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CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BANG CAN DOl KE TOAN HQP NHAT
Ngay 31 thang 12 ndm 2025

Ma  Thuyét 3111212025 01/01/2025
sé  minh VND VND

A - TAI SAN NGAN HAN 100 246,537,011,409 172,895,570,625

I. Tién va cac khoan twong dwong tién 110 VIA1 34,058,454,989 24,518,286,563
1.Tién 111 10,498,811,520 11,477,452,916
2.Céc khoan twong duong tién 112 23,559,643,469 13,040,833,647

II. Dau tw tai chinh ngin han 120 37,727,593,020 22,216,322,032
1.Chttng khodn kinh doanh 121 Vl.2a 55,989,200,000
2.Dy phong gidm gia CK kinh doanh (*) 122 (43,166,780,000) R
3.DAu tw ndm gitr dén ngay déo han 123 VI.2b 24,905,173,020 22,216,322,032

lll. Cac khoan phai thu ngin han 130 172,256,467,663 124,279,178,682
1.Phai thu khach hang ngén han 131 VI3 1,068,356,213 779,650,802
2.Tra trudc cho ngwoi ban ngan han 132 VI3 114,381,588,656 118,618,108,256
3.Phai thu ndi bd ngén han 133 - £
4. Phai thu theo tién do ké hoach HD xay dyng 134 = =
5.Phai thu vé& cho vay ngén han 135 ? -
6.C4c khoan phai thu khac 136 VI.5 63,174,002,343 11,249,668,590
;{;.)DL.P phong cac khoan phai thu ngan han khé doi 137 V16 (6.367,479,549) (6,368,249,066)
8.Tai san thiéu cho x(v Iy 139 " s

IV. Hang tén kho 140 820,358,637 981,805,677
1.Hang tén kho 141 V.7 820,358,637 981,805,677
2.Dy phong giam gia hang ton kho (*) 149 z -

V. Tai san ngin han khac 150 1,674,137,100 899,977,671
1.Chi phi tra trwéc ngan han 151 VI.12 196,682,080 213,639,215
2.Thué GTGT dwoc khau trir 152 680,218,111 683,893,887
3. Thué va cac khoan phai thu Nha nwéc 153 797,236,909 2,444,569
4.Giao dich mua ban lai trai phiéu Chinh phd 154 - .
5.Tai san ngén han khac 155 - .




CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON
BANG CAN DOI KE TOAN HQP NHAT

Ngay 31 thang 12 nam 2025

01/01/2025
VND

696,324,328,123

106,671,044,685
36,166,093,916

474,739,720
70,030,211,049
43,466,864,988

33,5665,087,707
183,823,155,804

(150,258,068,097)

9,901,777,281
19,815,778,679
(9,914,001,398)
4,884,439,355
38,102,379,801
(33,217,940,446)
145,630,267,755
143,227,675,755
2,402,592,000
377,581,225,762

363,164,619,103
27,377,500,000
(12,960,893,341)
18,090,485,578
12,319,778,051
5,770,707,527

M&  Thuyét 311212025
s0 minh VND
B -TAI SAN DAI HAN 200 730,651,928,696
I Cac khoan phai thu dai han 210 139,464,633,545
1.Phai thu dai han cta khach hang 211 VI3 36,166,083,916
2.Tra treéc cho ngudi ban dai han 212 -
3.V6n kinh doanh & don vij trivc thudc 213 -
4.Phai thu ndi bd dai han 214 Z
5.Phai thu v& cho vay dai han 215 V4 5,924,739,720
6.Phai thu dai han khac 216 V15 97,373,799,909
7.Dw phong phai thu dai han khé doi (*) 219 -
Il. Tai san ¢é dinh 220 37,953,335,405
1.Tai san cb dinh hitu hinh 221 VL9 28,718,513,228
Nguyén gia 222 185,886,298,249
Gia trj hao mén ldy k& (%) 223 (157,167,785,021)
2.Tai san cb dinh thué tai chinh 224
Nguyén gia 225 -
Gi4 tri hao mon Ity ké () 226
3.Tai san ¢ dinh vd hinh 227 V110 9,234,822 177
Nguyén gia 228 19,815,778,679
Gia tri hao mon Iy ké () 229 (10,580,956,502)
Ill. BAt déng san diu tw 230 VI.11 4,497,779,255
Nguyén gia 231 38,102,379,801
Gia tri hao mon Ity k& (*) 232 (33,604,600,546)
IV. Tai san d& dang dai han 240 VI8 159,156,335,659
1.Chi phi SX, kinh doanh d& dang dai han 241 155,995,953,400
2.Chi phi xay ding co ban d& dang 242 3,160,382,259
V. Diu tw tai chinh dai han 250 Vl.2¢c 364,786,563,974
1.D4u tw vao cong ty con 251 s
2.DAu tu vao cong ty lién két, lién doanh 252 150,351,761,397
3.Dau tw gop vén vao don vi khac 253 227,397,500,000
4.Dy phong dau tw tai chinh dai han () 254 (12,962,697,423)
5.D4u tw ndm gitr dén ngay dao han 255 .
VI. Tai san dai han khac 260 24,793,280,858
1.Chi phi tra trudc dai han 261 VI.12 11,628,670,575
2.Tai san thué thu nhap hoén lai 262 VI.17 5,770,707,527
3 Thit bi, vat tw, phu ting thay thé dai han 263 ¥
4 Tai san dai han khac 268 -
6.Loi thé thwong mai - 0 7,393,902,756
TONG CONG TAI SAN (270=100+200) 270 977,188,940,105

869,219,898,748




CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BANG CAN BOI KE TOAN HQP NHAT
Ngay 31 thang 12 nim 2025

Ma  Thuyét 31/12/2025 01/01/2025
s6__minh VND VND
C.NQ PHAI TRA 300 122,696,121,676 215,929,759,456
I.No' ngén han 310 95,021,720,326 100,807,940,582
1.Phai trd cho ngwdi ban ngén han 311 VI3 5,754,771,569 5,536,002,675
2.Ngwdi mua tra tién treéc ngan han 312 58,369,881 352,549,620
3.Thué va cac khoan phai ngp nha nwéc 313 V114 4,307,420,490 7.258,579,948
4 Phai trd ngwdi lao dong 314 1,882,069,186 1,903,114,911
5.Chi phi phai trd ngén han 315 VI.15 11,467,114,397 11,454,576,187
6.Phai tra néi bd ngén han 316 - -
7.Phai tra theo tién do ké hoach HP xay dwng 317 '
8.Doanh thu chwa thwe higén ngén han 318 14,365,977,428 14,307,684,600
9.Phai tra ngén han khac 319 VIL16 51,730,376,261 53,985,188,948
10.Vay va ng thué tai chinh ngan han 320 2 .
11.Dy phong phai tra ngén han 321 % £
12.Quy khen thwéng va phic loi 322 5,455,621,114 6,010,243,693
13.Quy binh &n gia 323 “ z
14.Giao dich mua ban lai trai phiéu Chinh pht 324 - -
I.N¢ dai han 330 27,674,401,350 115,121,818,874
1.Phai trd nguwdi ban dai han 331 - -
2.Ngudi mua tré tién trurdc dai han 332 . =
3.Chi phi phai tra dai han 333 44,991,781
4.Phai tra ndi bd vé vén kinh doanh 334 . -
5.Phai tra ndi bd dai han 335 2 s
6.Doanh thu chwa thuc hién dai han 336 - a
7.Phai tré dai han khac 337 VI.16 27,074,401,350 113,676,827,093
8.Vay va ng thué tai chinh dai han 338 600,000,000 1,400,000,000
9.Tréai phiéu chuyén dbi 339
10.C4 phiéu vu dai 340 .
11.Thué thu nhap hoan lai phai tra 341 N
12.Dy phong phai tré dai han 342 -
13.Quy phat trién khoa hoc cdng nghé 343 .



CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BANG CAN BOI KE TOAN HQP NHAT
Ngay 31 thang 12 nim 2025

M&  Thuyét 31/12/2025 01/01/2025
6 minh VND VND
D. VON CHU SO HrU 400 854,492,818,429 653,290,139,292
1.Vén cht s& hiku 410 VI.18 854,492,818,429 653,290,139,292
1.Vén dau tw cla chl s& hiru 411 193,363,710,000 193,363,710,000
Cb phiéu phé théng co quyén bidu quyét 411a 193,363,710,000 193,363,710,000
Cb phiéu wu dai 411b S g
2.Thang dw vén ¢b phan 412 155,800,315,462 155,800,315,462
3.Quyén chon dbi trai phiéu 413 -
4.Vén khac ctia chi s& hivu 414 32,470,000,000 32,470,000,000
5.Cd phiéu quy (*) 415 (25,666,224,588) (25,666,224,588)
6.Chénh l&ch danh gia lai tai sén 416 " &
7.Chénh l&ch ty gia héi dodi 417 - =
8.Quy dAu tw phat trién 418 34,970,361,447 34,970,361,447
9.Quy hé trg sép xép doanh nghiép 419 ¢ :
10.Quf khac thudc vén chti s& hiru 420 Z i
11.Lgi nhuan chwa phan phoi 421 491,019,754,678 259,591,563,324
LNST chwa phan phéi Ity ké dén cubi ky treec 421a 479,072,040,506 247,490,765,629
LNST chwa phan phdi ky nay 421b 11,947,714,172 12,100,797,695
12.Ngudn vén dau tw XDCB 422 . -
13.Loi ich ¢& déng khong kiém soat 429 (27,465,098,570) 2,760,413,647
II. Ngudn kinh phi va quy khac 430 - 3
1.Ngudn kinh phi 431 -
2.Ngudn kinh phi da hinh thanh TSCD 432 5 .
TONG CONG NGUON VON (440=300+400) 440 977,188,940,105 869,219,898,748

w

'NGUYEN THANH VY
Ngwoi Lap/Ké toan

PO THI KIM OANH
Téng Giam Déc
TP HCM, ngay 29. Thang(ll.. nam 2026



CONG TY ¢O PHAN THE KY 21 VA CAC CONG TY CON

BAO CAO KET QUA HOAT PONG KINH DOANH HOP NHAT
Ky tai chinh tir ngay 01/01/2025 dén ngay 31/12/2025

Pon vi tinh: déng

MESS M oY 42025 QuY 412024 L“yn';?nfot;:“g Lc'yn‘;f;zzotzhf"
1. Doanh thu ban hang va cung cdp dichvy 01 VL1 17,120,444,655 19,730,476,104 81,089,484,164 93,352,007,158
2. Cac khoan gidm trir doanh thu 02 WVI.2 - - - 100,048,926
3. Doanh thu thudn 10 17,120,444,655 19,730,476,104  81,089,484,164  93,251,958,232
4. Gia vén hang ban 11 VI3  6,940,960,712 6,842,263,830  30,570,532465  30,546,817,404
5. Loi nhuén gop 20 10,179,483,943 12,888,212,274  50,518,951,699  62,705,140,828
5. Doanh thu hoat dong tai chinh 21 Vil4 811115773 542,248,063 2,262,676,315 1,796,275,974
7. Chi phi tai chinh 22 VIS5 1,959,003246 26,313,941,828 9,571,912,415  32,405,191,981
Trong do: chi phi l&i vay 23 - 44,991,781 - 44,991,781
8. Phan 13i 16 trong cong ty lign doanh lién két 24 (414,453,672) 4,906,624,600  (1,179,517,368)  (18,249,802,564)
9. chi phi bén hang 25 VI8 1,006,648,792 977,234,994 4,495,633,1‘71 4,551,032,374
10. Chi phi quan ly doanh nghiép 26 VI8  4,852,879,105 259,963,020  18,686,395,508  13,865,342,910
11. Lo nhuan tir hoat déng kinh doanh 30 2,667,614,901 (10,614,054,905)  18,848,169,462  (4,669,953,027)
2. Thu nhap khac 31 VIe 550,738,294 26,344,441,258 1,842,414,044  26,695,528,240
13. Chi phi khac 32 VL7 173,355,074 157,207,019 933,801,529 1,769,555,115
14. Loi nhuén khac 40 377,383,220 26,187,234,239 908,612,515  24,925,973,125
15, Téng gl nhuén ké toan truwéc thué 50 3,044,998,121 16,573,179,334  19,756,781,977  20,256,020,098
16. Chi phi thué TNDN hién hanh 51 VIO  1,282,954,719 5,818,799,019 4,830,516,834 6,387,298,286
17. Chi phi thué TNDN hoan lai 52 3 159,854,136 = 159,854,136
18. Loi nhuan sau thué TNDN 60 VIL10 1,}52,043,402 9,594,526,179  14,926,265,143  13,708,867,676
Loi nhuén sau thué cia cb dong kheng kidm soét 61 571,154,508 (3686,076,053)  2,114,300,073 1,338,462,054
'r-n‘?: nhugn sau thué ciia c6 déng Congty gy 190,888,894  13280,602,232  12,811,965070  12,370,405,622
t?gn’;hfy“ phd théng dang luru hanh binh guan 18,138,647 18,138,647 18,138,647 18,138,647
L4i co ban trén cb phiéu 70 VIL11 54 762 659 667
L&i suy giam trén cb phiéu 71 54 762 659 667

fudy

NGUYEN THANH VY
Nguwi Lap/Ké toan

Téng Giam Déc
TP HCM, ngay.29 ThangQ.4.nam 2026




CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON
BAO CAO LUU CHUYEN TIEN TE HQ'P NHAT
Ky bao céo tir ngay 01/01/2025 dén ngay 31/12/2025

TIEN VA TUONG DUONG TIEN CUOI KY

k-

24,518,286,563

; Tir 01/01/2025 Tir 01/01/2024
Ma so dén 31/12/2025 dén 31/12/12024
I.LLP'U CHUYEN TIEN TU HOAT BONG KINH DOANH
1. Lgi nhuén trwéc thué 01 19,756,781,977 20,256,020,098
2. Didu chinh cho céc khoén
Khéu hao tai san cé dinh 02 7,963,332,128 9,114,136,708
Cac khoan dy phong/ (hoan nhép) 03 5,010,585,485 39,070,142,567
(L&i)1B chénh léch ty gid héi dodi chura thyc hién 04 - L
(LAY tir hoat dong dAu tu 05 (2,840,736,389) (1,285,965,405) ﬂ"
Chi phi |ai vay 06 - e
Cac khodn didu chinh khac 07 57,907,235,112 : *é
3.Lgi nhugn KD trwéc nhiing thay doi von lvu dong 08 87,797,198,313 67,154,333,968 ("
(Tang)/giam cac khodn phai thu 09 (49,826,512,967) (80,093,825,201) {Hi
(T4ng)/gidm hang 1dn kho 10 (13,085,108,456) (747,892,215)
Tangf (gidm) cac khoan phai tra 1 (8,320,736,983) 20,079,597 468 fp
(Tang)/ giam chi phi tra tredc 12 708,185,311 564,977,213 i
Tang, giam chirng khoén kinh doanh. 13 = =
Tién |ai vay da tra 14 - -
Thué thu nhap doanh nghiép da ndp 15 (6,623,513,181) (5,133,227,867)
Tién thu khac tir hoat déng kinh doanh 16 - -
Tién chi khac tir hoat ddng kinh doanh 17 - -
Luu chuydn tién thudn tir hoat dong kinh doanh 20 10,649,512,037  1,823,963,276
1I. LU CHUYEN TIEN TU HOAT BONG BAU TV Ve - A
1.Tién chi mua s&ém, XD TSCB va cac TSDH khac 21 (80,000) (115,809,001)
2.Tién thu thanh ly, nhwgng ban TSCE va TSDH khac 22 - 15,000,000
3.Tién chi cho vay, mua cdng cy ng cta don vi khac 23 (4,550,000,000) (7,000,000,000)
4.Tign thu hdi cho vay, ban lai cdng cu ng clia BV khac 24 2,000,000,000 11,500,000,000
5.Tién chi dau tw gop vén vao don vj khac 25 - (25,500,000,000)
6.Tién thu hdi dAu tw gop vén vao don vi khéc 26 e -
7.Tién thu 14 cho vay, ¢b tirc va lgi nhuén dugc chia 27 2,840,736,389 1,285,965,405
Luwu chuyén tién thuln tir hoat dong dau tw 30 290,656,389 (19,814,843,686)
Il LU CHUYEN TIEN TU HOAT BONG TAI CHINH .
1.Tién thu L nhan vdn gép clia chil s& hiru 31 2 -
2.Tién chi tra vén gop cho céc chl & hiru, mua i chphidu 32 .
3.Tién vay ngén han, dai han nhan dwgc 33 600,000,000 1,400,000,000
4 Tién chi tra ng gbc vay 34 -
5.Tién chi trd ng thué tai chinh 35 - -
6.Cb tirc, loi nhugn da tré cho chd s htru 36 (2,000,000,000) (8,508,205,730)
Luwu ch uyen tidn thuén tw hoat dong tai chinh 40 (‘]‘,-}_00.000,000) (7,1086,205,730)
'LU'U CHUYEN TIEN THUAN TRONG KY 50 9,540,168,426 (25,097,086,140)
TIEN VA TUONG PU'ONG TIEN DAU KY 60 24,518,286,563 49,615,372,703
Anh huo'ng cua thay d doi ty g1é héi doai quy ddi ngoai té 61 -

PO TH| KIM OANH
Tong Giam Déc
TP HCM, ngay.Z9 ThangQ4 nam 2026

NGUYEN THANH VY
Nguwéi Lap/Ké toan



CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HOP NHAT
Cho ky tai chinh két thic vao ngay 31 thang 12 nam 2025 Méu s6 BO9-DN/HN TT202/2014

Ban thuyét minh nay la mét bd phan khéng thé tach roi duge doc clng véi cac bao cdo tai chinh
dinh kém.

1. Pic diém hoat dong caa doanh nghiép

1. Hinh thivc s& hivu vén: Cong ty cb phan Thé Ky 21 (“Céng ty”) (tén giao dich ddi ngoai 13 Century
21 Joint Stock Company. C21 JSC) la mét cong ty cb phan dugc thanh 13p theo gidy ching nhan
dang ky doanh nghiép sé 0300978657 ddng ky lan G&u ngay 10 thang 10 nam 1997 va céc ching
nhan dang ky thay déi sau d6 do S& Ké hoach va Bau tw thanh phé Hb Chi Minh cép

2. Linh vwe kinh doanh
Kinh doanh bAt dong san. dich vu bAt dong san. khach san. resort. nha hang &n ubng. khu vui choi
giai tri

8, Nganh nghé kinh doanh

Xay dwng cdng nghiép va dan dung;

Stra chira nha va trang tri ndi that;

San xuét vat lieu xay dung. xay dung ciu duong. san lap mét béng. kinh doanh nha & (xay dwng
nha dé ban hoc cho thugé);

Mua. ban vat liéu xay dyng. hang trang tri ngi that;

Dich vy thwong mai;

Khai thac. mua ban khoang san phi kim loai;

Kinh doanh nha khach - nha nghi ¢6 kinh doanh du lich - bai ¢&m trai du lich - lang du lich - nha
hang (khéng kinh doanh tai thanh phé H6 Chi Minh);

Kinh doanh bat déng san;

Kinh doanh djch vu bat déng san;

Kinh doanh van chuyé&n hanh khach bang & to;

Kinh doanh co s& Iwu trd du lich: khéach san ( phai dat tiéu chuan sao va khéng kinh doanh tai tru
s0),

Gi4o duc mam non - Gido duc tiéu hoc;

Giao duc thé thao va giai tri: cau cé. tré choi trén mét nuée,

Hoat déng cla cac co s& nubi dudng. didu dwdng (trlr kham chira bénh);

San xuét vat lieu xay dung tir dat sét;

Trdng trot. chan nudi hdn hop;

Trdng rirng va cham séc ring (khéng cé hoat déng tai tru s&).

4, Chu Ky san xuat. kinh doanh théng thweng: Chu ky s:.?\n xuAt. kinh doanh cua Cong ty kéo dai
trong vong 12 thang theo nam tai chinh thdng thudng bat d4u ti ngay 01 thang 01 dén ngay 31
thang 12

5. Pic diém hoat dong:

A

Try s& cta Cong ty tai Cao bc Tudi Tré s6 41 duong Nguyén Thi Minh Khai, phudng Sai Gon,
thanh phé Hb Chi Minh.

Céng ty hoat dong chul yéu trong linh vuc kinh doanh bét ddng san. kinh doanh khai thac cao bc van
phong Tudi Tré (cao ¢ Yoco) tai s6 41 duong Nguyén Thi Minh Khai, phuéng Sai Gon. thanh phd
H& Chi Minh va kinh doanh luu trd, dich vy du lich.

Hién tai. Cong ty dang du tw truc tiép cac dw an nhu:

- Dy an khu dan cw voi quy mo 6 ha tai |6 9B7 - Khu @d thi Nam Sai Gén (‘Dw an Camellia
Garden”). thanh phé Hé Chi Minh;
- Duw &n khu du lich Mi B4, tinh Lam Péng.

Du an khu dan cw v&i quy md 6.5 ha tai phudng Phudc Long, thanh phé Hd Chi Minh;



CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON
BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT

Cho ky tai chinh két thiic vao ngay 31 thang 12 nam 2025 Mau s6 BO9-DN/HN  TT202/2014
6. Céu truc doanh nghiép:
+ DAutw vao cong ty con
Tén cong ty Gia trj dau tw Ty 1& s& hivu (%)

1. Céng ty TNHH Sao Mai Thé Ky 21 46.710.674.378 80.00%

2. Céng ty TNHH Ham Tan Thé Ky 21 198.100.000.000 100.00%

3. Cong ty TNHH An Viét Thé Ky 21 42.465.850.000 99.56%

4. Cong ty C6 Phan Schengen Invest 382.639.500.000 60.02%

Cong 669.916.024.378

Céng ty TNHH Sao Mai Thé ky 21 :
- Hoat déng chinh : khai thac nwéc khoang. blin khoang phuc vy nghi duw&ng va thuong mai.

Céng ty TNHH Ham Tan Thé ky 21 :

- Hoat ddng chinh : kinh doanh dich vu nha hang. nha nghi. khach san va céc dich vu du lich
khac tai khu nghi dwéng cao cép Resort Spa Mom Ba Chim.

Cong ty TNHH An Viét Thé Ky 21 :
- Hoat d6ng chinh : Quan Iy rirng két hop San xuét néng nghiép

Céng Ty C8 Phan Schengen Invest
Hoat ddng chinh : Kinh doanh bAt dong san. quyén s dung dat thude s& hiku. chl st dung

hodc di thué.
+ DAu tw vao cac cong ty lién két
Tén cong ty Gia tri dau tw Ty 1é sé& hiku (%)
1. Céng ty TNHH Tan Uyén 15.000.000.000 41.00%
2. Cong ty TNHH Pau tw o
Nhon trach Thé Ky 21 800.000.000 40.00%
Cong 15.800.000.000

Céng ty TNHH PAu tw Nhon Trach Thé Ky 21
- Hoat ddng chinh : dang trién khai phat trién khu du lich sinh thai.

Il. Ky ké toan. don vi tién té sie dung trong ké toan

1. Ky ké toan nim: theo ndm duong lich bét dau tir ngay 01 thang 01 dén ngay 31 thang 12 hang
nam
2. Don vj tién t& st dung trong ké toan: Bong Viét Nam

M. Chuidn myc va ché do ké toan ap dung

1. Ché do ké toan ap dung
Céng ty ap dung Ché d6 ké toan doanh nghigp Viét Nam theo huong d&n tai Théng tw sb
200/2014/TT-BTC duwoc BO Tai chinh Viét Nam ban hanh ngay 22/12/2014. cac thong tw stra dbi bd
sung va cac quy dinh phép Iy co lién quan.

2. Tuyén b v& viéc tuan thi chudn mwc ké toan va ché dp ké toan

Chung téi da dugc thuc higén cong viéc ké toan lap va trinh bay bao céo tai chinh theo c4c chuan
myc ké todn doanh nghiép Vit Nam va cac quy dinh phap Iy c6 lien quan. B&o cdo tai chinh da
duwoc trinh bay mdt cach trung thye va hop Iy vé tinh hinh tai chinh. két qua kinh doanh va cac
ludng tién ctia doanh nghiép.

Viéc Iya chon s6 liéu va thong tin cAn phai trinh bay trong ban Thuyét minh béo céo tai chinh dugc
thue hién theo nguyén téc trong yéu va quy dinh tai chun myc ké toan Viét Nam s6 21 “Trinh bay
Bao C&o Tai Chinh".
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v. Cac chinh sach ké toan ap dyng:

1, Nguyén tic ghi nhan cac khoan tién va céc khoan twong dwong tién
Tién bao gdm tién mét va tién gli ngan hang khéng ky han. Céc khoan tuong duwong tién 13 céc
kho&n dau tw ngan han cé thdi han thu hdi khéng qué 3 thang ké tir ngay dau tw c6 kha néng
chuyén d&i d& dang thanh mét lugng tién xéc dinh va khdng co nhidu rdi ro trong viéc chuyén dbi
thanh ti&n tai thoi didm bao céo.

2. Cac giao dich bing ngoai té

Céc giao dich phat sinh bang déng tién khac ngoai VND dugc chuyén ddi thanh VND theo ty gia
thire té tai thoi diém phét sinh. Cac khodn tai san bang ti&n va no c6 géc ngoai té vao ngay két thic
ndm tai chinh dwgc qui ddi sang VND theo ty gid ngén hang cong b tai ngay 1ap Bang can ddi ké
toan.

TAt ca cac chénh lech ty gia phat sinh trong nam va do danh gia lai dwoc ghi nhan vao doanh thu
ho#c chi phi hoat ddng tai chinh trong nam.

3. Nguyén tic ké toan cac khoan dau tw tai chinh
a) Céac khoan d&u tw ndm gilr dén ngdy dao han:
- Gia tri ghi s& dugc xac dinh theo gia gbc
. C#n ot xac dinh khoan tén th&t khéng thu héi duoc:

b) Céac khodn cho vay
.. Gia trj ghi s6 dwgc xac dinh 1a gia goc
- Ca&n ct |ap dw phang phai thu khé doi dbi véi cac khoan cho vay

c) Dautu vao cong ty con; cong ty lién doanh. lién két

- Nguyén tac xéc dinh cong ty con. cong ty lién doanh. lién két dua theo ty l& vén gop

. Giatri ghi sB ctia khoan dAu tu vao cong ty con. céng ty lién doanh. lien két duoc xac dinh theo
gia gbe

. C#n ot 1ap dy phong tén thét diu tw vao cong ty con. cong ty lién doanh. lién két: Bao co tai
chinh ctia cdng ty con. cong ty lign doanh. lién két

d) DAu tw vao cong cy von clia don vi khac:
- Gia tr ghi s ctia khoan dau tu vao don vi khac duoc xac dinh theo gia gbc
. Can cl 1ap dy phong tén that dAu tw vao don vi khac: Bao céo tai chinh chia don vj dugc dau tw

4. Nguyén tic ké toan ng phai thu

- Céc khoan phai thu dugc trinh bay trén bao cao tai chinh theo gia tri ghi s8 cac khoan phai thu
tlr khach hang va phai thu khac sau khi cAn triv cac khodn du phong dwoc ap cho cac khoan
phai thu khé doi.

. Dy phéng no phai thu kho doi thé hién phan gi4 tri ctia cac khoan phai thu ma Cong ty dy kién
khong c6 kha n&ng thu hdi tai ngay két thic ndm tai chinh. Tang hoac giam sb du tai khodn di
phadng duwgc hach toan trong nam chi phi quan ly doanh nghiép trén bao cao két qua hoat dong
kinh doanh.

5. Nguyén téc ghi nhan hang tén kho:

Nguyén t&c ghi nhan hang tén kho
Hang tén kho dugc ghi nhén theo gia gbc (-) triv di phong giam gia va dw phong cho hang ton
kho 18i thevi. mat pham chét.

Gia gbc hang tén kho duoc xéc dinh nhu sau

- Hang hoa bAt déng san la quyen st dung d4t: bao gbm gia mua cac chi phi lién quan tryc tiép
khac phat sinh dé cé dwoc hang ton kho & dia diém va trang thai hién tai.

. Chi phi s&n xuét kinh doanh dé dang cda du an: bao gbm chi phi d&u tw co' s& ha tang. chi phi
d&n bu gidi téa. quyén st dyng dét phat sinh trong qud trinh thire hién dw an.

Dy phong gidm gi4 hang ton kho
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Du phong cho hang t8n kho dugc trich 1ap khi gia tri thuain c6 thé thuc hién dugc cla hang tén
kho nhé hon gia gbc. Gia tri thuain c6 thé thuc hién duoc 1a gia ban uwéc tinh trir di chi phi wéc
tinh d& hoan thanh san pham va chi phi ban hang wéc tinh. S6 dy phong gidm gia hang tén kho
Ia sb chénh léch gita gid géc hang tén kho 16n hon gia tr thuan c6 thé thuc hién dugc cla
chung. Dy phong gidm gia hang tén kho dugc 18p cho tirng mét hang tdn kho co gia gdc lon
hon gid tri thuan cé thé thuc hién dugec.

6. Nguyén tic ghi nhan va cac khiu hao TSCD. TSCP thué tai chinh; bt d6ng san dau tw

a)

b)

Nguyén tic ké toan TSCB hiku hinh. TSCPD v6 hinh

Tai san ¢é dinh htu hinh va vé hinh duec thé hién theo nguyén gia trir i gia tri hao mon l0y ké.
Nguyén gi4 clia tai san cb dinh bao gém gia mua va céc khoan chi phi lign quan tryc tiép dén
viéc dua tai san do6 vao st dung.

C4c chi phi mua sim. nang cAp va déi mai tai san cb dinh dugc ghi tdng nguyén gia cla tai san
va chi phi bao tri. stra chira dwgc hach toan vao chi phi clia nam hién hanh.

Khi tai san duwoc ban hay thanh 1. nguyén gia va gi tri hao mon luj ké dugc xéa sb va cac
khoan 13i 18 phat sinh do thanh Iy tai san dwoc hach toan vao két qua hoat dong kinh doanh.
Khau hao tai san cé dinh duoc tinh theo phwong phap dudng théng theo thdi gian hitu ich wde
tinh nhw sau .

Tai san c6 dinh hiru hinh

May méc thiét bi 2-7n3m
Phuwong tién van tai 3-8 ndm
Dung cy quan ly 3 -6nam
Vuwdn cay lau nam 10 - 15 nam
Tai san cb dinh khac 5-18 nam

Tai sén vé hinh:

Chi phi d&n bu giai tda : 20 - 23 n&m
Chi phi 1ap hd so xin gidy phép mé bun Theo thoi gian dugc cap phép khai thac
Gia trj thwong quy&n mo nwéc khoang 16 n&m
Ph&n mém ké toan 3 ndm
Quyén sl dung d4t co thoi han Theo thvi han trén GCN QSD @4t
Quyén st dung d4t én dinh lau dai Khoéng trich kh&u hao

Nguyén tic ké toan Bat dong san dau tw

Nguyén tic ghi nhan Bit dong san ddu tw: duoc ghi nhan theo nguyén gia trlr di gia tr hao
mon Ity ké. Nguyén gia cla b4t dong san dau tu: La toan bo cac chi phi bang tién hoac twong
duong tién ma doanh nghiép phai bd ra hodc gia trj hop ly cla cac khoan dwa ra dé trao @di
nhim cb duoc bat dong san dAu tw tinh dén thoi diém mua ho#ic xay dwng hoan thanh bét
ddng san dau tw do.

Nguyén gia ciia bt déng s&n dau tw dugc mua bao gdm gia mua va cac chi phi lién quan tryc
tiép nhu: phi dich vu tw van vé phép luét lién quan. thué tredc ba. cac chi phi lién quan khac.

Chi phi lién quan dén bt déng san dau tw phat sinh sau ghi nhan ban d4u dwoce ghi nhan la chi
phi kinh doanh trong ky. trt» khi chi phi nay c6 kha nang chac chan lam cho b4t dong san dau tu
tao ra lgi ich kinh té trong twong lai nhiéu hon mirc hoat déng duge danh gia ban dau thi duoc

ghi téng nguyén gia bat dong san dau tw.

Khi bAt déng san dAu tw duoc ban. nguyén gid va khéu hao ldy ké duoc x6a s va bat ky khodn
13i 16 nao phat sinh @&u dwoc hach toan vao thu nhap hay chi phi trong ky.
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- Phwong phap khéu hao Bét dong san ddu tw: khau hao dugc ghi nhén theo phwong phap
dwong thing dua trén thdi gian htvu dung wéc tinh cia bt dong sén dau tw do.

Théi gian hivu dung wée tinh cia cac bt dgng san diu tw nhw sau :

Nha ctra va vat kién trac 6 — 25 nadm
Quy&n st dung dat én dinh lau dai Khong trich khau hao

Hop ddng hop tac kinh doanh

Céng ty co khai thac kinh doanh cao éc¢ van phong Tudi Tré (cao bc Yoco) tai s6 41 Nguyén Thj
Minh Khai. P.Sai Gon. thanh phé H Chi Minh. Pay |a cao éc ma Cong ty va co quan Bao Tudi Tré
cung hop tac dau tw xay dung va kinh doanh. dwoi sy quan Iy va didu hanh bdi Cong ty; ty 18 vén
gbp ctia mbi bén |a 50:50

Cong ty va Cong ty Cé phan Bau tw Nam Long hop tac kinh doanh du an khu dan cw Camellia. voi
ty 1& gbp vén cua cac bén Ian lwot 1a 40% va 60%. Theo thoa thuén. du an hep tac nay duwdi sy
kidm soat va didu hanh bai Cong ty. loi nhuan sau thué thu nhap doanh nghiép s& duoc chia theo
ty 18 gop vén nhu trén.

Ké toan dbi voi cac hop ddng hop tac kinh doanh dudi sy kiém soat va digu hanh béi Cong ty nhu

sau :

- Khoan vén gop ma Céng ty nhan dugc tir cac dbi tac dwoc ghi nhan va trinh bay trong khodn
muc “Phai tra khac dai han” trén Bang can déi ké toan. trong truong hop néu khoan vén gop
phai hoan tra cho dbi tac trong 12 thang téi dugc trinh bay nhu khoan “Phai trd ngén han khac’
trén Bang can déi ké toan.

- Toan bd doanh thu va chi phi lién quan dén hoat dong tir hop tac kinh doanh nay dugc ghi
nhan trén Bao céo két qua hoat dong kinh doanh cuia Cong ty.

- Khoan loi nhuan chia cho cac di tac tir cac hop ddng hop tac kinh doanh dugc trinh bay trén
B4o cao két qua hoat dong kinh doanh clia Céng ty nhu mot khoan Chi phi tai chinh.

Trich lap cac quy

Theo Didu |1& Céng ty. lgi nhuén sau thué sé& dwac trich 1ap cac qu§ : Quy khen thudng phtic lgi voi
murc trich 5% lgi nhuén.

Nguyén tic ké toan thué TNDN hoan lai

a) Nguyén tic ké toan tai san thué thu nhap hoan lai

- Giatrj ghi s6 cla tai san thué thu nhap doanh nghiép hoan lai phai dugc xem xét lai vao ngay
K&t thuc nam tai chinh va phai ghi gidm gia tri ghi s cla tai san thué thu nhap hoan lai dén
mtrc bao dam chéc chén ¢ da lgi nhuan tinh thué cho phép loi ich cla mét phan ho&c toan
bd tai san thué thu nhap hoan lai dwec st dung. Cac tai san thué thu nhap doanh nghiép hoan
lai chwa ghi nhan truwdc day dugc xem X6t lai vao ngay két thac ky ké toan nam va dugc ghi
nhan khi chic chén c6 Ga loi nhuan tinh thué dé co thé st dung cac tai san thué thu nhap hoan
lai chwa ghi nhan nay.

. Tai san thué thu nhap hoan lai va thué thu nhap ho&n lai phai tré dugc xac dinh theo thué suét
du tinh s& ap dung cho nam tai san dwoc thu héi hay no phai trd dwgc thanh toan. dya trén cac
mtvc thué suAt va luat thué co hiéu lyc vao ngdy két thic ndm tai chinh.

- Coéng ty chi bu triv cac tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai tra khi
cac don vi nop thué cé quyén hop phap dugc bl triv gitta tai san thué thu nhap hién hanh véi
thué thu nhap hién hanh phai ndp va céc tai sén thué thu nhap hoan lai va thué thu nhap hoén
lai phai tra lién quan d@én thué thu nhap doanh nghiép cta cling mét don vi nop thué va dwoe
quan Iy b&i cung mét co quan thué.
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10.

1.

12.

13.

14.

b) Nguyén tic ké toan thué TNDN hodn lai phai tra

Thué thu nhap hoan lai dugc xac dinh cho cac khodn chénh léch tam thoi tai ngay két thic nam
tai chinh gitka co s& tinh thué thu nhap clia cac tai san va ne phai tra va gid tri ghi s6 clia ching
cho muyc dich bao céo tai chinh.

Thué thu nhap hoan lai phai tra dwgc ghi nhan cho tht ca cac khodn chénh léch tam thoi chiu
thué. Tai san thué thu nhap hoan lai can dugc ghi nhan cho tét ca cac chénh léch tam thoi
dwoc khau trir. gia trj dwgc khau trir chuyén sang cac ndm sau clia cac khoan I8 tinh thué va
cac khodn wu dai thué chwa st dung. khi chéc chén trong tuong lai sé c6 loi nhuan tinh thué
d& s dung nhiing chénh l&ch tam thei dwgc khéu trir. cac khoan 16 tinh thué va cac wu dai
thué chwa sir dung nay.

Thué thu nhap hoan lai dwoc ghi nhan vao béo cao két qua hoat dong kinh doanh ngoai friv
trurng hop thué thu nhap phat sinh lién quan dén mét khodn muc dugc ghi thdng vao vén
chli s& hiku. trong tredng hop nay. thué thu nhap hoan lai cling dugc ghi nhan tryc tiép vao
v6n chl s& hivu.

Nguyén téc ké toan chi phi tra trwéc

Chi phi tra trudc tai Céng ty bao gom cac chi phi thuc té da phat sinh nhung cé lién quan dén
két qua hoat dong kinh doanh clia nhiéu ky ké toan.

Phuong phap phan b chi phi tra trudce: Viée tinh va phan bd chi phi tra trwéc vao chi phi hoat
déng kinh doanh tirng ky theo phuong phap dwérng thdng. Can cl vao tinh chat va muc do
tirng loai chi phi ma co thai gian phan bé nhu sau: chi phi tra truoc ngan han phan bé trong
vong 12 thang; chi phi tra trwdc dai han phan bé tir 12 thang dén 36 thang.

Nguyén téc ké toan ng phai tra

Cac khoan no phai tra dugc ghi nhan theo nguyén gié va khong thap hon nghta vy phai thanh
toan.

C6ng ty thie hién phan loai cac khodn ng phai tra la phai trd ngwdi ban. phai trd ndi bo. phai tra
khac tuy thude theo tinh chét clia giao dich phat sinh hodc quan hé gitra céng ty va dbi twgng
phai tra.

Céc khoan ng phai tra duoc theo dai chi tiét theo ky han phai tra. d6i twong phai trd. va cac yéu
td khac theo nhu ciu quan ly cia Cong ty. )
Tai thoi diém 18p bdo céo tai chinh. Céng ty ghi nhan ngay mat khoan phai tra khi ¢ céc bang
chirng cho thAy mot khoan tbn thét cé kha nang chéc chén xay ra theo nguyén t4c than trong.

Nguyén tic ghi nhan chi phi phai tra

Chi phi phai trd bao gdm chi phi dy an da phat sinh trong ky bao c&o nhwng thue té chua chi
trd. Cac chi phi nay dwgc ghi nhan dya trén cac wée tinh hop ly vé sd tién phéi tra theo cac
hop ddng. thod thuan

Nguyén téc ghi nhan vén cha s& hiru

Vén gop clia chti s& htvu dugce ghi nhan theo sé vén thire gop

Thaing dw vén cd phan ghi nhan phin chénh Iéch gita gia phat hanh va menh gia ¢cb phiéu phat
hanh

Nguyén tic phan phdi loi nhuan. cd tée: Theo Nghi quyét DHCD théng qua hang n&m

Nguyén tic va phwong phéap ghi nhan doanh thu. thu nhap khac

Nguyén tic va phwong phép ghi nhén doanh thu cung céap dich vy

+ Doanh thu ctia giao dich vé cung cap dich vy dwgc ghi nhan khi két qua cla giao dich d6
dwoc xac dinh mot cach dang tin cay. Trudng hop giao dich v& cung cép dich vu lién quan dén
nhiéu ky thi doanh thu dugc ghi nhén trong ky theo k&t qua phan cong viéc da hoan thanh vao
ngay lap Bang Can ddi ké toan clia ky d6. Doanh thu cung cAp dich vu dwgc ghi nhan khi dbng
thai thaa man tat ca bén (4) didu kién: 1. Doanh thu dugc xac dinh tuong déi chdc chén. Khi

A

hop ddng quy dinh nguwdi mua duge quyen tra lai dich vy da mua theo nhiing didu kién cy thé.
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15.

16.

17.

18.

doanh nghiép chi duoc ghi nhan doanh thu khi nhirng didu kign cy thé d6 khong con tn tai va
ngudi mua khéng dwoc quyén tra lai dich vy d& cung cp; 2. Doanh nghiép dd hodc sé thu
dwoc loi ich kinh té t giao dich cung cap dich vy d6; 3. X4c dinh duoc phan cdng viéc da hoan
thanh vao ngay lap bang Can déi ké toan; 4. Xéc dinh dugc chi phi phat sinh cho giao djch va
chi phi hoan thanh giao dich cung cAp dich vy dé.

+ Néu khong thé xac dinh duoc két qua hop ddng mét cach chéc chan. doanh thu s& chi dugc
ghi nhan & mire ¢6 thé thu hdi dwoc cla cac chi phi da dugc ghi nhan.

- Nguyén tic va phwong phap ghi nhan doanh thu ban hang

+ Doanh thu ban hang duwgc ghi nhan trén Bao cao két qua hoat dong kinh doanh khi phan I&n
i ro va loi fch gén lidn véi quyén s& h(ru da duoc chuyén giao cho ngudi mua. Doanh thu
khéng duoc ghi nhan néu nhu c6 nhing yéu té khong chéc ch&n trong yéu lién quan t¢i kha
n&ng thu hdi khoan phai thu ho#c lién quan téi khéd nang hang ban b tra lai.

- Nguyén tic va phwong phap ghi nhén doanh thu hoat ddng tai chinh
+ Doanh thu hoat dong tai chinh phan anh doanh thu tw tidn I3i. loi nhuan dwgc chia va doanh
thu hoat dong tai chinh khac ctia doanh nghiép.
+ Tién |ai duoc ghi nhan trén co s& thoi gian va 13i suétthyce té ting ky.
+ C& tirc va loi nhuan duoc chia dugc ghi nhan khi cb dong dugc quyén nhan cd tirc hodc céc
bén tham gia gép vén dwgc quyén nhan lgi nhuén tir viéc gop von.
+ Khi khéng thé thu hdi mét khoan ma truéc dé da ghi vao doanh thu thi khodn cé kha nang
khong thu héi dwgc hoic khang chéc chan thu hdi duoc d6 phai hach toén vao chi phf phat sinh
trong ky. khéng ghi giam doanh thu.

Nguyén tic ké toan gia vén hang ban

- Gia vén hang ban phan anh tri gia vén cla san phdm. hang héa. dich vy. bat déng san dau tw
trong ky; cac chi phi lién quan dén hoat dgng kinh doanh bAt dong san dau tw va cac chi phi
khac dwoc ghi nhan vao gia vén hodc ghi gidm gia vbn trong ky bao cdo. Gid vén duwgc ghi

re

nhan tai thoi diém giao dich phét sinh hodc khi c6 kha nang tuong ddi chéc chén sé phat sinh

2

trong twong lai khang phén bigt da chi tién hay chwa, Gia v6n hang ban va doanh thu dugc ghi
nhan ddng thei theo nguyén tac phi hep. Cac chi phi viret trén mire tiéu hao binh thwong dwoc
ghi nhan ngay vao gia vén theo nguyén tac than trong.

Nguyén tic ké toan chi phi tai chinh

- Chi phi tai chinh bao gém: Cac khoan chi ph chia 3i lien doanh: Dy phong gidm gia dau tw tai
chinh. chi phi tai chinh khac.
Khoan chi phi tai chinh dwgc ghi nhan chi tiét cho tirng ndi dung chi phi khi thuc té phat sinh
trong ky va duwgc xac dinh mot cach dang tin cay khi ¢o @4y d0 bang ching vé cac khodn chi
phi nay.

Nguyén tic va phwong phap ghi nhan chi phi thué thu nhap doanh nghiép hign hanh. chi phi
thué thu nhap doanh nghiép hoén lai

- Chi phi thué thu nhap doanh nghiép hién hanh dugc x4c dinh trén co s@ thu nhap chiu thué
va thué suét thué TNDN trong nam hién hanh

- Chi phi thué thu nhap doanh nghiép ho&n lai duoc xac dinh trén co s& sb chénh léch tam thoi
dwoc khu trie. s6 chénh léch tam thoi chiu thué va thué sudt thué TNDN. Khéng bu trlr chi
phi thué TNDN hién hanh voi chi phi thué TNDN hodn lai

Lai trén cb phiéu
Lai co ban trén cd phiéu 1 khoan loi nhuan sau thué thu nhap doanh nghi¢p phan bd cho cb déng
s& hru cd phiéu phd thong clia cb ddng cong ty me (sau khi da didu chinh cho viéc trich lap qu¥

khen thudng phuc lgi) chia cho s6 lugng binh quan gia quyén ctia ¢b phiéu phd théng dang Iuu
hanh trong ky.
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BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
Cho ky tai chinh két thic vao ngay 31 thang 12 ndm 2025

Méu s6 BO9-DN/HN  TT202/2014

19.

VL.

L&i suy giam trén cb phiéu 1a 14i trén cd phiéu c6 tinh

thé dwoc chuyén dbi thanh ¢ phiéu va pha loang gi

nhuan sau thué thu nhap doanh nghiép phéan b cho
d6ng cong ty me (sau khi da didu chinh cho viéc trich

dén tac ddng cla cdng cu trong tuong lai co
4 tri cb phidu. duoc tinh bing cach I4y loi
& dong s& hru ¢b phiéu phd théng cla cd
lap quy khen thudng phtc lgi) va cac khoan

didu chinh khac (néu co). chia cho sé lwong binh quan gia quyén ctia cb phiéu phé théng dang luu

hanh trong ky va sé Iwong cd phiéu phé thong dy kién dwoc phat hanh thém.

Bao cao b phan

Mét bod phan 1a mét hop phén co thé xac dinh riéng biét clia Cong ty va ca
vao viéc cung cép cac san pham hoac dich vu lién quan (
hosc cung cap san phdm ho#c dich vu trong mot moi trudy
dia 1y). mbi bo phan nay chiu rdi ro va thu dugc loi ich kha

bé phan chia theo

¢ cong ty con tham gia
hoat dong kinh doanh).
ng kinh té cu thé (bd phén chia theo viing
¢ biat véi cac bo phan khac. Mau bao céo

bd phan co ban clia Cong ty va cac cong ty con 14 dwa theo b6 phan chia theo hoat déng kinh

doanh.

Nhi¥ng théng tin khac:

Théng tin bd sung cho cac khoan muc trinh bay trong bang can d6i ké toan

Tidn va cac khoan twong dwong tién

Tién mat tdn quy
Tién gli ngan hang khéng ky han
Tién giri ngan hang c6 ky han khéng qua 3 thang

31/12/2025 01/01/2025
VND VND
55.341.049 91.410.911
10.443.470.471 11.386.042.005
23.554,909.383 13.040.833.647
34.058.454.989 24.518.286.563

Chi tiét tién va cac khoan twong dwong tién theo nguyén té bao gém:

31/12/2025 01/01/2025
Nguyénté Tuong dwong VND Nguyénté Twong dwong VND
VND 34.058.454.989 34,058.454.989 24.518.286.563 24,518.286.563
34.058.454.989 24.518.286.563
Cac khoan déu tw tai chinh
(a) Chirng khoan kinh doanh
31/12/2025 01/01/2025
VND VND
Chimg khoén kinh doanh _..55.989.200.000 -
55.989.200.000
Dw phong:
Chimg khodn kinh doanh _(43.166.780.000) ..
(43.166.780.000) -
~12.822.420.000 -
(b) Pau tw ndm gitr dén ngay ddo han
) 31/12/2025 01/01/2025
Ngan han VND VND

Tién gi ngan hang c6 ky han

24.905.173.020

 22.216.322.032]

24.905.173.020

22.216.322.032




CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
Méu sé BOS-DN/HN  TT202/2014

Cho ky tai chinh két thic vao ngay 31 thang 12 ndm 2025

(c) Pau tw gép vén vao don vj khac

DAu tw vao cong ty lién két
PAu tw vao don vj khac

Dy phong:
Pau tw dai han khac

3. Phai thu ctia khach hang

Ngéan han

Phai thu khach hang thué vén phong thué mit bang
Phai thu dich vy tdm khoang néng

Phai thu tién dich vu tién phong nha hang

Phai thu tién ban san phdm néng nghiép

Dai han
Phai thu cac khach hang mua nha tai dy &n
Camellia Garden

Tré trwdre cho ngwoi ban

Coéng doan bao Tudi Tré (*)

Phai thu nhan chuyén nhuong dat
Cac khoan tra trudc khac

31/12/2025
VND
150.351.761.397

. 221.397.500.000
377.749.261.397

(12.962.697.423)

(12.962.697.423)

~364.786.563.974

01/01/2025
VND
363.164.619.103

. 27.377.500.000
390.542.119.103

_(12.960.893.341)

(12.960.893.341)

377.581.225.762

311212025
VND

835.483.413
225.333.800

7.539.000

~ 1.068.356.213

01/01/2025
VN

592.326.102
179.785.800

7.539.000

" 779.650.902

...36.166.093.916

36.166.093.916

1.581.588.656

"36.166.093.916 36.166.093.916
. 4.000.000.000
112.800.000.000 112.800.000.000

1.818.108.256

114.381.588.656

118.618.108.256

(*) Khoan tng truéc cho Cong doan bao Tubi Tré @& nhan chuyén nhuong quyén st dung khu dat
tai Thanh phé Thi Bae. thanh phd HS Chi Minh dé thye hién du an.

4, Phai thu vé cho vay

Dai han

-Céng Ty CP Khoa Hoc Néng Nghiép (a)

Minh Trén
-Coéng Ty TNHH MTV Dao Ngoc Thé Ky
21

Khoan cho vay dai han trong do:

(a) Day la khoan vay theo hop dbng vay vén s 24/2/2020/TT-
sung ngay 01 thang 12 nam 2021 trong théi han 36 thang v

31/12/2025
VND

4.074.739.720

1.850.000.000

5.924.739.720

01/01/2025
VND

474.739.720

T 474.739.720

C21 ngay 02/12/2020 va phy lyc bd
&i tdng sb tién cho vay toi da 12

1.000.000.000 VND va Thoa thuén 05-24/TT-SCI ngay 15/06/2024 trong thoi han 36 thang voi

téng sb ti&n cho vay téi da Ia 3.500.000.000 VND

15
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CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HOP NHAT
Cho ky tai chinh két thac vao ngay 31 thang 12 ndm 2025 Mau s6 BO9-DN/HN TT202/2014

5. Cac khoan phai thu khac

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

Ngan han
Phai thu nguoi lao dong 261.430.000 261.430.000
Phai thu tam trng 6.096.288.285 6.055.107.324
Ong D6 Binh Ding (a) 664.941.000 664.941.000
Phéi thu khac 56.151.343.058 4.268.190.266

Dai han

Ky qu phuc hdi méi trudong

Khoan hop tac dau tw véi 6ng Lam Son
Hoang

Phai thu hop tac dau tw dy an Nhon Trach
Phai thu dat coc

Ky quy dai han

Phai thu khac

63.174.002.343

11.249.668.590

541.964.909

(b)
829.080.000
(c) 68.688.855.000
(d) 26.460.000.000
18.500.000
835,400,000

" 97.373.799.909

493.776.049

829.080.000
68.688.855.000

18.500.000

70.030.211.049.

(a) Day la khoan phai thu 6ng Ding lién quan khoan tién dén bl gia tri tai nguyén ring bi thiét hai

tai Cong ty An Viét Thé Ky 21.

(b) Pay Ia khoan Gy thac ddu tw hop tac dau tw véi ong Lam Son Hoang dé phat trién quy dét thuc
hién dy an nha vwdn két hep du lich sinh thai tai huyén Nhon Trach.

(c) Day la khoan hop tac dau tw dé phat trién dy &n va quy d4t & Nhon Trach.

(d) Pay la tién d&t coc thué dat KCN Long Hau

N qua han va Dy phong phai thu khé doi

31/12/2025 01/01/2025
S6 duw palap Sé duw palap
ng qua han dy phong ng qua han dy phong
VND VND VND VND
Ngin han 6.367.479.549 (6.367.479.549) 6.368.249.066 (6.368.249.066)
- Phai thu khach hang 226.909.274 (226.909.274) 227.678.791 (227.678.791)
-Tra trudc cho ngwdi ban 410.241.044 (410.241.044) 410.241.044 (410.241.044)
- Phai thu khac 4.700.000.000 (4.700.000.000) 4.700.000.000 (4.700.000.000)

- Phai thu tam &ng: 1.030.329.231
Dai Han
- Phai thu vé& cho vay dai

han 5
- Phai thu khac

(1.030.329.231) 1.030.329.231

(1.030.329.231)

6.367.479.549

(6.367.479.549) 6.368.249.066

(6.368.249.066)

Tinh hinh bién d8ng cla dy phong ne phéi thu kho doi nhu sau .

S6 dw dau nam
Hoan nhap dw phong
Tang dw phdng
S6 dw cudi ndm

3112/2025 01/01/2025
VND VND
6.368.249.066 8.408.109.275
(769.517) (2.765.781.128)
- 725.920.919
6.367.479.549 6.368.249.066
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CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
Mau sé BO9-DN/HN  TT202/2014

Cho ky tai chinh két thuc vao ngay 31 thang 12 ném 2025

7. Hang tbn kho

Nguyén vat liéu
Céng cu. dung cy
Hang héa

8. Tai san d& dang dai han

Chi phi san xuét. kinh doanh dé& dang dai han
Xay dyng co ban d& dang

31M12/2025 01/01/2025
VND VND
499.742.237 618.035.845
227.495.193 257.924.574
93.121.207 105.845.258
820.358.637 981.805.677
31/12/2025 01/01/2025
VND VND
155.995.953.400 143.227.675.755
3.160.382.259. 2.402.592.000

7159.156.335.659

 145.630.267.755

17
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CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
Cho ky tai chinh két thic vao ngay 31 thang 12 nam 2025 MAu s BO9-DN/HN  TT202/2014

11.  Tang. giam bt déng san dau tw:

Quyén st dung
Tén chi tiéu dat
(Cao 6¢ Yoco)

Nha cira.
vét kien tric
(Cao 6¢ Yoco)

Chung cw

Ung Van Khiém Cong

Nguyén giad

S6 dw dau n&m

S6 dw cubi nam

Gia trj hao mon liy ké
S6 dw dau ndm 782.375.799| 27.273.620.543
- Khau hao trong ky 2] 94.474.584
Sb dw cudi ndm 782,375,799 27.368.095.127
Gid tri con lai

2.933.909.250 | 27.863.832.717
2.933.909.250 | 27.863.832.717

7.304.637.834| 38.102.379.801
7.304.637.834| 38.102.379.801

5.161.944.104| 33.217.940.446
292.185.516 386.660.100
5.454.129.620| 33.604.600.546

- Tai ngay dau ndm 2.151.533.451 590.212.174 2.142.693.730| 4.884.439.355
- Tai ngay cudi n&m 2.151.533.451 495.737.590 1.850.508.214]  4.497.779.255
12. Chi phi tra trwéc
31/12/2025 01/01/2025
VND VND
Ngén han
Chi phi tra truwéc khac 196.682.080 213.639.215
196.682.080 213.639.215
Dai han
Phi cAp quy&n khai thac khoang san 937.361.328 989.439.288
Tign s dung g4t (*) 8.615.824.668 8.844.563.376

Céng cu dung cuy. chi phf khac 2.075.484.579

11.628.670.575

2.485.775.387
12.319.778.051

13. Phai trd ngwoi ban

31/12/2025 01/01/2025
VND VND
Ngén han khac
- Céngty TNHH TMDV Céng An 4.700.000.000 4.700.000.000
Céac khach hang khéc 1.054.771.569 836.002.675
5.754.771.569 5.536.002.675
14,  Thué va cac khoan phai nép Nha nwéc
" L9 il Sé phai nop S6 da nop ro
Tén chi tiéu Pau nam trong nam trong nam Cudi nam
Thué gia tri gia tang 2.365.357.830 7.203.729.982 (9.275.974.039) 293.113.773

Thué thu nhap doanh nghig¢p 4.640.244.953 4.830.516.834 (6.623.513.181) 2.847.248.606

Thué thu nhap ¢4 nhan 187.398.169 788.012.048 (912.735.430) 62.674.787
Thué tai nguyén 43.400.000 521.833.200 (521.833.200) 43.400.000
Lé phi mén bai - 15.000.000 (15.000.000) -
Cac khoan phai ndp khac 263.746.415 1.001.933.377 (1.001.933.377) 263.746.415
Céng 7.500.147.367 14.361.025.441  (18.350.989.227) 3.510.183.581
Trong dé

Phai thu (2.444.569) (797.236.909)
Phai nép 7.502.591.936 4.307.420.490
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CONG TY CO PHAN THE KY 21 VA CAC CONG TY CON ¢
BAN THUYET MINH BAO CAO TAI CHINH HOP NHAT

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

Ma&u s6 BO9-DN/HN  TT202/2014

15. Chi phi phai tra

Ngén han
Gia von trich trwdc va cac chi phi phai tra khac

16. Phai tra khac

Ngén han

Loi nhuan tir hop tac kinh doanh phai trd
Khach hang d@t coc cho cac Hop ddng dau
tw thudc dy an Camellia Garden

Phi bao tri thu ho - dw an Camellia Garden
Cb ture phai tra

Kinh phi cong doan va Bao hiém xa hoi
Phai tra 6ng D& Dinh Dlng

Cac khoan phai tra khac

Dai han

Ti&n kh&ch hang dat coc

Nhan gép vén lién doanh cao ¢ Yoco cla
Bao Tudi Tré

Nhan tién ctia Céng ty Nam Long hop tac
dAu tw dy an 9B7 khu dé thi Nam Sai Gon
Nhéan dat coc

Khac

3112/2025
VND

_11.467.114.397
11.467.114.397

01/01/2025
VND

31/12/2025
VND

40.154.923.500
7.263.377.944
1.166.182.005
46.296.602
2.689.732.550
409.863.660

(a)

01/01/2025
VND

2.187.500.000

42.093.915.500
7.263.377.944
1.516.735.855
105.519.202
2.689.732.550
315.907.897

51.730.376.261

53.985.188.948

8.446.070.954
14.334.529.046

4.293.801.350

9.048.496.697
14.334.529.046
4.293.801.350

85.000.000.000
1.000.000.000

27.074.401.350

113.676.827.093

I xd DX

(a) Phi bao tri Dw an Camellia Garden dwoc thu tir cac khach hang mua nha va da duge ban giao
nha. va s& duwoc chuyén giao vé& Ban quan tri khu dan cw sau nay. Hién tai. khoan tién tl thu hd
nay dang dugc Cong ty duy tri trong tai khoan tién gtri ngan hang.

(b) Day la khodn nhén dat coc hop tac dy an dat nhon trach

17.  Tai san thué thu nhap hoan lai va thué thu nhap hoan i phai tra

31112/2025
VND

01/01/2025
VND

- Chi phi trich trwéc
- Doanh thu chuwa thwc hién

2.281.826.701

.. 3.488.880.826

5.770.707.527

2.281.826.701
3.488.880.826

5.770.707.527

Thué sukt thué TNDN duoc siv dung @& xac dinh gié tri tai san thué thu nhap hoan lai 1a 20%.

Bién dong g&p cla thué thu nhap hoén lai nhu sau

31/12/2025 01/01/2025

VND VND

Sb dw dau nam 5.770.707.527 5.770.707.527
Ghi nhan (chi phi)/thu nhap thué thu nhap hoan lai

S6 dw cudi ndm 5.770.707.527 5,770.707.527

21
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CONG TY €O PHAN THE KY 21 VA CAC CONG TY CON

BAN THUYET MINH BAO CAO TAI CHINH HOP NHAT
Cho ky tai chinh két thuc vao ngay 31 thang 12 ndm 2025

Mau s6 BO9-DN/HN  TT202/2014

Vil

b) Céc giao dich vé vén véi cac chi s& hivu va phan phoi c6 tire. chia lgi nhudn

Vvén gop ctia chi s& hivu
Vén gép dau ndm
Vén gép téng trong ndm
Vén gép gidm trong nam
Vén gép cudi ndm

Cd tire. loi nhuan da chia

c) Co6 phiéu
- Cb phiéu phd théng

S6 lwong b phiéu dwgc phép phat hanh
Sé Iwong cb phiéu da phat hanh

86 lwong cd phiéu da mua lai

Sé lwgng cb phiéu dang lwu hanh

Ménh gi4 cd phigu

- Cb phiéu wu dai : khong co

d) Céc quy ctua doanh nghiép

Quy dAu tw phat trién

Nam 2025

VND
193.363.710.000
193.363.710.000

31/12/2025

19.336.371
19.336.371
(1.197.724)
18.138.647

10.000 VND

31/12/2025
VND

34,970.361.447

Nam 2024

VND
193.363.710.000
193.363.710.000

(9.069.323.500)

01/01/2025

19.336.371
19.336.371
(1.197.724)
18.138.647
10.000 VND

01/01/2025
VND

34.970.361.447

Théng tin bé sung cho cac khoan myc trinh bay trong bao cao két qua hoat dong kinh doanh

Téng doanh thu ban hang va cung cép djch vy

Doanh thu kinh doanh bat ddng san
Doanh thu dich vu
Doanh thu khac

Cac khoan giam trir doanh thu
Cac khoan gidm trlr doanh thu

Doanh thu thuin

Tov 01/01/2025
dén 31/12/2025
VND
36.306.816.224
43.940.110.440
842.557.500

Tiv 01/01/2024
dén 31/12/2024
VND
34.691.632.834
58.205.828.870
454,545,454

81.089.484.164

93.352.007.158

(100.048.926)

81.089.484.164

93.251.958.232
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Gia vbn hang ban

Gia vén kinh doanh bat dong san
Gia vén dich vy
Gia vén khac

Tiv 01/01/2025
dén 31/12/2025
VND
8.868.520.777
20.933.932.688
768.079.000

Tir 01/01/2024
dén 31/12/2024
VND
8.822.571.743
21.724.245.661

30.570.532.465

Doanh thu hoat ddng tai chinh

L4i ti&n glvi ngan hang va cho vay

T 01/01/2025
dén 31/12/2025
VND
2.262.676.315

T 01/01/2024
dén 31/12/2024
VND
1.769.275.974

2.262.676.315

1.769.275.974

Chi phi tai chinh

Ph&n Igi nhuan chia cho cac bén hop tac kinh doanh
Chi phi tai chinh khac

Thu nhdp khac

Thu nhap khac

Tir 01/01/2025
den 31/12/2025
VND
9.187.500.000
384.412.415

T 01/01/2024
dén 31/12/2024
VND
8.750.000.000
23.655.191,981

9.571.912.415

" 32.405.191.981

Tir 01/01/2025
dén 31/12/2025

Tir 01/01/2024
dén 31/12/2024
VND
26,695.528.240

_ 26.695.528.240

Chi phi khac
Tir 01/01/2025 Tir 01/01/2024
dén 31/12/2025 dén 31/12/12024
VND VND
Chi phi khac 933.801.529 1.769.555.115
933.801.529 1.769.555.115
Chi phi ban hang va chi phi quan ly doanh nghiép
a) Chi phi ban hang
Tiw 01/01/2025 Tiv 01/01/2024
dén 31/12/2025 dén 31/12/2024
VND VND

Chi phi nhan vién
Chi phi khau hao tai san ¢b dinh
Cac chi phi khac

1.270.369.790
1.271.743.815
1.953.519.566

1.245.148.478
1.524.587.210
1.781.296.686

4.495.633.171

4.551.032.374
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10.

1.

b) Chi phi quan ly doanh nghiép
Chi phi nhan vién

Chi phi kh&u hao tai san ¢b dinh
Chi phi thué. 1& phi

Chi phi dy phong

Cac chi phi khac

Loi thé thwong mai

10.030.735.552
2.125.615.788
2.131.874.402

2.549.694.168
1,848.475.688

'18.686.395.598

9.910.005.540
2.311.297.8566
1.870.759.242
(220.139.791)

93.420.063

 13.965.342.910

Chi phi thué thu nhap doanh nghigp hién hanh

Chi phi thué thu nhap doanh nghiép tinh trén thu
nhap chiju thué nam hién hanh

Chi phi thué thu nhap doanh nghiép hoan lai

Chi phi/(thu nhap) thué thu nhap doanh nghiép hodn
lai

Lai trén cb phiéu

Loi nhuan phan bé cho ¢b déng s& htru ¢b phiéu phd
théng ctia cdng ty me (VND)

Trir: Qu§ khen thudng phtc loi (VND)

S6 lwong cb phiéu phéd théng dang lru hanh binh
quén trong nam
L&i suy giam trén cb phiéu

Tiv 01/01/2025 Tir 01/01/2024
dén 31/12/2025 dén 31/12/2024
VND VND
4.830.516.834 6.387.298.286
" 4.830.516.834 6.387.298.286
Tir 01/01/2025 Tiv 01/01/2024
dén 31/1212025 dén 31/12/2024
VND VND

- (159.854.136)

""" . (159.854.136)

Tir 01/01/2025 Tir 01/01/2024
dén 31/12/2025 dén 31/12/2024
12.811.965.070 12.370.405.622
(864.250.898) (269.607.926)
18.138.647 18.138.647
659 667
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VIIl.  NhiPng théng tin khac
1. Nhing khoan no tiém tang. khoan cam két va nhirng théng tin tai chinh khac :

Khéng c6 cac khodn no tiém tang. khoan cam két va nhirng théng tin tai chinh khac yéu chu phai co
cac diéu chinh ho%c thuyét minh trong Bao cdo tai chinh

2. Théng tin vé cac bén lién quan
Coéng ty ¢é phat sinh cac giao dich v&i cac bén ¢6 lién quan nhw sau :

Tir 01/01/2025 Tir 01/01/2024
dén 31/12/2025 dén 31/12/2024

VND VND
Céng Ty CP Schengen Invest
Thu tién hop tac kinh doanh 32.954.200.000
Nhan dat coc hop tac kinh doanh 48.500.000.000
Gop vbn 25.500.000.000
$6 dw phai thu véi cac bén cé lién quan nhw sau : )
4
Bén lien quan/Noi dung sé dw 31/12/2025 01/01/2025 0
VND VND ¢
Céng Ty CP Schengen Invest
Nhan dat coc 36.500.000.000 36.500.000.000
Nhan ti&n hop tac kinh doanh 48,500.000.000 48.500.000.000

3. Nhivng sw kién phat sinh sau ngay két thic ky ké toan nam:
Khéng c6 sw kién quan trong nao xay ra ké tir ngay kétthicky tai chinh dua dén y&u ciu phai diéu
chinh hoac céng b6 trong Bao céo tai chinh

Luskly

NGUYEN THANH VY PO THI KIM OANH
Ngwoi Lap/Ké toan Téng Giam Déc
TP.H® Chi Minh. ngay29 ThangQ4.nam 2026
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