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An Gia Real Estate Investment and Development Corporation

GENERAL INFORMATION

THE COMPANY

An Gia Real Estate Investment and Development Corporation (“the Company”} is a shareholding
incorparated under the Law on Enterprise of Vietnam pursuant to the Business Registration
Certificate ("BRC") No. 0311500186 issued by the Department of Planning and Investment {"DPI") of
Ha Chi Minh Gity on 18 January 2012 and the 157 amended BRC dated 22 Movember 2024,

The Company's shares were listed on the Ho Chi Minh Stock Exchange ("HOSE") with the licker
symbol of AGG In accordance with the License No. 554/Q0-SGDHCM issued by HOSE on 17
Decambar 2019,

The registerad principal activities of the Company are real estate trading; real estate brokerage: real
esfate management; real estate exchange; managemeant consulting; advertising; marketing research
and public opinicn polling; crganization of conventions and trading shows; construction of buildings,
construction of other civil projects, construction of raitways and roads; construction of utility projects;
demolition and site preparation.

Tha Company's registered head office is located at Mo, 80 Nguyen Dinh Chieu Street, Tan Dinh
Ward, Ho Chi Minh City, Vietnam.
BOARD OF DIRECTORS

Members of the Beard of Directors ("BOD") during the year and at the date of this repart are:

Mr Nguyen Ba Sang Chairman

Mir Louis T Mguyan Member resgned on 16 May 2025
Mr Le Duy Binh Independent membear

Mr Do Le Hung Independent member

AUDIT COMMITTEE UNDER THE BOARD OF DIRECTORS

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

Mr Do Le Hung Chairman

Mr Le Cuy Binh Mamber

Mr Louis T Mguyen Member resigned on 16 May 2025
MANAGEMENT

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

Mrs Mguyen Mai Giang Deputy Ganeral Directar
Mir Nguyen Thanh Chau Chief Accountant

LEGAL REPRESENTATIVE
The legal representative of the Company during the year and at the date of this repord is
Mr Mguyen Ba Sang.

AUDITORS

The auditor of the Company is Ernst & Young Vietnam Limited.

LWTILE

R A |

[ T T e, N T 8 P T |




An Gia Real Estate Investment and Development Corporation

REPORT OF THE MANAGEMENT AND APPROVAL OF THE BOARD OF DIRECTORS

The Board of Directors of An Gia Real Estate Investment and Development Corporation (“the
Company") prasents this report relating to the separate financial statements of the Company for the
vear ended 31 Dacember 2025,

MANAGEMENT'S RESPONSIBILITY IN RESPECT OF THE SEPARATE FINANCIAL
STATEMENTS

Management is responsible for the separate financial statements of each financial year which give a
true and fair view of the separate financial position of the Cempany and of the separate resulls of its
operabons and its separate cash flows for the year. In preparing those separate financial
slatemnents, management is required fo:

select suitable accounting poficies and then apply them cansistently,
make judgments and estimates that are reasonable and prudent,

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

prepare saparate financial statements on the going concem basis unless it is iInappropriate to
prasume that the Company will continue itz business.

Management is respansible for ensuring that proper accounting records are kept which disclosa,
with reasonable accuracy at any time, the separate financial position of the Company and ensure
that the accounting racards comply with the applied accounting system. 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 ather irregularities

Management confirmed that it has complied with the above requiremants in preparing the
accompanying separate financial statemants.

APPROVAL OF THE SEPARATE FINANCIAL STATEMENTS

We haraby apprave the accompanying separate financial statemants which give a true and fair view
of the separate financial position of the Company as at 31 December 2025 and of the separate
results of its operations and its separate cash flows for the year then ended in accordance with
Vietnamese Accounling Standards, Vietnamese Enterprise Accounting System and the statutory
raguirernents relevant o the preparation and presentation of the separate financial statemaents,

The Company has subsidiaries as disciosed in the separate financial statements, The Company
prapared thess separate financial statements to meet the prevaiing requirements in relation fo
disclosure of mformation, specifically the Circular Mo, 86/2020WT T-BTC on disclosure of infarmation an
the securiies markel. Concurrenily, the Company has alzo prepared the consalidsted financial
staternents of the Company and its subsidiaries ("the Group”™) for the year ended 31 December 2025
dated 30 March 2026

Users of the separate financial statements should read them together with the said consclidated
financial statements in ocrder to obtain full infarmation on the consolidated financial position,

Chairman

Ha Chi Minh City, Vietnam
30 March 2026
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Raferance: 11788401/68579757
INDEPENDENT AUDITORS® REPORT
To: The Shareholders of An Gia Real Estate Investment and Development Corporation

We have audited the accompanying separate financial statements of An Gia Real Esiate Investment
and Davelopment Corparation (“the Company”) as prepared on 30 March 2026 and set out on pages
5 to 41, which comprise the separate balance sheet as of 31 December 2025, the separata iIncome
statement and the separate cash flow statement for the year then ended and tha motes thereto

Management's responsibility

The Company’s management is responsible for the preparation and true and fair presentation of the
separate financial statements in accordance with Vietnamese Accounting Standards, Vietnamese
Enterprise Accounting System and the statutory requirements relevant & the preparation and
presentation of the separate financial statements, and for such internal control 85 management
determines is necessary to enable the preparation and presentation of the separate financial
statements that are free from material misstatemant, whether due 1o fraud or error.

Auditors’ responsibility

Qur respanslbility is to express an opinion on tnese separate financial statements based on our audit
We conducted our audit in accordance with Vietnamese Standards on Auditing. Those standards
require that we comply with ethical requirements and plan and perform the audit to obtain reasonable
aseyrance about whather the separate financial statements are free from material msstalement

An audit involvas performing procedures to obtain audit evidence about the amounts and disclosuras
in the separate financial staternenis. The procedures selecied dapand on the audiars’ judgment,
including the assessment of the risks of material misstatemant of the separate financial statemants,
whether due 1o fraud or errar. In making those risk assessments, the auditors consider internal cantrol
relevant to the Company’s preparation and trua and fair presentation of the separata firancial
staternents in arder to design audit procedures that are appropriate in the circumslances, but not far
the purpose of expressing an opinion on the effectiveness of the Company's Internal control. An audit
also includes evaluating the appropristeness of accounting policies used and the reasonableness of
accounting estimates made by management, as well as evaluating the ovarall presentetion of the
separate financial statements.

We beliave that the audit evidence we have obtained is sufficient and appropriate to provide a basis
far aur audit apinlan.
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Opinion

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

Deputy Ganaral Director
Audit Practicing Registration Certificate
Mo, 1772-2023-004-1

Ho Chi Minh City. Vietnam
30 March 2025

Bt biTh al Kl & A Gl Lirmsded

Pham Xuan Tuan

Auditor

Audit Practicing Registration Certificate
Mo, 4838-2023-004-1
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An Gia Real Estate Investment and Development Corporation BO1-DM
SEFPARATE BALANCE SHEET
as at 31 December 2025
YWD
Code | ASSETS Moles Ending balance | Beginning balance
100 | A. CURRENT ASSETS TES, 556,998,533 849 906,543 923
110 |l Cash 4 2,964 886, 835 21,271,212,200
111 1. Cash 2 9684 885 835 21.271.2112.200
120 | ii.  Short-term investment 22,117,309.456 30,103,957,263
123 1. Held-to-matunly investrments 5.1 22.,111,309,455 30,103 857 263
130 | . Current accounis receivable 731,045,172,037 801,926,403 441
131 1. Short-term trade receivables 5.1 21,434 876,332 16,035 352 B34
132 short-term advances to
suppliers 6.2 284 700,000 18,227 434,385
136 3. Other shorl-term receivables T 736,315,585 705 B85 650 606,222
137 4, Provision for doubtful
shart-term receivables T [&7,000,000,000}) [27,000,000,000)
40 | IV Inventory 8 13,832, 215,312 4 340,177,878
141 1. Inveniories 13 B32 215,512 4 340 177 B78
150 | V. Other current assof 15,603 414,893 2,264,793,747
151 1. Shori-ferm prepaid expenses ] 15,403,549 525 2178918141
162 2. Value-added tax deductible 199,855 368 B85 874 000
200 | B. NON-CURRENT ASSETS 2,270,101, 332,887 | 2,186 985,643,677
210 | I Long-term recelvables 730,353,000, 000 838,913,387 402
215 1. Long-term loan receivables x 174,250,000,000
216 2. Other long-term receivables 7 730,353,000,000 GE4 663,387 402
220 | /. Fixed assets 11,107,524, 738 20,150,732 378
221 1. Tangible fixed azzels 0.1 2,795 348 377 10.068,190,374
222 Cost 20,138,231, 773 24 369 631,773
223 Accumulated depreciation [14,339,882,3096) (14,300,441, 358}
227 2. Intangible fixed assets 102 5,311,175,421 10.081,542 004
228 Cost 19,815,185 624 18,184 948 082
228 Accumulated amorbzsation {14,304,014,213) {&,083 406 078)
230 | M. Investment properties 71 B, 416,548,145 8,706,013, 729
31 1. Cost 10,019 488, 059 11,102, 800,561
232 2. Accumulated depreciagfion (1,602 820,810) (1,355 786,832}
240 | IV, Long-fterm assets in progress 723,000,000 -
2432 1. Construction in progress 723,000,000 -
250 | V. Long-term investments 1.615,139,662,149 | 1,374,243,853,298
281 1. Investments in subsidiaries 12.1 1470017 451,885 | 1.289,009,161 685
252 2. Invesimenis in associatas 12,2 72,945, 300,000 T2 845 300,000
254 3. Provision for diminution i
vatue of long-term investmeants| 12 (27,823 089,535) (117,135,308, 387)
255 4, Held-to-maturity invesiments 5.2 . 85,424, 700,000
260 | VI. Other long-term asset 4 361,597,799 3.0971,666 870
261 1. Long-ferm prepaid expenses g 4,351 587 791 3.971 656,870
270 | TOTAL ASSETS 3,0565,658,331,420 | 3.,136,892,187,600
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An Gia Real Estate Investment and Development Corporation BO1-DN

SEPARATE BALANCE SHEET (continued)
as at 31 Dacember 2025

WD
Code | RESQURCES Mates Ending balance |  Beginning balance
300 | C. LIABILITIES 692, 700,575,558 518,598,235,746
310 | I Current Nabilities 692 623 467,308 918,450,387 498
311 1. Shor-term trade payables 13 6,153,677,153 2,372 665,123
313 2. Statutory cbiigations 14 2,055,485,T752 2837172707
314 3 Payables for employes 11.541,339.720 160,000,000
J15 4, Shor-term accrued
BXPENSES 15 44 583 230 379 18,274, 361,434
319 5. Other short-tarm payables 16 1,694, 986 676 107,824,318,303
320 B.  Short-term loans 1T B23, 122 212113 TB7,251,869.929
322 7. Bonus and welfare fund 3143 4 472 525515 20,000,000,000
330 | N. WNon-current liability 77,108,250 147,848 250
337 1. Gther long-term payabias 7,108,250 147 B48 250
400 | D. OWNERS' EQUITY 2,362,957 766,862 | 2,218,293,951 854
410 | . Capltal 18.1 2,362 957,755,862 | 2218,293,957 854
411 1 Ehare capital 1,6825,2680,810,000 | 1,625,280,810,000
4171a = Shares with voling rights 1625280870000 | 1625280 810000
412 2. Share premium 175,039, 186,200 178 038 188,200
421 3. Undisiributed earnings 558,637,757 682 413 973 953 554
421a - Lindisiributed earmings
by the end of prior pear 413,073,953 654 283,204 040,770
421k - Undisirbuted earmings
of currant year 144 663, 804,008 130,769,913 484
440 | TOTAL LIABILITIES AND
OWNERS' EQUITY 3,055,658,331,420 | 3,136,692 187,600

Tran Thi Al Tien

Praparar

Mouwyen Thanh Chau

M’Ehierﬁ-.cmu ntant

i
";ﬂguyen Ba Sang

Legal representative
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An Gia Real Estate Investment and Development Corporation BO2-DN
INCOME STATEMENT
for the year ended 31 December 2025
VD
Code | ITEMS Nofes Current year Previous year
01 | 1. Revenue from sale of goods
and rendering of services 1981 145,281,574,120 54,3859684,292
10 [ 2. Net revenue from sale of goods
and rendering of services 19.1 145,281,574,120 54,385.984, 992
11 | 3. Costof goods sold and
services renderad 20 (104,725,988,365) (56,822,914,519)
20 | 4. Gross profit (loss) from sale of
goods and rendering of services 40,555,585, 755 (2,436,929,527T)
21 5. Finance income 19.2 253.457,341,053 447,274 934 027
22 | 6. Finance expenses 21 (81,181,941,882) | (245,281,573,883)
ea I which: Interest axpense (59 FOF 719.331) (115,872 641,047}
25 | 7. Selling expenses (87,638 928) (614,113,950)
26 | 8 General and administrative
EXpEnsas 22 (68,013,975,329) (65,681,457.034)
30| 9. Operating profit 144 748,370,568 133,060,859, 833
31 | 10. Other income 23 712,513,976 102,182,190
32 | 11. Other expenses 23 (T98,080,537) {2,393,128,529)
40 | 12. Other loss (85,566,561) {2,290,946,349)
S0 | 13. Accounting profit before fax 144 663,804,008 130,769.913,484
51 | 14. Current corporate income
tax expense 251 - -
80 | 15. Net profit after tax 144,663, 804,008 130,769,913 484

Lay

Ha Chi Minh City, Wietnam

30 March 2028

Tran Thi Al Tien
Freparer

Mguyen Thanh Chau
“ Chief Accountant

/Nguyen Ba Sang
Legal rapresantative
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An Gia Real Estate Investment and Development Corporation  Bos-DN
SEPARATE CASH FLOW STATEMENT
for the year ended 31 December 2025
VND
Code | [TEMS Notes Current year Praviaus year
I. CASH FLOWS FROM
OPERATING ACTIVITIES
01 | Accounting profit before tax 144,663,804,008 130,769,813,484
Adjustments for:
02 Depreciation and amartisation 10.1, T.500,421.976 8,875,506 578
10.2, 11
03 Pravisions 21 112,481,145 85 416 562 BAS
04 Forgign exchange losses arisen
from revaluation of monetany
accounts denominated in foreign
currancy 18,9897.855,332 26,425 996 (02
as Prafits fram investing activities (253,444 679 288) (455 455,809,203}
06 Interest expenses and allocation
of bond issuance cost 58 707,719,331 118 582 54T 981
08 | Operating loss before changes in
working capital (21,972,397 492) (84, 080.981.782)
o Crecrease (increase) in receivables 11,741, 403,658 (% 304 670,769}
10 Incraase in inveniories 19,452 037 434} (78,748 72T)
11 Increase in payables 1,365,710,741 851,938,714
12 [Increase) decrease in prepaid
EXpENSEs (13,614 571,305) 13,838,638, 166
14 Intarest paid {135,785.502,997) (137 455 101, 496)
17 Cther cash outflows for operating
activities (3,985 134 7ES) -
20 | Met cash flows used in operating
activities (174,743, 528,553} (210,228 925.894)
Il. CASH FLOWS FROM
INVESTING ACTIVITIES
21 Purchase and construction of
fixed assets (1,285 500,000 1 1,187.274,174)
F3 Proceads from dizposals of
fixed assels 2,775,178,326 £2,7868,788,713
23 Loans to other entities and
bank term deposits {11,165,288.725) | (534,308,622 476)
24 Collections from borrowers and
bank term depasits 193,407 937 532 792,441,107 942
25 Fayments for investments
in other entities (309 008 440 000) [272,000,000,000)
28 Fraceeds from sake of
invasiments in other entities 155,370, 150,000 538,110, 060,000
27 Intarest and dividend received 289,500,683 203 99%,718,821.641
30 | Met cash flows from
investing activities 318,594,717,336 | 1,137,550,891.646
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An Gia Real Estate Investment and Development Corporation  eoa-ow

INTERIM SEFPARATE CASH FLOW STATEMENT (continued)
for the vear ended 31 Dacembear 2025

VD
Code | ITEMS MNates Current pear Praviaus yaar
ll. CASH FLOWS FROM
FINAMCING ACTIVITIES
33 Drawdown of borrowings 17 23,9684 782 643 278,180,495,555
24 Repayment of borrowings 17 (1B7,142,440,458) | (1,187 417 044 600)
40 | Net cash flows used in financing
activities (163,157,657,816) | (911,236,548,045)
&0 | Met (decrease) increase in cash
of the year (18,306,470,033) 16,085417,707
60 | Cash at beginning of year 21,271,212,200 5,185,325,305
61 | Impact of exchange rate fluctuation 144 668 459 183
70 | Cash at end of year 4 2,964 886,835 21,271,212,200

Mu/

Ha Chi Minh City, Vietnam

Tran Thi Aj Teen
Freparer

Mguyen Thanh Chau

/¥-Chief Accountant

30 March 2026

guyen Ba Sang
Legal representative
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An Gia Real Estate Investment and Development Corporation BOS-ON

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

%

2.2

CORPORATE INFORMATION

An Gla Real Estate Investment and Development Corporation (“the Company”) is a
shareholding company incorporated under the Law on Enterprise of Vietnam pursuant ta the
Business Registration Certificate ("BRC") No. 0311500198 issusd by the Deparment of
Flanning and Investment ("DPI") af Ha Chi Minh City on 18 January 2012 and the 19
amended BRC dated 22 November 2024,

The Campany's shares were listed on the Ho Chi Minh Stock Exchange ("HOSE") with the
ticker symbaol of AGG in accordance with the License No. 554/00-SGDCK issued by HOSE
an 17 December 2018,

The registered principal activities of the Company are real estate trading, real estate
brokerage; real estale management real estate exchange, managerment consulting
advertising; marketing research and public opinion polling, arganisation of conventions and
trading shows; construction of buildings; construction of other civil projects; construction of
rathways and roads; construction of utility projects; demelition and site preparation.

The Company's registered head office is located at No. 60 Nguyen Dinh Chieu Stresl, Tan
Dinh Ward, Hao Chi Mink City, Vietnam

The number of the Company's employeas as of 31 December 2025 was 94 {31 Decamber
2024 103).

BASIS OF PREPARATION

Purpose of preparing the separate financial statements

The Company has subsidiaries as disclosed in Mote 121 of the separate financial
statements. The Company prepared these separate financial statements to meet the
prevailing requirements in relation to disclosure of information, specifically the Circular Ne.
96/2021/TT-BTC on disciosure of information on the securities market. Concurrantly, the
Company has also prepared the consolidated financial statements of the Company and its
subsidiaries for the year ended 31 December 2025 dated 30 March 2028

Users of the separate financial statements should read them together with the said
cansolidated financial statemants in order to abtzin full information an the consclidated
financial position, consolidated results of operations and consolidated cash flows of tha
Campany and its subsidianes.

Accounting standards and sysfem

The separate financial statements of the Comparny expressed in Vietnam dong ("WND") are
preparad in accordance with Vietnamese Enterprise Accounting System and Vietnamese
Accounting Standards issued by the Ministry of Finance as per

Dacizion Mo, 1482001°00-BTC dated 31 December 2001 on the Issusnce and
Promulgation of Four Vietnamese Accounting Standards (Series 1);

Decision Mo, 165/2002/00-BTC dated 31 December 2002 on the [ssuance and
Promulgation of Zix Vietnamese Accounting Standards {Series 2],

Decsion Noo 2342003/ Q0-BTC dated 30 December 2003 on the [ssuance and
Promuigation of Six Vietnamese Accounting Standards (Series 3],

Decisicn Mo, 12/2005/Q0D-BTC dated 15 February 2005 on the Issuance and
Fromuligation of Six Vietnamese Accounting Standards (Series 4). and

Decision No, 100200500-BTC dated 28 December 2005 on the |ssuance and
Promulgation of Four Vietnamese Accounting Standards (Series §)

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 resultz of operations and separate cash flows in sccordance with
atcounting principles and practices generally acceptad in countries other than Vietnam

10
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An Gia Real Estate Investment and Development Corporation BOS-DN

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

2.3

2.4

2.5

2.6

a1

3.2

BASIS OF PREPARATION (continued)

Applied accounting documentation system
The Company's applied accounting documantation system is the General Joumal

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 WND which Is also the Company's
accaunting currancy

Accounting regulation issued but not yel effective

On 27 October 2025, the Ministry of Finance issued Circular No. 99/2025/TT-BTC praviding
guidanca on the enterprise accounting regime ("Circular 98"), replacing Circular No
200/2014/TT-BTC providing guikdance on the enterprise accounting regime [ssued by the
Ministry of Finance on 22 December 2014 and several other related regulations. Cirsular 99
takes effect from 1 January 2026 and applies to enterprises with a financial year beginning
on or after 1 January 2026,

The Company i in the process of assessing tha impact of Circular 89 on the preparation
and presentation of its financial statements and will implement Circular 98 for the financial
year ending 31 December 2026.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Cash
Cash comprise cash on hand and cash in banks,

Inwventories

Invenfony propsnties

[nventory properties, compriging mainly real estate properties, acquired for sale in the
ordinary course of business, rather than to be held for rental or capital appreciation, are held
as inventory and iz measured at the lower of cost and net realisable value,

Cost of inventory proparty comprises direct cost incurred on the property and overheads
allocated to that property, specifically as follows:

» Freehold and leasehold rights for land;
= Amounts pald to confractors for construction; and

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

Oithar nvenlorias

Inventories are stated at the lower of cost incurred in bringing each product to its presant
lecation amnd condition, and net realisables values.

Mat realisable value represents the estimated selling price in the ordinary coursa of businass
less the estimated costs to complete and the estimated costs necessary to make the sala,

The perpetual method is used to record inventories, which are valuad as follows:
Merchandise - cost of purchase on a specific identification basis
Sanvice in progress - actual cost as incurred

T
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An Gia Real Estate Investment and Development Corporation BOS-DN

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

3.3

a4

3.5

3.6

a7

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Recelvables

Receivables are presented in the separate financial statements at the carmying amounts dua
from customers and other debtars, after provision for doubtful debts.

The provision for doubtful debts represents amounts of outsianding receivables at the
balance shest date which are doubtful of being recovered. Increases or decreases o the
provision balance are recorded as general and administrative expenses in the separate
incomea siatement.

Tangiblo fixed assets
Tanglible fixed assets are stated at cost less accumulated depreciation

The cost of a tangible fixed asset comprises its purchase price and any directly attributable
costs of bringing the tangible fixed asset to working condition for its intended use.
Expenditures for additicns, imorovements and renewals are added to the carrying amount of
the assets and expenditures for maintenance and repairs are charged to the separate
income statement as incurred

When tangible fixed assets are sold or ratired, any gain or loss resulting from their disposal
(the difference between the net disposal proceeds and the carrying amount) i included In
the separate income statemant.

Intangible fixed assols

Intangible fixed assels are slated at cost less accumulated amorisation,

The cost of an intangible fixed asset comprises its purchase price and any directly
attributable costs of preparing the intangible fixed asset for its intended use. Expenditures
for additions, improvements are added to the carrying amount of the assets and other
expenditures are charged to the separate income statement as incumed.

When intangible fixed assets are sold or retired. any gain or loss resulting from thealr
disposal (the difference between the net disposal proceeds and the carmrying amount) is
inciuded in the zeparate incoma statemeant,

Depreciation and amortisation

Depreciation of fangible fixed assets and amortisation of Intangible fixed assets are
caiculated on a straight-line basis over the estimated useful life of each asset as follows:

Means of transportation 8 years
Office aquipment 3 - B years
Dther tangible fixed assats & years
Computer software 3 years
Other intangible fixed assets 3 years
investmont properties

Investment properties are stated at cost including transaction costs less accumulated
depreciation. |nvestment properties held for capital appreciation are nol depreciated but
subject to impairment review.

Subseguent expenditure relating to an investment property that has already bean
recognised is added to the net book value of the investment property when it is probable
that future economic benefits, in excess of the orginally assessed standard of performance
af the engsting investment property, will flow to the Company.

Depreciation of investment properties are calculated on & straight-fine basis over the
estimated useful iife of each asset, apartments for lease are depreciated over 40 years.

12
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An Gia Real Estate Investment and Development Corporation BOS-DN

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

ar

3.8

1.9

310

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES {continued)

Investment properties (continuad)

Far long-term lease of investment properies which the Company receives rental fee in
advance for many periods and reptal income is recognised one fime at the entire rental
amount received in advance as presented in Mote 3,14, depreciation and amortisation of
these invesiment properties are recognized with entire amount at the point of revenues
recognition.

Investment properties are derecognised when either they have been disposed of or when
the investment properies are permanently withdrawn from use and no fulure economic
benefit iz expected from ils disposal. The difference bebween the net disposal proceeds and
the carrying amount of the assets iz recognised in the separate income statement in the
pericd of relirement or disposzal.

Trangfers are made o irvesiment properies when, and ocnly when, there 15 a change in use,
evidenced by ending of owner-oocupation, commencement of an cperating lease o ancther
party or ending of construction or development. Transfers are made from investment
properties when, and only when, there i3 a change in use, evidenced by commencement of
owner-occupation or commencemant of development with a view o zale. The transfer from
investment properly (o owner-oocupied property or inventories does not change the cost or
the carrying value of the properly for subsequent accounting at the date of change in usa.

Borrowing costs

Borrowing costs consist of interest and other costs thatl the Company incurs in connection
with the borrowing of funds and recorded as expanse durng the year in which they are
incurred,

FPropald expenses

Prepaid expenses are repored as shot-term or long-termn prepald expenses on the
separate balance sheet and amortized over the period for which the amounts are paid or the
peried in which economic benefits are generated in relation to theze expenzes,

Investmants
Invastments in subsidiaras

Irvesiment in subsidiaries over which the Company has control are carried at cost

Distributions from accumulated net profits of the subsidiares arsing subsaquent to the date
of acquisition are recognised in the separate income statement. Distributions from sources
other than from such profits are considered a recovery of invesiment and are deducted into
the cost of the investment,

Investment in associales

Investiment in associates over which the Company has significant influence is carried at
cost,

Distributicns from accumulated net profitz of the associates anzing subsequent to the date
of acquisiion are recognised in the separate income statement Distributions from sources
ather than from such profits are considered a recovery of investment and are deducted into
the cost of the investment.

13




An Gia Real Estate Investment and Development Corporation BOS-DN

MOTES TO THE SEPARATE FINANCIAL STATEMENTS {continued)
as at 31 December 2025 and for ihe year then ended

3,
3.10

an

312

213

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES {continuad)

Investments (conlinued)

Invesiments in another enlity

Invesiments in other entities |s stated at their acguisition costs

Provision for diminution in value of investmeants

Fravision of the investment i made when thare are reliable avidences of the diminution in
value of those investments at the balance sheet date.

Increases or decreases fto the provision balance are recorded as finance expense in the
separate income statement

Haid-fo-matunty inveshments

Held-to-maturity investments are stated at their acquisition costs, Afier initial recognition,
hald-to-maturity investmants are messured at recoverable amounts. Any impairment loss
incurred & recognised as expense in the separate financial statements and deducted
against the value of such investmants

Payables and accruals

Payables and accruals are recognised for amounts to ba paid In the future for goods and
services received, whether or not billed to the Comipany.

Faoreign currency transactions

Transactions in currencies other than the Company's reportng currancy of VND are
recorded aif the actual transaction exchange rates al fransachon datas which are determined
as fallows

- Transaction resulting in receivables are recorded at tha buying exchange rates of the
commercial banks designated for collection; and

- Transactions resulting in liabilities are recarded at the salling exchange rates of the
commercial banks designated for payment

At end of the year, monetary balances denominated in foreign currencies are translated at
the actual exchange ratez al the balance sheet date which are determined as follows;

- Monetary assets are transiated st buying exchange rate of the commercial bank whara
tha Campany conducts transactions regularly; and

- Monstary liabilities are franslated at selling exchange rate of the commercial bank
where tha Company conducts transactions regularly.

All foreign exchange differences incurred are taken o the zeparale incoma statemeant

Appropriation of net profits

Net profit after tax (excluding negatve goodwill arising fram a bargain purchase) is available
for appropriation to shareholders after approval in the annual general meeting, and after
making appropriation to reserve funds in @ccordance with the Company's Chartar and
Vietnam's ragulatory requiremeants

The Campany maintains the following reserve fund which is appropriated from 1ts net profit
as proposed by the Board of Diractors and subject to approval by shareholders at the
annual ganeral meating.

Bonusg and welfare funds

This fund 15 set aside for the purpose of pecuniary rewarding and encouraging, comman
benefits and improvement of the employees’ benefils, and presented as a liability on the
separate balance sheet,

14
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An Gia Real Estate Investment and Development Corporation BOS-ON

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

3.14

315

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Fevenue recognition

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

Sale of completed properties

A property is recorded as sold whan the significant risks and returns have been transferred
ta the buyer, which i3 normally on unconditional exchange of contracts, For conditional
exchanges, sales are recognised only whan all the significant conditions are satisfied

Rendering of consulting, real estale brokerage and other services
Revenues are recognised upon compiation of the services provided
Leaze of aparimeanis

Rental income ansing from operating leases is accounted for on a straight-line basis over
the terms of the lease

For lease of assets which the Company recaives rental fea in advance for many periods and
ihe lease periods cover more than 90% of the useful life of the assels, rental income s
recognised one time at the entire rental amount received in advance when all these
conditions are met

The lessee iE nol entiied to cancel the lease contract, and the Company has no
ocbiigation to repay the amount recerved in advance in all cases and in gl forms,

The amaunt received in advance from the lease is not less than 90% of the total rental
amount expactad to ba fulfilled under the contract during the lease term and the lessee
must pay the entire amaunt of lease within 12 manths from the beginning of the lease;

Almost all the risks and benefits associated with ownership of the leased asset are
tranzferred to the lessee; and

Tha Campany must estimate relatrvely the full cost of the lease.
inferas! ineome

Interest income is recognised as the interast accrues (taking into account the effective yield
on the asset} unless collectability iz in doubt.

Oiwdends

Dividend s recognised when the Company's entittement as an investor to receive tha
dividend is eztablished

Taxation

Currant mocome lax

Currant incorme tax assats and liabilities for the current and prior years are measured at the
amount expected b be recoverad from of paid o the taxetion authorities. The tax rates and
tax laws used o computa the amount are those that are enacted as at the balance sheat
date

Currant incoma 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,

Currant income tax assels and liabilities are offset when there is a legally enforceable right
for the Company to offset current tax assets against current tax liabiiities and when tha
Company intends 1o settle its curent tax assats and liabilities on a nat basis

15

AL et B0 e Ol ke S L




An Gia Real Estate Investment and Development Corporation BOS-DN

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

115

316

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Taxation {continued}
Deferrad lax

Deferred fax is provided using the liability method on emporary differences at the balance
sheet date between the tax base of aszels and liabiities and thaeir carrying amount for
financial reporting purposes.

Deferred tax abilities are recognised for all taxable temporary differences.

Defarred tax assets are recognised for all deductible temporary differences, carried forward
unused tax cradit and unused tax |losses, to the extent that it is probable that taxable profit
will be available against which deductible temparary differences, caried forward unused tax
credit and unused tax [osses can be utifised,

The carrying amount of deferred income tax azssets s reviewed at each balance sheet date
and reduced to the extent that it is no longer probable that sufficient taxable profif will be
available to allow all or part of the deferrad income tax assels o be utlised. Previously
unrecognised daferrad income tax assets are re-assessed at each balance sheet date and
are recognised o the extent that & has become probable that future faxable profit will allow
the defarrad fax assets to ba recoverad

Deferred tax assets and habilites are measured at the tax rates that are expected o apply
in the year when the assei iz realised or the fiability iz settled bazed on lax rates and tax
laws that have been enacied at the balance sheet date

Deferred tax is charged or credited to the separate income statemant, except whan it relatas
to items recognised directy o equity, in which cazse the deferred tax 2 also dealt with in the
equity account.

Deferred tax assels and Eabilities are offset when there 5 a legally enforceable right for the
Company (o offset current fax assels against cwment tax liabilites and when they ralabe ta
income taxes levied by the same taxation authority on either the same taxable enlity or
when the Company intends either settle current tax liabilities and assets on a net basis or to
reglisa the assets and setile the liabilities simultaneously, in each future period In which
significant amounts of defermed tax liabilities or assets are expected fo be settled or
recoverad,

Reiated parties

Parties are considered to be related parties of the Company i one party has the ability o
control ihe other pary or exercise significant influence over the other party in making
financial and operating decisions, or when the Company and other party are under comman
conirgl ar under commen significant influence. Eelated parties can be enterprize or
indwvidual, including close members of the family of any such individual

16
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An Gia Real Estate Investment and Development Corporation BO9-ON

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and far the year then ended

4.

51

CASH

Cash on hand
Cash at banks

TOTAL

HELD-TO-MATURITY INVESTMENTS

Deposits at commearcial banks (Nofe 5. 1)
Redeemable preference shares ("RPS7)
(Maote 5.2]

TOTAL
Provision far long-term investments
MNET

Deposits at commercial banks

WD

Ending balance  Beginmng balance

58,874,889 35,718,681
2,908,011,026 21,235,483,519
2,964,886,835 21,271,212,200

VIND

Ending balance Beginning balance
22,111,309,456 30,103,957,263
= 88,424,700,000
22,111,309.456  119,528,657.263
- (89,424,700,000)
22,111,309.456 30,103,957,263

This amount represents short-term deposits at commercial banks with original maturity
tarms from thrae (3) o twelve (12} months, Details are as follows:

Joini Stock Commercial Bank for Investrent and

Development of Vietnam

Vigtnam Jaint Stock Cammearcial Bank for
Industry and Trade - Branch 11

Joint Stock Commercial Bank for Foreign Trade

of Vietnam

Asia Commercial Jeint Stock Bank

TOTAL

17

Ending balance
11,245 405,291
8,800,000, 000

2,000,000,000

B5,904, 185

22,111,309,458

KD
Purpose

Restricted accounts
for The Star project

Fledged as
short-term loan
{Nate 17.1)

Rasiricted accounts

far eredit card
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS {continuad)
85 at 31 December 2025 and for the vear then andad

5.2

HELD-TO-MATURITY INVESTMENTS (confinued)

Redeemable preference shares

This amount represants the investments in the RPS which were issued by the related
parties {"tha lssuers”). Details are as follows:

The lssuers Ending balance
No. of Value Provision Carrying Redemphion
shares WD VND valve WND date
AGIE GLC B.942 470 85424 700,000 (B9.424 700,000 - Mat later
consuitant than April
Joint Stock 2026
Company
“AGl & GLEY

The terms and conditions relevant to the above as follows:

The sharehoiders hold redeemable praferance do not carry voting rights;

At any time, on condition that all the bank loans of the |ssuers have been repaid or
prepaid in full, each sharaholder hald RPS will have the right as its option, to require the
lssuers to redeam all or part of ts RPS on the put redeemable date at the redemption
price;

The lssuers may redeam all or a part of the outstending RPS, at the option of the

Isguars, without the consent of the redeemable preference sharsholders on the put
redeemable date which notad in the term of RPS;

5o long as any of tha RPS are outstanding, the Issuers shall, without the approval of the
shareholders hold RPS hoiding at least 80% of the outstanding RFS. The Issuers shall
{it not declare, pay or set apart for the payment any dividend on its ordinary shares; (i)
not redeem or purchase any ordinary shares, and (i) not issue any new shares;

For any dividend which the Issuers declare end pay dividends o its ordinary
shareholders, the shareholders hald RPS shall aiso be entitled to recenve and the
Issuers shall pay thereon dividends payable annually as caloulated from fime to time
(“floating dividend™); and

In the case of liquidation or dissolution of the lssuers or any distribution of assets of the
Issuers for the purpose of winding up its affairs, each shareholder hold RPS shall be
entitled to the highast priodty to receive the sum of the par value for such RP3, togethar
with all dividends declared and unpaid to the dete of distribution, before any amounis
shall be pad or any assets of the Issuers shall be distributed to the holders of any
putstanding shares of the Issuers ather than the RPS, subject to any distributions which
are ranked in the higher priority by law. The redeemable preference shareholders shall
not be entitled to share in any further distribution of the property or assets of the
Issuers.

-
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 Decembar 2025 and far the year then endad

B. TRADE RECEIVABLES AND ADVANCES TO SUPPLIERS

6.1 Shart-term trade recefvables

YD
Ending balance Baginning balance
Trade receivables from customers 15.066,633.619 15,196,052 049
individual customers who bought apartments 18,066 633,619 16.174.052,099
Cittrers - 22000000
Trade receivables from related parties (Wole 26) 6,368,242, 713 843,310,735
TOTAL 21,434,876,332 16,039,362,834
6.2 Shori-term advances to suppliers
VNG
Ending balance Baginning balance
Advances to suppliers

Vief Address Cffice Housing Developimant
Jaint Stock Company - 16,024, 826,385
Cher suppliers 284 700 000 202,608, 000
TOTAL 204, 700,000 16,227 ,434,385

18
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An Gia Real Estate Investment and Development Corporation

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

T.

OTHER RECEIVABLES

Short-term

Capital contribution of Business Cooperation
Contract ("BCC") with refated parties (Mote 26)
Interest receivables with relatad parties [Mate 26)
Dividend recenvabies

Deposits of terminated contracts

Interast receivables with other parties

Others

Long-term
BCC with related parties [Note 26)
Interest receivables with related parties (Nofe 26}

Dthers

TOTAL

Provision for doubtful shart-lerm recalvables
MET

I which:
e from related partes (MNote 26}
- Shori-term
- Long-term
Due from other parties

INVENTORIES

Services in progress

PREPAID EXPENSES

Short-term

Office rental

Software license and suppaorting fees
Others

Long-term

Office renovation

Billboard rantal

Softwara license and supparting fees
Tools and supplies

Others
TOTAL

20

Ending balance

736,315,595,705

587,248,000,000

BOS-OM

VD

Beginning balance

B86,659.606,222

T42,619,000.000

84,543941,662  115,332,130,321
37,075,331,961 -
27,000,000,000  27,000,000,000
164,044 B35 214,238,223

253 277,447 1,454,237 578
730,353,000,000  664,663,387,402
730,300,000,000  622.300,000,000

- 42 310,387 402

53,000,000 53,000,000
1,466,668,585,705 1,551,322,993,624
(27.000,000,000) _ (27,000,000,000)
1,439,668 595,705 1,524,322,993,624

1,439,294 261 070

T08, 994 261 070
730,200 400,000
27 374,334 635

Ending balance

13,832,215 312

1,523,527 487 001

858.8711,098 559
64,670,387 402
27,800,504, 623

VND

Beginming balance

4 340177 B7H

Ending balance

15,403,549,525

YD

Heginning balance

2,178,89158,141

14,555 647 375 :
AAT Q032 149 2144 432 474

2 34 486 667
4,381,597,781 3,871,656,870
3,356,368, 455 3,752 816,264
848 555 580 =
277,486,503 .
17,821,550 15,893,939
61,285,713 201,948,667
19,765,147,316 6,150,576,011
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An Gia Real Estate Investment and Development Corporation BO4-DN

MOTES TO THE SEPARATE FINANCIAL STATEMENTS (cantinued)

as at 31 Decembar 2025 and far tha year then endad

10. FIXED ASSETS (continued)

0.2  Intangible fived assets

VD
Ciffvars infargible
Computer soffwans asses Total
Cost
Az at 31 December 2024 18,588 448 082 275,500,000 19,164 248 052
Mewly purchase B50,000,000 F B50,000,000
Write off {189,758, 448) - (195,758 445)
As at 31 December 2025 _18,350,680.634 275,500,000 19,615, 188,634
I which:
Fully depreciated 2 638 284, 000 275 500 030 2,913, V64,000
Accumulated depreciation
Beginning balance {8,807 906 075) (275, 500 000) (9,083 408,078)
Write off 28,963, 765 - 29 983 785
Amortization for the year {5.250,571,901) - (6,250,571,901)
Ending balance (14,028,514,213) (275,500,000) (14,304 014 213)
Met carrying amount
Baginning balanca 10,081,542 004 - 10,081,542 004
Ending batanca 5311175421 = 5,311,175,421
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An Gia Real Estate Investment and Development Corporation

MOTES TO THE SEPARATE FINANCIAL STATEMENTS {conlinued)
as at 31 December 2025 and for the year then endad

11.

12,

INVESTMENT PROPERTIES

Cost

Baginning balance
Disposal

Ending balance

Accumulated depreciation

Beginning balance
Depreciation for the year

Ending balance
Met carrying amount

Beginning batance
Ending balance

BOG-DM
VD

Apartmenls  Apartments heid for
farlsase  capital appreciation Total
8,235,158, 350 2,867 642, 211 11,102,800,561
(1.083.331,5802) - (1.083,331,502)
7,151,826 848 2,867 842 211 10,018 469,053
[1.356,786,832) - (1,386, 7858,832)
{206 134 078) - (206,134,078)
[1,6802,520.810) - (1,802 520.910)
6,838,271,518 2,867 842 211 8,706,013,729
5. 548 905 938 2 85T 842 211 B.416 548 149

The rental income and operating expenses relating to investment properties were presented
as follows:

KND

Current year Frevious year

Rental income fram investmant properties 694, 728 211 1,183,804 745
Direct operating expenses of invastment properties

that generated rantal income during the year {(206,134,078) 1583,823,063)

The future annual rental receivable under the operating leases s disclosed in Nofe 27

The fair value of the investment property had naot yet been formally assessed and
determinad as of 31 December 2025 However, based on the curent occupancy rate and
the market value of these properbes, managemeani believes that these properiies’ fair values
are higher than thair carrying values at the balance sheel date

LOMG-TERM INVESTMENTS

Vi

Ending bafance Beginning balance

Investments in subsidiaries (hote 12.7) 1470017, 451,685 1,269,008,161,685

Investments in associates (Nofe 12.2) 72,845 300,000 72,845 300,000
Held-to-maturity investments Wofe 5.2) = 59,424 700,000
Provision for long-tarm invastments (27823085 536) {117,135308 387)

1,515,139,662,149 1,314,243,853,2598

TOTAL

23




An Gia Real Estate Investment and Development Corpaoration B0S-DN

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

12.

12.1

LOMG-TERM INVESTMENTS {continued)

Investments in subsiciaries
Detall of invastmants in those below operating subsidiares are as follows;
BUsIness
Mame aoiivities Erding balansg Beginning balance
Y % % o9
Qwner-  viding Castof Owner woling Cost of
ship  rght  imvestment -ship  nmght  inovesiment
%) {VIND'O00) %)  (VND'0DO)
Western City
Company Limited
("Western Clly™) 2589 99895 TO3 523,081 50859 BEEE  TD3 23081
Lan Minh
Construction Jaint
Stack Company
[*Lan Minh") [ 9908 9995 2994458253 54095 0998
Le Gia Investment
and Rezl estata
Jaoint Stock ) Trads

Company ("Le Gia")

real 9889 9900 224 081600 8999 0999 224981 600

Phuos Loc estata

Invastment
Construction
Tourisrm Corparation

{"Phuee Loe™) () DO9E 0995 21384808 0006 0996 320,833,151

An Gia Phu Thuan
Investment
Company Limited

{"Phu Thuan™ / 100 100 188920000 100 100 18.920,000
AGIH& HSR  Investment and
i) management
consultancy 9958 5995 201759840 mo.08 99.08 751,350
TOTAL 1,470,017 452 1,269,009,162
Pravision for investmants in
subsidiaras (27,999 910) {27 .710,608)
MNET 1,442,017,542 1,241,298,553
(") In accordance with Resclution MNa. 4/2025/NC-AGI-PL dated 3 March 2025, Phuoo
Loc Investment Construction Tourism Corporation ("Phuoc Loc") has been split inio
Phuoo Loc and Lan Minh Construction Joint Stock Company [*Lan Mink"). The split
has been formalized by Ba Ria - Vung Tau Department of Finance through the
issuance of amended BRC dated 18 March 2025 and 26 March 2025, respactively
("% In accordance with Decision Mo, 142025BEH-AGI-PL dated 25 June 2025, the

Company has completed the transfer of 74,850 shares of the AGI & HEE. Pursuant to
Decision No. 18/2025/00-AGI-PL dated 28 December 2025, the Company acquired
20025994 nawly issued shares of AGIH & HSR with an investment value of YND
200,259 240,000, thereby increasing the total investment in &AGI & HSR o WND
201,759,640,000. Accordingly, tha Company's ownarship interest in AGI & HSR
increased from 50.05% to 99.958%.
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12.2

An Gia Real Estate Investment and Development Corporation BOS-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
LONG-TERM INVESTMENTS (continued)
Investments in associates
Details of investmants in thosa below operating essociates are as follows:
Name Business Ending balance Baginning balance
activilies
B o
ownarship and Cost of ownership and Cost of
valing right  investment vafing right  investment
(%) (VND'ODD) (%) (VND'0O)
Loc Phat Invastment
Invastment and
Joint Stock management
Company (%) consultancy 30.694 T2 000,000 4000 72000000
AG| & GLC 21,01 945,300 21.M 945,300
TOTAL 72,945.300 72,945,300

13.

14.

{*) In accordance with Resclution No 3/2025/NQ-AGI-PL dated 25 February 2025, Dang
Nam Land Investment Company Limited {"Dong Nam Land") have been merged inte Loc
Phat Management and Development Corporation (‘Loc Phat®). The merger has been
formalized by DPI of Ho Chi Minh City through the issuance of the 4th ameandsd BRC
dated 26 March 2025 to Loc Phal. The merger has decreased its ownership in Los Phat
fromn 40% to 29.98%

According o Decisian No. 02/2026/Q8-AG|-PL dated on 24 March 2028, the Company's
Board of Directors approved the Company's plan to acquire additional 5405800
ordinary shares of Loc Phat from Loc Phat's existing sharehalders, This acquisition is
expected to be completed in Quarter 2 of 2026

SHORT-TERM TRADE PAYABLES

Trade payables to suppliers
Bizman Investment Join! Stock Company
FPT information Systerm Corporafion
Hung Thinh Madla Company Limited

Cthers
TOTAL

STATUTORY OBLIGATIONS

Parsanal
incarre
Value-added tax

Qthers
TOTAL

Ending balance

1,623,972 383
1.275,656.271

¥ND

Beginning balance

1,2¥5 656 271

- 531 111,600

2,254 048 439 565847 252

5,153.677,152 2,372,665,123

VND

Saginning INCrease Cacrease Ending
balance i year N yaar balance
1,215,843 457  11,528,300,583 (10,688 748 2BA) 2,055 455 752
- A7 133,960419 (17,133 960.419) -
1,321,2249,250 1.583,015,780  (2,614,245,030) -
2,637,172,707 30,255,276.782 (30,736,953,737) 2,065,495 752
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An Gia Real Estate Investment and Development Corporation

MOTES TO THE SEFARATE FINANCIAL STATEMENTS {continued)
as 8t 31 December 2025 and for the yvear then ended

15.

18,

17.

SHORT-TERM ACCRUED EXPENSES

Interas! axpanses

An Gia Star project costs
Legal fee

Software license

Others

TOTAL

OTHER SHORT-TERM PAYABLES

Interest expensas
Deposits recaived

Oithers

TOTAL

I7 which;
Due fo relaied parlies Note 28]
Due fo other parfies

LOANS

Current portion of koans from another party
(Mate 17.2]

Short-term laans from banks (MWole 17.7)
Short-tarm loans from ralated parfies [(Nole 28)

Current partion of loans from banks
TOTAL

Wavamen! aof loans are as follows;

Beginning balance
Drawdown of bormowings
Fareign exchange differences
Fepayment of borrowings
Repaymeant of bond

Allocation of bond issuance expenses

Ending balance

Thea Inans and bonds bear apphicable interest rates.

26

Ending balance

27 285,140,405
11,387,102,737
2 840,000,000
2,057 876,429
1,013,110,808

BOS-0OM

VD
Beginning balance

1,655, 164,366
11,387,102 737
2 540,000 000

2 388,094, 331

44,583,230,379

18,274,361,434

Ending balance

1,104,693, 277
37,740,000
552,553,389

1,694,986,675

VD
Beginning balance

108 808 452 082
1,908,000 040
110,865,321

107,824,318,303

1,704,693 277
§80.203, 398

Ending balanhce

107,662 452,982
161,865,321

VD
Baginning balance

B06,671,000,000 SB7,673.000.000
16,451,212,113 183,888,380,029
- 15,240, 489 000

- 420,000,000
623,122,212,113 7ET,281,869 529
NG

Curreht vaar Fravious year
V67 281,865 8929 1649077745753
23,984 TE2 643 276,180,496 555
18.998,000,000 26,430,455 281

(187,142,440 458)

(869,717,044 80D)
(317,700,000,000)
3,010,208,340

623,122,212,113

767,281,869,929




An Gia Real Estate Investment and Development Corporation BLA-DN

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

17.

17.1

17.2

LOAMNS (continusd)

Short-term loans from banks

The short-term loans obtained from banks is to finance the Company's warking capital
reguiraments, as foliows:

Dageriplion of
Bank Ending balance Principal repaymen! lerm coliaterals
VND
Joint Stock Commercial 16.451.212113 28 June 2026 Partially fixed term
Bank for Foreign Trade of deposil contracts
Yistnam (Naote 5.1)

Long-term loan from anothor party

The long-term leans oblained fram another parly is to finance the Company's working
capital, as folkows:

Prncipal Dasoriphan

Lander Ending balance repayment ferm of callaterals
WD s
Hatra Pla. Lid. B0E. 671,000,000 23,000,000 31 December Other propertes
2026 owned by
another party
i which:
Currant portion 08,877, 000, 000

27
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An Gia Real Estate Investment and Development Corporation BOS-DN

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

18. OWNERS' EQUITY [continued)

18.2 Conitributed share capital

Ending balance Beginning balance
% %
Murmber af Amoont owner  NMumberaf Amount awner
shares VNDOOD  -zhip shares WNDTODE  -ship

Nguyen Ba Sang 42508891 425088910 2515 42508891 4250838910 26.15
Others 120,019,190 1,200,191,800 7385 120,019,190 1,200,191,900 7385

TOTAL 162,528,081 1,625,280,810 100 162,528,081 1,625280,810 100

Each ordinary share with par value of YND 10,000. The holders of the ordinary shares are
entitled to recaive dividends as and when declarad by the Company. Each ordinary share
carres ona voie par share without restriction

18,3  Capital transactions with owners

WD
Currenf year FPrevious year
Contributed capital
Beginning balance 1.825,280.810,000  1,251,183,680,000
Dividard by shares - 212, 788,130,000
Iszuance of shares undar
the Employves Stock Oplion Plan . 61,308,000, 00
Ending balance 1,625,280.810.000 1,625280,510,000
154  Shares
Number of shares
Ending balance  Beginning balance
Authorised shares 162 528 081 162,528 081
Issued and paid-up shares
Cirdinary shares 162 528,081 162 528 081

Shares in circulation
Drainary shares 162 528 081 162 528 081

29
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An Gia Real Estate Investment and Development Corpaoration BOS-DN

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

19. REVENUE

18,7  Revenue from sale of goods and rendering of services

VD
Currant year Previaus year
Gross revenus 145,281,574,120 54,385,984 992
in which
Rendering of consulfing, brokerage
and markating services 143,283,783 482 30,687,373.853
Sale of apantment 1,703,056 420 22 274 866 380
Sale of athers Ba4 728 271 1,423 804 749
Met revenue 145,281.574,120 54,185,984 932
In which:
Sales fo related parties (Nofe 256) 143,475 78S 488 30,687 313 863
Sales fo other partias 1,805, 784, 631 23698 671,120
18.2  Finance income
YND
Curent year Frewvious vear
Dividends (MNofe 26) 147,024,809 445 224 526 911,934
Shara profit from BCC (Nole 26) 84 434 479 455 108 473,000,828
Interest income 11,6687 956 614 28,274,031,265
Foreign exchange gains 85,538 -
TOTAL 253 457,341,063  447,274,934,027
In which;
Diwe from redaled parties (Note 26) 252,677 649 542 445 188 269 540
Diwe from other paries 770 847 511 2 086 664 487
20. COST OF GOODS 30LD AND SERVICES REMDERED
VD
Current vear Frevious year
Cost of consuliing, brokerage
and markeling service rendered 103,458,583,913 45 788 T10,265
Cost of sale of real estates 1,061 270,374 10,435,378, 185
Cost of ather sale 206,134,078 563,828,069
TOTAL 104,725,988,365 56,822 514,518
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An Gia Real Estate Investment and Development Corporation BOS-DN

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

21.

22,

23,

FINANCE EXPENSES

Interest axpense

Faorgign exchange losses ansing from revaluation
Provision for investmeants

Allocation of bond issuance costs

Cthers
TOTAL

GENERAL AND ADMINISTRATIVE EXPENSES

External services expensas
Labor costs

Depreciation and amortization
Tools and supplias

Oithears
TOTAL

OTHER INCOME AND EXPENSES

Cther Income
Panalty received
Others

Other expenses

Loss from digposal of asset
Penalties

Ofhers

NET OTHER LOSS

a1

ViND

Current vear Pravious paar
58707, 719,331 115,872.641.041
20,648 576 875 25,087 258 234
112,481,149 55,416,552 BBS

- 2,010,206 2840

G935 164 R27 1,894 874 583
B1,161,941,982 245 281,573,683
T

Current year Frevious year
35,098 520,825 30,815,487 110
21,617 828,713 19,693 841 536
7,380 471 657 7,815 349 325
125,277 241 237 418 987
3,787 876,893 7,219,362 015
68,013,975,329 65,881,457 034
VD

Current year Pravious year
712,513,976 102,182,190
500,000,000 -
212,513,976 102,182,180
798,080,537 2.393.128,539
54 352273 583, 269, 686
T34 548 532 814,108,000
8879632 985,752,853
(85,566,661) (2,290,946,349)
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An Gia Real Estate Investment and Development Corporation BOS-DN

MOTES TO THE SEPARATE FINANCIAL STATEMENTS {continued)
as at 31 December 2025 and for the vear then ended

24, OPERATING COST

Extlernal sarvicas

Currant vear

58,441,828 457

VND
Previons vear

37,711,468,701

Labar costs B1,40% 391 447 58,037 636,161
Depreciation and amorization

{Note 10,1, TO.2, T7) 7,990 421 976 B.B75 506 878
Cost of apartments sold 1,061,270, 374 10,438, 376,185
Othars 1,924 650 368 7,654 627 220
TOTAL 172,827,602,622  122,718,616,245

25, CORPORATE INCOME TAX

The siatutory corporate income tax ("CIT') rate applicable o the Company is 20% of taxable

prafits

The tax returns filed by the Company are subject to examination by the tax authorities. As
the application of tax laws and regulations is susceplible to varying interpretations, the
amounts reported in the separate financial statements could be changed al a later date

upan final determination by the tax authorities.

251  CIT expenses

Reconcillation betweesn CIT expense and the accounting profit befare tax mulbiplied by CIT

rate is presented below

Accounting profit before tax

Cuvran yaar

144,663,804,008

VD
Pravious year

130,769,913,484

At CIT rate applicable to the Company 28832 7E0 802 28,153,982 597
Adiustmants:
Mon-deduclible expanses TBE6,023 586 19, 240,317,085
Dividend Income (29.404.961,889) (44,805,382 387)
Tax loss carmied forward (283,822 458) (488 817 395)

CIT income

32
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An Gia Real Estate Investment and Development Corporation BOS-DN

KOTES TO THE SEPARATE FINANCIAL STATEMENTS {continued)
as gt 31 December 2025 and for the year then ended

25,

25,2

253

CORPORATE INCOME TAX (continued)

Current tax

The curmrent tax pavable = based on taxable income for the current year The taxable
income of the Company for the vear differs from the accounting profit before tax as reporied
in the separate Income statement becausze it excludes items of income or expense that are
taxable or daductible in other years and it further excludes ems that are not taxable or
daductible. Tha Company's lahility for currant tax 1s calculated using tax rates that have
been enacted.

Tax loss carred forward

Tha Company is entitled to carry each individual tax loss forward to offset against taxabla
profits arising within five years subsequent to the year in which the loss was incurred. As at
the balance shest date, the Company has aggregated accumulated tax losses of WND
194,412,332.858 (as of 21 December 2024: WND 185,281,445 354) available for offset
against future profits. Details are as follows

VIND

C.an be
Originaling ullized Tax loss Utiized at 31 Unutilized al 37
year up fo amounf 1 Decambar 2025 Fodeited  December 2025

102 540,585,727
81,771,747,131

194,412,332,858

2022 2027 106,554 285,196 (3,013,660 460)
2023 2028 91,771,747,131 :

TOTAL 198,326,032,327 (3,913,699,468)

[

(*) Tax loss a5 per tax assessment minutes

No deferred tax assets have been recognized in respect of the said accumulated tax loss
carmed forward dua to uncartainty of future taxable profits:
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An Gia Real Estate Investment and Development Corporation

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

26,

TRANSACTIONS WITH RELATED PARTIES

BOa-DM

List of related partes that have a confrolling relationship and related parbes thalt have
signification transactions with tha Company during the year and as af 31 December 2025 is

as followsa:

Falaled parliss

Phuoc Loc Investment Construction Tourism Corporation (*Phuoe Lae”)

AG| & HSR Cansulting Joint Stock Campany ("AGI & HSR")
An Gia Phu Thinh Joini Stock Company ("FPhu Thinh")

Le Gia Real Estate Investment Joint Stock Company ("Le Gia")
An Gla Phu Thuan Investrment Caompany Limited ("Phu Thuan”)
Westermn City Company Limited ("Westarn City”)

Lan Minh Construction Joint Stock Company ("Lan Minh")
ifrom 26 March 2025)

Loc Phat Investmant Joint Stock Campany (“Lac Phat®)

AGH & GLC Consultant Joint Stock Company

Gia Linh Real Estate Corporation ("Gia Linh"™)

Crong Mam Construction Trading Service Company Limited

("Drong Mam™)

Dong Mam Land Service Trading Investment Company Limited {"Dong
Mam Land") [due o 26 March 2025)

An Gia Hung Phat Development Joint Stock Company
("An Gig Hung Phat”)

Winh Nguyen Menagement and Investment Company Limited
("Winh Nguyan")

An Gia Housing Development Joint Stock Company
(~An Gia Housing”)

Gig Hung Real Estate Investment and Development Company Limited
["Gia Hung")

Relzbionship

Subsidiary
Subsidiary

Indirect subzidiary

Subsidiary
Subsidiary
Subsidiary
Subsidiary

Associate
Aggociate

Indirect associate

Indirect associate
Indirect assockate

Camman key
management
personnel

Common key
managemant
personmnel

Common key
managem:ant
personnel

Cammon key
management
personnel
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
a5 at 31 December 2025 and for the year then endead

28,

TRANSACTIONS WITH RELATED PARTIES {continued)

List of related padies that have a controlling relationship and related parties that have
sigrification transactions with the Company during the year and as of 31 December 2025 s
as follows: (continued)

Felated parties Relabonzhin
Mr Nguyen Ba Sang Chairman
Mr Louis T Mguyen {due o 15 May 2025) Member
Mr Le Duy Binh Indepandent member
Mr Do Le Hung Indepandant mamber
Mrs Nguyen Mai Giang Deputy Genaral Director
Mr Mguyen Thanh Chau higf Accountant

Significant fransactions with related parties during the year were as follows:

VND
Reiated parties Transactions Curran! year Pravious year
Significant transactions with related parties for The La Village project
Gia Linh Lending collection . 484 497 516,000
Lending - 286, 700,000,000
Interest income (v} - 7,067,280, 349
Significant fransactions with related parties for The Song project
Fhuoc Loc Dividend 1) 102,045 477 485 &0,000,000, 000
Loan repaymant - 323,284,600,000
Interest expensas - 20,838,608.453
Significant transactions with related partfes for River Panorama and Sky 89 projects
Phu Thinh Revenue from
randaring service (i} 182,000,000 -
Loan repayment - 48,055,000,000
Lean drawdown - 11,000,000,000
Interest expansas - 2,688,826, 164
AGIE HER Capital contribution 201,008,250,000 .
Lending collection 174,250,000,000 -
Intarest income (iv] 11,218,360, 641 13,156,503 149

Significant transactions with related parties for The Standard project
Le Gia Dividend (i) 21,407,748 850 174 526 911,934
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

26, TRANSACTIONS WITH RELATED PARTIES (continued)

Significant transactions with related parties during the year were as follows: (continued)

Related parties Transackons

Significant transactions with related parties for West Gate project

Wesiern City Dividand (i)
Loan repayment
Inferast expensas
Interast from BCC (i)

BCC callection

Significant transactions with related parties for The Gio Riverside

Loc Phat Interast fram BCC (i)
Dong NMam BCC confribution
Lending collection

Lending

Inierest income [T}

An Gla Hung Phat BCC collection
Revenue from
rendering senvice {i)
Depasit received
Daposit refund
Intarast fram BCC (i)
Other incomsa

Significant transactions with related parties for West Gate 2 project

BCC confribution
BCC collectian
Interest from BOC )

Winh Mguyen

Current year

23,567,582 311
15,240, 485,000
419,998 870

36,781,499, 958
106,000,000,000

155,370,000,000
142,382,757 848

89, 000,000,000
89,000,000,000
51,603 664,385

8,879,620

VD
Frevious year

146, 151,000,000
6.525,393 404
789,545,618,167
300, 000,000,000

36,882.271,230

176, 768,200,000
142 460,000,000
2.963,573.280

B2 432 480,556

272,000,000,000
238,110,080,000
17,613,620,875

Significant transactions with related parties for Riverside and Skyline project

Ar Gia Phu Thuan Deposit refund

1.854,000,000

Significant transactions with related parties for other projects

Gia Hung Interest from BOG (i}

Revenus from
randaring service il

An Gia Housing

(0 Sales to related parties (MNolte 18.7]
() Dividend (Note 19.2)
(Wil Interast from BCC (Note 18.2)

{fv] Interest income fo ralatad partias (Mate 18.2)

38

6,049,315 068

851,031 641

143,475 785 488
147,024,805 446
84, 434 475 455
11.218 360, 641

30.687,313,853

30 687 313,863
224, 526,911,934
195 473 980 528

24, 187,366,778
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS {ocontinued)
as at 31 Decembar 2025 and for the year then ended

26, TRANSACTIONS WITH RELATED PARTIES {continued)

Amounts due fromeand dug io related parbes as at the balance sheet dale were as follows:

VIND
Falatad parties Transacions Ending balance  Beginning halance
Short-term trade recelvables (Nole 5.1)
An Gia Hung Phat Service rendering B,368,242,713 -
An Gia Housing Sarvice randering - E-d:}.,a-:l_g,‘?'g.i
B, 368,242,713 B43,310.735
Other shorl-term receivables (Nofe 7]
A Gia Hung Phat BCC contributian () 487249 000,000 6522,619,000,000
Inferesi from BCC T4 123673170 104, 838,008,781
Gia Hung BCC contribution (i 120,000,000,000 120,000,000,000
Interest from BCOS 1,145 315,068 -
Western City Advance 23,567 582,311 -
Le Gia Dividend 13,507 745 650
Lo Phat Interest from BCC 8270953 424 8 270,953 424
Wirh Mguyen Interest from BCC,
lending interest - 1,223 168,116
Qiher parties Advance 125,987 447 950 DBB 278
708,994 261 070 858,911,099 599

(it The Company and An Gia Hung Phat agreed to cooperate to distribution, brokerage,
marketing services and profit sharing for The Gid project until 28 April 2026

{ii The Company and Gia Hung cooperate in innovating The Sdng project for leasing,

oparating for the period of thify-six (38) manths from 28 December 2023
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An Gia Real Estate Investment and Development Corporation BOG-ON

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

26,

TRANSACTIONS WITH RELATED PARTIES (continued)
Amounis due from and due io related parties as at the balance shesat daie were as follows

{canfinued)

Ralaied parfios Transachions

Long-term loan recelvables
Al & HSR Lending

Crther long-term receivables (Nofe 7}

Lot Phat BCC capital contribution (1)
Vinh Nguyen BCC capital contribution (i)
Dang Nam BLGC capiial contribution (i)
AGIEHSR Interast receivable

Other short-term payables (Note 16)

Phu Thirh Interest expensas

Western City Interest expansas
Phuoc Loc Interest expensas
Phu Thuan Depaosits received

VD

Ending balance Beginning balance

- 174,260, 000,000

350,300,000,000 S50,300,000_ 000

272,000,000 000 272,000,000,000
108,000,000,000

. 42 310,387 402

730,300,000,000 664,610,387 402

1,022,744 178 13.568,045 700

81,549,059 5.525,3583 404

- 85715013878

- 1,854 000,000

1,104,6883,277 107, 662,452,982

{tt Tha Caompany and Loc Phat cooperate in investing, implementing the construction,
oparaling and profit sharing from The Gid Project for the period of thirty-six [38) months

from 30 September 2024,

(i} The Company end Vinh Nguyen cooperata in invasting, implementing the construction,
operating and profit sharing from \West Gate 2 Project since revenue generation for the
period of thirty-gix [36]) months from 12 December 2024

{iif} The Company and Dong Mam cooperate in investing, implementing the construction,
operating and profit sharing from The Gio Project since revenue generation for the paricd

of thirty-gix {36} months from 18 Juna 2025,
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An Gia Real Estate Investment and Development Corporation  Bos-on

NOTES TC THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

28.

TRANSACTIONS WITH RELATED PARTIES (continued)

Amounts due from and due to related parties as at the balance sheet date wers as follows:

(continued)

Relaled parties

Short-term loans (Nole 17]

Western City

Transactions

Unsecurad loans

Transactions with other related parties

Remunaration to mambers of the Board of Directors and Management

irdividuals

Board of Directors:

Mr Mguyen Ba Sang
Mr Do Le Hung

Mr Le Duy Binh

Mr Louis T Mguyen
Mr Vu Quang Thinh
Mr Cao Thei Fhug

Management;

Mr Maguyen Thanh Chau
Mra Mguyen Mai Giang
Mr Mauven Thanh Son

TOTAL

39

AT

Ending balance EBeginning balance
- 15,240,489 000

VD

Ramunarahion

Current yaar Pravious year
3,323,120,000 2,253,%51.000
665,666,672 385,888 588
268 666, 564 146,866 665
112,500,000 187,200,000

- 249 599 958

= 249 599 958
1.781,200,000 1,253,574,000
2,057 .200,000 1,239,734, 783
. 1,268 665,631
8.207,353,336 7,263,020,863
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An Gia Real Estate Investment and Development Corporation BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
g5 8t 31 December 2025 and for the year then endad

27.

COMMITMENTS

Operating lease commitment (lesses)

The Company leases its premises under operating leaze arrangements. The minimum leasse
commitmant as at the balance sheet dates under the operating lease agreements are as
folbows:

VNG

Ernding balance Ending balance

Lezs than 1 vear 16,451, 212,114 16,024,826, 386
Frem 1 - 5 years 17,647,899, 166 35,285,798 331
TOTAL 34,099.111,280 51,320,624, 717

Operating lease commitment (lessor)

The Company leases outl apartments under operating lease arrangaments. The future
minimum rental receivables as at the balance sheet dates under the operating lease
agreements are as follows:

VD

Ending balance Ending balance

Less than 1 year 7232850932 Tre, 173932
Frem 1 -5years 611,732,000 1,245 544 513
TOTAL 1,335,021,932 2,019,618,445

Capltal contribution obligation

As at 31 December 2025, the Company has outstanding received capital transfer
obligations from other sharsholders in other entities as follows!

YD
Asg at 31 Decamber 2025

Capilal kansfer
aharegholders in ofher eniities abiligalions
Loc Phat 108,000,000, 000
Gia Linh 20.938,775,000
Vinh Nguyen 1.000,000,000
TOTAL 129.939,775,000
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An Gia Real Estate Investment and Development Corporation BO9-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (cantinued)
as at 31 December 2025 ard for the year then endaed

28, EVENT AFTER THE BALANCE SHEET DATE

Except for the event in Note 12 2, there is no other matter or circumstance that has arisen
since the balance sheet date that requires adjustment or disclosure in the separate financial
slalements of the Company,

Ho Chi Minh City, Vietnam
= E-H,HE‘ > 30 March 2026

Tran Thi Al Tien Mguyen Thanh Chau . guyen Ba Sang
Praparer "'F: whief Accouniant Legal representative
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EY | Building a better working world

EY is building a better working world by
creating new value for clients, people, society
and the planet, while building trust in capital
markets.

Enabled by data, Al and advanced technology,
EY teams help clients shape the future with
confidence and develop answers for the most
pressing issues of today and tomorrow.

EY teams work across a full spectrum of
services In assurance, consulting, tax, strategy
and transactions. Fueled by sector insights, a
globally connected, multi-disciplinary network
and dlverse ecosystem partners, EY teams can
provide services in more than 150 countries
and territories.

All In to shape the future with confidence.

EY refersto the gichal organization, and may refer to one ar
mre, of the member firms of Ernst & Young Gicbal Limated,
sach of which is a separate legal entity. Ernst & Young Gloha|
Limited, & UK campany limited by guarantee, does not provide
sprvices to clients. Information about haw EY collects and udes
persanal data and a description of the rights individuals have
under data gratection legisialion are auailabie via
ey.comyarivacy. EY member firm® do nak practice Law where
prohibited by local lews. Far mare inlarmation aboul owr
prganization, please visil ey.cam.

& 2025 Emst & Young ¥Wigtnam Limited. All Rights Reserved,

ey.com/en_vn



