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CONG TY CO PHAN VICTORY GROUP
Bdo cdo ciia Téng Gidm Déc
Cho kp ké todin 06 thang két thiic ngay 30 thang 06 ndm 2026

BAO CAO CUA TONG GIAM POC

1.  Khai quat vé Cong ty
Céng ty Co phén Victory Group la cong ty cb phén.
Cong ty Cb phan Victory Group dugc ddi tén tir Cong ty Cb phén Victory Capital (tién than la Cong ty
Cd phin Pau tu Ha ting va D& thi Déu khi). Cong ty hoat dong theo Giay chiing nhén ding ky doanh 5
nghiép s6 0305284081, dang ky 1An diu ngay 29/10/2007 do S& Ké hoach va Piu tu Thanh pho HO Chi 0
Minh cép. 7~
Trong qué trinh hoat dong, Cong ty d& dang Ly thay dbi 1an thi 23 ngay 07/11/2024 do S¢ Ké hoach va \
Pau tu Thanh pho H6 Chi Minh cép.
vén didu 1&: 1.000.000.000.000 déng (mot nghin ty dong). %
Tru sé hoat dong i‘;
2.1 Trusé chinh hoat dong
Dia chi . S6 12 Tan Trao, phudmg Tan M¥, Thanh phé H6 Chi Minh, Vigt Nam a2
s dien thoai  : 028.54161020
- SHNHI
M4 so thue :0305284081 104N
2.2 Théng tin vé cong ty con HUA
Thiong tin vé cong ty con tinh dén ngay 30/06/2026: 7
STT Tén cong ty Pia chi tru sé chinh | Hoat djng Cubi ky Piu nim
kinh doanh oy 5 o
chinh | Ty | | lmgue | R
© - |quyén | Tylé van |duyen Ty 1é
vOR | g |lgidch| Voo | biéu loiich
G |auét| (%) | (G | auét) (%)
(%) (%)
{ |cong ty Cb phén|Ting 3, Chung cu cao{Xay dung va| 90,16/ 90,16/ 90,16 90,16 90,16| 90,16
My Ph Invest ting My Phu, s6 60/68 kinh  doanh
Lam Vin Ben, P. Tan/bat dong san
Hung, Tp. Ho Chi
Minh, Viét Nam.
2 |Cong ty Cb phan|Ting 12, S§ 12 Duong|Kinh doanh| 99,99| 99,99 99,99 99,99| 99,99( 99,99
Victory Asset Tan Trao, P. Tan MY, bét dong san
Tp. H6 Chi Minh
3 |Cong ty C4 phin|TAng 12, S6 12 Duong|Kinh doanh| 99,99| 99,99| 99,99| 99,99 99,99| 99,99
Victory Homes Tan Trao, P. Tén M7, |béat dong san
Tp. H6 Chi Minh
4 |Cong ty Cb phin|Ting 12, S6 12 Pudng[Kinh doanh| 99,99| 99,99 99,99 99,99 99,99| 99,99
Victory Consulting |Tan Trao, P. Tan MY,|bat dong san
Tp. H6 Chi Minh
5 |cong ty Cb phin|354D Nguyén Xi, P.|Xay dung va| 7529 75,29 7529 76,36 76,36 76,36
VictoryCons Binh Loi Trung, Tp. HO ki’nh doanh
Chi Minh bat dong san



CONG TY CO PHAN VICTORY GROUP
Béo cdo ciia Téng Gidm doc (tiép theo)
Cho ky ké todn 06 thing két thiic ngay 30 thang 06 nam 2026

STT Tén cong ty Pia chi tru s¢ chinh | Hoat dong Cubi ky PAu nim
kinh doanh 5 an 7 TR
. L. | Ty le .o | Ty 1€
chinh T)’({lg qu}jén Ty 1& Tv){%x[f quyéen | Ty I&
VO | 'biéu [lgiich| *o | biéu |lgiich
(goﬂ/‘; quyét | (%) (g%I; quybt | (%)
) | (%) (%) B
6 |Cong ty C& phin|Ting 7, S6 12 Puong[Xay dung vi| 65,00] 65,00 64,99) 65,00 65,00 64,99 ®-
DBFS (céng ty conTén Trao, P. Tan M§,|kinh doanh =
gian tiép) Tp. H5 Chi Minh bét ddng sén
7 |Céng ty C& phin|TAng 7, S6 12 Pudng|Tu vén, thi 51,00[ 51,00/ 50,99) 51,00 51,00{ 50,99
C-TEC (cong ty|Tén Trao, P. Tan M#,|cong xay
con gian tiép) Tp. H6 Chi Minh dung  cong |
trinh 28

Nganh nghé kinh doanh
Nganh nghé kinh doanh ctia Cong ty 1a dAu tu kinh doanh bit dong san.

4. Hoi Pdng Quan Triva Tong Giam dic
3TY
HHUUT
e . AT

4.1 Hpi Dong Quan Tri i

Céc thanh vién Hoi Pdng Quan Tri, Téng Giam doc ctia Cong ty trong ky va cho dén thoi diém lap bao
cdo nay bao gém:

Hop va tén Chiic vu N,%?j} gg;::;:: * Ngay mién nhiém
Ong Lé& Hao Chu tich HDQT 24/04/2026 .

Ong B3 Thai Danh Thanh vién , 24/04/2026 .

Ong Nguyén Huynh Nguyén Chuong Thanh vién 24/04/2026 -

Ong Nguyén Tuin Anh Thanh vién 24/04/2026 -

Ong Poan Anh Tri Thanh vién 24/04/2026 -

Ong L& Vin Trong Thanh vién - 24/04/2026

) Pugc bo nhiém theo Nghi quyet Dai hi ddng c6 dong thwong nién ndm 2026 §6 126/NQ-VCG ngay
24/04/2026 ciia Céng ty C6 phan Victory Group.

4.2 Tong Gidm dbc va Ké todn truéng

Ho va tén Chitc vu Ngay b nhiém/tdi bé nhiém Ngay mién nhiém
Ong Nguyén Tuan Anh Téng Gidm dbc 26/08/2024 -
Ba Tran Thu Hang Ké todn trudng 08/06/2022 -

Ngudi dai dién theo phap ludt

Ngudi dai dién theo phap luét cua Cong ty dén thoi diém lap béo cdo ndy nhu sau:

Ho va tén ' Chite vu Ngay bé nhiém Negay mién nhiém
Ong Nguyén Tuin Anh Tdng Gidm dbc 27/08/2024 -

Panh gia tinh hinh hoat dong

Két qua hoat dong va tinh hinh tai chinh ueng ctia Cong ty cho ky ké todn 06 thang két thic ngay 30
théng 06 nam 2026 dugc thé hién trong Béo cdo tai chinh riéng tir trang 07 dén trang 32.
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CONG TY CO PHAN VICTORY GROUP
Béo cdo cita Tong Gidm déc (tiép theo)
Cho kp ké todn 06 thang két thiic ngay 30 thdng 06 ndm 2026

Sw kién sau ngay Kkét thic ky ké todn

Theo y kién ctia Téng Gidm déc, Béo cdo tai chinh riéng cua Cong ty cho ky ké toan 06 thang két thic
ngay 30 thang 06 nam 2026 s€ khong bi-anh hudng nghiém trong boi béj: ky khoan muc, nghiép vy hay
su kién quan trong ho#ic c6 ban chat bat thuong nao phat sinh t ngdy két thic ky ké toan 06 thang cho
dén ngay lap Béo cdo ndy cén thiet phai co cic diéu chinh s liéu hodc cong bd trong Béo céo tai chinh
riéng.

Kiém toan vién
Cong ty TNHH Kiém toan va Tu vin Chuln Viét - VIETMALUES dugc chi dinh thuc hién soat xét Bao
céo tai chinh riéng cho ky k& toan 06 théang két thic ngay 30 thang 06 ndm 2026 cua Cong ty.

Trach nhiém ciia Téng Gidm dbe

Téng Gidm dbc chiu trach nhiém ldp Bdo céo tai chinh riéng d& phan nh trung thuc va hop 1y tinh hinh

tai chinh riéng, két qua hoat dong kinh doanh riéng va luu chuyén tién té riéng cua Cong ty trong ky.

Trong viéc lap Béo céo tai chinh riéng nay, Tong Giam doc da:

e Chon lua cac chinh sach ké toan thich hop va 4p dung céc chinh sich nay mot cach nhét quan.

e Thuc hién céc xét doan va céc ude tinh mot cach hop ly va thén trong.

o Néu 6 cdc Chuén muc Ké toan 4p dung cho Cong ty co duge tuén thu hay khong va tAt ca cac sai
léch trong yéu da dugce trinh bay va giai thich trong Bio cdo tai chinh riéng.

e Lap Béo cdo tai chinh gifta nién dd riéng trén co s& hoat dong lién tuc trir trudng hop khong thé cho
rang Cong ty s€ tiép tuc hoat dong lién tuc.

o Thiét lap va thuc hién hé théng kiém soat ndi bd mét cach hitu hiéu nhim han ché rii ro ¢ sai sét
trong yéu do gian 14n hodc nham lan trong vige 1ap va trinh bay Béo céo tai chinh riéng.

Téng Giam déc chiu trdch nhigm dam bao cac s6 ké toan ¢6 lién quan, thich hop duge luu gl day du dé
phan anh tinh hinh tai chinh riéng, tinh hinh hoat ddng cua Cong ty v6i mirc dd chinh xdc hop ly tai bat
ky thei diém nao va dam bao cac sb ké toan tuan thi Ché d6 Ké toan 4p dung. Tbng Gidm dbc ciing chiu
trach nhiém quan 1y céc tai sin ctia Cong ty va do d6 da thuc hi¢n cac bién phap thich hop dé ngin chin

va phét hién cac hanh vi gian l4n va nhiing vi pham khdc.

Tbng Gidm déc cam két da tudn tht céc yéu cau néu trén trong viée 1ap Béo céo tai chinh riéng kém theo.

Phé duyét Bdo cdo tai chinh riéng

Téng Gidm dbc phé duyét Bao céo tai chinh riéng dinh kém. Béo céo tai chinh riéng dd phan anh trung
thuc va hop Iy tinh hinh tai chinh riéng ctia Cong ty tai thoi didm ngay 30 thang 06 nam 2026, cling nhu
két qua hoat dong kinh doanh riéng va céc Judng luu chuyén tién 8 riéng cho k¥ ké toén 06 thang két
thiic cing ngdy, ph hop véi cde Chudn mue Ké toan, Ché d6 Ké toan doanh nghiép Viét Nam va céc
quy dinh phép ly c6 lién quan dén viéc 1ap va trinh bay Béo cdo tai chinh riéng.

/1}” woi dz_li dién theo phap luit

“Tong Giam déc
Phé duyét, Tp.HCM ngay 13 thdng 8 ndm 2026.




Céng ty TNHH Kiém ton va Tuw véin Chulin Vit (VIETVALUES)
Céng ty thanh vién ciia JPA International I I I .

Try sé chinh : 33 Phan Viin Khoe, Phudng Chy Lén, Tp.HCM, Viét Nam .
Tel : +84 (28) 3859 4168 Fax . +84 (0) 919 696 168 VIETVALUES AA

Email : contact@vietvalues.com Website : www.vietvalues.com ) I I I I ‘J pA

INTERNATIONAL

Sé: 130802/26/BCKT/AUD-VVALUES

BAO CAO SOAT XET
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Kinh giri: QUY CO PONG, HQI PONG QUAN TRI VA TONG GIAM POC
CONG TY CO PHAN VICTORY GROUP

Chang t6i da sodt xét bao cdo tai chinh gifta nién do riéng kém theo cua Céng ty Cb phén Victory Group
(sau day goi tht 1a “Cong ty”), duoc lap ngdy 13 thang 8 nam 2026, tir trang 07 dén trang 32, bao gbém: Béo
c4o tinh hinh tai chinh gitfa nién do riéng tai ngay 30 thang 06 nam 2026, Bdo cao két qua hoat dong kinh
doanh giita nién do riéng, Béo cdo luu chuyén tién té gitta nién do riéng va Thuyét minh bao cdo tai chinh
chon loc riéng cho ky ké todn 06 thang két thuc ngay 30 thang 6 nam 2026.

Trdch nhiém ciia Tong Gidm doc

Tbng Giam dbc Cong ty chiu trach nhiém 13p va trinh bay béo céo tai chinh giita nién do riéng cua Cong ty
theo Chuin muc Ké toan, Ché d@6 K& toan doanh nghiép Viét Nam va cac quy dinh phap ly co6 lién quan
dén viée lap va trinh bay bao cdo tai chinh giiia nién d riéng chiju trach nhiém vé kiém soat ndi by ma Hoi
dong quan tri va Tbéng Gidm dbc xé4c dinh 1a cén thiét d& dam bao cho viée lap va trinh bay Bdo cao tai

chinh giiia nién do riéng khong co sai sot trong yéu do gian 1an hodc nham Ian.

Trdch nhig¢m ciia Kiém todn vién

Trach nhiém ctia ching toi la dua ra két luan v& thong tin tai chinh giita nién do riéng dua trén két qua soat
xét clia ching t6i. Chiing toi d thue hién cong vige st xét theo Chudn myc Viét Nam vé hop dong dich
vy soat xét sb 2410 - Soat xét thong tin tai chinh gilia nién do do kidm toan vién ddc ldp cua don vi thye
hién.

C’é‘mg viéc soat xét thong tin tai chinh‘ riéng l?ao gém viée tht_r'c hién céc cudc phong van, cht yéu la phéng
van nhiing ngudi chiu trach nhigm vé céc van dé tai chinh ké toan, thyc hién tha tuc phén tich va cac thu
tuc soat xét khac. Mot cude soat xét vé co ban c¢6 pham vi hep hon mdt cude kidm toan duogc thuc hién
theo cac Chuin muyc Kiém toan Viét Nam va do vdy khong cho phép ching t6i dat dugc su dam bao réng
chiing t6i s& nhan biét dugc tat ca cc vAn d& trong yéu c6 thé dugc phét hién trong mot cuge kiém toan.
Theo d6, ching toi khong dua ray kién kiém ton.

Két luin ciia Kiém todn vién

Ciin o trén két qua soat xét ctia ching t6i, Ching t6i khong thdy c6 van dé gi khién ching toi cho ring
Béo céo tai chinh giita nién do riéng dinh kem khong phan anh trung thuc va hop ly, trén céc khia canh
trong yéu, tinh hinh tai chinh gitta nién do riéng ctia Cong ty CP Victory Group tai ngay 30 thang 06 ndm
2026, két qua hoat dong kinh doanh gitra nién do riéng va luu chuyén tién té gitta nién do riéng cho ky ké
toan 06 thang két thic cing ngay, phu hop v6i Chudn myc Ké toan, Ché d6 K& toan doanh nghigp Viét
Nam va cac quy dinh phap ly c6 lién quan dén viée 1ap va trinh bay Bdo céo tai chinh giira nién do riéng.
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Bdo cdo kiém todn (1iép theo)

A A A A
Van dé can nhin manh

- Tai Thuydt minh myc V.15 - Ngdy 30/06/2026, Cong ty dang co6 khoan 18 liy ké (582.664.490.998)
ddng, tong no ngan han cia Cong ty vuot qué tai san ngén han s6 tidn 63.271.018.965 ty dong. Cong ty
dang trién khai céc bién phap co cAu lai no va theo ddi sat sao cac ludng tién hoat dong dé giam thiéu rai
ro tai chinh. Ngoai ra, Cong ty vi vai trd cong ty me, tip trung dAu tur vén, ¢ co cAu tai san dai han chi
yéu, bao gdm tai san c6 dinh 1a nha cita, céc bt dong san dAu tu va cac khoan déu tu tai chinh vao cong ty
con. Cac cong ty con dang hoat dong én dinh va mé réng quy md hoat dong kinh doanh, tao doanh thu va
dong tién tét, 6 théang ddu nim 2026 dem vé doanh thu hop nhit 205.755.534.127 ddng. Do d6, Bao céo tai

chinh riéng ciia Cong ty van dugc lap trén gia dinh hoat dong lién tuc.

Viin dé khdc

- B4o céo két qua hoat dong kinh doanh riéng gitta nién d6 va Béo cao luu chuyén tién té riéng gilta nién
d6 cua Cong ty cho ky ké todn 06 thang két thuc tai ngay 30 thang 06 nam 2025, duge trinh bay cho muc
dich so sanh, duge soat xét boi cong ty kiém toan khac, phat hanh bao c4o soat xét ngay 29 thang 08 nam
2025, dua ra két ludn chap nhan toan phén.

- Bao céo tai chinh riéng cta Cong ty Cé phan Victory Group tai ngdy 31 thing 12 ndm 2025 duoc kiém
todn boi cong ty kiém todn khac, Bdo céo kiém todn riéng dugc phat hanh ngay 17 thang 04 nam 2026 da %
dua ra ¥ kién kiém toan chap nhan toan phan kém theo van dé cAn nhn manh vé& cam két clia Tong Gidm //%
dbc cong ty lién quan dén kha nang hoat dong lién tuc cua Cong ty. 7 4

Tp. H6 Chi Minh, ngay 13 thang 8 ndm 2026.

Cong ty TNHH Kiém toén va Tu van Chuén Viét (VIETVALUES)
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CcONG TY CO PHAN VICTORY GROUP

Dja chi: S8 12 Tdn Trao, phweéng Tan Mg, Thanh phd Ho Chi Minh, Vigt Nam

Béo cdo tinh hinh tai chinh riéng gifta nién dg

Cho ky ké todn 06 thang két thiic ngay 30 thdng 06 nim 2026

BAO CAO TINH HINH TAI CHINH RIENG GIUA NIEN PO

Cho ky ké todn 06 thang két thiic ngay 30 thang 06 nim 2026

Bdo cdo nay dugc doc kém vai Thuyét minh Bdo cdo tai chinh

DVT: VND
A
TAI SAN Ma 6 | ThuYet S6 cubi ky 6 diu nim
minh
1 2 3 4 5
A- TAI SAN NGAN HAN 100 95.687.989.435 106.211.560.804
I. Tidn va cic khoan twong dwong tién 110 148.745.891 42.592.057
1. Tién 111 V.1 148.745.891 42.592.057
II. PAu tw tai chinh ngan han 120 38.666.575.340 38.132.501.367
1. DPéu tu ngén han khic 125 | V.2a 38.666.575.340 38.132.501.367
IIL. Cac khoan phai thu ngén han 130 41.388.265.856 52.464.339.304
1. Phai thu ngén han cua khéach hang 131 V.3a 33.261.067.340 44,178.539.114
2. Tra trude cho ngudi ban ngén han 132 725.332.496 688.938.170
3. Phai thu ngi bd ngén han 133 - -
4. Phai thu theo tién dd k& hoach hop dbng xdy dung 134 - -
5. Phai thu ngén han khic 135 | V4 113.245.462.745 113.020.458.745
6. Du phong phai thu ngén han kho doi (*) 136 (105.843.596.725) (105.423.596.725)
7. Tai san thidu chd xir ly 137 - -
IV. Hang ton kho 140 7.819.571.261 7.819.571.261
1. Hang tdn kho 141 | V.5 7.819.571.261 7.819.571.261
V. Tai sin sinh hoc ngin han 150 - -
V1. Tai san ngén han khic 160 ~ 7.664.831.087 7.752.556.815
1. Chi phi che phén b ngén han 161 | V.6a 256.061.314 96.608.861
2. Thué GTGT dugc khéu trir 162 250.805.628 497.983.809
3. Thué va cac khoan khéc phai thu Nha nuée 163 | V.11 7.157.964.145 7.157.964.145
B- TAISAN DAI HAN 200 520.552.517.767 523.210.166.479
1. Céc khoén phai thu dai han 210 55.667.234.392 55.667.234.392
1. Phai thu dai han ctia khéch hang 211 | VJ3b 55.667.234.392 55.667.234.392
II. Taisan ¢b dinh 220 68.342.884.814 69.900.111.323
1. Taisan cb dinh hiru hinh 221 | V.7 55.226.195.350 56.564.296.591
- Nguyén gid 222 85.078.752.635 85.025.326.708
- Gidi tri hao mon lily ké (¥) 223 (29.852.557.285) (28.461.030.117)
2. Taisan ¢b dinh vé hinh 227 | V.8 13.116.689.464 13.335.814.732
- Nguyén gid 228 18.942.049.505 18.942.049.505
- Gid tri hao mon lity ké (*) 229 (5.825.360.041) (5.606.234.773)
IIL. Tai sén sinh hoc dai han 230 - =
IV. Bét déng sin diu tw 240 | V.9 79.615.804.401 80.863.311.915
- Nguyén gid 241 103.732.264.540 103.732.264.540
- Gid tri hao mon iy ké (*) 242 (24.116.460.139) (22.868.952.625)
V. Taisan dé dang dai han 250- = =
1. Chi phi san xudt, kinh doanh d& dang dai han 251 - -
2. Chi phi xiy dung co ban dd dang 252 - -
VI. Déu tw tai chinh dai han 260 | V2 316.631.048.612 316.267.864.361
1. Déu tu vao cong ty con 261 415.500.080.000 415.500.080.000
2. DAu tu vao cdng ty lién doanh, lién két 202 - =
3. Déu tr gop vén vao don vi khac 263 - -
4. Dy phong tbn thit diu tur vao don vi khéc dai han (¥) 264 (98.869.031.388) (99.232.215.639)
VII. Tai san dai han khic 270 295.545.548 511.644.488
1. Chi phi ch& phin b dai han 271 | V.6b 295.545.548 511.644.488
TONG CONG TAI SAN (280 = 100 + 200) 280 616.240.507.202 629.421.727.283
7
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CONG TY CO PHAN VICTORY GROUP

Dia chi: 86 12 Tan Tréo, phuong Tan My, Thanh phd Hé Chi Minh, Viét Nam

Bdo cdo tinh hinh tai chinh giita nién dg riéng (tiép theo)
Cho kp ké todn 06 thdng két thiic ngay 30 thang 06 ndm 2026

3
NGUON VON M s6 T::::;‘ S6 cudi ky 6 dhu nim
1 2 3 4 5

A- NO PHAI TRA 300 175.446.073.574 184.033.173.982
I. No ngén han 310 158.959.008.400 167.817.732.396
1. Phai tra ngudi bén ngén han 311 | V.10 15.212.505.338 15.213.283.066
2. Ngudi mua tra tién trude ngén han 312 379.981.000 379.981.000
3. Phai tra b tic, loi nhuén 313 - -
4. Thué va céc khoan phai ndp Nha nuée ngén han 314 | V.11 131.182.627 55.466.242
5. Phai tra ngudi lao dong 315 720.983.483 1.604.325.664
6. Chi phi phai tra ngén han 316 | V.12 69.489.837.269 70.344.313.445
7. Phai tra néi bé ngén han 317 - -
8. Phai tra theo tién do ké hoach hop ddng x4y dung ngén han 318 - -
9. Doanh thu chd phn bd ngén han 319 51.324.885 16.363.637
10. Phai tra ngén han khéc 320 | V.13a 68.203.527.184 68.275.568.799
11. Vay va ng thud tai chinh ngén han 321 | V.14 4.769.666.614 11.928.430.543
II. No dai han .330 16.487.065.174 16.215.441.586
1. Doanh thu chd phan bd dai han 337 4.624.443.847 4.718.820.259
2. Phai tra dai han khéc 338 | V.13b 11.862.621.327 11.496.621.327
B- NGUON VON CHU SO HUU 400 440.794.433.628 445.388.553.301
I. Vén chii s& hitu 410 | V.15 440.794.433.628 445.388.553.301
1. Vén gop cia chi s& hitu 411 1.000.000.000.000 1.000.000.000.000
- C6 phiéu phé thong c6 quyén biéu quyét 4lla 1.000.000.000.000 1.000.000.000.000

2. Quy diu tu phét trién 418 23.458.924.626 23.458.924.626
3. Lgi nhudn sau thué chua phan phéi 420 (582.664.490.998) (578.070.371.325)
- LNST chira phén phéi liy ké dén cudi ndm trude 420a (578.070.371.325) (588.676.029.261)

- LNST chura phdn phoi ném nay 420b (4.594.119.673) 10.605.657.936

TONG CONG NGUON VON (440 = 300 + 400) 440 616.240.507.202 629.421.727.283 ||
Pheé duyét, Tp. HCM ngady 13 thdng 8 ndm 2026
Ngudi dai dién theo phéap luit
Ngudi 13p biéu K& todn trudng fing Gidm dbc
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CONG TY CO PHAN VICTORY GROUP
Dia chi: S8 12 Tan Tréo, phudng Tdn My, Thanh phd Hé Chi Minh, Viét Nam
Bdo céo két qud hoat ding kinh doanh riéng giita nién do
Cho ky tai chinh 06 thdng Jét thiic ngay 30 thang 06 ndm 2026

Cho ky tai chinh 06 thang két thiic ngay 30 thang 06 nam 2026

BAO CAO KET QUA HOAT PONG KINH DOANH RIENG GIUA NIEN DO

Bdo cdo nay duge doc kém voi Thuyét minh Bdo cdo tai chinh

DVI: VND
cHi TIEU Mi sé T::l‘:l{;t Ky nay Ky truée
1 2 3 4 5

1. Doanh thu bin hang va cung cip dich vu 01 VL1 3.344.555.365 2.826.601.209

2. Céc khoan giam trir doanh thu 02 - =

3. Doanh thu thufn vé& bin hang va cung cip dich vu 10 3.344.555.365 2.826.601.209

4. Giavén hang ban 11 V1.2 2.172.631.762 2.023.966.182

5. Loinhufn gbp v& bdn hang vi cung cip dich vu 20 1.171.923.603 802.635.027

6. Lai/l3 ciia hoat ddng ban, thanh Iy bit djng sin diu tu 21 - -

7. Doanh thu hoat dong tai chinh 22 VI3 534.218.613 535.894.153

8. Chi phi tai chinh 23 V1.4 35.188.061 1.419.608.790

- Trong do: Chi phi ldi vay 24 398.372.312 484.059.117

9. Chi phi bén hang 25 - 141.140.000

10. Chi phi quéan Iy doanh nghigp 26 6.265.073.828 7.013.868.087
11. Leoi nhudn thuén tir hoat dgng kinh doanh 30 (4.594.119.673) (7.236.087.697)

12. Thu nhédp khéc 31 - 1.242.500.000

13. Chi phi khac 32 - 4.711.408.320
14. Lgi nhuén khic 40 - (3.468.908.320)
15." Téng loi nhusn ké todn trude thué 50 (4.594.119.673)|  (10.704.996.017)

16. Chi phi thué thu nhép doanh nghigp hién hanh 51 - -

17. Chi phi thué thu nhdp doanh nghiép hozn lai 52 - -
18. Loginhudn sau thué thu nhap doanh nghiép 60 (4.594.119.673) (10.704.996.017)

Phé duyét, Tp. HCM ngay 13 thdng 8 ndm 2026

Ngudi.dai di¢n theo phap luit
Ngudi lip biéu Ké todn truémg Gidm dbc
7‘#? y>
/
LE THI HOAI AN TRAN THU HANG TUAN ANH
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CONG TY CO PHAN VICTORY GROUP

Dia chi: 8 12 Tdn Trao, phudng Tdn My, Thanh phd Ho Chi Minh, Viét Nam
Béio cdo luu chuyén tién t¢ riéng gitta nién dg

Cho kp tai chinh 06 thing két thiic ngay 30 thang 06 ném 2026

BAO CAO LUU CHUYEN TIEN TE RIENG GIUA NIEN PO
(Theo phwong phip gidn tiép)
Cho ky tai chinh 06 thiang két thic ngay 30 thing 06 nim 2026

PVT: VND
Y en L X Thuyét o "
Chi tigu Mai so : Ky nay Ky trude
minh
1 2 3 4 5
I. LUU CHUYEN TIEN TU HOAT PONG KINH DOANH

1. Loi nhudn truge thué 01 (4.594.119.673)|  (10.704.996.017)

2. Didu chinh cho cic khodn 2.245.055.425 5.066.290.736
V.7

- KhAu hao tai san ¢b dinh va BDS dau tu 02 |V8 V.8 2.858.159.950 2.978.576.099

- C4c khoan dy phong 03 56.815.749 2.139.549.673

- Li, 15 chénh l18ch ty gia héi doai do danh gid lai 04 - -

céc khoan muc tién t& c6 géc ngoai té

- Lai, 18 tir hoat ddng dAu tu, tai chinh 05 (1.068.292.586) (535.894.153)

- Chi phi 14 vay 06 V1.4 398.372.312 484.059.117

- Céc khoan didu chinh khac 07 - c
3. Lyi nhuin tir hoat dgng kinh doanh truée thay ddi von luu dong 08 (2.349.064.248) (5.638.705.281)

- Téng, giam céc khodn phai thu 09 11.437.325.602 (3.777.757.183)

- Tang, giam hang tdn kho 10 - 5

- Tdng, giam cAc khoan phai tra (khong ké 14i vay phai tra, thué thu 11 (1.826.708.791) 8.165.894.540

nhép phai nop)

- Tang, gidm chi phi ché phéan bd 12 56.646.487 294.634.909

- Téng, giam chirng khoén kinh doanh 13 - -

- Chi phi di vay da tra 14 = =

- Thué thu nhp doanh nghiép da nop 15 - -

- Tién thu khéc tir hoat ddng kinh doanh 16 - -

- Tién chi khéc tir hoat dong kinh doanh ] 17 - -
Luu chuyén tién thuin tir hogt dgng kinh doanh 20 7.318.199.050 (955.933.015)
II. LUU CHUYEN TIEN TU HOAT PONG PAU TU :

1. Tidn chi d& mua sém, x4y dung TSCP v céc tai san dai han khic 21 V.7 (53.425.927) -

2. Tién thu tir thanh ly, nhugng ban TSCP va céc tai sin dai han khéc 22 - =
3. Tién chi cho vay, mua céc céng cu ng clia don vi khac 23
4, Tién thu hdi cho vay, ban lai céc cdng cy ng ctia don vi khac 24
5. Tién chi dAu tu gép vén vao don vi khic 25
6. Tién thu hdi diu tu gép vbn vio don vi khic 26
7. Tién thu_ 13i cho vay, cé tirc va loi nhuén dugc chia 27 144.640 44.838
Luu chuyén tién thudn tie hogt dong ddu tir 30 (53.281.287) 44.838
III. LUU CHUYEN TIEN TU HOAT PONG TAI CHINH
1. Tién thu tir phat hanh cd phiéu, nhén vén gép ctia chi s¢ hitu 31 -

2. Tién tra lai von gop cho céc chi sé hitu, mua lai cd phiéu cia 32 - =
doanh nghiép d4 phéat hanh

3. Tién thu tir di vay 33 V.14 5.845.387.583 4,809.928.728

4. Tidn trd ng gbc vay 34 V.14 (13.004.151.512)|  (3.840.000.000)

5. Tidn tra ng gbc thué tai chinh 35
6. Cd tire, lgi nhufn da tra cho chi s¢ hitu 36
Luu chuyén tién thudn tie hoat djng tai chinh 40 (7.158.763.929) 969.928.728
Luru chuyén tién thudn trong ky (20+30+40) 50 106.153.834 14.040.551
Tién va twong dwong tién diu ky . 60 42.592.057 65.451.030
Anh hudng cia thay ddi ty gia hdi doai quy dbi ngoai té 61
Tién va twong duong tién cubi ky 70 148.745.891 79.491.581

Ngudi lap biu K& ton tudng
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CONG TY CO PHAN VICTORY GROUP

Dja chi: 86 12 Tan Trao, phwong Tdan My, Thanh phé H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc

Cho kp ké todn 06 théng két thiic ngay 30 thang 06 nam 2026

BAN THUYET MINH BAO CAO TAI CHINH RIENG CHON LOC
Cho ky ké todn 06 thang két thic ngay 30 thang 06 nim 2026

Y
o
1.—!\\‘3.\-6//

Thuyét minh niy 12 mdt by phan khong thé tich roi va phai duge doc kém vai Béo cao tai chinh Cong ty

giifa nién dd cho ky ké toan 06 thang két thic ngay 30 thang 06 ndm 2026 ctia Cong ty C& phén Victory
Group (sau ddy goi tat 1a “Cong ty”).

\‘-‘a
&

I. DACDPIEM HOAT PONG

1. Hinh thirc s¢ hitu von
Cong ty C phan. Victory Group la cong ty cd phan.

- Coéng ty Cb phin Victory Group duoc dbi tén tir Céng ty C6 phén Victory Capital (tién than la Cong ty Ch
phén Dau tu Ha ting va Do thi Dau khi). Cong ty hoat dong theo Gidy ching nhén dang ky doanh nghiép
s6 0305284081, ding ky 1an diu ngay 29/10/2007 do S& K& hoach va Dau tu Thanh ph6 H6 Chi Minh cép.
Trong qué trinh hoat ddng, Cong ty di ding ky thay dbi 1an thir 23 ngay 07/11/2024 do S& K& hoach va Dau
tu Thanh ph6é H6 Chi Minh cap.

2. Linh vuc kinh doanh

Linh vuc kinh doanh ctia Céng ty 1a dau tu, xdy dung, kinh doanh bat dong san. TRACHN
3.  Nganh nghé kinh doanh Ifr:, :2
o Xay dung nha, cong trinh dudng sit, cong trinh dudng bd, cong trinh thiy, cong trinh khai khoang, cong ;'»t;\_
trinh ché bién, ché tao, cong trinh k§ thuat dan dung khéc; Y
° Phé d&, chudn bj mat b?mg, hoan thién céng trinh xdy dung;
e L:f\p dat hé théng dién, hé théng cﬁp, thoat nudc, 10 sudi va diéu hoa khong khi va hé théng xay dung khac;
° Dich vu hd tro téng hop, dich vy vé sinh chung nha cira, dich vy hé théng bao dam an toan;
° Dich vu hanh chinh vin phong téng hop, Photo, chudn bi tai liéu va cac hoat déng hé trg van phong déc
biét khac;
° Hoat dong xay dung chuyén dyung khac, hoat dong kién trtic va tu vin k¥ thuét 6 lién quan;
° Dich vu chim séc va duy tri canh quan;
° Bao dudng, stra chita xe 6 0 va xe c6 dong co khac;
° Kinh doanh bat déng san, quyén sir dung dét thude chii s& hitu, chu siv dung hodc di thug;
° Ban buén vat liéu thiét bj l&p dat khac trong xdy dung;
o Hoatdéng tu vén diu tu; tu vén quan 1y dy 4n diu tu; tw vAn, moi gidi, dAu gid bat dong san, déu gia quyén
sit dung dét;
® Quéng c4o, sang tac nghé thuét va giai tri;
° Dich vu luu trii ngén ngay; nha hang va cc dich vu dn ubng phuc vu luu dong;
° Té chitc gisi thiéu va xac tién thuong mai, thu gom réc thai khong dée hai;
o Hoat déng sang tac, nghé thuét va giai trf, hoat déng cua cic co s thé thao.

Hoat dong chinh ciia Cong ty 1a cho thué viin phong, dich vu quan ly, khai thac bét dong san va kinh doanh
bat déng san.

Ban thuyét minh ndy la mgt b6 phdn hop thanh va phdi duge doc cing véi Bdo cdo tai chinh giita nién do 11



CONG TY CO PHAN VICTORY GROUP
Dia chi: S 12 Tan Tréo, phitong Tan My, Thanh phé H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)
Cho kp ké todn 06 thing két thic ngdy 30 thang 06 ndm 2026

4.

Chu ky san xuét, kinh doanh théng thuong

Chu ky san xuit kinh doanh théng thudng cua Céng ty khéng qua 12 thang.

Céu tric cong ty

Ciic Cong ty con
Cudi ky Diu nim
Hoat djng TV 18 TV 18
9t a9 s | TV 18 s | TV 1€
A Pia chi tru s& kinh Ty ¢ A o16 | TH1€ an | Tv 18
STT Tén con e % © |quyen| Tyle | e *\quyen| 1yT¢
2ty chinh doanh ;g: biéu |loi ich ;g; biéu |lgi ich
chinh A L7 A A
%) | dWet| R | (o) quyet| (%)
(%) (o)
1 |CongtyCéphin |TAng3, Chungcu |Xdydung | 90,16| 90,16| 90,16 90,16 90,16 90,16
M§¥ Phu Invest cao ting M§ Phu, |va kinh
s6 60/68 Lam Van |doanh bat
Bén, P. Tan Hung, dong san
Tp. H6 Chi Minh,
Viét Nam.
o |Cong ty C4 phén gi?’g“éz“‘s‘fl}‘za" ; Itfa:? gac:loanh 99.99| 99,99| 99,99 99,99| 99,99 99,99
Victory Asset P. Tan M¥, Tp. HO aln & y ¢ ’ ’ ’ ’
Chi Minh
Téng 12, S6 12 :
5 1 ik S e Kinh doanh
5 |Congty Cophdn  |\Dudng TanTrao, '\, qsn0 | 99,99 99,99| 99,99| 99,99| 99,99 99,99
Victory Homes P. Tan My, Tp. HO | .
Chi Minh =
Ting 12, S 12 _
x g o 2 Kinh doanh
Cong ty Co phan  [Puong Tén Trao, | z. .a
4 Victory Consulting |P. Tén Mg, Tp. o bflt dong 99,99| 99,99 99,99 99,99| 99,99 99,99
Chi Minh san
% . |Xaydung
- g 354D Nguyen Xi, | .7. ¢
s |CongtyCophan b gioy T oi Trung, [V kinh 1 2549| 75020 7520 76,36| 76,36/ 76,36
VictoryCons i doanh bat
Tp. HO Chi Minh 45 \
dng san
Congty Céphin  |Tang7,8612  |Xay dung
DBFS (cong ty con [Puong Tan Trao, |vakinh
6 o sy P TAeMS, To. Ho |doanh bt | 6509| 65:00 64,99 65,00 65,00] 64,99
. Chi Minh dong san
Cong tyACO it C- Téng 7, S6 12 Tu vén, thi
TEC (edng tyoon Dudng Tén Trao, |cong x&y
e <A [©) > | i q
7 |gian tiép) P. Tén Mg, Tp. Hb |dung cong 51,00 51,00{ 50,99| 51,00{ 51,00{ 50,99
Chi Minh trinh

M Ty 13 quyén bidu quyét ciia Victory Group tai Cng ty Homes 1a 99,99%, Ty 1 quyén bidu quyét cia
Home tai DBFS la 65%. Suy ra ty 1¢ quyén biéu quyét ctia Victory Group tai DBFS ]a 65% va ty 1§ loi ich
ctia Victory Group tai DBFS 14 99,99% x 65% = 64,99%

@ Ty 18 quyén biéu quyét clia Victory Group tai Céng ty Consulti

A

ng 12 99,99%, Ty 1¢ quyén biu quyét ctia

Consulting tai Cong ty C-TEC la 51%. Suy ra ty 1¢ quyén bidu quyét ctia Victory Group tai C-TEC la 51%
va ty 18 loi ich ctia Victory Group tai C-Tec 12 99,99% x 5 1% = 50,99%

Bén thuyét minh nay la mét bé phdn hop thanh va phai duge doc cing véi Bdo cdo tai chinh gifta nién dé
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CONG TY CO PHAN VICTORY GROUP

Dia chi: 86 12 Tdn Tréo, phuong Tdn My, Thanh phd H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho ky ké todn 06 thang két thiic ngay 30 thang 06 ndm 2026

6.

IL.

II1.

IV.

Nhén vién
Tai ngay két thic giai doan tai chinh Céng ty c6 19 nhén vién dang lam vigc (sb6 déu nam 13 18 nhén vién).
Tuyén bd vé kha ning so sinh thong tin trén Bdo cdo tai chinh

Nhu d4 trinh bay tai thuyét minh s6 TIL1, ké tir ngdy 01 théang 01 ndm 2026 Cng ty dd ap dung Thong tw

* §499/2025/TT-BTC ngay 27 thang 10 nim 2025 cia Bo Tai chinh huéng dan Ché d6 ké toan doanh nghiép

thay thé Thong tu ndy thay thé cho céc Thong tu s6 200/2014/TT-BTC ngay 22/12/2014 ctia B Tai chinh
huéng dan ché do ké toan doanh nghiép va céc thong tu ¢6 lién quan. Cong ty da trinh bay lai cc so liu so

3

sanh (thuyét minh myc IV.23) do vay céc s0 liéu trinh bay trong Béo cao tai chinh cho ky tai chinh két thiic
ngay 30 thang 06 nam 2026 so sanh dugc vdi s6 liéu twong (ng cua ky trudc.

NAM TAI CHINH, PON VI TIEN TE SU' DUNG TRONG KE TOAN

Niam tai chinh
Nam tai chinh ciia Cong ty bt dAu tir ngay 01 thang 01 va két thic vao ngay 31 thang 12 hang nam.
Béo céo tai chinh nay dugc ldp cho ky ké todn 06 thang két thic ngay 30 thang 06 nam 2026.

Pon vi tién t& sir dung trong ké todn
Don vi tién té sir dung trong ké toén la Pdng Viét Nam (VND) do viéc thu, chi cha yéu duoc thue hién bang
don vi tien t¢ VIND.

Trong ky, Cong ty khong thay dbi don vi tién té sir dung trong ké toan so véi ky trude.

CHUAN MU'C VA CHE PQ KE TOAN AP DUNG

Chuén mue va ché d§ ké todn 4p dung

K& tir ngay 01 thang 01 nim 2026 Cong ty dd ap dung Thong tu s6 99/2025/TT-BTC ngay 27 thang 10 nam
2025 ciia B6 Tai chinh hudng din Ché d6 ké toan doanh nghiép thay thé Thong tw nay thay thé cho cac
Théng tu s& 200/2014/TT-BTC ngay 22/12/2014 ctia B Tai chinh huéng din ché do ké toan doanh nghiép
va cac thong tu c6 lién quan. Cac sb liéu trinh bay trong Béo cdo tai chinh cho ky tai chinh 06 thang két
thiic ngay 30 théang 06 nim 2026 so sanh dugc véi s6 lidu twong ting clia ndm trude.

A A_A _en ~ - A A - + A an 3. A e
Tuyén bo ve viéc tuin thi chuian myec ke toan va che dg ke toan

Téng Gidm dbc Cong ty cam két B4o cdo tai chinh dugc lap va trinh bay phu hop vdi cée Chuin muc ké
toan Viét Nam, Ché d6 ké toan doanh nghiép Viét Nam dugc ban hanh theo Thong tu s6 99/2025/TT-BTC
ngay 27 thang 10 nam 2025 ctia B§ Tai chinh va cac quy dinh phép Ly c6 lién quan hién hanh tai Viét Nam.

CAC CHINH SACH KE TOAN AP DUNG

Co sé lap Bao cao tai chinh

Béo cdo tai chinh dugc lap trén co s& ké toan don tich (trix cac thong tin lién quan dén cac ludng tién).
Tién va cdc khoan twong dwong tién '

Tién bao gbm tién mit, tién giri ngén hang khéng c6 ky han va tién dang chuyén.

Céc khoén tuong duong tién 14 cac khoan d?lu_ tu ngan han ¢ thoi han thu hdi hodc déo han khong qua 3
thang ké tir ngay déu tw (c6 thoi han gbc khong qué ba thang), ¢6 kha ning chuyén doi thanh mot lrong tien
xé4c dinh cling nhu ¢6 rii ro trong viée chuyén doi thanh tién tai thoi di€m bao cdo.

Ban thuyét minh nay la mt bé phdn hop thanh va phai dwge doc ciing véi Bdo cdo tai chinh gitta nién dg 13
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CONG TY CO PHAN VICTORY GROUP

Dia chi: S6 12 Tan Trao, phuong Tdn My, Thanh phé H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 théng két thic ngay 30 thang 06 nam 2026

3.

Piu tw vao Cong ty con, Cong ty lién doanh, lién két

Cong ty con

Céng ty con la doanh nghi¢p chiu su kiém soét ctia Cong ty. Quyén kiém soét tc‘"n‘n tai khi Cong ty ¢o quyéq
chi phéi cac chinh sach tai chinh va hoat déng ctia doanh nghiép nhén diu tu nham thu duoc loi ich kinh t&
tlr cac hoat dong cta doanh nghi€p do.

Céc khoan dAu tu vao Cong ty con dugc ghi nhén ban d4u theo gid gég, bao gém gid mua hodc khoan gop
vbn cdng cac chi phi lién quan tryc tiép dén viéc du tu. Trudng hop dau tu bang tai san phi tién t&, gia phi
khoan diu tu dugc ghi nhan theo gia trj hop ly cta tai san phi tién té tai thoi diém phat sinh.

Cb tie va loi nhuén cta cae ky trude khi khoan diu tu duge mua duge hach todn giam gia tri cuia chinh
khoan diu tu d6. C8 tirc va loi nhuan ciia cac ky sau khi khoan dau tur duoe mua dugc ghi nhan doanh thu;
Cb tirc duge nhin bang co phiéu chi dugce theo dai s6 lugng ¢ phiéu tang thém, khong ghi nhén gié trj co
phiéu nhan dugc.

Du phong tén thét cho cac khoan diu tu vao Cong ty con duge trich 18p khi Cong ty con bi 16 v6i mire trich
lap bing chénh léch giita von gép thuc t4 clia cac bén tai Cong ty con va von chu s& hifu th}l'c ¢6 nhan (x)
v6i ty 18 gbp von ciia Cong ty so véi tong so vbn gbp thuc té cia cac bén tai Cong ty con. Neéu Cong ty con
1a dbi tuong 1ap Béo cdo tai chinh hop nhét thi cin o dé xac dinh du phong ton that 12 Bao cdo tai chinh
hop nhat.

Téang, giam sb du phong tén that dau tu vao Cong ty con can phai trich lap tai ngay két thic nam tai chinh
toan duge ghi nhan vao chi phi tai chinh

Cic khoan phai thu

Cic khoan ng phai thu duge trinh bay theo gid tri ghi s0 trir di cac khoan du phong phai thu kho doi.

Viéc phan loai cac khoan phai thu 1a phai thu khach hang va phai thu khac duge thue hién theo nguyén tic
sau:

o Phai thu ciia khach hang phan énh céc khoan phai thu mang tinh chit thwong mai phat sinh tr giao dich
¢ tinh chat mua — ban giifa Cong ty va ngudi mua la don vi doc 18p véi Cong ty, bao gom ca cac khoan
phai thu vé tién ban hang xuét khau ty thac cho don vi khac.

o Phai thu khac phan 4nh céc khoan phai thu khéng c6 tinh thuong mai, khong lién quan dén giao dich
mua — ban.

Hang ton kho

Hang tdn kho dugc ghi nhédn theo gia thdp hon giiia gia gbc va gid tr thudn c6 thé thue hién duoc.

Gi4 gbe hang tdn kho duogc xdc dinh nhu sau:

e Nguyén ligu, vat liéu, hang hoa: bao gbm chi phi mua va céc chi phi lién quan truc tiép khac phat sinh
dé c6 dugc hang ton kho & dia diem va trang thai hién tai.

e Chi phi san xuat kinh doanh d¢ dang: chi bao gbm chi phi nguyén vat li¢u chinh.

Gi4 tri thuin c6 thé thuc hi¢n duoc 1a gia ban uée tinh cia hang tdn kho trong ndm sin xuét, kinh doanh

binh thudng trir chi phi uéc tinh dé hoan thanh va chi phi u6ce tinh can thiét cho vige tiéu thu ching.

Gi4 trf hang tdn kho dugc tinh theo phuong phép binh quan gia quyén va duge hach toan theo phuong phap

ké khai thuwdomg xuyén.

Chi phi chd phin bd

Chi phi chd phén bd bao gom cée Chi phi chd phén bd ngn han hodc Chi phi chdy phén bd dai han trén bang

cén dbi ké toan va duoc phén b trong khoang thoi gian tra trude hodc thoi gian céc lgi ich kinh té twong
g dugc tao ra tir cic chi phi nay

Chi phi cho phén bd bao gbm céc chi phi thuc té da phat sinh nhung c6 lién quan dén két qua hoat dong san
xuét kinh doanh ciia nhiéu ky ké toan. Chi phi chd phén bd ctia Cong ty bao gdm cac chi phi sau:
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Cong cu, dung cu

Cac cong cu, dung cu dd dua vao sir dung duge phan bd vao chi phi theo phuong phap duong thang v6i thoi
gian phan bo khong qua 36 thang.

Tai san 6 dinh hitu hinh

Tai san cé dinh hitu hinh duoc thé hién theo nguyén gid trir hao mon Ity ké. Nguyén gid tai san c6 dinh hitu
hinh bao gdm toan bé cac chi phi ma Cong ty phai bo ra & c6 dugc tai san ¢ dinh tinh den thoi diem dua
tai san dé vao trang thai sin sang sir dung. Cac chi phi phét sinh sau ghi nhan ban dau chi duoc ghi tang
nguyén gid tai san co dinh néu cac chi phi nay chac chan lam tang loi ich kinh té trong twong lai do st dung
tai san d6. Céc chi phi phét sinh khong théa man didu kién trén dugc ghi nhén 1a chi phi san xuat, kinh
doanh trong nam.

Khi t3i sin cé dinh hitu hinh dugc bén hay thanh 1y, nguyén gid va gié trj hao mon lity ké dugc xéa s va
14, 15 phat sinh do thanh 1y duoc ghi nhén vao thu nhap hay chi phi trong nam.

Tai san c¢b dinh hitu hinh duoc khéu hao theo phuong phap dudng thing dua trén thoi gian hitu dung wée
tinh phii. S6 nam khau hao cua céc loai tai san c6 dinh hitu hinh nhu sau:

Loai tai san c6 dinh S6 nim
Nha cira, vat kién tric . 05-50
May moc 03 -04
Phuong tién vén tai 06 -08
Thiét bi, dung cu quan ly 03 - 04
Céc tai san khac 04-17

Tai san ¢6 dinh v6 hinh

Tai san ¢6 dinh v6 hinh dugc thé hién theo nguyén gié trir hao mon iy ké.

Nguyén gid tai san ¢b dinh vé hinh bao gdm toan bd cac chi phi ma Cong ty phai bo ra dé c6 dugc tai san
cb dinh tinh dén thoi diém dua tai san d6 vao trang thai san sang st dung. Chi phi lién quan dén tai san co
dinh v hinh phat sinh sau khi ghi nhén ban dau duoc ghi nhén la chi phi san xuat, kinh doanh trong nim
trir khi cdc chi phi nay gan lidn v6i mot tai san cb dinh vo hinh cu the va lam ting loi ich kinh té tir cac tai
san nay.

Khi tai san c6 dinh v6 hinh dugc ban hay thanh 1y, nguyén gia va gia tri hao mon lily ké dugc x6a sb va lai,
15 phat sinh do thanh ly dugc ghi nhén vao thu nhép hay chi phi trong nam.

Tai san ¢b dinh vo hinh ctia Cong ty bao gom:

Quyén sit dung dit

Quyén sir dung dat dugc ghi nhan 1A tai san c6 dinh vo hinh khi Cong ty c6 quyén sir dung dat hop phap va
xéc dinh dugc nguyén gid mot cach dang tin cdy. Nguyén gia quyén sit dung d4t bao gbm céc khoan chi phi
thuc té lién quan tryc tiép nhu: tién tra d& c6 quyén st dung dét, chi phi dén bu, gidi phong mat bang, san
14p mit bing va 1€ phi truéc ba (néu co).

Viée khdu hao quyén str dung dit duoc thuc hién nhu sau:

- Quyén sir dung dét c6 thoi han: dugc khéu hao theo phuong phap dudng thing twong tng voi thoi han sir
dung dét con lai theo gidy chimg nhan quyén sir dung dat.

- Quyén sir dung dAt khong xac dinh thoi han: khong thye hién khau hao.
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Chuwong trinh phin mém

Chi phi lién quan dén cc chuong trinh phin mém may tinh khong phai 1&2 mét by phan gin két véi phan
cling ¢6 lién quan dugc vbn hoa. Nguyén gié ciia phan mém mady tinh & toan bg cac chi phi ma Cong ty da
chi ra tinh dén thdi diém dwa phan mém vao sir dyng. Phan mém may tinh dugc khau hao theo phuong phap
duong thang trong 05 ndm.

Bét dong san dau tu

Bét dong san dau tu 1a quyén sit dung dét, nha, mot phan clia nha hodc co so ha ting do Cong ty nam gt
(bao gdm ca thué tai chinh) nhdm muc dich thu lgi tir viéc cho thué hodc cho tang gia.

Bét dong san dau tu dugc ghi nhin ban dAu theo nguyén gia, bao gbm toan bd c4c chi phi ma Céng ty phai

bo ra hodc gid trj hop 1y cta tai san dem trao dbi dé c6 dugc bt dong san dau tu tai thoi diém hoan thanh

~ dua vao trang thai sin sang st dung. Nguyén gi4 khong bao gdm céc chi phi khéng cAn thiét, chi phi vin

hanh ban diu hodc céc chi phi bat thudng.

B4t dong san dAu tu cho thué hoat dong dugc trinh bay theo nguyén gia trix hao mon ldy ké. B4t dong sin
dAu tu nim giit cho ting gia dugc trinh bay theo nguyén gid trlr suy giam gia tri (néu co).

Céc chi phi phat sinh sau ghi nhén ban dAu duoc ghi nhén vao chi phi trong ky, trlr trudng hop chéc chan
lam ting loi ich kinh té trong tuong lai so v6i mirc hoat déng ban dau, khi d6 dugce von hoéa vao nguyén gia
bat dong san dau tu.

BAt dong san dAu tu cho thué hoat dong duge trich khéu hao theo phuong phap dudng tl}éng trong sudt thoi
gian hitu dung wéc tinh phit hop vai timg loai tai san. Trudng hop bAt dong san d4u tw ndm giif chd ting gia
thi khong trich khau hao, trir khi tai san dong thoi duge sir dung dé cho thué.

Bét dong san diu tu sit dung dé cho thué dugc khéu hao theo phuong phap dudng thing dua trén thoi gian
hitu dung uée tinh.

Hop dong hop tic kinh doanh

Céng ty ghi nhén hop dbng hop tac kinh doanh (BCC) theo ban chét thoa thuin bao gdm BCC dudi hinh

thitc hoat dong kinh doanh dong kiém soat.

Hoat dpng kinh doanh dong kiém sodit

Péi v6i BCC theo hinh thirc hoat dong kinh doanh ddng kiém soat, Céng ty ghi nhén:

o Tai san do doanh nghiép kiém soat v sir dung trong hoat dong BCC;

o No phai tra phat sinh riéng va phén nghia vu phai ganh chiu theo hop dong;

» Doanh thu duoc chia tir hoat déng ban hang/cung cép dich vu ciia BCC;

e Chi phi phat sinh phai ganh chiu theo thoa thuan phan chia trong hop ddng.

Cic khoan ng phai tra va chi phi phai tra

Cac khoan ng phai tra va chi phi phai trd dugc ghi nhdn cho sb tién phai tra trong tuong lai lién quan dén

hang héa va dich vu da nhén dugc. Chi phi phai trd duoc ghi nhan dya trén cic udc tinh hop ly vé s6 tién

phai tra.

Viée phén loai céc khoan phai tra la phai trd nguoi ban, chi phi phai tra va phai tra khic dugc thuc hién theo

nguyén tac sau:

e Phai trd ngudi ban phan anh cac khoan phai tra mang tinh chét thwong mai phat sinh tir giao dich mua
hang héa, dich vu, tai san va ngudi ban 1a don vi doc lap voi Cong ty, bao gom ca cac khoan phai tré khi
nhép khau thong qua ngudi nhén 1y thac.

e Chi phi phai trd phan 4nh cdc khoan phai trd cho hang héa, dich vy da nhén duge tir ngudi ban hodc da
cung cip cho ngudi mua nhung chua chi trd do chua c6 ho6a don hodc chwa di ho so, tai liéu ké toan va
céc khoan phai tra cho ngudi lao dong vé tién luong nghi phép, cc khoan chi phi sin xuét, kinh doanh
phai trich trudc.
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o Phai tra khac phan anh cac khoan phai tra khong c6 tinh thuong mai, khong lién quan dén giao dich mua,
ban, cung cap hang héa dich vu.

12.  Vén chi sé hitu
Vién gop ctia chii 56 hitu

Vén gop cia chii s& hitu dugc ghi nhin theo s6 von thuc té d4d gop cua cac co dong.

13.  Phén phdi lgi nhuén

Loi nhuan sau thué thu nhap doanh nghiép dugc phén phéi cho céc ¢ dong sau khi da trich 14p cac quy theo
Didu 1é ctia Cong ty cling nhu céc qui dinh clia phap ludt va d3 duoc Pai hoi dong cd dong phé duyét.

Viéc phén phéi loi nhuén cho céc cb ddng dugc cin nhéc dén cac khoan muc phi tién t& nam trong loi nhuén
sau thué chwa phén phdi c6 thé anh huéng dén ludng tién va kha niing chi tra ¢b tire nhu 131 do danh gia lai
tai san mang di gép von, lai do danh gié lai cic khodn muc tidn té, cac cong cu tai chinh va cac khoan muc
phi tién t¢ khéc.

Cd tirc duoc ghi nhén 12 ng phai tra khi duge Dai hoi ddng cb dong phé duyét.

14. Ghinhin doanh thu va thu nhip

Doanh thu duoc ghi nhan khi Céng ty c6 kha ning nhan duge cac loi ich kinh té c6 thé xdc dinh duge mot
céch chéc chin. Doanh thu duoc xé4c dinh theo gid tri hop 1y clia céc khoan da thu hodc s& thu duoc sau khi
trir di cac khoan chiét khéu thuong mai, giam gi4 hang ban va hang ban bj tra lai.

Doanh thu cho thué bit dong sin din tw
Doanh thu cho thu bét dong san diu tu hoat déng dugc ghi nhén theo phuong phap duong théng trong sudt

thoi gian cho thué. Tién cho thué nhan truée clia nhiéu ky duge phéan bd vao doanh thu phtt hop vai thoi
gian cho thué.

Doanh thu cung cdp dich vu

Doanh thu cia giao dich cung cép dich vu dugc ghi nhan khi két qua ctia giao dich dé duge xac dinh mdt
cach dang tin cay. Trudng hop dich vu duge thyuc hién trong nhidu ky thi doanh thu dugc ghi nhén trong
nim duoc cin ct vao két qua phin cong viée dd hoan thanh vao ngay két thuc ky tai chinh. Két qua clia giao
dich cung cép dich vu duoc x4ac dinh khi thoa mén tAt ca cc didu kién sau:

e Doanh thu duoc xéc dinh twong déi chic chin. Khi hop ddng quy dinh ngudi mua duge quyén tré lai
dich vu dd mua theo nhiing diéu kién cu the, doanh thu chi dugce ghi nhén khi nhitng diéu kién cu thé do
khdng con t6n tai va ngudi mua khong duge quyen tra lai dich vu da cung cap;

o (6 khé ning thu duoc l¢i ich kinh té tir giao dich cung cép dich vy dé;

o Xac dinh dwoc phin cong viéc dd hoan thanh vao ngay két thiic ndm tai chinh;

e Xéc dinh duoc chi phi phét sinh cho giao dich va chi phi dé hoan thanh giao dich cung ce‘lp dich vu d6.

Doanh thu bdn bit dpng sin

Doanh thu ban bit ddng san ma Cong ty 1a chi d4u tu duoc ghi nhén khi thoa man ddng thoi tat ca céc diéu
kién sau:

o BAt dong san da hoan thanh toan bd va ban giao cho ngudi mua, doanh nghiép da chuyén giao rii ro va
loi ich gan lién v6i quyén sé hitu bat dong san cho ngudi mua;

e (Cong ty khong con nim gift quyén quéan Iy bit dong san nhu ngudi sé hitu bAt dong san hodc quyén kiém
soat bat djng san;

e Doanh thu dugc x4c dinh tuong dbi chic chin;
e Cong ty di thu duge hodc s& thu dugc loi ich kinh té tir giao dich ban bét dong san;

e Xac dinh dugc chi phi lién quan dén giao dich béan bét dong san.
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16.
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18.

19.

20.

Doanh thu tir cho thué tai san hoat djng

Doanh thu cho thué tai san hoat dong dugc ghi nhén theo phuong phap duodng thang trong subt thoi gian
cho thué. Tién cho thué nhén truéc ciia nhiéu ky dugc phén bo vao doanh thu phu hop véi thoi gian cho
thué.

Doanh thu tai chinh

L4 loi nhudn dugc chia (néu co) tir cic don vi ma Cong ty tham gia gop von va céc khoan ldi tién gii ngén
hang. Lai tién giri ngan hang duoc ghi nhén trén co s don tich, duoc xdc dinh trén s6 du cac tai khoan tién

gui va lai sudt thuc té ting ky. Loi nhuén duge chia duge ghi nhin khi Céng ty duogc quyén nhén cb. tirc
hodc loi nhuén tir viéc gop von.

Gia von hang ban
Gi4 vbn hang bén la tong gid vén clia hang hoa, chi phi tryc tiép ciia khoi lugng dich vu dd cung cap, chi
phi khéu hao ctia bat dong san cho thué, céc chi phi khac duoc tinh vao gia von.

Chi phi ban hang va chi phi quéan Iy doanh nghiép

Chi phi ban hang va chi phi quéan ly doanh nghigp la toan bd cac chi phi phét sinh dén qua trinh ban san
phém, hang héa, cung cap dich vy va céc chi phi quan ly chung cua Cong ty.

Chi phi tai chinh
Chi phi tai chinh 1a nhiing chi phi lién quan dén hoat dong tai chinh gbm chi phi di vay vén, 18 chuyén

nhuong chimg khoan ngén‘hz_m, chi phi giao dich ban chiing khoén, dy phong gidm gid ching khoan kinh
doanh, du phong ton that dau tu vao don vi khac.

Chi phi di vay
Chi phi di vay bao gbm lai tién vay va cic chi phi khéc phét sinh lién quan truc tiép dén céc khodn vay.

Chi phi di vay dugc ghi nhén vao chi phi khi phat sinh. Trudng hop chi phi di vay lién quan truc tiép dén
viéc dau tu xay dung hodc san xudt tai san do dang can c6 mot thoi gian du dai (trén 12 thang) dé c6 thé dwa
vao str dung theo muc dich dinh trudc hodc ban thi chi phi di vay nay duoc von hoa. Pbi véi khoan vay
riéng phyc vu viée xdy dung tai san ¢b dinh, bt dong san dau tu, lai vay duge vén héa ké ca khi thoi gian
xdy dung dudi 12 thang. Céc khoan thu nhdp phét sinh tir viée dau tu tam thoi cac khoan vay duge ghi gidm

_nguyén gia tai san c6 lién quan.

Péi véi cac khoan von vay chung trong d6 c6 sit dung cho myc dich dau tu x4y dung hodc san Xudt tai san
dé& dang thi chi phi di vay vén héa duge x4c dinh theo ty 1€ vbn hoéa dbi véi chi phi lity ké binh quan gia
quyén phat sinh cho viée déu tu xay dung co bén hodc san xuét tai san d6. Ty 1& vén héa dugc tinh theo ty
1 1i suét binh quén gia quyén clia cac khodn vay chua tra trong nim, ngoai trir cic khoan vay riéng biét
phuc vu cho muc dich hinh thanh mat tai san cu thé.

Thué thu nhip doanh nghiép

Chi phi thué thu nhép doanh nghiép bao gdm thué thu nhap DN hién hanh va thué thu nhap DN hodn lai.
Thué thu nhdp hién hanh

Thué thu nhp hién hanh 1a khoan thué dugc tinh dua trén thu nhdp tinh thué. Thu nhép tinh thué chénh Iéch

50 v6i loi nhudn k& toan 1a do didu chinh céc khoan chénh lgch tam thoi gitta thué va ké todn, céc chi phi
khéng duoc triy cing nhu didu chinh cdc khoan thu nhép khong phai chiu thué va cac khoan 16 duge chuyén.

Thué sudt thué thu nhap doanh nghiép: 20%.
Lii co' ban va lai suy giam trén cb phiéu
Li co ban trén cb phiéu duoc tinh bf"mg céch chia loi nhuén hodc 16 sau thué phén bd cho c¢b déng s& hitu

¢d phiéu phd théng ctia Tap doan sau khi trich 1p qu§ khen thudng va phic 19i cho s6 luong ¢b phiéu dang
luu hanh binh quén trong nam.
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Li suy giam trén cb phiéu dugc tinh bang céch chia loi nhuén hoic 16 sau thué phan b cho c6 dong s& hitu

¢d phiéu phd thong cia Tap doan sau khi trich 1ap quy khen thuong va phuc lgi cho s6 luong cd phiéu dang
luu hanh binh quén trong nam va s6 luong binh quan ctia co phicu phd théng s& duge phét hanh trong truong
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hop tat ca cac ¢6 phiéu phd thdng tiém nang co tac dong suy giam déu dugc chuyén thanh co phiéu pho
thong.

21. Bén lién quan
Céc bén duoc coi 12 lién quan néu mét bén c6 kha nang kiém soat hogc c6 anh hudng dang ké dbi v6i bén
kia trong vigc ra quxét dinh céc chinh séch tai chinh va hoat déng. Céc bén ciing dugc xem la bén lién quan
néu cung chiu sy kiém soat chung hay chiu anh hudng dang ké& chung.
Trong viéc xem x€t mdi quan hé cia cac bén lién quan, ban chét ctia mdi quan hé dugce chi trong nhiéu hon
hinh thac phép 1y.
22.  S6 liéu so sanh
Mbt vai s6 du déu ndm trén Béo cdo tinh hinh tai chinh riéng gitta nién do cho ky ké toan 06 théang két thic
ngay 30/06/2026 dugc trinh bay lai cho phlt hop v6i quy dinh hién hanh (Thong tu 99/2025/TT-BTC ngay
27 tl:léng 10 nam 2025 ctia B& Tai chinh hudng dan Ché d¢ K¢ toan doanh nglgiép, nam trudc theo Théng
tu s6 200/2014/TT-BTC ngay 22 thang 12 nim 2014 ctia B$ Tai chinh). Chi tiét nhu sau:
Ma Cubi nim trudce theo 2:1‘;?1:; n::‘ 3: ?hlz(_;c
Sé Chi tiéu ' Théng tu Thﬁzg 3 Chénh léch
200/2014/TT-BTC 99/2025/TT-BTC
1 2 3 4 5=4-3
BAO CAO TINH HINH TAI CHINH riéng GIUA NIEN PQ
100 | TAI SAN NGAN HAN 289.772.842.356 289.772.842.356 =
125 | PAu tu ngén han khac - 38.132.501.367 | 38.132.501.367
136 | Phai thu ngén han khac 151.152.960.112 113.020.458.745 | (38.132.501.367)
316 | Chi phi phai tra ngin han 68.898.031.857 70.344.313.445 1.446.281.588
320 | Phai tra ngén han khéc 69.721.850.387 68.275.568.799 (1.446.281.588)
V. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BANG
CAN POI KE TOAN (don vij tinh: VND)
1. Tién va cac khoan twong duong tién

Céc khoan tidn va twong dwong tién doanh nghiép

dang nam giit nhung khong bi han ché sir dung ' ~ S6 cubi ky S6 dhu nam
- Tién mit | 73.884.219 20.397.579
- Tién giri ngan hang khong ky han 74.861.672 22.194.478
Cong _ 148.745.891 42.592.057
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2. Cic khodn diu tuw tai chinh ngin/dai han

2a. PAu tw tai chinh ngiin han

; . &
Cuoi ky Piu nim _42[
Chi ti¢u . 2 ;
wp E A PR T Duw Lai du thu _ I Dy Lii dy thu .
Gia goc Gid tri hop ly phing Gia goc Gid tri hop ly phong g\
Piu tu ’{-U
| ) 10
;20 horp 35.900.000.000 [ 35.900.000.000 -|  2.766.575.340 | 35.900.000.000 35.900.000.000 - 2.232.501.36§<
ong N
BCC
Coéng ty
TNHH
KoKo 35.900.000.000 | 35.900.000.000 .| 2.766.575.340| 35.900.000.000 35.900.000.000 - 2.232.501.367
Holdings
)
CONG 35.900.000.000 | 35.900.000.000 -l 2.766.575.340| 35.900.000.000 35.900.000.000 -] 2.232.501.367
i

) Khoan phai thu hop tac déu tu véi Cong ty TNHH Koko Holdings theo Hop ddng hop tac dau tu sb
2902/HTPT-KOKO ngay 29/02/2024. Noi dung hop tac dau tu tai chinh va phén chia két qua hop tac dau
tu khi két thuc thoi han dau tu, trong d6 Céng ty nhén duoc lgi nhudn ¢d dinh (khong phu thuce két qua IEMT
déu tu) 1a 3%/nidm va lgi nhudn hop tac phén chia ngoai loi nhuén ¢b dinh. Tinh dén ngay 30/06/2026,
Céng ty da trich 1ai hop tac déu tu dy thu tir phin loi nhuan c6 dinh s6 tién 14 2.766.575.340 dbng va chua
thue hién ghi nhén phan loi nhuén hop tac phin chia ngoai lgi nhudn cb dinh dbi vai khoan hop tac dau tu

4

trén (chua quyét toan xéc dinh két qua kinh doanh do Hop dong dang trong qué trinh thuc hién).

Khoan hop tac dau tu v6i Cong ty TNHH Koko Holding dugc dam bao bang gié tri danh myc ching khoan
Cong ty TNHH Koko Holding dang nam gilt va dugc bao lanh bai Coéng ty C6 phan Sun Teka Asia
Investment bang khoan tién Céng ty C6 phan Sun Teka Asia Investment phai thu cho Cong ty Victory
Asset vay voi s0 tién vay 1a 68.300.000.000 dong.

2b. Péu tw tai chinh dai han

Ban thuyét minh nayy la mét bg phdn hop thanh va phdi dige doc ciing véi Bdo cdo tai chinh gifta nién dé

Cudi ky DPiu nim
Chi tiéu -
Gia goc Gid tri hop ly Duw phdng Gia géc Gid tri hop ly Dy phong

3 .

g)‘;:;’;;‘;‘::! 415.500.080.000|  316.631.048.612| (98.869.031.388)| 415.500.080.000| 316.267.864.361| (99.232.215.639)

+(;6ngtyC5

phén My Pht i

—r 57.325.000.000|  66.092.896.490 | (91.232.103.510)| 157.325.000.000| 65.449.420.970| (91.875.579.030)

+(;(")ngtyCé

Eta:]‘;l};t'ﬁfg‘({, 49.995.000.000|  43.136.840.956| (6.858.159.044)| 49.995.000.000 | 43.765.458.971 | (6.229.541.029)

—

+ Cong ty Cd )

1 L

%me‘;‘(‘j}‘“y 49.995.000.000|  49.216231.166|  (778.768.834)| 49.995.000.000| 48.867.904.420| (1.127.095.580)

+ Cong ty cé

ghszgt‘(ﬁ‘ft""y 49.995.000.000|  49.995.000.000 | 49.995.000.000 |  49.995.000.000 j

+Q6ng ty Cé

phin 108.190.080.000 |  108.190.080.000 -| 108.190.080.000 | 108.190.080.000 -

VictoryCons &

CONG 415.500.080.000| 316.631.048.612 | (98.869.031.388)| 415.500.080.000 | 316.267.864.361 | (99.232.215.639)
o Shiks
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CONG TY CO PHAN VICTORY GROUP

Dia chi: S6 12 Tan Trdo, phuong Tan My, Thanh phd Ho Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todin 06 thang két thiic ngay 30 thang 06 ndm 2026

M Céng ty C6 phan My Phiit Invest — Tén cii la Cong ty Cb phén Victory My Phu (“My Phu”) hoat
dong theo Gidy Chung nhén dang ky doanh nghi'ép s0 03096122?30 dang ky thay doi lan thir 15 ngay
10/11/2025 do So Ké hoach va Pau tu Thanh phé H6 Chi Minh cap. Cong ty da du tu vao My Pha la

3

157.325.000.000 dong, tuong (mg voi tdng sb luong cb phiéu 14 15.732.500 ¢b phiéu, tvong duong vi

2

t¥ 18 s& hifu va quyén biéu quyét 12 90,16% von didu 18 thuc gop tai ngay 30/06/2026 ciia My Phi.

@ Céng ty Cb phin Victory Consulting — Tén cii la Cong ty C6 phan Victory Services (“Victory
Consulting”) thanh l8p va hoat dong theo Gidy Chiing nhén dang ky Doanh nghiép s0 0317111580 do
S& K& hoach va PAu tu Thanh phé Hd Chi Minh dang ky thay doi lan thir 8 ngdy 09/06/2025. Cong ty
da diu tu vao Victory Consulting 13 49.995.000.000 dbdng, tuong tng voi tong s6 lugng c6 phicu la

A

4.999.500 ¢b phiéu, tuong duong véi ty 1¢ s hitu va quyen biéu quyét 1a 99,99% vén diéu 1¢ thuc gop

tai ngay 30/06/2026 ciia Victory Consulting.

®) Céng ty Cb phin Victory Homes — Tén cii [a Cong ty Cb phin Diu tu Bit dong san Tén Long Phat

(“Victory Homes”) thanh l4p va hoat dong theo Gidy Chirng nhén dang ky

Doanh nghiép s6 0317111414

do S& K& hoach va PAu tu Thanh phé H6 Chi Minh ding ky thay dbi 1an thir 8 ngdy 10/07/2026. Cong
ty di dau tu vao Victory Home 12 49.995.000.000 dong, tuong ung vOi tong sO luong c6 phicu la
4.999.500 cb phiéu, tuong duong voi ty 1& s& hitu va quyén bidu quyét 12 99,99% von dieu 1¢ thuc gop

tai 30/06/2026 cua Victory Home.

@ Céng ty C6 phin Victory Asset — Tén cii Cong ty C& phin Piu tu Bét dong san Tién Phat Pat

r

(“Victory Asset”) thanh 1ap va hoat dong theo Giéy Ching nhan ding ky Doanh nghiép s6 0317111598
do S& K& hoach va Du tu Thanh phé H6 Chi Minh dang ky thay d6i lan thit 6 ngdy 21/08/2024. Cong
ty dd ddu tw vao Victory Asset la 49.995.000.000 ddng, twong tng voi tdng s6 luong cd phiéu la
4.999.500 cb phiéu, tuong dwong v6i ty 1¢ sd hitu va quyén bidu quyét 1a 99,99% von diéu 18 thuc gop

tai ngay 30/06/2026 cia Victory Asset.

) Cong ty C6 phin VictoryCons — tén cii 1a Cong ty C6 phén Xay dung FBV hoat dong theo Gidy
chitng nhén dang ky Doanh nghiép s6 0310790171 dang ky thay d6i 1an thir 16 ngay 16/10/2025 do S¢

’

Tai Chinh, Thanh phé H Chi Minh cip. Céng ty d& du tu vio Céng ty C& phin VictoryCons voi gid

3 2

tri 1a 108.190.080.000 dong, tuong duwong 8.640.000 co phiéu v6i ty 18 s¢ hitu va quyén bidu quyét la

70,4%% vén didu 1& thue gbp tai ngay 30/06/2026 cia VictoryCons.

®) Dy phong

Péi véi khoan du tu khong xac dinh duge gia tri hop 1y tai thoi diém béo cdo, viéc lap du phong duoc

3

thyc hién cin ¢t vao khoan 16 ctia bén duoc dau tu voi mice trich 14p b.%mg chénh léch gifia von gop thue

r

té ciia cdc bén tai don vi khac va vén chu sd hitu thye c6 nhén v6i ty 1& gop vbn ciia Cong ty so vai tdng

A LA + A , n . . r
b vbn gdp thuce té cla cac bén tai don vi khac.
ek

Ting, gidm sé dw phong ton thét dAu tw vao céng cu von cita don vi khéc cin phai trich 1ap tai ngay két

thic ky tai chinh dwgc ghi nhén vao chi phi tai chinh.
3. Phai thu ngéin/dai han ctia khach hang

3a. Ngin han

A Ks -
S6 cuoi

S6 dau nam

Gi tri ghisé Gid tri dw phong Gi4 trighisd  Gia tri dw phong
Phdi thu cdc bén lién quan 124.211.803 124.211.803 -
Céng ty C6 phan M¥ Phu Invest 124.211.803 124.211.803
Phdi thu cic khdch hang khdc 33.136.855.537  (4.227.490.074) 44.054.327.311 (3.807.490.074)
Céng ty C6 Phan Diu tu Bit
Péng Sin See Star 15:600:009.00b " 27.000.000.000 -
Céng ty C6 Phén Dau Tu Va
Dich Vu Sao Kim © W SRRt " 11.482.573.006 )
Cong ty TNHH MTV An Song  3.430.000.000  (1.974.000.000) 3.010.000.000 (1.554.000.000)
Céc déi tugng khac 3.224.282.531  (2.253.490.074) 2.561.754.305 (2.253.490.074)
Ciong 33.261.067.340  (4.227.490.074) 44.178.539.114 (3.807.490.074)

Ban thuyét minh nay la mét bg phdn hap thanh va phai dwge doc ciing voi Bdo cdo tai chinh gitta nién de 21




CONG TY CO PHAN VICTORY GROUP

Dia chi: 86 12 Tan Trao, phuong Tan My, Thanh phé Hé Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 thang két thic ngay 30 thdng 06 ndm 2026

*)Nhu da trinh bay tai Thuyét minh s6 V.13 phin thuyéj minh Béo céo
két qua Ban 4n phtc tham s6 103/2024/KDTM-PT ngay 06/05/2024 cua Toa

bay toan bd s6 phai tra theo
4n nhan dan Thanh phé Hb Chi Minh nén chwa bu trir s6
Dich vu Sao Kim.

3b. Dai han © )
So cuoi ky

Phai thu cdc bén lién quan

Phdi thu cdc khdch hang khdc

Téng CTY Thim Do Khai Thac Dau Khi

Tbng Cong ty DAiu Viét Nam (nay la Tbng Cong
Ty Dau Viét Nam - Céng Ty C6 Phén)

Céc dbi twong khac

55.667.234.392
21.742.349.200
4.991.026.528

28.933.858.664

tai chinh riéng, Céng ty da trinh

du khoan phai thu Cong ty chd phﬁn Diu tu va "‘::

So dau nam

55.667.234.392
21.742.349.200
4.991.026.528

28.933.858.664

Céng 55.667.234.392

55.667.234.392

) La khoan phai thu 5% gié tri con lai ctia cée hop ddng mua ban can ho. Cong ty & thu sau khi hoan tét

céac thi tuc dang ky va chp s6 hdng bét déng san cho khich hang.

Phai thu ngin han khéac
' S6 cudi ky

So6 dau nam

Gia tri ghisd  Gi4 tri dy phong

Gis tri ghiso __ Gia tri du phong /

94.711.037
94.711.037
113.150.751.708

97.284.316.867

440.853.349
15.425.581.492

Phi thu cdc bén lién quan
Céng ty Cb phén My Phu Invest
Phdi thu cdc khdch hang khdc
Cong ty TNHH Bénh Vién Da
khoa Quéc té Vii Anh

Tam tng cho nhan vién

(101.516.106.216)
(97.284.316.867)

(4.789.349)
(4.227.000.000)

94.711.037
94.711.037
112.925.747.708

07.284.316.867

248.849.349
15.392.581.492

(101.516.106.216) -
(97.284.316.867)

(4.789.349)
(4.227.000.000)

Céc déi tugng khéc

Cong 113.245.462.745  (101.516.106.216)

113.020.458.745 (101.516.106.216)

M Khoan phai thu Bénh vién Pa Khoa Anh Minh bao
dén du 4n ddu tu vao Dau khi Thang Long ciia Cong ty

gdm céc khoan ma Céng ty da chi hg lién quan
va Céng ty TNHH Bénh Vién Pa khoa Qudc té

Vii Anh theo Hop déng hop tac diu tu s 319/2010/HD-Petroland ngay 05/8/2010. Déng thoi, bao gom
céc khoan b trir Céng ty phai tra theo Hop dong chuyén nhugng von so 267/HDCN.PETROLAND-

DXG va khoan phai thu Cong ty Déau khi Thang Long lién qu
khoi kién Céng ty TNHH Bénh Vién Da
dAu tu néu trén vao ngay 08/8/2019 va da cb

theo do, chuyén hd so vu 4n cho Toa 4n nhan dan Thanh phé Hb Chi

ong an dén hop dong nay. Cong ty dd ndp don
khoa Quoc t€ Vit Anh do vi pham nghfa vu Hop dong hop tac
Bén an Phiic thdm s 29/2023/KDTM-PT ngay 19/4/2023,

Minh dé giai quyét lai theo thi tuc

< thim. Pén hién tai, Toa 4n nhan dan Thanh phé HO Chi Minh d& ra Thong bdo thu 1y s6 110/TB-

TLVA ngay 04/10/2023 vé viéc xét xir lai vu 4n theo thu tuc so thdm

toan bd gid tri phai thu khac d6i voi Cong ty TNHH Bénh Vién Da khoa

Hang tén kho
Sb cudi ky
Gia goc Duw phong

ar A
Gia goc

. Cong ty di trich 1ap du phong cho

Quédc té Vii Anh.

Sé ddu nim
Du phong

Nguyén liéu, vat liéu 29.449.757

Chi phi san xuét, kinh doanh

29.449.757

dé dang
Thanh phim 7.790.121.504 - 7.790.121.504 -
Cong 7.819.571.261 - 7.819.571.261 -

()L thanh phim bAt dong san: tAng hdm thugc Dy &n Chung cu Petroland quén 2

Ban thuyét minh nay la mot bo phdn hop thanh va phai dwgc doc ciing véi Bdo cdo tai chinh gitta nién dg
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CONG TY CO PHAN VICTORY GROUP
Dia chi: S 12 Tdn Trao, phuong Tan Mg, Thanh pho HO Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho ky ké todn 06 thdng két thic ngay 30 thang 06 ndm 2026
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6. Chi phi cho phan bd ngin/dai han
6a. Chi phi chd phin bd ngin han
Chi tiét gom: ' ‘
Cuoi ky Pau nim
Chi phi bao hiém 130.263.652 78.149.978
Chi phi khac 125.797.662 18.458.883
Cong 256.061.314 96.608.861
Tinh hinh ting, giam chi phi trd truwedc ngin han
Ky nay Ky trude
$6 duw ddu nim 96.608.861 126.421.899
Téng trong ndm 313.062.752 186.182.633
Phan bé trong nim (153.610.299) (150.981.643)
S6 dw cudi nim 256.061.314 161.622.889
6b. Chi phi chd phin bé dai han
Chi tiét gom:
Cubi ky Piu nim
Chi phi CCDC chua phén bd 167.185.856 455.680.443
Chi phi khac 128.359.692 55.964.045
Cong 295.545.548 511.644.488
Tinh hinh ting, gidm chi phi tré trudc dai han _
Ky nay Ky truée
S6 dw d4u nim 511.644.488 1.102.334.444
Téang trong ndm 149.707.300 5.258.084
Phén bd trong nim (365.806.240) (335.093.983)
S6 dur cudi nim 295.545.548 772.498.545
7. Tai san ¢ dinh hitu hinh )
Nha cira, vat Maiy moc Thiét bi dun e . A
kién trt'lc. thi}é’et bi cu qué’m i)’r ®  Taisin khic Cong
Nguyén gia
S6 diu nim 83.235.224.144  35.600.000 1.198.509.064  555.993.500 85.025.326.708
Mua méi trong ky - - 53.425.927 - 53.425.927
Thanh Iy 5 . - - .
S6 cubi ky 83.235.224.144  35.600.000 1.251.934.991 _ 555.993.500 85.078.752.635
Gia tri hao mon
S6 diu nim 26.730.017.094  35.600.000 1.198.509.064  496.903.959 28.461.030.117
Téng trong ky 1.379.936.142 = 2.968.108 8.622.918 1.391.527.168
Khdu hao trong ky 1.379.936.142 - 2.968.108 8.622.918 1.391.527.168
Giam trong ky - - - - -
Thanh ly - - = - -
$6 cudi Iy 28.109.953.236  35.600.000 1.201.477.172 _ 505.526.877 29.852.557.285
Gia tri con lai
S6 diu nim 56.505.207.050 - > 59.089.541 56.564.296.591
S6 cudi ky 55.125.270.908 | - 50.457.819 50.466.623 55.226.195.350

Trong do: Nguyén gid tai san cé dinh hitu hinh da khdu hao hét nhung vén con sir dung la: 1.504.109.064
dong. '

Bn thuyét minh nay la mgt bg phan hop thanh va phdi dwoc doc cing vai Bao cdo tai chinh gitia nién dg 23



CONG TY CO PHAN VICTORY GROUP
Dia chi: S8 12 Tan Trdo, phuong Tan My, Thanh phé Ho Chi Minh, Viét Nam
Thuyét minh bdo cdo téi chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 thdng két thic ngay 30 thdng 06 ndm 2026

Tai ngay 30/06/2026, Cdng ty thé chdp tai san cho cdc
Nam — Chi nhdnh TP.HCM c6 gid tri con lgi la 53.810.

8. Taisan c¢o dinh v6 hinh

khoan vay tai ngdn hang TMCP Céng Thuong Viét
827.769 dong (xem tai thuyét minh V.12).

Quyén s dung dit Chuwong trinh phén mém Cong
Nguyén gia
S6 d4u nam 18.325.019.505 617.030.000 18.942.049.505
T#ng trong ky - - =
Giam trong ky - - .
S6 cudi ky 18.325.019.505 617.030.000 18.942.049.505
Gia tri hao mon
S6 ddu nam 5.092.601.831 513.632.942 5.606.234.773
Tang trong ky 198.794.028 20.331.240 219.125.268
Giam trong ky - - -
S6 cudi ky 5.291.395.859 533.964.182 5.825.360.041
Gi4 tri con lai
$6 d4u nam 13.232.417.674 103.397.058 13.335.814.732
S6 cudi ky 13.033.623.646 83.065.818 13.116.689.464

Trong do: Nguyén gid tai san cd dinh hitu hinh dé khdu hao hét nhung vén con si dung la 499.720.000

dong

Tai ngay 30/06/2026, Tai san ¢ dinh vo hinh da dugc thé chip dé dam bao cho khoan vay tqi ngén hang
TMCP Céng Thuong Viét Nam — Chi nhanh TP.HCM véi gid tri con lai 12 13.033.623.646 dong (xem tai

thuyét minh V.12).

9. Bt djng sin diu tu

Nha cira, vit kién tric Quy("in sit dung dét Cong
Nguyén gia
S6 diu nam 91.144.594.956 12.587.669.584 103.732.264.540
Tang trong ky - - -
Giam trong ky - - -
S6 cubi ky 91.144.594.956 12.587.669.584 103.732.264.540
Gi4 tri hao mon
S6 ddu nim 19.977.589.564 2.891.363.061 22.868.952.625
Téng trong ky 1.098.355.188 149.152.326 1.247.507.514
Giam trong ky - - -
$6 cudi ky 21.075.944.752 3.040.515.387 24.116.460.139
Gia tri con lai
S6 d4u nim 71.167.005.392 9.696.306.523 80.863.311.915
S$6 cubi ky 70.068.650.204 9.547.154.197 79.615.804.401

Trong dé: Nguyén gia tai san bat dong san dau tu da khAu hao hét nhung van con st dung 1a: 0 déng

Toan bd Bét dong san di duoc thé chip dé dam bao cho khoan vay tai ngdn hang TMCP Coéng Thuong
Viét Nam — Chi nhanh TP.HCM (xem tai thuyét minh V.12). "

Ban thuyét minh ndy 1 mot bg phdn hop thank va phai duge doc ciing véi Bdo cdo tdi chinh gifta nién do
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CONG TY CO PHAN VICTORY GROUP

Dia chi- 84 12 Tan Trao, phuong Tan My, Thanh phd Ho Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiep theo)

Cho kp ké todn 06 thang két thic ngay 30 thang 06 ndm 2026

Gid tri hop Iy clia Biit djng san diu tu:

Cong ty chua thué dugc t4 chirc thim dinh gia doc 1ap daé xdc dinh duoc gia tri hop ly cia céc bat dong san
dAu tur tai ngay 30/06/2026. Tuy nhién, Cong ty tin tudng ring gid tri hop ly ctia céc bét dong san nay vao
cudi ky ké toan la cao hon gia goc.

10. Phai trda nguoi ban ngén han

6 cudi ky S6 diu nim
Phii tré cdc bén lién quan - -
Phii trd cdc nha cung cip khic 15.212.505.338 15.213.283.066 |
Céng ty CP Péu tu va Xay lip Dau khi Sai Gon ® 8.949.755.062 8.949.755.062
Céng ty Cb Phin Dau Tu Va Dich Vu Sao Kim @ 2.692.013.926 2.692.013.926
Céng ty TNHH Xay Dung Hoang Lién Son © 2.441.805.654 2.441.805.654
Céc dbi tugng khac 1.128.930.696 1.129.708.424
Cong 15.212.505.338 15.213.283.066

(VL4 khoan phai tra vé viéc thi céng va ndi thét lién quan dén chung cu Petroland quén 2. Hién nay dang
tranh chip hop dong cung chp va thi cong xay dung gitta Cong ty va Cong ty cb phin Pau tu va Xay lap
Diu khi Sai Gon theo thong bdo s6 28/TB-TLVA ciia Toa 4n Nhan Dan Quan 3 TPHCM ngdy
08/03/2024.

@ Khoan phai tra vé phi dich vu quan Ly vén hanh toa nha cho Cong ty Cb phin Déu tu va Dich vu Sao
Kim theo “Hop ddng 03 tir ngay 01/01/2023 dén hét ngay 20/02/2023 (Xem thuyét minh s6 V.13).
31,3 khoan phii tra theo ban an s 150/2024/KDTM-PT ngay 11/06/2024 tranh chép lién quan dén hop

r r

ddng cung cAp, thi cong va lp dat s6 09/2021/HD/PETROLAND (Xem tai thuyét minh V.7).

11. Thué va cdc khodn phai ndp Nha nuoe
S6 diu-nim S6 phat sinh trong ky S6 cudi ky
Phaingp Phaithu _ SO phaingp S6dandp _Phidindp  Phdi thu

Thué GTGT tiéu thu noi
dia

Thué thu nhap doanh -7.157.964.145 - - - 7.157.964.145
nghiép

Th‘ué thu nhip c4 nhén 55.466.242 - 313.395.208 (237.678.823) 131.182.627 =
Tién thué dat - 5 - - -
Cong 55.466.2427.157.964.145 313.395.208 (237.678.823) 131.182.627 7.157.964.145

Thué gid tri gia ting

Cong ty nop thyé gia tri gia ting theo phwong phap khéu trir cho céc doanh thu cho thug, hoa héng tir
st dich vu ha tang va phi dich vu quan ly.

Thué thu nhip doanh nghiép

r

Céng ty phai ndp thué thu nhép doanh nghiép cho céc khoan thu nhép tinh thué.
Thué thu nhép doanh nghiép phai ndp trong nim dugc dy tinh nhu sau:

Ky nay Ky trudc
Téng lgi nhudn ké toan trude thué (4.594.119.673) (10.704.996.017)

Céc khon didu chinh ting, gidm loi nhuan ké

to4n d& x4c dinh loi nhuan chiu thué thu nhép . -
doanh nghiép:

- Céc khoan diéu chinh ting - -
- Céc khoan diéu chinh gidm i -
Thu nhép chiu thué (4.594.119.673) (10.704.996.017)
Thu nhap duoc mién thué - -
L3 céc nam trude duge chuyén - -

Ban thuyét minh néry la mt bé phén hop thanh va phai duogc doc ciing voi Bdo cdo tai chinh giita nién dj 25



CONG TY CO PHAN VICTORY GROUP
Dia chi: S& 12 Tdn Trao, phuong Tan My, Thanh phd Ho Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 thang két thiic ngay 30 thdng 06 ndm 2026

Thu nhép tinh thué
Thué suét thué thu nhap doanh nghiép (%)

T huré{ thu nhip doanh nghiép phai njp theo
thué sudt pho thong
Diéu chinh thué thu nhap doanh nghiép cta céc

nam trudc

Téng Thué thu nhip doanh nghiép phai njp

Ky nay

(4.594.119.673)

20

Ky truéc

(10.704.996.017)
20

(L5 céc nam trude duge chuyén nhu sau:

- Thuyét minh chuyén 16 hoat dgng san xudt kinh doanh cdc ndm trudc:

Nam
phat
sinh 1o

$6 16 phat sinh

S6 16 da chuyén

trong cic ky tinh

thué truoéc

$6 16 dwge chuyéq
trong ky tinh thué

nay

$6 16 con duge
chuyén sang cac ky
tinh thue sau

2021
2022
2023
2024
2025

(100.159.396.775)

(51.231.340.847)

= 11.607.308.132

(88.552.088.643)

(51.231.340.847)

Ciong

(151.390.737.622)

- 11.607.308.132

(139.783.429.490)

- Thuyét minh chuyén 16 hoat déng chuyén nhugng bdt dong san cdc ndm trudc.

Nim
phat
sinh 10

$6 16 phat sinh

S6 15 da chuyén
trong cac ky tinh

thué truwodc

S6 15 duge chuyér}
trong ky tinh thue

nay

S5 16 con dwge
chuyén sang cac ky
tinh thué sau

2021
2022
2023
2024
2025

(7.784.380.766)

(8.603.269.197)

(7.784.380.766)

(8.603.269.197)

Cing

(16.387.649.963)

(16.387.649.963)

12. Chi phi phai tra ngén han

Chi phi phai tra cac bén lién quan

A Aeq
So cudi ky

So6 dau nam

Céng ty C6 phin Victory Asset — Chi phi lai vay
Chi phi phai tra cic bén khac
Chi phi ldi vay ©

Chi phi trich trudc cic dy 4n BDS, thi cong

Chi phi khac

Cong

) Chi phi lai vay phai trd Ngin hang TMCP Céng Thuong Vi¢t Nam — Chi nh
Minh theo Hop ddng tin dung ky ngay 07/01/2010 véi s6 tién vay toi da 12 462 ty
Du 4n Trung tAm Thuong mai Tai chinh Diu khi Phit My Hung tai L6 dAt C06-A01 Phudng Tan Pha,
Quén 7, Thanh phd Hb Chi Minh. Céng ty da tat toan toan bd gid tri gbc vay v6i ngan hang ndy tir ngay

663.805.412
663.805.412
68.826.031.857
60.682.456.219
4.545.924.790
3.597.650.848

1.446.281.588
1.446.281.588
68.898.031.857
60.682.456.219
6.392.415.254
1.823.160.384

69.489.837.269

70.344.313.445

31/12/2017 nhung chwa thanh todn chi phi 1i vay con lai néu trén.

anh Thanh ph6 HO Chi
dong deé tai trg von cho

Khoan vay theo Hop ddng tin dung dugc bao dam bang toan bd gia tri ciia Dw 4n Trung tim Thuong mai
Tai chinh Dau khi Phu M§ Hung, hién nay 1a Toa nha Victory Tower (xem tai Thuyét minh V6, V7, V8).

Ban e‘huyéf minh nay la mot b phén hop thanh va phai dugc doc ciing voi Bdo cdo tai chinh gitia nién dae
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CONG TY CO PHAN VICTORY GROUP

Dia chi- 86 12 Tan Trao, phuong Tan M5, Thanh pho HG Chi Minh, Viét Nam

Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)
Cho ky ké todn 06 thang két thilc ngay 30 thang 06 ndm 2026

13. Phai tra ngan/dai han khic
13a. Ngin han

86 cubdi ky

Phadi tra cdc bén lién quan

Phii trd cdc don vi va cd nhin khac

Nhén ky qu¥, ky cugce

Cong ty Cb Phén Pau Tu Va Dich Vu Sao Kim ©)

68.203.527.184
222.068.400
51.661.374.850

A A -
So dau nam

68.275.568.799
222.068.400
51.661.374.850
8.771.780.582

Quy bao tri 11.790.002.306

Céc dbi tuong khac 4.530.081.628 9.066.626.555
Cong 68.203.527.184 68.275.568.799
*)Hop ddng dich vu quan Ly vén hanh tda nha s6 03/2017/CCPQVL VH-SK, duogc ky ngay 20/02/2017

(“Hop ddng 03”) gitta Cong ty va Cong ty Cb phin Péu tu va Dich vu Sao Kim (“Sao Kim”). Theo
bi€u 6 cua Hop dong 03, hop dong ¢6 thoi han 72 thang (06 ndm) ké tir ngay ky (“Thoi han hop
d6ng™). Hét thoi han hop dong (ngay 20/02/2023) cac

da khoi kién Cong ty vé tranh chép Hop dong 03.

Ngay 25/09/2023, Toa 4n nhan dén Quén 7 dd ¢6 ban én so thdm sé 119/2023/KDTM-ST lién quan
dén tranh chip vé Hop ddng dich vu quan 1y vén hanh toa nha néu trén. Ngay 06/05/2024 Tda an nhén
dan Thanh phé Hd Chi Minh ra phan quyét tai Ban 4n phiic thim sb 103/2024/KDTM-PT. Dau nam
2025, Cong ty da nhan duoce Quyét dinh $6 117/GXN-KDTM-TANDCC cu

tai Thanh phé H3 Chi Minh da xé4c nhén ban 4n ¢ hiéu luc thi hanh.

Tinh dén ngay 30/06/2026, Cong ty da trinh bay céc quyén lgi, n
4n s& 103/2024/KDTM-PT ngay 06/05/2024 cta Toa 4n nhén dé
dinh do ban 4n da c6 hiéu luc phap ludt. Cong ty da ghi nhin cac

3 3

tu va Dich vu Sao Kim bao gom ,37.076.259.391 do
thanh toan tir ngay 01/03/2017 dén 19/12/2023).

13b. Dai han

S6 cubi ky

bén khéng ky két gia han hop ddng. Sao Kim

a Toa 4an nhan dan Cap cao

ghia vu lién quan dugc néu ra tai Ban
n Thanh ph6 Hd Chi Minh theo quy
khoan phai trad Cong ty C phan Pau
ng la ng gbc va 14.325.991.514 dong 1 14i cham

S6 dau nam

Phdi trd cdc bén lién quan

Phdi trd cic don vi va cd nhin khdc
Tap doan Dau khi Viét Nam

Nhén ky qu¥, ky cugc

11.862.621.327
10.850.000.327
1.012.621.000

11.496.621.327
10.850.000.327
646.621.000

Cong

11.862.621.327

11.496.621.327

14. Vay va ng thué tai chinh ngin han

S6 cubi ky S6 d4u nam
A r P A -
Gi tri S0 ¢6 Itha Gid tri 86 c6 kkha
i nang tra ng s nang tra ng
Vay va ng thué tai chinh ngiin
han ciia cdc bén lién quan 4.769.666.614 4.769.666.614 11.928.430.543 11.928.430.543
a N (t)
Cong ty CP Victory Asset™ 4 769 666,614  4.769.666.614  11.928.430.543 . 11.928.430.543
Vay va ng thué tai chinh ngin
han cia cde doi twong khdc - - - -
Cong 4.769.666.614 4.769.666.614 11.928.430.543 11.928.430.543

) Céng ty Cb phén Victory Asset cho Céng ty vay theo Hop ,déng vay sb 04/2024/HD-ASSET ngay
06/9/2024 kém theo céc phu luc s6 01 ngay 09/ 12/2024, phu luc so 02 ngay 05/09/2025 va phuy luc s6 03 vé
gia han thoi gian vay ngay 02/03/2026, 1ai suat 6/nam, ky han 12 théng, duoc gia han t&i hét ngay

Bén thuyét minh nay la mét b phén hop thank va phai duge doc cing vdi Bdo cdo tai chinh gitta nién dj
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CONG TY CO PHAN VICTORY GROUP

Dia chi: S6 12 Tdn Trao, phuong Tan My, Thanh phé Ho Chi Minh, Viét Nam

Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)
Cho kp ké todn 06 thdng két thiic ngay 30 thang 06 nam 2026

05/09/2026. Muc dich vay: B6 sung vén luu ddng va chi tra cho cdc nghia vy phai tra cia Cong ty. Cho vay

tin chip.

3 « A A - r > 1
Tinh hinh bién dpng ciia céc khodn ng vay ngan han nhu sau:

A A -
So dau niam

S6 ng vay phat sinh

Tra ng vay trong

S0 cudi ky

thém trong ky ky
-Vayngénhan  11.928.430.543 5.845.387.583 (13.004.151.512) 4.769.666.614
Cong 11.928.430.543 5.845.387.583 (13.004.151.512) 4.769.666.614
15. Vén chii s& hitu
Bing déi chiéu bién dpng cila von chii s¢ hitu
— Vén diu tw 2 ek 5 Qu¥ dau tw Loi nhuin chwa A
€l tew ciia chi sé hitu Chplisiquy phat trién phan phoi Cong
Cho ky Kké todn 06 thing két thiic tai ngay 30 thang 06 ndm 2025
ﬁglﬁ‘;rif‘é‘,‘c 1.000.000.000.000 | (7.866.485.920) | 23.458.924.626 | (588.676.029.261) | 426.916.409.445 |.
Tang trong ky - - - - =
Giam trong ky -| 7.866.485.920 - | (10.704.996.017) | (2.838.510.097)
S6 dw cudi ky | 1.000.000.000.000 _ | 23.458.924.626 | (599.381.025.278) | 424.077.899.348
Cho ky ké todn 06 thdng két thiic tai ngay 30 thdng 06 nim 2026
A A
v | el 1.000.000.000.000 - | 23.458.924.626 | (578.070.371.325) | 445.388.553.301
nam nay
Téng trong k¥ - - - - =
Giam trong ky : - S| (4.594.119.673) | (4.594.119.673)
L4 trong ky - - S| (4.594.119.673) | (4.594.119.673)
S6 dw cudi ky | 1.000.000.000.000 - | 23.458.924.626 | (582.664.490.998) | 440.794.433.628
Chi tiét von gop cita chi sé hitu
S6 cudi ky $6 ddu nim
Vén cb phin thuong T% 18 Von ¢b phan thudng Ty lé
Ccfa déng B3 Thi Hién 239.648.200.000  23,96% 239.648.200.000  23,96%
C4 dong Nguyén Van Vinh 200.838.400.000  20,08% 200.838.400.000  20,08%
C6 dong L&, Thi Tu 85.160.000.000  8,52% 85.160.000.000  8,52%
Cb déng Lé Van Thing 85.150.000.000  8,52% 85.150.000.000  8,52%
Céc cb dong khac 389.203.400.000  38,92% 389.203.400.000  38,92%
Cong 1.000.000.000.000  100%  1.000.000.000.000  100%

Tinh hinh gop von diéu I nhw sau:

Theo Gidy chirng nhin

diang ky doanh nghiép Vén diéu 18 d4 gop Vén diéu 18 con phai gop

1.000.000.000.000

1.000.000.000.000

Cong 1.000.000.000.000

1.000.000.000.000

Ban thuyét minh nay lé mt bg phan hop thanh va phai duge doc ciing véi Bdo cdo tai chinh giita nién dg
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CONG TY CO PHAN VICTORY GROUP -

Dia chi: $6 12 Tan Trao, phiuong Tén My, Thanh phé H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 thang két thiic ngay 30 thdng 06 ndm 2026

Cic giao dich vé von vdi cdc chii so hitu va phén phoi cé tikc, chia lgi nhudn

Ky trudce

A A -
So dau nam

Ky nay
Vén déu tu ciia chii s¢ hitu |
- Vén gop déu ndm 1.000.000.000.000
- Vén gép ting trong ky -
- Vbn gop gidm trong -
- Vbn gop cubi ky 1.000.000.000.000
C4 tire, loi nhudn di chia -
Co phié'u
S6 cudi ky
S luong cb phiéu diang ky phat hanh
S8 luong cb phiéu da phét hanh/bén ra cong ching 100.000.000
- C4 phiéu phé thong 100.000.000
- C6 phiéu uu dii (logi dwgc phdn logi Ia Vn
chu so hitu) -
S8 lugng cb phiéu dugc mua lai
- C6 phiéu phé théng -
- C6 phiéu uu dai -
S6 luong cb phiéu dang luu hanh 100.000.000
- C6 phiéu phd théng 100.000.000

- C6 phiéu uu dai -
Ménh gié cb phiéu dang luu hanh: 10.000/CP.

Cdc quj ciia doanh nghiép

Quy déu tu phat trién ding dé dAu tw mé rong quy md kinh doanh hodc déu tu chiéu sdu cia Céng ty.

100.000.000
100.000.000

100.000.000
100.000.000

1.000.000.000.000

1.000.000.000.000

VL THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BAO CAO

KET QUA HOAT PONG KINH DOANH (don vi tinh: VND)

1. Doanh thu bén hang va cung ¢4p dich vy

Ky nay Ky trude
Doanh thu kinh doanh bét dong san dau tu 2.372.310.047 1.847.465.207
Doanh thu cung cép dich vu ® 972.245.318 979.136.002
Cong ' 3.344.555.365 2.826.601.209

) Céng ty va Cong ty Cb phin Pau tu va Dich vu Sao Kim dang trong giai doan tranh chip vé& Hop ddng

r

dich vu quéan 1y van hanh toa nha s6 03/2017/CCDQVLVH-SK ngay 20/02/2017 (Xem thuyét minh V.13),

r r

theo d6 doanh thu vi gid vén duoc ghi nhan dén ngdy hét han hop dbng 19/02/2023. Ké tir sau ngdy
20/02/2023, Cong ty chua ghi nhan toan bd doanh thu va gia von hoat dong quan 1y van hanh tda nha.

2. Gi4 von hiang ban

: K¥ nay Ky truwde
Gi4 v6n kinh doanh hang hoa bit dong san - -
Gia vén kinh doanh bét déng san dau tu 2.172.631.762 2.023.966.182
Cong 2.172.631.762 2.023.966.182

Bén thuyét minh nay la mét b phdn hop thanh va phdi duopc doc ciing voi Bdo cdo tai chinh giita nién do¢
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CONG TY CO PHAN VICTORY GROUP

Dia chi: S8 12 Tan Trao, phuong Tan My, Thanh phd Ho Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho ky ké todn 06 théang két thic ngay 30 thang 06 nam 2026

3. Chi phi tai chinh

Ky nay Ky truwde
Chi phi l&i vay ‘ 398.372.312 484.059.117
Hoan nhap/Du phong dau tu vao cong ty con (363.184.251) 935.549.673
Cong 35.188.061 1.419.608.790 ~
N,q)j
4.  Chi phi quin Iy doanh nghiép |
Ky nay Ky trude o
Chi phi nhén vién 4.112.800.131 3.718.014.327 4
Chi phi nguyén liéu, vt li¢u quan ly 325.634.808 329.535.508
Chi phi khiu hao TSCD 706.875.796 921.876.893 P
Phi, 1& phi 3.026.368 3.000.000 :/"
Chi phi dy phong 420.000.000 1.204.000.000 =
Chi phi dich vy mua ngoai 563.928.130 640.391.699
Chi phi bang tién khac 132.808.595 197.049.660
Cong , 6.265.073.828 7.013.868.087 =
5. Lai co ban trén ¢b phiéu va l3i suy gidm trén cb phiéu NG -
Ciin cii theo didm 3.20, khoan 3, phin C. Huéng din lap va trinh bay Bao céo két qua hoat ddng kinh doanh, iy
muc 2 ciia Thong tu s 99/2025/TT-BTC ngay 27/10/2025 cita B Tai chinh, chi tiéu nay khong trinh bay VA
trén Béo céo tai chinh riéng ciia Cong ty CP Victory Group vi ddy 1a Céng ty me. Chi tiéu ndy duge trinh iRV
bay trén Bao cdo tai chinh (hop nhat). e

6. Chi phi sin xuét kinh doanh theo yéu t6

Ky nay Ky trudc
Chi phi nhén cong 4.112.800.131 3.718.014.327
Chi phi khau hao tai sén c¢b dinh 2.858.159.950 2.978.576.099
Chi phi dich vy mua ngoai 563.928.130 781.531.699
Chi phi bang tién khac 482.817.379 1.700.852.144
Cong 8.437.705.590 9.178.974.269

VIL. NHUNG THONG TIN KHAC (don vi tinh: VND)

1. No tiém tang

Tai thoi diém l4p Béo cdo tai chinh khong cé yéu tb nao cho thiy c6 thé phét sinh khoan ng tiém tang ma
Cong ty c¢6 nghia vu phai thanh toan.

2. Giao dich va so dw véi cac bén lién quan
Céac bén lién quan vai Cong ty bao gbm: cac thanh vién quéan ly chi chot, cdc ¢4 nhén ¢6 lién quan voi cac
thanh vién quan 1y chu chot va cic bén lién quan khac.
. - N A re r ' + .n > - - £ N : A rogea s Y .n
Giao dich va s6 dw véi cdc thanh vién qudin Iy chil chot va cdc cd nhdn co lién quan vdi cdc thanh vién
z - > A A . 2 A 4 . A \ . A 2
qudn Iy chit chot (bao gom Ipi dong qudn tri, Ban kiém sodt va Ban di¢u hanh)

Bén thuyét minh nay la mét b phan hop thanh va phai duge doc ciing véi Bdo cdo tdi chinh giita nién dg 30



CONG TY CO PHAN VICTORY GROUP ,
Dia chi: S 12 Téan Tréo, phuong Tdn My, Thanh phé Hé Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)
Cho kp ké todn 06 thang két thiie ngay 30 thang 06 ndm 2026

Thu nhdp ctia cdc thanh vién qudn Iy chi chot:

Thit lao HDQT .
Chike vu . Ky nay Ky trwoc
L& Hao Chu tich HDQT 30.000.000 30.000.000
Nguyén Tuén Anh Thanh vién 30.000.000 30.000.000
P& Thai Danh Thanh vién 30.000.000 30.000.000
Nguyén Huynh Nguyén Thanh vién 30.000.000 30.000.000
Chuong
; ; Thanh vién (B nhiém y
Poan Anh Tri ngiy 24/04/2026) 11.166.667
- Thanh vién (Mién
Lé Vin Trong nhiém ngdy 24/04/2026) 18.833.333 30.000.000
Céng 150.000.000 150.000.000
Luwong
: Chike vu Ky nay Ky trude
Ong Nguyén Tuén Anh Téng Giam dbc 482.919.302 494.445.338
Ong Lé Hao Teuohg bat o chioh 360.000.000 360.000.000
chién lugc
Ba Trin Thu Hing Ké toan trudng 271.466.395 270.643.625
Céng 1.114.385.697 1.125.088.963

Giao dich va 56 dw véi cdc bén lién quan

Céc bén lién quan khac voi Cong ty gbm:

Bén lién quan khac

Mobi quan hé

Céng ty Cb phan My Phu Invest
Céng ty Co phin Victory Asset
Céng ty Cb phén Victory Homes
Céng ty C6 phén Victory Consulting
Cbng ty Cb phan VictoryCons

Céng ty Cb phin DBFS

Céng ty C6 phin C-TEC

Cic giao dich phét sinh nhw sau:

Cong ty C6 phan Asset
Chi phi lai vay

Tra ldi vay

Tré ng vay

bi vay

Céng no véi cac bén lién quan khic

Cong ty con
Céng ty con
Cong ty con
Cong ty con
Cong ty con
Cong ty con cép 2
Cong ty con cép 2

Ky nay Ky truode

398.372.312 484.059.117
1.180.848.488
13.004.151.512

5.845.387.583

3.840.000.000
4.809.928.728

Cong ng v6i cac bén lién quan khac dugce trinh bay trong thuyét minh & Myc V.2, V.13,

Ban thuyét minh nay la mgt bg phdn hop thanh va phai dugc doc citng v&i Bdo cdo tai chinh giita nién dg 31



CONG TY CO PHAN VICTORY GROUP

Dia chi: §6 12 Tan Trao, phuong Tdn My, Thanh phé H6 Chi Minh, Viét Nam
Thuyét minh bdo cdo tai chinh riéng chon loc (tiép theo)

Cho kp ké todn 06 thdng két thiic ngay 30 thdng 06 ndm 2026

3.  Bio cdo b) phan
Bdo cdo by phan theo linh vuc kinh doanh
Hoat dong kinh doanh trong ky ctia Cong ty la kinh doanh dich vu bat dong san.
Bdo cdo b phin theo khu vye dia Iy
Trong ky, hoat ddng cta Cong ty la toan bg trén linh thd Viét Nam.

4. Taisan thé chap

Tai san thé chip cho don vi khic

Cong ty c6 thé chap céc Tai san ¢b dinh hitu hinh, tai san ¢6 dinh v6 hinh va bit dong san dau tu dam bao
cho khoan vay tai ngén hang TMCP Céng Thuong Viét Nam — Chi nhanh TP.HCM tai ngay 30 thang 06
nam 2026. '

Tai san nhén thé chip ciia don vi khéc
Cong ty khéng c6 khoan cho vay trong ky nén khong nhén tai san dam bao nao cna don vi khac tai ngay 01
thang 01 ndm 2026 va tai ngay 30 thang 06 nim 2026.

\

=)

5. Kha ning hoat dong kinh doanh lién tuc }
/

Doanh thu ting hon 18,32% so véi cling ky ndm trude, nguyén nhan do Cong ty da lap déy cac dién tich
cho thué. Ddng thoi, chi phi trong ky gidm nguyén nhan do Cong ty giam chi phi quén ly doanh nghi¢p va
chi phi khic. Do d6, Bdo céo tai chinh riéng ctia Cong ty van duoc lap trén gia dinh hoat dong lién tuc.

6. Céc su kién phat sinh sau ngay leét thic ky ké toin

Theo y kién ctia Téng Gidm dbc, Béo cdo tai chinh clia Cong ty cho ky ké toan 06 thang két thic ngay 30
thang 06 nam 2026 s& khéng bi anh hudng nghiém trong bdi bét ky khoan muc, nghiép vu hay su kign quan
trong hodic ¢4 ban chét bt thudng nao phat sinh tir ngay két thiic giai doan tai chinh cho dén ngay lap Béo
céo nay cin thiét phai c6 cac didu chinh sb liu hoic cong bd trong Bdo cdo tai chinh gitia nién do.

Phe duyét, Tp. HCM ngay 13 thang 8 néim 2026.

Nguoi dai dién theo phap luét

Ngudi la’jip biéu Ké toan trudng =T ong Giam dbc
-WHA py 47
-
L K 2
LE THI HOAI AN TRAN THU HANG = S=2—NGUYEN TUAN ANH

Ban thuyét minh néy ld mot b6 phdn hop thanh va phai duoc doc ciing voi Bdo cdo tdi chinh gitta nién dj 32
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