhan theo phuong phép dudng thing trong subt thoi

gian cho thug.

Trudng hop thoi gian cho thué chlem trén 90% thoi gian sir dung hitu ich ciia tai san, doanh thu duge

ghi nhin mt 1an ddi v6i toan bd sd tién cho thué nhan trude néu thoa méan ddng thai cac didu kién

sau:

e Bén di thué khong c6 quyén huy ngang hgp ddng thué va Tap doan khong cé nghia vy phai tra lai
s6 tién dd nhan trude trong moi truong hop va dudi moi hinh thl’lo

o  Sb tién nhan trudc tix vige cho thué khong nhé hon 90% téng so tién cho thué dy klen thu dugce
theo horp ddng trong sudt thdi han cho thué va bén di thué phai thanh toan toan bd s tién thué
trong vong 12 thang ké tir thoi diém khoi dau thué tai san.

e Hau nhu toan bd rai ro va loi ich gén lién v&i quyén s hitu tai sin thué da chuyén giao cho bén
di thué.

e Gi4 vdn clia hoat dong cho thué duge udc tinh tuong dbi dﬁy du.

Tiéen lai
Tién 1ai duge ghi nhin trén co sé thoi gian va lai suat thuc teé timg ky.

Chi phi di vay
Chi phi di vay bao gdm lai tién vay va cac chi phi khac phét sinh lién quan truc tiép dén cac khoan
vay.

Chi phi di vay duge ghi nhan vao chi phi khi phat sinh. Truong hop chi phl di vay lién quan truc tlep
dén viéc dau tu xdy dung hodc san xuat tai san d& dang cin cé mot thai gian du dai (trén 12 thang) dé
c6 thé dua vao sir dung theo muyc dich dinh trude hodc ban thi chi phi di vay nay dugc tinh vao gia tri
clia tai san do. Déi v6i khoan vay riéng phuc vu viée xdy dung tai sin ¢d dinh, bat dong san dau tu, lai
vay duoc von hoa ké ca khi thoi gian xdy dung dudi 12 thang. Céc khoan thu nhép phét sinh tir viée
dau tu tam thoi cac khoan vay duge ghi gidm nguyén gia tai san c6 lién quan.

Déi véi cac khoan vén vay chung trong d6 c6 st dung cho mye dich dau tu xdy ding hodc san xuat
tai san do dang thi chi phi di vay vén hoa duoce xac dinh theo ty 16 von hoa d6i v&i chi phi liy ke binh
quén gia quyen phat sinh cho viée dau tu xay dung co ban hogc san xudt tai san do6. Ty 1¢ von hoa
duge tinh theo ty 18 14i suit binh quin gia quyén clia cac khoan vay chua trd trong ky, ngoai trir cc
khoan vay riéng biét phuc vy cho muc dich hinh thanh mot tai san cu thé.

Cac khodn chi phi
Chi phi la nhiing khoan lam giam loi fch kinh t& dugc ghi nhan tai thoi diém giao dich phat sinh hodc
khi ¢é khé nang tuwong d6i chic chin s& phat sinh trong tuwong lai khéng phén biét da chi tién hay chua.

Céc khoan chi ph1 va khoan doanh thu do n6 tao ra phai dugc ghi nhén ddng thai theo nguyén tic phi
hop. Trong truong hop nguyén tac phu hop xung dot v6i nguyén tic than trong, chi phl dugc ghi nhin
cdn clr vao ban chat va quy dinh ctia céc chudn muc ké toan dé dam bao phan anh giao dich mét cach
trung thue, hop ly.

Thué thu nhip doanh nghiép
Chi phi thué thu nhép doanh nghiép bao gdm thué thu nhap hién hanh va thué thu nhap hoan lai.
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18.

19.

Thué thu nhip hién hanh

Thué thu nhap hién hanh la khoan thué dugc tinh dura trén thu nhép tinh thué. Thu nhép tinh thué chénh
l&ch so véi loi nhuan ké toan 12 do didu chinh cac khoan chénh léch tam thoi gitra thué va ké toan, cac
chi phi khéng duoc trir cling nhu diéu chinh cc khoan thu nhap khong phai chiu thué va cac khoan 15
duoc chuyén.

Thué thu nhdp hodn lai

Thué thu nhip hodn lai 1a khoan thué thu nhép doanh nghiép s& phai ndp hoic s€ dugc hoan lai do
chénh léch tam thoi gitta gid tri ghi s clia tai san va ng phai tra cho muc dich 1ap Bdo céo tai chinh va
co s& tinh thué thu nhép. Thué thu nhép hoan lai phai tra duwoc ghi nhan cho tat ca cac khoan chénh
léch tam thdi chiu thué. Tai san thué thu nhap hodn lai chi dugc ghi nhan khi chdc chin trong tuong
lai s& ¢6 lgi nhuén tinh thué dé st dung nhiing chénh 1&ch tam thoi dugce khau trir nay.

Gi tri ghi s6 cua tai san thué thu nhap doanh nghi¢p hoén lai dugc xem xét lai vao ngay két thac ky
ké toan va s& duoc ghi giam dén mirc dam bao chic chin cé du lgi nhugn tinh thué cho phép loi ich
ctia mot phin hodc toan bd tai san thué thu nhap hodn lai duge st dung Céc tai san thué thu nhap
doanh nghiép hodn lai chua dugc ghi nhan trude ddy duge xem xét lai vao ngay két thac ky ké toan
va duoc ghi nhan khi chic chén c6 du loi nhuén tinh thué dé c6 thé sit dung céc tai sin thué thu nhap
hoéin lai chua ghi nhdn nay.

Tai san thué thu nhap hodn lai va thué thu nhap hoan lai phdi tra duoc x4c dinh theo thué sudt du tinh
s& 4p dung cho nim tai san dugce thu hdi hay ng phai tra dugce thanh toén dya trén céc mie thué suat
¢6 hidu luc tai ngay két thic ky ké toan. Thué thu nhép ho#n lai duge ghi nhan vao Béo cdo két qua
hoat dong kinh doanh va chi ghl tryc tlep vao vbn chii s& hitu khi khoan thué d6 lién quan dén céc
khoan muc duoc ghi thing vao vdn chi s& hiru.

Tai san thué thu nhap hoan lai va thué thu nhap hoén lai phai tra duge b trix khi:
e Tiap doan c6 quyén hop phap duge bl trlr gifta tai san thué thu nhap hién hanh véi thué thu nhép
hién hanh phai ngp; va
e Céc tai san thué thu nhap hoén lai va thué thu nhap hoén lai phai tra nay lién quan dén thué thu
nhép doanh nghiép dugc quan ly boi cing mot co quan thué:
- Déi véi cing mét don vi chiu thué; hoac
- Tép doan du dinh thanh toan thué thu nhap hién hanh pha: tra va tai san thué thu nhap hién
hanh trén co s& thudn hodc thu hdi tai sin ddng thoi véi viée thanh toan ng phai tra trong tirng
ky tuong lai khi c4c khoan trong yéu clia thue thu nhap hoan lai phai tra hodc tai san thué thu
nhdp hoén lai dwgce thanh toan ho:_ac thu hoi.

Bén lién quan

Cac bén duogc coi la lién quan néu modt bén ¢6 kha nang kiém soét hoic c6 anh huong dang ké dbi véi
bén kia trong vigc ra quyet dinh céc chinh séch tai chinh va hoat dong. Cac bén ciing dugc xem la bén
lién quan ncu cling chiu sy kiém soat chung hay chiu dnh huéng déng ké chung.

Trong viée xem xét mbi quan hé ciia cac bén lign quan, ban chét clia mdi quan hé duge chi trong nhiéu
hon hinh thite phép ly.

B#o cdo theo by phan

B phén theo linh vyc kinh doanh 1a mot phan c6 thé xé4c dinh riéng bi¢t tham gia vao qua trinh san
xudt hodc cung cép san pham, dich vu va ¢ riii ro va lgi ich kinh té khac véi céc bd phan kinh doanh
khac.

B phén theo khu vuc dia ly la mot phan c¢6 thé xac dinh riéng biét tham gia vao qua trinh san xuét
hodc cung cép san pham, dich vy trong pham vi mgt moi truong kinh té cu thé va c6 rii ro va loi ich
kinh té khac véi cdc bo phan kinh doanh trong cic méi trudng kinh té khéc.

Thong tin bd phén dugc 18p va trinh bay phu hgp vai chinh sach ké todn ap dung cho viée Iap va trinh
bay Béo cao tai chinh hop nhit ctia Tap doan.

Ban thuyét minh néy Ii mét bg phan hop thanh vér phai duoe doc ciing véi Bdo cdo tai chinh hop nhdt 20

p— ™ A= rAs L2



CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG

Dia chi: Ting 3, toa nha Grand Plaza, s6 117 Trin Duy Hung, phuong Yén Hoa, thanh phd Ha Néi

BAO CAO TAI CHINH HOP NHAT
QUY 111/2026
Bén thuyét minh Béo cdo tai chinh hop nhit (tiép theo)

V. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO TINH

HINH TAI CHINH HQP NHAT
1.  Tién va cac khodn twong dwong tién
30/09/2026 01/01/2026
VND VND
Tién mat 565.512.422 1.981.789
Tién giri ngin hang 24.477.834.244 30.667.863.227
Tién tai cong ty chimg khoan 109.143.346 109.389.602

Céc khoan tuong duong tién

Cong

2. Cic khoan dau tw tai chinh

24a.

C4 phiéu nidm yét

Cdng ty C6 phéan Chitng khoan
Chéu A - Thii Binh Duong
Ngan hang Thuong mai Cd
phén Viét Nam Thinh Vugng

C3 phidu khéng niém yét
Céng ty C phin Len Ha Déng

Cdng ty C6 phan Pu tu va
Xudt nhap khdu Foodinco

T(zmg

2b.  Pau tw nam giit den ngay dao han

Tién giri c6 ky han (*)

Chirng khodn kinh doanh

25.869.684.932

40.036.054.794

51.022.174.944

70.815.289.412

30/09/2026 01/01/2026

Gia gbe Gid tri hop Iy Dy phong Gid gbe Gia tri hop 1y Du phong
3.924.805.000 991.873.400  (2.932.931.600) 3.924.805.000 1.365.803.650 (2.559.001.350)
3.920.700.000 989.510.000  (2.931.190.000) 3.920.700.000 1.362.910.000 (2.557.790.000)
4.105.000 2.363.400 (1.741.600) 4.105.000 2.893.650 (1.211.350)
2.839.310.000 494.034.493 (2.345.275.507) 2.839.310.000 494.034.493 (2.345.275.507)
2.138.120.000 (2.138.120.000) 2.138.120.000 (2.138.120.000)
701.190.000 494.034.493 (207.155.507) 701.190.000  494.034.493 (207.155.507)
6.764.115.000 (5.278.207.107) 6.764.115.000 (4.904.276.857)

30/09/2026 01/01/2026

VND VND

Phai thu vé& cho vay ngén han ‘
Céng ty Cé phdan Chitng khodn Chdu A - Thdi Binh

Duong

Ba Nguyén Thi Bon
Ong V5 Quang Hung
Ba Lé Vé Thuy Tién

Cong ty C6 phan Cham séc stc khoe va dich vu y té

nghi dudng Mandala

222.910.000.000
29.078.500.000

678.500.000

22.300.000.000

100.000.000

6.000.000.000

250.205.412.278

8.149.290.000

678.500.000
2.470.790.000
5.000.000.000

Toéng Cong

251.988.500.000 258.354.702.278

(*) La khoan tién giri ngan hang c6 ky han tir 6 thang dén 12 thang, céc khoan tién giri nay cé gia trj ghi sO

bing gi4 goc.

Bein thuyét minh ndy l& mgt bg phdn hop thanh va phai dgce doc ciing véi Bdo edo t&i chinh hop nhit
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: TAng 3, tda nha Grand Plaza, s& 117 Trin Duy Hung, phudng Yén Hoa, thanh phé Ha Noi

BAO CAO TAI CHINH HGP NHAT
QUY 111/2026
Bén thuyét minh Béo cdo tai chinh hgp nhit (tiép theo)

2c.  Pau twvao cong ty lién két

Ty 1€ s& hiru ctia Tap doan tai cac don vi nhu sau:

Sb cudi ky S6 dau ky
Tén Cong ty S6 hrong Ty 1 S6 lwgng Ty 18
¢0 phan s0 hiru ¢b phén s& hitu

Céng ty C6 phan Dream Works Viét Nam 1.000.000 25,1% 1.000.000 25,08%
E?:qutgi% phan Thuong mai va Dulich 1350000  4847% 11320000  48,47%
Céng ty C4 phan Gigo duc PVF-CAND 2.700.000  26% 7.200.000 48%
Gié tri phan s hitu ciia Tép doan tai cdc cong ty lién két nhu sau:

Cb Cb . 5

h{;rrllthfea;:l Cong ty Cé phdn  Céng ty Cé phin
P Thwong mai va Du Gido duc PVF- Cong

Works Viét

Nam lich Kim Boi

CAND

Gi4 gbc 4.235.674.947 191.942.160.000
Lgi nhuan phat
sinh sau ngay

dau tu

(4.235.674.947) (4.907.634.035)

39.000.000.000 235.177.834.947

- (9.143.308.982)

S6 cubi ky 187.034.525.965

39.000.000.000 226.034.525.965

2d.  Péu tw vao don vi khic

Sé cudi ky S6 diu ky
Gia gbe Du phong Gis gbe Du phong
Cong ty C6 Phdn Quan ly
khach 3 dich vu Mandal
ach san va dich vi Mandaia ¢ 500.000.000  (8.000.000.000) 8.000.000.000  (8.000.000.000)

Cong ty C6 Phin Quan ly vdn

A 1.500.000.000
hanh Bat dong san Mandala .

Cong ty C6 Phin Pau tu bt
déng san Ha Noi

4.551.540.000

(1.500.000.000)

1.500.000.000 (1.500.000.000)

- 4.551.540.000 -

Toéng Cong 14.051.540.000

(9.500.000.000)

14.051.540.000 (9.500.000.000)

2e. Gidtrihoply

Tap doan chua xac dinh gié tri hgp ly ciia cac khoan dau tu khéng ¢ gia niém yét do chura c¢6 huéng

dan cu thé v& viée xac dinh gia tri hop ly.

Cam két gbp von

Tai ngay 30 thang 09 nim 2026, cac khodn cam két gop von nhu sau:

A S8 vén Cén
Ciogity cam két g(%pty
Céng ty CH phan Quan Iy Khach san va
Dich vu Mandala

Céng ty C) phan Quéan Iy Van hanh Bt
dong san Mandala

19.000.000.000

19.000.000.000

Sb da gop
tai 30/09/2026

8.000.000.000

S6 con phai gop
11.000.000.000

1.500.000.000  17.500.000.000

Ban thiyét minh nay la mgt bg phdn hop thanh vé phdi dwge doc ciing vi Bdo cdo tai chinh hop nhdt
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: Ting 3, tda nha Grand Plaza, sé 117 Tran Duy Hung, phuong Yén Hoa, thinh phé Ha Noi
BAO CAO TAI CHINH HQP NHAT
QUY 111/2026

Bin thuyét minh Bdo cdo tai chinh hgp nhét (tiép theo)

3.

Ja.

3b.

Phai thu khach hang
Phdi thu khdach hang ngan han

Phai thu cac khach hang khiac

Khdich hang mua Bit dong sin

Du an Ba Hoi

Du an Apec Mandala Wyndham Pha Yén
Du 4n Apec Aquapark Béc Giang

Du an Royal Park Hué

Cdc khdch hang khdc

Cong

Phdi thu dai han khdch hang

La céc khoan phai thu khach hang mua bat dong san Dy d4n Apec Aquapark Béc Giang theo chinh sach

30/09/2026
VND

01/01/2026
VND

144.500.322.194
123.387.932.063

8.692.247.980

37.448.116.794
23.692.017.095

53.555.550.194

21.112.390.131

180.278.566.275
136.254.132.032

8.692.247.980
24.766.522.310
26.251.393.345
76.543.968.397
44.024.434.243

144.500.322.194

180.278.566.275

ban hang tra cham, cé thoi gian thanh toan con lai trén 12 thang ké tir ngay két thiic nam tai chinh.

Tra trwée cho ngwdi ban ngan han

Céac nha cung cip
Cong

Phai thu kh{ac
Phai thu ngan han khac

Céc khoan phai thu khac

Céng ty CP Quan Iy vdn hanh Bdt dong sin
Mandala - Chi tra ho

Céng ty TNHH Xur Iy Moi trierong T Son -
Hop tdc kinh doanh cdc dw dn Nha mdady rdc
thai

Céng ty C6 Phdn Apec Thdi Nguyén

Ban quén Iy khu viee Phdt trién dé thi tinh
Thira Thién Hué (iii)

Thué TNDN tam ndp 1% cta BDS

bit coc, ky cuoce, ky quy

L4i dy thu tién giri ngan hang, I&i cho vay
khac
Tam ung

Céac khoan phai thu ngén han khac

Cong

30/09/2026
VND

01/01/2026
VND

48.379.772.134

37.113.060.659

48.379.772.134

37.113.060.659

30/09/2026
VND

01/01/2026
VND

7.893.128.650
1.893.125.650

6.000.000.000

5.067.916.742
4.288.783.582

5.018.114.246

11.891.357.508
29.189.965.582

16.121.904.324
8.177.280.219

7.944.624.105

5.082.711.606
11.479.283.582

6.098.873.009

16.732.605.278
1.618.900.378

63.349.266.310

57.134.278.177

Ban thuyét minh nay li mot bg phdn hep thanh va phdi dwoc doc cimg véi Bdo cdo tai chinh hop nhdt
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: Ting 3, toa nha Grand Plaza, s§ 117 Trin Duy Hung, phudng Yén Hoa, thanh phd Ha N¢i

BAO CAO TAI CHINH HQP NHAT
QUY 111/2026
Bén thuyét minh Bdo cdo tai chinh hgp nhit (tiép theo)

5b. Phai thu dai han khdc

Ky cuoe, ky quy

Ky qui thue hién Dy dn Dubai Ninh Thudn
tai So Ké hoach vé Pau tur tinh Ninh Thudn
(nay hop nhdt vao Sé tai chinh tinh Khdnh
Hoa)

Céng ty ddu gid hop danh Lam Son Sai Gon
( nay déi thanh céng ty truyén tai dién 1 -
chi nhdnh téng cong ty truyén tai dién qudc
gia

Ky cuoce, ky quy khdc

Céc khoan phai thu khac

Céng ty C6 phan Quan 1y Khdch san &
Dich vu Mandala - Uy thde ddu tuw

Céng ty Cé phdn APEC Thdi Nguyén - Hop
tic kinh doanh tai Duw dn Khu dan cur $6 5
Tuic Duyén

Céng ty C6 phdn Tdp doém Apec Group -
Hop tdc kinh doanh Dy dn Mirong Lo (*)

Cong

O Khoan gép vén ddu twr dé hop tac phat trién du én “Khu do thi thwong mai du lich Apec Golden
Valley Mirong Lo” tai thi xa Nghia L§, tinh Yén Bai theo Hop dong hop tic kinh doanh so

0412/HT/API-APG ngay 04/12/2025.

6.  Hang tdn kho

30/09/2026
VND

01/01/2026
VND

14.532.768.414

12.491.518.414

2.041.250.000
163.621.582.690

12.000.000.000

19.158.137.730

132.463.444.960

53.754.591.162

39.221.822.748

12.491.518.414

2.041.250.000
31.158.137.730

12.000.000.000

19.158.137.730

132.463.444.960

178.154.351.104

217.376.173.852

30/09/2026
VND

01/01/2026
VND

Chi phi san xuit.
kinh doanh do dang
Dy dn Khu c¢éng nghiép Da Hgi
Dur éin The Parc One Bic Giang
Dy dn Apec Golden Place Lang Son
Dir dén Royal Park Hué
D dn Dubai Ninh Thudn
Cac Du an khac
Hiang lhéa BDS
Du 4n Mandala Phi Yén
Du 4n Aqua Park Bic Giang (tba OCTS)
Hing héa npi thiit

747.946.015.942

117.722.175.665
106.142.954.711
95.742.901.488
367.306.831.219
43.780.376.668
17.250.776.191

108.394.751.451

102.869.022.240
5.525.729.211
12.477.050.323

683.302.986.325
117.083.886.908

71.964.487.809
88.875.231.418

340.510.978.104

46.582.128.166
18.286.273.920

108.677.844.486

102.869.022.240
5.808.822.246

12.493.406.668

Cong

868.817.817.716

804.474.237.479

Ban thuyét minh néy 1 mot b phdn hop thanh vé phai duge doc ciing véi Béo cdo tai chinh hop nhdt
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: TAng 3, toa nha Grand Plaza, s6 117 Trdn Duy Hung, phudng Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HQOP NHAT
QUY 111/2026

Bén thuyét minh Bio cdo tai chinh hop nhit (tiép theo)

7. Chi phi tra truéce

a N gin han

Cong cu, dung cu xudt ding
Chi phi méi gi¢i ban cdn ho
Khac

b) Dai han

Cong cy, dung cu xuit ding

Chi phi hoa hdng méi gidi, thuéng ban hang g

Dur én The Parc One Bic Giang
Dur éin Apec Mandala Wyndham Phi

Yén (Condotel)
Du an khac

Chi phi tra trudc dai han khac

Cong

8.  Taisan c6 dinh hiru hinh

Nha ciia,
vit kién triic

Miy mée,
thiét bi

30/09/2026 01/01/2026
VND VND
28.902.436.964 T 16.956.261.132
8.964.632.852 46.909.643
16.909.351.489 16.909.351.489
3.028.452.623 -
14.811.532.739 12.759.152.069
102.439.969 516.479.133
14.693.467.770 7 12.187.725.436

2.553.652.371

11.884.533.226

255.282.173
15.625.000

2.367.319

11.991.390.429

193.967.688
54.947.500

43.713.969.703

29.715.413.201

Phuwong tién
vin
tdi, truyén din

Thiét bi,

dung eu quin ly

TSCP
hiu hinh khae

Téng

Nguyén gia

S6 du tai 01/01/2026 20.802.922.115
Tang trong k¥ -
Chuyén tit XDCB E

Mua méi

6.645.560.875
2.697.065.370
1.063.870.370
1.633.195.000

4.716.113.526

468.485.516
30.416.667

30.416.667

4.134.359.782

36.767.441.814
2.727.482.037
1.063.870.370
1.663.611.667

S 6 du tai 30/09/2026 20.802.922.115

9.342.626.245

4.716.113.526

498.902.183

4.134.359.782

39.494.923.851

Gid trj hao mon liy ké

S6 du tai 01/01/2026  8.307.248.228
Téng trong ky 866.262.593
Khéu hao trong ky 866.262.593

627.855.163

482.018.596
482.018.596

3.623.295.073

229.951.837
229.951.837

468.485.516

2.289.426
2.289.426

1.270.649.021
378.666.783

378.666.783 "

14.297.533.001

1.959.189.235
1.959.189.235

S6 dw tai 30/09/2026  9.173.510.821

1.109.873.759

3.853.246.910

470.774.942

1.649.315.804

16.256.722.236

Gid tri con lai

Tai 01/01/2026 12.495.673.887

6.017.705.712

1.092.818.453

2.863.710.761

22.469.908.813

Tai 30/09/2026 11.629.411.294

8.232.752.486

862.866.616

28.127.241

2.485.043.978

23.238.201.615

Ban thuyét minh néy la mét bé phdn hop thanh va phai dvoc doc ciing véi Bao cdo tai chinh hop nhdt
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: Téng 3, toa nha Grand Plaza, s 117 Tran Duy Hung, phudng Yén Hoa, thanh phd Ha Noi
BAO CAO TAI CHINH HGP NHAT
QUY 111/2026

Bén thuyét minh Béo cdo tai chinh hop nhét (tiép theo)

9.

10.

11.

re o A s AL
Tai san ¢o dinh v6 hinh

La chuong trinh ph::“m mém, chi tiét nhu sau:

Nguyén gia

S6 duwr tai 01/01/2026
Péu tu XDCB hoan thanh
S6 dw tai 30/09/2026
Gi4 tri hao mon liy ké
S6 dw tai 01/01/2026
Khéu hao trong ky

S6 dw tai 30/09/2026
Gia tri con lai

Tai 01/01/2026

Tai 30/09/2026

BAt dong sian diu tw cho thué

Khodn muc

A A
Phan mém

Tb ng

673.304.000
4.282.380.000

673.304.000
4.282.380.000

4.955.684.000

4.955.684.000

412.621.625 412.621.625

210.029.271 210.029.271
622.650.896 622.650.896
260.682.375 260.682.375

4.333.033.104

4.333.033.104

Co s ha ting

TH ng

Nguyén gia

S6 duw tai 01/01/2026
Tang do dau tu XDCB
Giam khac

3.144.017.441

(1.364.424.147)

179.066.367.601

182.210.385.042

(1.364.424.147)

S6 dur tai 30/09/2026

1.779.593.294

179.066.367.601

180.845.960.895

Gi4 tri hao mon liy ké

S6 duw tai 01/01/2026

Khiu hao trong nim
Giam khac

S6 du tai 30/09/2026

186.660.738 13.864.421.804 14.051.082.542
45.838.796 2.889.190.197 2.935.028.993
(93.028.919) (93.028.919)

232.499.534 16.660.583.082 16.893.082.616

Gia tri con lai

Tai 01/01/2026

2.957.356.703

165.201.945.797

168.159.302.500

Tai 30/09/2026

1.547.093.760

162.405.784.519

163.952.878.279

Theo quy dinh tai Chuén myc Ké toan Viét Nam s6 05 “Bat dong san dau tu”, gia tri hop ly clia bit
dong san dau tu tai ngay ket thic ndm tai chinh cén phai dugce trinh bay. Tuy nhién, Tép doan hién
chua x4c dinh dugc gia tri hop ly cia céc bat dong san dau tu do chua tim duge cong ty dinh gia pha

hop dé thuc hién cdng viée nay.

Chi phi xiy dung co bdn dé dang

30/09/2026
VYND

01/01/2026
VND

62.078.695.676
58.700.637.271

Chi phi xdy dung co ban dé dang

Du an Trung tAm thuong mai Thai Nguyén
Du an dau tu hé thdng thiét bi truyén dan 73.907.380.534
Céac du an khac 3.378.058.405

62.613.399.865
58.829.232.789

3.784.167.076

Cong 135.986.076.210

62.613.399.865

Badn .'huyé‘r minh nay la mét bg phén hop thanh va phai dwge doc ciing véi Bao cdo tai chinh hop nhdt
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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: Téng 3, toa nha Grand Plaza, s 117 Trin Duy Hung, phuémg Yén Hoa, thanh phé Ha Noi
BAO CAO TAI CHINH HOP NHAT
QUY I11/2026

Bin thuyét minh Bdo cdo tai chinh hgp nhit (tiép theo)

12,

13.

14.

Phai tra ngwdi ban ngan han

Cong ty Cb phan Pau tu IDJ Viét Nam
Céng ty CP Tap Poan APEC GROUP

Cbng ty Cb phin Quéan Iy Van hanh Bit dong
san Mandala

Cong ty C6 phin Quan 1y khach san va Dich vu

Mandala

Céng ty TNHH Nguyén Lam

Cong ty truyén tai dién 1- Chi nhanh Téng
Cong ty truyén tai Dién Quéc Gia

Cong ty TNHH Cong nghé AZT Viét Nam
Céc nha cung cp khac

Ciong

. o e A - <
Nguwoi mua tri tién trwde ngin han

Kh#ch hang mua bit dong sin

+ Dy dn Royal Park Hué

+ Dy dn Mandala Wyndham Phu Yén
+ Dy dn Pa Héi

+ D dn Miii Né

Céc khach hang khac

Cong

Thué va cic khoan phai ndp Nha nuée

Thué gia tri gia ting

Thué thu nhiap doanh nghiép
Thué thu nhip c4 nhén
Thué khéc

Cong

Thué gid tri gia ting

Céc Cong ty trong Tap doan ndp thué gia trj gia ting theo phuong phap khéu trir v6i thué suit 8 - 10%.

Thué thu nhip doanh nghiép

T4p doan phai nop thué thu nhap doanh nghiép cho cic khoan thu nhép tinh thué véi thué suat 20%

(cting ky nam trudce thué sudt 1a 20%).

30/09/2026
VND

01/01/2026
VND

44.956.784.008
100.460.864

610.736.145

511.061.584
3.022.930.762

13.740.670.257
6.631.694.020

43.740.263.983
100.460.864

433.137.862

335.484.262

37.659.058.927 32.583.960.658
107.233.396.567 77.193.307.629
30/09/2026 01/01/2026
VND VND

20.650.419.015
24.634.591.193
4.773.842.067
337.787.036

20.985.837.894
25.061.559.614
4.773.842.067
337.787.036
13.004

50.396.639.311

51.159.039.615

30/09/2026 01/01/2026

VYND VND

- 301.173.776

54.637.926 3.791.541.143

798.901.111 588.271.207
7.673.645

861.212.682 4.680.986.126

Ban thuyét minh nay lé mét bé phan hap thémh va phai dige doc ciing véi Bdo cdo tai chinh hgp nhdt
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CONG TY €6 PHAN PAU TU CHAU A — THAI BINH DUONG
Dia chi: Ting 3, tda nha Grand Plaza, s6 117 Tran Duy Hung, phuong Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HOP NHAT
QUY 111/2026
Bin thuyét minh Béo cdo tai chinh hgp nhit (tiép theo)

15. Chi phi phai trd ngin han

30/09/2026
VYND

01/01/2026
VND

Trich trude chi phi du an Pht Yén

Trich trude chi phi du 4n Bic Giang

Trich truée chi phi mua ndi that du 4n Miii
Né

Chi phi ldi vay phai tra

Chi phi phai tra ngin han khac

31.015.490.894
22.152.064.241

2.684.184.465

113.649.029.854
1.745.974.200

32.806.177.454
27.259.085.214

2.684.184.465
101.473.948.898

Cong 7 171.246.743.654 164.223.396.031
16. Phai tra khac
16a. Phdi tra ngin han khic
30/09/2026 01/01/2026
VND VND
Kinh phi Céng doan 242.501.049 259.244.546
Bao hiém xa hdi, Bao hiém y té, Bao hiém 33.944.095 83,120
that nghién »

Nhén tién gép von cac du 4n(*)

D én KPT 56 5 phwrong Tiic Duyén

D dn Apec Mandala Wyndham Phit Yén
D dn Trung tdm thirong mai Thdi Nguyén
D én Apec Aqua Park Bdc Giang

Dy dn Khu cong nghiép Pa Hgi

Duyr én The Parc One Bdc Giang

Thu hé kinh phi bao tri

Nhén dit coc mua ndi tht Dur 4n Miii Né
Nhan ky quy ky cuge

Cac khoan phai tra, phai ndp khac

141.612.339.737
46.760.720.298
25.173.115.364
45.442.013.450
1.413.841.784
10.059.389.211
12.763.259.630
24.466.204.164
112.370.000
2.670.000.000
3.279.069.364

128.904.643.162
46.760.720.298
25.2258.678.419
45.442.013.450

1.413.841.784
10.059.389.211

24.279.294.122
112.370.000
1.105.000.000

1.044.793.551

Cong

172.416.428.409

155.705.428.501

) Khoan nhén tién gbp vén clia cc té chirc, ca nhan vao cac du an Cong ty dang thuc hién dé duoc phan
chia san phdm 1a nha & ctia Dy 4n ma khong phai thong qua san giao dich bat dong san. Khi céc dy 4 an
du didu kién phép ly dé ky hop ddng mua ban va cée bén ky hop ddng mua ban nha & thi toan b tién

vén g6p thue té s& duge chuyén thanh khoan tién thanh toan diu tién ctia Gia ban nha o.

16b. Phdi trd dai han khdac

30/09/2026
VND

01/01/2026
VND

Nhan dit coc mua bét dong san Dy an KDT
s& 5 phuong Tie Duyén
Nhén ky quy ky cugce

45.860.005.476
163.398.999

45.860.005.476
158.398.999

Cong

46.023.404.475

46.018.404.475

Bdn rhuyé’r minh nay la mdt bg phédn hop thanh va phdi dwge doc cimg véi Bdo cdo tai chinht hop nhdt
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CONG TY €6 PHAN PAU TU CHAU A — THAI BINH DUONG
Pia chi: TAng 3, toa nha Grand Plaza, s6 117 Tran Duy Hung, phuong Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HOP NHAT
QUY I11/2026
Ban thuyét minh Béo cdo tai chinh hop nhat (tiép theo)

18.  Von chii s& hitu
18a. Bang doi chiéu bién djng ciia von chii sé hitu

Lg¢i nhuin sau

Von dau tw
cua chi sé hiru

thué
chira phéan phéi

Loi ich ¢6 déng
khong kiém soat

Té ng

S6 dw tai 01/01/2025 840.839.760.000

Gop vén thanh lap cong
ty con

L3 trong ndm -
Tang do but toan hop

nhit tir giao dich mua -
Cong ty con trong nim

43.526.456.028

8.675.635.243

- 2.720.000.000

- 6.834.819.490

(1.185.329.937)

24.967.828.403 909.334.044.431

2.720.000.000

7.490.305.306

6.834.819.490

S6 dw tai 31/12/2025 840.839.760.000

52.202.091.271

33.337.317.956 '926.379.169.227

S6 duwr tai 01/01/2026  840.839.760.000
G6p von thanh lap cong
ty con

L0 trong nim -

52.202.091.271

(90.938.251.023)

(1.700.684.895)

33.337.317.956 926.379.169.227

(92.638.935.918)

S6 dur tai 30/09/2026

840.839.760.000 (38.736.159.752) 31.636.633.061 833.740.233.309

18b. Cé phiéu

S6 lugng b phidu dang ky phat hanh
S6 lugng ¢b phiéu phd thong da phat hanh
S6 lugng cb phiéu phd théng dang luu hanh

Ménh gia ¢6 phiéu dang luu hanh: 10.000 VND.

S6 cudi ky $6 ddu nim
84.083.976 84.083.976
84.083.976 84.083.976
84.083.976 84.083.976

VL. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO KET

QUA HOAT PONG KINH DOANH HQP NHAT
1.  Doanh thu ban hang va cung cip dich vu

T 01/01/2026
dén 30/09/2026
VND

T 01/01/2025
dén 30/09/2025
VND

Doanh thu ban BBS
Doanh thu cung cip dich vu cho thué mit

bing
Doanh thu khac ban hang hoa

2.690.827.588
5.308.958.340
2.063.665.870

168.746.240.795
4.168.543.374
557.531.637

Cong

10.063.451.798

173.472.315.806

2. Gia von hang béan

Tir 01/01/2026
dén 30/09/2026
VND

Tir 01/01/2025
dén 30/09/2025
VIND

Gia vén BDS
Gia vén cung cép dich vu, cho thué mét b?mg
Gia vén hang héa

1.944.519.749
20.828.346.827
7.970.704.391

90.224.198.031
19.026.896.835
548.479.299

Cong

30.743.570.967

109.799.574.165

Ban I/myé.f minh nay la mét bg phdn hop thanh va phai diegc doc cling véi Bdo cdo tai chinh
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CONG TY €O PHAN PAU TU CHAU A — THAI BINH DUONG

Dia chi: Tang 3, tda nha Grand Plaza, s& 117 Trdn Duy Hung, phudng Yeén Hoa, thanh phé Ha N
BAO CAO TAI CHINH HOP NHAT

QUY I11/2026

Bin thuyét minh Bdo edo tai chinh hgp nhét (tiép theo)

3. Doanh thu hoat d§ng tai chinh

Li tién giri ngdn hang, Lai cho vay
Cong

Chi phi tai chinh

Chi phi 1ai vay

Du phong gidm gia chimg khoan kinh
doanh va tén that ddu tw

Chi phi thu xép vén

Chi phi tai chinh khac

Cing

Chi phi ban hang

Chi phi dich vu mua ngoai
Cong

Chi phi quéan 1y doanh nghiép

Chi phi nhén vién quan ly
Chi phi vét liéu quan Iy
Chi phi d ding vin phong
Chi phi khiu hao TSCP
Thué phi va & phi

Chi phi dy phong

Chi phi dich vu mua ngoai
Chi phi bang tién khac
Cong

Tir 01/01/2026
dén 30/09/2026
VND

Tir 01/01/2025
dén 30/09/2025
VND

15.111.162.418

19.265.507.989

15.111.162.418

19.265.507.989

Tir 01/01/2026
dén 30/09/2026
VND

Tir 01/01/2025
dén 30/09/2025
VND

30.108.885.592
12.378.440.783
3.997.130.600

37.951.349.635
(579.971.900)

417.067.400
38.049.629

46.484.456.975

37.826.494.764

Tir 01/01/2026 T 01/01/2025
dén 30/09/2026 dén 30/09/2025
VYND VNP
854.291.334 21.910.502.148
854.291.334 21.910.502.148
Tir 01/01/2026 Tir 01/01/2025
dén 30/09/2026 dén 30/09/2025
VND VND
23.699.665.737 14.237.660.793
70.189.044 23.227.131
138.465.136 30.831.545
635.805.545 638.798.074
292.788.816 45.218.213

5.336.040.326
4.282.611.349

3.265.745.830
3.221.055.760

34.455.565.953

21.462.537.346

Ban Ilrzg:ér minh nay la mét bo phdn hop thanh va phai dwge doc ciing véi Bdo cdo tai chinh hop nhdt
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CONG TY €6 PHAN DAU TU CHAU A — THAI BINH DUONG

Dia chi: Tang 3, toa nha Grand Plaza, s6 117 Trin Duy Hung, phuong Yén Hoa, thanh phé Ha Noi
BAO CAO TAI CHINH HQP NHAT

QUY 111/2026

Bin thuyét minh Bio cdo tai chinh hop nhét (tiép theo)

7. Thu nhip khie

Thu nhip khac
Thu nhap khac
Ciong

Chi phi khac
Chi phi khac
Cong

Thu nhip khac/chi phi khac (thuén)

Lai trén c6 phieu

Lgi nhuén ké toan sau thué thu nhip
doanh nghiép (VND)

Lgi nhuén hoic 16 phin bd cho ¢b dong
$6 hitu ¢c6 phiéu pho théng (VND)

C6 phiéu phd théng dang hwru hanh binh
Lii co ban trén ¢6 phiéu (VND/ch
phiéu)

Ngudi lap biéu

G

Tir 01/01/2026
dén 30/09/2026
VND

Tir 01/01/2025
dén 30/09/2025
VND

2.124.013.836
2.124.013.836

1.931.822.030
1.931.822.030

Keé toan truwo

331.853.027 1.768.204.751
331.853.027 1.768.204.751
1.792.160.809 163.617.279
Tir 01/01/2026 Tir 01/01/2025
dén 30/09/2026 dén 30/09/2025
VND YND
(90.938.251.023) (7.232.746.907)

(90.938.251.023)
84.083.976

(1.082)

(7.232.746.907)
84.083.976

(86)

Ldp, ngay 29 thang 10 nam 2026

Ngb Thi Thanh Sic

Tran Th iy Ha

Ban thuyét minh niy la mét bg phdn hop thanh va phai dwoc doc ciing véi Bdo cdo tai chinh hop nhdt
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APEC INVESTMENT JOINT STOCK COMPANY

STATEMENT OF THE BOARD OF MANAGEMENT

The Board of Management of APEC Investment Joint Stock Company (hereinafter called “the
Company”) presents this statement together with the Consolidated Financial Statements for Q3/2026
including the Financial Statements of the Company and its subsidiaries (generally called “the Group”).

Business highlights

APEC Investment Joint Stock Company is a joint stock company operating in accordance with the
Business Registration Certificate No. 0102005769 dated 31 July 2006 granted by Hanoi Authority for
Planning and Investment.

During the operation course, the Company has been 21 times additionally granted by Hanoi Authority
for Planning and Investment with the amended Business Registration Certificates. In which, the 23*
amended Business Registration Certificate dated 14 August 2025 regarded the change in headquarters
address Company.

Head office:
- Address : Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City,
Vietnam

Principal business activities of the Company include investing and trading real estate.
Board of Management and Executive Officers

The members of the Board of Management, the Control Board, the Board of Directors and the Chief
Accountant of the Company during the year and as of the date of this statement include:

Board of Management

Full name Position Appointing date/Resigning date
Mr. Nguyen Manh Cuong Chairman Appointed on 10 June 2026

Mr. Nguyen Duc Quan Member Appointed on 10 June 2026

Ms. Nguyen Phuong Dung ~ Member Appointed on 10 May 2024

Ms. Nguyen Do Hoang Lan  Member Appointed on 10 May 2024

Mr. Dinh Quoc Duc Member Disappointment on 10 June 2026
Mr. Ho Xuan Vinh Member Reappointment on 10 May 2024
Control Board

Full name Position Appointing date

Ms. Nguyen Thi Ngoc Ha Manager Reappointed on 10 May 2024
Ms. Nguyen Thi Thom Member Appointed on 20 May 2025

Ms. Dinh Thi Thu Hang Member Reappointment on 10 May 2024

Board of Directors and Chief Accountant

Full name Position Appointing date/Resigning date
Ms. Nguyen Phuong Dung  General Director Appointed on 1 Apr 2024
Ms. Tran Thuy Ha Chief Accountant Appointed on 1 July 2025

Py, N AN
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APEC INVESTMENT JOINT STOCK COMPANY
STATEMENT OF THE BOARD OF MANAGEMENT (cont.)

Responsibilities of the Board of Directors

The Board of Directors is responsible for the preparation of the Consolidated Financial Statements to

give a true and fair view on the consolidated financial position, the consolidated business results and the

consolidated cash flows of the Group during the year. In order to prepare these Consolidated Financial

Statements, the Board of Directors must:

e select appropriate accounting policies and apply them consistently;

e make judgments and estimates prudently;

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

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

e design and implement effectively the internal control system in order to ensure that the preparation
and presentation of the Consolidated Financial Statements are free from material misstatements due
to frauds or errors.

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

The Board of Directors hereby commits to the compliance with the aforementioned requirements in
preparation of the Consolidated Financial Statements.

Approval on the Financial Statements

The Board of Management hereby approves the accompanying Consolidated Financial Statements,
which give a true and fair view of the consolidated financial position as of 30 Sep 2026, the
consolidated financial performance and the consolidated cash flows for the fiscal year then ended of the
Group in conformity with the Vietnamese Accounting Standards and System and other legal regulations
related to the preparation and presentation of Consolidated Financial Statements.

29 Oct, 2026
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter III of 2026

CONSOLIDATED STATEMENT OF FINANCIAL POSITION

ASSETS

CURRENT ASSETS

Cash and cash equivalents
Cash
Cash equivalents

Short-term financial investments
Trading securities

Provisions for diminution in value of
trading securities

Held-to-maturity investments

Provision for short-term held-to-maturity
investments

. Short-term receivables

Short-term trade receivables

Short-term prepayments to suppliers
Short-term intra-company receivables
Receivables according to the progress of
construction contracts

Other short-term receivables

Provision for short-term doubtful debts
Shortage of assets awaiting resolution

Inventories
Inventories
Allowance for devaluation of inventories

. Other short-term assets

Short - term prepaid expenses

Deductible VAT

Taxes and other receivables from State budget
Purchase and resale of Government bonds
Other short-term assets

Code

100

110
111
112

120
121
122

123
124

130
131
132
133
134

135
136
137

140
141
142

160
161
162
163
164
165

As at 30 Sep 2026

Note

V.1

V.2a
V.2a

V.2b

V.3a
V.4

V.5a

V.6

V.7

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements

Ending balance

Unit: VND

Beginning balance

1.483.146.520.979

51.022.174.944
25.152.490.012
25.869.684.932

252.695.907.893
6.764.115.000
(5.278.207.107)

251.888.500.000
(678.500.000)

254.296.978.587
144.500.322.194
48.379.772.134

63.349.266.310
(1.932.382.051)

868.817.817.716
868.817.817.716

56.313.641.839
28.902.436.964
25.403.636.427

2.007.568.448

1.440.969.527.000

70.815.289.412
30.779.234.618
40.036.054.794

264.648.040.013
6.764.115.000
(4.904.276.857)

263.466.701.870
(678.500.000)

268.494.875.245
180.278.566.275
37.113.060.659

57.134.278.177
(6.031.029.866)

804.474.237.479
804.474.237.479

32.537.084.851
16.956.261.132
14.314.504.266

1.266.319.453

BN
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi
CONSOLIDATED FINANCIAL STATEMENTS
For Quarter III of 2026

Statement of Financial Position (cont.)

B-

oL W N

V.

ASSETS
NON-CURRENT ASSETS

Long-term receivables

Long-term trade receivables
Long-term prepayments to suppliers
Working capital provided to sub-units
Long-term intra-company receivables
Other long-term receivables

Provision for long-term doubtful debts

Fixed assets

Tangible fixed assets
Historical costs
Accumulated depreciation
Financial leased assets
Historical costs
Accumulated depreciation
Intangible fixed assets
Historical costs
Accumulated depreciation

Investment properties
Historical costs
Accumulated depreciation (*)

Long-term assets in progress
Long-term work in progress
Construction-in-progress

. Long - term investments

[nvestment in subsidiaries

Investments in joint ventures and associates
Equity investments in other entities

Provision for devaluation of long-term investments
Held - to - maturity investments

Provision for devaluation of long-term investments

. Other long-term assets

Long-term prepaid expenses

Deferred income tax assets

Long-term equipment, supplies and spare parts
Other long-term assets

Goodwill

TOTAL ASSETS

Code

200

210
211
212
213
214
215
216

220
221
222
223
224
225
226
227
228
229

240
241
242

250
251
252

260
261
262
263
264
265
266

270
271
272
273
274
279

280

Note Ending balance

Beginning balance

751.051.257.926

176.139.298.085
V.3b 3.951.952.981

V.5b 178.154.351.104
(5.967.006.000)

27.571.234.719
V.8 23.238.201.615
39.494.923.851
(16.256.722.236)

V.9 4.333.033.104
4.955.684.000
(622.650.896)

V.10 163.952.878.279
180.845.960.895
(16.893.082.616)

135.986.076.210
V.11 135.986.076.210

230.586.065.965
V.2¢ 226.034.525.965
v.2d 14.051.540.000
v.2d (9.500.000.000)

16.815.704.668
V.7 14.811.532.739

2.004.171.929

754.230.820.648

223.241.965.265
5.865.791.413

217.376.173.852

22.730.591.188
22.469.908.813
36.767.441.814
(14.297.533.001)

260.682.375
673.304.000
(412.621.625)

168.159.302.500
182.210.385.042
(14.051.082.542)

62.613.399.865

62.613.399.865

262.604.345.365
258.052.805.365
14.051.540.000
(9.500.000.000)

14.881.216.465
12.759.152.069

2.122.064.396

2.234.197.778.905

2.195.200.347.648

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For Quarter III of 2026
Statement of Financial Position (cont.)

RESOURCES
C - LIABILITIES

Current liabilities

Short-term trade payables

Short-term prepayments from customers
Dividends and profits payable

Taxes and other payables to State budget
Payables to employees

Short-term accrued expenses

Short-term intra-company payables

I I R

Payables according to the progress of
construction contracts

9. Short-term unearned revenue

10. Other short-term payables

11. Short-term borrowings and finance lease liabilities

12. Provisions for short-term payables
13. Bonus and welfare fund
14. Price stabilization fund

15. Purchase and resale of Government bonds

o
o

Non-current liabilities

Long-term trade payables

Long-term prepayments from customers
Long-term prepayments from customers
Long-term accrued expenses

Intra-company payables on operating capital
Long-term intra-company payables
Long-term unearned revenue

Other long-term payables

3 20, sl BN bR e LU RO

_.
e

Convertible bonds

—_
PO

Preference shares

Deferred income tax liabilities

—_
(98]

. Provisions for long-term payables

,_
R

Science and technology development fund

Long-term borrowings and finance lease liabilities

Code

300

310
311
312
313
314
315
316
317

318
319
320
321
322
323
324
325

330
331
332
333
334
335
336
337
338
339
340
341
342
343
344

Note Ending balance Beginning balance
1.400.457.545.596 1.268.821.178.421
1.110.356.392.194 1.132.929.638.714

V.12 107.233.396.567 77.193.307.629

V.13 50.396.639.311 51.159.039.615

V.16a 656.640.000 656.640.000

861.212.682 4.680.986.126
2.761.187.511 3.317.237.514

V.15 171.246.743.654 164.223.396.031

46.363.636

V.l6a 172.416.428.409 155.705.428.501

V.17a 604.686.154.164 675.849.249.766

97.989.896 97.989.896
290.101.153.402 135.891.539.707

V.16b 46.023.404.475 46.018.404.475

V.17b 229.867.390.973 80.861.100.000

14.210.357.954 9.012.035.232

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi
CONSOLIDATED FINANCIAL STATEMENTS
For Quarter II1 of 2026

Statement of Financial Position (cont.)

D-

13.

IL.

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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RESOURCES

OWNER'S EQUITY

Owner's equity

Contributed capital

Ordinary shares carrying voting right
Preferred shares

Retained earnings

Retained earnings accumulated

to the end of the previous period
Retained earnings of the current period
Non-controlling interests

Other sources and funds
Sources of expenditure

Fund to form fixed assets

TOTAL RESOURCES

Preparechby

"

Code

400

410

411
4lla
411b

420
420a

4200
429

430
431
432

440

Chief Accounthnt

Ngo Tﬁmnh Sac

Tran Thuy Ha

Ending balance

Beginning balance

833.740.233.309

833.740.233.309
840.839.760.000
840.839.760.000
(38.736.159.752)

52.202.091.271

(90.938.251.023)
31.636.633.061

926.379.169.227

926.379.169.227
840.839.760.000
840.839.760.000
52.202.091.271
43.526.456.028
8.675.635.243
33.337.317.956

2.234.197.778.905

2.195.200.347.648

Nguyen Phuong Dung
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi
CONSOLIDATED FINANCIAL STATEMENTS
For Quarter I1I of 2026
CONSOLIDATED CASH FLOW STATEMENT
(Indirect method)
For the fiscal year ended 30 Sep 2026
Unit: VND

Accumlated from the beginning of the year
to the end of the current period

ITEMS Code Current year Previous year

I. Cash flows from operating activities
1. Profit/ (loss) before tax 01 (88.825.064.551) 1.528.172.123
2. Adjustments
- Depreciation and amortization of fixed assets and 02 4.684.188.957 4.804.381.059

investment properties
- Provisions and allowances 03 373.930.250 (579.971.900)
- Exchange (gain)/ loss due to revaluation of

monetary items in foreign currencies 04 - -
- (Gain)/ loss from investing activities 05 (11.857.208.071) (18.894.125.239)
- Interest expenses 06 30.108.885.592 37.951.349.635
- Others 07 - -
3. Operating profit/ (loss) before

changes of working capital 08 (65.515.267.823) 24.809.805.678
- (Increase)/ decrease of receivables 09 45.687.986.065 (20.251.863.520)
- (Increase)/ decrease of inventories 10 (64.343.580.237) 85.820.110.580
- Increase/ (decrease) of payables 11 30.053.824.273 (59.008.713.460)
- (Increase)/ decrease of prepaid expenses 12 (13.998.556.502) 2.650.256.714
- (Increase)/ decrease of trading securities 13 - -
- Interests paid 14 (20.941.004.858) (23.883.714.118)
- Corporate income tax paid 15 (4.756.208.064) (2.126.618.694)
- Other cash inflows from operating activities 16 - -
- Other cash outflows from operating activities 17 - -

Net cash flows from operating activities 20 (93.812.807.146) 8.009.263.180
II. Cash flows from investing activities
1. Purchases and construction of fixed assets

and other non-current assets 21 (73.372.676.345) (1.607.686.499)
2. Proceeds from disposals of fixed assets

and other non-current assets 22 = 5
3. Cash outflows for lending, buying debt instruments

of other entities 23 11.578.201.870 (37.090.000.000)
4, Cash recovered from lending, selling debt instruments

of other entities 24 4.235.674.947 7.000.000.000
5. Investments into other entities 25 28.882.217.520 -
6. Withdrawals of investments in other entities 26 10.000.000.000 -
7. Interests earned, dividends and profits received 27 14.853.079.315 12.818.203.500

Net cash flows from investing activities 30 (3.823.502.693) (18.879.482.999)

his statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi
CONSOLIDATED FINANCIAL STATEMENTS
For Quarter ITI of 2026

Consolidated Cash Flow Statement (cont.)

II1. Cash flows from financing activities
1.

o B s 09

ITEMS

Proceeds from issuing stocks and capital contributions

from owners
Repayment for capital contributions and re-purchases

of stocks already issued

Proceeds from borrowings

Repay

Payments for financial leased assets
Dividends and profits paid to the owners

ment for loan principal

Net cash flows from financing activitites

Net cash flows during the year

Beginning cash and cash equivalents

Ending cash and cash equivalents

Prepared by

—

Fd

N

g,oﬂ’hi/'l'hanh Sac

Code

31
32
3
34
35
36
40
50

60

70

Tran Thuy Ha

Accumlated from the beginning of the year

to the end of the current period

Current year

Previous year

484.450.550.454
(406.607.355.083)

47.872.869.439
(78.172.470.035)

77.843.195.371

(30.299.600.596)

(19.793.114.468)

70.815.289.412

(41.169.820.415)

119.293.475.919

51.022.174.944

78.123.655.504

his statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter III of 2026

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For Quarter ITI of 2026
I.  GENERAL INFORMATION
1. Ownership form
APEC Investment Joint Stock Company (hereinafter called “the Company”) is a joint stock
company.

2. Operating fields
The operating field of the Company is trading real estate.

3.  Principal activities
The principal activities of the Company include: investing, trading real estate.

4.  Normal operating cycle
The average operating cycle of the Company’s activity of real estate transfer starts from the date of
applying for the Investment License, site clearance, construction to the date of completion. Therefore,
the normal operating cycle of the Company’s activity of real estate transfer is over 12 months.

The normal operating cycle of the Company’s other activities is within 12 months.

5.  Structure of the Group

The Group includes the Holding Company and 05 subsidiaries which are controlled by the Holding
Company. All subsidiaries are consolidated in these Consolidated Financial Statements.

Principal Contribution Benefit Voting

Subsidiary Address of head office activity rate rate rate
APEC Land Hue Joint 3" floor, 28 Ly Thuong Investing, 99.99%  99.99% 99.99%
Stock Company Kiet Building, Thuan Hoa  trading real

Ward, Hue city. estate
APEC Tuc Duyen Bac Nam Intersection, Investing, 100% 100%  100%
Investment Joint Stock Group 22, Gia Sang Ward, trading real
Company Thai Nguyen Province estate

Dubai International Yen Ninh Road, Dong Hai Investing, 35% 55% 5%

Investment Joint Stock Ward, Khanh Hoa Province trading real
Company estate

E-academy Education Floor 3, Grand Plaza 64% 64%  64%

Joint Stock Company  Building, No. 117 Tran Duy ggucgt‘itonal
Hung, Yen Hoa Ward, Sell;) \i)ices
Hanoi City
UEP Education Group Floor 3, Grand Plaza Edisatisni 76,92%  76,92% 76,92%
Corporation Building, No. 117 Tran Duy Support
Hung, Yen Hoa Ward, Sell?\f)ices
Hanoi City
MERA Al Telecom Floor 3, Grand Plaza Telecommunic 79,71%  79,71% 79,71%

Joint Stock Company  shopping Mall, No. 117
Tran Duy Hung, Yen Hoa
Ward, Hanoi City

ations services

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 11
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter III of 2026

Notes to the Consolidated Financial Statements (cont.)

5a. Operation of subsidiaries during the year

APEC Land Hue JSC.

In the investment phase of the Royal Park Hue
project and has no revenue this period

Apec Tuc Duyen Investment JSC. Dissolved on October 6, 2026

Dubai International Investment JSC. Not yet commenced operations and not generated

E-Academy Education Joint Stock

Company

UEP Education Group Corporation

MERA Al Telecom Joint Stock Company

any revenue during the period

Loss incurred from operating activities in the
period

Loss incurred from operating activities in the
period

Loss incurred from operating activities in the
period

5b. The list of affiliated companies is lightly reflected in the consolidated financial statements
according to the equity owner method:

Contribution Voting
rate rate
Ending Beginning Ending Beginning
Subsidiary Address of head office balance balance balance balance
Grand Plaza Building, No. 117
Dream Vina Works Tran Duy Hung, Trung Hoa

Joint Stock Company

Q 0, 0 0
Ward, Cau Giay District, 25;1% 25,1% 25,08%  25,08%

Hanoi City
Kim Boi Trade And Mo Da Village, Bo Town, Kim
Travel Joint Stock Boi District, Hoa Binh 48.47%  4847% 4847%  48,47%
Company Province, Vietnam
PVF- CAND Floor 3, Grand Plaza shopping
Education Joint Stock ~ Mall, No. 117 Tran Duy Hung, 26% 48% 26% 48%
Company Yen Hoa Ward, Hanoi City
6.  Statement on information comparability in the Consolidated Financial Statements

The figures in the current year can be comparable with the corresponding figures in the previous year.

II. FISCAL YEAR AND ACCOUNTING CURRENCY

1. Fiscal year

The fiscal year of the Group is from 1 January to 31 December annually.

2.  Accounting currency unit
The accounting currency unit is VND because payments and receipts of the Group are primarily

made in VND.

III. ACCOUNTING STANDARDS AND SYSTEM

1.  Accounting System

The Group applies the Vietnamese Accounting Standards and System issued together with the
Circular No. 99/2025/TT-BTC dated 27 October 2025 on guidelines for accounting policies for
enterprises, the Circular No. 202/2014/TT-BTC dated 22 December 2014, the Circular No.
53/2016/TT-BTC dated 21 March 2016, the Circular No. 43/2026/TT-BTC dated 20 April 2026
giving guidance on the preparation and presentation of Consolidated Financial Statements and

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 12
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter IIT of 2026

Notes to the Consolidated Financial Statements (cont.)

IV.

other Circulars giving guidance on the implementation of accounting standards of the Ministry of
Finance in the preparation and presentation of Consolidated Financial Statements.

Statement on the compliance with the Accounting Standards and System

The Board of Directors ensures to follow all the requirements of the Vietnamese Accounting
Standards and System issued together with the Circular No. 99/2025/TT-BTC dated 27 October
2014, the Circular No. 53/2016/TT-BTC dated 21 March 2016 and the Circular No. 202/2014/TT-
BTC dated 22 December 2014 as well as the Circulars giving guidance on the implementation of
accounting standards and system of the Ministry of Finance in the preparation and presentation of
Consolidated Financial Statements.

ACCOUNTING POLICIES

Accounting convention

All the Consolidated Financial Statements are prepared on the accrual basis (except for the
information related to cash flows).

Consolidation basis

The Consolidated Financial Statements include the Financial Statements of the Holding Company
and the Financial Statements of its subsidiaries. A subsidiary is a business that is controlled by the
Holding Company. The control exists when the Holding Company has the power to directly or
indirectly govern the financial and operating policies of the subsidiary to obtain economic benefits
from its activities. In determining the control power, the potential voting right that is currently valid
or will be transferred should also be taken into consideration as of the balance sheet date.

The business results of the subsidiaries which are acquired or disposed during the year are included
in the consolidated income statement from the date of acquisition until the date of disposal of the
investments in those subsidiaries.

The Financial Statements of the Holding Company and subsidiaries used for consolidation are
prepared for the same accounting period and apply the consistent accounting policies for similar
transactions and events in similar circumstances. In case that the accounting policies of the
subsidiaries are different from those which are applied consistently within the Group, the
appropriate adjustments should be made to the Financial Statements of the subsidiaries before they
are used to prepare the Consolidated Financial Statements.

Intra-group balances in the balance sheet and intra-group transactions and unrealized intra-group
profits resulting from these transactions are eliminated when the Consolidated Financial Statements
are prepared. Unrealized losses resulting from intra-group transactions are also eliminated unless
costs which cause those losses cannot be recovered.

Interest of non-controlling shareholders shows gains/losses on the business results and net assets of
a subsidiary which is not held by of the Group and is presented in a specific item in the
Consolidated Income Statement and the Consolidated Balance Sheet (the owner’s equity). Interest
of non-controlling shareholders includes value of non-controlling minority interest as of the initial
business consolidation date and that in the fluctuation of owner’s equity commencing from the
business consolidation date. Losses arising in subsidiaries are allocated equivalent to the ownership
rate of non-controlling shareholders, even if those losses are higher than the ownership rate of non-
controlling shareholders in net assets of subsidiaries.

Cash and cash equivalents
Cash includes cash on hand and demand deposits. Cash equivalents are short-term investments of
which the due dates cannot exceed 3 months from the dates of the investments and the

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 13
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter II1 of 2026

Notes to the Consolidated Financial Statements (cont.)

convertibility into cash is easy, and which do not have a lot of risks in the conversion into cash as
of the balance sheet date.

Financial investments

Trading securities

Investments classified as trading securities are those held by the Group for the trading purpose with
the aim of making profit.

Trading securities are recognized at original costs which include fair value of the payments made at
the time of the transaction plus other costs attributable transaction costs.

The time of recognizing trading securities is when the Group acquires the ownership, as follows:
e For listed securities: recognized at the time of order-matching (T+0).
e For unlisted securities: recognized at the time of acquiring official ownership as stipulated by law.

Interest, dividends, and profit of the periods prior to the acquisition of trading securities are
recorded as a decrease in the value of such securities. Interest, dividends and profit of the periods
after the acquisition of such securities are recorded in the Group’s revenue. Particularly, the
dividends paid in form of shares are not recorded as an increase in value, but the increasing
quantity is followed up.

Provision for devaluation of trading securities is made for each particular type of securities in the
market of which the fair value is lower than original costs. The fair value of trading securities is
determined as follows:

e For securities listed on the stock market: the closing price at the latest date of transaction to the
balance sheet date.

e For shares registered for transactions on the transaction market of the unlisted public
companies and the state-owned enterprises equitized under the form of selling stocks to the
public (Upcom): the average reference price in the last 30 consecutive transaction days before
the balance sheet date disclosed by the Stock Exchange.

e For shares listed on the stock market or shares of joint stock companies registered for trading
on Upcom market which have no transaction within 30 days prior to the date of provision
extraction, listed shares which have been delisted, suspended or stopped from trading:
provision is made based on the loss of the invested Group equal to the difference between the
actual investment capital of the owners and the owner’s equity as of the balance sheet date
multiplied by the Group’s ownership rate of charter capital to the total charter capital actually
contributed.

Increases/ (decreases) in the provision for devaluation of trading securities are recorded into
“Financial expenses” during the year.

Gain on or loss from transfer of trading securities is recognized into financial income or financial
expenses. Original costs are determined in accordance with the mobile weighted average method.

Held-to-maturity investments
Investments are classified as held-to-maturity investments that the Group intends and is able to
hold to maturity. Held-to-maturity investments only include term deposits. Interest from these held-
to-maturity investments after acquisition date is recognized in the profit or loss on the basis of the
interest income to be received.

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 14
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter 111 of 2026

Notes to the Consolidated Financial Statements (cont.)

Loans

Loans are determined at original costs less allowance for doubtful debts. Allowance for doubtful
debts of loans is made on the basis of estimated losses.

Investments in associates

An associate is an entity which the Group has significant influence but not the control to govern the
financial and operating policies. Significant influence is the right to participate in making the
associate’s financial and operating policies but not control those policies.

[nvestments in associates are recognized in accordance with the owner’s equity method. Accordingly,
the investments in associates are presented in the Consolidated Financial Statements by the initial
investment costs and adjusted for changes in benefits on net assets of associates after the investment
date. If the benefits of the Group in losses of associates are higher than or equal to book value of the
investments, the value of investments will be presented in the Consolidated Financial Statements as
zero unless the Group has an obligation to make the payment instead of associates.

The Financial Statements of associates are prepared for the same accounting period of the Group.
In case the accounting policies of an associate are different from those consistently applied in the
Group, the Financial Statements of that associate will be suitably adjusted before being used to
prepare the Consolidated Financial Statements.

Unrealized gains/losses from transactions with associates are excluded equivalent to those of the
Group when the Consolidated Financial Statements are prepared.

Investments in equity instruments of other entities
Investments in equity instruments of other entities include such investments in equity instruments that
do not enable the Group to have the control, joint control or significant influence on these entities.

Investments in equity instruments of other entities are initially recognized at costs, including cost
of purchase or capital contribution plus other directly attributable transaction costs. Value of these
investments is derecognized for dividends and profits arising in the periods prior to the acquisition
of such investments. Dividends and profit arising in the periods after the acquisition of investments
are recorded into revenue. Particularly, the dividends paid in form of shares are not recorded as an
increase in value, but the increasing quantity of shares is followed up.

Provision for impairment of investments in equity instruments of other entities is made as follows:

e For investments in listed shares or fair value of investments which is reliably measured,
provision is made on the basis of the market value of shares.

e For investments of which the fair value cannot be measured at the time of reporting,
provision is made on the basis of the losses suffered by investees, at the rate equal to the
difference between the actual capital invested by investors and the actual owner’s equity
multiplying (x) by the Group’s rate of charter capital in these investees.

Increases/ (decreases) in the provision for impairment of investments in equity instruments of other
entities are recorded into “Financial expenses” during the year.

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

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

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 15
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter 111 of 2026

Notes to the Consolidated Financial Statements (cont.)

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

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

Allowance is made for each doubtful debt on the basis of the estimated loss.

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

6.  Inventories
Inventories are recognized at the lower of cost or net realizable value.

Costs of inventories are determined as follows:

e For work-in-process of real estate projects: Costs comprise expenses of hiring contractors to
implement items of real estate projects and other directly relevant costs.

e Property held for sale (including property built for sale during the Group’s normal operation
period): Costs comprise expenses of land use right, direct costs and relevant general expenses
incurred during construction investment of property.

e Other merchandise: Costs comprise costs of purchases and other directly relevant costs
incurred in bringing the inventories to their present location and conditions.

Net realizable value is the estimated selling price of inventories in the ordinary course of business
less the estimated costs of completion and the estimated costs necessary to make the sale.

Allowance for inventories is recognized for each type of inventories when their costs are higher
than their net realizable value. Increases/ (decreases) in the obligatory allowance for inventories as
of the balance sheet date are recorded into “Costs of sales™.

Costs of property already sold are recognized into the Income Statement based on direct costs
constituting the property and general expenses, allocated on the basis of the corresponding area of

that property.

78 Prepaid expenses
Prepaid expenses comprise actual expenses arising and relevant to financial performance in several
accounting periods. Prepaid expenses of the Group mainly include expenses of tools and selling
expenses for projects not yet handed over. These prepaid expenses are allocated in the prepayment
term or the term in which corresponding economic benefit is derived from these expenses.

Tool
Expenses of tools being put into use are allocated into expenses in accordance with the straight-line
method for the maximum period of 3 years.

Selling expenses for projects not yet handed over

Project selling expenses (including brokerage commission expenses, sale bonus expenses and etc.)
are allocated into expenses corresponding to the number of apartments handed over to customers
during the year.

8.  Tangible fixed assets
Tangible fixed assets are determined by their historical costs less accumulated depreciation.
Historical costs of tangible fixed assets include all the expenses paid by the Group to bring the
asset to its working condition for its intended use. Other expenses arising subsequent to initial

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 16
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter 111 of 2026

Notes to the Consolidated Financial Statements (cont.)

10.

recognition are included into historical costs of fixed assets only if it can be clearly demonstrated
that the expenditure has resulted in future economic benefits expected to be obtained from the use
of these assets. Those which do not meet the above conditions will be recorded into operation costs
during the year.

When a tangible fixed asset is sold or disposed, its historical cost and accumulated depreciation are
written off, then any gain or loss arising from such disposal is included in the income or the
expenses during the year.

Tangible fixed assets are depreciated in accordance with the straight-line method over their
estimated useful lives. The depreciation years applied are as follows:

Fixed assets Years
Buildings and structures 20 -50
Machinery and equipment 5-15
Office equipment 10
Vehicles 3
Other fixed assets 3-15

Intangible fixed assets
Intangible fixed assets are determined by their initial costs less accumulated amortization.

Initial costs of intangible fixed assets include all the costs paid by the Group to bring the asset to its
working condition for its intended use. Other costs relevant to intangible fixed assets arising
subsequent to initial recognition are included into operation costs during the period only if these
costs are associated with a specific intangible fixed asset and result in future economic benefits
expected to be obtained from the use of these assets.

When an intangible fixed asset is sold or disposed, its initial costs and accumulated amortization
are written off, then any gain or loss arising from such disposal is included in the income or the
expenses during the year.

Intangible fixed asset of the Group includes Computer software. Purchase price of computer
software, which is not a part associated with the relevant hardware, will be capitalized. Costs of
computer software include all the expenses paid by the Group until the date the software is put into
use. Computer software is amortized in accordance with the straight-line method in 3- 5 years.

Investment property

Investment property includes hotel apartments, shophouses owned by the Company. Investment
property for lease is measured at the historical cost less accumulated depreciation. Historical costs of
an investment property include all the expenses paid by the Company or the fair value of other
consideration given to acquire the investment property at the time of its acquisition or construction.

Expenses related to investment property arising subsequent to initial recognition should be added
to the historical costs of the investment property when it is probable that future economic benefits,
in excess of the originally assessed standard of performance of the existing investment property,
will flow to the Company.

When the investment property is sold or disposed, its historical costs and accumulated depreciation
are written off, then any gain or loss arising from such disposals is included in the income or the
expenses during the year.

The transfer from owner-occupied property or inventories into investment property shall be made
when, and only when, there is a change in use evidenced by the end of owner-occupation and the
commencement of an operating lease to another party or the end of construction. The transfer from
investment property to owner-occupied property or inventories shall be made when, and only
when, there is a change in use evidenced by the commencement of owner-occupation or the
commencement of development with a view to sale. The transfer from investment property to

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 17




APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter IIT of 2026

Notes to the Consolidated Financial Statements (cont.)

11.

12.

13.

14.

owner-occupied property or inventories does not change the historical cost or net book value of
investment property at the date of transfer.

Investment property for lease is depreciated in accordance with the straight-line method over its
estimated useful life. The depreciation years applied are as follows:

Fixed assets Years
Hotel apartments 44
Shophouses 44

Construction-in-progress

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

Payables and accrued expenses
Payables and accrued expenses are recorded based on the amounts payable for goods and services
already used. Accrued expenses are recorded based on reasonable estimates for the amounts payable.

The classification of payables as trade payables, accrued expenses, and other payables is made on

the basis of following principles:

e Trade payables reflect payables of commercial nature arising from the purchase of goods,
services, or assets and the seller is an independent entity with the Group.

e Accrued expenses reflect expenses for goods, services received from suppliers or supplied to
customers but have not been paid, invoiced or lack of accounting records and supporting
documents; pay on leave payable to employees; and accrual of operation expenses.

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

Payables and accrued expenses are classified into short-term and long-term ones in the
Consolidated Balance Sheet based on the remaining terms as of the balance sheet date.

Owner’s equity
Capital
Capital is recorded according to the actual amounts contributed by the shareholders of the Company.

Recognition of sales and income

Sales of real estate

Sales of real estate that invested by the Group shall be recognized when all of the following

conditions are satisfied:

e Real estate is fully completed and handed over to buyers, and the Group transfers most of risks
and benefits incident to the ownership of real estate to buyers;

e The Group retains neither continuing managerial involvement to the degree usually associated
with ownership nor effective control over the real estate sold.

e The amount of sales can be measured reliably.

e The Group received or shall probably receive the economic benefits associated with the transaction.

e The costs incurred or to be incurred in respect of the transaction can be measured reliably.

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 18
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter I1I of 2026

Notes to the Consolidated Financial Statements (cont.)

15.

16.

Sales of providing services

Sales of providing services are recognized when the result of such transaction is determined

reliably. In case the transaction of providing services relates to many periods, sales are recognized

during the period based on the result of completed work as of the balance sheet date of that period.

The result of providing services is recognized when all of the following 4 conditions are satisfied:

e The amount of sales can be measured reliably;

e The Group received or shall probably receive the economic benefits associated with the
rendering of services;

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

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

Income from leasing operating assets
Income from leasing operating assets is recognized in accordance with the straight-line method
during the lease term.

In case, the leasing duration holds over 90% of the assets’ useful lives, sales shall be once recognized

for the whole leasing amount received in advance when all of the following conditions are satisfied:

e The lessees have no right to cancel the lease contracts and the Group is not obliged to return
the money received in advance in any case and in any form.

e The amount received in advance from leasing is not less than 90% of total estimated rental
amount to be received in accordance with the contract during the lease term and the lessees
shall pay the whole rental within 12 months commencing from the initial asset lease date.

e  Mostly all risks and benefits incident to the ownership of asset are transferred to the lessees.

e  Costs related to leasing operation can be rather adequately estimated.

Interest

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

Borrowing costs
Borrowing costs are interests and other costs that the Group directly incurs in connection with the
borrowings.

Borrowing costs are recorded as expenses when they are incurred. In case the borrowing costs are
directly attributable to the construction or the production of an asset in progress, which takes a
substantial period of time (over 12 months) to get ready for intended use or sales of the asset, these
costs will be included in the cost of that asset. To the extent that the borrowings are especially for
the purpose of construction of fixed assets and investment properties, the borrowing cost is eligible
for capitalization even if construction period is under 12 months. Incomes arisen from provisional
investments as loans are recognized as a decrease in the costs of relevant assets.

In the event that general borrowings are partly used for the acquisition, construction or production of an
asset in progress, the costs eligible for capitalization will be determined by applying the capitalization
rate to average accumulated expenditure on construction or production of that asset. The capitalization
rate is computed at the weighted average interest rate of the borrowings not yet paid during the period,
except for particular borrowings serving the purpose of obtaining a specific asset.

Expenses

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

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 19
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter I11 of 2026

Notes to the Consolidated Financial Statements (cont.)

17.

18.

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

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

Current income tax

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

Deferred income tax

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

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

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

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

Related parties

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

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

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 20
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City

CONSOLIDATED FINANCIAL STATEMENTS
For Quarter IIT of 2026
Notes to the Consolidated Financial Statements (cont.)

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

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

The segment information is prepared and presented in conformity with the accounting policy
applied for the preparation and presentation of the Group’s Consolidated Financial Statements.

V. ADDITIONAL INFORMATION ON THE ITEMS OF THE STATEMENT OF FINANCIAL

POSITION.
1.  Cash and cash equivalents
30/09/2026 01/01/2026
VND VND
Cash on hand 565.512.422 1.981.789
Demand deposits in banks 24.477.834.244 30.667.863.227
Deposits in Securities Company 109.143.346 109.389.602
Cash equivalents 25.869.684.932 40.036.054.794
Total 51.022.174.944 70.815.289.412
2 Financial investments
2a. Trading securities
30/09/2026 01/01/2026
VND VND
Original costs Fair value Provision  Original costs Fair value Provision
Listed shares 3.924.805.000 991.873.400 (2.932.931.600) 3.924.805.000 1.365.803.650 (2.559.001.350)
f;’CEC Securities 5 570700000 989.510.000 (2.931.190.000)  3.920.700.000 1.362.910.000 (2.557.790.000)
VPBank 4.105.000  2.363.400 (1.741.600) 4.105.000 2.893.650 (1.211.350)
Unlisted shares 2.839.310.000 494.034.493  (2.345.275.507) 2.839.310.000 494.034.493 (2.345.275.507)
?S&‘CD‘)“‘% Woollen 5 138 120.000 - (2.138.120.000)  2.138.120.000 - (2.138.120.000)
Foodinco
Investment and 701.190.000 494.034.493 (207.155.507) 701.190.000 494034493  (207.155.507)
Trading JSC.
Total 6.764.115.000 (5.278.207.107) 6.764.115.000 (4.904.276.857)

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter III of 2026

Notes to the Consolidated Financial Statements (cont.)

2b.  Held-to-maturity investments
30/09/2026
VND

01/01/2026
VND

222.910.000.000
29.078.500.000

Time Deposits (*)
Receivables from short-term loans

250.205.412.278
8.149.290.000

APEC SECURITIES., JSC. 678.500.000 678.500.000
Nguyen Thi Bon - 2.470.790.000
Vo Quang Hung 22.300.000.000 3.000.000.000
Le Vo Thuy Tien 100.000.000 -
Man.da[a He;althcare and Wellness 6.000.000.000 i
Services Joint Stock Company

Total 251.988.500.000 258.354.702.278

(*) Including the bank deposits of which the maturity is from 6 months to 12 months.

2c.  Investments in associates
Ownership shares of the Group in the associate is as follows:

Ending balance Beginning balance
Subsidiary Shares Contribution i Contribution
rate rate

Dieam Vina. Warles Joiot Stack ¢ 450,600 25,1%  1.000.000 25,08%
Company
Kim Boi Trade And Travel Joint ) 354 99 48,47%  11.320.000 48,47%
Stock Company
PVF-CAND Education Joint Stock 2.700.000 26% 7200.000 48%
Company
Ownership value of the Group in the associate is as follows:

Dream Vina Kim Boi Trade PVE-CAND

Works Joint And Travel Joint Education Joint Total

Stock Company  Stock Company Stock Company

4.235.674.947
(4.235.674.947)

191.942.160.000
(4.907.634.035)

Original costs
Gain/Loss

39.000.000.000

235.177.834.947
(9.143.308.982)

Ending balance - 187.034.525.965 39.000.000.000 226.034.525.965
2d.  Investments in other entities
Ending Balance Beginning Balance
Original costs Provision Original costs Provision
Mandala Hotel and
Sevirce 8.000.000.000 (8.000.000.000) 8.000.000.000 (8.000.000.000)
Management JSC
Mandala Real

1.500.000.000 (1.500.000.000)

Estate Management

Investment Joint 4.551.540.000 -

1.500.000.000

(1.500.000.000)

4.551.540.000 -

Stock Company
Total 14.051.540.000 (9.500.000.000)  14.051.540.000 (9.500.000.000)
These Notes_form an integral part of and should be read in conjunction with the Consolidated Financial Statements 22
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter I1I of 2026

Notes to the Consolidated Financial Statements (cont.)

2e.

Ja.

3b.

Fair value

The Group has not determined fair value of investments without listed prices as there has not been
any detailed guidance on determination of fair value.

Capital contribution commitments
As of 30 Jun 2026, the capital contribution commitments include:
Committed Amount contributed Amount to be

Company amount as of 30 Jun. 2026 contributed
?g"é“dala Hotel and Service Management 4 54 00,000 $.000.000.000 11.000.000.000
Mandala Real Estate Management JSC.  19.000.000.000 1.500.000.000 17.500.000.000

Trade receivables
Short-term trade receivables

30/09/2026 01/01/2026

VND VND

Real estate projects 123.387.932.063 136.254.132.032
Da Hoi Project 8.692.247.980 8.692.247.980
Mandala Phu Yen 37.448.116.794 24.766.522.310
Apec Aqua Park Bac Giang Project 23.692.017.095 26.251.393.345
Royal Park Hue Project 53.555.550.194 76.543.968.397
Other customers 21.112.390.131 44.024.434.243
Total 144.500.322.194 180.278.566.275

Long-term trade receivables

Including the receivables from customers for purchasing real estate under the deferred payment
policy in Apec Aqua Park Bac Giang Project. with the remaining payment period of over 12
months commencing from the balance sheet date.

Short-term prepayments to suppliers

30/09/2026 01/01/2026

VND VIND

Prepayments 48.379.772.134 37.113.060.659
Total 48.379.772.134 37.113.060.659

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 23
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Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City

CONSOLIDATED FINANCIAL STATEMENTS
For Quarter II1 of 2026
Notes to the Consolidated Financial Statements (cont.)

5. Others Receivables
5a. Others Short-term Receivables

Madala Real Estate Management JSC.

Tu Son EnVironmental Treatment Company
Limited

Provisional Corporate Income Tax on Real Estate
Transfer (1% of revenue)

Mortgages

Accrued Interest Income, Loans

Advances (*)

Others

Total

5b. Others Long-term Receivables

Mortgages

Department of Planning and Investment of Ninh
Thuan Province

Lam Son Sai Gon Partnership Auction Company
(Now has changed to Power Transmission
Company No. 1 — a Branch of National Power
Transmission Corporation.)

Others Mortgages

Others Receivables

Mandala Hotel And Service Management JSC

Apec Thai Nguyen Investment JSC

Apec Group. JSC.
Total

30/09/2026
VND

01/01/2026
VND

1.893.128.650
6.000.000.000

5.067.916.742

4.288.783.582
5.018.114.246
11.891.357.508
29.189.965.582

8.177.280.219
7.944.624.105

5.082.711.606

11.479.283.582
6.098.873.009
16.732.605.278
1.618.900.378

63.349.266.310 57.134.278.177
30/09/2026 01/01/2026
VND VIND
14.532.768.414 53.754.591.162
- 39.221.822.748
12.491.518.414 12.491.518.414

2.041.250.000

12.000.000.000

19.158.137.730
132.463.444.960

2.041.250.000
163.621.582.690

12.000.000.000

19.158.137.730
132.463.444.960

178.154.351.104

217.376.173.852

*) Investment capital contribution for the cooperative development of the "Apec Golden Valley
Muong Lo Commercial and Tourism Urban Area" project in Nghia Lo town, Yen Bai province,
according to Business Cooperation Agreement No. 0412/HT/API-APG dated December 4, 2025.

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City

CONSOLIDATED FINANCIAL STATEMENTS
For Quarter I1I of 2026
Notes to the Consolidated Financial Statements (cont.)

6. Inventories

Work-in-process

Da Hoi Industrial Park Project

The parc one Bac Giang

Golden Palace Lang Son Project

Royal Park Hue Project

Apec Dubai Tower Ninh Thuan Project
Other projects

Property held for sale

Mandala Phu Yen Project

Aqua Park Bac Giang Project (OCT8 Building)
Furniture Inventory

Total

7. Prepaid expenses

a) Short-term prepaid expenses
Dispatched tools and supplies
Selling expenses

Others

30/09/2026 01/01/2026
VND VND
748.148.660.448 683.302.986.325

117.722.175.665
106.142.954.711
95.742.901.488
367.306.831.219
43.780.376.668
17.453.420.697
108.394.751.451
102.869.022.240
5.525.729.211
12.477.050.323

117.083.886.908
71.964.487.809
88.875.231.418
340.510.978.104
46.582.128.166
18.286.273.920
108.677.844.486
102.869.022.240
5.808.822.246
12.493.406.668

869.020.462.222 804.474.237.479
30/09/2026 01/01/2026
VND VYND
28.699.792.458 16.956.261.132
8.964.632.852 46.909.643

16.909.351.489
2.825.808.117

16.909.351.489

b) Long-term prepaid expenses 14.811.532.739 12.759.152.069
Dispatched tools and supplies 102.439.969 516.479.133
Selling expenses 14.693.467.770 12.187.725.436
The parc one Bac Giang 2.3953.652.371 2367319
Mandala Phu Yen Project (Condotel) 11.884.533.226 11.991.390.429
Other projects 255.282.173 193.967.688
Other long-term prepaid expenses 15.625.000 54.947.500
Total 43.511.325.197 29.715.413.201
These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 25
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City

CONSOLIDATED FINANCIAL STATEMENTS

For Quarter I11 of 2026
Notes to the Consolidated Financial Statements (cont.)

9.

10.

11.

Intangible fixed assets

Including computer software. details are as follows:

Historical costs
Beginning balance

Transferred from construction in progress

Ending balance
Accumulated depreciation
Beginning balance
Depreciation during the year
Ending balance

Net book value

Beginning balance

Ending balance

Investment property for lease

Historical costs
Beginning balance
Other decrease

Ending balance
Accumulated depreciation
Beginning balance
Decrease during the year
Other decrease

Ending balance

Net book value
Beginning balance
Ending balance

Software Total

673.304.000 673.304.000
4.287.380.000 4.282.380.000
4.955.684.000 4.955.684.000
412.621.625 412.621.625
210.029.271 210.029.271
622.650.896 622.650.896
260.682.375 260.682.375
4.333.033.104 4.333.033.104

Housing Infrastructure Total
3.144.017.441 179.066.367.601 182.210.385.042
(1.364.424.147) - (1.364.424.147)
1.779.593.294  179.066.367.601 180.845.960.895

186.660.738

13.864.421.804

14.051.082.542

45.838.796

2.889.190.197
(93.028.919)

2.935.028.993
(93.028.919)

232.499.534

16.660.583.082

16.893.082.616

2.957.356.703

165.201.945.797

168.159.302.500

1.547.093.760

162.405.784.519

163.952.878.279

As stipulated in Vietnamese Accounting Standard No. 05 “Investment property”. fair value of
investment property as of the balance sheet date should be presented. However. the Company has
not determined fair value of investment property because it has not found a suitable valuation

company to perform this work.
Construction-in progress

Construction-in progress
Thai Nguyen Plaza Project

30/09/2026
VND

01/01/2026
VIND

Transmission equipment system investment project

58.700.637.271
73.907.380.534

58.829.232.789

Other projects 3.378.058.405 3.784.167.076
Total 135.986.076.210 62.613.399.865
These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 27



APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City

CONSOLIDATED FINANCIAL STATEMENTS
For Quarter IIT of 2026
Notes to the Consolidated Financial Statements (cont.)

12. Short-term trade payables

IDJ Vietnam Investment JSC.

Apec Group., JSC

Mandala Real Estate Management JSC.
Mandala Hotel and Service Management JSC.
Nguyen Lam Co., Ltd.

Power Transmission Company No.l — a Branch of
National Power Transmission Corporation

AZT Vietnam Technology Co., Ltd.
Other suppliers
Total

13. Short-term advances from customers

30/09/2026 01/01/2026
VND VND
44.956.784.008 43.740.263.983
100.460.864 100.460.864
610.736.145 433.137.862
511.061.584 335.484.262

3.022.930.762

13.740.670.257

6.631.694.020
37.659.058.927

32.583.960.658

107.233.396.567

77.193.307.629

These are advances according to the schedule of customers in Real estate projects. including:

Da Hoi Industrial Park Project
Mandala Phu Yen Project
Royal Park Hue Project

Mui Ne Interior

Other customers

Total

14. Taxes and other obligations to the State Budget

Value added tax
Corporate income tax

Personal income tax
Other tax

Total

Value added tax (VAT)

30/09/2026
VYND

01/01/2026
VND

4.773.842.067
24.634.591.193

4.773.842.067
25.061.559.614

20.650.419.015 20.985.837.894

337.787.036 337.787.036

- 13.004

50.396.639.311 51.159.039.615

30/09/2026 01/01/2026

VND VND

- 301.173.776

54.637.926 3.791.541.143

798.901.111 588.271.207
7.673.645

861.212.682 4.680.986.126

The Companies in the Group have to pay VAT in accordance with the deduction method at the rate

of 8-10%.

Corporate income tax (CIT)

The Companies in the Group have to pay corporate income tax for taxable income at the rate of

20% (that in the previous year was 20%).

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter IIT of 2026

Notes to the Consolidated Financial Statements (cont.)

15. Short-term accrued expenses

Accruals of costs for Phu Yen Project
Accruals of costs for Bac Giang Project
Accruals of costs for Mui Ne Project

Loan interest expenses

Other short-term accrued expenses
Total

Other payables

16a. Other short-term payables

Trade Union’s expenditure

Social insurance, Health insurance, Unemployment
insurance premiums

Receipt of contribution capital from organizations
and individuals in projects:

Urban Area No. 5 Project. Tuc Duyen Ward
Mandala Phu Yen Project

Thai Nguyen Plaza Project

Aqua Park Bac Giang Project

Da Hoi Industrial Park Project - Bac Ninh

The Parc One Bac Giang

Maintenance fees

Deposit received for furniture purchase - Mui Ne
Project

Short-term deposits, collateral received

Other short-term payables
Total

30/09/2026 01/01/2026
VND VND
31.015.490.894 32.806.177.454
22.152.064.241 27.259.085.214

2.684.184.465

113.649.029.854
1.745.974.200

2.684.184.465
101.473.948.898

171.246.743.654 164.223.396.031
30/09/2026 01/01/2026
VND VND
242.501.049 259.244 546
33.944.095 83.120

141.612.339.737

46.760.720.298
25.173.115.364
45.442.013.450

1.413.841.784
10.059.389.211
12.763.259.630
24.466.204.164

128.904.643.162

46.760.720.298
25.225.678.419
45.442.013.450

1.413.841.784
10.059.389.211

24.279.294.122

112.370.000 112.370.000
2.670.000.000 1.105.000.000
3.279.069.364 1.044,793.551

172.416.428.409 155.705.428.501

) Receipt of contribution capital from organizations and individuals in the projects that the Group
is implementing to be distributed with products as houses of the Project without going through a
real estate trading floor. When the projects are legally eligible to sign a sale contract and the parties
sign a house sale contract. the entire actual contribution capital shall be converted into the first

payment of the House sale price.

16b. Other long-term payables

30/09/2026 01/01/2026
VND VND
An Phat Land.. JSC 45.860.005.476 45.860.005.476
Mortgages and deposits 163.398.999 158.398.999
Total 46.023.404.475 46.018.404.475

These Notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements 29
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APEC INVESTMENT JOINT STOCK COMPANY
Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter III of 2026

Notes to the Consolidated Financial Statements (cont.)

VL

1.

2.

5.

ADDITIONAL INFORMATION ON THE ITEMS OF THE CONSOLIDATED INCOME

STATEMENT
Sales

Sales of property held for sale

Sales of service provision

Others Revenue
Total

Costs of sales

Costs of property sold

Costs of services provided

Costs of goods
Total

Financial income

Loan interests, Bank deposit interests

Total

Financial expenses

Interest expenses

Provision for decline in trading securities and

investment losses

Financing arrangement cost
Other financial expenses

Total

Selling expenses

Outsourced service expenses

Total

From 01/01/2026 to  From 01/01/2025 to
30/09/2026 30/09/2025
VND VND

2.690.827.588
5.308.958.340 46.363.636
2.063.665.870 -
10.063.451.798 46.363.636
From 01/01/2026 to  From 01/01/2025 to
30/09/2026 30/09/2025
VND VND

1.944.519.749
20.828.346.827

90.224.198.031
19.026.896.835

7.970.704.391 548.479.299
30.743.570.967 109.799.574.165
From 01/01/2026 to  From 01/01/2025 to
30/09/2026 30/09/2025
VND VND
15.111.162.418 19.265.507.989
15.111.162.418 19.265.507.989

From 01/01/2026 to
30/09/2026
VND

From 01/01/2025 to
30/09/2025
VYND

30.108.885.592

37.951.349.635

12.378.440.783 (579.971.900)

3.997.130.600 417.067.400

: 38.049.629

46.484.456.975 37.826.494.764

From 01/01/2026 to  From 01/01/2025 to
30/09/2026 30/09/2025

VND VYND

854.291.334 21.910.502.148

854.291.334 21.910.502.148

These Notes forni an integral part of and should be read in conjunction with the Consolidated Financial Statements
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APEC INVESTMENT JOINT STOCK COMPANY

Address: Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi City
CONSOLIDATED FINANCIAL STATEMENTS

For Quarter ITT of 2026

Notes to the Consolidated Financial Statements (cont.)

6.  General and administration expenses

Employees

Materials. supplies

Office supplies

Depreciation/ (amortization) of fixed assets
Taxes. fees and legal fees

Allowance

External service hired

Other expenses

Total

Other income/expenses

Other income
Other income
Total

Other expenses

From 01/01/2026 to

From 01/01/2025 to

30/09/2026 30/09/2025
VND VND
23.699.665.737 14.237.660.793
70.189.044 23.227.131
138.465.136 30.831.545
635.805.545 638.798.074
292.788.816 45218213

5.336.040.326
4.282.611.349

3.265.745.830
3.221.055.760

34.455.565.953

21.462.537.346

From 01/01/2026 to
30/09/2026
VND

From 01/01/2025 to
30/09/2025
VYND

2.124.013.836
2.124.013.836

1.931.822.030
1.931.822.030

Other expenses 331.853.027 1.768.204.751
Total 331.853.027 1.768.204.751
Other income/ Other expenses (Net) 1.792.160.809 163.617.279
8. Earnings per share
From 01/01/2026 to  From 01/01/2025 to
30/09/2026 30/09/2025
VND VND

Accounting profit after corporate income tax (90.938.251.023) (7.232.746.907)
Profit or loss attributable to ordinary (90.938.251.023) (7.232.746.907)
shareholders

Avc::rage number of ordinary shares outstanding 84.083.976 84.083.976
during the year

Basic earnings/Diluted earnings per share (1.082) (86)

Prepared by

s

Chief Accountart

Ngo THi Thanh Sac Tran Thuy Ha

Nguyen Phuong Dung

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