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CONG TY CO PHAN TAP POAN BAU TU DA OC NO VA

THONG TIN VE DOANH NGHIEP

Gidy chirng nhan
dang ky doanh nghiép

Hoi déng Quan tri

Uy ban kiém toan

Ban Téng Giam déc

Nguweri dai dién
theo phap luat

Try s& chinh

Chi nhanh

S6 054350 do S& Ké hoach va Bau tw Thanh phé Hé Chi Minh cép lan dau ngay
18 thang 9 nam 1992 va Giay chirng nhan dang ky kinh doanh s6 0301444753
thay dbi gan nhéat Ian thk 73 ngay 21 thang 01 nam 2026.

Ong Bui Thanh Nhon
Ong Hoang Brrc Hiing
Ong Pham Tién Van
Ong Duong Van Bac

Ba Pham Thi Héng Nhung

Ong Boan Minh Trudong

Ba Nguyén My Hanh

Ong Ng Teck Yow

Ong Hoang Brc Hing
Ong Pham Tién Véan
Ong Ng Teck Yow

Ong Duong Van Béc
Ong Cao Trén Duy Nam
Ba Tran Thj Thanh Van

Ong BUi Thanh Nhon
Ong Dwong Vin Bic
Ong Cao Tran Duy Nam

Chu tich
Thanh vién doc lap
Thanh vien doc lap
Tong Giam doc
(tlr ngay 24 thang 4 nam 2025)
Thanh vién
{tlr ngay 07 thang 8 ndm 2025)
Thanh vién
(tr ngay 24 thang 4 nam 2025 dén ngay
07 thang 8 nam 2025)
Thanh vién doc lap
(dén ngay 24 thang 4 n&m 2025)
Thanh vién
(dén ngay 24 thang 4 nam 2025)

Cha tich
Thanh vién
Thanh vién
(dé&n ngay 29 thang 4 nam 2025}

Téng Giam dbc
Pho Téng Giam dbc
Pho Téng Giam déc

Ch tich Hai déng Quan trj
Téng Giam dbc
Pho Téng Giam déc
(tlr ngay 22 thang 5 ndm 2025)

313B - 315 Nam Ky Khoi Nghia, Phwéng Xuan Hoa, Thanh phd HS Chi Minh,

Viét Nam.

65 Nguy&n Du, Phuéong Sai Gon, Thanh phd Hé Chi Minh, Viét Nam.



CONG TY CO PHAN TAP BOAN DAU T BIA OC NO VA
BAO CAO CUA BAN TONG GIAM POC
TRACH NHIEM CUA BAN TONG GIAM BOC pOI VOI BAO CAO TAI CHINH RIENG

Ban Tdng Giam ddc clia Cong ty C& phan Tap doan Pau tw Bja ¢ No Va (“Cong ty”) chiu trach nhiém 1ap Bao
cao tai chinh riéng thé hién trung thuc va hcp Iy tinh hinh tai chinh riéng cta Cdng ty tai ky ké toan két thic ngay
31 thang 12 nam 2025, cling nhu két qua hoat ddng kinh doanh riéng va tinh hinh leu chuyen tién t& rléng clia
ky ké toan két thic cling ngay néu trén. Trong viéc 1ap bao céo tai chinh riéng nay, Ban Téng Giam doc duoc
y&u cau phai:

« chon lya cac chinh sach ké toan pht hop va ap dung mét cach nhéat quan,

¢ thiwre hign cac xét doan va wéc tinh mdt cach hop Iy va than trong; va

« |ap bao cdo tai chinh riéng trén co s& Cong ty hoat ddng lién tuc trir khi gia dinh Cong ty hoat dong lién tuc
la khéng phu hep.

Ban Téng Giam dbc cla Cong ty chiu trach nhiém bdo dam réng cac sb sach ké toan dung dan da duoc thiét lap
va duy trl dé thé hién tinh hinh tai chinh riéng ctia Cong ty v&i @6 chinh xac hcp ly tai moi ther d|em va dé lam
co s& 1ap bao cao tai chinh riéng tuan tha theo ché do ké toan dwoec trinh bay & Thuyét minh s6 2 cla Bao cao
tai chinh rieng. Ban Téng Giam déc clia Cong ty cling chiu trach nhiém dbi véi viec bao vé cac tai san ctia Cong
ty va thyc hién cac bién phap hop Iy dé phong ngtra va phat hién cac gian 1an va cac sai sot khac.

Nguoi dai dién theo phap luat Gy quyén cho nguoi duge Gy quyén cla Cong ty de phe duyét va ky bao caoc tai
chinh riéng cho ky ké toan két thic ngay 31 thang 12 ndm 2025 theo Gidy Oy quyén sb 38/2025-UQ-NVLG ngay
01 thang 10 nam 2025.

PHE CHUAN BAO CAO TAI CHINH RIENG

Theo day, chuing tai phé chuln béo cao tai chinh riéng dinh kém tir trang 3 dén trang 64. Bao cao tai chinh riéng
nay phan anh trung thuwe va hgp Iy tinh hinh tai chinh rleng clia Céng ty tai ngay 31 thang 12 ndm 2025 ciing nhuw
két qua hoat dong kinh doanh riéng va tinh hinh Itru chuyen tién té riéng cla ky ké toan két thic clng ngay néu
trén, phu hop véi cac Chudn muc Ké toan Viet Nam, Ché dd Ké toan Doanh nghiép Viét Nam va cac quy dinh
phap Iy c6 lién quan dén viéc 1ap va trinh bay béo cdo tai chinh.

Ngtrdri stt dung bao cao tai chinh riéng cla Céng ty nén doc cling v&i béo cao tai chinh hop nhat cia Cong ty va
cdc cong ty con (goi chung la “Tap doan’) tai ky ké toan két thuc ngay 31 thang 12 ndm 2025 dé co da thong tin
vé tinh hinh tai chinh hop nhat, két qué hoat dong kinh doanh hop nhét va tinh hinh Iwu chuyén tién té hop nhat
clia Tap doan.

Ngol duro'c Nguo'l dai gign theo prap et dy quyén

Thanh phé H& Chi Minh, Nwée CHXHCN Viet Nam
Ngay 30 thang 01 nam 2026



CONG TY CO PHAN TAP POAN BAU TU BJA OC NO VA

BANG CAN DOl KE TOAN RIENG
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TAI SAN NGAN HAN

Tién va cic khoan trong dwong tién
Tién
Céac khodn twong drong tien

Cac khoan phai thu ngan han
Phai thu ngén han cda khach hang
Tra tredre cho nguéi ban ngdn han
Phai thu ngén han khéc

Dy phong phai thu ngdn han kho doi

Hang tén kho
Hang tdn kho

Tai san ngan han khac
Chi phi tra trwéc ngdn han
Thué gia tri gia tang duoc khau triv

Thué va cac khoan khac phai thu Nha nuwdc

Thuyét
minh
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17(b)
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Miu sé B 01a - DN

Tai ngay
31/112/2025 31/12/2024
VND VND

9.229.142.061.403

1.261.589.436.055
1.122.589.436.055
139.000.000.000

5.664.811.875.932
210.771.048.832
330.296.912.316
5.144.763.419.547
(21.019.504.763)

2.249.982.351.389
2.249.982.351.389

52,758.398.027
23.854.784.063
25.238.364.627

3.665.249.337

11.884.231.975.068

958.973.102.914
958.920.621.387
52.481.527

8.527.998.284.283
139.812.261.723
327.680.702.916
8.081.285.239.407
(20.779.919.763)

2.336.128.553.003
2.336.128.5563.003

61.132.034.868
26.546.566.154
30.920.219.377

3.665,249.337

Cac thuyét minh tir trang 10 dén trang 64 14 mot phan cau thanh bao cao tai chinh riéng nay
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CONG TY CO PHAN TAP DOAN PAU TU BJA OC NO VA

BANG CAN DOI KE TOAN RIENG
{tiep theo)
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TAI SAN (tiép theo)

TAI SAN DAl HAN

Cac khoan phai thu dai han
Phai thu dai han khac
D phong phai thu dai han kho doi

Tai san cé dinh

Tai san cé dinh hizu hinh
Nguyén gia

Gia tri khdu hao 1ty ké

Tai san cb dinh vo hinh
Nguyén gia
Gia tri khéu hao 0y ké

Bt dong san dau tw
Nguyén gia
Gia trj khau hao 10y ké

Tai san dé dang dai han
Chi phi san xuét, kinh doanh d& dang dai han
Chi phi xay dwng co ban dé dang

Dau tw tai chinh dai han

Pau tw vao cong ty con

Pau tw vao cdng ty lien két

Pau tw gép von vao don vi khac
Dy phong dau tu tai chinh dai han

Tai san dai han khac

Chi phi tra trwdc dai han
Tai san thué thu nhap hoan lai

TONG TAI SAN

Thuyét
minh

7(b)

8(b)

11(a)

11(b)

12

13
14

I G O O

10 (b)

Miu sd B 01a—-DN

Tai ngay
31/12/2025 31/12/2024
VND VND

70.496.257.789.007

1.250.563.332.784

1.267.065.332.784
{16.502.000.000)

502.290.714.191
441.252.434.599
6506.145.985.336
{164.893.550.737)

61.038.279.592
170.612.581.829
(109.574.302.237)

322.006.233.997
387.467.333.888
(65.461.099.891)

83.460.373.720
67.880.374.2561
15.579.999.469

68.335.218.215.510
68.570.981.805.805
75.392.060.000
21.425.600.000
(332.581.250.295)

2.718.918.805
2.682.968.205
35.950.600

78.117.343.505.543

5.874.163.332.784

5.890.665.332.784
(16.502.000.000)

515.317.028.638
453.345.747.724
604.993.568.669
(151.647.820.945)

61.971.280.914
169.887.346.122
{107.916.065.208)

328.099.042.176
387.467.333.888
(59.368.291.712)

186.105.859.436
181.998.060.395
4,107.799.041

71.209.851.262.744
71.5647.471.079.802
75.392.060.000
22.325.600.000
(435.337.477.058)

3.806.979.765
3.771.029.165
35.950.600

79.725.399.850.410

90.001.575.480.611

Cac thuyét minh tir trang 10 dén trang 64 1a mét phan cau thanh bao céo tai chinh riéng nay
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CONG TY CO PHAN TAP BOAN DAU TU BJA OC NO VA

BANG CAN POI KE TOAN RIENG

Miu sé B 01a — DN

(tiép theo)
) Tai ngay
Ma NGUON VON Thuyét 31/12/2025 311212024
sb minh VND VND
300 NO PHAITRA 53.907.395.542.524  67.191.913.586.293
310  No' ngan han 27.309.138.650.559  38.205.302.121.048
311 Phai trd ngwdi ban ngén han 15 328.684.603.486 325.072.414.584
312 Nguwoéimua tra tién trwdc ngan han 16 260.203.419.691 281.403.665.254
313 Thué va cac khoan phai ndp Nha nuwéc 17(a) 5.398.472.744 3.176.909.131
314  Phai tra nguei lao dong 3.094.879.400 1.536.456.261
315  Chiphi phai trd ngan han 18(a) 6.472.114 666.141 5.407.835.233.567
318  Doanh thu chua thiee hién ngan han 19 1,372.105.248 1.372.105.248
319  Phai trd ngan han khac 20(a) 2.477.225.039.326 6.455.452.790.362
320  Vayngan han 21(a) 17.766.210.757.174  25.724.617.839.292
322 Quf khen thuéng, phuc lgi 4.834.707.349 4.834.707.349
330 No daihan 26.598.256.891.965  28.986.611.465.245
333 Chi phi phai tra dai han 18(b) 557.840.170.239 342.309.912.572
336 Doanh thu chwa thwe hién dai han 19 54.769.867.484 56.141.972.724
337  Phai trd dai han khac 20(b) 12.445.661.845.521  18.647.409.000.000
338  Vaydaihan 21(b) 13.539.985.008.721 9.938.338.203.399
342  Du phong phai trd dai han 22 - 2.412.376.550
400 VON CHU SO HOU 25.818.004.307.886  22.809.661.894.318
410  Vén chi sé& hivu 25 818.004.307.886 22.809.661.894.318
411 V6n gop cla chl sé hivu 24, 25 22.320.185.490.000  19.501.045.380.000
411a - CO phiéu phd thong cd quyén biéu quyét 22.320.185.400.000  19.501.045.380.000
412 Thang du vén ¢b phan 25 6.043.387.533.639 5.051.601,924.626
421 Loi nhuan sau thué chwa phén phéi 25 (2.545.568.715.753) {1.742.985.410.308)
- Loi nhudan sau thué chuwa phan phéi liy ké

4218 44n cubi nam trude (1.742.985.410.308) [ 1-911:706.096.072)
421b - Loi nhuan sau thué chwa phan phdi nam nay (802.583.305.445) 168.720.685.764
440 TONG NGUON VON 30.611

Thi Thi Phuong Y Nguyén Thily Xuan Mai

Nguoi lap Ké toan truwdng ~ _..1 theo

g - -

phap luat Oy q-d;é“nv

Ngay 30 thang 01 nam 2026

Cac thuyét minb tw trang 10 dén trang 64 la mot phan cau thanh bao cdo tai chinh riéng nay
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cONG TY CO PHAN TAP POAN PAU TUF BJA OC NO VA

BAO CAO KET QUA HOAT PONG KINH DOANH RIENG
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Chi tiéu

Doanh thu ban hang va cung cap dich vu
Cac khoan gidm trir deanh thu

Doanh thu thuidn vé& ban hang va cung cip
dich vu

Gia vén hang ban va dich vu cung céap

Loi nhudn gdp vé ban hang va cung cip
dich vu

Doanh thu hoat déng t&i chinh

Chi phi tai ¢hinh

- Trong do: Chi phi 1&i vay

Chi phi béan hang

Chi phi quan ly deanh nghiép

Loi nhuan thuan tir hoat dong kinh doanh
Thu nhap khac
Chi phi khac

Lei nhuan khac

Téng lgi nhuan ké toan trrée thué

Thuyét
minh

27

28

28
30

31
32

33
33

Quy 4/2025
VND

85.569.984.237

Quy 4/2024
VND

53.093.762.856

Miu sé B 02a - DN

Ky ké toan két thuc ngay

311122025
VND

247.885.093.367

3111212024
VND

184.082.062.968

85.569.984.237

{55.393.338.843)

53.093.762.856

(53.341.587.477)

247.885.093.367

{186.314.428.854}

184.082.062,968

(175.529.147.916)

30.176.645.394

210.914.823.201
(625.171.187.009)
(774.390.317.381)
(4.990.681)
(2.092.508.308)

(247.824.621)

4.828.003.808.111
(1.763.512.837.983)
(986.284.424.641)
(4.595.256.411)
(60.042.473.205)

61.570.664.513

2.724.335.257.408
(3.857.922.772.796)
(3.220.567.570.990)
(151.318.245)
(14.349.635.087)

8.552.915.052

5.587.920.217.928
(5.349.347.380.866)
(3.841.522.630.680)
(4.913.208.408)
(83.203.276.063)

(386.177.117.403)

2.270.763.037
(41.819.136.15%)
(39.548.373.122)

2.999.605.415.891

©.105.502.097
{589.702.495)
8.515.799.602

{1.086.517.804.207)

325.912.625.540
{41.978.126.778)
283.934.498.762

159.009.267.643

11.861.821.294
(1.210.480.201}
10.651.341.093

{425.725.490.525)

3.008.121.215.493

(802.583.305.445)

169.660.608.736

Cac thuyét minh tiv trang 10 @&n trang 64 12 mot phén céu thanh bao céo tai chinh riéng nay



CONG TY CO PHAN TAP DOAN DAU TU PIA OC NO VA

BAO CAO KET QUA HOAT DONG KINH DOANH RIENG

{tiép theo)

M3 Chitiéu Thuyét Quy 4/2025 Quy 412024
sd minh VND VND
51  Chi phi thué TNDN hién hanh 34 - -
52  Chi phi thué TNDN hoan lai 23,34 - {939.922.972)
60  Loi nhuan sau thué TNDN {425.725.490.525) 3.007.181.292.5.
Thi Thi Phuong Y Nguyén Thuy Xuén Mai

Nguwéi l1ap K& toan triedng

M3u sé B 02a — DN

Ky ké toan két thic ngay

3112/2025 3111212024
VND VND
- 939.922.972

38.720.685.764

Ngu ol augc Nguwo dai gien tneo
phap luat dy quyen
Ngay 30 thang 01 nam 2026

Cac thuyét minh tir trang 10 dén trang 64 12 mét phan céu thanh bao cdo tai chinh riéng nay
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CONG TY CO PHAN TAP DOAN PAU TU DJA OC NO VA

BAO CAO LIPU CHUYEN TIEN TE RIENG
(Theo phwong phap gian tiép)
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26
27
30

Chi tigu Thuyét

minh

LU CHUYEN TIEN T HOAT PONG KINH DOANH
Loi nhuan ké toan trwéc thué
Piéu chinh cho cac khoan:

Khau hao TSCP va bét dong san dau tu

Cac khoan du phong

L& chénh lach ty gia hoi doai

L&i tir hoat dong dau tw

Chi phi 13i vay va chi phi phat hanh trai phiéu

Loi nhudn/(18) ti hoat déng kinh doanh
trwée nhikng thay doi von lwu ddng

Tang/(gidm) cac khodn phai thu

Tang hang tén kho

Giam/(tang) cac khoan phai tra

Giam chi phl tra trudc

Tién 14i vay da tra
Lwu chuyén tién thuin tiv hoat ddng kinh
doanh

LLU CHUYEN TIEN TP HOAT BONG BAU TW
Tién chi @& mua sam, xay dung TSCB
va cac tai san dai han khac
Tién thu tir thanh Iy, nheeng ban TSCE va
cac tai san dai han khac
Tién thu hdi dau tw gop vén vao don vi khac
Tién thu ¢d tire va loi nhuan dwee chia

Lwu chuyén tién thuan tiv hoat dong dau tw

Miu 56 B 03a - DN

Ky ké toan két thuc ngay

3171272025
VND

(802.583.305.445)

20.996.775.000
(104.929.018.313)
577.899.799.995
(1.860.000.411.065)
3.278.623.908.778

1.110.007.748.950
1.410.967.111.230
200.263.887.758
(8.403.885.698.185)
3.779.843.051
(1.011.876.959.087)

({6.690.744.066.283)

(23.543,314.276)

11.504.717.100.000
21.973.782.785
11.503.147.568.509

311212024
VND

169.660.608.736

28.651.928.377
115.982.801.279
750.875.944.728
(4.557.317.620.602)
3.952.693.822.997

460.547.485.515
(3.268.766.158.036)
10.826.820.396
1.784.860.991.974
317.864.145
(804.159.310.402)

(1.816.372.306.408)

2.450.205.130

3.666.726.400.000
77.254.927.566
3.746.431.532.696

Cac thuyét minh tir trang 10 dén trang 64 la mét phén cau thanh bao céo tai chinh riéng nay



CONG TY cO PHAN TAP BOAN BAU TU BIA OC NO VA

BAO CAO LUW'U CHUYEN TIEN TE RIENG GI(A NIEN DO
(Theo phwong phap gian tiep)

Mau sb B 03a— DN

Ky ké toan két thuc ngay

(tiép theo)
Ma  Chitiéu Thuyét
sb minh

31
33
34

40

50

60

61

70

LU'U CHUYEN TIEN T HOAT DONG TA!
CHINH

Tidn thu tir phat hanh cb phiéu
Tién thu te di vay
Tién chi tré no goc vay
Lwu chuyén thuan tw hoat déng
tai chinh

31/12/2025
VND

486.837.222.500

0.846.533.174.105
(7.843.161.299.546)

(4.509.790.902.941)

31/112/2024
VND

552.744.984.915
(1.939.268.106.305)

(1.386.513.121.390)

Lwu chuyén tién thudn trong ky

Tién va twong dwong tién dau
ky
Anh huwéng cla thay doi ty gia
héi doai quy ddi ngoai té

302.612.599.285

958.973.102.914

(3.733.856)

543.546.104.898
415.429.744.623

(2.746.607)

Tién va twong dwong tién cudi
ky

1.261.589.436.055

958.973.102.914

Thi Thi Phuong Y
Nguei tap

Ké toan truong

Nguyén Thay Xuan Mai

NYM UL sy oo e ] theo
phap luat ay quyén
Ngay 30 thang 01 nam 2026

Cac thuyét minh tiv trang 10 dén trang 64 la mdt phén céu thanh béo cao tai chinh rigng nay



CONG TY CO PHAN TAP DOAN DAU TU DJA OC NO VA

Mau sb B 09a — DN

THUYET MINH BAO CAO TAI CHINH RIENG )
CHO KY KE TOAN KET THUC NGAY 31 THANG 12 NAM 2025

1

DAC DIEM HOAT BONG CUA CONG TY

Céng ty Co phan Tap doan Bau tw Bia ¢ No Va (“Cong ty"} 1a mot cong ty ¢b phan dugc thanh lap tai
nwée CHXHCN Viet Nam theo Gidy chirng nhan dang ky kinh doanh s6 054350 ngay 18 thang 9 nam
1992 do S& Ké hoach va E)au tw Thanh phd Hd Chi Minh cép va Gidy chirng nhan dang ky doanh nghiép
s 0301444753 thay dbi gan nhéat 1an thi 73 ngay 21 thang 01 ndm 2026. Tién than clia Cong ty la Cong
ty TNHH Thuwong mai Thanh Nhon duoc thanh 1ap va hoat dong theo Gidy chirng nhan déng ky doanh
nghiép nhu trén.

Hoat dong chinh ctia Cong ty [a kinh doanh bat dong sdn; xay dung dan dung va xay dwng cong nghiép;
cung cap hoat déng thiét ké va dich vu tw van quén ly va cung cap dich vu moi gioi bat dong san.

Cb phiéu cua Cong ty d& chinh thikc giao dich tai S& G|ao dich Chirng khoan Thanh phd Ho Chi Minh
ké tlr ngay 28 thang 12 nam 2016 v&i ma giao dich cb phleu la "NVL”, theo Quyét dinh sb 500/QD-
SGDHCM do Giam déc S& Giao dich Chirng khoan Thanh phé Hé Chi Minh ky ngay 19 thang 12 nam
2018,

Chu ky san xuét kinh doanh théng thwéng clia méi du an cla Céng ty 1a khoang 36 thang.
Tai ngay 31 thang 12 nam 2025, Cong ty co 27 cong ty con truc tiép va 2 cong ty lign két tryc tlep nhu
dugc trinh bay trong Thuyet minh 4 - Pau tw tai chinh. Ngoai ra, Céng ty co 52 cong ty con gian tiép va

8 cong ty lién két gian tlep (tai ngay 31 thang 12 nam 2024: 31 cdng ty con tryc tiép, 54 cong ty con gian
tiép, 02 cong ty lién két trwe tiép va 5 cong ty lién két gian tiép). Chi tiét nhw sau:
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CONG TY CO PHAN TAP DOAN BAU TP BIA OC NO VA
) ) L ) Miu sé B 09a - DN
1 DAC DIEM HOAT BONG CUA CONG TY (tiep theo}

31/12/2025 31/12/2024
Ty 18 Ty 1
STT Tén Pia diém Hoat déng chinh N Ts’(_[e quyﬁ:n ‘qulé q“Y‘?”
s hiru bIE’LI s¢ hidu b:e.u
quyét quyét
% % % %

Céng ty con gian tiép:
1 Céng ty TNHH Delta - Valley Binh Thuén Tinh Lam Béng Kinh doanh bét déng san 99,85 99,89 99,85 99,9¢
2 Congty TNHH Pau t Bat dong sdn Long Hung Phat Tinh Bang Nai Kinh doanh bat déng sén 79,98 99,89 79,98 99,89
3 Congty Cb phén Hoan Vi TP. HA Chi Minh Xay dyng nha dé & 99,86 99,89 80,86 99,89
4  Céng ty TNHH Pau tr va Phat trién B4t dong san 350 TP. H4 Chi Minh Kinh doanh bat d6ng san 54,03 99,89 67.14 99,99
5  Cong ty TNHH Thwong mai Bau tw Dja éc 38 .TP. H& Chi Minh Hoat déng tu van quan ly 99,89 99,99 $9,99 99,99
&  Coéngty Cé phan Dau tr va Bt dong san Ngoc Uyén TP. H6 Chi Minh Kinh doanh hat déng san 99,99 99,99 95,99 99,99
7  Coéngty C& phan Dau tr B4t ddng san Trrong Thanh TP. H& Chi Minh Kinh doanh bat déng san 9¢,99 99,99 99,99 9999
8  Cangty TNHH Bét déng san Béo Phtic TP. H& Chi Minh Kinh doanh bat dang san 69,99 99,99 99,99 99,99
9 Céng ty C& phan Nova Richstar TP. H& Chi Minh E&ﬂ:ﬁgﬂ;iﬁgﬂ”& e 9999 99,99 9999 99,99
10 Ccr’:fr"htVJNHH Bau tw va Phattrien Phugc Long (Thuy8t 15 115 oy Minh Kinh doanh bt dong san 5399 99,99 99,99 9999
11 Céng ty TNHH Bat dong sén Gia Phu {Thuyét minh 4) TP. H& Chi Minh Kinh doanh bét dong san - - 9998 99,99
12 Céngty TNHH Mega Tie TP. H& Chi Minh Kinh doanh bat déng sén 98,58 9¢,99 98,59 99,99
13 Congty C& phan Dau tw Bat déng san Trudng Tay TP. H& Chi Minh Kinh doanh bat déng san 99,97 99,98 99,97 99,98
14  Céngty Cé phan Bat @dng san Thinh Vwrong TP. Hé Chi Minh Kinh doanh bat dang san 99,87 90,98 99,98 99,98
15 C‘:{:‘iﬁ;VJNHH Bat dong san Nova Riverside (Thuyet TP. H3 Chi Minh Kinh doanh bt dong san 5398 99,98 9997 99,98
16 $§S§nt‘;ﬁ§tpha” Bau t va Phat trién Bat dong san TP. H& Chi Minh Kinh doanh bat dong san 9909 99,99 99,99 99,99
17 Cong ty Cd phén Dia 6c Nhat Hoa TP. H& Chi Minh Kinh doanh bat ddng san 99,79 99,67 99,79 99,87
18 Congty C phan Dich vy Dau tw Lucky House TP. H& Chi Minh Kinh doanh bét d6ng san 99,99 99,69 9%,99 99,99
19 Cong ty C& phén Dau tr va Thirong mai Nha Rong TR. H& Chi Minh Kinh doanh bét d6ng san 99,99 99,69 98,99 99,99
20 Céngty Cb phan B4t dong san Binh Phat TP. Hé Chi Minh Kinh doanh bat dang san 54,03 99,96 67.13 99,96
21 Coéngty C& phan Kinh doanh Bat ddng san Thai Binh TP. Hé Chi Minh Kinh doanh bat ddng sén 99,84 99,96 99,95 9996
22 (Cgngty £6 phan Bat dong san Nova Lexington TF. H6 Chi Minh Kinh doanh bat déng san 89,95 99,97 99,95 99,97
23 Céngty TNHH Tap doan Dau tr KM TP. H5 Chi Minh Tuw van dau 89,85 83,90 99,85 ©¢,90
24 Céng ty TNHH Merufa-Nova (Thuyét minh 4) TP. H& Chi Minh Kinh doanh bét dang san 53,94 93,90 99,89 98,90
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CONG TY CO PHAN TAP BOAN BAU TUf BIA OC NO VA
Miu s6 B 09a — DN

1 DAC DIEM HOAT BONG CUA CONG TY (tiép theo)

31/12/2025 31112/2024
- ooz R . Ty lé qI;’élne Ty l,é qI;’élﬁ
STT Tén Dia diém Hoat déng chinh <& hivu hidu SO hidu
quyét hiru quyét
) ] % % % %
Céng ty con gian tiép: {tiep theo)
25 cang ty TNHH The Forest City TP. H& Chi Minh  Kinh doanh bat dong san 99,88 99,80 99,88 99,90
26 cong ty Cd phan Cao bc Phurong Béng TP. H& Chi Minh  Kinh doanh bat ding san 99.89 99.88 99,89 99,89
27 Cang ty CA phan Phat trién Dat Viét TP. H& Chi Minh  Kinh doanh bat déng san 99,67 99,59 99,67 99,69
28 Cong ty TNHH DAu tur va Phat trién Bat dpng san CQ89 TP. HB Chi Minh  Kinh doanh bt déng san 53,81 99,59 65,86 99,59
29 Cong ty TNHH Phat trién Quéc t& Thé ky 21 TP. Hd Chi Minh  Kinh doanh béat déng san 97.95 98,97 88,97 98,97
30 Cong ty C& phan DAu tr Phat trién Dia ¢ Van Phat TP. Hd Chi Minh  Kinh doanh bt dong san 99,98 89,88 $9.88 98,98
31 Cong ty TNHH Bau tw va Phat trién Bat dong san Clhu TP. H& Chi Minh  Kinh doanh b4t déng san 80,99 80,68  ©9,9% 98,99
32 lé?:?w% ty C6 phan DAu tw Thu Minh Nguyén Tinh Lam £6ng Dich vu lwu tri ngan ngay 96,05 96,15 95,14 98,15
33 Céng ty C& phén Dich vy Du lich Hoa Théng Tinh Lam Déng Dich vu leu frd ngan ngay 95,70 9580 9579 95,80
34 Cong ty TNHH Thanh phd Aqua {**) Tinh Béng Nai Kinh doanh bt dong san 50,98 51,00 69,98 70,00
35 Cong ty TNHH B&t ddng san Phuc Hoa (**) TP. Hd Chi Minh  Kinh doanh b4t ddng san - - 89,97 99,89
36 Congty TNHH Bau tw Phat trién Bat dong san An TP. H6 Chi Minh  Kinh doanh bat déng san - - 99,89 99,99
TEANg
37 (l;gr:"g t;ngN(HH)Bét géng san Thé Ky Hoang Kim TP. H& ChiMinh  Kinh doanh b4t ddng san $8.97 9898 99,99 99,99
38 Cang ty C& phan Nova Holiday (%) TP. H& Chi Minh  Dich vu Ieu tri ngén ngay 9g,98 99,98 99,98 99,98
39 Cong ty Cé phan Global Membership TP. H& Chi Minh  Dich vu lwru trl ngan ngay 99,99 99,99 99,99 99,99
40 Céng ty TNHH Pau tv va Phat trién Bat dong san An Huy  TP. Ho Chi Minh  Kinh doanh bat déng san 99,99 99,99 99,99 99,99
44 Cong ty C6 phan Dia 6¢ Ngan Hiép TP. Hd Chi Minh  Kinh doanh bét d6ng san 99,98 99,99 99,88 £9,89
42 Céng ty Ch phan Dau tw Liberty TP. HA Chi Minh  Tw vén, méi gi&vi, dau gia bat 99,68 99,98 99,98 29,88
dong sén, dau gia quyén st dung
= N % dét :
43 Céng ty C6 phan Thanh My Loi TP. H& Chi Minh  Kinh deanh bat ddng san 44,19 70,00 51,48 70,00
44 Cong ty TNHH Tuw van Long Hung Phat TP. Hd Chi Minh  Hoat dang tw vén quan Iy 79,88 80,00 78,98 80,00
45 Cong ty C& phan Nova Final Solution TP. H& Chi Minh  Kinh doanh bat dong san 99,98 98,98 98,08 9998
45 Cong ty TNHH Bét dgng san Bang Khanh TP. H& Chi Minh  Kinh doanh bét dgng san 93,39 99,41 99,39 99 41
47 Cong ty C& phan Dau tw Téng hop Mai Né Tinh Lam Béng Xay dwng khu du lich da ngcai 99,38 99,89 89,38 99,99
48 Céng ty TNHH Dau tw va Phat trién B4t dong san Green  TP. HS Chi Minh  Kinh doanh bat dong san 50,98 99,89 69,97 99,99

Land
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CONG TY ¢O PHAN TAP DOAN DAU TU BJA OC NO VA

. A ) Miu s4 B 09a — DN
1 DAC DIEM HOAT BONG CUA CONG TY (tiép theo)

31/12/2025 31/12/2024

Ty I8 - TE

STT Tén Dia didm Hoat dang chinh S&Tgﬁ[ﬁ quyen s@?{lﬁ quyen
quyet quyet

Yo % % Yo

Cong ty con gian tiép: (tiép theo) .

49  Céng ty Co phan Dau tw Ngoe Linh Hoa TP. H& Chi Minh Kinh doanh bat dong san 99,82 99,83 9g,82 93,83
50  Congty TNHH Bét ddng s&n Da Lat Lake TP. H& Chi Minh Kinh doanh bat déng sén 99,97 9g,99 99,97 99,99
51 Cong ty TNHH Du lich Binh An TP. Hd Chi Minh Dich vy iru tri ngén ngay 99,97 99,99 99,97 98,99
52  ©ongty Cb phdn Bl Tan Tinh Lam Dbng Dich vy I tri ngdn ngay 99,85 99,99 99,85 99,99
63  Congty C& phan Bau tu Du lich Tring Drong Tinh Lam Déng Dich vu Iy trd ngén ngay 99,38 99,50 99,38 99,50
54  Congty TNHH Dau tw Tric Quynh TP. H& Chi Minh Kinh doanh bat dong sén 99,59 99,99 99,99 £9,99
55 C6ng Ty CO Phan DAu T Throng Mai Va Phat Trién Bat  TP. Hb Chi Minh Kinh doanh bat ddng san 99,93 98,99 - -

Poéng San An Phat (Thuyét minh 4)

() Tai ngay phat hanh Bao cao tai chinh riéng, Céng ty Cé phan Nova Holiday dang trong qua trinh hoan tat thd tuc giai thé.

(**) Theo Quyét dinh s6 01/2025-QD-PH ngay 25 thang 4 nam 2025, Hoi déng Thanh vién Cang ty TNHH Bat dong san Phuc Hoa ("Phuc Hoa") da théng
qua viéc sép nhép Phuc Hoa vao Cong ty TNHH Thanh Phd Aqua. Theo d6, toan bd tai san, ng phai trd va von chi s& hitu cla Phuc Hoa dugc
chuyén giao cho Céng ty TNHH Thanh Pho Aqua.

(**) Theo Quyét dinh s 03/2025-QD-SGR ngay 15 thang 10 ndm 2025, Céng ty TNHH Pau tw Pia Oc Nova Saigon Royal d5 hoan tht chuyén nhuong

toan b6 99,99% phan von gbp tai Cong ty TNHH Bau tw Phat trien Bat dong san An Phu Béng (“An Pha Bang”) trong thang 10 ndm 2025. Sau khi hoan
tat chuyén nhuong, An Phi Dong khéng con la céng ty con gian tiép cla Céng ty.

Cong ty lién két gian tiép:

1 Coéng ty TNHH Sai Gon Gén TP. H6 Chi Minh Kinh doanh bat dong san 26,09 50,00 50,00 50,00
2 Congty C phan Hiung Nguw Security TP. H& Chi Minh Hoat déng bdo vé ca nhan 23,89 24,00 24,00 24,00
3 Cong ty C6 phan Thuong mai BAu trr B4t ddng sén Phi TP. H6 Ch! Minh Kinh doanh b4t dong san 48,48 48,58 48,98 4898
4 ggng ty TNHE Bé thi Dich vu Amata Long Thanh 1 Tinh Béng Nai Kinh doanh bat dang san 48,89 49,00 48,88 49,00
5 Céng ty TNHH B8 thi Dich vu Amata Long Thanh 2 Tinh Déng Nai Kinh doannh bat 3dng san 49,00 49,00 49,00 49,00
6 Céng ty TNHH Vang Tau Investment TP. H& Chi Minh Kinh doanh bét dang sén 48,84 48,00 - -
7 Céng ty TNHH Ving Tau Beach City TP. H& Chi Minh Kinh doanh bat dong sén 24,98 49,00 - -
8  Téng Cong ty Thiy san Viét Nam — Céng ty C6 phan TP. H Chi Minh San xuét, thurong mai va 24,02 24,03 - -
dich vu
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CONG TY CO PHAN TAP DOAN BAU TU BIA OC NO VA

1

21

2.2

2.3

) L ] Méau s6 B 09a — DN
DAC DIEM HOAT BONG CUA CONG TY (tiép theo)

Tai ngay 31 thang 12 nam 2025, Cong ty co 28 nhan vién (tai ngay 31 thang 12 ndm 2024: 31 nhan vién)
CAC CHIiNH SACH KE TOAN CHU YEU
Co s& chna viéc 1ap bdo cao tai chinh riéng

Bao céo tai chinh riéng da dwoc lap theo cac Chudn muc Ké toan Viét Nam, Ché d6 Ké toan Doanh nghiép
Viét Nam va cac quy dinh phap ly co lién quan dén viéc lap va trinh bay bao céo tai chinh. Bao cao tai
chinh riéng dwec lap theo nguyén téc gia goc.

Bao cao tai chinh riéng kém theo khong nh&m muc dich trinh bay tinh hinh tai chinh riéng, két qua kinh
doanh neng va tinh hinh luu c:huyen ti&n té riéng theo cac nguyén tac va thong 1é ké toan thudong duoc
c:hap nhan & cac nwéc va cac thé ché khac ngoai nuec CHXHCN Viét Nam. Cac nguyén téc va thong 1&
ké toan st dung tai nwodc CHXHCN Viet Nam cé thé khac véi cac nguyén tac va thong |8 ké toan tai cac
nuwére va cac thé ché khac.

Ngoai ra, Cong ty cling d& scan lap bao cao tai chinh hop nhét theo cac Chuan muc Ké toan Viét Nam,
Ché dd Ké toan Doanh nghiép Viét Nam va cac quy dinh phap Iy c6 lién quan dén viéc lap va trinh bay bao
c4o tai chinh hop nhat cho Céng ty va cac cong ty con ("Tap doan”). Trong bao cao tai chinh hop nhét,
cac cong ty con la nhi*rng cong ty ma Tap doan kiém soat cac chinh sach hoat déng va tai chinh, da duoo
hep nhat day dd.

Nguw&i st dung bao céo tai chinh riéng cta Cong ty nén doc cling voi bac cao tai chinh ho’p nhat clia Cong
ty va cac cong ty con (“Tap doan’} cho ky ké toan két thiic ngay 31 thang 12 nam 2025 dé co dl thong tin
v& tinh hinh tai chinh hop nhat, k&t qua hoat déng kinh doanh hop nhat va tinh hinh luu chuyén tién t& hop
nhat ciia Tap doan.

Nam tai chinh
Nam tai chinh ctia Cong ty bat dau tir ngay 01 thang 01 va két thic ngay ngay 31 thang 12.
Don vi tién té siv dung trong k& toan

Don vi tién té st dung trong ké toan va dugc trinh bay trén bao cdo tai chinh riéng 1a Bong Viét Nam
("VND” hoic “Béng").

Cac nghigp vy phat sinh b&ng ngoai té dwoc quy ddi theo ty gia giao dich thyc t& &p dung tai ngay phéat
sinh nghiép vy. Chénh l&ch ty gia phat sinh tir cac nghiép vu nay dugc ghi nhan Ia thu nh&p hoac chi phi
trong bdo cao két qua hoat déng kinh doanh riéng.

Tai san va no phai tra bing tidn t& co gbe ngoai té tai ngay cia bang can dbi ké toan riéng lan iugt dugc
quy ddi theo ty gia mua va ty gia ban ngoal t& cla ngan hang thvong mai noi Céng ty thudng xuyén co
giao dich ap dung tai ngay bang can doi k& toan riéng. Cac khoan ngoai té gii ngan hang tai ngay cla
bang can déi ké toan riéng dugc quy ddi theo ty gia mua cla chinh ngan hang noi Cong ty mé tai khoan
ngoai t& Chénh léch ty gia phat sinh tlr vigc quy ddi nay dwoc ghi nhan la thu nhap hodc chi phi trong bao
cao két qua hoat dong kinh doanh riéng.

2.4 Tién va cac khoan twong dwong tién

Tién bao gbm t|en mat tai quy va tién gthi ngan hang khong ky han. Cac khodn twong dwong tién l1a cac
khoan dau twr ngén han co thai han thu héi khéng qua 3 thang ké tir ngay dau tw, co kha nang chuyén déi
d& dang thanh mot lwong tién xac dinh va khong ¢o rli ro trong viéc chuyén dbi thanh tién tai th&i diém
bao cao.
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CONG TY cO PHAN TAP DOAN BAU TU BJA OC NO VA

2
2.5

2.6

) . ] . L ) M3iu s6 B 09a — DN
CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Khodan phai thu khach hang

Céc khoan phai thu thé hién gia tri ghi s6 clia cac khodn phai thu khach hang gdm cac khodn phéi thu
mang tinh chat thwong mai phat sinh tr giao dich ban hang héa, cung cép dich vy; va cac khoan phai thu
khac khéng cé tinh thuwong mai, khéng lién quan dén giao dich ban hang hoa va cung cép dich vu. Dy
phong cac khaan phai thu kho dcn duoc lap cho tirng khodn phai thu can clr vao thédi gian qua han tra ng
goc theo cam két ng ban dau (khong tinh dén viéc gia han no gitta cac ben) hosc cén clr vao mirc tén
that wée tinh co the xay ra. Chénh l&ch gitra khoan dw phaong phai Iap & cudi ky ké toan nay va khodn du
phong da lap & cudi ky ké toan trwde dwec ghi nhan tanq hoac glam chi phi quan ly doanh nghiép trong
ky ké toan. Cac khodn phai thu duoc xac dinh 1a khéng thé thu hoi sé dwoc xda so.

Cac khoan phal thu duoc phan loai ngén han va dai han trén bang can dbi ké toan riéng can cw theo ky
han con lai cla cac khoan phdi thu tai ngay cla bang can déi ké toan riéng t&i ngay dén han thu héi.

Hang tdn kho

Hang tén kho dugc the hién theo gla thdp hon gitra gia gbe va gia tri thuan ¢é thé thure hién duge. Gia gbe
hang tdn kho bao gém chi phi tién st dung dat va cac chi phi xay dung co s& ha tang c&n hd, chi phi truc
tiép va chi phi c:hung khac ¢a lién quan phat sinh co duoc hang tdn kho & dia diém va trang thai hién tai.
Gia trj thudn co thé thire hién dugc 1a gia ban waoc tinh clia hang tén kho trong nam tai chinh kinh doanh
binh thueeing trir chi phi wée tinh d& hoan thanh san pham va chi phi udce tinh can thiét cho viéc tiéu thu.

Duw phong duoc 1ap cho hang tén kho bi 16i th&ri, cham lwu chuyén va bi héng. Chénh léch gifra khoan dw
phong phai lap & cubi nam tai chinh nay va khodn duw phong da lap & cudi nam tai chinh trude duoc ghi
nhan tang hodc giam gia vén hang ban trong ndm tai chinh.

2.7 PAau tw tai chinh

a)

b)

Dau tw vao cdng ty con

Cong ty con Ja nhitng doanh nghiép ma Cdng ty c6 quyén chi phéi cac chinh sach tai chinh va hoat dong
cua doanh nghiép nham thu dwoc loi ich kinh té tir cac hoat déng clia doanh nghiép do, thU’O’ng dikémla
viéc ndm gitr hon mét nira quyén biéu quyet Sw ton tai va tinh hiru hiéu clia quyén biéu quyet tiém tang
dang dwoc thic thi hodc dwgc chuyén ddi s& dwoc xem xét khi danh gia liéu Cong ty co quyén kiém soat
doanh nghiép hay khong.

DAu tw vao cong ty con dugc ghi nhan ban dau theo gia gbe, cdbng céac chi phi lién guan triprc tiép dén viéc
dau tu. Sau do, Ban Tong Giam dbc thuc hién viéc ra soat doi vai tat ca cac khoadn dau tw dé ghi nhan du
phong vao cudi ky ké toan.

DAu tw vao cong ty lién két

Cong ty lién két 1a tat ca cac céng ty trong d6 Cong ty co anh hudng dang ké nhwng khéng phai kiém soat,
thuong dwoc thé hién théng qua viéc ndm gilr ttr 20% dén 50% quyén biéu quyét & cong ty do.

DAu tw vao cong ty lién két dugce ghi nhan ban dAu theo gia gbc, bao gdm gia mua hodc gia trj gop vén

cong cac chi phi lién quan tryc t|ep dén viec dau tw. Sau do, Ban Tong Giam déc thire hién viéc ra soat
déi voi tht ca cac khoan dau tw dé ghi nhan duw phong vao cudi ky ké toan.
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2.7

d)

2.8

2.9

; . ] . L . Miu sb B 09a—DN
CAC CHINH SACH KE TOAN CHU YEU (tiep theo)

Pau twv tai chinh (tiép theo)

Phu tw gop vén vao don vj khac

E)au twe gop vén vao don vi khac 1a cac khoan dau tw vao cong cu vén clla don vi khac nhing khéng céd
quyen kiém soat hosc ddng kiém soat, khong co anh huéng dang ké déi vori bén duoc dau tw. Gac khoan
dau tw nay dwoc ghi nhan ban dau theo gia gbe. Sau d6, Ban Tong Giam dbc thue hién viéc ra soat dbi
vOi tAt ca cac khoan dau tu dé ghi nhan dy phang vao cubi ky ké toan.

Dy phong giam gia dau tw vao cdng ty con; céng ty lién két; dau tw gép vén vao don v khac

Du phdng giam gia dAu tu vao cong ty con; cong ty lien két: dau tw gop vén vao don vi khac duoc lap vao
cudi ky ké toan khi co su gidm gid trj clia cac khoan dau fu.

Du phong gidm gia du tir vao céng ty con; cong ty lién két dwoc tinh dira trén khoan 16 cla bén dugc
dau tuw.

Du phong gidm gia dau tu gop vén vao don vi khac dugc tinh dwa trén gia tri thj truong néu gia tri thi
treerng dugc xac dinh mot cach tln cay. Néu gia trj thj treerng khong thé dwoc xac dinh mot cach tin cay,
dy phong gidm gia dau tu gop vdn vao don vj khac dwgc tinh teong ty nhu du phong gidm gia dau tu vao
céng ty con; cong ty lién ket.

Chénh l&ch gitra khoan dy phong lap & cudi ki ké toan nay va khodn dy phong da lap & cubi ky ké toan
triede dwge ghi nhan tang hoac giam chi phi tai chinh trong ky ké toan. Khoan du phong dwoc hoan nhap
khong vuwot qua gia tri ghi s6 ban dau.

Hop déng hop tac kinh doanh

Hop déng hop tac kinh doanh ("BCC”) Ia théa thuan gilra Cong ty va cac dbi tac bang hop dong dé cung
thwe hién hoat dong kinh t& nhwng khong hinh thanh phap nhan doc 1ap. Hoat déng nay dwgce ddng kiém
soat béi cac bén theo théa thuan cla BCC. Néu BCC quy dinh cac bén tham gla BCC duwec phan chia lgi
nhuan néu két qua hoat dong cua BCC co lai, va phai ganh chiu 18, thi ban chat clia BCC la chia doanh
thu, chi phi, cac bén phai co quyén, diéu kién, kha nang dé& ddng kiém soat hoat déng cling nhw dong tién
cta BCC.

(i) Néu Cong ty la bén ké toan va quyét toan thué, Cong ty s& ghi nhan toan b doanh thu va chi phi lién
quan dén BCC, sau d6 phan bd ty 1& doanh thu va chi phi cho cac bén tham gia BCC trong ky.

(i) Néu Céng ty khang phai 1a bén ké toan va quyét toan thué, Coéng ty dwoc ghi nhan trén Bao cao két
qua hoat déng kinh doanh phan doanh thu, chi phi twong tng véi phan dwoc chia tir BCC.

Tai san ¢é dinh

Tai sén ¢ dinh hiku hinh va tai sén cd dinh vé hinh

TSCE dwec phan anh theo nguyen gia tri khau hao tuy ké. Nguyén gia bao gbm cac chi phi lién quan trec
tiép dén viéc co duge TSCD & trang thai sén sang st dung. Cac chi phi phat sinh sau gh| nhan ban dau
chi dwoc ghi tang nguyén gia TSCD néu céc chi phi nay chac chan lam tang lei ich kinh té trong twong lai

do sl dung tai san do. Cac chi phi phat sinh khéng théa man didu kién trén dwoe ghi nhan 1a chi phi san
xu4t, kinh doanh trong ky ké toan.
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Tai san ¢ dinh (tiép theo)
Khéu hao
TSCPH dwoce khau hao theo phurong phap duong thang dé glam dan gia tri phai khau hao trong subt thevi

gian hiru dung woece tinh. Gia tri pha1 khau hao la nguy@n gia clia TSCD ghi trén bao cao tai chinh triv {-) di
gia tri thanh ly wéc tinh cla tai sén do. Thoi gian hiru dung wée tinh clia cac loai tai san nhw sau:

Nha ctra, vat kién tric 5 — 50 nam
May moc, thiét b 3-20 n&m
Phuwong tién van tai 4 — 8 nam
Thiét bi quan ly 3-8 nam
Phan mém, ban guyen 3 -7 nam
Tai san cb dinh khac 2 -3 nam

Quyén st dung dat khong co thdi han dwoc ghi nhan theo nguyén gia va khong khau hao.

Thanh ly

Lai hodc 16 phat sinh do thanh ly, nhuong ban TSCP duoc xac dinh bing sé chénh léch giiva s6 tién thu
thuén do thanh Iy v&i gia tri con lai clia TSCP va dwgc ghi nhan 1a thu nhap hogc chi phi trong bao cao két
gua hoat déng kinh doanh riéng.

Chi phi x8y dung co ban d& dang

Chi phi xay dwng co ban d& dang thé hién g|a tri clia cac tai san trong qua trinh 1&p dat hodc xay dwng
phuc vu myc dich san xuét, cho thué hoac quan tri, hodc cho bat ki muc dich nao khac, dugc ghi nhan
theo gia gbc, bao gdm toan bé chi phi can thiét dé xay dwng mai hodc slra chira, cdi tao, m& rong hay
trang bi lai k§ thuat céng trinh nhw chi phi xay dwng; chi phi thiét bj; chi phi bdi thudng, hd trer va tai dinh
cw; chi phi quan |y dw an; chi phi tw van dau tw xay dwng; va chi ph[ vay dwoc von hoa dbi vai tai san du
didu kién phu hgp voi chlnh sach ké toan cla Cong ty. Khau hao clia nhirng tai san nay, ciing giéng nhuw
cac loai TSCD khac, sé bat dau dworc trich khi tai san da san sang cho muc dich sir dung.

Thué hoat ddng

Thué hoat ddng {a loai hinh thué TSCD ma phan I&n rdi ro va lgi ich g4n lién v&i quyén s& hiru cla tai san
thudc vé& bén cho thué. Khoan thanh toan dwdi hinh thire thué hoat déng dwgc hach toan vao baa cao két
qua hoat ddng kinh doanh riéng gitta nién d¢ theo phuong phap dwong thang duwa trén thei han thué hoat
déng.

Bit dong san dau tw

Nguyen gia clia bat dOng san dau tw |a toan bd céc chi phi {tién hoac twong ducrng tién) ma Cong ty bd ra
hoéc gia tri hop ly clia cac khoan khac dwa ra trao adi dé co duoc bat dong san dau tu tinh dén thai diém
mua hodc xay dung hoan thanh bt dong san dau tw d6. Cac chi phi phat sinh sau ghi nhan ban dau chi
duge ghitang nguyen gia bat dong san dau tw néu cac chi phi nay chéc chén 1am tang lgi ich kinh té trong
tu'crng lai do sl dung tai san do. Cac chi phi phat sinh khong théa méan didu kién trén dwoc ghinhan la chi
phi san xuét, kinh doanh trong ky ké toan.

Khéu hao

B4t dong san dau tw ndm gitk dé cho thué duoc khéu hao theo phwong phap duéng thang dé giam dan
g|é tri phai khau hao trong theyi gian st dung woc tinh. Gia tri phai khau hao 1a nguyén gia cla bat dong
san dAu tw nam git dé cho thué ghi trén bao cao tai chinh trer di (-) gia tri thanh Iy wdc tinh clia bat dong
san do. Thavi gian hiru dung woe tinh cla cac loai tai san nhuw sau:

Nha cla, vat kién tric 6 — 50 nam
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B4t dong san dau tw (tiép theo)
Quy&n st dung d4t duroc ghi nhan theo nguyén gia va khong khau hao.
Thanh ly

Lai hozic 18 do thanh Iy bét dong san dau tw dwoc xéc dinh bang s6 chenh léch gitra tién thu thuén do
thanh ly voi gia tri con lai cla bat déng san dau tw va duwgc ghi nhan la thu nhap hoéc chi phi trong bao
cao ket qua hoat dong kinh doanh riégng.

Chi phi tra trwde

Chi phi tra treére bao gdm chi phi tra trwdc ngén han va chi phi tré trede dai han trén bang can dbi ké toan
riéng. Chi phi tra tride phan anh sé tién tra trrdre dé duogc cung cép dich vy, cac chi phi fién quan dén
ban hang hodc cac céng cy, dung cu khéng thoa man diéu kién ghi nhan TSCB. Cac khoan chi phi tra
trere nay dwoc ghi nhan theo gia gbc va dwoc phan bd theo phuong phap duang thang dua trén thoi
gian hiru dung wac tinh, ngoai trir chi phi ban hang lién quan tric tiép dén dw an, dugce treo lai chd phan
bé trén co s& twong g voi doanh thu khi Cong ty chuyén giao phan lon quyén loi va rli ro cho ngudi
mua.

N phai tra

Cac khodn no phai ira dwoc ghi nhan cho sb tién phai tra trong twong lai lién quan dén hang hoa va dich
vu da nhan dwec.

Viéc phan loai cac khodn phai tra 1a phdi tréd nguai ban, chi phi phai tra va phai tra khac duge thuc hién
theo nguyén tac sau:

- Phai tra ngwdi ban gdm cac khoan phai tra mang tinh chat thiong mai phét sinh tir giao dich mua
hang hoa va dich vy; va

- Phai tra khac gdm cac khoan phai tra khong co tinh chat thirong mai va khong lién quan dén giao dich
mua hang hda va dich vu.

Cac khoan no phai tra dwroc phan loai ngdn han va dai han trén bang céan d6i ké toan rieng gitka nién do
cén clr theo ky han con lai clia cac khoan phai tra tai ngay cla bang céan doi ke toan riéng gitka nién do toi
ngay den han thanh toan.

2.14 Vay

Vay bao gdm cac khodn tién vay tir cac ngan hang, t chirc tai chinh va cac doi tvong khéc.

Cac khoan vay duwoc phan loai ngén han va dai han trén bang can ddi ké toan riéng gitra nién d6 cén cur
theo ky han con lai clia cac khoan vay tai ngay ca bang can doi ke toan riéng t¢i ngay dén han thanh
toan.

Chi phi di vay lién quan trwc tiép dbi véi hoat dong xay dung hodc san xuat bat ky tai san da tieu chuan sé&

dwoc vén hoa trong thoi gian ma cac tai san nay dwgc hoan thanh va chuén bi dwa vao st dung. Chi phi
di vay khac dwgc ghi nhan trong bao cao két qua hoat dong kinh doanh khi phat sinh.
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Chi phi phai tra

Bao gom céc khoan phai tra cho hang hoa, dich vu da nhan dugc tir ngurdi ban trong ky bao cao nhung
thwe té chua chi tra do chwa co hoa don hodc chwa dd hd so, tai liéu ké toan; cac khoan phai tra cho
ngueoi lao déng. vé tién lvong; cac khoan chi phi san xuét, kinh doanh pha| tnch treérc va chi phi lai vay
phai trd dwec von hoa hodc ghi nhan vao chi phi san xudt, kinh doanh cla ky bao cao.

Cac khoan dw phong

Cac khoan dw phong dwoc ghi nhan khi Cang ty ¢ nghia vu no hién tai, phap ly hoac lién d¢i, phat sinh
tlr cac s kién d@a xay ra; viéc thanh toan nghia vu ng' cd thé s& da&n dén su giam st vé& nhirng lgi ich kinh
té va gia tri clla nghia vu no 36 dugc wéc tinh mot cach dang tin cay. Dy phong khéng duoc ghi nhan cho
cac khodn 18 hoat dong trong twong lai.

Du phbng dwoc tinh trén co s& cac khoan chi phi dv tinh phai thanh toan nghia vu ng. Néu dnh hwo’ng
v& gia tr thévi gian cda tién la trong yéu thi dy phong dwoc tinh trén co s& gia trj hién tai voi ty 1& chiét khau
trudc thué va phdn anh nhivng danh gia trén thj tru’o’ng hlen tai vé gla tr thevi gian cla tién va rdi ro cu thé
clia khodn ng do. Gia tri tang 1&n do dnh hwdng cla yéu t6 thei gian dwoc ghi nhan §a chi phi tai chinh.
Chénh léch gitta khoan du phong 1ap & cudi ky ké toan nay va khodn du phong dé lap chua s dung, o
cubi ky ké toan trede dugce ghi nhan tang hoac giam chi phi san xuat, kinh doanh trong ky ké toan.

Dy phong chi phi bao hanh cho béat dong san de ban: Céng ty wae tinh chi phi dw phong bao hanh dya
trén doanh thu va cac thong tin hién co vé viéc slra chira cua cac bat dong san da ban trong qua khr.

Doanh thu chwa thwe hién

Doanh thu chwa thuc hién 1a khodn doanh thu nhan trudc chll yéu bao gdm sb tién ctia khach hang da tra
trudrc cho mot hodc nhiéu ky vé& cho thué tai san. Cong ty ghi nhan cac khoan doanh thu chwa thic hién
twong ’ng véi phan nghia vu ma Cang ty sé phéi thyc hién trong twong lai. Khi cac diéu kién ghi nhan
doanh thu dwgce thda mén, doanh thu chwa thue hién sé& dugce ghi nhan vao bao cao két qua hoat dong
kinh doanh riéng trong nam tai chinh twong &ng voi phan théda man diéu kién ghi nhan doanh thu dé.

Trai phiéu chuyén déi

Trai phiéu chuyen dbi 1a loai trai phiéu co thé chuyén déi thanh cd phiéu phd théng clia cling mot t6 chirc
phat hanh theo cac diéu kién da dwoc xac dinh trong phirong an phat hanh.

Ta| thevi diém ghi nhan ban dau, Cong ty tinh toan va xac dinh riéng biét gia trj cAu phan no va clu phéan
von cua frai phleu chuyen asi theo phwong phap lai suat thuc C4u phan ng dwgc ghi nhan la no phai tr;
cAu phan vén (quyén chon c6 phidu) dugc ghi nhan la vbn chi sé& hivu. Sau ghi nhén ban dau, dinh ky
Cong ty ghi nhan |4i trai phiéu theo lai suat thwe. Cac chi phi phat hanh tréi phiéu khi phat sinh dwoc ghi
giam phan ne géc, dinh ky phan bd vao chi phi tai chinh/vbn hoa theo phuong phap dwéng thang.

Khi dao han, ciu phan von 14 gia trj quyén chon cb phiéu dwge chuyén sang gh| nhan la thang du vén co
phan ma khong phu thudc vao viéc ngudi nam gir trai phleu co thye hién quyen chon chuyen ddi thanh
co ph|eu hay khong Trucrng hop nguJow nam gitr trai phiéu thic hién quyen chon chuyen adi trai phiéu
thanh ¢ phiéu, phan no gbc clia trai ph|eu chuyen ddi duoc ghi giam va von dau tw cia chl s& hiru duwoc
gh| tang twong trng véi ménh gia sb cd phieu phat hanh thém. Phan chénh léch gitva gia tri phdn no géc
cla trai phiéu chuyen ddi 16n hon gia tri cd phiéu phat hanh thém tinh theo ménh gia duwec ghi nhan la
khoan th&ng dw vén cb phan.

Cong ty ké toan trai phiéu chuyén déi nhw trai phiéu thudng vi trai phiéu cé thé chuyen ddi thanh maot
lwong cd phiéu khong xac dinh tai ngay déo han do phu thugc vao gia thj trueng cua cd phiéu tai ngay dao
han.
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Vay chuyén adi

Khoan vay chuyen déi la cac khoan vay ma theo thoa thuén, bén cho vay co quyé&n chuyén dbi toan bd
hodc mot phan du ne gbe thanh cd phiéu clia Céng ty theo cac didu kién da dugc xac dinh tredce.

Tai thei d|em ghl nhan ban dau, Céng ty xem xét kha nang xac dinh mét cach dang tin cay g|a tri hop ly
cla quyen chuyén @di. Tredng hop cé thé xac dinh duoc gia tr| hop Iy cua quyen chuyen dbi, khoan vay
chuyén dbi dwgce phan tach thanh phan no phai trd va phan vén chi sé hivu, Phan vén chi s& hiru dwoc
ghi nhan véo von khac clia chl s& hiru.

Chi phi lai vay va cac chi phi tai chinh khac phat sinh lién quan dén khoan vay chuyén dbi, bao gorn céc
khoan chi phi nh&m dam bao mikc sinh 1o téi thidu cho bén cho vay trong trwong hop quyen chuyén dbi
khong dwoc thire hién, dwrge ghi nhan vao chi phi tai chinh theo 1ai suét thuc té trong sudt thei han vay.

Trwdng hop khong xac dinh dwgc mot cach dang tin cay gia trj hop Iy clia guyén chuyén ddi tai thei diém
gh| nhan ban dau, toan bd khoan vay chuyén déi duwgc ghi nhan lang phal tra. Khi khoan vay duoc chuyén
déi thanh cd phiéu, Cong ty ghl glam no phéi tra va ghi tdng vén chd s¢ hiru theo gia tri khoan ng dugc
chuyén ddi tai théi diém chuyén doi.

vén chi sé hiku

Vén gép cb phan cla cac cb dong duwgce ghi nhan theo sb thiec té gop ctia cac ¢ dong. Vén gép cua chl
s& hitu dwgc phan anh theo ménh gia cla cb phiéu.

Thang du vén cd phan: 1a khoan chénh léch g;ua vdn gop theo ménh gia co phleu v&i gia thue té phat
hanh cé ph|eu chénh lgch gitra gia mua |ai cd ph:eu quy va gia tai phét hanh cé phiéu qu§ va chénh léch
gitra gia trj phan no gbc cia tréi phiéu chuyén @dilén hon gia tri cb phiéu phat hanh thém tinh theo ménh
gia.

Quyén chon chuyen dbdi trai phiéu 1a gia tri cau phan von cua tréi ph|eu chuyen dm do Cong ty phat hanh
tai thei diém béao céo, duoc xac: dinh la phan chénh léch glua tong s0 tién thu vé tir viec phat hanh trai
ph|eu chuyén dbi va gia tri cau phan ng cla trai phiéu chuyén déi. Tai thoi diém gh| nhan ban dau, gia tri
quyen chon chuyen ddi trai phiéu dwge ghi nhan riéng biét trong phan VOH chil s& hiku. Khi dao han trai
phiéu, gia tri quyén chon dugc chuyé&n sang ghi nhan & thang duw vén cé phan.

Loi nhuan sau thué chwa phan phéi: phan anh két qua kinh doanh (14, 18) sau thué thu nhap cla Cang ty
tai th&ri diém bao cao.
Phan chia lgi nhudn
Loi nhuan sau thué thu nhap doanh nghiép cé thé dwoc chia cho cac cd dong sau khi dwgc Dai hdi dong

C6 déng phé duyét va sau khi da trich lap cac quy du phong theo diéu |& cla Cong ty va cac quy dinh cia
phap luat Viét Nam.

Viéc phan ph01 lei nhuan cho cac cd dong duoc can nhic dén cac khodn muc phi tién te nam trong 1o1
nhuan sau thué chwa phan phdi co thé anh hudng dén ludng tidén va kha ning chi trd cb tirc nhw 18i do
danh gia lai tai san mang di gop vén, 1ai do danh gia lai cac khodn muyc tién &, cac cong cu tai chinh va
cac khoan muc phi tién té khac.
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Ghi nhan doanh thu

Doanh thu chuyén nhwong béit déng san

Doanh thu chuyé&n nhwong bat déng san dugc ghi nhan trong bao céo két qua hoat ddng kinh doanh riéng
khi thoa man ddng thei 5 didu kién sau:

- Bt dong san da hoan thanh toan bo va ban giao cho nguei mua, Cong ty da chuyén giao rii ro va lgi
ich gén lién voi quyen s& hiru bat dong san cho ngum mua;

- Cong ty khdng cdn nam gicr quyén quan ly bat dong san nhuw ngudri sé& hiru bat dong san hodc quyén
kiém soat bat dong san;

- Doanh thu duoc xac dinh twong déi chic chén;

- Cong ty da thu dugc hodc sé thu dugec loi ich klnh té tir giao dich ban bat déng san; va

- Xéc dinh duoc chi phi lién quan dén giao dich ban bat dong san.

Doanh thu cung cép dich vy

Doanh thu cung cap dich vu dwgc ghi nhan trong bao cao két qua hoat déng kinh doanh riéng khi dich vy
da dworc cung cap, b&ng cach tinh mdc dd hoan thanh cla tirng giao dich, dwa trén co s& danh gia ti 1&
dich vu da cung cap so voi téng khéi Iwong dich vy phai cung cap. Doanh thu cung cép dich vu chi dwoc
ghi nhan khi ddng thei théa méan bbn (4) diéu kién sau:

Doanh thu dwoc xac dinh twong dbéi chéc chan;

- Co kha néng thu dwoc loi ich kinh té tir giao dich cung cap dich vu 4o,

Xac dinh duoc phan céng viéc da hoan thanh tai ngay cta bang can déi ké toan riéng glua nién do; va
Xac dinh dwoc chi phi phat sinh cho giao dich va chi phi d& hoan thanh giao dich cung cap dich vu do.

Thu nhap 1ai
Tién lai dwoc ghi nhan trén co s& thai gian va 18i suét thye t& tirng ky khi thoéa man dong thoi hai (2) diéu
kién sau:

- o kha nang thu duoc lgi ich kinh té tir giao dich do; va
- Doanh thu dwoc xac dinh teeng dbi chic chan.

Thu nhap tir cd tire! lgi nhuan dwoce chia:

Thu nhap tir cb tireAei nhuan duoc chia dwec ghi nhan khi thda man dong thot hai (2) didu kién sau:

- ©6 kha nang thu dwoc loi ich kinh té tir giao dich do; va
- Doanh thu dwec xac dinh twong ddi chac chan.

Thu nhap tir cd tirc/loi nhuan dwec chia dugc ghi nhan khi Cong ty xac lap quyén nhan cé tirc/loi nhuan
tlr cac don vi dau tw.

Gia vén hang ban va cung cap dich vy
Gia von hang ban va dich vu cung cap la tong chi phl phat sinh cla thanh pham hang hda xuét ban va

dich vy cung cAp cho khach hang trong ky ké toan, dwoc ghi nhan theo nguyén tac phu hop véi doanh thu
va nguyén tac than trong.
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Chi phi tai chinh

Chi phi tai chinh phan anh nhirng khoan chi phi hoat dong tai chinh phat smh trong ky ké toan chi yéu bao
gom cac khodn chi phi hodc cac khoan 16 lién quan dén chi phi di vay vdn va phat hanh trai phiéu; khoan
16 phat sinh khi ban ngoai té va 16 ty gia héi doai.

Chi phi ban hang
Chi phi ban hang phan anh cac chi phi thuc té phat sinh trong qua trinh ban san pham va cung céap dich vu.
Chi phi quan ly doanh nghiép

Chi phi quan Iy doanh nghiép phan anh cac chi phi thuc t& phat sinh trong qua trinh quan ly chung cla
Céng ty.

Thué thu nhap hién hanh va thué thu nhap hoan lai

Thué thu nhap doanh nghiép bao gém toan bd sb thué thu nhap tinh trén thu nhap chiu thué thu nhap
doanh nghiép, ké ca cac khoan thu nhap nhan dwoc tlr hoat dong san xuét, kinh doanh hang hoa djch vu
tai nwéc ngoai ma Viet Nam chua ky hiép dinh vé tranh danh thué hai lan. Chi phi thué thu nhap bao gbm
chi phi thué thu nhap hién hanh va chi phi thué thu nhap hoan lai,

Thué thu nhap hién hanh la sé thué thu nhap doanh nghlep phai ndp hoac thu héi dwge tinh trén thu nhap
chiu thué va thué suét thué thu nhap doanh nghiép clia ndm hién hanh. Thué thu nhap hién hanh va thué
thu nhap hoan lai dugc ghi nhén l1a thu nhap hay chi phi khi xac dinh lgi nhuan hoéc 16 cha ky phat sinh,
ngoai triv truong hop thué thu nhap phat sinh tlr mot giao dich hodc sw kién dwoc ghi nhan triec tiép vao
vén chi s& hiru trong clng ky hay mot ky khac.

Thué thu nhap hoan lai duwc tinh day da, s dung phuo*ng thire ¢cBng ne, tinh trén cac khoén chénh léch
tam thevi gitra gla tri ghi s6 cla cac khodn muc tai san va no phai tra trén bao céo tai chinh va co s& tinh
thué thu nhap clia cac khoan muc nay. Thué thu nhap hoan lai khéng dwec ghi nhan khi ng thué thu nhap
hoan lai phai tra phat sinh tir ghi nhan ban dau cla mét tai san hay ng phai tra cia mét giao dich ma giao
dich nay khéng phai la giao dich sap nhap doanh nghiép, khéng c6 anh hudng dén loi nhuan ké toan hoac
loi nhuan/IB tinh thué thu nhap tai thei diém phat sinh giao dich. Thué thu nhap hoén lai dwoc tinh theo
thué suat di tinh dwec ap dung trong nién d6 ma tai san duwoc thu hdi hodc khoan ng phal tra dwgce thanh
toan dua trén thué suat da ban hanh hodc xem nhw coé hiéu lwc tai ngay cia bang can ddi ké toan riéng.

Tai san thué thu nhap hoan lai dwec ghi nhan khi cé kha nang sé cd l¢i nhuan tinh thué trong twong lai dé
st dung nhirng chénh l&ch tam theri dwgc khau triv.

Cac bén lién quan

Cac doanh nghiép, cac ca nhan, truc tiép hay gian tiép qua mét hodc nhiéu trung gian, co quyen kiém soat
Céng ty hodc chju s kiém soat clia Cong ty, hodc cling chung su kiém soat véi Cong ty, bao gbm ¢a cdng
ty me, cong ty con va céng ty trong cling tap doan |a cac bén lién quan. Cac bén lién két, cac ca nhan tryc
tiép hoac gian tiép ndm quyen b|eu quyet clia Céng ty ma co anh huéng dang ké dbi véi Cong ty, nhirng
ca nhan quan ly chi chét bao gom Héi ddng Quan trj va Ban Tong Giam dbc Cang ty, nhitng thanh vién
mat thiét trong gia dinh cla cac ca nhan nay hoéc cac bén lién két nay hoZc nhirng céng ty lién két voi
cac ca nhan nay cling dwoc coi la bén lién quan.

Trong viéc xem xét tirng méi quan hé cila cac bén lién quan, Cong ty can civ vao ban chat ciia méi quan
hé chir khéng chi hinh thire phap |y cla cac quan hé do.
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CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

Bdo cao bd phan

Mot bd phan la mét hop phan cé thé xac dinh rigng biét ciia Céng ty tham gia vao viéc ban hang hoac cung
clp dich vy lién quan (b& phan chia theo hoat dong kinh doanh), hodc ban hang hodc cung cap dich vu
trong Mot mai treéng kinh té cu thé (bd phan chia theo khu vuc dia ly). M&i bo phan nay chiu rui ro va thu
duoc loi ich khac biét véi cac bd phan khac. Bao cao bd phan co ban clia Cong ty 1a dwa theo bd phan
chia theo hoat déng kinh doanh hodc theo khu vire dia ly.

Théng tin bd phan duwoc Iap va trinh bay phl hop voi chinh sach ké toan ap dung cho viéc 1ap va trinh bay
bao cao tai chinh rieng clia Céng ty nham muc dich dé gilp ngwdi st dung bao cao tai chinh riéng hiéu rd
va danh gia dwec tinh hinh hoat déng cla Céng ty mét cach toan dién.

Wé&e tinh ké toan

Viéc lap bao céo tai chinh riéng tuan thi theo cac Chudn mirc K& toan Viét Nam, Ché do Ké toan Doanh
nghtep Viét Nam va cac quy dinh phap Iy co lién quan dén lap va trinh bay bao cao tai chinh riéng yéu cau
Ban Téng Giam dbc phai co nhung tréc tinh va gid dinh anh hwéng dén sb liéu vé tai san, no phal tra va
viéc trinh bay cac khoan no va tai san tiém tang tai ngay két thuc ky ké toan ciing nhw cac s liéu vé doanh
thu va chi phl trong suét ky ké toan.

Céac uoc tlnh va gia dinh thudng xuyén duoc danh gia dua trén klnh nghiém trong qua kh(r va cac yéu tb
khac, bao gdm céc gia dinh trong trong lai c6 anh hwdng trong yéu téi bao cao tai chinh riéng gitra nién
do clia Cong ty va dwoc Ban Tdng Giam dbc danh gia 1a hop ly.

TIEN VA CAC KHOAN TUONG BUONG TIEN

31M12/2025 311212024

VND VND

Tién gli ngan hang khong ky han 1.122.589.436.055 958.920.621.387
Cac khoan tvong dwong tign (i) 138.000.000.000 52.481.527
1.261.589.436.055 958.973.102.914

(i) Cac khoan trong dwong tign Ia tién gl ngan hang c6 ky han géc khong qua 3 thang, hwéng lai suat
4,75%/nam {nam 2024: 3,3%/nam).

Tai ngay 31 thang 12 nam 2025 va 31 thang 12 ndm 2024, khéng cé cac khoan twong dwong tién dwoc
dung lam tai san thé chap.
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Dau tw vao cong ty con

311212025 3171212024
- Ty 1€ e e Ty l& -
- _ . Ty 18 "3 s i Gia trj Ty & " R Gid tri N
Tén Hoat déng chinh s& hva qﬁ;reel-:; Gia géce hop 1y Dy phdng s& hivu qE;,'eéLll: Gia géc hop Iy Dw phéng
% % VND VND VD % % VND VND VND
Céng ty Co phén Nova Kinh doanh bét 89,99 99 99 20.115.509.210.000 [} - 99,99 99,99 20.115.508.210.000 ) -
Hospitality aong san
Cang ty TNHH Mo Va Kink doanh bat 99,99 99,99 7.621.822.500.000 (] - 99,99 83,55 7.821.622.500.000 ") -
Théo Dién d5ng san
Céng ty TNHH Dia 4c No Va My Kinh doanh bét 54,05 54,05 4.081.133.000.000 I - 87,15 57,15 5.070.926.000,000 " -
Binh (a) dang san
Cang ty TNHH B&t d8ng san Kinh doanh bét 97,76 97,76 8,920.865.000.000 *4 - 87,76 97.76 6.920.965.000.000 " -
Khai Hung adng san
Cang ty C5 phan DAutr Dia e Kinh goanh bt 51,03 51,03 2.845.975.600.000 *3 - 98,09 98,08 5.470.700.000.000 (*3 -
No Va (b} ddng san
Cong ty TNHH Dau tw Bia e Kinh doanh bét 95,99 85,99 3,527,393.200.000 * - 45,99 99,89 4.527.393.300.000 I -
Nova Saigen Royal asng sdn
Cang ty TNHH Bat dong san Kinh doanh bat 53,89 53,99 2.018.523.303.352 [\g] - 99,99 99,99 3.739.889.500.000 "} -
Gia Birc (¢) ddng san
Céng ty C& phdn The Prince Kinh doanh bat 99,96 99,96 3.140.639,200,000 (] - 99,96 499,85 3.140.639.200,000 ] -
Residence dang sdn
Céng ty TNHH Bau tw BAt Kinh doanh b4t - - - %] - 99,99 99,99 709.865.000.000 * (26.663,962.273)
dong san Tan Kim Yén (d) aéng sdn
céng ty TNHH Bau tw Bét Kinh doanh bét 99,98 939,93 2.629.500.000.000 4] - 99,98 99,98 2.629.500.000.000 *) -
dang san Unity d3ng sén
Céng ty TNHH Bét dong san ©2  Kinh doanh bét 72,62 72,62 2.000.000.000.000 " - 7262 72.62 2.000,000.000.000 ") -
Lat Valiey aéng san
Céng ty TNHB BAu tu va 04t Kinh doanh bAt 99,99 939,55 1.925.665.504.000 ™ - 99,99 59,99 1.925.665.604,000 ™ -
asng san Twéng Minh ddng san
Céng ty TNHH BAt ddng sén Kinh doanh bét 99,77 99,77 1.910.786,560.000 ™ - 99,77 8577 1.910.786.560.000 ] -
Béach Hop adng san
Cang ty Cé phan Dau tw Kinh doanh bét - “ - ™ - 99,89 93,99 1.632.498,000.000 ] -
Thwreng mai va Phat trién BAt &6ng san
dang san An Phat {B)
Cang ty TNHH Nova Rivergate Kinh doanh bét 93,77 99,77 908.320.762.158 " - 99,77 98,77 909.320.762.158 ) -
adng san
Cang ty TNHH BAu tw va Phal Kinh doanh bét 99,97 99 97 490.060.348.005 ] - 959,97 95,87 789.981.000.000 ™ -
trién Bt d&ng san Nova Phue g6ng san
Nguyén {e} i i
Cang ly Co phén Bia &c Thanh Kinh doanh béat 42,42 42,42 732.869.100.000 " {62.610,811.478) 42,42 42,42 732.869.100.000 {") (69.464.060.382)
Nhon (™} dong san
Cang ty TNHH Nova Sasco Kinh doanh bét 99,93 99,83 526.310.550.000 () - 99,98 99,99 £28.310.550,000 ) -
aang san
Cang ty TNHH Mova Nam A Kinh doanh bét 9270 82,70 374.918.018.977 " - 92,70 92,70 374.918.018.977 ] -
adng san
cang ty Cf phédn Nova Princess Kinh doanh bét 99,90 85,90 97.788.674.6867 I (6.614.733.872) 98,90 29,90 97.788.674.667 ] -
Residence daang san
Céng ty TNHH Dau tu va Phat Kinh doznh bat 51,00 51,00 290.180.000.000 " - 51,00 51,00 290.190.000.000 [ -
trién Dia be Gia Huy asng san
C3ng ty TNHH Nova Sagel Kinh doanh bét 73,00 73,00 267.910.000.000 ] - 73,00 73,00 2§7.910.000.000 " -
dong san
Cong ty TNHH Nova An Phi Kinh doanh bét 82,27 92,27 234.500.000.000 ™y {234.500,000.000) 92,27 92,27 234.500.000.000 *} {234.500.000.000)
agng san
Cang ty TNHH Ngdi Nha Mega Kinh doanh bét 99,93 99,93 5.412.845,074.646 ] (23.510.734,021) 98,60 98,60 211.958.000.000 ") {22.852.399.356)
4] déng san
Céng ty Cé phédn Nova Festival Kinh doanh bt 94,02 94,02 173.000.000.000 *) - 94,02 94,02 173.000.000.000 ™ -
aong san
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4 BAU TU TAI CHINH (tiép theo)
{i} Dau fir vao cong ty con (tiép theo)

31112/2025 31/12/2024
- Ty 1& - .2 Ty & r et
. 5 i Ty & ™ 8 d Gia tri Ty e N P Gid i N
Tén Nganh nghé s& hou b|é_u Gia goée hop 1§ Dw phdng s hiru bidu Gia goc hop 1§ Dw phong
quyet quyet
Yo % VND VND VND %o % VND VND VND

Gong ty TNHH Mova Property Kinh doanh bt - - - ™ - 95,99 99,99 438.986.100.000 ™ {77.192.237.371)
Management (f) dong san
Céng ty TNHH Nova Kinh deanh bét 99,99 99,95 99,995,000.000 ") - ©9,93 99,99 98.955.000.000 ]
Lucky Palace aong san
Gong ty TNHH Déu tu Dia éc Kinh doanh bét 51,00 51,00 51.000.000 I} (46.022.485) 51,00 51,00 51.000.000.000 ™ (33.147.551)
Novaland ©4t Tam (g) adng sén
Céng ty TNHH Mt thanh vién Kinh doanh bat 100,00 100,00 20.000.000.000 *) - 100,00 100,00 20.000,000.000 9] -
Novaland Agent asng san
Cong ty TNHH Bautw Kinh doanh bat - - - " - 100,00 100,00 10.000.000.000 ) ' (297.540.084)
34t dgng san Cac Nguyén déng san
Xenhin) i
Cong ty Go phan Phat trién B4 thi  Kinh doanh bét 0,01 001 510.000.000 ] 0,01 0,01 510.000.000 {")
Ky Nguyén (™) asng san

68.570.961.845.805 (327.282.301.867) 71.547.471.079.802 (431.033.348.017)

(* Tai ngay 31 thang 12 ndm 2025 va ngay 31 thang 12 ndm 2024, Cong ty chua xac dinh gia tri hop Iy do cac ¢dng ty duoc dau tw chwa niém yét trén thi
trirong chirng khoan nén khéng co thang tin vé gia tri hop Iy clia cac khoan dau tw nay.

(**) Cong ty ndm quyén kiém sodt cac cong ty con nay thong qua quyén s& hiru cac cong ty con khac trong Cong ty. Ty 1& s& hiru va ty 1& bidu quyét cla
Coéng ty dbi v&i cac cdng ty con nay chi thé hi&n phan sé& hiru clia Céng ty, khéng tinh dén phan s& hitu thdng qua céc cong ty con khac trong clng Tap doan.

(a) Theo Nghi quyét 56 06/2025-NQ.HPQT-NVLG ngay 21 thang 03 nam 2025 va 56 35/2025-NQ.HPQT-NVLG ngay 25 thang 06 ndm 2025, Cong ty d& hoan
tAt viec chuyén nhurong 13,108% vén diéu 1& tai Cong ty TNHH Bia 6c No Va My Dinh ("My Binh"), v&i tong gia tri chuy&n nhuwong la 2.817.683.000.000 déng.
Khodn chénh lech gitra tAng gia tri chuy&n nhirong va gia tri ghi sé clia khodn dau t dwoc ghi nhan vao chi tiéu doanh thu hoat dong tai chinh clia Cong ty
(Thuyét Minh 29).

(b) Theo Nghi quyét sé 68/2025-NQ. HDQT-NVLG ngay 24 thang 11 nam 2025, Héi ddng quén tri d& thong qua chi trirong st dung 47,06% cd phan cla
Cong ty CB phan Dau tr Dia ¢ No Va va 99,99% c¢d phan cta Cong ty Cb phén Bau tv Thuong Mai va Phat trién Bat dong sdn An Phat {"An Phat’) d& gép
von vao Cong ty TNHH Ngéi Nha Mega (“Ngéi Nha Mega"). Déng théi, H&i déng quan tri cling thdng qua chd trrvong chuy&n nhwong toan bé vén diéu Jé cia
Ngdéi Nha Mega khi tim duwoc nha dau tu va diéu kién thi treérng phu hop.

Tai ngay Iap bao cdo tai chinh riéng, Cong ty & hoan tat viec gop von diéu I& vao Ngdi Nha Mega. Tdng gia tri khodn d&u tw clia Cong ty tai Ngéi Nha Mega
sau khi gép von la 5.412.845.074.646 dong, trong do von gop dieu & la 4.472.222.400.000 dong. Theo do, An Phat tré thanh céng ty con gian tiép cua Céng
ty (Thuyét minh 1). Giao dich gép vén néu trén duere thire hién nham muc dich co cau danh muc d3u tw va tdi wu hoa co cau vén cda Cong ty.
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4 DAU TW TAI CHINH (tiép theo)

(i) BDéu tir vao coéng ty con (tiép thea)

(c) Theo Ngh| quyét 56 33/2025-NQ.HDQT-NVLG ngay 23 thang 06 nam 2025, Cong ty da hoan tht viec chuyén nhuong 46% vén diéu 18 tai Cong ty TNHH
Bat dong san Gia Birc ("Gia E)wc") trong thang 6 nam 2025, voi tdng gia tri chuyén nhuwong 1& 1.725.000.000.000 ddng. Khodn chénh léch gitva téng gia tri
chuyén nhuwong va gia tri ghi sé clia khodn dau tw dwgc ghi nhan vao chi tiéu doanh thu hoat déng tai chinh cla Céng ty (Thuyét Minh 29).

Déng thdi, sau khi hoan tat chuyen nhuong Gia Dire, ty 1& ndm gitr quyén kiém soat cac cong ty con gian tiép nhu Cong ty TNHH Dau tw va Phat trign Phudc
Long, Cong ty TNHH B4t déng san Nova Riverside va Céng ty TNHH Merufa-Nova cling gidm di twong ng (Thuyét minh 1).

(d) Ngay 26 thang 12 ndm 2025, Hai déng quan fri da thong qua Nghi quyét sb 76/2025-NQ. HDQT-NVLG phé duyét chi truong chuyén nhuong toan bd phan
von gép 204.800.000.000 ddng tai Tan Kim Yén. Theo d6, Cong ty khdng con s& hiru gian tiép Cong ty TNHH Bat dong san Gia Phu (“Gia Phd™) do Tan Kim
Yén dang nam gitr 98,99% quyen klem soat trong Gia Phu (Thuyet minh 1-Céng ty con gian tlep) Tai ngay lap bédo cao tai chinh neng, Céng ty da chuyen
nhuong thanh céng toan b phan vén gop vai téng gia tri chuyén nhuweng [a 164.000.000.000 dong Khoan chénh l&ch gilra gia tri chuyen nhuong va gia tr
ghi 86 cla khodn dau tw dwoc ghi nhan vao chi tigu chi phi hoat déng tai chinh clia Céng ty (Thuyet minh 30). Dong thévi, tai thei §iém chuyén nheong, Céng
ty thurc higén hoan nhap dy phong tén that dau tw tai chinh @4 trich 1&p lién quan dén khoan dau tw tai Tan Kim Yén.

(e) Theo Nghi quyet sb 34/2024-NQ.HDQT-NVLG ngay 16/08/2024 cla HJi déng quén tri va Quyet dinh sé 08/2025-QD.TGE-NVLG ngay 04/12/2025 cla
Tong Giam déc ve viec gidm vén cla Cong ty tai Cong ty TNHH BAu tw va Phat trién B4t dong san Nova Phic Nguyen (“Phuc Nguyén™) tlr 7898.881.000.000
dbdng xudng con 490.060.348.005 dbng. Tai ngay Iap bao cdo tai chinh riéng, Phic Nguyén da hoan tat thl tuc gidm vén.

(f) Theo Nghi quyét Hoi dong quan tri sb 54/2025-NQ.HDQT-NVLG ngay 21 thang 08 nim 2025, Céng ty da hoan tat chuyén nhieong toan bo phan vén gop
thudc s& hlru clia Cong ty tai Cong ty TNHH Nova Property Management (“Nova Property Management ) voi tong gia tri chuyén nhuong & 138.986.100.000
déng, bang gia gbc cla khodn dau tw. Tai thei diém chuyén nhuong, Cong ty thuc hién hoan nhap dy phong tn that dau tw tai chinh da trich lap.

(g) Ngay 27 thang 12 nam 2024, Hoi ddng Quan tri da thong qua Nghi quyét s 53/2024- NQ.HBQT-NVLG phe duyét viéc giam vbn gop cla Cong ty tai Cong
ty TNHH Dau tv Pia éc Nova!and Dat Tam ("NVL DAt Tam") tir 51.000.000.000 dbng xudng con 51.000.000 déng. Tai ngay lap bao céo tai chinh rigng, NVL
D4t Tam @& hoan tat th{ tuc gidm vén.

(h) Theo Nghi quyét Hoi ddng quan tri sé 61/2025-NQ.HPQT-NVLG ngay 09 thang 10 nam 2025, Céng ty da hoan tat chuyén nhweng toan bé phan vén gép

thudc s& hiru cla Cong ty tai Cong ty TNHH Déu‘tu’ Bat dong san Cao Nguyén Xanh (“Cao Nguyén Xanh") voi Iéng gia tri chuyén nhuegng (@ 10.000.000.000
dong, bdng gia gdc cla khoan du tw. Tai thei diém chuyén nhueng, Céng ty thire hign hoan nhap dy phong tén that dau tu tai chinh da trich 1ap.
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(i) Péu tw vao cong ty lién két

31/12/2025 31/12/2024
Quyén e Quyén s¢& L
STT  Téncongty Nganh nghé iy Gia gbe Ec;?)tl:: Du phong hir va biéu Gia géc f;i ‘,;' Du phong
quyét quyst
% VND VND VND % VND  VND VND
1 Céngty C& phan Phat  Kinh doanh bat 2500 60.600.000.000 (¥ - 25,00  60.600.000.000  (*) -
trién va Dich vu Nha déng san
Bé&n Thanh
2 Congty Ca phan bién Kinh do_anh budn 33,31 14.792.060.000 ™M - 33,31 14.792.060.000 ] -
t& va Dich vy Céng ban thiét bi, linh
nghigp Sai Gon kién dien ti, vién
théng
75.392.060.000 - 75.392.060.000 -
(iii) Péu tw gop vén véo don vj khéc
31/12/2025 31/12/2024
Quyén e Quyén s& e
STT  Téncongty Nganh nghé e 'b’;:ﬂ Gia géc ,‘13;1 t];' Duwphéng  hiu va bidu Gia géc r?;zt];' Duw phong
quyét quyst
% VND VND VND % VND  VND VND
1 Cangty C phan Kinh doanh bét 15,00 15.000.000.000 (" (5.298.948.428) 15,00 15.000.000.000  {* (3.854.129.041)
Héng Ngw City déng san
2 Céngty Cé phan San xuét linh kién 7,98  6.425.600.000 *) - 7,98 6.425.600.000 * -
Mekong Smart City ~ dién to
3 Céng ty Cé phan Gido duc - - " - 9.00 450.000.000 (") -
Giao Duc PTN (™)
4 Céngty Cd phan Gigo duc - . ™ - 9,00 450.000.000 (9 (450.000.000)

Nova Education
Group (™)

21.425.600.000

(5.298.948.428)

22.325.600.000

(4.304.129.041)

(") Tai ngay 31 thang 12 nam 2025 va ngay 31 thang 12 nadm 2024, Cong ty chua xac dinh duec gia tri hop Iy cla cac khoan dau tw nay dé thuyét minh trén béao cao tai chinh riéng
vi cac khodn dau tw nay khong 6 gia niém yét trén thi fredng. Gia tri hop Iy clia cac khoan diu tw nay cé thé khac véi gia tri ghi sb.

(™) Theo Nghj quyet Hai déng quan tri sé 55/2025-NQ.HDQT-NVLG ngay 21 thang 08 nam 2025, Cong ty da hoan tat chuyén nhwong toan bé phén vén gbp thudc s& hru cha Cong
ty tai Cang ty Co phan Gido duc PTN (“Gido duc PTN") va Céng ty Cb phan Nova Education Group (“Nova Education Group™), v&i gia chuyén nhuwong 1an lwot 1a 450.000.000 déng
va 450.000.000 déng.

27



CONG TY CO PHAN TAP BOAN DAU T BIA 6C NO VA

5 PHAI THU NGAN HAN CUA KHACH HANG

Miu s6 B 09a — DN

31/12/2025 31/12/2024

Gia tri Dw phong Gia trj Dw phéng

VND VND VND VND

B&n thir ba 85.385.574.474 (3.194.410.035) 61.284.337.489 (3.194.410.035)
Cm%? TNHH Dau tr Bia o¢ Thanh 23.355.000.000 ; 20.655.000.000 -

Khac 62.030.574.474
Bén lign quan (Thuyét minh 38(b)) 125.385.474.358

(3.194.410.035)

40.629.337.483
78.527.924.234

(3.194.410.035)

210.771.048.832

(3.194.410.035)

139.812.261.723

(3.194.410.035)

6 TRA TRUPOC CHO NGU'O'I BAN NGAN HAN

31M12/2025 31/12/2024
Gia tri Dw phong Gia tri Dw phong
VND VND VND VND
Bénthirba
Cong ty Cé phén Dich vu Tdng hop
Sai Gon (%) . 323.222.166.783 - 323.222.166.783 -

Khac 7.074.745.533

(820.144.386)

4.458.536.133

{850.144.388)

330.296.912.316

(890.144.336)

327.680.702.916

(890.144.386)

(") Tai ngay 31 thang 12 nam 2025 va 31 thang 12 ndm 2024 sb du nay thé hign cac chi phi dat va J& phi lién quan duwec (ng trede d& thue hién

thi tuc chuyén nhwong du an.
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PHAI THU KHAC
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Ngan han
31/112/2025 31M2/2024
Gia tri Dw phong Gia tri Dw phong
VND VND VND VND

Phai thu ti&n hop tac dau tw (i) 4.623.600.000.000
Phai thu tién chuyén nhuong von -
Phai thu lai hop tac dau tuw (i) 293.814.192.1086
Pét coc mua ¢co phan, nhan chuyén 57 404.295.518

nhwong vén gop (ii)
Phai thu tir thanh Iy hop déng 27.804.224 122

Phai tht theo thda thuan cén trir -
Khac 142.140.707.801

(16.934.950.342)

1.800.000.000.C00
5.132.000.000.000
6.085.917.688
57.404.295.518

29.307.155.158
260.000.000.000
§6.487.871.043

(16.695.385.342

5.144.763.419.547

(16.934.950.342)

8.081.285.239.407

{16.695.365.342

Trong d6, chi tiét sé du phai thu cla bén thir ba va bén lién quan nhu sau:

31M12/2025 31/12/2024
Gia tri Dw phong Gia tri Dw phong
VND VND VND VND

Bén thk ba

Cong Ty TNHH Phat Trién Bat Dong
San An Khang

Céng ty C& phan Xuat nhap khau
Gigy dép Nam A

Cong ty TNHH Phat Trién Bat dong
san Nha Xinh

Cong ty TNHH Déau tu va Phat Trién
Bat dong san Bach Duong

Cong ty C& phan M{i Yén

Céng ty Cé phan Galactic Group

Khac

Bén lién quan {Thuyét minh 38(b))

239.455.625.033

58.071.000.003

57.404.285.518

123.990.629.512
4.905.297.494.514

(1.934.950.342)

(1.934.950.342)
(15.000.000.000)

8.027.665.334.809

57.404.295.518
3.000.000.000.C00

2.132.000.000.000

1.800.000.000.000
$60.000.000.000
78.261.039.281
53.619.904.508

(1.695.365.342

{1.695.365.342
(15.000.000.000

}

)
)

5.144.763.419.547

{16.934.950.342)

8.081.285.239.407

{16.695.365.342

)




CONG TY CO PHAN TAP POAN BAU TU BIA OC NO VA o
Miu sé B 09a — DN

7 PHAI THU KHAC {(tiép theo)
{b) Dai han
3111272025 31/12/2024
Gia frj Dw phoéng Gia frj Dw phong
VND VND VND VND
Phai thu tir hop tac dau tuw (i) 1.250.000,000.000 - 5.873.600.000.000 -
Phai thu khac 17.065.332.784 {16.502.000.000) 17.085.332.784 (16.502.000.000)
1.267.065.332.784 (16.502.000.000) 5.890.665.332.784 (16.502.000.000)

Trong do, chi tiét s6 dw phdi thu clia bén thir ba va bén lién quan nhw sau:

31/12/2025 3111212024

GIa tri Dw phong Gia tri Dw phong

VND VND VND VND

B&n thi ba 1.267.065.332.784 (16.502.000.000) 1.267.065.332.784 (16.502.000.000)
ngﬁ R’n?h:':gphét trién Bat déng 1.250.000.000.000 ; 1.250.000.000.000 .
Khéc 17.065.332.784 (16.502.000.000) 17.065.332.784 (16.502.000.000)
Bén lien quan (Thuyét minh 38(b}) - - 4.623.600.000.000 -
1.267.065.332.784 (16.502.000.000) 5.890.665.332.784 (16.502.000.000)

(i) Pay la khodn tién ma Céng ty chi hop tac dau tw phat trién di an v&i cac bén lién quan va bén thix ba. Hinh thire cla hop déng hop tac nay la BCC
chia loi nhuan. Céng ty sé& ducc phan chia loi nhuan theo ty 1é thda thuan gitra céc bén trong hop déng hop tac dau tw. Loi nhuan phan chia dwec tinh
dwa vao loi nhuan dy an va ty 1& diu tw thuc té cla bén tham gia. Khodn tién nay clng v&i loi nhuan phan chia s& dwoc Cong ty nhan lai theo thda
thuan cla hop ddng.

(i) Bay & cac khoan tién dat coc dé mua cbd phan phan vén gop clia cac cong ty ma Coéng ty dang dau tw, khodn tién nay sé dwoc chuyén sang nhw
mot khodn §au tr vao cdng ty con hay lién két khi Céng ty hoan tat viéc chuyén nhwong cé phén.
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8  Dw phong phai thu kho doi

31112/2025 31112/2024
oo g Gia tricd R ez Gia tri co R
GiAgOC 413 thu hai Dy phong Gid g0C 413 thu hai Dy phong
VND VND VND VND VND VND

a. Ngén han 21.279.194.083 259.689.320 21.019.504.763 1.009.194.083 229.274.320  20.779.919.763
Phai thu khac - Cong
ty CP Bién tir va Dich ]
o o 15.000.000.000 15.000.000.000 15.000.000.000 _ 15.000.000.000
Gon
Phai thu khac 1092.683.842 57733500  1.934.950.342 1722.683.842  27.318.500 1.695.365.342
Phai thu khach hang 3.396.365.855 201.055.820  3.194.410.035 3.396.365.855  201.955.820 3.164.410.035
gé”ng trde cho ngud 890.144.386 _ 890.144.386 890.144.386 i 890.144.386
b. Dai han 16.502.000.000 - 16.502.000.000 16.502.000.000 . 16.502.000.000
Phai thu khac - Céng
ty TNHH MTV Du lich 16.500.000.000 - 16.500.000.000 16.500.000.000 - 16.500.000.000
Thanh Nién Viét Nam
Phai thu khéc 2,000,000 . 2.000.000 2.000.000 ] 2.000.000

27.781.194.083 259.689.320 37.521.504.763 37.511.194.083  229.274.320  37.281.919.763

Mau sé B 09a — DN

Tinh hinh bién déng dw phéng no phai thu khé doéi nhw sau:

86 dau nam

No phai thu ngan han No phai thu dai han Tdng cong
20.779.919.763 16.502.000.000 37.281.818.783
270.000.000 - 270.000.000

Trich lap dv phong trong ndm
(30.415.000)

(30.415.000)

Hoan nhap dw phong trong nam

S6 cudi nam 21.019.504.763

16.502.000.000

37.521.504.763
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9

Miu s6 B 09a - DN
HANG TON KHO

311122025 31M2/2024

VND VND
2.173.702.034.387 2.219.833.981.695

62.011.107.407 101.989.469.129
12.590.161.844 13.206.372.783
1.679.047.751 1.098.720.396
2.249.982.351.389 2.336.128.553.003

BAt déng san dé ban dang xay dung (i)

Hang hoa bat déng san

BAt ddng san dé ban da xay dwng hoan thanh (ii)
Hang hoa khac

(i) BAt dong san dé ban dang xay dyng chu yéu bao gdm cac khoan chi phi tién st dung dét, chi phi tw
van thiét ké, chi phi xay dung va cac chi phi khac lién quan tryee tiep dén dw an. Tai ngay 31 thang 12 nam
2025, cac dv an dang trong giai doan frién khai.

Tai ngay 31 thang 12 ndm 2025, Cong ty thé chap mét phan quyén sl dung dét, quyén s& hlvu nha & va
tai san khac gén lién v&i @At tai Phuong Cat Lai, Thanh phé Ho Chi Minh, dé ddm bao cho nghia vy thanh
todn tra no va cac nghia vy tai chinh khac lién quan dén khodn huy dong von bang tréi phiéu va khodn
cép tin dung tai ngan hang clia mét cong ty con ctia Cong ty.

(i) Tai ngay 31 thang 12 nam 2025, sé dw clia bat dong san dé ban da xay dyng hoan thanh chd yéu thé
hiép gia tri clia dy an Orchard Garden toa lac tai sO 128 Puong Hong Ha, Phudng Blre Nhuan, Thanh
phé H& Chi Minh va dw éan Tropic Garden 2 toa lac tai sO 49 dwéng sb 66, Phuang An Khanh, Thanh pho
Hd Chi Minh,

Trong ky ké toan két thuc ngay 31 thang 12 nam 2025 va ngay 31 thang 12 nam 2024, Cong ty khdng phat

sinh chi phi 1ai vay vn héa vao hang ton kho.

10  CHI PHi TRA TRUOC
(a) Ngén han

31/12/2025 31M2/2024
VND VND
Chi phi chr phan b theo doanh thu bat dong san 22.749.617.529 22.704.402.087
Céng cu, dung cu 105.788.568 86.041.035
Khac 999.377.966 3.756.123.032
23.854.784.063 26.546.566.154

{b) Daihan
31/12/2025 3112/2024
VND VND
Chi phi stra chira, cai tao van phong 1.287.175.851 2.188.655.339
Chi phi ch& phan bd theo doanh thu bat déng san 463.408.622 538.916.943
Cong cu, dung cy - 50.554.434
Khac 932.383.732 992.902.449
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10 CHI PHi TRA TRUOC (tiép theo)

Bién dong chi phi tra tredc trong ndm nhu sau:

Sé dw dau nam
Té&ng trong ném
Tang khac

Phan bd trong nam
Két chuyén khac
84 dw cudi nam

33

Mau sb B 09a - DN

Ky ké toan két thiic ngay

31/12/2025

VND
30.317.595.319

57751156.278

(10.082.066.251)

31/12/2024
VND
30.635.459.464
7.198.920.991
2.071.746.002
(4.944.479.258)
(4.644.051.880)

26.537.752.268

30.317.595.319




CONG TY CO PHAN TAP POAN PAU T BIA OC NO VA

11 TAI SAN CO BINH (“TSCP")
(a) TSCD hieu hinh

Miu sé B 09a - DN

Nha cira, vat May méc va  Phuwong tign van Thiét bi, dung cu . Taisan Téng céng
kién tric thigt bj tai, truyen dan quan ly c6 dinh khac :
VND VND VND VND VND VND
Nguyén gia
Tai ngay 1 thang 1 ndm 2025 522.086.755.185 18.786.842.878 12.173.563.437 51.847.007.169 99.000.000 604.993.568.669
Tang trong ndm - - 808.200.000 344.216.667 - 1.152.416.667
Tai ngay 31 thang 12 nam 2025 522.086.755.185 18.786.842.878 12.982.163.437 52.181.223.836 99.000.000 606.145.985.336

Gia tri hao moén
Taingay 1thang 1 ndm 2025
Khau hao trong nam

(80.321.547.582)
(11.287.048.818)

(10.419.349.818)
(852.999.288)

(9.447.943.170)
(707.056.554)

(51.359.980.375)
(398.625.132)

(99.000.000)

(151.647.820.945)
(13.245.729.792)

Tai ngay 31 thang 12 ndm 2025 (91.608.596.400)

(11.272.349.108)

{10.154.999.724)

(51.758.605.507)

{99.000.000)

(164.893.550.737)

Gia trj con [ai
Tai ngay 1 thang 1 nam 2025 441.765.207.603

8.367.483.060

2.726.020.267

487.026.794

453.345.747.724

Taingay 31 thang 12 ndm 2025 430.478.158.785

7.514.493.772

2.827.163.713

432.6138.329

-

441.252.434.599

Nguyén gia clia TSCB hiru hinh ctia cong ty da khau hao hét nhung con st dung tai ngay 31 thang 12 ndm 2025 la 69,87 ty Dong (tai ngay 31 thang 12

nam 2024: 69,54 ty Béng).

Tai ngay 31 thang 12 nam 2025, TSCO hiru hinh clla Cong ty v&i téng gid tri con lai 1a 403 ty Déng (tai ngay 31 thang 12 ndm 2024: 412 ty Bong) da duoc
ding dé lam tai san thé chap cho cac khoan vay clia Céng ty (Thuyét minh 21).
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M4u s6 B 09a — DN
11 TAI SAN CO DINH (“TSCD”) {tiép theo)
(b) TSCPB vé hinh

Quyén sir dung dat Ban quyén Téng céng
phan mém
VND VND VND

Nguyén gia
Tai ngay 1 thang 1 nam 2025 57.754.5617.947 112.132.828.175 169.887.346.122
Tang trong n&m - 725.235.707 725.235.707
Tai ngay 31 thang 12 nam 2025 57.754.517.947 112.858.063.882 170.612.581.829
Gia tri hao moén
Tai ngay 1 thang 1 nam 2025 - {107.916.065.208) (107.916.065.208)
Khau hao trong ném - (1.658.237.029} (1.658.237.029)
Tai ngay 31 thang 12 nam 2025 - (109.574.302.237) (109.574.302.237)
Gia tricon lai
Tai ngay 1 thang 1 ndm 2025 57.754.5617.947 4.216.762.967 61.971.280.914
Tai ngay 31 thang 12 nam 2025 57.754.517.947 3.283.761.645 61.038.279.592

Nguyén gia TSCD vo hinh clia Cong ty da khau hao hét nhing con stk dung tai ngay 31 thang 12 ndm
2025 |a 104 tj Ddng (tai ngay 31 thang 12 nim 2024: 103 ty Bng).

Tai ngay 31 thang 12 nam 2025, quyén s dung dat clia Cong ty voi gia tri con lai 1a 56 ty baong (tai ngay
31 thang 12 n&m 2024: 56 ty) da dwoc dung de lam tai san thé chép cho khoan vay cla Céng ty {Thuyeét
minh 21}.

12 BAT BONG SAN bAU TU

Quyén sir dung dat Nha civa, Téng cdéng
vat kién tric
VND VND VND

Nguyén gia
Tai ngay 1thang 1 nam 2025 76.447.986.206 311.019.347.682 387.467.333.8!
Tai ngay 31 thang 12 nadm 2023 76.447.986.206 311.019.347.682 387.467.333.888
Gia trj hao mon
Tai ngay 1 thang 1 nam 2025 - (59.368.291.712) (59.368.291.712)
Khau hao trong nam - (6.092.808.179) (6.092.808.179)
Tai ngay 31 thang 12 nam 2023 - (65.461.099.891) (65.461.099.891)
Gia tri con lai
Taingay 1thang 1 ndm 2025 76.447.986.206 251.651.055.970 328.099.042.176
Tai ngay 31 thang 12 nam 2025 76.447.986.206 245,558.247.791 322.006.233.997

Tai ngay 31 thang 12 nam 2025 va ngay 31 thang 12 ndm 2024, doanh thu va gia vén phat sinh tir bat
déng san dau tw ndm gitr d& cho thué duoc trinh bay & Thuyét minh 27.

Nguyén gia bat ddng san dau tw da khéu hao hét nhirng van cho thué tai ngay 31 thang 12 nam 2025 la
5174 tj (tai ngay 31 thang 12 nam 2024 12 5,174 ty). Gia tri hop Iy clia bat dong san dau tv cha Cong ty
khéng dwac xac dinh bdi vi Cong ty khéng <6 di théng tin can thiét cho muc dinh dinh gia cac bat déng
sdn dau tw nay. Gia trj hop Iy cla bat ddng san dau tw co thé khac véi gia tri gh s0.
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13

14

o ) . . Mau s6 B 09a - DN
CHI PHi SAN XUAT, KINH DOANH DO DANG DAI HAN

Day 13 phan chi phi xay ding d& dang cla cac dv an toa lac tai Phirong An Khanh va Phuéng Long
Tredng (trwde day la phwdng Thao Bién va phuérng Phi Hitu, Thanh phd Thi E)ch) Thanh phé H& Chi
Minh. Cac du an dang trong qua trinh bd sung va hoan thién h& so phap ly dé tiép tuc trién khai. Chi tiét
nhi sau:

31/12i2025 31/12/2024

VND VND

Dy 4n tai Phuerng An Khanh, TP. H6 Chi Minh (*) 54.980.715.609 169.103.940.209
D an tai Phudng Long Truweng, TP. HO Chi Minh 12.899.658.642 12.894.120.186
67.880.374.251 181.998.060.395

Bi&n dong chi phi san xuét kinh doanh dé& dang dai han trong nam nhu sau:

31/12/2025 31/12/2024

VND VND

Sé dw dau nAm 181.998.060.395 181.998.060.395
Tang trong nam 19.766.856

Giam khac (*} (114.137.453.000) -

S& dw cudi ndm 67.880.374.251 181.998.060.395

(*) Theo Nghi quyét s6 16/2025-NQ.HDQT-NVLG ngay 22 thang 04 nam 2025, Cong ty da hoan tat viéc
cham dtrt giao dich nhan chuyen nhuong cac thira dat co dién tich 2.950m2 thuoc Dw an tai Phuréng An
Khanh va thanh Iy hop dong bdi hoan ky két ngay 15 thang 12 nam 2007 g|ua Cang ty va Bén lién quan
vai tbng gia tri thanh Iy va bbi hoan la 435.671.167.586 déng. Khodan lai tir viéc thanh Iy duge ghi nhan
vao Thu nhap khac (Thuyét Minh 33).

CHI PHi XAY DUNG CO BAN DO DANG

31/12/2025 31M2/2024
VND VND

Mua sam tai san ¢b dinh 96.698.094 -
Chi phi cai tao, siva chira 15.483.301.375 4.107.799.041
- C&i tao D 4n Cén Au tai Cén Tho 11.375.502.334 -

- Khéc 4.107.799.041 4.107.799.041
15.579.999.469 4.107.799.041

Bién dong chi phi xay ding co ban dé& dang trong nam nhu sau:

Ky ké toan két thiic ngay

31/12/2025 31/12/2024
VND VND

Sé dw dau nam 4.107.799.041 6.451.621.122

Tang trong nam 11.472.200.428

Chuyén sang hang ton kho - (730.149.429)

Giam khac - {(1.613.672.652)

$6 dw cudi ndm 15.579.999.469 4.107.799.041
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15

186

. . L . MAau s6 B 09a — DN
PHAI TRA NGU'Ol BAN NGAN HAN

31/12/2025 311212024

VND VND

Bén thir ba (*) 328.684.603.486 325.072.414.585
328.684.603.486 325.072.414.585

(*) Chi tiét déi twong co sb duw phai trd cho bén thir ba chiém tir 10% trén tdng sb dw phai trd cho ngudi
ban ngén han nhw sau:

31/12/2025 3111212024
VND VND
UBS AG, Singapare Branch 168.153,375.001 162.887.625.025

(trwdrc day (a; Credit Suisse AG, Singapore Branch)

Tai ngay 31 thang 12 ndm 2025 va 31 thang 12 nam 2024, Céng ty khéng cé ne phai trd nguéi ban qua
han chwa thanh toan.

NGO MUA TRA TIEN TRUG'C NGAN HAN

NgLrdi mua trd tién trroc ngan han chii yéu 1 cac khoan tién tra truedce ciia khach hang theo cac hop déng
chuyén nhuwong bat déng san @& ban cho cac du an clia Cong ty. Cac khoan tien nay sé duoc ghi nhan
la doanh thu khi Cong ty hoan thanh va ban giao cac bat déng san da xay dwng hoan thanh cho khach
hang.

Tai ngay 31 thang 12 nam 2025 va ngay 31 thang 12 nam 2024, khéng ¢6 déi tvong nao chiém hon 10%
trong tdng s6 du nguwdi mua trd tién trede ngén han.
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17

(a)

(b)

THUE VA CAC KHOAN (PHAI THU) /PHAI NOP NHA NU'GC

Tinh hinh bién déng vé thué va cac khoan (phai thu) /phai nép ngan séch Nha nwéc nhu sau:

Phai nép

Thué GTGT hang ban ndi dia
Thué thu nhap ca nhan

Thué nha thau

Thué khac

Phai thu

Thué GTGT duoc khau trir
Thué TNDN tam nop 1%
Thué TNDN theo KQKD nép
thira

Tai ngay 01/01/2025

VND

1.979.905.615
149.416.363
1.047.587.153

S6 (phai thu)/ phai

ndp trong nam
VND

19.218.382.608
14.951.467.555
30.668.148.992

5.239.111.144

Cén trir trong
nam
VND

(19.218.389.608)

ba ndp trong nam

VND

(15.931.350.507)
(29.926.209.624)
(2.779.603.947)

Miu sé B 09a - DN

Tai ngay 31/12/2025
VND

1.000.022.663
891.355.731
3.507.094.350

3.176.909.131

70.077.117.299

(19.218.389.608)

(48.637.164.078)

5.398.472.744

(30.920.219.377)
(2.714.856.653)

(950.392.684)

(13.5636.534.858)

18.218.388.608
312.002.458

(312.002.456)

(25.238.364.627)
(2.402.854.197)

(1.262.395.140)

{34.585.468.714)

(13.536.534.858)

19.218.389.608

(28.903.613.964)
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18
(a)

(b)

19

CHI PHi PHAI TRA

Ngin han
31/12/2025
VND
Chi phi |ai vay 6.336.260.608.462
Chi phi xay dung 128.699.925.467
Khac 7.154,132.212

MAiu sd B 09a — DN

31/12/2024

VND
5.174.129.335.750
128.699.925.467
105.005.972.350

6.472.114.666.141

5.407.835.233.567

Trong @6, chi tiét s& dw clia bén thir ba va bén fién quan nhu sau:
31/12/2025
VND
£.458.494.745.562

1.416.952.791.338

964.841.574.703
987.756.169.215
490,569.691.093

Bén thtr ba

UBS AG, Singapore Branch
{trudrc day 1a: Credit Suisse AG, Singapore Branch)
Seatown Private Credit Master Fund

Céng ty Cd phan Chieng khoan Dau khi
Credit Opportunities |l Pte. Limited
Dallas Vietnam Gamma Ltd 753.050.881.122
Cang ty Cb phan Chirng khoan BIDV £97.280.179.578
Khac 1.148.043.462.513
Bén lien quan (Thuyét minh 38(b)) 13.619.916.579

31/12/2024
VND
5,396.997.115.048

997.281.575.463

£662.215.440.192
418.086.999.606
566.400.054.262
527.470.881.122
523.606.240.434

1.701.935.923.969
10.838.118.519

6.472.114.666.141

5.407.835.233.567

Dai han
31/12/2025
VND
Chi phi 1&i vay 557.840.170.239

31M2/2024
VND
342.309.912.572

557.840.170.239

342.309.912.572

Trong d6, chi tiét s dw clia bén thir ba va bén lién quan nhw sau:
31/12/2025
VND
Bén thi ba 459.178.738.465
Cong ty Co phan Chieng khoan Dau khi -
Coéng ty Cé phan Chirng khoan K§ Thuong 418.136.272.712
Khac 41.042.465.753
Bén lién quan (Thuyét minh 38(b})) 98.661.431.774

3111212024

VND
288.899.678.743
288.899.678.743

53.410.233.829

557.840.170.239

342.309.912.572

DOANH THU CHUA THUC HIEN

Doanh thu chwa thuc hién thé hién sé tién nhan treéce vé cho thué bai dau xe voi Cong ty TNHH Nova

Property Management.
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(b)

PHAI TRA KHAC
Ngan han
31/12/2025
VND
Hop tac dau tw phat trién du an (i) -
Phai tra tir viéc ban co phieu giai chap cla cac bén 151 793 127.983

bao dam (ii)
Nhan d4t coc chuyén nhwong diw an (iii) 388.820.357.740
1.667.674.583.721

Mau s B 09a— DN

3112/2024
VND
1.882.403.473.588

2.685.672.297.964

388.820.357.740
1.498.556.661.070

Phai tra khac
2.477.225.039.326

6.455.452.790.362

Trong d6, chi tiét sé diw clia bén thir ba va bén lién quan nhu sau:
31/12/2025
VND
1.667.674.583.721
388.820.357.740
207.948.349.165
127.281.202.170
843.624.674.646
809.550.455.605

Bén thtr ba
Cong ty C6 phan Tw van Bat dong san Bi Vi
Cong ty C6 phan Novareal
Phai tra khac
Chénh lach gép vén (Thuyét Minh 4)
Ben lién quan (Thuyét minh 38(b))

311212024

VND
2.576.506.510.770
388.820.357.740
198.857.216.229
1.988.827.936.801

3.878.947.279.5692

2.477.225.039.326

6.455.452.790.362

Dai han
31/12/2025
VND
12.443.280.000.000
2.381.845.521

Hop tac dau tu phat trién dy an (i}
Phai tra tir viec cén trlr cong no

31/12/2024

VND
18.647.409.000.000

12.445.661.845.521

18.647.405.000.000

Trong d6, chi tiét sé dw clia bén thir ba va bén lién quan nhw sau:

31/12/2025

VND

Bén thir ba 9.690.661.845.521
Cong ty Cb phan Novareal 9.510.280.000.000
Khac 180.381.845.521

Bén lién quan (Thuyét minh 38(h)) 2.755.000.000.000

31M12/2024

VND
15.714.409.000.000
15.714.409.000.000

2.933.000.000.000

12.445.661.845.521

18.647.409.000.000

(i) Bay la khoan tién ma Cong ty nhan hop tac dau tw va phat trién du an va&i cac bén lién quan va bén thu
ba. Hinh thirc clia hop déng hop tac nay 1a BCC chia lgi nhuan. Cong ty sé phan chia lgi nhuan vao cubi

dir an theo ty 1& thda thuan gitva cac bén trong hop dong hop tac dau tw.

(||) S6 du thé hien sé tién phai tra cho cac bén dam bao da thuc hién thé chap co phiéu cho cac khoan vay
co bao dam d& Coéng ty thuc hién nghfa vu thanh toan. Nghi quyét HDQT 56 72!2025 NQ.HBQT-NVLG
ngay 15 thang 12 nam 2025 thong qua vigc thuc hién hoan d@di no thanh cd phan voi ty (@
15.746,667d6ng/cd phleu s6 lwong cb phiéu phat hanh 163.658.291 dong gia trj no dwoc hoan dbi

2.577.074.200.878 ddng. Tai ngay phat hanh bao cao, cong ty da hoan tat giao dich.

(iti) Day la khoan tién nhan dit coc lien quan dén viec chuyén nhwong mot phan dw an tai Phwéng Long

Hung, Tinh Bdng Nai.
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Mau so B 09a — DN

Tai ngay . - Danh gia chénh - - Tai ngay
01/01/2025 Tang Giam léch ty gia Phan loai lai 31/12/2025
VND VND VND VND VND VND

(a) Vay ngan han

2.252.100.860.793
7.405.943.760.000
15.662.869.221.471

(40.236.002.972)

Vay ngan hang (M

Vay bén thz ba (**)

Trai phidu (***)

Chi phi phat hanh trai phiéu
(**'k)

Vay bén lién quan (Thuyét

minh 38(b)) 443.940.000.000

492.523.625.269

288.779.000.000

(938.875.000.000)
(42.670.480.000)

{6.199.504.996.179)

19.350.287.136

(698.288.439.867)

42.008.000.118
228.383.819.810

(915.768.400.000)

(234.344.498.405)

439,465.460.911

8.084.180.725.079
9.229.019.726.887

(20.885.715.836)

34.430.560.133

Céng 25.724.617.839.292

781.302.625.269

(7.875.338.916.046)

270.391.819.928

(1.150.112.898.405)

17.766.210.757.174

(b) Vay dai han

Vay ngan hang (%) 200.000.000
Vay bén thtr ba {**) -
Trai phigu (***) 9.490.872.840.875
CFJ*E)h' phat hanh trai phigu (93.539.622.391)
Vay bén lién quan (Thuyét

minh 38(b)) 540.804.984.915

2.410.000.000.000

357.448.565.760

147.754.174.105

(745.440.783.360)

38.706.050.652

243.065.899.76C

915.768.400.000

234.344.498.405

915.968.400.000

2.410.000.000.000
9.580.291.021.440

(54.833.571.739)

688.559.159.020

Céng 9.938.338.203.399

2.915.202,739.865

(706.734.732.708)

234.344.498.405

1.150.112.898.405

13.539.985.008.721
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Chi tiét s6 dw cudi ki cla cac kKhoan vay ngan hang duoc trinh bay nhu sau:

(a) Vay ngén han

Ngan hang TMCP Quan d6i - CN Béac Sai Gon (i)

Vietnam Joint Stock Commercial Bank for Industry
and Trade Filiale Deutschland (ii)

Ngan hang Maybank International - Chi nhanh
Labuan (ii}

Deutsche Investition Und Entwicklun Gsgesellschaft
Mbh (i)

Ngan hang TMCP Céng Thuong Viét Nam - Chi
nhanh 1 (ii)

Ngan hang TMCP Phat Trién Nha TP.HCM - Hoi S&

31/1212025
VND

50.116.300.000

50.116.300.000

339.132.860.911

100.000.000

Mau sb B 09a — DN

31112/2024
VND

935.300.000.000
485.,469.000.000
485.469.000.000
328.512.860.793

17.250.000.000

100.000.000

(i)

439.465.460.911 2.252.100.860.793

{b) Vay dai han

Vietnam Joint Stock Commercial Bank for Industry
and Trade Filiale Deutschland (i)

Ngan hang Maybank International - Chi nhanh

451.046.700.000 -

451.046.700.000 -

Labuan (ii)
Ngan hang T'MCP Cong Thuong Viét Nam - Chi 13.775.000.000 )

nhanh 1 (ii)
Ngan hang TMCP Phat Trién TP.HCM - Hoi S¢& (iii) 100.000.000 200.000.000
915.968.400.000 200.000.000

() bayla khoan vay bang Bdng Viét Nam véi s6 tién vay theo hop ddng cho vay la 1.500.000.000.000
ddng, cb thi han ba muoi sau (36) thang k& tir ngay gidi ngan dau tién. Khodn vay chju lai suat ky dau
tien fa 11,5%/nam va duoc diéu chinh dinh ky ba (3) thang maot (1) IAn, bang !ai suét tham chiéu cong (+)
bien do 3 5%/nam. Trong do, 14i suat tham chiéu 1a Iai sut vay bang ddng Viét Nam danh cho khach hang
1&n, ky han vay trén 12 thang do Ngan hang TMCP Quan Dai - Chi nhanh Bac Sai Gon cong bé. Khoan
vay dwoc bado ddm bang toan bé phan vdn gop cla Cong ty trong Gong ty con, quyén tai san va quyén sl
dung dat cla dy an tai phwéng Tam Phudc, tinh Pdng Nai. Tinh dén ngay 31 thang 12 ndm 2025, khoan
vay da dwoc tat toan toan bd.

(ii) Day la cac khodn vay co6 téng han murc [& 41.000.000 D6 ta My do Ngan hang TMCP Cong Thuong
Viét Nam - Chi nhanh 1 1 dai Iy va dai dién nhan xd ly tai sdn dam bao, gom 2 khoan vay nhw sau:

- Khoan vay bang do la M§ dwoc thu xép b&i Vietnam Joint Stock Commercial Bank for Industry and Trade
Filiale Deutschland (20 trigéu do la My) va Ngan hang Maybank International - Chi nhanh Labuan (20 triéu
d6 la My). Lai suat vay duoc tinh theo 1ai suédt qua dém co dam bao ("SOFR") cdng vai bien 46 5,75%/nam.

- Khoan vay béng E)ong Viét Nam tai Ngan hang TMCP Céng Thwong Viét Nam - Chinhanh 1, ¢o téng sb
tién cho vay theo hop ddng 1a 23.000.000.000 Bong {trong Lrng v 1 trigu 46 la M§), co thdi han ba muoi
(30) thang. Khoan vay chiu I&i suét bang 14 suat huy dong tién tiét kiem ky han muwoi hai (12) thang bang
Pbng Viet Nam tir ca nhan cong bién do 4,5%/nam.

Cac khoan vay dwgc dam bao bang mot phan tai san thudc du an tai Thanh phd H6 Chi Minh, mot sé tai
san thudc du an tai Lam Bdng va cd phan clia mét cong ty tai Thanh phé HS Chi Minh. Ngay 19 thang 7
nam 2025, Cong ty da dam phan thanh cong viéc tai cau tric khoan vay va da ky két hop déng gia han
chinh thirc cho khodn vay nay. Theo d6 lich thanh toan méi cla khoan vay 1a tl thang 10 nam 2026 dén
thang 7 ndm 2027.
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CAC KHOAN VAY (tiép theo)

Chi tiét s du cudi ky clia cac khodn vay ngan hang duoc trinh bay nhw sau (tiép theo):

(iii) Bay la cac khodn vay co tbng han mrc 20,000,000 D6 la M§ va 700.000.000 Péng cho Céng ty, gém
2 khoan vay nhw sau:

- Khoan vay theo Hgp ddng tin dyng ("HBTD"} ¢6 han mukc 20.000.000 d6 la M§ tir Deutsche investitions-
und Entwicklungsgeselischaft mbH. Thoi han cla khoén vay 1a chin muei sau (96) thang va khang vuot
qua ngay 15 thang 6 nidm 2027. Khoan vay nay chiu |ai suat 5,1%/ ndm. L&i dwoc trd dinh ky sau (6) thang
mot (1) 1an. Tai ngay lap bao cdo tai chinh riéng, Cong ty dang trong qua trinh dam phan dé gia han tra
gbce, |ai cla khoan vay nay.

- Khoan vay bang Béng Vit Nam theo HDTD 700.000.000 déng tr Ngan hang TMCP Phat trién TP HCM
- Hoi s&, co thoi han chin muwoi sau (96) thang ké tir ngay tiép theo ngay gidi ngan, va khong virot qua
ngay 15 thang 6 ndm 2027, tién ne gbc vay dugc tra dinh ky sau (6) thang mét (1) 1an va dwoc an han gbc
12 thang ké tlr ngay gidi ngan. Khoan vay nay chiu lai suat 12%/n&m cho ba (3) thang dau tién, bt dau tir
thang thir e (4 ) lai sudt dugce ap dung theo 11 suat huy dong tién tiét kiém ca nhan ky han muwoi hai (12)
thang (tra 14i cudi ky) bang Béng Viét Nam cla Ngan hang TMCP Phat Trién Nha TP HCM cdng (+) bién
d6 4,7%/Mmam.

Cac khoan vay duwoc dam bao bang quyén sir dung ¢4t va tai san gan lién voi dét thudc mot du an tai
Thanh pho Can The.

Chi tiét s6 dw cudi ky clia cac khodn vay tir bén thir ba dwoc trinh bay nhw sau:

(a) Vay ngan han

Credit Opportunities |Il Pte. Limited (i)
Seatown Private Credit Master Fund (ii)

UBS AG, Singapore Branchiii}

(treére day la Credit Suisse AG, Singapore Branch)
Stark1st Co. Ltd (iv}

Khac (v)

311212025
VND

2.982.651.205.079
2.314.845.520.000

1.450.735.000.000

975.849.000.000
360.000.0600.000

311212024
VND

2.452.896.000.000
2.242.355.760.000

1.405.305.000.000

945.387.000.000
360.000.000.000

8.084.180.725.079

7.405.943.760.000

{b} Vay dai han

2.410.000.000.000 -
2.410.000.000.000 -

Cac khoan vay c6 quyén chuyén dbi (vi)

(i) Pay la khoén vay theo hop déng tin dung ("HDTD”) c& han mirc t6i da 100.000.000 @6 la M v&i Credit
Opportunities |1l Pte. Limited. L&i suét vay la 6,0%/n&m va dwoc tra dinh ky ba (3) thang mat (1) 1an. Céng
ty phai tra thém maét khodn tién @G dé dam bao cho Bén Cho Vay nhan dwoc IRR muc tigu la 13,5%/nam
(da bao gdm phi duy trl 2%) khi hét han hgp déng vay. Khoan vay nay dwoc ddm béo bang cb phan cla
Céng ty s& hiru bdi cac ¢b dong; khodn phai thu va bao 1anh lien quan §én mét du an tai Tinh Déng Nai;
khoan phai thu, tai khodn va tai san khac lién quan dén mét sé bat déng sén thuéc mot dy an tai Tinh Lam
Péng.

Cong ty da ky hop ddng tai co cau va gia han khodn vay, theo d6 dw ne géc cla khodn vay dwgce xac dinh
lai ké tir ngay 01 thang 11 nam 2025 la 113.077.727 d6 la M§. Tai ngay 1ap bao cao tai chinh riéng nay,
Cong ty dang hoan tat cac diéu kién tién quyét dé khoan vay duoc gia han dén ngay 31 thang 12 nam
2026,
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Chi tiét s du cudi ky clia cac khoan vay tir bén thir ba dwoc trinh bay nhu sau (tiép theo):

(i) Day la khodn vay theo HBTD c6 han mic t6i da 110.000.000 dé la My v¢i Seatown Private Credit
Master Fund va/hodc mdt/cac bén cho vay khac. Lai suét vay la 6,0%/ndm va dugce tra dinh ky sau (6)
thang mét (1) 1an. Cong ty phai tra thém maét khodn tién du dé dam bao cho bén cho vay nhan dugc IRR
muc tiéu |2 14%/nam khi hét han hep déng vay. Khoan vay nay dugc dém bao bang quyén tai san, tai
khodn va phan vén gop cac cong ty lien quan dén mot dy an tai Tinh Dong Nai va khoan thu dwoc con lai
sau khi d& hoan thanh nghia vy dwge ddm bao cho mét khodn vay trong nuwdc tai di an.

(jii) Day Ia khoan vay theo HDTD c6 han muc téi da 100.000.000 d6 la My duoc thu xép bdi UBS AG - Chi
nhanh Singapore (trec day 1a Credit Suisse AG, Singapore Branch). Lai suat vay dwoc tinh theo SOFR
cbng v&i bién do 5,76%/nam va duoc tra dinh ky ba (3) thang mot (1) l&n. Cong ty phai trd thém mot khoan
tidn d0 d& dam bao cho bén cho vay nhan dwoce IRR muc tiéu 1a 11,5%/n&m. Khoan vay nay duoc dam
bao bing cb phan cia Céng ty s& hiru béi cac cb dong. Cong ty dang tiép tuc dam phan voi bén cho vay
d& thue hién cac giai phap tai co cau khodn vay nay.

(iv) Day la khodn vay theo HDTD cd han mirc tdi da 50.000.000 d6 la My v&i Stark1st Co. Ltd. Lai suat
vay ban dau la 6,0%/nam, duoc didu chinh thanh 3%/nam tra bang tién ap dung ké tir ky tra 1ai thang 6
nam 2023 va duoc tra dinh ky sau (6) thang mét (1) 1an. Ngay dao han ban dau la vao ngay 15 thang 7
nam 2024, khoan vay nay da dwoc gia han thém mui hai (12) thang ké ttr ngay ddo han ban dau, |ai vay
duoc tra vao ngay dao han. Céng ty phai trd thém mot khodn tién du ¢& dam bao cho bén cho vay nhan
duoc IRR muc tiéu 14 11,5%/ndm. Khodn vay nay dwoc dam bao bing cb phan sé& htvu cla cb dong cong
ty va cac bén bao ddm. Cong ty dang tiép tuc dam phan voi bén cho vay dé thue hién cac gidi phap tai co
c&u khoan vay nay.

(v) Day la khoan vay bang déng Viét Nam cé théi han tir 18 dén 36 thang, 1ai suit vay cbd dinh 12%/ndm
va khéng co tai san dam bo.

(vi) Day 1a cac khodn vay khong co tai san bio dam va co thé chuyén ddi thanh cb phan Céng ty C6 phan
Tap doan Pau tw Dia 6¢ No Va (NVL), c6 téng han mic téi da la 2.500.000.000.000 déng vai Cac Bén
Cho Vay, thoi han vay 1a ba (3) nam ké tir ngay giai ngan cudi clng. Lai suat vay & 14%/nam va duoc tra
dinh ky sau (6) thang mét (1) kan.

Cac Bén Cho Vay co quyén thue hién chuydn ddi mét pnan hoc toan bo du ng khoan vay thanh ¢b phiéu
NVL vao cac ky chuyén di tai thang thir 18, thang th(r 24 va thang thi 30 k& tir ngay 31 thang 12 nam
2025. Gia Chuyén Ddi dwoc tinh bing 115% nhan véi gia dong civa ctia cd phiéu NVL tai ngay cach ndm
(5) ngay lam viéc truac va bao gdm ngay gidi ngan cudi cung. Gia Chuyén Boi ¢6 thé dwec diéu chinh
gidm khi phat sinh cac si kién dan dén didu chinh gia cé phiéu NVL theo théng i¢ trén thi trvong va thda
thuan v¢i cac Bén Cho Vay.

Cong ty ¢ quydn hoan tra trede han mét hodc nhiéu 1an voi tdng sé tién tra truéc t6i da 50% téng duv ng
sau mu&i hai (12) thang ké tir ngay gidi ngan cudi cling.

Tinh d@é&n ngay 31 thang 12 nam 2025, khoan vay da dugc gidi ngan 2.410.000.000.000 dong. Tai ngay
lap bao c4o tai chinh riéng nay, khodn vay da hoan tat gidi ngan toan b 2.500.000.000.000 doéng.
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(***) Chi tiét s& dw cudi ky clia cac khodn trai phiéu phat hanh dwoc trinh bay nhw sau:

(a) Phat hanh trai phiéu ngén han

Loai phat hanh theo ménh gia

Cong ty CO phan Chirng khoan SSI (i)

Cong ty Cé phan Ching khoan Dau Khi (ii)
Cong ty C6 phan Chirng khoan MB (ijii)

Cong ty C& phan Chirng khoan BIDV (iv)

Cong ty Cé phan Chirng khoan Dau Khi (v}
Céng ty C6 phan Chirng khoan Dau Khi (vi)
Céng ty Cb Phan Chirng khoan BIDV (vii)

Cong ty C6 phan Chirng khoan BIDV {viii)

Cong ty C6 phan Chirng khoan BIDV (ix)

Cong ty TNHH Chirng khoan Mirae Asset VN (x)
Cong ty C& Phan Chirng khoan BIDV (xi)

Céng ty TNHH Chirng khoan YuanTa (Xii)

Cang ty C& Phdn Chirng khoan BIDV (i)
Cang ty C6 phan Chirng khoan Ky Thuong (xiv)
Cong ty Co phan Chirng khoan VPS (xv)

Cong ty C& phan Chirng khoan Dau Khi {xvi)
Cong ty CO Phan Chirng khoan BIDV (xvii)

(b) Phat hanh trai phiéu dai han

Loai phat hanh theo ménh gia

UBS AG, Singapore Branch (xviii)

Cang ty Cb phan Ching khoan K§ Thwong (xiv)
Céng ty C& phan Chirng khoan BIDV (xvii)
Céng ty C6 phan Chirng khoan Dau Khi (ii)

45

3111212025
VND

3.428.000.000.000
1.435.011.045.144
864.003.400.000
815.984.365.466
732.642.763.828

£38.298.087.382
463.417.413.082
271.906.371.484
264.930.710.257
112.804.181.706
94.553.916.315
71.666.700.000
35.800.782.223

Mau sb B 09a - DN

311212024
VND

3.428.000.000.000
147.435.434.004
864.003.400.000
842.269.919.130
750.006.848.209
651.917.677.364
473.304.926.472
277.147.155.086
270.683.291.729
115.320.415.104
96.571.325.418
84.895.900.000
36.512,928.955
1.300.000.000.000
5.450.000.000.000
6439.900.000.000
225.000.000.000

9.229.019.726.887

15.662.869.221.471

311212025
VND

8.055.291.021.440
1.300.000.000.000

225.000.000.000

3111272024
VND

8.200.217.339.280

1.290.655.501.595

9.580.291.021.440

9,490.872.840.875
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(***) Chitiét s& dw cudiky clia cac khodn trai phiéu phat hanh dwoc trinh bay nhu sau {tiép theo):

(i) Pay 1 khodn huy déng bing viéc phat hanh 5.543 Trai Phiéu Chuyén Boi va 231 Trai Phiéu Khéng
Chuyén B&i kém cac chirng quyén phat hanh vao ngay 19 thang 5 nam 2022 ("Ngay Phat Hanh") theo
ménh gia bang Déng Viét Nam v&i Cang ty C6 phan Chitng khoan SSI fa t6 chirc tw van hd so chao ban,
dai ly phat hanh, dai Iy iru ky va quan Iy chuyén nhuong trai phiéu. Goi Trai Phiéu Chuyén Béi cé gia tri
5.543 ty ddng v&i ménh gia 1 tj dong/Trai Phidu, ky han 10 nam, 1ai suat cb dinh trong ky han 10%/nam,
khéng co tai san bao dam va co thé chuyén ddi thanh cb phan Cong ty G phan Tap doan Pau tu bia 6c
No Va (NVL) bét dau tiv ngay tron 41 ngay ké tir Ngay Phat Hanh cho dén ngay thir muoi trudc Ngay Dao
Han. Gia Chuyén Dai Ban bau dugc xac dinh bing 93.960 dong/ed phiéu, trong dwong véi ty 1€ chuyén
d6i 10.643 cd phiéu/Trai Phiéu Chuyén D&i. Goi Trai Phiéu Khang Chuyén Bdi co gia tri 231 ty dong voi
ménh gia 1 ty déng/Trai Phiéu, ky han 10 nam, 1ai suét ¢6 dinh trong ky han 8%/ndm, dugc dam bao thi
c&p bling cb phan va phan vén gop tai hai d an. Gia cb phiéu thuc hién chirng quyén ban dau la 76.984
ddng/cd phidu va tj 1 thye hién ching quyén ban dau 1a 1,31 cb phiéu/chiing quyé&n. Mot phan khodn tréi
phiéu nay da duoc hoan ddi bing cb phan clia mot cong ty con trong Tap doan trong nam 2023. Ngay 22
thang 9 nam 2023, T8 chirc phat hanh va cac trai chl da thong qua va hoan tat viéc mua lai treoc han
2952 Trai Phiéu Chuyén Bai va 94 Trai Phiéu Khong Chuyén Bdi. Tai ngay 31 thang 12 nam 2025, s6
lwong trai phidu con Ieu hanh la 3.291 Trai Phiéu Chuyén D4i va 137 Trai Phiéu Khong Chuyén pai.

(i) Bay 1a khoan huy déng bng viéc phat hanh trai phiéu theo ménh gia bang Bong Viet Nam do Céng ty
Cd phan Chirng khoan Dau khi t vAn, 6 tdng ménh gia phat hanh thanh cong la 1.500.000.000.000 dong,
d40 han ban dau vao thang 3 nam 2024, chiu mic 1ai suat cé dinh 10,5%/nam. Trai phiéu nay duoc dam
bao bang cb phan clia Cong ty s& htu béi cac cb déng. Trai phiéu da duoc gia han mét phan den ngay
15 thang 3 nam 2026 véi [ai suat ky gia han cb dinh 11,5%/ndm.

(iii) Pay Ia khodn huy dang bing viéc phat hanh trai phiéu theo ménh gia bang Bong Viét Nam, do Cong
ty C& phan Chung khoan MB [am dai ly phat hanh, c6 téng ménh gid phat hanh thanh cong la
1.000.000.000.000 ddng, ngay dao han ban dau |a vao thang 3 n&m 2023, chiu mic |ai suat co dinh
10,5%/nam. Trai phiéu nay duoc dam bao bing c& phan clia Cong ty s& hitu bdi cac ¢b dong va céc bat
dang san, quyén tai san dwoc s& hiru bdi bén thir ba. Trai phiéu d& dugc gia han 24 thang ké tir ngay dao
han ban dAu vé&i l4i suét ky gia han cé dinh mic 11,5%/n&m. Cong ty dang tiép tuc dam phan @& thwc hién
c4c gidi phap tai co cAu trai phiéu.

(iv) Day |2 khoan huy dong bang viéc phat hanh trai phiéu theo ménh gié bang Bong Viét Nam do Cong ty
Cé phan Chirng khoan BIDV lam dai Iy phat hanh, co téng ménh gia phat hanh thanh cong la
1.000.000.000.000 ddng dao han ban dau vao thang 8 nam 2023, chiu muc 1ai suét cb dinh 10,5%/nam.
Trai phiéu nay duoc dam bao bang cd phan clia Cong ty s& hiru bdi cac ¢b dong. Céng ty dang tiép tuc
dam phan d& thuc hién cac gidi phap tai co cau trai phiéu.

v) PBay 14 khoan huy déng bing viéc phat hanh tréi phigu theo ménh gia b&ng Béng Viét Nam do Cong ty
Co phan Chirng khoan Dau Khi tw van, ¢6 téng ménh gia phat hanh thanh cong la 1.000.000.000.000 dong

d40 han ban dau vao ngay 12 thang 2 nam 2023, chiu mec I4i suét cb dinh 10,5%/nam. Trai phiéu nay
duoc dam bao bing cd phan clia Cong ty s& hitu béi cac ¢b dng. Cong ty dang tiép tuc dam phan dé
thurc hién cac gidi phap tai co cau trai phiéu.

(vi) Day 14 khoan huy dong bang viéc phat hanh trai phiéu theo ménh gia bang Dong Viét Nam do Cong ty
Cb phAn Chirng khoan Dau Khi tu vén, c6 téng ménh gid phat hanh thanh céng la 1.000.000.000.000
dbng, d4o han ban dAu vao thang 5 nam 2023, chiu mic &i suét cé dinh 10,5%/nam. Trai phieu nay duoc
d4m béo bing cd phan cda Cong ty s& hiru bdi cac cd dong. Cong ty dang tiép tuc dam phan dé thuc hién
c4c gidi phap tai co céu trai phiéu.

(vil) Day Ia khoan huy dong bing viéc phat hanh trai phiéu theo ménh gia bang Péng Viét Nam do Cong
ty C& phan Chirng khoan BIDV tu vén, c6 tong ménh gia phat hanh thanh cong la 500.000.000.000 déng,
ngay d4o han ban dau vao ngay 16 thang 2 nam 2024, chju mirc 1 suat c6 dinh 10,5%/ndm. Trai phiéu
nay dwoc dam bao bang cb phan cla Cong ty s& hiru bdi cac co dong. Cong ty dang tiép tuc dam phan
dé thwe hién cac giai phap tai co cAu trai phiéu.
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) 1 . Miu sé B 09a — DN
CAC KHOAN VAY (tiép theo)

Chi tiét s dw cudi ky clia cac khoan trai phiéu phat hanh duoc trinh bay nhu sau (tiép theo):

(viii) Day la khodn huy déng béng vigc phat hanh trai phleu theo ménh gia bang Ddng Viét Nam do Cong
ty C& phan Ching khoan BIDV tw van, ¢6 thng ménh gia phat hanh thanh cong la 625.700.000.000 dong,
thei han 12 thang, dao han ban dau vao thang 3 nam 2023, chju mtkc 1ai suét co dinh 9,5%/nam. Trai phiéu
nay dugc dam bao béng cac quyen st dung dé4t tai finh Lam Bbéng. Cong ty dang phdi hop cling Cong ty
C& phan Chirng khoan BIDV dé x( Iy tai san bao dam va thyc hign thanh toan nghta vu trai phiéu.

{ix) Day la khodn huy déng bang viéc phat hanh trai phiéu theo ménh gia bang Bdng Viét Nam, do Cong
ty C6 phan Chitng khoan BIDV lam dai Iy phat hanh, co tbng ménh gia phat hanh thanh céng la
300.000.000.000 déng d4o han ban dau vao thang 6 nam 2023, chju mu=c lai suat b dinh 10,5%/nam. Trai
phiéu nay duoc dam bao bang cb phan cua Cong ty s& hiru bo| cac cd dong. Céng ty dang tiép tuc dam
phan d& thyc hién cac giai phap tai co cau trai phigu.

(x) Bay la khodn huy déng bang viéc phat hanh trai phleu theo ménh gia béng Déng Vlet Nam, do Ngan
hang TMCP Hang Hai Viét Nam - Chi nhanh Thanh phd Hb Chi Minh lam don vi thu xép vbn va Cong ty
TNHH Chirng khoan Mirae Asset (Viét Nam) lam dai ly phat hanh, cé tdng ménh gia tbi da &
1.000.000.000.000 dbng, ngay dao han ban dAu 1a vao ngay 23 thang 7 ndm 2023, chju murc 1ai sudt cb
dinh 11%/nam. Trai phiéu khéng co tai san bdo dadm. Tong gia tri da phat hanh thanh cong la
137.600.000.000 ddng. Cong ty dang tiép tuc dam phan dé thuwe hién céac gidi phap tai co cau trai phiéu.

{xi) Day la khodn huy d8ng béng viéc phat hanh trai phiéu theo ménh gia bing Pong Viét Nam, do Céng
ty C& phéan Chitng khoan BIDV lam dai ly phat hanh, co tbng ménh gia phat hanh thanh céng la
220.000.000.000 déng dao han ban dau vao thang 4 ndm 2023 chiu mirc 1ai suat ¢d dinh 10,5%/nam. Trai
phiéu nay dwoc dam bao bang cd phan clia Céng ty s& hiru bO‘I cac ¢d dong. Céng ty dang tiép tuc dam
phan dé thuc hién céc gidi phap tai co cau trai phiéu.

(xii) Day 1a khoan huy dong bing viéc phat hanh trai phiéu theo ménh gia bang Bdng Viét Nam do Cong
ty TNHH Ching khoan Yuanta lam da| ly phat hanh, c6 tbng giad tri phat hanh thanh cong 1a
430.700.000.000 ddng, chiu muc 15i suat cb dinh 10 5%lnam Trai ph|eu nay duoc dam bao bing cb phan
clia Cong ty s& hiru bdi cac cd dong, cac bat dong san, quyén tai san dwoc s& hiru boi bén thir ba, ngay
dao han ban diu 13 vao thang 3 nam 2023 va da dwoc gia han dén thang 3 nam 2025 vai 13 sudt ky gia
han ¢b dinh mtre 11,5%/nam. Tai ngay 31 thang 12 ndm 2025, dw no tréi phiéu con lai 1a 71.666.700.000
ddng. Cong ty dang tién hanh xi Iy tai san bdo d&m dé thwe hién thanh toan nghia vu trai phiéu.

(xiil) Day la khodn huy déng béng vigc phat hanh trai phiéu theo ménh gia bing Béng Viét Nam do Cong
ty C6 phan Chirng khoan BIDV tw vén, cé tong ménh gia phat hanh thanh cong 1a 157.300.000.000 dong,
th&ri han 18 thang, ngay dao han ban dau la vao ngay 30 thang 9 ndm 2023, chiu muc I4i suat cb dlnh

9,8%/nam. Trai phiéu nay dwoc dadm bao bang cd phan clia Cong ty s& hivu bdi cac cb dong va cac quyen
st dung dét tai tinh Lam Pdng. Céng ty dang phdi hop cting Cong ty C& phén Ching khoan BIDV dé xr
ly tai san bac dam va thuirc hién thanh toan nghia vy trai phiéu.

(xiv) Pay la khoan huy déng bang viéc phat hanh trai phiéu theo ménh gia bang Bong Viet Nam do Cong
ty Ca phan Chtrng khoan Ky Thwong thu xép, co tong ménh gia phat hanh thanh céng & 1.300.000.000.000
ddng. Trai phiéu co ky han mudi tam (18) thang ké tir ngay phat hanh, dao han ban dau vao thang 7 nam
2023, chiu mtrc 14i suat cho bdn (04) ky tinh 141 dau tién & 8,5%/nam, sau do du’o’c diéu chinh bang 18i suét
tham chleu cang (+) b|en dd 3,28%/n3m. Trai phiéu nay dwoc dam bao bing cd phan cia Cong ty s& hivu
b&i cac cb dong va quyén tai san phat sinh fién quan dén phan khu thudc dy an tai tinh Lam Dong Trai
phiéu nay da duoc gia han thém ba (3) ndm, ngay dao han moi la thang 7 nam 2028 voi & sudt ky gia
han cd dinh méc 11,5%/nam.

(xv) Pay la cac khoadn huy dong béng viéc phat hanh trai phiéu theo ménh gia bang E)ong Viét Nam do
Cong ty C6 phan Chtrng khoan VPS dai ly phat hanh, gém hai muoi mbt (21) géi Trai Phiéu co tbng ménh
gia 7.000.000.000.000 ddng, thevi han 36 thang va dao han ban dau vao ndm 2023.
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Chi tiét sé dw cudi ky clia cac khoan trai phiéu phat hanh dwgc trinh bay nhu sau {tiép theo):
Trai Phiéu duwoc huéng lai suat cé dinh trong ky tinh 18i dau tién 1a 11%/nam, sau do sé duwrgc diéu chinh
ba (3) thang mot (1} lAn v&i 1ai suét ap dung cho cac ky tinh I&i tiép theo dwoc xac dinh theo nguyén tic
bang |ai suat tham chiéu cong (+) bién dé 3,9%/n&m nhwng khéng thap hon 11%/n&m. Trang do, 1ai suat
tham chiéu 13 |4ai suét tiét kiem thudng danh cho khédch hang ca nhan bang Déng Viét Nam, tra 1ai cudi ky
cao nhat, ki han mudi hai (12) thang (hoac tu‘crng duwong) duoc céng bo tai ngan hang tham chiéu tal
ngay xac dinh 1ai suat Trai phiéu khéng chuyen dadi, khong kem chivng quyén, dwoce dam bao bang quyen
slr dung dat va quyén tai san phat sinh tir viéc d&n b gidi tda mot dy &n tai Thanh phd Ha Chi Minh; quyen
tat san phat sinh tir cac hgp ddng hop tac kinh doanh %ién quan dén hai dw an tai tinh L.am Béng va phan
von gdp cia Cong ty tai hai cong ty Chi dau tv dy an lién guan.

Nguw&i sé hivu trai phiéu da déng y thay ddi ky han clia toan b trai phiéu tir 36 thang sang 60 thang, theo dé,
ngay dao han mai la tir thang 6 dén thang 8 nam 2025. Tinh dén ngay 31 ‘thang 12 nam 2025, Céng ty da mua
lai trrdc han toan bd hai mwoi mdt (21) goi Trai Phiéu va toan bd trai phiéu nay da duoc tt toan.

(xvi) DBay 1a cac khoan huy déng béng viéc phat hanh trai phiéu theo ménh gia bang Bdng Viét Nam cho
Ngan hang TMCP Bai Chung Viét Nam ~ Chi nhanh Sai Gon va do Cang ty Cd Phan Chirng khoan Dau
Khi lam dai ly phat hanh. Gai trai phiéu cd tong gia tri 1.300.000.000.000 ddng, ngay dao han ban dau vao
hang 06 nam 2023. L&i suat cho ky tinh 1ai dau tién ¢ dinh bang 11,75%/n&m. Lai suét cho cac ky tinh lai
tiép theo dugc diéu chinh ba (3) thang maot (1) lan va bang 14 sudt co so tai thoi diém diéu chinh cdng
4,25%/nam. Lai suat co sé 14 1ai suét tién glvi "Tiét kiém Dai Chung” nhan 1ai cudi ky cao nhat, co loai tién
tuo’ng trng v&i loai tien vay, ky han 12 thang theo biéu 1ai sut huy dong cla Ngan Hang TMCP Pai Chung
Viet Nam cong b tung thei ky. Trai phiéu nay dugc dam bao béng ¢b phan clia Cong ty thudc sé& hivu clia
cac cd déng. Trai phteu d3 dwoc gia han hai mwoi bon (24) thang ké& tlr ngay dao han ban dau. Tai ngay
lap bao céo tai chinh riéng nay, toan bé trai phiéu da duoc tat toan.

(xvii) E)ay la khodn huy dang bang viéc phat hanh trai phiéu theo ménh gia bang ©dng Viét Nam, do Cong
ty Co phan Chirng khoan BIDV lam dai Iy phat hanh, co tdng meénh gia phat hanh thanh cong la
250.000.000.000 dong, dao han ban dau vao thang 4 nam 2024, chiu muc 1ai suat ¢b dinh 10,56%/nam.
Trai phiéu duwgc gia han dén ngay 10 thang 3 nam 2025, 1ai suét tang tir 10,5%/nam lén 11 S%Inam va
dwoc trd mot [an vao ngay dao han. Tai ngay 31 thang 12 ndm 2025, dv ng trai phieu con lai la
220.123.035.201 déng. Ngay 16 thang 7 nam 2025, Ngud&i s& hitu trai phleu da chap thuan thong qua
phwong an thanh toan méi, theo do goc trai phiéu con lai dwoc gia han dén ngay 10 thang 3 nam 2027.

(xviii) Day la khoan huy dong von bang viéc phat hanh 1.500 Trai Phiéu Chuyen Di vao ngay 16 thang 7
nam 2021 ("Ngay Phat Hanh") theo ménh gia béing Db la My cho cac nha dau tu qudc t& do Madison
Pacific Trust Limited v&i tw cach 1a Bai Iy Uy thac va UBS AG, Singapore Branch (tru=o’c day la Credit
Suisse AG, Singapore Branch) thu xép va lam dai ly phat hanh. Géi Trai Phiéu Chuyén ddi co tdng gia tri
300.000.000 d6 la M§ v&i ménh gia 200.000 do la My/Trai Phiéu, s& dao han vao ngay 16 thang 7 ndm
2026 ("Ngay Pao Han“) chiu Lai Trai Phiéu 1a 5,25%/nam, dwoc trd 6 thang/lan va Lai Mua Laila G%Inam
duoc tinh trén co s¢ 6 thang/lan Trai Ph|eu khong co tai san bao dam va co thé chuyén ddi thanh cb phiéu
Coéng ty Co phan Tap doan Dau tu Dija bc No Va (NVL) bat dau tir ngay tron 41 ngay ké tir Ngay Phat
Hanh cho dén ngay thir mui trivée Ngay Pao Han. Gia Chuyén E)OI Ban B4u dwec xac dinh bang 135.700
dong/c:o phiéu, twong dwong voi ty 1& chuyé&n doi 33.915,9912 ¢é phiéu/Trai Phiéu Chuyen Ddiva co thé
dwoc dleu chinh trong cac trirdng hop sau: (1) do thuc h;en cac sty kién doanh nghtep dan dén didu chinh
gia tri c& phan, va/hoic (2) do diéu chinh giam twong tng véi bién dong gia giam cla cé phan NVL.

Ccéng ty da hoan thanh phwrong an tai cAu triic 1an ther hai vao ngay 30 thang 7 ndm 2025 (Ngay Hiéu Lic
Stra Bdi). Theo dd, dw no goc trai phiéu ké tir Ngay Hiéu Luc Stra D4 la 335.256.136 do la My, dao han
ngay 30 thang 6 ndm 2027, chiu lai trai phiéu 5,25%/nam, dwec trd 6 thang/lan va Gia Mua lai la tbng cla
(|)115% dv ne goc va (ii} 1ai chua thanh toan. Gla Chuyén Bdi dang ap dung tai Ngay Hleu Lwc Stra Dai,
dwoc xac dinh bang 36.000 ddng/cd phan, twong duong véi ty 1& chuyén ddi 156.018 c6 phiéu/Trai Phiéu
Chuyén Dbi.

Tinh dén ngay 31 thang 12 nam 2025, ¢b 133 Trai Phleu da duwoc chuyén ddi thanh cd phiéu NVL véi tong
gia tri ménh gia ta 29.865.416 d6 la My Do d6 du no gbe trai phiéu con lai tai ngay 31thang 12 nam 2025
la 305.390.720 d6 la My. Gia Chuyén Béi dugc diéu chinh thanh 34.000 dong/co phan ké tlr ngay 5 thang
1 nam 2026, twong duong voity @ chuyén ddi 165.195 cd phiéu/Trai Phiéu Chuyén Bai.
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22 DU PHONG PHAI TRA DAl HAN

Mau s6 B 09a — DN

Tai ngay 31 thang 12 nam 2025 va ngay 31 thang 12 nam 2024, s6 dw khoan dw phong phai tra dai han
thé hién khodn du phong bao hanh cac bat dong san da hoan thanh va ban giao tai ngay bao cao. Chi tiét

phat sinh trong ndm nhw sau:

S6 dau nam
St dung trong n&m
Hoan nhap trong nam

3111212025
VND
2.412.376.550
(2.147.766.550)
(264.610.000)

31/12/2024
VND
7.116.345.258

(4.703.968.708)

86 dw cudi nam

2.412.376.550

23

TAI SAN THUE HOAN LAl

Tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai tra duoc bu trir khi Cong ty co quyén hcvp
phap dwoc bl triv gitva tai san thué thu nhap hién hanh véi thué thu nhap hién hanh phai tra va khi thué
thu nhap hoan lai co lién quan dén cung mdt co quan thué. Bién dong cla tai san thué thu nhap hoan lai
trong n&m nhuw sau:

31/1212025 31711212024

VND VND

S6 dw dau nam 35.950.600 975.873.572
Hoan nhap trong nam - (939.922.972)
56 dw cubi nam 35.950.600 35.950.600

Tai san thué thu nhap doanh nghiép hoan iai phat sinh chtl yéu tir khoan chéch l&ch tam thei dwgce khau
trir lien quan dén 13i vay. Thué suét thué TNDN st dung dé xac dinh gia trj tai sén thué thu nhap hoan lai
tai ngay 31 thang 12 nam 2025 la 20% (tai ngay 31 thang 12 n&m 2024: 20%).

Tai sén'thué thu nhap hoan lai dwoc ghi nhan dwa trén kha nang thu duee thu nhap chiu thué trong twong
lai & cén trir cac khoan chénh léch tam théi da phat sinh nay.

Cac khoan I& tinh thué co thé dwoce chuyén sang dé bu trir vai thu nhap chiu thué trong twong lai trong
vong 5 nam lién tlep k& tir ndm ngay sau nam phat sinh 16. S6 18 thuc te dugc chuyen gua cac nam sau
cho muc dich thué s& phu thude vao viéc kiém fra va chap thuan clia co quan thué va co thé chénh léch
so v&i s6 liéu dwoc trinh bay trong bao cao tai chinh riéng. Cac khoan 16 wée tinh co thé bu tre vao thu
nhap chiu thué trong twong lai clla Cong ty nhuw sau:

Nam phat  Tinh trang kiém Sé 16 tinh thué  S46 16 tinh thué da 6 16 con dwec
sinh 16 tra cua cac co phat sinh duwoe st dung chuyén sang cac ky
guan thué tinh thué sau
VND VND VND
2021 Chuwa quyéttoan  (1.105.952.214.996) (1.105.952.214.996) -
2022 Chwa quyét toan (396.426.248.490)  (396.426.248.490) -
2023 Chua quyét toan (963.264.474.090)  (944.524.095.054) (18.740.379.036)
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23 TAI SAN THUE HOAN LAI {tiép theo)

Cong ty khéng ghi nhan tai san thué hoan lai déi viedi cac khoan 16 tinh thué néu trén do Ban Tbng Giam
dbc chwa danh gia duwoe chan chén lgi nhuan tinh thué trong trong lai dé st dung nhirng loi ich nay &
theyi diém hién tai.

24 VON GOP CUA CHU SO H{ruU

(a) 6 lwong cd phiéu

311202025 __31/12/2024
Co phan Co phiéu Co phieu Co phiéu
pho théng wu dai pho théng wu dai
S6 lwong cb phan dang ky 2.232.018.549 - 1.950.104.538 -
S6 lrong cb phan da phat hanh 2.232.018.549 - 1.950.104.538 -
56 lvgng cd phan dang Ivu hanh  2.232.018.549 - 1.950.104.538 -

(b)  Tinh hinh bién ddng vén cb phan

Cé phéan thwéng C6 phan wu daj Tdng cong

Tai ngay 01 thang 01 nam 2024
Tai ngay 31 thang 12 nam 2024
Phat hanh cb phiéu thirdng theo
chirong trinh ESOP cho nguéi lao
dong (i)

Phat hanh ¢é phiéu theong theo
chwong trinh thuwéng ESOP

cho nguoi Iao déng tor ngudn
thang duw vén b phan (i)

1.950.104.538 -
1.950.104.538

1.950.104.538
1.950.104.538

48.7562.613 - 48.752.613

48.752.613 - 48.752.613

Phat hanh ¢b phiéu riéng 1&
dé hoan ddi cac khoan

no phai tra (ii)

Phat hanh ¢ phiéu thuong
dé chuyén dbi trai phiéu
chuyén @i (iii)

Tai ngay 31 thang 12 nam 2023

163.658.391 - 163.658.391

20.750.394 - 20.750.394

2.232.018.549 - 2.232.018.549

Ménh gia cd phan: 10.000 déng trén mét ed phan.
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Tai ngay 01 thang 01 ndm 2024
Loi nhuan thudn nam trwdc
Tai ngay 31 thang 12 ndm 2024

Loi nhuan thuén nam nay

Phat hanh cd phan thudng theo chuwong
trinh ESOP 2025 (i)

Phat hanh ¢é phan thuéng theo chuong
trinh ESOP 2025 tir thang cuw vén (i)

Phat hanh cé phiéu phd théng dé hoan
ddi cong no phai tra (i)

Phat hanh cb phiéu phé théng dé
chuyén dai trai phidu chuyén dbi (iii)

Chi phi lién quan dén viéc phat hanh

Tai ngay 31 thang 12 ndm 2025

TINH HINH TANG GIAM NGUON VON CHU SO HOU

Vén gép ciia chii s& hiru

Mau s6 B 09a — DN

€6 phén thwong
VND
19.501.045.380.000

_Thang dw

von ¢cd phan
VND

5.051.601.924.626

Loi nhufn sau thué
chwa phan phéi
VND
(1.911.706.096.072)

168.720.685.764

Tdng cong

VND
22.640.941.208.554
168.720.685.764

19.501.045,380.000

487.526.130.000
487.526.130.000
1.636.583.910.000

207.503.940.000

5.051.601.924.626

{487.526.130.000)
940.490.290.878

539.510.371.680
(688.907.500)

{1.742.985.410.308)
{802.583.305.445)

22.809.661.894.318
{802.583.305.445)

487.526.130.000
2.577.074.200.878

747.014.311.680

22.320.185.490.000

6.043.387.549.684

(2.545.568.715.753)

25.818.004.307.886

(i) Theo Nghi quyét s6 16/2025-NQ.BHBCB-NVLG ngay 24 thang 4 ndm 2025 cla Dai hdi déng ¢b déng thudng nién nam 2025 va cac Nghi quyét
s 38/2025-NQ.HDQT-NVLG ngay 4 thang 7 nam 2025, Nghj quyét s 43/2025-NQ HDQT-NVLG ngay 23 thang 7 nam 2025, Hoi dng quan tri da
théng qua viéc trién khai thire hién phwong @n phat hanh cé phiéu thuéng cho ngwdi lao dong tir nguén théng dw vén cé phan ("Chuong Trinh
Thuéng ESOP") v&i 56 Ivong cd phigu dur kién phat hanh 14 48.752.613 cd phiéu, twong dwong 2,5% sb ¢d phan dang lwu hanh clia Cong ty. Tang
gia tri phat hanh theo ménh gia 1& 487.526.130.000 déng.

Theo Nghi quyét s& 16/2025-NQ.DHDCD-NVLG ngay 24 thang 4 nam 2025 cita Bai hoi déng ¢b dong thwdng nién nam 2025 va Nghi quyét sb
39/2025-NQ.HDQT-NVLG ngay 4 thang 7 ndm 2025, Hdi ddng quan tri da thong qua viéc trién khai thire hién phurong an phat hanh cé phiéu theo
chizong trinh lya chon cho ngui tao dong ("Chuong Trinh Chao Ban ESOP") vé&i s lwong cd phiéu du kién phat hanh 14 48.752.613 ¢b phiéu,
trong dueng 2,5% sb ¢d phan dang iwu hanh clia Céng ty. Gia phat hanh 1a 10.000 ddng/ ¢ phiéu.

Theo Nghj quyét sb 62/2025-NQ.HDQT-NVLG ngay 9 thang 10 nam 2025, Hoi déng quan tri da thong qua két qua thirc hién phat hanh cé phiéu
theo Chuong Trinh Chao Ban ESOP va Chuong Trinh Thudng ESOP. Theo dd, Hai ddng quén tri da thong qua toan bd s lwong 97.505.226 cb
phiéu phat sinh tir Churong Trinh Chao Ban ESOP va Chuong Trinh Thwdng ESOP, ddng thei phé duyét viéc dang ky tang von diéu 1& Cong ty tir
19.501.045.380.000 déng lén thanh 20.476.097.640.000 déng. Gia tri c6 phan phat hanh dwoc hach toén vao vén gdép clia chi s& hiru va thang duw
von cd phan lan irot 1a 487.526.130.000 déng va 487.526.130.000 déng.
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25 TINH HiNH TANG GIAM NGUON VON CHU S HUPU (tiép theo)

(ii) Theo Nghi quyét ciia Dai hdi déng cb déng bat thudng nam 2025 sb 17/2025-NQ.DHDCD-NVLG ngay 7 thang 8 nam 2025 va Nghi quyét s6
57/2025-NQ.HDQT-NVLG ngay 8 thang § nam 2025, Bai hoi dong co dbng da thdng qua viec trién khai thwe hién phurong an phat hanh c6 phiéu
riéng & dé& hoan dbi ng vdi sé lwong cd phiéu dy kien phat hanh la 168.014.696 co phieu, twong duwong 8,616% sb cb phan dang lwu hanh cla

Cong ty. Gia phat hanh du kién ta 15.746,667 ddng/ cb phiéu va tong gia tri cc khodn no phéi tra s& dwoc hoan dbi 1a 2.645.671.499.267 ddng.
Theo Nghi quyét s6 77/2025-NQ.HDQT-NVLG ngay 31 thang 12 nam 2025, Hol dbng quan tri da thong qua két qua phat hanh ¢ phiéu dé hoan doi

no vai s lvong b phiéu dwoc phat hanh 1a 163.658.391 cb phiéu va gia phat hanh la 15.746,667 dong/ ¢ phiéu. Gid tri cd phan phat hanh dugc
hach toan tang vén diéu 1& va thing diw von co phan lan lwet & 1.636.583.910.000 dong va 940.490.274.833 dbng, twong (rng tng gid tri cac khoan

ng phai tra dwgc hoan ddila 2.577.074.200.878 ddng.

(iii) Theo hop dong phat hanh trai phiéu chuyén dbi tai ngay 7 thang 7 nam 2021, céc thdng bao yéu cau chuyén dbi trai phiéu ti tréi chd, Nghi quyét
$0 78/2025-NQ.DHDCD-NVLG ngay 31 thang 12 nam 2025, Hoi dong Quén tri da thong qua viéc chgyén dai trai phiéu thanh cbd phieu pho thong
v&i tong gia tri 28.928.458 B0 la My ("USD") twong (rng ty gia USDAYND st dung chuyen ddi trai phiéu |12 24.960 dong. Vi vay, so lvgng 6 phan

duoc phat hanh la 20.750.394 cb phan theo gia chuyen @di cho mai cd phén 1a 36.000 ddng. Theo do, gid tri ¢b phan phat hanh dwgc hach toan
vao vbn gop cita chil s& hiru va thidng du von co phan 1an luet la 207.503.940.000 dong va 538.510.371 680 dong.
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26 CAC KHOAN MUC NGOA! BANG CAN BOI KE TOAN

(a) Ngoaité cac loai

311272025 31122024
Bala My 3.698,63 4,104,562

(b  Taisan thué hoat dong

Tong s6 tién thué toi thidu co thé thu trong twong lai theo hop dbng thué hoat dong tai san khong hay
ngang dwoc trinh bay tai Thuyét minh 39,

27  DOANH THU THUAN VE BAN HANG VA CUNG CAP DICH VU

Ky ké toan két thic ngay

3111212025 3111212024
_ ] ’ VND VND

Doanh thu thuan cung cap dich vu tu van quan iy
doanh nghiép, tw van phat trién duw an, tw van ban 173.330.862.001 164.657.595.994

hang va dich vy khac

Doanh thu thudn chuyén nhuong bat dong san 65.623.836.849 10.490.535.353
Doanh thu thuin cho thué tai san 8.930.394.517 8.933.931.621
247.885.093.367 184.082.062.968

28  GIA VON HANG BAN VA CUNG CAP DICH VU

Ky ké toan két thiic ngay

31112/2025 311212624
) ) VND VND

Gid vén cung cap dich vu tw van quan Iy doanh
nghiép, tw van phat trién dw an, tw van ban hang va 134.990.414 410 157.463.708.377

dich vu khac

Gia von chuyén nhwgng bat dong san _ 43.423.629.872 10.171.444.444
Gia vén cho thué tai san 7.900.384.572 7.893.995.095
186.314.428.854 175.529.147.916

29 DOANH THU HOAT BONG TAI CHINH

Ky ké toan két thiic ngay

31/12/2025 31/12/2024
VND VND

L&i tlr chuyén nhuwgng von 1.832.423.803.352 4.579.156.000.000
L&i tr hop déng hop tac dau tw 838.150.564.169 979.744.898.632
Cé tire, loi nhuan duwgc chia 25.343.435.574 26.042.194.845
L&i chénh léch ty gia da thurc hién 26.183.872.286 12.468.246
Lai tién givi ngan hang 2.233.172.139 2.964.656.205
Khac 409.888 -
2.724.335.257.408 5.587.920.217.928
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30 CHIPHIi TAI CHIiNH

Ky ké toan két thic ngay

Chi phi 1ai vay

L& chénh léch £y gia hai doai

Chi phi phat hanh trai phiéu

Chi phi lién quan dén cac khoan vay
Dy phong gidm gia cac khodn dau tu
Chi phi Iai tir hgp déng hop tac dau tw
Khac

CHI PHI BAN HANG

Chi phi nhan vién

Chi phi khdu hao TSCH
Chi phi dich v mua ngoai
Chi phi bang tién khac

CHI PHi QUAN LY DOANH NGHIEP

Chi phi nhan vién quan ly

Chi phi d6 dung van phéng

Chi phi khau hao tai san c6 dinh
Chi phi dy phong phéi thu khé doi
Chi phi dich vu mua ngoai

Chi phi béng tién khac

31/1212025
VND
3.220.567.570.990
614.776.451.639
58.056.337.788
26.164.193.404
(61.891.411.948)

249.630.923

3112/2024

VND
3.841.522.630.680
812.295.728.979
111.171.192.317
452.325.978.666
98.404.850.224
33.627.000.000

3.857.922.772.796

5.349.347.380.866

Ky ké toan két thic ngay

31/12/2025 31/12/2024
VND VND

- 41.003.963

- 225.334.020
119.616.081 14.102.835
31.702.164 4.632.767.590
151,318.245 4.913.208.408

Ky ké toan két thuc ngay

3171212025
VND
1.165.042.521
17.923.790
232.729.185
239.585.000
8.924.502.181
3.769.852.410

14.349.635.087

311212024
VND
935.925.252

42.421.376
390.1562.836
22.281.919.763
50.606.420.637
8.946.436.199

83.203.276.063
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33 THU NHAP VA CHI PHi KHAC

Ky ké toan két thiic ngay

Thu nhap khac ‘ )

Thu nhap tlr thanh Iy hgp dong chuyén nhurong va
hop ddng bdi hoan (xem thuyét minh 13)

Hoan nhap chi phi bdo hanh

Tién bdi thwirng do thu héi, gidi phdng mét bang
Lai do thanh 1y tai san ¢é dinh

Khac

Chi phi khac

Phat vi pham hep déng
Cac khoan tién phat
Khac

THUE THU NHAP DOANH NGHIEP HIEN HANH

31212025
VND

321.533.714.586

2.147.766.550
2.008.818.892

222.325.512

311212024
VND

4.703.968.708

2.227.272.727
4,930.679.859

325.912.625.540

11.861.821.294

41.800.000.000
93.105.877
85.020.901

586.976.081
623.504.120

41.978.126.778

1.210.480.201

Ky ké toan két thic ngay

Loi nhuan ké toan trwée thué
Thué tinh & thué suat 20%
Diéu chinh:

Thu nhap khong chju thué

Chi phi khéng dugc khau triv

L& tinh thué da duoc sir dung
Chi phi thué,thu nhap doanh nghiép (*)
Chi phi thué thu nhdp doanh nghiép
ghi nhdn trong bao cao két qua hoat
dong kinh doanh:
Thué thu nhap doanh nghiép - hién hanh
Thué thu nhap doanh nghiép - hon lai

31/12/2025
VND
(802.583.305.445)
(160.516.661.089)

(5.068.687.115)
397.047.803.821
(231.462.455.617)

3171272024
VND
169.660.608.736
33.932.121.747

(5.208.438.969)
395.548.957.926

(424.272.640.704)

(*) Chi phi thué thu nhap doanh nghiép duoc udc tinh dua vao thu nhap chiu thué va cé thé cé nhing

didu chinh tuy thudc vao su kiém tra clia co quan thué.

CHI PHi SAN XUAT KINH DOANH THEO YEU TO

Chi phi nhan cong

Chi phi khau hao TSCBH
Chi phi dich vy mua ngoai
Cac chi phi khac bang tién
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Ky ké toan két thic ngay

31112/2025
VND
47.536.903.497
20.996.775.000
11.753.325.133
120.528.378.656

311212024
VND
40.903.967.404
28.651.928.377
58.313.566.813
113.494.250.030

200.815.382.186

241.363.712.624
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36 BAO CAO BO PHAN

Bao cdo bé phan theo khu vuc dia y

Céng ty khong ¢6 bat ky hoat déng kinh doanh & ngoai l&anh thd Viat Nam, vi vay Céng ty khéng trinh bay bao cdo kinh doanh theo khu virc dia

ly.

Béo céo bd phan theo linh vire kinh doanh

Ban Téng Giam déc ciia Cong ty xac dinh réng, viéc ra cac quyét dinh quan Iy clia Cong ty ch y&u dura trén cac loai san pham, dich vu ma Céng

ty cung cép. Do vay bao cao bd phan chinh yéu clia Céng ty la theo fnh vire Kinh doanh.

B&o cao bd phan theo linh viee kinh doanh clia Cong ty nhw sau:

Cho ky ké toan két thiic ngay 31/12/2025

Cung cap dich vu tw van quén ly
doanh nghiép, tw vén phat trién

Chuyén nhwong

dw an, tw van ban hang va dich bat dong san Cho thué tai san Tong cong
vu khac
VND VND VND VND

247.885.093.367
186.314.428.854
61.570.664.513

8.930.384.517
7.900.384.572
1.030.009.245

65.623.836.849
43.423.629.872
22.200.206.977

173.330.862.001
134.990.414.410
38.340.447.591

Doanh thu thuan
Gia vén
Lgi nhuan gép

Cho ky ké toan két thic ngay 31/12/2024

Cung cép dich vu tw van quan ly
doanh nghlep, tw van phat trién

Chuyén nhwrong

dw an, tw van ban hang va dich bat dong san Cho thué tai san Tong cong
vu khac
VND VND VND VND

Doanh thu thuan
Gia von

164.657.595.894
157.483.708.377

8.933.931.621
7.893.995.095

10.490.535.353
10.171.444.444

184.082.062.968
175.529.147.816

Loi nhuén gép

7.193.887.617

319.050.809 1.039.936.526

8.552.915.052
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37 THUYET MINH CHO CAC KHOAN MUC TREN BAO CAO LUU CHUYEN TIEN TE

Céc giao dich khdng bing tién anh hudng trong yéu dén bao cao Ivu chuyén tién té

Ky k& toan két thic ngay
31/12/2025 31/12/2024
VND VND
4.257.222.400.000 -
2.577.074.200.878 -
849.972.191.029 557.488.588.800
745.440.783.360 -
46.690.372.274 57.267.180.379
43.203.110.897 518.131.149.917

Gop vén bang cd phan

Phat hanh ¢d phiéu @& hoan doéi ng phai tra

L&i vay phai trd nhap gbc

Phat hanh cd phiéu dé hoan d&i géc, I4i trai phiéu
Hoan dbi bat dong san dé thanh toan |ai vay

Ban giai chap c6 phiéu Bén lién quan dé thanh toan
goc vay

Hoan dbi bat dong san dé thanh toan goc vay 9.668.606.483

8.529.271.664.921

70.712.022.095
1.192.926.510.835

38 THUYET MINH VE CAC BEN LIEN QUAN
Chi tiét clia cac cong ty con va cong ty lién két nhw duoc trinh bay trong Thuyét minh 4.

Chi tiét clia cac bén lien quan chinh va méi quan hé nhu sau:
Tén cong ty

Ong BUi Thanh Nhon
Ba Cao Thi Ngoc Swong

Méi quan hé

Ch tich HBQT, ¢b déng lén

Co déng lén

Cong ty C6 phan NovaGroup Cb déng Ién
Cong ty C& phan Diamond Properties C6 ddng lon
Cong ty C6 phan Bia Oc Thanh Nhon Céng ty con
Cong ty TNHH Bat dong san Nova Riverside cong ty con
Céng ty C6 phan Kinh Doanh Bat Bong San Thai Binh Cong ty con
Cong ty C& phan Bat Bong San Binh Phat Cong ty con
Cong ty TNHH Bia éc No Va My Binh Cong ty con
Cang ty TNHH Bat Bong San Khai Hung Cang ty con
Cong ty TNHH Delta - Valley BInh Thuén Coéng ty con
Cong ty TNHH Bat dong san Ba Lat Valley Céng ty con
Cong ty TNHH Bau tw va Phat trién Bat dong san An Phat Céng ty con
Céng ty C6 phan Phat trién Dét Viét Cong ty con
Cong ty TNHH Thanh phd Aqua Cong ty con
Coéng ty TNHH Bau tw B4t dong san Long Hwng Phat Cong ty con
Coéng ty C6 phan BAu tw Bia 6¢ No Va Cong ty con
Cong ty TNHH Bét dong san Gia Dlrc Cong ty con
Cong ty C& phan Hoan Vi Cong ty con
Coéng ty TNHH Bau Tw Va Phat Trién Bat Bong San Ciu Long Cong ty con
Cong ty TNHH The Forest City Cong ty con
cong ty C& Phan Bia Oc Ngan Hiép Céng ty con
Cong ty TNHH Du Lich Binh An Cong ty con
Coéng ty TNHH MTV Novaland Agent Cong ty con
Céng ty TNHH Nova Lucky Palace Cong ty con
cong ty TNHH Bau tw va Phat trién BDS Nova Phic Nguyén Cong ty con
Cong ty C& phan The Prince Residence Cong ty con
Cong ty C& phan Dau tw va Phat trién B&t dong san Thuan Phat  Cong ty con
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(a)

i)

ii)

jii)

. ' Mau s6 B 09a - DN
THUYET MINH VE CAC BEN LIEN QUAN (tiép theo)

Tén cong ty

Cong ty CH phan Bién t& va Dich vu Cong nghiép Sai Gon
Coéng ty C& phan Phat trién va Dich vu Nha Bén Thanh
Céng ty Co phan Dau tu Phat trién NSQ

Mbi quan hé

Cong ty lién két

Cang ty lién két

Cong ty thuéce sé hiru clia cb déng
Giao dich v&i cac bén lign quan

Céc giao dich chil yéu voi cac bén lién quan phat sinh trong ky ké toan gom:

Ky ké toan két thic ngay

Doanh thu cung cap dich vu

Cong ty TNHH Pau Tu Va Phat Trién Bat Bong San
Clu Long

Cong ty TNHH Bét dong san Nova Riverside
Céng ty Cb phan Phat trién Dat Viét

Cong ty TNHH Thanh phd Aqua

cong ty TNHH Béat dong san Ba Lat Valley

Céng ty C6 phén Dia Oc Ngan Hiép

Céng ty TNHH Delta - Valley Binh Thuan

Cong ty C6 Phan Kinh Doanh Bat Béng San Thai
Binh

Céng ty TNHH MTV Novaland Agent

Cong ty CP Pau tu Dia éc No Va

Cong ty TNHH BAt Bong San Gia Buc

Céng ty TNHH Nova Property Management

Tién thu tir cung cép dich vu

cong ty TNHH Thanh phé Aqua

Cong Ty C6 Phan Bja Oc Ngan Hiép

Cong Ty TNHH Dau Tu va Phat Trién Bat Bong San
Clu Long

Céng ty TNHH Bat dong san Nova Riverside
Céng Ty TNHH Delta — Valley Binh Thuan
Coéng Ty C& Phan Pau Tu Phat Trién NSQ
Cong ty TNHH MTV Novaland Agent

Coéng ty C phan Phat trién Dat Viét

Céng ty TNHH Dau tu Bat dong san Long Hung
Phat

Cong ty TNHH B4t dong san ba Lat Valley
Cong ty Co phan Kinh doanh Bat dong san Thai
Binh

Hoat dong tai chinh

L3i tiv hop déng hop tac dau tw
Céng ty TNHH Bat dong san ba Lat Valley
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311212025
VND

21.350.540.610

11.861.411.448
11.861.411.448
11.861.411.448
11.861.411.448
11.861.411.448
11.861.411.448

2.372.282.288

1.560.000.000
1.482.676.431
1.482.676.431
1.372.105.240

31/12/2024
VND

9.623.188.000

9.623.188.000
9.623.188.000
9.623.188.000
9.623.188.000
9.623.188.000
9.623.188.000

9.623.188.000
1.560.000.000

1.372.105.240

100.788.749.688

79.917.609.240

19.813.090.625
12.608.884.255

10.675.270.301

8.540.216.241
3.908.302.533
3.183.050.000
1.716.000.000

100.000.000

6.928.695.360
9.528.056.120

10.393.043.044

16.066.515.584
4.330.434.600

660.000.000

7.341.520.000
6.928.695.360
3.759.110.640

60.544.813.855

65.936.070.708

601.068.000.000

602.714.761.644

601.068.000.000

602.714.761.644
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iii)

THUYET MINH VE CAC BEN LIEN QUAN (tiép theo)

Giao dich vé&i cac bén lién quan (tiép theo)

Hoat déng tai chinh (tiép theo)

Tién thu tir di vay

Cang ty TNHH Delta — Valley Binh Thuan

Cang ty TNHH Dau tw Bt dong san Long Hwng Phat
Cong ty Cé phan Dau tw Bia bc No Va

Coéng ty TNHH Dia éc No Va My Binh

Coéng ty C6 phan bia é¢ Thanh Nhon

Cong ty C6 phan Bau tw va Phat trién Bat dong san
Thuan Phat

Céng ty TNHH Du lich Binh An

Chi phi lai vay

Cong ty TNHH Dau tw Bat dong san Long Hung Phat
Céng ty C6 phan Pau tv Dja ¢ No Va

Cang ty TNHH Bia ¢ No Va My Binh

Cong ty C& phén Dja é¢c Thanh Nhon

Cong ty C6 phan DAu tw va Phat trién Bat dong san
Thuan Phat

Cong ty TNHH Delta —~ Valiey Binh Thuan

Cang ty TNHH Du lich Binh An

C6 tirelloi nhuan dwerc chia trong nam

Céng ty TNHH B4t déng san Bach Hop

Cong ty Cé phan Phat trién va Dich vy Nha Bén Thanh
Cong ty TNHH Bia ¢ No Va My Binh

Cang ty TNHH Nova Lucky Palace

Hoat déng khac

Thanh ly hop déng béi hoan

Ba Cao Thi Ngoc Swong va Ong Bui Thanh Nhon
Ban giai chip c¢b phiéu tra no thay

Cong ty Cé phan Novagroup

Coéng ty Cé phan Diamond Properties

Phat hanh cd phan dé hoan déi ng

Cang ty Cd phan Novagroup

Céng ty C6 phan Diamond Properties
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Mau s6 B 09a — DN

Ky ké toan két thiic ngay

31/12/2025
VND

288.779.000.000
141.892.183.846
1.103.732.192

3111212024
VND

13.000.000.000
89.892.351.570
177.140.000.000
115.500.000.000

111.100.000.000

40.200.000.000

431.774.916.038

546.832.351.570

33.068.464.488
12.182.733.457
7.701.453.874
5918.462.706

4.892.661.371

5.476.086.164
1.862.661.507

30.335.315.075
6.961.302.315
4.971.567.560
3.241.594.621

1.931.313.698

£93.642.740

71.102.523.566

48.134.735.909

19.872.180.172
5.471.265.402

5.640.022.845
13.402.522.000
6.999.650.000

25.343.,435.574

26.042.194.845

435.671.167.586

43.195.030.897

2.4685.301.918.717
111.772.282.161

487.835.660.685
192.296.828.788

3.055.940.399.361

680.132.489.473
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(a)

v)

THUYET MINH VE CAC BEN LIEN QUAN (tiép theo)
Giao dich véi cac bén lién quan (tiép theo)

Miu s6 B 09a - DN

Ky ké toan két thic ngay 31/12/2025

Tién lwong Thu lao
VND VND

Tho fao cOa cdc thanh vién cia HOi ddng Quan tri va tién lwong Ban Téng Giam doc va nhing

nguwoi quan ly khac
Ho tén

Bui Thanh Nhon
Pham Tién Van
Hoang Bc Hang
Dwong Van Béc

Pham Thi Héng Nhung

Poan Minh Trudéng

Nguy&n My Hanh
Ng Tech Yow

Dweong Van Bac
Tran Thi Thanh Van
Cao Tran Duy Nam
V6 Québc Bic

Nguyén Thiy Xuan Mai
Ho tén

Bui Thanh Nhon
Pham Tién Van
Nguyén My Hanh
Hoang Birc Hung
Ng Tech Yow

Ng Tech Yow

Duwong Van Béc
Duong Van Bac

Tran Thj Thanh Van
Cao Tran Duy Nam
Nguyén Thuy Xuan Mai
Huynh Minh Lam

ChiFc danh

Chd tich HDQT
Thanh vién doc 1ap
Thanh vién déc lap
Thanh vién HBQT
{tle ngay 24/4/2025)
Thanh vién HBQT
(tlr ngay 07/08/2025}
Thanh vién HDQT

( tir ngay 24/4/2025 dén
ngay 07/8/2025)
Thanh vién doc lap
(dén ngay 24/4/2025)
Thanh vién HBQT
(dén ngay 24/4/2025)
Téng Giam déc

Phé Téng Giam déc
Phé Téng Giam déc
Giam déc tai chinh
(tlr ngay 21/8/2025)
Ké toan truéng

Chirc danh

Cha tich HBQT

Thanh vién doc lap
Thanh vién déc lap
Thanh vién ddc lap
Thanh vién HBQT
Tdng Giam dbc

(dén ngay 01/11/2024)
Téng Giam déc

Pho Téng Giam dbc
kié‘m Giam dbc tai chinh
(dén ngay 01/11/2024)
Pho6 Téng Giam déc
Pho Téng Giam déc
Ké toan tredng

Ké toan trudng

(dén ngay 05/04/2024)

60

- 1.200.000.000

- 600.000.000
- 600.000.000
- 79.545.455
- 45.217.391
- 34.328.064
- 202.272.727
- 202.272.727
4.800.000.000 -
2.880.000.000 -
2.688.000.000 -
817.391.304 -
753.768.000 -

Ky ké toan két thiic ngay 31/12/2024
Tién lwong Thi lao
VND VND
- 1.200.000.000
- 600.000.000
- 600.000.000
- 600.000.000
- 200.000.000

4.266.799.172 -

678.260.870 -
2.578.616.977 -

302.608.696 -
282.434.783 -
535.414.571 -
296.208.000 -
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(b)

if)

THUYET MINH VE CAC BEN LIEN QUAN (tiép theo)

S6 dw cudi ky v&i cac bén lién quan

Phai thu ngan han khach hang (thuyét minh 5)
Cong ty Co phan Phat trién Dt Viet

Cong ty C& phan Bau tw Phat trién NSQ

Cong Ty TNHH Delta — Valley Binh Thuan

Cong ty TNHH Bat dong san Da Lat Valley

Cong ty Cb Phén Kinh Doanh Bat Dong San Thai
Binh

Cong ty TNHH Dau tw va Phat trién Bat dong san
Ctru Long

Céng ty TNHH Bat dong san Gia Blc

Céng ty Co phan Hoan Vi

Cong ty TNHH Bat dong san Nova Riverside
Céng ty TNHH Thanh phd Aqua

Cong ty TNHH M&t thanh vién Novaland Agent
Cong ty C& phan Dau tu Pia 6c No Va

Cong ty Co Phan Bja Oc Ngan Hiép

Cong Ty C6 phan Global Membership

Phai thu ngan han khéac (Thuyét minh 7(a))
Hop tac dau tw, phat trién dw an
Cong ty TNHH B4t dong san ba Lat Valtey

3111212025
VND

26.862.478.045
17.239.320.000
16.845.373.592
16.274.672.045

12.955.107.914

12.383.313.552

7.274.763.085
4.730.000.000
4.270.108.120
2.135.054.060
1.716.000.000
1.601.290.545
1.067.527.030

30.466.370

M3iu sé B 09a - DN

311272024
VND

14.152.153.684
20.422.370.000
7.942.163.764
3.464.347.684

10.393.043.044

5.673.472.540
4.730.000.000
9.137.820.224
1.716.000.000
866.086.924
30.466.370

125.385.474.358

78.527.924.234

4.623.600.000.000

Lai phai thu tir hop déng hop tac ddu tw, phat trién dw an

Cong ty TNHH Bat dong san Pa Lat Valley
Phai thu tir thanh Iy hop déng

Cong ty C6 phan Phat trién va Dich vu Nha Bén
Thanh

Khac

Coéng ty C6 phan Bién ti va Dich vu Cong nghiép Sai

Gon
Coéng Ty TNHH Delta — Valley Binh Thuan

Phai thu dai han khac (Thuyét minh 7(b))
Hop tac dau tw, phat trién dw an
Cong ty TNHH Bat dong san ba Lat Valley

61

235.743.192.103

27.804.224122

15.000.000.000
3.150.078.289

6.085.917.688

29.307.155.1568

15,000.000.000
3.226.831.752

4.905.297.494.514

53.619.904.598

4.623.600.000.000

4.623.600.000.000




CONG TY cO PHAN TAP POAN BAU T BJA OC NO VA

38
(b}

vi)

vii)

THUYET MINH VE GAC BEN LIEN QUAN (tiép theo)

Sé dw cudi ky voi cac bén lién quan (tiép theo)

Doanh thu chua thuc hién (thuyét minh 19)
Cong ty TNHH Nova Property Management

Phai trd ngdn han khac (Thuyét minh 20(a})
Cang ty C phan The Prince Residence

Céng ty Co Phan Novagroup

Coéng ty TNHH Delta- Valley Binh Thuan
Céng ty TNHH Thanh phé Aqua

Cong ty C6 phan Global Membership

Céng ty TNHH The Forest City

Cang ty TNHH Bat Bong San ba Lat Valley
Coéng ty TNHH Bat Dang San Nova Riverside
Cong ty TNHH Pau Tw Va Phat Trién B4t DBong
San Nova Phuc Nguyén

Cong ty C6 phan Diamond Properties

Phai tra dai han khéac (Thuyét minh 20(b))
Cong ty C6 phan Bat Bong San Dinh Phat

Céng ty C& phan Bia Oc Thanh Nhon

Céng ty C6 Phan Kinh Doanh Bat Bong San Thai
Binh

Cong ty TNHH Bat déng sén Nova Riverside
Cang ty TNHH Bat dong san Gia Phu

Chi phi phéi tra (Thuyét minh 18)

Céng ty TNHH BAu twr BAt déng san Long Hung
Fhat

Céng ty Cb phan Dau tr Dia ¢ No Va

Céng ty TNHH Dia ¢ No Va My Binh

Cong ty Cé phan Bia dc Thanh Nhon

Céng ty Cb phan BAu tw va Phat trién Bat dong san
Thuan Phat

Céng ty TNHH Du lich Binh An

62

31M12/2025
VND

655.341.858.709
106.116.098.583
40.329.786.214
5.467.501.753
1.410.106.485
841.870.093
750.337.768
292.896.000

Mau s6 B 09a — DN

311212024
VND

57.514.077.972

891.460.858.708
2.527.222.986.403
40.328.786.214
5.467.501.753
888.108.496
841.870.093
750.337.768
292.896.000

299.920.651.995
111.772.282.161

809.550.455.605

3.878.947.279.592

1.015.000.000.000
660.000.000.000

614.000.000.000
466.000.000.000

1.015.000.000.000
660.000.000.000

614.000.000.000

466.000.000.000
178.000.000.000

2.755.000.000.000

2.933.000.000.000

79.517.396.002

19.144.0356.772
7.701.453.874
5.918.462.705

46.448.931.514

6.961.302.315
4.971.567.560
3.241.594 521

1.931.313.698
693.642.740

112.281.348.353

64.248.352.348
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(b)

vifi)

ix)

39

40

THUYET MINH VE CAC BEN LIEN QUAN (tiép theo)

88 dw cubdi ky vé&i cac bén lién quan (tiép theo)

Vay ngén han (Thuyét minh 21(a))

Céng ty C6 phan Bia 6c Thanh Nhon

Cong ty TNHH Bia éc No Va My Binh

Cong ty Cé phan Dau tr va Phat trién B4t dong
sdn Thuan Phat

Céng ty TNHH Du lich Binh An

Céng Ty TNHH Deita — Valley Binh Thuan

31/12/2025
VND

34.330.560.133
100.000.000

Mau s B 09a — DN

3111272024
VND

115.600.000.000
177.140.000.000

111.100.000.000
40.200.000.000

34.430.560.133

443.940.000.000

Vay dai han (Thuyét minh 21(b)}

Cong ty TNHH Pau tv Bat déng san Long Hung
Phat

Cang ty €& phan Pau tw Dia éc No Va

586.892.183.846
101.666.975.174

445.000.000.000
95.804.984.915

688.559.159.020

540.804.984.815

CAM KET THUE HOAT BONG

Cac cam két lién quan dén cac hop ddng cho thué hoat dong ma Caéng ty 1 bén cho thué nhw sau:

Dw&i 1 ndm
Tir 1 dé&n 5 ndm
Trén 5 nam

31/12/2025
VND
7.331.100.580
12.641.026.494
50.017.810.022

3111272024
VND
5.699.852.138
9.211.752.158
50.996.577.938

Céng

69.989.937.096

65.908.182.234

Cong ty phai tra mirc téi thiéu cho cac hep dong thué hoat déng khaéng hlly ngang trong tweng lai nhu

sau;

Duw&i 1 nam

CAM KET VON

31/12/2025
VND
7.761.600.000

31/12/2024
VND
7.761.600.000

Cac cam két vé& chi tiéu tao lap tai san ¢b dinh, dw an d& ky hop déng tai ngay lap bang can doi ké toan
riéng nhirng chwa dwgc hach todn vao bao cao tai chinh riéng nhuw sau:

Chi phi céng trinh xay dwng du an

63

31/12/2025

VND
138.743.599.846

31/12/2024
VND
122.151.972.718
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Mau sé B 09a — DN
St} KIEN PHAT SINH SAU NGAY KET THUC KY KE TOAN

Khong co sy kién trong yéu néo phat sinh sau ngay két thuc ky ké toan yéu cau phai dwec diéu chinh hay
trinh bay cho dén ngay phat hanh bao céo tai chinh két thic ngay 31 thang 12 nam 2025,

Bao cdo tai chinh riéng da dwoc Ban Téng Giam doéc phé duyét N

Thi Thj Phuong Y Nguyé&n Thiy Xuan Mai
Nguwi lap Ké toan trwéng rg s e frgges s e w21
theo phap luat 0y quyén

Ngay 30 thang 01 ndm 2026
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