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Investment and Trading of Real Estate Joint Stock Company 
No. 18 Nguyen Binh Khiem Street, Tan Dinh Ward, HCMC 

 

NOTES TO THE INTERIM (SEPARATE) FINANCIAL STATEMENTS 
 

I. CORPORATE INFORMATION  

Investment and Trading of Real Estate Joint Stock Company (“the Company”) is a shareholding 
company incorporated under the Law on Enterprise of Vietnam pursuant to the Business 
Registration Certificate No. 4103000250 issued by the Department of Planning and Investment of 
Ho Chi Minh City on 28 December 2000, as amended. The Company has emerged from the 
equitization of Investment and Trading of Real Estate Company, which was a wholly owned 
subsidiary of Saigon Real Estate Corporation.  

The Company was listed on the Ho Chi Minh Stock Exchange with trading code ITC in accordance 
with the Decision No. 115/QD-SGDHCM issued by the Ho Chi Minh Stock Exchange on 24 
September 2009. 

The Company’s registered office is located at No. 18, Nguyen Binh Khiem Street, Tan Dinh Ward, 
Ho Chi Minh City, Vietnam. 

BUSINESS ACTIVITIES 

- Investment in real estate business and providing related products and services; 
- Providing real estate brokerage services, trading floors, real estate, real estate management; 
- Prize-winning game business services. 

COMPANY STRUCTURES 

Subsidiaries 

No. 
Name of 

subsidiary 
Head office 

Ratio of capital 
contribution 

Proportion of voting 
rights 

Proportion of 
interest 

Ending 
balance 

Beginning 
balance 

Ending 
balance 

Beginning 
balance 

Ending 
balance 

Beginning 
balance 

1. Saigon – Binh 
Duong 
Investment 
Corporation 

No. 175 Nguyen 
Chi Thanh street, 
Chanh Hiep ward, 
Ho Chi Minh city 

64.32% 64.32% 64.32% 64.32% 64.32% 64.32% 

2. Royal Service 
Restaurant Hotel 
Travel JSC 

No. 83 Ly Chinh 
Thang street, 
Xuan Hoa ward, 
Ho Chi Minh city. 

75.00% 75.00% 75.00% 75.00% 75.00% 75.00% 

3. Intresco 
Construction 
JSC 

No. 20 Nguyen 
Binh Khiem street, 
Tan Dinh ward, 
Ho Chi Minh city. 

85.00% 85.00% 85.00% 85.00% 85.00% 85.00% 

4. Nam A House 
Trading JSC 

No. 160 - 27/4 
street, Ba Ria 
ward, Ho Chi 
Minh city 

90,58% 90,58% 90,58% 90,58% 90,58% 90,58% 

Information about associates and joint ventures 

No. 
Name of 

associates and 
joint ventures 

Head office 

Ratio of capital 
contribution 

Proportion of voting 
rights 

Proportion of 
interest 

Ending 
balance 

Beginning 
balance 

Ending 
balance 

Beginning 
balance 

Ending 
balance 

Beginning 
balance 

1. Long Binh 
Construction - 
Trading – 
Producing JSC 

No. 918 – 920 
Nguyen Trai 
street, Cho Lon 
ward, Ho Chi Minh 
city 

36.36% 36.36% 36.36% 36.36% 36.36% 36.36% 



 
  

_____________________________________________ 

Separate FS Q3.2026  9 

II. BASIS OF PREPARATION 

2.1 Purpose of preparing the separate financial statements 

The Company has four subsidiaries as disclosed in Note VIII.3 The Company prepared these 
separate financial statements to meet the prevailing requirements in relation to disclosure of 
information, specifically the Circular No. 96/2020/TT-BTC on disclosure of information on the 
securities market. In addition, as required by these regulations, the Company has also prepared 
the consolidated financial statements of the Company and its subsidiaries for period ended 31 
March 2026. 

Users of the separate financial statements should read them together with the said  consolidated 
financial statements in order to obtain full information on the consolidated financial position, 
consolidated results of operations and consolidated cash flows of the Company and its subsidiaries. 

2.2 Accounting standards and system 

The business accounting regime according to Circular 99/2025/TT-BTC applies to enterprises in all 
fields, all economic sectors. 
The separate financial statements of the Company, expressed in Vietnam dong (“VND”), are 
prepared in accordance with Vietnamese Enterprise Accounting System and Vietnamese 
Accounting Standards No. 27 -  Financial Reporting and other Vietnamese Accounting Standards 
issued by the Ministry of Finance as per: 

 Decision No. 149/2001/QD-BTC dated 31 December 2001 on the Issuance and 
Promulgation of Four Vietnamese Accounting Standards (Series 1); 

 Decision No. 165/2002/QD-BTC dated 31 December 2002 on the Issuance and 
Promulgation of Six Vietnamese Accounting Standards (Series 2);  

 Decision No. 234/2003/QD-BTC dated 30 December 2003 on the Issuance and 
Promulgation of Six Vietnamese Accounting Standards (Series 3);  

 Decision No. 12/2005/QD-BTC dated 15 February 2005 on the Issuance and 
Promulgation of Six Vietnamese Accounting Standards (Series 4); and 

 Decision No. 100/2005/QD-BTC dated 28 December 2005 on the Issuance and 
Promulgation of Four Vietnamese Accounting Standards (Series 5). 

Accordingly, the accompanying separate financial statements, including their utilisation are not 
designed for those who are not informed about Vietnam’s accounting principles, procedures and 
practices and furthermore are not intended to present the separate financial position and separate 
results of operations and separate cash flows in accordance with accounting principles and 
practices generally accepted in countries other than Vietnam. 

III. APPLIED ACCOUNTING DOCUMENTATION SYSTEM  

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

3.1 Fiscal year 

The Company’s fiscal year applicable for the preparation of its separate financial statements starts 
on 1 January and ends on 31 December.  

3.2 Accounting currency 

The separate financial statements are prepared in VND which is also the Company’s accounting 
currency.  

IV. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

4.1 Principles for translating financial statements denominated in foreign currencies into 
Vietnam Dong 

The translation of financial statements denominated in foreign currencies into Vietnam Dong is 
carried out in accordance with the guidance of the Vietnamese Accounting Regime. Specifically: 

• Assets and liabilities are translated at the closing exchange rate; 

• Contributed equity is translated at the exchange rate at the date of contribution; 

• The Statement of Profit or Loss and the Statement of Cash Flows are translated at actual 
exchange rates. 

4.2 Exchange rates applied in accounting 

The bank selected for applying exchange rates in accounting is Bank for Investment and 
Development of Vietnam (BIDV). 
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The exchange rate applied for initial recognition and remeasurement of monetary items 
denominated in foreign currencies at the end of the accounting period is the average transfer 
buying and selling rate of the commercial bank where the Company regularly conducts 
transactions, as at the reporting date. 

4.3 Cash and cash equivalents 

Cash includes cash on hand, call deposits and cash in transit. 

Cash equivalents is the short-term securities of which the due dates can not exceed 3 (three) 
months from the dates of the investments and the convertibility into cash is easy, and which do 
not have a lot of risks in the conversion into cash. 

4.4 Financial investments 

a) Trading securities 

- This account is used to reflect the current value and the purchase and sale activities of securities 
held for trading purposes in accordance with legal regulations. This account does not reflect 
investments held to maturity, such as loans under agreements between two parties, term 
deposits, bonds, commercial papers, treasury bills, promissory notes, etc., that are held until 
maturity. 

- Recognition: Financial assets are recognized when the Company becomes a party to the 
contractual provisions of the instrument. Regular-way purchases and sales are recognized on 
the trade date. 

- Initial measurement: Financial assets are initially measured at fair value, with transaction costs 
recognized immediately in profit or loss. 

- Subsequent measurement: After initial recognition, these financial assets are measured at fair 
value, with changes in fair value recognized in profit or loss in the period in which they arise. 
b) Held-to-maturity investments (including term deposits, bonds, loans and and other debt 

instruments) 

- Carrying amount: Recorded at cost.  
- Impairment assessment: Based on evidence of irrecoverable amounts. 

c) Investments in other entities (including investments in subsidiaries, joint ventures, associates 
and other equity investments) 

Investment in associates: Associated company is an enterprise in which the Company has 
significant influence but not control over the financial and operating policies. Significant 
influence is the power to participate in the financial and operating policy decisions of the 
investee but not control over those policies. 

Investments in subsidiaries, associates is initially recorded at their historical cost, include 
purchase price or capital contributions plus the costs directly related to the investment. In 
case of investment by non-monetary assets, the cost of investment is recognized at fair value 
of non-monetary assets as at the arising date. 

When investments are purchased, their dividends and profits from previous years are 
accounted in reducing their value. And their dividends and profits of following years are 
recognized in the revenue. Received dividends by stocks are only monitored as the number 
of stocks increases, not to be recorded as the received stocks. 

Investment in other entities: Investment in other entities is initially recorded at their historical 
cost. 

Provision for loss of investments: Provision for impairment of investments is made when 
there is solid evidence that there is a decline in the value of these investments as at the 
accounting period ended. Increase/Decrease in the balance of provision for loss of 
investments in subsidiaries, associates must be make as at the accounting period ended and 
are recognized in the expenses from financial activities. 

4.5 Receivables 

Presentation: Receivables are presented at their amortised cost, net of any loss allowance for 
expected credit losses. The classification of receivables into trade receivables and other 
receivables is based on the following principles: 
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- Trade receivables represent amounts due from customers arising from commercial 
transactions resulting from the sale and purchase of goods and services between the 
Company and buyers that are independent entities. 

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

Recognition of impairment losses: Changes in the loss allowance are recognized in profit or 
loss in the period in which they arise. 

4.6 Inventories - inventory properties 

Property acquired or being constructed for sale in the ordinary course of business, rather than to 
be held for rental or capital appreciation, is held as inventory property and is measured at the 
lower of cost and net realisable value. 

Cost of inventory properties includes: 

• Freehold and leasehold rights for land; 

• Amounts paid to contractors for construction; and 

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

Net realisable value is the estimated selling price in the ordinary course of the business, based 
on market conditions at the reporting date, adjusted for the time value of money less estimated 
costs to completion and the estimated costs of sale. 
The carrying amount of inventories is recognized as cost of sales in the Statement of Profit or 
Loss when the related real estate is sold. The cost of real estate sold is determined based on 
specific costs directly attributable to the units sold; and allocation of common costs based on a 
reasonable and consistent basis. 

Provision for obsolete inventories 

An inventory provision is created for the estimated loss arising due to the impairment of value 
(through diminution, damage, obsolescence, etc.) of raw materials, finished goods, and other 
inventories owned by the Company, based on appropriate evidence of impairment available at 
the separate balance sheet date. 

Increases or decreases to the provision balance are recorded into the cost of goods sold account 
in the separate income statement. 

4.7 Accounting policies for property, plant and equipment, intangible assets, finance leases 
and investment property 

a) Property, plant and equipment and intangible assets 

Recognition and measurement: Property, plant and equipment and intangible assets are stated 
at cost less accumulated depreciation/amortisation and any accumulated impairment losses. 

Cost: The cost of an asset comprises its purchase price and any directly attributable costs 
necessary to bring the asset to the location and condition required for it to be capable of operating 
as intended by management. 

Subsequent expenditure: Expenditures that increase the future economic benefits of the asset 
beyond its originally assessed standard of performance (such as major upgrades or 
improvements) are capitalised as part of the asset’s carrying amount. Routine maintenance and 
repair costs are recognized in profit or loss as incurred. 

Derecognition: An asset is derecognised upon disposal or when no future economic benefits are 
expected from its use or disposal. The asset’s cost and accumulated depreciation/amortisation 
are derecognised, and any resulting gain or loss (being the difference between net disposal 
proceeds and the carrying amount) is recognized in profit or loss in the period of disposal. 

Depreciation and amortisation: Depreciation of tangible fixed assets and amortisation of 
intangible fixed assets are calculated on a straight-line basis over the estimated useful life of 
each asset as follows: 

Buildings and structures 10 - 25 years 
Machinery and equipment 2 - 10 years 
Means of transportation 5 - 10 years 
Office equipment 3 - 5 years 
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Office equipment  3 years  
The estimated useful lives and depreciation/amortisation rates of property, plant and equipment 
and intangible assets are reviewed periodically to ensure that the method and period of 
depreciation are consistent with the expected pattern of economic benefits derived from the use 
of the assets. 

b) Investment properties 

Recognition and measurement: Investment property is stated at cost, including directly 
attributable transaction costs, less accumulated depreciation and any accumulated impairment 
losses.  

Subsequent expenditure: Subsequent costs relating to investment property are capitalised in the 
carrying amount when it is probable that future economic benefits associated with the item will 
flow to the Company and the cost can be measured reliably. Other expenditure, including routine 
maintenance and repairs, is recognized in profit or loss as incurred. 

Depreciation and amortisation of investment properties are calculated on a straight-line basis 
over the estimated useful life of each asset, as follows: 

Land and buildings 25 - 50 years 

Investment properties are derecognised when either they have been disposed of or when the 
investment properties are permanently withdrawn from use and no future economic benefit is 
expected from its disposal. The difference between the net disposal proceeds and the carrying 
amount of the assets is recognised in the separate income statement in the period of retirement 
or disposal. 

Transfers are made to investment properties when, and only when, there is a change in use, 
evidenced by ending of owner-occupation, commencement of an operating lease to another 
party or ending of construction or development. Transfers are made from investment properties 
when, and only when, there is change in use, evidenced by commencement of owner-occupation 
or commencement of development with a view to sale. The transfer from investment property to 
owner-occupied property or inventories does not change the cost or the carrying value of the 
property for subsequent accounting at the date of change in use. 

4.8 Taxation 

Current income tax 

Current income tax: Current income tax is the tax calculated based on taxable income. Taxable 
income differs from accounting profit due to adjustments for temporary differences between tax 
and accounting, non-deductible expenses, as well as adjustments for non-taxable income and 
carried-forward losses. 

Corporate income tax rate: 20%. 

Deferred tax 

Deferred tax is provided using the liability method on temporary differences at the separate 
balance sheet date between the tax base of assets and liabilities and their carrying amount for 
financial reporting purposes.  

Deferred tax liabilities are recognised for all taxable temporary differences, except:  

 Where the deferred tax liability arises from the initial recognition of an asset or liability in a 
transaction which at the time of the related transaction affects neither the accounting profit 
nor taxable profit or loss; and 

 In respect of taxable temporarily differences associated with investments in subsidiaries and 
associates, and interests in joint ventures where timing of the reversal of the temporary 
difference can be controlled and it is probable that the temporary difference will not reverse 
in the foreseeable future. 

Deferred tax assets are recognised for all deductible temporary differences, carried forward 
unused tax credit and unused tax losses, to the extent that it is probable that taxable profit will 
be available against which deductible temporary differences, carried forward unused tax credit 
and unused tax losses can be utilised, except : 
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 Where the deferred tax asset in respect of deductible temporary difference which arises from 
the initial recognition of an asset or liability which at the time of the related transaction, affects 
neither the accounting profit nor taxable profit or loss; and 

 In respect of deductible temporarily differences associated with investments in subsidiaries, 
associates, and interests in joint ventures, deferred tax assets are recognised only to the 
extent that it is probable that the temporary differences will reverse in the foreseeable future 
and taxable profit will be available against which the temporary differences can be utilised. 

The carrying amount of deferred tax assets is reviewed at each separate balance sheet date and 
reduced to the extent that it is no longer probable that sufficient taxable profit will be available to 
allow all or part of the deferred tax asset to be utilised. Previously unrecognised deferred tax 
assets are re-assessed at each separate balance sheet date and are recognised to the extent 
that it has become probable that future taxable profit will allow the deferred tax assets to be 
recovered. 

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply in the 
period when the asset is realised or the liability is settled based on tax rates and tax laws that 
have been enacted at the separate balance sheet date.  

Deferred tax is charged or credited to the separate income statement, except when it relates to 
items recognised directly to equity, in which case the deferred tax is also dealt with in the equity 
account. 

Deferred tax assets and liabilities are offset when there is a legally enforceable right for the 
Company to off-set current tax assets against current tax liabilities and when they relate to 
income taxes levied by the same taxation authority on: 

 Either the same taxable entity; or 

 When the Company intends either to settle current tax liabilities and assets on a net basis 
or to realise the assets and settle the liabilities simultaneously, in each future period in which 
significant amounts of deferred tax liabilities or assets are expected to be settled or 
recovered 

4.9 Prepaid expenses 

Prepaid expenses are reported as short-term or long-term prepaid expenses on the separate 
balance sheet and amortised over the period for which the amounts are paid or the period in 
which economic benefits are generated in relation to these expenses. 

4.10 Liabilities and accruals 

Liabilities and accruals are recognized for payable amounts in the future related to the received 
goods and services. Accruals are recognized based on the reasonable estimates of the payable 
amounts. 

Payables are classified as trade payables, accruals, finance lease loans and liabilities and other 
payables comply with the following principles: 

• Trade payables reflect the commercial elements arising from purchasing transactions of 
goods, services, assets and the seller is an independent entity, include payables from import 
by a trustee. 

• Accruals reflect the payables to the received goods and services from seller or provided to 
buyer but not yet paid due to do not have invoice or insufficient accounting records and 
vouchers and payable to employees on sabbatical salary, operating costs must be accrued. 

• Finance lease loans and liabilities reflect loans, finance lease liabilities and the payment 
status of  loans, finance lease liabilities. 

• Other payables reflect the non-commercial elements, unrelated to selling - purchasing 
transactions, rendering of services. 

4.11 Provision for payables 

Provisions are recognized when the Company has a present obligation (legal or constructive) as 
a result of a past event, it is probable that an outflow of resources embodying economic benefits 
will be required to settle the obligation. 

If the time value of money is material, provisions are determined by discounting the future 
amounts required to settle the obligation using a pre-tax discount rate that reflects the current 
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market assessments of the time value of money and the risks specific to the liability. The increase 
in the provision due to the passage of time is recognized as expenses from financial activities. 

4.12 Principles for recognition of unearned revenue 

Unearned revenue includes: amounts received in advance from customers for one or more 
accounting periods relating to asset leasing, and the difference between the selling price under 
deferred or installment payment terms and the cash selling price, etc. 

Method of allocation of unearned revenue: revenue is recognized and allocated over the period 
during which the customer receives the corresponding services. 

4.13 Owners’ equity 

Owner’s invested equity is recognized according to the shareholders’ actual capital. 

Surplus of share capital is recognized at differences between issued actual value and the 
nominal value of stocks when they first issued, supplement issue, differences between re-issued 
value and the book value of treasury stocks and capital structure of the convertible bonds at 
maturity. Direct costs related to the issuance of additional stocks and the re-issuance of treasury 
stocks is reversed on Surplus of share capital. 

4.14 Treasury shares 

Own equity instruments which are reacquired (treasury shares) are recognised at cost and 
deducted from equity. No gain or loss is recognised in profit or loss upon purchase, sale, issue 
or cancellation of the Company’s own equity instruments. 

4.15 Profit distribution 
Profit after corporate income tax is distributed to shareholders after appropriating for funds in 
accordance with the Charter of Parent company and subsidiaries as well as regulations and 
being approved by General Meeting of Shareholders.  

Distribution of profits to shareholders is considered non-monetary items in undistributed earnings 
after tax which can affect the cash flows and ability to pay dividends such as profit from 
revaluation of the contributed assets,  revaluation of monetary items, financial instruments and 
other non-monetary items. 

Dividends are recorded as liabilities when being approved by General Meeting of Shareholders. 

4.16 Revenue recognition 

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

Sale of completed property: A property is regarded as sold when the significant risks and 
returns have been transferred to the buyer, which is normally on unconditional exchange of 
contracts. For conditional exchanges, sales are recognized only when all the significant 
conditions are satisfied. 

Construction contract revenue: Where the outcome of a construction contract can be 
estimated reliably, revenue and costs are recognised by reference to the amount of work 
completed and certified by customers at the separate balance sheet date. Variations in contract 
work, claims and incentive payments are included to the extent that they have been agreed with 
the customers.  

Where the outcome of a construction contract cannot be estimated reliably, contract revenue is 
recognised to the extent of contract costs incurred that it is probable will be recoverable. Contract 
costs are recognised as expense in the year in which they are incurred. 

 Rental income: Rental income arising from operating leases is accounted for on a straight-line 
basis over the term of the lease. 

Revenue from prize-winning game business services and direct deductions from revenue: 
Revenue from prize-winning game business services is the net winning/loss amount from prize-
winning game business activities, minus decrease adjustments. 

The fixed prize of prize-winning game is paid at the time the player wins and is directly deducted 
from the corresponding prize-winning game revenue. The Company recognizes the incremental 
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progressive amount of the jackpot when the progressive jackpot machine is played by directly 
deducting the corresponding prize-winning game revenue. 

Rendering of services: Revenue from rendering of services is recognised upon the completion 
of services rendered. 

Interest: Income is recognised as the interest accrues (taking into account the effective yield on 
the asset) unless collectability is in doubt. 

Dividends: Income is recognised when the Company’s entitlement as an investor to receive the 
dividend is established. 

4.17 Borrowing costs  

Borrowing costs consist of interest and other costs that an entity incurs in connection with the 
borrowing of funds.  

Borrowing costs are recorded as expense during the period in which they are incurred, except to 
the extent that they are capitalized as explained in the following paragraph. 

Borrowing costs that are directly attributable to the acquisition, construction or production of an 
asset that necessarily take a substantial period of time to get ready for its intended use or sale 
are capitalized as part of the cost of the respective asset. 

4.18 Related parties 

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