VINACONEX 21 JOINT STOCK COMPANY SOCTALIST REPUBLIC OF VIETNAM

No. /M V21 Independence - Freedom - Happiness

Hanoi, January 9,2026

PERIODIC DISCLOSURE OF FINANCIAL STATEMENTS
Dear: Hanoi Stock Exchange

Pursuant to the provisions of Clause 3, Article 14 of Circular No. 96/2020/TT-
BTC dated November 16, 2020 of the Ministry of Finance guiding information

disclosure on the stock market, Vinaconex 21 Joint Stock Company shall disclos
information on the financial statements of Q4/2025 to the Hanoi Stock Exchange
follows:

1. Organization name:

- Stock code: V21

- Address: Ba La street, Duong Noi ward, Hanoi city

- Contact phone number/Tel: 024.6325.6588

- Email: Vinaconex21(@gmail.com

- Website: Vinaconex21.vn

2. Information disclosure content:
- Financial Statements Q4/2025

[] Separate financial statements (Listed organizations without subsidiaries

and superior accounting units with affiliated units);
[ ] Consolidated financial statements (Listed organization with subsidiaries);

Combined Financial Statements (applicable to listed companies that have

dependent accounting units with independently organized accounting systems).

- Cases that must explain the cause:

+ The audit organization gives an opinion other than an unqualified opinion on

the financial statements (for audited financial statements):

] Yes L1 No
Explanatory text in case of integration:
[ Yes L1 No

+ Profit after tax in the reporting period has a difference of 5% or more before
and after auditing, changing from loss to profit or vice versa (for audited Financial

Statements):
L Yes ] No
Explanatory text in case of integration:
[ Yes [1 No
Signature Not Verified (fl
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+ Profit after corporate income tax in the business results report of the reporting
period changes by 10% or more compared to the same period report of the previous

year:
Yes [] No
Explanatory text in case of integration:
Yes ] No

+ Profit after tax in the reporting period is a loss, changing from profit in the
same period last year to loss in this period or vice versa:

Yes L] No
Explanatory text in case of integration:
Yes [] No

This information was published on the Company's website on: /9/01/2026 at
the link: https://vinaconex21.vn/
3. Report on transactions worth 35% or more of total assets in 2025.
In case a listed organization has transactions, it is recommended to fully report
the following contents:
- Transaction content: None e
- Ratio of transaction value/total asset value of the enterprise (%) (based on the):
most recent financial report): :
- Transaction completion date:
We hereby commit that the information published above is true and take=
legal responsibility for the content of the published information..

Attached documents:
- Consolidated financial
report Q4/2025

- Explanatory document
No.AQ./V21 dated
A9/01/2026

7 CHUTICH HOI DONG QUAN TR|

Nubn Manh, S



VINACONEX 21 JOINT STOCK COMPANY SOCITIALIST REPUBLIC OF VIETNAM
No. AO/V21 Independence - Freedom - Happiness

Re: Disclosure and Explanation of the
Combined Financial Statements for 04/2025

Hanoi, January A9,2026

Dear: -STATE SECURITIES COMMISSION
- HANOI STOCK EXCHANGE

1. Company Name: Vinaconex 21 Joint Stock Company

. Stock code: V21

2
3. Head office address: Ba La street - Duong Noi ward - Hanoi
4. Phone: 0246.325.6588

5

. Person making information disclosure: Nguyen Manh Ha

6. Content of published information:

6.1 The combined financial statements for the fourth quarter of 2025 of Vinaconex 21
Joint Stock Company were prepared on January 19, 2026, including:

o Statement of Financial Position;

o Statement of Profit or Loss;

o Statement of Cash Flows;

o Notes to the Financial Statements.
6.2 Explanation of changes:

o The profit after corporate income tax reported in the Statement of Profit or Loss for

0Q4/2025 changed by 10% or more compared to Q4/2024 due to the following

factors:

- Revenue in Q4/2025 amounted to VND 57,605,109,376, representing an increase of
63.8% compared to Q4/2024, while cost of goods sold increased by 61.9% over the
same period.

- Interest expenses and general and administrative expenses in Q4/2025 decreased
compared to Q4/2024.

o The profit after corporate income tax for Q4/2025 amounted to VND
3.816.169.673. whereas a loss was incurred in Q4/2024, mainly due to the

following reason:




- Revenue in Q4/2024 was VND 35,161,631,785, equivalent to only 61% of the
revenue in Q4/2025; gross profit in Q4/2024 was insufficient to offset general and
administrative expenses and interest expenses.

7. The full financial report is published on the website: www.vinaconex21.vn
We hereby commit that the information published above is true and take full legal
responsibility for the content of the published information.

Thank you very much !

Recipients:
-As above;
-Office




VINACONEX 21 JOINT STOCK COMPANY
Address: Ba La - Duong Noi - Hanoi

General Financial statements

for the period from 01/01/2025 to 31/12/2025

Form No. B 01 - DN
(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of Finance)

COMBINED BALANCE SHEET

ITEMS

A. CURRENT ASSETS
(100=110+120+130+140+150)
I. Cash and cash equivalents
1. Cash
2.Cash equivalents
II. Short-term financial investments
III. Short-term accounts receivable
1. Short-term trade receivables
2. Short-term advances to suppliers
5. Short-term Loans receivables
6. Other receivables
7. Provisions for short-term bad debts (*)
IV. Inventories
1. Inventories
V. Other current assets

1. Short-term prepaid expenses
2. VAT deductible

3. Taxes and other receivables from the State
5. Other current assets
B - NON - CURRENT ASSETS
(200 =210+ 220 + 240 + 250 + 260)
L. Long-term receivables
6. Other long-term receivables
II. Fixed assets
1. Tangible fixed assets
- Cost
- Accumulated depreciation (*)
2. Financial lease fixed assets
II1. Investment properties

- Cost
- Accumulated depreciation (*)

IV. Long-term assets in progress
1. Long-term work in progress
2. Construction in progress
V. Long-term financial investments
5. Held to maturity investment
VL Other long-term assets
1. Long-term prepaid expenses
TOTAL ASSETS (270 = 100 + 200)

As at 31/12/2025
Unit: VND
Code Note 31/12/2025 01/01/2025
100 403.256.673.522 283.285.838.810
110 6.142.913.151 14.811.078.411
111 V.01 6.142.913.151 14.811.078.411
112 - -
120 V.02 - -
130 170.508.384.095 159.573.263.553
131 V.03a 26.358.872.264 34.117.995.970
132 61.114.185.895 22.293.567.973
135 - -
136 V.04a 85.017.164.400 105.143.538.074
137 (1.981.838.464) (1.981.838.464)
140 201.808.347.236 92.036.121.791
141 V.07 201.808.347.236 92.036.121.791
150 24.797.029.040 16.865.375.055
151 V.13a 225.000.000 225.000.000
152 22.472.100.571 14.984.812.026
153 2.099.928.469 1.655.563.029
155 V.l4a - -
200 81.261.297.499 82.607.540.255
210 32.288.000 32.288.000
216 V.04b 32.288.000 32.288.000
220 35.725.811.534 36.908.542.715
221 V.09 35.725.811.534 36.908.542.715
222 64.043.892.985 64.773.347.530
223 (28.318.081.451) (27.864.804.815)
224 V.10 - -
230 V.12 16.764.581.600 17.191.138.640
231 19.195.066.800 19.195.066.800
232 (2.430.485.200) (2.003.928.160)
240 28.298.448.000 28.443.805.900
241 V.08a - -
242 V.08b 28.298.448.000 28.443.805.900
250 - -
256 - -
260 440.168.365 31.765.000
261 V.13b 440.168.365 31.765.000
270 484.517.971.021 365.893.379.065




VINACONEX 21 JOINT STOCK COMPANY
Address: Ba La - Duong Noi - Hanoi

General Financial statements

for the period from 01/01/2025 to 31/12/2025

Form No. B 01 - DN

(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of Finance)

COMBINED BALANCE SHEET

As at 31/12/2025
(Next)
ITEMS Code Note
A- LIABILITIES (300 = 310 + 330) 300
I. Current liabilities 310
1. Short-term Trade payables 311 V.16a
2. Short-term Advances from customers 312
3. Tax payables and statutory obligations 313 V.17
4. Payables to employees 314
5. Short-term Accrued expenses 315 V.18
6. Internal payables 316

7. Payable according to construction contract

progress schedule 37
8. Short-term Unearned revenue 318 V.20a
9. Short-term other payables 319 V.19a
10. Short-term loans and debts 320 V.15a
11. Provision for short-term payables 321 V.23a
12. Welfare reward fund 327
II. Long-term liabilities 330
6. Long-term Unearned revenue 336 V.20b
8. Long-term loans and financial leases 338 V.15b
B - OWNER'S EQUITY (400 = 410 + 430) 400
L. Equity 410 V.25
1. Contributed capital 411
2. Share capital surplus 412
8. Investment and development fund 418
9. Enterprise Restructuring Support Fund 419
10. Other equity funds 420
11. Undistributed earnings 421
Undistributed profit after tax of previous period 421a
Undistributed profit after tax of current period 421b
12. Capital for basic construction investment 422
II. Other funding sources and funds 430
TOTAL RESOURCES (440 = 300 + 400) 440
Prepared by Chief Accountant
Ha Duc Tam Phan Truong Quan

31/12/2025

01/01/2025

362.902.001.024
246.596.412.517
31.719.610.529
52.289.530.275
56.299.202
2.192.791.451
4.813.117.280

70.090.909
105.364.828.424

50.090.144.447

116.305.588.507
19.773.174.390
96.532.414.117

121.615.969.997
121.615.969.997
119.997.890.000
(117.026.500)
T77.775.837

957.330.660
70.848.587
886.482.073

245.163.891.141
224.883.909.674
50.894.040.580
71.765.087.663
105.300.030
3.409.989.121
71.203.040

62.727.272
33.239.695.053

59.335.866.915

20.279.981.467
20.279.981.467

120.729.487.924
120.729.487.924
119.997.890.000
(117.026.500)
177.975.837

70.848.587
1.246.914.812
(1.176.066.225)

484.517.971.021

365.893.379.065
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VINACONEX 21 JOINT STOCK COMPANY

Address: Ba La - Duong Noi - Hanoi

General Financial statements for the period from 01/01/2025 to 31/12/2025

STATEMENT OF COMPREHENSIVE INCOME
PART III: DEDUCTIBLE VAT, REFUNDABLE VAT, REDUCED VAT, DOMESTIC SALES VAT

ITEMS

I. Deductible VAT

Quarter I'V/2025

1. Value added tax is still deductible and can be refunded at the

beginning of the period.
2. Deductible value added tax incurred

3. Deductible, refundable VAT, non-deductible returned VAT

(12=13+14+15+16)
a, VAT deducted
b, VAT refund
c, VAT on returned goods, sales discounts
d, Non-deductible value added tax

4, VAT is still deductible and can be refunded at the end of the

period.

IL VAT refund

1. VAT refunded at the beginning of the period
2. VAT refunds arise

3. VAT has been refunded

4. VAT is still refundable at the end of the period. (23=20+21-22)

ITI. VAT is reduced

1. VAT is reduced at the beginning of the period

2. VAT is reduced
3. VAT has been reduced

4. VAT is reduced at the end of the period (33=30+31-32)

IV. VAT on domestic sales

1. VAT on domestic sales remaining to be paid
the period

2. Output VAT incurred

3. Deductible input VAT

4. VAT on returned and discounted goods

5. VAT on returned and discounted goods

6. Domestic sales VAT paid to the budget

at the beginning of

7. VAT on domestic sales still payable at the end of the period

(46=40+41-42-43-44-45)

Prepared by

=

Ha Due Tam

Chief Accountant

Phan Truong Quan

Code

10
11
12

13
14
15
16

17

20
21
22
23

30
31
32
33

41
42
43
44
45

46

Unit: VND
Amount
Current period Accumulated
14.984.812.026 X

20.095.933.200 20.095.933.200

12.608.644.655 12.608.644.655
12.608.644.655 12.608.644.655
22.472.100.571 X

- X

12.608.644.655 12.608.644.655
12.608.644.655 12.608.644.655

Nguyen Huy Cuong



VINACONEX 21 JOINT STOCK COMPANY
Address: Ba La - Duong Noi - Hanoi

General Financial statements

for the period from 01/01/2025 to 31/12/2025

ITEMS Code Note
I. Cash flows from operating activities
1. Profit before tax 01
2. Adjustment for
- Depreciation and amortisation 02
- Provisions 03
- Unrealized exchange rate gains and losses 04
- Gain/loss from investment activities 05
- Interest expense 06
3. Profit from operating activities before changes in 08
working capital
- Increase/Decrease in receivables 09
- Increase/Decrease in inventories 10
- Increase/Decrease in payables (excluding interest 1
payables/ enterprise income tax payables)
- Increase/Decrease in prepaid expenses 12
- Interest expenses paid 13
- Corporate income tax paid 14
- Other income from operating activities 15
- Other expenses for business activities 16
Net cash flows from operating activities 20
II. Cash flows from investing activities
1. Purchase of fixed assets and other long-term assets 21
2. Proceeds from disposals of fixed assets and other long- 2
ferm assets
3. Cash spent on lending and purchasing debt 23
instruments of other entities
4. Proceeds from loans and resale of debt instruments of 24
other entities
6. Proceeds from capital investment in other entities 26
7. Interest, dividends and profit received 27
Net cash flows from investing activities 30
III. Cash flows from financing activities
1. Proceeds from issuing shares, receiving capital 31
contributions from owners
2. Money to pay capital contriPutions to owners, buy 32
back shares issued by the enterprise
3. Proceeds from short - term, long - term borrowings 33
4, Loan repayment 34
5. Lease payment 35
6. Dividends, profits paid to owners 36

Form No. B 03 - DN

(Issued under Circular No. 200/2014/TT-BTC

Dated December 22, 2014 of the Ministry of Finance)

COMBINED STATEMENT OF CASH FLOWS

(Indirect method)
Quarter 1V/2025

Unit: VND
Accumulated Accumulated
Quarter IV/2025  Quarter IV/2024

886.482.073

1.519.744.292

(7.497.215)
4.233.577.189
6.632.306.339

(18.688.509.062)
(109.772.225.445)

29.831.053.994

(408.403.365)
(3.613.212.949)

(96.018.990.488)

(207.000.000)

263.636.364

7.497.215
64.133.579

180.694.482.212
(93.407.790.563)

(1.176.066.225)

1.265.628.652
785.172.364

(2.774.652.525)
3.944.367.437
2.044.449.703

(34.635.528.203)
(16.950.675.241)

34.154.231.861

(224.020.000)
(3.942.841.477)

(19.554.383.357)

(238.648.809)

1.090.909.091

15.000.000.000
1.683.743.434

17.536.003.716

83.974.844.998
(74.505.907.621)



VINACONEX 21 JOINT STOCK COMPANY Form No. B 03 - DN

Address: Ba La - Duong Noi - Hanoi (Issued under Circular No. 200/2014/TT-BTC
General Financial statements Dated December 22, 2014 of the Ministry of Finance)
for the period from 01/01/2025 to 31/12/2025

COMBINED STATEMENT OF CASH FLOWS
(Indirect method)
Quarter IV/2025

Unit: VND
Accumulated Accumulated
FEEMS Codg Doke Quarter 1V/2025  Quarter TV/2024
Net cash flows from financing activities 40 87.286.691.649 9.468.937.377
Net decreasefincrease in cash and cash equivalents
.668.165. 450.557.
(50=20+30+40) 50 (8.668.165.260) 7.450.557.736
Cash and cash equivalents at beginning of the year 60 14.811.078.411 7.360.520.675
Impact of foreign exchange rate changes on foreign 61
currency conversion
Cash and cash equivalents at end of the year
.142.913.151 .811.078.
(70=50+60+61) 70 6.142 14.811.078.411
Prepared by Chief Accountant
Ha Duec Tam Phan Truong Quan Nguyen Huy Cuong
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VINACONEX 21 JOINT STOCK COMPANY Form No. B 09 - DN

Address: Ba La - Duong Noi - Hanoi (Issued under Circular No. 200/2014/TT-BTC
General Financial statements for the period from 01/01 to 31/12/2025 Dated December 22, 2014 of the Ministry of
Finance)

NOTES TO THE FINANCIAL STATEMENTS
Quarter TV/2025

I Background

1. Forms of Ownership:

Vinaconex 21 Joint Stock Company is a Joint Stock Company, the Company name in English: VINACONEX 21
JOINT STOCK COMPANY, abbreviated as VINACONEX 21 JSC, formerly Construction Joint Stock Company No.
21, established under Business Registration Certificate No. 0303000252 dated March 10, 2005. Vinaconex 21 Joint
Stock Company - Enterprise code: 0500236902 changed the Business Registration Certificate for the | 1th time on
May 6, 2022.

According to the 11th amended Business Registration Certificate dated May 6, 2022 issued by the Hanoi Department
of Planning and Investment. The Company's charter capital is: VND 119,997,890,000 (One hundred and nineteen
billion, nine hundred and ninety-seven million, eight hundred and ninety thousand VND).

Par value of shares: 10,000 VND (ten thousand dong)

On March 10, 2010, the Company was approved to list its shares on the Hanoi Stock Exchange (HNX) with stock
code: V21.

Affiliated units: Vinaconex 21 Joint Stock Company Branch - Construction Materials Production and Trading

Enterprise
2. Business field

Business fields of the Company are Construction, real estate business and production of commercial concrete

3. Business lines

- Construction and installation of civil, industrial, traffic, irrigation, airport, port, tunnel, water supply and drainage,
post office, cultural, hydroelectric, thermal power, wind power, power lines and transformer stations up to 500 KV,
technical infrastructure works, residential areas, urban areas, industrial parks, export processing zones, high-tech
parks;

- Investment and construction consulting for projects: Investment project preparation, bidding consulting, project
supervision and management consulting, consulting on new technology equipment and automation equipment;
Topographic survey, hydrogeology, construction measurement, testing;

- Investment in business development of housing, technical infrastructure of urban areas, residential areas, new
economic zones, export processing zones, industrial zones; Hotel and motel services; Travel and tourism; Passenger
transportation;

- Import and export business of materials; machinery, equipment, spare parts, production materials, consumer
materials, automated technological lines, construction materials, and sales agents for domestic and foreign brands;

- Exploiting, producing, processing and trading all kinds of components and materials used in construction and
interior and exterior decoration;

- Consulting on construction planning design, architectural design;
Address: 3rd floor, Vinaconex building, 21 Ba La, Duong Noi, Hanoi
Phone: 042.63256588
4. Characteristics of business operations during the fiscal year that affect financial statements

1. Accounting period:

Annual accounting period commences from 1st January and ends on 3 1st December.

This accounting period starts from 01/01/2025 and ends on 31/12/2025

2. Accounting monetary unit:

The currency used in accounting is Vietnamese Dong ("VND"), accounting is based on the original cost method, in
accordance with the provisions of Accounting Law No. 03/2003/QHI11 dated June 17, 2003 and Vietnamese
Accounting Standard No. 01 - General Standard.
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(Next)
II1 Accounting standards and Accounting system
1. Accounting System:
The company applies Enterprise Accounting System issued under Circular No. 200/2014/TT-BTC dated 22
December, 2014 by Minister of Finance on guideline enterprise accounting and Circular No. 53/2016/TT-BTC dated
21 March, 2016 by Ministry of Finance amending and supplementing some articles of Circular No. 200/2014/TT-

BTC.
2. Announcement on compliance with Vietnamese standards and accounting system

The company applies Vietnamese Accounting Standards and supplement documents issued by the State. Financial
statements are prepared in accordance with regulations of each standard and supplement documents as well as with
current accounting system.

3. Applicable accounting form

The company applies computerized bookkeeping, using Fast Accounting software.
IV Accounting policies
1. Recognition of cash and cash equivalents

Cash is a synthetic indicator reflecting the total amount of money available to the enterprise at the reporting time,
including cash in the enterprise's fund and non-term bank deposits recorded and reported in Vietnamese Dong
(VND), in accordance with the provisions of the Accounting Law No. 03/2003/QH11 dated June 17, 2003.

2. Inventory:

- Inventory recognition principle: Inventory is calculated at original cost.
The original cost of inventories includes: Purchase costs, processing costs and other directly related costs incurred in
bringing the inventories to their present location and condition.

- Method of calculating ending inventory value: Month-end weighted average method

- Inventory accounting method: Perpetual method

- Method of setting up inventory price reduction provision: Provisions for devaluation of inventories made at the
end of the year are the excess of original cost of inventory over their net realizable value.

3. Fixed assets and depreciation of fixed assets
3.1. Tangible fixed assets:
- Principles of recognition of tangible fixed assets:
Tangible fixed assets are recorded at original cost, reflected on the Balance Sheet according to the indicators of
original cost, accumulated depreciation and remaining value.
The recording of tangible fixed assets and depreciation of fixed assets are carried out in accordance with Vietnamese
Accounting Standard No. 03 - Tangible fixed assets, Circular No. 200/TT-BTC dated December 22, 2014 of the
Ministry of Finance, Circular No. 45/2013/TT-BTC dated April 25, 2013 of the Ministry of Finance guiding the
management, use and depreciation of fixed assets.
The initial cost of a tangible fixed asset comprises its purchase price (net of any trade discounts or rebates), any taxes
and any directly attributable costs of bringing the asset to its working condition for its intended use.

Expenses incurred after the initial recognition of tangible fixed assets are recorded as an increase in the original cost

of the asset when these expenses certainly increase future economic benefits. Expenses incurred that do not satisfy

the above conditions are recorded by the Company as production and business expenses in the period.
- Fixed asset depreciation method

The Company applies the straight-line depreciation method for tangible fixed assets. Tangible fixed asset accounting

is classified according to groups of assets with the same nature and purpose of use in the Company's production and

business activities, including:
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Asset Type Depreciation period (years)
Buildings 5-49
Machine, equipment 5-7
Transportation equipment 5-8
Office equipment and furniture 3-5

3.2. Financial lease fixed assets:
3.3. Intangible fixed assets:
4. Methods of recording and depreciating investment real estate
- Principles of recording investment real estate
- Investment property depreciation method
5. Principles of recording financial investments
- Investments in subsidiaries, associates, capital contributions to jointly controlled businesses
- Short-term securities investments
- Other short-term and long-term investments

- Method of making provision for short-term and long-term investment depreciation
6. Principles of recognition and capitalization of borrowing costs
The Company's short-term and long-term loans are recorded in accordance with contracts, loan agreements, receipts,

payment vouchers and bank documents.
Borrowing costs are recorded in financial expenses. Borrowing costs directly related to the construction or production

of a qualifying asset are included in the cost of that asset (capitalized) when meeting the conditions specified in
Vietnamese Accounting Standard No. 16 - Borrowing costs.
7. Principles of recognition and capitalization of other expenses

- Prepaid expenses are capitalized to gradually allocate to production and business costs in the following period,
including the following types of expenses: Incurred expenses awaiting allocation, costs of tools and equipment
awaiting allocation

- Tools and equipment belonging to current assets exported for one-time use with large value and tools and

equipment with a usage period of more than one year;

- Method and timing of allocation of commercial advantage
8. Principle of recording payable expenses

9. Principles and methods of recording provisions for payables
10. Principle of equity recognition

- Principles for recording owner's capital, equity surplus, and other capital of owners

The Company's owner's capital is recorded according to the actual capital contributed by the owner; capital surplus is
recorded according to the larger difference between the actual issuance price and the par value of the shares when
issuing shares; other capital of the owner is additional capital from funds, from after-tax profits of business activities.

- Principles for recording asset revaluation differences

- Principles of recording exchange rate differences

- Principles of recording undistributed profits
Undistributed profit after tax is the profit from the business's operations after deducting corporate income tax
expenses of the period.

11
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11. Principles and methods of revenue recognition

The Company's revenue includes construction revenue, project house sales revenue, commercial concrete sales,

materials sales, testing service revenue and interest revenue from deposits and loans.
Construction revenue is determined based on the value of the volume of work performed, confirmed by the customer

through acceptance, settlement, and issuance of VAT invoices, in accordance with the provisions of Vietnamese
Accounting Standard No. 15 - "Construction Contract".

Revenue from the sale of commercial concrete is determined at the fair value of the amounts received or to be
received according to the accrual principle, recorded when the finished product is transferred to the customer, the
invoice is issued and the customer accepts payment, in accordance with the 5 conditions for revenue recognition
specified in Viethamese Accounting Standard No. 14 - "Revenue and other income".

Revenue from project housing sales: For completed apartments, revenue and cost of sales are recognized when the
majority of risks and rewards of ownership have been transferred to the buyer. For apartments sold before the
construction is completed, revenue and cost of sales are recognized based on the percentage of completion at the end
of the accounting period. Accordingly, the Company is responsible for completing the construction of the apartment,
the buyer pays according to the construction progress and accepts the benefits and risks from market fluctuations.
Revenue from providing location rental services is determined when the service is completed, invoices are issued and
customers accept payment, in accordance with the 4 conditions for revenue recognition specified in Vietnamese
Accounting Standard No. 14 - "Revenue and other income".

Advances from customers are not recognized as revenue in the period.

12. Principles and methods of recording financial expenses

Financial expenses recorded in the interim consolidated income statement are the total interest expenses incurred
during the period, less capitalized interest expenses.

13. Principles and methods of recording current corporate income tax expenses and deferred corporate
income tax expenses

Current corporate income tax expense is determined on the basis of taxable income and corporate income tax rate in
the current year.

14. Foreign exchange risk hedging operations

15. Other accounting principles and methods

15.1. Principles of recording receivables and payables

Principles for determining customer receivables are based on the Contract and recorded according to the Sales
Invoice issued to the customer.

Advance payments to sellers are accounted for based on payment vouchers, bank documents and economic contracts.

Principles for determining payables to sellers are based on the Contract, warehouse receipt and recorded according to
the seller's Sales Invoice.

Advance payments from buyers are recorded based on contracts, receipts, and bank documents.

15.2. Principles of recording short-term and long-term loans

Value Added Tax

Enterprises apply VAT declaration and calculation according to the guidance of current tax law with VAT rate of
10% for commercial concrete, construction works and testing services; 5% for housing business for low-income
people.

Corporate income tax

The Company applies a corporate income tax rate of 10% on taxable profits for social housing business activities and
20% on taxable profits for normal business activities.

12
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15.4. Principles of recording cost of goods sold
The cost of selling project houses is determined based on the estimated cost of each apartment (infrastructure and
construction costs), actual costs incurred have been collected and checked, consistent with revenue recorded in the
period.,
Cost of goods sold of commercial concrete and steel are recorded and aggregated according to the value and quantity
sold to customers, consistent with revenue recorded in the period.

Construction operating costs are recorded as follows:

+ For completed projects with no unfinished items, cost of goods sold is recorded at the total actual costs incurred
and aggregated in accordance with revenue recorded during the period. n

unfinished production and business costs at the end of the period and determines the cost price based on:
Construction cost recorded during the period = Unfinished production and business costs at the beginning of the
period + Total unfinished production and business costs incurred during the period - Unfinished production and
business costs recorded at the end of the period for each project.

+ For projects that have signed contract assignments, cost of goods is recorded according to actual costs incurred in
accordance with the contract assignment ratio.

Cost of service is recorded at actual costs incurred to complete the service, consistent with revenue recorded in the
period.

13
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Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of

V. Descriptive information in addition to items presented in the Balance sheet

1. Cash

+ Cash on hand
- Corporate office
- Cam Thuong Branch

+ Demand deposits
- Corporate office
- Cam Thuong Branch

+ Cash in transit
Total

2. Financial
investments

3. Receivables

a, Short-term trade receivables
+ Corporate office

- The Company's Customers

+ Cam Thuong Branch

- Other customers

Total
b, Long-term trade receivables
- Details of customers accounting for 10% or more
- Other customers

Total

¢, Accounts receivable from related parties

Total

(Next)
Unit: VND
31/12/2025 01/01/2025
4.380.266.476 47.145.654
4.369.967.273 35.846.453
10.299.201 11.299.201

1.762.646.675
1.760.723.705
1.922.970

14.763.932.757
14.761.507.830
2.424.927

6.142.913.151

14.811.078.411

31/12/2025

01/01/2025

31/12/2025

01/01/2025

26.358.872.264
26.358.872.264

34.117.995.970
34.117.995.970

26.358.872.264

34.117.995.970
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NOTES TO THE FINANCIAL STATEMENTS
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(Next)
31/12/2025 01/01/2025
4. Other receivables
Value Provision Value Provision
a, Short term
- Advance payment to Management Boards; Team
Leaders, Construction Managers to implement 83.140.951.169 83.556.843.564
projects and works;
- Receivables from employees; -
- Collateral deposits ; - E
- Other receivables. 1.876.213.231 21.586.694.510
+ Corporate office 1.876.213.231 21.586.694.510
+ Cam Thuong Branch . -
Total 85.017.164.400 - 105.143.538.074 -
b, Long term
- Other receivables. 32.288.000 32.288.000
+ Corporate office 32.288.000 32.288.000
+ Cam Thuong Branch - -
Total 32.288.000 - 32.288.000 -
i . . 31/12/2025 01/01/2025
5. Assets missing pending resolution
(Details by type of missing asset) Quantity Value Quantity Value
31/12/2025 01/01/2025
6.Bad debt
bl R
Original value SRRl Debtor Original value cepverable Debtor
amount amount
) 31/12/2025 01/01/2025
7. Inventories
Value Preventive Value Preventive
- Goods in transit;
- Raw materials; = - 5
- Tools, supplies; 44.866.329 62.450.492 s
44.866.329 - 62.450.492 -

+ Corporate office

- "Work in process;

+ Corporate office
Total

201.763.480.907
201.763.480.907

91.973.671.299
91.973.671.299

201.808.347.236

92.036.121.791
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- Value of stagnant, poor, degraded inventory that cannot be sold at the end of the period; Causes and solutions for stagnant,
poor, degraded inventory;
- Value of inventory used as collateral to secure payable debts at the end of the period;

- Reasons for additional provisioning or reversal of inventory write-down provisions.

31/12/202 1/01/2025
8.Long-term unfinished assets /2025 B

Recoverable Recoverable

Original value Original value
amount amount

a) Long-term unfinished production and business costs

(Details for each type, stating the reasons why it is not completed within a normal production or business cycle)

+ Corporate office

Projects invested by the Company -

Total - - - -

b) Construction in progress (Details for projects

:Zﬂl:l(l):)nting for 10% or more of the total construction 31%025 01/3#]2)025

+ Basic construction; 28.298.448.000 28.443.805.900

+ Repair and renovation of company office - 145.357.900

+ Basement expansion of buildings 19T1 28.298.448.000 28.298.448.000
Total 28.298.448.000 28.443.805.900
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NOTES TO THE FINANCIAL STATEMENTS

9. Tangible fixed assets:

Items Buildings

Quarter IV/2025

(Next)
Machinery, Mean of
equipment  Transportation

Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of

Office

equipment
and furniture

Finance)

Other fixed
assets

Total

Original cost

As at 01/01/2025
- Purchase in
the period

- Basic
construction -
investment

- Other

increases

- Switch to

investment real

estate

- Liquidating,

disposed

45.812.007.991

- Other discounts
As at 31/12/2025
Accumulated depreciation

As at 01/01/2025 9.383.422.538
- Depreciation in 972.027.972
- Other

increases

- Switch to

investment real
estate

45.812.007.991

- Liguidating,
disposed

- Other discounts
As at 31/12/2025
Net carrying amount

As at 01/01/2025 36.428.585.453
As at 31/12/2025 35.456.557.481

10.355.450.510

9.239.438.101 7.553.107.339

60.000.000

936.454.545 -

8.362.983.556 7.553.107.339

8.896.071.441 7.553.107.339
56.725.954 -

639.910.616 5

8.312.886.779 7.553.107.339

343.366.660 -
50.096.777 -

1.509.194.099

95.000.000

1.604.194.099

1.422.669.088
46.533.319

1.469.202.407

86.525.011
134.991.692

659.600.000

52.000.000

711.600.000

609.534.409
17.900.007

627.434.416

50.065.591
84.165.584

64.773.347.530

207.000.000

936.454.545

64.043.892.985

27.864.804.815
1.093.187.252

639.910.616

28.318.081.451

36.908.542.715
35.725.811.534

- The remaining value at the end of the period of tangible fixed assets used as mortgage or pledge to secure loans;

- Original price of fixed assets at the end of the year has been fully depreciated but is still in use;

- Original price of fixed assets at the end of the year awaiting liquidation;

- Commitments to purchase and sell tangible fixed assets of great value in the future;
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(Next)
- Other changes in tangible fixed assets.
10. Intangible fixed assets
11. Financial lease fixed assets
31/12/2025 01/01/2025
12. Investment properties
19.195.066.800 19.195.066.800
13, Pronuid sonsnEee 31/12/2025 01/01/2025
a, Short term (details by item)
- Prepaid expenses on operating leases Fixed assets;
- Tools and supplies used,;
- Borrowing costs;
- Other items (detail if large value). 225.000.000 225.000.000
Total 225.000.000 225.000.000
b, Long term
- Cost of setting up a business
- Advisory on Share Issuance; -
- Other items (detail if large value). 440.168.365 31.765.000
+ Office repair 402.225.032 -
+ Website design 17.700.000 5
+ Accounting software 20.243.333 31.765.000
Total 440.168.365 31.765.000
31/12/2025 01/01/2025

14. Other assets

a) Short term (details by item)
Total - -
b) Long term (details by item)

Total
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31/12/2025 01/01/2025
tllz.bi_;oans and VND From 01/01 to 31/12/2025 VND
Value Able to pay Increase Decrease Value Able to pay

a, Short term loan
- Short term loan 50.090.144.447 50.090.144.447 84.162.068.095  93.407.790.563 59.335.866.915 59.335.866.915

- Long-term
debt due

Total 50.090.144.447 50.090.144.447 84.162.068.095 93.407.790.563 59.335.866.915 59.335.866.915

b, Long-term loans (Details by term)

Loan BIDV Ha
Dong

96.532.414.117 96.532.414.117 96.532.414.117 - - -

Total 96.532.414.117 96.532.414.117 96.532.414.117 - - &

¢, Finance lease liabilities

From 01/01 to 31/12/2025 From 01/01 to 31/12/2024
Duration o S
Total Pay interest trieipal Total Pay interest brasigal
repayment repayment

| year or less
Over | yearto 5

years

Over 5 years

d,Outstanding loans and financial leases HA22025 Glimz0zs

principal Interest principal Interest

- Loan;

- Finance lease debt;

Total

- Reason for non-payment

d, Detailed explanation of loans and financial leases to related parties
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16. Payables to suppliers

a, Short-term trade payables

+ Company Office

- Quang Long Company Limited

- Other customers
+ Cam Thuong Branch

- Other customers
- Other customers

Total

b, Long-term trade payables
- Details for each subject accounting for
more of the total payable;

- Other customers
Total

¢, Overdue debt not paid

- Details of each subject accounting for 10% or
more of the total overdue;

- Other customers
Total

d, Payable to related parties

Details by customer

17. Taxes and payables to the state budget

+'Value-added tax
+ Business income tax
+ Personal income tax
+ 'Other taxes

Total

18. Accrued expenses

a, Short term

- Interest expense

- Other provisions;
Total

b, Long term
Total

Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of

Finance)
NOTES TO THE FINANCIAL STATEMENTS
Quarter IV/2025
(Next)
31/12/2025 01/01/2025
Value Realizable Value Realizable
value value

25.688.411.768
25.688.411.768
6.031.198.761
6.031.198.761

25.688.411.768
25.688.411.768
6.031.198.761
6.031.198.761

44.862.841.819
44.862.841.819
6.031.198.761
6.031.198.761

44.862.841.819
44.862.841.819
6.031.198.761
6.031.198.761

31.719.610.529 31.719.610.529 50.894.040.580 50.894.040.580
01/01 31/12/202

41/2025 Payables Already paid .

49.892.771 214.396.569 207.990.138 56.299.202

55.407.259 87.635.942 143.043.201 -

105.300.030 302.032.511 351.033.339 56.299.202

31/12/2025 01/01/2025

691.567.280 71.203.040

4.121.550.000 -

4.813.117.280 71.203.040
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(Next)

19. Other payables 31/12/2025 01/01/2025

a, Short term

- Surplus of assets awaiting resolution;

- Trade union fees; - =
- Health insurance, Social insurance, Unemployment

insurance

- Must return equitization;

- Deposits received ;

- Dividends, profits payable;

- Other payables. 105.364.828.424 33.239.695.053

Total 105.364.828.424 33.239.695.053

b, Long term
- Deposits received

- Other payables. g -

Total & .

¢, Overdue debt not paid (details of each item,
reasons for not paying overdue debt)

31/12/2025 01/01/2025

20. Unearned revenue VND VND

a, Short-term 70.090.909 62.727.272

Total 70.090.909 62.727.272

b, Long-term 19.773.174.390 20.279.981.467

Total 19.773.174.390 20.279.981.467

c, Ability to not perform the contract with the
customer (details of each item, reasons for inability
to perform).

21. Bonds issued
21.1 Bonds 30/09/2025 01/01/2025

Value Interest rate Term Value Interest rate Term

a, Bonds issued

Total

b, Detailed explanation of bonds held by related parties (by type of bond)

Total

21.2 Convertible bonds
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(Next)
22. Preferred stock classified as liability
31/12/2025 01/01/2025
23. Provision for payables
24. Deferred tax assets and deferred tax liabilities
3 . 31/12/2025 01/01/2025
a, Deferred income tax assets
; 31/12/2025 01/01/2025
b, Deferred income tax payable \
|
25. Owner’s equity ;
a, Increase and decrease in owner’s equity Unit: VND ‘
Items of equity
Content ital -g' Retai
Owner's Equiity Share capital  Other o'wnels Funds eta.med Total
surplus equity earnings
A 1 2 3 4 5 6
As at 01/01/2024 119.997.890.000 (117.026.500) - 777.775.837 1.246.914.812 115.003.931.609
- Capital increas - = - -
- Profit (1.176.066.225)  (1.176.066.225)
- Other increases - - -
- Loss = :
- Other discounts E .
As at 01/01/2025 119.997.890.000 (117.026.500) - 777.775.837 70.848.587 120.729.487.924
- Capital increas - e - -
- Profit 886.482.073 886.482.073
- Other increases - ; . _
- Loss - -
- Other discounts - .
As at 31/12/2025 119.997.890.000 (117.026.500) - 777.775.837 957.330.660 121.615.969.997
) . 31/12/2025 01/01/2025
b, The details of the owner's equity
- Vinaconex Corporation 390.000.000 390.000.000
- Other objects 119.607.890.000 119.607.890.000
Total 119.997.890.000 119.997.890.000
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c, 'Capital transactions with owners and distribution 31/12/2025 01/01/2025
of dividends and profits VND VND
- Owner's Equity
+ Opening balance 119.997.890.000 119.997.890.000
+ Increase - -
+ Decrease - -
+ Closing balance 119.997.890.000 119.997.890.000
- Dividends, distributed profits - -
31/12/2025 01/01/2025
d, Stocks Stocks Stocks
- Quantity of registered issuing stocks 11.999.789 11.999.789
- Quantity of Authorized issuing stocks 11.999.789 11.999.789
+ Common stocks 11.999.789 11.999.789
+ Quantity of issued stocks
- Common stocks - -
+ Preferred stocks
+ Quantity of repurchased stocks
- Quantity of Outstanding Stocks 11.999.789 11.999.789
+ Common stocks 11.999.789 11.999.789
+ Quantity of circulation stocks
* Par value of Stocks : 10.000 VND
d, Dividends
- Dividends declared after the end of the accounting year:
+ Dividends declared on common stock:.................
+ Dividends declared on preferred stock...................
- Unrecorded cumulative preferred stock dividends:.......
e, Funds in Company 01/01/2025 Increase Decrease 311272025
- Investment and development fund; 777.775.837 - ” 777.775.837
- Enterprise reorganization
assistance fund;
- Other equity funds
Total 777.775.837 - - 771.775.837
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(Next)

Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC
Dated December 22, 2014 of the Ministry of

Finance)

g, Income and expenses, gains or losses are recognized directly in equity in accordance with the provisions of specific

accounting standards.

26. Asset revaluation difference

Reasons for changes between year-end and year-end
numbers (when to revalue, which assets are revalued,
according to which decision?...).

27. Exchange rate difference

- Exchange rate difference due to conversion of
financial statements prepared in foreign currency
into VND

- Exchange rate differences arise due to other
reasons (specify the reason)
28. Funding source

- Funding provided during the year
- Non-business expenditures

- Remaining funds at the end of the year

29. Off balance sheet items

30. Other information is explained and explained by the enterprise itself.

VI. Descriptive information in addition to the items presented in the Income statement

1. Total revenues from sale of goods and rendering of services

a, Revenue

+ Sales revenue
+ Construction revenue
+ Sales of ready-mixed concrete
+ Real estate revenue
+ Service revenue
+ Other revenue
Total
b, Related party revenue
(Details by subject)

31/12/2025 01/01/2025
31/12/2025 01/01/2025
31/12/2025 01/01/2025
31/12/2025 01/01/2025
Accumulated QIV/2025 Accumulated QIV/2024

147.090.335.103

11.362.840.181
1.354.400.715

83.535.075.679

34.418.506.083
1.276.942.421

159.807.575.999

119.230.524.183

24



VINACONEX 21 JOINT STOCK COMPANY

Address: Ba La - Duong Noi - Hanoi

General Financial statements for the period from 01/01 to 31/12/2025

Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC
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NOTES TO THE FINANCIAL STATEMENTS

2.Revenue deductions

Total

3. Cost of good sold

+ Cost of goods sold

+ Construction cost

+ Cost of sale of ready-mixed concrete
+ Real estate cost

+ Cost of service

+ Other cost of goods
Total

4. Financial incomes

- 'Interests of bank deposits and loans
Total

5. Financial expenses

- 'Interests of borrowing;
Total

6. Other income

- Other income.
Total

7. Other expense

- Other expense.
Total

Quarter I'V/2025
(Next)
Accumulated QIV/2025

Accumulated QIV/2024

Accumulated QIV/2025

Accumulated QIV/2024

133.777.182.174

10.685.354.000
426.557.040

75.797.845.349

31.079.910.993
448.952.344

144.889.093.214

107.326.708.686

Accumulated QIV/2025

Accumulated QIV/2024

7.497.215 1.683.743.434
7.497.215 1.683.743.434
Accumulated QIV/2025 Accumulated QIV/2024

4.233.577.189

3.944.367.437

4.233.577.189 3.944.367.437
Accumulated QIV/2025 Accumulated QIV/2024

380.594.260 1.176.118.775

380.594.260 1.176.118.775

Accumulated QIV/2025

Accumulated QIV/2024

315.099.384

124.849.828

315.099.384

124.849.828
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Quarter TV/2025
(Next)

8. Selling and general administrative expenses

a, Sales expenses
Total

b, General and administrative expenses
+ Management staff
+ Material management
+ Tools, utensils
+ Depreciation expenses
+ Tax, Charge, Fee
+ Provision expenses
+ Expenses from external services

+ Other expenses by cash

Form No. B 09 - DN

(Issued under Circular No. 200/2014/TT-BTC

Accumulated QIV/2025

Dated December 22, 2014 of the Ministry of
Finance)

Accumulated QIV/2024

6.478.403.927

7.397.965.878

Total

c, Sales and administrative expense deductions
- Reversal of product and goods warranty provisions;
- Reversal of restructuring provisions and other provis

- Other deductions

9. Business and productions cost by items

776.910.230 828.731.124

88.571.655 36.357.028

- 785.172.364

499.951.866 614.104.953
2.027.577.936 2.208.195.319
9.871.415.614 11.870.526.666
Accumulated QIV/2025 Accumulated QIV/2024

- Cost of materials;

- Labour cost;

- Depreciation;

- Outside purchase services cost;

- Other expenses.

Total
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NOTES TO THE FINANCIAL STATEMENTS
Quarter IV/2025
(Next)

T Accumulated QIV/2025 Accumulated QIV/2024

- Total profit before tax

- Non-deductible expenses when calculating
corporate income tax
- Losses carried forward from previous periods

- Current corporate income tax expense

-Adjust corporate income tax expense of previous
years into current income tax expense of this year

- Total current corporate income tax expense

'
1
1" 4 I

A lated QIV/2025 A I ]
11. Deferred Corporate Income Tax Expense SRRk G e y

VII. Additional information for items presented in the Cash Flow Statement

1. Non-cash transactions affect future cash flow statements
Accumulated QIV/2025 Accumulated QIV/2024

- Purchase of assets by assuming directly related
liabilities or through finance lease transactions;

- Buying a business through issuing shares;

- Convert debt to equity;

- Other non-monetary transactions

2. Amounts of cash held by the enterprise but not used: Present the value and reasons for large amounts of cash and cash
equivalents held by the enterprise but not used due to legal restrictions or other constraints that the enterprise must fulfill.

3. Actual loan amount collected during the period:

- Proceeds from borrowing under conventional agreements;

- Proceeds from issuance of ordinary bonds;

- Proceeds from issuance of convertible bonds;

- Proceeds from issuance of preferred stock classified as liabilities;

- Proceeds from government bond repurchase and securities REPO transactions;

- Proceeds from borrowing in other forms.
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NOTES TO THE FINANCIAL STATEMENTS
Quarter IV/2025

(Next)
4. Amount actually paid back during the period:
- Principal repayment of loan under normal confract;
- Principal repayment of regular bonds;
- Convertible bond principal repayment;
- Preferred stock principal repayments are classified as liabilities.;
- Payment for Government bond repurchase and securities REPO transactions;

- Loan repayment in other forms

VIII. Other information

1. Contingent liabilities, commitments and other financial information: ............

3. Information about related parties (in addition to the information explained in the above sections).
4. Present assets, revenue, and business results by segment (by business sector or geographical area) in accordance with

Accounting Standard No. 28 “Segment reporting” (1):.
5. Comparative information (changes in information in the Financial Statements of previous accounting

&. Inlsimatioh omoneping operaliins: ocrmsrosmmmmsm s S R S

7. Other INFOIMIATION. 11iveeiiieeie ettt e et e e et e e e et e e et e e e e e e e e e e e oo e

Prepared by Chief Accountant
Ha Due Tam Phan Truong Quan Nguyen Huy Cuong
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