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CQNG TY CO PHAN VICTORY GROUP
S6 12, Tan Trao, Phudng Tan M§, Thanh pho H6 Chi Minh, Viét Nam

BAO CAO CUA BAN TONG GIAM POC

Ban Tdng Giam déc Cong ty Cb phan Victory Group (Sau day goi tat 12 “Cong ty”) d¢ trinh bdo céo
ndy cling voi Béo cdo tai chinh riéng cta Cong ty da dugc kiém toan cho ndm tai chinh két thiic ngay
31/12/2025.

HOI PONG QUAN TRI VA BAN TONG GIAM POC

Cac thanh vién Hi dong Quan tri va Ban Tbng Giam doc dd diéu hanh Cong ty trong nim tai chinh
két thic ngay 31/12/2025 va dén ngay lap bio cdo nay gdm:

Hoi ddng Quan tri

Ong Lé Hao Chu tich

Ong D3 Thai Danh Thanh vién
Ong Nguyén Huynh Nguyén Chuong Thanh vién
Ong Lé Vin Trong Thanh vién
Ong Nguyén Tuin Anh Thanh vién

Uy ban kiém todn

Ong Lé Van Trong Chi tich

Ong D3 Thai Danh Thanh vién
Ban Téng Giam dibe

Ong Nguyén Tuén Anh Téng Giam ddc

K¢ todn trwéng

Ba Tréan Thu Hang K& toan truong

Dai dién phap luat

Ngudi dai dién theo phép ludt cia Céng ty trong ndm 2025 va dén thoi diém 1ap Béo céo nay la Ong
Nguyén Tuin Anh — Téng Gidm dée.

CAC SU KIEN SAU NGAY KET THUC NAM TAI CHINH

Ban Téng Gisdm doc Cong ty khang dinh ring khong c6 su kién nao sau ngay két thiic ndm tai chinh ¢
anh hudng trong yéu, can phai diéu chinh hodc céng b trong Bdo cdo tai chinh riéng trong nam tai
chinh két thic ngay 31/12/2025 kém theo.

KIEM TOAN VIEN
Bdo céo tai chinh rleng cho nim ta1 chinh két thac ngay 31/12/2025 kém theo duge kiém todn béi
Cong ty TNHH Kiém toan va Tu vin UHY

TRACH NHIEM CUA BAN TONG GIAM POC

Ban Téng Gidm déc Cong ty c6 trach nhiém lap Béo céo tai chinh riéng phan dnh trung thuc va hop ly
tinh hinh tai chinh cung nhu két qua hoat dong kinh doanh va tinh hinh luu chuyén tlen té cia Cong ty
trong nam. Trong viéc 1ap Béo céo tai chinh riéng nay, Ban Téng Giam dée duge yéu cdu phai:

o Xay dung va duy tri kiém so4t noi bd ma Ban Tong Giam déc va Ban Quan trj Céng ty xac
dinh la can thiét dam béo cho viée lap va trinh bay Bdo cao tai chinh riéng khong con sai sot
trong yéu do gian 1an hodc do nhém lan;

s Luya chon céac chinh sach ké toan thich hop va ap dung céc chinh sach dé mét cach nhét quan;
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CONG TY CO PHAN VICTORY GROUP
S6 12, Tan Trao, Phuong Tan M¥, Thanh pho HO Chi Minh, Viét Nam

BAO CAO CUA BAN TONG GIAM POC (TIEP)

TRACH NHIEM CUA BAN TONG GIAM POC (TIEP)

«  Dua ra cac phan dodn va wdc tinh mét cach hop ly va thén trong;

«  Neéu rd cic nguyén tic ké toan thich hgp ¢6 duoc tuan thi hay khong, ¢6 nhing ap dung sai -

l&ch trong yéu cin duge cong b6 va giai thich trong Bao cdo tai chinh riéng hay khong;

«  Lap Béo cdo tai chinh riéng trén co s& hoat dong lién tyc trir trudng hop khong thé cho rang
Cong ty s& tiép tuc hoat dong kinh doanh; va

- Thiét lap va thuc hién hé théng kiém soat ndi bd mot céch hitu higu nhdm han ché rui ro c6 sai
s6t trong yéu do gian 14n hodc nhim 14n trong viéc lap va trinh bay Béo cdo tai chinh riéng.

Ban Tong Giam d6c x4c nhén rang Cong ty da tuan thi cac yéu cau néu trén trong viéc lap Bao cao tai
chinh riéng.

Ban Téng Gidm dc Cong ty chiu trdch nhiém dam béao ring sd sich ké toan duge ghi chép phit hop dé
phan 4nh hop Iy tinh hinh ti chinh ctia Cong ty & bat ky thoi diém nao va dam bao rang Bdo cdo tai
chinh riéng phtl hop véi Chudn myc ké toan, Ché d6 ké toan Doanh nghiép Viét Nam va cdc quy dinh
phap ly co6 li€n quan dén viéc lap va trinh bay Bdo céo tii chinh riéng. Ban Tdng Gidm dde cling chiu
trach nhiém dam bao an toan cho tai sin ctia Cong ty va vi vdy thuc hién cac bién phap thich hop dé
ngan chin va phat hién céc hanh vi gian 1an vi sai pham khac.

Cong ty dang trong qua trinh lap Béo cdo tai chinh hop nhét ctia Cong ty va cdc Cong ty con cho ndm
tai chinh két thic ngay 31/12/2025 theo cdc Chudn myc ké toan Viét Nam, Ché do ké toén doanh
nghiép Viét Nam va cac quy dinh phap ly ¢ lién quan dén viéc 14p trinh bay Bao céo tai chinh. Nguoi
sir dung Béo cdo tai chinh nén doc Béo céo tai chinh riéng kém theo nay cung vGi Béo céo tai chinh
hop nhit da dugc trinh bay dAy di vé tinh hinh tai chinh hop nhét, két qua hoat dong kinh doanh hop
nhét va tinh hinh lwu chuyén tién t& hop nhét ciia Cong ty.

PHE DUYET BAO CAO TAI CHINH RIENG

Ban Tdng Giam dbc phé duyét Bao cdo tai chinh riéng dinh kém. Béo cdo tai chinh riéng da phan anh
trung thuc va hop 1y tinh hinh tai chinh riéng ctia Cong ty tai ngay 31/ 12/2025, ciing nhu két qua hoat
dong kinh doanh riéng va cac ludng luu chuyén tién té riéng cho nam tai chinh két thiic ciing ngay,
phil hop véi cdc Chudn muyc ké todn, Ché do ké toan doanh nghiép Viét Nam va cc quy dinh phdp 1y
¢6 lign quan dén viée lap va trinh bay Bdo cdo tai chinh riéng.

CAC CAM KET KHAC

Ban Téng Gidm dbc cam két ring Cong ty khong vi pham nghia vu cong b6 thong tin theo quy dinh tai
Thong tu s& 08/2026/TT-BTC ngay 03/02/2026 sira ddi, bd sung mot s6 diéu cta théng fu sb
96/2020/TT-BTC ngiy 16 thang 11 nim 2020 ctia Bo truong Bg tai chinh huéng dan cong bd thong tin
trén thi truong chimg khodn duge stra dbi, bd sung boi thong tr s6 68/2024/TT-BTC va thong tu s0
18/2025/TT-BTC, théng tu sb 120/2020/TT-BTC ngay 31 thing 12 ndm 2020 cia B§ trudng B9 Tai
Chinh v& viéc céng bb thong tin trén thi trudng chimg khoan; Nghi dinh s6 155/2020/ND-CP ngay
31/12/2020 cia Chinh phii quy dinh chi tiét thi hanh mot sb diéu ciia Ludt chimg khodn so
54/2019/QH14 va Thong tu s6 116/2020/TT-BTC ngay 31/12/2020 cua B Tai chinh hudng dan mot s6
diéu v& quan tri cong ty ap dung d6i v6i cong ty dai ching.
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[?@' CONG TY TNHH KIEM TOAN VA TU VAN UHY
’/ Ting 5, Toa B2, Roman Plaza, Budng T6 Hit,
Phuding Dai M&, Thanh phé Ha Noi

T:+84 24 5678 3999
E: uhy-info@uhy.vn

Connect to possibility

§6: Al /2026/UHYHCM - BCKTPL
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BAO CAO KIEM TOAN PQC LAP

e@‘é’f Vic
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Kinh givi: Cic C6 dong, Hi dong Quén trj va Ban Téng Giam dbc
Céng ty Co phan Victory Group

Chiing t6i da kiém todn Béo cdo tai chinh riéng cho nam tai chinh két thiic ngay 31/12/2025 kém theo
ctia Cong ty C6 phin Victory Group (sau ddy goi tit la “Cong ty”) dugc lap ngay 17 thang 04 ndm
2026, trinh bay trén trang 06 dén trang 38, bao gdm Bang can doi ké toan riéng tai ngdy 31/12/2025,
Béo céo két qua hoat dong kinh doanh riéng, Bao cao luu chuyén tién té riéng cho nam tai chinh két
thic cling ngdy va Ban thuyét minh Bdo cdo tai chinh riéng.

Trach nhiém ciia Ban Tong Gidm doc

¥

Ban Tdng Gidm ddc Cong ty chiu trach nhig¢m vé viéc lap va trinh bay trung thuc va hop ly Bdo céo
tai chinh riéng ctia Cong ty theo Chuén muc ké toan, Ché do ké toan doanh nghi¢p Viét Nam va cac
quy dinh phép ly c6 lién quan dén viéc 1ap va trinh bay Béo c4o tai chinh riéng va chiu trach nhiém vé
kiém so&t néi b ma Ban Téng Gidm dbc xdc dinh 1a cin thiét dé dam bdo cho vi¢e I4p va trinh bay
B4o cdo tai chinh riéng khong co sai sot trong yéu do gian 1an hodc nham l4n.
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Trach nhiém cia Kiém toan vién

AN

Trach nhiém cta ching t6i la duaray kién v& B4o céo tai chinh riéng dua trén két qua cta cude kiém
toan. Chung toi da tién hanh kiém todn theo cdc Chudn muc kiém todn Viét Nam. Céc Chuén muc nay
yéu cAu ching t6i tuan thu cdc quy dinh vé dao dic nghé nghiép, lap ké hoach va thuc hién cude kiém
toan dé dat dugc sy dam bao hop ly vé viéc liéu Bao cdo tai chinh riéng cia Cong ty c6 con sai sot
trong yéu hay khong.

Cong viée kidm toén bao gdm thyc hién céc thi tuc nhim thu thap cac bang chimg kiém toan vé cac sb
liéu va thuyét minh trén Béo céo tai chinh riéng. Cac thi tuc kiém toan duogc lua chon dua trén xét
dodn ciia kiém toan vién, bao gbm danh gia riii ro c6 sai sot trong yéu trong Béo cdo tai chinh riéng do
gian 1an hogc nhim 14n. Khi thuc hién danh gié cdc rii ro nay, kiém toén vién da xem xét kiém soat
noi bd cia Cong ty lién quan dén viéc 1ap va trinh bay Bdo cdo tai chinh riéng trung thuc, hop ly nhim
thiét ké cac thi tuc kiém toan phit hgp véi tinh hinh thuc té, tuy nhién khong nham muc dich dvaray -
kién vé hiéu qua cta kiém soét noi bd ctia Cong ty. Cong viéc kiém toan ciing bao gdm dénh gid tinh
thich hgp cua cac chinh sich ké toan duoc ap dung va tinh hgp ly cla cic ude tinh ké todn ctia Ban
Tdng Giam dbc ciing nhu danh gid vige trinh bay tdng thé Béo cdo tai chinh riéng.

Chung toi tin tudng ring c4c bing chimg kiém todn ma ching t6i dd thu thp duoc la day di va thich
hop dé 1am co s& cho ¥ kién kiém todn ctia ching tdi.

Y kién ciia Kiém toan vién

Theo ¥ kién ciia chiing t6i, Bdo cdo tai chinh riéng kém theo d4 phan anh trung thue va hop ly, trén cac
khia canh trong yéu, tinh hinh tai chinh riéng ctia Cong ty Cb phin Victory Group tai ngay
31/12/2025, ciing nhu két qui hoat dong kinh doanh riéng va tinh hinh lwu chuyén tién té riéng cho
n#m tai chinh két thic cing ngay, phi hop véi Chuin muc ké toan, Ché dd ké todn doanh nghiép Viét
Nam va cic quy dinh phap ly 6 lién quan dén viéc lap va trinh bay bao cdo tai chinh.

Kiém toan | K&toan | Thué | Tuvan | Pao tao
Thanh vién doc lap hang UHY Quac TE,



BAO CAO KIEM TOAN POC LAP (TIEP)
Vén dé nhin manh

Chang t8i muén luu y ngudi doc dén Thuyét minh s6 29.2 tai Thuyét minh Béo cdo tai chinh. Tai
ngay 31/12/2025, Cong ty dang co khoan 18 lity ké 578,1 ty dong, tong no ngén han cua Cong ty
vuot qué tai san ngin han s tién 61,6 ty dong. Cong ty dang trién khai cac bién phép co chu lai no
va theo ddi sat sao cac ludng tién hoat dong dé giam thiéu rdi ro tai chinh. Ngoai ra, Cong ty voi
vai trd cong ty me, tap trung dau tu von, ¢b co cau tai san dai han chu yéu, bao gém tai san ¢d dinh
la nha ctra, cdc bt dong san dau tu va cdc khoan diu tu tai chinh vao cong ty con. Cac cong ty con
dang hoat dong 4n dinh va m& rong quy md hoat dong kinh doanh, tao doanh thu va dong tién tot,
nAm 2025 dem vé doanh thu hop nhét hon 494,2 ty ddng, két qua lgi nhudn trude thué hop nhét
hon 19,7 ty déng. Do d6, Béo cdo tai chinh riéng cua Cong ty van duge 1ap trén gid dinh hoat dong
lién tuc.

Y kién kiém toan cla chang t6i khong lién quan dén vén dé can nhan manh.

e Qiang Nghia Nguyén Thi Thuy Trang
Phé Tdng Gism doc Kiém todn vién

Gidy CNPKHN Kiém toan s 3660-2026-112-1  Gidy CNDKHN Kiém toén sb 4710-2023-112-1
Thay mdt va dai dién cho )

CONG TY TNHH KIEM TOAN VA TU VAN UHY

Thémh phé Ho Chi Minh, ngay 17 thang 04 nam 2026
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cg‘)NG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12, Tén Trao, Phuong Tan M, Cho nim tai chinh két thic ngay 31/12/2025

Thanh phé H Chi Minh, Vit Nam

MAu sé B01a-DN

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

TAI SAN Ma s6  Thuyét 31/12/2025 01/01/2025
minh VND VND
TAI SAN NGAN HAN 100 106.211.560.804 80.768.678.020
Tidn va cdc khoan twong duong tién 110 4 42.592.057 65.451.030
Tién T 42.592.057 65.451.030
Csc khoan phai thu ngiin han 130 90.596.840.671 64.602.937.334
Phai thu ngin han ctia khach hang 131 7 44,178.539.114 16.321.213.235
Tra truGe cho ngudi ban ngin han 132 8 688.938.170 704.938.170
Phai thu ngén han khéc 136 9 151.152.960.112 183.579.382.654
Du phong céc khoan phai thu ngin 137  7,8,9 (105.423.596.725) (136.002.596.725)
han khé doi
Hang ton kho 140 10 7.819.571.261 7.819.571.261
Hang ton kho 141 7.819.571.261 7.819.571.261
Tai sian ngiin han khic 150 7.752.556.815 8.280.718.395
Chi phi tra trudc ngan han 151 5 96.608.861 126.421.899
Thué GTGT dwgc khiu trir 152 497.983.809 996.332.351
Thué va cac khoan khéc phai thu 153 7 7.157.964.145 7.157.964.145
Nha nudce .
TAI SAN DAI HAN 200 523.210.166.479 532.901.793.124
Cac kho#n phai thu dai han 210 55.667.234.392 55.685.313.271
Phai thu dai han ciia khach hang 211 7 55.667.234.392 55.685.313.271
Tai sian ¢6 dinh 220 69.900.111.323 73.845.167.566
Tai san ¢6 dinh hitu hinh 221 11 56.564.296.591 60.215.161.836
- Nguyén gid 222 85.025.326.708 87.149.055.109
- Gid tri hao mon lu ké 223 (28.461.030.117)  (26.933.893.273)
Tai san cb dinh vé hinh 227 12 13.335.814.732 13.630.005.730
- Nguyén gid 228 18.942.049.505 18.824.739.505
- Gid tri hao mon lup ké 229 (5.606.234.773) (5.194.733.775)
BAt ddng san dau tw 230 80.863.311.915 83.358.326.943
- Nguyén gid 231 13 103.732.264.540 103.732.264.540
- Gid tri hao mon luy ké 232 (22.868.952.625)  (20.373.937.597)
PAu tw tai chinh dai han 250 6 316.267.864.361  318.910.650.900
Ddu tu vao cong ty con 251 415.500.080.000  415.500.080.000
Du phong ddu tu tai chinh dai han 254 (99.232.215.639)  (96.589.429.100)
Tai san dai han khic 260 511.644.488 1.102.334.444
Chi phi tra truée dai han 261 5 511.644.488 1.102.334.444
TONG TAI SAN 270 629.421.727.283  613.670.471.144

Cdc thuyét minh dinh kém 1 bo phdn hop thanh cia Bdo cdo tai chinh riéng nay
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CONG TY CO PHAN VICTORY GROUP
86 12, Tan Trao, Phudng Tan My,
Thanh phé H& Chi Minh, Viét Nam

BAO CAO TAI CHINH RIENG
Cho nam tai chinh két thuc ngay 31/12/2025

Miu sé B01a-DN

BANG CAN POI KE TOAN RIENG (TIEP)
Tai ngay 31 thang 12 ndm 2025

NGUON VON

NQ PHAI TRA
N¢ ngiin han
Phai tra ngwdi ban ngén han
Ngudi mua tra tién trude ngén han
Thué va cac khoan phai ndp Nha nudc
Phai trd nguoi lao dong
Chi phi phai tra ngin han
Doanh thu chua thuc hign ngén han
Phai tra ngén han khac
Vay va ng thué tai chinh ngén han
No dai han
Doanh thu chua thuc hién dai han
Phai tra dai han khac
VON CHU SO HUU
Vén chii s& hitu
Vén gép ctia chu s& hitu
- Cé,phiéu pho thong cd quyén biéu
quyét
(o) phiéu quy
Quy dau tu phat trién
Loi nhuén sau thué chwra phin phdi
- LNST chua phan phéi lity ké dén
cudi ndm trucce ’
- LNST chira phdn phdi ndm nay
TONG NGUON VON

300
310
311
312
313
314
315
318
319
320
330
336
337
400
410
411
4lla

415

418

421
421a

421b
440

Mai sé6 Thuyét
minh

14

15

16

17

18

17

19

31/12/2025
VND

01/01/2025
VND

184.033.173.982
167.817.732.396
15.213.283.066
379.981.000
55.466.242
1.604.325.664
68.898.031.857
16.363.637
69.721.850.387
11.928.430.543
16.215.441.586
4.718.820.259
11.496.621.327
445.388.553.301
445.388.553.301
1.000.000.000.000
1.000.000.000.000

23.458.924.626
(578.070.371.325)
(588.676.029.261)

10.605.657.936

186.754.061.699
170.391.337.289
19.861.624.333
388.467.396
65.505.536
896.409.192
64.500.107.067
3.636.363
68.802.436.019
15.873.151.383
16.362.724.410
4.907.573.083
11.455.151.327
426.916.409.445
426.916.409.445
1.000.000.000.000
1.000.000.000.000

(7.866.485.920)
23.458.924.626
(588.676.029.261)
(528.225.496.673)

(60.450.532.588)

613.670.471.144

Lé Thi Hoai An
Ngwoi lip

Tr':"in Thu Hing
e Ke toan trwéng
Thémh phé H6 Chi Minh, ngay 17 thang 04 nam 2026

g Giam doc

Cdc thuyét minh dinh kém I bg phdn hop thanh cua Bdo cdo tai chinh riéng nay
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cg‘)NG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12, Tan Trao, Phudng Tan My, Cho nam tai chinh két thic ngay 31/12/2025
Thanh phd H6 Chi Minh, Viét Nam MAu s6 B02a-DN

BAO CAO KET QUA HOAT PONG KINH DOANH RIENG
Cho ndm tai chinh két thiic ngay 31/12/2025

Chi tiéu Mai s6 Thuyét Nim 2025 Nim 2024
minh VND VND

Doanh thu ban hang va cung cip dich vu 01 12 5.788.186.883  34.775.380.009

Céc khodan giam trir doanh thu 02 = -

Doanh thu thudn bin hang va cung cip 10 5.788.186.883  34.775.380.009

dich vu

Gia vén hang bén 11 13 4.047.932.364  27.660.353.697

:;:: ih“vhu"":‘“ g0p v& biin hing va cung cAp 20 1.740.254.519  7.115.026.312

Doanh thu hoat déng tai chinh 21 14 1.078.964.114  3.113.920.987

Chi phi tai chinh 2 15 3.605.488.862  6.085.365.670 f
Trong dé: Chi phi ldi vay 23 962.702.323 483.579.265 <
Chi phi ban hang 25 16 383.565.200 197.513.244 ‘
Chi phi quan Iy doanh nghiép 26 16 13.715.405.761  15.981.765.611 3
Loi nhuén thudn tir hoat dong kinh doanh 30 (14.885.241.190) (12.035.697.226)

Thu nhap khéac 31 25 34.546.587.477  6.314.831.013

Chi phi khéc ) 26 9.055.688.351  54.729.666.375

Loi nhuin khic 40 25.490.899.126 (48.414.835.362)

Téng loi nhuin ké toan truée thué 50 10.605.657.936 (60.450.532.588)

Chi phi thué TNDN hién hanh 51 28 - -

Chi phi thué TNDN hoan lai 52 - -

Loi nhuin sau thué thu nhip doanh nghiép 60

T -

Lé& Thi Hoai An Tran Thu Hing
Nguwoi lap K¢ todn truéng

Thémh phd Ho Chi Minh, ngay 17 thang 04 ndm 2026

Cdc thuyét minh dinh kém 1o bg phdn hop thanh cia Bdo cdo tai chinh riéng nay 8



BAO CAO TAI CHINH RIENG
Cho ném tai chinh keét thiic ngay 31/12/2025
Mau so B03a-DN

C@NG TY CO PHAN VICTORY GROUP
$6 12, Tan Trao, Phudng Tan My,
Thanh pho H6 Chi Minh, Viét Nam

BAO CAO LUU CHUYEN TIEN TE RIENG
(Theo phuong phdp gidn tiep)
Cho ndm tai chinh két thic ngay 31/12/2025

Ma sé Thuyét Nim 2025 Nim 2024
minh VND VND

Chi tiéu

Luwu chuyén tién tir hoat dong kinh doanh

Loi nhudn truée thué 01 10.605.657.936  (60.450.532.588)
Pidu chinh cho cic khoin
Khéu hao TSCP va BBSDT 02 5.843.049.248 5.312.910.194
Céac khoan dy phong 03 (27.936.213.461) 9.926.786.405
(L&i)/L3 hoat dong dau tu 05 (1.094.632.091)  (3.113.920.987)
Chi phi I vay 06 962.702.323 483.579.265
Loi nhugn tir hogt djng kink doanh 08 (11.619.436.045) (47.841.177.711)
truwde thay doi von lwu dong
(Tang)/gidm cac khoan phai thu 09 6.180.299.427 (33.711.431.481) 2
(TAng)/gidm hang tdn kho 10 - 23.103.149.445 5
T#ng/(gidm) cac khoan phai tra (khong 11 8.127.616.720  50.093.747.797
ké Iai vay phai tra, thué thu nhap doanh ‘
nghiép phai ndp) ?
(Tang)/giam chi phi tra trudc 12 620.502.994  (1.069.283.677) N
Tién lai vay dd trd 14 . (845.184.594) Z
Luwu chuyén tién thuan tiv hogt djng 20 3.308.983.096 (10.270.180.221)
kinh doanh
Luwu chuyén tién tir hoat dng diu tu
Tién chi d& mua sim, xdy dung TSCD 21 (117.310.000) =
va céc tai san dai han khac
Tién thu thanh ly, nhugng ban TSCP va 22 730.000.000 -
cac tai san dai han khac
Tién chi cho vay, mua cic céng cu ng 23 - (4.100.000.000)
cua don vi khac
Tién thu hdi cho vay, ban lai cac cong 24 - 86.700.000.000
cu no cua don vi khic
Tién chi diu tu gop vén vao don vi khde 25 - (109.675.080.000)
Tién thu i vay, ¢ tirc va lgi nhudn 27 188.771 3.365.482.999
duoc chia
Luwru chuyén tién thuin tiv hoat dpng 30 612.878.771  (23.709.597.001)
diu tw
Luwu chuyén tién tir hoat djng tai chinh
Tién thu tir di vay 33 9.968.279.160 17.373.151.383
Tién tra no gdc vay 34 (13.913.000.000)  (1.500.000.000)
Luwu chuyén tién thudn tir hoat dpng tai 40 (3.944.720.840) 15.873.151.383
chinh 7
Luwu chuyén tién thuin trong nim 50 (18.106.625.839)
Tién va twong duwong tién diu nim 60 18.172.076.869
Tién va twong dwong tién cudi nim 70 65.451.030
7”/ /f%
L& Thi Hoai An Tran Thu Hing
Nguoilap K& toan trwdng
Thinh phé H6 Chi Minh, ngay 17 thang 04 ndm 2026
Cdc thuyét minh dinh kém la bo phdn hop thanh cia Bdo cdo tai chinh riéng nay 9



CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG

Sé 12 Tén Trao, Phudng Tan MY, Cho n#m tai chinh két thiic ngay 31/12/2025
Thanh phé Hd Chi Minh, Viét Nam Méu sé B09-DN I
THUYET MINH BAO CAO TAI CHINH RIENG S
(Cdc thuyét minh nay la bo phdn hop thanh va cdn duge doc dong thoi véi Bdo cdo tai chinh riéng) Q:‘L’#b
.y,
\

1. PAC PIEM HOAT PQNG CUA DOANH NGHIEP
1.1 HINH THU'C SG HUU VON

Cédng ty Cb phan Victory Group dugc dbi tén tir Cong ty Cb phan Victory Capital (tién thén 12
Céng ty Cb phin Dau tr Ha thng va D6 thi Dau khi) hoat dong theo Gidy chimg nhan dang ky
doanh nghiép s6 0305284081 do S& K& hoach va Du tu Tp. Ho Chi Minh cép lan dau ngay 29
thang 10 ndm 2007, thay ddi lan thir 23 ngay 07 thing 11 ndm 2024.

Tru s& chinh cta Cong ty dat tai S4 12 Tén Trao, Phudng Tan M§, Thanh phé Hd Chi Minh,
Viét Nam.

Vén diéu 1¢ theo gidly ching nhdn dang ky doanh nghiép ciia Cong ty 14 1.000.000.000.000
dong, twong tng 100.000.000 co6 phan.

Téng sb nhan vién cia Céng ty tai ngay 31/12/2025 la 18 ngudi (tai ngay 01/01/2025 1a 18
nguoi).

:
2

1.2 NGANH NGHE KINH DOANH VA HOAT PONG CHINH

Nganh nghé kinh doanh ciia Céng ty la:

a4

- XAy dung nha, cong trinh dudng sit, cong trinh dudmng bd, cong trinh thity, cong trinh khai
khoéng, cong trinh ché bién, ché tao, cong trinh k¥ thudt dan dung khac;

- Ph4 d, chuin bi mit bing, hoan thién cong trinh xdy dung;

- Lép dat hé théng dién, hé théng cp, thodt nude, 10 sudi va diéu hoa khong khi va h¢
théng xdy dung khac;

- Dijch vu hd trg téng hgp, dich vy vé sinh chung nha cira, dich vu hé théng bdo dam an
toan;

- Dich vu hanh chinh van phong téng hop, Photo, chuén bi tai liéu va cac hoat dong hd trg
van phong dic biét khéc;

- Hoat dong xdy dung chuyén dung khéc, hoat dong kién troc va tu van k¥ thuat c6 lién
quan;

- Dich vu chim s6c va duy tri canh quan;

- Bao dudng, sira chita xe & t6 va xe ¢6 dong co khac;

- Kinh doanh bét déng san, quyén sir dung dét thude chi sé hitu, chi st dung hodc di thué;

- Béan buén vat liéu thiét bi lip dit khac trong xdy dung;

- Hoat dgng tu van ddu tu; tr vén quan ly dw an dAu tu; tu vin, moi gidi, déu gia bét dong
san, ddu gi4 quyén sir dung dat;

- Quaéng cdo, sang tdc nghé thudt va gidi tri;

- Dich vy luu trit ngén ngay; nha hang va céc dich vu dn ubng phuc vu luu dong;

- Tb chirc giti thiu va xiic tién thuong mai, thu gom ric thai khong déc hai;

- Hoat dong sang tac, nghé thuat va giai tri, hoat dong ciia cac co sO thé thao.

Hoat dong Chl’Ilh’ clia Cong ty la cho thué vin phong, dich vu quan ly, khai thac bit déng san
va kinh doanh bat dong san.

1.3 CHU KY SAN XUAT KINH DOANH CHINH

Chu ky san xuét kinh doanh thong thudng ciia Cong ty 1a 12 thang.
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BAO C/&O TAI CHINH RIENG
Cho nam tai chinh két thic tai ngay 31/12/2025
Mau s6 B09-DN

CONG TY CO PHAN VICTORY GROUP

S0 12, Tén Trao, Phudng Tén My,

Thanh pho H6 Chi Minh, Viét Nam

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Cdc thuyét minh néy 1a bo phdn hop thanh va can dwoc doc dong thoi voi Bdo cdo tai chinh riéng kém theo)

PAC PIEM HOAT PONG CUA DOANH NGHIEP (TIEP)

CAU TRUC DOANH NGHIEP

Cong ty khong ¢6 cac don vi tryc thude hach todn phy thude.

Cong ty c6 cac Cong ty con truc tiép sau:

Cong ty con Tru s& Nganh nghd _ Tai 31/12/2025 _ Tai 01/01/2025
Tyle TyE Tyle Tylé
quyén lgiich quyén lgiich
biéu biéu
Céng ty C6 phdn  Téng 3, Chung cu Xay dung va 90,16% 90,16% 90,16% 90,16%
My Phii Invest  cao ting My Phti, s&  kinh doanh bét
60/68 LAm Vin Bén,  dong san
P. Tan Hung, Tp. HO
Chi Minh, Viét Nam.
Cong ty C phdn  Téng 12, S6 12 Kinh doanh bt 99,99% 99,99%  99,99% 99,99%
Victory Dudmng Tan Trao, P.  dong san
Consulting Téan My, Tp. Hd Chi
Minh
Congty C phdn Téng 12, S6 12 Kinh doanh bat  99,99% 99,99%  99,99% 99,99%
Victory Homes Puong Tén Trao, P.  dong san
Tan My, Tp. H6 Chi
Minh
Congty C phdn Téng 12, S6 12 Kinh doanh bAt  99,99% 99,99%  99,99% 99,99%
Victory Asset Pudng Tédn Trao, P.  déng san
Tan My, Tp. HO Chi
Minh
Céngty C6 phdn 354D Nguyén Xi, P.  Xdy dung va 71,40% 71,40% 72,00% 72,00%
Victorycons (¥)  Binh Loi Trung, Tp.  kinh doanh bt
Hb Chi Minh dong san

Theo Té trinh s& 308/TTr-VCG ngiy 08/10/2025 vé viée ting vén didu 1é cia Cong ty CO
phan Victorycons (cong ty con), Cong ty s& khong thuc hién quyén mua dbi v6i phan vén gbp
ting thém. Theo ké hoach, sau khi hoan tAt viéc ting vbn, ty 1& s& hitu cia Cong ty tai don vi
nay du kién s& gim xuéng du6i miic chi phéi. Tuy nhién, dén thdi diém 14p Béo cdo tai chinh,
Cong ty C& phan Victorycons vAn chua hoan tét viéc gép von theo quy dinh trong thoi han 90
ngay ké tir ngay thong qua t& trinh. Do d6, Cong ty van duy tri quyén kiém soat d6i véi Cong
ty C6 phan Victorycons va don vi ndy ciing di xac nhén Cong ty C& phan Victory Group la
cong ty me.

11
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
$6 12, Tén Trao, Phudng Tén My, Cho ndm tai chinh két thuc tai ngay 31/12/2025
Thanh phé H Chi Minh, Vigt Nam MAu s6 B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Cde thuyét minh nay la bg phén hop thanh va can dugc doc dong thoi voi Bdo cdo tai chinh riéng kém theo)

1. PAC PIEM HOAT PONG CUA DOANH NGHIEP (TIEP)
1.4 CAU TRUC DOANH NGHIEP (TIEP)

Ngoal cac cong ty con truc tiép néu trén, Cong ty con co6 02 cong ty con gian tiép (goi tat la
cong ty con cap 2). Cong ty nay la Céng ty con cua Cong ty Cb phan Victory Homes dau tu
64,99% von gop vao Cong ty Ch phan DBFS va Céng ty C6 phan Victory Consulting dau tur
50,99% vén gop vao Cong ty Cb phin C-TEC nhu sau:

Cong ty con Tru sé Nganh nghé Tai 31/12/2025 Tai 01/01/2025
Ty 1é Ty 1& Ty 18 Ty 18
A .- A s -
quyén loi ich quyeén lgiich
biéu biéu
A A
quyét quyét

Congty C6 phdn Téng 7, S6 12 Puong  Xay dung va 65,00% 64,99% 65,00% 64,99%
DBFS Tén Trao, P. Tén kinh doanh bét
Mg, Tp. H5 Chi Minh déng san

Congty Cé phdn Ting 7, S6 12 Duong Tu vin, thi 51,00% 50,99%  0,00% 0,00%
C-TEC Tén Trao, P. Tén cbng xdy dung
My, Tp. H5 Chi Minh c¢dng trinh

1.5 TU}’EN BO Vi KHA NANG SO SANH THONG TIN TREN BAO CAO TAI CHINH
RIENG

S liéu so sanh 1a s6 liéu trén Bdo cdo tai chinh riéng cho nam tai chinh két thic ngay 31/12/2024
cua Cong ty da dugc kiém toan va hoan toan ¢ thé so sanh dwoc cho Béo cdo tai chinh riéng cho
nim tai chinh két thic ngay 31/12/2025.

2. CO SO LAP BAO CAO VA NAM TAI CHINH
2.1 CO SO LAP BAO CAO TAI CHINH RIENG

Béo céo tai chinh rleng kém theo duoc trinh bay bing dong Viét Nam (VND), theo nguyén téc
gia gbc va ph hop véi Chuin muc ké toan Viét Nam, Ché do ké toan Doanh nghlep Viét
Nam va cac Quy dinh phap ly c6 lién quan dén viéc lap va trinh bay Bdo cdo tai chinh riéng.

Bdo céo tai chmh riéng clia Cong ty duge 1dp theo Ché do ké todn Doanh nghiép ban hanh kém
theo Théng tur sb 200/2014/TT-BTC ngay 22/12/2014 cua B¢ Tai chinh huéng dan Ché do ke
todn Doanh nghiép, Thong tu s 53/2016/TT-BTC ngay 21/03/2016 sira ddi bd sung mét sb
didu ctia Thong tu s6 200/2014/TT-BTC va cac quy dinh phap ly ¢6 lién quan dén viée lap va
trinh bay Béo cao tai chinh riéng.

Nhing ngudi sit dung Bao cdo tai chinh riéng nay nén doc céc Béo céo tai chinh riéng két hop
v6i céc Bao c4o tai chinh hop nhét ciia Cong ty va cac Cong ty con (“Tap doan™) cho ndm tai
chinh két thiic tai ngay 31/12/2025 dé c6 di thong tin vé tinh hinh tai chinh, két qua hoat dong
kinh doanh va ludng tién luu chuyén tién té cila ca Tap doan.

2.2 NAM TAI CHINH

Nim tai chinh ciia Céng ty bat déu tir ngay 01 thang 01 va két thac vao ngay 31 thang 12 hang
nam. Béo cdo tai chinh riéng nay dugc lap cho ndm tai chinh két thiic ngay 31/12/2025.
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Cf)NG TY CO PHAN VICTORY GROUP BAO CAO TAI CHiNH RIENG
$6 12, Tén Trao, Phuong Tan MY, Cho nam tai chinh két thuc tai ngay 31/12/2025
Thanh phé Hb Chi Minh, Viét Nam MAu s6 B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Cdc thuyét minh nay la b phdn hop thanh va cén diege doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

3. CAC CHINH SACH KE TOAN CHU YEU
Sau diy la nhiing chinh sach ké toan quan trong dugc Cong ty ap dung trong viéc 1dp Béo cdo
tai chinh riéng nay:

3.1 CHUAN MUC VA CHE PQ KE TOAN AP DUNG

Cong ty ap dung Chuin muyc va Ché d6 ké toan Viét Nam va cc Quy dinh phap ly co lién
quan den viéc 1dp Bdo cdo tai chinh riéng.

32 U'GC TINH KE TOAN

Viéce 1ap Bdo cdo tai chinh riéng tuén tha theo cac Chuén muc ké todn Viét Nam yéu cau Ban
Téng Giam dbc phdi c6 nhitng ude tinh va gia dinh anh hudng dén sb lidu bao cdo vé cac cong
no, tai san va viéc trinh bay cdc khoan cong ng va tai san tiém tang tai ngay lap Bao cao tai
chinh riéng ciing nhu céc s0 liéu bdo cdo vé doanh thu va chi ph1 trong su6t ndm tai chinh. Két
qua hoat dong kinh doanh thuc té ¢6 thé khéc voi cac wée tinh, gia dinh dit ra.

3.3 TIEN VA CAC KHOAN TUONG PUONG TIEN

Tién mit va cic khoan tuong dwong tién mit bao gdm tién mit tai quy, tién gii ngan hang,
c4c khoan déu tu ngén han ho#ic cdc khoan dau tu c6 kha nang thanh khoan cao. Cac khoan co
kha ning thanh khoén cao la cac khoan cé kha ning chuyen dbi thanh cac khoan tién mit xdc
dinh trong thoi gian khong qua 03 thang ké tir ngay dAu tu va it roi ro lién quan dén vige bién
dong gia tri chuyén ddi ctia cac khoan ndy.

3.4 CAC KHOAN PAU TU TAI CHINH

Khoan dau tur duge trinh bay la khoan dau tu vao Cong ty con khi Céng ty ndm quyén kiém
soat don vi duge ddu tir. Kiém soét 1a quyén chi phm cac chinh sich tai chinh va hoat dong
cia mot doanh nghiép hodc hoat dong kinh doanh nhém thu duge lgi ich kinh té tir cac hoat
déng ciia doanh nghiép hodc hoat dong kinh doanh do.

Mot khoan dau tu duoc coi la nim dugc quyen kiém soét ctia don vi duge dau tu khi Cong ty
niam giit trén 50% quyén s& hitu clia don vi do trir khi quyen s¢ hitu do khong gén lién quyén
klem soat. Néu Céng ty khong ndm giit trén 50% quyén s& hiru ctia don vi khac thi Cong ty
van c6 thé ¢6 duge quyén kiém soat don vi néu Céng ty co:

a. Quyén 16n hon 50% quyén biéu quyét ciia don vi nhe ¢6 mot thoa thudn véi cac nha dau
tu khéc;

b. Quyeén chi ph01 céc chinh sach tai chinh va hoat dong ctia don vi theo mot quy ché hay
mdt thoa thuén;

c¢. Quyén bd nhiém, bii mién da sb thanh vién Hoi ddng quan tri (hofic mét bd phén quéan 1y
tuong dwong) cta don vi; hoac

d. Quyén bd ph1eu quyét dinh trong céc cudc hop Hoi ddng quan tri (hodic by phin quéan ly
twong duong) cuia don vi.

Thoi diém ghi nhan ban dau cta khoan diu tu vao Cong ty con duoc mua trong ndm la ngay
ma Cong ty dat dugc quyen kiém soat thuc té dbi v&i don vi duge dAu tu. Trén Béo céo tai
chinh rleng cua Cong ty, cac khoan dau tu vao Cong ty con duge trinh bay theo gi4 gc (gia
mua va cac chi phi mua tryc tiép lién quan) trir di dy phong tén thit dAu tu. Viée 1ap du phong
t6n thét dAu tu cn cir vao gia tri khoan 16 liy ké trén Bao cdo tai chinh cta Cong ty con va co
thé dugc hoan nhép khi co 14i. Sy ting hodc giam khoan du phong giam gia dau tu tai chinh
duoc hach todn vao chi phi tai chinh trong nam.

35  CACKHOAN PHAITHU VA DU PHONG NQ PHAI THU KHO POI

Céc khoan ng phai thu dugc trinh bay theo gia tri ghi s6 trir di cac khoan dy phong phai thu kho
doi.

Viéc phan loai cac khoan phai thu dugc thuc hi¢n theo nguyén thc sau:
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S0 12, Tan Trao, Phuong Tan My, Cho nam tai chinh két thiic tai nigay 31/12/2025
Thanh phé Hb Chi Minh, Viét Nam Maiu s B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céic thuyét minh nay la bé phan hop thanh va cdn duge doc dong thoi voi Bdo cdo tai chinh riéng kém theo)

3. CAC CHINH SACH KE TOAN CHU YEU (TIEP)
3.6 CAC KHOAN PHAI THU VA DU PHONG NQ PHAI THU KHO POI (TIEP)

- Phai thu ciia khach hang phan anh cac khoan phai thu mang tinh chét thuong mai phat
sinh tir giao dich c6 tinh chat mua - ban giita Céng ty va ngudi mua 1a don vi doc lap voi
Céng ty, bao gdm ca cac khoan phai thu vé tien ban hang xuat khau ty thac cho don vi
khac.

- Phii thu khac phan anh cdc khoan phai thu khéng c¢6 tinh thuong mai, khong lién quan
dén giao dich mua - ban.

Du phong ng phai thu kho ddi duge Cong ty trich lap dbi v6i cac khoan ng phai thu da qué
han thanh toan ghi trong hop ddng kinh té, ban cam két hop dong hodc cam két ng, doanh
nghiép da doi nhiéu 1an nhung vin chua thu hdi duoc, viée xac dinh thoi gian qua han cia
khoan no phai thu duge xéc dinh cin clr vao thoi gian tra ng goc theo hop déng mua, ban ban
d4u, khong tinh dén viéc gia han no gitra cdc bén; hodc dbi v6i cac khoan ng phai thu chua
dén han thanh toan nhung khéch ng da 1dm vao tinh trang pha san hojc dang lam thi tuc giai
thé, mét tich, bo trén va duge hoan nhap khi thu hdi duoc ng.

Su tang hodc giam khoan du phong phai thu kho doi tai ngdy khoa s6 lap béo céo tai chinh
duoc hach toan vao chi phi quan ly doanh nghi€p.

3.6  HANG TON KHO
Hang tdn kho dugc ghi nhdn ban dau theo gia géc bao gém: chi phi mua, chi phi ché bién va
cac chi phi lién quan truc tiep khac phat sinh d¢ c6 dugce hang ton kho & dia diém va trang thai
tai thoi di(“?m ghi nqhz_“m ban dau. Sau ghi nhin ban dau, tai thoi diém lgfxp Béo cao tai chinh néu
gié tri thuan ¢6 thé thuc hién dugc cda hang ton kho thap hon gi4 goc thi hang ton kho dugc
ghi nh4n theo gié tri thuan c6 thé thuc hi¢n duge.
Gia tri hang ton kho dugc x4c dinh theo phwong phap binh quén gia quyén. Hang tdn kho
duoc hach toan theo phuong phap ké khai thuong xuyén.
Dy phong giam gid hang ton kho ctia Cong ty dugc trich 14p cho phin gi4 tri dy kién bi tén
thit do cac khoan suy giam trong gid trj (181 thoi, hong, kém pham chat...) ciia hang ton kho
thudc quyén s& hitu ciia Céng ty dya trén bang chimg ve su suy giam gia tri tai ngay ket thic
nam tai chinh.
Sy ting hodc giam khoan dy phong gidm gia hang tdn kho duoc hach todn vao gia vn hang
ban trong nam.

37 TAI SAN €O PINH HUU HINH, VO HINH
Tai san ¢b dinh hitu hinh, tai san c¢b dinh v6 hinh dugc ghi nhan ban dAu theo gia gbc. Trong
qua trinh si dung, tai san ¢o dinh hitu hinh, tai san c6 dinh v6 hinh dwoc ghi nhén theo nguyén
gia, hao mon lity ke va gid tri con lai.
Nguyén gia tai sin cb dinh bao g(;)'m gia mua va nhitng chi phi c6 lién quan tryc tiép dén viéc
dua tai san vao str dung nhu dy kien.
Taj san c¢b dinh duge !(héu hao theo phuong phép duong thang dua trén thoi gian hitu dung
ude tinh. Thoi gian khiu hao cy theé nhu sau:

Nhém tai san ¢6 dinh Thoi gian khiu hao (niim)
Nha xudng, vét kién tric 05— 50
May méc, thiét bi 03 — 04
Phuong tién vén tai 06— 08
Thiét bj van phong 03 — 04
Céc tai san khac 04 -17
Quyén st dyng dit 46
Phin mém quan ly 03 -05
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S0 12, Tén Trao, Phuong Tan MY, Cho ném tai chinh két thic tai ngay 31/12/2025
Théanh pho H6 Chi Minh, Viét Nam Mau so B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céc thuyét minh nay la b phdn hop thanh va can diege doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

3. CAC CHINH SACH KE TOAN CHU YEU (TIEP)
3.8  CHIPHI TRA TRUGC

Chi phi tra truée bao gdm céc chi phi tra trudce ngén han hodc chi phi tra trudc dai han la
nhung chi ph1 thuc té da phat sinh nhung ¢6 lién quan dén két qua hoat dong kinh doanh cua
nhiéu ky ké toan.

Chi phi tra trudc ngén han bao gém chi phi céng cy dung cu va céc chi phi cho phan bb ngén
han khac. Céc chi phi nay duoc phan bd vao Béo céo Két qua hoat dong kinh doanh ctia Cong
ty tir dudi 12 thang.

Chi ph1 tra trwde dai han bao gém chi phi cong cu dung cu, chi phi sira chita va cac chi phi cho
phan bd dai han khac. C4c chi phi nay duoc phén bd vao Béo cédo Két qua hoat dong kinh
doanh ctia Cong ty trong thoi gian tir trén 12 thang dén 36 thang.

3.9 BAT PONG SAN PAU TU
Nguyén gia

Nguyén gia cua bat dong san dAu tu 14 toan bd cc chi phi (tlen hogc tuong duong tién) ma Cong ty
bé ra hogc gid tri hop ly ctia cac khoan khéc dua ra trao dbi dé c6 dugc bit dong sin diu tu tinh
dén thoi diém mua hodc xay dung hoan thanh bAt dong san diu tu dé. Cac chi phi phat sinh sau ghi
nhan ban d4u chi duge ghi tang nguyén gia bAt dong san diu tu néu cac chi phi nay chic chén lam
téng loi ich kinh té trong twong lai do sk dung tai san do. Cac chi phi phét sinh khéng théa mén
diéu kién trén duoc ghi nhan 14 chi phi san xudt, kinh doanh trong nam.

B4t dong séin diu tw nim giir dé cho thué
Khdu hao

B4t dong san ddu tu ndm giit dé cho thué duge khiu hao theo phuong phap dudng théng dé giam
dan nguyen gid tai san trong thoi gian sir dung wdc tinh. Theo d6, bat ddng san diu tu ciia Céng ty
1a quyén sir dung dAt dang duoc khu hao theo thoi gian st dung.

Thanh [y

Li hodc 18 do thanh 1y bat dong san du tu duge xdc dinh bing sb chénh léch gifta tién thu thun
do thanh ly véi gié tri con lai cia bét dong san dau tur va duge ghi nhén 1a thu nhdp hodc chi phi
trong Béo cdo két qua hoat dong kinh doanh riéng.

3.10 VAY

Céc khoan vay dugc theo doi theo timg d6i tugng cho vay, timg khé wéc vay ng va ky han
phai tra ctia céc khoan vay.

3.11 CHI PHI PI VAY

Chi phi di vay duoc ghi nhin vao chi phi san xuét, kinh doanh trong nam khi phat sinh trir chi
phi di vay lién quan truc tiép dén viée dau tw xay du’ng hodc san xuét tai san d& dang dugc
tinh vao gid tri cta tai sin do (duge vén hoa) khi c6 di cic didu kién quy dinh trong Chuén
muc K& toan Viét Nam sé 16 “Chi phi di vay”.
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12, Tén Trao, Phudng Tan My, Cho néim tai chinh két thic tai ngay 31/12/2025
Thanh phd Hb Chi Minh, Viét Nam Maiu so B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céic thuyét minh nay la bo phdn hop thanh va can duge doc dong thoi véi Béo cdo tai chinh riéng kém theo)

3. CAC CHINH SACH KE TOAN CHU YEU (TIEP)
312 NOPHAITRA

Céc khoan ng phai tra va chi phi phai trd dugc ghi nhdn cho s6 tién phai tra trong tuong lai lién
quan den hang héa va dich vy da nhan duoc. Chi phi phai trd duge ghi nhan dya trén cdc ude tinh
hop 1y v& s tién phai tra.

Viéc phén loai cdc khoan phdi trd la phai tra ngudi ban, chi phi phai tra va phai tra khac duoc thyc
hién theo nguyén tédc sau:

o Phai trd ngudi ban phan anh cdc khoan phdi trd mang tinh chét thwong mai phat sinh tir giao
dich mua hang héa, dich vy, tai san va nguoi ban la don vi dgc 14p véi Cong ty.

e Chi phi phai tra phan anh cdc khoan phai tra cho hang héa, dich vy dd nhén dugc tir ngudi ban
hodc dé cung cap cho ngudi mua nhung chua chi tré do chua c6 hoa don hodc chua di hd so,
tai lidu ké todn dé thanh todn; phai tra cho ngudi lao dong vé tién luong, nghi phép, cac khoan
chi phi san xuét, kinh doanh phai trich trudgc.

e Phai trd khac phén énh céc khodn phai tra khong ¢6 tinh thuwong mai, khéng lién quan dén giao
dich mua, ban, cung cap hang héa, dich vy.

%
X

Cac khoan ng phai tra duge phén loai ngén han va dai han trén Bang cén d6i ké toan riéng can ctr
theo ky han con lai cta cac khoan phai tra tai ngdy ctia Bang cén d6i k& todn riéng t6i ngay dén
han thanh toén.

313 VONCHUSOHUU

Vén chii s& hitu

i

N

\\'O

Vén gbp ctia chit s& hitu duge ghi nhdn theo s6 thuc té gop.

Vén khac duoc hinh thanh do bd sung tir két qua hoat dong kinh doanh, danh gid lai tai san va gia
tri con lai gitra gid tri hop 1y cia cac tai san duge ting, biéu, tai trg sau khi trir cac khoan thué phai
ndp (néu c6) lién quan dén céc tai san ndy.

Phin chia lgi nhuén

Loi nhuan sau thué (LNST) c6 thé dugc chia cho chii s¢ hitu sau khi d3 trich 1ap céc quy theo didu
1€ ctia Cong ty va cic quy dinh clia phap ludt Viét Nam. Cb tic dugc ghi nhén 1a khoan phai tra
trén Bang Cén dm ké todn sau khi dugc Dai hoi dong cb dong quyet nghi théng qua tai Nghi quyét
Pai hoi dong cd  déng thudng nién hang nam. Cb tirc phai trd cac co dong dugc theo ddi va ghi
nhén cho tlmg abi tugng cu thé sau khi ¢6 théng bdo chia cd tirc clia Hdi ddng quan tri Cong ty va
théng bdo ngay chdt quyén nhan ¢ tic ciia Cong ty Luu ky va Bu trlr chimg khoan Viét Nam.

3.14 GHINHAN DOANH THU
Doanh thu cung cip dich vu

Doanh thu ciia giao dich cung cép dich vu duge ghi nhan khi két qua ciia giao dich do dugc
xac dinh mot cach dang tin cdy. Trudng hgp dich vy duge thue hign trong nhiéu ky thi doanh
thu duge ghi nhan trong ndm dugc cén clr vao két qua phan cong viéc dd hoan thanh vao ngay
két thiic ndm tai chinh. Két qua cia giao dich cung cap dich vu dugc xéc dinh khi théa man tat
ca cac diéu kién sau:

e Doanh thu dugc x4c dinh twong dbi chic chin. Khi hop dong quy dinh ngudi mua dugc
quyén tra lai dich vu dd mua theo nhiing diéu kién cu thé, doanh thu chi dugc ghi nhin
khi nhiing didu kién cu thé d6 khong con tdn tai va ngudi mua khéng dugc quyén tra lai
dich vu da cung cip;

e (6 kha nang thu dugc lgi ich kinh 1€ tir giao dich cung cép dich vu do;

e  Xac dinh dugce phf?m cong viéc d3 hoan thanh vao ngay két thiic ndm tai chinh;

e  Xac dinh dugc chi phi phat sinh cho giao dich va chi phi dé hoan thanh giao dich cung
cAp dich vu do.
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
86 12, Tén Trao, Phuong Tan My, Cho nam tai chinh két thuc tai ngay %1/ 12/2025
Thanh phd Ho Chi Minh, Viét Nam Maiu s6 B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céic thuyét minh nay la bé phdn hop thanh va can duge doc dong thoi voi Bdo cdo i chinh riéng kem theo)

3. CAC CHINH SACH KE TOAN CHU YEU (TIEP)
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3.14 GHINHAN DOANH THU (TIEP) »

!

Doanh thu ban bat dong sin

Doanh thu bén bt dong san ma Céng ty la chi du tu duge ghi nhan khi théa man ddng thoi

tat ¢4 cac diéu kién saw:

o Bit dong sdn dd hoan thanh toan b va ban giao cho ngudi mua, doanh nghiép da chuyén
giao rui ro va lgi ich gan lién véi quyen s& hitu bt dong san cho ngudi mua;

e Cong ty khong con ndm giit quyén quan ly bét dong san nhu ngudi sé hitu bat dong san
hodc quyén kiém soat bit dong san;

e Doanh thu duge xac dinh tuong dbi chic chin;
o (Cbng ty di thu dugc hodc s& thu duoc loi ich kinh té tir giao dich ban bét dong san;
e  Xéc dinh duoc chi phi lién quan dén giao dich ban bt dong san.

Doanh thu tir cho thué tai san hoat dong

Doanh thu cho thué tai san hoat dong dugc ghi nhén theo phuong phéap du:orng thing trong sudt
thoi gian cho thué. Tién cho thué nhén trude cia nhidu ky duge phan bd vao doanh thu phd
hop véi thoi gian cho thué.

N
£
*
/

Doanh thu hoat dong tai chinh

La loi nhuén dugc chia (neu cd) tir cac don vi ma Cong ty tham gia gop v6n va cac khoan i
tién gm ngan hang. Lai tlen gui ngan hang dugc ghi nhén trén co s& don tich, duge x4c dinh
trén sO du cac tai khoan tlen gui va lai suét thuc t& timg ky. Loi nhuén dugc chia duge ghi
nhén khi Cong ty dugc quyén nhan ¢ tirc hoic loi nhuan tir viée gbp vén.

315 GIA VON HANG BAN

Gi v6n cung cép dich vu la tong chi phi phat sinh cuia dich vu cung cép cho khach hang trong
nam, dugce ghi nhéan phit hgp v6i doanh thu phét sinh trong nim va dam bao tudn thu nguyén
tac than trong. Cac trudong ‘hop hao hut vét tu vuot dinh muc, chi phi vugt dinh mirc binh
thudng, hang tdn kho bi mit sau khi da trir di phan trach nhiém cta tap thé, c4 nhin c6 lién
quan ... duge ghi nhén day du, kip thoi vao gid von trong nim.

3.16 THUE
Thué gi4 tri gia ting (GTGT)
Thué suét thué gia tri gia tang cung cAp san pham, hang héa va dich vu 1a 10%.
Thué thu nhip doanh nghiép

Chi phi thué thu nhap doanh nghiép bao gom thué thu nhip doanh nghiép hién hanh va thué
thu nhap doanh nghiép hoan lai. Thué sudt thué thu nhdp doanh nghiép hién hanh la 20%.

Thué thu nhap hién hanh l1a khoan thué duge tinh dua trén thu nhép tinh thué. 6 thué hién tai
phai tra dugc tinh dua trén thu nhap chiu thué trong nam. Thu nhip chiu thué khac véi loi nhuén
thuan duoc trinh bay trén Bao co Két qué hoat dong kinh doanh vi khong bao gom cée khoan thu
nhép hay chi phi tinh thué hofic dugc khAu trir trong céc ndm khéc (bao gom ca 16 mang sang, néu
¢0) va ngoai ra khong bao gdm céc chi tiéu khong chiu thué hogc khong dugc khau trir.

Viée xéc dinh thué thu nhdp cua Céng ty can clt vao cac quy dinh hién hanh vé thue Tuy
nhién, nhiing quy dinh nay thay ddi theo tirng thoi ky va viéc xéac dinh sau cing vé thué thu
nhip doanh nghiép tity thude vao két qua kiém tra clia co quan thué c6 thim quyén.

Cic loai thué khac dugc 4p dung theo cac ludt thué hién hanh tai Viét Nam.
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
§6 12, Téan Trao, Phuong Tén My, Cho n#m tai chinh két thic tai ngéy 31/12/2025
Thanh phd Hb Chi Minh, Viét Nam Méiu s6 B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céc thuyét minh néy la b phdn hgp thanh va can duoc doc dong thoi voi Bdo cdo tai chinh riéng kem theo)

3. CAC CHINH SACH KE TOAN CHU YEU (TIEP)
3.17 BEN LIEN QUAN

Céc bén duogc coi la lién quan néu mét bén c6 kha ning kiém soat hodic ¢6 anh hudng dang ké
ddi voi bén kia trong viéc ra quyét dinh cac chinh sach tai chinh va hoat dong. Bén lién quan
bao gom:

e Nhiing doanh nghiép c6 quyén kiém soat, hodc bi klem soat tryc tiép hodc gian tiép thong
qua mdt hodc nhiéu bén trung gian, hodc dudi quyén bj kiém soat chung v&i Céng ty gom
Cong ty me, cic cong ty con cung tap doan, cac bén lién doanh, co s& kinh doanh dugc
dbng kiém sodt, cac cong ty lién két.

o Céc ca nhan c6 quyén truc tiép hogc gian tiép biéu quyét & cac doanh nghiép béo céo dan
dén c6 anh huong dang ké téi doanh nghiép nay, céc nhan vién quén Iy chi chdt c6 quyen
va trach nhi¢m vé vi€e lap ké hoach, quan 1y va kiém soat cic hoat dong ciia Cong ty ké
c4 cAc thanh vién mat thiét trong gia dinh cla céc ca nhan nay.

e Cac doanh ngh1ep do c4c ca nhan duoc néu trén nim truc tiép hodc gidn tiép quyén bidu
quyét hodc ngudi d6 c6 thé ¢6 anh hudng dang ké t6i doanh nghiép.

Khi xem xét timg mdi quan hé clia cac bén lién quan, ban chit ctia méi quan hé duge chu y toi
chtt khong phai chi hinh thitc phép ly cta cdc quan hé do. T4t ca cac giao dich va sb du véi
cac bén lién quan phat sinh trong ndm tai chinh két thic tai ngay 31/12/2025 duge Cong ty
trinh bay tai cac thuyét minh dudi day.

318 LAICO BAN/SUY GIAM TREN CO PHIEU

B4o cdo tai chinh riéng ctia Cong ty dugc ldp va cong bd cling véi Bao céo tai chinh h0fp nhét
ctua Cong ty, do d6 Cong ty khong trinh bay chi tiéu “Lai co ban/Lii suy giam trén cb phiéu”
trong Bdo cdo tai chinh riéng nay.

3.19 BAO CAOBQ PHAN

Bo phan theo linh vyc kinh doanh la mdt bd phan ¢6 thé phan biét dugc, tham gla vao qua
trinh san xuit hodc cung cdp san phdm, dich vu riéng 1&, mét nhoém céc sin phdm hodc cac
dich vu c6 lién quan ma by phén nay c6 rii ro va lgi ich kinh té khic v6i cac b phan kinh
doanh khac.

B4 phén theo khu vuc dia ly 1a mét bd phén c6 thé phan bi¢t dugc, tham gia qua trinh san xuét
hodc cung cép san pham, dich vu trong pham vi m§t moi trudng kinh té cu thé ma bo phan nay
¢6 rii ro va loi ich kinh té khéc v6i cac bd phan kinh doanh trong méi trudng kmh té khac.
Toan b hoat dong kinh doanh cta Cong ty khéng bi anh hudng bdi cic yéu t6 dia ly ving
mién ciing nhu d5i tuo‘ng khach hang. Vi vy, Cong ty xac dinh khong c6 su khac biét ve khu
vuc dia Iy cho toan bd cac hoat dong ctia Cong ty.

Cong ty khong trinh bay thuyet minh ndy trén Béo cdo tai chinh riéng vi theo quy dinh tai
Chuén muc ké todn s6 28 vé “Bao céo bd phan” yéu cdu trong trudng hop Cong ty phai lap ca
Béo c4o tai chinh riéng va Bao cao tai chinh hop nhét thi trinh bay théng tin vé Bao céo bd
phéan theo quy dinh ciia Chuén myc ndy trén Bao cdo tai chinh hop nhit.
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CﬁNG TY CO PHAN VICTORY GROUP
S0 12, Tan Trao, Phuong Tan My,
Thanh pho Ho Chi Minh, Viét Nam

BAO CAO TAI CHINH RIENG

Cho nam tai chinh két thic tai ngay 31/12/2025
Mau so B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Cdic thuyét minh néy la bg phin hop thanh va cén dwoe doc ddng thoi véi Bdo cdo tai chinh riéng kém theo)

4. TIEN VA CAC KHOAN TUONG PUONG TIEN

Tién mat
Tién guri ngan hang khong ky han
Cong

5. CHI PHI TRA TRUGC

Ngﬁn han

- Chi mua bdo hiém_

- Céc khodn phén b6 khac
Dai han

- Cbdng cy, dung cu

- Céc khoan phén bd khac
Cong

31/12/2025 01/01/2025
VND VND
20.397.579 2.607.765
22.194.478 62.843.265
42.592.057 65.451.030
31/12/2025 01/01/2025
VND VND
96.608.861 126.421.899
78.149.978 =
18.458.883 126.421.899
511.644.488 1.102.334.444
455.680.443 1.089.350.622
55.964.045 12.983.822
608.253.349 1.228.756.343
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BAO CAO TAI CHINH RIENG
Cho nam tai chinh két thic ngay 31/12/2025
Maiu so B09-DN

CONG TY CO PHAN VICTORY GROUP

S6 12 Tﬁq Trao, Phuong Tén MY,

Thanh pho Hé Chi Minh, Viét Nam

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Céic thuyét minh nay la bg phan hop thanh va cdn duge doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

12, TAI SAN CO PINH VO HINH

Quyén Chwong trinh Cong
sit dung d4t  phin mém may tinh
VND VND VND

NGUYEN GIA

01/01/2025 18.325.019.505 499.720.000  18.824.739.505

- Mua trong ndm - 117.310.000 117.310.000

31/12/2025 18.325.019.505 617.030.000  18.942.049.505
GIA TRI HAO MON

01/01/2025 (4.695.013.775) (499.720.000)  (5.194.733.775)

- KhAu hao trong nim (397.588.056) (13.912.942) (411.500.998)

31/12/2025 (5.092.601.831) (513.632.942)  (5.606.234.773)
GIA TRI CON LAI

01/01/2025 13.630.005.730 - 13.630.005.730

31/12/2025 13.232.417.674 103.397.058  13.335.814.732

Tai ngay 31/12/2025, nguyén gia cua cac tai san ¢b dinh vo hinh da khdu hao hét nhung vin
con sir dung 12 499.720.000 dong (tai ngay 01/01/2025 1a 499.720.000 dong).

X
R
152
i
W&
=

Tai ngay 31/12/2025, tai san ¢b dinh v6 hinh 1a quyén st dung dat da duoc dung thé chép cho
khoan vay tai ngén hang TMCP Cong Thuong Viét Nam - Chi nhanh Thanh phd H6 Chi Minh
(xem thuyét minh s6 16).

13. BAT PONG SAN PAU TU

Nha cira Quyén Cong
vat kién triic sir dung dit
VND VND VND
NGUYEN GIA

01/01/2025 91.144.594.956 12.587.669.584 103.732.264.540
31/12/2025 91.144.594.956 12.587.669.584 103.732.264.540

GIA TRI HAO MON
01/01/2025 (17.780.879.188) (2.593.058.409) (20.373.937.597)

- Khéau hao trong nim

31/12/2025

GIA TRI CON LAI

01/01/2025
31/12/2025

(2.196.710.376)

(298.304.652)

(2.495.015.028)

(19.977.589.564)

(2.891.363.061)

(22.868.952.625)

73.363.715.768

9.994.611.175

83.358.326.943

71.167.005.392

9.696.306.523

80.863.311.915

Paiy la cac tai san 1a Nha cira, vat k1en tric va Quyén sir dung dét tai dia chi s6 12 Pudng Tan
Trao, Phuong Tan My, Thanh phd Hb Chi Minh, Viét Nam.

Toan b Bét dong san da duge thé chip dé dam bao cho khoan vay tai ngan hang TMCP Cong
Thuong Viét Nam - Chi nhanh Thanh phd H6 Chi Minh (xem thuyét minh sé 16).
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12 Tan Trao, Phuong Tan MY, Cho ndm tai chinh ket thtic ngay 31/12/2025
Thanh phé H Chi Minh, Viét Nam Miu s6 B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Cdc thuyét minh nay la bé phdn hop thanh va can duoc doc déng thoi véi Bdo cdo tai chinh riéng kém theo)

13. BAT PONG SAN PAU TU (TIEP)
Gid tri hop 1y ciia bat dong sin dau tu:

Theo quy dinh tai Chuin muc Ké toan Viét Nam s& 05 — Bét dong san dau tu, gid tri hop 1y
ctia bit dong san dau tu tai ngay 31/12/2025 cin dugc trinh bay. Tuy nhién, Céng ty hién chua
xéc dinh dugc gia tri hop ly ndy nén gia tri hop Iy ciia bat dong san déu tu tai ngay 31/12/2025
chua duge trinh bay lén Thuyét minh Bio cdo tai chinh riéng. Dé x4c dinh dugc gia trj hop ly
nay, Cong ty chua tim dugc céng ty tu vén phu hop dé thuc hién cong viéc nay.

Danh muc bt dong san du tw tai ngdy 31/12/2025 chi tiét nhu sau:

STT Danh mue Nguyén gii _ Hao mén liy ké Gi4 tri con lai
1 Toa nha Victory 103.732.264.540 22.868.952.625 80.863.311.915

Tower (Tang 2, ting
55 téng 7, tAng 12A)

Cing 103.732.264.540 22.868.952.625 80.863.311.915
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BAO CAO TAI CHINH RIENG
Cho nam tai chinh két thic ngay 31/12/2025
MAu s0 B09-DN

CONG TY CO PHAN VICTORY GROUP

86 12 Tan Trao, Phuong Tan MY,

Thanh pho H6 Chi Minh, Viét Nam

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Céic thuyét minh nay la bg phdn hop thanh va cdn dwge doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

16. CHI PHI PHAI TRA

31/12/2025 01/01/2025
VND VND

a) Ngin han

- Chi phi 1&i vay (*)

- Chi phi trich trudc cac dy an bét dong san, thi
cong

- Céc khoan trich trudce khac

b) Dai han

Cong

68.898.031.857
60.682.456.219
6.392.415.254

1.823.160.384

64.500.107.067
60.682.456.219
1.846.490.464

1.971.160.384

68.898.031.857

64.500.107.067

(*) Chi phi ldi vay phai tra Ngén hang TMCP Cong Thuong Viét Nam — Chi nhanh Thanh phd
HG6 Chi Minh theo Hop dong tin dung ky ngay 07/01/2010 véi SO tién vay tbi da la 462 ty
dong dé tai tro von cho Du 4n Trung tim Thwong mai Tai chinh Dau khi Pha My Hung tai Lo
dat C06- A01 Phudng Tan Pht, Quén 7, Thanh phd H6 Chi Minh. Cong ty da tat toan toan bd
gid tri gbc vay vé6i ngdn hang ndy tir ngay 31/12/2017 nhung chua thanh toan chi phi ldi vay
con lai néu trén.

Khoan vay duge dam bao bing toan bd gié trj dy an Trung tim Thuong mai Tai chinh D4u khi

Phi M§ Hung — nay la tda nha Victory Tower (Xem thuyét minh s6 11, 12 va 13).

17. PHAI TRA KHAC

a) Ngfm han

- Kinh phi cdng doan

- Nhén ky qu¥, ky cugc

- Céc khodn phai tra, phai ndp khac

+ C6 ke lgi nhudn phdi trd

+ Quy bdo tri cde du dn

+ Cong ty cé ph:fn Bdu tw va Dich vu Sao Kim (*)

+ Céng ty Co phd‘n Victory Asset - chi phi ldi vay
phdi tra

+ Cdc déi twgng khdc

b) Dai han

- Tép doan Diu khi Viét Nam - phai tra v& cd phan
hoa

- Nhén ky qu¥, ky cuoc

Cong

31/12/2025 01/01/2025
VND VND
69.721.850.387 68.802.436.019
- 7.028.169

222.068.400 222.068.400

69.499.781.987
2.190.150.220
11.854.422.306
51.661.374.850
1.446.281.588

2.347.553.023

11.496.621.327
10.850.000.327

646.621.000

68.573.339.450
2.190.150.220
11.921.436.526
51.661.374.850
483.579.265

2.316.798.589

11.455.151.327
10.850.000.327

605.151.000

_81.218.471.714

80.257.587.346

¢) Phai trad khdc 1a cdc bén lién quan: Chi tiét tai Thuyét minh sé 29

(*) Hop dong dich vy quan ly van hanh toa nha s6 03/2017/CCDQVLVH—SK duge ky ngay
20/02/2017 (“Hop dong 03”) gitta Cong ty va Cong ty C8 phin Pau tu va Dich vu Sao Kim
(“Sao Kim™). Theo Diéu 6 cia Hop ddng 03, Hop dong c6 thoi han 72 thang (06 nim) ké tir
ngdy ky (“Thoi han hop ddng”). Hét thoi han hop dong (ngdy 20/02/2023) hai bén khéng ky
két gia han hop ddng. Sao Kim dé khai kién Cong ty vé tranh chéap Hop dong 03.
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Cg‘)NG TY CO PHAN VICTORY GROUP
S6 12 Tan Trao, Phuong Tén MY,
Thanh phdé Ho Chi Minh, Viét Nam

BAO CAO TAI CHINH RIENG
Cho ndm tai chinh két thuc ngay 31/ 12/2025
Maiu sé B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céc thuyét minh néy la b phdn hop thanh va cdn dwoc doc dong thoi voi Bdo edo tai chinh riéng kém theo)

19. VON CHU SO HU'U (TIEP)
19.2 CHITIET VON PAU TU CUA CHU SO HUU
31/12/2025 01/01/2025
S6 ¢ phiéu Ty 18 S6 ¢ phiéu Ty 18
% Yo
- Cé dong B3 Thi Hién 23.964.820 23,96% 23.964.820 23,96%
- b dong Nguy&n Van Vinh 20.083.840 20,08% 20.083.840  20,08%
- Cb dong L& Thi Tu 8.516.000 8,52% 8.516.000  8,52%
- Cb dong Lé Vin Thang 8.515.000 8,52% 8.515.000  8,52%
- C6 phiéu quy - 0,00% 1.134.920  1,13%
- Céc cb dong khéc 38.920.340 38,92% 37.785.420  37,79%
Cong 100.000.000  100,00% 100.000.000 100,00%
19.3 CAC GIAO DICH VE VON VOI CAC CHU SO HU'U VA PHAN PHOI LQI NHUAN
Nim 2025 Nim 2024
VND VND
Vén dau tu cia chu sé hitu
+Vén gop diu nam 1.000.000.000.000  1.000.000.000.000
+Vén g0p téng trong nam = 2
+ Vén gop giam trong nim - ~
+Vén gop cudi nam 1.000.000.000.000  1.000.000.000.000
- Cb tirc, loi nhuin da chia - -
19.4 COPHIEU

S6 lugng ¢ phiéu diang ky phat hanh

S6 luong cb phiéu da ban ra cong chiing

+Cb phiéu phé théng

+ C& phiéu vu dai

S lugng ¢b phiéu quy

+ C& phiéu phd théng

+ C& phiéu wu dai

S6 hrong cd phiéu dang luu hanh

+ C& phiéu phd théng

Ménh gid cé phiéu phd thong (VND/Cé phiéu)

31/12/2025 01/01/2025
CP CP
100.000.000 100.000.000
100.000.000 100.000.000
- 1.134.920
- 1.134.920
100.000.000 98.865.080
100.000.000 98.865.080
10.000 10.000
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cg‘)NG TY CO PHAN VICTORY GROUP
S6 12 Tan Trao, Phudmg Tén M,
Thanh phd HO Chi Minh, Viét Nam

BAO CAO TAI CHINH RIENG

Cho nam tai chinh két thic ngay 31/12/2025

Mau s B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Céic thuyét minh nay la bg phdan hop thanh va cdn dwoe doc dong thoi voi Bdo cdo tdi chinh riéng kém theo)

20. DOANH THU BAN HANG VA CUNG CAP DICH VU

Nam 2025
VND

Niam 2024
VND

- Doanh thu kinh doanh hang héa bét déng san
- Doanh thu kinh doanh bét déng san dau tur
- Doanh thu cung cip dich vu (*)

3.834.908.963
1.953.277.920

27.178.981.818
5.339.151.602
2.257.246.589

Cong

5.788.186.883

34.775.380.009

(*) Cong ty va Cong ty C phén Pau tu va Dich vu Sao Kim dang trong giai doan tranh chép
vé Hop dong dich vy quan ly van hanh toa nha s6 03/2017/CCDQVLVH-SK ngay 20/02/2017
(Xem thuyét minh s8 17), theo d6 doanh thu va gia vén dugc ghi nhan dén ngay hét han hop
ddng 19/02/2023. K& tir sau ngay 20/02/2023, Cong ty chua ghi nhén toan bd doanh thu va gia

vén hoat déng quan ly van hanh toa nha.

21, GIA VON HANG BAN

Nam 2025
VND

Niam 2024
VND

- Gia vén kinh doanh hang héa bét dong san
- Gia vbn kinh doanh bit déng san dau tu

4.047.932.364

23.103.149.445
4.557.204.252

Cong

4.047.932.364

27.660.353.697

22. DOANH THU TAI CHINH

- Lai tién guri
- Lii tién cho vay
- L4i tir hoat dong dau tr khac

Nam 2025 Nam 2024
VND VND
188.771 271.137.431

1.078.775.343

1.689.057.532
1.153.726.024

Cong

1.078.964.114

3.113.920.987

23. CHI PHI TAI CHINH

- Chi phi 1di vay
- Du phong ddu tir vao cbng ty con

Nim 2025 Nim 2024
VIND VIND
962.702.323 483.579.265

2.642.786.539

5.601.786.405

Cong

3.605.488.862

6.085.365.670
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BAO CAO TAI CHINH RIENG
Cho nam tai chinh két thic ngay 31/12/2025
MAu s6 B09-DN

CONG TY CO PHAN VICTORY GROUP

86 12 Tan Trao, Phudng Tén M,

Théanh phd Ho Chi Minh, Viét Nam

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Céc thuyét minh nay la bé phdn hop thanh va can duge doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

24, CHI PHi BAN HANG VA QUAN LY DOANH NGHIEP
Niim 2025 Niim 2024
VND VND
a) Cdc khodn chi phi ban hang 383.565.200 197.513.244
- Chi phi dich vu mua ngoai 383.565.200 9.090.909
- Chi phi bang tién khac - 188.422.335
b) Cidc khodn chi phi quin Iy doanh nghiép 13.715.405.761 15.981.765.611
- Chi phi nhén vién quan ly 8.371.348.526 7.436.190.390
- Chi phi vét liéu quan ly, dd ding vin phong 655.170.316 273.966.866
- Chi phi khéu hao tai san c6 dinh 1.795.116.884 755.705.942
- Thué, phi va Ié phi 3.000.000 4.513.184
- Chi phi dv phong 1.421.000.000 4.325.000.000
- Chi phi dich vu mua ngoai 1.291.095.819 2.803.800.760
- Chi phi bang tién khic 178.674.216 382.588.469

25. THU NHAP KHAC

Nim 2025 Nim 2024
VND VND
- Thu nhép tir tién phat, bdi thudng 2.530.919.500 1.811.520.750
- Nhuong ban va thanh Iy tai san c6 dinh 15.667.977 -

Thu nhép theo ghi nhdn Ban 4n sb
" 103/2024/KDTM-PT (1) = 3794376430
- Thu nhép tir chuyén giao quyén va nghia vu thi
hanh 4n theo Vin ban thda thuin ngay
25/12/2025 (2)
- Thu nhép khac -
Cong 34.546.587.477

32.000.000.000 =

708.933.833
6.314.831.013

(1) Khoan thu nhdp khac tuong ung voi khoan thu nhdp ghi nhén theo Ban an 56
103/2024/KDTM-PT ngay 06/5/2024 cia Toa an nhan ddn Thanh pho Hd Chi Minh v& viéc
tranh chip vé hop ddng dich vy quan ly toa nha (Hop dong 03) véi Cong ty. cbh phan Pau tur
va Dich vy Sao Kim (xem thuyét minh s6 18) bao gdm 7.498.713.949 dong tidn ng gdc,
2.833.765.942 ddng la tién 14i chdm thanh toan va 599.897.115 ddng 1a tién phat do vi pham
nghia vy thanh todn. Tuy nhién cong ty di ghi nhin céc khoan doanh thu va phai thu dbi voi
Céng ty C& phan Pau tu va Dich vu Sao Kim gi4 tri 14 7.138.000.576 ddng vao cac ky ké toan
trude.

(2) Khoan thu nhip khac dugc Cong ty ghi nhén tir viéc chuyén nhuong Quyén thu hdi ng
phét sinh tir Quyet dinh sb 815/QP-CCTHADS ngdy 27/06/2025 cia Chi cuc Thi hanh an Déan
su Quan Tay HO (trudc sat nhap) va Cong vin so 547/CV-THADS (KV1) ngay 10/09/2025
ctia Thi hanh 4n dan sy TP Ha Noi. Theo ndi dung céc quyet dinh, vin ban trén, Cong ty Cb
phin Van Khéi Thanh phdi hoan tra cho Cong ty Cb phén Victory Group s0 tién 13
39.986.849.315 dong va thyc hién viéc ngin chin, khéng cho chuyen dich, chuyen dbi, cho
tang, thira ké hay bit cir giao dich bang hinh thirc ndo déi v6i 05 (ndm) Gidy ching nhén
Quyén str dung dit tai Nhon Trach, Dong Nai dé phuc vu viéc thi hanh an.

Ngay 25/12/2025, Cong ty da thuc hién chuyen giao quyén va nghia vu thi hanh 4n theo Van
ban théa thudn ky ngay 25/12/2025 va Phu luc kém theo cho Céng ty C6 phin Bt dong sén
See Star véi tong gid tri chuyén giao la 32.000.000.000 ddng.
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CQNG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12 Tén Trao, Phudng Téan M, Cho ném tai chinh két thiic ngay 31/12/2025

Thanh phé HO Chi Minh, Viét Nam

MAu s6 B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)

(Cdic thuyét minh nay la bé phdn hop thanh va can dugc doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

26. CHI PHI KHAC

Nim 2025
VND

Niam 2024
VND

- Chi phi tir quyét dinh thi hanh 4n theo yéu ciu
sb 1839/QD-CCTHADS

- Chi phi tir quyét dinh thi hanh 4n theo yéu ciu
s6 454/QD-CTHADS (*)

- Tién truy thu va chdm ndp thué GTGT lién
quan dén vu an Bui Minh Chinh

- Céac khoan chi phi khéc -

4.711.408.320

4.344.280.031

51.402.250.905

2.867.970.124
459.445.346

Céng 9.055.688.351

54.729.666.375

(*) Theo Quyét dinh 454/QD-CTHADS ngay 16/04/2025 ctia Cyc Thi hanh an Dén sy Thanh
phé HO Chi Minh vé viée cudng ché, ké bién, xir ly tai san. Ngay 27/06/2025 Tong Cong ty
Luu ky va Bu trir Chitng khoan Viét Nam da didu chuyen quyén sd hitu toan bd co phleu quy
cia Cong ty sang Cuc Thi hanh 4n Dan su Thanh pho H6 Chi Minh. Tai thoi diém diéu
chuyen gi4 thi truong ciia s6 cb phleu nay la 2.780 dong/co phiéu, tuong ung tong gia tri theo
gia thi truong la 3.155.077.600 dong, thp hon gia gbc 4.711.408.320 dong; phén chénh léch

nay dd dugc Cong ty ghi nhédn vao chi phi trong ndm.

27. CHI PHI SAN XUAT KINH DOANH THEO YEU TO

Niam 2025 Nam 2024

VND VND

- Chi phi nhén cong 8.371.348.526 7.436.190.390
- Chi phi c6éng cu, dung cu, dd ding 655.170.316 273.966.866
- Chi phi khiu hao TSCP 5.843.049.248 5.312.910.194
- Dy phong phai thu kho doi 1.421.000.000 4.325.000.000
- Chi phi dich vu mua ngoai 1.677.661.019 2.817.404.853
- Chi phi bing tién khac 178.674.216 571.010.804
Cong 18.146.903.325 20.736.483.107

28.  CHIPHI THUE THU NHAP DOANH NGHIEP HIEN HANH

28.1 THUE THU NHAP DOANH NGHIEP HIEN HANH

Niam 2025 Nim 2024

VND VND

Téng loi nhuin ké toan trwée thué 10.605.657.936  (60.450.532.588)
Cic khoén chi phi khéng dwoc khiu trir 1.001.650.196 615.922.544
- Cac khoan chi khéng dwoc trir 39.136.644 132.343.279
- Chi phi lai vay khéng dugc khiu trir 962.513.552 483.579.265
Téng thu nhap chiu thué trong ki 11.607.308.132  (59.834.610.044)
Chuyén 18 cac nam truée (11.607.308.132) -
Thu nhép tinh thué - (59.834.610.044)
Thué suét thué thu nhip doanh nghiép hién hanh 20% 20%

Téng chi phi thué TNDN hién hanh -
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CONG TY CO PHAN VICTORY GROUP BAO CAO TAI CHINH RIENG
S6 12 Tan Trao, Phuong Tan M§, Cho ném tai chinh két thiac ngay 31/12/2025
Thanh phé H Chi Minh, Viét Nam MAu sé B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Cde thuyét minh nay la b phdn hop thanh va edn duge doc déng thoi véi Bdo cdo tai chinh riéng kém theo)

28. CHI PHi THUE THU NHAP DOANH NGHIEP HIEN HANH (TIEP)

28.2 LO CHUYEN SANG TU NAM TRUGC

Nam S 18 phat sinh Thoi gian S6 15 S6 15 $6 15 con Tinh hinh
phat chuyén 16 da chuyén dwoc chuyén  dwoc chuyén quyét toan
sinh ndm trede nim nay nam sau (*) thué
2020 (1.111.990.383) T nim = - (1.111.990.383) Chua quyét
2021 dén todn
nam 2025
2022 (107.943.777.541) T ndm - - (109.055.767.924) Chua quyét
2023 dén todn
nam 2027
2024 (59.834.610.044) T ndm - - (168.890.377.968) Chua quyét
2025 dén todn
nam 2029
2025 - - 11.607.308.132 (157.283.069.836) Chua quyét
todn

11.607.308.132

Cong (168.890.377.968)

283 CHIPHIi LAI VAY KHONG PUQC TRU CHUYEN SANG TU NAM TRUOGC

Nam Chi phi lii vay Thoi gian Chi phi 1ai vay Chi phi ldi vay  Chi phi lai vay

phat sinh bi loai két chuyén két chuyén két chuyén con két chuyén
theo ND 132 nim truwde nim nay ky sau
2022 158.102.114 Tir ndm 2023 - - 158.102.114
dén hét nam
2027
2023 - Tl ndm 2024 - - 158.102.114
dén hét nam
2028
2024 483.579.265 Tir nadm 2025 - - 641.681.379
dén hét nam
2029
2025 - T ndm 2026 - - 641.681.379
dén hét nim
2030
Cong 641.681.379 B .
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CONG TY CO PHAN VICTORY GROUP
S6 12 Tén Trao, Phutmg Tén My,
Thanh phd H Chi Minh, Viét Nam

BAO CAO TAI CHINH RIENG
Cho ném tai chinh két thuc ngay 31/12/2025
Maiu so B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Cdc thuyét minh nay la bg phdn hop thanh va can dwoce doc dong thoi véi Bdo cdo tai chinh riéng kém theo)

29.
29.1

THONG TIN KHAC

NGHIEP VU VOI CAC BEN LIEN QUAN

M&i quan hé ctia Cong ty v6i cic bén lién quan c6 phét sinh giao dich trong ndm tai chinh két

thue ngay 31/12/2025 nhu sau:

Cac bén lién quan

Moi quan hé

Céng ty C6 phan M¥ Phu Invest
Céng ty Cb phan Victory Asset
Céng ty Cb phan Victory Homes

Céng ty Cb phan Victory Consulting

Céng ty Cb phan Victorycons
Céng ty C6 phin DBFS

Ong L& Hao

Ong D3 Thai Danh

Ong Nguyén Huynh Nguyén Chuong

Ong L& Van Trong
Ong Nguyén Tudn Anh
Ba Nguyén Thi Kim Thoa

Phai thu khach hang

Céng ty C6 phan M§ Pha Invest
Phai thu khac

Cong ty C6 phin M§ Pha Invest
Phii tra khdac

Cong ty C(‘Z‘) ph.‘%‘m Victory Asset

Coéng ty C6 phan M¥ Phu Invest
Vay va ng thué tai chinh

Cong ty Cd phan Victory Asset

Cong ty C6 phin Victory Asset
Cho vay
Nhan tién thanh toan khoan vay
Nhén tién di vay
Thanh toan khodn vay
Bu trir gbc vay
Chi phi i vay
L3i cho vay
Nhén thanh todn lai vay
Ban tai san c6 dinh
Chuyén nhugng ¢ phan
Cong ty C6 phin My Phii Invest
Cho vay
Nhan tién thanh todn khoan vay

Coéng ty con
Cong ty con
Cong ty con
Cong ty con
Cong ty con
Cong ty con chp 2
Chu tich HPQT

Thanh vién HPQT - Thanh vién UBKT

Thanh vién HPQT

Thanh vién HPQT - Chi tich UBKT
Thanh vién HPQT - Téng Gidm d6¢c

Nguyén Tdng Giam Pdc

31-12-25 01-01-25
VND VND
124.211.803 124.211.803
124.211.803 124.211.803
94.711.037 94.711.037
94.711.037 94.711.037
1.977.207.663 1.014.505.340
1.446.281.588 483.579.265
530.926.075 530.926.075

11.928.430.543
11.928.430.543

Nam 2025
VND

15.873.151.383
15.873.151.383

Nim 2024
VND

25.573.981.483

9.968.279.160
13.913.000.000
962.702.323

730.000.000

26.968.092.290
1.700.000.000
5.200.000.000
17.373.151.383
1.500.000.000
483.579.265
107.030.136
109.331.506

495.000.000

29.328.306.849
2.400.000.000
26.928.306.849
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BAO CAO TAI CHINH RIENG
Cho ndm tai chinh két thic ngay 31/12/2025
MAiu sé B09-DN

CONG TY CO PHAN VICTORY GROUP

S6 12 Tﬁq Tr%lo, Phudng Tén MY,

Thanh phé Hd Chi Minh, Vigt Nam

THUYET MINH BAO CAO TAI CHINH RIENG (TIEP)
(Cée thuyét minh nay la bé phdn hop thanh va cdn duoc doe dong thoi voi Bdo cdo tai chinh riéng kem theo)

29.  THONG TIN KHAC (TIEP)
29.1 NGHIEP VU VOI CAC BEN LIEN QUAN (TIEP)

Nim 2025 Nim 2024
(Trinh bay lai)

VND VND

Lé& Hao (*) 948.390.000 84.172.500
Nguyé&n Tuén Anh (*) 1.215.428.352 32.500.000
Nguy&n Tén Thu (*) = 405.772.120
D3 Thai Danh (*) 60.000.000 49.587.500
Nguy&n Thi Kim Thoa - 520.320.000
Nguy&n Huynh Nguyén Chuong (*) 60.000.000 10.850.000
Lé Vin Trong (*) 60.000.000 10.850.000
Phan Anh Quén (*) ’ 10.550.000
L& Vin Vil (*) = 8.600.000
Rainer Frey (*) - 8.600.000
Maurice Jackson (*) - 8.600.000

Cong

_2.343.818.352

1.150.402.120

(*) Cong ty trinh bay lai Luong va th lao Hoi dong Quan tri va Ban Tdng Gidm déc nam ,
2024 theo 1 trinh s6 115/TTr-VCG ngay 23/04/2025 vé viée quyét todn thu lao nam 2024 di \>
duoc Pai hoi C6 déng nam 2025 phé duyét theo Nghi quyét Pai hdi ddng cb dong thuong nién
s 126/NQ-VCG ngay 25/04/2025.

292 THONG TIN VE HOAT PONG LIEN TUC

Tai ngay 31/12/2025, Cong ty dang c6 khoan 13 lity k& 578,1 ty déng, téng ny ngén han cia
Coéng ty vuot qua tai san ngin han sé tién 61,6 ty dong Cong ty dang trién khai cdc bién
phap co cdu lai ng va theo ddi sit sao cac ludng tién hoat dong de giam th1eu rli ro tai
chinh. Ngoal ra, Cong ty v6i vai tro cong ty me, tap trung dau tu vén, ¢6 co cdu tai san dai
han chu y€u, bao gém tai san cb dinh 12 nha ctra, cdc bat dong san dau tu va cic khoan dau
tu tai chinh vao cong ty con. Cac cong ty con dang hoat dong o 6n dinh va m¢ rdng quy mé
hoat déng kinh doanh, tao doanh thu va dong tidn t6t, ndm 2025 dem vé doanh thu hop nhat
hon 494,2 ty ddng, két qua loi nhudn trude thué hop nhét hon 19,7 ty ddng.

29.3 NHUNG KHOAN NQ TIEM TANG

Khéng c6 khoan ng tiém tang nio phat sinh tir nhitng sy kién da xdy ra cé thé anh hudng dén
cé4c thong tin di dugc trinh bay trong Béo céo tai chinh riéng ma Cong ty khong kiém soét
duoc hodc chua dugce ghi nhan.

29.4 NHUNG SU KIEN PHAT SINH SAU NGAY KET THUC NAM TAI CHINH

Khéng cé s kién trong yéu nio xay ra sau ngdy két thic ndm tai chinh doi hoi dugc diéu
chinh hay cdng bo trén Béo céo tai chinh riéng nay.

30. SO LIEU SO SANH

S4 liéu so sanh la sb liéu theo Bao cdo tai chinh riéng d duorc klem toan cho nam tai chinh két

thiic ngay 31/12/2024.
Lé Thi Hoai An Tran Thu Hing
Negwdoi lap Keé toan trwong

Thanh phé Ho Chi Minh, ngay 17 thang 04 ndm 2026
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