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Cong ty Co phan Bau tw Nam Long

THONG TIN CHUNG

CONG TY

Céng ty C& phan Pau tu Nam Long (“Céng ty") la mét céng ty cb phan dugc thanh lap theo Luét
Doanh nghiép cla Viét Nam theo Qiéy Chirng nhan Pang ky Doanh Nghiép sé 0301438936, do S¢&
Ké hoach va Dau tu Thanh phé H& Chi Minh ("SKHBT") cap vao ngay 27 thang 12 n&m 2005, va
theo Gidy Chirng nhan Pang ky Doanh nghiép digu chinh 1&n thir 29 vao ngay 31 thang 12 nam
2025.

C& phiéu cla Céng ty duoc niém yet tai So& Glao dich Chirng khoan Thanh phd Ho Chi Minh
(“SGDCK HCM") véi ma NLG theo Quyét dinh sb 14/2013/QD-SGDHCM do SGDCK HCM cép ngay
25 thang 1 nam 2013.

Hoat déng chinh trong nam hién tai cla Cong ty la xay dung cﬁng nghiép va dan dung; kinh doanh
nha & (xay dung, stra chtra nha @& ban hodc cho thué); san lap méat bang; thi céng xay dn,rng hé
théng cép thoat nwée; |&p dat va stva chira hé théng dién duwai 35KV; dich vu moi gioi nha dat; khai
thac, mua ban vat liéu xay dwng; dau tw xay dung va kmh doanh khu d6 thj, dau tw xay dung, kinh
doanh, quan Iy, khai thac, cho thué céng trinh: cao ¢ van phéng, siéu thi, truéng hoc, bé boi,
khach san, nha hang, san golf, khu thé duc thé thao, khu du lich nghi mat (khéng hoat dong tai tru
sd); dich vu tw van quan ly du an tham tra thiét ké&; dich vu méi gi¢i bat déng san; dich vu san glao
dich bat dong san; dich vu tw van bat déng san; dich vu quang cao bat déng san; va dich vu quan Iy
bat dong san.

Céng ty co tru s& chinh toa lac tai LAu 11, Téa nha Capital Tower, S6 6, Bub'ng Nguyén Khac Vién,
Phudong Tan My, Thanh phé Hb Chi Mlnh Viét Nam, va mét chi nhanh & Thanh phé Can Tho, Viét

Nam.

HOI PONG QUAN TR

Cac thanh vién Hoi ddng Quan trj trong nam va vao ngay lap bao céo nay nhu sau:

Ong Nguy&n Xu&n Quang Ch tich

Ong Tran Thanh Phong Phé chll tich

Ong Joseph Low Kar Yew Thanh vién

Ong Nguyén Btrc Thuén Thanh vién

Ong Cao Tén Thach Thanh vién

Ong Kenneth Michael Atkinson  Thanh vién déc lap
Ong Chad Ryan Ovel Thanh vién doc lap
Ong Ziang Tony Ngo Thanh vién doc lap
Ong Ngian Siew Siong Thanh vién déc lap

TIEU BAN KIEM TOAN
Céc thanh vién Tiéu ban Kiém toan trong nam va vao ngay lap bao céo nay nhu sau:

Ong Kenneth Michael Atkinson  Truwéng Tiéu ban

Ong Joseph Low Kar Yew Thanh vién
Ong Tran Thanh Phong Thanh vién
Ong Cao Tan Thach Thanh vién

BAN TONG GIAM BOC
Céac thanh vién Ban Téng Giam dbc trong nam va vao ngay 1&p bao céo nay nhu sau:

Ong Lucas Ignatius Loh Jen Yuh Téng Giam déc
Ba Nguyén Thanh Huong Giam déc dau tu
Ong Chan Hong Wai Giam ddc tai chinh
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Cong ty C phan Dau tw Nam Long

THONG TIN CHUNG (tiép theo)

NGU'OI DAI DIEN THEO PHAP LUAT

Nguoi dai dién theo phap luat cla Céng ty trong ndm va vao ngay 1ap bao cao nay la Ong Nguyén
Xuan Quang.

Ong Lucas Ignatius Loh Jen Yuh dwoe Ong Nguyén Xuan Quang Uy quyén ky bao cao tai chinh
riéng cho nam tai chinh két thic ngay 31 thang 12 nadm 2025 theo Bang Phéan cép Tham quyén sb

045/2025/UQ/NLG c6 hiéu lwc tir ngay 6 thang 10 nam 2025.

KIEM TOAN VIEN
Coéng ty Trach nhiém Hitu han Ernst & Young Viét Nam 1a céng ty kiém toan cho Céng ty.
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Coéng ty Cb phan Pau tw Nam Long

BAO CAO CUA BAN TONG GIAM BOC

Ban Tdng Giam déc Céng ty Co phan Dau tw Nam Long ("Céng ty") trinh bay bao céo nay va bao
c4o tai chinh riéng clia Céng ty cho nam tai chinh két thic ngay 31 thang 12 nam 2025.

TRACH NHIEM CUA BAN TONG GIAM BOC POI VO'I BAO CAO TAI CHINH RIENG

Ban Téng Giam déc chiu trach nhiém dam bdo bao céo tai chinh riéng cho tleng nam tai chinh phan
anh trung thuc va hop ly tinh hinh tai chinh riéng, két qua hoat déng kinh doanh riéng v tinh hinh
lu chuyén tién té riéng cla Cong ty trong ndm. Trong qua trinh 1&p bao cao tai chinh riéng nay,
Ban Téng Giam dbc cén phai:

» Iwa chon céc chinh sach ké toan thich ho'p va ap dung céc chinh sach nay mét cach nhat quan;
p thirc hién cac danh gia va woce tinh moét cach hop ly va than trong;

» néu rd cac chuan muc ké toan ap dung cho Céng ty cd dwoc tuan tha hay khéng va tat ca
nhirng sai léch trong yéu so v&i nhirng chudn muc ndy da dwoc trinh bay va gidi thich trong
bao cao tai chinh riéng; va

» lap bao cao tai chinh riéng trén co' s& nguyén tic hoat déng lién tuc trr treong hop khong thé
cho rang Coéng ty sé tiep tuc hoat ddng.

Ban Tdng Giam dbc chiu trach nhiém dam bao viéc cac sé sach ké toan thich hop duoc luu gitr dé
phan anh tinh hinh tai chinh riéng cla Céng ty, véi mirc d chinh xéc hop 1y, tai bat ky thei digm nao
va dam bao réng cac s sach ké toan tuan thu véi ché do ké toan da duoc ap dung. Ban Téng Giam
dbe clng chju trach nhiém vé viéc quan Iy cac tai san cua Cang ty va do doé phai thue hién cac bién
phap thich hop d& ngan chan va phat hién cac hanh vi gian 1an va nhing vi pham khac.

Ban Téng Giam dbc cam két da tuan thi nhing yéu cau néu trén trong viéc 1&p béo céo tai chinh
riéng kém theo.

CcONG BO CUA BAN TONG GIAM BOC

Theo ¥ kién clia Ban Téng Giam dbc, bao céo tai chinh riéng kém theo d& phan anh trung thuc va
hop ly tinh hinh tai chinh riéng clia Céng ty vao ngay 31 thang 12 ndm 2025, két qua hoat dong kinh
doanh riéng va tinh hinh Iteu chuyén tién té riéng cho nam tai chinh két thic cling ngay, phil he'p voi
cac Chuan muc ké toan Viét Nam, Ché d6 ké toan doanh nghiép Viét Nam va céc quy dinh phap ly
co lién quan dén viéc lap va trinh bay bao cao tai chinh riéng.

Cong ty co cac cong ty con nhw dwoc trinh bay trong bao cao tai chinh riéng. Céng ty da lap bao
cdo tai chinh riéng nay theo cac Chudn muc Ké toan Viét Nam, Ché d6 Ké toan Doanh nghiép Viét
Nam va céc quy dinh phap Iy c6 lién quan dén viéc 1ap va trinh bay bao cao tai chinh rigng. Ngoai
ra, Cong ty da lap bao cdo tai chinh hop nhét clia Céng ty va cac cdng ty con cho ndm tai chinh két
thic ngay 31 thang 12 nam 2025 ('bao céo tai chinh hop nhat") dé ngay 16 thang 3 nam 2026 phu
hop v&i cac quy dinh hién hanh trén ap dung cho viéc lap va trinh bay bao céo tai chinh hop nhat.

Nguoi st dung bao céo tai chinh riéng nén doc bao céo nay cung véi bao cao tai chinh hop nhat
néi trén dé& cé dugc céc théng tin déy dd vé tinh hinh tai chinh hop nhat, két qua hoat doéng kinh
doanh hop nhét va tinh hinh luu chuyén tién té hop nhat cla Nhém Coéng ty.

Thanh pho H6 Chi Minh, Viét Nam
Ngay 16 thang 3 nam 2026
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Ernst & Young Vietnam Limited Tel: +84 28 3824 5252
2 Hai Trieu Street, Saj Gon Ward Email; eyhcmc@vn.ey.com
Ha Chi Minh City, Vietnam Website (EN): ey.com/en_vn

Website (VN): ey.com/vi_vn

Shape the future
with confidence

Sé tham chiéu: 11612990/68608661/FN
BAO CAO KIEM TOAN BOC LAP
Kinh gi¥i: ~ Quy C6 déng va Hoi déng Quan tri cia Cong ty C6 phan Dau tw Nam Long

Chung t6i da kiém toan bao cao tai chinh riéng kém theo ctia Cong ty C6 phan Bau tw Nam Long
("Céng ty") dwoc lap ngay 16 thang 3 nam 2026 va duoc trinh bay tlr trang 6 dén trang 58, bao gbm
bang can doi ké toan riéng vao ngay 31 thang 12 nam 2025, bao cao két qua hoat dong kinh doanh
riéng va bao cdo Iwu chuyén tién té riéng cho nam tai chinh két thic clng ngay, va cac thuyét minh
bao cao tai chinh riéng di kem.

Trach nhiém cua Ban Tong Giam doc

Ban Téng Giam déc Cang ty chiu trach nhiém vé viéc lap va trinh bay trung thwe va hop ly bao cao tai
chinh riéng clia Céng ty theo cac Chuan muec ké toan Viét Nam, Ché d6 ke toan doanh nghiép Viét
Nam va cac quy dinh phap ly cé lién quan dén viéc lap va trinh bay bao cao tai chinh riéng va chiju
trach nhiém vé kiém soat ndi bé ma Ban Téng Giam déc xac dinh la cén thiét d& dam bao cho viéc
lap va trinh bay bao céo tai chinh rigéng khong co sai sét trong yéu do gian lan hoac nham Ian.

Trach nhiém cua Kiém toan vién

Trach nhiém cla chuing t6i la dua ra y kién vé bao céo tai chinh riéng dwa trén két qua cla cuée kiém
toan. Chung t6i @4 tién hanh kiém toan theo cac Chuan murc kiém toan Viét Nam. Cac chuan muc
nay yéu cau ching téi tuén thi chuan muc va cac quy dinh vé dao dlrc nghé nghiép, lap ké hoach va
thue hién cude kiém toan dé dat duroc sy dam bao hop ly vé viéc ligu bao cao tai chinh riéng clia
Cong ty ¢ con sai sét trong yéu hay khéng.

Céng vigc kiém toan bao gém thirc hién cac thli tuc nhdm thu thap cac bang chiing kiém toan vé cac
sO lieu va thuyet minh trén bao cao tai chinh riéng. Cac tha tuc klem toan duoc lwa chon dwa trén xet
doan clia kiém toan vién, bao gém danh gia rli ro ¢é sai sét trong yeu trong bao cao tai chinh riéng
do gian lan ho&c nham Ién Khi thure hién danh gia cac rti ro nay, kiém toan vién da xem xét kiém
soat ndi bo clia Cong ty lién quan dén viéc Iap va trinh bay bao cao tai chinh riéng trung thue, hop ly
nham thiét ké cac thd tuc kiém toan phi hop vai tinh hinh thue t&, tuy nhién khéng nham muc dich
dua ra y kien vé hiéu qua clia kiém soat néi bé cla Céng ty. Céng viéc kiém toan cling bao gbm danh
gia tinh thich hop clia cac chinh sach ké toan dwoc ap dung va tinh hop ly cla cac wéc tinh ké toan
clia Ban Téng Giam dbéc cling nhuw danh gia viéc trinh bay téng thé bao cao tai chinh riéng.

Chung t6i tin tu'o'ng réng céc bang chu'ng kiém toan ma chung téi da thu thap dwoc la day du va thich
hop dé lam co sé cho y kién kiém toan cla ching toi.

Amaember firm ol Ernst & Young Global Limited
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Shape the future
with confidence

Y kién cua Kiém toan vién

Theo y kién cua chung toi, bao cao tai chinh riéng da phan anh trung thuc va hop ly, trén cac khia
canh trong yéu, tinh hinh tai chinh riéng clia Cong ty vao ngay 31 thang 12 nam 2025, cling nhw két
qua hoat déng kinh doanh riéng va tinh hinh lwu chuyén tién té rieng cho nam tai chinh két thuc ciing
ngay, phi hop véi cac Chudn muc ké toan Viét Nam, Ché do ké toan doanh nghiép Viét Nam va cac
quy dinh phap Iy c6 lién quan dén viéc lap va trinh bay bao cao tai chinh riéng.

~Yoong Chin Kang
Pho Téng Giam déc
Gidy CNBKHN kiém toan

So: 1891-2023-004-1

Thanh phd H Chi Minh, Viét Nam

Ngay 16 thang 3 nam 2026

& memiber lirm of Ernst & Yaung Global Limited

e

Bang Minh Tai

Kiém toan vién

Gidy CNBKHN kiém toan
Sé: 2815-2024-004-1
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Cong ty C6 phan Pau tw Nam Long BO1-DN
BANG CAN DOI KE TOAN RIENG
vao ngay 31 thang 12 nam 2025
VND
Ma | Thuyét ) ‘
s6 | TAI SAN minh S6 cubi nam Sé dau nam
100 | A. TAI SAN NGAN HAN 8.349.475.424.753 | 8.007.268.581.800
110 | I. Tién va céac khoan twong duong tién| 5 4.624.393.318.962 | 3.390.289.401.797
111 1. Tién ) 1.017.778.229.708 872.708.611.197
112 2. Cac khoan tuwong dwong tien 3.606.615.089.254 | 2.517.580.790.600
120 | Il. Pau tw tai chinh ngan han 799.755.007.642 198.606.149.000
123 1. Pau tw ndm gitr dén ngay dao han| 6 799.755.007.642 198.606.149.000
130 | /ll. Cac khoan phai thu ngan han 1.271.041.208.898 | 1.671.979.926.883
131 1. Phaithu ngan han cla khach hang| 7 518.862.687.220 | 1.028.059.862.710
132 2. Tra trdce cho ngudi ban ngan han| 8 142.297.624.229 174.371.203.385
135 3. Phai thu vé cho vay ngan han 31 190.000.000.000 -
136 4. Phai thu ngén han khac 9 470.656.648.138 520.324.611.467
137 5. Duw phong phai thu ngan han
kho doi 7.8 (50.775.750.689) (60.775.750.689)
140 | IV. Hang tén kho 10 1.581.737.226.165 | 2.735.652.126.714
141 1. Hang tén kho 1.681.737.226.165 | 2.735.652.126.714
150 | V. Tai san ngén han khéc. 72.548.663.086 10.740.977.406
151 1. Chi phi tra trwéc ngan han 11 5.421.140.603 5.179.003.888
152 2. Thué gia tr gia tang duwoc
khau triv 18 57.984.135.060 5.361.973.518
153 3. Thué va cac khodn phai thu
Nha nuwéc 18 9.143.387.423 200.000.000
200 | B. TAI SAN DAI HAN 11.618.946.112.310 | 12.068.643.642.865
210 | I. Phai thu dai han 442.594.302.394 7.397.919.958
215 1. Phai thu vé cho vay dai han 31 435.127.112.000 -
216 2. Phai thu dai han khac 9 7.467.190.394 7.397.919.958
220 | Il. Tai san cé dinh 37.110.815.504 60.735.627.765
221 1. Tai san cb dinh htru hinh 12 1.562.515.413 2.991,346.569
222 Nguyén gia 17.471.493.900 19.580.408.118
223 Gia trj khau hao Iy ké (15.908.978.487) (16.589.061.549)
227 2. Taisan co dinh vé hinh 13 35.548.300.091 57.744.281.196
228 Nguyén gia ) 121.842.550.509 121.842.550.509
229 Gia tri hao mon lay ké (86.294.250.418) (64.098.269.313)
230 | lll. Bat déng san dau tw 14 4.351.260.990 -
231 1. Nguyén gia _ 5.178.780.937 816.491.827
232 2. Gia tri khau hao oy ké (827.519.947) (816.491.827)
240 | IV. Tai san d& dang dai han 156.825.000 749.690.000
242 1. Chi phi xay ding co ban dé dang 156.825.000 749.690.000
250 | V. Dau tw tai chinh dai han 15 (11.009.481.610.387 | 11.872.943.874.652
251 1. Dau tu vao cong ty con 15.1 | 6.512.568.771.620 | 10.342,479.990.403
252 2. Dau tw vao cong ty lién doanh 15.2 | 4.496.912.838.767 | 1.530.463.884.249
260 | VI. Tai san dai han khac 125.251.298.035 126.816.530.490
261 1. Chi phi tra trwde dai han 11 61.648.104.983 70.888.231.681
262 2. Taisan thué thu nhap hoan lai 30.3 63.603.193.052 55.928.298.809
270 | TONG CONG TAI SAN 19.968.421.537.063 | 20.075.912.224.665
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Céng ty C6 phan Pau tw Nam Long BO1-DN
BANG CAN DOI KE TOAN RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025
VND
Ma Thuyét
sé | NGUON VON minh S6 cudi ndm S6 dau ndm
300 [ C. NOQ PHAITRA 8.074.073.752.313 | 11.214.883.945.351
310 | I. No ngén han 3.959.671.467.484 | 7.639.151,382,932
311 1. Phai trd ngudi ban ngén han 18 725.346.210.029 | 1.015.014.298.623
312 2. Ngu®imua tra tién truéce
ngan han 17 792.183.162.990 | 2.632.024.069.040
313 3. Thué va cac khoan phai nép
Nha nwéc 18 43,078.830.078 297.123.206.300
314 4. Phai trda nguoi lao déng 16.586.593.585 11.188.343.531
315 5. Chi phi phai tra ngan han 19 818.634.681.532 | 1.017.019.034.947
318 6. Doanh thu chwa thirc hién
ngan han 4.439.750.000 4.555.597.758
319 7. Phaitra ngén han khac 20 707.106.160.286 878.815.439.678
320 8. Vay vaneg ngan han 21 823.480.423.058 | 1.739.522.673.755
322 9. Quy khen thuéng, phuc loi 22 29.755.655.926 43.888.719.300
330 | /. No dai han 4,114.462.284.829 | 3.575.732.562.419
337 1. Phai tra dai han khac 2.623.779.240 2.768.559.555
338 2. Vay vano dai han 21 4.025.660.416.660 | 3.532.557.508.574
342 3. Du phéng phai tra dai han 23 86.178.088.929 40.406.494.290
400 | D. VON CHU SO HOU 11.894.347.784.750 | 8.861.028.279.314
410 | I. Vén chd sé hiru 24.1 | 11.894.347.784.750 | 8.861.028.279.314
411 1. Vén cb phan 24.1 | 4.850.973.830.000 | 3.847.774.710.000
411a - Cé phiéu phé théng co
quyén biéu quyét 4.850.973.830.000 | 3.847.774.710.000
412 2. Thang dw vén c6 phan 241 | 3.930.637.940.967 | 2.431.271.455.967
418 3. Quy dau tw phat trién 24.1 5.940.860.165 5.940.860.165
421 4. Loinhuan sau thué chua
phan phéi 241 | 3.106.795.153.618 | 2.576.041.253.182
421a - Loinhuédn sau thué chua
phén phdbi ldy ké dén cubi
nam truée 2.355.758.676.486 | 1.738.748.369.852
421b - Loinhuén sau thué chwa
phéan phoi ném nay 751.036.477.132 837.292.883.330
440 | TONG CONG NGUON VON 19.968.421.537.063 | 20.075.912.224.665
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Nguyén Phtc Kim
Ngudi lap

Thanh phd H& Chi Minh, Viét Nam

Ngay 16 thang 3 nam 2026

Nguyén Quang Buc
Ké toan trudng

g Giam déc
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Céng ty Co phan Pau tw Nam Long B02-DN
BAO CAO KET QUA HOAT BONG KINH DOANH RIENG
cho nam tai chinh két thiic ngay 31 thang 12 ndm 2025
VND
M& o Thuyét
sé | CHITIEU minh Nam nay Nam truée
10 | 1. Doanh thu thudn vé ban hang
va cung cép dich vu 251 | 3.341.884.710.619 | 6.885.252.649.255
11 | 2. Gia vén hang ban va dich vy
cung cap 26 |(2.015.947.392.545) |(4.104.840.536.101)
20 | 3. Leinhuangép vé ban hang
va cung cap dich vu 1.325.937.318.074 | 2.780.412.113.154
21 | 4. Doanh thu hoat déng tai chinh | 25.2 | 1.256.671.457.865 | 688.572.478.915
22 | 5. Chiphitaichinh 27 | (1.051.722.070.405) |(1.148.489.826.630)
23 - Trong d6: Chi phi I&i vay (416.246.212.899) | (390.368.065.149)
25 | 6. Chiphiban hang 28 (320.066.787.603) | (622.824.294.873)
26 | 7. Chi phiquan ly doanh nghiép 28 (373.556.896.995) | (497.421.294.948)
30 |8. Loinhuanthuan tir hoat déng
kinh doanh 837.263.020.936 | 1.200.249.175.618
31 | 9. Thunhap khac 29 31.370.235.468 17.965.823.381
32 | 10. Chi phi khac 29 (4.742.291.251) |  (11.950.615.657)
40 | 11. Loi nhuén khac 26.627.944.217 6.015.207.724
50 | 12. Téng lgi nhuén lgi nhuén ké
toan trwéc thué 863.890.965.153 | 1.206.264.383.342
51 | 13. Chi phi thué TNDN hién hanh | 30.1 | (120.529.382.264) | (272.390.824.035)
52 | 14. Thu nhap (chi phi) thué TNDN
hoan lai 30.3 7.674.894.243 |  (96.580.675.977)
60 | 15. Lo nhuan sau thué TNDN 751.036.477.132 |  837.292.883.330
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Nguyén Phuc Kim

Ngui lap

Nguyé&n Quang Pirc

Ké toan truéng

Thanh phd Hé Chl Minh, Viét Nam

Ngay 16 thang 3 nam 2026

H ucﬁ‘ Agnatius Loh Jen Yuh

ng Giam déc
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Céng ty C6 phan Bau tw Nam Long B03-DN
BAO CAO LU'U CHUYEN TIEN TE RIENG
cho nam tai chinh két thic ngay 31 thang 12 nam 2025
VND
Ma Thuyét
sé | CHITIEU minh Nam nay Nam truée
I.  LUU CHUYEN TIEN TU
HOAT DONG KINH DOANH
01 | Téng lgi nhuan ké toan trwéc thué 863.890.965.153 | 1.206.264.383.342
Diéu chinh cho cac khoan:
12,
02 Khéu hao va hao moan 13,14 23.633.407.072 24.310.676.414
03 Dy phong 8 = 50.589.989.194
05 L&i tir hoat déng dau tu (1.256.671.457.865) | (686.009.978.915)
06 Chi phi lai vay va chi phi phat
hanh trai phiéu 694.464.990.025 | 1.145.927.326.630
08 | Loi nhuén tlr hoat dong kinh
doanh trwéc thay dbi von lwu déng 325.317.904.385 | 1.741.082.396.665
09 Giam céc khoan phai thu 507.336.969.877 573.485.331.379
10 Giam hang tén kho 1.154.507.765.549 674.310.230,898
11 Giam cac khoan phai tra (2.660.942.608.734) | (1.211.195.932.240)
12 Gidm chi phi tra trwée 8.997.989.983 44.935.217.698
14 Tién Iai vay G4 tra (454.323.129.830) | (504.936.058.090)
15 Thue thu nhap doanh nghiép
da nop 18 (382.245.550.179) (33.207.110.158)
17 Tién chi khac cho hoat déng
kinh doanh (39.284.733.374) (48.995.069.798)
20 | Lwu chuyén tién thudn (st dung
vao) tir hoat dong kinh doanh (1.540.635.392.323) | 1.235.479.006.354
IIl. LWU CHUYEN TIEN TU
HOAT BONG PAU TU
21 Tién chi d& mua sam tai san
cb dinh (4.359.855.801) (3.001.671.639)
23 Tién chi thuén cho vay va tién
al¥i c6 ky han . (1.325.275.970.642) | (402.385.308.032)
24 Tién thu thuan cho vay va tién
glti cé ky han 99.000.000.000 604.928.045.917
25 Tién chi dau tw gop vén vao cac
don vj khac (268.660.000.000) | (932.334.000.000)
26 Tién thu héi dau tw gop vén vao
don vikhac 1.878.492.000.000 | 1.305.815.217.232
27 Tien thu Iai tien gi, 1&i cho vay va 524,593.756.594 |  475.717.575.328
co flre
30 | Lwu chuyén tién thuan tir hoat
dong dau tw 903.789.930.151 | 1.048.739.858.806
lll. LUU CHUYEN TIEN TU
HOAT DONG TAI CHIiNH
31 Tién thu ti phat hanh ¢é phiéu 24 2.499.587.275.000 -
33 Tién thu tir di vay (trlr chi phi phat
hanh trai phiéu) 21.6 | 1.647.038.015.668 | 4.260.926.646.694
34 Tién chi tra ng’ gbc vay 21.6 | (2.083.546.724.902) | (3.302.122.345.448)
36 Ca tlre da tra 242 | (192.129.186.429) | (191.917.998.063)
40 | Lwu chuyén tién thuén tir hoat

dong tai chinh

1.870.949.379.337

766.886.303.183
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Coéng ty C6 phan Bau tw Nam Long BO3-DN

BAO CAO LU'U CHUYEN TIEN TE RIENG (tiép theo)
cho nam tai chinh ket thuc ngay 31 thang 12 nam 2025

VIND
Mé ] Thuyét
sé | CHITIEU minh Nam nay N&m trude
50 | Lwu chuyén tién va twong dwong tién
thuan trong nam 1.234.103.917.165| 3.051.105.168.343
60 | Tién va twong dwong tién diu nam 3.390.289.401.797 339.184.233.454
70 | Tién va twong dwong tién cudi nim 5 4.624.393.318.962 | 3.390.289.401.797

. Y A >
Nguyén Phuc Kim Nguy&n Quang Bic %) Lue@s Janatius Loh Jen Yuh
Nguei lap Ké toan truéng el iam déc

Thanh phé Hb Chi Minh, Viét Nam

Ngay 16 thang 3 nam 2026
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Coéng ty C6 phan DAu tw Nam Long B0S-DN
THUYET MINH BAO CAO TAI CHINH RIENG
vao ngay 31 thang 12 n&m 2025 va cho ndm tai chinh két thic cung ngay

1. THONG TIN CONG TY

Cong ty Cé phan Dau tw Nam Long la mot cong ty ¢d phan dwoc thanh l&p theo Luat Doanh
nghiép clia Viét Nam theo Gidy Ching nhan Bang ky Doanh nghiép sé 0301438936 do S&
K& hoach va DBau tw Thanh phé H6 Chi Minh (“SKHDT") cap ngay 27 thang 12 nam 2005 va
cac Gidy Chirng nhan Dang ky Doanh nghiép didu chinh 1an thir 29 vao ngay 31 thang 12
nam 2025.

Cé phiéu clia Cong ty duoc niém yét tai S& Giao dich Chttng khoan Thanh phé H6 Chi
Minh (*“SGDCK HCM") v&i ma NLG theo Quyét dinh sb 14/2013/QD-SGDHCM do SGDCK
HCM cap ngay 25 thang 1 ndm 2013.

Vao ngay 31 thang 12 nam 2025, Cong ty cé muai hai (12) cong ty con triee tiép, muei (10)
cong ty con gian tiép va ba (3) cong ty lién doanh va mét (1) céng ty lién ket véi chi tigt nhw

sau:
Céng ty Dia diém  Nganh nghé Tylé  Quyén
kinh doanh loi feh biéu quyét
% %

Céng ty con
Céng ty C6 phan Nam Long VCD Tinh Tay Ninh ~ Xay dwng va 99,96 99,96

("Nam Long VCD") bat dong san
Coéng ty Co phan Bat dong san Tp. H& Chi  Bét déng san 87,33 87,33
Nguyén Son ("Nguyén Son") Minh

("TPHCM")

Cang ty C6 phan Pau tw Nam Phan TPHCM Bétdéngsan 100,00 100,00

("Nam Phan")

Cong ty TNHH Phaét trién Can hé Nam TPHCM  Xaydyngva 100,00 100,00
Long ("Nam Long ADC") bat déng san
Céng ty C6 phan Nam Long Mekong ~ Tp. Can Tho  Xay dwng va 99,98 99,98
("Nam Long Mekong”) bat dong san
Céng ty C6 phan NLG - NNR - HR TPHCM  Xay dung va 50,00 50,00
Fuji ("NLG - NNR - HR Fuji") (% bat dong san
Caéng ty TNHH NNH Kikyo Flora TPHCM Bat déng san 100,00 100,00
("Flora™)
Cong ty TNHH NNH Kikyo Valora TPHCM  Bét déng san 59,11 50,00
("Valora")
Céng ty TNHH Dau tw va Kinh doanh TPHCM  Bét dong san 100,00 100,00
Bat dong san Nguyén Phtic
Cong ty TNHH Mét Thanh Vién Dau TPHCM  Xaydwngva 100,00 100,00
tw Xay dwng Phat trién Nam Khang bat dong san
Cang ty Cé phan Tu van Thiét ké va TPHCM Dichvu 100,00 100,00
Xay dirng Nam Vién (“Nam Vién")
Cong ty TNHH Kinh doanh Vat ligu TPHCM  Kinhdoanh 100,00 100,00
Xay dwng Nam Khang thuong mai vat
liéu xay dung
Céng ty C4 phan 6D (“6D") TPHCM  Xay dirng va 76,03 76,03
bat dong san
Cong ty TNHH M6t Thanh Vién San TPHCM Sangiaodich 100,00 100,00
giao dich Bat d6ng san Nam Long bét dong san
("San Giao Dich")
Cong ty TNHH MTV Quan Iy Bét déng TPHCM Dichvuva 100,00 100,00
san & Khu D6 thj Nam Long ("Dich vu xay dwng

Nam Long")
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Coéng ty C6 phan Dau tu Nam Long BOS-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tigp theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thic cung ngay

1 THONG TIN CONG TY (tiép theo)

Vao ngay 31 thang 12 nam 2025, Cong ty cé mudi hai (12) cong ty con true tiép, mudi (10)
cong ty con gian tiep va ba (3) cong ty lién doanh va mét (1) cong ty lién két vai chi tiét nhu
sau: (tiep theo)

Céng ty Dja diém  Nganh nghé Ty Ié Quyén

kinh doanh  lgiich biéu quyét
% %

Céng ty con

Coéng ty TNHH Mét Thanh Vién Dich vu TPHCM Dichvuvanta 100,00 100,00

Van tai Nam Long (“Van tai Nam Long")

Céng ty TNHH Nam Long Commercial TPHCM Xay dung va 100,00 100,00

Property (“Nam Long CP") bat déng san

Cong ty TNHH Nam Long Land (“Nam TPHCM Dichvuquanly 100,00 100,00

Long Land")

Céng ty Cé phén Southgate TPHCM  Bét déng san 65,00 65,00

("Southgate”)

Céng ty TNHH Bau tu Nam Phat Land TPHCM  Batdéngsan 100,00 100,00

("Nam Phat Land")

Céng ty TNHH Nam Long Retail (“Nam TPHCM  Bét dong san 100,00 100,00

Long Retail")

Céng ty TNHH Nam Laong SPV TPHCM  Batdongsan 100,00 100,00

Céng ty lién doanh

Céng ty TNHH Paragon Bai Phudc TPHCM  Bat dong san 50,53 50,53

("Paragon”) (**)

Céng ty Cb phan NNH Mizuki ("NNH TPHCM  Bét déng san 50,00 50,00

Mizuki")

Cong ty TNHH Thanh phd Waterfront ~ Tinh  Bé&tdéng san 50,00 65,10

Dong Nai (“Ddng Nai Waterfront”) Déng Nai

Céng ty lién két

Cong ty TNHH Anabuki NL Housing TPHCM  Bé&t déng san 30,59 30,59

Service Viét Nam

(*) Céng ty ndm gitr hon 50% quyén biéu quyét trong céc cong ty nay.

(*) Céng ty nay van dang trong giai doan dau tw phat trién co s& ha tang vao ngay 31
thang 12 nam 2025 va den ngay lap bao cao tai chinh riéng nay.

Hoat Gong chinh trong nam hién tai clia Céng ty la xay dung cong nghiép va dan dung; kinh
doanh nha & (xay dyng, stra chita nha dé ban hodc cho thué); san Iap mat béng; thi cong
xay dung hé thong cap thoat nwéc; 1ap dat va siva chiva hé théng dién dwei 35KV dich vu
moi gi¢i nha dat; khai thac, mua ban vat ligu xay ding; déu tw xay dwng va kinh doanh khu
do thi, dau tw xay dwng, kinh doanh, quan Iy, khai thac, cho thué céng trinh: cao é¢ van
phéng, siéu thi, trrdng hoc, bé boi, khach san, nha hang, san golf, khu thé duc thé thao,
khu du lich nghi mat (khéng hoat dong tai tru s&); dich vu tw van quan Iy du an: tham tra
thiét ké; dich vu méi gioi bat dong san; dich vu san giao dich bat dong san; dich vu tw van
bat dong sén; dich vu quang cao bat déng san; va dich vu quan Iy bat dong san.

Cong ty cb tru s& chinh toa lac tai Lau 11, Toa nha Capital Tower, Sé 6, Buding Nguyén
th‘:c Vién, Phuong Tan My, Thanh phd H6 Chi Minh, Viét Nam, va mét chi nhanh & Thanh
pho Can Tho, Viét Nam.

S6 lugng nhan vién clia Céng ty vao ngay 31 thang 12 nam 2025 1a 147 nhan vién (ngay 31
thang 12 nam 2024: 126 nhan vién).
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Cong ty C6 phan Dau tu Nam Long BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc cling ngay

2.1

2.2

CO SO LAP BAO CAO TAI CHINH

Muc dich lap bao cdo tai chinh riéng

Coéng ty cé cac cong ty con nhu duoc trinh bay tai Thuyét minh s6 1 va Thuyét minh sé
15.1. Cong ty da lap bao cdo tai chinh riéng nay theo cac Chuan muc Ké toan Viét Nam,
Ché do Ke toan Doanh nghiép Viét Nam va cac quy dinh phap Iy c6 lién quan dén viéc lap
va trinh bay bao cao tai chinh riéng. Ngoai ra, Céng ty da lap bao cdo tai chinh hop nhét
cta Coéng ty va cac céng ty con cho nam tai chinh két thuc ngay 31 thang 12 nam 2025
("bao cao tai chinh hop nhat") dé ngay 16 thang 3 nam 2026 phi hop vai cac quy dinh hién
hanh trén ap dung cho viéc Iap va trinh bay béo céo tai chinh hop nhat

Ngudi str dung bao céo tai chinh riéng nén doc bdo cao nay cling véi bao céo tai chinh hop
nhat a dé cap trén dé co duoc cac thong tin day du ve tinh hinh tai chinh hep nhat, ket
qua hoat déng kinh doanh hop nhat va tinh hinh Iwu chuyén tién té hop nhat clia Nhom
Céng ty.

Chuan myc va Ché dé ké toan 4p dung

Bao cao tai chinh riéng clia Cong ty duoc trinh bay bang dbng Viét Nam ("VND") pht hop
v6i Che dé ke toan doanh nghiép Viét Nam va cac Chuan muc ké toan Vit Nam do B6 Tai
chinh ban hanh theo:

B Quyét dinh sé 149/2001/QD-BTC ngay 31 thang 12 n&m 2001 v& viéc ban hanh bén
Chuan muc ké toan Viét Nam (Dot 1);

> Quyét dinh sb 165/2002/QD-BTC ngay 31 thang 12 nam 2002 v& viéc ban hanh sau
Chuén muc ké toan Viét Nam (Dot 2);

> Quyét dinh sé 234/2003/QD-BTC ngay 30 thang 12 nam 2003 vé& viéc ban hanh sau
Chuén mure ké toan Viét Nam (Dot 3);

> Quyét dinh sd 12/2005/QD-BTC ngay 15 thang 2 nam 2005 vé& viéc ban hanh sau
Chuan muc ké toan Viet Nam (Pot 4): va

»  Quyét dinh s6 100/2005/QD-BTC ngay 28 thang 12 nam 2005 vé viéc ban hanh bén
Chuan muc ké toan Viét Nam (Dot 5),

Theo @6, bao céo tai chinh riéng ducc trinh bay kém theo va viéc st dung bao cao nay
khéng danh cho cac déi tuong khong duoc cung cép cac théng tin vé cac thd tuc va
nguyén tac va théng |8 ké toan tai Viet Nam va hon nira khéng dugc chd dinh trinh bay tinh
hinh tai chinh riéng, két qua hoat dong kinh doanh riéng va tinh hinh Ivu chuyén tién té
riéng cua Coéng ty theo cac nguyén tac va thong lé ké toan duoc chép nhén réng rai & cac
nwoc va lanh thd khac ngoai Viét Nam.

13

f=r 2

(o IR




Céng ty Cé phan Pau tw Nam Long BO9-DN

THUYET MINH BAO CAOQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thuc cung ngay

2.3

24

2.5

2.6

3.1

3.2

CO SO TRINH BAY (tiép theo)

Hinh thirc sé ké toan 4p dung
Hinh thirc sb ké toan duwoc ap dung clia Céng ty 1a Nhat ky chung.

Ky ké todn ndm

Ky ké toan nam cla Coéng ty ap dung cho viéc lap bao céo tai chinh riéng bat dau tir ngay 1
thang 1 va két thuc ngay 31 thang 12.

Don vi tién té str dung trong ké toan

Béo céo tai chinh riéng duoc lap bang don vi tién té s dung trong ké toan cla Céng ty la
VND.

Quy dinh ké toan méi da ban hanh nhwng chwa cé hiéu luc

Ngay 27 thang 10 n&m 2025, Bo Tai chinh da ban hanh Théng tw sé 99/2025/TT-BTC
hwéng dan Ché do ké toan doanh nghiép ("Théng tw 99"), thay thé Théng tu sé
200/2014/TT-BTC hwéng dan Ché do ké toan doanh nghiép do B6 Tai chinh ban hanh ngay
22 thang 12 nam 2014 va mét sé quy dinh khac cé lién quan. Théng tw 99 cé hiéu Iwec tir
ngay 1 thang 1 nam 2026 va &p dung cho cac doanh nghiép cé n3m tai chinh bat dau tir
hodc sau ngay 1 thang 1 nam 2026.

Cong ty dang trong qua trinh dénh gia tac dong clia théng tw 99 d6i vei viéc 1ap va trinh bay
b&o c&o tai chinh va sé ap dung théng tu 99 cho nam t&i chinh két thic ngay 31 thang 12
nam 2026.

TOM TAT CAC CHINH SACH KE TOAN CHU YEU

Tién va cac khoan twong dwong tién

Tién va cac khoan twong dwong tién bao gbém tién mat tai quy, tién gtri ngan hang, cac
khoan dau tw ngan han co thoi han goc khéng qua ba (3) thang, co tinh thanh khoan cao co
kha nang chuyén df)i dé dang thanh cac lwong tién xac dinh va khéng cé nhiéu ri ro trong
chuyén d@éi thanh tién.

Hang tén kho

Hang tén kho Ia cac di an phat trién clia Céng ty dang trong giai doan san xuét kinh doanh
d& dang va chi yéu bao gbm cac can hé, nha phé va biét thu dang xay dwng dé ban va dat
cho ban.

Can hg, nha phé va biét thu dang xay dirng dé ban dwoc ghi nhan theo gia thap hon gitra
gia thanh va gia trj thuan co the thuwe hién dwec. Gia thanh bao gém cac chi phi lién quan
trirc tiép dén viéc xay dung va phat trién can hd, nha phd va biét thi, bao gém ca chi phi di
vay. Gia trj thuan co thé thuc hién dugc bao gom gia ban hién hanh trir di chi phi wéc tinh
dé hoan thanh can hé, nha pho va biét thy, céc chi phi ban hang va tiép thj wéce tinh.

Dat dai ché xay dung cén ho, nha pho va biét thy dworc trinh bay trong muc "Hang t6n kho"
theo gia thap hon gitra gia goc va gia tri thuén co the thire hién duoc. Gia géc bao gom cac
chi phi di vay lién quan truc tiép @én viec mua quyen st dung déat, san tap mét bang, dén bu
giai téa va thi céng ha tang. Gia tri thuan co thé thue hién duoc bao gém gia ban hién hanh
trir di chi phi thanh ly wée tinh.

Duw phong gidm gig hang tén kho

Dy phong giam gia hang tén kho duoc trich Iap cho phan gia tri duw kién bj tén that do cac
khoan suy giam trong gia tri (do gidm gia, hw hong, kém pham chét, I6i thei v.v.) cé thé xay
ra doi voi hang ton kho thudc quyén s& hiru clia Cong ty dua trén bang ching hop ly vé su
suy giam gia tri tai ngay két thuc ky ké toan nam.

Sb tang hodc gidm khoan dw phéng giam gia hang tén kho duoc hach toan vao gia vén
hang ban trén bao céo két qua hoat déng kinh doanh riéng.
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Coéng ty Co phan Dau tw Nam Long BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc clng ngay

3.3

3.4

3.5

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Céc khoan phai thu

Cac khoan phai thu dworc trinh bay trén bao céo tai chinh riéng theo gia trj ghi sé cac khoan
phai thu tir khach hang va phai thu khac sau khi can trir cac khoan du phéng duoc lap cho
cac khoan phai thu khé dai.

D phong ne' phai thu kho doi thé hién phan gia trj cla cac khoan phai thu ma Céng ty du
kién khong cé kha nang thu héi tai ngay két thtic ky ké toan nam. Tang hodc giam sé duw tai
khoan du phong duoc hach toan vao chi phi quan Iy doanh nghiép trong bao cao két qua
hoat déng kinh doanh riéng. Khi cac khoan no phai thu khé doi duoc xac dinh la khong thé
thu hoi duoc va ké toan thuc hién xoa no, cac khoan chénh léch phat sinh gitra sé duw
phong ne phai thu kho doi va gia géc ne phai thu duoc hach toan vao bao céo két qua hoat
dong kinh doanh riéng.

Tai sén ¢6 dinh

Tai sdn c6 dinh va tai san cé dinh vé hinh duoc thé hién theo nguyén gia trir di gia trj khau
hao/hao mén lay ké.

Nguyén gia tai san co dinh bao gém gia mua va nhiing chi phi c6 lién quan truc tiép dén
viéc dua tai san vao san sang hoat déng nhw du kién.

Céc chi phi mua sam, nang cap va déi méi tai san cé dinh dwoc vén héa va chi phi bao tri,
s(ra chira duroc tinh vao bao cao két qua hoat déng kinh doanh riéng khi phat sinh.

Khi tai san duoc ban hay thanh Iy, cac khodn I&i hoac 16 phat sinh do thanh ly tai san (l&
phan chénh léch gitra tién thu thuan tir viéc ban tai san véi gia tri con lai clia tai san) duoc
hach todn vao bao cao két qua hoat déng kinh doanh riéng.

Quyén st dung dat

Quyén st dung dat duoc ghi nhan nhw tai san vo hinh khi Céng ty nam gitr dat nay dé st
dung trong san xuat, kinh doanh cung cép dich vu hodc cho cac déi twong khac thué va
Cong ty duoc cap giay ching nhan quyén st dung dat. Nguyén gia quyén st dung dat bao
gom tét c& nhirng chi phi c6 lién quan truc tiép dén viéc dwra dat vao trang thai san sang dé
sl dung. Quyén st dung dat voi thoi gian st dung khong théi han thi khéng khau triy.

Tién thué dat tra truéc cho cac hop ddng thué dat co hiéu luc trwdc nam 2003 va duoc cap
Gidy chirng nhan quyén st dung dat dwoc ghi nhan 1a tai san cé dinh vé hinh theo quy dinh
ctia Théng tu s6 45/2013/TT-BTC do B Tai chinh ban hanh vao ngay 25 thang 4 nam 2013
huong dan cheé dé quan ly, st dung va trich khdu hao tai san cé dinh (“Théng tw 45").
Quyen st dung dat dwoc khau trir dua trén thoi gian st dung hiu ich, ngoai trir quyén sir
dung dat c6 thai gian st dung vé thai han thi khéng duwoc khau triv,

Thué tai san
Trong truong hop Céng ty la bén di thué

Céc khoan tién thué theo hop déng thué hoat déng duoc hach toan vao bao cdo két qua
hoat déng kinh doanh riéng theo phuong phap duéng thang trong théi han cda hop dong
thué.

Trong truong hop Cong ty 1a bén cho thué

Tai san theo hop dong cho thué hoat dong duoc ghi nhan 13 bat déng san dau tw trén bang
can doi ké toan riéng. Chi phi trire tiép ban dau de thwong thdo thda thuan cho thué hoat
dong duoc ghi nhan vao bao cao két qua hoat déng kinh doanh riéng khi phat sinh.

Boi voi cac trwong hop cho thué tai san theo hop dbng thué hoat déng, thu nhap tir tién
cho thué hoat déng du'qc hach toan vao béo cao két qua hoat déng kinh doanh riéng theo
phwong phap dwéng thang trong théi gian cho thué.
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Coéng ty Cé phan Pau tu Nam Long B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc cung ngay

3.6

3.7

3.8

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Khau hao va hao mon

Khéu hao tai san cd dinh htru hinh va hao mon tai san ¢ dinh vo hinh dwoc trich theo
phwong phap dwdng thang trong suédt théi gian hiru dung wéc tinh clia cac tai san nhw sau:

May mac, thiét bj 3-7nam
Nha clra, vat kién truc 25 nam
Phwong tién van tai 5 -6 nam
Thiét bj van phong 2 -6 nam
Phan mém vi tinh 3-5nam

Quyén st dung dét cé thoi han st dung vé thei han khéng can trich hao mon.

Bat déng san dau tw

Bat d6ng san dau tw dwec thé hién theo nguyeén gia bao gbm ca cac chi phi giao dich lién
quan triv di gia tri khdu hao va hao mon lay ké.

Céac khoan chi phi lign quan dén bat déng san dau tw phat sinh sau ghi nhan ban dau duoc
hach toan vao gia trj con lai clia bt déng san dau tw khi Céng ty ¢6 kha néng thu duoc cac
loi ich kinh té trong twong lai nhidu hon mirc hoat déng dwoc danh gia ban dau cla bét
dong san dau tw do.

Khau hao va hao maon bat déng san dau tu dwoc trich theo phu'cmg phap khau hao duong
thang trong suét théi gian htiu dung wée tinh clia cac bat déng san nhuw sau:

Nha clra, vat kién truc 25 - 47 nam
Quyén st dung dat c6 thdi han st dung vé thoi han khéng can trich hao mon.

Béat dong san dau tu khﬁng con duece trinh bay trong bang can dbi ké toan riéng khi da ban
ho&c sau khi bat déng san dau tu da khéng con duoc st dung va xét thay khéng thu duo'c
loi ich kinh té trong twong lai tir viéc thanh ly bat déng san dau tu @6. Chénh léch gitra tién
thu thuan tir vlec ban tai san véi gia tri con lal clia bat dong san dau tw dwoc ghi nhan vao
bao céo két qua hoat déng kinh doanh riéng trong ky thanh Iy.

Viéc chuyén tir bat déng san chi s& hu str dung hoac hang ton kho thanh bat dong san
dau tu chi khi co s thavyr ddi vé muc dich s dung nhu truéng hop chl sé htru cham dut
str dung tai san dé va bat dau cho bén khac thué hoat dong hoéc khi két thuc glal doan xay
dung. Viéc chuyén tir bat déng san déu tu sang bat dong san chl s& hiru st dung hay
hang tén kho chi khi cé su thay @di vé muc dich st dung nhur céc trwéng hop chii s& hivu
bat dau sir dung tai san nay hoac bat dau trién khai cho muc dich ban. Viéc chuyén tir bat
dﬁng san dau tw sang bat dong san chli s& htu sl dung hoac héng tén kho khéng lam thay
déi nguyén gia hay gia trj con lai clia bat dong san tai ngay chuyén déi.

Chi phi di vay

Chi phi di vay bao gbm I&i tién vay va céc chi phi khéc phat sinh lién quan truc tiép dén cac
khodn vay cua Céng ty va dugc hach toan nhw chi phi phat sinh trong ky ngoai trir cac
khoén dwoc vén héa nhu theo néi dung clia doan tiép theo.

Chi phl di vay lign quan tryc tiép dén wéc mua sam, xay du'ng hodc hinh thanh mét tai san
cu thé can co mat thO’I gian du dai @& co thé dua vao str dung theo muc dich dinh trudc
hoac d@é ban duoc vén hoa vao nguyén gia clia tai san do.
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Céng ty Cb phan Dau tw Nam Long BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc clng ngay

3.8

3.9

3.10

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Chi phi di vay (tiép theo)

Chi phi di vay bao gbm |&i tién vay va cac chi phi khac phat sinh lién quan truc tiép dén céc
khoan vay cua Céng ty va duoc hach toan nhw chi phi phat sinh trong ky ngoai trir cac
khoan duoc von héa nhu theo ndi dung cla doan tiép theo.

Chi phi di vay lién quan truc tiép dén wec mua sam, xay dl,rng hodc hinh thanh mot tai san
cu thé can cd moét thoi gian du dai dé co thé dua vao sir dung theo muc dich dinh trwdc
hosdc dé ban dwgc von hoa vao nguyén gia cla tai san do.

Chi phi tra truée

Chi phi tré trudc bao gdm cac chi phi tra trwde ngan han hodc chi phi tra trwdc dai han trén
bang can dbi ké toan riéng va dugc phan bd trong khoang thoi gian tra trwde cla chi phi
hoac thai gian cac i ich kinh té tuvong ting dworc tao ra tir cac chi phi nay.

C4c loai chi phi sau day dwoc hach toan vao chi phi tra trwde dai han dé phan bd dan tir 2
dén 5 nam vao bao cao ket qua hoat dong kinh doanh riéng:

» Cong cu dung cu xuat dung véi gia tri Ion va duec st dung trén mot nam;

» Nha mau;

» Chi phi hoa héng méi gioi; va

p Cac chi phi tra trwéc khac voi loi ich kinh té duoc tao ra trong hon mét (1) nam va
dueoc phéan bé trong khoang thoi gian khéng qua ba (3) nam.

Céac khoan dau tw

Péu tw véo céc céng ty con

Cac khoadn dau tw vao cac cong ty con ma trong d6 Céng ty ndm quyén kiém soat duoc
trinh bay theo phuwrong phéap gia géc.

Céac khodn phan phéi ma Céng ty me nhéan duoc tir sO loi nhuan Iy ké cla cac cong ty con
sau ngay Céng ty nam quyen kiém soat duoc ghi vao bao céo két qua hoat dong kinh
doanh riéng trong nam cta Céng ty Céac khoan phan phéi tir trudce thdi diém nam gilr
quyen kiém soat dwoc xem nhw phan thu hdi cla cac khoan dau tw va dugc trir vao gia tri
dau tu.

Déau tr véao céc cong ty lién doanh

Cac khoan d&u tu vao céng ty lién doanh ma trong d6 Coéng ty co quyén déng kiém soat,
duoc trinh bay theo phweong phap gia goc.

Cac khoan phan phéi loi nhuan tir s lgi nhuan thuan Ity ké cua cac don V| lien doanh sau
ngay Céng ty c6 anh hwdng dang ké duoc gh| nhan vao bao cao két qua hoat ddng kinh
doanh riéng cla Céng ty. Cac khoan phan phoi khac duoc xem nhu phan thu hdi cac khoan
dau tw va dugc trir vao gia tri dau tu.
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Céng ty Cé phan Pau tw Nam Long BOY-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc cling ngay

3.10

3.11

3.12

3.13

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Céc khoan dau tw (tiép theo)

Bau tw gép vén vao don vj khéc

Dau tw gop vén vao don vi khac duoc ghi nhan theo gia mua thire té.
Dw phong giam gia tri céc khoan dau tw gép vén

Du phong cho viéc gidm gia tri cia cac khoan dau tw duoc lap khi co bang chirng chéc
chén cho thay cé su suy giam gia trj clia cac khodn dau tu nay vao ngay két thuc ky ké
toan. Tang ho&c gidm sbé du tai khodn dw phéng dwoc hach toan vao chi phi tai chinh cla
doanh nghiép trén bao cao két qua hoat dong kinh doanh riéng.

Dau tw ndm gitr dén ngay dao han

Cac khoan dau tw ndm gir dén ngay dao han duoc ghi nhan theo gia géc. Sau khi nhan
ban d&u, cac khoan dau tu nay duoc ghi nhan theo gia trj cé thé thu hoi. Cac khoan suy
giadm gia tri cla khoan dau tu néu phat sinh duoc hach toan vao chi phi tai chinh trong bao
cao két qua hoat dong kinh doanh riéng va giam trir triec tiép gia tri dau tw.

Céac khodan phai tra va chi phi trich trwée

Cac khoan phai tra va chi phi trich trwéc dwoe ghi nhan cho sé tien phai tré trong tuong lai
lién quan dén hang hoéa va dich vu d& nhan dugc khéng phu thude vao viéc Cong ty da
nhan duoc héa don clia nha cung cép hay chua.

Tro cap théi viéc phai tra

Tro cap théi viec cho nhan vién duoc trich trwdc vao cudi méi ky bao cao cho ngudi lao
dong @a lam viéc thuwong xuyén tir g0 12 thang tré |1en tai Cong ty. Muc trich lap duoc tinh
bang mot nira thang lwong cho méi ndm lam viéc dl diéu kién hudng tro cap théi viéc theo
Luét lao dong va cac van ban hudng dan co lién quan. Murc lwong binh quan thang dung
dé tinh tro cap théi viéc sé dugce diéu chinh vao cubi mdi ky bao cdo theo mirc lwong binh
quén clia sau thang gan nhat tinh dén thoi diém 1ap béo cdo. Tang hodc giam trong khoan

trich trwéc nay ngoai trir phéan thanh toan thuc té cho ngudi lao déng sé& duoc ghi nhan vao
bao cao két qua kinh doanh riéng.

Khodn tro cép théi viéc trich trudc nay dugc st dung dé trd tro cap thoi viéc cho ngudi lao
dang khi cham dut hop déng lao déng theo Diéu 46 clia B luat Lao déng.
Cé phiéu quy

Céc cong cu vén chil s& hiru duoc Céng ty mua lai (co phiéu quy) duoc ghi nhan theo
nguyén gia va trlir vao von chl sé& hiru. Cong ty khéng ghi nhan cac khoan lai hoac 16 khi
mua, ban, phat hanh hodc hily cac céng cu von chl s& hiru cla minh.
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Cong ty Co phan Pau tw Nam Long B09-DN

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc ciing ngay

3.14

3.15

3.16

3.17

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Céac khoan dw phong

Céng ty ghi nhan cac khoan du phang khi cé nghta vu ne' hién tai (nghfa vu phap ly hoac
nghia vy lién ddi) la két qua cla mét su kién d& xay ra trong qua khir. Viéc thanh toan
nghfa vu n@ nay co thé sé dan dén su giam sut vé nhtng loi Ich kinh té va Céng ty co thé
dwa ra dwgec mot woc tinh dang tin cay ve gia tri cla nghta vu ng do.

Dy phong bao hanh du &n duoc trich lap bang 3% dén 5% gia tri cong trinh dya trén déc
diém cla tirng cong trinh va kinh nghigm thuc te.
Céc nghiép vu bang ngoai té

Cac nghiép vu phat sinh bang cac don vi tién t& khac vai don vi tién té ké toan clia Céng ty
(VND) dwoc hach toan theo ty gia giao dich thic té vao ngay phat sinh nghiép vu theo
nguyén tac sau:

- Nghiép vu lam phat sinh cac khoan phai thu dwoc hach toan theo ty gia mua cta ngan
hang thwong mai noi Céng ty chi dinh khach hang thanh toan; va

- Nghiép vu lam phat sinh cac khoan phai tra dwec hach toan theo ty gia ban cia ngan
hang thwong mai noi Céng ty du kién giao dich.

Tai ngay két thuc ky ké toan nam, cac khoan muc tién té cé goc ngoai té duoc danh gia lai
theo ty gia giao dich thuc té tai ngay clia bang can dbi ké toan theo nguyén tac sau:

- Céac khoan muc tién té dwoc phéan loai 1a tai san duwgc danh gid lai theo ty gia mua cla
ngan hang thwong mai noi Céng ty thuéng xuyén co giao dich; va

- Céac khoan muc tién té dwoc phan loai la no phai trd dugc danh gia lai theo ty gia ban
cla ngan hang thwong mai noi Céng ty thwéng xuyén co giao dich.

Tét ca cac khoan chénh léch ty gia dwoc hach toan vao bao céo két qua hoat dong kinh
doanh riéng.

Vén gép cia chu s& hivu

C6 phiéu phé théng

Cé phiéu phé théng ¢6 quyén biéu quyét dugc ghi nhan theo ménh gia.

Thdng dw vén cé phan

Thang du vén c6 phan phan anh khoan chénh léch gita ménh gia va gia phat hanh cd
phiéu trir di chi phi phat hanh co phiéu thuc té phat sinh.

Phéan chia loi nhuan

Loi nhuan thuan sau thué thu nhap doanh nghiép co thé duwoc chia cho cac ¢ dong sau khi
duoc Pai héi déng co déng phe duyét va sau khi da trich lap cac qu§ du phong theo Diéu &
clia Cong ty va cac quy dinh clia phap luat Viét Nam.

Cong ty trich lap cac quy du phéng sau tir loi nhuén thuén sau thué thu nhap doanh nghiép
cla Cong ty theo d& nghj clia Héi déng Quan tri va duoc cac cb dong phé duyét tai dai hoi
déng cb dong thudng nién.

» Quy dau tu va phét trién

Qu§ nay duorc trich lap nham phuc vu vigc mé réng hoat déng hodc dau tu chiéu sau
cla Cong ty.

» Quy khen thwdng, phtic loi

Quy nay duoc trich lap dé& khen thudng, khuyén khich vat chat, dem lai loi ich chung va
nang cao phtc loi cho céng nhan vién, va duoc trinh bay nhu mét khoan phai tra trén
bang can doi ké toan riéng.
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Céng ty Cé phan Bau tw Nam Long B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thic clng ngay

3.18

3.19

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Ghi nhan doanh thu

Doanh thu dwoc ghi nhan khi Cong ty co kha néng nhan duoc cac loi ich kinh té co thé xac
dinh dwgc mét cach chac chan. Doanh thu dwoc xac dinh theo gia tri hop Iy cla cac khoan
da thu hodc sé thu dwoc sau khi trir di cac khoan chiét khdu thuong mai, gidm gia hang
ban va hang ban bij tra lai. Cac diéu kién ghi nhan cu thé sau day ctng phai duoc dap tng
khi ghi nhan doanh thu:

Doanh thu bén biét thw, nha phé va can hé

D6 voi cac biét thy, nha phé va can hg ma Cong ty ban sau khi d& xay dyng hoan tat, doanh
thu va gia von dwoc duoc ghi nhan khi phan lon rdi ro va loi ich lién quan dén biét thw, nha
phé va can hé da duoc chuyén giao sang nguei mua.

Doanh thu bén 16 dat va dat dé xdy dung co so ha tang

Doanh thu ban 16 dat va dat da xay dung co s& ha tang duoc xac dinh |a téng sé tién duoc
nhan khi dat va dat da xay dung co sé ha tang duoc ban giao cho khach hang.

Doanh thu cung cép dich vu khac

Doanh thu dwoc ghi nhan khi hoan thanh viéc cung cép dich vu.

Doanh thu tir tién 18

Tien lai dwoc ghi nhan khi phat sinh trén co s& don tich (cé tinh dén loi tlre ma tai san dem
lai) trir khi kha nang thu hdi tién 1ai khéng chac chan.

Cé6 ture va loi nhudn duoc chia

Cé tire va loi nhuan dwoc chia duoc ghi nhan khi Cong ty duoc quyén nhén cé tic hodc dugc
quyén nhén loi nhuén tir viéc gop vén.

Doanh thu cho thué

Thu nhap tir tién cho thué tai san theo hop dong thué hoat dong duoc hach toan vao két
qua hoat déng kinh doanh riéng theo phwong phap dwéng thang trong suot théi gian cho
thué.

Thué
Thué thu nhap hién hanh

Tai san thué thu nhap va thué thu nhap phai nop cho nam hién hanh va cac nam trucéc
dwoc xac dinh bang s6 tién dw kién dwoc thu hoi tir hodc phai nop cho co quan thué, dua
trén cac muc thue suat va cac luat thue cé hiéu luc den ngay két thuc ky ké toan nam.

Thué thu nhap hién hanh duoc ghi nhan vao bao cao két qua hoat déng kinh doanh riéng
ngoai triv trirdng hop thué thu nhap phat sinh lién quan dén mét khoan muc duoc ghi théng
v&o vén chl sé& hivu, trong trwéng hop nay, thué thu nhap hién hanh ciing dwgc ghi nhan
truc tiép vao von chi sé hivu.

Cong ty chi duoc bu trlr cac tai san thué thu nhap hién hanh va thué thu nhap hién hanh
phai nép khi Céng ty co quyén hop phap duoc bl trir gitra tai sén thué thu nhap hién hanh
v&i thué thu nhap hién hanh phai nép va Céng ty dw dinh thanh toan thué thu nhap hién
hanh phai ndp va tai san thué thu nhap hién hanh trén co sé thuan.

Thué hoan lai

Thué thu nhap hoan lai dwoc xac dinh cho cac khoédn chénh léch tam thai tai ngay két thic
ky ké& toan nam gira co' s& tinh thué thu nhap cla cac tai san va no phai tré va gia trj ghi sé
cua chung cho muc dich lap bao cao tai chinh riéng.

Thué hoan lai phai trd dwoc ghi nhan cho tat cd cac khodn chénh léch tam th&i chiu thué,
ngoai trir thué thu nhap hoan lai phai tra phat sinh tir ghi nhan ban dau ctia mét tai san hay
no phai tré tir mét giao dich ma giao dich nay khéng cé anh hwdng dén loi nhuén ké toan
hodc ot nhuan tinh thué thu nhap (hodc 16 tinh thué) tai thoi diém phat sinh giao dich.
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Céng ty Co phan Dau tw Nam Long B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc cling ngay

3.19

3.20

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Thué (tiép theo)
Thué hoan lai (tiép theo)

Tai sén thué hoan lai cdn duoc ghi nhan cho tat ca cac chénh léch tam thoi duoc khiu trir,
gia tri dwoc khau trir chuyén sang cac nam sau clia cac khoan 16 tinh thué va cac khoan wu
dai thué chwa st dung, khi chic chan trong twong lai sé& 6 loi nhuan tinh thué @& st dung
nhi*ng chénh léch tam thoi dwoc khau trir, cac khoan 16 tinh thué va cac wu dai thué chua
s dung nay, ngoai trir, tai san thué hoan lai phat sinh tir ghi nhan ban dau clia mét tai san
hoac no phai tra tir mot giao dich ma giao dich nay khéng ¢é anh hwdng dén loi nhuan ké
toan hodc loi nhuan tinh thué thu nhap (hoac 16 tinh thué) tai thei diém phat sinh giao dich.

Gia tr| ghi s6 cla tai san thué thu nhap doanh nghiép hoan lai phai dwoc xem xét lai vao
ngay két thiic ky ké toan nam va phai giam gia tri ghi sd clia tai san thué thu nhap hoan lai
den murc bao dam chac chan cé du loi nhuan tinh thué cho phép Ioi ich clia mét phan hodc
toan bo tai san thué thu nhap hoan lai duwoc str dung. Cac tai san thué thu nhap doanh
nghiép hoan lai chura dwgc ghi nhan trivde day duoc xem xét lai vao ngay két thic ky ké
toan nam va duoc ghi nhan khi chac chén c6 du loi nhuén chiu thué trong twong lai dé co
thé sir dung céc tai s&n thué thu nhap hoan lai chwa ghi nhan nay.

Tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai tra duoc xac dinh theo thué
suat du tinh sé ap dung cho nam tai chinh khi tai san duoc thu hoi hay no phai tfré duoc
thanh toan, dua trén cac mire thué suét va luat thué co higu luc vao ngay ket thic ky ké
toan nam.

Thué thu nhap hoan lai duoc ghi nhan vao béo céo két qua hoat doéng kinh doanh riéng
ngoai trir trudng hop thué thu nhap phat sinh lién quan dén mot khoan muc duoc ghi thang
vao von chi s hiru, trong truéng hop nay, thué thu nhap hoan lai cling dwoc ghi nhan truc
tiép vao vén chi sé horu,

Céng ty chi dwoce bu trir cac tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai
trd khi Céng ty c6 quyén hop phap duoc bir triv gitra tai san thué thu nhap hién hanh véi
thué thu nhap hién hanh phai ndp va cac tai san thué thu nhap hoan lai va thué thu nhap
ho&n lai phai tré lién quan t&i thué thu nhap doanh nghiép dwoc quan Iy bdi cung mot co
quan thué déi véi cung mot don vj chiu thué.

Cac bén lién quan

Céc bén duoc coi la bén lién quan clia Céng ty néu mét bén co kha nang, trirc tiép hoac
gian tiep, kiém soat bén kia hodc gay &nh hudng dang ké toi bén kia trong viec ra cac quyét
dinh tai chinh va hoat déng, hoc khi Céng ty va bén kia cling chiu sw kiém soat chung hoac
anh huéng dang ké chung. Cac bén lién quan néu trén cé thé Ia cac cong ty hodc céac cé
nhan, bao gém ca céc thanh vién mat thiét trong gia dinh cla ho.
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Céng ty Cé phan Pau tw Nam Long BOS-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cung ngay

4.1

4.2

4.3

4.4

CAC S KIEN QUAN TRONG TRONG NAM

Gop thém vén va tang ti 1é sé& hivu tai Paragon

Vao ngay 2 thang 4 nam 2025, Céng ty da hoan tat viec gop thém vén véi gia tri l1a
73.660.000.000 VND vao Paragon, theo do ty I& s& h{ru cia Cong ty tang tir 50,00% lén
50,53% tlr ngay nay. Viéc gop thém vén nay da dwoc phé duyét bdi S& Ké hoach va Pau
tw Thanh phé Hb& Chi Minh théng qua viéc cdp GCNBKDN didu chinh 1an thee 8 sb
0315398472 cho Paragon vao ngay 21 thang 4 nam 2025 (TM s6 15.2).

Go6p thém von va tang ti Ié sé hivu tai Kikyo Valora

Vao ngay 30 thang 6 nam 2025, Cong ty da hoan tat viéc gop thém vén bang tién vai gia tri
185.000.000.000 VND vao Kikyo Valora theo do ty 1& s& hiru clia Cang ty tang tir 50,00%
1&n 59,11% tir ngay nay. Viéc téng von nay da duoc phé duyét bdi S& Tai chinh Thanh phd
H6 Chi Minh théng qua viéc cdp GCNBKDN diéu chinh Ian thir 8 s6 0313983206 vao ngay
12 thang 6 nam 2025 cho Kikyo Valora (TM s6 15.1).

Thoai vén va gi® nguyén ti 16 sé hibu tai NLG - NNR - HR Fuji

Ngay 12 thang 6 nam 2025, Cong ty da hoan tat viéc thoai von tir NLG - NNR - HR Fuji voi
tong gia tri 258.500.000.000 VND. Viéc thodi vén nay da duwoc phé duyét bdi S& Ké hoach
va Dau tw Thanh phé Hé Chi Minh théng qua viéc cap GCNBKDN diéu chinh 1an ther 17 sé
0311402008 vao ngay 12 thang 6 nam 2025 cho NLG - NNR - HR Fuji (TM sé 15.1).

Thodi vén va giam ti 1é sé& hiru tai Déng Nai Waterfront
Ngay 19 thang 11 ndm 2025, Céng ty da hoan tat viéc thoai vén tiv Déng Nai Waterfront voi
tdng gia tri 873.622.264.265 VND. Viéc thodi vén nay da duoc phé duyét bédi S& Ké hoach

va Bau tw Thanh phé H6 Chi Minh thong qua viéc cap GCNDKDN diéu chinh lan thir 17 sé
3600994581 vao ngay 4 thang 11 ndm 2025 cho Béng Nai Waterfront (TM sé 15.1).

TIEN VA CAC KHOAN TWONG BUONG TIEN

VND

S6 cuéi ndm S6é dau nam

Tién mat 277.545.088 274.668.897
Tién glri ngan hang (%) 1.017.500.684.620 872.433.941.300
Cac khoan twong duong tién (**) 3.606.615.089.254 2.517.580.790.600
TONG CONG 4.624.393.318.962  3.390.289.401.797

(*) Trong d6, khoan tién givi gia tri 39.025.649.000 VND tai Ngan hang Thuong mai Cé
phan Ky thuong Viét Nam - Chi nhanh Can Tho, Ngan hang Thwong mai Co phan
Céng thuong Viét Nam — Chi nhanh Can Tho va Ngan hang Thuwong mai Cé phan
Ngoai Thuong Viét Nam - Chi nhanh Hung Vuwong hién dang bj phéng téa dé bao dam
cho quy thanh toé&n cho céc khach hang mua nha, déat tai Dy an Nam Long Cén Tho.

(**) Cac khoan tuwong duwong tién thé hién cac khoan tién glri ngan hang cé ky han gbc
khéng qua ba thang va hudng Iai suat tir 5,1%/ndm dén 7,8%/n&m.

DAU TU' NAM GIU BEN NGAY BPAO HAN

Pau tw ndm gilk dén ngay dao han phan anh cac khoan tién gi¥i ¢ ky han tai cac ngan

hang thwong mai cé ky han gbe 12 thang va hudng & suat dao déng tir 4,4%/nam dén
5,45%/nam.
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Céng ty Cé phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc cling ngay

&

PHAI THU NGAN HAN CUA KHACH HANG

Phai thu céc bén lién quan (TM sé 31)
Phai thu cac khach hang khac

TONG CONG
D phong phai thu ngan han kho doi
GIA TR| THUAN

86 cubi ndm

180.202.382.108
328.660.295.112

B09-DN

VND
Sé dau ndm

337.869.310.325
690.190.552.385

518.862.687.220
(185.761.495)

1.028.059.862.710

(185.761.495)

518.676.925.725

1.027.874.101.215

(*) Quyén phai thu ngan han clia khach hang tir D an Nam Long Cén Tho duoc st dung
dé dam bao cho khoan vay tai Ngan hang TMCP Phuong Déng (TM sé 21.3)

TRA TRU'GO'C CHO NGU'O'l BAN NGAN HAN

Tra trwedc mua dat va cac du an bat déng san
- Céng ty TNHH Séan xuét Vat ligu Xay dwng
Phu Bl
- Trung tam Phét trién quy déat Can Tho
- Ban Béi thuwong Giai phéng mét bang Quén 7

Tra trwde cho cac nha thau phu
- Ong Pinh Tién Hoang
- Coéng ty TNHH Tuw van va Quan ly Xay dung
Delta
- Coéng ty Cé phan Xay dung An Phong
- Céc nha thau phu khéc
Tra trwére cho bén lién quan (TM sé 31)

TONG CONG
Dy phong tra truwde kho doi
- Céng ty TNHH San xuét Vat liéu Xay dung
Phu Blc
GIA TRI THUAN

23

S6 cudi ndm
96.810.944.463

50.589.989.194
42.291.036.429
3.929,918.840

22.609.698.195
9.062.615.994

1.535.206.847

12.011.875.354
22.876.981.671

VND
S6 ddu nam

94.638.978.363

50.589.989.194
40.119.070.328
3.928.918.840

64.403.958.995

1.784.206.847
7.091.305.620
55.528.446.528
15.328.266.037

142.297.624.229

174.371.203.395

(50.589.989.194)

(50.589.989.194)

91.707.635.035

123.781.214.201
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Cong ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh ket thic cling ngay

9. CAC KHOAN PHAI THU KHAC

Ngén han
Phai thu cé ttre va hoan vén
Tam ng cho nhan vién phuc vu céng tac
dén bu dat
Tam (rng khac cho nhan vién
Khac

Dai han
Ky quy, ky cwoc dai han

TONG CONG

Trong do:
Phaéi thu khac céc bén khéac
Phai thu khéc céc bén lién quan (TM sé 31)
- Ngén han
- Dai han

24

S6 cudi ndm

281.969.229.726

144.889.183.000
13.612.491.111
30.185.744.301

B09-DN

VND
Sé dau nam

276.913.339.316

183.410.709.500
32.092.258.498
27.908.304.153

470.656.648.138

520.324.611.467

7.467.190.394

7.397.919.958

478.,123.838.532

527.722.531.425

179.124.186.976

294.750.900.286
4.248.741.270

245.933.138.014

277.540.652.141
4.248.741.270
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Céng ty Cb phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 n&m 2025 va cho n&m tai chinh két thuc cling ngay

10.

1.

HANG TON KHO

Béat déng san d& dang (i)
Dich vu quan ly duw an (i)

TONG CONG

(1)

Dy an bat déng san dé dang:

D &n Cén Tho (*) (*%

Duw én Phuwéc Long B - mo rong
Du an Akari (**)

D é&n Tén Thuan ©6ng

Duw én Long An 36ha (*)

D an Go O Mo6i

D an VSIP

Dur én Areco (Flora Novia)

Cac duw an khac

(i) Dich vu quan ly du an

Dw én Déng Nai Waterfront
Duw én Paragon

Duw éan lzumi

Dw an VCT

D an Phu Hru

Khéc

Sé cubi ndm

1.316.099.399.294
265,637.826.871

B0O9-DN

VND
Sé dau ndm

2.702.144.720.601
33.507.406.113

1.581.737.226.165

2,735.652.126.714

906.648.367.279
131.843.326.349
105.489.366.786
88.795.500.736
35.683.783.915
13.286.885.880

34.352.168.349

197.525,972.169
43.198.845,586
24.913.008.116

1.849.664.002.876
123.577.414.433
552,952.765.915
79.855.192.195
18.491.524.622
12.312.418.134
17.610.171.621
17.160.858.680
30.520.372.125

26.057.514.909
5.385.578.710
2.064.312.494

Quyén sl dung dat va tai san gén lién voi dét tai Xa Bén Ltrc, Tinh Tay Ninh va
quyén s& hiru tai san phat sinh va tai san dam bao chuyén tiép tai dw an Khu dan cw
Nam Long 2 tai khu d6 thi Nam Can Tho, Phwéng Cai Rang, TP. Can Tho duoc
dung thé chap cho cac khoan vay clia Cong ty (TM s6 21.3 va 21.4).

(**) Trong nam, Céng ty da vén hoa chi phi |ai vay voi tng sé tién 1a 40.158.904.110
VND vao gia tri bat déng san dé dang (cho nam tai chinh két thic ngay 31 thang 12

nam 2024: 48.905,242.311 VND).

CHI PHi TRA TRUOC

Ngén han

Céng cu, dung cu
Khac

Dai han

Phi nha mau va hoa héng méi gi¢i
Céng cu, dung cu
Khac

TONG CONG

25

S6 cudi ndm

5.016.644.046
404.496.557

VND
Sé dau ném

1.994.001.667
3.185.002.221

5.421.140.603

5.179.003.888

57.5634.930.135
2.958.858.181
1.154.316.667

66.159.656.000
4,728.575.681

61.648.104.983

70.888.231.681

67.069.245.586

76.067.235.569
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Cong ty Cé phan Pau tuw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 nam 2025 va cho n&m tai chinh két thuc cuing ngay

13.

14,

15.

TAI SAN €O BINH VO HINH

Phén mém
vi tinh

121.560.806.534

B09-DN

VND

Téng céng

121.842.550.508

21.765.051.200

(64.098.269.313)
(22.195.981.105)

21.7656.051,200

(64.098.269.313)
(22.195.981.105)

(86.294.250.418)

(86.294.250.418)

57.462.537.221

57.744.281.196

35.266.556.116

35.548.300.091

Nha ctra,
vat kién tric

2.119.880.204

VND

Téng céng

816.491.827
4,362.289.110

2.119.880.204

5.178.780.937

Quyén
st¥ dung dat
Nguyén gia:
Sé dau nam va sbé
cudi nam 281.743.975
Trong dé:
Da hao mon hét -
Gia tri hao mon liy ké:
S6 dau nam -
Hao mon trong nam -
Sé cudi nam -
Gia tri con lai:
Sé dau nam 281.743.975
S6 cubi nam 281.743.975
BAT BONG SAN BAU TU
Quyén
Si¥ dung dat
Nguyén gia:
Sé dau nam 816.491.827
Mua méi 2.242.408.906
S6 cubi ndm 3.058.900.733
Trong do:

Pa khdu hao hét 816.491.827

Gia tri khdu hao va hao mon lily ké:

S6 dau nam (816.491.827)
Khéu hao trong na&m (11.028.120)

816.491.827

(816.491.827)
(11.028.120)

(827.519.947)

S6 cudi nam (827.519.947)
Gia tri con lai:

S6 dau nam -
Sé cubi nam 2.231.380.786

2.119.880.204

4.351,260.990

PAU TU TAI CHINH DAl HAN

Pau tw vao cong ty con (TM sé 15.1)
Pau tu vao céng ty lién doanh (TM s6 15.2)

TONG CONG
27

S6 cudi ndm

6.512.568.771.620
4.496.912.838.767

VND
Sé dau ndm

10.342.479.990.403
1.630.463.884.249

11.009.481.610.387

11.872.943.874.652
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Céng ty Co phan Pau tw Nam Long B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thiuc cing ngay

15.

15.1

PAU TU' TAI CHINH DAI HAN (tiép theo)

Dau tw vao cong ty con

Céc khodn dau tu vao cong ty con vao ngay két thuc ky ké toan nam bao gom:

Sé6 cubi ndm S6 dau ndm
Ty lé Ty ¢
vén von o
Céng ty con ném gitr Gid gbc dau tw nam gitr Gi& gbc dau tw
% VND % VND

Nam Long VCD () 91,59 2.187.365.370.000 91,69 2.187.365.370.000

Southgate (i) 60,00 1.302.384.102.740 60,00 1.302.394.102.740

Nam Long Land 100,00 668.334.000.000 100,00 668.334.000.000

Nam Khang 100,00 585.981.680.000 100,00 5865.981.680.000

Nam Long CP 100,00 505.590.909.656 100,00 505.590.909.656

Kikyo Valora (i) 59,11 486.500.000.000 50,00 281.500.000.000

Nam Phan 99,99 351.698.486.717 99,99 351.698.486.717

Nam Phat Land 80,00 270.000.000.000 90,00 270.000.000.000

Nguyén Son 87,33 97.989.372.800 87,33 97.989.372.800

NLG - NNR - HR Fuji (iv) 50,00 51.714.839.707 50,00 310.214,839.707

Nam Long SPV 100,00 5.000.000.000 100,00 5.000.000.000

Poéng Nai Waterfront (v) - - 6510 3.766.411.218.783

TONG CONG 6.512.568.771.620 10.342.479.990.403

() Vao ngay 31 thang 12 nam 2025, Cong ty sir dung cb phan trong Nam Long VCD va
quyén st dung dat tai Thiva dat sé 7692, To Ban db Sé 5, Xa Bén Lurc, Tinh Tay Ninh
dé dam bao cho khoan no trai phiéu (TM sé 21.5).

(i) Vao ngay 31 thang 12 ndm 2025, Céng ty sl dung ¢ phan trong Southgate d& dam
bdo cho khodn ne tréi phiéu (TM sé 21.5).

(i) Vao ngay 30 thang 6 ndm 2025, Céng ty da hoan tat viéc gép thém vén béng tién véi
gia tri 195.000.000.000 VND vao Kikyo Valora theo dé ty |& s& hivu clia Céng ty tang
tir 50,00% Ién 59,11% twr ngay nay. Viéc tang vbn nay da duoc phé duyet béi S& Tai
chinh Thanh phé H6 Chi Minh théng qua viéc cap GCNBKDN diéu chinh Ian thir 8 sé
0313983206 vao ngay 12 thang 6 nam 2025 cho Kikyo Valora.

(iv) Céng ty ndm git® hon 50% quyén bidu quyét trong NLG - NNR - HR Fuji. Ngay 12
thang 6 nam 2025, Cong ty d& hoan tat viéc thoai von tir cong ty nay voi tong gia trj
258.500.000.000 VND. Viéc thoai vén nay da duoc phé duyét bdi So Ké hoach va
Dau tw Thanh phé Hé Chi Minh théng qua viéc cdp GCNBKDN diéu chinh 1an thee 17
s6 0311402008 vao ngay 12 thang 6 nam 2025 cho NLG - NNR - HR Fuji,

(v) Vao ngay 19 thang 11 n&m 2025, Cong ty d& hoan tat viéc thoai von tir Ddng Nai

Waterfront voi tong gia tri 873.622.264.265 VND. Viéc thoai von nay da dugc phé
duyét béi S& Ké hoach va Dau tu Thanh phé H6 Chi Minh théng qua viéc cép
GCNBKDN diéu chinh lan thir 17 s6 3600994581 vao ngay 4 thang 11 nam 2025 cho
Pbéng Nai Waterfront. Khoan lai tr giao dich thoai vén nay voi gia tri la
736.369.735.735 VND da dugc ghi nhan vao khoan muc doanh thu tai chinh trén bao
cdo két qua hoat déng kinh doanh riéng.
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Cong ty Co phan Pau tw Nam Long BO9-DN
THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh ket thuc cung ngay
15.  DAU TU TAI CHINH DAI HAN (tiép theo)
15.2  Dau tw vao céng ty lién doanh
S6 cuéi ndm S6 dau nam
Linhvee  Tylé Ty Ié
kinh doanh ~ vén o ~ vbn ‘
Tén don vi ném gic Gid géc déu tw  nédm gity Gi4 gbc déu tw
% VND % VND
Péng Nai Bat
Waterfront (i) dong san 50,00 2.892.788.954.518 - -
Paragon (i) Bat
dong san 50,563 1.064.123.884.249 50,00 980.463.884.249
NNH Mizuki (i) Bat
dong san 50,00 540.000.000.000 50,00 540.000.000.000
TONG CONG 4.496.912.838.767 1.530.463.884.249

()

Hoat dong chinh clia ©ng Nai Waterfront I& phat trién Khu D6 thi lzumi City Nam Long
trén quy mo dién tich 170 hecta tai xa Long Hwng, Thanh phé Bién Hoa, Tinh Béng Nai,
Viét Nam.

(i) Hoat déng chinh clia Paragon la phat trien Khu D6 thi Nam Long Bai Phudc trén quy

mo dién tich 45 hecta tai xa Dai Phudc, Tinh Bong Nai, Viét Nam.

Vao ngay 2 thang 4 nam 2025, Cong ty da hoan tat viec gop thém vén véi gia tri la
73.660.000.000 VND vao Paragon. Viéc gop thém vOn nay da duoc phé duyet boi S&
Ke hoach va Dau tw Tinh Dong Nai théng qua viéc cap GCNDKDN diéu chinh lan thir 8
s6 0315398472 cho Paragon vao ngay 21 thang 4 nam 2025.

(i) Hoat déng chinh clia Cong ty Co phan NNH Mizuki [a phat trién Khu D6 thi Mizuki Park

trén quy mé dién tich 26 hecta tai Khu D6 thi Nam Sai Gon, x& Binh Hung, Thanh pho
Hé Chi Minh.

16.  PHAI TRA NGU'O'1 BAN NGAN HAN

Phai tra cho cac bén khac
- Céng ty C6 phén Béu tw Xay dyng Ricons
- Coéng ty C6 phén Déu tw Xay dung
Pham Nguyén
- Céc nha cung cép khac
Phai tra cho cac bén lién quan (TM s6 31)

S6 cudi ndm

60.567.758.937
1.415.329.955

50.152.428.982
664.778.451,092

VND
Sé dau ndm

466.227.750.355
248.886.780.996

25.642.981.950
191.697.987.409
548.786.548.268

TONG CONG

725,346.210.029

1.015.014.298.623
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Cong ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 nadm 2025 va cho nam tai chinh két thiic cing ngay

17. NGUO'l MUA TRA TIEN TRUGC NGAN HAN

Nh&n tam (rng tir cac khach hang mua hang
héa bat déng san (%)

Nhan tam rng dich vu quan ly dw an

Nhan tam (¢ng dé chuyén nhweng dw an

S6 cudi ndm

792.183.162.990

BOS-DN

VIND
S6 ddu ndm

2.078.479.744.440
286.544.324.600
267.000.000.000

TONG CONG

792.183.162,990

2.632.024.069.040

Trong @é:
Céc bén khac
Céc bén lién quan (TM 56 31)

792.183.162.990

2.074.832.047.440
557.192.021.600

(*} Pay la cac khoan trng trede tir khach hang theo hop déng mua can ho, nha phé biét
thw va quyén st dung dat nhung chwa nhan ban giao tai ngay két thuc ky ké toan

nam.

18.  THUE VA CAC KHOAN PHAI NOP, PHAI THU NHA NuOC

S6 ddu ndm  Tang trong ndm
Phai thu
Thué gia trj
gia tang 5.361.973.518 86.943.329.461

Thué thu nhap

doanh nghiép

(“TNDN") -
Céc loai thué

khac 200.000.000

9.103.294.203

Giam trong nam

(34.321.167.919)

(159.906.780)

VIND
Sé cudi ném

57.984.135.060

9.103.294.203
40.093.220

TONG CONG 5.561.973.518

96.046.623.664

(34.481.074.699)

67.127.522.483

Phai tra
Thué TNDN

Trong dé:
Thué TNDN
hién hanh
Tra fruoe
thué TNDN
theo tién do
thanh todn
cua
khach hang =

Thué thu nhap

ca nhan

Thué gia tri

gia tang () :

Cac loai thué

khac g

26.721.233.336

270.401.972.964 120.529.382.264

270.401.972.964 113.823.698.285

6.705.683.979
57.943.722.238

71.602.679.086
6.626.021.607

(373.142.255.976)

(368.813.978.643)

(4.328.277.333)

(69.965,886.604)

(71.635.072.472)

(6.102.966.365)

17.789.099.252

15.411.692.606

2.377.406.646
24.699.068.970

67.606.614
523.055.242

TONG CONG

297.123.206.300 256.701.805.195

(510.746.181.417)

43.078.830.078

() Phan tang va gidm khoan thué gia tri gia tang phai nop thé hién sb thué phat sinh va sé

thué da duwoc ké khai khau trir va nép trong nam.
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Cong ty Co phan Dau tw Nam Long B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc cung ngay
19. CHI PHi PHAI TRA NGAN HAN
VND
S6 cudi ném S6 dau nam
Chi phi boi hoan (%) 357.057.080.380 -
Trich trweée chi phi hoan thanh du an 203.115.703.936  712.509.879.461
Chi phi l&i vay phai tra 169.027.997.108  176.919.475.680
Chi phi hé tro 13i suat va bao lanh 72.811.178.393  126.430.177.956
Céac khoan chi phi hoat déng khac 16.622.721.715 1.159.501.850
TONG CONG 818.634.681.532 1.017.019.034.947
Trong do :
Chi phi phdi trd cho céc bén khac ) 700.108.687.395  885.480.905.957
Chi phi phéi tra cho cédc bén lién quan (TM s6 31) 118.525.994.137  131.538.128.990
(*) Pay la nghia vy bbi hoan cho nha dau tw theo théa thuan trude d6 lién quan dén Dy an
lzumi.
20.  PHAI TRA NGAN HAN KHAC

VND

Khodn vén nhan tir nha dau tw vao HDHTKD (%)
Phai tra loi nhuan HPHTKD
Khoan phai tréd quy kinh phf bao tri

Phai tra co tire
Khac

Sé cudi ndm

333.000.000.000
190.787.255.020
145.923.901.099
1.474.261.728
35.920.742.439

S6 dau nam

583.000.000.000
168.321.175.361
108.739.139.128
1.450.871.461
17.304.253.728

707.106.160,286

878.815.439.678

TONG CONG

Trong dé:

(")

Phai trd bén lién quan (TM sé 31) 523.787.255.020  751.981.842.026
Phai tré khac 183.318.905.266  126.833.597.652

Khoan nay thé hién khoan dau tu vao HBHTKD ky ngay 20 thang 4 nam 2021 v&i NLG
- NNR - HR Fuji, cong ty con cla cong ty, v&i s6 tién 1& 583.000.000.000 VND nh&m
muc dich hop tac dau tw dé phat trién Khu D va Khu F cla Dy an Can hé Chung cw
Hoang Nam toa lac tai Phuwéng An Lac, Thanh phé H& Chi Minh. Theo quy dinh cula
HBHTKD, Céng ty la bén duoc dé clr dé ké toan toan bé céac giao dich clia BCC, ghi
nhan doanh thu, chi phi, theo dai riéng két qua kinh doanh clia HDHTKD va quyet toan
thué. Bén canh do, cac bén dugc phan chia loi nhuan sau thué véi ty 1&é méi bén dua
trén vén gop duoc xac dinh theo Phu luc HE}HTKD ky ngay 31 thang 12 ném 2025.
Trong nam, céng ty da thuc hién hoan von hop tac kinh danh véi so tién la
250.000.000.0000 VND theo nghj quyét sb 05/2025/NQ-BCC clia Ban diéu phoi Akari
BCC.

Vao ngay 31 thang 12 nam 2025, dw an nay dang trong giai doan hoan thién va ban
giao.
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Cong ty Cd phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho n&m tai chinh két thic clng ngay

21,

21.1

VAY

Ngén han
Vay ngén han ngan hang (TM sé 21.2)
Vay ngan han bén lién quan
(T s6 21.1 va 31)
Trai phiéu dai han dén han tra (TM s6 21.4)

Dai han
Trai phiéu (TM sé 21.4)
Vay ngan hang (TM sé 21.3)
Vay bén lién quan (TM sé 21.2 va 31)

TONG CONG

Vay ngén han bén lién quan

S6 cudi ndm

459.817.778.977

363.662.644.081

BO9-DN

VIND
Sé dau ndm

675.926.488.211

408.020.552.171
665.575.633.373

823.480.423.058

1.739.522.673.755

3.625.660.416.660
400.000.000.000

2.956.515.416.664

400.000.000.000
176.042.091.910

4.025.660.416.660

3.532.557.508.574

4.849.140.839.718

5.272.080.182,329

Chi tiét cac khoan vay tin chap ngan han bén lién quan nham hd trgr nhu céu vén lwu déng

nhu sau;
Bén cho vay S6 cudi ndm
VIND
Nam Phan 165.542.091.810
Nam Phat Land 80.000.000.000
Nam Khang 65.000.000.000
Nam Long Héng Phat 34.020.552.171
Nam Long Retail 9.000.000.000

TONG CONG 363.562.644.081

32

Ngay déo han  La&i suét

(%/nam)

Ngay 15 thang 5 nam 2026 6,0
Ngay 20 thang 6 nam 2026 6,0
Ngay 3 thang 5 ndm 2026 8,0
Ngay 31 thang 12 nam 2026 6,0
Ngay 24 thang 10 nam 2026 6,0
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21.

21.5

22,

Céng ty C6 phan Pau tw Nam Long B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cung ngay
VAY (tiép theo)
Tinh hinh tang giam céac khoan vay va trai phiéu trong nam
VND
Vay Tréi phiéu Téng cong
Sé dau nam 1.659.989.132.292 3.612.091.050.037 5.272.080.182.329
Tién thu tir di vay va
phat hanh trai phiéu 987.038.015.668 660.000.000.000 1.647.038.015.668
Tién chi tré no gbe vay
va trai phiéu (1.423.546,724.802)  (660.000.000.000) (2.083.546,724.802)
Chi phi phét hanh trai
phiéu - 22.454.366.623 22.454.366.623
Phan bé chi phi phat hanh
trai phiéu - (8.885.000.000) (8.885.000.000)
Sé cudi nam 1.223.480.423.058 3.625.660.416.660 4.849.140.839.718
QUY KHEN THU'ONG, PHUC LO1
VND
Nam nay Nam trirée

23.

S6 dau nam '
Trich lap quy (TM s6 24.1)
St dung quy

56 cubi nam

DU PHONG PHAI TRA

43.888.719.300
28.130.000.000
(42.263.063.374)

59.023.789.098
33.860.000.000
(48.995.069.798)

20.755.655.926

43.888.718.300

S6 duw nay thé hién khoan du phong bao hanh ddi vai cac cong trinh nha & dé ban da hoan
thanh viéc xay dwng va ban giao cho khach hang va ghi nhan doanh thu tai ngay két thuc ky

ké toan nam.
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Cong ty C6 phan Dau tw Nam Long B09-DN

THUYET MINH BAO CAOQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thlic cling ngay

24.  VON CHU SO HO'U (tiép theo)

24.1  Tinh hinh tdng gidm nguén vén chi sé hiru (tiép theo)

() Theo phé duyét cla Nghi Quyét Dai Ho6i ddng CO déng Thuong nién S6
02/2024/NQ/DHBCH/NLG ngay 26 thang 4 nam 2025 va Nghj quyét Hoi ddng Quan tri
S6 21/2025/NQ/HPQT/NLG ngay 27 thang 5 ndm 2025 théng qua viéc chi trd cb tirc
n&m 2024 bang tién tai mrc 4,99% trén ménh gia cb phiéu phé thong.

(i) Theo phé duyét cla Nghi quyét Pai hoi déng cbé dong thuéng nién sbé
01/2024/NQ/DHDCEH/NLG ngay 20 thang 4 nam 2024 va Nghi quyét Dai hdi ddng quan
tri s& 67!2024!NQIHEJQTINLG ngay 31 thang 12 nam 2024, Cong ty da hoan thanh viéc
phat hanh 297,833 c6 phiéu theo chuong trinh lwa chon nguoi lac déng vao ngay 8
thang 1 nam 2025. Vao ngay 17 thang 2 nam 2025, céng ty da nhan GCNBKDN diéu
chinh 1an thir 27 do S& Ké hoach va Dau tw Thanh phd Ho Chi Minh cép, phé duyét
viéc tang von diéu |& tir 3.847.774.710.000 VND dén 3.850.753.040.000 VND.

(i) Theo phé duyét cla Nghi quyét Dai hoi ddng cd déng thuong nién s6
01!2025INQ!DHEJCD!NLG ngay 19 thang 3 nadm 2025, cac Nghi quyét H6i déng Quan
tri s& 30a/2025/NQ/HDQT/NLG, 30b/2025/NQ/HDQT/NLG, 30c/2025/NQ/HDQT/NLG
ngay 24 thang 7 nam 2025, Nghi quyét Hoi déng Quan tri s6 37/2025/NQ/HDQT/NLG
ngay 5 thang 9 nam 2025, Nghj quyét Hoéi déng Quan tri s 37/2025/NQ/HDQT/INLG
ngay 8 thang 9 nam 2025 va Nghi quyét Hai ddng Quan tri s6 44/2025/NQ/HDQT/NLG
ngay 8 thang 10 nam 2025 Céng ty céng bé da hoan thanh viec phat hanh
100.022.079 ¢é phiéu vé&i gia phat hanh la 25.000 VN Dico phiéu cho ¢ déng hién hiru
clia Cong ty vao ngay 22 thang 12 nam 2025. Theo d6, vén cb phan ciia Céng ty dwoc
téng tlr 3.850.753.040.000 VND lén 4.850.973.830.000 VND. Vao ngay 31 thang 12
nam 2025, Céng ty da nhan GCNBKDN diéu chinh 1&n thir 29 do Phong Pang ky Kinh
doanh thuée S& Tai chinh Thanh phé Hé Chi Minh phé duyét phé duyét vé viéc dieu
chinh theo sé vén mai.

(iv) Theo Nghi quyét Pai Hoi déng Cé déng Thuéng nién S6 02/2025/NQ/BHDCH/NLG

ngay 20 thang 4 nam 2025, cac cb dong cla Cong ty da thdng qua miuc trich 1ap quy
phuc loi cla Céng ty 1a 28.130.000.000 VND.

. 1
e e

.

24.2 Cac giao dich vé vén véi céc chil s6 h(ru va phan phéi c6 tie

VIND

N&m nay Nam trude

Vén c6 phan da gép

3.847.774.710.000
1.003.199.120.000

4.850.973.830.000

Vén gép dau nam

3.847.774.710.000
Tang trong nam 5

Vén goép cudi nam 3.847.774.710.000

Cé tire da cong bo va chi tra trong nam

Cé tirc bang tién da cong bo
Cé tirc da thue tra bang tién

38

192.129.186.429
192.129.186.429

192.003.958.029
191.917.998.063




Céng ty C6 phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 n&m 2025 va cho ndm tai chinh két thic cling ngay

24,

24.3

25.

25.1

25.2

VON CHU SO HU'U (tiép theo)

Vén cé phan

Cé phiéu dwoc phép phat hanh

C6 phiéu @& phat hanh va gop vén day dl
Cé phiéu phé théng

Cé phiéu dang Iwu hanh
Cé phiéu phaé théng

B09-DN

S6 luong cé phiéu
S6 cubi ndm S6 dadu nam
485,097.383 385.075.304
485,097.383 384.777.471
475.097.383 384.777.471

Ménh gid cb phiéu dang luvu hanh: 10.000 VND/co phiéu (31 thang 12 nam 2024: 10.000
VND/cb phiéu). Céc cb déng nam gitr cb phan phé théng ctia Céng ty duoc hudng cb ture
do Cong ty cong bd. M&i cd phan phd théng thé hién mot quyén biéu quyét, khéng han ché.

DOANH THU

Doanh thu thuan vé bén hang va cung cap dich vu

Doanh thu tir dich vu quén ly du an va ban
dat, can hd, nha phd va biét thu
Doanh thu cung c¢ap dich vu

TONG CONG

Trong do:
Doanh thu véi khach hang khac
Doanh thu v&i bén lién quan (TM sé 31)

Doanh thu hoat déng tai chinh

Lai tir thanh ly khoan dau tw _

Cé tire dwoc nhan va lai tir cac khoan dau tu
Lai tién gtri ngan hang

TONG CONG

Trong doé:
Doanh thu hoat déng tai chinh véi bén
lién quan
Doanh thu hoat déng tai chinh véi khéch
hang khac

39

Na&m nay

3.332.861.843.945
9.022.866.674

VND
Nam trwée

6.876.214.038.999
9.038.610.256

3.341.884.710.619

6.885.252.649.255

3.108.766.107.805
233,118.602.814

N&m nay

748.244.168.370
415.537.606.362
92.889.683.133

6.027.029.055.010
858.223.594.245

VND
Nam trwoe

235.446.982.108
408.439.573.266
44.685.923.541

1.256.671.457.865

688.572.478.915

705.696.777.558

550.974.680.307

416.164.610.266

272.407.868.649

NON

L=




Céng ty Cb phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 nam 2025 va cho n&m tai chinh két thic cling ngay

26.

27.

28.

Gia vén tr dich vu quan Iy du an va ban dat,

can hd, nha pho

Gia vén dich vu cung cap

TONG CONG

CHI PHI TAI CHINH

Chi phi l&i vay

Chi phi bbi hoan (TM sé 19)

GIA VON HANG BAN VA DICH VU CUNG CAP

Chia lgi nhuan cho cac bén theo HBHTKD
Chi phi phat hanh trai phiéu va chi phi khac

L& tir thanh ly c&c khodn dau tu

Chi phi khac

TONG CONG
Trong do:

Chi phi tai chinh véi bén lién quan
Chi phi tai chinh véi khach hang khac

Nam nay

2.013.349.795.599
2.597.596.946

BOS-DN

VND
Néam trude

4.104.552.157.530
288.378.571

2.015.947.392.545

4.104.840.536.101

N&m nay

416.246.212.899
357.057.080.380
252.466.079.659

25.752.697.467

200.000.000

VND
Nam truoc

390.368.065.149

653.805.948.982
101.753.312.488
2.562.500.000

1.061.722.070.405

1.148.489.826.630

283.891.998.497
767.830.071.908

CHI PHi BAN HANG VA CHI PHi QUAN LY DOANH NGHIEP

Cac khoan chi phi ban hang )
Chi phi tiép thi, hoa héng va nha mau

Chi phi nhan vién
Khac

Cac khoan chi phi quan ly doanh nghiép

Chi phi lvong nhan vién
Chi phi dich vu mua ngoai
Chi phi kh&u hao va hao mén

Chi phi di thué
Chi phi duw phong
Khac

TONG CONG
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N&m nay

318.266.554.524
227.829.682
1.672.403.397

697.146.048.055
451.343.778.575

VND
N&m truce

621.957.417.097
462.575.362
404.302.414

320.066.787.603

622.824.294.873

228.008.577.452
95.024.286.903
19.716.924,841
19.285.641.248

11.521.466.551

199.983.337.784
189.838.998.591
32.702.044.132
20.365.418.219
50.589.989.194
3.941.507.028

373,556,896,995

497.421.294.948

693.623.684.598

1.120,245,589.821
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Cong ty Cb phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thuc ciing ngay

29.

30.

THU NHAP KHAC VA CHI PHi KHAC

Thu nhéap khac

Phat vi pham hop dong
Thanh ly tai san

Khac

Chi phi khac
Tién phat

Thanh ly tai san

Khac

LO'T NHUAN KHAC

THUE THU NHAP DOANH NGHIEP

Nam nay

31.370,235.468
31.234.300.405

135.935.063

4.742,291.251
3.675.815.223
664,951.108
401.524.920

BO9-DN

VND
Néam truée

17.965.823.381
16.799.218.781
644.288.786
522.315.814

11.950.615.657
10.861.094.100

1.089.5621.557

26.627.944.217

6.015.207.724

Thué suét thué thu nhap doanh nghiép (‘“TNDN") ap dung cho Céng ty & 20% thu nhap chiu

thué.

Céac bao céo thué clia Cong ty sé& chiu st kiém tra clia co' quan thuge. Do viéc ap dung luat
va céc quy dinh ve thue Goi voi cac loai nghiép vu khac nhau cé thé dugc giai thich theo
nhiéu cach khac nhau, sé thué duwoc trinh bay trén bao céo tai chinh riéng cé the sé bj thay

ddi theo quyét dinh cudi cling clia co quan thué.
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Céng ty Co phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thuc ciing ngay

30.  THUE THU NHAP DOANH NGHIEP (tiép theo)

30.1  Chi phithué TNDN

Chi phi thué TNDN hién hanh
Piéu chinh thué TNDN trich thiéu trong nhirng
nam trice

Ném nay

119.648.323.304
881.058.960

B0S-DN

VND
Nam trurde

256.796.049.340
15.594,774.695

TONG CONG

120.529.382.264
(7.674.894.243)

272.390.824.,035
96.580.675.977

(Thu nhap) chi phi thué TNDN hoan lai

112.854.488.021

368.971.500.012

TONG CONG

Dudi day |a dbi chiéu chi phi thué TNDN va két qua clia tong loi nhuan ké toan trude thué

nhan véi thué suat thué TNDN:

Téng loi nhuan ké toan trwéc thué

N&m nay

863.890.965.153

VND
Nam truoc

1.206.264.383.342

Thué TNDN theo thué suat 20%

Céc khoan diéu chinh tang (gidm) chi phi thué TNDN
Loi nhuan sau thué chia cho cac bén theo
HBHTKD
Diéu chinh thué TNDN trich thiéu trong
nhirng nam trwéc
Chi phl khéng dwoc trir
Thu nhap tir co tirc dugc mién thué
Chi phi lai vay khong duoc trir chua ghi
nhéan thué hoan lai (i)

Chi phi lai vay khéng duwoc trlr nam truére
chuyén sang (i)

St dung 16 nam trudrc chuyén sang

L& thué mang sang cac ky sau chua ghi
nhan thué hoan lai

Thué TNDN duoc giam

172.778.193.031

51.308.620.168

881.058.960
7.441.656.806

(83.107.521.272)

26.370.346.003

(60.292.304.666)

(2.525.561.009)

241.252.876.668

130.761.189.798
15.594.774.695
7.859.723.657
(81.687.914.653)
(3.507.758,896)
(1,770.882.230)

60.469.490.973

Chi phi thué TNDN

112.854.488.021

368.971.500.012

()  Theo Nghi dinh Sé 132/2020/ND-CP ngay 5 thang 11 ndm 2020 cta Chinh phi quy
dinh v& quan ly thué déi véi doanh nghiép co6 giao dich lién két, day la cac khoan chi
phi lai vay vuot ngudng quy dinh khéng duoc triv thué TNDN wéc tinh bdi Céng ty
chwa duoc co quan thué dia phuong quyét toan vao ngay lap bao céo tai chinh riéng

nay.
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Céng ty Cb phan Pau tw Nam Long BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuc clung ngay

30.

30.2

30.3

THUE THU NHAP DOANH NGHIEP (tiép theo)

Thué TNDN hién hanh

Thué TNDN hién hanh phai nép dwoc xac dinh dwa trén thu nhap chiu thué ctia nam hién
tai. Thu nhap chiu thué cltia Céng ty khac véi loi nhuan duoc béo c&o trong bao céo két qua
hoat déng kinh doanh riéng vi thu nhép chiu thué khéng bao gém cac khoan muc thu nhap
chju thué hay chi phi dwoce khau trir cho muc dich tinh thué trong cac nam khac va ciing
khéng bao gom cac khoan myc khéng phai chiu thué hay khéng dwec khau trir cho muc
dich tinh thué. Thué TNDN hién hanh phadi nép clia Céng ty duwoc tinh theo thué suat da
ban hanh dén ngay két thic ky ké toan nam.

Thué TNDN hoan lai

Céng ty da ghi nhan mét so khoan tai san thué TNDN hoan lai véi cac bién dong trong nam
bao cao va nam trwdc nhu sau:

VND
Béo céo két qua hoat dong

Bang cén dbi ké toan riéng kinh doanh riéng

S6 cudi ndm S6 déau ndm N&m nay Nam truée
Thué TNDN tam
ndp trén cac
khoan nhan tién
triedre tir
khach hang (i) 26.317.384.776 27.696.167.527 (1.378.782.751) (13.258.928.840)
Chi phi phai tra 15.449.312.198 16.135.508.295 (686.196.097) 13.214.030
Dw phéng ne
phai thu kho doi 10.117.997.839 10.117.997.839 = 10.117.997.839
Chénh léch gia
von hang ban 11.718.498.239 1.978.625.148 9.739.873.091 (526.431.060)
L6 cé the sir
dung dé b triy
vGi thu nhép chiu
thue trong tuong
lai - - - (92.926.527.9486)

Tai san thué
TNDN hodn lai 63.603.193.052 55.928.298.809

Thu nhép (chi phi) thué TNDN hoan lai 7.674.894.243  (96.580.675.977)

(i) Theo Théng tw sé 96!2015£TT BTC ngay 22 thang 6 nam 2015 cua B Tai chinh hudng
dan thi hanh mét s6 diéu ctia Luat thué Thu nhap Doanh nghiép, Céng ty thuc hién ké
khal tam nop thué thu nhap doanh nghiép theo thué suéat 20% trén doanh thu thu dugc
tién tir khach hang trir di chi phi tuong tng hozc theo thué suat 1% trén doanh thu thu
duoc tién tir khach hang.
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Cong ty Co phan Dau tw Nam Long BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 n&m 2025 va cho n&m tai chinh két thuc cling ngay

30.

304

30.5

THUE THU NHAP DOANH NGHIEP (tiép theo)

L6 c6 thé st dung dé bu trie véi thu nhap chju thué trong twong lai

Céng ty dwoc phép chuyen cac khoan 16 tinh thué sang ky sau dé bu trir v&i loi nhuan thu
dugc trong vong 5 nam ke tir sau nam phét sinh khoan 16 6. Tai ngay két thiic ky ké toan
nam, Céng ty ¢é cac khoan 16 Iy ké voi tong gla tri 1a 79.558.879.640 VND (ngay 31 thang
12 nam 2024: 380.002.096.527 VND) co thé st dung dé bu trir véi loi nhuan phat sinh
trong trong twong lai. Chi tiét nhw sau:

VND
Cé thé i o

N&m phat  chuyén 16 ‘ D3 chuyén I6 dén  Chwa chuyén 16 tai
sinh dén nam Lé tinh thué ngay 31/12/2025 ngay 31/12/2025
Tru s& chinh
2023 (*) 2028 542.287.281.391 (463.746.708.192) 78.540.573.199
2024 (") 2029 1.018.306.441 - 1.018.306.441
Chi nhénh hach toan doc lap
202114 2026 3.558.039.522 (3.558.039.522) -
2023 (**) 2028 5.296.371.631 (5.296.371.631) .
TONG CONG 552,159.998.985  (472.601.119.345) 79.558.879.640

(*) L tinh thué wée tinh clia Céng ty da dugc co quan thué dia phuong quyét toan vao
ngay lap bao cao tai chinh riéng nay.

(**) L6 tinh thué wéc tinh clia Cong ty chuwa dwoc co quan thué dia phurong quyét toan vao
ngay lap bao cao tai chinh riéng nay.

Chi phi lai vay vwot ngwéng quy dinh

Coéng ty du’o’c phép chuyén cac khodn chi phi lai vay vt ngirdng quy dinh chua dugc triv
khi tinh thué TNDN cho n&m hién tai (“chi phi |&i vay chwa duoc tru'") sang nam sau khi xac
dinh téng chi phi |ai vay dwegc trlr clia nam sau. Thoi gian chuyén chi phi 1ai vay sang nam
sau duwec tinh lién tuc khﬁng qué 5 nam ké tir sau nam phat sinh khoan chi phi 1&i vay chua
duoc trir do. Tai ngay két thic ky ké toan nam, Cong ty co cac khoan chi phi lai vay chua
dwoc triv I0y ké voi gia tri 369.007.336.713 VND (ngay 31 thang 12 nam 2024: VND
237.155.606.700) co6 thé sl dung trong tirong lai nhu sau;

VND

Chi phi lai

vay chira

dugc trir
Céo thé duoc Chi phi lai vay khéng con Chi phi &i vay
chuyén thanh chwa duge trivda  duoc chuyeén chua dupe triv
NEm chi phi lai vay Chi phi I&i vay chuyén sang nam sang nam chuwa chuyén
phat duge trir thué chua duge triy  sau tinh dén ngay sau dén ngay sang nam sau tai
sinh dén ndm thué phat sinh 31/12/2025  31/12/2025 ngay 31/12/2025
2023 2028 (i) 254694.273.267 (17.538.666.567) - 237.155.606.700
2025 2030 () 131.851.730.013 - - 131.851.730.013
TONG CONG 386.546.003.280 (17.538.666.567) - 369.007.336.713

(i) Day la cac khoan chi phi I&i vay khong dworc trir thué TNDN wée tinh bai Céng ty, chua
duwoc co quan thué dia phuong quyét toan vao ngay lap bao céo tai chinh riéng nay.
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Céng ty Cé phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic clng ngay

31.

NGHIEP VU V&' CAC BEN LIEN QUAN

Danh sach cac bén lién quan tai ngay 31 thang 12 nam 2025 nhw sau;

Bén lién quan

Céng ty C4 phan Nam Long VCD (“Nam Long VCD")

Céng ty C& phan Bat dong san Nguyén Son (“Nguyén Son”)
Cong ty Cé phan Bau tw Nam Phan (“Nam Phan")

Cong ty TNHH Phat trién Can hd Nam Long (“Nam Long ADC")
Céng ty Cé ph&dn Nam Long Mekong (“Nam Long Mekong")
Céng ty C6 phdn NLG - NNR - HR Fuji (‘NLG - NNR - HR Fuji")
Céng ty TNHH NNH Kikyo Flora (“Flora”)

Cong ty TNHH NNH Kikyo Valora (“Valora")

Cong ty TNHH Bau tw va Kinh doanh Bét dong san Nguyén Phc

Cong ty TNHH Mot Thanh Vién Dau tu Xay dung
Phat trién Nam Khang

Cong ty C6 phan Tw van Thiét ké va Xay dirng Nam Vién
("Nam Vién")

Cong ty TNHH Kinh doanh Vat liéu Xay dwng Nam Khang
Céng ty Cé phan 8D (“6D")

Cong ty TNHH M6t Thanh Vién San giao dich Bat dong san Nam
Long ("San Giao Dich")

Cong ty TNHH MTV Quan ly Bat dong san & Khu D& thj Nam Long
("Dich vu Nam Long")

Céng ty TNHH Mét Thanh Vién Dich vu Van tai Nam Long
("Van tai Nam Long")

Céng ty TNHH Nam Long Commercial Property (“Nam Long CP")
Céng ty TNHH Nam Long Land (“Nam Long Land")

Céng ty C phan Southgate ("Southgate”)

Céng ty TNHH Pau tw Nam Phat Land ("Nam Phat Land”)

Coéng ty TNHH Nam Long Retail ("Nam Long Retail")

Cong ty TNHH Nam Long SPV (“Nam Long SPV")

Céng ty TNHH Paragon Dai Phudc (“Paragon”)

Céng ty cd phan NNH Mizuki (‘"NNH Mizuki")

Céng ty TNHH Thanh phé Waterfront Déng Nai

Cong ty TNHH Anabuki NL Housing Service Viét Nam (“Anabuki”)
Céng ty C phan Dau tw Thai Binh (“Thai Binh")

Coéng ty TNHH Dau tw Tan Hiép (“Tan Hiép")

45

B09-DN

Méi quan hé

Cong ty con
Céng ty con
Coéng ty con
Céng ty con
Cong ty con
Cong ty can
Céng ty con
Cang ty con
Céng ty con
Céng ty con

Céng ty con

Céng ty con
Cong ty con
Cong ty con

Céng ty con
Coéng ty con

Céng ty con
Cong ty con
Céng ty con
Céng ty con
Céng ty con
Céng ty con

Cong ty lién doanh
Cong ty lién doanh
Céng ty lién doanh

Cong ty lien két

Bén lién quan

Bén lién quan
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Cong ty Co phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh ket thuc cung ngay

31.  NGHIEP VU VOI CAC BEN LIEN QUAN (tiép theo)

BOS-DN

NhCrng giao dich trong yéu ctia Céng ty v&i cac bén lién quan trong ném nhu sau:

Bén lién quan Méi quan hé

Nam Long
VCD

Pbdng Nai
Waterfront

Southgate

Nam Long
Land

NNH Mizuki

Nam Khang

Nam Long
ADC

NG6i dung nghiép vu

Cho vay

Thu no vay

Hoan tién tam (rng
Doanh thu tir dich vu
quan ly dw an (%)
Lai cho vay

Chi phi thué

Nhan truée dich vu
téng thau

Nhan cé tic

Phi dich vu quan ly

Cong ty con

céng ty lién
doanh Cho vay
Doanh thu tir dich vu
quan ly dw an (%)

Lai cho vay

Doanh thu tlr dich vu
quan ly dw an (%)
Nhan cb tic

Phi tw van quan ly

Céng ty con

Phi tw van quan ly

Phai thu cé tuc

Gép von

Phai thu tir viéc chuyén
nhuong cd phan
Thanh Iy tai s&n

Céng ty con

Nhan cd tire

Doanh thu tir dich vu
quan ly du an (*)
Phai thu cd tlc

Cang ty
lién doanh

Cé tire duoc chia
Tra goc vay

Lai vay

Chi phi xay dung
Vay

Lai tré cham

Phi dich vu quan ly

Cong ty con
Nhan co tire
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Nam nay

590.000.000.000
400.000.000.000
201.742.485.9895

84.801.828.605
5.175.5566.5655
539.774.181

Thoai vén 2.892.788.954.518

435.127.112.000

14.924.761.526
6.353.260.180

116.709.301.000
57.000.000.000

864.199.5563.062
120.000.000.000

75.000.000.000

12.744.937.972

52.000.000.000
40.000.000.000
8.201.907.068
164.922.137.932

20.148.763

VND
Nam truoe

379.330.992.502
536.325.726

199.551.338.000
13.124.192.220
87.687.268

48.716.614.825

239.372.700.741
57.000.000.000
1.091.614.789

471.050.018.921
480.589.037.000

168.334.000.000
326.278.893

250.684.000.000

188.934,893.557
7.200.000.000

60.000.000.000
8.399.250.001
241.248.363.247
60.000.000.000
1.077.187.262

5.499.752.774
17.000.000.000
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Céng ty Co phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cung ngay

31.  NGHIEP VU VOl CAC BEN LIEN QUAN (tiép theo)

B0OS-DN

Nhiing giao dich trong yéu clia Cong ty véi cac bén lién quan trong ndm nhu sau: (tiép theo)

Bén lién quan Méi quan hé

NLG - NNR -
HR Fuji

San Giao
Dich

Paragon

Nam Long
Retail

Nguyén Son

Dich vu
Nam Long

Nam Long
Mekong

Nam Phan

Cong ty con

Coéng ty con

Cong ty
lién doanh

Céng ty con

Coéng ty con

Cbng ty con

Coéng ty con

Céng ty con

NGi dung nghiép vu

Hoan tra (rng trwdc
Thoai vén

Chia loi nhuan
theo HDHTKD
Nhan cb tic

Phi dich vu quan ly

Phi hoa héng
Phai thu cé ture

Tam (tng vén gop

Ban can hd

Tra géc vay

Lai vay

Vay

Nhan tién mua can ho
Lei nhuan phai thu

Thu tién thoai vén
Thoai von

Tra goc vay

Nhan cé tic

Lai vay

Thu nhép cho thué
Phi dich vu quan Iy
Cé tlre phai thu

Nhan tién mua can hé

Phi dich vu quan ly
Tra gbc vay

Lai vay

Phai thu ¢ tire

Laj vay

Co tirc

Tra goc vay
Nhan loi nhuan
Vay

Hoan vén
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Nam nay

267.544.324.000
258.500.000.000

252.466.079.659
46.484.383.562
3.600.000.000

6.642,675.723

73.660.000.000

22.677.000.000
6.000.000.000
701.000.000

10.000.000.000

989.350.645

186.015.836.227
14.000.000.000
2.533.916,924

10.260.727.258
10.053.222.800
10.500.000.000

1.110.000.000

VIND
N&m friroe

653.805.948.982
5.799.178.083
3.600.000.000

83.473.444.012
3.468.087.263

225.000.000.000

25.000.000.000
957.500.000
40.000.000.000
21.995,358.182
250.000.000

75.977.690.000
36.000.000.000
9.353.116.100
2.033.861.113

1.355.900.000
9.408.277.856
4.700.000.000

632.000.000

116.938.987.000
1.000.000.000
2.963.420.349
356.340.000

13.452.000.942
38,604.659.600
102.000.000.000

95.000.000.000
58.8997.330.000
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Cong ty Cé phan Pau tw Nam Long

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thic cung ngay

31.  NGHIEP VU VOl CAC BEN LIEN QUAN (tiép theo)

Nhirng giao dich trong yéu clia Céng ty vai cac bén lign quan trong ndm nhw sau (tiep theo):

Bén lién quan

Méi quan hé

Nam Long CP  Céng ty con

Anabuki

Kikyo Valora

Van tai
Nam Long

Nam Phat
Land

Nam Vién

Céng ty
lién két

Cong ty con

Cong ty con

Coéng ty con

Cong ty con

N6i dung nghiép vu

Nhan co tire

Tra géc vay

Chi phi thué

Phi tw van quan ly
Lai vay

Gop von

Hoan vén

Vay

Phi dich vu

Gop von

Tra gbc vay
Doanh thu dich vu
Lai vay

Chi phi thué xe
Gop von

Hoan tra vay

Loi nhudn phai thu

Lai vay

Tra vay
Nhan cd tire
Lai vay

Chi phi dich vu
thiet ké

(*)  Doanh thu tir bén lién quan (TM sé 25.1)

48

N&m nay

46.000.000.000
40.000.000.000
8.018.511.377
6.858.393.644
993.333.334

8.245.891.768

195.000.000.000
100.000.000.000
3.239.000.000
3.016.666.668

1.325.614.928

10.000.000.000
9.000.000.000
5.661.666.667
154.698.006

233.118.602.814

B09-DN

VND
Nam trwée

8.212.217.103
1.489.033.128
653.333.333
200.000.000.000
100.000.000.000
40.000.000.000

1.340.878.899

6.100.000.002

1.663.918.186
2.000.000.000
1.400.000.000
900.000.000
71.166.665

10.000.000.000
10.400.000.000
6.146.666.668
327.069.884

858.223.594.245
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Céng ty Cé phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc cung ngay

31.

NGHIEP VU VO'I CAC BEN LIEN QUAN (tiép theo)

B0OS-DN

Vao ngay ket thic ky ke toan nam, sb du cac khoan phai thu vai cac bén lién quan nhuw sau:

Bén lién quan

Méi quan hé

NGi dung
nghiép vu

Phai thu ngan han cua khach hang (TM s6 7)

Southgate

Nguyén Son

Nam Long CP
Nam Long VCD
péng Nai
Waterfront
Anabuki

NNH Mizuki

Nam Long Retail
Dich vu Nam Long
Nam Long Mekong

Paragon

Nam Long ADC

Cong ty con

Cong ty con

Cong ty con

Céng ty con

Cong ty lien
doanh

Cong ty
lién két

Cong ty
lién doanh

Coéng ty con
Céng ty con
Céng ty con

Cong ty
lién doanh

Coéng ty con

Dich vu quan ly
du an

Dich vu tw van
quan ly

Doanh thu
cho thué

Dich vu tw van
quan ly

Dich vu quan ly
duw an

Dich vu tw van
quan ly

Dich vu guan ly
dy an

Doanh thu bét
déng san

Dich vu tw van
quan ly

Dich vu tu van
quan ly

Dich vu quan ly
dw an

Dich vu tw van
quan ly

49

Sé cudi nam

104.451.911.600
32.602.359.901
21.617.662.694
15.522.980.062
9,740.192,130
2.478.065.884
1.560.553.836
1.198.129.411
810.536.590

220.000.000

VIND

Sé dau ndm

145.779.418.615

32.602.359.901

22.181.404.576

8.932.836.062

2.478.065,884

49.190.972.315

1.839.212.590

7.579.429.438

66.973.000.000

312.610.944

190.202.392.108

337.869.310.325
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Cong ty Co phan Pau tu Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thic cung ngay

31.

NGHIEP VU VOl CAC BEN LIEN QUAN (tiép theo)

B09-DN

Vao ngay két thic ky ké toan ndm, sé du cac khoan phai thu va phai tra voi cac bén lién
quan nhu sau: (tiép theo)

Bén lién quan

Méi quan hé

Néi dung
nghiep vu

Tra trwéc cho nguoi ban ngan han (TM sé 8)

Nam Khang

8an Giac dich

Bat dong san
Nam Long

Dich vu Nam Long
Nam Long CP
Anabuki

Van tai Nam Long

Nam Long ADC

Cong ty con

Cong ty con

Coéng ty con
Céng ty con
Cong ty lien

ket

Cong ty con

Céng ty con

Phai thu vé cho vay ngan han

Nam Long ADC

Cong ty con

Phi dich vu
quan ly
Phi dich vu
quan ly

Phi dich vu
quan ly
Phi dich vu
quan ly
Phi djch vu
quan ly
Phi dich vu
quan ly
Phi dich vu
quan ly

Cho vay

36 cudi ndm

11.295,876.528

9.567.766.981

1.160.577.663
514.284.899
154.440.000

179.4156.500

4.620.000

VND

S6 dau ndm

4.333.220.934

9.567.766.981

765.813.223
502.404.899

154.440.000

4.620.000

22.876.981.571

15.328.266.037

1980.000,000.000

Khoan phai thu vé cho vay ngan han nay dao han vao ngay 31 thang 8 nam 2026 va huéng

|ai sudt 8%/nam.

Phai thu ngan han khéc (TM sé 9)

Southgate
Nguyén Son

Pbng Nai
Waterfront

NLG - NNR - HR
Fuji

Nam Long VCD
Mizuki

Nam Phan
Anabuki

Dich vu Nam Long
Nam Phat Land

Céng ty con
Cong ty con

Coéng ty lién
doanh

Coéng ty con

Céng ty con

Céng ty
lién doanh

Cong ty con

Céng ty lien
doanh

Céng ty con
Céng ty con

Cé ture
Thu hoan von
Cé ture
Cé tire
Co tire
Co tirc

Thu héi von gop
HBHTKD

Khac

Cé tuc
Cé tire

50

256.216.068.493
15.977.690.000
6.353.260.180

5.847.671.233

5.175.5655.555
3.600.000.000

199.216.068.493
25.977.690.000

44,571.780,823

3.600.000.000

810.000.000 1.920.000.000
442,854,825 627.312.825
327.800.000 327.800.000

E 1.300.000.000
294.750.900.286 277.540,652.141
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Cong ty Co phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cling ngay

31.

NGHIEP VU V&I CAC BEN LIEN QUAN (tiép theo)

BO9-DN

Vao ngay két thic ky ké toan nam, so du céc khoan phai thu va phai tra voi cac bén lién
qguan nhuw sau: (tiép theo)

Bén lién quan

Méi quan hé

Phai thu vé cho vay dai han

Waterfront
Pbng Nai

Céng ty lién
doanh

N6i dung
nghiép vu

Cho vay

Khoan phai thu vé& cho vay dai han nay déo han vao

1&i suat 8%/nam.

Phai thu dai han khac (TM s6 9)

Nam Long CP
Van tai Nam Long
Anabuki

Tan Hiép

Céng ty con
Céng ty con
Céng ty

lién ket
Bén lién quan

Tién dat coc
Tién dat coc

Tién dat coc

Tién dat coc

Phai tra ngwoi ban ngan han (TM s6 16)

Nam Long Land

Nam Khang

Nam Long
Mekong

Nam Long CP
San Giao Dich
Dich vu

Nam Long
Anabuki

NLG - NNR - HR
Fuji

Van tai Nam Long
Nam Long VCD
Nam Long ADC

Southgate

Céng ty con

Cong ty con

Céng ty con

Cong ty con
Céng ty con
Cong ty con

Céng ty
lien két
Cang ty con
Cong ty con
Coéng ty con

Cong ty con

Céng ty con

Phi dich vu

tw van quan ly
Phi dich vu
xay dung

Phi dich vu
xay dwng

Chi phi thué
Dich vu méi gidi
P_hl dich vu

tw van quan ly
thi dich vu

tw van quan ly

Phi dich vu
tw van quan ly
Phi dich vu
tw van quan Iy
P_hi dich vu
tu van quan ly
F{hi dich vu
tw van quan ly

Phi dich vu
tw van quan ly
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Sé cubi nam

435.127.112.000

VIND

Sé dau nam

3.061.619.905
510.121.365
110.000.000

567.000.000

ngay 31 thang 12 nam 2027 va huéng

3.061.619.905
510.121.365
110.000.000

567.000.000

4.248.741.270

4.248.741.270

413.584.250.737

120.666.196.121

94.670.283.063
16.357.949.558
9.813.741.392

4.168.022.858

3.936.595.000

990.000.000

273,691,773

166.425.590

151.295.000

254.728.578.542

129.627.801.023

95.734.005.660
20.275.355.094
34.262.093.969

4.168,022.858

3.936.595.000

112.814.254

166.425.590

5.665.694.799

109.161.479

664.778.451.092

548.786.548.268
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Cong ty Cb phan Pau tw Nam Long

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho n&m tai chinh két thic cling ngay

31.

NGHIEP VU VOI CAC BEN LIEN QUAN (tiép theo)

BOS-DN

Vao ngay ket thic ky ké toan nam, sb dw cac khoan phai thu va phai tra vai cac bén lién
quan nhu sau; (tiép theo)

Bén lién quan

Méi quan hé

N6i dung
nghiép vu

Ngw&i mua tra tién trwée ngan han (TM s6 17)
Cong ty con Ung trede dich vu

Nam Long VCD

NLG - NNR - HR
Fuji

Tan Hiép

Dich vu Nam
Long

Phai tra ngan han khac (TM sé 20)

NLG - NNR - HR
Fuiji

Nam Long ADC

Nam Phan

Nam Long
Mekong

Cong ty con

Bén lién quan

Céng ty con

Céng ty con

Céng ty con

Céng ty con
Céng ty con

Vay ngédn han (TM sé 21.1)

Nam Phan
Nam Phat Land
Nam Khang

Nam Long
Mekong

Nam Long Retail
Kikyo Valora
Nam Long CP

Codng ty con
Céng ty con
Cong ty con
Céng ty con

Céng ty con
Céng ty con
Céng ty con

quan ly duw an

Ung trwdc mua
mot phan
du an Akari

Mua can hé
Mua c&n hé

Nhan gép vén
HBEHTKD -

Dw an Akari
Chia lgi nhuan -
Du an Akari

Nhan gép vén
HBHTKD -
Dy an Ehome

Khac
Lai vay

Vay
Vay
Vay
Vay

Vay
Vay
Vay

52

84 cubi nam

VND

S6 dau ndm

286.544.324.600

267.000.000.000
2.118.000.000
1.629.697.000

557.192.021.600

333.000.000.000

155.920.101.218

34.728.474.884
138.678.918

583.000.000.000

133.454.021,559

34.728.474.884
138.678.918
660.666.665

523.787.255.020

751.981.842.026

165.542.091.910
90.000.000.000
65.000.000.000
34.020.552.171

9.000.000.000

100.000.000.000
105.000.000.000
48.020.552.171

15.000.000.000
100.000.000.000
40.000.000.000

363.562,644.081

408.020.552.171
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Céng ty Cé phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thuc cung ngay

31.

NGHIEP VU VOI CAC BEN LIEN QUAN (tiép theo)

B09-DN

Vao ngay két thic ky ké toan ndm, sé dw cac khoan phai thu va phai tra vai cac bén lién
quan nhu sau: (tiép theo)

Bén lién quan

Méi quan hé

Vay dai han (TM s6 21.2)

Nam Phan

Chi phi phai trd ngan han (TM s6 19)

Nam Phan
Nguyén Son
Nam Phat Land

Nam Long
Mekong

Nam Khang
Nam Long Retail
Nam Long CP
Kikyo Valora

Van tai Nam Long

Nam Long Land

Céng ty con

Cong ty con
Caéng ty con
Cong ty con
Cong ty con

Céng ty con
Céng ty con
Céng ty con
Céng ty con
Cang ty con
Céng ty con

N6i dung
nghiép vu

Vay

Lai vay
Lai vay
Lai vay
Lai vay

Lai vay
Lai vay
Lai vay
Lai vay
Lai vay

Phi tu van

Sé cudi nam

VND

S6 dau nam

176.042.091.810

55.390.243.444
38.008.624.334
9.683.333.334
8.499.518.023

3.639.108.335
1.658.500.000
1.646.666.667

45,129.516.186
39.008.624.334
6.621.666.667
6.429,934.431

9.364.677.779
653.333.333
20.816.666.672
2.556,209.588
957.500.000

118.525.994.137

131.538.128.990

Thu nhap clia cac thanh vién Hoi ddng Quan tri va Ban Téng Giam déc dugc trinh bay nhu

saul

Thi lao clia cac thanh vién Hoi déng Quan tri (%)
Thu lao clia cac thanh vién Ban Téng Giam déc (™)

TONG CONG

N&m nay

17.636.639.331
41.533.760.396

VND
Nam trwvée

17.633.261.522
42.685.322.767

59.170.399.727

60.318.,584,289

Tién lwong va chi phi hoat déng cua Tiéu Ban kiém toan duoc trinh bay nhuw sau:

Tién lwong va chi phi hoat déng ctia Tiéu Ban

kiém toan

53

N&m nay

1.108.184.166

VND
Nam trwoe

1.108.184.166
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Cong ty Co phan Pau tw Nam Long B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thic cung ngay

32, CAC CAM KET

Cam két theo hop dong thué hoat dong
Coéng ty la bén thué

Céng ty thué van phong lam tru sé& chinh cla Céng ty tai Lau 11, Toa nha Capital Tower,
Sé 6, Buong Nguyén Khéc Vién, Phuang Tan My, Thanh pho Ho Chi Minh, Viét Nam s&
htru bai Nam Long CP - céng ty con. Vao ngay 31 thang 12 nam 2025, cac khoan tién thué
téi thiéu trong twong lai theo hop dong thué hoat dong duoc trinh bay nhu sau:

VND

Nam nay Nam trude

Dén mét nam 9.764.608.984 9.664.571.793
Tir mot dén ndm nam 1.521.028.885 1.986.745.515
TONG CONG 11.285.637.869 11.651.317.308

Cong ty hién dang cho thué tai san theo hop dong thué hoat ddng. Vao ngay 31 thang 12
nam 2025, cac khoan tién thué téi thiéu thu duworc trong twong lai theo hop déng thué hoat
doéng dwoc trinh bay nhu sau:

VND

N&m nay Nam trude

Duwoi 1 nam 5.857.363.295 2.388.470.931
Tl 1 den 5 nam 10.002.896.308 8.967.888.017
Trén 5 nam 6.254.545.455 5.946.117.837

TONG CONG 22.121.805.058 17.302.476.785
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Céng ty Cé phan Pau tw Nam Long

BOS-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh két thic cling ngay

32.

CAC CAM KET (tiép theo)

Cac cam két von

Vao ngay két thuc ky ké toan nam, Cong ty cé cac cam két hop ddng cho viée xay dwng du
an can ho, biét thw nhu sau;

Sé cudi nam

Dw an Akari (%)

Dy &an Can Tho

Dy an Southgate

Duw an Vam Cé Béng
Duw an lzumi

Dw an Mizuki

Dw an Paragon

Dw an Areco

Dw an Tan Thuan Béng
Dw an VISIP

Khac

TONG CONG

Sé dau nam

Dy an Akari (%)

Du an Can Tho

Duw an Vam Co Béng
Duw an lzumi

Dw an Mizuki

Du an Southgate

Khac
TONG CONG

Gié tri theo
hop déng

2.905.504.646.744
1.475.796.943.609
1.160.799.943.598
439.421.503.417
359.596.954.451
398.392.792.249
119.589.751.009
31.882.467.573
17.287.018.885
4,169.700.000
159,333.799.685

Gia tri da
ghi nhén

2.676.090.301.959
769.846.254.867
499.403.831.567
377.313.303.693
36.484.438.372
78.258.650.474
25.067.143.410
13.250.024.692
3.477.578.189

33.166.934.428

VIND
Gié tri cam két
con laf

228.414.344.785
705.950.688.742
661.396.112.031
62.108.1998.724
323.112.516.079
320.134.141.775
94.522.607.599
18.642.442.881
13.809.439.696
4.159.700.000
126.166.865.267

7.071.775.521.230

4.512.358.462.651

2.559.417.058.579

2.762.289.288.495
1.907.804.214.584
472,966.976.889
320.502.518.137
186.445.652.134
119.369.625.742
152,606.993.146

1.672.120,786.,988
663.565.501.332
289.530.853.127
131.869.096.518
4.424.402.384
25.605.255.581
14.961.047.277

1.190.168.501.506
1.244.248.623.252
183.436.123.762
188.533.421.619
182.021.249.750
93.764.370.161
137.645,945.869

5.921.985.269.127

2.702.167.033.208

3.219.818.235.919

(*) Vao ngay 31 thang 12 nam 2025, bao gém trong téng gia tri & ghi nhan cho Dy &n
Akari, téng gia tri [0y ke ma Céng ty da chi cho khoan muc chi phi xay dwng, chi phi ban

hang bao g

Du &n Akari ké t» thang 10 nam 2021 13 2.905.504.646.744 VND.

Bao lanh

m chi phi hoa héng, chi phi quéng céo va cac chi phi khac cho Block F clia

Tai théi diém 31 thang 12 nam 2025, Cong ty da ky két hop déng béo 1anh véi Ngan hang
TMCP A Chau, dé bao l&nh cho cac nghia vu tra ne’ clla Nam Long VCD, Céng ty con cla
Céng ty theo hop déng cép tin dung gitta Nam Long VCD va Ngan hang TMCP A Chau.
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Coéng ty Co phan Pau tw Nam Long BOY-DN

THUYET MINH BAO CAQ TAI CHINH RIENG (tiep theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cung ngay

33.  SWKIEN PHAT SINH SAU NGAY KET THUC KY KE TOAN NAM

Khéng co si kién trong yéu nao khac phat sinh sau ngay két thuc ky ké toan yéu cau phai
dwoc digu chinh hay trinh bay trong bao céo tai chinh riéng clia Céng ty.
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Nguy&n Phuc Kim Nguyén Quang Buc ﬂa}%@%ﬂam}? Loh Jen Yuh

Nguoi lap Ké toan trudng e PT8ngABiam doc

Thanh phé Hé Chi Minh, Viét Nam

Ngay 16 thang 3 nam 2026
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CONG TY CO PHAN PAU TU CONG HOA XA HOQI CHU NGHIA VIET NAM
NAM LONG v boc lap - Tw do - Hanh phtc

s6:034/202¢/Cv ML Hé Chi Minh, ngay 16 thang 03 nm 2026

V/v: Giéi trinh chénh léch tlr 10% tr& 1&n lgi
nhuan sau thué bao céo tai chinh da kiém toan
nam 2025 so v&i cung ky nam trwéde

Kinh guvi: - UY BAN CHU'NG KHOAN NHA NU'O'C )
- SO GIAO DICH CHU’NG KHOAN THANH PHO HO CHi MINH

- Tén doanh nghiép: Céng ty C6 phan Pau tw Nam Long

- Ma chirng khoan: NLG

- Dia chi tru s& chinh: Sé 6, Nguyén Khéc Vién, phuwéng Tan My, Thanh phé H6 Chi Minh
- Sé dién thoai: 028 5416 1718 S6 fax giao dich: 028 54171819

Can ct theo khodn 4, diéu 14, chwong lll cGia Théng tw 96/2020/TT-BTC ban hanh ngay 16/11/2020 va c6 hiéu
e tir ngay 01/01/2021 clia Bd Tai Chinh hwéng dan vé cong b thong tin trén thj trwérng chiing khoan, Céng ty
C6 phan Dau tw Nam Long xin dwoc gidi trinh trwéng hop 1gi nhuan sau thué thu nhap doanh nghiép cia lily ké
ca ndm 2025 thay ddi tir 10% tré |én so v&i cling ky ndm trwéc nhw sau:

Chi tiéu N&m 2025 NZm 2024 . .

(ddng) (ddng) Ty & thay doi
1 Doanh thu thuan 3.341.884.710.619 6.885.252.649.255 51%
2 | Léithuan sau thué 751.036.477.132 837.202.883.330 -10%

Doanh thu thuan nam 2025 dat 3.342 ty déng, gidm 3.543 ty ddng hay 51% so v&i ciing ky ndm 2024. Doanh thu
chl yéu trong n&m phan I&n dwoc dong goép tir doanh thu ban cn hod phan con lai ciia dw an Akari va Can Tho
(chiém 92,81% tbng doanh thu trong ky). Lgi nhuan sau thué nam 2025 dat 751 ty dong, giam 86 ty doéng hay
10% so v&i cling ky nam 2024. Trong ndm 2025, Céng ty ghi nhan 13i t& viéc chuyén nhwong vén & Cong ty
> pho Waterfront Bdng Nai.

Ngay 16 thang 03 nam 2026
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Nam Long Investment Corporation

GENERAL INFORMATION

THE COMPANY

Nam Long Investment Corporation (“the Company”) is a joint stock company incorporated under the
Law on Enterprise of Vietnam pursuant to the Enterprise Registration Certificate ("ERC") No.
0301438936 issued by the Ho Chi Minh City Department of Planning and Investment ("DPI") on 27
December 2005, and the 29" amended ERC dated 31 December 2025.

The Company's shares were listed on the Ho Chi Minh City Stock Exchange ("HOSE") with code
NLG in accordance with Decision No. 14/2013/QD-SGDHCM issued by HOSE on 25 January 2013.

The current principal activities of the Company are civil and industrial construction; housing trade
(construction, renovation of houses for sale or lease); ground levelling, construction of drainage
systems; installation and repair of electrical systems under 35KV, housing brokerage services; sale
and purchase of construction materials; investment in construction and trade of urban areas.
Investment in construction, trade, management and lease of. office buildings, supermarkets,
schools, swimming pools, hotels, restaurants, golf course, sports facility zones and resorts (outside
office premises); project management advisory service; design verification; real estate brokerage
services; real estate exchange services; real estate consulting services; real estate advertising
services, and real estate management services.

The Company's head office is located at 11" Floor, Capital Tower, No. 6, Nguyen Khac Vien Street,
Tan My Ward, Ho Chi Minh City, Vietnam and one branch in Can Tho City, Vietnam.

BOARD OF DIRECTORS

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

Mr Nguyen Xuan Quang Chairman

Mr Tran Thanh Phong Vice chairman

Mr Joseph Low Kar Yew Member

Mr Nguyen Duc Thuan Member

Mr Cao Tan Thach Member

Mr Kenneth Michael Atkinson Independent member
Mr Chad Ryan Ovel Independent member
Mr Ziang Tony Ngo Independent member
Mr Ngian Siew Siong Independent member
AUDIT COMMITTEES

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

Mr Kenneth Michael Atkinson  Head

Mr Joseph Low Kar Yew Member
Mr Tran Thanh Phong Member
Mr Cao Tan Thach Member
MANAGEMENT

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

Mr Lucas Ignatius Loh Jen Yuh General Director
Ms Nguyen Thanh Huong Chief Investment Officer
Mr Chan Hong Wai Chief Financial Officer
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Nam Long Investment Corporation

GENERAL INFORMATION (continued)

LEGAL REPRESENTATIVE

The legal representative of the Company during the year and at the date of this report is Mr Nguyen
Xuan Quang.

Mr Lucas Ignatius Loh Jen Yuh is authorised by Mr Nguyen Xuan Quang to sign the separate

financial statements for the year ended 31 December 2025 in accordance with the Chart of
Authorisation No. 045/2025/UQ/NLG effective from 6 October 2025.

AUDITOR

The auditor of the Company is Ernst & Young Vietnam Limited.
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Nam Long Investment Corporation

REPORT OF MANAGEMENT

Management of Nam Long Investment Corporation (“the Company") is pleased to present this report
and the separate financial statements of the Company for the year ended 31 December 2025.

MANAGEMENT'S RESPONSIBILITY IN RESPECT OF THE SEPARATE FINANCIAL
STATEMENTS

Management is responsible for the separate financial statements of each financial year which give a
true and fair view of the separate financial position of the Company and of the separate results of its
operations and its separate cash flows for the year. In preparing those separate financial
statements, management is required to:

P select suitable accounting policies and then apply them consistently;
» make judgements and estimates that are reasonable and prudent;

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

» prepare the separate financial statements on the going concern basis unless it is inappropriate
to presume that the Company will continue in business.

Management is responsible for ensuring that proper accounting records are kept which disclose,
with reasonable accuracy at any time, the separate financial position of the Company and to ensure
that the accounting records comply with the applied accounting system. It is also responsible for
safeguarding the assets of the Company and hence for taking reasonable steps for the prevention
and detection of fraud and other irregularities.

Management confirmed that the Company has complied with the above requirements in preparing
the accompanying separate financial statements.

STATEMENT BY MANAGEMENT

Management does hereby state that, in its opinion, the accompanying separate financial statements
give a true and fair view of the separate financial position of the Company as at 31 December 2025
and of the separate results of its operations and its separate cash flows for the year then ended, in
accordance with Vietnamese Accounting Standards, Vietnamese Enterprise Accounting System and
the statutory requirements the relevant to the preparation and presentation of the separate financial
statements.

The Company has subsidiaries as disclosed in the separate financial statements. The Company
prepared these separate financial statements in accordance with Vietnamese Accounting
Standards, Vietnamese Enterprise Accounting System, and the relevant legal regulations on the
preparation and presentation of separate financial statements. In addition, the Company has also
prepared the consolidated financial statements of the Company and its subsidiaries for the year
ended 31 December 2025 dated 16 March 2026 in accordance with the above prevailing regulations
on the preparation and presentation of consolidated financial statements.

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 Group as a whole.

Ho Chi Minh City, Vietnam
16 March 2028
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Ernst & Young Vietnam Limited Tel: +84 28 3824 5252
2 Hal Trieu Street, Sal Gon Ward Email; eyhcmei@vn.ey.com
Ho Chi Minh City, Vietnam Website (EN); ey.com/en_vn

Website (VN): ey.com/vi_vn

Shape the future
with confidence

Reference: 11612990/68608661/FN

INDEPENDENT AUDITORS’ REPORT
To: The Shareholders and the Board of Directors of Nam Long Investment Corporation

We have audited the accompanying separate financial statements of Nam Long Investment
Corporation (“the Company”) as prepared on 16 March 2026 and set out on pages 6 to 58, which
comprise the separate balance sheet as at 31 December 2025, the separate income statement and
the separate cash flow statement for the year then ended and the notes thereto.

Management's responsibility

Management is responsible for the preparation and true and fair presentation of these separate
financial statements in accordance with Vietnamese Accounting Standards, Vietnamese Enterprise
Accounting System and the statutory requirements relevant to the preparation and presentation of the
separate financial statements, and for such internal control as management determines is necessary
to enable the preparation and presentation of the separate financial statements that are free from
material misstatement, whether due to fraud or error.

Auditors' responsibility

Our responsibility is to express an opinion on these separate financial statements based on our audit.
We conducted our audit in accordance with Vietnamese Standards on Auditing. Those standards
require that we comply with ethical requirements and plan and perform the audit to obtain reasonable
assurance about whether the separate financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures
in the separate financial statements. The procedures selected depend on the auditors' judgment,
including the assessment of the risks of material misstatement of the separate financial statements,
whether due to fraud or error. In making those risk assessments, the auditors consider internal control
relevant to the Company's preparation and true 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 the Company's internal control. An audit
also includes evaluating the appropriateness of accounting policies used and the reasonableness of
accounting estimates made by management, as well as evaluating the overall presentation of the
separate financial statements.

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

A member firm of Emst & Young Slobal Limited
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Opinion

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

/
SSERaAg Dang Minh Tai
Deputy General Director Auditor
Audit Practicing Registration Certificate Audit Practicing Registration Certificate
No. 1891-2023-004-1 No. 2815-2024-004-1

Ho Chi Minh City, Vietnam

16 March 2026

A member firm of Ermst & Yoong Globa| Limited
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Nam Long Investment Corporation BO1-DN
SEPARATE BALANCE SHEET
as at 31 December 2025
VIND
Code | ASSETS Notes Ending balance | Beginning balance
100 | A. CURRENT ASSETS 8,349,475,424,753 | 8,007,268,581,800
110 | I. Cash and cash equivalents 5 4,624,393,318,962 | 3,390,289,401,797
111 1. Cash 1,017,778,229,708 872,708,611,197
112 2. Cash equivalents 3,606,615,089,254 | 2,517,580,790,600
120 | Il. Short-term investment 799,755,007,642 198,606,749,000
123 1. Held-to-maturity investments 5] 799,755,007,642 198,606,149,000
130 | lll. Current accounts receivables 1,271,041,208,898 | 1,671,979,926,883
131 1. Short-term trade receivables 7 518,862,687,220 | 1,028,059,862,710
132 2. Short-term advances to
suppliers 8 142,297,624,229 174,371,203,395
135 3. Short-term loan receivables 31 190,000,000,000 -
136 4, Other short-term receivables 9 470,656,648,138 520,324,611,467
137 5. Provision for doubtful debts 7.8 (50,775,750,689) (50,775,750,689)
140 | IV. Inventory 10 | 1,581,737,226,165 | 2,735,652,126,714
141 1. Inventories 1,5681,737,226,165 | 2,735,652,126,714
150 | V. Other current assets 72,548,663,086 10,740,977,406
151 1. Short-term prepaid expenses 11 5,421,140,603 5,179,003,888
152 2. Value-added tax deductible 18 57,984,135,060 5,361,973,518
183 3. Tax and other receivables
from the States 18 9,143,387,423 200,000,000
200 | B. NON-CURRENT ASSETS 11,618,946,112,310 | 12,068,643,642,865
210 | I. Long-term receivable 442,594,302,394 7,397,919,958
215 1. Long-term loan receivables 31 435,127,112,000 -
216 2. Other long-term receivables 9 7,467,190,394 7,397,919,958
220 | Il. Fixed assets 37,110,815,504 60,735,627,765
221 1. Tangible fixed assets 12 1,562,515,413 2,991,346 569
222 Cost 17,471,493,900 19,580,408,118
223 Accumulated depreciation (15,908,978,487) (16,589,061,549)
227 2. Intangible fixed assets 13 35,548,300,091 57,744,281,196
228 Cost 121,842,550,509 121,842 550,509
229 Accumulated amortisation (86,284,250,418) (64,098,269,313)
230 | lll. Investment properties 14 4,351,260,990 -
231 1. Cost 5,178,780,937 816,491,827
232 2. Accumulated depreciation (827,519,947) (816,491,827)
240 | IV. Long term asset in progress 156,825,000 749,690,000
242 1. Construction in progress 156,825,000 749,690,000
250 | V. Long-term investments 15 |[11,009,481,6710,387 | 11,872,943,874,652
251 1. Investments in subsidiaries 15.1 | 6,512,568,771,620 (10,342,479,890,403
252 2. Investments in jointly controlled
entities 15.2 | 4,496,912,838,767 | 1,530,463,884,249
260 | VI. Other long-term assets 125,251,298,035 126,816,530,490
261 1. Long-term prepaid expenses 11 61,648,104,883 70,888,231,681
262 2. Deferred tax assets 30.3 63,603,193,052 55,928,298,809
270 | TOTAL ASSETS 19,968,421,537,063 | 20,075,912,224,665
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Nam Long Investment Corporation BO1-DN
SEPARATE BALANCE SHEET (continued)
as at 31 December 2025
VIND
Code | RESOURCES Notes Ending balance | Beginning balance
300 | C. LIABILITIES 8,074,073,752,313 | 11,214,883,945,351
310 | I. Current liabilities 3,959,611,467,484 | 7,639,151,382,932
311 1. Short-term trade payables 16 725,346,210,029 | 1,015,014,298,623
312 2. Short-term advances from
customers 17 792,183,162,990 | 2,632,024,069,040
313 3. Statutory obligations 18 43,078,830,078 297,123,206,300
314 4, Payables to employees 15,586,593,585 11,188,343,531
315 5. Short-term accrued expenses 19 818,634,681,632 | 1,017,019,034,947
318 6. Short-term unearned
revenues 4,439 750,000 4 555,597,758
319 7. Other short-term payables 20 707,106,160,286 878,815,439,678
320 8. Short-term loans 21 823,480,423,058 | 1,739,622,673,755
322 9. Bonus and welfare fund 22 29,755,655,926 43,888,719,300
330 | Il. Non-current liabilities 4,114,462,284,829 | 3,575,732,562,419
337 1. Other long-term liabilities 2,623,779,240 2,768,558,555
338 2. Long-term loans 21 4,025 660,416,660 | 3,532,557,608,574
342 3. Long-term provisions 23 86,178,088,929 40,406,494,290
400 | D. OWNERS’' EQUITY 11,894,347,784,750 | 8,861,028,279,314
410 | I. Capital 24.1 | 11,894,347,784,750 | 8,861,028,279,314
411 1. Share capital 24.1 4,850,973,830,000 | 3,847,774,710,000
411a - Shares with voting rights 4,850,973,830,000 | 3,847,774,710,000
412 2. Share premium 241 3,930,637,940,967 | 2,431,271,455 967
418 3. Investment and development
fund 24 1 5,940,860,165 5,940,860,165
421 4. Undistributed earnings 24 1 3,106,795,153,618 | 2,576,041,253,182
421a - Undistributed earnings up
to the prior year-end 2,355,758,676,486 | 1,738,748,369,852
421b - Undistributed earnings of
current year 751,036,477,132 837,292 883,330
440 | TOTAL LIABILITIES AND
OWNERS’ EQUITY 19,968,421,537,063 | 20,075,912,224,665
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Nguyen Phuc Kim

Preparer

Nguyen Quang Duc

Chief Accountant

Ho Chi Minh City, Vietnam

16 March 2026
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Nam Long Investment Corporation BO2-DN
SEPARATE INCOME STATEMENT
for the year ended 31 December 2025
VND
Code| ITEMS Notes| Current year Previous year
10 | 1. Net revenues from sale of goods
and rendering of services 251 3,341,884,710,619 6,885,252,649,255
11 | 2. Costs of goods sold and
services rendered 26 | (2,015,947,392,545) | (4,104,840,536,101)
20 | 3. Gross profit from sale of goods
and rendering of services 1,325,937,318,074 2,780,412,113,154
21 | 4. Finance income 25.2| 1,256,671,457,865 688,572,478,915
22 | 5. Finance expenses 27 | (1,051,722,070,405) | (1,148,489,826,630)
23 - In which: Interest expenses (416,246,212,899) (390,368,065,149)
25 | 6. Selling expenses 28 (320,066,787,603) (622,824,294,873)
26 | 7. General and administrative
expenses 28 (373,556,896,995) (497,421,294,948)
30 | 8. Operating profit 837,263,020,936 1,200,249,175,618
31 | 9. Otherincome 29 31,370,235,468 17,965,823,381
32 | 10. Other expenses 29 (4,742,291,251) (11,950,615,657)
40 | 11. Other profit 26,627,944,217 6,015,207,724
50 | 12. Accounting profit before tax 863,890,965,153 1,206,264,383,342
51 | 13. Current corporate income tax
expense 30.1 (120,529,382,264) (272,390,824,035)
52 | 14. Deferred tax income (expense) 30.3 7,674,894,243 (96,580,675,977)
60 | 15. Net profit after tax 751,036,477,132 837,292,883,330
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Nguyen Phuc Kim

Preparer

“Nguyen Quang Duc

Chief Accountant

Ho Chi Minh City, Vietnam

16 March 2026

Lucas Ignatius Loh Jen Yuh
General Director
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Nam Long Investment Corporation B03-DN
SEPARATE CASH FLOW STATEMENT
for the year ended 31 December 2025
VND
Code | ITEMS Notes Current year Previous year
. CASH FLOWS FROM
OPERATING ACTIVITIES
01 | Accounting profit before tax 863,890,965,153 1,206,264,383,342
Adjustments for:
12,13,
02 Depreciation and amortisation 14 23,633,407,072 24 310,676,414
03 Provision 8 - 50,589,989,194
05 Profits from investing activities (1,256,671,457,865) (686,009,978,915)
06 Interest expenses and bond
issuance costs 694, 464,990,025 1,145,927,326,630
08 | Operating profit before changes in
working capital 325,317,904,385 | 1,741,082,396,665
09 Decrease in receivables 507,336,969,877 573,485,331,379
10 Decrease in inventories 1,154,507,765,549 674,310,230,898
1 Decrease in payables (2,660,942,608,734) | (1,211,195,932,240)
12 Decrease in prepaid expenses 8,997,989,983 44 935,217,698
14 Interest paid (454,323,129,830) (504,936,058,090)
15 Corporate income tax paid 18 (382,245,550,179) (33,207,110,158)
17 Other cash outflows from
operating activities (39,284,733,374) (48,895,069,798)
20 | Net cash flows used in (from)
operating activities (1,540,635,392,323) | 1,235,479,006,354
. CASH FLOWS FROM
INVESTING ACTIVITIES
21 Purchases of fixed assets (4,359,855,801) (3,001,671,639)
23 Loans to other entities and bank
term deposits (1,325,275,970,642) (402,385,308,032)
24 Loan receipt from other entities
and bank term deposits 99,000,000,000 604,928,045,917
25 Payments for investments in
other entities (268,660,000,000) (932,334,000,000)
26 Proceeds from disposal of
investments in other entities 1,878,492,000,000 1,305,815,217,232
27 Interest and dividends received 524,5693,756,594 475,717,575,328
30 | Net cash flows from investing
activities 903,789,930,151 | 1,048,739,858,806
lll. CASH FLOWS FROM
FINANCING ACTIVITIES
31 Capital contribution and
issuance of shares 24 2,499 587,275,000 -
33 Drawdown of borrowings (less
cost of issuing bonds) 216 1,647,038,015,668 | 4,260,926,646,694
34 Repayment of borrowings 21.6 | (2,083,546,724,902) | (3,302,122,345,448)
36 Dividends paid 242 (192,129,186,429) (181,917,998,063)
40 | Net cash flows from financing
activities 1,870,949,379,337 766,886,303,183
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Nam Long Investment Corporation B03-DN

SEPARATE CASH FLOW STATEMENT (continued)
for the year ended 31 December 2025

VND
|
Code | ITEMS Notes Current year Previous year |
50 Net increase in cash and cash
equivalents for the year 1,234,103,917,165 | 3,051,105,168,343
60 Cash and cash equivalents at
beginning of year 3,390,289,401,797 339,184,233,454
70 Cash and cash equivalents at
end of year 5 4,624,393,318,962 | 3,390,289,401,797
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Nguyen Phuc Kim Nguyen Quang Duc U
Preparer Chief Accountant Seneral Director

Ho Chi Minh City, Vietnam

16 March 2026
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Nam Long Investment Corporation B09-DN

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

1. CORPORATE INFORMATION

Nam Long Investment Corporation (“the Company”) is a joint stock company incorporated under
the Law on Enterprise of Vietnam pursuant to the Enterprise Registration Certificate ("ERC") No.
0301438936 issued by the Ho Chi Minh City Department of Planning and Investment ("DPI") on
27 December 2005 and the 29" amended ERC dated 31 December 2025.

The Company's shares were listed on the Ho Chi Minh City Stock Exchange ("HOSE") with code
NLG in accordance with Decision No.14/2013/QD-SGDHCM issued by HOSE on 25 January
2013.

As at 31 December 2025, the Company has twelve (12) direct subsidiaries, ten (10) indirect
subsidiaries and there (3) jointly-controlled entities and one (1) associate with details are as

follows:
Companies Locations Businesses QOwnership Voting rights
% %
Subsidiaries
Nam Laong VCD Corporation (“Nam Tay Ninh Construction and 99.96 99.96
Long VCD") Province real estate
Nguyen Son Real Estate Joint Stock Ho Chi Minh Real estate 87.33 87.33
Company ("Nguyen Son") City
("HCMC")

Nam Phan Investment Corporation HCMC Real estate 100.00 100.00
(*Nam Phan")
Nam Long Apartment Development HCMC Construction and 100.00 100.00
Company Limited ("Nam Long ADC") real estate
Nam Long Mekong Joint Stock Can Tho City Construction and 99.98 99.98
Company real estate
("Nam Long Mekong")
NLG - NNR - HR Fuji Joint Stock HCMC Construction and 50.00 50.00
Company ("NLG - NNR -H real estate
R Fuji)y(®)
NNH Kikyo Flora Company Limited HCMC Real estate 100.00 100.00
(“Flora")
NNH Kikyo Valora Company Limited HCMC Real estate 59.11 50.00
("Valora")
Nguyen Phuc Real Estate Trading HCMC Real estate 100.00 100.00
and Investment Company Limited
Nam Khang Construction Investment HCMC Construction and 100.00 100.00
Development One Member Limited real estate
Liability Company
Nam Vien Construction and Design HCMC Service 100.00 100.00
Consulting Joint Stock Company
("Nam Vien")
Nam Khang Construction Materials HCMC Construction 100.00 100.00
Trading Company Limited material trading
6D Joint Stock Company (‘6D") HCMC Construction and 76.03 76.03

real estate
Nam Long Real Estate Transaction HCMC Real estate 100.00 100.00
Floor One Member Limited Liability trading floor
Company ("Trading Floor")
Nam Long Township and Property HCMC Service and 100.00 100.00
Management One-Member Liability construction

Company Limited
("Nam Long Service")
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Nam Long Investment Corporation B09-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
1. CORPORATE INFORMATION (continued)
As at 31 December 2025, the Company has twelve (12) direct subsidiaries, ten (10) indirect

subsidiaries and there (3) jointly-controlled entities and one (1) associate with details are as
follows: (continued)

Companies Locations Businesses QOwnership Voting rights
% %

Subsidiaries

Nam Long Transportation Service HCMC  Transportation 100.00 100.00

One Member Limited Company service

("Nam Long Bus")

Nam Long Commercial Property HCMC Construction and 100.00 100.00

Company Limited ("Nam Long real estate

CP")

Nam Long Land Investment HCMC Management 100.00 100.00

Company Limited ("Nam Long service

Land")

Southgate Joint Stock Company HCMC Real estate 65.00 65.00

(“Southgate”)

Nam Phat Land Investment HCMC Real estate 100.00 100.00

Company Limited
("Nam Phat Land")

Nam Long Retail Company Limited HCMC Real estate 100.00 100.00
(“Nam Long Retail")

Nam Long SPV Company Limited HCMC Real estate 100.00 100.00
Jointly-controlled entities

NNH Paragon Dai Phuoc HCMC Real estate 50,53 50,53
("Paragon”)

NNH Mizuki Joint Stock Company HCMC Real estate 50.00 50.00
(“NNH Mizuki")

Dong Nai Waterfront City LLC Dong Nai Real estate 50.00 65.10
(“‘Dong Nai Waterfront") Pravince

Associate

Anabuki NL Housing Service Viet HCMC Real estate 30.59 30.59

Nam Company Limited
(*) The Company has more than 50% voting rights in these companies.

(**) These subsidiaries were still in the investment phase of infrastructure development as
at 31 December 2025 and as at the date of thase separate financial statements.

The current principal activities of the Company are civil and industrial construction; housing
trade (construction, renovation of houses for sale or lease); ground levelling, construction of
drainage systems; installation and repair of electrical systems under 35KV; housing
brokerage services, sale and purchase of construction materials; investment in construction
and trade of urban areas. Investment in construction, trade, management and lease of:
office buildings, supermarkets, schools, swimming pools, hotels, restaurants, golf course,
sports facility zones and resorts (outside office premises); project management advisory
service; design verification; real estate brokerage services; real estate exchange services;
real estate consulting services; real estate advertising services; and real estate
management services.

The Company's head office is located at 11" Floor, Capital Tower, No. 6, Nguyen Khac Vien
Street, Tan My Ward, Ho Chi Minh City, Vietnam and one branch in Can Tho City, Vietnam.

The number of the Company’s employees as at 31 December 2025 is 147 employees (31
December 2024: 126 employees).
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Nam Long Investment Corporation B09-DN

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

2.1

2.2

BASIS OF PREPARATION

Purpose of preparing the separate financial statements

The Company has subsidiaries as disclosed in Note 1 and Note 15.1. The Company
prepared these separate financial statements in accordance with Vietnamese Accounting
Standards, Vietnamese Enterprise Accounting System, and the statutory requirements
relevant to the preparation and presentation of separate financial statements. [n addition, as
required by these regulations, the Company has also prepared the consolidated financial
statements of the Company and its subsidiaries for the year ended 31 December 2025
dated 16 March 2028 in accordance with the above prevailing regulations on the
preparation and presentation of consolidated financial statements

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 consclidated cash flows of the
Group as a whole.

Applied accounting Standards and System

The separate financial statements of the Company expressed in Vietnam dong ("VND"), are
prepared in accordance with the Vietnamese Enterprise Accounting System and
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
Pramulgation of Six Viethamese 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);

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

b 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 balance sheet, separate income statement,
separate cash flow statement and related notes, 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 financial position and results of
operations and cash flows of the Company in accordance with accounting principles and
practices generally accepted in countries other than Vietnam.
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Nam Long Investment Corporation B09-DN

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

2.3

24

2.5

2.6.

3.1

3.2

Applied accounting documentation system
The Company's applied accounting documentation system is the General Journal system.

Fiscal year

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

Accounting currency

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

Accounting regulation issued but not yet effective

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

The Company is in the process of assessing the impact of Circular 99 on the preparation
and presentation of its financial statements and will implement Circular 99 for the financial
year ending 31 December 2026.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash in banks and short-term, highly
liquid investments with an original maturity of not more than three (3) months that are readily
convertible into known amounts of cash and that are subject to an insignificant risk of
change in value,

Inventories

Inventories comprise development projects undertaken by the Company which are in the
work in progress stage and including mainly apartments, town houses and villas for sale
under construction and land held for sale.

Apartments, town houses and villas for sale under construction are carried at the lower of
cost and net realizable value. Costs include all expenditures including borrowing costs,
directly attributable to the development and construction of the apartments, town houses
and villas. Net realizable value represents current selling price less estimated cost to
complete apartments, town houses and villas, and estimated selling and marketing
EXPENSES,

Land held for constructing apartments, town houses and villas which is presented as part of
“Inventories” is carried at the lower of cost and net realizable value. Costs include all
expenditures including borrowing costs directly related to the acquisition, site clearance,
land compensation and infrastructure construction. Net realizable value represents
estimated current selling price less anticipated cost of disposal.

Provision for obsolete inventories

An inventory provision is created for the estimated loss arising due to the impairment of
inventories owned by the Company, based on appropriate evidence of impairment available
at the balance sheet date.

Increases or decreases to the provision balance are recorded into the cost of goods sold
account in the separate income statement.
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Nam Long Investment Corporation B0Y-DN

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

3.3

3.4

3.5

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Receivables

Receivables are presented in the separate financial statements at the carrying amounts due
from customers and other debtors, along with the provision for doubtful debts.

The provision for doubtful debts represents amounts of outstanding receivables at the
balance sheet date which are doubtful of being recovered. Increases or decreases to the
provision balance are recorded as general and administrative expense in the separate
income statement. When bad debts are determined as unrecoverable and accountant writes
off those bad debts, the differences between the provision for doubtful receivables
previously made and historical cost of receivables are included in the separate income
statement.

Fixed assets

Tangible and intangible fixed assets are stated at cost less accumulated depreciation and
amortisation.

The cost of a fixed asset comprises its purchase price and any directly attributable costs of
bringing the fixed asset to warking condition for its intended use.

Expenditures for additions, improvements and renewals are added to the carrying amount of
the assets and expenditures for maintenance and repairs are charged to the separate
income statement as incurred.

When fixed assets are sold or retired, any gain or loss resulting from their disposal is (the
difference between the net disposal proceeds and the carrying amount) included in the
separate income statement.

Land use rights ("LURS")

LURs are recorded as intangible fixed assets if the land is held for use in the production or
business, for rental to others by the enterprise and when the Company receives the LUR
certificate. The cost of LUR comprises any directly attributable costs of preparing the land
for its intended use. LUR with indefinite useful life is not amortised.

The advance payment for land rental, of which the land lease contracts have effectiveness
prior to 2003 and the land use rights certificate being issued are recorded as intangible
asset according to Circular No. 45/2013/TT-BTC issued by the Ministry of Finance on 25
April 2013 guiding the management, use and depreciation of fixed assets (‘Circular 45").
The land use right is amortized over the useful life, except for land use right having indefinite
useful life is not amortised.

Leased assets

Where the Company is the lessee

Rentals under operating leases are charged to the separate income statement on a straight-
line basis over the lease term.

Where the Company is the lessor

Assets subject to operating leases are included as the Company's investment properties in
the separate balance sheet. Initial direct costs incurred in negotiating an operating lease are
recognised in the separate income statement as incurred.

Lease income is recognised in the separate income statement on a straight-line basis over
the lease term.
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Nam Long Investment Corporation B09-DN

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

3.6

3.7

3.8

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

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:

Machinery and equipment 3-7years
Buildings and structures 25 years
Means of transportation 5-6 years
Office equipment 2 -6 years
Computer software 3-5years

No amortisation is required for infinite land use right.

Investment properties

Investment properties are stated at cost including transaction costs less accumulated
depreciation and amortisation.

Subsequent expenditure relating to an investment property that has already been
recognized is added to the net book value of the investment property when it is probable
that future economic benefits, in excess of the originally assessed standard of performance
of the existing investment property, will flow to the Company.

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

Buildings and structures 25 - 47 years
No amortisation is required for infinite land use right.

Investment properties are derecognised in the separate balance sheet 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 year 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,

Borrowing costs

Borrowing costs consist of interest and other costs that an entity incurs in connection with
the borrowing of funds and are recorded as expense during the year 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 year of time to get ready for its intended use or
sale are capitalized as part of the cost of the respective asset.
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Nam Long Investment Corporation B09-DN

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

3.8

3.9

3.10

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Borrowing costs (continued)

Borrowing costs consist of interest and other costs that an entity incurs in connection with
the borrowing of funds and are recorded as expense during the year 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 year of time to get ready for its intended use or
sale are capitalized as part of the cost of the respective asset.

Prepaid expenses

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

The following types of expenses are recorded as long-term prepaid expense and are
amortised to the separate income statement over 2 to 5 years:

B Tools and consumables with large value issued into construction and can be used for
more than one year,

P  Show houses;
Commission fees; and

p»  Other long-term prepaid expenses with associated economic benefits generated for
more than one (1) year and being amortised over the year of no more than three (3)
years.

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

Distributions from accumulated net profits of the subsidiaries arising subsequent to the date
of acquisition are recognised in the separate income statement. Distributions from sources
other than from such profits are considered a recovery of investment and are deducted to
the cost of the investment.

Investments in joint ventures

Investments in joint ventures over which the Company has joint control with the other
venture are carried at cost.

Distributions from accumulated net profits of the joint ventures arising subsequent to the
date of acquisition are recognised in the separate income statement. Distributions from
sources other than from such profits are considered a recovery of investment and are
deducted to the cost of the investment.
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Nam Long Investment Corporation BO9-DN

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

3.10

3.11

3.12

3.13

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Investments (continued)

investments in other entities

Investments in other entities are stated at their acquisition costs.
Provision for investments

Provision of the investment is made when there are reliable evidences of the diminution in
value of those investments at the balance sheet date. Increases and decreases to the
provision balance are recorded as finance expense in the separate income statement.

Held-to-maturity investments

Held-to-maturity investments are stated at their acquisition costs. After initial recognition,
held-to-maturity investments are measured at recoverable amount. Any impairment loss
incurred is recognised as expense in the separate financial statements and deducted
against the value of such investments.

Payables and accruals

Payables and accruals are recognised for amounts to be paid in the future for goods and
services received, whether or not billed to the Company.

Accrual for severance pay

The severance pay to employee is accrued at the end of each reporting year for employees
who have been worked for more than 12 months at the Company. The accrued amount is
calculated at the rate of one-half of the average monthly salary for each year of service
qualified for severance pay in accordance with the Labour Code and related implementing
guidance. The average monthly salary used in this calculation is adjusted at the end of each
reporting period following the average monthly salary of the 6-month period up to the
reporting date. Increases or decreases to the accrued amount other than actual payment to
employee will be taken to the separate income statement.

This accrued severance pay is used to settle the termination allowance to be paid to
employee upon termination of their labour contract following Article 46 of the Labour Code.
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.
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Nam Long Investment Corporation B09-DN

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

3.14

3.15

3.16

3.17

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Provision

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 and a reliable estimate
can be made of the amount of the obligation.

Provision for warranty obligation of completed project is estimated from 3% to 5% on value
of project based on the specification of each project and actual experience.

Foreign currency transactions

Transactions in currencies other than the Company's reporting currency of VND are
recorded at the actual transaction exchange rates at transaction dates which are determined
as follows:

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

- Transactions resulting in liabilities are recorded at the selling exchange rates of the
transaction of commercial banks designated for payment.

At the end of the year, monetary balances denominated in foreign currencies are translated
at the actual transaction exchange rates at the balance sheet dates which are determined
as follows:

- Monetary assets are translated at buying exchange rate of the commercial bank where
the Company conducts transactions regularly; and

- Monetary liabilities are translated at selling exchange rate of the commercial bank
where the Company conducts transactions regularly.

All exchange differences are taken to the separate income statement.

Share capital

Ordinary shares

Ordinary shares with voting right are recognised at par value.
Share premium

Share premium is the difference between the par value and the issuance price of the
shares, minus the actual expenses incurred for the issuance of the shares.

Appropriation of net profit

Net profit after tax is available for appropriation to shareholders after approval in the annual
general meeting, and after making appropriation to reserve funds in accordance with the
Company's Charter and Vietnam's regulatory requirements.

The Company maintains the following reserve funds which are appropriated from the
Company's net profit as proposed by the Board of Directors and subject to approval by
shareholders at the annual general meeting:

b Investment and development fund

This fund is set aside for use in the Company’s expansion of its operation or of in-depth
investments.

> Bonus and welfare fund

This fund is set aside for the purpose of pecuniary rewarding and encouraging, common
benefits and improvement of the employees’ benefits, and presented as a liability on the
separate balance sheet.
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Nam Long Investment Corporation BO9-DN

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

3.18

3.19

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

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 villas, town houses and apartments

For villas, town houses and apartments sold after completion of construction, the revenue
and associated costs are recognised when the significant risks and rewards of ownership of
the villas, town houses or apartments have passed to the buyers.

Sale of residential plots and related infrastructure

Revenue from the sale of residential plots and related infrastructures are recorded at the total
consideration received when residential plots and related infrastructures are transferred to the
customers.

Rendering of other services
Revenue is recognised when services have been rendered and completed.
Interest income

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

Dividend and Profit Distribution income

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

Rental income

Rental income arising from operating leases is recognised in the separate income statement
on a straight-line basis over the terms of the lease.

Taxation
Current income tax

Current income tax assets and liabilities for the current and prior years are measured at the
amount expected to be recovered from or paid to the taxation authorities. The tax rates and
tax laws used to compute the amount are those that are enacted as at the balance sheet
date.

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

Current income tax assets and liabilities are offset when there is a legally enforceable right
for the Company to offset current tax assets against current tax liabilities and when the
Company intends to settle its current tax assets and liabilities on a net basis.

Deferred tax

Deferred tax is provided using the liability method on temporary differences at the 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.
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Nam Long Investment Corporation B09-DN

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

3.19

3.20

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Taxation (continued)
Deferred tax (continued)

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 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.

The carrying amount of deferred tax assets is reviewed at each 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 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 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 offset 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.

Related parties

Parties are considered to be related parties of the Company if one party has the ability to
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. These related parties can be enterprises or
individuals, including close members of their families.
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Nam Long Investment Corporation B09-DN

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

4.,

4.1

4.2

4.3

4.4

SIGNIFICANT EVENT DURING THE YEAR

Capital contribution to increase ownership in Paragon

On 2 April 2025, the Company completed the contribution of additional capital by cash
amounting to VND 73,660,000,000 into Paragon. Accordingly, the Company's ownership
percentage increased from 50.00% to 50.53% as of this date. The additional capital
contribution was approved by the DPI of Ho Chi Minh City through the issuance of the 8"
amended ERC No. 0315398472 for Paragon dated 21 April 2025 (Note 15.2).

Capital contribution to increase of ownership of Kikyo Valora

On 30 June 2025, the Company completed the contribution of additional capital by cash
amounting to VND 195,000,000,000 into Kikyo Valora. Accordingly, the Company's
ownership percentage increased from 50.00% to 59.11% as of this date. The additional
capital was approved by the Ho Chi Minh City Department of Finance through the issuance
of the 8" amended ERC No. 0313983206 for Kikyo Valora dated 12 June 2025 (Note 15.1).

Capital redemption and unchanged of ownership of NLG - NNR - HR Fuji

On 12 June 2025, the Company completed the divestment from NLG - NNR - HR Fuji
amounting to VND 258,500,000,000. The capital redemption was approved by the DPI of Ho
Chi Minh City through the issuance of the 17" amended ERC No. 0311402008 for NLG -
NNR - HR Fuji dated 12 June 2025 (Note 15.1).

Capital transfer and change of ownership of Dong Nai Waterfront

On 19 November 2025, the Company completed the capital transfer of its investment in
Dong Nai Waterfront for a total consideration of VND 873,622,264,265. This divestment was
approved by the Ho Chi Minh City Department of Planning and Investment through the
issuance of the 17" amended Enterprise Registration Certificate No. 3600994581 for Dong
Nai Waterfront on 4 November 2025 (Note 15.1).

CASH AND CASH EQUIVALENTS

VND
Ending balance Beginning balance

Cash on hand 277,545,088 274,669,897
Cash in banks (™) 1,017,600,684,620 872,433,841,300
Cash equivalents (**) 3,606,615,089,254 2,517,580,780,600
TOTAL 4,624,393,318,962 3,390,289,401,797

(Y In which, the cash in banks amounting to VND 39,025649,000 at Vietnam
Technological and Commercial Joint Stock Bank — Can Tho Branch; Vietnam Joint
Stock Commercial Bank for Industry and Trade — Can Tho Branch; and Joint Stock
Commercial Bank for Foreign Trade of Vietnam — Hung Vuong Branch are held in the
retention account to secure the payment fund for customers purchasing houses, and
land in the Nam Long Can Tho project.

(**) Cash equivalents comprised bank deposits with original maturities of not more than
three months and earned interests at the rates from 5.1% per annum to 7.9% per
annum,

HELD-TO-MATURITY INVESTMENTS

Held-to-maturity investments represented the term deposits at the commercial banks with
the original maturities of 12 months and earned interests at the rates ranging from 4.4% per
annum to 5.45% per annum.
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Nam Long Investment Corporation

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

i SHORT TERM TRADE RECEIVABLES

Trade receivables from related parties (Note 31)
Trade receivables from other customers

TOTAL
Provision for short-term doubtful debts

NET

Ending balance

190,202,392,108
328,660,295,112

B0OS-DN

VND

Beginning balance

337,869,310,325
690,190,652 ,385

518,862,687,220
(185,761,495)

1,028,059,862,710

(185,761,495)

518,676,925,725

1,027,874,101,215

(*) Right of short-term receivables from Nam Long Can Tho projects was secured for the
loan at Orient Commercial Joint Stock Bank (Note 21.3)

8. SHORT TERM ADVANCES TO SUPPLIERS

Advances to buy land and real estate projects
- Phu Duc Caonstruction Material Manufacturing
Company Limited
- Land clearance and compensation
Board of Can Tho
- Land clearance and compensation
Board of District 7

Advances to subcontractors
- Mr. Dinh Tien Hoang
- Delta Construction Management Company
- An Phong Construction Joint Stock
Company
- Others
Advances to related parties (Note 31)

TOTAL
Provision for doubtful advances to suppliers

- Phu Duc Construction Material
Manufacturing Company Limited

NET

23

VND

Ending balance Beginning balance

96,810,944 ,463
50,589,989,194
42,291,036,429

3,929,918,840

22,609,698,195
9,062,615,994
1,535,206,847

12,011,875,354
22,876,981,671

04,638,978,363
50,589,989, 194
40,119,070,329

3,929,918,840
64,403,958,995

1,784,206,847
7,091,305,620

55,528,446,528
15,328,266,037

142,297,624,229

174,371,203,395

W —y o) 2

(50,589,989, 194)

(50,589,989, 194)

91,707,635,035

123,781,214,201
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Nam Long Investment Corporation

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

9. OTHER RECEIVABLES

Short-term
Dividend and capital redemption receivables
Advances to employee for land compensation
purposes
Advances to employee for other business
purposes
Others

Long-term
Deposits

TOTAL

In which:
Other receivables
Other receivables from related parties (Note 31)
- Short-term
- Long-term

24

Ending balance

281,969,229,726
144,889,183,000

13,612,491 111
30,185,744 301

B0S-DN

VND

Beginning balance

276,913,339,316
183,410,708,500

32,092,258,498
27,908,304,153

470,656,648,138

520,324 611,467

7,467,190,394

7,397,919,958

478,123,838,532

527,722,531,425

179,124,196,976

294,750,900,286
4,248,741,270

245,933,138,014

277,540,652,141
4,248,741,270
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Nam Long Investment Corporation

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

10.

11

INVENTORIES

Inventory properties under development (i)
Project management services (ii)

TOTAL

(i) Inventory properties under development:

Can Tho Project (7)

Phuoc Long B Project - extension
Akari Project (*%)

Tan Thuan Dong Project

Long An 36ha Project (*)

Go O Moi Project

VSIP Project

Areco (Flora Novia) Project
Other projects

(i)  Project management services:
Dong Nai Waterfront Project
Paragon Project
lzumi Project
VCT Project
Phu Huu Project
Other projects

Ending balance

1,316,099,399,294

265,637,826,871

BOS-DN

VND
Beginning balance

2,702,144,720,601
33,507,406,113

1,581,737,226,165

2,735,652,126,714

906,648,367,279
131,843,326,349
105,489,366,786
88,795,500,736
35,683,783,915
13,286,885,880

34,352,168,349

187,625,972,169
43,1898,845,586
24,913,009,116

1,849,664,002,876
123,5677,414,433
552,852,765,915
79,855,192,195
18,491,524,622
12,312,418,134
17,610,171,621
17,160,858,680
30,520,372,125

26,057,514,909
5,385,578,710
2,064,312,494

(*) Land use right and assets attached to land in Ben Luc Commune, Tay Ninh Province
and assets at Nam Can Tho Urban Area, Cai Rang Ward, Can Tho City have been
mortgaged to secure the Company's outstanding borrowings (Note 21.3 and 21.4).

(**) During the year, the Company capitalised interest amounting to VND 40,158,904,110
to those inventory properties under development (for the year ended 31 December

2024; VND 48,905,242 311).

PREPAID EXPENSES

Short-term
Tool and equipment
Others

Long-term
Show-houses and commission fees
Tool and equipment

Others

TOTAL

25

Ending balance

5,016,644 046
404,496,557

VND
Beginning balance

1,994,001,667
3,185,002,221

5,421,140,603

5,178,003,888

57,634,930,135
2,958,858,181
1,1564,316,667

66,158,656,000
4,728,575,681

61,648,104,983

70,888,231,681

67,069,245,586

76,067,235,569
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Nam Long Investment Corporation

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

13.

14.

15.

INTANGIBLE ASSETS

Land use rights

Cost:
Beginning balance and

ending balance 281,743,975

Computer software

121,560,806,5634

VND
Total

121,842,550,509

In which:
Fully amortised -

Accumulated amortisation:

Beginning balance -
Amortization for the year =

21,765,051,200

(64,098,269,313)
(22,195,981,105)

21,765,051,200

(64,098,269,313)
(22,195,981,105)

Ending balance =

(86,294,250,418)

(86,294,250,418)

Net carrying amount:

Beginning balance 281,743,975

57,462,537,221

§57,744,281,196

Ending balance 281,743,975

36,266,556,116

35,548,300,091

INVESTMENT PROPERTY

Land use rights

Buildings and
structures

2,119,880,204

VND

Total

816,491,827
4,362,289,110

2,119,880,204

6,178,780,937

Cost:
Beginning balance 816,491,827
New purchase 2,242 408,906
Ending balance 3,058,800,733
In which:

Fully depreciation 816,491,827

Accumulated depreciation and amortisation:

Beginning balance (816,491,827)
Charge for the year (11,028,120)

816,491,827

(816,491,827)
(11,028,120)

Ending balance (827,519,947)

(827,519,947)

Net carrying amount:

Beginning balance =

Ending balance 2,231,380,786

2,119,880,204

4,351,260,990

LONG-TERM INVESTMENTS

Investments in subsidiaries (Note 15.1)
Investments in jointly-controlled entities
(Note 15.2)

TOTAL

27

VND

Ending balance  Beginning balance

6,612,5668,771,620 10,342,479,890,403
4,496,912,838,767 1,530,463,884,249

11,009,481,610,387 11,872,943,874,652
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Nam Long Investment Corporation

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

15. LONG-TERM INVESTMENTS (continued)

15.1  Investments in subsidiaries

Investments in subsidiaries as at the balance sheet date comprise the following:

Subsidiaries Ending balance Beginning balance
Interest Cost of Interest Cost of
(clirect) investment (direct) investment
% VND % VND
Nam Long VCD () 9159 2,187,365,370,000 91.59 2,187,365,370,000
Southgate (i)  60.00 1,302,394,102,740 60.00 1,302,394,102,740
Nam Long Land 100.00 668,334,000,000 100.00 668,334,000,000
Nam Khang 100.00 585,981,690,000 100.00 585,981,690,000
Nam Long CP 100.00 505,590,909,656 100.00 505,590,908, 656
Kikyo Valora (i) 59.11 486,500,000,000 50.00 291,500,000,000
Nam Phan 99.99 351,698,486,717 99.99 351,698,486,717
Nam Phat Land 90.00 270,000,000,000 90.00 270,000,000,000
Nguyen Son 87.33 97,989,372,800 87.33 97,989,372,800
NLG - NNR - HR Fuji (iv)  50.00 51,714,839,707 50.00 310,214,839,707
Nam Long SPV 100.00 5,000,000,000 100,00 5,000,000,000
Dong Nai Waterfront (v) - - 6510 3,766,411,218,783
TOTAL 6,512,568,771,620 10,342,479,990,403

(1)

(1)

(1)

(iv)

(v)

As at 31 December 2025, the Company pledged its equity interest in Nam Long VCD
and the land use rights over Land Lot No. 7692, Map Sheet No. 5, Ben Luc Commune,
Tay Ninh Province as collateral for its bond liabilities (Note 21.5).

On 31 December 2025, the Company used it shares held in Southgate to pledged for its
bonds (Nofe 21.5).

On 30 June 2025, the Company completed the contribution of additional capital by cash
amounting to VND 195,000,000,000 into Kikyo Valora, pursuant to which the
Company's ownership interest increased from 50.00% to 59.11% from that date. The
additional capital was approved by the Ho Chi Minh City Department of Finance through
the issuance of the 8" amended ERC No. 0313983206 for Kikyo Valora dated 12 June
2025,

The Company has more than 50% voting rights in NLG - NNR - HR Fuji. On 12 June
2025, the Company completed the capital redemption from the company amounting to
VND 258,500,000,000. The capital redemption was approved by the DPI of Ho Chi Minh
City through the issuance of the 17" amended ERC No. 0311402008 for NLG - NNR -
HR Fuji dated 12 June 2025.

On 19 November 2025, the Company completed the capital transfer of its investment in
Dong Nai Waterfront for a total consideration of VND 873,622,264,265. This capital
redemption was approved by the Ho Chi Minh City Department of Planning and
Investment through the issuance of the 17" amended Enterprise Registration Certificate
No. 3600994581 to Dong Nai Waterfront on 4 November 2025, The gain arising from
this transaction, amounting to VND 736,369,735,735, was recognized as finance
income in the Company's separate statement income.

28
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Nam Long Investment Corporation

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

15.

15.2

16.

LONG-TERM INVESTMENTS (continued)

Investments in jointly-controlled entities

Ending balance Beginning balance
Cost of Cost of
Entities Business Interest investment Interest investment
% VND % VIND
Dong Nai Real
Waterfront estate 50,00 2,892,788,954 518 - -
Paragoen (i) Real

estate 50,563 1,064,123,884,249 50.00 990,463,884,248

NNH Mizuki (i) Real

estate 50,00 540,000,000,000  50.00 540,000,000,000

TOTAL 4,496,912,838,767 1,530,463,884,249

(1)

The principal activity of Dong Nai Waterfront is to develop Izumi City Residential Area
on an area of 170 hectares in Long Hung Commune, Bien Hoa City, Dong Nai
Province, Vietnam.

(i) The principal activity of Paragon is to develop Nam Long Dai Phuoc Residential Area on

an area of 45 hectares in Dai Phuoc Commune, Dong Nai Province, Vietnam.

On 2 April 2025, the Company completed the contribution of additional capital by cash
amounting to VND 73,660,000,000 into Paragon. The additional capital contribution was
approved by the DPI of Dong Nai City through the issuance of the 8t amended ERC
No. 0315398472 for Paragon dated 21 April 2025.

(i) The principal activity of NNH Mizuki is to develop Mizuki Park Residential Area on an

area of 26 hectares in South Sai Gon Urban Area, Binh Hung Ward, Ho Chi Minh City.

SHORT-TERM TRADE PAYABLES

Ending balance Beginning balance

Trade payables to other parties 60,567,758,937 466,227,750,355
- Ricons Construction Investment Joint Stock
Company 1,415,329,955  248,886,780,996
- Pham Nguyen Construction Investment Joint
Stock Company - 25,642,981,950
- Others 59,152,428,982  191,697,987,409
Trade payables to related parties (Note 31) 664,778,451,092  548,786,548,268
TOTAL 725,346,210,029 1,015,014,298,623
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Nam Long Investment Corporation

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

17.

18.

SHORT-TERM ADVANCES FROM CUSTOMERS

Advance received from customers for the
purchase of real estate properties (%)
Advances received for project management

services

Advances received for project transfer

TOTAL

In which:

Advance from others
Advance from related parties (Note 31)

(*) This amount represented advances received from customers based on the contracts for
the purchases of apartments, town houses, villas and land which are not yet handed-,

over.

VND

Ending balance Beginning balance

792,183,162,890 2,078,479,744,440

286,544,324 600
267,000,000,000

792,183,162,990 2,632,024,069,040

792,183,162,990 2,074,832,047,440
557,192,021,600

STATUTORY OBLIGATIONS AND TAX RECEIVABLES FROM THE STATE

Receivable
Value-added
tax
Corporate
income tax

Others
TOTAL

Payable
Corporate
income tax
("CIT")

In which:
Current
income tax
Prepayment
of CIT based
on payment
progress of
customers

Personal

income tax

Value-added

tax ()

Others

TOTAL

Beginning balance

5,361,973,518

200,000,000

Increase

86,943,329,461

9,103,294,203

Decrease

(34,321,167,919)

(169,908,780)

VND
Ending balance

57,984,135,060

9,103,294,203
40,093,220

5,561,973,518

96,046,623,664

(34,481,074,699)

67,127,522,483

270,401,972 ,964

270,401,972,964

26,721,233,336

120,529,382,264

113,823,698,285

6,705,683,979
57,943,722,238

71,602,679,086
6,626,021,607

(373,142,255,976)

(368,813,978,643)

(4,328,277,333)
(59,965,886,604)

(71,535,072,472)
(6,102,966,365)

17,789,099,252

15,411,692,606

2,377,406,646
24,699,068,970

67,606,614
523,065,242

297,123,206,300

256,701,805,195

(510,746,181,417)

43,078,830,078

(*) Movement of value-added tax payable represented the amount declared and being
offset, and payment during the year.
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Nam Long Investment Corporation

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

18. SHORT TERM ACCRUED EXPENSES

Reimbursement expenses ()
Cost-to-complete of projects

Interest expense payables

Interest supporting fee and guarantee fee

Other operating costs

TOTAL

In which:
Accrued expenses to other parties
Accrued expenses to related parties (Note 31)

Ending balance

357,057,080,380
203,115,703,936
169,027,997,108
72,811,178,393
16,622,721,715

VND

Beginning balance

712,509,879,461
176,919,475,680
126,430,177,956

1,159,501,850

818,634,681,532

1,017,019,034,947

700,108,687,395
118,625,994,137

885,480,905,957
131,538,128,990

(*) This represents the agreed-upon indemnity obligation to investor relating to lzumi

project.

20. OTHER SHORT-TERM PAYABLES

Investment contributions received for BCCs (%)
Profit shared to BCC partners

Maintenance funds

Dividend payables

Others

TOTAL

In which:
Other payables to related parties (Note 31)
Other payables to other parties

Ending balance

333,000,000,000
190,787,255,020
145,923,901,099
1,474,261,728
35,920,742 439

VND

Beginning balance

583,000,000,000
168,321,175,361
108,739,139,128
1,450,871,461
17,304,253,728

707,106,160,286

878,815,439,678

523,787,255,020
183,318,905,266

751,981,842,026
126,833,597,652

(Y This amount represents the investments in BCC on 20 April 2021 with NLG - NNR -
HR Fuji, the company's subsidiary, with the amount of VND 583,000,000,000 for the
purpose of the business cooperation for development of Zone D and Zone F of Hoang
Nam Apartments Project located at An Lac Ward, Ho Chi Minh City. According to BCC,
the Company is appointed to account for all transactions in BCC, record revenues,
expenses, separately recognize income statement of BCC and make tax declaration.
Additionally, each party is distributed a fixed amount of profit after tax at distribution
rate to each party's capital contribution as specified in the Appendix to BCC signed on
31 December 2025. During the period, the Company made a capital reimbursement for
BCC amounting to VND 250,000,000,0000 according to the Akari BCC's Resolution

No 05/2025/NQ-BCC.

As of 31 December 2025, the project is in the handing over phase.
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Nam Long Investment Corporation

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

21,

21.1

LOANS

Short-term

Loans from banks (Note 21.2)
Loans from related parties
(Notes 21.1 and 31)

Current portion of bonds (Note 21.4)

Long-term
Bonds (Note 21.4)

Loans from banks (Note 21.3)

Loans from related parties (Note 21.2 and 31)

TOTAL

Short-term loans from related parties

Ending balance

459,917,778,977

363,562,644,081

VND
Beginning balance

675,926,488,211

408,020,652,171
655,575,633,373

823,480,423,058

1,739,622 673,755

3,625,660,416,660
400,000,000,000

2,956,515,416,664
400,000,000,000
176,042,091,910

4,025,660,416,660

3,532,557,608,574

4,849,140,839,718

5,272,080,182,329

Details of the short-term unsecured loans from related parties to support working capital

needs are as follows:

Lenders

Nam Phan
Nam Phat Land
Nam Khang

Nam Long Hong Phat

Nam Long Retalil
TOTAL

Ending balance
VND

165,542,091,910
90,000,000,000
65,000,000,000
34,020,552,171
9,000,000,000

363,562,644,081

32

Due date

15 May 2026

20 June 2026

3 May 2026

31 December 2026

24 Qctober 2026

Interest rate
(% p.a.)

6.0
6.0
8.0
6.0

6.0
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Nam Long Investment Corporation

B0S-DN

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

21,

21.5

22,

23.

LOANS (continued)

Movements of loans and bonds during the year

Loans

Beginning balance 1,659,989,132,292

Drawdown of loans

and bonds 887,038,015,668
Repayment of loans
and bonds (1,423,646,724,902)

Cost of issuing bonds -
Allocation cost of issuing
bonds 5

VND
Bonds Total

3,612,091,050,037 5,272,080,182,329
660,000,000,000 1,647,038,015,668

(660,000,000,000) (2,083,546,724,902)
22,454,366,623 22,454,366,623

(8,885,000,000) (8,885,000,000)

Ending balance 1,223,480,423,058

3,625,660,416,660 4,849,140,839,718

BONUS AND WELFARE FUND

Beginning balance
Increase (Note 24.1)

Fund usage

Ending balance

PROVISIONS

VND

Current year Previous year

43,888,719,300
28,130,000,000
(42,263,063,374)

59,023,789,098
33,860,000,000
(48,995,069,798)

29,755,665,926 43,888,719,300

This balance represents the warranty provision for houses completed construction which
was handed — over to customers and recognised revenue as at the reporting date.
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Nam Long Investment Corporation

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

24,

24.1

24.2

OWNERS' EQUITY (continued)

Increases and decreases in owners' equity (continued)

In accordance with the Resolution of the Annual General Meeting of Shareholders No.
02/2024/NQ/DHDCD/NLG dated 26 April 2025 and the Resolution of the Board of Directors
No. 21/2025/NQ/HDQT/NLG dated 27 May 2025, the Company approved the payment of
cash dividends for the year 2024 at rate of 4.99% of the par value of ordinary shares.

In accordance with the Resolution of the Annual General Meeting of Shareholders No.
01/2024/NQ/DHDCD/NLG dated 20 April 2024 and the Resolution of the Board of Directors
No. 67/2024/NQ/HDQT/NLG dated 31 December 2024, the Company completed the
issuance of 297,833 shares under the Employee Stock Ownership Plan ("ESOP") on 8
January 2025. On 17 February 2025, the Company received the 27th amended Enterprise
Registration Certificate issued by the Ho Chi Minh City Department of Planning and
Investment, approving the increase in charter capital from VND 3,847,774,710,000 to VND

In accordance with the Resolution of the Annual General Meeting of Shareholders No.
01/2025/NQ/DHDCD/NLG dated 19 March 2025; the Resolutions of the Board of Directors
30b/2025/NQ/HDQT/NLG and No.
30c/2025/NQ/HDQT/NLG dated 24 July 2025; Resolution No. 37/2025/NQ/HDQT/NLG dated
5 September 2025; Resolution No. 37a/2025/NQ/HDQT/NLG dated 8 September 2025; and
Resolution No. 44/2025/NQ/HDQT/NLG dated 8 October 2025, the Company announced the
completion of the issuance of 100,022,079 new shares to its existing shareholders at the
price of VND 25,000 per share on 22 December 2025, Accordingly, the Company's share
capital increased from VND 3,850,753,040,000 to VND 4,850,973,830,000. On 31 December
2025, the Company received the 28" amended Enterprise Registration Certificate issued by
the Business Registration Office under the Ho Chi Minh City Department of Finance,

(i)
(i)
3,850,753,040,000.
(iii)
No. 302/2025/NQ/HDQT/NLG, No.
approving the adjustment of the charter capital to the new registered amount.
(iv)

In accordance with the Resolution of the Annual General Meeting of Shareholders No.
02/2025/NQ/DHDCD/NLG dated 20 April 2025, the shareholders approved the appropriation
to the Company's welfare fund in the amount of VND 28,130,000,000.

Capital transactions with shareholders and distribution of dividends

VND

Contributed capital

Beginning balance
Increase during the year

Ending balance

Dividend declared and paid during the year

Cash dividends declared
Dividends paid in cash

38

Current year

3,847,774,710,000
1,003,199,120,000

Previous year

3,847,774,710,000

4,8560,973,830,000

3,847,774,710,000

192,129,186,429
192,129,186,429

192,003,958,029
191,917,998,063
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Nam Long Investment Corporation

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

24,

24,3

25,

25.1

25,2

OWNERS’ EQUITY (continued)

Share capital

Authorised shares

Shares issued and fully paid
Ordinary shares

Shares in circulation
Ordinary shares

B09-DN

Number of shares

Ending balance

485,097,383

485,097,383

475,097,383

Beginning balance

385,075,304

384,777,471

384,777,471

Par value of outstanding share: VND 10,000/share (31 December 2024: VND 10,000/share).
The holders of the ordinary shares are entitled to receive dividends as and when declared
by the Company, Each ordinary share carries one vote per share without restriction.

REVENUES

Net revenues from sale of goods and rendering of services

Revenue from project management services
and sales of land, apartments, town houses
and villas

Revenue from rendering of services

TOTAL

In which:
Sales to other parties
Sales to related parties (Note 31)

Finance income

Profit from disposal of an investment
Dividend income and gain from investments
Interest income from bank deposits

TOTAL

In which:
Finance income to related parties
Finance income to other parties

39

Current year

3,332,861,843,945
9,022,866,674

VND
Previous year

6,876,214,038,999
9,038,610,256

3,341,884,710,619

6,885,252,649,255

3,108,766,107,805
233,118,602,814

Current year

748,244 ,168,370
415,5637,606,362
92,888,683,133

6,027,029,055,010
858,223, 594,245

VND
Previous year

235,446,982,108
408,439,573,266
44 685,923,541

1,256,671,457,865

688,572,478,915

705,696,777,558
550,974,680,307

416,164,610,266
272,407,868,649
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Nam Long Investment Corporation

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

26.

27.

28,

COST OF GOODS SOLD AND SERVICES RENDERED

Cost of project management services and cost
of land, apartments, town houses and villas

Cost of rendering of services

TOTAL

FINANCE EXPENSES

Interest expenses

Handing re-encroachment expenses (Note 19)
Share profit to BCC partners

Bond issuance fees and other fees

Loss from disposal of investment

Others

TOTAL

In which:
Finance expenses to related parties
Finance expenses to other parties

Current year

2,013,349,795,699
2,697,696,946

B0S-DN

VND
Previous year

4,104,552,157 530
288,378,571

2,015,947,392,545

4,104,840,536,101

Current year

416,246,212,899
357,057,080,380
252 466,079,659

25 752,697 467

200,000,000

VND
Previous year

390,368,065,149

653,805,948,982
101,753,312,499
2,662,500,000

1,051,722,070,405

1,148,489,826,630

283,891,998,497
767,830,071,908

697,146,048,055
451,343,778,575

SELLING EXPENSES AND GENERAL AND ADMINISTRATIVE EXPENSES

Selling expenses
Marketing, commission and show-houses
Salary expenses

Others

General and administrative expenses
Salary expenses
External services
Depreciation and amortisation
Rental expenses
Provision for doubtful debt

Others

TOTAL

40

Current year

318,266,554 ,524
227,829,682
1,672,408,397

VAND
Previous year

621,957 417,097
462,575,362
404,302,414

320,066,787,603

622,824,294 873

228,008,577,452
95,024,286,903
19,716,924,841
19,285,641,248

11,521,466,551

199,983,337,784
189,838,998,591
32,702,044,132
20,365,418,219
50,589,989,194
3,941,507,028

373,556,896,995

497,421,294,948

693,623,684,598

1,120,245,589,821
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Nam Long Investment Corporation B09-DN

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

29. OTHER INCOME AND EXPENSES

30.

Other income

Gain from contract compensation
Disposal of asset

Others

Other expenses
Penalty

Disposal of asset

Others
OTHER PROFIT

CORPORATE INCOME TAX

Current year

31,370,235,468
31,234,300,405

135,935,063

4,742,291,251
3,675,815,223
664,951,108
401,524,920

VND

Previous year

17,965,823,381
16,799,218,781
644,288,786
522,315,814

11,950,615,657
10,861,094,100

1,089,621 657

26,627,944,217

6,015,207,724

The statutory corporate income tax ("CIT") rate applicable to the Company is 20% of taxable

profits.

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

final determination by the tax authorities.
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Nam Long Investment Corporation

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

30.

30.1

CORPORATE INCOME TAX (continued)

CIT expense

Current CIT expense
Adjustment for under accrual of tax from prior
year

TOTAL
Deferred tax (income) expense

TOTAL

Current year

119,648,323,304
881,058,960

B09-DN

VIND
Previous year

256,796,049,340
15,594,774,605

120,529,382,264
(7,674,894,243)

272,390,824,035
96,580,675,977

112,854,488,021

368,971,500,012

Reconciliation between CIT expense and the accounting profit multiplied by CIT rate is

presented below:

Accounting profit before tax
At applicable CIT rate of tax 20%

Adjustments to increase (decrease) CIT expenses:
Share profit after tax to BCC parties
Adjustment for under accrual of tax from
prior year
Non-deductible expenses
Dividend income exempted
Unrecognized deferred tax on
non-deductible interest expenses (i)
Utilize non-deductible interest expenses
carry forward
Utilize tax loss carry forward
Unrecognized deferred tax on
tax loss carried forward

CIT reduction

CIT expense

Current year

863,890,965,153

VND
Previous year

1,206,264,383,342

172,778,193,031

51,308,620,168
881,058,960
7,441,656,806

(83,107,5621,272)
26,370,346,003

(60,292,304,666)

(2,525,561,009)

241,252,876,668

130,761,189,798

15,594,774,695
7,859,723 657
(81,687,914,653)

(3,507,758,896)
(1,770,882,230)

60,469,490,973

112,854,488,021

368,971,500,012

(i) In accordance with Degree No. 132/2020/ND-CP issued by the Government on 5
November 2020 which provides regulations on tax administration for the Company
having related parties' transactions, this is the estimated non-deductible interest
expense exceeding the prescibed threshold, which have not been deducted when
calculating CIT for the current year, has not been audited by the local tax authorities as

at the date of these separate financial statements.
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Nam Long Investment Corporation B09-DN

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

30. CORPORATE INCOME TAX (continued)

30.2 Current tax

The current tax payable is based on taxable profit for the current year. The taxable profit of
the Company for the year differs from profit as reported in the separate income statement
because it excludes items of income or expense that are taxable or deductible in other years
and it further excludes items that are not taxable or deductible. The Company's liability for
current tax is calculated using tax rates that have been enacted at the balance sheet date.

30.3 Deferred tax

The following are the major deferred tax assets recognized by the Company, and the
movements thereon, during the current and previous years:

VND

Separate balance sheet Separate income statement
Ending Beginning Current Previous
balance balance year year

Prepayment of

corporate income

tax based on

payment progress

of customers (i) 26,317,384,776 27,696,167 527 (1,378,782,751) (13,258,928, 840)

Accrued expenses 15,448 312,198 16,135,508,295 (686,196,097) 13,214,030
Provision far

bad debts 10,117,997,839 10,117,997,839 - 10,117,997,839
Temporary

difference in cost

of sales 11,718,498,239 1,978,625,148 9,739,873,091 (526,431,060)

Tax loss available
for offset against
future taxable

income = & - (92,926,527,946)
Deferred tax

assets 63,603,193,052 55,928,298,809

Net deferred tax income (expense) 7,674,894,243 (96,580,675,977)

(i) In accordance with Circular No, 96/2015/TT-BTC issued by the Ministry of Finance on
22 June 2015 which provides guidelines for implementation of the Law on Corporate
Income Tax, the Company is entitied to provisionally pay tax at the rate of 20% on
turnover received by cash from its customers less corresponding expenses or at the
rate of 1% on cash collections from its customers.
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Nam Long Investment Corporation

B09-DN

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

30.

30.4

30.5

CORPORATE INCOME TAX (continued)

Tax loss available for offset against future taxable income

The Company is entitled to carry tax loss forward to offset against taxable income arising
within five years subsequent to the year in which the loss was incurred. At the separate
balance sheet date, the Company had aggregated accumulated tax losses of VND
79,558,879,640 (on 31 December 2024: VND 380,002,096,527) available for offset against
future taxable income. Details are as follows:

VND
Qriginating  Can be Tax loss Utilized up to Unutilized at
year utilized up to amount 31 December 2025 31 December 2025
Head Office

78,540,573,199
1,018,306,441

542,287,281,391  (463,746,708,192)
1,018,306,441 -

2023 (%) 2028
2024 (%) 2029

Independent Branch
2021 (**) 2026
2023 (**) 2028

TOTAL

(3,558,039,522) @
(5,296,371,631) 4

(472,601,119,345) 79,558,879,640

3,5658,039,5622
5,296,371,631

552,159,998,985

(*) Estimated tax loss as per the Company's estimation has been audited by the local tax
authorities as of the date of these separate financial statements.

(**) Estimated tax loss as per the Company's estimation has not been audited by the local
tax authorities as of the date of these separate financial statements.

Interest expenses exceed the prescribed threshold

The Company is entitled to carry forward interest expenses exceeding the prescribed
threshold that have not been deducted when calculating CIT for the current year (“non-
deductible interest expenses") to the following year when determining the total deductible
interest expenses of the following year. The subsequent year that the interest expense can
be carried forward to will not exceed consecutive year of 5 years subsequent to the year in
which the non-deductible interest expense incurred. At the balance sheet date, the
Company has aggregated non-deductible interest expenses available amounting to VND
237.155,608,700 (on 31 December 2024;: VND 237,155,478,789) as follows:

VND

Can be Non-deductible

used as Non-deductible interest expense

deductible interest expenses available to be

interest Non-deductible carried forward to carned forward as

Originating expense interest expenses following years by 31 at 31 December
year up to incurred December 2025 Forfeited 2025
2023 2028 () 254,694,273 267 (17,538,666,567) - 237,155,6086,700
2025 2030 (i) 131,851,730,013 - B 131,851,730,013
TOTAL 386,546,003,280 (17,538,666,567) - 369,007,336,713

(i) Estimated non-deductible interest expense as per the Company's estimation declaration
has not been audited by the local tax authorities as of the date of these separate financial
statements.
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES
List of related parties as at 31 December 2025 is as follows:
Related party

Nam Long VCD Corporation (“Nam Long VCD")
Nguyen Son Real Estate Joint Stock Company ("Nguyen Son")
Nam Phan Investment Corporation ("Nam Phan")

Nam Long Apartment Development Company Limited
(“Nam Long ADC")

Nam Long Mekong Joint Stock Company (“Nam Long Mekong”)

NLG - NNR - HR Fuji Joint Stock Company
("NLG - NNR - HR Fuji”)

NNH Kikyo Flora Company Limited (“Flora”)
NNH Kikyo Valora Company Limited ("Valora®)

Nguyen Phuc Real Estate Trading and Investment
Company Limited

Nam Khang Construction Investment Development One Member
Limited Liability Company

Nam Vien Construction and Design Consulting Joint Stock
Company ("Nam Vien")

Nam Khang Construction Materials Trading Company Limited
6D Joint Stock Company ("6D")

Nam Long Real Estate Transaction Floor One Member Limited
Liability Company (“Trading Floor")

Nam Long Township and Property Management One-Member
Liability Company Limited
(“Nam Long Service")

Nam Long Transportation Service One Member Limited Company
(“Nam Long Bus")

Nam Long Commercial Property Company Limited
("Nam Long CP")

Nam Long Land Investment Company Limited (“Nam Long Land")
Southgate Joint Stock Company ("Southgate”)

Nam Phat Land Investment Company Limited ("Nam Phat Land")
Nam Long Retail Company Limited (“Nam Long Retail")

Nam Long SPV Company Limited ("Nam Long SPV")

Paragon Dai Phuoc Limited Company ("'Paragon”)

NNH Mizuki Joint Stock Company ("NNH Mizuki")

Dong Nai Waterfront City LLC

Anabuki NL Housing Service Vietnam Co., Ltd ("Anabuki")

Thai Binh Holding & Shoes Manufacturing Company (“Thai Binh")
Tan Hiep Investment Company Limited (“Tan Hiep”)
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Relationship

Subsidiary
Subsidiary
Subsidiary
Subsidiary

Subsidiary
Subsidiary

Subsidiary
Subsidiary
Subsidiary

Subsidiary
Subsidiary

Subsidiary
Subsidiary
Subsidiary

Subsidiary

Subsidiary
Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary
Jointly-controlled entity
Jointly-controlled entity
Jointly-controlled entity
Associate

Related party

Related party
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

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

Related
parties

Nam Long
VCD

Dong Nai
Waterfront

Southgate

Nam Long
Land

NNH Mizuki

Nam Khang

Nam Long
ADC

Relationship

Subsidiary

Jointly-
controlled
entity

Subsidiary

Subsidiary

Jointly-
controlled
entity

Subsidiary

Subsidiary

Transaction

Lending

Lending received
Refund of advance
Project management
services revenue (%)
Interest income
Rental fees

Receive in advance
EPC services
Dividend received
Management
services fee

Current year

590,000,000,000
400,000,000,000
201,742,495,995

84,801,828,605
5,175,555,655
539,774,181

Capital redemption 2,892,788,954,518

Lending

Project management
services revenue (%)
Interest income

Project management
services revenue (7)
Dividend received
Management
consultant expenses

Management
caonsultant expenses
Dividend receivable
Capital contribution
Share transferred
receivable

Disposal of fixed assets

Dividend received
Project management
services revenue (*)
Dividends receivable

Dividend received
Loan repayment
Interest expenses
Construction expenses
Loan drawdown

Late payment interest

Management

services expenses
Dividend received

46

435,127,112,000

14,924,761,526
6,353,260,180

116,709,301,000
57,000,000,000

864,199,653,052
120,000,000,000

75,000,000,000

12,744,937 972

52,000,000,000
40,000,000,000
8,201,907,068
164,922,137,932

20,148,763

BOS-DN

VND
Previous year

379,330,992,502
536,325,726

199,551,338,000
13,124,192,220

87,687,268

48,716,614,825

239,372,700,741
57,000,000,000

1,081,614,788

471,050,018,921
480,589,037,000

168,334,000,000
326,278,893

250,684,000,000

188,934,893,5657
7,200,000,000

60,000,000,000
8,399,250,001
241,248,363 247
60,000,000,000
1,077,187,262

5,499 762 774
17,000,000,000
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Nam Long Investment Corporation

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

3. TRANSACTIONS WITH RELATED PARTIES (continued)

B0S-DN

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

Related parties

NLG - NNR -
HR Fuji

Trading Floor

Paragon

Nam Long
Retail

Nguyen Son

Nam Long
Service

Nam Long
Mekong

Nam Phan

Relationship

Subsidiary

Subsidiary

Jointly-
controlled
entity

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Transaction

Refund of advance
Capital redemption
Profit distributed in

accordance with BCC

Dividend received
Management
services fee

Commission fees
Dividend receivable

Advance for capital
contribution

Sales apartment
Loan repayment
Interest expense
Loan

Apartment purchase
receipt

Profit receivable

Divestment receipt
Capital redemption
Loan prepayment
Dividend received
Interest expenses

Rental income
Management
services expenses
Dividend receivable
Purchase apartment
receipt

Management
services expenses
Loan repayment
Interest expenses
Dividend receivable

Interest expenses
Dividend receivable
Loan repayment
Profit received
Loans

Capital redemption
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Current year

267,544,324,000
258,500,000,000

252,466,079,659
46,484,383 ,562

3,600,000,000

6,642,675,723

73,660,000,000

22,677,000,000
6,000,000,000
701,000,000

10,000,000,000

989,350,645

186,015,836,227
14,000,000,000
2,533,916,924

10,260,727,258
10,053,222,800
10,500,000,000

1,110,000,000

VND
Previous year

653,805,948,982
5,799,178,083

3,600,000,000

83,473,444,012
3,468,087,263

225,000,000,000

25,000,000,000
957,500,000
40,000,000,000

21,995,358,182
250,000,000

75,977,6890,000
36,000,000,000
9,353,116,100
2,033,861,113

1,355,900,000

9,408,277,856
4,700,000,000

632,000,000

116,938,987,000
1,000,000,000
2,963,420,349
356,340,000

13,452,000,942
38,604,659,600
102,000,000,000

95,000,000,000
59,997,330,000
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

BOS-DN

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

Related
parties

Nam Long
CP

Anabuki

Kikyo Valora

Nam Long
Bus

Nam Phat
Land

Nam Vien

Relationship

Subsidiary

Associate

Subsidiary

Subsidiary

Subsidiary

Subsidiary

Transaction

Dividend received
Loan repayment
Rental fee
Management
service fee

Interest expenses
Capital contribution
Capital redemption
Loan

Service fee

Capital contribution
Loan repayment
Sales of services
Interest expenses

Car rental fees
Capital contribution
Loan repayment
Profit receivable
Interest expenses

Loan repayment
Dividend received
Interest expenses

Design service
expenses

(*)  Sales to related parties (Note 25.1)
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Current year

46,000,000,000
40,000,000,000
8,018,5611,377

6,858,393 644
993,333,334

8,245,891,768

185,000,000,000
100,000,000,000
3,239,000,000
3,016,666,668

1,325,514,928

10,000,000,000
9,000,000,000
5,661,666,667
154,698,006

233,118,602,814

VND

Previous year

8,212,217,103

1,489,033,128
653,333,333
200,000,000,000
100,000,000,000
40,000,000,000

1,340,878,899

6,100,000,002

1,663,918,186
2,000,000,000
1,400,000,000
900,000,000
71,166,665

10,000,000,000
10,400,000,000
6,146,666,668
327,069,884

858,223,594, 245

WAL Y




Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

BOS-DN

As at the balance sheet dates, amounts due from related parties were as follows:

Related parties

Relationship

Transactions

Short-term trade receivables (Note 7)

Southgate

Nguyen Son

Nam Long CP
Nam Long VCD

Dong Nai
Waterfront

Anabuki

NNH Mizuki

Nam Long Retall

Nam Long
Service

Nam Long
Mekong

Paragon

Nam Long ADC

Subsidiary

Subsidiary

Subsidiary
Subsidiary

Jointly-
controlled
entity

Associate

Jointly-
controlled
entity

Subsidiary
Subsidiary
Subsidiary

Jointly-
controlled
entity

Subsidiary

Project
management
services

Management
consultant fee

Rental revenue

Management
consultant fee

Project
management
services

Management
consultant fee

Project
management
services

Sales of
apartments

Management
consultant fee

Management
consultant fee

Project
management
services

Management
consultant fee

49

Ending balance

104,451,911,600

32,602,359,901
21,617,662,694

15,622,980,062

9,740,192,130

2,478,065,884

1,660,553,836

1,198,129 411

810,536,590

220,000,000

VND

Beginning balance

145,779,418,615

32,602,359,901
22,181,404,576

8,932,836,062

2,478,065,884

49,190,972,315

1,838,212,590

7,679,429,438

66,973,000,000

312,610,944

190,202,392,108

337,869,310,325
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Nam Long Investment Corporation BO9-DN

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

As at the balance sheet dates, amounts due from and due to related parties were as follows:
(continued)

VND
Related parties Relationship Transactions  Ending balance Beginning balance
Short-term advances to suppliers (Note 8)
Nam Khang Subsidiary Management
service fee  11,295,876,5628 4,333,220,934
Trading Floor Subsidiary Management
service fee 9,667,766,981 9,567,766,981
Nam Long Subsidiary Management
Service service fee 1,160,577,663 765,813,223
Nam Long CP Subsidiary Management
service fee 514,284,899 502,404,899
Anabuki Associate Management
service fee 154,440,000 154,440,000
Nam Long Bus Subsidiary Management
service fee 179,415,500 -
Nam Leng ADC Subsidiary Management
service fee 4,620,000 4,620,000

22,876,981,571  15,328,266,037

Short-term loan receivables

This short-term loan receivables with maturities as at 31 August 2026 and earned interests
at the rates of 8% per annum.

Other short-term receivables (Note 9)

Southgate Subsidiary Dividend 256,216,068,423 199,216,068,493
Nguyen Son Subsidiary Capital
redemption 15,977,690,000 25,977,690,000
Dong Nai Jointly-controlled Dividend 6,353,260,180 -
Waterfont entity
NLG - NNR - HR Subsidiary Dividend 5847671233 44,571,780,823
Fuji
Nam Long VCD Subsidiary Dividend 5,175,555,555 =
Mizuki Jointly-controlled Dividend 3,600,000,000 3,600,000,000
entity
Nam Phan Subsidiary BCC capital
redemption 810,000,000 1,920,000,000
Anabuki Jointly-controlled Others 442 B54 825 627,312,825
entity
Nam Long Service Subsidiary Dividend 327,800,000 327,800,000
Nam Phat Land Subsidiary Dividend = 1,300,000,000

294,750,900,286 277,540,652,141
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

B09-DN

As at the balance sheet dates, amounts due to and due from related parties were as follows:

(continued)

Related parties

Long-term loan receivables

Dong Nai
Waterfront

Relationship Transactions
Jointly-
contralled
entity Lending

VND

Ending balance Beginning balance

435,127,112,000

This long-term loan receivables with maturities as at 31 December 2027 and earned
interests at the rates of 8% per annum.

Other long-term receivables (Note 9)

Nam Long CP
Nam Long Bus
Anabuki

Tan Hiep

Short-term trade payables (Note 16)

Nam Long Land
Nam Khang

Nam Long
Mekong

Nam Long CP
Trading Floor
Nam Long

Service

Anabuki

NLG - NNR - HR
Fuji

Nam Long Bus
Nam Long VCD
Nam Long ADC

Southgate

Subsidiary Deposit
Subsidiary Deposit
Associate Deposit
Related party Deposit
Subsidiary Management
consultant fee

Subsidiary Construction
service expenses

Subsidiary Construction
service expenses

Subsidiary Rental fee
Subsidiary Commission fee
Subsidiary Management
consultant fee

Associate Management
consultant fee

Subsidiary Management
consultant fee

Subsidiary Management
consultant fee

Subsidiary Management
consultant fee

Subsidiary Management
consultant fee

Subsidiary Management

consultant fee

51

3,061,619,805 3,061,619,905
510,121,365 510,121,365
110,000,000 110,000,000
567,000,000 567,000,000
4,248,741,270 4,248,741,270

413,584,250,737

120,666,196,121

94,670,283,063
16,357,949,558
9,813,741,392

4,168,022,858

3,936,595,000

890,000,000

273,691,773

166,425,590

151,295,000

254,728,578,542

129,627,801,023

95,734,005,660
20,275,355,094
34,262,093,969

4,168,022 858

3,936,595,000

112,814,254

166,425,590

5,665,694,799

109,161,479

664,778,451,092

548,786,548,268
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

B09-DN

As at the balance sheet dates, amounts due from and due to related parties were as follows:

(continued)

Related parties Relationship Transactions

Short-term advances from customers (Note 17)

Nam Long VCD Subsidiary Advance to

project

management

services

NLG - NNR - Subsidiary Advances to

HR Fuji purchase a part

of Akari project

Tan Hiep Related party Purchase

apartment

Nam Long Subsidiary Purchase

Service apartment
Other short-term payables (Note 20)

NLG - NNR - HR Subsidiary Investment

Fuji contribution

received for BCC
- Akari Project
Profit share for
Akari Project

Investment
contribution
received for BCC
- Ehome Project

Nam Long ADC Subsidiary

Nam Phan Subsidiary Others
Nam Long Subsidiary Loan interest
Mekong

Short-term loans (Note 21.1)

Nam Phan Subsidiary Loan
Nam Phat Land Subsidiary Loan
Nam Khang Subsidiary Loan
Nam Long Subsidiary Loan
Mekong

Nam Long Retail Subsidiary Loan
Kikyo Valora Subsidiary Loan
Nam Long CP Subsidiary Loan

52

Ending balance

VND

Beginning balance

286,544, 324,600

267,000,000,000

2,118,000,000

1,629,697,000

557,192,021,600

333,000,000,000

1565,920,101,218

34,728,474,884
138,678,918

583,000,000,000

133,454,021,559

34,728,474 ,884
138,678,818
660,666,665

523,787,255,020

751,981,842,026

165,542,091,910
90,000,000,000
65,000,000,000
34,020,552, 171

9,000,000,000

100,000,000,000
105,000,000,000
48,020,652,171

15,000,000,000
100,000,000,000
40,000,000,000

363,562,644,081

408,020,552,171
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Nam Long Investment Corporation

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

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

BOS-DN

As at the balance sheet dates, amounts due from and due to related parties were as follows:

(continued)

Related parties

Relationship

Long-term loan (Note 21.2)

Nam Phan

Subsidiary

Transactions

Loan

Short-term accrued expenses (Note 19)

Nam Phan
Nguyen Son
Nam Phat Land

Nam Long
Mekong

Nam Khang
Nam Long Retall
Nam Long CP
Kikyo Valora
Nam Long Bus

Nam Long Land

Subsidiary
Subsidiary
Subsidiary
Subsidiary

Subsidiary
Subsidiary
Subsidiary
Subsidiary
Subsidiary

Loan interest
Loan interest
Loan interest
Loan interest

Loan interest
Loan interest
Loan interest
Loan interest

Loan interest

Subsidiary Consultation fee

VND

Ending balance Beginning balance

-

176,042,091,910

55,390,243,444
38,008,624,334
9,683,333,334

8,499 518,023
3,639,108,335
1,658,500,000
1,646,666,667

45,129 516,186
39,008,624,334
16,621,666,667

6,429,934 431

9,364,677,779
653,333,333
20,816,666,672
2,5656,209,588
957,500,000

118,525,994,137

131,538,128,990

Remuneration for members of the BOD and the Management during the year are as follows:

Remuneration to members of the BOD (*)
Remuneration to members of the Management (*7)

TOTAL

Current year

17,636,639,331
41,533,760,396

VND
Previous year

17,633,261,5622
42 685,322,767

59,170,399,727

60,318,584,289

Salary and operating expenses of the Audit Committee is as follow:

Salary and operating expenses of Board of

Audit Committee

53

Current year

1,108,184,166

VND
Previous year

1,108,184 166
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Nam Long Investment Corporation B09-DN

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

32. COMMITMENTS

Operating lease commitments

As leasee

The Company leases office space for its head office in 11 Floor, Capital Tower, 6 Nguyen
Khac Vien Street, Tan My Ward, Ho Chi Minh City, Vietnam owned by Nam Lang CP - the
Company's subsidiary. The future minimum lease commitments as at 31 December 2025
under the operating lease agreements are as follows:

VND

Current year Previous year

Less than one year 9,764,608,984 9,664,571,793
From one to five years 1,5621,028,885 1,986,745,515
TOTAL 11,285,637,869 11,651,317,308

The Company leases out assets under operating lease arrangements. The future minimum
rental receivable as at 31 December 2025 under the operating lease agreements are as

follows:
VND
Current year Previous year
Less than one year 5857,363,295 2,388,470,931
From one to five years 10,009,896,308 8,967,888,017
Over five years 6,254,545,455 5,046,117,837
TOTAL 22,121,805,058 17,302,476,785
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Nam Long Investment Corporation

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

32.

COMMITMENTS (continued)

Capital commitments

B09-DN

As at the balance sheet dates, the Company has contractual commitments for the
construction work for its apartments, villa projects as follows:

Ending balance
Akari project (*)
Can Tho project
Southgate Project
VCT Project
lzumi project
Mizuki project
Paragon project
Areco project
Tan Thuan Dong project
VISIP

Others

TOTAL

Beginning balance
Akari project ()
Can Tho project
VCT Project

|zumi project

Mizuki project
Southgate Project
Others

TOTAL

Confracted
amount

2,905,504,646,744
1,475,796,943 609
1,160,799,943 598
439,421,503,417
359,696,954 451
398,392,792,249
119,5689,751,009
31,892,467 573
17,287,018,885
4,159,700,000
159,333,799,695

Recognized
amount

2,676,0980,301,959
769,846,254,867
499,403,831,567
377,313,303,693
36,484,438,372
78,258,650,474
25,067,143,410
13,250,024,692
3,477,579,189

33,166,934,428

VND

Remaining
commitments

229,414,344 785
705,850,688,742
661,396,112,031
62,108,199,724
323,112,516,079
320,134,141,775
94,522 607,599
18,642,442 881
13,809,439,696
4,159,700,000
126,166,865,267

7,071,775,521,230

4,512,358,462,651

2,559,417,058,579

2,762,289,288,495
1,907,804,214,584
472,966,976,889
320,502,5618,137
186,445,652 134
119,369,625,742
1562,606,993,146

1,672,120,786,988
663,655,591,332
289,530,853,127
131,969,096,518
4,424,402,384
25,605,255,581
14,961,047 277

1,190,168,501,506
1,244,248,623,252
183,436,123,762
188,533,421,619
182,021,249,750
03,764,370,161
137,645,945,869

5,921,985,269,127

2,702,167,033,208

3,219,818,235,919

(*) As of 31 December 2025, being included in the total amount recognised for Akari project,
the cumulative amount that the Company spent for the construction expenses, selling
expenses including commission fee, marketing expenses and other expenses for Block F
of Akari project since October 2021 is VND 2,905,504,646,744.

Guarantee

As at 31 December 2025, the Company had entered into a guarantee agreement with Asia
Commercial Joint Stock Bank, to guarantee the debt repayment obligations of Nam Long
VCD, a subsidiary of the Company according to Credit facility agreement between Nam
Long VCD and Asia Commercial Joint Stock Bank.
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Nam Long Investment Corporation B09-DN

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

33. EVENT AFTER THE BALANCE SHEET DATE

There have been no other significant events occurring after the balance sheet date which
would require adjustments or disclosures to be made in the separate financial statements.
','..-,'\ wn_

TN AR
///////’

Nguyen Phuc Kim Nguyen Quang Dué\ £
Preparer Chief Accountant

Ho Chi Minh City, Vietnam

16 March 2026
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NAM LONG INVESTMENT CORPORATION THE SOCIALIST REPUBLIC OF VIETNAM
Independence - Freedom - Happiness

No: 0.24/7026/CV/NLG Ho Chi Minh, 16 March 2026

Re: Explaining the variance from 10% and
above of profit after tax in year 2025 comparing
with the same period last year

To: - STATE SECURITIES COMMITTEE
- HO CHI MINH CITY STOCK EXCHANGE

- Company name: Nam Long Investment Corporation

- Ticker: NLG
- Head office: No. 6, Nguyen Khac Vien Street, Ward Tan My, Ho Chi Minh City
- Phone: 028 5416 1718 Fax: 028 54171819

Pursuant to clause 4, article 14, chapter Il of the Circular No. 96/2020/TT-BTC dated 16 November 2020 of
the Ministry of Finance which was effective from 1 January 2021 guiding on the information disclosure for
securities market, Nam Long Investment Corporation hereby explains the case profit after tax of year 2025
which changes by 10% comparing with the same period last year as below:

No ltems Year 2025 ( dong) Year 2024 (dong) Variance
1 Revenues 3,341,884,710,619 6,885,252,649,255 -51%
2 Net profit after tax 751,036,477,132 837,292,883,330 -10%

Net revenue for the year 2025 was VND 3,342 billion, representing a decrease of VND 3,543 billion, or 51%
compared to year 2024. Revenue during the year was mainly contributed by sales of the remaining apartment
units of the Akari and Can Tho projects ( which accounted for 92.81% of total revenue for the period). Profit
after tax for the year 2025 reached VND 751 billion, decreasing by VND 86 billion, or 10%, compared to the

£
Loh Jen Yuh ///"’ ,

General Director

16 March 2026
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