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DATXANH SERVICES
S6: |o__/2026/CV-DXS
V/v: Giai trinh chénh 1é&ch LNST BCTC
Quy 1 ndm 2026
Re: Explanation of the variance in profit
after tax of the financial statements for the
Quarter 1.2026

TP.HCM, ngay 29 thang 04 ndm 2026
HCMC, April 29", 2026

Kinh giti/To:
- Uy ban Chitng khoan Nha nwée/ State Securities Committee of Viet Nam
- Sé& Giao dich Chiing kho#n TP. Ho6 Chi Minh/ Ho Chi Minh City Stock Exchange

o Cin cit quy dinh tai Thong tw sb 96/2020/TT-BTC ngay 16/11/2020 vé viéc cong bd
théng tin trén thi truong chimg khoan.
Pursuant to the provisions of Circular No. 96/2020/TT-BTC dated November 16, 2020,
on information disclosure on the stock market.

e (Cian cir Bdo cdo tai chinh riéng va bao céo tai chinh hop nhit Quy 1 nam 2026 ctia Cong
ty C6 phan Dich vu B4t dong san DAt Xanh.
Pursuant to the separate financial statements and the consolidated financial statements
of the Quarter 1.2026 of Dat Xanh Real Estate Services Joint Stock Company

Cong ty C6 phan Dich vu Bat dong san DAt Xanh (DXS) xin dugc gii trinh v& bién dong loi
nhuén sau thué trén bao cdo tai chinh riéng va hop nhét Quy 1 ndm 2026 so véi cing ky nam
trude nhu sau:

Dat Xanh Real Estate Services Joint Stock Company (DXS) would like (o explain the variance
of profit after tax on the separate and consolidated financial statements for the Quarter 1.2026

compared (o the same period of last year as follows:
Don vi tinh/Unir: VND

P : ™ Chénh
Noi dung Quy 1/ Quarter 1 léch (1n)
o Néim/Year 2026 Nam/Year Variance
' 2025 (times)
1. Loi nhuén sau thué/Net profit afier tax 17.916.168.614 | 3.522.377.667 5,09
(BCTC riéng/Separate financial statement) | 17,916,168,614 | 3,522,377,667 5.09
2. Loi nhuén sau thué/Net profit afier tax 290.567.384.729 | 43.257.049.869 6,72
(BCTC hop nhat/Consolidated financial 290,567.384.729 | 43.257.049,869 6.7
statement)
i nhufin sau thué thude vé ¢0 dong | 1g9 135 794 826 | 40.057.066.407 | 4,72
ong ty me
Net profit afier .‘fc.r.\" atiributable to 189132794 826 | 40.057.066,407 47
shareholders of the parent
122 Loi nhugn sau thue ctia co dong khong | 107 434 589903 | 3.199.983.462 | 31,70
Kiem soat
Net prqflzf c,rf'!er lc_f.x' attributable to non- 101.434.589.903 | 3,199,983 462 3170
controlling interests

(}V'/I




Nguyén nhan/Reasons:

Tai Béo céo tai chinh riéng, lgi nhuén sau thué Quy 1 nam 2026 ghi nhén muc lgi nhuédn
17,9 ty ddng. Mirc lgi nhudn nay gép 5,09 14n so véi cling ky nidm trude. Két qua kinh
doanh tich cuc dén tir viée cong ty tiép tuc ghi nhan doanh thu tir méng kinh doanh cht 16i
1a dich vu bat dong san, chia yéu tir viée tiép tuc trién khai thanh c6éng du 4n The Privé do
Cong ty me lam chi dAu tu.

Tai Béo céo tai chinh hop nhét, loi nhuén sau thué Quy 1 ndm 2026 dat 290,6 ty ddng,
gép 6,72 14n so voi cling ky nam truée. Két qua nay duoc déng gép tir hoat dong kinh
doanh ban hang cbt 15i 12 dich vu mdi gidi bat dong san trén toan québc, ddc biét 14 tai khu
vue mién Béc tiép tyc ting trudng va cai thién. Ngoai ra, hoat dong ban giao va ghi nhén
doanh thu tr céc du 4n do céc cong ty con trong hé théng diu tw va phét trién cling gép
phén dong gép véao két qua kinh doanh kha quan trong ky du théng thudng déy la quy thap
diém trong nim.

In the separate financial statements, profit afier tax for Quarter 1 of 2026 was recorded
al VND 17.9 billion, representing a 5.09-fold increase compared to the same period of the
previous year. This positive performance was mainly attributable (o the Company’s
continued recognition of revenue from its core business segment, namely real estaie
services, primarily driven by the continued successful implementation of The Privé project,
developed by the Parent Company. ‘m

In the consolidated financial statements, profit after tax for Quarter 1 of 2026 amounted ~
fo VND 290.6 billion, representing a 6.72-fold increase compared (o the same period q%
the previous year. This result was driven by revenue contributions from the Group’s corei

o ; . ; ; ; SERVICES
sales activities, namely nationwide real estate brokerage services, with continued grmvffa

and improvement particularly in the Northern region. In addition, the handover
revenue recognition of projects developed by subsidiaries within the system alse:
contributed to the solid results for the period, despite the fact that this quarter is typically
a low season of the year.
Chiing t6i xin cam két cac théng tin trén day 1a ding su that va hoan toan chiu trach nhiém
trude phéap luat vé& ndi dung cac théng tin da cong bb.
We hereby commit that the above information is true, and are fully responsible for this
published information. (o

Noi nhin/Recipients: CTCP DICH VU BAT PONG SAN PAT XANH
= Nhwtrén DAT XANH REAL ESTATE SERVICES JSC
As above = r 2
TONG GIAM POC . /
- L VT, TC. = , ,,_,_,.Wvuwf oo

DIRECTOR _~/—

Arehded: Admin Dept, Finance Dept
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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
Certificate (“ERC”) No. 3602545493 issued by the Department of Planning and Investment (“DPI”)
of Dong Nai Province on 21 July 2011, as subsequently amended.

The current principal activities of the Company are to provide 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 Le Dang Quoc Hung Member

Mr Ha Duc Hieu Member

Mr Tran Thanh Tan Independent Member
AUDIT COMMITTEE

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

Mr Tran Thanh Tan Chairman
Mr Le Dang Quoc Hung Member
GENERAL DIRECTOR

The members of the Board of General Directors during the period and as of the date of this report
are as follows:

Mr Tran Quoc Thinh General Director
Mr Nguyen Hoang Duc Finance Director

LEGAL REPRESENTATIVE

The legal representative of the Company during the period and at the date of this report is Mr Tran
Quoc Thinh.



Dat Xanh Real Estate Services Joint Stock Company

REPORT OF THE GENERAL DIRECTOR

The General Director of Dat Xanh Real Estate Services Joint Stock Company (“the Company”) is
pleased to present this report and the interim separate financial statements of the Company for the
accounting period ended 31 March 2026.

THE GENERAL DIRECTOR’S RESPONSIBILITY IN RESPECT OF THE SEPARATE
FINANCIAL STATEMENTS

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

B select suitable accounting policies and then apply them consistently;
> make judgements and estimates that are reasonable and prudent;

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

The General Director confirmed that the Company has complied with the above requirements in
preparing the accompanying separate financial statements.

STATEMENT BY GENERAL DIRECTOR

The General Director does hereby state that, in General Director’s opinion, the accompanying
interim separate financial statements give a true and fair view of the interim separate financial
position of the Company as at 31 March 2026 and of the interim separate results of its operations
and its interim separate cash flows for the period then ended in accordance with Vietnamese
Accounting Standards, Vietnamese Enterprise Accounting System and the statutory requirements
relevant to the preparation and presentation of the interim separate financial statements.

The Company has subsidiaries as disclosed in Notes 13 of the separate financial statements and it
has also prepared the consolidated financial statements of the Company and its subsidiaries (“the
Group) for the period ended 31 March 2026 issued at the same date.

Users of the separate financial statements should read them together with the said consolidated
aneial statement in order to obtain full information on the consolidated financial position,

* ; %
ram (¢ in ffhiul/ht'/
: A\
eg,gwﬂﬁ- irector

Ho Chi Minh City, Vietham
A9 April 2026



Dat Xanh Real Estate Services Joint Stock Company

SEPARATE STATEMENT OF FINANCIAL POSITION

as at 31 March 2026
Unit: VND

(The accompanying Notes are an integral part of these Financial Statements)

BOla-DN

As at As at
ASSELS Code | Notes 31 March 2026 | 31 December 2025
A, CURRENT ASSETS 100 4.250.658.294.502 4.466.088.171.991
I Cash and cash equivalents 110 4 33.481.467.538 69.456.962.419
* Cash 111 5.281.467.538 16.256.962.419
* Cash equivalents 112 28.200.000.000 53.200.000.000
1I. Short-term financial investments 120 177.498.863.233 129.872.219.396
= Short-term held to maturity 123 5 177.498.863.233 129.872.219.396
investments
III.  Short-term receivables 130 3.976.574.509.680 4.188.649.429.817
= Short-term receivables from 131 6 404.419.790.818 422.273.200.079
customers
* Short-term advances to suppliers 132 7 93.144.620.273 91.993.036.885
= Other short-term receivables 135 8 3.492.678.798.033 3.688.051.892.297
* Provision for short-term doubtful 136 9 (13.668.699.444) (13.668.699.444)
debts
IV. Inventories 140 2.224.889.544 2.119.413.995
* Inventories 141 2.224.889.544 2.119.413.995
V.  Short-term Biological Assets 150 - =
VI.  Other current assets 160 60.878.564.507 75.990.146.364
* Short-term deferred expenses 161 10 56.893.575.627 63.727.320.606
* Deductible VAT 162 1.881.718.213 10.159.555.091
= Taxes and other receivables from 163 2.103.270.667 2.103.270.667
the State
NON-CURRENT ASSETS 200 3.148.238.952.389 3.148.319.424.442
I. Long-term receivables 210 - -
II.  Fixed assets 220 182.498.719 223.942.213
= Tangible fixed assets 221 11 182.498.719 223.942.213
- Historical cost 222 1.994.759.943 1.994.759.943
- Accumulated depreciation 223 (1.812.261.224) (1.770.817.730)
= Intangible fixed assets 227 12 - -
- Historical cost 228 24.080.973.475 24.080.973.475
- Accumulated amortisation 229 (24.080.973.475) (24.080.973.475)
IV. Investment properties 240 - -
V. Long-term assets in progress 250 - -
VL.  Long-term financial investments 260 13 3.147.575.040.705 |  3.147.609.144.110
= Investments in subsidiaries 261 3.226.989.718.518 3.226.989.718.518
= Investiments in associates and 262 - 171.375.142.277
Jjoint-ventures
= Provision for loss on investments in | 264 (79.414.677.813) (250.755.716.685)
other companies in long-term
VII. Other non-current assets 270 481.412.965 486.338.119
* Long-term deferred expenses 271 10 344.341.282 349.266.436
» Deferred tax assets 272 137.071.683 137.071.683
TOTAL ASSETS 280 7.398.897.246.891 7.014.407.596.433
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Dat Xanh Real Estate Services Joint Stock Company BOla-DN
SEPARATE STATEMENT OF FINANCIAL POSITION (continued)
as at 31 March 2026
Unit: VND
(The accompanying Notes are an integral part of these Financial Statements)
_ As at As at
RESOURCES Code | Notes 31 March 2026 | 31 December 2025
C. LIABILITIES 300 1.383.278.353.478 1.616.704.871.634
I.  Current liabilities 310 1.383.278.353.478 1.616.704.871.634
= Short-term payables to suppliers 311 14 66.072.480.837 111.063.632.441
= Short-term advances from 312 11.386.016.093 11.410.977.059
customers 15
= Dividend and interest payables 313 2.613.727 2.613.727
* Taxes and other obligations 314 16 5.388.202.569 14.063.089.379
to the State
» Payables to employees 315 4.322.348.619 10.970.683.374
* Short-term accrued expenses 316 17 143.858.020.834 119.041.434.414
* Other short-term payables 320 18 1.093.522.098.189 1.289.376.425.433
= Bonus and welfare fund 323 58.726.572.610 60.776.015.807
II.  Non-current liabilities 330 - -
D. OWNERS' EQUITY 400 19 6.015.618.893.413 5.997.702.724.799
= Contributed capital 411 5.791.031.240.000 5.791.031.240.000
- Ordinary shares with voting 411a 5.791.031.240.000 3.791.031.240.000
rights
= Share premium 412 4.503.548.710 4.503.548.710
= Retained profits 420 220.084.104.703 202.167.936.089
- Previous period retained profits | 420a 202.167.936.089 (38.193.928.231)
- Current period retained profits 4200 17.916.168.614 240.361.864.320
TOTAL RESOURCES 440 7.3%;}/?»@5 7.614.407.596.433
o el
‘,.———‘—_‘_—_——.—_‘__'__._—
Nguyen Thi Huyen Tran Nguyen Huynh Quang Tuan
Preparer Chief Accountant General Director
9. April 2026
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Dat Xanh Real Estate Services Joint Stock Company

INTERIM SEPARATE CASH FLOW STATEMENT (indirect method) (continued)

for the accounting period ended 31 March 2026
Unit: VND
(The accompanying Notes are an integral part of these Financial Statements)

B03a-DN

Accumulate until Quarter 01

activities

2H1! Code | Notes
—— ol i Year 2026 Year 2025
I. CASH FLOWS FROM
OPERATING ACTIVITIES
= Profit before tax 01 22.395.210.767 3.641.181.566
Adjustments for:
= Depreciation and amortisation 02 11 41.443.494 64.110.380
= Provisions 03 22 34.103.405 -
= Gains from investing activities 05 20.2 (3.061.479.363) (1.726.697.132)
Operating profit before changes 08 19.409.278.303 1.978.594.814
in
working capital
* (Increase)/decrease in receivables | 09 220.352.757.015 69.050.484.353
= Decrease/(increase) in inventories | 10 (105.475.549) (20.730.200.219)
* Increase/(decrease) in payables 11 (224.003.118.327) (56.964.697.639)
(excluding interest, CIT payables)
= Decrease/(increase) in defered 12 6.838.670.133 2.256.091.064
expenses
* CIT paid 15 (11.852.998.785) (27.895.012)
= Other cash outflows from 17 (2.049.443.197) (1.233.932.328)
operating activities
Net cash flows from operating 20 8.589.669.593 (5.671.554.967)
activities
II. CASH FLOWS FROM

INVESTING ACTIVITIES
* Loans given and purchases of 23 (45.000.000.000) -
debt instruments of other entities
* Receipts of loans given, 27 434.835.526 269.901.033
dividends and profit shared
Net cash flows from investing 30 (44.505.164.474) 269.901.033




Dat Xanh Real Estate Services Joint Stock Company B03a-DN

INTERIM SEPARATE CASH FLOW STATEMENT (indirect method) (continued)
for the accounting period ended 31 March 2026

Unit: VND

(The accompanying Notes are an integral part of these Financial Statements)

Accumulate until Quarter 01
Itenis Code | Notes
Year 2026 Year 2025
III. CASH FLOWS FROM

FINANCING ACTIVITIES
Net cash flows from financing 40 - -
activities
Net cash flows during the period | 50 (35.975.494.881) (5.401.653.934)
Cash and cash equivalents at the | 60 4 (9.456.962.419 31.149.989.776
beginning of year
Cash and cash equivalents at 70 4 33.481.467.538 25.748.335.842
the end of year

I
S 7 o

Nguyen Thi Huyen Tran Nguyen Huynh Quang Tuan Tran Quoc Thinh

Preparer Chief Accountant General Director

9. April 2026



Dat Xanh Real Estate Services Joint Stock Company B09a-DN

NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS
as at 31 March 2026 and for the accounting period then ended

i

2.1

2.2

2.3

CORPORATE INFORMATION

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

The Company was listed on the Ho Chi Minh City Stock Exchange (“HOSE”) in accordance
with Decision No. 348/QD-SGDHCM on 25 June 2021.

The current principal activities of the Company are to provide 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 March 2026 is 210 (31 December 2025:
341).

BASIS OF PREPARATION

Purpose of preparing the separate financial statements

The Company is the parent company of subsidiaries as presented in Note 13 and it has also
prepared the consolidated financial statements of the Company and its subsidiaries for the
period ended 31 March 2026 at the same date.

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.

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 Issuance 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.

Applied accounting documentation system

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



Dat Xanh Real Estate Services Joint Stock Company B09a-DN

NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 March 2026 and for the accounting period then ended

2.4

2.5

3.2

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.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Cash and cash equivalents

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

The classification of cash equivalents is determined based on the nature of the investment,
the purpose of holding and the convertibility at the reporting date, taking into account any
restrictions on use (if any) to ensure appropriate presentation of the Company’s financial
position.

Inventories
Real estate held for sale

Real estate purchased or constructed for sale in the ordinary course of business, rather than
held for rental or capital appreciation, is recorded as inventories at the lower of cost
necessary to bring each product to its present location and condition and net realisable
value.

Net realisable value is determined based on available market information at the reporting
date, recent transactions and reasonable assumptions on market conditions and sales
capability, to ensure appropriate reflection of recoverable value.

Cost of real estate inventories includes:
 Land use rights and land rental costs;
* Construction costs payable to contractors; and

* Borrowing costs, consultancy, design costs, site clearance, compensation costs, advisory
fees, transfer taxes, general construction management costs and other related costs.

Common costs are allocated to each real estate product on a reasonable and consistent basis.
Net realisable value

Net realisable value is the estimated selling price of real estate inventories in the ordinary
course of business, based on market prices at the reporting date and discounted for the time
value of money, if material, fess estimated costs to complete and estimated selling costs.

The determination of estimated selling price and related costs is based on available market
information, recent transactions, the Company’s sales policies and market supply-demand
conditions.

Cost of real estate sold

Cost of real estate sold is recognised in the separate statement of income based on direct
costs attributable to such real estate and allocated common costs based on the corresponding
area or other reasonable allocation bases.

Provision for inventory obsolescence

Provision for inventory obsolescence is made for the expected loss arising from the decline
in value of inventories when their net realisable value is lower than cost.

g



Dat Xanh Real Estate Services Joint Stock Company B09a-DN

NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 March 2026 and for the accounting period then ended

3.3

3.4

3.8

3.6

The provision is determined based on assessment of each project or product, taking into
account legal status, project progress, sales capability and market conditions at the reporting
date.

The increase or decrease in provision is recognised in cost of goods sold in the separate
statement of income.

Receivables

Receivables are presented in the separate financial statements at the carrying amount of
amounts due from customers and other receivables, after deduction of allowance for
doubtful debts.

Allowance for doubtful debts represents the portion of receivables that the Company
estimates to be uncollectible at the reporting date, based on an assessment of recoverability
of each receivable, taking into account historical collection experience, financial condition
of customers and economic conditions at the reporting date.

Movements in the allowance account are recognised in administrative expenses in the
separate statement of income.

Tangible fixed assets

Tangible fixed assets are stated at cost less accumulated depreciation and impairment losses
(if any).

Cost includes purchase price and directly attributable costs to bring the asset into working
condition for its intended use.

Subsequent expenditures that enhance the value of the asset are capitalised, while
maintenance and repair costs are recognised in the separate statement of income when
incurred.

Gains or losses on disposal of assets, being the difference between net proceeds and carrying
value, are recognised in the separate statement of income.

The Company reviews indicators of impairment at each reporting date and recognises
impairment losses where applicable.

Intangible assets

Intangible assets are stated at cost less accumulated amortisation and impairment losses (if
any).

Cost includes purchase price and directly attributable costs to bring the asset into use.

Subsequent expenditures are capitalised if they increase the future economic benefits of the
asset, otherwise expensed when incurred.

Gains or losses on disposal are recognised in the separate statement of income.
The Company reviews impairment indicators at each reporting date.
Depreciation and amortisation

Depreciation and amortisation are calculated on a straight-line basis over the estimated
useful lives of the assets as follows:

Computer software 3 -5 years
Office equipment 3 years
Vehicles 6 years

Useful lives and depreciation methods are reviewed periodically and adjusted when
necessary to reflect actual usage conditions.

10



Dat Xanh Real Estate Services Joint Stock Company B09a-DN

NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 March 2026 and for the accounting period then ended

3.7

3.8

3.9

3.10

3.11

3.12

Borrowing cost

Borrowing costs comprise interest and other costs incurred in connection with borrowings
and are recognised as expenses when incurred, except where they are capitalised in
accordance with regulations for qualifying assets.

Prepaid expenses

Prepaid expenses include short-term and long-term prepaid expenses and are allocated over
the period of expected economic benefits.

The allocation is based on the nature of the expense and expected benefit period, and is
reviewed periodically.

The following items are recorded as long-term prepaid expenses and allocated over 2 to 3
I
years or recognised in line with revenue:

* Tools and equipment with significant value used for more than one year; and
* Brokerage commission expenses.

Brokerage commissions are allocated in line with related revenue based on contract terms
and transaction progress.

Investments
Investments in subsidiaries are accounted for at cost.

Dividends received from post-acquisition profits are recognised in income, while other
distributions are treated as recovery of investment.

Provision for diminution in value is made when there are indications that the carrying value
may not be recoverable, based on assessment of financial condition and market factors.

Payables and accruals

Payables and accrued expenses are recognised for present obligations arising from past
transactions, regardless of whether invoices have been received.

Amounts are measured based on reasonable estimates of settlement values.
Profit distribution

Profit after tax may be distributed to sharcholders after approval by the General Meeting of
Shareholders and after appropriation to reserves.

Bonus and welfare funds are recognised as liabilities once approved and represent present
obligations of the Company.

Revenue recognition

Revenue is recognised when control of goods or services is transferred to customers and
economic benefits are probable.

Revenue is measured at fair value of consideration received or receivable, net of discounts
and returns.

Real estate revenue is recognised upon transfer of control when the property is handed over.
Service revenue is recognised when services are rendered.
Interest income is recognised on an accrual basis.

Dividend income is recognised when the right to receive payment is established.

11
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NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 March 2026 and for the accounting period then ended

343

3.14

315

Taxation

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.

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.

The carrying amount of deferred tax assets is reviewed at each 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 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 year when the asset is realised or the liability is settled based on tax rates and tax laws
that have been enacted at the balance sheet date.

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 oftset when there is a legally enforceable right for the
Company to offset current tax assets against current tax liabilities and when they relate to
income taxes levied by the same taxation authority on the same taxable entity or when the
Company intends either to settle current tax liabilities and assets on a net basis or to realise
the assets and settle the liabilities simultaneously, in each future year 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
General Director 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 enterprise or
individual, including close members of the family of any such individual.

12
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NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 March 2026 and for the accounting period then ended

4, CASH AND CASH EQUIVALENTS

Cash on hand

Cash in banks

Cash equivalents (*)
TOTAL

As at
31 March 2026

B09a-DN

As at
31 December 2025

349.244.607 95.459.607
4.932,222.931 16.161.502.812
28.200.000.000 53.200.000.000

33.481.467.538

69.456.962.419

(*) Cash equivalents represented bank deposits with the original maturity of less than three
(3) months and earn interest at the applicable rates of 4,2% — 4,75% per annum.

5. HELD-TO-MATURITY INVESTMENTS

Bank deposits (*)

Deposit and lending interest

Loan

Loan to related parties (Nofes 25)

TOTAL

As at
31 March 2026

58.000.000.000

8.998.803.233
36.000.000.000
74.500.000.000

As at
31 December 2025

13.000.000.000
6.372.219.396

110.500.000.000

177.498.863.233

129.872.219.396

(*) Held-to-maturity investments comprise short-term bank deposits with original
maturities from three (3) to twelve (12) months at commercial banks, earning interest at a

rate of 6.8% per annum.

6. SHORT-TERM TRADE RECEIVABLES

Due from other parties
- Other customers

Due from related parties (Notes 25)
TOTAL

Provision for short-term trade receivables

NET

As at
31 March 2026

53.663.701.863
53.663.701.863

350.756.088.955

As at
31 December 2025

158.071.400.521
158.071.400.521

264.201.799.558

404.419.790.818

422.273.200.079

(508.879.492)

(508.879.492)

403.910.911.326

421.764.320.587
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NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 March 2026 and for the accounting period then ended

7. SHORT-TERM ADVANCES TO SUPPLIERS

Advances to suppliers
- Dong Tay Land Joint Stock Company

- Other suppliers
Advances to related parties

(Notes 25)
TOTAL

Provision for short-term advances to suppliers

NET

SHORT-TERM OTHER RECEIVABLES

Deposits for marketing and distribution service
contract of real estate projects

Other deposits

Refund for developer

Capital contributed under Business
Cooperation Contracts ("BCC")

Dividend

As at
31 March 2026

75.503.164.369
7.848.898.233
67.654.266.136

17.641.455.904

As at
31 December 2025

57.141.105.604
7.848.898.233
49.292.207.371

34.851.931.281

93.144.620.273

91.993.036.885

93.144.620.273

91.993.036.885

As at

31 March 2026

2.365.059.000.000
365.795.774
1.057.214.392.098
2.857.577.363

30.210.188.421

As at
31 December 2025

2.411.309.000.000
365.795.774
1.200.364.392.098
2.857.577.363

30.210.188.421

Advances to employees 3.747.647.249 4.550.353.673

Social house fee of Gold Hill Residences 15.000.000.000 15.000.000.000

project

Others 18.224.197.128 23.394.584.968
3.492.678.798.033  3.688.051.892.297

In which:

Due from other parties
Due from related parties (Notes 25)

Provision for other receivables

NET

14

26.046.196.232
3.466.632.601.801

(13.159.819.952)

25.502.283.932
3.662.549.608.365

(13.159.819.952)

3.479.518.978.081

3.674.892.072.345
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NOTES TO THE INTERIM SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 March 2026 and for the accounting period then ended

9.

10.

PROVISION FOR DOUBTFUL SHORT-TERM RECEIVABLES

Provision for trade receivables
Provision for other receivables
Provision for advances to suppliers

TOTAL

As at
31 March 2026

508.879.492
13.159.819.952

B09a-DN

As at
31 December 2025

508.879.492
13.159.819.952

13.668.699.444

13.668.699.444

Details of movements of provision for doubtful short-term receivables are as follows:

Beginning balance

Add : Provision created during the period
Less : Reversal of provision during the period

Ending balance

DEFERED EXPENSES

Short-term

Commission and advertising expenses
Tools and supplies

Others

TOTAL
Long-term
Tools and supplies

Others

TOTAL

Year 2026

13.668.699.444

Year 2025

13.495.347.647

13.668.699.444

13.495.347.647

As at
31 March 2026

56.784.985.556
96.242.405
12.347.666

As at
31 December 2025

63.648.106.736
16.849.537
62.364.333

56.893.575.627

63.727.320.606

200.869.060 205.169.214
143,472,222 144.097.222
344.341.282 349.266.436
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