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Céng ty C6 phan Dau tw Nam Long B01-DN/HN
BANG CAN DOl KE TOAN HOP NHAT
Vao ngay 31 thang 12 nam 2025
VND
Ma Thuyét o
s6 | TAI SAN minh 86 cudi ndm Sé6 d4u nam
100 | A. TAI SAN NGAN HAN 19.246.028.147.066 | 27.549.227.406.220
110 | I. Tién va cac khoan twong
dwong tién 5 6.814.304.742.347 | 5.443.293.611.458
111 1. Tién 1.708.379.074.804 1.384.366.865.816
112 2. Cac khoan twong ducng tién 5.105.925.667.543 4.,058.926.745.642
120 | {I. Pau guf tai c!‘lfnh ngén han 1.352.274.632.038 623.477.495.773
123 1. Dau tw nam gitr dén ngay
dao han 6 1.352.274.632.038 623.477.495.773
130 | lll. Cac khoan phai thu ngén han 1.891.019.440.263 | 2.796.944.659.429
131 1. Phai thu ngan han cla
khach hang 7 1.043.055.344.239 | 1.466.565.697.259
132 2. Tra trwdc cho nguwdi ban
ngén han 8 370.907.037.800 492.362.165.943
135 3. Phai thu vé cho vay ngén han 9 75.470.964.170 94.580.964.170
136 4, Phai thu ngan han khac 10 523.503.976.851 823.963.233.623
137 5. Dw phéng phai thu ngén han
kho doi (121.917.882.797) (80.527.401.566)
140 | IV. Hang tén kho 11 8.677.574.0719.548 | 17.993.423.057.164
141 1. Hang tén kho 8.742.397.488.280 | 18.060.600.682.687
149 2. Dy phong giam gia
hang tén kho (64.823.468.732) (67.177.625.523)
150 | V. Tai sdn ngdn han khac 510.855.312.870 692.088.582.396
151 1. Chi phi tra treéc ngén han 12 279.686.600.660 329.833.439.756
152 2. Thué gia trj gia téng dwoc
kh&u trir 220.006.628.683 361.187.144.987
153 3. Thué va cc khoan khac
phai thu Nha nwéc 11.162.083.527 1.067.997.653




Cong ty C6 phan Pau tw Nam Long B01-DN/HN
BANG CAN POl KE TOAN HOP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025
VIND
ma Thuyét
s6 | TAI SAN minh 86 cudi ndm Sé dau nam
200 | B. TAISAN DAI HAN 7.318.485.715.011 2.768.886.604.855
210 | I. Phaithu dai han 1.184.926.051.636 10.058.034.416
215 1. Phai thu vé& cho vay dai han g 435.127.112.000 -
216 2. Phal thu dai han khac 10 749.798.939.636 10.058.034.416
220 | ll. Taisan cé djnh 107.730.551.550 142.915.219.433
221 1. Tai san cb dinh htru hinh 13 59.427.147.187 72.116.379.142
222 Nguyén gia 167.127.780.464 175.718.631.194
223 Gia trj khau hao Ity ké (107.700.633.277) (103.602.252.052)
227 2. Taisan cb dinh v hinh 14 48.303.404.363 70.798.840.291
228 Nguyén gia 138.862.203.347 139.153.368.847
229 Gia trj hao mon Iy ké (90.558.798.984) (68.354.528.556)
230 | lll. Béat déng san dau tw 15 445.231.454.032 315.908.675.392
231 1. Nguyén gia 535.258.293.333 388.138.081.320
232 2. Gia tri khAu hao Ity ké (90.026.839.301) (72.229.405.928)
240 | IV. Taisan dé dang dai han 16 15.484.005.803 5.449.486.778
242 1. Chi phi xay dwng co ban
dé dang 15.484.005.803 5.449.486.778
250 | V. Bau tw tai chinh dai han 17 | 5.038.360.878.512 1.794.387.282.984
252 1. PA&u tw vao cong ty lién két
va céng ty lién doanh 17.1 | 5.035.951.878.512 1.791.978.282.984
253 2. Pau tu gop vén vao
don vi khéc 17.2 2.409.000.000 2.409.000.000
260 | VI. Taisan dai han khéac 526.752.773.478 500.167.905.852
261 1. Chi phi tra trwéc dai han 12 49.311.433.507 98.923.536.250
262 2. Taisan thué thu nhap
hoan lai 477.441.339.971 401.244.369.602
270 | TONG CONG TAI SAN 26.564.513.862.077 | 30.318.114.011.075




Cong ty C6 phan Pau tw Nam Long BO1-DN/HN
BANG CAN BOI KE TOAN HQP NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025
VND
S Thuyét
s6 | NGUON VON minh S6 cubi ndm S6 dau nam
300 | C. NQ'PHAITRA 11.740.269.550.988 | 15.749.187.725.780
310 | I NQ’ ngén han 6.453.834.992.990 | 10.226.506.290.209
311 Phai tra ngudi ban ngén han 18 463.429.872.158 1.027.334.006.102
312 2. Ngwdi mua tra tién treéc
ngan han 19 2.588.129.793.111 3.023.679.812.978
313 3. Thué va céc khoan phai nép
Nha nwéc 20 228.275.143.005 389.720.985.702
314 4. Phai trd nguwoi lao déng 64.959.983.608 51.874.175.133
315 5. Chi phi phai trd ngan han 21 1.037.266.699.685 1.249.233.122.028
318 6. Doanh thu chuwa thwe hién
ngan han 25 16.053.638.737 25.495.948.477
319 7. Phai trd ngén han khac 22 975.122.945.194 1.418.048.328.492
320 8. Vay ngén han 23 1.016.903.725.515 | 2.958.461.281.843
321 9. D phong phai trd ngén han 26 23.986.400.823 25.569.315.271
322 10.Quy khen thwéng, phuac I 24 39.706.791.154 57.089.314.183
330 | . No dai han 5.286.434.557.998 | 5.522.681.435.571
336 1. Doanh thu chuwra thiec hién
dai han 25 331.580.707.573 303.278.857.608
337 2. Phai tra dai han khac 22 189.745.479.501 121.843.808.856
338 3. Vay va no dai han 23 4.504.698.075.854 4.002.718.777.782
341 4, Thué thu nhap hoan lai
phai tra 172.995.614.741 1.053.464.893.033
342 5. Dy phong phai trd dai han 26 87.414.680.329 41.375.098.292
400 | D. VON CHU SO H('U 14.824.244.311.089 | 14.568.926.285.295
410 | I. Vén chii sé hivu 14.824.244.311.089 | 14.568.926.285.295
411 1. V6n cb phan 271 4.850.973.830.000 | 3.847.774.710.000
411a - CO6 phiéu phd thong cé
quyén bidu quyét 4.850.973.830.000 | 3.847.774.710.000
412 2. Thang dw vén cd phan 271 4.142.389.791.759 | 2.643.023.306.759
418 3. Quy dau tu phat trién 27.1 10.709.490.423 10.709.490.423
420 4. Quf khac thudc vén chli
s& hiru 271 2.216.611.139 2.216.611.139
421 5. Lginhuan sau thué chua
phén pht‘.’:t 27.1 3.655.935.571.970 3.171.439.100.056
421a Loi nhuén sau thué chuwa
phan phéi iy ké dén cudi
nam truwoe 2.954.563.949.568 | 2.653.544.391.415
421b - Loi nhuén sau thué chuwa
phéan phdi nam nay 701.371.622.402 517.894.708.641
429 6. Loinhuan ¢ déng khéng
kiém soat 28 2.162.019.015.798 | 4.893.763.066.918
440 | TONG CONG NGUON VON 26.564.513.862.077 | 30.318.114.011.075

Nguyén Hoang Hitu Binh
Nguwoi lap

Ngay 29 thang 01 nam 2026

Ké toan treéng

Nguyén Quang Puc

AVISC 98, N




n X A A
Céng ty CO phan Dau tw Nam Long BO2-DN/HN
BAO CAO KET QUA HOAT BONG KINH DOANH HO'P NHAT
Cho n&m tai chinh két thic ngay 31 thang 12 nam 2025
VND
Ma | CHI TIEU Thuyét Quy 4 Liiy ké tir ddu nam dén cudi ndm
sé minh
N&m nay Nam trude Nam nay Nam trude
10 | 1. Doanh thu thuan vé
ban hang va cung
cép dich vy 29.1 | 1.704.152.132.207| 6.368.541.228.568| 5.645.086.579.147| 7.196.050.482.193
11 | 2. Gia vdn hang ban
va dich vu cung cép 30 (918.937.430.888)|(3.644.052.925.311) | (3.287.806.525.861)| (4.138.682.327.725)
20 | 3. Loinhudn gop vé
ban hang va cung
cap
dich vu 785.214.701.319| 2.724.488.303.257| 2.357.280.053.286| 3.057.368.154.468
21 | 4. Doanh thu hoat
dong
tai chinh 29.2 534.192.581.857 39.610.615.095 655.397.369.463 336.671.172.433
22 | 5. Chi phi hoat déng
tai chinh 3 (362.880.874.966)| (153.135.894.267)| (647.435.554.870)| (331.295.750.642)
23 | - Trong do: chi phi lai
vay 1.504.574.311 (34.273.969.000)| (264.554.488.969)| (229.542.438.143)
24 | 6. Phén Iai trong céng
ty lién doanh va lién
két 1741 42.392.574.507 15.652.059,365 76.045.984.978 99.717.383.712
25 | 7. Chi phi ban hang (271.163.195.475)| (639.099.088.211)| (699.653.852.065)| (742.444.656.616)
26 | 8. Chi phiquan ly
doanh nghiép (167.714.565.101)| (258.748.836.138)| (592.761.051.880)| (651.169.651.824)
30 [ 9. Loi nhuén thuan tir
hoat déng kinh
doanh 560.051.222,141| 1.728.767.159.101| 1.148.882.948.912| 1.768.846.651.531
31 | 10. Thu nhap khac 32 19.165.978.431 37.535.334.852 63.807.145.439 71.185.740.110
32 | 11.Chi phi khac 32 (12.282.381.000) (19.192.079.467) (24.469.285.372) (15.240.689.875)
40 | 12. Leri nhuén khac 32 6.883.5697.431 18.343.255.385 39.337.860.067 655.945.050.235
50 | 13.Téng loi nhun ké
toan trwdc thué 566.934.819.572| 1.747.110.414.486| 1.188.220.808.979| 1.824.791.701.766




n A A A
Cong ty Co phan Dau tw Nam Long B02-DN/HN
BAC CAO KET QUA HOAT BONG KINH DOANH HOP NHAT (tiép theo)
Cho nam tai chinh két thic ngay 31 thang 12 nam 2025
VND
Ma | CHI TIEU Thuyét Quy 4 Lity ké tir ddu ndm dén cudi nim
sb minh
N&m nay Nam trude Nam nay Nam trrde
51 | 14.Chi phi thué TNDN
hién hanh 33 | (109.295.072.177)| (325.228.039.179)| (352.125.813.780)| (391.240.844.857)
52 | 15. Thu nhép (Chi phi)
thué TNDN hodn lai| 33 47.228.664.818| (94.649.130.063)| 110.213.939.991| (46.162.332.156)
60 | 16.Loi nhuan sau thué
TNDN 504.868.412.213| 1.327.233.245.244| 946.308.935.190| 1.387.388.524.753
61 | 17.Loi nhuan sau thué
clia ¢6 déng coéng
ty me 271 | 347.722.290.041| 496.723.705.334| 701.371.622.402| 517.894.708.641
62 | 18. Lgi nhuan sau thué
clia cd dong khéng
kiém soat 28 157.146.122.172| 830.509.539.910| 244.937.312.788| 869.493.816.112
70 | 19.LAi co ban trén co
phiéu 35 679 1.232 1.363 1.285
71 | 20.L&i suy giam trén cd
phiéu 35 679 1.232 1.363 1.285

Nguyén Hoang H(ru Binh

Nguwdoi lap

Ngay 29 thang 01 nam 2026
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Cong ty C6 phan Dau tw Nam Long B03-DN/HN
BAO CAO LUU CHUYEN TIEN TE HOP NHAT
Cho nam tai chinh két thiic ngay 31 thang 12 ndm 2025
VND
Ma Thuyét
sé | CHITIEU minh Nam nay Nam truce
. LUUCHUYEN TIEN TU
HOAT PONG KINH DOANH
01 | Loi nhuan trwéc thué 1.188.220.808.979 | 1.824.791.701.766
Diéu chinh cho céc khoan:
13, 14,
- Khéu hao va hao mon 15 51.649.854.174 50.090.309.862
03 Hoan nhép dy phong 83.492.992.029 34.574.165.017
05 Lai tir hoat Gong dau tw (732.571.974.212) |  (436.200.402.308)
06 Chi phi lai vay va chi phi phat
hanh trai phiéu 290.307.186.436 331.295.750.642
08 | Lg¢inhuan tir hoat dgng kinh
doanh trwérc thay dbi vén lwu dong 881.098.867.406 | 1.804.551.524.979
09 (Tang) giam céc khoan phai thu (4.339.748.016.985) 743.601.250.612
10 Giam (tang) hang tén kho 9.477.315.864.183 | (479.536.018.648)
1 Giam cac khoan phai tra (6.023.414.440.646) (79.911.217.359)
12 Giam chi phi tra trwde 99.758.941.839 39.383.075.983
14 Tién 14i vay da tra (406.035.179.263) |  (512.514.963.178)
15 Thué TNDN da nop (516.103.872.502) |  (239.512.725.875)
17 Tién chi khac cho hoat déng
kinh doanh (45.512.523.029) (50.985.280.949)
20 | Lwu chuyén tidn thuén (st¥ dung
vao) tir hoat déng kinh doanh (872.640.358.997) | 1.225.075.645.565
Il. LUU CHUYEN TIEN TU'
HOAT PONG PAU TV
21 Tién chi d& mua sam tai san
¢b dinh (10.062.863.581) (31.151.808.146)
22 Tién thu do thanh Iy tai san cb
dinh 283.853.220 7.914.210.168
23 Tién chi cho vay va tién glvi c6
ky han (1.057.629.688.351) |  (967.193.002.142)
24 Tién thu héi cho vay, ban lai
¢dng cu ne cta don vj khac 324.042.741.333 1.405.424.110.024
25 Tién chi dau tw gép vdn vao céc
don vi khéc va hodn trd vén gép (73.660.000.000) (55.000.000.000)
26 Tién thu hdi dau tw gop vén vao
don vj khac 1.630.800.000.000 338.453.887.232
27 Tién thu 14i cho vay va cd tirc 156.573.442.872 352.499.379.291
30 | Lwu chuyén tién thudn tiv hoat
déng dau tw 970.347.485.493 |  1.050.946.776.427




Cong ty C6 phan Dau tw Nam Long B03-DN/HN

BAO CAO LUU CHUYEN TIEN TE HQP NHAT (tiép theo)
Cho n&m tai chinh két thuc ngay 31 thang 12 nam 2025

VND
Mé Thuyét
sé | CHITIEU minh NEm nay Nam trude
ll. LUU CHUYEN TIEN TU
HOAT PONG TAI CHINH
31 Nhan gép vén ciia cb déng
khéng kiém soat 2.544.587.275.000 -
32 Tién tra lai vén gop cho ¢ déng
khéng kiém soat (258.500.000.000) -
33 Tién thu tlr di vay 23.4 3.736.785.787.781 4.815.082.016.280
34 Tién chi tra ng gbc vay 23.4 | (3.802.028.487.699) | (3.993.505.683.399)
36 C6 tlic dé tra cho chl s& hiu 27.3,28| (947.540.570.689) (194.402.189.963)
40 | Lwu chuyén tién thudn ti» hoat
dong tai chinh 1.273.304.004.393 627.174.142.918
50 | Lwu chqyén tién va twong dwong
tien thudn trong nam 1.371.011.130.889 | 2.903.196.564.910
60 | Tién va twong dwong tién dau nam 5.443.293.611.458 2.540.097.046.548
70 Tiép va twong dwong tién
cudi nam 5 6.814.304.742.347 5.443.293.611.458

Nguyén Hoang Hiru Binh Nguyén Quang Buc
Nguwi lap K& toan trudng

Ngay 29 thang 01 nam 2026



Cong ty C6 phan Pau tw Nam Long B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HO'P NHAT
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cting ngay

1. THONG TIN CONG TY

Céng ty Cb phan Dau tu Nam Long (“Céng ty”) Ia mét céng ty ¢d phan dwegc thanh I1ap theo
Luat Doanh nghiép cha Viét Nam theo Gidy Chirng nhan Bang ky Doanh nghiép s
0301438936, do S& K& hoach va Dau tw Thanh phé HS Chi Minh (“SKHDT") cap ngay 27
thang 12 n&m 2005, va theo Gidy Ching nhan Pang ky Kinh doanh lan thr 29 vac ngay 31
thang 12 ndm 2025.

Cé phiéu ctia Cong ty dwoc niém yét tai S& Giao dich Chikng khoan Thanh phd Hb Chi Minh
("SGDCK HCM") v&i ma NLG theo Quyét dinh s6 14/2013/QD-SGDHCM do SGDCK HCM
cép ngay 25 thang 1 ndm 2013,

Vao Ngay 31 thang 12 ndm 2025, Céng ty c6 mwdi ba (12) c¢bng ty con tric tiép, mudi (10) céng
ty con gian tiép, hai (3) cong ty lién doanh va mdt (1) cong ty lién két v&i chi tiét nhw sau:

cong ty Bja diém Ngénh nghé Ty Ié s¢& hiiu
kinh doanh va biéu quyét
(%)
Cong ty con
Céng ty Cb phan Nam Long VCD Tinh Tay Xay dung va 99,96
("Nam Long VCD”) Ninh bat déng sén
Coéng ty Cd phan B&t Bong San Nguyén Son Tp. H Chi Bét dong san 87,33
(“Niguyén Son”) Minh
(“TP.HCM")
Coéng ty Co phan Pau tw Nam Phan TP.HCM Xay dwng va 100
bat déng san
Céng ty TNHH Phat trién Can h¢ Nam Long TP.HCM Xay dyng va 100
bat déng san
Céng ty C6 phan Nam Long MeKong Tp. Cén Xay dyng va 99,98
Tho bat dong san
Cong ty TNHH NLG — NNR — HR — Fuji (% TP.HCM Xay dwng va 50
b4t ddng san
Cong ty TNHH NNH Kikyo Flora TP.HCM B4t déng san 100
Cong ty TNHH NNH Kikyo Valora (%) TP.HCM B4t dong san 59,11
Coéng ty TNHH DAu tw va Kinh doanh TP.HCM Bat dong san 100
BAt dang san Nguyén Phtic
Cong ty TNHH M6t Thanh Vién Dau tw TP.HCM Xay dyng va 100
Xay dng Phat trién Nam Khang bat déng san
Cong ty Co phan Tu van Thiét ké va TP.HCM Dich vu 100
Xay ding Nam Vién
Coéng ty TNHH Kinh doanh Vat liéu TP.HCM Kinh doanh 100
Xay dwng Nam Khang thwong mai vat
ligu xay dung
Céng ty Cé phan 6D (‘6D") TP.HCM Xay ding va 76,03
bat déng san
Céng ty TNHH M&t Thanh Vién San giao dich TP.HCM San giao dich 100
Bat dong san Nam Long bAt déng san
Cong ty TNHH MTV Dijch vy Nam Long TP.HCM Dich vu va 100
xay dung
Céng ty TNHH M&t Thanh Vién Dich vy TP.HCM Dich vy véan tai 100
Van tai Nam Long
Coéng ty TNHH Nam Long Commercial Property TP.HCM Xay dwng va 100
_ bat déng san
Céng ty TNHH Pau tw Nam Long Land TP.HCM  Dich vu quén ly 100
Cong ty Cd phan Southgate (“Southgate”) TP.HCM Bat dong san 65
Cong ty TNHH Pau tw Nam Phat Land TP.HCM B4t d6ng san 100
Céng ty TNHH Nam Long Retail TP.HCM B4t d6ng san 100
Céng ty TNHH Nam Long SPV TP.HCM B4t d6ng san 100



Cong ty C6 phan Pau tw Nam Long B09-DN/HN

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

1. THONG TIN CONG TY (tiép theo)

Cong ty Dija diém Nganh nghé Ty 1§ sé& httu

kinh doanh va biéu quyét
(%)

Céng ty lién doanh

Céng ty TNHH Paragon Pai Phuéc TP.HCM  Bé&t déng san 50,53

("Paragon Bai Phuéc”) (**)

Céng ty C6 phan NNH Mizuki (“NNH Mizuki") TP.HCM  Bét dong san 50

Céng ty TNHH Thanh phd Waterfront Déng Tinh Bong Nai  Bat dong san 50

Nai ("DNWF") (**)

Céng ty lién két

Cong ty TNHH Anabuki NL Housing Service Viét TP.HCM Bét dong san 30,59

Nam

("Anabuki NL")

(*) Nhém céng ty ndm gitt hon 50% quy&n biéu quyét trong céng ty nay
(*)  Nhom cong ty chia sé quyén kiém soat

Hoat déng chinh trong nam hién tai ctia Céng ty va cac cong ty con ("Nhém Céng ty”) 1a xay
dung céng nghiép va dan dung; stva chiva nha & va trang tri noi thét; kinh doanh nha & (xay
dwng, sira chra nha dé ban hodc cho thué); xay dung cau duéng bén cang; san l&p mat
bang; thi cong xay dung hé théng cp thoat nwéc; I14p dat va sira chira hé thong dién dudi
35KV; dich vu mdi gi&i nha dat; khai thac, mua ban vat liéu xay dyng; dau tw xay dwng va
kinh doanh khu @6 thj; d3u tw xay dwng va kinh doanh két c&u ha tang khu céng nghiép, khu
cbng nghé cao, dau tw x&y dwng, kinh doanh, quan Iy, khai thac, cho thué céng trinh: cao bc
vain phong, siéu thi, trwdng hoc, bé boi, khach san, nha hang, san golf, khu thé duc thé thao,
khu du lich nghi mat (khéng hoat d6ng tai tru s&); dich vu tw van quan Iy dy an; tham tra thiét
ké; dich vu mai gi¢i bat ddng san; dich vu dinh gia bat déng san; dich vu san giao dich bt
ddng san; dich vu tw vAn bét déng san; dich vu déu gia bat dong sén; dich vu quéng céo béat

ddéng san; va dich vu quan Iy bat déng san.

Céng ty o tru s& chinh tai LAu 11, Toa nha Capital Tower, S6 6, Buong Nguyén Khac Vién,
Phwong Tan My, Thanh phd H& Chi Minh, Viét Nam, va mét chi nhanh & Thanh phé Can

The, Viét Nam.

S6 lweng nhan vién cia Nném Céng ty tai Ngay 31 thang 12 nam 2025 1a 980 (ngay 31 thang

12 nam 2024: 834).

HOI BONG QUAN TR]

Cac thanh vién Hai ddng Quan tri trong ndm va vao ngay lap béo céo nay nhw sau:

Ong Nguy&n Xuén Quang Chd tich

Ong Tran Thanh Phong Phé chi tich

Ong Joseph Low Kar Yew Thanh vién

Ong Nguyén Brc Thuan Thanh vién

Ong Cao Tén Thach Thanh vién

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

TIEU BAN KIEM TOAN

Céc thanh vién Tidu Ban Kiém toan trong ndm va vao ngay lap bao cdo nay nhw sau:

Ong Kenneth Michael Atkinson Trwéng Tiéu ban
Ong Joseph Low Kar Yew Thanh vién
Ong Tran Thanh Phong Thanh vién
Ong Cao T4n Thach Thanh vién



Coéng ty C6 phan Dau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thiic cling ngay

1.

2.1

THONG TIN CONG TY (tiép theo)

BAN TONG GIAM POC
Cac thanh vién Ban Téng Giam dbc trong nam va vao ngay |ap bao céo nay nhw sau:

Ong Lucas Ignatius Loh Jen Yuh  Téng Giam déc
Ong Chan Hong Wai Giam déc Tai chinh
Ba Nguyén Thanh Huong Giam dbc Pau tw

NGUO1 DAl DIEN THEO PHAP LUAT

Nguoi dai dign theo phap luét cia Céng ty trong ndm va vao ngay 18p bao cdo nay la Ong
Nguyén Xuan Quang.

Ong Lucas Ignatius Loh Jen Yuh dwgc Ong Nguyén Xuan Quang dy quyén ky béo cdo tai
chinh hop nhat kém theo cho ném ké toan chin thang két thiic Ngay 31 thang 12 nam 2025
theo Gidy Gy quyén c6 hiéu luc tir ngay 23 thang 12 nam 2025.

KIEM TOAN VIEN

Cang ty Trach nhiém Htru han Ernst & Young Viét Nam la cong ty kiém toan cho Céng ty.

CO' SO TRINH BAY

Chuéan myc va Ché dp ké toan ap dung

Bao cao tai chinh hop nhét cia Cong ty va céc céng ty con (*Nhém Coéng ty”) dugc trinh bay
béng ddng Viét Nam ("VND") phti hgp voi Ché @8 ké toan doanh nghiép Viét Nam va cac
Chuén muec ké toan Viét Nam khac do Bé Tai chinh ban hanh theo:

> Quyét dinh sé 149/2001/QP-BTC ngay 31 thang 12 nam 2001 v& viéc ban hanh bén
Chuan muec ké toan Viét Nam (Bot 1);

> Quyét dinh s 165/2002/QP-BTC ngay 31 thang 12 nam 2002 vé viéc ban hanh sau
Chuan muec ké toan Viét Nam (Bot 2);

> Quyét dinh sb 234/2003/QP-BTC ngay 30 thang 12 nam 2003 vé viéc ban hanh sau
Chuan muc ké toan Viét Nam (Dot 3);

»  Quyét dinh s 12/2005/QD-BTC ngay 15 thang 2 nam 2005 v& viéc ban hanh sau Chuén
murc ké toan Viét Nam (Bot 4); va

> Quyét dinh s& 100/2005/QB-BTC ngay 28 thang 12 nam 2005 vé viéc ban hanh bén
Chuan muc ké toan Viét Nam (Dot 5).
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Cong ty C6 phan Pau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
Vao ngay 31 thang 12 n&m 2025 va cho ndm tai chinh két thiic cling ngay

2.1

2.2

2.3

24

2.5

CO SO TRINH BAY (tiép theo)

Chudn muwec va Ché do ké toan ap dung (tiép theo)

Theo d6, bang can déi ké todn hop nhét, bao cao két qué hoat déng kinh doanh hgp nhat, bao
cao Iwu chuyén tién t& hop nhét va cac thuyét minh béo céo tai chinh hop nhét dwgc trinh bay
kém theo va viéc str dung bao cao nay khéng danh cho cac dbi tong khéng dwoc cung cip
cac thong tin vé cac thl tuc va nguyén téc va thong 18 ké toan tai Viét Nam va hon nita khong
duoc ch dinh trinh bay tinh hinh tai chinh, két qua hoat déng kinh doanh va Iwu chuyén tién té
clia Nhém Céng ty theo cac nguyén tac va thong 1é ké toan dwoc chép nhan rong réi & cac
nwéc va lanh thd khac ngoai Viét Nam.

Hinh thirc s6 ké toan ap dung
Hinh thirc b ké toan dwoc ap dung clia Nndm Céng ty 1a Nhat ky chung.

Ky ké toan ndm

Ky ké toan nam clia Nhém Céng ty ap dung cho viéc lap bao céo tai chinh hop nhat bat dau
tir ngay 1 thang 1 va két thac ngay 31 thang 12.

Don vj tién té str dung trong ké toan

B4o c4o tai chinh hop nhit dwoc 1ap bang don vi tign té st dung trong ké todn ctia Nhém
Cong ty 1a VND.

Co sé hop nhét

Bao c4o tai chinh hop nhat bao gdm béo céo tai chinh ctia Céng ty me va céac céng ty con
cho ky ké toan nam két thuc Ngay 31 thang 12 n&m 2025.

Céc cong ty con dwoc hop nhat toan bo ké tir ngay mua, 1a ngay Nhém Céng ty thue sw ndm
quy&n kiém sodat céng ty con, va tiép tuc dwoc hop nhat cho dén ngay Nném Céng ty thire
si chdm dirt quyén kiém soat d6i véi cong ty con.

Cé4c bao cao tai chinh clia céng ty me va cac cdng ty con st dung dé hop nhat dugc [ap cho
cling mét ky ké toan va dugc ap dung cac chinh sach ké toan mot cach théng nhét.

S6 du céc tai khoan trén bang can déi ké toan gitva cac don vi trong ciing Nném Céng ty, cac
khodn thu nhap va chi phi, cac khoan I&i ho#c 16 ndi bd chwa thye hién phat sinh tlr cac giao
dich nay dwoc loai trir hoan toan.

Loi fch clia cac ¢b dong khong kiém soat 12 phan lgi ich trong 18i, hodc 16, va trong tai san
thuain clia cong ty con khéng dwec nam gitk béi Nhom Céng ty va duoc trinh bay riéng biét
trén bao céo k%t qua hoat ddng kinh doanh hop nhét va duoc trinh bay chung véi phan vén
chi s& htru cla cac cd déng cla cong ty me trong phan vén chii s& hiiu trén bang can dbi
ké toan hop nhét.

Anh huéng do cac thay ddi trong ty 18 sé& httu cong ty con ma khong 1am mat quyén kiém
soat dwoc hach toan vao lgi nhuan sau thué chwa phan phéi.

TOM TAT CAC CHINH SACH KE TOAN CHU YEU

Tién va céc khoan twong dwong tién

Tign va cac khodn twong dwong tién bao gdm tién mat tai quy, tién glti ngan hang, cac khoan
§Au tw ngan han c6 thoi han goc khéng qué ba (3) thang, cé tinh thanh khoan cao ¢6 kha
néng chuyén doi dé dang thanh cac lwgng tién xac dinh va khéng c6 nhiéu rdi ro trong chuyén
d6i thanh tién.
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Céng ty C6 phan Pau tw Nam Long B09-DN/HN

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

3.2

3.3

3.4

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

Hang tén kho

Hang ton kho Ia cac du &n phét trién cia Nhém Céng ty dang trong giai doan san xuét kinh
doanh d& dang va chii yéu bao gdm cac can hd, nha phé va biét thy dang xay dung dé ban
va dat cho ban.

Cé#n ho, nha phé va biét thy dang xay dwng & ban duoc ghi nhan theo gia thap hon gitia
gia thanh va gia tri thuan co thé thuc hién dwoc. Gia thanh bao gdm céc chi phl lién quan
trwee tiép dén viéc xay dwng va phat trién can hé, nha phé va biét thy bao gém ca chi phi di
vay. Gia tri thuan c6 thé thuc hién duoc bao gdm gia ban hién hanh trir di chi phi udc tinh
@& hoan thanh c3n hd, nha phé va biét thy, cac chi phi ban hang va tiép thj wée tinh.

DAt dai ch® xay dwng cin ho, nha phd va biét thu @& ban dwoc trinh bay trong muc “Hang
tdn kho” theo gia thap hon gitra gia gdc va gia tri thuan cé thé thue hién dugc. Gia gbe bao
gbm cac chi phi lién quan tryc tiép dén viéc mua quyén st dung d4t, dén bl gidi toa, san lap
mat bang va thi cong ha tang. Gia tri thudn c6 thé thire hién dwgce bao gdm gia bén hién hanh
trir di chi phi thanh ly wée tinh.

Dy phong gidm gia hang tén kho

Dy phéng giam gia hang tén kho dworc trich [ap cho phan gia tri dw kién bj tén that do céc
khodn suy giam trong gia trj ¢ thé xay ra déi véi hang tén kho khac thugc quyén s& htvu clia
Nhém Céng ty diva trén bing chivng hop Iy v& si suy giam gia tri tai ngay két thiic ky ké toan.

S6 tiing hodc giam khoan dw phong gidm gié hang tén kho dugc hach toan vao gia vén hang
bén trong bao c4o tai chinh hop nhét.

Cac khoan phai thu

Cac khoan phai thu duwoc trinh bay trén bao cao tai chinh hep nhét theo gia tri ghi sb céc
khoan phai thu tir khach hang va phai thu khac sau khi ¢an trir cac khoan dy phong dworc 1ap
cho cac khoan phai thu khé doi.

Dw phdng ne phai thu khé ddi thé hién phan gia trj clia cac khoan phai thu ma Nhém Cén
ty duw kién khéng cé kha néng thu héi tai ngay két thic ky ké toan ndm. Tang hodc giam sg
du tai khodn dy phong dwoc hach todn vao chi phi quan Iy doanh nghiép trén bao cao két
qué hoat d6ng kinh doanh hop nhét.

Tai san ¢é dinh

Tai sén cb dinh hiku hinh va tai san cb dinh vé hinh dugc thé hién theo nguyén gia trir di gia
tri kh&u hao va hao mén Ity ké.

Nguy&n gia tai san cé dinh htvu hinh bao gbm gia mua va nhieng chi phi cé lién quan true tiép
dén viéc dwa tai san vao san sang hoat ddng nhw duw kién.

Céc chi phi mua s&m, nang cép va dbi mai tai san ¢b dinh dwoc vén héa va chi phi bao tri,
s(ra chira dwoc tinh vao bao cao két qué hoat déng kinh doanh hgp nhét khi phét sinh.

Khi tai sén duwoc ban hay thanh Iy, cac khoan |ai hodc 16 phéat sinh do thanh ly tai san (la phan
chénh |éch gitra tién thu thuan tlr viéc ban tai san voi gia tri con lai cta tai sén) dwoc hach
toan vao bao cao két qua hoat déng kinh doanh hop nhét.
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Cong ty Cb phan Dau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cling ngay

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

3.4  Taisan cé dinh (tiép theo)
Quyén st dung dat

Quyén str dung dat duoc ghi nhan nhu tai san vo hinh khi Nhém Céng ty ndm gitr dat nay aé
st dung trong san xut, kinh doanh cung cép dich vu hodc cho cac déi twong khéc thué va
Nhém céng ty dwoc cap gidy chirng nhan quyén st dung dat. Nguyén gia quygn str dung dét
bao gém tat ca nhikng chi phi co lién quan trye tiép dén viéc duwa G4t vao trang thai s&n sang
@8 st dung. Quy2n str dung dat véi thoi gian st dung khéng théi han thi khéng khéu hao.

Tién thué dat trd trwéc cho cac hop d@bng thué dat co hiéu liyc trudc nam 2003 va duoc cip
Gidy chirng nhan quyén st dung dat dwoc ghi nhan |2 tai san 6 dinh vé hinh theo quy dinh
clia Thong tw s 45/2013/TT-BTC do B& Tai chinh ban hanh vao ngay 25 thang 4 nam 2013
hwéng dan ché @6 quan Iy, sir dung va trich khdu hao tai san cb dinh (“Théng tw 45%). Quyén
st dung dat duoc khau trir dua trén thoi gian st dung hiru ich, ngoai trtr quyén s dung dét
c6 thei gian st dung vo théi han thl khoéng duoc khau trie.

3.5 Thué tai san

Trong trieaong hep Nhoém Coéng ty ia bén di thué

Céc khoan tién thué theo hop ddng thué hoat dong dwoc hach toan vao bao co két qua hoat
déng kinh doanh hop nhat theo phwong phap dwdng thdng trong thei han clia hop ddng
thué.

Trong trudong hop Nhém Cong ty la bén cho thué

Tai san theo hop ddng cho thué hoat déng dwoc ghi nhan 14 bat déng sén dau tw trén béng
can ddi ké toan hop nhéat. Chi phi trwe tiép ban dAu dé thwong thao théa thuan cho thué hoat
dong dwoc ghi nhan vao b4o céo két qua hoat dong kinh doanh hop nhét khi phat sinh,

Thu nhap ti tién cho thué duwec hach toan vao bao cao két qua hoat @dng kinh doanh hgp
nhét theo phwong phap dwéng thang trong thoi gian cho thué.
3.6  Kh&u hao va hao moén

Khau hao tai sén ¢é dinh htru hinh va hao mén tai sén ¢d dinh v6 hinh dwoc trich theo phirong
phap khau hao dwéng thdng trong suét thei gian hiku dung wdc tinh cla cac tai sén nhw sau:

Nha ctra, vat kién tric 25 - 47 ndm
May méc, thiét bi 5-12 ndm
Phuwong tién van tai 6 - 8 nam
Thiét bj v&n phong 3-8 nam
Phan mé&m vi tinh 3-5n3m
Quyén sl dung dat 47 nam
Tai san khac 3-5nam

3.7  Bat dong san dau tw

B4t dong san dAu tw dwoc thé hién theo nguyén gia bac gém céc chi phi giao dich lién quan
trir di gia tri khau hao va hao mon Ity ké.

Céc khoan chi phi lién quan dén b4t déng san dau tw phat sinh sau ghi nhan ban dau dugc
hach toan vao gia trj con lai clia bt déng san d&u tw khi Nhém Céng ty cé kha nang thu dwoc

c4c |gi fch kinh té trong twong lai nhiéu hon mirc hoat dong dwoc danh gia ban dau cia bét
dong san dau tw do.

Kh4u hao va hao mon bat déng san dau tw dwoc trich theo phwong phép khéau hao dudng
théng trong subt théi gian htru dung wée tinh clia cac bt @dng san nhuw sau:

Nha clra, vat kién trac 6 - 47 ndm
Quyén str dung dat 47 n&m
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Cong ty C6 phan Dau tw Nam Long B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vo ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic ciing ngay

3
3.7

3.8

3.9

3.10

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

Bét dong san dau tw (tiép theo)

BAt d6ng san dau tw khéng con duwoc trinh bay trong bang can dbi ké toan hop nhéat sau khi
da ban hodc sau khi bat déng san dau tw da khéng con duge siv dyung va xét thiy khéng thu
dwoc loi ich kinh té trong twong lai ti viéc thanh ly bat ddng san dau tw d6. Chénh léch gitra
ti&n thu thudn tir viéc ban tai san véi gia tri con lai ctia bat dong san dau tw dwoc ghi nhan
vao bao cdo két qua hoat déng kinh doanh hop nhét trong nam thanh ly.

Viéc chuy&n tir bAt dong san chi s& hivu st dung hodc hang ton kho thanh bat dong san dau
tw chi khi c6 s thay déi vé muc dich siv dung nhw trwdng hep chil s& hiru ch&dm diet sie dung
tai san d6 va bat dau cho bén khac thué hoat déng hodc khi két thic giai doan xay dng. Viéc
chuyén tir bat dong san dau tw sang bat déng san chii s& htku st dung hay hang tén kho chi
khi c6 si thay d8i v& muc dich st dung nhu céc trwdng hop chil s& hivu bat dau st dung tai
san nay hodc bt dau trién khai cho muyc dich ban. Viéc chuyén tir bAt déng san dau tw sang
bAt d6ng san chii s& hitu stk dung hodc hang tbn kho khéng lam thay d@di nguyén gia hay gia
tri con lai clia bat dong san tai ngay chuyén déi.

Chi phi di vay

Chi phi di vay bao gdm Iai tién vay va cac chi phi khac phét sinh lién quan truc tiép dén cac
khoan vay ctia Nhém Céng ty va dwoc hach toan nhw chi phi phat sinh trong ndm ngoai triv
cac khodn dwoc vén héa nhu theo néi dung cua doan tiép theo.

Chi phi di vay li&n quan trwc tiép dén viéc mua sdm, xay dyng hodc hinh thanh mét tai san
cu thé can co mét thai gian du dai dé cé thé dwa vao str dung theo muc dich dinh triwéc hodc
dé ban dwoc vén héa vao nguyén gia cla tai san do.

Chi phi tra truéc

Chi phi tra treé'c bao gdm céac chi phi tréd triée ngén han hodc chi phi tra trwéc dai han trén
bang can dbi ké toan hop nhét va dwoc phan b trong khodng thdi gian tra trude cla chi phi
hoac thoi gian ¢4c loi ich kinh té twong Ging dwoc tao ra tir cac chi phi nay.

Cé4c loai chi phi sau day dwoc hach todn vao chi phi tré treéc dai han dé phan bd dan vao
b&o cao két qua hoat ddng kinh doanh hop nhét:

»  Coéng cu dung cu xuét dung véi gia tr] Ién va dwec st dung trén mét nam;

»  Nha mau;

»  Chi phi hoa héng méi gi¢i; va

»  Cac chi phi tra trwéc khac véi lgi ich kinh té dwoc tao ra trong hon mét (1) n&m va

dwoc phan bé trong khoang thei gian khéng qué ba (3) nam.

Hop nhat kinh doanh va lgi thé thwong mai

Hop nhét kinh doanh duwgc hach toan theo phwong phap gid mua. Gia phi hop nhét kinh
doanh bao gdm gia tri hop Iy tai ngay dién ra trao ddi clia cac tai sén dem trao dbi, cac khoan
ng phai tra da phat sinh hodc da thira nhan va cac cong cu vén do bén mua phat hanh dé dbi
lAy quy&n kiém soat b&n bj mua va cac chi phi lién quan truc tiép dén viéc hep nhét kinh
doanh. Tai sdn da mua, ng phai tra cé thé xac dinh dwgc va nhiing khoan ng tiém tang phai
ganh chju trong hop nhét kinh doanh ctia bén bi mua déu ghi nhan theo gia tri hop ly tai ngay
hep nhat kinh doanh. )

Loi thé thwong mai phat sinh tir hop nhét kinh doanh duoc ghi nhan ban du theo gia géc,
Ia phan chénh l&ch gitta gia phi hgp nhét kinh doanh so véi véi phan sé hiru clia bén mua
trong gi4 tri hop Iy thudn clia tai san, no phai tra c6 thé xac dinh dwoc va céac khoan ng tiém
tang da ghi nhan. Néu gia phi hop nhét kinh doanh thap hon gia tri hop Iy cla tai san thuan
clla bén bi mua, phan chénh |éch dé sé dwoc ghi nhéan vao bao cao két qua hoat dong kinh
doanh hgp nhat. Sau khi ghi nhan ban @au, lgi thé thwong mai dugc xac dinh gia tri bing gia
gbc triv di gia tri phan bé Ity ké. Loi thé thwong mai dwoc phan bd theo phuong phap dwéng
thang trong th&i gian hitu ich dwec wée tinh téi da 1a mudi (10) nam. Binh ky cong ty me phai
danh gia tén thét loi thé thwong mai tai céng ty con, néu c6 béng chitng cho thay s loi thé
thwong mai bi tén that Ién hon sb phan bd hang nam thl phan bé theo s6 lgi thé thwong mai
b tén th&t ngay trong nam phat sinh vao bao céo két qua hoat dong san xuét kinh doanh hep
nhat.
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Coéng ty C6 phan Dau tw Nam Long B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cling ngay

3.
3.1

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

Céc khoan dau tw
Péu tw vao cong ty lién két

Céc khoan dau tu vao céac cong ty lién két dwee hach toan theo phwong phap vén chi sé
hepu. Céng ty lién két |a cac cong ty ma trong @6 Nhém Céng ty cé anh hwéng dang ké nhung
khéng phai la cong ty con hay céng ty lién doanh cia Nhém Cong ty. Théng thuong, Nhom
Cong ty dugc coi la c6 anh hudng dang ké& néu s& hivu trén 20% quyén bo phiéu & don vi
nhan dau tuw.

Theo phwong phap vén chi s& hitu, khodn dau tu dwoc ghi nhan ban d4u trén bang can ddi
ké toan hop nhat theo gia gbc, sau d6 dwoc didu chinh theo nhirng thay d6i ctia phan sé hiru
ctia Nhém Cong ty trong tai san thudn clia cong ty lién két sau khi mua. Lei thé thwong mai
phét sinh duoc phan &nh trong gia tri con lai clia khodn d&u tw. Nném Céng ty khdng khéu
hao loi thé thwong mai nay ma hang ndm thye hién danh gia xem loi thé thwong mai c6 bj
suy giam gia tri hay khéng. Bao cao két qua kinh doanh hop nhét phan anh phan sé hitu clia
Nhém Céng ty trong két qua hoat dong kinh doanh ciia cong ty lién két sau khi mua.

Phan s& htku clia nha dau tu trong Igi nhuan (18) ctia céng ty lién két sau khi mua dwec phan
anh trén bao c4o két qua kinh doanh hop nhit va phan s& hitu clia nha dau tu trong thay doi
sau khi mua clia cac qu clia cong ty lién két dwoc ghi nhan vao cac quy. Thay déi Ity ké sau
khi mua dwoc didu chinh vao gia tri con lai clia khodn dAu tw vao cong ty lién két. Cd tic
nhan dwoc tir cong ty lién két dwoc can trir vao khodn dau tu vao cong ty lién két.

C4c bao c4o tai chinh clia cng ty lién két dwoc lap cling ndm véi cac bao cdo tai chinh hep
nhét cia Nhém Céng ty va st dung cac chinh sach ké toan nhét quan v&i Nham Céng ty.
Cac didu chinh hop nhét thich hop da dwoc ghi nhan dé& bao dam céc chinh sach ké toan
duwoc ap dung nhat quan véi Nném Céng ty trong trwdng hop cén thiét.

Péu tir vao cong ty lién doanh

Khoan dau tw cla Nhom Céng ty vao co sé kinh doanh dwgc ddng kiém sodt duwec hach
toan theo phurong phép vén chli s& hitu. Theo phuong phép nay, khoan dau tw cia Nhém
Cang ty vao lién doanh dwoc trinh bay trén bang can doi ké toan hgp nhét theo gia géc, sau
@6 dwoc didu chinh theo nhivrng thay ddi clia phan s& hitu clia Nném Céng ty trong tai san
thudn cla lién doanh. Bao cao két qua hoat dong kinh doanh hgp nhét phan anh phan sé
hvu ctia Nhém Céng ty trong két qué hoat ddng kinh doanh cla lién doanh.

Phan s& hitu ctia nha dau tu trong loi nhuén (16) cia lién doanh dwoc phan anh trén bao cao
két qua kinh doanh hop nhat va phan sé& hiru clia nha dau tu trong thay ddi sau khi lién doanh
clia cac quy cla lién doanh dwoc ghi nhan vao quy. Thay @i Ity ké sau khi lién doanh duoc
didu chinh vao gia tri con lai clia khoan dau tw vao cong ty lién doanh. C6 tire nhan dwec/|gi
nhuan dwoc chia tir lién doanh dwece cén trly vao gia trj khoan d4u tw vao lién doanh.

B4o cao tai chinh cia lién doanh dwgc lap clng ném véi cac bao cao tai chinh ho'p nhat cga
Nhém Céng ty va sl dung cac chinh sach ké toan nhat quan véi Nhém Coéng ty. Cac diéu
chinh hop nhét thich hop da dwoc ghi nhan dé bao dam cac chinh sach ké toan dwoc ap
dung nhat quan véi Nhém Céng ty trong treong hop can thiét.

Péu twr gép von vao don vi khée

PAu tw gép vén vao don vj khdc duge ghi nhan theo gia mua thyc té.

Pau t ndm giir dén ngay déo han

Céc khoan du tw ném gitk dén ngay déo han dugc ghi nhén theo gia gée. Sau khi nhan ban
dAu, cac khoan dAu tw nay dwoc ghi nhan theo gia tri c6 thé thu héi. Céc khoan suy giam gia

tri ctia khoan d4u tw néu phat sinh dwoc hach toan vao chi phi tai chinh trong béo céo két
qua hoat déng kinh doanh hop nhat va gidm triv tryc tiép gia tri qau tw.

15



Coéng ty C6 phan Dau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cling ngay

3.
3.12

3.13

3.14

3.15

3.16

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

Cac khoan phai tra va chi phi trich trwéc

Céc khoan phai trd va chi phi trich truéc dwge ghi nhan cho sé tién phai tré trong twong lai
lien quan dén hang héa va djch vy @& nhan dwgc khdng phu thudc vao viéc Nhdém Céng ty
da nhan dwoc héa don clia nha cung cép hay chua.

Tro' cap théi viéc phai tra

Tro cép théi viéc cho nhan vién dwgc trich truérc vao cudi mbi ky bao cao cho toan by nguoi
lao déng d& lam viéc tai Nhém Céng ty dwge hon 12 thang cho d@én ngay 31 thang 12 nam
2008 theo ty 1& mét nlra mirc Iwong binh quan thadng cho mai ndm lam viéc tinh dén ngay 31
thang 12 nam 2008 theo Luat Lao ddng va céc van ban hwéng dan c6 lién quan. Mtec lwong
binh quan thang dé tinh trg cap thdi viéc sé& dwoc didu chinh vao cudi méi ky bao cao theo
mirc luong binh quan cda chin thang gan nhét tinh dén thoi diém lap bao céo. Téng hodc
giam trong khodn trich trwérc ndy ngoai tri¥ phdn thanh toan thirc t& cho nguwdi lao dong sé
dwoc ghi nhan vao bao cao két qua hoat dong kinh doanh hgp nhat.

Khodan tro cAp théi viéc trich triwée nay dwoc ste dung dé tra tro cép théi viéc cho ngudi lac
dong khi cham dat hop déng lao déng theo didu 48 ctia B ludt Lao ddng.
Cac khoan dw phong

Nhom Céng ty ghi nhan cac khoan dy phong khi cé nghia vu ng hién tai (nghfa vu phap ly
ho&c nghia vu lién déi) 1a két qua clia mot sy kign da xay ra trong qua khie. Viéc thanh toan
nghfa vu ne nay cé thé sé din dén su gidm sut vé nhiing lgi ich kinh té va Céng ty c6 thé
dwa ra dwge moét wéce tinh dang tin cay vé gia tri clia nghfa vu ng d6.

D phong bao hanh céng trinh dwoc trich 1ap bang 5% gia tri cong trinh dwa trén déc diém
clia tirng cong trinh va kinh nghigém thye té.

Cac nghiép vu bdng ngoai té

Cac nghiép vu phét sinh bang céac don vj tién t& khac véi don vj tién té ké toan clia Nhém
Céng ty (VND) dugc hach toan theo ty gia giao dich thiec té vao ngay phat sinh nghiép vu
theo nguyén tac sau:

- nghiép vu Iam phét sinh cac khodn phéi thu duoc danh gia lai theo ty gia mua clia ngan
hang thwong mai noi Nhém Coéng ty chi dinh khach hang thanh toan; va

- nghiép vu 1am phat sinh cac khoan phai trd dwoc danh gia lai theo ty gia ban clia ngén
hang thwong mai noi Nhdém Céng ty dw kién giao dich.

Tai ngay két thuc ky ké toan nim, cac khoan muc tién té cé gbc ngoai té dwoc danh gia lai
theo ty gia giao dich thirc té tai ngay clia bang can déi ké toan theo nguyén téc sau:

- cac khodn muc tién té dwoc phan loai la tai sadn dwoc danh gia lai theo ty gia mua cla
ngan hang thweong mai noi Nhém Cong ty thwdng xuyén co giao dich; va

- cac khoan muc tién té dwoc phan loai la no phai tra dwoc danh gia lai theo ty gia ban clia
ngan hang thwong mai noi Nhom Cong ty thudng xuyén cé giao dich.

T4t c& cac khoan chénh I&ch ty gia dwoc hach toan vao bao céo két qua hoat dong kinh doanh
hop nhéat.

C6 phiéu quy

Céc cdng cu vdn chili sé& httu dwoc Nhém Céng ty mua lai (cd phiéu quff) dwoe ghi nhéan theo
nguyén gia va trir vao vén chi s& hiku. Nhom Céng ty khéng ghi nh&n cac khoan lai hoac 16
khi mua, ban, phat hanh hodc hly cac céng cu vén chi s& hiku clia minh.
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Cong ty C6 phan Dau tw Nam Long B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (ti€p theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cling ngay

3.

3.17

3.18

3.19

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

Phén chia loi nhuén

Loi nhuan sau thué thu nhap doanh nghiép (khéng bao gdm céc khoan Iai tir giao dich mua
gia ré) co thé duoc chia cho cac cd dong sau khi dwoc Pai Hoi dong cd dong phé duyét va
sau khi da trich 1ap cac quy dw phdng theo Biéu & ciia Nhém Céng ty va cac quy dinh cla
phap luat Viét Nam.

Nhém Céng ty trich 1ap cac qui dy phong sau tir loi nhuan thuan sau thué thu nhap doanh
nghiép clia Nhém Céng ty theo dé nghi clia Hgi ddng Quan tri va duroc cac cd déng phé duyét
tai dai hai ddng cd dong thudng nién:

P Quy ddu tw phét trién

Quy nay duoc trich lap nhdm phuc vu viéc mé rong hoat dong hodic dau tu chiéu sau
clia Nhém Céng ty.

B Quy khac thudc von chi s& hivu
Ngudn kinh phi cho hoat déng kinh doanh, dy &n bao gém ngan sach hoat déng du kién.
P Quy khen thwdng, phuc loi

Quy nay dwoc trich lap dé khen thuéng, khuyén khich vat chat, dem lai lpi fch chung va
nang cao phic loi cho ¢éng nhan vién, va dwoc trinh bay nhw mét khoan phai tra trén
bang can déi ké toan hop nhét.

L&i trén co phiéu
L&i co ban trén cb phibu dwoc tinh bing cach chia lgi nhuan sau thué thudc vé cb dong so
hitu ¢é phiéu phd théng clia Nhém céng ty (sau khi da diéu chinh cho viéc trich 1ap quy khen

thwéng, phtic lgi) cho sb lwong binh quén gia quyén cla sd cb phiéu phd théng dang lvu
hanh trong nam.

L&i suy gidm trén cb phiéu duoc tinh bang cach chia lgi nhuén hoc 16 sau thué phan bé cho
cb déng sé htru cd phiéu phd théng clia Nhém céng ty (sau khi @& diéu chinh cho cb tiee clia
cb phiéu wu d3i c6 quyén chuyén ddi) cho sé lvgng binh quan gia quyén cla sb cb phiéu phd
thong dang lwu hanh trong nam va sé lwong binh quan gia quyén ctia cé phiéu phd thdng sé
dugc phat hanh trong trudng hop tAt ca cac b phiéu phd théng tiém nang co tac dong suy
giam déu dwoc chuyén thanh cb phiéu phd théng.

Ghi nhéan doanh thu

Doanh thu dwgc ghi nhan khi Nhém Céng ty co kha nang nhan dwege cac Qi ich kinh té co
thé xac dinh dwoc mét cach chéc chan. Doanh thu dwoc xac dinh theo gia tri hop Iy clia cac
khodn da thu hoac sé thu dwoc sau khi trir di cac khoan chiét khau thwong mali, gidm gia
hang ban va hang ban bj tra lai. Cac diéu kién ghi nhan cy thé sau day cling phai dwoc dép
teng khi ghi nhan doanh thu:

Doanh thu tir hop déng xay dwng

Khi két qua thuc hién hop déng xay dwng c6 thé dugc wéce tinh mét cach dang tin cay, thi
doanh thu va chi phi lién quan dén hop déng dugc ghi nhan twong tng véi phan céng viéc
d4 hoan thanh dwoc khach hang xac nhan vao ngay két thiic ky ké toan nam. Céc khoan téng
gidm khéi lwong xay I&p khi thye hién hop ddng, cac khoan tién thwéng va cac khoan thanh
toan khac chi dwoc tinh vao doanh thu khi da dwoc théng nhét véi khach hang.

Khi két qua thuc hién hop ddng xay dwng khéng thé duoc wéce tinh mét cach dang tin cay,
doanh thu chi dwoc ghi nhan twong dwang véi chi phi cda hep dong da phat sinh ma viéc
hoan tra I& twong déi chc chén. Chi phi clia hop ddng chi dwgce ghi nhan la chi phi trong
nam khi céc chi phi nay da phat sinh.
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Cong ty C6 phan Pau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
Vao ngay 31 thang 12 n&m 2025 va cho n3m tai chinh két thic cling ngay

3.19

3.20

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

Ghi nhan doanh thu (tiép theo)
Doanh thu ban biét thi, nha phé va can hé

D6i voi cac biét thw, nha phd va can hd ma Nhém Cong ty ban sau khi da xay dyng hoan tét,
doanh thu va gia vén dwoc duge ghi nhan khi phan 1én rdi ro va loi ich lién quan dén biét thu,
nha phé va can hd da dwoc chuyén giao sang nguwdi mua.

Doanh thu béan 16 dat va dat d4 xay dung co s ha tng

Doanh thu ban 16 d4t va d4t da xay dwng co s& ha ting dwoc xac dinh 12 tong s6 tién duoc
nhan khi dat va dat da xay ding co sé ha tAng dwoc ban giao cho khach hang.

Doanh thu cung cép dich vu khéc

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

Tién lai

Tién 1&i dwoc ghi nhan khi phét sinh trén co s& dén tich (c6 tinh dén lgi tirc ma tai san dem lai)
triv khi kha n&ng thu hdi tién 14 khéng chéc chén.

Cé tire

C8 tie dwoc ghi nhan khi quyén dwoc nhan khoan thanh toan cé tic cia Nném céng ty duoc
Xac lap.
Tién cho thué

Thu nhap ter tién cho thué tai san theo hop ddng thué hoat dong dwoc hach toan vao két qua
hoat déng kinh doanh hep nhét theo phwong phap duéng thdng trong subt thei gian cho
thué,

Thué
Thué thu nhap hién hanh

Tai san thué thu nhap va thué thu nhap phai ndp cho ndm hién hanh va cac nam truéc dugc
xac dinh bang sb tién dy kién dwoc thu héi tir hoac phai ndp cho co quan thué, dua trén cac
murc thué suat va cac luat thué cé hidu lwc dén ngay két thic ky ké todn nam.

Thué thu nhap hién hanh dweoc ghi nhan vao bao cdo két qua hoat déng kinh doanh hop nhét
ngoai trir trudng hop thué thu nhap phéat sinh lién quan dén mét khoan muc dwece ghi thang
vao vén cht sé hiku, trong trwéng hop nay, thué thu nhap hién hanh cling dwge ghi nhan
triee tiép vao vén chil s& hiru.

Nhom Caéng ty chi dwgc bil trir céc tai san thué thu nhap hién hanh va thué thu nhap hién
hanh phai ndp khi Nném Céng ty c6 quyén hop phap dwoc b trir gitva tai san thué thu nhap
hién hanh véi thué thu nhap hién hanh phai ndp va Nhém Céng ty dy dinh thanh toan thué
thu nhap hién hanh phai tra va tai san thué thu nhap hién hanh trén co' sé thuan.

Thué thu nhap hoan lai

Thué thu nhap hoén lai dwoc xac dinh cho cac khoan chénh léch tam thoi tai ngay két thuc
ky ké toan gitra co' s& tinh thué thu nhap ctia cac tai san va no phai tra va gia tri ghi sb cia
chiing cho muc dich lap b&o cdo tai chinh hop nhat.

Thué thu nhap hoén lai phai tra dwoc ghi nhan cho tat ca cac khodn chénh l&ch tam théi chju
thué, ngoai trir thué thu nhap hon lai phai trd phat sinh ttr ghi nhan ban dAu ciia mét tai san
hay no phai tra tir mot giao dich ma giao dich nay khong cé anh hwéng dén loi nhuén ké toan
hodc lgi nhuan tinh thué thu nhap (ho&c 16 tinh thué) tai thei diém phat sinh giao dich.

Tai san thué thu nhap hoan lai cAn duoc ghi nhan cho tat ca cac chénh léch tam thoi duoc
khéu triv, gia tri dwoc khau trir chuyén sang cdc ndm sau cua cac khoan 16 tinh thué va céc
khoan wu @i thué chwa sitv dung, khi chéc chan trong twong lai sé co loi nhuan tinh thué dé
str dung nhitng chénh léch tam thoi dwoc khéu trlr, c&e khodn 16 tinh thué va cac wu dai thué
chwa str dung nay, ngoai trir tai san thué hoan lai phat sinh tir ghi nhéan ban dau clia mét tai
san ho#c no phai tra tir mot giao dich ma giao dich nay khéng cé anh hwéng @én loi nhuan
k& toan hoc lgi nhuan tinh thué thu nhap (hoac 16 tinh thué) tai thai diém phat sinh giao dich.
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Cong ty C6 phan Dau tw Nam Long B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thiic cung ngay

3
3.20

3.21

3.22

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Thué (tiép theo)
Thué thu nhap hoén lai

Gia tri ghi s6 clia tai san thué thu nhap doanh nghiép hoén lai phai dwoc xem xét lai vao ngay
két thuc ky k& toan nam va phai giam gid tri ghi sé cla tai san thué thu nhap hoan lai dén
murc bao dam chic chén c6 dl lgi nhuan tinh thué cho phép loi ich clia mot phan hodc toan
b6 tai san thué thu nhap hoan lai dwoc sk dung. Céc tai sén thué thu nhap doanh nghiép
hoan lai chwa dugc ghi nhan trede day dwoc xem xét lai vao ngay két thac ky ké toan nam
va dugc ghi nhan khi chic chan c6 di loi nhuan tinh thué trong twong lai dé c6 thé st dung
cac tai san thué thu nhap hoan lai chwa ghi nhan nay.

Tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai trd dwoc xéc dinh theo thué
suét du tinh s& ap dung cho ky ké toan ndm khi tai san duwoc thu héi hay no phai tra dwoc
thanh toan, dua trén cac mirc thué sudt va luat thué co hiéu lwe vao ngay két thic ky ké toan
nam.

Thué thu nhap hoan lai dwoc ghi nhan vao bao céo két qua hoat dong kinh doanh hg'p nhét
ngoai trir truong hop thué thu nhap phat sinh lién quan dén mét khoan muc dwoc ghi thang
vao vén chl s& hiku, trong tridng hop nay, thué thu nhap hoan lai cling duoc ghi nhan truc
tiép vao vén chii s& hiru.

Nhom Céng ty chi duoc b trir cac tai san thué thu nhap hoan lai va thué thu nhap hoén lai
phai tra khi Nhém Céng ty cé quyén hop phép dwoc bu trir gitra tai sdn thué thu nhap hién
hanh v&i thué thu nhap hién hanh phai np va céc tai san thué thu nhap hoén lai va thué thu
nhap hodn lai phai tra lién quan t6i thué thu nhap doanh nghiép dwec quan ly b&i ciing mot
co quan thué d6i véi cing mét don vi chiu thué.

Cdc bén lién quan

Céac bén dwoc coi la bén lién quan cia Nhém Céng ty néu mét bén cb kha nang, tryc tiép
ho#c gian tiép, kiém soat bén kia hoc gay anh hwdng dang ké t&i bén kia trong viéc ra céc
quyét dinh tai chinh va hoat dong, hoic khi Nhém Céng ty va bén kia cling chju su kiém soat
chung hoic anh huwdng dang ké chung. Cac bén lién quan cé thé |a cac cong ty hogc cac ca
nhan, bao gdm céc thanh vién mat thigt trong gia dinh mat thiét clla c4c ca nhan dugc coi la
lién quan.

Théng tin bd phén

M6t bé phan 1a mét hop phan c6 thé xac dinh riéng biét dugc ciia Nhém Coéng ty tham gia
vao viéc cung cap cac s&n pham hodc dich vu lién quan (b phén chia theo hoat déng kinh
doanh), hoac cung cap san pham hodc dich vu trong mot méi trvdng kinh té cu thé (b6 phan
chia theo vung dia Iy), mdi bd phan ndy chiju rdi ro va thu dwoc lgi ich khac biét véi cac b
phan khac. Hoat déng kinh doanh bat déng san trong lanh thé Viét Nam chti yéu tao ra doanh
thu va loi nhuan cho Nhém Céng ty, trong khi cac khodn doanh thu khac chiém ty trong nhd
trong téng doanh thu ctia Nhém Cong ty. Do dé, Ban Téng Giam déc Nhém Céng ty nhan
dinh 1a Nhém Céng ty chi cé mdt bé phén theo hoat déng kinh doanh va khu vwre dia ly. Theo
@6, théng tin theo bd phan khéng dwoc trinh bay.

CAC SU KIEN QUAN TRQNG TRONG NAM

Chuyén nhwong cb phan trong Céng ty TNHH Thanh phé Waterfront Pong Nai
(“DNWF”)

Trong ndm, Nhém Céng ty da hoan tat chuyén nhuwrgng 15,1% ty 1& s& hiru trong DNWF, mét
céng ty con cho cac d6i tac. Khoan l&i tiv giao dich chuyén nhwong nay vai tr gia la
489.094.242.169 VND @& duwoc ghi nhan trén bao céo két quéa hoat dong kinh doanh hop
nhét (TM s 29.2). Sau giao dich chuyén nhwong nay, theo diéu |é stra d6i cia DNWF, Nhém
Coéng ty khéng con nam gitr quyn kiém soat 18n DNWF. Theo d6, khoan dau tu con lai vao
DNWF dugc trinh bay 14 khoan dau tu vao Céng ty lién doanh vao ngay lap bao céo (TM sé
17.1).
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Cong ty C6 phan Pau tw Nam Long

THUYET MINH BAO CAQ TAI CHINH HQP NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thiic cling ngay

5.

TIEN VA CAC KHOAN TWONG BWONG TIEN

Tién mat
Tién g¥i ngan hang
Cac khoan twong dwong tién (*)

TONG CONG

Sé cudi nam

7.654.743.412

1.700.724.331.392
5.105.925.667.543

B0O9-DN/HN

VND
S6 ddu nam

5.844.510.019
1.378.522.355.797
4.058.926.745.642

6.814.304.742.347

5.443.293.611.458

(*)  Cac khoan twong dwong tién thé hién cac khoan tién glri ngan hang c6 ky han géc dudi
ba thang voi 13i suat dao déng tir 3,3%/n&m dén 5,5%/nam.

PAU TU NAM GIU’ BEN NGAY DAO HAN

DAu tw ndm gitr dén ngay déo han phan anh céc khoan tién glti c6 ky han tai cac ngan hang
thwong mai ¢6 ky han géc trén ba thang va dwéi mudi hai thang véi lai suét dao dong tlr

3,8%/mam dén 7,9%/nam.

PHAI THU NGAN HAN CUA KHACH HANG

Phai thu céac bén khac
Phai thu cac bén lién quan (TM s6 34)

TONG CONG
Dw phong phai thu ngén han kho @oi
GIA TRI THUAN

TRA TRUOC CHO NGU'O'I BAN NGAN HAN

Tra trwdc mua quyén st dung dat
- Coéng ty TNHH VSIP Hai Phong
- Cong ty TNHH Sén xuét V4t liéu
Xay dirng Phu Bac
- Trung tAm phét trién Quy dét Cén Tho
- Khac

Tra trwée dich vu xay dwng
- Céng ty C6 phan Béu tw X4y dung Ricons
- Lién Hiép Hop tac xa Djch Vi Nong
Nghiép Tdng hop Bdng Nai
- Khéc
Tra trwée khac

TONG CONG
Dw phong tra trwée khé doi
- Cong ty TNHH San xuét Vit liéu Xay
dwng Pha Buc
GIA TR] THUAN

Trong do:
Tra truéc cho cac nha cung cép khac
Tra tridc cho bén lién quan (TM sé 34)
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S6 cudi nam

898.632.176.123
144.423.168.116

VND

S6 dau ndm
1.341.373.705.716
12_5. 191.991.543

1.043.055.344.239

1.466.565.697.259

(1.995.180.961)

(1.787.061.836)

1.041.060.163.278

1.464.778.635.423

S6 cubi ndm

211.503.075.111
114.692.130.648

50.589.989.194
42.291.036.429
3.929.918.840

90.005.971.060
57.082.830.485

32.923,140.575
69.397.991.629

VND
Sé d4u ndm

350.455.943.618
255,816.965.255

50.589.989.194
40.119.070.329
3.929.918.840

101.581.994.883

25.837.604.900
75.744.389.983

40.324.227.442

370.907.037.800

_492.362.165.943

(50.589.989.194)

(50.589.989.194)

320.317.048.606

441.772.176.749

318.162.608.606
2.154.440.000

441.390.736.749
381.440.000



Céng ty C6 phan Dau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cling ngay

9. PHAI THU VE CHO VAY

Chi tiét cac khoan phai thu vé& cho vay ngén han nhu sau:

Bén vay 31 thang 12 ndm 2025
) VND
Ngan han
Céd nhén 1
Khoan vay 1 16.800.000.000
Ca nhéan 2
Khoan vay 1 14.000.000.000
Khoan vay 2 12.500.000.000
~26.500.000.000
Cé nhéan 3
Khoan vay 1 17.670.964.170
Céanhan 4
Khoan vay 1 9.500.000.000
Khoan vay 2 5.000.000.000
14.500.000.000
TONG CONG 75.470.964.170
Dai han
Bén lién quan (TM 34) 435.127.112.000
TONG CONG 510.598.076.170
Dy phong phai thu cho
vay khé doi (34.470.964.170)
GIA TRI THUAN 476.127.112.000

CAC KHOAN PHAI THU KHAC

Ngan han
Tam (ng cho nhan vién phuyc vu
cong tac dén bl dat
Tam trng cho nhan vién
Phai thu tir hop ddng hep tac
kinh doanh ("HBHTKD")
Phai thu tién 1ai va loi nhuén dwoc chia
bat coc, ky quy
Khac

Dai han
Ky quy
TONG CONG
Dy phéng phai thu ngén han khé doi
GIA TR| THUAN

Trong do:

Phéi thu céc bén khac =

Phéi thu cac bén lién quan ngén han (TM s6 34)
Phaéi thu céc bén lién quan dai han (TM s6 34)
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Ngay déo han L&i suét

Ngay 22 thang 4 nam 2026

Ngay 1 thang 4 nam 2026

Ngay 24 thang 3 ndm 2026

Ngay 22 thang 4 nam 2026

Ngay 30 thang 6 nam 2026
Ngay 30 thang 6 ndm 2026

Ngay 31 thang 12 nam 2027

Sé cudi nam

250.002.502.333
78.472.608.865

55.445.462.994
59.111.345.616
12.992.765.645
67.479.291.398

%/Mndm

6,0%

8,0%
8,0%

6,0%

6,0%
6,0%

8,0%

VND
S6 dau ndm

332.952.412.418
56.748.077.021

55.445.462.994
45.854.086.253
279.728.622.822
53.234.572.115

523.503.976.851

823.963.233.623

749.798.939.636

10.058.034.416

1.273.302.916.487

834.021.268.039

(34.861.748.472)

(28.150.350.536)

1.238.441.168.015

805.870.917.503

1.127.339.020.147
59.823.884.064
51.278.263.804

745.221.141.684
59.972.775.819
677.000.000



Cong ty Co phan Pau tw Nam Long BO9-DN/HN
THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic ciing ngay
14. HANG TON KHO
VND

Bat dong san dé dang (i)
Dich vu quan ly dw an
Nguyén ligu, vat liu xay dung tén kho

TONG CONG
Trie:
Dy phdng gidm gi& hang tén kho

GIA TR| THUAN

() BéAt déng san dé& dang:
Dw an Waterpoint Giai doan 1 (%)
D an Waterpoint Giai doan 2 (*)
Dy én Cén Tho
Dw &n Ehome PG Hai Phong
Dy an Phu Hiu
Duw an Phuwoc Long B - Mé réng
D an Tan Thuén Doéng
(Dw an Ehome 5)
D éan Nguyén Son
D &n VSIP Hai Phong
Duw an Hoang Nam (Akari)
Dw én Long An 36ha (*)

Dwr an Binh Duong (Dw én Ehome 4)

Dw &n Phi Dire

Dy én Areco (Flora Novia)
D an Izumi (%)

Khéc

S6 cudi nam

8.685.971.911.173
143.987.333.540
2.438.243.567

S déu ndm

18.031.980.000.298

22.166.170.438
6.454.511.951

8.742.397.488.280

18.060.600.682.687

(64.823.468.732)

(67.177.625.523)

8.677.574.019.548

17.993.423.057.164

3.888.834.758.378
2.860.311.463.410
719.781.994.338
430.282.558.758
226.991.618.688
132.158.926.807

83.436.733.873
77.657.333.691
52,156.029.955
37.724.894.188
35.683.783.915
12.960.800.5637

2.584.069.675

35.406.944.960

3.832.648.063.945
2.584.992.396.132
1.805.855.757.397

220.706.290.256
123.893.014.891

72.512.433.817
226.621.280.597
69.525.064.419
303.783.933.103
19.123.289.168
12.960.800.537
2.584.069.675
35.877.736.658
8.684.523.739.008
26.372,130.695

(*) Céac quyén s dung dét sau day dwoc diing thé chap cho cac khoan vay ctia Nhém Céng

ty (TM s6 23):

- Quyén s dung @t tai Xa An Thanh, Huyén Bén L, Tinh Long An.

CHI PHi TRA TRU'OC

Ngén han
Phi bao I&nh va hoa hong méi gici
Cong cy, dung cu
Khac

Dai han
Phi bao Ianh va hoa héng mbi gidi
Coéng cy, dyng cy
Khac

TONG CONG

22

Sé cubi ndm

268.138.425.203
8.967.985.418
2.580.190.039

VND
Sé dédu nam

317.536.558.237
10.069.158.333
2.227.723.186

279.686.600.660

329.833.439.756

25.803.446.887
18.593.775.274
4.914.211.346

85.337.740.009
13.013.336.242
572.459.999

49.311.433.507

98.923.536.250

328.998.034.167

428.756.976.006
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Céng ty C6 phan Dau tw Nam Long B09-DN/HN
THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thuc cuing ngay
14.  TAI SAN CO PINH VO HiNH
VND
Quyén Phan mém
st¥ dung dat (*) vitinh Téng céng

Nguyén gia:
S6 dau nam
Thanh ly céng ty con

A A -
S0 cudi nam

Gia tri hao mon liiy ké:

S6 dAu nam

Hao mon trong nam
Thanh ly cdng ty con

S6 cudi nam
Gia trj con lai:
S6 ddu nam

S6 cudi nam

16.697.231.213

123.456.137.634
(291.165.500)

139.153.368.847
(291.165.500)

15.697.231.213

123.164.972.134

138.862.203.347

(2.655.225.945)
(82.252.020)

(65.699.302.611)

(22.379.202.875)
257.184.467

(68.354.528.556)

(22.461.454.895)
257.184.467

(2.737.477.965)

(87.821.321.019)

(90.558.798.984)

13.042.005.268

57.756.835.023

70.798.840.291

12.959.753.248

~ 35.343.651.115

48.303.404.363

(*) Mét phan gia tri quyén s dung dat dwoc st dung @é dam bao cho cac khodn vay clia

Nhém Céng ty (TM s6 23).
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Cong ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)

Véao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thiic cling ngay

15.

16.

BAT BPONG SAN PAU TV
Quyén
sty dung dat
Nguyén gia:
S6 dau nam 25.019.644.770
Mua méi 2.119.880.204
Thanh Iy i

Nha ctra,
vat kién friic

363.118.436.550
160.149.730.049
(15.149.398.240)

B09-DN/HN

VND
Téng coéng
388.138.081.320

162.269.610.253
(16.149.398.240)

86 cudi nam 27.139.524.974

508.118.768.359

535.258.293.333

Gi4 tri khdu hao va hao mon lily ké:

S6 dau nam (9.983.576.650) (62.245.829.278) (72.229.405.928)
T&ng trong n3m (39.453.452)  (19.977.003.823) (20.016.457.275)
Thanh Iy - 2.219.023.902 2.219.023.902
S6 cudi nam (10.023.030.102)  (80.003.809.199) (90.026.839.301)
Gia tri con lai:

sé dau nam 16.036.068.120 _ 300.872.607.272 _ 315.908.675.392
Sé cubi ndm 17.116.494 872  428.114.959.160 445.231.454.032

Nhém Cong ty vAn chwa xem xét va xac dinh chinh thikc gia tri hop Iy cla cac bat dong san
dAu tw vao Ngay 31 thang 12 ndm 2025. Tuy nhién, dua trén ty 1& cho thué cla céc tai san
nay va gia tri th truong clia dt, Ban Téng Giam déc danh gia rang gia tri thi trwéng cGa cac
bAt dong san d4u tw nay dang cao hon gia tri ghi sé vao ngay két thic ky ké toan nam.

TAI SAN DO’ DANG DAI HAN

Chi phi xay dwng co ban dé& dang

25

S6 cubi nam

15.484.005.803

VND

S6 dau ndm

5.445.486.778




Céng ty C6 phan Pau tw Nam Long BOY-DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thiic ciing ngay

17.

17.1

DAU TU TAI CHINH DAI HAN

VND
Sé cubi nam Sé déu ndm
Dau tw vao céng ty lién két va cong ty lién doanh
(TM sb 17.1) 5.035.951.878.512 1.791.978.282.984
Pau tw gép vén vao don vj khac (TM s6 17.2) 2.409.000.000 2.409.000.000
TONG CONG | 5.038.360.878.512 1.794.387.282.984
Dau tw vao cong ty lién két va céng ty lién doanh
Tén cong ty Link vue S6 cudi ndm Sé dau ndm
kinh doanh TV I8 TV 16
SO hiku Giad mua s& hituy Gia mua
% VND % VND
DNWF (i) Bat 50,00 3.169.267.610.550 - -
dong san
Paragon Pai B4t 50,53 1.058.179.130.211 50,00 984.519.130.211
Phudc (il d6ng san
NNH Mizuki B4t 50,00 540.000.000.000 50,00 540.000.000.000
(iif) ddéng san
Anabuki NL BAt 30,59 4.588.500.000 30,59 4.588.500.000
(iv) dbng san
TONG CONG 4.772.035.240.761 1.529.107.630.211

(i) Hoat d6ng chinh dwoc dang ky clia Céng ty la kinh doanh béat déng san, quyén st dung
dét thudc chi s& hiru, chl st dung hoéc di thue.

(i) Hoat déng chinh cha Paragon la phat trién Khu £6 thi Nam Long Bai Phudc trén quy mo
dién tich 45 hecta tai dao Dai Phuwéc, Huyén Nhon Trach, Tinh Bdng Nai, Viét Nam.

(iif) Hoat ddng chinh clia Céng ty NNH Mizuki [a phat trién Khu D6 thj Mizuki Park trén quy
mé dién tich 26 hecta tai Khu B6 thj Nam Sai Gon, Phwong Binh Huwng, Huyén Binh
Chanh, Thanh phé H& Chi Minh.

(iv) Hoat dong chinh clia Anabuki 12 tw vAn, mai gi6i va quan Iy b4t déng san.
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Cong ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 n&m 2025 va cho ndm tai chinh két thic cling ngay

17.
17.2

18.

DPAU TU TAI CHINH DAl HAN (tiép theo)

Pau tw gop vén vao don vj khac

Tén don vi

Céng ty Pau tw
Tai chinh Héng Phat

PHAI TRA NGU’O'l BAN NGAN HAN

Linh virc

kinh doanh

PAiu tu
tai chinh

B09-DN/HN
36 cudi ndm Sé dau ndm

Ty lé Ty Ié
kiém soat Gid mua kiém soat Gigd mua
% VND % VND
1,25 2.409.000.000 1,25 2.409.000.000

Cong ty C6 phan DAu tw va Xay dwng PG

Céng ty TNHH J.G

Céng ty C& phan PAu tw Xay dyng Ricons
Phai tra cho cac nha cung cép khac

TONG CONG

Trong do:

Phai tré cac bén khéc

Phai tr bén lién quan (TM s6 34)

28

Sé cudi ndm

22.360.617.699
7.574.128.263
1.415.329.955
432.079.796.241

VND
S6 dau ndm

28.834.271.697
270.161.105.096
728.338.629.309

463.429.872.158

1.027.334.006.102

415.814.927.292
47.614.944.866

1.004.842.005.053
22.492.001.049



Coéng ty C6 phan Pau tw Nam Long B0O9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thlic cing ngay

19. NGUOT MUA TRA TIEN TRUIO'C NGAN HAN

Pay Ia cac khoan (ng truée tir khach hang c6 nhu cAu mua cn ho, nha phé, biét thy va gét
nhieng chwa nhan ban giao tai ngay két thic ky ké toan nam. Chi tiét nhw sau:

VND
36 cudi nam S6 dau ndm

Tra trude tir cac khach hang mua
bat dong san 2.588.039.065.838 3.021.413.994.305
Khac 90.727.273 2.265.818.673
TONG CONG 2.588.129.793.111  3.023.679.812.978

Trong do:
Phai tra céc bén khac 2.588.039.065.838 3.021.413.994.305
Phai trd bén lién quan (TM s6 34) 90.727.273 2.265.818.673
20.  THUE VA CAC KHOAN PHAI NOP NHA NUOC
VND
S6 cudi nam S6 dau ndm
Thué thu nhap doanh nghiép 168.038.145.998 332.016.204.720
Thué thu nhap ca nhén 42.287.917.277 37.107,752.881
Thué gia trj gia t&ing 17.945.908.619 20.519.863.447
Céc loai thué khac 3.171.111 77.164.654
TONG CONG 228.275.143.005 389.720.985.702
21.  CHIPHi PHAI TRA NGAN HAN

VND
36 cudi ndm S ddu nam
Trich trwée chi phi hoan thanh dw én 384.127.309.450 1.007.987.249.076
Chi phi i vay phai tra 114.674.613.609 71.289.936.660
Cac khoan chi phi hoat ddng khac 538.464.776.626 169.855.936.292
TONG CONG 1.037.266.699.685 1.249.233.122.028
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Coéng ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
V3o ngay 31 thang 12 ndm 2025 va cho n&m tai chinh két thic cung ngay

22. PHAI TRA KHAC

Ngan han

Khodn phai tra kinh phi bao tri duy tu

bdo dudng

Ky qu§ da nhan

C6 tirc phai tra cb dong khéng kiém soat

Phai tra tién thanh Iy hgp déng véi khach hang
P&t coc clia khach hang mua nha

Khac

Dai han
Ky quy
Khac

TONG CONG

23. VAY VA NQ

Vay ngin han
Vay ngén han ngan hang (TM sé 23.1)
Vay dai han ngan hang &én han tra
Trai phiéu dai han @én han tra
Vay ngan han ca nhan

S6 cudi nam

362.482.128.538
309.042.250.696
227.929.662.415
7.015.772.944
68.653.130.601

BO9-DN/HN

VND
Sé dau nam

321.905.492.114
232.964.338.164
717.431.751.600
72.779.117.019
5.218.892.200
67.748.737.395

975.122.945.194

1.418.048.328.492

189.639.921.501
105.558.000

121.655.266.207
188.542.649

189.745.479.501

121.843.808.856

1.164.868.424.695

1.539.892.137.348

Sé cudi ndm

1.016.903.725.515

VND
S6 ddu ndm

1.108.656.774.446
1.025.027.819.631
655.575.633.373
169.201.054.393

1.016.903.725.515

2.958.461.281.843

Vay dai han
Trai phiéu (TM s6 23.3)
Vay dai han ngan hang (TM sé 23.2)

3.625.660.416.660
879.037.659.194

2.956.515.416.664
1.046.203.361.118

4.504.688.075.854

4.002.718.777.782

TONG CONG

5.521.601.801.369

6.961.180.059.625
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Cong ty C6 phan Dau tw Nam Long BO9-DN/HN

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thiic cling ngay

23.  VAY VA NOQ (tiép theo)

23.4 Tinh hinh ting giam cac khoan vay va trai phiéu trong ndm

VND
Vay Tréi phiéu Téng cong
S6 dau ndm 3.349.089.009.588 3.612.091.050.037 6.961.180.059.625
Tién thu tir di vay 3.076.785.787.781 660.000.000.000 3.736.785.787.781
Tién chi tra ng géc (3.142.028.487.699) (660.000.000.000) (3.802.028.487.699)
Thanh ly congtycon ~ (1,387.904.924.961) - (1.387.904.924.961)
Chi phf phéat hanh trai phiéu - (11.790.000.000)  (11.790.000.000)
Phan ba chi phi

phat hanh trai phiéu - 25.359.366.623 25.359.366.623
85 cudl n&m 1.895.941.384.709 3.625.660.416.660 5.521.601.801.369

24. QUY KHEN THUONG, PHUC LOI
VND
N&m nay Né&m trude
S6 dau nam 57.089.314.183  73.991.266.364
Trich lap qu§ (TM 27.1) 28.130.000.000  33.943.200.000
Str dung quy (45.512.523,029) (50.845,152.181)
S6é cudi nam 39.706.791.154  57.089.314.183

25, DOANH THU CHUA THY'C HIEN

Doanh thu chwa thire hién bao gém:

- Gia trj clia khoan loi nhuan ma Nhém Céng ty nhan duoc tir viéc chuyén nhwong mot
phan du an Mizuki cho Céng ty C8 phan NNH Mizuki theo ty 1& s& htu cia Nhém Cong
ty trong cac lién doanh nay va khoan lgi nhuan phat sinh tr viéc cung cép dich vu cho cac
cong ty nay. Nhiing khoan doanh thu chuwa thirc hién nay sé duwoc thue hién khi cac hang
héa bat ddng san dwgc ban giao cho ngwdi mua nha; va

- Ti&n thué nha nhan trudc ti khach hang cho toan bé giai doan thué va dwoc phan bé
dinh ky.

26. DU PHONG PHAI TRA NGAN HAN, DAI HAN

S6 du nay thé hién khoan dy phéng bao hanh d6i véi cac cong trinh, hang muc céng trinh
d4a hoan thanh va ban giao tai ngay bao cao.
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Céng ty Cb phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thuic cling ngay

27.
27.2

27.3

VON CHU s& HI'U (tiép theo)
Cé phiéu

C6 phiéu da dwgc duyét

Cé phiéu da phat hanh
C6 phiéu da da phat hanh
va duoc gop vén ddy di

C& phiéu phé théng

Cb phiéu dang Iwu hanh
Cb phiéu phé théng

B09-DN/HN

S6 luong cé phiéu

Sé cudi nam

485.097.383

485.087.383
485.097.383

485.097.383

S6 dau ném

385.075.304

384.777.471
384.777.471

384.777.471

Ménh gia ¢ phiéu dang Iwu hanh: 10.000 VND/co phiéu (31 thang 12 n&m 2025: 10.000
VND/cd phiéu). Cac cb dong nédm gicr cé phan phé théng ciia Nném Céng ty duoc hudng cb
ttre do Nhém Céng ty céng bé. M&i cd phan phd théng thé hién mot quyén biéu quyét, khéng

han ché.

Tinh hinh ting giam vén ¢ phan

Vén cé phéan

Vén gép d&u nadm

Tang trong ndm (TM sé 27.1)
Vén gép cudi nam

Cé tirc da céng bé va da chi tra trong ndm
Cé tire béng tién dé cong b6
C4 tirc a4 thuc trd bang tién

37

86 cudi ném

3.847.774.710.000
1.003.199.120.000

VND
S6 cubi nam

3.847.774.710.000

4.850.973.830.000

3.847.774.710.000

192.152.576.696
188.723.550.006

192.003.958.029
191.917.988.063



Cong ty C6 phan Bau tw Nam Long

THUYET MINH BAO CAC TAI CHINH HO'P NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cing ngay

28.  LOIICH CUA cO BONG KHONG KIEM SOAT

Vén diéu 1& da gop

Quy @anh gia lai tai san

Thang dw vén

cé phiéu quy

Quy GAu tw va phét trién

Céc quf khac thudc vén chii s& htu

Loi nhuén sau thué chwa phan phéi

TONG CONG

Sé cubinam

1.217.640.626.424
40.273.535.424
26.394.994.873
(656.280.000)
62.463.835
203.231.139

878.100.444.103

BOS-DN/HN

VND
Sé déu ndm

2.417.160.473.936
1.343.858.335.424
26.394.994.873
(656.280.000)
62.463.835
577.917.539
1.106.365.161.311

2.162.019.015.798

4.893.763.066.918

Chi tiét tinh hinh tang gidm loi ich ctia cé déng khdng kiém soat;

S6 dau nam

Loi nhuan thuan trong nam
Giao dich vén

Cb tirc da cong bd

Sé cudi ndm

Cé tire da thue trd bang tién

38

Nam nay

4.893.763.066.918
244.937.312.788
(2.678.801.489.342)
(297.879.874.566)

VND
Nam truoc

4.149.539.656.810
869.493.816.112
(11.022.310.000)
(114.248.096.004)

2.162.019.015.798

4.893.763.066.918

758.817.020.683

2.484.191.8900



Cong ty Cé phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HO'P NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cling ngay

29, DOANH THU

29.1

Téng doanh thu thuan

Trong do:
Doanh thu ban quyén st dyng d4t,
c3n h6, nha phé va biét the
Doanh thu tir dich vu xay dung
Doanh thu cung cép djch vu
Doanh thu cho thué bat dong san déu tw

TONG CONG

Trong do:
Doanh thu véi khach hang khac
Doanh thu véi bén lién quan (TM s6 34)

29.2  Doanh thu hoat déng tai chinh

Lai tr thanh Iy khoan dau tu (TM s6 4.1)
Lai tién gtri ngan hang va |ai cho vay
Khac

TONG CONG

30. GIA VON HANG BAN VA D|CH VU CUNG CAP

Gia vbn dat, can ho, nha phd va biét thu
Gi4 vén dich vu xay dyng
Gia vén dich vu cung cép
Gi4 vén kinh doanh bét ddng san dau tw

TONG CONG

39

Doanh thu thudn ban hang va cung cép dich vu

N&m nay
5.645.086.579.147

5.395.398.076.784
127.083.001.787
85.941.264.430
36.664.236.146

B0S-DN/HN

VND
Né&m truoc

7.196.050.482.193

6.965.766.729.197
27.196.864.179
165.556.816.678
37.540.072.139

5.645.086.579.147

7.196.050.482.193

5.604.706.120.994
40.380.458.153

Nam nay

489.094.242.169
166.303.127.294

7.090.241.456.364
105.809.025.829

VND
N&m truée

230.684.322.127
105,788.696.469
188.153.837

655.397.369.463

336.671.172.433

N&m nay

3.075.565.518.699
107.409.121.968
76.505.904.982
28.325.980.212

VND
N&m trude

3.939.878.513.267
22.123.474 114
166.143.017.362
20.537.322.982

3.287.806.525.861

4.138.682.327.725




Cong ty C& phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HO'P NHAT (tiép theo)

Vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cling ngay

31.  CHIPHi HOAT BONG TAI CHINH

Chi phi Iai vay trai phiéu va ngan hang
Chi phi phat hanh trai phiéu

Chi phi thanh toan trai phiéu trwéc han
Khac

TONG CONG

32.  THU NHAP KHAC VA CHI PHi KHAC

Thu nhap khac
Phat vi pham hop déng
Thanh ly tai san
Hoan nhap dw phong bao hanh céng frinh
Khac

Chi phi khac
Tién phat
Thanh Iy tai sén
Khac

LOI NHUAN KHAC

33. THUE THU NHAP DOANH NGHIEP

Na&m nay

264.554.488.969
25.752.697 467

357.128.368.434

BOS-DN/HN

VND
Nam trude

229.542.438.143
38.281.541.947
63.471.770.552

647.435.554.870

331.295.750.642

Ném nay

39.143.823.586
1.751.282.741
2.945.863.568
19.966.165.544

VND
Nam truce

40.129.450.858

21.408.612.432
9.647.676.820

63.807.145.439

71.185.740.110

8.557.956.125
664.951.108
15.246.378.139

11.323.817.580

3.916.872.295

24.469.285.372

15.240.688.875

39.337.860.067

55.945.050.235

Thué suét thué thu nhap doanh nghiép (“TNDN") ap dung cho Cong ty la 20% thu nhap chiu
thué. Cac cong ty con trong Nhém Cong ty &p dung cac mirc thué suét thué TNDN giao ddng

tlr 10% dén 20% theo tirng céng ty va tieng duw an.

Céc béo cao thué clia Nhém Cong ty sé chiu sy kiém tra clia co quan thué. Do viéc &p dung
luat va cac quy dinh vé& thué cé thé dugc gidi thich theo nhiéu cach khac nhau, sé thué duoc
trinh bay trén cac bao cao tai chinh hop nhét c6 thé sé bi thay déi theo quyét dinh cudi cling

- £
cla co quan thué.

Chi phi thué TNDN hién hanh
(Thu nhap) chi phi thué TNDN hoan lai

TONG CONG

40

Nam nay

352.125.813.780
(110.213.939.991)

VND
Nam truée

391.240.844.857
46.162.332.156

241.911.873.789

437.403.177.013




Céng ty C& phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
Vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh két thuic cling ngay

34.

NGHIEP VU VOI1 CAC BEN LIEN QUAN

Danh s&ch cac bén lién quan tai Ngay 31 thang 12 nam 2025 nhu sau;

Bén lign quan

Cong ty cd phan NNH Mizuki (‘NNH Mizuki”)
Céng ty TNHH Paragon Bai Phuéc ("Paragon”)
Caéng ty TNHH Thanh phé Waterfront Béng Nai (‘DNWF")
Céng ty TNHH Anabuki NL Housing Service Viét Nam
Céng ty C& phan Pau tw Thai Binh
Céng ty TNHH PAu tw Tan Hiép

Céc giao dich trong yéu clia Nhém Céng ty véi cac bén lién gquan bao gém:

Céc bén
lién quan

NNH Mizuki

Paragon

Anabuki NL

DNWF

N6i dung
nghiép vy

Djch vu
quan ly dw an (%

Gop vén

Doanh thu tir dich vu
quan ly dy an
Doanh thu tir dich vu
quan ly dw an

Phi dich vu quan Iy
Doanh thu tir dich vu
quan ly dw an (%)

(*) Doanh thu v6&i bén lién quan (TM sé 29)

Nam nay

6.964.288.689
73.660.000.000

49.772.485

33.366.396.979
40.380.458.153

B09-DN/HN

Méi quan hé

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

Bén lién quan
Bén lién quan

VND

Nam truée

1056.618.374.094
55.000.000.000

128.242.901

62.408.834
1.340.878.899

105.809.025.829

S6 duw cac khodn phai thu va phai tra véi céc bén lién quan duwoc thé hién nhu sau:

Céc bén lién quan

Noi dung
nghiép vu

Céc khoan phai thu ngdn han ctia khach hang

DNWF

NNH Mizuki

Anabuki NL

Paragon

Dich vy tw van
quan ly

Dich vu tw van
quan ly
Dich vu tw van
quan ly

Dich vu tw van
quan ly

Céc khoan tra trwdc cho nguwoi ban ngén han

NNH Mizuki
Anabuki NL

Tam (rng mua hang

Tam trng dich vu
tw van
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Sé cudi nam

136.349.076.679
5.696.025.553

2.478.065.884

VND

86 dau ndm

55.740.925.659

2.478.065.884

66.973.000.000

144.423.168.116

125.191.991.543

2.000.000.000 &
164.440.000 381.440.000
2.154.440.000 381.440.000




Céng ty C6 phan Dau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HO'P NHAT (tiép theo)
Vao ngay 31 thang 12 ndm 2025 va cho n&m tai chinh két thic cling ngay

34,

NGHIEP VU vVOI1 CAC BEN LIEN QUAN (tiép theo)

B09-DN/HN

Sb du cac khodn phai thu va phai tra véi cac bén lién quan dugc thé hién nhw sau:

N6i dung

Céc bén lién quan nghiép vu

Céc khodan phai thu ngdn han khéc

NNH Mizuki Phai thu tir HDHTKD
Thu nhép cb tic

Anabuki NL Dich vu

DNWF Dich vu

Phai thu dai han khac

DNWF Dat coc

Tan Hiép Bat coc

Anabuki NL Pat coc

NNH Mizuki bat coc

Phai thu cho vay dai han

DNWF Phai thu cho vay

Phai tra ngui ban ngan han

Anabuki NL Phi dich vu

tw van quén ly

Khéach hang tré trwée ngan han
NNH Mizuki Dich vu tw van

xay dwng
Tan Hiép Mua dét nén

S6 cudi nam

55.445.462.994

3.600.000.000
627.312.825
151.108.245

86 ddu ndm

55.445.462.994
4.527.312.825

59.823.884.064

59.972.775.819

50.000.000.000

567.000.000 567.000.000
410.000.000 110.000.000
301.263.804 &
51.278.263.804 677.000.000

435.127.112.000

47.614.944.866

22.492.001.049

90.727.273

147.818.673
2.118.000.000

90.727.273

2.265.818.673

Thi lao cla cac thanh vién Hoi ddng Quan tri va lwong Ban Téng Giam déc va cac thanh vién

quén Iy khac duwoc trinh bay nhw sau:

Thil lao Héi ddng Quén tri
Lwong Téng Giam déc va
céc thanh vién quan Iy khac

TONG CONG

Nam nay

17.636.639.331

VND
N&m truée

17.633.261.5622

Tién lwong va chi phi hoat @éng clia Tiéu Ban kiém todn nhw sau:

Tién Iwong va chi phi hoat déng cua
Tiéu Ban kiém toan

41.533.760.396 42.685.322.767
59.170.399.727 60.318.584.289
VND

Nam nay Nam truoe

1.108.184.165

1.108.184.166
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Céng ty C6 phan Pau tw Nam Long

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)

Vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thiic cling ngay

35.

36.

LAI TREN CO PHIEU

BO9-DN/HN

Lal co ban trén cb phleu duoc tinh bang cach chia loi nhuén sau thué thuéc vé cb déng sé hiru
c6 phiéu phé théng clia Nhém Cong ty (sau khi d& dleu chinh cho viéc trich lap qu§ khen thuéng,
phtc lgi) cho sé lwgng binh quan gia quyén cta sb cd phiéu pho théng dang Iy hanh trong nam.

Nhom Céng ty st dung cac théng tin sau dé tinh i co ban trén cd phiéu:

Loi nhuén sau thué (VND)
Tree: Quy khen thuéng phtc loi (VND)

Leii nhudn sau thué thudc vé cd déng s& hivu

c¢6 phiéu phd théng (VND)

Sé Iwong binh quan gia quyén cla s6 ¢b phiéu
phd thong dang Iy hanh trong ndm (cé phiéu)

$6 lwgng cb phiéu binh quan lwu hanh da dwoc
diéu chinh do anh hwéng pha loang trong ndm

L&i trén ¢ phiéu (VND)
L&i co ban trén co phieu
Lé&i suy gidm trén co phiéu

36 cudi ndm
701.371.622.402
(40.068.581.120)

Sé cudi nam

517.894.708.641
(23.305.261.889)

661.303.041.282

494,589.446.752

485,097.383 384.777.471
485.097.383 384.777.471
1.363 1.285
1.363 1.285

Khéng c6 céac giao dich c phiéu phd thong hoic giao dich ¢6 phiéu pho thong tiém nang nao
xay ra tir ngay két thuc ky ké toan n&m dén ngay hoan thanh bao céo tai chinh hop nhét nay.

SU’ KIEN PHAT SINH SAU NGAY KET THUC KY KE TOAN NAM

Khéng c6 sy kién nao khac phat sinh sau ngay két thic ky ké toan nam yéu cau phai duoc diéu
chinh hay trinh bay trong béo céo tai chinh hop nhét kém theo ctia Nhém Cong ty.

e

Nguy&n Hoang Heru Binh
Nguéi lap

Ngay 29 thang 01 nam 2026

Nguyén Quang Btrc
Ké toan trwdng
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Stlus Loh Jen Yuh

N

Giam Péc



Cong ty C6 phan Dau tw Nam Long

GIAI TRINH KET QUA HOAT DONG KINH DOANH HO'P NHAT NAM 2025

CONG TY CO PHAN PAU TU CONG HOA XA HOI CHU NGHIA VIET NAM
NAM LONG Poc lap - Tw do - Hanh phtic
sé:O.[E,/Z 02¢/( V/NLG H& Chi Minh, ngay 29 théang 01 ndm 2026

Viv: : Giai trinh chénh |&ch t&r 10% tr& 1&€n
LNST b4o cdo tai chinh hop nhét quy 4 n&m
2025 va nam 2025 so vai cung ky nam trudce

Kinhgti: - UY BAN CHUNG KHOAN NHA NUGC )
- SO'GIAO D|CH CHU'NG KHOAN THANH PHO HO CHI MINH

- Tén doanh nghi&p: Céng ty C6 phan D&u tw Nam Long

- Ma chirng khoan: NLG

- Dja chi tru s& chinh: S 6, Nguyén Khéac Vién, phwdng Tan My, Thanh phd Hé Chi Minh

- 86 dién thoai: 028 5416 1718 Sé fax giao djch: 028 54171819

Can c theo khodn 4, diéu 14, chwong |1l cia Théng tw 96/2020/TT-BTC ban hanh ngay 16/11/2020
va c6 hiéu luc tir ngay 01/01/2021 ctia B Tai Chinh hwéng dan vé cong bb théng tin trén thj trwedng
chitrng khoén, Céng ty Cé phan DAu tw Nam Long xin dwgce gidi trinh trieéng hop lgi nhun sau thué

thu nhap doanh nghiép hop nhét clia Quy 4 ndm 2025 va nam 2025 thay ddi tlr 10% tré 1&n so véi
cling ky nam trwédc nhw sau :

: , Ty 1é Ty 18
o Quy 4.2025 Quy 4.2024 N&m 2025 Nam 2024
Stt Chi tiéu thay thay
(dBng) (déng) e (@dng) (dbng) .
doi ddi
Doanh thu
1 itk 1.704.152.132.207 | B.368.541.228.568 | -73% | 5.645.086.579.147| 7.196.050.482.183| -22%
uan |
L&i thudn
2 ik 504.868.412.214 | 1.327.233.245.244 | -62% 946.308.935.190 | 1.387.388.524.753
sau thue

Doanh thu thuan Quy 4 nam 2025 dat 1.704 ty déng, gidm 4.664 ty ddng hay 73% so v&i cling ky
nam trude. Doanh thu chi yéu trong quy phan Ién dwec déng gép tir doanh thu ban nha & va c&n
hé (chiém 95% téng doanh thu cua quy). Lei nhuén thuén Quy 4 n&m 2025 gidm 882 ty déng hay
62% so v&i cling ky ndm trwdc chl yéu do gidm doanh thu ban giao dw &n trong diém Akari trong
nam 2025.

Doanh thu thuan nam 2025 dat 5.645 ty ddng, gidam 1.551 ty ddng hay 22% so v&i ndm 2024, Doanh
thu chl yéu trong ndm dwec déng gop tir doanh thu ban nha va cin hd (chiém khodng 96% téng
doanh thu trong nam) dat 5.395 ty dén tir cac dw an trong diém & Southgate, Akari va Can Tho'. Lo
nhuan thuan nam 2025 gidm 441 ty dong hay 32% so v&i ndm truée chl yéu do gidm doanh thu so
wdisctmg.ky nam 2024,

Ngay 29 thang 01 nam 2026
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Nam Long Investment Corporation BO1-DN/HN

CONSOLIDATED BALANCE SHEET

as at 31 December 2025

VND
Code | ASSETS Notes Ending balance Beginning balance
100 | A. CURRENT ASSETS 19,246,028,147,066 | 27,549,227,406,220
110 | I. Cash and cash equivalenis 5 6,814,304,742,347 | 5,443,293,611,458
111 1. Cash 1,708,379,074,804 | 1,384,366,865,816
112 2. Cash equivalents 5,105,925,667,543 | 4,058,926,745,642
120 | 1. Short-term investment 1,352,274,632,038 623,477,495,773
123 1. Held-to-maturity investments 6 1,352,274,632,038 623,477 495,773
130 | lIl. Current accounts receivables 1,891,019,440,263 | 2,796,944,659,429
131 1. Short-term trade receivables 7 1,043,055,344,239 | 1,466,565,697,259
132 2. Short-term advances to
suppliers 8 370,907,037,800 492 362,165,943

135 3. Short-term loan receivables 9 75,470,964,170 94,580,964,170
136 4. Other short-term receivables 10 523,503,976,851 823,963,233,623
137 5. Provision for doubtful debts (121,917,882,797) (80,527,401,566)
140 | IV. Inventory 11 8,677,574,019,548 | 17,993,423,057,164
141 1. Inventories 8,742,397,488,280 | 18,060,600,682,687
149 2. Provision for inventories (64,823,468,732) (67,177,625,523)
150 | V. Other current assets 510,855,312,870 692,088,582,396
151 1. Shert-term prepaid expenses 12 279,686,600,660 329,833,439,756
1562 2. Value-added tax deductible 220,006,628,683 361,187,144,987
153 3. Tax and other receivables

from the State

11,162,083,527

1,067,997,653




Nam Long Investment Corporation BO1-DN/HN

CONSOLIDATED BALANCE SHEET (continued)

as at 31 December 2025

VND
Code | ASSETS Notes Ending balance | Beginning balance
200 | B. NON-CURRENT ASSETS 7,318,485,715,011 2,768,886,604,855
210 | I. Long-term receivables 1,184,926,051,636 10,058,034,416
215 1. Long-term loan receivables 9 435,127,112,000 -
216 2. Other long-term receivables 10 749,798,939,636 10,068,034,416
220 | ll. Fixed assets 107,730,551,550 142,915,219,433
221 1. Tangible fixed assets 13 59,427,147 187 72,116,379,142
222 Cost 167,127,780,464 175,718,631,194
223 Accumulated depreciation (107,700,633,277) (103,602,252,052)
227 2. Intangible fixed assets 14 48,303,404,363 70,798,840,291
228 Cost 138,862,203,347 139,153,368,847
229 Accumulated amortisation (90,558,798,984) (68,354,528,556)
230 | . Investment properties 15 445,231,454,032 315,908,675,392
231 1. Cost 535,258,293,333 388,138,081,320
232 2. Accumulated depreciation (90,026,839,301) (72,229,405,928)
240 | IV. Long-term asset in progress 16 15,484,005,803 5,449,486,778
242 1, Construction in progress 15,484,005,803 5,449,486,778
250 | V. Long-term investments 17 5,038,360,878,512 | 1,794,387,282,984
252 1. Investments in associate and
jointly-controlled entities 171 5,035,951,878,512 1,791,978,282,984

253 2. Investment in other entities 17.2 2,409,000,000 2,409,000,000
260 | VI Other long-term assets 526,752,773,478 500,167,905,852
261 1. Long-term prepaid expenses 1" 49,311,433,507 98,923,5636,250
262 2. Deferred tax assets 477,441,339,971 401,244,369,602
270 | TOTAL ASSETS 26,564,513,862,077 | 30,318,114,011,075




Nam Long Investment Corporation BO1-DN/HN
CONSOLIDATED BALANCE SHEET (continued)
as at 31 December 2025
VND
Code | RESOURCES Notes Ending balance | Beginning balance
300 | C. LIABILITIES 11,740,269,550,988 | 15,749,187,725,780
310 | I. Current liabilities 6,453,834,992,990 | 10,226,506,290,209
311 1. Short-term trade payables 18 463,429,872,158 | 1,027,334,006,102
312 2. Short-term advances from
customers 19 2,5688,129,793,111 3,023,679,812,978
313 3. Statutory obligations 20 228,275,143,005 389,720,985,702
314 4. Payables to employees 64,959,983,608 51,874,175,133
315 5. Short-term accrued expenses 21 1,037,266,699,685 1,249,233,122,028
318 6. Short-term unearned
revenues 25 16,053,638,737 25,495 948,477
319 7. Other short-term payables 26 975,122,945,194 | 1,418,048,328,492
320 8. Short-term loan 23 1,016,903,725,5615 2,958,461,281,843
321 9. Short-term provision 26 23,986,400,823 25,569,315,271
322 10.Bonus and welfare fund 24 39,706,791,154 57,089,314,183
330 | /. Non-current liabilities 5,286,434,557,998 | 5,522,681,435,571
336 1. Long-term unearned
revenues 25 331,580,707,573 303,278,857,608
337 2. Other long-term liabilities 22 189,745,479,501 121,843,808,856
338 3. Long-term loans and debts 23 4,504,698,075,854 | 4,002,718,777,782
341 4. Deferred tax liabilities 172,995,614,741 1,053,464,893,033
342 5. Long-term provisions 26 87,414,680,329 41,375,098,292
400 | D. OWNERS’ EQUITY 14,824,244,311,089 | 14,568,926,285,295
410 | I. Capital 14,824,244,311,089 | 14,568,926,285,295
411 1. Share capital 271 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 271 4,142,389,791,759 | 2,643,023,306,759
418 3. Investment and development
fund ) 27 1 10,709,490,423 10,709,490,423
420 4. Other funds belonging to
owners' equity 27 2,216,611,139 2,216,611,139
421 5. Undistributed earnings 27.1 3,655,935,571,970 | 3,171,439,100,056
421a - Undistributed earnings up
to the prior year-end 2.954,563,949,568 | 2,653,544,391,415
421b - Undistributed earnings of
current year 701,371,622,402 517,894,708,641
429 8. Non-controlling interests 28 2,162,019,015,798 | 4,893,763,066,918
440 | TOTAL RESOURCES 26,564,513,862,077 | 30,318,114,011,075
/"
//////’%/ o
Nguyen Hoang Huu Binh Nguyen Quang Duc hatigds Loh Jen Yuh
Preparer Chief Accountant jrector
29 January 2026




Nam Long Investment Corporation B02-DN/HN
CONSOLIDATED INCOME STATEMENT
for the year ended 31 December 2025
VND
Code| ITEMS Nofes Quarter 4 Accumulated for the year ended
Current year Prior year Current year Prior year
10 | 1. Revenues from
sale of goods and
rendering
of services 29.1 1,704,152,132,207| 6,368,541,228,668| 5,645,086,579,147 | 7,196,050,482,193
11 | 2. Costs of goods
sold and services
rendered 30 (218,937,430,888) | (3,644,052,925,311)| (3,287,806,525,861) | (4,138,682,327,725)
20 | 3. Gross profit from
sale of goods and
redering of
services 785,214,701,319| 2,724,488,303,257| 2,357,280,053,286 | 3,057,368,154,468
21 [ 4. Financeincome |292|  534,192,581,857 39,610,615,095|  655,397,369,463 |  336,671,172,433
22 | 5. Finance expenses | 31 (362,880,874,966)| (153,135,894,267)| (647,435,554,870)| (331,295,760,642)
23 - In which: Interest
expenses 1,604,574,311 (34,273,969,000)| (264,554,488,969) | (229,542,438,143)
24 | 6. Shares of profit of
associates, joint-
controlled entities | 17.1 42,392,574,507 15,662,059,365 76,045,984,978 99,717,383,712
25 | 7. Selling expenses (271,153,195,475)| (639,099,088,211)| (699,653,852,065) | (742,444,656,616)
26 | 8, General and
administration
expenses (167,714,565,101)| (258,748,836,138)| (592,751,051,880) | (651,169,651,824)
30 | 9. Operating profit 560,0561,222,141| 1,728,767,159,101| 1,148,882,948,912| 1,768,846,651,531
31 | 10. Other income 32 19,165,978,431 37,535,334,852 63,807,145,439 71,185,740,110
32 | 11.Other expenses 32 (12,282,381,000) (19,192,079,467) (24,469,285,372) (15,240,689,875)
40 | 12. Other profit 32 6,883,597,431 18,343,255,385 39,337,860,067 55,945,060,235
50 | 13. Accounting
profit before tax 566,934,819,672| 1,747,110,414,486| 1,188,220,808,979 | 1,824,791,701,766




Nam Long Investment Corporation B02-DN/HN
CONSOLIDATED INCOME STATEMENT (continued)
for the year ended 31 December 2025
VND
Code| ITEMS Noles Quarler 4 Accumulated for the year ended
Current year Prior year Current year Prior year
51 | 14.Current corporate
income tax
expense 33 (109,295,072,177)| (325,228,039,179)| (352,125,813,780)| (391,240,844,857)
52 15.Deferred tax
income (expense) | 33 47,228,664,818|  (94,649,130,063)|  110,213,939,991| (46,162,332,156)
60 | 16.Net profit after tax 504,868,412,213| 1,327,233,245,244|  946,308,935,190| 1,387,388,524,753
61 | 17. Net profit after tax
attributable to
shareholders of
the parent 271 347,722,290,041 496,723,705,334 701,371,622,402 517,894,708,641
62 | 18. Net profit after tax
attributable to
nan-controlling
interests 28 157,146,122,172 830,509,539,910 244,937,312,788 869,493,816,112
70 | 19. Basic earnings
per share 35 679 1,232 1,363 1,285
71 | 20. Diluted earnings
per share 35 679 1,232 1,363 1,285

L W/

Nguyen Hoang Huu Binh

Preparer

29 January 2026

“ Nguyen Quang Duc

Chief Accountant




Nam Long Investment Corporation BO3-DN/HN
CONSOLIDATED CASH FLOW STATEMENT
for the year ended 31 December 2025
VND
Code | ITEMS Notes Current year Previous year
I. CASH FLOWS FROM
OPERATING ACTIVITIES
01 Profit before tax 1,188,220,808,979 | 1,824,791,701,766
Adjustments for:
ki o s 13, 14,
02 Depreciation and amortisation 15 51,649,854 174 50,090,309,862
03 Reversal of provisions 83,492,992,029 34,674,165,017
05 Profit from investing activities (732,671,974,212) (436,200,402,308)
06 Interest expenses and cost of
issuing bonds 290,307,186,436 331,285,750,642
08 | Operating profit before changes
in working capital 881,098,867,406 | 1,804,551,524,979
09 (Increase) decrease in
receivables (4,339, 748,016,985) 743,601,250,612
10 Decrease (increase) in
inventories 9,477,315,864,183 (479,536,018,648)
11 Decrease in payables (6,023,414,440,646) (79,911,217,359)
12 Decrease in prepaid expenses 99,758,941,839 39,383,075,983
14 Interest paid (406,035,179,263) | (512,514,963,178)
15 Corporate income tax paid (516,103,872,502) (239,5612,725,875)
17 Other cash outflows used in
operating activities (45,512,523,029) (50,985,280,949)
20 | Net cash flows (used in) from
operating activities (872,640,358,997) | 1,225,075,645,565
Il. CASH FLOWS FROM
INVESTING ACTIVITIES
21 Purchases of fixed assets (10,062,863,581) (31,151,808,146)
22 Proceeds from disposals of
fixed assets 283,853,220 7.914,210,168
23 Loans to other entities and
bank term deposits (1,057,629,688,351) | (967,193,002,142)
24 Collections from borrowers and
proceeds from sale of debt
instruments of other entities 324,042,741,333 | 1,405,424,110,024
25 Payments for investments in
other entities (73,660,000,000) (55,000,000,000)
26 Proceeds from sale of
investments in other entities 1,630,800,000,000 338,453,887,232
27 Interest and dividends
received 166,573,442,872 352,499,379,291
30 | Netcash flow from investing

activities

970,347,485,493

1,050,946,776,427




Nam Long Investment Corporation B03-DN/HN
CONSOLIDATED CASH FLOW STATEMENT (continued)
for the year ended 31 December 2025
VND
Code | ITEMS Notes Current year Previous year
lll. CASH FLOWS FROM
FINANCING ACTIVITIES
31 Capital contribution from non-
controlling interests 2,544 587,275,000 -
32 Return of capital contribution
to non-controlling interests (258,500,000,000) -
33 Drawdown of borrowings 23.4 3,736,785,787,781 4,815,082,016,280
34 Repayment of borrowings 23.4 (3,802,028,487,699) | (3,993,505,683,399)
Dividends paid to
36 shareholders 27.3,28 (947,540,570,689) (194,402,189,963)
40 | Net cash flows from financing
activities 1,273,304,004,393 627,174,142,918
50 | Netincrease in cash and cash
equivalents for the year 1,371,011,130,889 | 2,903,196,564,910
60 | Cash and cash equivalents at
beginning of year 5,443,293,611,458 2,540,097,046,548
70 | Cash and cash equivalents at
end of year 5 6,814,304,742,347 5,443,293,611,458
o
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Nguyen Hoang Huu Binh  »
Preparer

29 January 2026

Ngdyen Quang Duc
Chief Accountant

Ry natiug J-oh Jen Yuh

eral Director



Nam Long Investment Corporation B09-DN/HN

NOTED TO THE CONSOLIDATED 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 29th 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 thirteen (12) direct subsidiaries, ten (10) indirect
subsidiaries, two (3) jointly-controlled entities and one (1) associate with details are as follows:

Companies Locations Businesses Ownership and
voting rights
(%)
Subsidiaries
Nam Long VCD Corporation (‘Nam Long VCD") Tay Ninh Real estate 99.96
Nguyen Son Real Estate Joint Stock Company Ha Chi Minh Real estate 87.33
(“Nguyen Son") City ("HCMC")
Nam Phan Investment Comporation HCMC Construction and 100
real estate
Nam Long Apartment Development Company HCMC Construction and 100
Limited real estate
Nam Long Mekong Joint Stock Company Can Tho City Construction and 99.98
real estate
NLG — NNR — HR Fuji Joint Stock Company () HCMC Construction and 50
real estate
NNH Kikyo Flora Company Limited HCMC Real estate 100
NNH Kikyo Valora Company Limited (*) HCMC Real estate 59.11
Nguyen Phuc Real Estate Trading and HCMC Real estate 100
Investment Company Limited
Nam Khang Construction Investment HCMC Construction and 100
Development One Member Limited Liability real estate
Company
Nam Vien Construction and Design Consulting HCMC Service 100
Joint Stock Company
Nam Khang Construction Materials Trading HCMC Construction 100
Company Limited material trading
8D Joint Stock Company (“6D") HCMC Construction and 76.03
real estate
Nam Long Real Estate Transaction Floor HCMC Real estate 100
One Member Limited Liability Company trading floor
Nam Long Service One Member Liability HCMC Service and 100
Company Limited construction
Nam Long Transportation Service One Member HCMC  Transportation 100
Limited Company service
Nam Long Commercial Property Company HCMC Censtruction and 100
Limited real estate
Nam Long Land Investment Company Limited HCMC Management 100
service
Southgate Joint Stock Company ("Southgate”) HCMC Real estate 65
Nam Phat Land Investment Company Limited HCMC Real estate 100
Nam Long Retail Company Limited HCMC Real estate 100
Nam Long SPV Company Limited HCMC Real estate 100



Nam Long Investment Corporation B09-DN/HN

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

1i CORPORATE INFORMATION (continued)
Companies Locations Businesses Ownership and
voting rights
(%)
Jointly-controlled entity
NNH Paragon Dai Phuoc HCMC Real estate 50.53
(“Paragon Dai Phuoc") (**)
NNH Mizuki Joint Stock Company (“NNH Mizuki") HCMC Real estate 50
Dong Nai Waterfront City LLC (“DNWF") (**) Dong Nai Real estate 50
Associate
Anabuki NL Housing Service Vietnam Company Limited HCMC Real estate 30.59

(“Anabuki NL")

(" The Company has more than 50% voting rights in these companies
" The Company has shared the control rights.

The current principal activities of Nam Long Investment Corporation and its subsidiaries (“the
Group”) are the engaging in civil and industrial construction; housing renovation and interior
decoration; housing trade (construction, renovation of houses for sale or lease); harbour and
road bridge construction; 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 and trade of infrastructures for industrial zones and hi-tech parks; 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 valuation services; real estate exchange services; real estate
consulting services; real estate auction services; real estate advertising services; real estate
management services.

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

The number of the Group’s employees as at 31 December 2025 is 980 (31 December 2024:

834 employees).

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 COMMITTEE

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

Mr Kenneth Michael Atkinscn Head

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



Nam Long Investment Corporation B09-DN/HN

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

2.1

CORPORATE INFORMATICN (continued)

MANAGEMENT

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

Mr Lucas Ignatius Loh Jen Yuh General Director

Mr Chan Hong Wai Chief Financial Officer
Ms Nguyen Thanh Hueng Chief Investment Officier
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
accompanying consolidated financial statements for the year then ended 31 December 2025
in accordance with the Power of Attorney effective from 23 December 2025.

AUDITORS

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

BASIC OF PREPARATION

Applied accounting Standards and System

The consolidated financial statements of the Group 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:

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

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

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

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

B> Decision No. 100/2005/QD-BTC dated 28 December 2005 on the Issuance and
Promulgation of Four Vietnamese Accounting Standards (Series 5).
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Nam Long Investment Corporation B09-DN/HN

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

2.

2.2

2.3

2.4

2.5

3.1

BASIC OF PREPARATION (continued)

Applied accounting Standards and System (continued)

Accordingly, the accompanying consolidated balance sheet, consolidated income statement,
consolidated 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 in accordance with accounting principles and practices generally
accepted in countries other than Vietnam.

Applied accounting documentation system
The Group’s applied accounting documentation system is the General Journal system.

Fiscal year

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

Accounting currency

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

Basic of consolidation

The consolidated financial statements comprise the financial statements of the parent
company and its subsidiaries for the year ended 31 December 2025.

Subsidiaries are fully consolidated from the date of acquisition, being the date on which the
Company obtains control, and continued to be consolidated until the date that such control
ceases.

The financial statements of subsidiaries are prepared for the same reporting year as the
parent company, using consistent accounting policies.

All intra-company balances, income and expenses and unrealised gains or losses resuilting
from intra-company transactions are eliminated in full.

Non-controlling interests represent the portion of profit or loss and net assets not held by the
Group and are presented separately in the consolidated income statement and within equity
in the consolidated balance sheet, separately from parent shareholders’ equity.

Impact of change in the ownership interest of a subsidiary, without a loss of control, is
recorded in undistributed earnings.
SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash at banks and short-term, highly
liquid investments with an original maturity of less 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.

11



Nam Long Investment Corporation BO9-DN/HN

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

3.3

3.4

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Inventories

Inventories comprise development projects undertaken by the Group 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 value
of inventories owned by the Group, based on apprapriate 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 consolidated income statement.

Receivables

Receivables are presented in the consolidated financial statements at the carrying amounts
due from customers and other debtors, after 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 consclidated 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 working 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 consolidated
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
consolidated income statement.

12



Nam Long Investment Corporation B09-DN/HN

NOTED TC THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

3.4

3.5

3.6

3.7

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Fixed assets (continued)
Land use rights ("LURSs")

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 Group 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 Group is the lessee

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

Where the Group is the lessor

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

Lease income is recognised in the consolidated income statement on a straight-line basis
over the lease term.

Depreciation and amortisation

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

Buildings and structures 25 - 47 years
Machinery and equipment 5- 12 years
Means of transportation 6 - 8 years
Office equipment and furniture 3-8 years
Computer software 3-5years
Land use rights 47 years
Other assets 3 -5years
Investment propetrties

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 Group.

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 6 - 47 years
Land use rights 47 years

13



Nam Long Investment Corporation - B09-DN/HN

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

3.
3.7

3.8

3.9

3.170

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Investment properties (continued)

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

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

»  Show houses;
»  Commission fees; and

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

Business combinations and goodwill

Business combinations are accounted for using the purchase method. The cost of a business
combination is measured as the fair value of assets given, equity instruments issued and
liabilities incurred or assumed at the date of exchange plus any costs directly attributable to
the business combination. Identifiable assets and liabilities and contingent liabilities assumed
in a business combination are measured initially at fair values at the date of business
combination.

Goodwill acquired in a business combination is initially measured at cost being the excess of
the cost the business combination over the Group's interest in the net fair value of the
acquirer's identifiable assets, liabilities and contingent liabilities. If the cost of a business
combination is less than the fair value of the net assets of the subsidiary acquired, the
difference is recognized directly in the consolidated income statement. After initial recognition,
goodwill is measured at cost less any accumulated amortization. Goodwill is amortised over
a maximum period of 10 years on a straight-line basis. The parent company conducts the
periodical review for impairment of goodwill of investment in subsidiaries. If there are
indicators of impairment loss incurred is higher than the yearly allocated amount of goodwill
on the straight-line basis, the higher amount will be recorded in the consolidated income
statement.

14



Nam Long Investment Corporation B09-DN/HN

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

3.11

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Investments
Investments in associates

The Group's investment in its associate is accounted for using the equity method of
accounting. An associate is an entity in which the Group has significant influence that is
neither subsidiaries nor joint ventures. The Group generally deems they have significant
influence if they have over 20% of the voting rights.

Under the equity method, the investment is carried in the consolidated balance sheet at cost
plus post acquisition changes in the Group’s share of net assets of the associates. Goodwill
arising on acquisition of the associate is included in the carrying amount of the investment.
Goodwill is not amortised and subject to annual review for impairment. The consolidated
income statement reflects the share of the post-acquisition results of operation of the
associate.

The share of post-acquisition profit (loss) of the associates is presented on face of the
consolidated income statement and its share of post-acquisition movements in reserves is
recognised in reserves. The cumulative post-acquisition movements are adjusted against the
carrying amount of the investment. Dividends/profit sharing received or receivable from
associates reduces the carrying amount of the investment.

The financial statements of the associates are prepared for the same reporting year and use
the same accounting policies as the Group. Where necessary, adjustments are made to bring
the accounting policies in line with those of the Group.

Investment in jointly controlled entities

The Group's investments in jointly controlled entities are accounted for using the equity
method of accounting. Under the equity method, the investment is carried in the consolidated
balance sheet at cost plus post joint venture changes in the Group's share of net assets of
the jointly controlled entities. The consolidated income statement reflects the share of the
post-acquisition results of operation of the jointly controlled entities.

The share of profit (loss) of the jointly controlled entities is presented on face of the
consolidated income statement and its share of post-acquisition movements in reserves is
recognised in reserves, The cumulative post-acquisition movements are adjusted against the
carrying amount of the investment. Dividend/profit sharing received or receivable from jointly
controlled entities reduce the carrying amount of the investment.

The financial statements of the jointly controlled entities are prepared for the same reporting
year and use the same accounting policies as the Group. Where necessary, adjustments are
made to bring the accounting policies in the line with those of the Group.

Investments in other entities
Investments in other entities are stated at their acquisition costs.
Held-ta-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 consolidated financial statements and deducted against the
value of such investments.
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Nam Long Investment Corporation B09-DN/HN

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

3.
3.12

3.13

3.14

3.15

3.16

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Payable and accruals

Payable and accruals are recognised for amount to be paid in the future for goods and
services received, whether or not billed to the Group.

Accrual for severance allowance

The severance pay to employee is accrued at the end of each reporting year for all employees
who have been in service for more than 12 months up to 31 December 2008 at the rate of
one-half of the average monthly salary for each year of service up to 31 December 2008 in
accordance with the Labour Code and related implementing guidance. The average monthly
salary used in this calculation will be revised at the end of each reporting year following the
average monthly salary of the 8-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
consolidated 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 48 of the Labour Code

Provision

Provisions are recognized when the Group 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 of 5% on value of project
based on the specification of each project and actual experience.

Foreign currency transactions

Transactions in currencies other than the Group’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 Group conducts transactions regularly; and

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

All foreign exchange differences are taken to the consolidated income statement.
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 Group’s own equity instruments.
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Nam Long Investment Corporation B09-DN/HN

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

3.17

3.18

3.19

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Appropriation of net profit

Net profit after tax (excluding negative goodwill arising from a bargain purchase) is available
for appropriation to investors after approval by appropriate level of authority, and after making
appropriation to reserve funds in accordance with the Group’s Charter and Vietnam's
regulatory requirements.

The Group maintains the following reserve funds which are appropriated from the Group’s net
profit as proposed by the Board of Management and subject to approval by shareholders at
the annual general meeting.

P Investment and development fund

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

B Other funds belonging to owners’ equity

Subsidised funds for operating activities, projects include remuneration schedule fund
and operating budget fund.

P 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
consolidated balance sheet.

Earnings per share

Basic earnings per share amount is computed by dividing net profit attributable to ordinary
equity holders of the Group (after adjusting for the bonus and welfare fund) by the weighted
average number of ordinary shares outstanding during the year.

Diluted earnings per share amounts are calculated hy dividing the net profit after tax
attributable to ordinary equity holders of the Group by the weighted average number of
ordinary shares outstanding during the year plus the weighted average number of ordinary
shares that would be issued on conversion of all the dilutive potential ordinary shares into
ordinary shares.

Revenue recognition

Revenue is recognised to the extent that it is probable that the economic benefits will flow to
the Group 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:

Revenue from construction contracts

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

Where the outcome of a construction contract cannot be estimated reliably, contract revenue
is recognised to the extent of contract costs incurred that are probable will be recoverable.
Contract costs are recognised as expenses in the year in which they are incurred.
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Nam Long Investment Corporation BO9-DN/HN

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

319

3.20

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Revenue recognition (continued)
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 infrastructure are recorded at the total
consideration received when residential plots and related infrastructure are transferred to the
customers.

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

Interest

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

Dividends

Dividend is recognised when the Group's entitlement as an investor to receive the dividend is
established.

Rental income

Rental income arising from operating leases is accounted for on a straight line basis over the
terms of the lease in the consolidation income statements.

Tax
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 consolidated 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 Group to offset current tax assets against current tax liabilities and when the Group
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
consolidated 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.

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.
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Nam Long Investment Corporation B09-DN/HN

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

3.
3.20

3.21

3.22

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Tax (continued)
Deferred tax (continued)

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 year 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 consolidated 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
Group 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 Group 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 Group and other party are under common control or under
common significant influence. Related parties can be enterprise or individual, including their
close family members,

Segment information

A segment is a component determined separately by the Group which is engaged in providing
products or related services (business segment), or providing products or services in a
particular economic environment (geographical segment), that is subject to risks and returns
that are different from those of other segments. As the Group's revenue and profit are derived
mainly from real estate business in Vietnam while other sources of revenue are not material
as awhole, As aresult, the Group’s management is of the view that there is only one segment
for business and geography and therefore presentation of segmental information is not
required.

SIGNIFICANT EVENTS DURING THE YEAR
Disposal of investment in Dong Nai Waterfront City LLC (“DNWF")

During the year, the Group completed the disposal of shares that equivalents to 15.1% of the
interest in DNWF, a subsidiary to partners. The gain from disposal of shares amounting to
VND 489,094,242, 169 has been recognised in the consolidated income statement (Nofe
29.2). After this transaction, in accordance with the revised Charter of DNWF, the Group no
longer holds control over DNWF. As the result, the remaining investment in DNWF is
presented as an investment in a jointly-controlled entity as at the consolidated balance sheet
date (Note 17.1).
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Nam Long Investment Corporation

NOTED TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

5. CASH AND CASH EQUIVALENTS

Cash
Cash in banks

Cash equivalents (%)

Ending balance

7,654,743,412
1,700,724,331,392
5,105,925,667,543

BOS-DN/HN

VND

Beginning balance
5,844,510,019
1,378,522,355,797
4,058,926,745,642

TOTAL

6,814,304,742,347

5,443,293,611,458

(*) Cash equivalents comprised bank deposits with original maturities of less than three
months and earned interest at the rates ranging from 3.3% to 5.5% per annum.

6. HELD-TO-MATURITY INVESTMENTS
Held-to-maturity investments represented the term deposits at the commercial banks with the
original maturities of more than three months and less than twelve months and earned interest
at the rates ranging from 3.8% to 7.9% per annum.
7. SHORT-TERM TRADE RECEIVABLES
VND
Ending balance Beginning balance
Trade receivables from other customers 898,632,176,123 1,341,373,705,716
Trade receivables from related parties (Note 34) 144,423,168,116  125,191,991,543
TOTAL 1,043,055,344,239 1,466,565,697,259
Provision for doubtful debts (1,995,180,961) (1,787,061,836)
NET 1,041,060,163,278 1,464,778,635,423
8. SHORT-TERM ADVANCES TO SUPPLIERS
VND

Ending balance Beginning balance

211,503,075,111 350,455 943,618
114,692,130,648 255,816,965,255

Advances for purchases of land use rights
- VSIP Hai Phong Company Limited
- Phu Duc Construction Material
Manufacturing Company Limited 50,589,989,194 50,589,989, 194
- Can Tho Land Fund Development Center 42,291,036,429 40,119,070,329
- Others 3,929,918,840 3,929,918,840

90,005,971,060  101,581,994,883
57,082,830,485

Advances for construction services
- Ricons Construction investment JSC -
25,837,604,900

- DonaCoop :

- Others 32,923,140,575  75,744,389,983
Others 69,397,991,629  40,324,227,442
TOTAL 370,907,037,800 492,362,165,943

Provision for doubtful advances to suppliers
- Phu Duc Construction Material
Manufacturing Company Limited (50,589,989,194)  (50,589,989,194)

NET 320,317,048,606  441,772,176,749

In which:
Advance fo other suppliers
Advance to related parties (Note 34)

318,162,608,606 441,390,736,749
2,154,440,000 381,440,000
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Nam Long Investment Corporation

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

9,

10.

LOAN RECEIVABLES

Borrowers 31 December 2025
VND

Short-term

Individual 1

Loan 1 16,800,000,000

Individual 2

Loan 1 14,000,000,000

Loan 2 12,500,000,000
26,500,000,000

Individual 3

Loan 1 17,670,964,170

Individual 4

Loan 1 9,500,000,000

Loan 2 5,000,000,000
14,500,000,000
75,470,964,170

Long-term

Related parties (Note 34)  435,127,112,000

TOTAL 510,598,076,170

Provision for doubtful loan

receivables (34,470,964,170)

NET 476,127,112,000

OTHER RECEIVABLES

Short-term

Advances to employees for land
compensation purposes

Advances to employees

Receivable from investment in Business
Cooperation Contracts (“BCC")
Receivables of interest and shared profits
Deposits

Others

Long-term
Deposit

TOTAL

Provision for doubtful debts
NET

In which:

Due from other parties

Due from short-term related parties (Note 34)
Due from long-term related parties (Note 34)

21

Details of the short-term loan receivables are as follows:

B09-DN/HN

Maturity date Interest rate

% p.a

22 April 2026 6.0%

1 April 2026 8.0%

24 March 2026 8.0%

22 April 2026 6.0%

30 June 2026 6.0%

30 June 2026 6.0%

31 December 2027 8.0%
VND

Ending balance

250,002,502,333
78,472,608,865

55,445,462,094
59,111,345,616
12,992,765,645
67,479,291,398

Beginning balance

332,952 412,418
56,748,077,021

55,445,462 994
45,854,086,253
279,728,622,822
53,234,572,115

523,503,976,851

823,963,233,623

749,798,839,636

10,058,034,416

1,273,302,916,487

834,021,268,039

(34,861,748,472)

(28,1560,350,536)

1,238,441,168,015

805,870,917,503

1,127,339,020,147
59,823,884,064
51,278,263,804

745,221,141,684
59,972,775,819
677,000,000



Nam Long Investment Corporation

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

1. INVENTORIES

Ending balance

Inventory properties under development (i) 8,595,971,911,173

Project management services
Construction materials

TOTAL

Provision for inventories

NET

143,987,333,540
2,438,243,567

BO9-DN/HN

VND

Beginning balance

18,031,980,000,298

22,166,170,438
6,454,511,951

8,742,397,488,280

18,060,600,682,687

(64,823,468,732)

(67,177,625,523)

8,677,574,019,548

17,993,423,057,164

(i) Inventory properties under development:

Waterpoint Phase 1 project (¥)
Waterpoint Phase 2 project (%)
Can Tho project
Ehome PG Hai Phong project
Phu Huu profect

Phuoc Long B project — Extension
Tan Thuan Dong project (Ehome &

project)

Nguyen Son project

VSIP Hai Phong

Hoang Nam project (Akari)
Long An 36ha project (%)

3,888,834,758,378
2,860,311,463,410
719,781,994,338
430,282,558,758
226,991,618,688
132,158,926,807

83,436,733,873
77,657,333,691
52,156,029,855
37,724,894,188
35,683,783,915

Binh Duong project (Ehome 4 project) 12,960,800,537

Phu Duc project

Areco project (Flora Novia)
fzumi project

Others

2,684,069,675

35,406,944,960

3,832,648,063,945
2,594,992,396,132
1,805,855,757,397

220,706,290,256
123,893,014,891

72,612,433,817
226,621,280,597
69,625,064,419
303,783,933,103
19,123,289,168
12,860,800,537
2,584,069,675
35,877,736,658

8,684,523,739,008

26,372,130,695

(*) LURSs have been mortgaged to secure the Group's outstanding borrowings (Note 23):

- LURs and associated assets in An Thanh Ward, Ben Luc District, Long An Province.

12, PREPAID EXPENSES

Short-term
Commission and guarantee fees
Tools and supplies
Others

Long-term
Commission and guarantee fees
Tools and supplies
Others

TOTAL

Ending balance

268,138,425,203
8,967,985,418
2,580,190,039

VND

Beginning balance

317,536,568,237
10,069,158,333
2,227,723,186

279,686,600,660

329,833,439,756

25,803,446,887
18,593,775,274
4,914,211,346

85,337,740,009
13,013,336,242
572,459,999

49,311,433,507

98,923,5636,250

328,998,034,167

428,756,976,006
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Nam Long Investment Corporation B0S-DN/HN
NOTED TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
14, INTANGIBLE FIXED ASSETS
VND
Computer
Land use rights (%) software Total

Cost:
Beginning balance and
Disposal of subsidiary

Ending balance

Accumulated amortisation:

Beginning balance

Amortisation for the year
Disposal of subsidiary

Ending balance

Net carrying amount:

Beginning balance

Ending balance

15,697,231,213

123,456,137,634
(291,165,500)

139,153,368,847
(291,165,500)

15,697,231,213

123,164,972,134

138,862,203,347

(2,655,225,945)
(82,252,020)

(65,699,302,611)

(22,379,202,875)
257,184,467

(88,354,528,556)

(22,461,454,895)
257,184,467

(2,737,477,965)

(87,821,321,019)

(90,558,798,984)

13,042,005,268

57,756,835,023

70,798,840,291

12,959,753,248

35,343,651,115

48,303,404,363

(*) Part of land use rights was used to pledge as loans security of the Group (Note 23).
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Nam Long Investment Corporation

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

15,

16.

INVESTMENT PROPERTIES

Land use rights

Cost:
Beginning balance 25,019,644,770
2,119,880,204

Disposal =

New purchase

Buildings,
structures

363,118,436,550
160,149,730,049
(15,149,398,240)

B09-DN/HN

VND

Total

388,138,081,320
162,269,610,253
(15,149,398,240)

Ending balance _27,139,524,974

508,118,768,359

535,258,293,333

Accumulated depreciation and amortisation:

(9,983,576,650)
(39,453,452)

Beginning balance

Charge for the year
Others

(62,245,829,278)
(19,977,003,823)
2,219,023,902

(72,229,405,928)
(20,016,457,275)
2,219,023,902

Ending balance (10,023,030,102)

(80,003,809,189)

(90,026,839,301)

Net carrying amount:

Beginning balance 15,036,068,120

300,872,607,272

315,908,675,392

Ending balance _17,116,494,872

428,114,859,160

445,231,454,032

The fair value of the investment properties had

not yet been formally assessed and

determined as at 31 December 2025. However, given the present occupancy of these
properties and the market value of the land, it is management's assessment that these
properties’ fair values are higher than their carrying values at the balance sheet date.

CONSTRUCTION IN PROGRESS

Construction in progress

VND

Ending balance Beginning balance

15,484,005,803

5,449,486,778

25



Nam Long Investment Corporation

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

17.

17.1

LONG-TERM INVESTMENTS

Investment in associates and
jointly-controlled entities (Note 17.1)

Other long-term investments (Nofe 17.2)

TOTAL

B09-DN/HN

VIND

Ending balance Beginning balance

5,035,951,878,512 1,791,978,282,984
2,409,000,000

2,409,000,000

5,038,360,878,512 1,794,387,282,984

Investment in an associate and jointly-controlled entities

Entities Business Ending balance Beginning balance
Cost of Cost of
Interest investment Interest investment
% VND % VND
Dong Nai Real 50.00 3,169,267,610,650 - -
Waterfront City LLC Estate
vl
Paragon Dai Phuoc Real 50.53 1,058,179,130,211 50.00 984,519,130,211
Limited Company Estate
(ii)
NNH Mizuki Joint Real 50.00 540,000,000,000 50.00 540,000,000,000
Stock Company (iii) Estate
Anabuki NL Real 30.59 4,588,500,000 30.59 4,588,500,000
Housing Service estate
Vietnam Co., Lid.
(iv)
TONG CONG 4,772,035,240,761 1,529,107,630,211
(1} The registered principal activities of the Company are to trade real estate, leased or

owned land use rights.

(i) The principal activity of Paragon is to develop Nam Long Dai Phuoc Residential Area
on an area of 45 hectares in Dai Phuoc Island, Nhon Trach District, Dong Nai
Province, Vietnam.

(iii) The main activity of NNH Mizuki Joint Stock Company is to develop Mizuki Park
Urban Area cn an area of 26 hectares in Saigon South Urban Area, Binh Hung Ward,
Binh Chanh District, Ho Chi Minh City.

(v)

activities

26

The current principal activities of Anabuki are real estate agent and cansultant
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Nam Long Investment Corporation

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

17.

17.2

18.

LONG-TERM INVESTMENTS (continued)

Other long-term invesiments

Ending balance

B09-DN/HN

Beginning balance

Entities Biisiness
Interest
%

Hong Phat Finance Financing
Investment activities 1.25

Corporation

SHORT-TERM TRADE PAYABLES

PG Investment & Construction

Joint Stock Company

J.G Company Limited

Ricons Construction Investment Joint
Stock Company

Payables to other suppliers

TOTAL

In which:
Due from other parties
Due from a related party (Note 34)

28

Cost of  Interest Cost of
investment investment
VND % VND

2,409,000,000

Ending balance

22,360,617,699
7,674,128,263

1,415,329,955
432,079,796,241

1.25 2,409,000,000

VND

Beginning balance

28,834,271,697

270,161,105,096
728,338,629,309

463,429,872,158

1,027,334,006,102

415,814,927,292
47,614,944,866

1,004,842,005,053
22,492,001,049

-



Nam Long Investment Corporation

NOTED TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

19. SHORT-TERM ADVANCES FROM CUSTOMERS

B09-DN/HN

This amount mainly represents advances from customers for the purchase of apartments,
town houses, villas and land lots which were not handed-over as at the balance sheet date.

Details are as follow:

Advances from customers purchasing
real estate properties
Others

TOTAL

In which:
Due from aother parties
Due from a related party (Note 34)

Ending balance

2,588,039,065,838
90,727,273

VIND
Beginning balance

3,021,413,994,305
2,265,818,673

3,023,679,812,978

2,588,039,065,838
80,727,273

20. STATUTORY OBLIGATIONS AND RECEIVABLES TAX

Corporate income tax
Personal income tax
Value-added tax
Others

TOTAL

21. SHORT-TERM ACCRUED EXPENSES

Cost-to-complete of projects

Interest expense payables
Other operating costs

TOTAL

29

Ending balance

168,038,145,998

3,021,413,994,305
2,265,818,673

VND
Beginning balance

332,016,204,720

42,287,917,277 37,107,752,881
17,945,908,619 20,5619,863,447
3,171,111 77,164,654
228,275,143,005 389,720,985,702
VND

Ending balance

384,127,309,450
114,674,613,609
538,464,776,626

Beginning balance

1,007,987,249,076
71,289,936,660
169,955,936,292

1,037,266,699,685

1,249,233,122,028




Nam Long Investment Corporation

B09-DN/HN

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

22,

23.

OTHER PAYABLES

Short-term
Maintenance and warranty expenses
Deposits received from others
Dividends payable to non-controlling interests

Payable for terminated contracts with customers

Deposits received from customers for
purchasing real estate products
Others

Long-term
Deposit received
Others

TOTAL

LOANS

Short-term
Short-term loan from banks (Nofe 23.7)
Current portion of long-term loans from banks
Current portion of bonds

Short-term loans from individuals

Long-term
Bonds (Nofe 23.3)

Long-term loans from banks (Note 23.2)

TOTAL

30

VND
Ending balance Beginning balance

362,482,128,538
309,042,250,696
227,929,662,415

321,805,492,114
232,964,338,164
717,431,751,600

72,779,117,019

7,015,772,944 5,218,892,200
68,653,130,601 67,748,737,395

975,122,945,194 1,418,048,328,492

189,639,921,501  121,655,266,207

105,558,000 188,542,649

189,745,479,501  121,843,808,856

1,164,868,424,695 1,539,892,137,348

VND
Ending balance Beginning balance

1,016,803,725,515 1,108,656,774,446

- 1,025,027,819,631
655,575,633,373
169,201,054,393

1,016,903,725,515 2,958,461,281,843

3,625,660,416,660 2,956,515,416,664
879,037,659,194 1,046,203,361,118

4,504,698,075,854 4,002,718,777,782

5,521,601,801,369 6,961,180,059,625
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Nam Long Investment Corporation B0O9-DN/HN

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

23.

23.4

24,

25,

26.

LOANS (continued)

Movements of loans and bond during the year

VND
Loans Bond Tofal
Beginning balance 3,349,089,009,588 3,612,091,050,037 6,961,180,059,625

Drawdown from borrowings  3,076,785,787,781  660,000,000,000 3,736,785,787,781
Repayment of borrowings  (3,142,028,487,699) (660,000,000,000) (3,802,028,487,699)

Disposal subsidiary (1,387,904,924,961) - (1,387,904,924,961)
Cost of issuing bonds - (11,790,000,000) (11,790,000,000)
Allocated cost of
issuing bonds - 25,359,366,623 25,359,366,623
Ending balance 1,895,941,384,709 3,625,660,416,660 5,521,601,801,369
BONUS AND WELFARE FUND
VND
Current year Previous year
Beginning balance 57,089,314,183 73,991,266,364
Increase (Note 27.1) 28,130,000,000 33,943,200,000
Fund usage (456,612,5623,029) (650,845,152,181)
UNEARNED REVENUE

Unearned revenue included:

- The value of the Group's income received from the transfer part of Mizuki Park Project to
NNH Mizuki Joint Stock Company and the profit arising from providing services deferred
as at reporting date, which is proportionate to the ownership of the Group in these joint
ventures. The unearned revenue will be realised once the houses developed by these
projects are handed to customers; and

- The rental fees which was received in advance for the whole rental year and are
amortised periodically.

PROVISIONS

The balance represented the provision for warranty for work and work items completed which
was handed over as at the reporting date.
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Nam Long Investment Corporation BO9-DN/HN

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

27.

27.2

27.3

OWNERS’ EQUITY (continued)

Shares
Number of shares
Ending balance  Beginning balance
Authorised shares 485,097,383 384,777,471
Issued shares
Issued and paid-up shares 485,097,383 384,777,471
Ordinary shares 485,097,383 384,777,471

Shares in circulation
Ordinary shares 485,097,383 384,777,471

Par value of outstanding share: VND 10,000/share (31 December 2025: VND 10,000/share).
The holders of the ordinary shares are entitled to receive dividends as and when declared by
the Group. Each ordinary share carries one vote per share without restriction.

Increase and decrease in share capital

VND
Current year Previous year
Share capital

Beginning balance 3,847,774,710,000 3,847,774,710,000
Increase (Note 27.1) 1,003,199,120,000 -
Ending balance 4,850,9?3,830,000 3,84?,?74,71 0,000

Dividend declared and paid during the year
Cash dividends declared 192,152,576,696 192,003,958,029
Dividends paid in cash 188,723,550,006 191,917,998,063
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Nam Long Investment Corporation

NOTED TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

28. NON-CONTROLLING INTERESTS

Contributed charter capital

Asset revaluation reserve

Share premium

Treasury shares

Investment and development fund
Other funds belonging to owners' equity

Undistributed earnings

TOTAL

Ending balance

1,217,640,626,424

B09-DN/HN

VND
Beginning balance

2,417,160,473,936

Movements of non-controlling interests are as follows:

Beginning balance
Net profit for the year
Equity transactions
Dividends declared

Ending balance
Cash dividend payment

38

40,273,535,424  1,343,858,335,424
26,394,994,873 26,394,994,873
(656,280,000) (656,280,000)
62,463,835 62,463,835
203,231,139 577,917,539
878,100,444,103  1,106,365,161,311
2,162,019,015,798  4,893,763,066,918
VND

Current year

4,893,763,066,918
244,937,312,788
(2,678,801,489,342)
(297,879,874,566)

Previous year

4,149,539,656,810
869,493,816,112
(11,022,310,000)
(114,248,098,004)

2,162,019,015,798

4,893,763,066,918

758,817,020,683

2,484,191,900



Nam Long Investment Corporation

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

29.

29.1

29.2

30.

REVENUES

Net revenues from sale of goods and rendering of services

Net revenues

In which:
Sale of land use rights, apartments,
fown houses and villas
Sales from construction services
Rendering of services
Rental income from investment properiies

Current year

5,645,086,579,147

5,395,398,076,784
127,083,001,787
85,941,264,430
36,664,236,146

B09-DN/HN

VND
Previous year

7,196,050,482,193

6,965,756,728,187
27,196,864,179
165,556,816,678
37,540,072,139

TOTAL

5,645,086,579,147

7,196,050,482,193

In which:
Sale to other parties
Sales to related parties (Note 34)

Finance income

Profit from disposal of an investment (Nofe 4.1)
Interest income

Others
TOTAL

5,604,706,120,994
40,380,458,153

Current year

489,094,242,169
166,303,127,294

7,090,241,456,364
105,809,025,829

VND
Previous year

230,694,322,127
105,788,696,469
188,153,837

655,397,369,463

336,671,172,433

COST OF GOODS SOLD AND SERVICES RENDERED

Cost of land, apartments, town houses and villas
Cost of construction services
Cost of rendering of services

Cost of investment properties

TOTAL

39

Current year

3,075,565,518,699
107,409,121,968
76,505,904,982
28,325,980,212

VND
Previous year

3,939,878,513,267
22,123,474,114
166,143,017,362
20,637,322,982

3,287,806,525,861

4,138,682,327,725




Nam Long Investment Corporation B09-DN/HN

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

31. FINANCE EXPENSES

Interest expenses on bonds issued and bank

loans

Bonds issuance fees
Expenses on early bonds repayment

Current year

264,554 488,969
25,752,697 467

357,128,368,434

VIND
Previous year

229,642,438,143
38,281,541,947
63,471,770,652

Others =
TOTAL 647,435,554,870 331,295,750,642
32. OTHER INCOME AND EXPENSES
VIND
Current year Previous year

Other income

Contract penalty

Disposal

Reversal of warranty provision

Others

Other expenses

39,143,823,5686
1,751,292,741
2,945,863,568
19,966,165,544

40,129,450,858

21,408,612,432
9,647,676,820

63,807,145,439

71,185,740,110

Penalty 8,657,956,125 11,323,817,580
Disposal 664,851,108 -
Others 15,246,378,139 3,916,872,295
24,469,285,372 15,240,689,875

OTHER PROFIT __39,337,860,067 55,945,050,235

33. CORPORATE INCOME TAX

The statutory enterprise income tax (“CIT") rate applicable to the Company is 20% of taxable
profits. The CIT rates applicable for the Group’s subsidiaries are ranging from 10% to 20%
per entity and per project.

The tax returns filed by the Group 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 consclidated financial statements could change at a later date upon final
determination by the tax authorities.

VND
Current year Previous year

Current CIT expense
Deferred tax (income) expense

352,125,813,780 391,240,844,857
(110,213,939,981) 46,162,332,156

TOTAL 241,911,873,789  437,403,177,013
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Nam Long Investment Corporation

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

34.

TRANSACTIONS WITH RELATED PARTIES

List of related parties as at 31 December 2025 is as follows:

Related parties

NNH Mizuki Joint Stock Company( "“NNH Mizuki”)
Paragon Dai Phuoc Company Limited (“Paragon”)

Dong Nai Waterfront City LLC (“DNWF")
Anabuki NL Housing Service Vietnam Co., Ltd.
Thai Binh Investment Joint Stock Company
Tan Hiep Investment Company Limited

B09-DN/HN

Relationship

Jointly-controlled entity
Jointly-controlled entity
Jointly-controlled entity

Associate
Related party
Related party

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

Related
parties Transactions
NNH Mizuki Project management
services (¥
Paragon Capital contribution
Project management
services revenue (*)
Anabuki NL Service
Management fee
DNWF Project management

services (%)

(*) Sales to related parties (Note 29)

Related

parties Transactions

Short-term trade receivables

DNWF Project management
services
NNH Mizuki Preject management
services
Anabuki NL Project management
services
Paragon Project management
services

Short-term advance to suppliers

- Advance for
NNH Mizuki buy product
Advance for

Anabuki NL management service

41

Current year

6,964,288,689
73,660,000,000
49,772,485

33,366,396,979

40,380,458,153

Amounts due to and due from related parties were as follows:

Ending balance

136,349,076,679
5,696,025,553

2,478,065,884

VND

Previous year

105,618,374,094

55,000,000,000
128,242,901

62,408,834
1,340,878,899

105,809,025,829

VND

Beginning balance

55,740,925,659
2,478,065,884

66,973,000,000

144,423,168,116

125,191,991,543

2,000,000,000 -
154,440,000 381,440,000
2,154,440,000 381,440,000




Nam Long Investment Corporation

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

34.

TRANSACTIONS WITH RELATED PARTIES (continued)

Amounts due to and due from related parties were as follows:

Reilated

parties Transactions

Other short-term receivables

NNH Mizuki Receivables from BCC
Dividend income
Anabuki NL Service
DNWF Service
Other long-term receivables
DNWF Deposit
Tan Hiep Deposit
Anabuki NL Deposit
NNH Mizuki Deposit

Long-term Loan receivables
DNWF Loan receivables

Short-term payable
Anabuki NL Management fee

Short-term advance from customer

NNH Mizuki Construction consulting
service

Tan Hiep Advance of purchasing
land plots

B09-DN/HN

VND

Ending balance Beginning balance
55,445,462,994 55,445,462 ,994
3,600,000,000 4,527,312,825
627,312,825 -
151,108,245 -

~ 59,823,884,064 59,972,775,819
50,000,000,000 "
567,000,000 567,000,000
410,000,000 110,000,000
301,263,804 -
51,278,263,804 677,000,000

435,127,112,000

47,614,944,866

22,492,001,049

80,727,273 147,818,673
- 2,118,000,000
90,727,273 2,265,818,673

Remuneration for members of the Board of Directors (“BOD"), and salary of general director

and other management members are as follows:

Remunerations for members of the BOD
Remunerations for members
of the Management

TOTAL

Current year
17,636,639,331

41,633,760,396

VND
Previous year

17,633,261,522
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

42

Current year

1,108,184,165

VND
Previous year

1,108,184,166
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Nam Long Investment Corporation BO9-DN/HN

NOTED TC THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

35.

36.

EARNINGS PER SHARE

Basic earnings per share amounts are calculated by dividing net profit after tax for the year
attributable to ordinary shareholders of the Company (after adjusting for the bonus and
welfare fund and remuneration of the Board of Directors) by the weighted average number of
ordinary shares outstanding during the year.

The following reflects the income and share data used in the basic earnings per share
computations:

Current year Previous year

Net profit after tax (VND) 701,371,622,402 517,894,708,641

Less: Bonus and welfare fund and
remuneration of the Board of Directors (VND) (40,068,581,120)  (23,305,267,889)

Net profit attributable to ordinary

shareholders (VND) 661,303,041,282 494,589,446,752
Weighted average number of ordinary shares
during the year (shares) 485,097,383 384,777,471
Weighted average number of ordinary share
adjusted for the effect of dilution 485,097,383 384,777,471
Earnings per share (VND)
Basic earnings per share 1,363 1,285
Diluted earnings per share 1,363 1,285

There have been no other transactions involving ordinary shares or potential ordinary shares
between the reporting date and the date of completion of these consolidated financial
statements.

EVENT AFTER THE BALANCE SHEET DATE

There is no matter or circumstance that has arisen since the balance sheet date that requires
adjustment or disclosure in the accompanying consolj ancial statements of the Group.

NAM 7S
)v;'" - L / e
Nguyen Hoang Huu Binh ~ “  Nguyen Quang Dwmnatius Loh Jen Yuh
Preparer Chief Accountant eneral Director

29 January 2026
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Nam Long Investment Corporation

EXPLANATION OF CONSOLIDATED BUSINESS RESULTS IN 2025

NAM LONG INVESTMENT THE SOCIALIST REPUBLIC OF VIETNAM
CORPORATION Independence - Freedom - Happiness
No:QUZ/2 02¢/CV/NLE Ho Chi Minh, 29 January 2026

Re: Explaining the variance from 10% and
above of consolidated profit after tax 4th
quarter of 2025 and full year 2025 compared
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, Tan My Ward, Ho Chi Minh City
- Phone: 028 5416 1718 Fax: 028 54171819

Pursuant to clause 4, article 14, chapter Ill 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 variance from 10% and and
above of consolidated profit after tax of of 4th quarter of 2025 and full year 2025 compared witt) the same

period last year as below:

No Items Quarter Quarter Var 2025 2024 - 7 | Var
4.2025 42024 (Dong) (Dong)

1 Revenues 1,704,152,132,207| 6,368,541,228,568| -73% | 5,645,086,579,147 | 7,196,050,482,193 | -22%

Net profit

2 Hait 504,868,412 214 | 1,327 233,245 244| -62% 946,308,935,190 | 1,387,388,524,753 | -32%
after tax

The consolidated revenues of Quarter 4.2025 reached 1,704 billion dong, decreased by 4,664 billion
dong or 73% as compared to the same period last year. The revenue was mainly contributed from
revenue of apartments, town house and villas (which was accounted for 95% of total revenues). Net
profit of Quarter 4. 2025 decreased 822 billion dong or 62% as compared with the same period as
previous year, primarily due to decreased revenue from the handover of key projects Akari in 2025

The consolidated revenues of 2025 reached VND 5,645 billion, decrease by VND 1,551 billion or 22%

compared to 2024. Revenue in the year was mainly contributed from sales of houses and apartments

(which accounted for about 96% of total revenue) reached 5.395 billion from key projects Southgate,

Akarl and Can Tho. Net profit in 2025 decreased by VND 441 billion or 32% compared to the previous
inly due to decreased revenue compared to the same period in 2024.

29 January 2026
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