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CONG BO THONG TIN DINH KY BAO CAO TAI CHINH

Kinh giri: S& Giao dijch Chimg khodn Ha Noi

Thue hién quy dinh tai khodn 3 Piéu 14 Thong tr 50 96/2020/TT-BTC ngay
16/11/2020 ciia B Tai chinh hwéng din cdng bd théng tin trén thi trudmg chimg
khoén, CTCP Vinhomes thye hién cong bo thong tin bio cdo tai chinh (BCTC)
kiém todn ndm 2025 véi So Giao dich Chirng khoan Ha Néi nhu sau:

1. Tén t chirc: Cong ty C& phan Vinhomes

- Ma chimg khodn: VHM
- Dija chi: Téa nha van phong Symphony, Puémg Chu Huy Min, Khu 46 thj
Vinhomes Riverside, phuémg Phiic Loi, Thanh phd Ha Ni

- Dién thoai lién hé/Tel: +84 24 39749350 Fax: .....cccoivvrinevieniiienns
= Bmaih e - .. Website: hitps://vinhomes.vn/

2. Ngi dung t!mng 'un Cﬂng bﬂ
- BCTC nam 2025

M BCTC riéng (TCNY khong c6 cong ty con va don vi ké todn cap trén
¢é don vj true thube);

BCTC hop nhit (TCNY ¢é cong ty con);

O BCTC tong hgp (TCNY ¢é dom vi ké todn truc thube t6 chitc bd may
ké todn riéng).

- Cic truémg hop thude dién phai giai trinh nguyén nhéan:
_+ T6 chirc ki_ém todn dua ra ¥ kién khong phai la y kién chdp nhin toan phin
doi vai BOTC (doi vii BOTC da durge soidt xét/kiém todn nim 2025)

0 Cé Khéng
Vén ban giai trinh trong trudmg hep tich cé:
O Co M Khong

+ Loi nhudn sau thué trong ky béo cdo ¢ su chénh 1&ch trude va sau kiém
todn tir 5% trr 18n, chuyén tir 16 sang i hodc nguge lai (&ﬁl vdi BCTC duge kiém
toan ndm 2024):

0O Cé M Khong

Vin ban giai trinh trong truomg hop tich co:



O Co & Khong

+ Lii nhudin sau thué thu nhdp doanh nghigp tai bio cdo két qua kinh doanh
elia ky béo cdo thay déi tir 10% trdr 1€n so voi béo cdo cling k¥ ndm trurdc:

M Co J Khong
Vin ban gidi trinh trong trirdmg hop tich cé:
Co O Khéng

+ Lo nhudin sau thué trong k¥ bdo cdo bj 16, chuyén tir 1ai & bido cdo cling ky
ndm trirde sang 16 & ky nay hodc nguge lai:

O Cé ' Khong
Vin bdn gidi trinh trong trudmg hop tich cé:
O Cao B Khong

Théng tin nay da duge cong bd trén trang thong tin dién tir ciia cong ty vao
ngay: tai dudmg dén: https://vinhomes.v/vi/bao-cao-tai-chinh

Tai ligu dinh kém:
~-BCTC n&m 2025
- Vin bén gidi trinh

Pai dién td chire
Ngudi dai dién theo phap ludtNguai UQCBTT
. ghi 1§ ho tén, chirc vy, déng diu) /—//




CONG TY CO PHAN VINHOMES

VINHOMES JOINT STOCK COMPANY

SoMNo.:  23032026/CV-VH

Viv: Gidd trinh ehénh Iéch bdo cao tél chinh

kiém todin nam 2025

Re, Disclosure uf differences in audited
financial statemenis ended 31 Dec 2025

GIAI TRINH BAO CAO TAI CHINH KIEM TOAN NAM 2025

Dic ldp — Tir do — Hanh phic

THE SOCIALIST REPUBLIC OF VIETNAM
Independence — Freedom - Happiness

CONG HOA XA HOI CHU NGHIA VIET NAM

Ha Ngi, ngay 23 thang 03 nam 2026
Hanoi, March 23, 2026

DISCLOSURE OF DIFFERENCES IN AUDITTED FINANCIAL STATEMENTS
ENDED 31 DEC 2025

Kinh giti'To: - Uy Ban Chimg Khoan Nhit Nude (State Securities Commission of Vietnam)

- §& Giso dich Chimg khodn Thanh phé Hd Chi Minh (Ho Chi Minh Stock Exchange)
= 8 giao dich cliug Kwin Ha Noi (Hanol Steck Exchange)

Cén cir theo khodn 4, digu 14, chuong 11, Théng tr 96/2020/TT-BTC, ban hinh ngay 16/11/2020 vi ¢6 hiéy

lge tiv ngdy 010172021 cim Bd Tii Chinh hinmg diin vt edng bo théng tin trén thi tneemg chimg khedn, Cong ty 0
phin Vinhomes (“Coiig ty Vinhomes™) xin dirge gidi tinh tiuimg hgp lgi nhufn sau thué thu nhip doanh nghigp
("LNST") thay ddi tir 10% tré lén so véi cling ky nm trudre:
In accordance with Article 4, Clause 14, Chapter I, Circular 962020 TT-BTC. isxwed by the Mintary or
Finance on November 16, 2020 and effective from January 1, 2021 guiding information disclosure on the stock market,
Finhomes Joint Stock Campany (*Vinhomes *) would like 1o explain the caxe where net profit after corparate incomy

tax { “Net profit after tax ") changes by 10%6 or move compared 1o the prior period last year:

(Bharr v tindy’ Lintie: eriga VINDY million VNI

Chi tiéw/ Description

Niim 2025/
31 Dec 2025

Nim 2024/
31 Dec 2024

Chénh
lgch/
Difference

Gidi thich
(Exphination)

L nhufn sau thué TNDN
bio clo thi chinh hop nhit
kiém todn nam 2025

{Frafit after tax of the auditted
consalidated financial
statemini ended 31 Dec 2025}

43.334.776

35.072.686

8.262.090

23.6%

(i)

Lei nhugn sau thue TNDN
bio cdo ti chinh rigng kiém
toin ndm 2025

{ Prafit after tax of the auditted
separare fincmeiol statement
endid 31 December 2025)

35.890.163

32.964.172

1.925.991

8.9%

(i)

(i) Lefi nhufin sau thué TNDN theo bio cdo thi chinh higp nhit kidm todn niim 2025 ting 8.262 t¥ dbng, tuong (mg

tiing 23,6% so vdi niim 2024, chi yéu do cdc nguyén nhin sau diy:




Net praflt after tax of the auditred consolidated financial siatement for the vear ended 31 Dec 2025 increcsed Iy
VND 8262 billion, equivalent to a increase of 23,6% compare 1o prior year, mainly due (o the following recsons

Lyri nhudin gdp tir ban hing va cung cip dich vy ting 13.375 1y ddng so véi ndm tre chi yéu do doanh th
et hogt ding bin hiing vl cung ciip dich v trong ndm nav ting xo vdi nEm trinde;

Gross profit from sales of goods and rendering services increased by VND 13,375 billion, mainly due to the
increase in revemues during the year compared to the prioy year!

Doanh thu tir hogt dr:atﬂ chinh ting 2487 ¢y ddng so véi niim trude chii yéu do ting thu nhip tir thank 1§
thaa thudn coc chuyen nhirgmg co phing

Revenue from financial activities incréased by VND 2487 billion. mainly dug to the increase in gain from
rermination of deposits agreement from share transfer;

Chi phi ti chinh ting 4.664 ty déng 50 vai nam trude chit yéu do ting 56 du vay v ng so vii ndm tnne dé
phuc vy hoat déng kinh doanh;

Financial expenses increased by VND 4 664 billion, mainly due to the increase inloan and liakilities balances
compared to the prior year fo serve business activiries;

Chi phi bin hing gidm 1.892 1 dbng so véi nim trude, chid yéu do ghim chi phi ban hing i hogt didng
chuyén nhirgmg bit dong sin;

Selling expenses decreased by VND 1,892 biltion, 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 1y déng so véi nim tnrée, chil yéu do tang chi phi tii 1o

General and administrative expenses incroased by VND 1,593 billion, mainly due to the tncrease in dosation
expenses;

CI::‘é phi thué thu nhip doanh nghiép hién hanh ting 3.700 ty déng so véi nam trude do tng b nhudn Lok
thug,

Current corporate income 10X expenses fnoreased by VND 3,700 billion die to the increase of axabiy proril.

(ii) Liod nhufin sau thué TNDN theo bio cio 1 chinh ridng kifm todn niim 20235 tang 2.925 1y déng, tuong (mg ting
B.9% 50 voi nim 2024, chi yéu do che nguyén nhin sau diy:
Net profit after tax of the separate financial statementy for the year ended 31 December 2023 increased by FND
2,923 billion, equivalent to the increase of 8 9%, mainly due to the following reayons,

L nhufin ghp tir bin hing vi chip dich vy ting 1.154 ty dbng so voi nikm trudie chi yéu do doanh thy
el hoat ddng bin hiing vinmtmdiuhw trong nim tdng so vai ndm trudc,

Grass profit from sales of goods and rendering services increased by FND 1,154 billion, mainly due 1o 1he
increase in revenues during the year compared 1o the prior year;

Doanh thu tir hogt déng tal chinh ting 5.484 t¥ dbng so véi nim trude chi yéu do bidn ddng ofin cde khodn
ob tire duge chin;

Revenue from financiol activitiey increased by VND 5,484 billion, mainly due to fluctuations in income from
dividends;

Chi phi tal chinh thng 5.331 ty dbng so vdi nim trude chi yéu do tang sb dur vay v ng 5o vdi nim trnde 3¢
phye vy hogt ddng kinh doanh;

Financial expenses increased by VND 5,331 billion, mainly due to the increase in loan and labilitiex balunces
compared to the prior year (o finance business activities;

Chi phi bin hing giam 1.637 ty déng so vdi nam trrde, chit yéu do gidm chi phi ban hing ciia hogt donz
chuyén nhurgng bt ddng sin;

Selling expenses decreased by VND 1,637 billion, mainly due to the decrease in selling expenses of real vstare
properties harsled aver in the year;

cm&pm thué thu nhitp doanh nghiép hign hianh gidgm 1,127 ty ddng so vai ndm trude do gidm lgi nhudn tink
thu

Current corperate inconie fax expenses decreased by VND 1.127 billion due to the decrease of taxable prajil.



Noi nhin/Recipients:
- Nhir trén /ds abave. g dai dign theo phap lujv/
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Béo céo tai chinh hop nhét
honamta chinh kbt ngay 31 ang 12 nam 2025




Céng ty Cé phan Vinhomes
Bao cdo tai chinh ho'p nhét

Cho nam tai chinh két thiic ngay 31 thang 12 nam 2025




Céng ty C6 phan Vinhomes

MUC LUC

Théng tin chung

Béo céo clia Ban Téng Giam déc

Bao cao kiém toan déc lap

Bang can déi ké toan hop nhéat

Bao cdo két qua hoat déng kinh doanh hop nhét
Bdo cdo Iwu chuyén tién té hop nhét

Thuyét minh bao céo tai chinh hep nhat

Phu lue 1 — Danh sach cong ty con tai ngay 31 thang 12 nam 2025

10-11
12 -14
16 - 99

100 - 104



Cong ty C6 phan Vinhomes
THONG TIN CHUNG

CONG TY

Céng ty Co phén Vinhomes ("Céng ty”) 1a mdt cong ty cb phan dwoc thanh lap theo Luat Doanh
nghigp cda Viét Nam theo Gidy Chirng nhan Bang ky Kinh doanh s6 0103022741, do S& Ké hoach
va Bau tw Thanh phd Ha N6l cap ng:g 8 thang 3 nam 2008 va duoe cap lai Gidy Ching nhan Hang
kj Doanh nghigp Cﬁngg Cé phén s 0102671877 véo ngay 5 thang 8 nam 2010. Cong ty sau dé
ciing nhan duge cac Gidy Chimg nhan Béng ky Doanh nghiép sira ddi vi lan sira ddi gan nhat 1
lan thir 38 ngay 29 thang 4 nam 2025.

Hoat déng chinh trong nam hién tai cla Cong ty la phat trien va kinh doanh bat dong san, cho thué
v&n phaing, cung cap dich vu quan Iy bat 8ong sdn va céc dich vu lign quan, cung cap dich vu tong
théu xay dung, dich vu tu van, thiét k&, giam sat va quan |y xay dung.

Cong ty 6 try s& chinh @3t tal toa nha vén phong Symphony, Buéng Chu Huy Man, Khu do thi
Vinhomes Riverside, Phusdng Phic Lo, Thanh pho Ha Néi, Vigt Nam va hai chi nhanh déc 1ap tal Dy
&n Khu 86 thj sinh thal Dream City, X& Nghia Try, Tinh Hing Yén, Viét Nam va Budng Ha Noi,
Phuérng Héng Bang, Thanh phé Hai Phong, Viét Nam.

Tap doan Vingroup — Cong ty CP |a cbng ty me cta Cong ty. Tap doan Vingroup — Cong ty CP va céc
céing ty con dwgc goi chung sau day la Tap doan.

HOI DONG QUAN TR

Cac thanh vién Hol ddng Quén tri trong ndm va vao ngay 14p bao cao nay nhu sau:

Ong Pham Thiéu Hoa Chu tich

Ba Nguy&n Digu Linh Thanh vién

Ong Pham Nhat Vuong Thanh vién

Ba Cao Thi Ha An_ Thanh vién

Ba Nguyén Thu Hang Thanh vign

Ong Varun Kapur Thanh vién dbc 1ap
Ong Mueen Uddeen Théanh vién @oc 1ap
Ong Hoang D. Quan Thanh vién doc lap
BAN KIEM SOAT

Cae thanh vién Ban kiém soat trong ndm va vao ngay lap bao cao nay nhu sau

Ong Tran Minh Anh Truéng Ban 86 nhiém ngay 23 thang 4 nam 2025
Ba Nguyén L& Van Quynh Trudng Ban Mi&n nhigém ngay 23 thang 4 nam 2025
Ba Pham Nage Lan Thanh vién

Ba Hoang Thi Phuong Thanh vién B6 nhiém ngay 23 thang 4 nam 2025
Ba L& Thi Duyén Thanh vién Mién nhigm ngay 23 thang 4 nam 2025
BAN TONG GIAM BOC

Céc thanh vién Ban Téng Giam dbc trong n@m va vao ngay lap bao cao nay nhu sau:

Ba Nguyén Thu Hang Téng Giam déc
Ba Mai Thu Thiy Pho Tang Giam doc
Ong Dang Minh Hai Phé Téng Giam dbc

Ong Pham Van Khwong Phé Téng Giam dbc Mién nhiém ngay 9 thang 8 nam 2025




Céng ty Cé phan Vinhomes

THONG TIN CHUNG (tiép theo)

NGUO'l DAI DIEN THEO PHAP LUAT

Nguoi dai dién theo phap luat cia Coéng ty trong nam va vao ngay lap bao cao nay nhuw sau:

Ong Pham Thiéu Hoa Chu tich Hoi ddng Quan tri
Ba Nguyén Thu Hang Tong Giam déc
Ong Pang Minh Hai Pho Téng Giam déc

KIEM TOAN VIEN
Cong ty Trach nhiém H@u han Ernst & Young Viét Nam |1a coéng ty kiém toan cho Céng ty.




Céng ty C6 phan Vinhomes
BAD CAQ CUA BAN TONG GIAM BOC

Ban Téng Giam dbc Cong ty C& phan Vinhomes ('Cang ty") trinh bay bao céo nay va bao cao fai
::hir'g'n hop nhét clla Cang ty va edc cng ty con cho ndm t&i chinh két thuc ngay 31 thang 12 nam
2025.

TRACH NHIEM CUA BAN TONG GIAM BOC DOI VO BAO CAO TAI CHINH HQ'P NHAT

Ban Téng Giam a8c chiu trach nhigm d&m bdo bao céo tai chinh hop nhat cho ting ném tal chinh
phan anh trung thire va herp Iy tink hinh 81 chinh hop nhit, két qua hoat dgng kinh doanh hop nhat
va tinh hinh luu chuyén tign (& hop nhat cla Cdng ty vé céc cdng ty con trong ndm. Trong qua trinh
l&p béo céo tai chinh hop nhat nay, Ban Téng Gidm déc can phai:

» lwa chon cée chinh sach ké toan thich hop va 4p dung céc chinh sdch ndy mt céch nhat quan,
v thirc hidn céc danh gia va udre tinh mdt cach hop |y va thén trong,

»  ndu rd cdc chudin muc ké toan ap dung cho Cong ty va céc céng ty con od dugc tuln thi hay
khéing va 14t ca nhiing sal léch trong yéu so vori nhiiing chudn muc nay da dugc trinh bay va gial
thich trong bédo cao tal chinh hop va

b |&p bdo cao tai chinh hop nhét trén co s& n%kg'ﬂﬂ tic hoat ddng llén tye trir tnedng hep khing
thé cho rang Céing ty va cac cdng ty con s& tigp tuc hoat ding.

Ban Téng Gidm Gic chiu trach nhiém Gam bao vide cac sb sach ké toan thich hop dugc I gitr 68
phan anh tinh hinh tai chinh hop nhét ciia Céng ty va cac cang ty con, véi mire 86 chinh xac hop Iy,
tal bét ky théd didm nao va Gam bao rdng cac sd séch ké toan tuén thl véi ché do ke toan da dugc
ap dyng. Ban Téng Gidm déc cing chiu trach nhigm vé vigc quan Iy cac 1ai san cla Cang ty va cac
cfing ty con va do 8a phai thuc hién cdc bién phap thich hop 38 ngén chin va phat hign cac hanh vi
glan l&n vé nhimng vi pham khac.

Ban Tdng Giam dbc cam két g2 tuan thi nhing yéu cdu néu trén trong viéc 18p bao céo tal chinh hop
nhat kém theo.

CONG BO CUA BAN TONG GIAM DOC

Theo ¥ kién ciia Ban Téng Gidm ddc, bdo cdo tal chinh hop nhat kém theo phan anh trung thyc va

:Ep Iy tinh hinh tai chinh herp nhit ciia Cong ty va céc cong ty con véo ngdy 31 thang 12 nam 2025,
t qua hoat dong kinh doanh hop nhét va tinh hinh lvu chuyén tién t8 hop nhat cha ndm tai chinh

két thiic ciing ngay phi hop v céc Chudin mure ké todn Vigt Nam, Ché ¢ ke tean doanh nghigp Viet
A cac quy dinh phap Iy cb fién quan dén viéc lap va trinh bay bao cao tal chinh hop nhét,

H}'%

Ha Ngi, Vigt Nam

Ngay 20 thang 3 nam 2026
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Shape the future
with confidence

54 tham chidy: 11536456/68627408-HN

BAO CAO KIEM TOAN BOC LAP

Kinh givi:  Quy cé déng cla Cong ty Co phén Vinhomes

Ching toi @& kiém toan bao cao tai chinh hop nhat kém theo cla Cong ty GO phén Vinhomes ("Cong ty")
va cac cong ty con (sau day goi chung |4 "Céng ty va cac obng ty con’) duec iap ngay 20 thang 3 nam
2026 v& duoe trinh bay tir trang 6 @én trang 99, bao gém bang can ddi ké toan hop nhat tal ngay 31
thang 12 nam 2025, bao cao k&t qué hoat dong kinh deanh hop nhat vé bao céo luy chuyén tién & hep
nhét cho nam tai chinh két thic cing ngay va cac thuyét mirth bao cao tai chinh hop nhét kém theo.

Trach nhiém cila Ban Téng Giam dbc

Ban Téng Giam dbc Cong ty chiu trach nhigm vé viée lap va trinh bay trung thyc va hop Iy bao cao tal
chinh hap nhét cla Cong ty va cac cong ty con theo cac Chudn muc ke toan Vigt Nam, Ché da ké toan
doanh nghiép Vigt Nam va cac quy dinh phép ly co lién guan dén viéc 1ap va trinh bay bao cao tal chinh
hop nhét va chiu trach nhiém vé Kiém soat ndi bo ma Ban Téng Giam déc xac dinh I3 cn thiét dé dam ;\
uar;grﬁng vic |4p va trinh bay bao cao tal chinh hop nhét khdng co sai st trong yéu do gian [an hodc Cs
n lan.

Trach nhiém ctia Kiém todn vién
Trach nhigm cda chung 181 12 dua ra j kién vé bao céo tai chinh hop nhét dya trén két qué clia cude /’,f
kibm toan, Ching toi da tién hanh kiém todn theo cac Chudn muc kiém toan Vigt Nam. Cac chusn mue 5>

nay yéu cAu ching 8l tuan thi chudn mire vé céc quy dinh vé dao die ngh& nghiép, 1&p ké hoach va
there hién cube kiém toan d& dat duot sy ddm bao hop Iy vé viéc ligu bao cao tai chinh hop nhat cla
Cong ty v& c4c cdng ty con co cén sai s6t frong yéu hay khong.

Cong vide kigm toan bao gém thue hién cac thii tuc nham thu thap cac bing ching kiém todn vé cac sb
fidu va thuyét minh trén bao céo téi chinh hop nhat, Céc thi tuc kiém toan duos lua chon dua trén xét
doan cda kiém toan vién, bao gém danh gia rli ro co sai sot trong yéu trong bao cao tai chinh hgp nhat
do glan 1&n hodic nham [&n Khi thire hign danh gid céc riii ro nay, kiém toan vién da xem xel kiem soat
néi bd cia Cang ly lién quan dén vigc 1ap v4 trinh bay bao cao tai chinh hap nhat trung thye, hop 1y
nhém thiét ké cac thit tue kidm toan pho herp véi tinh hinh thue t&, tuy nhién khéing nham muc dich dua
ra y kién vé hitu qua cua kiém soat ndi bo clia Cong ty Cang viec ktim toan clng bao gom danh gia
tinh thich hop cla cac chinh sach k& todn duoc &p dung va tinh hop Iy clia céc Loc tinh ke todn cia
Ban Tang Giam déc cing nhur dédnh gid viéc trinh bay téng thé bao cao tal chinh hop nhat

Chting 1l tin twdng réng cac béng chirng kiém toan ma chung t6i da thu thap duoc ia day di va thich
hop 62 lam co s& cha ¥ kign kiém toan cla ching toi

drrmerndesny Ty nl B & Toenp G0t Cmitus
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Shape the future
with confidence

Y kién ctia Kiem todn vién

Theo ¥ kién clia ching tdi, bao céo tai chinh hop nhat 43 phan anh trung thue va hop Iy, trén cac khia
canh trang y&u, tinh hinh t&i chinh hop nhat cia Céng ty va céc ctng ty con tai ngay 31 thang 12 nam
2025, cing nhu ké&t qua hoat dong kinh doanh hop nhat va tinh hinh luu chuyén tign t& hep nhét cho
nam tai chinh két thic eling ngay, phi hop véi cdc Chuan muc ké todn Viét Nam, Ché do ké toan doanh
nghiép Viét Nam v& céc quy dinh phap Iy cé lign quan dén viée iap va trinh bay bao céo tal chinh hop

nhat.

’ Pham Viét Anh
Pho Téng Giam dbc _ Kidm todn vién
Sb Gidy CNDKHN kiém toan: 2688-2023-004-1 S6 Gidy CNEKHN kiém toan: 5056-2022-004-1

Ha NI, Vigt Nam

Ngay 23 thang 3 nam 2026

i i 11116 Ul Eomid L W g Tl Lniiile)



Céng ty Co phan Vinhomes

BANG CAN BOI KE TOAN HOP NHAT
ngay 31 thang 12 nam 2025

ton vj tinh. trigu VND

BO1-DN/HN

Ma Thuyét
s6 | TAI SAN minh 84 cudi ndm S6 ddu nam
100 | A. TAISAN NGAN HAN 496.890.087 285.478.928
110 | . Tién va cac khoan trong durong
tién 5 49.961.891 28.780.123

111 1. Tién 18,741,905 21.633.818
112 2. Céc khoan twong duong tign 31.210.986 7.146.307
120 | Il Béu tw tai chinh ngan han 6 2.250.178 5.391.872
121 1. Chirng khoan I-:Jnh doanh = 3.628.250
123 2 Pau tw ndm gilr dén ngay

dao han 2.259.178 1.763.622
130 | lll. Céc khodn phai thu ngéan han 219.949.950 168.405.984
131 1. Phai thu ngan han cla

khach hang 7.1 23.488,063 19,307,672
132 2. Tra trude cho nguéi ban

ngan han 7.2 67.413.379 23.593.399
135 3. Phai thu vé cho vay ngén han ] 4.404 937 8.429.883
136 4. Phaithu ngan han khac 9 124.910.100 117.395.914
137 5. Du phang phai thu ngan han

khé dai 10 (266.529) (321.084)
140 | IV. Hang tén kho 11 131.414.569 54.696.048
141 1. Hang tdn kho 131520017 54.753.923
149 2. Dy phting gldm gia hang

tbn kho (106.448) (57.875)
150 | V. Tal sén ngdn han khéc 93.304.499 28.204.901
151 1. Chi phi ra trwde ngédn han 12 1.978.385 1.076.963
162 2. Thueé GTGT dwge khau trir 2.397.303 1.230.545
163 3. Thué va cac khoan khac phai

thu Nha nude 22 56.085 53619
165 4 Talsan ngan han khac 13 BB.B72.718 25843774
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Céng ty Cé phan Vinhomes

BANG CAN BOI KE TOAN HOP NHAT (tiép theo)

ngay 31 thang 12 nam 2025

BO1-DN/HN

Bon v tinh: tridu VND

=

ma Thuyét
s0 | TAl SAN minh 50 cudi nam 50 dau nam
200 | B. TAISAN DAl HAN 290.967,180 278.730.432
210 | . Cac khoan phai thu dai han 71.613.853 107.670.320
215 1. Phai thu v& cho vay dai han 8 6.001.345 10.896.805
216 2. Phal thu dai han khac 8 65.612.508 96.773.515
220 | Il Taisdn co dinh 22,356,422 14.622,184
221 1. Taisan cb dinh hou hinh 14 21.268.642 13.573.081
222 Naguyén gla 24 605,666 15.0682.471
223 Gia irj khau hao |0y ké (3.337.024) (2.400.390)
224 2. Tal san cb dinh thué tal chinh 67.8671 51.621
225 Nguyén gia 68.995 54,034
226 Gia fr| khau hao |y ke (1.324) {2.413)
227 3. Tai san co dinh v hinh 15 1.020.108 997 482
228 Nguyén gia ) 1.484 761 1.387.968
229 Gia tr| hao mon 0y ke (464.652) (380.488)
230 | . Béat dong san dau tw 16 15.918.397 16.916.463
231 1. Nguyén gia 18.724.094 19.137.718
232 2 Gia tri khau hao liy ké (2.804.6897) (2.221.255)
240 | IV. Tai san do dang dai han 95922435 81.990.475
242 1. Chi phi %8y dung co ban

der dang 18 95922.435 81980475
250 | V. Dau tw tai chinh dai han 19 12.417.414 12.519.070
252 1. Badu tw vao cang ty lign két 18.1 192.819 180.680
253 2. Bu tu godp vin vao don v

khac 19.2 12.222.096 12,284 236
255 3. Dau tr ndm gil den ngay

dao han 19 2.499 34 154
260 | VI. Taisan dai han khac 72.737.659 45,011,920
261 1. Chi phi tra trede dai han 12 4100853 2.875.918
262 2. Taisan thué thu nhap hofn lai | 36.3 1.000.778 1.182.428
268 3. Taisan dai han khac 13 67 341,923 40.471.695
269 4. Loij thé thuong mai 20 284,305 481.878
270 | TONG CONG TAI SAN 787.857.267 564.209.360
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Céng ty Cé phan Vinhomes BO1-DN/HN

BANG CAN BOI KE TOAN HOP NHAT (tiép theo)
ngay 31 thang 12 nam 2025

Son vj tinh: trigu VIND

Thuyét y
M3 56 | NGUON VON ik S6 cudi ném Sé dhu nam

300 | C. NO' PHAITRA 538.640,560 343.465.385
310 |1l Nongéan han 343.080.159 278.532.295
3 1. Phai tré ngudi ban ngan han 211 19.961.475 19.959.852
312 2. Nguol mua trd tign trude

ngan han 212 B7 602 668 40 286.424
313 3. Thug va cac khoan phai ndp

MNha nuoc 22 14.181.866 165.274.556
315 4. Chiphl phai trd ngén han 23 60.793.730 39.485.587
318 5. Deanh thu chug thire hign

ngan han 24 316.958 405.254
318 6 Phaitra ngén han khac 25 116.577.331 128 3B0.588
320 7. Vay va no thué tai chinh

ngan han 26 43.376.868 34 276.497
321 8. Dy phong phai tré ngan han 27 279,262 483 427
330 | N. No daihan 195.550.401 64.833.090
332 1. Ngudl mua trd tign trudc

dai han 21.2 5.486.026 B.158.308
333 2. Chi phi phal tra dai han 23 66,245 305477
338 3. Doanh thu chura thyc hign

dal han 24 354 063 487.493
337 4. Phal \ra dai han khac 25 81.470.064 7.221.078
338 5 Vay va ng thué tai chinh dal

han 26 102.845.888 47.015.689
341 6. Thué thu nhap hodn lai

phal tra 36.3 2.171.818 1.464.041
342 7. Dy phéng phai tra dai han 27 2046208 2.270.008




Céng ty C6 phan Vinhomes

BANG CAN BOI KE TOAN HOP NHAT (tiép thea)
ngay 31 thang 12 ném 2025

BO1-DN/HN

Ban vj tinh: trigu VND

Ma Thuyédt
si | NGUON VON mirth 5S4 cudi ndm 54 Gdu nam
400 | D. VON CHU SO HUU 249.216.707 220.743.975
410 | I Vénchi s6 howu 28 249.216.707 220.743.975
411 1. uancﬁpbén dé phét hanh 41.074.120 41.074.120
411a - hé théng ed
quyén mﬁo 41.074.120 41.074.120
412 2. Thang du vén mi hin (6.755.610) (6.755.610)
420 3. Quy khac thude chil 50
hiku 1.116.318 1.111.316
421 4. Lol nhuan sau thué chua
phan phéi 202.644.241 167.205.815
421a - Lgi nhuén sau thué chua
phén phéi dén cudi nam
_ trude 167.200.815 133.386.779
421b - Lof nhu@n sau thué chira
phan phéi trang ndm 35.443.426 33819.036
429 5 Lol ich clia cd dong khodng
kiém soat 11.137.840 18.108.334
440 | TONG CONG NGUON VON 787.857.267 564.209.360
Tran Thi Nhir Higu B85 buc Higu
Nguér lap Ké todn truting




Céng ty Cé phan Vinhomes

BAQ CAO KET QUA HOAT BONG KINH DOANH HOP NHAT

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

Blon v tinh: tigu VND

BOZ-DN/HN

M4 Thuét
s | CHITIEU minh N&m nay N&m trude
01 | 1. Doanh thu bén hang va cung cip

dich vu 29.1 153.270,923 102.323.186
02 | 2. Cac khoan giam trir doanh thu 291 - -
10 | 3. Doanh thu thudn vé ban hang va

cung cép dich vu 29.1 153.270.923 102.323.186
11 | 4. Gia vbn hiang ban va djch vy

cung cap 30 (106.928.352) (69.355.948)
20 | 5. Leinhudn gdp vé ban hang va

cung cap dich vy 46.342.571 32.967.237
21 | 6. Doanh thu hoat dgng tai chinh 29.2 29.331.638 26.844.293
22 | 7. Chi phi taichinh 31 (15.151.171) (10.487.365)
23 Trong do; Chi phl l&i vay va phat

hanh trdi phigu (11.213.790) (7.589.251)
24 | 8. Phén Iai trong cong ty lién két 191 2.139 321
25 | 9. Chiphiban hang 32 (1.899.284) (3.791.457)
26 | 10. Chi phi quan ly doanh nghigp 32 (6.188.358) (4.593.011)
30 | 11. Loi nhuan thudn tir hoat dong

kinh doanh 52.437.535 40.942.908
31 | 12. Thu nhap khéc 33 1.371.116 1.163.593
32 | 13. Chi phi khac 34 (998.745) (1.258.552)
40 | 14. Loi nhudn/(18) khac 372.371 (94.959)
50 | 15. Téng loi nhudn ké toan trude thué 52,808.906 40.847.949
51 | 16, Chi phi thué TNDN hién hanh 36.1 (8.585.601) (5.667.211)
52 | 17. Chi phi thué TNDN hodan lai 36.3 (889.529) (108.052)
60 | 18. Loi nhudn sau thué TNDN 43,334.776 35.072.686
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Céng ty Co phan Vinhomes

BAO CAD KET QUA HOAT BONG KINH DOANH HOP NHAT (tiép theo)
cho nam tai chinh két thic ngay 31 thang 12 nam 2025

BOZ-DN/HN

Ban v tinh: tridy VND

Ma Thuyét
s | CHITIEU minh Nam nay Nérm trude
61 | 19. Loi nhuiin sau thué cia cb dong
cong ty me 41.895.255 31.801.258
62 | 20. Lo nhusn sau thué cia cb déng
khong kiém soét 1.439.521 3.271.428
Bom vi Hinh: VND
Ma Thuyét
so | CHITIEY minh Niém nay NBm trude
70 | 21. Lai co ban trén cé phiéu 38 10.200 7.348
71 | 22. Lai suy gidm trén cé phiéu 38 10.200 7.348
Ha Néi, Vigt Nam
¢ hgng 3 nam 2026
- .
%1/ * ‘0 ﬂ ! "
Tréin Thi Nhu Higu B5 buc Higu Nguyén Thu Hang
Ngudi lap K& toan trudng Tgrg Giam dbe }7/
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Céng ty Co phan Vinhomes

BAO CAO LU'U CHUYEN TIEN TE HOP NHAT
cho nam tai chinh két thac ngay 31 thang 12 nam 2025

BO3-DN/HN

Bon vi tinh: tnéu VND

M3 Thuyét
sd | CHI TIEU minh N&m nay NEm trude
. LUU CHUYEN TIEN TU
HOAT BONG KINH DOANH
01 | Lei nhuan trvéc thué 52.809.906 40.847.949
Didu chinh ké toén cho céc khodn:
02 Khau hao tai sén cb dinh (TSCB)
h@u hinh va bat déng sén dau tu,
hao mon TSCH v hinh vaA phan bd
Il thé thuong mai a5 2.298.141 1.800.478
03 Cac khodn (hoan nhap du phong)/
dy phong (353.874) 205.980
04 L& chénh léch t gia hoi dodi do
danh gid lai cac khodn muc tién t&
6 gbe ngoai té 43,653 245,798
05 Lai tir hoat déng dau tu (28,111.513) (24.574,340)
06 Chi phi 1ai vay va phat hanh tréi
phiéu 31 11.213.790 7.589.251
08 | Loi nhudn tir hoat déng kinh doanh
trwére thay doi Sn luu dong 37.900.103 26.115.118
o8 Tang cac khoan phal thu (17.468.896) (95.301.366)
10 (Tang)/giam hang ton kho (77.165.897) 7.568.800
11 Tang cac khoan phai trd (khéng ké
1&i vay phai tra, thué thu nhap doanh
nghigp phai nop) 147.528.128 59.350.686
12 Tang chi phi tra truede (2.137.131) {674.134)
13 Giam/(tang) chirng khoan kinh
doanh 3,628 250 (1.500.000)
14 Tién 18l vay da tré {13.429 153) (6.976.847)
15 Thué thu nhép doanh nghiép da nép | 22 (7.666.163) (10.891.805)
20 | Lwu chuyén tién thuan tir/(si dung
vao) hoat déng kinh doanh 41.189.141 (22.399.550)
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Céng ty C6 phan Vinhomes

BAD CAQ LU'U CHUYEN TIEN TE HOP NHAT (tiép theo)

cho nam tai chinh két thic ngay 31 théng 12 nam 2025

BO3-DN/HN

Bor v tinh: trigu VND

Ma Thuyét
sé | CHITIEU minh N&m nay NEm trude
Il. LUU CHUYEN TIEN TU' HOAT
DONG DAUTU'
21 Tien chi d& mua sam, xay digng
t4i sdn cb dinh (TSCB) v céc t4i
_ san dal han khac {15.430.822) (10.645.071)
22 Tign thu do thanh Iy, nhweng ban
TSCE va cac tal sén dal han khac 4680874 2 469.768
23 Tién chi cho vay, mua céc cdng
cu ne cla don vi khac (35.399.908) (17.780.617)
24 Tién thu hdi cho vay, ban lal céng _
ol ngy cla don vi khac 45,089 440 82849 318
25 Tién chi dau tw Eﬂp von vao don _
v| khac (trir di tign thu vé) (135.325.650) (38.422.810)
26 Tign thu hoi dau tu gop von véo
don vi khace (trir di tign do don vj
bi thanh I nam gitk) 25,317,321 65.670.603
27 Tién thu 18 cho vay vé cé tie
duere chia 32.000,787 15.613.124
30 | Lwu chuyén tign thuén (siv dung
vao)/tir hoat déng dau tw (78.087.978) 25.384.515
Il LU CHUYEN TIEN TU
HOAT DONG TAI CHINH
3 Tién thu tir phat hanh cb phiéu,
nhan gop von cda chd sé hiru 22.000
32 Tién tra lal vén gép cho cac chil
str hiry, mua lai cb phidu d& phat
hanh . (10.485.188)
33 Tién thu W & vay 137,179,577 80.497.407
34 Tién tré no gde vay (77.968.571) (57.737.008)
36 Ch tire, lgri nhudn A4 tra 28.1 (1.130.401) (605.238)
40 | Lwu chuyén tién thudn tir hoat déng
tal chinh 5B8.080.605 11.691.977
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Céng ty C6 phan Vinhomes BO3-ON/HN

BAD CAD LU'LU CHUYEN TIEN TE HOP NHAT (tiép thea)
che nam tai chinh két thic ng&y 31 thang 12 nam 2025

Bom vi tinh; fride VND

Mil Thuyét

CHI TIEU minh Nam nay Ném true
50 | Lwu chuyén tién thudn trong nam 21.181.768 14,676,942
60 | Tién va twong dwong tién diu

nam 28.780.123 14.103.181
70 | Tién va twong duong tién cudl

nam 5 49.961.881 28.780.123

Ha i, Vigt Nam
gy 20 thang 3 nam 2026

S

Tran Thi Nhw Hidu B0 Birc Higu
Ngtrivi 18p K& todn trudng
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Céng ty C6 phan Vinhomes BOS-DN/HN

THUYET MINH BAD CAD TAI CHINH HO'P NHAT
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh ket thiic clng ngay

1. THONG TIN VE CONG TY

Céng ty Cd phan Vinhomes ("Cong ty") 1a mét cong ty cb phan duoc thanh 1&p theo Luat
Doanh nghiép cla Vigt Nam theo Gidy Chimng nhan Bang ky Kinh doanh sé 0103022741, do
S& Ké hoach va Dau tu Thanh phd Ha Néi cdp ngay 6 thang 3 ném 2008 va duoc cdp lai
Giay Chirng nhan Bang ky Doanh nghiép Cong ty Cé phan sé 0102671977 vao ngay & thang
8 ndm 2010. Cdng ty sau dé cling nhan dwge cac Gidy Chirng nhan Bang ky Doanh nghiép
stra ddi véri lan sira doi gan nhat a 1&n thir 38 ngay 29 théng 4 nam 2025.

Cé phiéu cia Céng ty duoc chinh thie nidm yét trén Sé& Giao dich Chirng khoan Thanh phé
Hé Chi Minh (*HOSE") tir ngay 7 thang 5 nam 2018 theo Quyét dinh s6 159/QD-SGDHCM
ban hanh cing ngay.

Hoat d6ng chinh trong n&m hién tai cda Céng ty |& phét trién v kinh doanh bét éng sén, cho
thu& van phong, cung cap dich vu quan Iy bat m}nég sdn va cac dich vu lién quan, cung cap
dich vy tong thau xay dyng, dich vy tu van, thiét ké, giam sat va quan Iy xay dung.

Cong ty co tru s& chinh dat tai tda nha van phong Symphony, Buwéng Chu Huy Man, Khu dd
thi Vinhomes Riverside, Phuéng Phic Loi, Thanh phd Ha Noi, Viét Nam va hai chi nhanh
déc lap tal Dur an Khu dé thj sinh thai Dream City, Xa Naghla Try, Tinh Hung Yén, Vigt Nam
va Budng Ha Noi, Phudng Hong Bang, Thanh phd Hai Phang, Viét Nam

Tap doan Vingroup — Céng ty CP la cong ty me cua Cong ty. Tap doan Vingroup — Céng ty
CP va cac cong ty con sau day duge goi chung ta Tap doan.

Chu ky san xuat kinh doanh binh quan ciia hoat dong chuyén nhirgng bat ddng san cia Cong
ty va cac cang ty con bét dau tir thoi diém Cong ty va céc ebng ty con dwoc chap thuan &
nha dau tw du 4n va thuc hién gidi phong mat bang, xay dung cho dén théi diém hoan thign
va ban giao cho khach hang. Do vay, chu ky sén xudt kinh doanh cia hoat dong chuyén
nhuong bat ddng san cla Céng ty va cac cong ty con co thé kéo dai trén 12 thang.

Chu ky sdn xuét, kinh doanh cla cac hoat ddng khéc clia Céng ty va céc cong ty con théing
thuéng la trong vong 12 thang.

S lwong nhan vién cla Céng ty tai ngay 31 thang 12 ndm 2025 1a 12.788 (ngay 31 thang
12 nam 2024 11.8185).

Co céu 6 chirc
Tal ngay 31 thang 12 ndm 2025, Cdng ty & 43 cong ty con (tai ngay 31 thang 12 ndm 2024:
44 gdng ty con). Thang tin chi tiét vé cac cong ty con, tén viét tht va ty |& biéu quyét, ty 1& loi

ich truc tiép cla Cang ty va gian tiép qua cong ty con trong cac céng ty con duwoc trinh bay
trong Phu lue 1.
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Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAD CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho na@m tai chinh két thic cing ngay

21

2.2

23

2.4

CO SO TRINH BAY
Chuén muc va Ché do ké toan ap dung

Bao cdo tai chinh hop nhat cia Céng ty va céc cong ty con duoe trinh bay bang dbng Viét
Nam (“VND") v& duoc 1ap phi hop véi Ché d6 ké todn doanh nghiép Vigt Nam, va cac Chuan
murc ké toan Viét Nam do B6 Tai chinh ban hanh theo:

»  Quyét dinh s& 148/2001/QB-BTC ngay 31 thang 12 nam 2001 vé viéc ban hanh bdn
Chudn muc ké toan Viét Nam (Dot 1);

» Quyét dinh 56 165/2002/QB-BTC ngay 31 thang 12 nam 2002 vé viéc ban hanh sau
Chuén muc ké todn Viét Nam (Dot 2);

Quyét dinh s6 234/2003/QB-BTC ngay 30 thang 12 ndm 2003 vé viéc ban hanh sau
Chuan mue ké toan Viét Nam (Dot 3);

Quyét dinh s 12/2005/QD-BTC ngay 15 thang 2 nam 2005 vé viéc ban hanh sau Chudn
mire ke toén Viét Nam (Dot 4); va

Quyét dinh s& 100/2005/QD-BTC ngay 28 thang 12 ndm 2005 vé viéc ban hanh bbn
Chuén myc ké toan Viét Nam (Bot 5),

Theo d6, bao céo tai chinh heop nhal dwec trinh bay kém theo va viéc st dyng bao cao nay
khéng danh cho céc dbi tugng khéng dugc cung cap céc théng tin vé cée thi tuc va nguyén
téc va thdng 1& ké todn tai Vigt Nam va hon ni¥a khéng duge chi dinh trinh bay tinh hinh tai
chinh hep nhat, két qua hoat déng kinh doanh hop nhat va finh hinh luu chuyén tién t& hop
nhat clia Céng ty va céccong l)émn theo cac nguyén tac va théng I& ke toan duoc chép nhéan
rong ral & cac nudrc va lanh tha khac ngoal Viét Nam.

Hinh thirc so ke todn dp dung
Hinh thie sb ké todn dwoe ap dung clia Cang ty va céc cong ty con la Nhat ky chung.
Ky ké toan nam

Ky ké toan ndm clia Céng ty va cac cong ty con ap dung cho viéc I8p bao cao tai chinh hep
nhat bat dau tir ngay 1 thang 1 vé két thic ngay 31 thang 12

Bon vi tién 1é trong ké todn
B4o cdo ta chinh hop nhét dugc I&p bang don vj tién 18 trong ké todn cla Coéng ty va cac
céng ty con 1a VND. Cho muc dich trinh bay béo cdo tai chinh hop nhat tai ngay 31 thang 12

nam 2025 nay, cac sé liéu duoc [am trén dén hang trigu va trinh bay theo don vi trigu dong
Vigt Nam ("triéu YNDT),
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Céng ty Co phan Vinhomes BOG-DN/HN

THUYET MINH BAQ CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho ndm i chinh ket thic cing ngay

2.

2.5

2.6

CO SO TRINH BAY (tigp theo)

Co sé hop nhat

Bao cao i chinh hop nhat bao gdm céc béo céo tai chinh ciia Cong ty va cac cong ty con
cho nam tal chinh két thie ngay 31 thang 12 nam 2025,

Céc cong by con durgc hop nhat toan b ké tir ngay mua, fa ngay Cong ty ndm quyén kiém
so4t cing ty con, va iép tuc droc hop nhat cho dén ngay Cong ty cham dit quyén kigm soat
@i v cong ty con, trir triréng hop quyén kiém sodt cia Céng ty chil la tam thoi khi cong ty
con chi duee mua va nam gilr che muc dlch ban lal trong théi gian khéing qua 12 thang

Cac béo cao tai chinh clia Cdng ty me va céc cdng ty con sir dung dé hop nhat dugce lap cho
eling mot ky k& todn va duoc p dung cde chinh sdch ké todn mbt cach thdng nhat

S4 dur céc tal khodn trén bang can dbi ké toan gilra cac don v trong cling Céng ty, cac khodn
thu nhap va chi phi, cac khoan 131 hodc 16 ndi bd chira thire hign phat sinh tir cac giao dich
nay duge loai trlr hoan toan,

Loi lch cla céac cb d6ng khéng kiém soat la phan lgi ich trong 18I, hodic 16, va trong tai san
thudn clia cdng ty con khéng duwoe ndm gil béi Cong ty va duoe trinh bay riéng biét trén bao
céo két qua hoat ddng kinh doanh hop nhat va duoc trinh bay riéng biét trong phén vén chi
s& hiu trén béng cén doi ké toan hop nhat

Anh hwdng do cac thay ddi trong tj 1@ s& hiru cong ty con ma khong lam mat quyén kigm
soat dugc hach toan vao lgi nhuan sau thué chua phan phéi.

Truémg hop Céng ty thoal mét phan vén ndm gilr tal céng ty con, sau khi thodi van Cong ly
mat quyén kiém sodt va cong ty con trér thanh cdng ty lién doanh, lién két cia Cong ty thi
khodn dau tir vao cong ty lign doanh, lién két durgc trinh bay theo phirong phap vén chi sé
i, Ké; qua cla viéc thodl von duoe ghi nhan vao bao cdo két qua hoat déng kinh doanh
herp nhat

" Trong truémg hop Céng ty va céc cdng ty con phat sinh 1ai khi gop vén béng tai san phi tién

t& hodc ban tai san cho cong ty lién doanh, lién iét, Cong ty va cac cong ty con chi ghi nhan
khodn i&i twong Ong véi phan sé hiru cla cac bén khac trong cong ty lién doanh, ién ket
Khodn lai chua thie hién tuong Ong voi phén sé hiu cla Gﬁng ty va cac cong ty con duoc
phén bé dan vao béo céo két qua hoat d&:& kinh doanh hop nhat theo tién d& thu hoi tai san
trén bdo céo cla cdng ty lién doanh, lién ket

Truéng hop Céng ty thoai mt phén vbn ndm gilr tai cong ty con, sau khi thodi vén Céng ty
mat quyén kiém sodt va cdng ly con trér thanh khoan dau tu théng thutdng cia Cong ty thi
khodn d&u tw duge trinh by theo phuong phap gia gbc. Két qua cia viée thoal vén dugc ghi
nhan vao béo cdo két qua hoat dang kinh doanh hop nhét,

Quy dinh ké todn m&i da ban hanh nhung chua c6é higu lwe

Ngay 27 thang 10 nam 2025, B& Tai chinh d& ban hanh Théng tur sé 88/2025/TT-BTC huéng
dan Ché do ké toan doanh nghiép ("Thang tur 98°), thay thé Thang tu s6 200/2014/TT-BTC
huéng ddn Ché do ké toén doanh nghiép da Bé Tal chinh ban hanh ngay 22 thang 12 nam
2014 va mot s6 quy dinh khac cd lién quan. Thang tur 88 ¢ higu lyc tie ngay 1 thang 1 nam
2028 va ap dung cho cac deanh nghigp c6 ndm tai chinh bat dAu tir hodc sau ngay 1 thang
1 nam 2026.

Céng ty va céc cong ty con dang trong qua trinh dénh gia téc Gong cda Thong tw 89 dbi voi

viéc 18p va trinh bay bdo cdo tai chinh hop nhét va s& ap dung Thang tur 89 cho ndm tai chinh
két thiic ngay 31 thang 12 nam 2026.
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Céng ty C6 phan Vinhomes BOS-DN/HN

THUYET MINH BAQ CAQ TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic eling ngay

3.

3.1

3.2

TOM TAT CAC CHINH SACH KE TOAN CHU YEU
Tién va céc khoan twong duong tién

Tién va céc khodn twong duong tién bao gém tién méat tal quy, tién gl ngan hang, cac khoan
dau tu ngan han co thoi han khéng qua bia thang va cac khodn dau tu oo thei han thu
héi khéng qua ba thang ké tir ngay dau tu, co tinh thanh khodn cao, co khad ndng chuyén déi
dé dang thanh cae lugng tién xac djnh va khéng o6 nhiéu rii ro trong chuyén @i thanh tién,

Tién va cac khoan tvong duwong tien ciing bao gém tién trong tal khodn ngéin hang thanh
todn chung gita Cong ty voi 6 tAc khi Céng ty danh gia co quyen kidm soat déi vei tai khoan
nay.

Hang ton kho

Hang tn kho duoc tinh theo gia géc: Gia géc hang tdn kho bao gdém chi phi mua, chi phi ché
bién (bao gbm chi phl nguyén vat lidu, ¢hi phi lao ddng tryc tiép, chi ph li&n quan tryc tidgp
khae, chi phi sén xuat chung cf lign quan duoc phan bd dua trén mire do hoat dong binh
thuéng) dé cb duge hang tén kho & dia diém va trang thal hign tal.

Truéng h::fg gia trj thuan co thé thyrc hién duoc thap hon gia gbc thi phal tinh theo gia tr
thuain cé thé thue hién duoe.

Gia trj thuan c6 thé thue hién duos 4 gid ban wére tinh cda hang thn kha trong diéu kign kinh
doanh binh thuéng trir chi phi uéce tinh @& hodn thanh va chi phi ban hang uée tinh,

Hang héa bt dong sén

Bét dong sdn duoe mua hodc duge xay dung §é bén, khong phai dé cho thué hoac cho tf:g
gia, duoc ghi nhan 1a hang hoa bat dong san theo gia thap hon gitra gid thanh dé dua mai
san phdm dén vi tri v& diéu kign hién tai va gia tri thuan co thé thue hien duoe.

Gia thanh ciia hang héa bat déng sén bao gbm:

*  Chi phl mua dét, tién sil dyng dat va tién thué dat;
Chi phi xay dung trd cho nha théau; va
Chi phi 131 vay, chi phi tu van, thiét k&, chi phi san [&p, dén bl gidi phéng mat bang, phi
tu van, thué chuyén nhireng dat, chi phi quan Iy xay dung chung, va cac chi phi lién gquan
khac.

Gid brf thudn ca thé thye hign duoc 12 gid ban wée tinh cla hél:g héa bat ddng san trong didu
kien kinh doanh binh thudng, dua trén gid thi trwdmg fal ngay ket thic ky ké toan nam triv chi
phi wée tinh 48 hoan thanh va chi phi ban hang wéc tinh.

Gia von cila bat doing sdn 44 ban diroc ghi nhén trén bdo céo két qua hoat @8ng kinh doanh
hop nhat thea phweng phép tinh theo gia dich danh

Hang hda xay dung

Cong ty va cdc cong ty con ap dung phuong phép k& khal thudmg xuyén dé hach toan nguyén
vat fiéu va hang hoa vé| gia trf du'oc xac dinh bang chi phl mua dya trén phuong phap binh
quan gia quyan

Chi phi san xuat kinh doanh dé& dang bao gdm gi& vén nguydn vét lidu, nhan cong, chi phi

cho thau phu va céc chi phi cé lién quan khdc cla cac cong trinh xay ding chua dwge chid
dau twr nghlém thu xdc nhan khéi lrong tai ngay lap bao cdo i chinh hop nhat
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Céng ty C6 phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAQ TAI CHINH HO'P NHAT (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nd@m tai chinh két thic cling ngay

3.

3.3

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Héng ton kho (tiep theo)
Hang hoa khdc

Béi vérl hang tén kho cla hoat dong khal thac sdn xuil 44, Cong ty va céc cong ty con &p
dung phuong phap ké khai thuéng xuyén @& hach toan hang tén kho khac vol gia tr duoc
¥ac ginh nhw sau:

Nguyén vat liu va hang héa, - Chiphi mua theo phuang phap binh quén gia quyén.

cong cy dung cu

Thanh pham - Gi& gbe thanh pham ap dung theo phueng phap binh
quan gia quyén.

Gia tr| cia hang ton kho 1a vat liéu cung cap cho chd dau tir cla cac dyr an dugc xac dinh
theo phuong phép thue t€ dich danh, gia tri cla hang ton kho khac duge xdc dinh theo
phuong phap binh quén gia quyén.

Dy phong gidm gid hang tdn kho

Dy phéng gidm gid hang tbn kho duoc trich |ap cho phin gid tr| du kién bi tAn thit do céc
khodn suy gidm trong gia trf (do gidm gid, hu hong, kém pham cht, 16 ther v.v.) cd thé xdy
ra ddi vévl thanh phdm, hang hoa tn kho khac thude quyén sé& hiu cia Céng ty va cac cong
ty con dya trén bang chivng hop Iy vé sy suy gidm gia trj tai ngay két thic ky ké toar,

S0 tang hodc gidm khodn du phéng gidm gia hang én kho duoc hach todn vao gid vin hang
ban trén bdo cao két qua hoat diing kinh doanh hep nhat Khi hang tdn kho bi hiy bé do hét
han str dung, mét phdm chat, hu hdng, khéng con gié tri s& dung, cdc khoan chénh léch phat
sinh gitia 86 du phong gidm gia hang tén kho da trich 1ap va gia goc hang tan kho duoc hach
toan vao bao cdo két qua hoat dong kinh doanh hop nhat.

Cac khaodn phai thu

Cac khoan phai thu duoe frinh bay trén bao cdo tai chinh hop nhat theo gia trf ghi 88 cac
khodn phai thu tir khdch hang va phai thu khae sau khi cin trir cac khodn du phang duoc lap
cho céc khodn phai thu kho dal.

Dy phéng no phéi thu kho doi thé higén phan gié trj clia céc khodn phal thu ma Céng ty va cac
cdng ty con dir kién khong co kha nang thu hél tal ngay két thuc ky ké todn, Tang hode gidm
s6 du tai khedn du phiing duoc hach todn vao chi phi quéan Iy doanh nghiép trong bao céo
k&t qua hoat dong kinh doanh hop nhat, Khi cac khoan ng phal thu khé dal duee xéc dinh 1&
kheng thé thu hdil dugce va ké toan thyc hién xba ng, cac khodn chénh léch phét sinh gitra sb
dir phong no phai thu kho doi va gia gbe no phdi thu duoc hach todn vao bao cdo két qua
hoat déng kinh doanh hop nhat
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Céng ty C6 phan Vinhomes BOS-DN/HN

THUYET MINH BAQ CAQ TAI CHINH HOP NHAT (tiégp theo)
véo ngay 31 thang 12 nam 2025 va cha nam tai chinh ket thic cling ngay

3.
3.4

3.5

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Tai sdn c6 dinh hivu hinh
Tai sdn c6 dinh hiu hinh duoe thé hign theo nguyén gia trir di gid tri khau hao loy ké.

Nguyén gia tai san ¢b dinh hiru hinh bao gbm gia mua va nhirng chi phi cé lién quan trye tiép
din vige dua tal san vao san sang hugl ddng nhu du kién va chi phi dé thao d&, di dii tal
san va khol phuye hign treéng tal dia diém dat tal sén, néu co.

Cac chi phl mua sam, nang cap va dol mdi tai sén cd dinh hiu hinh dugc ghi tang nguyén
gia clia {3l sén va chi phl bao tri, sira chi*a duwoe hach toan vao bao cao két qua hoal ddng
kinh doanh hep nhat khi phat sinh.

Khi tal san cb dinh hiru hinh duwoc ban hay thanh Iy, cac khodn |81 hodc 16 phat sinh do thanh
Iy t&i sdn (14 phan chénh |&ch gidia tién thu thuan tr viéc ban tai sén voi gia tri con lal cla tai
san) duge hach toan vao bao cdo két qua hoat déng kinh doanh hop nhat

Thué tai sén

Viéc xac dinh mat thoa thuan e phai 14 théa thun thué tai san hay khong diea trén bén chét
cila thda thuan d6 tai thév didm khéi dau: ligu viéc thue hign thda thuan nay co phy thudc vao
vigc sit dung mét 1ai san nhat dinh va théa thuan o bao gém diéu khodn vé guyen sir dung
14l sdn hay khéng.

Théa thugn thue tal san duere phan loal 14 thué tal chinh néu theo hop dbng thué 3l san bén
cho thué chuyén giae phan |ém rdi ro va lol ich gén 1ién véi quyen s& hiru 151 sén cho bén di
thué. Tat ca céc théa thudn thué tal san khae duoc phén loai 12 thué hoat dang.

Trong fring hop Cang ty va cdc cong ty con 4 bén eho thué

Khodn dau tw thuan trohg hop ddng cho thu@ tai chinh dwot hach toan nhu khodn phai thu
trén bing can dl ké toan hop nhat Khodn tién (af trong khodn thanh todn tign thué duoc ghi
nhan véo béo cdo két qua hoat ddng kinh doanh hop nhat trong suét thai han cla hop déng
thué theo 18] sut cb dinh trén gia trj dau tu thudn hién co.

Tai san theo hop dong cho thud hoat dong dwoc ghi nhén |4 bt dong sén dau tr trén bang
can doi ké toan hop nhat. Chi phi truc tiép ban diu dé thurong thao thda thuén cho thué hoat
dong duoc ghi nhén véo bédo céo két qua hoat dong kinh doanh hop nhat khi phat sinh.

DI véi truémg hop cho thué tai san theo hop ddng thué hoat ddng thda man didu kién ghi
nhan doanh thu che thug ghi nhan mét 1an tai Thuyét minh sb 3.23 — Ghi nhén doanh thu,
Cong ty ghi nhan doanh thu mat &n 46i v todn bd sb tidén cho thué.

Ddi vol cée trudng hop cho thué tai san theo hop déng thué hoat ddng can lai, thu nhap tor

tién cho thué hoat déng dugc hach toan vao bao céo két qua hoat déng kinh doanh hop nhat
theo phuong phap duwéng thang trong sudt thdi gian cho thué.
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Céng ty Cé phan Vinhomes B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cha nam tai chinh ket thie cling ngay

3. TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
3.5  Thué tai sén (tiép theo)
Trang trucng hop Céng ty vé cac cong ty con la bén 4 thué

Tai sdn theo hgp dong thué tai chinh dugc von hoa trén bang cén déi ké toan hop nhit tal
théy diém khoi d‘gu thué tai san theo gia tri thap hon gitra gia tri hop Iy cda tai san thué va gid
tri hign tai cla khodn thanh todn tién thué ti thiéu. Khoan tién gbe trong céc khodn thanh
toan tién thué trong trong lail theo hop Gdng thué tai chinh duoc hach todn nhu khodn ne
phai tra. Khoan tién 1ai trong cac khodn thanh toan tién thué duoc hach todn vao bdo céo két
qud hoat déng kinh doanh hop nhét trong subt théi gian thué tai san theo I8i sudt cd dinh trén
st dur eon lal clia khodn no thué tai chinh phai trd.

Tai san thué tai chinh d3 dwoc vén héa duge trich khdu hao theo phuong phap khéu hao
duwdmg théing theo thén gian ngén hon gitra théi gian hiru dung wére tinh va théi han thué tai
san, néu khong chac chan la bén thué s& dugc chuyén giao quyén sé hiu tai san khi hét han
hop dong thué.

Cac khosn tién thué thea hgp dong thué hoat dong duoc hach toén vao bao cao kétqua hoat
dong kinh doanh hgp nhét theo phueng phap duéng thing trong sudt thai han olia hgp dong
thué.

3.6 Tai sdn cé djnh v hinh

Tai san cd dinh vé hinh dwoc ghi nhan theo nguyén gia trir di gia tri hao mén 10y ké.

uyén gia tai san co dinh vo hinh bao gém gid mua va nhirng chi phi b lién quan trrc tiép
den viéc dura tai s3n vao sir dung nhu du kién.

Céc chi phi nang cip v& 68 mdi tai san cb dinh va hinh duoc ghi tang nguyén gia cla taj san
va cac chi phi khac dwece hach todn vao béo cao két qua hoat ddng kinh doanh hop nhét khi
phat sinh.

Khi tai san cb dinh vé hinh dwoe ban hay thanh Iy, cac khoan 18 hodc 16 phat sinh do thanh
ly tai sdn (12 phan chénh léch gitra tién thu thuan tir vigc ban t&i san véi gia tr con lai cla tai
san) duge hach todn vao bao cao kat qua hoat dong kinh doanh hep nhat.

3.7  Khau hao va hao mén

Khau hao tai san cb dinh hiru hinh va& hao mon tal san c6 dinh vé hinh duec trich theo phuong
phap dudng thang trong sudt thai gian hitu dung wde tinh cla cac t&i san nhu sau;

Nha cira, vat kién tric 5 - 50 nam
Lol thé quyén khal thac mé 15 - 30 nam
May moc, thiet bj 2-20 pam
Fhuong tién van tal 3-10 nam
Thiét bj van phing 3-6nam
Phan mém may tinh 3-5nam
Tal san khac 2 -10 pam

Quyén st dung dat khéng thel han khéng cén trich khau hao.
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Cong ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAQ CAD TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam t&i chinh két thic cling ngay

3.9

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

Bét déng sdn déu tw

Bat dong san dau twr duoe thé hign theo nguyén gia bao gbm ca cac chi phi giao dich lién
quan trir di gia tri khau hao 10y ke.

Céc khoan chi phl lién quan dén bat dong sén dau W phat sinh sau ghi nhan ban dau duroc
hach toén vao gid trj con lai cla bat dong s&n dau tw khi Cong ty va cée cong ty con cd kha
néng thu duge cac lgi ich kinh té trong trong lal nhigu hen mie hoat dong duoc danh gid
ban dau ciia bét dong san dau tu do.

Khau hao bat dong san dau twr duoc trich theo phueng phap dudmg théng trong sudt thai
gian hiru dung wére tinh cda cac bat 8ong san nhu sau:

Quyén st dung Gat co théri han va nha clra vat kién tric 10 - 50 n&m
May moe, thiét b 7-10 nam

Cang ty va cac cing ty con khong trich khau hao dbi véri quyédn sl dung g4t [&u dai duoc ghi
nhan la bt dong san dau tw.

Boi virl cac bat dong san dau tw cho thué dai han b nhan trude tign cho thué cla nhigu ky
mé doanh thu dwoc ghl nhan mot 1an cho todn b s tién cho thué nhan trirde nhwe duge trinh
bay tal Thuyét minh sé 3.23, khau hao va hao mon bét déng sdn d&u tur ndy duoc ghi nhan
toan bé mdt 1an cing thei diém ghi nhan doanh thu.

Bat déng s&n dau W duoe nglng ghl nhan trén béng can G4i ké todn hop nhat sau khi 4a
ban hodc sau khi bat dong sdn d%u tw @& khéng con dugc st dung va xet thay khéng thu
duge loi ich kinh té trong tuong fal tir vigc thanh Iy bat déng sén dau tu do, Chénh léch gitra
tién thu thudin tir viéc ban tai san véi gia tri cén lai cla bat dong sén dau tu dwoc ghi nhan
viio bao céo két qua hoat ddng kinh doanh hgp nhat trong nam thanh Iy

Vige chuyén tir bat dong san chi sér hiru sir dung hodc hang ton kho thanh bat déng san dau
twr chi duge thire hién khi co s thay déi vé muc dich sir dung nhw trudmg hop chil & hiu
chém dirt si dung t&i san d6 va bat dau cho bén khac thué hoat ddng hodc khi két thac gial
doan xay dung. Viéc chuyén tir bt dong sén dau tir sang bat ddng san chd s& hivu sir dung
hay hang tén kho chi duge thire hién khi co sw thay dbi ve mue dich s dung nhu cac trudng
hop chii sé hivu bat dau s dung tai sén nay hodc bat dau trién khai cho muc dich bén. Vigc
chuyén tir bat ddng sén dau tu sang bat déng sén chil s& hiu st dung hode hang tbn kho
khéng lam thay ddi nguyén gia hay gia trj con lal cla bat 6ong san tai ngady chuyén ddi,

Chi phi xay dung co ban ddr dang

Chi phi x8y dung co bén dé dang thé hién chi phi mua sdm mdi tai sdn chua dugc lap dat
xong hoéc chi phi xay dyng cor ban chira duge hoan thanh. Chi phl xay dirng co ban dor
dang duge ghi nhan theo gid gdc bao gbm toan bd chi phi can thiet 4é xay dung mé| hodc
sira chira, edi tac, m@ rdng hay trang bj lai k§ thuat cang trinh nhu chi phi xay dirng, chi phi
thiét bi, chi phi quan Iy dur &n, chi phi tir vAn dau tr x&y dung va chi phi vay 40 diéu kién
duge von hoa.

Chi phi xa&y dung co bédn dér dang s& durge chuyén sang tai khodn tai san b dinh hodc bét
déng san dau tur thich hop khi cac tai san nay dugre 13p d&t xong hodc dur &n xay dung dugs
hoan thanh va khau hao ciia cac tai san nay s& duge bat dau trich khi céc tal san nay da san
sang cho muc dich si¥ dung.

Chi phi xay dyng oo bén dd dang ghi nhan vao chi phi trong ndm trang trieérng hep chi phi

xay :gng co bén d& dang khéng di diéu kign dé ghi nhan |a tal san co dinh hodc bét dong
san dau .
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Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 ném 2025 va cho ndm 1ai chinh két thic cling ngay

3.10

.11

312

TOM TAT CAC CHiNH SACH KE TOAN CHU YEU (tiép theo)
Chi phi di vay

Chi phi di vay bao gbm 3] tién vay va céc chi phl khac phat sinh lign quan truc tiép dén cac
khadn vay cla Cong ty va cac cong ty con.

Chi phi di vay duoc hach toan nhu chi ;rr: phat sinh trong nam ngoal trir cac khoan chi phi di
vay lién quan truc tiép dén viec mua sam, xay dung hodc hinh thanh mét tai sén cu thé cén
cd mit thel gian 4l dai dé co thé dua vao st dung theo muc dich dinh trede hoac dé ban
duoe von héa vao nguyén gia cla i sén do.

Chi phi tré trude

Chi phi trd trudre bao gbm cac chi phi trd trude ngdn han hedc chi ph trd trwde dal han trén
bang can ddi ké toan hop nhét va dude phan bé trong khodng thivi gian ird trude cla chi phi
tuong (rng véi cae i ich kinh té dugc tao ra tlr cac chi phi nay.

Chi phl tra trivde noén han bao gém chi phi ban hang lién quan dén cac bat ddng sdn chura
bén giao va cae chi phi tra frdle ngdn han khae dy kign mang lai let ich kinh té trong khodng
therl gian mét chu ki kinh doanh.

Chi phi trd trudre daj han bao gdm cong tu dung oy xuét ding, chi phi tré truere tién thué va
céc chi phi trd trude khac mang lai loi [ch kinh té trong khadng thivi gian trén mét nam hodc
mit chu ky Kinh doanh,

Tién thué dat ira e

Tién thue dat tra lrudre bao gdm sb du chua phan b hét clia khodn tién thué dat 43 trd theo
hop dbng thué dat ky vol cac co quan nha nude cd thdm quyén. Theo Théng tw s
45/2013/TT-BTC do BO Tal chinh ban hanh ngay 25 thang 4 nam 2012 hudng din ché dé
quan Iy, st dung va trich khau hao tai san cé dinh, khoan tién thué @4t ird trude ndi rén duge
ghl nh&n nhu chi phi tré truéc dai han va duoc phan bé vao bac cdo két qud hoat ddng kinh
doanh hop nhat trong thé gian con il cla hop déng thu. Ngoai ra, tién thué dat tra trude
ciing bao gém quyén thué d4t phat sinh 1 ¢4c giae dich hop nhat kinh doanh, trong &6, bén
bl mua 1a bén di thug theo cac hop ddng thué hoat ddng cb didu khodn thué wu dai so véi gia
thj trurérna tai ngéy hop nhét kinh doanh.

Hop nhét kinh doanh va loi thé thuwong mai

Hop nhat kinh doanh duge hach toan theo phuong phap gid mua, Gid phi hop nhat kinh
doanh bao gdm gia tri hop I} tal ngay dién ra trao G601 cua céc tai san dem trao doi, cac khodn
ne phai tré da phat sinh hodc da duwoc thira nhan va cac cdng cu von do bén mua phat hanh
dé ddl lay quyén kidém soat bén b| mua va cac chi phi lign quan tryc tigp dén viéc hop nhéat
kinh doanh. Tai sdn, ng phdi trd cd thé xac dinh duwec va nhing khodn ng tidm tang phdl
ganh chiu trong hop nhat kinh doanh cla bén bj mua déu duge ghi nhan theo gia tri hop Iy
tal ngay hop nhét kinh deanh.

Khi cdng cu vén phat hanh dwec cau thanh trong gia phi hop nhat kinh doanh, gia phi hop
nhét kinh doanh bao gdm gia trf hop Iy tal ngay trao 5 cla cac cang cy von do. Trueng hop
khéng cb gia cong bgﬂang tin cdy, thi gia tr| hop Iy cla cdng vy von cd thé wée tinh béng
cach tham chiéu dén gia trj hop Iy cla bén mua hodc tham chigu dén gia trl hop Iy cda doanh
nghi&p bi mua, mién |& gid ndo cé bang chizng rd rang hon.
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Céng ty Cd phan Vinhomes BOS-DN/HN
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TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Hop nhét kinh doanh va loi thé thwong mai (tiép theo)

Trong truémng hop trede ngdy Cong ty va cac cong ty con ndm quyén kigm soat, khodn dau
tur & mét khodn dau tu vao cing ty lign két, hodc 14 mét khodn d&u tu dai han va vidge mua
cong ty con dé 1a hop nhat kinh doanh, khi chudn bj bao cao tai chinh hop nhat, Céng ty va
céc cong ty con cAn danh gia lai gia tri khodn déu tw trwde day theo gia tri hop Iy tai ngay
mua va ghi nhan I&l 18, néu cé, trong béo céo két qua hoat dang kinh doanh hop nhét.

Loy thé thuweng mal phat sinh tir hop nhat kinh doanh dweoe ghi nhan ban Gau theo gia gbe,
& phan chénh I&ch gitra gia phi hop nhét kinh doanh so véi phan s& hru cla bén mua trong
gia tri hop Iy cla tai sén, no phai tra co thé xac dinh duoc va cac khodn no iém tang da ghi
nihén. N&u gia phi hop nhat kinh doanh thap hon gia tri hop Iy cla tai san thudn cla bén bi
mua, phan chénh |l&ch d6 s& dugc ghi nhan véo bao cao g'qué hoat déng kinh doanh hop
nhat Sau ghl nhan ban dau, lgi thé thuong mai dugc xac dinh gia tri bang nguyén gia irir di
gia trl phan bo 10y k&. Lei thé thuong mai duge phan bd theo phuong phap dudng thang
trong thol glan hiu leh duge véc tinh 1a muei (10) nam. Binh ky cong ty me phéi danh gia
tan that lgl thé thueong mal tai cong ty con, néy cé bang chimg cho thay sé loi thé thuong
mal bi tan that Iém hen s phan bd hang nam thi phan bd theo s6 lof thé thuong mai bi tén
that ngay trong nam phéat sinh.

Hop nhét kinh doanh duwdi sur kiém soat chung

Hep nhat kinh doanh dirdl sir kidm soat chung 1a mdt nghiép vy hgp nhét kinh deanh trong
d6 1At ca cac cdng ty duoc déng kiem soat bdi cling mét dbi tromg hodc cac ddi tuong trude
va sau khi hop nhat kinh deanh, va su kiém seat nay & khéng nhat thid. Mot cong ty co the
chiu sy kiém soat bl mét ¢4 nhan hodc nhém ca nhan theo mét théa thuan hop dong.

Giao dich he'p nhét kinh doanh dudi su kiém sodt chung duec thure hign nhu sau:

Tai sa&n va no cla cac don vi duoc hep nhat theo gié tri ghi 86 tai ngay hop nhat kinh
deoanh;

» Khang co Iy the thuong mai phat sinh tir giao dich hop nhat kinh doanty;

~ Bao céo kAt qud hoat dong kirth doanh hop nhét phan anh két qua hoat ddng kinh doanh
clia céc don vi duge hep nhét tir théi diém hop nhat kinh doanh; va
Chénh léch gid'a gid phi hop nhat va tal sdn thuén cia bén bj hop nhat duge ghi nhan
vao vén chil sé& hiiu,

Sau ngay horp nhét kinh doanh, néu Caing ty va céc cdng ty con chuyén nhirong va mat quyén
kiémm soat khodn d8u tu vao don v ndy, phan chénh I&ch gilra gla phi hop nhat va tal sén
thuzin 33 Awege hach todn truede Eﬂgtvﬁﬂ vén chii & hiru s& dugc ghi nhan trong bao ¢ao két
quad hoat déng kinh dganh hep nh

Thay ddi Igi fch vén ehd s& hilu trong céng Ly con g khdng mat quyén kidm sodt

Khi Céng ly va cae cdng ty con mua thém lod ich trong cang ty con, chénh 1&ch gilra gia mua
va glé tri ghl sd elia tal san thuan tuong Gng vél phan lgl ich mua thém duge ghi nhan vao
ipi nhudn sau thué chua phan phi.

Khi Cong ty va cae edng ty con cla minh chuyén nhugng mot phan lgi ich trong edng ty con
ma khiing mat quyén kiém soat, phan chénh léch gitra gia chuyén nhuwong va gia trl ghi sé
clia tal sén thuan Wwong mg véi phan lgi ich d& chuyén nhirgng duoe ghi nhan vao loi nhuan
sau thué chua phan phéi.
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TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép thea)
Mua tai san va hop nhat kinh doanh

Céng ty va cac cdng ty con mua cac cong ty con s& hivu tai sén va cé cac hoat dong san xudt
kinh doanh. Tai théi diém mua, Cong ty va cac cdng ty con s& xac dinh viéc mua cong ty con
co phai |a giao dich hep nhat kinh doanh hay khong. Giao dich nay duoc coi la hoat dong
hop nhat kinh doanh néu cdng ty con cé cac hoat dang san xuat kinh doanh gan lien vai tai
san dugc mua.

Neu viéc mua lai céng ty con khéng phai la giao dich hep nhat kinh doanh, giao dich d6 duroc
hach toan nhuw la mét giao dich mua mét nhém céc tai sén va no phai tra. Gia phi mua duoc
phén b vao céc tal san va no phai tra dya trén gid trj hop Iy trong (ing cla céc tai san va
ne phai tré, va khdng cb lpi thé thuong mai hay thué thu nhap hoén lai duge ghi nhéan,

Trong truéing hop tnrére ngay kiém soat, khoan dau tw 1a cdng ty fién két hodc khodn dau tu
tai chinh dai han clia cong ty me va giao dich mua cong ty con khdng phai I& giao dich hop
nhét kinh doanh, khi lap bao céo tai chinh hop nhat, cong ty me khéng danh gia lai khodn
dau tur treére day ma tién hanh phan bo tdng gié mua céng ty con va gid tri ghi 50 cda khodn
dau tur trede day vao cac tai san va no phai tra dua trén gid trj hop ly twong Ung cia cac tai
sdn va no phai tra,

Céc khoan dau twr
Dau tw véo céc cong ty lién két

Cac khodn dau fur vao cac céng ty fién ket duoe hach todn theo phuong phap von chi sér
hiru. Céng iy lién ket la cong ty ma trong d6 Cang ty va cédc cbng ty con co anh hudng dang
k& nhung khéng phai la céng ty con hay céng ty lign doanh cia Céng ty. Théng thuéng, Con
ty v& cdc cong ty con dutre col la co dnh hudng dang ke néu sé hiku tir 20% quyen bieu quyét
& dom vi nhan dau tu.

Theo phurong phap vén chil sé hou, khodn dau tu drge ghi nhan ban déu trén bang can débi
k& todn hop nhat theo gia gbe, sau d6 duge ditu chinh theo nhing thay ddi clia phén sé hou
clia Cong ty trong gia tri 1ai san thudn cla cong ty l18n két sau khi mua. Lei thé thuong mal
phat sinh tir viec dau v vao cong ty li&n két duec phan anh trong gid trj con lai cia khoan
dau tir. Cang ty va cac cong ty con khiing phan bd Igi thé thurong mal nay ma hang nam thue
hi&n danh gia xem lgi thé thuwong mai cg bi suy gidm gia tri hay khang.

Phan s& hiru cia Céng ty va cac edng ty con trong lod nhudn/(id) cla cting ty lign két sau khi
mua dugre phan dnh trén bao cédo két qua kinh doanh hop nhat, Ngoai ra, khi €6 sy thay ddi
duoe ghi nhan trye tigp vao von chil s& hiru cla cong ty li8n két, Cong ty vé céc cong ty con
sa ghi nhan phén chia sé cla minh twong Ung véi cac thay doi 66 trong vén chl s& hou.
Thay dbi Iy ké sau khi mua duwee digu chinh vao gié tr) can fai cla khodn déu tu vao cong ty
lign két. CH tire nhén "'ﬁﬁ“"" nhu&n dugc chia tir cang ty &n két durgc cén trir vao khodn
day tw vao ciing ty lién

Trong truémg hep Cong ty va céc ciing ty con phat sinh I3 khi gép vbn béng ta| san phi tign
t& hodc ban tal sén cho Gﬂﬂ% ty li&n doanh, li&n ké&t, Céng ty v cac cdng ty con chi gh nl;i‘n
khoén 121 brerng Ung v&i phan sé hiru cla cac ban khac trong céng ty lién doanh, fién kel
Khoan 181 chua thye hign tuong Ung véi phan sé hiu cla Cdng ty va cac cdng ly con dugc
phan bb dén vao bao cdo két qua hoat ddng kinh doanh hop nhat theo tén 46 thu héi tai san
trén béo céo cia cong ty lién doanh, lign két.
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TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Céac khodn dau tw (tiép theo)
Béu tu véo cée cong ty lién két (tiép theo)

Bao cdo tal chinh cla cong ty lign két duge 18p eling ky véri bao cao tai chinh hop nhét cia
Cang ty va cée cling ty con, va s dung céc chinh sach ké toan nhat quan véi Cong ty va cac
cong ty con. Céc diéu chinh hop nhdt thich hop da duge ghi nhan & bao dam cac chinh
sézh k& toan duoc &p dung nhét quan véi Céna ly va cac cbng ty con trong truding hop can
thiet

Céng ty va cac cong ty con ngirng &p dung phirong phap von chd sé how ké to thei digm
b&n duoc dau tw khdng con 1a cdng ty lién doanh, lién két. Khi dirng dp dung phuong phap
vén chil sé hiu, Céng ty va céc cong ty con tal phan loal toan b cac khodn da duoe ghi
nhan trire iép vao von chli s& hiu sang béo cdo két qua hoat dong kinh doanh hop nhét theo
céch thie trong tr nhu khi bén dwee dau tu true tiép thanh Iy cac Bi san va ny phal ird lién
quan. S& du cn lal cla eac khoan 18i chura thue hién phét sinh tir giao dich gép véin bang tai
sdn phi tién t& hodc ban tai san cho cong ty lién doanh, lién két tai thed Giém nglng ap dung
phwngitphép von chil s& horu cOng duoc ghl nhan vao béo cao két qua hoat ddng kinh doanh
horp nha

Chiing khodn kinh doanh va déu fu gép vln vdo don vj khic
Chirng khoan kinh doanh va dau tw gép vén vao don vi khac duoc ghi nhan theo gid ade.
Dir phéing gidm gié tri céec khodn ddu tu

Dy phong cho viéc gidm gié trj cia cac khoan dau tur dwoc |ap khico biing n:hl:rng chéc chén
cho thay co sy suy giam gia trj cda cac khodn dau tw nay vao ngay két thic ky ke todn.

Tang hodc gidm sb dir du phong duoe hach todn vao chi phi tai chinh trong béo céo két qua
hoat dong kinh doanh hop nhat

Bdu tw ndm gitr dén ngay ddo han

Cac khoan dau tu nAm gilr 48n ngdy d4o han dugc ghi nhan thee gid gée. Sau ghl nhan ban
dau, cac khodn dau tu nay duoc ghl nhan theo gia tri c6 the thu hdl. Cac khoan suy gidm gia
tri clia khodn dau tv néu phét sinh dwrac hach fodn vao chi phi tai chinh trong bao cao két
qua hoat dong kinh doanh hop nhét va gldm trir trc tiép gid trj d4u tu,

Tror cép thoi viéc phai tra

Trar cép thdl vige cho nhan vign duoe trich trrdc vao cudi mdi ky bao cdo cho ngudi lao dang
da lam viéc thudng xuyén tir dl 12 thang trd 18n tai Cong ty va cac cdng ty con, Mic trich
lap duoc tinh bang mét nika thang luong cho méi ndm 1am viée dd diéu kign hudng tro cép
théi vige theo Luat lao ddng va cac van ban hwdng dan cd lign quan. Mic liong binh quan
thang ding dé tinh trey cép thi vidc s duoc didu chinh vao cudl mai ky bao cao theo mire
lwong binh quén sau thang gan nhat tinh dén thoi didm lap béo cao tal chinh hop nhat Tang
hodc gidm trong khodan trich trudc nay ngoal trie phan thanh toan thyc 1& cho ngudl lao déng
sé& duge ghl nhan véo béo céo két qua hoat déng kinh doanh hop nhéat

Khodn trg cap théi vige trich trudic nay duie sir ding & ird tro cdp thei vige che ngudi lao
ddng khi cham dirt hop déng lao dong theo Biu 46 cla Ba lult Lao dang.
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TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Cac khoan phai trd va chi phi trich truoc

Céc khoan phai tré va chi phi trich trudre duge ghi nhén cho sd tién phél trd trong twong lai
lién quan den hang héa va dich vy d& nhan duoc khdng phu thudce vao vitc Céng ty va cac
cong ty con da nhén dwgc héa don cia nha cung cap hay chua, Céc khodn phai tré nha thau
¥ay dung cho céc du &n bét ddng sdn duoe ghi nhan theo bién ban nghigm thu khéi lwong
gitra hai bén, khéng phy thudc vao viéc Céng ty va cac cong ty con da nhan dwoce héa don
cua nhé cung cap hay chua.

Céac khodn di phong
Dur phong chung

Céng ty va cdc cong ty con ghi nhan dir phiing khi cé nghta vu ng hién tai (nghia vu phap Iy
hoac nghia vu lién ddi) |a ket qua cla mdt sy kién da xay ra trong qua khir. Viéc thanh toan
nghfa vu ng ndy co thé s& dan dén sy gidm st vé nhing loi fch kinh t& va Cong ty va céc
cong ty con co thé dua ra duge mét ude tinh dang tin cay vé gia tri cla nghia vu ng do.

Khi Cang ty va céc cong ty con cho rang mét phan hodc toan bd chi phi & thanh todn mat
khodn dir phong sé& dirge hoan lai, vi du nhu thong qua hop ddng bao higm, khoan bdi hoan
nay chi diroc ghi nhan [ mot tai sén rigng bigt khi vige nhan dwoc bdi hoan |a gan nhu chac
chén. Chi phi lién quan @&n c&c khodn dir phdng dugc hach toan vao bao céo két qua hoat
dong kinh doanh hop nhat sau khi da trir di cdc khodn bdi hoan

Cang ty va céc cdng ty con danh gla hep déng rdi ro Ién |2 hop Gdng ma trong d6, chi phi bat
bufic phai tré cho cée nghla vu lién quan dén hop ddng vuret qua lod ich kinh t2 diy tinh thu
duere tr hop Gong d6. Cac chi phi bat budc phai trd theo didu khodn cla hop dong phén anh
chi phi thap nhét néu tir bd hop 8dng. Ml chi phi @6 sa thAp hon mic chi phi 8 thue hién
hop ding, k& ca cac khoan bbi thirdng hodc dén bl phat sinh do vige khéng thue hign dugc
hop aéng. Cong ty va cac cbng ty con ghi nhan va danh gid ngha vu no hién tai theo hop
dong rdl ro lén nhue mdt khodn die phéng va khodn dir phong dugc 18p rigng hiét cho tirmg
hop dong o6 rili ra Iém.

Néu dnh hiding vé gia tri thévi gian cla tién & trong yéu thi gid tr ciia mét khodn di phang
cén duoe chidt khau vé gia tri hién tal siy dung ty 18 chidt khau 14 t§ 1& trude thué va phén anh
ré nhirng riii ro cy thé clia khodn ny d6. Khi gia tri cda khodn du phéng duec chiét khau,
phan tang lén theo thivi gian cla khodn di phéng duoc ghl nhan & chi phi tal chinh.

Dy phéng chi phi bdo hanh
Di phéng bdo hanh s&n phlm, hang héa, cng trinh x3y dirng Ia dy phang chi phi cho nhirng
san pham, hang hoa, cong trinh xay dwng d& ban, da cung cip hodc da ban giao cho ngud|

mua nhung con trong théd han bao hanh va Cang ty van cé nghla vy phal tidgp tue sira chira,
hoan thign theo hop déng hodc theo cam két véri khach hang,
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3.18

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Cac khoén dw phéng (tiép theo)
D phéng chi phi bdo hanh cho bt ddng sén da ban

Cong ty va cdc cong ty con wda tinh chi phl diz phong bdo hanh cho bat ddng san d3 ban
trang nam dira trén doanh thu va cac théng tin hign cb vé vige sira chira cla cac bdt dong
san tuong tu-da ban trong qud kh,

Du phéng phai trd vé& bo hanh cho bat ddng sdn 3 ban dugc ghi nhén vao gia vén hang
ban. Trudmg hop hoan nhép chi phl bdo hanh dirge ghi nhén giam vao thu nhap khac.

Dur phéng chi phi bdo hanh cho cdng trinh xdy dung

Vige trich I&p du phéng bao hanh cbng trinh xay disng duec thue hign cho timg cdng trinh,
hang muc cong trink hodn thénh, ban giac trong ndm. Khaan du phéng phai tra vé chi phi dy
phaéng bée hanh céng trinh xay dung duge ghi nhan vao gia vén hang ban. Truéng hop sd
dir phéng phal trd v& b3o hanh cdng trinh xay Bp 3 14p I6n hon chi phi thue té phat sinh thi
s0 chénh léch duec hoan nhép ghi vao thu nhap khac.

Dy phéing bdo hanh céng trinh duoe trich I&p dira trén ty 12 gia tri edng trinh.

Céc nghigp vy bang ngoal té

Céac nghigp vu phat sinh bing cac don vi tién t& khac véi don vj tién té ké toan cla Cang ty
va cac cong ty con (VND) duge hach todn theo ty gia giac dich thyre té vao ngay phét sinh
nghiép vu theo nguyén téc sau:

= Nghiép vu lam phat sinh cac khoan phai thu dwec hach todn theo ty gia mua cda ngan
hang thueng mal nod Cong ty va cac cbng ty con chi dinh khach hang thanh toén;

= Nghigp vy lam phat sinh cdc khoan phai tré duge hach toan theo ty gia ban cla ngan
hang thwong mai noi Céng ty va cac eing ty con dir kién giao dich; va

» Giao dich mua s&m tai san hoéc cac khodn chi phi duoc thanh toan ngay bang naoai té
(khéng qua cac tai khodn phai tra) durge hach todn theo ty gid mua cia ngén hang thuong
mai noi Céng ty va cac cong ty con thure hign thanh toén.

Tai ngay ket thic ki ké todn nam, cac khodn muc tién t& oé gbc ngoai t& duoc danh gia lai
theo ty gia giao dich thure té tal ngay cla bang can ddi ké toan hop nhét theo nguyén tic sau:

» Cdc khodn muc tién t& duge phan loai 1a tai san dugc danh gia lai theo ty gia mua cla
ngan hang thuromg mat noi Cong ty va cac cong ty con thudmg Xuyén co giao dich; va

» Céc khodn muc tién t& dugc phan loai 1a no phéi trd duge danh gid lai theo ty gia ban
cua ngan hang thueng mai nod Cang ty va cac eong ty con thurdmg xuyén cd giao dich.

Tét ca céc khodn chénh léch ty gia phat sinh duoe hach toan vao bao cao két qua hoat dong
kinh daanh hop nhét.
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3.22

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

Trai phigu thuomg

Tal thén didm ghi nhén ban dau, trai phiéu thuéng diroe xac dinh theo gié géc bao gbm khodn
tién thu duoe tir vige phat hanh trai phiéu trir di chi phi phat hanh, Céc khoan chiét khau, phu
trdl v& chi phi phét hanh dwec phan bd dan theo phuong phap dudng thang trong sudt ky
han cla tral phidu.

Vén gop cia chi s& hivu

Cé phiéu phé théng

Cd phidu phé thang co quyén bldu quyét duoe ghi nhan theo ménh gia.
Théng dw vén co phan

Théng dur viin cd phan phdn &nh khoan chénh léch gitta ménh gia va gia phat hénh cd phiéu
trir di chi phi phat hanh cd phigu thue té phat sinh,

Cé phiéu quy

Céc cdng cu vén chil sé hiru duge Cong ty mua fal (ch phigu quf) duge ghi nhén theo nguyén
gid va trir vao von chi s& htru, Cong ty khdng ghi nhan cac khoan 181/(16) khi mua, bén, phat
hanh hodc hly cac cdng cy von chi s& hiku cda minh. Khi Céng ty hoan thanh viée huy cd
phiéu quy da mua laj theo quy dinh, von b phan d& phat hanh sé duge ghi gidm theo ménh
gl& cé phiéu, chénh léch gitra phén gidm vdn cb phan da phat hanh va gia trj cb phigu quf bj
hiy duge ghi nhan vao thang du vén cb phan,

Phdan chia loi nhudn

Lol nhuan thudn sau thué thu nhép doanh nghiép (khéng bao gbm cac khoan I8l tir giao dich
mua gis rd) cé thé duge chia cho cdc cb déng sau khi duec dai hiil ddng co dong pha duyét
va sau khi da frich [@p céc quj dy pheng theo Biéu k& cla Cong ty va cac quy dinh olia phap
[uat Vigt Nam

Céng ty va cac cong ty con ghi nhan nghfa vy chi tré cb tirc bdng tién khi vide phan phol lgd
nhuan diroe Bal hoi dong co déng phé duyat va ghi nhan nghla vy chi trd cb tire bang cb
phiéu khi vige phan phéi cd tire duge Dai hol dong cb daing phé duyét va dugce céc co quan
Nha nude cé tham guyeén chap thuan.

Céng ty va cac cong ty con trich 1ap cac quf di phong ti Igf nhudn thudn sau thué thu nhap
doanh nghlép cla Céng ty va céc céng ty con theo phé duyét cla cac cd dong tal Bal hoi
ddng ¢b dang thirérng nién

Tién trd trude tir khdch hang mua bat dong san

Cac khodn tién khach hang tra trude d& mua bat dong san trang twong lal mé chua dd didu
kién dé duwe ghi nhan la doanh thu trong ndm duge phan anh trong tal khoan "Ngudi mua
tra tién trrde” trong phén no phdi trd trén bang can ddl k& todn hop nhét. Cac khodn hé tro
theo chuong trinh ban hang mang tinh chat h2ia’|rn trir vao doanh thu duoc ghi gidm vao chi
tigu “Ngudi mua trd tién trude” d6i v6i cac bat dong san trong tirong lal chwa AU diéu kign
ghi nhan |& doanh thu trong nam.
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THUYET MINH BAD CAQ TAI CHINH HO'P NHAT (tiép theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thic clng ngay

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

Ghi nhan doanh thu

Doanh thu dwge ghl nhan khi Céng ty va cac cong ty con cd kha nang nhan duec cac lol ich
kinh t& co thé xac dinh duoc mot cach chac chén. Doanh thu duge xac dinh theo gia trf hop
Iy ctia cac khoan d& thu hodc sé thu duoc sau khi trir g cac khodn chiét khu thuong mal,
giam gia hang ban va hang ban bj tra lai. Cac dieu kign ghl nhan cy thé sau day ciing phai
dug'c dap (rng khi ghl nhan doanh thu;

Doanh thu chuyén nhwong bét dong sén

Doanh thu chuyén nhirgng bat déng san dugc ghi nhan khi phén Ién cac rdi ro v4 lof ich gén
lign véi quyén s&r hiru bét ddng san duge chuyén giao cho ngudl mua.

Doanh thu cho thué bat déng sdn
Doanh thu cheo thué ghi nhén hang ky

Doanh thu tir cho thué tai sén theo hop dong thud hoat dang due hach todn vao bdo cao
kﬁt q:é hoat dong kinh doanh hop nhét theo phuong phap dudng thang trang subt thes gian
cho thué.

Doanh thu cho thué ghi nhan mét An

Dbl vol trvtrng hop cho thug tai san cb nhan trude tién cho thué cla nhigu ky va thes gian
cho thug chiém trén 80% thévi gian stk dung hivw fch clia tai sdn, Céng ty va cac cdng ty con
ghl nhan doanh thu mét 1&n doi véi todn bd s6 tidn cho thué nhan trude khi thoa man dbng
theri cac dieu kign sau:

= Bén di thué khéng co quyén hﬁg ngang hop dbng thué va Céng ty va cac cong ty con
khéing ¢t nghta vit phai trd tal s6 tisn d& nhan trude frong mol truémng hop va dud moi
hinh thic;

» 50 tién nhan trudre 1 vige cho thudé khéng nhd hon 90% tdng sé tign cho thué di kién thu
dugt theo hgp Gong trong sudt thér han cho thué va bén di thué phai thanh todn toan ba
sb tién thud trong vong 12 thang ké tir thoi diém khoi dau thud tal san;

Hau nhu todn bé riii ro v& lof lch gén lién véi quyén sé hiru tai sén thug da chuyén giao
cho bén d thué; va

» Cong ty va céc cong ty con wde tinh dugc tuong dél ddy dl gia vin cla hoat dong cho
thug,

Doanh thu ban hang

Doanh thu ban hang duwee ghi nhan khi cae roi ro trong yéu va cac quyén sé& hiru hang hba
durge chuyén sang ngudd mua, thuéng 1 trang vii thel didm chuyén giao hang hoa

Doanh thu cung cép dich vy
Doanh thu cung cap dich vy duge ghl nhan khi dich vy dugre cung cap cho khach hang.

30




Céng ty C6 phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAC TAI CHINH HOP NHAT (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic cing ngay

3.23

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

Thu nhép tir hop ddng hop tac déu te vé kinh doanh trong dé Céng ty va cée edng ty con
duge chia sé doanh thy, loi nhudin trude thué hodc i nhudn sau thué

Trong céc hop ddng hop tac dau tw va kinh doanh khdng dudi hinh thirc tai sdn G8ng kidm
so&t hodc hoat dong kinh doanh déng kiém soat ma Cong ty va cic cong ty con gép vén bang
tign, thu nhép duwoc chia duge ghi nhan & doanh thu hoat dbng tai chinh rén bae can két
qué hoat déng kinh doanh hop nhéat.

Trong cac hop ddng hop téc dAu tr va kinh doanh khéng dudi hinh thire tal san ddng kidm
soat hode hoat dong kinh doanh dng kiém soat m& Céng ty va céc cong ty con gdp vén bang
tal san, thu nhap duoc chia duwgc ghi nhén & doanh thu trén bao cdo kit qua hoat ddng kinh
doanh hop nhat

Tidn Iai
Tién &l duge ghl nhan trén co s théi gian va 181 sudt thye t timg nam

C4 (e va loi nhudn duve chia

Cé tire va lof nhudn dirgc chia dugc ghi nhan khi Cang ty va cac céng ty con duoc quyén
nhan ed tire hoge dwoe quyén nhén lgi nhudn tir viec gop vén.

Thu nhép tir hoat d8ng chuyén nhuong vin

Thu nhap tir hoat déng chuyén nhuong vén duwoc xéc dinh i& phéin chénh I&ch gitra gid ban
va gid von phan von chuyén nhuong. Thu nhap nay duec ghl nhan vao ngay phat sinh glao
dich, tirc 18 khi hop dbng chuyén nhurang duoc thue hién.

Doanh thu ban sén pham va dich vu/hang hda kém theo trong goi bian hang nhiéy thanh phan

Trong giao dich Céng ty va cac cling ty con cung cap nhiéu san phdm va dich vu cho khach
héng trong cling mét hop déng, Cong ty va cac cang ty con xac dinh cac nghia vy ban sin
pham va& nghfa vy cung cap dich vy riéng biét trong hop déng da va chi ahl nhan doanh thu
khi trng nghla vy riéng bigt duoc Céng ty va cac cong ty con hoan thanh vivi khach héng.
Gia tr| hop @dng duoe phan b cho san phdm duoc xac dinh bing thng gia tr] hop ddng trir
dl gid tr hop Iy wide tinh cla dich vu. Cac khoan thanh todn cla khach hang theo hop dbng
tirong Uing voi nghta vu chira duge thue hign duoc ghi nhan vao chl idu "Ngudi mua ira tién
triedrc” hode chi tiéu "Doanh thu chira thie hién" trén bang can dol ke todn hop nhat

Gia vén hoat déng chuyén nhuong bat dong sdn va hogt déng hop tic dau tw va hop
tac kinh doanh cac dy én bat déng sén

Gia von hoat dang chuyén nhueng bét ddng s&n bao gbm gia thanh hang tén kho bét dang
san duge chuyeén nhuong trong ndm va lgl nhuén phan chia cho bén thir ba cing tham gla
hop tac dau tu, hop tac kinh doanh cac du &n bat dong san vorl Cong ty va cac cdng ty con.

Béi v cac hop ddng hop tac dau tu/kinh doanh cac dy &n bat ddng sén ma Cong ty va cac
cdng ty con la bén kiem soat cac hoat ddng va tai san cla dur &n, cac khoan Igi nhuan phan
chia cho d6i tac theo quyét toan hang ky duoc ghi nhan 1a gia vén trén bao céo két qua hoat
déng kinh doanh hop nhét. Cac khodn tién nhan gép von tor dél tac dé hop tac dau huikinh
doanh dwoe ghi nhan trong phan ng phai ird frén bang can dél ke toan hop nhat néu Cang
ty co nghta vy hoean tré cac khodn vbn gop nay.
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3.26

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

Hop déng xdy dung

Khi két qua thire hign hop déng xay dung co thé diroc ude tinh mat cach dang tin cay, thi
doanh thu va chi phi lign guar: dén hop dong duoe ghi nhan trong 0ng véi phan cong vige
da hoan thanh vao ngay két thic ky ké todn nam dia vao cac béng 6ng hop khdi lreng cong
viée hoan thanh duge xac nhan bai khach héng. Céc khodn ting gidm khi thure hign hop
ddng, cac khodn tidn thuding va cae khoan thanh todn khac chi duge tinh vao doanh thu khi
da duoc thdng nhét vé khach hang.

Khi két qua thue hign hop déng xay dung khéng thé duge woc tinh mot cach dang fin cay,
doanh thu chi duge ghi nhan trong dueng vén chi phi cla hop ddng 6a phat sinh ma viee
hoan Ira la tuong ddi chdc chdn. Chi phi cda hop ddng chi duge ghi nhan a chi phi trong
nam khi cac chi phi ndy 62 phat sinh.

Thué
Thueé thu nhap hign hanh

Tai s3n thué thu nhap va thué thy nhap phai nop cho ndm hign hanh va céc nam trude duoc
xac dinh bang s6 tién du kidn duee thu hdi tir hose phai ndp cho cor quan thud, diva trén cac
mic thue suat va cac luat thué oo hidu lue dén ngay két thic ky ké toan nam.

Thueé thu nhép hién hanh duoc ghl nhan vao bao cao két qua hoat dong kinh doanh hop nhit
ngoal trir trudng hop thué thu nhap phat sinh lién quan den mét khodn muc duoc ghi thang
vao von chil s& hiwu, trong trwemg hop ndy, thué thu nhap hién hanh ctng duoc ghl nhan
trire tigp vao vén chi sé hiiu,

Céng ty va cac cang ty con chi duoe bO trir cac tai sén thug thu nhap hign hanh va thué thu
nhap hién hanh phai nép khi Cong ty va cdc céng ty con co quyén hop phap dugt bu tri
gltra tai s&n thué thu nhap hign hanh vér thud thy nhap hién hanh phal nop va Cong ty va cac
€éng ty con du dinh thanh toan thué thu nhap hign hanh phai ndp vé tai san thué thu nhap
hién hanh trén co sé& thuan,

Thué thu nhap hodn fai

Thué thu nhap hoan lal duoe xac dinh cho céc khadn chénh igch tam thir tal ngay két thue
ky ké toan nam gita co s& tinh thué thy nhap cla cac tai sdn va no phai tra va gia tr ghi 56
cda eac khodn myc nay trong bo cao tai chinh hop nhat

Thué thu nhap hoan lai phai tré dwoc ghl nhan cho tit ca céc khodn chénh 1&ch tam thai chiu
thué, ngoai triv:

* Thué thu nhap hoan lal phal ira phat sinh ti ghi nhan ban dau cla mot 14 sén hay no
phai tré t mot giao dich ma glao dich nay khong ca anh hudng dén loi nhuan ké toan va
loi nhu@n tinh thué thy nhap (hosc 15 tinh thué) tai thoi diém phat sinh giao dich: va

Cac chénh lech tam thoi chiu thué gdn lién véi cac khodn dau tw vao cac céng ty con,
cong ty ién két va céc khodn vén gop lign doanh khi Cong ty va cac cong ty con c6 kha
nang kiém soat thei gian hoan nhap khoén chénh léch tam theri va chic chan khoan
chénh léch tam thii s& khiing duoc hoan nhap trong turong lai 6 thé du doan,

Tai san thué thu nhap hoan lal cén duoe ghi nhan cho tat ca cae chénh lach tam thai diroe
khéu trir, gia tr| duoe khau trir chuydn Sang cac nam sau clia cac khodn 15 tinh thué va cac
khodn wu dal thué chua sir dyng, khi chée chan trong tweng lal s ¢ lol nhuan tink thué ga
st dung nhirng chénh téch tam thel duroc khau triv, cac khoan 13 tinh thué va céc ry dai thué
chua sir dung nay, ngoal trir:
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3.26

3.27

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tigp thea)
Thué (tigp theo)
Thué thu nhap hodn laf (tiép theo)

- Talsan thué hodn lai phét sinh tir ghi nhan ban du ctia mot ti san hodc ne phai trd tr
mijt giao dich ma gian dich nay khéng cé anh hurding dén loi nhuan ké todn va loi nhuan
tinh thué thu nhap (hodc 16 tinh thué) tal thoi diém phat sinh giao dich; va

» Dbl virl cac chénh l&ch tam thol dugc khau trir phdt sinh tir cac khodn du tu vao cac
cbng ty con, cng ty lién két va cac khodn vén gop li@n doanh, tai san thué thu nhap hoan
lai dugre ghi nhén khi chéc chén 14 chénh I&ch tam the s& duec hodn nhép trong tureng
lal c6 thé dy dodn duge va e ol nhuan tinh thué dé st dung duoe khodn chénh lach
tam ther do.

Gid trl ghi 56 cla tai san thué thu nhap hodn lal phai duge xem xét lai vao ngay két thic ki
ké todn nam va phal gidm gid trj ghl 50 cla tal san thué thu nhap hoan lai dén mire bdo dam
chéc chan c6 a0 lol nhuan tinh thué cho phép lol fch cla mat phan hodc toan bb tal san thud
thu nhép hoan lal duge st dung. Cac tal san thué thu nhap hoan lal chua duoe ghl nhan
trirdre day duge xem x&t lai vao ngay két thic ky ké toan ndm va dugc ghl nhan khi chic
chdn co i lgi nhudn tinh thué trong tueng lai 88 o thé st dung cac &l san thué thy nhap
ho#n lal chua ghl nhan nay.

Té&i sdn thué thu nhap hodn lai va thuéd thu nhap hodn lai phai tra duoc xac dinh theo thué
sudt dy tinh s& ap dung cha nam tai chinh khi t&l san duoe thu hbi hay ng phai trd duge
thanh todn, dira trén cdc mue thué suat va luat thué ob hidu luc vao ngay kétthic ky ké toan
ném.

Thué thu nhap hodn lai dwec ghl nhan véo bdo cdo két qua hoat dong kinh doanh hop nhét
ngoai triy trdmg hop thué thu nhap phét sinh lién quan dén mot khodn myc duge ghl thing
va0 von chil 8¢ hiry, trong trurdmg hop ndy, thué thu nhap hoén lal cling dwoc ghi nhan tryc
tiép vao vén chil sé hiru

Céng ty va cac cing ty con chi duge bl trir cae i sdn thué thu nhép hodn lal va thué thu
nhap haan lai phal tra khi doanh nghiép cé quyén hop phép dugc b triy gitra tai san thué thu
nhép hign hanh véi thué thu nhap higén hanh phal ndp va céc tai san thué thu nhap hoan lai
va thué thu nhap hoan lai phéi tra ndy li&n quan td1 thué thu nhap doanh nghigp dugs quan
Iy be cing mt co quan thué:

> Dbl vol cling mét don vi ehju thué; hode

> Cong ty va cac cong ty con di dinh thanh toan thué thu nh&p hi&n hanh phai nop va tai
san thué thu nhap hién hanh trén co s& thuan hodc thu hbi tal san dbng théd vai vide
thanh todn ne phai tra trong timg ky trong lai khi cac khodn trong yéu cla thué thu nhap
hedn lai phai tré hodc tai san thué thu nhap hoan lai dugre thanh toan hoac thu héi,

L& trén cé phidu

L3l co ban trén cd phiéu duoe tinh bAng cach chia lgi nhuén hode 18 sau thué phan b8 cho
b déng s& hiru cb phigu phd thong clia Cang ty (sau khi 44 didu chinh cho vie trich Iap quy
khen thuéng, phic Igf) eho s lugng binh quén gia quyén cla sb of phiéu phd thdng dang
Iy hanh trong nam.,

Lai suy gidm trén cd phiéu duge tinh bang céch chia lgl nhuan hodc 15 sau thué phan bd cho
ch dong s& hiru b phidu phd théng cla Céng ty (sau khi 6a didu chinh cho cd tic cla cd
phiéu wu G3i co quyén chuyén dal) cho sé lweng binh quan gia quyén cla sb od phidu phd
théing dang luu hanh trong nam va sd lweng binh quan gia quyén cda oo phidu pho théng sé
dugc phat hanh trong truding hop Bt ca cac cb phidu phd théng tiém nang oo tac ddng suy
gidm d&u duoe chuyén thanh cé phidu phd thang.
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3.28

3.29

4.1

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

Théng tin theo bé phén

M@t b phan 18 mét cau phan co thé xac dinh riéng biét cla Cong ty v& cac cong ty con tham
gia vao viéc cung cap cdc san pham hodc dich vy lign quan (b6 phan duce chia theo hoat
Gong kinh doanh) hodc cung cap sdn phdm hodc dich vu trong mét mdi truding kinh té cy thé
(b$ phan duwec chia theo khu vire dia Iy). MG mét bd phan nay chiu rii ro va thu duge lol lch
khac bigt so véil cac bd phan khac,

Ban Tong Giam doc xac dinh bdo céo bé phan cla Céng ty dia trén loai hinh sén pham va
dich vy eung cap.

Cac bén lfén quan

Cac bén duere col 1& bén lign quan cda Cong ty va cac cong ty con ndu mdt bén c6 kha nang,
triec tiép hodc glan tiép, kigm soat bén kia hodc gay anh hudng dang ké téi bén kia trong vige
ra cac quyet dinh tai chinh va hoat dbng, hodc khi Céng ty va cac cdng ty con va bén kia cin
chiu sy kiEm soat chung hod@ic anh huéng dang ké chung. Cac bén lién quan néu trén o th
& céic cong ty hogc cac cé nhén, bao gbm ca cac thanh vién mat thiét trong gia dinh cia ho.

CAC GIAO DICH CHUYEN NHU'QONG QUAN TRONG TRONG NAM
Giao djch chuyén nhuwgng va mét kiem soét trong céng ty con

Chuyén nhuwong phdn vén gdp trong Céng ty TNHH Phét tridn Bét ddng sdn Lighthouse 2
("Céng ty Lighthouse 2)

Trong thang 4 nam 2025, Cong ty d& hoan thanh viéc chuyén nhuong 100% vén gép trong
Céng ty Lighthouse 2 cho mét d6i tac véi gid phl 2. 612 ty VND. Theo dd, Céng ty da ghi nhan
khodn 1&i tir giao dieh chuyén nhirgng ndy trén bao cdo két qua hoat dong kinh doanh hop
nhat 1a 401 ty VND (Thuyét minh 88 29.2). Sau giao dich nay, Céng ty va cac céng ty con
khéng con nam giir quyen kiém soat Cing ty Lighthouse 2.

Chuyén nhuong ¢é phan trong Céng ty C48 phén Vinsmart Future ("Cong ty Vinsmart Future”)
(trucc ddy 1a Cdng ly VinIT)

Trong thang 5 nam 2025, Céng ty 48 hoan thanh viéc chuyén nhuong 79% cd phén trong
Cang ty Vinsmart Future cho mét cong ty trong Tap doan vai gid phi 112 ty VND. Theo d6,
Cong ty 42 ghl nhan khoan 16 tir giao dich chuyén nhirong nay trén bdo céo két qua hoat
aéng kinh doanh hop nhat 14 42 ty VND (Thuyét minh sé 29.2), Sau giao dich nay, Céng ty
va cac cdng ty con khéng con nam gilr quyen kiem soat Céng ty Vinsmart Future.
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4.2

CAC GIAO DICH CHUYEN NHUQ'NG QUAN TRONG TRONG NAM (tigp theo)
Giao djch chuyén nhwong va mat kiém soat trong céng ty con (tiép theo)

Chuydn nhuong phdn vén gop trong Céng ty TNHH B4u lur va Phat tridn Bat déng sdn Hodng
Long ("Céng ty Hoang Long")

Théng 7 nam 2025, Cong ty d& thanh 14p va gop vbn vao Céng ty Hoang Long, véi ty 18 vén
gop 1a 99,96% vbn didu 1& cda cang ty con ndy, béng quyén s& dung dat cla mit s6 16 dat
tai mot dyr an bét dong sén do Cang ty |am chd dAu t. Thang 9 ném 2025, Céng ty da hoan
thanh vigc chuyén nhueong 98,50% phén von gép tal cdng ty con trén cho cac dol tac vai tong
gia phi chuyan nhirong & 5222 ty VND.

Theo d6, Cong ty d& ghi nhan khodn I5i tir giao dich chuyén nhuong nay trén béo céo két
qua hoat Gdng kinh doanh hop nhét 1& 3 126 ty VND (Thuyét minh s& 29.2). Sau giao dich
chuyén nhuwong ndy, Cang ty khéng con nédm gitr quyén kiém soét cong ty con trén va khodn
dau h.rsﬁ-::an lai vao cong ty con ndy diree ghi nhén 1& dau tv gdp vén vao don vj khac (Thuyét
minh 50 19.2).

Giao djch mua nhém tal san

Trang ném, Cang ty va cac cong ty con da hoan tAt viec mua cb phén clia cac cong ty sau
cac déi tac. Ban Tdng Giam dbc danh gia ring viéc mua cb phan clia cic cong ty nay & viéc
mua nhém céc tai s3n va no phai trd, khong phai 1& hop nhat kinh doanh, Gia phi cla cac
giao dich nay dugc phan bd cho cde tai sa@n, no phél trd duoe mua dua trén gid tri hop Iy
tirong (rng cla cac tai san, no phal trd do tal ngay mua. Theo d6, mét phan gia phi phén b
duwoc hach toan vao chi phl xay dung oo ban dé dang. Cac tal san, ng phal tra dugc mua
dugre trinh bay trong cling nhém vol céc 1l sén, ng phai trd twong tie cla Céng ty va cac
céng ty con.

Mua Cong ty C8 phdn gidi phdp nang lugng VinES (*Cang ty VIinES"), céng ly con mdi

Thang 12 ndm 2025, Cong ty va cac cong ty con G2 hoan tat vidc mua 100% cb phan trong
Cong ty VInES tir céc 60 tac vo) thng gid phi |& 12.300 ty VND. Theo dé, Céng ty VInES trér
thanh céng ty con clia Cang ty. Tal ngay mua, Cong ty VInES 1& mot trong 3 nha dau 1w lién
danh [am chi §au tw mét du &n bat d6ng san.

Mua Cang ty TNHH Phét trién Bét dong sdn Hudng Duong (“Céng ty Hudng Duang"), céng
Iy con mai

Thang 12 nam 2025, Cong ty va mét cong ty con da hoan tat vige nhan chuyén nhugng 80,6%
phan vdn gop trong Cang ty Hudng Duong tir cc cd nhan véi tong gia phi 1 7.650 t§ VND.
Theo da, Cong ty Hwdéng Duong tré thanh cong ty con cla Cong ty. Tai ngay mua, Céng ty
Hudng Duong ndm gilr khodn dau tw tvong Uing 35% vbn gop trong mat cang ty con hign
hiru ciia Cong ty. Théng qua giao dich nhan chuyen nhwong nay, Céng ty va cac cong ty con
da gian tiep tang ty 1& s& hivu trong céng ty con hién hu nay. Theo do, chénh léch giba gia
phi chuyén nhuwong va gia trj tai san thuén cda Cang ty Hudng Duong tueng ng vii ty 18
chuyén nhwong tai ngay nhan chuydn nhueng nay dwec ghl nhén vao Loi nhuan sau thué
chira phan phédi va Lol [ch cla cb dong khdng kiém sodt (Thuyst minh so 28)
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Céng ty Cé phan Vinhomes BO9-DN/HN

THUYET MINH BAO CAD TAI CHINH HO'P NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh két thic clng ngay

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

Bon vi finh; triéu VND
S6 cudi ndm S& déu ndm

Tign mat 3.236 2231
Tién giri ngan hang 18.738.669 21.631.586
Cac khodn trong duong tign 31.218.986 7.146.307
TONG CONG 49.961.891 28.780.123

Tai ngay 31 thang 12 n&ém 2025, tién giri ngan hang cla Cong ty bao gom s6 du trong cac
tal khoan chung glitra Cang ty va mdt 56 bén ligén quan. Theo hep dbng hop tac kinh doanh
gitra Céng ty va cac bén l1dn quan ndy lién quan dén mit so dy an bat dong san ("Dy 4n"),
Cong ty va céc cong ty nay d& mé maot so tail khodn thanh todn chung. Cac cong ty nay da uy
quyén cho Caéng ty quan Iy cac tal khedn thanh todn chung nay dé thire hign Dir &n va thi uu
hud déng tién. Theo d6, Cong ty ghi nhan céc 86 du cla céc tai khodn thanh todn chung nay
& khoan muc Tién va cac khaodn twong duong tién.

Céc khoan twong duong tién vao ngay 31 thang 12 ndm 2025 bao g&m céc khodn tién gl
béng VND tai cac ngan hang va t chire tal chinh cb ky han gbc tir 1 d&n 3 thang va hudng
181 sudt tir 1,6%/nam dén 4,75%/nam (tai ngay 31 thang 12 nam 2024 ky han tir 1 dén 3
thang va hudng 141 suat tir 1,9%/nd@m dén 4, 75%/nam).

Cdac khodn tien gl ngan hang tal ngay 31 thang 12 nam 2025 cling bao gom qu§ bao tri véi
st dur 15 86,1 ty VND cla céc ciin ho va bigt thy d3 ban gise tai dur an bit ddng sén cla Cong
ty v& cac efing ty con Quf béo tri cho cén hd s& duoc ban giao cho Ban Quan tri tda nha,
qui bdo trl che biét thy s& do Céng ly va cac cdng ty con quan Iy

56 du ign g0l ngan hang va cac khodn trong dirong tign vao ngay 31 thang 12 nam 2025
bao gébm mot s6 khodn tién gli bl han ché st dung, thé chap lién quan dén hoat dang san
xual kinh doanh va hoat diing khae cla Céng ty vii (ong sa tign 1 875 ty VND.

Chi tigt s6 |rong tirmg loai ngoai t& tinh theo nguyén té:

56 cudbi ndm Sd ddu nam
Ngoai t& céc loal.
- Dola My (USD) 334 482 468,278
- Déng Rip (RUB) 6.872 878
- Euro (EUR) B84 8292
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Céng ty Cé phan Vinhomes BOS-DN/HN
THUYET MINH BAO CAO TAI CHINH HO'P NHAT (tiép theo)
vaio ngay 31 thang 12 nam 2025 va cho nam i chinh két thae clng ngay
6. DAU T TAI CHINH NGAN HAN
6.1  Dau tw ndm gitr dén ngay dao han
Bon vf tah: tridy VND

Sé cudi ndm S gdu ndm
Gidgbe Gid tri ghi sd Gizgbe  Gia trj ghi 56
Tién giri ngan hang ¢6 ky han
(i) 2.259.178 2258.178 1.763.622 1.763.622
TONG CONG 2259178  2.259.178 1.763.622 1.763.622

(i) Cac khodn tién gl ngan hang cd ki han tai ngay 31 thang 12 nam 2025 cd kj han gdc tir
3 thang dén 12 thang hoac cé kj han con lai dudi 12 thang va hudng 1ai sudt tu 2,.9%/nam
den 7 4%/nam (tai ngay 31 thang 12 ndm 2024: ky han gdc Ll 6 thang dén 12 thang hodc
¢t ky han con lal dudl 12 thang va hudng 187 sudt tir 2, 5%/nam dén 6%/nam)

Céc khoan tién Ui ngan hang ngan han tai ngay 31 thang 12 n&m 2025 bao gom quj bao
trl v&i s6 dur 1a 1.889 ty VND cla cac c@n hd va biét thu da ban giao tal diy an bat dong
san cla Cong ty va cac céing ty con. Quf bdo trl cho can ho sé duoc ban giao cho Ban
Quan tri tda nha, quy bao tri cho biét thy s& do Céing ty va cac cbng ty con quan Iy

S& dur tién giri ngdn hang c6 ky han vao ngay 31 thang 12 nam 2025 bao gém madt sé
khodn tien guel bj han ché st dyng lién quan dén hoat ddng san xuat kinh doanh cla Céng
ty vévi thng s6 tign |a 350 ty VND.
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Céng ty Cé phan Vinhomes

THUYET MINH BAC CAQ TAI CHINH HOP NHAT (tiép theo)

vao ngay 31 thang 12 ndm 2025 va chio nam tai chinh ket thic eling ngay

7.2

BOS-DN/HN

PHAI THU CUA KHACH HANG VA TRA TRUGC CHO NGU'O'I BAN NGAN HAN

Phai thu ngén han cia khéach hang

Phai thu tir chuyén nhuong bat déng sén

Phai thu t{r cung cap dich vu quan Iy, tu véan
ban hang va hoa hong méi glai

Phai thu tir cung cap dich vu xay dung va

céc dich vy lién quan

Phai thu tir dich vy quan Iy bat déng san va cac
dich vu lién quan

Phai thu tir cho thué va cung cap dich vu

lign quan

Phai thu khac

TONG CONG

Trang da:
Phai thu tr cac bén khac
Fhai thu hr cac bén lién quan
(Thuyét minh s6 37)

Dir phong phai thu ngan han khé doi
Tra trude cho nguwdi ban ngdn han

Bon vi tinh: tnéu VND

56 cubi ném 56 ddu nam
10.700.924 12.171.893
4.467.081 2.516.338
6.472.587 2.598.689
481.937 353.784
275.830 489,809
1.085.654 1.186.348
23.48B.063 19.307.872
19.154.478 17.060.672
4.333.565 2.247.200
{121.334) (75.933)

Bon vi tinh; triéu VND

56 cudi nam S6 ddu ndm

Tra trudre che nguwdi ban 67.321.002 23179123
Tra trudrc cho cac bén lién quan

{(Thuyét minh s6 37) 92 377 414.278

TONG CONG 67.413.379 23.593.398

Dy phong tra trude cho ngudi ban (221) (25.690)

Trong do, khodn ting frude chigm trén 10% tdng s6 duw
O tac doanh nghiép sé 1 34.159.749 5176.477
B9 tic doanh nghiép s6 2 14.200.000 =
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Céng ty C6 phan Vinhomes

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

8. PHAI THU VE CHO VAY

BOS-DN/HN

B vi tinh: gy VIND

Sd cudi nam Sé dau nam
Ngan han
Céc khoan cho vay cac déi tac doanh nghigp va
ca nhan (i) 4.266.937 1.357.741
Cac khoan cho vay cdc bén lign quan (ii)
(Thuyét minh s6 37) 138.000 7.072.142
TONG CONG 4.404,937 B.429.BE3
Dy phiing phéi thu vé cho vay khé dal - (6.000)
Dai han )
Cac khoan cho vay cac doi tac doanh nghiép va
ca nhan 1.345 10.896.805
Cac khodn cho vay cac bén lién quan (i)
(Thuyét minh sé 37) .000.000 -
TONG CONG 6.001.345 10,896.805

(i) S du tai ngay 31 thang 12 ndm 2025 chl yéu bao gbm:

Khoan cho vay cac déi téc doanh nghigp vél tdng gia tr| 2.315 ty VND, dao han tir
thang 1 nam 2028 dén thang 12 nam 2026 va hudng 13| suat to 11% dén 12%/mam;
va

Khoan eho vay cac ddi tac ca nhan vol thng gia tri 1,951 ty VND, ddo han trong thang

12 nam 2026 va huang 1ai suat 7%/nam.

(i) Céc khodn cho vay bén lién quan tal ngay 31 thang 12 nam 2025 khong co tai sén dam
béo, d&o han tir thang 3 ndm 2026 dén thang 2 nam 2027 va hudng & suét 12%/nam.
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Céng ty Cb phan Vinhomes

THUYET MINH BAO CAD TAI CHINH HOP NHAT (tiép theo)

v#io ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thic cing ngay

9.

PHAI THU KHAC

Ngan han

Tam trng tién giai phong mat bang (i)

Tam (rng theo hop dong hop tac dau tu va
kinh doanh (i)

Phai thu tir hiy hop dong dat coc

Phai thu tir &1 vay, 18i tién giri va |8i tir cac
hop dong khac _
Phai thu tir loi nhu@n chia sé theo hgp déng
herp tdc kinh doanh (iii)

Phai thu tir cac khoan thu, chi hi (iv)

Phai thu tir hop dong thué tai chinh

Bat coc, gop von cho muc dich hop tac dau
tur, kinh doanh (v)

Phai thu khac

TONG CONG
Dy phéng phai thu ngan han khac
Trang do;

Phai thu ngén han khéc tir cée bén khac
Phai thu ngdn han khéc i cde bén lidén quan
(Thuydt mink s6 37)

Dai han

D4t coc, gop von cho muc dich hop tac dau
tw, kinh doanh (v)

Phal thu t& hop déng thué tai chinh

Phal thu tr Igi nhudn chia sé theo hep dong
ho'p tac kinh doanh (i) )

Tam (ng tign gidi phong mat béng (i)

Phai thu khac

TONG CONG

Trong

do:

Phai thu dai han khdc Ir cdc bén khic
Phdi thu dai han khéc ttr cde bén lién quan
(Thuyét minh sé 37)

BOS-DN/HN

Ean vitinh: tridu VND

Sé cudi nam 56 ddu ndm
§1.0685.885 65.734.837
15.687.685 28.974 452

B.504.168 B.465.000

4 638.438 3432 452
1.320.032 B.403.2B7
1.8890.028 1.6758917
875.231 BB3.835
571.148 2.181.377
257.374 1.984 867
124.910.100 117.395.914
(144.974) (213.481)
122.684. 747 104.384 053
2.025353 13.011.861
38.781.024 30,765,175
22.114.106 17.478.816
3.888.777 -

- 48.000.000

T08.6801 628.424
B65.612.508 96.773.515
927 811 48 865.858
64.684. 687 47.903.676

() Day 1a cac khodn tam (g cho cac ca nhan dé thue hign gldi phang mat bang cho cac
du &n bat Gng san tiem néng. Cac khodn tam Ung nay co t&i san dam bao & cb phidu
clia m{t sO cong ty trong cling Tap doan duwgc nam gitr bdi cac bén lién quan chiu sy

(i

kiém soat chung voi Tap doan (Thuyét minh sé 37)

Chil yéu bao adm cac khodn tam (rng cho cdc d8i tc theo cac hop déng hop tac &y tu
va kinh doanh ma theo 8¢ cac d0i tic duwoc phan chia lol nhuan theo thoa thuan hop
ddng gira Cang ty va cac ddi tac nay. Khodn tién nhan gop von tir cac dbi tie nay dang
duwoc ghi nhan 1a khodn phal trd khac (Thuyét minh sé 25). Cac khodn tam (ng nay bao
gbm tam (rng Il nhudn theo hop déng hop tac d4u tu va kinh doanh va tam Ung vuot
phan tam (rng phan chia loi nhugn. Mét s8 khodn tam (ng vuol phén tam tng loi nhuan

duge phan chia hudng |3 suat 12%/mnam.
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Céng ty Cé phan Vinhomes

THUYET MINH BAO CAO TAI CHINH HO'P NHAT (tiép theo)
vao ngéy 31 thang 12 nam 2025 va cho ném t&i chinh két thic clng ngay

9, PHAI THU KHAC (tiép theo)

BOY-DN/HN

(iii) S& du tai ngay 31 thang 12 ndm 2025 chil yéu bao gbm phal thu tir lod nhuén dwoe chia
tir cac hop ddng hop tac dau tir va kinh doanh véi Tap doan ‘n."ingrm.lép — Cdng ty CP,
cong ty me téi cao va mét d6i tac doanh nghigp, cho muyc dich phat trién cac dy &n bat

déng san

(iv) Chu yéu bao gdm cac khodn phal thu tr vigc chi hé cac chi phl xay dung theo cac thod
thuan boi hoan véi céc déi tac va chi phi van hanh cac ciu phén bat dong san dang

dirgc Cang ty cho thud theo céce thda thudn hep tac kinh doanh véi dbi tac.

(v) Trong 44, chil yéu bao gdm

Khodn gop von vél thng gia tri 12.196 ty VND cho mot cfing ty trong cing Tép doan

cho muc dich he'p tac lién danh cling phat trién mét dy an bat déng san;

Khoan gép von 2.790 ty YND cho mot cang ty trang clng Tap dodn che myc dich
ddu tu phat trién mot du &n theo hop déng hop tac dau twr xay ding va kinh doanh;

Céc khoan gt coc, gop von vé gid tri 23.659 tf VND cho mdt s cong ty trong Tap
doan cho muyc dich d&u tu phat trién mat sd dy an bat déng san theo cac hop dbng

horp tdc dau v va kinh doanh; va

b+ Khodn dat coc vo gid tr] 341,5 tf VND cho mét dél tac cho myc dich dam bdo Ky két
hop dong d& mua thém phan vén gép trong mot cang ty con,

10.  NO XAU

Ngt xau clia Cong ty va cic cbng ty con chil yéu bao gm cac khodn phai thu, tam tng, 64t
cot va cho vay 3 qua han thanh toan hodc cé kha nang khéng thu héi duoc:

Bom vi tinh: trigu VND

Sd cudil ndm Sé ddu ndm

Gid Gid tri

céthd Gid tri du cothe Gid trjdy
DI tugng ner Gia goe thu hdi phéng  Gid gbe thu héi phéng
D6i tac doanh
nghiép va ca
nhan 345,900 79.371 266529 723476 402.392  321.084
TONG CONG 345.900 79.371  266.529  723.476  402.392  321.084
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Céng ty Cé phan Vinhomes B08-DN/HN

THUYET MINH BAD CAD TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho n&m tal chinh két thic cing ngay

1. HANG TON KHO
Ban v tinh; trigu VND

86 cudi ndm S6 déu nam

Gid gbc Dy phong Gi4 gdc Dir phong
Bat dong san dé ban dang
xay ding (i) 106,955 450 - 38573211 -
Chi phi san xuat kinh doanh
d&r dang (i) 13572.803 - 5242808
Bt déng san a8 ban A3
xay ding hoan thanh (il 9,345,047 (7.073)  7.928.920 (7.073)
Bt déng san mua dé ban 120,932 (1.180)  1.795865 (1.180)
Hang thn kho khac (iv) 1.525.776 {97.185) 1.213.318 (49.612)
TONG CONG 131.520.017 (1065.448) 54.753.923 (67.8B75)

() Chi yéu bao ghm tién str dung dat, chi phi gidi phéing mat béng, gia mua céc cong ty con
dugre phan bg nhu mdt phan chi phl mua dy an, chi phi x&y dirng va phat frién Dy én
Vinhomes Global Gate Ha Long, D 4n Khu @b th| ven vinh Cam Ranh, D an Vinhomes
Green Paradise, Dy an Vinhomes Ocean Park 2, Dy an Vinhomes Ocean Park 3, Du an
Vinhomes Grand Park, Dir an Vinhomes Golden City, Dy 2an Vinhomes Green City va
mit $0 dur &n khac.

(i) Bao gbm céc khodn chi phi phat sinh li&n quan Gén viée cung cap dich vy tBng thau, x&y
dung va tu van xay dyng cho cac chu dau tu cia cac du an.

(ili) Bao gom cac hang ton kho d& hoan thanh vige xay dyng tai cac du an cla Cang ty va
cac cang ty con,

(iv) Chil yéu bao gém gi tri hang héa, vat liéu cung cp cho chil dau tw clia céc du' an, cc
san pham tir hoat ddng khai thac s3n xuat d4 va cac hang hoa khac.

Tal ngay 31 thang 12 nam 2025, hang tdn kho co gia trj ghi s3 1& 45.557 1§ VND duoc thé
chép tai ngan hang dé dam bao cho céc khoan vay cla Céng ty, cac cong ty con va mét cong
ty trong cing (ap doan.

Chi tiét tinh hinh tang/gidm dy phéng gidm gié hang tdn kho:
Bon Vi tinh; triéu VND

Nam nay NEm brinte
S6 déu ky 57.875 54.153
Céng: Dy phong Irich 1gp trong ndm 47.573 3722
Troe: St dung dir phong trong n@m - -
S cudi ky 106.448 57.875
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Cong ty Co phan Vinhomes

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

12.

13.

CHI PHI TRA TRUOC

Ngdn han
Chi phl ban hang lign quan d&n cac bat ddng sén
chua ban giao
Chi phi tré trudre li&n quan dén céc khodn vay
va trai phidu
Chi phi tré trudre ngén han khac

TONG CONG

Dai han
Tién thud @&t (i)
Chi phl cing cu, dung cu
Chi phl tra trudre dal han khac

TONG CONG

BOS-DN/HN

Bon vi tinh: rigu VND

Sé cudi nam Sé dau nam
1.299.147 871.726
502.068 123.205
177.180 82.032
1.978.395 1.076.963
2.480.426 1.862 625
1,280 518 709.549
330,708 303.743
4.,100.653 2.875.918

(i) Chi yéu bao gbm tién thué dat trd trude cia Dy an Vinhomes Ocean Park, Dir an
Vinhomes Smart City, Dur an Vinhomes Ocean Park 2, Dy an Vinhomes Ocean Park 3,
Du an Vinhomes Green City va quyén thué dat tai céc trung tam thuong mai cta Cong ty

Sinh Thal phat sinh tir hop déng hep tac kinh doanh,

TAI SAN KHAC

Ngin han
Pt coc cho muyc dich dau tw (i)
Tal ¢dn khac

TONG CONG

Trong do:
Bt coo cho cdc bén khéac
Bt coe cha céc bén lién quan (Thuyét minh 6 37)

Dai han
Dt coc cho muc dich dau tw (i)
Bat coc cho muyc dich thuong mal (i)
Tai san khac

TONG CONG

Trong do: _
Bt coc cho céc bén khac
Dét coc cho cac bén lidn quan (Thuyét minh s6 37)

Bon v tinh: trigu VND

Sé cudi nam S6 ddu ndm
B8.791.672 25,626,348
81.044 217.425
A8.872.716 25.843.774
B7.814.104 25.843.774
1.058.672 -
66 309.587 38,109 3589
1.032.336 1.032.336

- 330.000
67.341.923 40.471.695
13838923 5171534
53.402.000 35.300.1861
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Céng ty Cé phan Vinhomes BOB-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép thea)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh két thie oling ngay

13.  TAISAN KHAC (tiép thea)

(I} Céac khodn ndy lién quan dén céc di 4n bat dong san ma Céng ty co ké hoach dau tu
phét trién trong tueng lal, ehi yéu bao gom:

Khodn dat coc val tdng gid tri 12.000 ty VND cho mét ddi tac dé gial phang mat bang
cho mét dir an béat ddng san theo hop dong dat coc gilra Cong ty va 4ol tac nay.
Khodn dat coe nay duoc dam bao bang b phidu cla mét cong ty trong clng Tap
doan dwoc ndm gilk béi cac bén lién quan chju s kiém soét chung vai Tap doan;

Cac khodn d&t coc v gid trj 74.708 ty VND cho cac dél tae d& hop tac phat trién va
nhén chuyén nhweng mot s6 du' an bat déng san tiem nang; va

Céc khoan @4t coc vai tng gid trf 2.084 tj VND cho c&c 4 tac va ca nhan dé nhéan
chuyén nhugng co phdn clia mét cong ty.
(i) Bao gom:

Céc khoan dat coc voi tdng gid tri 53.402 ty VND cho mdt sb céing ty trong cing Tap
doan va bén lién quan cho muyc dich hop tac phat trién mot so dur an bat déng sén
tigm néng,

» Cde khodn Gét coc véi ting gig trf 6.210 tj VND cho mat sb ddl tac dé hop tac phat
trién mot sd dir an bAt déng san tiém nang;

Céc khodn dat coc v tdng gid tri 5.392 ty VND cho mét dbi téc @& mua cd phan cla
mét cang ty dang s& hiru cac du &n bat dong san; va

»  Khodn dat coc vél gid tri 1,306 ty VND @& dam bao viéc ky két hop dong mua ban tai
san trong mot du an bat dong san,

(i) Khodn @&t coc cho mét 461 tac cho cac hop déng mua ban hang hda trong tweng lal.
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Céng ty C6 phan Vinhomes

THUYET MINH BAD CAO TAI CHINH HO'P NHAT (tigp theo)
vao ngay 31 thang 12 nam 2025 va cho ném tal chinh két thic cing ngay

16.

BAT BONG SAN DAU TU

Nguyén gia:
56 dau nam
Bau tu xay dyng co ban hoan
thanh
Thanh I, nhugng ban
Giam khac
Sé cudi nam
Trong dé:
D3 khadu hao hét
Gia trj khdu hao liy ké:
Sé dau nam
Khéu hao trong ném

Thanh Iy, nhuong ban
Giam khac

S8 cudi nam
Gié tri con lai:
5S4 dau ndm

Sé cudi nam

BOS-DN/HN

Bon vj tinh! triéy VND

Quyén st dung

dét va nha cira,  Méy mde, thiét )
vat kién tric bi Tong eong
17.152.286 1.985422 18.137.718
1.945.686 356.028 2.305.714
(1.525.059) (182.274) (1.707.333)
(856.948) (155.057) (1.012.005)
16.719.975 2004118 1B.724 094
- 221,425 221.425
1.426 630 T94.6825 2221255
311.2561 326.592 637.843
(32.718) . (32.718)
(14.085) (7.618) (21.683)
1.681.088 1.113.599 2.804.697
15.725.666 1.180.787 16.916.463
16.028 877 890.520 15.918.387

BAt d6ng san dau tu tai ngay 31 thang 12 nam 2025 chil yéu bao gbm: céc cAu phén bai 68
xe, van phong cho thué, dai quan sat, nha xuong va cac hang myc phy tre cua khu céng
nghiép va mot sb can hd, bigt thu, nha pho thuong mal cho thug.

Tai ngay 31 thang 12 nam 2025, mét sé bat déng san dau tu ¢d gia trf con lai 3.961 1y VND
duoc thé chap tai ngan hang Gé& bao ddm cho cac khoan vay cla Tap doan Vingroup — Cong
ty CP, Céng ty, cac cong ty con, va mdt cong ty trong cing Tap doan.

Tai ngay 31 thang 12 nam 2025, Cong ty va cac céng ty con chua thu thap duoc cac théng
tin céan thiét & xac dinh gid tri hap Iy cla céc bat ddng san dau tu.
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Céng ty C6 phan Vinhomes BOS-DN/HN

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

17.

18.

18.

CHI PHIi B1 VAY BU'T'C VON HOA

Trong ném, Céng ty va céc cong ty con da vbn hoa chi phi i vay voi gia tri 1& khodng 2.464
tj VND (che nam tai chinh két thic ngay 31 thang 12 nam 2024: 1.395 ty VND). Cac khoan
chi phl di vay nay chi y&u lign quan dgn cac khoan vay tryc tiép va huy dong von khac nham
dau tu xdy dyng cac dy an cda Cong ty va cac céng ty con. Chi phi di vay von haa phat sinh
tir cac khodén vay va huy ddng von khac cd 181 suat tir 5,5%/nam dén 16%/nam (cho nam tai
chinh két thic ngay 31 thang 12 nam 2024: 6,6%/nam dén 16%/nam).

CHI PHI XAY DUNG COU BAN DO DANG

Chi phi cla céac du an bao gbm cac chi phi xay dwng, chi phi bdi thuéng gidl phéng mat bang,
tién sir dung dat, chi phi khéc va gid mua céc cong ty con s& hiru céc du an duwoc phén b
nhu mét phan chi phi mua di an.

Chi tiét cac cong trinh xéy dyng co bén dé dang co s6 dur chiém trén 10% tdng sé dw nhu
sau:

Son vi tinh; triéu VND

856 cudi ndm Sé ddu nadm
Dy an Khu d6 thi Bai hoc Quéc té 19.881.667 19.262.734
Dur an Vinhomes City Royal 15.367.708 8.315.336
Du an Vinhomes Green Paradise 10.883.621 13.612.851

Tai ngay 31 thang 12 n&m 2025, chi phi x4y dyng dé dang co gia trj ghi sb 1& 14.372 ty VND
duoc thé chap tai ngén hang dé& dam béo cho cac khoan vay cua Tap doan Vingroup— Céng
ty CP, Céng ty va mét so cong ty con va mot cdng ty con trong ciing tap doan.

BAU TU TAI CHINH DAI HAN
Bon vj tinh; trigu VND
56 cudi ndm Sé dau nam

Giadgde Dy phong Gid gdc D phong
Bau tr vao cac cong ty lign két
(Thuyét minh s6 19.1) 182818 - 160.680 -
Biau tv gop von vao don vi _
khac (Thuyét minh sd 19.2) 12222086 - 12.294 236 -
Bau tw nam gilr dén
ngay dao han (i) 2 499 - 34 154
TONG CONG 12.417.414 - 12.519.070 -

(i) 86 dur tal ngay 31 thang 12 nam 2025 bao gom khodn tién gl vér s6 du 1& 1 tj VND, cé
ky han goc trén 12 thang, voi 13 suat 4, 7%/nam, duge thé chap tai mot ngan héng dé béo
dam cho mét khoan vay cia Cong fy.

48

N

LY
i\
it S

&



=] = X ¢ i o o
E\E=25 k)
i
Uy noy wiyu yoen A Bugs g feg (L)
WeN JaiA 1N BH oud yuey

~ Dugp (Bu o7 anid Bugnud ‘spisiany (SEUIA

Buonuy uy Buoly SBLIOYUIA (4] YUIS | 0p & Buog,) SEuip
Guende|iaiyl  nuy ‘i Bugn Bueg Buong £ s LBt LG Ly £90'66L8 ueyd 0 A Bugn z

(;nud Bugn) K

195 18D oS BugD,) nud Bugn

180 'Bp yu=op yumy WEN 19IA 18D 08T BP U9Iq SUD BA 2B
‘UgIg Buo TR IRYN  Yull 'ugA anex ‘el oud uep oy BE'SE 00'ov () eyy HHNL A BugD L

yuya Bugp 180K yuiys os nil (o) yan o) o £1 (%) nelyd ga A Bugaugl LIS
jpAnb ngiq gi A1 Budn) og

ve AeBu 1ey Aew 12y ual & Bugo oo Buon uoo A Buga oea A K Buon ena yoj 10 91 A

NH/NG-608

‘NES Nyu GZ0Z Weu z1 Buey

e jednb ngig 9| & 19y ug) A Buoo 90 9A Jen Yo up Bugu)

19y uey A Buga 282 ogA .} NEG

(oay) dan) NYH IV HNIHO IVL L NYG

L6
L1

AeBu Buns onus 12y YUIYD 1|} LeU OYD BA GZ0Z WeU 7| Buey) Lg Aebu oea
(oaus danl) LYHN dOH HNJHO VL OYD OvE HNIW LIANHL

sawoyuiA ueyd 99 Ay Bug)



BL8 26 LSS0l goe' .8

089 061 8RE'C0L TR

8PS Gl PES AL (a6°1)

BELZ 8ZLZ Ll

BOVEL G6E°GL (486°L)

WEAI 066 28 LBZ 68

LiZ 1L 066 28 |BZ 68
SEUIA Dy Bugng
A1 Bugg A Buon

Buoo Bupy 0eA A1) nep Lij BID

ANA NS YUl A uog

NH/NO-608

h..m@whuﬂ

05

YOUN
1AM
<
=
|
|

WU 19no 05
WEU nep 05
‘€| uea In 1o
WEW 19N0 9

19y ug|| &) Bugo m ugnyu 18] ugyd
LWgu nep 05

39y vyl A Buod enw yy nes uényu 1O) gy An| uByd

Wweu (gna 9§
LWgu NEp 95
“m ngp in e

:nes inyu Aeu je ug|| A Buoo oga m) nep ugouy Ly 816 191 14D
(oauy den) 3ay uay A3 Buoa aga oeA M neG  L'6L
(cauy) dan) NYH IVA HNIHD IVL AL NYG "6l
figbu Buno onu 19y Yulya g Weu oyo A gZ0Z Weu z| Bueyy g Aebu oea
(oauyl dail) LYHN dOH HNJHD IVL OVD OY8 HNIW LIANHL
sawoyuiA ueyd 99 A Bug)



18

LT PEZZL d 960°ZZL TL
(o) : oS el 00'ol 00’04 () - 005 €l ool 0o'0l
() - EZT L oo'L ool [ed - AT A Dol ook
(s) - 0o0E6L  0O°OL po'ol () - 00505 0oL po'ol

. - - () gegeL 'l ar'L

() - BOBZVE DO - () = BOBZPFE  00'LS =
() OZ9EOE 00OL 00'0L () - ogaest  oo'nl 0o'nl
() BEE¥ia  ZR'SL Z8'61 () BSETFLE  ZRE) 8’6l
EBE'BEE L - FPLO0B 8% 98'k se6 L0 - ¥PFL'ODE B9 og'y
(s - EEP |BOT £L'61 EL'6L () EEVIBOZ El'6) ELEL
() GLUSIEZ 16'6) 1&'BL () BLUSEEZ  LE'EL VBB
() vZEEESE €86l eR'El () - vZEE6sZ  £8'6l £8'6)
) - SPEDERE EG6) £6'6) (o) 3 SPE9ERT E6'6L EB'SL
(GNA (aNA ndul) [ONA nauw) (%) noy (%) ip4nb  (anA (GNA ) (aa nau) (%) noy  (5) ipdnd
Fﬁﬁvﬁ Gupyding s0bmg  os¢dL npig o flL ﬁu%ﬂa Buoydng  opb eig gedidy  nagefy

Wil ngp g3 WY Ignd 9§
NH/NG-B0G

ONOD ONQL

(.Buo Bueyy sae A Bugo,) Buo Bugul

ugs Bugp 1gg yueop Yupy 0 ngg ueyd g0 A1 Bugd
(,oouiney

& Bugg,) oouwey ves Sugp 1eg weyd o A Bugn
(1) { ajrean A} Bunz),) aliman

4y 11y A yolc) By Buany ) ugyd g A Bugn

(1) {.Bue Bugon & Beeo,) Aues) Busoy

ues BUQP 18E UPU) B BA N NeG HHNL A Bugn
[} LogT yeud &) Bugn,) =g jeyd

g Buonul uu=ap yury 8a M nec HMNL & Bugh
L 200,

uiA-g ues Bugp 1eg yueop Yupy ugyd 9o £ Bugo
WIEN T8N

AW ues Budp 1eg yueop Yut Lgud 90 &) Bugn
WeN 1A

L Ugu L OYD H we Buru) ugud g0 A& Bugs
LIBN 19IA

ZAW ues Bugp 188 Yueop yury ugyd 99 £ Bued
[LAAN &1

BugD,) wen 181A AAN usul jeyd usud 93 & Bugn
LUEN 18,

LAW ues Bupp e yueop yury HHNL A Bugg
AHAA ugyd 92 A1 Bugp

JBYY A UOP OBA M NBG

(osy) den) NYH IVQ HNIHO IV.L NL NYaE

6L

6l

AgBu Buno onw 123 YUiYo 18} Wigu oyo BA GZ0T Wweu Z1 Buey) 1 Aebu oea

(o8l dan) LyHN dOH HNJHO IV.L OYD OYE HNIW LIANHL

sawoyuip ueyd 09 A Buo)



oz

es

‘aman |4 B9 A yaig [ew Buony) ueyd oo A Bugy
m aNA & '8yl g usn os oA Bun Buom noy os @) { oay dob upa ueyd 10w ea ugoy ueyu Ep woa A Bugd 989 Ba Ay BuoD 'sZoz Weu Buoil (i)

2eyy A uop oea uoa dofi ) nep g ugyu

146 senp Buoy BueoH A Bugo oea 1) UED N nEp uBOYY BA UM Loa K Bugo 1e0S W uafnb i ureu ugo Buowy & Bugy 'Aeu Buodnyu usinya

Yalp omifi nes 98] 10p 283 0yd ugl) uoo A} Bugo 1 doB uga ueyd 9,0g'es Budnyu ugAnus uBANYa S yueyl ueoy ep A Bugd ‘520z weu g Buey)
"Agu uoo &) Bugo eNa 3| NBID UQA %55'66 I doB uoa & & 1oa Buo BugoH A1 BuoD oA uoa dob e de) yuey ep A) Buod 'szoz weu 7 Buey) (i)

. . “SBUY N NED RO J0W 8] ABg YU 201D 907 1BU4 OBA N} NED LBOYY
AeA og 207 Jeud 1 Buod 104 |op &y Buep Bupny yue nyu Buna jgos weny uaknb MiIB weu ued Buouy A BugD ‘570z Weu z| Buewy g AeBu el ()

“Agu m nep ueouy oga end § doy 1 @16 yuip oex 3p 181U uea Ul Bugwy 920 20np ey ny) enyd uao A) Bugd a8o BA A Bugn (.)

(031 deny) seyy in wop oA neg

(0311 den) NYH IV HNIHO IVL N1 NYa

£64

‘61

AeBu Buna onuy 18% UUIUD (83 WBU 0ud BA §Z0Z Weu z| Buey; g Aebu oea
{oay; dan) LYHN diOH HN|HD 1YL OV OYd HNIW L1IANHL

sawoyulA ueyd o9 A Buop

NH/NO-E08



‘810z weu Buoy £ Bupy oea deyu des sonp ep Aeu £ Bugo seg (,)

S0E 62 905 86 - ZB69E Bl¥0L  BELVE m va9'L2Z 60G'SE Wwgu 1on3 9g
8.8 |B¥ ¥ 0EL  SSPOF  OpZES DSLP0L  GBO'SE N LEV 05 YEV ZL W Ngn 9s
el ugd i Bl
G5ZELLL  ¥BZLOL - ZR0GLL  BFEL9Z  DODSLB BLi'L €8y 092 8GE'PEC Wel 19n3 o5
gLl Ll 9EL0Z - 8/Z Gl \EL'BE  259°LL vEl 18182  GZ6'9E wezu Buodj oq ugud
(zgL ag) . (zgL'gg) - - - - - - ) nep ueoyy £ yuey |
BLELOOL  BZ&0R ZaL'ge  pOE'00L LLO'EEZ  EpD0B 66 gLLlEZ  cEpLBZ Wweu nep 0g
12y Anj 0q ueyg
0ee98k’L  0LL002 - PPOEGL  L9LIEE  BZLSLL GEZ'L 6v1 BBZ  [O8'GOE wguond.og
(££8'82) = (eg9s) - - - - = = n nep ueoly A yuey)
LB8LEPS' L 044002 LE9°'9L  VPO'ESL  L9LUEE  8ZLSLL GEZ'L 61882  /OB'BOE Wweu nep o5
:elB uadnBy

Bugo Bupi wjoeg  aumng Sy ueN  (Jieyd () sewoyuin  wed wap j@A 1yl yus

A Bugg  pewSUlp  usiyl ugrjugl ) uenp eio lyo@ mngg A bugo

A Bugn M Bugny M Bugn A Bug A Bugy A Bugn
YUBOP YUy Jpyu doy yaip ceifi ) 1ew Buany) gy 107

GNA n8u) yug A uog

I¥IN ONONHL IHLIOT 02

AeBu Buno anuy 12Y YUJyo |8 WEU 0yo BA GZOZ weu z| Buewy Lg Aebu oea
(o3t dgn) LyYHN dOH HNJHD Y.L O¥D OYE HNIW LIANHL

NH/NG-608 SaWoYuIA ueyd 99 A3 Bug)



Céng ty C6 phan Vinhomes

THUYET MINH BAO CAD TAI CHINH HO'P NHAT (tiep theo)
véo ngay 31 thang 12 nam 2025 va cho nam tai chinh két thic ciing ngay

21.
211

21.2

PHAI TRA NGU'O1 BAN VA NGL'OT MUA TRA TIEN TRU'OC
Phai tra ngwedi ban ngan han

BOS-DN/HN

BElan v tinh; trigu VND

G4 trf, dBng thai 14 56 o6 khd néing trd no

84 cubi ndm Sé déu nam
Phai tra cho nguedi ban 19.286 158 18,654,744
Phdi tré cho cac bén lién quan
(Thuyét minh sé 37) 675.317 305.208
TONG CONG 19.961.475 19.959.952
Trong @6, khoan tng trude chiém trén 10% tong so dur
B tae doanh nghiép s6 1 2 269.068 1.317.605
Ngudi mua tré tién trde
Ban vi tinh: tridu VND
56 cudi ndm 56 d&u nam
Ngiin han
Tra tién trwde cho hoat dong chuyén nhirong
bat dong san (i) 56.675.778 34.447.918
Tré trirére thea céc hop déng xay dung 30,987 601 4.921 038
Cac khogn ngudi mua tra tien trirde khac 939.280 917 468
TONG CONG 87.602.669 40.286.424
Trong dd; .
Tré truede ngén han cta cac bén khée 68.784.337 36.746.563
Tré trrte ngdn han cia cée bén lién quan
(Thuyét minh s6 37) 17.6818.332 3.539.861
Dai han
Trd trwére theo céc hop dbng xay dung 6.486.026 6.159.308
TONG CONG 6.486.026 6.159.308
Trong do;
Tré trude ngdn han cla cac bén khéc 949878 -
Tré tnrde nigdn han cua cac bén lién quan
(Thuydt minh 56 37) 5536 150 6.159.308

(i) Bay chl yéu |& sb du cac khodn thanh toén theo tién 0 tU ¢ac khach hang @2 ky hop

doéng mua ban bat ddng san tal cdc dur an clia Cong ty va cac cdng ty con.
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Céng ty C6 phan Vinhomes

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

22.  THUE VA CAC KHOAN PHAI NOP, PHAI THU NHA NUPO'C

BOS-DN/HN

Bon v tinh: tnéy VND

_ S6phdingp  S&dE ndp
Sé ddu ndm  trohg nam trong ndm 54 cudi ndm
Phai nép
Thué thu nhap doanh nghiép 7.145432 8585601 (7.866163) 8.084.870
Tién sir dung dat, thué dat 3407735 52260.860 (52.979.027)  2.689.568
Thué gié tri gia tang 3.867.983 8910369 (10522227)  2.356.131
Thué thu nhap c& nhan 230080 1434807 (1519.505) 145,182
Cac loai thué khac §23.320 859,750 (558.955) 926,115
TONG CONG 16.274.556  72.151.187 (73.243.877) 14.181.866
Sé phai
thu trong 84 &8 cdn trir
Sé ddu nam nam trong nam S8 cudi nam
Phai thu
Thué thu nhap doanh nghiép 35.452 - (23.332) 12.120
Cac loal thué khac 18.167 25798 - 43 985
TONG CONG 53.619 25.798 (23.332) 56.085
23.  CHI PHi PHAI TRA
Bart vi tinh: tigu VND
84 cudi ndm 84 ddu nam
Ngén han
Trich trudre chi phi xay dung bat dong san, cac
tal san khac va trich trivde chi phi phat trién cac
bat dong sdn 42 duoc ban giao 44 322 239 18.389.258
Trich trére chi phi xay dirng cla hoat ddng xay
dung, tong thau xay dung, tu van xay dyng va
hoat déng bat déng san 8.181.530 11.310.952
Trich trrde chi phl hoa héng moi gién va cac chi
phl ban hang khac lién quan dé&n hoat déng
kinh doanh bét ddng san 4,732,684 B.289.750
Trieh trirére | tréi phidu va 131 vay phai tir 1.470.767 1.413.920
Trich trugre cac chi phi khac 2.077.510 1.081.698
TONG CONG 60.793.730 39.485.587
Daij han
Trich trutre 18i vay phai tra 18.047 305.398
Trich trwée céc chi phi khac 48 198 78
66.245 305.477

TONG CONG
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Céng ty Cé phan Vinhomes

THUYET MINH BAD CAO TAI CHINH HOP NHAT (tiép theo)
va0 ngdy 31 thang 12 nam 2025 va cho nam tai chinh két thic cung ngay

24,

25.

DOANH THU CHUA THU'C HIEN

Ngan han
Doanh thu chua thue hién tir dich vu quan Iy
bat dong san
Deoanh thu chua thyye hign te dich v cho thué

Deanh thu chira thue hign khac
TONG CONG

Dai han
Doanh thu chua thuc hign W dich vy quan Iy
bét déng san
Doanh thu chua thise hign tle dich vu cho thué

TONG CONG

PHAI TRA KHAC

Ngén han
Nhan gap von va dat coc theo thda thuan (i)
Phai tra tir lof nhudn chia sé va céc nghia vu khac
tir cac hop ddng hop tae dau tu, kinh doanh (i)
Ti&n nhén tir khdch hang theo cac hop dong dat
eoc va céc thda thuan cé lign quan khac (jii)
Cac khoan phai tré tir chi ho (iv)
Phal tra theo Thu tin dung (v)
Kinh phi béo tri phai tra (vi)
Nhan d4t coc, ky quj tir cac dbi tac theo hop dbng
chuyén nhuong cac khodn déu tur (vil)
Cdc khodn phai trd ngan han khac

TONG CONG

Trang o
Phai tré ngén han khac cho cdc bén khéc
Phal tré ngdn han khac cho céc bén lién quan
(Thuydt minh s6 37)

Dai han
Nhan gop véin va dat coc theo théa thuan (1)
Tién nhan tir khach hang theo cac hop déng dat coc
va cac thda thuén oo lién quan khac (iil)
Nhan dat coc, ky qui dai han cho myc dich chuyén
nhugng khodn déu tu (vil)
Car khoan phai tré dai han khéc

TONG CONG

Trang di.
Phai tra dai han khac cho cac bén khac
Phai tra dai han khac cho cac bén lign quan

(Thuyét minh sé 37)

BO9-DN/HN

Bon vi tinh: frige VND

Sé cudi ndm 56 ddu nam
233.168 344 478
78.071 47 GB8
5.719 13.087
316.958 405.254
210.034 288182
154,029 2711.304
364.063 497.493

Bomn vi tinh; tnéu VND

84 cudl ndm S6 déu ndm
51.358.765 34.893.366
31.551.461 70.016276
17.317.788 17.545.441

B.224.7892 712:092
2671708 -
1.901.717 1.786.830
1.871.136 1.218.500
1.679.924 2.181.083

116.577.331 128.360.598
84.924 311 63.080.615
31.663.020 65.279.983
66.117.500 5.189.376
14 958,622 1.680.096

234 800 234 800
15B8.032 106.704
81.470.054 7.221.076
66.445 342 1.841.602
15.024.712 5.378.474
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Céng ty Co phan Vinhomes BOS-DN/HN

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

25.  PHAI TRA KHAC (tiép theo)

(i

(i}

(ii1)

()

v)

(vi)

(vii)

S6 du chu yéu bao gém cac khodn nhan gop von tir mot so doi tac theo cac hop dong
hop tac dau tu va kinh doanh va cac thoa thuén khac lién quan dén cac du 4n bat dong
san tai mot s0 dy an cia Céng ty va cac cong ty con.

S du tai ngay 31 thang 12 nam 2025 bao gbm:

Khoan phai tré 1.377 ty VND lién quan dén tién thu dugc tir cac tai khoan thanh
todn chung theo hop déng hep tac kinh doanh gilra Céng ty va mat cdng ty trong
Tap doaén va céc Igi fch thu duoce tir viéc siv dung ngudn tién trong cae tai khodn
thanh toan chung nay nhu duge trinh bay tai Thuyét minh sé 5;

Khoan phai trd 22.308 ty VND lign quan dén tién thu duoc tir cac tai khodn thanh
todn chung theo hop ddng hop tac kinh doanh gitra Cong ty va mét edng ty trong
Tép doan nhu duwroc Irinh bay tai Thuyét minh so &, va

Céc khodn phai trd loi nhud@n chia sé cho mél s6 40l téc véi gid tri 7.866 ty VND theo
hop ddng hop tac dau fu va kinh doanh mat sé du &n bat dong sén clia Cong ty.

S6 du tai ngay 31 thang 12 nam 2025 bao gbm cac khodn tién nhan tir khach hang, céc
@6i tac doanh nghiép va cac cong ty trong cling Tap doan theo cac hop dbng dat coc va
cac théa thuan khae 1i&n quan dén cac dur an bat Gong san cla Céng ty vé céc cong ty
con.

S6 du tai ngay 31 thang 12 nam 2025 chd yéu bao goém khodn phdi trd Tap Goan
Vingroup — Céng ty CP gia tri 6.754 1§ VND lién quan dén hop dong lign danh mét dur

4n bat déng san, theo d6 céc chi phi ma Tap dodn d& déu tu s& duoc Cong ty bdi hoadn

lai cho Tap doan.

S0 dur tal ngay 31 thang 12 nam 2025 bao gdm céc khodn phai tra theo hinh thire thu
tin dung mién truy doi bd chirng tr voi mie phi 14%/nam.

E.'Iag I4 cac khodn kinh phi béo tri cho cdic bat déng san d2 ban giao va dién tich can ho,
phan dién tich khac ma chi dau tw gitr lai khéng ban hoac chira ban, chira cho thué tinh
dén thei didm ban giao dira nha thap tang, chung cur vao sir dung clia cac du &n bt
ddng san cia Cdong ty va cac cbng ty con. Céng ty va cac cdng ty can hién dang duy tri
cac khodn kinh phi bdo tri nay trong cac khodn twong duong tign va dau tw ndm gid
dén ngay dao han.

Sé dur tai ngdy 31 thang 12 nam 2025 bao gém tién dat coc nhan duwoc tir cac dbi tac

cho muc dich chuyén nhweng od phan tai céc cbng ty con va cac khodn dau tu khac
nam gitr béi Céng ty.
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Céng ty Cbé phan Vinhomes BOS-DN/HN

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

26.
26.1

VAY VA NOQ' THUE TAI CHINH (ti&p thea)

Vay ngén hang (tiép theo)

(i

()

(ill

()

(V)

{vi)

(i}

{viii)

(i)
(x)

(i)

Tal ngay 31 thang 12 nam 2025, khoan vay nay dugc d3m bdo bang mot sb cd phidu
niém yét ciia cac cong ty frong Tap doan, mat cong ty lign két cda Tap doan Vingroup —
Cang ty CP ndm gl bdi Tap dodn Vingroup — Cang ty CP, mat sé o phigu niém yét
clia Tap doan Vingroup — Cang ty CP nam gilr béi cac bén lién quan, mot s6 hang ton
kho (Thuyét minh b 11) va chi phi x&y dung co ban d& dang (Thuyét minh sé 18),

Tai ngay 31 thang 12 ndm 2025, khodn vay nay dugc dam bdo bing mot sb cé phidy
nigm yét cila Cang ty nam giir bél Tap dodn Vingroup - Céng ty CP, mét sé hang thn
kho cia mét céng ty con (Thuyét mink s6 11), mot bat déng sén diu tu cla mdt cong ty
con (Thuyét minh sb 18), va quyén phai thu tir cic hop déng xay dung gitra mt cong
ty con véi Cang ty va Tap doan Vingroup - Céng ty CP.

Tai ngay 31 thang 12 nam 2025, khodn vay nay duoc dém bao bang mot sb cb phidu
niem yét cla Cong ty va cla mot cong ty lign kgtclja Tap doan Vingroup — Céng ty CP
nam gilr bl Tap doan Vingroup - Céng ty CP va cam két bao |anh thanh toan cia Céng
ty.

Tai ngay 31 thang 12 ndm 2025, khodn vay nay dude dam bdo bang mét s6 cd phidu
clia Tap doan Vingroup - Céng ty CP va ede trung tam thuwong mai thudc sé hiu clia
cac cong ty lién két cia Tap doan Vingroup — Céing ty CP.

Tai ngay 31 thang 12 nam 2025, khodn vay nay duge dam bdo bing quyén sir dyng dat
clia mdt s& &6 Gat thirong mai dich vu (Thuyét minh sb 11 va so 18) nam gnu béi Cang
ty, chi phi xay dirng co ban dé dang cla mdt cong ty con (Thuyét minh so 18) va mot
doi tac, mot s6 nha xudng, may méc thigt b clia cdc cdng ty trong Tap Goan, mét hop
Gong tién gl cia Céng ty, mot sé cd phidu niém yét clia Cong ty ndm gil bdi Tap doan
Vingroup — Céng ty CP, m&t so cb phidu cla Tép doan Vingroup nam gilr béi mot bén
lign quan, va mot s6 hang tdn kho, chi phi xéy dung co bén dé dang, va tai san cd dinh
lién quan d&n hai dir an bat @dng san cla Tap doan Vingroup - Céng ty CP.

Tai ngay 31 thang 12 ndm 2025, khodn vay ndy dugc dam bao bang mot sb cb phiéu
niém yét cia Cong ty ndm gilr bdi Tap doan Vingroup - Céng ty CP, mdl sb od phiéu
Tap doan Vingroup - Céng ty CP, mdt sb tai sén cb dinh hiru hinh (Thuyét minh s6 14)
cia mot cdng ty con va mot sé loi ich khac lién quan dén 1ai san nay.

Tai ngay 31 thang 12 nam 2025, khodn vay nay duoc ddm bdo bang mot sb bt d6ng
san dau tu (Thuyet minh sd 16).

Tai ngay 31 thang 12 nam 2025, khoan vay nay dugc dam bao bang mét bing mot sb
¢ phigu niém yét cla Cong ty nam gilr bél Tap doan Vingroup — Cong ty CP, cam két
bao |&nh thanh todn clia Tap doan Vingroup - Cong ty CP, va quyén phal thu tir cac hop
dbng xay dirng gitra mét céng ty con v Cong ty va mét sé cang ty con khae trong ciing
Tap doan.

Tai ngay 31 thang 12 nam 2025, khodn vay nay duoc dam bdo bang mét sb cb phidu
nigém yé&t clia Tap doan Vingroup - Céng ty CP.

Tai ngay 31 thang 12 nam 2025, khodn vay nay duoc ddm béo bang mot sb cb phidu
niém yét cla Cong ty ndm gilr bdi Tap doan Vingroup - Céng ty CP,

Tai ngay 31 thang 12 nam 2025, khoan vay nay dugc dam béo bang mot so oo phiéu
nigém yét clia Cong ty nam gir boi Tap doan Vingroup — Céng ty CP, mét s hang tén
kho (Thuyét minh s6 11) clia mét céng fy con,
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Céng ty Cb phan Vinhomes BOS-DNAHIN

THUYET MINH BAO CAD TAI CHINH HOP NHAT (tiep theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh két thic cing ngay

261

VAY VA NO' THUE TAI CHINH (tiép theo)

Vay ngdn hang (tiép theo)

Chi tiét 1ai suat cac khodn vay dai han va vay dai han dén han tra tir ngén hang tai ngay 31
thang 12 nam 2025 nhu sau:

Khodn vay Loai tidn L&i suat

Khoan vay cé tal san dam bdo VND Lai suat tha ndi, I&i sudt trong nam tir
7,2%/nam dén 12%/nam

(i) Tsl ngdy 31 thang 12 nam 2025, khodn vay dal han nay dugc dam bao bdng mot sb hang
thn kho (Thuyét minh sé 11), va mat s& chi phl xay dung co bén dé dang (Thuyét minh
s 18) li&n quan dén mat dir &n bt Gong san clia mot céing ty con.

(i) Taingay 31 thang 12 ndm 2025, khodn vay dal han nay dirgc 8am bao bing mdt 86 héng
tbn kho (Thuyét minh s6 11), bao gbm quyén sir dung dat hinh thanh trong twong lai,
ngudn thu va mét sé lgi [ch khéc lién quan dén céc hang t6n kho nay tal mdt du &n bat
ddng san cla Cong ty.

(iii) Tai ngay 31 thang 12 nam 2025, khodn vay dal han nay dirge dam bio bAng mot sb hang
tdn kho (Thuy&t minh s& 11) va mat sé chi phi xay dung co ban do dang (Thuyét minh
st 18) lién quan d&n mat du an bat dong san cla Cong ly.

(iv) Tai ngay 31 thang 12 nam 2025, khodn vay dai han nay duoc ddm bao bang quyen sir
dung dat va quyén sé hivu tai san gén lién vai dat [ién quan dén mét du &n bat déng san

cia Cang ty (Thuyét minh 58 11), mat bét dang sdn dau tu cia Cong ty (Thuyét minh s&

18), va mdt sb may mac thiét bj hinh thanh tor vdn vay cia mét céng ty con.

(V) Tai ngéy 31 théng 12 nam 2025, khodn vay dal han nay dugc ddm bio bing mot sb cb
phiéu niém yét cla Tap doan Vingroup — Céng ty CP, hang tén kho (Thuyét minh s611),
mét bat dong san dau tu (Thuyét minh sb 16), khéng bac gom quyén st dung G4t ngudn
thu va mot sb loi ich khac lién quan dén dy an duee ném gitr bai mdt céng ty con, mdt
st 141 san cb dinh cia mot cong ty con (Thuyét minh s 14),

(vi) Tal ngay 31 thang 12 nam 2025, khoan vay nay duoc dém bao bang mét o cé phiéu
niém yét cda Céng ty ndm gilr bérd Tap doan Vingroup — Céng ty CP, phan vin gap cla
Céng ty va mdt cbng ty con trong mot s céng ty con khac, cam két bao lanh cia mdt
céing ty con cho nghia vy cla Cong ty v& mét cong ty con khac

(vil) Tal ngay 31 thang 12 n&m 2025, khoan vay dal han nay duge dam béo bing mét sb b
phiéu niém yét cla Gang ty ndm gilr béi Tap doan Vingroup — Céng ty CP, phan vén gé
clia Cong ty trong mét cang ty con, mot s6 chi phi xay dung co bén do dang (Thuy
minh s6 18) cita mét céng ty con, nguén thu elia mét cdng ty con tir cho thué nha xudng
dbl v&l mét edng ty con clda Tap doan Vingroup - Céng ty CP va cam két bdo Ianh cla

Cong ty.

(viif) Tai ngay 31 thang 12 nam 2025, khodn vay dai han nay dugc dam béo bang mét s0 ¢o
~ phiéu niém yat clia cac cong ty trong Tap doan va mjl s thidt bi xay dyng cla mét cng
ty con (Thuyét minh s6 14).

(%) Tal ngay 31 thang 12 nam 2025, khodn vay dai han nay ducc dam bdo bang mot so

quyén st dung 4at, nha xudng gan lién véi dat (Thuyét minh sé 14) cia mdt cong ty con
vé cam két bao l&nh thanh todn clia Céng ty va mdt cdng ty con khac.
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Céng ty C6 phan Vinhomes BOY-DN/HN

THUYET MINH BAO CAD TAI CHINH HOP NHAT (tiégp theo)
vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cing ngay

26.
26.2

26.3

VAY VA NQ' THUE TAI CHINH (tiép theo)
Vay tir cac ddi téc

Chi yéu bao gbm:

- Cac khedn di vay dal han tir hal (2) 881 tac doanh nghigp véi tong gia tri 1.483 t§ VND,
chiu 18 sust 12%/n8m va dao han vao thang 1 nam 2027.

- Mt khoan di vay dai han tir mat (1) abi tac dinh ché tal chinh véi tdng gia tri 1,000 ty
VND, chiu |&i suat 9,5%/ndm, dao han vao thang 12 ndm 2027 va dugc Gdm bdo bang
béo l&nh vay von cla mét ngan hang thuong mai cd phén.

Tréi phiéu phat hanh
Bon vi tinh; trigu VND
S6 cudi ndm 56 ddu nam
Trai phigu dai han phat hanh §5.097 808 33.140.316
Trong do: Trél phiéu dél han dén han tré (12 440.964) (8.946.271)
TONG CONG 42.656.945 24.203.045

Chi tiét cac khodn trai phidu phat hanh tai ngay 31 thang 12 nam 2025 nhu sau:
Bon v tinh; trigu VND

Téi sén
Bom v tu van phat hanh 56 cudi ndm Ngéy ddo han Laisudt  ddm bdo
Céng ty C phan 9480947 Tirthang 10dénthang (%) Khéing
Chirng khoan HD 12 nam 2027
Céng ty Cb phén 7.893.951 Théng 2 nam 2028 (™) (i)
Chirng khoan Ky 6.808462  Thang 11 n&m2028  (*) (1)
Piieaig) e Nt 6434833  Thang 12nam2027 (%) (i)
3959833  Thang 12 nam 2027 (% (1)
2.881.214 Thang 3nam 2027 (9 Khong
2.490.720 Thang 6 nam 2026 () (1)
2083591  Thang 11 nam2026 (™) (i)
1.995.002 Thang 4 nam 2026 (%) Khéng
1.885.082 Thang 4 nam 2026 (") Khéng
1.984 841 Théng 5nam 2026 (%) Khéng
1.877.174  Thang 10 nam 2027 (%) (i)
1.977.577 Thang 11 nam 2027 & (i
1881628 Thang 8 nam 2026 (") (ifi)
993.707 Thang 3 nam 2027 (%) Khéng
49247  Thang 12nam2028 (%) (i)
TONG CONG 55.097.909
Trong oo
Trai phigu dai han 42 656.945
Trél phiéu dai han dén
han tra 12 440964

(*) L&l suét cb dinh 12%/nam trong subt ki han trai phiéu

(**) L&l suét cb dinh 11%/n&m trong subt ky han tréi phicu

(***) L& sudt tha ndi, 1l sust trong ndm tir B,875%/ném dén 9,275%/nam
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Céng ty Co6 phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 n&m 2025 va cho ndm 13i chinh két thie clng ngay

26.  VAY VA NQ THUE TAI CHINH (tiép thea)
26.3  Trdi phiéu phat hanh (tiép theo)

(i) Tal ngay 31 thang 12 ndm 2025, khodn trai phidu nay duge dam bdo bang mét sb cd
phiéu clia cac cbng ty trong Tap doan va tal khodn thuong mal thude s& hiu cia Tap
doan Vingroup - Cong ty CP.

(i) Tai ngay 31 thang 12 nam 2025, khodn tréi phiéu nay dugc 6am bao bang quyén s
dung dat va céc tai san gan lién véi dat cla mét dyr an bat ddng sdn nghi duéng.

(iify Taingay 31 thang 12 ndm 2025, khoan trai phiéu nay dugc dam bao bang mol tai sén
(khéng bao gbm quyén sl dung dét va tai sén la bat dong san gan lién véi dat) thude
sty hiu cia mét cong ty trong cing Tap doan, tai khoan doanh thu tai mat ngan hang
thureng mal trong nude, cac khodn phéi thu thu duoc tr tai san nay.

27. DU PHONG PHAI TRA

S6 du dur phéng phal tré ngan han va dél han tai ngay 31 thang 12 ndm 2025 va ngay 31
théng 12 ndm 2024 bao gbm khodn du phéng thue hign hop dong kinh té va khodn du phong
chi phi s(ra chira cac bat dong san Gé ban tai cée du &n clia Cong ly va céc cdng ty con theo
diéu khodn bao hanh trong cac hop Gong mua ban céc bat dong san. Céng ty cing du phéng
cac chi phi stra chiva cac bat dong san lal cac dur an Cong ty thue hign cung cap dich vu téng
thau xay dung va dich vy xay dung theo Giéu khoan bde hanh. '
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Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAQ CAO TAI CHINH HOP NHAT (tiép theo)
vap ngdy 31 thang 12 nam 2025 va cho nam tai chinh ket thic cing ngay

28.

28.2

283

VON CHU SO HU'U (tiép theo)

Céc giao dich vé vbn voi céc chil so hitu
Bomn vi tinh: triéu VND

Nam nay Nam truroe
Vén déu tw da gép cda chd so hiu
S6 dau nam 41.074.120 43 543,675
Vén gop gidm trong nam - (2.469.555)
S cubi nam 41.074.120 41.074.120
Cé phiéu pho théng

Ban vi tinh: C6 phidu
Sé cubi ndm S48 ddu nadm

S6 lugng cb phiéu dang ky phat hanh 4.107.412.004 4.107.412.004

S6 Iwgng cb phiéu da ban ra cong ching 4.107.412.004 4.107.412.004
Cé phiéu phd théng 4.107.412.004 4.107.412.004
Cé phigu wu dai - -
86 lrong cb phigu dang luu hanh 4.107.412.004 4.107.412.004
Cé phiéu pha thong 4.107.412,004 4.107.412.004
Cé phidu wu dai - -

Ménh gi& cé phidu dang lww hanh: 10,000 VND/cd phiéu (ngay 31 thang 12 nam 2024: 10.000
VND/ed phiéu).
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Cong ty Cé phan Vinhomes

THUYET MINH BAD CAD TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thie cung ngay

28,
29.1

DOANH THU

Deoanh thu ban hang va cung cap djch vu

Téng doanh thu

Trong di: )
Doanh thu tir chuyén nhugng bét aéng sén
Doanh thu tir cung cép dich vy thng thau xay dung,
tr van thiet ké, giam sat thi cong va xay dung
Doanh thu ti cung cép dich vy tir van ban hang va
méi gidri ban hana
Doanh thu khac

Céac khoan giam trir doanh thu

Doanh thu thudn

Trong 4o
Doanh thu doi voi céc bén khéc
Doanh thu déi vof cac bén lién quan

BOS-DN/HN

Bom vi tinh: triéu VND

Nam nay Nam trirde
153.270.923 102.323.186
108.597.101 73.161 664

23.817.892 17.0563 845
14.216.205 4,866 402
6.839.725 7.141.275
153.270.923 102.323.186
140.310.982 88.062.471
12.959.841 4.260.775

Doanh thu tir hop d6ng xay dung duee ghi nhan trong ndm va téng doanh thu idy ké cia hop

dong xdy dung dang thyc hign nhu sau:

Doanh thu dugc ghi nhan trong ndm cla hop dbng
xay durng 3 hoan thanh
Doanh thu duge ghi nhan trong nadm clia hop déng
xay dirng dang thuc hién

TONG CONG

Téng doanh thu IOy ké cla hop déng xay dung dang
thuc hién dén ngay béo cao tai chinh hop nhat

67

Bon v tnh: tnigu VND

Nam nay Nam trude
354.276 3737924
23.263.816 13.315.821
23.617.892 17.053.845
Nam nay Néam truos
31.328.030 15.250.778




Céng ty Co phan Vinhomes
THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép thea)

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

29,  DOANH THU (tiép theo)
29.2 Doanh thu hoat ddng tai chinh

Thu nhap tir hop déng hop tac ddu tu va kinh doanh (i)
LAl tién giri, ¢4t coc, cho vay va cb tire dugc chia

Thu nhap tir thanh Iy théa thuan chuyén nhuong cé
phan (Thuyét minh so 37)

Thu nhap tir chuyén nhueng khodn dau tu

Thu nhap tai chinh khac

TONG CONG

Trong oo
Doanh thu déi véi edc bén khic
Doanh thu ddi voi cdc bén lién quan

BOS-DN/HN

Bon vi tinh: tridéu VND

N&m nay Ném trudc
10.827.074 19.235.289
0.490 4863 B.681 848
5.157.729 -
3.717.802 637.370
138.570 2B9.788
29.331.638 26,844,293
10.747.102 4.537.368
18.584.536 22.306.925

(i} €hO yéu bao gdm lgi nhuan duac chia tir cac hop déng hop tac dau tu va kinh doanh mét
s6 dy an bt dong san véi Tap doan Vingroup — Céng ty CP va doanh thu dirot chia tir
hop déng hop tac kinh doanh, hop tac dau tu voi mot Gol tac doanh nghiép, cac cong ty

treng cing Tap doan.

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

Thu nihap tir cho thué bat ddng san dau tu
Chi phi hoat dang kinh doanh truc tiép clia céc bat ddng
san dau tu tao thu nhap cho thué trong nam

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

Gia von bat ddng san d& chuyén nhueng

Gia vén hoat déng téng thau xay dung, tu van thigt ké,
giam sat thi cong va xay dyng

Gia vén dich vu tw van ban hang va mai gidl ban hang
Gia von khac

TONG CONG

68

Bon vi tinh; fnéu WYND

N&m nay

836.073
(315.883)

Mam trude
1.051.820

(294.333)

Bon vi tinh: triéu VND

Nam nay N&m trude
70.576.248 43937263
21820145 15.571.322

8.385.177 3.751.101
6.167.780 6.0896.263
106.928,352 £9.355.949
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Céng ty C6 phan Vinhomes BOS-DN/HN

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

31.  CHI PHi TAI CHINH
Ban vi tinh: Irigu YND

N&m nay Na&m trude
Chi phi 1&i vay, I&i trai phidu va phan bd phi phat hanh
khoan vay, trai phigu 11.213.780 7.589.251
Chi phi quan Iy tral phiéu 858.417 379.585
L& chénh léch ty gia 212,689 246,703
Chi phi tai chinh khac 2.866.275 2.271.826
TONG CONG 15.151.171 10.487 365

32 CHI PHI BAN HANG VA CHI PHI QUAN LY DOANH NGHIEP
San vi Hnh.! trigu VND

Nam nay NEm trude

Chi phi ban hang

Chi phl hoa héng moi gigi 914,185 2 257.020

Chl phi hoat @6ng, thué mat bang kinh doanh 582.714 287.828

Chi phi nh&n cng 205.566 407.413

Chi phl quang cao iép th va cac chi phi lign quan

khac 186.819 826.188
TONG CONG 1.899.284 3.791.457
Chi phi quan ly doanh nghiép

Ch| phi tal try cho myc dich gido duc, y t& va tir

thign 3,408 562 2.718.121

Chi phi dich vy mua ngoai 1.701.326 1.088.678

Chi phi nha&n vién quan Iy 425.280 448 406

Chi phi khau hao t&i san ¢b dinh

va phan bb lgi thé thuong mai 179.976 192.521

Chi phi quan ly doanh nghiép khac 473.204 135285
TONG CONG 6.188.358 4.593.011

33.  THU NHAP KHAC

Bon v tink: trigu VND
Ném nay Narm truce

Thu nhép tir phat, bol thudng, hiy hep dong 480,397 737.740
Thu nhap & thanh Iy ti san co dinh 112.897 5.758
Hoan nhap dir phang 726.855 285,561
Thu nhap khac 42 167 134.534
TONG CONG 1.371.116 1.163.593

89




Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAD CAO TAI CHINH HO'P NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thic cing ngay

34, CHI PHI KHAC
Bom vi tinh: trigy VND

Nam nay Nam trudc
L&I/Chi phi phat B7B.067 1.179.033
L& thanh Iy tai san co dinh 85.754 44.009
Chi phi khae 54.624 35.610
TONG CONG 998.745 1.258.552

35. CHI PHi SAN XUAT, KINH DOANH THEO YEU TO
Bomn vi tinh: tridu YND

Ném nay Ném trude
Chi phi phat trien bat dong san dé ban 129,361.163 42.543.350
Chi phi dich vu mua ngoai 28,456,394 24,067 226
Chi phi nhan eéng g.301.732 2.830.352
Chi phi khau hao va hao moén (bao gom phén bd loi
thé thirong mai) 2.298.141 1.800.478
Chi phi tai trg cho muc dich gido duc, y t& va tir thién 3.408.562 2.718.221
Chi phi khac 2.844.790 2.101.857
TONG CONG 175.670.782 76.961.484

36. THUE THU NHAP DOANH NGHIEP

Thué suat thuéd thu nhap deanh nghiép ("TNDON") 4p dyung cho Céng ty vé céc cong ty con (&
20% thu nhap chiu thué,

Cac bao cao thud clia Cang ty va cac cfing ty con sé chiju su kiém tra cla co quan thué. Do
vige ap dung luat va céc quy dinh v thué co thé duoe gidi thich theo nhigu cach khéc nhau,
sd thué duac trinh bay trén bao cdo tai chinh hop nhat co thé =& b thay ddi theo quyét dinh
cudl cling cla co quan thué.

36.1  Chi phi thué TNDN hién hanh
Ean vf tinh: thigu YND

Nam nay Nam trude
Chi phi thuéd TNDN hign hanh 8.585.601 5667211
Chi phi thué TNON hoén lai B89 529 108.052
TONG CONG 9.475.130 5.775.263
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Cong ty Cé phan Vinhomes

B08-DN/HN

THUYET MINH BAD CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm t&l chinh ket thic cing ngay

36.2

THUE THU NHAP DOANH NGHIEP (tiép theo)

Dudi day 1a 6bi chidu chi phi thué TNDN va két qua clia lgi nhuan ké todn triedc thug nhan
v thué sudt thugé TNDN:

Bon vj tinh: trigu VND

Nam nay Nam lrudc

Téng Ivi nhudn ké todn triedre thusé 52.809.906 40.847.949
Thué TNDN tinh theo thué suat 20% 10.561.981 8.169.590
Bigu chinh cho céc khodn:

L& cla cac cdng ty con 909,762 62.033

L& tir cac hoat ddng kinh doanh khac khong duge

b trir véi hoat dong bét dong san - 224 676

Chi phi khéng duoc khau trir 102.252 178.548

Lai vay khdng dugc tri 313.238 583,063

Biéu chinh 1&i vay khéng dugc trir clia cac nam

trurdric vaoc nam nay (£27.758) (23 684)

Loi thé thueng mai phan bd trén bao cdo tai chinh

hop nhat ) 20.288 30.8565

Cheénh léch gia von hang ban gilra bao cao tal

chinh riéng va bao céo tai chinh hgp nhat phat sinh

tir céc giao dich mua ban, sap nhap 463.920 387.024

Thu nhap tir cd tie duge chia va lgi nhuén sau

thué duge chia theo hop déng hop tac kinh deanh (2.030.471) (3.840.307)

L& nam trude chuyén sang (237.280) {127.660)

Anh hudng cia cac giao dich mua ban, chuyén

nhuwgng co phén va hoan nhap du phong trén bao

cdo tai chinh hop nhat (142.181) 92524

Biéu chinh khac (67.650) 38,601
Chi phi thué TNDN 9.475.130 5.775.263
Thué TNDN hién hanh

Thué TNDN hién hanh phai trd duec xéc dinh dwa trén thu nhap chiu thué eda nam hién tai.
Thu nh&p chiu thué ciia Céing ty va cac cdng ty con khac vai thu nhap dugc bao cao trong
bao cao két qua hoat Gdng kinh doanh hop nhat vi thu nhap chiu thué khdng bao gdm cac
khodn muc thu nhap chiu thué hay chi phi dugc khau trir cho mye dich tinh thué trong céc
n#m khac va cling khong bao gom cac khodn muc khong phai chiu thué hay khéng duoc
khéu trir cho myc dich tinh thué. Thué TNDN hign hanh phai tré cla Céng ly va céc cong ty
con duoe tinh theo thué sust da ban hanh dén ngay két thic nam ké toan.
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Céng ty Co phan Vinhomes BOG-DN/HN

THUYET MINH BAO CAQ TAI CHINH HO'P NHAT (tigp theo)
vao ngay 31 thang 12 n&m 2025 va cho ndm tai chinh két thic cling ngay
36. THUE THU NHAP DOANH NGHIEP (tigp theo)

36.3 Thué TNDN hoan lai

Cong ty va cac cong ty con d& ghi nhén mét sé khoan tal san thué TNDN hoan lai va thué
TNDN hodn lal phal tra vari cée bién déng trong ndm bao cao va nam trude nhur sau:

Bon vi tinh; trigu VND

Bdng cén dbi ké todn hop  Béo cdo két qué hoat dang
nhét kinh doanh hop nhét
Sé cudi nam  Sé ddu ndm Néam nay  Nam trude
Tai sdn thué TNDN hodn lai
Thué TNDN tam nop 347.711 377.312 (28.601) 34 451
Chi phi trich trude va
doanh thu chua thuc hién 3B6.178 410.484 (44.318) (98.608)
Chénh léch tir danh gia lal
gid trl 181 san tal ngay mua
cing ly con va ngay gop
vén 16485 20.011 (3.526) (401)
Chénh l&éch tam thdi lign
quan dén led nhudn chua
thyre hign cla cac giac dich
nil bé 178,747 S8.397 B81.350 (24.347)
Cheénh Iéch tir gép von
bang tai san vao cang ty
con 80.657 276.215 (185.558) 278.215
1.000.778 1.182.428
Thué TNDN hoén lai phai
trd
Chénh léch tir viéc danh gia
lai gia tri hop by khi mua
cong ty con (407.088) (418.338) 12.239 24 315
Chénh léch tir 15 chura thye
hién (592.835) (236.514) (356.321) (11.438)
Chénh léch tir hop dong
thué tai chinh (1.169.8485) (B0B.048) (363.796) (308.242)
L&i trong cong ty lién ket (2.140) (2.140) - -
(2.171.918) (1.464.041)
Thué TNDN hodn lai phai
trd thudn (1.171.141) (281.612)
Chi phi thué TNDN hoan lai
tinh vio bdo cdo két qua
hoat dong kinh doanh hop
nhét y (889.529) (108.052)
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Cong ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAQ CAO TAI CHINH HO'P NHAT (tigp thea)
vao ngay 31 thang 12 ndm 2025 va cho nam 1ai chinh ket thie elng ngay

36.

THUE THU NHAP DOANH NGHIEP (tiép theo)

36.4 Taisén thué TNDN hodn fai chwa duwoe ghi nhan

ar.

L6 thué chuyén sang tir ndm trude

Céng ty va cac cong ty con duoc phép chuyén cac khodn 13 tinh thué sang nam sau dé bl
trir v&i o nhuan thu dueoe trong véng 5 nam ké tir sau n@m phat sinh khodn 16 do. Tai ngay
két thiic ky ké toan nam, Cong ty va céc cdng ty con co cac khodn I8 Iy ké voi tong gia tri &
6573 ty VND (ngay 31 thang 12 ndm 2024: 3.039 tj VND) co thé sir dung dé bl trir véi loi
nhuén phat sinh trong tuong lal.

Cong ty v céc ¢ong ty con chira ghl nhén tal sdn thué TNDN hoan lai cho phan |8 ify ké con
lai do khéng the du tinh duge loi nhuan chiu thué trong tueng lai tai thén diém nay.

Chi phi lai vay vwrot ngudng quy dinh

Phan chi phi 1&i vay khéng duoc trir dugc chuyén sang ky tinh thué tidp theo khi xac dinh
téng chi phi lal vay duee trir trong treerng hop tong chi phi 181 vay phat sinh dugre trir cia ky
tinh thué tiép theo théap hon mic quy dinh tai Nghj dinh 132/2020/ND-CP trong véng § nam
ké tir sau narm phat sinh khodn chi phi 13i vay khéng duoc khau trir 6.

Coing ty va céc cdng ty con chua ghi nhén tai sdn thué TNDN hoan lai cho phan chi phi [8i
vay khéng duoc trir ndy do khdng thé du tinh duee loi nhuén trong twong lai cling nhu kha
néing khau trir cho muc dich tinh thué trong céc ky tinh thué tiép theo taj the diém nay.

NGHIEP VU VI CAC BEN LIEN QUAN
Danh sach bén lién quan cd quan hé kiém soat v&i Céng ty va céc cong ty con va cac bén

litn quan khac cé giao dich valhoac s dur véi Céng ty va cac cdng ty con tai ngay 31 thang
12 ném 2025 va cho nam tai chinh két thic clng ngay nhur sau:

Bén lién quan Méi quan hé

Tap doan Vlnh%mup —Cong ty CP Cong ty me

Céng ty C& phan San xuat va Kinh doanh VinFast Céng ty con cla Tap doan Vingroup -

("Céng ty VinFast") Cdangty CP

Céng ty TNHH Kinh doanh Thuong mai va Dich  Céng ty con cla Tap doan Vingroup -

vu VinFast ("Cong ty VinFast Trading") Cang ty CP

Céng ty C& Phan Trung tm Hai cho Trién [@m  Cang ty con clla Tap doan Vingroup -

Viét Nam ("Céng ty VEFAC") Céng ty CP

Céng ty C6 phén Nghién ciu va San xudt Céng ty con clia Tap doan Vingroup -

Vinsmart ('Céng ty Vinsmart”) Céng ty CP

Cang ty TNHH Dich vu Van tai Sinh tha) VinBus Cang ty con cia Tap doan Vingroup -

("Géng ty VinBus") Cang ty CP

Cong ty Cé phan Vinpearl ("Céng ty Vinpearl") Cang ty con cla Tap doan Vingroup -
CongtyCP

Cong ty TNHH Giao dyc Va Bao tao VinAcademy Goéng ty con clia Tép doan Vingroup -

("Cong ty VinAcademy") Coéng ty CP

Cong ty TNHH World Academy ("Cong ty World Cong ty con cia Tap dean Vingroup -

Academy” Congty CP

Cang ty C6 phan Vinschool ("Céng ty Vinschool') Céng ty con clia Tap doan Vingroup -
Cong ty CP

Cang ty Cd phan Bénh vién Ba khoa Qubc &  Cbng ty con cla Tap doan Vingroup -

Viinmec ("Céng ty Vinmec") Cong ty CP
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Céng ty Cd phan Vinhomes

THUYET MINH BAO CAQ TAI CHINH HOP NHAT (tigp theo)
vao ngay 31 thang 12 ndm 2025 va cho nam tai chinh ket thuc cing ngay

7.

NGHIEP VU VOl CAC BEN LIEN QUAN (liép theo)

BOS-DN/HN

Danh sach bén lI&n quan cé quan hé J]mém soal val Cong ty va cdc cong ty con va cac bén
lign quan khae cd giao dich valhodc s6 dur véi Cong ty va cac cdng ty con tai ngay 31 thang
12 nam 2025 va cho nam tal chinh két thiic cing ngay nhur sau: (tigp theo)

Ben lign quan

Céang ty Cd phan Vincom Retall ("Céng ty Vincom
Retail")

Céng ty TNHH Van hanh Vincom Retall ["Cdng ty.
Van hanh Vincom Retail")

Céng ty TNHH Gidi phap Nang lirgnig Céng nghé
cao V-G ("Céng ty V-G")

Cang ty Cé phan Tap doan Dau tu Viét Nam ("Cong
ty Tap doan Dau tir Vist Nam'")

Cong ty Cd phan Gidi phap Nang lugng xanh
VInEG (“Céng ty VInEG")

Céng ty C& phan Kinh doanh Thueng Mal Naoc
Vigt ("Cong ty Ngoc Vigl"), a3 duoc sap hhap vao
Céng ty Vinsmart

Cang ty TNHH Dich vu Bao vé Vincom ("Céng ty
Bao vé Vincom”)

Céng ty C& phén Vinsmart Future ("Céng ty
Vinsmart Future', truéc day 1a “Cang ty C6 phén
Giai phap Céng nghé Thong lin ViniT", "Céng ty
VinlT") )
Céng ty C6 phan Nghign clru Phét trién va Ung
dung Ngudl may VinRobotics ("Céng ty
VinRobotics") )
Cang ty C& phan Nghién ciu Phat trign Va Ung
dung Ngudi may da ndng VinMotion ("Céng Iy
VinMuotion

Céing ty CO phan Bau tu va Phat trién Budng sét
cao tée VinSpeed ("Cong ty mnapendé‘i[

Céng ty C6 phan Quan ly va Dau tv Bat dong sén
VMI (*Cdng ty VMI"), & dugc sap dugc sap nhap
vao Cong ty VinSpeed

Céng ty Cé phan Bau tv Kinh Doanh Bat ©6ng San
Thang Long ("Cong ty Thang Long®)

Céng ty Co phan San Xuat V& Kinh Doanh Phan
Mém VinHMS ("Céng ty VinHMS")

Co déng lém cla cong ty con 56 1

Cd ddng Ién cia cdng ty con s6 2

Cé nhansd 1

Ca nhan so 2

74

M@di quan hé

Céng ty lién két cla Tap doan
Vingroup - Cang ty CP

Céng ty lidn ket cla Tap doan
Vingroup - Cong ty CP

Céng ty lian doanh cla Tap doan
Vingroup - Cdng ty CP

Céng ty chiu su kiém soat chung

Céng ty con cda Tap doan Vingroup -
Céng ty CP

Céng ty con coa Tap doan Vingroup -
Céng ty CP dén ngay 22 thang 4 nam
2024

Céng ty con cda Tap doan Vingroup -
Cang ty CP

Céng ty con cla Tap doan Vingroup -
Cong ty CP

Céng ty con cla Tap dean Vingroup -
Cong ty CP

Céng ty con cla Tap doan Vingroup -
Céng ty CP

Cang ty clng chi sé hiru

Céng ty cling chi s& hiru dén ngay 22
thang 10 nam 2025

Cang ty con cia Tap doan Vingroup -
Céng ty CP
Cang ty con cda Tap doan Vingroup -
Coéng ty CP

Thanh vién Hai ddng quan trj
Phé chd tich HoI dong Quan trj Tap
do&n Vingroup — Céng ty CP
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Céng ty Cé phan Vinhomes

THUYET MINH BAQ CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho ndm tai chinh ket thic clng ngay

37.  NGHIEP VU VOl CAC BEN LIEN QUAN (tiép theo)
37.2  Chi tiét céc khoan phai thu va phai tra voi cac bén lién quan

BOS-DN/HN

Céc khodn phal thu va phél tré véi cac bén lién quan tai ngay 31 thang 12 nam 2025 va tai
ngay 31 thang 12 nam 2024 nhu sau

Bén lian guan

Méi quan hé

Ngi dung nghtép vu

Phai thu ngdn han cta khach hang (Thuyst minh s6 7.1)

Bon v tinh: trigu VND

Séoudingm  Sédau nam

Tap doan Céng ty me Phai thu tix dich vy tu 824204 212.320
Vingroup - vAn quan Iy, tong thau
Cang ty CP xay dung
Phi quan Iy v tu van 231526 567.867
ban hang
Phai thu tir hoat dbng - 425.323
xay dung
Phai thu khac B85.505 21592
Cong ly Cong ty con cia  Phdi thu tir doanh thu 226 761 168.237
\inschool Tap doan chia s& hop dbng hop
Vingroup - Cong  téc kinh doanh
ty CP
Cang ty V-G Cang ty lign Phai thu tir hoat dong 140.534 140.534
doanh clia Tap  thng thau xay dyng
doan
Céng ty VinFast Cong ly conclia  Phal thu tir cho thué 50.830 246.622
Tép doan bat ddng sén va cac
Vingroup - Cong diech vy lién quan khac
ty CP Phaj thu khac TB.3TT 71.682
Céng ty VEFAC Céangty concla Phai thu tir dich vy xdy 2,356 998 <
Tap doan durng
Vingroup - Céng  Phai thu khac 7.552 14.575
ty CP
cang ty VMI Coéng ty cling  Phdi thu tir chuyén £3.158 71.833
chi s& hiru én  nhuong bat déng san
ngay 22 thang  Phai thu khac 33.798 36.100
10 ndm 20235
Céngty VINEG  Cong ty conciia Phal thu tr cho thue = 88,285
Tap doan bét dong san va cac
Vingroup - Céng dich vy lién quan
ty CP
Coéng ty Vinmec Cong ty con clia  Phal thu tir chia s@ ol 107.128 57.666
Tap doan nhudn hop déng hop
Vingroup - Céng  téc dau tur va kinh
ty CP doanh
Cac chng ty Phai thu khac 47112 124,555
khac trong clng
Tap doan
4.333.585 2.247.200
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Céng ty C6 phan Vinhomes

THUYET MINH BAO CAO TA!I CHINH HOP NHAT (tiép theo)
véio ngdy 31 thang 12 nam 2025 va cho nam tai chinh két thuc ciing ngay

37.

3r.z2

NGHIEP VU VO1 CAC BEN LIEN QUAN (tiép theo)

Chi tiét céc khodn phdi thu va phai tré véi cac bén lién quan

BOS-DN/HN

Cac khodn phéi thu va phal trd véi cac bén lién quan tal ngay 31 thang 12 nam 2025 va fai
ngay 31 thang 12 nam 2024 nhu sau:

Bén lién quan  Mdi quan hé

Mi dung nghiép v

Tré trusée cho ngudi ban ngdn han (Thuyét minh s6 7.2)

Tap doan Cdng ty me

Vingroup —

Cong ty CP

Cong ty VinFast  Cdng ty con

Trading cua Tap doan
Vingroup -
Céng ty CP

Céc ofng ty khac trong olng Tap
doan

Trd trudre cho mue dich
cung cap dich vu

Tré truge cho myc dich
cung cap hang hoa,
dich vu

Tra truére chi phi khéc

Phai thu ngdn han khac (Thuyét minh sd 9)

Tap doan Cang ty me
Vingroup —
Cang ty CP

Céngty VinFast Cang ty con
clia Tap doan
Vingroup -
Cong ty CP
Céng ty VEFAC Céong ty con
cla Tap doan
Vingroup -
Céng ty CP
Cong ty VinFast Céng ty con
Trading cla Tap daan
Vingroup -
Coéng ty CP
Céng ty VinEG  Cbng ty con
cua Tap doan
Vingroup -
Céngty CP

Cae cong ty khac trong clng Tap
doan

Gop vén cho mic dich
hep tac dau tu va kinh
deanh

Phai thu tir chia sé lgri
nhuén hep déng hop t&c
dau tu va kinh doanh
Phai thu chi hd

Phai thu tir hop dong
cho thué tai chinh

Phai thu tir ehl hé

Phai thu tir diéu chinh
pham vi hgp dbng cung
cap hang héa

Phai thu khac tir hop
déng cho thué tai chinh

Phai thu khac

82

Ban vi tinh: gy VND

Sécubindm 548 ddu ndm
= 304 807

67 631 59 897
24.746 49.672
92.377 414.2786
75.000 2161.377

- B.334 829

- 631.728

726,868 408 979
039.183 548.5598
1.391 240,160
106.178 123.882
1768.754 372.327
2.025.353 13.011.861
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Céng ty C6 phan Vinhomes

BOS-DN/HN

THUYET MINH BAO CAQ TAI CHINH HQP NHAT (tiép theo)
vao ngdy 31 thang 12 nam 2025 va cho ndm tai chinh két thic cung ngay

37.
37.2

NGHIEP VU V&'l CAC BEN LIEN QUAN (tiép theo)
Chi tigt céc khodn phéi thu va phai tré véi cac bén lién quan (liép theo)

Cac khoan phai thu va phal tré voi cac bén lign quan tal ngay 31 thang 12 nam 2025 va tal
ngay 31 thang 12 nédm 2024 nhu sau:

Barr v tinh: g VND

Bén lign quan  Méiquanhé  NGI dung nghiép vy S6 cubindgm S0 ddu ndm
Phai thu dai han khac (Thuyét minh 56 9)
Tap doan Cong ty me Gop vén cho muc dich 35.690.315 27 543.700
Vingroup - hop téc dau tw va kinh
Céng ty CP daanh
Phai thu tlr chia sé lpi 3998777 -
nhuan hep @dng hop
tac dau tu va kinh
doanh
Cang ty Cong ty con clia Gap vén cho muc dich 2.7490.000 2.780.000
VinAcademy  Tap doan dau tw va hop tac kinh
Vingroup - Céng doanh
ty CP
Cang ty Vinfast Céng ty conctia Phal thu tir hop dong 20.645.885 15.854.162
Tap doan cho thué tai chinh
Vingroup —
Céng ty CP
Céng ty VinEG  Céng ty concia Phai thu tir hop déng 1.376.907 1.533.048
Tap doan thué tai chinh
Vingroup —
Céngty CP
Cac cong ty khac trong clng Tap Phal thu dal han khac 182.813 182.706
doan
64.684.697 47.903.616
Tai sdn ngan han khac (Thuyét minh s6 13)
Cong ty Vinpearl Cdng ty con Bat coc cho mue dich 1.058.612 -
cila Tap doan  hop tac phét trién du
Vingroup - an
Céng ty CP
1.058.612 -

=2/5l
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Céng ty C6 phan Vinhomes
THUYET MINH BAO CAQ TAI CHINH HO'P NHAT (tiép theo)

vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic cing ngay

37.  NGHIEP VU VOI CAC BEN LIEN QUAN (tiép theo)

37.2  Chi tiet cac khoan phéi thu va phai tra véi céc bén lién quan (tiép thea)

BOS-DN/HN

Céc khoan phal thu va phai tré vér cac bén lién quan tai ngay 31 thang 12 nam 2026 va tai

ngay 31 thang 12 nam 2024 nhu sau (tiép theo):

Bén lién quan  M&iquanhé  NGi dung nghip vu
Tai sdn dai han khéc (Thuyét minh 86 13)

L?npgfgf;& Cang ty me Bat coc cho myc dich
Céng ty CP hop tac phat trien du an
4 va ehuyén nhirong ¢
phan

Cang ty Vinpearl Gang ty con Bat coc cho muc dich

ciia Tap doan  hop tAc, phéat trién du &n
Vingroup -
Cang ty CP
Cong ty Tap Cang ty chiu sir B3t coc cho muce dich
doan BAu tw Vigt kidm soat hop téc dau tw
MNam chung

Phai tré ngudi ban ngén han (Thuyét minh sé 21.1)

Tap doan Cong ty mg Chi phl mua hang héa,
Vingroup — dieh vy
Céng ty CP
Céng ty Vinpearl Coéng ty con Chi phi mua hang héa,
cla Tap doan  dich vu
Vingroup -
Cong ty CP
Céng ty Van Cong ty lién két Chi phi mua hang hoa,
hanh Vincom cla Tapdoan  dich vu
Retail Vingroup -
Céng ty CP
Céngty Baové Congty con Chi phi mua hang héa,
Vincom cla Tap doan  dich vu
Vingroup -
Céng ty CP
Cac cong ty khac trong ciing Tap  Chi phl mua hang hda,
doan dich vu

Bon v tinh: trigu VND

86 cudi ndm 86 ddw nam
28.202.000 34.241.548
1.068.612

25.200.000 -
53.402.000 35.300.161
4508.B56 18.220
27.522 44 404

- 150,782

129.818 1.083

49 121 0,729
675.317 305.208




Céng ty C6 phan Vinhomes

THUYET MINH BAO CAD TAI CHINH HO'P NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam t&i chinh két thic cing ngay

ar.
37.2

NGHIEP VU VO CAC BEN LIEN QUAN (tigp theo)

Chi tiét cac khodn phai thu va phdi tré véi cac bén lién quan (tiép theo)

BOS-DN/HN

Cdc khodn phai thu v& phai trd vdi edc bén ligén quan tai ngay 31 thang 12 nam 2025 va tai
ngdy 31 thang 12 nam 2024 nhur sau (tiép theo):

Bén lién quan

Tap doan
Vingroup -
Céng ty CP

Céng ty VEFAC

Ccang ty
Vinpearl

Céng ty VINEG

Tap doan
Vingroup -
Céng ty CP

Céng ty VEFAC Cong ty con

Cong ty
Vinpear|

Bon vi tink: trigu VYND

Mai quan hé Néi dung nghiép vu Sdcubindm  S6 ddu nam
Nguéi mua tra tién trwde ngan han (Thuyét minh s6 21.2)
Cong ty me Nhan irng trudre cho 4.318.261 2647652
hop dong xay dung
Tra trwdre phi tur van 370.257 -
Ban hang
Céang ty con Nhén (¥ng trurde cho 619.218 BB2 613
clia Tap dodn  hop dbng xay dung
Vingroup -
Céng ty CP
Céng ty con Nhan (rng trudc cho 12.500.000 -
clia Tap doan  hop Géng xay dung
Vingroup -
Cong ty CP
Cong ty con Nhan irng trwde cho g 5096 9 596
clia Tap doan  hop déng xay dyng
Vingroup -
Céng ty CP
17.818.332 3.539.861
Nguréi mua tré tién trude dai han (Thuyét minh s6 21.2)
Céng ty me Nhén (ng trude cho 4.000.000 3.312.011
hop dng xay dyng
Nhan irng trwde cho 1.536.150 2245297
cia Tapdoan  hop dbng xay durng
Vingroup -
Céng ty CP _
Céng ty con Nhéan (¥ng trudre cho - B02.000
cla Tapdoan  hop déng xay dung
Vingroup -
Céna ty CP
5.536.150 6.159.308
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Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAD TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thic cing ngay

37.  NGHIEP VU VO CAC BEN LIEN QUAN (tiép theo)
37.2  Chi tiét cac khodn phai thu va phai tré voi céc bén lién quan (tip theo)

Cac khoan phal thu va phél trd vai cac bén lién quan tai ngay 31 thang 12 nam 2025 va tai
ngay 31 thang 12 n&m 2024 nhu sau. (tiép theo)

Eon v tinh: tnéu VNG
Ban lign quan  Mdi quan hé NGi dung nghiép vu Séoudindm 56 ddu ndm

Phai tra ngdn han khac (Thuyét minh so 25)

Tap doan Cang ty me Phai tré tir hop ding 22.307.883 =
Vingroup - hop tac kinh deanh
Cang ty CP
Phai tra tir thu hé chi 6.791.841 -
ho
Géng ty Vincom Cong ty lién két Dét coc hop tac dau - 833.337
Retail clla Tap doan W va chuyan nhueng
Vingroup - Cong du an
ty CP P&t coc cho muyc dich 111.415 147.355
hop tac kinh doanh
Cong ty Cong ty con clia Phéi tré tir hop ddng 736.376 689,533
Vinschool Tap doan hiop téc kinh doanh
Vingroup - Cang
ty CP
Cong ty VEFAC Céng ty concda Cégc khoan phai tra 1.377.381 63 348.366
Tap doan theo nghfa vu tir hep
Vingroup - Cong @ong hop tac dau tu,
ty CP kinh doanh
Phai tra tiy hoat aong 190.479 -
thu hd
Cac cbng ty khac trong ciing Tap  Phal trd khac 137.645 251.382
doan
31.653.020 65.279.983
Phai tré dai han khac (Thuyét minh sb 25)
coéng ty Céng ty con cia Nhan dat coc cho muc 4.317.415 2426474
Vinschool Tap doan dich chuyén nhueng
Vingroup - Cong tal san va hop t&c kinh
ty CP doanh
Phal tra khac 65,090 -
Céngty Van  Cong ty lién k&t Nhan dat coc cho muc 3.608.870 2.953,000
hanh Vincom  cia Tapdoan  dich chuyén nhuong
Retall Vingroup - Cong 12l san
ty CP
Cong ly Vincom Cong ty lién két Nhan dat coc cho muc 7.033.337 -
Retail clia Tap doan  dich chuyén nhueng
Vingroup - Cong tal san
ty CP
15.024.712 5.379.474
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Céng ty Cé phan Vinhomes BOS-DN/HN
THUYET MINH BAO CAO TAI CHINH HOP NHAT (tigp thea)
vao ngay 31 thang 12 ndm 2025 va cho ndm tai chinh két thic clng ngay
37.  NGHIEP VU VO CAC BEN LIEN QUAN (tiép theo)
37.3  Chi tiét céc khoan cho vay cdc bén lién quan (Thuyét minh s6 8)
Chi tiét cac khoan cho vay ngdn han tai ngay 31 thang 12 nam 2025

Séduwvay  Laisudt Tai sén
Bén lién quan  M&i quan hé (tridu VND) Y%/ndm Ngay déo han dam bdo
Céngty BBS  Cébngty con clia 139.000 12%  Thang 3va4 nam Khéng
Thang Loang Tap doan 2026
Vingroup —
Cong ty CP
__139.000

Chi tiét cac khodn cho vay ngan han tai ngay 31 thang 12 nam 2024:

Sodwvay Laisuat Tai sédn

Bén lién quan  MAi quan hé (triéu VND)  %/nam Ngdy ddo han  dém bao
Céngty BDS  Cong ly con 139.000 12% Thang4nam  Khoéng
Thang Lang cua Tap doan 2025

Vingroup -

Céng ty CP
Cong ty VinBus  Cdng ty con 6.933.142 12% Thang 11 ndm Khéng

cua Tap doan 2025

Vingroup -

Gong ty CP

1072142

Chi tidt cac khodn cho vay dal han tai ngay 31 thang 12 nam 2025

Sédwvey  Lalsudt Tal sén
Bén lién quan  MAi quan hé (tridu VND) Y%/ndm Ngay ddo han dam béo
Cong ty Cang ty con §.000.000 12% Thang 2 ndm 2027 Khong
VinAcadamy cla Tap doan
Vingroup -
Céngty CP
6.000.000
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Céng ty Cé phan Vinhomes

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép thea)
vao ngay 31 thang 12 ndm 2025 va cho nam tal chinh k&t thiic cing noay

ar.
374

37.5

NGHIEP VU VO1 CAC BEN LIEN QUAN (tiép theo)

Chi tiét cac khoan di vay céc bén lién quan (Thuyét minh s 26)

Chi tiét cac khoan di vay dai han tai ngay 31 thang 12 nam 2025:

S6 du vay

Bén lian quan  M&i quan hé (trigu VND)

Cé déng lon cda cong ty con 938.000
s02

938.000

Chi tiét cac khodn di vay dai han tal ngay 31 thang 12 nam 2024

S6 du' vay

Bén lidn quan  MGi quan hé (tridu VND)

Cb déng I&n clia cong ty con 776.000
st 2

776.000

Céc giao dich vai cac bén lién quan khéc

Th lao chi ird cho céac thanh vién cla Hoi dong Quan tr| cia Cang ty:

Chire danh
(ng Pham Thiéu Hoa Chd tich
Ba Nguyén Digu Linh Thanh vién
Ong Pham Nhat Vuong Thanh vién
Ba Cao Thj Ha An Thanh vién
Ba Nguyén Thu Hang Thanh vién
Ong Varun Kapur Thanh vién dic 1ap

Ong Mueen Uddeen
Ong Hoang D. Quan

TONG CONG

Tharth vién doc lap
Thanh vién déc lap

BOS-DN/HN
L&i suat Tai sdn
%/nam MNgay dao han ddm bdo
12% Thang 1 nam 2027  Khéng
Lai suat Téi sdn
%/ndm Ngay dao han dam bdo
11% Thang 7 nam 2028  Khong
Bon v Hah: trigu VND

Thi lao (%)
Nam nay N&m trude
9.724 6.856
3219 3136
1.286 968
1,350 1.978
1.491 1.441
1.491 1.441
1.328 1.281
19.887 17.102

(*) Chi bao gém phan thi lao duge trd cho chire danh tai HAi dong Quén tr
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Céng ty Cd phan Vinhomes

THUYET MINH BAD CAQ TAI CHINH HOP NHAT (tiép theo)
véo ngay 31 thang 12 nam 2025 va cho n&m &) chinh két thic cling ngay

37.

NGHIEP VU VOI CGAC BEN LIEN QUAN (tiép theo)

37.5 Cic giao dich vdi cac bén lién quan khac (tiép theo)

BO9-DN/HN

Thu nhap chi trd cho Tang Giam déc va cac thanh vién quan ly khéc cla Céng ty:

Chire danh

Ba Nguyén Thu Hang Téng Giam Db

Cac thanh vien quén Iy khac
TONG CONG

This lap chi trd cla Ban kiém soat ("BKS"):

Ba Nguy2n L& Van Quinh  Trudng BKS dén ngay 23

thang 4 ndm 2025

Ong Tran Minh Anh Truéng BKS tir ngay 23
thang 4 nam 2025

Cac thanh vién BKS

TONG CONG

Do v tinh: trigu VND

Luong
Nam nay Nam trude
12.148 17.811
32.707 20659
44.855 47.470

Bon v tinh. trigu VND

NEm nay MNEm frisdie
310 -
144 312
454 312




Cong ty Cé phan Vinhomes

THUYET MINH BAQ CAO TAI CHINH HOP NHAT (tiép theo)

BO9-DN/HN

vao ngay 31 thang 12 nam 2025 va cho nam 1ai chinh két thic cing ngay

38.

LAI TREN CO PHIEU

Céng ty va cac cang ty con st dung cac théng tin sau dé tinh 18! oo ban va 181 suy gidm trén

cd phieu:

Lo nhuén thuén sau thué phan bb cho cb déng
s& hivu cb phigu pho théng
Didu chinh cho cac yéu th suy giam

Loi nhudn thudn sau thué phén bd cho cd
déng s& hivu cé phiéu g théng sau khi
da didu chinh cho cac yéu tb suy giam

Binh quan gia quyén cda s& cb phiéu phd
thong (khang bao adm cb phidu quff) @& tinh
|&i cor ban trén cd phigu

Anh huéng suy giam

Binh quén gia quyén cia sb cb phiéu pho

théng (khéng bao gom cd phibu quy) dé
tinh 13i cor ban trén ¢ phidu

L& co ban trén b phigu
L& suy gidm trén cb phiéu

Khéng co cac giao dich od phigu phé théng hodc giao
¥y ra tir ngay két thic ky ké todn nam dén ngay hoan

50

Eon vi tinh: trigy VND

Nam nay Nam trivde
41.895.255 31.801.258
41.,895.255 31.801.258

Bon vi tinh: cd phigu
Néam nay Nam frude

4107 412.004 4.328.052.559

4.107.412.004 4.328.052.559

Bon v tinh: VND

Nam nay Nam truge
10.200 7.248
10.200 7.348

dich cb phiéu phd théng tigém nang néo
thanh bao cao tai chinh hop nhat nay.
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Céng ty Co phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho nam t&i chinh ket thiic cing ngay

39.

THONG TIN THEO BO PHAN

Céng ty va cac cang ty con liya chon cac bo phan theo finh vure kinh doanh la bo phan bao
cso chinh y&u vi rli ro va ty suat sinh 1&i clia Céng ty va cac cong ty con bi tac ddng chd yéu
bdi nhiing khae biét vé san pham va dich vu do Cong ty va cac cong ty con cung ¢ap. Cac
hoat dang kinh doanh cta Céng ty va cdc cong ty con duge td chire va quan [y thea tinh chat
cla san pham va dich vu Cng ty va céc cang ty con cung cap voi méi mét bd phéan la mot
don v kinh doanh chién lwot cung cap cac san pham va dich vu khac nhau va phuc vu cac
thi trurging khac nhau, bao gbm céc b phan kinh doanh nhu sau:

Kinh doanh chuyén nhuang bat ddng sén: bao gdm hoat ddng chuyén nhugng cac hang
muc xay dung dé béan tai cdc dir an bat dong san cla Céng ty va cac eong ty con ciing
nhir cac hoat dong dau W bat ddng san khac,

Hoat ddng tu van ban hang: bao gbm cung cép dich vu tu van ban hang; moi gidi ban
hang cho cac dy &n bat d6ng san cla cac chi dau tu;

Cung cap dich vu tw vAn va tbng thau xay dung: bao gbm hoat dong tong thau xay ding
cho cac chi G3u tur dich vu thi céng xay dirng, cing dich vu tr vén thiét ké va giam sat
thi eéng cho céc dy &n bat 3dng san cla Tap doan; va

Cac hoat déng kinh doanh khac: bao gém cung cép dich vu xay dung; cung cap dich vu
quan If va van hanh bat dang san; cung cép dich vu cho thué bat Gong sén dau tu va cac
dich vu lign quan va cac dich vy kKhac.

Ban Tang Giam déc ciling x&c djnh hoat ddng chil yéu tao ra doanh thu va lot nhuan cho Cong
ty |a trong |&nh thé Viét Nam. Thea d6, Cong ty khong trinh bay thong tin bo phan theo khu
vire dia Iy
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Céng ty Cé phan Vinhomes BOS-DN/HN

THUYET MINH BAOQ CAO TAI CHINH HOP NHAT (tiép theo)
v&o ngay 31 thang 12 nam 2025 va cho nam tai chinh két thie cing ngay

39.

THONG TIN THEO BO PHAN (tiép theo)

(i) Thu nhap/(chi phi) khang phan bé chil yéu bao gbm doanh thu tai chinh, thu nhap khac,
chi phl t&l chinh, chi phi quan Iy doanh nghigp va chi phi khac.

(/i) Taisdn khdng phan bé chl yéu bao gbm tién va cac khodn trong dwong tign, cac khoan
phai thu khac (khéng bao gdm cde khodn phal thu tir ban tau thuong mal, ky quif ngan
hang), cac khodn dAu tu vao cac don vj khac, chi phi tré truge ngan han, dau tr nam gitr
dén ngay dao han, phai thu vé cho vay ngan han, du phéng phai thu ngan han kho g,
ta s&n cb dinh vé hinh, chi phi tréd truére dai han va phai thu vé cho vay dai han, thué
GTGT duge khau trlr, i sén thué thu nhap hoan lal.

(i) C&na ne khang phan b chl yéu bao gdm thué va cac khodn phai ndp Nha nude, chi phi
1& vay trich trrde, chi phi trich triede khae, phéi tra khac, vay va no thug tai chinh duw
phéng dai han phal thu kho dbi.

cAC CAM KET VA CAC KHOAN NQ' TIEM TANG

Cam két thué hoat dong

Céng ty v cac cbng ty con |& bén di thué @8 ky két cac hop dong thué dat va thué bat ﬂazg
san |& cac can ho, nha phé thuong mai va biét thy theo théa thuan thue hoat ddng va mot
hop déng thué hoat dong khac voi sb tién thué 161 thidu theo cac théa thuain nay vao ngay két
thac ki ké todn nhu sau:

Bon v tinh; trigu WND

S4 cudi ndm Sd dau nadm
Dén 1 nadm 586206 234,356
Trén 1 dén 5 nam 1.004.363 800,099
Trén 5 nam 11.924 341 B.369.048
TONG CONG 13.515.000 9.403.503

Cam két cho thué hoat dong

Céng ty va cac cong ty con 4 bén cho thué 84 ky két cac hop ddng cho thué van phong, tai
san va cac bit dong san |4 cac can hd, nha phb thong mal va biét thy theo cac thoa thuan
cho thus hoat dang. S6 tién thué tai thidu theo cdc thod thudn nay vao ngay ket thic ky ke
toan nhuw sau:

BEan vf tinh, tridu VND

S8 cudi nam Sé ddu nam
Bén 1 nédm 1.293.994 go4.904
Trén 1 dén 5 nam 2.622.061 2203.933
Trén 5 nam 1,917,353 2435052
TONG CONG 5.833.408 5.638.694
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Céng ty Cé phan Vinhomes

THUYET MINH BAQ CAO TAI CHINH HOP NHAT (tiep thea)
vaio ngay 31 thang 12 nam 2025 va cho nam tai chinh k&t thie eiing ngay

40, CAC CAM KET VA CAC KHOAN NO' TIEM TANG (tiép theo)

Cam két cho thué tai chinh

BO9-DN/HN

Cang ty Sinh Thal, mot cong ty con, ky hep déng cho thu@ trung t&m thuong mai tal hai (02)
dur an bat déng san cho mot cong ty trong cling Tap doan theo cac hop dong thué duge phan
loal |& thué t&i chinh cho muc dich lap bao céo t&i chinh hop nhat Tal ngay 31 thang 12 nam
2025, gia tri hién tai cUa khodn thanh toan tién thué ol thiéu trong tuong lal theo cac hop

dong thué nay duoc trinh bay nhu sau:

Ban vi tinh! trigu WND

S6 cudi nam S6 ¢4y ndm
Tang Gid trj Gia trj
khoan hign tai  Téng khodn hign tai
thanh toan ctia  thanh fodn cua
tién thué tai khodn  tién thué (i khoén
chinh t8i L& thué thanh chink t6i  Lai thué thanh
thidu tai chinh todn thidu  tai chinh todn
Phai thu cho thué
tai chinh ngan han
Khong qua 1 ndm 23,536 18565 21572 23536 23285 20685
Phai thu cho thué
tai chinh dai han
Trén 1 dén 5 nam 94900 93.233 53.8689 94,148  93.225 61.682
Trén 5 nam 387.758 280.057 57.898 406164 277.621 57.637
TONG CONG 506,194 372.8556 133.340 523.846 394.041 129.804
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Céng ty Co phan Vinhomes BOS-DN/HN

THUYET MINH BAO CAQ TAI CHINH HOP NHAT (tiép thea)
vao ngay 31 thang 12 nam 2025 va cho ndm i chinh két thiic cing ngay

40,

CAC CAM KET VA CAC KHOAN NOQ TIEM TANG (tiép theo)
Cac cam két lién quan dén cdc hoat dong dau tw xdy dung va phat trién dw dn

Céng ty va cac cong ty con da cac hop dbng lién quan dén vige dau tw xay dung thire hign
céc du &n bat dong san va cae dy &n phuc vu hoat d6ng s&n xuat kinh doanh cia Céng ty va
céc cbng ty con. Tong gia tri cam ket theo wae tinh dé trién khal hoat dong dau tw xay dung
lai ngay 31 thang 12 n@m 2025 wdc tinh & 119.029 ty VND (tai ngay 31 thang 12 nam 2024
wrére tinh la 8.672 ty VND), '

Gﬂn%tr va céc cong ty con 6a duge cac co quan Nha nudc giso dat dé trién khai mot so dy
an bat dong san va cé nghla vy ndp tien sl dyng dat va thué dat cho cac dién tich dat duge
giao nay. Tal ngdy phat hanh bao cdo tal chinh hep nhat nay, Cong ty va cac cong ty con da
nhan duoe théng bao ndp Hén tir cac co quan nha nuée viri Bng gid trl tigén st dyng dat va
thué dat phal ndp 1a 4.5686 ty VND.

Ngoai ra, theo hop ddng thué dat gitre mot céng ty con va mét dbi téc, khodn cam ket tién
thué dat ma cong ty con nay con phai trd theo hop déng nay tai ngay 31 thang 12 nam 2025
i2112.000.000 USD.

Cam két lién quan dén cac duw én lién danh phat trién béat déng san

Céng ty, mit st cdng ty con da nhan duee chap thuén lién danh véi cde dbi tae dé tré thanh
nha dau ' thure hign mot s6 dur an bat déng san. Theo ds, Cang ty, mét sé eéng ty con va
cac dbi e s& thuc hidn gop vén theo 1 1& dwoe quy dinh tal ede van ban lién quan duoc ban
hanh béi cac co quan Nha nude cb tham quyén teong (g véi 15% thng vbn dau ' clia céc
di an lién danh

Céc cam két dit coc cho muc dich ky két hop déng hop téc dau fw cdc dw én bat dong
sdn

Céng ty va mol céng ty con da ky két Thoa thuén nguyén téc véi mdt sd doi tac doanh nghiép
va bén lién quan trong Lién danh chi dau tw mot sb dy an bat ddng san, Tai ngay 31 thang
12 nam 2025, khodn cam két con lai ma Céng ty va cong ty con phal chi trd theo Thoa thuan
nguyén tac nay 1a 78.864 ty VND.

Céng ty 63 ky két théa thudn nguyén tac vai mot so doi tac 1 cac to chire kinh & sé& hiru mét
s6 dur an bal dong san tiém nang. Tal ngay 31 thang 12 nam 2025, khodn cam két con lai ma
Cong ty phail chi tra theo cac thda thuan nay la 2.860 ty VND.

Cam két lién quan dén céc hop dong hop téc kinh doanh chia sé lgi nhuén cho doi tac
va cam két khic lién quan dén céc duw an bat déng san

Céng ty va cdc ciing ty con da ky két cac hop dbng hop tdc kinh doanh véi céc ddi tac. Theo
da, Céng ty va céic cong ty con cam két chia sé lgi nhudn, hoan tré vén gop va céc cam két
theo théi han quy dinh trong hop déng.

Ngoai ra, Cong ty da ky Thoa thudn dau tw khung véi mdt dai téc cho mat phan du én bat
dong san ma mét cbng ty con lam chi dau tu, Theo thoa thuan nay, doi téc cd quyen hudng
cb tirc oo dinh va cd tire thudng.

Cam ket lién quan dén céc hop dong hop téc/hop dang hop téc dau tw
Cong ty va céc cdng ty con 42 ky két cic hop déng hop tac véi cac d0i téc va cong ty trong
ciing Tap doan nhdm muc dich nhan chuyén nhuwong mdt phan du dn bat ddng sén hodc hop

tac mdt s6 céu phan du an. Tal ngay 31 thang 12 nam 2025, tdng gié tri cam két con lai ma
Céng ly va caccong ty con phaichi tra theo céc hop déng va thda thuan nay 1 1.702 ty VND.
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Cang ty Co phan Vinhomes B0S-DN/HN

THUYET MINH BAD CAO TAI CHINH HOP NHAT (tiép theo)
vao ngay 31 thang 12 nam 2025 va cho nam tal chinh két thic clng ngay

40.

41.

CAC CAM KET VA CAC KHOAN N/ TIEM TANG (tiép theo)
Cam két lién quan dén céc thoa thuan nhadn chuyén nhuong cd phan

Céng ty va cac cong ty con, da ky két cac hop dbng nhan chuyén nhueng vBn v mét sb 40
tac doanh nghiép. Tal ngay 31 thang 12 nam 2025 khoan cam két con lal ma Cang ty va céc
céng ty con phal chi tra theo cac hop déng nay fa 5.048 ty VND.

Cam két dat coc cho muc dich mua sam tai san

Trong thang 8 nam 2025, Cong ty da ky két mot sb théa thugn vl mot 461 thc 6& mua mot sb
tal san phuc vu cho muyc dich van chuyén. Tai ngay 31 thang 12 nam 2025, khodn cam két
con lal ma cdng ty phai thanh toan la 28 354 150 EUR.

cam két theo hgp déng hé tre 13l sudt cho khach mua cén ho, bt thwr tal mét s6 dy
an bat dong san

Cang ty va cac cong ty con da ky k&t mot s& théa thudn ba (3) bén vér eac khach hang mua
can ho, biét thy tal mét so du an bat dong san véi mat b ngan hang cho cac khach mua cac
cAn ho, biét thy nay. Theo cae thoa thuan nay, Cong ty va caccdng ty con & hb trg mat phan
|4l suét cla cac hop dbng tin dung gitra khach hang va ngan hang trong thoi han quy dinh
bl thoa thuan,

Cam két sir dung ti sén dé dam bao nghia vy thanh toan cua Cong ty va cdc Cang ty
trong cang Tap doan

Tal ngay 31 thang 12 nam 2025, Cong ty va mot sb cong ty con da cam k&t cung cap hb trg
cAn thiét va sir dung mét sa hop abng tién giri, hang tén kho, tai san, b4t dong san dau .
chi phi xay dyng co ban d& dang & dam baa cho mét s nghia vu clia Céng ty v& cac cong
ty con, cdng ty trang cling Tap doan.

Cam két lién quan dén thanh vién khong kiém so#t clia mot cong ty con

Theo théa thuan gida hai thanh vién gop vbn clia mdt cong ty cor thanh vién knang kiém
soit ¢ quyén gop von tuong Ung by 1& 159 vén clng cAc quyen va nghia vu lién quan trong
cng ty con nay.
THONG TIN BO SUNG VE BAO CAO LUU CHUYEN TIEN TE HOP NHAT

Bon vi tinh; triéu VND

Nam nay INam truoe
6 tign di vay thue thu trong nam:
Tidn th tir di vay theo khé udc thang thuomg 106.524.970 58.434.961
Tién thu tir phat hanh tréi phiéu thudng 30.654 607 22.062.447
Sé tién da thuc tra gbc vay trong nam:
Tién tra no géc vay theo kheé uoc thong thurdma (88 968.571s) (53.297.008)
Tian tra no gbc tral phigu thueng (9.000.000) (4.440.000)

a8

4

» uut

Ty



Cong ty Cé phan Vinhomes BOB-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
vio ngay 31 thang 12 ném 2025 va cho nam tai chinh két thie cing ngay

42.  CAC SU KIEN PHAT SINH SAU NGAY KET THUC KY KE TOAN
Ngoai cae sy kign phat sinh sau ngay két thic ky ke todn nam da dirgc trinh bay trong cac
thuyét minh khéc clia béo 4o tai chinh hop nhét, khdng cé s kién nao khac phat sinh sau
ngay két thdc ki ké todn hop nhét yéu céu phéi dugc chinh hay trinh bay trong béo céo
tai chinh hop nhat cla Cang ty va céc cong ty con.
Ha Noi, Vigt Nam

Ngay 20 thang 3 ném 2026

S

Tran Thi Nhu Higu B8 bic Hiéu
Ngurivi t8p Ké toan trudng
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Vinhomes Joint Stock Company
GENERAL INFORMATION

THE COMPANY

Vinhomes 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. 0103022741 issued by
the Hanol Departmant of Planning and Investment on 6 March 2008 and the Enlerprise Registration
Certificate Na, 0102671977 dated 5 August 2010 on registration of a shareholding company. The
Company also subsequently recelved amended Enterprise Registration Certificates with the 38th
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 contractor
services, consulting and designing construction services, supervision and construction management
sarvices,

The Company's head office Is located at Symphony Office Tower, Chu Huy Man Strest, Vinhomes
Riverside Eco-Urban Area, Phue Lol Ward, Hanol, Vietnam and two independent branches at Dream

City Eco-Urban Area in Project in Nghia Tru Commune, Hung Yen Province, Vietnam and Ha Nol
street, Hong Bang Ward, Hai Phong City, Vietnam.

Vingroup JSC is the Company's parent (also referred to as “the Parent Company”). Vingroup JSC and
its subsidiaries are hereafler collectively referred lo as "the Group”.
BOARD OF DIRECTORS

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

Mr. Pham Thieu Hoa Chairman

Ms. Nguyen Dieu Linh Member

Mr. Pham Nhat Vueng Member

Ms, Cao Thi Ha An Member

Ms, Nguyen Thu Hang Member

Mr. Varun Kapur Independent member
Mr. Mueen Uddeen Independent member
Mr. Hoang D. Quan Independent member
SUPERVISORY BOARD

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

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

Ms, Hoang Thi Phuong Member Appointed an 23 April 2025
Ms. Le Thi Duyen Member Resigned on 23 April 2025
MANAGEMENT

Members of the management during the year and al the date of this report are.

Ms. Nguyen Thu Hang  Chief Executive Officer

Ms. Mai Thu Thuy Deputy Chief Executive Officer

Mr. Dang Minh Hal Deputy Chief Executive Officer

Mr. Pham Van Khuong  Deputy Chief Executive Officer Resigned on 9 August 2025
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Vinhomes Joint Stock Company

GENERAL INFORMATION (continued)

LEGAL REPRESENTATIVES

The legal representatives of the Company during the year and at the date of this report are:

Mr. Pham Thieu Hoa Chairman

Ms. Nguyen Thu Hang Chief Executive Officer

Mr. Dang Minh Hai Deputy Chief Executive Officer
AUDITORS

The auditor of the Company is Ernst & Young Vietnam Limited.
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Vinhomes Joint Stock Company
REPORT OF MANAGEMENT

Management of Vinhomes Joint Stock Company (“the Company”) Is pleased to present this report
and the consolidated financial statements of the Company and its subsidiaries for the year ended 31
December 2025.

MANAGEMENT'S RESPONSIBILITY IN RESPECT OF THE CONSOLIDATED FINANCIAL
STATEMENTS

Management Is responsible for the consolidated financial stalements of each financial year which give
a true and fair view of the consolidated financial position of the Company and its subsidiaries and of
the consolidated results of its operations and its consolidated cash flows for the year. In preparing
those consolidated financial statements, management is required to:

» select suitable accounting policies and then apply them consistently;
v make judgements and estimates that are reasonabla and prudent;

¢ state whether applicable accounting standards have been followed, subject lo any material
departures disclosed and explained in the consclidated financial statements; and

» prepare the consolidated financial statements on the going concem basis unless it is Inappropriate
to presume that the Company and its subsidiaries will conlinue its business.

Management is responsible for ensuring that proper accounting records are kept which disclose, with
reasonable accuracy at any time, the consolidated financial position of the Company and its
subsidiaries and to ensure that the accounting records comply with the applied accounting system. It
s also responsibie for safeguarding the assets of the Company and its subsidiaries and hence for
taking reasonatle steps for the prevention and detection of fraud and other irregularities.

Management confirmed that it has complied with the above requirements in preparing the
asccompanying consclidated financial statements.

STATEMENT BY MANAGEMENT

Management does hereby state that, in its opinion, the accompanying consolidated financial

statements give a true and fair view of the consolidated financial position of the Campany and its

subsidiaries as at 31 December 2025 and of the consolidated results of its operations and its

consolidated cash fiows for the year then ended in accordance with Vietnamese Accounting

Standards, Vietnamese Enterprise Accounting System and the statulory requirements relevant to the
eparation and presentation of the consolidated financial statements.

Hanaoi, Vietnam

20 March 2026
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Referance: 115384 56/68527458-HN
INDEPENDENT AUDITORS' REPORT

To: The Shareholders of Vinhomes Joint Stock Company

We have audited the accompanying consolidated financial staterments of Vinhomes Joint Stock
Company ("the Company”) and its subsidiaries {(collectively referred to as "the Company and its
subsidiaries") as prepared on 20 March 2026 and set out on pages 6 to 99, which comprise the
consolidated balance sheet as at 31 December 2025, the consolidated income statement and the
consolidated cash flow statement for the year then ended and the notes theretn.

Management's responsibility

Management s respansible for the preparation and true and fair presentation of these consalidated
financial statements in accordance with Vietnamese Accounting Standards, Vietnamese Enterprise
Accounting System and the statutory requirements relevant to the preparation and presentation of the
consolidated financial statements, and for such intermal contral as management determines is necessary
to enable the preparation and presentation of the consalidated financial statements that are free from
material misstalement, whether due to fraud or error.

Auditors’ respansibility

Our responsibility Is to express an cpinion on these consolidated financial statements based on our
audit. We conducted our audit In accordance with Vietnamese Standards on Auditing. Those standards
require that we comply with ethical requirements and plan and perform the audit to abtain reascnable
assurance about whether the consolidated financlal statements are free from material misstatement

———
= ¥ M.gn

An audit invelves performing procedures to obtain audit evidence about the amounis and disclosures |n
the consolidated financial statements. The procedures selected depend on the auditors’ judgment,
including the assessment of the risks of material misstaternent of the consolidated financial statements,
whather due to fraud or error. In making those risk assessments, the auditors consider internal control
relevant to the Company's preparation and true and fair presentation of the consolidated financial
statements in order to design audit procedures that are appropriate in the circumstances, but not for the
purpose of expressing an opinion on the effectiveness of the Company's internal control. An audit also
includes evaluating the appropriateness of accounting policies used and the reasonableness of
accounting estimates made by management, as well as evaluating the overall presentation of the
consolidated financial statements

We believe that the audit evidence we have obtained Is sufficient and appropriate to provide a basis for
our audit opinion.
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Opinian

In our opinion, the cansalidated financial statements give a true and fair view, in all material respects, of
the consolidated financial position of the Company and its subsidiaries as at 31 December 2025, and of
the consolidated resulls of its operations and |ts consolidated cash flows for the year then ended In
accordance with Vistnamese Accounting Standards, Vietnamese Enterprise Accounting System and the
statutory requirements relevant to the preparation and presentation of the consolidated financial

statements.

).

Pham Viet Anh

Auditor

Audit Praclising Registration
Certificate No. 2598-2023-004-1 Certificate No, 5056-2022-004-1

Hanel, Vietnam

23 March 2025
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Vinhomes Joint Stock Company

CONSOLIDATED BALANCE SHEET
as al 31 December 2025

Currency: million VIND

BO1-DN/MHN

Cods | ASSETS Notes Ending balance | Beginning balance
100 | A. CURRENT ASSETS 496,890,087 285,478,928
110 | . Cash and cash equivalents 5 49,961,891 28,780,123
111 1. Cash 18,741,905 21,633,816
112 2. Cash equivalents 31,219,986 7,146,307
120 | Il. Shori-term investments 6 2,259,178 5391,872
121 1. Held-for-lrading securities - 3,628,250
123 2. Held-to-maturity Investmenis 2259178 1,763,622
130 | M. Current accounts receivable 219,945,950 168,405,984
131 1. Shori-term lrade receivables ré 23,488,063 19,307,872
132 2. Short-term advances lo

suppliers 7.2 67,413,379 23,503 399
135 3, Short-term loan recelvables 8 4 404 937 8,429 883
138 4. Other shori-term receivables g 124,910,100 117,395,014
137 5. Provision for doubtful short-term

receivables 10 {266,529) (321,084)
140 | IV. Inventories 11 131,414,569 54,696,048
141 1. Inventories 131,520,017 54,753,923
149 2. Provision for obsolete

inventories (105,448) (57.875)
150 | V. Other current asseis 93,304,499 28,204,901
151 1. Short-term prepaid expenses 12 1,978,395 1,076,963
152 2. Value-added lax deductible 2,397,303 1,230,545
153 3. Tax and other receivables from

lhe Stats 22 56,085 53,619
155 4. Other current assels 13 B8.872,716 25,843,774
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Vinhomes Joint Stock Company BO1-DN/HN

CONSOLICATED BALANCE SHEET (continued)
as at 31 Decamber 2025

Currency. million VND

Code | ASSETS Notes Ernding balance | Beginning balance
200 | B. NON-CURRENT ASSETS 290,967,180 278,730,432
210 | I Long-term receivables 71,613,853 107,670,320
215 1. Long-term loan receivables 8 6,001,345 10,896,805
218 2. Qther long-term receivables 8 65,612,508 86,773,515
220 | Il. Fixed assets 22,356,422 14,622,184
221 1. Tangible fixed assels 14 21,268,642 13,673,081
222 Cosl 24 605,666 15,982,471
223 Accumulated depraciation (3,337.024) (2,409,390)
224 2. Finance leases 87,671 51,621
225 Cost 68,895 54,034
226 Accumulated depreciation (1,324) {2,413)
227 3. Intangible fixed assels 15 1,020,108 997 482
228 Cosl 1,484 761 1,387 968
2249 Accumulated amortisation (464 ,652) (320,488)
230 | M. Investment properties 16 15,919,397 16,916,463
231 1. Cosl 18,724 084 18,137,718
232 2. Accumulated depreciation (2,804,697) (2,221,255)
240 | IV. Long-term asseis in progress 95,922,435 81,990,475
242 1. Conslruction in progress 18 95.922 435 81,990,475
250 | V. Long-term investments 19 12,417,414 12,519,070
252 1. Investmeants in associates 19.1 192,819 180,680
253 2. Invesiments in other entities 182 12,222,096 12,294,236
255 3. Held-to-maturity investments 19 2,499 34154
260 | VI. Other long-term assets 72,737,659 45,011,820
261 1. Long-term prepaid expenses 12 4,100,653 2,875,018
262 2. Delerred lax assets 363 1,000,778 1,182,429
268 3. Other long-term assets 13 67,341,923 40,471,695
269 4. Goodwill 20 294 305 481,878
270 | TOTAL ASSETS 787,857,267 564,209,360




Vinhomes Joint Stock Company BO1-DN/HN

CONSOLIDATED BALANCE SHEET (continued)
as at 31 December 2025

Currency: million VND

Code | RESOURCES Notes Ending balance | Beginning balance
300 | C. LIABILITIES 538,640,560 343,465,385
310 | I Current liabilities 343,090,159 278,532,295
3 1. Short-term trade payables 211 18,261,475 18,959,852
312 2. Short-term advances from

customers 212 B7,602 689 40,286,424
313 3. Statutory obligations 22 14,181,886 15,274 556
315 4. Short-term accrued expenses 23 60,793,730 38,485,587
318 5. Short-term unearned revenues | 24 316,868 405,254
319 6. Other short-term payables 25 116,577,331 128,360,598
320 7. Short-term loans and finance

leases 26 43 376,868 34 276,497
321 8. Shor-term provisions 27 279,262 483,427
330 | . Nen-current liabijlities 185,550,401 64,933,090
a3z 1. Long-term advances from

cusiomers 21.2 6,486,026 6,159,308
333 2. Long-term accrued expenses 23 66,245 305,477
ase 3. Long-term unearned revenues | 24 364,063 487 493
a3r 4. Other long-term liabilities 25 B1,470.054 7,221,076
aaa 5. Long-term loans and finance

leases 26 102,945,886 47 015,689
341 6. Deferred tax liabilities 363 2,171,918 1,464,041
342 7. Long-term provisions 27 2,046,208 2,270,008




Vinhomes Joint Stock Company BO1-DN/HN

CONSOLIDATED BALANCE SHEET (continued)
as at 31 December 2025

Curmancy: milliorn VND

Codle | RESOURCES Notes Ending balance | Beginning balance
400 | D. OWNERS' EQUITY 249,216,707 220,743,975
410 | I Capital 28 249 216,707 220,743,875
41 1. Issued share capital 41,074 120 41,074 120

411a - Ordinary shares with

voting rights 41,074,120 41,074,120
412 2. Shara premium (6,755,810) (6,755,610)
420 3. Other funds belonging to
owners' equity 1,116,318 1,111,316
421 4. Undistributed eamings 202 644 241 167,205,815
4218 - Undistribiled earmings
by the end of prior
pariod 167,200,815 133,386,779
4210 - Undistributed eamings
of current perfod 35,443 426 33,819,036
429 5 Non-controlling interests 11,137 6840 18,108,324
440 | TOTAL LIABILITIES AND
OWNERS' EQUITY 787,857,267 664,208,360
Hanoi, Vietnam

20 March 2026

Tran Thi Nhu Hisu Do Duc Hieu
Preparer Chief Accountant




Vinhomes Joint Stock Company

CONSOLIDATED INCOME STATEMENT
for the year ended 31 December 2025

Currency: million VND

BO2-DN/HN

Code | ITEMS Notes Current year Previous year

01 1. Revenue from sale of goods

and rendering of services 291 153,270,923 102,323,188
02 2. Deductions 29.1 - -
10 3. Net revenue from sale of goods

and rendering of services 291 153,270,923 102,323,186
1 4. Cost of goods sold and

services rendered 30 {106,928,352) (69,355,949)
20 5. Gross profit from sale of goods

and rendering of services 46,342,571 32,967,237
Fal 6. Finance income 29.2 20,331,638 26,844,293
22 7. Finance expenses A (15,151,171) (10,487,365)
23 fn which: Interast expenses and

bond issuance cost {11,213,790) (7,588,251)
24 8. Shares of profit of associates 19.1 2,139 321
25 | 9. Selling expenses 32 (1,899,284) (3,791,457)
26 10. General and administrative

expenses 3z (6,188,358) (4,593,011)
30 11. Operating profit 52,437,535 40,942,908
3 12. Other income 33 1,371,116 1,163,593
az 13. Other expenses 34 (998,745) {1,258,552)
40 14. Other profit/{loss) 372,371 (94,959)
50 15. Accounting profit before tax 52,809,906 40,847,949
51 16. Current corporate income tax

expense 361 (8,585,601) (5.667,211)
52 17. Deferred tax expense 36.3 (889,529) (108,052)
60 18. Net profit after tax 43,334,776 35,072,686
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Vinhomes Joint Stock Company

CONSOLIDATED INCOME STATEMENT (continued)
for the year ended 31 Decamber 2025

BOZ-DM/HN

Currensy: million VND

Y/

Tran Thi Nhu Hieu
Freparer

Da Duc Hieu

Chief Accountant

11

Code | ITEMS Notes Currant year Pravious year
61 | 19, Net profit after tax attributable to
shareholders of the parent 41,885,256 31,801,258
62 | 20. Net profit after tax attributable to
non-controlling interests 1,439,521 3,271,428
Currency: VND
Code | ITEMS Notes Current year Previous year
70 | 21. Basic earnings pershare as 10,200 7,348
71 | 22. Diluted earnings per share 38 10,200 7,348
Hanol, Vietnam

20 March 2026




Vinhomes Joint Stock Company

CONSOLIDATED CASH FLOW STATEMENT
for the year ended 31 December 2025

BO3-DN/HN

Currency: milliaon VIND

Cade | ITEMS Notes Current year Previous year
I. CASH FLOWS FROM
OPERATING ACTIVITIES
01 | Profit before tax 52,809,906 40,847,949
Adjustments for:
02 Depreciation of tangible fixed
assels and Investment properiies
and amortisation of intangible
fixed assels (Including
amortisation of goodwill) 35 2,288,141 1,800,478
03 Provisions (353,874) 205,980
04 Fareign exchange losses arisen
fram revaluation of monetary
accounts denominated In forelgn
currency 43,653 245,798
05 Profits from investing activities (28,111,513) (24.574,340)
06 Interes! expenses and bond _
issuance cost ) 11,213,790 7.580,251
08 | Operating profit before changes in
working capital 37,900,103 26,115,116
09 Increase in receivables (17,468,896) {95,391,366)
10 (Increase}/decrease in invenlories (77,185,997) 7,568,800
1 Increase in payables (other than
interest, corporate income tax) 117,528,128 59,350,686
12 Increase in prepaid expenses (2,137,131) (674,134)
13 Decreasel(Increasa) in held-for-
trading securities 3,628 250 (1,500,000)
14 Interes! paid (13,429 153} (6,976,B47)
15 Carporate income tax paid 22 (7,666,163) (10,891 805)
20 | Net cash flows from/(used in)
operating activities 41,189,141 (22,399,550)

12
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Vinhomes Joint Stock Company

CONSOLIDATED CASH FLOW STATEMENT (continued)

for the year ended 31 December 2025

BO3-DN/HN

Currency: million VND

Code

ITEMS

Notes

Current year

Previous year

21

23

24

25

26

27

a0

n

32
a3
34
36

CASH FLOWS FROM
INVESTING ACTIVITIES
Purchase and construction of
fixad assets and other long-term
assels

Proceads from disposals of fixed
assets and other long-term assels
Loans 1o other entities and
payments for purchase of debt
instruments of other entities
Collections from borrowers and
proceeds from sale of debt
instruments of other entities
Paymenis for invesiments in
ather entities (net of cash held by
entity belng acquired)

Proceeds from sale of
investmants in other antities (net
of cash held by entity being
disposed)

Interes| and dividends received

Net cash flows (used in)/from
Investing activities

CASH FLOWS FROM
FINANCING ACTIVITIES

Capital contribution and Issuance
of shares

Capital redemption

Drawdown of borrowings
Repayment of borrowings
Dividands paid

Net cash flows from financing
activities

281

(15.430,822)
4,660,874

(35,309,908)
46,089,440

(135,325,650)

25,317,321
32,000,767

(78,087,978)

137,179,577
(77.968,571)
(1,130,401)

58,080,605

(10,645,071)
2,469,768

(17,790,617)

8,289,318

(38,422 610)

65,870,603
15,613,124

25,384,515

22,000
(10,485,188)
80,497,407
(57,737,008)
(605,236)

11,681,977
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Vinhomes Joint Stock Company BO3-DN/HN

CONSOLIDATED CASH FLOW STATEMENT {continued)
for the year ended 31 December 2025

Cumangcy. million VND

Coda | ITEMS Notes Cument year Previous year
850 | MetIncrease in cash for the year 21,181,768 14,676,942
B0 | Cash and cash equivalents at the

beginning of the year 28,780,123 14,103,181
70 | Cash and cash equivalents at the
and of the year 6 49,861,891 28,780,123
Hanol, Vistnam

Jai oMl 20 March 2026

3 §

Tran Thi Nhu Hieu ‘Do Duc Hisu
Preparer Chief Accountant
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Vinhomes Joint Stock Company BOG-DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL 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 Enterprise of Vietnam pursuant to the Business Registration Certificate No.
0103022741 Issued by the Hanol Depariment of Planning and Investment on 6 March 2008
and the Enterprise Registration Cerlificate No. 0102671977 dated 5 August 2010 on
registration of a shareholding company. The Company also subsesqguently received amended
Enterprise Registration Certificates with the 35th amendment dated 29 April 2025 as the
latest.

The company's shares were officially listed on the Ho Chi Minh City Stock Exchange ("HOSE")
from 7 May 2018, according to Decision No. 159/QB-SGOHCM Issued on the same day,

The current principal activities of the Company are lo develop real esiate property for sale,
provide leasing of offices, render real estate management and relaled services, provide
general contraclor services, consulting and designing construction services, supervision and
construction management services,

The Company's head office is located at Symphany Office Tower, Chu Huy Man Street,
Vinhomes Riverside Eco-Urban Area, Phue Loi Ward, Hanoi, Vietnam and two independent
branches at Dream City Eco-Urban Area Project in Nghia Tru Commune, Hung Yen Province,
Vietnam and Ha Nof Streel, Hong Bang Ward, Hal Phong City, Vietnam.

Vingroup JSC is the Company's parent. Vingroup JSC and its subsidiaries are hereafter
collectively referred to as "the Group”.

The Company’s normal course of business cycle of real estate development activity begins
when the Company and its subsidiaries are approved as Investors 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 cycie of real estale development
activity can extend beyond 12 months.

The Company’s normal course of business cycle of other activities is normally within 12
menths.

The number of the Company's employeas as at 31 Dacember 2025: 12,799 (31 Decamber
2024: 11,818),

Corpaorate structure
As at 31 December 2025, the Company has 43 subsidiaries (as al 31 December 2024: 44
subsidiaries). The Information on these subsidiaries and their short names, along with the

Company's direct and indirect voting rights and direct and indirect equity interest In each
subsidiary are detalled in the Appendix 1.
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Vinhomes Joint Stock Company BOG-DN/HN

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

2.1

2.2

2.3

24

BASIS OF PREPARATION
Accounting standards and system

The consolidated financial statements of the Company and its subsidiaries (“the Group”)

axpressed in Vietnam dong ("VND"), are prepared in accordance with Vietnamese Enterprise

Accounting System and Vietnamese Accounting Standards issued by the Ministry of Finance

as per:

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

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

» Decision Neo. 234/2003/QD-BTC dated 30 December 2003 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 3);

# Decision Mo. 12/2005/QD-BTC dated 15 February 2005 on the |ssuznce and
Promulgation of Six Vietnamese Accounting Standards (Series 4); and

» Decision No, 100/2005/QD-BTC daled 28 December 2005 on the Issuance and
Promulgation of Four Vietnamese Acoounting Standards (Serles 5),

Accordingly, the accompanying consolidated 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 consolidated
financial position and the consolidated results of operations and the consalidated cash flows
of the Group in accordance with accounting principles and practices generally accepted in
countries other than Vietnam.

Applied accounting documentation system

The Company and its subsidiaries’ applied accounting documentation system is the General
Journal,

Fiscal year

The Company and its subsidiaries’ fiscal year applicable for the preparation of its consolidatad
financial statements starts on 1 January and ends on 31 December.

Accounting currency
The consolidated financial statements are prepared in VND which is also the Company and
Its subsidiaries’ accounting currency. For the purpose of presenting the cansalidated financial

statemenls as at 31 Decamber 2025, the figures are rounded to the nearast milllons and
presented in millions of Vietnam dong ("million VND").

16




Vinhomes Joint Stock Company BOS-DN/HN

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

2.5

26

BASIS OF PREPARATION (continued)
Basis of consolidation

The cansolidated financial statements comprise the financial statements of the Company and
itz subsidiaries for the yvear ended 31 December 2025.

Subsidiaries are fully consolidaled from the date of acquisition, belhg the date on which the
Campany abtains control, and continued to be consolidated until such control ceases, except
when the Company only abtains temporary control and the subsidiary is acquired with a view
of resale within 12 months from acauisition.

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

All intra-company balances, income and expenses and unrealised gains of losses result from
intra-company transactions are eliminated In full,

Non-controlling interests reprasent the portion of profit or loss and net assets of subsidiaries
not held by the Company and are presented separately in the consolidaled income statemeant
and within equity in the consalidated balance sheet.

Impact of change In the ownership interest of a subsidiary, without a loss of control, is
recorded in undistributed earnings.

In case the Company disposes a partial interest In a subsidiary and loses control but retains
an interest as an associale, the Company's investment is accounted for using the equity
method of accounting. Profitloss from this transaction is recognised In the consolidated
income statement.

In case the Company and its subsidiaries generate profits from contributing non-monetary
assels or selling assels lo |oint ventures or affiliated companies, the Company and its
subsidiaries will only recognize the profit correspending lo the ownership portion of other
parties in the joint venlures or affiliated companies. The unrealized profit corresponding to the
ownership portion of the Company and its subsidiaries will be gradually allocated to the
consolidated income statement according to the asset recovery progress reported by the joint
ventures or affilialed companies.

In case the Company disposes a partial interes! in a subsidiary and loses control but retains
an interast as an investment in other entities, the Company’s investment is accounted for
using the cost method. Profitfioss from this transaction Is recognised in the consolidated
income statemeant.

Accounting regulation issued but not yet effective
On 27 Qclober 2025, the Ministry of Finance issued Circular No. 99/2025/TT-BTC providing

guidance on lhe enterprise acocounting regime ("Circular 99"), replacing Circular No.
200/2014/TT-BTC providing guidance on the enterprise accounfing regime issued by the

Ministry of Fihance on 22 December 2014 and several olher relaled régulations. Circular 89

takes effect from 1 January 2026 and applies to enterprises with a financial year beginning
on of after 1 January 2028,

The Company and its subsidiaries are in the process of assessing the Impact of Circular 99

on the preparation and presentation of its consolidated financial statements and will
implement Circular 99 for the financial year ending 31 Dacember 2026,

17
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Vinhomes Joint Stock Company BOG-DN/HN

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

3.2

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash al banks and short-lerm, highly
liguid investmenis with an original maturity of not more than three mantis and investments
with maturity of nol more than three months since investment date (hal are readily convertible
Into known amounts of cash and that are subject to an insignificant risk of change in value.

Cash and cash equivalents alst Include cash in operaling joint bank accounts between the
Company and counterparty when the Company assesses o have control over these
accounts.

Inventories

Inventories are measured al their historical cosls. The cost of inventories comprises costs of
purchase, costs of conversion (Including raw materials, direct labar cost, other directiy related
cosl, manufacturing general pverheads allocated based on the normal operating capacity)
incurred in bringing the inventories to their present location and condition.

Invantaries are stated at the lower of cost incurred in bringing each producl to iis prasent
location and condition, and nel realisable value.

Net realisable value ("NRV") represents the estimated selling price in the ordinary course of
husiness less the estimated costs to complete and the estimated cosis necessary (o make
the sale.

Inventory property

Property acquired or being constructed for sale in the ordinary course of business, rather than
to be held for rental or capital appreciation, is held as inventory property and is measurad at
the lower of cost incurred in bringing each product to its present location and condition, and
NRV.

Cosl of inventory property comprise direct cost:
» Purchase cost, freehold and leasehold rights for land;
» Amounts payable/paid to contractors for construction; and

* Borrowing costs. planning and design costs, costs of site preparation, professional fees
for legal services, property transfer taxes, construction overheads and other related costs.

Net realisable value is the estimated selling price in the ordinary course of the business, based
on market prices at the balance sheet date, and less costs to complete and the estimated
selling price.

The cost of inventory property recognised in the consolldated income statement on disposal
is determined with reference to the specific costs incurred on the property sold.

Construction inventary

The Company and its subsidiaries use perpetual method to record raw materials and
merchandise which are valued at cost of purchase on a weighted average basis.

Work in progress of construction contracts comprises costs of materials, labour costs,

construction costs payable to sub-contractors and other related costs which have not been
accepted by the investors at the dale of the consolidated financial statements.
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Vinhomes Joint Stock Company BOG-DN/HN

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

3.2

3.3

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Inventories {continued)
Other invenfaries

In respect of inventory of stone mining and production activities, the Company and its
subsidiaries use perpetual method to record other inventories which are valued as follows:

Raw materials and consumables - Cost of purchase on a weighted average basis.
Finished goods - Costs of materials on a weighted average basis.

The value of inventories which are materials supplied ta the investor of the projects is
measured on the specific identification basis; while the value of ather inventories is measured
on a weighted average basis.

Provision for obsolete inventories

An inventory provision is created 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 and its subsidiaries, based on appropriate evidence of impairment
available at the consallidated balance sheet date.

Increases or decreases to the provision balance are recorded Into the cost of goods sold
account in the consolidated income statement. When inventories are expired, obsolete,
damaged or become useless, the difference batween the provision previously made and the
historlcal cost of inventories are included in the consolidated Income stalement.

Receivables

Recelvables are presented in the consolidated financial statements al the carrying amounts
due from customers and other debtors, after provision for doubtful debts.

The provision for doubtful debts represenis amounts of ouistanding receivables at the
consolidated balance shest date which are doubiful of being recovered. Increases or
decreases o the provision balance are recorded as general and administrative expenses in
the consolidated Income statement. When bad debis are determined as unrecoverable and
accountant writes off those bad debts, the differences between the provision for doubtful
racalvables previously made and historical cost of receivables are included In the
consolidated Incame statement.
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Vinhomes Joint Stock Company BOG-DN/HN

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

34

3.5

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

The cost of a tangible fixed asset comprises its purchase price and any directly attributable
costs of bringing the tanglble fixed asset to working condition for its intended use and the
costs of dismantliing and removing the asset and restoring the site on which it is located, if
any.

Expenditures for additions, improvements and renewals are added to the carrying amount of
the assets and expenditures for maintenance and repairs are charged to the consolidated
income statemeant as incurred.

When tangible fixed assets are sold or retirad, any gain or loss resulting from their disposal
{the differance between the net disposal proceeds and the carrying amount) is included in the
consalidated income statement.

Leased assefs

The determination of whether an arrangemenl is, or contains 2 lease is based on the
substance of the arrangement at inception date and requires an assessmenl 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 assel,

A lease Is classified as a finance lease whenever the lerms of the lease transfer substantially
all the risks and rewards of ownership of the asset to the lessee. All other leases are classified
as operating leases.

Where the Company and its subsfdiaries ara the lessars

The net investment under finance lease contracts Is Inciuded as a recsivable in the
consolidated balance sheet The Interest amounts of the leased payments are recognised in
the consolidated income statement over the period of the lease contracls lo achieve a
constant rate of interest on the net Investment butstanding.

Assets subject to operating leases are presented as investment properties In the consolidated
balance sheet. Initial direct costs incurred in negotiating an operating lease are recognised in
the consolidated income statemenl as Incurred,

For lease of assets under operaling leases |hat satisfies all conditions of rental Inoome to be
recognised in full one time as presented in Note 3.23 — Revenue recognition, rental income
is recognised one time at the entire rental value.

For other cases under operating leases, lease income s recognised in the consolidated
income statement on a straight-line basis over the lease term.
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Vinhomes Joint Stock Company

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

BOS-DN/HN

15

3.6

7

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Leased assets (continued)
Where the Campany and its subsidiaries ars the lessess

Assets held under finance |leases are capitalised in the consolidated balance sheet at the
inception of the lease at the fair value of the leased assets or, if lower, at the net present value
of the minimum lease payments. The principal amount included in future lease paymeants
under finance leases are recorded as a |lability. The interest amounts Iincluded in lease
payments are charged to the consolidated income statement over the lease term to achieve
a constant rate on interest on the remaining balance of the finance lease liability.

Capitalised financial leased assels are depreciated using straight-line basis over the shorter
of the estimated useful lives of the assets and the lease term, if there is no reasonable
certainty that the Company and its subsidiaries will obtain ownership by the end of the leass
tarm.

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

Intangible fixed assets
Intangible fixed assets are stated at cost less accumulated amartisation.

The cost of an intangible fixed asset comprises its purchase price and any directly attributable
costs of preparing the intangible fixed asset for its intended use.

Expenditures for additions, impravemenis are added to the carrying amount of the assets and
other expenditures are charged to the consolidated Income slatement as incurred.

When intangible fixed assels are sold or retired, any gain or loss resulting from their disposal
({the difference between the nel disposal proceeds and the carrying amount) is included in the
consolidated Income statement.

Depreciation and amortisation

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

Bulldings and structures 5-50years
Mining exploration rights 15 - 30 years
Machinery and equipment 220 years
Means of transportation 3-10 years
Office equipment 3-6years
Computer soflware 3-S5years
Others 2-10 years

No amortisation is required for infinite land use right.
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Vinhomes Joint Stock Company BOG-DN/HN

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

39

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
{nvestment properties

Investment properties are stated at cost Including transaction costs less accumulated
depreciation.

Subsequent 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 probable that future
economic benefits, in excess of the originally assessed standard of performance of the
existing investment praperty, will flow to the Company and its subsidiaries.

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

Definite land use rights. buildings and structures 10 - 50 years
Machinery and eguipment 7 -10 years

No amertisation is charged on the land use rights presented as investment properties with
indefinite terms.

Far long-term lease of investment properties which the Company and its subsidiaries receive
rental fee in advance for many periods and rental income is recognised one at the entire rental
amount received in advance as presented in Note 3.23, depreciation and amartisation of these
investment properties are recognised with entire amount at the point of revenua recognition.

Investment properties are derecognised when aither they have been disposed of or whan the
invesiment properties are permanently withdrawn from use and ne future economic benefil is
expected from its disposal, The difference between the net disposal proceeds and the ¢arrying
amount of the assels Is recognised in the consolidated Income statement In the year of
retirement or disposal,

Transfers are made (o investmen! properties when, and anly when, thera is a change in use,
evidanced 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, thers is change in use, evidenced by commencement of
owher-occupation or commencemant of development with a view to sale. The Iransfer from
investment property o owner-occupied property or Inventories does nol change the cost or
the carrying value of the property Tor subsequent accounting at the date of change in use.

Construction in progress

Construgtion in progress represents [he costs of acquiting new assets that 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, renovate,
expand, or re-equip the projects with technologies, such as construction costs, tools and
equipment costs, project management costs, construction consulting costs, and borrowing
costs that are eligible for capitalization.

Caonstruction in progress will be transferred to the appropriate fixed asset account when these
assets ara fully insialled or the construction project is fully completed, .and depreciation of
these assels will commence when they are ready for their intended use.

Construction cosls are recognized as expenses when such cosls do not meet the conditions
to be recognized as fixed assets or investment properties.
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Vinhomes Joint Stock Company BOG-DN/HN

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

i
3.10

311

312

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Borrowing costs

Berrowing costs consist of interest and other costs that the Campany and its subsidiaries Incur
in connection with the borrowing of funds.

Borrowing costs are recorded as expense during the year in which they are incurred, except
to the extent that borrowing costs that are directly attributable to the acquisition, construction
or production of an asset that necessarily take a substantial period of time to get ready for its
intended use or sale are capitalised as part of the cost of the respective asset.

Prepaid expenses

Prepaid expenses are reporled as short-term or long-term prepaid expenses on the
consolidated balance sheel and amortised over the period in which economic benefits are
generated in refation lo these expenses.

Short-term prepaid expenses include selling expenses related to inventory properties not yet
handed over and ather prepaid expenses that are expected to generate future economic
benefit within ane ordinary course of business cycle.

Long-term prepaid expenses include tools and supplies, long-term prepaid rental fee and
other prepaid expenses thal generate future economic benefits for more than one year or one
ordinary course of business cycle.

Frepaid land rental

The prepaid land rental represents the remaining unameorlised balance of advance payment
made in accordance with the lease contract signed with the authorities. Such prepaid rental
is recognised as a long-term prepaid expense and is amortised to the consolidated income
statement over the remaining lease period according to Circular 45/2013/TT-BTC issued by
the Ministry of Finance on 25 April 2013 guiding the management, use and depraciation of
fixed assels. Additionally, prepaid land rental also comprizes land lease right incurred from
business combination, in which, the acguiree is a lessee under operating leases with
favourable lease terms compared with the fair value gl the date of business combination.

Business combinations and goodwill

Business comblinations are accounted for using the acquisition method. The cost of a
business combination is measured as the fair value of assets given, equity instruments
issued, and liabilities incurred or assumed at the date of exchange plus any costs direcily
atiributable to the business combination. ldentifiable assets and liabllities and centingent
liabilities assumed In a business combination are measurad Initially at fair values at the date
of business combination.

Where equity Instruments are Issued by the acquirer as consideration, fair value of the
consideration shall be measured at fair value of these instruments at the exchange date. in
case (he published price at the date of exchange Is an unreliable indicator of fair value, the
fair value of those instruments could, for example, be estimated by reference to their
proportional interest In the fair value of the acquirer or by reference o the proportional Interest
in the fair value of the acquiree obtained, whichever is more clearly evidenced.
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Vinhomes Joint Stock Company BOG-DN/HN

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

3
312

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Business combinations and goodwill {continued)

In case prior to the date that control Is oblained, the investmant is an investment in associate,
or a long-term investment and the acquisition of that subsidiary is a business combination,
when preparing the consolldated financial statements, the Company and its subsidiaries shall
remeasure its previously held equity interests al its acquisition-date fair value and recognise
the resulting gain or loss, if any, in the consolidated income statement.

Goodwill acquired in a business combination Is initially measured al cost being the excess of
the cost the business cambination aver the Company and its subsidiaries’ Interest in the net
fair value of the acquiree’s identifiable assets, liabilities and contingent liabilities. If the cost of
a business combination is less than the fair value of the net assets of the subsidiary acquired,
the difference is recognised directly in the consolidsted income statement. After initial
recognition, goodwill is measured al cost less any accumulated amortisation. Goodwill is
amortised over 10-year period on a straight-line basis. The Company and its subsidiaries
conduct the periodical review for impairment of goodwlll of investmeant in subsidiaries. If there
are indicators of impairment loss incurred is higher than the yearly allocated amount of
goodwill on the straight-line basis, the higher amount will be recorded in the consolidated
income statement.

Business combinations invalving entities or businesses under common control

A business combination involving entities under common control is a business combination in
which all of the combining entities or businesses are ultimately controlled by the same party
or parties both before and after the business combination, and that control is not fransitory.
An entity can be under common control of an individual or a group of individuals following a
contractual agreement.

Business combinations involving entities or businesses under commoen control are accounted
for as follows:

= The assets and liabllities of the two combined entities are réflected at their carrying
amuounis on the date of business combination;
No goodwill is recognised from the business combination;
The consolidated income stalemeant reflects the results of the combined entities from the
dale of the business comblnation; and

» Any difference between the consideration paid and the net assets of the acquiree is
recorded in equity.

After the date of business combination, f the Company and its subsidiaries transfer and lose
control of investment in these enlities, the difference between the cos! of & business
combination and net assets, which was previously recognised in owners’ equity, |s recogmised
Inte the consolidated Income statement.

Change of equily interest in subsidiary withou! loss of confrol

When the Company and ils subsidiaries acquires addilional equity interest in an existing
subsidiary, the difference betwaen the acquisition cost and carrying amount of the net asseis
corresponding to additional equity interast is recorded In undistributed earnings.

When the Company and |ts subsidiaries disposes a part of equity Interest in an existing

subsidiary without loss of control, the difference between the consideration and carrying

amount of the net assels corresponding to transferred equity interest Is recorded In
undistributed earnings.
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Vinhomes Joint Stock Company BOS-DN/HN

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

3.13

3.14

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Assets acquisitions and business combinations

The Company and its subsidiaries acquire subsidiaries that own assets and production
activities. At the date of acquisition, the Company and its subsidiaries consider whether the
acquisition represents the acquisition of a business. The Company and its subsidiaries
account for an acquisition as a business combination where an integrated set of aclivities is
acquired in addition to the assets.

When the acquisition of subsidiaries does not represent a business combination, it is
accountad for as an acquisition of a group of assels and [iabilities. The cosi of the acguisition
Is allocated to the assets and liabililies acquired based upon their relative fair values, and no
goodwill or deferrad tax is recognised.

In case prior to the date that control is obtained, the investment is an Investment in associate
or a long-term investment and the acquisition of the subsidiary Is not a business combination,
when preparing the consolldated financial statements, the parent company shall not
remeasure the previously held equity interests. Instead, previously held equity interests at
carrying value and the consideration are allocated to the assets and liabilities acquired based
on thelr relative fair values as at acquisition date.

Investments

Investmenis in assoclales

The Company and its subsidiaries’ investment in their associate is accounted for using the
equity method of accounting. An associale is an entity in which the Company and its
subsidiaries have significant influence that Is nelther subsidiaries nor joint ventures. The
Company and its subsidiaries generally deem they have significant influence if they have 20%
of the voting rights or more.

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

The share of post-acquisition profit/(loss) of the associates Is presented on face of the
vonsolidated income statement and Its share of post-acquisition movements in reserves Is
recognised in reserves. The cumulative posi-acquisition movemernits are adjusted against the
carrying amount of the investment Dividend/profit sharing received or recaivable from
associales reduces the carrying amount of the investment

Gains resulting from contribution of nor-monetary assels or sales of assel o associate or
joint-ventures are recognised in the consolidated Income statement only o the extent of
unrelated interest in the associale or joint-venture. Unrealised profits refated to interest by the
Company and its subsidiaries are realised o the consolidated Income statement according to
the progress of asset recovery in the financlal statements of these associates or joint-
ventures.
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Vinhomes Joint Stock Company BOS-DN/HN

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

3.14

315

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Investments (continued)
Investments in associates (continued)

The financial statements of the associates are prepared for the same reporting period and
use the same acocounting policies as the Company and its subsidiaries. Whare necessary,
adjustments are made to bring the accounting policies In line with those af the Company and
its subsidiaries.

The Company and its subsidiaries cease to use the equity method of accounting from the date
that the investee is no longer an associate of the Company and its subsidiaries. Upon
cessation of the equity method, the Company and its subsidiaries reclassify all amounts
previously recognised directly In equity o the consclidated income statament in the same
manner as when the Investee liquidates the related assets and liabilities. The remaining
balance of unrealised gains resulting from contribution of non-menetary assets or sale of
assels lo associates or joint vantures at the time of ceasing application of the equity method
is alse recognised In the consolidated income statement.

Held-for-trading securities and investments in other entities

Held-for-trading securities and Irvestments in other entities are stated at their acquisition
costs.

Provizion for diminution in valug of investmenis

Provision of the investiment is made when there are reliable svidences af the diminution in
value of those investments at the consolidated balarice sheel dale.

Increases or decreases to the provision balance are recorded as finance expense in the
consolidated income statement.

Held-to-maturity investiments

Held-to-maturity investmenis are stated at their acquisition costs. After initial recognition, heid-
to-maturity investments are measured at recoverable amount. Any impairment loss incurred
is recognised as finance expense in the consolidated income statements and deducted
against the value of such investmenis.

Aceruals for severance pay

The severance pay to employee is acerued at the end of each reporting year for employees
who have been worked for more than 12 months at the Company and its subsidiaries. The
acorued 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 Labour Code and related
implementing guidance. The average monthly salary used in this calculation is adjusted at the
end of each reporting year following the average monthly salary of the last 6-month period up
o the reporfing date. Increases or decreases to the accrued amount other than actual
payment lo employee will be taken to the consclidated income statement.

This accrued severance pay Is used to seltle the termination allowance to be paid to emplayee
upon termination of their labour contract following Article 46 of the Labour Code.
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Vinhomes Joint Stock Company BOS-DN/HN

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

3.16

3.17

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Payables and accruals

Payables and accruals are recognised for amounts to be paid in the fulure for goods and
services received, whether or not billed to the Company and its subsidiaries. Payables to
consiruction contraclors are recognised for amounts certified by the construction work
certificate signed with contractors, whether or not billed to the Company and Its subsidiaries.

Provision
General provisions

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

When the Company and its subsidiaries expects some or all of a provision to be reimbursed,
for example under an Insurance conliract, the reimbursement s recognised as a separale
asset but only when the reimbursement is virtually certain, The expense relating to any
provision is presented in the consolidated Income statement net of any reimbursemant.

The Company and its subsidiaries assess anerous contracts are those contracts in which, the
unavoidable costs of meeting the obligations under the contract exceed the econamic benefits
expected to be received under it, The unavoidable costs under 2 contract reflect the leas! net
cost of exiting from the contract, which is the lower of the cost of fulfiling it and any
compensation or penalties arising from failure to fulfil k. The Company and its subsidiaries
recognise and assess obligations under onerous contracts as provisions and these provisions
are made for each onerous coniract.

If the effect of the time value of money is malerial, provisions are discounted using a current
pre-lax rate that reflects, where appropriate, the risks specific to the hability. Where
discounting Is used, 1he increase in the provision due to the passage of time Is recognised as
a financa expense.

Warranty provisions

Warranty provisions for products, goods, services, and construction projects are provisions
for costs refated 1o producls, goods, services, and construction projects that have bean sold,
provided, or deliverad to buyers bul are still within the warranty period, and the Company Is

‘slill ebligated to conlinue repairs and complations according 1o the contracts or commitments

with customers,
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Vinhomes Joint Stock Company BOG-DN/HN

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

3.17

3.18

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Provision (continued)
Warranty provision for invenlory properties

The Company and its subsidiaries estimate provision for warranty expenses based on
revenues and available Information about the repair of Inventory properties sold in the past

Warranly provisions for product and goods are recognised as cost of goods sold. In cases
whare warranty provisions are reversed, they are recorded as a reduction in other income,

Warranty provision far construction

Warranty provisions for construction project are made for each construstion praject or project
item that has been completed and handed over during the year. The warranty provision for
construction project is recognised as cost of goods sold. In cases where the warranty
provision for construction project exceeds the actual costs incurred, the difference is reversed
and recognised as other income.

Warranty provision for construction is estimated al the rate of the construction cosl.
Foreign currency transactions

Transactions in currencles other than the Company and its subsidiaries’ reporting currency of
VND are recorded at the actual transaction exchange rales at transaction dales which are
delermined as follows:

» Transactions resulling in recelvables are recorded al the buying exchange rales of the
commercial banks designated for eollection;

» Transactions resulling in liabilities are recorded at the selling exchange rates of the
commercial banks designated for payment; and

» Payments for assets or expenses without liabilities initially being recognised is recorded
al the buying exchange rates of the commercial banks thal process these payments.

At the end of the period, monetary balances denominated in foreign currencies are transiated
at the actual transaction exchange rates al the consolidated balance sheel dales which ara
determined as follows:

= Monetary assels gre transiated at buying exchange rate of the commercial bank whera
the Company and its subsidiaries conduct transactions regularly; and

» Manetary liahilities are translated at selling exchange rate of (he commercial bank where
the Company and its subsidiaries conduct transactions regularly.

All fareign exchange differences incurred are taken to the consolidaled income statement.

28

74

oz 2



Vinhomes Joint Stock Company BOO-DN/HN

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

3.19

3.20

321

3.22

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Straight bonds

Al Initial recognition, stralght bonds are measured at cost which comprises proceed from
issuance net of issuance costs. Any discount, premium or Issuance costs are amortized on a
straight-line basis over the term of the bond.

Share capital

Ordinary shares

Ordirary shares with voting right are recognised al par value.
Share premium

Share premium s the difference betwean the par value 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 eguity. No gain or loss Is recognised in the consolidated income staternent
upon purchase, sale, re-issue or cancellation of the Company's own equity instruments. When
treasury shares are cancelled, the issued share capital will be reduced by the par value of the
shares, and the difference between the reduction in issued share capital and the cancelied
treasury shares is recorded in share premium.

Appropriation of net profits

Net profit after tax (excluding negative goodwill arising from a bargain purchase) is available
for appropriation to shareholders after approval in the annual general meeting, and after
making appropriation to reserve funds in accordance with the Company's Charter and
Vietnam's regulatory reqguirements.

The Company and its subsidiaries recognise the distribution of cash dividends when such
appropriation is approved by the shareholders at the General Shareholders’ Meeting; and
racognise the distribution of stock dividends when such appropriation Is approved by the
shareholders at the General Shareholders' Meeting and authorised State badies.

The Company and its subsidiaries maintain the reserve funds which are appropriated from
the Company and its subsidiaries’ net profit after approval by shareholders at lhe General
Shareholders’ Meeting.

Advances from customers purchasing inventory properties

Payments received from cuslomers as deposits for purchasing Inventory properties in the
future, that do not meet the conditions for revenue recognition, are recognised and presentad
as “Advances from customers' In the liability section in the consolidated balance sheet,
Ineentives under promation programs which are, in substance, revenue deductions are offsel
against account "Advances from customers® which are not yet qualified to be recognised as
revenue for the period.
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Vinhomes Joint Stock Company B0G-DN/HN

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

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Revenue recognition

Revenue i recognised to the extent that it is probable that the economic benefits will flow to
the Company and its subsidiaries and the revenue can be reliably measured. Revanue |s
measured at the fair value of the consideration received or receivable, excluding trade
discount, rebate and sales return. The following specific recognition criteria must also be met
before revenue is recognised:

Revenue from sale of invenlory properties

Revenue from sale of inventory properties is recognised when the significant risks and
rewards incident to ownership of the properties have bean passed to the buyer,

Rental income
Periodic rental income

Rental income arising from leased properties Is recognised in the consolidated income
statement on a straight-line basis over the lease terms of ongoing leases.

Rental income recognised one {ime

For lease of assels which the Company and its subsidiaries receives rental fee in advance for
many periods and the lease perlods cover more than 90% of the useful life of the assels,
rental income Is recognised one time at the entire rental amount received In advance when
all these conditions are met:

» The lessee i5 nol entitled to cancel the lease contract and the Company and its
subsidiaries has no obligation to repay the amourit received In advance in all cases and
In all forms;

» The amount received in advance from the lease is not less than 90% of the latal rental
amount expected to be fulfilled under the contracl during the lease term and the |lessee
must pay the entire amount of lease within 12 months from the beginning of the lease,

= Almost all the risks and banefits associated with ownership of the leased assel are
transferred {o ihe lessee; and

» The Company and its subsidiaries must estimate relatively the full cosl of the lease.
Sale of goods

Revenue Is recogrised whan the significant risks and rewards of owrlership of the goeds have
passed lo the buyer, usually upon the delivery of the goods.

Rendering of services

Revenue from rendering of services is recognised when the services are rendered for
cusiomers.
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Vinhomes Joint Stock Company BOY-DN/HN

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

3.23

3.24

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continuead}
Revenue recognition (continuetd)

Income from Business and Investment Co-operation contracts in which the Company and its
subsidiaries are entitled to revenus, profit before tax or profit after tax

Under Business and Investment Co-operation contracts not in the form of jointly controlled
asset or jointly controlled operations in which the Company and its subsidiaries contribute
capital in cash, distributed income is recognised as finance Income In the consolidated income
statement.

Under Business and Investment Co-operation contracts not in the foerm of jointly controlled
asset or jointly controlled operations in which the Company and its subsidiaries contribute
assals, distributed income s recognised as revenue in the consolidated income statemnent.

Interest income

Interest is recognized on an accrual basis based on the time and actual interest rate for each
period,

Dividend and profit distribution income

Dividend and profit distribution Income are recognized when the Company and its subsidiaries
is entitled to recsive dividends or profits from Its capital contributions.

Income from capital transfer

Income from capital fransfer is identified as difference between transfer consideration and
cost of capital transfer. This Income s recognised on the date when the fransaction arises
being the date when the fransfer contract is exercised.

Revenue from goods and services and/or aftached goods in multiple elements package

In the transaction in which the Company and its subsidiaries provide mulliple products and
services ta the customer in the same arrangement, the Company and Its subsidlaries
determine the obligation o sall the product and the obligalion to render the services separalaly
and only recognises the ravenue when each individual obligation Is completed by the
Company and its subsidiaries. The contract value is allocated to Individual product by takirig
the tfotal contract value minus the estimated fair value of the service. Payments from
customers under conlracts corresponding to the unfulfilled obligations are presented as
“Advances from customiars” or "Unearned revenues” in the conhsolidated balance shest.

Cost of inventory properties sold and investment/business cooperation activities
relating to real estate projects

Cosl of inventary properties sold includes cost of properties transferred during the period and
profits are shared to a counterparty under investment/business cooperation contracts by the
Company and its subsidiaries relating to real estate projects.

For investment/business cooperation contracls for real estate projects in which the Company
and ils subsidiaries are the controllers of the project's aclivities and assets, the profits
distributed to the pariner according to the periodic setfiement are recognized as the cost of
goods sald on the consolidated income staternent, Funds raceived from counterparties for
investment/business cooperation are recognized in the liabilities section of the consolidated
balance sheet |f the Company is obliged to repay those capital contributions.
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Vinhomes Joint Stock Company BOS-DN/HN

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

3.25

3.26

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Construction contract

Where the outcome of a construction contract can be estimated reliably, revenue and costs
are recognised by reference o the siage of completion of the contract aclivity al the
consolidated balance shest date as measured by reference to the work performed thal has
been agreed by customers. Variations In contracl work, claims and Incentive payments are
Included to the extent that they have been agreed with the customer.

Where the outcome of a construction coniract cannol be estimated reliably, contract revenue
is recognised o the exlent of contract costs Incurred that it Is probable will be recoverable.
Cohtrac! costs are recognised as expenses in the period in which they are incurred.

Taxation
Current income tax

Current income lax assets and liabllities for the current and prior periods are measured at the
amount expected to be recovered from or paid 1o the taxation authorities. The tax rates and
tax laws used lo compute the amount are those that are epacted as at the consolidated
balance sheet dale.

Current income lax is charged or credited to the consolidated income statement, excapt when
it relates to items recognised directly to equily, in which casa the current Income lax Is also
deall with in equlty.

Current Income tax assets and |iabiiities are offset when there Is a legally enforceable right
for the Company and its subsidiaries to offset currenl tax assets against current tax liabilities
and when the Company and its subsidiaries intend to settle their current tax asseis and
liabilities on a net basis,

Daferred tax

Deferred tax is provided using the liability method on temporary differences at the balance
shee! date betweesn the tax base of assets and liabllities and their carrying amount for financial

reporling purposes.
Deferred lax liabilities are recogniged for all taxable temporary differences, except:

* Where the deferred tax liability arises from the initial recognition of an asset or liabllity in
a transaction which at the time of the related transaction affects neither the asccounting
profit nor taxable profit or loss; and

» In respect of taxable temporary differerces associated with investments in subsidiaries,
associates, and interests in joint ventures where timing of the reversal of the temporary
difference can be contralled and it s probable that the temporary difference will not
reverse In the foreseeable future.

Deferred lax assets are recognised for all deductible temporary differences, carried forward
unused tax credit and unused tax losses, to the exlent that it is probable that taxable profit will
be available against which deductible temporary differences, carried forward unused tax credit
and unused tax losses can be utllised. except:
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Vinhomes Joint Stock Company BO9-DN/HN

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

3.26

3.27

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

» Where the deferred tax asset in respect of deductible temporary differance which arises
from the initial recognition of an asset or liability which at the time of the related
transaction, affects nelther the accounting profil nor taxable profit or loss, and

» In respect of deductible temporarily differences associated with investments In
subsidiaries, associates, and Interesis In |oint veniures, deferred (ax assels are
recognised only to the extent that it is probable that the temporary differences will reverse
in the foresesable future and taxable profit will be avallable against which the tempaorary
differences can be utilised.

The carrying amount of deferred lax assels is reviewed al each balance sheet date and
reduced to the extent that it Is no longer probable that sufficient taxable profit will be avallable
to allow all or part of the deferred lax asset to be utilised. Previously unrecognised deferred
tax assets are re-assessed at each consolidated balance sheet date and are recognised lo
the extant thal it has become probable that fulure taxable profit will aliow the deferred t=x
assels lo be recovered.

Deferred tax assets and liabilities are measured al the tax rales thal are expected to apply in
the period whean the assel is realized or the liabllity is settled based on tax rales and lax laws
that have bean enacled at the balance sheet date.

Deferred tax Is charged or crediled to the consolidated income statement, except when it
relates to lems recegnised directly 1o equity, In which case the deferred lax is also deall with
in e equity account.

Deferred lax assets and liabililies are offsel when there is a legally enforceable right for Lhe
Company and its subsidiaries lo off-set currenl tax assets against current tax liabilities and
when they reldte lo Income laxias levied by the same taxation authority of:

» Elther the same taxable entity; or

* When the Company and its subsidiaries Intend sither to setlle current tax liabilities and
assets on a net basis or lo realise the assels and setlie the liabiliies simultareously, in
each future period in which significant amounts of deferred tax liabilities or assets are
expected fo be seltled or recovered.

Earnings per share

Bazie earnings per shara amounts are calculated by dividing net profiv(loss) after tax for the
perod atiributable to ordinary shareholders of the Company (after adjusting for the bonus and
welfare fund) by the weighled average number of ordinary shares outstanding during the
period.

Diluted earnings per share amounts are calculaled by dividing the net profit after tax
altributable to ordinary equity holders of the Company (after adjusting for interest on the
convertible preference shares) by the weighted average number of ordinary shares
outstanding during the period plus the weighted average number of ordinary shares that would
be Issued on conversion of all the dilutive potential ordinary shares into ordinary shares.
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Vinhomes Joint Stock Company BOS-DN/HN

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

3.28

3.29

4.1

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Segment information

A segment is a component determined separately by the Company and its subsidiaries which
is engaged in providing products or relaled services (busingss segment) or providing products
or services in a particular economic environment {geographical segment), that is subject o
risks and returns that are different from those of other segments.

Management defines the Company's business segments based in nature of goods and
sarvices provided.

Related parties

Parties are considered to be related parties of the Company and its subsidiaries if one party
has the ability to, directly of indirectly, control the other party or exercise significant influence
over the other party in making financial and operating decisions. or when the Company and
its subsidiaries and other party are under common control or under common significant
mﬂu?nne. Related parties can be enterprises or individuals, including close members of their
family.

SIGNIFICANT ACQUISITIONS AND DISPOSALS DURING THE YEAR
Significant disposals

Transfer of capital eontribution in Lighthouse 2 Real Estate Development Limited Lisbility
Company (“Lighthouse 2 LLC")

In April 2025, the Company completed the transfer of 100% of capilal contribution in
Lighthouse 2 LLC to a counterparty for a total consideration of VND 2,612 billion. Thereby,
the Company recognized a gain of YND 401 billien from this transaction in the consolidated
income statement (Mofe 29.2). After this transaction, Lighthouse 2 LLC is no longer a
subsidiary of the Company.

Transfer of shares in Vinsmart Future Joint Stock Company ("Vinsmart Future JSC') (formerly
VinlT Company)

In May 2025, the Company completed the transfer of 79% of shares In Vinsmart Future JSC
to & company in the Group for a lotal consideration of VND 112 billion. Theraby, the Company
recognized a loss of VIND 42 billion from this transaction In the consclidated income statement
{Note 29.2). After this transaction, Vinsmart Future JSC Is no longer a subsidiary of the
Company and its subsidiaries.
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Vinhomes Joint Stock Company BOS-DN/HN

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

4.1

4.2

SIGNIFICANT ACQUISITIONS AND DISPOSALS DURING THE YEAR (cantinued)
Significant disposals {continued)

Transfer of capital contribution in Hoang Long Development and Investment Limited Liabifity
Company ("Hoang Long LLC")

In July 2025, the Company completed the establishment and capital contribution to Hoang
Long LLC, equivalent to 99.96% of Hoang Long LLC's charler caplital, using the land use
rights of certain [and plots in a real estate project owner by the Company. In September 2025,
the Company completed the transfer of 98.50% of capital contribution in Hoang Long LLC 1o
a counterparty for a total consideration of VND 5,222 billion,

Thereby, the Company recognized a gain of YND 3,126 billlon from this transaction in the
consalidated Income stalerment (Note 28.2). After this transaction, Heang Long LLC is no
longer a subsidiary of the Company and the remaining Investment is recognized as
Investments in other entities (Note 19.2).

Acquisition of group of assets

During the year, the Company and its subsidiarias acquired shares of the following companies
from the counterparty. Management has reviewed and assessed the transaction as group of
assets and liabllities acquisition rather than busingss combination, The total consideration for
the transaction was allocated to the assels and liabllities acquired based on thair relative fair
values at the acquisition dale. Accordingly, the difference batween the consideration and the
carrying amount of net assets acquired was recognized In Inventaries and construction in
progress, The non-controlling interests were also recognized at their relative proportion of the
interests in the assets and liabilities acquired. These acquired assets and liabliities are
presented In the same categories as other similar assels and liabillties held by Company and
lts subsidiaries.

Acquisition of VinES Energy Sclutions Joint Stock Company ("VInES JSC'), & new subsidiary

In Decembar 2025, the Company and its subsidiaries completed the acquisilion of 100%
shares of Vines JSC from counterparties wilh total consideration of VND 12,300 billion.
Thereby, Vines JSC became a subsidiary of the Company. At the date of acquisition, Vines
JSC was one of three joint investors in a real estaie project.

Acquisition of Huong Duong Real Estate Development Limited Liability Company (*Huong
Duong LLC"), a new subsidiary

In December 2025, the Company and lts subsidiaries completed the acquisition of 80.6% of
equity interest in Huong Duong LLC from individuals with total consideration of WVND 7,650
hilllen. Thereby, Huong Duong LLT bacame a subsidiary of the Company. At the acquisition
date, Huong Duong LLC held the investment in 35% of equity interest in an existing subsidiary
of the Company. Through this acquisition, the Company and ils subsidiaries indirectly
acquired additional equity interest in this subsidiary. As a result, the difference between the
consideration given and value of nel assets of Huong Duong LLC acquired in this transaction
is recognized in Undistribuled retained earnings and Non-controlling interest (Note 28).




Vinhomes Joint Stock Company BO9-DN/HN

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

5. CASH AND CASH EQUIVALENTS
Currency: million VIND
Ending balfance  Beginning balance

Cash on hand 3,236 221
Cash at banks 18,738 669 21,631 5856
Cash equivalents 31,219,986 7.146,307
TOTAL 49,961,891 28,780,123

As at 31 December 2025, the Company's cash al banks Includes balances held in joint bank
accounts with related parties. According to the Business Co-operation contract between the
Campany and these related parties, in relation to certain real estate projects ("the Projects’),
the Company and these entities have joinlly opened certain bank accounts. These entilies
have authorizad the Company to manage these bank accounts for the implementation of the
Projects and the optimization of the funds. Consequently, the Company recognised the
balances as its cash and cash equivalents.

Cash equivalent as at 31 December 2025 comprise bank deposits in VND with original terms
ranging from 1 month o 3 months, earning interest at rates ranging from 1.6% to 4.75% per
annum (as at 31 Decamber 2024: original tetm ranging fram 1 month to 3 months, earning
interast at rates ranging from 1.8% to 4.75% per annum).

The bank deposils as al 31 December 2025 also include maintenance funds for handed-over
apartments and villas in the real estate projects of the Company and its subsidiaries,
amounting to VND 86.1 billion. The maintenance funds for apariment buildings shall be
handed over to the Building Management Boards, those for villas shall be managed by the
Company and its subsidiaries.

Cash and cash equivalents as at 31 December 2025 comprise a resiricted cash deposit at
banks related to the business activities of the Company with a total value of VND 875 billion.

Details of each type of foreign currency in original currency:

Ending balance  Beginning balance
Foreign currancy:

- United States Dollar (USD) 334,482 468,276
- Russian Rubles (RUB) 6,972 878
- Euro (EUR) 684 8.262
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Vinhomes Joint Stock Company BOG-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

6.  SHORT-TERM INVESTMENTS

6.1 Held-to-maturity investments
Currency: million VND

Ending balance Beginning balance
Cost Carmying Cost Carrying value
value
Short-term bank deposils
(i) 2253178 2,258178 1,763 622 1.763.622
TOTAL 2259178 2,259.178 1,763,622 1,763,622

(i) Short-term bank deposits as at 31 December 2025 have original terms ranging from 3
manths o 12 months or remaining term under 12 months and eam interest al rales
ranging from 2.9% to 7.4% per annum (as al 31 December 2024: original terms ranging
from 6 months to 12 months or remaining term under 12 months and earning interest at
rates ranging from 2.5% lo 6% per annum).

Short-term bank deposits as at 31 December 2025 Include maintenance funds of VND
1,889 billion of handed-over apartments and villas at the real estate projects of the
Company and its subsidiaries. Mainlenance funds for the apartment buildings will be
handed over to Building Management Boards while maintenance funds for the villas will
be managed by the Company and ils subsidiaries.

Short-term bank deposits as at 31 December 2025 comprise restricted deposits related
to the business activities of the Company with total amount of VND 350 billion.
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Vinhomes Joint Stock Company BOY-DN/HN

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

7. SHORT-TERM TRADE RECEIVABLES AND ADVANCES TO SUPPLIERS

7.1 Short-term trade receivables
Currency: millian VND
Ending balance Beginning balance
Receivables from sales of inventory 10,700,824 12,171,883
Receivables from rendering management
services, sale consultancy and commission
services 4 467,081 2,516,338
Receivablas from rendering construction
services and related services 6,472,597 2,589,689
Receivables from rendering real estate
management services and related services 481,937 353,794
Receivables from leasing activities and
rendering related services 278,830 469,800
Others 1,085,694 1,196,349
TOTAL 23,488,063 19,307,872
fn wihich;
Trade receivables from others 18,154,478 17,060,672
Trads recelvables from related pariies
(Note 37) 4,333,585 2,247,200
Provision for doubtful short-term trade
receivables (121,334) (75,933)
7.2 Short-term advances to suppliers

Currency: million VND

Ending balance Beginning balance

Advances to other suppliers 67,321,002 23,179,123
Advances to related parties (Note 37) 92,377 414,276
TOTAL 67,413,379 23,593,399
Provision for doubtful advances to suppliers (221) {25,690)
In which, details of atdvarices to suppliers over 10% of total balance
Corporate counterparty 1 34,159,748 5176477
Corporate counterparty 2 14,200,000 -
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Vinhomes Joint Stock Company BOS-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended

8. LOAN RECEIVABLES
Currency: millian VND
Ending balance Beginning bafance

Short-term

Loans to corporate counterparties and individuals (i) 4,265,937 1,357,741
Loans lo ralated parties (i) (Note 37) 139,000 7,072,142
TOTAL 4,404,937 8,429,883
Provisions for doubtful loan receivables - (6,000)
Long-term

Loans lo corporate counterparties and individuals 1,345 10,896,805
Loans to related parties (ii) (Nofe 37) 6,000,000 -
TOTAL 6,001,345 10,896,805

(i} Balances as at 31 December 2025 mainly includes:

» Loan to corporate counterparties amounting to VND 2,315 billion, due from January
2026 lo Decembet 2026 and eaming Interast at rale from 11% o 12% per annum;
and

» Loans to individuals amounting to YND 1,951 billion, due in Decamber 2026 and
earning Interests al rate of 7% per annum.

{ii) Balances as at 31 December 2025 are unsecured, due from March 2026 lo February
2027 and earning interast at rate of 12% per annum.
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Vinhomes Joint Stock Company

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

9. OTHER RECEIVABLES

Short-term

Advances for land clearance (i)

Advances under Investment and Business Co-
operation contracts (Ii)

Recelvables from cancellation of deposit
contracts

Receivables from lending Interest, bank
interest

Receivables of shared profil from Business
Co-operation contracts (i)

Recelvables from collection and paymenl on
behalf {iv)

Receivables from financial leases

Deposits and capital contribution for Business
and Investment Co-operation Contracts (v)
Others

TOTAL
Provision for doubtful other short-term recelvables
in which:

Reacelvables from others
Receivables from related parties (Nole 37)

Long-term

Depasits and capital contribution for Business
and Investment Co-operation Contract (v)
Receivables from financial leases
Receivables of shared profit from Business
Co-operation contracts (iii)

Advances for land clearance (i)

Others

TOTAL
frr which:

Receivables from athers _
Raeceivables from related partias (Note 37)

BOB-DN/HN

Currency: millloh VND

Ending balance Beginning balance

91,065,895 65,734,937
15,687,685 26,974 452
8,504,168 6,465,000
4,638,439 3,432,452
1,320,032 8,403,287
1,990,028 1.575917
875,231 663,635
571,148 2,181 377
257,374 1,884 B5T
124,910,100 117,395,914
(144,974) (213,461)
122,884,747 104,364,053
2,025,353 13,011,867
38,791,024 30,765,175
22114106 17.479.916
3,898,777 =

= ﬁ.uuulﬂnu

708,601 528,424
65,612,508 96,773,515
927,811 48,869,899
64,684,697 47,903,616

(i) These are advances to certain Individuals for the purpose of land clearance of certain
potential real estate projects. Collaterals for these advances are shares of a lisled
company owned by the entities which are under commaon owner with the Group (Note

(i)

37).

Mainly includes advances lo counterparties under Investment and Business Co-operation
agreements, entitling them 1o a distribution of profits as per contractual agreements
hetween the Company and these counterparties. The capital contribution receipts from
these counterparties are classified as other payables (Nofe 25). These advances include
profit advances according to investment and business co-operation agreements and the
excess of profit advances, accordingly, a portion of the excess of profit advances earns

an interest rate of 12% per annum.
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Vinhomes Joint Stock Company

BOS-DN/HN

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

9.

10.

OTHER RECEIVABLES (continued)

(iii) Balances at 31 December 2025 mainly Includes profit shared under Business and
Investment Co-operation contracts with Vingroup JSC, the ultimate parent, and a
corporate countarparty for the purpose of developing real estate projects.

(iv) Mainly includes recelvables from construction fee payment on behalf according lo
reimbursement agreements with counterparties and operaling costs of the real estate
components that the Company is leasing out under Business Co-operation conlracts
with counterparties.

(v} Balances as al 31 December 2025 comprises.

» Capital contribution with a total amount of VND 12,196 billion to a company within the
Group under an Investor consortium agreement in relation to development of a real

estate project;

» Capital contribution with a total amount of VND 2,790 billion to a company within the
Group for the purpose of investing In @ real eslale project under construction,

business and invesiment co-operation contract;

» Deposit and capital contributions with a value of VND 23,658 billion to a company
within the Group for the purpose of Investment and development of @ number of real
estate projects under investment and business cooperation contracts; and

» A deposit of VND 341.5 billlon 1o a counterparly lo guarantee the signing of a share
transfer agreement to purchase additional capital contribution in a subsidiary,

BAD DEBTS

The Company and its subsidiaries’ bad debts mainly include overdue or may be not collected
receivables, advances, deposits and loan principals:

Debitor

Corporate and
Individual
counterparties

TOTAL

Currency: million VAND

Ending balance Beginning batance
Recoverable Recoverable
Cost Amount  Provision Cosf Amount  Provision
345,900 79,371 266,529 723476 402,392 321,084
345,900 79,371 266,529 723,476 402,392 321,084
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Vinhomes Joint Stock Company BO9-DN/HN

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

1. INVENTORIES
Currency: million VND

Ending balance Beginning balance

Cost Provision Cosf Provisian
Invenlory properties under
construction (1) 106,955,459 - 38,573,211 -
Work in progress (i) 13,572,803 - 5,242 808 -
Completed inventory
properties (i) 8,345 047 (7,073) 7,928,920 (7,073)
Inventories acquired for _
sales 120,932 (1,180) 1,795,665 {1,790)
Others (iv) 1,525,776 {87,185) 1,213,319 (49,612)
TOTAL 131,520,017 (105,448} 54,753,923 (67,875)

() Mainly includes land use fee, land clearance costs, consideration for acquisition of
subsidiaries allocdled as a part of project acquisition costs, consituction and
development costs of Vinhomes Global Gate Ha Long, Cam Ranh Bay Urban Area
project, Vinhomes Ocean Park 2, Vinhomes Ocean Park 3, Vinhomes Grand Park
Project, Vinhomeas Golden Clty Project, Vinhomes Green City Project and other projects.

(i) Mainly includes lhe cosls incurred relaled to the rendering of general constructor
services, consiruction services, and consultancy services to Investors of real estate

projects.

(i) Includes completed Inventory propertles at the projects of the Company and its
subsidiaries.

(iv) Includes inventories, materials to provide to the developers of projects, products from
white marble and other products.

As at 31 December 2025, inventories with carrying value of VND 45,557 billion are pledged
al barks lo secure the loans of the Company. Its subsidiaries and a company within the Group.

Detzll movements of provision for obsolete inventories:
Currency: miflian VIND

Currant year Previous year
Beginning balance 57,875 54,153
Add: Provision made during the period 47,573 3,722
Less: Utilisation of provision during the
period . -
Ending balance 105,448 57,875
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Vinhomes Joint Stock Company

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

12.

13,

PREPAID EXPENSES

Short-term
Selling expenses related lo Invenlory
properties nol yel handed over
Loan and bond related service fees

Others
TOTAL

Long-term
Prepaid land rental fee (1)
Tools and supplies
Others

TOTAL

BO9-DN/HN

Currency: million VND

Ending balance  Beginning balance

1,299,147 871,726
502,068 123.205
177,180 82,032

1,978,395 1,076,963

2,480,426 1,862,626

1,289,519 709,549
330,708 303,743

4,100,653 2,875,918

{iy These are mainly prepaid land rental fee of Vinhomes Ocean Park Project, Vinhomes
Smart City Project, Vinhomes Ocean Park 2 Project, Vinhomes Ocean Park 3 Project,
Green City Project and land rental rights for Ecology JSC's shopping malls operating

under Investment & Business Co-operation Contracts.

OTHER ASSETS

Short-term
Deposits for investment purpose (i)
Others

TOTAL

In which;
Depasits to others
Deposits to related parties (Note 37)

Long-term
Deposits for investment purpose (ii)
Deposits for commercial purpose (iii)
Othars

TOTAL

e which:
Dspasits to others
Depasits to refated parties (Note 37)

Currency: million VND

Ending balance: Beginning balance

88,791,672 25,626,349
81,044 217,425
88,872,716 25,843,774
87,814,104 25,843,774
1,068,672 -
66,309,587 39,109,359
1,032,336 1,032.336

- 330,000
67,341,923 40,471,695
13,830,523 5,171,634
53,402,000 35,300,161

Ny i)
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Vinhomes Joint Stock Company BO9-DN/HN

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

13. OTHER ASSETS (continued)

(I} Balance as at 31 December 2025 represents deposits for the purpose of investing in real-
estates projects and mainly comprises:

»

Deposit of WND 12,000 billion (o a counterparty for the purpose of land clearance for
a real esiate project under a co-operation coniract betweean the Company and this
corporate counterparty. This deposit Is secured by shares of a listed company owned
by the entities which are under comman owner with the Group,

Deposits of VND 74,708 billion made to counterparties and individuals for the purpose
of acquiring shares of companies that owns real estate projects; and

Deposits of VND 2,084 billlon to counterparties for the purpose of co-operation
development and transfer of potential real estate projects.

(i) Mainly includes:

»>

Deposits of VND 53,402 blllion made to companies within the Group and related
partles for the purpose of co-operatlon in development of potential real estate
projects;

Deposits of YND 6,210 billion made to counterparties for the purpose of co-operation
in development of potential real estate projects;

Deposit of VND 5,382 billon made 1o a counterparty for the purpose of acquiring
shares of a company that owns real estate projects; and

Deposit of VND 1,306 billion made to secure the signing of the sale and purchase
contract of a property within a real astate project.

{iii} An deposit made to a counterparty for future goods purchase contracts.
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Vinhomes Joint Stock Company B09-DN/HN

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

16. INVESTMENT PROPERTIES
Currency: miffion VND

Land use rights,  Machinary and
bulldings and structures equipment Total

Cost:
Beginning balance 17,152,296 1,985422 18,137,718
Newly constructed 1,949 686 356,028 2,305,714
Sold, disposed (1,525,059) {182,274) {1.707,333)
Other decrease (856 948) (155,057) {1,012.008)
Ending balance 16,718,875 2,004,119 18,724,084
n which:

Fully depreciated - 221,425 221,425
Accumulated depreciation;
Beginning balance 1,426,630 794,625 2,221,255
Depreciation for the year 311,251 326,502 637,843
Sold, disposed (32,718) = (32,718)
Other decrease (14,065) (7.618) {21,683)
Ending balance 1,691,098 1,113,589 2,804,697
Net carrying amount:
Beginr“ng balance 1 5.?25.356 1 ,1 95.?9? 1 E,ET 3,453
Ending balance 15,028,877 EQD.E:.’G 16,919,397

As at 31 December 2025, investment properties mainly include: parking components, offices
for lease, observation deck, factories and auxiliary items of the industrial park and apartments,

vilas and shophouses for leassa.

As at 31 December 2025, a number of investment properties with net carrying amount of
VND 3,861 billion is pledged at banks to secure loans of Vingroup JSC. the Company,
subsidiaries and a company within the Group.

As at 31 December 2025, the Company and its subsidiaries have not yet determined fair value
of all the most investment properties because of insufficient market information for fair value

determination purpose,
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Vinhomes Joint Stock Company BOS-DN/HN

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

17.

18.

19.

CAPITALISED BORROWING COSTS

During the period, the Company and its subsidiaries capitalised borrowing costs with an
amount of VND 2,464 billion (for the year ended 31 December 2024 VND 1,395 billion). These
borrowing costs are mainly related to specific barrowings and deposits taken ip finance the
construction of property projects of the Company and Its subsidiaries. The capitalised
borrowing costs are determined by applying capitalisation rates ranging from 5.5% per annum
to 16% per annum (for the yvear ended 31 December 2024: 6.6% per annum to 16% per
annumy).

CONSTRUCTION IN PROGRESS

Construction In progress comprises construction costs, land clearance costs, land use fee,
other costs and consideration for acquisition of subsidiaries allocated as a part of project
acquisition costs,

Details of construction in progress which are higher than 10% of total balance are as follows:

Currency; milllon WND
Ending batance Beginning balance

International Universilty Urban Area project 19,891,667 19,262,734
Vinhomes City Royal Project 15,367,708 8.315.336
Vinhomes Green Paradise Project 10,883,621 13,612,851

As at 31 December 2025, construction In progress with carrying amount of VND 14,372 billion
have been pledged at banks to secure loans of Vingroup JSC, the Company, subsidiaries and
a company within the Group.

LONG-TERM INVESTMENTS
Currency: million VND

Ending balance Beginning balance

Cost Provision Cost Frovision
Investments in assoclates
(Nofe 19.1) 182,818 = 190,680 -
Invesimenis in other entities
(Note 19.2) 12,222,098 - 12,294,236 -
Held-to-maturity investments (1) 2,498 - 34154 -
TOTAL 12,417 414 - 12,519,070 -

(i) The balance as at 31 December 2025 includes a deposit with a balance of YND 1 bllljon,
with an original maturity of mare than 12 months, earning interest al rate of 4.7% per
annum, which is pledged at a bank o secure a Company's loan,
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Vinhomes Joint Stock Company

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

21.
21.1

21.2

TRADE PAYABLES AND ADVANCES FROM CUSTOMERS

BOS-DN/HN

Short-term trade payables
Currency: million VND
Balance, also payable amount
Ending balance  Beginning balance
Short-term trade payables 18,286,158 16,654,744
Trade payables to relaled parties (Note 37) B75,317 305,208
TOTAL 19,961,475 19,959,952
Ir which, detalls of trade payables over 10% of tolal balance
Corporate counterparly 1 2269068 1,317,805
Advances from customers
Currency: rmillion VND
Ending balance  Beginning balanwe
Short-term
Down payments from customers under sales
and purchase agreements (1) 55,675,778 34,447 018
Advances from customers for construction
services 30,987,801 4921038
Others 835,290 917,468
TOTAL 87,602,669 40,286,424
I which:
Advances from others 62,764,337 36,746,563
Advances from related parties (Note 37) 17,818,332 3,539,861
Long-term
Advances from customers for construction
services G 486,028 6,158,308
In which:
Advances from others 849,878 -
Advances from related parties (Note 37) 5,538,150 68,158,308

(i) These mainly reprasent downpayments from customers who signed sales and purchase
agresments lo purchase inventory properties at real estate projects of the Company and

Its subsidiaries.

INH



Vinhomes Joint Stock Company

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

22.

23.

STATUTORY OBLIGATIONS

Payables
Corporale income {ax
Land use lax
Value added tax
Personal Income tax

Other laxes
TOTAL

Receivables

Corparate income tax
Othar laxes

TOTAL

ACCRUED EXPENSES

Short-term

BOS-DN/HN

Currency: million VND

Payment
Beginining Payable during tluring the Ending
balance the year year balance
7,145,432 B,585,601 (7,666,163) 8,064 870
3,407,735 52 260,860 (52,978,027) 2,680,568
3,967,588 89103688 (10,522227) 2,356,111
230,080 1,434,607 {1,519,505) 145,182
523,320 959,750 (556,855) 926,115
15,274,556 72,151,187 (73,243,877) 14,181,866

Receivable

Beginning during  Offsef during Ending
balance the year the year balance
35,452 - (23,332) 12,120
18,167 25,798 - 43 965
53,619 25,798 (23,332) 56,085

Acerued costs for operating tangible fixed

assets, investment properties and handed over

inventary properties

Accrued cost for construction, construction
consultancy and supervision services and
construction costs of real estate projects

Accrued commission fees and other expenses
related to inventory properties

Accrued bond and loan interest expenses

Others
TOTAL

Long-term

Accrued loan interest expenseas

Others
TOTAL

55

Currency: millfan YND
Ending balance Beginning balance

44,322,230 19,388,258
8,181,530 11,310,852
4,732,684 6,289,759
1,479,767 1,413,820
2,077,510 1,081,698

60,793,730 39,485,587

18,047 305,399
48,198 78
66,245 305,477

g =/5)
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Vinhomes Joint Stock Company

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

24,

25.

UNEARNED REVENUE

Short-term
Unearnied revenue from real estate
managemant service
Unearned revenue from leasing service
Others

TOTAL
Long-term

Unearmed revenue from real estate
managemeanl service

Unearned revenue from leasing service
TOTAL

OTHER PAYABLES

Short-term
Capital contribution and deposits under
agreements (1)
Payables of profit shared and others under
investment and business cooperation
contracts (i)
Deposits and other agreements related to real
estale projects (jil)
Payables from disbursements on behalf (iv)
Payables related to Lelters of Credit (v)
Apartment malntanance funds held on of
customers (vi)
Deposit for transfer of investments (vii)

Others
TOTAL

in which:
Other short-term payables to others
Other shori-term payables to relaled parties
fNaole 37)

Long-term
Capital contribution and deposits under
agreements (I)
Deposits and other agreements related to
real estale projects (i)
Long-term deposits for transfer of
investments (viil)
Others

TOTAL

in which;
Other long-term payables to others
Other long-term payables fo related parties
(Nale 37)

56

BOS-DN/MHN

Currency: million VND
Ending halance Beginning balance

233,168 344 479
78,071 47 688
5,719 13,087
316,958 405,254
210,034 286,189
154,029 211,304
364,063 497,493

Currancy: milllon VND
Ending balance  Beginning balance

51,358,795 34,893,366
31,551,461 70,015,276
17,317,798 17,545,441
8,224,792 712,002
2,671,708 -
1,801,717 1,786,830
1.871,136 1,216,500
1,679.924 2,191,003
116,577,331 128,360,598
84,924,311 63,080,615
31,653,020 66,279,983
66,117.500 5,189,376
14,950,622 1,690,096
234,900 234,900
158,032 106,704
81,470,054 7,221,076
66,445,342 1,841,602
15,024,712 5,379,474




Vinhomes Joint Stock Company BO9-DN/HN

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

25. OTHER PAYABLES (continuead)

(1

(i)

{iii)

(iv)

(v)

{(vi)

(vit)

The balance mainly comprises capital contributions from corporate counterparties under
business and Invesiment co-operation contracts and agreements related lo real estale
projects of the Company and lis subsidiaries.

Balance as at 31 December 2025 includes:

» Payable of VND 1,377 billion related to the cash receipts in the joint bank accounts
pursuant to the business cooperation contract between the Company and a company
within the Group and the benefits earned from use of the cash resource in the joint
bank accounis as disclosed in Note 5;

» Payable of VND 22,308 billion related to the cash receipts in the joint bank accounts
pursuant to the business cooperation contract between the Company and a company
within the Group as disclosed in Note 5; and

*» Payables of VND 7,886 billon from a number of counlerparties pursuant to the
business and Investment co-operation contracts in respect of certain real estale
projects of the Company.

Balance as at 31 December 2025 mainly comprises capital contribution from customers
and corporate counterparties under deposit contracts and agreements related o real
estate projects of the Campany and its subsidiaries.

Balance as at 31 December 2025 mainly comprises an amount payable to Vingroup JSC
of VND 8,754 billion related to a joint venture agreament for a real estate project, under
which the expenditures incurred by the Group are o be reimbursed by the Company.

The balance as of 31 December 2025 includes payable from Letters of Credit on a non-
recourse hasis, with letter-of-credit fees of 14% per annum,

These pertain to maintenance funds of properties that have been handed over to
customers, as well as for apartment and other spaces retained by the developer that
have not been sold or leased at the time of handover and commissioning of low-rise
properties and apartment In the real estate projects of the Company and its subsidiaries,
The Company and Its subsidiaries are keeping maintenance funds under cash
equbvalants and held-to-maturity accounts.

Balance as at 31 December 2025 includes deposits from counterparties ta the Company
for the transfer of the Company' shares In its subsidiaries and olher Invesiments.

o i
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Vinhomes Jaint Stock Company BOG-DN/HN

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

26. LOANS AND FINANCE LEASES (continued)

26.1 Loans from banks (continued)

i

(i)

(iii)

()

(v)

(vi)

(vil)

As at 31 December 2025, this shorl-term loan is secured by a number of listed shares of
companies within the Group, of an associate of Vingroup JSC held by Vingroup JSC, a
number of Vingroup JSC's shares hald by related parties, invantories (Note 11) and
canstruction in pregress (Nate 18),

As at 31 December 2025, this short-term |oan is secured by & number of listed shares of
the Company held by Vingroup JSC, inventories of a subsidiary (Note 11), an investment
property of a subsidiary (Note 16), and recelvables from canstruction conlracts between
a subsidiary and the Company and Vingroup JSC.

As at 31 December 2025, this short-term loan is secured by a number of listed shares of
the Company and an associate of Vingroup JSC held by Vingroup JSC and a letter of
guarantee Issued by The Company.

As at 31 December 2025, this shori-lerm loan is secured by a number of shares of
Vingroup JSC and malls owned by certain associates of Vingroup JSC.

As at 31 December 2025, this short-lerm loan Is secured by land use rights of centain
commercial land lots (Nole 11 and Note 18) held by the Company, constructions In
progress owned by a subsidiary (Note 18) and a counterparty, factories, some
machineries and equipment owned by companles within the Group, a depasit contract
of the Campany, a number of listed shares of The Campany held by Vingroup JSC, listed
shares of Vingroup JSC held by a related party, and invenlories, construction in
progress, and fixed assels related to two real estate projects of Vingroup JSC.

As at 31 December 2025, this shori-term loan is secured by a number of listed shares of
the Company held by Vingroup JSC, listed shares of Vingroup JSC, & number of tangible
fixed assefs (Note 14) of a subsidiary and other benefils associaled with these assets.

As at 31 December 2025, this short-term loan is secured by a number of Investmant
properties (Note 18).

(viii) As at 31 December 2025, this short-term loan is secured by a number of listed shares of

{ix)

(x)

()

the Campany held by Vingroup JSC, a letter of guarantee issued by Vingroup JSC, and
rights for lhe receivables from construclion conitracts between a subsidiary and the
Company and other subsidiaries within the Group,

As at 31 December 2025, this short-term loan is seclired by a number of listed shares of
Vingroup JSC.

As at 31 December 2025, this short-term loan is secured by a number of listed shares of
the Compary held by Vingroup JSC.

As al 31 December 2025, this short-term loan is secured by a number of listed shares of
the Company held by Vingroup JSC, and inventaries (Note 11) owned by a subsidiary.
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Vinhomes Joint Stock Company BOS-DN/HN

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

26. LOANS AND FINANCE LEASES (continued)
26,1 Loans from banks (continued)
Details of interests on loans from banks as at 31 December 2025 are as follows:

Loans Currency Interest rate

Secured loans VND Floating interest, interest rate during the year
ranges from 7.2% to 12% per annum

(i} As at 31 December 2025, this long-term loan s secured by Inventories {Note 11), and
constructions in progress (Nole 18) related to a real estate project of a subsidiary.

(i) Asat 31 December 2025, this long-term loan s secured by a number of inventories (Note
11), Including land-use rights to be granted in the near future, income and other benefits
related to a real estate project of the Company.

(i) Asat31 December 2025, this long-term loan is secured by a number of inventories (Note
11), and constructions in progress (Nate 18) related to a real eslate project of a
subsidiary.

{iv) Asat31 December 2025, this long-term loan is secured by land-use rights and awnership
rights of land-attached properties related to a real estate project of the Company (Nole
11), an investment properly owned by the Company (Note 16), and a number of
machines and equipment sourced from loans of by a subsidiary.

{v) As at 31 December 2025, this long-term loan is secured by a number of listed shares of
Vingroup JSC, inventories (Note 11), an investmeni praperty (Note 18}, excluding land-
use rights, income and other benefits related to a real estale project of 2 subsidlary, and
a number of tangible assels owned by a subsidiary (Note 14).

(vi) As at 31 December 2025, this long-term loan is secured by a number of listed shares of
the Company owned by Vingroup JSC. capital contributions of the Company and a
subsidiary In other subsidiaries, a letter of guarantee issued by a subsidiary for the
obligations of the Company and another subsidiary.

{vil) As at 31 December 2025, this long-term loan Is secured by a number of listed shares aof
the Company owned by Vingroup JSC, capital coniribution of the Company In a
subsidiary, consfructions in progress (Note 18) owned by a subsidiary, income of a
subsidiary from leasing 8 warehouse to a subsidiary of Vingroup JSC and a lelter of
guaraniee issued by the Company.

(viii) As at 31 Degember 2025, this long-term loan is secured by a number of listed shares of
companies within the Group and construction machines and equipment owned by a
subsidiary (Nate 14).

(ix) As at 31 December 2025, this long-term loan is secured by a number of land-use rights,
warehouses atlached 1o land {Note 14) owned by a subsidiary and a letter of guarantee
issued by the Company and another subsidiary.

o &



Vinhomes Joint Stock Company BOO-DN/HN

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

26.

LOANS AND FINANCE LEASES (continued)

26,2 Loans from counterparties

26.3

26.3

Mainly includes:

- Long-term leans from twe (02) corporate counterparties amounting to VND 1,493 billion,
bearing the interest rate of 12% per annum, and due n January 2027,

- A long-term loan from one (01) financial Intermediary amounting to VND 1,000 billion,
bearing the interest rate of 9.5% per annum, due in December 2027 and secured by a
loan guarantee letter issued by a commercial bank.

Corporate bonds
Currency: millfian VND
Ending balance Beginning balance
Long-term corparate bonds 655,097 808 33,149,316
In which: Current portion of long-term corparate
bonds {12 440,864) (8,946,271)
TOTAL 42,656,945 24,203,045
Corporate bonds
Currency: million VIND
Undervriter Ending balance Maturity date Interest  Collaterals
HD Securities 9,480,947 From Oclober to ("} None
Corporation December 2027
Te_::hourn Seourities 7,893,051 February 2029 (**) (i)
Joint Stock Company 6,908,462 November 2028 (™) {h
6,434,833 December 2027 (") (i)
3,958,833 Decamber 2027 (") (]
2,981,214 March 2027 ™) MNone
2,490,720 June 2026 (") {i)
2,083,591 November 2026  (**%) (i)
1,895,092 April 2026 ") None
1,995,092 April 2026 (*) None
1,984,841 May 2026 * Mone
1,977,174 Cclober 2027 {*) (i)
1.877.6577 MNovember 2027 {") (1)
1,881 8628 Auglist 2026 (*) {1ir)
293,707 March 2027 (") Nane
409,247 Decamber 2028 ("] (i}
TOTAL 55,097,909
In which:
Long-term bonds 42,656,945
Current portion of
et et B 12,440,964

(*) Fixed interest rate of 12% per annum throughout the term of the bonds.
(**) Fixed interest rate of 11% per annum throughout the term of the bonds.

{(***) Floating Iinterest, interest rate during the yesr ranging from 8.875% to 9.275% per annum.
63
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Vinhomes Joint Stock Company BOS-DN/HN

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

26.
26.3

LOANS AND FINANCE LEASES (continued)
Corporate bonds (continued)

(i) As at 31 December 2025, this bond is secured by a number of listed shares and a
commaercial account owned by Vingroup JSC,

(Il) As at 31 December 2025, these bonds are secured by land use rights and land-attached
assels of a resort project.

(i) As at 31 December 2025, this bond is secured by an asset (excluding land use rights and
properties attached to land) owned by a company within the Group, a ravenue account
at a domestic commercial bank, and receivables collected from this assel.

PROVISION

The short-term and long-lerm provision balance as at 31 December 2025 and as at 1
December 2024 |nclude the provision for onerous contracts and the provision for warranty
costs for sold properties at the Company and its subsidiaries’ projects in accordance with the
warranty clause In sales and purchasa agreements. The Company also made provision for
real eslale projects where the Company provides general construction contractor and
construction services in accordance with the warranty clause in the comesponding contracts.
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Vinhomes Joint Stock Company BOG-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as al 31 Decamber 2025 and for the year then ended

28. OWNERS' EQUITY (continued)

28.2 Capital transactions with owners

Currency: million VIND

Current year Pravious year

Coantributed share capital from owners
Beginning balance 41,074,120 43 543675
Decrease = (2,469,555)
Ending balance 41,074,120 41,074,120

28.3  Ordinary shares

Unit: Shares
Ending balance  Beginning balance
Authorised shares 4,107.412,004 4107 412,004
Issued shares 4,107,412,004 4.107.412,004
Ordinary shares 4,107 412,004 4107 412,004
Prefarence shares - -
Shares In circulation 4.107.412,004 4107412004
Ordinary shares 4.107,412,004 4.107,412,004

Preference shares

The par value of outstanding shares: YND10,000 per share {as al 31 December 2024:
VMND10,000 per share).
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Vinhomes Joint Stock Company

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

29. REVENUES

29.1 Revenues from sale of goods and rendering of services

Gross revenue

I which:
Revenue from sales of inventory properties
Revenue from rendering general constructor,
construction consultancy and supervision services
Revenue from sale consultancy and real estate
brokerage services
Others

Deductions

MNet revenue

In which:
Revenue from others
Revenue from related parties

BO9-DN/HN

Currency: million VND

Current year  Previous year
153,270,923 102,323,186
108,587,101 73,161,664
23,617,882 17,053,845
14,216,205 4,966,402
6,838,725 T.141.275
153,270,923 102,323,186
140,310,982 98,062 411
12,959,941 4,260,775

Revenue from construction contracts recognised during the year and cumulative revenue of

the on-going construction contracts are as follows:

Revanue recognised during the year of the completed
consiruction contracts

Revenue recognised during the year of the on-going
construction contracts

TOTAL

Cumulative revenue recognised up to reporting date of
the on-going construction contracts

Currency: million VIND

Current year ~ Previous year
354,276 3,737,924
23,263,616 13,315,921
23,617,802 17,053,845
Current year  Previous year
31,328,030 15,250,778
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Vinhomes Joint Stock Company BOS-DN/HN

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

29,

29.2

29.3

30.

REVENUES (continued)
Finance income

Currency: million VND

Currant year Previous year
Income from Business and Investment Co-

operation Gontracts (i) 10,827,074 19,235,289
Interest income from deposits, lending and
dividends 9,480,483 6,681,848
Gain from termination of BShare Transfer
Agresments (Note 37) 5.157,729 -
Gain from transfer of investments 3,717,802 637,370
Other finance incomea 138,570 289 786
TOTAL 29,331,638 26,844,293
fn-which:
Revenue from others 10,747,102 4,537,368
Revenue from related parties 18,584,536 22,306,925

(i) Mainly includes income from Business and Investment Co-operation Contracts with
Vingroup JSC for the development of real estate projects, and profit sharing from
Business and Investment Co-operation Contracts with certain related parties and a
counter party.

Revenues and expenses relating to investment properties

Currency: million VND

Currant year Previous year

Rental income from Investment properties 936.073 1.051.920
Direct operating expenses of investment properties

that generated rental income during the peniod (315,883) {284,333)

COST OF GOODS SOLD AND SERVICES RENDERED
Currancy: millian VIND

Current year Previous year
Costof inventory properties sold 70,576,249 43,937,263
Cost of rendering general constructor,
construction consultancy and supervision
services 21,829,146 15§571,322
Cost of sale consultancy and real eslate
brokerage services 8,355,177 3,751,101
Others 6,167,780 6,096,263
TOTAL 106,928,352 69,355,949
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Vinhomes Joint Stock Company

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

31.

32.

33

FINANCIAL EXPENSES

Loans and deposit interest and bond issuance
cosis

Bond management costs

Foreign exchange losses

Other finance expenses

TOTAL

SELLING EXPENSES AND GENERAL AND ADMINISTRATIVE EXPENSES

Selling expenses
Commission fees
Operaling, rental costs
Labour costs
Advertising, marketing and other related
expenses

TOTAL

General and administrative expenses
Donation fee
External services
Labour costs
Depreciation and amortisation of fixed assels
and amortisation of goodwill
Cthers

TOTAL

OTHER INCOME

Income from penalties, compensations, and
contract cancellations

Income from disposal of fixed assets
Reversal of provision

Other income

TOTAL

69

BOS-DN/HN

Currency: million VIND

Current year Previous year
11,213,780 7.589.251
858,417 378,585
212,689 246,703

2 866,275 2,271,826
15,151,171 10,487 365

Currency: million VND

Currant year Pravious year
914,185 2,257,020
502 714 297,826
205,566 407413
186,819 829,198

1,899,284 3,791,457
3,408,562 2.718,121
1,701,326 1,098,678
425,290 448 4086
178,978 182 521
473,204 135,285
6,188,358 4,593,011

Currency: miflion VND

Current year Pravious year
489,397 737,740
112,687 5,758
726,855 285,561

42,167 134,534
1,371,116 1,163,593




Vinhomes Joint Stock Company

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as-at 31 December 2025 and for the year then ended

34,

35.

36.

36.1

OTHER EXPENSES

Interestipenalties
Loss from disposal of fixed assets
Others

TOTAL

PRODUCTION AND OPERATING COSTS

Development costs of inventary properties
Expenses for external service

Labour costs

Depreciation and amortisation (including
amortisation of goodwill)

Donation

Others

TOTAL

CORPORATE INCOME TAX

BOS-DN/HN

Currency: miffion VIND

Currant year Previous year
878,067 1,178,033
65,754 44,000
54,924 35,510
998,745 1,258,552

Currency: million VND

Current year Frevious year
128,361,163 42,543,350
28,456,394 24 967,226
8,301,732 2,830,352
2.286,141 1,800,478
3,408,562 2,718,221
2,844,790 2,101,857
175,670,782 76,961,484

The current corporate income tax ("CIT") rate applicable to the Company and its subsidiaries

Is 20% of taxable profils (previous period: 20%).

The tax returns filed by the Company and its subsidiaries 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 consolidated financial statemenls could be
changed at a later date upon final determination by the tax authorities.

CIT expenses

Current tax expenses
Deferred lax expense

TOTAL

Currency: million YND

Current year Previous year
8,685,601 5,667,211
889,529 108,052
9,475,130 5,775,263
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Vinhomes Joint Stock Company

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

36.

36.2

CORPORATE INCOME TAX (continued)

Accounting profit before tax
At CIT rate of 20%
Adjustment for;

Losses of subsidiaries

Losses of other business activities not allowed to
offsat against profit of real estate business activities
Non-deductible expenses

Non-deductible interest expenses

Priar periods’ non-deductible interest expanses
reglised In this year

Goodwill amortisation in the consolidated financial
statements

Difference of cost of goods sold betwean the
separate financial statements and the consolidated
financial statements arising from merger and
acquisition transactions

Dividend income and shared profit after lax under
Business and Investment Co-operation Contracis
Tax losses carried forward

Impacts from acquisition, disposal transactions and
Reversal of provisions for impairment loss of
investments in subsidiaries in the consolidated
financial statements

Others

CIT expenses

Current CIT expense

71

BO9-DN/HN

Reconciliation between CIT expenses and the accounting profit multiplied by applicable CIT
rate is presented below:

Currency: millian YND

Current year  Previous year
52,809,906 40,847,949
10,567,981 8,168,530

808,762 62,033

- 224 676

102,252 178,548
313,238 583,083
(427,758) (23,684)
20,788 30,855
483,529 387,024
(2,030,471) (3,840,307)
{237,280) (127,660)
(142,161) 82 524
(67.650) 38,601
9,475,130 5,775,263

The current CIT payable is based on taxable income for the current period. The taxable
income of the Company and its subsidiaries for the period differs from the profit as reported
in the consolidated income statement because It excludes items of income or expense that
are taxable or deductible in other periods and it further excludes items that are not taxable or
deductible. The Compary and its subsidiaries’ liability for curren! tax is calculated using tax
rates that have been enacted by the consalidated balance sheet date.



Vinhomes Joint Stock Company

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 31 December 2025 and for the year then ended

36.

36.3

CORPORATE INCOME TAX (continued)

Deferred tax

BO9-DN/HN

The following are the deferred tax assels and deferred tax liabllities recognised by the
Company and its subsidiaries, and the movement thereon, during the currenl and previous

periods;

Deferred tax assets
Provisional CIT for real
estate aclivilies
Accrued expenses and
Unearmed revenus
Differences arising from
revaluation of net assets
of subsidiaries at
acquisition date and
capital contribution date
Differances relating to
unreatised profits of
Intercompany
transactions
Differences arising from
capital confribution into
subsidianes

Deferred tax liabilities
Differences arlsing from
revaluation of net assets
of subsidiaries at
acquisition date
Differences arising from
unrealised loss
Differences arising from
financial lease coniract
Shared profit from
associates

Net deferred tax
liabilities

Net deferred tax
expenses charged lo
the consolidated
income statement

Currsnay: milllan VND

72

Consolidated income
Consolidated balance shee! statement
Ending Beginning
balance balance  Current year Previous year
347 711 377 312 {29,601) 34,451
366,178 410,494 (44, 318} {58,608)
16,485 20,011 (3,526) (401)
178,747 88,387 81,350 (24,347)
90,657 276.215 {185,558) 276,215
1,000,778 1,182,429
(407,099) (419,338) 12,239 24,315
(592,835) (236,514) {356,321) (11,435)
(1,169,845) (806,048) (363,796) (308,242)
(2,140) (2.140) - -
(2,171,918)  (1,464,041)
(1,171,141) (281,612)
(889,529) (108,052)




Vinhomes Joint Stock Company BOG-DN/HN

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS {continued)
as at 31 Decamber 2025 and for the year then ended

36.

364

aT.

CORPORATE INCOME TAX (continued)
Unrecognised deferred tax assets
Tax losses carried forward

The Company and its subsidiaries are entitled to carry tax loss forward to offset against
taxable income arising within five years subsequent to the period in which the loss was
incurred. Al the consolidated balance sheet date, the Company and its subsidiaries have
aggregated accumulated tax losses of VND 6,573 billion {31 December 2024 VYND 3,039
billion) avallable for offset against future taxable income.

Mo deferred tax assets have been recognised in respect of these accumulated tax losses
because future taxable Income cannot be ascertained at this slage.

Interest expense exceeds the prescribed threshold

Non-deductible interest expense under Decree 132/2020/ND-CP shall be carried forward to
the next tax period when determining total deductible inlerest expense in case the lotal
interes! expense deducted for the next tax period Is lower than the level prescribed in this
Decree. The subsequent period that the interes! expense can be carried forward to will not
excead consecutive period of 05 years subsequent to the period in which the non-deductible
interest expense Incurred,

The deferred tax assets have not been recognised in respect of this non-deductible interest
expense because future taxable profits and the conditions to deduct in subsequent tax periods
cannot be ascertained at this stage.

TRANSACTIONS WITH RELATED PARTIES

List of related parties that have a controlling relationship with the Company and its
subsidiaries, and other related parties thal have outstanding balances and transactions with
the Company and subsidiaries during the year and as at 31 December 2025 is as follows:

Relaled parties Relationships

Vingroup JSC Parent company
VinFast Trading and Production JSC (*VinFast JSC") Subsidiary of Vingroup JSC

Vinfast Commerical and Services Trading LLC {"VinFast Subsidiary of Vingroup JSC
Trading LLC")

Viatnam Exhibition Fair Centre JSC (*VEFAC JSC") Subsidiary of Vingroup JSC
Vinsmart Ressarch and Manufacture JSC ("Vinsmart Subsidlary of Vingroup JSC
JECT)

VinBus Ecology Transport Services Limited Liability Subsidiary of Vingroup JSC
Company (“VinBus LLC")
Vinpearl Joint Stock Company (“Vinpearl JSC') Subsidiary of Vingroup JSC

VinAcademy Education and Training Limited Liability Subsidiary of Vingroup JSC
Company (“VinAcademy LLC")

World Academy Limilited Liability Company Subsidiary of Vingroup JSC
("World Academy LLC")

Vinschool Joint Stock Company ({"Vinschhool JSC") Subsidiary of Vingroup JSC
Vinmec International General Hospital JSC Subsidiary of Vingroup JSC

(*Vinmec JSC")
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Vinhomes Joint Stock Company BOG-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 Decamber 2025 and for the year then ended
37.  TRANSACTIONS WITH RELATED PARTIES (continued)
List of related parties that have a controlling relationship with the Company and its

subsidiaries, andfor other related parties that have oulstanding balances and transactions
with the Company and subsidiaries during the year and as at 31 December 2025 is as follows:

(continued)

Related parties Relationships

"u'hnuflm Retail Joint Stock Company ("Vincom Retall Associate of Vingroup JSC
ﬁﬁm Retall Operation Limited Liability Company Associate of Vingroup JSC

("Vincom Retall Operation LLC")
\/-G High-tech Energy Solutions Co,, Ltd ("V-G Co., Ltd") Joint venture of Vingroup JSC

Vigtnam Investment Group Jaint Stock Company Under comman coritrol
("Vietnam Investment Group JSC)

VIinEG Green Energy Solutions JSC ("VInEG JSC") Subslidiary of Vingroup JSC
Ngoc Viet Trading and Commercial JSC ("Mgoc Viel Subslidiary of Vingroup JSC
JSC"), now merged Into Vinsmart JSC until 22 April 2024

Vincom Security Service Limited Liabllity Company Subsidiary of Vingroup JSC

{"Vincam Sacurity LLC")
Vinsmart Future Joint Stock Company ("Vinsmart Future”™, Subsidiary of Vingroup JSC

farmerly “VinlT Company”)

Vinroholics Robot Application And Research Subsidiary of Vingroup JSC
Development JSC ("Vinrobotics JSC)

VinMotion General Purpose Humanold Robols Subsidiary of Vingroup JSC
Application Development And Research Joint Stock

Company ("VinMotion JSC)

VinSpeed High-speed Rallway Investment and Under common owner
Development JSC ("VinSpeed JSC")

VM| Real Estate Management and Investiment Joint Under commaon owner until 22
Stock Company ("WVMI JSC7), now merged into VinSpeed Oclober 2025

JSC

Thang Long Real Estate Invesiment and Business Jaint  Subsidiary of Vingroup JSC
Stock Company ("Thang Long JSC")
VinHMS Software Production and Business Joint Stock  Subsidiary of Vingroup JSC

Company ("VinHMS Company”)

Major shareholder of a subsidiary 1

Majar shareholder of a subsidiary 2

Individual 1 Member of Board of Directors
Individual 2 Vice Chairwoman of Board of

Directors of parent company
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Vinhomes Joint Stock Company BO9-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 December 2025 and for the year then ended
37. TRANSACTIONS WITH RELATED PARTIES (continued)
37.2 Amounts due to and due from related parties
Amounts due to and due from related parties as at the balance sheet dates were as follows:

Currency: million VND

Related partias Relationship Transactions Ending Beginning
balance balance
Short-term trade receivables (Nole 7.1)
Vingroup JSC Parent Receivables from 924,204 212,320
Company management
consultancy and
construction
construclor services
Receivables from sale 231,526 567,867
consulting and
management services
Recaivable from - 425,323
construction services
Other short-term 65,505 21,692
receivables
Vinschool JSC Subsidiary of  Receivables from 226,761 168,237
Vingroup JSC  Business Co-
nperation Contract
V-G Co,, Ltd Joint venture of Recejvables from 140,534 140,534
Vingroup JSC  construction
gontraclor services
VinFast JSC Subsidiary of  Receivables from 50.930 246 622
Vingroup JSC  property leasing and
related services
Other short-term 78,377 71,682
receivables
VEFAC JSC Subsldiary of  Receivable from 2,356,098 -
Vingroup JSC  consiruction services
Other short-lerm 7,552 14 575
receivables
VM| Real Estate Under common Recaivables from sale 63,158 71.833
Investment and owner until 22 of inventory properties
Management JSC  October 2025  Other short-term 33,798 36,109
receivables
VIinEG Energy Subsidiary of  Receivables from - 88,285
Solutions JSC Vingroup JSC  property leasing and
related services
Vinmec JSC Subsidiary of  Receivables from 107,129 57 666

Vingroup JSC  Business Co-
operation Contract

Others Other short-term 47112 124,555
receivables

4,333,585 2,247,200
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Vinhomes Joint Stock Company

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
=5 at 31 December 2025 and for the year then ended

37.
37.2

TRANSACTIONS WITH RELATED PARTIES (coniinued)
Amounts due to and due from related parties (continued)
Amuounts due to and due from related partles as at the balance sheeat dates were as follows:

(continued)

Ralated
parties

Refationship

Transactions

Short-term advances to suppliers (Note 7.2)
Vingroup JSC Parent company Advances for management

VinFast
Trading LLC

Others

Subsidiary of
Vingroup JSC

service fee

Advances for purchasing
goods and rendering
services

Other advances

Other short-ferm receivables (Note 8)
Vingroup JSC Parent company Capital contribution for

VinFast JSC

VEFAC JSC

VinFasl
Trading LLC

VinEG JSC

Others

Subsidiary of
Vingroup JSC

Subsidiary of
Vingroup JSC

Subsidiary of
Vingroup JSC

Subsidiary of
Vingroup JSC

Business and Investment
Co-operation and project
development purpose
Shared profit recelvables
from Business Co-operation
Contract

Receivables on behalf
Raceivables fram finance
lease conlracls

Receivables an behall

Receivables from adjusted
scope in voucher
rendering contract

Receivables under finance
lease coniract

Other receivables

BOS-DNMHN

Currency: millian VND

Ending Beginning
balance balance
- 304,807

67,631 59 BG7
24 746 49,572
92377 414,276
75,000 2161377
- 8,334,829

- 631,729
726,868 498,979
639,163 548 598
1,391 240,160
106,176 123,862
176,754 ara.azy
2,025,353 13,011,861

- 2%\

-
—
T —
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Vinhomes Joint Stock Company BOS-DN/HN

NOTES TO THE CONSOLIDATED FINAMNCIAL STATEMENTS (continued)
as at 31 Decamber 2025 and for the year then ended

37, TRANSACTIONS WITH RELATED PARTIES (continued)
37.2 Amount due to and due from related parties (continued)

Amounts due to and due from related parties as at the balance shest dates were as follows:

{oontinued)
Currency: milfion VND
Related parties  Relaltionship  Transactions Ending Beginning
balance balance
Other long-term receivables (Nole 0)
Vingroup JSC  Parent Deposit to parent 35,680,315 27,543,700
campany company for Business
and Investment Co-
operation Contract
Shared profit 3,968 777 -
receivables from
Business Co-pperation
Contract
VinAcademy Subsidiary of Deposit to parent 2,790,000 2,790,000
Educationand  Vingroup JSC company for Business
Training LLC and Investmenlt Co-
operation Contract
VirnFast JSC Subsidiary of Reteivables under 20,645,885 15,854,162
Vingroup JSC finance lease contract
VIinEG JSC Subsidiary of Receivables under 1,376,907 1,533,048
Vingroup JSC finance lease contracls
Others Other long-term 162,813 182,706
recelvables

64,684,697 47,903,616

Other current assets (Note 13)

Vinpearl JSC Subsidiary of Deposit for project 1,068,612 -

Vingroup JSC development and co-
operation purpose

1,058,612 -
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Vinhomes Joint Stock Company

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

37.
3r.2

TRANSACTIONS WITH RELATED PARTIES {(continued)
Amounts due to and due from related parties (continuad)

Amounts due to and due from related parties as at the balance sheet dates were as follows:

{continued)

Related parties  Relationship

Other non-current assets (Nofe 13)

Transactions

Vingroup JSC  Parentcompany Deposit for project

Vinpearl JSC

ViIG J5C

Subsidiary of

Vingroup JSC

Under comman

control

development and

share transfer purpose

Deposit for project

development and co-

operation purpose
Deposit for project

development purpose

Short-term trade payables (Note 21.1)

Vingroup JSC

Vinpearl JSC

Vincom Retail
Operation LLC

Vincom
Security LLC

Others

Parent company

Subsidiary of
Vingroup JSC

Associate of
Vingroup JSC

Subsidiary of
Vingroup JSC

Payables for goods
purchased and
services rendered

Payables for goods
purchased and
sarvices renderad

Payables for goods
purchased and
services rendered

Payables for goods
purchased and
sarvices rendered

Payables for goods
purchased and
services rendered

BO9-DN/HN

Currency: miffion VND

Ending  Baginning
balance balance
28,202,000 34241549
- 1,058,612
25,200,000 -
53,402,000 35,300,161
468,856 18,220
27,522 44,404

- 150,792
129,818 1,063
49121 90,729
675,317 305,208

P2y
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Vinhomes Joint Stock Company

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

ar.

ar.2

TRANSACTIONS WITH RELATED PARTIES (continued)
Amounts due to and due from related parties (continued)

Amounis due to and due from related parties as at the balance sheet dates were as follows:

{continued)

Relaled parties  Relationship

Transactions

Short-term advances from customers (Note 21.2)

Vingroup JSC Paranl
company

VEFAC JSC Subsidiary of
Vingroup JSC

Vinpear! JSC Subsidiary of
Vingroup JSC

VinEG JSC Subsidiary of
Vingroup JSC

Advances under
consiruction
confract
Advances for sale
consulting fees
Advances under
construction
contract
Advances undear
construction
contract
Advences under
consiruction
contract

Long-term advances from customers (Note 27.2)

Vingroup JSC Parent
company

VEFAC JSC Subsidiary of
Vingroup JSC

Vinpear| JSC Subslidiary of
Vingroup JSC

Advances under
construction
contract
Advances under
construction
contract
Advances under
construction
contract

BO9-DN/HN

Currency: million VND

Ending Beginning
balance balange
4.319.261 2,647,652
370,257 -
619,218 882,612
12,500,000 -
9,506 8,596
17,818,332 3,539,861
4,000,000 3,312,011
1,536,150 2,245 297
- 602,000
5,536,150 6,159,308

%

G
* we
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Vinhomes Joint Stock Company BOS-DN/HN

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

37. TRANSACTIONS WITH RELATED PARTIES (continued)

37.2  Amounts due to and due from related parties (continued)

Amounts due to and due from related parties as at the balance sheel dates were as follows:

(continued)

Gurrency: million VND

Related parties Relationship Transactions Ending Beginning
baltance balance

Other short-term payables (Note 25)
Vingroup JSC  Parent Payables from 22,307,883 -
Company Business Co-
operation Contract
Payables on 6,791,841 =
behall
Vincom Retall Assoclate of Deposits for - 833,337
JSC Vingroup JSC  investment co-
operation and
project transfer
purpose
Depaosits for 111.415 147,355
business co-
operalion purpose
Vinschool JSC  Subsidiary of Payablas under 736,376 699,533
Vingroup JSC  Business Co-
operation Contract
VEFAC JSC  Subsidiary of Payables under 1,377,381 63,348,366
Vingroup JSC Business and
Investment Co-
operation Conlract
Payables on 180,473 -
behalf

Others Other payables 137,645 251,392
31,653,020 65,279,983

Other long-term payables (Nole 25)

Vinschool JSC Subsidiary of  Deposil received 4.317.415 2,426,474
Vingroup JSC  for asset transfers
and Business Co-

operation purpose

Other payables 65,090 -
Vincom Retall Associate of Deposit recalved 3,608,870 2,853 000
Operation LLC Vingroup JSC  for transfer of
asgals
Vincom Retall Associate of Deposit received 7.033,337 -
JSC Vingroup JSC  for transfer of
assals
15,024,712 5,379,474

86
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Vinhomes Joint Stock Company BOG-DN/HN

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

ar.
37.3

TRANSACTIONS WITH RELATED PARTIES (continued)
Details of lendings to related parties (Note 8)
Details of short-term loan recaivables as at 31 December 2025:

Amount  Interast rate Maturity

Related parties  Ralationship (miflion VND) %6 per annum date Collateral
Thang Long Real Subsidiary of 138,000 12%  March and None
Eslate JSC Vingroup JSC April 2026

139,000

Details of short-lerm loan recelvables as at 31 December 2024:

Related partiess ~ Refalionship ~ Amount interest rate  Maturity
(million VND) % per annum dale Colfateral
Thang Long Real Subsidiary of 139,000 12%  April 2025 None
Estate JSC Vingroup JSC
VinBus LLC Subsidiary of 8,933,142 12%  Movember MNone
Vingroup JSC 2025

7,072,142

Details of long-term loan receivables as at 31 December 2025:

Related parties  Relationship  Amowunt Interest rate  Malurity
fmillion VND) % per annum dale Collateral
VinAcademy LLC Subsidiary of 6,000,000 12% February None
Vingroup JSC 2027
6,000,000

ar
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Vinhomes Joint Stock Company

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

a7.

374

37.5

TRANSACTIONS WITH RELATED PARTIES (continued)
Details of borrowings from related parties (Nole 26)
Details of long-term borrowings as at 31 December 2025:

Amount  Interest rate
Refated parties  Relationship millions VND) % per annum

Major shareholder of a subsidiary 2 938,000 12%

938,000

Details of long-term borrowings as at 31 December 2024:

Amount  Interest rale
Related partles  Relationship {millian VND) % per annum

Major shareholder of a subsidiary 2 776,000 1%
776,000

Other related parly transactions

Remuneration to members of Board of Directors:

BOS-DN/MHN

Maturity

dafe Collateral

January MNone
2027

Maturity
date Collateral

July 2026 Mone

Currency: million VND

Remuneration ()

Tille Current year Previous year
Mr. Pham Thieu Hoa Chairman 9,724 6,855
Ms. Nguyen Dieu Linh  Member 3219 3,136
Mr. Pham Nhat Vuong  Member -
Ms. Cao Thi Ha An Member 1,286 BES
Ms. Nguyan Thu Hang Member 1,350 1,879
Mr. Varun Kapur Independent member 1,481 1,441
Mr. Mugen Uddeen Independent member 1,491 1,441
Mr. Hoang D. Quan Independent membaer 1,326 1,281
TOTAL 19,887 17,102

(*) Only includes remuneration paid for the position at the Board of Directors.

ag



Vinhomes Joint Stock Company BOG-DN/HN
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 31 Decamber 2025 and for the year then ended
3r. TRANSACTIONS WITH RELATED PARTIES (continued)
37.5 Other related party transactions (continued)
Remuneration lo the General Director and other members of management;
Currency: millian VND
Remuneration
Titta Current year Frevious year
Ms. Nguyen Thu Hang  Chief Executive 12,148 17,811
Officer
Other members 32,707 29,659
TOTAL 44 855 47 470

Remuneration and operating expenses of Supervisory Board:

Currency: miffion VND

Title Current year Previous year
Ms. Nguyen Le Head of the Supervisary - -
Van Quynh Board up to 23 April 2025
Mr. Tran Minh Anh Head of the Supervisary 310 -
Board since 23 April 2025
Members of Supervisory Board 144 312
TOTAL 454 312

sl i "1 =
= % 4/5)
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Vinhomes Joint Stock Company

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

38.

EARNINGS PER SHARE

BO9-DN/HN

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

share computations:

Net profit after tax atiribulable to ordinary
sharehoiders
Adjust for the effect of dilution

Net profit attributable to ordinary
shareholders adjusted for the effect of
dilution

Weighted average nurmber of ordinary shares
(excluding treasury shares) for basic
earnings per share

Adjust for the effect of dilution

Weighted average number of ordinary
shares (excluding treasury shares) for
basic earnings per share

Baslc earmnings per share
Diluted earnings per share

Currency: million VND

Current year Previous year
41,885,255 31,801,258
41,895,255 31,801,258

Unit: shares

Current year Previous year

4.107,412,004 4 328,052,560
4,107,412,004. 4,328,052,559
Unit: VND

Current year Previous year
10,200 7,348

10,200 7,348

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

slatements.
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Vinhomes Joint Stock Company BO9-DN/HN

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

39.

SEGMENT INFORMATION

The primary segment reporting format is determined to be business segments as the
Company and its subsidiaries risks and rates of return are affected 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 strategic business unit that offers different products and serves
different markets, including the following segments:

»>

Sales of inventory properties: include the transfer of properties being constructed for sale
at the Company and its subsidiaries real estate projects and other real estate investment
activities;

Sales consultancy includes providing sales consulting services and brokerage services
for real estate projects developed by investors;

Rendering consultancy and general construction contractor services: includes general
contractor to investors; construction services; construction consultancy and supervision
and related services; and

Other business activities: include providing construction services; real estate
management and other related services; leasing services and other related services, and
other services.

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/HN

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

39.

40.

SEGMENT INFORMATION (continued)

()  Unallocated income/(expenses) primarily include financial income, other income,
financial expenses, corporate management expenses, and other expenses.

(i)  Unallocated assets primarily include cash and cash equivalents, other receivables
(excluding related receivables associated with commercial vessel sales, and bank
deposits), short-term prepaid expenses, held-to-maturity investments in other entities,
short-term loan receivables, allowance for doubtful short-term receivables, intangible
fixed assets, long-term prepaid expenses and long-term loan receivables, deductible
value-added tax, and deferred income tax assets.

(i) Unallocated liabilities primarily include taxes and other state payables, prepaid interest
expenses, loans and finance leases, other prepaid expenses, other payables.

COMMITMENTS AND CONTINGENT LIABILITIES
Commitment under operating leases (as lessees)

The Company and its subsidiaries, as lessees, have signed land rental contract and other
operating lease arrangements for apartments, shophouses and villas and other operating
lease arrangements. The minimum lease commitments as at the consolidated balance sheet
date under these operating lease agreements are as follows:

Currency: million VND
Ending balance  Beginning balance

Less than 1 year 586,296 234,356
From 1-5 years 1,004,363 800,099
More than 5 years 11,924,341 8,369,048
TOTAL 13,515,000 9,403,503

Commitment under operating leases (as lessors)

The Company and its subsidiaries, as lessor, have let out offices, apartments, shophouses
and villas under operating lease agreements. The future minimum rental receivables as at the
consolidated balance sheet dates under these operating lease agreements are as follows:

Currency: million VND
Ending balance  Beginning balance

Less than 1 year 1,293,994 999,909
From 1-5 years 2,622,061 2,203,933
More than 5 years 1,917,353 2,435,052
TOTAL 5,833,408 5,638,894
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Vinhomes Joint Stock Company BO9-DN/HN

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

40.

COMMITMENTS AND CONTINGENT LIABILITIES (continued)

Financial lease commitment

Ecology JSC, a subsidiary, entered into lease contracts with an affiliate for leasing retail areas
at two (02) real estate projects. As at 31 December 2025, the present values of the minimum

lease payment receivables under these agreements are as follows:

Currency: million VND

Ending balance Beginning balance
Total Total
minimum Present  minimum Present
lease  Finance value of lease Finance value of

payments income payment payments income  payment

Current receivables

Less than 1 year 23,536 19,565 21,572 23,636 23,295 20,685
Non-current receivables

From 1-5 years 94,900 93,233 53,869 94,146 93,225 51,582

More than 1 year 387,758 260,057 57,899 406,164 277,521 57,537
TOTAL 506,194 372,855 133,340 523,846 394,041 129,804
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Vinhomes Joint Stock Company B09-DN/HN

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

40.

COMMITMENTS AND CONTINGENT LIABILITIES (continued)

Commitments related to capital expenditure of on-going real estate projects and
development of potential real estate projects

The Company and its subsidiaries have entered into several contracts related to the
development of certain real estate projects. The outstanding commitment on these contracts
as at 31 December 2025 was estimated approximately VND 119,029 billion (as at 31
December 2024: VND 6,672 billion).

The Company and its subsidiaries have been allocated land by authorities for the
implementation of certain real estate projects and are obliged to pay land use fees and land
rental for such allocated areas. The Company and its subsidiaries have received notifications
from the authorities requiring payments of land use fees and land rental totaling VND 4,566
billion as at 31 December 2025.

Additionally, according to a land lease agreement between a subsidiary and a counterparty,
the remaining consideration payable under this agreement as at 31 December 2025 is USD
112,000,000.

Commitments related to joint venture real estate development projects

The Company and its subsidiaries have obtained approvals to form joint ventures with
partners to act as investors in several real estate projects. Accordingly, the Company and its
subsidiaries are required to contribute capital in proportion to 15% of the total investment
capital of these joint venture projects, as stipulated by the contracts.

Commitments related to deposits for cooperation agreements in real estate projects

The Company and a subsidiary has entered into agreements with certain business partners
and related parties as part of joint investor arrangements for several real estate projects. As
of 31 Dec 2025, the remaining commitment payable by the Company under these agreements
is VND 78,864 billion.

The Company has entered into agreements with certain counterparties owning real estate
projects. As of 31 December 2025, the remaining commitment payable by the Company under
these agreements is VND 2,660 billion.

Commitments under business cooperation contracts for profit sharing and other
commitments related to real estate projects

The Company and its subsidiaries have entered into business cooperation agreements with
counterparties. Under these agreements, the Company and its subsidiaries are committed to
profit sharing, capital reimbursement, and fulfilling other contractual obligations in accordance
with term in the agreements.

In addition, the Company entered into an investment agreement with a business counterparty
in relation to a portion of a project owned by a subsidiary. Under this agreement, the
counterparty is entitled to fixed dividends and bonus dividends.

Commitments related to cooperation contracts
The Company and its subsidiaries have entered into cooperation contracts with partners and
companies within the Group to acquire partial interests in real estate projects or to cooperate

in certain project components. As of 31 December 2025, the remaining commitment payable
by the Company and its subsidiaries under these agreements is VND 1,702 billion.
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Vinhomes Joint Stock Company B09-DN/HN

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

40.

41.

COMMITMENTS AND CONTINGENT LIABILITIES (continued)
Commitments related to share transfer agreement

The Company and its subsidiary entered into a capital transfer agreement with a corporate
counterparty. As at 31 December 2025, the remaining commitment to be paid by the Company
under this agreement is VND 5,049 billion.

Commitments related to deposit for purchasing asset purpose

In August 2025, the Company entered into several agreements with a counterparty to
purchase assets for transportation purposes. As at 31 December 2025, the remaining
commitment payables under these agreements EUR 38,354,150.

Commitment under interest support agreements to buyers of inventory properties at
real estate projects of the Company and its subsidiaries

According to the three-party (3) interest support agreements among the Company and its
subsidiaries as investors, buyers of inventory properties of the Company's and certain banks,
the Company and its subsidiaries commit to support the buyers in getting loans to finance for
a part of the selling price and to settle the interest within a committed period.

Commitment to utilize assets as collateral for the payment obligations of the
companies within the same group and business partners

The Company and its subsidiaries have committed to providing necessary assistance and
have used a deposit contract, inventories, fixed assets, investment properties, constructions
in progress of the Company and its subsidiaries to secure certain obligations under certain
loans for the Company, subsidiaries and companies within the Group.

Commitment related to a non-controlling owner of a subsidiary

In accordance with the agreement between the two owners of a subsidiary, the non-controlling
owner has the right to contribute capital equivalent to 15% equity ownership together with
related rights and obligations in this subsidiary.

ADDITIONAL INFORMATION REGARDING THE CONSOLIDATED CASH FLOW
STATEMENT

Currency: million VND

Current year Previous year
Actual cash received from loans during the
period:
Cash received from normal loan agreements 106,524,970 58,434,961
Cash received from issuance of bonds 30,654,607 22,062,447
Actual cash payment of loans during the
period:
Cash payment for normal loan agreements (68,968,571) (53,297,005)
Cash payment for principal of bonds (9,000,000) (4,440,000)
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Vinhomes Joint Stock Company B09-DN/HN

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

42. EVENTS AFTER THE BALANCE SHEET DATE

Except for the events subsequent to the balance sheet date as disclosed in other notes to the
consolidated financial statements, there is no other matter or circumstance that has arisen
since the balance sheet date that requires adjustment or disclosure in the consolidated
financial statements of the Company and its subsidiaries.

Hanoi, Vietham

M

Tran Thi Nhu Hieu Do Duc Hieu
Preparer Chief Accountant
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EY | Building a better working worid

EY is building a better working world by
creating new value for cllents, people, soclety
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 today and tomorrow.

EY teams work across a full spectrum of
services in assurance, consulting, tax, strategy
and transactiens. Fueled by sector insights, a
globally connected, multi-disciplinary network
and diverse ecosystem partners, EY teams can
pravide services in more than 150 countries
and territories.

All in to shape the future with confidence.

EY vefors (o' the giobal prganization, aod may rofsr fo oneor
moee, of the member firms of Ernst & Young Global Limited,
ealh o Which 1k a separste legal entily, Emst & Young Global
Lirrift=d, & UK company. imited by guaranies, does nok firevide
sa#rvices to clients. Information about how EY colipcts and uses
peraonkl data snd a dessription of the righls IHdlvidudls heve
urider date protection Iegisletion am =vallsble 4is
my.comiprivacy. EY member Nirms da not practics law witere
profibited by focal laws, For Haobe information about our’
organization, plesss visil Moo,

0 2025 Ernst & Young Vietnam Limited. All Rights Ressrved.

ey.com/en_vn
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