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CONG TY CO PHAN PAU TU CHAU A — THAI BINH DUONG
Téng 3, tba nha Grand Plaza, s 117 Trin Duy Hung, phuimg Yén Hoa, thanh phd Ha Noi

BAO CAO CUA BAN TONG GIAM POC
Ban Téng Gidm déc Cong ty Cb phin Déu tr Chau A - Théi Binh Dwong (sau ddy duge goi la “Céng
ty™) dé trinh Béo céo ndy clng vdi Béo cdo tai chinh hop nhét ctia Cong ty va céc cong ty con (sau diy
duge goi 14 “Nhém Cong ty”) di dugc kiém todn cho nidm tai chinh két thic ngdy 31/12/2025.
HOIDPONG QUAN TRI, BAN TONG GIAM POC VA BAN KIEM SOAT

Céc thanh vién Héi déng Quan trj, Ban Tﬂn% Giam ddc va Ban Kiém soit dd diéu hanh Céng ty trong
ném tai chinh két thic ngay 31/12/2025 va dén ngay lip Béo cdo nay gbm:

Hii ddng Quén tri

Ong Nguyén Pirc Quén Chn tich
Béa Nguyén Phuong Dung Thanh vién
Ba Nguyén Dd Hoang Lan Thanh vién
Ong Pinh Quédc Pirc Thanh vién
Ong Hb Xuén Vinh Théanh vién

Ban Kiém sodt

Ba Nguyén Thj Ngge Ha Trudmg Ban

Ba Nguyén Thu Huong Thénh vién Mién nhiém neay 20/05/2025
Ba Nguyén Thi Thom Thénh vién | B& nhiém ngdy 20/05/2025
Ba Dinh Thj Thu Hing Thanh vién

Ban Téng Giam dde

Ba Nguyén Phrong Dung Téng Giam dbc

Ngudi dai dién theo phap ludt
Ké todn trwimg

Ba Tran Thiy Ha Ké todn trudmg B& nhiém ngay 01/07/2025
Ba Vil Thj Thanh Loan Quyén Ké todn trudng Mién nhiém ngay 01/07/2025

CAC SU KIEN SAU NGAY KET THUC NAM TAI CHINH

Ban Téng Giam dée Céng ty khiing djnh ring khéng cé su kién ndo phat sinh sau ngay 31/12/2025 c6
Anh hudmg trong yéu, yéu ciu phai diéu chinh hofic ¢dng b trong Bdo céo tai chinh hop nhét cho nim
tai chinh két thic ngay 31/12/2025 ciia Cong ty.

KIEM TOAN VIEN

Béo cdo tai chinh hgp nhét cho nidm tai chinh két thiic ngay 31/ 12}’-2{!25 kém theo duge kiém toan béi
Céng ty TNHH Kiém todn va Tu vin UHY.
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CONG TY €O PHAN PAU TU CHAU A — THAI BINH DUONG
Ting 3, toa nha Grand Plaza, s 117 Trdn Duy Hung, phudmg Yén Hoa, thanh pho Ha Ngi

BAO CAO CUA BAN TONG GIAM POC (TIEP)
TRACH NHIEM CUA BAN TONG GIAM bOC

Ban Téng Giam déc Céng ty chiu trach nhiém 14p Béo céo tai chinh hop nhét phan dnh mt cach trung
thye va hop 1§ tinh hinh tai chinh hop nhét ciia Nhém Cong ty tai ngay 31/12/2025 cling nhu két qua
hoat déng kinh doanh hop nhét va tinh hinh luu chuyén tién t€ hop nhét ciia Nhém Céng ty cho nam tai
chinh két thiic ngay 31/12/2025. Trong viéc 14p Béo cdo tai chinh hop nhét ndy, Ban Tong Gidm dbc
duge yéu cdu phai:

e Lua chon céc chinh séch ké toin thich hop va 4p dung céc chinh séch d6 mét céch nhét quén;

¢ Thue hién céc xét dodn va wde tinh mét cach hop Iy va thén trong;

« Néu 15 cdc nguyén thc ké ton thich hop c6 duge tuan thi hay khong, ¢6 nhimg 4p dung sai léch
trong yéu cin duge cong bé va giai thich trong Bao cdo tai chinh hop nhit hay khong;

e Lip Béo cdo tai chinh hop nhét trén co s& hoat dong lién tuc trir trudmg hop khong thé cho ring
Nhém Céng ty sé tiép tuc hoat déng lién tuc; va

« Thiét Igp va thyc hign hé théng kiém soat ndi b mdt céch hiru higu nhiim han ché rii ro c6 sai sét
trong yéu do gian lin hofic nhdm 1an trong viéc lip va trinh bay Bdo cdo tai chinh hgp nhat.

Ban Téng Gidm déc xéc nhdn ring Nhém Céng ty d tudn thi cdc yéu ciu néu trén trong vige lgp va
trinh bay Bdo cdo tii chinh hgp nhat.

Ban Téng Gidm ddc Cong ty chiu trich nhiém dam bao riing sb sach ké todn duge ghi chép mot cach
phit hop dé phan 4nh mét cich hgp 1Y tinh hinh ti chinh hop nhét ctia Nhém Céng ty & bét ky thiri diém
ndo vi ddm bao ring Béo cdo tai chinh hop nhét tudn thu cac Chuin myre ké todn Vigt Nam, Ché do ké
toan doanh nghiép Viét Nam va cdc quy dinh phap ly co lién quan dén viéc lap va trinh bay Bdo céo tai
chinh hop nhét. Ngodi ra, Ban Téng Gidm ddc ciing chju trich nhiém ddm béo an toan cho tai sin cla
Nhém Céng ty va vi viy thye hién cdc bién phédp thich hop dé ngin chiin va phat hién céc hanh vi gian

i sai pham khac.

Nguyén Phwong Dung
Téng Gidm dbc
Ha Ngi, ngay 11 thang 05 nam 2026
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P"""': ‘ ( CONG TY TNHH KIEM TOAN VA TU VAN UHY
’/ U H Tang 5, Toa B2, Roman Plaza, Buding Ta Hing,
Phuéing Dai M6, Thanh phé Ha Noi

Connect to possibility

T:+84 24 5678 3999
E : uhy-info@uhy.vn

Sd:  678/2026/UHY-BCKT uhy.vn

BAO CAO KIEM TOAN DOC LAP

Vé Bdo cdo tai chink hop nhdt cia Céng ty Cé phan Ddu tuw Chéu A - Thdi Bink Duong
Cho néim tai chinh két thic ngay 31/12/2025

Kinh giri: Ciic C6 ddng, Hji ddng Quén trj va Ban Téng Gidm déc
Céng ty Cb phéin Phu tw Chéu A - Thai Binh Dwong

Chiing t6i dd kiém toin Bdo cdo tii chinh hop nhét cho nim tai chinh két thic ngay 31/12/2025 kém
theo cila Céng ty Cb phin Pdu tir Chau A - Thai Binh Duong (sau diy duge goi 14 “Céng ty”) va cic
cong ty con (sau ddy duge goi chung 1a “Nhém Cﬁng ty™), du:;rc ldp ngay 11 thang 05 nam 2026, tir
trang 06 dén trang 55 bao gom: Bang ciin dbi ké todn hop nhit tai ngay 31/12/2025, Bio cain két qua
hoat déng kinh doanh hop nhit, Béo cdo lwu chuyén tién t¢ hop nhét cho ndm tai chinh két thiic cling
ngay va Ban Thuyét minh Bdo céo tai chinh hop nhét.

Trach nhiém ciia Ban Tong Giam dbe

Ban Tﬁng Giam ddc Cong ty chju trach nhiém lép va trinh béy trung thyre va hop 1y Bao cdo tai chinh
hop nhit cia Nhém Céng ty theo Chudn myc ké todn, Ché d6 ké toan doanh nghiép Viét Nam va cédc
quy dmh phap l}‘ cd lién quan dén viéc ldp va trinh bay Bao cao tai chinh hgp nhét vi chju trach nhiém
vé kiém soat ndi bd ma Ban Téng Gidm ddc xéc dinh 1a cén thiét dé dam hﬂo viéc 1dp va trinh bay Bao
cdo tai chinh hop nhét khéng ¢6 sai sot trong yéu do gian lan hofic nhém lan,

Tréch nhiém cia Kiém todn vién

Trich nhiém ciia ching t6i laduara y kién vé Béo céo tai chinh hop nhét dya trén két qua kiém todn
cnia ching tdi. Chung tai dd thyre hién cong v1éc kiém todn theo Chuén ml,m Kiém todn Viét Nam. Cac
Chuéin mye ndy yéu chu chung t6i tudn thi Chusn mue va céc quy dinh vé dao dirc nghé nghiép, lap ké
hoach v thue hién cujc kiém toan dé dat duge sy dam bao hop ly vé viée liéu Bédo céo tai chinh hop
nhit cia Nhém Cong ty e6 con sai sot trong yéu hay khéong,

Céng vige kiém todn bao ghm vige thye hién thi tye nhim thu thip céc bing chimg kiém todn vé cac sd
ligu va lhuyét minh trén Bdo cdo tai nhinh hop nhét. Céc thi tuc kiém todn duge lira chon dua trén céc
xét doan ciia Kiém todn vién, bao gbm danh g:ﬁ rii ro cd sai sdt qu;mg _'_r'éu trong bdo cdo tai chinh do
gian lin hodc nham lin. Khi thire hln;:n dinh gia cdc riii ro nay, Kiém todn vién dd xem xét kiém sodt ndi
b ciia Nhém Cong ty lién quan dén viéc lap va trinh bay Bdo r:.a'ir.: tai chinh hop nhét trung thye, hop 1y
nhim thiét ké cdc thi tuc kiém toan phit hop véi tinh hinh thue té, tuy nhién khong nhhm muyc dich dua
ra ¥ kién vé higu qui kiém soét ciia Nhom Céng ty. Cong vigc kiém toén ciing bao gom danh gia tinh
thich hop ciia cdc chinh sach ké todn duge 4p dung va tinh hop 1y cla cée ude tinh ké todn ciia Ban Téng
Gidm déc ciing nhw ddnh gid viéc trinh bay téng thé Béo céo tai chinh hgp nhit.

Ching téi tin twdng ring céc I:sang chimg kiém todn ma chiing ti da thu thip dwoc 13 diy di va thich
hop dé lam co s& cho ¥ kién kiém toan ciia chiing téi.

Y kién kiém todn

Theoy kién ctia chiing t6i, Béo céo tai chinh hgp nhit kém theo d phin énh trung thyre hop 1y, xét trén
" nhimg khia canh trong yéu tinh hinh tai chinh hop nhit ciia Céng ty Cb phéin Déu tr Chéu A - Thai
Binh Duong vé céc céng ty con tai ngay 31/12/2025, ciing nhu két qua hoat déng kinh doanh hgp nhét
vi tinh hinh luu chuyén tién t¢ hop nhét cho nim tai “chinh két thic cling ngdy, phil hgp véi cde Chuén
muc ké todn Viét Nam, Ché d ké toan doanh nghigp Viét Nam va cdc quy dinh phap ly co lién quan
dén viée lap va trinh bay Béo cdo tai chinh hep nhét.

Kiém todn | K&todn | Thué | Tuvén | Bao tao
Thianh vién déc lip hdng UHY Qudic TE,
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BAO CAO KIEM TOAN PQC LAP (TIEP)
Viin d& khic

Biéo céo tai chinh hgp nhét cho nidm tai chinh két thilc ngay 31/12/2024 ctia Nhém Cong ty da duge
kidm toan b&i Cong ty kiém todn khac va kiém ton vién da dua Y kién kiém todn ngoai trir vé béo céo
tai chinh nay theo Béo cdo kiém todn s6 2.0399/25/TC-AC ngay 31/03/2025. Noi dung ngoai tri lién
quan dén kha niing thu hdi vé s& du gde va lai cho vay mdt s6 bén lién quan vdi 56 tién lan lugt 14
103,188.000.000 dong va 47.635.545.865 dbng; sb du tam (mg cho cén bd nhan vién dé thyc hién trién
khai, du tr phat trién cdc dyr 4n tiém ning véi s tién 91.812.534.573 déng. Vin dé dén dén y kién
ngoai trir nay dd duge Céng ty xir I trong niim tai chinh két thc ngay 31/12/2025 bing céch thu héi
céc khodn phai thu ndy va do d6 khéng con anh hudmg dén bao céo tai chinh hgp nhit kém theo,

g Trén Xuéin Thudmng
Phé Téng Gidm dic Kiém todn vién :
Giy CNDKHN kiém todn s6 1221-2023-112-1  Gidy CNDKHN kiém todn s6 5801-2023-112-1

Thay mdt va dai dign cho : .
CONG TY TNHH KIEM TOAN VA TU VAN UHY
Ha Ngi, ngay 11 thang 05 nam 2026
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

BAO CAO TAI CHINH HQP NHAT
Cho nim tai chinh két thiic ngay 31/12/2025

Téng 3, toa nha Grand Plaza, s6 117 Trin Duy Hung,

phutng Yén Hoa, thanh phd Ha Noi

Miu s6 B 01 —- DN/HN

BANG CAN POI KE TOAN HQP NHAT

TAI SAN

TAI SAN NGAN HAN

Tién v cdc khodn twong duong tién
Tin
Céc khoan trong duong tién

Déu twr tai chinh ngin han
Chirng khodn kinh doanh
D phong giam gid chitng khodn kinh
doanh
Péu tr nim gilt dén ngiy ddo han

C4e khoin phii thu ngin han
Phai thu ngin han ciia khéch hang
Tra trude cho ngrdri bén ngin han
Phai thu vé cho vay ngan han
Phai thu ngin han khic
Dy phong cac khoan phai thu nghn
han kho doi

Hang tén kho
Hang tén kho

Tai san ngin han khie
Chi phi tra trude ngin han
Thué GTGT duge khiu trir
Thué va cde khoan khdc phai thu
Wha nirdre

Tai ngdy 31/12/2025
Mia  Thuyét 31/12/2025 01/01/2025
sb minh YVIND VND
100 1.440.969.527.000  1.650.383.881.691
110 V.1 70.779.234.618 119.293.475.919
111 30.779.234.618 34.293.475.919
112 40.,000.000.000 85.000.000.000
120 V.2 252.065.250.421 225.584.935.971
121  V.2a 6.764.115.000 6.764.115.000
122 V.2a (4.904.276.857) (5.054.591.307)
123 V.2b 250.205.412.278 223.875.412,278
130 281.113.719.631 432.911.250.520
131 V.3 180.278.566.275 117.919.403.567
132 V4 37.113.060.659 13.043.530.636
135 V.5 8.149.290.000 103.866.500.000
136 V.6 62.282.332.563 202.796.722.078
i37 V.7 {6.709.529.866) (4.714.965.761)
140 V.8 804.474.237.479 835.165.421.387
141 804.474.237.479 835.165.421.387
150 32.537.084.851 37.428.797.894
151 V.9 16.956.261.132 16.909.351.489
152 14.314.504.266 18.288.902,802
153 V.16 1.266.319.453 2.230.543.603

Cde Thuyét minh dink kém la bé phn hop thanh ciia Bdo cdo tai chink hop nhat
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BAO CAO TAI CHINH HOP NHAT
Cho néim tai chinh két thic ngay 31/12/2025
Miu sé B 01 — DN/HN

CONG TY €O PHAN PAU TU CHAU A -

THAI BINH DUONG -

Téng 3, tda nha Grand Plaza, sb 117 Trin Duy Hung,
phurémg Yén Hoa, thanh phd Ha Ngi

BANG CAN POI KE TOAN HOP NHAT (TIEP)

Tai ngay 31/12/2025
TAI SAN Ma Thuyét 31/12/2025 01/01/2025
sé  minh VND VND
TAI SAN DAI HAN 200 754.230.820.648 519.198.779.196
Cic khodn phai thu dai han 210 223.241.965.265 90.310.765.010
Phai thu dai han ciia khich hang 211 V.3 5.865.791.413 10.277.562.197
Phai thu dai han khéc 216 V.6 217.376.173.852 80.033.202.813
Thi sin ¢b dinh 220 22.730.591.188 16.936.410.272
Téi san ¢d dinh hiru hinh 221 V.11 22.469.908.813 16.839.233.842
- Nguyén gid 222 36.767.441.814 28.998.498.277
- Gid tri hao mon lup ké 223 (14.297.533.001) (12.159.264.435)
Tai san ¢b dinh v& hinh 227 V.10 260.682.375 97.176.430
- Nguyén gid 228 673.304.000 449.728.000
- Gid tri hao mon lu ké 229 (412.621,625) (352.551.570)
Bit ding san diu tir 230 V.12 168.159.302.500 234.660.811.747
- Nguyén gid 231 182.210.385.042 247.051.384.582
- Gi4 tri hao mon luy ké 232 (14.051.082.542) (12.390.572.835)
Thi sdn di dang dai han 240 62.613.399.865 66.898.639.208
Chi phi xfy dyng co ban dér dang 242 V.13 62.613.399.865 66.898.639.208
Piu tir tai chinh dii han 250 V.2 262.604.345.365 86.555.949.563
Bxﬁu tur viio cong ty lifn doanh, lién 252 V.2c 258.052.805.365 86.555.949.563
kit
Péu tr gép von vao cdc don vikhac 253 V.2d 14.051.540.000 9.500.000.000
Dy phong déu tir tai chinh dai han 254  V.2d (9.500.000.000) (9.500.000.000)
Tai sin dai han khde 260 14.881.216.465 23.836.203.396
Chi phi tra trurére dai han 261 V.9 12.759.152.069 23.836.203.396
Loi thé thuong mai 269 2,122.064.396 "
TONG TAI SAN 270 2.195.200.347.648 - 2.169.582.660.887

Cdic Thuyet minh dinh kém la bg phdn hop thémh cia Bédo cdo tdi chinh hop nhat
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BAO CAO TAI CHINH HQP NHAT
Cho nim tii chinh két thiic ngay 31/12/2025
Miu s6 B 01 = DN/HN

CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Thng 3, toa nha Grand Plaza, s6 117 Trin Duy Hung,
phuémg Yén Hoa, thanh pho Ha Noi

BANG CAN POI K TOAN HQP NHAT (TIEP)

Tai ngay 31/12/2025
NGUON VON Mi s6 Thuyét 31/12/2025 01/01/2025
minh VND VND
NQ PHAI TRA 300 1.268.821.178.421  1.260.248.616.456
No ngén han 310 1.132.929.638.714  1.077.970.454.432
Phéi tra ngudi ban ngin han 311 V.15 77.193.307.629 87.858.463.095
Ngryi mua tra tién trude ngin han 312 V.14 51.159.039.615 121.769.082.210
Thué v cde khodn phaindp Nha 313 V.16 4.680.986.126 524.356.231
nude
Phai tra ngudri lao dong 314 3.317.237.514 2.337.463.239
Chi phi phai tra ngin han 315 V.17 164.223.396.031 152.624.267.268
Doanh thu chua thye hién ngin han 318 46.363.636 =

o e A

W'

Phai tra ngéin han khéc 319 V.18 156,362.068.501 155.064.542.162
Vay va ng thué tai chinh ngén han 320 V.20 675.849.249.766 557.694.290.331
Quy khen thudmg, phiic lgi 322 97.989.896 97.989.896

Ny dai han 330 135.891.539.707 182.278.162.024
Phai tra dai han khac 337 V.18 46.018.404.475 45.935.397.1i2
Vay va ng thué tai chinh dai han 338 V.20 80.861.100.000 128.534.000.000
Thué thu nhép doanh nghiép hodn lai 341 V.19 9,012.035.232 7.808.764.912
phai tra

VON CHU SO HUU 400 926.379.169.227 909,334.044.431

Viin chii s& hirn 410 V.21 926.379.169.227 909,334,044,431
Vén gop ctia chil s& hitu 411 840.839.760.000 840.839.760.000
" c{-:{ phiéu phé théng cé quyén biéu  4lla 840.839. 760,000 840.839.760.000
quyét

43.526.456.028
65.802.194.996

5§2.202.091.27]
43.526.456.028

Lgi nhudn sau thué chura phén phoi 421
- LNST chiea phén phéi liiy ké dén ~ 421a

cudi ndm tricde

- LNST chua phdn phdi nédim nay 421b 8.675.635.243 (22.275.738.968)
Lgi fch cd dong khong kiém sodt 429 33.337.317.956 24.967.828.403
TONG NGUON VON 440 2.195.200.347.648  2.169.582.660.887

Ké todn trrdmg

Nguyén Phuong Dung

Trin Thiy Ha

Cdie Thuyét minh dink kem 1& b phdn hop thank ciia Bdo cdo tai chinh hgp nhdt 8
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BAO CAO TAI CHINH HQP NHAT
Cho nam t4i chinh két thiic ngay 31/12/2025
Miu sé B 02 — DN/HN

CONG TY CO PHAN DAU TU CHAU A -
THAI BINH DUONG )
Téng 3, tba nha Grand Plaza, s 117 Trin Duy Hung,

phutmg Yén Hoa, thanh phé Ha Noi

BAO CAO KET QUA HOAT PONG KINH DOANH HQP NHAT
Cho ndm tai chinh két thie ngay 31/12/2025

Chi tiéu Mi Thuyét Nim 2025 Niim 2024
st minh VND VND
Doanh thu bAn hing vi cung cip 01 VL1 266.995.747.745 209.580.465.103
dich vu
Cac khoan giam trir doanh thu 02 VL1 2.777.778 5
Doanh thu thudn bin hing va cung 10 VL1 266.992.969.967 209.580.465.103
cép dich vy
Gi4 von hang bin 11 VL2 151.771.710.090 133.987.687.133
Lgi nhudn gép vé ban hang v cung 20 115.221.259.877 75.592.777.970
cip dich vu
Doanh thu hoat déng tai chinh 21 VL3 24.430.772.422 25.073.635.297 "
Chi phi tai chinh 22 VL4 52,377.597.348 58.058.128.399 A
Trong dé: Chi phi ldi vay 23 50.060.182.319 51.744.930.032
Phén i hodc 18 trong cong ty lién doanh, 24 (10.773.304.198) (2.325.008.361) i
lien két 4
Chi phi ban hing 25 VIS 27.652.390.692 24.837.556.967 z
Chi phi quan Iy doanh nghiép 26 VL6 14.938.250.862 32.494,227.304
Lgi nhuén thudn tir hoat djng 30 13.910.489.199  (17.048.507.764)
kinh doanh R\
Thu nhép khéc 31 VL8 2.796.851.412 4.773.891.186 °|
Chi phi khéc 32 VL9 3.480.974.848 3.028.809.286 'j
Loi nhuén khic 40 (684.123.436) 1.745.081,900
Téng loi nhudn ké todn trude thué 50 13.226.365.763  (15.303.425.864)
Chi phf thué TNDN hién hanh 51 VL10 4.532.790.137 1.307.464.654
Chi phi thué TNDN hoiin ki 52 V.19 1.203.270.320 5.546.719.117
Loi nhudn sau thué thu nhip doanh 60 7.490.305.306  (22.157.609.635)
nghiép
Loi nhugin sau thué cla cong ty me 61 8.675.635.243  (22.275.738.968)
Loi nhugn sau thué cia cb dong khong 62 (1.185.329.937) 118.129.333
kiém sodt
Lii co bén trén cb phiéu 70 VIL11 103 (265)
Lai suy gidm trén cb phiéu 71 VIL12 103 (265)

Ngwdi 13p biéu

6 Fhj Thanh Séc

K¢ todn trudng

Trin Thiy Ha

FHé Ngi, ngéy 11 thang 05 nam 2026

Cdc Thuyét minh dink kém Iét bg phdn hop thanh ciia Bdo cdo tdi chinh hop nhat



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

Téng 3, tha nhi Grand Plaza, s6 117 Trdn Duy Hung,

phudmg Yén Hoa, thanh ph6 Ha Néi

BAO CAO TAI CHINH HQP NHAT
Cho nim tai chinh két thic ngay 31/12/2025

Miiu s6 B 03 — DN/HN

BAO CAO LUU CHUYEN TIEN TE HQP NHAT

(Theo phwrong phép gidn tiép)
Cho ném tai chinh két thite ngay 31/12/2025

Chi tiéu

Mi Thuyét
s6 minh

Lru chufén tién tir hoat ddng kinh doanh

Loi nhudn trrée thué
Piéu chinh cho cde khoin
Khéu hao TSCD, Bét déng san diu tur
Céc khoan dir phong
(Léi) hoat déng diu tur
Chi phi ldi vay
Loi nhudn tir hoat dpng kinh doanh
triecre thay déi vén leu djng
(Tang), gidm cdc khodn phai thu
(Tang)/giam hang tén kho
Tang/(gidm) cdc khodn phai trd (khéng
ké 1ai vay phai tra, thué thu nhip doanh
nghiép phai nop)
(Tang)/giam chi phi tra trrde
Tién lai vay d tra
Thué thu nhép doanh nghiép da nfp
Tién thu khéc tir hoat déng kinh doanh
Tidn chi khic tir hoat dong kinh doanh
Liru chuyén tién thudn tic hogt djng
kinh doanh
Laru chuyén tién tir hoat djng diu tu
Tién chi dé mua sim, xiy dyng TSCD
va cdc tai san dai han khéc
Tién chi cho vay, mua céc cong cu ng
cia don v khéc
Tién thu hdi cho vay, ban lai cic cing
cu ng cia don vi khic
Tién chi ddu tr gdp vbn véo don vi khic
Tién thu héi dau tur gop vin vao don vi
khdc
Tién thu Ii vay, cd tirc v lgi nhudn
duge chia
Lucu chuyén tién thuan tic hoat djng
ditu twe

01

02
03
05
06
08

09
10
11

12
14
15
16

17
20

21

23

24

25
26

30

Niim 2025 Niim 2024
VND VND
13.226.365.763  (15.303.425.864)

6.417.862.247
1.994.624.105
(24.430.598.130)
50.060.182.319
47.268.436.304

(41.200.002.986)

118.367.104.284
(49.990.150.897)

11.030.141.684
(31.956.535.952)
(137.882.936)
802.017.333
(2.737.695.873)
51.445.430.961
(3.363.454.469)
(199.081.336.223)
232.147.817.809

(220.867.597.901)
5.094.266,040

12.908.573.047

(173.161.731.697)

8.208.019.101
3.886.476.800
(25.073.635.297)
51.744.930.032
23.462.364.772

26.649.538.754

79.711.574.584
(97.247.985.919)

14.768.528.021
(34.141.028.930)
(5.528.131.824)

7.674.859.458

(57.000.000)
(119.830.000.000)

167.350.000.000

15.499.567.131

62.962.567.131

Cdc Thuyét minh dinh kém la bg phdn hop thanh ctia Béo cdo tai chinh hop nhat
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CONG TY CO PHAN PAU TU CHAU A - BAO CAOQ TAI CHINH HQP NHAT
THAI BINH DUONG Cho ndm tai chinh két thic ngay 3 1/12/2025
Ting 3, tba nha Grand Plaza, sb 117 Trin Duy Hiung, Miu sé B 03 - DN/HN
phudmg Yén Hoa, thanh phb Ha Noi

BAO CAO LUU CHUYEN TIEN TE HQP NHAT (TIEP)
(Theo phwong phap gidn tiép)
Cho ném tai chinh két thic ngay 31/12/2025

Chi tiéu Ma Thuyét Nim 2025 Niim 2024
s6 minh VND VND
Liru chuyén tién tir hoat djng tai chinh
Tién thu tir pht hanh cd phiéu, nhan 31 2.720.000.000 =
vén gop clia chil s¢ hitu
Tién thu tir di vay 33 356.917.172.041 336.398.352.370
Tién trd no ghe vay 34 (286.435.112.606)  (350.361.790.366)
Liew chuyén tién thuin tic hoat djng 40 73.202.059.435  (13.963.437.996)
tdi chinh
Liru chuyén tién thufin trong nim 50 : (48.514.241.301) 56.673.988.593 A
Tién va twong dwong tién ddu nim 60 V.1 119.293.475.919 62.619.487.326 5
Tién va twong dwong tién cudi nim 70 V.1 70.779.234.618 119.293.475.919 -
1
hang 05 ndm 2026 X
7
Ngudi lip biéu Ké todn tridmg ;ﬁt
é.
¥ i
ABAUA- (v
Eu-a-'-\.//f-" S A\
; 7,
m/ N
6 Thi Thanh Siic Trin Thiy Ha Nguyén Phwong Dung

Céic Thuyét minh dinh kém 1a bg phdn hgp thanh ciia Bdo cdo tai chinh hop nhdt 11



CONG TY CO PHAN PAU TU CHAU A -

BAO CAO TAI CHINH HQP NHAT

THAI BINH DUONG Cho nim ti chinh két thiic ngay 31/12/2025
Téng 3, tda nha Grand Plaza, sb 117 Trin Duy Hung, Méu s6 B 09 - DN/HN
phutmg Yén Hoa, thanh phd Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT
(Cde thuyét minh nay la bg phdn hop thinh va cin duge dpe dong thai véi Bao edo tai chinh hap nhidt kém theo)

L

1.

PAC PIEM HOAT PONG CUA DOANH NGHIEP
Hinh thike sé hifu von

Céng ty C4 phin Piu tr Chau A - Théi Binh Duong (sau day goi tit 12 “Cong ty”) duge thanh
lap va hoat déng than Gidy chimg nhin dang ky doanh nghiép Ch phan mi 50 0102{}{}5769 do
Sé& Ké hoach va Péu tu thanh phdé Ha Noi cap, ding ky lin déu ngay 31 thang 7 niim 2006, di
dang ky thay ddi 1n thir 23 ngay 14 thang 8 niim 2025 do S¢ Tai chinh thanh phé Ha Noi edp.

Cb phiéu Cong ty duge niém yét trén S& Giao dich Chimg khodn Ha Noi v6i ma chimg khodn
la APL

Vén diéu 1 Cong ty thm GIE}-‘ chimg nhin déing ky doanh nghigp la 840.839.760.000 ddng dugc
chia thanh 84,083,976 ¢b phan véi ménh gid ¢d phén Ia 10.000 VND/cb phén.

Tru s& chinh cita Céng ty hién dit tai Ting 3, toa nha Grand Plaza, s6 117 Trén Duy Hung, phudng
Yén Hoa, thanh phd Ha Ngi.

Téng s6 cén bd nhin vién clia Cong ty va cdc cdng ty con (sau ddy duge goi chung la “Nhom
Céng ty™) tai ngay 31/12/2025 1a 72 nguoi (tai ngiy 01/01/2025 1a 73 nguwdi).

Linh vue kinh doanh

Linh vyre kinh doanh chinh ciia Nhém Céng ty 1a Kinh doanh bit djng san.

Nganh nghé kinh doanh

Hoat dgng kinh doanh chinh ciia Nhém Céng ty: Diu tu, kinh doanh bét dong sin

Chu k¥ sin xuét, kinh doanh théng thuimg

Chu k¥ sin xudt, kinh doanh binh quén cila hoat djng chuy&n nhirgmg bét ddng sin cia Nhom Céng
ty bt dAu tir thei diém xin gidy phép dau tu, thye hién gidi phong mit biing, xdy dyng co bin cho

dén thisi diém hoan thién, Do viy, chu ki sdn xuét kinh doanh ciia hoat déng chuyén nhugng bét
dong san ciia Nhom Cdng ty thuimg trén 12 thing.

Chu k¥ sén xuét, kinh doanh cia céc hoat déing khac ciia Nhém Céng ty théng thuong I trong vong
12 thang,

Ciu triic Cong ty

Tai ngay 31/12/2025, Cﬁng ty 6 6 cong ty con chiju sir kiém sodt ciia Cong ty me. Todn b cdc
Céng ty con duge hgp nhét trong Béo cdo tai chinh hgp nhét nay.

Tén Céng ty Noi thanh lip hoat djng Hoat dfng Ty 1§ siv T¥ 1& biéu
diiu tur chinh hiru quyét
Cong ty Chphdn  Thng 3, tbanha 28 Ly Diu tir, kinh 99,99% 99,99%
Apec Land Hué Thudng Kiét, phudng doanh BAt
Thudn Héa, thanh phé Hué  doéng san
Céngty Chphdn  Nga 3 Béc Nam, tb 22, P tir, kinh 100,00% 100,00%
Péu tr Apec Tiic phurémg Gia Sang, tinh doanh Bt
Duyén Thai Nguyén dong san
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho nam tai chinh két thic ngay 31/12/2025
Ting 3, toa nha Grand Plaza, s6 117 Trin Duy Hung, Miu s6 B 09 — DN/HN
phurdmg Yén Haa, thanh pho Ha Nji

THUYET MINH BAO CAO TAI CHINH HP NHAT (TIEP)

5 4 5

(Cdic thuyét minh niy la bg phdn hgp thanh vé cdn dige doc ding thai voi Bdo edo tai chinh hgp nhdt kém theo)

t PAC PIEM HOAT PONG CUA DOANH NGHIEP (TIEP)

5. CAu triic Cong ty (tiép)

Tén Cong ty Noi thanh lip hoat djng Hoat djng Ty 18 sy Ty 1§ biéu
déiu tur chinh hitu quyét

Congty Cophin  Dudng Yén Ninh, phudng Péu t, kinh 55,00% 55,00%
Péu tir Quic té Déng Hai, tinh Khénh Hoa  doanh Bt
Dubai dong sn
Céngty Chphdn  Téng 3, TTTM Grand Dich vy hd 64,00% 64,00%
Gido duc E- Plaza, s6 117 Trin Duy tro gido duc ;
ACADEMY Hung, phutmg Yén Hoa,

thénh phé Ha Nbi
Céngty Chphin  Thng 3, TTTM Grand Dich vy hé 58,82% 58,82%
Tip dodn gido due  Plaza, 56 117 Trén Duy tro gido duc
UEP Hung, phuéng Yén Hoa,

thanh phd Ha Ngi
Céng ty Chphdn  Téng 3, TTTM Grand Dich vu vién 79,71% 79,71%
Vién théng Plaza, s6 117 Trn Duy théng
MERA Al Hung, phuimg Yén Hoa,

thanh phd Ha Ngi

Tinh hinh hoat déng ciia cic Cong ty con trong ndm:

Tén Cing ty Tinh trang
Céng ty Cd phén Apec Land Hué Hoat déng san xuét kinh doanh cé 1di trong nim
Cong ty C4 phin PAu tr Apec Tic Duyén  Dang chir gidi thé
Céng ty Cb phin Biu tr Qubc té Dubai Chua hoat déing, chura cé doanh thu

Céng ty C& phin Gido duc E-ACADEMY  Hoat dong sén xudt kinh doanh bj 1& trong niim
Céng ty C6 phiin Tép doén gido duc UEP Hoat dong sén xudt kinh doanh bj 18 trong nim
Céng ty Cb phin Vién thong MERA Al Hoat dong san xudt kinh doanh bj 16 trong nim

Céc Cing ’ty.lién két duge phan 4nh trong Béo cdo tai chinh hop nhiit theo phuong phép véin chi s&

* hia:
Tén Cong ty diu twr Noi thanh lip hoat ddng Ty 12 sér hitu v lyi ich
31/12/2025 01/01/2025
Céng ty Cé phin Dream  TTTM Grand Plaza, s6 117 25,08% 25,08%
Works Viét Nam Trén Duy Hung, phudng
Yén Hoa, thanh phé Ha Ngi
Céng ty Cb phén Thén Mdé D4, xa Kim Béi, 48,47% 22,26%
Thueng mai va Du lich tinh Phi Tho
Kim Bai
Céng ty C6 phén Gido Ting 3, TTTM Grand Plaza, 48,00% 0,00%
duc PVF-CAND 56 117 Tran Duy Hung,
phudng Yén Hoa, thanh phb
Ha Noi
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CONG TY CO PHAN PAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho nam tai chinh két thic ngay 31/12/2025
Thng 3, toa nha Grand Plaza, s6 117 Tran Duy Hung, Miu sé B 09 - DN/HN
phudmg Yén Hoa, thanh pho Ha MNii

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

5 5

(Céic thupét minh néy la bg phin hop thanh va cdn dige doc dong thoi vai Bdo cdo tai chink hop nhét kém theo)

L PAC DIEM HOAT PONG CUA DOANH NGHIEP (TIEP)
6. Tuyén bb vé& khi néing so sanh thong tin trén Bdo cio tii chinh hgp nhét

Sé lidi so sénh 14 sé liéu trong Béo cdo tai chinh hop nhét cho ndm tai chinh két thic ngay
31/12/2024 va hoin todn ¢6 thé so séanh duge.

IL  NAM TAI CHINH VA DON VI TIEN TE SU DUNG TRONG KE TOAN

1. Nim tai chinh

Nam tai chinh ctia Nhém Céng ty tir ngay 01 thang 01 dén ngay 31 thang 12 nim Duong ljch.
Béo céo tai chinh hop nhét kém theo duge ldp cho nim téi chinh két thiic ngay 31/12/2025.

: 3 Don vj tién té

Béo cfo tai chinh hop nhét duge trinh bay bing Pdng Viét Nam (VND) do céc giao dich chi
yéu biing dong Viét Nam.

. CHUANMUC VA CHE PO KE TOAN AP DUNG
L, Chuén mue vi ché dd ké todn 4p dung

Nhém Cong ty ap dyng céc chuén myc ké toan va Ché d5 ké toan doanh nghiép Viét Nam theo
quy dinh tai Théng tu s6 200/2014/TT-BTC ngay 22/12/2014 clia By Tai chinh, hudng déin Ché
d6 ké todn doanh nghiép (Théng tu 200), va Thong tu s& 53/2016/TT-BTC ngay 21/03/2016
(Thdng tur 53) stra dbi, bd sung mot s6 diéu ciia Théng tur 200. Cong ty tudn thi Thong tu sb
202/2014/TT-BTC ngiy 22/12/2014 (Thong tu 202), huéng dén phuong phép lap va trinh bay
Béo cdo tai chinh hop nhét, ciing nhur céce thong tu khac hudng din thyre hién chufin mye ké todn
clia Bé;f&i chinh va céc quy dinh phap ly lién quan dén viéc ldp va trinh bay Béo cdo tai chinh
hop nhat.

2: Tuyén bd vé viée tuin thi chufin mye ké todn vi ché dg ké toin
Ban Téng Giam déc dim béo da tun thi yéu cu cia cie chuén muc ké toan, Ché do ké todn doanh
nghiép Viét Nam duge ban hanh theo Thong tu 200, Théng tr 53 va Thong tir 202, cac Thong

tu huéng ddn thye hign chuin mue ké todn ctia BY Tai chinh, cée quy dinh phdp 1y khéc c6 lién
quan dén viéc [ap va trinh biy Béo cdo tai chinh hop nhét.
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CONG TY CO PHAN PAU TU CHAU A -

BAO CAO TAI CHINH HQP NHAT

THAI BINH DUONG Cho nim tai chinh két thiic ngay 31/12/2025
Téng 3, tba nha Grand Plaza, s6 117 Trin Duy Hung, Miu s B 09 — DN/HN
phuémg Yén Hda, thinh phé Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cdc thuyét minh néy la bg phdn hop thanh va cdn dwge dpe déng thoi vdi Bde cdo tai chinh hop nhdt kém theo)

Iv.

CAC CHINH SACH KE TOAN AP DUNG

Sau diy la nhimg chinh séch ké todn quan trong duge Cong ty dp dung trong viée ldp Bao céo
tai chinh hgp nhit nay:

Co sir lip bao cao tai chinh

Béo céo tai chinh hgp nhét kém theo duge trinh bay bing ddng Viét Nam (VND), phi hop véi
Chuén muc ké toan Viét Nam, Ché d§ ké toan Doanh nghiép Viét Nam vé cdc quy dinh phap ly
c6 lién quan dén viéc lip va trinh bay bdo co tai chinh hgp nhit,

Béo cdo tai chinh hgp nhét cho nim tai chinh két thiic ngdy 31/12/2025 clia Nhém Céng ty Cb
phin Ddu tw Chéu A - Thai Binh Duong dugrc 1p trén co s¢ hop nhét cic Béo cdo tai chinh cla
Céng ty me v cong ty con. Céc nghiép vu (giao dich) va s6 dur giita Cong ty me va cong ty con
durgc loai trir khi 1dp bdo cao tai chinh. :

Lai ich ciia cic cb dong khéng kiém sodt la phin lgi ich trong 13i, hodic 18, va trong tai san thudn
cila cong ty con khéng duge nim giit béi Nhém Cong ty va duoc trinh by riéng biét trén bao
céio két qui hoat déng kinh doanh hop nhéit v trong phén vén chii sér hiru trén bang cdn d6i ké
toén hop nhat.

Gié trj khoan muc diu tw véo Céng ty lién doanh, lién két duge hgp nhit theo phuong phép vén
chi sé hiru.

U'ére tinh ké todn

Viée lip Béo céo tai chinh tudn thil theo cic Chudn myuc Ké todn Viét Nam yéu ciu Ban Tong
Giam ddc phéi ¢6 nhimg wéc tinh vé gid dinh anh huémg dén s6 ligu bao céo ve cée cdng ng, tai
san v viéc trinh bay cdc khodn céng ng vi tai sén tiém tang tai ngay 1ip Béo cdo tai chinh ciin
nhur céc sé lidu béo cdo vé doanh thu va chi phi trong sudt ndm tai chinh (ky hoat déng). Két
qua hoat dong kinh doanh thye t€ c6 thé khac véi cée ude tinh, gia dinh djt ra.

Tién v cdc khoén twong dwong tién

Tién bao gdm tién mat tai quy, tién giri ngén hang khong ky han.

Céc khoan tuong dong tién la cdc khoan diu tr ngéin han ¢6 ky han goc khong qué 3 thing, c6
khé niing chuyén ddi dé dang thanh mét hwgng tién xdc dinh va khong c6 rii ro trong chuyén
d6i thanh tién.

Cic khodn diu tw tai chinh

Chikng khodn kinh doanh

Kiéman dAu tur dwoe phin loai 14 chimg khodn kinh doanh khi ndm giir vi myc dich mua bén dé
kiém lod,

Chimg khoén kinh doanh duge ghi s6 ké toén theo gid gbe. Gia gbe ciia chimg khoén kinh doanh
dirge xdc dinh theo gia tri hop ly cia céc khoan thanh todn tai théi diém giao dich phét sinh
cong cdc chi phi lién quan dén giao dich mua chimg khodn kinh doanh.
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CONG TY CO PHAN DAUTU CHAU A -

BAO CAO TAI CHINH HOP NHAT

THAI BINH DUONG , ‘ Cho nam tai chinh két thic ngay 31/12/2025
Téng 3, toa nhd Grand Plaza, s6 117 Trén Duy Hung, MAu s6 B 09 - DN/HN
phuimg Yén Hoa, thanh phd Ha Noi

THUYET MINH BAO CAO TAI CHINH HOP NHAT (TIEP) '
(Cde thuyét minh ndy lé bg phdn hgp thanh va can diwge doe dong thai vii Bdo odo tai chinh hop nhdi kém thea)

IV.

4.

CAC CHINH SACH KE TOAN AP DUNG (TIEP)
Cic khodn diu tir tai chinh (tiép)

Thési didm ghi nhén céc khodn chimg khoan kinh doanh 1a thévi diém Cong ty c6 quyén s& hiu,
cu thé nhir sau:

o Dbi véi chimg khodn niém yét: duge ghi nhén tai thoi diém khop 1énh (T+0).

o Déi véi chimg khoén chua niém yét: duge ghi nhén tai thoi diém chinh thire ¢ quyén sé hiru
theo quy dinh cta phéap ludt.

Tién 1di, ¢ tire va lgi nhudn cia cde ky truée khi chirmg khoéan kinh doanh duoe mua duge hach
toan gidm gi4 trj ciia chinh chimg khoén kinh doanh dé. Tién I3, b tire va lgi nhudn ciia cic ky
sau khi chimg khoén kinh doanh dugc mua duge ghi nhiin doanh thu. C tire duge nhan bing
cé phiéu chi dugc theo ddi sb lugng cb phiéu téng thém, khéng ghi nhén gia tri cd phiéu nhin
duge.

Dur phong gidm gi4 chimg khodn kinh doanh duge Idp cho timg logi chimg khoén duge mua bén
trén thi trurdmg va co gid trj hgp Iy thap hon gid gbc. Gia tri hep 1y cia chimg khoén kinh doanh
dugre xac dinh nhur saw:

« D6 véi chimg khodn niém yét trén thi trudmg chimg khoén: gid déng cira tai ngay gén nhét
¢6 giao dich tinh dén théri diém két thiic ndm tai chinh,

« Déi véi cb phidu da diing ky giao dich trén thj trudng giao dich ciia céc cdng ty dai ching
 chua niém yét (UPCOM): gid tham chiéu binh quén trong 30 ngdy giao dich lién k& gan nhat
trirde thisi diém két thiic nim 1ai chinh do S& Giao dich chimg khodn céng bo.

o Trudmg hop cd phiéu da niém yét trén thj truong chimg khodn hogc ¢b phiéu ciia cong ty cb
phén di diing ky giao dich trén thj trutmg Upcom khong c6 giao dich trong vong 30 ngay
trudc ngay trich 1ap dyr phong, cb phidu da niém yét bj hiy niém yét, bj dinh chi giao dich,
bj ngimg giao djch: viéc ldp dy phong duge thye hign cin cir vao khodn 18 ciia cong ty duge
déu tu mie trich 1ap bang chénh 1éch gita vén dAu tr thuc té cla cée chil s hitu va von chii
s&r hiru tai ngay két thiic ndm tai chinh nhén véi ty 1§ s& hiru vén diéu 1¢ ciia Cong ty so voi
tong sb vin diéu 1¢ thue gop.

Tang, gidm s6 dir phong gidm gié chimg khoan kinh doanh cén phai trich I8p tai ngay két thiic
ky ké todn duge ghi nhén vio chi phi tai chinh.

Lii hoiic 18 tir viéc chuyén nhuong chimg khoan kinh doanh dwge ghi nhén vao doanh thu hoat
déng tai chinh hodic chi phi tai chinh. Gid von duge xdc dinh theo phwong phéap binh quén gia
quyen di déng.

Cic khodn diu tw ndm giiv dén ngay ddo han

Céc khoan déiu tur nfim giir dén ngiy déio han bao gbm céc khoan diu tw ma Cong ty c6 y dinh
va khé nang giit dén ngay ddo han. Céc khoan diu tu nim giir dén ngay déo han bao gom: cic
khoan tién giri ngan hang ¢6 ky han, Thu nhip I3i tir céic khodn tién giri ngén hang c6 ky han
duge ghi nhan trén Béo cio két qua hoat déng kinh doanh trén co s& dén tich, duge xde dinh
tai thivi diém cudi mbi ky tinh 18i va tai ngay 31/12/2025, céin cir theo [4i suit va ki han ciia
timg hop ddng tién g,
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CONG TY CO PHAN DAU TU CHAU A -

BAO CAO TAI CHINH HOP NHAT

THAI BINH DUONG , Cho niim tai chinh két thiic ngdy 31/12/2025
Téng 3, toa nhi Grand Plaza, s6 117 Trén Duy Hung, Miu s6 B 09 — DN/HN
phutmg Yén Hoa, thanh pho Ha N§i

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cde thuyét minh niy Ia b phdn hop thanh vé cdn duge dpe ding thai vii Bdo edo tai chinh hgp nhdt kém thea)

Iv.

4.

CAC CHINH SACH KE TOAN AP DUNG (TIEP)
Ctc khodn diu tir tai chinh (tiép)
Cic khodn cho vay

Céc khoan cho vay duge xéc dinh theo gia ghe trir di chc khoan du phong phai thu khé doi. Dy
phéng phii thu khé doi cha céc khoan cho vay duge 1§p can cir vio dy kién mirc tén thit c6 thé
xdy ra.

Cic khoin diu tur vio Céng ty lién két

Céng ty lién két 1 doanh nghiép ma Cdng ty 6 &nh hudmg dang ké nhumg khéng ¢6 quyén
kidm sodt d6i véi cdc chinh séch tai chinh va hoat dong. Anh huéng déng ké thé hién & quyén
tham gia vao viée dua ra cic quyét dinh vé chinh sdch tai chinh va hogt djng ctia doanh nghigp
nhéin ddu tr nhung khéng kiém soat cdc chinh sich nay.

Ciic khodn diu tir vio céc cong ty lién két duge ghi nhin theo phuong phép von chu s hinu.
Theo dé, khodn diu tir vao cong ty lién két duge thé hién trén Béo cdo tai chinh hop nhét theo
chi phi ddu tu ban déu va didu chinh cho céc thay déi trong phan loi ich trén tai san thuéin cia
cong ty lién két sau ngly ddu tr, Néu loi ich clia Cong iy trong khodn 10 ciia céag ty lién két
l6m hon hodic bing gié tri ghi sb ciia khoan dAu tur thi gia tri khodn dAu tw duge trinh bay trén
B#o cao tai chinh hgp nhit 12 bing khéng trir khi Cong ty co céc nghia vy thure hién thanh fodn
thay cho cdng ty lién két.

Béo cdo tai chinh ciia cong ty lién két duoe lap ciing ky ké toan v&i Béo cdo tai chinh hop nhét
ciia Nhém Cng ty. Khi chinh sach ké todn ciia cong ty lién két khic véi chinh séch ké todn ap
dung théng nhat trong Nhém Céng ty thi Béo céo tai chinh ciia cong ty lién két s& cé nhimg
diéu chinh thich hgp trude khi sir dung cho vige 1dp Bao edo tai chinh hop nhét.

Céc khoan 1ai, 16 chua thyc hién phét sinh tir cdc giao dich véri cde cong ty lién két duoe loai
trir twong (mg véi phin thude vé Cong ty khi ldp Béo cdo tai chinh hop nhit.

Céc khodn ddu tw vio cong cu vdn ciia don vi khdc

Phu tir vio céng cu vin cita don vj khéc bao gdm cée khoan dhu tur cong cu vén nhung Céng
ty khong c6 quyén kiém sodt, dong kiém sodt hodic c6 anh huéng déng ké doi voi bén duge déu
far.

Cée khoan ddu tr vao cong cu von cia don vi khic duge ghi nhin ban diu theo gid goc, bao
gdm gid mua hodc khodn gop vén cong céc chi phi trye tiép lién quan dén hoat ddng diu tu. Co
tirc va lgi nhudin cia céc ky trude khi khodn diu tu dwge mua duge hach todn giam gid tri cia
chinh khoan dau tur d6. C6 tirc va loi nhudn ciia cdc ky sau khi khoan diu tu duge mua duge
ghi nhn doanh thu. C4 tirc dugc nhin bing c6 phiéu chi dugc theo doi sb lwgng cb phiéu ting
thém, khéng ghi nhn gid tri ¢ phiéu nhan duge.
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho ném tai chinh két thic ngay 31/12/2025

Téng 3, toa nha Grand Plaza, s6 117 Trén Duy Humg, Méiu sb B 09 — DN/HN
phudmg Yén Hoa, thinh pho Ha Nbi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP) ’

(Cde thuyét minh nay ld bj phdn hop thanh va can dwge doc déng thoi véi Bdo cdo tai chinh hop nhat kém thea)

IV. CAC CHINH SACH KE TOAN AP DUNG (TIEP)
4. Ciic khoan dAu tir tai chinh (tiép)

Dy phong tén tht cho cic khodn dAu tu vio cong cu vén cia don vi khic duge trich 1ip nhu
sau

e Déi véi khoan diu tur vio cb phiéu niém yét hoic gié tri hop Iy khodn dau tir duge xac dinh
tin céy, viée lip d phong dya trén gid tri thi truémg clia ¢d phiéu.

o Pbi vi khoan diu tr khéng xdc dinh duge gia trj hop 1y tai thoi diém béo cdo, viée lap du
phéng duge thye hién cin cir vao khoan 15 cita don vj duoc diu tr,v6i mic trich 1p bing
chénh léch gitra vén ddu tir thire té ciia cic bén tai don vi va von chil s& hiru thyre c6 tai ngdy
két thiic nam tai chinh nhén véi ty 1 s& hitu vin diéu 1¢ thyc gép ciia Cong ty tai don vi do.

Tang, gidm s6 dy phong ton thit dAu tur vio céng cy vén ciia don vi khéc cin phai trich 1dp tai
ngy két thiic ky ké ton duge ghi nhn vao chi phi tai chinh,

5. Cic khodn phéi thu va dy phong ng phai thu kho doi

Céc khoan ng phai thu duge trinh bay theo gid trj ghi sd trlr di cée Khoan dy phong phéi thu khé
doi.

Céc khoan phai thu gdm: cée khoan phai thu khéch hang, khoan tra trrde cho ngudi bén vi cde
khoan phai thu khéc tai thdri diém béo cdo.

Viéc phén loai céc khodn phai thu L phii thu khach hang va phai thu khéc dwge thue hién theo

nguyén tic sau:

e Phai thu ciia khdch hang phin dnh céc khoan phi thu mang tinh chét thuong mai phét sinh
tir giao dich ¢6 tinh chét mua - bén gilta Nhém Cng ty va ngudi mua I don vi doc 1ap vdi
Nhém Cong ty,

e  Phii thu khéc phan dnh céc khoén phai thu khéng cd tinh thuong mai, khéng lién quan dén
giao djch mua - béan.

Dur phong ng phi thu khé doi duge Nhom Cong ty trich lip déi vdi céc khoan ng phai thu da
qué han thanh todn ghi trong hop ddng kinh t&, ban cam két hop ddng hofic cam két ng, doanh
nghiép da doi nhiu ldn nhung vén chua thu héi durge, vige xéc dinh thoi gian qua han ciia khoan
ng phai thu duge xAc dinh cén cif vio thoi gian trd ny ghc theo hop dong mua, ban ban dév,
khéng tinh dén viée gia han ng giira cdc bén; hode d6i véi chc khoan no phai thu chua dén han
thanh toan nhimg khach ng da 14m véo finh trang ph san hofic dang lam thi tyc giai thé, mét
tich, b trén va duge hoan nhip khi thu héi duge no.

Su ting hodc gidm khoan dy phong phai thu kho dai ciin phai trich ldp tai ngay két thiic niim tai
chinh dirge hach toan véo chi phi quan 1j doanh nghigp trong nam.
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CONG TY CO PHAN DAU TU CHAU A -

BAO CAO TAI CHINH HQP NHAT

THAI BINH DUONG , ) Cho niim tai chinh két thic ngay 31/12/2025
Thng 3, toa nhi Grand Plaza, s6 117 Tran Duy Hung, Miiu s6 B 09 — DN/HN
phurdng Yén Hoa, thanh phé Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cic thuyét minh néy & bg phan hgp thanh va cdn duge doc dong thai véi Bao cdo tai chinh hgp nhdt kém theo)

IV.

6.

CAC CHINH SACH KE TOAN AP DUNG (TIEP)

Hang ton kho

Hang tén kho duoe xéc dinh trén co sér gid thép hon giffa gid gbe va gid trj thufin c6 the thye
hién duge.

Gi4 gbe hang tdn kho duge xéc dinh nhu sau:

e Chi phi san xudt kinh doanh dé dang ctia céc du én bit dong san: bao gbm céc chi phi thué

nha thiu thyre hién céc hang myc cia dy én bat ddng san vé céc chi phi co lién quan tryc tiép
khie.

e Thanh phim bét dong san: bao gdm chi phi quyén sir dyng dét, cac chi phi trye tiép va cée
chi phi chung ¢6 lién quan phat sinh trong qud trinh dAu tu xdy dyng bét dong san.

o Hing hoa (bao gbm hing hda bit dong san): bao gbm chi phi mua va céc chi phi lién quan
tryuc tiép khac phét sinh d& cé duge hang tdn kho & dia diém va trang thai hién tai.

Gid tri thuin c6 thé thye hién duge la gid ban ude tinh ciia hiing tbn kho trong ky san xudt, kinh
doanh binh thuémg trir chi phi wéc tinh dé hoén thanh va chi phi ude tinh céin thiét cho viéc tidu
thu ching.

Dy phong gidm gid hang ton kho dugc 1dp cho timg mit hang tdn kho cé géiﬁ gbe 1ém hon gid tri
thuln c6 thé thyc hién duge. Ting, giam s6 du dy phong giam gia hang ton kho cén phai trich
1ap tai ngay két thic ky ké todn dugc ghi nhan vdo gid von hang bén.

Gié vén cia béit déng san di bin duge ghi nhan trong Bdo cdo két qua hoat déng kinh doanh
dra trén cée chi phi truc n:ép tao thanh bt dong sin va chi phi chung, duge phén b trén co s
dién tich tvong (mg clia bit dfng san do.

Chi phi tra trurde

Chi phi trd trude bao gom céc chi phi thye té da phat sinh nhung c6 lién quan dén két qua hoat
ddng san xuit kinh doanh ctia nhieu ky ké todn, Chi phi tré trirée clia Nhém Céng ty 1a chi phi
cong cu dung cu va chi phi ban hang du én chira bin giao. Céc chi phi tré trrde nay duge phin

bé trong khoang thir gian trd trude hofic thoi gian cac lgi fch kinh té trong img duge tao ra tir
céc chi phi nay.

Céing cu, dung ci

Céc cong cy, dung cy dd dua vao sir dung dwoe phén bd vao chi phi theo phuong phép dutmg
thing v&i thoi gian phan bo khong qua 03 nam.

Chi pht bdn hang di dn

Chi phi ban hang dy én (bao gom: chi phi hoa hdng méi gidi, chi phi thuéng bén hing,...) duoe
phén bd vio chi phf tuong (mg 56 can hd da ban giao cho khach hang trong nam.
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CONG TY CO PHAN PAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho nam t4i chinh két thiic ngdy 31/12/2025

Ting 3, tba nha Grand Plaza, sé 117 Trin Duy Hung, ¥iu sb B 09 — DN/HN
phudmg Yén Hoa, thanh pho Ha Ni
THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Cdc thuyét minh néy la bg phin hpp thank va cdn dwge doe ding thoi voi Bdo cdo tai chinh hop nhdt kém thea)

IV. CAC CHINH SACH KE TOAN AP DUNG (TIEP)
8. Tii san c6 djnh hiru hinh
Téi sén c6 dinh hiru hinh duge thé hién theo nguyén gié trir hao mon liiy ké. Nguyén gié tai sin
cé dinh hitu hinh bao gdm toan b cdc chi phi ma Nhom Cong ty phéi bb ra de co duge tai san
cb dinh tinh dén thoi diém dua tai san d6 véo trang théi sin sang sit dung. Cic chi phi phat sinh
sau ghi nhin ban ddu chi duge ghi ting nguyén gié tai san cé dinh néu céc chi phi nay chic chiin
lam ting loi fch kinh té trong tuong lai do sit dung tai sdn d6. Céc chi phi phat sinh khéong thoa
man diéu kién trén duge ghi nhin 12 chi phi san xuét, kinh doanh trong ném.
Khi tai san cb dinh hiru hinh dugc ban hay thanh 1y, nguyén gid va gid trj hao mon Iy ké duge
x6a s6 va li, 18 phat sinh do thanh ly dwge ghi nhin véo thu nhap hay chi phi trong nam.
Tai sén cé dinh hitu hinh duge khdu hao theo phiong phap dudng théng dya trén thoi gian hiru
dung wéc tinh, S6 nim khiu hao ciia cic logi tai sin co dinh htu hinh nhr sau:
Loai tai san S6 nim khiu hao
- Nha cira, vét kién tric 20-50
- May méc, thiét bi 83-05
- Phuong tién vin tai 10
- Thiét bi, dung cu quan 1y 03
- Tai sén cb dinh khac 03-15
9, Tai san cb dinh v6 hinh

Tai sén cb dinh v6 hinh duge thé hién theo nguyén gid trir hao mon lity ké,

Nguyén gia tai sdn c6 dinh v6 hinh bao gbm todn bd cdc chi phi ma Nhém Céng ty phai bo ra
dé& co drge tai san cd dinh tinh dén thai diém dua tai sin dé vio trang thii sin sang st dung.
Chi phi lién quan dén tai san 6 dinh v6 hinh phét sinh sau khi ghi nhan ban dau duge ghi nhan
I chi phi san xuét, kinh doanh trong ky trir khi céc chi phi nay gan lién véi mét tai san c6 dinh
v6 hinh cy thé va lam téing loi ich kinh té tir céc tai san ndy.

K hi tai san cb dinh vé hinh dwoc bén hay thanh 1y, nguyén gid va gia tri hao mon liiy ké duge
x6a sb va lai, 15 phat sinh do thanh 1y dugc ghi nhan vao thu nhip hay chi phi trong ném.

Tai sén ¢é dinh vé hinh ciia Nhém Céng ty 14 chuong trinh phin mém méy tinh. Chi phf lién
quan dén céc chuong trinh phdn mém mdy tinh khong phai 1a mgt bd phén gén két véi phin
citng c6 lién quan duge vén héa, Nguyén gid cila phédn mém mdy tinh la todn bg céc chi phi ma
Nhém Céng ty da chi ra tinh dén thai diém dua phin mém véo sir dyng. Phin mém maéy tinh
duoc khiu hao theo phirong phép dudng thing trong 3 - 5 nam.
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CONG TY CO PHAN DAU TU CHAU A -

BAO CAO TAI CHINH HQP NHAT

THAI BINH DUONG Cho nam tai chinh két thic ngay 31/12/2025
Téng 3, tba nhi Grand Plaza, s6 117 Trén Duy Hung, Miu s6 B 09 — DN/HN
phutng Yén Hoa, thanh pho Ha Mai

THUYET MINH BAO CAO TAI CHINH HOP NHAT (TIEP)
(Cde thuyét minh néy 1d b phdn hop thanh va can dupe dpc dong théi véi Bdo cdo tai chinh hgp nhat kém theo)

IV.

10.

11.

12.

CAC CHINH SACH KE TOAN AP DUNG (TIEP)
Bét dong sin diu tw

Bit dong sin dau tu I céic céin ho khich san, shophouse thuge s& hitu ctia Nhém Céng ty dugce
sir dung dé cho thué.

Bt dng san ddu tir cho thué duge thé hién theo nguyén gid trir hao mon 1y ké, Nguyén gia
ctia bt ddng sin du tur 1 todn bd céc chi phi ma Nhom Cong ty phéi bo ra hofic gid trj hop Iy
ciia céc khoan dura ra dé trao ddi nhim cé dugc bit dong san dau tw tinh dén thai dism mua hoiic
xdy dyng hodn thanh.

Céc chi phi lién quan dén bét djng san diu tur phét sinh sau ghi nhén ban ddu duge ghi nhin vao
chi phi, trir khi chi phi ndy cé kha niing chic chén lim cho bt dong sin dau tur t30 ra loi ich
kinh té trong trong lai nhiéu hon mirc hoat déng duge dénh gid ban dau thi duge ghi ting nguyén
gid.

Khi bt dong san diu tu duge ban, nguyén gid va gid trj hao mdn 1y ké duge xéa s0 va ldi, 16
ndo phit sinh duge hach toén vao thu nhép hay chi phi trong nim.

Viée chuy?n tir bt dong san chit s& hitu sir dung hojc hang tdn kho thanh bit djng sén dhu tur
chi khi chil s& hitu chém ditt sir dung téi san d6 va bit dau cho bén khéc thué hoat djng hodic
khi két thic giai doan xdy dung. Viéc chuyén tir bt djng san diu tu sang bét déng san chi s&r
hitu sir dung hay hang tdn kho chi khi chi s& hiru béit déu sir dung tai san néy hofic bt déu trién
khai cho myc dich bén, Viéc chuyén tir bt dong san ddu tur sang bt dong sin chil s& hitu sir
dung hodc hing tdn kho khéng lam thay dbi nguyén gid hay gia trj con lai cta bét dong san tai
ngay chuyén doi, -

BAt dong san diu tu sit dung dé cho thué duge khdu hao theo phuong phép dutmg thing dya
trén thoi gian hitu dung wée tinh. 8& nim khiu hao cia bt déng sdn dau tw (can ho khéch san,
shop house va co s& ha ting) 14 44 - 50 ném.

Chi phi xily dung co ban dé dang

Chi phi xdy dung co bin d& dang phan énh cac chi phi lién quan tryc tiép (bao gbm ca chi phi
ldi vay ¢6 lién quan phit hop véi chinh sach ké toan ciia Nhém Céng ty) dén cdc tai san dang
trong qua trinh xdy dung, may moc thiét bj dang lip dat dé phuc vy cho muyc dich san xuit, cho
thué va quan Iy ciing nhr chi phi lién quan dén vige stra chira tai san ¢b dinh dang thye hién.

Céc tai san ndy duge ghi nhdn theo gid gbe va khang duge tinh khéu hao,

Cic khodn ng phai tra, chi phi phai tra

Céc khodn ng phai trd va chi phi phai trd duge ghi nhin cho sé tién phai trﬁ trong tuong lai lién
quan dén hing hoa vi dich vu dd nhén duge. Chi phi phai trd dugc ghi nhén dira trén céc wdc
tinh hop 1y vé s6 tién phai tra.

Viéc phin logi céc khodn phai tra la phéi trd ngudvi bén, chi phi phai tra va phai tra khac duge
thure hién theo nguyén tic sau:
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CONG TY CO PHAN PAU TU CHAU A -

BAO CAO TAI CHINH HOP NHAT

THAI BINH DUONG , Cho nam tai chinh két thic ngdy 31/12/2025
Téng 3, tba nha Grand Plaza, s6 117 Trin Duy Himg, M#u sé B 09 — DN/HN
phudng Yén Hoa, thanh pho Ha Nai

THUYET MINH BAO CAO TAI CHINH H(P NHAT (TIEP) J

(Cde thuyét mink niy la bg phdn hop thanh va cdn dige doe ding thai véi Bdo edo tdi chinh hgp nhdt kém theo)

IV.

12.

13.

14.

CAC CHINH SACH KE TOAN AP DUNG (TIEP)
Ciic khodn ng phai tré, chi phi phai tri (tiép)

e Phai tré ngudi ban phan anh céc khoan phai tri mang tinh chét thuong mai phét sinh tir giao
dich mua hang héa, dich vy, tii san vi nguoi bin la don vi ddc 1dp véi Nhom Cong ty,

o Chi phi phai trd phin dnh cac khoan phai tri cho hang héa, dich vy di nhén duge tir ngudi
bén hogc di cung cap cho ngwrdri mua nhung chua chi trd do chwa cb héa don hode chua di
hd so, tai ligu ké todn va cée khoan phéi tré cho ngudi lao ding vé tién luong nghi phép, céc
khoan chi phi san xuit, kinh doanh phai trich trdc;

o Phii trd khéc phan énh céc khodn phai trd khong co tinh thuong mai, khéng lién quan dén
giao dich mua, ban, cung cip hing héa dich vu.

Céc khoén ng phdi tré va chi phi phai trd dugc phan logi ngén han va ddi han trén Bang cén déi
ké ton hop nhét cin cir theo ki han con lai tai ngay két thic ky ké todn.

Vay va chi phi di vay

Chi phi di vay bao gbm lai tién vay v cc chi phi khdc phat sinh lién quan truc tiép dén cic
khodn vay.

Chi phi di vay dwge ghi nhéin vio chi phi khi phét sinh. Trudmg hop chi phi di vay lién quan trire
tiép dén viéc diu tr xdy dyng hofic san xudt ti san d& dang cin c6 mdt thoi gian i dai (trén
12 thang) dé c6 thé dwa vio sir dung theo myc dich dinh truGe hodc bin thi chi phi di vay nay
duoe tinh vio gia trj cla tai san d6. D6i voi khoan vay riéng phyuc vy vige xiy dung tai san co
dinh, bit déng san dau tu, 1i vay duge vén héa ké ca khi thoi gian xiy dung dudi 12 thing, Céc
khodn thu nhip phat sinh ti vige dAu tu tam thei cac khodn vay duge ghi gidm nguyén gid tai
san co lién quan.

Péi véi cée khoan vén vay chung trong d6 ¢6 sir dung cho muc dich dau tw xdy dung hodic sin
xudt ti san d& dang thi chi phi di vay vén héa duge xdc dinh theo ty 1§ von héa doi véi chi phi
iy ké binh quin gia quyén phit sinh cho viéc diiu tir xdy dyng co ban hofic sin xuét tai san do.
Ty 1& vén héa duge tinh theo ty 1€ lai sufit binh quan gia quyén ciia cic khodn vay chua trd trong
ky, ngoai trir cdc khodn vay riéng bi¢t phuc vu cho muc dich hinh thanh mét tai san cy thé.

Vén chii s& hitu
Vén gop ciia chil sér hitu dwge ghi nhan theo s6 von thye gdp ciia chi si hiru,

Lgi nhufn sau thué chua phén phéi 14 sb lgi nhudn (14 hodc 18) tir hogt ddng ciia doanh nghiép
sau khi trir chi phi thué TNDN ctia niim nay va cac khoan dié}u chinh do 4p dung hdi tb do thay
d8i chinh séch ké todn va didu chinh hdi t do sai s6t trong yéu ciia cdc ndm trudre.

Lgi nhudn sau thué thu nhap doanh nghiép dwgc phan phéi cho céc ¢b dang sau khi da trich lap
céic quy theo Didu 1¢ ciia Cong ty ciing nhu céc quy dinh ciia phép lugt vi da duge Dai hoi dong
ch dong phé duyét.

Viée phﬁn phéi lgi nhudn cho cde cd déng duge cin nhiic dén cic khoin myc phi tién té ndm
trong lgi nhudn sau thué chira phén phéi ¢b thé anh huong dén lubng tién va kha ning chi tra cb
tirc nhir 14i do dénh gi4 lai tai san mang di gop von, i do dénh gid lai cdc khodn mye tién t&,
céc céng cy tai chinh 1a céc khodn muc phi tién t¢ khac, '
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CONG TY CO PHAN PAUTU CHAU A -

BAO CAO TAI CHINH HQP NHAT

THAI BINH DUONG Cho nam tai chinh két thte ngay 31/12/2025
Ting 3, toa nha Grand Plaza, s6 117 Trin Duy Hung, Méu s6 B 09 — DN/HN
phirdng Yén Hoa, thanh pho Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Céic thuyét minh nay la b6 phdn hop thanh va edn duge doe dong thoi véi Bdo cdo téi chinh hop nhét kém theo)

Iv.

15.

CAC CHINH SACH KE: TOAN AP DUNG (TIEP)
Ghi nhin doanh thu va thu nhip

Doanh thu bén bét ddng sén ciia Nhém Céng ty duge ghi nhn khi dong thi thoa min tat ca
niim céc didu kién sau:

o Bit dong san da hoan thanh toan b va ban giao cho ngudi mua, Nhém Cong ty da chuyén
giao riii ro va lgi ich gén lién véi quyen s hiru bat dong sén cho ngudi mua;

e Nhdém Cong ty khong con ném gitt quyén quén 1y bt dong san nhu ngudi sé hitu bit déng
san hotic quyén kiém sodt bat dong san;

e Doanh thu due xac dinh trong dbi chic chén;
o Nhém Céng ty da thu duge hodc s& thu duge loi ich kinh 1é tir giao dich bén bt dong sin;
» Xéc dinh dugce chi phi lién quan dén giao dich bén bat dong san.

Chinh sdch ban giao va thu hi ciin h

Khéch hang ky hop dong mua bén duge nhéin bin giao can h khi da déng di ti thiéu 30% gia

tri can hd (gdm VAT), 2% kinh phi bao tri. Khach hang ¢o thé lira chon déng tién thanh nhicu
dot, ti da 1én dén 100 thang ké tir ngay ban giao nha.

Néu khéch hang (bén mua) khéng thanh todn tién va lai suét chim tra qud 30 ngay ké tir ngay
dén han thanh toan theo dot, hofic théi gian tré han thanh todn cia tét ca cAc dot phai thanh todn
theo thoa thuin hop déng vurgt qua 60 ngay thi Nhom Cong ty 6 quyén giri viin ban théng bao
chém dirt hop ddng va Nhém Céng ty duge quyén bén cén hj cho khach hang khac ma khong

chin co sir déng y clia bén mua.
Doanh thu cung cip dich vy

Doanh thu cta giao dich vé cung cdp dich vy duge ghi nhin khi két qua cia giao dich do duge
xéc dinh mot cach dang tin cdy. Truong hop giao dich vé cung cép dich vu lién quan dén nhiéu
ky thi doanh thu dugc ghi nhén trong ky theo két qua phiin cong viée da hoan thanh tai ngay clia
Béng cin déi ké toan hp nhat ctia ky do. Két qua ciia giao dich cung cép dich vu durge xde dinh
khi thoa min tat ca bon (4) diéu kign sau:

Doanh thu duge xéc dinh tuong déi chiic chin;

C6 kha ning thu duoc lpi ich kinh té tir giao djch cung céip dich vy d6;

]

Xiéc dinh duge phn cong viée da hoan thanh tai ngdy cia Bang cin déi ké toan hop nhat; va

Xéc dinh dugc chi phi phét sinh cho giao dich va chi phi dé hoan thanh giao dich cung céip
dich vu d6.
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG ) Cho néim tai chinh két thic ngay 31/12/2025
Ting 3, tda nha Grand Plaza, s6 117 Trn Duy Hung, Miéu s6 B 09 —- DN/HN
phudmg Yén Hoa, thinh pho Ha N&i

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Céc thuyét minh ndy & b3 phdn hap thanh va cdn diege doc dong thai véi Bao cdo tai chinh hop nhdt kém theo)

IV. CAC CHINH SACH KE TOAN AP DUNG (TIEP)

15.  Ghinhén doanh thu va thu nhép (tiép)
Doanh thu cho thué tai san hoat djng

Doanh thu cho thué tai san hoat déng dugc ghi nhén theo phuong phép dudng thing trong sudt
th&i gian cho thué.

Trudmg hop thii gian cho thué chiém trén 90% théi gian sir dyng hitu ich ciia tai san, doanh thu
duge ghi nhan mét 1in déi véi toan b s tién cho thué nhan tnrde néu thoa min ddng thoi cic
diéu kién sau:

' Bén di thué khéng c6 quyén hity ngang hgp ddng thué va Nhom Céng ty khong c6 nghia vu
phii-trd lai s6 tién da nhin trude trong moi trudmg hop va dudi moi hinh thire.

e 56 tién nhin trude tir viée cho thué khing nhd hon 90% tﬁng st tién cho thué dy kién thq
duoe theo hgp dong trong sudt thisi han cho thué v bén di thué phéi thanh toén toan b 86
tidn thué trong vong 12 théng ké tir thoi diém khoi diu thué ti san.

e Hiu nhu todn b rii ro va lyi ich gin 1idn véi quyén s& hivu tai sin thué di chuyén giao cho
bén di thué,

o Gid vén ciia hoat dong cho thué duge uée tinh tuong dbi diy du.
Doanh thu hoat djng tai chinh
Tién Ii dwge ghi nhin trén co sé thi gian va 1ai suiit thyc té timg ky.

16. Ghi nhiin chi phi
Chi phi 14 nhitng khoan lam gidm lgi ich }{inh té dirgre ghi nhén tai thiv diém giao dich phét sinh
hodic khi cé kha nang twrong déi chiic chin s& phat sinh trong twong lai khong phén bigt da chi
tién hay chua,

Cic khodn chi phi va khoan doanh thu do n6 tao ra phii duge ghi nhin ddng thi theo nguyén

téc phil hgp. Trong truedmg hgp nguyén tic phit hop xung ddt véi nguyén téc thén trong, chi phi
dwge ghi nhin ciin cif vao ban chat va quy dinh cla cée chudn myre ké todn dé dam bao phin
4nh giao djch mét céch trung thye, hop ly.

17. Thué

Chi phi thué thu nhip doanh nghigp bao gdm thué thu nhiip hién hanh va thué thu nhip hodn
lai.

Thué thu nhép hién hanh

Thué thu nhap hién hanh la khoén thué duge tinh dya trén thu nhép tinh thué, Thu nhip tinh
thué chénh léch so véi loi nhudn ké todn 1 do diéu chinh cdc khoan chénh léch tam thoi gifta

thué va ké todn, céc chi phi khong dwrge trir ciing nhur diéu chinh cdc khoan thu nhip khéng phéi
chiu thué va cdc khodn 18 duge chuyén.
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho nim tai chinh két thic ngay 31/12/2025

Ting 3, tda nha Grand Plaza, s6 117 Trin Duy Hung, Miu s6 B 09 - DN/HN
phirdmg Yén Hoa, thanh phé Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP) .

(Cde thuyét mink néy 1a bg phin hop thanh va edn dwge dpe dong thoi véi Bdo cdo tal chink hop nhat kém thea)

IV. CAC CHINH SACH KI TOAN AP DUNG (TIEP)
17.  Thué (tiép)
Thué thu nhip hodn lgi

Thué thu nhip ho#in lai 12 khoan thué thu nhip doanh nghiép s& phai ndp hodc s& duge hodn lai
do chénh léch tam thivi gifta gid tri ghi sd ciia tai san va ng phai trd cho myc dich 1dp Bdo cdo
tai chinh va co s& tinh thué thu nhp. Thué thu nhap hodn lai phai tra dwoc ghi nhén cho tit ci
céc khodn chénh léch tam thisi chju thué. Tai sén thué thu nhap hoén lai chi duge ghi nhén khi
chic chiin trong trong lai s& ¢6 lgi nhudn tinh thué dé sir dung nhirng chénh Igch tam thoi duge
khéu trir nay.

Gid trj ghi s cua tai sin thué thu nhap doanh nghiép hofin lai dugc xem xét lai vio ngay két
thic ky ké toan va s& dwge ghi gidgm dén mic dam bao chic chiin ¢6 di lgi nhudn tinh thué cho
phép lgi ich clia mt phﬁn hoiic todn bo tai san thué thu nhép hoén lai duge sir dung. Céc thi san
thué thu nhip doanh nghiép hofn lai chua dwgc ghi nhin frude day duge xem xét lai vio ngay
két thiic ki ké todn va dugce ghi nhén khi chiic chin cé dii loi nhudn tinh thué dé c6 thé sir dung
céc tai san thué thu nhip hodn lai chua ghi nhén nay.

Tai san thué thu nhip hodn lgi va thué thu nhip hofin lai phai 3 duge xéc dinh theo thué sudt
dir tinh & 4p dung cho ndm tai san dugce thu hoi hay ng phai tra dugc thanh todn dua trén céc
mire thué suit ¢6 hidu lue tai ngdy két thiic ky ké todn, Thué thu nhép hodn lai duge ghi nhén
vio Bio céo két qua hoat dong kinh doanh va chi ghi truc tiép vao von chi s& hiru khi khon
thué d6 lién quan dén cic khoan muc duge ghi thing vao von chi s& hiru.

Tai san thué thu nhip hodn lai va thué thu nhdp hodn lai phai trd dwgc bi trir khi:

o Nhém Céng ty c6 quyén hop phép duge b trir giira tai san thué thu nhap hién hanh véi thué
thu nhép hién hanh phai njp; va

e Céc tai san thué thu nhp hodn lai va thué thu nhdp hofin lai phai trd nay lién quan dén thué
thu nhép doanh nghiép duge quéin ly boi cing mot co quan thué;

—  Péi véi ciing mot don vi chiju thué; hodie
~  Nhém Céng ty dyr dinh thanh tofin thué thu nhdp hign hanh phai trd v tai sin thué thu
nhdp hién hinh trén co s& thuan hodic thu hoi tai sin dong thoi viri viée thanh todn ng
phai tra trong timg ki twang lai khi céc khoan trong ycu cia thué thu nhip hoén lai phai
trd hodc tai san thué thu nhép hodn lai duge thanh todn hogc thu hoi.
Cic loai thué khac duoc &p dung theo cde ludt thué hién hanh tai Viét Nam.
18. Cée bén lién quan
Céc bén duge coi la lién quan néu_ mdt bén cé kha ning kiém sodt hojc ¢6 anh huéng ding ké
dbi voi bén kia trong viéc ra quyét dinh céc chinh séch tai chinh va hoat dgng. Céc bén cling
duge xem 14 bén lién quan néu ciing chiu sy kiém soat chung hay chiu anh hudng déng ké chung.
Trong viéc xem xét mbi quan hé ciia cc bén lién quan, ban chét ciia méi quan h§ duge chi

trong nhiéu hon hinh thirc phap Iy.
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG _ Cho niim tai chinh két thic ngay 31/12/2025
Téng 3, tda nha Grand Plaza, s6 117 Trin Duy Hung, Miu sé B 09 - DN/HN
phudng Yén Hoa, thanh phé Ha Ngi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

5 1 ”

(Céic thuyét minh ndy 1& bg phin hgp thanh va can diwege doe ddng thoi véi Bdo cdo tai chinh hop nhét kém theo)

IV. CAC CHINH SACH KE TOAN AP DUNG (TIEP)
19. Bao cdo b phén

Céng ty khéng 1dp Bao céo b phin theo linh vye kinh doanh va theo khu vye dja 1y do Nhom
Céng ty hoat déng chinh trong Iinh vire kinh doanh bit déng san trén lanh thé Vigt Nam.

V. THONG T ° BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BANG CAN

POI KE TOAN
1. Tién va cdc khodn twomg duong tién
31/12/2025 01/01/2025
VND VND i
- Tién mit 1.981.789 24.509.069
- Tién giti ngdn hiing khéng ky han 30.667.863.227 34.159.064.240
- Tién giri tai Céng ty chitng khoan (*) 109.389,602 109.902.610
- Céc khoén trong duong tién (**) 40.000.000.000 $5.000.000.000 M
Céng 70.779.234,618  119.293.475.919 ;

(*) La s dur Tai khoén mo tai Cng ty C6 phdn Chimg khoén Chéu A Thai Binh Duong (Bén
lién quan). |

|
(**) La céc khodn tién giri ngdn hang c6 ky han gbc khong qué 3 thing tai cic Ngin hang |
Thuong mai véi 18i sudt tir 2,4 - 4,75%/théng. -
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BAO CAO TAI CHINH HGP NHAT
Cho ndm tai chinh két thic ngay 31/12/2025
Miu s6 B 09 — DN/HN

CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Téng 3, tda nha Grand Plaza, s6 117 Trén Duy Hung,
phuémg Yén Héa, thanh phé Ha Ni

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cde thuyét minh nay I b phdn hgp thanh va edn duge doc déng thoi voi Bdo edo 1ai chink hgp nhdt kém theo)

9. Chi phi tra trude

31/12/2025 01/01/2025

VND VND

a. Ngén han 16.956.261.132 16.909.351.489
- Céng cy, dung cu xudt ding 46.909.643 -

- Chi phi méi giéi ban cin ho

b. Dai han

- Céng cu, dung cu xuft ding
- Chi phi mua néi thit dy 4n Pha Yén
- Chi phi hoa héng méi giéi, thudng ban hang

16.909.351.489

12.759.152.069
516.479.133

12.187.725.436

16.909.351.489

23.836.203.396
84.248.992
1.057.298.643
22.694.655.761

+ Dyt dn Aqua Park Bdc Giang (Téa OCTS) 2.367.319 2.282.106.736 A
+ Dur dn Apec Mandala Wyndham Phii Yén 11.991.390.429 19.168.264.133 /
{Condotel)
+ Dur din khdc 193.967.688 1.244.284.892 \
- Chi phi tra truée dai han khic 54.947.500 - k
Cing 29.715.413.201 40.745.554.885 ?j
Gi
10.  Taisan cb djnh vb hinh Bl
Phén mém Cing iili.:
miy finh ot
VND VND &
NGUYEN GIA
01/01/2025 449.728.000 449,728.000
- Mua trong nim 223.576.000 223.576.000
31/12/2025 673.304.000 673.304.000
GIA TRI HAO MON
01/01/2025 (352.551.570) (352.551.570)
- Khéu hao trong nam (60.070.055) (60.070.055)
31/12/2025 (412.621.625) (412.621.625)
GIA TR] CON LAI
01/01/2025 97.176.430_ 97.176.430
31/12/2025 260.682.375 260.682.375
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Ting 3, toa nha Grand Plaza, sb 117 Trén Duy Hung,

phudmng Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HQP NHAT

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

Miu s6 B 09 — DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TTEP)

(Cde thuyét minh ndy la b phin hop thanh vé cdn dwge doc déng thei voi

12.  BAtdong sin dhu tir

NGUYEN GIA
01/01/2025
- Péu tr xdy dung co
ban hoan thanh
- Phéan loai lai thanh
hang hoa bit ddng san

31/12/2025

HAO MON LUY KE
01/01/2025

- Khéu hao trong nim
- Phén loai lai thanh
hing héa bit dfng san

31/12/2025

GIA TR] CON LAI
01/01/2025
31/12/2025

Bdo edo tai chink hop nhdt kém theo)

Nha Co sd Cing
ha tﬂng_
VND VIND VND

68.729.957.928

(65.585.940.487)

178.321.426.654

247.051.384.582

3.144.017.441

2.351.090.132

394.584.525
(2.559.013.919)

744.940.947 744.940.947

- (65.585.940.487)
179.066.367.601 182.210.385.042
10.039.482.703 12.390.572.835

3.824.939.101

4.219.523.626
(2.559.013.919)

186.660.738

13.864.421.804

14.051.082.542

66.378.867.796

168.281.943.951

234.660.811.747

165.201,945.797

168.159.302.500

2.957.356.703

Danh muyc Bét dong san diu tu tai ngdy 31/12/2025 bao gom:

D 4n Apec Aqua Park
Biic Giang

04 ciin Shophouse

52 céin h khach san
Thng hdm OCTS

Trung tdm throng mai
OCTS

Khu Bistro

Ha ting khac

Dy an Apec Mandala
Wyndham Phii Yén
Téng hdm

Khu khich san, viin hianh
Ha ting khée

Cing

Neuyén gid
YND

Hao mon liy ké
VND

Gid tri con lai
VND

88.698.222.809

1.779.593.292
2.109.365.096
46,032.428.917
14.722.055.843

10.023.172.191
14.031.607.470
93.512.162.233
20.663.614.493

71.817.905.165
1.030.642.575

(7.152.678.617)

(109.136.638)
(80.007.237)
(4.603.242.895)
(993.542.999)

(569.498.427)
(797.250.421)
(6.898.403,925)
(1.684.533.780)

(5.129.850.375)
(84,019.770)

81.545.544.192

1.670.456.654
2.029.357.859
41.429.186.022
13.728.512.844

9.453.673.764
13.234.357.049
86.613.758.308
18.979.080.713

66.688.054.790
946.622.805

182.210.385.042

(14.051.082.542)

168.159.302.500
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Thng 3, tba nha Grand Plaza, so 117 Trin Duy Hung,
phutmng Yén Hoa, thanh pho Ha Nai

BAO CAO TAI CHINH HQP NHAT
Cho nim tai chinh két thiic ngay 31/12/2025
Miu s6 B 09 - DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Céic thuyét minh ndy ld bj phan hop thank v can diepe dpe dong thoi véi Bdo edo tai chinh hap nhdt kém theo)

13. Chi phi xiy dyng co bin di dang

01/01/2025
VYND

58.700.637.271

8.198.001.937

31/12/2025

VND

- Dy 4n Trung tim thueng mai Thai 58.700.637.271
Nguyén (*)

- Céng trinh khac 3.912.762.594

Cing 62.613.399.865

66.898.639.208

(*) Dy 4n Trung tAm thuong mai Théi Nguyén dugc xdy dyng trén dién tich dfit 1.426 m?, thugje
Dyt 4n “T8 hop thuong mai dich vy vin phong cho thué, khéch san cao céip phuomg Gia Sang,
thanh phé Thai Nguyén” (theo Gidy chimg nhin diu tr sb 17121000030 cip ngy 03/08/2010,
didu chinh Iin thir 1 ngay 27/10/2010) v6i téng mirc diu tir dyr kién 996.658.355.000 VND. Dy
an duge khoi cong vao néim 2010 va da thyc hién xy dung mot s6 hang myc vé co s ha ting

ky thuat va gidi phong mét bing.

Ngay 28/05/2024, Hoi ddng quén trj Cong ty dd ban hanh Quyét dinh HDQT s6 16/2024/API-
OB vé viéc diéu chinh lai tén dy 4n, tong mirc diu tr, tién dd thue hién du an. Theo d6, Cong
by ddi tén dyr dn méi: “T hop khu dén cu, chung cu phudng Gia Sang, thinh phé Thai Nguyén”;
va didu chinh gidm quy mo du én tir 996,65 ty VND xubng con 435 ty VND, ph hop véi Quyét
dinh sé 15326/QD-UBND ngdy 29/12/2017 vé& didu chinh cuc bd 1An 3 quy hoach chi tiét dyr an,

Do thay doi quy hoach chi tiét dir én, co quan chire nng chwa ra quyét dinh phé duyét gi giao
dét diéu chinh nén dén thai diém lip bdo céo tai chinh nay, Cong ty vin dang tiép tuc lam viée
v6i co quan chire ning dé hoan thién phdp 1y dy 4n va 1dp cdc dy an déu tur theo quy hoach dé

durge phé duyét.

14. Ngudi mua tra tién truéc ngin han

01/01/2025
VND

31/12/2025

VND

- Khéach hang mua bit déng sin 51.159.026.611
+ Dir dn Royal Park Hué 20,985.837.894

25.061.559.614
4.773.842.067

+ Dy dn Apec Aqua Park Bdc Giang
+ Dhe dn Mandala Wyndham Phit Yén

121.769.081.945
20.052.383.321
25.354.309. 164
71.075.343.689
4.773.842.067
513.203.704
265

+ Dy an Da Hgi 337.787.036
+ D din Mili Né -
- Cac dbi twong khic 13.004
Céng 51.159.039.615

121.769.082.210
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CONG TY CO PHAN DAU TU CHAU A -

THAI BINH DUONG

Téng 3, toa nha Grand Plaza, s6 117 Trin Duy Hung,
phudmg Yén Hoa, thanh phé Ha Noi

BAO CAO TAI CHINH HQOP NHAT
Cho n#m tai chinh két thic ngay 31/12/2025
Miu sb B 09 — DN/HN

THUYET MINH BAO CAO TAT CHINH HQP NHAT (TIEP)

5

(Cdic thuyét minh nay la b phdn hop thanh va cin dwge dpe ding thei voi Bdo edo tai chinh hop nhdt kém theo)

17.  Chi phi phai tré ngéin han

31/12/2025
VND

01/01/2025
VND

101.473.948,898
32.806.177.454
27.259.085.214
2.684,184.465

- Chi phi lai vay

- Trich trrée chi phi dy 4n Phi Yén

- Trich truée chi phi du 4n Bic Giang
- Trich trirde chi phi dy an Miii né

82.729.726.575
41.929.707.706
25.354.779.330

2.610.053.657

Cong 164.223.396.031

152.624.267.268

Trong d6, Chi phi phai trd tir cdc bén lién quan duge trinh bay tai Thuyét minh sb VIL1.

18. Phai tra khac

a. Ngiin han

- Kinh phi Céng doan
- Bio hiém xa hoi, Bao hiém y té, Béo hiém
thét nghigp
- Nhan tién gép von céc dur 4n(*)
Dhe dn KPTs6 5 phicong Thic Duyén
Dir an Apec Mandala Wyndham Phti Yén
D dn Trung tdm theong mai Thai
Nguyén
Dur din Apec Aqua Park Béic Giang
Dir dn Khu céng nghiép Da Hgi
- Thu hé kinh phi béo tri
Die éin Apec Aqua Park Bdic Giang
Die én Apec Mandala Wyndham Phit Yén
- Nhan ddt coc mua ndi thit Dy én Miii Né
- Nhén ky quy ky cuge
- Cb tirc phai trd
- Céc khoan phai tra, phai ndp khac

Cong

31/12/2025 01/01/2025
VND VIND
259.244.546 249.796.447
83.120 2.852.000

127.619.188.862
46.760.720.298
25.228.678.419
45.442.013.450

1.413.841.784
8.773.934.911
24.279.294.122
6.703.496.904
17.575.797.218
112.370.000
1.421.126.093
656.640.000
2.014.121.758

127.864.853.868
46.760.720.298
25.168.974.612
45.442.013.450

403.756.297
10.089.389.211
20.916.120.555

3.656.110.129
17.260.010.426
518.505.000
3.005.000.000
656.640.000
1.850.774.292

156.362.068.501

155.064.542.162

Trong dé, chi phi phai tra tir cdc bén lién quan dugc trinh bay tai Thuyét minh s6 VIL1.

(*) Khiodn nhin tién gép vén ciia cic tb chire, ¢4 nhan vao cée dy dn Cong ty dang thyc hién dé
dirge phan chia san phim l& nha & cla Dy 4n ma khéng phai théng qua san giao dich bit dong
san. Khi cdc du 4n di didu kién phap ly dé ky hop ddng mua bén va céc bén ky hop dbng mua
bén nha o thi toan bd tién vén gop thye té s& duge chuyén thanh khoan tién thanh todn dau tién
ctia Gid bén nha .
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CONG TY CO PHAN AU TU CHAU A - BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho nam tai chinh két thiic ngay 31/12/2025

Ting 3, toa nha Grand Plaza, s 117 Trin Duy Hung, Mfu s6 B 09 — DN/HN
phudmng Yén Hoa, thanh phé Ha Noi

THUYET MINH BAO CAO TAL CHINH HQP NHAT (TIEP) _

(Cde thuyét minh niy la bg phdn hgp thanh va cdn dwge dpe ding thei wii Bdo cdo téi chinh hgp nhat kém theg)

18.  Phai tra khie (tiép)

b. Déi han
31/12/2025 01/01/2025
VND VND
- Nhn djit coc mua bét dong san Dy 4n 45.860.005.476 45.860.005.476
KPT s6 5 phudmg Tic Duyén
- Nhén ky quy ky cuge 158.398.999 75.391.636
Cing 46.018.404.475 45.935.397.112

19.  Thué thu nhip doanh nghiép hodn lai phai trd va Chi phi thué thu nhip doanh nghigp

hodin lai
31/12/2025 01/01/2025
VND VND
Thué TNDN hodn lai phii tri ddu nim 7.808.764.912 2.262.045.795
Chi phi thué TNDN hodin lai phét sinh 1.203.270.320 5.546.719.117
- Phat sinh tir dy phong déu tr ciia Cong ty 1.203.270.320 5.546.719.117

me vao cic Cong ty con

Thué TNDN hoiin lgi phai tri cudi nim 9.012.035.232 7.808.764.912

Thué suit thué thu nhap doanh nghiép sir dung dé xéc dinh thué thu nhip doank nghiép holn lai
la 20%.
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Téng 3, tba nha Grand Plaza, sb 117 Trin Duy Hung,
phuémg Yén Hoa, thanh pht Ha N§i

BAO CAO TAI CHINH HQP NHAT
Cho nim tai chinh két thie ngay 31/12/2025
Miiu 6 B 09 - DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Céc thuyét mink néiy 1d bg phin hop thanh va can dieore dpc dong thai vii Bde edo tai chinh hap nhdt kém theo)

21.  Vén chii s& hiru (tiép)

b) Csic giao dich vé vén v6i cic chii 3¢ hiru va phén phéi ¢b tire, lgi nhugn

Nam 2025 Nim 2024
VND VND

- Viéin gop ciia chii s& hiru
+ Vén gop déu nim 840.839.760.000 840.839.760.000
+ Vén ‘gbp ting trong ndm - -
+ Vién gop gidm trong ndm - -
+ Vén gop cudi nim 840,839.760.000 840.839.760.000
- Cé tire, lgri nhudn di chia s -

¢) Cb phiéu

31/12/2025 01/01/2025
cp crP
o4 hrong cb phifu ding ky phét hanh 84.083.976 84.083.976
Sé lwong cb phiéu dd ban ra cong ching 84.083.976 84.083.976
+ Cé phiéu phd thong 84.083.976 84.083.976
56 hrgng cb phifu dang lru hanh 84.083.976 84.083.976
+ C6 phiéu phé thing 84.083.976 84.083.976
Ménh gid cd phiéu (VND/C6 phiéw) 10.000 10.000

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

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

Niam 2025
VND

Niam 2024
YND

266.995.747.745
258.996.138.820

Doanh thu bén hing v cung cfip dich vy
- Doanh thu bén bét dong san

Die dn Apec Aqua Park Béic Giang 160.342.854.894
D dn Apec Mandala Wyndham Phii Yén 57.774.657.290
Dy dn Royal Park Hué 40.878.626.636
- Doanh thu cung cdp dich vu 92.278.771

1.775.825.885
6.131.504.269
2.771.778
2.777.778

- Doanh thu bén hang hoa

- Doanh thu kinh doanh bét ddng sén du tu
Cic khodan gidam trir doanh thu

- Chiét khéu thwong mai

209.580.465.103
187.743.704.036

84.522.645.208
103.221.055.828

16.668.489.482
5.168,271.585

Doanh thu thufn

266.992.969.967

209.580.465.103

Trong d6, doanh thu dbi véi céc bén lién quan trinh by tai Thuyét minh s6 VIL1.
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG _

Téng 3, toa nha Grand Plaza, s6 117 Tran Duy Hung,
phuémg Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HQP NHAT
Cho ném tii chinh két thic ngay 31/12/2025
Méu sé B 09 — DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Ciic thuyét mink néy I bg phan hop thanh va can diege doc déng thoi véi Bdo cdo tai chinh hop nhat kém theo)

2. Gid vbn hang bin

Nam 2024
VND

Niim 2025

VYIND

- Gia vén ban bat dong san 125.293.171.602
Dir dn Apec Aqua Park Bic Giang 72.340.426.460

40.770.512.800
12.182.232.342
1.105.017.935
140.016.931
25.233.503.622

Due dn Apec Mandala Wyndham Phi Yén
Du dn Royal Park Hué

- Gi4 vén cung cip dich vy

- Gia vin hing héa d bin

- Gi4 vbn kinh doanh bt dong san déu tu

99.954.116.557
46.331.149.946
53.622.966.611
911.949.408
8.867.931.397
24.253.689.771

133.987.687.133

Céng .- ' 151.771.710.090

3. Doanh thu hoat ding tai chinh
Nim 2025
VND

Niam 2024
VND

14.541.370.504
0.880.236.918

Li tién giri ngdn hang
Li tién cho vay

12.399.810.439
12.501.701.481

- La&i tir thanh Iy cOng ty con - 172.123.377
- Doanh thu tai chinh khic 165.000 -
Cong 24.430.772.422 25.073.635.297
4. Chi phi tai chinh
Nim 2025 Niam 2024
VIND YIND

- Chi phi lai vay 50.060.182.319
- Dy phong tén thét dau tu -
- Chi phi thu xép vén 2.279.365.400

51.744.930.032
1.287.592.090
4.537.914,400

- Chi phi chiét khiu thanh toan - 478.338.492
- Chi phi tai chinh khéc 38.049.629 9.353.385
Cing 52.377.597.348 58.058.128.399
5. Chi phi bin hang

Nim 2025 Nim 2024

VND VND

- Hoa héng mdi giti 23.044.594,553 22.698.652.489
- Chi phi céng cu, dung cy, db ding 1.012.631 6.075.756
- Chi phi dich vy mua ngoai 4,540.168.495 1.264.215.663
- Chi phi ban hang khéc 66.615.013 868.613.059
Cing 27.652.390.692 24.837.556.967
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CONG TY CO PHAN PAU TU CHAU A -
THAI BINH DUONG

Téng 3, tda nha Grand Plaza, s6 117 Trin Duy Himg,

phurdrg Yén Hoa, thanh phd Ha Noi

BAO CAO TAI CHINH HQP NHAT

Cho nam tdi chinh két thiic ngdy 31/12/2025
Miu sé B 09 — DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cde thuyét minh ndy la bg phdn hop thinh va cdn dhege doc déng théi voi Bdo cdo tai chink hop nhdt kém theo)

6.

Chi phi quin 1y doanh nghiép

- Chi phi nhén vién quin ly

- Chi phi vit liéu quéan ly

- Chi phi d dung vén phong

- Chi phi khéu hao TSCD

- Chi phi thué, phi, 1& phi, thué dit
- Dy phong phai thu kho doi

- Chi phi dich vu mua ngodi

- Phén bé loi thé thuong mai

- Chi phi bing tién khéc

Cong

Chi phi san xuét kinh doanh theo yéu tb

- Chi phi nguyén viit liu

- Chi phi nhéin cong

- Chi phi céng cu, dung cy, do ding
- Kh#u hao tai san ¢b dinh

- Thué, phi va l& phi

- Chi phi dir phéng

- Chi phi dich vu mua ngoai

- Chi phi béng tién khac

Cing

Thu nhip khac

- Cée khoan thu phat vi pham hgp déng
- Tién dién nude thu hd

- Phi chuyén nhugng

= Thu nhip khéc

Cong

Nim 2025 Nim 2024
VND VND
23.557.641.710 23.976.867.268
73.846.751 117.707.612
348.968.947 99.498.002
719.579.818 1.116.869.772
24.539.705 93.689.882
1.994.624.105 2.598.884.710
5.607.292.176 3.875.667.485
235.784.933 e
2.375.972.717 615.042.573
34.938.250.862 32.494.227.304
Niim 2025 Niim 2024
VND VND
3.062.953.499 128.652.019
22.998.822.007 23.976.867.268
353.155.125 .
6.417.862.247 8.208.019.101
6.610.000 r

1.994.624.105
61.745.750.434
8.626.005.581

2.598.884.710
61.769.124.610
4.510.773.592

105.205.782.998

101.192.321.300

Niim 2025 Nim 2024
VND VND
1.128.132.371 3.471.377.351
45]1.681.788 238.204.958
945.454.640 -
271.582.613 1.064.308.877

2.796.851.412

4.773.891.186
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Thng 3, tba nha Grand Plaza, 56 117 Trin Duy Hung,
phutmg Yén Hoa, thanh pho Ha Nji

BAO CAO TAI CHINH HQP NHAT

Cho nam tai chinh két thiic ngay 31/12/2025
Miu s B 09 - DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TTEP) ,
(Céc thuyét mink nay la bg phdn hop thanh va cin dwge doc dong thoi véi Bdo cdo tai chinh hop nhdt kém theo)

9.

10.

11.

12.

Chi phi khéc

- Phat chim ndp thué
- Phat vi pham hinh chinh
- Xir Iy edng ng, chi phi du dn

Nim 2025 Nim 2024
VND VIND
15.631.658 340.401.124
500.000.000 a
1.192.959.951 1.013.949.290

khéng thwe hién
- Céc khoan chi phi khic 1.772.383.239 1.674.458.872
Cing 3.480.974.848 3.028.809.286
Chi phi thué thu nhip doanh nghigp hi¢n hanh
MNiam 2025 Niam 2024
~ VND VND
- Céng ty mg . 1.169.581.718
- Céc cdng ty con 4.532.790.137 137.882.936
Céng 4.532.790.137 1.307.464.,654
Lai co ban trén cb phiéu

- Loi nhudn sau thué thu nhip doanh nghiép

- Lgi nhudn phén bb cho cd déng sé hitu cd
phiéu phd thong

- S binh guén gia quyén ciia ed phiéu dang luu
héanh trong nam (cb phiéu)

Lai co biin trén cd phiéu (VND/CP)

Niim 2025 Niim 2024
VND VND
8.675.635.243 (22.275.738.968)
8.675.635.243 (22.275.738.968)
84.083.976 84.083.976
103 (265)

Lii suy giam trén c6 phiéu

Ban Téng Gidm déc Céng ty ddnh gid trong thei gian tiép theo khong e6 sir tic dong cita cdc
cong cy cb thé chuyén thanh b phiéu va pha loing gid trj c6 phiu. Do d6, Cong ty xic dinh lai

suy gidm trén cb phiéu biing 1di co ban trén b phicu.
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BAO CAO TAI CHINH HQP NHAT
Cho nim tai chinh két thiic ngay 31/12/2025
Méu s B 09 - DN/HN

CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG

Téng 3, toa nha Grand Plaza, s6 117 Trin Duy Hung,
phirémg Yén Hoa, thanh phd Ha Noi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Cde thuyét minh niy 1 bj phan hep thinh va cdn duge doc dong thai vdi Bdo cdo tai chinh hop rhdt kém theo)

VII. THONG TIN KHAC
1. Giao dich va sb dw véi cdc Bén lién quan

a) Céc bén lién quan:

Bén lién quan cia Cong ty bao gbm céc thanh vién Hoi déng quan tri, Ban kiém sodt, Téng
Giam dbe va K& todn trudmg va céc dbi tugng sau:

Moi quan hé
Céng ty lién két
Céng ty lién két
Céng ty lién két cia cong ty con
Ciing thanh vién quén 1y chi chét

Tén bén lién quan

Céng ty Cb phin Thirong mai va Du lich Kim Boi
Céng ty Cb phin Gido duc PVF - CAND

Céng ty Cb phin Dream Works Viét Nam

Céng ty TNHH Pdu tu Chéu A - Théi Binh Duong
Bic Ninh

Céng ty C4 phin Chimg khoén Chéu A - Théi Binh
Dromg

Céng ty C phin Dau tu IDJ Viét Nam

Ciing thanh vién quan 1y chii chét

Cuing thanh vién quan Iy chii chét
Cuing thanh vién quan Iy chii chét

b)

Cong ty C6 phin Tép doan Contana
Céng ty Cb phin Tép doan Apec Group

Céng ty Cb phin Quan Iy Vin hanh Bit dong sén
Mandala

Céng ty C6 phén Quan Iy Khéch san & Dich vy
Mandala

Céong ty CP Déu tw Bét dong sin Ha N§i

Giao djch véi ciac Bén lién quan

Bén lién quan ctia Thanh vién quén

ly chii chot

Céng ty nhin von gop

Cong ty nhin von gop

Cong ty nhin vén gop

Thu nhip ciia Hii ding quin tri, Ban kiém sodt, Téﬂg Gidm dic va Ké todn trudng:

Chirc vu Nim 2025 Nim 2024
VND VND
Ong Nguyén Pirc Quan  Cha tich HDQT 120.000.000 81.915.774
Ong Pinh Quéc Pirc Thanh vién HPQT 60.000,000 63.841.000
Ong Hb Xuan Vinh Thénh vién HPQT 1.814.973.228 1.728.721.793
Ba Nguyén B8 Hoang Lan Thanh vién HDQT 276.239.250 38.548.387
Ba Nguyén Phuong Dung  Téng Gidm déc 539.883.790 371.610.726
Ba Nguyén ThiNgoc Ha  Trudng Ban kiém soét 36.000.000 38.304.000
Ba Dinh Thi Thu Hing  Thanh vién Ban kiém 24.000.000 25.536.000
soat
Ba Trin Thiy Ha Ké todn trudmg (tir 238.829.470 -
ngiy 01/07/2025)
Ba Vii Thi Thanh Loan K& toén truéng (dén 189.068.980 412.271.924

ngay 01/07/2025)

Cing

3.298.994.718

2.760,749.604
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CONG TY CO PHAN PAU TU CHAU A -

THAI BINH DUONG ) 1

Téng 3, toa nha Grand Plaza, s6 117 Tran Duy Humg,
phudng Yén Hoa, thanh phd Ha Ngi

BAO CAO TAI CHINH HQP NHAT
Cho ném tai chinh két thic ngay 31/12/2025

Méu s6 B 09 - DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Cdc thuyét mink nay & b phan hgp thanh va cdn duge doc dong thei vii Bde edo tdi chinh hop nhdt kém theo)

1.

b)

Giao dich va sb dw véi céic Bén lién quan (tiép)

Giao djch véi cic Bén lién quan (tiép)

Ban hang héa, dich vu cho cdc bén lién quan

- Cong ty Cb phin Dream Works Viét Nam

- Céng ty TNHH Piu tr Chiu A - Théi Binh
Dirong Bic Ninh

- Céngty Cd phidn Thuong mai vi Du lich Kim
Béi

- Céng ty Cd phiin Quan 1y Vin hanh Bit dong
san Mandala

- Cong ty Cb phin Quan ly Khich san & Dich vu
Mandala

Mua hang hba, dich vy tir cic bén lién quan

- Céng ty TNHH Béu tv Chiu A - Théi Binh
Dirong Béc Ninh

- Céng ty Cb phin Chirng khodn Chiu A - Thai
Binh Duong

- Céngty Cb phin Péu tr IDJ Viét Nam

- Céng ty Cb phin T#p doan Apec Group

- Céng ty C& phin Quan Iy Vin hanh Bét dong
san Mandala

- Céng ty C6 phin Quan Iy Khich san & Dich vy
Mandala

Doanh thu tai chinh tir cic bén lién quan

- Céng ty Cé phén Thuong mai va Du lich Kim
Béi

- Céng ty TNHH Péu tr Chéau A - Thai Binh
Dwong Béic Ninh

- Congty Cb phin Tap doan Apec Group

Sd dur véri cdc bén lién quan

Phai thu khich hang véi bén lién quan

- Céng ty Cb phin Thuong mai va Du lich Kim
Béi

- Congty Cb phin Dream Works Viét Nam

- Céng ty TNHH Déu tr Chiu A - Thdi Binh
Durong Bic Ninh

- Céng ty Cb phin Pau tu IDJ Viét Nam

- Céng ty Cb phin Quén ly Van hanh Bit déng

sdn Mandala

Céng ty C& phin Quan Iy Khéch san & Dich vy

Mandala

Nim 2025 Niim 2024
VYND YND
28.093.888.060 6.011.731.816
37.453.703 527.906.153
22.347.542.601 395.518.519
- 270.250.000

545.000.000 18.057.144

5.163.891.756

4.460.740.138
558,235,222

600,622,721
1.408.241.597
7.533.400
375.868.705

1.510.238.493

10.700.726.794
1.186.830.504

602.958.904

8.910.936.986

31/12/2025

4, 800.000.000

3.644.082.857
133.646.026

1.406.437.584
384.760.846
18.057.144

1.701.181.257

17.953.951.234
5.834.723.836

842.301.370

11.276.926.028

01/01/2025
YND VND
76.015.634.796 45.490.905.933

3.243.667.323

12.248.318.644

38.397.532.596
599.500.000

21.526.616.233

2.337.614.168

216.570.531
427.160.000

22.661.745.001

19.847.816.233
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CONG TY CO PHAN DAU TU CHAU A -

THAI BINH DUONG

Téng 3, tda nha Grand Plaza, s6 117 Trin Duy Hung,
phutrng Yén Hoa, thanh phé Ha N§i

BAO CAO TAI CHINH HQP NHAT

Cho ném tai chinh két thic ngay 31/12/2025

Miu s6 B 09 - DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)
(Céc thuyét minh ndy 1a bg phdn hgp thanh va can dwge doc ding théi vi Bdo cdo t4i chinh hop nhdt kém theo)

1.

c)

Giao dich va s6 dur véi cic Bén lién quan (tiép)

S dwr véi cic bén lién quan (tiép)

Phai thu kh#ic véi bén lign quan

- Céng ty Cb phin Thuong mai va Du lich Kim
Béi

- Céng ty TNHH Biu tr Chéu A - Théi Binh
Duong Bic Ninh

- Céng ty C phin Tap dodn Apec Group

- Céng ty Cb phiin Quén 1y Vin hanh Bt djng
sdn Mandala

- Chngty Cb phiin Quan Iy Khach san & Dich vu
Mandala

Phai trd nguwdi bin véi bén lién quan

- Céng ty TNHH Biu tr Chiu A - Thai Binh
Dworng Bac Ninh

- Céng ty C& phiin Chimg khodn Chéu A - Thai
Binh Dwong

- Céng ty C6 phin Péu tr IDJ Vigt Nam

- Cong ty C phin Tap dodn Apec Group

- Cong ty Cb phén Quén Iy Vin hanh Bét dgng
sin Mandala

- Céng ty C& phin Quén Iy Khach san & Dich vu
Mandala

Phai thu tir cho vay cic bén lién quan

- Céng ty Cd phiin Throng mai va Du lich Kim
Bai

- Céng ty TNHH Diu tur Chiu A - Thai Binh
Dirong Béc Ninh

- Céng ty Cb phin Chimg khoén Chau A - Thai
Binh Duong

- Céng ty Cb phin Tap doan Apec Group

Céc khodn vay tir bén lién quan
- Céngty Cé phin Gido duc PVF - CAND

Tii sin cho thué hoat djng

Tai ngdy két thiic nim tai chinh, céc khoan thanh todn tién thué t6i thiéu trong twong lai thu

31/12/2025
VND

01/01/2025
VND

155.342.487.573
941.629.583

254.612.160

132.734,536.987
8.177.280.219

13.234.428.624
46.516.093.730
87.900.302
660.000.000
44,928.870.440
100.460.864

433.137.862

305.724.262

678.500.000

678.500.000

67.000.000.000
67.000.000.000

duge tir cac hop déng thué hoat dong khong thé huy ngang nhu sau:

Tir 1 ndm tré xudng
Trén 1 nim dén 5 ndm

Cing

69.034.561.119
8.595.534.905

1.706.223.119

37.523.600.001
7.890.358.005

13.318.845.085

46.280.845.137
147.232.777

45.090.282.405
234.935.072
19.682.287

788.712.596

85.566.500.000
9.888.000.000

7.000.000.000

678.500.000

68.000,000.000

31/12/2025 01/01/2025
5.016.000.000 4.800.000.000
10.032.000.000 12.000.000.000
15.048.000.000 16.800.000.000
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CONG TY CO PHAN DAU TU CHAU A - BAO CAO TAI CHINH HGP NHAT
THAI BINH DUONG Cho nam 4 chinh két thiic ngay 31/12/2025

Tang 3, tda nha Grand Plaza, s6 117 Trin Duy Hung, Miu sé B 09 - DN/HN
phutmg Yén Hoa, thianh phd Ha MNai

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP) )

(Cdc thuyét minh néy Id bo phdn hop thanh va cdn dwge doc dong thdi vai Bde cdo tai chinh hop nhat kém theo)

2 Tai sén cho thué hoat ddng (tiép)
Cic tai san cho thué hoat ddng bao gbm:

- Cho Céng ty C& phén Quén Iy Khéch san & Dich vy Mandala - Chi nhanh Bic Giang thué
toan bé mat bing, trang thiét bj, co s& vt chat va tign ich tai toa nha chung cu hén hop
OCT8A Mandala Luxury Apartment — thude du &n APEC AQUA PARK tai sb 55 dudng
Nguyén Vin Cir, phuong Ngd Quyén, thanh phd Bc Giang, tinh Bic Giang voi gia thué
218.000.000 VND/thang. Thori han cho thué 14 5 nim, tinh tir ngay 01/01/2023.

- Cho Céng ty Co phﬁn Quan ly Khéch san & Dich vy Mandala - Chi nhanh Pht Yén thué
toan bd mit bing, trang thiét bi, co s& vét chét va tign ich tai toa nha thuge dy in APEC
Mandala Wyndham Phit Yén tai DPai 1§ Hing Vuong, Phuimg 7, TP Tuy Hoa, Tinh Pht
Yén véi gid thué 200,000,000 VND/thédng. Thoi han cho thué la 5 nim, tinh tir ngay
01/01/2023.

3. Céac cam két thué tai san

Tai ngdy két thiic nim tai chinh, céc khoan thanh toén tién thué t5i thiéu trong tuong lai phai tra
tir ce hop ddng thué hoat dong khéng thé huy ngang nhw sau:

Nim 2025 Nim 2024

VND VND

- Tir 1 nim tré xubng 15.173.654.016 15.502.987.990
- Trén 1 nim dén 5 nam 22.362.917.878 22,885.153.189
Céng 37.536.571.894 _  38.,388.141.179

Céc cam két thué hoat déng bao gom:

- Thué tir céc chil s& hitu 88 cin hd condotel thude du 4n Apec Mandala Wyndham Phi Yén
v&i thng gid thué trong nim 14 10.857406.360 VND. Thoi han thué 05 ndm ké tir ngay bét
déu chuong trinh cho thué cin hé (thang 3 nam 2022), lai suit 4p dung theo cam két trong
{mg 7% - 12%/nim tinh trén gié tri ciin h§ (khéng bao gom thue GTGT).

- Thué tir cée chi s& hifu 6 ¢iin hé chung ewr thude dy 4n Apec Aqua Park Bic Giang véi
téng gid thué trong ndm la 1.683.784.923 VND. Thiri han thué tir 05 dén 08 nam ké tir ngay
bt diu chuong trinh cho thué cin hd (ndm 2021), ai suét &p dung theo cam két tuong img
13%/ndm tinh trén gid tri cén ho (khéng bao gdm thué GTGT).

- Thué tir céc chit sé hitu 1 cin hé chung cu thude dy dn Apec Aqua Park Bic Giang vdi
téng gi4 thué trong niim 13 184.462.733 VND. Théi han thué 03 niim ke tir ngay bit diiu
chwong trinh cho thué can hd (23/03/2023), 1ai suit ap dung theo cam két twong (g
8%/nim tinh trén gi tri ciin ho (khéng bao gom thué GTGT).

_ Thué tir céc chit s& hiru 20 cin hé chung cur thude dir 4n Apec Aqua Park Bic Giang, Thi
han thué trong vong 02 nim nhung khéng qué thang 03 nim 2027, ké tir ngdy bét diu
chwong trinh cho thué cén h (thang 11 ndm 2024), cam két tra thu nhiip b dinh hang thing
tir 7.000.000 dén 15.000.000 VND/théng tiy ¢in hé.
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CONG TY CO PHAN PAU TU CHAU A — BAO CAO TAI CHINH HQP NHAT
THAI BINH DUONG Cho niim tai chinh ket thic ngay 31/12/2025

‘Thng 3, tda nha Grand Plaza, sb 117 Trin Duy Hung, Miu s6 B 09 —- DN/HN
phudmg Yén Hoa, thanh pho Ha Ngi

THUYET MINH BAO CAO TAI CHINH HQP NHAT (TIEP)

(Céic thuyét mink nay la bé phdn hop thanh vé edn diegre dpe ddng théi voi Bdo cdo tai chink hop nhdt kém theo)

4. Cse sir kién phét sinh sau ngay két thiic nim tai chinh

Khong c6 sy kién trong yéu nio xéy ra sau ngdy két thic nam tai chinh yéu céu phai duge diéu
chinh hoic cong bo trén Béo cdo tai chinh nay.

£ qea &
5. 56 liéu 50 sdnh

84 liéu so sanh 1i sé lidu trong Béo cdo tai chinh hop nhét cho ndm tai chinh két thic ngay
31/12/2024 ctia Cong ty da duge kiém toan.

Ngwdi 1ap biéu Ké todin trwdmg

Nguyén Phwong Dung
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No, 117 Tran Duy Hung, Yen Hoa Ward, Hanoi

STATEMENT OF THE BOARD OF GENERAL DIRECTORS

The Board of General Directors of Apec Investment Joint Stock Company (hereinafter referred to as
“the Company™) presents this Report together with the audited consolidated financial statements of the
Company and its subsidiaries (hereinafter referred to as “the Group™) for the financial year ended 31
December 2025.

THE BOARD OF MANAGEMENT, THE BOARD OF GENERAL DIRECTORS, AND THE BOARD
OF SUPERVISORS

The members of the Board of Management, the Board of General Directors, and the Board of
Supervisors who held office during the financial year ended 31 December 2025 and up to the date of

this report include:

The Board of Management

Mr Nguyen Due Quan Chairman
Mrs Nguyen Phuong Dung Member
Mrs Nguyen Do Hoang Lan Member
Mr Dinh Quoc Duc Member
Mr Ho Xuan Vinh Member

The Board of Supervisors

Mrs Nguyen Thi Ngoc Ha Chief Supervisor

Mrs Nguyen Thu Huong Member Dismissed from 20 May 2025
Mrs Nguyen Thi Thom Member Appointed from 20 May 2025
Mrs Dinh Thi Thu Hang Member

The Board of General Directors

Mrs Nguyen Phuong Dung General Director
Legal Representative
Chief Accountant
Mrs Tran Thuy Ha Chief Accountant Appointed from 01 July 2025
Mrs Vu Thi Thanh Loan Acting Chief Accountant Dismissed from 01 July 2025

EVENTS AFTER THE REPORTING PERIOD

The Company’s Board of General Directors confirms that there have been no events occurring after 31
December 2025 which would have a material effect on, or require adjustments or disclosures in the
consolidated financial statements for the financial year ended 31 December 2025

THE AUDITOR

The accompanying consolidated financial statements for the financial year ended 31 December 2025
have been audited by UHY Auditing and Consulting Company Limited.
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, Yen Hoa Ward, Hanoi

STATEMENT OF THE BOARD OF GENERAL DIRECTORS ( CONT’D)

RESPONSIBILITY OF THE BOARD OF GENERAL DIRECTORS

The Board of General Directors of the Group is responsible for preparing the consolidated financial
statements for the financial year ended 31 December 2025, which give a true and fair view of the
consolidated financial position of the Group as at 31 December 2025, its consolidated results of
operations and its consolidated cash flows for the year then ended. In preparing those consolidated
financial statements, the Board of General Directors is required to:

» Select suitable accounting policies and then apply them consistently;
» Make judgments and estimates that are reasonable and prudent;

» State whether applicable accounting principles have been followed, subject to any material
departures disclosed and explained in the consolidated financial statements;

» Prepare the consolidated financial statements on the going concern basis unless it is inappropriate to
presume that the Group will continue in business; and

» Design and implement an effective system of internal control to ensure preparation and fair
presentation of the consolidated financial statements and to mitigate the risks of material
misstatement due to fraud or error.

The Board of General Directors confirms that the Group has cmmphed with the above requirements in
preparing the consolidated financial statements,

The Board of General Directors is responsible for ensuring that proper accounting records are kept,
which disclose, with reasonable accuracy at any time, the consolidated financial position of the Group
and for ensuring that the consolidated financial statements of the Group comply with the Vietnamese
Accounting Standards, Vietnamese Corporate Accounting System, and related legal regulations on the
preparation and presentation of consolidated financial statements. Additionally, the Board of General
Directors is also responsible for safeguarding the assets of the Group and hence for taking reasonable
steps for the prevention and detection of fraud and other irregularities.

Nguyen Phuong Dung

General Director
Hanoi, 11 May 2026
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[ U H Y UHY AUDITING AND CONSULTING COMPANY LIMITED
,’ 5" Floor, B2 Tower, Roman Plaza, To Huu Road,
Dai Mo Ward, Hanol, Vietnam
T : +84 24 5678 3999

E ; uhy-info@uhyvn

uhyvn

Connect to possibility

No.: 678/2026/UHY-BCKT

INDEPENDENT AUDITORS’ REPORT
On the consolidated financial statements of Apec Investment Joint Stock Company
for the financial year ended 31 December 2025

To: The Shareholders, the Board of Management and the Board of General Directors
Apec Investment Joint Stock Company

We have audited the accompanying consolidated financial statements of Apec Investment Joint Stock
Company (hereinafter referred to as “the Group™), prepared on 11 May 2026, as set out from page 06 to
page 55, which comprise: the consolidated balance sheet as at 31 December 2025, the consolidated
income statement, the consolidated cash flow statement for the year then ended, and the notes to the
consolidated financial statements.

The Board of General Directors’ responsibility

The Board of General Directors is responsible for the preparation and fair presentation of the
consolidated financial statements in accordance with Vietnamese Accounting Standards, the Vietnamese
Corporate Accounting System, and relevant legal regulations on the preparation and presentation of
consolidated financial statements. The Board of General Directors is also responsible for such internal
control as it determines is necessary to enable the preparation and presentation of consolidated financial
statements that are free from material misstatement, whether due to fraud or error.

Auditors’ responsibility

Our responsibility is to express an opinion on the Group’s consolidated financial statements based on
the results of our audit. We conducted our audit in accordance with the Vietnamese Standard on
Auditing. Those Standards require that we comply with standards and ethical requirements, plan and
perform the audit to obtain reasonable assurance about whether the consolidated financial statements
are free from material misstatements.

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

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

Auditing | Accounting | Tax | Consulting | Traning 4

Anindepondent member of LIHY International.
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INDEPENDENT AUDITORS® REFORT (CONT’D)

Audit Opinion

In our opinion, the accompanying consolidated financial statements give a true and fair view, in all
material respects, of the consolidated financial position of Apec Investment Joint Stock Company and
its subsidiaries as of 31 December 2025, and of their consolidated financial performance and their
consolidated cash flows for the year then ended, in accordance with Vietnamese Accounting Standards,
the Vietnamese Corporate Accounting System and relevant statutory requirements regarding the
preparation and presentation of consolidated financial statements.

Other Matter

The consolidated financial statements of the Group for the financial year ended 31 December 2024,
were audited by another firm of auditors, who expressed a qualified opinion on those statements in Audit
Report No. 2.0399/25/TC-AC dated 31 March 2025, The qualification pertained to the recoverability of
principal and interest receivables from certain related parties, amounting to VND 103,188,000,000 and
VND 47,635,545,865, respectively; and advances to employees for the implementation and
development of potential projects, totaling VND 91,812,534,573. The matters leading to this qualified
opinion were resolved by the Company during the financial year ended 31 December 2025, through the

Mﬁ[ﬁH:/ufﬂ?f?@:l 7
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Ha Minh Long Tran Xuan Thuong

Deputy General Director Auditor

Auditor’s Practicing Certificate Auditor’s Practicing Certificate
No. 1221-2023-112-1 No. 5801-2023-112-1

For and on behalf of

UHY AUDITING AND CONSULTING COMPANY LIMITED
Hanoi, 11 May 2026
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, Ne. 117 Tran Duy Hung,

Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 20253

Form BO1 — DN/HN

CONSOLIDATED BALANCE SHEET

ASSETS

CURRENT ASSETS

Cash and cash equivalents
Cash
Cash equivalents

Short-term financial investments
Trading securities
Provision for devaluation of trading
securities
Held to maturity investments

Current accounts receivable
Short-term receivables from
Short-term advances to suppliers
Short-term loan receivables
Other short-term receivables
Provision for doubtful short-term
receivables

Inventories
Inventories

Other short-term assets
Short-term prepaid expenses
Deductible VAT
Taxes and other receivables from
State budget

As at 31 December 2025

Code Note 31/12/2025 01/01/2025
VIND VIND

100 1,440,969,527,000 1,650,383,881,691
110 V.1 T0,779,234,618 119,293.475,919
111 30,779.234,618 34,293 475,919
112 40,000,000,000 85,000,000,000
120 V.2 252,065,250,421 225,584,935,971
121 V.2a 6,764,115,000 6,764,115,000
122 V.2a (4,904,276,857) (5,054,591,307)
123 V.2b 250,205,412,278 223,875,412,278
130 281,113,719,631 432,911,250,520
131 V.3 180,278,566,275 117,919,403,567
132 V.4 37,113,060,659 13,043,530,636
135 V.5 8,149,290,000 103,866,500,000
136 V.6 62,282,332, 563 202,796,722 078
137 V.7 (6,709,529,866) (4,714,905,761})
140 V.8 804,474,237,479 835,165,421,387
141 804,474,237,479 835,165,421,387
150 32,537,084,851 37,428,797,894
151 V.9 16,956,261,132 16,909,351,489
152 14,314,504,266 18,288,902,802
153 V.16 1,266,319.453 2,230,543,603

The accompanying notes are an integral part of these consolidated financial statement
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CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025
Form B01 — DN/HN

APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No, 117 Tran Duy Hung,
Yen Hoa Ward, Hanoi

CONSOLIDATED BALANCE SHEET (CONT'D)

As at 31 December 2025
ASSETS Code Note 31242025 01/01/2025
VND VND
NON-CURRENT ASSETS 200 754,230,820,648 519,198,779,196
Long-term receivables 210 223,241,965,265 90,310,765,010
Long-term trade receivables 211 V.3 5,865,791,413 10,277,562,197
Other long-term receivables 216 V.6 217,376,173,852 80,033,202,813
Fixed assets 220 22,730,591,188 16,936,410,272
Tangible fixed assets 221 V.11 22,469.908,813 16,839,233 842
- Historical cost 222 36, 767,441,814 28,998 498 277
- Accumulated depreciation 223 (14,297,533,001) (12,159 264, 435)
Intangible fixed assets 227 V.10 260,682 375 97,176,430
- Historical cost 228 673,304,000 449, 728 000
- Accumulated amortization 229 (412,621,625) (352,551,570)
Investment property 230 V.12 168,159,302,500 234,660,811,747
- Historical cost 231 182,210,385,042 247.051,384,582
- Accumulated depreciation 232 (14,051,082,542) (12,390,572,835)
Long-term asssels in progress 240 62,613,399,865 66,898,639,208
Construction in progress 242 V.13 62,613,399, 865 66,898,639,208
Long-term investment 250 V.2 262,604,345,365 86,555,949,563
Investments in joint ventures and 252 Ve 258,052,805,365 86,555,949,563
associates
Equity investments in other entities 253 V.ad 14,051,540,000 9,500,000,000
Provision for devaluation of long- 254 WV.2d (9,500,000,000) {9,500,000,000)
term investments
Other long-term assets 260 i4,881,216,465 13,836,203,3%6
Long-term prepaid expenses 261 V.9 12,759,152,069 23,836,203,396
Goodwill 269 2,122,064,396 -
TOTAL ASSETS 270 2,195,200,347,648  2,169,582,660,887

The accompanying notes are an integral part of these consolidated financial statement
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APEC INVESTMENT JOINT STOCK COMPANY

Floor 3, Grand Plaza Building, Mo, 117 Tran Duy Hung,

Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS

For the financial year ended 31 December 2025
Form B01 - DN/HN

CONSOLIDATED BALANCE SHEET (CONT’D)

As at 31 December 2023
CAPITAL SOURCES Code Note 31/12/2025 01/01/2025
VND VND
LIABILITIES 300 1,268,821,178,421 1,260,248,616,456
Current liabilities 310 1,132,929,638,714 1,077,970,454,432
Short-term trade payables 311 V.15 77,193,307,629 87,858,463,095
Short-term prepayments from customers 312 V.14 51,159.039615 121,769,082.210
Taxes and other payables to State budget 313 V.16 4,680,986,126 524,356,231
Payables to employees 3l4 3,317,237,514 2,337,463,239
Short-term accrued expenses 315 V.17 164,223,396,031 152,624,267,268
Short-term unearned revenue 318 46,363,636 -
Other short-term payables 31 V.18 156,362,068,501 155,064,542,162
Short-term borrowings and finance lease 320 V.20 675,849.249.766 557.694,290,331
liabilities
Bonus and welfare fund 322 97,989,896 97,089,896
Non-current liabilities 330 135,891,539,707 182,278,162,024
Other long-term payables 337 V.18 46,018,404,475 45935397.112
Long-term borrowings and finance lease 338 V.20 80,861,100,000 128,534,000,000
liabilities
Deferred tax liabilities 341 V.19 9.012,035,232 7,808,764,912
OWNER'S EQUITY 400 926,379,169,227 909,334,044,431
Owner's equity 410 V.2l 926,379,169,227 009,334,044,431
Contributed capital 411 840,839,760,000 840,839,760,000
- Common shares with voting rights 41la 840,839, 760,000 840,839, 760,000
Retained earnings 421 52,202,091,271 43,526,456,028
- Retained earnings accumulated till 421a 43 526,456,028 65,802,194,9956
the end of the previows year
- Retained earnings for the current year 421b 8,675,635,243 (22,275,738,968)
Mon-controlling interests 429 33,337,317,956 24,967,828,403
TOTAL CAPITAL 440 2,195.200,347,648 2,169,582,660,887
Preparer Chief Accountant
0 Thi Thanh Sac Tran Thuy Ha Neguyen Phoong Dung

The accompanying notes are an integral part of these consolidated financial statement 8




APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung,

Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 20235
Form B02 - DN/HN

CONSOLIDATED INCOME STATEMENT
For the financial year ended 31 December 2025

Items

Revenue from sales of goods and
rendering of services

Revenue deductions

Net revenue from sales of goods and
rendering of services

Cost of goods sold and services
rendered

Gross profit from sales of poods and
rendering of services

Financial income
Fianncial expense
In which: Interest expense

Share of profit or loss of associates and
Jjoint ventures

Selling expense
General and administrative expense
Net Profit from operating activities

Other income
Other expense

Other profit
Total net profit before tax

Current corporate income tax expense
Deferred corporate income tax expense
Profit after corporate income tax
Shareholders of the Parent company
Non-controlling shareholders

Basic earnings per share

Diluted earnings per share

Prepar

{ o

1 Thanh Sac

g0

Code Note Year2025 Year2024
VND VND

01 VL1 266,995,747,745 209,580,465,103
0z VL1 2,777,778 -
10 VL1 266,992,969,967 209,580,465,103
11 V1.2 151,771,710,090 133,987,687,133
20 115,221,259.877 75,592,777,970
21 VI3 24,430,772,422 25,073,635,297
22 Vi4 52,377,597.348 58,058,128,399
23 50060182319 51.744,930,032
24 (10,773,304,198) (2,325,008,361)
25 VI.5 27,652.390,692 24 837,556,967
26 VLG 34,938,250,862 32,494,227,304
30 13,910,489,199 (17,048,507,764)
31 VLE 2,796,851,412 4,773,891,186
32 V19 3,480,974,848 3,028,809,286
40 (684,123,436) 1,745,081,900
50 13,226,365,763 (15,303,425564)
51 VIL10 4,532.790,137 1,307,464,654
52, V.19 1,203,270,320 5,546,719,117
60 7,490,305,306 (22,157,609,635)
61 8,675,635,243 (22,275,738,968)
62 (1,185,329.937) 118,129,333
70 VL11 103 (265)
71 YL12 103 (265)

Chiefl Accountant

Tran Thuy Ha

Hanoi, 11 May 2026

Nguyen Phuong Dung

The accompanying notes are an integral part of these consolidated financial statement 9
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung,
Yen Hoa Ward, Hanoid

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025

Form B03 — DN/HN

CONSOLIDATED CASH FLOW STATEMENT
(Applying indirect method)
For the financial year ended 31 December 2025

Items Code Note
Cash flow from operating activities
Profit before tax 01
Adjustments for
Depreciation and amortization 02
Provisions 03
(Gain) from investing activities 05
Interest expenses 06
Operating profit before movements in 08
working capital
Increase, decrease in receivables 09
Increase, decrease in inventories 10
Increase, decrease in payable (excluding 11
interest payable, corporate income tax
payable)
Increase, decrease in prepaid expense 12
Interest paid 14
Corporate income tax paid 15

Otther cash inflows from operating activities 16
Other cash outflows for operating activities 17

et cash flows from operating activities 20
Cush flow from investing aclivities
Acquisition of fixed assets and other long- 21
term assets )
Loans to other entities and payments for 23
purchase of debt instruments of other entities
Collections from borrowers and proceeds 24
from sale of debt instruments of other
entities
Cash outflows for equity investments in 25
other entities
Cash proceeds from recovery of equity 26
investments in other entities
Interest and dividends received 27
Net cash flows from investing activities 30

Year2025 Year2024

VND VND
13,226,365,763 (15,303,425,864)
6,417,862,247 8,208,019,101
1,994,624,105 3,886,476,800
(24,430,598,130) (25,073,635,297)
50,060,182.319 51,744,930,032
47,268,436,304 23,462,364,772

(41,200,002,986)
118,367,104,284
(49,990,150,897)

11,030,141,684
(31,956,535,952)
(137,882,936)
802,017,333
(2,737,695,873)
51,445,430,961

(3,363,454,469)
(199,081,336,223)

232,147,817,809

(220,867,597,901)
5,094,266,040

12,908,573,047
(173,161,731,697)

26,649,538,754
79,711,574,584
(97,247,985,919)

14,768,528,021
(34,141,028,930)
(5,528,131,824)

7,674,859,458

(57,000,000)

(119,830,000,000)

167,350,000,000

15,499,567,131
62,962,567,131

The accompanying notes are an integral part of these consolidated financial statement 10
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APEC INVESTMENT JOINT STOCK COMPANY CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, For the financial year ended 31 December 2023
Yen Hoa Ward, Hanoi Form B03 - DN/HN

CONSOLIDATED CASH FLOW STATEMENT (CONT’D)
(Applying indirect method)
For the financial year ended 31 December 2025

Items Code Note Year2025 Year2024
VND VND
Cash flows from financing activities
Proceeds from issuing stocks, receiving 31 2,720,000,000 -
capital from owners
Drawdown of borrowings 33 356,917,172,041 336,398,352,370
Repayment of borrowings 34 (286,435,112,606) (350,361,790,366)
Net cash flows from financing activities 41 73,202,059,435 (13,963,437,996)
Net (decrease)/increase in cash and cash 50 (48,514,241,301) 56,673,988,593
equivalents

Cash and cash equivalents at the beginning 60 V.1 119,293,475,919 62,619,487,326
of the year

Cash and cash equivalents at the end ofthe 70 V.1 70,779,234,618 119,293,475,919
year

Hanoi, 11 May 2026

Preparer

[ f
0 ﬂﬂm Tran Thuy Ha Nguyen Phuong Dung

The accompanying notes are an integral part of these consolidated financial statement 11
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APEC INVESTMENT JOINT STOCK COMPANY  CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, For the financial year ended 31 December 2025

Yen Hoa Ward, Hanoi

Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

{These notes are an integral part af and should be read in confunction with the accompanying consolidated financial statemenis)

L.
1.

GENERAL INFORMATION

Ownership structure

Apec Investment Joint Stock Company (hereinafter referred to as “the Company™) was
established and operates under Business Registration Certificate No. 0102005769 issued by the
Hanoi Department of Planning and Investment, first registered on 31 July 2006, and amended
for the 23rd time on 14 August 2025 by the Hanoi Department of Finance.

The Company is listed on the Hanoi Stock Exchange (HNX) with the stock symbol APL

The charter capital according to the Business Registration Certificate is VND 840,839,760,000
divided into 84,083,976 shares with a par value of VND 10,000 per share.

The Company’s head office is currently located on the 3rd Floor, Grand Plaza Building, No. 117
Tran Duy Hung Street, Yen Hoa Ward, Hanoi.

As of 31 December 2025, the total number of employees of the Company and its subsidiaries
(collectively referred to as “the Group™) was 72 (as of 01 January 2025 was 73)

Business sectors
The Group's primary business sector is real estate trading.
Principal business activities

The Group's primary business activities: Investment and real estate business.

MNormal business cycle

The Company's normal operating cycle for real estate transfer activities begins from the date of
investment license application, through land clearance and capital construction, until completion.
Therefore, the operating cycle for the Company’s real estate transfer activities typically exceeds 12

months.
The normal operating cycle for the Company's other business activities is typically within 12

months.
Company structure

As of 31 December 2025, the Company had 6 subsidiaries under the Parent Company’s control.
All of these subsidiaries are consolidated in these consolidated financial statements.

Investment Place of Incorporation Principal Percentage ‘Voting
Company and Operations Business of Rights
Name Activities Ownership {%a)
- (%)
Apec Land Hue 3rd Floor, 28 Ly Thuong Real Estate 99.99% 09.99%
JSC Kiet Building, Thuan Investment
Hoa Ward, Hue City and Trading
Apec Tuc Bac Nam Junction, Real Estate 100.00% 100.00%
Duyen Group 22, Gia Sang Investment
Investment JSC Ward, Thai Nguyen and Trading
Province

12
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung,

¥en Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2023
Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part of and should be read in confunction with the accompanying consolidated financial statements)

L

-

GENERAL INFORMATION (CONT’D)

Company structure (cont’d)

Investment
Company Name

Place of
Incorporation
and Operations

Principal Business
Activities

Percentage
of
Ownership
(%)

Voting
Rights
(Vo)

Dubai International
Investment JSC

E-ACADEMY
Education JSC

UEP Education
Group JSC

MERA Al
Telecommunication

JSC

Yen Ninh Street,
Dong Hai Ward,
Khanh Hoa
Province

3rd Floor, Grand
Plaza Shopping
Center, 117 Tran
Duy Hung Street,
Yen Hoa Ward,
Hanoi

3rd Floor, Grand
Plaza Shopping
Center, 117 Tran
Duy Hung Street,
Yen Hoa Ward,
Hanoi

3rd Floor, Grand
Plaza Shopping
Center, 117 Tran
Duy Hung Street,
Yen Hoa Ward,
Hanoi

Real Estate
Investment and
Trading

Education Support
Services

Education Support
Services

Telecommunication
Services

Operating status of Subsidiaries during the year:

55.00%

64.00%

58.82%

79.71%

Company’s Name

Status

55.00%

64.00%

5B.82%

79.71%

Apec Land Hue JSC

Apec Tuc Duyen Investment JSC
Dubai International Investment JSC
E-ACADEMY Education JSC

UEP Education Group JSC

MERA Al Telecommunications JSC

Profitable business operations during the year

Pending dissolution
MNon-operational with no revenue
Operating at a loss during the year
Operating at a loss during the year
Operating at a loss during the year

13
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APEC INVESTMENT JOINT STOCK COMPANY  CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, For the financial year ended 31 December 2025
Yen Hoa Ward, Hanoi Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D}
{These noles are an iniegral part of and should be read in confunction with the accompanying consolidated financial statements)

L

5.

1L

IIL.

GENERAL INFORMATION (CONT’D)
Company structure (cont*d)

Associales are accounted for in the consolidated financial statements using the equity method:

Investment Company Place of Incorporation and Ownership interest and benefit
Name Operations interest
31/12/2025 01/01/2025
Dream Works Vietnam Grand Plaza Shopping 25.08% 25.08%
IsC Center, 117 Tran Duy Hung
Street, Yen Hoa Ward,
Hanoi
Kim Boi Trading and Mo Da Hamlet, Kim Boi 48.47% 22.26%
Tourism JSC Commune, Phu Tho
Province
PVF-CAND Education 3rd Floor, Grand Plaza 48.00% 0.00%
J5C Shopping Center, 117 Tran
Duy Hung Street, Yen Hoa
Ward, Hanoi

Statement on the comparability of information in the consolidated financial statements

The comparative figures are from the financial statements for the financial year ended 31
December 2024 and are fully comparable.

FINANCIAL YEAR AND ACCOUNTING CURRENCY
Financial year

The Company’s financial year begins on 01 January and ends on 31 December of the calendar
year. The accompanying consolidated financial statements have been prepared for the financial
year ended 31 December 2025.

Accounting currency

The consolidated financial statements are presented in Vietnam Dong (VND) as the transactions
are primarily conducted in Vietnam Dong,

APPLIED ACCOUNTING STANDARDS AND REGULATIONS

Accounting standards and regulations

The Group applies the Vietnamese Accounting Standards and the Vietnamese Corporate
Accounting System issued under Circular No. 200/2014/TT-BTC dated 22 December 2014 of
the Ministry of Finance providing guidance on the corporate accounting system (“Circular
200™), and Circular No. 53/2016/TT-BTC dated 21 March 2016 (*Circular 53") amending and
supplementing a number of articles of Circular No. 200/2014/TT-BTC of the Ministry of
Finance. The Group complies with Circular No. 202/2014/TT-BTC dated 22 December 2014
(“Circular 202") providing guidance on the preparation and presentation of consolidated
finanecial statements, as well as other circulars guiding the implementation of accounting
standards issued by the Ministry of Finance and related legal regulations on the preparation and
presentation of consolidated financial statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
{These notes are an inlegral part af and should be read in conjunction with the accompanying conselidated financial statements)

TII.

2.

Iv.

APPLIED ACCOUNTING STANDARDS AND REGULATIONS (CONT’'D)
Statement of compliance with Accounting Standards and the Accounting System

The Board of General Directors ensures compliance with the requirements of the Vietnamese
Accounting Standards and the Vietnamese Corporate Accounting System issued under Circular 200,
Circular 53, and Circular 202, as well as other circulars guiding the implementation of accounting
standards issued by the Ministry of Finance and other related legal regulations on the preparation
and presentation of financial statements.

SIGNIFICANT ACCOUNTING POLICIES

The significant accounting policies adopted by the Company in the preparation of consolidated
financial statements are as follows:

Basis of financial statement preparation

The accompanying consolidated financial statements are presented in Vietnam Dong (VND), in
accordance with Vietnamese Accounting Standards, the Vietnamese Corporate Accounting
System and relevant legal regulations on the preparation and presentation of consolidated
financial statements.

The consolidated financial statements for the financial year ended 31 December 2025 of Apec
Investment Joint Stock Company were prepared on the basis of consolidating the financial
statements of the Parent Company and its subsidiaries, All transactions and balances between
the Parent Company and its subsidiaries are eliminated upon consolidation.

Non-controlling interests represent the portion of profit or loss and net assets of a subsidiary not
held by the Group and are presented separately in the consolidated income statement and within
equity in the consolidated balance sheet.

The carrying value of investments in joint ventures and associates is consolidated using the
equity method.

Accounting estimates

The preparation of financial statements in accordance with Vietnamese Accounting Standards
requires the Board of General Directors to make estimates and assumptions that affect the
reported amounts of assets and liabilities and the disclosure of contingent assets and liabilities
at the date of the financial statements, as well as the reported amounts of revenues and expenses
during the financial year (operating period). Actual results could differ from those estimates and
assumptions.

Cash and cash equivalents
Cash comprises cash on hand, demand deposits at banks.

Cash equivalents are short-term investments with original maturities of not exceeding three
months, which are readily convertible to known amounts of cash and subject to an insignificant
risk of changes in value.
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Iv.

4.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Financial investments
Trading securitics

An investment is classified as trading securities when it is held for trading purposes to earn
profits.

Trading securities are recorded at cost, The cost of trading securities is determined based on the
fair value of the consideration given at the transaction date plus any costs directly attributable
to the purchase of the trading securities.

Trading securities are recognized at the date the Company obtains ownership, specifically as
follows:

¢ For listed securities: recognized at the transaction execution date (T-+0).

» For unlisted securities: recognized at the time the ownership is officially obtained in
accordance with the provisions of the law.

Interest, dividends, and profits from periods prior to the acquisition of trading securities are
recorded as a reduction in the cost of those securities. Interest, dividends, and profits from
periods after the acquisition are recognized as revenue. Dividends received in the form of shares
are only monitored by the increased quantity of shares, with no recognition of the value of the
shares received.

Provision for devaluation of trading securities is made for each type of security traded on the
market whose fair value is lower than its cost. The fair value of trading securities is determined
as follows:

e For securities listed on the stock market: the closing price of the latest trading day as at the
end of the financial year.

e For stocks registered for trading on the Unlisted Public Company Market (UPCoM): the
average reference price within the 30 consecutive trading days prior to the end of the
financial year as announced by the Stock Exchange.

e In case listed stocks or stocks registered for trading on the UPCoM market have no
transactions within 30 days prior to the provision date, or listed stocks are delisted,
suspended, or ceased from trading: the provision is made based on the loss of the invested
company. The provision amount is determined as the difference between the total actual
invested capital of the owners and the owners' equity at the end of the financial year,
multiplied by the Company's ownership percentage in the actual contributed charter capital.

Any increase or decrease in the provision for devaluation of trading securities required at the
end of the accounting period is recognized in financial expenses.

Profits or losses from the disposal of trading securities are recognized in financial income or
financial expenses. The cost of securities is determined using the moving weighted average
method.
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IV.  SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

4, Financial investment (cont'd)
Held-to-maturity investments
Held-to-maturity investments include investments that the Company has the positive intent and
ability to hold until maturity. Held-to-maturity investments comprise term deposits at banks.
Interest income from term deposits is recognized in the income statement on an accrual basis,

determined at the end of each interest period and as of 31 December 2025, based on the interest
rates and terms of each deposit contract.

Loans receivable

Loans receivable are carried at cost less provision for doubtful debts. Provision for doubtful
debts of loans is made based on the estimated potential losses that may occur.

Investments in associates

/
\

An associate is an entity over which the Company has significant influence but not control over
the financial and operating policies, Significant influence is the power to participate in the
financial and operating policy decisions of the investee but is not control over those policies.

Investments in associates are accounted for using the equity method. Accordingly, investments

in associates are inifially recognized in the consolidated financial statements at cost and |
subsequently adjusted for changes in the Company’s share of the associates' net assets after the */}
acquisition date, If the Company’s share of losses in an associate equals or exceeds its carrying
amount, the investment is presented at zero in the consolidated financial statements, unless the
Company has incurred obligations to make payments on behalf of the associate.

The financial statements of associates are prepared for the same accounting period as the
Group's consolidated financial statements. Where an associate’s accounting policies differ from
those uniformly applied within the Group, appropriate adjustments are made to the associate’s
financial statements before they are used in the preparation of the consolidated financial
statements.

Unrealized gains and losses resulting from transactions with associates are eliminated to the
extent of the Company’s interest in the associate when preparing the consolidated financial

statements.
Investments in equity instruments of other entities

Investments in equity instruments of other entities include investments in equity instruments
where the Company has no control, joint control, or significant influence over the investee.

Investments in equity instruments of other entities are initially recognized at cost, which
includes the purchase price or contributed capital plus any costs directly attributable to the
investment activity. Dividends and profits from periods prior to the acquisition are recorded as
a reduction in the cost of the investment itself. Dividends and profits from periods after the
acquisition are recognized as revenue. Dividends received in the form of shares are only
monitored by the increased quantity of shares, with no recognition of the value of the shares
received.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
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IV.

4,

SIGNIFICANT ACCOUNTING POLICIES (CONT'D)
Financial investment (cont’d)

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

» For investments in listed stocks or those whose fair value can be reliably determined, the
provision is based on the market value of the stocks.

» For investments whose fair value cannot be reliably determined at the reporting date, the
provision is made based on the loss of the investee. The provision amount is determined as
the difference gifta the actual invested capital of all parties in the entity and the actual
owners' equity at the end of the financial year, multiplied by the Company's ownership
percentage of the actual contributed charter capital in that entity.

Any increase or decrease in the provision for impairment of investments in equity instruments
of other entities required at the end of the accounting period is recognized in financial expenses.

Receivables and provision for doubitful debts
Receivables are presented at carrying amount less provision for doubtful debts.

Receivables include: trade accounts receivable, prepayments to suppliers, and other receivables
at the reporting date.

The classification of receivables into trade receivables and other receivables is performed based
on the following principles:

s Trade accounts receivable refleci receivables of a commercial nature arising [rom purchase-
and-sale transactions between the Group and the buyer, who is an independent entity from
the Group;

e Other receivables reflect receivables of a non-commercial nature, unrelated to purchase-and-
sale transactions.

Provision for doubtful debts is made for receivables that are overdue according to economic
contracts, contractual commitments, or debt acknowledgements, which the Group has made
multiple collection attempts but remain unrecovered. The determination of the overdue period
is based on the original payment schedule under the initial purchase-and-sale contract,
regardless of any debt extensions between the parties. Provision is also made for receivables
that are not yet due but the debtor has fallen into bankruptey, or is undergoing dissolution, is
missing, or has absconded. The provision is reversed when the debt is recovered.

Any increase or decrease in the provision for doubtful debts required at the end of the financial
year is recorded in general and administrative expenses during the year.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

(These notes are an integral part of and should be read in conjunction with the accompanying consolidated financial statements)

Iv.

6.

SIGNIFICANT ACCOUNTING POLICIES (CONTD)

Inventories

Inventories are stated at the lower of cost and net realizable value.
The cost of inventories is determined as follows:

= Work in progress of real estate projects: Includes costs of contractors performing project
components and other directly related costs.

s Completed real estate products: Includes land use rights costs, direct costs, and relevant
overheads incurred during the real estate investment and construction process.

= Merchandise (including real estate merchandise): Includes purchase costs and other directly
related costs incurred to bring the inventories to their present location and condition.

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

A provision for devaluation of inventories is made for each inventory item when its cost exceeds
its net realizable value. Any increase or decrease in the balance of the provision required at the
end of the accounting period is recorded in the cost of goods sold.

The cost of real estate sold is recognized in the income statement based on the direct costs of
the real estate and allocated overheads, distributed on the basis of the respective area of that real
estate.

Prepaid expenses

Prepaid expenses comprise actual expenses that have been incurred but are relevant to the
operating results of multiple accounting periods, The Group’s prepaid expenses include costs
of tools and supplies, and project selling expenses for units not yet handed over. These prepaid

expenses are allocated over the prepayment period or the period during which the corresponding
economic benefits are generated from these costs.

Tools and supplies

Tools and supplies that have been put into use are allocated to expenses using the straight-line
method over a period not exceeding 03 years.

Project selling expenses

Project selling expenses (including brokerage commissions, sales bonuses, etc.) are allocated
to expenses in proportion to the number of units handed over to customers during the year.

19

S oy - %W

V57



APEC INVESTMENT JOINT STOCK COMPANY CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building, No. 117 Tran Duy Hung, For the financial year ended 31 December 2025
Yen Hoa Ward, Hanoi Form B09? - DN/HN
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Iv.

8.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Tangible fixed assets

Tangible fixed assets are stated at cost less accumulated depreciation. The historical cost of a
tangible fixed asset comprises all costs incurred by the Group to acquire the asset and bring it
to a ready-for-use state as of the intended date. Expenditures incurred after initial recognition
are only capitalized as.an increase in the cost of the asset if they result in a probable increase in
future economic benefits from the use of that asset. Any expenditures that do not meet this
criteria are recognized as operating expenses during the year.

When tangible fixed assets are sold or disposed of, their cost and accumulated depreciation are
written off, and any resulting gain or loss is recognized in the income or expenses for the year.

Depreciation of tangible fixed assets is calculated using the straight-line method based on their
estimated useful lives. The depreciation periods for each category of tangible fixed assets are as
follows:

Category of assets Estimated useful life (years)
- Buildings and structures 20-50

- Machinery, equipment 03 -05

- Vehicles and transmission equipment 10

- Management equipment and tools 03

- Other fixed assets 03-15

Intangible fixed assets

Intangible fixed assets are stated at cost less accumulated amortization.

The historical cost of an intangible fixed asset comprises all costs incurred by the Group to
acquire the asset and bring it to a ready-for-use state as of the intended date. Expenditures related
to intangible fixed assets incurred after initial recognition are recognized as operating expenses
during the period, unless such expenditures are directly linked to a specific intangible fixed asset
and result in an increase in the economic benefits generated from these assets.

When intangible fixed assets are sold or disposed of, their cost and accumulated amortization
are written off, and any resulting gain or loss is recognized in the income or expenses for the

year.

The Group’s intangible fixed assets consist of computer software. Costs associated with
computer software programs that are not an integral part of the related hardware are capitalized.
The cost of computer software includes all expenditures incurred by the Group up to the point
the software is put into use. Computer software is amortized using the straight-line method over
a period of 3 to 5 years.
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IV,

10.

11.

12,

SIGNIFICANT ACCOUNTING POLICIES (CONT'D)

Investment properties

Investment properties are condotels and shophouses owned by the Group for the purpose of
earning rentals.

Investment properties held for lease are stated at cost less accumulated depreciation, The cost
of an investment property comprises all expenditures incurred by the Group or the fair value of
consideration given to acquire the asset up to the date of purchase or completion of construction.

Expenditures related to investment properties incurred after initial recognition are recognized
as expenses, unless it is probable that such expenditures will result in future economic benefits
in excess of the originally assessed standard of performance, in which case they are capitalized
as an increase in the cost of the asset.

When investment properties are sold, their cost and accumulated depreciation are written off,
and any resulting gain or loss is recognized in the income or expenses for the year.

Transfers from owner-occupied property or inventories to investment property are made only
when the owner ends occupation and commences an operating lease to another party, or upon
completion of construction. Transfers from investment property to owner-occupied property or
inventories are made only when the owner begins to occupy the property or starts development
for sale purposes. The transfer from investment property to owner-occupied property or
inventories does not change the cost or the carrying amount of the property at the date of transfer.

Investment properties held for lease are depreciated using the straight-line method based on their
estimated useful lives. The depreciation periods for investment properties (condotels,
shophouses, and infrastructure) are 44 to 50 years,

Construction in progress

Construction in progress reflects costs directly related (including relevant borrowing costs in
accordance with the Group’s accounting policies) to assets under construction, and machinery
and equipment under installation for production, leasing, and management purposes, as well as
costs related to ongoing repairs of fixed assets. These assets are recognized at cost and are not
subject to depreciation.

Liabilitics and Accrued Expenses
Liabilities and accrued expenses are recognized for the amounts to be paid in the future in
connection with goods and services received. Accrued expenses are recognized based on

reasonable estimates of the amounts payable.

The classification of payables as trade payables, accrued expenses, and other payables is
performed in accordance with the following principles:
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V.

12.

13.

14.

SIGNIFICANT ACCOUNTING POLICIES (CONT'D)

Liabilities and Accrued Expenses (cont’d)

e Trade payables reflect payables of a commercial nature arising from the purchase of goods,
services, and assets where the seller is an independent entity from the Group;

o Accrued expenses reflect payables for goods and services received from suppliers or
provided to customers but not yet paid due to the lack of invoices or insufficient accounting
documents; they also include payables to employees for accrued leave wages and other
operating expenses that must be pre-accrued;

e Other payables reflect payables of a non-commercial nature that are unrelated to the
purchase, sale, or provision of goods and services.

Liabilities and Accrued expenses are classified as current and non-current on the consolidated
balance sheet based on their remaining maturity at the end of the accounting period.

Borrowings and Borrowing Costs

Borrowing costs include interest and other costs incurred in connection with the borrowing of
funds. '

Borrowing costs are recognized as an expense when incurred. In cases where borrowing costs
are directly attributable to the investment, construction, or production of a qualifying asset that
necessarily takes a substantial period of time (over 12 months) to get ready for its intended use
or sale, such costs are capitalized as part of the cost of that asset. For specific borrowings used
for the construction of fixed assets or investment properties, interest is capitalized even if the
construction period is under 12 months. Any income earned on the temporary investment of
specific borrowings is deducted from the cost of the related asset.

For general borrowings used for the purpose of constructing or producing a qualifying asset, the
amount of borrowing costs eligible for capitalization is determined by applying a capitalization
rate to the weighted average accumulated expenditures incurred for the construction or
production of that asset. The capitalization rate is calculated based on the weighted average
interest rate of the outstanding borrowings during the period, excluding specific borrowings
obtained for the purpose of acquiring a specific asset.

Owners’ Equity

Owners’ contributed capital is recognized based on the actual amount of capital contributed by
the owners.

Undistributed post-tax profits represent the profit (gain or loss) from the Group’s operations
after deducting corporate income tax for the current year, adjustments arising from retrospective
application of changes in accounting policies, and retrospective restatements for material errors

from prior years.

Post-tax profit is distributed to shareholders after the appropriation of funds in accordance with
the Group’s Charter and legal regulations, and upon approval by the General Meeting of
Shareholders.

The distribution of profits to shareholders takes into consideration non-monetary items within
the undistributed post-tax profits that may affect cash flows and dividend payment capacity,
such as gains from the revaluation of assets contributed as capital, gains from the revaluation of
monetary items, financial instruments, and other non-monetary items.
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IV.

15.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Revenue and Income Recognition

Revenue from the sale of real estate is recognized when all five (5) of the following conditions

‘are simultaneously met:

® The real estate has been completed and handed over to the buyer; the Group has transferred
the significant risks and rewards associated with ownership of the real estate to the buyer;

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

e The amount of revenue can be measured reliably;

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

» The costs incurred or to be incurred in respect of the transaction can be measured reliably.
Handover and apartment repossession policy

Customers who have signed a sales and purchase agreement are eligible for apartment handover
upon paying a minimum of 30% of the apartment value (including VAT) and a 2% maintenance
fund. Customers may opt to pay in multiple installments for up to 100 months from the handover
date,

If the customer (the buyer) fails to pay the principal and late payment interest for more than 30
days from the due date of any installment, or if the total cumulative delay acrosz all installments
exceeds 60 days, the Group reserves the right to send a written notice to terminate the contract.
In such cases, the Group is entitled to resell the apartment to another customer without the
buyer's consent,

Revenue from rendering of services

Revenue from service transactions is recognized when the outcome of such transactions can be
estimated reliably. Where a service transaction spans multiple periods, revenue is recognized in
each period based on the percentage of completion as of the consolidated balance sheet date of
that period. The outcome of a service transaction is determined when all four (4) of the following
conditions are met:

s The amount of revenue can be measured reliably;

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

e The stage of completion at the consolidated balance sheet date can be measured reliably; and

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

15.

16.

17.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Revenue and Income Recognition (cont’d)

Revenue from operating leases

Revenue from operating leases is recognized on a straight-line basis over the lease term.

In cases where the lease term accounts for more than 90% of the useful life of the asset, the
revenue may be recognized in full for the entire amount of prepaid rent received if all the

following conditions are simultaneously met:

* The lessee does not have the right to cancel the lease agreement, and the Group has no
obligation to refund the prepaid amount in any case or under any circumstances.

® The prepaid rent received is not less than 90% of the total expe-cted lease payments under the

contract throughout the lease term, and the lessee must settle the entire lease amount within
12 months from the commencement of the lease,

s Substantially all the risks and rewards associated with the ownership of the leased asset have
been transferred to the lessee.

s The cost of the leasing activity can be estimated with reasonable completeness.

Financial income

Interest income is recognized on a time-proportionate basis and the effective interest rate for
each period.

Recognition of Expenses

Expenses are decreases in economic benefits, recognized at the time a transaction occurs or
when there is a reasonable certainty that they will arise in the future, regardless of whether cash
has been paid.

Expenses and the revenue they generate must be recognized simultaneously in accordance with
the matching principle. In cases where the matching principle conflicts with the prudence
principle, expenses are recognized based on the substance of the transaction and accounting
standard regulations to ensure a true and fair view of the transaction.

Taxation

Corporate income tax expense comprises current income tax and deferred income tax.

Current income fax

Current income tax is the amount of tax calculated based on taxable profit. The difference
between taxable profit and accounting profit is due to adjustments for temporary differences
between tax and accounting treatments, non-deductible expenses, as well as adjustments for
non-taxable income and tax loss carry-forwards.
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Iv.

17.

18.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Taxation (cont’d)
Deferred Income Tax

Deferred income tax is the amount of corporate income tax payable or recoverable due to
temporary differences between the carrying amounts of assets and liabilities for financial
reporting purposes and their tax bases. Deferred tax liabilities are recognized for all taxable
temporary differences. Deferred tax assets are recognized only when it is probable that future
taxable profits will be available against which these deductible temporary differences can be

utilized.

The carrying amount of deferred income tax assets is reviewed at the end of each accounting
period and reduced to the extent that it is no longer probable that sufficient taxable profits will
be available to allow the benefit of part or all of that deferred tax asset to be utilized. Previously
unrecognized deferred income tax assets are also re-evaluated at the end of each accounting
period and recognized when it becomes probable that sufficient taxable profits will be available
to allow these unrecognized deferred tax assets to be recovered.

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply to the
period when the asset is realized or the liability is settled, based on tax rates that have been
enacted by the end of the accounting period. Deferred income tax is recognized in the income
statement, except when it relates to items credited or charged directly to equity, in which case
the deferred tax is also recorded directly in equity.

Deferred tax assets and deferred tax liabilities are offset when:

~® The Group has a legally enforceable right to set off current tax assets against current tax

liabilities; and

e The deferred tax assets and deferred tax liabilities relate to corporate income taxes levied by
the same taxation authority on either:

— The same taxable entity; or
—  The Group intends to settle its current tax liabilities and assets on a net basis, or to
realize the assets and settle the liabilities simultaneously, in each future period in which

significant amounts of deferred tax liabilities or assets are expected to be settled or
recovered.

Other taxes are applied in accordance with the prevailing tax laws in Vietnam.

Related Parties

Parties are considered to be related if one party has the ability to control or exercise significant
influence over the other party in making financial and operating policy decisions. Parties are

also considered related if they are subject to common control or common significant influence.

In considering each possible related party relationship, attention is directed to the substance of
the relationship and not merely the legal form.
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IV.  SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

19. Segment Reporting
The Company does not present segment reporting by business sector or geographical area, as
the primary operations of the Group are within the real estate business sector and are conducted

solely within the territory of Vietnam.

V. ADDITIONAL INFORMATION ON ITEMS PRESENTED IN THE CONSOLIDATED

BALANCE SHEET
1. Cash and cash equivalents

%
31/12/2025 01/01/2025 “

VND VND
- Cash on hand 1,981,789 - 24,509,069 }
- Cash at bank 30,667,863,227 34,159,064,240 \

- Deposits at securities company (*) 109,389 602 109,902,610

- Cash equivalents (*¥) 40,000,000,000 85,000,000,000

Total 70,779,234,618 119,293,475,919

(*) Representing balances held in acecounts at Apec Securities Joint Stock Company (a related

party).

(*) These are term deposits with original maturities of not more than 3 months at commercial
barnks, earning interest rates ranging from 2.4% to 4.75% per month.
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APEC INVESTMENT JOINT STOCK COMPANY

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

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 20235
Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
(These netes are an integral pard of and should be read in confunction with the aecompanying consolidated financial statements)

9.

10.

Prepaid expenses

a. Short - term

- Tools and supplies issued for use
- Brokerage costs for apartment sales

b. Long - term

- Tools and supplies issued for use

- Furniture procurement costs for Phu Yen
Project

- Brokerage commissions and sales bonuses

+ Agua Park Bac Giang Project (OCTS Tower)

+Apec Mandala Wyndham Phu Yen Project
(Condatel)

31/12/2025 01/01/2025
VND VND
16,956,261,132 16,909,351,489
46,909,643 -

16,909,351,489

12,759,152,069
516,479,133

12,187,725,436
2,367,319
11,991,390,429

16,909,351,489

23,836,203,396
84,248,992
1,057,298,643

22,694,655,761
2,282,106,736
19,168,264,133

+ Other projects 193,967,688 1,244,284, 892
- Other long-term prepaid expenses 54,947,500 -
Total 29,715,413,201 40,745,554,885
Intangible fixed assets
Computer Total
software
VND VND
COST
01/01/2025 449,728,000 449,728,000
- Purchased this year 223,576,000 223,576,000
31/12/2025 673,304,000 673,304,000
AMORTIZATION
01/01/2025 (352,551,570) (352,551,570)
- Amortization for this year (60,070,055) (60,070,055)
31/12/2025 (412,621,625) (412,621,625)
CARRYING AMOUNT
01/01/2025 97,176,430 97,176,430
31/12/2025 260,682,375 260,682,375
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APEC INVESTMENT JOINT STOCK COMPANY

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

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025
Form B09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part of and should be read in confunction with the accompanying consolidated financial statements)

12.

Investment property
Buildings Infrastructures Total
VYIND VND VIND
COST
01/01/2025 68,729,957,928 178,321,426,654 247,051,384,582
- Completed construction - 744 940,947 744,940,947
in progress
- Reclassified to real (65,585,940,487) - (65,585,940,487)
estate inventory
31/12/2025 3,144,017,441 179,066,367,601 182,210,385,042
ACCUMULATED DEPRECIATION
01/01/2025 2,351,090,132 10,039.482,703 12,390,572,835
- Depreciation for the 394,584,525 3,824,939.101 4,219,523,626

year
- Reclassified to real
estate inventory

(2,559,013,919)

(2,559,013,919)

31/12/2025 186,660,738 13,864,421,804 14,051,082,542
CARRYING AMOUNT

01/01/2025 66,378,867,796 168,281,943,951 234,660,811,747

31/12/2025 2,957 356,703 165,201,945,797 168,159,302,500

The portfolio of investment properties as of 31 December 2025 includes:

Cost Accumulated Carrying Amount
Depreciation

VND VIND VND
Apec Aqua Park Bac 88,698,222,809 (7,152,678,617) 81,545,544,192
Giang Project
04 Shophouses 1,779,593,292 (109,136,638} 1.670,456,654
52 Condotel units 2,109,365,096 (80,007,237) 2,029,357,859
OCTS Basement 46,032,428,917 (4,603,242 895) 41,429,186,022
OCT8 Commercial Center 14,722,055,843 (993,542,999) 13,728,512,844
Bistro Area 10,023,172,191 (569,498,427 09,453,673,764
Other Infrastructures 14,031,607.470 (797,250,421) 13,234,357,04%
Apec Mandala Wyndham 93,512,162,233 (6,898,403,925) 86,613,758,308
Pt_m Yen Project
Basement 20,663,614,493 (1,684,533,780) 18,979,080,713
Hotel & Operations Section T1,817,905,165 (5,129,850,375) 66,688,054,790
Other Infrastructures 1,030,642,575 (84,019,770} 946,622,805
Total 182,210,385,042 (14,051,082,542) 168,159,302,500

38

\ﬁﬁ‘{x = e Sx4

=13

VET4=



APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , No. 117 Tran Duy Hung,
Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025
Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT’D)
{These notes are an integral part of and should be read in confunction with the accompanying consolidated financial statemenis)

13. Construction in progress
31/12/2025 01/01/2025
VND VND
- Thai Nguyen Commercial Center Project (*) 58,829,232,789 58,700,637,271
- Other projects 3,784,167,076 8,198,001,937
Total 02,613,399,865 66,898,639,208
(*) Thai Nguyen Commercial Center Project is constructed on a land area of 1,426 m?, part of
the "Commercial, Office for Lease and High-end Hotel Complex Project in Gia Sang Ward,
Thai Nguyen City" (pursuant to Investment Certificate No. 17121000030 issued on 03 August
2010, and the first amendment on 27 October 2010) with an estimated total investment of VND
996,658,355,000. The project commenced in 2010, and certain technical infrastructure items
and site clearance have been completed.
On 28 May 2024, the Company’s Board of Directors issued Decision No. 16/2024/API-QD
regarding the adjustment of the project name, total investment capital, and implementation
schedule. Accordingly, the project was renamed to: "Residential and Apartment Complex in
Gia Sang Ward, Thai Nguyen City"; and the project scale was revised down from VND 996.635
billion to VND 435 billion, in accordance with Decision No. 15326/QD-UBND dated 29
December 2017, regarding the third local adjustment of the project's detailed planning,
Due to the changes in the detailed planning, the competent authorities have not yet issued a
decision approving the adjusted land price. Therefore, as of the date of these financial
statements, the Company is continuing to work with the relevant authorities to finalize the
project's legal procedures and prepare investment plans in accordance with the approved
planning.
14. Short-term advances from customers
31/12/2025 01/01/2025
VND VND
- Real estate customers 51,159,026,611 121,769,081,945
+ Royal Park Hue Praject 20,085 837 894 20052, 383,321
+ Apec Aqua Park Bac Giang Project 25061559614 25,354,309, 164
+ Apec Mandala Wyndham Phu Yen Project 4,773,842,067 71,075,343,689
+ Da Hoi Project 337,787,036 4, 773,842,067
4 Mui Ne Project - 513,203,704
- Others 13,004 265
Total 51,159,039,615 121,769,082,210
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CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025
Form B09 — DN/HN

APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , No, 117 Tran Duy Hung,
Yen Hoa Ward, Hanoi

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part of and should be vead in confunction with the accompanying consolidated financial statements)

17. Short-term accrued expenses
31/12/2025 01/01/2025
VND VND
- Borrowing costs 101,473,948,898 82,729.726,575
- Accrued expenses for Phu Yen Project 32,806,177,454 41,929.707,706
- Accrued expenses for Bac Giang Project 27,259,085,214 25,354,779,330
- Accrued expenses for Mui Ne Project 2,684,184 465 2,610,053,657
Total 164,223 396,031 152,624,267,268
In which, accrued expenses to related parties are presented in Note VIL1.
18. Other payables
a. Short-term
31/12/2025 01/01/2025
VND YND
- Trade Union fees 259,244 546 249,796,447
- Social insurance, health insurance, and 83,120 2,852,000

unemployment insurance

Proceeds from capital contributions for
projects (*)

No, § Urban Area Project - Tuc Duyen Ward

Apec Mandala Wyndham Phu Yen Project
Thai Neuyen Commercial Center Profect
Apec Agua Park Bac Giang Project

Da Hoi Industrial Park Project

Maintenance fund collection on behalf of others
Apec Aqua Park Bac Giang Project

Apec Mandala Wyndham Phu Yen Project
Deposits received for furniture packages — Mui
Me Project

Deposits received

Dividends payable

Other payables

Total

127,619,188,862

46,760,720 298
25,228 678,419
45,442,013,450
1,413,841,784
8,773,934,911
24,279,204 122
G, 703,496,904
17.575,797.218
112,370,000

1,421,126,093
656,640,000
2,014,121,758

127,864,853,868

46,760,720,298
25,168974,612
45,442,013,450
403,736,297
10,089,389,211
20,916,120,555
3,656,110,129
17,260,010,426
518,505,000

3,0035,000,000
656,640,000
1.850,774,292

156,362,068,501

155,064,542,162

In which, accrued expenses to related parties are presented in Note VILI.

(*) These represent capital contributions received from organizations and individuals for
projects implemented by the Company to be entitled to the distribution of residential products
without going through a real estate exchange. When the projects meet the legal requirements to
sign Sales and Purchase Agreements and the parties enter into such agreements, the total actual
contributed capital will be converted into the first installment payment of the residential property
purchase price.
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APEC INVESTMENT JOINT STOCK COMPANY

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

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025
Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part af and should be read in conjunction with the accompanying consolidnted financial sfetemenis)

18.

b.

19.

Other payables (cont’d)

Long-term

- Real estate purchase deposits received — No. 5
Urban Area Project - Tue Duyen Ward

- Deposits received
Total

Deferred tax liabilities and Deferred corporate income tax expense

Deferred tax liabilities at the beginning of the
Deferred corporate income tax expense arising

- Arising from provisions for investment by the
Parent company in Subsidiaries

Deferred tax liabilities at the end of the year

1,203,270,320

31/12/2025 01/01/2025
VND VIND
45,860,005,476 45,860,005,476
158,398,999 75,391,636
46,018,404,475 45,935,397,112
31/12/2025 01/01/2025
VND VND
7,808,764,912 2,262,045,795
1,203,270,320 5,546,715,117

5,546,719,117

9,012,035,232

7,808,764,912

The corporate income tax rate used to determine deferred corporate income tax is 20%.
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APEC INVESTMENT JOINT STOCK COMPANY

Floor 3, Grand Plaza Building , Mo. 117 Tran Duy Hung,
Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 20235
Form B9 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part af and should be read in conjunction with the accompanying consolidated financial statements)

21,

b)

VL

Owner’s Equity (cont’d)

Transactions related to eapital with owners and distribution of dividends, profits

- Contribution by owners

+ Contribution at the beginning of year
+ Increase

+ Decrease

+ Contribution at the end of year

- Dividends and profits paid

Shares

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

+ Common shares

Number of shares outstanding

+ Common shares

Per value of outstanding shares (VND per share)

ADDITIONAL INFORMATION FOR ITEMS

STATEMENT

Year 2025 Year2024
YIND VND
840,839,760,000 840,839,760,000
840,839,760,000 840,839,760,000
31/12/2025 01/01/2025
Shares Shares
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
PRESENTED IN THE INCOMI

Revenue from sales of goods and rendering of services

Revenue from sales of goods and rendering of
services
- Revenue from sales of real estate
Apec Aqua Park Bac Giang Profect
Apec Mandala Wyndham Phu Yen Project
Royal Park Hue Project
- Revenue from rendering of services
- Revenue from sales of goods
- Revenue from investment properties
Revenue deductions
- Trade discounts

Total

Year2025 Year2024
VIND VIND
266,995,747,745 209,580,465,103
258,996,138,820 187,743,704,036
160,342,854,894 84,522,648,208
57, 774,657,290 103,221,055,828
40,878,626,636 -
92,278,771 -
1,775,825,885 16,668,489 482
6,131,504,269 5,168,271,585
2,777,778 -
2,777,778 -
266,992,969,967 209,580,465,103

In which, revenue from related parties is presented in Note VILI.
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APEC INVESTMENT JOINT STOCK COMPANY  CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building , Mo. 117 Tran Duy Hung, For the financial year ended 31 December 20235
Yen Hoa Ward, Hanoi Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part of and should be read in conjunction with the accompanying consolidated financial statements)

2 Cost of poods sold
Year2025 Year2024
VND VYND
- Cost of real estate sold 125,293,171,602 99.954,116,557
Apec Agua Park Bac Giang Praject 72,340,426, 460 46,331,149,946
Apec Mandala Wyndham Phu ¥en Praject 40,770,512,800 53,622,966.611

Royal Park Hue Project
- Cost of services rendered

12,182,232,342
1,105,017,935

911,949,408

- Cost of goods sold 140,016,931 8,867,931,397
- Cost of investment property 25,233,503,622 24,253,689,771
Total 151,771,710,090 133,987,687,133
3 Financial income
Year2025 Year2024
VND YND
- Interest income from bank deposits 14,541,370,504 12,399, 810,439
- Interest income from loans 0.889,236,918 12,501,701,481
- Gain on disposal of a subsidiary - 172,123.377
- Other financial income 165,000 -
Total 24,430,772,422 25,073,635,297
4. Financial expenses
Year 2025 Year2024
VYND VIND
- Interest expenses 50,060,182,319 51,744,930,032
- Provision for impairment of investments = 1,287,592,090
- Capital arrangement costs 2,279,365,400 4,537,914,400
- Settlement discounts - 478,338,492
- Other financial expenses 38,049,629 0,353,385
Total 52,377,597,348 58,058,128,399
3 Selling expenses
Year2025 Year2024
VYND YIND
- Brokerage fees 23,044 594,553 22 698,652,480
- Tools and supplies expenses 1,012,631 6,075,756
- Qutsourced service costs 4.540,168,495 1,264,215,663
- Other selling expenses 66,615,013 868,613,059
Total 27,652,390,692 24,837,556,967
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APEC INVESTMENT JOINT STOCK COMPANY CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building , No. 117 Tran Duy Hung, For the financial year ended 31 December 2025
Yen Hoa Ward, Hanoi Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
{These notes are an integral part af and should be read in conjunchion with the accompanying consolidated financial stalements)

6. General and administrative expenses
Year2015 Year2024
VYND VIND
- Administrative staff expenses 23,557,641,710 23,976,867,268
- Administrative material expenses 73,846,751 117,707,612
- Office supplies expenses 348,968,247 09,498,002
- Depreciation of fixed assets 719,579,818 1,116,869,772
- Taxes and fees 24,539,705 93,689,882
- Provision expenses 1,994,624,105 2,598, 884,710
- Outsourced service expenses 5,607,292,176 3,875,667 485
- Amortization of goodwill 235,784,933 -
- Other cash expenses 2,375,972,717 615,042,573
Total 34,938,250,862 32,494,227,304
7. Operating costs by nature
Year 2025 Year2024
YND YND
- Materials and supplies expenses 3,062,953,499 128,652,019
- Labor costs 22,998,822,007 23,976,867,268
- Tools and supplies expenses 353,155,125 -
- Depreciation of fixed assets 6,417,862,247 8.208,019,101
- Taxes and fees 6,610,000 -
~ Provision expensss 1,004 424 105 2,508 884,710
- Outsourced service expenses 61,745,750,434 61,769,124,610
- Other cash expenses 8,626,005,581 4,510,773,592
Tatal 105,205,782,998 101,192,321,300
8. Other income
Year2025 Year2024
YND VIND
- Income from contract penalties 1,128,132,371 3,471,377,351
- Utility collections on behalf of third parties 451,681,788 238,204,958
- Transfer fees 945,454,640 -
- Other income 271,582,613 1,064,308,877

Total

2,796,851,412

4,773,891,186
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , No. 117 Tran Duy Hung,
Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS

For the financial year ended 31 December 2025

Form B09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
{(These notes are an integral part of and showld be read in confunction with the accompanying conselidated fimancial statemenis)

9.

10.

11.

12.

Other expenses

- Late tax payment penalties

- Administrative penalties

- Handling of liabilities and costs for aborted
projects

- Other expenses

Total

Current corporate income tax expense

- Parent company
- Subsidiaries
Total

Basic earnings per share

- Profit after-tax

"= Profit aiiocated 1o common stockhoiders

- Weighted average number of shares
outstanding during the year (shares)

Earning per share (VND/share)

Diluted earnings per share

Year2025 Year 2024
VND VND
15,631,658 340,401,124

5 Gﬂs'l:"}ﬂ :U 0{:' =
1,192,959,951 1,013,949,290
1,772,383,239 1,674,458,872
3,480,974,848 3,028,809,286
Year2025 Year2024
VND VND

- 1,169,581,718
4,532,790,137 137,882,936
4,532,790,137 1,307,464,654
Year2025 Year2024
VND VND

- 8,675,635,243 (22,275,738,968)
§,675,635,243 (22,275,738,968)
84,083,976 84,083,976
103 (265)

The Board of General Directors assesses that there will be no impacts from instruments that
could be converted into shares and dilute the share value in the future. Therefore, the Company
determines that diluted earnings per share is equal to basic earnings per share.
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , No. 117 Tran Duy Hung,

Yen Hoa Ward, Hanol

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025

Form B09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

(These notes are an infegral part afand should be read in confunction with the accompanying consolidated financial statements)

VIL
1.

b)

OTHER INFORMATION

Transactions and balances with related parties

Related parties:

The Company’s related parties include members of the Board of Management, the Board of

Supervisors, the General Director, the Chief Accountant, and the following parties:

Mame of related party

Relationship

Kim Boi Trading and Tourism Joint Stock Company
PVF - CAND Education Joint Stock Company
Dream Works Vietnam Joint Stock Company

Apec Investment Bac Ninh Company Limited

Apec Securities Joint Stock Company

IDJ Vietnam Investment Joint Stock Company

Contana Group Joint Stock Company

Apec Group Joint Stock Company

Mandala Property Operation Management Joint Stock

Company

Mandala Hotel Management & Service Joint Stock

Company

Hanoi Real Estate investment Joint Stock Company

Transactions with related parties

Associated company
Associated company
Associate of a subsidiary

Common key management
personnel
Common key management
personnel
Common key management
personnel
Common key management
personnel

Related parties of key management

personnel

Investee company
Investee company

Investee company

Remuneration of the Board of Management, the Board of Supervisors, the General Director

and the Chief Accountant:

Mr Nguyen Duc Quan
Mr Dinh Quoc Duc
Mr Ho Xuan Vinh

Mrs Nguyen Do Hoang Lan

Mrs Nguyen Phuong Dung
Mrs Nguyen Thi Ngoc Ha
Mrs Dinh Thi Thu Hang
Mrs Tran Thuy Ha

Mrs Vu Thi Thanh Loan

Total

Position

Chairman

Member

Member

Member

General Director

Chief Supervisor

Member of the Supervisory
Board

Chief Accountant (from 01
July 2025)

Chief Accountant (until 01

July 2025)

Year 2025 Year2024
VND VND
120,000,000 81,915,774
60,000,000 63,841,000
1,814,973,228 1,728,721,793
276,239,250 38,548,387
530,883,790 371,610,726
36,000,000 38,304,000
24,000,000 25,536,000
23R8,829470 -
189,068,980 412,271,924
3,298,994.718 2,760,749,604
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , Mo, 117 Tran Duy Hung,

Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025

Form B09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'DY)
(These nates are an integral part of and should be read in canfunction with the accompanying consolidated financial statements)

1.

b)

Transactions and balance with related parties (cont’d)

Transactions with related parties (cont’d)

Revenue from sales of goods and services to related

parties

- Dream Works Vietnam Joint Stock Company

- Bac Ninh Apec Investment Company Limited

- Kim Boi Trading and Tourism Joint Stock Company

- Mandala Property Management and Operation Joint
Stock Company

- Mandala Hotel Management and Services Joint
Stock Compary

Purchases of goods and services from related parties

- Bac Ninh Apec Investment Company Limited

- Apec Securities Joint Stock Company

- IDJ Vietnam Investment Joint Stock Company

- Apec Group Joint Stock Company

- Mandala Property Management and Operation Joint
Stock Company

- Mandala Hotel Management and Services Joint
Stock Company

Financial income from related parties

- Kim Boi Trading and Tourism Joint Stock Company

- Bac Ninh Apec Investment Company Limited

- Apec Group Joint Stock Company

Balances with related parties

Trade receivables from related parties

- Kim Boi Trading and Tourism Joint Stock Company

- Dream Works Vietnam Joint Stock Company

- Bac Ninh Apec Investment Company Limited

- DT Vietnam Investment Joint Stock Company

- Mandala Property Management and Operation Joint
Stock Company

- Mandala Hotel Management and Services Joint
Stock Company

Year2025 Year2024
VND VYND
28,093,888,060 6,011,731,816
37,453,703 527.506,153
22.347,542,601 395,518,519
270,250,000

545,000,000 18,057,144
5,163,891,756 4, 800,000,000
4,460,740,138 3,644,082,857
558,235,222 133,646,026

600,622,721
1,408,241,597
7,533,400
375,868,705

1,510,238,493

10,700,726,794

1,406,437,584
384,760,846
18,057,144
1,701,181,257

17,953,551,234

1,186,830,904  5,834,723,836
602,958,904 842,301,370
8,910,936,986  11,276,926,028
31/12/2025 01/01/2025
VND VND
76,015,634,796  45,490,905,933
3,243,667,323  2,337,614,168
- 216,570,531
12,248,318,644 427,160,000

38,397,532,596
599,500,000

21,526,616,233

22,661,745,001

19,847,816,233
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APEC INVESTMENT JOINT STOCK COMPANY
Floor 3, Grand Plaza Building , No, 117 Tran Duy Hung,

Yen Hoa Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the financial year ended 31 December 2025

Form B09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

(These notes are an integral part of and showld be read in conjunction with the accompanying consolidated financial stalermenis)

1.

c)

Transactions and balance with related parties (cont’d)

Balances with related parties (cont’d)

Other receivables from related parties
- Kim Boi Trading and Tourism Joint Stock Company
- Bac Ninh Apec Investment Company Limited

- Apec Group Joint Stock Company

- Mandala Property Management and Operation Joint
Stock Company

- Mandala Hotel Management and Services Joint
Stock Company

Trade payables to related parties

- Bac Ninh Apec Investment Company Limited

- Apec Securities Joint Stock Company

- IDJ Vietnam Investment Joint Stock Company

- Apec Group Joint Stock Company

- Mandala Property Management and Operation Joint
Stock Company

- Mandala Hotel Management and Services Joint
Stock Company

Loan receivables from related parties

"2 Kim Boi Trading and Tourism Joini Stock Company

- Bac Ninh Apec Investment Company Limited
- Apec Securities Joint Stock Company
- Apec Group Joint Stock Company

Loan payables to related parties
- PVF - CAND Education Joint Stock Company

Operating lease assets

31/12/2025 01/01/2025
VND VND
155,342,487,573  69,034,561,119
941,629,583 8,595,534,905
254,612,160 1,706,223,119
132,734,536,987  37,523,600,001
8,177,280,219 7.,890,358,009

13,234,428,624

46,516,093,730
87,900,302
660,000,000
44,928,870,440
100,460,864
433,137,862

305,724,262

678,500,000

678,500,000

67,000,000,000
67,000,000,000

13,318 845,085

46,280,845,137
147,232,777

45,090,282,405
234,935,072
19,682,287

788,712,596

#5,566,500,000

o@aaann nnn
Faoodu uuy

7,000,000,000
678,500,000
68,000,000,000

As at the end of the financial year, the future minimum lease payments receivable under non-

cancellable operating leases are as follows:

- Within | year
- Fromover 1 to 5 years

Total

31/12/2025 01/01/2025
VND VND
5,016,000,000 4,800,000,000
10,032,000,000 12,000,000,000
15,048,000,000 16,800,000,000
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APEC INVESTMENT JOINT STOCK COMPANY CONSOLIDATED FINANCIAL STATEMENTS
Floor 3, Grand Plaza Building , No. 117 Tran Duy Hung, For the financial year ended 31 December 2025
Yen Hoa Ward, Hanol Form B9 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)

{These notes are an integral part of and should be read in conjunction with the aceompanying consofidated financial statements)

2. Operating lease assets (cont’d)
Operating lease assets include:

- Leasing to Mandala Hotel Management & Service Joint Stock Company - Bac Giang
Branch: the entire premises, equipment, facilities, and utilities at the OCT8A Mandala
Luxury Apartment mixed-use building — under the APEC AQUA PARK project at No. 55
Nguyen Van Cu Street, Ngo Quyen Ward, Bac Giang City, Bac Giang Province, with a
rental price of VND 218,000,000/month. The lease term is 5 years, effective from 01
January 2023,

- Leasing to Mandala Hotel Management & Service Joint Stock Company - Phu Yen Branch:
the entire premises, equipment, facilities, and utilities at the building under the APEC
Mandala Wyndham Phu Yen project at Hung Vuong Boulevard, Ward 7, Tuy Hoa City,
Phu Yen Province, with a rental price of VND 200,000,000/month. The lease term is 5

years, effective from 01 January 2023,

3. Operating lease commitments

As at the end of the financial year, the future minimum lease payments payable under non-
cancellable operating leases are as follows:

Year2025 Year2024
VND YND
- Within 1 year 15,173,654,016 15,502,987,990
- From over 1 to 5 years 22.362,917,878 22,885,153,189
Total 37,536,571,894 38,388,141,179

Opeiating lease commitments include:

- Leasing from owners of 88 condotel units under the Apec Mandala Wyndham Phu Yen
project: with a total rental cost during the year of VND 10,857,406,360. The lease term is
05 years from the start of the apartment rental program (March 2022); the applicable
interest rate follows the commitment of 7% - 12% per annum, calculated on the apartment

value (excluding VAT).

- Leasing from owners of 6 apartment units under the Apec Aqua Park Bac Giang project:
with a total rental cost during the year of VND 1,683,784,923, The lease term ranges from
05 to 08 years from the start of the apartment rental program (2021); the applicable interest
rate follows the commitment of 13% per annum calculated on the apartment value

(excluding VAT).

- Leasing from the owner of 1 apartment unit under the Apec Aqua Park Bac Giang project:
with a total rental cost during the year of VND 184,462,733. The lease term is 03 years
from the start of the apartment rental program (23 March 2023); the applicable interest rate
follows the commitment of 8% per annum calculated on the apartment value (excluding

VAT).
Leasing from owners of 20 apartment units under the Apec Aqua Park Bac Giang project:
The lease term is within 02 years but not exceeding March 2027, starting from the

commencement of the apartment rental program (November 2024); with a commitment to
pay a fixed monthly income ranging from VND 7,000,000 to VND 15,000,000 per month

depending on each unit.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (CONT'D)
(These motes are an integral part of and shauld be read in conjunction with the accompanying consolidated financial statements)

4. Events after the reporting period

There have been no significant events occurring after the reporting period which would require
adjustments or disclosures in these consolidated financial statements.

5. Comparative figures

The comparative figures are from the audited consolidated financial statements for the financial
year ended 31 December 2024 of the Company.

Hanoi, 11 May 2026

Preparer Chief Accountant
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Nguyen Phuong Dung
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