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Message
from the
Chief Executive
Officer

Dear Valued Shareholders and Partners!

The year 2025 concluded not merely with growth
figures or newly launched projects, but with important
strategic decisions, determined actions, and above
all, a shared confidence in the development path that
CEO Group has chosen.

For us, 2025 was a pivotal year—a year that laid the
critical foundations for CEO Group to enter a new
cycle of development: more sustainable, more resilient,
and more fulfilling.

One of the year's most notable strategic milestones
was CEO Group's expansion into the field of industrial
real estate with the official establishment of CEO IP and
the selection of Hai Phong—Northern Vietnam'’s leading
industrial and logistics hub—as its first destination.
The Tien Lang Airport Industrial Park — Zone B project
(CEOZone Hai Phong) marks the starting point for CEO
Group's strategy to develop between 500 and 1,000
hectares of next-generation industrial parks in the
coming period. This initiative not only opens up a new
space for growth but also reflects CEO Group's long-
term vision to participate in global manufacturing and
logistics value chains, moving toward a high-quality,
sustainable growth model that is responsible for the
future.

Theyear2025 also marked animportant transformation
in identity and vision as CEO Group officially launched
its new brand identity along with the slogan "For a
Happy Life." This is not merely a change in image but
a long-term commitment by CEO Group on its journey
to build a Happy Enterprise, placing people at the
center of all development strategies while striving
toward the goal of becoming a billion-dollar market
capitalization enterprise associated with sustainable
humanistic values.

In the field of services and resort tourism, CEO Group's
hotel segment continued to record positive results,
affirming its professional operational capabilities and
flexible adaptability to market conditions. Notably,
the 10-year milestone of Novotel Phu Quoc Resort in
operation has been marked not only by impressive
business performance but also by its enduring
contributions to the state budget, the creation of
stable employment opportunities, and the promotion
of Vietnam's tourism image to the world. At the same
time, CEO Group's hotels have continued to serve as
venues for numerous regional and international sports
and cultural events, contributing to the promotion of
emerging and promising destinations such as Van Don.

Over the past year, CEO Group also accelerated the
simultaneous implementation of numerous key projects
and developments across the country from education

and urban development to resort tourism clearly
demonstrating its determination to act, its strong
execution capabilities, and its solid legal foundation.
Alongside this was a significant effort to improve
institutional frameworks and standardize nearly 300
processes and regulations, thereby establishing a
modern, transparent, and disciplined governance
platform for the next stage of development.

However, the most profound hallmark of 2025 lies not
only in projects or awards, but in the culture of CEO
Group embodied in the spirit of One CEO — One Family
— One Team. This reflects the strong bond among more
than 2,000 individuals across different regions, united
by shared goadls, supporting one another as a family,
and working together as a cohesive team. This culture
has been fostered through internal activities, sports—
knowledge—experience clubs, journeys that challenge
personal limits, and the community responsibilities that
CEO Group steadfastly pursues.

Alongside its business development, CEO Group
has always regarded social responsibility as an
inseparable part of its development philosophy.
Activities supporting communities affected by natural
disasters, caring for employees, and investing in
education and the younger generation represent
how CEO Group chooses to grow together with the
community and society.

Entering 2026, with the solid foundations established
during the pivotal year of 2025, CEO Group will
continue to steadfastly pursue the path it has chosen
with greater aspirations, greater responsibilities, and
stronger confidence. | firmly believe that with the spirit
of One CEO - One Family — One Team, together with
the companionship of our valued Shareholders and
Partners and the dedication of all employees, CEO
Group will continue to conguer new milestones, create
sustainable value, and make meaningful contributions
to the country's overall development.

On behalf of the Leadership of CEO Group, | would
like to express our sincere gratitude for the trust and
support of our valued Shareholders, Partners, and alll
employees. | wish you all good health, happiness, and
continued success!

GENERAL DIRECTOR

Cao Van Kien
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‘ O 2 KEY AWARDS AND NOTABLE
ACTIVITIES IN 2025

2.1. KEY AWARDS

CEO Group
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Wyndham Garden Sonasea Van Pén  Grand Oceania

Top 10 Best Resorts in 2025 at the Leading Real Top 10 Most Promising Tourism and Resort Real

Estate Brand Honors 2024-2025 Ceremony. Estate Projects in 2025 at the Leading Real Estate
Brand Honors 2024-2025 Ceremony.

Novotel Phu Quoc Resort
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Honored by Trip.com in the Top Premium Hotel in Nhan bdng khen cia UBND tinh An Giang vi nhiing

Phu Quoc category at the Trip.Best Awards. dong gop tich cuc cho su phdt trién kinh té
— du lich dia phuong.
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CELERRATING EXCELLENGE FROA! LUMURY LIFESTYLE AYWARDS

Awarded the title “Best Luxury Family Beach Honored by Trip.com in the Top Premium Hotel in
Resort in Vietnam 2025" by Luxury Lifestyle Awards. Phu Quoc category at the Trip.Best Awards.
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2.2. NOTABLE ACTIVITIES

CEO GROUP OFFICIALLY LAUNCHED ITS NEW BRAND IDENTITY: "Distinctive — Modern — Inspiring,”
reflecting the spirit of a "Happy Enterprise” in the new era. At the same time, CEO Group introduced
its new slogan “"For a Happy Life," reaffirming CEO Group's commitment to employees, customers,
shareholders, partners, and the community that every value created by the enterprise ultimately aims
toward one goal: a happy life.

for happy life -

Ce

GROUP

CEO GROUP STRENGTHENED ITS CORPORATE CULTURE: "One CEO - One Family — One Team.
*  One CEO: One shared spirit and common goal.
*  One Family: A second home where everyone is loved and respected.

e One Team: The strength of unity.

CEO
GIA BINH

12| ANNUAL REPORT 2025

CEO GROUP IDENTIFIED 2025 AS A STRATEGIC PIVOTAL YEAR: not only in business operations but also in
institutional development and the comprehensive enhancement of governance and operational systems.
During the year, CEO Group completed nearly 300 regulations, standards, policies, procedures, limits, and
norms, which are applied across all member companies and departments of the parent company.

ACTIVE COMMUNITY ENGAGEMENT: In 2025, CEO Group actively participated in and implemented various
social welfare activities, including:

Contributing to the "For the Poor" Fund of Hanoi;
Supporting communities affected by floods;
Providing aid to people in Myanmar impacted by the earthquake;

Contributing to the construction of a memorial house honoring fallen heroes of the Armed Forces of
Military Region 3;

Donating bicycles to underprivileged students in Van Don District;

Participating in voluntary blood donation drives;

Along with many other meaningful activities.

VAN YEU THUOI

Ha N&I, ngdy 02:10.2025

[ [

__ CBNVTAP DOAN CEO
QUYEN GOP UNG HO BONG BAQ MIEN TRUNG

ANNUAL REPORT 2025 113



SHARING THE SACRED RHYTHM OF THE NATION: Trong hai su kién trong dai A50 (Ky niém 50 ndm Gidi
phong mién Nam - Théng nhdt dat nudc) va A80 (Ky niém 80 ndm Qudc khanh Viét Nam), toan thé can
6, nhdin vién Tép dodan CEO dé cung nhau thuc hién nhiing thudc phim y nghia, gidu cdm xdc, nhu IS tri
an qud khir hao hung var 18 khdng dinh cho niém tin vao tuong lai.

03/02/2025: CEO Group inaugurated the CEO Kindergarten and Primary School at CEOHomes Sunny
Garden City Urban Area (Quoc Oai, Hanoi), marking an important step in completing the educational
infrastructure within the urban areas developed by CEO Group.

05/02/2025: CEO Group commenced
construction of the Grand Oceania
Subdivision within the Sonasea Van Don
Harbor City Integrated Resort Complex,
continuing its mission to develop Van Don
into a high-end resort tourism center in
Northern Vietnam and contributing positively
to the development of Quang Ninh's tourism
industry.

20/04/2025: CEO Group introduced
Sonasea Sparkling to the market, a new
strategic product line and also the first
seaside apartment project within the
Sonasea Van Don Harbor City complex,
a large-scale coastal tourism and resort
development in Van Don.

ceozZone

GREEN INDUSTRY. HAPPY LIFE

02/06/2025: CEO Group established C.E.O Industrial Park
Development Joint Stock Company (CEO IP), officially
expanding into the new field of industrial real estate.
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The CEOHomes Hana
Garden Project (Me Linh,
Hanoi) has completed land
handover, establishing an
important legal foundation
for the implementation of the
project's next phases..

| GROUNDBREAKING CEREMONY
D-'HIJ NGHI DUGHG NO"-I'D'I'EI. CAM RANH RESORT

2 21/06/2025: At Bai Dai - Cam
Ranh, the Novotel Cam Ranh Resort
complex officially broke ground,
marking a strategic milestone in
CEO Group's journey to expand its
international-standard tourism and

resort ecosystem.

T

04/12/20252 CEO Group Wl Uk “OME CEC), DINE FAMILY, DR TEAM™

: LEmukrckchuucaérﬁ.Pmmcw
officially launched three
clubs for employees
CPickleball, CDiscovery,
and  Creading marking
a new milestone in the
development  of  CEO
Group's corporate culture.

TOATT T MO ke IS LMD (RTY )
TCCIJT\JGITY COPHANPHAT TRIEN KHU CONG NGHIEF‘ C.E.O {f
TIEN LANG AIRPORT INDUSTRIAL PARK { 2ZONE B ) C.E DWDUSF.‘-’;‘ML PARK 15, C

F”“ Hail Phéng, ngey 15 thang 7 ndm 2025

Han P.'-uriy July 15" 2028 - O
ﬁ ﬁ LR r e
5 ! i = f K . L i 3 X

T i
. g Y
i "
.

3‘-.—-41'-' —__— -_;__—-J.ﬁ. e

On July 15, 2025, CEO Group received the Investment Policy Approval Decision, which concurrently
approved it as the investor for the Tien Lang Airport Industrial Park Project (Zone B) in Chan Hung
Commune, Hai Phong City.
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KEY FINANCIAL

INDICATORS

3.1. KEY HIGHLIGHTS IN 2025

PROFIT BEFORE TAX

277,995

million VND

PROFIT AFTER TAX

205,962

million VND

CHARTER CAPITAL

5,674,160 | 6,441,658

million VND

million VND

TOTAL REVENUE: 1,432,311 MILLION VND

3.2. KEY FINANCIAL INDICATORS FOR THE PERIOD 2021 - 2025

Unit: VND million
Indicator
Net Revenue
Profit After Tax

Total Assets

Equity

NET REVENUE
Unit: VND million

5000000
4500000
4000000
3500000
3000000 2.548998
2500000
2000000
1500000

1000000 901810

500000 l
0

2021 2022

TOTAL ASSETS
Unit: VND million

10000000
000,000
8,500,000
8000000

7500000
7050,051 7,060,487

7000000
6,500,000 I I
6000000

2021 2022

2021 2022
901.810 2.548998
82140 310.615
7050.051 7060.487

3.456.345 3.534.352

1.393973 1307936 1.338.663

2023 2024 2025

Q424848

I 8957583  8.730.058

2023 2024 2025
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2023 2024

1.393.473 1.307936

121198 165960

Q424848 8957583

3.719155 6.246.056

PROFIT AFTER TAX
Unit: VND million

700000
600000
500000
400000
310.615
300000

200000
121198

100000 82.140 .
o 1R

(100.000)
(200000)
2021 2022 2023

EQUITY
Unit: VND million

7000000
6.246.056

6000000
5000000
4000000 T35 3.719155
3000000
2000000
1000000

2021 2022 2023

165960

2025
1.338.663
205962
8.730.058
6.441.658

205962

2024 2025

6.312.301 6.441.658

2024

CORE VALUES

OLI- ASPIRATION - VISION - MISSION -

ASPIRATION
VISION

MISSION

To become a billion-dollar
enterprise and a Happy Enterprise.

To become one of the leading multi-industry
private conglomerates in Vietnam.

To develop sustainably and deliver genuine value to the
organization, the community, the nation, and the world.

CORE VALUES

000

\ /

Iﬁ‘ /
=%

PEOPLE

Respect people and act for people. People are the most important asset and the
invalualble driving force for the organization's development.

EXCELLENCE

People who are knowledgeable and competent (IQ), possessing broad and long-
term vision, able to see both the big picture and details, capable of problem-solving,
adaptable to technology, and innovative; highly skilled and professional; lean and
efficient (quality over quantity); refined and emotionally intelligent (EQ) with a sense of
aesthetics (BQ); delivering outstanding products and services. Simplification: procedures
that are simple, streamlined, concise, easy to remember, easy to understand, easy to
implement, easy to monitor, and easy to measure in terms of results and effectiveness;

SPEED

Fast speed in action, rapid adaptability, quick information flow, fast learning, quick response
to customer needs, rapid decision-making, swift implementation, fast sales, quick capital
recovery, and rapid dissemination of positive values to the community.

CREDIBILITY

Personal credibility and organizational credibility. Words must go hand in hand with actions—
doing more than saying. Credibility is the honor that each individual and the entire Group
strive to build, preserve, and uphold.

EFFICIENCY

Efficiency in work, management, and governance is the measure of every action and
every individual. CEO Group's business effectiveness is reflected in the values it brings to
the community and is always associated with the country's socio-economic effectiveness
through job creation, contributions to the state budget, positive spillover effects on the
economy, and improvements in the living standards of employees.
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GENERAL
INFORMATION

1.1. OVERVIEW

Full name: C.E.O Group Joint Stock Company
Trading name: CEO Group

Enterprise Registration Certificate No.0101183550, first
issued by the Hanoi Department of Planning and Investment
on 29 March 2007, and amended for the 29th time on 15
September 2025.

Charter Capital: VND 5,674,160,750,000 (Five trillion six
hundred seventy-four billion one hundred sixty million seven

hundred fifty thousand Vietnamese dong).

Owner’'s Investment Capital: VND 5,674160,750,000 (Five
trillion six hundred seventy-four billion one hundred sixty

million seven hundred fifty thousand Vietnamese dong).

Address: 5th Floor, CEO Tower, HH2-1, Me Tri Ha New Urban
Area, Pham Hung Street, Tu Liem Ward, Hanoi City, Vietnam.

Telephone: 0243 7875136

Fax: 0243 7875137

Email: info@ceogroup.com.vn
Website: www.ceogroup.comyn

Stock Code: CEO

BAO CAO THUONG NIEN 2024 |21




FORMATION AND
DEVELOPMENT

HISTORY

e« On 26 October 2001, CEO Group was
established under the name Vietnam

Trading, Construction and Technology
Company Limited (VITECO).

On 29 March 2007, the company was
converted from a limited liability company
to a joint stock company, and its name
was changed to CE.O Investment Joint
Stock Company, with a total charter
capital of VND 100 billion.

CEO Group signed cooperation
agreements with strategic shareholders
including  Military  Commercial  Joint
Stock Bank (MB), Thang Long Securities
Company Limited (TSC), and Post and
Telecommunication Finance Company
(PTF)

CEO Group established an additional
member company: C.EO Construction

o 22 February 2008, Establishment of Dai Viet
College.
« 18 March 2008, Establishment of CEO
Serv
Company

ice

Development  Joint

‘TRUGNG CAO DANG BAI VIET

Stock

~’

Hanoi. This was the first
Grade A office building
completed on schedule
in the western area of
Hanoi.

August 2009,

Inauguration of the CEO
Tower at HH2 Pham
Hung — Nam Tu Liem —

« 16 March

2071, e« 11 October 2012, CEO Group
Establishment of CEO

.« 29 December
2010: Invested
capital and
became the
parent company
of Phu Quoc
Investment &
Development
Joint Stock
Company.

Mining  Joint  Stock
Company, which was
later converted into
CEO Tourism Joint
Stock Company.

26 October 2011, CEO
Group celebrated
its 10th  anniversary,
marking an important
milestone and a new
phase in CEO Group's

officially became a public
company.

05 February 2013, CEO

International Joint Stock
Company was officially
converted into CEO

International Company Limited,
wholly owned (100% charter
capital) by the parent company
CEO Investment Joint Stock
Company.

Joint Stock Company.

« 07 May 2018: Established C.E.O Design Consultancy
One Member Company Limited

« 10 November 2018: Inaugurated the technical
infrastructure and introduced the River Silk City — Song
Xanh Urban Area Project (Phase Il & Ill), which has been
recognized as one of the most comprehensively and
high-quality invested projects in Ha Nam Province.

sl

« Charter capital increased to VND 2,573,399,850,000.

o 20 January 2019: Officially opened the five-star Best Western
Premier Sonasea Phu Quoc Resort, an international-standard
five-star resort apartment project in Phu Quoc comprising 549
condotel units and 16 villas, with a total estimated investment of
VND 1,500 billion.

« 18 May 2019: Officially launched and put into operation Sonasea
Paris Villas, part of the Sonasea Villas & Resort integrated tourism
and resort complex, with a scale of 318 villas.

« 17 October 2019: Held the topping-out ceremony for Singapore
Shoptel, the first subdivision of the Sonasea Van Don Harbor City

Integrated Tourism and Resort Complex.

22| ANNUAL REPORT 2025

2008

« Charter capital increased to VND 1,544,039910,000.

e 15 April 2017: Officially opened the five-star Novotel Villas
resort complex within the Sonasea Villas & Resort integrated
development. This was the first Novotel-branded resort villa
project in the world permitted to be transferred for private
ownership, and also the first Novotel-branded resort villa
project in Vietnam, affirming the strong trust and recognition of
the renowned Accor Group toward CEO Group as the project
developer.

« 29May 2017: Established Nha Trang Investment and Development
Joint Stock Company (CEO Nha Trang).

e 05 July 2017: Established Van Don Tourism Investment and
Development Joint Stock Company (CEO Van Don).

o 30 July 2017: Officially launched the Best Western Premier
Sonasea Phu Quoc project.

=S

s

[
E OMES RiyEgig cin THO

e« 05 July 2020: Launch ceremony of the Singapore Shoptel

subdivision of the Sonasea Van Don Harbor City project.

o 09 July 2020: The five-star Best Western Premier Sonasea Phu
Quoc Resort was honored with the award "Most Favorite Resort
of 2020."

o 08 January 2021: CEO Group was recognized among the Top 150
Largest Private Enterprises in Vietnam at the VNR500 Ranking
Announcement and Honors Ceremony 2020.

Charter capital increased to VND 1,029,359940,000.

18 January 2016: Officially opened the five-star Novotel Phu Quoc Resort, the first resort in CEO

Group's resort real estate system.

development.

to C.E.O Group Joint Stock Company.

07 April 2016: Restructured C.E.O Mining Joint Stock Company into C.E.O Tourism Joint Stock

Company.

23 September 2016: Successfully completed an M&A transaction and became the parent
company of Phu Quoc Housing and Urban Development Joint Stock Company (CEO Dao

Ngoc).
17 October 2016: Inaugurated Dai Viet College's campus in Bac Ninh.

26 November 2016: Established C.E.O Hotel and Resort One Member Company Limited (now

renamed C.E.O Hospitality Company Limited).

o 30 April 2022: CEO Group « On May 16, 2023, CEO

commenced  construction Group held the topping-out

of the five-star Wyndham ceremony for the Wyndham
Garden Sonasea Van Don Garden Sonasea Van Don
Resort, located within the hotel project, part of the
Sonasea Van Don Harbor Sonasea Van Don Harbor City
City integrated complex. integrated resort complex in

. 26 October 2022 CEO ~ QuangNinhProvince.

Group broke ground on the « Completed procedures for

Sonasea Silk Path project, the issuance of shares to
inspired by the historic "Silk increase charter capital
Road.". to  VND  5]146,787600,000.

On 09 November 2023, the
Hanoi Stock Exchange (HNX)
approved the listing of all newly
issued shares.

« 20/04/2024, Khai truong
khu nghi duéng 5 sao
Wyndham
Sonasea Van Bén

Garden

o N&m 2024: VBL tdng lén
5.404..064.320.000

29 September 2014, Listed on the Hanoi
Stock Exchange (HNX) with the stock code
CEOQ.

21 April 2015, Officially changed its name

04 May 2015, CEO shares were officially
included in the HNX30 Index basket.

2012 | 2013

Ngay 21/6/2025 Khai cong du an Novotel
Cam Ranh Resort, muc tiéu vdan hanh
vao dip 25 ndm thanh Iép Tép dodan -
26/10/2026

Ngay 15/7/2025, Tap doan CEO dé dugc
phé duyét quy hoach va dugc giao nha
ddu tu déi véi du dn KCN san bay Tién
Lang — TP Hai Phong

Thdng 11/2025, Tép doan nhdn Quyét dinh
gico ddt déi vsi Dy an CEOHomes Hana
Garden tai TP Ha Noi.

N&m 2025, Tap doan CEO tang von diéu 1é
|én 5.674.160.750.000 dong.
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BUSINESS SECTORS
& OPERATING AREAS

2.1. BUSINESS SECTORS

o2
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2.2. OPERATING AREAS

CEO Group currently conducts business activities in the following locations: R E A I E S I A I E

Bringing prosperity and transforming the image of the locations where CEO
Group operates, CEO Group develops outstanding projects that keep pace

with green, smart, distinctive, and human-centered trends. By creating high-

HANOI < ; "”'QUANG NINH quality living standards for communities, CEO Group establishes its unique

\\, ( . . " (VAN DON) mark through the urban real estate projects it develops

IR "B, HAI PHONG

*

CEO TOWER

*

CEOHOMES SUNNY GARDEN CITY

Yoo *
®e
QUANG TRI CEOHOMES RIVER SILK CITY
HOANG SA ISLANDS

*

CEOHOMES HANA GARDEN
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“Bamboo Garden

BAMBOO GARDEN

Bamboo Garden is a socidl
housing project located within the
CEOHomes Sunny Garden City
complex. The Bamboo Garden

-2 2 3 8 5 37

apartments range in size from 48 m?
to 66 m?, designed to optimize living
space with fully functional rooms,
offering a comfortable and modern
living experience.

PROJECT INFORMATION
Location: Quoc Oai, Hanoi Scale: 432 apartments Completed in: 2015
Area: 10.528m?2 Product: Social housing

CEOHOMES SUNNY
GARDEN CITY

CEOHomes Sunny Garden City is an
urban development project invested
in by CEO Group in Quoc Oai, Hanaoi,
offeringconvenientconnectivity tothe
city center within approximately 20
minutes of travel. Planned in a modern

| I | and synchronized manner with a full
| == range of amenities to meet residents’
S living and recreational needs
including supermarkets, restaurants,
green parks, entertainment areas,
and sports parks CEOHOMES Sunny
Garden City is often described as a
"green and prosperous living space,”

providing families with a peaceful

CEO TOWER PROJECT INFORMATION and fulfiling lifestyle.
CEO Tower is one of the first Grade A office buildings on Location: Pham Hung Street, Tu Liem

Pham Hung Street, invested in and put into operation Hanoi

by CEO Group in 2009 Located in the most dynamic Scale: 20.000 m2 @

economic center in the western area of the capital, with Product: Office for lease ceqt .I (}..‘»-1 ES
a creative working environment and optimized facilities, c oted g ) - o
CEO Tower serves as an ideal workplace for both Zoog(;p eted and operational  since:
domestic and international enterprises, maintaining a PROJECT INFORMATION
high occupancy rate.
Location: Quoc Oai, Hanoi Scale: 23,8ha Products: Villas, Townhouses, Shophouses
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CEOHOMES RIVER SILK CITY

Planned by CPG Singapore according to
international standards, CEOHomes River
Silk City is currently one of the most modern
urban projects with the best infrastructure
investment in Ninh Binh (former Ha Nam)
Province. Located in a prime position near
Bach Mai Hospital (Facility No. 2) and Viet
Duc Hospital (Facility No. 2), the project
creates a high-class living environment
with a wide range of amenities such as
public squares, sports parks, swimming
pools, badminton courts, tennis courts, and
integrated service facilities...

@ PROJECT INFORMATION
CCOHOMES Location: Phu Ly, Scale: 126 ha Products: Villas,
River Silk City Ninh Binh (former Ha Nam) Townhouses, Shophouses

CEOHOMES HANA CEOHomes Sunny Garden City is an urban development project invested in
by CEO Group in Quoc Oai, Hanoi, offering convenient connectivity to the

GARDEN CITY city center within approximately 20 minutes of travel. Planned in a modern

and synchronized manner with a full range of amenities to meet residents’

@ living and recreational needs including supermarkets, restaurants, green

parks, entertainment areas, and sports parks CEOHOMES Sunny Garden

CeOHUINMIES  Cityis often described as a "green and prosperous living space,” providing
e families with a peaceful and fulfilling lifestyle.

F

SEEERFENFF

o

PROJECT INFORMATION

Location: Me Linh, Hanoi Scale: 20.3 hectares Products: Villas, Shophouses, Townhouses,

Social Housing, Mixed-use Buildings
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CEOHOMES
DIAMOND HILL

CEOHOMES Diamond Hill lis a luxury villa complex located on the slopes of Duong To Mountain in Phu
Quoc, An Giang (fromer Kien Giang). Beyond the sophistication of its meticulously crafted architecture,
CEOHOMES Diamond Hill features a fully integrated five-star amenities system and premium living
experiences. With a stunning view overlooking Bai Truong Beach, the project offers one of the leading

residential and resort living experiences in Vietnam.

PROJECT INFORMATION

Location: Bai Truong, Phu Quoc
Scale: 160 hectares
Design: Site Asia (France)

Products: Villas, Shophouses,
Mixed-use Buildings, Medical

Center, Hotels, Schools

CEOHOMES KIEN GIANG CITY

Located along the coastline of Rach
Gia City, CEOHOMES Kien Giang City
is a modern and dynamic coastal
urban project, delivering high-quality
living standards in the Mekong
Delta region. The project aims to
develop a smart city, integrating
office complexes, commercial
areas, resort and entertainment
facilities of international standards,
harmoniously — aligned  with  the
natural environment and landscape,
supported by high-quality technical

and social infrastructure.

PROJECT INFORMATION @

Location: Roch Gia City, An Giang (fromer Kien Giang) ‘OHOMES
KIEN GIANG CITY

Scale: 83.5 hectares

Master Planning: Surbana Jurong (Singapore)

Products: Shophouses, Villas, Townhouses, Apartments, Social Housing, etc

ANNUAL REPORT 2025 |31



RESORT
REAL ESTATE

Through partnerships in developing international-standard entertainment —
leisure — resort complexes in key tourism destinations, CEO Group is committed
to creating new value and delivering breakthrough products and services
that meet five-star standards, thereby contributing significantly to elevating

Vietnam's position on the global tourism map.

.
SONASEA VILLAS & RESORT
.
NOVOTEL PHU QUOC RESORT
.
NOVOTEL VILLAS
.
BEST WESTERN PREMIER SONASEA PHU QUOC
.
SONASEA PARIS VILLAS
.
SONASEA SHOPPING CENTER
.
SONASEA VAN DON HARBOR CITY
.
SINGAPORE SHOPTEL
.
SONASEA PREMIER NHA TRANG
.

SONASEA QUANG BINH RESORT

SONASEA VILLAS & RESORT

With nearly 2 kilometers of coastline along Bai
Truong Beach, Sonasea Villas & Resort is master-
planned as an international-standard  tourism
complex, comprising resorts, luxury villas, serviced
apartments, pedestrian streets, shopping areas,
vibrant office and commercial complexes, and
modern  entertainment  facilities.  Emloracing
the natural beauty of the "Pearl Island,” the
project brings together some of the world's most

prestigious hotel brands, creating a premier resort

©

PROJECT INFORMATION SONASFEA

KIEN GIANG (

destination for visitors.

Location: Phu Quoc, An Giang (fromer Kien Giang)
Scale: 132 hectares
Master Planning: Site Asia (France)

Products: Tourism complexes, Villas, Hotels,
Serviced  Apartments, Resorts, Mixed-use
developments

PROJECT INFORMATION

NOVOTEL

HOTELS & RESORTS

NOVOTEL
PHU QUOC RESORT

Novotel Phu Quoc Resort is the
first resort within the Sonasea
Villas & Resort integrated tourism
complex to be put into operation
in 2016. Inspired by the image of
a traditional Phu Quoc fishing
village, the resort impresses with its
harmonious blend of local culture
and modern elements, set within a

lush natural environment.

Location: Phu Quoc, An Giang (fromer Kien Giang) Scale: 7.3 hectares
PHU QUOC RESORT

Design: KUME DESIGN ASIA (Japan)

Products: Serviced Apartments, Villas

Completed and operational since: 2016
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NOVOTEL VILLAS

Novotel Villas is a high-end resort villa
development within the Sonasea Villas & Resort
complex, comprising 96 luxury villas with 3 to 5
bedrooms. Managed and operated by the Accor
Group, each villa features a private garden and
swimming pool, offering owners a premium yet
fully private resort living experience.

Thisis the first Novotel-branded resort villa project
permitted for sale to individual customers.

NOVOTEL

PROJECT INFORMATION

Location: Phu Quoc, An Giang (fromer Kien Giang)
Scale: 6.1 hectares
Products: Villas

Completed and operational since: 2017

PROJECT INFORMATION

Location: Phu Quoc, An Giang (fromer Kien Giang)
Scale: 3.4 hectares

Design: KUME DESIGN ASIA (Japan)
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BEST WESTERN PREMIER
SONASEA PHU QUOC

In January 2019 CEO Group officially opened the
Best Western Premier Sonasea Phu Quoc Resort.
In partnership with Best Western, a leading U.S.-
based hotel management group ranked among
the Top 10 globally, the resort delivers world-
class accommodation services along with
premier amenities, including Vietnam's longest
lagoon-style swimming pool and the CView Sky
Bar, renowned as one of the best sunset viewing
spots in Vietham. The resort offers guests a
complete and immersive holiday experience

within a single destination.

m ]?REMIER | BEST WESTERN

Sonasea Phu Quoc

Products: Serviced Apartments, Villas

Completed and operational since: 2019

SONASEA
SHOPPING CENTER

As the first pedestrian street in Phu Quoc, stretching
nearly Tkilometerinlength, Sonasea Shopping Center
is designed with inspiration from famous pedestrian
streets around the world. Oriented toward becoming
a modern and vibrant commercial hub, the project is
expected to be a must-visit destination for tourists

to the Pearl Island of Phu Quoc.

®
SONASEA

PROJECT INFORMATION

Location: Phu Quoc, An Giang (fromer Kien Giang)
Scale: 3.4 hectares
Design: Shophouses

Completed and operational since: 2019

- |
= Try
3
i

: HUTEL AMNMUN

SONASEA PARIS VILLAS

Inspired by the architectural and cultural beauty
of Paris — the capital of France, Sonasea Paris Villas
is the first shop villa development inaugurated in
the Bai Truong area. Combining the features of
shophouses and villas, the project offers both
premium accommodation spaces and attractive
investment and business opportunities.

PROJECT INFORMATION

Location: Phu Quoc, An Giang (fromer Kien Giang)
Scale: 12 hectares
Design: Site Asia (France)

Products: Shopvillas
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SONASEA

VAN DON HARBOR CITY

SONASEA VAN DON HARBOR CITY

Stretching along more than 2 kilometers of coastline of Bai Tu Long Bay, Sonasea
Van Don Harbor City is an integrated complex featuring an international-standard
ecosystem of products and services, delivering year-round entertainment and

leisure experiences in Quang Ninh Province.

The project offers a diverse range of developments, including shophouses,

international hotel complexes, international con

en

PROJECT INFORMATION

Location: Van Don, Quang Ninh

Scale: 358.3 hectares

Design: DARKHORSE ARCHITECTURE (A



WYNVDHAM GARDEN
SONASEA VAN DON VILLAS
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PROJECT INFORMATION

Location: Van Don, Quang Ninh
Scale: 8.6 hectares

Products: 182 beachfront villas
Completed: 2022

WYNDHAM GARDEN
SONASEA VAN DON

THONG TIN DU AN

Location: \Van Don, Quang Ninh
Scale: 202 rooms

Product: Hotel

Completed: 2024
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SINGAPORE SHOPTEL NOVOTEL CAM RANH
Inspired by the spirit of Singapore, the island nation, PROJECT INFORMATION RESORT PROJECT INFORMATION
amid the rapidly developing Van Don, Singapore Located along Bai Dai Beach, capturing the breathtaking
sh | o ial f . Location: Van Don, Quang Ninh . , Location: Nha Tran
optel is a vibrant commercial street featuring natural beauty of Nha Trang, Sonasea Premier Nha Trang s ocation: Nha frang
distinctive landscapes and colorful pedestrian Scale: 3.2 hectares designed in a modern architectural style that maximizes local  geqle: 79 hectares
streets. With a dynamic design, spacious usable Design: HUMPHREYS AND PARTNERS spatial elements while harmonizing with luxury. With a system of
areas, and a shared basement parking system ARCHITECTS (USA) standard guest rooms and a wide range of amenities such as ~ Design: KUME DESIGN ASIA (Japan)

connected to private parking spaces of each unit, Products: 192 Shoptel units swimming pools, amusement parks, restaurants, and pool bars,  products: Hotel Villas. Serviced

the project promises to be aninvestment destination the project is developed to deliver a premium resort experience

Apartments

with continuously increasing value in Van Don. for visitors to Nha Trang.

SONASEA
QUANG BINH RESORT

With an area of 748 hectares along the
pristine Bao Ninh coastline, Sonasea
Quang Binh Resort is one of the
premium coastal resorts in the Central
region. In addition to international-
branded hotels and villas, CEO Group
continues to develop complementary
tourism products such as commercial
streets, international convention
centers, beach clubs, and sky bars.

PROJECT INFORMATION
SONASEA
SILK PATH Location:- Dong Hoi, Quang Tri (fromer
Quang Binh)
Scale: 748 hectares
PROJECT INFORMATION
Products: Hotels, Villas, Shophouses,
Location: Van Don, Quang Ninh Products: 340 seaside townhouses Completed: 2023 Public Squares

40l ANNUAL REPORT 2025 ANNUAL REPORT 2025 |41



INDUSTRIAL
REAL ESTATE

TIEN LANG AIRPORT INDUSTRIAL PARK INFRASTRUCTURE
DEVELOPMENT PROJECT - ZONE B

The objective is to develop a supporting industrial park oriented towards green growth, sustainable
development, and environmental friendliness, with a focus on reducing greenhouse gas emissions.

The project is expected to create positive spillover effects on the city's socio-economic development,
contributing to industrial growth and job creation for the workforce.

PROJECT INFORMATION
Location: Chan Hung Commune, Hai Phong City

Scale: 186.49 hectares

Products: Investment in construction, operation, business development, and

management of industrial park infrastructure
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CONSTRUCTION

With a development orientation based on the EPC (Engineering,
Procurement, and Construction) general contracting model, CEO Group
continuously enhances its financial capacity, equipment capability,
construction technology, and machinery. This enables CEO Group to
meet stringent technical and aesthetic requirements from investors
for large-scale and complex projects, while ensuring both quality and

project timelines.

©

C(GOHOMES

CEOHOMES

RIVER SILK CITY

ltems completed and in progress:
construction of the project's overall
technical infrastructure, including site
leveling, road works, stormwater and
wastewater drainage systems, water
and power supply systems, and technical
trenches. Completion works for the

amenities area and terraced houses are
also being carried out.

SONASEA

GAPORE SHOPTEL

SINGAPORE
SHOPTEL

Thi cong ha tang k¥ thudat

Thi cong cdc codng trinh kién truc

SON

VILLAS & RESOR

SONASEA VILLAS &
RESORT

Construction of technical
infrastructure
Construction of architectural works
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CEOHOMES SUNNY GARDEN CITY

EPC contractor for technical infrastructure works

EPC contractor for architectural works

SERVICES

TOURISM AND HOTEL MANAGEMENT

HUMAN RESOURCE DEVELOPMENT
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jBOITIbDD Gurden BAMBOO GARDEN

Completed item: Construction of the 9-storey CT9B building with a total floor

area of over 2,000 m2, completed within a 10-month construction period.
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TOURISM AND HOTEL MANAGEMENT

CEO Group aims to develop the SONASEA brand into one of
Vietnam'’s leading hotel management brands, with large-scale
resort complexes in Phu Quoc, Van Don, Nha Trang, Quang Binh,

and other key destinations.

CEO Group delivers discovery journeys and unique experiences
to customers by offering a diverse portfolio of high-quality
tourism products, including domestic tours and customized travel

packages tailored to customer needs.

HUMAN RESOURCE DEVELOPMENT

With the goal of creating positive values for life, CEO Group makes strong investments in building a
comprehensive multi-level education and training system. This foundational educational service plays

an essential role in completing CEO Group's integrated urbban ecosystem with mixed-use functionalities

across the country.
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INFORMATION ON CORPORATE
GOVERNANCE MODEL, BUSINESS
ORGANIZATION, AND
MANAGEMENT STRUCTURE

3.1. GOVERNANCE MODEL

CEO Group is organized and operates under a joint stock company model. CEO Group's governance
structure comprises the General Meeting of Shareholders, the Board of Directors, the Supervisory Board,
the Board of Management, and functional departments/divisions. The current governance model and
management structure effectively meet governance and operational requirements, while ensuring
efficient coordination between the Board of Directors and the Board of Management in implementing
business objectives and operational plans. Accordingly:

GENERAL
MEETING OF
SHAREHOLDERS

The General Meeting of Shareholders is the highest decision-making authority
of the Company in accordance with the Law on Enterprises and the Company's
Charter. The Annual General Meeting of Shareholders is convened once a year
to review and decide on key matters relating to the Company's development
orientation and business operations.

BOARD OF
DIRECTORS

The Board of Directors is the governing body of the Company, having full
authority on behalf of the Company to decide on all matters relating to the
rights and obligations of the Company, except for those falling under the
authority of the General Meeting of Shareholders. The Company's Board of
Directors currently consists of five (05) members

SUPERVISORY
BOARD

The Supervisory Board is elected by the General Meeting of Shareholders
and is responsible for supervising the activities of the Board of Directors and
the Board of Management in managing and operating the Company. It also
examines and oversees compliance with applicable laws, the Company's
Charter, and internal regulations, thereby safeguarding the legitimate rights
and interests of shareholders and the Company.

BOARD OF
MANAGEMENT

The Chief Executive Officer (CEO) is the highest executive responsible for
overseeing all business operations and management activities of the Company;
organizing the implementation of resolutions and decisions of the General
Meeting of Shareholders and the Board of Directors; and exercising rights and
fulfilling obligations in accordance with applicable laws and the Company's
Charter, except for matters under the authority of the General Meeting of
Shareholders, the Board of Directors, and the Supervisory Board. The CEO is
subject to the supervision of the Board of Directors and the Supervisory Board,
and is accountable to the General Meeting of Shareholders, the Board of
Directors, and the law for the performance of the Company's operations.

Deputy Chief Executive Officers assist the CEO and are assigned to oversee
specific areas of the Company's operations. They report and are accountable
to the CEO and the law for the tasks assigned or delegated to them.

DEPARTMENTS/
DIVISIONS WITHIN
THE COMPANY

The Company's departments and divisions perform their duties in accordance
with their assigned functions and responsibilities..

3.2. ORGANIZATIONAL STRUCTURE CHART

GENERAL SHAREHOLDERS' MEETING

AUDIT COMMITTEE @

BOARD OF DIRECTORS

Group Executive Board

Internal Audit Department

retariat & Corporate

Governance

Strategic Planning &
Development Department

Communications

Department

INTERNAL AUDIT P
DEPARTMENT

Economics Department

Legal Department

Design Management

Project Management

Department

IT Department

Financial Department

Accounting Department

Managed by

geographic area Managed by activity sector
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3.3. SUBSIDIARIES AND ASSOCIATES

NO ‘ Company Name 9 Address Principal Business Charter Capital Ownership Ratio of
Activities (VND) CEO Group (%)

WHOLLY-OWNED SUBSIDIARIES 100% CHARTER CAPITAL HELD

1  C.E.O International 5th Floor, CEO Tower, HH2-1, Me Tri Ha New Urban Real estate business; land use rights owned,

Company Limited (CEO International) Area, Pham Hung Street, Tu Liem Ward, Hanoi used, or leased 580.000.000.000 _
City, Vietnam
: %
2 C.E.O Hospitality Company Limited Sonasea Villas and Resort Complex, Group 5, Hotel management services 20.000.000.000
(CEO Hospitality) Duong Bao Hamlet, Duong To Commune, Phu
Quoc Special Zone, An Giang Province, Vietnam
3 C.E.O Design Consultancy One Member  3rd Floor, CEO Tower, HH2-1, Me Tri Ha New Urban Tu vén thiét ké kién truc, xdy dungArchitectural 10.000.000.000
Company Limited (CEO Design) Ared, Pham Hung Street, Tu Liem Ward, Hanoi and construction design consultancy
City, Vietnam

SUBSIDIARIES WITH CONTROLLING INTEREST

4 Phu Quoc Investment and Sonasea Villas and Resort Complex, Group 5, Duong Bao Real estate business; land use rights owned, 396.000.000.000 60%
Development Joint Stock Company Hamlet, Duong To Commune, Phu Quoc Special Zone, An used, or leased
(CEO Phu Quoc) Giang Province, Vietnam

5 Phu Quoc Housing and Urban Sonasea Villas and Resort Complex, Group 5, Duong Bao Real estate business; land use rights owned, 200.000.000.000 69,36%
Development Joint Stock Company Hamlet, Duong To Commune, Phu Quoc Special Zone, An used, or leased
(CEO Dao Ngoc) Giang Province, Vietnam

6 Van Don Tourism Investment and Sonasea Van Don Harbor City Resort Complex, Van Don Real estate business; land use rights owned, 1.750.000.000.000 95,72% %
Development Joint Stock Company Special Zone, Quang Ninh Province, Vietnam used, or leased
(CEO Van Don)

7 Nha Trang Investment and Lot D12b — Zone 4, Northern Cam Ranh Peninsula Tourism Real estate business; land use rights owned, 300.000.000.000 99%
Development Joint Stock Company Area, Cam Lam, Khanh Hoa Province, Vietnam used, or leased
(CEO Nha Trang)

8 Quang Binh Development Joint Stock No. 5 Bau Tro Street, Hai Thanh Ward, Dong Hoi City, Real estate business; land use rights owned, 100.000.000.000 99%
Company (CEO Quang Binh) Quang Binh Province, Vietnam used, or leased

9 C.E.O Construction Joint Stock 12th Floor, CEO Tower, HH2-1, Pham Hung Street, Tu Liem Construction and trading of construction 100.000.000.000 67,55%
Company (CEO Construction) Ward, Hanoi City, Vietham materials

10 C.E.O Industrial Park Development 5th Floor, CEO Tower, HH2-1, Me Tri Ha New Urban Ared, Pham Real estate business; land use rights owned, 450.000.000.000 99 %
Joint Stock Company Hung Street, Tu Liem Ward, Hanoi, Vietnam used, or leased
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INTRODUCTION TO THE BOARD
OF MANAGEMENT

4.1. BOARD OF DIRECTORS

MR. DOAN VAN BINH
CHAIRMAN OF THE BOARD OF DIRECTORS

Educational Background: Doctor of Laws, Lawyer; Bachelor of Foreign Languages;
Professional Experience: Mr. Doan Van Binh is the founder of CEO Group (formerly
Vietnam Trade, Construction and Technology Company Limited — VITECO) and
has served as Chairman since 2001. In 2007, when VITECO was transformed into a
joint stock company, he was elected to the Board of Directors and has since held
the position of Chairman of the Board of Directors of CEO Group. Prior to that, he

served as Project Promotion Director at TODA Corporation (Japan).

F i
il

Z
MR. DOAN VAN MINH
Member of the Board of Directors

Educational Background: TMaster of Business
Administration; Bachelor of Economics

Professional Experience: Mr. Doan Van Minh
has been with CEO Group since 2008 and has
held various leadership positions within CEO
Group and its subsidiaries. He was elected as a
Member of the Board of Directors at the Annuall
General Meeting of Shareholders 2021 held on
29 June 2021.

MR. TRAN TRUNG KET

Member of the Board of Directors

Educational Background: Urban Infrastructure

Engineer

Professional Experience: Mr. Tran Trung Ket
has been with CEO Group since 2007, holding
various positions within CEO Group and its
subsidiaries. He was elected as a Member of
the Board of Directors for the 2022-2027 term
at the Annual General Meeting of Shareholders
2022.

MR. DOAN DUC ANH
Member of the Board of Directors and
Deputy Chief Executive Officer of CEO IP

Educational Background: Bachelor of Economics

Professional Experience:Mr. Doan Duc Anh
joined CEO Group in 2024 and has served as
a Member of the Board of Directors since May
2025.

MR. NGUYEN VAN DONG

Independent Memlber of the Board of Directors

Educational Background: Doctor of Science

Professional Experience: Mr. Nguyen Van
Dong has served as Design Director at various
domestic and international enterprises. From
2019 to 2020, he held the positions of Deputy
Chief Executive Officer of CEO Group and
Director of a subsidiary (CEO Design). He was
elected as an Independent Member of the
Board of Directors for the 2022-2027 term at the
Annual General Meeting of Shareholders 2024.

Changes in the Board of Directors: On 08 May 2025, the General Meeting of Shareholders of CEO Group approved a resolution
to dismiss Ms. Vu Thi Lan Anh from her position as a Member of the Board of Directors and to appoint Mr. Doan Duc Anh as a
Member of the Board of Directors.



8 BOARD OF MANAGEMENT
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MR. CAO VAN KIEN

General Director

Educational Background:
Construction Engineer

Professional Experience: Mr. Cao
Van Kien joined CEO Group in 2007
and was appointed Deputy Chief
Executive Officer of CEO Group in
2014. He served as Chief Executive
Officer of Van Don Tourism Investment
and  Development Joint  Stock
Company in 2017 On 06 May 2024,
he was appointed Chief Executive
Officer of CEO Group.

MR. TA VAN TO

Permanent Deputy General Director
Educational Background: Construction Engineer

Professional Experience: Mr. Ta Van To has held
the position of Deputy General Director and
Member of the Board of Directors since 2007,
He served as General Director from 2014 to
2021. In July 2021, he was appointed Permanent

Deputy General Director.

MS. DO PHUONG ANH

Deputy General Director
Educational Background: Bachelor of Economics
Professional Experience: Ms. Do Phuong Anh

joined CEO Group in 2009 and was appointed
Deputy General Director in Felbruary 2020.

MS. DO THI THOM

Deputy General Director

Educational Background: Bachelor of Finance
and Accounting

Professional Experience: Ms. Do Thi Thom
joined CEO Group in 2002. She served as Chief
Accountant of CEO Group from 2007 and was
appointed Deputy General Director of CEO
Group in April 2025.

-
f 1-__.:'-1

MR. TRAN DAO DUC
Deputy General Director

Educational Background: Master of Economics

Kinh nghiém lam viéc: Mr. Tran Dao Duc joined
CEO Group in 2014 and was appointed Deputy
General Director of CEO Group in August 2016.

MS. THAI THI TUOI

Chief Accountant

Educational Background: Master of Economic
Management; Bachelor of Finance and Accounting

Professional Experience: Ms. Thai Thi Tuoi joined
CEO Group in 2009 She previously served as
Chief Accountant of Van Don Tourism Investment
and Development Joint Stock Company and
was appointed Chief Accountant of CEO Group
in April 2025
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4.2. SUPERVISORY BOARD

MS. TRAN THI THUY LINH
Head of the Supervisory Board
Educational Background: Bachelor of Finance

and Accounting

Professional Experience: Ms. Tran Thi Thuy Linh
joined CEO Group in 2004 as Deputy Head of
the Finance and Accounting Department. In
July 2007 she was appointed Chief Accountant
of CEO International Joint Stock Company.
Since 2015, she has been elected as Head of the
Supervisory Board of CEO Group.
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MR. BUI DUC THUYEN
Member of the Supervisory Board
Educational Background: Bachelor of Finance

and Accounting

Professional Experience: Mr. Bui Duc Thuyen
joined CEO Group in 2007 as a Member of the
Board of Directors of C.E.O International Joint
Stock Company.

MS. NGUYEN THU PHUONG
Member of the Supervisory Board

Educational Background: Bachelor of Accounting

Professional Experience: Ms. Nguyen Thu Phuong
has been elected as a Member of the Supervisory
Board of CEO Group since June 2020. She
previously served as Chief Accountant of Phu
Quoc Investment and Development Joint Stock
Company.

OS DEVELOPMENT
ORIENTATION

CEO GROUP'S DEVELOPMENT OBJECTIVES

2

Sustainable development
with accelerated growth

£

Driving innovation, applying
science and technology, and
promoting ESG-oriented
governance

Developing corporate culture

Enhancing asset value and
brand value

Strengthening business
activities and improving
operational efficiency
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CEO Group's risk management activities focus on the following key objectives:

Supporting the implementation of CEO Group's development strategy through the consistent

application of risk management processes, tools, and methodologies across the entire system;

Proactively identifying, assessing, and controlling key risks, while leveraging appropriate business

opportunities;

Clearly defining responsibilities in risk management, and establishing regular risk monitoring and

reporting mechanisms,;

CEO Group has been progressively developing and standardizing its risk management system, establishing
a common language and approach across the organization to ensure consistent and effective risk

identification, assessment, and control.

PROJECT .
INVESTMENT °

RISKS CO')

(4R

HUMAN

FINANCIAL

RISKS RESOURCE

RISKS

RISKS
3%,
\dls

MACROECONOMIC
RISKS

COMPETITIVE
RISKS
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RUI RO VE KINH TE Vi MO

Real estate business operations are significantly affected by macroeconomic factors
such as economic growth rate, inflation, credit conditions, interest rates, exchange
rates, and market purchasing power. CEO Group regularly monitors and analyzes
macroeconomic developments to forecast market trends, while proactively adjusting its
business strategies and product structure accordingly. In addition, CEO Group focuses
on diversifying its product portfolio, targeting segments with sustainable demand to
enhance resilience against market fluctuations

FINANCIAL RISKS
CEO Group's primary financial risks include liquidity risk, interest rate risk, and foreign
exchange risk. CEO Group conducts periodic assessments of financial markets and
capital conditions to proactively adjust its capital structure and debt portfolio. Cash
flow management is strictly implemented to ensure liquidity and maintain a stable
financial foundation..

COMPETITIVE RISKS

CEO Group's business segments, including Real Estate, Construction, and Services, are
highly competitive. To enhance its competitiveness, CEO Group continuously improves
its products, enhances service quality, and delivers greater value to customers, while
leveraging its strengths in project development experience and operational capabilities.

PROJECT INVESTMENT RISKS

New investment projects are evaluated based on CEO Group's development strategy
and business plan. Each project must meet financial efficiency criteria or carry strategic
significance for long-term development. Prior to implementation, risks related to market
conditions, legal matters, licensing, taxation, and operations are thoroughly assessed
and appraised. In addition, CEO Group consults with reputable experts and advisory
firms to ensure the feasibility and effectiveness of each project.

HUMAN RESOURCE RISKS

High-quality human resources, particularly management personnel and specialists,
play a critical role in CEO Group's sustainable development. CEO Group establishes
competitive and transparent remuneration policies and places strong emphasis on
corporate culture to attract and retain talent. At the same time, training and human
resource development programs, as well as succession planning initiatives, are regularly
implemented to ensure a stable workforce for long-term growth.

ENVIRONMENTAL RISKS

During the development and operation of projects, CEO Group places strong emphasis
on controlling impacts on the environment and the community. All projects undergo
environmental impact assessments in accordance with regulations, with the involvement
of specialized consulting firms. CEO Group prioritizes the application of environmentally
friendly design solutions, technologies, and materials to minimize negative impacts and
promote sustainable development.
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BUSINESS PERFORMANCE IN 2025
AND ECONOMIC OUTLOOK

FOR 2026

1.1. INDUSTRY OVERVIEW AND MACROECONOMIC
CONDITIONS IN 2025

MACROECONOMIC -
CONDITIONS

REAL ESTATE
MARKET

TOURISM
MARKET

In 2025, the global economy continued its recovery but remained in a state
of "cautious recovery” with significant uncertainties. Global inflation was
gradually brought under control, creating room for many central banks to
adjust monetary policies toward supporting growth. However, geopolitical risks,
energy price volatility, and the restructuring of global supply chains continued
to exert pressure on the business and investment environment.

Domestically, Vietnam’'s economy maintained a positive recovery momentum,
driven by exports and public investment. Deposit and lending interest rates
gradually stabilized, improving access to capital for both businesses and
homebuyers. Exchange rates and inflation remained under control, reinforcing
market confidence. However, domestic demand recovery was uneven, and

cash flow remained cautious.

The real estate market in 2025 showed signs of improved liquidity, primarily
concentrated in the housing segment serving real demand, while high-end
and investment segments recovered more slowly due to continued cautious

market sentiment.

In this context, under the direction of the Board of Directors and the proactive,
flexible management of the Board of Management, together with the efforts
of allemployees across CEO Group and its subsidiaries, CEO Group has largely
fulfilled the production and business plan (“business plan’) approved at the

Annual General Meeting of Shareholders in 2025.

In 2025, despite ongoing global economic uncertainties and uneven recovery of
the global tourism industry, Vietham's tourism sector achieved positive results.
For the first time, Vietham welcomed over 21 million international visitors, while
total tourism revenue exceeded VND 1 quadrillion, reaffirming the increasingly
important role of tourism as a key economic sector with strong spillover effects

on socio-economic development.

These results also marked a significant transition of Vietnam's tourism industry
from a post-pandemic recovery phase to a more stable and sustainable

growth phase.
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LEGAL

FRAMEWORK
AND POLICIES

2025 marked the year when amended laws related to real estate officially took
effect, contributing to the completion of the legal framework and enhancing
market transparency. However, the practical implementation across localities
still requires time for alignment, thereby affecting the legal progress of real

estate projects.

At the same time, the restructuring and consolidation of administrative units
and the reorganization of government under a two-tier model also impacted

business operations during the transitional period.

1.2. ASSESSMENT OF CEO GROUP'S POSITION IN 2025 AND
DEVELOPMENT OUTLOOK FOR 2026

CEO GROUP’S POSITION IN 2025

CEO Group achieved its target of being ranked among the Top 150 private enterprises in
the VNR500 and the Top 30 companies listed on HNX..

Ranked among the Top 10 Most Promising Real Estate Enterprises in 2025.

Financial indicators were managed tightly and effectively:

- CEO Group's capital and asset indicators were maintained and showed a steady upward
trend over the period 2020-2025

- Profitability indicators in 2025: Among the Top 15 real estate developers with the largest
charter capital, CEO Group ranked at an average level within the industry.

CHARTER CAPITAL

Unit: VND million
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DEVELOPMENT OUTLOOK AND CHALLENGES FOR 2026

OPPORTUNITIES

The institutional and policy framework related to the real estate market has been increasingly
improved in a synchronized and transparent manner, providing an important legal foundation to
resolve long-standing bottlenecks and unlock land resources for development;

The Government continues to focus on addressing legal obstacles for nearly 2,000 real estate projects
facing procedural issues;

The public investment plan for 2026 is expected to exceed VND 1 quadrillion, of which 70% will be
allocated to infrastructure development, creating spillover effects and enhancing the value of real
estate projects;

Provincial and municipal planning continues to be reviewed and refined; at the same time, the
development of new models and markets such as international financial centers, free trade zones,
carbon markets, and land transaction markets contributes to creating additional room and
opportunities for business growth;

Vietnam's real estate market is assessed by organizations and experts to be gradually moving toward
a more balanced state as supply is progressively improved, especially for projects with complete
legal status and reputable developers. From 2026, the market will operate under the comprehensive
impact of the 2024 Land Law, the 2023 Housing Law, the Law on Real Estate Business, along with
the new land price framework effective from January 1, 2026. This serves as an important basis for
enhancing transparency and strengthening market confidence;

Regarding the tourism and resort sector: the tourism industry continues to be oriented toward green
and sustainable development, with a focus on improving service quality and workforce training. The
Vietnam National Authority of Tourism aims to welcome approximately 25 million international visitors
in 2026, creating positive momentum for the resort real estate segment;

Internal governance regulations and corporate culture have been largely updated and refined. The
organizational structure has undergone an additional year of restructuring and maturation, while the
Group has expanded partnerships with credit institutions and further developed its industrial park
segment.

CHALLENGES

The global political and security landscape continues to evolve in a complex manner. Wars, conflicts,
and the restructuring of global supply chains may affect investment flows, trade, and market sentiment.
The global economy remains impacted by climate change, trade tensions, interest rate fluctuations,
and other uncertainties, which may influence economic growth, FDI inflows, financial markets, and
enterprises' capital absorption capacity;

Domestically, the process of institutional reform and organizational restructuring may have certain
impacts on legal procedures and project implementation timelines. The new legal framework requires
time for synchronized implementation and practical application. Real estate prices in many areas
remain high, affecting market liquidity;

Supply demand imbalance remains prevalent: segments A and B are abundant, while segment C
affordable housing has nearly disappeared; labor shortages and rising labor costs persist; shortages
of leveling materials and increasing costs of materials and equipment continue to put pressure on
project development; human resources in the tourism and hospitality sector are becoming increasingly
competitive, driving costs higher. In addition, credit for the real estate sector has begun to show signs
of tightening, with some banks restricting lending or increasing lending interest rates.;

Increasingly intense competition among developers requires enterprises to enhance their governance
capacity, financial strength, product quality, and adaptability to policy changes.
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1.3. BUSINESS PERFORMANCE RESULTS IN 2025

As of the end of 2025, consolidated total revenue reached VND 1,432 billion, achieving 93% of the
planned target. Profit after tax reached VND 206 billion, an increase of VND 40 billion compared to
the same period in 2024, and achieving 113% of the planned target.

IMPLEMENTATION OF THE 2025 BUSINESS PLAN

+/- vs. Same o

Total Revenue

(VND billion) 1.543 1432 1403
Pr(‘\)/EtDAtf)tiﬁg?x 182 206 165 241 3

KET QUA SAN XUAT KINH DOANH NAM 2025 (BVT: TY DPONG)

1600 1543
1400
1,200
1000
800
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400
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000

1432 1,403

B 2025 Plan
s 2025 Actual
s 2024 Actual

Total Revenue Profit After Tax

1.4. REVENUE STRUCTURE

Revenue in 2025 was primarily derived from sales and service provision, with contributions from two main
business segments: Real estate transfer business (VND 361 billion, accounting for 26%) and hotel services

and related services (VND 880 billion, accounting for 65%).

REVENUE STRUCTURE IN 2025 AMOUNT PERCENTAGE(%)
(VND million)

Revenue Structure 2025 361.547 26.40
Real estate transfer business, Investment property leasing
and related services 53532 5.20
Hotel services and related services 880.099 6523
Construction activities 3.480 0.25
Other business activities 40.002 292
REVENUE
STRUCTURE FOR YJE Real estate transfer business
;ZOOZ:SOLIDATED YEAR Investment property leasing

and related services

Hotel services and related
services

SSWAY

Construction activities

Other business activities
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|02 FINANCIAL
POSITION

e Total assets of CEO Group reached VND 8,730 billion as at 31 December
2025. Of which, current assets accounted for 52% and non-current assets
accounted for 48% of total assets.

e Current assets amounted to VND 4,575 billion at the end of 2025, decreasing
by VND 416 billion compared to 2024, mainly due to a reduction in short-term
financial investments.

¢ Non-current assets reached VND 4,155 billion as at 31 December 2025,
increasing by VND 188 billion compared to the same period in 2024.,

* Total liabilities as at the end of 2025 were VND 2,288 billion, decreasing by
VND 401 billion from VND 2,689 billion in the same period of 2024, mainly due
to a decrease in advances from customers and a reduction in borrowings.

e Short-term liabilities were VND 1,647 billion, accounting for 72% of total
liabilities, down 2% compared to the previous year; long-term liabilities were
VND 641 billion, accounting for 28% of total liabilities, up 2% compared to the
previous year.

e Equity as at the end of 2025 reached VND 6,442 billion, decreasing by VND
137 billion compared to the same period in 2024,

* Impact of exchange rate fluctuations on the Company’s business operations:
Currently, CEO Group's business operations are primarily conducted in
Vietnamese Dong. Therefore, the Company is not significantly affected by
exchange rate fluctuations.

TOTAL ASSETS & EQUITY RATIO
(UNIT: VND BILLION)

2.1. KEY FINANCIAL INDICATORS

INDICATORS bVvT 2023 2024 2025
Liquidity Ratios

Current ratio lan 2,32 2,53 2,78
Quick ratio lan 1,81 1,84 1,89
Cash ratio 0,47 0,50 0,47

Capital Structure Ratios
Debt to Total Assets ratio lan 0,34 0,30 0,26

Debt to Equity ratio lan 0,51 0,42 0,36

Operating Efficiency Ratios
Inventory turnover vong 0,70 0,72 0,65

1 '

Net revenue to Total assets vong 0,15 0,15 0,15

Profitability Ratios

Profit after tax to Net revenue % 8,70 12,7 15,39
Profit after tax to Equity % 194 2,63 3,2
Profit after tax to Total assets % 1,29 1,85 2,36
Operating Profit to Net Revenue Ratio % 14,02 18,17 18,83

10000000 8000
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6000000 =000 —
2 © - -
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4000000 4000 :
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M Total assets M Equity ratio  — Total assets/
Equity ratio
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Liquidity Ratios: The Company's liquidity indicators in 2025 generally showed an upward trend
compared to previous years, indicating that its liquidity position was maintained at a safe level. The
current ratio reached 2.78 times, reflecting very low short-term liquidity risk. The quick ratio and cash
ratio also remained high and stable, demonstrating that the Company possessed sufficient highly

liquid assets to meet its short-term obligations.

Capital Structure Ratios: The Company's debt-to-total assets ratio and debt-to-equity ratio both
decreased in 2025 compared to 2024, reaching 0.26 and 0.36, respectively. This reflects a reduction
in financial leverage and financial risk, while enhancing the Company's resilience to economic and

market fluctuations.

Operating Efficiency Ratios: Inventory turnover in 2025 reached 0.65 times, slightly decreasing
compared to 2024 but remaining at a stable level. Meanwhile, the net revenue-to-total assets ratio
reached 0.15 times, indicating that the Company maintained relatively stable efficiency in utilizing its

total assets to generate revenue.

Profitability Ratios: The Company's profitability indicators in 2025 generally improved significantly
compared to 2024, particularly the net profit margin, reflecting the Company's positive business

performance.
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2.2. INVESTMENT ACTIVITIES AND PROJECT IMPLEMENTATION

REAL
ESTATE
SEGMENT

CONSTRUCTION
SEGMENT

SERVICES
SEGMENT

In 2025, CEO Group marked a significant milestone in its development strategy
by officially expanding into the Industrial Real Estate sector, following its
approval as the investor of the Tien Lang Airport Industrial Park Project (Zone
B) — Hai Phong City on 15 July 2025; the project commenced construction on
15 January 2026.

In November 2025, CEO Group received the land allocation decision for the
CEOHome Hana Garden — Me Linh Project, establishing an important legal
foundation for the subsequent implementation phases of the project.

In addition, CEO Group actively accelerated site clearance and construction
activities at ongoing projects, while strengthening investment promotion and
research for the development of new projects in line with its strategic direction.

In 2025, CEO Group's construction activities were implemented across several
key projects, ensuring progress and quality, thereby reaffirming its EPC
contracting and construction management capabilities, specifically:

Focus on executing key components: Completion of school facilities and
construction of a 12-storey building at Sunny Garden City Urban Area; Novotel
Cam Ranh Resort; Sonasea Van Don Harbor City Project;

Implementation of land leveling and preparation works for the commencement
of the Tien Lang Airport Industrial Park Project (Zone B) — Hai Phong, laying
the foundation for attracting investment and expanding CEO Group's industrial
real estate development segment.

HOTEL MANAGEMENT OPERATIONS

In 2025, CEO Group recorded impressive growth in hotel management and
operations, with revenue increasing by more than 40% compared to 2024. The
total number of guests reached approximately 710,000, of which international
visitors accounted for nearly 76%.

On 21 June 2025, at Bai Dai = Cam Ranh, CEO Group officially commenced
construction of the Novotel Cam Ranh Resort, marking a strategic step in
expanding CEO Group's tourism and resort ecosystem.

TRAINING AND HUMAN RESOURCE DEVELOPMENT

In February 2025, the CEO Kindergarten and Primary School at Sunny Garden
City Urban Area (Quoc Odai, Hanoi) was officially inaugurated, marking @
significant step in completing educational infrastructure within CEO Group's
urban developments;

At the same time, CEO Group continued to explore and seek cooperation
opportunities to implement additional educational levels in accordance with
planning across its urban projects, contributing to the completion of the service
ecosystem and enhancing sustainable value for CEO Group's urban areas..
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ORGANIZATION
AND HUMAN RESOURCES

3.1. BOARD OF MANAGEMENT

Introduction to the Board of Management:

As at 31 December 2025, the Board of Management of CEO Group consists of five (05) members. In addition,

CEO Group has Directors and Heads of Departments/Divisions who support the Board of Management

in managing and operating specialized functions. The Board of Management comprises the following

members:

Full Name

Mr. Cao Van Kien
Mr. Ta Van To

Ms. Do Thi Thom

Mr. Tran Dao Duc

Ms. Do Phuong Anh

Number of Shares Held Ownership

paton (Ordinary Shares) (%)

General Director 132.300 0,023%
Permanent Deputy General Director 86.760 0,015%
Deputy General Director 0%
Deputy General Director 101.841 0,018%

Deputy General Director 2.469929 0,44%

Changes in the Board of Management: On O1 April 2025, the Board of Directors of CEO Group

approved a resolution to dismiss Ms. Vu Thi Lan Anh from the position of Deputy General Director

and to appoint Ms. Do Thi Thom as Deputy General Director.

3.2. HUMAN RESOURCES AND HUMAN RESOURCE POLICIES

Workforce Size and Structure in 2025 across CEO Group:

Female: 625

Bachelor's degree
Proportion: 33%; Quantity: 432
Doctorate

Proportion: 0%; Quantity: 2

Master's degree
Proportion: 2%; Quantity: 24
Proportion: 48%; Quan-
tity: 620

Intermediate level
Proportion: 5%; Quantity: 67

College diploma
Proportion: 11%; Quantity: 148

BY GENDER B Male: 667

From 31 to 45
Proportion: 42%; Quantity: 541
From 46 to 55 years old
Proportion: 11%; Quantity: 146
From 56 to 60 years old
Proportion: 3%; Quantity: 41
Above 60 years old
Proportion: 1%; Quantity: 14

From 16 to 30 years old
Proportion: 43%; Quantity: 551

Total: 1.293




e EMPLOYEE POLICIES:

Human resources are one of the key factors determining CEO Group's sustainable development. Therefore,
CEO Group consistently focuses on building a professional, capable workforce with a strong sense of
responsibility.

As at 31 December 2025, the total workforce of CEO Group was 1,293 employees. Employees’ income
remained stable, and all policies and benefits for employees were fully implemented in compliance with
applicable laws.

WORKING REGIME

Working hours: 8 hours per day from Monday to Friday and Saturday morning;
Employees work in a stable, professional, friendly, and humane environment, with

high opportunities for career advancement; remuneration is commensurate with
professional capability and work performance, with competitive salary and bonus
policies.

RECRUITMENT POLICY

« CEO Group focuses on attracting candidates with strong professional expertise, good

ethical qualities, a high sense of responsibility, and a long-term commitment;

* Recruitment activities are conducted in accordance with CEO Group' s regulations,
policies, and recruitment procedures. Candidates are required to meet criteria relating
to professional qualifications, experience, health, and job-specific requirements.

TRAINING POLICY

CEO Group regularly organizes internal training programs and sponsors employees
to participate in domestic and international training courses to enhance professional
competencies and management skills;

After training, employees are encouraged to apply acquired knowledge and skills
in their work and share experiences with colleagues to improve overall operational

efficiency.

COMPENSATION, BONUS, AND WELFARE POLICY

CEO Group has established regulations on salaries and performance-based

rewards, under which employee income is linked to productivity, quality, and work
performance;

Average income in 2025:

+ Consolidated basis for the entire Group: VND 18.1 million/month;

+ Parent company basis: VND 26.5 million/month;

Employees are provided with lalbor contracts and fully participate in social insurance
(SI), healthinsurance (HI), and unemployment insurance (Ul), and are entitled to leave,
public holidays, maternity benefits, overtime pay, and other benefits in accordance
with the law and CEO Group's policies;

In addition to salaries, employees also receive various welfare benefits, including
support for sickness, bereavement, weddings, birthdays, vacations, and other

employee care programs.
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IMPROVEMENTS IN ORGANIZATIONAL
STRUCTURE, POLICIES, AND MANAGEMENT

In 2025, CEO Group continued to refine its organizational and human resource structure, establishing a

clear operational framework that enables subsidiaries and departments/divisions to exercise greater

autonomy and accountability in their work;

Under the direction of the Board of Directors, in 2025 CEO Group's executive management focused

on reviewing, developing, standardizing, and completing systems of regulations, procedures, policies,

standards, and norms to ensure synchronized operations across the entire Group. The improvement

of institutional frameworks not only enhances coordination among units and minimizes operational

risks but also strengthens transparency, consistency, and discipline throughout the organization.

OS BUSINESS PLAN FOR 2026 AND
IMPLEMENTATION SOLUTIONS

REAL ESTATE
SEGMENT

CONSTRUCTION
SEGMENT

Focus on completing legal procedures, accelerating construction progress,
and bringing key projects into business operation, including: Novotel Cam Ranh
Resort; Tien Lang Airport Industrial Park (Zone B), part of the Hai Phong Free
Trade Zone (FTZ); CEOHomes Hana Garden (Me Linh, Hanoi), Mixed-use office
and healthcare building at CEOHomes Sunny Garden City Urban Area (Hanoi);

Allocate resources to accelerate project development in potential localities
nationwide, with priority given to Industrial Real Estate, resort real estate, and

residential real estate projects aligned with CEO Group's development strategy;

Strengthen the development of service systems and utilities within CEO Group's
projects to enhance product value and improve operational efficiency.

Concentrate maximum resources on the construction of key projects such as:
Novotel Cam Ranh Resort, Tien Lang Airport Industrial Park (Zone B), part of
the Hai Phong Free Trade Zone (FTZ) and CEOHomes Hana Garden, ensuring
progress and quality, Mixed-use office and healthcare building at CEOHomes
Sunny Garden City Urban Area (Hanoi) at the same time, implement other
projects and work items in accordance with approved construction plans;

Enhance the application of technology and improve construction methods to
optimize costs and increase investment efficiency;

Gradually improve management, financial, and human resource capabilities
to participate in larger-scale and higher technical requirement projects;
proactively seek and engage in civil, industrial, and infrastructure construction
projects aligned with CEO Group's capabilities.
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SERVICES HOTEL MANAGEMENT AND OPERATION
SEGMENT

Continue to implement synchronized marketing, sales, and market development
solutions to attract tourists, increase occupancy rates, optimize revenue, and
improve operational efficiency across CEO Group's hotels and resorts;

Enhance service quality and customer experience through standardized
operating procedures, staff training, and diversification of products and
amenities;

Gradually complete the Sonasea hotel management model in a more
professional manner, thereby strengthening competitiveness and enhancing
CEO Group's brand position in the market.

EDUCATION AND TRAINING — HUMAN RESOURCE DEVELOPMENT

Bring the CEO Kindergarten and Primary School at Sunny Garden City Urban
Area into operation; at the same time, continue to research and develop school
systems within CEO Group's urban projects in accordance with approved planning,
gradually forming an integrated education system that contributes to completing
the service ecosystem and enhancing sustainable value for CEO Group's projects.

Oé REPORT ON ENVIRONMENTAL
AND SOCIAL RESPONSIBILITY

In addition to focusing on business performance objectives, CEO Group consistently emphasizes
social responsibility and sustainable development aligned with the community. In 2025, CEO Group
actively participated in and implemented various social welfare activities, including contributions to
the "Fund for the Poor” of Hanoi City; support for flood-affected communities; assistance to people in
Myanmar affected by earthquakes; contributions to the construction of a memorial for heroic martyrs
of Military Region 3; donation of bicycles to disadvantaged students in Van Don District, along with
many other meaningful initiatives;

In parallel with community activities, CEO Group has also implemented solutions to minimize
environmental impacts by applying green design, energy-saving solutions, and environmentally
friendly materials in project development and implementation;

CEO Group has initiated the development of renewable energy systems across its projects;

CEO Group ensures stable income for employees while fostering a friendly working environment,
aiming to build a workforce that is engaged and satisfied. In 2025, CEO Group also launched three
employee clubs, including a Sports Club, an Exploration Club, and a Reading Clulb, built on the "Three
Pillars of Happiness" model: physical well-being, exploration and experience, and knowledge and
mental development. These initiatives contribute to strengthening corporate culture, enhancing
internal cohesion, and promoting the values of "One CEO - One Family — One Team” across CEO
Group.

(Please refer to Chapter V — Sustainable Development for further details on the Company’s environmental
and social responsibility assessment.).
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|O SHARE INFORMATION AND

SHAREHOLDING STRUCTURE
1.1. SHARE INFORMATION

Ticker Symbol CEO

Listed Shares 567416,075 shares

Of which: » Freely transferable shares 567416,075 shares

Treasury shares O shares

Closing Price as at 31/12/2025 VND 21,100

52-week Low VND 9,800

FLUCTUATION IN AVERAGE SHARE PRICE IN 2025 (UNIT: VND)
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1.2. SHAREHOLDING STRUCTURE
SHAREHOLDING STRUCTURE AS AT 31/12/2025

1 Major Shareholders (holding 154.092.963 2716 2 1 1
5% or more of total shares)

Domestic 154.092963 2716 2 1 1
Foreign 0 0 0 0 0

2 Other Shareholders 413.323.112 72,84 50.878 50.801 77
Domestic 391479631 68,45 62937 62.892 45
Foreign 21.843.481 4,39 173 135 38
TOTAL 567.416.075 100 63.112 63.028 84

Of which: Domestic 545.572.594 96,15 62939 62.893 46
Foreign 21.843.481 3,85 173 135 38

LIST OF MAJOR SHAREHOLDERS AS AT 31/12/2025

1 Doan Van Binh 035071001342 5th Floor, CEO Tower, Pham  107.236.713 189%

Hung, Tu Liem, Hanoi

2 Truong Thuan ONO4L4L3LLS5 9th Floor, CEO Tower, HH2-1, 46.856.250 8,26%
Trading and Me Tri Ha New Urban Areq,
Investment Joint Pham Hung Street, Tu Liem
Stock Company Ward, Hanoi City, Vietnam
TOTAL 154.092.963 27,16%

1.3. CHANGES IN OWNERS' EQUITY INVESTMENT

As at 31 December 2025, the charter capital of CEO Group was VND 5,674,160,750,000.

CAPITAL INCREASE HISTORY FROM 2015 TO PRESENT (VND MILLION)

6000000 5141.788 5.404.064 5.674.160
5.000.000
4.000.000
3.000.000
2.000.000 15427040 2573400
1.029.360
1.000.000 686240 I I I
—
2015 2016 2017 2019 2023 2024 2025
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1.4. DIVIDEND PAYMENT HISTORY FOR THE PERIOD 2013-2024

2013 6% Cash
2014 8% Cash
2015 9% Cash
2016 10% Cash
2017 10% Cash
2018 10% Cash
2023 5% Share Dividend
2024 5% Share Dividend

|O 2. REPORT AND ASSESSMENT
OF THE BOARD OF DIRECTORS'
ACTIVITIES IN 2025

2.1. COMPOSITION OF THE BOARD OF DIRECTORS

1.5. SHARE TRANSACTIONS OF INSIDERS
AND RELATED PERSONS OF INSIDERS IN 2025

1 Ta Van To Deputy General Director 135486 0,025% 86.760 0,01%

2 Tran Thi Thuy Linh ~ Head of the Supervisory 267009 0,05% 0 0%
Board

3 Thai Thi Tuoi Chief Accountant 157550 0,029% 0 0%

Treasury Shares: None

1 Mr. Doan Van Binh Chairman of the Board of Directors  107.236.713 189%

2 Mr. Doan Van Minh Member of the Board of Directors 157557 0,028%
3 Mr.Doan Duc Anh Member of the Board of Directors O 0%

4 Mr. Tran Trung Ket Member of the Board of Directors 182.382 0,032%
5 Mr. Nguyen Van Dong  Independent Member of the o) 0%

Board of Directors

2.2. MEETINGS OF THE BOARD OF DIRECTORS IN 2025

1 Mr. Doan Van Binh Chairman of the Board of Directors 28 100%
2 Mr. Doan Van Minh Member of the Board of Directors 28 100%
3 Ms. Vu Thi Lan Anh Member of the Board of Directors 10 100%
4 Mr.Doan Duc Anh Member of the Board of Directors 18 100%
S Mr Tran Trung Ket Member of the Board of Directors 28 100%
6 Mr.NguyenVan Dong  Independent Member of the Board 28 100%

1.6 SHAREHOLDER AND INVESTOR RELATIONS ACTIVITIES IN 2025

CEO Group ensures accuracy, transparency, and consistency in providing information and responding

to inquiries from shareholders, investors, analysts, and related stakeholders through its official website

at www.ceogroup.comyvn, thereby ensuring equal treatment for all shareholders.

Investor materials, newsletters, and financial information of CEO Group are updated simultaneously

and are available for viewing and download in the Shareholder Relations section of the website.

The Secretariat & Investor Relations Department maintains regular engagement with shareholders,

investors, and analysts.

The Secretariat & Investor Relations Department of CEO Group will continue to strengthen and

enhance its activities in the future. We are committed to responding promptly to inquiries from investors

and analysts. For further information, please contact us via email at: banthuky@ceogroup.comyvn
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of Directors

2.3. RESOLUTIONS/DECISIONS OF THE BOARD OF DIRECTORS

1 01/2025/NQ/CEO-HPQT  09/01/2025

Approved the execution of transaction contracts between
CEO Group and related parties in 2025.

2 02/2025/NQ/CEO-HPQT 09/01/2025

Approved the adjustment of the Chief Executive Officer's salary.

3 03/2025/NQ/CEO-HPQT 18/02/2025

Approved the convening of the 2025 Annual General Meeting
of Shareholders.

4 04/2025/NQ/CEO-HDQT 03/03/2025

Approved the dismissal and appointment of the Chairman of
C.E.O Design Consultancy Company Limited (One Member LLC).

5 05/2025/NQ/CEO-HPQT 03/03/2025

Approved the dismissal and appointment of Members of the
Members' Council of C.E.O Hospitality Company Limited.

6 06/2025/NQ/CEO-HBQT 24/03/2025

Approved the dismissal and appointment of the Chief
Accountant and the Director of the Accounting Division of
CEO Group.
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07/2025/NQ/CEO-HPQT

24/03/2025

Approved the dismissal and appointment of the Deputy Chief
Executive Officer and the Director of the Finance Division of
CEO Group.

08/2025/NQ/CEO-HPQT

27/03/2025

Approved the termination of operations of the Company's
branch in Phu Quoc.

09/2025/NQ/CEO-HPQT

08/04/2025

Approved the list of nominees for the election to replace a
member of the Board of Directors for the 2022-2027 term.

10

10/2025/NQ/CEO-HPQT

09/04/2025

Approved the organization of the second 2025 Annual General
Meeting of Shareholders.

T

11/2025/NQ/CEO-HDQT

21/05/2025

Approved the appointment of the person in charge of
corporate governance.

12

11/2025/NQ/CEO-HPQT

03/06/2025

Approved the policy on adjusting the plan for the use of
proceeds from the 2022 share issuance for charter capital
increase.

13

12/2025/NQ/CEO-HDBQT

22/05/2025

Approved the establishment of a subsidiary (C.E.O Industrial
Park Development Joint Stock Company).

14

13/2025/NQ/CEO-HPQT

16/06/2025

Approved the implementation of the share issuance plan for
dividend payment in 2024.

15

14/2025/NQ/CEO-HDQT

23/06/2025

Approved the selection of the auditing firm for 2025.

16

15/2025/NQ/CEO-HPQT

02/07/2025

Approved the record date for determining shareholders eligible
to receive dividends in shares.

17

15A/2025/NQ/CEO-HPQT 21/07/2025

Approved the change of the seal specimen of C.E.O Design
Consultancy Company Limited (One Member LLC) due to
administrative boundary adjustments.

18

16/2025/NQ/CEO-HPQT

05/08/2025

Approved the change of the Company's seal specimen due to
administrative boundary adjustments.

1

O

17/2025/NQ/CEO-HBQT

14/08/2025

Approved the results of the share issuance for dividend
payment in 2024,

20 18/2025/NQ/CEO-HPQT

02/10/2025

Approved the adjustment of certain contents related to the
implementation of the Sonasea Residences High-end Villa
Project

21

19/2025/NQ/CEO-HEQT

23/10/2025

Approved the borrowing policy for the Medical Center,
Commercial, Service and Office Project at land lot CC-4, New
Urban Area within land lots N1+N3, Quoc Oai Urban Area.

22 20/2025/NQ/CEO-HDQT

23/10/2025

Approved the borrowing policy for the CEO Me Linh New Urban
Area Project of C.E.O International Company Limited.

23 20A/2025/NQ/CEO-HPQT

10/11/2025

Approved the dismissal and appointment of members of the
Members' Council of C.E.O International Company Limited.

24 21/2025/NQ/CEO-HPQT

27/M/2025

Approved the dismissal and appointment of the legal
representative and the change of business lines of CE.O
Design Consultancy Company Limited (One Member LLC).

25 22/2025/NQ/CEO-HDPQT

01/12/2025

Approved the provision of guarantees for the implementation
of the Infrastructure Development Investment Project of Tien
Lang Airport Industrial Park — Sulbzone B, Chan Hung Commune,
Hai Phong City.

26 23/2025/NQ/CEO-HDQT

8/12/2025

Approved the use of the Development Investment Fund to
offset research and development costs of projects.

27 24/2025/NQ/CEO-HPQT

22/12/2025

Approved the provision of guarantees for the implementation
of the Sonasea Premier Nha Trang Project.

28 25/2025/NQ/CEO-HPQT
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25/12/2025

Approved the commitment to use equity capital to participate
in the bidding dossier for the Cam Lam Mixed-use Urban Area
Project in Cam Lam Commune, Khanh Hoa Province.

2.4. THE BOARD OF DIRECTORS' EVALUATION OF THE COMPANY'S
OVERALL OPERATIONS

In 2025, the Board of Directors (the "BOD") assessed that CEO Group made significant efforts in organizing
and implementing its business activities, while also effectively carrying out internal governance.

GENERAL
ACTIVITIES

SUPERVISORY

ACTIVITIES

In 2025, the BOD convened regular and ad hoc meetings in accordance with
regulations, and issued Resolutions and Decisions concerning various key policies
related to CEO Group's operations and development orientation. Key highlights
include:

Completed the procedures for the share issuance to pay dividends for 2024
in accordance with the Resolution of the 2025 Annual General Meeting of
Shareholders. Following the issuance, the total number of listed shares of CEO
Group reached 567416,075 shares, corresponding to a charter capital of VND
5,674,160,750,000.

Appointed managerial positions within its authority, and reviewed and adjusted
the organizational structure to ensure alignment with actual conditions and
operational efficiency;

Adjusted the purpose of use of proceeds from the 2022 share issuance in line with
actual needs and the implementation status of the Company's business activities,
ensuring effective capital utilization and compliance with applicable laws.

Thoéng qua viée vay vén phuc vu trién khai cdc du dn, nhdm ddm bdo ngudn luc
tai chinh var ddp ung kip thai nhu céu trién khai;

Decided on other matters within the authority of the BOD in accordance with
applicable regulations;

The Resolutions and Decisions issued by the BOD were in compliance with CEO
Group's Charter, the Law on Enterprises, and the Law on Securities. A detailed
list of such Resolutions and Decisions has been disclosed in the 2025 Corporate
Governance Report.

Transactions between CEO Group and related parties were conducted in
accordance with applicable laws, CEO Group's Charter, and the Internal
Regulations on Corporate Governance, and were duly disclosed in the 2025
Corporate Governance Report.

In compliance with the provisions of the Charter, CEO Group's internal management
regulations, and applicable laws, the Board of Directors (the “BOD") has implemented
supervisory activities over management, administration, and business operations as
follows:

Presided over and directed the successful organization of the 2025 Annual
General Meeting of Shareholders in accordance with prescribed procedures and
regulations;

Directed, urged, and supervised the implementation of CEO Group's projects,
ensuring adherence to approved schedules and orientations;

Supervised the preparation, mobilization, and utilization of capital sources for
CEO Group's production and business activities, ensuring proper use, safety, and
efficiency;

ANNUAL REPORT 2025 183



RESULTS

Directed the strict compliance with the preparation and disclosure of quarterly
financial statements, reviewed semi-annual financial stotements, and audited
annual financial statements for 2025 in accordance with regulations;

Supervised the implementation of Resolutions issued by the BOD and the General
Meeting of Shareholders; concurrently inspected and supervised the executive
management activities of the Board of Management during the course of business
operations;

Supervised and directed information disclosure activities, ensuring transparency,
completeness, and timeliness in compliance with legal requirements;

Inspected and supervised the implementation of internal regulations, policies, and
procedures of CEO Group and its member units.and efficient operations.

Results:

The Board of Management, under the direction and supervision of the BOD, has strictly
implemented the Resolutions and Decisions of the BOD, complied with applicable laws
and the Company’'s Charter, and adhered to the internal management regulations
issued by the BOD, thereby contributing to ensuring CEO Group's stable, transparent,
and efficient operations.

In 2025, the global economy continued its recovery trend; however, growth remained
slow and uneven across regions. Geopolitical conflicts became increasingly complex,
and the rise of trade protectionism continued to exert pressure on global supply
chains, capital flows, and trade. These factors created a business environment with
heightened risks and unpredictable fluctuations.

In Viet Nam, the economy in 2025 maintained a positive recovery momentum,
supported by improved exports, accelerated public investment, and stable foreign
direct investment (FDI) inflows. Inflation was kept under control, and interest rates
showed a downward trend, thereby supporting production and business activities.
Nevertheless, the economy continued to be affected by weakening external
demand and exchange rate pressuresWith respect to the real estate market, the
legal framework has been increasingly improved; supply has increased but structural
imbalance between supply and demand remains prevalent (Segments A and
B are abundant, while Segment C affordable housing has nearly disappeared).
Labor shortages and rising labor costs, shortages of leveling materials, and sharp
increases in the costs of materials and equipment have posed significant challenges.
In addition, human resources in the tourism and hospitality sectors have become
increasingly competitive, leading to higher costs. Toward the end of 2025, credit for
the real estate sector showed signs of tightening, with some banks restricting lending
or increasing lending interest rates.

In the context of the global and Viethamese economies in general, and the real
estate market in particular, continuing to face numerous difficulties and challenges,
the Board of Directors, the Board of Management and all employees of CEO Group
have made concerted efforts and have, in general, fulfilled the production and
business plan approved by the General Meeting of Shareholders, with the following
results:

- Total consolidated revenue in 2025: VND 1,432 billion;
- Consolidated profit after tax in 2025: VND 206 billion.
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2.5 THE BOARD OF DIRECTORS' ASSESSMENT OF THE EXECU-
TIVE MANAGEMENT'S PERFORMANCE

In 2025, the Board of Directors (the "BOD") regularly monitored and supervised the activities of the
Executive Management and other managers in their operational and administrative functions, specifically
as follows:

The BOD supervised P Organized both regular Conducted regular
and directed the and ad hoc BOD meetings inspections to ensure
implementation of the 2025 : to review reports from the compliance with the Law on
business and production Executive Management on Enterprises, the Company'’s
plan targets approved by i i the Company's operational : Charter, internal regulations,
the General Meeting of performance: and applicable laws;

Shareholders (the "GMS"):

The Executive Management carried out its duties in accordance with the directions and resolutions

issued by the BOD, in compliance with the Company's regulations and applicable laws.
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|03 REPORT AND EVALUATION OF

THE SUPERVISORY BOARD'S
ACTIVITIES IN 2025

3.1. STRUCTURE OF THE SUPERVISORY BOARD

1 Ms. Tran Thi Thuy Linh Head of the Supervisory Board 0 0%
2 Mr. Bui Duc Thuyen Member of the Supervisory Board 163.100 0,029%
3 Ms. Nguyen Thu Phuong Member of the Supervisory Board 0 0%

3.2. EVALUATION OF THE SUPERVISORY BOARD'S ACTIVITIES
IN 2025

NUMBER OF MEETINGS OF THE SUPERVISORY BOARD

1 Ms. Tran Thi Thuy Linh Head of the Supervisory Board 2/2 100%
2 Mr. Bui Duc Thuyen Member of the Supervisory Board 2/2 100%
3 Ms. Nguyen Thu Phuong Member of the Supervisory Board 2/2 100%

EVALUATION OF THE SUPERVISORY BOARD'S ACTIVITIES

In 2025, the Supervisory Board of CEO Group diligently carried out and effectively implemented the
supervision of business operations, financial and accounting activities, ensuring the legality of the
activities of members of the Board of Directors, the Board of Management, and other managerial
personnel of the Company, as well as the coordination among the Supervisory Board, the Board of
Directors, the Chief Executive Officer, and shareholders, and performed other duties in accordance
with applicable laws and the Company's Charter, with a view to protecting the legitimate interests of
the Company and its shareholders;

With a spirit of responsibility, cooperation, and constructive engagement in fulfilling the duties
assigned by shareholders, the Supervisory Board consistently coordinated, exchanged views, and
provided candid and objective opinions to the Board of Directors and the Board of Management in
the development of internal regulations, Resolutions, and Decisions.

Closely supervised the implementation of matters approved under the Resolution of the 2025 Annual
General Meeting of Shareholders;

Supervised and ensured the implementation of Resolutions and Decisions of the Board of Directors
and the Board of Management;

Proactively developed supervision plans and implemented them in accordance with applicable laws
and the Company's Charter;
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Actively coordinated with the Board of Directors, the Board of Management, and relevant
departments/divisions in the performance of duties;

Attended all meetings of the Board of Directors and provided comments and recommendations in
supervising the Company's organizational and business management activities during such meetings;

Reviewed and assessed the completeness, legality, and accuracy of the Company's quarterly, semi-
annual, and annual financial statements;

Examined the transparency of information disclosure in compliance with applicable laws;

Supervised the implementation of the Company's issued internal regulations, policies, and procedures.

COORDINATION BETWEEN THE SUPERVISORY BOARD AND THE BOARD OF DIRECTORS, THE EXECUTIVE
BOARD, AND OTHER MANAGEMENT PERSONNEL

In 2025, the Supervisory Board effectively coordinated with the Board of Directors and the Executive
Board in performing its functions and duties in accordance with applicable laws and the Company's
Charter, as follows:

The Supervisory Board coordinated with the Board of Directors and the Executive Board to implement
the Company's production and business plan approved by the General Meeting of Shareholders;

Attended all meetings of the Board of Directors. During such meetings, the Supervisory Board
participated in discussions, provided comments on agenda items, and made recommendations
to the Board of Directors and the Board of Management regarding governance and operational
matters;

The Chief Executive Officer and memlbers of the Executive Board provided complete information and
reports as requested, enabling the Supervisory Board to perform its duties effectively.

3.3. PLAN AND ORIENTATION OF THE SUPERVISORY
BOARD IN 2026

In 2026, the Supervisory Board will focus on the following key tasks:

In 2026, supervise the implementation of the Resolution of the 2026 Annual General Meeting of
Shareholders, as well as the Resolutions and Decisions of the Board of Directors and the Board of
Management.

Supervise the management and executive activities of the Board of Directors and the Board of
Management to ensure compliance with applicable laws, the Company's Charter, and internal
regulations;

Review and appraise periodic financial statements and business performance reports of the Company;
assess their accuracy, reasonableness, and compliance with prevailing regulations;

Examine and oversee the implementation of the 2026 business plan approved by the 2026 Annual
General Meeting of Shareholders.

Participate in meetings of the Board of Directors and other relevant meetings of the Company;
proactively propose the review, amendment, supplementation, and improvement of the Company's
internal governance framework to ensure alignment with development orientation, the Company's
Charter, and applicable laws;

Strengthen coordination with the Board of Directors and the Board of Management in management
and operational activities; supervise the implementation of Resolutions and Decisions of the General
Meeting of Shareholders to ensure the legitimate rights and interests of the Company and its
shareholders.
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| TRANSACTIONS, REMUNERATION AND
BENEFITS OF THE BOARD OF DIRECTORS

AND THE SUPERVISORY BOARD

4.1. REMUNERATION OF THE BOARD OF DIRECTORS AND THE
SUPERVISORY BOARD

CEO Group has paid remuneration to the Board of Directors, the Board of Management, and the
Supervisory Board in accordance with the Resolution and the business plan approved by the 2025 Annuall
General Meeting of Shareholders. The actual payments of salaries, bonuses, and remuneration to the
Board of Directors and the Supervisory Board in 2025 are as follows:

1 Board of Directors

1 Chairman of the Board of Directors 1 10.000.000 12 120.000.000

2 Member of the Board of Directors 4 7000.000 12 336.000.000
Total 456.000.000

I Supervisory Board

1 Head of the Supervisory Board 1 4.000.000 12 48.000.000

2 Member of the Supervisory Board 2 3.000.000 12 72.000.000
Total 120.000.000
Grand Total (I+11) 576.000.000

88| ANNUAL REPORT 2025

4.2. TRANSACTIONS AND CONTRACTS BETWEEN THE
COMPANY AND RELATED PARTIES

Van Don Tourism Related Business Bai Tu Long In 2025 01/2025/NQ/ Contract for supply
Investment and party of Registration | Ecotourism Areaq, CEO-HDQT of steel
Development internal No.: Van Don, Quang
Joint Stock persen 5701879860; | Ninh Province, Contract for supply
Company First Vietnam of food items for
registration hotel operations
dated:
05/07/2017: Contract for _
Sth consultancy services
on construction cost
amendment ) )
dated: estlmotlon for SRO6A
20/08/2024; ser'vpeol opgrtment
lssued by: building project
Department Contract for supply
of Planning of consumables,
and materials,
Investment equipment and
of Quang machinery for hotel
Ninn operations
Province
Contract for supply
of equipment
Contract for supply
CEO Related Business 12th Floor, CEO | In 2025 01/2025/NQ/ | equipment
Construction Joint | party of Registration | Tower, HH2-1, CEO-HDBQT
Stock Company nternc No.: Me Tri Ha New Contract for supply
persen 0102389667, | 509N e and installation of
) " | Pham Hung
First Street, Tu Liem temporary gates
registration | \vqrd. Hanoi and fences for the
dated: 12-storey building
11/10/2007; of Quoc Qai Urban
14th Area Project
amendment
dated: Contract for pile
13/09/2024; driving works for the
Issued by: 12-storey building
Department of Quoc Oai Urban
of Planning Area Project
and
Investment EPC/General
of Hanoi contractor for
construction of the
12-storey building
of Quoc Oai Urban
Area Project
Office lease
agreement
C.E.O Design Related Business 3rd Floor, CEO In 2025 01/2025/NQ/ | Consultancy
Consultancy party of Registration | Tower, HH2-1, CEO-HDBQT contract for
Company Limited internal No.: Me Tri Ha New preparation of
(One Member LLC) | PN 0108267344; | Urban Area, planning tasks
First Pham Hung and dossier for
) . Street, Tu Liem :
registration Ward. Hanoi adjustment of the
dated: Vietno’m ' 1/500 detailed
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10/05/2018:
6th
amendment
dated:
04/12/2025;
Issued by:
Department
of Finance of
Hanoi

construction
planning (62-ha
project in Phu Quoc)

Office lease
agreement

C.E.O International
Company Limited

Related
party of
internal
person

Business
Registration
No.:
0102173374;
First
reqistration
dated:
18/01/2007;
1th
amendment
dated:
01/12/2023;
Issued by:
Department
of Planning
and
Investment
of Hanoi

5th Floor, CEO
Tower, HH2-T,
Me Tri Hao New
Urban Areq,
Pham Hung
Street, Tu Liem
Ward, Hanoi,
Vietnam

In 2025

01/2025/NQ/
CEO-HDQT

Office lease
agreement

C.E.O Hospitality
Company Limited

Related
party of
internal
person

Business
Registration
No.:
1702070874;
First
registration
dated:
26/1/2016;
6th
amendment
dated:
06/07/2023;
Issued by:
Department
of Planning
and
Investment
of Kien
Giang
Province

Sonasea Villas
and Resort
Complex,

Phu Quoc, An
Giang Province,
Vietnam

In 2025

01/2025/NQ/
CEO-HDPQT

Contract for
operation
management
services for Quoc
Oai Urban Area
Project

Contract for
operation
management
services for CEO
Tower

Office lease
agreement

Phu Quoc
Investment and
Development Joint
Stock Company

Related
party of
internal
person

Business
Registration
No.:
1700446176;
First
reqistration
dated:
11/12/2003;
16th
amendment
dated:
17/07/2025;
Issued by:
Department
of Finance
of An Giang
Province

Sonasea Villas
and Resort
Complex,

Phu Quoc, An
Giang Province,
Vietnam

In 2025

01/2025/NQ/
CEO-HDQT

Internall
consultancy
contract

Loan agreement
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Nha Trang
Investment and
Development Joint
Stock Company

Related
party of
internal
person

Business
Registration
No.:
4201743588;
First
registration
dated:
29/05/2017;
6th
amendment
dated:
16/07/2025,;
Issued by:
Department
of Finance of
Khanh Hoa
Province

Lot D12b — Area
4, North Cam
Ranh Peninsula
Tourism Areq,
Cam Lam,
Khanh Hoa
Province,
Vietnam

In 2025

01/2025/NQ/
CEO-HDQT

Contract for supply
of steel

ENHANCEMENT OF CORPORATE
GOVERNANCE

to listed public joint stock companies.

Since its participation in the stock market, CEO Group has consistently complied with all applicable legal

regulations on corporate governance in general, as well as specific governance requirements applicable
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REPORT




|O SUSTAINABILITY KEY HIGHLIGHTS

VISION SUSTAINABLE BUSINESS GROWTH

CEO Group identifies sustainable development as the foundation for long-term growth. An effective

enterprise not only creates economic value but also makes positive contributions to society and its Total revenue

stakeholders. VN D 1 ,432 ,311

With the goal of becoming one of Vietnam's leading multi-sector private conglomerates, while playing an

million
active role in community development, CEO Group establishes and implements sustainable development
principles within its corporate culture, governance, and operational activities.
Profit before tax Profit after tax
FOR SOCIETY VND 227995 VND 205.962
: million million

e Strive to achieve outstanding accomplishments, contributing to socio-economic
development and enhancing Vietnam's image in the international arena.

o Actively participate in social and charitable activities, supporting communities
and disadvantaged groups.

HUMAN RESOURCE DEVELOPMENT

e Promote positive lifestyles and mindsets, contributing to the building of a civilized

and sustainably developing society: With the objective of enhancing the capabilities of CEO Group's workforce in the new development

phase, various training and knowledge-sharing programs for executives, managers, and employees were

actively implemented during the year, contributing positively to fostering a learning culture within CEO

Group.
FOR EMPLOYEES
e Respect people and act for the benefit of people. Employees are the most :
valuable asset and an invaluable resource for the organization's development. : 8] %
e Build afriendly working environment with opportunities for career advancement, : 2 380
teamwork, fairness, transparency, and encouragement of innovation and : ° 2-380

creativity, thereby enhancing labor productivity.. HOURS SESSIONS
e TOTAL TRAINING HOURS TOTAL NUMBER OF TRAINING
'- IN 2025 SESSIONS

FOR CUSTOMERS

o Customers are at the center of all stages of product and service development,

business, and operations. The Company is committed to caring for and respecting

i
17.639

customers, prioritizing their needs and experiences in all aspects of its activities.
All customer feedback must be listened to and addressed promptly, reasonably,
and appropriately.

B
10,8

ATTENDANCES HOURS
TOTAL NUMBER OF TRAINING AVERAGE TRAINING HOURS PER
FOR SHAREHOLDERS AND PARTNERS PARTICIPANTS EMPLOYEE OF THE PARENT COMPANY

e Respect and promote the spirit of cooperation for mutual development;

e  Commit to building and maintaining sustainable partnerships.

941 ANNUAL REPORT 2025 ANNUAL REPORT 2025 195



REPORT AND EVALUATION OF THE
BOARD OF MANAGEMENT ON
SUSTAINABLE GROWTH OBJECTIVES
OPTIMIZING ECONOMIC EFFICIENCY
FOR SUSTAINABLE GROWTH

OPTIMIZING ECONOMIC EFFICIENCY FOR SUSTAINABLE GROWTH

e In 2025, CEO Group continued to implement specific programs and actions to realize its sustainable

development strategy. Key highlights include.

OPTIMIZE ECONOMIC EFFICIENCY TO ACHIEVE EFFECTIVE
AND SUSTAINABLE GROWTH

e CEO Group focused on increasing stable revenue and profit sources by flexibly adjusting its revenue
structure, increasing the proportion of recurring income, and diversifying products and services across

its business segments.

e The capital structure was managed in a reasonable and efficient manner, optimizing capital utilization
through cash flows from operating activities, combined with appropriate capital mobilization from the

market.

COMPLIANCE WITH ENVIRONMENTAL PROTECTION STANDARDS
IN PROJECT DEVELOPMENT

e Supplier management: CEO Group cooperated with numerous domestic and international suppliers.
The selection of partners was conducted through a rigorous evaluation process to ensure compliance
with legal regulations, quality standards, and criteria related to environmental protection, labor, and

sustainable development.

e Project selection and implementation: Sustainability factors were considered from the initial stages of
research and investment evaluation. During project implementation, CEO Group emphasized energy-

efficient design solutions, increased green spaces, and harmony with the natural landscape.

INTEGRATION OF ENVIRONMENTAL - SOCIAL - GOVERNANCE (ESG) FACTORS

e Resource management and emission reduction: CEO Group prioritized efficient use of energy and
resources, implementing measures to control electricity and water consumption and to reduce waste

generation across its system.

e Energy efficiency in operations: At hotels and resorts, CEO Group applied technical solutions to optimize

energy costs and utilized electric vehicles within project premises to reduce environmental emissions.
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e Development of green products: CEO Group's real estate projects were planned with appropriate
construction density, increased green areas and water surfaces, aiming to create environmentally
friendly living spaces. In the hospitality sector, environmentally friendly products and materials have

been increasingly adopted to replace single-use plastics.

RESPONSIBILITIES TOWARD STAKEHOLDERS

e CEO Group maintained principles of transparency, fairness, and harmonization of interests among

shareholders, partners, and customers

e Focused onimproving the quality of products and services, regularly conducting surveys and collecting

customer feedback to enhance service quality.

e Actively participated in social welfare activities and supported local communities where CEO Group

operates;

e Strengthened cooperation with universities in training, research, recruitment, and internship support,

thereby contributing to the development of high-quality human resources.
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EVALUATION OF EMPLOYEE-RELATED ACTIVITIES

Recognizing that people are the decisive factor for business success as well as a core element of CEO
Group's human-centered philosophy, policies related to employees have been continuously improved,
supplemented, and implemented to create an optimal working environment, ensuring opportunities
for development, career advancement, and income commensurate with individual capability and

performance.

CEO Group consistently upholds the view that people are the key determinant of business success and a
fundamental value of its humane operating philosophy, thereby striving to build a happy workforce and a

sustainable human resource foundation.

NUMBER OF EMPLOYEES OF THE GROUP FOR THE PERIOD 2021-2025

2500

2000

0 2 29,
1500 08 55 1304 135, 1293
1000
500
0
2021 2022 2023 2024 2025

With respect to workforce structure by gender, age, and qualifications, the breakdown is as follows:

¢ Male employees account for 48% and female employees account for 52% of CEO Group's total

workforce

e Theworkforceis predominantly within the age range of 18 to 45, accounting for 84%, of which employees
aged from 31to 45 account for 42%. This indicates that CEO Group's workforce is experienced, dynamic,

and possesses a strong sense of initiative, accountability, and willingness to take responsibility.

e The majority of CEO Group's employees are well-trained and possess qualifications that meet job

requirements, with employees holding university and postgraduate degrees accounting for 35%.

CEO Group consistently ensures that employees are entitled to all benefits in accordance with applicable
laws, including participation in social insurance (S), health insurance (Hl), and unemployment insurance
(Ul): as well as entitlements related to leave, public holidays, maternity leave, overtime, and other rights in

compliance with labor laws and CEO Group's regulations..

In addition, CEO Group implements various programs to enhance both the material and spiritual well-
being of employees, such as health insurance, annual health check-ups, cultural and sports activities, and

internal engagement programs.

EMPLOYEE TRAINING

e The leadership of CEO Group consistently places strong emphasis on building a learning and
development culture to proactively and sustainably enhance the capabilities of its workforce. Training
programs are designed in alignment with CEO Group's development objectives and the practical

requirements of each job position.
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e In 2025, CEO Group implemented various training programs with diverse formats and content,

contributing to the enhancement of employee competencies.

Key training programs include:

¢ Onboarding and corporate culture training: Orientation programs for new employees and initiatives to

disseminate and reinforce the corporate culture across the entire system.

e Skills and technology training: Enhancement of working skills and technology application through
online training programs (E-learning), including guidance on the use of internal management software

such as Nbox and other work-support tools.

e Professional and technical training and policy updates: Focused on areas such as project
management, finance and accounting, real estate business, legal, taxation, contract management,
occupational safety management, market research, and updates on new legal regulations related to

land, enterprises, construction, and real estate.

e Specialized workshops and seminars: Including seminars on corporate governance, introduction of
new products and projects, green finance trends, as well as in-depth training programs with the

participation of experts and reputable consulting organizations.

Through these training and knowledge-sharing programs, CEO Group continues to foster a learning
culture throughout the organization, thereby enhancing workforce capabilities, improving operational
efficiency, and building a high-quality human resource base to support CEO Group's sustainable

development objectives.
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BOARD OF GENERAL DIRECTORS’ REPORT
enclosed with Separate Financial Statemens
for the fiscal year ended December 31, 2023

C.E.O0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

BOARD OF GENERAL DIRECTORS’ REPORT
We, members of Board of General Directors of C.E.O Group Joint Stock Company (hereinafter referred to as “the

Company”) present this Report together with the Company’s audited Separate Financial Statements for the fiscal
year ended December 31, 2025.

Board of Management and Board of General Directors

Members of Board of Management and Board of General Directors who held the Company during the year ended
December 31, 2025 and to the date of this report, are as follows:

Board of Management

Mr. Doan Van Binh Chairman

Mr. Doan Van Minh Member

Mr. Tran Trung Ket Member

Mr. Nguyen Van Dong Independent Member

Ms. Vu Thi Lan Anh
Mr. Doan Duc Anh

Member (Appointed from 08/5/2025)
Member (Dismissed from 08/5/2025)
Board of General Directors

Mr, Cao Van Kien General Director

Mr. Ta Van To Deputy General Director
Mr. Tran Dao Duc Deputy General Director
Ms. Do Phuong Anh Deputy General Director
Ms. Do Thi Thom Deputy General Director (Appointed from 01/4/2025)

Ms. Vu Thi Lan Anh Deputy General Director (Dismissed from 01/4/2025)

Respective responsibilities of Board of General Directors

The Board of General Directors of the Company is responsible for preparing Separate Financial Statements which

give a true and fair view of the separate financial position, and of the separate results of its operations and its

separate cash flows of the Company in the year, in accordance with Vietnamese Accounting Standards,

Vietnamese Accounting regime for enterprises and legal regulations relating to financing reporting. In preparing

of these Separate Financial Statements, Board of General Directors is required to:

- Select suitable accounting policies and then consistently apply them;

- Make judgments and estimates that are reasonable and prudent;

- State whether appropriate accounting standards are respected or any application of material misstatements that
needs to be disclosed and justified in Separate Financial Statements;

- Prepare the Separate Financial Statements on the going concern basis unless it is inappropriate to presume that
the Company will continue in business; and

LY
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BOARD OF GENERAL DIRECTORS’ REPORT
enclosed with Separate Financial Statements
for the fiscal year ended December 31, 2023

C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanei, Vietnam

BOARD OF GENERAL DIRECTORS’ REPORT
(continued)

- Design and implement an effective internal control system for the purpose of properly preparing and presenting
the Separate Financial Statements so as to minimize risks and frauds.

The Board of General Directors is responsible for ensuring that proper accounting records are kept, which
disclose, with reasonable accuracy at any time, the financial position of the Company and that the Separate
Financial Statements comply with Vietnamese Accounting Standards, Vietnamese Accounting regime for
enterprises and legal regulations relating to the preparation and presentation of the Separate Financial Statements.
Board of General Directors is also responsible for safeguarding the assets of the Company and hence for taking
reasonable steps for the prevention and detection of frauds and other irregularities.

The Board of General Directors confirms that the Company has complied with the above requirements in
preparing these Separate Financial Statements.

For and on behalf of Board of General Directors,
P JOINT STOCK COMPANY bﬂ/

7

Cao Van Kien
General Director
Hanoi, March 02, 2026
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Wz \/JET NAM AUDITING AND EVALUATION COMPANY LIMITED

INDEPENDENT MEMBER OF LEA GLOBAL

Since 2001 Specialized in Auditing, Evaluation, Consultancy on Finance, Accounting and Tax

No. . 505. (/4 -26/BC-TC/VAE
Hanaoi, March 05, 2026

INDEPENDENT AUDITORS’ REPORT

To: Shareholders
Board of Management and Board of General Directors
C.E.O Group Joint Stock Company

We have audited the accompanying Separate Financial Statements of C.E.O Group Joint Stock Company
(hereinafter referred to as “the Company™), prepared on March 02, 2026, from page 06 to page 45, which
comprise: The Separate Balance Sheet as at 31/12/2025, The Separate Income Statement, Separate Cash
Flow Statement for the fiscal year then ended and Notes to the Separate Financial Statements.

Board of General Directors’s responsibility

Board of General Directors of the Company is responsible for the preparation and fair presentation of
these Separate Financial Statements of Company in accordance with Vietnamese Accounting Standards,
Vietnamese Accounting regime for enterprises and legal regulations relating to the preparation and
presentation of the Separate Financial Statements and for such internal control as Board of General
Directors determines is necessary to enable the presentation of Separate Financial Statements that are free
from material misstatements whether due to fraud or error.

Auditors’ responsibility

Qur responsibility is to express an opinion on the 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, plan and perform the audit to obtain reasonable assurance about
whether the Separate Financial Statements of the Company are free from material misstatements.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosure in the
Separate Financial Statements. The procedures are selected depending on the auditor’s judgement,
including the assessment on risk of material misstatements of the Separate Financial Statements, whether
due to fraud or error. In making those risk assessments, the auditor considers internal control relevant to
the Corporation’s preparation and fair presentation of the Separate Financial Statements in order to design
audit procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of entity’s internal control. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of accounting estimates made by
Board of General Directors as well as evaluating the overall presentation of the Separate Financial
Statements.

We believe that the audit evidences we have obtained are sufficient and appropriate to provide a basis for
our audit opinion.

ﬁ.ﬁd Office: 11* Floor Song Da Building - 165 Cau Glay - Cau Giay Ward - Hanol City - Tel; (+84) 24 6267 0491/0492 - Website: www.vag.com.vn

Hanol Office: Mo. 121, 83 Streel Ho Chi Minh City Office: No. 88 Nguyen Huy Tuong
Bach Mai Ward, Hanoi City 4 Gia Dinh Ward, Ho Chi Minh City
Tel: (+84) 901 711 999 Tel: (+84) 903 353 579
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INDEPENDENT AUDITORS® REPORT
feontinued)

Opinion

In our opinion, the Separate Financial Statements, in all material respects, give a true and fair view of the
separate financial position of the Company as at December 31, 2025, and of the results of its separate
operations and its separate cash flows for the fiscal year then ended in accordance with Vietnamese
Accounting Standards, Vietnamese Accounting regime for enterprises and legal regulations relating to the
preparation and presentation of the Separate Financial Statements.

Pham Thanh Nga
Deputy General Director —Audit Director Auditor

Dang Thi Thu Hang

Audit Practising Registration Certificate
No. 3744-2026-034-1

Audit Practising Registration Certificate

Na. 1930-2026-034-1

For and on behalf of

VIETNAM AUDITING AND EVALUATION CO., LTD
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SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

Form B 01 - DN
SEPARATE BALANCE SHEET Form B 01 - DN
As at December 31, 2025 SEPARATE BALANCE SHEET
Unit: VND As at D;cer::;!:er ;}I, 2025
ASSETS Codes Notes 31/12/2025 01/01/2025 LRSS i VD
A CURRENT ASSETS 100 2,304,169,368,142 2,828,629,062,645
I Cash and cash equivalents 110 V.L 136,118,412,023 593,845,502,045 RESOURCES Codes Notes 31/12/2025 01/01/2025
1 Cash . 111 5,184,097,868 32,918,019,035 C LIABILITIES 5 TN TTETA) T
7 Cash equivalents 112 130,934,314,155 560,927,483,010 ) _
oy _ I Current liabilities 310 205,612,118,642 230,857,787,092
11 Short-term financial investments 120 624,726,003,009 672,519,317,538 R ok — 1 vid foyemint Lo vt
| Held-to-maturity investments 123 Va2 624,726,003,009 672,519,317,538 SRl OIS, PRI 14, ,207,984, ,178,020,
111 Short-term receivables 130 1,148,392,458,508 1,203,144,572,364 2 Short-term advances from customers 312 V.15 18,579,617,991 6,782,252,551
{ Short-term trade accounts receivable 131 V3. 53,498,609,229 43,956,553,925 3 Taxes and payables to the State budget 313 V.16 160,196,345 224,948,071 P
2 Advances to suppliers 132 V. 66,904,901,785 28,192,003,582 4 Payables to employees 314 6,020,909,591 3,127,898,838  \°
3 Short-term loan receivables 135 V.5. 369,179,768,289 484,880,000,000 5 Short-term accrued expenses 315 V.IT. 166,601,655 103,660,632 /G
4 Other short-term receivables 136  V.6. 666,388,025,555 654,134,861,207 6 Unearned short-term revenue 318 V.8, 3,308,103,219 3,718,743,652  C
5 Provision for short-term doubtful debts 137 V.71, (7,578,846,350) (8,018,846,350) 7 Other short-term payables 319 V.20. 124,318,580,383 130,824,206,180 1
IV Inventories 140 V.8, 378,092,756,119 346,115,635,012 £ Short-term loans and obligations under finance 320 V.19, 1,283,483,670 33,742,181,141 @\
1 Tventories I 3TE0O% 15001 SABLIZAATE 9 Welfare and bonus fund 322 11,566,640,402 21,155,875,234 %
Vv Other current assets 150 16,839,738,483 13,004,035,686 i
| Short-term prepayment expenses 151 V.13, 1,210,669,458 1,790,722,093 Il Non-current liabilities 330 156,417,147,707 115,134,586,469
2 Deductible VAT 152 14,373,752,728 10,329,156,172 I Unearned long-term revenue 336 V.18 68,354,864,690 70,671,978,718
3 Taxes and receivables to the State budget 153 V.16 1,255,316,297 884,157,421 2 Other long-term payables 337 V.20 31,437,847,259 30,861,341,757
B NON-CURRENT ASSETS 200 4,469,007,966,342 3,710,575,880,681 3 Long-term loans and obligations under finance 338 V.19, 56,624,435,758 13,601,265,994
I Other long-term receivables 210 68,596,505,917 1,692,084,000 D EQUITY 400 6,411,148,068,135  6,193,212,569,765
1 Long-term loan receivables 215 V.5, 66,904,421,917 - I Owner’s equity 410 Va2l 6.411,148,068,135  6,193,212,569,765
2 Other long-term receivables 216 V.6, 1,692,084,000 1,692,084,000 | Owner's contributed capital a1l 5,674,160,750,000 5.404,064,320,000
1T Fixed assets 220 29,604,498,856 26,168,009,981 - Ordinary shares with voting right dlla 5 674.160,750,000 5.404,064,320,000
1 Tangible fixed assets 221 V.9. 29,061,611,759 25,421,122,884 5 B )
- Historical cost 222 46,224,464,057 40,348,237,374 e 412 (433,150,000) (433,150,000)
- Accumulated depreciation 273 (17,162,852,298) (14,927,114,490) 3 Development and investment fund 418 112,260,324,042 104,978,620,895
2 Intangible fixed assets 227  V.l0. 542,887,097 746,887,097 4 Retained earnings 421 625,160,144,093 684,602,778,870
_  Historical cost 228 4,589,129,346 4,589,129,346 - Retained earnings accumulated to the prior year  42la 389,898,149,101 520,548,113,744
- Accumulated amortization 229 (4,046,242,249) (3,842,242,249) - Retained earnings of the current year 421b 235,261,994,992 164,054,665,126
111 Investment property 230 V.11 154,190,381,655 159,185,281,467 )/F ,/{ﬁ
- Historical cost 231 224,903,449,704 224,903,449,704 /), _ TD&RES(ECES ﬂﬂﬂﬂ -1;{}1}] 440 6.773.177,334,484  6,539,204,943,326 Ij-{'/
. Accumulated depreciation 232 (70,713,068,049) (65,718,168,237) |-e == (m#
IV Long-term assets in progress 240 138,162,505,746 89,776,390319 . Hanoi, March 02, 2026 |
| Construction in progress costs 242 V.12 138,162,505,746 $9,776,390,319 ’;.‘.J 1] m'r STOCK COMPANY ‘.-'K
Vv Long-term financial investments 250 V.2 4,074,457,276,733 3,428,377,001,690 - Prepared Chief Accountant : ral Director U?/ N
1 Investment into subsidiaries 251 4,375,602,263,492 3,722,202,263,492 =%
5 Provision for long-term financial investments 254 (301,144,986,759) (293,825,261,802)
VI Other non-current assets 260 3,996,797,435 5,377,113,224 >
| Long-term prepayment expenses 261 V.13, 3,996,797,435 5,377,113,224 = /
TOTAL ASSETS !I.TII} =100 + ‘.'a'.ﬂl]! 270 ﬁ!TTE!l‘?TéMﬁM ﬁ!539!1041943!316 o~
Bui Thi Kieu Chinh Thai Thi Tuoi Cao Van Kien

{Notes from page 10 to page 45 are an intergral part of these Separate

6

Financial Statements)

(Notes from page 10 to page 45 are an intergral part of these Separate Financial Statements)



C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2023

Form B 02 - DN
SEPARATE INCOME STATEMENT
For the fiscal year ended December 31, 2023
Unit: VND
ITEMS Codes  Notes The year 2025 The year 2024
1 Gross revenue from goods sold and services 01 VI.1. 122,692,208,756 88,038,105,166
rendered
2 Deductions 02 16,480,086 1,272,600
3 Net revenue from goods sold and services 10 122,675,728,670 88,036,832,566
rendered (10=01-02)
4 Cost of sales 11 V1.2, §1,840,085,261 69,692,003,626
5 Gross profit from goods sold and services 20 40,835,643,409 18,344,828,940
rendered (20=10-11)
6 Financial income 21 VI.3. 250,374,016,669 199,586,143,274
7 Financial expenses 22 V4. 8,833,480,173 9,177,892,020
- In which: Interest expense 23 1,513,755,216 2,067,822,681
8 Selling expenses 25 VI1.7. 4,846,383,888 6,739,453,149
9 General and administration expenses 26 VI.7. 43,282,313,707 40,349,562,889
10 Operating profit 30 234,247,482,310 161,664,064,156
{30=20+(21-22)-(25+26)}
11 Other income 31 VI35, 1,250,282,364 2,499,343,622
12 Other expenses 32 VL6, 235,769,682 108,742,652
13 Profit from other activities (40 =31 - 32) 40 1,014,512,682 2,390,600,970
14 Accounting profit before tax 50 235,261,994,992 164,054,665,126
(50=30+40)
15 Current corporate income tax expenses 51 VI.9. - -
16 Deferred corporate income tax expenses 52 - =
17 Net profit after corporate income tax 60 235,261,994,992 164,054,665,126
(60=50-51-52)
Hanoi, March 02, 2026
C.E.O GROUP JOINT STOCK COMPANY
Prepared Chief Accountant ral Director L‘}/
Bui Thi Kieu Chinh Thai Thi Tuoi Cao Van Kien

(Notes from page 10 to page 45 are an intergral part of these Separate Financial Statements)
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C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha Mew Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

Form B 03 - DN
SEPARATE CASH FLOW STATEMENT
{Under indirect method)
For the fiscal year ended December 31, 2023
Unit: VND
ITEMS Codes  Notes The year 2025 The year 2024
I  Cash flow from operating activities
1. Profit before tax 01 235,261,994,992 164,054,665,126
2, Adjusimenis for
- Depreciation of fixed assets and investment 02 7.434,637,620 7,089,536,630
properties
- Provisions 03 6,879,724,957 6,723,333,959
- Gain, loss from investing activities 05 (250,374,016,669) (199,848,885,107)
- Interest expense 06 1,513,755,216 2,067,822,681
3. Profit from operating activities before changes - 08 716,096,116 (19,903,526,711)
in working capital
- Increases/Decreases in receivables 09 (52,711,892,945) 24,006,856,164
- Increases/Decreases in inventories 10 (31,977,121,107) (45,044,729,836)
- Increases/Decreases in payables (excluding 11 15,093,080,861 10,005,986,968
interest payable, corporate income tax payable)
- Increases/Decreases in prepayment expense 12 1,960,368,424 1,455,965,983
- Interest expense paid 14 (1,545,180,750) (2,140,467,524)
- Corporate income tax paid 15 - (55,265,645)
- Other cash outflows 17 (26,915,731,454) (12,253,780,060)
Net cash flow from operating activities 20 (95,380,380,855) (43,928,960,661)
II. Cash flow from investing activities
1. Acquisition and construction of fixed assets and 21 (54,262,342,110) (76,686,572,678)
other non-current assets
2. Proceeds from liquidation, disposal of fixed 22 - 508,425923
assets and other non-current assets
3. Cash outflows for lending, buying debt 23 (985,080,003,009) (814,920,317,538)
instruments of other entities
4, Cash recovered from lending, selling debt 24 1,099,261,013,604 974,800,000,000
instruments of other entities
5. [Equity investment in other entities 25 (653,400,000,000) (493,750,000,000)
6. Cash recovered from investment in other entities 26 - 44,568,233,174
Interest earned, dividends and received profits 27 220,570,150,055 246,226,784,278
Net cash flow from investment activities 30 (372,911,181,460) (119,253,446,841)
III Cash flow from financial activities
1. Proceeds from borrowing 33 153,093,723,877 117,312,399,511
2. Prepayment of borrowing 34 (142,529,251,584) (223,235,927,455)

(Notes from page 10 to page 45 are an intergral part of these Separate Financial Statements)
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SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

C.E.0 GROUP JOINT STOCK COMPANY SEPARATE FINANCIAL STATEMENTS
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha Mew Urban Area, For the fiscal year ended December 31, 2025
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

Form B 03 - DN
SEPARATE CASH FLOW STATEMENT
(Under indirvect method)
For the fiscal year ended December 31, 2025
fcontinued)
Unit: VND
ITEMS Codes  Notes The year 2025 . The year 2024
Net cash flow from financial activities 40 10,564,472,293  (105,923,527,944)
Net cash flow in the period (50 = 20+30+40) 50 (457,727,090,022)  (269,105,935,446)
Cash and cash equivalents at the beginning of 60 503,845,502,045 862,951,437,491
the year

Cash and cash equivalents at the end of the 70 Y.l 136,118,412,023 593,845,502,045

year (70 = 50+60+61)
Hanoi, March 02, 2026

Prepared Chiefl Accountant
Bui Thi Kieu Chinh Thai Thi Tuoi Cao Van Kien
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(Notes from page 10 to page 45 are an intergral part of these Separate Financial Statements)
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Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

I.  General information
1. Structure of ownership

C.E.O Group Joint Stock Company (hereinafter referred to as “Company”™) was formerly Vietnam Trade,
Construction and Technology Co., Ltd, established and operated under the Business Registration Certificate
No. 0102003701 dated 26/10/2001 issued by Hanoi Authority for Planning and Invesment. The Company
changed its name into C.E.O Investment Joint Stock Company and operated under the Business Registration
Certificate No. 0103016491 dated 29/3/2007 issued by Hanoi Authority for Planning and Investment. Since
21/4/2015, the Company’s name has changed into C.E.O Group Joint Stock Company in accordance with
the 15th amended Business Registration Certificate No. 0101183550, The Company has made 29 times of
changes in its Business Registration Certificate.

Under the 29th amended Business Registration Certificate No. 0101183550 dated 15/9/2025, due to an
increase in charter capital, the charter capital is VND 5,674,160,750,000 (Vietnamese dong Five trillion six
hundred seventy-four billion, one hundred sixty million, seven hundred fifty thousand).

Share of the Company are listed on the Hanoi Stock Exchange (HNX) under securities code of CEO.
2. Operating industry

The Company operates in trading, real estate trading, architecture, technical consulting, service provision,
education and training in association with labor export.

3. Principal activities
The Company’s principal activities include:

- Construction of buildings in all types. In details: Investment in construction of buildings, industrial
zones;

- Architectural activities and technical consulting. In details: Management of construction investment
projects, Construction supervision and completion of works;

- Advisory, brokerage and auction of real estates, auction of land use right. In details: Real estate
exchange; Real estate management; Real estate advertising; Real estate auction (solely operations under
practice certificate granted to the representative in compliance with Laws); Real estate consulting,

The Company’s Head Office: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area, Pham Hung
Street, Tu Liem Ward, Hanoi, Vietnam.

4, Normal production and business cycle

Depending on each business line, normal operating cycle of the Company will last no more than 12 months
or more than 12 months, in particular:

- For business of machinery, equipment and consulting the normal operating cycle of the Company will be
done within no more than 12 months.

- For business of real estate development the normal operating cycle of the Company will be done within
more than 12 months.

11
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SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Viemam

Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

(*) Capital contribution to establish a subsidiary in accordance with Resolution No. 12/2025/NQ/CEO-
HDQT dated May 22, 2025 of the Board of Management of C.E.O Group Joint Stock Company, with a
capital contribution ratio of 99%.

Dependent accounting unil:

The company has only 01 affiliated unit without legal status, dependent accounting, which is C.E.O Group
Joint Stock Company - Phu Quoc Branch, located at Sonasea Residences Luxury Villa Area, Bai Truong

Complex, Phu Quoc Special Zone, An Giang Province. The branch has ceased operations according to

Resolution No. 08/2025/NQ/CEO-HDQT dated March 27, 2025, of the Board of Directors of C.E.O Group
Joint Stock Company and Notice No. 10025/25 dated May 9, 2025, of the Economic-Enterprises Department
of the Department of Finance of Kien Giang Province.

6. Disclosure of informaiton comparability in Financial Statements

Comparative figures are the figures of the Company’s Separate Financial Statements for the year ended
31/12/2025.

7. Number of employees
The number of employees as at 31/12/2025 were 125 people (As at 31/12/2024: 129 people).
II. Accounting period, currency used in accounting
1. Accounting period
The Company’s financial year begins on January 01 and ends on December 31 every year.
2. Currency used in accounting

The currency used in accounting is Vietnam dong (“VND™) accounted under the principle of historical cost,
in accordance with Vietnamese Accounting Standards, Vietnamese Accounting regime for enterprises and
the legal regulations relating to the preparation and presentation of Separate Financial Statements.

III. Applied accounting regime and standards
1. Applied accounting regime and standard

The Company applies the Accounting regime for enterprises promulgated under the Circular No.
200/2014/TT-BTC dated 22/12/2014 by Ministry of Finance guiding the accounting regime for enterprises
and Circular No. 53/2016/TT-BTC dated 21/3/2016 by Ministry of Finance regarding amendment to some
articles of Circular No. 200/2014/TT-BTC.

2. Statement on the compliance to Accounting Standards and Accounting regime

The Company’s Separate Financial Statements are prepared and presented in accordance with current
Vietnamese Accounting Standards and Vietnamese Accounting regime for enterprises and relevant legal
regulations to the preparation and presentation of the Separate Financial Statements.

IV. Significant accounting policies
1. Basis, pui‘pnses of preparing the Separate Financial Statements

These Separate Financial Statements are separate Financial Statements of the Parent Company. The
Company prepares these Separate Financial Statements with a view to disclosing information, in particular,
in accordance with regulations in the Circular No. 96/2020/TT-BTC dated 16/11/2020 by Ministry of
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C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEQ tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

Finance on disclosure information on the Stock market. In addition, as required by these regulations the
Company has prepared the Consolidated Financial Statements of the Company and its Subsidiaries (as
presented in details in Note 1.5.) for the fiscal year ended 31/12/2025 and in accordance with Vietnamese
Accounting Standards, Vietnamese Accounting regime for enterprises and legal regulations related to the
preparation and presentation of Consolidated Financial Statements.

Users of these Separate Financial Statements should read these them together with the Consolidated
Financial Statements in order to/obtain full information on the consolidated financial position, consolidated
result of operations and consolidated cash flows of the Company and its subsidiaries.

2. Estimates

The preparation of financial statements in conformity with Vietnamese Accounting Standards, accounting
regime for enterprises and legal regulations relating to financial reporting requires management to make
estimates and assumptions that affect the reported amounts of assets, liabilities and disclosures of
contingent assets and liabilities at the date of the financial statements and the reported amounts of revenues
and expenses during the financial year. Although these accounting estimates are based on the management’s
best knowledge, actual results may differ from those estimates.

3. Principle for recognizing Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, demand deposits (not exceeding 3 months), highly liquid
investments that are readily converible to known amounts of cash and which are subject to an insignificant
risk of changes in value.

4. Accounting principle for financial investments
Held-to-maturity investments

Held-to maturity investments comprise investment that the Company has positive intent and or ability to
hold to the maturity. Held-to-maturity investments including: term deposits (including commercial bills,
promissory notes), bonds, preference shares which the issuers shall redeem at a certaindate in the future and
other held-to-maturity investments.

Held-to-maturity investments are recognised on a trade date basis and are initially measured at
acquisition price plus directly attributable transaction costs. Post-acquisition interest income from held-
to-maturity investments is recognised in the income statement on accrual basis. Pre-acquisition interest
is deducted from the cost of such investments at the acquisition date.

Held-to-maturity investments are measured at cost less provision for impairment of held-to-maturity
invesments.

Provision for impairment of held-to-maturity investments is made in accordance with prevailing accounting
regulations.

Loan receivables
Loan receivables are measured at cost less provision for doubtful debts.

Provision for doubtful debts relating to loan receivables is made in accordance with prevailing accounting
regulations.

TInvestment in subsidiaries

A subsidiary is an entity over which the Company has control. Control is achieved where the Company
has the power to govern the financial and operating policies of an investee enterprise so as to obtain
benefits from its activities.
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Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in confunction with such enclosed
Separate Financial Statements)

Investments in subsidiaries are initially recognized at cost, including purchase price or capital contribution
plus direct relevant costs in relation to such investments. In case the investment is made by non-cash assets,
cost of the investments is recorded at fair value of such non-cash assets at incurring time.

Dividend and profit of prior periods before the investment purchase are deducted from the cost of the
investments. Dividend and profit of subsequent periods after the investment purchase is recognized in the
income statement. Dividend received in shares is only recognized in number of additional shares, value of
shares received/recorded is not recognized at par.

Method of making provision for impairment loss of investments

Provision for loss in investments into Subsidiaries is made when the Subsidiaries show a loss with the
provision being equal to difference between actual contribution of parties into the Subsidiaries and actual
owners’ equity multiplied by contribution proportion of the Company as compared with total actual
contribution of parties into the Subsidiaries. If the subsidiaries are those who prepare the Consolidated
Financial Statements, basis to determine the provisions for loss is the Consolidated Financial Statements.

Increase, decrease of the provision for impairment in subsidiaries at the Balance sheet date are recorded as
financial expense.

5. Accounting principle of accounts receivable

Receivables are stated at book value less provision for doubtful debts. Classification of receivables is made
on the following principle:

- Trade accounts receivable consist of receivables with their commercial nature arising from transactions
with their purchasing-selling nature between the Company and buyers who are independent entities from
the Company.

- Other receivables consist of receivables with their non-commercial nature, not related to transactions with
their purchasing-selling nature.

Receivables are monitored in detail for each object and term of the receivables and other fuctors according
to the management demand of enterprise.

Provision for doubtful debts is made for receivables that are overdue stated in economic contracts,
contractual commitments or debt repayment commitments that the enterprise has claimed many times
but has not yet recovered.or when the debtor is in dissolution, in bankruptcy, or is experiencing similar
difficulties and so may be unable to repay the debt.

Increase, decrease to the provision for doubtful debts balance are recorded as general administration
expenses in the Separate Income Statement.

6. Principle for recognizing inventories

Inventories are stated at the lower of cost and net realisable value. Cost comprises direct materials and
where applicable, direct labour costs and those overheads that have been incurred in bringing the
inventories to their present location and condition

Inventories are real estate purchased or constructed for sale in the normal course of the Company's
operations, not for lease or for capital appreciation, determined on the basis of the lower of cost to bring
each product to their present location and condition and net realizable value. The cost of real estate
inventory includes: land use fees and land development costs, construction costs payable to contractors,
Interest expenses, design consulting costs, and other costs. leveling, site clearance compensation, consulting
fees, land transfer tax, general construction management costs and other related costs.

16
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

Net realisable value represents the estimated selling less all estimated costs to completion and costs to be
incurred in selling and distribution.

Cost is calculated using Specific Identification Method and applied perpetual method.

The company’s provision for inventory write-down is made according to current accounting regulations.
Accordingly, the company is allowed to establish provisions for obsolete, damaged, or low-quality
inventory, and in cases where the cost of inventory exceeds its net realizable value at the end of the fiscal

year.
7. Principle for fixed asset remgnltinﬁ and depreciation

7.1. Principle for tangible fixed assel recognition and depreciation

Tangible fixed assets are stated at cost, presented in the Separate Balance Sheet under the items of cost,
accumulated depreciation and carrying amount.

The cost of purchased tangible fixed assets comprise their purchase prices (excluding trade discount or other
discount), taxes and any directly attributable costs of bringing the assets to their working condition and
location for their intended use.

The cost of fixed assets constructed by contractors includes value of completed and handed over works,
directly-related costs and registration duty.

The historical cost of procured tangible fixed assets include actual price of tangible fixed assets which are
self-constructed or self-made and their installation and commissioning expense.

The expenses incurred after the initial recognition of tangible fixed assets are recorded as the increases of
historical cost of assets when these expenses are sure to increase economic benefits in the future. The
incurred expenses which do not satisfy the above conditions are recognized into operating expenses in the
period.

The Company applied straight-line depreciation method to tangible fixed assets. Tangible fixed assets are
accounted and classified into groups by their nature and purpose of utilization in the Company’s production
and business operation, including:

Type of fixed assets Depreciation duration (years)
Land, building and architectural objects 05-47
Means of transportation 06-09
Office equipment 02-05
Others 02-05

Loss or gain resulting from sales and disposals of tangible fixed assets is the difference between the net
proceeds from sales or disposals of assets and their carrying amount and is recognised in the separate
income statement.

7.2. Principle for intangible fixed asset recognition and amortization

Intangible fixed assets are recognized at their historical cost, presented in the Separate Balance Sheet under
the items of historical cost, accumulated amortization and carrying amount.
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(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in confunction with such enclosed

Historical cost of acquired intangible fixed assets consists of their total purchase price to bring the assets to

Separate Financial Statements)

their state of ready-to-use. The costs arising after initial recognition of intangible fixed assets are recorded Type of fixed assets Depreciation duration (years)
as production costs in the period excluding specific costs of a specific intangible asset, enabling an increase Land use right Indefinite
in future economic benefits. Building 3547

When an intangible fixed asset is sold or disposed, historical cost and accumulated amortization are written 9, Principle for recognizing cost of construction in progress
off and gain or loss from disposal is recognized in profit or loss in the period in which the disposal occurs. = ) ) :
_ Construction in progress is construction cost of C.E.O private elementary school and preschool and some
Intangible Fixed assets of the Company include international trademarks, patent copyrights, and software other projects in progress at cut-off date of these Separate Financial Statements. Construction cost is
programs. 2 recognized at historical cost. Expenses shall include service fee and borrowing cost in relation and
accordance with the Company’s accounting policies.
Software programs
The depreciation of these assets is calculated in the same manner as for other assets, starting from the time
Costs in relation to translation software programs are not an integral part of the relevant capitalized the assets are in a condition ready for use.
hardware. Historical costs of computer softwares is the whole expenditure paid by the Company until the ) o ) _
softwares are put into use. Computer software are amortized on straight line basis from 03 to 05 years. 10. Accounting principle of business cooperation contract
Business cooperation contract of the Company consists of:
Trademarks, patent copyrights . i
\ Business under joint control:
ot Lo : : - - 9
Hl_storlcal cost of trademarks, patent mpyr!ghts.whmh e bm_;ght from & third party includes the ]?“mh?m }( The Company records business cooperation contracts in the Separate Financial Statements under joint
price, non-refundable purchase tax and registration fee. Copyright, patent are amortized on the straight-line n & S =z ;
_ control of business activities over the following items:
basis from 03 to 05 years. *
91/ - Value of assets owned by the Company;
Principle of investment property recognition and depreciation = R .
: ROV P / - Liabilities being born by the Company;
Principle for investinent properties recognition - Revenue shared from sales of goods or services rendered by such joint venture;
Investment properties of the Company are the land use right, right to building, a part of building or - Expenses incurred.
infrastructure under possession of the C{?mpan}' or under fina‘noe rlease to be used to gain br:nefits. ﬁ:um 11. Principle for recognition and allocation of prepaid expenses
lease or appreciation. Investment properties are presented at historical cost less accumulated depreciation. _ _
Cost of an investment property means the amount of expenses paid or the fair value of other consideration Prepaid expenses consist of actual expenses incurred but related to the business performance of many
given to acquire an investment property at the time of its acquisition or construction. accounting periods. Prepaid expenses include: tools, instruments issued for use awaiting for allocation;
Communication cooperation expense awaiting for allocation, land, office rent prepayments, corporate
Subsequent expenditure relating to an investment property that has already been recognized should be income tax provisional payment of 1% of the proceeds from real estate transfers and other pending
recorded into expenses, except when it is probable that future economic benefits will flow to the enterprise allocation expenses.
in excess of hgw: nng;nt;lly: assessedtstandard oi;::r]i;onnani :l:-f' the existing investment property, then an Tools, instruments: Tools and instruments which were exported for use and allocated into expenses on =]
increase in the cost of the investment property shall be recorded. straight-line basis from 12 to 36 months. oV
At the sale of investment properties, historical cost and accumulated depreciation is written off and gain, Prepaid Communication cooperation fee: A large one-time upfront cost is allocated to the cost in a straight- _ﬂ{"’
loss is recorded into income or expense in the year. line method over 12 months. CACH
£l 104
. : . Prepaid land - ff ith hi al
The transfer from owner-occupied property or inventory to investment property shall be made only when m[:i[zla n;e‘:'lftfsiﬁ g:tlﬁsegngmﬂfﬁce rental with high value shall be allocaied by actual lease term VIE
the owner finishes using that property and leasing it to other party for operation or upon completion of gree ' -"{,U _!
construction stage. Investment property shall be converted into owner-occupied property or inventory when 12. Accounting principle for liabilities =4

the owner begins to use this property or held for sale purpose. The transfer of use purpose between
investment property and owner-occupied property or inventory does not change the net book value of the
transferred asset or the historical cost of the property at its transfer date.

Principle for investment property depreciation

Investment properties used for lease are depreciated on straight line basis within their estimated useful life.
Depreciation years of investment properties are detailed as follows:

18

Liabilities are amounts payable to suppliers and other subjects. Liabilities comprise trade accounts payable
and other payables. Liabilities are not recorded at lower amounts than payment obligation.

Classification of liabilities is made on the following principle:

- Trade accounts payable comprises of liabilities with their commercial nature arising from purchasing
goods, services, assets and the suppliers are independent from buyers, including payables between parent
company and its subsidiaries;

- Other amounts payable comprise amounts payable with their non-commercial nature, not related to
transactions of purchasing, selling and supplying goods, services.
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Liabilities are monitored by details of each item and due date.

13. Principle for recognizing loans

14.

15.

16.

17.

Loans are recognized on the basis of receipts, bank vouchers, loan agreement and loan contracts.
Loans are monitored by details of each item, due date and original currency.
Principle for recognition and capitalization of borrowing costs

Borrowing costs consist of loan interest and other costs that incurs in direct connection with the -
borrowings.

Borrowing costs are recognized into operation and production costs in the year if arising, unless they are
capitalized in accordance with Accounting Standard “Borrowing Costs”. As a result, borrowing costs
which directly relate to procurement, construction investment or production of properties that need a quite
long period to be completed for putting into operation or business shall be plus in historical cost of property
until such property would be put into use or business. The incomes arising from the temporary investment
of loans are deducted from the historical cost of related assets. For a separate loan for the construction of
fixed assets and investment property, borrowing cost is capitalized even if the construction period is less
than 12 months.

Principle for recognizing acerued expense

Accrued expenses consist of borrowing cost payable and other accrued expenses, including actual expenses
incurred in the reporting period but unpaid because no invoice was available or accounting documents are
missing, being recognized in operating expenses of the reporting period. Borrowing costs are accrued on the
basis of Loan contract and agreement for each instalment.

Acerued expenses on production and business expenses in the period are calculated strictly with reasonable
and reliable evidence on the expenses to be accrued in the period to ensure the accounting expenses payable
to be accounted will match the actual costs incurred.

Principle for recognizing unearned revenue

Unearned revenue includes revenue received in advance such as: Amounts paid in advance by customers for
one or more accounting periods in terms of CEO Tower lease and other unrealized revenue. Amounts paid
in advance by customers are allocated and recorded into revenue for each period on straight line basis and
actual lease term under agreements in each lease contract.

Principle for recognizing owner’s equity
Capital investment of the Company’s owners is recognized by shareholders’ actual capital contribution.

Capital surplus is recognized as the difference between the issuance price and the par value of shares during
the initial issuance, additional issuance, the difference between the reissuance price and the book value of
treasury shares, and the equity component of convertible bonds upon maturity. Direct costs related to
additional share issuance and the reissuance of treasury shares are deducted from capital surplus.

Retained earnings are the profit amounts from enterprise’s business operation after deducting CIT expense
this year and the retroactive adjustments due to changes in accounting policies and the retroactive
adjustment of material misstatements in the previous years.
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Profit after corporate income tax is allocated to shareholders right after funds are made for under the
Corporation Article of the Company as well as legal regulations and upon approval of the Annual General
Meeting.

Dividends are recognized as a liability after the Board of Directors' announcement of the dividend
declaration and the notification of the dividend entitlement date from the Vietnam Securities Depository.

18. Principle and method of recognizing revenue, other income

Revenue of the Company includes revenue from goods sold, sales of real estate invested and sold by the Company
and revenue from services rendered.

Financial income includes revenue from interest of bank deposits and dividends received.
Sales revenue

Revenue from selling goods is recognized upon simultaneously meeting the following five (5) conditions as
follows:

- The Company has transferred the majority of risks and benefits associated with the right to own the
products or goods to the buyer;

The Company no longer holds the right to manage the goods as the goods owner, or the right to
control the goods;

. Turnover is determined with relative certainty. In case the contract specifies that buyers have the right
to return goods or products that were bought under specific terms, the revenue is only recognized
when these specific terms no longer exist and the buyers have no right to return goods or products
(except for the case that customers can return goods as exchange to other goods or services), -

- The Company gained or will gain economic benefits from the sale transaction; and

- Itis possible to determine the costs related to the goods sale transaction.
Revenue from services rendered

Revenue from a service rendered is recognized when the outcome of such transaction is determined reliably.
In case such transaction of services rendered is related to many periods, the revenue is recognized in the
period corresponding to the completed work item as at the cut-off date of the Financial Statements for such
period. Revenue from service provision is determined when it satisfies all the four (4) conditions below:

- Turnover is determined with relative certainty. In case the contract specifies that buyers have the right
to return services that were bought under specific terms, the revenue is only recognized when these
specific terms no longer exist and the buyers have no right to return services rendered;

- It is possible to obtain economic benefits from the service provision transaction;
- The work volume completed on the cut-off date of the Financial Statements can be determined; and

. The costs incurred from the transaction and the costs of its completion can be determined.

Revenue from sales of real estate

Revenue from selling properties invested by the Company is recognized upon simultaneously meeting the
following five (5) conditions as follows:

- Real estates were fully completed and the risks and benefits associated with the right to own the real
estates were transferred to the buyer;

- The Company no longer holds the right to manage the properties as property owner, or the right to
control the properties;

- Turnover is determined with relative certainty;
21

NN =

< &y

=

H

T

=



C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

SEPARATE FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

- The Company gained or will gain economic benefits from the property sale transaction;
- It is possible to determine the costs related to the property sale transaction.
Operating lease revenue

Operating lease revenue is recognized on a straight-line basis over the lease term. Rental payments received
in advance for multiple periods are allocated to revenue in accordance with the lease term.

Interest income

Interest amounts are recognized on accrual basis, being determined on balances of deposits and actual
interest rate in the period.

Paid dividend, shared profit

Paid dividend and shared profit are recognized when the Company has the right to receive dividends or
profit from their contribution. Dividend received in shares is only recognized in number of additional
shares, value of shares received/recorded is not recognized at par.

19. Principle and method of recognizing financial expense

Financial expense recognized in Separate Income Statement is the total financial expense incurred in the
period, without offset with revenue from financial income, including interest expenses, exchange rate
difference and provisions for investments.

20. Tax liabilities
Value added tax (VAT)
The Company declares and calculates VAT under the guidelines of current value added tax law.
Corporate income tax
Corporate income tax presents the total amount of current tax payable.

Current tax payable is calculated on taxable profit in the year. Taxable income differs from net profit
presented in the Separate Income Statement because taxable income does not include assessible incomes or
expenses or deductible one in other years (including losses carried forward, if any) and it further excludes
items that are non-taxable or non-deductible.

The Company applies corporate income tax rate at 20% on taxable profit. In particular for business of social
houses, the Company is entitled to a preferential CIT rate at 10%.

The corporate income tax of the Company is determined in conformity with current tax regulations.
However, these regulations may change from time to time and the final determination of corporate income
tax will depend on the tax check results of competent tax authorities.

“Other taxes

Other taxes and fees are declared and paid to the local tax authorities in compliance with the current
regulations of the State.

21. Related Parties

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

1.

Additional information of items presented in Separate Balance Sheet

Cash and cash equivalents

31/12/2025 01/01/2025
VND VND
Cash 5,184,097,868 32,918,019,035
Cash on hand 869,912,191 4,091,397,953
Cash in bank 4,314,185,677 28,826,621,082
Cash equivalents 130,934,314,155 560,927,483,010
Deposits with term less than 3 months 130,934,314,155 560,927,483,010
Joint Stock Commercial Bank for Investment and Development of 130,934,314,155 455,927, 483,010
Vietnam - Thanh Xuan Branch (1)
Vietam Joint Stock Commercial Bank for Industry and Trade - 105,000,000,000

- Thanh An Branch (2)
Total l3ﬁ!l 133412!013 593@‘15!5['!1!!]45

(1) Deposit contracts with Joint Stock Commercial Bank for Investment and Development of Vietnam - Thanh Xuan
Branch, with terms of 1 month and 3 months. Original self-rotation contract.

(2) Deposit contracts with Joint Stock Commercial Bank for Vietnam Joint Stock Commercial Bank for Industry and
Trade - Thanh An Branch, with terms of 1 month and 3 months. Original self-rotation contract. The contract was fully

settled during the year

Short-term financial investments

Held to maturily invesiments

Unit: VIND
31/12/2025 01/01/2025
Cost + Carrying amount Cost Carrying amount
Term deposits (¥)
Joint Stock Commercial 477,726,003,009  477,726,003,009 471,519,283,228 471,519,283,228
Bank for Investment and
Development of Vietnam -
Thanh Xuan Branch
Vietnam International - - 100,000,000,000 100,000,000,000
Commercial Joint Stock
Bank - Trading Branch
Vietnam Prosperity Joint 101,000,000,000  101,000,000,000 101,000,034,310 101,000,034,310
Stock Commercial Bank -
Kinh Do Branch
Joint Stock Commercial 46,000,000,000 46,000,000,000 - -
Bank for Foreign Trade of
Vietnam - Nha Trang Branch
Total 624,726,003,009 624,726,003,009 672,519,317,538 672,519,317,538

(*) Term deposits at the Bank under term deposit contracts from 6 to 12 months, In particular, some deposit contracts
are used to guarantee overdraft contracts (Details in note V.19).
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b) Investments in other entifies

Unit: VND
31/12/2025 01/01/2025
Cost Provision Cost Provision
Investment in subsidiaries
C.E.O International 583,919,980,000 583,919,980,000 -
Company Limited
C.E.O Construction Joint 102,000,000,000 - 102,000,000,000 -
Stock Company
C.E.O industrial park 445,500,000,000 - - -
development Joint Stock
Company (1)
International College of 176,900,000,000  (57,184,901,092) 176,900,000,000 (48,273,409,392)
Industry and Commerce (2)
Phu Quoc Investment and 306,029,000,000 (237,600,000,000) 306,029,000,000  (237,600,000,000)
Development Joint Stock
Company
Phu Quoc Housing and 319,249,183,492 - 319,249,183,492 -
Urban Development Joint
Stock Company
Nha Trang Investment and 654,504,100,000 - 446,604,100,000 -
Development Joint Stock
Company (3)
C.E.O Hospitality Limited 20,000,000,000 - 20,000,000,000 -
Liability Company
Wan Don Tourism 1,757,500,000,000 - 1,757,500,000,000 -
Development and
Investment Joint Stock
Company
C.E.O Design Consultancy 10,000,000,000 (6,360,085,667) 10,000,000,000 (7,951,852,410)
" One Member Limited

Total 4!3755601!263;491 01,144,986,759)  3,722,202,263,492 (293,825,26 1,802)

(*) Fair value of these investments is not defined because there is not sufficient necessary information to review. Fair
value may differ from book value.

(**) Additional information for each investment into Subsidiaries

Summary of operations in subsidiaries
- Other subsidiaries are operating as usual without significant changes as compared with the previous year.

Significant transactions between the Company and subsidiaries
- C.E.O International Company Limited: The Parent company provides office lease service and building service.

- C.E.O Construction Joint Stock Company: Performing direct construction in some works of the Parent company and
the Parent company provides office lease service and building service.

- C.E.O industrial park development Joint Stock Company: The parent company made a capital contribution to
establish a subsidiary.

- International College of Industry and Commerce: There is no transaction in the period.
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- Phu Quoc Investment and Development Joint Stock Company: Providing hotel services for the Parent company; The

Parent company lends, sales goods, provides building services for Phu Quoc Investment and Development Joint Stock

Company.

- Phu Quoc Housing and Urban Development Joint Stock Company: The Parent Company provides office lease

and building service for Phu Quoc Housing and Urban Development Joint Stock Company.

- C.E.O Hospitality Limited Liability Company: Providing catering services, tower management, project

management for the Parent company and the Parent company provides building service for C.E.O Hospitality Limited
Liability Company.

- Van Don Tourism Development and Investment Joint Stock Company: the Parent company provides service,

sales goods for Van Don Tourism Development and Investment Joint Stock Company.

- Nha Trang Investment and Development Joint Stock Company: The parent company transfers capital contribution
and sells steel to Nha Trang Investment and Development Joint Stock Company.

- C.E.O Design Consultancy One Member Limited Liability Company: Providing design services for the Parent
company and the Parent company providing office leasing service, building service for C.E.O Design Consultancy
One Member Limited Liability Company.

Other supplementary information

During the year, C.E.O Group Joint Stock Company changed its investment capital in subsidiaries as detailed below:

(1) Capital contribution to establish a subsidiary in accordance with Resolution No. 12/2025/NQ/CEO-HDQT dated
May 22, 2025, of the Board of Management of C.E.O Group Joint Stock Company, with a capital contribution ratio of
99%.

(2) Resolution No. 18/2024/NQ-CEO-HDQT dated November 25, 2024, of the Board of Management of C.E.O
Group Joint Stock Company approved the policy on the full transfer of the capital contribution in Dai Viet College
(now renamed as International College of Industry and Commerce). On January 10, 2025, the Company signed
Capital Transfer Agreement No. 1001/2025/HDCN/CEO-ICC between C.E.O Group Joint Stock Company and
International Industry and Trade Group Joint Stock Company.

(3) Capital increase in accordance with Resolution No. 02/2022/NQ-HDQT dated August 9, 2022, of Nha Trang
Investment and Development Joint Stock Company regarding the implementation of a charter capital increase, while
maintaining the Company’s ownership and voting ratio at 99%; and accordance with Resolution No. 11/2025/NQ-
HDQT dated June 3, 2025, of C.E.O Group Joint Stock Company approving the capital raising plan through share
issuance, the Company will contribute an additional VND 200 billion to Nha Trang Investment and Development
Joint Stock Company.

3, Trade accounts receivable

Unit; VND
31/12/2025 01/01/2025
Amount Provision Amount Provision
a) Short-term
Fecon Corporation 2,377,191,146 (2,087,846,350) 2,381,528,358 (2,087,846,350)
WVan Don Tourism 18,527,349,243 - 3,004,916,420 -
Development and
Investment Joint Stock
Company
C.E.O Construction Joint 452,903,870 - 5,914,191,251 -
Stock Company
Others 32,141,164,970 (51,000,000) 32,565,917,896 (491,000,000)
Total 53,498,609,229 (2,138,846,350) 43,956,553,925 (2,578,846,350)

b) Trade accounts receivable from related parties: Details are presented in Note VIIL3
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4.  Advances to suppliers

Unit: VND
31/12/2025 01/01/2025
Amount Provision Amount Provision
a) Short-term

C.E.O Construction Joint 31,112,446,225 - 520,920,839 -
Stock Company
C.E.O Phu Quoc 29,310,161,137 - 11,928,052,057 -
Construction One Member
Limited Company
Win Construction Joint 14,306,249 - 6,236,011,799 -
Stock Company
Others 6,467,988,174 (340,000,000) 9,507,018,887 (340,000,000)

Total 66,904,901,785 (340,000,000 28,192,003,582 (340,000,000)

b) Advances to suppliers as related parties: Details are presented in Note VIIL3

5. Loan receivables

Unit: VND
31/12/2025 01/01/2025
Amount Provision Amount Provision

a)  Short-term 369,179,768,289 - 484,880,000,000 -
Phu Quoc Investment and 48,142,986,301 - 205,500,000,000 -
Development Joint Stock
Company (i)

Phu Kien Phu Quoc One 321,036,781,988 - 279,380,000,000 -
Member Limited Liability
Company (ii)

b} Long-term 66,904,421,917 - - -
Phu Quoc Investment and 66,904,421,917 - & -
Development Joint Stock
Company (iii)

Total 436,084,190,2006 - 484,880,000,000 =

(i) The loan for Phu Quoc Investment and Development Joint Stock Company under loan contracts and addendums,
with terms of 12 months, interest shall be paid 1 time upon expiry.

(ii) The loan for Phu Kien Phu Quoc One Member Limited Liability Company under loan contracts and addendums,
with terms of 12 months, interest shall be paid 1 time upon expiry.

(iii) The loan for Phu Quoc Investment and Development Joint Stock Company under loan contracts and addendums,
with terms of 18 months, interest shall be paid 1 time upon expiry.

b) Loan receivables from related parties: Details are presented in Note VIIL3
6. Other receivables

Unit: VND
31/12/2025 01/01/2025
Amount Provision Amount Provision
a) Short-term 666,388,025,555 (5, 100,000,000) 6i54,134,861,207 (5,100,000,000)
Advance for employees 31,800,000 - 232,940,368 -
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Mortgages, deposits, 21,241,355,652 (5,100,000,000) 22,601,355,652 (5,100,000,000)
collaterals
BMC Construction 5,100,000,000 (5,100,000,000) 5,100,000,000 (3, 100,000,000)
Materials and Commercial
Construction Company
Limited (1)
Hanoi Authovity for 1,360,000,000 - 2,720,000,000 -
Planning and Investment
{(Now; the Hanoi
Department of Finance) (2)
Kien Giang Authority for 14,715,000,000 - 14,715,000,000 -
Planning and Investment
{Now: the An Giang
Department of Finance) (3)
Others 66,335,652 - 66,355,652 -
Interest receivable 23,299,281,347 - 11,087,301,005 -
Phu Quoc Investment and 4,097,423,236 - 5.516,430,822 -
Development  Joint  Stock
Company
Phu Kien Phu Quoc One 18,553,238,572 - 4,427,268,111 -
Member Limited Liability
Company
Joint  Stock  Commercial 627,600,361 - 1,062,418,510 -
Bank for Investment and
Development of Vietnam -
Thanh Xuan Branch
Others 21,019,178 - 81,183,562 -
Other receivables 621,815,588,556 - 620,213,264,182 -
Compensation for Sonasea 6135,882,351,880 - 615,882,351,880 -
Residences Luxury Villas
Project (4)
PIT receivable to employees 1,965,080,048 - 2,131,288,189
Others 3,968 156,628 - 2,199,624,113

b) Long-term 1,692,084,000 - 1,692,084,000
Other receivables 1,692,084,000 - 1,692,084,000
Quoe Oai Land Clearance 1,692 084,000 - 1,692,084,000
and Compensation Board
(3)
Total 668,080,109,555 (5,100,000,000) 655,826,945,207 (5,100,000,000)

Form B 09 - DN

SR TN

(1) A deposit to security for transfer receipt of 510,000 shares owned by BMC-CEO Investment JSC., held by BMC
Construction Materials and Commercial Construction Company Limited under the Memorandum between two parties
No. 680/2009/BMC-CEO dated 10/11/2009, The foregoing number of shares will be transferred after BMC
Construction Materials and Commercial Construction Company Limited transfers the ownership of BMC Thang Long
New Urban Area to BMC-CEO Investment JSC.,

(2) This is a deposit to ensure the implementation of the CEO Private Primary School and Preschool project.

(3) This is a deposit to ensure the implementation of the Sonasea Kien Giang City Project.
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(4) The payment based on the compensation agreement according to the notice on land acquisition of the People's
Committee of Phu Quoe City (Phu Quoc Special Economic Zone) for the implementation of the Sonasea Residences
Luxury Villas Project at Bai Truong Complex, Duong To Commune, Phu Quoc Special Administrative Zone, An
Giang Province.

(5) An advance for Quoc Qai Land Clearance and Compensation Board, Hanoi City for compensation and assistance
in land clearance for Project of Service Land in Sai Son Commune (for the Project of Quoc Oai New Urban Area, lots
N1 + N3 of the Company}).

¢) Other receivables from related parties: Details are presented in Note VIIL3

7. Bad debis
Unit: VND
312/2025 01/01/2025
Cost Recoverable Cost Recoverable amount
amount
The total value of receivables that are overdue or not yet overdue but difficult to recover
Trade receivable 2,138,846,350 - 2,578,846,350 - A
Tran Phuong Chinh - - 440,000,000 =
Gtel Mobile JSC., 51,000,000 B 51,000,000 ) E:(E
Fecon Coporation 2,087,846,350 - 2,087,846,350 - A
{
Other receivables 5,100,000,000 - 5,100,000,000 - E
BMC Construction Materials 5,100,000,000 - 5,100,000,000 - =
and Commercial '
Construction Company
Advances to suppliers 340,000,000 - 340,000,000 -
Geological Mining 340,000,000 - 340,000,000 -
Consulting JSC.,
Total 7,578,846,350 - 8,018,846,350 =
0
W )~
8. Inventories cd
Unit: VND WACH Wi
31/12/2025 01/01/2025 (s
Cost Provision Cost Provision  VIf
Tools and supplies 1,066,362 - 1,066,362 el
Work in progress (*) 378,034,189,757 - 346,057,068,650 :
Merchandise 57,500,000 - 57,500,000 C
Total 378,092,756,119 - 346,115,635,012 -

(*) Work in progress includes the construction cost in progress of Seven Star - Ha Noi Project; Sonasea Residences
Project; Quoc Oai Project; River Silk City - Ha Nam Project and other projects.

28

Unit: VIND

Total
2,235,737,808

17,162,852,298

5,876,226,683
46,224,464,057
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40,348,237.374
14,927,114,490
25,421,122,884
29,061,611,759

1,550,417,005
73,814,814
1,624,231,819
13,532,719
1,563,949,724
60,282,095
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Other Fixed assets

2,848,419,273
701,611,869
3,550,031,142
103,587,065
2,876,633,236
75,373,102
673,397,906

2,773,046,171

Office equipment

829,350,471

8,917,690,455
5,100,800,000
14,018,490,455
1,327,244,640
2,156,595,111
8,088,339,984
11,861,895,344

Motor vehicle

27,031,710,641
27,031,710,641
9,774,300,843
791,373,384
10,565,674,227
17,257,409,798
16,466,036,414

Building and structures

- Carrying amount of tangible fixed assets used for mortgage, deposit as security for loans is VND 6,715,272,311 as at 31/12/2025 (As at 31/12/2024: VND 6,935,407,343).
- Historical cost of fixed assets which has been fully depreciated but still in use with the value of VND 6,714,259,382 (As at 31/12/2024: VND 6,714,259,382)

Increases, decreases of tangible fixed assets

Balance as at 01/01/2025

Purchase in the year
Balance as at 31/12/2025

Historical Cost
Accumulated depreciation
Balance as at 01/01/2025
Depreciation in the year
Balance as at 31/12/2025
Net book value

As at 01/01/2025

As at 31/12/2025

Items

(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed Separate Financial Statements)
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10, Increases, decreases of intangible fixed assets

Unit: VND

Items Patent Computer Trademark, Total
Softwares brand name

Historical cost
Balance as at 01/01/2025 208,518,000 4,113,383,750 267,227,596 4,589,129,346
Balance as at 31/12/2025 208,518,000 4,113,383,750 267,227,596 4,589,129,346
Accumulated amortization
Balance as at 01/01/2025 208,518,000 3,366,496,653 267,227,596 3,842,242,249
Amortization in the year - 204,000,000 - 204,000,000
Balance as at 31/12/2025 208,518,000 3,570,496,653 267,227,596 4,046,242,249
Net book value
As at 01/01/2025 - 746,887,097 - 746,887,097
As at 31/12/2025 - 542,887,097 - 542,887,097

- Historical cost of fixed assets which has been fully depreciated but still in use with the value of VND 3,569,129,346
(as at 31/12/2024: VND 3,569, 129,346)

11. Increases, decreases of investment properties
Invesiment properties for lease

Unit: VND
Items 01/01/2025 Increase in year  Decrease in year 31/12/2025
Historical cost 224,903,449,704 - - 224,903,449,704
Buildings 224,903,449,704 - - 224.903,449,704
Land use rights - - - -
Accumulated depreciation 65,718,168,237 4,994,899,812 70,713,068,049
Buildings 65,718,168,237 4,994,899,812 - 70,713,068,049
Land use rights - - - -
Net book value 159,185,281,467 154,190,381,655
Buildings 159,185,281,467 154,190,381,655
Land use rights - -

The Company's investment properties for lease is the CEO Tower, located at HH2-1, Me Tri Ha New Urban Area, Tu
Liem Ward, Hanoi City.

The Company has mortgaged the investment properties with carrying amount of VND 116,911,078,828 as at
31/12/2025 (As at 31/12/2024 of VND 120,743,432,968) for loans at Joint Stock Commercial Bank for Investment
and Development of Vietnam - Thanh Xuan Branch.

According to the regulations of Vietnamese Accounting Standard No. 05 - Investment Properties, fair value of the
investment properties as at 31/12/2025 shall be presented. However the Company has not currently determined this
fair value so fair value of the investment properties as at 31/12/2025 has not been presented on Notes to Separate
Financial Statements. For determination of such fair value, the Company must hire an independent consultant to
assess the fair value of such investment property. At present, the Company has not found a suitable consultant for
performance of this work.
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C.E.0 GROUP JOINT STOCK COMPANY
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha Mew Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

Form B 09 - DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statemenis)

12. Construction in progress

31/12/2025 01012025

VND VND

Construction of CEO Private Primary and Kindergarten School (*) 112,384,242,760 81,739,414,104

Construction investment project of Sunny commercial medical 23,152,667,465 5,411,380,694
center (**)

Project Dai Viet Hi-tech Training Center - Lang Hoa Lac 703,929,703 703,929,703

1,921,665,818 1,921,665,818
138,162,505,746 39!'??6&90,319

Transformer Substation of the Quoc Oai Project
Total

(*) The investment project “Construction of CEO Private Primary and Kindergarten School” was initially approved
under Decision No. 1755/QD-UBND dated 11 April, 2018. The Company has made two amendments, the second
amended Decision No., 2617/QD-UBND dated 22 June, 2020:

- Primary School: Construction area: 3,380 m?; building density: 35%; height: 1-3 storeys; floor area ratio: 0.88 times.
Total investment capital: VND 76.613 billion. Location: Land lot coded CC-3, Quoc Oai Urban Area, Hanot.

- Kindergarten: Construction area: 2,007.5 m? building density: 30%; height: 2 storeys; floor area ratio: 0.6 times.
Total investment capital: VND 44.367 billion. Location: Land lot coded CC-5, Quoc Oai Urban Area, Hanoi.

As at the reporting date, the project is in the interior finishing stage.

(**) The investment project “Medical, Commercial, Service and Office Center” was initially approved under Decision
No. 298/QD-UBND dated 4 February, 2008 and subsequently amended under Decision No. 2388/QD-UBND dated 13
May, 2025 and other amended decisions. Accordingly, the People’s Committee of Ha Tay Province allocated
238,229.2 m?® of land located in Sai Son Commune, Quoc Oai District, Hanoi City to C.E.O Group Joint Stock
Company for the implementation of the New Urban Area Development Project at land plots N1+N3, Quoc Oai Urban
Area, Quoc Oai District. Of which, 5,985.0 m? is commercial and service land designated for the construction of a
medical, commercial, service and office center (at land plot coded CC-4). The total gross floor area (excluding
basement floor area) is 28,709 m?. The building consists of 12 storeys and 1 basement level. The project’s building
coverage ratio is 39.88%, and the floor area ratio is 4.8 times. The total investment capital of the project amounts to
VND 302.399 billion. As of the reporting date, the project is in the structural construction phase. All foundation
works have been completed, and the reinforced concrete structure of the basement has been completed. Currently,
steel column systems for the floor slab and first-floor columns are being installed.

13. Prepayment expenses

31/12/2025 01/01/2025

VND VND

a) Short-term 1,210,669,458 1,790,722,093

Issued tools and instruments awaiting for allocation 0,280,856 5,822,129

Communication cooperation expense awaiting for allocation 943,963,958 043,963,958

Cost of land rent for Quoc Oai mixed building - 508,462,416

1% provisional CIT 55,265,645 55,265,645
Other expenses awaiting for allocation 202,149,999 277,207,945

b) Long-term 3,996,797, 435 5,377,113,224
Prepayment for lease of 19th floor for Lac Viet Company 3,495,297,249 3,609,897,165
Issued tools and instruments awaiting for allocation 473,725,661 578,851,125

Other expenses awaiting for allocation 27,774,525 1,188,364,934
Total 5,207,466,893 7,167,835,317
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NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)

14. Trade accounts payable

Unit: VND
311272025 01/01/2025
Historical cost  Amount able to be Historical cost Amount able to be
paid off paid off
a) Short-term
C.E.O Hospitality Limited 10,807,735,093 10,807,735,093 4,296,438,636 4,296,438,636
Liability Company
Bao Viet Investment One 15,000,000,000 15,000,000,000 15,000,000,000 15,000,000,000
Member Co., Ltd
Semec Group JSC 4,648,351,879 4,648,351,879 - -
Others 0,751,897.914 0,751,897,914 11,881,582,157 11,881,582,157
Taotal 40,207,984,886 40,207,984,886 31,178,020,793 31,178,020,793

b) Trade accounts payable as related parties: Details are presented in MNote VIIL3

15. Advances from customers

31/12/2025 01/01/2025
VND VYND
Shori-term
International Industry and Trade Group Joint Stock Company 13,000,000,000 -
Nguyen Thanh Thuy 5,526,564,469 5,526,564,469
577 Traffic Construction Investment Joint Stock Company - 1,100,000,000
Others 53,053,522 155,688,082
Total 18,579,617,991 6,732,252,55!_
16. Taxes and payables to the State budget
Unit: VND
01/01/2025 Amounts payable Amounts paid in 31/12/2025
in the year the year
a) Payables _
Output Value added tax - 4,691,750,167 4,691,750,167 -
Personal income tax 224,948,071 8,456,532,655 8,521,284,381 160,196,345
Land and housing tax - 6,546,026,179 6,546,026,179 -
Taxes, fees, charges and ) a
other payables to the State 1,472,768,662 1,472,768,662
Total 224,948,071 ?.lllﬁT;ﬂTTaﬁﬁ:i 21,231,829,389 160,196,345
b)  Receivables
Output Value added tax 4,002 4,002 12,085,909 12,085,909
Corporate income tax 818,011,432 - - 818,011,432
Land and housing tax 66,141,987 - 359,076,969 425,218,956
Total 884,157,421 4,002 371,162,878 1,255,316,297
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(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed

Separate Financial Statements)
17. Accrued expenses

J1/12/2025 01/01/2025
VND VND
Short-term

Overdraft interest expense 1,279,967 32,705,501
Capitalized interest expenses 81,388,572 18,259,234
Others 83,933,116 52,695,897
Total 166,601,655 103,660,632

18. Unearned revenue
31/12/2025 01/01/2025
VND VND
a) Short-term 3,308,103,219 3,718,743,652
Unearned revenue from leases of CEO Tower 3,270,180,411 3,611,864,940
Unearned revenue from leases of Bamboo Garden Apartment Building 36,081,899 106,878,712
Others 1,840,909 -
b) Long-term 68,354,864,690 70,671,978,718
Unearned revenue from leases of CEO Tower 68,354,864,690 70,671,978,718
Taotal 71.662,96'?,9(2 74,390,722,370
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Unit: VIND

paid off
33,742,181,141

Form E 09 - DN
Amount able to be
33,742,181,141
33,742,181,141
13,601,265,994
13,601,265,994
13,601,265,994

01/01/2025

13,601,265,994

33,742,181,141
33,742,181,141
33,742,181,141
13,601,265,994
13,601,265,994

For the fiscal year ended December 31, 2025
Amount

SEPARATE FINANCIAL STATEMENTS

Decrease
142,529,251,584
142,529,251,584
142,529,251,584

Movement during the year

Increase
43,023,169,764

110,070,554,113
110,070,554,113
43,023,169,764
43,023,169,764

be read in conjunction with such enclosed Separate Financial Statements)
110,070,554,113

1,283,483,670
1,283,483,670
1,283,483,670

paid off

Amount able to be
56,624,435,758
56,624,435,758
56,624,435,758

31/12/2025

1,283,483,670
1,283,483,670
1,283.483,670
56,624,435,758
56,624,435,758
56,624,.435,758

Amount

Investment and Development of Vietnam -

Thanh Xuan Branch (2)

Total
¢) Detailed explanation of the loans

Investment and Development of Vietnam -
Thanh Xuan Branch (1)

Joint Stock Commercial Bank for
bB) Long-term

Joint Stock Commercial Bank for

Long-term loan

Short-term loan

Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area, Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

(Notes are an integral part of these Separate Financial Statements and they shall

19. Loans and obligations under finance lease

C.E.O GROUP JOINT STOCK COMPANY

a) Short-term

C.E.O0 GROUP JOINT STOCK COMPANY SEPARATE FINANCIAL STATEMENTS
Address: 5th Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area, For the fiscal year ended December 31, 2025
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

47,343.,447,135

Form B 09 - DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
(Notes are an integral part of these Separate Financial Statements and they shall be read in conjunction with such enclosed
Separate Financial Statements)
(2) Long-term loan from Joint Stock Commercial Bank for Investment and Development of Vietnam - Thanh Xuan
Branch under the following contracts:

- Credit agreement No. 01/2024/2356339/HDTD dated August 29, 2024. Credit limit: VND 99,286,000,000, with a
credit limit period of 120 months starting from the day following the first disbursement date, which is September 26,
2024; including a maximum grace period of 24 months from the first disbursement date or a maximum of 3 months
from the date revenue is generated from the project, whichever comes first, and a loan drawdown period of 18
months from the day following the first disbursement date. Loan purpose: to pay for legitimate and valid expenses,
issue guarantees, open letters of credit (LC), and provide financing for the "Investment in the construction of CEO
private primary and preschool at CC-3 and CC-5 plots, the new urban area at NI1+N3 land plots in the Quoc Oai
urban area, Quoc Oai district, Hanoi city" project. This loan is secured by assets under the Maovable Property
Mortgage and Asset Rights Agreement No. 02/2024/2356339/HDTC dated August 29, 2024, and the Mortgage
Agreement for Future Assets No. 01/2024/2356339/HDTC dated August 29, 2024,

47,343,447,135

142,529,251,584

- Credit Agreement No. 01/2025/2356339/HDTD dated October 31, 2025. Credit limit: VND 325,000,000,000, with
a credit limit period of 144 months from the day following the first disbursement date; including a maximum grace
period of 24 months from the first disbursement date, and a drawdown period of 24 months from the day following
the first disbursement date. Purpose of the loan: to pay for lawful and valid expenses, issue guarantees, open letters of
credit (L/Cs), and provide investment financing for the implementation of the project “Medical, Commercial, Service
and Office Center at Lot CC4, New Urban Area at land plots N1+N3, Quoc Oai Urban Area, Hanoi City.” The loan is
secured by assets under the Mortgage Agreement over Movable Assets and Property Rights No.
01/2025/2356339/HDTC dated November 11, 2025, and the Mortgage Agreement over Future-Formed Assets No.
02/2025/2356339/HDTC dated November 11, 2025.

erdraft agreement is secured by a term deposit agreement with a value of VND

153,093,723,877

- This overdraft agreement is secured by a term deposit agreement with a value of VND
: This overdraft agreement is secured by a term deposit agreement with a value of VND

f Vietnam - Thanh Xuan Branch. The contract was fully settled during the year.
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Overdraft limit value: VND 199.999 billion, with the limit validity period until October 27, 2026.

ose of the overdraft limit: To supplement working capital for business operations; This ov

Overdraft limit value: VND 64.629 billion, with the limit validity period until October 29,2025.
199.999 billion at Joint Stock Commercial Bank for Investment and Development o

20. Other payables

2025; Overdraft limit value: VND 139.024 billion, with the limit validity period until October 29, 2025,

57,907,919,428

31/12/2025 01/01/2025

VND VND

a) Short-term 124,318,580,883 130,824,206,180

Trade union fee, Social insurance, Health insurance, 309,616,837 394,057,946
Unemployment insurance

Short-term collaterals, deposits received 120,396,052,087 126,181,532,963
2 | Deposit for house rental in CEO tower 2,529,137,393 3,254,618,269
== Tran Ngoe Thao (1) 115,756,914,694 115,756,914,694
NG | a,;,mgm 2,110,000,000 7,170,000,000
i |1 Other payables 3,612,911,959 4,248,615271
T QOuoc Oai Land Clearance and Compensation Board (2) 2,361,511,922 2,361,511,922

Others 1,251,400,037 1,887,103,349

== | ;3 b) Long-term 31,437,847,259 30,861,341,757
' Long-term collaterals, deposits received 31,437,847,259 30,861,341,757
Depaosit for house rental in CEO tower 6,214,206,059 5,617,700,557

Others 25,223,641,200 25,243,641,200

Total 155,756,428,142 161,685,547,937
(1) Payable under the Deposit Contract No. 252/2022/HDDC dated 25/02/2022 on the deposit for co-operation in
investment, construction and trading of real estate products at the project Sonasea Residences Luxury Villas at Bai
Truong Complex, Duong To Commune, Phu Quoc Special Economic Zone, An Giang Province and on that basis to
distribute profits from business activities at the project.

for business operations

57,907,919,428

64.629 billion at Joint Stock Commercial Bank for Investment and Development of Vietnam - Thanh Xuan Branch. The contract was fully settled during the year.

- Overdraft limit agreement 02/2025/2356339/HDTD dated May 05,

(1) Short-term loan from Joint Stock Commercial Bank for Investment and Development of Vietnam - Thanh Xuan Branch under the following contracts:
Purpose of the overdraft limit: To supplement working capital

- Overdraft limit agreement 01/2025/2356339/ HDTD dated May 05, 2025 ;
Purpose of the overdraft limit: To supplement working capital for business operations

139.024 billion at Joint Stock Commercial Bank for Investment and Development o
- Overdraft limit agreement 04/2025/2356339/HDTD dated November 28, 2025;

Purp

(2) As compensation and support for ground clearance, must be returned to Quoc Oai District, Ha Noi City Land
Fund Development Center according to Official Letter No. 121/PTQD-KHTC dated 09/8/2019.
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b)  Details of owner's equily 3. Financial income
The year 2025 The year 2024
31/12/2025 01/01/2025 VND VND
VND VND
o a)  Financial income
Contribution from shareholders 5,674,160,750,000  5,404,064,320,000 Interest from bank deposits, deposits, loan receivables 82,874,016,669  74,799,501,340
Total 5,674,160,750,000  5,404,064,320,000 Paid dividend, shared profit 167,500,000,000  118,125,000,000
. e e dnielel . s SN - 6,630,000,000
¢)  Capital transactions with owners, dividend distribution and shared profit gr;i:::mm i traraiir o e atent i M diert: ) 31.641.934
The year 2025 The year 2024 Total 250,374,016,669 __199,586,143,274
VND VYND
b Fi ial i Jated parties: Detail esented in Note VIIL3.
Owner's contributed capital 5,674,160,750,000  5,146,787,600,000 ) - Jinancial WComd A TeareR parcas: Sems SR R ¢
Contributed at current period's opening balance 5,404,064,320,000  5,146,787,600,000 _ 4.  Financial expenses
Capital contribution increased during the year 270,096,430,000 257,276,720,000 The year 2025 The year 2024
Contributed at current period's closing balance 5,674,160,750,000  5,404,064,320,000 VIND VYND
Paid divi hared it 270,096,430,000 257,276,720,000
aid dividend, shared profi Interest expense, overdraft interest 1,513,755,216 2,067,822,681
d)  Shares N Loss from the transfer of investment in subsidiaries 2 39,420,565
. Method of making provision for devaluation of investments 7,319,724,957 6,943,333,959
31/12/2025 01/01/2025 Ot Bl esels E 127314815
s Share Total 8,833,480,173 9,177,892,020
Mumber of shares registered for issue 567,416,075 540,406,432 (e
Number of shares issued to the public 567,416,075 540,406,432 5. Other income
- Ordinary shares 567,416,075 540,406,432 The year 2025 The year 2024
Mumber of outstanding shares in circulation 567,416,075 540,406,432 VND VND
- Ordinary shares 567,416,075 540,406,432 Interest incurred on late payment for apartment purchase 126,999,371 1,548,656,3 gﬁ
: ' Collection of fines for contract termination, fines for violations of rules 525,490,709 153,2074
e e s L Proceeds from the liquidation of fixed assets : 333,804,332
VI. Additional information for items presented in Separate Income Statement ' Other incomes 597,792,284 463,675,456
' Total 1,250,282,364 2,499,343,622
1. Gross revenue from goods sold and services rendered s ~.
The year 2025 The year 2024 0 | 6.  Other expenses 22
VND VND o The year 2025 The year 2024
a) Revenue icHy | VND VND . .
Revenue from sales of goods and provision of services 121,682,091,114  82,464,285275 410 Late payment of taxes, fines for administrative violations 235,701,845 108,138,345 o)
Revenue from real estate business - 5,573,819,891 U Other expenses 67,837 604,307 113
Other revenue 1,010,117,642 = %; - 335,769,682 108,742,652
Total 122,692,208,756 ___ 88,038,105,166 —_—t—
— ; 5 7.  Selling expenses and general and administration expenses
b)  Revenue from related parties: Details are presented in Note VIIL3 The year 2025 The year 2024
2. Costof sales VND VND
The year 2025 The year 2024 . a)  Selling expenses incurred in the year 4,846,383,888 6,739,453,149
VND VND Sales staff expenses 4,500,532,200 4,212,235,163
Cost of goods sold and services provided 81,840,085,261 63,491,324,778 External services expenses 336,285,025 2,505,447,149
Cost of real estate transfer - 6,200,678,848 _ Others expenses in cash 9,566,663 21,770,837
Total Slﬁd&ﬂﬂigi 69,692,003,626
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b)  General and administration expenses incurred in the year 43,722,313,707 40,569,562,889
Staff expenses 2R8,933,908,058 27,947,148,872
Stationery cost 294,315,334 409,803,668
Depreciation of fixed assets 1,857,914,561 1,532,165,388
Taxes, fees and charges 1,358,593,631 776,478,935
External services expenses 0,227,202,846 9,217,240,680
Other expenses in cash 2,050,379,277 686,725,346

¢)  Deduction from Selling expenses, general and administration expenses (440,000,000) (220,000,000)
Reversal of provisions for accounts receivables (440,000,000} (220,000,000)

8. Production cost by nature

Niam 2025 Nim 2024
VND VND
Labour cost 3R8,991,298,577 37,108,714,340
Depreciation expenses 7,434,637,620 7,099,536,630
External services expenses 85,980,342,291 77,525,907,485
Other expenses in cash 3,800,622,453 16,806,291,043
Total __136,206,900,941 138,540,449,498
9.  Current corporate income tax expenses
The year 2025 The year 2024
VND VIND
Normal course of production and business
Accounting profit before corporate income tax 233,577,556,221 164,489,442,697
Incomes exempted from corporate income tax (167,500,000,000) (118,125,000,000)
Corporate income tax non-deductible expense 2,512,078,811 1,105,239916
Losses are carried forward and offset operations profit and loss (68,589,635,032)  (47,469,682,613)
Corporate income tax assessable income - -
Current corporate income tax rate 20% 20%
Corporate income tax expense calculated on current taxable incomes - -
from normal business activities (1)
Real estate business
Accounting profit before corporate income tax 440,000,000 (1,499,230,698)
Corporate income tax non-deductible expense - 11,577,364
Other adjustments (if any) - -
Losses are carried forward and offset operations profit and loss {440,000,000) 1,487,653,334
Corporate income tax assessable income - -
Current corporate income tax rate 20% 20%

Corporate income tax expense calculated on current taxable incomes
from Real estate business (2)
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Social house business (preferential CIT rate at 10%)

Accounting profit before corporate income tax 1,244,438,771 1,064,453,127
Incomes exempted from corporate income tax -
Corporate income tax non-deductible expense 6,660,559 7,672,547
Other adjustments (if any) - -
Losses are carried forward and offset operations profit and loss (1,251,099,330) (1,072,125,674)
.Corporate income tax assessable income - -
Current corporate income tax rate 10% 10%
Corporate income tax expense calculated on current taxable incomes - -
from Social house business (3)

Adjustment of Corporate income tax expense in prior years into - -
current Corporate income tax this year (4)

Total current corporate income tax expense - -
(S)=(1)+2)+3)+4)

10. Basic earning per share

Basic earning per share is not presented on these Separate Financial Statements but it will be presented on the
Consolidated Financial Statements for the fiscal year ended 31/12/2025 of C.E.O Group JSC under guidelines in
Vietnamese Accounting Standard No. 30 - Basic earning per share.
VII. Additional information for items presented in the Separate Cash Flow Statement
The year 2025 The year 2024
VND VND
1.  Non-cash transactions will affect the future Cash Flow Statement
Interest on loan capitalized 17,591,886,272 30,460,000,000
2,  Principal amount receivable in the year
Receivable of borrowing principal under normal agreement 153,093,723,877 117,312,399,511

3.  Principal amount paid in the year

Payment of borrowing principal under normal agreement 142,529,251,584

VIII, Other information
1. Commitments

The Company has entered into land lease agreements with the State for the purpose of supporting its production and
business operations in the localities where it maintains business establishments. Under these agreements, the
Company leases land for business purposes and is required to pay annual land rental fees until the expiry date of the
respective lease agreements in accordance with prevailing regulations of the State.

2.  Subsequent events after reporting period

Board of General Directors confirms that, according to Board of General Directors, in all material respects, there
are no unusual events arising after the balance sheet date which affects the financial position and operation of the
Company that needed to be adjusted or presented on the Separate Financial Statements for the fiscal year ended
31/12/2025.
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3.

Transactions and balances with related parties

Related parties of the Company include: Key members, individuals who are related to key members and other

related parties.

List of related parties:
Related parties

C.E.O International Company Limited

C.E.O Construction Joint Stock Company

International College of Industry and Commerce

Phu Quoe Investment and Development Joint Stock Company

Phu Quoc Housing and Urban Development Joint Stock Company
C.E.O Design Consultancy One Member Limited Liability Company
C.E.Q Hospitality Limited Liability Company

C.E.Q Industrial park development Joint Stock Company

Van Don Tourism Development and Investment Joint Stock Company
Mha Trang Investment and Development Joint Stock Company
C.E.O Travel Joint Stock Company

Green Phu Quoc Limited Liability Company

C.E.O Phu Quoc Construction One Member Limited Company

Phu Kien Phu Quoc One Member Limited Liability Company

Happy Family Tour and Services One Member Limited Liability
Company

C.E.O Van Don Construction One Member Limited Liability Company
Happy Family Tour and Services Van Don Limited Liability Company
Mr, Doan Van Binh

Mr. Doan Van Minh

Mr. Tran Trung Ket
Ms. Vu Thi Lan Anh

Mr. Doan Duc Anh
Mr. Hoang Thiet Hung
Mr. Nguyen Van Dong
Mr. Cao Van Kien

Mr. Ta Van To

Mr, Tran Dao Duc
Ms. Do Phuong Anh
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Relationship

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary of C.E.O Hospitality Limited
Liability Company

Subsidiary of C.E.O Hospitality Limited
Liability Company

Subsidiary of C.E.O Construction Joint
Stock Company

Subsidiary of Phu Quoc Investment and
Development Joint Stock Company
Subsidiary of C.E.O Travel Joint Stock
Company

Subsidiary of C.E.Q Construction Joint
Stock Company

Subsidiary of C.E.O Travel Joint Stock
Company

Chairman of the Board of Management
Member of the Board of Management
Member of the Board of Management
Member of the Board of Management
(Dismissed from May 08, 2025) cum
Deputy General Director (Dismissed from
April 01, 2025)

Member of the Board of Management
(Appointed from May 08, 2025)
Member of the Board of Management
(Dismissed from May 03, 2025)
Independent Member of the Board of
Management

General Director

Deputy General Director

Deputy General Director

Deputy General Director
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Ms. Do Thi Thom

Mr. Doan Tien Trung
Ms. Thai Thi Tuoi

Ms. Tran Thi Thuy Linh
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Deputy General Director (Appointed from

a) During the year, the Company has entered into its significant transactions with related parties as follows:

Purchase

C.E.O Construction Joint Stock Company

Van Don Tourism Development and Investment Joint Stock Company
C.E.O Travel Joint Stock Company

C.E.O Hospitality Limited Liability Company

C.E.O Design Consultancy One Member Limited Liability Company
Phu Kien Phu Quoc One Member Limited Liability Company

C.E.O Phu Quoc Construction One Member Limited Company

Phu Quoc Investment and Development Joint Stock Company

Sales

C.E.O Construction Joint Stock Company

C.E.O Travel Joint Stock Company

C.E.O International Company Limited

C.E.O Hospitality Limited Liability Company

Phu Kien Phu Quoc One Member Limited Liability Company

Van Don Tourism Development and Investment Joint Stock Company
C.E.O Van Don Construction One Member Limited Liability Company
Green Phu Quoc Limited Liability Company

Phu Quoc Housing and Urban Development Joint Stock Company
C.E.O Design Consultancy One Member Limited Liability Company
Phu Quoc Investment and Development Joint Stock Company

Nha Trang Investment and Development Joint Stock Company

Lending
Phu Quoc Investment and Development Joint Stock Company
Phu Kien Phu Quoc One Member Limited Liability Company

Recovered from lending
Phu Quoc Investment and Development Joint Stock Company
Phu Kien Phu Quoc One Member Limited Liability Company

Received interest loan
Phu Quoc Investment and Development Joint Stock Company
Phu Kien Phu Quoc One Member Limited Liability Company

Dividend Received
Van Don Tourism Development and Investment Joint Stock Company
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160,835,511,232
61,252,184,834

11,584,903,331
22,194,744,604

167,500,000,000

—

2022

~ NHIEM
ANVAL

22,000,000,000
30,700,000,000

6,427,261,642
12,781,357,972

118,125,000,000

TN

April 01, 2025)
Related person to Deputy General
Director
Chief accountant (Appointed from April
01, 2025)
Head of Board of Supervisors
Member of Board of Supervisors
Member of Board of Supervisors
The year 2025 The year 2024
VND VNID
19,163,027,557 55,625,193,264
08,148,148 16,666,667
1,764,104,734 4,551,562,531
15,769,653,224 15,972,310,086
1,576,655,013 4,788,360,23 1
352,811,978 447,979,734
8,839,480,677 37,866,335,740
93,459,412 78,789,930
5,391,662,233 6,795,348,631
2 111,047,405
478,612,781 335,111,260
919,864,095 907,598,850
3,710,458,505 1,251,992,880
22,737,811,407 20,244,184,894
2,182,889,246 1,671,454,048
. 367,500
867,309,306 628,849,876°
767,075,373 872,835,793 —
3,600,746,533 2,215,323,067 NG
25,502,110,890
70,382,919,450 140,500,000,000°
102,908,966,822 132,360,000,000 7 7
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Capital contribution to subsidiaries

Nha Trang Investment and Development Joint StockCompany 207,900,000,000 -
C.E.O industrial park development Joint Stock Company 445,500,000,000 -
Van Don Tourism Development and Investment Joint Stock Company - 493,750,000,000
Divestment from subsidiary
C.E.O Service DevelopmentJoint Stock Company - 33,150,000,000
C.E.O Travel Joint Stock Company - 10,200,000,000
b) Balances with related partics 31/12/2025 01/01/2025
VND VND
Trade accounts receivable
Van Don Tourism Development and Investment Joint Stock Company 18,527,349,243 3,094 916,420
Phu Quoc Housing and Urban Development Joint Stock Company 432,101,315 -
C.E.O Construction Joint Stock Company 452,903,870 5,914,191,251
Phu Kien Phu Quoc One Member Limited Liability Company 513,990,800 36,630,440
C.E.O Design Consultancy One Member Limited Liability Company 207,883,987 239,745,311
C.E.O Hospitality Limited Liability Company 129,600,000 -
C.E.O Van Don Construction One Member Limited Liability Company - 1,348,828,054
Phu Quoc Investment and Development Joint Stock Company 1,687,309,283 446,810,246
C.E.O International Company Limited 72,626,687 -
Nha Trang Investment and Development Joint Stock Company 3,702,215,631 -
Advances to suppliers
C.E.O Construction Joint Stock Company 31,112,446,225 520,920,839
C.E.O Design Consultancy One Member Limited Liability Company 1,571,544,203 1,107,340,249
C.E.O Phu Quoc Construction One Member Limited Company 29,310,161,137 11,928,052,057
Loan receivables
Phu Quoc Investment and Development Joint Stock Company 115,047,408,218 205,500,000,000
Phu Kien Phu Quoc One Member Limited Liability Company 321,036,781,988 279,380,000,000
Other receivables
Phu Quoc Investment and Development Joint Stock Company 4,097,423,237 5,516,430,822
C.E.O Construction Joint Stock Company - 7271173
Phu Kien Phu Quoc One Member Limited Liability Company 18,553,238,572 4,427,268,111
C.E.Q Travel Joint Stock Company 14,175,000 378,000,000
Van Don Tourism Development and Investment Joint Stock Company 5,270,996 -
Trade accounts payable
C.E.O Travel Joint Stock Company 1,228,540,400 1,813,920,000
C.E.O Hospitality Limited Liability Company 10,807,735,093 4,296,438,636
Van Don Tourism Development and Investment Joint Stock Company 86,100,000 -
Phu Kien Phu Quoe One Member Limited Liability Company 33,250,000 -
Phu Quoc Investment and Development Joint Stock Company - 18,150,000
‘Advances from customers
C.E.O International Company Limited - 80,310,640
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(*) Details of the income of key management members in the year as follows:

The year 2025 The year 2024
VND VND

Income of key members 25,023,154,511 7.872,651,951
Remuneration of the members of the Supervisory Board 120,000,000 120,000,000
Total 25,143,154,511 7,992,651,951
(*) Details of the income of key management members in the year as follows:

The year 2025 The year 2024

VIND VND

1. Income of Board of General Directors 10,986,127,250 4,338,111,654
Mr. Cao Van Kien 3,272,760,025 359,598,210
Mr. Ta Van To 1,885,708,761 342,857,767
Ms. Do Phuong Anh 1,173,343,303 998,129,580
Ms. Vu Thi Lan Anh 578,298,507 1,373,541,772
Mr. Tran Dao Duc 2,130,533,257 1,263,984,325
Ms. Do Thi Thom 1,945,483,397 -
2. Remuneration of Members of the Board of Directors and the 14,037,027,261 3,534,540,297
Chief Accountant
Mr. Doan Van Binh 8,556,136,145 2,009,471,662
Ms. Do Thi Thom - 662,024,120
Mr. Tran Trung Ket 1,430,314,800 84,000,000
Mr. Hoang Thiet Hung - 28,000,0
Mr. Nguyen Van Dong 757,157,400 56,000,0
Mr. Doan Van Minh 1,430,314,800 695,044,515
Mr. Doan Duc Anh 1,402,314,800 .
Ms. Thai Thi Tuoi 460,789,316
3. Remuneration of the members of Board of Supervisors 120,000,000 120,000, ) 0
Ms. Tran Thi Thuy Linh 48,000,000 48,000,000
Mr. Bui Duc Thuyen 36,000,000 36,000,000
Ms. Nguyen Thu Phuong 36,000,000 36,000,000

4.  Comparative information

31, 2024 of C.E.O Group JSC., by Vietnam Auditing and Evaluation Co., Ltd (VAE).

Hanoi, March 02, 2026 r;_f/' '
C.E.O GROUPJOINT STOCK COMPANY

Comparative figures are the figures of the audited Separate Financial Statements for the fiscal year ended December:

Prepared Chief Accountant 1 Director
Bui Thi Kieu Chinh Thai Thi Tuoi Cao Van Kien
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BOARD OF GENERAL DIRECTORS* REPORT
attached ta the Consolidated Financial Statemenis
for the fiscal year ended December 31, 2025

C.E.O GROUP JOINT STOCK COMPANY

Address: 5% Floor, CEO tower, HH2-1, Me Tri Ha New Urban
Area, Pham Hung street, Tu Liem Ward, Hanoi, Vietnam

BOARD OF GENERAL DIRECTORS’ REPORT

We, members of Board of General Directors of C.E.O Group Joint Stock Company (hereinafter referred to as
“the Company™) present this Report together with the Company’s audited Consolidated Financial Statements for
the fiscal year ended December 31, 2025.

Board of Management and Board of General Directors

Members of Board of Management and Board of General Directors who held the Company during the year
ended December 31, 2025 and to the date of this report, include:

Board of Management

Mr. Doan Van Binh Chairman

Mr. Doan Van Minh Member

Mr. Tran Trung Ket Member

Mr. Nguyen Van Dong Independent Member

Ms. Vu Thi Lan Anh
Mr. Doan Duc Anh

Member (Dismissed from May 08, 2025)
Member (Appointed from May 08, 2025)

Board of General Directors

Mr. Cao Van Kien General Director

Mr. Ta Van To Deputy General Director
Mr. Tran Dao Duc Deputy General Director
Ms. Do Phuong Anh Deputy General Director

Ms. Do Thi Thom
Ms. Vu Thi Lan Anh

Deputy General Director (Appointed from April 01, 2025)
Deputy General Director (Dismissed from April 01, 2025)

Respective responsibilities of the Board of General Directors

The Board of General Directors of the Company is responsible for preparing Consolidated Financial Statements
which give a true and fair view of the financial position, business operation results and cash flows of the
Company in the year, in accordance with Vietnamese Accounting Standards, Vietnamese Accounting regime for
enterprises and legal regulations relating to the preparation and presentation of the Consolidated Financial
Statements. In the preparation of these Consolidated Financial Statements, the Board of General Directors is

required to:
- Select suitable accounting policies and then consistently apply them;
- Make judgments and estimates that are reasonable and prudent;

- State whether appropriate accounting standards are respected or any application of material misstatements
needs to be disclosed and justified in Consolidated Financial Statements;

- Prepare the Consolidated Financial Statements on the going concern basis unless it is inappropriate to
presume that the Company will continue in business; and

- Design and implement an effective internal control system for the purpose of properly preparing and
presenting the Consolidated Financial Statements so as to minimize risks and frauds.

BOARD OF GENERAL DIRECTORS* REPORT
attached 1o the Consolidated Financial Statements
Jor the fiscal year ended December 31, 2025

C.E.0 GROUF JOINT STOCK COMPANY

Address: 5% Floor, CEO tower, HH2-1, Me Tri Ha New Urban
Area, Pham Hung street, Tu Liem Ward, Hanoi, Vietnam

BOARD OF GENERAL DIRECTORS’ REPORT
(continued)

The Board of General Directors is responsible for ensuring that proper accounting records are kept, which
disclose, with reasonable accuracy at any time, the financial position of the Company and that the Consolidated
Financial Statements comply with Vietnamese Accounting Standards, Vietnamese Accounting regime for
enterprises and legal regulations relating to the preparation and presentation of the Consolidated Financial
Statements. Board of General Directors is also responsible for safeguarding the assets of the Company and
hence for taking reasonable steps for the prevention and detection of frauds and other irregularities.

The Board of General Directors confirms that the Company has complied with the above requirements in
preparing these Consolidated Financial Statements.

For and on behalf of the Board of General Directors,

n
Q— D'GROUYP JOINT STOCK CUMPANYL-Q/ lu'/

)

Cao Van Kien
General Director
Hanoi, March 02, 2026




- COMPANY LIMITED™

VIET NAM AUDITING AND EVALUATION COMPANY LIMITED
INDEPENDENT MEMBER OF LEA GLOBAL

Since 2001 Specialized in Auditing, Evaluation, Consultancy on Finance, Accounting and Tax

No. 0503.02-26/BC-TC/VAE

Hanoi, March 05, 2026
INDEPENDENT AUDITORS? REPORT

To: The Shareholders
The Board of Management and Board of General Directors
C.E.O Group Joint Stock Company

We have audited the accompanying Consolidated Financial Statements of C.E.O Group Joint Stock
Company (hereinafter referred to as “the Company™), prepared on March 02, 2026, from page 06 to page
49, which comprise: The Consolidated Balance Sheet as at December 31, 2025, the Consolidated Income
Statement, the Consolidated Cash Flow Statement for the fiscal year then ended and Notes to the
Consolidated Financial Statements.

Board of General Director’s responsibility

Board of General Directors of the Company is responsible for the preparation and fair presentation of
these Consolidated Financial Statements of Company in accordance with Vietnamese Accounting
Standards, Vietnamese Accounting regime for enterprises and legal regulations relating to the preparation
and presentation of the Consolidated Financial Statements and for such internal control as Board of
General Directors determines is necessary to enable the presentation of Consolidated Financial Statements
that are free from material misstatements whether due to fraud or error.

Auditor’s responsibility

Qur responsibility is to express an opinion on the Consolidated 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, plan and perform the audit to obtain reasonable assurance about
whether the Consolidated Financial Statements of the Company are free from material misstatements.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosure in the
Consolidated Financial Statements. The procedures are selected depending on the auditor’s judgement,
including the assessment on risk of material misstatements of the Consolidated Financial Statements,
whether due to fraud or error. In making those risk assessments, the auditor considers internal control
relevant to the Corporation’s preparation and fair presentation of the Consolidated Financial Statements in
order to design audit procedures that are appropriate in the circumstances, but not for the purpose of
expressing an opinion on the effectiveness of entity’s internal control. An audit also includes evaluating
the appropriateness of accounting policies used and the reasonableness of accounting estimates made by
Board of General Directors as well as evaluating the overall presentation of the Consolidated Financial
Statements.

We believe that the audit evidences we have obtained are sufficient and appropriate to provide a basis for
our audit opinion.

Head Office: 11" Floor Song Da Building - 165 Cau Giay - Cau Giay Ward - Hanol City - Tel: (+84) 24 6267 0491/0492 - Website: www.vae.com.vn
Hanel Office: Mo. 121, 83 Streel Ha Chi Minh City Office: No. 6/8 Nguyen Huy Tuong
Bach Mai Ward, Hanoi City 4 Gia Dinh Ward, Ho Chi Minh City

Tedl; (+84) 901 711 999 Tel: (+84) 903 353 579

O
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INDEPENDENT AUDITORS’ REPORT
feontinued)

Opinion

In our opinion, the Consolidated Financial Statements, in all material respects, give a true and fair view
of the consolidated financial position of the Company as at December 31, 2025, and of the results of its
consolidated operations and its consolidated cash flows for the fiscal year then ended in accordance
with Vietnamese Accounting Standards, Vietnamese Accounting regime for enterprises and legal
regulations relating to the preparation and presentation of the Consolidated Financial Statements.

Emphasis of Matter

As presented in Note VIIL5 of the Notes to the Consolidated Financial Statements, the Company has
adjusted some comparative figures in the Consolidated Financial Statements due to the retrospective
adjustments made to the financial statements of a subsidiary in accordance with the tax authority’s
inspection minutes.

Our opinion is not affected by this matter.

X{ '{‘;."3-.2"—-:' .:.-.;.l.-l.:'j_?,_\\\
S A =

Dang Thi Thu Hang
Deputy General Director - Audit Director Auditor
Certificate of Audit Practice Registration No. 1930- Audit Practising Registration Certificate
2026-034-1 No.3744-2026-034-1

For and on behalf of
VIETHNAM AUDITING AND EVALUATION CO.,, LTD

)
):
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C.E.O GROUP JOINT STOCK COMPANY

Address: 5" Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended December 31, 2025

CONSOLIDATED BALANCE SHEET

As at December 31, 2023

Form B01- DN/HN

Unit: VND

ASSETS Codes Notes 31/12/2025 01/01/2025

A CURRENT ASSETS 100 4,575,498,519,600  4,991,254,141,661
I Cash and cash equivalents 110 V.1 780,987,360,496 993,340,552,048
1 Cash 111 111,210,046,341 101,115,069,038
2 Cash equivalents 112 669,777,314,155 §92,225,483,010
II Cash equivalents 120 V... 767,707,101,181  1,005,707,645,162
1 Held-to-maturity investments 123 767,707,101,181  1,005,707,645,162
IIT Short-term receivables 130 1,375,752,704,168  1,401,806,712,424
1 Short-term trade accounts receivable 131 V.3, 646,198,512,371 637,679,224,100
2 Advances to suppliers 132 V.. 68,597,389,031 171,037,320,309
3 Other short-term receivables 136 V.5 799,859,352,852 672,081,978,294
4 Provision for short-term doubtful debts 137 (139,202,550,086) (78,991,810,279)
IV Inventories 140 V.. 1,469,478,625,997  1,375,991,004,679
1 Inventories 141 1,469,478,625,997  1,375,991,004,679
V Other current assets 150 181,572,727,758 214,408,227,348
1 Short-term prepayments 151 V.1 39,045,294,890 75,634,263,407
2 VAT deductibles 152 123,707,479,401  117,273,158,025
3 Taxes and receivables from the State budget 153 V.17 18,819,953,467 21,500,805,916
B NON-CURRENT ASSETS 200 4,154,559,715,633  3,966,329,328,143
I Other long-term receivables 210 9,934,570,694 9,949,570,694
1 Other long-term receivables 216 V.5, 0,934,570,694 9,949, 570,604
II Fixed assets 220 2,097,244,300,755  2,158,995,368,700
1 Tangible fixed assets 221 V.8, 2,053,212,815,814  2,113,290,882,315
- Historical cost 222 2,612,727,232,528 2,596,445,456,621
- Accumulated depreciation 223 (559,514,416,714)  (483,154,574,306)
2 Intangible fixed assets 227 V9, 44,031,484,941 45,704,486,385
- Historical cost 228 71,943,948, 244 71,336,756,244
- Accumulated amortization 229 (27,912,463,303) (25,632,269,859)
I Investment property 230 V.12 584,985,724,955 601,914,683,963
- Historical cost 231 735,401,626,634 735,401,626,634
- Accumulated depreciation 232 (150,415,901,679)  (133,486,942,671)
IV Long-term assets in progress 240 1,332,884,146,656 1,077,553,963,639
1 Construction in progress costs 242 V.10. 1,332,884,146,656  1,077,553,963,639
V Long-term financial investments 250 & -
VI Other non-current assets 260 129,510,972,573 117,915,741,147
1 Long-term prepayments 261 V.11 65,068,236,340 57.978,310,208
2 Deferred tax assets 262 V.13 44,615,348,579 22,740,490,345
3 Goodwill 269 V.14, 19,827,387,654 37,196,940,594
TOTAL ASSETS (270=100+200 270 8,730,058,235,233 _ 8,957,583,469,804

(Notes from page 11 to 49 are an integral part of these Consolidated Financial Statement)

6

/"’/&,‘{J e B

[+

I
=

C.E.O GROUP JOINT STOCK COMPANY

Address: 5™ Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended December 31, 2025

CONSOLIDATED BALANCE SHEET

As at December 31, 2025

Form B01- DN/HN

e B

Thai Thi Tuoi

Do Huu Thang

(continued)
Unit: VND
RESOURCES Codes Notes 31/12/2025 01/01/2025
(Restated)
C LIABILITIES 300 2,288,400,405,019  2,688,938,273,503
I Current liabilities 310 1,647,045,334,718  2,009,711,321,646
1 Short - term trade account payables 311 V.S, 225473,320,104  219,743,590,675
2 Short-term advances from customers 312 V.16 519,214,733,756 812,074,247,812
3 Taxes and payables to the State budget 313 V.17 49,751,824,726 99,961,576,903
4 Payables to employees 314 24,975,037,482 10,710,797,932
5 Short-term accrued expenses ils V.18 282,459,133,153 254,570,286,785
6 Unearned short-term revenue 318 V.19, 28,556,465,352 3,864,449,931
7 Other short-term payables 319 WV.20. 343,547,209,675 298,687,326,643
8 Short-term loans and obligations under finance 320 V.22, 02,983,068,697 193,352,954,059
9 Ef:l:'am and bonus fund 322 80,084,541,773 116,746,090,906
I Non-current liabilities 330 641,355,070,301 679,226,951,857
1 Long-term accrued expenses 333 V.18 81,274,252,031 82,348,053,565
2 Unearned long-term revenue 336 V.19, 116,283,984,456 162,755,029,987
3 Other long-term payables 337 WV.20. 37,437,847,259 36,861,340,756
4 Long-term loans and obligations under finance 338 V.22, 342,857,351,936 334,970,759,139
lease

5 Deferred tax liabilities 341 V2L 63,501,634,619 62,291,768,410
D OWNER'S EQUITY 400 6,441,657,830,214  6,268,645,196,301
I Owner’s equity 410 V.23, 6,441,657,830,214  6,268,645,196,301
1 Owners’ contributed capital 411 5,674,160,750,000  5,404,064,320,000
- Ordinary shares with voting right 41la 5,674,160,750,000  5,404,064,320,000
2 Capital surplus 412 (433,150,000) (433,150,000)
3 Development and investment fund 418 243,967,519,433 230,900,226,386
4 Retained earnings 421 291,855,108,812 428,075,106,097
- Retained earnings accumulated to the prior 42la 114,573,299,459 237,921,377,796

year end
- Retained earnings of the current year 421b 177,281,809,353 190,153,728,301
5 Non-controlling interest 429 232,107,601,969 206,038,693,818
TOTAL RESOURCES (440=300-+400 440 8,730,058,235,233 8.,957,583,469,804
Hanoi, March 02, 2026
C.E.O OINT STOCK COMPANY

Prepared by Chief Accountant Texa

Cao Van Kien

(Notes from page 11 to 49 are an integral part of these Consolidated Financial Statement)
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C.E.O0 GROUP JOINT STOCK COMPANY

Address: 5™ Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

CONSOLIDATED INCOME STATEMENT
For the fiscal year ended December 31, 2025

Form B02 - DN/HN

Unit: VND
Items Codes Notes Year 2025 Year 2024
1 Gross revenne from goods sold and services 01 VL1. 1,338,663,418,497 1,307,939,076,396
rendered
2 Revenue deductions 02 V2 529,101 2,862,753
3 Net revenue from goods sold and services rendered 10 1,338,6062,889,396  1,307,936,213,643
(10=01-02)
4  Cost of sales 11 V1.3, 921,910,971,237 957,030,706,453
5 Gross profit from goods sold and services rendered 20 416,751,918,159 350,905,507,190
(20=10-11)
6 Financial income 21 V1.4, 76,251,711,792 84.055,087,529
7 Financial expenses 22 VI.5. 27,064,973,480 31,988,385,976
Where: Interest expense 23 26,660,780,799 30.662,631,339
8 Profit or loss in joint ventures, associates 24 - <
9  Selling expenses 25 VL6. 46,476,212,895 68,973,060,496
10 General and administration expenses 26 V1.6, 167,459,050,420 97,631,272,825 ﬁ'
11 Operating profit 30 252,003,393,156  236,367,875422
{30=20-+(21-22)+24-(25+26)} %
12 Other income 31 VLI 17,396,400,125 11,495,481,158 1
13 Other expenses 32 VLA 41,405,241,756 11,340,553,924 :\
14 Profit from other activities (40=31-32) 40 (24,008,841,631) 154,927,234 %
15 Accounting profit before tax 50 227,994,551,525 236,522,802,656
(50=30+40)
16 Current corporate incom tax expense 51 VL9, 42,697,511,806 67,943,608,241
17 Deferred corporate incom tax expense 52 VLI0, (20,664,992,025) 2,618,224,189
18 Net profit after corporate income tax 60 205,962,031,744 165,9511,9711,216:__‘51*
(60=50-51-52) 122247
19 Profit after tax attributable to the Parent company 61 177,281,809,353 190,153,728,301,, |,
20 Profit after tax attributable to non-controlling interests 62 28,680,222,39] (24,1 92,?53,0?5]5'!:! Hily
21 Basic earning per share 70 VLI 323.80 30742 Vi DIHH
Hanoi, March 02, 2026 _Ii,
JURJOINT STOCK COMPANY
Prepared by Chief Accountant ral Director |/

Do Huu Thang

Thai Thi Tuoi

COPHAN
TAP DOAN

Cao Van Kien

{Notes from page 11 to 49 are an integral part of these Consolidated Financial Statement)
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C.E.O0 GROUP JOINT STOCK COMPANY

Address: 5" Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS
Far the fiscal year ended December 31, 2025

CONSOLIDATED CASH FLOW STATEMENT

Form B03 - DN/HN

(Under indirect method)
For the fiscal year ended December 31, 2025
Unit; VND
Items Codes Notes Year 2025 Year 2024
I  Cash flow from operating activities
1. Profit before tax 01 227,994,551,525 236,522,802,656
2. Profit before tax
- Depreciation of fixed assets and investment 02 116,622,949 045 110,597,989,911
property
- Provisions 03 60,210,739,807 14,523,472.322
- (Gains, losses from exchange rate differences due to 04 (12,962,254) (100,936,500)
the revaluation of monetary items in foreign currencies
- Gains, losses from investing activities 05 (72,826,201,157) (85,250,560,895)
- Interest expense 06 26,660,780,799 30,662,631,339
3. Profit from operating activities before changesin 08 358,649,857,765 306,955,398,833
working capital
- Increases/Decreases in receivables 09 (61,385,886,522) 99,344,255,221
- Increases/Decreases in inventories 10 (93,487,621,318)  (100,856,679,097)
- Increases/Decreases in payables (excluding 11 (192,941,349,625)  (302,108,202,329)
interest
- Increases/Decreases in prepayment expense 12 29.499.042,385 44,897,790,325
- Interest expense paid 14 (25,883,346,274) (19,100,451,856)
- Corporate income tax paid 15 (96,118,260,326) (85,691,256,797)
- Other cash outflows 17 (66,999,632,724) (20,776,444,513)
Net cash flow from operating activities 20 (148,667,196,639) (77,335,590,213)
II. Cash flow from investing activities
1. Acquisition and construction of fixed assets and 21 (283,784,729,875)  (415,192,169,898)
other non-current assets
2. Proceeds from liquidation, disposal of fixed assets 22 5,011,549,585 2,315,549,032
and other non-current assets
3. Cash outflows for lending, buying debt instruments 23 (1,115,672,773,557)  (937,620,317,538)
of other entities
4, Cash recovered from Ilending, selling debt 24 1,353,673,317,538  1,485,000,000,000
instruments of other entities
Cash recovered from investing other entities 26 - 6,771,241,950
Interest earned, dividends and received profits 27 77,278,577,091 87,275,477,139
Net cash flow from investment activities 30 36,505,940,782 228,549,780,685
III. Cash flow from financial activities
1. Proceeds from borrowing 33 306,316,698,213 519,351,641,617
2. Repayment of borrowing 34 (399,021,596,162)  (819,377,004,343)
3. Dividends and profit paid to owner 36 (7,500,000,000)  (11,310,000,000)

(Notes from page 11 to 49 are an integral part of these Consolidated Financial Statement)
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CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUP JOINT STOCK COMPANY

Address: 5™ Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

Form B03 - DN/HN

CONSOLIDATED CASH FLOW STATEMENT
(Under indirect method)
For the fiscal year ended December 31, 2025

{continued)

Unit: VIND
Items Codes Notes Year 2025 Year 2024
Net cash flow from financial activities 40 (100,204,897,949)  (311,335,362,726)
Net cash flow in the period (50 = 20+30+40) 50 (212,366,153,806)  (160,121,172,254)
Cash and cash equivalents at the beginning of 60 993,340,552,048  1,153,356,865,428

the year
Effect of changes in foreign exchange rates 61 12,962,254 104,858,874

Cash and cash equivalents at the end of the year 70 V.1 780,987,360,496 993,340,552,048

(70=50+60+61)

Hanoi, March 02, 2026

Prepared by Chief Accountant
Do Huu Thang Thai Thi Tuoi Cao Van Kien

(Notes from page 11 to 49 are an integral part of these Consolidated Financial Statement)
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CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUF JOINT STOCK COMPANY

Address: 5% Floor, CEO tower, HH2-1, Me Tri Ha New Urban
Area, Pham Hung street, Tu Liem Ward, Hanoi, Vietnam

Form B 09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
((These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statementis)

I. General information
1. Structure of ownership

C.E.O Joint Stock Company (hereinafter referred to as “the Company™) was formerly Vietnam Trade,
Construction and Technology Limited Company (VITECO), established and operated under the Business
Registration Certificate No. 0102003701 dated 26/10/2001 issued by Hanoi Authority for Planning and
Investment. The Company changed its name into C.E.O Investment Joint Stock Company and operated
under Business Registration Certificate No. 0103016491 dated 29/03/2007 by sonass. Since 21/4/20135, the
Company’s name has changed into C.E.O Group Joint Stock Company in accordance with the 15th
amended Business Registration Certificate No. 0101183550, The Company has made 29 times of changes
in its Business Registration Certificate.

According to the 29" amended Enterprise Registration Certificate No. 0101183550 dated 15 September
2025 regarding the increase in charter capital, the Company’s charter capital is VND 5,674,160,750,000
(Five trillion, six hundred seventy-four billion, one hundred sixty million, seven hundred fifty thousand
Vietnamese dong).

Shares of the Company were listed on the Hanoi Stock Exchange (HNX) under securities code of CEO.

2. Operating industry
The Company operates in trading, real estate business, houses for lease, resort and travel services, urban
area management,... education and training in association with labor export.

3. Principal activities

The Company’s principal activities include:

- Construction of buildings in all types. In details: Investment in construction of buildings, industrial
zones, civil works;

- Operating tours, short-stay services, restaurants and mobile catering services;
- Vocational education, college training;
- Real estate business, land use rights owned, used or leased business;

- Advisory, brokerage and auction of real estates, auction of land use right. In details: Real estate
exchange; Real estate management; Real estate advertising; Real estate auction (solely operations under
practice certificate granted to the representative in compliance with Laws); Real estate due valuation;
Real estate brokerage; Real estate consulting;

The Company’s Head Office: 5* Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area, Pham Hung
Street, Tu Liem Ward, Hanoi, Vietnam.

4, Normal production and business cycle

Depending on each business line, normal operating cycle of the Company will last no more than 12 months
or more than 12 months, in particular:

- For business of machinery, equipment, service and consulting the normal operating cycle of the
Company will be done within no more than 12 months.

- For business of real estate development-ihe normal course of business cycle of the Company can be lost
more than 12 months.
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C.E.0 GROUF JOINT STOCK COMPANY CONSOLIDATED FINANCIAL STATEMENTS

Address: 5 Floor, CEO tower, HH2-1, Me Tri Ha New Urban For the fiscal year ended December 31, 2025
Area, Pham Hung street, Tu Liem Ward, Hanoi, Vietnam

Form B 09 — DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

6.

IIL.

Disclosure of information comparability in the Consolidated Financial Statements

The respective information and figures presented in the Consolidated Financial Statements of the
Company for the fiscal year ended December 31, 2025 are comparative.

Number of employees

The number employees of the Parent company and its subsidiaries as at 31/12/2025 is 1,458 employees
(As at 31/12/2024 is 1,353 employees)

Accounting period, accounting currency
Accounting period

The Company’s accounting period begins on 01/01 and ends on 31/12 every year.

Accounting currency

The currency used in accounting is Vietnam dong (“VND™) accounted under the principle of historical
cost, in accordance with Vietnamese Accounting Standards, Vietnamese Accounting regime for
enterprises and the legal regulations related to the preparation and presentation of Consolidated Financial
Statements,

Applied accounting regime and standards
Applied accounting regime and standards

The Company applies Vietmamese Accounting regime and Vietnamese Accounting Standards for
enterprises promulgated under the Circular No. 200/2014/TT-BTC dated 22/12/2014 by Ministry of
Finance guiding the Accounting Regime for Enterprises and Circular No. 53/2016/TT-BTC dated
21/03/2016 by Ministry of Finance regarding amendment to some articles of Circular No. 200/2014/TT-
BTC; prepares and presents the Consolidated Financial Statements in accordance with Circular No.
202/2014/TT-BTC dated 22/12/2014 by Ministry of Finance.

Statement on the compliance to Accounting Standards and Accounting regime

The Company’s Consolidated Financial Statements are prepared and presented in accordance with
Vietnamese Accounting Standards and current Vietnamese Accounting regime for enterprises and the
laws and regulations in relation to the preparation and presentation of Consolidated Financial Statements.

Significant accounting policies

Basis for the consolidation of Consolidated Financial Statements

The Consolidated Financial Statements include Seperate Financial Statements of the Company and
Financial Statements of companies under the control of the Company (subsidiaries) prepared for the fiscal
year ended December 31, 2025. The control means the Company is able to control financial policies and
operations of investee companies in order to get economic benefits from these companies.

Business performance of subsidiaries which have been acquired or disposed in the period is presented in the
Consolidated Income Statement from acquisition date or as at disposal date of investment in subsidiaries.

Where necessary, the Financial Statements in subsidiaries are adjusted so accounting policies which are
being applied in the Company and subsidiaries are the same.

All transactions and balances between companies in the same Group are canceled out upon consolidating
the Financial Statements.
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(These noles are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

Non - controlling interest

Non - controlling interest in net assets of subsidiaries are determined as a separate item from the part of
owner’s equity of shareholders of the parent company Non- controlling interest (NCI) consists of value of
non- controlling interest as at the initial consolidated date and changes in NCI in the total equity changes
from the consolidated date. Loss amounts incurred at subsidiaries must be allocated corresponding to the
ownership of non-controlling, in case of those loss amounts are greater than the ownership of non-
controlling in net assets of subsidiaries.

Business combination

Business combinations are accounted for using the purchase method at purchase date, on which control is
transferred to the Company. The control exists when the Company has governing power over financial
policies and activities of an entity for purpose of gaining economic benefits of such entity. On evaluating
the control power, the Company has to consider potential voting right that can be realisable at current
time.

In purchase method, assets, liabilities and contingent liabilities of the Acquiree will be measured at fair
value on purchase date. Any premium between consideration and total fair value of the acquired assets
will be recognized as goodwill. Any shortage between consideration and total fair value of the acquired
assets will be recognized into the income statement in the period in which the acquisition incurs.

Non-controlling interest as at the first business combination will be measured on the proportion of non-
controlling interest in the total fair value of assets, liabilities and contingent liabilities being recognized.

Goodwill

Goodwill incurs from acquisition of subsidiaries or associates and jointly-controlled business entities.
Goodwill is measured at historical cost less accumulated allocation. Goodwill is separately presented as
another asset on the Consolidated Balance Sheet.

Historical cost of the incurred goodwill is the premium between the consideration and interest proportion
in the Company in total fair value of assets, liabilities and contingent liabilities of subsidiaries, associates
or joint venture entities as at investment date.

Goodwill is accounted for as an intangible asset, which is amortized by straight-line method on the
estimated useful life of such goodwill from 05 to 10 years.

On selling subsidiaries, associates or joint venture entities, the carrying amount of goodwill which has not
been amortized will be carried forward to profit/loss from the corresponding transfer.

2. Estimates

The preparation of Consolidated Financial Statements in conformity with Vietnamese Accounting
Standards, accounting regime for enterprises and legal regulations relating to the preparation and
presentation of Consolidated Financial Statements requires management to make estimates and
assumptions that affect the reported amounts of assets, liabilities and disclosures of contingent assets and
liabilities at the date of the Consolidated Financial Statements and the reported amounts of revenues and
expenses during the period. Although these accounting estimates are based on the management’s best
knowledge, actual results may differ from those estimate.

3. Principle of recognizing cash and cash equivalents

Cash and cash equivalents comprise cash in hand, demand deposits and other short-term (no more than 3
months), liquid investments that are readily convertible to a known amount of cash and which are subject
to an insignificant risk of changes in value.
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Area, Pham Hung street, Tu Liem Ward, Hanoi, Vietnam

Form B 09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Staterments)

4. Accounting principle for financial investments
Held-to-maturity investments

Held-to-maturity investments consist of investment amounts that the Company intends and is able to hold
to the maturity date. Held-to-maturity investments include: term deposits in banks.

Held-to-maturity investments are recognized starting from the acquisition date and initial value of such
held-to-maturity investments are determined under purchase price and expenses related to transactions of
purchasing investment amounts. Interest proceeds from held-to-maturity investments after purchase date
are recognized on the Consolidated Income Statement on the basis of estimates. Interest before the
Company holds the investments shall be deducted from historical cost at purchase time.

Held-to-maturity investments are determined as historical cost minus provisions for doubtful and bad
debts.

Provision for doubtful debts of investments held to maturity is made in accordance with current
accounting regulations.

5. Accounting principle for receivables

Receivables are presented as net book value less allowance for doubtful and bad debts. Classification of
receivables is made on the following principle:

- Trade accounts receivable consist of receivables with their commercial nature arising from transactions
with their purchasing-selling nature between the Company and buyers who are independent entities
from the Company.

- Other receivables consist of receivables with their non-commercial nature, not related to transactions
with their purchasing-selling nature.

Allowance for doubtful and bad debts is made for each doubtful or bad debt based on age of each debt
amounts or estimated loss that may incur because debtors are insolvent under liquidation, bankruptey or

similar hardship.

Tncrease, decrease in provision for bad and doubtful debts to be made at the cut-off date for Consolidated
Financial Statements shall be recognized into General administration expenses.

6. Principle for recognizing inventories

Inventories are recognized at the lower price between historical cost and net realizable value. Historical
cost of inventories consists of expenses of acquisition, processing and other directly related expenses (if
any) incurred to bring inventories to their present location and condition.

Inventories include purchased or constructed real estate for sales during the normal course of operation of
the Company, not for lease or appreciation, being valued at lower between costs to bring each product to
the current location and condition and its net realizable value. Cost of inventories as real estate include:
cost of land use and land development cost, construction cost payable to contractors, borrowing cost,
design consulting, land grading, land clearance, consulting fee, land transfer tax, general construction
management and other relevant costs.

Net realizable value is determined as the estimated selling price of inventories during the normal business
period minus the estimated costs to complete and necessary estimated costs to sell.

Value of inventories is determined by the Specific Identification Method and accounted for by the
perpetual method.
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The company's provision for inventory devaluation is made by current accounting regulations.
Accordingly, the company is allowed to set up provisions for obsolete, damaged, or substandard
inventory, and in cases where the original cost of inventory exceeds its net realizable value at the end of

the accounting period.
As at 31/12/2025, the Company had no inventories that need to make provision.

7. Principle for fixed asset recognition and depreciation

7.1. Principle for tangible fixed asset recognition and depreciation

Tangible fixed assets are recognized at their historical cost, presented in the Consolidated Balance Sheet
under the items of historical cost, accumulated depreciation and carrying amount.

The historical cost of procured tangible fixed assets includes their purchase price (excluding trade discount
or other discount), taxes and directly related costs to bring such assets into the ready-for-use state.

Historical cost of fixed assets which are constructed by contractors includes value of completed and
handover works, directly-related costs and stamp duty.

The historical cost of procured tangible fixed assets include actual price of tangible fixed assets which are
self-constructed or self-made and their installation and commissioning expense.

The expenses incurred after the initial recognition of tangible fixed assets are recorded as the increases of
historical cost of assets when these expenses are sure to increase economic benefits in the future. The
incurred expenses which do not satisfy the above conditions are recognized into production and business

operation expense in the year.

The Company applied straight-line depreciation method to tangible fixed assets. Tangible fixed assets are
accounted and classified into groups by their nature and purpose of utilization in the Company’s
production and business operation, including:

Type of fixed assets Depreciation duration <years>
Building and structures 05-47
Machinery, equipment 03-10
Means of transportation 06 -15
Managerial equipment, tools 03 -05
Others 03-05

Loss or gain resulting from sales and disposals of tangible fixed assets is the difference between profit
from sales or disposals of assets and their residual values and is recognised in Consolidated Income
Statement.

7.2, Principle for intangible fixed asset recognition and amortization

Intangible fixed assets are recognized at their historical cost, presented in the Consolidated Balance Sheet under
the items of historical cost, accumulated amortization and carrying amount.

Historical cost of acquired intangible fixed assets consists of their total purchase price to bring the assets
to their state of ready-to-use. The costs arising after initial recognition of intangible fixed assets are
recorded as production costs in the period excluding specific costs of a specific intangible asset, enabling
an increase in the future economic benefits.

When an intangible fixed asset is sold or disposed, historical cost and accumulated depreciation are
written off and gain or loss from disposal is recognized into income or expense in the year.
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Intangible fixed asset of the Company includes: Land use right; Trademark, brand name; Patent and
computer softwares.

Computer software

Costs in relation to translation computre software are not an integral part of the relevant capitalized
hardware. Historical costs of computer softwares is the whole expenditure paid by the Company until the
softwares are put into use. Computer softwares are amortized on straight line basis from 03 to 05 years.

Trademark, brand name

Historical cost of brand name and patent which was bought from a third party includes the purchase price,
non-refundable purchase tax and registration fee. Copyright and patent are amortized on the straight-line
basis from 03 to 05 years.

Land use right

Value of land use rights is equal to actual expenses directly related to land use rights, such as: money paid
for the land use rights, expenses incurred from compensation, land clearance, leveling of premises, stamp
duty. Land use right over the land assigned by the State upon the payment of charges is amortized on
straight-line basis within 50 years, indefinite land use right is not amortized.

Principle of investment property recognition and depreciation

(*) Land use rights of CEO Tower, HH2-1, Me Tri Ha New Urban Area, Pham Hung Street, Tu Liem
Ward, Hanoi have indefinite land use rights and land use rights at Sonasea Condotel & Villas Phu Quoc
Project has a depreciation period of 45 years.

9, Principle for recognizing construction in progress

Construction in progress is the cost of construction of the Green Hotel & Resort Project in Nha Trang, the
Sonasea Van Don Harbor City resort and tourism complex project, and some projects which have not been
completed at the cut-off date for the Consolidated Financial Statements. Cost of construction in progress is
recognized by actual expenses incurred when full and legal documents, including invoices, are available.
Expenses shall include service fees and borrowing costs according to the Company’s accounting policies.
Depreciation of these assets is applied in the same way as other assets, commencing when the assets are

ready for use.

10. Principle of recognition of business cooperation contract

-

Business under jointly control

The Company records business cooperation contracts in the Consolidated Financial Statements under
jointly control of business activities over the following items:

;‘; - Value of assets owned by the Company;

Principle for investment properly recognition ~ - Liabilities being born by the Company;

: ; ; : e e T i
Investment properties of the Company is the land use right, right to building, a part of building or - Revenue shared from sales of goods or services rendered by such joint venture;
infrastructure under possession of the Company or under finance lease to be used to gain benefits from j ]
lease or appreciation. Investment properties are presented at historical cost less accumulated depreciation. 4 ¢ - Expenses incurred.
Cost of an investment property means the amount of expenses paid or the fairvalue of other consideration e .
given to acquire an investment property at the time of its acquisition or construction. B 11. Principle for recognition and allocation of prepayment expenses
Subsequent expenditure relating to an investment property that has already been recognized should be . Prepayment expenses consist of actual expenses incurred but related to the business performance of many
recorded into expenses, except when it is probable that future economic benefits will flow to the enterprise accounting periods. Prepa:-,fm‘cnt expenses include: tools, instruments issued for use awaiting for allocation;
in excess of the originally assessed standard of performance of the existing investment property, then an prepaid insurance cost, prepaid office lease and other expenses awaiting for allocation.
increase in the cost of the investment property shall be recorded. Tools, instruments: Tools and instruments which were exported for use and allocated into expenses on
At the sale of investment properties, historical cost and accumulated depreciation is written off and N;%« straight-line basis from 12 to 36 months.
gain/loss is recorded into income or expense in the year. \ Prepaid insurance cost: One-off insurance cost with high value shall be allocated into expenses on straight-
The transfer from owner-occupied property of inventory to investment property shall be made only when . line basis within 12 months.
the owner finishes using that property and leasing it to other party for operation or upon completion of e Prepaid office rentals: One-off office rental with high value shall be allocated by actual lease term under
construction stage. Investment property shall be converted into owner-occupied property or inventory /\ agreements in the lease contract.
when the owner begins to use this property or held for sale purpose. The transfer of use purpose between }:

investment property and owner-occupied property or inventory does not change the net book value of the
transferred asset or the historical cost of the property at its transfer date.
Principle for investment property depreciation

Investment properties used for lease are depreciated on straight line basis within their estimated useful life.
Depreciation years of investment properties are detailed as follows:

Purchase cost of secondary trade mark right includes purchase price, non-refundable sale tax and registration
fee. Secondary trade mark right shall be amortized on straight line basis on purchase duration.

Selling expenses awaiting for allocation include the whole expenses paid by the Company for the purpose of
sales of Condotel apartments to be completed in the future and allocated when revenue from sales of
apartmenits incurs.

Type of fixed assets Depreciation duration <years> Other prepaid expenses are costs that are capitalized in the form of prepayments and are amortized in the
Land use rights * Consolidated Income Statement on a straight-line basis in accordance with the prevailing accounting
regulations.
Building and structures _ 35-45
18
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12. Accounting principle for liabilities

Liabilities are amounts payable to suppliers and other subjects. Liabilities comprise trade accounts payable
and other payables. Liabilities are not recorded at lower amounts than payment obligation. Classification
of liabilities is made on the following principle:

- Trade accounts payable comprises liabilities with their commercial nature arising from purchasing
goods, services, assets and the suppliers are independent from buyers.

- Other amounts payable comprise amounts payable with their non-commercial nature, not related to
transactions of purchasing, selling and supplying goods, services.

Liabilities are monitored by details of each item and due date.

13, Principle for recognizing loans

Loans are recognized on the basis of receipts, bank vouchers, loan agreement.

Loans are monitored by details of each item and due date.
14. Principle for recognition and capitalization of borrowing costs

Borrowing costs consist of loan interest and other costs that incurs in direct connection with the
borrowings.

Borrowing costs are recognized into operation and production costs in the poried if arising, unless they are
capitalized in accordance with Accounting Standard “Borrowing Costs”. As a result, borrowing costs
which directly relate to procurement, construction investment or production of properties that need a quite
long period to be completed for putting into operation or business shall be plus in historical cost of
property until such property would be put into use or business. The incomes arising from the temporary
investment of loans are deducted from the historical cost of related assets. For a separate loan for the
construction of fixed assets and investment property, borrowing cost is capitalized even if the construction
period is less than 12 months.

15. Principle for recognizing accrued expense

Accrued expenses consist of borrowing cost payable, brokerage fee, accrued project expense, profit
payables under villa rental agreements, profit commitment to investors and other accrued expenses,
including actual expenses incurred in the reporting period but unpaid because no invoice was available or
accounting documents are missing, being recognized in operating expenses of the reporting period and
payables that have not incurred because goods, services are not recognized but accrued into operating
expenses in the period to secure there will be no abnormal variance in operating expenses when they
- actually incur, being reflected as a provision for payables.

- Borrowing costs are accrued on the basis of Loan contract and agreement for each instalment.
- Accrued expenses as a profit payable under villa lease contracts are the expenses being accrued on the
basis of the sublease contract for the business and exploitation of villa resort in the following two forms:

+ Profit payable to villa owners with a fixed interest rate of 9% - 11.31%/per annum on the value of
the villa;

+ Profit is payable to villa owners at the proportion of 85%/15% of the actual profit of villa business
activities. Where, villa owners will be entitled to 85%, operating lessee will be entitled to 15%.

- Profit commitments as payables to investors are recorded based on contracts for apartment
management, the actual time of profit entitlement dedicated to each investor.
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The Company only accrued the expenses for estimation of cost of goods sold for construction works/items
that have been completed and determined as sold in the accounting period. Accrued expenses into cost of
goods sold are the amounts stated in the total investment cost estimate, but there are not sufficient
documents for acceptance. Accrued expenses shall be provided for respectively to cost norm calculated in
the total investment cost estimate of the works/items determined as sold out.

Accrued expenses on production and business expenses in the period are calculated strictly with
reasonable and reliable evidence on the expenses to be accrued in the period to ensure the accounting
expenses payable to be accounted will match the actual costs incurred.

16. Principle for recognizing unearned revenue

Unearned revenue includes revenue received in advance, such a Amounts paid in advance by customers
for one or more accounting periods in terms of the CEO tower lease, land use charge of Sonasea Villas &
Resort Project, room vouchers at Wyndham Sonasea Van Don Hotel, and other unearned revenue. The
prepaid amount by customers is allocated and recorded as revenue for each period using the straight-line
method and according to the actual rental period agreed upon in each rental contract. Revenue from room
vouchers is recorded as allocated when the voucher is used by customers to use services at the hotel,

17. Principle for recognizing owner’s equity
Capital investment of the Company’s owners is recognized by shareholders’ actual capital contribution.

Capital surplus is recognized as the difference between the issuance price and the par value of shares
during the initial issuance, additional issuance, the difference between the reissuance price and the book
value of treasury shares, and the equity component of convertible bonds upon maturity. Direct costs
related to additional share issuance and the reissuance of treasury shares are deducted from capital surplus.

Retained earnings are the profit amounts from enterprise’s business operation after deducting CIT expense
this year and the retroactive adjustments due to changes in accounting policies and the retroactive
adjustment of material misstatements in the previous years.

Profit after corporate income tax is allocated to shareholders right after funds are made for under the
Corporation Article of the Company as well as legal regulations and upon approval of the Annual General
Meeting.

Dividends are recognized as a liability after the Board of Directors' announcement of the dividend
declaration and the notification of the dividend entitlement date from the Vietnam Securities Depository.

18. Principle and method of recognizing revenue, other income

Revenue of the Company includes revenue from goods sold, real estate invested and sold by the Company
and revenue from services rendered.

Revenue from financing activities includes revenue from interest of bank deposits and from other
financing activities.

Sales revenue

Revenue from selling goods is recognized upon simultaneously meeting the following five (5) conditions
as follows:

- The Company has transferred the majority of risks and benefits associated with the right to own the
products or goods to the buyer;

- The Company no longer holds the right to manage the goods as the goods owner, or the right to
control the goods;
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- Turover is determined with relative certainty. In case the contract specifies that buyers have the
right to return goods or products that were bought under specific terms, the revenue is only
recognized when these specific terms no longer exist and the buyers have no right to return goods
or products (except for the case that customers can return goods as exchange to other goods or
services).

- The Company gained or will gain economic benefits from the sale transaction; and

- It is possible to determine the costs related to the goods sale transaction.

Revenue from services rendered

Revenue from a service transaction is recognized when the outcome of such transaction is determined
reliably. In case such transaction of services rendered is related to many periods, the revenue is recognized
in the period corresponding to the completed work item as at the date of Consolidated Financial
Statements for such period. Revenue from service provision is determined when it satisfies all the four (4)
conditions below:

- Turnover is determined with relative certainty. In case the contract specifies that buyers have the
right to return services that were bought under specific terms, the revenue is only recognized when
these specific terms no longer exist and the buyers have no right to return services rendered;

- It is possible to obtain economic benefits from the service provision transaction;

- The work volume completed on the cut-off date of the Consolidated Financial Statements can be
determined; and

- The costs incurred from the transaction and the costs of its completion can be determined.
Revenue from sales of real estate

Revenue from selling properties invested by the Company is recognized upon simultaneously meeting the
following five (5) conditions as follows:

- Real estates were fully completed and the risks and benefits associated with the right to own the
real estates were transferred to the buyer;

- The Company no longer holds the right to manage the properties as property owner, or the right to
control the properties;

- Turnover is determined with relative certainty;
- The Company gained or will gain economic benefits from the property sale transaction;
- It is possible to determine the costs related to the property sale transaction.

Operating lease revenue

Operating lease revenue is recognized on a straight-line basis over the lease term. Rental payments
received in advance for multiple periods are allocated to revenue in accordance with the lease term.

Interest income
Interest amounts are recognized on accrual basis, being determined on balances of deposits and actual

interest rate in the period.

19. Principle and method of recognizing financial expense

Financial expense recognized in the Consolidated Income Statement is the total Financial expense incurred
in the period, without offset with revenue from financing activities, including interest expense, interest
payable under the commitment of sales and purchase contracts, settlement discount and loss from exchange
rate difference.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

(These notes are an integral pari of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

20. Basic earnings per share

Basic eamings per share is calculated by dividing the profit attributable to the Company’s ordinary
shareholders (after appropriations to the Reward and Welfare Fund and the Executive Bonus Fund) by the
weighted average number of ordinary shares outstanding during the year.

21. Related parties

Parties are considered to be related when one party has the ability to control, or exercise significant influence
over, the other party in making financial and operating policy decisions. Parties are also deemed related if
they are subject to common control or significant common influence. In assessing related party relationships,
the substance of the relationship is considered more important than the legal form.

22, Tax liabilities

Value added tax (VAT)
The Company declares and calculates VAT under the guidelines of current Taxation Law.
Corporate income tax

Corporate income tax presents the total amount of current tax payable and deferred tax.

Current tax payable is calculated on taxable profit in the period. Taxable income differs from net profit
presented in the Consolidated Income Statement because taxable income does not include assessible
incomes or expenses or deductible one in other years (including losses carried forward, if any) and it
further excludes items that are non-taxable or non-deductible.

The Company applies the corporate income tax rate of 20% on taxable profits. Particularly for social
housing business, the Company is entitled to a preferential corporate income tax rate of 10%.

Deferred income tax is computed by the difference between book value and income tax base of assets or
liabilities on the Consolidated Financial Statements and recognized in the Consolidated Financial
Statemenits.

Deferred income tax payable is recorded for all the temporary differences while deferred tax asset is only
recorded when it is certain to have sufficient assessible income in the future for deduct the differences
between the carrying amount and the income tax base of items of assets or liabilities in the Consolidated
Financial Statements.

Deferred income tax is measured at estimated tax rate applicable for the year when assets are recovered or
liabilities are paid. Deferred tax is recognized into the Consolidated Income Statement and only recorded
into owners’ equity when such tax is related to items straight recorded in owner's equity.

Deferred tax asset and liability which are payable will be set off when the Company has a legal right to set
off the current deferred tax asset and current deferred tax liability and when deferred tax asset and liability
related to the corporate income tax are managed by the same tax agency and the Company intends to pay
the current corporate income tax on net value basis.

The corporate income tax of the Company is determined in conformity with current tax regulations.
However, these regulations may change from time to time and the final determination of corporate income
tax depending on the tax check results of the competent tax authorities.

Other taxes

Other taxes and fees-are declared and paid to the local tax authorities in compliance with the current
regulations of the State.
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24. Segment reporting Vietnam Foreign Trade  46,000,000,000  46,000,000,000 - -
A segment is a distinguishable component of the Company that engages in providing related products or services Commercial Bank - Nha
(business segment) or in supplying products or services within a specific economic environment where the Trang Branch (4)
segment has risks and economic benefits different from those of other business segments. The Board of General Viemam Foreign Trade ; - 100,000,000,000  100,000,000,000
Directors believes that the Company operates in business segments based on its fields of business, including real Coninigreial  Joiiy: Sioek
estate business; investment property leasing and related services; hotel services and related services; construction Bank — Quang Ninh Branch
activities; and operates within a single geographical segment, which is at Vietnam. The segment report will be
prepared based on business fields, Vietnam Loc Phat - - 144,500,000,000  144,500,000,000
Commercial  Joint  Stock
V. Additional information of items presented in the Consolidated Balance Sheet Bank — Thang Long Branch _
1.  Cash and cash equivalents Global Petro Commercial 1,542,770,548 1,542 770,548 - -

Joint Stock Bank - Hanoi

23

31/12/2025 01/01/2025
VND VND Branch (3)
] L] ] ) ) » — = ===
Cash on hand 15,785,775,176 20,194,179,988 (1) Bank deposits under term deposit contracts with terms from 6 to 12 months. Some of these deposit contracts
Cash in bank 95,423,221,163 80,919,239,050 are used to secure overdraft contracts (Details in note V.22).
Cash in transit 1,050,002 1,650,000 . .
(2) 12-month term Deposit contract, automatically renewable.

; 2,22 = - i
BT ik T i 35, (3) Time deposit agreement No. 121125/VPB dated November 12, 2025, with a term of 6 months, interest ;-.q.\\
Total ___780,987,360,496 __ 993,340,552,048 sl payable in a lump sum at maturity, and not automatically renewable upon expiry. And Time deposit agreement N
(*) Cash equivalents are bank deposits at the banks with a term from 1 month to 3 months. al | No. 06112025/VPB dated November 06, 2025, with a valueluf VND 50 billion, a term of 6 months, interest i:,

50 | payable at maturity, and not automatically renewable upon expiry. o
%  Eumslsinvetnal B (4) Fixed-term deposit contract with interest payable at maturity No. 1061912315 dated November 05, 2025,
Held-to-maturity investments e with a term of 6 months, monthly interest payment method, and automatic rollover of principal upon maturity. /P
Unit: VND & ),
31/12/2025 01/01/2025 (5) Fixed-term deposit contract No. 0006/2025/TDO/HDTG dated July 22, 2025, with a term of 6 months,
c C interest payable at maturity; upon expiry, the deposit principal will be automatically rolled over for the same term
ost arrying amount Cost Carrying amount il i
rying i/ﬁ/g as originally registered. —
Short-term 767,707,101,181  767,707,101,181 1,005,707,645,162 1,005,707,645,162 =/, ) \2022:
: o 3.  Trade accounts receivable 8
Term bank deposits 767,707,101,181  767,707,101,181 1,005,707,645,162 1,005,707,645,162 [TRAL sl ONG *
Joint  Stock Commercial ~ 568,776,003,009  568,776,003,009  559,819,283,228  559,819,283,228 \"M O i YD 1:"::"
Bank for Investment and B -.1' y 31/12/2025 0 f
Development of Vietnam - % : Amount Provision Amount Provision IET N
Thanh Xuan Branch (1) Short-term ATy
Viemam  Joit  Stock 388,327,624 388.327.624 388,327,624 388,327,624 An Thinh Phat Hotels JSC 19,228,860,000 (14,240,940,000)  19,228,860,000  (14,240,940,000) ===
Commercial  Bank  for Van Phat Commercial and 24,451,494,272  (12,478,919,558) 24.451,494,272 (12,478,919,558)
Industry and Trade - Thanh Building JSC
An Branch (2) Nguyen Gia Trading and  19,800,000,000 (11,550,000,000)  19,800,000,000  (5,280,000,000)
Vietnam International - - 100,000,000,000 100,000,000,000 Business Company Limited
Commercial Joint ek Phu  Gia  Viemam  27,000,000,000 (16,800,000,000)  27,000,000,000  (7,800,000,000)
Bank - Trading Branch Development JSC
Vietnam , IPmsperftp 151,000,000,000  151,000,000,000  101,000,034,310 101,000,034,310 Truong An Phu Quoc JSC 33,000,000,000  (17,490,000,000) 33,000,000,000 (3,630,000,000)
Canmernl JOUF ok Others 522,718,158,099  (60,920,009,776)  514,198,869,828  (29,438,253,701)
Bank — Kinh Do Branch (3)
Total GG ORSTEIT US A0S _ G0 R AGsITSa5)
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4.

Advances to suppliers

Shori-term

HAI A
Construction JSC
Council for Compensation,
Support and Resettlement
BHS Property JSC

Me Linh Land Resource
Development Center - Hanoi

City (*)
Others

Investment

Total

Other receivables

Short-term

Advances

Mortgages, deposits,
collaterals

BMC Construction Materials

and Commercial
Construction Company (1)

Hanoi Authority for Planning
and Investment (2)

Kien Giang Authority for
Planning and Investment (3)

Joint Stock Commercial
Bank for Investment and
Development of Vietnam (4)

Other deposits, collaterals

Other receivables

Estimated interest receivable

Form B 09 - DN/HN

Unit: VND
31/12/2025 01/01/2025

Amount Provision Amount Provision
- - 14,568,589,098 -
23,797.,024,000 - - -
8,243,559,595 - - =
.. - 121,870,000,000 -
36,856,805,436 (359,223,000) 34,598,731,211 (359,223,000)
68,897,389,031 (359,223,000)  171,037,320,309 (359,223,000)

(*) Prepayment amount of clearance of the CEO Me Linh New Urban Area Project.
Unit: VND
31/12/2025 01/01/2025

Amount Provision Amount Provision
709 859,352,852 (5,363,457,752)  672,081,978,294 (5, 764,474,020)
459,485,700 - 1,856,699,728 -
41,303,850,652 (5,100,000,000) 42,729,850,652 (5,100,000,000)
5,100,000,000 (5,100,000,000) 5,100,000,000 (5,100,000,000)
1,360,000,000 - 2,720,000,000 -
14,715,000,000 - 14,715,000,000 -
19,831,495,000 - 19,831,495,000 -
297,355,652 - 363,355,652 -
758,096,016,500 (263,457,752)  627,495,427,914 (664,474,020)
3,438,940,992 - 5,116,472,366 -
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Other receivables 754,657,075,508 (263,457,752)  622,378,955,548 (664,474,020)

Receivables from agreement  615,882,351,880 - 615,882,351,880 =

on compensation  for

Sonasea Residences luxury

villas Praject (5)

Compensation receivable for  131,955,270,361 - - -

land elearance related to the

CEQ Mé Linh New Urban

Area Project.

Personal income tax 1,965,080,048 - 2,131,288,189 -

receivables from employees

Others 4,854,373,219 (263,457,752) 4,365,315,479 (664,474,020)
b)  Long-term 9,934,570,694 - 9,949,570,694 -

Long-term collaterals, deposit: 8,242,486,094 - 8,257,486,694 -

Other receivables 1,692,084,000 - 1,692,084,000 -

Quoc Oai Compensation 1,692,084,000 - 1,692,084,000 -

and Site Clearance Board

Total 809,793,923,546  (5,363,457,752)  682,031,548,988 (5,764,474,020)

(1) A deposit to BMC Construction Materials and Commercial Construction Company in security for transfer
receipt of 510,000 shares owned by BMC-CEQ Investment JSC. Held by BMC Construction Materials and
Commercial Construction Company under the Memorandum between two parties No. 680/2009/BMC-CEO
dated 10/11/2009. The foregoing number of shares will be transferred after BMC Construction Materials and
Commercial Construction Company transfers the ownership of BMC Thang Long New Urban Area to BMC-
CEOQ Investment JSC.

(2) This is a deposit to ensure the implementation of the CEO Private Primary School and Preschool project.
(3) This is a deposit to ensure the implementation of the Sonasea Kien Giang City Project.

(4) Term deposit agreemen No. 01/HDKQ-BIDV-PHUQUOCHUDJSC with Joint Stock Commercial Bank for .

Investment and Development of Viemam - Phu Quoc (Branch to ensure investment Duong Bao residental area *

projects with 12-month term, interest rate of 5.5% per annum.

(5) The payment based on the compensation agreement according to the notice on land acquisition of the
People's Committee of Phu Quoc City for the implementation of the Sonasea Residences Luxury Villas Project at

Bai Truong Complex, Duong To Commune, Phu Quoc Special Administrative Zone, An Giang Province.

(6) An advance for Quoc Oai Land Clearance and Compensation Board, Hanoi City for compensation and
assistance in land clearance for Project of Service Land in Sai Son Commune (for the Project of Quoc Oai New
Urban Area, lots N1 + N3 of the Company).
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6. Bad debts

Trade accounts receivable
Van Phat Commercial and
Building JSC
Pham Gia Development and
Investment Company
Truong An Phu Quoc JSC
Nguyen Gia Trading and
Business Co,, Ltd

" An Thinh Phat Hotels JSC

Phu Gia  Viet
Development JSC
Others

MNam

Advances to suppliers
Mine Geology Consultant
JSC

Others

Other receivables

BMC Construction Materials
and Commercial
Construction Company

Pham Thuy Kieu
Other short-term receivables

Total

7. Inventories

Raw material

Tools and supplies
Work in progress (*)
Merchandise

Total

Form B 09 - DN/HN

Unit: VIND
31/12/2025 01/01/2025
Historical cost Recoverable Historical cost Recoverable value
value
Total value of receivables, loans receivable that are overdue and difficult to recover
186,580,859,138 53,100,989,804  106,211,113,259 33,343,000,000
12,478,919,558 = 12,478,919,558 -
16,500,000,000 4,950,000,000 16,500,000,000 8,910,000,000
29,700,000,000 12,210,000,000 9,900,000,000 6,270,000,000
16,500,000,000 4,950,000,000 13,200,000,000 7,920,000,000
14,240,940,000 - 14,240,940,000 -
24,000,000,000 7,200,000,000 18,000,000,000 10,200,000,000
73,160,999,580 23,790,989,804 21,891,253,701 43,000,000
359,223,000 - 359,223,000 -
340,000,000 - 340,000,000 -
19,223,000 - 19,223,000 -
5,363,457,752 - 5,764,474,020 -
5,100,000,000 - 5,100,000,000 "
263,457,752 - 263,457,752 -
- - 401,016,268 -
192,303,539,890 53,100,989,804  112,334,810,279 33,343,000,000
Unit: VND
31/12/2025 01/01/2025

Historical cost Provision Historical cost Provision
41,793,114,574 - 32,006,675,980 -
257,222,908 - 144,619,655 -
1,425,969,502,092 - 1,339,097,939,835 -
1,458,786,423 - 4,741,769,209 -
1!469!47830‘315!99?' - 1,375,991,004,679 =

(*) Work in progress includes the construction cost in progress of Sonasea Van Don Harbor Project; Sonasea

Residence Phu Quoc Luxury Villas Project; River Silk City - Ha Nam Project and other projects.
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Increases, decreases of tangible fixed assets

Unit: VND

Total

Others

Managerial equipment,

Means of
transportation

Machinery,

Building and

Items

tools

equipment

structures

Historical cost

16,914,125,268  2,596,445,456,621

10,525,147,668

§2,662,666,861  64,228,717,491

2,422,114,799,333

Balance as at 01/01/2025

Purchase in the year

27,185,954,927

1,972,001,709

1,442,628,028

21,017,412,555

2,753,912,635

554,598,797
(11,458,777.817)

554,598,797

Completed construction

Disposals

Reclassify

(73,500,000)
(207,995,000)

18,604,631,977

(45,909,000)

(811,118,279) (10,528,250,538)

99,995,000
84,705,456,217

108,000,000
2,422,777,398,130

2,612,727,232,528

11,921,866,696

74,717,879,508

Balance as at 31/12/2025

Accumulated depreciation
Balance as at 01/01/2025

Depreciation in the year

Disposals

483,154,574,306

7,865,028,524

8,259,722,149

68,239,268,834  42,976,220,385

355,814,334,414
66,684,770,206

80,028,161,961
(3,668,319,553)

1,534,674,089

1,155,339,590

4,720,841,002
(2,844,315,069)

5,932,537,074
(744,210,508)

(73,500,000)

(144,109,294)
9,182,093,319

(6,293,976)

36,109,294
73,463,704,694  44,852,746,318

108,000,000

422,607,104,620

Reclassify

559,514,416,714

9,408,767,763

Balance as at 31/12/2025

Carrying amount

9,049,096,744 2,113,290,882,315

2,265,425,519
2,513,098,933

21,252,497,106
- Historical cost of fixed assets that have been fully depreciated but still in use: VND 76,977,846,863 (As at 31/12/2024: VND 53,211,783,295)

29,865,133,190

14,423,398,027
11,241,751,523

2,066,300,464,919
2,000,170,293,510

As at 01/01/2025
As at 31/12/2025

2,053,212,815,814

9,422,538,658

- Carrying amount of tangible fixed assets at the period end that were used for mortgage, collateral to secure the loans: VND 6,715,272,311 (As at 31/12/2024: VND

423,229,592,113)
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Untit: VIND

Total
680,000,000

71,336,756,244
(72,808,000)
71,943,948,244
25,632,269,859
2,296,275,136
(16,081,692)
27,912,463,303
45,704,486,385

Form B 09 - DN/HN
44.031,484,941

8

121,546,300
630,000,000

10,147,988
339,309,264
111,398,312

349,457,252
402,089,

751,546,300

For the fiscal year ended December 31, 2025
Others

CONSOLIDATED FINANCIAL STATEMENTS

208,518,000
208,518,000
208,518,000
208,518,000

Copyright
and pattern

Trademark,
267,227,596
267,227,596
267,227,596
267,227,596

brand name
50,000,000
(72,808,000)
30

47,211,516,460 23,505,139,888
(16,081,692)

Computer

18,865,852,427
1,005,805,816

19,855,576,551
4,662,095,461
3,649,563,337

sofiwares

23,527,947,888

47,211,516,460
6,280,523,848
951,160,056
7,231,683,904
40,930,992,612
39,979,832,556

Land use right

- Carrying amount of intangible fixed assets at the end of period that were used for mortgage, collateral to secure the loans VND 0 (As at 31/12/2024: VND

18,844,236,513)

- Historical cost of indefinite land use right without amortization: VND 8,923,753,279

Increases, decreases of intangible fixed assets

Balance as at 01/01/2025

Purchase in the year
Other decrease

Balance as at 31/12/2025
EBalance as at 31/12/2025

Amortization in the period

Accumulated amortization
Other decrease

Balance as at 01/01/2025

Historical cost

Carrying amount
As at 01/01/2025
As at 31/12/2025

Items

(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial Statements)
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10. Long-term assets in progress

Form B 09 - DN/HN

31/12/2025 01/01/2025
VND VND

Work in progress
Sonasea Van Don Harbor City Resort and Tourism Complex Project (1) 1,052,781,663,275 027,854,770,545
Construction of CEQ Private Primary and Kindergarten School (2) 112,384,242,760 81,739.414,104

Sonasea Premier Nha Trang Tourism Project (3) 140,177,565,603 59,292.802,775
Others 27,540,675,018 8,666,976,215
Total lﬁﬁﬁﬁﬁldﬁ,ﬁﬁﬁ 1,077,553,963,639

(1) The Sonasea Van Don Harbor City Integrated Tourism and Resort Complex Investment Project is
implemented pursuant to Decision No. 3939/QD-UBND dated September 20, 2019. The Project covers an area
of approximately 358.3 hectares, located in Ha Long Commune, Van Don Economic Zone, Quang Ninh Province
(now Van Don Special Administrative Zone, Quang Ninh Province), and is financed by the Company’s equity
and mobilized capital. The Project includes the development of the following components: a high-end integrated
coastal tourism and resort service complex; residential areas; forest park areas; entertainment zones; and tourism
activities facilities.

(2) The investment project “Construction of CEO Private Primary and Kindergarten School” was initially
approved under Decision No. 1755/QD-UBND dated 11 April, 2018. The Company has made two amendments,
the second amended Decision No. 2617/QD-UBND dated 22 June, 2020:

- Primary School: Construction area: 3,380 m?; building density: 35%; height: 1-3 storeys; floor area ratio: 0.88
times. Total investment capital: VND 76.613 billion. Location: Land lot coded CC-3, Quoc QOai Urban Area,
Hanoi.

- Kindergarten: Construction area: 2,007.5 m?; building density: 30%; height: 2 storeys; floor area ratio: 0.6
times. Total investment capital: VND 44.367 billion. Location: Land lot coded CC-5, Quoc Oai Urban Area,
Hanoi.

As at the reporting date, the project is in the interior finishing stage.

(3) The Sonasea Premier Nha Trang Tourism Project (formerly the Green Hotel & Resort Project) is
implemented pursuant to Decision No. 643/QD-UBND dated March 04, 2022, issued by the People’s Committee
of Khanh Hoa Province. The Project covers an area of 79,720.9 m?, located at Lot D12b, Area 4, Northern Cam
Ranh Peninsula Tourism Area, Cam Lam Commune, Khanh Hoa Province, Vietnam, with a total investment
capital of VND 795,451,000,000, financed by the Company’s equity and mobilized capital. The Project primarily
involves the provision and operation of hotel products and services, tourist apartments, and related services. The
scheduled completion and commencement of operation of the Project are before May 31, 2027. As of the date of
this report, the project is in the construction phase.

3l

Prepayments
31/12/2025 01/01/2025
VND VND
a)  Short-term 39,045,294,890 75,634,263,407
Issued tools and instruments awaiting for allocation 4,281,763,833 4,793,558,456
Insurance cost awaiting for allocation 126,132,657 151,785,881
Cost of real estate agency 25,363,638,140 58,632,782,354
Other expenses awaiting for allocation 9,273,760,261 12,056,136,716
b)  Long-term 65,068,236,340 57,978,310,208
Issued tools and instruments awaiting for allocation 29,822,955,273 23,517,903,819
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Statements)

12.

13.

Prepaid office rental 3,495,297,249 3,609,897,165
Wyndham Hotel franchise costs 1,482,966,011 1,744,068,601
Land use right of Wynham Hotel 6,218,080,070 6,364,206,374
Asset repair costs pending allocation 6,081,424,673 -
Cost of real estate agency 3,374,427,796 3,374,427,796
Other expenses awaiting for allocation 14,593,085,268 19,367,806,453

Total 104,113,531,230 __ 133,612,573,615
Increases, decreases in investment properties

Unit: VND

Items 01/01/2025 Increase in year  Decrease in year 31/12/2025

Investment properties for lease
Historical cost 735,401,626,634 - - 735401,626,634
- Land use right 84,310,364,771 - - 84,310,364,771
- Building and structures 651,091,261,863 = - 651,091,261,863
Aceumulated depreciation 133,486,942,671 16,928,959,008 - 150,415,901,679
- Land use right 11,365,934,123 1,965,847,116 - 13,331,781,239
- Building and structures 122,121,008,548 14,963,111,892 - 137,084,120,440
Carrying amount (*) 601,914,683,963 584,985,724,955
- Land use right 72,944,430,648 70,978,583,532
- Building and structures 528,970,253,315 514,007,141,423

The Company's investment real estate for lease is the C E O Tower at HH2-1, Me Tri Ha New Urban Area, Pham
Hung Street, Tu Liem Ward, Hanoi City and 2 Villas of the Sonasea Villas and Resort project; 12 Villas and 162
Condotel apartments belong to the Sonasea Condotel & Villas project at Sonasea Villas and Resort tourist
complex, group 5, Duong Bao hamlet, Phu Quoc Special Zone, An Giang province.

(*) The Company has morigaged its investment property, the CEO Tower, with a carrying amount as at
December 31, 2025 of VND 116,911,078,828 (as at December 31, 2024: VND 120,743,432,968) as collateral for
a loan at the Joint Stock Commercial Bank for Investment and Development of Vietnam — Thanh Xuan Branch.

Fair value of Investment Properties

Under regulations of Vietnamese Accounting Standard No. 05 - Investment Properties, fair value of the
investment property as at December 31, 2025 shall be presented. However the Company has not currently
determined this fair value so fair value of the investment property as at December 31, 2025 has not been
presented on Notes to the Interim Consolidated Financial Statements. For determination of such fair value, the
Company must hire an independent consultant to assess the fair value of such investment property. At present,
the Company has not found a suitable consultant for performance of this work.

Deferred Income Tax Assets 31/12/2025 01/01/2025
VND VND

Corporate income tax rate used to determine the value of deferred 5% 5%

income tax assets

Deferred income tax assets related to deductible temporary differences 21,401,852,115 -

(1)

Corporate income tax rate used to determine the value of deferred 10% 10%

income tax assets
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Address: 5™ Floor, CEO tower, HH2-1, Me Tri Ha New
Urban Area, Pham Hung Street, Tu Liem Ward, Hanoi,

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended December 31, 2025

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial

Statements)

Deferred income tax assets related to deductible temporary differences

2)

Corporate income tax rate used to determine the value of deferred

income tax assets

Deferred income tax assets related to deductible temporary differences

3)

Deferred income tax assets (4) = (1) + (2) + (3)

14. Goodwill

Phu Quoc Housing and Urban Development Joint Stock Company
Nha Trang Investment and Development Joint Stock Company

Taotal

15. Trade accounts payable

Short-term

Hoa Binh Construction
Group JSC

Coteccons Construction JSC
Thinh An Vietnam Limited
Liability Company

R.EE Mechanical &
Electrical Engineering Joint
Stock Company

Bao Viet Investment One
Member Co., Ltd

Others

Total

16. Advances from customers

Short-term

1,698,834,615
20%

21,514,661,849
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1,745,961,701
20%

20,994,528,644

44,615,348,579 22,740,490,345

Hai Phong Phu Quoc Investment Joint Stock Company
LMN Investment Joint Stock Company

1CC Group
Ta Thi Vui
Nguyen Manh Chien

i3

31/12/2025 01/01/2025
VND VND
10,653,203,260 23,437,047,160
9,174,184,394 13,759,893,434
19!827é873654 37,196,940,594
Unit: VND
31/12/2025 01/01/2025

Historical cost Amount able to Historical cost  Amount able to be

be paid off paid off
8,699,104,521 - 8,699,104,521 9,115,744,388 9,115,744,388
7,402,492.861 7.402,492,861 11,758,970,777 11,758,970,777
1,150,457,060 1,150,457,060 3,210,692,425 3,210,692,425
14,766,443,118 14,766,443,118 14,766,443,118 14,766,443,118
15,000,000,000 15,000,000,000 15,000,000,000 15,000,000,000
178,454,822,544  178,454,822,544  165,891,739,967 165,891,739,967
225,473,320,104  225,473,320,104  219,743,590,675  219,743,590,675
31/12/2025 01/01/2025
VND VND
- 15,875,983,049
12,119,631,646 12,119,631,646
13,000,000,000 -
- 12,093,981,609
17,841,219,508 17,841,219,508
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CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

17.

a)

b)

18.

b)

Others
Total

Taxes and payables to the State budget

Payables

Output value added tax
Exeise tax

Corporate income tax
Personal income tax
Foreign contractor tax
Other taxes

Receivables

Output value added tax
Corporate income tax
Personal income tax
Land tax, land rent

Accrued expenses

Short-term

Accrued interest expense

Capitalized interest expenses

Accrued cost of real estate business

Accrued expenses for construction of the Van Don Project

Accrued construction costs for the Nha Trang Hotel project

Accrued interest payable under the land use right transfer service
agreement

Expenses payable to Novotel Hotel

Other accrued expenses

Long-term

Land rental for Sonasea Villas and Resort Project (*)

Accrued expenses for infrastructure, construction and equipment
Accrued interest rate support expenses

Accrued interest expenses

Total

34
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476,253,882,602  754,143,432,000
_519,214,733,756 _ 812,074,247,812
31/12/2025 01/01/2025
(Restated)
VND VND
49,751,824,726  99,961,576,903
7,077,996,981 3,358,545,805
3,955,120 2,415,954
39,920,776,748  94,488,887,799
1,209,618,702 1,571,427,800
1,536,803,200 353,007,968
2,673,975 187,201,577
18,819,953,467  21,500,805,916
21,302,885 9,220,978
2,618,185,961 4,188,304,411
82,574,915 117,889,672
16,097,889,706 17,185,390,855
31/12/2025 01/01/2025
VND VND
282,459,133,153  254,570,286,785
33,863,649 162,521,128
81,388,572 18,259,234
237,678,811,910  229,521,550,562
4,367,632,149 -
4,502,597,784 -
9,578,859,758 -
20,803,989,554 18,514,084,403
5,411,989,777 6,353,871,458
81,274,252,031 82,348,053,565
75,723,565,512 75,723,565,512
87,839,993 87,839,993
10,032,151 842,392,363
5,452,814,375 5,694,255,697
__363,733,385,184 __336,918,340,350
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(*) Land rental cost for Sonasea Villas and Resort Project was accrued on the basis of the land rental agreement
No. 01/HDTD dated 30/01/2015 and 05/HDTD dated 07/7/2015 between Phu Quoc Island and Development and
Phu Quoc Investment & Development Joint Stock Company with land rental duration in 50 years (from
25/12/2012 to 25/12/2062), land rental is exempted in the first 15 years. Land rental is estimated by square meter
to be used for technical infrastructure multiplied by unit price as prescribed in the Agreement and adjusted by

10% every 5 years for price escalation within the remaining 35 years.

19. Unearned revenue

a)  Short-term
Unearned revenue from leases of CEO Tower
Unearned revenue from service fees of Sonasea Condotel & Villas Phu
Quoc Project
Revenue received in advance from utility usage fees of Sonasea Villas
and Resort Project
Revenue received in advance for real estate business services (15 -
night stay)
Unearned revenue from leases of Bamboo Garden Apartment
Other revenue received

b)  Long-term
Unearned revenue from leases of CEO Tower

Unearned revenue from service fees of Sonasea Condotel & Villas Phu
Quoc Project

Unearned revenue from utility usage fees of the Sonasea Villas and
Resort Project

Taotal

20. Other payables

a)  Shori-term
Trade Union Fee, Social Insurance, Health Insurance, Accident
" Insurance payables
Short-term collaterals, deposits received
Tran Ngoe Thae (1)
Deposit to rent CEO Tower

BHS Property JSC placed a deposit as security for the performance of

the brokerage agreement

Other short-term collaterals, deposits received

Other payables

Income pledged to be repaid to customers under the management
contract for apartment leasing (2)

35

31/12/2025 01/01/2025
VND VND
28,556,465,352 3,864,449,931
3,270,180,411 3,611,864,940

9,643,594,298

9,730,925,454 =
2,702,445,652 -
37,922,808 106,878,712
3,171,396,729 145,706,279
116,283,984,456  162,755,029,987
68,354,864,690  70,671,978,718
28,298,179,506  47,760,030,415
19,630,940,260  44,323,020,854
144,840,449,808 _ 166,619,479,918
31/12/2025 01/01/2025
VND VND
343,547,209,675  298,687,326,643
3,334,986,427 2,516,197,845
198,586,082,112  172,039,868,158
115,756,914,694  115,756,914,694
2,529,137,393 3,254,618,269
4,240,000,000 4,460,000,000
76,060,030,025  48,568,335,195
141,626,141,136  124,131,260,640
79,647,508,591  69,715,573,690
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

Contingency and maintenance cost for common area received from  15,542,544,373 19,449,107,309
customers who bought apartments (2% selling price of the resort

apartments)
(uoc Oai Land Resource Development Center (3) 2,361,511,922 2,361,511,922
Senreal JSC (4) 16,711,585,512 16,711,585,512
Other payables 27,362,990,738 15,893,482,207
b)  Long-term 37,437,847,259 36,861,340,756
Long-term collaterals, deposits received 32,437,847,259 31,861,340,756
Other payables 5,000,000,000 5,000,000,000
Payable to Senreal JSC (4) 5.000,000,000 5,000,000,000
Total 380,985,056,934  335,548,667,399

(1) Payable under the Deposit Contract No. 252/2022/HDDC dated February 25, 2022 on the deposit for co-
operation in investment, construction and trading of real estate products at the project Sonasea Residences
Luxury Villas at Bai Truong Complex, Duong To Commune, Phu Quoc special economic zone, An Giang
province and on that basis to distribute profits from business activities at the project.

(2) Rental of a resort apartment payable to customers under contracts for resort apartment rental management
signed between Phu Quoc Investment and Development JSC., and Phu Kien Phu Quoc One Member Co., Ltd
with lessors under 10-years rental management schedule. Where, Phu Quoc Investment and Development JSC.,
and Phu Kien Phu Quoc One Member Co., Ltd shall pay a pledged income at 9% to 11.31% selling price of a
resort apartment per year which the lessors actually paid at specific points of time every 6 months.

(3) As compensation and support for ground clearance, must be returned to Quoc Qai District Land Fund
Development Center according to Official Letter No. 121/PTQD-KHTC dated August 09, 2019.

(4) Payables under Business cooperation contract of revenue share No. 686/2017/HDHTDT-CEODN-DTTPQ
dated 15/7/2017 and Appendix to the Contract dated December 01, 2017.

21. Deferred tax liabilities

31/12/2025 01/01/2025
VND VND
Corporate income tax rate used to determine the value of deferred 10% 10%
income tax liabilities
Deferred income tax liabilities arising from taxable temporary 2,168,671,074 2,168,671,074
differences (1)
Corporate income tax rate used to determine the value of deferred 20% 20%

income tax liabilities
Deferred income tax liabilities arising from taxable temporary 61,332,963,545 60,123,097,336
differences (2)

Defered tax liabilities (3)=(1)+(2) 63,501,634,619 __62,291,768,410

36

Unit: VIND

48,108,351,348
48,108,351,348

paid off
145,244.602,711

193,352,954,059
334,970,759,139
334,970,759,139
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Amount able to be
145,244,602,711
334,970,759,139
528,323,713,198

01/01/2025

Amount
48,108,351,348

48,108,351,348
334,970,759,139
334,970,759,139
334,970,759,139
528,323,713,198

145,244.602,711

145,244,602,711

For the fiscal year ended December 31, 2025
193,352,954,059

CONSOLIDATED FINANCIAL STATEMENTS

Decreases
398,110,492,276
249,002,329,177
248.002,329,177
1,000,000,000
149,108,163,099
149,108,163,099
39,991,879,242
39,991,879,242
39,991,879,242
438,102,371,518 L

During the year

246,129,831,558
12,530,000,000
39,080,775,356
39,080,775,356
47,878,472,039
47,878,472,039
47,878,472,039
345,619,078,953

Increases
158,659,831,558

297,740,606,914
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92,983,068,697
57,765,853,729
46,235,853,729
11,530,000,000
35,217,214,968
35,217,214,968

HE o ANEMN

paid off
342,857,351,936

Amount able to be
342,857,351,936
342 857,351,936
435,840,420,633

fI€f o=

31/12/2025

Amount
11,530,000,000

92,983,068,697
57,765,853,729
46,235,853,729
35,217,214,968
35,217,214,968
342,857,351,936
342,857,351,936
342,857,351,936

435,840,420,633

(1) Remaining loans as of December 31, 2025 of Joint Stock Commercial Bank for Investment and Development of Vietnam - Thanh Xuan Branch under the following

Contracts:
and business operations.The total overdraft credit limit is VND 100 billion, with a maturity date of February 02, 2026. The interest rate is fixed throughout the validity period

- Overdraft limit agreement No. 02/2025/9988799/HBTD dated October 21, 2025. The purpose of the facility is to supplement working capital for the Company’s production
of the overdraft facility.Collateral for the facility is a fixed-term deposit contract No. 99887992024 dated November 01, 2024 with a value of VND 100 billion.

Joint Stock Commercial Bank for

Investment and Development of
Vietnam - Thanh Xuan Branch (1)

Others (2)
Vietnam - Thanh Xuan Branch (3)

Joint Stock Commercial Bank for
Total

Vietnam - Thanh Xuan Branch (3)
Investment and Development of

Joint Stock Commercial Bank for
Investment and Development of

Long-term loans on due date
Detailed notes to Loans

Short-term loans
Long-term loans

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
{These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial Statements)

C.E.O GROUP JOINT STOCK COMPANY

Address: 5 Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi, Vietnam

22. Loans and obligations under finance lease

a) Short-term
b) Long-term

)
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C.E.O GROUP JOINT STOCK COMPANY

Address: 5™ Floar, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended December 31, 2025

Form 09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statementis)
According to Resolution No. 02/2026/NQ/CEQO-HDQT dated January 10, 2026 issued by the Board of Directors regarding
the adjustment to the plan for the use of proceeds from the 2022 share issuance for charter capital increase, the allocated
investment amount for the Sonasea Residences luxury villa project was reduced by VND 480 billion (resulting in an
adjusted investment amount of VND 320 billion) and an additional VND 480 billion was allocated for capital contribution

b)

d)

21.

VL.

to C.E.O Industrial Park Development Joint Stock Company.

Details of owner’s equity contribution

Contribution from shareholders

Total

31/12/2025 01/01/2025
VIND VND

5,674,160,750,000 5,404,064,320,000

5,674,160,750,000 5,404,064,320,000

Capital transactions with owners, dividend distribution and shared profit

Owners* contributed capital

Opening balance of contributed capital
Increase in contributed capital during the year
Closing balance of contributed capital

Paid dividend, shaved profit

Shares

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

- Ordinary shares

Number of outstanding shares in circulation
- Ordinary shares

Par value of outstanding shares: VIND 10,000/share

Items off the Interim Consolidated Balance sheet

Foreign currencies

UsD
EUR

Year 2025 Year 2024
VND VIND

5,674,160,750,000  5,404,064,320,000
5,404,064,320,000 5,146,787,600,000

Additional information for items presented in the Interim Consolidated Income Statement

Gross revenue from goods sold and services rendered

Revenue from services rendered
Revenue from real estate business

Total

42

- =

270,096,430,000  257,276,720,000
5,674,160,750,000 5,404,064,320,000
270,096,430,000  257,276,720,000
31/12/2025 01/01/2025
Shares Shares
567,416,075 540,406,432
567,416,075 540,406,432
567,416,075 540,406,432
567,416,075 540,406,432
567,416,075 540,406,432
31/12/2025 01/01/2025 " d
31,149.24 109,587.02 ..
67,271.22 801.75
Year 2025 Year 2024
VYIND VND
977,115,690,981 731,975,587,209
361,547,727,516  575,963,489,187

#

1,338,663,418,497 1,307,939,076,396

e

C.E.O GROUP JOINT STOCK COMPANY

Address: 5™ Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended December 31, 2025

Form 09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statemenis)

2.

a)

b)

Deductions from revenue

Sales discounts

Total

Cost of sales

Cost of services rendered

Cost of real estate business

Total

Financial income

Interest from bank deposits, collaterals, loan receivables

Gain from exchange rate difference due to revaluation at the period end
Gain from exchange rate difference in the period

Gain on disposal of investment in a subsidiary

Others

Total

Financial expenses

Interest expense

Loss from exchange rate difference due to revaluation at the period end
Loss from exchange rate difference in the period

Others

Total

Selling expenses and general administration expenses

Selling expenses incurred in the period
Sales staff

Depreciation of fixed assets

External services expenses

Others

General administration expenses incurred in the period
Staff expenses
Fixed asset depreciation

43

Year 2025 Year 2024
VIND VND
529,101 2,862,753
529,101 2,361,‘?55
Year 2025 Year 2024
VND VND
775,181,610,120  716,949,483,164
146,729,361,117  240,081,223,289
921,910,971,237  957,030,706,453
Year 2025 Year 2024
VND VND
75,601,045,717 81,955,021,068 f/&
12,962,254 100,936,500
637,703,821 987,497,232 "
- 979,990,795 ;
- 31,641,934 %
76,251,711,792 84,055,087,529 \

##

Year 2025 Year 2024
VND VND
26,660,780,799

30,662,631,339 =
- 7,854,146 /5~
404,192,681 9y

ey 3
- 1,317,900,491 T:H.;;H J
U o1\ KIEM TO

27,064,973,480 31,935335,9?@"?}Nni
S s

By,

Year 2025 Year 2024
VND VND
46,476,212,895 68,973,060,496
5,949,667,729 5,382,333,114
964,701,492 4,796,471
37,539,878,659  56,261,830,894
2,021,965,015 7,324,100,017
177,074,921,631  100,447,250,198
60,581,102,114 41,623,399,968 |
6,873,792,562 8,299,556,029 |



CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.0 GROUP JOINT STOCK COMPANY

Address: 5™ Floor, CED tower, HH2-1, Me Tri Ha New Urban Area,
Pham Hung Street, Tu Liem Ward, Hanoi

Form 09 - DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

{These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

Provison expenses 69,826,611,018 17,556,675,867
Allocated goodwill 17,369,552,940 17,650,418,076
Others 22,423,862,997 15,317,200,258
e) Deduction from General administration expenses {9,615,871,211) (2,815,977,373)
Reversal of provisions for accounts receivables (9,615,871,211) (2,815,977,373)
7.  Other income
Year 2025 Year 2024
YND VND
Proceeds from disposals of fixed assets 82,274 2,315,549,032
Interest income from late payment of apartment purchase price 2,608,537,147 4,855,167,069
Income from fines for breach of contract 12,032,342,514 3,758,309,330
Others 2,755,438,190 566,455,727
Taotal _ 17,396,400,125 11,495,481,158
8. Other expenses
Year 2025 Year 2024
VND VIND
Fines for late tax, insurance payment 27,123,162, 882 6,965,498,341 ’:ﬁ

51,159,296 )~
3,783,682,629

Administrative penalty expenses -
Cost of undergrounding the 24kV overhead cable line

Expenses on disposal of fixed assets 2,774,926,834 - Qf
Accrued expenses under the contract 9,799,315,578 - L
i 1,707,836,462 540,213,658 :\'
Total 41405241756 11,340,553,024
9,  Current corporate income tax expense
Year 2025 Year 2024
VND VND |
Current corporate income tax expense 42,697,511,806 67,943,608,241:°°<28. 3
Total 42,697,511,806 67,943,608,241 NG TY
AIEM AU R |
10, Deferred corporate income tax expense 3 VA DINH
Year 2025 " Year 20247 HAM = |
VND s
Deferred corporate income tax expense arising from taxable temporary (20,664,592,025) 2,618,224,189
differences '
Total (20,664,992,025) 2,618,224,189
11. Production cost by nature
Year 2025 Nim 2024
VND VND
Raw materials 209,808,828,262  239,811,308,533
Labour cost 279,204,370,709  317,978,415,154
Depreciation expenses and allocation of goodwill 116,622,949 045 110,597,989,911
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C.E.O GROUP JOINT STOCK COMPANY
Address: 5" Floor, CEO tower, HH2-1, Me Tri Ha New Urban Area,

Pham Hung Street, Tu Liem Ward, Hanoi

CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

{These nofes are an infegral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)

12.

Form 09 - DN/HN

Extemal services expenses 705,442,290,971  417,549,006,183
Other expenses 218,940,754,453 150,061,615,455
Total 1,530,019,193,440 1,235!9983335!236
Basic earning per share
Year 2025 Year 2024
(Restated)
VND VND
Accounting profit after corporate income tax 177,281,809,353  190,153,728,301
Adjustments to increase or decrease accounting profits to determine - (29,417,053,482)
profits or losses allocated to shareholders owning ordinary shares
Downward adjustments - (29,417,053,482)
- Allocation to Welfare and bonus fund - (29,417,053,482)
Profit or loss allocated to shareholders owning ordinary shares (*) 177,281,809,353  160,736,674,819
Average number of ordinary shares outstanding during the period 547,510,338 522,855,226
Basic earnings per share (¥¥) 323.80 307.42

(*) Profits used to allocate to shareholders owning common shares of 2025 have not been excluded from appropriated

for bonus and welfare funds because the Company does not yet have them appropriation plan,

(**) In the 2024 Consolidated Financial Statements, the Company had not appropriated the bonus and welfare
funds. However, as the appropriation amounts were officially approved at the 2025 Annual General Meeting of
Shareholders, the Company has retrospectively adjusted the basic earnings per share to reflect the impact of the
appropriation of bonus and welfare funds in accordance with Resolution No. 01/2025/NQ/CEQ-DHDCD dated
May 08, 2025 of the Annual General Meeting of Shareholders of C.E.Q Group, and the appropriation of bonus

and welfare funds at its subsidiaries. Details are as follows:

Year 2024
As previously Restatement Restated

stated

VND VND VND
Accounting profit after corporate income tax 190,153,728,301 - 190,153,728,301 -
Adjustments to increase or decrease accounting - (29,417,053,482)  (29,417,053,482)
profits to determine profits or losses allocated to
shareholders owning ordinary shares
Decreased amount - (29,417,053,482)  (29,417,053,482) .
- Allocation to Welfare and bonus fund . (29,417,053,482)  (29,417,053,482) -
Profit or loss allocated to shareholders owning 190,153,728,301 (29,417,053,482)  160,736,674,819
ordinary shares
Average number of ordinary shares outstanding 522 855226 522,855,226
during the year
Basic earnings per share 363.68 307.42

The Company had no potential ordinary shares with dilutive effect during the financial year and up to the date of
preparation of these consolidated financial statements. Accordingly, diluted earnings per share is equal to basic

earmnings per share,
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For the fiscal year ended December 31, 2025

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial
Statements)
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Additional information for items presented in the Consolidated Cash Flow Statement

Form 09 - DN/HN

Year 2025 Year 2024
VND VND
Additional information for items presented in the Consolidated Cash Flow Statement
Capitalized interest 221,605,384 6,576,271,281
Dividend paid in shares 270,096,430,000  257,276,720,000
Actual receipt of borrowing amounts in the year
Proceeds from borrowings under normal agreement 306,316,698,213  519,351,641,617

Principal amount paid in the year

Payment of borrowing principal under normal agreement 399,021,596,162

Other information
Commitments

819,377,004,343

The Company has entered into land lease agreements with the State for the purpose of supporting its production
and business operations in the localities where the Company maintains operating facilities. Under these
agreements, the Company is required to pay annual land rental fees until the expiry of the lease terms in

accordance with the prevailing regulations of the State.

Subsequent events after reporting period

Board of General Directors confirms that, according to the Board of General Directors, apart from the above
event, there are no unusual events arising after the balance sheet date of the accounting book that affect the
financial position and operation of the Company that need to be adjusted or presented on the Consolidated

Financial Statements for the fiscal year ended December 31, 2025.

Transactions and balances with related parties

Related parties of the Corporation include: key members, individuals who are related to key members and other

related parties.
List of related parties

Related parties Relationship

Mr. Doan Van Binh
Mr. Doan Van Minh
Mr. Tran Trung Ket
Ms. Vu Thi Lan Anh

Chairman of the Board of Management
Member of the Board of Management
Member of the Board of Management

Member of the Board of Management and Deputy General

Director (Dismissed from from Member of the Board of
Directors from May 8, 2025; Dismissed from Deputy General

Director from April 1, 2025)
Mr. Doan Duc Anh

2025)
Mr. Hoang Thiet Hung
Mr. Nguyen Van Dong
Mr, Cao Van Kien

Mr. Ta Van To Deputy General Director
Mr. Tran Dao Due Deputy General Director
Ms. Do Phuong Anh Deputy General Director
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Member of the Board of Management (Appointed from May 08,

Independent Member (Dismissed from May 3, 2024)
Independent Member (Appointed from May 3, 2024)
General Director (Appointed from May 6, 2024)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

(These notes are an integral part of and should be read in confunction with the accompanying Consolidated Financial
Statements)

b)

¢

Ms, Do Thi Thom

Form 09 - DN/HN

Deputy General Director (Appointed from April 01, 2025 and

Dismissed from the position of Chief Accountant from April 1,

2025)
Chief Supervisor

Member of Board of Supervisor
Member of Board of Supervisor

Ms. Tran Thi Thuy Linh

Mr. Bui Duc Thuyen

Ms Nguyen Thu Phuong

Ms. Thai Thi Tuei

Mr. Doan Tien Trung
Director

During the year, the Company had the following main transactions with related parties:

Chief Accountant {(Appointed from April 01, 2025)
Persons associated with Do Thi Thom - Deputy General

Year 2025 Year 2024
VND VND

Dividends paid during the year at Van Don Tourism Development
and Investment Joint Stock Company :
Mr. Doan Tien Trung 3,750,000,000 3,750,000,000
Remuneration entitled to key Management members in the period as follows:

Year 2025 Year 2024

VND VND

Income of key members 25,023,154,511 7,872,651,951
Remuneration of the members of the Supervisory Board 120,000,000 120,000,000
Total (*) 25,143,154,511 71,992,651,951
(*) Details of the income of key management members in the period as follows:

Year 2025 Year 2024
Name VND VND
1, Income of the Members of the Board of General Director 10,986,127,250 4,338,111,654
Mr. Cao Van Kien 3,272,760,025 359,598,210
Mr. Ta Van To 1,885,708,761 342,857,767
Ms. Do Phuong Anh 1,173,343,303 998,129,580
Ms. Vu Thi Lan Anh 578,298,507 1,373,541,772
Mr. Tran Dao Duc 2,130,533,257 1,263,984,325
Ms. Do Thi Thom 1,945,483,397 -
2, Income af Other Management Members and Chief Accountant 14,037,027,261 3,534,540,297
Mr, Doan Van Binh 8,556,136,145 2,009,471,662
Ms. Do Thi Thom - 662,024,120
Mr. Tran Trung Ket : 1,430,314,800 84,000,000
Mr. Hoang Thiet Hung - 28,000,000
Mr. Nguyen Van Dong 757,157,400 56,000,000
Mr. Doan Van Minh 1,430,314,800 695,044,515
Mr. Doan Duc Anh 1,402,314,800 -
Ms. Thai Thi Tuoi 460,789,316 -
3. Remuneration of Board of Supervisors 120,000,000 120,000,000
Ms. Tran Thi Thuy Linh 48,000,000 48,000,000
Mr. Bui Duec Thuyen 36,000,000 36,000,000
Ms. Nguyen Thu Phuong 36,000,000 36,000,000
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1,338,662,889,396

Unit: VND
Total

Form 09 - DN/HN
1,338,662,889,306
116,622,949.045
202,816,654,844
25,177,896,681
7,049,241,655,451
1,680,816,579,782
1,659,221,983,268
629,1?8,42_1,?5 1
283,784,729, 875

(479,962,566,544)
16,988,817,528

(20,658,432,009)
(8,081,244,035)

eliminations

For the fiscal year ended December 31, 2025

(479,962,566,544)
(456,909,757,164)
(380,925,329,678)

CONSOLIDATED FINANCIAL STATEMENTS
Adjustments and

Others
40,002,633,815
86,269,904,694

6,752,953,204

2,245,222 917

126,272,538,509
140,725,525,951

788,250,778,394

(54,079,683,297)

CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended December 31, 2025

C.E.O GROUPF JOINT STOCK COMPANY

Address: 5™ Floor, CEQ tower, HH2-1, Me Tri Ha New
Urban Area, Pham Hung Street, Tu Liem Ward, Hanoi,

Form B 09 - DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial

5. Comparative information

The figures are taken from the Consolidated Financial Statements for the fiscal year ending December 31, 2024 of
C.E.O Group Joint Stock Company, which have been audited by Vietnam Auditing and Valuation Company
Limited. Some comparative indicators of the previous period have been retroactively adjusted by the Board of
Directors of the Company, some corresponding data on the Consolidated Financial Statements because the Interim
Financial Statements for the fisscal year ended December 31, 2025 of a subsidiary in the Group retroactively
adjusted the data according to the Inspection Report of the tax authority, specifically as follows:

Consolidated Balance sheef as at 31/12/2024

3,480,983,670
3,961,952,855
(478,522,737)

130,000,000

13,255225373 362,719,189,394

activities
893,354,440,553  366,200,173,064

Construction

721,911,763,527 191,085,224.846
48

Hospitality,

880,000,215,180
72,635,500,343

199,862,410,269
89,167,859,958

2,371,101,331,932 388,277,167,338

related services

s

o

53,532,329,215
17,718,247,083
71,250,576,298
8,648,153,700
(4,700,684,697)
171,435,873,595

5,876,226,683

/A —

servies
856,205,394,159

Leasing investment

/) N\

1l

<

=
=
*
o

7,635,571,415
i

82,871,567,315

Real estate

transfer business properties and related entertaiment and

=
=2

361,547,727,516

361,547,727,516
814,988,925,027
194,446,664,312

3,102,316,740,792

The following tables present revenue and profits and certain asset and liability information regarding the Group's business segment as at December 31, 2025, and for the year then ended:

Fixed asscts acquisition and capital
construction costs increased during

the period

Segment net profit/(loss) before

tax

(including amortization goodwill)

Segment reporting

Net sales to external customers
Net inter - segment sales

Net total revenue
Depreciation and amortization
Unallocated liabilities

Other segment Information

Assets and liabilities

Operationes Reults
Unallocated income
*  Segment assets
Unallocated assets
Segment liabilities

Net revenue

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
(These notes are an integral part of and should be read in conjunction with the accompanying Consolidated Financial Statements)

Address: 5 Floor, CEQ tower, HH2-1, Me Tri Ha New Urban Area,

C.E.O GROUP JOINT STOCK COMPANY

4.

_ Unit: VND
Items Codes  Pre-adjusted Adjusted figures Difference
figures
M @ (=)
LIABILITIES 300 2,645,282,107,542 2,688,938,273,503 43,656,165,961
Current liabilities 310 1,966,055,155,685 2,009,711,321,646  43,656,165,961
Taxes and payables to the State budget 313 56,305,410,942 99,961,576,903 43,656,165,961
OWNER’S EQUITY 400 6,312,301,362,262  6,268,645,196,301 (43,656,165,961)
Owner’s equity 410 6,312,301,362,262 6,268,645,196,301 (43,656,165,961)
Retained eamings 421 454,268,805,674 428,075,106,097 (26,193,699,577)
- Retained earnings accumulated to the prior 421a  264,115,077,373 237,921,377,796  (26,193,699,577)
year end
- Retained earnings of the current year 421b  190,153,728,301 190,153,728,301 -
Non-controlling interest 429 223,501,160,202 206,038,693,818 (17,462,466,384)
Hanoi, March 02, 2026
C.E.O G UP J INT STOCK COMPANY
Pepared by Chief Accountant Yenxal Director 1
Do Huu Thang Thai Thi Tuei Cao Van Kien
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