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Cong ty C6 phan Vinhomes

THONG TIN CHUNG

CONG TY

Céang ty C& phan Vinhomes ("Cong ty") 1a mat ciing ty cb phan dugce thanh [4p theo Luat Doanh
nghigp cla Viét Nam theo Glay Ching nhan Bang ky Kinh doanh s6 0103022741, do S& Tai chinh
Thanh phé Ha Nai (trude day 18 S& Ké hoach va BAu ) cap ngay B thang 3 nam 2008 va duoc cap
lai Giay Chirng nhan Béng ki Doanh nghiép Céng ly C& phan sa 0102671977 ngay 5 thang 8 nam
2010. Céng ty sau do cing nhan dwec cac Gidy Chirng nhan Bang ky Doanh nghigp sira ddi vai lan
sla dbi gﬁl‘l nhat 1a l&n thir 39 ngay 29 thang 4 nam 2025,

Hoat déng chinh trong ndm hign tai cla Céng ty 1& phat trién va kinh doanh bat r:ﬁﬁr;g san, cho thué
van phéng, cung cap dich vu guan Iy bat dong san va cac dich vy lién quan, cung cap dich vu téng
thau xay dung, dich vyt van, thiét ké, giam sat va quan Iy xay dung.

Cang ty ca try s& chinh tai toa nha van phang Symphony, Buéna Chu Huy Man, Khu dd thi Vinhomes
Riverside, Phutng Phic Lo, Thanh phd Ha Nal, Vigt Nam va hal chi nhanh déc |ap tal Budng Ha
Nai, Phuémg Hong Bang, Thanh phé Hai Phong, Viét Nam va tal Du 4n Khu dé thi sinh thal Dream
City tai Xa Nghia Trig, Tinh Hung Yén, Vigt Nam,

Tap doan Vingroup — Cong ty CP |a cong ty me cla Cdng ty. Tap doan Vingroup - Céng ty CP va cac
cong ty con sau day duge goi chung |& Tap doan.

HOI BONG QUAN TR|

Cac thanh vién Hoi déng Quan tri trong ndm va vao ngdy |ap bao cao nay nhu sau;

Ong Pham Thiéu Hoa Chil tich

Ba Nauyen Digu Linh Thanh vién

Ong Pham Nhat Vuong Thanh vién

Ba Cao Thi Ha An Thanh vién

Ba Nguyen Thu Hang Thanh vién

Ong Varun Kapur Thanh vign doc lap
Ong Mueen Uddeen Thanh vién doc lap
Ong Hoang D. Quan Thanh vién déc 1&p

BAN KIEM S0AT

Cac thanh vién Ban kifm so4t trong nam va vao ngay |ap bao céo nay nhu sau:

Ong Tran Minh Anh Trudrng Ban B& nhiém ngay 23 thang 4 nam 2025
Ba Nguyén L& Van Quynh Trudng Ban Mi&n nhiém ngay 23 thang 4 nam 2025
Ba Pham Ngoc Lan Thanh vién

Ba Hoang Thj Phugng Thanh vién B6 nhigém ngay 23 thang 4 nam 2025
Ba L& Thj Duyén Thanh vién Mi&n nhigm ngay 23 thang 4 nam 2025

BAN TONG GIAM BOC

Cac thanh vién Ban Tang Giam ddc trong nam va vao ngay lap bao cao nay nhy sau

Ba Mguy&n Thu Hang Téng Giam ddc
Béa Mai Thu Thdy Pho Tong Giam ddc
Ong Bang Minh Ha Pha Téng Giam doc

Ong Pham Van Khuong Pha Tong Giam déc  Mién nhigém ngay 9 thang 8 nam 2025
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Céng ty Cd phan Vinhomes

THONG TIN CHUNG (tigp theo)

NGU'O| BAI DIEN THEO PHAP LUAT

hgwdi dal dign theo phép |uét cda Cong ty trong nam vé vao ngay |ap bdo céo nay nhw sau;
Ong Pham Thiéu Hoa  Chd tich Hai déng Quén tr|

Ba Nguyén Thu Hang  Tdng Giam dbc

Ong Bang Minh Hai Pha Téng Giam ddc

KIEM TOAN VIEN

Céng ty Trach nhiém Hdu han Ermnst & Young Vigt Nam |a cong ty kiém todn cho Céng ty.

11a
61
HH
LY

& =




Céng ty Cé phan Vinhomes
BAO CAO CUA BAN TONG GIAM BOC

Ban Tong Glam doc Céng ty C6 phan Vinhomes (“Céng ty™) trinh bay bao cdo nay va bao cdo 1Al
chinh rigng cla Cong ty cho ndm tai chinh ket thic ngay 31 thang 12 nam 2025,

TRACH NHIEM CUA BAN TONG GIAM POC B0OI VOI BAO CAO TAI CHINH RIENG

Ban Téng Giam déc chiu trach nhiém dam bao bao céo tai chinh riéng che ting nam tai chinh phan
anh trung thire va hop Iy tinh hinh t3i chinh riéng, ket qua hoat dang kinh doanh riéng va tinh hinh
Iu chuyén tién t@ riéng cda Céng ty trong nam. Trong qua trinh 1ap bao cdo i chinh rigng nay, Ban
Téng Giam déc cin phai

» |ra chon cac chinh sach ké tosn thich hop va ap dung cac chinh sach nay mét cach nhét quan;
» thic hign cac danh gia va wée tinh mat cach hgp Iy va than trong;

> néu rd cac chudn muc ké toan ap dung cho Céng ty co duge tuan thi hay khéng va it ed nhitng
sal l&ch trong y&u so v nhirng chuan muc ndy da duoc trinh bay va giai thich trong bao cdo tai
chinh riéng; va

» lap bao cao tai chinh riéng trén co s& nguyén tac hoat dong lién tuc trir truéng hop khang thé
cho rang Cong ty s& tigp tuc hoat d4ng.

Ban Tang Glam doc chiu trach nhiém dam béo vide cdc sb sach ké todn thich hop duoc luu gir 48
phan anh tinh hinh taj ehinh riéng cia Céng ty. véi mic dd chinh xac hop 1y, tai bat ky thei digm nao
va dam bao réng céc 55 sach ké toan tuan thi vai ché do ké foan d8 dugc 3p dung. Ban Téng Giam
doc cling chiu trach nhiém ve viéc quan ly cac tai san cla Céng ty va do da phai thue hién cac bian
phap thich hop dé ngan chan va phat hién cac hanh vi gian 1&n va nhirng vi pham khac.

Ban Téng Giam dbc cam két da tuan thi nhirng yéu cAu néu trén trong viéc 1ap bao cao tai chinh
rigng kem theo.

CONG BO CUA BAN TONG GIAM POC

Theo § kién cla Ban Téng Giam dde, bdo caa &l chinh riéng kém theo phan anh trung thue va hop
Iy tinh hinh t&i chinh rigng cla Cong ty vao ngay 31 thang 12 nam 2025, két qua hoat dang kinh doanh
riéng va tinh hinh leu chuyén tién t& riéng cho nam tai chinh két thic cing ngay phi hop vii cac
Chuan muc ké todn Vit Nam, Ché d& ké toan doanh nghigp Vigt Nam va cac quy dinh phap Iy co
li&n quan dé&n viéc 1&p va trinh bay bao cao tal chinh riéng.

Céng ty co cac cong ty con nhir duoe trinh bay trong bao cdo tai chinh riéng. Cong ty da |ap béo céao
tai chinh riéng nay theo céc Chudn mirc K& toan Viét Nam, Ché d6 Ké todn Doanh nghigp Vigt Nam
va céc guy dinh phap Iy cd lién quan dén viée lap va trinh bay bdo cao tai chinh riéng. Ngoai ra, Céng
ty da [&p bao cdo tal chinh he'p nhat clia Céng ty va cdc cong ty con cho ndm tai chinh két thie ngay
31 thang 12 nam 2025 (“bdo cao (& chinh hgp nhat") dé ngay 20 thang 3 nam 20286 phi hep vori cac
guy dinh hign hanh trén ap dung cho viée I8p va trinh bay bdo céo tal chinh hgp nhat.




Céng ty Cé phan Vinhomes
BAC CAO CUA BAN TONG GIAM BOC (tigp theo)

CONG BO CUA BAN TONG GIAM DOC (tiép theo)

Ngudi st dung béo cao tai chinh rigng nén doe bas cdo nay eling véi bao cdo tal chinh hop nhat nol
trén dé ca duge cac thang tin day dd vé tinh hinh tal chinh hgp nhét, két qud hoat dtng kinh doanh
herp nhat va tinh hinh Iwu chuyén tidn t& hep nhét cha Cong ty va cac cang ty con.
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Ha Ndi, Vigt Mam

Ngay 20 thang 3 nam 2026
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Si tham chidu: 11538455/ 8627188

BAO CAO KIEM TOAN POC LAP

Kinh gi:  Céc co ddng Céng ty Cé phin Vinhomes

Chuing t&i d& kidm todn bao caa tal chinh riéng kém theo clia Céng ty C& phan Vinhomes ("Cang ty")
duge Iap ngay 20 thang 3 nam 2026 va dudoc trinh bay t0 rang 7 dén trang 94, bac gém bang can déi
ke toan riéng tal ngay 31 thang 12 nam 2025, bdo cao k&t qua haat dong kinh doanh rigng va bao cao
I chuyén tién té riéng cho nm tal chinh két thilc cling ngay va cac thuyét minh bao c40 i chink riéng
kem theo.

Trach nhiém cia Ban Tdng Giam déc

Ban Tong Gidm dbe Cong ty chiu trach nhigm v vige 1ap va trinh bay trung thue va hop Iy bao cdo tal
chinh riéng cta Cang ty theo céc Chudn muc ké toan Viét Nam, Ché da ké toan doanh noghiép Vit Nam
va cac quy dinh phap Iy ca lién quan dén viéc |ap va trinh bay bao céo tai chinh riéng va chiu trach
nhiém vé kigm soat ngl b ma Ban Téng Giam dbe xac dinh |a cAn thidt dé dam bao vigc lap va trinh bay
bao cao tai chinh rléng khong cé sai st trong yéu do gian Ian hoac nham 1&n.

Trach nhiém cda Kiem todn vién

Trach nhigm clia ching t5l a dua ra § kien vé bao cao tal chinh rigng dua trén két qua cla cudc kidm
toan. Ching t4i d& tién hanh kidém todn theo céc Chudn mie kidm toan Viét Nam. Cac chudn mue nay
y&U cau ching tai tuan thi chudn myrc va cae quy dinh vé dao dire nghé nghip, 15p k& hoach va thue
hién cudc kiém toan dé dat duoc su dam bao hop |y vé vige ligu bao cao tai ehinh riéng clia Céng ty co
cén sal sat trong yéu hay khong.

Cong vige kiém toan bao gbm thue hign ede thi tue nhdm thu th@p cac bang chirng kiém toan vé& céc sd
li&u va thuyét minh trén bao cao tai chinh riéng. Cac thd tic kidm toan duoe lya chon dua frén xét doan
clia kiém toan vien, bao adm dénh gi ril ro cé sai sét trong yéu trong bao cao tai chinh tiéng do gian
fan hodic nham I&n. Khi thue hién danh gia cac ri ro nay, kiBm todn vien da xem xat kidm soat nal ba
cia Cang ty ll&n quan dén vigc [ap va trinh bay bao céo ki chinh rigng trung thiee, hop Iy nham thidt ké
cac thii tuc kiém toan phi herp vei tinh hinh thike 14, tuy nhign khang nham muc dich dua ra y kign vé
higu qua cla kiem soat ndi bo cia Cong ty. Céng viéc kiém todn cing bac gdm danh gid tinh thich hop
clla cac chinh sach ke toan duoc ap dung va tinh hop I cia cac ude tinh ké toan cia Ban Téng Giam
dbe ciing nhu dénh gig viéc trinh bay tdng thé bao cao @l chinh rigng.

Ching 8l tin twdmng rang cac bang chirng kiém toan ma ching t6i 3 thu thap duoe 1A day 40 va thich
hop dé lam oo s& cho y kién kidm toan cia ching tai,

A membar el Bl & oL Ghebs Lomibai
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Y kién cta Kiém toan vién

Theo ¥ kign cla chung t6i, baa cao tai chinh rigng 68 phan anh trung thye va hop I, trén cac khia canh
trong y&u, tinh hinh tai chinh riéng cda Céng ty tal ngay 31 thang 12 nam 2025, ciing nhuw két qua hoat
déng kinh doanh riéng va tinh hinh leu chuyén tién & rigng cho nam tai chinh két thie elng ngdy, phi
herp veri cac Chuan mue ké todn Vigt Nam, Ché do ké toan doanh nghigp Vigt Nam va cac quy dinh
phap Iy co lién quan d&n viéc 1ap va trinh bay bac cdo tai chinh riéng.

Pham Viat Anh
Phé Tang Giam déc Kigm toan vién
Sd Giay CNBKHN kiém toan: 2598-2023-004-1 S0 Gidy CNBKHN kidm toan: 5056-2022-004-1

Ha Ni, Vigt Nam
Ngay 23 thang 3 nam 2026

A imermeer Tim o Crd & Young Skebo Lmidsd




Céng ty Cé phan Vinhomes

BANG CAN B0I KE TOAN RIENG
ngay 31 thang 12 nam 2025

Bon vi tinh: triéu YND

B01-DN

Thuyet
Ma so | TAI SAN minth 84 cudi nam Sé dédu ndm
100 | A. TAISAN NGAN HAN 370.623.744 250,759.416
110 | L  Tién va cdc khodn tuong duvong
tién 4 47.738.170 26.698.485
111 1. Tiégn 16.948.142 19.794.809
112 2. Cdc khoédn tuong dwong tién 30.790.028 £.903.586
120 | Il. Dau tw tai chinh ngdn han 1.352.185 3.154.587
121 1. Chirng khoan kinh deanh - 2.028.250
123 2. Dau W ndm gilr dén ngay
dao han f 1.352.185 1.126.337
130 | lll. Cdc khodn phai thu ngan han 180.374.822 184.186.086
131 . Phal thu ngan han cla khach
Mang 6.1 16.575.452 15.000,757
132 2. Tra trudce cho ngudi ban
ngdn han 6.2 61.362.726 21642184
135 3. Phai thu vé cho vay ngén han 7 13.176.915 92.746.033
138 4. Phai thu ngan han khac B 89.336.293 54.051.266
137 5. Du phéng phai thu ngén han
khd ddi 8 (76.564) (154.154)
140 | IV. Hang tén kho 10 63.432.101 22.033.514
141 1. Hang tén kho 63.434 616 22.036.020
140 2. Du phong gidm gia hang 1on
kho (2.515) (2.515)
150 | V. Tai sdn ngan han khac 77.726.466 14.686.744
151 1. Chi phi tr& trvde ngan han 11 1.053.254 505.804
155 2. Tdisan ngén han khac 12 76.673.212 14,090,940
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Céng ty C6 phan Vinhomes

BANG CAN BOI KE TOAN RIENG (tigp theo)
ngay 31 thang 12 nam 2025

San v tinh; gy VND

B01-DN

Thuydt
Ma sé | TAI SAN minh S6 cudi ndm 56 déu nam

200 | B. TAISAN DAl HAN 219,748,940 185.979.444
210 | I. Cdc khoan phai thu dai han 36.652.626 68.989.043
215 1. Phai thu v& cho vay dai han 7 6.860.858 1.077.716
216 2. Phai thu dai han khac 8 29.791.768 67.911.327
220 | Il. Taisan cd dinh 4.289.350 2.424177
221 1. Tal san cé dinh hiru hinh 13 4.208.123 2.408.281
222 MNguyén gia 4.804.233 2872819
223 Gia trj khau hao liy ké (596.110) (464.338)
227 2. Tai san cb dinh va hinh 81.227 15.896
228 Nguyén gl 263 484 184.724
229 Gi# tr| hao mén |0y ké (1682.237) (168.828)
230 | M. Bat déng sén dau tw 14 2.893.128 3.829.951
231 1. Nguyén gia 5.419.527 5.596.951
232 2. Gia tr| khdu hao Iy ké (2.526.399) (1.767.000)
240 | IV. Tai san do dang dai han 13.996.613 4.720.878
247 1. Chl phi xay dwng co ban

dé dang 16 13.999.613 4,720.878
250 | V. Ddu tw tai chinh dai han 17 98.886.958 74.050.999
251 1. DAau tw vao cbng ty con 171 90.962.610 66.076.486
252 2. Pau b vdo cac cong ty

lién két 17.2 87.991 87.991
253 3. Dau tr gop von vaa dan vi

khdc 17.3 8.070.943 B.141.508
254 4. Dy phéng dau tu tai chinh

dai han 171 (235.586) (256.086)
255 5. Dau tw ndm gl dén ngay

dao han 1.000 1.000
260 | VI. Tal san dai han khéc 63.027.265 31.964.396
261 1. Chi phl tré trude dal han 1 801,352 810.682
262 2. Tai san thué thu nhap hoan

E] 323 522 A39 650.445
268 3. Taisan dai han khac 12 61.613.074 30.503.269
270 | TONG CONG TAI SAN 590.372.684 436,738.860




Céng ty Co phan Vinhomes

BANG CAN BOI KE TOAN RIENG (tigp theo)
ngay 31 thang 12 nadm 2025

Blan vi tinh; trigu VND

B01-DN

I

Thuyét |
Ma sd | NGUON VON minh S6 cudi n&m Sé dau nam

300 | C. NOPHAITRA 417.640.988 299.897.327
310 | I. No ngan han 315.335.770 226.821.394
311 1. Phai tra nguoi ban ngén han | 181 10.107.410 14.004 586
312 2. Nguo| mua trd tién triedre

ngan han 18.2 151.544.360 32.062.006
313 3. Thué va cac khodn phal nép

Nha nuéc . 19 5,637.045 10.546,738
315 4, Chi phi phai tré ngan han 20 33,303,654 28.947.522
318 5. Doanh thu chua thyc hién

ngan han 21 238171 342.344
319 B. Phdi trd ngdn han khac 22 74.640.609 96.317.413
320 7. Vay ngan han 23 39.654.152 44,154,420
3z1 8. Du phang phai tré ngan han 24 210.360 446.385
330 | . Nordai han 102.305.218 73.075.933
333 1. Chi phi ph2i tra dai han 20 22077 611.658
336 2. Doanh thu ehira thire hign

dal han 21 213.565 202.193
337 3. Phal tra dai han khac 22 27.698.783 4.863.141
338 | 4, Vaydal han 23 72.526.976 65.467.900
342 5. Dw phong phal tra dai han 24 1.843.817 1.841.040
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Céng ty Co phan Vinhomes

BANG CAN BOI KE TOAN RIENG (tiép theo)
ngay 31 thang 12 ndm 2025

BO1-DN

Ban vi tinh: tiéu VND

| Thuyét
Ma =8 | NGUON VON minh 54 cud! néam Sé dédu nam
400 | D. VON CHU SO HOU 172.731.696 136.841.533
410 | 1. Von chu sé hiu 25 172.731.696 136.841.533
411 1. Wén cd phan 43 phat hanh 41.074.120 41.074.120
411a - Gd phiéu phd théng o6
quyén bidu quyét 41.074.120 41.074.120
412 2. Thang du vén cd phén {7.050.610) (7.050.610)
420 3. Quf khae thuge von
cho s ko 35.000 30.000
421 4. Loi nhuan sau thué chua
phan phdi 138,673,186 102,788.023
421a - Lgi nhudn sau thué chua
phéan phai dén cudi ndm
Iriete 102.783.023 9,823 851
421h - Lownhudn sau thué chua
phan phdi ndm nay 35.800.163 32.964.172
440 | TONG CONG NGUON VON 590.372.684 436,738.860

Nguyén Th| Thu Théo
Nouwi l&p

Pé Biic Hieu

Ké toan trudng

10

Ha N&i, Vigt Nam
( 20 thang 3 nam 2026

Nguyan Thu Hang
Tdng Glam ddéc
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Céng ty C6 phan Vinhomes

BAO CAO KET QUA HOAT BONG KINH DOANH RIENG

cho na&m (& chinh ket thue ngay 31 thang 12 nam 2025

B02-DN

Bon vi Hinfy gL YD

Thuyét
M3 sd| CcHITIEY minh MEim nay Nam trude
01 | 1. Doanh thu vé& ban hang va cung
cap dich vu 26.1 75.674.490 74.122.667
02 | 2. Cdc khodn giam tri doanh thu 26.1 - -
10 | 3. Doanh thu thudn vé ban hang va
cung cép dich vu 26.1 75.674.480 74,122,687
11 | 4. Gla von hang ban va dich vu
cung cap 27 (55.028.048) (54,628,736}
20 | 5 Loi nhudn gop vé ban hang va
cung cap djch vu 20.648.442 18.493.931
21 | 6. Doanh thu hoat déng tal chinh 26.2 32,587.730 27.103.243
22 | 7. Chi phi tai chinh 28 {16.308.642) (9.877.562)
23 Trang da: Ch phi 18 vay va phat
hanh trai phigu (12.533.974) (8.052.691)
25 |8, Chiphiban hang 29 {1.173.754) (2,810.964)
26 | 9. Chiphiquéan ly doanh nghiép 29 (1.770.452) (3.123.830)
30 | 10. Lol nhudn thudn tir hoat déng
kinh doanh 34,883.324 30.684.818
31 | 11. Thu nhap khac ao 4.431.896 6.796.333
32 | 12. Chi phi khac 30 (644,138) {B38.51B)
40 | 13, Le¢i nhuan khéc 3.787.757 5.957.815
50 | 14. ‘I‘Enrgg Il nhugn ké toan trudc
thu 38.771.081 36.642.633
51 | 15. Chi phi thué@ TNDN hién hanh 3z1 (2.753.312) {3.685.131)
52 | 16. (Chl phi)/thu nhdp thugé TNDN
hodn lai 323 (127.606) 6.670
60 | 17. Lo nhu@n sau thué TNDN 35.890.163 32,964,172
|

NguyZn Thi Thu Thao

Naurdi lap

B6 Buirc Higu

K& todn trudng

11

Ha Ngi, Vigt Nam




Céng ty C6 phan Vinhomes

BAO CAO LU'U CHUYEN TIEN TE RIENG
cho nam (ai chinh két thic ngay 31 thang 12 nam 2025

BO3-DN

Heomn v Hnh: trigu VD

01

o2

03

04

o0&
06

09
10
RN

12
13
14
15

20

21
22
23
24
25
26

27

30

CHI TIEU

Thuyd!
rririh

I LUU CHUYEN TIEN TU HOAT
DONG KINH DOANH

Loi nhuén trvde thué

Bigu chinh cho céc khoén:
Khau hao tai san cé dinh (' TSCD")
hiru hinh, bat ddng san dau tw va
hao maén TSCB vé hinh
{Hoan nhap du phang)cae khodn
du phang
L& chénh l&ch ty gia héi dodi do
danh gia lai cac khodn muc tign té
co goc ngoai té
LAl 1 hoat déng dau
Chi phi 13l vay va phat hanh
fral phigu

Lgi nhudn ti hoat ddng kinh doanh

 trrée thay déi \.-gn Ivu ddng
Tang cac khodn phal thu
(T&na)/giam hang t6n kho
Tang cac khodn phai tra (khang ké
|&i vay phai trd, thué thu nhap
doanh nghigp phai nop)
Tang chi phl tré trude
Giam chlng khoan kinh doanh
Tign |al vay d3 trd
Thué thu nhap doanh nghiep
da nép

Luwu chuyén tién thudn tir hoat déng
kinh deanh

Il LUU CHUYEN TIEN TU' HOAT
DONG BAU TU
Tien chi dé mua sam, xay dung
TSCB vé& cac tal san dai han khac
Tién thu do thanh Iy, nhugng ban
TSCP va cac tai san dal han khac
Tien chi cho vay, mua cac cang cu
no' cla don v| khéc
Tien thu héi cho vay, ban lal eéng
cuy ngy cla don v khac
Tien chi dau tu gép vén vao don vi
khac
Tién thu héi dau tu vén vao don vi
khac
Tign thu 1&i cho vay, ¢ tic va loi
nhuan duge chia

Lwru chuyén tién thudn st dung vao
hoat dong dau lw

31

28

19

Nam nay Wam trude
38.771.081 36.642.633
1.103.602 346.639
(226.764) 127.479
20.903 242 005
(35.590.201) (30.822.375)
12.533.074 8.052.691
16.612.595 14, 589.072
(33.115.784) {36.942.008)
(41.832.516) 9.665.683
115,138,874 40.984 882
(538.121) (162,128)
2.028.250 E
(12.844 2758) (B.451.249)
(4.860,726) (9.455.307)
40.588.297 10.228.945
(20.835.010) {3.483.520)
29170 2.007.312
(53.350.048) (95.479.149)
138.045.602 29.383.351
(127.253.508) (25.841.716)
18.246.613 48.230.587
33772755 20.871.638
{21.353.337) {24.502.497)
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Céng ty Co phan Vinhomes

BAO CAO LUU CHUYEN TIEN TE RIENG (tiép thea)
cho nam t&l chinh két thic ngay 31 thang 12 ndm 2025

BO3-DN

Bon w tnh; gy VND

Ma ) | Thuyét
s | CHI TIEL minh N&m nay NEm trde
ll. LUU CHUYEN TIEN TU' HOAT
BONG TAl CHINH
3z Tign tra Iai vén gap cho cao chd
s& hiw, mua lal cd phiéu ela
doanh nghigp da phat hanh - (10,485 188)
32 Tien thu tor g vay 275.975.829 100.269.378
a4 Tign tré no goe vay (274.171.104) (61,726.473)
40 | Luu chuyén tién thuan tir hogt déng
tai chinh 1.804.725 28.057.715
50 | Lwu chuyén tién thudn trong nam 21.039.685 13,784,163
B0 | Tién va twong dwong tién diu nam 26.698.485 12.914.322
70 | Tién va twong dwong tién cudi
nam 4 a47.738.170 26.698.485
Ha Nai, Vigt Nam

Nguyén Thi Thu Thao
Mguoi lap

Ba Birc Hidgu

Ké toan trudmg

13

BllE
NG *

& =%




Céng ty Co phan Vinhomes B09-DN

THUYET MINH BAO CAD TAI CHINH RIENG _
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thie clng ngay

1+

THONG TIN VE CONG TY

Cong ty Co phan Vinhomes (“Céng ty") 13 mat céng ty cd phan dupc thanh lap theo Luét
Doanh nghigp ciia Vigt Nam theo Giay Chirng nhan Bang ky Kinh doanh s6 0103022741, do
S¢& Tai chinh Thanh pho Ha Nal (trirde day 13 S& Ké hoach va BAu tu) clp ngay 6 thang 3
nam 2008 va duoc cap lal Gidy Ching nhan Bang ky Doanh nghigp Cong ty Co phan sé
0102671877 ngay 5 thang B nam 2010. Céng ty sau dé clng nhén duoc cac Gidy Chimg
nhan Bang ky Doanh nghiép sira doi vi lan sira dbi gan nhat 15 1an tho 39 ngay 29 théng 4
nam 2025.

C& phiéu cla Cong ty duoc chinh thike niém yét trén S& Giao dich Chirng khoan Thanh phé
Ho Chi Minh (*HOSE") tir ngay 7 thang 5 nam 2018 theo Quyét dinh sé 158/QD-SGDHCM
ban hanh cung ngay.

Hoat dgng chinh trong n&m hién tai cia Cong ty 14 phat trign va kinh doanh bat déng san, che
thué vén phang, cung cap dich vy quan ly bat déng san va cac dich vy lién quan, cung cap
dich vu tong thau xay dung, dich vu tw vin, thiét k&, glam sat va quén Iy xay dung.

Céng ly ed tru s& chinh tal tha nha van phéng Symphony, Budng Chu Huy Man, Khu dd thi
Vinhomes Riverside, Phuéng Phic Legi, Thanh pho Ha Nai, VIst Nam va hai chi nhanh dac
lap tal Buréng Ha NOi, Phudng Héng Bang, Thanh phd Hal Phang, Viét Nam va tai Dy an
Khu dé thi sinh thai Dream City taj X3 NghTa Tru, Tinh Hirng Yén, Viat Nam.

Tap doan Vingroup — Céng ty CP la cong ty me cla Cang ty. Tap doan Vingroup — Cang ty
CP va cac cdng ty con sau day dugce goi chung & Tap doan.

Chu ky san xuat kinh doanh binh quan cla hoat d9ng chuyén nhuong bét déng san cla Céng
ty bat dau tir thei didm Cong ty dwoc chap thuan [a nha diu tu va thue hign gidi phang mat
bang, xay dung cho dén thed digm hoan thién va ban giao cho khach hang. Do vay, chu ky
san xuat kinh doanh cla hoat ddng chuyén nhuong bat dang sén cla Céng ty o thé kéa dal
trén 12 thang.

Chu kj san xuét, kinh doanh clia cac hoat déng khac clia Cang ty thng thurémg 13 trong vang
12 thang.

S6 lugng nhan vién clia Cang ty tai ngay 31 thdng 12 nam 2025 13 12.799 (Ngdy 31 thang 12
nam 2024: 11.815),

Co cau 16 chire
Tal ngay 31 thang 12 nam 2025, Céng ty ci 43 cdng ty con (tal ngay 31 thang 12 nam 2024:
44 cong ty con). Thang tin chi tigt vé cac cong ty con, t&n viet tat va ty |8 bidu quyét, 1V 1& o

leh trive tigp cla Cong ty va gian fidép gqua cang ty con trong cac cong ty con dwoc trinh bay
trong Phu lus 1.

14

5]

JUNG




Caéng ty C6 phan Vinhomes BOS-DN

THUYET MINH BAO CAOD TAI CHINH RIENG (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho ndm tal chinh két thic cling ngay

2.

2.1

22

2.3

24

2.5

CO SO TRINH BAY
Muyc dich Idp béo cdo tai chinh riéng

Céng ty co cac cong ty con nhir duge trinh bay tai Phu luc 1 va Thuyét minh sé 17.1. Cong
ty da lap bao cao tai chinh riéng nay theo céc Chuan murc K& todn Vigt Nam, Ché do Ké toan
Doanh nghigp Viet Nam va cac quy dinh phap Iy co lign quan dén vigc lap va trinh bay bao
cao tal chinh riéng. Ngoai ra, Cang ty da lap bao cao tai chinh he'p nhat cla Céng ty va cac
céng ty con cho n@m tai chinh ket thic ngay 31 thang 12 nam 2025 d& ngay 20 thang 3 nam
2026 phi hep vel cée quy dinh hign hanh trén &p dung cho viéc lap va Irinh bay bao céo (&
chinh hope nhét.

Nguréi sl dung bao caa i chinh rigng nén doc bdo cda nay cing voi bao cdo tai chinh hep
nhat d& cd du'oc cac thdng tin @4y dll vé tinh hinh tai chinh hop nhat, két qua hoat dong kinh
doanh hep nhat va tinh hinh Iy chuyén tién t& hop nhat cla Céng ty va céc cng ty con,

Chuéan muc va Ché db ké toan ap dung

Bao cao tai chinh riéng cla Cong ty duge trinh bay béng dbng Viét Nam (“VND") va duoc
I&p phi hop vdi Ché dd ke todn doanh nghigp Vit Nam va cac Chuan murc ké toan Viat Nam
khac do B¢ Tal chinh ban hanh theo:

» Quyst dinh so 149/2001/QB-BTC ngay 31 thang 12 nam 2001 v& vide ban hanh bén
Chuan muc ké toan Vigt Nam (Dot 1);

» Quyét dinh sd 185/2002/QB-BTC ngay 31 thang 12 n&m 2002 vé viéc ban hanh sau
Chudn muee ké todn Vit Nam (Dot 2);

» Quyét dinh sd 234/2003/Q8-BTC ngay 30 thang 12 nam 2003 v& vitc ban hanh sau
Chuén miye ké todn Vigt Nam (Dot 3);

» Quyétdinh s6 12/2005/0D-BTC ngay 15 thang 2 nm 2005 vé& vigc ban hanh sau Chudn
mitc ké toan Vigt Nam (Bot 4); va

» Quyét dinh sé 100/2005/QB-BTC ngay 28 thang 12 nam 2005 v& viéc ban hanh bén
Chuan murc ké toan Vigt Nam (Dot 5).

Theo do, bao cao tai ehinh riéng dugrc trinh bay kém theo va vige sl dung bao céo nay khéng
danh cho cac doi teng khang dugce cung eap cac thdng tin vé cac thi tuc va nguyén tic va
théng I& ké toan tai Vigt Nam va hon niva khéng duoc chi dinh trinh bay tinh hinh tal chinh
riéng, két qua hoat déng kinh doanh riéng va tinh hinh leu chuyén tidn & riéng clia Céng
theo céc nguyén tac va thdng 1& ké toan duwoe chip nhan réng ral & cdc nwrdc va lanh th
khac ngoal Vigt Nam,

Hinh thirc s6 ké todn ép dung
Hinh thirc s6 ké todn duge &p dyng cda Céng ty la Nhat ky chung.
Ky ké todn nam

Ky ke toan nam clia Cong ty ap dyng cho viéc IAp bao cao tai chinh riéng bét dau tir ngay 1
thang 1 va két thlc ngay 31 thang 12.

Bon v tién té trong ké toan
Bao cao tai chinh rieng dugc [ap bang don vi tién té trong ké toan cla Céng ty & VND. Cho

muc dich trinh bay baa cao tai chinh riéng tai ngay 31 thang 12 ndm 2025 nay, céc sb liéu
dugc lam Irdn d&n hang trigu va trinh bay theo don vi triéu déng Vigt Nam (*triéu VND").




Cong ty C6 phan Vinhomes B09-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tigp thea)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thic cing ngay

2,

2.6

31

3.2

CO SO TRINH BAY (tiép theo)
Quy djnh ké todn mdi da ban hanh nhing chira c6é hidu fuc

Ngay 27 thang 10 nam 2025, B3 Tai chinh da ban hanh Théng tu s 88/2025/TT-BTC hueng
dan Ché db ke toan doanh nghigp (“Thang tw 88", thay thé Théng tu sb 200/2014TT-BTG
hudng dan Ché do ké toan doanh nghiép do B Tai chinh ban hanh ngay 22 thang 12 nam
2014 va mat so quy dinh khac oo lign quan. Théng t 88 c6 higu luc tir ngay 1 thang 1 nam
2026 va ap dung cho cac doanh nghigp cd nam tal chinh bét dau tir hode sau ngay 1 thang
1 nam 2026.

Céng ty dang trong qua trinh danh gia tac dong cda Théng tir 89 dél voi vige lap va trinh bay
bao cdo ai chinh riéng va s& ap dung Théng tu 99 cho nam i chinh két thic ngdy 31 thang
12 nam 2026.

TOM TAT CAC CHINH SACH KE TOAN CHU YEU
Tién va cac khoan twong dwong tién

Tién va céc khodn tuong ducng tien bao gom tign mat tai quy, tién gli ngéan hang va cac khadn
(43U tur ngan han cé théi han goc khang qua ba thang va cac khodn dau tr co thai han thu hoi
khéing qua ba thang ke tir ngaly @au tur, cé tinh thanh khodn cao, ¢ kha ndng chuydn déi dé
dang thanh cdc |rgng tién xac dinh va khdng c6 nhidu il ro trong chuy&n ddi thanh tién

Ti&n va céc khodn tweng duong tign cing bao gbm tién trong tai khod@in ngan hang thanh todn
chung gilra Cang ty voi d4i tac khi Cong ty danh gia ca quydn kiém soat déi vé! tai khoan nay.

Hang tén kho

Hang ton kho duac tinh theo gia gde. Gia gdc hang tén kho bao gém chi phi mua, chi phi ché
bign (bao gbm chi phi nguyén vat liéu, chi phi lao dang truc tigp, chi phi lién quan trye tiép
khae, chi phi san xuat chung c6 lién quan duce phan bé dua trén mic do hoat dang binh
thiréing) @é co duge hang ton kho & dja didém va trang thai hign tal,

Trudmg hop gié trj thudn cé thé thue hign dwoc thap hon gia gbe thi phai tinh thea gia tri
thudn ca thé thue hign duoc,

Gid tri thuan cd thé thyre hién duoe la gid ban wéc tinh cia hang tén kha trong diéu kign kinh
doanh binh thuang trir chi phi wéc tinh d& hoan thanh va chi phi ban hang ude tink,

Hang héa bat dong sdn

Bat dgng san duoc mua hode dugce xdy dyrng 8 ban, khéng phal d& cho thué hodc ché tang
gia. duoe ghi nhan la hang hoa bat dang san theo gié thap hon gitra gid thanh dé dua mbi
san phém dén v| tri va diéu kign hign tai va gl tr| thuan co thé thue hién duoc,

Gia thanh clia hang hda bat ddng san bao gbm:
»  Chi phi mua dat, tién sir dung dat, tién thue a4t va cac chi phi phat tridn dat:
*= Chi phi xay dung trd cho nha thau; va

> Chi phi Ial vay, chi phi ' van, thigt ke, chi phi san |3p, G&n bl gidi phdng mét béng, phi
tr van, thu chuyén nhurong dat, chi phi quan Iy xay dung chung, va cac chi phi li&n quan
lkhac,
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Cong ty Cd phan Vinhomes BOG-DN

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

'3!

3.2

3.3

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (li4p theo)
Hang tén kho (liép theo)
Hang hoa bat dang sén (tiép theo)

Gia tri thuan cé thé thuc hién dwgc 12 gia ban woe tinh cla hang tdn kho bat dang sdn trong
digu kign kinh doanh binh thuéng, dua trén gia th| truérng, tai ngay két thie ky ké todn va trir
chi phi wére tinh d& hoan thanh vé chi phi ban hang wée tinh,

Gia von cla hang hoa bat dong s&n da ban dwoc ghi nhan trén bao cdo két qua hoat dang
kinh doanh riéng theo phwong phap tinh theo gia dich danh

Hang hda xdy dung

Cong ty ap dung phirong phap ké khai thiérng xuyén @8 hach toan nguyén vat lidu va hang
héa vérl gia trj duge xac dinh bang chi phi mua dua trén phuong phép binh quan gia quyén.

Chi phi san xuat kinh doanh d& dang bao gom gia vén nguyén vat [18u, nhan cang, chl phi
cho thau phy va céc chi phi ed lién quan khae cla cac cong trinh x8y dung chua duge chd
dau tw nghidm thu xac nhan khdl Irong tai ngay 14p bao cae tai chinh riéng.

Dur phong gidm gid hang t6n kho

Dy phéng gidm gid hang tn kho dwoc trich |ap cho phén gid tri dur kién bj tdn thét do cac
khodn suy giam trong gia trj (do giam gia, hu hong, kém pham chat, 16i the v.v.) co thé xay
ra doi vl thanh phdm, hang hoa tén kho khac thudc quyén s& hiru cia Cong ty dua trén
béng chimg hop Iy v sur suy gidm gia tr tai ngay két thic ky ké todn,

S6 tang hoac gidm khodn du phéng gidm gia hang tén kho dwoc hach toan vao gla von hang
ban trén bdo cdo két qua hoat dang kinh doanh rigng. Khi hang t8n kho bi hily bo do hét han
st dyng, mat pham chét, hu héna. khang can gia trj siF dung, cdc khodn chénh léch phat sinh
giia sb dur phang gidm gid hang 16n kho da trich |ap vé gia gée hang thn kho dwoe hach toan
vao béo cao ket qua hoat dong kinh doanh rigng.

Cac khoan phai thu

Céc khoan phai thu duoe trinh bay trén bang can ddi ké toan rigng theo gia trj ghi s6 céc
khoan phai thu tir khach hang va phai thu khac sau khi can trir cac khodn dy phong duoe lap
cho cac khoan phal thu khé dal.

Céng ty tham gia gép von vao cac thda thun hop tac dau tw tai san (3 trung tam thuong mai,
frong dé cac doi tac o6 todn quyén van hanh, khai thac va kinh doanh cac cAu phan nay tai
theri diém tal san di vao hoat dong, va Céng ty nhan phan chia mat phan ol nhuan. Trang
tring hop nay, khodn dau tr gop vén cla Cang ty vao thda thudn hop téc dau tr sé dugc
hach tean vao chi tigu phai thu khac trén bang can dbi ké todn riéng tal thei diém Céng ty ban
glao &l san d8 van hanh vé khal thdc, va tai san gop vén duwoe ghi gidm teong tng

D phéing ne phai thu kho dai thé hign phan gia tri cla cac khodn phai thu ma Cong ty dir
kien khang co kha nang thu hdi tai ngay két thiic ky ké toan. Tang hode gidm sé du tai khodn
du phong duge hach tean véo chi phi quan Iy doanh nghigp trén béo cdo két qua hoat dang
kinh doanh riéng. Khi cac khodn no' phal thu kho doi dugc xae dinh |a khing thé thu héi duge
va ke toan thirc hién x6a no, cdc khadn chénh l&ch phat sinh gitra sé du phang ng phal thu
khé dol va gia adc ner phdl thu duoe hach todn vae bao cdo két qua hoat dong kinh deanh
réng.
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Cong ty Cb phan Vinhomes BOG-DN

THUYET MINH BAC CAO TAI CHINH RIENG (tigp theu&
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thic cing ngay

34

3.5

2.6

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tidp theo)
Tal sén ¢6 dinh hivu hinh
Tai san co dinh hivu hirh dwoe thé hién thee nguyén gid irlr d@i gia tr| khau hao Idy ké.

Nauy&n gia tai sén co dinh hird hinh bao gdm gid mua va nhimg chi phi cé lién quan tre tiép
dén viéc duwa tal san vao sin sang hoat dong nhu di kién,

Cac chi phi mua s&m, nang cap va di me| tai san eb dinh hiru hinh dwoe ghi ting nguyén
gia clia tal san va chi phi bao trl, sika chira dirgc hach todn vao bia cio két qua hoat dong
kinh doanh riéng khi phat sinh.

Khi tai sén ed dinh hiru hinh dwge ban hay thanh Iy, cac khodn 15l hodc 15 phat sinh do thanh
ly tai sén (la phan chénh l&ch gira tién thu thudn tir vigc ban tai san vai gia tri con lal cia tal
san) dwge hach todn vao bao cdo két qua hoat déng kinh doanh riéng.

Thué tai sdn

Vigc xac dinh mét théa thugn co phai la thda thuan thué tal san hay khang dua trén ban chat
clia théa thuan 46 tal thei diem khérl ddu: iBu vige thyre hién théa thuan nay oo phu thude vao
viec si¥ dung mét tal sdn nhat dinh va thoa thuan cd bao gbm digu khodn vé quyén si dung
tal san hay khdng

Thoa thuan thué tai san duge phan loal la thué tal chinh néu theo hop dong thué tal sén bén
che thué chuyén giao phan lén rdi ro va Ipi ich gén li&n vai quyén s& hiwu B san cho bén di
thué. Tat ca céc thda thuan thué tal san khac duoc phan loai 13 thud hoat dang.

Trong truiding hop Cdng ty 18 bén cho thué

Tai san theo hop déng cho thué hoat dong duoc ghi nhan 13 bat ddng sdn d4u tu trén bang
can dol ke toan rigng. Chi phi true tiép ban dau dé thuong thdo thda thuan cho thué hoat
dong duge ghi nhan vao bao cao két qua haat dang kinh doanh rigng khi phat sinh.

B0l véi trrdng hop cho thué tai san theo hop déng thué hoat dong théa man didu kign ghi
nhan doanh thu che thué ghi nhan mat [an tal thuyét minh s 3.21 — Ghi nhan doanh thu,
Céng ty ghl nhan doanh thu mét 1An dé7 v toan bo sb tién cho thug.

D6l véi cac truding hop cho thué 13i s3n theo hop ddng thué heat dong cdn lai, thu nhap tir
tien cho thué hoat dgng duwe hach todn vao bao cdo két qud hoat déng kinh doanh riéng
theo phuong phap dudng thang trong sudt thei glan cho thué.

Trong tristmg hap Cdng ty 1a bén di thué

Céc khoan tién thué theo hop ddng thué hoat dong duoe hach toan véo béo cao két qua hoat
dong kinh doanh rigng theo phuong phap duéng thang trong sudt théd han clia hop déng
thug,

Tai san cé dinh v hinh
Téi san cb dinh v hinh dwoc ghi nhan theo nguyén gid trir di gia trj hao man |0y ké.

Nguyén gia tal san cd dinh vé hinh bao gém gia mua va nhirmg chi phi cd lién quan trre tigp
den viéc dura tai sén vao hoat ddng nhu du kign.

Cac chi phi nang cap va dol ma ta san cd dinh vé hinh duge ghi tang nguyén gia clia tal san
vé cac chi phi khac dwoc hach todn vao bao cao két qua hoat ddng kinh doanh riéng khi phat
sinh.

Khi tai san co dinh v& hinh dugc ban hay thanh Ij, cac khodn 13l hodc 13 phat sinh do thanh
ly t&i sdn (l& phan chénh |éch gitra tién thu thudn b viec ban tal sdn véi gia trican lal clia tal
san) dugre hach toan vao bao cdo ket qua hoat dang kinh doanh rigng.
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Céng ty Cé phan Vinhomes

THUYET MINH BAO CAD TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm &1 chinh két thic cling ngay

B0O9-DN

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

r Khéu hao va hao mon
Khéu hao tai san codinh hiru hinh va hao mén tal san cd dinh vd hinh dugce trich theo phurong
phap dwéng thang trong sudt théi gian hiru dung wére tinh cia cac tal san nhie sau:
Nha clia, vat kién tric 41 - 50 nam
May méc, thiét bi 3-11 n@m
Phirong tién van tai 6 -10 ndm
Thiét bj van phéng 3-6nam
Phan mém may tinh 3- 5 nam
Tai san khac 3-6nam

3.8  Batdong san dau tw

Bt déng san dau tu duge thé hién theo nguyén gid bao gbdm ca cac chi phi giao dich lI&n
quan trir di gia trj khdu hao Ity ké,

Cac khoan chi phi lién quan dén bat déng san dau tuw phat sinh sau ghi nhan ban dau duoc
hach todn vao gia tri con lal clia bat dgng sén dau tw khi Cong ty cd kha nang thu dwoc cac
Ieri Iv:hﬁkinh t& trong twong lai nhigu hon mirc hoat déng duee danh gia ban dau cla bat dong
san dau b dé.

Khau hao bat déng sdn dau tu duge trich theo phuong phap dudng thang trong suét thai
gian hivu dung wéc tinh cla cac bat ddng san nhu sau:

Quyén si dung dat c6 thél han va nha cira, vat kién tric 10 - 50 n&m
May moc, thigt b 8 -10 ndm

Cong ty khéng trich khau hao déi v&i quyn st dung dat lau dal duege ghl nhan 13 bat dang
san dau .

Dé| v cac bat dong san dau tur cho thug dai han cd nhan trede tién cho thué cia nhidu ki
ma doanh thu dugc ghi nhan mdt ln cho toan b so tien cho thué nhan trude nhu dwge trinh
bay tal Thuyet minh sb 3.21, khau hao v hao mén bat déng san diu tu ndy dwoe ghi nhan
toan b& mot 1&n clng théi diém ghi nhan doanh thu.

Bat gong sdn dau tw duoc ngleng ghi nhan trén bang can déi ké toan riéng sau khi 45 ban
hodc sau khi bat ddng san dau tw &3 khéng con dugc sir dung va xét thay khong thu duos
lol [ch kinh té trong twrong lal tir viée thanh Iy bat dang san dau tu dé. Chénh léch gitia tidn
thu thuan tr viéc ban tal sén véi gia tri con |ai cla bal dong sén ddu tw duge ghl nhan vao
bdo cao ket qua hoat dang kinh doanh riéng trang nam thanh Iy,

Vigc chuyén tir bat déng san ehl sé hivu st dung hodic hang tén kho thanh bt dng san dau
tur chi dugc thye hign khi cd sy thay doi vé muc dich sir dung nhu trudng hep chi s& hou
cham diit 50 dung tal san d6 va bt dau cho bén khac thué hoat déng hodc khi ket thue giai
doan xay dirng. Viéc chuyén tir bt déng san dau tu sang bat déng san chi s& hiru st dung
hay hang tén kho chi dugc thire hién khi co sw thay déi vé muc dich sir dung nhwr céc trudng
hop chil s& hiu bat dau sir dyng tai sdn nay hodc bt diu trién khai cho muc dich ban. Vige
chuyén tir bat dong san dau tur sang bét déng sén chl s5 hiru sir dung hodc hang 1bn kho
khéng lam thay d6i nguyén gia hay gid tr| con lai cla bat déng san tal ngdy chuyén ddi.
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Céng ty Co phan Vinhomes BOS-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh ket thie eing ngay

3I

3.9

3.10

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Chi phi xay dirng co bén do dang

Chi phi xdy dung cor ban d& dang thé hign chi phi mua sdm mai tai san chwa duoe lap dat
xong hodc chi phi xay dung co ban chua dirge hoan thanh, Chi phi xay dung co ban do
dang duee ghl nhan theo gid goc bao gbm toan bo chi phi can thiét dé xay ding mai hodc
stra chira, cal tao, mo rong hay trang bj lal k§ thu:;‘lt cng trinh nhuw chi phi x&y duna, chi phi
thigt bi, chi phi quan Iy di an, chi phl tu van dau tu xay dung va chi phi vay di diéu kign
duge van hda.

Chl phi xﬁy dirng co ban dé dang s& duoe chuyén sang tal khodn tal san ed dinh hoac bat
dding sdn dau tu thich hr;:p khi c4c tal san nay duge Iap dat xong hoac dir an xay dirng dLn;ru
hoan thanh va khau hao cila cac tai san nay sé duoc bat dau trich khi cic tai sdn nay dd sin
sang cho muc dich si dung.

Chl phi xdy dung ce bdn dé dang ghi nhan vao ehi phi trong ndm trong truerng hop chi phi
ngy dlérrlg co ban do dang khéing du diéu kién & ghl nhan |1 3l san co dinh hodc bat dong
san dau tw.

Chi phi di vay

Chi phi di vay bao gbm Iai tién vay va céc chi phl khac phat sinh lién quan truc tiép dén céc
khoan vay cua Céng ty.

Chi phi di vay duge hach toan nhur chi phi phat sinh trong nam ngeai trir cac khodn chi phi di
vay lién quan true tidgp dn vitc mua sam, xay dung hoac hinh thanh mét tal sdn cu thé can
o6 mot thén gian A0 dal 48 6 thé dua vao sl dung theo muc dich dinh trude hode dé ban
duwere von hda vao nguyén gia cua tai san do.




Céng ty Cd phan Vinhomes BOS-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tiép theo
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thilc clng ngay

3.11

3.12

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tigp theao)
Chi phi tra trude

Chi phi tré trurére bao gom cac chi phi tré trvec ngan han hode chi phi trd trwde dai han trén
bang can daoi ke toan riéng va dugce phan bb trong khoang the gian trd truedc hodc thed gian
cac lgi fch kinh 18 twong d'ng duge tao ra bl céc chi phi nay.

Chi phi trd trére ngan han bae gom chi phi ban hang lién quan dén cac bat ddng sén chura
ban giao va cac chi phi tra trudre ngan han khac dir kign mang lai loi ich kinh t& trong khodng
{hexl gian mdt ehu ky kinh doanh.

Chi phi trd truge dai han bao gdm cong cu dung cy xuat ding, chi phi tra trude tén thusé va
céc chi phl tré trwdc khac mang lai lgi ich kinh té trang khoang thél gian trén mét ndm hodc
mat chu ky kinh doanh.

Tién thué dat trd tnedc

Tién thué dat ird trude bao gbm sé dur chwa phan bd hét cla khoan tién thué dat a3 tra theo
hop dong thué dat ky véi cac oo quan nhd nudc co tham quydn. Theo Théng tu sd
45/2013/TT-BTC do B Tai chinh ban hanh ngay 25 thang 4 nam 2013 huong dan che da
quan Iy, st dung va trich khau hao tal sén cb dinh, khodn tien thud dat tra trudre nai trén duoc
ghi nhan nhu chi phi trd trude dal han va duge phan bé vao chl phl trong thel gian cén lai
cla hop dang thugé.

Cac khoan diu tw
Bau tw vao cang ty con

Khnégc d4u tw véo cang ty con mé trong 4o Céng ty nam guyén kiém soat dugc trinh bay theo
gia goec,

Céc khodn phan phdi ma Cong ty nhan duoc tir lod nhuén sau thué chira phan phai cla céng
ty con sau ngay Cang ty ndm quyén kiém sodt dwge ghl nhan vae bao cdo két qua hoat dan
kinh doanh riéng cla Céng ty. Trong trudng horp ngudn led nhuan sau thué cha phan phol
dung dé phan phéi khang duoc quy dinh cy thé, Cang ty wu tign sO dung lgi nhuan sau thué
chua phan phdi clia cfng ty con sal ngay Céng ty ndm quyén kidm soat d& phan phéi trude.
Cac khodn phan phdi tir trwdre théi digm ndm gitk quyén kidm sodat duoc xem nhu phén thu
héi cla cac khoan dau tw va dugce trl vao gid tr dau tu.

Bdu tw vao ede edng Ly lidn két

Cac khodn dau tu véo cac cong ty lién két ma trong do Cdng ty cé dnh huwdng dang k& dugc
trinh bay theo gia goc.

Céc khodn phan phdi tir Igi nhuan sau thué chua phan phol clia cac cdng ty lign k&t sau ngay
Cong ty co anh hwéng dang ké dugc ghi nhan vao bao cao k&t qua hoat déng kinh doanh
riéng cla Cang ty. Céc khoan phan phai tir trirgre theyl digm ca anh hwong dang ké dugc xem
nhu phan thu héi cac khedn dau tw va duoc trir vao gia tri dau tuw.

Chimg khodn kinti doanh va dau tw gdp vén vao don vi khac

Chtrng khodn kinh doanh va dau tw gop vén vao don vi khac duoe ghi nhan theo gia gdc.
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Céng ty C6 phan Vinhomes BOO-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho ndm 1| chinh ket thic cing ngay

3

3.12

3.13

3.14

318

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Céac khodn dau tw (tiép theo)
Dir phong gidm gid trf cdc khodn ddu tur

Dir phéing ehe viée gidm gia tr cla cac khodn dau tw duge |&p khi ¢d bang chirng chdc chan
cho thay cé sit suy gidm gia tr cla cac khodn dau tw nay vao ngay két thic ky ke toan.

Tang hodc giam so du' dy phong duwrec hach toan véao chi phi tai chinh trong béo cdo kél qua
hoat dgng kinh doanh riéng.

Béu tw ndm gitk dén ngay déao han

Cac khodn dau tu nadm gilr d8n ngay dao han duoc ghi nhan theo gia goe. Sau ghi nhan ban
d3u, cdc khodn dau tw nay duoe ghi nhan theo gia trj cd thé thu hoi. Cac khoan suy gidm gia
tri cla khodn d&u tu néu phat sinh duoc hach toan vae chi Phl tal ehinh trong bao cao két
qua hoagt ddng kinh doanh rigng va giam trir trpee tiép gid trj dau tu,

Cac khodn phai tra va chi phi trich truroe

Cac khoan théi tré v chi phi trich tru'de diroc ghi nhan cho s tién phai trd trong tuong lai
lién gquan dén hang hoa va dich vu d3 nhan duwoc khdng phu thubc vao vige Cdng ty da nhan
durere hoa don ciia nha cung cap hay chira. Cac khoan phdi tré nha thau xay dung cho céc
dir an bat déng san duwc ghi nhan theo bién ban nghiém thu khéi lweng gitra hal bén, khéng
phu thude vao vige Cong ty da nhan duoc hoa don cla nha cung cip hay chua,

Tror cap théi viéc phai tra

Tror cap thai vige cho nhan vién duoc trich tredc vao cudi méi ky bae cao cho nguti lac dong
da lam viec thudng xuyén tir 40 12 thang tré |6n tai Céng ty, Mie trich |ap dugc tinh bing
mél nira thang lwong cho méi ndm lam viéc du didu kign hudng tro cap thoi vigo theo Luat
lao dgng va cac van bén hudng dan cé lién quan. Ml luong binh quan thang ding dé tinh
trer cép thoi vigc sé duoe didu chinh vio cudi mai ky bao cao theo mive lveng binh quéan cia
sau thang gan nhat tinh dén thei diém lap bao cdo &l chinh riéng. Tang hodc gidm trang
khodn trich tredre ndy ngeai trie phan thanh todn thiee té cho ngudi lao doéng s& duoc ghi
nhan vao bao cao két qua hoat ddng kinh doanh riéng.

Khodn tre cap thoi vide trich truge ndy duec sir dyng d& tré tro cép thdi vie cho ngudi lao
dong khi cham dirt hop dong lao dang theo Bidu 48 cla BS luat Lao dong.

Cic khodan du phong
Dy phang chiing

Cang ty ghi nhan duw phang khi ed nghla vu ne hign tai (nghia vy phap |§ hoac nghia vu lién
ddi) 1a kat qua cha mot su kién da xdy ra trong qua khir. Vidc thanh toan nghia vu no nay co
thé s& dan dén sir gidm sit vé nhing |oi ich kinh t va Céng ty co thé dua ra dugc mot wée
tinh dang tin cay v& qla tri cla nghta vu no da.

Khi Céing ty cho réng mét phén hodc todn b chi phi dé thanh todn mot khoan dur phong s&
duwoc hoan lal, vi du nhir théng qua hop dong bao hidm, khodn bol hoan nay chi duoc ghi
nhan [& mot tai san riéng biét khi vige nhan dwec béi hoan & gan nhw chic chan. Chi phi lién
quan dén cac khodn dur phdng dwoce hach toan vao baa céo két gua hoat dgng kinh doanh
riéng sau khi da trir di cac khodn bdi hoan.
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Cong ty Cé phan Vinhomes B0G-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tigp theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh ket thie cong ngay

3.15

3.16

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Cic khodn dwr phong (liép theo)
Dy phéng chung (tigp thea)

Céng ty danh gid hop ddng rdi ro lém 1 hgp ddng ma trong d6, chi phi bat budce phai tré cho
cdc ngha vu lign quan dén hop ddng vuwot qua gl ich kinh t& dir tinh thu dugc t hop déng
d6. Cac chi phi bat budc phai tra theo diéu khoan cla hop ﬂ&ngéphﬁn anh chi phi thap nhat
néu tir bd hop ddng. Mirc chi phi da sé& thap hon mirc chi phi dé thue hign hop dong, ké ca
cac khodn bai thudng hoac dén bl phét sinh do vige I-:hbng thue hign duge hop déng. Céng
ty ghl nhan v& danh gia nghfa vy ne hién tal theo hop dong rdi ro lén nhe mat khoan duw
phiing va khodn dir phong duoc 1ap riéng bigt cho tirng hep dang ca ril ro lan,

Néu @nh hudng vé gia tri thévi gian cda tién |4 trong yéu thi gia trj cla mét khoan dy phang
can dugc chigt khdu va gid tri hign tal st dung ty & chiét khau 13 tf 18 trude thué va phan anh
ré nhirng il ro cy thé cia khoan ne 6. Khi gia Iri cla khodn du phang duoe chigt khau,
phan ting I&n theo thé gian cia khodn dy phang duwge ghi nhan 1a chi phi tai chinh.

D phang chi phil bao hanh

Du phéng bdo hanh san phém, hang héa, edng trinh xdy dung 1& dy phang chi phi cho nhirng
san pham, hang hoa, cong Irinh xdy dwng 48 ban, da cung cap hodc da ban giao cho ngudl
mua nhung eén trong théd han bao hanh va Cong ty van co nghia vu phai tiép tuc sira chiva,
hoan thién thee hop ddng hoac theo cam ket vivi khach hang.

Du phina chi phi bdo hanh cho bat dong sén da ban trong ndm

Cong ty wée tinh chi phi di phéng béo hanh cho bat d9ng sén 43 ban trong nadm duwa trén
doanh thu va cdc théng tin hign cé va vide sira chiva cla cac bat déng san twong by da ban
trong qua kihr,

Dy phong phdi tré v& bdo hanh cho bét déng s&n da ban dugc ghi nhén vao gid von hang
ban. Trwéng hep hoan nhap chi phi bao hanh dwee ghl nhan giam vao thu nhap khac.

Dy phong chi phl bao hanh céng trinh xdy dung

Vige trich lap dy phéng bdo hanh cfing trinh xay dirng duoc thue hign cho tmg céng trink,
hang mue ctng trinh hoan thanh, ban giao trong nam. Khoan duw phong phai trd ve chi phi dw
phbng bao hanh cang trinh x&y dyng dwec ghi nhén véo gia von hang ban. Treang hop so
dir phong phai tréd v& bdo hanh cfing trinh xay |&p da lap Ién hon chi phi thue t& phat sinh thi
st chénh l&ch duoe hodn nhap ghi vao thu nhap khac.

Dy phang bao hanh cong trinh dwec trich 18p disa frén ty 1& gia tri cong trinh,

Trai phigu thudmg

Tai theri digm ghi nhé&n ban dau, trai phiéu thedng duge xac dinh theo gi gbc baa gbm khoan
tién thu dwoe tir viec phat hanh tréi phigu trir di chi phi phat hanh. Cac khodn chigt khau, ph

tri va chi phi phat hanh dwgc phan b dén theo phuong phap dudng thang trong subt ky
han cla tral phieu,
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Céng ty Cé phan Vinhomes B0Z-DN

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thus cing ngay
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3.18

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Céc nghiép vu bdng ngoal té

Cac nghlép vy phat sinh bang cac don vi tién t& khac véi don vi tién t& ké todn cia Cong ty
g:ﬂll durgc hach todn theo ty gia glae dich thirc t& vao ngay phét sinh nghiép vu theo nguyén
1=l

Nghigp vu [&m phat sinh cac khoan phai thu duoc hach toan theo ty gia mua cla ngan
hang thuong mal nod Céng bty ohi dinh khach hang thanh todn:

Mghigp vu lam phat sinh ede khoan phai trd dugc hach todn theo ty glé ban cia ngan
hang thurong mai noi Céng ty dur kign giao dich; va

Giao djch mua sam tai san hodic cdc khodn chi phi duge thanh todn ngay bing ngoal té
(khéng qua céc tai khoan phai tra) dwoc hach toan theo ty gia mua cia ngan hang thueng
mal noi Cang ty thikc hién thanh toén.

Tai ngay ket thic ky ké todn, céc khodn muc tién 18 o6 gbe ngoai t dugc dénh gia lai theo tj
gia giao dich thue t& tai ngay cia bang can dbi ké todn riéng theo nguyén tic sau:

Céc khodn muc tién & dwgc phan loal 1a tai san duge danh gia lai theo ty gid mua cla
ngan hang thuong mai nei Céng ty thudng xuyén co giao dich; va

Céc khodn muc tign t& duge phan loal 14 ne phai trd duoc danh gia lai theo t) gid ban
cda ngan hang thurong mal noi Céng ty thuedng xuyén cd giao dich.

Tét cd cdc khodn chénh léch ty gia phat sinh dutoe hach todn vao bao edo két qua hoat dang
kinh doanh rigng,

Von gép cua chi sé hiru

Cé phiéu pho théng

Ca phigu phd théng cé quy&n bidu quyét duoe ghi nhan thea ménh gia.
Théing duw vén co phén

Thang du vén cb phan phén anh khodn chénh I2ch gita ménh gia va gia phat héanh ¢ phigu
trik di chi phi phat hanh cé phigu thue & phat sinh.

Co phiéu quy

Céc cong cy von ehil s& hi'u duree Cang ty mua lal (cé phiéu qu§) duae ghi nhan thee nguyén
gid va Irir véo vin chi s hiru, Cong ty khing ghi nhan cac khodn 1aU(18) khi mua, ban, phat
hanh hodc hiy céc cong cu wbn chi s& hivu ciia minh. Khi Céng ty hean thanh vigc huy cd
phiéu guy da mua lai theo guy dinh, von cb phan da phat hanh sé& duoe ghl gidm thea ménh
gia cb phiéu, chénh l&ch gitra phan gidm von cb phin 4 phat hanh va gia tr cd phidu quy bi
hily dwore ghi nhén vaa thang du von cd phén.,
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Cong ty Cé phan Vinhomes B09-DN

THUYET MINH BAOQ CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh k&t thie cdng ngay

J.19

3.20

3

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Phén chia loi nhudn

Leri nhuan thudn sau thué thu nhap doanh nghigp (khéng bao gém cac khodn |ai tir giao dich
mua gla ré) cé thé dwoc chia cho cac cd dong sau khi d3 duwoc Bal hil ddng cd dong phé
duyét, va sau khi 43 trich |1ap cac qui dy phéng theo Bigu |& clia Céng ty va céc quy dinh cla
phap luat Viet Nam.

Cang ty ghi nhén nghta vy chi tré cd tire bang tién khi vige phan phdi loi nhudn duge Bai hdi
dong co dong phé duyét va ghi nhan nghifa vy chi tra cd tre bang cd phigu khi viéc phan phol
cf tire duoc Dai hdl d6ng cb dong phé duyét va duoc cac co quan Nha nudc i tham quyén
chép thuan.

Céng ty trich 1ap cac qui du phéng 1y lod nhuan thuan sau thus thu nhép doanh nghiép cla
Cdng ty theo phé duyét clia cdc cb déng tal Bal hdi dong co dong thiedmg nién.

Tién tra trude tir khdch hang mua bat djng san

Cdc khoan tién khach hang tré trude d& mua bat dong san frong tuong |ai ma chua dd digu
kién dé dwore ghi nhan & doanh thu trong ndm dwec phan anh trong tai khoan "Ngudi mua
tré tién trudre” trong phén no phai trd trén bang can da| ké toan riéng. Céc khodn ho tro theo
chuong frinh ban hang mang tnh chat gidm trir vao doanh thu dugec ghi gidm vao chi tigu
“Ngudi mua tra tién treoc” doi vai cac bat dong sén trong twong lai chua dd digu kién ghi
nhan |a deanh thu trong nam.

Ghi nhén doanh thu

Doanh thu duge ghi nhan khi Céng ty cé kha ndng nhan duoc cac lof ich kinh té co thé xac
dinh dwoc mat cach chac chan. Doanh thu duoc xac dinh theo gia tri horp ly cla cac khoan
d3 thu hosc sé thu dugc sau khi tri i cée khodn chigt khau thuang mai, gidm gid hang ban
va hang bén bj ird lai. Cac diéu kién ghi nhan cu thé sau day clng phai du'os dap ong khi ghi
nhan doanh thu:

Doanh thu chuyén nhigng bat digng sén

Doanh thu chuyén nhugng bat dong sén dwoc ghi nhan khi phan ién cac rii ro va lgi fch gan
lign véi quyén s& hiru bat déng san duoc chuyen giaa cho ngudi mua,

Doanh thu cho thué bat dong sén
Doanh thu cho thué ghi nhan hang ki

Doanh thu tir cho thué tai san theo hop dong thué hoat déng dwoc hach todn vae bao cao
két qua hoat déng kinh doanh riéng thea phueng phap dudng théng trong sudt thei gian cho
thué.
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THUYET MINH BAO CAC TAI CHIMH RIENG (tigp theo
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thie cing ngay
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2.21

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Ghi nhan doanh thu (liép theo)

Doanh thu cho thué bat dong sén (liép theo)

Doanh thu cho thué ghi nhan mat 13n

D61 vl truerng hop cho thué &l san co nhan trude tign cho thué cla nhidu ky va thexi gian
cho thué chigm trén 80% thé gian sir dung hiu ich clia tal sdn, Cong ty ghi nhan doanh th
mit 1an d6i vér tadn b sd tién che thué nhan trurde khi théa man déng therl cac didu kién sau:

» Bén dithué khéng c6 quyén hiy ngang hep dong thué va Cong ty khéng co nghia vu phai
trd lal sé tidn 43 nhan trude trong mol treéng hop va dudi moi hinh thire:

» S0 tien nhan truwde tir viée cho thué khéng nho hon 90% téng sé tign cho thué dir kién
thu duge theo hop déng trong suot thél han cho thu va bén di thué phal thanh todn toan
bé 50 tién thué trong vong 12 thang ké tir thr didm khér dau thué (3l san;

»  Hau nhu toan bé rli ro va loi ich gan lién véi quydn sé hivu tal san thué d3 chuyén glao
cho bén di thug; va

> Cang ty cho thué wdc tinh duwee twong dol day d0 gia vén cda hoat déng cho thué.
Doanh thu ban hdng

Doanh thu ban hang duwge ghi nhan khi cac rdi ro trong yeu vé cde quyén s& hiu hang hoa
dugre chuyén sang nguwdl mua, thueng 1a tring vai theri didm chuyén giac hang hda.

Doanh thu cung cap dich vu
Doanh thu cung cap dich vu doe ghi nhan khi dich vu duee cung cép cho khach hang.

Thu nhép tir hop ddng hop téc ddu tw va kinh deanh trong @6 Céng ty duwoe chia sé doanh
thu, loi nhuan triede thué hode lof nhudn sau thué

Trong céc hop dong hep tac du tw va kinh doanh khéng dudi Hinh thire tal san dbng kiém
so4l hodc hoat dong kinh doanh déng kigm soat ma Cong ty gop vén bang tien, thu nhap
duge chia duge ghi nhan 1a doanh thu hoat ddng tal chinh trén bdo cdo két qua hoat dang
kinh doanh rigng.

Trong cac hop déng hop tAc Gau tu va kinh doanh khéng dusdl hinh thir tai san déng kidm
soat hodc hoat ddng kinh doanh dang kiém soat ma Cong ty gop van bang t&i san, thu nhap
ducre chia duge ghi nhan 1a doanh thu trén béo cdo két qua hoat déng kinh doeanh riéng,
Doarth thu td tidn i

Tien Iai duge ghl nhan trén co s& thé gian va i3l suat thue t ting ky.

C4 toe va lof nhudn dirg chia

Cd tirc v& lol nhudn duoc chia duge ghl nhan khi Cang ty duoc quyén nhan cé tie hodc
duoe quydn nhan loi nhuan tir vide gép vén.

Thu nhap tir hoat dang chuyén nhigng von
Thu nhép b hoat dong chuyén nhugng von duot xac dinh 14 phdn chénh léch gitra gia ban

va gia van phan vén chuyén nhirgng. Thu nhap nay duoc ghi nhan vao ngay phét sinh giao
dich, tirc |a khi hgp dong chuyén nhuong duoc thure hign.




Céng ty Cé phan Vinhomes B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép thea)
viio ngay 31 thang 12 nam 2025 va cho n&m tal chinh ket thic clng ngay

3.21

3.22

3.23

3.24

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (iiép theo)
Ghi nhén doanh thu (ligp theo)
Doanh thu bén sdn phdm vé dich vu/hang héa kem theo trong gdi bdn hang nhidu thénh phan

Trang giao dich Céng ty cung cap nhiéu san pham va dich vu cha khach hang frong cung mét
hop déng, Cang ty xac dinh cc nghia vu ban san phdm va nghia vy cung cap dich vu/hang
hoa riéng biét trong hop ddng d6 va chi ghl nhén doanh thu khi tllrgi nghia v rigng bigt duoc
Céng ty hoan thénh véi khach hang. Gia trj hop déng dugc phan bé cho sdn phdm duoc xac
dinh bang téng gia trf hep dong trir di gid tr hop Iy wde tinh cla dich vihang hoa. Céc khodn
thanh toan cda khach hang theo hep dong twong (ng vii nghia vu chua dwoe thue hign sé
duge ghi nhan vao chi tiéu "Nguwdi mua tra tien trude” hodc chi tiéu "Doanh thu chira thue
hién® trén bang can d&i k& todn riéng.

Gid vdn hoat dong chuyén nhugng bét dong san va hoat déng hop téc diu tir va hop
tac kinh doanh cdc dy én bat déng sén

Gia von hoat déng chuyén nhuong bat ddng san bao gom gia thanh hang tén kho bat dong
san dugc chuyén nhwong trong ky va loi nhuan phan chia cho bén thir ba cing tham gla hop
téc dau tu, hop tac kinh deanh cac du &n bét déng san véi Cang ty,

Bl0i voi cac hop dong hop tac dau tuskinh doanh céc duw an bat dong s3n ma Cong ty 12 bén
kiém soat cac hoat dong va tai sdn clia dy an, cac khodn loi nhuan phan chia cho dai tac
theo quyét toan hang ky duge ghi nhan Ia gia vén trén béo cao két qua hoat ddng kinh deanh
riéng. Cac khodn tién nhan gop vén tir d6i tac d& hop tac dau tu/kinh doanh duoe ghl nhan
trong phén ng phdi tré tén bang can ddi ké toan riéng néu CAng ty cé nghfa vu hoan ira cac
khodn vén gép néy.

Hop dong xdy dung

Khi két qua thie hign hop dong xay dyng co thé dugc wace tink mot cach ﬂang tin cay, thi
doanh thu va chi phi lién quan dén hop dang duoce ghi nhan tweng tng véi phan cong vige
da hoan thanh vao ngay Iv.it thiic ky k todan dwa vao cac bang tdng hop khéi lreng cing viec
hoan thanh duoc xac nhan bl khach hang. Cae khodn tang glam khi thuwe hign hop déng,
cac khoan tien thudng va cac khodn thanh todn khac chi dwac linh vao doanh thu khi 43
duwc thong nhat voi khach hang.

Khi két qua thire hign hop ddng xay dung khang thé duge wée tinh mot cach dang tin cay,
doanh thu chi dwge ghi nhan twong duong voi chi phi cda hep déing da phat sinh ma viée
hoan trd la tuong doi chic chan. Chi phi clia hgp dong chl dugc ghl nhén 1& ehi phi trong
nam khi cae chi phi nay da phat sinh.

Thué

Thué thu nhép hién hanh

Tal s@n thl:té thu nhap va thué thu nhap phai ndp cho ky hién hanh va cac nam trudc dugc
x&c dinh bang so tién dy' kién duge thu hél tir hadc phai nép cho co quan thué, dua trén cic
mirc thué suat va cac uat thud cd hidu lre dén ngay két thic ky k& toan nam.

Thué thu nhap hign hénhl duge ghi nhan vao bao céo k&t qué hoat dong kinh doanh riéng
ngoal trir triromg hop thué thu nhap phat sinh lién quan dén maét khodn myc duge ghi thang

van vén chl s& hiu, trong trudng hep nay, thué thu nhap hign hanh ciing dwac ghi nhan
tryre tidqp vao vbn chid s& hau.

ar




Céng ty Co phan Vinhomes B0S-DN

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam &l chinh két thie eiing ngay

3.24

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tigp thea)
Thué (liép thea)
Theié thu nhép hign hanh (tiép theo)

Cang ty chi duoe bl iriy cdo tal san thué thu nhap hién hanh va thué thu nhap hign hanh phai
nép khi Céng ty co quyen hop phap duge bl irlr gitia tal san thud thu nhap hign hanh véi
thué thu nhap hién hanh phai ndp va Cang ty dur dinh thanh toan thué thu nhap hign hanh
phai nép va 1l sdn thué thu nhap hidn hanh trén co s thuan,

Thué thu nhap hodn lai

Thué thu nhap hodn lai dwge xac dinh cho cac khodn chénh léch tam thési tai ngay két thic
kj ké toan gitra co 5o tinh thué thu nhép cla cac tal san va no phal trd va gia 1 ghi sd clia
cac khoan muc nay trong béo cdo &l chinh rigéng,

Thué thu nhép hoan lai phai tré duoe ghi nhan cho tit ¢3 cac khodn chénh léch tam thai ehju
thué, ngoai trir:

» Thué thu nhap hodn lai phal trd phat sinh tir ghl nhan ban dau cla mét i san hay no
phai tra tir mat glao dich ma glao dich nay khing cé anh hwérng dén loi nhuan ké (oan va
loi nhugn tinh thue thu nhap (hodc 15 tinh thué) tai théi diém phat sinh glao dich; va

» Cac chénh léch tam thél chiu thué gan lién vai cac khoan dau tr vao cac cong ty con,
céng ty lién ket va cac khodn von gop llén doanh khi Céng ty cb kha ndng kidm soat thoi
gian hodn nhap khodn chénh |&ch tam théi va chac chan khoan chénh lach tam thoi sé
khéng duoc hoan nhap trong tuong lal ¢a thé dy doan.

Tai san thué thu nhap hodn lai can duge ghi nhan cha tAt o cac chanh léch tam thei duoc
khau triy, gia tri duoc khau tnr chuyén sang céc ndm sau cua cac khoan (8 tinh thué va cac
khodn wu dai thué chira st dung, khi chée chén trong turong lal & cé |of nhugn tinh thué da
str dung nhirng chénh I&ch tam théi duwoe khau trlr, cac khodn 15 tinh thué va cac wu d3 thué
chua sir dyung nay, ngoal trir;

= Tal sé&n thud hodn lal phat sinh i ghi nhan ban dau cia mot tal san ho&c nor phal tra tir
mat giao dich mé giao dich nay khéng cd anh hwdng dén loi nhuan ké toan va lol nhuan
tinh thué thu nhap (hodc I8 tinh thud) tai thei @ém phat sinh giao dich; va

= Bol vai cac chénh l&ch tam thoi dugc khdu trir phat sinh tir cac khodn dau tw vao cac
cdng ty con, cong ty [18n ket va cac khodn vén gop lign doanh, ti san thué thu nhap hoan
lai durpre ghi nhén khi chac chan ia chénh l&eh tam the sé duge hoan nhap trang trong
lai cd 1hé du doan duge va od loi nhudn tinh thué @& siv dung duroc khoan chénh Iéch
tam thor do.

Gia trf ghi s6 cda &l san thué thu nhap hodn lal phai duoe xem xét lai vao ngay két thic ki
k& todn va phai giam gia tr ghl 56 cda tai sén thué thu nhap hodn lai 3&n mirc bao dam chac
chan co dd loi nhuén tinh thué cho phap Igi ich clla mat phan hodc toan bo tal san thué thu
nhap hoan lai duge si dung. Cac tai san thué thu nhap haén lai chua duoe ghi nhan trudc
day duoe xem xet [ai vao ngay ket thiic ky ke toan va dugc ghi nhén khi chéc chan o6 dd loi
nhuan tinh thué trong twong lai d& co the s0 dung cac tai san thué thu nhap hodn lai chua
ghi nhan nay.

Tal sén thué thu nhap hodn lai va thué thu nhap hodn lai phdi trd duge xac dinh theo thud

suat dir tinh s& &p dung cho nam tal chinh khi 14| s3n dwoc thu hdi hay ne phai tré duwec
thanh toan, dua trén cac mirc thué suat va |uat thué cd higu lre vao ngdy két thie ky ké toan,
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Coéng ty Co phan Vinhomes B09-DN

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh k&t thie eling ngay

2.24

3.25

3.26

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Thué (Lép theo)
Thué thu nhap hodn lai (tiép theao)

Thué thu nhap hoan lai dugre ghi nhin vao bao cdo kél qua hoat déng kinh doanh rigng ngoal
trir trvdmg hop thué thu nhap phat sinh lién quan dén mot khoan muc duge ghi thing vao
von chi s& hiu, trong truéng hop nay, thué thu nhap hoén lai cling dwoe ghi nhén truc tigp
vao von chl sé& hivu.

Cong ty chi duee bl trir cac tai san thué thu nhap hoan lai va thué thu nhap hoan lai phal tra
khi Céng ty co guyén hop phap duwee bl triy gilra tai san thué thu nhap hién hanh véi thué
thu nhap hign hanh phai ndp va cac tai san thué thu nhap hoan lai va thué thu nhap hodn lai
phe‘:!..]' tra nay |lén quan ti thué thu nhap doanh nghiép durere quén Iy bdi cung mat co quan
thug:

» G4l v cling mot don vi chiu thué; hode

» Cang ty dur dinh thanh toén thué thu nhap hign banh phal nop va tai san thué thu nhap
hign hanh trén cor sé& thuan hoac thu hél tai san déng thei v vige thanh todn no phai tr3
trong tirng ky tuong lal khi céc khodn trong yeu cia thué thu nhép hoén lal phal tra hode
tai s&n thué thu nhap hodn lal duoc thanh todn ho#c thu hai.

Théng tin theo b phan

Mot b phan la mot cau phan eo thé xac dinh riéng bigt duoe cla Cang ty tham gia véo vige
cung cap cac san pham hodc dich vu lign quan (b phan dugc chia theo hoat déng kinh
doanh), hosc cung cap san phdm hodc dich vy trong mdt mdi treémg kinh t& cu thé (bd phan
chia thea ving dia Iy). M&I mét bd phan nay chiu ril re va thu dugc Igi ich khac bigt so véi
céc hd phan khac.

Ban Tong Glam doc xae dinh bao cdo bd phan cla Céng ty dia trén loai hinh sdn pham va
dich vu cung cép

Cdec bén lién quan

Céc bén duge col 1a bén lién quan cia Cang ty néu mét bén b kha nang, truc tiép hoe glan
tiép, kiém soat bén kia hoac gay anh hurdng dang k& tol ban kia trong vide ra cdc quyét dinh
t&i chinh va hoat dang, hoac khi Cang ty va bén kia ciing chiu sy kiém soét chung hode anh
huédng dang ke chung. Céc bén lign quan néu trén co thé 14 cac cang ty hodc ca nhan, bao
gom ca cac thanh vién mat thiét trong gia dinh ho.
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Céng ty C& phan Vinhomes B09-DN
THUYET MINH BAO CAO TAI CHINH RIENG (tigp theo)

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

4. TIEN VA CAC KHOAN TU'ONG BU'ONG TIEN

Elon vi tinh: trigu ViND

56 cudi nam 58 ddu ndm
Tien mat 537 548
Tien alri ngan hang 16.847 605 19,794 351
Cac khoan twong dueong tién 30.790.028 5.803.586
TONG CONG - a7.738.170 26.698.485

Tai ngay 31 thang 12 nam 2025, tién gli ngan hang cia Céng ty bao gbm sé duw trong céc
tai khodn chung gitra Cang ty va mot sd bén ligén quan. Theo hep dtng hop tac kinh doanh
gira Cang ty va cac bén lién quan nay lién quan dén mat sé du an bat déng san ("Du an"),
Cang ty va cac cong ty nay 3 mé mt s4 tai khodn thanh todn chung. Céc cong ty nay da uy
quyén cho Céang ty quan Ij céc tai khodn thanh toan chung nay dé thue hign Dy ar va tbi vu
hoa déng tign. Theo do, Cang ty ghi nhan sé du clia cac tal khodn thanh toan chung nay &
khodn muc Tien va cac khodn trong duong tidgn.

Céc khodn tuweong duong tien tai ngay 31 thang 12 nam 2025 bao gbm cac khodn tign gli
béng VND tal cac ngan hang va td chirc tai chinh cd ky han gbe tir 1 théang dén 3 thang va
hudng 18] sudt tr 1,9%/na&m d&n 4,75%/nam (tai ngay 31 thang 12 nam 2024: tr 1 dén 3
thang va huwéng 10 suat tr 1,9%/nam dén 4,75%/nam).

S0 du tién glii ngan hang vé céc khodn tuong duong tién vao ngay 31 thang 12 nam 2025
bao gdm cac khadn tien guvi b han ché sdr dung lign quan dén hoat d6ng san xuat kinh doanh
ciia Coéng ty varl tong sd tign 1a 403,8 ty VND.

S0 du tién gfri ngan hang va céc khodn Wong duong tién tai ngay 371 thang 12 nam 2025
cling bao gom quy bao tri v s dur 4 86,1 ty VND cilia céc can hd va bigt thy 3 ban glao
tal du &n bat dang san cla Cang ty. Qu? bao tri cho edn hé 58 dugc ban giao cho Ban Quén
tri toa nha, qui bao tri cho bigt thy' 58 do Cong ty quan ly.

Chi ti&t 56 |ong tirng loal ngoal té tinh theo nguyén té:

S8 cudi ndm Sé dau nam

Mgoal té cac loal;
- Bala Mg (LSD) 238210 2:213,20

5. BAU TU' NAM GITF PEN NGAY PAD HAN

Dan v tinh: tridp VND

50 cudi nam 56 dau ndm
Gid giic Gid rf ghi 56 Gid goe Gfé trj ghi 86
Tién giri ngan
hang co ki han 1.352.185 1,352.185 1.126.337 1.126.337
TONG CONG 1.352.185 1.352.185 1.126.337 1.126.337

Céc khodn tien giri ngén hang co ky han tai ngay 31 thang 12 nam 2025 cb ky han gbe tir 6
thang dén 12 thang va hudng 18 suat tir 2,9%/ném dén 7.4%/nam (tal ngay 31 thang 12 nam
2024 c6 ky han gbe tir B thang d&n 12 thang va hudng |31 suat tir 2,9%/mam dén 6% /nam).

Céc khodn tien giri co ky han tal ngay 31 thang 12 nam 2025 bao gbm qu§ bao tri o6 sé duw
Ia 1.322 tj VND cia cac can hé va bist thyr da ban giao tai dur én cla Cang ty, Qu bao trl
cho can hg s& duroc ban giao cho Ban Quan tri tda nha, Quf bao trl cho biét thur sé ducc
Cang ty quan 1,
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Cdng ty C6 phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tiép thea)

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

E.
6.1

6.2

BOS-DN

PHAI THU CUA KHACH HANG VA TRA TRUG'C CHO NGLFOI BAN NGAN HAN

Phai thu ngdn han cda khach hang

Phai thu tir chuyén nhweng bat dong san
Phai thu dich vy gqudn Iy, tu vén ban hang va
hoa hong mai gidi

Phai thu tir chuyén nhuong khodn dau tu
Phai thu tir cung cap dich vu tdng thau, tu van
va giam sat thi cing

Phai thu dich vu quan Iy bat dong san va cac
dich vu lign quan

Phai thu tir cho thué va cung cap dich vu lién
quan

Phal thu khac

TONG CONG

Tramg o
Fhal thu tir cac bén khac
Phal thu tir cée bén lén quan
(Thuyét minh sé 33)

Du phéng phai thu ngén han kho doi
Tra trudre cho nguwdd ban ngan han

Tra trudc cho nguwdi ban

- Bl tie doanh nghidp sé 1
- Cac khodn tréd trude khac
Tra trudic cha cée bén lidén quan
(Thuydt minh 56 33)

TONG CONG
Diy phéng 1ra trudre cho ngudd ban ngén han

31

Elan wi tinh: trigu WND

54 cudi nam 54 ddu nam
6.669.543 7.865.970
2.488.490 2.801.069
2.008.843 2.197.142
1.507 246 2,005,496

484 708 387.532
154.459 229.342
261.073 314.206
16.575.452 15.800.757
12.054.772 11.975.652
4.520.660 J.825.1056
73.832 (46.876)

Eon v linh: trigu VND

56 cudt nam 56 ddu nam
24.741.205 B.013.375
12.666 752 484 112
12.074.543 8,529, 263
36.621.431 12.628.808
61.362.726 21.642 184

(2.732) (26.278)




Céng ty Cé phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tip thea)

vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thue cing ngay

T; PHAI THU VE CHO VAY

Ngén han

Céc khoan cho vay d6i tac doanh nghlép va ca
nhan (1)

Cac khoan chao vay cac bén lién quan

{Thuyat mink s6 33)

TONG CONG

Dur phéng phai thu vé cho vay kho dai

Dai han

Cac khoan cho vay ca nhén

Cac khoan cho vay cac bén lién quan
(Thuyét minh s6 33)

TONG CONG

BOS-DN

Bon vi tinh: frigu VND

S6 cudi ndm Sd ddu nam
187.088 2009, 462
129889 827 B2 536,571
13.176.915 82.746.033
- {6.000)

1.308 28139
6.859.550 1.074.877
6.860.858 1.077.716

() Sb du tal ngay 31 thang 12 nam 2025 chil yéu bao gdm mdt khodn cho vay mét déi tac
doanh nghigp véi thng gia tr| 185 ty VND, ddo han vao thang 3 nam 2026 va hudng 131

sudt 12%/nam.

8. PHA| THU KHAC

Ngan han
Tam (rng Bién gial phong mat bang (i)
Tam (ng theo hop déng hep tac dau tw va
kinh doanh (i}
Phal thu tir @i cho vay va |13i tir cée hop dbng
khac
Dat coc, gdp vén cho muc dich hop tac dau
i, kinh doanh (i)
Phél thu lgrf nhuan chia sé theo hop déng hop
tac kinh doanh {Iv)
Phai thu tlr cac khoan thu chi hé
Phai thu tir chuyén giao hop ddng mua ng
FPhai thu khac

TONG CONG

Dir phéng phal thu ngan han khac

Trong .
Phai thu ngén han khée i cac bén khdc
Phai thu ngén han khac to céde bén lién quan
(Thuyét minh sé 33)

32

Bon vi tink: trigu VND

56 cudi ndm 54 ddu nam
64.213.983 10.065.795
12,782,174 26.874.452

5.774.392 8.042.195
3.068.112 4.021.394
1.431.722 2.760.32T
1.853.48B5 718.532

- 821.600

202 425 637.971
B9.336.293 54.051.266
- (75.000)

B3 727.521 40.767.945
6.208.772 13.283.3271




Cong ty Ca phan Vinhomes BO9-DN

THUYET MINH BAO CAO TAI CHINH RIENG (liép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thie clng ngay

8. PHAI THU KHAC (tigp theo)
Bon v tinh, trigu VND

564 cudi nam Sé dau nam

Dai han

Tam wng tién giai phang mat bang (1) - 48.000.000

Dat coc, gép von cha myc dich hop tac

dau tw, kinh doanh (i1} 28.368.734 10.888.708

Phai thu lgi nhuén chia sé& theo hop déng hop

tac kinh doanh (iv) 1.247.404 -

Phal thu khac 175.540 22,619
TONG CONG = 29.791.768 67.911.327

Trong da;

Fhai thu dai han khac b cde bén khac 168,633 48,000, 545

Phai thu dai han khac tr cdc bén lign guan

(Thuyét minh sé 33) 29.623.135 19.910.782

() Bay ia céc khodn tam (g cho cac ca nhan dé thi'e hién gldi phéng mat bang cho céc
du @n bat dong san idm nang. Cae khodn tam Ung nay c6 tal san dam bao 1a cb phigu
cUa mdt cdng ty frong cing Tap doan dwoc ndm gilf béi cac bén [1&n quan chju sy kigm
soat chung vivi Tap doan (Thuyét minh s 33),

(if) S0 du tal ngay 31 théng 12 nam 2025 chil yéu bao gdm céc khodn tam ung cho cac ddi
tac theo cac hop dong hop tac dau tur va kinh doanh, theo do, cac dél tac dwoe phan
thia leri nhuén theo thda thuéin hop dong gid'a Cong ty va céc dl tac nay. Khodn tign
nhdn gop von tir cdc d4i tac nay dang duoc ghi nhan la khodn phai trd khae (Thuyét minh
50 22), Cac khodn tam tng nay bao gdm tam irng loi nhuan theo hop déng hop tac dau
tuf va kinh doanh va tam rng vuot phan tam g phan chia lgi nhuan. Trong d6, khoan
tam @ng virgt phan tam Ong lof nhun duoc phan chia hudng I8l suét 12%/nam,

{lily Chi yéu bao ghm:

> Mot sé tai san veri tdng gid tri ghi s6 14 2.545 ty VND ding d& gép vén cho muc dich
hap tac van hanh va chuyén nhireng cau plian khdch san va cau phan trung tam
thuong mai theo hep dong hep tac dau tu va kinh doanh véi mat sd cang ty trang
clng Tap doan; va

» Cac khoan dat coc, gop vén voi gid tri 28.892 ty VND cho mit sé cdng ty trang cing
Tap doan cho myc dich dau tu phét trién mét s6 dr an bt dang sdn theo cac hop
dong hop tac dau tw va kinh doanh.

(v} S8 du tai ngay 31 thang 12 ném 2025 chi yéu bao gm khodn phai thu 2.828 t§ VND ti

cac hop dong hop tac dau tw va kinh deanh véi mal sd cdng ty trong cing Tap doan va
mGt d6i tac che muc dich phat trién cac du an bat dong san cla cac dbi tac nay.
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Coéng ty Ca phan Vinhomes B09-DN

THUYET MINH BAC CAQ TAI CHINH RIENG (tiép theq)
vao ngay 31 thang 12 nam 2025 vé cho nam tai chinh két thic cling ngay

1ub

NC' XAU

N xau cda Cang ty chil yéu bao gdm cc khodn phai thu, tam (ng va cho vay cac ddi tac 83
qua han thanh toan hodc co kha nang khang thu héi duoe:

Bl v tinh: trigu VND

84 cudi n&m 56 ddu nm
_ Glatfcd Gia i du . Gidtricd Gia trj dy
Bdi tuwong no Gid géc  thé thu héi phong  Gidgde thé thu hdi phéng
Daoi tac doanh
nghiép va ca
nhan 147.076 70.512 76.564 631.863 477.509 154.154
TONG CONG __ 147.076 70.512  76.564 631.663  477.509  154.154

HANG TON KHO

Bon vi Winh; frigu VND

Sd cudi ndm Sd dau nam
Gidgéec Dy phong Gia géc Duw phong
Bat d6ng san dé ban dang xay
dirng (1) 54.206.827 - 13.259.655 -
Bat dong san dé ban da xay
dung haan thanh (i) 4,474,508 (1.244)  B.547.474 (1.244)

Chl phl san xuat kinh doanh
dé dang lidn quan dén viec

cung cap dich vu xay dung (i) 4.565.758 - 1.987.426 -
Hang ton kha khéc (iv) 187433  (1.271) 241,574 (1.271)
TONG CONG 63.434.616 (2.515)  22.036.029 {2.515)

(i) S0 du tai ngay 31 thang 12 nam 2025 chil yéu bao gbm tién sir dung &4, tién gidl phong
mét béng, chi phi &y dirng va phat trién cho Du an Vinhomes Global Gate Ha Long (*Du
an Vinhomes Ha Long Xanh'"), Du &n Khu g8 thi ven vinh Cam Ranh {("Duw an Vinhomes
Vinh Cam Ranh’), Du an Khu da thi sinh thai Dream City ("D 4n Vinhames Ocean Park
2") va Dir an Vinhomes Golden City ("Du &n Vinhomes Duong Kinh"),

(i) Bao gbm cac hang tén kho d& hoan thanh viéc x&y dwng tai cdc dir 4n cla Céng ty.

(1) S& du tai ngay 31 thang 12 nam 2025 chi yéu bao gdm cac khoan chi phi phat sinh (ign
quan dén viéc cung cap dich vy tang thdu va tur van xay dung cho cac chi du tu coa
odc duw an

(iv) Chil yéu bao gbm céc bigt thie, c&n hd va nha phé thieong mai mua d2 ban thudc mit s
du &n bat dong san.

Tal ngay 31 thang 12 nam 2025, hang ton kho o gia td ghl s& khedng 25.620 ty VND dang

dugc thé chap tal ngan hang 4& dam bdo cho cac khodn vay cia Céng ty va cong ty con
trong clng Tap doan,
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Céng ty Cb phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo

wao ngay 31 thang 12 nam 2025 va cho ndm &l chinh ket thic eing ngay

10.

HANG TON KHO (tigp thea)

Chi liét tinh hinh tang gidm di phong gidm gia hang ton kho:

S dau nam
Cang' Du phang trich |ap trong nam
Trir: Sir dung trong mam

5S4 cudi nam

11. CHI PHI TRA TRU'OC

Ngan han
Chi phi ban hang lign quan dén cac bat déng
san chua ban glao
Phi dich vy quan |y tral phiéu
Chi phi tré truére ngdn han khac

TONG CONG
Dal han
Ti&n thue dat (i)
Chi phi cng cuy, dung cu
Chi phi tra truéc daj han khac

TONG CONG

BO9-DM

Blon v tinh: frigu VND

Mdm nay Nam tride
2515 2,515
2515 2.515

Bam vi tinkh: frigu VND

56 cudi nam S6 dau nam
478.392 423 633
502.068 123,205

72754 48 966
1.053.254 EEE_HLI:EI-
B7B.734 583, 4564
78,780 32.984
133.833 1684 244
B891.352 B10.682

(i) S& du tal 31 thang 12 n&m 2025 bao gbm tién thué dat tré trudc cla Dy an Vinhomes

Ocean Park 2 va Vinhomes Ocean Park 3,
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Cadng ty Cé phan Vinhomes

THUYET MINH BAD CAQ TAI CHINH RIENG (tigp theo)

vao ngay 31 thang 12 nam 2025 va cho nam tal chinh ket thiec elng ngay

12

BO8-DN

TAI SAN KHAC
Elon vi tinh: gy WND
56 cudi nam 86 ddu ndm
Ngan han
Pat coc cho mye dich dau wr (i) 76.673.212 13.890.938
Tai 2dn khac - 200.002
TONG CONG 76.673.212 14.090.940
Trong do:
B3t coc cho cde bén khdc 76.673.212 14,080,840
B&l cow cha cae bén lién quan - -
Dai han
Bat coc cho myc dich d&u tw (i) 60.580.737 20470.932
Bat coc cho muyc dich thuong mai (i) 1.032.337 1.032.337
TONG CONG 61.613.074 30.503.269
Trong da:
Bat coc cho cdc bén khic 18,411,074 2.338.341
Bt coo cho céo bén fign quan [ Thuyét minh
sd 33) 43.202.000 28.164.928

(1) 56 du tal ngay 31 thang 12 ndm 2025 chl yéu & cac khodn dal coc véi muc dich dau tu

VAaD

| 3

céac dy an bat dang san, bao gbm:

Cée khodn dat coc v 1dng gid tr] 52.543 ty VND che céc doi tac cho muc dich hop
téc phat trién mét di an bat ddng san tiém nang;

Khodn dat coc véi gid tr| 11.792 ty VND cha mot 381 téc dé dam bao thire hign chuyén
nhueng ob phan clia mot cong ty rong cling Tap doan: va

Khoan dat coc véi gia trf 12,000 ty VND cho mot doi tac dé thuc hién gidi phang mat
I::ang cho mét dif an bat déng san theo hop déng horp lﬁc: kinh doanh gitra Cong ty
va ddi téc ndy. Khodn ¢4t coc ndy duge ddm béo béng cb phiéu cia mot cng ty nam
gilr bdi cac cdng ty cb clng chl sé hiu vérl Tap doan (Thuyét minh s6 33),

Cac khoan dal coc vl t:'jr‘rg gia tri 338 ty VND cho cac cd nhan d& nhan chuyén
nhwrgng cb phén eda mat cong ty:

(I} Chl yéu bao gom:

=

(i) Kha

Cac khuﬁn dat coc vai tong gia tr| 49.412 ty VND cho céc cdng ty trong Tap doan va
cac dol tac eho mue dich hop tac phat trign mot s dir an bat ddng sén tidm nang;

Khoan tam ung cha mdl ca nhan vadi gla tr| 9.843 ty VND cho mét cé nhan véi muc
dich thuc hign gidi phong mat bang cho mét dir an bat ddng san liém nang; va

Khoan dat coc vai gia tri 1.308 ty VND cho mat dadi tac dé dam bao vitc ky két hop
dbng mua ban Khu van phang tai mat dy an bat dong san.

an dat coo cho mot dbi tée cho cée hep ddng mua ban hang héa trong tuong lai.
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Cong ty C6 phan Vinhomes B09-DN

THUYET MINH BAO CAC TA| CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh két thie cling ngay

14,

15.

BAT BONG SAN DAU TU
lan vi tinh: iridy WND
Quyén st dung
dat va nha ela, May mde, )
vt kién tric thidt by Tang cdng
Nguyén gia:
So dau nam 4.673.449 023,502 5,596,951
Béu tw x4y dung co ban hoan thanh 1.703.537 2689.714 1.873.251
Gidm khac (1.813.053) (337.622) (2.150.675)
Sé cudinam 4.563.933 855,594 5.410.527
Trang da;
B3 khau hao hét 1.483.705 290.689 1.774.394
Gia tri khau hao oy ké:
So dau nam 1,340,167 417.833 1.767.000
Khéu hao trong nam 631.062 143,032 774.084
Giam khac (6.670) (8.025) (14.695)
56 cudl nam 1973.559 552.840 2,526,399
Gia trj con lai:
Sa dau nam (i) 3.324.282 505.669 3.829.951
Sé cudl nam (1) 2.590.374 302.754 2893128

(i) Bat déng san qéu fir tai ngéy 31 thang 12 n&m 2025 va tai ngay 31 thang 12 nam 2024
chd yeu bao gdm: clu phan bai db xe, van phang cho thu, dai quan sat va mét sb biél
thi, can hé, nha phd theeng mal cho thué.

Tai ngay 31 thang 12 nam 2025, mgt 56 bat déng san dau tu b gia trj con fal 876 tj VND
duee the chap tai ngan hang @& bdo dam cha cic khodn vay clia Cang ty va mot cdng ty
trong cing Tap doan.

Tai ngay 31 thang 12 nam 2025, Céng ty chua thu thap duoe cac thang tin can thidt 48 xac
dinh gia trj hop |y clia cac bat déng san dau tu.

CHI PHI Bl VAY BU'Q'C VON HOA

Trong nam, Céng ty 4a von hoa chi phi di vay voi gia tr] 14 khodng 1.342 1§ VND (ném 2024
960 ty VND). Chi phi di vay nay chil yéu lién gquan dén khodn vay truc tiép nham dau tir xay
dirng Dur &n Khu d6 thi ven vinh Cam Ranh, Dir &0 Vinhomes Golden City, Dw an Vinhomas
Global Gate Ha Long, D én Vinhomes Ocean Park 2 va Dy an Vinhomes Ocean Park 3. Chi
phi gl vay van héa phat sinh tir cdc khodn vay ot 1ai sudt t 7,6%/nam dén 16%/nam (nam
2024: 6,6%/nam dén 16%/nam).

38




Céng ty Cb phan Vinhomes

THUYET MINH BAC CAQ TAI CHINH RIENG (tiep thea)

BO9-DMN

vao ngay 31 thang 12 nam 2025 va cho nam i chinh két thie eting ngay

16.

17.

CHI PHi XAY DUNG CO BAN DO DANG

D an Vinhomes City Royal

Dir an Khu dé thi van vinh Cam Ranh

D an Vinhomes Ocean Park 3

D an Vinhomes Global Gate Ha Long

Dy an Vinhomes Ocean Park 2

Cac du an khac
TONG CONG

Ban vi tinh: frigu WND

58 cudi ndm Sd ddu nam
7.043.566 1.422
2047069 1.285.671
1.320 586 938.755
1.026.287 -

979.983 1.780.278
1 .5?3_. 1 32_ 714,763
13.999.613 4.720.878

Talngay 31 thang 12 nam 2025, chi phi xay dwng co ban di dang co gia trj 381 ty VND duoe
thé chap tai ngan hang dé dam bdo cho céc khodn vay cla Céng ty.

BAU TU TAI CHINH DAI HAN

Pau v véo cac cong ty con
(Thuyét minh 56 17.1)

Bau tu vao cac cong ty lign
két (Thuyét minh sa 17.2)
Bau tr gap von vao don vi
khac (Thuyat mink s6 17.3)
Bau tr nam glir ddn ngay
daa han

TONG CONG

Elon vi tinh: ifdu WND

S6 cudi ndm SO dau ndm
Gidgéc D phéng Gia goc Dur phong
90.962 610 (235,586) 66.076.496 (256.086)
7.8 - 87.ee1 -
B.070.043 - 8,141 598 -
1.000 - 1.000 -
99,122.544 (235.586) 74.307.085 (256.0886)
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Céng ty Cd phan Vinhomes

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

18.  PHAI TRA NGLU'OI BAN VA NGU'GI MUA TRA TIEN TRU'G'C NGAN HAN

18.1  Phai trd nguoi ban ngan han

Phai tra cho nguéi ban

Phai tra cho cac bén lién quan

(Thuyét minh s6 33)
TONG CONG

18.2 Nguoi mua tra tién trudc ngdn han

Thanh toan theo cac hop déng chuyén

nhuong bat dong san (1)

Trd trudre theo cac hop dong xay dung

Tré trudre theo hop déng tw van ban hang

va dich vil guan ly

TONG CONG
Trong da.

BOB-DN

elan v tinh frigu WND

Gid trj, ddng tho ia 56 ca kha ndng trd no

Trd trdc ngdn han cda cdc bén khéc
Trd trisde ngan han cila cds bén lén

quan (Thuyét minh sd 33)

54 cubi nam Sd dau nam
T7.308.7017 10.612.392
2.801.893 3.382.194

10.107.410 14.004.586
Blan vi tink: trigu VND

56 cudi nam S8 ddu ném
45,328.628 27.398.885
105.582.034 4,293 983
623.707 369.138

151 .§44.353 32.062.0086
B8.034.987 20.116.496
03.500.372 2.045 510

(i) Bay chi y&u |4 s6 dur céc khodn thanh todn theo tién d6 tir cac khach hang da ky hop

dong mua ban bat d6ng san tai cac du &n cia Cang ty.

19.  THUE VA CAC KHOAN PHAI NOP NHA NUOC

Boin vi inh: trigu VIND

56 phai nop 56 d3 ndp

56 ddu ndm trong ndm trong ndm 84 cudf ndm
Phai nép
Thué thu nhap doanh
nghiép £ 064 008 2.753.312 (4.8B60.726) 2.856.682
Thué gia tr] gla tang 2.539 156 3.7T36. 718 {3.981.615) 2.204 259
Thué thu nh&p c& nhan 110,791 690,029 (764.542) 36278
Ti&gn sl dung datithué
dat phai nép 2485103 12.716.834 (15.211.180) 857
Cac loai thué v céc
khodn phal trd khac 437.592 184,212 (172.835) 448.969
TONG C¢ NG 10.546.738 20.081.205 (24.990.898) 5.637.045
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Céng ty Cé phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tiép theo)
vaoe ngay 31 thang 12 nam 2025 va che nam i ehinh két thile eting ngay

20.

21.

CHI PHI PHAI TRA

Ngan han
Trich trurdre gia tri nguy&n gié céc tai san, bat dong
san dau tw da di vao hoat dong va gia von trich
trrdrc cho cac bat ddng san da ban giao
Trich trude chi phi xay dung cia hoat déng bt
ddng san, dich vu xdy dung, tong thau xay dyng
va b van xay ding
Trich trurcre chi phi hoa hdng méai gidi va cac chi
phi ban hang khac lién quan dén cac bt ddng san
va dich vu quan Iy, méi aidi, tw van ban hang
Trich trudie 18 tral phigu va 13l vay phai trd
Trieh trwedre cac khaan ehi phi khac

TONG CONG

Trong da:
Chi phi phéi tré ngdn han cho cac bén khéc
Chi phi phai trd ngén han cho cdc bén lign quan
{Thuygt minh 56 33)

Dai han
Trich trwdrc 18] vay phai tra
TONG CONG

Trong dd:
Chi phi phdl tra dal han cho cac bén khéc
Chi phi phdi trd dal han cho céc bén lién quan
(Thuyét minh s6 33)

DOANH THU CHUA THUC HIEN

Mgan han
Doanh thu chwea thue hign tir dich vu quan 1y bat
ddng san
Doanh thu chwa the hign tir dich vu cho thué
TONG CONG
Dai han

Doanh thu chwa thye hign e dich vu quan |y bat
ding san
Deanh thu chira thire higén Wr dich vu khac

TONG CONG

45

BOS-DN

Elern i tinh: figu VND

54 cudi nam 54 ddu nam
17.1684. 711 15.352. 798
0.866.760 B.340.185
4,231,058 3.265.639
2.441 982 1.268.260
609.143 672.140
33.303.654 28.947 522
27.603.242 27.101.041
7004712 1.846 487
22077 511.659
22077 611.659
22.077 42,099

- 569 5680

Bom v tinh: triéu VND

54 cudi nam Sé dau nam
231.0849 337.390
7.082 4 0954
238171 342344
210,034 286.189
353 6.004
213.5665 292,193
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Céng ty Cé phan Vinhomes

THUYET MINH BAD CAD TAI CHINH RIENG (tigp theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thue eling ngay

22, PHAI TRA KHAC

Ngén han

Phal tra lgl nhuan chia s& va cac khodn pha
tré khac tir cac hgp dbng hop tac dau tu, kinh
doanh (i) ‘

Nhan dat coc, gop vén theo hgp dang hop téc
dau tw va kinh doanh (ii)

Tién nhan tr khdch hang theo cac hop déng
dal coc va cac thoa thuan cd lign quan khao (iif)
Nhan thanh toan véi muc dich chuyén nhirong
khodn dau tw (iv)

Nhan dat coc chuyén nhuong &l san (v)

Kinh phi bao tri phal tra (vi)

Cac khoan phai tra tir nhan chi hd (vii)

Phai tré theo Thu tin dung (viii)

Cac khodn phai tra khac (ix)

TONG CONG
Trong da:

Phai trd ngén han khéc cho cdc bén khéc
Phai tré ngdn han khéc cho cée bén lién quan
{(Thuyét minh 86 33)

Dai han

Mhan dat coc, gop vén theo hep dong hop tac

dau tu va kinh doanh (ii)
Nhan dat coc chuyén nhugng tai san (v)
Cac khoan phal tra khac

TONG CONG
Trong do:

(i)

Phéi tra dai han khac cho cdc bén khdc
Phai tra dai han khac cho cédc bén lién quan
(Thuyét minh s6 33)

So du tal ngay 31 thang 12 ndm 2025 bao gim:

BOS-DOM

Eon i tinh: rdu VND

Sd cudi ndm 86 dau nam
32.047.579 70.015.275
8 467.571 7.551.161
11.056.540 8.308.301
7.000.362 6.120.726

- 833,337

1.353477 1.145.875
10.433.8953 1.080.515
2683224 -
598.203 1.252.222
74.640.609 96.317.413
J0.607.859 26,792,028
44.038.750 B9 525 387
26.827.097 4. 689,339
833.337 143,126
J8.348 30,678
27.698.783 4.863.141
24,468, 350 1.530.676
3.230.433 3.332.465

» Khodan phai tra 22.308 tj VND |ién quan den tién thu dwoc tir céc tal khoan thanh
todn chung theo hop dong hep tée kinh doanh gidra Céng ty va Tap doan Vingraup
- Céing ty CP nhw duge trinh bay tal Thuyét minh sb 4: va

» Khodn phai trd 1.377 ty VND lign quan dén tién thu dwoc tir cac tai khodn thanh
todn chung theo hgp dong hop téc kinh doanh glra Céng ty va mét cang ty con
ctia Tap doan Vingroup - Céng ty CP va cac g ich thu dugce tir vige sir dung ngudn
tién trong cdc tal khodn thanh toan chung nay nhu duoe trinh bay tai Thuyét minh

sd 4; va

» Cac khodn phal trd lgl nhun chia sé cho mot sd di tée vii gla tri 8.563 ty VND

ty

46

theo hop dang hop tac dau tur va kinh doanh mot s6 du an bat dong san cla Cang

il




Céng ty C6 phan Vinhomes B0-DN

THUYET MINH BAO CAD TAI CHINH RIENG (tidp thea)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thic cing ngay

22.

PHAI TRA KHAC (tiép theo)

{ii}

(il

(v}

(v}

(vi)

(wii)

{wili)

(ix)

S0 du tai ngay 31 thang 12 nam 2025 bag gbm:

» Céc khodn nhan gop von cd gid tr] 1.564 t§ VND tir céc g4l tac theo hep dong hop
tac dau twr va kinh doanh tal ede du &n bat d6ng s&n cla Cong ty (Thuyét mink sd
8}, va

» Cac khoan nhan dat coc va gop von e gia tr| 34.730 ty VND tir cée cong ty trang

cling Tap doan va dol tac theo hop déng hop e dau ty va kinh doanh tai cée du
an bat déng san clua Cang ty.

Bao gom céc khoan tién nhén tir khach hang theo cac hop déng dat coc va cac thaa
thuan khéc lién quan dén cac bat ddng san clia Cong Ly,

S6 dur tal ngay 31 thang 12 nam 2025 bao gbm céc khoan dat coc tir cac ddi tac cho
Caéng ty d& nhan chuyén nhugng cdc khodn dau t ma Cang ty dang nam gidr trong
mat cong ty con va mét céng ty 461 tac.

S6 duw tal ngay 31 thang 12 nam 2025 bao gdm cac khoan dat coc cac cdng ty trong
cung Tap doan theo cac he'p dong chuyén nhueng céc cing trinh tai di an cla Céng
1y,

Bay |a céc khodn kinh phl bdo tri cho cdc bat ddng sdn d3 ban giao va dién tich can
hé, phan dién tich khac ma chd 4y tw gid lai khéng ban hode chua ban, ehua cho
thué mua clia nha théap tang, chung cu cla cac dir &n bat dong san clia Cong ty. Cong
ty hién dang duy tri cac khodn kinh phi bde tri nay trang cac khoan tweng dweong tién
va dau tw nam gitr d&n ngay dao han.

S0 dur tai ngay 31 thang 12 nam 2025 chi yéu bao gdm khodn phal trd cho céc cong
ty trong ciing Tap doan gia tr] 8.992 7 VND lién quan dén cac hop dong lién danh die
an bat dong san, theo do céc chi phi ma cae cong ty trong Tap doan da dau tu sé duoc
Cdng ty bdl hodn lai cho céc cong ty nay.

S0 dv tal ngay 31 thang 12 nam 2025 bao gdm cac khodn phdi ra theo hinh thire mua
han mién truy dai bd ching L theo thie tin dung voi 13 =uat 14%/nam.

S0 du tai ngay 31 thang 12 nam 2025 chi y&u bao gbm nhan dat coc i cac dal [y mai
gidri va ngwdr| thué, ...

47
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Céng ty Cé phan Vinhomes B08-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tiép therz
vao ngay 31 thang 12 nam 2025 va cho ném tal chinh két thic cing ngery

25.  VON CHU SO HO'U (tiép theo)
25.2 Cdc giao djich vé von voi cdc chi sé hiru

Eon i tinh: ridéu VND

Nam nay Nam trute

Von déu tw da gop cua chi s& hiwu
S6 d4u nam 41,074.120 43,543 675
Vén gép gidm trong ném - (2.469.555)
S6 cudi nam 41074120 41074120

253  Co phiéu phé théng va cd phidu uu dai

Bon vi tink: ¢d phidy
56 cudi ndm Sa ddu nam
St lvong cé phidu dang ky phat hanh 4,107 412.004 4.107.412.004
S0 luwgng cb phigu da ban ra eéing chiing 4.107.412.004 4.107.412.004
C3 phidu phd thong 4.107.412.004 4.107.412.004
Cé phidu v dai : -
S0 lwong cd phidu dang ILku hanh 4.107.412.004 4.107.412.004
Co phigu phd théing 4.107.412.004 4.107.412.004
Ca phigu vu dal N .

Menh gia cd phiéu dang luu hanh: 10.000 VND/cd phigu (ngdy 31 thang 12 nam 2024: 10.000

VND/ed phiéu).
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Céng ty Cé phan Vinhomes

THUYET MINH BAQ CAQ TAI CHINH RIENG (tigp theo
vao ngay 31 thang 12 nam 2025 v& cha nam &l chinh ket thue cdng ngay

26.

26.1

DOANH THU

Doanh thu ban hang va cung cép dich vu

Téng doanh thu

Trong do;
Doanh thu tir chuyén nhuong bat ddng san
Doanfy thu it cung cdp dich vu gudn Iy, mF gidi,
ttr vdn bédn hang va phét trién duw an
Doanh thu tir cung cdp dich vy tdng théu xay
dung, tw vén thiét ké va gidm sét thi céng
Doanh thu tir cung cép dich vu quan Iy bat dong
sdn va cac dich vy ién guan
Doantr thu khac

Cac khodn giam trir deanh thu

Doanh thu thudn

Trong do:
Doanh thu doi voi cac bn khdc
Doanh thu ddi vai céc bén [fén guarn

BOS-DN

Eon vi tinh; tridgu WND

NEm nay Nam tride
75.674.490 74122667
35,096.874 45,867.503
15.448.750 6.926.753
13.578.507 16.926.927

3.136.263 2.701.212
1.412702 1.700.278
75.674.490 74.122.667
64.577.621 70.544.268
11.096.869 3.878.399

Doanh thu tir hop dong xay dung duec ghi nhan trong nam va téng doanh thu ldy ké cda hop

ﬂéng #3y dyng dang th'e hign nhw sau:

Doanh thu duge ghi nhan trong nam cla hep ddng
®dy duwng d3 hoan thanh
Doanh thu duge ghl nhan trong nam eda hop déng
#ay dung dang thue hién

TONG CONG
Téng doanh thu 10y k& clia hop dbng xay dung

gang thirc hién dén ngay bao cdo tal chinh hop
rl1ét

o wi tinh: rféw YND

Mam nay Nam truoc
2.30b6.520 5.386.712
10.886.682 10.872.054
13.182.202 16.358.766
18,555,526 13.261.062
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Céng ty Cé phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (ligp theo)
véo ngay 31 thang 12 nam 2025 va cho nam tal chinh ket thie cling ngay

26.

26.2

26.3

DOANH THU (tigp theo)

Doanh thu hoat dang tai chinh

BO8-DN

Eon vi tinh: lrigu WND

Nam nay Nam trude
Cé tive durge chia (M 21.677 441 B.05817T
Thu nhip kr hop dbng hop tac dau tu va kinh
doanh (i) 5.197.968 11.026G.063
Lai tign givi, &t coc va cha vay 5.361.243 7.768.938
Doanh thu &l chinh khac 351.078 250.065
TONG CONG 32.587.730 27.103.243

(i) Thu nhap tir cd tirc dwvge chia tir cac khodn diu tw cla Cang ty.

(i} Loi nhuan duoc chia i cac hop dong hop te dAu W va kinh doanh vé&i Tap doan
Vingroup - Céng ty CP va mat s0 cong ty con trong cling tdp doan cho mue dich phat

trién cac di 4n bat dong san clia cac 4ol tac nay.

Doanh thu va chi phi lién quan dén bat déng san dau tw

Bon v tinh: frigu YND

MWam nay Nam trirdc
Thu nhap tir cho thué bat ding san dau tw 654 296 342 785
Chl phi hoat déng kinh doanh truc tiép cia
cac bat déng san dau tu tao thu nhap cho
thué trong né&m (813.282) (265.693)
GIA VON HANG BAN VA DICH VU CUNG CAP

Eon vi tinh: frigu VIND

N&m nay Nam trirdc
Gid vén bat ddng san da chuyén nhuong 29.271.620 30.570.556
Gid von dich vy quan |y, moi gier, tu van ban
hang va phat trién du n 10.263.605 4.530.134
Gia von hoat dong tdng thau xay ding, I
van thiét k& va giam sat thi cong 11.004,005 15.666.902
Gia van dich vy quan Iy bat déng san va cac
dich vu lién guan 2.664.310 2.471.670
Gia von hoat déng khac 1.?32.5@ 1.380.574
TONG CONG 55.026.048 54.628.736
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Céng ty Cé phan Vinhomes

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

28,

29,

CHI PHi TAI CHINH

B0G9-DN

Ben vi tinh: trigu VD

NEm nay NEm fridc
Chi phl 18 vay, I3 tral phidu va phan bé phi
phat hanh khoan vay, rai phiéu 12.533.974 8.052. 691
Chi phi 13i lién quan dé&n cac thda thuan dat
coc chuyén nhuong dur @n 630,820 522.380
LA chénh l&ch ty ald 203.259 242.005
Chi phi tai chinh khac 1.840.588 1.160.476
TONG CONG 15.308.642 9.977.562

CHI PHi BAN HANG VA CHI PHIi QUAN LY DOANH NGHIEP

Baon vi tinh: trigu WND

Nam nay Nam trivde
Chi phi ban hang
Chi phi hoa héng mai gidi 813,679 1.455.048
Chi phi quéng cdo tiép th 209,267 421,482
Chl phi van hanh, thug mat bang kinh doanh 88.556 163.766
Chl phi ban hang khac 62.162 770.670
TONG CONG 1.173.754 2.810.964
Chi phi quan ly doanh nghigp
Chi phi dich v mua ngoal 506.004 682.545
Chl phi tai tre, tir thign 893.813 2.151.929
Chi phi nhan vién 138.532 188.665
Chi phi kh&u hao tai sdn co dinh 7.075 13.210
Thue phi va |& phi 207.293 57.573
Trich lap dy phong va chi phi quan Iy doanh
nghiép }Ehglg prens pa Y 17.735 29.908
TONG CONG 1.770.452 3.123.830
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Céng ty Cb phan Vinhomes

THUYET MINH BAO CAD TA| CHINH RIENG (tiép theo
vao ngay 31 thang 12 nam 2025 va cho nam &l chinh ket thuc cing ngay

30.

.

THU NHAP VA CHI PHi KHAC

BOS-DN

Bon v tinh! tridgu VND

fam nay Nam frude
Thu nhép khac ‘ 4.431,895 6.796.333
Thu nhép tir gép vin bang ti san 3,255,735 6.259.333
Thu nhap tir hoén nhép di phang ) 504,827 237.141
Thu nhép ti¥ phat, bdi thuéng, hily hop déng 522 832 200.050
Thu nhap khac 58.501 89.809
Chi phi khac 644,138 838.518
Laichl phi phat 628.612 822 138
Chi phi khac 16.526 16.380
LGl NHUAN KHAC THUAN 3.787.757 5.957.815
CHI PHI SAN XUAT, KINH DOANH THEO YEU TO
Blon vi tinh: trigu WND
fEm nay Nam fride
Chi phi phat trién bat ddng s3n dé ban 62.726.718 21.811.665
Chi phi dich vu mua ngoai 21.766.124 24,146 107
Chi phi nhan chng 4.514.440 3.110.811
Chi phi tai tro 893,813 2.151.929
Chi phi kha&u hao va hao mén tal san cé dinh 1.103.602 346.639
Chi phi khac 243,374 252 689
TONG CONG 91.248.071 51.819.840
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Cdang ty Cé phan Vinhomes BOS-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tiép theo
vao ngay 31 thang 12 ndm 2025 va cho ndm t&i chinh ket thuc cling ngay

32.

321

32.2

THUE THU NHAP DOANH NGHIEP

Thu suat thu@ thu nhap doanh nghiép ("TNDN') &p dung cho Céng ty 14 20% thu nhap chiu
thug,

Céac béo cao thué cla Eﬂniw s& chju sy kiém tra clia co quan thué Do vigc &p dung ludt va
cac guy djnh vé thué co thé duge gial thich theo nhidu cach khac nhau, sé thué dugc trinh
bay trén bao cao tai chinh riéng co thé & bi thay dbi theo quyét dinh cudl cung cla co quan
thug,

Chi phi thué TNON hién hanh
Bon vi tinh; tridéu VND
Narm nay Nam trrde
Chi phi thué TNON hiEgn hanh 2.7583.312 3.685.131
Chl phif{thu nhap) thug TMNON hean [al 127 606 (6.670)
TONG CONG 3 ~ 2.B80.918 3.678.461

Dudi day la ddi chidu chi phi thue TNDN va két qua cia lgl nhudn ké todn trude thué nhan
v thué suat thué TNDN:

Eon vi tinh: irfdéu VND

MNam nay Nam trudc
Tong lgri nhudn ké toan trude thué 38.771.081 36.642.633
Thu& TNDHN tinh theo thue suat 20% T.754.216 7.328.527
Cac khodn diéu chinh:
Co tie ) (4.335.488) (2.153.936)
Lei nhuan sau thué dweoc chia theo hop
déng hop tac kinh doanh (573.490) (1.611.635)
Chl phi kheng duwc khau trip g2.792 144,391
Biéu chinh khac (27.112) (28 886)
Chi phi thué TNDN 2.880.918 3.67B.461

Thué TNDN hign hanh

Thu@ TNDN higén hanh phai tra durere xac dinh duwa trén thu nhap chju thué cia nam hién tai.
Thu nhap chiu thué clia Céng ty khac véi thu nhap dwoc bao cao tfrong bao cao két qua hoat
diing kinh doanh riéng vl thu nhap chiu thué khéng bao gbm cée khoan muc thu nhap chiu
thué hay chi phi duoc khau trir cho mue dich tinh thué trong cac ky khae va ciing khang bao
gom cac khodn rmuc khang phai ehiu thue hay khang duree khau trir cho muyc dich tinh thué.
Thug TNDN hign hanh phai trd cda Céng ty duoc tinh theo thué suat da ban hanh d&n ngay
kit thilc ky ké toan nam.
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Cong ty Co phan Vinhomes

THUYET MINH BAQ CAQ TAI CHINH RIENG (tidp theo

BO9-DN

vao ngay 31 théng 12 nam 2025 va cho nam 1ai chinh ket thie eling ngay

32.

323

THUE THU NHAP DOANH NGHIEP (tiép theo)

Thué TNDN hodan lai

Céng ty da ghi nh&n mat s6 khoan tai sén thud thu nhap hoan lai vai cac bién dong trong nam
bdo cao va nam trede nhir sau;

Elam vi tinh: irtéu VND

Tai san thué thu nhap hoan lai

Thue TNDN tam ndp

Chi phi trich trude va doanb
thu chira thue higa

Chénh léch tam théi liégn
auan |gi nhusn chuwa thuc
hién clia cac giao dich ndi b
Chénh léch khac

Tai sdn thué thu nhap hoan
lai thudn

(Chi phi)Mthu nhip thué thu
nhap hoan lai tinh vao béo
cdo két qua hoat dong kinh
doanh riéng

_ Bao céo két qua hoat dong

Béng can dbi ké todn riéng kinh doanh riéng
S8 cudi ndm 56 ddu ndm Ndm nay  Nam trude
227182 306.189 (79.037) 53.388
266.268 328.204 (61.936) (54.574)
28,752 15.385 13.367 (6.248)
667 BE7 - 14104

522.839 650.445

(127.606) 6.670
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Cong ty Cb phan Vinhomes

THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo
vao ngay 31 thang 12 nam 2025 va cha ndm laf chinh ket thic cing ngay

33

33.2

NGHIEP VU VOI CAC BEN LIEN QUAN (tiép theo)

Chi tiét cac khoan phai thu va phdi trd véi cdec bén lién quan

BO9-DN

Cac khoan phai thu va phai tré véi cac bén lién quan tai ngay 31 thang 12 nam 2025 va tal
ngay 31 thdng 12 nam 2024 nhu sau;

Nal dung nghidp vy

Phai thu ngan han ciia khéch hang (Thuyét minh sd 6.1)

Bén lién quan MA& quan hé

Tap doan Céng ty me

Vingroup -

Céngty CP

Cong ty Thai Cbng ty con

Somn

Cong ty Can  Céng ty con

Sigr

cangty Céang Ly con

Thanh phd

Xanh

Corg ly B8 Cong ty can

Thi Gla Lam

Cong ty Quan Chiju sur kiém

Iy va Bau tu  soat chung

Bat dbng san  dén ngay 22

WM thang 10 nam
2025

Cong ty Cang ty lién

Vineom Retall két cla Tap
doan Vingroup
- Cing ty CP

Cang ty Cang ty con

Vinmee cla Tap doan
Vingroup -
Céng ty CP

Cong ty V-G Cang ty lién
doan Vingroup
- Cong ty CP

Phai thu tir dich vy fu' van ban
hang

Phai thu tir hoat dong hop tac van
hanh cho thug bt dong san

Phai thu khac

Phai thu tir chuyén nhuong cd phan
Phai thu tir dich vy tu van quan Iy
va tong thau x&y dirng

Phai thu tir dich vy quan Iy, mai gidi,
i van ban hang, phat trién dy dn
Phai thu khac

Phai thu tir dich vu quan Iy, mal gici,
tir van ban hang, phét trién dir an
Phai thu tir dich vu quan I, mai
gigi, tw van ban hang, phat trién

dLp an

Phal thu khéc

Phai thu tir dich vy tw van quan Iy,
tong thau xay dyng

Phal thu tir dich vi guén Ig, mai gidi,
tir vén ban hang, phat trign dy' an
Phal thu khac

Phal thu tir chuyén nhirgng bat
dang san

Phal thu khac

Phai thu tlr chia sé loi nhuan hop
déng hop tae dau tu va kinh doanh

Phai thu tir chia sé lon nhuan hop
d6ng hop tac dau tu va kinh doanh
Phai thu khac

Phal thu tir dich vu tw vén quan Iy

doanh cla Tap va tng thdu xay dung

Céc bén lign guan khac

Phaithu khac

74

Elom vi tinfy: trigu VND

Mam nay  MNam frude
249,594 567.867
51.122 466
11.336 40.408
2008600 21792482
145.514 13.958
18.878 J7.387
2.7 16.825
1.227.892 4 346
21.390 266.163
20,126 8.858
5479 G, 439
4.077 38.643
a2y 7.413
59.868 71,833
51.608 d6.108
72.500 79261
BG.484 57.668
9126 8.290
140,534 140,534
J18.628 2841449
4.520.680 3.925.105
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Cong ty Cd phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tiép thaﬁ}
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thie cung ngay

33.

33.2

NGHIEP V) VO'I CAC BEN LIEN QUAN (liép theao)

Chi tiét céc khodn phal thu va phdi trd vai cdac bén lién quan (tigp theo)

B09-DN

Cac khoan phai thu va phai trd vai cac bén [Ién quan lai ngay 31 thang 12 nam 2025 va tai
ngay 31 thang 12 ndm 2024 nhu sau: (tiép theo)

Bén én guan

Mdi quan hé  Noi dung nghiép vu

Tra trwdc cho ngudi ban (Thuyét minh s6 6.2)

Tap doan
Vingroup - Cdng
ty CP

Cong ty Vincons Cang ty con

Céng ty Vincons Cong ly con

Windaws

Céng ty VinFast Céng ty con
cla Tap doan
Vingroup —
Cang ty CP

Trading

Cac bén liégn quan khac

Cang ty me

Tra trude che mue dich
cung cép dich vu gquén
y

Tra trurdve cho mue dich
cung cép dich vu xay
dung

Tra trudre cho muc dich
cung cap dich vu xay
dung

Tra trude cho myc dich
cung cap dich wy, hang
hda

Tra trudre khac

75

Blon vi tinh: gy VND

NEm nay Nam trisse

= 304.807
36.437.531 11.243.450
97.168 OB2.442
67631 bo.sar
18.081 38213
36.621.431 12.628.809

N2l

&
i N~

NST

(&3] &




Céng ty Co phan Vinhomes

THUYET MINH BAO CAO TAI CHINH RIENG (tidp theo

vao ngdy 31 thang 12 nam 2025 va cho nam tal chinh két thic cing ngay

33.

33.2

NGHIEP VU V1 CAC BEN LIEN QUAN (tiép theo)

Chi tiét cac khoan phai thu va phéi tra voi cac bén lién quan (liép theo)

BO9-DN

Cac khoan phal thu va phal trd vé&i cac bén lign quan tal ngay 31 thang 12 nam 2025 v tai
ngay 31 thang 12 ndm 2024 nhu sau: (lidp theo)

Bén [ién guan Mal quan hé

NI dung nghigp vy

Phai thu ngdn han khéc (Thuyét minh so 8}

Céng ty Thanh pht Cang ty con
Xanh

Cang ty Thai Son  Cong ty con

Tap doén Vingroup Cdng ty me
— Cang ty CP

Cong ty SV Tay Ha Cdng ty con
Nai 2

CongtyBaoLai  Céng ty con
Cang ly Sinh Thal  Cong ty con

Cing ty KON Cang ty con

Vinhomes Hai

Phong

Céng ty @S Ci Chi Céing ty con

Céng by Can Gid Cang ty con

Cong ty Thien Nign Cdng ty con

Ky

Cong ty VinFast  Céng ty con cda

Trading Tap doén
Wingroup - Gdng
ty CP

Cing ly Trudng Cong ty con

Thinh

Cang ty Metropolis  Cang ty con

Ha Mol

Céng ty Mincons  Céng ly con

Window

Clng ty VEFAC Cdng ty con cla
Tap doan
Vingroup - Cang
ly CP

Cac bén li#n guan khac

Gop viin herp tae ddu tw va kinh
doanh

Phal thu tir chia s& loi nhuén
Phal thu tir 1& vay

Phai thu khac

Gép vin hop tac dau tw va
kinh doanh

Phal thu tir chia s& Igi nhuan
Phal thu Lir & vay

Phal thu khéc

Phal thu tr chia s& loi nhudn
Gop von hop fac dau tw va
kinh deanh

Phal thu khac

Phal thu i 181 vay

Phai thu tir 130 vay

Phdi thu 1 13l vay
Phai thu khac

Pliai thu 10 181 vay

Phai thu tir 1Fi vay
Phai thu 10 181 vay
Phal thu t 18] vay

Phai thu i diéu chinh pham vi
herp déing cung cép hang hoa
Phai thu khae

Phdi thu iy 181 vay
Phal thu t 181 vay
Phai thu tor 151 vay
Phdi thu khac

Phal thu tir thu chi hé

Phai thu khéc

7a

Bon vi tinh: trigu VND

MNam nay MNam frde
168.346 168.346
G440 -
2568437 B3.465
3.780 8.8
2.824.768 2 B24. 766
74233 Ta.674
418 756 63.279
- 11.659

- 2,684 401

75.000 1,028,252
543 2474

- 4.526.259
215723 167.378
459,162 Ba, 040
1.080 5.004
13.660 35,140
483,778 224272
- T2.841

- 61.583

- 337.949

1.542 2.340

- 184 466

- 58.329
100.368 -
1.13 -
940,692 548,508
093.327 40.030
6.208.772 13.283.321




Cong ty Cd phan Vinhomes

THUYET MINH BAO CAD TAI CHINH RIENG (tiép thea)

v&0 ngdy 31 thang 12 nam 2025 va cho nam tai chinh ket thic clng ngay

33

33.2

NGHIEP VU VO CAC BEN LIEN QUAN (liép theo)

Chi tiét cac khoan phai thu va phai tra véi cac bén lién quan (iép theo)

BOS-DN

Céc khodn phai thu va phal trd v&i cac bén lién quan tai ngay 31 thang 12 nam 2025 va tai

ngay 31 thang 12 nam 2024 nhw sau: (hiép theo)

Ban lign quan  MAf guan hé NI dung nghido v
Phai thu dai han khdc (Thuyét minh 50 8)

Tap dodan Céng ty ma Gop viin va dat coc hop tac
Vingroup - dhu e, kinh doanh va phat
Céng fy CP Irién dir dn

Phal thu b chia =& |gi nhudn
horp dang hop tac dau o vi

kinh doanh

Céng ly Cé Céng ty con cla Tl san hop tie d4u tu va
phan Vinpsarl  Tap doan finh doanh

Vingroup —

Cong ty TP
Ciong ty Vincom Cang ty ién két  Tal san hop tc diu e va
Ratail clia Tap dodan kinh doanh
Cae bén lién guan khic Phai thu khac

Téi sdn déi han khic (Thuyét minh 56 12)

Tap doan Céng ty me Bat coc cho myc dich dau
\ingroup - tw, phat trién dy &n va mua
Cong ty GP ch phin

Congty Théi  Cdnog ty con Dl coe cho myc dich ddu
Son tur, phat trign dw an

'

Bon v tinh! trigu WD

Mam nay Nam trurde
26.823.410 168.583.601
1.247.484 -
36.602 316.802
2.227 651 B48.505
7.868 232,074
29.623.135 19.910.782
28,202,000 28,164,928
15,000,000 A
43,202,000 28.164.928
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Céng ty Cé phan Vinhomes BO9-DN

THUYET MINH BAC CAO TA| CHINH RIENG (tigp theo
vao ngay 31 thadng 12 nam 2025 va cho nam tal chinh két thue eling ngay

33.  NGHIEP VU VO CAC BEN LIEN QUAN (tiép theo)

33.2  Chitiét cac khodn phal thu va phdi trd vor cac bén lién quan (tiép theo)

Cac khoan phal thu va phal tré v cédc bén ligdn quan tal ngay 31 thang 12 nam 2025 va tal
ngay 31 thang 12 nam 2024 nhu sau. (tiép thea)

Bon vi tinh: frféu WND
Bén lién quan Mai quan hd NG dung nghigo v NAm nay NEm truede
Phai trd nguwdd ban ngdn han (Thuydt minh sd 18.1)

Tép doan Vingroup  Gng ty me Phi dich vu quan Iy phai 464,287 -
- Cdng ty CP I
Céng ty TNHH Van E;%E]E':‘lgn Chil phi mua hang phal tré 44,222 150.378
Hanh Vincom Ratail 2 "
o&En

Céng ty Vincons Cing ty can Chi phi xdy dung phal tra 191.943 46.8492
Windows
Cdng ty Vincons Cdng ty con Chi phl 2ay dung phal i 1.742.755 4.018.951
Cding ty Bao vé Cang by con Fhi dich vy phai {rd 118.876 27z
Vincom cua Tép doan

Wingroup —

Cdng ty CP
Cong ty Sinh Thaéi  Céna ty con Chi phi mua hanrg phai tra 16.549 49,320
Céng ty VinFast Céng ty con Chi phi mua hang phal trd - 5.561

cla T3p dodn

Mingroup —

Gang ty GP
Céng ty Thanhphd  Cong by con  Phdi rd 10 hoat d6ng tbng 95,049 -
Xanh thau

Chl phi mua hang phai trd - 16,491

Cac bén lign gquan khac Phai tra khac 128.012 104,289

2.801,693 3.382.194
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Céng ty Cé phan Vinhomes B09-DN
THUYET MINH BAQ CAOC TAI CHINH RIENG (tiép theo)

vao ngay 31 thang 12 nam 2025 va cho nam tai ehinh k&t thie edng ngay

33.  NGHIEP V) VI CAC BEN LIEN QUAN (tiép thea)

33.2  Chi tiét cac khoan phai thu va phéi tré voi céc bén lién quan (tiép thea)

Zac khoan phal thu va phal tré voi cédc bén lign quan tai ngay 31 thang 12 nam 2025 va tal
ngay 31 thang 12 ndm 2024 nhu sau: (tidp thea)

Bon vj tinh; trigu VND
Bén idn quan  Mdi quan hg NGi dung nghiép vir Nam nay Nam e

Nguwéd mua trd tién trwdee ngdan han [Thuyat minh sd 18.2)

Tap doén Cdng ty me Mhan ng tride cho hoat 1.016.862 1.016.962
Vingroup - Cong ddng xay dung
ty CP Mhén (rng trude cho hoat 370.257 =
déng I van
Céng ty Cén Céng ty con Nhén tng trude cho host T6.742.395 .
Gidr diang xay dung
Cdng ty Thanh  Cdng by con Mhén ng truede cho hoat 2,699,001 1,799,031
phé Xanh déng xdy dung
Mhan ng trwde phi quan T6.143 -
ly cong ty me
Mhan wng trude cho hoat 7.492 26.103
ding tur van
Cdng ty Thal Cang ty con Mhan tkng tredc phi quan B9.207 -
Son Iy cidng ty me
Mhan tng trude cho hoat 21.358 16.746
digng xdy ding
Cing ty Gia Cdng ty con Mhan tng trud'c phi quan 86.571 -
Lam Iy cdng by me
Cang ty VEFAC  Cong ly conoda  Nhan wng trudc cho hoat 40,358 Tr.ova
Tap doan dang I vién
Wingroup - Céng
ty GP
Cang ty Co Cang ty concda  Mhan dng tredee cho hip 12.600.000 -
phén Vinpear! Tép dodn diing x3y dung
Vingroup - Cang
ty CP
Cée bén Bn quan khao Tam (mg khac 9.586 9.586

83.508.372 2845510




Céng ty C6 phan Vinhomes

THUYET MINH BAQ CAQ TAI CHINH RIENG (tiép theo

vio ngay 31 thang 12 nam 2025 va cho nam tai chinh

33.
33.2

NGHIEP VU V&I CAC BEN LIEN QUAN (tiép theo)
Chi tiét céc khodn phai thu va phai trd voi cac bén lién quan (lifp theo)

1 thie elng ngay

BO2-DN

Céc khodn phai thu va phai tra vél céc bén lién quan tai ngay 31 thang 12 nam 2025 va tal
ngay 31 thang 12 ndm 2024 nhw sau; (tiep theo)

Bén lidn quan  MA guan hé

Nl dung nohidp v

Chi phi phai trd ngan han (Thuyét minh s6 20)

Cang ty Vincons  Cong ty can

Cang ty KCH Cang by con

Vinhomes Hai

Phdng

Cdng ty Sinh Cdng ty can

Thal

Cang ty Vincons  Céng ty con

Windows

Congty BTEH  Cong ty con

Barfaya

Cong ty KCM Ciang by con

Vinhomes Ha

Tinh

Cang ty Cang ty con

Metrapelis Ha

Nai

Cang ty Can Céang ly con

Gio

Cang ty Thal Cidng ty con

Son

Cong ty TNHH  Cang ty lién ket

Wan Hanh cia Tap doan

Vincom Retsll Yingroup - Cang
ty CP

Cdng ly Cam Cdng ly con

Ranh

Cac bén lién quan khac

Chi phl phal trd tir hoat
diing xf8y dimg

Chi phl 1ai vay phal tra
ngén han

Chi phi phal tré ti hoat
diing bén hang

Chi phi phal tra tir hoat
dang xay dirng

Chi phi |5i vay phai ird
ngdn han

Chi phi & vay phai tra
ngan han

Chi phl 15i vay phal trd
ngan han

Chi phi 1&i vay phal tré
ngan han
Chi phi @i vay phai tra
noén han
Chi phi [al vay phal tra
ngan han

Chi phi 15i vay phal tra
ngén han
Chi phi phai tré khac

Chi phi phai trd dai han (Thuyét minh s6 20)

Céng ty BTEH Cang by con
Berjaya

Cdang ty Thai Son  Cong Ly con
Céng ty Céang ty con
Metropolis Ha MNai

Cdng by Vincons  Cdng Ly con
Windows

Carg by Mudi Cdng ty con
Cam Ranh

Cong ty Thanh Cong ty con
phd Xanh

Cac bén lign quan khao

Chi phi 18] vay phal tra dal
han

Chi phi 18 vay phai ird dai
han

Chi phi 18 vay phal & dai
han

Chi phi I8 vay phal trd dai
han

Chi phi 18 vay phai tra dal
han

Chl phi |8 vay phéi tra dal
han

Chi phi phai Ira khac

Bom i tinh: trigu VND

Mam nay M&m i
3.775.453 724 401
= 2681.7M

88.481 131.866
139.103 S30.206
16.425 -
33.700 -
239993 -
389.125 -
T84.001 -
- Ga 467
125,723 -
88.428 331.750
5.700.412 1.846.481
- 287.760

- 127.281

- 74.123

- 33.173

- 24 881

% 1.845

- 20,408

- 569.560




Céng ty Cé phan Vinhomes
THUYET MINH BAD CAO TAI CHINH RIENG (tidp theo

vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thic clng ngay

33

33.2

NGHIEP VU V@' CAC BEN LIEN QUAN (tiép theo)

Chi tiét cdc khodn phai thu va phai tré véi cac bén lién quan (liép theo)

BO3-DN

Céc khoan phai thu va phai tra v&i cac bén lign quan tai ngay 31 thang 12 nam 2025 va tal
ngay 31 thang 12 nam 2024 nhw sau; (tigp theo)

8én lién quan

Mdi quan hé

Ngi dung nghidp vu

Phéi trd ngdn han khae (Thupdt minh sd 22|

Tép doan
Vingroup —
Céana ty CP

Cdng ty BTEH
Berjaya

Conao ty Cam
Ranh

Cang ty Thanh
phé Xanh

Cang ty Vinoom
Retall

Cang ty
Yinschool

Cong ty 54
phan Vinpearl

Cong ty Binh
Thal

Cong Ly TNHH
Wan hanh
WVincom Retall

Céng ty VEFAG

Céing ty Cludn ly
U;E'iu tr Bét
ddng san VM|

Cang ty me

Céng ty con
Cidng ty con

Cdng ty con

Cang by lign kit
clia Tap doan
Vingroup - Cang
ly CP

GCiing ty con ciia
TE&p doon
Vingroup - Cang
ly CP

Céng ty con cda
Tép doan
Vingroup - Céng
ty CP

Céng ty con

Cong ty lién kit
clie Tép doan
Vingroup - Cang
ly P

Cang ly con alia
Tap doan
Vingroup - Céng
ty CP

Chiu s kigm
st chung dén
ngay 22 thang 10
ndm 2025

Céc ban [iBn quan khac

Phai trd lign quan dén hop
ding hgp lac ddu tw

Phai tra tir thu hi shi ha
Phai trd khic

Mhan @&t coc cha mye dich
chuyén nhuwong b phén
Phai tré fir thu h chi hés

Mh&n dat eoo eha muc dich
hop t&e kinh doanh

Fhal tra ll&n guan dén hep
dlng hep tac dAu tue

Mh&n dét eoc eho mue dich
AL tr

Mh&n dil coc eha mye dich
hop tac Kinh doanh

Phai tré by thu hé ehi hé

Phai trd tr thu b chi ha

Phai tra tii thu hd chi ha

Cac khadn phdi tré theo
ggl'ﬁa vyl tir herp Gding hop téc
u e, kink doanh

Mhén dat coc cho muc dich
chuyén nhirgng bt dong sén

Phai tra khac

a1

Bon v tinh: tnéu VND

Mém nay Nim trude
22.307.883 -
B.791.841 11,240
2.937
5.128.226 5129226
2.238.054 -
4.000.000 -
1292418 =
- B33.304
736,376 =
25.055 -
478497 44 132
18101 T8.822
1.377.381 63,348,366
54249 G7.599
20,334 12,298
44.038.750 _ 69.525.387




Céng ty Co phan Vinhomes
THUYET MINH BAO CAQ TAI CHINH RIENG (tiép theo

vao ngay 31 thang 12 ndm 2025 va cha nam tal chinh ket thiec cling ngay

33,
33.2

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

BOS-DN

Chi tiét cdc khoan phai thu va phéi trd voi céc bén lién quan (liép theo)

Cac khodn phai thu va phai trd voi céc bén (1&n quan tai ngdy 31 thang 12 nam 2025 va tal
ngay 31 thang 12 nam 2024 nhw sau; (tiép theo)

NG dung nghidp v

Nhan dat coc chuyén
nhurng du &n

Nhdn dit cos hop téc phat
trign di an

Mhan dit coc cho muc dich
dau fur

Mhién dat coc cho mue dich
dhu tir

Mhan dat coc cho mue dich
dau tw

Bén lidn quan Mai quar hé
Phai tra daf han khdc (Thuyét minh sa 22)
Cang ty Céng ty trang
Vinechool cing Tap doan
Congty THHH  Ciing ty lién ket
Wan hanh cda Tép dodn
Vincom Retail

Ciing ty Vincom  Cong ty lign kit
Retail cla Tép doan
Cing ly Vinpearl  Cdng ty trong
Lanmark 81 clng Tap dodn

82

Bomn v Hinh tiéu WND

Nam may Nam trudo
- 143,126

- {36.376
1.320.200 1.330.200
1.5680.233 TAR2.783
340.000 340,000
3.230.433 3,332,465




Céng ty Cd phan Vinhomes
THUYET MINH BAO CAO TAI CHINH RIENG (liép theo

vao ngay 31 thang 12 nam 2025 va cho nam 1ai chinh k&t thie edng ngay

33.
33.3

NGHIEP VU V@1 CAC BEN LIEN QUAN (liép thea)

B09-DN

Chi tiét cac khoan di vay ti cdc bén lién quan (Thuyét minh sé 23)
Chi tiet cac kho&n di vay ngan han khiing co tai sén dém bao tal ngay 31 thang 12 ndm 2025:

Bén lign quan

Mdi quan he

Cong ty Metrapelis Ha Cong by con
el

Céng ty Thanh phé

Xanh

Céng ty Déu tr Cam

Ranh
Cang ty Delta

Cdng ty KCN Vinhomes

Ha Tinh

Cang ty Thign Nién Ky
Cdng ty Son Thal

Cdng by Trwdng Thinh
Cong ty KCN Vinhomes

Cang by con
Cang ty can

Cang ty can
Cang ty aaon

Cong ty con
Cong ty con

Cang ty aon
Ciang ty con

Sd dir vay
firigu WNO)
0.668.863
3.440.847
1.132.000

850,744
133.412

64,548
55.000

54.000
3219

12442631

L& sudt
(Paindm)
12%
12%
12%

12%
12%

12%
12%

12%
12%

Ngay ddo han
Thang 12 nam 2028

Thiing 12 nam 2026

Tir thang 5 dén thang 8 nam
2026

Thang 10 ndm 2026
Thang 12 nam 2028

Théng 12 nam 2026

Tir théang 6 dén thang B nam
2026

Thang & nam 2026
Thang 11 nam 2026

Chi tiet cée khoan di vay dal han khang cé 13 san dam bao tai ngay 31 thang 12 nam 2025;

Bén én quan

Caong ty Vincons
Cdng ty Can Gid

Cang by KON

Vinhomes Ha Tinh
Cang by Thign Mign (A1

Céng ty Thal Sen

Cong ly KCN
Vinhames

MdJ quan hé
Cling ty con
Cong ly con
Cang by con

Cong by con

Cang ty con
Céing ty con

36 dir vay
(trigu VND)

4.000.000
J1TAT

1.458.500
880.131

264.325
44.000

8.928.127

a3

L3I sult
(Fadndm)

T2%
1 2%
12%

12%

12%
12%

Mgdy déo han
Thang 2 nam 2027
Thang 2 nam 2027

Tir thang 1 ddn thang 2 nam
2027

Tirthéng 1 d&n thang 2 ném
2027

Thiéing 2 ndém 2027
Thang 2 ndm 2027

)

i
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Céng ty Co phan Vinhomes

THUYET MINH BAO CAQ TAI CHINH RIENG (tigp thea)
vao ngay 31 thang 12 nam 2025 va cho nam ta| chinh k&t thic cing ngay

33.

33.3

NGHIEP VU V&'l CAC BEN LIEN QUAN (tiép thea)

BOa-ON

Chi tiét cac khoan di vay tir céc bén lién quan (Thuydt minh sd 23) (tiép theo)

Chi tiét cac khoan di vay ngén han khéng cé tal sén dam bdo tal ngay 31 thang 12 nam 2024:

B&n lign guan Ml guan hé

Cong ly KCM Vinhomes  Céng ty con
Hal Pheng

Cang ty KCN Vinhomes  Céng ty con

Cang ty Matropolis Ha N&l Cona ty con
Cang ty 8TEH Berjaya Cing ty con
Cang ty Vincans Windows Cong ty con

Cang ly KCN Vinhomes  Cong by con
Ha Tinh

Cang ty Mudl Cam Ranh  Céng ty con

54 du vay
{trigu VND)

6.852 B22
4.066.065

1.880.000
1.028.873
TB4.500

T4E6.512

a51.900

15.700.472

L sudt
(%smdm)

12%
12%:

12%
12%
12%

12%

12%

MNgay ddo han

Théng 10 ném 2025

Tir thang B nam 2025 dén
thang 12 ndm 2025

Théng 11 nam 2025
Thing 12 ném 2025

T thang 8 nadm 2025 den
thang 10 ném 2025

Thang 10 ném 2025

Thing 3 ném 2025

Chi tiét céc khodn di vay dai han khéng co tal san dam bdo ial ngay 31 thdng 12 nam 2024

Bén fién quan A&7 quan hi
Cang ty Thai Son Cong by can
Cdng ty Sinh Thal Cang by con
Cdng ty TPX Holding Céng ty can

Cang ty Thign Mign Ky Cong ty con
Cang by Metropolis Ha N6l Cdng ty con

Céng ty Can Gig Gang ty con
Cang ty Thanh phid Xanh  Céng ty con
Cang ty Cam Ranh Caong ty con

54 diy vay
(trigu VND)
17.626,656

6.209.958
4.500.000
2.525.000
1,287,000

459000
430.773
2 805

33.050.992

84

L&t sudt
(%4/niim)
12%:

124
12%
12%
12%

12%
12%
12%

MNgay ddo han

Théng 2 nam 2026
Thang 2 ndm 2026
Thang 2 nam 2026
Thang 2 nam 2026

Tir théng 1 nam 2026 dén
thang 2 nam 2028

Théng 2 ném 2026
Théng 2 nam 2026
Thang 1 nam 2026

374

=%
e i

Gy



Céng ty Co phan Vinhomes

THUYET MINH BAD CAQ TAI CHINH RIENG (tigp theo
vao ngay 31 thang 12 ném 2025 va cho ném tal chinh ket thic cling ngay

33.  NGHIEP VU VOI CAC BEN LIEN QUAN (tigp thea)

BOS-DN

33.4  Chi tiét céc khodn cho vay cdc bén lién quan (Thuyét minh sa 7)

Chi tiét cac khodn cho vay ngan han khéng co 1al san dam bao tal ngay 31 thang 12 nam

2025;
Bén fign quan MAi guan hi
Cang by Thai Son Cong ty con

Cdng ty Vineans Windows  Céng ty con

Cang ty G5 Ca Chi Cang by con
Céng ty Sink Thai Cang by con
Cdéng ty Béo Lai Cdng by con
Céng by TFX Holding Céng v con

S8 dur vay

{trigu VD)

§.650.000
2,803,929
2418.160
1.623.655

495.263

728

12.989.827

Laf sudt Mgay déao han
(%/ndm)

12% Tir thang & ndm 2026 dén
thang 11 ndm 2026
128  Tir théng 10 nam 2026 dén
thang 12 nam 2026
12% Tir théng 6 ndm 2026 dén
thang 11 nam 2026
12% T théng 11 ndm 2028 dén

thang 12 nam 2025
12% Tir thang 2 ném 2026 dén
thang 12 ném 2028
12% Thang 5 nam 2026

Chi tigt cic khodn cho vay dal han khéing co tai san dam bao tai ngay 31 thang 12 ndm 2025

Bén lidn quan Mai quan hé

Chng ty Thanh phd Xanh  Céng by con

Ciong ty KCN Vinhomes  Caéng by con

Hai Phéing

Céng ty Thai Somn Cong ly con
Cdng ty Vincons Windows Cong ty con
Céang ty Sinh Thal Cing ty con
Céng ty Mud| Cam Ranh  Cdng ty con
Céng ty GS CO Chi Cong ty con
Chng 1y Bao Lai Cdng ty con

54 dur vay
g VIV
4 489,000

B25.654

800,000
451.000

192.000
70.286
27.000

4.600

6.859.550

Lai sudt MNgay dda han

(#afndm)
12% Tir thang 1 ném 2027 dén
thang 2 ném 2028

128 Tir théng 1 ndm 2027 dén

fhang 2 nam 2027
12% Théng 2 nam 2027
12% Tirthang 1 nam 2027 dén

thang 2 nam 2027
12% Théang 2 nam 2027
12% Théang 2 nam 2027
12% Tir thang 1 ndm 2027 dén

thang 2 nam 2027
12% Thang 1 ndm 2027

Chi ti&t cac khoan cho vay ngdn han khéng cé tal san dam bao tai ngay 31 thang 12 nam

2024:

Bén lién quan Mi guan hé
Cong ty SV Tay Ha MNgi 2 Cong ty can
Cang ly GS Cd Chi Cong ty con
Céng ty Tnrdng Thinh Cong ly con
Cang ty Bdo Lal Cang ty con
Cdng ty Delta Cang ly con

85

Sd duw vay
firgu WIND)
36.521.361

1,862 160

1.453.000

481.450
16.500

L&l sudt Mgdy ddo han
{(Ssrndm)
12% Thang 12 nam 2025
12% Théng 12 ndm 2025
12% Thang 12 nam 2025
11-12% Thang 12 nam 2025
12% Thang 12 nam 2025

40.334.4T1

. Ad s




Cong ty Cé phan Vinhomes

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

33.

33.4

NGHIEP VU VO CAC BEN LIEN QUAN (tigp theo)

BOS9-OM

Chi tiét céc khodn cho vay céc bén lién quan (Thuyét minh s0 7) (tigp theo)

Chi tiét cac khodn cho vay ngdn han bang nguén tidn tir ti khiodn déng chii s& hivu tai ngay

31 thang 12 nam 2024:
Bén \én guan

Céng ty Thanh phd Xanh

Ciing ty Sinh Thal

Céhng ty Thai Son

Ciing ty Can Sl

Caing ty Thign Nign Ky

Cang ty SV Tay Ha Mol 2

Ciing ty KCH Vinhomes Hal Phang
Cong by Metropolis Ha MGl

Cdng by TPX Holding

Cang ty KCN Vinhomes

MBi quan hé

Cing ty con
Cong by con
Cing ty con
Cing ty con
Cang ty con
Cidng ty con
Cidng ly can
Cdng ty con
Ciing ty con
Cdng ty con

Sd dir vay
ftrigu VYND)
5,600,000
5.600.000
5,600,000
§.600.000
§,600.000
5.600.000
5.698.100
4.477.000
4.8500.000
#4.027.000

52.202.100

L&i sudl
[Mfndm)
12%
12%
12%
12%
12%
1 Hﬂ
12%
12%
12%
12%

Céng ty co quyén thu hdi khoan vay trwée han khi co yéu cau vdi dieu kién |a bén Cho vay
phai glri théng bao che Bén Vay trirde [t nhat hai (02) ngay lam vige,

Car khoan cho vay ngén han bang dang tién tir tai khodn déng chi s& hiu duge d&m bao
bang co phan cia mgt cong ty con.

Chi tiét cac khodn cho vay dai han khéng co tal s2n dam bao tai ngay 31 thang 12 nam 2024:

Bdn ién quan
Cang by S Tay Ha Nai 2

Cdng ly GS CO Chi
Cdng ty Bao Lal
Cang ty Triramg Thinh

Mdi quan hé
Céing ty con
Cing by con

Cang Ly con
Cdng by con

1.074.877

=]

54 dw vay
ftridu YND)
208,000

169,000
3877
3.000

L&f sual
{(Sadndm)

MNgay dde han

12%  Thang i nam 2026 Jén
thang 2 nam 2028

12% Thang 2 nam 2026
12% Théng 2 nam 2028
12% Thang 2 nam 2026

P T Y




Cong ty Cb phan Vinhomes

THUYET MINH BAD CAD TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thic cling ngay

3a

33.5

NGHIEP VU V&1 CAC BEN LIEN QUAN (tiép theo)

Cic giao dich vdil cdc bén lién gquan khic

BOS-DN

Thii lao chl trd cho cac thanh vign clia Héi ddng Quan tri cla Cang ty:

Gng Pham Thigu Hoa
Ba Nguyén Diéu Linh
Ong Pham Nhat Vuong
Ba Cao Thi Ha An_

Ba Mguyén Thu Hang
Ong Varun Kapur

Ong Mueen Uddeen
Ong Hoang D. Quan

TONG CONG

Chirc danh

Cha tich

Thanh vién

Thanh vign

Thanh vién

Thanh vién

Thanh vién doc |ap
Thanh vién d5c lap
Thanh vién ddc lap

Bon vl tinh; inéuy WND

Thu laa (%)

MNam nay Nam trude
B.724 §.866
3.218 3.136
1.286 Q968
1.350 1.979
1.491 1441
1.4971 1444
1.326 1.281

19.887 17.102

{*) Chi bao gém phén thil lao duwgc trd cho chirc danh tai Héi ddng Quan tri

Thu nhap chi tra cho Tong Giam dée va cac thanh vién quan Iy khice eda Cong ty:

Ba Nguyén Thu Hang

Chirec danh
Téng Giam Déc

Cac thanh vién quan Iy khac

TONG CONG

Thi lao chl tré cho Ban kigm soat ("BKS"):

Ba Nguyén L& Van Quynh Trudng BKS dén ngay

Ong Tran Minh Anh

Cac thanh vién BKS
TONG CONG

23 thang 4 nam 2025

Trudng BKS t ngay
23 thang 4 nam 2025

ar

Bon vi finh: tngu VND

Thu nhép
Aam nay N&m trirde
12.148 17.811
32,707 20 558

44.855 47.470

Elan vi tinh: trigu VND

MNam nay NE&m trude
310 -
144 312
454 Nz




Céng ty Cd phan Vinhomes BO9-DN

THUYET MINH BAO CAD TAI CHINH RIENG (tiép theo)
vao ngay 31 thang 12 narm 2025 va cho nam & chirh két thide clng ngay

34,

THONG TIN THEO BO PHAN

Cong ty lva chon cac hﬁ phdan theo Mnh vyc kinh doanh la b phan bao cao chinh yeu vi rii
ro va ty sust sinh & cla Cong ty bi tac déng chi y&u bdi nhing khac bigt vé san pham va
dich vy do Cong ty cung .:ép Céac hoatl dong kinh deanh cda Gﬂng ty duere th ehire va quan
ly theo tinh chat clia san pham va dich vu do Cang ty cung cap véi mai mot bo phan la mot
don vj kinh doanh chién lugc cung cap cac san pham va dich vu khac nhau va phuc vu cac
thi trieérng khac nhau, bao gom cac bd phan kinh doanh nhu sau:

= Kinh doanh chuyén nhugng bat déng san: bao gom hoat dgng chuyén nhugng céc hang
myc x&y dung g2 ban tai cac du &n bat déng san cla Cong ty clng nhw cac hoat ding
dau tw bat dong san khac;

»  Cung cap dich vy tur van va tang thau xay dung: bac gom hoat dang tong thau xdy dung
cho céc chil dAu t clng dich vu tu van thigt ké va gidm sal thi cdng cho céc dif an bat
déng san cda Tap doan;

» Hoat ddng tu van ban hang: bao gbm cung cap dich vu L van ban hang; méi gidi ban
hang cho céc du &n bat dong sén cla céc chi dau tw.

» Céac hoat ddng kinh doanh khac: bao gdm eung r.ép dich vy quan Iy, phat trién dy an cho
cac cang ty con; dich vy quan ly bat dgng san va cac dich vu lién quan; cung cip dich vy
cho thug bt dong san dAu tu va cac dich vu lién quan; va céc dich vy khac,

Gia ap dung cho cac giao dich gitra cac bd phén dugc xac dinh trén co s& khach quan trong
tr nhu' vaéi cac bén thd ba. Doanh thu, chi phi va két qua hoat dong kinh doanh cla cac ba
phan bao gom cac glao dich gitra céc bd phan. Cac giao dich nay duge loai trir khi 18p bao
cao t&i chinh rigéng.

Ban Téng Giam ddc cling xac dinh hoat dong chi yéu tao ra deanh thu va |t nhuan che Céng

ty la trong 1&nf thd Viet Nam. Theo dé, Cang ty khéng trinh bay théng tin b6 phan theo khu
virc dja Iy,

g8

lied TH 2 S120
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Cong ty Cd phan Vinhomes B0S-DN

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

34,

35.

THONG TIN THEQ BQ PHAN (tiép theo)

(i) Thu nhap/{chi phi) khéng phéan bd chi véu bao gbm doanh thu tai chinh, thu nhap khae,
chi phl tal chinh, chi phi quan Iy doanh nahiép va chi phi khae.

{ii) Tal sdn khong phan bd chi y&u bac gdm lién va cac khoan twong duong tién, cac khoan
ph&i thu khéc, chi phi tra trwde, phéi thu v& cho vay, du phang phdi thu ngan han kho
ddi, tai san khac, dau tu ndm gidr dén ngay dao han, déu tw véo cong ty con, dAu e vao
cac cong ty lién két, dau b gap von vao don v| khac, tai san ¢o dinh vé hinh va tai san
thué thu nhap hoan lal.

{iil) Nor phéi tra khéng phan b chi yéu bao gém thué va cac khodn phai ndp Nha nwdc, chi
phi I8l vay trich trudic, ehi phi trich trergee khae, phai tré khéc va vay va ng thué tai chinh.

CAC CAM KET VA CAC KHOAN NO' TIEM TANG

Cam két thué hoat déng

Céng ty, Ia bén di thug, da ky két cac hop déng thué dat va mét so hop dong thué hoat dong
khac veri 56 tién thué 16l thieu theo cac thoa thuan nay vao ngay két thic ky ké toan nhur sau:

Bon vi tinh: trigu VIND

Sé cudi ném S6 dau nam
Bén 1 nam B4 497 89,780
Trén 1 dén 5 ndm 144,208 206.308
Trén 5 nam 1.6711.721 1.600. 767
TONG CI:] NG 1.820.516 1.896.845

Cam két cho thué hoat déng

Cong ty, & bén cho thug, @3 ky két cac hop déng cho thué vin phong va cac bat dang san la
cac can ho, nha phd thwong mai va biét thu theo cac théa thuan cho thué hoat dong. S0 tien
thué 161 thidu theo cac thod thudn néy vao ngdy két thic ky k& toan nhu sau;

Eon vi tinh: gy VND

54 cudi n&m 54 ddu ndm
P&n 1 nam 519.916 411.345
Trén 1 d&n 5 nam 1,247 880 1.361.112
Trén 5 n&m 1.495.136 1.502.141
TONG CONG 3.262.932 3.274.598
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Céng ty Co phan Vinhomes B0Q-DN

THUYET MINH BAD CAQ TAI CHINH RIENG (tigp theo)
vao ngay 31 thang 12 n&m 2025 va cho nam tai chinh ket thiic cing ngay

35.

CAC CAM KET VA CAC KHOAN NOQ TIEM TANG (tiép theo)
Cdc cam két lién quan dén cac hoat dong dau twr xay dumg va phat trién dw an

Céng ty d& ky k&t mot sb hop ddng Jién quan dén viéc trién khal cac dy an bat ddng san.
Tong so von cam két theo nhing hop dong nay tai ngay 31 thang 12 nam 2025 wéc tinh |4
09,627 ty VMD (tal 31 thang 12 nam 2024 la: 5876 ty WND).

Cam két lién quan dén théa thudn chuyén nhuong cé phén

Céng ty, A3 ky két hop ddng chuyén nhwong vdn voi mét sd doi tac doanh nghigp. Tal ngay
31 thang 12 ném 2025, khoan cxam két con lai ma Cang ty phai chi tra theo hop dbng nay |3
1,973 tf VND.

Cam két lién gquan den cac ;:a?p dong hop tac kinh doanh chia sé lgi nhudn cho doi tac
va cam két khac lién quan dan cac dw dn bat ddng san

Céng ty da ky ket cac hop dﬁng hep tée kinh doanh vi cac dol tac. Theo dé, Cang ty cam
két chia s& lol nhuan, hoan tra von gop va cac cam két theo thési han quy dinh trong hep dang.

Cang ty d3 ky hop dong hop tac kinh doanh véi médt edng ty trong cing Tap doan cho muc
dich hep tac kinh deanh cau phén Khu vui chel gidi tri, nha & va cang vién sinh thal dao Va
Yé&n trong dir an Vinhomes Royal Island WV Yén. Tal ngay 31 thang 12 ndm 2025, khoan cam
ket gop von theo hop ddng hop tac kinh doanh ma Céng ty con phai chi tréd 1a 7472 ty VND.

Ngoai ra, Cong ty d3 ky Thoa thuan dau tu khung vl mot ddi tac cho mdt phan dir an bat
dang san ma mat cong ty con lam chd dau tu. Theo théa thuan nay, doi tac cé quyén hudng
co tirc cd dinh va cb toe thudng.

Cam két lién quan dén céc dir dn lién danh phat trién bat déng san

Cang ty da nhan dwoc chap thudn lign danh véi céc 4ol tic dé tri thanh nha dau tu thue hign
mot s dir an bat dong san. Theo 44, Cong ty va cac déi tac sé thue hiégn gop von theo tj 18
duwrere quy dinh tai cac van ban lién quan dugre ban hanh bdi cac co quan Nha nuoc co tham
guyén tweng ong véri 15% tdng von dau tur cla cac du an lien danh.

Cac cam két dit coc cho myc dich ky két hop ddng hop téc dau twr cdc dy én bat déng
sdn

Cang ty da ky ket Thda thudn nguyén tac véi mat déi tac doanh nghiép trong Lién danh cho
mic dich phét trign maét s& du &n bAt dng san, vei tang s0 tién dat coc 14 113.403 ty VND.
Tai ngay 31 thang 12 nam 2025, khodn cam k&t con lal ma Cdng ty phal chi tré theo thoa
thu&n ndy 1& 60.950 tj VND.

Cang ty da ky két thaa thuan nguyén tic véi mot so dbi tac 13 cac 10 chivc kinh t2 s& hiru mat
st dir &n bt dong san tiém nang. Tal ngay 31 thang 12 ndm 2025, khodn cam két con lal ma
Cang ty phal chi trd theo cac thda thuan nay 1a 2,680 ty VND.

Cédc cam két bao lanh thanh todn cho mat s6 céng ty con

Tal ngay 31 thang 12 nam 2025, ﬂﬂ:g ty bdo |anh nghia vy thanh toan cho mot st thda thuan
vay/lrai phléu/thir tin dung cla moét sé céng ty cen, Téng nghia vu thanh toan dwoc bdo [&nh
tai ngay 31 thang 12 nam 2025 ia khodng 3.955 ty VND,

Cam két dat coc cho myc dich mua sam tai san

Trong thang B nam 2025, Cong ty da ky két mot sé thda thuan vai mat d6i tac d& mua mot so

t4i s&n phuc vi che muc dich van chuyén. Tal ngay 21 thang 12 ndm 2025, khodn cam ket
con |ai ma céng ty phéi thanh todn 14 38.354.150 EUR
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Coéng ty Cé phan Vinhomes B09-DN

THUYET MINH BAD CAO TAI CHINH RIENG (tiép theo
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh ket thic cing ngay

35.

36.

CAC CAM KET VA CAC KHOAN NQ' TIEM TANG (tigp theo)

Cam két theo hop dong hé tro ldi sudt cho khéch mua can hd, bigt thy tai mét sé dy
an bat déng san

Cang ty da ky két mat s thda thuan ba (3) bén véi cac khach hang mua cin hd, bigt thu tai
mat s6 dy an bat dang sdn vél mot s6 ngan hang cho céc khach mua biét thyy, can hd nay.
Theo cac thoa thuan nay, Cong ty sé ha tre chi trd mat phan |&i sudt theo cac hop déng tin
dung gitra khéch hang va ngén hang trong thai han quy dinh béi thoa thuan.

Cam két str dung tai sdn dé dam bao nghia vy thanh toan cia Céng ty va cac Céng ty
trong cung tap doan

Céng ty da sl dung t&i sdn cla Céng ty & dam bao cho cac khoan phai tra, khoan vay cla
Céng ty va cac cong ty trong clng tap doan.

Cam két sir dung tal san dé dam bao nghfa vy thanh toan cda cac dol téc doanh nghiép
Cang ty 43 cam két sir dung tai san cia Cong ty dé dam béo cho cac khodn vay lién quan
dén viéc nhan dat coc tlr cac dbi tac doanh nghigp d& chuyén nhirong di an,

THONG TIN BO SUNG VE BAD CAO LU'U CHUYEN TIEN TE RIENG

Son v fnh; triéu VND

Aam nay Ndm trude
Sd tién d@i vay thyre thu trong nam:
Tién thu tir di vay theo kha vgc théng thudng 254 435 B20 B0.068.226
Ti&n thu tir phat hanh trai phiéu theéng 21.540.000 20.201.150
Sé tién da thiee tra goc vay trong nam:
Ti&n trd ner gbc vay theo khé wdre thang thueng (265.171.104) (57.286.473)
Tién tra no gifll:: frai phJHu thudmg (9.000.000) (4.440.000)
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Céng ty Cb phan Vinhomes BOS-DN

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

37.  CAC SU KIEN PHAT SINH SAU NGAY KET THUC KY KE TOAN NAM

Ngoal cac sir kign phat sinh sau ngay ket thic ki ke toan nam @3 dugce trinh bay trong cac
thuyét minh khac clia béo céo tal chinh riéng, khang cd sir kign nac khac phat sinh sau ngay
két thie ky ké toan rigng y&u cAu phai durec digu chinh hay trinh bay trong bae cdo tai chinh
rigng coa Cong ty

Ha Ngl, Vit Nam
gy 20 thang 3 nam 2026

Nguy&n Thi Thu Thao P8 Birc Hidu Nauven Thu Ha
Ngu'di [ap Ké toan trudng /"}/II
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Vinhomes Joint Stock Company

GENERAL INFORMATION

THE COMPANY

Vinhames Joint Stock Company (“the Company®) is a joint stock company incorporated under the Law
on Enterprise of Vietnam pursuant to the Business Registration Certificate No. Issued by the Hanai
Department of Finance {formerly the Hanoi Department of Planning and Investment) on 6 March 2008
and the Enterprise Registration Certificate No. 0102671977 dated 5§ August 2010 on registration of a
shareholding company. The Company also subseguently received amended Enterprise Registration
Certificates with the 38" amendment dated 29 April 2025 as the latest.

The current principal activities of the Company are to develop real estate property for sale, provide
leasing of offices, render real estate management and related services, provide general contractar
services, consulting and designing construction services, supervision and construction management
servicaes.

The head office of the Company is located at Symphany Office Tower, Chu Huy Man Street, Vinhomes
Riverside Eco-Urban Area, Phuc Lol Ward, Hanel, Vietnam and iis lwo independent branches are
located at Ha Noi streal, Hong Bang Ward, Hal Phong City, Vietham and at the Dream City Eco-Urban
Project in Nghia Tru Commune, Hung Yen Province, Vietnam.

Vingroup JSC is the parent company of the Company. Vingroup JSC and Its subsidiaries are hereby
collectively refarred to as "the Group”.

BOARD OF DIRECTORS

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

Mr. Pham Thieu Hoa Chalrman

Ms. Mguyen Dieu Linh Member

Mr. Pham Nhat \Vuong Member

Ms. Cao Thi Ha An Membear

Ms. Nguyen Thu Hang Member

Mr. Warun Kapur Independent member
Mr. Mueen Uddeean Indepandent member
Mr. Hoang D. Quan Indepandent member
SUPERVISORY BOARD

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

hr. Tran Minh Anh Head of the Supervisory Board Appointed on 23 April 2025
Ms. Nguyen Le Van Quynh Head of the Supervisory Board Resigned on 23 April 2025
Ms. Pham Ngoc Lan Member

Ms. Hoang Thi Phuong Membar Appolnted on 23 April 2025
Ms. Le Thi Duyan Meambear Resigned on 23 April 2025

THE MANAGEMENT

Members of the management during he year and al the dale of this report ara;

Ms. Nguyen Thu Hang Chief Exacutive Officer

Ms. Mai Thu Thuy Deputy Chief Executive Officer

Mr. Dang Minh Hal Deputy Chief Executive Officer

Wr. Pram Yan Khuong Daeputy Chief Executive Officer Resigned on 9 August 2025
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Vinhomes Joint Stock Company

GENERAL INFORMATION (continued)

LEGAL REPRESENTATIVES

The legal represantatives of the Company during the year and at the date of this report are:
Mr. Prham Thieu Hoa Chairman

Ms. Mguyen Thu Hang  Chiefl Executive Officer
Mr. Dang Minh Hal Deputy Chief Executive Officer

AUDITOR

The auditor of the Company Is Emst & Young Vietnam Limited.
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Vinhomes Joint Stock Company

REPORT OF THE MANAGEMENT

The Management of Vinhomes Joint Siock Company (*the Company”) Is pleased (o present this report
and the separate financial statements of the Companry for the year ended 31 December 2025,

THE MANAGEMENT'S RESPONSIBILITY IN RESPECT OF THE SEPARATE FINANCIAL
STATEMENTS

The Management Is responsible for the separate financial statements of sach linancial year which
give a tre and fair view of the separale financial position of the Company and of the separate resulis
of its operations and its separate cash flows for the year. In preparing those separate financial
statemeants, the Managemenl is required to:

» selecl suilable accounting policies and then apply them consistently;
» make judgements and estimates that are reasonable and prudent;

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

» prepare the separate financial statements on the going concern basis unless it Is inappropriate to
prasumes thal the Company will continue its business.

The Management is responsible for ensuring that proper accounting records are kepl which disclose,
with reasonable accuracy al any time, the separate financlal position of the Company and for ensuring
that the accounting records comply with the applied accounting system, It is also responsible for
safeguarding the assets of the Company and hence for {aking reasonable steps for the prevention
and detection of fraud and other iregularities.

The Management confirmed that it has complied with the sbove requirements in preparing the
accompanying separate financlal slatements.

STATEMENT BY THE MANAGEMENT

The Management does hersby state thai, in ils opinion, the accompanying separate financial
staternents give a true and fair view of the separate financial position of the Company as at 31
December 2025 and of the separate resulls of its operations and its separate cash flows for the year
then ended In accordance with Vietnamese Accounting Standards, Vietnamese Enlerprise Accounting
System and the statulory requirements relevant to the preparation and presentation of the separate
financial statements.

The Company has subsidiaries as disclesed in the separale financial statemants. The Company
prepared these separate financial statements in accordance with Vietnamese Accounting Standards,
Vietnamese Enterprise Accounting System, and the relevant legal regulations on the preparation and
presentation of the separate financial statements. In addition, the Company has also prepared the
consolidated financial statements of the Company and its subsidiaries for the year ended 31
December 2025 dated 20 March 2026 in accordance with the above prevailing regulalions an the
preparation and presentation of the consclidated financial statements,




Vinhomes Joint Stock Company

REPORT OF MANAGEMENT (continued)

STATEMENT BY MANAGEMENT (continued)

Users aof the separate financial statemants should read them togsther with the sald consolidated
financlal statemants in order to ohtain full infermation on the consolidated financial position, the
consolidated resulls of operations and the consolidated cash flows of the Company and its
subs|diaries.

NduyerThu Hang
Chlef Executive Officer /’?/

Hanal Vietnam

20 March 2026




Ernst & Young Yietnam Limit=d Tel: +B4 20 3824 5252
Z M Triew Slrool, 58 Gop Ward Email; ay herme 3. ey.com
Ho Chi Minh City, Vistnam Website (EMI: ey.comezn_yn
Wt (le (VN0 eveombddn
Shape the future

with confidence
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INDEPENDENT AUDITORS' REPORT

To: The Shareholders of Vinhomes Joint Stock Company

We have audited the accompanying separate financial statements of Vinhomes Joint Stock Company
(“the Company") as prepared on 20 March 2026 and set oul on pages 7 o 86, which comprise the
sgpardate balance shest as at 31 December 2025, the separate income statement and the separate cash

flow statement for the year then ended and the notes thereto. ﬁ
=
Management's responsibifity G
WManagement is respensible for the preparation and true and falr presentation of these separate financial EY0
statemants in accordance with Vietnamese Accounting Standards. Vietnamase Enterprise Accounting -
System and the statutory requiraments relevant o the preparation and presentation of the separate "HA
financial statements, and for such Internal control as management determines is necessary (o enable the >
preparation and presenlation of the separate financial statements that are free from material g

misstatement, whether due to fraud or error
Auditors' responsibility

Cur responsibility |8 1o express an opinion on (hese separate financial statements based on our audit
Wa conducted our audit in accardance with Vietnamese Standards on Auditing. Those standards require
that we comply with ethical requirements and plan and perform the audit to obtain reasonable assurance
about whether the separate financial statements are free from material misstatement

&n audit involves performing procadures to obtain audit evidence about the amounis and disclosures in
the separate financial statements. The procedures selected depend on the auditors' judgment, including
the assessment of the risks of material misstatement of the separate financial staterments, whether due
to fraud or error. In making those risk assessments, the audiors consider internal contral relevant (o the
Company's preparation and true and fair presentation of the separate financial stalements In order to
design audit procedures that are appropriate in the circumstances, but not for the purpoase of expressing
an opinion on the effectiveness of the Company's internal cantrol. An audit also includes evaluating the
appropriatenass of accounting policies used and the reasonableness of accounting estimales made by
managemeant, as well 2s evaluating the overall preseniation of the separate financial statements.

We believe that the audit evidence we have chigined is sufficient and appropriate o provide a basis for
our audit cpinian.

Aomammaar frm of st & Yooeg Gohel Lisiless
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Opinion

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

Pham Viet Anh

Auditor

Audit Practising Registration
Certificate No, 2598-2023-004-1 Certificate No. 5066-2022-004-1
Hanal, Vietnam
23 March 2028
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Vinhomes Joint Stock Company

SEPARATE BALANCE SHEET
as at 31 December 2025

BO1-DN

Currency. miflion VND

Code | ASSETS MNotes Ending balance | Beginning balance
100 | A. CURRENT ASSETS 370,623,744 250,759,416
110 | L. Cash and sash equivalents 4 47,738,170 26,608,485
111 1. Cash 16,948,142 19,794,899
112 2. Cash equivalents 30,700,028 5,903,586
120 | . Short-term investments 1,352,185 3,154, 587
121 1. Held-for-trading securities - 2,028,250
123 2. Held-to-maturity investments 5 1,352,185 1,128,337
130 | [il. Cuwrrent accounts receivable 180,374,822 184,186,086
131 1. Shori-term trade receivablas 6.1 16,575,452 15,800,757
132 2. Short-term advances io

suppliers 6.2 61,362,726 21,642 184
135 3. Short-term loan receivables T 13,176,915 B2 746,033
136 4. Other short-term receivables a8 89,338,253 54,051,266
137 8,  Provision for doubtful short-

lerm recelvables g (76,564) (154,154)
140 | IV. Inventaries 10 63,432,101 22,033,514
144 1. Inventories 63,434 616 22,036,029
148 2. Provisions for obsolele

inventories (2,515) (2,515)
150 | V. Other current asseis 77.726,466 14,686,744
151 1. Shart-lerm prepaid expenses 11 1,053,254 505,604
155 2. Other current assels 12 76,673,212 14,090,940




Vinhomes Joint Stock Company

SEPARATE BALANCE SHEET (continued)
as at 31 December 2025

BO1-DN

Currency: million VND

Code | ASSETS Notes Ending balance | Beginning balance
200 | B. NON-CURRENT ASSETS 219,748,940 185,979 444
210 | I. Long-term receivables 36,652,626 68,989,043
215 1. Long-term loan receivables 7 6,860,858 1,077,716
216 2. Other long=term recelvables B 20,701,768 67,911,327
220 | N. Fixed asseils 4,288,350 2424177
221 1. Tangible flxed assels 13 4208123 2,408,281
222 Cost 4,804,233 2,872,619
223 Accumulated depreciation (596, 110) {464,338)
227 2. Intangible fixed assets 81,227 15,806
228 Cosl 263, 464 184 724
229 Acoumulated amortisalion {182,237} (166,828)
230 | . Investment properties 14 2,893,128 3,829,851
231 1. Cosl 5,418,527 5,596,951
232 2. Accumulated depreciation (2,526,3499) (1,767 000)
240 | IV. Long-term assels in progress 13,999,673 4,720,878
242 1. Construction In progress 16 13,999,613 & 720,878
250 V. Long-term investments 17 58,886,958 74,050,999
281 1. Investments in subsidiaries 171 90,262,610 66,076,488
252 2. Investments in associales 17.2 87,901 87,89
253 3. Investments in other entities 17.3 B.O70,243 8,141,588
254 4. Provision for long-term

Investments 174 (235,586) (256,086)

255 5. Held-lo-maturity investmants 1,000 1,000
260 | VI. Other long-term assets 63,027,265 31,864,396
261 1. Long-term prepaid expenses 11 801,352 810,682
262 2. Deferred tax assels 323 522,839 650,445
268 3. Other long-term assets 12 61,613,074 30,503,268
270 | TOTAL ASSETS 590,372,684

436,738,860
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Vinhomes Joint Stock Company

SEPARATE BALANCE SHEET (contin Ued)
as at 31 December 2025

BO1-DN

Currency: milfion WND

Code | RESOURCES Notes Ending balance | Beginning balance
300 | C. LIABILITIES 417,640,988 299,897,327
310 | . Current liabilitfes 315,335,770 226,821,394
an 1. Short-term trade payables 18,1 10,107,410 14,004,586
312 2. SBhort-term advances from

customers 18.2 151,544,369 32,082 006
313 3. Statutory obligations 19 5,637,045 10,546,738
315 4. Short-term accrued expanses 20 33,303,654 28,947 523
318 5. Short-term unearmed

reventLes 21 23317 342 344
319 6. Other short-term payahles 22 T4 640,609 98,317,413
320 7. Short-term loans 23 39,654,152 44,154 420
321 B. Shori-term provisions 24 210,380 446,365
330 | . Non-current [iabilities 102,305,218 73,075,933
333 1. Long-term accrued expenses 20 22077 B11,659
336 2. Long-lerm unearned

reventes 21 213,565 282193
337 3. Other long-term liabilitiss 22 27,698,783 4,863,141
338 4. Long-term loans 23 72,526,976 65,467,900
342 5. Long-term provisions 24 1,843,817 1,841,040

=2 _ 2\2)\
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Vinhomes Joint Stock Company

SEFARATE BALANCE SHEET {continued)
as at 31 Decembear 2025

BO1-DN

Currency: miflion WD

S

[
Code | RESOURCES hiotes Ending balance | Beginning balance
400 | D, OWNERS' EQUITY 172,731,696 136,841,533
410 | I. Capital 25 172,731,696 136,841,533
411 1. Issued share capital 41,074,120 41,074,120
411a - Orlinary shares wilth
voting rights 41,074,120 41,074,120
412 2. Share premium (7,080,610) (7,050,610)
420 3. Other funds belonging to
owners' equity 35,000 30,000
421 4, Undistributed earnings 138,873,188 102,788,023
427a - Undistributed earnings by
the end of prior year 102,793,023 B9, 823,851
4210 - Undistributed garnings of
ctirrent year 35,820,163 32,864,172
440 | TOTAL LIABILITIES AND
OWNERS' EQUITY 590,372,684 436,738,860
Hanezi, Vietnarm

AN, 20 March 2026

Nguyen Thi Thu Thao

Preparer

En'l:luc Hieu

Chief Accauntant
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Vinhomes Joint Stock Company

SEPARATE INCOME STATEMENT
for the year endad 31 December 2025

BO2-DN

Cutrency: million VND

Code | ITEMS Notes Current year Pravious year
01 | 1. Revenue from sale of goods and
rendering of services 26.1 75,674,480 74,122,667
02 | 2. Deductions 26.1 - -
10 | 3. Metrevenue from sale of goods and
rendering of services 26.1 76,674,450 74,122,667
1 4. Costof goods sold and services
rendered r i (55,026,048) (54,628,736)
2
20 | 5. Gross profit from sale of goods and =
rendering of services 20,648,442 19,493 931 Y
21 6. Finance income 26.2 32,587,730 27,103,243 oup
22 | 7. Finance expenses 28 (15,308,642) (8,977,562) AM
23 In which; Interest expenses and bond _,.-ﬁ
issuance costs (12,533,974) (8,052 691) O
25 | B. Selling expenses 28 (1,173,754} {2,810,964)
26 | 9. General and administrative
exXpenses 29 {1,770,452) (3,123,830)
a0 10. Operating profit 34,983,324 30,684,818
31 | 11. Otherincome ao 4,431,895 6,796,323
32 | 12. Other expenses 30 (644,138) (838,618)
40 13, Other profit 3,787,757 5,957,815
50 | 14. Accounting profit before tax 38,771,081 36,642,633
81 15. Current corporate income tax
expense 324 (2,753,312) (3.685,131)
52 | 16. Deferred tax (expense)income 32.3 (127,608) 6,670
60 | 17. Net profit after corporate income tax 35,890,163 32,964,172

Haral, Vistnam

20 March 2028

Nauyen Thi Thu Thao

Preparer

Do Duc Hieu i A1ang
Chief Accountant utive Officer /—7/’—
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Vinhomes Joint Stock Company

SEPARATE CASH FLOW STATEMENT
for the year anded 31 December 2025

B03-DN

|
Nnreq Current year

Code | ITEMS
. CASH FLOWS FROM OPERATING
ACTIVITIES
01 | Profit bafore tax
Adjustments for:

o2 Depraciation of tangible fixed assets and
investmenl properties and amortisation of
intangible fixed assets

03 (Reversal of provisions )pravisions

04 Foreign exchange losses arising from
revaluation of monetary accounts
denominated in foreign currency

05 Profits from investing activitles

06 Interest expenses and bond Issuance costs

08 | Operating profit before changes in working

capital

09 Increase in receivables

10 (Insrease)/decrease In inventories

1 Increase in payables (other than interest,
corporate Income tax)

12 Increase in prepaid expenses

13 Decrease in held-for-trading securities

14 Interest paid

15 Corporate income tax paid

20 | Net cash flows from operating activities

. CASHFLOWS FROM INVESTING
ACTIVITIES

21 Purchase and construction of fixed assets
and ather long-term assels

22 Proceeds from disposals of fixed assets and
other long-term assets

23 Loans to other entities and payments for
purchase of debt instruments of other entities

24 Collectlons from borrowers and proceeds
from sale of debl instruments of other entities

25 Payments for investments in other entities

26 Proceeds from sale of investments in other
anlities

27 Interest and dividends received

30 | Net cash flows used in investing activities

|

M

28

19

38,771,081

1,103,602
(226,764)

20,203
(35,580,201}
12,533,874

16,612,595
(33,115,784)
(41,832 518)
115,138,674
{538,121)
2,028,250
(12,844 275)

(4,880,728)

40,588,297

{20,835,010)
29,170
(63,359, 049)

138,045,602
(127,253 508)

18,246,673
33,772,755

(21,353,337)

Currency. million WYND
|

Pravious year

36,642,633

346,639
127,479

242,005
(30,822,375)
8,052,691

14,589,072
(36,942 008)
9,665,683

40,984 882
{162,128)

(8,451,249)
(9,455,307)

10,228,945

(3,483,520)
2007312
(95,479, 148)

20,383,351
(25,841,718)

48,239,587
20,671,638

(24,502 ,497)

i2
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Vinhomes Joint Stock Company BO2-DN

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

Currency: milllon VND

Code | ITEMS Notes Currenl year Previous year

. CASH FLOWS FROM

FINANCING ACTIVITIES
32 Capltal redemption - (10,485,188)
a3 Drawdown of borrowings 275,975,829 100,269,378
34 Repayment of horrowings (274,171,104) (61,726,473)
40 | Net cash flows from financing
activities 1,804,725 28,057,715
50 | Netincrease in cash for the year 21,039,685 13,784,163

60 | Cash and cash equivalents at the
beginning of the year 26,698,485 12,914,322

70 | Cash and cash equivalents at the
end of the year L 47,738,170 26,698,485

Hanol, Vietnam

20 March 2026

Nguyen Thi Thu Thao Do Duc Hieu Wﬂ‘ﬁu Hang
Praparer Chief Accountant Chief Exscutive Officer

13

~—


EV982DT
Stamp


Vinhomes Joint Stock Company B0Y-DN

NOTES TO THE SEFARATE FINAMNCIAL STATEMENTS
as at 31 December 2025 and for the year then ended

1. CORPORATE INFORMATION

Vinhomes Joint Stock Company ("the Company") is a joint stock company incorporated under
the Law on Enlerprise of Vietnam pursuant te the Business Regisiration Certificate No.
0103022741 |ssued by the Hanol Department of Finance (formerly the Hanoi Department of
Planning and Investment) on & March 2008 and the Enterprise Registration Certificale No,
0102671877 dated 5 August 2010 on registration of a shareholding company. The Company
also subsequently received amended Enlerprise Registration Certificates with the 30th
amandment dated 29 April 2025 as the |atast.

The company's shares were officially listed on the Ho Chi Minh City Stock Exchange ("HOSE")
from 7 May 2018, according to Decision No.158/QB-SGDHCM issued on the same day.

The current principal activities of the Company are to develop real estate property for sale,
provide leasing of offices, render real estate management and related services, provide
general contractor services, consulting and designing construction services, supervision and
construction management services,

The head office of the Company is located at Symphony Office Tower, Chu Huy Man Street,
Vinhomes Riverside Eco-Urban Area, Phuc Loi Ward, Hanol, Vietnam and Its two independent
branches are located at Ha Noi straat, Hong Bang Ward, Hal Phong City, Vietnam and at the
Dream City Eco-Urban Project in Nghia Tru Commune, Hung Yen Province, Vietnam,

Vingroup JSC Is the parent company of the Company. Vingroup JSC and its subsidiarias are
hereby referred as “the Group”,

The Company's normal course of business cycle of real eslate development activity begins
when the Company s approved as invesiors of the projects and carries out land clearance
and construction works until the project is completed and handover to customers. Accordingly,
the normal course of business cycle of real estate development activity can extend beyond
12 months,

The Company's normal course of business cycle of other activitles is normally within 12
maonths.

The number of the Company's employees as al 31 December 2025; 12,799 (31 December
2024: 11,815).

Corporate structure
As al 31 December 2025, the Company has 43 subsidiaries (as al 31 December 2024; 44
subsidiaries). The informalion on lhese subsidiaries and thelr short names, along with the

Company's direct and indirect voting rights and direct and Indirect equity interes! in each
subsidiary are detailed in the Appendix 1.
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Vinhomes Joint Stock Company B0B-DN

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

21

2.2

2.3

2.4

2.5

BASIS OF PREPARATION
Purpose of preparing the separate financial statements

The Company has subsidiaries as disclosed in Note 17.1 and Appendix 1. The Company
prepared these separate financial statements In accordance with Vietnamese Accounting
Standards, Vietnamese Enterprise Accounting System, and the statutory requirements relevant
to the preparation and presentation of separate financial statements. In addition, as required by
these regulations, the Company has also prepared the consalidated financial statements of
the Company and its subsidiaries for the year ended 31 December 2025 dated 20 March 2026
i accordance with the above prevailing regulations on the preparation and presentation of
consolidated financial statements,

Users of the separale financial statements should read them together with the said
consclidated financial statements In order to obtain full information on the consolidated
financial position, the consolidated results of operations and consolidated cash flows of the
Company and its subsidiaries.

Accounfing standards and sysfem

The separate financial slalements of the Company are expressed in Vietnam daong ("VND")
and prepared in accordance with Vietnamese Enterprise Accounting Systam and Vieinamese
Accounting Standards issued by the Ministry of Finance as per.

» Decision No. 149/2001/QD-BTC dated 31 December 2001 on lhe |ssuance and
Promulgation of Four Vietnamese Accounting Standards (Series 1)

» Decision No. 166/2002/QD-BTC dated 31 December 2002 on the [ssuance and
Promulgation of Six Vietnamese Accounting Standards (Series 2);

» Declsion No. 234/2003/00-BTC dated 30 December 2003 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 3);

» Declsion No. 12/2006/QD-BTC dated 15 February 2005 on the |ssuance and
Promulgation of Six Vietnamese Accounting Standards (Series 4); and

» Decision No, 100/2005/QD-BTC dated 28 December 2005 on the Issuance and
Promulgation of Four Vietnamese Accounting Standards (Series 5).

Accordingly, the accomparying separate financial statements, including their utilisation are
not designed for those who are not informed about Vietnam's accounting principles,
procedures and practices and furthermore are not intended to present the separate financial
position and separate results of operations and separate cash flows of the Company in
accordance with accounting principles and practices generally accepted in countries other
than Vietnam.

Applied accounting documentation system
The Company's applled accounting documentation system is the General Journal.
Fiscal year

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

Accounting currency
The separate financial statements are prepared in VND which is also the Company's
accounting currency. For the purpose of presenting the separate financial statements as at

31 December 2025, the figures are rounded to the nearest milllon and presented in millions
of Vietnam dong {"million WYND").
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Vinhomes Joint Stock Company BOg-DN

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

2.6

3.1

3.2

BASIS OF PREPARATION (continued)
Accounting regulation issued but not yet effective

On 27 October 2025, the Ministry of Finance issued Circular No. 98/2025/TT-BTC providing
guidance on the enterprise accounting regime (*Circular 98°), replacing Clrcular Mo.
200/2014(TT-BTC providing guidance on the enterprise accounting regime Issued by the
Ministry of Finance on 22 December 2014 and several other related regulations. Circular 99
takes effect from 1 January 2026 and applies to enterprises with a financial year beginning on
or after 1 January 2026.

The Company is in the process of assessing the impact of Circular 99 on the preparation and
presentation of its separate financial statements and will implement Circular 99 for the
financial year ending 31 December 2024,

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash at banks and short-term, highly
liquid investments with an original maturity of not more than three manths and investments
with maturity of not more than three months since invesiment date that are readily corvertible
into known amounts of cash and that are subject ta an insignificant risk of change in value.

Cash and cash equivalents also include cash in operating joint bank accounts between lhe
Company and counterparty when the Company assesses lo have control over these
accounts.

Inventaries

Inventories are measured at their historical costs. The cost of inventories comprises costs of
purchase, costs of conversion (including raw materials, direct labor cost, cther directly related
cost, manufacturing general overheads allocated based on the normal operating capacity)
incurred In bringing the inventories to their present location and condition.

In case the nat realizable value is lower than the original price, it must be calculated according
to the net realizable value.

Net realisable value ("MRV") represents the estimated selling price In the ordinary course of
business less the estimated costs to complete and the estimated costs necessary to make
the sale.

nvenlory property

Property acguired or being constructed for sale in the ordinary course of business, rather tharn
\o be held for rental or capital appreciation, is held as inventory property and |s measured at
Ihe lower of cost and NRV.

Cost of inventory properly comprise direct cost:
» Purchase cost, freehold, leasehold and development rights for land;
» Amounts payable/paid lo contractors for canstruction; and

» Borrowing costs, planning and design costs, costs of site preparation, professional fees
for legal services, property transfer taxes, construction overheads and ather related costs.
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Vinhomes Joint Stock Company BOS-DN

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

3.2

3.3

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

inventories (continued)

Inventory property (continued)

Net reallsable value |s the estimated selling price In the ordinary course of the business, based
or market prices at the reporting date, and |ess cost to complete and the estimated selling
price.

The cost of Inventory property sold recognised in the separale income statement based on
specific Identilication method.

Construction lnventory

The Company uses perpetual method to record raw materials and merchandise which are
valued at cost of purchase on a welghied average basis.

Work In progress of construction contracts comprises cosls of materfals, labour costs,
construction costs payable to sub-coniractors and other related costs which have not been
accepted by the nvestors &l the date of the separate financlal statements.

Provision for absolete inventories

An inventory provision is made for the estimated loss arising due to the impairment of value
(through diminution, damage, obsolescence, etc.) of finished goods, and other Inventories
owned by the Company, based on appropriate evidence of impairment available al the
separate balance sheet date.

Increases or decreases to the provision balance are recorded |nto the cost of goods sold
account in the separate income statement. When inventories are expired, obsolescence,
damage or become useless, the difference between the provision previously made and the
historical cosl of invenlories are Included in the separale income slatement.

Receivables

Receivables are presented in the separate balance shest at the carrying amounts due from
customers and other deblors, after provision for doubtful debls.

The Company coniributes assels into Business and Investment Co-operation Conlracts,
including shopping malls, in which corporate counlerparties have the right to operate, exploit
and manage these components since the commencement of operation, and the Company is
antitled to receive a portion of shared prafits from operation. Under such cireumstances, the
Company's capital contribution into the Business and Investment Co-operation Confracts will
be recognised in other recelvables on the separale balance sheel at the time the Company
hands over the assets to operate and explolt, and the contributed assets are written down
correspondingly,

The provision for doubtiul debts represents amounts of culstanding receivables at the
separate balance sheet date which are doubtful of being recovered. Increases or decreases
to the provision balance are recorded as general and adminisirative expense in the separate
income statemant, When bad debis are determined as unrecoverable and accountant writes
off those bad debts, the differences between the provision for doubtiul receivables previously
made and hislorical cosl of receivables are included in the separale income stalemenl.
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Vinhomes Joint Stock Company B0S-DN

NOTES TO THE SEFARATE FINANCIAL STATEMENTS (continued)
as a1 31 December 2025 and for the year then ended

3.

34

1.5

3.6

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Tanglble fixed assels
Tangible fixed assets are stated at cost less accumulated depreciation.

The cosl of a tangible fixed assel comprises s purchase price and any directly attributable
costs of bringing the langible fixed asset to worlking condition for its intended use.

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

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

Leased assels

The determination of whether an arrangement |s, or contains a lease Is based on lhe
substance of the arrangement at inception date and requires an assessment of whether the
fulfilment of the arrangement is dependent on the use of a specific asset and the arrangement
conveys a right to use the asset.

A lease is classified as a finance lease whenever the terms of the lease transfer substantially
all the risks and rewards of ownership of the assel lo the lessee. All other leases are classified
as operating leases,

Where the Company is the lessor

Assets subject to gperating leases are presenied as investment properties in the separate
balance sheet. Initial direct costs incurred in negotiating an operating lease are recognised in
the separale income statement as incurrad.

For lease of assels under an operating lease that satisfies all condltions of rental income to
be recognised in full one time as presented in Note 3.21 - Revenue recognition, rental income
is recoghised one lime at the entire rental value.

For other cases under an operating lease, lease income Is recognised in the separate income
statement an a straight-line basis over the lease lerm,

Where the Company s the lesses

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

Intangible fixed assels
Intangible fixed aszels are staled at cost less accumulated amartisation.

The cost of an intangible fixad asset comprises its purchase price and any direclly atiributable
costs of preparing the infangible fixed asset for its Intended use.

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

When intangible fixed assels are sold or relired, any gain or loss resulting from thelr disposal

(the difference between the net disposal proceeds and the carrying amount) is Included in the
saparale income statement.
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Vinhomes Joint Stock Company RO9-DN

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

3.7

3.8

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Depreciation and amorfisation

Deprecialion of tangible fixed assets and amortisation of intangible fixed assets are calculated
on a straight-line basis over the estimated useful |ife of sach assel as follows:

Buildings and structures 41- 50 years
Machinary and eguipment 3-11 years
Means of ransportation 6-10 years
Office equiprmeant 3-6years
Computer software 3 -5 years
Others 3-6 years
Investment properfies

Investment properties are stated at cost [ncluding transaction costs less acoumulated
depreciation.

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

Depreciation of investment properties is calculated on a straight-line basis over the estimated
useful life of each assel as follows:

Definite land use rights, bulldings and structures 10 - 50 years
Machinery and equipment 9 - 10 years

No amartisation is charged on the land use rights presented as investment properties with
indefinite terms,

For long-term lease of investment properties which the Company receives rental fee in
advance for many periods and rental income is recognised one at the enlire rental amount
recelved In advance as presented in Note 3.21, depreciation and amortisation of lhese
investment properties are recognised with entire amount at the point of revenue recognition.

Investment properties are derecognised when either they have been disposed of or when the
investment properties are permanently withdrawn from use and no future economic benefit is
expected from s disposal. The difference batween the net disposal proceeds and the carrying
amount of the assets is recognised in the separate income statement in the year of retirement
ar disposal.

Transfers are made to investment properties when, and only when, there js a change in use,
evidenced by ending of owner-occupation, commencement of an operating lease to another
party or ending of construction or development. Transfers are made from investment
properties when, and only when, there is change in use, evidenced by commencemant of
owner-oceupation or commencement of development with a view to sale. The transfer from
investment property to owner-occupied property or inventories does not change the cosl or
the carrying value of the property for subsequent accounting at the date of change In use.
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Vinhomes Joint Stock Company BO9-DN

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

3.9

310

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Consiruction in progress

Construction in progress represents the costs of acquiring new assets thal have not yet been
fully installed or the costs of construction that have not yet been fully completed. Construction
in progress Is stated at cost, which includes all necessary costs to construct, repair, renovale,
expand, or re-equip the projects with technologles, such as construction costs, toals and
equipment costs, project management costs, construction consulting costs, and borrowing
costs thal are eligible for capitalization,

Canstruction in progress will be transferrad lo the appropriate fixed assel account when these
assets are fully installed or the construction project is fully completed, and depreciation of
these assets will commence when they are ready for their intended use.

Construction costs are recognized as expenses when such costs do not meet the conditions
to be recognized as fixed assels.

Borrowing cosis

Borrowing costs consist of interest and other costs that the Company Incurs in connection
with the barrowing of funds,

Borrowing costs are recorded as expense during the year in which they are incurred, excepl
to the extent that borrowing costs are directly attributable to the acquisition, construction or
production of an assel that necessarily lake a substantial period of time lo get ready for its
intended use or sale are capitalised as part of the cost of the respeclive asset.
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Vinhomes Joint Stock Company BO9-DN

MOTES TO THE SEPARATE FINANCIAL STATEMENTS (eontinued)
as al 31 December 2025 and for the year then ended

3.1

3.12

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (eontinuad)
Prepaid expenses

Prepaid expenses are reported as short-term or long-term prepaid expenses on the separate
balance sheet and amartised over tha period for which the ameunts are paid or the period in
which economic benefit is generated in relation to these expenses.

Short-term prepaid expenses include selling expenses related (o inventory properties not yet
handed over and other prepaid expenses which are expected to generate fulure economic
benefits within ane ordinary course of business cycle,

Long-term prepaid expenses include tools and equipment used, rental prepaid ExpEnses and
other prepaid expenses that bring future economic benafits for more than one year or one
ordinary course of business cycle,

Prepald land rental

The prepaid land rental represents the remaining unamortised balance of advance paymenl
made in accordance with the lease contract signed with the authorities, Such prepaid rental
Is recognised as a long-term prepaid expense for allocation to the separate income statement
over the remaining lease period according to Circular No. 45/2013/TT-BTC issued by the
Ministry of Finance on 25 April 2013.

Investments

Investments in subsidiaries

Investments in subsidiaries over which the Company has control are carried at cost.
Distributions from accumulated net profits of the subsidiaries arising subsequent to the date
of acquisition are recognised in the separate income stalement. In case the accumulated net
profits for distributions are not specified, the Compariy prioritises the undistributed earnings
of the subsidiaries arising subseguent to the date of acquisition for distributions. Distributions
from sources which are attributable to period before obtaining control are considered a
recovery of Investment and are deducted to the cost of the investment.

investments in associales

Investments in associates over which the Company has significant Influence are carried at
cost.

Distributions from accumulated net profits of the associates arising subsequent to the date of
acquisition are recognised in the separate income statement. Distributions from sources
which are attributable to period before having significant influence are considered a recovery
of invesiment and are deducted from the cost of the Investment.

Held-for-trading securities and investments in other entities

Held-for-trading securities and investments in other entifies are stated at their acquisition
cosls.
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Vinhomes Joint Stock Company B09-DN

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

3.

3.12

3.13

3.14

3.15

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES [continued)
Investments (continued)
Provisian for diminution in valve of invesiments

Provision of the investment is mads when there is reliable evidence of the diminution In value
of those investments at the separate balance sheet date.

Increases or decreases to the provision balance are recorded as finance expense In the
separata income statement.

Hald-fo-maturily invesiments

Held-to-malurity Investments are stated at their acquisition costs. After initial recognition, held-
to-maturity investments are measured at recoverable amount. Any impairment |oss incurred
s recogrnised as finance expense in the separate income statement and deducted agalnst the
value of such investmants,

Payables and accruals

Payables and accruals are recognised for amounts ta be pald in the future for goods and
services received, whether or nol billed to the Company. Payables to construction contractors
are recognised for amounts cerfified by the construction work cerlificate signed with
contractors, whether or not billed to the Company.

Accrual for severance pay

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

This accrued severance pay Is used to settle the termination allowance to be paid to
employees upon termination of their labor contract following Article 46 of the Labor Code,

Provisions
General provisions

Provisions are recognised when the Company has a present obligation (legal ar constructive)
as a result of a past event, it is probable that an outflow of resources embodying economic
benefits will be required to settle the obligation and a reliable estimate can be made of the
amount of the obligation.

When the Company expects some or all of a provision to be reimbursed, for example under
an Insurance contract, the reimbursement is recognised as a separate asset but only when
the reimbursement is virtually certain. The expanse relating to any provision Is presented In
the separate income statement net of any reimbursement.
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Vinhomes Joint Stock Company B03-DN

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

3.15

3.16

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Provisiens (continued)
Genaral provisions [continued)

The Comparny assesses onerous contracts are those contracts In which, the unavoidable
costs of meeting the obligations under the contract exceed the econamic banefits expected
to be recelved under It. The unavoidable costs under a contract reflect the least net cost of
exiting from the contract, which is the lower of the cost of fulfilling it and any compensation or
penalties arising from failure to fulfil it, The Company recognises and assesses obligations
under onerous confracts as provisions and these provisions are made for each onerous
contract.

If the affect of the time value of money is material, provisions are discounted using a current
pre-tax rate that reflects, where appropriate, the risks specific to the lizbility. Where
discounting is used, the Increase in the provision due to the passage of time is recognised as
a finance expense.

Warranty provision

Warranty provisions for producls, goods, services, and construction projects are provisions
for costs related (o products, goods, services, and canstruction projects that have baen sald,
provided, or delivered to buyers but are still within the warranty period, and the Company is
still obligated to continue repairs and completions aceording to the conlracts or commilments
with customers:

‘Warranty provision for inventory oroperiies

The Company estimates provision for warranty expenses for sold properties during the year
based on revenues and avallable Information aboul the repair of similar properties sold In the
past.

Warranty provisions for inventory properties are recognised as cost of goods sold. In cases
where warranty provisions are reversed, they are recorded as other income.

Warranty provision for construction

Warranty provisions for construction project are made fer each construction project or prajec!
itern that has been completed and handed over during the year. The warranty provision for
construction project is recognised as part of cost of goods sold. In cases where the warranty
pravision for construction project exceeds the actual cosls incurred, the difference is reversed
and recognised as other income.

Warranty provision for construction projects is eslimaled based on a percentage of the
construction value.

Straight bonds
At initial recognition, straight bonds are measured at cost which comprises proceed from

issuance net of issuance costs. Any discount, premium or Issuance costs are amartized on a
stralght-line basis over the term of the bond.
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Vinhomes Joint Stock Company BOZ-DN

MOTES TO THE SEFARATE FINANCIAL STATEMENTS (continued)
as at 31 Decamber 2025 and for the year then ended

3.17

3.18

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continuad)
Foreign currency transactions

Transactions In gurrencies other than the Company's reporting currency of YND are recorded
al the aclual transaction exchange rates at fransaction dates which are determined as follows:

Transactions resulting in receivables are recorded at the buying exchange rates of the
commerclal banks designated for collection; '

Transactions resulting In liabllities are recorded at the selling exchange rates of the
commercial banks designated for payment; and

Payments for assels or expenses without liabilities initially being recognised Is recorded
al the buying exchange rates of the commercial banks that process these payments.

At the end of the year, monetary balances denominated n forelgn currencies are translated
at the actual transaction exchange rates al the balance sheel dates which are delermined as
follows:;

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

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

Al foreign exchange differences incurred are laken lo the separate income slatement.
Share capital

Ordinary shares

Ordinary shares with voting right are recognised at par value.

Share premium

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

Treasury shares

Own equity instruments which are reacquired (treasury shares) are recognised at cost and
deducted from equity, No gain or loss is recognised in profit or loss upon purchase, sale, issue
or cancellation of the Company's own equily instruments. When freasury shares are
cancallad, the Issued share capltal will be reduced by the par value of the shares, and the
difference between the reduction In Issued share capital and the cancelled lreasury shares s
recarded in share premium.

24




Vinhomes Joint Stock Company BOZ-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continuad)
as al 31 Decembear 2025 and for the year then endad

3.19

3.20

3.21

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Appropriation of net profits

Met profit after tax (excluding negative goodwill arising from bargain purchases) is available
for appropriation to shareholders after approval by shareholders at the General Shareholders’
Meeting and afier making appropriation to reserve funds in accordance with the Company's
Charter and Vietnam's regulatory requirements.

The Company rececgnises the distribution of cash dividends when sueh appropriation is
approved by the shareholders al the General Shareholders' Meeting; and recognise the
distribution of stock dividends when such appropriation is approved by the shareholders at
the General Shareholders’ Meeting and authorised State bodies.

The Company maintains the reserve funds which are appropriated from the Company's net
profit after approval by shareholders al the General Shareholders' Meeting.

Advances from customers purchasing inventory properties

FPaymenis received from customers as deposits for purchasing inventory properties in the
future, which do not meel the conditions for revenue recognition, are recognised and
presented as “Advances from customers” |n the liability section in the separate balance sheet.
Incentives under promation programs which are, in substance, revenue deductions are offset
againsl account "Advances from cuslomers” which are not qualifiad to be recognised as
revenuea for the year.

Revenue recognition

Revenue is recognised to the extent that it is probable that the economic benefits will flow to
the Company and lhe revenue can be refliably measured. Revenue Is measured at the fair
value of the consideration received or receivable, excluding trade discourt, rebate and sales
retun. The following specific recognition criteria must also be met before revenue is
recognised:

Fevenue from sale of inventary properties

Revenue from sale of inventory properties Is recognised when the significant risks and
rewards incldent to ownership of the properties have been passed to buyers.

Rental incarme

Periodic rental income

Rental income arising from leased properiies |s recognised in the separate income statement
on a straight-line basis over the lease terms of ongoing leases.
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Vinhomes Joint Stock Company BOS-DN

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

321

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Revenue recognition (continued)

Renial income (continued)

Rental incoms recognised ona time

For lease of assets which the Group receives rental fee in advance for many periods and the
lease periods cover more than 90% of the useful life of the assets, rental income s recognised
one time at the entire rental amount received in advance when all these conditions are met:

» Thelessee is not entitied to cancel the lease contract, and the Company has no obligation
fo repay the amount recelved in advance |n all cases and in all farms:

¥  The amount received in advance from the lease is not less than B80% of the total rental
amount expected to be fulfilled under the contract during the lease term and the lessee
mus! pay the entire amount of lease within 12 manths from the beginning of the lease:

» Almost all the risks and bensfits assoclated with ownership of the leased assel are
transferred to the lessee; and

= The Company must estimate relatively the full cost of the |ease.
Sale of goods

Revenue is recognised when the significant risks and rewards of ownership of the goots have
been passed to the buyer, usually upon the delivery of the goods.

Rendering of services

Revenue from rendering of services is recognised when the services are rendered to
customars.

Income from Business and Invesiment Co-operation Coniracts in which the Company is
entitfed to shared revenue, profit before tax or profit after tax

Under Business and Investment Co-operation Contracts nat in the form of jointly controlled
assets or |ointly controlled operations in which the Company contributes capltal in cash,
distributed Income Is recognised as financial Income In the separale income statement.
Under Business and Investment Co-operation Contracts not in the form of jointly eontrolied
assels or jointly controlled operations in which the Company contributes capital with assets,
distributed Income is recognised as revenue in (he separate income statement.

fntarest

Interest is recognized on an accrual basis based an the time and actual interest rate for each
period,

Dividend and Profit Dislribulion income

Dividend and profit distribution income are recogrized when Company is entitied to receive
dividends or when the Campany are entitled (o receive profits from |ls capital contributions.

Income from capital transfer
Income from capital transfer Is idenlified as difference between fransfer consideration and

cost of capltal transfer. This Income is recognised on date when the transaction arises being
the date when the transfer contract Is exercised.

26

2/8))

IH

NA

2




Vinhomes Joint Stock Company BO9-DN

MOTES TO THE SEPARATE FINAMCIAL STATEMENTS (cantinued)
as at 31 December 2025 and for the year then ended

3.
3.21

.22

3.23

3.24

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Revenue recognition (continued)
Revenue from goods and services and/or attached goods in multiole elements package

In a transaction which the Company provides multiple products and services to the customer
in the same arrangement, lhe Company determines the obligation to sell the product and the
obligation to render the services separaiely and only recognises the revenue when each
individual obligation is compleled by the Company. The contract value is allocated to
individual product by taking the total contract value minus the estimated fair value of the
sarvice, Payments from customers under contracts corresponding to the unfulfilled obligations
are presented as "Advances from customers” or "Unearned revenues” in the separale balance
shaet,

Cost of inveniory properties sofd and investmentbusiness cooperation activities
relating to real estate projects

Cosl of Inventory properties sold includes cost of propertles tfransfarred during the period and
profits are shared o a counterparty under investimeni/business cooperation contracts by the
Company relating to real estate projects,

For Investment/business cooperation contacts relating lo real estate projects where lhe
Company controls project aclivilies and associated assets, profits distributed by the Company
to counterparties according to preliminary finalisation are recognised as the cosl of goods
sold in the separate income statement. Capital contribution received from counterparties
under investment/business cooperalion contracts are recognised in the |lability section in the
separate balance sheel f the Company has obligations to repay those capital contributions.

Construction contract

Where the oulcome of a construction contracl can be estimated reliably, revenue and costs
are recognised by reference to the stage of completion of the coniract activity al lhe balance
sheet date, as measured by reference to the work performed that has been agreed by
customers, Variations in contract work, claims and incentive payments are included to the
exlent thal they have been agreed with (he customer,

Where the outcome of a construction contract cannot be estimated reliably, contract revenue
is recognised to the extent of contract costs incurred that it is probably recoverable. Contract
costs are recognised as expenses in the period in which they are incurred.

Taxation

Current income tax

Current income tax assels and liabilities for the current and previous years are measured al
the amount expectad to be recovered from or paid (o the taxation adthorities. The tax rates
and tax laws used to compute the amount are those thal are enacted as at the separate
balance sheet date.

Current income tax is charged or credited Lo the separate income statement, except when it

relates o llems recognised directly fo equity, in which case the current Income lax is also
dealt with in equity.
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Vinhomes Joint Stock Company B09-DN

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

3.24

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Taxation (continued)
Current income fax (continued)

Current income tax assels and liabilites are offsel when there is a legally enforceable right
for the Company to set off current tax assets against current tax liabilities and when the
Company intends to settle iis current tax assels and liabilities on a net basis.

Deferred lax

Deferred tax is provided using the liability method on temporary differences al the separate
balance sheel dale belween the tax base of assels and liabilities and their carrying amount
for financial reporting purposes,

Deferrad tax |labilllles are recognised for all taxahle temporary differences, except:

= where the deferrad tax liablity arises Trom the Initial recognition of an asset or liability in
a lransaction which at the lime of the related transaction affects neither the accounting
profil nor taxable profit or loss; and

= in respect of taxable temporarily differences associated with investments in subsidiaries
and associates, and interests In joint ventures where timing of the reversal of the
temporary difference can be controlled and |t is probable that the temporary difference
will not reverse in lhe foreseeable fulure,

Defarred tax assets are recognised for all deductible temporary differences, carried forward
unused tax credit and unused tax losses, to the extent thal It Is probable that {axable profit
will be avallable against which deductible temparary differences, carried forward unused tax
credit and unused tax losses can be ulllised, excapt:

» where the deferred tax asset in respect of deductible temporary difference which arises
from the inltial recognition of an asset or liahilty which al the time of the refated
transacllon, affects nelther the accounting profil nor taxable profit or loss; and

» |In respect of deduclible temporarily differences assoclated with investments in
subsidiaries, assoclates, and inlerests in joint ventures, deferred tax asseis are
recognised only to the extent that it is probable (hat the temporary differences will reverse
in the foresesable future and taxable profit will be available against which the tlemparary
differences can be utllised.

The carrying amount of deferred tax assets is reviewed at each separate balance sheet date
and reduced to the exient that it is no longer probable that sufficient taxable profit will be
available to allow all or part of the deferred tax assel lo be ullised. Previously unrecognised
deferred lax assels are re-assessed al each separate balance shesl date and are recognised
ta the extent that it has become probable that future taxable profit will sllow the deferred tax
assets to be recoverad.

Defarred tax assels and liabllitles are measured al the tax rates thal are expectad Lo apply In

the year when the asset is reallsed or the liability is settled based on tax rates and tax laws
that have been enactad at the separate balance sheet date,
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Vinhomes Joint Stock Company BOS-DN

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

3.24

3.25

.26

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

Deferred tax is charged or cradited to the in the separate Income statement, except when it
relates to items recognised directly to equity, in which case the deferred tax Is also dealt with
In the equity aceaunt,

Deferred tax assels and ligbllities are offsel when there is a legally enforceable right Tor the
Company to off-set current tax assals against current tax liabliities and when they relate to
Income taxes levied by the same taxation autharity on:

= gither the same taxable entity; or

= when the Company intends either to settle current tax liabilities and assets on a net basis
or to realise the assets and seltle the liabilities simultaneously, In sach future period in
which significant amounts of deferred tax |labilities or assets are expected to be settled
or recovered.

Segment information

A segment is @ component determined separately by the Company which is engaged in
providing products or related services (business segment) or providing products or services
in a particular economic environman! (gecgraphical seament), that is subject to risks and
returns that are different from thase of other segmenis.

Management determined the Company's business segments based on the type of praducts
sold and services renderad.

Related parties

Parties are considered to be related parties of the Company if one party has the ability to,
directly or indiractly, coniral the other party or exercise significant influence over the ather
party in making financial and operating decisions, or when the Company and other party are
under commen conlrel or under common significant influence. Related parties can be
enterprises or individuals, including close members of thelr famllies.
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Vinhomes Joint Stock Company BO9-DN

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

4.

5!

CASH AND CASH EQUIVALENTS

Currency: million VWD
Ending balance  Beginning balance

Cash an hand oay 248
Cash at banks 16,947,605 19,794,351
Cash equivalents 30,790,028 6,903,586
TOTAL 47,738,170 26,698,485

As at 31 December 2025, the Company's cash at banks includes balances held in joint bank
accounts with related parties. According to the Business Co-operation contract between the
Company and these related parties, in relation to real estate projects (“the Projecis”), the
Company and these entities have jointly opened certain bank accounts. These entities have
authorized the Company to manage these jaint bank accouris for the implementation of the
Projects and the optimization of the funds, Consequently, the Company recognises the
balances as its cash and cash equivalents.

Cash equivalents as at 31 December 2025 comprise bank and financlal institute deposits in
VND with original terms ranging from 1 to 3 menths, earning Interests at rates ranging from
1.9% to 4.75% per annum (as at 31 December 2024: original terms ranging from 1 to 3
manths, earning interests at rates ranging from 1.9% to 4.75% per annum).

Cash and cash equivalents as al 31 December 2025 comprise restricted cash deposits at
banks related to production and business activities of the Company with a total value of VND
403.8 billion.

Cash and cash equivalents as at 31 December 2025 also Include maintenance funds of YND
86.1 billion of handed over apartmenits and villas at real estale projects of the Company.
Maintenance funds for the apartrment bullding will be handed over to Building Management
Boards while maintenance funds for the villa wil be managed by the Company.
Detalls of each type of forelgn currency In original currency:

Ending bafance  Beginning balance
Foreign currency:
- Uniled States dollar (USD) 238210 2,213.30
HELD-TO-MATURITY INVESTMENTS

Currency: million VND

Ending balance Beginning balance
Cost  Carrying value Cost  Carrying vahic
Shori-term bank
deposits 1,352,185 1,352,185 1,126,337 1,126,337
TOTAL 1,352,185 1,352,185 1,126,337 1,126,337

Bank deposits at banks as at 31 December 2025 have original lerms ranging from 6 1o 12
menths and earning interests at rates ranging from 2.9% to 7.4% per annum (as at 31
December 2024: original terms ranging from 6 to 12 months and earning Interests at rates
ranging from 2.8% to 6% per annum).

Short-term bank deposits as al 31 December 2025 also include maintenance funds of
VND1,322 blliion of handed over apartments and villas at real estate projects of the Company.
Maintenance funds for the apartment building will be handed over o Building Management
Boards while maintenance funds for the villa will be managed by the Company.
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Vinhomes Joint Stock Company

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

SHORT-TERM TRADE RECEIVABLES AND ADVANCES TO SUPPLIERS

Shori-term frade receivables

Sale of inventory properties

Rendering management services, sales
consulting services and commission fees
Disposal of investmeants

Rendering general contraclor, construction
consullancy and supervision sarvices
Rendering real estale management services
and related services

Leasing activities and rendering related services
Others

TOTAL

In whigh:
Trade recefvables from others
Trade recefvables from related pariies
{Nofe 33)

Provision for doubtful short-term trade
receivables

Short-term advances to suppliers

Advances to other suppliers

- Corporate counterparty 1
- Other suppliers

Advances to related parties (Note 33)

TOTAL

Provisian for doubtiul short-lerm advances to
suppliers

31
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Currency: miliian VD

Ending balance Beginning balance

6,669,543 7,865,970
5,488,490 2,901,069
2,008,843 2,197,142
1,507 246 2,005,496
484,798 387,632
154 459 228,342
261,073 314,206
16,575,452 15,900,757
12,064,772 11.875,652
4,520,680 3,825,105
73,832 (46,876)

Currency: milllan VND

Ending balance  Beginning balancs

24,741,295 9,013,375
12,666,752 484 172
12,074,543 8,528,263
36,621 431 12,628,800
61,362,726 21,642,184

(2,732) (28,278)
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Vinhomes Joint Stock Company

NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

T LOAN RECEIVABLES

Short-term

Loans to corporate counterparties and
individuals (1)
Loans to related parties (Note 33)

TOTAL

Provislons for doubtful loan recelvables

Long-term

|.oans to individuals
l.oans to related parties (Nofe 3.3)

TOTAL

B09-DN

Currenoy: milflon VIND

Ending balance Beginning balance
187,088 209,482

12,989 827 B2 536,571
13,176,815 82,746,033

- (&,000)

1,308 2,839
6,859,550 1,074,877
6,860,858 1,077,716

(1) The balance as at 31 December 2025 mainly comprises a loan lo a counterparty amaounting
to VND 185 billion, due in March 2026 and bearing an Interest rate of 12% per annum.

B. OTHER RECEIVABLES

Short-term
Advances for land clearance (1)
Advances under Business and Investment Co-
operation Contracts (i)
Recelvable from loan interest and interest
from ather contracts
Deposits and capital contribution for Business
and Investment Co-operation Contracts (jii)
Receivables of shared profit from Business
and Investment Co-operation Contracts (iv)
Receivahles from collection and payment on
behalf
Recelvables from debt transfer agreement
COthers

TOTAL

Provision for doubtful other short-term
recelvables

In which;
Receivables from other parties
Receivables from related parties (Nate 33

32

Currency: million YND

Ending balance Beginning balance

B4,213,083 10,065,795
12,792,174 26,974 452
5,774,392 B,042.185
3,068,112 4,021,394
1,431,722 2,769,327
1,853,485 718,532
- 821,600

202,425 637,971
89,336,293 54,051,266
- (75,000)
83,127,521 40,767,945
6,208,772 13,283,321
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Vinhomes Joint Stock Company BOG-DN

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

B. OTHER RECEIVABLES (continued)

Currency: milllan WIND

Ending balance  Beginning balance

Long-term
Advances for land clearance (i) - 48,000,000
Ceposits and capital contribution for Business
and Investment Co-operation Contracts (/i) 28,368,734 18,888,708
Receivables of shared profit from Business
and Investment Co-oparation Contracts {iv) 1,247,404 -
Others 175,540 22,618
TOTAL 29,791,768 67,911,327
In which:
Receivables from other parlies 168,633 48,000 545
Receivables from related parties (Nofe 33) 29,623,135 18,810,782

(iy Balance as at 31 December 2025 represents advances to certain individuals for the
purpose of land clearance of certain polential real estale projects. Collaterals for these
advances are shares of a company within the Group owned by the entities which are
undar commaon control with the Group (Note 3.3).

(i} Balance as at 31 December 2025 mainly comprises advances to counterparties under
Business and Invesiment Co-operation Contracts, entitling them to a distribution of profits
as per conlractual agreements with the Company. The capital confributions recelvad from
these counterparties are classifled as other payables (Nofe 22). These advances Include
profit advances according to the Business and Investment Co-operation Contracts and
the excess of profit advances. Accordingly, the excess of profit advances earns an interest
at rate of 12% per annum.

(ili} The balance mainly comprises:

» A number of assels with a tolal carrying amount to VMD 2,545 billion used for capital
contribulion for the purpose of co-operating and transferring the hotel and the shopping
mall compenent pursuant to the Business and Investment Co-operation Contracts wilh
certain companies within the Group; and

= Deposits and capital contribution amounting to YWD 28,892 billlon lo certain
companies within the Group for the purpose of investment and development of a
number of real estate projects under investment and business cooperation contracts.

(iv) Balance as at 31 December 2025 mainly comprises VND 2,828 billion of profit shared

under Business and Investment Co-operation Contracts with certain companlies within the
Group and a counterparty for the purpose of developing real estate projects.
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Vinhomes Joint Stock Company ROS-DN

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

10.

BAD DEBTS

The Company's bad debts mainly include overdue recelvables, advances and |oan principal
from corporaie counterparties:

Currenzy: millian VND

Entling balance Beginning balance
Recoverabis Recoverable
Debtor Cost amount Provision Cost amount Provision
Corporate and
individusl
counterparties 147,076 70,512 75,564 631,662 477,509 154,154
TOTAL 147,076 70,512 76,564 631,663 477,509 154,154
INVENTORIES
Currency: million WND
Ending balance Beginning balance

Cost Prowisiar Cost Provision
Inventory properties under
canstruction (i) 54,206,827 - 13,258,555 -
Completed inventory
propertias (ii) 4. 474 508 (1.244) 6,547 474 (1,244)
Work In progress related fo
construction sarvices {ill) 4 5685 758 - 1,887 426 -
Others (iv) 187,433 (1.271) 241,674 (1.271)
TOTAL 63,434,616 (2,515) 22,036,029 (2,515)

(i)

(i}
(i)

(iv)

Balance as at 31 December 2025 mainly includes land use fee, land clearance costs,
constructlon and development cosls for the Yinhomes Giobal Gate Ha Long Project
{(*Vinhomes Ha Long Xanh"), Cam Ranh Bay Urban Area Project ("Vinhomes Vinh Cam
Ranh Project”), Dream City Eco-Urban Area Project ("Vinhomes Oosan Park 27) and the
Vinhomes Golden City Project ("Vinhomes Duong Kinh Project”).

Includes completed inventory properties from real estale projects.
Balance as at 31 December 2025 includes the costs incurred relaled to the rendering of
general constructor, advisory and consullancy services lo investors of real estate

projects.

Mainly includes villas, apartments and shophouses acquired for sales in cerlain real
estate projects.

As at 31 December 2025, invenlory with a carrying value of YND 25,620 billion has been
morigaged al banks to secure the loans abtained by the Company and companies within the
GroLp.
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Vinhomes Joint Stock Company

BD3-ON

MOTES TO THE SEPARATE FINANCIAL STATEMENTS (continuad)

as at 31 December 2025 and for the vear then ended

10.

11.

INVENTORIES (continued)

Detailed movements of provision for obsolete inventories:

Beginning balance
Add: Provision made during the year

Less: Utillsation of provislon during the year

Ending balance

PREPAID EXPENSES

Short-term
Selling expenses related to inventory
properiies not yet handed over
Bond management service fees
Others

TOTAL

Long-term
Land rental fee (i)
Tools and supplies

Others
TOTAL

Currency: million VND

Current year Freviaus year
2515 2515
25615 2,515

Currency: millan YND

Ending balance  Beginning balance
478,392 423,832
502,068 123,205

72,794 48,066
1,053,254 595,804
678,734 583, 454
78,785 32,084
133,833 164 244
891,352 810,682

(I} Balance as at 31 December 2025 represents prepaid |and rental fee of Vinhomes Ocean
Park 2 Project and Vinhomes Ocean Park 3 Project.
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Vinhomes Joint Stock Company B09-DN

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

12,

OTHER ASSETS
Currency: million VIND
Ending balance  Baginning balance
Short-term
Deposits for investment purpose (() 76,673,212 13,880,938
Other asset = 200,002
TOTAL 76,673,212 14,090,940
In which:
Depasits fo other parties 76,673,212 14,000,940
Daposiis to related parties 4 -
Long-term
Deposits for investment purpose (i) 60,580,737 20.470,932
Deposits for commercial purpose (iil) 1,032,337 1,032,337
TOTAL 61,613,074 30,503,269
In which:
Deposits lo other pariies 18,411,074 2 338 341
Deposits to relaled parties (Nofe 33) 43,202,000 28,164,928

(i) Balance as at 31 December 2025 represents deposits for the purpose of investing in real
estate projects, comprising:

| 2

Deposit of WVND 52,543 billion to counterparties for the purpose of co-operation in
developing a potential real estate project;

Deposit of YND 11,792 billion to & counterparty to ensure the execution of share
transfer of a company in the Group;

Deposit VND 12,000 billion to a counterparty for the purpose of land clearance for a
real estate project under a business co-operation contract between the Company and
this corporate counterparty. This deposit is secured by shares of a company ownead
by the entities which are under commaon owner with the Group (Note 33); and

Deposits of YWD 338 billlon to individuals for the purpose of acquiring shares in a
company.

(it} The balance mainly comprises:

Deposits of WND 49,412 billion lo ecompanias in the Group and counlerparties for the
purpose of co-operation in development of poteniial real estate projects;

Anadvance of YMD 9,843 hillien to an individual for the purpose of land clearance for
a potential real estate project; and

Deposit of VND 1,306 billion to a counterparty to secure the signing of sales and
purchase agreements of a properly wilhin a real eslate project.

(i} A deposit to a counterparty for future goods purchase contracts.

36

el

ON

(& 533



iE

EZLBOZ ¥ ZLC'EE Z40'} ESP'0G 668 LE9 JZESETE saueleq Buipuz
L9280V T 668 56 15200 BGG'BaY L0 LBT | aaueeq Guuuibag
Sunowe Bujfuea jap
0l 1’968 19161 GEq'zZE 666l 59890 #5991 N souejeq Bulpug
G697 - - - SZ0'8 099 SEERIOU JBUID
(Svi'Lp) - {158) (|ev's) (vzo'L2) (asg'zl) |lesods|
ZZB'8s| GLE'E gis 20801 Lya'ee GZH'GS Jeaf 3y Joy uonepaidag)
GEE'FOL g884'ol ZZE'TT 0Le8'glL £Z0'682 GEE'ZLL @oueeq Bujuuibag
:uonepasdap pajejnwnosy

Z20°'FOL LOL'GE Zr0'LZ 0206 GZ0'se POZ'E pojeizaidap L)iny
I Ly
EEZ'FOB'F BES'EZS L0O'EZ Z5+%'8L ol L66 L/8'LEO'E asuejeq Buipug
$90'018 - - - £49'251  1BL'280 aseajoll| Jalin
(LiL'egL) - (£8€) (oEa'ze) (L¥8'6E) (LEC'ZB) [esadsiq
BPS'ZOZ' | - - - 1G6E'rLL LBS'£B0'L PEIINASUOD AlMan)
ELL'PL £58'¥E il G.6'LZ B6L'OL - paseyoind Amap
6L9'28'2 180°21 LLR'zZE LOVBL 28S'8hL OZb'v00'E eauejeq BuuuGag
5009

jejof ssayi0 Juswdinba uoeodsues Jusluginba Sanjands
LD jO BUBapy pue Laumseyy  pue sBulping

aNA uoliw Aauanng

S13SSY a3aXid IT9IONYL £l

papua Uey) J2ak auy) Joj pue GZOg Jaquessg Lt e se
(panURUOD) SINIWILYLS TVIONYNIH TiYHYIIS IHL OL STLON

NO-60H Auedwog %2018 JUIOP SBLUOLUIA



Vinhomes Joint Stock Company BO9-DN

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

14.

15.

INVESTMENT PROPERTIES

Currency: million VIND

Land use rights,
buildings and  Machinery and
slruciures equipment Tofal

Cost:
Beginning balance 4,673,449 823,502 5,506,851
Mewly constructed 1,703,537 269,714 1,873,251
Other decrease (1,813,053) (337,622} (2.150,675)
Ending balance 4,563,933 855,594 5,419,627
In which:

Fully depreclated 1,483 708 290,689 1,774 394
Accumulated depreciation:
Beginning balance 1,340,167 417 B33 1,767,000
Deprecialion for the year 631,062 143,032 774094
Olher decrease (8870} (8.025) {14,695)
Ending balance 1,973,550 552.549 2 526,399
Met carrying amount:
Beginning balance (i) d,324,282 505,669 3,820,951
Ending balanoe (i) 2,580,374 SDE.?E 2,893,128

() As at 31 December 2025 and 31 December 2024, investment properties mainly include
parking component, office-for-lease component, observation deck and villas, apartmeants,
shophouses for leasea.

As at 31 December 2025, & number of investment properties with net carmying amount of YND
876 billion have been morigaged with the banks to secure the loans of the Company and a
subslidiary of Vingroup JSC.

The Company has not determined fair value of investment properties as at 31 December 2025
because of (nsufficient market information for fair value determination purpose.

CAPITALISED BORROWING COSTS

During the year, the Company capitalized borrowing costs with total amount of approximately
VHND 1,342 billion (in 2024: YND 860 billlon), Thase borrowing costs related o a specific
borrowing taken o finance the construction of Vinhomes Vinh Cam Ranh Project, Vinhomes
Golden City project, Vinhomes Global Gate Ha Long Project, Vinhomes Ocean Park 2 project
and Vinhomes Ocean Park 3 project. The capitalized borrowing costs are determined by
applying capltalization rates ranging from 7.6% per annum o 18% per annum (in 2024: 6.6%
to 16% per annum).
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Vinhomes Joint Stock Company

NOTES TO THE SEFARATE FINANCIAL STATEMENTS (continued)

as at 31 Daecember 2025 and for the year then ended

16. CONSTRUCTION IN PROGRESS

BOS-DN

Cutrency: mifion VND

Ending balance  Beginning balance
Yinhomes Cily Royal Project 7.043,566 1,422
Cam Ranh Bay Urban Area Project 2,047,059 1,285,671
Vinhomes Ocean Park 3 Project 1,320 586 838,756
Winhomes Global Gate Ha Long Project 1,026,287 -
Vinhomes Ocean Park 2 Project a79,083 1,780,276
Others 1,573,132 714,753
TOTAL 13,999,613 4,720,878

As al 31 December 2025, construction in progress with carrying value of WYND 381 billlon has
been mortgaged at banks to secure loans of the Company.

17. LONG-TERM INVESTMENTS

Currency: million VND

Ending balance Beginning balance

Cost Provision Cost Provision
Investmeants in
subsidiaries (Nofe 17.1) 00,962,610 (235, 586) 66,076,496 (256,086)
Invesiments in assoclates
(Note 1T7.2) 87,0 - 87,091 -
Investments in ather
entities (Mots 17.3) B.070,843 - 8,141,508 -
Held-to-maturity
Investments 1.000 = 1,000 -
TOTAL 99,122,544  (235,586) 74,307,085  (256,086)
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Vinhomes Joint Stock Company

NOTES TO THE SEPARATE FINANC|AL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

18.

18.1

18.2

19.

SHORT-TERM TRADE PAYABLES AND ADVANCES FROM CUSTOMERS

Short-term trade payable

Short-term trade payables

Trade payables to related parties (Mote 33)

TOTAL

Short-term advances from cusfomers

Downpaymants from customers under sales

and purchase agreements (/)

Advances from customers for construction

sarvices

Advances from sale consultancy agreements

and management foe

TOTAL

In which:
Advances from others

Advances from related pariies (Note 33)

BO9-DN

Currency: millior; VND

Balance (also payable amount)

Ending balance  Beginning balance

7,305,717 10,612,392
2,801,693 3,392,194
10,107,410 14,004,586

Currency: millian WND

Ending bafance  Beginning balonce

45,328,628 27,348,885
105,592,034 4,203,083
623,707 360,138
151,544,363 32,062,006
28,034,097 208,116,498
83,509,372 2,845,510

(i) These mainly Include down payments from customers wha signed sales and purchase
agreements fo purchase inventory properlies al real estate projects of the Company,

STATUTORY OBLIGATIONS

Currency: million YND

Beginning Payable for the Payment made

balancea year in the year Ending balance
Payables
Corporate income
fax 4,964,006 2,753,312 (4,860,726) 2,856,682
Value added {ax 2 528,156 3,736,718 (3,981, 615) 2,204 250
Persanal income tax 110,789 690,029 (784, 542) 36,278
l.and usefrental fee 2495103 12,716,834 {15,211,180) 857
Other taxes 437,592 184,212 1172,835) 448,969
TOTAL 10,546,738 20,081,205  (24,990,898) 5,637,045
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Vinhomes Joint Stock Company BOY-DN

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

20. ACCRUED EXPENSES

Currancy: milfion VD

Ending balance Beginning balance
Short-term
Accrued cosls for operating tangible fixed assels,
investment properties and handed over inventory

proparties 17,154,711 15,392,298
Accrued construction cost for real estate projects
and services of construction, supervisian, general
constructor and construction consultancy 0,866,760 8,349 185
Accrued commission fees and other expenses
related to inventory properties 3,231,058 3,265,638
Accrued bond and loan interest expenses 2441082 1,268,260
Others 605,143 672,140
TOTAL 33,303,654 28,847,522
i wehich!
Shart-lerm acerual to others 27,603 242 27,107,047
Shaort-term accrual lo related parties (Note 33) 5700412 1,846,487
Long-term
Accrued loan interest expenses 22,077 611,659
TOTAL 22,077 611,659
in which:
Long-term accrual lo others 22077 42,089
Long-term accrual fo related parties (Note 33) - 589,560
M. UNEARNED REVENUE
Currency: millfon WND
Ending balance Beginning balance
Short-term

Unearmed revenue from real estate

management service 231,089 337,390

Unearned revenue from leasing service 7,082 4,954
TOTAL 238,171 342,344
Long-term

LInearned revenue from real estale

management service 210,034 286,189

Unearmed revenue from other services 3,531 8,004
TOTAL 213,565 292,193
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Vinhomes Joint Stock Company BOZ-DN

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

22 OTHER PAYABLES

Currency: million VND
Ending balance Bsginning balance

Short-term
Fayable of profit shared and other payables
under Business and Investment Co-operalion

Contracts (i) 32,047,579 70,015,276
Deposits under business and investment co-
operation contracts (i) 9,487,571 7,551,161
Deposits and other agreements refated o real
estate projects (iil) 11,056,540 8,308,301
Deposits for transfer for investments (iv) 7,000,362 B,120,726
Deposits Tor transfer of assets (v) - 833,337
Payables for apartment maintenance funds (vl) 1,383177 1,145 B75
Payables for receipt on behalf (vii) 10,433,953 1,080,515
Payables by L/C (viil) 2,683 224 -
Cthars (ix) 598,203 1,252,222
TOTAL 74,640,609 96,317,413
in which:
Other short-term payables to others 30,601,850 26,792,026
Other shart-term payables lo related parties
(Mote 33) 44,038,750 69,525 387
Long-term
Deposits under business and Investment co-
operation contracts (i) 26,827 087 4,688,339
Deposits for transfer of assets (v) 833,337 143,126
Olhers 3&,3-4-2 30,676
TOTAL 27,698,783 4,863,141
I wihfch:
Other short-term payables fo others 24,468,350 1,530,676
Other shart-term payables to relaled parties
(Mote 33) 3,230,433 3,332 465

(I} Balance as at 31 December 2025 includes:

» Payables of VND 22,308 billion related to the cash recelpts in the Jeint bank accounts
pursuant to the business cooperation contract between the Company and Vingroup
JSC and the benefits eamed from the use of fund in the joint bank accounts as

dizclosed in Note 4; and

» Payable of VND 1,377 billion related to the cash receipts in the joint bank accounts
pursuant to the business cooperation contract between the Compary and a
subsidiary of Vingroup JSC and the benefits earmed from the use of fund in the joint

bank accounts as disclesed in Note 4; and

* Payables of VND B,563 billlon to a number of counterparties pursuant to the business

and investment co-operation contracts of some Company's projects.
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Vinhomes Joint Stock Company BO9-DN

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

22,

OTHER PAYABLES (continued)

(i)

(1li}

{iv)

(v)

(vi

(wvil)

(viii)

()

Balance as al 31 December 2025 includes:

Capital contribution receipt of VND 1,564 billion fram some corporate counterparties
under business and investment co-operation contracts fNote 8); and

A deposit and capital contribution receipt of VIND 34,730 bilion from a number af
companies within the Group and some corporate counter parties for the purpose of
cooperation in potential real estate projects.

Including cash receipts under deposit and other agreements from customers refated lo
real estate propertles of the Company.

Balance as at 31 December 2025 includes deposits from counterparties to the
Company for the transfer of the Company's shares |n Its subsidiaries.

This pertains to deposits from & number of counterparties for the purpose of acquiring
parls of real estate projects of the Campany.

These pertain to maintenance funds held on behalf of customers of real estate projects
of the Company for areas that have been handed over to customers and areas that
have been kept, nat vet sold or leased as at the handover date of the low-rise bulldings
and apartment buildings in the real eslate projects of the Company. The Company Is
maintaining these funds In eash equivalents and held-to-maturity investments,

Balance as at 31 December 2025 malinly comprises payables to the companies within
the Group amounting to WND 8,992 billion In relation to joint venture agresments for
real estale projects, under which the costs invested by these companies within the
Group will be reimbursed by the Company.

The balance as at 31 December 2025 includes amounts payable arising from the LC
outright purchase without recourse with letler-of-credit fees of 14% per annum.

Balance as at 31 December 2025 mainly comprises deposits recelved from brokerage
agents and tenanis, ...
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Vinhomes Joint Stock Company B08-DN
MOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as al 31 December 2025 and for the year then ended

25, OWNERS' EQUITY (cantinued)

25.2 Capital fransactions with owners

Currency: million WD

Current year Previous year

Contributed share capital from owners
Beginning balance 41,074 120 43 543 675
Decrease - (2,469,565)
Ending balance 41,074,120 41,074,120

25.3 Ordinary shares and preference shares
Unit: shares

Ending batance  Beginning balance

Authaorised shares 4,107 412,004 4107 412,004
|ssued shares 4.107,412.004 4,107, 412,004
Oyrdinary shares 4.107,412,004 4,107 472,004
Praference shares - =
Shares In clreulation 4.107,412,004 4,107.412,004
Ordinary shares 4.107,412,004 4,107 412,004

Prefersnce shares

The par value of outstanding shares: WND10,000 per share (as at 31 December 2024:
VND10,000 per share).
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Vinhomes Joint Stock Company

MOTES TO THE SEPARATE FINAMCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year than ended

26.

26.1

REVENUES

Revenuwe from sale of goods and rendering of services

Gross revenue

In which:
Revenue from sales of inventory properiies
Revenue from rendering managemeant, res
estale brokerage, sale cansultancy and profect
development services
Revenus from rendering gensral corntractor,
construction consultancy and supervision
SEFces
Revenue from rendering real estale management
and related services
Others

Deductions

MNet revenue

fr wehich:
Revenue from others
Revenus from related parliss

B0S9-DN

Currency: million WND

Currant year Previous year
75,674,490 74,122 667
38,096,874 45,867,503
18,448,750 6,926,753
13,579,901 16,026,021

3,138,263 2,701,212
1,412,702 1,700,278
75,674,490 74,122,667
64,577,621 70,544, 268
11,098,868 3,578,398

Revenue from construction contracts recognised during the year and cumulative revenue of

the on-gaing construciion contracts are as follows:

Revenue recognised during the year of the
completed construction contracts

Revenue recognised during the year of the on-going
consiruction contracts

TOTAL

Cumulative revenus recognised up lo end of year of
the on-going construclion conlracts

57

Currency: miflion VWD

Currenl year Frevious year
2,305,520 5,386,712
10,886,682 10,972,054
13,192,202 16,358,766
18,565,526 13,251,062

15753 -



Vinhomes Joint Stock Company

NOTES TC THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then endad

26. REVENUES [conlinued)

26.2 Finance lncome

Dividend income (i)
Income from Business and Investment Co-operalion
Contracts (ii)

Interes! income from deposits and lending

Other finance income

BO9-DN

Currency: millfion VND

TOTAL

Current year  Previous year
21,677,441 8,058,177
5,197,968 11,026.063
5,361,243 7,768,938
351,078 250,085
32,587,730 27,103,243

(i) Income from distributed sarmings from long-term investments of The company.

(i} Income from Business and Investment Co-operation Coniracts with Vingroup JSC and
certaln subs|diaries within the Group for the development purpose of lhese counterpart/es’

real eslate projects.

26.3 Revenue and oxpensas relating to investment properties

Rental income from investment proparties
Direct operating expenses of invesiment properties
thal generated rental income during the year

27. COST OF GOODS SOLD AND SERVICES RENDERED

Currensy: million VIND

Current year
654,296

(813,292)

Previous year

342,765

(265,693)

Currency: mififan VYWD

Current year Frevious year
Cosl of inventory properties sold 20,271,620 30,570,556
Cost of rendaring managemenl, real estate
brokerage, sale consultancy and project developmeant
services 10,263 606 4,539,134
Cost of rendering general contractor, construction
consultancy and supervision services 11,084,005 15,666,902
Cost of rendering real estate management and
other related services 2 664 310 2,471,570
Others 1,732,508 1,380,574
TOTAL 55,026,048 54,628,736
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Vinhomes Joint Stock Company BOS-DN

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

28. FINANCE EXPENSES

Currency: millon VND

Curreni year Pravious year
Interest expenses, bond Interest and bond
and loan issuance costs 12,533,874 B8,052.691
Costs relating to deposits for project transfer 630,820 522 380
Forelgn exchange loss 203,259 242,005
Cther finance expenses 1,840,589 1,160,476
TOTAL 15,308,642 9,977,562

249, SELLING EXPENSES AND GENERAL AND ADMINISTRATIVE EXPENSES

Currency. million WIND

Current year Previous year
Selling expenses
Commission fees 813,679 1,455,045
Advertising and marketing expenses 209,367 421 482
Operation and rental expenses of retall
autlets BA,558 163,766
Others 62,152 770,670
TOTAL 1,173,754 2,810,964
General and administrative expenses
Expenses for external services 06,004 682,545
Donation fee 893 813 2,151,929
Labaour costs 138,532 188,665
Depreciation and amortisalion 7.075 13,210
Tax, fea 207,293 57,573
Provision and ather administrative expenses 17,735 29,808
TOTAL 1,770,452 3,123,830
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Vinhomes Joint Stock Company

MOTES TO THE SEFARATE FINANCIAL STATEMENTS [continued)
as at 31 Decamber 2025 and for the year then ended

30.

3.

OTHER INCOME AND OTHER EXPENSES

Other income

Gain from capltal contributlan in kinds
Incame from revert provision

Income from contract penalty, campensation
and cancellation

Others

Other expense
Interasticompensation expenses
Others

OTHER PROFIT

PRODUCTION AND OPERATING COSTS

Costs of developing inventory properties
Expenses for exlernal services

Labour cosls

Donatlons

Depreciation and amortisation

Others

TOTAL

g0

BOS-ON

Currency: milion VND

Curranl year Previous year
4,431,895 6,796,333
3,255,735 6,250,333

504,827 237,141
522,832 200,050
58,501 9,809
644,138 838,518
628,612 822,138
15,526 16.380
Y 5,957,815

Current year

62,726,718
21,766,124
4814440
893 813
1,103 602
243,374

91,248,071

Currency: millian YND

Previous year

21,811,665
24,146,107
3,110,811
2,151,929
348,639
252,689

51,819,840




Vinhomes Joint Stock Company BOS-DN

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

32

32.1

32.2

CORPORATE INCOME TAX

The current corporate income tax (*CIT") rate applicable to the Company is 20% of taxable
profits.

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

CIT expenses
Currency. milifan YND
Current year Previous year
Current tax expenses 2,753,312 3,885,131
Deferred tax {income)expense 127,606 (6,670)
TOTAL - 2,880,918 3,678,461

Recondiliation between CIT expenses and the accounting profit multiplied by applicable CIT
rale is presentad below!

Currency: million VND

Current yoar Previous year
Accounting profit before tax 38,771,081 36,642,633
Al CIT rate of 20% 7,754,216 7,328,527
Adfustmernt far:
Shared profit under Business and
Investment Co-operation Contracts (4,335,488) {2,153,936)
Dividend income (673,400) (1,611,635)
Mon-deductible expanses 52,782 144, 391
Others (27.112) (28,886)
CIT expenses 2,880,918 3,678,481

Current CIT expenses

The current CIT payable is based on laxable income for the current year. The taxable income
af the Company for the year differs from the profit as reporled in the separate Income
statement because it excludes items of income or expense that are taxable or deductible in
other years and Il furlher excludes items that are not taxable or deductible. The Company's
liabllity for current tax [s calculated using tax rates that have been enacted by the separate
balance sheet date.
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Vinhomes Joint Stock Company BOS-DN

NOTES TO THE SEPARATE FINANCIAL STATEMENTS {continued)
as al 31 December 2025 and for the year then endad

32. CORPORATE INCOME TAX [continued)

323 Deferred tax

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

Currangy: miliion VIND
Separafe balance sheat Separate income statemant
Ending  Beginning

balance balance Current year Frevious year
Deferred tax assels
Provisional CIT 227162 306,189 (78,037) 53 368
Accrued expanse and
deferred revenue 266,268 328,204 (61,936) {54,574)
Differences arising from
unrealized profits 28,762 15,385 13,367 (6,248)
Other differences 667 667 = 14,104
Net deferred tax assels 522,839 650,445
Nat deforred tax
{eharge)/credit to separate
income statement (127,606) 6,670
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Vinhomes Joint Stock Company

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

33

33.2

TRAMNSACTIONS WITH RELATED PARTIES (continued)

Amounts due fo and due from related parties

BO9-DN

Amounts due to and due from related parties as al 31 December 2025 and 31 December 2024
were as follows:

Relate parfies Relationship Transachions
Short-term trade receivables (Note 6. 1)

Vingroup JSG

Thai Son JSC

Can Gio JSC

Green City
JSC

Gla Lam LLC

WMl JSC

Vincam Reatail
JSC

Farent
company

Subsidiary

Subsidfary

Subsidlary

Subsidiary

Lnder
commen
owner until
22 Oclober
2025

Recelvables from sale consultancy
Receivables from joint operation
contract related to properly leasing
Other receivahlas

Receivables from share transfer
Receivables from construction
consultancy and general contractor
services

Receivables from rendering
management, sale consultancy,
brokerage and project development
services

Other recelvables

Receivables from rendering
managemenl, sale consullancy,
brokerage and project development
SErVices

Receivables from rendering
managameant, sale consullancy,
brokerage and project development
Services

Other raceivahles

Receivables from construction
consultancy and general contractor
sEeMvices

Receivables from rendering
managemen!, sale consullancy,
brokerage and project development
sETYICES

DOiher receivables

Receivahles from transfer of
inventory properties

Other receivables

Associale of Recewables frem shared profil

Vingroup
JEC

under Business and Investmenlt Co-
aperation Contracts

7d

Currency: million VND

Ending
balance

248,804
51,122

11,336

2,008,690
145,514

19,878

2,781
1,227,002

21,390

20,126
5479

4,077

3,627
50,868

G1,608
72,500

Beginning
balance

567,867
466

40,408

2,179,482
13,958

37,397

16,825
4,346

266,163

8,858
54,439

38,643

7413
71,833

36,109
78,261



Vinhomes Joint Stock Company

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

33,

33.2

TRANSACTIONS WITH RELATED PARTIES (continued)

Amounts due to and due from related parties (continued)

BO9-OM

Amounts due to and due from related parties as at 31 December 2025 and 31 December 2024

wara as follows: (continued)

Relatfonship Transactions

Short-term trade receivables (Nofe 6. 1) (continued)

Related

partiss

\inmee JSC Subsldiary
of Vingroup
JSC

V-G Energy Jairt
venture of
Vingroup
JSC

Other related

parties

Receivables fram shared profit
under Business and Investmanl
Co-operation Confracts

Other recelvables

Racaivables from construction
consultancy and general
confractor services

Other receivables

Short-term advances to suppliers (Nole 6.2)

Vingroup JSC  Parent
company

Vincons JSC Subsidiary

Vincons Subsidiary

Windows JSC

VinFast Trading Subsidiary

LLC of Vingroup
JSC

Other related parties

Advances for managemenl
service

Advances Tor construction
servioe

Advances for construction
sarvice

Advances for good purchases

Cther advances

75

Currency: milfion VND
Ending  Beginning

balance bafance
86,499 57,666
8126 8.290
140,534 140,534
318,628 284 150
4,520,680 3925105
= 304 807
36,437,551 11,243,450
87,168 082,442
67,631 59,8497
18,081 38,213
36,621,431 12,628,809

NAN

&\




Vinhomes Joint Stock Company BOS-DN

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

33

332

TRANSACTIONS WITH RELATED PARTIES (continued)
Amounts due to and due from related parties (continued)
Amounts due to and due from related parties as at 31 December 2025 and 31 December 2024

were as follows: (continued)
Currency: millfan VND

Related parties  Relafionship  Transactions Ending bafanae Baginning balance
Other short-term recelvables (Nofe H)
Green Clty JSC  Subsidlary Capltal contribution far 168,346 168,346

Business and Invesimant Co-
operation Contract

Receivables from shared profit 54,40 -
Roceivables from logn intorest 258,437 63,465
Oiher receivables 3,760 8,831
Thal Son JSC  Subsidiary Capital contribution for 2,824,766 2,824,766

Business and Invesiment Co-
operation Contract

Heceivables frem shared profit 74,283 73,679
Receivables from loan interest 418,756 63,219
Other receivables - 11,559
Vingroup JSC  Parent Receivables rom shared profit - 2,684,401
COMpany Capital contribution far ¥6,000 1,028,282
Business and Invasiment Co-
operalion Conlraal
CHher rensivahles 543 2474
5V \Wesl Subsidiary Receivables from loan interest - 4,526,259
Hanai 2 JSC
Bao Lal JSC Subsidiany Receivables [rom loan inlerast 215,729 157,378
Ecalagy JEC Subsidiary Receivables from loan interest 458,162 80,040
Other receivables 1,080 5,004
VHIZ Hai Phong Subsidiary  Recelvables from loan interes| 13,660 55,140
JSC
G5 Cu Chi JSC Subsidiany Receivables from logn interest 493,778 224 272
Can Gio JSC Subsidiary Recalvablos from |oan interast - 72,841
Millennium LLC  Subsidiany Rocoivables from loan interest - 61,593
VinFast Trading Subsidiary of Receivables from adjusted - 337,949
Lec Vingroup JSC scope in voucher renderning
contract
Cther receivahles 1,542 2,340
Truang Thinh Subsidiary  Recalvables from loan interast - 184,466
JSC
Metropolis Hanol Subsidiary  Receivables from loan interost - 58,329
LLE
Vincons Subsidiary Racalvables from loan inferest 100,369 -
Windows JSC
Cither recelvablas 1,13 -
Vietnam Subsidiary of Receivables on behalf 041,692 548,598
Exhibition Fair ~ Vingroup JSC
Cantre Joint
Stock Company
("WEFAC JSC")
Other related pariies Ciher receivables G3,327 40,030
6,208,772 13,283,321

76
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Vinhomes Joint Stock Company B0Y-DN

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

a3 TRANSACTIONS WITH RELATED PARTIES (conlinued)
33.2 Amounis due to and due from related parties (continued)

Amounts due to and due from related parties g5 at 31 December 2025 and 31 December 2024
were as follows: (continued)

Currency: million VIND
Related parifes  Relationship  Transaciions
Other long-term receivables (Nole 8)

Ending balance Beginning baiance

Vingroup JSC  Parent
company

Vinpeard JSC  Subsidiary of

Vingroup JSC

Associate of
Vingroup JSC

Vincom Retail
JSC

Other relaled
parlies

Deposits and capital 25,823,410
contribution for
Business and
Investment Co-
operation Contracis
from parent company
Receivables from
shared profit

Assets for Business
and Investment Co-
operation Contracts
from Vinpear| JSC

Assets for Business
and Investmant Co-
operation Contracts

from Vincom Retail
JSC

Other receivables

1.247.494

316,602

2.227 661

7,968

18,583 601

318,602

BEE, 005

22,074

29,623,135

19,910,782

Other non-current assets (Nofe 12)

Wingroup JSC Parent
company

Thal Son JSC  Subsidiary

Deposit for project 28,202,000
development
cooperation
Deposit for project
development
cooperation

15,000,000

28,164,928

43,202,000

28,164,928

7




Vinhomes Joint Stock Company

NOTES TO THE SEPARATE FINANC

as al 31 December 2025 and for the vear then ended

3‘31

33.2

IAL STATEMENTS {continued)

TRANSACTIONS WITH RELATED PARTIES (continued})

Amounts due to and due from related parties (continued)

BOS-DN

Amounts due to and due from related parties as at 31 December 2025 and 31 December 2024

were as follows: (continued)

Related partizs Relatfonship Transactions

Short-term trade payables (Note 18.1)
Vingroup JSC  Parent Management service
COMmpany payahlas
Vincom Retall  Associate of Payables for goods
Operation LLC  Vingroup purchased
JSC
Vincons Subsidiary  Payables for
Windows J5C construction services
Vincons JSC Subsidiary  Payables far
consiruction services
Vincom Security Su bsidiary of Payables for services

LLC Vingroup purchased
JSC
Ecology JSC Subsidiary  Payables for goods
purchased

VinFast JSC Subsidiary of Payables for goods
Vingroup purchased
JSC
Green City JSC Subsidiary  Payables for
construction services
Fayables for goods
purchased
Other related parties Other payables

7a

Currency: milllon VND
Ending balance Beginning balancs

464,287 o
44,222 150,378
191,843 46,892
1,742,755 3,018,801
118,876 272
16,540 49,320

= 5,561

85,048 -

- 16,481

128,012 104,280
2,801,693 3,392,194




Vinhomes Joint Stock Company

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

33. TRANSACTIONS WITH RELATED PARTIES (continued)

33.2  Amounts due to and due from related parties (continued)

BOS-DN

Amounts due to and due from related partizs as at 31 December 2025 and 31 December 2024
were as follows: (Sontinued)

Related parties Relationship

Short-term advances from customers (Note 18.2)
Vingroup JSC  Parent

company

Can Gio JSC  Subsidiary

Graen City JSC Subsidlary

Thai Son JSC  Subsidiary

Gla Lam LLC

VEFAC J5C

Vinpear| J5C

Other related
parties

Subsid|ary

Subsidiary of

Vingroup JSC

Subsidiary of
Vingroup J5C

Transaclions

Advances received for
construction services
Advances received for
sale consultancy
services

Advances received for
construction services

Advances received for
construction services
Advances for
managemeant services
Advances received for
sale consultancy
services

Advances for
managemeant services
Addvances received for
construction services

Advances for
management services

Advances recaived for
sale consuliancy
sarvices

Advances received for
canstructlon services

Others

7a

Currency: million VND

Ending Beginning
balance balance
1.016.962 1.016,962
370,257 -
76,742 396 -
2,598 031 1,789,031
76,143 -
7.492 26,103
6o,.207 -
21,368 16.745
56,571 -
40,358 iror3
12,500,000 -
0,506 0,596
93,509,372 2,845,510



Vinhomes Joint Stock Company B0S-DN

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

33. TRANSACTIONS WITH RELATED PARTIES (continued)
33.2  Amounts due to and due from related parties (conlinued)

Amaunts due to and due from relaled parties as at 31 December 2025 and 31 December 2024
were as follows: (continued)

Curransy: miliicn YND
Relaled parfies  Relalionshin Transactions Ending balarce  Beginning balance

Short-term accrued expense (Note 20/

Vincons JSC Subsidiary Accrued construclion costs 3,775,453 724,401

VHIZ Hal Phang  Subsidiary Accrued short-term loan - 281,791

J5C interest expenses

Ecology JSC Subsidiary Acorued costs from salling B8 461 131,866
aciivitles

Wincons Windows Subsidiary Accrued conslruction cosls 138,103 330,206

JE8C

Berjaya VIUT Subsidiary Acorued short-tarm loan 16,425 -

JEC Intaras! axpanses

YHIZ Ha Tinh Subsidiary Accrued shart-ferm loan 33,700 -

JSC interast axpenses

Metropolls Hanol Subsidiary Agcrised short-lerm loan 239,993 -

LLC interest exponsas

Can Gio J5C Subsidiary Accrued short-tarm loan 09 125 =
interest expensas

Thal Son JSC  Subsidiary Accrued short-term loan T84 004 -
interest expanses

Vincom Retall  Associale aof Acarued shor-term loan - 66,467

Operation LLC ~ Vingroup JSC  interest expenses

Cam Ranh JSC  Subsdiary Accruad short-term loan 125,723 -
interest oxpensas

Cther related parfies Cthers Ba.428 331,750

5,700,412 1,848,481

Long-term accrued expense (Nofe 20)

Bedaya VIUT  Subsidiary Accrued long-term Ioan interast - 287,760

JSC EXpanses

Thal Son JST  Subsidiary Aceruaed lang-term loan interest - 127,281
BRPENSES

Matropalls Subsidiary Accrued long-term loan inlerest - 74123

Hanol LLC expenses

Vincons Subsidiany Aceorued long-term loan inlerest = 33,173

Windows JSC axpenses

Muai Cam Subsidiary Acorued long-term loan interast - 24 BEN

Ranh JSC EXpPENSES

Grean Clty Subsidiary Accrued long-term loan - 1,848

JSG inleras! axpenzes

CHher related parties - 20,406

= 569,560

80




Vinhomes Joint Stock Company

NOTES TO THE SEPARATE FINAMCIAL STATEMENTS (contlinued)

as at 31 Decembar 2025 and for the year than ended

33.
33.2

TRANSACTIONS WITH RELATED PARTIES (confinued)
Amounts due to and due from related parties (continued)

BOO-DN

Amounts due to and due from related parties as at 31 December 2025 and 31 December
2024 were as follows: (continued)

Refated
parties

Relationship

Transachions

Other short-term payables (Note 22)
Vingroup JSC Parent

company

Berjaya VIUT Subsidiary

JESC
Cam Ranh
JSC

Green City
JSC

Vincom Retall

J8C

Vinschoaol
JSC

Virpearl JSC

Ecology JSC

Vincom Retall

Operation
LLC

VEFALC JSC

VMI JSC

Subsidiary

Subsidiary

Associate of

Vingroup JSC

Subsidlary of
Vingroup JSC

Subsidiary of
Vingroup JSC

Subsidlary

Assoclata of

Vingroup JSC

Subsidiary of
Vingroup JSC

Under
comman

owner urtil 22
Cctober 2025

Other related parties

Payables under
Imvestment Co-operation
Contract

Payables for receipt on
behalf

Othar payables

Deposit received for
share transfer

Fayables far recsipl on
behalf

Deposit received under
Business and Investment
Co-operation Contract
Payables under
Investment Co-operation
Contract

Deposil received for
invasting purpose
Deposit received for
project development
oooperation

Payables for receipt on
behalf

Payables for receipl on
behalf

Payables for receipt on
behalf

Payables under Business
and Investmant Co-
oparation Contract

Deposit received for
inventory properties
transfer

Other payables

a1

Currenay: mitlion VND

Ending Beginning
balance balance
22,307,883 -
6,791,841 11,240
2937 -
5,129,226 5,129,226
2.238.054 -
4,000,000 -
1,292 416 -

- 833,304

736,376 -
25,0585 -
47,897 44 132
15,101 T8 A22
1,377,381 63,348 366
54,248 67 899
20,33 12,208
44,038,750 69,525,387

oy
ﬂf‘/
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Vinhomes Joint Stock Company BOS-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 Decamber 2025 and for the year then endad
33. TRANSACTIONS WITH RELATED PARTIES (continued)
33.2 Amounts due to and due from related parties (continued)
Amourts due to and due from related parties as at 31 December 2025 and 31 December

2024 were as follows: (continued)
Currency: miflian VND

Ralated Ending Beginning
parties Relationship  Transachons balance balance
Other long-term payables (Nofe 22)
Vinschool Subsidiary of Deposil received for - 143,126
JSC Wingroup JSC project transfaer

Depaosit recaived for - 136,376

project development

cooperalion
Vincom Retall Associate of Deposit received for 1,330,200 1,330,200
Ciperation Vingroup JSC investing purpose
LLE
Vincom Relall Assoclate of Deposit received for 1,560,233 TB2, 783
JSC Vingroup JSC Invesling purpose
Vinpearl Subsidiary of Deposit received for 340,000 340,000
Landmark 81 Vingroup JSC Investing purpose
JSC

3,230,433 3,332 465

g2




Vinhomes Joint Stock Company

NOTES TO THE SEPARATE FINANCI

as at 31 December 2025 and for the vear then ended

33
33.3

AL STATEMENTS (contin Lied)

TRANSACTIONS WITH RELATED PARTIES (continued)
Details of borrowings from related parties (Note 23)

Detalls of unsecured short-term borrowings as at 31 December 2025

Related parties

Metropolis Hanol
LLC

Green City JSC
Cam Ranh J5C

Delta JSC

VHIZ Ha Tinh JsSC
Millenmium LLC
Son Thai LLC

Truong Thinh JSC

VHIZ JsSC

Balance

Relationship (miilian VD)
Subsidlary 6,668 863
Subsidiary 3,440 847
Subsidiary 1,132,000
Subsidiary 890,744
Subsidiary 133,412
Subsidiary 64,546
Subsidiary 55,000
Subsidiary 54,000
Subsidiary 3,219
12,442 631

fnterest rate

(%5 per antum)

12%

12%

B09-ON

Malturity date
December 2026

Dacember 2026

12% From May 2026 to

12%
12%
12%

September 2026

October 2026
December 2026
December 2028

12% Fram June 2026 ta

12%

12%

Detalls of unsecured long-term borrowings as at 31 December 2025:

Related parfies
Vincons JSC
Can Gia J3C

VHIZ Ha Tinh JSC

Millennium LLC

Thal Son J5C
VHIZ JSC

Balance
Relationship (miilion VND)
Subsidiary 4,000,000
Subsidiary |
Subsidiary 1,458,500
Subsidiary 880,131
Subsidiary 264,325
Subsidiary 44,000

9,928,127
h_——

Interest rate
(% per annum)

12%
12%

12%

12%

12%
12%

August 2028
Septamber 2026

Movember 2026

Maturity date
February 2027
February 2027

From January
2027 to February
2027

From January
2027 to February
2027

February 2027
February 2027




Vinhomes Joint Stock Company

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

33, TRANSACTIONS WITH RELATED PARTIES (continued)

33.3  Details of borrowings from related parties (Note 23)

Details of unsecurad shorl-term borrowings as al 31 December 2024

Related parties Refationship

VHIZ Hal Phong JSC Subsidiary
VHIZ JSC Subsidlary

Matropolis Hanal Subsidiary
LLE

Berjaya VIUT JSC  Subsidiary

Vincons Windows Subsidiary
JSC

WHIZ Ha Tinh JSC  Subsidiary
Muoi Cam Ranh JSC Subsidiary

Balance

(miffion VND)

15,700,472

6,852,822
4,056,065

1,880,000
1,028,673

TB4,500

746,512
351,800

Interes! rate
(% per annumy)

12%

BOS-DN

Maturity date
October 2025

12% Fram June 2025 {o

12%
12%
12%

12%
12%

Details of unsecurad long-lerm borrowings as at 31 December 2024:

Related parties Relationship
Thal Son JSC Subsidiary
Ecology JSC Siubsidiary
TFX Holding LLC Siubsidiary
Millennium LLC Subsidiary
Metropolis Hanol Subsidiary
LLC

Can Gio JSC Subsidiary
Green Clty JSC Subsidlary

Cam Ranh J5C Subsidlary

Balance

fmillion ¥ND)

33,050,992

a4

17,626,656
6,209,958

4,500,000
2,525,000
1,287,000

455,000
430,773
2,605

Intarest rafe
(% per annum)
12%

12%
12%
12%

12%

12%
12%
12%

December 2025
MNovember 2025

December 2025

From Seplember
2025 to October
2025

Oclober 2025
March 2025

Malurity date
February 2026
February 2026

February 2026
February 2025

From January
2026 o February
2026

February 2026
February 2026
January 2026




Vinhomes Joint Stock Company BO9-DN

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

33 TRANSACTIONS WITH RELATED PARTIES (continued)
33.4  Defails of lending to related parties (Nofe 7)

Details of unsecured shorl-term lending a= at 31 December 2025;

Related parties Refationship Balance Interest rate Maturity date
(million VND) (% per annum)
Thai Son JSC Subsidiary 5,850,000 12%  From June 2026 Lo
Movember 2026
Wincans Windows JSC Subsidiary 2,803,921 12% From Cclober 2026
to December 2026
G5 Cu Chi J5C Subsidiary 2,418,160 12%  From June 2026 to
Movember 2026
Ecology JSC Subsidiary 1,623,655 12% From Movember
2026 1o December
2026 "g',\

Bao Lal JSC Subsidiary 485,363 12% From February 2028 ’
to December 2026
TPX Halding LLC Subsidiary 728 12% May 2026

12,989,827

Details of unsecured long-term lending as at 31 December 2025;

Related parfies Relationship Balance Interest rate Maturity dote
(millfan VAND) (% per annum)
Green Clly J8C Subsidlary 4,485,000 12%  From January 2027
lo February 2028
WHIZ Hai Phong JSC  Subsidiary 825,654 12% From January 2027
to February 2027
Thai San JSC Subsidiary B00,000 12% February 2027
Vincons Windows JSC Subsidiary 451,000 12% From January 2027
to February 2027
Ecology JSC Subsidiary 182,000 12% February 2027
Mual Cam Ranh JSC  Subsidiary 70,296 12% February 2027
G5 Cu Chl JSC Subsidiary 27,000 12%  From January 2027
to February 2027
Bao Lai JSC Subsidiary 4 500 12% January 2027
6,859,550
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Vinhomes Joint Stock Company BO9-DN

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

33. TRANSACTIONS WITH RELATED PARTIES (conftinuad)
33.4 Defails of lending to refated parties (Nofe 7) (continued)

Details of short-term lending withoul collateral as at 31 December 2024,

Halance Interesi rale
Related parties Relationship  (milllan VND) (% per anaurm) Maturity date
SV West Hanol 2 JSC  Subsidlary 35,521,361 12% December 2025
G5 Cu Chi JSC Subsidiary 1,862,160 12% December 2025
Truong Thinh JSC Subsidiary 1,453,000 12% December 2025
Bao Laj JSC Subsidlary 481,450 11-12% December 2025
Delta JSC Subsidiary 16,500 12% December 2025
40,334,471

Details of secured shari-term lending fram the |oint bank accounts as at 31 Decambar 2024;

Related parties Relationship Balance fnteres! rafe

fmififon VND) (% per annum)
Grean City JSC Subsidiary 5,600,000 12%
Ecology JSC Subsidiary 5,600,000 12%
Thal Son J5C Subsidiary 8,600,000 12%
Can Gio JSC Subsidiary 5 600,000 12%
Millennium LLC Subsidiary 5,600,000 12%
SV Wesl Hanoi 2 JSC  Subsidiary 5,600,000 12%
VHIZ Hal Phong JSC Subsidiary 5,688 100 12%
Metropolis Hanoi LLC  Subsidlary 4,477 000 12%
TPX Halding LLC Subsidiary 4 500,000 12%
VHIZ JSC Subsidiary 4,027 000 1249,

52,202,100

The Company has the right to recall the loan early upan request, pravided that the Lender
must send a notice to the Borrower at least two (02) worklng days in advance.

Short-term loans from the joint bank accounts are securad by shares of a subsidiary.

Detalls of unsecured long-term lending without collateral as at 31 December 2024:

Balance Interest rale
Related parlies Ralatfonship  {milion YND) (% per annum) Maturity date
SV West Hanol 2 JSC  Subsidiary 909,000 12%  From January 2026
to February 2026
G5 Cu Chi JSC Subsidiary 158,000 12% February 2026
Bao Lal JSC Subsidiary 3,877 12% February 2026
Truong Thinh J5C Subsidiary 3,000 129 February 2026
_ 1,074,877
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Vinhomes Joint Stock Company B0S-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

33. TRANSACTIONS WITH RELATED PARTIES (continued)

33.5 Other related party transactions

Allowance paid to members of the Board of Directors:
Currency: milfion YND

Allowance ()

Position Ending balance  Beginning balance
Mr. Pham Thieu Hoa Chairman 9,724 2,405
Ms. Mguyen Dieu Linh  Member 3,219 3,138
Mr. Pham Nhat Vuong  Member - -
Ms. Cao Thi Ha An Member 1,286 869
Ms. Nguyen Thu Hang Member 1,350 1,878
Mr. Varun Kapur Independent member 1,481 1,441
Mr, Mueen Uddeen Indepandant member 1,481 1,441
Mr. Hoang D. Quan Independent member 1,326 1,281
TOTAL 19,887 17,102

{*) Only includes allowance paid for position in the Board of Direclors.
Remuneration to the General Director and other members of management:

Currency; millan VND

i Remuneration
Fosition Ending balance  Beginning balance
M=, Mguyen Thu Hang Chief Executive 12 148 17,811
Officer
Other members 3z, ror 28,658
TOTAL 44,855 47,470

Allowance of Supervisory Board:

Currency: milffan YND

Pazition Ending balance  Beginning balance

Ms. Mguyen Le Van Head of the - -
Quynh Supervisory Board
up to 23 April 2025

Mr. Tran Minh Anh Head of the 310 -

Supervisory Beard
since 23 April 2025
Members of Supervisory Board 144 312

TOTAL 454 J12
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Vinhomes Joint Stock Company BO9-DN

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

34.

SEGMENT INFORMATION

The primary segment reporting format is determined to be business segments as lhe
Company’s risks and rales of return are affectad predominantly by differences in the products
and services produced. The operating businesses are organised and managed separately
according to the nature of the products and services provided, with each segment
representing a stralegic business unit that offers different products and serves different
markels, including the following seagmenls:

» Sales of inventory properties includes the transfer of properties being constructed for sale
al the Company’s real eslate projects and other real estale investment activities:

» Construction consultancy and general contractor services Include general contractor to
investor; construction consultancy and supervision and related services:

» Sales consultancy includes providing sales consulling services and brokerage services
for real estale projects developed by investors; and

» Other business activities include management, project development services for
subsidiaries; real estate business management services and other related services:
leasing activities and other relaled services: and other services.

Transfer prices betwaan business segments are set on an arm's length basis in @ manner
similar to transactions between third parties. Segment revenue, segment expense and
segment result include transfer between business segments. Those transfers are eliminated
in preparation of the Interim separate financial stalements.

Management also defines the location of the Company's principal activity which generates

revenue and profit is within the territory of Vietnam. Therefore, geographical segments are
not disclosed.
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Vinhomes Joint Stock Company BO9-DN

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

34,

35,

SEGMENT INFORMATION (continued)

(i) Unallocated income/(expenses) mainly includes financial income, ather income, finance
expenses, general and administrative expenses and other expenses.

(i) Unallocated assets mainly include cash and cash equivalents, other receivables, prepaid
expenses, loan receivables, provision for deubtful short-term receivables, other assats,
held-to-maturity investments, investments in subsidiaries, investmenis in assoclales,
investments in others, intangible fixed assets and deferred tax assel.

{iil) Unallocated liabilities mainly include statutory obligations, accrued interest expenses,
other accrual expenses, other payables and loans.

COMMITMENTS AND CONTINGENCIES

Commitment under operating leases where the Company is the lessee

The Company, as lessee, has signed land rental contracts and other operating lease
arrangements. The minimurm lease commitments as at balance sheel dates under these
operating lease agreements are as follows:

Currenay: milfflan VIND
Ending balance  Beginning balance

Less than 1 year 64 4497 B9, 780
From 1 to & years 144 298 206,308
More than 5 years 1,611,721 1,600,757
TOTAL 1,820,516 1,595,34_5_

Commitments under operating leases where the Company is the lessor

The Company, as lessor, leases offices, apartments, shophouses and villas under operating
lease agreements, The future minimum rental receivables as at the separate balance sheet
dates under these operating lease agreements ara as follows!

Currancy: milion VND
Ending belance  Beginning balance

Less than 1 year 518,816 411,345
From 1o 5 years 1,247,880 1,361 112
More than 5 years 1,495,136 1,502,141
TOTAL 3,262,932 3,274,598

o1




Vinhomes Joint Stock Company BOS-DN

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

33.

COMMITMENTS AND CONTINGEMNCIES (continusd)

Commitments related to capltal expendifure of on-going real estate projects and
development of pofeniial real esiate projects

The Company has enterad Into & number of contracts relating to the development of certain
real estate projects. The outstanding commitment on these contracts as at 31 December 2025
armounts to approximataly VND 89,627 billion (as at 31 December 2024: VND 5878 billion).

Commitments related to share transfer agreements

The company entered into a capilal transfer agreement with a corperate counterparty. As at
31 December 2025, the remaining commitment to be pald by the Company under this
agresment i= VND 1,973 billion.

Cammifments under business cooperation contracts for profit sharing and other
commitments related to real estate profects

The Company has entered into business cooperation agreements with counterparties. Under
these agreemenis, the Company is commitied to profit sharing, capital reimbursemeant, and
fulfilling other obligations in accordance with term in the agresments.

According to the business cooperation contract between the Company and a company within
the Group to co-operate In the business of components of YWu Yen Island Amusement Park,
Housing and Ecological Park project. As at 31 December 2025, lhe remaining capital
commitment thal the Company must contribute under this contract is VND 747.2 billion,

In addition, the Company entered into an investment agreeament with a business counterparty
in relation to a particn of & project owned by a subsidiary. Under Lhis agreement, the
counterparty |s entitled to & fixed dividends and bonus dividends.

Commitments related to joint venture real esiafe development projects.

The Company has oblained approvals lo form joint venture with partners to act as Investors
in several real estate projects. Accordingly, the Company and business partners are required
to contribute capital in proportion to 15% of tolal investment capital,

Commitments related to deposit for cooperation agreements in real estate profects

The Company has entered into agreements with cerlain business pariners and related parties
as part of joint investor arrangements for several real esiale projects, with {otal deposits
amounting ta VYND 113,493 billlon. As of 31 December 2025, the remalning commitment
payable by the Company under these agreamenis is VWD 80,950 billlon.

The Company has entered into agreements with several counterparties, including economics
organizations that own certain potential real estate projects. As at 31 December 2025, the
remaining commitments payable by the Company under these agreements is VND 2 660
billion,

Commitments related to payment obligations of certain subsidiaries
As at 31 December 2025, the Company is commitied lo paying under certain loan/bond/latier-

of-credit agreements of certaln subsidiaries. As at 31 December 2025, the total commitment
payable under these agreements is VND 3,955 billlon,
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Vinhomes Joint Stock Company B09-DN
NOTES TO THE SEPARATE FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
35, COMMITMENTS AND CONTINGEMCIES (continued)
Commitments related to deposit for purchasing asset purpose
In August 2025, lhe Company entered into several agreements with a counterparty fo
purchase assefs for transportation purposes. As at 31 Decamber 2025, the ramaining

commitment payables under these agreements 38,354,150 EUR.

Commitment under interest support agreements to buyers of inventory properties at
the real estate projects of the Company

According to the three-party (3) interest support agreements among the Company and its
subsidiaries as investars, buyers of inventory properties of the Company's and certain banks,
the Company and Its subsidiaries commit to support the buyers in getling loans to finance
for a part of the selling price and to settle the interest within a committed period.

Commitment to utilise assets as collateral for payment abligation of Company and
companies within the Group

The Company has used the assels of the Company fo secure certain obligations under
commercial agreements.

Commitment to securing assets for payment obligation of corporate counterparties
The Company has committed to use assets of the Company to secure for loans and debls
related to deposits from corporate counterparties to transfer real estate projects.

36, ADDITIONAL INFORMATION REGARDING THE SEPARATE CASH FLOW STATEMENT

Currency: millfan VND
Current year ~ Previous year

Actual cash received from loans during the year:

Cash received from normal loan agresments 254,435,820 80,068,226
Cash received from issuance of bonds 21,540,000 20,201,150
Actual cash payment of loans during the year:

Cash payment for normal loan agreements (265,171,104) (57,286,473)
Cash payment for principal of bonds {9,000,000) (4,440,000)
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Vinhomes Jaint Stock Company BOg-ON
MOTES TO THE SEPARATE FINANCIAL STATEMENTS (comtinued)
55 at 81 Dacember 2025 and for the year then ended
$f. EVENIS AFIER |HE SEFARA IE BALANCE SHEET LA IE
Except for the svenls subsaguent 1o the balance shest dafe as disclosed In other notes to the

separatg inancial steeMents, there is no other mattar or circumgtance that has ansen siNca
the belance sheat date that requires adjustment or disclosure in the separate financisl

statements of the Company.

Hanol, Vietnam
Ngiyen Thi Thu Thao Do Dus Hiel A Thi Hang
Pregarss Chief Ascountant Chiaf Executive Officer
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EY | Building a better working world

EY is building a better working world by
creating new value for clients, people, society
and the planet, while bullding trust in capital
markets.

Enabled by data, Al and advanced technology,
EY teams help clients shape the future with
confidence and develop answers for the most
pressing issues of toaday and tomorrow.

EY teams work across a full spectrum of
services in assurance, consulting, tax, strategy
and transactions. Fueled by sector insights, a
globally cennected, multi-disciplinary network
and diverse ecosystem partners, EY teams can
provide services in more than 150 countries
and territories.

Allin to shape the future with confidence.

EY refers to the global organization, and may refer to one or
mare, af the member firms of Ernst & Young Glebal Limited,
each of which is a separate leqgal ntity. Ernst & Young Global
Limited, a UK company limited by guarantee, does not provide
services to cllents, Infarmation abaut how EY collects and uses
personal data and & description of the rights individuals have
under data protection legislation are available via
sy.com/privacy. EY member firms do not practice law where
prohibited by local laws, For more information about our
organization, please visit ey.cam.

© 2025 Ernst & Young Vietnam Limited. &All Rights Reserved.

ey.com/en_vn



CONG TY CO PHAN VINHOMES

VINHOMES JOINT STOCK COMPANY

S6/No..  2303/2026/CV-VH

Viv: Giai trinds chénh léch bade edo tai chinh

kiém todn ndm 2025

Re. Disclosure of differences in audired
Sinancial siatements ended 31 Dec 2025

GIAI TRINH BAO CAO TAI CHINH KIEM TOAN NAM 2025

Bic lip — Tir do - Hanh phiic
THE SOCIALIST REPUBLIC OF VIETNAM

CONG HOA XA HOI CHU NGHIA VIET NAM

Independence — Freedom - Happiness

Ha Ngi, ngay 23 thang 03 nam 2026
Hanoi, March 23, 2026

DISCLOSURE OF DIFFERENCES IN AUDITTED FINANCIAL STATEMENTS
ENDED 31 DEC 2025

Kinh gitiTo: - Uy Ban Chimg Khoidin Nhi Nudc (State Securities Commission of Vietnam)

-84 Giao dich Chimg khodn Thinh phé H3 Chi Minh (Ho Chi Minh Stock Exchange)
- 8 gine dich climg Khodn Ha NO (Hanoi Stock Exclange)

Ciin cir theo khoin 4, didu 14, chuong 111, Théng tr 96/2020/TT-BTC, ban hinh ngiy 16/11/2020 va cé hidu
lye tir ngdy 01/01/2021 cim B§ Tai Chinh hidmg din vé cdng bi théng tin trén thi tnrimg chimg khodn, Cong ty €O
phdn Vinhomes (“Cong ty Vinhomes”) xin dupe gidi trinh trudmg hop loi nhudn sau thué thu nhip doanh nghiép
(“LNST™) thay ddi tir 10% o 1én so vdi cing ki nim trude:

In accordance with Article 4, Clawse 14, Chaprer Wi, Circuwlar 9620200TT-8BTC, isswued by the Minisirv of

Finance on November 16, 2020 and effective from January 1, 2021 guiding informarion disclosure on the siock marke,
Vinhomes Joint Stock Company ("Vinhomes ") would like ro explain the case where net prafit after corporate ingonte

tax (“"Net profit after tax ") changes by 10% or more compared ia the prior period last year:

(B vi vinhy’ Uris: trigu VINDY miflion VND)

Chi véw Descripiion

Nilm 2025/
31 Dec 2025

Niim 2024/
31 Dec 2024

Chénh
I§ch/
Difference

Gilsid thich |
(Explanation}

Loi nhuiin sau thué TNDN
biio céio thi chinh hgp nhit
kiém todn nim 2025

(Profit after tax of the auditted
consolidated financial
statement ended 31 Dec 2025)

43.334.776

35.072.686

8.262.090

23.6%

A

(i)

Lgi nhudn sau thué TNDN
bio cdo tii chinh riéng kiém
toin nim 2025

{ Prafit after tax of the auditted
separafe financial statement
ended 31 December 2025)

35.890.163

32.964.172

2.925.99]

8.9%

(iT)

(i) Leri nhuiin sau thué TNDN theo bdo cdo tii chinh hgp nhiit kiém todn nim 2025 ting 8.262 ty ddng, twong (mg
ting 23,6% so vdi nim 2024, chil yéu do cdc nguyén nhin san diy:



Net profit after tax of the auditted consolidated financial siatement for the year ended 3] Dec 2025 increased by
VND 8,262 billion, equivalent to a increase of 23,6% compare to prior vear, mainly due to the following reasons:

Lgi nhudn gdp tir bén hing va cung cdp dich vy tang 13.375 ty ddng so véi nm trude chii yéu do doanh thu
ciia hoat dng ban hing va cung cap dich vy trong nim nay ting so vidi nim trudc;

Gross profii from salex of goody and rendering services increased by VND 13,375 billion, muinly due (o the
increase in revenues during the year compared io the prior year;

Doanh thu tir hoat d8ng ti chinh ting 2.487 ty ddng so véi ndm trude chii yéu do ting thu nhip tir thanh 1§
théa thufin coe chuyén nhigng cd phin;

Revenue from financial aervities increased by VND 2487 biffion, mainly due o the increase in gain from
termination of deposits agreement from share transfer;

Chi phi ti chinh ting 4.664 1y dbng so vai nam tnrde chii yéu do ting sb dur vay va ng so véi nim trude dé
phyc vy hogt dgng kinh doanh;

Financial expenses increased by VND 4,664 billion, mainly due to the increase In loan and labilities balances
compared to the prior year to serve business activities;

Chi phi bin hang giam 1.892 ty dbng so véi nim trude, chi yéu do giam chi phi bén hing cda hopt dong
chuyén nbuwgng bt djng sin;

Selling expenses decreased by VND 1,892 billion, mainly due to the decrease in selling expenses of real estate
properties delivered in the year;

Chi phi quén 1y doanh nghiép ting 1.595 ty ddng so véi ndm trude, chi yéu do ting chi phi i wro.

(reneral and adminisirative expenses increased by VND 1,393 billion, mainly due ro the increase in donation
ENPEnSes;

Ehiéphi thué thu nhip doanh nghigp hién hinh ting 3.700 1y dbng so véi nim trude do ting lgi nhugn tinh
thué,

Current corporate income tax expenses increased by VND 3,700 billion due ro the increave of toxabie profii

(i) Lgi nhufin sau thud TNDN theo béo céo tai chinh rifng kidm todn nm 2025 thng 2,925 1y ddng, tromg (mg tang
8,9% so vdi nim 2024, chit yéu do cfic nguyén nhin sau diy:

Net profit after tax of the separate financial statements for the year ended 31 December 2025 increased by VNI
2,925 billion, equivalent to the increase of 8.9%, mainly due to the following reasons:

Lgi nhudn gdp tir bdn hing va cung cp dich vy ting 1.154 1y ddng so vdi nim trude chii yéu do doanh thy
cua hogt dng bin hing ﬁcungi dich vy trong nim tng so vai ndm nsde,

Gross profit from sales of goods and rendering services increased by VND 1,154 billion, mainly due 1o the
increase i revenues during the year compared to the priar year,

Doanh thu tir hogt d0ng t&i chinh ting 5.484 ty dbng so vdi ndm trude chi yéu do bién ding cia cde khodn
cb tirc dupe chis;

Revenue from financlal activitles increased by VND 3,484 billion, mainly due 1o fluctuations in income from
dividends;

Chi phi tii chinh ting 5.331 ty dong so voi ném trude chit yéu do thng sb du vay va ng so vdi nim trnude d4é
phyc vu hogt djng kinh doanh;

Financial expenses increased by VND 5,331 billion, mainly due to the increave in loan and labilities balances
compared fo the prior year to finance business acitvities;

Chi phi bin hing gidm 1.637 ty ddng so vdi nim tnrde, chit yéu do giim chi phi bin hing cim hogt dong
chuyén nhugng bit djng sin;

Selling expenses decreased by VND 1,637 billion, mainly due to the decrease in selling expenses of real estare
properties handed over in the year;

Chiépll[ thué thu nhip doanh nghiép hién hanh gidm 1,127 1y ddng so v&i niim trude do gidm lgi nhugn tinh
thué.

Current corporate income fax expenses decreased by VND 1127 billion due fo the decrease of taxable profit
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Noi nhin/Recipients: )
- Nhir trén /As above, guisi dgi dign theo phip ludy/ ﬁ/
= Luu ! Archived Legal representative
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