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CONG TY CO PHAN TAP POAN PAU TU PJA OC NO VA

BAO CAO CUA BAN TONG GIAM POC
Cho nam 1ai chink két thic ngay 31 thang 12 ndm 2025

Ban Téng Gidm déc ctia Cong ty C6 phin Tap doan Diu tu Dia éc No Va lip bao cdo ndy cung voi bao cdo tai
chinh riéng ¢ duge kiém todn cho nam tai chinh két thiic ngay 31 thang 12 nim 2025.

1.

Théng tin chung vé Cong ty

Thanh 13p

Céng ty C6 phin Tap doan Pau tu Dja dc No Va (goi tit 1a "Cong ty") dugc thanh lap theo Gidy Chang nhén
Pang ky doanh nghiép s 054350 cAp 1an dau ngay 18 thang 9 nam 1992 do S& K& hoach va Pu tu Thanh phd
H6é Chi Minh cép. Tién than 1a Céng ty TNHH Thuong mai Thanh Nhon duge thanh ldp ndm 1992 va hoat dong
theo Gidy chimg nhan Pang ky kinh doanh néu trén.

Gidly chimg nhin Dang ky doanh nghiép cia Céng ty diéu chinh lin thtr 74 theo Gify Chimg nhén Bing ky
doanh nghiép s6 0301444753 ngay 11 thang 02 ndm 2026 do S Tai Chinh Thanh phd Hd Chi Minh cép.

Vén gop chii sé hitu tai ngay 31/12/2025: 22.320.185.490.000 VND.

Hinh thire s& hitu vén: Cong ty 12 cong ty c¢d phén.

Tén tiéng anh: No Va Land Investment Group Corporation.

Tén viét tit: No Va Land Group Corp.

M chimg khoan: NVL (HOSE).

Tru s& chinh: S6 313B - 315 Nam Ky Khoi Nghia, Phudng Xuin Hoa, Thanh phd H6 Chi Minh, Viét Nam.
Chi nhdnh: 65 Nguyén Du, Phudng Sai Gon, Thanh phd HS Chi Minh, Viét Nam.

Tai ngdy 31 thang 12 nam 2025, Cong ty c6 27 Cong ty con s& hiiu truc tiép, 52 Cong ty con so hitu gian tiép, 02
Cong ty lién két so hitu true (iép va 08 Cong ty lién két sé hitu gidn tiép (tai ngay 31 thang 12 nim 2024 c6 31
Céng ty con s¢ hitu trye tiép, 54 Cong ty con s& hitu gidn tiép, 02 Cong ty lién két s¢ hitu truc tiép va 05 Céng ty
lign két s hitu gian tiép).

Thanh vién Hi d(lmg Quin tri, Uy ban Kiém to:in, Ban Téng Gidm dbc va Ké toan trudng

Thanh vién Hi dong Quan tri, Uy ban Kiém todn, Ban Tong Giamn doc va Ké toan truémg trong nam va dén
ngay lap bao cao tai chinh riéng gbm cé:

Hdi ddng Quin tri

Bo nhiém Mién nhi¢m
Ong  Bui Thanh Nhon Cha tich HPQT 03/02/2023
Ong Duong Vin Béc Thanh vién 24/04/2025
Ong BPoan Minh Truéng Thanh vién 24/04/2025 07/08/2025
Ong  NgTeck Yow Thanh vién 22/06/2023 24/04/2025
Ong Hoang Die Hing Thanh vién dgc 14p 16/08/2023
(")ng Pham Tién Vian Thanh vién dgc lap 26/04/2019
Ba Nguyén My Hanh Thanh vién déc 1ap 21/10/2020 24/04/2025
Ba Pham Thi Héng Nhung Thanh vién 07/08/2025

Uy Ban Kiém todn

Ong  Hoang Puc Hing Chu tich 25/08/2023
Ong  Ng Teck Yow Thanh vién 25/12/2024 29/04/2025
Ong  Pham Tién Vin Thanh vién 04/11/2020

frang 7



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

BAO CAO CUA BAN TONG GIAM POC
Cho nam tai chinh két thic ngay 31 thang 12 nim 2025

2. Thanh vién Hoi ddng Quin tri, Uy ban Kiém toan, Ban Téng Giam déc va Ké toan truing (tiép theo)

Ban Téng Gidam doc va Ké fodn trudng

B4 nhiém Mién nhigm
Ong  Duong Vin Bic Téng Giam dbc 01/11/2024
Ong  Cao Trén Duy Nam Phé Téng Giam déc 15/11/2024
Ba Tran Thi Thanh Van Phé Téng Giam déc 15/11/2024
Ba Nguyén Thily Xudn Mai Ké toan trudng 05/04/2024

Nguoi dai dién theo phap luit ciia Cong ty trong nim va dén ngay Jip bio cdo tai chinh riéng nhu sau:

Bé nhiém Mién nhiém
Ong Bli Thanh Nhon Chu tich HDQT 08/02/2023
Ong  Duong Vin Bac Téng Giam dbe 01/11/2024
Ong  Cao Trén Duy Nam Pho Tong Giam déc  22/05/2025

Ba Trén Thj Thanh Van da duoc Gy quyén ky bdo cdo nay va béo cdo tai chinh riéng cho nim tai chinh két thac
ngay 31 thang 12 nam 2025 theo Gidy Uy quyén sé 38/2025-UQ-NVLG ngay 01 thang 10 nam 2025,

Kiém todn ddc lap

Cong ty TNHH Kiém toan va Dich vu Tin hoc Moore AISC duge chi dinh thye hién kiém toan bao cao tai chinh
riéng clia Cong ty cho ndm tai chinh két thiic ngay 31 thang 12 nam 2025.

Trach nhiém cia Ban Téng Gidm déc

Ban Tong Giam déc chju trach nhiém 13p cic bao cdo tai chinh rigng thé hidn trung thuc va hop Iy tinh hinh tai
chinh riéng cha Céng ty tai ngay 31 thang 12 nam 2025, két qua hoat dong kinh doanh riéng va cac lubng luu
chuyén tién té riéng cua ndm tai chinh két thic cling ngay.

Trong viéc soan ldp cic Béo cao tai chinh riéng nay, Ban Tong Giam doc dd xem xét va tudn thi cac van dé sau
ddy:

- Chon lya cdc chinh sach ké todn thich hop va 4p dung mét cach nhat quan;

- Thyc hién céc xét dodn va udce tinh mot cach hop Ly va than trong;

- Béo cdo tai chinh riéng duge ldp trén co 5o hogt dgng lién tuc, trir khi co s nay khdng con thich hgp.

Ban Téng Giam dc chiu trach nhiém dam bao ring cac sé sach ké toan dung dan da dugc thiét 1ap va duy i dé
thé hién tinh hinh tai chinh riéng cta Cong ty véi dd chinh xac hop 1y tai moi thoi diém va lam co s¢ dé soan 14p
céc B4o céo tai chinh riéng tudn thi theo cdc Chudn muc ké todn va Ché do ké toan Viet Nam duge trinh biay o
Thuyét minh ctia bao cdo tai chinh riéng, Ban Tdng Giam dbc cling chju trach nhiém dbi voi vige bao vé cic tai
san ciia Cong ty va thyc hién cac bién phép hop Iy dé phong ngira va phat hién cdc hanh vi gian ldn va hodc
nham lan.

Ban Téng Giam déc khong nhan thiy c6 bit ky théng tin ndo lién quan dén gian 1an hoac nghi ngd gian 1an ¢é
thé c¢6 anh huéng dén Cong ty va lién quan dén Ban Tong Giam dbc; Ban Giam ddc cac don vi thanh vién;
nhitng nhdn vién cé vai trd quan trong trong kiém soat ndi bd; hodic cac van dé khic ma gian 1an c6 thé anh
hudng trong véu dén bédo céo tai chinh riéng.

- )
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CONG TY CO PHAN TAP POAN PAU TU PIA OC NO VA

BAO CAO CUA BAN TONG GIAM POC
Cho ncim tai chinh két thiic ngay 31 thang 12 ndm 2025

5. Phé chuin bdo céo tai chinh riéng

Theo day, Chung t6i phé chufin bao céo tai chinh rigng dinh kém da phan anh trung thie va hop 1y, trén cac khia
canh trong yéu tinh hinh tai chinh riéng ctia Cong ty tai ngay 31 thang 12 nim 2025 ciing nhu két qua hoat dong
kinh doanh riéng va tinh hinh luu chuyén tidn & riéng cho nam tai chinh két thic cing ngay, pht hop véi cde
Chudn muyc ké todn Viét Nam, Ché dd ké toan doanh nghiép Viét Nam va cdc quy dinh phap 1y c6 lién quan dén
viéc 1dp va trinh bay Béo cdo tai chinh riéng.

Ngubi sit dung bdo cdo i chinh riéng ciia Cong ty nén doc cling véi bao cao tai chinh hgp nhét clia Cong ty va
céc ¢ong ty con (goi chung 13 "Tap doan") cho ndm tai chinh két thiic ngay 31 thang 12 nim 2025 dé c6 du théng
tin v& tinh hinh tai chinh hgp nhét, két qud hoat déng kinh doanh hop nhét va tinh hinh luu chuyén tién t& hop
nhét clia toan Tap doan,

G 20

doc

Phé Téng Giam débc
Ngudi duge ngudi dai dién theo phap ludt iy quyén
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MOORE AISC

Ho Chi Minh City,
Viet Nam

T (8428)3832 9129
F (8428) 3834 2557
E info@aisc.com.yn

§6:A0725272-RIMOOREALSC-DNA

BAO CAO KIEM TOAN PQC LAP

KINH GUT QUY €O PONG, HQOI PONG QUAN TRI VA BAN TONG GIAM bOC
CONG TY CO PHAN TAP POAN DAU TU PJA OC NO VA

Chiing (61 da kiém fodn bdo céo tai chinh riéng kém theo ciia Cong ty C6 phin Tap doan Diu tu Bia dc No
Va (goi tit 14 “Cong ty”), duge 14p ngdy 25 thang 3 nam 2026, tir trang 06 dén trang 75, bao gém bang cén dbi
ké todn riéng tai ngay 31 thing 12 nam 2025, bdo cdo két qua hoat déng kinh doanh riéng, béo cdo fuu chuyén
tidn té riéng cho nam tai chinh két thiic cling ngdy va ban thuyét minh bdo cdo tai chinh riéng,

Trach nhi¢m cita Ban Tong Giam doc

Ban Téng Giam dbc Céng ty chiu trach nhiém vé viéc 1ap va trinh bay trung thuc va hep 1y bdo céo 1ai chinh
riéng clia Cong ty theo Chudn mue ké todn Viét Nam, Ché do ké toan doanh nghiép Viét Nam va céc quy dinh
phép 1y c6 lién quan dén viéc 1dp va trinh bay bao cdo tai chinh riéng va chiu trich nhigm v& kiém sodt ngi bo
mé Ban Téng Giam dée xdc dinh 12 cin thiét d& dam bao cho viéc 14p va trinh bay bdo cdo tai chinh riéng khong
c6 sai s6t trong véu do gian lan hodc nhim ln.

- A - A - A
Trach nhiém ciia Kiém toan vién

Trach nhigém ciia ching t6i 1a dua ra ¢ kién v& bdo céo tai chinh riéng dua trén két qua cia cude kiém toan.
Chting t6i d4 tién hanh kiém todn theo cac Chufin muc kiém toan Vigt Nam. Cac chudn muc ndy yéu cau chin
t8i tuan thi chudn muc va céc quy dinh vé dao dirc nghé nghigp, 1ap ké hoach va thuc hién cude kiém toan «
dat duoe sy dam bao hop Iy vé viée liéu bdo cdo tai chinh rigng ca Céng ty cé con sai sot trong yéu hay khon;

Cong viéc kiém toan bao gdm thuc hién céc tha tuc nhim thu thap cac bf‘mg chimg kiém toan vé cac sb liéu
thuyét minh trén bao cdo tai chinh riéng. Cac thi tuc kiém toan duoc lua chon dua trén xét doan clia kidm tox
vién, bao gbm danh gia rdi ro ¢6 sai sot trong yéu trong bdo cdo tai chinh riéng do gian I4n hodc nhidm 1in. K
thuc hién danh gia céc 10i ro nay, kiém todn vién dd xem xét kiém soat ngi bd ctia Cong ty lién quan dén vi
idp va trinh bay bio cdo tai chinh riéng trung thue, hop 1y nhiam thiét ké cac thi tuc kiém toan phit hgp v6i titu
hinh thye t&, tuy nhién khong nham muc dich dua ra y kién vé hiéu qué clia kiém soét ngi bd ctia Cong ty. Cong
viéc kiém todn ciing bao gdm danh gia tinh thich hop ciia céc chinh siach ké toan dugc ap dung va tinh hop Iy
cha cac ude tinh ké toan cua Ban Téng Giam dbc ciing nhu dénh gid vige trinh by téng thé bdo céo tai chinh
riéng.

Chiing t8i tin tuéng ring céc bing ching kiém toan ma ching (5i d4 thu thap dugc 1a ddy d0 va thich hop 1am
co s¢ cho y kicn kiém todn cia chlng toi.

Y kién cia Kiém todn vién

Theo ¥ kién clia chiing t8i, béo cdo tai chinh riéng di phan anh trung thuc va hop ly, trén cac khia canh trong
yéu tinh hinh tai chinh riéng cia Céng ty tai ngay 31 thang 12 nam 2025, cling nhu két qua hoat dong kinh
doanh riéng va tinh hinh luu chuyén tién t& riéng cho nam tai chinh két thiic cting ngay, pht hop v6i cac Chuén

muc ké toan Viét Nam, Ché d6 ké toan doanh nghiép Viét Nam va céc quy dinh phap 1y ¢6 lién quan dén viéc
14p va trinh by bédo cdo tai chinh riéng.

Branch in Ha Noi: Bth floor, 36 Hoa Binh 4 Str., Bach Mai Ward, Ha Noi City, Viet Nam T: (B4.24) 3782 0045 F:({84.24) 3782 0048  E: hanci@aisc.com.vn
Branch in Da Nang: 350 Hai Phong Str., Thanh Khe Ward, Da Nang City, Viet Nam T. (84.236) 374 7619 F:{84.236) 374 7620 . danang@aisc.com.vn
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MOORE AISC

BAO CAO KIEM TOAN PQC LAP (tiép theo)
Vén dé cin nhin manh

Mic di khong dua ra y kién kiém toan ngoai trir, Ching t6i luu y ngut‘)i doc dén Thuyét minh 1112 "Gia dinh
hoat dong lién tuc" clha Bdo cdo tai chinh neng nam 2025. Theo thuyét minh nay, tai ngay 31 thang 12 nam
2025, Cong ty c6 khoan 18 Iy ké 14 2.546 ty Dong (tai ngay 31 thang 12 nam 2024: 1.743 ty Déng). bong thi,
no ngan han cua Cong ty vuot qua tai sin ngan han voi s6 tién 18.080 ty Dong (tai ngay 31 thang 12 ndam 2024:
26.321 t§ Déng). Ngoii ra, tai thoi diém nay Cong ty chua thyc hién mot sb nghia vy ng dén han tra lién quan
den cdc khodan vay, trai phidu va cac khoan ng, Nhiing sy kién va didu kién nay c6 thé din dén nghi ngo déng ké
vé kha nang hoat dong lién tuc ctia Cong ty.

Nhu trinh bay tai Thuyét minh I11.2, Ban Téng Giam déc da xdy dung céc ké hoach nhim cai thién tinh hinh
thanh khoan ciia Céng ty. Viéc ldp Bdo céo tai chinh riéng trén gia dinh hoat déng lién tuc phu thude vao kha
nang Cong ty thye hién thanh cbng cac ké hoach nay trong tuong lai.

Tp.HCM, ngay 25 thang 3 ndm 2026
oc Moore AISC

LER R AIELE S L e T ) {IU EIEE ITRSL RAUVE

Phé Tong Gidm dbc Kiém toan vién
Gidy chiing nhan dang k¥ hanh nghé Gidy chimng nhén dang ky hanh nghé
kiém toén s :1269-2023-005-1 kiém todn sb :3559-2026-005-1
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CONG TY CO PHAN TAP POAN PAU TU DIA OC NO VA

BANG CAN POI KE TOAN RIENG
Tai ngdy 31 thang 12 nam 2025

Miu B0I - DN

Bon vj tinh: Dér?g Viét Nam

2.

I1.
1.

2

3.

4
I1I.

L

IV,
1.
2.
3.

Ban thupét minh bio cdo 1ai chinki o phin khéng thé tach réi ciia bdo cdo nity.

TAI SAN

TAl SAN NGAN HAN

(100 =110 + 130 + 140 + 150)
Tién va cac khoin twong duong tién
Tién

Céc khoan twong duong tién

Cac khoan phii thu ngin han

Phai thu ngan han ciia khéch hang
Tra trude cho ngudi ban ngin han
Phai thu ngan han khéc

Duy phong phai thu ngin han kho doi
Hang tdn kho

Hang tdn kho

Tai san ngén han khac

Chi phi tra trude ngan han

Thué GTGT duge khau trir

Thué va cac khoan khac phai thu Nha nuéc

Ma so

100

110
111
112

130
131
132
136
137

140
141

150
151
152
153

Thuyét

minh

V.1

V.ia
V4
V.6a

V.5a

.7

V.8a
V.16b

V.16b

31/1272025

9.229.142.061.403

1.261.389.436.055
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

01/01/2025

11.884.231.975.068

958.973.102.914
$58.920.621.387
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
2.336.128.553.003

61.132.034.868
26.546.566.154
30.920.219.377

3.665.249.337
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CONG TY CO PHAN TAP POAN DAU TU PIA OC NO VA Miu BO1 - DN

BANG CAN POI KE TOAN RIENG

Taingay 31 thang 12 ndm 2025 Don vi tinh: Pong Viét Nam
TAI SAN M sb T;':zﬁt 31/12/2025 01/01/2025
B. TAI SAN DAI HAN 200 70.496.257.789.007  78.117.343.505.543

(200 =210 + 220 + 230 +240 + 250 + 260)

I. Céc khodn phai thu dai han 210 1.250.563.332.784 5.874.163,332.784
I.  Phai thu dai han khéc 216 V.6b 1.267.065.332.784 5.890.665.332.784
2. Du phong phai thu dai han khoé doi 219 V.5h (16.502.000.000) (16.502.000.000)
IL. Taisan c6 dinh 220 502.290.714,191 515.317.028.638
1. Taisan cb dinh hitu hinh 221 V.9 441.252.434.599 453.345.747.724
- Nguyén gia 222 606.145.985.336 604.993.568.669
- Gid trj hao mon luy ké 223 (164.893.550.737) (151.647.820.945)
2. Tai san ¢ dinh vé hinh 227 V.10 61.038.279.592 61.971.280.914
« Nguyén gid 228 170.612.581.829 169.887.346.122
- Gidg trj hao mon luy ké 229 (109.574.302.237) (107.916.065.208)
I11. Bét djng sin ddu tr 230 V.1 322.006.233.997 328.099.042.176
- Nguyén gia 231 387.467.333.888 387.467.333 888
- Gid tri hao mon luy ké 232 (65,461.099.891) (59.368.291.712)
IV. Tiisin dé dang dai han 240 83.460.373.720 186.105.859.436
1. Chi phi san xuét, kinh doanh d& dang dai han 241 V.12 67.880.374 251 181.998.060.395
2. Chi phi xdy dung co ban d& dang 2432 V.13 15.579.999.469 4,107.799.041
V. Céc khoan dau tu tai chinh dai han 250 V2 68.335,218.215.510  71.209.851.262.744
[.  Déau tu vao cong ty con 251 v2a  68.570.981.805.805 71.547.471.079.802
2. Diu tu vio cong ty lién doanh, lign két 252 vab 75.392.060.000 75.392.060.000
3. Piu tu gép von vao don vi khéc 253 V.2¢ 21.425.600.000 22.325.600.000
4. Du phong déu tu tai chinh dai han 254 (332.581.250.295) (435.337.477.058)
V1. Taisan dai han khac 260 2.718.918.805 3.806.979.763
1. Chi phi tra trude dai han 261 V.8b 2.682.968.205 3.771.029.165
2. Tai san thué thu nhip hodn lai 262 VLI2d 35.950.600 35.950.600
TONG CONG TAI SAN (270 = 100 + 200) 270 79.725.399.850.410  90.001.575.480.611

Beirt thuvét minht bédo cdo tai ehink 12 phdn khéng thé tich réi cia bdo cdo nay. Traitg 7



CONG TY CO PHAN TAP BOAN PAU TU DIA OC NO VA

BANG CAN POI KE TOAN RIENG
Tai ngay 31 thang 12 nam 2023

MAiu BO1 - DN

Don vi tink: Déng Viét Newn

NGUON VON

C. NO PHAI TRA
(300 =310 + 330)

I. No ngin han

Phai trd cho ngudi ban ngan han

2. Ngudi mua tra tién truée ngan han
3. Thué va cac khodn phai ndp Nha nudc
4, Phai tra ngudi lao ddng

5. Chi phi phai tra ngin han

6. Doanh thu chua thyc hién ngin han
7. Phai trd ngdn han khac

8. Vay va ng thué tai chinh ngin han
9, Qu¥ khen thudng, phic lgi
II. Ny dai han

1. Chi phi phai tra dai han

2. Deoanh thu chua thuc hién dai han
3. Phai tra dai han khac

4.  Vay va ng thué tai chinh dai han

5. Duy phong phai tra dai han

300

310
311
312
313
314
315
318
319
320
322

330
333
336
337
338
342

Btz thuyét mink bio céo 1ai chindt la phin khiong thé del réi coa bdo edo néy.,

Thuyét
minh

¥.14
V.15

V.l6a

V.17a
V.18
V.19

V.20a

V.17b
Y.18
V.19
¥Y.20b

V.21

31/12/2025

53.907.395.542.524

27.309.138.650.559
328.684.603.486
250.203.419.691
5.368.472.744
3.094.879.400
6.472.114.666.141
1.372.105.248
2.477.225.039.326
17.766.210.757.174
4.834.707.349

26.598.256.891.965
557.840.170.239
54.769.867.484
12.445.661.845.521
13.539.985.008.721

01/01/2025

67.191.913.586.293

38,205.302,121.048
325.072.414.584
281.403.665.254
3.176.909.131
1.536.456.261
5.407.835.233.567
1.372.105.248
6.455.452.790.362
25.724.617.839.292
4.834.707.349

28.986.611.465.245
342.309.912.572
56.141.972.724
18.647.405.000.000
9.938.338.203.399
2.412.376.550

Frang §



CONG TY CO PHAN TAP POAN PAU TU BIA OC NO VA Miu B01 - DN

BANG CAN POI KE TOAN RIENG

Tai ngay 31 thang 12 ndm 2025 DPon vi tinh: Déng Viét Nam
2 x . Thuyét
NGUON VON Maso 31/12/2025 01/01/2025
D. VON CHU SO HU'U 400 25.818.004,307.886  22.809.661.894.318
I. Vén chii s hivu 410 V.12 25.818.004.307.886  22.809.661.894.318
1. Vbn gdp ciia chi 56 hiiu 411 22.320.185.490,000  19.501.045.380.000
- C6 phiéu phé thong cé quyén biéu quyét 411a 22.320.185.490.000  19.501.045.380.000
2. Thing du vbn ¢6 phin 412 6.043.387.533.630  5.051.601.924.626
3. Loi nhugn sau thué chua phan phdi 421 (2.545.568.715.753)  (1.742.985.410.308)
- LNST chura phin phéi liy ké dén cudi nam truée 421a (1.742.985.410.308) (1.911.706.096.072)
- LNST chuta phdn phii ndm nay 421b (802.583.305.445) 168.720.685.764
TONG CONG NGUON VON (440 =300+400) 440 79.725.399.850.410 _ 90.001.575.480.611
26
Ngwdi lap biéu K& toan trudmg
Thi Thi Phuong Y Nguyén Thity Xuin Mai

Ben thacyét minh bao cdo tiri chinh I phdn khong thé tdch rdi cita bdo cdo nay. Trang 9



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

BAO CAO KET QUA HOAT PONG KINH DOANH RIENG

Cho nam tai chinh két thic ngay 31 thdng 12 néim 2025

Miu B02 - DN

Don vi tinh: Déng Viét Nam

CHI TIEU Ma sb
1. Doanh thu ban hang va cung cip dich vu 01
2. Céc khoan giam trir doanh thu 02
3, Doanh thu thuin vé& ban hang va cung ciip djch vu 10
{(10=101-02)
4. Gi4 vén hang ban 11
5. Loinhudn gdp vé ban hang vi cung cép dich vu 20
20=10-11)
6. Doanh thu hoat dng tai chinh 21
7. Chi phi tai chinh 22
8. Trong do: Chi phi Idi vay 23
9. Chi ph{ ban hang 25
10. Chi phi quan ly doanh nghiép 26
11. Loi nhudn thuédn tiv hoat dgng kinh doanh 30
(30=20+21-22-25-26)
12. Thu nhép khéc 31
13. Chi phi khac 32
14. Lgi nhudn khac (40 =31 - 32) 40
15. Téng loi nhuén ké todn trwéc thué 50
(50 =30 + 40)
16. Chi phi thué TNDN hién hanh 51
17. Chi phi thué TNDN hoan lai 52
18. Lgi nhudn sau thué thu nhip doanh nghiép 60

(60 = 50 - 51 -52)

Ngudi lap biéu

Thi Thi Phuong Y

Ban thuyél minh bdo cdo 167 chinh ld phan khéng thé tich roi ciia bdo cdo niy.

Thuyét
minh

YI.1

V1.4
VL5

VL6
YL7

Y18
R

VL1
V1121

Ké todn trudng

Nguyén Thiy Xuin Mai

Nam 2025

247.885.093.367

247.885.093.367

186.314.428.854
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
(1.086.517,804,207)

325.912.625.540
41.978.126.778
283.934.498.762

(802.583.305.445)

(802.583.305.445)

Nim 2024

184.082.062.968

184.082.062.968

175.529.147.916
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
159.409.267.643

11.861.821.294
1.210.480.201
10.651.341.093
169.660.608,736

939.922.972
168.720.685.764

Tp. HCM, ngay 25 thang 3 ndm 2026

Trang 10



CONG TY CO PHAN TAP POAN DAU TU DIA OC NO VA
BAO CAO LUU CHUYEN TIEN TE RIENG
(Theo phvong phap gian tiép)

Cho ndm téi chinh két thiic ngcy 31 thang 12 ndm 2025

Min B03 - DN

Pon vi tinh: Déng Viét Nam

CHIi TIEU Mi s

. LUU CHUYEN TIEN TU HOAT PONG KINH DOANH

1. Lginhuin trudc thué 01

2. Diéu chinh cho cie khoiin :
- Khiu hao tai san c¢b dinh va bAt déng san dhu o 02
- Céc khoan dy phong 03
- L c‘hénh léch'ty gia hoi dodi do dénh gia lai cdc khoan 04
muc tién ié ¢d goc ngoai té

- Lai tir hoat déng dau tur 05

- Chi phi lai vay va chi phi phat hanh trai phiéu 06
3. L9‘i nhuén tir hoat ddng kinh doanh truwée thay dbi 08

von luu dfng

- (Téang)/giam cac khoan phai thu 09

- (Tang)giam hang ton kho 10

- T#ng/(giam) cac khoan phai tra (khéng ké 151 vay phai 11
trd, thué thu nhép phai ndp)

- (Tang)giam chi phi tra trude 12
- Tién 141 vay da tra 14
Luru chuyén tién thuén tiv hoat dong kinh doanh 20

1. LUU CHUYEN TIEN TU HOAT DONG PAU TU
I. Tién chi dé mua sdm, x4y dyng TSCP va cdc TSDH khac 21

2. Tién thu tir thanh Iy, nhuong ban TSCP va cac TSDH khic 22
3. Tién thu hdi dAu tu gép vén vio don vi khéc 26
4. Tién thu tir 18i cho vay, c6 trc va loi nhufn dugc chia 27

Luu chuyén tién thudn tir hoat dong diu tr 30

Bain thuvét minh béo cdo 16i ehindt I phan kiving thé sdch réi ciia bdo cdo néy.

(=11

Thuyét
minh

V.9,10,11
V.2,5

Vi4
VLS

Nam 2025

(802.583.305.445)

20.996.775.000
(104.929.018.313)

592.780.788.813

(1.819.135.596.250)
3.278.623.908.778

1.165.753.552.583

1.370.102.296.415
200.263.887.758

(8.418.766.687.003)

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

Nim 2024

165.660.608.736

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

Trang I



CONG TY CO PHAN TAP POAN BAYU TU BIA OC NO VA MAu B03 - DN
BAO CAO LUU CHUYEN TIEN TE RIENG
(Theo phuong phap gian tiép)

Cho ném 1&i chinh két thite ngay 31 thang 12 néim 2023 Bon vi tinh: Déng Viét Nam

Thuyét

CHI TIEU M3 s )
minh

Niim 2025 Niam 2024

II1. LUU CHUYEN TIEN TU HOAT PONG TAl CHINH

I. Tién thu tir phat hanh ¢b phiéu, nhan von gop cia CSH 31 486.837.222.500 -

2. Tién thu tir di vay 33 2.846,533.174.105 552.744.984.915

3. Tién tra ng gbe vay 34 (7.843.161.299.546) (1.939.258.106.305)
Luru chuyén tidn thudn tir hoat dong tai chinh (4.509.790.902.941) (1.386.513.121.390)
Luu chuyén tién thndn trong nim (50 = 20+ 30 + 40) 50 302.612.599.285 543.546.104.898
Tién va tuong dwong tién diu nim 60 958,973.102.914 415.429.744.623
Anh huéng cia thay dbi ty gia hdi dodi quy ddi ngoai t& 61 3.733.856 (2.746.607)
Tién va twong dweng tién cudi nim (70 = 50+60+61) 70 V.l 1.261,589.436.055 958,973.102.914

T FITAL srndes IR thiana 3 ndm 7”?6

Ngudi lip bigu K& todn truimg

Thi Thi Phweng Y Nguyén Thity Xuin Mai

Ban thuyét minh bio cdo 1 chinh [ phiin khéng thé tdch réi cia bdo cde nay. Trang 12



CONG TY CO PHAN TAP POAN DAU TU PIA OC NO VA Miu B09Y - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim tai chinh kér thite ngay 31 thang 12 nam 2023 Pon vi tinh: Do‘ﬁg Viét Nen

L.

f.1

1.2

L3

1.4

L5

1.6

1.7

DPAC PIEM HOAT PONG CUA CONG TY

Thanh Hp

Cong ty C phin Tép doan Piu tu Pia ¢ No Va (goi tit 1a "Cong ty") dugc thanh 1ap theo Gidy Chimg nhén Ding k¥
doanh nghiép s6 054350 cép l4n diu ngay 18 thang 9 nam 1992 do S¢ Ké hoach va Péu tu Thanh phé H& Chi Minh cép.
Tién than a Céng ty TNHH Thuong mai Thanh Nhon duge thanh 14p nam 1992 va hoat dong theo Gidy chimg nhin Dang
ky kinh doanh néu trén.

Gidy chimg nhin Ding ky doanh nghiép cta Cdng ty diéu chinh lin thir 74 theo Gidy Ching nhin Dang ky doanh nghiép
sb 0301444753 ngay 11 thang 02 nam 2026 do S¢ Tai Chinh Thanh phd Hd Chi Minh cép.

Vén gop chvi s& hitu tai ngay 31/12/2025: 22.320.185.490.000 VND.
Hinh thire s hitu vén: Cong ty 12 cdng ty cb ph@‘m.

Tén tiéng anh: No Va Land Investment Group Corporation.

Tén viét tit: No Va Land Group Corp.

Mai chimg khodn: NVL (HOSE).

K& tir ngay 28 thang 12 nim 2016, ¢b phiéu ctia Céng ty di duge chinh thire giao dich tai S¢ Giao dich Chimg khodn thanh
phé Hé Chi Minh (HOSE) theo quyét dinh sé 500/QD-SGDHCM do Giam dbc S& Giao dich Chimg khoan thanh phd 116
Chi Minh ky ngay 19 thang 12 nim 2016.

Try s& chinh: $4 313B - 315 Nam Ky Khoi Nghta, Phudng Xuén Hoa, Thanh phd Hd Chi Minh, Viét Nam.
Chi nhanh: 65 Nguy&n Du, Phutng $ai Gon, Thanh phé H& Chi Minh, Viét Nam.

Linh vuc kinh doanh

Linh vie kinh doanh kinh doanh thuong mai, dich vu, x8y l&p va kinh doanh trong nhiéu Iinh vuc khac nhau,

float djng kinh doanh chinh eaa Cong ty

Hoat dong chinh cia céng ty la kinh doanh bét dong san; xdy dung dan dung va x8y dung cong nghiép; cung cép hoat dgng
thiét k& va dich vy tu van quan 1y; cung cip dich vu méi gisi bit dong san.

Chu ky siin xufit, kinh doanh théng thudng

Chu k¥ san xudt kinh doanh théng thudng ciia hoat #dng mdi du 4n clia Cong ty kéo dai tir 36 thang.

Chu ky san xuét hoat dgng kinh doanh khdc nhu cho thué bét dong sén cna Cong ty kéo dai trong vong 12 théng.
Dijc diém hoat djng cita Cong ty trong nfim c6 dnh hudng dén bao edo tii chinh riéng

Nam 2025, tinh hinh tai chinh cia Céng ty hién dang ghi nhn nhiéu chuyén bién tich cyc, co ban @i hoan thanh tai céu
triic phén 1on cac khoan ng vay va ng trai phiéu. Nhidu gbi vay cia cdc dbi tac ngan hang, khodn vay nuéc ngoai ciing di
hoan thanh ti cdu tric, viée nay gitp Cong ty giam ap luc vé tai chinh trong ngén han. Sau nhiing chi dao quyét ligt cla
Chinh phd cling cdc co quan ban nganh trung veng va dia phuong trong khoi théng vudng mic phéap 1y, cac dy 4n trong
diém cua cdc cdng ty con tai thanh phé H8 Chi Minh, tinh Ddng Nai, tinh Lam Ddng ciia Céng ty va ce Cong ty con da
trién khai duge, dang tiép tuc xdy dung va ban giao.

Téng sé nhan vién cia Cong ty dén ngay 31 thang 12 nam 2025: 28 nhin vién. (Ngdy 31 thing 12 niin 2024: 31 nhan vién)

Chu trie Cong ty

Tai ngay 31 thang 12 nam 2025, Céng ty co 27 Cong ty con sd hitu true tiép, 52 Cong ty con s& hitu gidn tiép, 02 Cong ty
lién két s& hitu tryc tiép va 08 Céng ty lién két s& hiiu gian tiép (tai ngdy 31 thang 12 nam 2024 c6 31 Cong ty con 50 hitu
true tiép, 54 Cong ty con s hitu gidn tiép, 02 Cong ty lidn két s& hitu trye tiép va 05 Cong ty lién ét so hitu gian tiép).

Cde fhrr_;'ér minf néy 1 bg phein hop thanh cdc Bdo cdo tai ehinh. Trang 13



CONG TY CO PHAN TAP POAN PAU TU DIA OC NO VA Miu sé B 09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm tai chinh két thic ngév 31 thang 12 nam 2023 Don vi tink: Hing Viét Nam

I. DAC DIEM HOAT DONG CUA CONG TY (Tiép theo)
1.7 Ciu tric doanh nghiép

.7.1 Danh sich cdc edng ty con trie tidp
31/12/2025 01/01/2025

I, Nim . ek . . 3 T
STT Tén thanh lap Pia diém Hoat dong chinh Ty I8 s TV 1§ quyén Ty I& siv Ty IE quyén

hira (%)  bibu quyét (%) hiru (%)  biéu quyét (%)

| Congty Cé phin PAu wr Bia éc No Va 2004 Phutmg Xufn Hoa, Thanh phé Hé Chi Minh Kinh doanh bét déng san 51.03 99.97 $8.09 99.97
2 Céna ty Cé phin Dia éc Thanh Nhon 2003 Phutmg Xuan Hoa. Thanh phéd Hb Chi Minh Kinh doanh bét dong san 42,42 100,00 4242 100.00
3 Céngry TNHH No Va Thao Dién 2008 Phuémg Tan Hung, Thanh phé H6 Chi Minh Kinh doanh bt dng san 99.99 9999 9999 9999
4 Céng tv TNHH bia 6c No Va M3 Binh 2010 Phuimg T4n Hung. Thanh phé H Chi Minh Kinh doanh bét dgng san 54.03 34,05 67.15 67,15

5 Céng ty C8 phin The Prince Residence 2010 Phuémg Phi Nhugn, Thank phé Hé Chi Minh Kinh doanh bat dong san 99,96 99.9¢ 99,96 9996
5  Cdng ty TNHH Béu Tu Bia ic Nova Saigon Royal 2012 Phuémg Xém Chidu, Thanh phé Ho Chi Minh Kinh doanh bér dong san 99,99 99,99 99,99 9999
7 Cangty Cd phan Phat wign Dé thi Ky Nguyén 2012 Phuong Tan Hung, Thanh phé H& Chi Minh Kinh doanh bét dong san 0,01 99.99 0,01 96,99
8§  Cong ty TNHH Ngai Nha Mega 2013 Phuémg Tan Hung, Thanh phé Hb Chi Minh Kinh doanh bit ddng san 9563 99.93 98,60 98.60
9  Cang ty TNHH Bau tu va Bat dong sin Tuémg Minh 2014 Phutmg Long Hung, Tink Dong Nai Kinh doanh bét ddng sin 96,99 96.99 99.99 99.99
10 Cong ty TNHH Bit dong san Bach Hop 2014 Phuémg Tan Humg. Thanh phé Hé Chi Minh Kinh doanh bt déng sin 99.77 99,99 99,77 95.69
1T Céng ty TNHH Nova Rivergate 2014 Phuémg Khanh Hdi, Thanh phé Hb Chi Minh Kinh doanh bét déng san 9977 9977 99.77 99 77
12 Céng ty Ca phin Nova Princess Residence 2014 Phutng Phi Nhudn, Thanh phé H& Chi Minh Kinh doanh bit dgng san 99,90 99,50 99,90 99,50
13 Céng v TNHH Ddu tr va Phat trién Dia éc Gia Huy 2014 Phudmg Phi Nhun, Thanh phé H& Chi Minh Kirh doanh bt dong san 51.00 31.00 51,00 51.00
14 Céngty Cé phin Nova Festival 2014 Phugng Phi Nhugn, Thanh phd Hb Chi Minh Kinh doanh bt dng san 94,02 94 02 94,02 9402
|5 Céng ty TNHH Nova Lucky Palace 2014 Phutmg Phi Nhudn, Thanh phé H6 Chi Minh Kinh doanh bt déng sin 59,99 99,99 99,99 99.99
16 Céng ty Co phén Nova Hospitality 2013 Phuong Sai Gan, Thanh phé Ha Chi Minh Kinh doanh bit ddng san 99,99 9% 99 99.69 5999
17 Cong tv TNHEH Bit déng san Khai Hung 2013 Phuémg Phu Nhudn, Thanh phé H Chi Minh Kinh doanh bit ddng sin 97.76 9999 97.76 59,99
18 Céng ty TNHH Nova Sasco 2015 Plurémg Phit Nhugn, Thanh phé Hé Chi Minh Kinh doanh bt dgng sén 59.99 99.99 99,99 39,99
19 Cong ty TNHH Nova Nam A 2013 Phuémg Dirc Nhudn, Thanh phé H3 Chi Minh Kinh doanh bit déng san $2.70 92.71 92,70 $2.71
20 Cdng 1y TNHH Nova Sagel 2015 Phuong Birc Nhuan, Thanh phd Ha Chi Minh Kinh dcanh bét déng sin 73.00 74,00 73.00 74.00
21 Cong ty TNHH Nova An Phi 2015 Phuémg Sai Gén. Thanh phd Ha Chi Minh Kinh deanh bit déng san 9227 100.00 9227 100,00
22 Céng ty TNHH Mgt thanh vién Novatand Agent 2015 Phutmg $ai Gon. Thanh phé Hé Chi Minh Kinh deanh bat ddng san 100,00 100,00 100,00 100,00
23 Cong ty TNHH Bt déng sin Gia Dic 2016 Phuwang Tam Phude, Tinh Déng Nai Kinh doanh bt dgng san 5399 33.99 99,59 99,99
24 Congty TNHH Péau tr Bt dang san Unity 2016 Phuong Vinh Hoi. Thanh phd H& Chi Minh Kinh doanh bt dgng sén 99,98 9998 99,98 99,98
25 Céngty TNHH Bit dong san Da Lat Vallev 2017 Phuimg Long Humg, Tinh Déng Nat K.inh doanh bit djug san 72.62 99.99 72.62 99,99
26 Cong ty TNHH Béu to va Phat trién BBS Nova Phuc Nzuyén 2017 Phuémg Xam Chiéu. Thanh phé Hé Chi Minh Kinh doanh bét déng san 95.97 99.97 59.97 99.97
27  Congty TNHH Béu tu Dia d¢ Novaland DAt Tam 2022 Phutmg Xuin Hoa. Thanh phd H& Chi Minh Kinh doanh bal déng san 51.00 51.00 51.00 51.00
28 Cong ty TNHH Péu tu bit dong san Cao Nguyén Xanh 2021 Phuong Sai Gon. Thanh phd Hb Chi Minh Kinh doanh bt dang san - - 100,00 100.00
29  Cong ty TNHH Nova Property Managemeni 2017 Phuéng Sai Gon, Thanh phd Hb Chi Minh Kinh doanh bt déng san - - 9999 5999
3¢ Cong ty TNHH Péu ur Bdt dong san Tan Kim Yén 019 Phuong Tén Hung. Thanh phé H Chi Minh Kinh doanh bat dgng san - - 99.99 5959
31 Cong ty CP Dau tr thuemg mai va Phat irién bt done sin An Phat 2020 Phuémg Sai Gon. Thanh phé Ho Chi Minh Kinh doanh bt déng san - - 96.99 99.56

Cae thuyér mink néy i& b6 phdn hap think cée Bdo cdo tai chink Trang 14



CONG TY CO PHAN TAP DOAN PAU TU BIA OC NO VA

BAN THUYET MINH BAO CAQ TAI CHINH RIENG

Cho ndm téi chink kér thiic ngéne 31 thdng 12 ndm 2025

Deom vi tinh: Béng Viét Nam

Miu sd

B09-DN

.7.2. Cdc céing ty con gian tiép

Ni 31/12/2023 01/01/2025
STT Tén th‘;r:h lhip Pia diém Hoat ddng chinh Ty 1€ s6° Ty Ié qu'yén Tv k¢ 56 Ty 1é qLEyén
’ hiu (%) biéu quvet (%)  hitu (%)  biéu quyet (%)
1 Céngty Co phdn Dia 6c Ngan Higp 2001 X4 Hé Tram, Thanh phé Ho Chi Minh Kinh doanh bat dgng san 59.98 99,99 5998 99,99
2 Céng ty C phin Pau tr Du Jich Tring Duong 2001 Phuémg Tién Thanh, Tinh Lim Béng Dich vu luru tri ngén ngay 99,36 99,30 99.36 99.50
3 Cong ty C& phdn Dich vu Du lich Hea Thing 2003 Phudmg Phi Thuy, Tinh Lam Béng Dich vu turu tri ngdn ngay 93,79 95.80 93,79 9580
4  Congty Cé phin Nova Richstar 2006 Phuimg Phi Thanh, Thanh phé H& Chi Minh Kinh doanh bit dong san, thué nha xudme. kho 99,99 95,99 99.99 59,99
53 Céngty C4 phin Du tr va Thuong mai Nia Réng 2007 Phuémg Xom Chidu, Thanh phd Hé Chi Minh Kinh doanh bt dang san 99.99 99,99 99,99 9999
&  Cong tv TNHH Tép doan Diu tu KM 2007 Phuing Sai Gon, Thanh phé Hb Chi Minh Tu vén diu e 99,85 95 50 99.85 59.90
7 Céng ty €6 phin Pac Tan 2007 Phutmg Tién Thanh, Tink Lim Déng Dich vu fuu tri ngin ngay 99,85 9999 9985 5999
§  Céng ty TNHH Du lich Binh An 2008 Phuémg Viing Tau, Thanh Phé H3 Chi Minh Dich vu luu trit ngéin ngay 99,97 99.99 99,97 99.99
9 Céng w C6 phin Hoan VI 2008 Xi Binh Chau, Thanh phé Hd Chi Minh Kinh doanii bt déng san 99,86 99 89 99.86 99 89
10 Céng ty TNHH Thanh phé Aque 2008 Phuimg Long Hung, Tinh Dong Nai Kinh doanh bit dong sin 50,98 51,00 69.98 70.00
Il Céngty TNHH The Forest City 2008 X Binh Chau, TP Hb Chi Minh Kinh dcanh bat ddng san 9588 9990 99.38 99,90
12 Céng ty TNHH Phat tridn Quéc t& Thé Kg 2 2008 Phuéng An Khanh, Thanh phé Hé Chi Minh Kinh doanh bit ddng sin 97.95 9897 98,97 98.97
13 Céng ty Cb phan Cao dc Phuong Dang 2008 Phuémg Thanh My Téy, Thanh phé Hb Chi Minh  Kinh doanh bit dong san 99.89 99.89 99 89 99.89
14 Céng 1y Cb phan Bau tr Thu Minh Nguyén 2008 Phuémg Phi Thiy, Tinh Lam Béng Dich vu luu o ngén ngay 96,14 86.15 96,14 96,13
15 Congty TNHH Delta - Vailey Binh Thudn 2008 Phuéng Tién Thanh, Tinh Lim Bang Kinh doanh bit déng san 99.83 99.99 99 85 99,99
16  Céngty CP Diu tr thuong mai va Phat trién bit ddng san An Phat 2020 Phuémg Sai Gon, Thanh phd Hd Chi Minh Kinh doanh bit dong sin 96.93 99,99 - -
17 Cong ty Cb phén bit dong san Nova Lexington 2009 Phuémg An Khanh, Thanh phé Hb Chi Minh Kinh doanh bét déng san 69,95 99.97 99,685 9997
18  Céng ty TNHH Biu tu va Phat trién Phudc Long 2010 Phuomg Phi Nhugn, Thanh phé Hb Chi Minh Kinh doanh bat dong san 3399 9999 59.99 $9.99
19 Cang ty Cd phan Dia 6c Nhat Hoa 2010 Phuéong Sai Gon, Thanh phé Hé Chi Minh Kinh doanh bat dong san $9,79 99,97 59,79 99,67
20 Céngty TNHH Thuong mai Dau tu Bia Oc 38 2010 Phuémg Pha Nhuan, Thanh phd HO Chi Minh Kinh doanh bét déng san 99.99 9999 99,99 99.69
21  Cangty C6 phin Thanh My Loi 2011 Phuémg Nhigu Loc, Thanh phé Ha Chi Minh Kinh doanh bAt dong san 4419 70.00 51.48 70.00
22 Cang ty Cd phin Bét dong san Thinh Vuong 2013 Phuomng Binh Loi Trung, Thanh phé Hé Chi Minh  Kinh doanh bat dong san 99.87 99,98 59.98 9998
23 Céng ty Cb phén Dau twr Tdng hop Mii Né 2013 Phuémg Mii Né, Tinh Lam Béng Xay dumg khu du lich $9.37 59 59 5937 9999
24 Cangty C6 phn Ddu tir va Bat dong san Ngoc Uyén 2014 Phuémg Phu Nhuin, Thanh phé Hé Chi Minh Kinh doanh bdt déng san 9999 99,69 99.99 $9.99
25 Céng ty 6 phin Ddu tu va Phat trién bét dong sén Thudn Phat 2015 Phuimg Phit Nhugin. Thanh phé Hd Chi Minh Kinh doanh bat ding san 99.99 99,99 99,99 99.99
26 Congty TNHH Bét déng san Nova Riverside 2013 Phutmg S2i Gon, Thanh phé Hb Chi Minh Kinh doanh bat déng san 33.98 99.98 59,97 59,58
27  Cdng vy TNHH Mega Tie 2013 Phuémg Phi Nhudn, Thanh phé Hé Chi Minh Kinh doanh bit déng san 98 39 99 99 98.59 9599
28  Cong ty TNHH Merufa-Nova 2013 Phuéme Phis Nhudn, Thanh phd Hb Chi Mink Kinh doanh bat déng san 33,94 99.90 99.89 99.90
29 Céngty TNHH Du tur va Phat tridn bit ddng san 350 2013 Phuomng Phu Nhugn, Thanh phé HS Chi Minh Kinh doanh bét dong san 34,03 §9.99 67.14 99.99
30 Cong ty TNHH Déu tr va Phat tridn Bat dong san CQ89 2013 Phugmg Phu Nhudn, Thanh phéd Ho Chi Minh Kinh deanh bét déng san 53,81 99.59 66,86 99 .39
31 Céngty Co phdn Bau tir Phat irién Dia dc Van Phat 2013 Phuémg Pro Nhugn, Thanh phé Ho Chi Minh Kinh doanh bt ddng san 95,58 9998 9558 99,98
32 Céngty TNHH Ddu tir va Phat wridn Bét déng sin An Huy 2013 Phudmg Pha Nhugn, Thanh phé H Chi Minh Kinh doanh bat déng san 9559 9999 5999 99.59
33 Cong ty TNHH Bit déng san Dang Khinh 2015 Phutmg Phu Nhuan. Thanh phé Hé Chi Minh Kinh doanh bat dong san 99.39 99 41 99,39 99.41
34 Céng ty Cb phin Bt déng san Binh Phat 3016 Phuémg Tan Hung. Thanh phé H& Chi Minh Kinh doanh bit déng sin 3403 99,96 67.13 93 96
35 Congty TNHH Déu tir va Phat trign Bat déng san Cu Long 2016 Phutmg Sar Gan, Thanh phé Hé Chi Minh Kinh doanh bar déng sin 80.99 80.99 99.99 99 99
36 Céngty C6 phin Kinh doanh Bét déng sén Tha: Binh 2014 Phumg Sai Gon. Thanh phé H Chi Minh Kinh doanh bit dong san 99 84 9994 9995 99 94
37 Congty Co phdn Du rur Bir déng sin Truomg Ty 16 Phuéng Pha Nhuén, Thanh phd HS Chi Minh Kinh doanh bat déng san 99,97 9658 99,97 99,98
Cdc thuvér mink néy 1a b6 phan hap think cde Bdo cdo t&i chinh Trang 13



CONG TY CO PHAN TAP BOAN DAU TU PJA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm t&i chinh két thic ngéry 31 thang 12 ndm 2023

Miu sé B 09- DN

Do vi tinh: Déng Viét Nan:

1.7.2. Cic ciing ty con gidn tiép (tiép theo)
Ni 31/12/2025 01/01/2025
STT Tén th‘;‘:h lap Dia diém Hoat ddng chinh Ty [§sé Ty & quyén Ty Ise¢ Ty 1€ quyén
hitu (%)  biéu quyét (%) hiu (%) bicu quyét (%)

38 Cong ty TNHH Bat déng san Bao Phic 20156 Phuémg Tan Hung, Thanh phé Ha Chi Minh Kinh doanh bat dong san 95 99 .99 99,99 99.99

39 Cong tv Cé phén Dau tu Bit déng san Truong Thanh 2016 Phuémg Phis Nhudn, Thanh phd H& Chi Minh Kinh doanh bét ddng, san 99,99 99,99 99.99 99,95

40 Cong ty TNHH Bdr déng séan Thé Ky Hoang Kim 2016 Phuémg Xom Chiéu, Thanh phé 16 Chi Mink Kinh doanh bt dang sin 58.97 96,99 99.99 99,99

41 Céng ty C4 phin Nova Final Solution 2016 Phuimg Tan Hung, Thanh phd Hé Chi Minh Kinh doanh bt déng san 5998 99,58 99.98 9998

42 Céng ty TNHH Bit dang san Pa Lat Lake 2016 Phuong Tan Hung, Thanh phé Ha Chi Minh Kinh doanh bit dong san 99.97 99,99 9997 99,69

43 Céhngty €4 phan Pau tu Ngoc Linh Hoa 2017 Phuang Xuan Hoa, Thanh phd H& Chi Minh Kinh doanh bt déng san 99.82 99.83 99 82 99,83

44  Céng tv TNHH Péau tr Bat déng san Long Hung Phat 2018 Phutng Long Hune, Tinh Béng Nai Kinh doanh bt déng san 79.98 100,00 79,98 100,00

45  Congry TNHH Tu vin Long Hung Phat 2018 Phuimg Sai Gén, Thanh phé H& Chi Minh Heat ddng tr van quan 1y 79.98 §0.00 79.98 80.00

46  Congry Cé phin Dich vu Biu tu Lucky Hause 2018 Phuang Sai Gon, Thanh phé 126 Chi Minh Kinh doanh bt déng sin 9999 99.99 95,99 9% 99

47 Céng ty Cd phin Péu tu Liberty 2018 Phuang Sai Gon, Thanh phé Hd Chi Minh Tur vn, mai gidi, ddu gia bic dong san 99 98 5998 99 58 9598

48  Céng ty Cd phan Nova Holiday (i) 2020 Phurésng Sai Gon, Thanh pho H& Chi Minh Dich vu luu ra ngén ngay 99,98 99,98 9% 98 99.98

49 Céng ty C6 phin Global M=mbership 2020 Phuémg Sai Gon, Tharnh phé H Chi Minh Dich vu luu a1 ngén ngay 99.99 95,99 99,99 9999

50 Céngty TNHH Béu tur va Phat tridn bt dong san Green Land 2021 Phutmg Sai Gon, Thanh phé Ha Chi Minh Kinh doanh bit ¢gng san 50,58 99 99 69,97 9996

51 Congty TNHH Béu tu Triic Quinh 2021 Phudmg Phi Nhudn, Thanh pké Hé Chi Minh Kinh doanh bt dgng san 95,99 99.99 99,99 99,99

52 Cong v Ca phan Phat rién Bt Vigt 2007 Phumg Céu Ong Lanh, Thanh phé HO Chi Minh  Kinh doanh bit dong san 9567 99 65 59.67 99.69

53 Congty TNHH Bt déng san Phuc Hoa (ii) 2017 Phutmg Hba Hung, Thaah phd Hé Chi Minh Kinh doanh bét dong sin - - 6997 99.99

34 Congtv TNHH Bau e Phat trién Bat dong san An Pha Dong (iii) 2019 Phuémg Sai Gen, Thanh phé Ha Chi Minh Kinh doanh bat dong san - - 99,95 99.99

55  Cong ty TNHH Bat déng san Gia Phi 2009 Phu¢ng Xuin Hoa, Thanh pho Ho Chi Minh Kinh doanh bat dong san - - 99.98 9999
1.7.3. Danh sich cdc cong ty lién két si hiru true tiép va gian tiép

- Ty 1§ s& hitu (%) Ty 1& s& hiru (%)
N Nam . .2 ~ . - - 3 - - ; =
STT Tén thanh Iip Dia diem Hoat dgng chinh Ty 1é s& Ty 18 qu'yén Ty 1€ sor Ty & qu,yé‘n
) hitu (%)  biéu quyét (%)  hitu (%)  bicu quyét (%}

| Cérg tv €5 phdn Phat rién va Dich vu Nha Bén Thanh 2010 Phuémg Xuan Hoz, Thanh phd Ho Chi Minh Kinh doanh bt dong san 25,00 25.00 25.00 2500

2 Cong ty 6 phin Dién tir va Dich vy Cdng nghiép Sai Gon 2007 Phuimg Phii Nhuén, Thanh phd Hé Chi Minh Kinh doant thiét bi, linh kign dién . vién thong 33,31 33.31 3331 3331

3 Céngty TNHH Sai Gon Gon 2007 Phuémg Binh Trung, Thanh phéd Hé Chi Mink Kinh doani bit déng san 26.09 50.00 30,00 50.00

4 Céngry C6 phin TM Déu tr Bét dpng san Phit Tri 2010 huémg Vinh Hoi. Thanh phé H& Chi Minh Kinh deanh bt dgng san 48,48 4898 48.48 48,98

5 Céngty TNHH Da thi Dich vu Amata Long Thanh | 2019 Xa An Phude, Tinh Béng Na Kinh doanh bit déng san 48.89 49.00 48.89 49.00

6  Cong tvy TNEH B6 thi Dich vu Amata Long Thanh 2 2019 Xa An Phudc, Tinh Béng Nai Kinh deanh bt déng san 49.00 49,00 4900 49 00

7 Céngty Co phan Hing Ngur Security 2020 Phireng Sai Gon, Thanh phd Ha Chi Minh Hoat déng bao vé cd nhan 24,00 34,00 2400 24.00

8 éng v TNHH Viing Tau Investmant 2017 Phuésng Phit Nhudn, Thanh phd Hé Chi Minh Kinh doanh bét dong san 48.84 49,00 - -

9 (Céngtv TNHH Ving Tau Beach City 2017 Phutng Pht Nhudn, Thanh phd Ho Chi Minh Kinh doanh bit dong sin 24.98 49,00 - -

10 Téng Céng ty Thiy san Vigt Nam - Cong oy Cé phén 2011 Phuéng Sai Gon. Thanh phé Ha Chi Minh San xudt, thuong mai va dich vu 24.02 24,03 - -

(i) Cong rv Cd phdn Nova Holiday dang trong gud irinkt hodn rdr thit

tuc gidi thé.

(i) Theo quvér dink sd 01/2025-Q0-PH ngin 23/4/2023, Hoi déng Thank vién Cdng tv TNHH Bdr déng sén Phiic Hoa ("Phiic Hoa") 4 thang qua visc sét nidp Phite Hoa vao Cdng tv TNHH Thank phé Aqua.
(1ii} Thea Omer dink 56 03/2025-QP-SGR ngey 13 thang 10 néim 2025, Cong v TNFHH Ddi ir Dia Oc Neva Saigon Roval da hoan idt chuyén nhirong toan kg 99,.99% phin von gop tai Cong n TNHH Ddu e Phat irién Bdt ddng san An Phii Dong ("An
Phit Dong"), Se khi hoan tdr chuvén nhuong. An Phit Déng khdng con Ii eong rv can gidn tiéo cata Cong ty.

Cde thuyét mink néy 1a hé phdn hop thank cdc Bdo cdo tai ehinh

Trang /6



CONG TY CO PHAN TAP POAN PAU TU BIA OC NO VA Miu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm tci chinh két thitc ngay 31 thang 12 ndm 2025 Do vi tinh: Dong Viét Nam

1.7

1.7.4
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111

IL.2

111

1111

1.2

Chu tric Cong ty (tiép theo)

Danh sach cic don vi true thude khéng c6 tu cich phap nhin hach todn phu thuge
Cihc den vi true thude dang hoat djng

Chi nhanh Cong ty Cé phan Tap doan Déu tu Pja bc No Va - Novaland quén 1.

Dia chi: 65 Nguyén Du, Phurong Sai Gon, Thanh phé Ho Chi Minh, Viét Nam.

Tuyén bo vé khi niing so sinh théng tin trén bdo cdo tai chinh riéng

Viéc lya chon s liéu va thong tin cén phai trinh bay trong bao cdo tai chinh riéng duge thuc hign theo nguyén tic ¢d thé so
sanh dugc giita cac ky ké toan tuong tmg.

NAM TAI CHINH, PON V] TIEN TE SU DUNG TRONG KE TOAN

Niim tai chinh

Nim tai chinh cGa Cong ty bt ddu tir ngay 01 thang 01 va két thiic ngay 31 thdng 12 hang nam.

Pon vi tidn 8 siv dung trong ké todn

D6ng Viét Nam ("VND" hoiic "Déng") duge st dung 1am don vi tidn té dé ghi sd ké toan.

CHUAN MUC VA CHE PO KFE TOAN CHU YEU AP DUNG
Co st cita viée 14p baoe cio tai chinh riéng

Bao cao tai chinh riéng duge lap theo cac Chuén muyc ké toan Viét Nam, Ché db ké toan doanh nghiép Viét Nam duge ban
hanh theo Thang tu sé 200/2014/TT-BTC ngay 22 thang 12 nim 2014, thong tu sé 53/2016/TT-BTC ngdy 21 thang 3 nam
2016 sira d6i bé sung mét sb diéu thong tu sé 200/2014/TT-BTC va céc quy dinh phdp Ly ¢ lién quan dén vie lap va trinh
bay bao cdo tai chinh riéng.

Bdo cao tai chinh riéng dugce 14p theo nguyén tic gia géc.

Bdo cio tai chinh riéng kém theo khong nhém muc dich trinh bay tinh hinh tai chinh riéng, két qua hoat déng kinh doanh
riéng va tinh hinh luu chuyén tién té riéng theo cac nguyén tic va théng 18 ké toan thutmg duoc chip nhin ¢ cac nude va
céc thé ché khac ngoai nudc Viét Nam, Céc nguyén tic va théng 18 ké toan sir dung tai nude Viét Nam c6 thé khéc so voi
cac nguyén the va thong 1& ké toan tai cac nudc va cic thé ché khac.

Ngudi siv dung bao cdo tai chinh riéng ciia Cong ty nén doc cling v&i bdo cdo tai chinh hop nhét cia Cong ty me va céc
Cong ty con (goi chung Ja "Tap doan") cho nim tai chinh két thac ngay 31 thang 12 nim 2025 dé c6 du théng tin vé tinh
hinh tai chinh, két qua hoat déng kinh doanh va tinh hinh luu chuyén tién & cha ca T4p doan.

Gia dinh hoat déng lién tuc

Khoan 13 1oy ké dén ngay 31 thang 12 nam 2025 13 2.545.568.715.753 VND (L6 liy ké dén ngay 31 thang 12 nam 2024 14
| 742.985.410.308 VND), ng ngén han 16n hon i san ngén han tai ngay 31 tbang 12 ndm 2025 14 18.079.996.589.156
VND (Tai ngay 31 thang [2 nam 2024 12 26.321.070.145.980 VND). Tai ngay 31 thang 12 ndm 2025, Cong ty chua thyc
hién mét sb cam két nghia vy ng ngdin han dén han tra lién quan dén cac khoan vay, trai phidu va céc khodn phai tra.

Nhiing didu kién va su kién nay ¢o thé dan dén nghi ngd déng ké vé kha niing hoat ddng lién tuc ciia Cong ty. Cong ty co
thé khéng thuc hién thanh céng mét hodic nhidu ké hoach cua Céng ty, két hop vai cac su kién va didu kién khac trong
twong lai, co thé khién Céng ty khong thé tiép tyc hoat ddng lién tuc. Trong trudng hop do, Cong ty ¢d thé khéng thu héi
duroc gid tri tai san va thanh todn duge céc khodn ng phai tra cia minh trong didu kién kinh doanh binh thudng ctia Cong ty
trong it nhét 12 thang t&i ké tir ngay cta bio cdo tai chinh riéng nay.

Cde thavét minkt nay I bo phdn hop thank ede Béo cdo i chinh. Trang 17



CONG TY CO PHAN TAP POAN DAU TU PIA OC NO VA Mau B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim 1&i chinh kér thiic ngay 31 thdang 12 ném 2025 Don vi tinh: Béng Viét Nam

H12 Gid dinh hoat ddng lién tuc (tiép theo)

Cong ty dd l4p bao cdo tai chinh 11eng cho nim tai chinh két thiic ngay 31 théang 12 nam 2025 trén gia dinh hoat dng lu,n
tuc. Gia dinh nay phu thuoc chi yéu vao viée Cong ty cb thé (1) dam phan véi cac bén cho vay va cac trdi chu dé 1ai cau
triic lai cic khoan ng gbe va ng I4i khi dén han, thyc hién hodn ddi ng va dé xuét phuong an dé hodn Aabi trai phleu thanh ¢
phidu (ii) ban cée tai san theo mirc gia han dy kién, (iii) thu dioe tién tir cdc san phim &3 ban va du kién ban thudc cac dy
4n dang trién khai, (iv) nhan duge ngudn tin dung bd sung tir cae ngdn hang, va cic cb déng lon cam két s& hd tro tai chinh
cho Cong ty khi can thiét.

Cac gia dinh chinh va yéu 6 khéng chic chan mang tinh trong yéu vé hoat déng lién tuc bao gbm:
(i) Dam phan thanh cdng vai cac bén cho vay va cdc trdi chil dé tai cdu trac lai cac khoan ng goc va ng 14i khi dén han.

Tai ngay 31 thang 12 nam 2025, tong s& no vay va trai phidu cia Céng ty 1a 31.306 ty Pdng, (tai ngay 31 thang 12 nam
2024: tong du ng vay va trai phiéu 35.663 ty Déng). Trong nam, Céng ty di chi tra nghia vy ny vay va tréi phiéu 8.624 ty
Péng. Ngoai ra, tr sau ngay 31 thang 12 nim 2025 dén ngdy phéat hanh bao cdo tai chinh riéng ndy, Cong ty da thanh toan
thém 53 ty Dong no g vay. Cong ty dang trong qua trinh dam phan viéc thanh toan céc s6 dur con lai nhu sau:

Trai phiéu ban 1€ va trai phiéu dai ching: Cong ty d& xudt cac didu khoan tai co cdu trai phidu theo Nghi dinh 56
08/2023/ND-CP do Chinh phi Viét Nam ban hanh thang 3 nam 2023 hoac cdc quy dinh phap ludt ¢6 lién quan khac, bao
gdm: gia han thoi gian ddo han dén céc nam 2027, 2028 va ap dung l4i sult cy thé theo timg goi (trong dé 20% |4i duge
thanh todn dinh k¥ vao ngay tra Hi va khiu trir vao gia tri gde tréi phiéu, 80% con lai duge thanh toan khi dao han) nhiam
4n dinh tinh hinh. Ngoai ra, Cong ty di va dang cung céip cho tréi chii cdc lya chon hodn di sang san phdm bét dong san,
san phim dich vu ky nghi hodic chuyén déi thanh c¢d phiéu, ddng thori xin y kién trai chi vé viée ban tai san bao dam dé tat
todn dur ng trai phidu nhu mdt trong céc giai phap i co cAu.

Ban Tdéng Giam doc dang lam viée vai cde bén lién quan nham thong nhéat phwong an, dam bao én dinh hoat déng cla
Cong ty. Ngudn tra ng dy kién bao gdm: (i) dong tién tir viéc ban/thodi von tai san va (ii) dong tién tir cac dur an lién quan,
bao gom cac khoan duge béo dam biang du an.

Tai ngay 31 thang 12 n@m 2025, Céng ty da dat duge mét sb thoa thudn tai cdu tric ban dau véi chil ng va trai chu véi tong
s tién 1a 7.058 ty Ddng, va dang trong qua trinh thye hién cac didu kién tién quyét dé phuong 4n tai cdu tric co hidu luc.
Céc chi ng vin sin sang thuong thao vé& viée chip thuan gia han va cho phép Cong ty thoi gian dé& khic phuc. Ban Téng
Giam déc tin tuong ring kha nang dat duge cac didu kién tién quyét Ia kha thi, do d6 cdc bén cho vay s& khéng thuc hién
hoiic chi dao Pai Iy bao dam thyc hién bat ky hodc tht ca cdc quyén, bidn phap khic phuc, quyén han va quyén quyét dinh
clia bén cho vay theo diéu khoan hgp dong,

Tai ngdy phé chudn bdo cdo tai chinh riéng ndy, Céng ty dang dam phan vdi cée trdi chi co thoi han ddo han trong vong 12
thang sip t6i va céc khoan ng qué han dé gia han thoi gian d4o han va hoan ddi véi bt dong san. Ban Tdng Gidm dde tin
rang Céng ty & dat duogc cac thoa thudn tuong ty véi cac chu ng con lai.

(ii) Céng 1y da 1én ké hoach ban tai san v&i tdng sé tién 13 9.238 ty Ddng &€ hoan thanh nghia vu trong khung thai gian da
dé ra. C6 03 1ai san dugc chao ban llong nam 2025. Dén thoi diém 14p béo cdo niy, mdt tai san da dugc ban thanh céng va
thu vé 2.441 ty Pdng. Cong ty dang ldy ¥ kién trai chi cho viéc ban tai san con lai vai gia uj 1.384 ty Pong. Ban Fom,

Giam dbc dang tich cuc tim kiém nguéi mua tiém nang cho nhimg tai san chua c6 théa thudn chinh thire, va tin tudng rAng
Cong ty s& co thé hoan tit vigc ban trong 12 thang téi.

(ii1) Thu tién thanh céng tir cac san phdm di ban va dy kién ban dugc & cée dur 4n dang trién khai.
(iv) Nhin duge ngudn tin dung bd sung tir cée ngan hang

Cidc ngén hang thuong mai trong nudc cam két tiép tuc ddng hanh cing doanh nghiép, bao dam nguon vbn trién khai du 4n
ctia Cong ty va thanh todn cho cac khoan ng nha cung cap khi dén han,

Cde thivét mink nay li bd phan hop thanl cde Bio cdo 1éi chinln, Trang 18
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BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm tai chinh két thiic ngéy 31 thang 12 nam 2025 Don vi tinh: Déng Viét Nam

1.2

1I1.3

Iv.

Iv.1

Iv.2

Gii dinh hoat ddng lién tuc (tiép theo)

(v} Céc cb dong lon s& cung cdp hd trg tai chinh cho Céng ty khi cn thiét nhu trong cac thu cam két hd trg tai chinh da ky
nham gitp Cong ty thanh toan céc khodn ng dén han khi cin thiét va dé Cong ty duy tri hoat déng lién tuc it nhét trong 12
thang tiép theo ké tir ngay bao cdo tai chinh riéng nay duge phé chuin. Ban Tong Giam ddc tin tudng ring cic cam két hd
tro tai chinh nay sé duge thue hién kip thai khi Cong ty can dén sy hd tro tai chinh tir cac ¢d dong I6n.

(vi) Cac gia dinh khéc:

e 56 du phai tra ngan han khéc cho bén thir ba va phai tra Nha nuée s& duge gia han

- Cong ty da ky théa thuéin v&i cac bén v& viée tiép tuc gia han thoi han hgp dong thém mat nam hodc hon ké i ngay dén
han d8i v&i s6 du ng ngin han. 88 du con lai dang trong qua trinh dam phan véi cac bén dé xin gia han hodc thanh toan
mdt phn bing hinh thirc hoan déi bat déng san.

e Céc bién phap cu thé cua Chinh pha nhdm hd trg phuc hdi thi trudng bt dong san.

- Chinh phu ciing thanh l4p t& cong tac hao gbm nhiéu co quan dia phuong c6 lién quan dé gitip giai quyét tinh trang phap
ly clia cac du an bit dong san. Ban Tong Giam débc tin ring su hd tro tir Chinh phi sé tiép tuc manh mé dé gitp cong ty
hoan thanh céac dy an dé ban.

Tir cde yéu t& néu trén, Hoi ddng Quan tri va Ban Téng Giam dbe tin ring Cong ty s& cé di ngudn von luu dong cho hoat
dong kinh doanh cia Céng ty va cd kha ning dap g cac nghia vu dén han cia Céng ty trong 12 thang t6i ké tor ngay phé
chudn bdo cdo tai chinh riéng nay. Theo dé, Ban Téng Giam dbc danh gia 1'5'1ng béo cdo tai chinh riéng cua Céng ty cho
nam tai chinh két thac ngay 31 thang 12 ndm 2025 duge 14p trén co so doanh nghiép hoat dong lién tyc [a phit hop.

n A A an ~ - A A - * A oan g A -
Tuyén bd ve viée tudin thi Chuin myc ké toan va Ché do ke todn

Chung t6i dé thuc hién cong viéc ké toan Iap va trinh bay Béo co tai chinh riéng theo cac Chuén muc ké todn Viét Nam,
Ché do ké toan doanh nghiép Viét Nam va cdc quy dinh phap ly ¢6 lién quan. Bao cdo tai chinh riéng d& duge trinh bay
mét céch trung thue va hop ly vé tinh hinh tai chinh, két qua kinh doanh va cdc ludng tién cia doanh nghiép.

Viée lua chon sb liéu va théng tin cAn phai trinh bay trong ban Thuyét minh bdo cdo tai chinh riéng duge thyc hién theo

nguyén the trong yéu quy dinh tai Chuin myc ké toan Viét Nam 6 21 "Trinh bay bao cao tai chinh".

CAC CHINH SACH KE TOAN CHU YEU AP DUNG

Ciac thay d6i trong cac chinh sach ké toin va thuyét minh

Cac chinh sach ké toan cia Cong ty st dung dé 18p céc béo cdo tai chinh riéng cho ndm hién hanh duge ap dung nhét quén
v6i cac chinh sach da duge sir dung dé 18p cdc bao cdo tai chinh riéng cho ndm tai chinh trude.

Ciac giao dich bing ngoai t¢

Céc piao dich phét sinh bing ngoai t& dugc chuyén ddi theo ty gid tai ngay phét sinh giao dich. $& du cac khoan muyc tién
co géc ngoai té tai ngay két thac nam tai chinh duge quy doi theo ty gid tai ngdy nay.

Cde thuyét minii rciv lee bg phen hop thémh cde Bdo cdo i chinh, Trang 19
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Cho nim 1éi chinh két thite ngay 31 thang 12 nam 2025 Don vj tinh: Déng Viét Nam

Iv.

1v.2

V.3

CAC CHINH SACH KE TOAN CHU YEU AP DUNG (tiép theo)
Cic giao dich biing ngoai € (tiép theo)

Xac dinh ¥ gid quy ddi cic gino dich phit sinh

Ty gia str dung dé quy ddi céc giao dich phét sinh bing ngoai 18 1 ty gia giao dich thue € tai thai diém phat sinh giao dich.
Ty gid giao dich thyue té dbi véi cac giao dich bing ngoai t& duge xdc dinh nhu sau:

Ty gia giao dich thue té khi mua ban ngoai té (hop ddng mua ban ngoai t¢ giao ngay, hop ddng ky han, hop ddng tuong lai,
hop ddng quyén chon, hop ddng hodn dbi): ty gid ky két trong hgp ddng mua, bén ngoai & gitta Céng ty va ngan hang.

D6i véi ng phai thu: ty gid mua clia ngan hang thuong mai noi Cdng ty chi dinh khach hang thanh todn tai thoi diém giao
dich phat sinh.

Pbi vai ng phai tra: ty gi4 ban eva ngin hang thuong mai noi Cong ty du kién giao dich tai thoi diém giao dich phat sinh.

Péi véi cc giao dich mua sim tai san hodc cée khodn chi phf duge thanh todn ngay bing ngoai t& (khéng qua céc tai khoan
phai tra): ty gia mua cia ngén hang thuong mai noi Cong ty thue hién thanh todn.

Xdc dinh t¥ gia tai ngay két thiic nim tdi chinh

S6 du cudi ndm cuia cic khoan muc tién té (tién, twong duong tién, cic khoan phai thu va phai tra, ngoai trir cdc khodn muc
khoan tra trude cho ngudi ban, ngudi mua tra tién trude, chi phi tra trude, cdc khodn dat coc va cac khoan doanh thu nhan
trudc) ¢é goc ngoai té dugce danh gia lai theo ty gid giao dich thyc té cdng bd tai thoi diém 14p bao cao tai chinh riéng:

Ty gid giao dich thuc té khi danh gia lai cac khoan muc tién té cé gbe ngoai t& duge phén loai 14 tai san: p dung theo ty gia
mua ngoai té ctia Ngan hang Ngoai Thuong Viét Nam, ty gid mua quy ddi tai ngay 31/12/2025: 26.077 VND/USD.

Ty gi giao dich thuc t& khi danh gia lai cac khoan muc tién t& c6 gbe ngoai t& dugc phén loai 1a ng phai tra: ap dung theo
ty gid ban ngoai té ciia Ngin hang Ngoai Thuong Viét Nam, ty gia bdn quy dbi tai ngay 31/12/2025: 26.377 VND/USD.

Chénh léch ty gia phat sinh trong nam tir cac glao dich bang ngoai t& dugc ghi nhin vao két qua hoat dong kinh doanh.
Chénh léch ty gia do danh gia lai cde khoan muc tién t& co gde ngoai té tai ngay két thic nam tai chinh sau khi bl trir chénh
18ch tAng va chénh léch giam duge ghi nhan vao két qua hoat déng kinh doanh,

Xic dinh ty gid ghi sb ké toan

Khi thu hdi cac khofm ng pl)éi thu, cac khodn ky cuge, ky quy hodc thanh todn cac khodn ng phai tra bang ngoai t&, Cong ty
str dung ty gia ghi s6 thue té dich danh.

Khi thanh todn tién bing ngoai &, Cong ty sir dung ty gid ghi s binh quén gia quyén di déng.

Ghi nhin cic khedin tién v twong duwong tién

Tién bao gdm tién mat, tién gui ngan hang khéng ky han va ¢ ky han, tién dang chuyén,

Ciac kho#n twong duweng tién 12 cic khoan dau tr ngan han ¢6 thai han thu hdi hodc ddo han khéng qua 3 thang ké tir ngay
mua, dé dang chuyén ddi thanh mét luong tién xdc dinh cling nhu khéng co nhiéu mii ro trong viée chuyén ddi thanh tién.

Cée thinét nunh niy I bg phepin hop thant cde Bdo cdo tdi chinh, Trang 20
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IV.4 Ké todan cde khodn diu tu tai chinh

Ké toan cac khoiin diu tw vao Cong ty con

Cang ty con la nhilng doanh nghi¢p ma Céng ty c6 quyén chi phdi céc chinh sach tai chinh va hoat dong cia doanh nghigp
nhim thu duge 1gi ich kinh té tir cac hoat dong ciia doanh nghiép d6, thudng di kém la viée ndm gitt hon mdt nia quyén
biéu quyét. Sy tdn tai va tinh hitu hidu cta quyén biéu quyét tiém tang dang duoc thue thi hodc duge chuyén d6i s& duge
xem xét khi danh gid lidu Cong ty c6 quyén kiém sodt doanh nghiép hay khéng.

Piu tu vao Céng ty con duge ghi nhan ban dau theo gid goc, cdng cic chi phi lién quan tryc tiép dén vige dau tuw, trir ¢b tirc,
lgi nhudn cha cac ky trude khi mua. Sau do, Ban Tong Giam doc thuc hién vide 1a soat doi véi tat cd cac khoan dau tu dé
ghi nhin dy phong véo cudi nam tai chinh.

A - 3 = A 3 ~ n A
K& todn cic khoin diu tu vao Cong ty lién ket

Khoan dau tu vao Cong ty lién két dugc ghi nhan khi Céng ty ndm giff tir 20% dén du6i 50% quyén bidu quyét clia cac
Céng ty duoc ddu tu, ¢6 anh huong dang k&, nhung khong ndm quyén kiém sodt trong cdc quyét dinh vé chinh sich tai
chinh va hoat dgng tai cac Cong ty nay.

Pau tr vao Céng ty lién két duge ghi nhin ban dau theo gia gbe, bao gdm gia mua hodic gia tri gdp von cdng cac chi phi
lién quan truc tiép dén viée du tu, trir ¢d tire, 1oi nhudn cia céc ky truge khi mua, Sau d6, Ban Tong Giam doc thuc hién
viéc ra soat ddi voi tat ca céc khoan dau tu dé ghi nhan dy phong vao cudi nam tai chinh.

Dhu tur gop véu vao don vi khic

Diu tu gop vén vao don vi khéc 1 cic khoan dadu tu vao cdng cy von cia don vi khdc nhung khdng cé quyén kiém soat
hodc dong kiém soat, khéng c¢é anh huéng dang ké ddi voi bén duge diu tu. Cac khoan dau tu nay duge ghi nhén ban dau
theo gia gbe. Sau d6, Ban Téng Giam dbc thuc hién viée ra sodt ddi véi tht ca cac khoan du tu dé ghi nhan du phong véo
cudi nam tai chinh.

Du phong tdn thit diu tur vio Céng ty con, Cong ty lién Kkét, ddu tu gop vdn vao don vi khic

Du phong t6n thdt dAu tu: La khoan dy phong tdn thit do cong ty nhan vén gép dAu tu (cdng ty con, lién két, dau tu don vi
khéc) bi 18 din dén nha ddu tu cd kha ning mét vén hoiic khoan dy phong do suy gidm gia trj cac khoan dau tu vao cong ty
con, ¢dng ty lién két. Ban Tdng Giam dbc thuc hién viée ra sodt ddnh gid dbi v6i tit ca cac khoan ddu tu dé ghi nhan du
phong vio cudi nam tai chinh,

Dy phong gidm gia diu tir vao cong ty con, cong ty lién két duge tinh cin cir khoan 18 liy ké cia béo céo tai chinh hgp nhét
cta bén duge diu tw (néu cdng ty c6 béo cdo tai chinh hgp nhit). Trudng hgp khéng phai 14 18 tir hoat déng dau tu, néu bén
nhén gop vén dn tr c6 bang chimg cho thiy khong ¢é kha ning mét vén hozc gia tri khoan dhu tur vao bén nhan gop vbn
khong c6 déu hidu bj suy gidm thi bén ddv tu khong thyc hién trich 1ap du phong tén thit dau tr vdo cdng ty con, cong ty
lign Iét.

Dur phong giam gid déu tu gop vén vao don vi khac duge tinh dya trén gid ui thi rudng néu gid trj thi trudng duge xdc dinh
mot cach dang tin cdy. Néu gia tri thi trudng khéng thé dugc xac dinh mdt cach tin cdy, dy phong giam gia dau tu gop vén
vao don vi khac duge tinh twong tw nhu du phong gidm gid du tu vio cbng ty con, cong ty lign két.

Chénh 1éch gitta khoan dy phong 14p & cudi nam tai chinh nay va khoan dy phong da lap & cudi nam tai chinh trude duoc
ghi nhan tang hodc giam chi phi tai chinh trong ndm tai chinh. Khoan dy phong dugc hoan nhip khong vuot qua gia tri ghi
s6 ban dau.

Céc thuydt minkt niy I b phdn hap thémh ede Bdo codo 6 chinh. Trang 21
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IV.5

IV.6

Ghi nhan cic khodn phéi thu thweong mai va phéi thu khac
Cic khodin ng phii thu dugce trinh bay theo gia tri ghi 56 trir di cdc khoan dy phong phai thu khé doi.
Viéc phin loai cdc khoan phai thu duge thuc hién theo nguyén tic sau:

Phii thu cita khach hang phan dnh cdc khoan phai thu mang tinh chét thuong mai phat sinh tir giao dich ¢6 tinh chét mua
bén giffa Céng ty va ngudi mua la don vi ddc 1ap voi Cong ty.

Phii thu khic phan anh cdc khoan phai thu khong ¢6 tinh thuong mai, khdng lién quan dén giao dich mua ban hang hoa,
cung cap dich va.

Dy phong cic khodn phii thu khé doi duge 14p cho tung khoan ng phai thu khd doi ¢in cir vao tudi no qua han cha céc
lkhoan ng hodc dy klcn mirc tn that c6 thé xay ra, cu thé nhu sau: Pbi véi ng phai thu qué han thanh toan: ¢én cr vao thoi
gian qua han tra ng gde theo cam két ng ban diu (khong tinh dén viéc gia han ng gma chc bén); Béi vai ng phai thu chua
qud han thanh toan nhung khd ¢é kha néng thu 1101 cin oft vao muc dy kién muc tén thit dé 1ap du phong. Céc khoan phdi
thu dugce xae dinh khing thé thu hdi s& dugc xéa sb.

Céc khoan phai thu dugce phén loai ngén han va dai han trén bang cén dbi ké toan can cir ky han con lai cia cdc khoan phii
thu tai ngay bang cin dbi ké toan ngay dén han thu hdi.

Tang, giam s6 du dy phong ng phai thu khé doi can phai trich 1ap tai ngay két thic nam tai chinh duge ghi nhén vao chi phi
quan Iy doanh nghiép. Khoan dy phong dugc hoin nhip khdng vugt qua gia tri ghi s6 ban diu.

Ghi nhn hang ton kho

Hang tdn kho dugc ghi nhan theo gia thip hon gitra gia gdc va gi tri thuin c6 thé thuc hién duge.
Gia géc hang ton kho dwoe xéc dinh nhu saun;

Hémg (én kho bat déng san

BAt dong san duge mua hodc duge xdy dyng dé ban t:ong qud trinh hoat ddng binh thuéng cha Cong ty, khong phai cho
thug dé che ting gid, duge ghi nhén 1a hang, tdn kho bat dong san theo gid thip hon gifia gia thanh d& dna mdi san pham
dén vi tri va didu kién hién tai va gid tr] thuén c6 thé thuc hién dugc.

Gi4 thanh c0a hang hda hoac hang tén kho cua bit déng san bao gdm chi phi truc tiép tao thanh bat dong san va chi pln
chung dugc phén bd trén co s& dién tich tuong (ng cua b4t dong san d6, cy thé nhu sau: Chi phi tién siv dung dat va tién
thué dat; Chi phi xdy dung hoan tra cho nha thau; va chi phi Idi vay, chi phi tu van, thiét ké, chi phi san l4p, dén bl giai
phéng mat bing, chi phi quan ly xay dung chung, va cac chi phi lién quan khdc.

Gia von cha bt dong san dd ban duge ghi nhin trén bdo cdo két qua hoat ddng kinh doanh theo phuong phap thyc té dich
danh.

Heéng t6n kho thwong mai va hang 16m kho khdc

Hang héa: bao gdm chi phi mua va cac chi phi lién quan truc tiép khac phat sinh dé ¢6 dugc hang tdn kho & dia diém va
trang thai hién tai.

Thanh phim: bao gdm chi phi vét liéu, nhdn céng tryc tiép va chi phi san xuft chung cé lién quan tryc tiép dugc phan b
dya trén mirc dd hoat dong binh thudng, cac chi phi tryc tiép va cic chi phi chung ¢ lién quan phat sinh trong qué trinh
dau tu xdy dung thanh pham bit dong san.

Chi phi sin xuit kinh doanh dé dang: chi phi quyén str dung dét, chi phi xdy dung co s& ha tAng. chi phi truc tiép va chi
phi khéc. ..

Hach todn hang tén kho: Phuong phap ké khai thudng xuyén.

Phuong phap lip du phong giim gid hing ton kho: Du phong giam gid hang tdn kho dugce ap cho timg mat hang ton
kho cé gia géc 1&n hon gia tri thudn cd thé thue hién dugc.

Cde thyét minh név lé b phan hop théimfi cde Bdo cdo (i chinh. Trang 22
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Iv.6

v.7

1v.7.1

V.72

Ghi nhiin hing ton kho (tip theo)

Gia tr thuéin cé thé thyc hién duoc 13 gia ban udce tinh cha hang tdn kho bt dong san trong diéu kién kinh doanh binh
thudng, dua trén gid thi tredng vao ngay két thiic ndm tai chinh, va trr chi phi wde tinh dé hoan thanh va chi phi ban hang
ude tinh. Khi can thiét thi dy phong duge 1ap cho hang tdn kho bi 13 thesi, cham ludn chuyén. bi haong va trong trudng hop
gia gbe cia hang tén kho cao hon gia trj thuan ¢o thé thuc hién.

Tang, giam sé du du phong giam gia hang tdn kho can phai trich 14p tai ngay két thic nam tai chinh dugc ghi nhin vao gia
vOn hang ban,

Ghi nhiin va khiu hao tai sin co dinh ("TSCD')

Ghi nhiin TSCD hivu hinh

TSCD dugc ghi nhin theo nguyén gia triv di (-) gia tri hao mon [y ké. Nguyén gia 13 toan bd cac chi phi ma doanh nghiép
phai bo ra dé c6 duge TSCP tinh dén thoi didm dua tai san d6 vao trang thai sdn sang s dung theo du tinh. Céc chi phi
phat sinh sau ghi nhén ban dAu chi dugc ghi ting nguyén gid TSCH néu cée chi phi nay chic chén lam fang loi ich kinh té
trong twong lai do str dung tai san do. Cac chi phi khong thoa mén didu kién trén duoc ghi nhan 14 chi phi trong nam.

Khi TSCD duoc ban hodc thanh 1y nguyén gia va khéu hao lay ké dugc xéa sb va bét ky khoan I4i 16 nao phét sinh tdr viéc
thanh ty déu duoc tinh vao thu nhép hay chi phi trong nam.

Téii scin ¢6 dinh hitw hinh mua sén

Nguyén gid TSCP bao gém gid mua trir (-) cac khoan dugc chiét khdu thuong mai hoic giam gi4, cdc khodn thué (khéng
bao gdm cac khoan thué duge hoan lai) va céc chi phi lién quan truc tiép dén viéc dua tai san vao trang thai sin sing sur
dung, nhu chi phi 1ip dit, chay thi, chuyén gia va cac chi phi lién quan tryc tiép khée.

Tai san ¢b dinh 12 nha ctra, vat kién troc gin 1ién véi quyén sir dung dit thi gid tri quyén siv dung dat duge xéc dinh riéng
biét va ghi nhan 14 tai san ¢ dinh v& hinh,

Téai san ¢d dinh hivu hinh tw xdy dung

Nguyén gia tai san ¢ dinh hiru hinh ty x4y dung 13 gia thanh thye té ciia tai san b dinh tu xdy dung hodc ty ché, cong (+)
chi phi ldp dit, chay thir, moi khoan 1di ndi bd khong duge tinh vao nguyén gia ca tai san do.

Ghi nhin TSCD vo hinh

Tai san ¢b dinh v hinh duge ghi nhan theo nguyén gia trir di (-) gid tri hao mon Iy ké. Nguyén gia tai san ¢b dinh vé hinh
bao gbim toan bd cac chi phi ma cong ty phai bo ra dé ¢ dugc tai san ¢ dinh tinh dén thdi diém dua tai san do vio trang
thai sdn sang s dung.

Chi phi lién quan dén tai san c¢b dinh v hinh phat sinh sau khi ghi nhan ban dau duge ghi nhén 12 chi phi san xudt, kinh
doanh trong ky trir khi cac chi phi nay gin lién voi mat tai san ¢ dinh vé hinh cu thé va lam ting loi ich kinh té tir cdc tai
san nay.

Quvén sir dung det

Quyén sir dung At 13 toan b céc chi phi thye té Cong ty da chi ra co lién quan truc tiép 161 dét sir dung, bao gdm: tién chi
ra dé co quyén str dung dat, chi phi cho dén bu, giai phong mat béng, san ldp mat bi'mg, 1€ phi trude ba,...Khi quyén sir
dung dat duge mua cling v&i nha cira, vit kién tric trén dat thi gia trj quyén st dung dat duoc xdc dinh riéng biét va ghi
nhén 13 tai san ¢ dinh vé hinh.

Chuong trinh phdn mém

Chi phl lién quan dén cac chuong t11nh phan mém may tinh khéng phai 13 mt by phan gin két vai ph'm clnyg co lién quan

ducrc vbn hoa. Nguyén gid cia phin mé&m may tinh 13 toan bd cdc chi phi ma Cong ty da chi ra tinh dén then diém dua phan
mém vio sir dung.

Ceic thivét mink né I bi phen hop thinh ede Bdo cdo 1ai chinh, Trang 23
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1v.7.3

Iv.7.4

Iv.8

Iv.9

Ghi nhiin thué tai sdan

Thu@ 3 san: La su thod thuéin giita bén cho thué va bén thué vé viée bén cho thué chuyén quyén sit dung tai san cho bén
thué trong mot khoang thai gian nhat dinh dé duge nhén tién cho thué mét [an hodc nhiéu lan.

Thué hoat ddng: LA loai hinh thué tai san ma trong ndi dung hgp dong thué tai san khong thé hién sy chuyén giao phan
1&n rai ro va lgi ich gén lién véi quyén sd hivu tai san.

Trong truemg hop Cong ty 12 bén di thué: Cac khoan thué theo hgp ddng thué hoat dong duge hach todn vao két qua hoat
ddng kinh doanh theo phuong phap dudng thing trong thoi han cua hop dong thué.

Trong trudng hop Cong ty 1a bén cho thué: Tai san theo hop ddng cho thué hoat déng duge ghi nhn 14 bAt dong san déu tw
hodc tai san ¢d dinh hitu hinh trén Bang cin d6i ké toan riéng. Chi phi true tiép ban dau thuong thao théa thuan cho thué
hoat ddng duge ghi nhdn vao Bao céo két qua hoat dong kinh doanh riéng khi phat sinh.

Cac khoan thu nhép tr tién cho thué hoat dong duge hach toan vao két qua hoat dong kinh doanh theo phuong phap duong
thiing trong thoi gian cho thué,
Phwong phap khéu has TSCPH

Tai san ¢b dinh duge khiu hao theo phuong phép dudng thing duya trén thoi gian sir dung hifu ich cua tai san. Thoi gian su
dung hiru ich [a thii gian ma tai sén phat huy duge tac dung cho san xuét kinh doanh.

Thei gian siv dung hitu ich cita cidc TSCD nlur saun:

Nhe cria, vt kién triic 05 - 50 ndm
My mée, thiét bi 03 - 20 néim
Phirong tién vdn tdi, n'uyén dén 04 - 08 ndam
Thist bi, dung cu qudn Iy 03 - 08 néim
Phéin .'ném, ban quyén 03 - 07 ndant
Cdce tai san khdc 02 -03 ndim

Quyén sir dung dat ldu dai khéng duwge trich khéu hao.
Thanh Iy

Lai hodc 15 phat sinh do thanh 1y, nhugng ban TSCH dugc xéc dinh bing s6 chénh 1&ch gitra s6 tién thu thudn do thanh ly
vl gia tri cdn lai eta TSCE va duge ghi nhdn 14 thu nhap hodc chi phi trong bdo cao két quéa hoat dong kinh doanh riéng.

Ghi nhiin chi phi xfiy dung co bin dé dang

Chi phi xay dyng co ban dé& dang thé hién gi tri cua tai san trong qué trinh xay dung phuc vy muc dich san xuéit, cho thué
hoidie quan tri, hodic cho bt ky muc dich nao khac duge ghi nhan theo gia gbc, bao gdm toan bd chi phi cdn thiét dé xdy
dung m&i; chi phi lién quan dén viéc stra chita tai san ¢b dinh dang thuc hién; chi phi may mac thiét bj dang lp dat dé
phuc vu cho muc dich san xuét, cho thué; chi phi bdi thudng, hd tro tai dinh cu; chi phi quan 1y dy an; chi phi tu vin xdy
dung; chi phi 13i vay duge vén hoa dbi vai céc tai san di didu kién phi hgp véi chinh sdch ké toan cia Cong ty.

Chi phi nay dugce két chuyén ghi tang tai san khi cong trinh hoan thanh, viéc nghiém thu tong thé da thue hign xong, 1ai san
duoc ban giao va dua vao trang thai san sang st dung.

Khéu hao ciia nhimg tai san nay, ciing gibng nhu céc loai TSCD khAc, sé bat ddu duge trich khi tai san d4 sdn sing cho muc
dich str dung. Khong tinh khau hao cho xay dung co ban di dang trong qua trinh xay dung va lap dt.

. n x A .4 a - A
Ghi nhin va khiun hao béit dong san daua tur

Bit déng san dau tr 13 quyén s dung dat, nha, mt phin ctia nha hofc co s ha tng thude s& hitu coa cong ty duge sir
dung nham mue dich thu lgi tor viée cho thué hodic cho tang gia. Bat dgng san dau tu duge the hién theo nguyén gia tror hao
mon lity ké.

Ceie thuydt minh ndy 1o bo phan hop thanh cde Bdo cdo i chinh. Trang 24
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Iv.9

Iv.10

V.11

Ghi nhin va khéiu hao bit ddng sin dau tr (tiép theo)

Nguycn gla Bit ding sin diu tw niim giir clm thud: bao gdm gia mua, chi phi quyen st dung dit va cée chi phi lién quan
true tiép dén viée dua tai san dén didu kién cin thiét de tai san c6 thé hoat déng theo cdch thirc di dy kién béi Ban dicu
hanh. Chi phi phat sinh sau khi bat déng san diu tu ndm gitr 4@ cho thué di duge dua vao hoat ddng nhu chi phi stra chita
va bao tri duge ghi nhin vao bao cao két qua kinh doanh trong ndm ma c4c chi phi néy phat sinh. Trong céc trudng hop cd
thé chimg minh mdt cach rd rang 1ang cac khoan chi phi nay lam tang lgi ich kinh té trong tuong lai dy tinh thu duge i
vigc sir dung bt dong san dau tu ndm giit cho thué vugt trén mic hoat dong tiéu chudn theo nhu dénh gi4 ban dau, thi cac
chi phi nay dugc vbn hoa nhu mdt khoan nguyén gia tang thém coa bét dong san déu tu.

Biit dong sin diu tu siv dung dé cho thugd: Khéu hao dugc ghi nhin theo phuong phap dudng thing dua trén thoi gian
hitu dung udc tinh cua bat ddng san dau tu do.

Thoi gian hitu dung wée tinh ciia cde bt ding sin ddu tw siv dyng cho thué niue sau:

Nha ciea, vét kién triic 6 - 50 nam

Ouyén sir dung dat ldu dai khong duoc trich khéu hao.

Thanh ly

L4i hoac 16 phét sinh do thanh Iy, nhugng ban BDSDT duge xéac dinh bing s6 chénh léch giita 56 tién thu thudn do thanh Iy
voi gid tri con lai cia BPSDT va duge ghi nhén la thu nhip hodc chi phi trong bao cdo két qua hoat déng kinh doanh riéng.
Hop ddng hop tic kinh doanh ("BCC")

Hop dbng hop téc kinh doanh 13 hop dbng duge ky gifta cic nha déu tu nham hop tac kinh doanh, phén chia lgi nhuén,
phén chia san phim theo quy dinh cia phap luit ma khéng thanh 1ap td chirc kinh té.

Cdng ty ghi nhan cdc khoan mang di gép vén vio BCC ban ddu theo gia gbc va phan dnh 1 ng phai thu khéc.

Cong ty ghi nhdn céc khoan nhén vé& cho BCC theo gid gdc va phan 4nh la ng phai trd khac, khdng ghi nhédn vao vén chi s6
hitu.

BCC phiin chia lgi nhudn

Cong ty thye hién phin chia loi nhugn BCC

Néu BCC quy dinh cic bén khdc trong BCC chi dugce phén chia lgi nhudn néu lcét qua hoat déng clia BCC co [, dong thoi
phai ganh chiu 16, Cong ty ap dung phuong phép ké todn BCC chia doanh thu dé ghi nhan doanh thu, chi phi va két qua
kinh doanh tuong Ung voi phan duge chia theo thoa thudn cia BCC.

Cong ty nhin lgi nhudn duge chia to BCC

Néu BCC quy dinh cac bén khac trong BCC chi duge phén chia lgi nhudn néu két qua hoat dong ciia BCC ¢6 ai, ddng thoi
phai génh chju 16, Cong ty ghi nhan phin doanh thu, chi phi tuong ing véi phéan minh duge chia tir BCC.

Khoan lgi nhuin duge tam chia trong ndm khi dy dn chua két thL'Jc hoiic kéo dai do nhléu nguyén nhin phap ly va tién do sé
dugc ghi nhan nhu khodn doanh thu tai chinh tor viée su dung vén cua bén nhan gop vén BCC va sé ducc tinh todn bu tror
hodc tuy vao thda thudn phin chia khoan lgi nhudn cudi cing hgp dbng BCC sao cho céc bén di gop von khéng bi thiét hai
tdn thét.

Ghi nhan chi phi tra truoe

Chi phi tra trude tai Cong ty bao gdm cac chi phi thyuc té da phat sinh nhung co lién quan dén két qua hoat déng kinh doanh
cua nhidu ky ké toan.

Chi phi tra trude cia Coéng ty bao gbm cac chi phi sau:

Cong cy, dung cu va chi phi cai tao van phong: Céc cong cu, dung cu dd dua vao sir dung dugce phéan bd vio chi phi theo
phuong phéap dudng thing v&i thavi gian phan bo khong qué 36 thang.

Cdic thuydt minlt néwy I b phdn hop than cde Bio cdo tai chinh, Trang 25
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Iv.11

1v.12

IV.13

V.14

IV.15
1V.15.1

Ghi nhin chi phi tra trude (tiép theo)
Chi phi bin hang chd phin b theo doanh thu bit déng sin: Chi phi ban hang phét sinh lién quan truc tiép doanh thu

du an chua ghi nhan duge phan bd vao chi phi tuong iing v6i doanh thu khi Cong ty chuyén giao phan [én rii ro cho ngudi
mua.

Ghi nhiin ng phai tra

Cac khoan ng phai tra duge ghi nhédn cho 56 tién phai tra trong tuong lai lién quan dén hang hoa va dich vu dd nhén dugc.,
Chi phi phai tra duge ghi nhén dya trén céc udce tinh hop ly vé sb tién phai tra.

Viéc phén loai cac khoan phai tré 1a phai tra ngudi ban, chi phi phai tra va phai trd khic duge thyc hign theo nguyén thc sau:
Phai trd ngudi ban phan dnh cac khoan phai tra mang tinh chét thuong mai phat sinh tiv giao dich mua hang héa. dich vu,
tai san va ngudi ban la don vj ddc 14p vai Cong ty.

Phii tri khdc phan anh céc khoan phai tra khdng ¢ tinh thueng mai, khéng lién quan dén giao dich mua, ban, cung cAp
hang hoa dich vy.

Khi ¢6 cac bing chimg cho thdy mét khoan tén thit ¢6 kha niing xay ra, Céng ty ghi nhin ngay mot khodn phai tra theo
nguyén tac tbin trong.

Cdac khoan phai tra duge phén loai ngén han va dai han trén bang cén dbi ké toan riéng can cir ky han con lai cta cdc khoan

phai tra tai ngay bang cin @61 ké todn riéng tGi ngay dén han thanh todn,

Ghi nhin vay

Gid trj cac khoan vay dugc ghi nhén la tong s6 tién di vay cla cac ngan hang, td chire, cong ty tai chinh va cac dbi wong
khéc.

Ci4c khoan vay dugc theo ddi chi tiét theo ting dbi tuong cho vay, cho ng, timg khé wéc vay ng va timg loai tai sin vay no.

Cac khoan vay dugc phén loai ngan han va dai han trén bang can doi ké todn riéng can c(r theo ky han con lai cua cac
khoan vay tai ngdy bang cin doi ké todn riéng dén ngay tdi han thanh todn.

Cac khoan vay chuyén ddi la cac khoan vay cho phép bén cho vay c6 quyén chuyén déi khoan ng vay thanh ¢b phin cia
Cong ty theo cac diéu kién d4 thoa thuén.

Ghi nhiin va von hod cac khodn chi phi di vay

(i nhan chi phi di vay: Chi phi di vay bao gdm 13 tién vay va cdc chi phi khic phét sinh lién quan tryc tiép dén cac khoan
vay.

Chi phi di vay duge ghi nhiin vao chi phi khi phat sinh.Trudng hop chi phi di vay lién quan tryc tiép dén vige du tu xay
dung hodc san xudt tai san d& dang cln cé mot thai gian do dai (trén 12 thing) dé c6 thé dua vao sir dung theo myc dich
dinh trudce hodc ban thi chi phi di vay nay dugc vén héa. D6i vai khoan vay riéng phuc vu vige xdy dyung tai san c¢b dinh,
bét déng san ddu tu, lai vay duge vOn hoa ké ca khi thai gian xdy dung dudi 12 thdng. Cac khoan thu nhép phat sinh tir viéc
dlu tu tam thoi cac khoan vay dugc ghi giam nguyén gia tai san c6 lién quan.

Pbi voi cac khoan vdn vay chung trong dé ¢6 st dung cho muyc dich déu tu xdy dung hodc san xudt tai san do dang thi chi
phi di vay vén héa duge xéc dinh theo ty 1& vbn hoa ddi véi chi phi liy k& binh quan gia quyén phét sinh cho viée dau
xdy dyng co ban ho#c san xudt tai san d6. Ty 18 vdn hoa duge tinh theo ty 18 1ai sudt binh quén gia quyén cua cée khoan vay
chua trd trong nim, ngoai trir cac khoan vay riéng biét phuc vu cho muc dich hinh thanh mdt tai san cu thé.

Ghi nhin Trii phiéu

Trai phiéu thuéng

Trai phiéu 14 loai ching khodn xdc nhédn nghia vy ng cta don vi phat hanh doanh nghigp v&i nguoi nam giir trai phiéu
(ngudi cho vay) voi mot khodn tién trong mét thoi gian xédc dinh. T chive phét hanh phéi trd loi tic (1a khoan tién 11 duge

tra ¢b dinh trong hgp déng phét hanh trai phiéu khong phu thude vao tinh hinh kinh doanh cua t6 chirc phat hanh) cho
ngudi s& hitu tedi phidu va hoan tré khoan tién vay khi trai phiéu ddo han.
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Iv.15.1

Iv.15.2

IvV.16

Iv.17

IV.18

v.19

V.20

Tréi phiéu thudmg (tiép theo)

Trai phiéu thudng la trai phiéu khdng ¢6 quyén chuyén dbi thanh cd phiéu.

Trai phiéu chuyén dbi

Trai phiéu chuyén dbi 1a loai trdi phiéu ¢6 thé chuyén dbi thanh ¢b phiéu phd thong do Céng ty phét hanh theo cic diéu
kién da duge xac dinh trong phuong an phdt hanh.

Cong ty ké toan trai phiéu chuyén di nhu trdi phidu thuomg vi tréai phiéu co thé chuyén di thanh mét lugng ¢ phidu
khéong xac dinh tai ngay dao han do phu thude vao gia thj truong cua ¢b phiéu tai ngay dao han.

Ghi nhén chi phi phii tra

Chi phi phai trd phan dnh cac khoan phai trd cho hang héa, dich vu dé nhén dugc tur ngudi ban hodc da cung céip cho ngudi
mua trong ky bdo cdo nhung thyc té chura chi tra do chua ¢ héa don hodic chua di hd so, tai ligu ké toan, dugce ghi nhén
viio chi phi san xuat, kinh doanh cta nm béo cao.

Cac khoan chi phi phai tra cia Cong ty chir yéu gdm: Trich trude chi phi xdy dung bét déng san; Trich trude chi phi dé tam
tinh gid vén hang hoa, thanh phdm bt déng san d4 ban; Trich trude chi phi l4i tién vay phai tra trong truding hop vay tré 14i
sau va chua tra; Chi phi I8i phai trd cho cac hop ddng hop tae ddu tu; Trich trude chi phi bao tri, sta chiia; Trich trude chi
phi san xuét, kinh doanh trong ky khée; Lai tréi phiéu tra sau (khi trdi phiéu déo han).

Viéc hach todn cac khoan chi phi phai tra vao chi phi kinh doanh trong ném phéi thuc hién theo nguyén tic phu hop giia
doanh thu va chi phi phét sinh trong néim. Céc khoan phai tra chua phat sinh do chwa nhan hang héa, dich vo nhung duge
tinh trudge vao chi phi kinh doanh ndm nay dé dam bao khi phat sinh thyc té l(hong: gy dot bién cho chi ph| kinh doanh
duge phan anh 14 du phong phai tra. Cée khoan chi phi trich trude s€ dugc quyet toan v6i sb chi phi thuc té phat sinh. )
chénh léch giita sb trich trude va chi phi thuc té duge hoan nhip.

Ghi nhin chi phi tién luwong

Tién luong duge tinh todn va trich lﬁp dua vao chi phi trong ndm theo Hop ddng lao dong va Quy ché tién luong clia Cong
ty. Theo do, bao hiém x4 héi, bao hiém y té va bao hiém that nghiép ciing duge trich lap véi ty 16 12 25,5%, 4.5% va 2%
tuong ung vai tién luong cia ngudi lao dong. Ty 18 21,5% s& duge dua vao chi phi bao hidm x3 hdi, bao hiém y té, bdo
hiém thit nghiép trong nim; va 10,5% s& dugc trich tir luong co ban cia ngudi lao ddng.

Ghi uhin cic khoiin du phéng phai tra

Céc khoan du phong duge ghi nhén khi Cong ty ¢ nghia vu ng hién tai (nghla vu phap ly hoac nghia vu lién d01) do két
qua tir mgt sy kién ¢ xay ra, viéc thanh todn nghia vy ng nay ¢6 thé s& din dén s giam s0t v& nhiing lgi ich kinh té va gia
tri cua nghia vu ng do cd thé dugc mdt wéc tinh dang tin cdy.

Chénh l&ch gifia khoan du phong lép & cudi nam tai chinh ndy va khoan du phong da 1dp chua sir dung & cudi nam tai chinh
trude duge ghi nhin ting hodc giam chi phi san xudit kinh doanh trong nam.

Dy phéng chi phi bao hanh cho bat dong san da ban: Cong ty wde tinh chi phi du phong bao hanh dya trén doanh thu va cac
théng tin hién cé vé viéc sta chira cua cac bét ddng san da ban trong qua kho.

Ghi nhiin doanh thu chua thye hién

Doanh thu chua thyc hién 1a doanh thu s& duoc ghl nhan tuorng ling voi phan nghia vy ma Cong ty s pha1 thue hién trong
trong tuong lai. Doanh thu chua thue hign bao gom sb tién cua khdch hang dd wra truge cho mét hodc nhidu ky ké toan vé
cho thué tii san. Phuong phap phan bd doanh thu chua thyc hién theo nguyén thc phil hop véi phén nghfa vu ma Cong ty s&
phai thue hién trong mét holic nhidu k¥ ké toan tiép theo.

Ghi nhfin von e¢hi sé hivu
Van gop ciia chii s¢ hitu

Vén gop ctia chii s& hitu duge ghi nhén theo s6 von thuc té da gdp cua cac ¢o dong va duge phan anh theo ménh gia ctia ¢d
phiéu.
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IV.20 Ghi nhiin vén chii s6 hiru (tiép theo)

V.21

Thing du vén b phin: Thing du vén ¢d phén duoc ghi nhan theo s6 chénh léch gitia gia phat hanh va ménh gid ¢d phiéu
khi phat hanh 1an dAu, phat hanh bd sung, chénh 1&ch gitra gia tai phat hanh va gia tri sé sach cia ¢ phiéu quy va clu phan
vn cia trai phiéu chuyén dbi khi ddo han. Chi phi truc tiép 1ién quan dén viéc phat hanh bd sung ¢ phiéu va tai phat hanh
cb phiéu qu¥ duge ghi giam thing du vén ¢b phin.

N ~ . I’y A L.
Ghi nhin lgi nhuin chua phin phoi

Viéc phan phéi loi nhudn cho cic ¢ déng duoc can nhic dén cac khoan muyc phi tién & nam trong loi nhuan sau thué chua
phén phoéi co thé anh huong dén ludng tién va kha ndng chi tra ¢ tire nhu 13i do danh gia lai tai san mang di gop von, Iai do
danh gid lai cdc khoan muc tién t€, cdc céng cy tai chinh va cic khoan myc phi tién té€ khic.

Phén phdi cac quy va cd tic tra cho ¢b ddng duge xde dinh can o vao s loi nhudn rong dé thuc hién va khoan chi tra ¢b
tire duoe trich tir ngudn loi nhudn gitr lai cia cdng ty, Miic chi trd ¢ tirc ciia timg loai ¢é phin do Hai ddng quan trj kién
nghi va Dai hoi ddng cb dong quyét dinh théng qua phuong an phan phéi loi nhuan va ra quyét dinh mire ¢d tic cia timg
loai cd phan. Bén canh do, Hoi dong quan tri s& quyét dinh thoi han va thi tuc tra ¢é e,

Vigc thuc hién quyén clia ¢ong ty ne dé chi tra ¢d tic cin ol trén bao cao két qua hoat dong kinh doanh hop nhét sau khi
loai trir anh hudng cua céc khoan 1ai do ghi nhén tir giao dich mua gia ré. Néu két qua kinh doanh trén bio céo két qua kinh
doanh ciia cdng ty me nho hon trén bao cao két quéa kinh doanh hgp nhit thi can cir trén béo céo két qué kinh doanh cua
cong ty me va néu sb loi nhudn quyét dinh phan phdi vuot qua sb loi nhudn sau thué chua phén phdi trén bdo cdo tai chinh
riéng thi ¢dng ty me chi thyuc hién phan phéi sau khi da dugc chuyén 1gi nhudn tir ce cdng ty con vé cong ty me.

Ghi nhdn Doanh thu va thu nhijp khic

Ghi nhin doanh thu cung cﬁp dich vu

Doanh thu cua giao dich cung cép dich vy duge ghi nhén khi két qué cua giao dich dé duge xdc dinh mét cach dang tin cdy.
Truding hop dich vy duge thyc hién trong nhiéu ky thi doanh thu dwge ghi nhin trong nam duge cén ¢t vao két qua phi"m
cdng viéc d hoan thanh vao ngay két thic ndm tai chinh,

Doanh thu cung cp dich vu dugc xéc dinh khi théa mén tit ca bbn (4) didu kién:

l. Doanh thu duge xac dinh tuong dbi chic chan. Khi hop ddng quy dinh ngudi mua duge quyén tra lai dich vu di mua
theo nhiing didu kién cu thé, doanh thu chi dugc ghi nhan khi nhitng diéu kién cu thé dé khdng con ton tai va nguoi mua
khéng duge quyén tra lai dich vu da cung cép;

2. C6 kha nang thu duoc loi ich kinh té tir giao dich cung cép dich vu do;

3. Xdc dinh duge phin céng viée dd hoan thanh véo ngay két thiic nam tai chinh;

4. Xac djnh dugc chi phi phat sinh cho giao dich va chi phi d& hoan thanh giao dich cung cép dich vu dé.

Ghi nhin doanh thu cho thué tai sin

Doanh thu cho thué tai san hoat déng duge ghi nhén theo phuong phép dudng thing trong sudt thi gian cho thué. Tién cho
thué nhén trude cua nhigu k¥ duge phan bd vao doanh thu phit hop vai thai gian cho thué.

Gl nhin doanh thu ban bat djng sin

Dbi vai chc cong trinh, hang muc cong trinh ma Céng ty 1a chi ddu tur: Doanh thu ban bit déng san dugc ghi nhan khi dong
thoi thoa man S didu kién:

I. Bt déng san da hoan thanh toan bd va ban giao cho ngudi mua, Céng ty dd chuyén giao rii ro va loi ich gin lién véi
quyén s& hitu bt déng san cho ngudi mua;

2. Cong ty khdng con nim gitr quyén quan ly bt dong san nhur ngudi sé hitu bit dong san hodic quyén kiém soat bt dong
san;

3. Doanh thu duge xac dinh tuong déi chic chan;

4. Cong ty da thu duge hoic s& thu duge lgi ich kinh t& tir giao dich ban bat déng san;

5. Xae dinh duoc chi phi Tién quan dén giao dich ban bét dong san.
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1v.21

1v.22

Iv.23

V.24

Ghi nhfin Doanh thu va thu nhip khic (tiép theo)

Ghi nhin doanh thu hoat djng tai chinh

Doanh thu hoat d6ng tai chinh duge ghi nhan khi thoa mén dbng thoi 2 diéu kién:
1. Cé kha ning thu duge lgd ich tir giao dich do;
2. Doanh thu duge xac dinh twong ddi chac chén.

Doanh thu hoat dng tai chinh gdm: tién lai cho vay, 1ai tién giri, cd tire, loi nhudn duge chia tir hgp dong BCC, lai chuyén
nhuong vén, 1&i chénh léch ty gi4 hdi dodi va doanh thu hoat dong tai chinh khac.

Tién 1ai dugc ghi nhan trén co s& thoi gian, duge xdc dinh trén s6 du cde tai khoan tién gui va |ai suat thue té timg ky.

Loi nhudn dwgce chia tir BCC duge ghi nhdn dya trén cac didu khoan hop ddng va doanh thu duge xdc dinh tuong dbi
chic chén thu duge tién,

Cb tire va IQI nhuan dugc chia duge ghi nhan khi Cong ty duge quyén nhan ¢b tire hodc lgi nhudn tir viée gop vén, C6 tirc
duoe nhan bing ¢b phiéu chi duge theo dbi s& lugng ¢d phidu ting thém, khdng ghi nhan gi tri ¢b phiéu nhan dugc/hojic
(dugc ghi nhin theo ménh gia).

Thu nhjp tir chuyén nhugng vbn duge xac dinh 12 phan chénh léch giita gia ban va gia vén khoan diu tu. Thu nhap nay
duge ghi nhén vao ngdy phat sinh glao dich, tre 1a chuyén nhugng duge thyc hign cho dii ¢é thu hay chua thu dugc tién va
doanh thu xéc dinh tuong dbi chéc chén.

Khi khdng thé thu hdi mét khoan ma trude d6 dd ghi vao doanh thu thi khoan ¢6 kha ning khéng thu héi duoc hoac khong
chéic chin thu hdi duge d6 phai hach todn vao chi phi phat sinh trong ném, khéng ghi giam doanh thu.

P ~ vre A 3 r x £ .
Ghi nhin gia von hang ban va cung ciip dich vu

Gid von hang ban phan 4nh tri gid vén coa san phém, hang héa, dich vu, cac ch1 phi lién quan dén hoat dong kinh doanh bt
ddng san va cdc chi phi khac duge ghi nhdn vao gid vén hoac gh1 glam gla vén trong nam bio cao. Gid von duge ghi nhan
tai thoi diém giao dich phat sinh hoic khi ¢é kha néng tuong déi chic chén s& phat sinh trong tuong lai khéng phén bigt di
chi tién hay chua. Gid vbn hang ban va doanh thu duge gh1 nhén ddng thdi theo nguyén tic phit hgp. Céac chi phi vuot trén
mirc tiéu hao binh thudng duge ghi nhén ngay vao gia von theo nguyén thc than trong.

Ghi nhin chi phi tai chinh

Chi phi tai chinh bao gdm: chi phi lién quan khoan vay va chi phi ldi vay, chi phi phat hanh trai phiéu, dy phéng giam gia
dAu tur ti chinh, 18 1y gia hdi dodi va cac khodn chi phi taj chinh khéc.

Khoan chi phi tai chinh dugc ghi nhén chi tiét cho timg ndi dung chi phi khi thuc té phat sinh trong nam va duge xéac dinh
mét cach dang tin cdy khi ¢ diy du bing chimng vé cac khoan chi phi nay.

Ghi nhin chi phi ban hiing va chi phi quin ly

Chi phi quiin 1y doanh nghiép la toan b chi phi ma Cong ty phai bé ra dé duy tri va quan ly cac hoat dong san Xudt va
kinh doanh phat smh trong moi hoat déng hang ngay va lién quan dén cdc hoat ddng van hanh cua Céng ty. Céc chi phi
quan ly chu yéu gom chi phi tryc tiép mang tinh chat thudng xuyén madi th'mg (chi phi nhdn vién quan ly, chi phl vt lidu
quan ly, chi phi khiu hao tai san, chi phl dd dung van phong..), chi phi gidn tiép (du phong phai thu khé ddi, thué, phi va 18
phi, chi phi khac: du lich, héi nghi, tiép khach, di lai,...).

Chi phi ban hang la cac chi phi thye té phat sinh trong qua trinh bdn san pham, hang hod, cung cAp dich vy, bao gdm cac
chi phi nhan vién ban hang, chi phi chuong trinh ban hang, chi phi khdu hao TSCB, céng cu, dung cy, vat liéu bao bi ding
c¢ho bé phan ban hang, chi phi quang cdo san phém, chi phi dich vu mua ngoai va cac chi phi ban hang khac.

Khoan chi phi duge ghi nhin chi tiét cho ting ndi dung chi phi khi thue té phat sinh trong ndm va dugc xac dinh mét cach
dang tin cdy khi ¢ ddy do bing chimg vé cdc khoan chi phi nay.

Céc thuvét minh ndy 6 b phdn hop thénh cde Bédo cdo i chinh. Trang 29
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Cho ndm tai chinh két thitc ngay 31 théng 12 ném 2025 Dom vj tinh: Déng Viét Nam

IV.25 Ghi nhin chi phi thué TNDN hién hanh, chi phi thud TNDN hoan lai

1V.26

Chi phi thu thu nhap doanh nghiép bao gdm chi phi thué thu nhap doanh nghiép hién hanh va chi phi thué thu nhép doanh
nghiép hodn lai phat sinh trong nam 1am cin cir xéc dinh két qua hoat déng kinh doanh sau thué cua Cong ty trong nam tai
chinh hi€n hanh.

Thué thu nhip hign hanh 13 khoan thué dugc tinh dua trén thu nhdp tinh thué. Thu nhap tinh thué chénh lgch so véi loi
nhugn ké todn Ia do diéu chinh cac khoan chénh 1&ch tam thoi gita thué va ké toan, céc chi phi khéng duge trir ciing nhw
diéu chinh céc khoan thu nhép khong phai chiu thué va cac khoan 18 duge chuyén.

Thué thu nhip hoin lai 1a khoan thué thu nhap doanh nghiép s& phai ndp hodc s& duge hoan lai do chénh léch tam thai
gitra gia tri ghi sd cua tai san va ng phéi tra cho muc dich 1ap bao cdo tai chinh riéng va co sé tinh thué thu nhap. Thué thu
nhap hodn lai phai tra dugc ghi nhin cho tit ¢ cic khoan chénh léch tam thoi chiu thué. Tai san thué thu nhdp holn lgi chi
duge ghi nhén khi chic chin trong tuong lai s& ¢ lgi nhudn tinh thué dé str dung nhitng chénh l&ch tam théi duge khiu trir
nay.

Gia trj ghi sb ciia tai san thué thu nhip doanh nghiép hodn lai duge xem xét lai vao ngay két thiic ky k& toan va s& duge
ghi giam dén mire dam bao chic chan cé dv lgi nhuan tinh thué cho phép lgi ich cia mét phin hodic toan bd tai san thué thu
nhép hoén lai duge st dung, Cac tai san thué thu nhap doanh nghiép hoan lai chua duge ghi nhin trudc ddy duge xem xét
lai vao ngay két thuc ky ké toan va dugc ghi nhan khi chic chin ¢é da li nhudn tinh thué dé co thé si dung cdc tai san
thué thu nhap hodn lai chua ghi nhan nay.

Thué suft Tai sian thué thu nhip hodn Iai va thué ¢hu nhip hodn lai phii ¢rd duge xdc dinh theo thué suit du tinh s& 4p
dung cho nim tai san dugc thu hdi hay no phai tra dugce thanh toan dya trén cde mire thué suét ¢6 hiéu luc tai ngay két thac
nim tai chinh. Thué thu nhip hoén lai dugce ghi nhan vao Bao cdo két qua hoat déng kinh doanh riéng va chi ghi truc tiép
vao v6n chil s& hitu khi khoan thué dé lién quan dén cac khoan mue dugc ghi thing vao von chii s&r hitu.

Cong ty chi bu trir cac i san thué thu nhap hofin lai va thué thu nhap hodn lai phai tra khi Céng ty c6 quyén hop phap
dwoc b trir gifia tai san thué thu nhap hién hanh véi thué thu nhap hién hanh phai nop; va cdc tai san thué thu nhap hoin
lai va thué thu nhdp ho@n lai phai tra 1ién quan toi thué thu nhép doanh nghiép duge quén 1y béi cing mét co quan thué:
dbi vai cling mot don vi chiu thué; hodc Cong ty du dinh thanh todn thué thu nhép hién hanh phai tra va tai san thué thu
nhip hién hanh twén co sé thudn hoiic thu hdi tai san déng thiri voi viée thanh todn ng phai tra trong timg ky tuong lai khi
cac khoan trong yéu cia thué thu nhdp hoén lai phai tra hofc tai san thué thu nhép hodn lai duge thanh todn hoac thu hbi.

Céng ty da dugc thanh tra kidm tra thué dén nam 2019,

Cic khoan thué phai ndp ngén sach nha nudc Cong ty sé dugc quyét toan cu thé véi co guan thué. Chénh l&ch gita sb thué
phai ndp theo sb sach va s6 liéu kiém tra quyét toan s& dugce diéu chinh khi ¢é quyét toan chinh thiic v&i co quan thué.

Bén lién quan

Theo chudn muc ké toan sb 26 - Thong tin v& cac bén lién quan tai cong ty nhu sau:

(iy Nhing cong ty kiém soét, hogc bi kiém sodt true tiép hoze gidn tiép thong qua mdt hodc nhidu bén trung gian, hodc dudi
quyén bj kidm soat chung véi cong ty bao cdo (bao gdm cong ty me, cong ty con, cac cong ty con cling tip doan);

(ii) Céc cong ty lién két;

(ii1) Cac ¢a nhén ¢co quyén truc tiép hosic gian tiép biéu quyét & cdc cong ty bdo cdo dan dén co anh huéng dang ké tdi cong
ty nay, k& ca cac thanh vién mat thiét trong gia dinh cua cdc ca nhin ndy. Thanh vién mét thiét trong gia dinh cla mdt ca
nhan 1a nhitng ngudi cé thé chi phdi hode bi chi phdi boi ngudi d6 khi giao dich véi cong ty nhu quan hé: BS, me, vo,
chdng, con, anh, chi em rudt;

Ceic thuyét mmb nay 1a ba phen hap thimbh cdc Beio cdo tai chind. Trang 30
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Cho néim tai chinh két thic ngay 31 thang 12 ndm 2025 Don vi tinh: Dél?g Viét Nein

Iv.26

Iv.27

V.28

Bén lién quan (tiép theo)

{iv) Céac nhdn vién quan ly chu chét ¢ quyén va trach nhiém vé vide lap ké hoach, quan Iy va kiém soét cac hoat dong cua
cong ty bdo cdo, bao gdm nhiing ngudi ldnh dao, cc nhén vién quan ly clia cong ty va cdc thanh vién mit thiét trong gia
dinh cia cdc ¢d nhin nay;

(v) Céc cong ty do cdc ¢4 nhan duge néu & truong hep (iii) hode truong hop (iv) néu trén ndm trye tiép hode gidn tiép ph?m
quan trong quyén bidu quyét hodc thng qua viéc nay ngudi doé co thé c6 anh huong déng ké t&i cong ty. Trudmg hop nay
bao gbin nhing ¢dng ty duge sd hitu bai nhitng ngudi lanh dao hofic cdc cb déng chinh cua céng ty bao céo va nhiing cong
ty ¢6 chung mdt thanh vién quan ly chu chét véi cdng ty bao cdo.

Trong viée xem xét ting modi quan hé cha cac bén lién quan can chu y t6i ban chat coa moi quan hé chdr khéng chi hinh
thic phap ly cia cic quan hé do.

Bio cdo b phin
B4 phén kinh doanh bao g&m bd phén theo linh vue kinh doanh va bd phén theo khu vuc dia ly.

Bo phin theo linh vuc kinh doanh 1a mét b phén co thé phén biét dugc ciia Cong ty tham gia vao qua trinh san xudt hoac
cung cdp san pham, dich vy riéng Ié, mdt nhém céc san pham hojc cac dich vu co lién quan ma bd phan nay cé rui ro va lgi
ich kinh té khéc vai cac by phén kinh doanh khic.

Bo phén theo khu vuc dia 1y 13 mét b phin c6 thé phdn biét dugc ctia Cong ty tham gia vao qua trinh san xudt hoic cung
cép san pham, dich vu trong pham vi m§t méi tr uong kinh t& cu thé ma bd phén nay c6 i ro va lgi ich kinh té khac vai cac
b& phan kinh doanh trong cac méi trudng kinh té khée.

Théng tin bd phén duge 14p va trinh bay phu hop véi chinh sach ké toan 4p dung cho viéc 14p va trinh bay béo céo tai chinh
riéng cia Cong ty nhidm muc dich dé gitp ngudi sir dung béo céo tai chinh riéng hidu 15 va dénh gia dugc tinh hinh hoat
dong ctia Cong ty mdt cach toan dién.

Uédc tinh ké toan

Viéc 1ap bdo cdo tai chinh riéng tuén thu theo cac Chudn muc ké toan Viét Nam, Ché dj ké toan doanh nghiép Viét Nam va
cac quy dinh phép ly co lién quan dén viée Iap vé tlmh bay bao cdo tai chinh riéng yéu ciu Ban Tdng Gidm dbc phal co
nhirng wée tinh va gia dinh anh huong dén sb lleu vé tal san, ng phai tra va viéc trinh bay cac khoan no va tai san tiém tang
tai ngay két thic nam tai chinh cling nhu céc s& ligu vé doanh thu va chi phi trong subt nim tai chmh Céc uége tinh va gia
dinh thudng xuyén duge danh gla dua trén kinh nghiém trong qua khir va cdc yéu 16 khdc, bao g,om cdc gia dinh trong
tuong lai ¢ anh hudng trong yéu t6i bao cdo tai chinh riéng coa Cong ty va duge Ban Tdng Giam dbc dénh gia hop ly.

Cde thuyét minh ndy li bé phin hop thinh ede Bdo cdo tai chinh, Trang 31
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Cho ndm tai chinh kér thiic ngay 31 thdang 12 néim 2025

Miu B0Y - DN

Do vi finh: Pong Viét Nam

V. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BANG CAN DOI KE TOAN RIENG

V.L Tién va cic khodn tuong dwong tién

. R
Tién

Tién gai ngén hiang khdng k¥ han
VND - Ngdn hang Viét Nam Thinh Veong - CN HCM

VND - Ngdn hang TMCP Qudn dgi CN Bic Sai Gon

FND - Ngdn hang khde
USD - Ngdn hang khdc

Cac khoiin tuong dwong tién

Tién g ¢6 ky han 3 thang (hodc dudi 3 thing)
VND - Ngdn hang TMCP Ngogi thuong Viét Nam - CN Tdn Dinh

VND - Ngdn héng khde
Céng

31/12/2025
1.122.589.436.055
1.122.589.436.055

1.265.749.917
1.098.441.610.358
22.775.380.427

01/01/2025

958.920.621.387
058.920.621.387
923.514.052.154
20.829.605.741
14.473.320.258

106.689.353 103.643.234
139.000.000.000 52.481.527
139.00:0.000.000 52.481.527
139.000.000.000 -

- 52.481.527
1.261.589.436.055 958.973.102.914

Cdc khodan tuong duong tién thé hién cde khoan giri béng dong Viét Nam tgi Ngdn hing Thuong mai ¢é théi gian ddo han

bun dau khéng qud 3 thang va hirong 180 sudt 4,75%/mam. (Tai ngay 31 thang 12 ndm 2024: 3,3%/mém).

Tai ngay 31 thang 12 ndim 2025 va 31 thang 12 ndm 2024, khdng ¢6 cde khoan tieong dwong tién duge dimg lam tai san
dant bae cho cac khodn vay va bao lanh.

V.2 Cac khoan diu tw thi chinh

a. Pau tw Céng ty con
b. Dau ty Céng ty lién két

¢. Péu tu gép von vao don vj
khac

Cong

31/12/2025

01/01/2025

Gié tr

Du phong

Gia trj

Dy phong

68.570.981.805.805
75.392.060.000

21.425.600.000

(327.282.301.867)

(5.298.948.428)

71.547.471.079.802
75.392.060.000

22.325.600.000

(431.033.348.017)

(4.304.129.04 1)

68.667.799.465.805

(332.581.250,295)

71.645.188.739.802

(435,337.477.058)

Cde thuyéi mindt néy lir bi phén hop thénh ede Béo cdo i chinh,

Trang 32
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Cho nam tai chinh két thiic ngdy 31 thang 12 nam 2025
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V.2
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Cic khodn diu tw tai chinh (tiép theo)

a. Thuyét minh cac khoan dau tu g6p vbn vao cic cong ty con duge trinh bay nhur sau:

Tén cng ty déu tu gép vbn cong ty con

Céng tv C6 Phin Nova Hospitality

Céng ty TNHH No Va Thao Dién

Cdng ty TNHH Bia éc No Va My Dinh

Cdng ty TNHH Bit dong sin Khai Hung

Cdng ty C6 phin Pau tr Dia e No va

Céng ty TNHH Péu Tu Bia Oc Nova Saigon Royal
Céng ty TNHH Bét déng san Gia Dirc

Céng ty C6 phin The Prince Residence

Céng Ty TNHH Diu tu Bt dang san Tan Kim Yén
Cong ty TNHH Déu tr Bér déng san Unity

Céng Ty TNHH Bét dong san Pa Lat Valley

Cong ty TNHH Pu tr va Bit déng san Tudng Minh
Céng ty TNHH Bét dong san Bach Hop

Céng ty CP Déu tr T™M va Phit trién bét déng sn An Phat
Céng ty TNHH Nova Rivergate

Céng ty TNHH DT va PT BES Nova Phic Nguyén
Cong ty C8 phén Dia Oc Thanh Nhon (**)

Cong ty TNHH Nova Sasco

Céng ty TNHH Nova Nam A

Céng ty C6 phin Nova Princess Residence

Cong ty TNHH DAu tu va Phat trién Dia b¢ Gia Huy
Céng ty TNHH Nova Sagel

Céng ty TNHH Nova An Pha

Céng tv TNHH Ngdi Nha Mega

Cong ty C6 phﬁn Nova Festival

Cong ty TNHH Nova Property Management

Cong ty TNHH Nova Lucky Palace

Céng ty TNHH Dau tr Dia &c Novaland DAt Tam

Céc thuyér minh nay 14 b6 phan hop thanh cde Bdc

31/12/2025 01/01/2025

Ty 1€ : Gia tri Ty 1€ Loz X Gia tri

s hﬁy'u i%) Gii goc Du phong h;'p l}'; s hl'fu '(%) Gia goc Dy phong hop l)’;
99.99% 20.115.505.210.000 - ™) 09,99% 20.115.209.210.000 - {*}
99.99% 7.821.622.500.000 - *) 99.99% 7.821.622.500.000 - *)
54.05% 4.081.133.000.000 - " 67.15% 5.070.926.000.000 - *)
97.76% 6.920.963.000.000 - (") 97.76% 6.920.965.000.000 - (*)
51.03% 2.845.975.600.000 - (" 98,09% 3.470.700.000.000 - (*)
99.99% 3,527.393.300.000 - (") 99,96% 3.527.393.300.000 - (*)
33.99% 2.019.523.303.352 E {*} 99,99% 3.739.989.500.000 - *
99.96% 3.140.639.200.000 - (*) 99.96% 3.140.639.200.000 - (*)
- - - (*) 99.99% 709.999.000.000 (26.663.963.273) (*)
99.98% 2.629.500.000.000 - *) 09,58% 2.629.500.000.000 - {*3
72.62% 2.000.000.000.000 - ™ 72,62% 2.000.000.000.000 - *)
96.99% 1.925.665.604.000 - (*) 99.99% 1.923.665.604.000 - *)
99.77% 1.910.786.560.000 - (" 99.77% 1.910.786.560.000 - *)
- - - (*) 99.99% 1.632.498.000.000 - 6]
99.77% 909.320.762.158 - {*} 99.77% 909.320.762.138 - (*)
99.57% 490.060.348.005 - {*} 99.97% 789.981.000.000 - {*
42.42% 732.869.100.000 (62.610.811.479) * 42.42% 732.869.100.000 (69.464.060.382) (*)
99.99% 528.310.550.000 - *) 09,99% 528.310.550.000 - {*}
92.70% 374.918.018.977 - ™ 92.70% 374.918.018.977 - )
99.90% 97.788.674.667 (6.614.733.872) (*) 99.90% 97.788.074.667 - (*)
51,00% 290.190.000.000 - *) 51,00% 290.190.000.000 - *)
73.00% 267.910.000.000 - (* 73.00% 267.910.000.000 - (*)
92.27% 234.500.000.000 {234.300.000.000) {*) 62.27% 234,500.000.000 {234.500.000.000) *)
99.93% 5.412.845.074.646 (23.510.754.021) {*} 98.60% 211.998.000.000 (22.882.399.356) (*)
94.02% 173.000.000.000 - *) 94.,02% 173.000.000.000 - {*}
- - - * 99.99% 138.986.1¢0.000 (77.192.237.371) (*
09.95% 99.995.000.000 - (" 99.99% $9.995.000.000 - *)
51.000.000 (46.022.493) (*) 31.00% 51.000.000.000 {33.147.351) (*)

Trang 33
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Cho nam tai chinh két thiic ngay 31 thang 12 ndm 2025 Don vi tinh; Dong Viét Nam

V.2 Cic khoan diu tu tai chinh (tiép theo)

) ] 31/12/2025 01/01/2025
STT Tén cdng ty dau tu gop von cong ty con . I'l[‘ﬁ).,uhz%) Gid gbe Dy phong (lf;;tl;! " :guli%) Gis géc D phong (;;:;)t];!
29 Cong ty TNHH MTV Novaland Agent 100.00% 20.000.000.000 - (*) 100,00% 20.000.000.000 - (*)
30 Céng ty TNHH Biu tu BDS Cao Nguyén Xanh - - - *) 100.00% 10.000.000.000 (297.540.084)  (*)
31 Céng ty C6 phin Phat trién D6 thi Ky Nguyén (**) 0.01% 510.000.000 - (*) 0.01% 510.000.000 - *)
Cong 68.570.981.805.805  (327.282.301.867) 71.547.471.079.802  (431.033.348.017)

Tém tit tinh hinh cic khodn diu tw Céng ty con trong nim

1. Céng ty C6 Phdn Nova Hospitality dugc thanh ldp vao nam 2015. Vén chi s¢ hifu tai ngity cudi ndm 13 20.114,1 iy déng, Cong ty dd gép di vén 100% theo cam két. Cong ty con dang
ddu twr thue hién céc dw an Nova Ho Tram, Novaworld Phan Thiér. Céng ty con ¢6 loi nhudn hop nhat liy ké ndm 2024 18i. Tai thoi diém cudi nam, Ban Tong Gidm déc danh gid gid i
khodn ddu tu vao Cdng ty con khdng bi suy giam.

2. Céng ty TNHH Nova Thio Dién dwpc thanh ldp vao ndm 2008. Vén chu so hiku tai ngdy cudi niim 13 7.822,1 ty ddng, Cong ty dé gop dii vén theo cam két. Cong 1y con dang ddu tu
thue hign cdc duw én The Grand Marhatian, Sunvise City view. Tai thoi Giém cudi nam, Ban Tong Gidm doc danh gid gid tri khoan déu te vao Cong ty con khdng bi suy gidm.

3. Céng ty TNHH Dia c NoVa My Dinh duoc thinh Igp vao ndm 2010. Vén chi 56 hitu tai ngay cudi ndm 1a 7.551,2 1 déng, Cong ty da gop dii von theo cam két. Cong ty con dang dau
fwe thiee hién die dn tai phuong Cét Léi, Tp.HCM. Tinh hinh kinh doanh va lgi nhugn ity ké cudi ndm cia Cong ty con ¢d @i, Trong ndm, Cong ty ghi nhdn loi nhudn tir hogt déng ddu tu téi
chinh, lién quan dén nghiép vu chuyén nhugng phdn vén gép Cong ty con (ty 1€ 13,108%) cho bén thir ba. Tai thoi giém cudi nam, Ban Téng Gidm ddc dank gid gid iri khodn dau nr vao
Céng ty con khdng bi suy gidm.

4. Céng ty TNHH Bit déng sin Khai Hung duwoc thanh ldp vao ndm 2013, Vén chu so hiru tai ngdy cudi ndm (& 7.079,5 ty déng, Cong ty da gdp di vén theo cam két. Cong ty con dang
ddu tir thuc hién du én Water Bay va Lakeview City. Tai thoi diém cudi nam, Ban Tong Gidm déc danh gid gid tri khoan dau tir vio Cong ty con khong bi suy gidm.

5. Cong ty Cé phin Dau tu Diu de No Va duoc thanh lgp vao nam 2004. Vén chu so hitu tai ngay cudi ndm 1a 5.577.4 1y ddng, Cong ty dd gop du vém theo cam két. Cong ty con dang dau
tw thure hién cde dy an Sunrise City, Golf Park, Aqua City Phoenix Island. Tinh hinh kinh doanh va Igi nhudn iy ké hop nhdt cudi nam ctia Cong ty con o6 13i. Tai thoi diém cudi nim, Ban
Téng Gidm déc ddnh gid gid tri khodn ddu i vao Cong ty con khéng bi suy gidm.

6. Cong ty TNHH Dédu nr Dia ¢ Nova Saigon Royal duoc thanh idp vao ndm 2012, Vén chii sé hitu tai ngdy cudi ném 1 3.527.4 1y dong. Cong ty dd gop du vén theo cam két. Cong ty
con dang thirc hién dw an Saigon Royal Residence. Tai thoi diém cudi nam, tink hinh loi nhudn hop rhdt ifiy ké ciia Cong ty con ghi nhdn 6 lai. Ban Téng Gidm doc ddnh gid gid tri khodn
déu ne vao Céng ty con khdng bi suy giam.

7 Céng ty TNHH Bit dgng sin Gia Dikc dwoc thanh ldp vao nam 2016. Vén chu so hitu tai ngay cudi ndm & 3.740 1y dong, Cong ty da gép ai vén theo cam két. Céng ty con dang dau
ne thiee hign dir an Sunrise Riverside, Aqua City Phoenix Phase 3. Tai thoi diém cudi nam, tinh hinh loi nhugn hop nhdt ity ké cia Cong ty con ghi nhdn cd 1d@i. Ngodi ra, trong nam. Céng
v thue hién chuyén nhurong phdn von gép tai Cong ty con ¢4 Id@i. Ban Téng Gidm doc danh gid gid tri khoan dau nir vao Cong ty con khdng bi suy giam.

Cde thuyét minh név 1a bg phdn hop thanh cdc Bde cde i chinh. Trang 34
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Cho nam tai chinh két thiic ngay 31 thing 12 ndm 2025 Don vi tinh: Pong Viét Nam

V.2 Céc khoén diu tu tai chinh (tiép theo)

Tém tit tinh hinh cic khodn d4u tu Céng ty con trong nim (tiép theo)

8. Céng ty Cé phiin The Prince Residence dirgc thanh Igp véo nam 2010. Vén chu s¢ hiu tai ngay cudi ndm 14 2.991,4 1y déng, Cdng ty da gop du von theo cam két. Cong ty con dang
ddu 1t thue hién dir dn The Prince Residence, Aqua City. Ban Téng Gidm dée ddnh gid gid tri khoan dau tw vao Céng ty con khong bi suy gidm.

9. Céng ty TNHH Péu tu Bit djng sin Tin Kim Yén thanh lgp 2019. Trong nam, Céng ty da chuyén nhugng toan bg Cong ty con.

[0. Céng ty TNHH Dau tir Biit déng sin Unity dwoc thanh ldp vao ndm 2016. Vén chii 5o hitu tai ngdy cudi nam ld 2.630 1y ddng, Cong ty dd gop di vén theo cam két. Cong ty con dang
thirc hién dir dn Novaworld H6 Tram phén khu Morito, Happy Beach. Ban Téng Gidm déc dinh gid gid tri khodn dau ne vao Cong ty con khdng bf suy gidm.

11. Céng ty TNHH Bt dgng sin Pa Lat Valley dwgc thanh Idp vao ndm 2017 Vén chi so hitu tai ngdy cudi ndm 1a 2.754 t déng, Coéng ty da gép du vén theo cam két. Cong ty con dang
déu tw thue hidn duw dn khu do thi Aqua Waterfront City. Dy én hién 34 bét ddu o doanh thu, trong nim Céng ty con hoat dpong kinh doanh cd 13l Ban Téng Giam déc danh gid gid tri
khodn dau tu vao Cong ty con khong bi suy gidm.

12. Cong ty TNHH Biu tir vi Bdt dong sin Tuwdng Minh dugc thanh Igp vao ném 2014. Vin chii s¢ hitu tai ngay cudi ndm 1a 1.899,7 tv déng, Cong ty da gép dii vén theo cam két. Cong
ty con dang thue hién dy dn Aqua Marina, Tai thoi diém cudi nim, tinh hink loi nhudn liy ké cia Cong ty con ghi nhdn c6 1di. Ban Téng Giam déc danh gid gid tri khoan ddu tw vao Cong
ty con khong bi suy giam.

13. Cong ty TNHH Bt dpng sin Bdch hgp dwoc thinh Igp vao nam 2014. Vén chit so hitu tai ngdy cudi nim la 1.913,3 ty déng, Céong ty dd gép du vén theo cam két. Cong ty dang thuc
hién duw dn Victoria Village. Tai théi diém cudi ndm, tinh hinh loi nhugn iy ké cita Cong ty con ghi nhin cé 1di. Ban Téng Gidm déc danh gid gid tri khodn ddu tir vio Cong ty con khing
bi suy gidm.

14. Céng ty C6 phin Pdu tu va Phat trién Bt dong sin An Phit dugc thanh Idp vao nam 2020. Trong ndm, Cong ty dd thirc hién si dung toan bg cd phdn s& hitu tai An Phdt dé gép von
vao Céng ty TNHH Ngdi nha Mega.

15 Céng ty TNHH Nova Rivergate doc thanh [ip vac ndm 2014. Vén chii so hitu tai ngéry cudi nam 1a 778,06 ty ddng. Cong ty da gop di vén theo cam kéi. Cong ty con dang thyc hién
dir dn Rivergate Residence, ddu tu vao cdc du dn Amata Long Thanh, Sunrise City View. Ban Tong Gidm ddc danh gia gid tri khodn ddu tw vao Céng ty con khong bi suy giam.

16. Cong ty TNHH Pdu tie va Phit trién Bar dong sin Nova Phitc Nguyén duoc thanh ldp vao ndm 2017, Vén chi so hitu tai ngay cubi ndm i 790,2 1y déng. Céng ty dd gép du vén
theo cam kér. Cong ty con dang thuc hign du dn The Tresor Residence. Tai théi diém cudi nam. tinh hinh loi nhugn Ity ké ciia Cong ty con ghi nhdn cd 1di. Ban Tong Gidm doc danh gid
gid tri khoan déu nr vao Cong ty con khéng bi suy giam.

17. Céng ty Cé phin Pia éc Thanh Nhon duwoc thank lgp vao nam 2003. Vin chi sé hitu tai ngay cudi ndm la 1.486.3 v dong. Cong tv da gop i vén theo cam két. Tai thoi diém cudi
ném. tinh hinh lgi nhudn Iy ké cua Céng ty con ghi nhdn 6. Cong ty da trich ldp di phong 16n thit cho khoan ddu tw nay.
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CONG TY CO PHAN TAP POAN BAU TU BIA OC NO VA Miu sé B 09- DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho ndm (i chinh két thiic ngay 31 thang 12 ndm 2025 Bon vi tinh: Péng Vigt Nam

V.2 Cic khodn déu tu tai chinh (tiép theo)

Tém tét tinh hinh cdc khodn ddu tw Cdng ty con trong nam (tiép theo)

18. Céng ty TNHH Nova Sasco duoc thanh ldp vao ndm 2015 Vén chii 56 hitu tai ngdy cudi ndm i 430 v dong. Céng ty dd gop di vén theo cam két. Cong ty con dang thuc hién du dn
Botanica Premier. d dn chua ghi nhdn doanh thu. Ban Tong Gidm déc danh gié gia tri khodn dau twvio Céng ty con khong bi suy giam.

19. Cong ty TNHH Nova Nam A duoc thanh ldp vao ngm 2015. Vén chi s¢ hitu tai ngay cudi ném 1d 292 ty déng, Cong ty dd gép du vén theo cam két. Cong ty con dang thuce hién di dn
Orchard Parkview. Tink hink kinh doanh va loi nbhudn [y ké cudi nam cua Cong ty con ¢6 1di. Ban Téng Gidm dée dénh gid gid tri khoan ddu tu vao Cong ty con khéng bi suy giam.

20. Céng 1y Cé phin Nova Princess Residence dugc thanh Idp vio nam 2014. Vin gdp chu s hifu tai ngay cudi nam la 80 ty dé‘ng. Céng ty con dang thuc hién du dn Kingston Residence.
Tai thoi diém cudi nam. tink hinh lpi nbudn 13y ké cia Céng ty con ghi nhdn I8 Céong tv dd trich ldp dir phong ton thét cho khoan ddu tw nay.

21. Céng ty TNHH Piu tw va Phit trién Dia éc Gia Huy duoc thinh lap vao ndm 2014, Vén chi s6 hitu tai ngdy cudi nam la 569 ty déng, Cong &v da gop du vén theo cam két. Dy dn
Céng ty con ddu tu dang giai doan ddu tir chira ghi nhdn doanh thu. Ban Téng Gidm déc ddnh gid gid tri khodn ddu tw vao Cong ty con khdng bi suy giam.

22. Céng ty TNHH Nova Sagel duoc thanh Idp vao nam 2015. Vén chu s¢ hitu tai ngdy cudi ndm (a 367 1y ddng, Cong ty da gop di von theo cam két. Cong ty con dang thuc hién du dn
Golden Mansion. Tai thoi diém cudi nam, tinh hink lgi nhudn liiy ké ciia Cong ty con ghi nhdn c6 1d@i. Ban Téng Gidm déc ddnh gid gid tri khoan ddu tw vao Céng ty con khdng bi suy giam.
23. Céng ty TNHH Nova An Py duoc thanh Idp vao ndm 2015. Vén chu sé hitu tai ngdy cudi ndm 1& 254,1 ty dong, Céng ty dd gop di von theo cam két. Cong ty con dang thirc hién dy
in The Palace Residence. Tai thoi diém cudi ném, (inh hinh kinh doanh liy ké ciia Céng ty con ghi nhdn 16, Céng ty da trich 1dp dy phong ton thdt cho khoan ddu tie ndy.

24. Céng ty Cé phin Ngdi nha Mega e thanh lgp vao nam 2013. Vin chi sé hitu tai ngay cudi nam 1a 4.472,2 ty dong, Cong ty dd gdp & vén theo cam két. Tai théi diém cudi ndm,
tinh hink loi nhudn Lty ké cia Cong ty con ghi nhdn 16. Céng ty da trich ldp dy phong 16n thdt cho khodn ddu tw niy.

Theo nghi qupéi 56 68/2025-NO. HDQT-NVLG ngay 24/11/2025, Héi dong quan tri d thong qua chi triong sik dung 47.06% o8 phdn ciig Cong tv o6 phdn Ddu tw Pia éc No Va va
99,99% cé phdn ciia Cong ty Co phan Pau tu Thuong mai va Phdt frién Bd1 dgng san An Phdt ("dn Phdt") dé gop vén vio Céng ty TNHH Ngéi nha Mega ("Ngéi Nha Mega"). Dong thdi,
Hoi dong qudn irf ciing thong qua chu truong chuyén nhieong todn bg von diéu 1¢ cua Ngéi nha Mega khi tim duoc nha ddu te va diéu kién thi truong phit hop.

Tai ngay ldp bdo cdo 14 chinh riéng, Cong ty dd hoan td1 vige gop von vao Ngsi Nha Mega. Téng gid tri khodn dau e cria Cong 1y tai Ngéi Nha Mega sau khi gdp von thém la
5.4]2.845.074.646 dong, trong dé von diéu 1 la 4.472.222.400.000 dong. Theo dd, An Phdt tro thanh cong ty con gidn 1ip cita Céng ty. Giao dich gép vin néu trén dupc thuc hién nhdm
muc dich co cdu danh muc ddu tu va 161 1w héa co cdu vén cua Cong ty.

25 Céngty Cé phiin Nova Festival dwoc thanh ldp vao nam 2014. Vén chii 56 hitu tai ngdy cudi nam 1& 184 ty dong, Cong ty dd gép du vén theo cam két. Cong ty con dang thurc hién dy
én Garden Gate. Tai thai diém cudi ndm. tinh hinh loi nhudn Iy ké cua Cong ty con ghi nhdn cd 1di. Ban Téng Gidm doc ddnh gid gid tri khoan ddu ne vao Cong tv con khing b suy gidm.

26. Céng ty Co phdn Nova Property Management dwgc thanh ldp vao ndm 2017. Trong ndm, Céng ty da chuyén nhuong khoan dau tr néy cho bén thir ba.
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CONG TY CO PHAN TAP POAN DAU TU PJA OC NO VA Miu s6 B 09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm téai chinh két thic ngay 31 thang 12 ndm 2025 Bon vi tinh: Déng Viér Nam

V.2 Cac khoan déu tu tai chinh (tiép theo)
Tém tit tinh hinh cdc khoan diu tu Cong ty con trong nim (tiép theo)

27. Céng ty TNHH Nova Lucky Palace diwoc thanh ldp vao ndm 2014, Vén chir s6 hitu tai ngay cudi nam la 100 1y déng. Cong tv dd gép du vén theo cam két. Céng ty con dang thuc hién

dir dn Lucky Palace. Tai thoi diém cudi ndm. tinh hinh kinh doanh lily ké ciia Cong ty con ghi nhdn ¢é I@. Ban Téng Gidm déc ddnh gia gid tri khoan dau tu vao Cong ty con khéng bi suy

gidm.

28. Céng ty TNHH Péu tw Bia bc No Va Pit Tam dwoc thanh 1dp vao nam 2022. Vén chit 5o hitu ngay cudi ndim 1& 100 tridu ddng. Cong ty da trich 1dp dw phong ton thdt cho khodn dau
He ndy.

29. Cong ty TNHH MTV Novaland Agent dwoc thanh Idp vao ndm 2015. Vén chii s¢ hitu tai ngdy cudi ndm & 20 ty dong, Cong ty da gép du vén theo cam két. Tai thoi diém cudi nam,
tink hinh lgi whudn lity ké ciia Cong ty con ghi nhdn ¢6 1. Ban Téng Gidm déc ddnh gid gid tri khodn ddy e vao Cong v con khéng bi suy gidm.

30. Céng ty TNHH Pdu tir Bit agng sin Cao Nguyén Xanh duwgc thanh ldp vio ndm 2021. Trong ndm, Cong ty dd chuyén niurong khodn dau ti ndy cho bén thir ba.

31 Céngty Cé phan Phit trién Dé thi Ky Nguyén dugc thanh ldp vao ndm 2012, Vén chii s¢ hitu tai ngdy cudi ndm la 9.097,3 ty déng, Céng ty dd gp du vén theo cam két. Céng ty dang
thuc hién cde dir dn Nova World Phan Thiét. Nova World Hé Tram, Palm Marina. Ban Téng Gidm dée danh gid gid tri khodn dau ne vao Céng ty con khong bi suy giam.

Cac giao dich trong yéu gitia Céng ty va cac Cong ty con trong ndm dugc trinh bay tai thuyét minh vé cac bén lién quan VIIL.2.

(*) Gia tri hgp Iy cua cdc ddu tw dai han gop von vao céng ty con chua xdc dinh chinh thirc vao ngdy 31/12/2025 va ngay 31/12/2024 do cdc Cong ty nay khong niém yét trén cdc thi
trudng chirng khodn nén khéng cé gid tham chiéu tin cdy. Gid tri hop Iy cuia cde khodn ddu tw néy ¢o thé khdc véi gid tri ghi s6.

(**) Céng ty ndm quyén kiém sodt cdc Cong ty con ndy thong qua quyén 56 hitu cdc Céng ty con khdc trong Tdp doan. Ty Ié so hilu cua Cong ly v6i ede Céng ty con ndy chi thé hién phan
s¢ hitu cia Cong 1y, khong tinh dén phdn 56 hitu thong qua cdc Cong ty con khéc frong cing Tdp doan.

Khoan diu tu gép vdn vao Céng ty con dwge sir dung dé cam ¢8, thé chip, bio linh

Céng ty dd sir dung 6 phan Cong ty TNHH Dau tiw va Bét dong san Tuong Minhva Cong ty C6 phan Pdu e Tong hop Miii Né dé dam bdo cho khoan phdt hinh trdi phiéu.
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CONG TY CO PHAN TAP POAN BDAU TU PIA OC NO VA Mau sé B 09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho nam tai chinh két thiic ngdy 31 thang 12 ndm 2025 Bon vi tinh: Déng Viét Nam

V.2 Cic khodn déu tir tai chinh (tiép theo)
Chuyén nhugng phén von gop trong Cong ty con trong nim

1. Theo nghi quyét sé 06/2025-NQ.HDQT-NVLG ngay 21/03/2025 va nghi quyét s6 35/2025-NQHDOT-NVLG ngay 25/08/2025. Cong ty dd chuyén nhuong thanh cong 13,108% 1y 1é 5o
hitu trong Cong ty TNHH Dia dc No Va My Dinh (cong ty con tén goi trrée ddy d Cong C6 phdn Dia dc No Va MF Dink). Tong gid tri chuyén nhuwong 1a 2.817.683.000.000 dong.
Khodn Idi chénh léch giika tong gid tri chuyén nhuong va gid tri ghi 5o cuia khodn ddu e la 1.827.890.000.000 dong da dwpe ghi nhdn trén bdo cdo két qua kinh doank trong ndm. Tai ngay

ldp bao cdo 1ai chinh nay cde ddi tée di thanh todn toan b tién chuyén nhugng trén.
2. Theo nehi quyét s6 33/2025-NQ.HDQT-NVLG ngdy 23/06/2025, Cong ty da chuyén nhuwong thanh cong 46% 1y 1¢ s¢ hitu trong Cong ty TNHH BDS Gia Duic. Téng gid tri chuyén
nhugng 1 1.725.000.000.000 déng. Khodn 18] chénh léch giita tong gid tri chuyén nhugng va gid tri ghi 56 ciia khoan déu tw 1a 4.533.803.352 dong dd dwoc ghi nhdn trén bdo cdo két qua

kinh doanh trong ndm. Tai ngay Idp bdo cdo tai chinh nay cdc d6i tde 3 thanh todn toan bé tién chuyén nhiong trén.

3. Theo nghi quyét s6 76/2025-NQ. HDOT-NVLG ngay 26/12/2025, Cong ty da chuyén nhuong thanh cong toan bg phdn vén gop 204.800.000.000 ding trong Cong ty TNHH Tan Kim Yén.
Téng gid tri chuyén nhuong & 164.000.000.000 dong. Khodn chénh léch giita t6ng gid tri chuyén nhuong va gid tri ghi $6 ciia khodn dau tw dd duge ghi nhdn trén bdo cdo két qua kinh
doanh trong nam. Tai ngdy Idp bdo cdo tai chinh nay cdc déi tdc dd thanh todn todn b tién chuyén nhuong rén.

4. Theo nghi quyét s6 54/2025-NO. HDOT-NVLG ngiy 21/08/2025, Cong tv da chuyén nhigng thanh cng todn bo phdn vén gop tai Cong ty TNHH Nova Property Management. Tong gid
tri chuyén nhiegng 1a 138.986.100.000 déng, bidng gid gc cua khodn ddu tu. Tai ngdy ldp bdo céo tai chinh nay cde déi tae da thanh todn toan bo tién chuyén nhugng trén.

5. Theo nghi quyét sé 61/2025-NO.HPQT-NVLG ngay 09/10/2025, Cong ty da chuyén nhuong thanh cong toan b6 phén vén gop tai Cong tv TNHH Bdu tr Bdt déng san Cac Nguyén
Xanh. Téng gid tri chuyén nhuong & 10.000.000.000 déng, bdng gid gée ciia khodn dau tw. Tai ngéy ldp bdo cdo tai chinh ndy cdc déi téc dG thank todn toan b tién chuyén nhuong trén.

Giam phén vén gép trong Céng ty con trong nim

Theo nghi quyét sé 34/2024-NQ. HPOT-NVLG ngdy 16/08/2024 ciia Hpi dong quan tri va Quyét dinh 56 08/2025-0D.TGD-NVLG ngdy 04/12/2025 ciia Tong Gidm doc vé vige gidm von
ctia Cong ty tai Céng ty TNHH Ddu tw va Phdt wrién Bat dong san Nova Phic Nguyén ("Phic Nguyén") wir 789.981.000.000 déng xudng con 490.060.348.005 dong. Tai ngay ldp bdo cdo
tai chinh riéng, Phic Nguyén dd hoan 16t thii tuc giam vén.
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CONG TY CO PHAN TAP POAN DAU TU BPIA OC NO VA Miu sé B 09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho ndm 14i chinh két thilc ngay 31 théng 12 nam 2025 Don vj tinh: Déng Viét Nam

V.2. Céc Khoan du tu tai chinh (tiép theo)

b. Gia tri khoan dau tr g6p vén vao céac cdng ty lién két duoc trinh bay nhu sau:

31/12/2025 01/01/2025

Ty 1& .. Tylé -

. : . : < Du t
STT Tén cdng ty lién két 56 hiru Gia gbe D,l‘r Gid tri 56 hiru Gia goc ‘l'l GI? r,!
phong hop 1y phong hop [¥

(%) %)
[ Céng ty CH phan Phat trién va Dich vu Nha Bén Thanh 25,00% 60.600.000.000 - (%) 25,00% 60.600.000.000 - )
2 Céng ty C5 phin Dién tir va Dich vu Céng nghiép Sai Gon 33,31% 14.792.060.000 - () 33.31% 14.792.060.000 - (*)
Cong 75.392.060.000 - 75.392.060.000 -

Tém tat tinh hinh cac khoin diu tw trong nim

/. Céng ty C8 phdn Phit trién vt Dich vu Nhi Bén Thanh duoc thanh 1ép ndm 2010. Vén chi so hiru tai ngdy cudi ndm 1 80 ty dong, Cong ty dd gop du vén theo ty 1é 25%/von chii s
hitu theo cam két. Theo bdo cdo tdi chinh nam 2023, Cong ty hoat dong kinh doarh cé 1Gi va loi nhudn [y ké dén 31/12/2023 duong. Trong nam, Céng ty lién két ¢é chia co nic, Ban
Téng Gidm ddc danh gid gid tri khodn déu twvéo Cong ty lién két khéng bi suy giam.

2. Céng ty Cé phin Dign tik vix Dich vy Cong nghiép S&i Gon thank Igp nam 1992. Von chi s¢ hifu tai ngdy cudi nim Ié 15 1 déng, Cong ty da gop duvén ty 1¢ 33,31% fvén chii so hitu
theo cam két. Theo bdo cdo tai chink ndm 2023, Céng ty hoat déng kinh doanh c6 1di va loi nhudn iy ké dén 31/12/2025 duong. Ban Tong Gidm déc danh gid gid tri khoan dau tw vao
Céng ty lién két khong bj suy giam.

(%) Gid tri hop Iy ciia cde ddu tw dai han gop vin vao cong ty lién két chua xde dinh chinh thite vao ngay 31/12/2025 va ngay 31/12/2024 do cde Cong ty ndy khong niém Vét trén cdc thi
1riedng chitng khodn nén khing cd gid tham chiéu tin cdy. Gid tri hop Iy ciia cdc khodn dau tw nay co thé khdc véi gid tri gh 56.

Cdc giao dich trong yéu gitta Cong ly va cong ty lién két trong nim dwgc trinh bay tai thuyét minh vé cdc bén lién quan VIII.2.

Cde thuvét minh vdy 18 bg phdn hop thank cde Bde cdo tai chinh. Trang 39



CONG TY CO PHAN TAP POAN PAU TU b1A OC NO VA Miu sé B 09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm tdi chinh két thic ngay 31 thdng 12 nam 2025 Don vi tinh: Péng Viét Nam

V.2. Cic khoan diu tw tai chinh (tiép theo)

¢. Gia trj khoan diu tu gép vén vae cac don vi khac duge trinh bay nhur sau:

31/12/2025 01/01/2025

A a 3 P x Ty ig R L e
'1" . - . . . t

‘in cong ty' dau tw gop von Hoat ddng chinh 56" hitu Gid gbe Dy phong Gid tr} 56" hitu Gia gbc Du phong Gl? r}
Céng ty khac hop Iy hop Iy

(%) (%)

I. Cong ty C& phan Hdng Ngu City Kinh doanh bat déng san 15,00% 15.000.000.000 (5.298948.428) (%) 15,00%  15.000.000.000 (3.854.129.041) (™
2. Cong ty C6 phén Mekong Smart City San xuft linh kién dién tr 7.98%  6.425.600.000 - (*) 7,98% 6.425.600.000 - ™
3. Cong ty Cb phan Gido duc PTN (**) Kinh doanh dich vu gido duc - - - (*) 9,00% 450.000.000 - (*)
4. Cong ty Cd phin Nova Education Group (**) Kinh doanh dich vu gido duc - - - M 9,00% 430.000.000 (450.000.000) *
Cdng 21.425.600.000 (5.298.948.428) 22.325.600.000 (4.304.129.041)

(%) Gid tri hop Iy cua cdc khodan déu tw dai han gép vén vao cong ty khdc chua xde dinh chinh thike vao ngay 31/12/2025 va ngay 31/12/2024 do cdc Cong ty nay khong niém Yét trén cdc thi
trudng chimg khodn nén khdng co gid tham chidu tin cdy. Gid tri hop I cua céc khoan ddu tw niy cé thé khde voi gid tri ghi 6.

(*") Theo Nghi quvét Héi déng quan tri 56 55/2025-NQ.HPQT-NVLG ngay 21/08/2025, Cong ty 4@ hoan tdt chuyen nhuong toan bg phan von gdp thuge so hitu ciua Cong ty tai Cong ty Cé
phdn Gido duc PTN va Céng ty Cé phan Nova Education Group, voi gid chuyén nhuong ldn luot 18 450.000.000 ddng va 430.000.000 dong.

Theo bdo cdo tai chink ndm 2025, tinh hinh kink doarh cia Céng ty Co Phan Mekong Smart City c6 [di va lup ké loi nhugn duong, Cong ry C6 phdn Hong Ngw City ¢d lily ké loi nhudn dm theo
bdo cdo tai chinh nam 2025, Cong 1y da idp dur phong day dir cdc khoan ddu ne ndy trén Bio cdo 14i chinh riéng.

Cée thvét minh nav [a bé phéin hop thanh cde Bdo cdo tGi chinh Trang 40



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

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim 16i chinh két thite ngay 31 thang 12 nint 2025

Mau B09 - DN

Pan vi tinh: Dﬁng Viét Nam

V.3 Phai thu ciia khich hang

a. Ngﬁn han
Phai thu khéch hang tir cung
cép dich vu va hoat dgng khac

Céng ty TNHH Péu tr
Dia Oc Thanh Nhon

Ctic khdch hang khdc
Bén lién quan (b)

Phai thu khach hang tir ban

thanh pham bdt dong san
Cong ty CP Dau tu Phat
trién NSQ - bén lién quan
(b)

Cdc khdch hang Khdc
Cing

31/12/2025

01/01/2025

Gia tri

Dy phong

Gia tri

Dy phong

210.771.048.832

177.707.680.829

23.355.000.000

46.200.526.471
108.146.154.358

33.063.368.003

17.239.320.000

15.824.048.003

(3.194.410.035)

(3.194.410.035)

(3.194,410.035)

139.812.261.723

104.791.513.635

20.635.000.000

26.030.959 40!
38.105.554.234

35.020.748.088

20.422.370.000

14.598.378.088

(3.194.410.035)

(3.194.410.035)

(3.194.4710.035)

210.771.048.832

(3.194.410.035)

139.812.261.723

(3.194.410.035)

b. Phéi thu cita khach hang 13 eic bén liégn quan: Chi tiét xem trinh bay tai thuyét minh s& V111.2¢ "Cdng ng véi cac bén

lién quan khac".

V.4 Tri truée cho nguai ban

Ngf“'m han

Céng ty C6 phan Dich v
Tong hop Sai Gon
(Savico*)

Nha cung cdp khdc
Cing

31/12/2025 01/01/2025
Gia tri Du phong Gia tri Dy phong
330.296.912.3106 (890.144.386) 327.680.702.916 (890.144.386
323.222.166.783 - 323.222.166.783 -
7.074.745.533 (890.144.386) 4.458536.133 (890.144.38¢
330.296.912.316 (890.144.386) 327.680.702.916 (890.144.386)

(%) Khoan trd truede cho déi tdc thé hién chii yéu gdm tam np tién sir dung ddt, 1é phi truée ba cdn cir theo théng bio
56 4688/TB-CT ngay 19/04/2017 v 56 4689/TB-CT ngcry 19/04/2017 v chi phi g trude theo thoa thudn gitfa Cong
1y va Cong ty Cé phdn Dich vy Tong hop Sai Gon (Savico) ky thoa thudn 56 219/NVLG-SVC/2014/TTHT ngay
10/7/2014, lién guan dén viée nhan chuyén nhgng diwe an The Botanica tai $6 104, Pudng Pho Quang, Tp. HCM. Tui
ngay ldp bdo cdo tai chinh riéng nay, viéc nhdn chuyén nhirong di dn néy van chua duge co quan cd tham quyén phé

duyét,

Ceic flmyér minh néey té b6 phdn hop thanh cde Bdo cdo tai chinh,
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Cho ndm tai chinh két thic ngay 31 thdng 12 nam 2023

Miu 56 B 09 - DN

Pon vi tinh: D&ng Viét Nam

V.5 Du phong phai thu kho doi

31/12/2025 01/01/2025
Gid gbe c6 t(h;:éat:ll: hai ~ Dwphons Tc:IE; lgll:: Gia goc c6 l:(;;at:l: héi Dy phong Tcl[l:l)zil il::

a. Ngéin han 21.279.194.083  259.689.320  21.019.504.763 21.009.194.083 229.274.320 20.779.919.763

Phai thu khdac 16.992.683.842 37.733.500 16.934.950.342 >3 nam 16.722.683.842 27.318.500 16.695.365.342 > 3 nam
Ung truée ngudi ban 890.144.386 - 890.144.386 >3 ndm 890.144.386 - $90.144.386 >3 nam
Phai thu khach hang 3.396.365.855  201.955.820 3.194.410.035 >3 nim 3.396.365.855 201.955.820 3.194.410.035 >3 nidm
b. Dai han 16.502.000.000 - 16.502.000.000 16.502.000.000 - 16.502.000.000

Phai thu déi han khac 16.502.000.000 - 16.502.000.000 16.502.000.000 - 16.502.000.000

Céng ty TNHH MTV Du lich Thanh nién Viét Nam  16.500.000.000 - 16.300.000.000 >3 ndm 16.300.000.000 - 16.500.000.000 >3 ndm
Céng ty khdc 2.000.000 - 2.000.000 >3 nam 2.000.000 - 2.000.000 >3 nam
Tong cfng 37.781.194.083  259.689.320  37.521.504.763 37.511.194.083 229.274.320 37.281.919.763
Tinh hinh bién déng dw phong no phii thu nhuw sau:

Nog Hhﬁi thu No phai thu .
ngin han dai han Tong cong
S$6 dau nim 20.779.919.763  16.502.000.000  37.281.919.763
Trich lip du phong trong nam 270.000.000 - 270.000.000
Hoan nhdp du phong trong nam (30.415.000) - (30.415.000)
S6 cudi nam 21.019.504.763  16.502.000.000 37.521.504.763
Céie thavét minks nine 18 b3 phdn hop thénh cdc Béo cdo 1 chinh Trang 42
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Cho ndim téi chinh két thiic ngay 31 thang 12 ncm 2025 Bon vj tinh: Pong Viét Nan

V.6 Phdi thu khac

31/12/2023 01/01/2025

a. Ngdn han
Phai thu chuyén nhugng von

Hop tac ddu tu phat trién dy
an (*)

+ Céng ty CO phan Miii Yén
+ Bén lién guan - Cong ty
TNHH BPS Da Lat Valley (c)

Phai thu cén trtr céng ng
Cong ty Cb phén Galactic
Group

Phai thu khac bén thir ba
Phai thu khic bén lién quan (c)
+ Phai thu Idi hop tde ddu tir

+ Phai thu khdc

b. Dai han

Hop tdc ddu e phat trién du
dn Céng ty TNHH Phdt Trién
BPS An Khang (*)

Hop tde ddu tir phdt trién dir
an Bén lién quan - Céng ty
INHH BDS Pa Lat Valley (*)
(c)

Ky qui, ky cuoe dai han

Cing

Gia tri

Dy phdng

Gia tri

Dy phong

5.144.763.419.547

4.623.600.000.000

4.623.600.000.000

239.465.925.033

281.697.494.514

235.743.7192.103
45.954.302.411

1.267.065.332.784

1.250.000.000.000

17.065.332.784

(16.934.950.342)

(1.934.950.342)
(15.000.000.000)

¢15.000.000.000)

(16.502.000.000)

(16.502.000.000)

8.081.285.239.407
5.132.000.000.000

1.800.000.000.000

1.800.000.000.000

960.000.000.000

135.665.334.809
53.619.904.598
6.085.917.688
47.333.966.910

5.890.665.332.784

1.230.000.000.000

4.623.600.000.00(

[7.065.332.784

(16,695.365.342)

(1.695.365.342)
(15.000.000.000)

(15.000.000.000)

(16.502,000.000)

(16.502.004.000)

6.411.828.752.331

(33.436.950.342)

13.971.950.572.191

(33.197.365.342)

c. Phiii thu khic 1a cic bén lién quan: Chi tiét xem trinh bay tai thuyét minh s6 VIII 2c "Cong ng voi cde bén lién quan

khee",

(*) Pay la khoan tién chi hop tdc ddu hr phdi i ién cdc du dn tai Tinh Lanm Pong (Tink Bmh Thudn cii) va Tinh Péng Nai
wi cde doi tac la Céng ty con va bén thir ba. Khoan tién nay sé duoe nhan lai vao cudi dur dn. Hinh thite ciia hop dong
hop tac nay la BCC phan chia lpi nhudn, Cong 1y s& duge phdn chia loi whudn vao cudi ky die dn theo 1 1¢ thocr fhudn
gitta cde bén hop tde dau tie. Ngoai ra, Céng ty nhéin duwec tam vmg loi nhudn dinh kp cho khodn chi phi suc dung vén.

Tui thei diém lgp bdo cdo téi chinh riéng nay, dw dn hop tdc dau fir véi Cong ty TNHH Pht trién BDS An Khang dang
hodn tét thit tue phdp 1% cdn thiét dé mién khai xdy dung, D dn hop tdac voi Céng ty TNHH BDS Pa Lat Valley dd dwoc

phép md ben va ban giao ghi nhédn doanh thi mét phdn.

Cdc .'hzryér wiinh naw I bg phan hop thanh cde Béao cdo tqi chinh.
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Cho ndm téi chink két thic ngay 31 thang 12 nam 2025 Den vi tinh: Déng Viét Nam

V.7 Hang ton kho

31/12/2025 01/01/2025

7 Gia gc Du phéng Gia gbe Dy phong
Bit dong san dé ban dang xéy
dung (1) 2.173.702,034.387 - 2.219.833.981.695 -
Hang hod bét dong san (2) 62.011.107.407 - 101.989.469.129 -
Bét dong san dé ban da xdy
dung hoan thanh (3) 12.590.161.844 - 13.206.372.783 -
Hang hoa khac 1.679.047.751 - 1.098.729.396 -

Céng 2.249.982.351.389 - 2.336.128.553.003 -

(1) Bdt ding san @é ban dang xdy dung chit yéu bao gdm cde khoan chi phi tién sir dung ddt, chi phi tw vén thiét ké,
chi phi xdy ding var cde chi phi phdt trién die dn khde lién quan trie tiép dén timg logi dy én. Tai ngay cudi ndm, cdc
dw dn dang trong gial doan trién khai xdy dumg, hoan thign cdc thi fuc phdp IY va cdc thir tuc cdn thiél dé wién khai
duw dn.

Ban Téng Gidm doc dd thue hign danh gid gia trj thudn cé thé thyc hién dwge ciia hang 10n kho tai thei diém ldp bado
cao tdi chinh va xde dinh gid gde ciia hang ton kho khing vt quca gid tri thudan ed thé the hién duge.

Chi tiét 31/12/2025 01/01/2025
Due éin Cum 2,3,4 Thanh My Loi (%*) 1.350.275.015.649  1.396.406.962.957
Dir dn Botanica (*) 621.470.267.544 621.470.267 544
Dy dn Tropic Garden 2 - Thdp B 195.803.905.957 195.803.90)5.957
Cdc dy dn khdc 6.152.845.237 6.152.845.237
Cong 2.173.702.034.387  2.219.833.981.695

(*) Tai ngéry 3171272025, 56 dw hang tén kho ciia dur an Botanica véi sé tién 621.470.267.544 VND (xem thiyét mir
tai V.4 "Tra trude cho ngudi bdn ngc"?n fan”),

(*¥*} Cong ty thé chdp mét phdn quyén siv dung ddt, quyén sé hivu nha 6 va téi san khde gdn lién véi ddt tai Phuor
Cdt Ldi (trie6e day la Phuong Thanh MY Loi, Thanh phd Thi Dirc), Tp. HCM, dé dam bdo cho nghia v thanh todn, t
ng va nghia vy tai chinh khde lién quan dén khodan huy déng von bang trdi phiéu va khoan cdp tin dung ngan har
crice mdt Cong ty con cia Céng 1y,

(2) Hang hod bat déng san mua dé chuyén nhirong va kinh doanh,

(3} Bdt ddng san thimh pham Céng ty da xdy dung hodan thanh,

Chi tiét 31/12/2025 01/01/2025
D én Lucky Dragon - Phuwong Phurde Long - 616.210.939
Dur dn Tropic Garden 2 - Plueeng An Khdnh 5.253.155.572 5233155572
D dn Orchard - Phwong Pire Nhudn 7.337.006.272 7.337.006.272
Cong 12.590.161.844 13.206.372.783

Trong ndm (&i chinh két thic ngay 31/12/2025 va 31/12/2024, Cong ty khdng phdt sinh chi phi lai vay von héa vio
hang t6n kho.

Cdc thuvét mink néy la b phen hop thémk cde Bo edo 16 chinh, Trang 44
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Cho ndni i chinh k&1 thite ngay 31 thang 12 ném 2025

Miu B09 - DN

Pon vi tinh: Dé‘ng Viét Newn

V.8 Chi phi tri trude

a. Chi phi tri truéc ngin han
Chi phi bén hang phén b theo doanh thu bt dong san khi ban giao

Céng cu, dung cu va chi phi chd phan bé khéc

b. Chi phi tri trude dii han
Chi phi x4y duyng cai tao vén phong
Chi phi ban hang phén bé theo doanh thu bit ddng san khi ban giao
Céng cu, dung cu xuit diing, cic khedn khéc

Cong

Bién djng vé chi phi tri truée trong ndm nhu sau:
S6 duw diu niim

Tang trong nam

Téng khac

Phdn bo trong ndm

Két chuyén khdc

S50 du cudi nim

Cac f)'ezq)f:f’lf ntinh néy la bo phdn hop thank ede Bda cdo i chinh.

3171272025

23.854.784.003
22.749.617.529
1.105.166.534

2.682.968.205
1.287.175.851
463.408.622
932.383.732

0i/01/2025

26.546.560.154
22.704.402.087
3.842.164.067

3.771.029.165
2.188.655.339

538.916.943
1.043.456.883

26.537.752.268

30.317.595.31%

N#im 2025
30.317.595.319
5.775.115.278
863.413.200
(10.082.066.251)
(336.305.278)
26.537.752.268

Niim 2024
30.635.459.464
7.198.920.991
2.071.746.002
(4.944.479.258)
(4.644.051.880)
30.317.595.319
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Cho ndm tai chink két thic ngay 31 thing 12 nam 2025 Do vi tink: Péng Viét Nam

V.9. Tai sian ¢b dinh hiru hinh

Khoin muc Nh:;l cia, Méy’méc Phuong tién Thiét bi dyng cu  Tii sin ¢6 dinh hiu Téne cono
: vit Kién tric (%) thiét bi vén tai qudn ly hinh khic BT
Nguyén gia
$6 du dau nam 522.086.755.185 18.832.891.670 12.173.963.437 51.800.958.377 99.000.000 604.993.568.669
Mua trong ndm - - 808.200.000 344.216.667 - 1.152.416.667
S8 du cudi nam 322.086.755.185 18.832.891.670 12.982.163.437 52.145.175.044 99.000.000 606.145.985.336
Gia tri hao mon liy ké
$4 du déu nam 80.321.547.580 10.465.398.610 9.447.943.170 51.313.931.585 99.000.000 151.647.820.945
Khdu hao rong ndm 11.287.048.818 852.999.288 707.056.554 398625132 - 13.245.729.792
86 du cubi nam 91.608.596.398 11.318.397.898 10.154.999.724 51.712.556.717 99.000.000 164.893.550.737

Gia tri con lai
S du diu nam

S6 du cudi nAm

441.765.207.605
430.478.158.787

8.367.493.060
7.514.493.772

2.726.020.267
2.827.163.713

487.026.792
432.618.327

453.345.747.724
441.252.434.599

(*) Chui yéu 1a Legacy Mekong (Azerai Cin Tho Resort).
- Gid tri con lai cta tai san cb dinh hitu hinh d dung dé thé chip, cdm cb dam bao cdc khoan vay tai ngay 31/12/2025 [a 403 ty ddng (tai ngay 31/12/2024 14 412 ¥ ddng).

- Nguyén gia tai san ¢b dinh hiru hinh ¢4 khu hao hét nhung vn con sir dung tai ngay 31/12/2025 12 69.87 ty ddng (tai ngay 31/12/2024 1a 69,54 (v déng).

Cac thuvér mink néry 14 b6 phdn hop thanh céc Bdo cdo il chink. Trang 46
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Cho ncim tai chinh két thite ngéy 31 thang 12 néim 2025

Miu B09 - DN

Don vi tinh: Déng Viét Nam

V.10 Tai sén b dinh vé hinh

Khoin muc

1. Nguyén gii
86 du ddu nam
Mua trong ném
86 dur cudi niim
2. Gia tri hao mon lity Kké
S$6 du diu nim
Khdu hao trong nim
S6 du cudi nam
3. Gid tri con lai (1-2)
$6 du déu nam

S6 du cudi ndm

Quyén sir
dung @t

Chuong trinh
ph?m mém

Téng cong

57.754.517.947

57.754.517.947

1§12.132.828.175
725235707
112.858.063.882

169.887.346.122
725.235.707
170.612.581.829

107.916.065.208

1.658.237.029
109.574.302.237

197.916.065.208

{.658.237.029
109.574.302.237

57.754.517.947
57.754.517.947

4.216.762.967
3.283.761.645

61.971.280.914
61.038.279.592

Nguyén gida tai san cé dinh vo hinh dimg dé thé chdp, cam cé dam bao cde khodn vay tai ngay 31/12/2025 la 36 (y Péng

(tai ngay 31/12/2024 1a 56 1y Déng.)

Nguyén gid taf san 6 dinh vé hinh di khdu hao héf nhung vén con str dung tai ngay 31/12/2025 1a: 104 3 Pong (tai ngay
31/12/2024 1 103 1y Bong).

V.11 Bétdéng sin diu tw cho thué

Cdge .fim_vér mindy ndy (& bé phdn hgp thanh cde Bédo cdo téi chinlt,

. Quyén sir Nhi cira, 2
Khodn myc dung dit vit kién triic Tong céng
L. Nguyén gia
Sé du diu nam 76.447.986.206 311.019.347.682 387.467.333.888

$6 du cudi nam
2. Gia tri hao mon liy ké
S6 dur ddu nam

Khdu hao trong nam
$& du cudi nam

3. Gia tri con lai (1-2)

76.447.986.206

311.019.347.682

387.467.333.888

59.368.291.712
6.092.808.179
65.461.099.891

59.368.291.712
6.092.808.179
65.461.099.891

$6 du ddu nam 76.447.986.206 251.651.055.970 328.099.042.176
S4 dur cubi nam 76.447.986.206 245.558.247.791 322.006.233.997

Nguyén gia BDSDT da kidn hao hét nhung vin cho thué tai 31/12/2025: 5,17 ¢y VND. (Tai 31/12/2024: 5,17 1y VND).

Doanh thi vé gid von lién quan bét dong san ddu te cho thué duoe trinh bay rong thuyét minh két qua kinh doanh.

Cang iy hién chua xde dinh diroc gia tri hop Iy cia cde bét déng san ddu ur do chua c6 diéu kién dé thye hién, ngodi ra
hét dong san ddu tie chi dimg nuc dich dé cho thué. Gid iri hop Iy ciia bdt dong san déu tu 6 thé khdc véi gid tri ghi 30,
tuy nhién Cong ty danh gia gia tri cac bdt dgng san nay chira cd s suy gidm gic tri trén thi trirong.

Trang 47



CONG TY CO PHAN TAP POAN PAU TU PIA OC NO VA

Miu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim (&7 chinh két thiic ngay 31 thang 12 nam 2025

Domn vj tinh: D(B‘ng Viét Nemn

V.12

V.13

Cac Hmyé'r ninh néy 1a bo phdn hgp thanh cde Bio cdo tai chin.

Chi phi siin xuét, kinh doanh dé dang dai han

31/12/2025 01/01/2025

Gia tri
c6 thé thu hdi

GiA trj

G..- ;’\c . . .
14 80 co thé thu hdi

Gid gbe

Bét dong san dang xay

dung hoan thanh dé béan 67.880.374.251 67.880.374 251 181.998.060.395 181.998.060.395

D cin tal phudng An

Khanh, Tp. HCM (%) 54.980.715.609 54.980.715.609 169.103,940.209 169.103.940.209

Dy éim tai phuong Long

Truong, Tp. HCM 12.899.658.642 12.899.658.642 12.894.120.186 12.894.120.186

Cong 67.880.374.251 67.880.374.251 181.998.060.395 181.998.060.393

Dy ié chi phi sir dung ddt ciia cde dw dn toa lac tai phucng An Khanh va phucng Long Truomg (trude ddy la phmmg
Thio Pién va plmrmg Phii Hitu, Tp.Tha Diic), Tp. HCM. Cdc dy dn dang trong qud trinh b6 sung va hoan thién ho so
phdp Iy dé tiép tuc trién khai.

Trong nam tai chinh két thite ngay 31/12/2025 va 31/12/2024, Cong ty khdng phdt sinh chi phi lGi vay von héa vao chi phi
scit xudt, kinh doanh dé dang dai han.

{*) Theo Nghi quyét $6 16/20235-NO.HPQT-NVLG ngay 22/04/2025, Céng fy dd hoan 1t viée chdm divt gzao dich nhdn
chuyén niwrgng cde thira ddt cé dién tich 2.950 m2 thudc dir én iai phudng An Khanh va thanh ly hop ddng boi hoan ky két
ngay 15/12/2007 gnra Céng ty va bén lién quan (vem thuyét minh VIIL2b) vii tong gm i thanh Iy va béi hodn Ia
435 671.167.386 dong. Khoan Idi tir viéc thanh Iy dwoc ghi nhdn vao Thu nhdp khdc trén két qud kinh doanh (thuyét minh
56 VI8).

Bién déng vé chi phi sin xuit, kinh doanh dé dang dai han trong nim nhu sau:

Cong

So du diiu nam

Tang trong ndm

Két chuyén sang himg ton kho

Khac

S6 duw cudi nim

Chi phi xay dung co ban, stra chita véin phong, TSCD

Bién dong vé chi phi xiy dung co bin dé dang trong nim nhu sau:

15.483.301.375

Nim 2025 Nam 2024
S6 du dAu nim 181,998.060.395 181,998.060.395
Tdng trong nim 19.766.856 -
Gienin do thanit [y (114.137.453.000) -
S6 dw endi nam 67.880.374.251 181.998.060.395

Chi phi xiy dung co bin dé dang 31/12/2025 01/01/2025

Mua sim TSCD 96.698.094 -

4.107.799.041

15.579.999.469

4,107.799.041

Nam 2025

4,107.799.041
11.472.200.428

15.579.999.469

Nam 2024
6.451.621.122

(730.149.429)
(1.613.672.652)
4,107.799.041

Trong nam tai chinh két thic ngay 31/12/2025 va 31712/2024, Cong ty khdng phat sinh chi phi ldi vay vén héa vao chi phi
xdy dung co han do dang,
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Cho néim téi chink két thiic ngey 31 thang 12 ndm 2025

MAu B09 - DN

Bon v tinh: Dang Viét Nam

V.14 Phii tra ngudi ban ngin han

UBS  AG, Singapore

Branch (Credit Suisse AG,
Singapore Branchy

Khac
Cong

31/12/2025

01/01/2025

A g
So co khi ning

Gia tri .
tra n¢

So ¢6 khi niing

Gid tri .
fra no

168.153.375.001 168.153.375.001

160.531.228 485 160.531.228.485

162.887.625.025 162.887.625.023

162.184.789.559 162.184.789.559

328.684.603.486

328.684.603.486

325.072.414.584 325.072.414.584

Tai ngay 31/12/2025 va 31/1 272024, Cong ty dang thieong thdo véi cde bén lién quan vé viée gia hun hodc thanh todn
cdc khoan phai tra (bao gém ca cdc khodan chuwa dén han, dén han va qud han), trong dé cé thé thie hién bang hinh
thite hodn déi bat dong san rong Tdp doan.

V.15 Nguwdi mua tri tién trwdc

Ngﬁrn han
Khach hang bén thir ba
Cing

31/12/2025 01/01/2025
281.403.665.254

281.403.665.254

250.203.41%9.691
250.203.419.691

250,203.419.691 281.403.665.254

Nguwdi mua tra tién trude ngcm han chii yéu la cde khodn tién tra trude cua khach héang theo cde hop dong chuyén
ninegng bat déng san dé ban cho cde di dn ciia Céng ty. Cdc khodn tién nay sé duge ghi nhdn la doanh thi khi Cong
v hodn thanh va ban giao cdc bét déng san di xdy dung hoan thanh cho cde khdch hang.

Tai ngay 31/12/2025 va 31/12/2024, khong cd ddi teong nao chiém tir 10% trén 16ng 56 dir ngiedi mua tra tién tricée

ngdn han.

V.16 Thué va cic khoiin phii ndp, phai thu nhi nuée

Tinh hinh bién dong thué va cic khoan phai ndp nha nude trong ndm nhu sau:

A £~ - - ra A s -
a. Phii ndp - Thue va cic khodn phii ndp nha nwoc

Thué GTGT hang ban
ndi dia

Thué nha thau

Thué thu nhép ¢4 nhén
Cac loai thué khic

Cong

£ h r A r . v
01/01/2025 So phit 50 phdt sinh giim 31/12/2025
sinh ting (d3 ndp/ecdn tri)
. 19.218.389.608 19.218.389.608 _
149.416.363 30.668.148.992 29.926.209.624 891355731

1.979.905.615
1.047.587.153

14.951.467.555
5239.111.144

15.931.350.507
2.779.603.947

1.000.022.663
3.507.094.350

b. Phii thu - Thué va cdc khoin phii thu nhi nuéce

Thué gia tri gia ting duge
khau trir

Thué TNDN tam ndp 1%
Thué TNDN ndp thira

Cong

3.176.909.131 70.077.117.299 67.855.553.686 5.398.472.744
Sb phat sinh T
01/01/2025 S0 phat sinh giam 31/12/2025

ting

30.920.219.377 13.536.534.858

19.218.389.608 25.238.364.627

2.714.856.653 - 312.002.456 2.402.854.197
950.392.684 312.002.456 - 1.262.395.140
34.585.468.714 13.848.537.314 19.530.392.064 28.903.613.964

Cac {hmﬂé'r minlt néy 60 bg phdn hop thanh cdc Béao cdo tai chink.
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V.16 Thué va cac khofin phai ngp nha nude (tiep theo)
A A = A A - 5 r X s A w - ”
S6 thut A3 thye ndp ngin sich nha nudce bing ticn trong niim ciia Cong ty nhu sau:

Niam 2025 Niam 2024

Thué nic thau dé ndp
Thué il nhdp cd nhdn da nip

Thué khdc dd nop
Cing

Thué gi4 trj gia tang (Thué GTGT)

Céng ty ndp thué gid tri gia téing theo phiong phdp khiu trir.

Hoat ddng chuyén nhuong bdt ding san mitc thué sudt thué GTGT 10%.

Thué thu nhép doanh nghiép ("Thué TNDN")

29.926.209.624
15.867.773.133
2.779.603.947

8.802.368.190
8.626.916.036
1.523.570.348

48.573.526.704

18.952.854.594

Thué sudt thué TNDN dp dung cho Céng ty irong ndm nay va ndm ruée la 20% loi nhudn chiu thié.

Thué thu nhdp doanh nghiép tam ndp cho 36 tién nhan trude tir hoat dong chuyén nhugng bét ddng san.

Cong ty phai tam nop thué thu nhdp doanh nghiép theo 1) I¢ 19% trén $6 tién nhan trude tir hoai déng chuyén nhieong
bat dong san rhen quy dinh tai Nehj dinh 56 320/2025/NP-CP ngay 15 thang 12 ndm 2025 cia Chinh Phi. Céng ty sé
quyét todn lai 56 thué thu nhdp doanh nghiép phdi ndp cho hoat ddng nay khi ban giao bét déng san.

Céc loai thué khac (bao gbm thué nha thau): Cong ty ké khai va ndp thee quy dinh.

V.17 Chi phi phai tra

a. Ng:"rm han
Ttich trude chi phi 181 vay
Trich trude chi phi xdy dung
Céc khoan trich trude chi phi khac
b, Dai han
Trich trirde chi phi i vay
Cong ty C6 phdn Chimg khodn Ddu khi
Congty Cé phan Ching khodn Ky thuong
Khde
Bén lién quan dai han (c)

Cing

Cre fl'lll_]’(:‘:-' minth ndy 1é bo phén hop thémdi ede Biio cao tai chinhi.

31/12/2025

6.472.114.666.141
6.330.260.608.462
128.699.925 467
7.154.132.212
557.840.170.239
557.840.170.239
418.136.272.712
41.042.465.753
98.661.431.774

01/01/2025

5.407.835.233.567
5.174.129.335.750
128.699.925.467
105.005.972.350
342.309.912.572
342.309.912.572
288.899.678.743

53.410.233.829

7.029.954,836.380

5.750.145.146.139
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V.17 Chi phi phai tra (tiép theo)

Trong d6 chi tiét sb du chi phi phai tra khdc ngén han ciia bén thi ba va bén lién quan nhu sau:
31/12/2025 01/01/2025

UBS AG, Singapore Branch ( Tén cii Credit Suise AG, Singapore Brancl) 1.416.952.791.338 997.281.575.463

Seatown Private Credit Master Fund
Céng ty CP Chiing khodn Dt khi
Credit Opportumities IIT Pte. Limited

Dallas Vietnam Gamma Lid

964.841.574.703
087.756.169.215
490.569.691.093
753.050.881.122
697.280.179.578

662.215.440.192
417.986.999 606
366.400.054.262
527.470.881.122
523.606.240.434

Cong ty CP Chumg khodn BIDV

Khdc 1.148.043.462.513 1.702.035.923.969
Bén lién quan ngdn han (c) 13.619.916.579 10.838.118.519
Cong 6.472.114.666.141 5.407.835.233.567

¢. Chi phi phii trd cic bén lién quan: Chi tiét xem trinh bay tai thuyeét minh 56 VIIL2c "Céng ng voi ede bén lién quan
khdc".

V.18 Doanh thu chua thyc hién

Doanh thu chua thyc hién ugén han v& dai han 12 tién nhdn trudc vé cho thué bii ddu xe véi Cong ty TNHH Nova Propertly
Management.

V.19 Phai tra khac

a. Ngén han 31/12/2025 01/01/2025

Phai tra tix viéc ban cb phiéu giai chip cua cac bén dam bao (1) 151.793.127.983  2.685.672.297.964

Nhin dit coc chuyén nhugng dy an (2)

Phai tra tir viéc ¢én trir cdng ng

Hop téc dau tu phat trién dy 4n (3)

Kinh phi ¢cong doan

Bao hiém xa hoi, y té, thit nghiép

Cac khoan phai tra, phai ndp khic

Cong

S6 du ciia bén thi ba va bén lién quan nhw sau:
Ngfm han

Phai tra bén lién guan (c)

Céng ty C6 phan Tu van Bdt ddng san Bi Vi (2)
Céng ty C8 phan Kinh doanh Nha Nova

Cong ty Cad phéin Novareal

Chénh léch gop vén (xem Thuyét minh V.2 trang 36)
Phdi tra cho bén thir ba khdc

Cing

Céie thuvée minh nipy 16 bg phein hop thanh ede Bdo cdo tai chinh.

388.820.357.740

388.820.357.740

313.164.843.333 281.620,

- 1.882.403,

3.632.959.808 5.296.

1.964.428.346 1.969

1.617.849.322.116 1.209.669

2.477.225.03%.326 6.455.452
31/12/2025 01/01/2025

809.350.455.605
388.820.357.740

10.915.794.729
207.948.349.165
943.624.674.646
116.365.407.441

31.878.947.279.592
388.820.357.740
1.893.319.268 317
198.857.216.229

05.508.668.484

2.477.225.039.326

6.455.452.790.362

Trang 31



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

Miu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim tai chinh két thiic ngay 31 thang 12 ndm 2025

Bon vi tinh: Dang Viét Nam

V.19

V.20

20.1
20.2
20.3
20.4

20,1
20.2
203
204

Phii tri khac (tiép theo)

b. Dai han

Hop tac ddu tu phat trién dy 4n (3)

31/12/2025

12.443.280.000.000

9.510.280.000.0(K) 15.714.409.000.001)
178.000.000.0010) -

01/01/2025

18.647.409.000.000
Cong ty C6 phan Novareal
Bén thir ba khdc

2.755.000.000.000 2.933.000.000.000

2.381.845.521 -

Bén lién quan (c)

Phai tra khac

Cing 12,445,661.845.521 18.647.409.000.000

c. Phiai trd khac 13 cac bén lién quan: Chi riét xem irinh bay tai thuyét minh so VIIL 2¢ "Céng ng voi cde bén lign quan
khac”.

(1) S6 dir thé hign 50 tién phdi tr cho cdc bén dam bao, @d thurc hién thé chép 6 phidu cho cde khodn vay cd buo dém dé
Cong 1y thue hign nghia vu thanh todn. Nghi quyét s6 72/2025-NQ.HDQT-NVLG ngay 15/12/2025 théng qua viéc thic
hidn hodin d8i ng thamh cd phdn véi 1y 1 15.746,667 déng/cd phidu, sé heong cé phiéu phat hanh 163.658.391 cd phiéu,
gid tri ng duge hodn ddi 2.577.074.200.878 dong. Tai ngdy phdt hanh bdo cdo, Cong ty did hoan tdt giao dich.

(2} Khodn tién nhéan @t coc lién quan dén vige chuyén nhirong mot phcﬁn dir dn tai phurong Long Hung, tinh D(jng Nai.
(3) By la khodn tién ma Céng ty nhdn hop tdc ddu tw cho mot s6 du an. Khodn tién nay sé dwoc Céng ty hodn trd lai sau
khi du cin hoan thanh. Hinh thite hop déng hop tac ld BCC chia lgi nhudgn. Céng ty s€ phdn chia loi nhudn vao cudi die an

theo 1y 1€ thda thudn gitfa cdc bén frong hop dong hop tdc ddu . Loi nhudn phdn chia duoc tinh dira vao loi nhudn du dn
ver ty 1¢ ddu tu thue 18 ctia cde bén tham gia. Khodn tién ndy cimg voi lgi nhudn phan chia sé duge Céng ty hoan tra lai

theo théa thugn ciia hop dong.

Vay ngiin han va dai han

a. Vay ngiin han

Trai phiéu dai han dén han tra

Vay ngan hang

Vay bén thir ba

Vay bén lién quan

Chi phi phat hanh tréi phiéu

b. Vay dai han

Trai phidu dai han

Vay ngén hang

Vay bén thir ba

Vay bén lién quan

Chi phi phat hanh trai phiéu
Cdng

31/12/2025 01/01/2025

A r - A -

kha ni S6 ¢6 kh:

Gi tri S6 co Ela ning Gis tri 0 co liln
tra ng * tra ng
17.766.210.757.174  17.766.210.757.174  25724,617.839.292  25.724.617.
9.229.019.726.887 9.229.019.726.887 15.662.869.221.471 15.662.869.
439.465.460.911 439.465.460.911 2,252.100.860.793 2.252.100.

8.084.180.725.079
34.430.560.133
(20.885.715.836)

13.539.985.008.721
9.580.291.021.440
915.968.400.000
2.410.000.000.000
688.559.159.020
(54.833.571.739)

8.084.180.725.079
34.430.560.133

(20.885.715.836)

13.539.985.008.721
9.580.291.021.440
915.968.400.000
2.410.000.000.000
688.559.159.020

(54.833.571.739)

7.405.943.760.000
443.940.000.000
(40.236.002.972)

9.938.338.203.399
9.490.872.840.875
200.000.000
540.804.984.915
(93.539.622.391)

7.405.943.760.000
443.940.000.000
{40.236.002.972)

9.938.338.203.399
9.490.872.840.875
200.000.000
540.804.984.915
(93.539.622.391)

31.306.195.765.895

31.306.195.765.895

35.662.956.042.691

35,6602.956.042.691

Cde rlmyér minh néne i o phein hop thémh cde Bdo cdo téi chini,
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V.20 Vay ngfm han va dai han (tiép theo)

v.20.1

Bi¢n djng cic khoin vay trong niim nhu sau:

Vay ngﬁn hau Vay dai han

Cing

25.724.617.839.292
781.302.625.269

(7.859.988.628.910)
270.391.819.928

(1.150.112.898.405)

9.938.338.203.399
2.915.202.739.865
{706.734.732.708)
243.065.899.760
1.150.112.898.405

S8 dur no vay diu nim
Phat sinh ting vay trong nam
Phat sinh giam vay trong nam
Danh gia chénh 1&ch ty gia tang

Phén loai lai

35.662.956.042.691

3.696.505.365.134
(8.566.723.361.618)

513.457.719.688

S8 du ng vay cudi niim 17.766.210.757.174  13.539.985.008.721

31.306.195.765.895

(*) No vay dang tai co chu dugc trinh bay tai thuyét ininh sb 111.2 "Gia dinh hoat ddng lién tuc".
Trai phiéu
Logi phat hénh trdi phiéu ngang gid

Trai phiéu c6 dai 1y phat hanh/th chie tw vin 1 31/12/2025

9.229.0149.726.887
2.805.951.886.354
3.428.000.000.000
1.946.593.558.827
864.003.400.000

1. Trai phié(u ngfin han

Céng ty CO phin Ching khoan Dau khi (3)
Cong ty Cb phan chimg khoan $SI (2)
Cong ty C5 phin Chimg khoan BIDV (4)
Céng ty C6 phidn Chimg khodn MB (6)
Cong ty TNHH Chitng khoan Mirae Asset Vigt Nam (7) 112.804.181.706
Cong ty TNHH Chumg khoan Yuanta Viét Nam (8) 71.666.700.000
Cong ty Cb phén Chimg khoan K§ Thuong (5) -
Cong ty Co ph£’111 Chiing khodn VPS (1) -

2. Trdi phiéu dai han 9.580.291.021.440
8.055.291.021.440
1.300.000.000.000

225.000.000.000

Coéng ty Cb phin Chimg khoan Diu khi (3) -

UBS AG, Singapore Branch (Trude day 1a Credit Suise AG. Singapore Branch)(9)
Céng ty Cb phin Ching khoan K§ Thuong (5)
Céng ty C6 phin Chimg khoan BIDV (4)

01/01/2025

15.662.869.221.471
2.199.259.959.577
3.428.000.000.000
2.221.389.546.790
864.003.400.000
115320415104
84.895.900.000
1.300.000.000.000
5.450.000.000.000

9.490.872.840.875
8.200.217.339.280

1.290.655.501.595

Cong 18.809.310,748.327

25.153.742.062.346

Cdic thuvét minht néey i b phdn hop thinli cde Bdo cdo tai ehiinh.
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Cho néim tai chinh két thic ngay 31 thang 12 ndm 2025 Don vi tinh: Pong Viét Nam

v.20.1 Trai phiéu (tiép theo)

1. Tragi pl:ié:f ciia dai 1p phat hanh Céng ty ch phi}n Chirng khodn VPS

Ddy la cde khodn huy dong bhéng viée pha! hanh trdi plﬂeu theo ménh gid bang Dong Viét Nam do Cong ty Cé phin
Chiing khodn VPS lam dai Iy phdt hanh, gom hai muoi mot (21) gbi Trdi Phiéu cé tong ménh gia 7.000 1y déng, théi han
36 thdng va ddo han vao dau néim 2023. Tai ngéry 31/12/2025, dir ng trai phiéu nay dé duoc tdt todn.

2. Trai pl.riéu ciia dgi Iy phat hinh Céng ty Co pfl(’}" Chirng khodan 881

Py la khoan huy dgng bing viée phdt hanh 5.543 Trai Phiéu Chuyén Péi va 231 Trdi Phidu Khéng Chuyén Déi va cdc
chimg quyén vao ngay 19 Ilrcmg 5 nam 2022 ("Ngay Phdt Hanh"} theo ménh gid hing Bing Viét Nam voi Cong ty Cé
ph(m Chitng khodn 881 la 16 chirc fu vdn hé so chao ban, dai Iy phdt hanh, dai [y Luw ky va quan [y chuyén nhuwong 1r m
phiéu. Géi Trdi Phidu Chuyén Déi ¢ gid tri 5.543 tp dong véi ménh gm ! ry dng/Trdi Phiéu, ky han 10 nam, ldi sudt 6
dinh trong ky han 10%/ndm, khong 6 tai san bao dam va co thé chuyvén déi thanh c6 phan Céng ty Cé phan Tdp doan
Dy nie Dia éc No Va (NVL) hit dau tir ngdy tron 41 ngay ké tir Ngay Phdt Hanh cho dén ngay thie muoi trude Ngay Dao
Han. Gia (meen Déi Ban Ddu dwoce xde dinh bang 93.960 dm?g/co phiéu, nrong dumvg vei 1 18 chuyén doi 10.643 6
phr(,u/T: di Phidu Chuyén Déi. Gm Trdi Phidu Khong Chuyén Déi cé gid tri 23 ] iy dong vai ménh gm 1 ry déng/Trdi
Phiéu, ky han 10 ndm, 1di sudt cd dinh ir ong ky han 8%/mdam, duge dam bac thir cdp bing ¢é phén va phdn von gop tai hai
dir an. Gid cd phreu n'nrc hién chmrg quyen ban dédu la 76.984 dong/co phreu vty Ie thue hign chimg qzryen ban dau o
1,31 ¢6 phiéurchimg quyén. Mot phdn khoan trai phreu ndy @i dwoe hodn doi béng cé  phdn ciia mt céng ty con cia Céng
ty trong nam 2023. Ngay 22 thcmg 9 nam 2023, T6 chire phat hamh va cde trai chit dd thing qua va hoan tdt vise nmtc lai
trée han 2.252 Trdi Phidu Chuyén D6i va 94 Trdi Phiéu Khéng Chzryen Péi. Tai ngay 3! ﬂmng 12 néinr 2025, $6 heong
trdi pfneu con Lt heoh 1o 3.291 Trdi Phiéu Chuyén Poi va 137 Trdi Phiéu Khong Chuyén béi.

3. Trdi phidu ciia dai Iy phdt hanl Cong ty Cé phiin Chirng khadn Détus khii

Trai phiéu khong chuyén dbi, khong kém ching quyén duge Cong ty C6 phan Ching khoan DAu khi tu vin va dai 1y phdt
hanh gdm bén (4) 16 trai phiéu.

* Lo trdi phiéu theo ménh gid béing Déng Viét Nam do Cong ty C3 phén Chimg khodn Déu Khi tu véin, c6 rong menh gid
phdt hanh thanh cong la 1.000.000.000.000 dong, dao han vao ngay 12 thang 2 nam 2023, chiu nure di sudt ¢6 dinh
10,5%/ndm. Trdi phiéu nay diroe dam bao béng cé phan ctia Clng ty s¢ hitu boi cdc cé déng. Céng ty dang tiép tue dam
phdn dé thwre hién cdc giai phdp idi co cdu trdi phicu.

¥ L6 trdi phiéu theo ménh gid bimg Pong Viét Nam do Cong ty Cé phin Chimng khodn Déu Khi i vin, ¢6 rong menf? gid
phat himh thanh cong I 1.000.000.000.000 dong, dao han vao ngay 18 thing 5 ndm 2023, chiv nic 14i sudt ¢é dinh
10,5%/néim. Trdi phién nay duge dam bao bing c6 phcm cug Cong 1y s hitu boi cdc c6 dong. Cdng ty dang tiép tuc dim
phdm dé thue hién cdc giai phdp 1di co cdu trdi phiéu.

* Lo trai phreu theo ménh gid bing Bong Viét Nam cho Ngdn hang TMCFP Dgi Chzmg Viét Newn - Chi nhdnh Sai Gon va
do Cong ty C6 phin Chitng khodn Dau Khi lam dai Iy phdt hanh. Goi trdi phreu co mng gia tri 1.300.000.000.000 dong,
ngay ddo han ban dau vio fhcmg 6 ncim 2023, Lai sudt cho ky tinh 1di ddu tién ¢ dinh biang 11,75%/ncim. Lai sudi cho cdce
kv tinh Idi tiép theo dige diéu chinh ba (3) !hang mot (1) lan va bédng 1di ural co so tgi thoi diém didu chinh céng
4,25%/mam. Lai sudt co so Id i sudt tién gui "Tiét kigm Pai Chiing" nhan Idi cudi ky cao nhdt, ¢d loai tién nong g véi
logi tién vay, iy han 12 thang theo hiéu im sudt huy déng cia Ngdn hang TMCP Dm Chiing Viét Num céng bi famg thoi
ky. Trdi phiéu nay dwoc dim bdo bing ¢é phdn ctia Cong ty thude so hitu ciia cde ¢6 déng. Trong ndm, trdi phiéu nay da
durgre naa fai.

* Lé rdi phmu theo ménh gid bang Dong Viét Nam do Céng ty Cé phan Chirng khodn Ddu Khi tw vdn, ¢6 téng ménh gm
phdt hanh thanh cong I 1.500.000.000.000 dong, ddo han ban ddu vio ngdy 15 thing 3 mmr 2024, chju mirc 1di sudt cé
dink 10,5%/nam. Trdi phiéu nay duoc ddm bdo béing cd phcm crid Cong 1y s¢ hitu boi cdc ¢ dong. Trdi ph:eu di duoce gia
han mt phin dén ngay 15 thang 3 ném 2026 voéi lai sudt ky gia han ¢d dinh 11,5%/mém. Cong ty dang tiép tuc dam phdn
dé the hién cdc gidi phdp (4i co cdu trdi phiéu.

Cde thuvét minh néy o bé phan hop thanh cde Bio cdo téi chinft Trang 54
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v.z2o.l Trai phiéu (tiép theo)

4. Trdi phiéu ciia dai Iy phdt hanit Céng ty Cé phin Chirng Iiodn BIDV

Tréi phiéu khéng chuyén ddi, khong kém chimng quyén Céng ty C& phén Ching khoan BIDV tu vén va dai Iy phat hanh
gdm bay (7) 16 trai phiéu.

* Lo trai phreu theo ménh gic bing Déng Viét Nam do Cong ty Cé phin Chitng khodn BIDV Iam dai ly phat hanh, co tong
ménh gia phat hanh thenh céng la 1.000.000.000. 0()0 dong, dao han vao thdng 9 ndm 2023, chin mic 1di sudt ¢6 dinh
10,5%/mam. Trdi phiéu nay dupc ddm bao béng cé phdn cia Cong ty so hitu boi cdc cé dong. Cong 1y dang 1iép tye denn
phdn @é thwe hién cdc giai phap tdi co cdu trdi phidu.

* L6 trai phie’u theo ménh gia bing Déng Viér Nani do Céng ty Cé ph&n Chirng khodn BIDV tfu vén, ¢ téng ménh gid phat
hanh thanh cong la 500.000.000.000 dong, ngay ddo han theo plnrmfg an phat himh la ngdy 16 thdng 2 nam 2024, chiu
mire Idi maf cé dinh 10,5%/néim. Trdi phiéu nay diroc dam baa béng cé phén ciia Cong ty so hitu boi ede cd dong. Cong
tv dang tiép tuc dian phan dé thue hién cde giai phép tdi co cdu (rai phiéu.

* L trai pi'neu theo ménh gia bmrg Péng Viét Nam do Céng (y Cé phan Chtmg khodn BIDV tuw van. Trdi phiéu khong
chuyén dsi, khong kém clumg quyén, v6i ménh gid 100.000.000 VNBD/trdi phiéu v ¢6 tdng ménh gm pha.’ himb thanh
céng la 625.700.000.000 ddng, thoi han 12 thang, ddo han vao thang 3 nen 2023, chiu nnrc lai sudt ¢d dinh 9,5%/ncim.
Trdi phiéu nay dwge dan bdo bing ¢ ph(m cua Cdng 1y s¢ hitu boi cdc ¢ dong va quyén sik dung ddr tai Lam Péng.
Céng 1y dang phéi hop cing Céng ty Cé phan Chitng khodn BIDV dé xur Iy ti san bao dam va thue hién thanh todan nghia
v tirdi phiéi.

* Lo trai phiéu theo ménh gid béing Dong Viét Nam, do Cong 1y C6 phdn Chitng khodn BIDV lam dai Iy phet hanh co
tong ménh gid phdt hanh thanh cong ld 300.000. 000 000 dong, ddo han vao thdang 6 nam 2023, chiu mirc Idi sudt ¢é dinh
10,5%/mcim. Trdi phiéu nay dwoce deam bao bing cé phcm cna Cong ty so hitu bdi cde ¢ dong. Cong ty dang tiép tuc dem
phdn dé thuc hién cdc giai phdp tdi co cdu trai phiéu.

* L6 trdi phiéu theo ménh gid bing Péng Viét Nam, do Cong ry C6 phin C'Inmg khodn BIDV lam dai Iy phdar hanh, cé
rang ménh gid phdt hanh thanh céng la 250.000.000.000 déng, ddo han ban ddu vio thm?g 4 ném 2024, chiu mic 1i sudt
cé dink 10,5%/mam. Trai phiéu duge gia han Aén ngay 10 thang 3 ndm 2025, ldi sudt mng tir 10,5%/mdm [én 11,5%/ndm
var duge tra mot ldan vao ngay ddo han. Ngdy 16/7/2025, ngudi so hitu (rdi phiéu dd chdp thudn théng qua phiong dn
thanh todn mdi, theo d6 gdc trdi phiéu con lai diroc gia han dén ngéry 10/3/2027.

* L6 trdi phiéu theo ménh gid béng Bong Viét Nam, do Cong ty C6 phin Chitng khodn BIDY lam dai 1 phdt hcmh co
16ng ménh gic phat hanh thanh céng la 220.000. 000 000 déng, ddo han vao thang 4 nam 2023, chiu mic Idi sudt ¢é dinh
10,5%/mam. Trdi phiéu nay dwoc dam bao béng cé phan ctia Cong 1y so hitu boi cde cé dong. Cong ty dang tiép tuc dam
phdin dé thnre hign cdc gidi phdp tdi co cdu trdi phiéu.

* Lo trai phreu theo ménh gid bang Péng Viét Nam do Céng ty Cé phan Clumg khodn BIDV tw vdn. Trdi phi¢u khing
chuyén doi, khéng kem chtrng quyén, voi ménh gid 100.000.000 VND/trdi phiéu va c6 téng ménh gid phat hanh thanh
cong la 157.300.000.000 dong, thai han 18 thang, ngay ddo han theo plnro'ng ¢n phaf héanh la vao ngay 30 thang 9 nan
2023, chiw murc l'm sudt cé dinh 9,8%/ncim. Trdi phidu nay dwoe dam bao bing cé phan cua (,ong 1y sor hitu hii cdc e
déng va cdc quyén sir dung ddt tai tinh Lam Péng. Cong ty dang phéi hop cimg Cong ty C6 phdin Chimg khodn BIDV dé
xeb 1y 1di san bao dam va thuee hign thanh todn nghia v trai phreu

Cie thuyét minh néy I b phén hep thanh cde Bdo cdo tdti chinh, Trang 35
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v.20.1 Trii phiéu (tiép theo)
5. Trdi phiéu cita dai 1p phdt hanh Céng ty Cé phin Chirng khodn Ngan hang Kj Tlhieong Viét Nam

Day 1 khoan huy déng bdng viéc phdr hanh trdi phiéu theo ménh gid béng Pong Viét Nam do Cong ty C6 phdn Chimg
khoan K§ Thuong thu xép. Trdi phidu khdng chuyén doi, khdng kém chirng quyén, v6i ménh gia 100.000 VNB/irdi phiéu
V& ¢6 téng ménh gia phat hanh thanh céng Ig 1.300.000.000.000 déng. Trdi phiéu c6 ky han mudi tdm (18) thing ké tir
ngay phat hanh, dao han ban dau véo thang 7 nam 2023, chiu miie l6i sudt cho bén (04) ky tinh 1ai dan tién 1 9,5%/ném,
sau @6 dwoc diéu chink bang lii sudt tham chiéu cong (+) bién d¢ 3,28%/mém. Trdi phiéu nay dugc dant bao hing o
phén ciia Cong ty so hitu bai cde co dong va quyén tai san phdt sinh lién quan dén phan khu thude di dén tai Phan Thiét
(nay thude tink Ldm Dong). Trdi phiéu nay da dige gia han thém ba (03) ném ké tir lan gia han trude do. 1ong cong la
ndim (05) néim so véi ngay ddo han ban dau véi lai sudt ky gia han cd dinh mirc 11,5%/ndm.

6. Trdi phidu ciia dai Iy phit hanh Cong ty C8 phin Chirng khodn MB

L6 trdi phiéu theo ménh gida béng Pong Viér Nam, do Cong 1y Cd phdn Chitng khodn MB Iém dai Iy phat hanh, 6 tong
miénh gia phat hank thanh céng la 1.000.000.000.000 dong, ngdy dao han ban ddu la véo thang 3 nim 2023, chiu niic 1ai
sudt ¢d dinh 10,5%/mam. Trdi phiéu nay duge dam bao béng c6 phdn ciia Cong ty 56 hiju boi cdc ¢é dong va cde bét djng
san, quyén tai san duwgc so hity boi bén thir ba. Trdi phiélf dd dirge gia han 24 thang ké tir ngdy ddio han ban déu voi I
sudt ky gia han ¢é dinh miie 11,5%/ndam. Cong ty dang 1iép tue déam phdn dé thure hién cde giai phap tdi co cdu trdi phiéu.

7. Trai phiéu cia dai Iy phdt hanh Céng ty TNHH Chitng Ikhodn Mirae Asset (Viét Nant)

L6 trdi phiéu theo ménh gid bing Bong Viét Nam, do Ngdn hing TMCP Héang Hai Viét Nam - Chi nhanh Thanh phé Hé
Chi Minh lam don vi thu xép vén va Cong fv TNHH Chimg khodn Mirae Asset (Viét Nam) lém dai Iy phat hanh, ¢é 1ong
ménh gid 16i da 1o 1.000.000.000.000 @dng, ngay ddo han theo phuong dn phc.’rr hanh I vao ngay 23 thang 7 ndm 2023,
chiv mirc ld@i sudr ¢8 dinh 11%/ném. Trdi phiéu khong cé tai san bao dam. Téng gid tri phar hanh la 137.600.000.000
ddng. Cong tv dang 1iép tuc dam phin véi cdc trai chii d@é thue hién cdc giai phdp tdi co cdu trdi phidu.

8. Trdi phidu ciia dai I} phdt hinh Céng ty TNHH Chitng khodn Yuanta Viét Nam

Lé trdi phidu theo ménh gid bing Diong Viét Nam do Céng ty TNHH Chimg khodn Yuanta Viét Nam ldm dai Iy phat hanh,
6 tong ménh gid 16i da 500.000.000.000 déng, ddo han véo thang 3 ndm 2023, chiu mirc 1Gi sudt ¢d dinh 10.3%/mdam.
Trdi phiéu nay dwge dam bdo bing cé phin ciia Cong ty sé hitu boi cic cd dong, cdc bdt dong san, quyén téi san dupe so
hitu boi bén thir ba. Téng gid tri phat hanh thanh céng la 430.700.000.000 ddng. Trai phidu dé dige gia han dén ngéy 16
thang 3 ndm 2025 véi 1ai sudt ky gia han cé dinh mire 11,5%/mam. Cong ty dang tién hémh xi 1y 1ai san bao dam dé thue
hién thanh todn nghia vy trdi phiéu.

9. Trdi phiéu ciia dai Ij phét hanh UBS AG, Singapore Branch (Trueée day I Credit Suise AG, Singapore Branch)

Ngay 16 fhcmg 7 ndm 2021 (“Ngay phdt hénh”), Cong ty phdat hanh 1.500 Trai Phiéu Chuyén P6i cho cde nha dau fur

quoc 1€ voi tong gid iri 300.000.000 dé la My (ménh gid 200.000 d la Mirdi phiéu). Cde trdi plnezr nay duwge thu xép

phdt hanh bai UBS AG, Singapore Branch (irude ddy la Credit Suisse AG, Singapore Branch) va The Bank of New York
Mellon — Chi nhénh London déng vai tro Dai Iy Uy théc.,

Cdec trdi phr'éu chuvén déi ¢ ky han ban ddu dén ngay 16 thang 7 ndam 2026, véi ldi sudt 5,25%/mam, thanh todn dinh ky 6
thing mdt lan, va 1ai mua lgi 6%/mdm tinh trén co s6 mra ndm. Trdi phicy khéng c6 tai san bdo dam va o thé duge
chuyén doi thanh cé phféu phé théng cra Cong ty C phc.";n Tap doan Ddu tw Dia ¢ No Va (NVL) trong khoang thoi giun
1y ngay thiv 41 ké tir ngdry phat hamh dén ngéy thiv mudi truée ngay ddo han.

Gid chuyén déi ban déu duge xde dinh la 135.700 dbnglcd phin, twong timg voi 1y I¢ 33.915,9912 cé phiéu cho méi trai

phiéu. Gid chuyéﬁ doi m‘ry e diéu chinh \uéng 77.000 c?c”;n‘g/c(f phdn vao ngay 17 thang 01 ném 2024, twong img voi 1y

1¢ 39771 ¢d phreu cho méi trai phiéu chuyén doi. Gid chuyén doi cé thé dwpe diéu chinh nong cde frugng hop: (i) phm

sinh cac su kién doanh nglnep lam thay doi gic tri ¢6 phdn; va/hodc (i) diéu chinh theo bién dong gicm clia gid 6 phiéu
NVL theo diéu khodn trdi phiéu.

Cde thuyét minh nay la b phin hop thank cde Bio cdo téi chin, frang 56
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v.20.1

V.22

Ceic thpét mindy néy Il bg phen hap thanh cde Bdo cdo taf chinh,

Trai phiéu (tiép theo)

Ngay 30 thang 7 ncim 2025 (“Nedy hidu hee siva 36i”7), Cong ty hoan tdt phurong dn tdi cdu tric trdi phiéu. Theo do, di no
gdc rdi phiéu dwoc diéu chinh thanh 335.256.136 do la My, véi ngay ddo han mai lé 30 thang 6 ndm 2027, Cde tr. m phiéu
nay 1iép tye ehiu 1ai sudt 5,25%/mdam, tra dinh ky: 6 thdng mér I6n. Gid mua lai dugc xde dinh bang 115% du no gic céng
v 1di chuea thanh todn tai thoi diém na lai.

Ké ur ngay hidu luc sua dsi, gid ehuyén doi duoce xde dinh 1 36,000 dci‘ng/cé ph(fn, fiwong img vai (y I8 156.018 o pl?iét.v
cho méi trei phiéu chuyén doi.

Trong nam 2023, 133 trdi phiéu chuyén d6i dai duwge chuyén déi thamh cé phiéu NVL voi tong gid tri ménh gia 29.865.416
dé la My, Do ds, tai ngay 31 thang 12 ném 2023, du ng géc trdi phidu con lai 1o 305.390.720 d6 la My.

Sau ngay két thite ndim (i chinh, gid chuyén déi dwoe diéu chinh xuéng 34.000 dong/cé phdn ké tir ngay 05 thang 01 ndm
2026, tuong g vé&i ty 1é 163,195 ¢6 phiéu cho méi trdi phiéu ehuyén doi.

Vay ngiin himg

Bén cho vay

1. Vay ngéin han ngin hang

Vietnam Joint Stock Commercial Bank for Industry
and Trade Filiale Deutschland (2)

Maybank Infernational Labuan Branch (2)

Deutsche [nvestitions-und Entwicklungsgesellschaft
mbH (3)

Ngan hang TMCP Céng Thuong Viét Nam - Chi
nhanh [ - (2)

Ngén hang TMCP Phét Trién Tp.HCM - Hpi s6 (3)

Ngéan hang TMCP Quén d6i CN Bic Sai Gon (1)

31/12/2025

439.465.460.911

50.116.300.000

50.116.300.000

339.132.860.911

100.000.000

01/01/2025

2.252.100.860.793

485.469.000.000

485.469.000.000

328.512.860.793

17.250.000.000

100.000.000

935.300.000.000

2. Vay dai han ngén hang 915.968.400.000 200.000.000
Vi : w . .

i o Sk ok -
Maybank International Labuan Branch (2) 451.046.700.000 -
Ngén hang TMCP Céng Thuong Vigt Nam - Chi 13.775.000.000 .
nhanh | - (2)

Ngén hang TMCP Phat Trién Tp.HCM - Hbi s& (3) 100.000.000 200.000.000

Cing 1.355.433.860.911 2.252.300.800.793

[, Vay Ngin hang TMCP Quén d§i CN Bic Sai Gon

Bay lér khodn vay béng Pong Viét Nant han muc 1.500 ty déng, c6 thoi han ba muwoi sau (36) thang ké nir ngay g;'crr ngdn
ddn tién. Khocn vay chiu 1@ sudt kp déu tién la 11,5%/mdm va dwoc diéu chinh dinh ky ba (3 ) fhang mot (1) ldn, béng lai
sudt tham chiéu cong (+) bién dé 3,5%/mdm. Trong di, 14i sudt tham chidu la 1Gi sudt vay b(mg dang Viét Nam danh cho
khdch hang lon, ky han vay trén 12 fhang do Ngdn hang TMCP Qudn Dgi - Chf nhenh Bic Sai (Jon cong bé. Khoan vay
dirge bao dam bing toan bo phan von gép cia Cong ty trong Cong 1y con, quyén i san va quyén sir dung ddt cia dir cn
tqi phucng Tam Phudce, tinh BHong Nai. Tinh dén ngay 31/12/2025, khoan vay da dwgc tdt todn toan bo.

Trang 57



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

MAu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim (i chinh két thiic ngay 31 thang 12 ném 2025

Bon vi tinh: Déng Viét Nam

V.20.2 Vay ngin hang (tiép theo)

V.20.3

2. Vay Ngin hang TMCP Cong Thuong Viét Nam - Chi nhanh 1

Dady lé ccic khodn vay c6 16ng han mirc la 41 tridu dé My do Ngdn hang TMCP Cong Thicong Viét Nam - Chi nhanh [ la
dai Iy va dei dign nhdn xue Iy tai san dam bao, gém 2 khodn vay nhe saw

2.1. Khoan vay bing do la My duge thi xép boi Vietnam Joint Stock Commercial Bank for Industry and Trade Filiale
Deuischiand (han mure 20 triéu dé la My} co $0 dw no tai ngay cudi nam I 19 triéu @6 la My va Ngdn hang Maybank
International - Chi nhanh Labuan (han mire 20 triéu dé ln My) cd 56 dir no tai ngay cudi ném 1 19 wridu dé la My, Khoan
very €6 thot han ba muweoi (30) thdng. Ldi sudt vay digce tinh theo 1di sudt qua dém cé dam bao ("SOFR") céng voi bién do
5,75%/mém.

2.2, Khoan vay bcmq Déng Viér Nam tai Ngdn hang TMCP Cong Thuong Viét Nmn - Chi nhanh 1. cho vay theo han mirc
lé 23.000.000.000 ding (Twong duong 1 triéu do la My), cd 86 dur no tai f?gay cudi néim la 13.775.000.000 déng, cé thoi
han ba muoi (30) thang. Khodan vay ehiu G sudt bang lai sudt huy dong tién tiét kigm ky han muci hai (12) thang bing
Déng Viét Nam ftr cd nhén cong bién dg 4,5%/ndm.

Cdc khoan vay dwoc dam bao béing mgt phdn téi san thuge du dn tgi Tp. HCM, mt 6 (i san thude dy dn iai Lam Dm?g
Vit €6 phén ctia mét cong ty tai Tp HCM. Ngay 19 thang 7 ndm 2025, Cong ty da dam phan thanh cong vige tai edu trifc
khodan vay va dé ky két hop déng gia han chinh thirc cho khoan vay néy. Theo dé, lich thanh todn mdi cia cdc khodan vay
ney et thang 10 ndm 2026 dén thang 7 ném 2027.

3. Vay Deutsche Investitions-und Entwicklungsgesellschaft mbH

Pady la cde khodan vay c6 tong han nure 20 trigu d6 la My va 700 triéu ddng cho Céng ty gom 2 khoan vay seu:

Khodn vay Dewtsche Investitions-und Entwickiungsgesellschafi mbH theo hop dbng tin dung han nurc 20 trié¢u dé la M.
Thoi han cia khodn vay I chin muoi sdu (96) thang va khéng vt qua ngay 15 thang 6 ndm 2{)27 Khoan vay nay chiu
iar sudt 5,1%/ndim. Lai dwoc tra dinh ki scu (6) thang mot (1) lan. Khodn vay ddm bdo biing quyén sir dung ddt va tci san

géin lién voi dat thuée mét du dn tai Can The. Tai ngay ldp bdo cdo tai chinh riéng, Céng ty dang trong qud trinh dan
phdm dé gia hun tra goc va Idi cia khoan vay nay.

Khoan vay Ngédn hang TMCP Phat tr ién Tp. HCM - Hoi so bing Péng Viét Nam theo han mitc 700 triéu dong, o thoi han
chin muroi sdu (96) thang ké tiv ngdy tiép theo ngay gidi ngan, va kh(mg virgt qua ngay 15 thang 6 ndm 2027, tién ng goc
veiy dwoc tra dinh ky sdu (6) !hang mét (1) lan va dwge dn han goc 12 {hang ké tir ngary gici ngén, Khoan vay ncy chiu lai
sudt 12%/mam cho ba (3) thang ddu tién, bért ddu tir Ihang et { 4), 1ai sudt deoe dp dung theo 1ai sudt huy dong 1ién tiét
kiém cd nhdn ky han nedi hai (12) thang (tra Idi cudi k) bang Dong Viét Nam ciia Ngcm hémg TMCP Phdt Trién Tp. HCM
cong (+) bién dé 4, 7%/mdm. Khoan vay dam bao bang quyen s dung ddt vé i san gan lién voi ddt thube mét dy dn tai
Can Tho.

Vay tir to chive vi ¢i nhéin bén thir ba duge trinh bdy nhw sau:

Vay ngiin han bén thi ba
Credit Opportunities [1T Pte. Limited (1)

Seatown Private Credit Master Fund (2)
UBS AG, Singapore Branch (Trudce déy la Credit
Suise AG, Singapore Branch} (3}

Stark Ist Co. Ltd (4)
Vay c4 nhén khde (5)
Cing
Vay dai han bén thirba
Khoan vay c6 quyén chuyén d6i (6)

Cong

Céie thauvét minh néy (¢t b phan hop thanh cde Béo cdo 1 chinh.

31/12/2025
8.084.180.725.079
2.982.651.205.079
2.314.845.520.000

1.450.735.000.000

975.949.000.000
360.000.000.000

01/01/2025
7.405.943.760.000
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

2.410.000.000.000

2.419.000.000.000
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v.20.3 Vay tir t6 chire va ¢4 nhéin bén thir ba (1iép theo)
L. Vay Credit Opportunities I Pte. Limited

Ddy lét khodn vay véi Credit Opportunities I Ple. Limited theo hop dong tin dung ¢6 han miie 100 trigu d6 la My, Lai
sudt vay lé 6,0%/mdm va duge tra dinh kp ba (3) théng mét (1} lin. Khodn vay sé dén han véo ngay 18 thdng 8 ndm 2025,
Céng ty phai tra thém mdr khoan tién di dé dam bao cho Bén Cho Vay nhdn diroe IRR muc tiéu la 13,5% (da buo g5m phi
duy tri 2%) khi hét han hpp dong vay. Khodn vay nay dige dam béo bing cé phc"fn ciia Cdng ty so hitu boi cde ¢6 dong;
khocin phai thu vé béo lanh lién quan dén mot dir én tai Tinh Déng Nai; khoan phéi thu, 18i khodn vé téi san khdc lién
quan dén mor 6 bér ding san thudc mdt dvw dn tai tinh Limn Dé‘ng, Tai ngdy Idp bdo cdo tai chinh riéng, Cong 1y dang
hacn tdt cdc diéu kién tién quvét dé khoan vay duge gia han dén ngéy 31 thang 12 ndm 2026.

2. Vay Seatown Private Credit Master Fund

Déy I khodn vay v&i Seatown Private Credit Master Fund vi/hode mét/cde bén cho vay khdc theo hop dong tin dung c6
han nuire 1o 110 trigu d6 la MP. Lai sudt vay i 6,0%/mam va dwoc tra dinh ky sdu (6} thang mdt (1) lan. Cong 1y phdi trd
thém mét khoan tién i dé dam bdo cho bén cho vay nhdn diege IRR muc tidu la 14%/mdam khi hét han hop dé‘ng Vv,
Khoan vay néy dwge dam bao bing qzryén tai sam, tai khodn va phdn von gép cdc Cong ty lién quan dén mét dy an tqi
Tinh Bdng Nai vé khoan thu dige con lai sau khi dd hodn thanh nghia vu dupe dam bao cho mét khoan vay trong mute
tgi dir dn, Cong 1y dang tiép tue dam phdn vai bén cho vay dé gia han lich tra gde, ldi ciia khodn vay.

3. Vay UBS AG Singapore Branch (Trwde diy ld Credit Suisse AG - Singapore Branch)

Day la khodn vay duwoc thu xép boi UBS AG - Singapore Branch (rude day 1o Credit Suisse AG, Singapore Branch) theo
hop do"‘ng tinn dung ¢d han nmre 100 triéu dé la My Lai sudi vay dirge tinh theo SOFR cdng vai bién dé 5,76%/mdm vé duroe
tra dinh ky ba (3} théng mét (1) ldn. Céng ty phdi trd thém mdt khoan tién di dé dam bao cho bén cho vay nhdn duge IRR
muye tiéu Ia 11,5%/mdam. Khodn vay ndy duge dam bdo bing cé phdn ciia Céng ty sé hitu boi cde cd déng. Cong ty dang
tiép tuc dam phdn véi bén cho vay dé gia han lich tra gée, 1di cia khodn vay.

4. Vay Starklst Co. Ltd.

Ddy la khodn vay v6i Starkist Co. Ltd theo hap dong tin dung c6 han mire 50 triéu @6 la M. Lai sudt vay ban ddu 1
6%/nchn, duoc diéu chinh thinh 3%/nam tra béng tién ap dung ké nr ky tra lai thang 6 ndm 2023 va duge tra dinh ky scu
(6) thang mdt (1) ldn. Ngay dao han ban déu lé vao ngdy 15 thang 7 nim 2024. Céng 1y phai tra thém mdt khoan tién i
dé dam bao cho bén cho yay nhdn duoe IRR muc tiéu la 11,5%/ndm. Khodan vay nay dugc dam bao hc:mg cé ph(fn sar hivu
ciia cd ddng Cong 1y va cde bén bao ddm. Khodn vay ndy di dwoe gia han thém nueoi hai (12) thang ké tir ngay ddo han
ban déu, 1di vay duwge tré véio ngay dédo han. Cong ty dang tiép tuc dam phan v&i bén cho vay dé gia han lich tra géc, lai
etia khoan vay.

5. Vay ¢a nhin Khic

BPay 1d khodn vay bing déng Viét Nam ¢ thoi han tir 18 dén 36 thang, 1ai sudt vay o dinh 12%/mdm v khong co tai san
dam bao.

6. Vay ci nhin ¢é quyén chuyén déi

Ddy lii cdc khodn vay khdng ¢6 16i sén dam bdo vi co thé chuyén @i thanh cé phdn Céng ty ¢ phdn Tap dodin Ddn tir
Dia 6¢ No Va (NVL), 6 16ng han mire 161 da la 2.500.000.000.000 déng véi cic bén cho vay, thoi han vay la ha (03) ném
ké tir ngay gial ngdn cudi cimg. Ldi sudt vay la 14%/ndm va dugce tra dinh ky sdu (06) thang mot ldn.

Cdc bén cho vay co quyén thiee hién chuyén @6i mdt phdn hodic todn bg die no khodn vay thénh ¢é phiéu NVL vao cdc ky
chuyén doi tai thang thiv 18, thang thiv 24 var thang thir 30 ké tir ngay 31 thang 12 nam 2025. Gid chuyén déi dugc tinh
bing 115% nhan voi gia déng ciia cia c6 phidu NVL tai ngay cdch néim (03) ngay lam viée trudc va bao gdm ngay gidi
ngdn cuoi cing. Gid chuyén déi ¢ thé dugce diéu chinh giam sau khi phdt sinh cde sie kién din dén diéu chinl gid cé
phidu NVL theo théng I¢ trén (hi trudng va thoa thudn véi cde Bén cho vay.

Céng ty ¢d quyén hoan tra trde han mét hodc nhiéu lén véi 16ng 56 tién tra trede 181 da 50% tong dir ne sau meoi hai
(12) thing ké tir ngéry giai ngdn cuii cling.

Cée thuvét mink néty It b6 phein hop thanh céic Bdo cée tii chink. frang 39



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

BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho ndm tai chinh kéi thiic ngay 31 thang 12 ném 2025

WiAu BO9 - DN

Pom vj tinh: Ddng Viét Nam

v.20.4 Thuyét minh vay tis té chiie lien quan: Chi 1iét xem trinh bay tai thuyét minh s6 VIII 2¢.

Ddy lé ede khoan vay bing Déng Viét Nam, cé thoi han 1t 05 thdng 167 60 thdng, chiu i sudt 1 4,7%/mam dén
12, 1%/ndn va khdng co tai san ddm bdo.

V.21 D phong phéi tri

Dai han

Dy phong bao hanh san phdm bat déng san d4 hoan thanh va ban giao

Cong

Dy phong n¢ phii tri - chi tiet phit sinh nhw saw:

S6 dau ndm
S6 da siv dung
$é hoan nhap

A A -
56 cudi nim

V.22 Vén chii s¢ hitu

v.22.1 Biing dbi chiéu bién ding ciia Vén chii sé hitu

IKKhodn myc

Von gop cia
chii s& hiltu

Thiing du
vén ¢b phin

3141272025

01/01/2025
2.412.376.550

2.412.376.550

Loi nhufin sau thué
chia phéiin phdi

Dai han
2.412.376.550
(264.610.000)
(2.147.766.550)

Clng

S6 du tai ngdy 01/01/2024
Loi nhudn thudn nim 2024

S6 du tai ngay 31/12/2024

19.501.045.380.000

19.501.045.380.000

5.051.601.924.626

5.051.601.924.626

(1.911.706.096.072)
168.720.635.764

(1.742.985.410.308)

22.640.941.208.554
168.720.685.764

22.809.661.894.318

Sé du tai ngay 01/01/2025

Phat hanh cd phén theo
chuong trinh ESOP (1)

Phat hanh b phiu dé
hoan d6i ng phai tra (2)
Phdt hanh ¢6 phiéu dé
chuyén di trai phiéu
chuyén dbi (3)

Chi phi lién quan phat
hanh ¢b phiéu

Lgi nhuén thudn nim 2025

Sb du tai ngay 31/12/2025

19.501.045.380.000

975.052.260.000

1.636.583.910.000

207.503.940.000

22.320.185.490.000

5.051.601.924.626

(487.526.130.000)

940.490.274.833

539.510.371.680

(688.907.500)

6.043.387.533.639

(1.742,985.410.308)

(802.583.305.445)
(2.545.568.715.753)

22.809.661.894.318

487.526.130.000

2.577.074.184.833

747.014.311.680

(688.907.500)
(802.583.305.445)
25.818.004.307.886

{1) Trong nam 2025, Cong ty trién khai hai chuong trinh phat hanh ¢é phiéu cho nguoi lao dong.

Chuong trinh tho nhét “Chuong trinh thudng ESOP”: Theo Ngh1 quyet Dal héi dbng cb dong thudng nién s6 16/2025-
NQ. DHDCD-NVLG ngay 24/4/2025 va cac Nghj quyet Hoi dong quan tri 56 38/2025-NQ . HPQT-NVLG ngay 04/7/2025
va 6 43/2025-NQ.HPQT- NVLG ngay 23/7/2025 Hol dong quan tri da thong qua viée trién khai chuong tlmh thueng co
phiéu cho nguol ld() dong tir ngudn thang du vén cb phan. Theo do, Cong ty du kién phat hanh 48.752.613 cb phiéu, tuong
duong 2,5% s6 ¢b phén dang luu hanh, véi téng gid tri theo ménh gi4 14 487.526.130.000 dong.

Cdic thuyét mish néy & bg phén hop thinh cde Bdo edo tai chinhi,

Trang 60



CONG TY CO PHAN TAP DOAN BAU TU BIA OC NO VA MAu B0Y - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho néim tai chink két thiic ngay 31 thang 12 ndm 2025 Pon vi tinh: Dong Viét Nam

Y.22.1

V.22.2

V.22.3

“» A A A a - A oy ~ P K
Biing dbi chi€u bién ddng cia Von chi sé hitu (tiép theo)

Chuong trinh thi 2 “Chuong trinh chao ban ESOP”: Cimg theo Nghi quyét Dai hdi ddng ¢b ddng thudng nién sb 16/2025-
NQ PHPCH-NVLG ngay 24/4/2025 va Nghi quyét Hoi dong quan tri s6 39/2025-NQ.HDQT- NVLG ngay 04/7/2025, H01
dong quan trj da théng qua \nec trién khai chuong trinh chdo bén ¢b phiéu cho nguorl lao dong v6i sb lugng 48.752.613 cé
phiéu, trong duong 2,5% s6 ¢b phén dang Iuu hanh, véi gid phat hanh 10.000 ddng/cd phidu.

Theo Nghi quyét Héi ddng quan tri sb 62/2025-NQ.HPQT-NVLG ngay 0%/10/2025, Hoi dbng quan tr da [hong qua két
qua thyc higén ca hai chuong trinh ESOP néu trén, theo d6 Céng ty dd phat hanh tong cong 97.505.226 ¢b phiéu cho ngudi
lao déng. Sau khi hoan tat viée phat hanh, Cong ty da thuc hién tha tuc ting vén didu 18 tor 19.501.045.380.000 ddng 1én
20.476.097.640.000 ddng theo quy dinh.

(2) Theo Nghl quyét Pai hoi ddng cb déng bat thudmng s 17/2025-NQ.DHDCH- NVLG ngay 7 thang 8 nam 2025 va cac
Nghi quyét s6 57/2025-NQ. HDQT—NVLG ngay 8 thang 9 nam 2025 Dai h01 dong cb dong da thong qua trién khai thuc
hién phuong an phat hanh ch ph1eu 1leng 1& dé hoan déi ng vai sb lugng cb phiéu du kién phét hanh 13 168.014.696 cb
ph1eu twong duong 8,616% sb cb phdn dang luu hanh ciia Céng ty. Gia phat hanh du kién la 15.746,667 dong/cd phiéu va
tdng gia tri cdc khodn ng phai tra s& duge hoan ddi 14 2.645.671.499.267 déng,

Theo Nghi quyet s6 77/2025-NQ.HDQT- NVLG ngay 31 thang 12 ngim 2025, Hoi dong quan tri dd lhong qua két qua thuc
hién phat hanh c6 ph:eu dé hodn d0| no véi sb lugng ¢b phiéu duge phat hanh 12 163.658.391 ¢b phleu, gia phat hanh la
15.746,667 ddng/cd phleu Gia tri ¢b phén phéat hanh duge hach todn ting vén didv 18 va thiang du von b phén Jan luot la
1.636.583.910.000 dong va 940.490,274.833 ddng, tuong Ung tong gid tri cdc khodn ng phai tra dwge hodn déi la
2.577.074.200.878 ddng. Dén thoi dlem phat hanh b4o cdo tai chinh riéng, Cong ty d hoan thanh thu tuc thay doi glay
chirng nhin ding ky doanh nghiép vé viée tang von nay.

(3) Theo hgp ddng phat hanh t1a1 phiéu chuyén d6i tai ngay 7 thang 7 ndm 2021, céc théng bao yéu cdu chuyén déi trai
phiéu tir trdi chn, Nghij quyet 56 78/’2025 NQ.HBQT-NVLG ngay 31 thang 12 nam 2025, Héi ddng quan trj dd théng qua
viée chuyén déi tii phleu thanh cb ph;eu phd thong véi tong gla tri 29. 928 458 Do la My ("USD"} twong tng 1y i
USD/VND sir dung chuyen dbi trai phleu la 24.960 ddng. Vi vay, s6 lugng ¢d phan duge phat hanh 14 20.750.3%4 ¢o pl
theo gid chuyén ddi cho mdi ¢d phin 1a 36.000 dong. Pén thai diém phét hanh bdo cdo 1ai chinh riéng, Céng ty da he
thanh tho tyc thay ddi gidy ching nhén dang ky doanh nghiép vé viée tang vén nay.

Chi tiét vén gép ciia chi sé hitu
Ty 18 vén gop
31/12/2025 31/12/2025 01/01/2(
Cong ty Cd phin Diamond Propertics 7,068% 1.713.992.240.000 1.680.609.870.000
Céng ty C8 phén Nova Group 22,04% 4.918.637.140.000 3.438.407.580.000
Céd déng khac 70,28% 15.687.556.110.000 14,376,027.930.000
Cing 100,00% 22.320.185.490.0:00 19.501,045.380.000

Tui ngay 31/12/2025, mét phén cé phidu phé thing ctia cde cé déng da dwgpe thé chdp cho cde hop déng vay cua Céng (y
theo thuyét minh vay.

Cac giao dich vé vén véi cac chi sé hitu va phiin phdi ¢b tire, chia lgi nhuin
Nim 2025 Niam 2024
Vén gop cta chi sé hitu
vén gop ddu nam 19.501.045.380.000  19.501.045.380.000
Vén gop tang trong nim 2.819.140.110.000 -
Vén gép cubi nim 22.320.185.490.000  19.501.045.380.000

Co tiic, loi nhudn da chia - -

Ciic thuyét minh néy I b phan hop thénh cde Beo cdo tai chinhi. Trang 6/



CONG TY CO PHAN TAP DOAN PAU TU DIA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim téi chinh két thic ngay 31 thang 12 ndm 2025

Miu B09 - DN

Don vi tinh: Pdng Viét Num

V.22 Vbn chi so hitu (tiép theo)
V.22.4 Cb tic
C4 (e da cong bé sau ngay két thiic nién dé

Cé hbke dd cong bé 1rén co phidu thuong

v.22.5 Cb phifun

Sé lugng cé phidu ding ky phét hanh
S$6 luong cb phidu d3 ban ra céng ching
Cd phiéu phé théng
S8 lrong ¢b phiéu dang luu hinh
C6 phiéu phé thong

Meénh gid co phiézf dang hrn hanh: déng Viét Nam/cé ]Jlriézf.
V.23 Cic khoidn muc ngoai Bang cin dbi ké toan

a. Thisan thué:

Nam 2025

Clure eidng bi

Nim 2024

31/12/2025

2.232.018.549
2.232.018.549
2.232.018.549
2.232.018.549
2.232.018.549

10.000

01/01/2025

1.950.104.538
1.950.104,538
1.950.104.538
1.950.104.538
1.950.104.538

10.000

Cam két lién quan dén edc hgp ddng cho thué hoat dgng ma Cong ty 1a bén di thué

Cong ty phai tra mirc t&i thidu cho cdc hop déng thud hoat ddng khéng hiy ngang trong tuong lai nhu sau:

Duwéi 1 nam

31/12/2025

7.761.600.000

01/01/2025
7.114.800.000

Cam két lién quan dén céc hgp ddng cho thué hoat djng ma Cong ty 1a bén cho thué

Céng ty da ky cac hop ddng cho thué hoat dong, theo do, khodan tién thué t&i thidu phai thu trong tuong lai coa hop déng

cho thué hoat déng khéng hiy ngang nhu sau:

Dudi I nAm
Tiur i dén 5 nam
Trén 3 ndm

Cing

b. Ngoai t& cdc loai

usp

Cdic thuyét minl ndy i b phdn hap thinh ede Bde edo i chinh,

31/12/2025
7.331.100.580
12.641.026.494
50.017.810.022

01/01/2025
6.154.007.342
10.920.700.364
51.823.551.629

69.989.937.096

68.898.259.335

31/12/2025 01/01/2025

Gia tri (USD) Gia tri (USD)

3.598,63 4.104,52
Trang 62



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

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néhm ti chinh két thiic ngay 31 thdmg 12 ndm 2025

Mau B09 - DN

Pon vi tinh: Dong Vigt Nam

VI. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO KET QUA HOAT DONG KINH

DOANH RIENG

VL.1- Doanh thu bdn hing va cung cip dich vy

Doanh thu cung cép dich vu tw van quan ly, phat

trién du 4n, tu vén ban hang va djch vu khac
Doanh thu chuyén nhugng bat déng san
Doanh thu cho thué tai sin

Cong

Trong dé: Doanh thu ddi véi céc bén lién quan

Nim 2025

173.042.862.001
65.623.836.849
9.218.394.517

Nam 2024

164.657.595.994
10.490.535.353
8.933.931.621

247.885.093.367

184.082.062.968

100.788.749.686

Chi tiét xem trinh bay tqi thuyét minh 56 VIIL2b "Giao dich véi cde bén lién quan khdc”.

VL2 Doanh thu thuin v& ban hang vi cung cip dich vy

Doanh thu cung cdp dich vy tu vin quan 1y, phat

trién du an, tu vén ban hang va dich vu khéc
Doanh thu chuyén nhugng bit déng san
Doanh thu cho thué tai san

Cong

VL3 Gis vbn hang ban va cung cip dich vy

GGia von cua dich vu da cung cap
Gid von chuyén nhugng bat déng san
GGi4 von cho thué tai san

Cing

VL4 Doanh thu hoat djng tai chinh

Lai chuyén nhugng vén (chi tiér xem thuyér mink V.2a)

LAi tir hop ddng hop tée dau tr
Cé tire, lgi nhuén duge chia
L4i tién gui ngén hang
Lai chénh léch ty gia héi doai da thuc hién
Doanh thu hoat déng tai chinh khac
Cing

Trong dé: Doanh thu tai chinh bén lién quan

Nam 2025

173.042.862.001
65.623.836.849
9.218.394.517

79.917.609.240

Nim 2024

164.657.595.994
10.490.535.353
8.933.931.621

247.885.093.367

184.082.062.968

Nim 2025
134.990.414.410
43.423.629.872
7.900.384.572

Nam 2024
157.463.708.377
10.171.444.444
7.893.995.095

186.314,428.854

175.529.147.916

Nim 2025
1.832.423,803.352
838.150.564.169
25.343.435.574
2.233.172.139
26.183.872.286
409.888

Nim 2024
4.579.156.000.000
979.744.898.632
26.042.194 845
2.964.656.205
12.468 246

2.724.335.257.408

5.587.920.217.928

626.411,435.574

Chi tiét xem trinh bay tai thuyét mink sé VIIL2b "Giao dich véi cde bén lién quan khac”,

Céic thuvét mink ndy la bg phdn hap thénh ede Bao cdo i chink.

628.756.956.489

Trang 63
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BAN THUYET MINH BAO CAO TAI CHINH RIENG
Cho ném tai chink két thite ngay 31 thang 12 néimn 2025

Miu B09 - DN

Fon vi tinh: Dé‘a?g Viét N

V1.5

VL6

V1.7

VL8

Chi phi tai chinh

Chi phi 14i vay
L3 thudn do danh gid lai cac khodn ¢o ghc ngoai (& cudi nam tai chinh
Phan bd chi phi phat hanh trai phidu
Chi phi lién quan dén khoan vay (*)
L& chuyén nhugng vbn (chi tiet xem ﬂmyé} minh V.2a)
Dy phong giam gia du tu tai chinh
1.6 chénh léch ty gid da thuc hién
Chi phi khac
Cing

Trong d&: Chi phi tai chinh bén lién quan

Nim 2025

3.220.567.570.990
592.780.788.813
58.056.337.788
26.164.193.404
40.864.814.815

(102.756.226.763)
21.995.662.826
249.630.923

Nim 2024
3.841.522.630.680
750.875.944.728
11.171.192.317
399.253.475.491
98.404.850.224
61.419.784.251
86.699,503.175

3.857.922.772.796

5.349.347.380.866

71.102.523.566

Chi tiét xem frinh bay tgi thuyét mink sé VIIL2b "Giao dich véi cdc bén lién quan khdc".

48.134.735.909

(*) Chi phi lién quan dén cac khoan vay chi yéu la chi phi sdp xép khoan vay va chi phi tét todn trdi phiéu trong ném.

Chi phi bin hang

Chi phi khéu hao tai san ¢6 dinh
Chi phi dich vu mua ngoai
Cic chi phf khic

Cong

Chi phi quéin 1y doanh nghiép

Chi phi nhén vién
Chi phi d6 ding viin phong
Chi phi khu hao tai san ¢b dinh
Chi phi dy phong phai thu khd doi
Chi phi dich vy mua ngoai
Céc chi phi khac

Cong

Thu nhiip khic

Thu nhap wr thanh 1y hop déng chuyén nhueng va hop ddng bdi hoan (xem
thuyét minh V.12)

Tién thu bdi thudng do thu hdi, giai phong mat bing
Lai thanh 1y tai san ¢6 dinh

Tién phat vi pham hgp déng

Hoan nhép du phong bao hanh

Thu nhdp khac

Cing

Cdc thivér minht népe I b phen Jiop thénth cae Béo cio téi chinh.

Nim 2025 Nim 2024
- 225.334.020
119.616.081 55.106.798
31.702.164 4.632.767.590
151.318.245 4.913.208.408
Nim 2025 Nim 2024
1.165.042.521 935.925.252
17.923.790 42.421.376
232.729.185 390.152.836
239,585.000 22.281.919.763

8.924.502.181
3.769.852.410

50.606.420.637
8.946.436.199

83.203.276.063

14.349.635.087

Nim 2025

321.533.714.586
2.008.818.892

2.147.766.550
222.325.512

Nam 2024

2227272727

48.170.920
4.703.968.708
4.882.408.939

325.912.625.540

11.861.821.294

Trang 64



CONG TY CO PHAN TAP POAN DAU TU DIA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ném tai chink két thiic ngay 31 thang 12 ndm 2025

Wiu BOY - DN

Dan vi tinh: D(ﬁng Viét Nam

VL9 Chi phi khac

Phat do vi pham hgp ddng
Céc khoan tién phat
Chi phi khac

Cong

V1.1 Chi phi sin xuét, kinh doanh theo yéu té

Chi phi nhén céng
Chi phi khéu hao tai san ¢b dinh
Chi phi dich vu mua ngodi
Chi phi dy phdng phai thu kho doi
Khac

Cong

V111 Chi phi thué thu nhip doanh nghiép hi¢n hanh

Thué thu nhdp doanh nghiép phai ndp trong nim duge dy tinh nhu sau:

1. Tdng lgi nhuin truée thué

2. Céc khoin didu chinh ting, (gidm) lgi nhujn trudc thué dé xac dinh

lgi nhufin chiu thué thu nhip doanh nghiép:
2.1. Piéu chinh tang tong loi nhuén trudce thué TNDN
Chi phi 1di vay khdng duoc trir theo quy dinh
Chi phi phat thué
Chi phi khing dwoe trir khdc (%)
2.2. Didu chinh giam tdng loi nhuan trude thué TNDN
Hodn cac khoan trich vao chi phi ném trirde
Danh gid chénh lgch gid tri dir an
3. Thu nhip chiu thué (3=1+2)
Thu nhap chiu thué tir hoat déng kinh doanh (*)
Thu nhép chiu thué tir hoat dong chuyén nhuong Bét dong san
4. Thu nhip dugc mién thué
Thu nhép tu cb tire loi nhudn duge chia
5. Chuyén 13 va bu trir 15i 18
L4 tir hoat dong kinh doanh duge chuyén trong nam (*)
L5 tir hoat dong chuyén nhugng bit dong san trong nam
6. Thu nhip tinh thud (6=3+4+5)
7. Thué sut thué thu nhép doanh nghiép
8. Téng Thué thu nhip doanh nghigp hién hanh (8=6%7)

Nim 2025 Nim 2024
41.800.000.000 -
93.105.877 586.976.081
85.020.901 623.504.120
41,978.126.778 1.210.480.201
Nim 2025 Nim 2024

47.536.903.497
20.996.775.000
11.753.325.133
239.585.000
120.528.378.556

49.035.753.985
28.651.928.377
58.354.570.776
22.281.919.763
127.603.379.249

201.054.967.186

285.927.552.150

Nim 2025

(802.583.305.445)

1.985.23%9.019.106
1.988.175.060.510
1.983.78:4.993.040
158.969.718
2.231.097.752

(2.936.041.404)
(2.048.168.745)
(887.872.659)
1.182.655.713.661
1.160.632.929.498
22.022.784.1863
(25.343.435.574)
(25.343.435.574)
(1.157.312.278.087)
(1.135.289.493.924)
(22.022.784.163)

208

Néim 2024

169.660.608.736

1.983.010.624.883

1.986.755.959.860
1.968.409.694.284
1.137.008.95]
17.209.256.625

(3.745.334.977)
(2.776.746.622)
(968.588.355)
2.152.671.233.619
2.152.393.146.673
278.086.946
(26.042.194.845)
(26.042.194.845)
(2.126.629.038.774)
(2.126.350.951.828)
(278.086.946)

20%

(%) Cong ty di trinh bay lai thu nhdp chiu thud vé chuyén 16 ném 2024 phit hop voi 10 khai quyér toan thué ndm 2024.

Cete h'rr:_l-'é.f meinh nay la b phan hopr thanh cac Bdo cdo fai chink.
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CONG TY CO PHAN TAP POAN PAU TU DIA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho nam téi chinh kéf thiic ngay 31 thang 12 ndm 2025

Mau B09 - DN

Don vi tinh: D(flng Viét Nam

V112 Thué thu nhip doanh nghi¢p ("TNDN") hodn lai

VL12.1 Thué TNDN hodn lai trén Céin dbi ké toan vi Két qui kinh doanh

Bang cin doi ke toan

Bio cao két qui hoat dong kinh doanh

Chi tigu

1. Tai san thué TNDN hoan lai
Chi phi 141 vay

Chi phi trich truge, hoa hdng

2. Thué¢ TNDN hodn lai phii tri
Khéu hao tai san cd dinh

3. Thué thu nhap hodn lai
thufin trinh bay CDKT (1-2)

4. Thué TNDN heén lai tinh
vao KQHD kinh doanh (1-2})

3171272025 05/01/2025 Niam 2025 Nim 2024
35.950.600 35.950.600 - 2.801.615.138
35.950.600 35.950.600 - 1.938.441.082
- - - 863.174.056
- - - 1.861.692.166
- - - 1.861.692.166
35.950.600 35.950.600

939.922.972

Thué sudt thué thu nhdp doanh nghiép sir dung dé xdc dinh gid tri thué thu nhdp hodn lai la 20% (ndm trde thué sudt la

20%).

VL.122 Tinh hinh bién ddng thué thu nhip doanh nghigp hoiin lai

St ddu nim
Ghi nhan vao két qua kinh doanh

S0 cudi niim

VL12.3 Taisén thué thu nhip hoan lai chua duge ghi nhin cho nhimg khodn sau:

L3 tinh thué

Chi phi 1di vay vugt ngudng quy dinh

Céng

Tai sén thué TNDN hodan lai

Niam 2025 Niam 2024
35.950.600 975.873.57
- (939.922.97.
35.950.600 35.950.60
Nim 2025 Nim 20

18.740.379.036
9.954.322.342.273

1.183.366.661.11
7.968.537.349.233

9.973.062.721.308

9.151.904.010.352

.y . . 3 o R ogr £ A ~ Y < n ” -
Thoi han siv dung ciia cic khodn 16 tinh thué dwge chuyén sang b trir vio thu nhip cic nim sau nhu sau:

Nam phdt sinh

Ném 2021 chua quyér
lodn
Néam 2022 chua quyér
todn
Ném 2023 chua quyét
fodn

S 13 phét sinh
trong nam

1105.952.214.996
396.426.248.490

963.263.861.053

S5 16 sir dung
trong nam

(212.788.796.069)

(944.523.482.018)

$6 18 da si dung
ldy ké

(1.105.952.214.996}
(396.426.248.490)

(944.523.482.018}

86 16 con lai
chua stiv dung

18.740.379.0306

Cing

2,465.042.324.539

(1.157.312.278.087)

(2.446.901.945.504)

18.740.379.036

Cde thayét minh né o bo phin hop thinh cdc Biao cdo 164 hinh,

Traig 06



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

Maiu BOY - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim tai chinh két thic ngay 31 thang 12 ndm 2025

Don vi tinh: Dd‘ng Viét Nem

VL.12 Thué thu nhip doanh nghidp ("TNDN") hein lgi (tiép theo)

Theo Ludt thué thu nhdp doarh nghiép hién hanh, khoan 16 ciia bt ky néim tinh thué néw duge chuyén sang bit iriv vao
thu nhdp trong thei gian 16i da khéng qud 5 ndm ké tir ndim tiép sau ném phdt sinh 16 v chénh 1ch am thi ¢ thé
dirge khdu trir khéng bi gioi han vé thoi gian. Tai san thié thu nhdp hodin lai khang duoc ghi nhdn cho nhitng khoan
nay vi Ban Téng Gidm doc chwa dénh gid duoc chée chin Céng ty c6 kha ndng cd thu nhédp chiu thué trong trong lui
dé sir dung nhitng loi ich do.

Thoi han sit dyng ciia cae khoin 15i vay vuot ngudng quy dinh duge chuyén sang bi trir vio thu nhiip cac niim sau
nhuw sau:

Sé 14i vay con lai
chua sw dung

S6 14 vay da sur
dung liy ké

S0 13] vay s dung
trong nédim

Sé 1ai vay phat sinh

Nam phdt sinh
trong ndm

Nam 2021 chua quyét
fodn 938.617.144.167 - - 938.617.144.167
Ném 2022 chiea quyét
tod 2.148.632.357.741 - - 2.148.632.357.741
Nam 2023 chua quyét
fodn 2.912.878.153.041 - - 2.912.878.153.041
Neam 2024 chuwa quyét
todn 1.968.409.694.284 - [.968.409.694.284
Nam 2025 chira quyér
todn 1.985.784.993.040 - £.985.784.993.040
Cing 9.954.322.342.273 - 9.954.322.342,273

Theo Ludt thué thu nhdp doanh nghiép hién hanh,

“ong ty duge phép chuyén cdc khoan chi phi 187 vay virgt ngudng

quy dinh cua co quun thué va chua duge v khi thué TNDN cho ndm hién tai ("chi phi 1@ vay chica dwoe trie”) sang
néam sau khi xdc dinh téng chi phi 1ai vay duge triv néin san. Thoi gian chuyén chi phi 1di vay chuyén sang ndm sau
duoe tinh lién fuc khing qud 5 ndm ké tir ndm nep sau ndm phat sink khoan chi phi 1di vay chua duwoc triv do. Tai san
thué thu nhdp hodn lai khéng dwoc ghi nhén cho nhitng khodn nay vi khdng du trir dugc loi nhudn trong tuong lai
cling nhur khd nang khdu triv cho muc dich thué trong cde ném tiép theo tai thoi diém nay.

vii. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO LUU CHUYEN TIEN TE

VIIL.1.

RIENG

Strdung ¢b phén dé gop von déu tu

Chuyén no phai trd thanh v8n cha s& hitu

LAi vay phai tra nhap gbe

Chuyén déi géc, 14§ trai phiéu thanh von chil s¢ hiru
Hodn dbi bat dong san dé thanh toan |di vay

Bén giai chip cé phiéu bén thiv ba dé thanh toan gbe vay
Hodan ddi bt dgng san dé thanh toan gbc vay

Cong

Cac Hm_vé! minh néy lé hg phen hop thanh cde Bao edo fai chinh.

Cic khodn giao dich khéng biing tién anh hwong dén bao cio luu chuyén tién té

Niim 2025
4.257.222.400.000
2.577.074.184.833
849.972.191.029
747.014.311.680
46.690.372.274
43.203.110.897
9.668.606.483

Nam 2024

557.488.588.800
57.267.180.379
518.131.149.917
70.712,022.095

8.530.845.177.1%6

1.203.598.941.191
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CONG TY CO PHAN TAP POAN PAU TU BIA OC NO VA Miu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho nén tai chink két thiic ngéy 31 thang 12 nam 2025 Pon vi tinh: Déng Viét Nam

VIII. NHUNG THONG TIN KHAC
VIIL1 Nhiing khoin no tiém tang, khoin cam két va nhirng théng tin i chinh khac

VILLIL Cam két von
Cac cam két vé& chi tidu tao lap tai san ¢b dinh, dy an da ky hop 66113 tai ngay 14p bang cén dbi ké toan nhung chua duge
hach fodn vao bdo cdo tai chinh riéng nhu sau:
31/12/2025 01/01/2025
Chi phi cong trinh x3y dung dy an 138.743.599.846 122.151.972.718

VIIL1.2. Cam két va ng tiém ting khae
Cam két lién quan mua lai truéc han cac géi trai phiéu: khéng phat sinh.

Cam két hd trg tai chinh cho mt s Céng ty con

Nhiim hd trg co sé trinh bay bdo cdo tai chinh riéng theo gia dinh hoat dong lién tuc cia mat sb Cong ty con, Cong ty du
kién trong trudng hgp can thiét s& tiép tuc hd tro di ngudn vén cin thiét cho che Cong ty con ndy hoat dong tiép tue trong
tuong lai.

Cang ty cam két v diéu kién, khong huy ngang s& thue hién nghia vu thanh todn thay cho Cong ty TNHH Delta - Valley
Binh Thuan, trong truémg hop Céng ty TNHH Delta - Valley Binh Thuén khéng thuc hién hodc thuc hién khéng day du
nghia vy véi ngdn hang TMCP Quan D6i va Céng ty TNHH Delta - Valley Binh Thudn déi voi khoan vay vai han mire tin
dung 450 ty theo nghi quyét sb 47/2024-NQ.HPQT-NVLG.

Nghi quyét cha Hi ddng Quan tri sé 25/2025-NQ.HPQT-NVLG ngay 18 théang 6 nam 2025 thong qua viéc Cong Ly cam
két vo didu kién, khéng hiy ngang s& thuc hign nghfa vy thanh toan thay cho Céng ty TNHH Bét dong san Nova Riverside
("Nova Riverside) todn bd du ng gbe, I4i va phi phat sinh (néu ¢6) tai Ngan hang Thuong mai C6 phin Hang hai Viét Nam
(“MSB”} trong trudng hep Céng ty TNHH Bét dong san Nova Riverside vi pham cac nghia vy tai chinh v&/hodc vi pham
cam két vai MSB theo hop dbng cho vay ma Céng ty TNHH Bét dong san Nova Riverside khéng co kha néng thanh toan
dfly & cho MSB hoic sau khi d4 xir 1y tai san dam bdo nhung van chua hoan tit cdc nghia vu cia Cong ty TNHH Bét dong
san Nova Riverside véi MSB theo hop déng cho vay. Pdng thai ky két véi cong ty Nova Riverside indt thoa thudn khung
bdi hoan 1ién quan dén tai san dam bao néu uén.

Cam két djt cgc nhin chuyén nhuong vin gop trong cic du an bit ding siin

Céng ty cam két nhin coc chuyén nhuong du 4n lién quan mgt pl1§n du an tai Phuéng Long Hung, Tinh Pbng Nai.

Cam két theo hgp dong hop tac kinh doanh cho mdt s6 dw 4n bat ddng sén tidm ning, cam két phan chia loi nhuén

Theo cac hop ddng hop tac kinh doanh gitra Cong ty va cac ddi tac; Cong ty Cd phin Novareal; Cong ty TNHH Bét déng
san Nova Riverside; Céng ty cd ph?m Dia dc Thanh Nhon; Cong ty C phdn Kinh doanh Bét dong san Thai Binh va Cong
ty Co phﬁn Bét dong san Dinh Phat dé khai thac cac du an bit déng san thude tdp doan, Cong ty s€ chia lgi nhuén 1r cac dy
4n cho céc ddi tae ndy theo ty 1& dau tw khi quyét toan du an.

Cie .rhu_vé! mih nay e b phan hgp thanh cde Bdo cdo tai chinh. Trang 68



CONG TY CO PHAN TAP POAN PAU TU DIA OC NO VA

Miu B09 - DN

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ndm téi chinh két thiic ngéy 31 thang 12 nam 2025

Bon vi tinh: Pong Viét Nam

VIIL2 Giao dich va s6 du véi cic bén lién quan

2a.

Chi 1iéf dinh nghia vé cdc bén lién quan trinh bay tai thuyét minh 56 IV.26.

Chi tiét d6i twong va mbi quan hé cac bén lién quan chinh trinh bay nhu sau:

1. Cong ty con tryc tiép va Cong ty con gidn tiép (Xem danh sdach tgi Thuyét minh 1.7)
2. Cong ty lién két truc tiép va gian tiép (Xem danh sdch tai Thuyét minh 1.7)

3. Céc ¢4 nhan trong Hai dbng quan trj, Ban Téng Giam déc, K& todn truéng va cac thanh vién gia dinh lién quan cic ca
nhén nay.

4. Cong ty C phan Nova Group - ¢6 dong [én.
5. Cong ty C6 phin Diamond Properties - ¢b dong lon.
6. Cong ty C& phin Pau tu va Phit 1rién NSQ - Céng ty thude sd hiru cla c¢b dong 16n.

Ban Téng Gidm déc cam két dd cong bé ddy di danh tinh ciia cde bén lién quan cia Cong ty v rar ca cde moi quan hé v
giao dich vii cde bén lign quan ma Cong 1y duge hiét. Céng ty cam két thue hién cde quy dinh Vvé vide xdc dinh gid giao
cich bén lién quan theo gid thi trudng ddc ldp.

Giao djch va 56 du véi cAc thanh vién quin Iy chii chot vi cdc i nhin c6 lién quan voi cac thanh vién nay

Cong ty cam két ngoai t1u cac giao dich duge trinh bay tai muc VIIL2b, Cong ty khong phat sinh giao dich ban hang va
cung cép dich vu trong yéu va céc giao dich khac cho céc thanh vién quan ly cht chdt va cac ca nhén ¢é lién quan vai cac
thanh vién quéan 1y chd chét.

Thu nhip ciia cac thanh vién quéan 1y chii chot bén Céng ty

Tdng Giam Déc dén

Bén lién quan Chite vy Tinh chét thu nhip Nim 2025 Nim 2024
1. Hji déng quiin tri
Bui Thanh Nhon Chu tich HbQT Thu lao 1.200.000.000 1.200.000.000
Pham Tién Van Thanh vién de lap Thu lao 600.000.000 600.000.000
Hoang Dire Hing Thanh vién doc 1ap Thi lao 600.000.000 600.000.000
Nguyén My Hanh Thanh vién doc lap Tht lao 202.272.727 600.000.000
Ng Teck Yow Thanh vién HBQT Thu lao 202,272.727 200.000.000
Duong Vin Bic Thanh vién HRQT Tho lao 79.545.455 -
Pham Thi Hong Nhung Thanh vién HDQT Thu fao 45217391 -
Poan Minh Trudng Thanh vién HDQT Thi lao 34.328.064 -
2. Ban Tong giam ddec vh Ké toan truong
Duong Vin Bic Téng Giam Db Tién luong 4.800.000.000 3.256.877.847

! Tién lu - 4.266.799.172
Ng Teck Yow ngay 01/11/2024 ien luong

Trin Thi Thanh Vén Phé Téng Giam dbe Tién luong 2.880.000.000 302.608.696

Cao Trin Duy Nam Phé Téng Giam dbe Tién luong 2.688.000.000 282.434.783

. Giam dbc Tai chinh .
V6 Qubc D ién lu 391.3 -
& Qudc buc tir ngdy 21/8/2025 Tién luong 817.391.304

Nguyén Thily Xuén Mai  Ké todn trudng Tién lwong 753.768.000 535.414.571

Cac thvét minh néry Iét b6 phan hop thinf ede Bdo cdo téi ehinh. Trung 69



CONG TY CO PHAN TAP POAN PAU TU PIA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim i chinh két thitc ngay 31 thang 12 nim 2025

Mau B09 - DN

Don vi tinh, Péng Viét Nam

2b. Giao dich v&i cic bén lién quan khic

2b.1. Giao dich phat sinh bén lién quan trén két qui kinh doanh

Phat sinh trong ndm

Niam 2025

Nim 2024

1. Doanh thu cung Cf'lp dich vu
Céng ty TNIH Ddu tw va Phdt trién Bdt déng san Ciin Long
Céng tv TNHH Bdt dong san Nova Riverside
Céng ty Co phdn Phat trién Ddt Viét
Céng ty TNHH Thanh phd Aqua
Céng ty TNHH Bdt dpng san Déa Lat Valley
Cong 1y Cé phin Dia Oc Ngdan Hiép
Céng ty TNHH Delta-Valley Binh Thudn
Céng 1ty C6 phdn Kinh Doanh Bdt Bng San Thdi Binkh
Cong ty TNHH MTV Novaland Agent
Céng ty C6 phan Dau tu Dia Oc No Va
Céng ty TNHH Bdt Déng San Gia Dikc
Céng ty TNHH Nova Properfy Management

100.788.749.680
21.330.540.608
11.801.411.448
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
1.372.103.240

79.917.609.240
9.623.185.000
9.623.188.000
9.023.188.000
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

2. Doanh thu hoat ddng tai chinh
L&i tir hgp tac kinh doanh
Céng ty TNHH Bét dgng san Pa Lat Valley
Cb tire lgi nhuén duoc chia
Céong ty TNHH Bdt déng san Bach Hop
Céong ty C6 phdn Phdt trién va Dich v Nha Bén Thanh
Céng ty TNHH Pia Oc No Va Mp Dinh
Cong ty TNHH Nova Lucky Palace

626,411.435.574
601.068.000.000

601.068.000.000

25.343.435.574
19.872.180.172
5.471.255.402

628.756.956.489
602.714.761.644

602.714.761.644
26.042.194.845

3.640.022.845
13.402.522.000
6.999.650.000

3. Chi phi tai chinh
Chi phi lai vay
Cong ty INHH Ddu tir Bét dong san Long Hung Phdt
Cong ty C8 phdn Dédu tr Bja Oc No Va
Céng ty TNHH Dia Oc No Va My Dinh
Céng ty Cd phan Dia Oc Thanh Nhon
Cong ty Cd phdn Dédu e va Phdr trién Bt dpn g san Thudn Phdt
Céng ty TNHH Delta-Valley Binh Thudn
Cong ty TN D lich Binh An

71.102.523.566
71.102.523.566

33.068.464.488
12.182.733.457
7.701.453.874
3.918.462.705
4.892.661.371
5.476.086.164
1.862.601.507

48.134.735.909

48.134.735.909

30.335.315.075
6.961.302.315
4.971.567.560
3.241.594.521
1.931.313.698

693.642.740

Cdc Ilmyé'! nmrinth nav et b phan hgp thami cac Beo cdo tai chinh.
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CONG TY CO PHAN TAP DOAN PAU TU BIA OC NO VA

BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho néim téi chinh két thiic ngay 31 thang 12 ném 2025

MAu B09 - DN

Don vi tinh: Pong Viét Nam

VIIL2 Giao dich va sé du véi cac bén lign quan (tiép theo)

2h.2. Giao dich thu - chi tién v giao dich khac trong ndm

Phit sinh trong nim

Nim 2025

Nim 2024

1. Tién thu tir cung cap dich vu

“6ng ry TNHH Thanh p/’?ér Aqua
Céng ty Cé Phin Pia Oc Ngdn Higp

Cong ty TNHH Béu twr va Phdt 1rién Bt dgng san Civw Long

Cong ty TNHH Bdt dong san Nova Riverside
Céng ty TNHH Delta Valley Binh Thudn
Cong ty C6 phan Ddu ti Phat trién NSQ
Céng ty TNHH MTV Novaland Agent

60.544.813.855

19.813.090.525
12.608.884.235
10.675.270.301
8.5340.216.241
3.908,302.533
3.183.050.000
1.716.000.000

65.936.070.708

6.928.093.360
0.528.056.120
10.393.0043.044
16.066.515.584
4.330.434.600

660.000.000

Cong ty C6 phdn Phat trién Ddt Viét 100.000.000 -
Cong ty INHH Ddu tir Bdt dpong san Long Hung Phat - 7.341.520.000
Céng ty TNHH Bdt déng san Da Lat Valley - 6.928.695.360
Céng ty Co Phdn Kinh Doanh Bdt Bong San Thdi Binh - 3.739.110.640
2. Tién thu tir di vay 431.774.916.038 552.744,.984.915

Céng ty TNHH Delta Valley Binh Thudn

Cong ty TNHH Pdu tir Bdt ddng san Long Hung Phit

Cong 1y Cé phan Béu tie Dia Oc No Va
Céng ty TNHH Pia Oc No Va My Dinh
Céng ty C6 phan Dia Oc Thénh Nhon

Céng ty Co phdn Bdu tir va Pht trién Bdr dgng san Thudn Phdt

Céng ty TNHH Du Lich Binh An

288.779.000.000
141.892.183.846
1.103.732.192

13.000.000.000
$5.804.984.915
177.140.000.000
115.500.000.000
111.100.000.000
40.200.000.000

3. Hoat dfng khic

Thanh 1y hop ddng bdi hoan

Bei Cao Thi Ngoc Suong vé dng Bii Thanh Nhon

Ban giai chép cb phiéu trd ng thay
Céng ty Cé phdn Novagroup
Cdng ty Cé phdn Diamond Properties
Phat hanh ¢b phin dé hoan déi ng
Céngty C 8 phdn Novagroup

Cong ty Cd phan Diamond Properties

3.055,940.399.361

435.671.167.586

43.195.030.897

2.465.301.918.717
111.772.282.161

680.132.489.473

487.835.66(L683
192.296.828.788

Cac thivét minh néy i bo phen hop thénh cdc Bdo cdo (Gi chinh.
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BAN THUYET MINH BAO CAO TAI CHINH RIENG

Cho ném téi chinh két thic ngay 31 thang 12 nidm 2025 Do vi tinh: Pong Viét Nam

2¢. Cong ng véi cae bén lién quan khac

S6 du tai ngay

Bén lién quan - No phii thu va phai tra

31/12/2025 01/01/2025

1. Phai thu khach hing 125.385.474.358 78.527.924.234

Céng v C6 phdn Phdt Trién Bt Viét 26.862.478.045 14.152.153.684
Céng ty C6 phin Déau T Phdt Trién NSQ 17.239.320.000 20.422.370.000
Céng ty INHH Delta — Valley Binh Thudn 16.845.373.592 7.942.163.764
Céng ty Co pha‘;n Kinh Doanh Bédt Béng Scn Thdi Binh 12.955.107.914 10.393.043.044
Céng ry TNHH Bat Dng San Da Lat Valley 16.274.672.045 3.464.347.684

Céng ty TNHH Daiu tw va Phdt trién Bét dpng san Ciru Long
Céng ty TNHH Bdt Péng San Gia Dire

Céngty Co phan Hoan Vi

Cong ty TNHH Béit Béng San Nova Riverside

Céng ty TNHH Mot Thanh Vién Novaland Agent

Céng y C8 phin Ddu tw Dia d¢ No Va

Céng ty TNHH Thenh Phé Aqua

Céng ty C6 Phan Dia Oc Ngdn Hiép

Céng ty CO phdn Global Membership

12.383.313.552
7.274.763.085
4.730.000.000
4.270.108.120
1.716.000.000
1.601.290.545
2.135.054.060
1.067.527.030
30.466.370

3.673,472.340
4.730.000.000

1.716.000.000
9.137.820.224
866.086.924
30.466.370

2. Phdi thu ngin han khic

Céng ty TNHH Bdt Dong San Da Lat Valley - hop tdc ddu te phdt trién

dur dn

Céng ty TNHH Bdt Déng San Dé Lar Valley - 1di hop tdic
Cong ty C8 phén Phdt Trién Véa Dich Vi Nha Bén Thanh
Céng ty Co phdn Dién Tir Vi Dich Vu Céng Nghiép Séi Gon
Céng ty TNHH Delta — Valley Binkh Thudn

4,905.297.494.514

4.623.600.000.000

235.743.192.103
27.804.224.122
15.000.000.000
3.150.078.289

53.619.904,598

6.085.917.688
29.307.155.158
15.000.000.000
3.226.831.752

3. Phai thu dai han khae

Cong ty TNHH Bdr Pjng San Dé Lat Valley - hop tdc ddu tw phdt trién

dir an

4,623.600.000.000

4.623.600.000.000

4, Chi phi phai tra ngin han

Céng ty TNHH Dia Oc Nova My Dinh

Cong ty C6 Phén Dia Oc Thenh Nhon

Céng ty Co phdn Péu tuw Xay dung Bt déng san Thugn Phdt
Cong ty TNHH Du lich Binh An

13.619.916.579
7.701.453.874
5918462705

10.838.118.519
4.971.567.360
3.241.594.521
1.931.313.698
693.642.740

Cde (hvér mmh néoy & b9 phéin hop thanh cde Bdo cao ti chinh,
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Paon vi tinh: Déng Viét Nam

VIIL.2 Giao dich va s6 du voi edc bén lién quan (tiép theo)

Bén lién quan - No' phéi thu v phai trid (tiép theo)

S& du tai ngdy

3171272025

01/01/2025

5, Chi phi phai td dai han
Céng ty TNHH Déu Tw Bat Ping San Long Hiung Phdt
Céngty Co ph(fﬁ Déu tir Pia Oc No Va

98.661.431.774
79.517.396.002
19.144.035.772

53.410.233.829
46.448,931.514
6.961.302.315

6. Doanh thu chwa thyc hién ngin han, dai han

Cong iy TNHH Nova Property Management (*)

57.514,077.972
37.514.077.972

7. Phai trd khéc ngén han
Céng ty C6 Phdn The Prince Residence
Céng ty C6 phdn Novagroup
Céng ty TNHH Delta- Valley Bink Thudn
Céng ty TNHH Thanh Phé Aqua
Céng 1y C6 phin Global Membership
Cong iy TNHH The Forest City
Cong ty TNHH Bét Béng San Da Lat Valey
Cong 1y TNHH Bdt Pong San Nova Riverside
Céngty ITNHH Déu Tur Ve Phét Trién Bat Dong San Nova Phiic Nguyén

Céng ty C o phcfn Dicinond Properties

809.550.455.605
655.341.858.709
105.116.098.583
40.329.786.214
5.467.501.733
1.410.106.485
841.870.093
750.337.768
292.896.000

3.878.947.279.592
891.460.858.709
2.527.222.986.403
40.329.786.214
5.467.501.733
888.108.496
841.870.093
750.337.768
292.896.000
299.920.651.995
111.772.282.161

8. Phai trd khac dai han
Céng ty Cé phﬁn Bdt Bgng San Dinh Phdt
Céng tv Cé ph511 Bia Oc Thawh Nhon
Cong ty C6 phdn Kinh Doanh Bét Dong San Thai Binh

2.755.000.000.000
1.015.000.000.000
660.000.000.000
614.000.000.000

2.933.000.000.000
1.013.000.000.000
660.000.000.000
614.000.000.000

Cong ty TNHH Bdit Bong San Nova Riverside 466.000.000.000 466.000.000.000
Cong (y TNHH Bdt Pong San Gia Phii (%) - 178.000.000.000
34,430.560.133 443.940,000.000

9. Vay ngs“'m han
Cong ty C6 phin Pia 6c No Va Thanh Nhon
Cong ty TNHH Pia dc No Va My Dinh
Cong ty C ) ph.ffn Kinit Doanh Bdt Déng S8an Thudn Phat
Céng ty TNHH Du lich Binh An

34.330.560.133
100.000.000

115.500.000.000
177.140.000.000
11 100.000.000

40.200.000.000

10, Vay dai han
Cong ty TNITH Bdu tr Biit dong san Long Hung Pheit
Céng ty Co phdn Dau i Dia Oc No Va

688.559,159.020
586.892.183.846
101.666.975.174

540.804.984.915
445.000.000.000
95.804.984. 945

(%) Dén ngey 31/12/2025, Cong ty TNHH Bat Déng Sdan Gia Phii va Cong ty TNHH Nova Property Management khong

con I hén lién quan vai Cong fy.

Cee rlm_yér mink ndy 1é ho phein hop thanit cde Bao cdo tai chinh.
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Cho ném tai chinh két thic ngay 31 thang 12 ndm 2025 Don vj tinh: Poéng Viét Nam

VIIL3 Trinh bay tai siin, doanh thu, két qui kinh doanh theo b phin

Ban Tong Giam dc cia Céng ty xéc dinh rdng, viée ra cdc quyét dinh quéan 1y cta Cong ty chi yéu dua trén céc loal san
phém, dich vu ma Céng ty cung cip chir khéng dua trén khu vye dia Iy ma Céng ty cung cép san phém, dich vy. Pdng then,
hoat déng cia Cong ty chii yéu tai Viét Nam. Do véy, bdo cao b phdn chinh yéu ctia Cong ty 14 theo linh vue kinh doanh,
bao c4o bd phan thir yéu theo khu vue dija ly.

vI1I1.3.1 Bso cdo bd phin chinh yéu: theo Iinh vuc kinh doanh

a. Bao cio bg phin theo linh vye Kinh doanh nién d§ ndm 2025

Nim 2025
Doanh thu thuin Gié vbn Lai gop
B4 phin 1 @ (3=1-2)
Cung cép dich vy tur vén quan 1y doanh nghiép, 173.042.862.001 134.990.414.410 38.052.447.591
phat trién du an, tu van ban hang va dich vu khac
Chuyén nhuong bit dong sén 65.623.836.849 43.423.629.872 22.200.206.977
Cho thué tai san 9.218.394.517 7.900.384.572 [.318.009.945
Cong 247.885.093.367 186.314.428.854 61.570.664.513
b. Bio cio két qué kinh doanh bg phin theo linh vuc kinh doanh nim 2024
Nim 2024
Doanh thu thuin Gia von Lii gop
B{ phin n 2) (3=1-2)
Cung cép dich vu tr vén quan 1y doanh nghiép, 164.657.595.994  157.463.708377 7.193.887.617
phat trién du 4n, tir van ban hang va dich vu khac
Chuyén nhugng bat dong san 10.490.535.353 10.171.444 444 319.090.909
Cho thué tai san 8.933.931.621 7.893.995.095 1.039.936.526
Cing 184.082.062.968 175.529.147.916 8,552.915.052

vilL32 Bio cio b phin thir yéu: theo khu viye dia Iy

Hoat ddng cia Cong ty duge phin bé & trong nudc. Céng ty khéng thyc hién theo d&i cac théng tin vé két qua kinh doanh,
tai san ¢d dinh, cac tai san dai han khéc va gi4 trj ¢ac khoan chi phi lém khong biing tién cia bd phan theo khu vyc dia ly
dua trén vi tri cua khach hang,

Cdc H'myé'f wmindt ngy 1 bé phyn hop thanhi cdae Bdo cdo i chinh. Trang 74



CONG TY CO PHAN TAP POAN PAU TU DIA OCNO VA Méu B09 - DN
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Cho néim téi chink két thiic ngay 31 thdng 12 nim 2025 P vi tinh: Dang Viét Nam

VIIL4 Cic sy kién phat sinh sau ngay ké¢ thiic nim tai chinh

Khdng cé sur kién quan trong ndo xay ra tir ngdy két thic nim tai chinh yéu cau phai ¢é cic didu chinh hodc thuyét minh
trong cac bdo cdo tai chinh.

Lea BN 8 2 K B

S Al NT sl el D a s 1(}26

Ngudi lap biéu K¢ todn truing

Thi Thi Phuong Y Nguyén Thity Xuin Mai

Cde thuvét mink néy (i b phin hop thanh cde Bdo cdo 10 chinh, Trang 75



