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IDJ VIETNAM INVESTMENT JOINT STOCK COMPANY
3rd floor, Grand Plaza Commercial Center, 117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

STATEMENT OF THE BOARD OF GENERAL DIRECTORS

The Board of General Directors of IDJ Vietnam Investment Joint Stock Company (hereinafter referred
to as "the Company") presents this report together with the Company's audited separate financial
statements for the financial year ended 31 December 2025.

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

The members of the Board of Management, the Board of Supervisors, the Board of General Directors,
and the Chief Accountant who held office during the financial year ended 31 December 2025 and up to
the date of this report are as follows:

Board of Management

Mr. Nguyen Duc Quan Chairman
Mr. Nguyen Manh Cuong Member

" Mrs. Nguyen Thi Ngoc Ha Member
Mr. Ngo Thanh Trung Member

Board of Supervisors

Mrs. Dau Thi Thao Chief Supervisor Appointed on 05 June 2025
Mrs. Nguyen Thu Huong Chief Supervisor Dismissed on 04 June 2025
Mrs. Vu Thi Dinh Supervisor Appointed on 05 June 2025
Mrs. Ngo Thi Thanh Sac Supervisor Appointed on 05 June 2025
Mrs. Hoa Thi Hoe Supervisor Dismissed on 14 January 2025

General Director

Mr. Nguyen Manh Cuong General Director
Legal Representative

Chief Accountant

Mr. Nguyen Huu Dat

EVENTS AFTER THE BALANCE SHEET DATE

The Board of General Directors confirms that there have been no significant events occurring after 31
December 2025 which would require adjustments to or disclosures to be made in the separate financial
statements for the financial year ended 31 December 2025 of the Company.

THE AUDITOR

The accompanying separate financial statements for the financial year ended 31 December 2025 have
been audited by UHY Auditing and Consulting Company Limited.




IDJ VIETNAM INVESTMENT JOINT STOCK COMPANY
3rd floor, Grand Plaza Commercial Center, 117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

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

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

. Select suitable accounting policies and then apply them consistently;
. Make judgments and estimates that are reasonable and prudent;
. State whether applicable accounting principles have been followed, subject to any material

departures disclosed and explained in the separate financial statements;

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

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

The Board of General Directors confirms that the Company has complied with the above requirements
in preparing the separate financial statements.

The Board of General Directors is responsible for ensuring that proper accounting records are kept,
which disclose, with reasonable accuracy at any time, the separate financial position of the Company
and to ensure that the separate financial statements comply with Vietnamese Accounting Standards,
Vietnamese Corporate Accounting System and related legal regulations on the preparation and
presentation of the separate financial statements. It 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.

Nguyen Manh Cuong
General Director
Hanoi, 12 May 2026
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[ i UHY AUDITING AND CONSULTING COMPANY LIMITED
0 5" Floor, B2 Tower, Roman Plaza, To Huu Road,

Connect to possibility Dai Mo Ward, Hanoi, Vietham

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

INDEPENDENT AUDITORS’ REPORT

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

No: 679/2026/UHY-BCKT

We have audited the accompanying separate financial statements for the financial year ended 31
December 2025 of IDJ Vietnam Investment Joint Stock Company (hereinafter referred to as the
“Company”), which were prepared on 12 May 2026 as set out on page 06 to 62, including 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 separate Notes thereto.

Responsibilities of the Board of General Directors

The Board of General Directors of the Company is responsible for preparing and presenting the separate
financial statements to provide a true and fair view in conformity with Vietnamese Accounting
Standards, Vietnamese Corporate Accounting System and related legal regulations on-the preparation
and presentation of the separate financial statements and for such internal control as the Board of General
Directors determines is necessary to enable the preparation and presentation of the separate financial
statements that are free from material misstatements, whether due to fraud or error.

Responsibilities of the Auditors

Our responsibility is to express an opinion on these financial statements based on our audit. We
conducted our audit in accordance with the Vietnamese Standards on Auditing. Those standards require
that we comply with ethical requirements and plan and perform the audit to obtain reasonable assurance
whether the separate financial statements 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 auditor’s 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 auditor considers internal control relevant to the
entity’s preparation and presentation of the separate financial statements that give a true and fair view
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 entity’s internal control. An audit also includes

evaluating the appropriateness of accounting policies used-and the reasonableness of accounting

estimates made by the Board of General Directors, 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.

Auditing | Accounting | Tax | Consulting | Traning 4

An independent member of UHY International.
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INDEPENDENT AUDITORS’ REPORT (CONT’D)
Auditors’ opinion

In our opinion, the separate financial statements give a true and fair view, in all material respects, of the
financial position of IDJ Vietnam Investment Joint Stock Company as at 31 December 2025, and its
separate operating results and its separate cash flows for the year then ended in accordance with the
Vietnamese Accounting Standards, Vietnamese Corporate Accounting System and related legal
regulation on the preparation and presentation of the separate financial statements.

Other matter

The separate financial statements of the Company for the financial year ended 31 December 2024 were
audited by another audit firm, and the auditor expressed a qualified audit opinion in Audit Report No.

2.0336/25/TC-AC dated 28 March 2025. The qualified matters related to the recoverability of certain

overdue loans with outstanding principal and interest balances of VND 511.93 billion and VND 51.35
billion, respectively; and the recoverability of advances to employees for the implementation,
investment and development of potential projects amounting to VND 209.26 billion. The matter giving
rise to this qualified opinion was resolved by the Company during the financial year ended 31 December
2025 by recovering the advances, part of the loan principal and interest, waiving/reducing part of the
interest and making provision for the remaining value; therefore, it no longer affects the accompanying
separate financial statements.

Ha Minkh Long Tran Xuaii Thuong

Deputy General Director Auditor

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

On behalf of and representing
UHY AUDITING AND CONSULTING COMPANY LIMITED
Hanoi, 12 May 2026



IDJ VIETNAM INVESTMENT
JOINT STOCK COMPANY
3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B 01 — DN

SEPARATE BALANCE SHEET
As at 31 December 2025
ASSETS Code Notes 31/12/2025 01/01/2025
VND VND
CURRENT ASSETS 100 1,433,067,473,145  2,797,545,917,443
Cash and cash equivalents 110 Vi1 13,245,233,513 107,079,092,434
Cash 111 13,245,233,513 36,279,092,434
Cash equivalents 112 - 70,800,000,000
Short-term investments 120 V2 110,292,133,711 91,470,713,538
Held-for-trading securities 121 11,212,500,000 11,212,500,000
Provision for held-for-trading securities 122 (4,207,957,289) (4,029,377,462)
Held-to-maturity investments 123 103,287,591,000 84,287,591,000
Current accounts receivable 130 602,781,204,742 1,171,247,353,011
Short-term trade receivables 131 V.3 281,866,628,382 274,240,988,930
Short-term advances to suppliers 132 V4 280,668,414,018 42,908,918,254
Short-term loan receivables 135 . V.5 62,666,508,905 528,468,508,905
Other short-term receivables 136 V.6 78,185,719,426 339,515,549,062
Provision for doubtful short-term receivables 137 V.7 (100,606,065,989) (13,886,612,140)
Inventories 140 V.8 695,779,297,385 1,415,278,041,544
Inventories 141 695,779,297,385 1,415,278,041,544
Other current assets 150 10,969,603,794 12,470,716,916
Shori-ierm prepaid expenses 151 V.S 4,027,179,132 6,743,372,407
Value-added tax deductible 152 6,942,424,662 5,727,344,509
NON-CURRENT ASSETS 200 1,943,912,721,542 1,512,687,216,037
Long-term receivables 210 870,345,055,639 790,058,500,768
Long-term trade receivables 211 V3 14,982,746,347 40,667,454,457
Other long-term receivables 216 V.6 855,662,309,292 749,691,046,311
Provision for doubtful long-term receivables 219 V.7 (300,000,000) (300,000,000)
Fixed assets 220 1,856,686,638 2,811,609,162
Tangible fixed assets 221 V.10 1,821,685,739 2,758,941,599
- Cost 222 6,603,027,713 6,603,027,713
- Accumulated depreciation 223 (4,781,341,974) (3,844,086,114)
Intangible fixed assets 227 V.11 35,000,899 52,667,563
- Cost 228 110,420,000 110,420,000
- Accumulated amortization 229 (75,419,101) (57,752,437)
Investment properties 230 V.12 199,029,233,458 146,869,687,084
- Cost 231 250,376,716,049 193,165,302,659
- Accumulated depreciation 232 (51,347,482,591) (46,295,615,575)
Long-term assets in progress 240 30,037,480,988 -
Construction in progress 242 V.13 30,037,480,988 -
Long-term investments 250 V.2 729,312,293,716 244,821,994,783
Investments in subsidiaries 251 216,427,856,000 216,427,856,000
Investments in associates, jointly controlled 252 358,241,400,000 29,880,000,000
entities
Investment in other entities 253 246,058,671,500 24,177,500,000
Provision for long-term investments 254 (91,415,633,784) (25,663,361,217)
Other long-term assets 260 113,331,971,103 328,125,424,240
Long-term prepaid expenses 261 V.9 113,331,971,103 328,125,424,240
TOTAL ASSETS 270 3,376,980,194,687  4,310,233,133,480

The accompanying nofes are an integral part of the separale financial statements
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IDJ VIETNAM INVESTMENT
JOINT STOCK COMPANY
3rd Floor, Grand Plaza Commercial Center,

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 01 - DN
SEPARATE BALANCE SHEET (CONT’D)
As at 31 December 2025
RESOURCES Code Note 31/12/2025 01/01/2025
VYND VND
LIABILITIES 300 1,462,855,472,638  2,238,432,846,107
Current liabilities 310 1,053,594,470,560 2,056,203,814,224
Short-term trade payables 311 V.14 368,135,110,426 382,793,870,776
Short-term advances from customers 312 V.15 313,378,994,202 1,297,224,629,637
Tax and other payables to the State budget 313 V.16 36,940,772,167 38,144,349,474
Payables to employees 314 1,734,956,892 2,020,291,678
Short-term accrued expenses 315 V.17 3,061,351,313 2,248,230,426
Short-term other payables 319 V.18 216,012,812,284 208,809,568,957
Short-term loan and finance lease obligations 320 V.19 113,646,929,400 124,279,329.400
Bonus and welfare fund 322 683,543,876 683,543,876
Non-current liabilities 330 . . 409,261,002,078 182,229,031,883
Other long-term liabilities 337 V.18 6,348,402,078 11,279,631,883
Long-term loans and finance lease obligations 338 V.19 402,912,600,000 170,949,400,000
OWNERS’ EQUITY 400 1,914,124,722,049  2,071,800,287,373
Capital 410 V.20 1,914,124,722,049  2,071,800,287,373
Contributed charter capital 411 1,734,901,930,000 1,734,901,930,000
- Shares with voting rights 4lla 1,734,901,930,000 1,734,901,930,000
Share premium 412 1,523,000,000 1,523,000,000
Retained earnings/Accumulated losses 421 177,699,792,049 335,375,357,373
- Undistributed earnings by the end of prior 421a 335,375,357,373 238,672,543,223
year
- Undistributed after-tax profit for the current  421b (157,675,565,324) 96,702,814,150
year
TOTAL LIABILITIES AND OWNERS’ 440 3,376,980,194,687  4,310,233,133,480

EQUITY

Preparer

Nguyen Quang Hoc

Nguyen Huu Dat

Hanoi, 12 May 2026

Nguyen Manh Cuong

The accompanying notes are an integral part of the separate financial statements
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SEPARATE FINANCIAL STATEMENTS
For the financial year
ended 31 December 2025

IDJ VIETNAM INVESTMENT
JOINT STOCK COMPANY
3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

Form B 02 - DN

SEPARATE INCOME STATEMENT
For the year ended 31 December 2025

Items Code Note Year 2025 Year 2024

VND VND
Revenue from sale of goods and rendering of 01 V1.1 1,058,639,824,373 717,532,138,019
services
Deductions 02 - -
Net revenue from sale of goods and 10 1,058,639,824,373 717,532,138,019
rendering of services
Cost of goods sold and services rendered 11 V1.2 780,700,465,148 466,325,773,201
Gross profit/(loss) from sale of goods and 20 277,939,359,225 251,206,364,818 Q,
rendering of services k
Finance income 21 VL3 5,336,846,511 5,967,814,701
Finance expenses 22 VI4 127,269,467,933 33,851,538,206 ‘/2,
- In which: Interest expenses 23 21,753,973,247 15,795,778,003 ‘;(
Selling expenses 25 VL5 187,533,991,014 108,891,561,004
General and adminislralive expenses’ 26 VL5 106,160,607,700 25,260,009,331 ﬁ
Operating profit/(loss) 30 (137,687,860,911) 89,171,070,978 \
Other income 31 VI.7 17,244,085,689 38,638,016,657 Tl
Other expenses 32 VL8 37,231,790,102 5,842,906,013 'ﬂ/
Other profit/(loss) 40 (19,987,704,413) 32,795,110,644 ;
Accounting protit/(loss) before tax 50 (157,675,565,324) 121,966,181,622
Current corporate income tax expense 51 V1.9 - 25,263,367,472
Deferred tax income/(expense) 52 - =
Net profit/(loss) after tax 60 (157,675,565,324) 96,702,814,150

Preparer

»LL/

Nguyen Quang Hoc

Nguyen Huu Dat

Hanoi, 12 May 2026

Nguyen Manh Cuong

The accompanying notes are an integral part of the separate financial statements




IDJ VIETNAM INVESTMENT
JOINT STOCK COMPANY
3rd Floor, Grand Plaza Commercial Center,

SEPARATE FINANCIAL STATEMENTS
For the financial year
ended 31 December 2025

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 03 - DN
SEPARATE CASH FLOW STATEMENT
(Applying the indirect method)
For the financial year ended 31 December 2025
Items Code Note Year 2025 Year 2024
VND VND
Cash flows from operating activities
Profit/(loss) before tax 01 (157,675,565,324) 121,966,181,622
Adjustments for:
Depreciation and amortisation 02 6,198,413,853 5,068,065,031
Provisions 03 152,650,306,243 79,185,845
(Profits) from investing activities 05 (5,336,846,511) (5,967,814,701)
Interest expenses 06 21,753,973,247 15,795,778,003
Operating profit before changes in working 08 17,590,281,508 136,941,395,800
capital
‘Increase, decrease in receivables 09 267,760,466,263 104,024,550,536
Increase, decrease in inventories 10 662,095,706,456 275,359,157,833
Increase, decrease in payables (excluding 11 (1,025,030,364,804)  (632,323,036,859)
" interest, corporate income tax)
Increase, decrease in prepaid expenses 12 217,509,646,412 80,130,154,070
Interest paid 14 (20,955,018,360) (17,055,459,014)
Corporate income tax paid 15 (1,476,466,427) (12,585,682,512)
Net cash flows from operating activities 20 117,494,251,048 (65,508,920,146)
Cash flows from investing activities
Purchase and construction of fixed assets and 21 (1,237,778,113) (588,140,000)

other long-term assets

e g
e~

Loans to other entities and payments for purchase = 23 (81,020,000,000) (58,320,000,000)

of debt instruments of other entities

Collections from borrowers and proceeds from 24 61,000,000,000 87,687,591,000

sale of debt instruments of other entities

Payments for investments in other entities (net of 25 ~ (414,842,571,500) -

cash hold by entity being acquired)

Interest and dividends received 27 3,441,439,644 3,637,512,271
Net cash flows from investing activities 30 (432,658,909,969) 32,416,963,271
The accompanying notes are an integral part of the separate financial statements 9
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 03 —DN

SEPARATE CASH FLOW STATEMENT (CONT’D)

(Applying the indirect method)
For the financial year ended 31 December 2025

Items Code Note Year 2025 Year 2024
VND VND

Cash flows from financing activities
Drawdown of borrowings 33 315,676,000,000 99,954,000,000
Repayment of borrowings 3 (94,345,200,000) (46,994,100,000)
Net cash flows from financing activities 40 221,330,800,000 52,959,900,000
Net increase/(decrease) in cash for the year 50 (93,833,858,921) 19,867,943,125
Cash and cash equivalents at the beginning of the 60 V.1 107,079,092,434 87,211,149,309

year :
Cash and cash equivalents at the end of the year 70 V.1 13,245,233,513 107,079,092,434

Hanoi, 12 May 2026

Preparer : Chief Accountant Feneral Director

er(/

A

o/ CONG TY \2)

SIAY -1.8
Nguyen Quang Hoc Nguyen Huu Dat Nguyen Manh Cuong

The accompanying notes are an integral part of the separate financial statements 10
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS

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

I.
1.

BUSINESS HIGHLIGHTS
Structure of ownership

IDJ Vietnam Investment Joint Stock Company, hereinafter referred to as the “Company”, was
established and operates under Enterprise Registration Certificate for a joint stock company No.
0102186593 issued by the Hanoi Department of Planning and Investment, with the first registration
dated 15 March 2007 and the 25th amended registration dated 13 August 2025 issued by the Hanoi
Department of Finance.

The Company is listed on the Hanoi Stock Exchange (HINX) under the stock code IDJ.

The charter capital, as stated in the Enterprise Registration Certificate initially issued on 15 March
2007 and amended for the 25th time on 13 August 2025, is VND 1,734,901,930,000, divided into
173,490,193 shares with a par value of VND 10,000 per share.

The Company’s head office is located at: 3rd Floor, Grand Plaza Commercial Center, No. 117
Tran Duy Hung Street, Yen Hoa Ward, Hanoi City, Vietnam.

The total number of employees as at 31 December 2025 was 32 (it was 46 as at 31 December 2024).
Business lines
The Company’s principal business activities include:

- Real estate business, including trading of land use rights owned, used or leased;
- Construction of other civil engineering works;

- ‘I'rading of agricultural products.

Normal operating cycles

The average operating cycle of the Company’s real estate transfer activities starts from the stage of
applying for the investment licence, carrying out site clearance and.basic construction to the stage of
completion. Therefore, the operating cycle of the Company’s real estate transfer activities is usually
more than 12 months.

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

11
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IDJ VIETNAM INVESTMENT
JOINT STOCK COMPANY
3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS

For the financial year
ended 31 December 2025
Form B 09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

I

4.

BUSINESS HIGHLIGHTS (CONT’D)

Corporate structure
Subsidiaries:
Company name Head office address | Main business | Contributed | Benefit | Voting
activities capital ratio | ratio ratio
Apec Hoa Binh Nuoc Vai Hamlet, Hotels, tourism 69.98%| 69.98%)]| 69.98%
Investment Joint Stock |Luong Son Commune,
Company Phu Tho Province
Thai Nguyen Printing [No. 8, Group 23, Phan  |Printing 99.90%| 99.90%| 99.90%
Joint Stock Company |Dinh Phung Ward, Thai
Neuyen Province

Operating status of subsidiaries during the year

The subsidiaries are all in the project investment stage and have no principal production and business
activities during the year. At present, the investment projects are in the process of applying for
investment licences; therefore, almost no additional project-related expenses were incurred.

Associate companies:

Company name Head office address | Main business | Contributed | Benefit | Voting
activities capital ratio | ratio ratio
ASC Construction 5th Floor, Chamvit Restaurant and 100.00%| 37.00%| 37.00%
Investment Joint Stock |Building, 117 TranDuy |food services
Company Hung Street, Yen Hoa
Ward, Hanoi City
Dubai International Yen Ninh Street, Dong  |Real estate 22.57%| 40.00%]| 40.00%
Investment Joint Stock |Hai Ward, Khanh Hoa  [business
Company Province, Vietnam
Diem Thuy North-South Junction, Construction of 49.99%| 49.99%| 49.99%
Infrastructure Group 11, Gia Sang other civil
Construction Ward, Thai Nguyen engineering works
Investment Joint Stock |Province, Vietnam
Company
Duc Phu Gia Binh 439 Tran Quy Cap Short-term 38.00%| 38.00%)| 38.00%
Thuan Joint Stock Street, Tuyen Quang accommodation
Company Commume, Lam Dong ~ |services
Province, Vietnam

Statement on comparability of information in the separate financial statements

The comparative figures are those presented in the audited separate financial statements for the
financial year ended 31 December 2024 and are fully comparable.

12
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

II.

1.

111

IV.

FINANCIAL YEAR AND ACCOUNTING CURRENCY
Financial year

The financial year of the Company is from 1 January to 31 December of the calendar year. The
accompanying separate financial statements have been prepared for the financial year ended 31
December 2025.

Accounting currency

The separate financial statements are presented in Vietnamese Dong (VND) as the transactions
are primarily conducted in Vietnamese Dong.

ACCOUNTING STANDARDS AND SYSTEMS
Accounting standards and systems

The Company applies Vietnamese Accounting Standards and the Vietnamese Corporate Accounting
System promulgated under Circular No. 200/2014/TT-BTC dated 22 December 2014 issued by the
Ministry of Finance guiding the Vietnamese Corporate Accounting System, and Circular No.
53/2016/TT-BTC dated 21 March 2016 amending and supplementing a number of articles of
Circular No. 200/2014/TT-BTC, together with other circulars providing guidance on the
implementation of accounting standards issued by the Ministry of Finance and other related legal
regulations on the preparation and presentation of the separate financial statements.

Statement of compliance with accounting standards and systems

The Board of General Directors ensures compliance with the requirements of the Vietnamese
Accounting Standards and the Vietnamese Corporate Accounting System promulgated under
Circular No. 200/2014/TT-BTC dated 22 December 2014 issued by the Ministry of Finance guiding
the Vietnamese Corporate Accounting System, and Circular No. 53/2016/TT-BTC dated 21 March
2016 amending and supplementing a number of articles of Circular No. 200/2014/TT-BTC,
together with other circulars providing guidance on the implementation of accounting standards
issued by the Ministry of Finance and other related legal regulations on the preparation and
presentation of the separate financial statements.

SIGNIFICANT ACCOUNTING POLICIES

The following are the significant accounting policies applied by the Company in the preparation of
these separate financial statements:

Basis for preparation of the financial statements
The accompanying separate financial statements are presented in Vietnamese Dong (VND), in
accordance with Vietnamese Accounting Standards, the Vietnamese Corporate Accounting System

and related legal regulations on the preparation and presentation of separate financial statements.

The separate financial statements have been prepared on the accrual basis of accounting (except for
information relating to cash flows).

13
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

Iv.

2.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Accounting estimates

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

estimates and assumptions.
Cash and cash equivalents
Cash comprises cash on hand, demand deposits at banks and cash in transit.

Cash equivalents are short-term investments with original maturities of not more than 3 months,
which are readily convertible into known amounts of cash and subject to an insignificant risk of

changes in value.
Financial investments

Trading securities

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

Trading securities are recorded in the accounting books at cost. The cost of trading securities is
determined based on the fair value of the payments at the transaction date plus costs relating to
the purchase of trading securities.

All trading securities of the Company are unlisted securities and are recognised when the
Company officially obtains ownership rights in accordance with the law.

Interest, dividends and profits of the periods before the trading securities are purchased are
accounted for as a reduction in the value of such trading securities. Interest, dividends and profits
of the periods after the trading securities are purchased are recognised as revenue. Dividends
received in shares are only monitored in terms of the additional number of shares, and the value

of the shares received is not recognised.

For trading securities that are shares of unlisted organisations, provision for diminution in value
of trading securities is made when the issuer incurs losses, with the provision amount equal to
the difference between the actual invested capital of the parties in the issuer and the actual
owners’ equity as at the end of the accounting period, multiplied by the Company’s ownership
ratio of actually contributed charter capital in that organisation. '

Increases or decreases in the amount of the provision for impairment of trading securities that
need to be established at the end of the accounting period are recorded as financial expenses.

Profits or losses from the transfer of trading securities are recorded as financial operating
revenue or financial expenses. The cost of goods sold is determined using the specific
identification method.
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IV.

4.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Financial investments (Cont’d)
Held-to-maturity investments

Held-to-maturity investments comprise investments that the Company has the intention and
ability to hold to maturity. Held-to-maturity investments include term deposits at banks. Interest
income from term deposits at banks is recognised in the Income Statement on an accrual basis,
determined at the end of each interest calculation period and as at 31 December 2025, based on
the interest rate and term of each deposit contract.

Loans

Loans are measured at cost less provision for doubtful debts. Provision for doubtful debts for
loans is made based on the expected level of losses that may be incurred.

Investments in subsidiaries and associated companies
Subsidiaries

A subsidiary is a business entity under the control of the Company. This control is achieved
when the Company has the ability to monitor the financial and operational policies of the
investee business in order to obtain economic benefits from its activities.

Associates

An assaciate company. is a business in which the Company has significant influence but no
control over its financial and operational policies. Significant influence is demonstrated by the
right to participate in making decisions about the financial and operational policies of the
investee company, but without controlling these policies.

Initial recognition

Investments in subsidiaries and associates are initially recognized at cost, including the purchase
price or capital contribution plus any costs directly related to the investment. In the case of
investments in non-monetary assets, the cost of the investment is recognized at the fair value of
the non-monetary asset at the time of the investment.

Dividends and profits from years prior to the investment being acquired are accounted for as a
reduction in the value of the investment itself. Dividends and profits from periods after the
investment is acquired are recognized as revenue. Dividends received in the form of shares are
only tracked by the increase in the number of shares received, not the value of the shares

received.
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JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

Iv.

4.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Financial investments (Cont’d)
Provision for losses on investments in subsidiaries and associates.

Provision for losses on investments in subsidiaries and associates is made when the subsidiaries
and associates incur losses, with the provision amount equal to the difference between the actual
invested capital of the parties in the subsidiaries and associates and the actual owners’ equity as
at the end of the accounting period, multiplied by the Company’s ownership ratio of actually
contributed charter capital in the subsidiaries and associates.

If a subsidiary or associate is required to prepare consolidated financial statements, the basis for
determining the provision for losses is the consolidated financial statements.

Increases or decreases in the provision for losses on investments in subsidiaries and associates
required to be made as at the end of the accounting period are recognised in financial expenses.

Investments in equity instruments of other entifies.

Tnvestments in equity instruments of other entities include investments in equity instruments
where the Company does not have control, co-control, or significant influence over the invested
entity.

Investments in equity instruments of other entities are initially recognized at cost, including the
purchase price or capital contribution plus direct costs associated with the investment. Dividends
and profits from years prior to the investment are accounted for as a reduction in the value of
the investment itself. Dividends and profits from periods after the investment is acquired are
recognized as revenue. Dividends received in the form of shares are only tracked by the number
of additional shares received, not the value of the shares received.

Provisions for losses on investments in equity instruments of the entity are established as
follows:

- For investments in listed shares or where the fair value of the investment can be reliably
determined, the provision is based on the market value of the shares.

- For investments whose fair value cannot be determined at the reporting date, the provision
is based on the loss of the invested entity, with the provision amount equal to the difference
between the actual investment capital of the parties in the entity and the actual equity capital
at the end of the accounting period multiplied by the ratio of the Company's actual
contributed capital in that entity.

Increases or decreases in the provision for investment losses in equity instruments of other
entities that need to be set aside at the end of the accounting period are recognized as financial
expenses. '
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IVv.

5.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Receivables and provision for doubtful debts

Receivables comprise trade receivables, prepayments to suppliers and other receivables as at
the reporting date.

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

- Trade receivables reflect commercial receivables arising from purchase and sale
transactions between the Company and the buyer - independent of the Company;

- Other receivables reflect non-commercial receivables that are not related to purchase and
sale transactions.

Provision for doubtful debts is made by the Company for overdue receivables as stipulated in
economic contracts, contractual commitments, or debt agreements, for which the Company has
made multiple claims but has not yet been paid. The determination of overdue debt is based on
the original repayment period stated in the purchase and sale contract, regardless of any debt
extension agreements between the parties. It also applies to receivables that are not yet due but
where the debtor has declared bankruptcy, is undergoing dissolution, is missing, absconded, or
when the debt is recovered. ' T '

Increases or decreases in the provision for doubtful debts at the reporting date are recognized in
general and administrative expenses.

Inventories

" Inventories are measured at the lower of cost and net realisable value.

The cost of inventories is determined as follows:

- Raw materials and goods: comprise purchase costs and other directly attributable costs
incurred in bringing the inventories to their present location and condition.

- Work in progress: comprises costs of main raw materials, labour costs, costs of hiring
contractors to perform components of real estate projects and other related costs.

- Finished real estate products: comprise land use right costs, direct costs and related general
costs incurred during the process of investment and construction of real estate.

- Real estate goods: comprise costs of raw materials, land use right costs, direct costs and
related general costs incurred during the process of investment and construction of real
estate.

The cost of inventories issued for production and business purposes is calculated using the
weighted average method. Inventories are accounted for using the perpetual inventory method.

Net realisable value is the estimated selling price of inventories in the ordinary course of

production and business less the estimated costs of completion and the estimated costs
necessary to make the sale. '
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3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025 -
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

(These notes are an integral part of and should be read in conjunction with the accompanying separate financial statements)
IV. SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

6. Inventories (cont’d)

Provision for diminution in value of inventories of the Company is made for the expected loss
in value due to decreases in value (obsolescence, damage, poor quality, etc.) of inventories
owned by the Company, based on evidence of impairment as at the end of the accounting period.
Any increase or decrease in the provision for diminution in value of inventories is recognised
in cost of goods sold during the period.

Cost of real estate sold is recognised in the income statement based on the direct costs forming
the real estate and general costs allocated on the basis of the corresponding area of such real
estate.

T Prepaid expenses

Prepaid expenses comprise actual expenses incurred but relating to the results of production and
business activities of multiple accounting periods. These prepaid expenses are allocated over
the prepaid period or the period in which the corresponding economic benefits are generated
from these expenses.

The Company’s prepaid expenses mainly comprise:
Project selling expenses

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

Design and interior finishing expenses for commercial centres

Interior finishing expenses for commercial centres incurred on a one-off basis with significant
value are allocated to expenses using the straight-line method.

Interest support expenses

Interest support expenses for customers borrowing from banks to pay for apartment purchases,
with support periods ranging from 18 months to 24 months, are transferred to the results of
business activities of the accounting period when the apartments are handed over and revenue

is recognised.
Committed profit expenses for leased apartments

Committed profit expenses for leased apartments at Apec Mandala Wyndham Mui Ne are
allocated to expenses using the straight-line method over the prepaid period to apartment owners

(from 3 to 6 months per payment).
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117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09— DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

Iv.

8.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Tangible fixed assets and depreciation

The recognition and depreciation of tangible fixed assets are carried out in accordance with
Vietnamese Accounting Standard No. 03 - Tangible Fixed Assets, and Circular No.
200/2014/TT-BTC dated 22 December 2014, of the Ministry of Finance guiding the accounting
corporate accounting system.

The historical cost of purchased tangible fixed assets includes the purchase price and all costs
directly related to bringing the asset into a ready-to-use state. The historical cost of fixed assets
constructed by contractors includes the value of the completed and handed-over project, directly
related costs, and registration fees. The historical cost of self-constructed or self-made tangible
fixed assets includes the actual cost of the self-constructed or self-made tangible fixed assets
and installation and commissioning costs.

Tangible fixed assets are depreciated using the straight-line method based on their estimated
useful life. The specific depreciation periods are as follows:

Assets Number of years of
depreciation

- Buildings and structures 05 - 06

- Machinery and equipment 06

- Tfanspdrtation vehicles 06

- Management equipment and tools 03 -G8

The historical cost of fixed assets invested in construction is the final settlement value of the
project when it is put into use. If the fixed asset has been put into use but the final settlement
has not yet been completed, the historical cost is accounted for at a provisional price and
adjusted after the project is completed. When the final settlement of a completed construction
project shows a difference between the provisional value and the final settlement value, the
Company will adjust the historical cost of the fixed asset according to the final settlement value
approved by the competent authority, without adjusting the depreciation expense already
deducted from the time the fixed asset was completed and handed over for use until the time the
final settlement is approved. The depreciation expense after the final settlement is determined
by taking the approved final settlement value of the fixed asset minus (-) the amount of
depreciation already deducted up to the time of approval of the final settlement of the fixed asset
divided by (:) the remaining depreciation period of the fixed asset as stipulated.
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IV.

9,

10,

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Intangible fixed assets and amortisation

Intangible fixed assets are stated at cost less accumulated amortisation.

The cost of intangible fixed assets comprises all costs incurred by the Company to acquire the
fixed assets up to the time when such assets are ready for use. Costs relating to intangible fixed
assets incurred after initial recognition are recognised as production and business expenses
during the year, unless these costs are associated with a specific intangible fixed asset and
increase the economic benefits from these assets.

When intangible fixed assets are sold or liquidated, their cost and accumulated amortisation are
derecognised, and gains or losses arising from liquidation are recognised in income or expenses
during the year.

The Company’s intangible fixed assets comprise:

Land use rights

T and nee 1 rmhfe rpnrpr.:r:-nf all actual costs incurred bv the r’ﬂmn{—lnv that are dll’f‘(‘ﬂ\l related to

the land used mcludmg payments made to obtain laiid use rights, compensation and site

clearance costs, land levelling costs, registration fees, etc. Land use rights are amortised using
the straight-line method over the land allocation period.

Computer software

Costs relating to computer software that is not an integral part of the related hardware are
capitalised. The cost of computer software comprises all costs incurred by the Group up to the
time when the software is put into use. Computer software is amortised using the straight-line

method over 3 years.

Investment properties

The Company’s investment properties are commercial centre floors, offices and car parking
basements that are leased on a long-term basis and used for subleasing.

Investment properties held for lease are stated at cost less accumulated depreciation. The cost
of investment properties comprises all costs incurred by the Company to acquire the investment
properties up to the time when they are handed over by the lessor and ready for operation.

Costs relating to investment properties incurred after initial recognition are recognised in
expenses, unless it is probable that these costs will enable the investment properties to generate
future economic benefits in excess of the originally assessed standard of performance, in which
case they are added to the cost.
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

(These notes are an integral part of and should be read in conjunction with the accompanying separate financial statements)
Iv. SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

10. Investment properties (Cont’d)

Investment properties used for lease are depreciated using the straight-line method over the
period from the date on which the Company puts them into use. Investment properties are
depreciated up to the expiry date of the lease contracts. The depreciation periods of investment
properties are as follows:

Investment properties Number of months of
depreciation

- Commercial centre kiosks 530 - 537

- Commercial centre floors, offices and car parking basements 561

- API Bac Ninh apartments 450

11. Construction in progress

Construction in progress is recognised at cost, reflecting costs directly attributable, including

related borrowing costs-in accordanece-with-the'Company’s accounting policiss, to assets-under - .-

construction, machinery “and equipment under installation for production, leasing and
management purposes, as well as costs relating to repairs of fixed assets in progress.

Depreciation of these assets is applied in the same manner as for other assets, commencing when

the assets are ready for use.
12. Payables, accrued expenses and provisions
Payables and accrued expenses

Payables and accrued expenses are recognised for amounts payable in the future relating to
goods and services already received. Accrued expenses are recognised based on reasonable
estimates of amounts payable.

The classification of payables into trade payables, accrued expenses and other payables is
determined based on the following principles:

- Trade payables represent payables of a commercial nature arising from transactions for the
purchase of goods, services or assets, where the suppliers are entities independent of the

Company;
- Accrued expenses represent payables for goods and services already received from
suppliers or already provided to customers but not yet paid due to the absence of invoices

or incomplete accounting documentation, as well as payables to employees for unused
annual leave, and accrued production and business expenses;

- Other payables represent payables that are non-commercial in nature and not related to
transactions for the purchase, sale or provision of goods and services.
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IV.

13.

14.

15.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Owner Equity

Owner's equity

Owner's equity is recorded based on the actual capital contributed by sharcholders.

Share premiums

Share premiums is recorded as the difference between the issue price and the par value of shares
upon initial or supplementary issuance, the difference between the reissue price and the book
value of treasury shares, and the capital component of convertible bonds upon maturity. Direct
costs related to supplementary share issuance and reissue of treasury shares are recorded as a
reduction in the share premiums.

Profit distribution

Profit after corporate income tax is distributed to shareholders after appropriations to reserves
in accordance with the Company’s Charter and applicable laws and regulations, and upon
approval by the General Meeting of Shareholders.

The distribution of profits to shareholders takes into consideration non-cash items included in
retained earnings, which may affect cash flows and the Company’s ability to pay dividends,
such as gains arising from the revaluation of assets contributed as capital, gains from the
remeasurement of monetary items, and other non-cash financial instruments.

Dividends are recognized as liabilities upon approval by the General Meeting of Shareholders.

Revenue recognition

Revenue is recognised when the Company is able to obtain economic benefits that can be
measured. reliably. Net revenue is determined at the fair value of the amounts received or
receivable after deducting trade discounts, sales allowances and sales returns.

Revenue from the sale of real estate

Revenue from sale of real estate is recognised when all five (5) of the following conditions are
simultaneously satisfied:

- The real estate has been fully completed and handed over to the buyer, and the enterprise
has transferred the risks and rewards associated with ownership of the real estate to the

buyer;
- The enterprise no longer retains the right to manage the real estate as the owner of the real
estate or the right to control the real estate;

- Revenue can be measured reliably;

- The enterprise has obtained or will obtain economic benefits from the sale of real estate;

- The costs relating to the sale of real estate can be determined.

22

WON R e v

- A NN

M



IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31-December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B 09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IVv.

15.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)
Revenue recognition (cont’d)
Apartment handover and repossession policy

Customers who sign sale and purchase contracts for projects in which the Company is the
investor will be handed over apartments when they have paid at least 30% of the apartment
value, including VAT, and 2% maintenance fund. Customers may choose to make payments in
several instalments, up to a maximum of 63 months from the apartment handover date.

If customers (buyers) fail to pay the amounts due and late payment interest for more than 30
days from the due date of each instalment, or if the overdue payment period of all instalments
payable under the contractual agreement exceeds 60 days, the Company has the right to send a
written notice of contract termination, and the Company is entitled to sell the apartment to
another customer without the buyer’s consent.

Revenue from operating leases

Revenue from operating leases is recognised using the straight-line method over the lease term.
Lease.payments received in advance for multiple periods are allocated to revenue in-accerdance

with the lease term.
Revenue from sale of goods

Revenue from sale of goods is recognised when all five (5) of the following conditions are
simultaneously satisfied:

- The business has transferred the risks and benefits associated with ownership of the goods
to the buyer;

- The business no longer holds the right to manage the goods as the owner or the right to
control the goods;

- The revenue is determined with reasonable certainty. When the contract stipulates that the
buyer has the right to return the purchased goods under specific conditions, revenue is only
recognized when those specific conditions no longer exist and the buyer does not have the
right to return the goods (except in cases where the customer has the right to return the
goods in exchange for other goods or services).

- The business has received or will receive economic benefits from the sales transaction;

- The costs related to the sales transaction can be determined.

Interest

Interest is recognized on a time basis and at the actual interest rate for each period.

Dividends and profits distributed
Dividends and profits distributed are recognized when the Company is entitled to receive

dividends or profits from capital contributions. Dividends received in the form of shares are
only tracked by the number of additional shares received, not the value of the shares received.
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

IV.

16.

17.

18.

SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

Borrowing costs
Borrowing costs include interest on loans and other expenses directly related to the loans.

Borrowing costs are recognized as expenses when incurred. If borrowing costs are directly
related to the investment in construction or production of an asset under construction that
requires a sufficiently long period (over 12 months) to be put into use for its intended purpose
or sold, then these borrowing costs are included in the value of that asset. For specific loans
used for the construction of fixed assets or investment properties, interest is capitalized even if
the construction period is less than 12 months. Income arising from the temporary investment
of loans is recorded as a reduction in the original cost of the related asset. -

For general loans that are used for the investment in construction or production of an asset under
construction, the capitalized borrowing costs are determined according to the capitalization rate
of the weighted average cumulative costs incurred for the investment in construction or
production of that asset. The capitalization rate is calculated using the weighted average interest
rate of outstanding loans during the period, excluding specific loans used to finance the creation
of a particular asset.

Expenses
Expenses are amounts that reduce economic benefits and are recognized at the time a transaction
occurs or when there is a relatively certain likelihood of them occurring in the future, regardless

of whether the money has been spent or not.

. Expenses and the revenue they generate must be recognized simultaneously according to the

matching principle. In cases where the matching principle conflicts with the prudence principle,
expenses are recognized based on their nature and the provisions of accounting standards to
ensure that the transaction is reflected fairly and reasonably.

Taxes and other payables to the State budget

Value-added tax (VAT)

The Company declares and calculates value-added tax in accordance with the guidance of the
prevailing Law on value-added tax.

Corporate income tax (CIT)

The current tax payable for the year is calculated based on taxable income for the period.
Taxable income differs from profit before tax presented in the income statement where the
Company adjusts deferred tax items or applies accounting policies that recognise revenue and
expenses differently from the tax policies of the current year, excludes income or expenses that
are taxable or deductible in other periods, and excludes items that are non-taxable or non-
deductible. The current corporate income tax rate applicable for the current period is 20%.
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

(These notes are an integral pari of and should be read in conjunction with the accompanying separate financial statements)
1V. SIGNIFICANT ACCOUNTING POLICIES (CONT’D)

18. Taxes and other payables to the State budget (Cont’d)

Taxable profit is determined based on the results of business activities after adjustments for non-

taxable income and non-deductible expenses. The determination of taxable profit and current
corporate income tax expense is based -on the prevailing tax regulations. However, these
regulations change from time to time and the final determination depends on the inspection
results of the competent tax authorities.

The corporate income tax rate for the financial year ended 31 December 2025 is 20%.

The determination of the Company’s corporate income tax is based on the prevailing tax
regulations. However, these regulations change from time to time and the final determination of
corporate income tax depends on the inspection results of the competent tax authorities. Other
taxes and fees are declared and paid by the enterprise to the local tax authorities in accordance
with the prevailing tax laws in Vietnam.

Deferred income tax

Deferred income tax is the corporate income iax ihat will be payable or rccoverable duc to
temporary differences between the carrying amounts of assets and liabilities for financial
statement preparation purposes and their tax bases. Deferred income tax liabilities are
recognised for all taxable temporary differences. Deferred income tax assets are recognised only
when it is probable that taxable profits will be available in the future against which these
deductible temporary differences can be utilised.

" The carrying amount of deferred.corporate. income. tax. assets is reviewed at the end of the.

financial year and is reduced to the extent that it is probable that sufficient taxable profits will
be available to allow the benefit of part or all of the deferred income tax assets to be utilised.
Previously unrecognised deferred corporate income tax assets are reviewed at the end of the
financial year and are recognised when it is probable that sufficient taxable profits will be
available to utilise these unrecognised deferred income tax assets.

Deferred income tax assets and deferred income tax liabilities are measured at the tax rates
expected to apply in the year when the asset is recovered or the liability is settled, based on the
tax rates enacted as at the end of the financial year. Deferred income tax is recognised in the
Income Statement and is recognised directly in owners’ equity only when the tax relates to items
recognised directly in owners’ equity. :

Deferred income tax assets and deferred income tax liabilities are offset when:

e  The Company has a legally enforceable right to offset current income tax assets against
current income tax liabilities; and

e These deferred income tax assets and deferred income tax liabilities relate to corporate
income tax administered by the same tax authority:

- For the same taxable entity; or

- The Company intends to settle current income tax liabilities and current income tax
assets on a net basis, or to realise the assets and settle the liabilities simultaneously in
cach future period in which material amounts of deferred income tax liabilities or
deferred income tax assets are settled or recovered.
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Iv.

19.

20,

SIGNIFICANT ACCOUNTING POLICIES (CCNT’D)

Related parties

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

e  Enterprises that have control over, or are directly or indirectly controlled through one or
more intermediaries, or are under common control with the Company, including the parent
company, subsidiaries within the same Group, joint venture parties, jointly controlled
entities and associates.

e  Individuals who have, directly or indirectly, voting rights in the reporting enterprises that
give them significant influence over those enterprises, and key management personnel who
have authority and responsibility for planning, managing and controlling the activities of
the Company, including close family members of these individuals.

e  Enterprises in which the individuals referred to above directly or indirectly hold voting
rights or over which such individuals may exercise significant influence.

In considering each related party rélationship, attention is directed to the substance of the

relationship and not merely its legal form.

Segment reporting

A business segment is a distinctly identifiable part involved in the production or provision of
products or services and having different economic risks and benefits than other business

- segments.

A geographical segment is a distinctly identifiable part involved in the production or provision
of products or services within a specific economic environment and having different economic
risks and benefits-than business segments in-other economic environments.

Segment information is pfepared and presented in accordance with the accounting policies
applicable to the preparation and presentation of the Company's financial statements.

SUPPLEMENTARY INFORMATION TO ITEMS PRESENTED IN THE STATEMENT
OF FINANCIAL POSITION

Cash and cash equivalents

- Cash onhand

- Cash at bank

- Cash equivalents
+ Time deposits with an original maturity
of not more than three months

Total

31/12/2025
VND

01/01/2025
VND

896,483
13,244,337,030

12,530,293
36,266,562,141
70,800,000,000
70,800,000,000

13,245,233,513

107,079,092,434
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS

For the financial year
ended 31 December 2025
Form B09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

9. Prepaid expenses

a) Short-term

Expenses for subleasing commercial centre premises
Interest support expenses for project sales
Others

b) Long-term

Expenses for design and interior finishing of the centre

Expenses for leasing ventilation systems, gas supply
and telescopes

Selling expense of projects

+ Mandala Grand Phu Yen Project

+ Mandala Hotel and Suites Hai Duong Project

+ Diamondpark Lang Son Project

+ Wyndham Mui Ne - Binh Thuan Project

Expenses for committed profit of Condotel Wyndham
Mui Ne — Binh Thuan '

Others

Total

31/12/2025 01/01/2025
VND VND
4,027,179,132 6,743,372,407
343,640,363 371,806,169
3,655,273,783 6,218,045,551
28,264,986 153,520,687
113,331,971,103 328,125,424,240

3,358,680,844
1,236,190,109

95,081,551,125
6,917,613,439
4,615,345,882
4,536,100,722
79,012,491,082
13,062,695,094

592,853,931

3,453,733,288
1,274,726,717

298,650,963,025
6,917,613,439
4,615,345,882
6,317,646,383
280,800,357,321
23,723,384,180

1,022,617,030

117,359,150,235

334,868,796,647

42

3 s T W

/8 0

LRy

> =

—



137

"(850°yLETE6 ANA
st ¢Z0Z Arenue( 10 JO S8) 6LL°61L°80€ T ANA ST STOT I9qad(] [ € JO SE dsn UL [[1IS 312 Inq pareroaidap AJ|ny Usaq 9ABY JeY) S)aSSe PaxI] 9[qISuL] JO 3500 Y],
6EL'S89'TT8'T SP6 6TV L SIS I6E V9P (ITSTY's COLBEFPLTT STOT/TI/IE
665 TV6'8SL'T 981°595°791 LF9°808°6ES 86€7SE 0¥ 89€°STT'910'T ST0T/10/10
INNOWY ONIAYHVD
(PLE THETISL'Y) (P€9°67T°89E'T) (E0Tv68°1T1) (1L 0IZT'IST) (LT LOO'OYTE) STOT/TV/IE
(098°55T°L€6) (1¥2°5E1°88) (Z€8°91¥°6L) (881°LZ6°1¢€) (665°9LL THL) reaf oy Surmp uoneroadsq -
(F1T°980°p¥8°E) (€6€'v60°08T°T) (TLE LLY V) (zTs'e8T61T) (878°0£7°86£D) STOZ/10/10
NOILVIDOTHdId AALVINANDDY
€ILELT0'€09°9 6LS 659 THH'T 810°987°98S 076°S€9°6S1 961°9F¥'vIv'y ST0T/TI/IE
€IL'LTOE09°9 6LS 6S9THP'T 810°987°98¢ 076°S€9°6ST 96TV PIv'y ST0Z/10/10
IS0D
aNA aNA aNA (NA aNA
jusmdinbs uoissiwsuesy  juawdmba $AINJOMIIS
[810L juawdmba 221330 pue S[IYIA J0I0JAI PuE A13UIIBIAl pue s3uping
§19SS® paxyy J[qIdue], 01
(stuawaipss joroupulf 2ipiodas Suidupdwioon a1l YK uo¥IUN[U0d Ul ppad aq pnoys puv Jo 1uvd [p48a1ut up 240 sa3joU 2531 ] )
(AILNCD) SINTINILV.LS TVIONVNIA ALVIVJIS FHL OL SHLON
NQ - 609 wiog

6707 19quIada(] | € PAPUS 1eaA [RIOUBULY 3} 10,
SINTAILVLS TYIDONVNIA HLVAVdIS

£3:0) 10UBH ‘prepy BOH UK 4eang Sunpf Anq UBLL L1 “IOJUS)) [BIDISWIWOY) BZE[J PUBID) “100[] PIE
ANVJIAOD MD0LS INIOL INFALSTANI WVNLAIA rdl



IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS

JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

11. Intangible fixed assets

Computer software Total
VND ‘ VND
COST
01/01/2025 110,420,000 110,420,000
31/12/2025 110,420,000 110,420,000
ACCUMULATED AMORTIZATION
01/01/2025 (57,752,437) (57,752,437)
- Amortization during the year (17,666,664) (17,666,664)
31/12/2025 ' ' - (75,419,101) - (75,419,101)
CARRYING AMOUNT
01/01/2025 52,667,563 52,667,563
31/12/2025 35,000,899 35,000,899

The cost of intangible assets that have been fully depreciated but are still in use as of 31
December 2025 is VND 57,420,000 (as of 01 January 2025: VND 57,420,000).
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IDJ VIETNAM INVESTMENT SEPARATE FINANCIAL STATEMENTS
JOINT STOCK COMPANY For the financial year
3rd Floor, Grand Plaza Commercial Center, ended 31 December 2025
117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City Form B09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

13. Construction in progress costs
31/12/2025 01/01/2025
VND VND
- Construction and renovation of apartments SH1-41 30,037,480,988 -
and SH1-42 of the Diamondpark Lang Son Project ‘
into the STEAM Project
Total 30,037,480,988 -

46

o

I\

o=t



72 N\ IR
P
Ly
ZIIA S210N 2i1 Ul pasojosip 240 m._:E._mQ.
09€°TTE96TST TESILE9F9°08 :soned paje[al 03 sajqeded apel] (2
9LL'0L8'E6L'TSE 9LL'0L8'E6L TBE 9ZH 0TI SEI'RIE 9TV 0T T'SEI'89€ [e10L,
= = - - ur19)-guoy (q
8SELIOLY6 Y] 8CC LIO°LY6 8T IHE'88L 166111 I7€°88L°166°T11 sIpO -

SPS198°8E161
168 T1ES6L Ty
06£°STEB09°8L
T9T'888°6LI LY

SHS T198°8ET 61
168°11€°S6L°TY
06£°STE'809°3L
T9T'888°6LILY

1€6°ETT°TITE

168°T1€S6LTY
¥68°6L9°TT6 TL
ETLLITIIFSS

[€6°CTT1°TIT E

168°11€S6LTY
$68°6L9°TT6TL
CTLLITLIP'SS

DS 10N ®H DD

S[ UONONISUOD) PUB JUSULSIAU] 7 BUIA
pr1 “0p dnoin uoyonnsuo,) vidd

S[ dnoIn JULUNSAU] UORINHSUOD) SUOITY

00%°L79°9¢8 00¥°LT9°9€8 FHS CE8 6T PrSCE8 YT OS[ @oueul] DAY -
$T6'8¥1°8T1 ST6°811°8TI1 T0S°S8L18E°6€ T0S‘S8L T8E'6E Osf dnoxp DddV -
000°S¥6°L6V'T 000°SH6°L6¥T 000°SH6°LT8T 000°SH6°LT8T OS[ senLMIag oPloed-eIsy -
S00°SPL 199°TT S00°SHL199°CT 009°TES°L6E'SE 009°TES L6EBE OS[ JUSUNSOAU] Y I0BJ-RISY -
9LL'0L8 E6L TSE 9LLOL8 C6LTRE 9THOIL'SEI‘9E 9ZH'0TI'SEI‘89E uL123-110ys (B
aNA aNA aNA aNA
P39S 3q 03 pa[339s 3q 03
pa3oadxa junouwry Joueeyg pa12adxs junowy Jouejeqg

SZ0T/10/10 STOUTL/IE

sajqeded apeay, gl

(stuztuzois pp1ouvuf aip4pdas Suidupdwooon ayl yirm uoKIUN{Uod ul ppad aq pinoys pub fo 1aod |D43a1ul U 240 $3]0U 352y |)

(A.INOD) SINTINALVLS TVIDONVNIA ILVIVJIS FHL OL SELON

Nd — 609 wioyg
G707 12quIa0a(] [ € Pepus Jeak [RIOUBULL SU) IO

A0 1ouey ‘plep BOH U2 X 921G Buny Ang uel] ][ IS1Us)) [BIOISWINIO)) BZR[J pPUBID) ‘100 pig
SINAWALV.LS TVIDNVNIA HLVIVJdIS

ANVJAOD ADOLS INIOL INHIALLSHANI WVNLIATA LAX



29

FANCAN Yor—"a %

8P

LEY 6T PTTL6T'T LEY6TOPTTL6T'T T0T'P66'8LECIE T0TP66°8LEECIE

125 1HP°1 125 19%°1 6£8°89L 6£8°89L

9FO'RIFOFGELT'I 9P0QI9 VLG ELE T SFO'066°'868°C0€ SFO'066°868°20€

18098996k 180°989°0EF'8 £LE9088°905°8 LE9G8890S'8

686°C88GE8 I 686°C886ERFI I189FSETLE'T [89+SE'TLE T

9I1°881°€TTL6T T 911°881°CTT L6T'] €9€°GTTBLECIE £9€°GTTBLEEIE

LEI6TIPTTLET'T LEY 6T9PTT'LET'T 0T P66'8LECIE T0T'P66°8LECIE

aNA aNA aNA aNA

paj1as aq 0} Pa[119s 3q 03}

p2323dxa junowry dduejeyg paradxs pumowry uejeq
ST0Z/10/10 STOT/TI/IE

[€30.L

uL1a33-suog (q

SO -

10204 N M woypuiy vippupiy 22dy +
102[0.4 Suond 1Dl Sapng P 1210 DIOPUDIN +
102044 10§ SuvT yiwdpuownyq s2dy +

s1oaloxd 911359 [B2IJO SISWIOISNO WOL SAOUBAPY -
uLd}-poys (&

SIJUIOISTID WOIJ SIOUBAPY ST

(siuswapis [prouvulf 2)pindas Sutdundwooon ay) yiim UoIUNUO? ul ppad aq pinoys pup fo 1od (048231 UD 24D S3]0U 253 ])

(Q.INOD) SINTIWALVLS TVIONVNIA HLVHVJIS HHL OL STLON

N - 60d wiog

6707 19qua0a(J £ PAPUS IeaA [RISUBULY U} 10

SINTNALVLS TVIONVNIA ALVIVdIAS

£10 1ouRy ‘prepy BOH UL K “eang Suny An Uil L[] “ISIUSD [BIIRWIWIOD BZE]J PUBLD) “I00[] PIE

ANVJAOD MD0LS INIOL INFIALLSTANI WVNLATA £dI



oY

W T L

N N\ e 2 4AY

*3]8]S3 [BAI AU} JO JAAOpURY

uodn AjAnoe sty 103 s[qeAed xe) auroour aje10diod ays o1es [[im Auedwod sy, *9oUBUL JO Anstutjql a1 Jo 410z sunf 81 paiep DLG-LL/¥10T/8L "ON 1B[N0IID
ur paje[ndis se “sI9JSuBI) 93}Se [BAI WOLJ PIAIOAI JuswAed SOUBAPE S UO %] JO Sjel & Je Xe) swoout ajesodiod Aed Ajjeuoisiaoid jsnw Auedwoo ay7, ()

PLY 6VEPPI‘8E I8€°8E8°0VE"9 PLO'TITLET'S L9T'TLL'OV6'9E €301
= 000°000F 000000 2 SO -
€8E VL LLL 0L9‘¥S9°L61'T €78°6T0°T61°T 9€5°811°TLI XB) SWOSUI [BUOSISg -
TTELITPPI‘TL 9L0°9%¥1°91 £40°099v6T 688°18L°TTY11 (4) SOIIATIOR 1B}S3 [BAI 10] XB) SWO0dUT jelodIod [euolsiAolg -
691°8€E°TT8°9T LTH'99¥ LY - THL 1LY SYEST xe) swooul ajerodo) -
- 80T 1LS°9¥9°T 80T 1LS9Y9T - a[qeAed xe) pappe snjep -
pLY 6PEPPI8E [8€°8€8°0PE9 PLOTOT'LET'S - LOT‘TLLIOY6°9E sajqeied 13y)0 pue saxe],
aINA aNA aNA aNA
aeak oy} Sunmp 1ea4 9y} Suunp :
STOZ/T0/10 pred Ajenjoe Junowy  d[qeded junowy STOT/TI/IE
198pnq 21e)1§ Y 03 s3[qeAed 1910 pUE SIXE], 91
(stuzwagys jpiouvuyf ap.pdas Suidundwiodon ay) yjim UOROURioD Ul ppa4 aq pinoys pup Jo 14nd [0.4831u1 up 24D S370U 3sAY])
(A LNOD) SINTWALVLS TVIONVNIA ILVIVJIS HHL OL SALON
N — 609 wiog

6707 12qua0(] | £ PAPU2 Jeak [BIOUBUL U} JO]

SINFAALVLS TVIONVNIA ILVIVJES

A1) 10UBY ‘prepy BOH U2 A 021§ Suny Ang Uil L] “ISIULD) [BIOISWIWIOD) BZB[J PUBID) 1004 PIE

ANVJINOD ¥D0LS INIOL INTNLSTAANI IWVN.LAIA rax



IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

17. Short-term accrued expenses

- Accrued interest expenses

+ Apec Hoa Binh Investment JSC

+ Thai Nguyen Printing JSC

+ Other payables via I-Savings/ A-Exchange
- Others

Total

Acerued expenses related to related parties:
(Details are presented in Note VIL.2)

18. Other payables

a) Shori-term

- Surplus of assets awaiting resolution

- Trade union finds

- Social insurance

- Apec Finance Joint Stock Company — interest payable
on A-saving package

- Deposits received for the transfer of real estate

projects

Apec Mandala Wyndham Mui Ne Project

Apec Mandala Hotel & Suites Hai Duong Project

Mandala Grand Phu Yen Project

Diamondpark Lang Son Project

Maintenance fees collected on behalf of apartment

owners < B

Apec Mandala Wyndham Mui Ne Project

+ Apec Mandala Hotel & Suites Hai Duong Project

o+ 4+

+

- Dividends and profit payable

- Truong Giang Construction Joint Stock Company —
payables related to share transfer

- Mr. Tran Duc Thanh — payables related to share
transfer '

- Others

b) Long-term

- Long-term deposits and collateral deposits received

- Mr. Dinh Quoc Duc — payables related to business
cooperation

Total

31/12/2025 01/01/2025
VND VND
3,047,185,313 2,248,230,426
16,581,994 16,603,912
121,875,015 24,535,014
2,908,728,304 2,207,091,500
14,166,000 :
3,061,351,313 2,248,230,426
138,457,009 41,138,926
31/12/2025 01/01/2025

- VND VND
216,012,812,284 208,809,568,957.
3,700,000 3,700,000
765,954,353 675,123,238
49,811,192 60,989,972

5,167,030,081
71,705,886,966

67,951,282,090
2,406,637,660
106,800,000
1,241,167,216
73,928,557,093

70,282,023,577
3,646,533,516

52,427,691,650
4,687,500,000

792,000,000

6,484,680,949

6,348,402,078
6,348,402,078

1,689,250,524

72,495,054,342

68,739,829,466
2,407,257,660
106,800,000
1,241,167,216

70,801,670,854

67,294,865,756
3,506,805,098

52,427,691,650
4,687,500,000

792,000,000

5,176,588,377

11,279,631,883
8,764,929,512
2,514,702,371

222,361,214,362

220,089,200,840
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

20. Owner’s equity (Cont’d)

b. Transactions with owners and dividend distributions

Owners’ contributed capital

Opening contributed capital

Increase in contributed capital during the year
Decrease in contributed capital during the year
Closing contributed capital

+ 4+ 4+

C. Shares

Number of shares registered for issuance
Number of shares issued to the public

+ Ordinary shares

Number of shares outstanding

+ Ordinary shares

Par value per share (VND/share)

d. Dividend distribution and share issuance plan

Year 2025 Year 2024

VYND VND

1,734,901,930,000 1,734,901,930,000

1,734,901,930,000 1,734,901,930,000
31/12/2025 01/01/2025
Shares Shares
173,490,193 173,490,193
173,490,193 173,490,193
173,490,193 173,490,193
173,490,193 173,490,193
173,490,193 173,490,193
10,000 10,000

Resolution No. 08/2024/NQ-DHDCD dated 28 May 2024 of the 2024 Annual General Meecting
of Shareholders of the Company approved the distribution of dividends for 2023 to shareholders
at the rate of 6%, to be paid from undistributed profit after tax in the audited consolidated
financial statements for 2023. Of which, the dividend payment ratio in cash is 3%, equivalent
to VND 52,047,057,900, and the dividend payment ratio in shares is 3%.

Resolution No. 05/NQ- DHDCD dated 5 June 2025 of the second 2025 Annual General Meeting
of Shareholders approved the issuance by the Company of 17,349,019 ordinary shares to pay
dividends and increase charter capital, with a par value of VND 10,000 per share, expected to

be implemented in 2025.

Up to the date of preparation of these financial statements, the Company has not paid dividends
in cash or carried out the procedures for issuing shares to pay dividends.
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

VL SUPPLEMENTARY INFORMATION ON ITEMS PRESENTED IN THE INCOME

STATEMENT

1. Revenue from sales of goods and rendering of services
Year 2025 Year 2024
VND . _VND
- Revenue from leasing of investment properties (*) 32,306,875,500 32,303,850,355
- Revenue from real estate business 045,246,911,532 590,579,241,974
Apec Diamondpark Lang Son Project 14,350,072,918 10,102,619,644
932,063,565,887 580,476,622,330

+

+ Apec Mandala Wyndham Mui Ne Project

+ Apec Wyndham Hai Tan Project

- Revenue from rendering services at the interior
finishing package

- Revenue from construction contracts

- Other revenue

Total

Revenue with related parties:
Detuils ure disclosed in ihe Notes Vil.2

(1,166,727,273)
73,058,349,173

3,063,422,857

91,095,934,544

3,281,897,946

4,964,265,311 271,213,200
1,058,639,824,373 717,532,138,019
26,884,243,196 16,893,357,308

(*) Income and expenses relating to investment properties held for lease are as follows:

- Income from leasing of investment properties
- Direct expenses relating to income generated from
leasing

Income from investment property business

2. Cost of goods sold

- Cost of leasing investment properties

- Cost of real estate business activities
Cost of supply and installation of interiors
Cost of construction contracts

- Cost of other activities

Total

Year 2025 Year 2024
VND VND
32,306,875,500 32,303,850,355
84,671,497,207 $1,615,968,860

(52,364,621,707)

(59,312,118,505)

Year 2025
VYND

Year 2024
VND

84,671,497,207
660,055,601,238
27,788,649,974
2,974,205,213
5,210,511,516

91,615,968,860
332,129,021,380
39,024,842,066
2,965,262,009
590,678,386

780,700,465,148

466,325,773,201

55

IT ™ \=w

¥

N
=




IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

3. Financial income

Interest income from deposits and loans
Profit shared from business cooperation contracts

Total

4. Financial expenses

Borrowing costs
Settlement discounts and interest on deferred
payment sales

Year 2025 Year 2024
VND VND
5,276,418,741 5,967,814,701
60,427,770 -
5,336,846,511 5,967,814,701
Year 2025 Year 2024
VYND VYND

21,753,973,247
36,535,307,292

. 15,795,778,003

15,017,329,958

- Provision for diminution in value of trading 65,930,852,394 79,185,845
securities and investment losses
- Capital arrangement expenses 3,049,335,000 2,959,244 400
Total 127,269,467,933 33,851,538,206
5. Selling expenses and general and administrative expenses
Year 2025 Year 2024
VND VND
a) Selling expenses - 187,533,991,014 108,891,561,004
- Sales commission, advertising, communication and 184,209,604,394 102,652,893,527
marketing expenses
- Interest support expenses and interior package 3,089,072,468 6,069,718,449
support expenses for customers purchasing products
- Other expenses 235,314,152 168,949,028
b) General and administration expenses 106,160,607,700 25,260,009,331
- Administrative staff costs 12,344,532,295 18,501,794,655
- Office supplies expenses 88,489,710 334,579,711
- Depreciation expenses 894,122,345 870,118,235
- Taxes, fees and charges 4,199,000 12,959,273
- Provisions 86,719,453,849 -
- Qutsourced service expenses 3,864,865,278 3,454,621,335
- Other cash expenses 2,244,945,223 2,085,936,122
Total 293,694,598,714 134,151,570,335
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

6.

Operation cost by nature

Raw materials expenses
Labor costs

Depreciation expenses
Provision expenses
Outsourced service expenses
Others cash expenses

Total

Other income

Proceeds from liquidation penalties, transfer fees
and interest on repurchase of apartments
Proceeds from contractual breaches

Others

Total

Other expenses

Administrative penalties and compensation for
contractual breaches

Waiver of interest on loan contracts

Other expenses

Total

Year 2025
VYND

Year 2024
VND

100,562,092
14,423,854,521
6,198,413,853
86,719,453,849

1,009,713,976
20,068,900,724
4,739,111,850

339,310,820,595 215,133,474,170
5,928,556,462 75,174,504,434
452,681,661,372 316,125,705,154
Year 2025 Year 2024
VND VYND
12,338,787,473 33,793,524,130

4,061,889,380

3,524,192,444

843,408,836 1,320,300,083
17,244,085,689 38,638,016,657
Year 2025 Year 2024
VYND VND .
283,149,318 74,847,162
33,724,115,080 -
3,224,525,704 5,768,058,851
37,231,790,102 5,842,906,013
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

9. Current corporate income tax expense
Year 2025 Year 2024
VND VND
Profit befofe tax (157,675,565,324) 121,966,181,622
Non-deductible expenses 17,601,799,607 4,350,655,739
- Borrowing costs disallowed under Decree No. 16,477,554,506 =
132/2020/ND-CP
.- Other non-deductible expenses 1,124,245,101 4,350,655,739
Taxable income during the year (140,073,765,717) 126,316,837,361
Applicable corporate income tax rate 20% 20%
Total current corporate income tax expense - 25,263,367,472
Offsetting of provisional CIT payments - (5,337,784,714)
Total corporate income tax payable - 19,925,582,758
10. Basic earnings per share
The Company does not present this item in its separate financiai statements; it is presented in
the consolidated financial statements in accordance with Vietnamese Accounting Standard No.
30 — “Earnings per share”. '
VII. OTHER INFORMATION
1. Events after the financial year
There were no material events occurring after the end of the financial year that require
adjustment or disclosure in these financial statements.
2. Transactions and balances with related parties
a, Related parties
No Name of related party Relationship
1 Apec Hoa Binh Investment JSC Subsidiary
2 Thai Nguyen Printing JSC Subsidiary
3 ASC Investment Construction Consulting JSC Associate company
4 Dubai International Investment JSC Associate company
5 Diem Thuy Technical Infrastructure Construction Associate company
Investment JSC
6  Duc Phu Gia Binh Thuan JSC Associate company
7  Asia Pacific Investment JSC Key management personnel of the same group
8  AsiaPacific Securities JSC Key management personnel of the same group
9 APEC Group JSC Key management personnel of the same group
10 KimBoi Trade and Tourism JSC Key management personnel of the same group
11 Asia Pacific Investment — Bac Ninh Co., Ltd Other related parties
12 Apec Land - Hue Investment JSC Other related parties
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

2. Transactions and balances with related parties (Cont’d)

b. Transactions and balances with key management personnel and individuals related to key

management personnel

Income of key management personnel
Mr. Nguyen Duc Quan
Mr. Nguyen Manh Cuong Member of the Board of Management

Ms. Nguyen Thi Ngoc Ha Member of the Board of Management
Mr. Ngo Thanh Trung

Position Year2025 Year2024
VND VND
1,816,579,484 4,586,512,819
Chairman of Board of Management 274,816,362 249,616,109
273,690,743 85,761,194

General Director :
60,000,000 35,645,161
Member of the Board of Management 575,144,991 582,348,695
Chairman of the Board of Management - 538,246,866

Mr. Vu Trong Quan
(Dismissed on 28 May 2024)
Member of the Board of Management
(Dismissed on 28 May 2024)
Member of the Board of Management
(Dismissed on 28 May 2024)
Head of the Board of Supervisors
(Appointed on 5 June 2025)
Ms. Nguyen Thu Huong  Head of the Board of Supervisors
(Dismissed on 5 June 2025)
Head of the Board of Supervisors
(Appointed on 5 June 2025)
Ms. Ngo Thi Thanh Sac ~ Head of the Board of Supervisors
(Appointed on 5 June 2025)
Members of the Board of Supervisors
(Appointed 15 from January 2025)
Mr. Nguyen Huu Dat Chief Accountant
Mr. Nguyen Doan Tung ~ General Director

(Dismissed on 14 November 2024)

Mr. Nguyen Do Lang
Ms. La Thi Quy
7 Ms. Dau Thi Thao

Ms. Vu Thi Dinh

Ms. Hoa Thi Hoe

30,866,667
15,400,000
13,733,333
13,733,333

903,226

558,290,829

1,545,664,819
856,498,538
25,375,000

21,387,097

14,258,065

580,210,130
51,501,145
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IDJ VIETNAM INVESTMENT

JOINT STOCK COMPANY

3rd Floor, Grand Plaza Commercial Center,

117 Tran Duy Hung Street, Yen Hoa Ward, Hanoi City

SEPARATE FINANCIAL STATEMENTS
For the financial year

ended 31 December 2025

Form B09 — DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

2. Transactions and balances with related parties (Cont’d)
& Transactions with related parties
Year 2025 Year 2024
VND VYND
- Apec Hoa Binh Investment JSC 65,787,259 65,787,259
+ Interest expenses 65,787,259 69,041,252
- Thai Nguyen Printing JSC 97,340,001 97,606,686
+ Interest expenses 97,340,001 97,606,686
- Diem Thuy Technical Infrastructure Construction 385,901,400,000 -

+

I

+ 4+ o+

+ o+ + o+

Investment JSC

Capital contribution

Borrowings from related parties _

Duc Phu Gia Binh Thuan Investment Construction
JSC

Interest receivable on loans

Asia-Pacific Investment Joint Stock Company
Revenue from rendering services

Interest expenses

Loan principal repayment

Asia-Pacific Securities JSC

Revenue from rendering services

Consumption of goods and services

APEC Group JSC

Offsetting of receivables and payables
Consumption of goods and services

Receipt of capital transfer in Duc Phu Gia Binh Thuan
Joint Stock Company

Provisions

Purchase of goods

Revenue from rendering services

Interest receivable on loans

Other incoms

Asia-Pacific Investment Company Limited — Bac
Ninh

Revenue from rendering services

+ Consumption of goods and services

Kim Boi Trading and Tourism JSC
Construction revenue

192,961,400,000
192,940,000,000
201,500,000

201,500,000
11,428,173,104
1,408,241,597

10 021 817
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10,000,000,000
1,310,140,002
1,010,140,002

300,000,000
376,365,459,253

135,400,000,000
8. 478,296,651
135,400,000,000

48,413,306,447
28,725,505,540
19,655,074,340

270,000,000 .

23,276,275
1,778,730,142

1,747,364,400

31,365,742
3,063,422,857
3,063,422,857

202,052,054

202,052,054
938,687,822
938,687,822

1,270,850,067
970,850,067
300,000,000
11,961,740,758

49,377,265

11,234,171,711
678,191,782

3,749,647,708
3,749,647,708
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

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

2.

d.

Transactions and balances with related parties (Cont’d)

Balances with related parties

Receivables
- APEC Group JSC
- Kim Boi Trading and Tourism JSC
- Asia-Pacific Investment Joint Stock Company
Asia-Pacific Investment Company Limited — Bac Ninh
- APEC Land Hue JSC
Other receivables
- APEC Group JSC
- Asia-Pacific Investment Joint Stock Company
- Duc Phu Gia Binh Thuan JSC
- Kim Boi Trading and Tourism JSC
Loan receivables
- APEC Group JSC
- Loc Phat Binh Thuan Co., Lid
- Duc Phu Gia Binh Thuan Co., Ltd
Payables
- Asia-Pacific Investment Joint Stock Company
- Asia-Pacific Securities JSC
- APEC Group JSC
- Asia-Pacific Investment Company Limited — Bac Ninh
Short-term accrued expenses oy §0F
- Apec Hoa Binh Investment JSC
- Thai Nguyen Printing JSC
Borrowings
- Apec Hoa Binh Investment JSC
- Diem Thuy Technical Infrastructure Construction
Investment JSC
- 'Thai Nguyen Printing JSC

Segment information

The principal business activity of the Company during the year was real estate business and was
conducted within the territory of Vietnam; therefore, the Company does not present segment

reporting by business sector and geographical area.

31/12/2025 01/01/2025
VND VND
199,783,078,588 198,576,014,077
116,649,695,280 116,649,695,280

15,725,179,964
31,987,336,505
34,232,260,382
1,188,606,457
462,085,083,599
271,767,129,615
11,988,543,916
583,949,314
177,745,460,754
8,250,000,000
2,700,000,000

4 nnn nnn NN
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1,550,000,000
80,646,971,532
38,397,532,600
2,827,945,000
39,381,785,502
39,708,430
138,457,609
16,581,994
121,875,015
323,173,629,400
32,893,629,400
192,940,000,000

97,340,000,000

12,796,220,113
34,187,336,505
33,754,155,722
1,188,606,457
459,574,995,564
271,497,129,615
9,949,955,881
382,449,314
177,745,460,754

8,250,000,000 -

2,700,000,000
4.000,000,000
1,550,000,000
25,296,322,360
22,661,745,005
2,497,945,000
128,148,925
8,483,430
41,138,926
16,603,912
24,535,014
130,233,629,400
32,893,629,400

97,340,000,000
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (CONT’D)

(These notes are an integral part of and should be read in conjunction with the accompanying separate financial statements)
4. Asset lease commitments
Operating lease commitments comprise:

Subleases from individuals who are owners of 360 condotel apartments of the Apec Mandala
Wyndham Mui Ne Project, with total accumulated rental up to 31 December 2025 of VND
165,964,533,241. The lease term is 5 years from the commencement date of the apartment
leasing programme; the interest rate applied under the commitment is 28% per 3 years calculated
on the apartment value (excluding value added tax) for the first 3 years of the lease term, and
12% per annum calculated on the apartment value (excluding value added tax, for the final 2
years).

After the expiry of the leasing programme, the owners of these apartments may choose to
participate in the apartment management and operatlon entrustment programme and are entitled
to profit sharing after tax at the rate of 80%, after deduction of operating and management
expenses to maintain the entrustment programme and financial obligations.

5. Comparative figure

Comparative figures are the figures in the separate financial statements of the Company for the
financial year ended 31 December 2024, which were audited by another audit firm

Hanoi, 12 May 2026

Preparer

n\(/

Nguyen Quang Hoc - Nguyen Huu Dat Nguyen Manh Cuong
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