CONG HOA XA HOI CHU NGHIA VIET NAM
Poc ldp — Tw do — Hanh phue
THE SOCIALIST REPUBLIC OF VIETNAM

DATXANH SERVICES ‘ Independence - Freedom - Happiness
S6:)}... /2026/CV-DXS B
Tp.Hé Chi Minh, ngay 31 thdang 03 ndm 2026

o Digitally signed by CONG TY CO N b %
CRNG TY SR e HCM City, March 31, 2026

Qé nBi hTh nh, CN=CONG TY

DICH VU §§N"32¥x"/l%'.1 YV BATEONS

BAT DONG & 5‘ “fl“ CONG BO THONG TIN PINH KY
SANOAT &igpwzew  PERIODIC INFORMATION DISCLOSURE

Kinh giti: - Uy ban Chiing khodn Nha nuée
- S& Giao dich Chirng khodn TP.HCM
Ta: - State Securities Commission of Vietnam
- Hochiminh Stock Exchange

1. Téntb chite/Name of organization: Céng ty Cb phan Dich vu B4t dong san Dét Xanh /Dat Xanh
Real Estate Services Joint Stock Company
- Ma ching khodn/ Stock code: DXS
- Dia chi/dddress: S 2W Ung van Khiém, Phudng Thanh M§ Tay, TP. Hb Chi Minh/No.
2W Ung Van Khiem Street, Thanh My Tay Ward, HCM City
- Dién thoai lién hé&/Tel.: (028) 6252 5252 Fax: (028) 6285 3896
- E-mail: ir.dxs(@datxanhservices.vn

2. Noi dung cong bd thong tin/Contents of disclosure:

- Béo co tai chinh riéng kiém todn nam 2025.
Audited separate financial statement for the year ended 31 December 2025.

- Béo cdo tai chinh hop nhét kiém toan nam 2025.
Audited consolidated financial statement for the year ended 31 December 2023.

- Giai trinh chénh 1&ch loi nhudn sau thué trén Bdo cdo ti chinh kiém ton nim 2025.
Explanation for profit after tax movement in audited financial statements for the year ended
31 December 2025.

3. Théng tin nay da dugc cong bd trén trang théng tin dién tir ctia cong ty vao ngay 31/03/2026
tai duong dan https://ir.datxanhservices.vn/
This information was published on the company s website on March 31%, 2026, as in the link:
https://ir.datxanhservices.vi/

Chung b1 xin cam két cac théng tin cong bd trén ddy la ding sy that va hoan toan chju trich nhiém
trude phap ludt vé ndi dung céc thong tin d cong bo/We hereby certify that the information provided
is true and correct and we bear the full responsibility to the law. (Lu-’/

Nori nhén/ Recipients: CONG TY CO PHAN DICH VU BAT PONG SAN PAT XANH

- SSC, HOSE;. DAT XANH REAL ESTATE SER VICES JOINT STOCK COMPANY
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DATXANH SERVICES SOCIALIST REPUBLIC OF VIETNAM
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V/v: Gidi trinh chénh léch LNST BCTC ndm 2025
Re: Explanation of the variance in profit afier tax
of the audited financial statements 2023

TP.HCM, ngay 31 thdng 03 niim 2026

Kinh giti/To: - Uy ban Chirng khoan Nha nwée/ Siate Securities Committee of Viet Nam
- S& Giao dich Chitng khodn TP. Hd Chi Minh/ Ho Chi Minh City Stock Exchange

- Cén cir quy djnh tai Thong tw s6 96/2020/TT-BTC ngay 16/11/2020 vé viéc céng bé théng tin trén
thi truong chitng khodn.
Pursuant to the provisions of Circular No. 96/2020/TT-BTC daied November 16, 2020, on
information disclosure on the stock market.

- Can cit Bdo cdo tai chinh riéng va bdo cdo tai chinh hop nhdt kiém todn néim 2025 ciia Céng ty Co
phcf‘n Dich vu Bt dong san Dat Xanh.
Pursuani to the audited separate financial statements and the audited consolidated financial
statements for the year ended 31 December 2025 of Dat Xanh Real Estate Services Joint Stock
Comipuny.

I. Céngty Cb phﬁn Dich vy Bét dong san Pét Xanh (DXS) xin dugc giai trinh vé bién déng lgi nhudn
sau thué trén bao céo tai chinh riéng va hop nhét kiém toan ndm 2025 so véi cung ky nhu sau:
Dat Xanh Real Estate Services Joint Stock Company (DXS) provides an explanation for the variance
of profit afier tax on the audited separate and consolidated financial statements for the year ended
31 December 2025 compared (o the same period last year as follows:

DPon vi tinh/Unit: VND
Chénh léch

Noi d

¥ CRAE Nim/Year 2025 | Niim/Year 2024 (lin)

Items Change (time)
1. Loi nhuan sau thué (BCTC riéng) 240.361.864.320 [ 20.378.786.159
Net profit after tax (Separate financial 240,361.864.320 | 20,378,786.159 11,8
statement)
2. Loi nhuan sau thué (BCTC hop nhat) 523.442.352.482 | 248.079.309.374
Net profit after tax (Consolidated financial 523,442,352,482 | 248,079,309,374 2,1
statement)

;;23;11;1201 nhuén sau thué thudc vé c6 déng Coéng 351.512.195.294 | 140.670.849 757

Fo . | 2,5
N(‘zl profit after tax attributable to shareholders 351,512,195,294 | 140,670,849,757
of the parent

22, Lo ohugisau thuciona.od dong khbrg 171.930.157.188 | 107.408.459.617
kiém soat {5

Net prqf.il q}?er tax atiributable to non- 171.930.157.188 | 107.408,459.617
controfling inferests

Nguyén nhan/ Reasons:

Loi nhugn sau thué trén Bdo cdo tai chinh cong ty me kidm toan nim 2025 dat 240,4 ty dbng, gip 11,8
lan so véi mire 20,4 ty ddng ciia nam trude, cha yéu nhé sy ting trudng vuot trdi ciia doanh thu thudn
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1&n 794,9 ty ddng (+678% YoY). Két qua nay phan 4nh sy cai thién 18 nét cua thj truong bat déng san
trong nam 2025, ciing v6i viéc Cong ty trién khai hiéu qua cac du 4n trong diém va gia ting san lugng
giao dich. Bén canh do, doanh thu tai chinh dat 124,6 ty dbng, chii yéu tir cb tirc dugce chia tir cong ty
con, déng gop tich cuc vao két qua chung.

Profit afier tax in the Audited separate financial statements for 2025 reached VND 240.4 billion,
representing an 11.8 -fold increase compared to VND 20.4 billion in the prior year, primarily driven
by a strong surge in net revenue to VND 794.9 billion (+678% YoY). This performance reflects a clear
recovery of the real estate market in 2023, together with the Company’s effective execution of key
projects and higher transaction volumes. In addition, financial income amounted to VND 124.6 billion,
mainly firom dividend income firom subsidiaries, contributing positively to overall profitability.

Loi nhudn sau thué trén B4o cdo tai chinh hgp nhit kiém toan niam 2025 dat 523,4 ty déng, gép 2,1 lan
so véi ndm trude, chi yéu dén tir ting trudng manh cia hoat dong kinh doanh cdt 161 khi doanh thu
thudn dat 3.966 ty ddng (+63% YoY). K&t qua nay phan 4nh sy cai thién rd nét cia th truong bat dong
san trong nam 2025, cung véi viée cac cong ty trong hé théng day manh trién khai cac dy 4n trén toan
qudc va ghi nhan két qua ban hang tich cuc. Lgi nhuin thuén tir hoat dong kinh doanh dat 6102 ty
ddng, tang ghn ghp ddi so vdi ciing ky, cho thdy hiéu qua hoat dong duge cai thién rd rét dit chi phi ban
hang va quan 1y ting theo quy md. Nhin chung, ting trudng lgi nhudn trong nam chi yéu duge dan dat
baoi sy phuc hdi va mé rong cia hoat dong kinh doanh cdt 161

Profit after tax in the Audited consolidated financial statements for 2025 reached VND 523.4 billion,
2.1 times higher than the prior year, primarily driven by strong growth in core business operations,
with net revenue increasing to VND 3,966 billion (+63% YoY). This performance reflects a clear
recovery of the real estate market in 2025, alongside the Group’s subsidiaries accelerating the rollout
of projects nationwide and delivering positive sales performance. Operating profit reached VND 610.2
billion, nearly doubling compared to the prior year, indicating a significant improvement in operational
efficiency despite higher selling and administrative expenses in line with business expansion. Overall,
profit growth during the year was mainly driven by the recovery and expansion o “core business

operations

2. DXS giai trinh vé chénh léch Lgi nhuén sau thué thu nhap doanh nghiép tai Bdo céo tai chinh hop
nhit nam 2025 trude va sau kiém toan nhu sau:
DXS hereby provides an explanation of the variance in profit afier corporate inconie tax s
presented in the Consolidated Financial Statements for the year ended 31 December 2025 before
and afier audit, as follows.

Trude kiém toan

Nogi dung
Trems

Sau kiém toan
After andit

Before audit

Chénh Iéch (%)
Variance (%)

2. Loi nhuén sau thué (BCTC hop nhét

523.442.352.482

498.425.761.666

Net profit after tax (Consolidated financial 523.442.352.482 | 498.425.761,666 5.02%
statement)
s ~ A A A A A
2}1' Loi nhuén sau thué thudc vé co dong 351.512.195.294 136.462.534.583
Cong ty me 4,479
- D i (1]
Net profit after fax attributable to 351.512.195.294 | 336,462,534,583
shareholders of the parent
2:%. Loi 'nhu;ﬁn sau thué cia c6 dong khong 171.930.157.188 161.963.227.083
ki€ém soat € 1596

Net profit after tax attributable to non-
controlling interests

171,930,157,188

161,963,227,083




Loi nhudn sau thué trén Béo cdo tai chinh hop nhat ndm 2025 sau kiém toan tang 5,02% so véi trude kiém
todn, chii yéu do Cong ty da phdi hop voi don vi kiém todn thuc hién ra soat va dénh gia lai cac khoin muc,
qua d6 ghi nhan hoan nhap dy phong tai mt cong ty con.

Profil afier tax in the Consolidated financial statements for the year ended 31 December 2025 increased by
5.02% compared to the pre-audit figures, primarily due to the company’s collaboration with the external
auditor to review and reassess relevant items, resulting in the provision veversal at a subsidiary.

Chiing t6i xin cam két cac thong tin trén day 12 ding su that va hoan toan chiju trach nhiém trude phap luat
v& noi dung céc théng tin dd cong bo.
We hereby commit that the above information is true, and fully responsible for this published information.

J—
Noi nhan/ Recipients: CTCP DICH VU BAT PONG SAN PAT XANH
- Nhr trén/ As above DAT XANH REAL ESTATE SERVICES JSC
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Dat Xanh Real Estate Services Joint Stock Company

GENERAL INFORMATION

THE COMPANY

Dat Xanh Real Estate Services Joint Stock Company (“the Company”) is a shareholding company
incorporated under the Law on Enterprise of Vietnam pursuant to the Enterprise Registration
GCertificate (“ERC") No. 3602545493 issued by the Department of Planning and Investment (currently
known as the Department of Finance) of Dong Nai Province on 21 July 2011, as subsequently
amended.

The Company's shares were listed on the Ho Chi Minh City Stock Exchange ("HOSE") in accordance
with the Decision No. 348/QD-SGDHCM issued by the HOSE on 25 June 2021.

The current principal activities of the Company are to trade real estate properties, real estate
brokerage and other services.

The Company’s registered head office is located at No. 2W Ung Van Khiem Street, Thanh My Tay
Ward, Ho Chi Minh City, Vietnam.

BOARD OF DIRECTORS

Members of the Board of Directors during the year and at the date of this report are:

Mr Nguyen Truong Son Chairman

Mr Tran Quoc Thinh Vice Chairman

Mr Ha Duc Hieu Member

Mr Le Dang Quoc Hung Member appointed on 24 April 2025
Mr Tran Thanh Tan Independent Member

AUDIT COMMITTEE

Members of the Audit Committee during the year and at the date of this report are:

Mr Tran Thanh Tan Head

Mr Le Dang Quoc Hung Member appointed on 23 May 2025
Mr Tran Quoc Thinh Member resigned on 28 March 2025
MANAGEMENT

Members of the Management of the Company during the year and at the date of this report are:

Mr Tran Quoc Thinh General Director appointed on 31 March 2025
Mrs Pham Thi Nguyen Thanh General Director resigned on 31 March 2025
Mr Nguyen Hoang Duc Chief Financial Officer appointed on 21 July 2025

LEGAL REPRESENTATIVE

The legal representatives of the Company during the year and at the date of this report are:

Mr Tran Quoc Thinh from 8 April 2025
Mrs Pham Thi Nguyen Thanh to 7 April 2023
AUDITORS

The auditor of the Company is Ernst & Young Vietnam Limited.
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Dat Xanh Real Estate Services Joint Stock Company

REPORT OF MANAGEMENT

The Management of Dat Xanh Real Estate Services Joint Stock Company ("the Company”) is pleased
to present this report and the separate financial statements of the Company for the year ended 31
December 2025.

THE MANAGEMENT'S RESPONSIBILITY IN RESPECT OF THE SEPARATE FINANCIAL
STATEMENTS

The Management is responsible for the separate financial statements of each financial year which
give a true and fair view of the separate financial position of the Company and of the separate results
of its operations and its separate cash flows for the year. In preparing those separate financial
statements, The Management is required to:

» select suitable accounting policies and then apply them consistently;
b make judgements and estimates that are reasonable and prudent,

» state whether applicable accounting standards have been followed, subject to any material
departures disclosed and explained in the separate financial statements; and

» prepare the separate financial statements on the going concern basis unless it is inappropriate to
presume that the Company will continue its business.

The Management is responsible for ensuring that proper accounting records are kept which disclose,
with reasonable accuracy at any time, the separate financial position of the Company and to ensure
that the accounting records comply with the applied accounting system. It is also responsible for
safeguarding the assets of the Company and hence for taking reascnable steps for the prevention
and detection of fraud and other irregularities.

The Management confirmed that it has complied with the above requirements in preparing the
accompanying separate financial statements.

STATEMENT BY THE MANAGEMENT

The Management does hereby state that, in its opinion, the accompanying separate financial
statements give a true and fair view of the separate financial position of the Company as at 31
December 2025 and of the separate results of its operations and its separate cash flows for the year
then ended in accordance with Vietnamese Accounting Standards, Vietnamese Enterprise Accounting
System and the statutory requirements relevant to the preparation and presentation of the separate
financial statements.

The Company has subsidiaries as disclosed in the separate financial statements. The Company
prepared these separate financial statements to meet the prevailing requirements in relation to
disclosure of information, specifically the Circular No. 96/2020/TT-BTC on disclosure of information
on the securities market. In addition, the Company has also prepared the consolidated financial
statements of the Company and its subsidiaries (‘the Group”) for the year ended 31 December 2025
dated 31 March 2026 in accordance with the above prevailing regulations on the preparation and
presentation of consolidated financial statements.

Users of the separate financial statements should read them together with the said consolidated
financial statements in order to obtain full information on the consolidated financial position,
consolidated results of operations and consolidated cash flows of the Group.

behalf 6f management

Ho Chi Minh City, Vietnam

31 March 2026

N2,

._a



Ernst & Young Vietnam Limited Tel: +84 2B 3824 5252

2 Hal Trieu Street, Sai Gon Ward Email: eyhcmc@hvn,ay.com

Ho Chi Minh City, Vietnam Website (EN): ey.com/en_vn
Website (WM): ey.com/vi_vn

Shape the future
with confidence

Reference: 11950710/68595854

INDEPENDENT AUDITORS’ REPORT
To: The Shareholders of Dat Xanh Real Estate Services Joint Stock Company

We have audited the accompanying separate financial statements of Dat Xanh Real Estate Services
Joint Stock Company (“the Company") as prepared on 31 March 2026 and as set out on pages 5to
34, which comprise the separate balance sheet as at 31 December 2025, the separate income
statement and the separate cash flow statement for the year then ended and the notes thereto.

Management's responsibility

The Company's management is responsible for the preparation and true and fair presentation of the
separate financial statements in accordance with Vietnamese Accounting Standards, Vietnamese
Enterprise Accounting System and the statutory requirements relevant to the preparation and
presentation of the separate financial statements, and for such internal control as management
determines is necessary to enable the preparation and presentation of the separate financial
statements that are free from material misstatement, whether due to fraud or error.

Auditors’ responsibility

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

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

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

A member firm of Ernst & Young Global Limited
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Opinion

In our opinion, the separate financial statements give a true and fair view, in all material respects, of
the separate financial position of the Company as at 31 December 2025, and of the separate results
of its operations and its separate cash flows for the year then ended in accordance with Vietnamese
Accounting Standards, Vietnamese Enterprise Accounting System and the statutory requirements
relevant to the preparation and presentation of the separate financial statements.

Deputy General Director
Audit Practicing Registration Certificate
No. 3021-2024-004-1

Ho Chi Minh City, Vietnam

31 March 2026

A memiber firm of Ernst & Yaung Glebal Limibed

.

Nguyen Minh Thanh
Auditor

Audit Practicing Registration Certificate
No. 5559-2025-004-1
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Dat Xanh Real Estate Services Joint Stock Company BO1-DN
SEPARATE BALANCE SHEET
as at 31 December 2025
VND
Code | ASSETS Notes Ending balance | Beginning balance
100 | A. CURRENT ASSETS 4,466,088,171,991 | 4,890,399,803,935
110 | I. Cash and cash equivalents 4 69,456,962,419 31,149,989,776
111 1. Cash 16,256,962 419 3,642,166,669
112 2. Cash equivalents 53,200,000,000 27,507,823,107
120 | Il. Short-term investment 13,000,000,000
123 1. Held-to-maturity investments 5 13,000,000,000 -
130 | Ill. Current accounts receivables 4,305,521,649,213 | 4,767,264,994,315 B
131 1.. Short-term trade receivables 6 422,273,200,079 412 667,488,817 o
132 2. Short-term advances to =
suppliers 7 91,993,036,885 268,470,641,644
135 3. Short-term loan receivables 22 110,500,000,000 78,431,175,222
136 4, Other short-term receivables 8 3,604,424,111,693 | 4,021,191,038,279
137 5. Provision for doubtful
short-term receivables 6, 8 (13,668,699,444) (13,495,347 ,647)
140 | IV. Inventory 2,119,413,995 1,838,698,616
141 1. Inventories 9 2,119,413,995 1,838,698,616
150 | V. Other current assets 75,990,146,364 90,146,121,228
151 1. Short-term prepaid expenses 10 63,727,320,606 88,042,850,561
152 2. Value added tax deductibles 13 10,159,555,091 -
153 3. Tax and other receivables
from the State 13 2,103,270,667 2,103,270,667
200 | B. NON-CURRENT ASSETS 3,148,319,424,442 | 3,085,270,940,577
210 | l. Long-term receivabie - 69,264,000,000
216 1. Other long-term receivables 8 69,264 000,000
220 | . Fixed assets 223,942,213 346,472,133
221 1. Tangible fixed assets 223,942,213 346,472 133
222 Cost 1,994,759,943 1,871,998,034
223 Accumulated depreciation (1,770,817,730) (1,525,525,801)
227 2. Intangible fixed assets - -
228 Cost 24,080,973,475 24,080,973,475
229 Accumulated amortisation (24,080,973.475) {24,080,973,475)
250 | ili. Long-term investments 11 3,147,609,144,110 | 3,015,332,896,165
251 1. Investments in subsidiaries 3,226,089,718,518 | 3,084,117,718,518
252 2. Investmentis in associates 171,375,142 277 171,375,142 277
254 3. Provision for long-term
investments (250,755,716,685) | (250,159,964 630)
260 | IV. Other long-term assets 486,338,119 327,572,279
261 1. Long-term prepaid expenses 349 266,436 144,921 665
262 2. Deferred tax assets 21.4 137,071,683 182,650,614
270 | TOTAL ASSETS 7,614,407,596,433 | 7,975,670,744,512




Dat Xanh Real Estate Services Joint Stock Company BO1-DN
SEPARATE BALANCE SHEET (continued)
as at 31 December 2025
VIND
Code | RESOURCES Notes Ending balance | Beginning balance
300 | C. LIABILITIES 1,616,704,871,634 | 2,214,109,758,541
310 | I. Current liabilities 1,616,704,871,634 | 2,214,109,758,541
311 1. Shaort-term trade payables 12.1 111,063,632 441 7,338,537 418
312 2. Short-term advances from
customers 12.2 11,410,977,059 18,174,720,810
313 3. Statutory obligations 13 14,063,089,379 2,626,185,453
314 4. Payables to employees 10,870,683,374 1,760,554,282
315 5. Shortterm accrued expenses| 14 119,041,434 414 89,528,079 517
319 6. Other short-term payables 15 1,289,379,039,160 | 2,035254,984,229
322 7. Bonus and welfare fund 60,776,015,807 59,426,696,832
400 | D. OWNERS’ EQUITY 5,997,702,724,799 | 5,761,560,985,971
410 | |. Capital 16 5,997,702,724,799 | 5,761,560,985,971
411 1. Share capital 5,791,031,240,000 | 5,791,031,240,000
411a - Shares with voting rights 5,791,031,240,000 | 5,791,031,240,000
412 2. Share premium 4.503,548,710 4,503,548,710
421 3. Undistributed earnings
(accumulated losses) 202,167,536,089 (33,973,802,739)
421a - Accumulated losses by
the end of prior year (38,193 928,231) (54,352 588,898)
421b - Undistributed earnings of
current year 240,361,864,320 20,378,786,159
440 | TOTAL LIABILITIES AND
OWNERS' EQUITY 7.614,407,596,433 | 7,975,670,744,512
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Nguyen Thi Huyen Tran

Preparer
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="Ho Chi Minh City, Vietnam

31 March 2026

Chief Accountant

Nguyen Huynh Quang Tuan ~==—Fraft Quoc Thinh

General Director
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Dat Xanh Real Estate Services Joint Stock Company B02-DN
SEPARATE INCOME STATEMENT
for the year ended 31 December 2025
VND
Code | [TEMS Notes Current year Previous year
1 1. Revenue from sale of goods
rendering of services 171 794,912,444,538 102,137,536,313
10 2. Net revenue from sale of goods
rendering of services 17.1 794,912,444,538 102,137,536,313
1 3. Cost of goods sold and services
rendered 18 (625,102,182,519) | (38,665,490,299)
20 | 4. Gross profit from sale of goods
rendering of services 169,810,262,019 63,472,046,014
21 5. Finance income 17.2 124,582,033,009 §,786,866,224
22 | 6. Finance expenses 19 (595,752,055) (23,868,740.236)
25 | 7. Selling expenses 20 (21,037,132,342) (14,682,000,025)
26 | 8. General and administrative
expenses 20 (20,091,598,640) (13,631,296,819)
30 9. Operating profit 252,667,811,991 20,076,875,158
31 10. Other income 538,348,680 943,547,316
32 11. Other expenses (652,560,202) (629,253,318)
40 | 12. Other (loss) profit (114,211,522) 314,293,998
50 | 13. Accounting profit before tax 252,553,600,469 20,391,169,156
51 14. Current corporate income
tax expense 211 (12,146,157,218) (18,382,997)
52 | 15. Deferred tax (expense) income 214 (45,578,931) 6,000,000
60 16. Net profit after tax 240,361,864,320 20,378,786,159
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Nguyen Thi Huyen Tran

Preparer

Ho Chi Minh City, Vietnam

Marﬁ;h 2026

Nguyen Huynh Quang Tuan

Chief Accountant
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Dat Xanh Real Estate Services Joint Stock Company BO3-DN
SEPARATE CASH FLOW STATEMENT
for the year ended 31 December 2025
VAND
Code| ITEMS Naotes Current year Previous year
I. CASH FLOWS FROM
OPERATING ACTIVITIES
01 | Accounting profit before tax 252,553,600,469 20,391,169,156
Adjustments for:
02 Depreciation and amortisation
of fixed assets 245,291,829 5973,832,307
03 Provisions 769,103,852 25,987,726,264
05 Profits from investing activities 172 | (124,582,033,009) (8,786,866,224)
08 | Operating profit before changes in
working capital 128,985,963,141 43,565,861,503
09 Decrease in receivables 554,810,715,324 688,173,443,225
10 (Increase) decrease in inventories (280,715,379) 1,516,045,549
11 Decrease in payables (610,607,204 667) | (587,638,120,596)
12 Decrease (increase) in prepaid
expenses 24,111,185,184 (16,6863,536,924)
15 Corporate income tax paid (293,158,433) (42,595,7486)
17 Other cash outflows for
operating activities (2,870,806,517) (1,237,173,886)
20 | Net cash flows from operating
activities 93,855,978,653 127,672,923,125
Il. CASH FLOWS FROM
INVESTING ACTIVITIES
21 Purchase of fixed assets (122,761,909) -
23 Lending to other entities and
bank-term deposit (59,000,000,000) |  (64,500,000,000)
24 Proceeds from receiving lending
and bank-term deposit B8,155,961,931 68,657,481,597
25 Payments for investments in
other entities (132,872,000,000) | (132,688,477,033)
27 Interest and dividends received 128,289,793,968 14,084,288,283
30 | Net cash flows used in investing
activities (55,549,006,010) | (114,446,707,155)
50 | Net decrease in cash and cash
equivalents for the year 38,306,972,643 13,226,215,970
60 | Cash and cash equivalents at
beginning of the year 31,149,989,776 17,923,773,806
70 | Cash and cash equivalents
at end of the year 4 69,456,962,419 31,149,989,776
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Nguyen Thi Huyen Tran
Preparer

Chief Accountant
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General Director
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Dat Xanh Real Estate Services Joint Stock Company BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS
as at 31 December 2025 and for the year then ended

2.1

2.2

CORPORATE INFORMATION

Dat Xanh Real Estate Services Joint Stock Company (‘the Company”) is a shareholding
company incorporated under the Law on Enterprise of Vietnam pursuant to Enterprise
Registration Certificate (‘ERC") No. 3602545493 issued by the Department of Planning and
Investment (currently known as the Department of Finance) of Dong Nai Province on 21 July
2011, as subsequently amended.

The Company’s shares were listed on the Ho Chi Minh City Stock Exchange ("HOSE") in
accordance with the Decision No. 348/QD-SGDHCM issued by the HOSE on 25 June 2021.

The current principal activities of the Company are to trade real estate properties, real estate
brokerage and other services.

The Company's registered head office is located at No. 2W Ung Van Khiem Street, Thanh My
Tay Ward, Ho Chi Minh City, Vietnam.

The number of the Company's employees as at 31 December 2025 is 341 (31 December
2024: 134).

BASIS OF PREPARATION

Purpose of preparing the separate financial statements

The Company has subsidiaries as disclosed in the separate financial statements. The
Company prepared these separate financial statements to meet the prevailing requirements
in relation to disclosure of information, specifically the Circular No. 86/2020/TT-BTC on
disclosure of information on the securities market. In addition, as required by these
regulations, the Company has also prepared the consolidated financial statements of the
Company and its subsidiaries (“the Group”) for the year ended 31 December 2025 dated 31
March 2026.

Users of the separate financial statements should read them together with the said
consolidated financial statements in order to obtain full information on the consolidated
financial position, consolidated results of operaticns and consolidated cash flows of the
Group.

Accounting standards and system

The separate financial statements of the Company expressed in Vietnam dong ("VND"), are
prepared in accordance with Vietnamese Enterprise Accounting System and Vietnamese
Accounting Standards issued by the Ministry of Finance as per:

Decision No. 149/2001/QD-BTC dated 31 December 2001 on the Issuance and
Promulgation of Four Vietnamese Accounting Standards (Series 1);

- Decision No. 165/2002/QD-BTC dated 31 December 2002 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 2);

- Decision No. 234/2003/QD-BTC dated 30 December 2003 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 3);

- Decision No. 12/2005/QD-BTC dated 15 February 2005 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 4); and

- Decision No. 100/2005/QD-BTC dated 28 December 2005 on the lIssuance and
Promulgation of Four Vietnamese Accounting Standards (Series 5).

Accordingly, the accompanying separate financial statements, including their utilisation are
not designed for those who are not informed about Vietnam’'s accounting principles,
procedures and practices and furthermore are not intended to present the separate financial
position and separate results of operations and separate cash flows in accordance with
accounting principles and practices generally accepted in countries other than Vietnam.
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Dat Xanh Real Estate Services Joint Stock Company B0O9-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

2.3

24

2.5

2.6

3.1

3.2

BASIS OF PREPARATION (continued)

Applied accounting documentation system

The Company's applied accounting documentation system is the General Journal system.

Fiscal year

The Company's fiscal year applicable for the preparation of its separate financial statements
starts on 1 January and ends on 31 December.

Accounting currency

The separate financial statements are prepared in VND which is also the Company'’s
accounting currency.

Accounting regulation issued but not yet effective

On 27 October 2025, the Ministry of Finance issued Circular No. 99/2025/TT-BTC providing
guidance on the enterprise accounting regime (*Circular 89", replacing Circular No.
200/2014/TT-BTC providing guidance on the enterprise accounting regime issued by the
Ministry of Finance on 22 December 2014 and several other related regulations. Circular 99
takes effect from 1 January 2026 and applies to enterprises with a financial year beginning on
or after 1 January 2026.

The Company is in the process of assessing the impact of Circular 9 on the preparation and
presentation of its separate financial statements and will implement Circular 99 for the
financial year ending 31 December 2026.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash in banks and short-term, highly
liquid investments with an original maturity of not more than three months that are readily
convertible into known amounts of cash and that are subject to an insignificant risk of change
in value.

Inventories

Inventory properties

Property acquired or being constructed for sale in the ordinary course of business, rather than
to be held for rental or capital appreciation, is held as inventory property and is measured at the
lower of cost and net realisable value.

Cost includes:
» Freehold and leasehold rights for land;
« Amounts paid to contractors for construction; and

« Borrowing costs, planning and design costs, costs of site preparation, professional fees
for legal services, property transfer taxes, construction overheads and other related costs.

Net realisable value is the estimated selling price in the ordinary course of the business, based
on market prices at the reporting date and discounted for the time value of money if material,
less costs to completion and the estimated costs of sale.

The cost of inventory property recognised in profit or loss on disposal is determined with
reference to the specific costs incurred on the property sold and an allocation of any non-
specific costs based on the relative size of the property sold.

10
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Dat Xanh Real Estate Services Joint Stock Company BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.2

3.3

3.4

3.5

3.6

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Inventories (continued)
Provision for obsolete inventories

An inventory provision is created for the estimated loss arising due to the impairment of value
(through diminution, damage, obsolescence, etc.) of raw materials, finished goods, and other
inventories owned by the Company, based on appropriate evidence of impairment available
at the balance sheet date. When inventories are expired, obsclescence, damage or become
useless, the difference between the provision previously made and the historical cost of
inventories are included in the separate income statement.

Increases or decreases to the provision balance are recorded into the cost of goods sold
account in the separate income statement.

Receivables

Receivables are presented in the separate financial statements at the carrying amounts due
from customers and other debtors, after the provision for doubtful debts.

The provision for doubtful debts represents amounts of outstanding receivables at the balance
sheet date which are doubtful of being recovered. Increases or decreases to the provision
balance are recorded as general and administrative expense in the separate income
statement. When bad debts are determined as unrecoverable and accountant writes off those
bad debts, the differences between the provision for doubtful receivables previously made
and historical cost of receivables are included in the separate income statement.

Tangible fixed assets

Tangible fixed assets are stated at cost less accumulated depreciation,

The cost of a tangible fixed asset comprises its purchase price and any directly attributable
costs of bringing the tangible fixed asset to working condition for its intended use.

Expenditures for additions, improvements and renewals are added to the carrying amount of
the assets and expenditures for maintenance and repairs are charged to the separate income
statement as incurred.

When tangible fixed assets are sold or retired, any gain or loss resulting from their disposal
(the difference between the net disposal proceeds and the carrying amount) is included in the
separate income statement.

Intangible fixed assets

Intangible fixed assets are stated at cost less accumulated amortisation.

The cost of an intangible fixed asset comprises its purchase price and any directly attributable
costs of preparing the intangible fixed asset for its intended use.

Expenditures for additions, improvements are added to the carrying amount of the assets and
other expenditures are charged to the separate income statement as incurred.

When intangible fixed assets are sold or retired, any gain or loss resulting from their disposal
(the difference between the net disposal proceeds and the carrying amount) is included in the
separate income statement.

Depreciation and amortisation

Depreciation of tangible fixed assets and amortisation of intangible fixed assets are calculated
on a straight-line basis over the estimated useful life of each asset as follows:

Computer software 3-5years
Office equipment 3 years
Means of transportation 6 years

11
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Dat Xanh Real Estate Services Joint Stock Company B09-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.7

3.8

3.9

3.10

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Borrowing costs

Borrowing costs consist of interest and other costs that the Company incurs in connection
with the borrowing of funds and are recorded as expense during the year in which they are
incurred.

Prepaid expenses

Prepaid expenses are reported as short-term or long-term prepaid expenses on the separate
balance sheet and amortised over the period for which the amounts are paid or the period in
which economic benefits are generated in relation to these expenses.

The following types of expenses are recorded as long-term prepaid expense and are
amortised to the separate income statement over 2 to 3 years or recognised consistently with
revenue:

#  Tools and consumables with large value issued and can be used for more than one year;
and

»  Brokerage fee.

Investments
Investments in subsidiaties
Investments in subsidiaries over which the Company has control are carried at cost.

Distributions from accumulated net profits of the subsidiaries arising subsequent to the date
of acguisition are recognised in the separate income statement. Distributions from sources
other than from such profits are considered a recovery of investment and are deducted to the
cost of the investment.

Investments in associates

Investments in associates over which the Company has significant influence are carried at
cost.

Distributions from accumulated net profits of the associates arising subsequent to the date of
acquisition are recognised in the separate income statement. Distributions from sources
which are attributable to period befare having significant influence are considered a recovery
of investment and are deducted to the cost of the investment.

Held-to-maturity investments

Held-to-maturity investments are stated at their acquisition costs. After initial recognition, held-
to-maturity investments are measured at recoverable amount. Any impairment loss incurred
is recognised as expense in the separate income statement and deducted against the value
of such investments.

Provision for diminution in value of investments in entities

Provision of the investment is made when there are reliable evidences of the diminution in
value of those investments at the separate balance sheet date. Increases or decreases to the
provision balance are recorded as finance expense in the separate income statement.

Payables and accruals

Payables and accruals are recognised for amounts to be paid in the future for goods and
services received, whether or not billed to the Company.

12
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Dat Xanh Real Estate Services Joint Stock Company BO9-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.11

3.12

3.13

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Appropriation of net profits

Net profit after tax is available for appropriation to shareholders after approval in the annual
general meeting, and after making appropriation fo reserve funds in accordance with the
Company’s Charter and Vietnam's regulatory requirements.

The Company maintains the following reserve funds which are appropriated from the
Company’s net profit as proposed by the Board of Directors and subject to-approval by
shareholders at the annual general meeting:

Bonus and welfare fund

This fund is set aside for the purpose of pecuniary rewarding and encouraging, common
benefits and improvement of the employees’ benefits, and presented as a liability on the
separate balance sheet.

Contributed capital

Ordinary shares

Ordinary shares with vating right are recognised at par value.

Share premium

Share premium is the difference between the par value and the issuance price of the shares,
minus the actual expenses incurred for the issuance of the shares.

Revenue recognition

Revenue is recognised to the extent that it is probable that the economic benefits will flow to
the Company and the revenue can be reliably measured. Revenue is measured at the fair
value of the consideration received or receivable, excluding trade discount, rebate and sales
return. The following specific recognition criteria must also be met before revenue is
recognised:

Sale of apartments

For apartments sold after completion of construction. the revenue and associated costs are
recognised when the significant risks and rewards of ownership of apartments have passed
to the buyers.

Transferting apartment sale and purchase contracts

Revenue from transferring apartment sale and purchase contracts is recognized when
substantially all the risks and rewards associated with the apartment contracts have been
transferred to the transferee, usually coinciding with transfer confirmation from the apartment
investor. Revenue is recognized based on the difference between the transfer price and the
purchase price of the apartment from the investor.

Rendering of real estate brokerage and other services
Revenue is recognised when services have been rendered and completed.
Interest

interest is recognized on an accrual basis based on the time and actual interest rate for each
period,

Dividends

Income is recognised when the Company’s entittement as an investor to receive the dividend
is established.

13
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Dat Xanh Real Estate Services Joint Stock Company B09-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.14

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Taxation
Current income tax

Current income tax assets and liabilities for the current and prior year are measured at the
amount expected to be recovered from or paid to the taxation authorities. The tax rates and tax
laws used to compute the amount are those that are enacted as at the balance sheet date.

Current income tax is charged or credited to the separate income statement, except when it
relates to items recognised directly to equity, in which case the current income tax is also
dealt with in equity.

Current income tax assets and liabilities are offset when there is a legally enforceable right
for the Company to offset current tax assets against current tax liabilities and when the
Company intends to settle its current tax assets and liabilities on a net basis.

Deferred tax

Deferred tax is provided using the liability method on temporary differences at the balance
sheet date between the tax base of assets and liabilities and their carrying amount for financial
reporting purposes.

Deferred tax liabilities are recognised for all taxable temporary differences, except:

» where the deferred tax liability arises from the initial recognition of an asset or liability in
a transaction which at the time of the related transaction affects neither the accounting
profit nor taxable profit or loss.

» in respect of taxable temporarily differences associated with investments in subsidiaries
and associates, and interests in joint ventures where timing of the reversal of the
temporary difference can be controlled and it is probable that the temporary difference
will not reverse in the foreseeable future.

Deferred tax assets are recognised for all deductible temporary differences, carried forward
unused tax credit and unused tax losses, to the extent that it is probable that taxable profit
will be available against which deductible temporary differences, carried forward unused tax
credit and unused tax losses can be utilised, except

» where the deferred tax asset in respect of deductible temporary difference which arises
from the initial recognition of an asset or liability which at the time of the related
transaction, affects neither the accounting profit nor taxable profit or loss.

» in respect of deductible temporarily differences associated with investments in
subsidiaries, associates, and interests in joint ventures, deferred tax assets are
recognised only to the extent that it is probable that the temporary differences will reverse
in the foreseeable future and taxable profit will be available against which the temporary
differences can bhe utilised.

The carrying amount of deferred tax assets is reviewed at each separate balance sheet date
and reduced to the extent that it is no longer probable that sufficient taxable profit will be
available to allow all or part of the deferred tax asset to be utilised. Previously unrecognised
deferred tax assets are re-assessed at each separate balance sheet date and are recognised
to the extent that it has become probable that future taxable profit will allow the deferred tax
assets to be recovered.

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply in
the period when the asset is realised or the liability is settled based on tax rates and tax laws
that have been enacted at the separate balance sheet date.
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Dat Xanh Real Estate Services Joint Stock Company B09-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.14

3.15

3.16

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Taxation (continued)
Deferred tax (continued)

Deferred tax is charged or credited to the separate income statement, except when it relates
to items recognised directly to equity, in which case the deferred tax is also dealt with in the
equity account.

Deferred tax assets and liabilities are offset when there is a legally enforceable right for the
Company to off-set current tax assets against current tax liabilities and when they relate to
income taxes levied by the same taxation authority on:

= either the same taxable entity; or

» when the Company intends either settle current tax liabilities and assets on a net basis
or to realise 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.

Segment information

The Company’s principal activities are to render brokerage services. In addition, these
activities are mainly taking place within Vietnam. Therefore, the Company's risks and returns
are not impacted by the locations where the Company is trading. As a result, The
Management of the Company is of the view that there is only one segment for business and
geography and therefore presentation of segmental information is not required.

Related parties

Parties are considered to be related parties of the Company if one party has the ability to
control the other party or exercise significant influence over the other party in making financial
and operating decisions, or when the Company and other party are under common control or
under common significant influence. Related parties can be enterprises or individuals,
including close members of their families.

CASH AND CASH EQUIVALENTS

VND
Ending balance  Beginning balance

Cash on hand 95,459,607 124,379,677
Cash in banks 16,161,502,812 3,517,786,992
Cash equivalents () 53,200,000,000 27,507,823,107
TOTAL (* 69,456,962,419 31,149,989,776

(*) Cash equivalents represented bank deposits with the original maturity from one (1) month
and earn interests at the applicable rates of 4.2 — 4.75% per annum.

(**) As at 31 December 2025, cash in banks and casn equivalents amounting to VND
5.478.450,376 were locked by Vietnam Prosperity Joint Stock Commercial Bank
according to a real estate project use of purpose.
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Dat Xanh Real Estate Services Joint Stock Company B09-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

5. HELD-TO-MATURITY INVESTMENTS

The balance represented short-term deposits by VND at a commercial bank with the criginal
maturities of more than three (3) months and less than twelve (12) months and earn interest

at 6.8%/p.a.

SHORT-TERM TRADE RECEIVABLES

Trade receivables from other parties
- Khang Hung Travel Development and
Investment Company Limited
- Others

Trade receivables from related parties (Nofe 22)

TOTAL
Provision for short-term trade receivables
NET

Ending balance

158,071,400,521

1585,093,497,702
2,977,902,819
264,201,799,558

VND
Beginning balance

1,776,624,301

1,776,624,301
410,890,864,516

422,273,200,079
(508,879,492)

412,667,488,817
(474,727 695)

421,764,320,587

412,192,761,122

Details of the movement of provision for short-term trade receivables:

Beginning balance
Add: provision made during the year

Ending balance

SHORT-TERM ADVANCES TO SUPPLIERS

Advances to other parties
- Dong Nam Bo Services and [nvestment
Joint Stock Company
- Dong Tay Land Joint Stock Company
- Others
Advances to related parties (Note 22)

TOTAL

16

VND

Current year Previous year
474,727 695 296,450,000
34,161,797 178,277,695
508,879,492 474,727,695
VND

Ending balance

57,141,105,604

8,637,474,808
7,848,898,233
40,654,732,563
34,851,931,281

Beginning balance

234,701,493,090

8,637,474,808
9,411,177, 269
216,652,841,013
33,769,148,554

91,993,036,885

268,470,641,644




Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

8.

OTHER RECEIVABLES

Short-term

Deposits for marketing and distribution
service contract of real estate projects
Temporary refund of amounts collected on
behalf for developer

Dividend

Others

TOTAL

Long-term

Deposits

TOTAL

Pravisian for other receivables
NET

In which:
Due from related parties (Note 22)
Due from other parties

Ending balance

2,411,309,000,000

1,200,364,392,098
30,210,188,421
52,540,531,174

BO9-DN

VIND
Beginning balance

2,185,450,000,000

1,762,642,935,8093
40,198,492 515
32,899,607,871

3,694,424,111,693

4,021,191,036,279

69,264,000,000

3,694,424,111,693
(13,158,818,952)

4,090,455,036,279
(13,020,619,952)

3,681,264,291,741

4,077,434,416,327

3,662 549,608,365
31,874,503,328

Details of the movement of provision for other receivables:

Beginning balance
Add: provision made during the year

Ending balance

INVENTORIES

Work in progress
Others

TOTAL

17

Current year

13,020,619,852
139,200,000

4.067,236,384,761
23,218,651,518

VIND
Previous year

11,079,911,619
1,840,708,333

13,159,819,952

13,020,619, 952

Ending balance

1,186,123,465
833,290,530

VND
Beginning balance

1,186,123,465
652,575,151

2,119,413,995

1,838,698,616

P A RO A W



Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARA
as at 31 December 2025 and for the year th

10.

11.

SHORT-TERM PREPAID EXPEN SES

Commission fees
Interest rate support
Others

TOTAL

LONG-TERM INVESTMENTS

Investments in subsidiaries (i)
Investments in associates (i)
Provision for long-term investments (ifi)

NET

18

TE FINANCIAL STATEMENTS (continued)
en ended

Ending balance

32,270,948,841
31,151,708,350
304,668,415

63,727,320,606

B09-DN

VND
Beginning balance

38,085,707,941
49,682,799,075
274,343,545

88,042,850,561

Ending balance

3.226,989,718,518
171,375,142 277
(250,755,716,685)

VIND
Beginning balance

3,004,117,718,518
171,375,142,277
(250,159,964,630)

3,147,609,144,110

3,015,332,896,165
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Dat Xanh Real Estate Services Joint Stock Company

B0S-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

11.

12.

121

12.2

LONG-TERM INVESTMENTS (continued)

(i) Details of investments in an associate is as follows:

(") On 13 January 2026, the Company completed the transfer of all shares it owned
in Dat Xanh Mien Nam to individual investors at the price agreed upon in the
contract, accordingly, Dat Xanh Mien Nam is no longer accounted for as an
associate of the Company from that date. This transaction was approved under
the Board of Directors’ Resolution No. 01/2026/NQ-DXS/HBQT dated 13 January

2026.

(iii) Details of the movement of provision for long-term investments:

Beginning balance

Addition: Provision made during the year

Ending balance

VND

Current year Previous year

250,159,964,630
595,752,085

226,291,224,394
23,868,740,236

250,755,716,685  250,159,964,630

SHORT-TERM TRADE PAYABLES AND ADVANCES FROM CUSTOMERS

Short-term trade payables

Ending balance

VND
Beginning balance

Balance

Trade payables to

other parties 103,184,191,083

- SaleReal

Investment

campany

Limited 19.628,252,035
- Others 83,555,939,048

Trade payables to
related parties

(Note 22) 7,879,441,358

Fayable amount

Balance Payable amount

103,184,191,083 6,152,569,463 6,152,569,463

19,628,252,035 = ;
83,5655,939,048 6,152 569,463 6,152,569,463

7,879,441,358 1,185967,955 1,185,867,955

TOTAL 111,063,632,441

111,063,632,441 7,338,537,418 7,338,537,418

Short-term advances from customers

Advances from related parties (Note 22)
Advances from other parties

TOTAL

21

VND

Ending balance  Beginning balance

10,176,816,324
1,234,160,735

12,412,078,874
5,762,641,936

11,410,977,059 18,174,720,810
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Dat Xanh Real Estate Services Joint Stock Company B09-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
13. STATUTORY OBLIGATIONS
VND
Beginning Increase Decrease Ending
balance in the year in the year balance
Payables
Corporate
income tax 287,703,707 12,146,157,218 (293,158,433)  12,140,702,492
Personal
income tax 278,879,884 7,538,765,923 (6,332,345,856) 1,485,289 851
Value-added
tax 2,017,865,382 93,726,998,588  (95,363,113,624) 381,750,456
Others 41,736,480 17,600,000 (4,000,000) 55,336,480
TOTAL 2,626,185453 113,429,521,739 (101,992,617,813)  14,063,089,379
Receivables
Value-added
tax - 43,188,380,648  (33,028,825,557) 10,159,555 091
Corporate
income tax 2,103,270,667 - - 2,103,270,667
TOTAL 2,103,270,667 43,188,380,648  (33,028,825,557) 12,262,825,758

14, SHORT-TERM ACCRUED EXPENSES

Ending balance

15.

Commission and advertising expenses
Interest rate support

Others
TOTAL

OTHER SHORT-TERM PAYABLES

Deposits received from property buyers
Deposits received for brokerage services
BCC received in advance

Others
TOTAL

In which:
Due to related parties (Note 22)
Due to other parties

22

72,128,768,241
43,239,633,688
3,673,032,485

VAND
Beginning balance

27,600,075,765
58,349,768,267
3,578,244,485

119,041,434,414

89,528,079,517

Ending balance

1,210,077,336,806
76,877,500,564
86,000,000
2,338,201,680

VND
Beginning balance

1,986,340,780,495
46,576,000, 564
86,000,000
2,252,203 170

1,289,379,039,160

2,035,254,984,229

35,043 427,286
1,254,335,611,874

34,151,827,286
2,001,103,056,943
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Dat Xanh Real Estate Services Joint Stock Company BO9-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
16. OWNERS' EQUITY (continued)
16.2 Capital transactions with owners and distribution of dividends
VIND
Current year Previous year
Share capital
Beginning balance 5,791,031,240,000 5,741,031,240,000
Increase in share capital - 50,000,000,000
Ending balance 5,791,031,240,000 5,791,031,240,000
16.2  Ordinary shares
Number of shares

Ending balance

Shares authorised to be issued 579,103,124

Shares issued and fully paid
Ordinary shares 579,103,124

Shares in circulation
Ordinary shares 579,103,124

Par value: VND 10,000 per share.

17. REVENUES

17.1  Revenue from sale of goods and rendering of services

Beginning balance

579,103,124
578,103,124

578,103,124

VND
Previous year

79,056,204,174

4,305,519,347
18,775,812,792

102,137,536,313

Current year
Revenue from real estate services 643,238,888,427
Revenue from transferring apartment sale and
purchase contracts 122,327,727,262
Revenue from sale of apartments 29,315,718,849
Revenue from BCC -
Others 30,000,000
TOTAL 79491 2,444,538
In which:
Sales to other parties 673, 159,335,909
Sales to related parties (Note 22) 121,753,108,628

24

12,818,580,957
89,318,855,356
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Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

17.

17.2

18.

19.

20.

REVENUES (continued)

Finance income

Dividend income
Interest income

TOTAL

Current year

115,830,000,000
8,752,033,009

BOS-DN

VND
Previous year

2,124,137,961
6,662,728,263

124,582,033,009

8,786,866,224

COSTS OF GOODS SOLD AND SERVICES RENDERED

Cost of real estate services
Cost of apartments

Others
TOTAL

FINANCE EXPENSES

Provision for investment

Current year

597,510,723,519
27,563,119,000
28,340,000

ViND
Previous year

34,451,885,939
4,213,604,360

625,102,182,519

38,665,490,299

Current year

695,752,055

VND
Previous year

23,868,740,236

SELLING EXPENSES AND GENERAL AND ADMINISTRATIVE EXPENSES

Selling expenses

Labour cost

Expense for external services
Depreciation and amortisation
Others

General and administrative expenses
Labour cost

Expense for external services

Provision for bad debts

Others

TOTAL

25

Current year

21,037,132,342
18,166,1562,780
2,222,434,309
222,075,563
436,469,600

20,091,598,640
11,942,255 127
5,731,078,723
173,351,797
2,244,911,993

VND
Previous year

14,682,000,025
7,925,367,738
1,028,500,000
5,689,624 124
37,608,163

13,631,296,818
7,208,131,134
2,904,214,598
2,118,986,028
1,399,965,058

41,128,730,982

28,313,296,844
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Dat Xanh Real Estate Services Joint Stock Company BOY-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

21

21.1

21.2

CORPORATE INCOME TAX

The statutory corporate income tax (“CIT") rate applicable to the Company is 20% of taxable
income.

The Company's tax returns are subject to examination by the tax authorities. As the
application of tax laws and regulations are susceptible to varying interpretations, amounts
reported in the separate financial statements could be changed at a later date upon final
determination by the tax authorities.

CIT expenses
VND
Current year Previous year
Current CIT expenses 12,146,157,218 18,382,997
Deferred tax expense (income) 45,678,931 (6,000,000)
TOTAL 12,191,736,149 12,382,997

The reconciliation between CIT expense and the accounting profit multiplied by CIT rate is
presented below:

VIND
Current year Previous year
Accounting profit before tax 252,553,600,469 20,391,169,156
At CIT rate of 20% applicable to the Company 50,510,720,094 4,078,233,831
Adjustments:
Non-taxable dividend income (23,166,000,000) (424,827 592)
Tax loss carried forward (15,285,951,915) (3,662,379,883)
Non-deductible expenses 86,164,071 8,973,744
Temporary differences not yet recognized
as deferred tax 57,578,831 (6,000,000)
(Loss) profit in other activities (775,032) 18,382,997
CIT expenses 12,191,736,149 12,382,99?

Current CIT expense

The current CIT payable is based on taxable income for the current year. The taxable income
of the Company for the year differs from the profit as reported in the separate income
statement because it excludes items of income or expense that are taxable or deductible in
other years and it further excludes items that are not taxable or deductible. The Company's
liability for current tax is calculated using tax rates that have been enacted at the separate
balance sheet date.

26
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Dat Xanh Real Estate Services Joint Stock Company BO9-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

21, CORPORATE INCOME TAX (continued)

21.3 Estimated tax losses carried forward

The Company is entitled to carry tax loss forward to offset against taxable profits arising within
five consecutive years subsequent to the years in which the loss was incurred. At the balance
sheet date, the Company had estimated accumulated tax losses of VND 0 (31 December
2024: VND 76,479,759,576) for offset against future taxable profits. Details are as follows:

VND

Can be Utilised up to Unutilised at

Originating utilised Tax loss 31 December 31 December
year up to amaunt (*) 2025  Forfeited 2025

2023 2028 76,479,759,5676 (76,479,758,576) -

(*) The Company's CIT declaration have not yet been audited by the local tax authorities
as of the date of these separate financial statements.

21,4  Deferred tax

The followings are the major deferred tax assets recognized by the Company, and the
movements thereon, during the current and previous year:

VND
Separate balance sheel Separate income statement
Ending Beginning Current Previous
balance balance year year
Accruals 129,488,847 175,067,878 (45,5678,831) 6,000,000
CIT paid on progress
payments from customers (*) 7,582,736 7,582,736 : .
Deferred tax assets 137,071,683 182,650,614
Deferred tax (charge) credit to separate
income statement (45,578,931) 6,000,000

(*) This represents CIT payable of cash advances received according to progress from
customers in connection with sales of apartments in acccrdance with Circular No.
78/2014/TT-BTC dated 18 June 2014 issued by the Ministry of Finance effective since 2
August 2014.

27
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Dat Xanh Real Estate Services Joint Stock Company B0Y-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

22.

TRANSACTIONS WITH RELATED PARTIES

List of related parties with a controliing relationship or having transactions, balances in year
and as at 31 December 2025 is as follows:

Related parties Relationship
Appendix 1 Subsidiaries
Dat Xanh Group Joint Stock Company ("DXG") Parent Company
Ha An Investment Trade Real Estate Joint Stock Company (“Ha An") Affiliate
Vicco-Saigon Joint Stock Company (Vicco Saigon”) Affiliate
North Real Estate Joint Stock Company (“DAI") Affiliate
Charm & CI Viet Nam Company Limited (“Charm & (] Affiliate
Ha Thuan Hung Co., Ltd ("Ha Thuan Hung") Affiliate
Hoi An Invest Joint Stock Company ("Hoi An") Affiliate
Dat Xanh Mien Nam Investment and Services Joint Stack Company Associate
(‘Dat Xanh Mien Nam")
Nam Viet Group Real Estate Company Limited (“Nam Viet) Subsidiary of an
associate
Mr Nguyen Truong Son Chairman of the Board of Directors
(“BOD")
Mr Tran Quoc Thinh Vice Chairman of the BOD,

General Director (from 31 March 2025),
Audit Committee Member

(to 28 March 2025)

Mr Ha Duc Hieu BOD member
Mr Le Dang Quoc Hung BOD member (from 24 April 2025)
Mr Tran Thanh Tan BOD independent member
Mr Nguyen Hoangd Duc Chief Financial Officer
(from 21 July 2025)

Ms Pham Thi Nguyen Thanh General Director (to 31 March 2025)

28
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Dat Xanh Real Estate Services Joint Stock Company

NOTE
as at 31 December 2025

22,

§ TO THE SEPARATE FINANCIAL STATEMENTS (continued)
and for the year then ended

TRANSACTIONS WITH RELATED PARTIES (continued)

Significant transactions with related parties durin

follows :

Related parties

Ha An

Regal Group

Hoi An

DXMD

Nam Viet

Dat Xanh Mien Tay
Service

Linkhouse

Dat Xanh Mien Nam

Cara Group

Ha Thuan Hung

Nature of transaction

Deposit for
brokerage services
Deposit refund

Revenue from brokerage
service

Lending collection
Interest income

Dividend
Capital contribution

Deposit for

brokerage services
Revenue from brokerage
service

Revenue from brokerage
service

Purchase of

brokerage service
Deposit

Lending

Capital contribution

Purchase of
brokerage service
Deposit receipt
Deposit refund

Loan Collection

Deposit refund

Interest collection
Interest income

Share revenue from BCC
Purchase of

brokerage service
Revenue from brokerage
service

Lending
Dividend collection
Interest Lending

BCC refund

Purchase of

brokerage service

Shared revenue from BCC

Revenue from brokerage
service

29

Current year

305,000,000,000
200,000,000,000

64,744,285,308

115,830,000,000
110,000,000,000

49 595,000,000

5,283,461,530

39,300,988,374

8,011,213,774
500,000,000

36,000,000,000

22,623,000,000

17,757,490,853
3,130,000,000
1,607,500.000

13,831,175,222
6,500,000,000
2,108,531,167
576,330,811

10,000,000,000
9.988,304,094
425753 424

6,303,769,669

B09-DN

g the current and previous years Were as

VND
Previous year

53,630,045,394
68,657,481,587
4,702 861,484

93,277,049

2.919,125,781

70,000,000

1,151,898,268
18,727,272,728

2,798,596,620

90,385,065

5,157,894,737

242,445 558
48,540,064

15,162,686,034
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Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

22, TRANSACTIONS WITH RELATED PARTIES (continued)

BOS-DN

Significant transactions with related parties during the current and previous years were as

follows: (continued)

Related parties

Dat Xanh Mien Bac

LinkGroup

lhouzz

Vicco Saigon

GPT

Dat Xanh Commercial

Tulip

Mr Tran Quoc Thinh

Indochine

Propcom

Nature of transaction

Deposit receipt
Revenue from
brokerage service
Purchase of service

Interest income
Revenue from
brokerage service
Depaosit payment
Purchase of
brokerage service
Others Income
Lending

Dividend

Purchase of
brokerage service
Revenue from
brokerage service
Deposit receipt
Revenue from rental
Cost of BCC

Office rental service

Deposit receipt
Purchase of
brokerage service
Deposit payment
Revenue fram
brokerage service

Revenue from
brokerage service

Capital contribution

Furchase of car
rental service

Revenue from
brokerage service

Purchase of
brokerage service

30

Current year

5,000,000,000
3,110,999,107

283,886,572
4,607,773,968

1,389,479,200
700,000,000

674,741,144
150,000,000

4,105,239,199
773,063,291

500,000,000
30,000,000

4,085,279,010
2,119,000,000

708,349,248
650,000,000

527,490,393

289,671,757

249,000,000

122,440,000

VND
Previous year

38,771,853
240,927,172

173,178,082

1,753,055,901

64,500,000,000
2,124,137,961

301,778,218

2,000,000,000

2,566,070,280

1,108,588,087
300,000,000
142,645,102

675,716,744

506,937,106

105,336,378

PV
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Dat Xanh Real Estate Services Joint Stock Company BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

22. TRANSACTIONS WITH RELATED PARTIES (continued)

Remuneration to members of the Board cf Directors, General Director and other members of

management:

Ms Pham Thi Nguyen Thanh
(resigned on 31 March 2025)

Mr Nguyen Truong Son

Mr Tran Quoc Thinh (appointed on 31 March 2025)
Mr Pham Anh Khoi (resigned on 19 July 2024)
Other members of management

TOTAL

Current year

1,430,374,8862
1,127,088,675
1,114,876,382

6,772,799,168

VIND
Previous year

1,889,035,000
971,747,047
129,983,152
4.340,541,347

10,445,139,085

7,331,306,546

Amounts due from related parties at the separate balance sheet date were as follows.

Related parties Nature of transaction
Short-term trade receivables

Ha An Revenue from
brokerage service

Revenue from
brokerage service

Ha Thuan Hung

Hoi An Revenue from
brokerage service
DXMD Revenue from
brokerage service
Others Share revenue from

BCC and brokerage service

Short-term advance to suppliers

Dat Xanh Mien Nam Advance for

brokerage service

LinkGroup Advance for
brokerage service
DXMD Advance for
brokerage service
Cara Group Advance for

brokerage service

GPT Advance for
brokerage service

Advance for
brokerage service

Others

31

VND

Ending balance Beginning balance

199,966,271,892
51,090,780,523
5,811,807,680

4,897 761,337

2,435,178,126

363,397,558,052

44 156,633,878

349,126,669

2,987 545,817

264,201,799,558

410,890,864,516

17,550,460,425
5,722,846,802
5111,514,155
4,762,978 447
1,493,851,839

210,279,613

15,920,834,163
8,255,976,260
5,013,014,775
4,762 978 447
1,660,412,867

155,932,042

34,851,931,281

33,769,148,554
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Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

22.

TRANSACTIONS WITH RELATED PARTIES (continued)

B0S-DN

Amounts due from related parties at the separate balance sheet date were as follows:

(continued)

Related parties

Nature of transaction

Other short-term receivables

Ha An

Charm & ClI
Hoi An

Ha Thuan Hung

Dat Xanh Mien Bac
DXG

Regal Group

Real Estate Tech

LinkGroup
DXMD

Cara Group

Dat Xanh Mien Nam

Deposit for
brokerage services
Temporary refund of
amounts collected on
behalf for developer
Deposit for
brokerage services
Deposit for
brokerage services
Deposit for
brokerage services
Temporary refund of
amounts collected on
behalf for developer
Dividend

Payment on behalf
Dividend

Lending

Lending Interest
Interest income
Deposit for
brokerage services
Capital contribution
under BCC

Interest income
Dividend

Capital contribution
under BCC

Interest income

Other long-term receivables

Hoi An

Ha Thuan Hung

Deposit for
brokerage services
Deposit for
brokerage services

Short-term loan receivables

LinkGroup (™)

Nam Viet (**)

Cara Group (")
Dat Xanh Mien Nam

Lending
Lending
Lending
Lending

Ending balance

2,055,650,000,000

1,173,468,057,975
235,000,000,000
87,745,000,000

31,114,000,000

26,896,334,123
16,252,870,000
11,464,234,440
9,900,000,000
6,000,000,000
469,027,778
4,780,952,060

500,000,000

1,842,105,263
425,753,424

1,015472,100
25,801,212

VND
Beginning balance

1,950,650,000,000

1,727,478,421,906

235,000,000,000

35,164,513,987
16,252,870,000
2,480,489,982
9,900,000,000
6,000,000,000
469,027,778
173,178,083

1,842,105,263
9,988,304,094

1,015,472,100
1,558,001,568

3,662,549,608,365

3,997,972,384,761

38,150,000,000
31,114,000,000

69,264,000,000

£4,500,000,000
36,000,000,000
10,000,000,000

64,500,000,000

13,931,175,222

110,500,000,000

78,431,175,222

(") Loan receivables represented short-term lending to LinkGroup with the maturity of six
(6) months and earn interest at the applicable rates at 7.0% per annum.

(*)  Loan receivables represented short-term lending to Nam Viet with the maturity of
twelve (12) months and earn interest at the applicable rates at 8.0% per annum.

(***) Loan receivables represented short-term lending to Cara Group with the maturity of
six (6) months and earn interest at the applicable rates at 8.0% per annum.
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Dat Xanh Real Estate Services Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

22,

23.

TRANSACTIONS WITH RELATED PARTIES (continued)

B0S-DN

Amounts due to related parties at the separate balance sheet date were as follows:

(continued)

Related parties Nature of transaction
Short-term trade payables

Linkhouse Brokerage services fee
Vicco-Saigon Office rental fee
Dat Xanh Mien Bac Brokerage services fee
DXMD Brokerage services fee

Others Brokerage services fee
and other service

Short-term advance from customers
DXMD Advance for
brokerage services

Advance for
brokerage services

Dat Xanh Mien Nam

Other short-term payables

Ha An Collect on behalf
GPT Received deposit
LinkGroup Received deposit
Dat Xanh Mien Bac Received deposit
DXMD Received deposit
Linkhouse Received deposit
Tiptek Received deposit
lhouzz Received deposit
Capital contribution

for BCC

Dat Xanh Mien Nam Received deposit

OPERATING LEASE COMMITMENTS

Ending balance

3,197,986,679

VD

Beginning balance

1,646,561,763 705,669,327
1,639,683,784 =
1,356,268,077

39,031,085 480,298,628
7,879,441,358 1,185,967,855

10,170,915,221

5,901,103

12,408,177,771

5,801,103

10,176,816,324

12,412,078,874

8,635,927 286
8,069,000,000
4,000,000,000
8,000,000,000
3,000,000,000
1,852.,500,000
1,000,000,000

500,000,000

86,000,000

8,535,927,286
6,600,000,000
4,700,000,000
3,500,000,000
3,000,000,000

230,000,000
1,000,000,000

86,000,000
6,500,000,000

35,043,427,286

34,151,927,286

The Company leases office premises under an operating lease arrangement. The future
minimum lease payables as at the separate balance sheet dates are as follows:

Less than 1 year
From 1 to 5 years

TOTAL
33

Ending balance

7,698,210,840
42 181,977

VND

Beginning balance

2,866,070,280
2,580,130,839

7,740,392,817

5,146,201,219

\2\

~
o
=

£/

W w sl T e



Dat Xanh Real Estate Services Joint Stock Company BO9-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

24.

EVENT AFTER THE BALANCE SHEET DATE

Except for the event disclosed in Note 11, there have been no other significant events
occurring after the separate balance sheet date which would require adjustments or
disclosures to be made in the separate financial statements of the Company.

Ho Chi Minh City, Vietnam
31 March 2026

/.. o

Nguyen Thi Huyen Tran Nguyen Huynh Quang Tuan -0
Preparer Chief Accountant General Director
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EY | Building a better working world

EY exists to build a better working world, helping to
create long-term value for clients, people and society
and build trust in the capital markets.

Enabled by data and technology, diverse EY teams in
over 150 countries provide trust through assurance
and help clients grow, transform and operate.

Working across assurance, consulting, law, strategy,
tax and transactions, EY teams ask better questions
to find new answers for the complex issues facing our
world today.

EY refers to the global erganization, and may refer to one or more, of
the member firms of Ernst & Young Global Limited, each of which is a
separate legal entity. Ernst & Young Global Limited, a UK company
limited by guarantee, does not provide services to clients. Information
about how EY collects and uses personal data and a description of the
rights individuals have under data protection legisiation are available
via ey.com/privacy. EY member firms do not practice law where

prohibited by |local laws. For more information about our organization,

please visit ey.com.

© 2023 EY Consulting Vietnam Joint Stock Company.
All Rights Reserved.
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