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BAO CAO TAI CHINH RIENG GIUPA NIEN DO
TAng 3, tda nha Grand Plaza , s6 117 Tran Duy Hung, Phwéng Yén Hoa, TP Ha Noi, Viet Nam

BAO CAO CUA BAN TONG GIAM BOC

Ban Téng Giam déc Cong ty Cé phan Dau tw Chau A - Thai Binh Duong (sau day goi tat la "Cong ty") trinh
bay Bao cao cla minh va Bao cdo tai chinh rieng gilra nién dd clia Céng ty cho ky ké toan tir ngay
01/01/2026 dén ngay 30/09/2026.

CONG TY

Céng ty C& phan Pau tw Chau A - Thai Binh Drong la Cong ty cd phén hoat déng theo Gidy chtrng nhan
dang ky doanh nghiép sé 0102005769 ngéy 31 thang 7 n&m 2006 do S& K& hoach va Dau tu thanh pho Ha
Noi cap.

Trong qua trinh hoat dong, Cong ty da 22 1an dugc S& Ké hoach va DAu tw thanh phd Ha Noi cp bd sung
cac Gidy phép chirng nhan dang ky kinh doanh diéu chinh. Trong do, Gidy chirng nhan dang ky doanh
nghiép diéu chinh 1&n ther 23 dwoc cép ngay 14 thang 8 ndm 2025 ve vige thay ddi dia chi tru s& chinh.

Tru s& chinh ctla Céng ty tai: Tang 3, toa nha Grand Plaza , s6 117 Tran Duy Hwng, Phwong Yén Hoa, TP
Ha Nai, Viét Nam.

HOI DONG QUAN TR] VA BAN TONG GIAM BOC

Cac thanh vién cta Hoi ddng Quan tri trong ky va tai ngay lap bao cao nay bao goém:

Ong Nguyén Manh Cudng Cha tich B& nhiém ngay 10 thang 6 ndm 2026
Ong Nguyén Blrc Quan Thanh vién B& nhiém ngay 10 thang 4 ndm 2024

Ba Nguy&n Phwong Dung Thanh vién B& nhiém ngay 10 thang 5 ndm 2024

Ba Nguyén D6 Hoang Lan Thanh vién B& nhiém ngay 10 thang 5 nam 2024
Ong Binh Quéc Birc Thanh vién Mi&n nhiém ngay 10 thang 6 nam 2026
Ong Hb Xuan Vinh Thanh vién Tai bd nhiém ngay 10 thang 5 nam 2024

Thanh vién cila Ban Tng Giam dbc va K& toan treéng da diéu hanh Cong ty trong ky va tai ngay 1ap bao
céo nay la:

Ba Nguy&n Phwong Dung Nguwoi dai dién theo B& nhiém ngay 01 thang 4 nam 2024
phap luat
Ba Tran Thuy Ha Ké toan truwdng B& nhiém ngay 01 thang 07 n&m 2025

Cac thanh vién clia Ban Kiém soat bao gém:

Ba Nguyén Thj Ngoc Ha Trwdng ban Tai bd nhiém ngay 10 thang 5 nam 2024
Ba  Nguyén Thi Thom Thanh vién B& nhiém ngay 20 thang 5 nam 2025
Ba Binh Thi Thu Hang Thanh vién Tai bd nhiém ngay 10 thang 5 nam 2024

NGUO1 PAI DIEN THEO PHAP LUAT

Nguoi dai dién theo phap luat clia Cong ty trong ky va cho dén khi lap Bao cdo tai chinh nay la Ba Nguyén
Phwong Dung — Téng Giam déc.
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BAO CAO TAI CHINH RIENG GIJPA NIEN DO
Thng 3, toa nha Grand Plaza , s6 117 Tran Duy Hung, Phuong Yén Hoa, TP Ha Noi, Viet Nam

CONG BO TRACH NHIEM CUA BAN TONG GIAM POC POl VOI BAO CAO TAI CHINH RIENG GITA
NIEN PO

Ban Téng Giam dbc Cong ty chiu trach nhiém vé viéc lap Bao céo tai chinh riéng gitra nién 4o phan anh
trung thirc, hop 1y tinh hinh tai chinh, két quéa hoat dong kinh doanh va tinh hinh It chuyén tién té cla Cong
ty trong ky. Trong qua trinh lap Bao cdo tai chinh riéng gitta nién do, Ban Téng Giam déc Cong ty cam két da
tuan thil cac yéu cau sau:

- Xay dung va duy trl kidm soat néi bd ma Ban Téng Giam dbc va Ban quan trj Cong ty xac dinh 1a can
thiét d& dam bao cho viéc [ap va trinh bay Bao céo tai chinh riéng gitka nién d6 khong con sai sot trong
yéu do gian lan hodc do nham Ian;

. Lwa chon céac chinh sach ké toan thich hop va ap dung cac chinh sach nay mot cach nhét quan;

- Puwa ra cac danh gia va dw doan hop ly va than trong;

- Néu rd cac chuln mue ké toan dwoc ap dung co dwgc tuan thil hay khong, co nhitng ap dung sai léch
trong yéu dén mirc can phai cong bd va gidi thich trong B&o céo tai chinh riéng gilra nién dd hay khong;

- Lap va trinh bay cac Bao céo tai chinh riéng gitra nién do trén co s& tuan thu cac Chuén muc ké toan,
Ché do ké toan doanh nghiép Viét Nam va cac quy dinh phap Iy c6 lién quan dén viéc lap va trinh bay
Bao cao tai chinh riéng gitta nién dg;

- Lap cac Bao céo tai chinh riéng gitra nién do dva trén co s& hoat déng kinh doanh lién tuc, trir trieong
hop khong thé cho réing Cong ty sé tiép tuc hoat dong kinh doanh.

Ban Téng Giam dbc Cong ty ddm bao réing cac sb ké toan duoc luu git @& phan anh tinh hinh tai chinh cla
Cong ty, v&i mirc d6 trung thuc, hop ly tai bat cle thei diém nao va dam bao rang Bao cdo tai chinh riéng
gitba nién @6 tuan thl cac quy dinh hién hanh clia Nha nuwéc. Bong thoi co trach nhiém trong viéc bao dam
an toan tai san cla Cong ty va thuc hién cac bién phép thich hop dé& ngan chan, phat hién cac hanh vi gian
lan va cac vi pham khac.

Ban Téng Giam déc Cong ty cam két réing Bao céo tai chinh riéng gitra nién d6 da phan anh trung thwc va
hop Iy tinh hinh tai chinh clia Cong ty tai thoi diém ngay 30 thang 09 nam 2026, két qua hoat déng kinh
doanh va tinh hinh Iy chuy&n tién t& cho ky ké toan tir ngay 01/01/2026 dén ngay 30/09/2026, phl hop véi
Chuan muc ké toan, Ché do ké toan doanh nghiép Viét Nam va tuan thd cac quy dinh phap ly c6 lién quan
dén viéc lap va trinh bay Bao cdo tai chinh riéng gitra nién do.

~ NguyéFPhomg Dung
Nguoi dai dién theo phap luat
Ha Noi, ngay 29 thang 10 ndm 2026
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BAO CAO TAI CHINH RIENG GIUA NIEN PO

Téng 3, tda nha Grand Plaza , s6 117 Tran Duy Hung,

Bao cao tai chinh riéng gilra nién do
cho ky ké toan tir ngay 01/01/2026 dén

Phwong Yén Hoa, TP Ha Noi, Viét Nam ngay 30/09/2026
BAO CAO TiNH HINH TAI CHINH RIENG GIU*A NIEN BO
Tai ngay 30 thang 09 nam 2026
Ma TAI SAN Thuyét 30/09/2026 01/01/2026
sb minh VND VND
100 A. TAI SAN NGAN HAN 718.703.628.253 673.837.441.845
110 |. Tién va cac khoan twong dwong tién 3 34.269.344.192 34.951.589.593
111 1. Tién 22.239.933.233 12.915.534.799
112 2. Céac khoan twong dwong tién 12.029.410.959 22.036.054.794
120 II. Pau tw tai chinh ngén han 4 54,356.611.175 51.451.063.795
121 1. Chi¢ng khoan kinh doanh 6.764.115.000 6.764.115.000
122 2. Dw phong gidm gia chirng khoan kinh doanh (5.278.207.107) (4.904.276.857)
123 3. DAu tw ndm gite dén ngay dao han 53.549.203.282 50.269.725.652
124 4. Dy phong dau tw ndm gir dén ngay déo han (678.500.000) (678.500.000)
ngan han
130 lII. Cac khoan phai thu ngén han 159.200.258.429 164.872.349.105
131 1. Phai thu ngén han cia khach hang 5 90.051.755.334 103.733.766.692
132 2. Tra trwée cho ngwdi ban ngén han 6 40.479.454 114 13.124.742.061
135 3. Phai thu ngan han khac 74 30.261.431.032 52.235.346.508
136 4. Dy phong phai thu ngan han khé doi 8 (1.592.382.051) (4.221.506.156)
140 IV. Hang ton kho 9 457.600.550.800 417.381.131.209
141 1. Hang ton kho 457.600.550.800 417.381.131.209
160 V. Tai san ngan han khac 13.276.863.657 5.181.308.143
161 1. Chi phi ch® phan bd ngan han 14 3.028.452.623 1.202.269
162 2. Thué GTGT dwoc khau trir 8.982.091.581 3.913.786.421
163 3. Thué va cac khoan khac phai thu Nha nuéc 18 1.266.319.453 1.266.319.453
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BAO CAO TAI CHINH RIENG GIU’A NIEN DO

Tang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung,

Phuwdng Yén Hoa, TP Ha Noi, Viét Nam

Bao cao tai chinh riéng giira nién do
cho ky ké toan tir ngay 01/01/2026 dén

ngay 30/09/2026
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BAO CAO TINH HINH TAI CHINH RIENG GIU’A NIEN PO

Tai ngay 30 thang 09 nam 2026
(tiép theo)

B. TAI SAN DAI HAN

I. Cac khoan phai thu dai han

1. Phai thu dai han clia khach hang
2. Phai thu dai han khac

3. Dy phong phai thu dai han khé dai

Il. Tai san ¢6 dinh

1. Tai san ¢b dinh hitu hinh
- Nguyén gia

- Gid trj hao mon Iity ké

2. Tai san cb dinh vo hinh

- Nguyén gia

- Gid trj hao mon lily ké

l1l. Bat déng san dau tw
- Nguyén gia
- Gia tri hao mon Ity ké

IV. Tai san d& dang dai han
1. Chi phi xay dwng ce ban dé dang

V. Dau tw tai chinh dai han

1. DAu tw vao cong ty con

2. Bau tw vao cong ty lién doanh, lién két

3. Pau tw gop vén vao don vi khac

4. Dy phong tén that dau tw vao don vj khac
dai han

VI. Tai san dai han khac
1. Chi phi ch&r phan b dai han

TONG CONG TAI SAN

=l

11

12

13

10

14

868.753.411.595

163.647.779.671
3.951.952.981
165.662.832.690
(5.967.006.000)

20.106.785.740
20.083.495.410
31.116.024.242
(11.032.528.832)
23.290.330
394,728,000
(371.437.670)

163.952.878.279
180.845.960.895
(16.893.082.616)

61.657.493.903
61.657.493.903

444.587.436.263
294.750.150.930
223.177.834.947

14.051.540.000
(87.392.089.614)

14.801.037.739
14.801.037.739

949.874.695.860

171.528.624.103
5.865.791.413
165.662.832.690

21.667.352.994
21.624.246.000
31.085.607.575
(9.461.361.575)
43.106.994
394.728.000
(351.621.006)

168.159.302.500
182.210.385.042
(14.051.082.542)

61.657.493.903
61.657.493.903

514.597.329.273
298.985.825.877
263.942.160.000

14.051.540.000
(62.382.196.604)

12.264.593.087
12.264.593.087

1.587.457.039.848

1.623.712.137.705
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BAO CAO TAI CHINH RIENG GIU’A NIEN PO
Tang 3, tda nha Grand Plaza , s6 117 Tran Duy Hung,

Bao cao tai chinh riéng gitra nién do
cho ky ké toan tir ngay 01/01/2026 dén

Phudng Yen Hoa, TP Ha Noi, Viet Nam ngay 30/09/2026
BAO CAO TINH HiNH TAI CHINH RIENG GII’A NIEN PO
Tai ngay 30 thang 09 nam 2026
(tiép theo)
Ma NGUON VON Thuyét 30/09/2026 01/01/2026
sb minh VND VND
300 C.NQ PHAITRA 780.815.003.334 731.850.007.160
310 1. N ngéan han 551.062.970.692 604.970.502.685
311 1. Phai tra ngwdi ban ngan han 16 62.205.872.817 62.206.429.505
312 2. Ngudi mua tra tién trwde ngan han b 29.746.220.296 30.173.188.717
313 3. Phai tra cd tire, loi nhuan 656.640.000 656.640.000
314 4. Thué va cac khoan phai nép Nha nuwéc 18 481.942.222 456.658.593
315 5. Phai tra ngudi lao dong 1.702.041.999 2.198.654.033
316 6. Chi phi phai tra ngén han 19 67.355.192.140 74.999.286.179
319 7. Doanh thu ché phan bé ngén han - 46.363.636
320 8. Phai tra ngdn han khac 20 211.585.442.104 175.239.669.772
321 9. Vay va no thué tai chinh ngan han 15 177.231.629.218 258.895.622.354
323 10. Quy khen thwdng phuc loi 97.989.896 97.989.896
330 Il No dai han 229.752.032.642 126.879.504.475
338 1. Phai tra dai han khac 20 46.023.404.475 46.018.404.475
339 2.Vay va no thué tai chinh dai han 15 183.728.628.167 80.861.100.000
400 D.VON CHU SO HrU 21 806.642.036.514 891.862.130.545
410 1. Vén chi s& hiru 806.642.036.514 891.862.130.545
411 1. Vén gop cla chli s& hteu 840.839.760.000 840.839.760.000

411a Cé phiéu phé théng cé quyén biéu quyét

840.839.760.000

840.839.760.000

420 2. Loi nhuan sau thué chwa phan phoi (34.197.723.486) 51.022.370.545
420a LNST chura phan phéi liy ké dén cudi ndm truéc 51.022.370.545 40.042.796.610
420b LNST chuwa phan phéi ky nay (85.220.094.031) 10.979.573.935

440

TONG CONG NGUON VON

Ngwei lap biéu

1.623.712.137.705

1.5687.457.039.848

Ngdé Thi Thanh Sac

Tran Thiy Ha

Nguyén Phwong Dung
Ha N§i, ngay 29 thang 10 ndm 2026
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BAO CAO TAI CHINH RIENG GI(PA NIEN BQ

Tang 3, tda nha Grand Plaza , s6 117 Tran Duy Hung,
Phwdng Yén Hoa, TP Ha Noi, Viét Nam

Béo cao tai chinh riéng gitra nién dg
cho ky ké toan tir ngay 01/01/2026 dén
ngay 30/09/2026

BAO CAO LUU CHUYEN TIEN TE RIENG GIU’A NIEN DO
cho ky ké toan tur ngay 01/01/2026 dén ngay 30/09/2026
(Theo phwong phap gian tiép)

Ma CHi TIEU Thuyét Tir 01/01/2026 Tir 01/01/2025
sb minh dén 30/09/2026 _ dén 30/09/2025
VND VND
I. LU CHUYEN TIEN TU HOAT DONG KINH DOANH
01 1. Loi nhudn trwéce thué (85.220.094.031) 1.725.019.586
2. Diéu chinh cho cac khoan
02 - Khau hao tai san ¢b dinh va bat dong san dau tw 4.432.983.995 4.496.460.950
03 - Cac khoan du phong 28.721.705.1565 17.483.656.272
05 - L&i/3 tir hoat dong dAu tw, tai chinh (1.733.429.509)  (11.358.175.208)
06 - Chiphi di vay 17.683.203.287 19.154.266.858
08 3. Loi nhudn tir hoat déng kinh doanh trwréc (36.115.631.103) 31.501.228.458
thay déi von lwu déng
09 - Tang/giam céac khoan phai thu 4.428.536.396 (20.582.290.211)
10 - Tang/gidm hang ton kho (38.854.995.444) 95.596.889.507
11 - Tang/giam cac khoan phai tra 30.253.821.849  (58.486.807.551)
(khéng ké |&i vay phai tra, thué TNDN phai nop)
12 - Tang/gidm chi phi che phan b (5.563.695.006) 3.215.364.900
14 - Chi phi di vay da tra (20.175.563.993) (18.656.640.126)
15 - Thué thu nhap doanh nghiép da nép (223.417.926) (1.988.735.758)
20 Lwu chuyén tién thuan tir hoat déng kinh doanh (66.250.945.227) 30.599.009.219
Il. LU CHUYEN TIEN T(’ HOAT BONG DAU TU
21 1. Tién chi @& mua sam, xay diwng TSCPD va (30.416.667) (843.224.888)
cac tai san dai han khac
23 2. Tién chi cho vay, mua céc céng cu ng clia don vi khac (25.000.000.000)  (17.550.000.000)
24 3. Tién thu hdi cho vay, ban lai cac cong cu ng clia don 23.095.412.278 7.000.000.000
vi khac
25 4. Tién chi dau tw gop vén vao don vi khac - (4.694.000.000)
26 5. Tién thu hoi dau tw gop vén vao don vi khac 45,000.000.000 .
27 6. Tién thu lai cho vay, cd ttee va loi nhuan duoce chia 1.300.169.184 5.128.113.676
30 Lwu chuyén tién thuan tir hoat déng dau tw 44.365.164.795  (10.959.111.212)
Il. LU CHUYEN TIEN TU’ HOAT BONG TAI CHINH
33 1. Tién thu twr di vay 160.947.628.167 45.876.982.191
34 2. Tién tra no gbc vay (139.744.093.136)  (92.599.582.191)
40 Luwu chuyén tién thuan tie hoat déng tai chinh 21.203.535.031  (46.722.600.000)
50 Luwu chuyén tién thuln trong ky (682.245.401)  (27.082.701.993)
60 Tién va twong dwong tién dau ky 34.951.589.593  102.964.405.114
70 Tién va twong dwong tién cudi ky 3 34.269.344.192 75.881.703.121

Ngwojtap biéu

"

/ |

Ngé Thi Thanh Sic Tran Thay Ha

“S==Ngtiyen Phwong Dung

Ha Néi, ngay 29 thang 10 ndm 2026
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BAO CAO TAI CHINH RIENG GI(’A NIEN BO Bao céo tai chinh riéng giira nién dé
Téang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung, cho ky ké toan tir ngay 01/01/2026 dén
Phuwéng Yén Hoa, TP Ha Noi, Viet Nam ngay 30/09/2026

THUYET MINH BAO CAO TAI CHINH RIENG GII’A NIEN DO
cho ky ké toan tr ngay 01/01/2026 dén ngay 30/09/2026

1 .DAC DIEM HOAT DONG CUA DOANH NGHIEP
Hinh thire s& hivu vén

Cong ty C phan Bau tu Chau A - Thai Binh Dwong la Cong ty ¢d phan hoat dong theo Gidy chirng nhan
dang ky doanh nghiép s6 0102005769 ngay 31 thang 7 ndm 2006 do S& Ké hoach va Dau tw thanh phd
Ha Noi cAp.

Trong qua trinh hoat déng, Céng ty da 22 1an dwoc S& Ké hoach va Bau tw thanh phé Ha Noi cap bd
sung cac Gidy phép chirng nhan d&ng ky kinh doanh diéu chinh. Trong do, Gidy chirng nhan dang ky
doanh nghiép diéu chinh Ian thir 23 dwoc cAp ngay 14 thang 8 nam 2025 vé viéc thay ddi dia chi tru sé&
chinh.

Tru s& chinh clia Céng ty tai: Tang 3, toba nha Grand Plaza , sé6 117 Tran Duy Hwng, Phwdng Yén Hoa,
TP Ha Noi, Viet Nam.

Linh vwc kinh doanh

LTnh vie kinh doanh clia Cong ty 1a kinh doanh bat dong san.

Nganh nghé kinh doanh

Hoat déng kinh doanh chinh clia Céng ty 1&: Dau tw, kinh doanh bat déng san.

Céu triic ctia Céng ty
- Cdng ty c6 cac coéng ty con dwoe hop nhit bao cao tai chinh tai thoi diém 30/09/2026 gébm:

Ty &
_— —— Tyle  quyén Hoat déng kinh doanh
Taneongy Biaan loiich  biéu chinh
quyét
Cong ty Cé phdn Apec  Tang 3, tda nha 28 Ly 99,99%  99,99% DAau tw, kinh doanh bét
Land Hué Thuwdng Kiét, phwdng Thuan dong san
Hoéa, Thanh phd Hué
Cong ty Cé phan Pau  Nga 3 Béc Nam, t6 22, 100% 100%  PAu tw, kinh doanh bét
tw Apec Tuc Duyén phuong Gia Sang, tinh Thai doéng san
Nguyén
Coéng ty Cé phan Pau  Puong Yén Ninh, Phudng 55% 55%  PAu tw, kinh doanh bét
tw Quédc té Dubai Péng Hai, tinh Khanh Hoa, déng san
Viét Nam

Céngty Céphan Tap  Tang 3, TTTM Grand Plaza, 76,92%  76,92%  Dich vu hd tro gido duc
doan Giao duc UEP s6 117 Tran Duy Hung,

Phwéng Yén Hoa, Thanh phd

Ha Néi, Viét Nam
Cong ty Cé phan Gido  Tang 3, TTTM Grand Plaza, 64% 64%  Dijch vu hd tro gido duc
duc E-ACADEMY s6 117 Tran Duy Hung,

Phuwong Yén Hoa, Thanh phd

. _ Ha Néi. Viét Nam B

Céng ty Co phan Vién  Tang 3, TTTM Grand Plaza, 79,71%  79,71%  Dijch vy vién théng
thang MERA Al s6 117 Tran Duy Hung,

Phwong Yén Hoa, Thanh phd

Ha Noi, Viét Nam
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BAO CAO TAI CHINH RIENG GIYA NIEN PO
Tang 3, tda nha Grand Plaza , sb 117 Tran Duy Hung,
Phuéng Yén Hoa, TP Ha Nai, Viét Nam

cho ky ké toan tir ngay 01/01/2026 dén

Bao cao tai chinh riéng gilra nién do

ngay 30/09/2026

21

2.2

2.3

2.4

2.5

. CHE PO VA CHINH SACH KE TOAN AP DUNG TAI CONG TY
. Ky ké toan, don vi tién té sir dung trong ké toan

Ky ké toan nam clia Cong ty bat dau ttr ngay 01/01 va két thic vao ngay 31/12 hang nam.
Don vj tién té st dung trong ghi chép ké toan la Béng Viét Nam (VND).

. Chuan mwc va Ché do ké toan ap dung

Ché do ké toéan 4p dung

Cong ty ap dung Ché do Ké toan doanh nghiép ban hanh theo Théng tw sé 99/2025/TT-BTC ngay
27/10/2025 clia Bo Tai chinh va Thong tw sb 202/2014/TT-BTC huwéng dan Phuong phap Iap va trinh
bay bao cao tai chinh hop nhat..

Tuyén bo vé viéc tuén tha Chudn muc ké toan va Ché dé ké toén

Cong ty d& ap dung cac Chuan muc ké toan Viét Nam va cac van ban hwdng d&n Chuan muc do Nha
nwée d& ban hanh. Cac bao cao tai chinh dwoc lap va trinh bay theo ding moi quy dinh cla tirng chuén
murc, théng tw hwdng dan thie hién chudn muye va Ché d6 ké toan hién hanh dang ap dung.

. Co sé lap bao cao tai chinh
Bao c4o tai chinh dwoc ap trén co s& ké toan don tich (trir cac théng tin lién quan dén cac ludng tién).

. Tién va cac khoan twong dwong tién
Tién bao gém tién mat va tién g ngan hang khéng ky han. Cac khodn twong dwong tién la cac khoan
dau tw ngén han c6 thdi han thu hdi khéng qua 3 thang ké tir ngay dau tw, cé kha ndng chuyén doi dé
dang thanh mét lwong tién xac dinh va khéng co rii ro trong viéc chuyé&n ddi thanh tién tai thoi diém bao
Ccdo.

. Cac khoan dau tw tai chinh
Chirng khoan kinh doanh
Khoan dau tw dwoc phan loai la chitng khoan kinh doanh khi ndm git vi muc dich mua ban dé kiém (&i.
Chtrng khoan kinh doanh dwoc ghi sb ké toan theo gia goc. Gia gbc clia chirng khoan kinh doanh duwoc
xac dinh theo gia tri hop Iy clia cac khodn thanh toan tai thei diém giao dich phat sinh cdng cac chi phi
lién quan dén giao dich mua ching khoan kinh doanh.

Thei diém ghi nhan céc khodn chirng khoan kinh doanh a thoi diém Cang ty cé quyén sé hivu, cu thé
nhu sau:

- Béi v&i chirng khoan niém yét: dwoc ghi nhan tai thoi diém khép 1énh (T+0).

- Béi vai ching khoan chwa niém yét: dwoce ghi nhan tai thoi diém chinh thikc c6 quyén s hivu theo quy
dinh cla phap luat.

Tién 14i, ¢b tirc va loi nhuan cla cac ky trwde khi chirng khoan kinh doanh dwoc mua dwoc hach toan
gidm gié tri cla chinh chirng khoan kinh doanh do. Tién I4i, cd tirc va lgi nhuan cla cac ky sau khi
chitng khoan kinh doanh dwoc mua dwoc ghi nhan doanh thu. Cé tirc dwge nhan bing cd phiéu chi
duoc theo déi s6 lwgng cb phiéu tang thém, khong ghi nhan gia trj b phiéu nhan dwoc.
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BAO CAO TAI CHINH RIENG GI*A NIEN DO Bao cao tai chinh riéng gitva nién do
Tang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung, cho ky ké toan tir ngay 01/01/2026 dén
Phudng Yén Hoa, TP Ha No&i, Viét Nam ngay 30/09/2026

Dy phong giam gia chirng khoan kinh doanh dwoc lap cho tirng loai chirng khoan dwoc mua ban trén
thj trweong va co gia tri hop ly thap hon gia gbc. Gia tri hop Iy clia chirng khoan kinh doanh duwoc xac
dinh nhw sau:

- Déi v&i chitng khoan niém yét trén thi treeng chivng khoan: gia déng clva tai ngay gan nhét co giao
dich tinh dén thei diém két thic ndm tai chinh.

- Béi véi cb phiéu da dang ky giao dich trén thj treong giao dich cta cac cong ty dai ching chwa niém
yét (UPCOM): gia tham chiéu binh quan trong 30 ngay giao dich lién k& gan nhat tredc thoi diém két
thiic nam tai chinh do S& Giao dich chirng khoan céng bé.

- Trwong hop ¢b phiéu da niém yét trén thi truéng chirng khoan hodc cd phiéu cla cong ty cb phan d&
dang ky giao dich trén thj trrédng Upcom khdng cé giao dich trong vong 30 ngay triwdec ngay trich 1ap duw
phong, ¢b phiéu da niém yét bi hly niém yét, bj dinh chi giao dich, bi ngirng giao dich: viéc lap dw phong
dwoc thue hién cén clr vao khodn 18 cla cong ty duwge dau tw mire trich [ap bdng chénh léch gitra von
dau tw thwe té clia cac chli s& hivu va vén chl s& hiru tai ngay két thic n&m tai chinh nhan vai ty 1& s&
htvu vén diéu lé clia Cong ty so véi tdng s6 von diéu lé thue gop.

Tang, giam sb dw phong gidm gia chirng khoan kinh doanh cén phai trich Iap tai ngay két thic nam tai
chinh dwgc ghi nhén vao chi phi tai chinh.

Lai hodc 16 tir viec chuyén nhwgng chirng khoan kinh doanh dwoce ghi nhan vao doanh thu hoat dong tai
chinh hodc chi phi tai chinh. Gia vén dwoc xac dinh theo phwong phap binh quan gia quyén di déng.

Céc khoan dau tw ndm gitr dén ngay déo han

Khoan dau tw dwoc phan loai la ndm gitr dén ngay dao han khi Cang ty ¢6 y dinh va kha nang git» dén
ngay dao han. Cac khoan dau tu ndm gitr dén ngay do han clia Céng ty chi bao gém céac khodn tién
gli ngan hang c6 ky han. Thu nhap i tir cac khodn tién gli ngan hang co6 ky han dwoc ghi nhan trén
Bao céo két qua hoat déng kinh doanh trén co s& dy thu.

Céc khoan cho vay
Cac khoan cho vay duwoc xac dinh theo gia gbc trir di cac khoan du phong phai thu khé d@oi. Dy phong
phai thu kho doi clia cac khodn cho vay duwoc 1ap can clr vao du kién mre ton that co thé xay ra.

Céc khodn dau tw vao céng ty con

Cong ty con

Céng ty con 1a doanh nghiép chiu sw kiém soét clia Cong ty. Viéc kiém soat dat dwoc khi Cong ty co kha
nang kiém soat cac chinh sach tai chinh va hoat déng clia doanh nghiép nhan dau tw nham thu duwoc loi
ich kinh té tir cac hoat déng clia doanh nghiép dé.

Ghi nhén ban dau

Cac khodn dau tw vao cong ty con dwoc ghi nhan ban dau theo gia gbc, bao gbm gia mua hodc khoan
gop vn cong cac chi phi lién quan trire tiép dén viec dau tw. Trwdng hop dau tw bang tai san phi tién té,
gia phi khodn dau tw dwoc ghi nhan theo gia tri hop Iy clia tai sén phi tién té tai thoi diém phat sinh.

C4 trc va lgi nhuan cia cac ky trwde khi khodn dau tw dwge mua dwoc hach toan giam gia tri cla chinh
khodn dau tw d6. Cé ttre va loi nhuan cla cac ky sau khi khoan dau tw dweec mua dwgc ghi nhan doanh
thu. C4 tirc dwoc nhan bang cd phiéu chi dwoc theo déi sb lwgng cb phiéu tang thém, khéng ghi nhan
gia tri cd phiéu nhan dwoc.

Dw phong tén that cho céc khodn dau tw vao céng ty con

Dw phong tdn that cho cac khodn dau tw vao céng ty con duoc trich 1ap khi cong ty con bj 16, véi mirc
trich 1ap bang chénh léch gitra von dau tw thuc té clia cac bén tai cong ty con va vén chl s& hiru thue
¢6 tai ngay két thic nam tai chinh nhan véi ty 1& s& hivru vén digu 1& thie gop clia Cong ty tai cong ty con.
Tang, gidm sé dy phong tén that dau tw vao cong ty con can phai trich 1ap tai ngay két thic nadm tai
chinh dwogc ghi nhan vao chi phi tai chinh.
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BAO CAO TAI CHINH RIENG GI(*A NIEN PO
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2.6

2.7

Céc khodn dau tw vao cong cu vén ctia don vi khéc
Pau tw vao coéng cu vén clia don vi khac bao gdm cac khoan dau tw cong cu vén Céng ty khong cod
quyén kiém soat, dong kiém soat hodc cé anh hwéng dang ké déi vei bén dwoc dau tw.

Céac khoan dau tw vao cong cu vén cla don vi khac dwoc ghi nhan ban dau theo gia gbe, bao gbm gia
mua hodc khodn gép vén cdng cac chi phi triee tiép lién quan dén hoat dong dau tw. C6 tire clia cac ky
triwdc khi khodn dau tw dwoe mua dwoc hach toan gidm gia tri cla chinh khodn dau tw d6. Cb tire cla
céc ky sau khi khodn dau tw dwoc mua dwoc ghi nhan doanh thu. Cé tirc dwoc nhan bang cd phiéu chi
duwoc theo déi s6 lwong cd phiéu tAng thém, khang ghi nhan gia tri ¢d phiéu nhan dwoc.

Dy phong tén that cho cac khodn dau tw vao céng cu vén cla don vi khac dwoc trich lap nhw sau:

- Dbi v&ri khodn dau tw vao cb phiéu niém yét hodc gia tri hop ly khodn dau tw dwoc xac dinh tin cay, viéc
lap dw phong dwa trén gi tri thi tredyng clia ¢d phiéu.

- Bi vai khoan dau tw khong xac dinh dwoc gia tri hop Iy tai thoi diém bao céo, viéc lap du phong dwoc
thirc hién c&n ctr vao khodan 16 clia bén duoc dau tw véi mire trich lap bang chénh léch gitra von dau tw
thue té cla cac chl sé hibu va vdn chd s& hivu tai ngay két thdc nam tai chinh nhan vai ty & vén didu lé
clia Céng ty so va&i tng von diéu & thue gop tai don vi khac.

Tang, gidm sb du phong tbn that dau tw vao céng cu vén clia don vi khac can phai trich 1ap tai ngay két
thic nam tai chinh dwoc ghi nhan vao chi phi tai chinh.

. Cac khoan n¢ phai thu

Céac khoan ng phai thu dwgec trinh bay theo gia tri ghi s trir di cac khodn du phong phai thu khé doi.
Viéc phan loai cac khoan phai thu 1a phai thu khach hang va phai thu khac dwoc thwe hién theo nguyén
tac sau:

- Phai thu clia khach hang phan anh cac khoan phai thu mang tinh chat thwong mai phat sinh tir giao
dich cé tinh chat mua — ban gitta Céng ty va nguwdi mua la don vi déc lap véi Cong ty.

- Phai thu khac phan anh cac khoan phai thu khéng c¢é tinh thwong mai, khéng lién quan dén giao dich
mua — ban.

Du phong phéi thu khé doi dugc lap cho tirng khodn no phéi thu khéd dai cdn ctr vao dw kién mirc tén
that co thé xay ra.

Tang, gidm sb dw dw phong no phai thu khé doi can phai trich 1ap tai ngay két thic nam tai chinh dwoc
ghi nhan vao chi phi quan ly doanh nghiép.

. Hang tén kho

Hang tén kho dwoc ghi nhan theo gia thap hon gitra gia gbc va gia trj thudn co thé thuc hién dwoc.

Gia gbc hang tén kho dwoc xac dinh nhw sau:

- Chi phi san xuét kinh doanh d& dang clia cac dw an bat dong san: bao gdm cac chi phi thué nha thau
thure hién cac hang muc clia du an bat déng san va cac chi phi c6 lién quan triec tiép khac.

- Hang héa béat déng san (la cac bat dong san duoc xay diwng dé& ban trong qua trinh hoat déng binh
thuwdng clia Cong ty): bao gdm chi phi quyén st dung dat, cac chi phi trc tiép va cac chi phi chung co
lien quan phat sinh trong qua trinh dau tw xay dyng béat dong san.

- Hang héa khac: bao gdm chi phi mua va céac chi phi lién quan tric tiép khac phat sinh dé co duoc
hang tdn kho & dia diém va trang thai hién tai.

Gid tri thuan c6 thé thue hién dwoc 1a gid ban wéc tinh clia hang tdn kho trong ky san xuét, kinh doanh
binh thuéng trir chi phi wéc tinh @& hoan thanh va chi phi wéc tinh can thiét cho viéc tiéu thu ching.

Du phoéng gidm gia hang tén kho dwoc 1ap cho tirng mat hang tén kho co gia goc 1én hon gia trj thudn
co thé thire hién dwoc. Tang, gidm sb dw dy phong gidm gia hang ton kho cn phai trich lap tai ngay két
thuc ky ké toan dwoe ghi nhan vao gia vén hang ban.

Gia von clia bat dong san da ban duoc ghi nhan trong Bao céo két qua hoat dong kinh doanh dira trén
céc chi phi trire tiép tao thanh bat dong san va chi phi chung, dwoc phan bé trén co s& dién tich twong
(ng clia bat déng san do.
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2.8

2.9

. Tai san cé dinh

Tai san cb dinh hivu hinh va tai san ¢ dinh vé hinh dwoc ghi nhan ban dau theo gia gbc. Trong qua
trinh s& dung, tai san cb dinh hitu hinh va tai san cé dinh vé hinh dugc ghi nhan theo nguyén gia, hao
maon lug ké va gia tri con lai.

Gid tri sau ghi nhan ban dau

Néu cac khoan chi phi nay lam tang loi ich kinh té trong twong lai dy tinh thu dwoc tiv viec st dung tai
san ¢b dinh hibu hinh vt trén mirc hoat déng tiéu chuén theo nhw danh gia ban dau thi cac chi phi nay
dwoc von hda nhw moét khoan nguyén gia ting thém cla tai sén cd dinh hieu hinh.

Cac chi phi khac phat sinh sau khi tai san cb dinh d& dwa vao hoat ddng nhw chi phi stra chira, bao
dwéng va dai tu dwgce ghi nhan vao Bao céo két qua hoat dong kinh doanh riéng trong ndm ma chi phi
phat sinh.

Khau hao tai san cb dinh dwoc trich theo phwong phap dudng thdng vei thei gian khau hao duoc wéc
tinh nhw sau:

- Nha clra, vat kién truc 20 -50 n&m
- May méc, thiét bi 05-15 nam
- Phuong tién van tai 10 nadm
- Thiét bj, dung cu quan ly 03 na&m
- Tai san cb dinh khac 03 -07 nam
- Phan mém quan Iy 03-05 nam

. Bat dong san dau tw

B4t dong san dau tw |a cac can ho khach san, shophouse thudc s& hieu clia Cong ty. Bat dong san dau
tw cho thué dwoc thé hién theo nguyén gia trir hao mon Ity ké. Nguyén gia clia bét dong san dau tw la
toan bd cac chi phi ma Cong ty phai bé ra hodc gia tri hop Iy cla cac khodn dwa ra dé trao ddi nham co
duwoc bat ddng san dau tw tinh dén thdi diém mua hodc xay dwng hoan thanh.

Cac chi phi lién quan dén bét dong san dau tw phat sinh sau ghi nhan ban dau duoc ghi nhan vao chi
phi, tre khi chi phi nay cé kha nang chac chan lam cho bét dong san dau tw tao ra loi ich kinh té trong
twong lai nhiéu hon méc hoat déng dwoc danh gia ban dau thl dwec ghi tdng nguyén gia.

Khi bat dong san dau tw dwoc ban, nguyén gia va gia tri hao mon Ity ké duoc xda s va l4i, 16 nao phat
sinh dwoc hach toan vao thu nhap hay chi phi trong nam.

B4t dong san dau tw st dung dé cho thué duoc khau hao theo phuwrong phap dwéng thdng duwa trén thoi
gian httu dung wée tinh. S6 ndm khau hao cla bat déng san dau tw nhw sau:

- Can ho khach san 44 nam
- Shophouse 44 nam
- BA&t dong san dau tw khac 25-50 nam

Viéc chuyén tir bat dong san chi s& hivu st dung hodc hang ton kho thanh bét déng san dau tw chi khi
c6 s thay ddi v& muc dich s dung nhu triréng hop chi s& hivu cham dt st dung tai sén d6 va bat
d4u cho bén khac thué hoat déng hoc khi két thic giai doan xay duwng. Viéc chuyén tir bat déng san
dau tw sang bat dong san chi s& httu st dung hay hang tén kho chi khi cé sy thay d6i vé muc dich st
dung nhw cac tredng hop chii s& htru bat dau st dung tai san nay hodc bt dau trién khai cho muyc dich
ban. Viéc chuyén tir bat dong san dau tw sang bat dong san chi s& htru st dung hodc hang tén kho
khong lam thay déi nguyén gia hay gia tri con lai clia bat dong san tai ngay chuyén doi.
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210.

211

212

213

214

215

Chi phi xay dwng co ban d& dang

Chi phi xay dyng co ban dé& dang phan &nh cac chi phi lién quan true tiép (bao gbm ca chi phi l&i vay cé
lien quan phl hop v&i chinh sach ké toan clia Céng ty) dén cac tai sdn dang trong qua trinh xay dwng,
may moc thiét bi dang 1&p dat @& phuc vu cho muc dich san xuét, cho thué va quan ly cing nhw chi phi
lien quan dén viéc slra chiva tai san cé dinh dang thiwe hign. Cac tai san nay dwoc ghi nhan theo gia gbe
va khéng dwoc tinh khau hao.

. Chi phi ch® phan bd

Cac chi phi da phat sinh lién quan dén két qua hoat dong san xuét kinh doanh clia nhiéu nam tai chinh
dwoc hach toan vao chi phi tra triede dé phan bd dan vao két quéa hoat déng kinh doanh trong cac n&dm
tai chinh sau.

Viéc tinh va phan bd chi phi che» phan bd dai han vao chi phi san xuét kinh doanh tirng ndm tai chinh
dwoc can ct vao tinh chat, mirc do tirng loai chi phi @& lwa chon phuong phap va tiéu thirc phan bd hop
ly.
Céc loai chi phi ché phan bd clia Céng ty bao gom:
- Cong cy, dung cu
Cac cong cy, dung cu da dwa vao sk dung dugc phan bd vao chi phi theo phuwong phap dwong thang
v6&i thei gian phan bé khéng qua 03 nam.
- Chi phi ban hang dw an
Chi phi ban hang dw an (bao gém: chi phi hoa héng méi gigi, chi phi thwdng ban hang,...) dwge phan
bd vao chi phi twong tng s c¢&n hd d4 ban giao cho khach hang trong nam.

. Cac khoan n¢ phai tra

Cac khodn no phai trd duoc theo déi theo ky han phai tra, déi twong phai trd, loai nguyén té phai tra va
céc yéu t6 khac theo nhu cau quan Iy clia Cong ty. Cac khoan phéi trd dwoc phan loai ngén han va dai
han trén béo cdo tai chinh riéng gilra nién dé can ctr theo ky han con lai clia cac khoan phai tra tai ngay
bao cao.

. Vay

Cac khoan vay duoc theo di theo tirng ddi twong cho vay, tieng khé wée vay ne va ky han phai tra cda
cac khoan vay.

. Chi phi di vay

Chi phi di vay dwoc ghi nhan vao chi phi san xuét, kinh doanh trong ndm khi phat sinh, trie chi phi di vay
lien quan truc tiép dén viéc dau tw xay dng hodc san xuét tai san d& dang dwoc tinh vao gia tri cla tai
san do (dwoc von hod) khi co du cac didu kién quy dinh trong Chudn muc Ké toan Viét Nam sé 16 “Chi
phi di vay”. Ngoai ra, déi v&i khodn vay riéng phuc vu viéc xay dirng tai san cb dinh, bat déng san dau
tw, lai vay duoc vén hoa ké ca khi thdi gian xay deng dwdi 12 thang.

. Chi phi phai tra

Chi phi phai trd phan anh cac khoan phai trd cho hang hoa, dich vy da nhan dwoc t& ngwdi ban hodc da
cung cp cho nguwdi mua nhuwng chwa chi trd do chwa cé héa don hodc chwa dd hod so, tai liéu ké toan
va cac khoan phai trd khac nhuw chi phi 14i vay phai trd,... dwoce ghi nhan vao chi phi sén xuét, kinh doanh
cla ndm bao cao.

Trich triée chi phi dé& tam tinh gia vén hang héa, thanh phdm bat déng san d& ban: Viéc trich trwdc
duwoc tam tinh can ctr phan chénh léch gitra chi phi theo don gia dy toan cla phan hang hoa, thanh
pham bat dong san duwoc xac dinh 1a da ban (dwoc xac dinh theo dién tich) va téng hep chi phi thire té
phat sinh.

Viéc ghi nhan cac khoan chi phi phéi trd vao chi phi san xuét, kinh doanh trong nam dugec thire hién
theo nguyén tic phu hop gitba doanh thu va chi phi phat sinh trong nidm. Céac khodn chi phi phai tra sé
duwoc quyét toan véi sé chi phi thue té phat sinh. Sé chénh l&ch gitka sb trich trwde va chi phi the té
dwoc hoan nhap.
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Tang 3, tda nha Grand Plaza , s6 117 Tran Duy Hung,
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cho ky ké toan tir ngay 01/01/2026 dén

Bao cdao tai chinh riéng giira nién do

ngay 30/09/2026

2,16
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. Vén chi s& hiru

Vén dau tw clia chd s& hiru dwoc ghi nhan theo s6 vén thie gop cla chll s& hivu.

Thang dw vén cd phan phan anh chénh léch gitta ménh gia, chi phi tryc tiép lién quan dén viéc phat
hanh cd phiéu va gia phat hanh cb phiéu (k& ca cac trwdng hop tai phat hanh ¢d phiéu quy) va co thé la
thang duw dwong (néu gid phat hanh cao hon ménh gia va chi phi triee tiép lién quan dén viéc phat hanh
cd phiéu) hodc thang dw am (néu gia phat hanh thdp hon ménh gia va chi phi trye tiép lien quan dén
viéc phat hanh cd phiéu).

Loi nhuan sau thué chwa phan phéi phan anh két qué kinh doanh (12i, 16) sau thué thu nhap doanh
nghiép va tinh hinh phan chia loi nhuan hodc x Iy 16 clia Téng Cong ty.

. Doanh thu

Doanh thu cung cép dich vu

Doanh thu cung cép dich vu dwoc ghi nhan khi ddng thei théa mén cac diéu kién sau:

Doanh thu dwoc xac dinh twong déi chdc chan:

C6 kha nang thu dwoc lgi ich kinh té tir giao dich cung cap dich vu dé;

- Xac dinh duoc phan cong viéc da hoan thanh vao ngay lap Bang can déi ké toan;

- Xac dinh duoc chi phi phat sinh cho giao dich va chi phi @ hoan thanh giao dich cung cép dich vu d6.

Phan cong viéc cung cép dich vy da hoan thanh dwoc xac dinh theo phuwong phap danh gia céng viéc
hoan thanh.

Doanh thu bén bat déng san

Doanh thu ban b4t déng san dwoc ghi nhan khi ddng thei théa man cac digu kién sau:

- B4t dong san da hoan thanh toan bd va ban giao cho nguéi mua, Cong ty da chuyén giao rii ro va loi
ich gan lién v&i quyén sé& hiru bat déng san cho ngudi mua

Cong ty khong con ndm gitr quyén quan Iy bat dong san nhuw ngwdi s& htbu bat déng san hodc quyén
kiém soat bat dong san; o ‘

Doanh thu dwgc xac dinh twong doi chac chan;

Coéng ty da thu dwoc hodc sé thu duoc lgi ich kinh té tir giao dich ban bat dong san

- Xac dinh dwoc chi phi lién quan dén giao dich ban bat dong san.

Trwéng hop ban hang hoa bat déng san theo hinh thirc khach hang tuw hoan thién hodc Céng ty hoan
thién theo yéu cau ctia khach hang thi dwoc ghi doanh thu khi hoan thanh ban giao phan xay thé cho
khach hang.

Chinh s&ch ban giao va thu hdi c&n ho

Khach hang ky hop déng mua ban thuéc Dy an Apec Aqua Park Bac Giang duwoc nhan ban giao c&n hd
khi d& dong du tdi thiéu 30% gia tri can ho (gébm VAT), 2% kinh phi bao tri. Khach hang co thé lva chon
doéng tién thanh nhiéu dot, tdi da Ién dén 100 thang ké tlr ngay ban giao nha.

Néu khach hang (b&n mua) khong thanh toan tién va Iai suat cham trd qua 30 ngay ké tir ngay dén han
thanh toan theo dot, hodc thdi gian tré han thanh toan cla tat ca cac dot phai thanh toan theo thoa
thuan hop dong vuot qua 60 ngay thi Cong ty cd quyén glti van ban théng bao chdm det hop déng va
Cong ty duwoc quyén ban cén hd cho khach hang khac ma khéng can co sw dong y cla bén mua.

Doanh thu cho thué hoat déng

Doanh thu cho thué hoat dong chi yéu bao gdm Doanh thu cho thué shophouse, thué ham, thué mat
béng va co s& vat chét,... dwoc ghi nhan vao bao céo két qua hoat dong kinh doanh theo phwong phap
dwdrng thang trong sudt thdi han cho thué theo quy dinh clia hop dong thué.

Doanh thu hoat déng tai chinh

Doanh thu phat sinh tir tién I4i va cac khoadn doanh thu hoat déng tai chinh khac dwoc ghi nhan khi thda
man ddng thoi hai (2) diéu kién sau:

- Co6 kha néng thu dwoc lgi ich kinh té tir giao dich d6;

- Doanh thu duwoc xac dinh twong dbi chic chan.
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2.20

2,21

. Gia vén hang ban va dich vu cung cap

Gia von hang ban va dich vu cung cép la tdng chi phi phat sinh clia thanh phdm, hang héa va dich vu
cung cap cho khach hang trong nam, dwoc ghi nhan phi hop véi doanh thu phat sinh trong ndm va dam
bao tuan thd nguyén tic than trong.

. Chi phi tai chinh

Cac khoan chi phi dwoc ghi nhan vao chi phi tai chinh gém:

- Chi phi hodc cac khoan 16 lién quan dén cac hoat déng dau tw tai chinh;

- Chi phi di vay vén.
Chi phi di vay bao gém |&i tién vay va céc chi phi khac phat sinh lién quan true tiép dén cac khoén vay.
Chi phi di vay dwoc ghi nhan vao chi phi khi phat sinh. Trweéng hop chi phi di vay lién quan truc tiép
dén viéc dau tw xay dwng hodc san xuat tai sdn d& dang can co moét thei gian dl dai (trén 12 thang)
dé cé thé dwa vao st dung theo muc dich dinh trweé'c hodc ban thi chi phi di vay nay dwoc tinh vao gia
tri ca tai san do. Dbi véi khodn vay riéng phuc vu viéc xay dwng tai san ¢ dinh, bat dong san dau tuw,
1ai vay dwoc vén hoa ké ca khi thei gian xay dwng dwdi 12 thang. Cac khoadn thu nhap phat sinh tir
viéc dau tw tam thei cac khoén vay dwoc ghi gidm nguyén gia tai san c6 lién quan.
Péi véi cac khoan vén vay chung trong dé cé st dung cho muc dich dau tw xay dwng hodc san xuét
tai san d& dang thi chi phi di vay vén hoa dwoc xac dinh theo ty 1& von hoa déi véi chi phi Ity ké binh
quan gia quyén phat sinh cho viéc dau tw xay dwng co ban hodc san xuét tai sadn d6. Ty lé von hoa
duoc tinh theo ty & |ai suat binh quan gia quyén ctia cac khoan vay chua tra trong ndm, ngoai triv cac
khoan vay riéng biét phuc vy cho muc dich hinh thanh mét tai san cu thé.

Cac khoan trén dwoc ghi nhan theo tdng sb phat sinh trong ky, khéng bu trir véi doanh thu hoat déng tai
chinh.

. Thué thu nhap doanh nghiép

a. Chi phi thué TNDN hién hanh va chi phi thué TNDN ho&n lai
Chi phi thué TNDN hién hanh dwoc xac dinh trén co s& thu nhap chiju thué trong ky va thué suét thué
TNDN trong ky ké toan hién hanh.

Chi phi thué TNDN hoan lai dwoc xac dinh trén co s& sb chénh léch tam thei dwoc khau triy, sb chénh
l&ch tam thei chiu thué va thué suét thué TNDN.

Khéng b trir chi phi thué TNDN hién hanh véi chi phi thué TNDN hoén lai.

b. Thué suét thué TNDN hién hanh
Trong n&m tai chinh két thuc ngay 31/12/2026, Cong ty dwoc ap dung mire thué suét thué TNDN 20%

. Lai trén cb phiéu

Lai co ban trén cd phiéu dwoe tinh bang cach chia lgi nhuan hodc 16 sau thué phan bd cho ¢d déng s&
htku cb phiéu phéd théng cla Céng ty (sau khi da diéu chinh cho viéc trich Iap Quf Khen thucrng phuc lgi
va Qu§ khen thuwdng Ban diéu hanh) cho sé long binh quan gia quyén cla sé ¢b phiéu phd théng dang
[tru hanh trong nam.
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BAO CAO TAI CHINH RIENG GI(’A NIEN DO
Téang 3, tda nha Grand Plaza , sé 117 Tran Duy Huwng,
Phuwong Yén Hoa, TP Ha Noi, Viét Nam

Bao cao tai chinh riéng gitra nién dé
cho ky ké toan tir ngay 01/01/2026 dén
ngay 30/09/2026

2.22 .

2.23

Cac bén lién quan

Cac bén duoc coi la lién quan néu bén do6 cd kha nang kiém soat hodc cé anh hwéng dang ké déi véi
bén kia trong viéc ra quyét dinh vé& cac chinh sach tai chinh va hoat déng. Cac bén lién quan ctia Céng ty
bao gébm:

- Céac doanh nghiép truc tiép hay gian tiép qua mét hodc nhiéu trung gian cd quyén kiém soat Céng ty
hosc chiu sw kiém soat clia Céng ty, hoc cling chung suw kiém soat véi Céng ty, bao gbm ca cong ty
me, cong ty con va céng ty lién két;

- Cac ca nhan truc tiép hodc gian tiép ndm quyén biéu quyét clia Cong ty ma coé anh hwéng dang ké ddi
véi Céng ty, nhirng nhan sw quan ly chi chét clia Céng ty, nhitng thanh vién mat thiét trong gia dinh
cla cac ca nhan nay;

- Céc doanh nghiép do cac ca nhan néu trén nam tryc tiép hodc gian tiép phan quan trong quyén biéu
quyét hodc ¢é anh hwéng dang ké t&i cac doanh nghiép nay.

Trong viéc xem xét tirng mdi quan hé clia cac bén lién quan dé& phuc vu cho viéc lap va trinh bay Bao
cdo tai chinh riéng gitra nién do, Céng ty cha y téi ban chat cia méi quan hé hon la hinh thtre phap Iy
cla cac quan hé do.

. Théng tin bd phéan

Mot bé phan la mot cau phan co thé xac dinh riéng biét cia Cong ty tham gia vao viéc cung cap cac san
pham hoac dich vy lién quan (b6 phan chia theo hoat déng kinh doanh), hodc cung cap san phdm hoéc
dich vu trong mét méi trwedrng kinh té cu thé (bd phan dwoe chia theo khu vire dia ly). Mi bd phan nay
chiu rdi ro va thu duwgc lgi ich khac biét so véi cac bd phan khac.

Théng tin b phan dwoc lap va trinh bay phiu hop véi chinh sach ké toan ap dung cho viéc lap va trinh
bay bao céo tai chinh cltia Céng ty nhdm muc dich dé gilip ngudi st dung bao céo tai chinh hiéu r6 va
danh gia dwoc tinh hinh hoat ddng cla Céng ty mét cach toan dién.

. TIEN VA CAC KHOAN TUONG PUONG TIEN

30/09/2026 01/01/2026

VND VND

Tién mat 565.089.020 1.558.387
Tién gl ngan hang khéng ky han 21.565.831.305  12.804.586.810
Tién gt tai Cong ty chiing khoan 109.012.908 109.389.602

Céc khoan twong dwong tién

. CAC KHOAN PAU TU TAI CHINH

Xem chi tiét Phy luc 01.

12.029.410.959

22.036.054.794

34.269.344.192

34.951.589.593
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BAO CAO TAI CHINH RIENG GII’A NIEN PO
Tang 3, tda nha Grand Plaza , s& 117 Tran Duy Hung,

Bao cao tai chinh riéng gitra nién dd
cho ky ké toan tir ngay 01/01/2026 dén

Phuong Yén Hoa, TP Ha Nai, Viét Nam ngay 30/09/2026
5 .PHAI THU CUA KHACH HANG
30/09/2026 01/01/2026
Gia tri Dw phong Gia tri Duw phong
VND VND VND VND
Phai thu cac khach 90.051.755.334 (213.477.095) 103.733.766.692 (213.477.095)
Dw an BBS
- Dy an ba Hoi 8.692.247.980 - 8.692.247.980 -
- Du an Apec 37.448.116.794 - 38.346.648.816 -
Mandala
Wyndham Phu Yén
- Dv an Apec 23.692.017.095 - 31.111.609.245 -
Aquapark Bac
Giang
- Cac khach hang 20.219.373.465 (213.477.095) 25.583.260.651 (213.477.095)

b. Dai han

Phai thu cac khach

Dw an BbS

- Dy an Apec
Aquapark Béc
Giang

6 .TRATRUOC CHO NGUOI BAN NGAN HAN

- Céng ty Co phan
dau tw va phat
trién D6 thi HLC

- Céng ty CP tw van
va dau tw 3S Viet

- Céng ty C6 Phan
Pau tw va Céng
nghé& Xay dwng
IBST .

- Cong ty CP tw van
dau tw va thiét ké
xay diwng Viét Nam

- Céc nha cung cép
khac

90.051.755.334

(213.477.095)

103.733.766.692

(213.477.095)

3.951.952.981

3.951.952.981

5.865.791.413

5.865.791.413

3.951.952.981

5.865.791.413

30/09/2026 01/01/2026
Gia tri Dy phong Gia tri Dw phong
VND VND VND VND
24.436.323.215 - - -
933.268.887 - - -
989.833.304 - - -

14.120.028.708

(1.129.631.000)

1.743.437.500

11.381.304.561

(1.129.631.000)

40.479.454.114

(1.129.631.000)

13.124.742.061

(1.129.631.000)
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BAO CAO TAI CHINH RIENG GII’A NIEN PO

Tang 3, tda nha Grand Plaza , sb 117 Tran Duy Hung,

Bao cao tai chinh riéng gitra nién dé
cho ky ké toan tir ngay 01/01/2026 dén

Phuwéng Yén Hoa, TP Ha Nai, Viét Nam ngay 30/09/2026
7  .PHAITHU KHAC
30/08/2026 01/01/2026
Gia tri Dw phong Gia tri Dw phong
VND VND VND VND
a. Ngén han
- Tam trng 7.950.429.764 - 12.966.725.578 -

- Ky cwoc, ky quy

+ Cong ty TNHH
Pau tw va Xay
ding Do thj Viét
Thai

+ Péi twong khac

- Phai thu khac

+ L&i cho vay

+ Thué TNDN tam
nép 1% cla BES

+ Coéng ty C6 phén
Quan ly van hanh
Bét déng san
Mandala - Chi ho

+ Coéng ty Cé phén
Péu tw Apec Théi
Nguyén

+ C6ng ty TNHH Xt
ly M6i trvong Tir
Son

+ Phai thu khac

b. Dai han

- Ky cuwoc, ky quy

- Phai thu khac

+ Cong ty C6 phén
Tap doan Apec
Group - phéi thu
vé hop téc kinh
doanh (*)

+ Coéng ty Co phan
Quaén ly Khach
san & Dijch vu
Mandala

+ Céng ty C6 phén
DAu tw Apec Théi
Nguyén

4.282.943.682

4.282.943.582
18.028.057.686

5.067.916.742

1.893.128.650

6.000.000.000

5.067.012.294

(249.543.956)

(249.543.956)

11.477.283.682
7.194.490.000

4.282.793.582
27.791.337.348
941.629.583

4.844.498.816

8.177.280.219

7.944.624.105

5.883.304.625

(2.878.668.061)

(1.994.624.105)

(884.043.956)

30.261.431.032

(249.543.956)

52,235.346.508

(2.878.668.061)

2.041.250.000
163.621.582.690
132.463.444.960

12.000.000.000

19.1568.137.730

(5.967.006.000)

(5.967.006.000)

2.041.250.000
163.621.682.690
132.463.444.960

12.000.000.000

19.158.137.730

165.662.832.690

(5.967.006.000)

165.662.832.690

(*) Khodn gop vén dau tw dé hop tac phat trién dw an “Khu @6 thi thwong mai du lich Apec Golden
Valley Muwéng Lo” tai thj x4 Nghta L6, tinh Yén Bai theo Hop déng hop tac kinh doanh sé 0412/HT/API-

APG ngay 04/12/2025.

21

NN

VA~



BAO CAO TAI CHINH RIENG GI*A NIEN DO
Téang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung,

Bao cao tai chinh riéng gitra nién dé
cho ky ké toan tir ngay 01/01/2026 dén

Phuéng Yén Hoa, TP Ha Nai, Viét Nam ngay 30/09/2026
8 .NOXAU
30/09/2026 01/01/2026
Giatricod Gia trj co
Gia gbc thé thu hoi Gia gbc thé thu hdi
VND VND VND VND
- Céng ty Co6 phan 110.000.000 - 110.000.000 .
Soéng ba 11
- Takaaki lwai 98.477.095 . 98.477.095 .
- Cong ty CP Dau tw - s 634.500.000 4
DPA
- Cong ty TNHH Xor - = 1.994.624.105 -
ly Mé6i trweng Ty
Son
- Cac khach hang 1.383.904.956 - 1.383.904.956 -
khac
1.592.382.051 5 4.221.506.156 5
9 .HANG TON KHO
30/09/2026 01/01/2026
Gia gbc Dy phong Gia gbc Dw phong
VND VND VND VND
- Chi phi san xuét 337.096.224.862 - 296.209.880.055 “

kinh doanh dé&

dang

+ Dw an Khu céng

nghiép Pa Hoi

+ Dw an The Parc

One (OCT5) - Bic

Giang

+ Dw an Apec

Golden Place

Lang Son

+ D én KBT s6 5

Phuong Tic

Duyén

+ Céac dw an khac
- Thanh pham

+ D an Mandala

Phii Yén

+ Dy an Aqua
Park B3c Giang
(toa OCTS8)

- Hang hoa

117.722.175.665 -

106.928.273.335 -

95.742.901.488 -

1.057.794.210 -

16.645.080.164 -
108.027.275.615 -
102.501.546.404 -

5.625.729.211 -

12.477.050.323 -

117.083.886.908 -

71.964.487.809 -

88.875.231.418 =

1.057.794.210 -

17.228.479.710 -
108.677.844.486 -
102.869.022.240 -

5.808.822.246 -

12.493.406.668 -

457.600.550.800 -

417.381.131.209 -
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BAO CAO TAI CHINH RIENG GIU’A NIEN DO

Tang 3, toa nha Grand Plaza , s6 117 Tran Duy Hung,

Phuwéng Yén Hoa, TP Ha Noi, Viét Nam

Bao cao tai chinh riéng gitra nién do
cho ky ké toan tir ngay 01/01/2026 dén

ngay 30/09/2026

10

11

12

13

. CHI PHi XAY DUNG CO BAN DO’ DANG

- Xay dwng co ban d& dang
+ Dw én Trung tdm thwong mai Thai Nguyén
+ Duwr én khac

. TAI SAN CO BINH H(PU HINH

Xem chi tiét Phu luc 02.

. TAI SAN CO PINH VO HINH

30/09/2026

01/01/2026

VND
61.657.493.903
58.700.637.271

2.956.856.632

VND
61.657.493.903
58.700.637.271

2.956.856.632

61.657.493.903

61.657.493.903

Phan mém Céng
may vi tinh
VND VND
Nguyén gia TSCDH
S6 dw dau ndm 394.728.000 394.728.000
Sé dw cudi nam 394.728.000 394.728.000
Gia tri hao mon lay ké
Sé dw dau nam 351.621.006 351.621.006
- Khédu hao trong ndm 19.816.664 19.816.664
Sé dw cudi nam 371.437.670 371.437.670
Gia trj con lai
Tai ngay dau nam 43.106.994 43.106.994
Tai ngay cudi ndm 23.290.330 23.290.330
. BAT BONG SAN PAU TV
Nha Co s& ha tang Céng
VND VND VND
Nguyén gia
Sé dw dau na&m 3.144.017.441  179.066.367.601 182.210.385.042
- Gidm khéc (1.364.424.147) - (1.364.424.147)
S6 dw cudi nam 1.779.593.294  179.066.367.601 180.845.960.895

Gia tri hao mon lay ké
S6 dw dau ndm

- Khdu hao trong ndm

- Gidam khac

186.660.738
45.838.796
(93.028.919)

13.864.421.804
2.889.190.197

14.051.082.542
2.935.028.993
(93.028.919)

S6 dw cudi nim

139.470.615

16.753.612.001

16.893.082.616

Gia trj con lai
Tai ngay dau ndm

2.957.356.703

165.201.945.797

168.159.302.500

Tai ngay cudi nam

1.640.122.679

162.312.755.600

163.952.878.279
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BAO CAO TAI CHINH RIENG GI(PA NIEN PO
Téang 3, tda nha Grand Plaza , s6 117 Tran Duy Hung,
Phudng Yén Hoa, TP Ha Nai, Viet Nam

Bao cao tai chinh riéng gitrka nién do
cho ky ké toan tir ngay 01/01/2026 dén
ngay 30/09/2026

14 . CHI PHi CHO PHAN BO

a.Ngén han

b. Dai han

Cong cu dung cu xuat dung
Phi cép quyén khai thac khoang san - Dy an OCT5
Loi nhuan cam két tra trieée

- Céng cu dung cy xuét ding

- Chi phi hoa héng mua gi¢i, thuéng ban hang

+ Dw dn The Parc One (Toa OCT5)
+ Dy én Mandala Phu Yén (Condotel)

+ C4ac dw an khac

- Cac chi phi ch¢ phan bd dai han khac

30/09/2026 01/01/2026
VND VND
- 1.202.269

202.644.506
2.825.808.117 -
3.028.452.623 1.202.269
91.944.969 55.617.651
14.693.467.770 12.187.725.436

2.553.652.371
11.884.533.226
255.282.173
16.625.000

11.932.443.263
2565.282.173
21.250.000

14.801.037.739

12.264.593.087

15 . VAY
Xem chi tiét Phu luc 03.
16 . PHAI TRA NGU'O'I BAN NGAN HAN
30/09/2026 01/01/2026
Gia tri Sé c6 kha nédng Giatri  Sé co6 kha nang
tra ng tra no
VND VND VND VND
- Céng ty Cé phan 585.324.518 585.324.518 433.137.862 433.137.862
Quan ly Van hanh
B4t dong san
Mandala
- Cong ty Cé phan 840.713.702 840.713.702 335.484.262 335.484.262
Quan ly khach san
va Dich vy Mandala
- Cong ty C6 phan 43.768.177.551 43,768.177.551 43.740.263.983  43.740.263.983
DAu tw IDJ Viét
Nam
- Céng ty TNHH 3.296.213.861 3.296.213.861 - -
Nguyén Lam
- Péi twong khac 13.715.443.185 13.715.443.185 17.697.543.398  17.697.543.398
62.205.872.817 62.205.872.817 62.206.429.505  62.206.429.505
17 . NGUOI1 MUA TRA TIEN TRWG'C NGAN HAN

- Dy an Ba Hoi
= Dw an Pha Yén
- Dw an Mai Né

30/09/2026

01/01/2026

VND
4.773.842.067
24.634.591.193
337.787.036

VND
4.773.842.067
25.061.5659.614
337.787.036

29.746.220.296

30.173.188.717
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BAO CAO TAI CHiNH RIENG GIU’A NIEN PO
Tang 3, toa nha Grand Plaza , s& 117 Tran Duy Hung,

Bao cao tai chinh riéng gitra nién dé
cho ky ké toan tir ngay 01/01/2026 dén

Phwéong Yén Hoa, TP Ha Nai, Viét Nam ngay 30/09/2026
18 . THUE VA CAC KHOAN PHAI NOP NHA NUG&C
Xem chi tiét Phu luc 04.
19 . CHI PHi PHAI TRA NGAN HAN
30/09/2026 01/01/2026
VND VND
- Trich trwéc chi phi dw an Pha Yén 31.015.490.894  32.806.177.454
- Trich trwéce chi phi dy an B4c Giang (OCT8) 22.152.064.241  27.259.085.214
- Trich trwdc chi phi mua ndi that dw an Mi Né 2.684.184.465 2.684.184.465
- Trich trwdc chi phi lai vay phai tra 9.757.478.340  12.249.839.046
- Trich trwérc phi thu xép von 1.745.974.200 -
67.355.192.140  74.999.286.179
20 .PHAITRA KHAC

a. Ngén han

Kinh phi céng doan

Phai trd BHXH, BHYT, BHTN

Nhan tién gop vén clia cac td chirc, ca nhan vao dw an (*)

+ D 4n KBT sé 5 phuwong Tic Duyén

+ D an Mandala Phtl Yén

+ D an Trung tdm Thuwong mai Thai Nguyén
+ D an Aquapark Bic Giang (OCT8)

+ D an Khu céng nghiép Ha Héi - Bac Ninh
+ D &n The Parc One (OCT5) - Bac Giang
- Nhan dat coc mua ndi that Dw An Mi Né
- Thu hd phi bao tri

- Nhan ky quy, ky cugc ngén han

- Cac khoan phai tra, phai ndép khac

+ Cong ty CP Péu tw Quéc Té Dubai

+ Cong ty CP Apec Finance

+ Phai tra khéc

b. Dai han
- Nhan ky quy, ky cwoe dai han
- Co6ng ty Cé phan BDS An Phat Land

30/09/2026 01/01/2026
VND VND
240.823.237 253.474.719
745.500 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
112.370.000
24.466.204.164
2.470.000.000
42.682.959.466
40.796.263.014
1.313.781.356
572.915.096

128.904.643.162

46.760.720.298
25.228.678.419
45.442.013.450

1.413.841.784
10.059.389.211

112.370.000
24.279.294.122
1.105.000.000
20.584.804.649
19.996.263.014

588.5641.635

211.585.442.104

175.239.669.772

163.398.999
45.860.005.476

158.398.999
45.860.005.476

46.023.404.475

46.018.404.475

(*) Knodn nhan tién gop vén clia céc td chire, ca nhan vao cac du an Cong ty dang thuee hién dé duoc
phan chia s&n phdm la nha & clia Dy an ma khéng phai théng qua san giao dich bét dong san. Khi cac
dy an da diéu kién phap ly dé ky hop ddng mua ban va cac bén ky hop ddng mua ban nha & thi toan bo
tién vén gop thue té sé duoc chuyén thanh khodn tién thanh toan dau tién cGa Gia ban nha &.
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BAO CAO TAI CHINH RIENG GIJ’A NIEN PO

Téng 3, toa nha Grand Plaza , s& 117 Tran Duy Hung,

Phuwéng Yén Hoa, TP Ha Noi, Viét Nam

Béao céo tai chinh riéng giira nién do
cho ky ké toan tir ngay 01/01/2026 dén

ngay 30/09/2026

21

22

23

.VON CHU SO Hlru

a. Bang déi chiéu bién déng cta vén chi sé hiru

S6 dw dau ky trwée
L& trong ky trude

Sé dw cudi ky trwére

$6 dw dau ky nay
Lo trong ky nay

Sé dw cubi ky nay

Voén dau tw Lei nhuan
clia chii s& htru chwa phan phéi Coéng
VND VND VND

840.839.760.000

40.042.796.610
(3.920.439.596)

880.882.556.610
(3.920.439.596)

840.839.760.000

36.122.357.014

876.962.117.014

840.839.760.000

51.022.370.545
(85.220.094.031)

891.862.130.545
(85.220.094.031)

840.839.760.000

(34.197.723.486)

806.642.036.514

b. Cb phiéu

Sé lwgng cd phiéu dang ky phat hanh

Sé Iwong cd phiéu da phat hanh va gop vén day dad
- CO phiéu phé théng

S6 lwong cb phiéu dang Itu hanh

- C6 phiéu phd théng

Ménh gia cb phiéu dang lwu hanh (VND)

. TONG DOANH THU BAN HANG VA CUNG CAP D|CH VU

Doanh thu ban B4t dong san
Doanh thu cung ¢ép dich vy, cho thué mat bang
Doanh thu khac

. GIA VON HANG BAN

Gia von ban BDS
Gia vén cung cép dich vu, cho thué mat bang
Gia von khac

30/09/2026 01/01/2026
84.083.976 84.083.976
84.083.976 84.083.976
84.083.976 84.083.976
84.083.976 84.083.976
84.083.976 84.083.976
10.000 10.000

Tdr 01/01/2026 T 01/01/2025
dén 30/09/2026 dén 30/09/2025
VND VND

2.690.827.588
5.308.958.340
402.781.000

168.746.240.795
4.168.543.374
465.252.866

8.402.566.928

173.380.037.035

Ttr 01/01/2026 Tlr 01/01/2025
dén 30/09/2026 dén 30/09/2025
VND VND

1.944.519.749
20.828.346.827
72.437.845

90.224.198.031
19.026.896.835
395.908.687

22.845.304.421

109.647.003.553
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BAO CAO TAI CHINH RIENG GIU*A NIEN DO
Tang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung,

Bao cao tai chinh riéng giira nién dd
cho ky ké toan tir ngay 01/01/2026 dén

Phuwong Yén Hoa, TP Ha Nai, Viét Nam ngay 30/09/2026
24 .DOANH THU HOAT BPONG TAI CHINH
Tir 01/01/2026 Tir 01/01/2025
dén 30/09/2026  dén 30/09/2025
VND VND
Lai tién g, tién cho vay 1.733.429.509  11.358.175.208
1.733.429.509  11.358.175.208
25 . CHI PHI TAI CHINH
Tir 01/01/2026 Tir 01/01/2025
dén 30/09/2026  dén 30/09/2025
VND VND
Lai tién vay 17.683.203.287  19.154.266.858
Dw phong gidam gia chirng khoan kinh doanh va tén that dau 31.350.829.260 17.483.656.272
tw
Chi phi thu xép vén 3.997.130.600 417.067.400
Chi phi tai chinh khac - 38.049.629
53.031.163.147  37.093.040.159
26 . CHIPHI BAN HANG
Tir 01/01/2026 Tlr 01/01/2025
dén 30/09/2026  dén 30/09/2025
VND VND
Chi phi nguyén liéu, vat liéu - 1.012.631
Chi phi dich vu mua ngoai 813.706.317  17.821.652.539
Chi phi khac béng tién 27.075.758 3.921.476.627
840.782.075  21.744.141.797
27 . CHIPHIi QUAN LY DOANH NGHIEP
Tir 01/01/2026 Tir 01/01/2025
dén 30/09/2026  dén 30/09/2025
VND VND
Chi phi nguyén liéu, vat ligu 23.364.769 23.227.131
Chi phi nhan céng 15.992 235454  11.288.380.276
Chi phi céng cuy, db dung vén phong 27.801.436 30.831.545
Chi phi kh&u hao tai san c6 dinh 219.680.678 231.240.464
Thué, phi, va & phi 7.112.421 9.236.981
Chi phi dich vu mua ngoai 2.890.853.437 1.886.305.828
Chi phi khac bang tién 1.036.086.580 1.013.518.806
20.197.134.775  14.482.741.031
28 .THU NHAP KHAC

Thu tién phat hop déng cham thanh toan, phi chuyén nhwong
can hd
Thu nhap khac

Ter 01/01/2026
dén 30/09/2026

Tir 01/01/2025
dén 30/09/2025

VND
1.212.853.998

540.590.248

VND
655.026.474

1.001.948.184

1.753.444.246

1.656.974.658
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BAO CAO TAI CHINH RIENG GIUPA NIEN DO

Tang 3, tda nha Grand Plaza , sé 117 Tran Duy Hung,

Phuong Yén Hoa, TP Ha N&i, Viét Nam

Bao cao tai chinh riéng giira nién do
cho ky ké toan tir ngay 01/01/2026 dén

ngay 30/09/2026

29 . CHIPHi KHAC

Chi phi khéng duwoec triv
Cac khoan bj phat
Chi phi khac

30 .THONG TIN KHAC

TU’ 01/01/2026 'IjCP 01/01/2025
dén 30/09/2026 dén 30/09/2025
VND VND
195.150.296 1.015.948.216

- 500.000.000

- 187.292.559

195.150.296 1.703.240.775

S6 lieu so sanh trén Bao cao tinh hinh tai chinh gitra nién doé va cac thuyét minh twong (rng 1a sb liéu
trén Bao c4o tai chinh riéng cho nam tai chinh két thic ngay 31 thang 12 nam 2025 d4 dwoc Céng ty
TNHH Kiém toan va tw van UHY kiém toan. Sé liéu so sanh trén Bao cdo két qua hoat déng kinh doanh
hop nhét gitta nién 6, Bao céo Iwu chuyén tién té hop nhét gitka nién d6 va cac thuyét minh twong trng
la s6 liéu trén Bao cao tai chinh hop nhat cho ky ké toan tir ngay 01/01/2025 dén ngay 30/09/2025 da

duwoc Cong ty lap.

Ban Téng Giam dbc Céng ty da trinh bay lai mét s6 chi tiéu so sanh trén Bao cao tai chinh riéng cho ky
ké toan tlr ngay 01/01/2026 dén ngay 31/01/2026 theo Théng tw s6 99/2025/TT-BTC ngay 27/10/2025
thay thé Théng tw s6 200/2014/TT-BTC ngay 22/12/2014 cla Bo Tai chinh. Theo dé mét sé chi tiéu trén
Bao cao tai chinh riéng dwec trinh bay lai nhw sau:

Sé lieu trén
Bé&o c4o tai chinh Sé lieu
Ma sb nam trude trinh bay lai Chénh léch
VND VND VND

Bao cao tinh hinh tai chinh riéng giira nién do
- Cac khoan twong dwong tién 112 22.000.000.000 22.036.054.794 36.054.794
- Pau tw ndm gilr dén ngay dao 123 41.315.412.278 50.269.725.652 8.954.313.374
han ngan han ] '
- Dy phong dau tw ndm gite dén 124 - (678.500.000) (678.500.000)
ngay dao han ngan han
- Phai thu vé cho vay dai han 135 8.678.500.000 - (8.678.500.000)
- Phai thu ngén han khac 136 52.547.214.676 52.235.346.508 (311.868.168)
- Dy phong phai thu ngén han 137 (2.270.882.051)  (1.592.382.051) 678.500.000
kho doi
- Phai tra cé ttre, loi nhuan 313 656.640.000 656.640.000
- Phaitra ngén han khac 319 175.896.309.772 175.239.669.772 (656.640.000)

bidu

/

Ngd Thi Thanh Sic

Tran Thuy HA

Nguyén Phwong Dung

Ha Noi, ngay 29 thang 10 nam 2026
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Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa ward, Hanoi city, Viet Nam

REPORT OF THE BOARD OF LEGAL REPRESENTATIVES

The Board of Legal Representatives of Asia - Pacific Investment Joint Stock Company (the “Company”)
presents its report and the Company's Interim Separate financial statements the accounting period
from 01/01/2026 to 30/09/2026.

THE COMPANY

Asia Pacific 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 22 times additionally granted by Hanoi Authority
for Planning and Investment with the amended Business Registration Certificates. In which, the 23st
amended Business Registration Certificate dated 14 Aug 2025 regarded the change in headquarters
address Company.

The Company’s head office is located at 3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung, Yen
Hoa ward, Hanoi city, Viet Nam.

BOARD OF MANAGENMENT, BOARD OF GENERAL DIRECTORSS AND BOARD OF

The members of the Board of Management during the fiscal year and to the reporting date are:

Mr.  Nguyen Manh Cuong Chairman Appointed on 10 June 2026

Mr.  Nguyen Duc Quan Member Appointed on 10 May 2024

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

The member of the Board of Directors and Chief Accountant during the fiscal year and to the reporting
date are:

Ms. Nguyen Phuong Dung General Director Appointed on 1 Apr 2024

Ms. Tran Thuy Ha Chief Accountant Appointed on 1 July 2025

The members of the Board of Supervision are:

Ms. Nguyen Thi Ngoc Ha Head 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
LEGAL REPRESENTATIVE

The legal representative of the Company during the period and until the preparation of these Financial
Statements is Ms. Nguyen Phuong Dung — General Director.
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Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa ward, Hanoi city, Viet Nam

STATEMENT OF THE BOARD OF GENERAL DIRECTORS’S RESPONSIBILITY IN RESPECT OF
THE INTERIM SEPARATE FINANCIAL STATEMENTS

The Board of General Directors is responsible for the Interim Separate financial statements which give
a true and fair view of the financial position of the Company, its operating results and its cash flows for
the year. In preparing those Interim Separate financial statements, the Board of General Directors is
required to:

- Establish and maintain an internal control system which is determined necessary by the Board of
General Directors and Board of Management to ensure the preparation and presentation of
Interim Separate financial statements do not contain any material misstatement caused by errors
or frauds;

- Select suitable accounting policies and then apply them consistently;

- Make judgments and estimates that are reasonable and prudent;

- State whether applicable accounting standards have been followed, subject to any material
departures disclosed and explained in the Interim Separate financial statements;

- Prepare and present the Interim Separate financial statements on the basis of compliance with
Vietnamese Accounting Standards, Vietnamese Corporate Accounting System and the statutory
requirements relevant to preparation and presentation of Interim Separate financial statements;

- Prepare the Interim Separate financial statements on going concern basis unless it is
inappropriate to presume that the Company will continue in business.

The Board of General Directors is responsible for ensuring that accounting records are kept to reflect
the financial position of the Company, with reasonable accuracy at any time and to ensure that the
Interim Separate financial statements comply with the registered accounting system. It is responsible
for safeguarding the assets of the Company and hence for taking reasonable steps for the prevention
and detection of fraud and other irregularities.

We, The Board of General Directors, confirm that the Interim Separate financial statements give a true
and fair view of the financial position at 30 September 2026, its operation results and cash flows for the
period 2026 from 01 January 2026 to 30 September 2026 of the Company in accordance with the
Vietnamese Accounting Standards, Vietnamese Corporate Accounting System and the statutory
requirements relevant to the preparation and presentation of Interim Separate financial statements.

egal Representative
Hanoi, 29 Octobor 2026

L4

2 < s v



Interim Separate financial statements
the accounting period from 01/01/2026 to

Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung,

Yen Hoa ward, Hanoi city, Viet Nam 30/09/2026
INTERIM SEPARATE STATEMENT OF FINANCIAL POSITION
As at 30 September 2026

Code ASSETS Note 30/09/2026 01/01/2026
VND VND

100 A. CURRENT ASSETS 718,703,628,253 673,837,441,845
110 |. Cash and cash equivalents 3 34,269,344,192 34,951,589,593
111 1. Cash 22,239,933,233 12,915,634,799
112 2. Cash equivalents 12,029,410,959 22,036,054,794
120 Il Short-term investments 4 54,356,611,175 51,451,063,795
121 1. Trading securities 6,764,115,000 6,764,115,000
122 2. Provision for diminution in value of trading (5,278,207,107) (4,904,276,857)

securities
123 3. Held - to - maturity investments 53,549,203,282 50,269,725,652
124 4. Provision for short-term investments held to (678,500,000) (678,500,000)
maturity

130 Illl. Short-term receivable 159,200,258,429 164,872,349,105
131 1. Short-term trade receivables 5 90,051,755,334 103,733,766,692
132 2. Short-term prepayments to suppliers 6 40,479,454,114 13,124,742,061
135 3. Other short-term receivables 7 30,261,431,032 52,235,346,508
136 4. Provision for short-term doubtful debts 8 (1,592,382,051) (4,221,506,156)
140 IV. Inventories 9 457,600,550,800 417,381,131,209
141 1. Inventories 457,600,550,800 417,381,131,209
160 V. Other short-term assets 13,276,863,657 5,181,308,143
161 1. Short - term prepaid expenses 14 3,028,452,623 1,202,269
162 2. Deductible VAT 8,982,091,581 3,913,786,421
153 3. Taxes and other receivables from State budget 18 1,266,319,453 1,266,319,453
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Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung,

Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements
the accounting period from 01/01/2026 to

30/09/2026

200

210
211
215
216

220
221
222
223
227
228
229

240
241
242

250
252

260
261
262
263
264

270
271

280

INTERIM SEPARATE STATEMENT OF FINANCIAL POSITION

As at 30 September 2026

(Continued)
B. NON-CURRENT ASSETS
l. Long-term receivables
1. Long-term trade receivables 5
2. Other long-term receivables 7
3. Provision for long-term doubtful debts 7
Il. Fixed assets
1. Tangible fixed assets 11
- Historical costs
- Accumulated depreciation
2. Intangible fixed assets 12
- Historical costs
- Accumulated amortization
lll. Investment properties 13
- Historical costs
- Accumulated depreciation
IV. Long-term assets in progress
1. Construction in progress 10
V. Long - term investments 4

1. Investment in subsidiaries

2. Investments in joint ventures and associates
3. Equity investments in other entities
4, Provision for devaluation of long-term

investments

VI. Other long-term assets
1. Long-term prepaid expenses

TOTAL ASSETS

14

868,753,411,595

163,647,779,671
3,951,952,981
165,662,832,690
(5,967,006,000)

20,106,785,740
20,083,495,410
31,116,024,242
(11,032,528,832)
23,290,330
394,728,000
(371,437,670)

163,952,878,279
180,845,960,895
(16,893,082,616)

61,657,493,903
61,657,493,903

444,587,436,263
294,750,150,930
223,177,834,947

14,051,540,000
(87,392,089,614)

14,801,037,739
14,801,037,739

949,874,695,860

171,528,624,103
5,865,791,413
165,662,832,690

21,667,352,994
21,624,246,000
31,085,607,575
(9,461,361,575)
43,106,994
394,728,000
(351,621,006)

168,159,302,500
182,210,385,042
(14,051,082,542)

61,657,493,903
61,657,493,903

514,597,329,273
298,985,825,877
263,942,160,000

14,051,540,000
(62,382,196,604)

12,264,593,087
12,264,593,087

1,587,457,039,848

1,623,712,137,705
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Asia -

Pacific Investment Joint Stock Company

3rd Floor, Grand Plaza Building, No. 117 Tran Duy Hung,

Interim Separate financial statements
the accounting period from 01/01/2026 to

Yen Hoa ward, Hanoi city, Viet Nam 30/09/2026
INTERIM SEPARATE STATEMENT OF FINANCIAL POSITION
As at 30 September 2026
{Continued)
Code CAPITAL Note 30/09/2026 01/01/2026
VND VND
300 C.LIABILITIES 780,815,003,334 731,850,007,160
310 I Current liabilities 551,062,970,692 604,970,502,685
311 1. Short-term trade payables 16 62,205,872,817 62,206,429,505
312 2. Short-term prepayments from customers 17 29,746,220,296 30,173,188,717
313 3. Dividends and profits payable 656,640,000 656,640,000
314 4. Taxes and other payables to State budget 18 481,942 222 456,658,593
315 5. Payables to employees 1,702,041,999 2,198,654,033
316 6. Short-term accrued expenses 19 67,355,192,140 74,999,286,179
319 7. Short-term unearned revenue - 46,363,636
320 8. Other short-term payables 20 211,585,442 104 175,239,669,772
321 9. Short-term borrowings and finance lease liabilites 15 177,231,629,218 258,895,622,354
323 10. Bonus and welfare fund 97,989,896 97,989,896
330 II. Non-current liabilities 229,752,032,642 126,879,504,475
338 1. Other long-term payables 20 46,023,404,475 46,018,404,475
339 2. Long-term borrowings and finance lease liabilities 15 183,728,628,167 80,861,100,000
400 D. OWNER'S EQUITY 21 806,642,036,514 891,862,130,545
410 1. Owner’s equity 806,642,036,514 891,862,130,545
411 1. Contributed capital 840,839,760,000 840,839,760,000
411a Ordinary shares with voting rights 840,839,760,000 840,839,760,000
420 2. Retained earnings (34,197,723,486) 51,022,370,545
420a Retained earnings accumulated till the end of the 51,022,370,545 40,042,796,610
previous year
420b Retained earnings of the current year (85,220,094,031) 10,979,573,935
440 TOTAL CAPITAL 1,587,457,039,848 1,623,712,137,705
;? by Chief Accountant
Ngo Thi Thanh Sac Tran Thuy Ha

Hanoi, 29 Octobor 2026
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Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy
Hung, Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements
the accounting period from 01/01/2026 to

30/09/2026

INTERIM SEPARATE STATEMENT OF CASH FLOWS

the accounting period from 01/01/2026 to 30/09/2026

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

VND

1,725,019,586

4,496,460,950

17,483,656,272
(11,358,175,208)
19,154,266,858
31,501,228,458

(20,582,290,211)
95,696,889,607
(58,486,807,551)

3,215,364,900
(18,656,640,126)
(1,988,735,758)
30,599,009,219

(843,224,888)

(17,550,000,000)

7,000,000,000

(4,694,000,000)

5,128,113,676
(10,959,111,212)

45,876,982,191
(92,599,582,191)
(46,722,600,000)

(27,082,701,993)

102,964,405,114

(Indirect method)
Code ITEMS Note  From 01/01/2026
to 30/09/2026
VND
I. CASH FLOWS FROM OPERATING ACTIVITIES
01 1. Profits before tax (85,220,094,031)
2. Adjustments for: '
w - Depreciation and amort-ization of fixed assets 4,432,983,995
and investment properties
03 - Provisions 28,721,705,155
05 - Gains/ losses from investment (1,733,429,509)
06 - Interest expense 17,683,203,287
08 3. Operating profit before changes in working capital (36,115,631,103)
09 - Increase or decrease in receivables 4,428 536,396
10 - Increase or decrease in inventories (38,854,995,444)
11 - Increase or decrease in payables (excluding 30,253,821,849
interest payable/ corporate income tax payable)
12 - Increase or decrease in prepaid expenses (5,563,695,006)
14 - Interest paid (20,175,563,993)
15 - Corporate income tax paid (223,417,926)
20 Net cash flows from operating activities (66,250,945,227)
Il. CASH FLOWS FROMN INVESTING ACTIVITIES
21 1. Purchase or construction of fixed assets and (30,416,667)
other long-term assets
23 2. Loans and purchase of debt instruments from other (25,000,000,000)
entities
24 3. Collection of loans and resale of debt instrument 23,095,412,278
of other entities
25 4. Equity investments in other entities -
26 5. Proceeds from equity investment in other entities 45,000,000,000
27 6. Interest and dividend received 1,300,169,184
30 Net cash flows from investing activities 44,365,164,795
lll. CASH FLOWS FROM FINANCING ACTIVITIES
33 1. Proceeds from borrowings 160,947,628,167
34 2. Repayment of principal (139,744,093,136)
40 Net cash flow from financing activities 21,203,535,031
50 Net cash flows in the year (682,245,401)
60 Cash and cash equivalents at the beginning 34,951,589,593
of the year
70 Cash and cash equivalents at the end of the

vear

NGo Thi Thanh Sac

Tran Thuy H

34,269,344,192

75,881,703,121

;? o ;‘, :» »
/ﬁ
X Piiguleft Phuong Dung

Hanoi, 29 Octobor 2026
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Asia - Pacific Investment Joint Stock Company Interim Separate financial statements
3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS
the accounting period from 01/01/2026 to 30/09/2026

1 . GENERAL INFORMATION OF THE COMPANY

Forms of Ownership

Asia Pacific 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 22 times additionally granted by Hanoi Authority for
Planning and Investment with the amended Business Registration Certificates. In which, the 23st
amended Business Registration Certificate dated 14 Aug 2025 regarded the change in headquarters
address Company.

The Company's head office is located at Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen
Hoa Ward, Hanoi City, Viet Nam.
Business field

The operating field of the Company is trading real estate.

Business activities

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

Structure of the Company
- The Group’s subsidiaries consolidated in Consolidated Financial Statements as at 30

September 2026 include: .
Proport Proporti

ion of on of

Name of Company Address . Principal activities
owners  voting
hip rights

APEC Land Hue Joint  3rd floor, 28 Ly Thuong Kiet 99.99% 99.99% |nvesting, trading real
Stock Company Building, Thuan Hoa Ward, estate

Hue city.
APEC Tuc Duyen Bac Nam Intersection, Group 100% 100% |nvesting, trading real
Investment Jaint 22, Gia Sang Ward, Thai estate
Stock Company Nguyen Province
Dubai International Yen Ninh Road, Dong Hai 55% 55% Investing, trading real
Investment Jaint Ward, Khanh Hoa Province estate
Stock Company
UEP Education Group Floor 3, Grand Plaza Building, ~ 76.92% 76.92% Educational Support
Corporation No. 117 Tran Duy Hung, Yen Services

Hoa Ward, Hanoi City, Viet

Nam
E-academy Education Floor 3, Grand Plaza Building, 64% 64% Educational Support
Joint Stock Company ~ No. 117 Tran Duy Hung, Yen Services

Hoa Ward, Hanoi City, Viet

Nam
MERA Al Telecom Floor 3, Grand Plaza Building, 78.71% 79.71% Telecommunications
Joint Stock Company  No. 117 Tran Duy Hung, Yen Services

Hoa Ward, Hanoi City, Viet

Nam
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Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy

Hung, Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements
the accounting period from 01/01/2026 to 30/09/2026

2

21

2.2

23

24

25.

. ACCOUNTING SYSTEM AND ACCOUNTING POLICY
. Accounting period and accounting currency

Annual accounting period commences from 1 January and ends as at 31 December.
The Corporation maintains its accounting records in VND.

. Standards and Applicable Accounting Policies

Applicable Accounting Policies

The Company applies Corporate Accounting System issued under the Circular No. 99/2025/TT-BTC
dated 27 October 2025 by the Ministry of Finance and the Circular No. 202/2014/TT-BTC guiding the
preparation and presentation of Consolidated Financial Statements.

Declaration of compliance with Accounting Standards and Accounting System

The Company applies Vietnamese Accounting Standards and supplementary documents issued by the
State. Financial Statements are prepared and presented in accordance with regulations of each
standard and supplementary document as well as with current Accounting Standards and Accounting
System.

. Basis for preparation of Financial Statements

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

flows).

. 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 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 Company 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 Company acquires the ownership, as follows:

- For listed securities: recognized at the time of order-matching (T+0).

- 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 Company’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.

12
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Asia - Pacific Investment Joint Stock Company Interim Separate financial statements
3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

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:

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

- 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.

- 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 Company 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 Company’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 Company 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.

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 subsidiaries

Subsidiary

Subsidiary is an entity that is controlled by the Company. Control is the Company’s power to govern the
financial and operating policies of an entity so as to obtain benefits from its activities.

Initial recognition

Investments in subsidiaries are initially recognized at costs, including the cost of purchase or capital
contributions plus other directly attributable transaction cost. In case of investment in non-monetary
assets, the costs of the investment are recognized at the fair value of non-monetary assets at the arising
time.

Dividends and profit of the periods prior to the purchase of investments are recorded as a decrease in
value of such investments. Dividends and profit of the periods after the purchase of investments are
recorded into the Company’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 impairment of investments in subsidiaries

Provision for impairment of investments in subsidiaries is made when the subsidiaries suffer from losses
at the rate equal to the difference between the actual capital contributed by parties in subsidiaries and
the actual owner’s equity multiplying (x) the Company’s rate of capital contribution over the total actual
capital contributed by the parties in subsidiaries. If the subsidiaries are consolidated into Consolidated
Financial Statements, the basis for impairment provision is the Consolidated Financial Statements.
Increases/ (decreases) in the provision for impairment of investments in subsidiaries are recorded into
“Financial expenses”.



Asia - Pacific Investment Joint Stock Company

Interim Separate financial statements

3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

2.6

2.7

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 Company 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:

- 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.

- 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 Company'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.

. Receivables

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

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

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

= 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”.

. Inventories

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

Costs of inventaries are determined as follows:

- 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.

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

- Other merchandises: 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 estimated based on the selling price of the inventory minus the estimated costs
for completing the products and the estimated costs needed for their consumption.

Provision for devaluation of inventories made at the end of the period is based on the excess of original
cost of inventory over 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 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.

14



Asia - Pacific Investment Joint Stock Company

Interim Separate financial statements

3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanai city, Viet Nam

2.8,

2.9

Fixed assets, Finance lease fixed assets

Fixed assets (tangible and intangible) are initially stated at the historical cost. During the using time,
fixed assets (tangible and intangible) are recorded at cost, accumulated depreciation and carrying
amount.

Subsequent measurement after initial recognition

If these costs augment future economic benefits obtained from the use of tangible fixed assets are
extended to their initial standards conditions, these costs are capitalized as an incremental in their
historical cost.

Other costs incurred after fixed assets have been put into operation such as repair, maintenance and
overhaul costs are recognized in the Interim Separate Statement of Income in the period in which the
costs are incurred.

Fixed assets are depreciated (amortised) using the straight-line method over their estimated useful life
as follows:

- Buildings, structures 20-50 vyears
- Machinery, equipment 05-15 years
- Vehicles, Transportation equipment 10 years
- Office equipment and furniture 03 vyears
- Land use rights 03 -07 years
- Management software 03-05 years

. Investment properties

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.

Investment properties for lease operations are recorded at cost, accumulated depreciation and carrying
amount. Investment properties for lease operations are depreciated using the straight-line method with
expected useful life as follows:

- Hotel apartment 44 vyears
- Shophouse 44 vyears
- Other investment properties 25-50 years

An item of owner-occupied property or inventories only becomes an investment property when its use
has changed, evidenced by commencement of stopping using that item and starting to operate leasing
for the third party or completing the construction period. The investment property is transferred to owner-
occupied property or inventories only where it undergoes a change in use, evidenced by
commencement of starting using the assets by owner or development with a view to sale. The
transferring from investment property to owner-occupied property or inventories will not change the
original cost and carrying amount of asset as at the date of transfer.

15

* e s ds

=

-~ =

w -\



Asia - Pacific Investment Joint Stock Company

Interim Separate financial statements

3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

210 .

2.1

212,

213 .

2.14

2.15

Construction in progress

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

. Prepaid expenses

The expenses incurred but related to operating results of several fiscal years are recorded as prepaid
expenses and are allocated to the operating results in the following fiscal years.

The calculation and allocation of long-term prepaid expenses to operating expenses in each fiscal years
should be based on the nature of those expenses to select a reasonable allocation method and criteria.

Types of prepaid expenses of the Corporation include:

- Tools and supplies
The original cost of tools and supplies is amortized using the straight-line method for the maximum
period of 3 years;

- Project selling expenses
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.

Payables

The payables shall be recorded in details in terms of due date, entities payable, types of currency and
other factors according to the requirements for management of the Corporation. The payables shall be
classified into short-term payables or long-term payables on the Separate Financial Statements
according to their remaining terms at the reporting date.

Borrowings and finance lease liabilities
Borrowings shall be recorded in details in terms of lending entities, loan agreement and terms of
borrowings.

. Borrowing costs

Borrowing costs are recognized as operating expenses in the year, in which it is incurred excepting
those which are directly attributable to the construction or production of a qualifying asset are capitalized
as part of the cost of that asset in accordance with VAS No. 16 “Borrowing costs”. Besides, regarding
borrowings serving the construction of fixed assets and investment properties, the interests shall be
capitalized even when the construction duration is under 12 months.

. Accrued expenses

Accrued expenses include payables to goods or services received from the suppliers or provided for the
customers during the reporting period, regardless of whether the Corporation has received the invoice
and other payables such as construction costs, operational costs, interest expenses, etc. which are
recorded as operating expenses of the reporting year.

Provision for calculating the cost of goods sold for real estate products: This provision is calculated
based on the difference between the estimated unit price cost of the goods sold (determined as a
product) and the total actual costs incurred.

The recording of accrued expenses as operating expenses during the year shall be carried out under
the matching principle between revenues and expenses during the period. Accrued expenses are
settled with actual expenses incurred. The difference between accrued and actual expenses is reverted.

16
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Asia - Pacific Investment Joint Stock Company

Interim Separate financial statements

3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

216 .

217

Owner’s equity
Owner's equity is stated at actually contributed capital of owners.

Share premium is recorded at the difference between the par value with costs directly attributable to the
issuance of shares and issue price of shares (including the case of re-issuing treasury shares) and can
be a positive premium (if the issue price is higher than par value and costs directly attributable to the
issuance of shares) or negative premium (if the issue price is lower than par value and costs directly
attributable to the issuance of shares).

Retained earnings are used to present the Corporation’s operating results (profit, loss) after corporate
income tax and profits appropriation or loss handling of the Corporation.

. Revenues

Rendering of services

Revenue from rendering of services shall be recognised when all the following conditions have been
- The amount of the revenue can be measured reliably;

- Itis probable that the economic benefits associated with the transaction will flow to the Company;

- The stage of the completion of the transaction at the end of the reporting period can be measured
- The costs incurred for the transaction and the costs to complete the transaction can be measured

The stage of the completion of the transaction may be determined by evaluating the volume of work
performed .

Revenue from sales of real estate

Revenue from the sales of real estate shall be recognised when all of the following conditions have been
- The construction of real estate has been completed and significant risks and rewards associated with
the ownership of the real estate has been transferred to the buyer;

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

The amount of revenue can be measured reliably;

It is probable that the economic benefits associated with the transaction will flow to the Company;

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

Regarding the sale of real estates in which customers finish interior by themselves or the Company
does at the customer's discretion, revenue is recorded when the rough construction is completed and
handed over to customers.

Apartment Handover and Recovery Policy

Customers who sign a sales contract for the Apec Aqua Park Bac Giang Project will receive their

apartment upon paying at least 30% of the apartment value (including VAT) and 2% maintenance fee.

Customers can choose to pay in installments, up to a maximum of 100 months from the handover date.

If the customer (buyer) fails to pay the principal and late payment interest for more than 30 days from
the due date of each installment, or if the total payment delay exceeds 60 days, the Company has the
right to send a written notice of contract termination and the Company has the right to sell the

apartment to another customer without the buyer's consent.

Revenue from operating lease

Revenue from operating lease manly includes: rental income from shophouses, basements,
premises,... , which are charged to income statement on a straight-line basis over the period of the
leases under leasing contract.

Financial income

Revenue arising from interest and other financial incomes shall be recognised when the following two
(2) conditions are simultaneously satisfied:

- Itis probable that the economic benefits associated with the transaction will flow to the Corporation;

- The amount of the revenue can be measured reliably.
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Asia - Pacific Investment Joint Stock Company

Interim Separate financial statements

3rd Floor, Grand Plaza Building, No. 117 Tran Duy the accounting period from 01/01/2026 to 30/09/2026
Hung, Yen Hoa ward, Hanoi city, Viet Nam

2.18 .

219

2.20

2.21

Cost of goods sold

Cost of goods sold and services rendered are cost of finished goods, merchandises, materials sold or
services rendered during the year, and recorded on the basis of matching with revenue and on a
prudence basis.

. Financial expenses

Items recorded into financial expenses comprise:

- Expenses or losses relating to financial investment activities;

- Borrowing costs;
Borrowing costs are recorded as expenses when they are incurred. In case the borrowing costs are
directly attrioutable 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.

The above items are recorded by the total amount arising in the year without offsetting against financial
income.

. Corporate income tax

a) Current corporate income tax expenses and Deferred corporate income tax expenses
Current corporate income tax expenses are determined based on taxable income during the period and
current corporate income tax rate.

Deferred corporate income tax expenses are determined based on deductible temporary differences,
the taxable temporary differences and corporate income tax rate.

Current corporate income tax expenses and deferred corporate income tax expenses are not offset
against each other.

c) Current corporate income tax rate
For the fiscal period ended as at 31 December 2026, the Company applies the corparate income tax
rate: 20%

. Earnings per share

Basic earnings per share are calculated by dividing net profit or loss after tax for the year attributable to
ordinary shareholders of the Company (after adjusting for the bonus and welfare fund and allowance for
Board of Directors) by the weighted average number of ordinary shares outstanding during the year.
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2.23

. Related Parties

The parties are regarded as related parties if that party has the ability to control or significantly influence
the other party in making decisions about the financial policies and activities. The Company's related
parties include:

- Companies, directly or indirectly through one or more intermediaries, having control over the Company
or being under the control of the Company, or being under common control with the Company,
including the Company's parent, subsidiaries and associates;

- Individuals, directly or indirectly, holding voting power of the Company that have a significant influence
on the Company, key management personnel including directors and employees of the Company, the
close family members of these individuals;

- Enterprises that the above-mentioned individuals directly or indirectly hold an important part of the
voting power or have significant influence on these enterprises.

In considering the relationship of related parties to serve for the preparation and presentation of Interim
Separate financial statements, the Company should consider the nature of the relationship rather than
the legal form of the relationship.

. Segment information

A segment is a distinguishable component of the Corporation that is engaged in providing an individual
or group of related products or services (business segment), or providing products or services within a
particular economic environment (geographical segment). Each segment is subject to risks and returns
that are different from other ones.

Segment information should be prepared in conformity with the accounting policies adopted for
preparing and presenting the financial statements of the Corporation in order to help users of financial
statements better understand and make more informed judgements about the Corporation as a whole.

. CASH AND CASH EQUIVALENTS

30/09/2026 01/01/2026

VND VND

Cash on hand 565,089,020 1,558,387
Demand deposits 21,565,831,305 12,804,586,810
Deposits at securities companies 109,012,908 109,389,602
Cash equivalents 12,029,410,959 22,036,054,794

34,269,344,192

34,951,589,593

. FINANCIAL INVESTMENTS

See details in Annex 01
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Interim Separate financial statements
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Asia - Pacific Investment Joint Stock Company

3rd Floor, Grand Plaza Building, No. 117 Tran Duy
Hung, Yen Hoa ward, Hanoi city, Viet Nam

5 . SHORT-TERM TRADE RECEIVABLES

30/09/2026 01/01/2026
Value Provision Value Provision
VND VND VND VND
Receivables 90,051,755,334 (213,477,095) 103,733,766,692 (213,477,095)
customers
project real estate
- Da Hoi Project 8,692,247,980 - 8,692,247,980 -
- Mandala 37,448,116,794 - 38,346,648,816 -
Wyndham Phu
Yen Project
- Apec Agqua Park 23,692,017,095 - 31,111,609,245 -
Bac Giang Project
- Other customers 20,219,373,465 (213,477,095) 25,683,260,651 (213,477,095)
90,051,755,334 (213,477,095) 103,733,766,692 (213,477,095)
b. Long-term
Other parties 3,951,952,981 - 5,865,791,413 -
- Apec Aqua Park 3,951,952,981 - 5,865,791,413 -
Bac Giang Project
3,951,952,981 - 5,865,791,413 -
6 .SHORT-TERM PREPAYMENTS TO SUPPLIERS
30/09/2026 01/01/2026
Value Provision Value Provision
VND VND VND VND
- HLC Urban 24,436,323,215 = = 5
Development and
Investment JSC.,
- 3S Viet Consultant 933,268,887 - - -
and investment
JSC.,
- IBST Construction 989,833,304 - - -

Technology and
Investment JSC.,

- Vietnam
Investment
Consulting and
Construction

Desian JSC.,
- Other suppliers

14,120,028,708

(1,129,631,000)

1,743,437,500

11,381,304,561

(1,129,631,000)

40,479,454,114

(1,129,631,000)

13,124,742,061

(1,129,631,000)
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. OTHER SHORT-TERM RECEIVABLES

a. Short-term

- Advances

- Mortgages

+ Viet Thai Urban
Investment and
Construction Co.,
Ltd. - Deposit

+ Other deposits
- QOther receivables
+ Loan interest

+1% CIT
provisionally paid
for property

+ Mandala Real
Estate
Management JSC.
- Payments on

behalf
+ Apec Thai Nguyen
Investment JSC

+ Tu Son
Environmental
Treatment Co., Ltd

+ Other receivables

b. Long-term

- Mortgages

- QOther receivables

+ Apec Group., JSC -
Receivables from
Business
Cooperation
Contract (*)

+ Mandala Hotel and
Service
Management JSC

+ Apec Thai Nguyen
Investment JSC

30/09/2026 01/01/2026
Value Provision Value Provision
VND VND VND VND
7,950,429,764 - 12,966,725,578 -
4,282,943,582 - 11,477,283,582 -
- - 7,194,490,000 -
4,282,943,582 - 4,282 793,582 -
18,028,057,686 (249,543,956) 27,791,337,348 (2,878,668,061)

5,067,916,742

1,893,128,650

6,000,000,000

5,067,012,294

(249,543,956)

941,629,583
4,844,498,816

8,177,280,219

7,944,624,105

5,883,304,625

(1,994,624,105)

(884,043,956)

30,261,431,032

(249,543,956)

52,235,346,508

(2,878,668,061)

2,041,250,000
163,621,5682,690
132,734,636,987

12,000,000,000

19,158,137,730

(5,967,006,000)

2,041,250,000
163,621,582,690
132,734,536,987

12,000,000,000

19,158,137,730

165,662,832,690

(5,967,006,000)

165,662,832,690

(*) 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.
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. DOUBTFUL DEBTS

- Song Da No 11
JSC.

- Takaaki lwai

- DPA Investment
JSC.

- Tu Son
Environmental

Treatment Co., Ltd
- Other customers

. INVENTORIES

- Work in progress

+ Da Hoi Industrial
Park Project

+ The Parc One
Project (OCT5) -
Bac Giang

+ Golden Palace
Lang Son Project

+ Urban Area No. 5
Project, Tuc

Duyen Ward
+ Qther projects

- Finished goods
+ Mandala Phu Yen
Project

+ Aqua Park Bac
Giang Project
(OCT8 Building)

- Goods

30/09/2026 01/01/2026
Recoverable
Original cost Recoverable value Original cost value
VND VND VND VND
110,000,000 - 110,000,000 -
98,477,095 - 98,477,095 -
- - 634,500,000 -

1,383,904,956 -

1,994,624,105 -

1,383,904,956 ’

1,592,382,051 - 4,221,506,156 -
30/09/2026 01/01/2026
Original cost Provision Original cost Provision
VND VND VND VND
337,096,224,862 - 296,209,880,055 -
117,722,175,665 - 117,083,886,908 -

105,928,273,335 %

95,742,901,488 -

1,057,794,210 -

16,645,080,164 -

71,964,487,809 s

88,875,231,418 -

1,057,794,210 5

17,228,479,710 -

108,027,275,615 - 108,677,844,486 -
102,501,546,404 = 102,869,022,240 -
5,5625,729,211 = 5,808,822,246 -
12,477,050,323 - 12,493,406,668 -
457,600,550,800 - 417,381,131,209 -

22



Asia - Pacific Investment Joint Stock Company
3rd Floor, Grand Plaza Building, No. 117 Tran Duy
Hung, Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements

the accounting period from 01/01/2026 to 30/09/2026

10 .CONSTRUCTION IN PROGRESS

- Construction in progress
+ Thai Nguyen Plaza Project
+ Other projects

11 . TANGIBLE FIXED ASSETS
See details in Annex 02

12 .INTANGIBLE FIXED ASSETS

Historical cost
Beginning balance
Ending balance of

Accumulated depreciation
Beginning balance

- Depreciation for the year
Ending balance of

Net carrying amount
Beginning balance

Ending balance

13 .INVESTMENT PROPERTIES

30/09/2026 01/01/2026
VND VND
61,657,493,903 61,657,493,903
58,700,637,271 58,700,637,271
2,956,856,632 2,956,856,632

61,657,493,903

61,657,493,903

Historical cost
Beginning balance
- Other decrease

Computer Total
software
VND VND
394,728,000 394,728,000
394,728,000 394,728,000
351,621,006 351,621,006
19,816,664 19,816,664
371,437,670 371,437,670
43,106,994 43,106,994
23,290,330 23,290,330
Buildings and Infrastructure Total
structures
VND VND VND

3,144,017,441
(1,364,424,147)

179,066,367,601

182,210,385,042
(1,364,424,147)

Ending balance of

1,779,593,294

179,066,367,601

180,845,960,895

Accumulated depreciation
Beginning balance

- Depreciation for the year

- Other decrease

Ending balance of

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)
139,470,615  16,753,612,001  16,893,082,616

Net carrying
Beginning balance

1,640,122,679

162,312,755,600

163,952,878,279

Ending balance

1,640,122,679

162,312,755,600

163,952,878,279
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3rd Floor, Grand Plaza Building, No. 117 Tran Duy
Hung, Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements

the accounting period from 01/01/2026 to 30/09/2026

14 . PREPAID EXPENSES

a. Short-term
- Dispatched tools and supplies

- Mineral exploitation licensing fee - OCT5 Project

- Guaranteed upfront profit

b. Long-term

- Dispatched tools and supplies

- Brokerage commission, sale bonus
+ The Parc One Project (Toa OCT5)

+ Mandala Phu Yen Project (Condotel)
+ Other projects

- Other long-term Prepaid expenses

15 .BORROWINGS
See details in Annex 03

16 .TRADE PAYABLES

30/09/2026 01/01/2026
VND VND

= 1,202,269

202,644,506 -
2,825,808,117 -
3,028,452,623 1,202,269
91,944,969 55,617,651
14,693,467,770 12,187,725,436
2,553,652,371 -
11,884,5633,226 11,932,443,263
255,282,173 255,282,173
15,625,000 21,250,000
14,801,037,739 12,264,593,087

30/09/2026 01/01/2026
Outstanding Amount can be Outstanding Amount can be
balance paid balance paid
VND VND VND VND
- Mandala Real 585,324,518 585,324,518 433,137,862 433,137,862
Estate
Management JSC.
- Mandala Hotel and 840,713,702 840,713,702 335,484,262 335,484,262
Service
Management JSC.
- 1DJ Vietnam 43,768,177,551 43,768,177,551 43,740,263,983  43,740,263,983

Investment JSC.

- Nguyen Lam Co., 3,296,213,861
Ltd.
- Others 13,715,443,185

3,296,213,861

13,715,443,185

17,697,543,398

17,697,543,398

17 .SHORT-TERM PREPAYMENTS FROM CUSTOMERS

- Da Hoi Industrial Park Project
- Phu Yen Project

62,205,872,817 62,205,872,817 62,206,429,505 62,206,429,505
30/09/2026 01/01/2026

VND VND

4,773,842,067 4,773,842,067

24,634,591,193 25,061,559,614

337,787,036 337,787,036

- Mui Ne Project

29,746,220,296

30,173,188,717
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. TAX AND OTHER PAYABLES TO THE STATE BUDGET

See details in Annex 04

. SHORT-TERM ACCRUED EXPENSES

- Accruals of costs for Phu Yen Project

- Accruals of costs for Bac Giang Project (OCT8)
- Accrued costs of Mui Ne Project

- Accrued interest expense payable

- Other accrued expenses

. OTHER PAYABLES

a. Short-term payables

- Trade union fee

- Payables to Viettel Military Industry and Telecoms Group

- 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 (OCT8)

+ Da Hoi Industrial Park Project - Bac Ninh

+ The Parc One Project (OCT5) - Bac Giang

- Receipt of deposits for purchasing furniture for Mui Ne Project

Receipt of maintenance fees on behalf

Short-term deposits, collateral received

Other payables

+ Dubai International Investment JSC.

+ Apec Finance JSC.

+ Others

b. Long-term payables
- Long-term deposits, collateral received
= An Phat Land., JSC

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 2,684,184,465
9,757,478,340 12,249,839,046

1,745,974,200.

67,355,192,140

74,999,286,179

30/09/2026 01/01/2026
VND VND
240,823,237 253,474,719
745,500 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
112,370,000
24,466,204,164
2,470,000,000
42,682,959,466
40,796,263,014
1,313,781,356
572,915,096

128,904,643,162

46,760,720,298
25,228,678,419
45,442,013,450

1,413,841,784
10,059,389,211

112,370,000
24,279,294,122
1,105,000,000
20,584,804,649
19,996,263,014

588,541,635

211,585,442,104

175,239,669,772

163,398,999
45,860,005,476

158,398,999
45,860,005,476

46,023,404,475

46,018,404,475

(*) Receipt of contribution capital from organizations and individuals in the projects that the Company 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.
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21 .OWNER’S EQUITY
a. Changes in owner’s equity

Beginning balance

Contributed capital _Retained earnings Total
VND VND VND
840,839,760,000 40,042,796,610 880,882,556,610
(3,920,439,596) . (3,920,439,596)

Loss for previous year -

Ending balance of previous year 840,839,760,000 36,122,357,014 876,962,117,014
Beginning balance of current year 840,839,760,000 51,022,370,545 891,862,130,545
Loss for this year - (85,220,094,031) (85,220,094,031)
Ending balance of this year 840,839,760,000  (34,197,723,486) 806,642,036,514
b. Share

30/09/2026 01/01/2026
Quantity of Authorized issuing shares 84,083,976 84,083,976
Quantity of issued shares 84,083,976 84,083,976
- Common shares 84,083,976 84,083,976
Quantity of outstanding shares in circulation 84,083,976 84,083,976
- Common shares 84,083,976 84,083,976
Par value per share in circulation (VND) 10,000 10,000

22 . TOTAL REVENUE FROM SALES OF GOODS AND RENDERING OF SERVICES

Sales of property held for sale
Sales of service provision
Other revenue

23 . COST OF GOODS SsOLD

Costs of property sold
Costs of services provided
Other cost of sales

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

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

VND
2,690,827,588
5,308,958,340

402,781,000

VND
168,746,240,795
4,168,643,374
465,252 866

8,402,566,928

173,380,037,035

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

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

VND
1,944,5619,749
20,828,346,827
72,437,845

VND
90,224,198,031
19,026,896,835

395,908,687

22,845,304,421

109,647,003,553
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Hung, Yen Hoa ward, Hanoi city, Viet Nam

Interim Separate financial statements
the accounting period from 01/01/2026 to 30/09/2026

24 .

25

26

27

28

FINANCIAL INCOME

Interest income

. FINANCIAL EXPENSES

Interest expenses

Provision for diminution in value of trading securities and

impairment loss from investment
Financing costs
Other financial expenses

. SELLING EXPENSES

Raw materials
Expenses of outsourcing services
Other expenses in cash

. GENERAL AND ADMINISTRATIVE EXPENSE

Raw materials

Labour expenses

Tool and equipment expenses
Depreciation expenses

Tax, Charge, Fee

Expenses of outsourcing services
Other expenses in cash

. OTHER INCOME

Collection of penalties for late contract payments and

apartment transfer fees
Others

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

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

VND
1,733,429,509

VND
11,358,175,208

1,733,429,509

11,358,175,208

From 01/01/2026

From 01/01/2025

to 30/09/2026 to 30/09/2025
VND VND
17,683,203,287 19,154,266,858
31,350,829,260 17,483,656,272
3,997,130,600 417,067,400
- 38,049,629

53,031,163,147

37,093,040,159

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

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

VND

813,706,317
27,075,758

VND

1,012,631
17,821,652,539
3,921,476,627

840,782,075

21,743,129,166

From 01/01/2026

From 01/01/2025

to 30/09/2026 to 30/09/2025
VND VND
23,364,769 23,227,131
15,992,235,454 11,288,380,276
27,801,436 30,831,645
219,680,678 231,240,464
7,112,421 9,236,981

2,890,853,437
1,036,086,580

1,886,305,828
1,013,518,806

20,197,134,775

14,482,741,031

From 01/01/2026

From 01/01/2025

to 30/09/2026 to 30/09/2025
VND VND
1,212,853,998 655,026,474

540,590,248

1,001,948,184

1,753,444,246

1,656,974,658

T = WO
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. OTHER EXPENSES
From 01/01/2026 From 01/01/2025
to 30/09/2026 to 30/09/2025
VND VND
Non-deductible expenses 195,150,296 1,015,948,216
Fines - 500,000,000
Others - 187,292,559

195,150,296 1,703,240,775

. OTHER INFORMATION

The comparative figures on the Interim Consolidated Statement of Financial Position and

corresponding Notes are taken from the Consolidated Financial Statements for the fiscal year ended as
at 31 December 2025, which was audited by UHY Auditing and Consulting Company Limited. the
Interim Consolidated Statement of income, Interim Consolidated Statement of Cash flows and
corresponding Notes are taken from the Interim Consolidated Financial Statements for the accounting
period from 01/01/2025 to 30/09/2025, as prepared by the Company.

The Board of Management has restated certain comparative figures in the Separate Financial

Statements for the accounting period from January 1st, 2026, to September 30th, 2026, in accordance
with Circular No. 99/2025/TT-BTC dated October 27, 2025, which replaces Circular No. 200/2014/TT-
BTC dated December 22, 2014, issued by the Ministry of Finance. Accordingly, certain items in the

Separate Financial Statements have been restated as follows:
The figures in the

prior year's financial

Code statements As restated Difference
VND VND VND

Interim Separate Statement of Financial position
- Cash equivalents 112 22,000,000,000 22,036,054,794 36,054,794
- Held - to - maturity 123 41,315,412,278 50,269,725,652 8,954,313,374
investments
- Provision for short-term 124 - (678,500,000) (678,500,000)
investments held to maturity
- Receivables for short-term 135 8,678,500,000 - (8,678,500,000)
loans
- Other short-term receivables 136 52,647 214,676 52,235,346,508 (311,868,168)
- Provision for short-term 137 (2,270,882,051) (1,592,382,051) 678,500,000
doubtful debts
- Dividends and profits payable 313 - 656,640,000 656,640,000
- Other short-term payables 319 175,896,309,772 175,239,669,772 (656,640,000)

Prepared by Chief Accou

/ i ) s o
Ngo Thi Thanh Sac Tran Thuy Ma ==Ngtyen Phuong Dung

Hanoi, 29 Octobor 2026
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