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CONG TY €6 PHAN TAP POAN EMA LAND

BAO CAO CUA GIAM POC

Giam dbc Céng ty Co phan Tép doan Ema Land (sau ddy goi tit 1a “Céng ty”) trinh bdy béo céo ciia
miinh cling v&i Béo céo tai chinh hgp nhét cho nam tai chinh két thic ngay 31 thang 12 nidm 2025 bao
g0m Béo c4o tai chinh ciia Cong ty va cong ty con (goi chung la “Tap doan”).

Khii quat vé Cong ty
Cong ty Cb phén Tép doan Ema Land (tén goi cii 1a Cong ty C& phan Thurong mai Ddu tu X4y lip dién
Thinh Vugng) hoat dng theo Gidly ching nhan ding ky doanh nghiép s6 0600446389, ding ky lan ddu
ngdy 12 théng 6 nam 2008 va diing ky thay ddi lan thir 10 ngay 27 théng 6 nim 2025 do S& Tai chinh
TP. HS Chi Minh cép.

Tru s& chinh:
- Dijachi : 86 71 dudng Ta Hién, phudng Cat Lai, TP. H3 Chi Minh, Viét Nam
- Dién thoai : 0908687295

-----

Hoat dong kinh doanh chinh ciia Céng ty 1a: Tu van, méi gidi, ddu gia bit dong san, ddu gia quyén sir
dung dt va Kinh doanh bAt dong san, quyén sir dyng dét thudc chu s hiru, cha sir dung hoic di thué.

H{i ddng quan trj, Ban kiém soat va Giam dbc
Céc thanh vién Hoi ddng quan trj, Ban kiém so4t va Giam déc cia Cong ty trong nim va cho dén thoi
diém lap bao c4o ndy bao gdm:

Hpi dong quén trf

Ho vi tén Chirc vy Ngay bd nhiém/tai bd nhiém

Ong Vii Tién Hung Chu tjch T4i bd nhi¢m ngay 30 thang 6 nam 2025
Ong Nguyén Dang Manh Thanh vién T4i bd nhiém ngay 30 thang 6 nim 2025
Ong Ly Van Nam Thanh vién Tai bd nhiém ngay 30 thang 6 nim 2025
Ong Nguy@n Thanh Nghia Thanh vién B nhiém ngay 30 thang 6 nim 2025

Ba Trén Thj Minh Thu Thanh vién B4 nhiém ngay 30 thang 6 ndm 2025
Ban kiém sodt

Ho va tén Chirc vy Ngay bé nhigm/tai bd nhi¢m/mién nhi¢m
Ong Phan Lwru Nhit Quang  Trudng ban Tai bd nhigm ngay 30 thang 6 nam 2025
Ba Hoang Thj Anh Loan Thanh vién B4 nhiém ngay 30 théng 6 nam 2025

Ba Nguyén My Lynh Thanh vién B4 nhiém ngay 30 thang 6 nim 2025
Ong Ta Vin An Thanh vién Mién nhiém ngay 30 thang 6 nim 2025
Ong Trdn Lam Hoang Thanh vién Mién nhiém ngay 30 thang 6 nim 2025
Gidm dbc

Ho va tén Chirc vy Ngay bd nhiém/mién nhidm

Ong Ly Minh Tam Giam dbc B4 nhiém ngay 09 théng 6 nim 2025
Ong Duong Tam Giam dbc Mién nhi¢m ngay 09 thing 6 nim 2025

Dai di¢n theo phap luit
Ngudi dai dién theo phap luat ciia Cong ty trong nim va cho dén thoi diém 14p bdo céo ndy nhur sau:

Ho va tén Chire vy Ngay bd nhiém/mién nhiém
Ong Ly Minh Tam Giam dbc Bd nhiém ngay 09 théang 6 nim 2025
Ong Duong Tim Gidm ddc Mién nhigm ngay 09 thing 6 nim 2025
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CONG TY CO PHAN TAP POAN EMA LAND
BAO CAO CUA GIAM BOC (tiép theo)

Kiém toan vién
Cong ty TNHH Kiém toan va Tu vin A&C di dugc chi dinh kiém toén B4o c4o tai chinh hop nhat cho
néim tai chinh két thiic ngdy 31 thang 12 nam 2025 ciia Tép doan.

Trach nhu;m ciia Gidm déc

Giam dbc ch;u trach nhiém 1ap Béo cdo tai chinh hgp nhit phan &dnh trun% thye va hqp ly tinh hinh tai

chinh hop nhit, két qua hoat djng kinh doanh ho‘p nhét va lwu chuyen tién t¢ hop nhit cia Tap doan

trong ndm. Trong viéc 1dp B4o cdo tai chinh hgp nhét ndy, Giam ddc phai:

o Chon lya cdc chinh sach ké toan thich hop va 4p dung céc chinh séch ndy mét cach nhit quan;

e Thyec hi¢n cic xét doan va céc wdc tinh mét cach hgp 1y va than trong;

e Néu rd cac chuan myec ké toan ap dung cho Tép doan co dugce tudn thu hay khong va tét ca cac sai
léch trong yéu da dugc trinh bay va gidi thich trong Béo cdo tai chinh hgp nhit;

e LipBio cao tai chinh hgp nhat trén co s& hoat dong lién tuc trir trudng hop khong thé cho ring Tép
doan s& tiép tuc hoat ddng lién tuc;

e Thiét lap va thyc hién hé théng kiém soat ndi bd mot cach hitu hidu nhim han ché riii ro c6 sai sét
trong yéu do gian 1an hoic nhim 14n trong viéc 14p va trinh bay Béo c4o tai chinh hop nhét.

Giam dbc dam bao cac sb ké toan thich hop duge luu gur ddy do dd phan anh tinh hinh tai chinh cia
Tap doan véi mirc d chinh xac hop 1y tai bat ky thdi diém nao va céc sb sach ké toan tudn thi ché do
ké toan ap dung. Gidm dbc cung chju trach nhi¢m quan ly céc tai san cia Tap doan va do d6 da thyc
hién cac bién phép thich hgp dé ngiin chin va phét hién céc hanh vi gian I4n va céc vi pham kh4c.

Giam d6c cam két d tudn thi cac yéu cAu néu trén trong viée 14p Béo céo tai chinh hop nhét.

Phé duyét Bio cdo tai chinh

Giam déc phe duyét Béo céo tai chinh hgp nhét dinh kém. Bdo cdo tai chinh hgp nhét da phan 4nh
trung thyc va ho‘p ly tinh hinh tai chinh hop nhét cta Tap doan tai thdi diém ngéy 31 thang 12 nim
2025, ciing nhwr két qua hoat dong kinh doanh horp nhit va tinh hinh lwu chuyén tién horp nhét cho
nam tai chinh két thiic ciing ngay, phti hgp véi cac chuéin mye ké toan Viét Nam, Ché d6 Ké toan doanh
ngh:ep Viét Nam va céc quy dinh phap 1y c6 lién quan dén viée 1ap va trinh bay Bdo céo tai chinh hop
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A&C AUDITING AND CONSULTING CO., LTD. \g bakertilly
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S6: 4.0185/26/TC-AC
BAO CAO KIEM TOAN POC LAP

Kinh giti: CAC CO PONG, HQI DONG QUAN TRI VA GIAM POC
CONG TY CO PHAN TAP POAN EMA LAND

Chiing t6i da kiém toén Béo c4o tai chinh hop nhét kém theo cia Cong ty Cd phén Tap doan Ema Land (sau
day goi tat 1a “Cong ty”) va cong ty con (goi chung 1a “Tfp doan™), dugc 1ap ngay 27 thang 3 ndm 2026, tir
trang 05 dén trang 28, bao gdm Béng can déi ké toan hop nhét tai ngay 31 thang 12 nidm 2025, Béo cdo két
qua hoat djng kinh doanh hgp nhét, B4o cdo luu chuyén tién t& hop nhét cho ndm tai chinh két thic cling
ngady va Ban thuyét minh Bdo céo tai chinh hop nhét,

Trich nhi¢m ciia Gidm dée

Giam ddc Cong ty chiu trich nhiém v& vigc 1ap va trinh bay trung thye va hep Iy Bdo cdo tai chinh hgp nhat
ctia Tap doan theo cac chudn myc ké todn Viét Nam, Ché d6 K& todn doanh nghiép Vigt Nam va céc quy
dinh phép 1y ¢6 lién quan dén viéc 14p va trinh bay Béo c4o tai chinh hop nhét va chiu trach nhiém vé kidm
sodt ndi bd ma Gidm déc x4c djnh la cin thiét d& dam bao cho viée 1ap va trinh bay Béo céo tai chinh hop
nhét khéng c6 sai s6t trong yéu do gian 1dn holic nhdm 13n.

Trach nhi¢m ciia Kiém todn vién

Tréch nhi¢m cia ching tdi 1a dua ra y kién vé Béo cdo tai chinh hgp nhit dya trén két qua ctia cudc kiém
toan. Chting t5i da tién hanh kiém toan theo céc chudn myc kidm toan Viét Nam. Céc chudn muc ndy yéu
clu chiing ti tudn thu chudn myc va céc quy dinh vé dao dirc nghé nghiép, 14p ké hoach va thyc hign cuje
kiém todn dé dat dugc sy dam bdo hop ly vé viée lidu Béo céo tai chinh hop nhét ctia Tap doan cé con sai sot

trong yéu hay khong. u%
Cong viéc kiém toan bao gdm thyre hi¢n céc thi tyc nhém thu thap cdc bing chimg kidm toan vé cdc s6 lidu va e
thuy€t minh trén Bdo cdo tai chinh hop nhat. Cdc thd tuc kiém todn dugc lya chon dyra trén xét dodn clia RO
kiém todn vién, bao gdm dénh gi4 riii ro ¢6 sai sét trong yéu trong Béo céo tai chinh hop nhét do gian 1an ~
hoic nhdm 1&n. Khi thyc hién dénh gié céc riii ro nay, kidm todn vién d4 xem xét kidm sodt ndi bo ctia Tap {;H
doan lién quan dén viéc 14p va trinh bay Béo céo tai chinh hop nhit trung thyc, hgp 1y nhim thiét ké céc tha 186
tuc kiém toan phi hgp v6i tinh hinh thye té, tuy nhién khdng nhim muc dich dua ra ¥ kién v& hiéu qua cia =%
kiém soat ndi b cia Tap doan. Céng vige kiém toan ciing bao gdm dénh gia tinh thich hop clia cac chinh e g

sach ké toan dwoc 4p dung va tinh hop Iy ctia céc ude tinh ké toan clia Gidm ddc ciing nhur dénh gi4 viée
trinh bay tdng thé Bao cdo tai chinh hop nhét,
Chiing t6i tin tudng ring céc bing chiig kiém toin ma ching t6i da thu thip dugc la ddy du-va thich hop
1am co s& cho ¥ kién kiém toén ciia ching toi.

Y kién cita Kiém tofin vién D
Theo y kién ciia ching ti, Béo c4o tai chinh hop nhét d& phan anh trung thyc va hop 1y, trén céc khia canh \
trong yéu tinh hinh tai chinh hgp nhét ctia Tép doan tai ngay 31 thang 12 nim 2025, ciing nhur két qué hoat ;

dong kinh doanh hop nhét va tinh hinh luu chuyén tién t¢ hop nhét cho nam tai chinh két thic cing ngay, NA
phl hop v6i céc chudn myc ké toan Viét Nam, Ché do Ké toan doanh nghi¢p Vigt Nam va céc quy dinh /

phép ly c6 lién quan dén viéc 14p va trinh bay Béo cdo tai chinh hop nhét.

—-—/
: Nguyén Ditc Toan
Thanh vién Ban Giam dbc Kiém to4n vién ‘
Sé Gidy CNDKHN kiém todn: 3089-2025-008-1 86 Gidy CNPKHN kiém todn: 6376-2023-008-1

Ngudi duge ty quyén

TP. Cén Tho, ngdy 27 thang 3 nim 2026

A&C Auditing and Consulting Co,, Ltd. trading as Baker Tilly A&C is a member of the global network
of Baker Tilly International Lid., the members of which are separate and independent legal entities
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: $6 71 dudng Ta Hign, phudmg C4t Léi, TP. H Chf Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nim tai chinh két thiic ngay 31 thang 12 ndm 2025
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BANG CAN POI KE TOAN HOP NHAT
Tai ngay 31 thdng 12 nim 2025

CHi TIRU
TAI SAN NGAN HAN

Tién va céc khoin twong dwong tién
Tién
Cic khoan tuong duong tidn

DAu tir tdi chinh ngdn han

Chitng khoan kinh doanh

Dy phong giam gia chitng khoén kinh doanh
Déu tur ndm giir dén ngay d4o han

Cdc khodn phai thu ngén hgn

Phai thu ngéin han ctia khéch hang

Tré truée cho ngudi ban ngén han

Phai thu ndi b ngén han

Phai thu theo tién d6 ké hoach hop dong xdy dyng
Phai thu vé cho vay ngén han

Phai thu ngin han khéc

Dy phong phai thu ngén han khé doi

Tai san thiéu chdy xir Iy

Hing tbn kho
Hang tdn kho
Dy phong giam gia hang tdn kho

. Tai sdn ngéin han khdc

Chi phf tra truéc ngén han

Thué gia trj gia ting dwgc khéu trir

Thué v céc khoan khéc phai thu Nha nuéc
Giao djch mua béan lai tréi phiéu Chinh pha
Tai san ngén han khéc

Mi
s6

100

110
111
112

120
121
122
123

130
131
132
133
134
135
136
137
139

140
141
149

150
151
152
153
154
155

5

Bon vj tinh: VND
Thuyét

minh S$6 cudi nim S6 diu nim
14.454.363.630 14.448.536.790
9.156.550.021 2.353.536.790
V.1 9.156.550.021 2.353.536.790
5.256.971.647 12.095.000.000
V.2 449.568.480 50.000.000

V.3a 4.807.403.167
40.841.962 -
V.4a 40.841.962 -

Bdo cdo ndy phdi duge doc ciing véi Bdn thuyét minh Bdo cdo téi chinh hop nhdt




CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: 86 71 dudng Ta Hign, phudmg Cét Lai, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho ném tai chinh két thic ngdy 31 thang 12 nim 2025

Biing ciin d6i ké todn hop nhét (tiép theo)

Mi  Thuyét

CHIi TIEU s6  minh S6 cudi nim $6 dAu niim

B- TAISAN DAI HAN 200 25.590.636.384 20.073.771.110
L. Céc khodn phai thu dai han 210 . 20.000.000.000
1. Phai thu dai han cua khdch hang 211 - =
2. Tratrude cho ngudi ban dai han 212 - #
3. Vén kinh doanh & don vj trye thude 213 - -
4. Phai thu ni bd dai han 214 < =
5. Phai thu vé cho vay dai han 215 . -
6. Phai thu dai han khac 216  V.3b - 20,000.000.000
7. Dy phong phai thu dai han khé doi 219 - -
IL. Thi sin c6 djnh 220 - -
1. Taisan cb dijnh hitu hinh 221 - -
- Nguyéngid 222 - -
- Gid trj hao mon lily ké 223 . -
2. Tai san cb djnh thug tai chinh 224 - -
- Nguyéngid 225 - -
- Gid tri hao mon Iy ké 226 - -
3. Taisan cb djnh vd hinh 227 - -
- Nguyén gid 228 - -
- Gid trj hao mon lfly ké 229 - -
II1. Bét dfng sin diu tw 230 - -
- Nguyén gid 231 - -
- Gi4 trj hao mon lily ké 232 - -
IV. Taisin d& dang dai han 240 24.780.250.000 -
1. Chi phi san xuat, kinh doanh d& dang dai han 241 - -
2. Chi phi x4y dung co ban d& dang 242 V.S 24.780.250.000 -
V. DPiu tw tai chinh dai han 250 - -
1. DPiu tu vao cdng ty con 251 - -
2. Diu tu vio cong ty lién doanh, lién két 252 - -
3. Pu tu gdp vén vao don vj khéc 253 - -
4. Dy phong d4u tu tai chinh dai han 254 - -
5. Ddu tu ném git dén ngdy déo han 255 - -
VI. Thi san dai han khéc 260 810.386.384 73.771.110
1. Chi phi tra tru6c dai han 261  V.db 116.929.395 73.771.110
2. Tai san thué thu nhap hodn lai 262 - -
3. Thiét bj, vat tw, phy tung thay thé dai han 263 - E
4. Tai san dai han khic 268 = ‘
5. Lgi thé thuong mai 269 V.6 693.456.989 -
TONG CQONG TAI SAN 270 40.045.000.014 34.522.307.900

Bdo cdo nay phai dwge doc ciing véi Ban thuyét minh Bdo edo tai chinh hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND
Dja chi: 86 71 dudng Ta Hién, phudng Cét L4i, TP. H Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho ndm ti chinh két thic ngay 31 thang 12 nim 2025
Bing cfn d6i ké tosin hgp nhit (tiép theo)

Mi  Thuyét

CHi TIfU s6  minh $6 cubi nim $6 diu nim
C - NQ PHAI TRA 300 3.086.814,449 458.781.667
I. Ngngin han 310 3.066.814.449 458.781.667
1. Phai tra ngudi ban ngén han 311 V7 478.360.000 -
2. Ngudi mua tra tin truée ngén han 312 - -
3. Thué va c4c khoan phai ndp Nha nuéde 313 V.8 887.955.300 388.781.667
4. Phai tra ngudi lao djng 314 V.9 345.539.038 -
5. Chi phi phai tra ngén han 315 - -
6. Phai trd ni b ngén han 316 - -
7. Phai tra theo tién o ké hoach hop ddng xdy dyng 317 - -
8. Doanh thu chua thyc hién ngéin han 318 - -
9. Phai tra ngén han khac 319  V.10a 1.354.960.111 70.000.000
10. Vay va ng thué tai chinh ngén han 320 - -
11. Dy phdng phai tré nghn han 321 - -
12. Quy khen thudng, phic lgi 322 - -
13. Quy binh dn gia 323 - .
14. Giao dich mua bén lai tréi phiéu Chinh phu 324 - -
II. Ng dai han 330 20.000.000 -
1. Phai tra ngudi ban dai han 331 - -
2. Ngudi mua tra tién trude dai han 332 . -
3. Chi phi phai tra dai han 333 - -
4. Phai tra ndi b vé& vbn kinh doanh 334 - -
5. Phai tra ndi bd dai han 335 - -
6. Doanh thu chua thyc hién dai han 336 - -
7. Phai tra dai han khéc 337 V.10b 20.000.000 -
8. Vay va ng thué tai chinh dai han 338 - "
9. Tréi phiéu chuyén ddi 339 - -
10. Cb phiéu wu dai 340 - -
11. Thué thu nhip hoan lai phai tra 341 - - !
12. Dy phong phai tra dai han 342 - - ?
13. Qujy phét trién khoa hoc vA cong nghé 343 - -

Bdo cdo nay phai duge doc cling véi Ban thuyét minh Bdo cdo tai chinh hgp nhdt
7




CONG TY CO PHAN TAP POAN EMA LAND
Dija chi: 86 71 dudmg Ta Hién, phudng Cat Lai, TP. HS Chi Minh, Vit Nam
BAO CAO TAI CHINH HQP NHAT

Cho ném tai chinh két thic ngay 31 thang 12 nim 2025
Bang cfn d6i ké tosin hgp nhit (tiép theo)

Ma  Thuyét
CHI TIEU s6  minh S$6 cudi nim S6 ddu nim

D - VON CHU SO HU'U 400 36.958.185.565 34.063.526.233
I.  Vén chii s& hitu 410 36.958.185.565 34.063.526.233

Vén gbp ciia chi s¢ hiru 411 V.lla 30.000.000.000 30.000.000.000
- CO phiéu phé théng c6 quyén biéu quyét 411a 30.000.000.000 30.000.000.000
- CO phiéu wu déi 411b - -
2. Thing du vén cd phén 412 - -
3. Quyén chon chuyén dbi trai phiéu 413 - -
4. Vén khéc ciia chi s& httu 414 - -
5. Cb phiéu quy 415 - -
6. Chénh léch dénh gié lai tai san 416 5 2 Zoot
7. Chénh léch ty gi4 héi doai 417 wd - /;
8. Quy dau tur phat trién 418 . - :)?0 {i
9. Qu hd trg sip xép doanh nghiép 419 - - Al
10. Qu§ khéc thugc vén chit s& hiru 420 - - i
11. Loi nhugn sau thué chua phén phdi 21 Vlla 6.832.859.931 4.063.526.233 TRV}
- Loi nhudn sau thué chua phdn phdi 3o

lity ké dén cudi kp trude 42la 4.063.526.233 4.063.526.233 S
- Lgi nhudn sau thué chiea phdn phoi kp nay 421b 2.769.333.698 -
12, Ngudn vén ddu tr xdy dyng co ban 422 - -
13. Lgi fch cd dng khong kidm soat 429 V.la 125.325.634 -
II. Ngudn kinh phi va quy khdc 430 - - e
1. Ngudn kinh phi 431 - - AN T
2. Ngudn kinh phi d hinh thanh tai san ¢6 djnh 432 - -

TONG CQONG NGUON VON 440 40.045.000.014 34.522.307.900 E
Trin Thj Thanh Vén L§ Minh TAm
K& todn trudng/Ngudi 1ip Gifim dbc

Bdo cdo nay phai dge doc ciing véi Ban thuyét minh Bdo cdo ti chinh hop nhdt
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CONG TY €6 PHAN TAP POAN EMA LAND
Dija chi: 86 71 dwdmg Ta Hi¢n, phudng Cat L4i, TP, Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho néim tai chinh két thic ngay 31 thang 12 nim 2025

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22,

BAO CAO KET QUA HOAT PONG KINH DOANH HQP NHAT
Cho niim tai chinh két thiic ngay 31 thang 12 nim 2025

CHI TIEU

Doanh thu bén hang va cung cfip djch vy

Céc khoén gidm trir doanh thu

Doanh thu thufin vé bén hiang va cung cfp djch vy
Gid vbn hang bén

Lgi nhugn gp v& ban hang va cung cp djch vy
Doanh thu hoat d§ng tai chinh

Chi phi tai chinh

Phin liii hogic 18 trong cong ty lién doanh, lién két
Chi phi bén hang

Chi phi quén Iy doanh nghi¢p

Lgi nhufin thuin tir hoat ddng kinh doanh

Thu nhép khic

Chi phi khéc

Lgi nhufin khéic

Téng lgi nhudn ké toan truée thué

Chi phi thué thu nhip doanh nghi¢p hién hanh
Chi phf thué thu nhip doanh nghié¢p hofin lai
Lgi nhugin sau thué thu nhip doanh nghigp

Lpi nhugn sau thué cia cong ty me

Lgd nhudn sau thué ciia cd déng khong kiém sodt
Ldi co ban trén cb phiéu

Lai suy gidm trén cb phiéu

FrdmTh] Thanh Vn

K& todn trurdng/Ngudi 1ap ., )
Bdo cdo nay phdi dupce doc ciing vdi Ban thuyet minh Bdo cdo tai chinh hop nhat

Mi
sb

01
02
10
11
20
21
22
24
25
26
30
k) |
32
40
50
51
52
60
61
62
70
71
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Pon vj tinh: VND

Thuyét
minh Ni#im nay Niim truée
VI.1 13.400.197.094 1.446.001.128
13.400.197.094 1.446.001.128
VI.2 7.501.749.993 48.015.873
5.898.447.101 1.397.985.255
V1.3 956.130 245.244.022
V1.4 699.068.027 113.290.000
VL5 2.267.505.118 (177.947.218)
2.932.830.086 1.707.886.495
3 10.000
3.439.035 73.178
(3.439.032) (63.178)
2.929.391.054 1.707.823.317
V.8 112.339.671 281.388.137
2.817.051.383 1.426.435.180
2.769.333.698 1.426.435.180
47.717.685 -
VL.6a 923 475
| § 7 I—— 923 475
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: 86 71 dudng Tg Hign, phudng Cét Léi, TP, Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT
Cho ndm tai chinh két thic ngdy 31 thang 12 nim 2025

oo~

IL,

Bdo cdo ndy phi dwgc doc ciing v6i Ban thuyét minh Bdo cdo tai chinh hop nhd

BAO CAO LUU CHUYEN TIEN TE HQP NHAT

(Theo phwong phép gidn tiép)
Cho nim tai chinh két thiic ngay 31 théng 12 niim 2025

CHI TIEU
Luru chuyén tién tir hogt djng kinh doanh

Lgi nhugn trude thué

Didu chinh cho cdc khoin:

Khéu hao tai san ¢ dinh va bdt dong san ddu tu
Céc khoan dy phong

Lai, 16 chénh 1gch ty gia hdi dodi do dénh gi4 lai
céc khodn myc tién té c6 gbe ngoai t¢

Li, 13 tir hoat dong dhu tu

Chi phi i vay

Céc khoan didu chinh khéc

Lol nhugn tir hogt dpng kinh doanh

trude thay ddi vén hew dpng

T#ng, gidm céc khoan phai thu

Ting, gidm hang ton kho

Tiang, gidm céc khodn phai tr3

Tang, giam chi phf tra trude

Téng, gidm chimg khodn kinh doanh

Tién 13i vay d tra

Thué thu nhap doanh nghiép dd njp

Tién thu khdc tir hoat dong kinh doanh

Tién chi khéc cho hoat dgng kinh doanh

Luu chuyén tién thudn tiv hoat dgng kinh doanh

Luu chuyén tién tir hoat dgng diu tu

Tién chi d& mua sim, xdy dyng tai san ¢d dinh va
céc tai san dai han khic

Tién thu tir thanh Iy, nhugng bén tai san c6 djnh va
cdc tai san dai han khic

Tién chi cho vay, mua cdc cdng cu ng cia

don vj khéac

Tién thu hdi cho vay, bén lai céc cdng cy ng clia
don vi khéc

Tién chi ddu tr gép vdn vao don vj khdc

Tién thu hdi ddu tr gop vén vao don vj khéc

Tién thu li cho vay, ¢ tirc va lgi nhuin dugc chia

Luu chuyén tién thudn tie hogt dgng ddu tw

10

Pon vj tinh: VND
Mia Thuyét
s6  minh N#im nay Nim truée
01 2.929.391.054 1.707.823.317
02 Vb 11.753.508 -
03 - (966.000.000)
04 : i
05 - (245.244.022)
06 - -
07 . u
08 2.941.144.562 496.579.295
09 34.394,199.219 (25.677.908.066) 7
10 - -
11 (2.602.278.764) 170.448.834
12 65.851.394 (73.771.110)
13 - .
14 - .
15 Vs (203.120.676) -
16 : o\
17 - . '\f‘%‘l -
20 34.395.795.735  (B.004.651.097)

7377

21 V.5, V.7 (24.336.450.000) -
22 - -
23 - -
24 - 24.520.000.000
25 l.6a (3.456.332.504) -
26 - =
27 - 245.244.022
30 (27.792.782.504) 24.765.244.022




CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: 86 71 dudng Ta Hién, phudmg Cét L4i, TP. Hb Chi Minh, Viét Nam
Cho ndm tai chinh két thiic ngdy 31 théng 12 nim 2025

B#io cfo lwu chuyén tién t§ hep nhét (tiép theo)

Mi Thuyét
CHi TIEU sé6 minh Niim nay Nim trude

IIL Luu chuyén tidn tir hoat dfng tai chinh
1. Tién thu tir phét hanh b phiéu, nhan vén gép cua

chu s¢ hiru 31 . =
2. Tién tra lai vdn gop cho céc chii s& hitu, mua lai

cb phiéu clia doanh nghiép da phét hanh 32 - -
3. Tién thu tir di vay 33 - -
4. Tién trd ng gbec vay 34 - -
5. Tién tra ng gbc thué tai chinh 35 - -
6. Cbtic, 1gi nhudin da tra cho chi s& hitu 36 5 -

Luu chuyén tién thudn tic hogt agng tai chinh 40 - -

Luu chuyén tién thudn trong nim 50 6.803.013.231 (319.407.025)

Tién va twong dwong tién ddu nim 60 V.1 2.353.536.790 2.672.943.815

Anh huémg cta thay dbi ty gia hdi dodi quy dbi ngogi & 61 - -

9.156.550.021 2.353.536.790

Tién va twong duong tidn cubi nim 70 V.1

Tk Thj Thanh Vén Ly Minh Tam
K¢ todn trudng/Nguvi lip Giam dbc

Béo cdo niy phai digre doc ciing véi Ban thuyét minh Bdo cdo ti chinh hgp nhdt
11




CONG TY CO PHAN TAP DOAN EMA LAND

Dja chi: S6 71 dudmg Ta Hién, phudng Cat Lai, TP. HY Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho néim tai chinh két thic ngay 31 théng 12 nim 2025

6a.

Ban thuyét minh ny 1 mgt b phdn hop thanh va phai duge doc ciing véi Bdo cdo tai chinh hop nhdt

BAN THUYET MINH BAO CAO TAI CHINH HQP NHAT
Cho niim i chinh két thiic ngay 31 thang 12 nim 2025

DAC PIEM HOAT PONG

Hinh thirc s& hiru vén '
C(“)Pg ty C6 phin Tap doan Ema Land (sau déy goi tat 14 “Cong ty” hay “Cong ty me”) 13 cong ty cb
phan.

Linh vyc kinh doanh
Linh vyce kinh doanh ciia Céng ty 1a kinh doanh thwong mai va djch vy.

Nganh nghé kinh doanh

Hoat dong kinh doanh chinh cia Cong ty Ia: Tu van, méi gidi, ddu gid bit dong san, ddu gid quyén
sir dung dét va Kinh doanh bét dong sén, quyén sir dung dat thudc chii s& hiru, chu sir dyng hoic di
thué.

Chu ky sén xuit, kinh doanh thong thudng
Chu ky sin xuét kinh doanh thong thudng ciia Cong ty khéng qué 12 thang.

Dic diém hoat djng ciia Céng ty trong niim c6 Anh hwémg dén Bdo cdo tai chinh

Theo Nghj quyét s6 2010/2025/TV6/NQ-HDQT ngay 20 thang 10 niim 2025 ctia Hoi ddng quén tri
Céng ty Cb phén Tap doan Ema Land quyét dijnh théng qua viéc dau tr vao Cong ty TNHH DAu tir
X Land va cong ty nay chinh thitc tré thanh cong ty con ké tir ngdy 27 thang 10 nim 2025.

Theo Nghj quyét s6 2010/2025/TV6/NQ-HPQT ngdy 20 thang 10 nim 2025 va Nghi quyét sb
48/2025/NQ-HDQT ngiy 29 thang 12 nim 2025 ciia Hoi déng quan trj Céng ty C5 phn T4p doan
Ema Land quyét djnh thong qua viéc diu tu mua bét ddng san clia cic c4 nhan 13 quyén sir dung dét
tai xa Bio Lam 1, tinh LAm Pdng, Viét Nam véi tdng gi4 trj nhan chuyén nhwong 12 24.740.000.000
VND.

Ciu triic Tap doan
Tap doin bao gdm Cong ty me va 01 cdng ty con chju sy kiém soét cia Cong ty me.

Théng tin vé tdi cdu tric Tap doan

Mua céng ty con

Ngay 27 thang 10 nim 2025 T4 doan mua 98% von ciia Cong ty TNHH PAu tu X Land véi gid mua
12 4.900.000.000 VND, ty 1& von ndm giﬁ tai cong ty ndy 1a 98%. Muyc dich cta vié¢ mua vén cia
Cong ty TNHH Pu tu X Land 1 d& kiém soat hoat dong cia cong ty niy.

Chi tiét v& gié trj hop ly cita cdc tai san va ng phai tra cia cong ty con duge mua vao ngdy mua va
loi thé thvong mai nhu sau:

Cong ty TNHH Piu tur
X Land (VND)

Tai sdn 9.189.690.003
Tién va cac khoén trong duwong tién 1.443.667.496
Tra trudc cho ngudi ban ngén han 342.304.000
Phai thu ngén han khéc 7.240.000.000
Chi phi tra truéc ngén han 149.851.641
Thué GTGT duge khéu trir 13.866.866
No phii tra 4.909.292.551
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CONG TY €O PHAN TAP POAN EMA LAND

Dja chi: 86 71 dudng Ta Hién, phudmg Cét L4i, TP. HS Chf Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho nim tai chinh két thuc ngay 31 théng 12 nim 2025

Bén thuyét minh Béo cfo tai chinh hgp nhit (tiép theo)

6b.

IL

IIL.

Ban thuyét minh ndy la mét bg phidn hop thanh va phai dwge doe ciing véi Bdo cdo tai chinh hop nhit

Céng ty TNHH PAu tw
X Land (VND)

Phai tra ngudi ban ngén han 1.220.000.000
Thué va cac khoan phai nop Nha nuée 23.846.500
Phai tra ngén han khac 3.665.446.051
Gid tri hop Iy cita tai san thudn 4.280.397.452
Lgi ich ciia c6 dong khdng kiém sodt 85.607.949
Gid trj hop Iy cita tdi san thudn dwge mua (a) 4.194.789.503
Gid pht hop nhdt kinh doanh (b) 4.900.000.000
Loi thé thwong mai [(b) - (a)] 705.210.497

Tién chi thudn dé mua céng ty con:
Tra bing tién 4.900.000.000

Tién ciia cong ty con tai ngdy mua 1.443.667.496
Tién chi thuin 3.456.332.504

Céng ty con duge hgp nhit
Cong ty chi dAu tu vao cong ty con 1a Cong ty TNHH PAu tu X Land c6 try s& chinh tai 71 Ta Hién,

phudng Cét Lai, TP. H5 Chi Minh, Viét Nam. Hoat déng kinh doanh chinh ciia cng ty con nay Ia
tw van, mdi gidi, ddu gi bit dong san va ddu gia quyén sir dung dit. Tai ngdy két thic nim tai chinh,
ty 18 lgi fch va ty 16 quyén biéu quyét ctia Cong ty tai cong ty con ndy 1 98%. Cng ty con dugc hgp
nhat trong Béo cdo tai chinh hgp nhét nay.

Tuyén b vé& kha niing so sanh théng tin trén Bo cdo tai chinh hep nhit

Céc s6 lidu twong (mg ctia nim trude khong so sanh dugc voi s lidu ctia nim nay do s liéu nim
nay Céng ty dAu t vao cong ty con la Céng ty TNHH Déu tu X Land tir ngay 27 thang 10 nadm 2025
(s0 liu ndm trude chua phat sinh hoat dong dau tir nay).

Nhén vién
Tai ngﬁy két thiic ndm tai chinh Tap doan cé 43 nhan vién dang 1am vigc tai céc cong ty trong Tap
doan (so ddu nim 14 10 nhan vién).

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

Ném tai chinh
Ném tai chinh ciia Tap doan bét dAu tir ngay 01 thang 01 va két thiic vao ngay 31 thng 12 hang nim.

Pon vj tién t§ sir dung trong ké todn
Don vj tién té sir dung trong ké todn 1a Ddng Viét Nam (VND) do phén 1én cdc nghigp vu duge thyc

hién bﬁng don vj tién t& VND.

CHUAN MU'C VA CHE PQ KE TOAN AP DUNG

Chuéin mye va ché d§ ké todn dp dung
Tdp dodn dp dung cic chudn myc ké todn Viét Nam, Ché d¢ Ké toan doanh nghiép Viét Nam dugc
ban hanh theo Thong tu sb 200/2014/TT-BTC ngay 22 théng 12 nim 2014 huéng din Ché do Ké
toan doanh nghiép, Théng tu sb 53/2016/TT-BTC ngay 21 thang 3 nim 2016, Thong tu sé
OFVE
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CONG TY CO PHAN TAP BOAN EMA LAND

Pja chi: S 71 dudmg Ta Hién, phuomg Cat L4i, TP, HY Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho n#m tai chinh két thic ngay 31 thang 12 nam 2025

Bin thuyét minh Bdo cdo tai chinh hop nhét (tiép theo)

IV.

Ban thuyét minh ndy ld mét bg phdn hop thanh va phai dwge doc ciing véi Bdo cdo tai chinh hop nhdt

202/2014/TT-BTC ngay 22 thang 12 nim 2014 hu'ong dén Iap va trinh by Béo cdo tai chinh hop
nhét va céc thong tu khac huéng din thuc hién chuén myc ké toan cia B Tai chinh trong viéc 1ap
va trinh bay Bdo céo tai chinh hgp nhit,

Tuyén bb vé vi¢c tuin thi chuin muyec ké toén va ché 3§ ké todn

Giam ddc Cong ty dam béo da tuan thi yéu cdu ctia cc chuan myc ké toan Viét Nam, Ché dd Ké
todn doanh nghiép Vn;t Nam dugc ban hanh theo Thong tw s6 200/2014/TT-BTC ngay 22 thang 12
nam 2014, Théng tu sé 53/2016/TT-BTC ngay 21 théng 3 ndm 2016, Thong tu s6 202/2014/TT-
BTC ngdy 22 thang 12 nam 2014 ciing nhu cdc thong tur khac huéng din thyuc hién chudn myc ké
toan ctia B Tai chinh trong viéc 1dp va trinh bay Béo c4o tai chinh hgp nhét.

Ngay 27 thang 10 ndm 2025 B¢ Tai chinh d& ban hanh Théng tu s6 99/2025/'I‘T BTC ("Thong tu
99") huéng dan Ché do ké toan doanh nghlep thay thé cho Thong tu s6 200/2014/TT-BTC ngay 22
thang 12 nim 2014 ctia BO Tai chinh vé& huéng dan ché do ké toan doanh nghlep ("Théng tu 200™)
va céc Thong tu s8 75/2015/TT-BTC ngay 18 théng 5ndm 2015, Thong tu s6 53/2016/TT-BTC ngay
21 thang 3 nim 2016 ctia B Tai chinh vé stra ddi, bo sung mét s6 di€u ctia Thong tu 200, Céc quy
dinh cua Thong tr 99 duge ép dyung cho viée ghi sd, 1p va trinh bay Béo céo tai chinh cho nam tai
chinh bét du tir ngdy 01 thang 01 nim 2026. ‘

CAC CHINH SACH KE TOAN AP DUNG

Co s& 1ap Bdo cdo tai chinh hop nhit
B4o céo tai chinh hgp nhit dugc 1ap trén co sir ké toan ddn tich (trir cac thong tin lién quan dén céc
ludng tién).

Co s& hop nhit

Béo cdo tai chinh hgp nhét bao gdm Béo céo tai chinh ciia Cong ty me. va Bao cao tai chinh ctia cong
ty con. Cong ty con la don vj chlu sy kiém soét clia Cong ty me. Sy kiém soat ton tai khi Cong ty me
c6 kha niing tryc tiép hay glén tlep chi phdi c4c chinh sach tai chinh va hoat dong ciia cdng ty con de
thu du'oc cic lorl ich kinh t& tir cac hoat déng nay. Khi xac djnh quyen kidm soat c6 tinh den quyen
bidu quyet tiém nﬁng phét sinh tir cdc quyén chon mua hofic cdc cong cy ng va cong cy von cb thé
chuyén dbi thanh ¢ phiéu phd thong tai ngay két thiic ndm tai chinh.

Két qué hoat dong kinh doanh ciia cong ty con duorc mua lai hofic bén di trong nim dugc trinh bay
trong Bao cdo két qua hoat dong kinh doanh hgp nhét tir ngy mua hojic cho dén ngay bén khoan ddu
tu & cong ty con do.

Béo céo tai chinh cia cong ty me va cong ty con sir dung dé hop nhat duge 1ap cho cung mdt ndm
tai chinh va 4p dung cAc chinh sich ké toan théng nhét cho céc glao djch va sy kién cung loai trong
nhﬁ'ng hoan canh tuomg tu' Trong trudmg hop chinh sach ké ton ciia cng ty con khac véi chinh sach
ké ton &p dyng thong nhét trong Tap doan thi Béo cdo tai chinh cila cong ty con s& ¢6 nhitng didu
chinh thich hgp truéc khi sir dung cho viéc 1ap Béo c4o tai chinh hgp nhét.

S6 dur céc tai khoan trén Bang can ddi ké todn cdc céng ty trong cung Tép doan, cic giao djch ndi
b, cac khoan 1ai ndi by chwra thyre hién phat sinh tir céc g:ao djch nay phai dugc loai trir hoan toan.
Céc khoan 16 chua thyc hlen phét sinh tir céc giao djch ni b ciing dugce logi bo trir khi chi phi tao
nén khoan 15 d6 khong thé thu hdi duge.

LQ’I ich ciia cb dong khong kiém sodt thé hién phan 14i hoyc 13 trong két qua kinh doanh va tai san
thuén ciia cong ty con khong dugc ném gii bai Tép doan va duge trinh bay & khodn myc riéng trén
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CONG TY €6 PHAN TAP DPOAN EMA LAND

Dija chi: S 71 dudng Ta Hién, phudng Cat L4i, TP, Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho nim tai chinh két thiic ngdy 31 thang 12 nim 2025

Bin thuyét minh Bdo cdo tai chinh hgp nhét (tiép theo)

Bao céo két qua hoat dong kmh doanh hgp nhit va trén Bang cén ddi ké todn hop nhat (thudc phan
v6n chit s& hitu), Lgi ich cia cb dong khong kiém soat bao gom gid tq céc lgi ich ciia cd dong khong
kiém sodt tai ngay hop nhiét kinh doanh ban diu va phén 1¢i ich cia ¢b dong khong kiém soat trong
bién dong ctia vén chii s& hitu k& tir ngéy hop nhit kinh doanh. Céc khoan 13 Phat sinh tai cong ty
con dugc phan bd twong tmg véu phin s& hiru ciia ¢ dong khong kidm soat, ké ca trudmg hop s 16
d6 16n hon phan s& hitu ciia cd dong khong kiém soét trong tai san thudn cua cong ty con.

Khi Tép doan dau tw dé ting ty I8 l¢i ich nim gii tai cdng ty con, phdn chénh léch giita gi phi khoan
dhu tu' thém va gia trj ghi sd clia tai san thudn ctia céng ty con mua thém tai ngay mua dugc ghi nhan
tryc tlep vao khoan myc “Lgi nhuén sau thué chua phén phéi” trén Béng cén doi ké todn hop nhat.

Trudmg hgp cong ty con huy déng thém vén gop tir cdc chu s& huu neu ty 16 vén gop thém cuia cac
bén khdng twong ing véi ty 1 hign hanh thi phin chénh 1&ch giira s6 vén gop thém cua Tép doan va
phén s& hitu ting thém trong tai san thuén cia cong ty con duqc ghi nhén vao khodn myc “Lgi nhuin

sau thué chua phan phdi” trén Bang cén dbi ké toan hop nhét. '

3. Tién
Tién bao gdm tién mit va tién giri ngan hang khong ky han.

4.  Cac khodn phai thu
Céc khoan ng phai thu dugc trinh bay theo gié trj ghi sd trir di cac khoan dy phong phai thu khé doi.

Viéc phan loai céc khoan phai thu 13 phai thu khach hang va phai thu khic dugc thyc hién theo

nguyén téc sau:

e Phai thu clia khach hang phéan 4nh céc khoan phai thu mang tinh chét thwong mai phét sinh tir
giao dich ¢6 tinh chit mua — ban gitra Cng ty va ngudi mua la don vj doc 1dp véi Cong ty.

e Phai thu khéc phan dnh cdc khoan phai thu khong c6 tinh thwong mai, khéng lién quan dén giao
dich mua — ban.

\
Dy phong phai thu khé doi duge 1ap cho tirng khoan ng phal thu khoé doi cén cir vao tu01 ng qua han\
clia céc khoan ng sau khi dd bii trir v6i khodn ng phai trd (néu ¢6) hogic dyr kién mirc tdn thit c6 thé
xay ra, cy thé nhu sau:
o  Ddi voi ng phai thu qua han thanh toén; 5,, 74
- 30% gi4 trj d5i v6i khoan ng phai thu qua han tir 06 thang dén duai 01 nam. i
- 50% gia trj d6i vi khoan ng phai thu qué han tir 01 nim dén dudi 02 nim.
- 70% gi4 trj ddi voi khoan ng phai thu qua han tir 02 nam dén dudi 03 nim.
- 100% gi4 trj di v&i khoan no phai thu qua han tir 03 nam tr& 1én.
o Déi vm ng Phal thu chua qué han thanh toén nhung khé c6 kha niing thu hdi: cin cir vao dy kién
mirc tdn that dé 1ap dy phong,

Téng, giam s6 du dyr phong ng phai thu khé doi cin phai trich 14p tai ngdy két thic nim tai chinh
dugce ghi nhin vao chi phi quan ly doanh nghiép.

5. Chi phi tra truéc
Chi phi tré trude bao gdm cée chi phi thyc té da phat sinh nhung c6 lién quan den két qua hoat dong
san xuét kinh doanh cua nhidu ky ké toan. Chi phi tra trudc ctia Tap doan chu yéu 14 cdng cy, dung

cy.

Céc cong cy, dung oy d dua vao sir dung duge phan bd vao chi phi theo phuong phéap duong thing
v&i thoi gian phén bd khong qua 03 niam.

Ban thuyét mink nay la m@t bg phdn hgp thanh va phdi duge doc ciing véi Bdo cdo tai chinh hgp nhat
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CONG TY CO PHAN TAP DOAN EMA LAND

Pija chi: $6 71 dudng Ta Hién, phm‘mg Cat Léi, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nim tai chinh két thiic ngay 31 thang 12 ném 2025

Bian thuyét minh Bdo cdo tai chinh hgp nhit (tiép theo)

6.  Chi phi xdy dyng co bin d& dang
Chi phf xdy dyng co ban d& dang phan 4nh c4c chi phi lién quan tryc tiép (bao gdm ca chi phl 1i
vay c6 lién quan phu horp véi chinh sich ké todn cia Tép doan) dén cac tal san dang trong qua trinh
xdy dung, may moc thiét bj dang lap dat dé phuc vu cho muyc dich san xuét, cho thué va quan ly cling
nhu chi phi llen quan dén viéc sira chira tai san cd dinh dang thyc hi¢n. Céc tai san ndy dugc ghi
nhan theo gi géc va khong dugc tinh khéu hao.

7. Hgp nhit kinh doanh va loi thé thuo’ng mai
Vlec ho’p nhét kinh doanh dugc ké toén theo phuong phap mua. Gia phl hofp nhét kinh doanh bao
gdm: gia trj hop Iy tai ngdy dién ra trao dbi cua cdc tai san dem trao do:, cac khoan ng pha’u tra da
phét sinh hofic da thira nhéin va céc cong oy von do Tap doan phat hanh dé dbi lay quyén kiém soat
bén bj mua va céc chi phi lién quan tryc tiép den viéc hop nhét kinh doanh. Tai san dd mua, ng phai
tra c6 thé x4c dinh duge va nhimg khoan ny tiém tan pha1 ganh chju trong hop nhét kinh doanh
dugc ghi nhén theo gié trj hop 1y tai ngdy ndm gitr quyén kiém soét.

Don voi glao d|ch hop nhét kinh doanh qua nhidu giai doan gla phi hqp nhét kinh doanh duqc tinh
1a tong ctia gia phi khoan dAu tu tal ngay dat dugc quyén kiém soat cong ty con cdng vai gia phi
khoén dAu tr cia nhi‘mg 14n trao ddi trude da duge danh glé lai theo gia trl hop ly tai ngay dat dugce
quyén kiém sodt cdng ty con. Chénh lech giira gia danh gia lai va glzi goc khoan ddu tir dwoc ghi
nhén vao két qua hoat dong kinh doanh néu truée ngay dat duge quyén kiém sodt Tap doan khong
cé dnh huéng dang ké voi cong ty con va khodn déu tr duge trinh bay theo phuo*ng phap gia gbc.
Néu truée ngdy dat duge quyen kiém soat, Tap doan c6 anh huérng dang ké va khoan ddu tr duoc
trinh bay theo phwong phap von chii s& hitu thi phin chénh lech gitta gi4 dénh gia lai va gié trj khoan
dau tir theo phuong phép vén chii s& hitu duge ghi nhan vio két qua hoat dong kinh doanh va phan
chénh léch giira gla trj khoan dau tu theo phwong phap v6n chii s¢ hitu va gia goc khoan dau tu duqc
ghi nhaﬁn tryre tiép vao khoan myc “Lgi nhudn sau thué chua phén phdi” trén Bang cn dbi ké toan
hgp nhat

Phén chénh lr;ch cao hon ciia gi4 phi hgp nhét kinh doanh so véi phan s& hiru cua Tép doan trong gia
trj hop ly thuan cua tai sén, no’ phai tra ¢6 thé xéc djnh dugc va cdc khoan no tidm tang da ghi nhan
tai ngay dat dugc quyén kiém soat cong ty con duge ghi nhén 14 lgi thé thuong mai. Néu phan sO
hitu ciia Tdp doan trong gid trj hgp ly thuan clia tai san, ng phai tra c6 thé x4c dinh dugc va ng tiém
tang dugc ghl nhén tai ngay dat dugc quyen kiém soét céng ty con vugt qua gia phi hop nhét kinh
doanh thi phan chénh 1gch dugc ghi nhan vao két qua hoat dfng kinh doanh.

Lgi thé thuong mal duge phan bo theo phuong phép du'cm% théng trong 10 ndm, Khi ¢ béng chung
cho théy lgi thé thuong mai bj tdn thét 16n hon sé phan bd thi s6 phan bd trong nim 14 s8 tdn thét
phat sinh.

Loi ich cua cb dong khong kiém soét tai ngay hqp nhét kinh doanh ban dau duge x4c djnh tren CO SO
ty 18 ctia cac cd dong khong kidm soat trong gia tri hop 1y cia tai san, ng phai tra va ng tiém tang

duge ghi nhén.

8.  Cic khodn n¢ phai tra
Cac khoan ng phai tra duge ghi nhin cho s tién phai tra trong twong lai lién quan dén hang héa va
dich vu d3 nhén dugc.

Vigc phén logi cdc khodn phai trd 12 phai tra ngudi béan va phai tra khéc dugc thye hién theo nguyén
tic sau:

Ban thuyét minh ndy 1a mot b phdn hop think va phai dwgc doc ciing véi Bdo cdo tai chinh hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: S 71 dudmg Ta Hién, phudmg Cat L4i, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho n#m tai chinh két thic ngdy 31 thang 12 nim 2025

Bin thuyét minh Bdo cdo ti chinh hop nhét (tiép theo)

10.

11,

Ban thuyét minh nay la mgt b phdn hop thanh va phdi dwge doc ciing véi Bdo cdo tai chinh hop nhdt

Phai trd ngudi bén phan dnh cc khoan phai trd mang tinh chét thuong mai phat sinh tir giao djch
mua hang héa, djch vy, ti san va ngudi ban la don vj ddc 1ap véi Tap doan.

*  Phai trd khéc phéan dnh céc khoan phai tra khong c6 tinh thuwong mai, khong lién quan dén giao
dijch mua, ban, cung cép hang héa djch vy.

Cac khoan ng phai tra dugc phan loai ngén han va dai han trén Bang can ddi ké toan hop nhét cin
cir theo ky han con lai tai ngdy két thic ndm tai chinh.

Vén gép cita chii s¢ hitu
Vén gép ctia chii s hitu duge ghi nhan theo sb vén thyc té da gop ciia céc cb dong ciia Cong ty.

Phén phéi lgi nhudn

Lgi nhugin sau thué thu nhép doanh nghigp dugc phan phdi cho céc ¢b déng sau khi da trich Iap cde
quy theo Diéu 18 ctia Céng ty ciing nhu cc quy dinh ciia phép ludt va da dugc Dai hoi ddng cd dong
Cong ty phé duyét.

Viéc phin phéi lgi nhugn cho cac ¢b dong duge can nhic dén cac khoan myc phi tidn t& ndm trong
lgi nhuan sau thué chua phan phdi c6 thé anh hudng dén ludng tién va kha niing chi tra cb tirc nhur
Iai do dénh gid lai tai sin mang di gop von, 13i do danh gi4 lai cac khoan myc tién t§, céc cong cy tii
chinh va cac khoan myc phi tien t¢ khac.

Cb tte duge ghi nhan 13 ng phai tra khi dwgc Pai hi ddng cd dong Cong ty phé duyét va duge Héi
dbng quén trj thong bdo chia cb tirc.

Ghi nhiin doanh thu va thu nhép

Doanh thu ban hang hod

Doanh thu ban hang héa dugc ghi nhén khi déng thoi thda mén cée diéu kién sau:

e  Tap doan da chuyén giao phan 1én rui ro va lgi ich gén lién v6i quyén s& hiru hang hda cho ngudi
mua.

o  Tap doan dd khéng con nim giit quyén quan Iy hang héa nhu ngudi s hitu hang héa hodic quyén
kiém soat hang hoa.

o Doanh thu dugc xac djnh twong dbi chic chén. Khi hop ddng quy dinh ngudi mua duge quyén
tra lai hang hod, dd mua theo nhiing didu kién cy thé, doanh thu chi dugc ghi nhén khi nhitng
diéu kién cy thé d6 khong con ton tai va ngudi mua khéng duge quyén tra lai hang hoé (trir
trudmg hop khach hang c6 quyén tra lai hang héa dudi hinh thirc dbi lai dé 14y hang héa, djch vy
khéc).

o Tap doan da hoiic s& thu duoc lgi ich kinh té tir giao dich ban hang.

o Xéc dinh duge chi phi lién quan dén giao djch ban hang,

Doanh thu cung cdp dich vy
Doanh thu cung cép dich vu dugc ghi nhin khi ddng thoi thoa man céc diéu kién sau:

e Doanh thu dugc x4c dinh twong déi chic chén. Khi hgp ddng quy dinh ngudi mua duge quyén
tra lai djch vy da mua theo nhitng didu kién cu thé, doanh thu chi dugc ghi nhén khi nhing didu
kién cy thé d6 khong con tdn tai va ngudi mua khong dugc quyén trd lai dich vy da cung cép.

e Tép doan da hofic s& thu dugc lgi ich kinh té tir giao djch cung cép dich vy d6.

e Xac dinh dugc ph?m cong viéc da hoan thanh vao thoi diém béo cdo.

e  Xdc dinh duge chi phi phat sinh cho giao dich va chi phi dé hoan thanh giao djch cung cép dich
vu d6.

Trudmg hgp djch vy duge thyc hién trong nhiu ky thi doanh thu dugc ghi nhin trong ky dugce cin
cir vao két qua phdn cdng viéc da hoan thanh vio ngay két thic ky ké toan.
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: S8 71 dudmg Ta Hién, phudng C4t L4i, TP. H Chi Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho n#m tai chinh két thiic ngay 31 thang 12 nim 2025

Bén thuyét minh Bdo cdo tai chinh hgp nhit (tip theo)

12,

13.

Bain thuyét minh nay la mét bg phén hop thanh va phai duge doc ciing vi Bdo cdo tai chinh hgp nhdt

Tién lai
Tién ldi duge ghi nhan trén co so thoi gian va lai suat thyc té timg ky.

Cac khoan chi phi

Chi phi la nhimg khoan lam giém lgi ich kinh té dugc ghi nhan tai thoi diém giao dich phat sinh hoiic
khi c6 kha ning tuong d6i chéc chén s& phat sinh trong twong lai khong phan biét da chi tién hay
chua,

‘Cac khoan chi phi va khoan doanh thu do né tao ra phai dwgc ghi nhan ddng thoi theo nguyén tic
phu hep. Trong trudng hep nguyén tic phi hop xung dot v&i nguyén tic than trong, chi phi duge
ghi nhén cin cir vao ban chét va quy dinh ciia cac chuén myc ké toan dé dam bao phan anh giao dich
md@t cich trung thyc, hop 1y.

Thué thu nhip doanh nghigp
Chi phi thué thu nhdp doanh nghiép bao gdm thué thu nhap hign hanh va thué thu nhap hoan lai.

Thué thu nh dp hign hanh
Thué thu nhép hién hanh 12 khoan thué dugc tinh dya trén thu nhap tinh thué. Thu nhép tinh thué
chénh Igch so v6i lgi nhugn ké toan 12 do diéu chinh cac khoan chénh 1éch tam thoi gitta thué va ké
toén, cdc chi phi khong duge trir ciing nhu diéu chinh cac khoan thu nhdp khong phai chju thué va
cac khoan 16 dugc chuyén.

Thué thu nhdp hodn lai

Thué thu nhap hofn lai 13 khoan thué thu nhap doanh nghiép s& phai ndp hojc s& duge hoan lai do
chénh I§ch tam thoi gitra gia trj Fhi s ciia tai san va ng phai tra cho myc dich l4p Béo céo tai chinh
va co s& tinh thué thu nhap. Thué thu nhap hodn lai phai tra duoc ghi nhan cho tét ca cdc khoan chénh
léch tam thoi chju thué. Tai san thué thu nhap hodin lai chi dwgc ghi nhan khi chic chin trong trong
lai s& ¢6 lgi nhuéin tinh thué ¢ sir dung nhitng chénh 16ch tam thoi dugc khiu trir nay.

Gi4 trj ghi sb ciia tai san thué thu nhap doanh nghiép hoan lai dirgc xem xét lai vao ngay két thiic
ndm tai chinh va s& dugc ghi gidm dén mirc dim bao chic chin c6 dit lgi nhudn tinh thué cho phép
lgi ich cia mot phén hogic toan b tai san thué thu nhap hoan lai dugc sir dung. Céc tai san thué thu
nh@p doanh nghi¢p hodn lai chua dugc ghi nhén trude ddy duge xem xét lai vao ngay két thic nam
tai chinh va dugc ghi nhén khi chic chén cé di lgi nhudn tinh thué dé c6 thé sir dung cAc tai san thué
thu nhép hoén lai chua ghi nhén nay.

Tai san thué thu nhap hoan lai va thué thu nhap hodn lai phai tra duge xéc dinh theo thué suét dy tinh
s& ap dyng cho néim tai san dugc thu héi hay n¢ phai tra dugc thanh toan dya trén cac mirc thué suat
¢6 hidu lyc tai ngdy két thic nim tai chinh. Thué thu nhép hoan lai dwgc ghi nhén vio Béo céo két
qua hoat dong kinh doanh va chi ghi tryre tiép vao v8n chu s& hitu khi khoan thué d6 lién quan dén
céc khoan myc dugc ghi thing vao v6n chi s& hiru.

Tai san thué thu nhap hoan lai va thué thu nhap hoain lai phai tra dugc b trir khi:

o Tép doan c6 quyén hgp phap dugc bu trir giira tai san thué thu nhap hién hanh véi thué thu nhap
hién hanh phai ndp; va

o Chc tai san thué thu nhap hoan lai va thué thu nhp hodin lai phai tra ndy lién quan dén thué thu
nhgp doanh nghiép dugc quan Iy bdi cliing mét co quan thué:
- Dbi véi cling mét don vj chju thué; holic
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: $6 71 dudng Ta Hién, phudng Cat Lai, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nim tai chinh két thic ngay 31 thang 12 nim 2025

Ban thuyét minh Bsio cfo tai chinh hgp nhit (tiép theo)

- Tép doan dy djnh thanh toan thué thu nhép hlen hanh phai tra va tai san thué thu nhap hién
hanh trén co s& thudn hogic thu hdi tai sén ddng thoi véi viée thanh toén ng phai tra trong
timg ky tuong lai khi cac khoan trong yeu cta thué thu nhdp hoén lai phai tra hodc tai san
thué thu nhép hoan lai dugc thanh todn hodc thu hdi.

14. Bén lién quan
Céc bén dugc coi 1a lién quan néu mdt bén c6 kha ning kiém soat hodic ¢6 anh hudng déng ké dbi
vGi bén kia trong vwc ra quyét dinh céc chinh séch tai chinh va hoat ddng. Céc bén ciing dugc xem
14 bén lién quan néu cling chju sy kiém soét chung hay chju anh hwong déng ké chung,
Trong viéc xem xét mdi quan hé ctia cac bén lién quan, ban chét ciia méi quan hé duge chi trong
nhiéu hon hinh thirc phap ly.

15. Bdo cdo theo by phin
Bo phén theo Imh vire kinh doanh 13 mét phan c6 thé xac djnh rleng biét tham gia vao qua trinh san
xudt hojic cung cép san phim, djch vy va c6 rii ro va lgi ich kinh té khéc véi cdc by phén kinh doanh
khac.
B phén theo khu vire dia Iy 1 mot phin c6 thé x4c dinh riéng biét tham gla vao qua trinh san xudt
hoic cung cAp san pham djch vy trong pham vi m§t méi trudng kmh té cy thé va cb rii ro va lgi ich
kinh té khéc véi céc b phan kinh doanh trong céc méi trudng kinh té khéc.
Théng tin bd phan dugc 14p va trinh bay phil hop vdi chinh sach ké toan ap dung cho viéc lap va
trinh bay Béo céo tai chinh hop nhat ciia Tap doan.

V. THONG TIN BO SUNG CHO CAC KHOAN MUC TRINH BAY TRONG BANG CAN DOI
KE TOAN HQP NHAT

1. Tién

S6 cudi nim $6 diu nim

Tién m3t 6.264.641.228 517.932.862
Tién giri ngén hang khong ky han 2.891.908.793 1.835.603.928
Cong 9.156.550.021 2.353.536.790

2. Tra trwée cho ngudi bin ngin han

K R w
So cuoi nam

K A -
So dau nim

Cong ty Cb phin Thuong mai va Djch vy Tha D6 57.264.480 .
Céng ty TNHH Kién tric & Noi that M Lux

Design 270.000.000 -
Céng ty C6 phin Thiét ké Noi that Iconcept 47.304.000 -
Céc nha cung cép khic 75.000.000 50.000.000
Cong 449.568.480 50.000.000

Ban thuyét minh nay la mgt by phdn hop thanh va phai dwgc doc ciing véi Bdo cdo tai chinh hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: $6 71 dudmg Ta Hién, phudmg Cét L4i, TP. HS Chf Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nim tai chinh két thic ngay 31 thang 12 niim 2025

Ban thuyét minh Béo cfo tai chinh hgp nhét (tiép theo)

3.  Phai thu khac
3a. Phdi thu ngdn han khdc

A Ke w K A
S0 cuoi nim S0 dau nam

Gid trj Dy phong Gid tri Dy phong
Phdi thu bén lién quan 4.180.000.000 - -
Ong Duong Kinh - Tam {rng mua
hang hoa 4.180.000.000 - -
Phai thu cdc (6 chire va cd nhén
khdc 627.403.167 - 12.045.000.000
Ong Duong Thanh Long - Tam tmg
thyc hién dy an 20.000.000 - 7.000.000.000
Ong Nguyén Tuén Kiét - Tam img
thyre hién dy an - - 5.000.000.000
Tam img 230.000.000 - 45.000.000
Céc khoan phai thu ngén han khéc 377.403.167 - -
Cong 4.807.403.167 - 12.045.000.000

3b.  Phdi thu dai han khdc

K K A A -
S0 cuoi nim So dau nim

Gia tri Dy phong Gia trj Dy phong
Phdi thu bén lién quan
Cong ty TNHH Thuong mai Kim
Hung - Tién gbp vén hop tac kinh
doanh - - 20.000.000.000 -
Cing - - 20.000.000.000 -

) Khoan hqp tac kinh doanh véi Cong ty TNHH Thu‘cmg mai Kim Hung myc dich trién khai dyr 4n
quan Iy bao vé rirng, trdng rimg, trdng cdy cacao két hgp du lich sinh thai, thoi han hop tac la 10 nim
tinh tir ngay 20 thang 12 nam 2024, Cong ty dugc chia 50% lgi nhudn sau thué cta dy 4n. Dén ngay

31 thang 12 nim 2025 Cong ty da thu hdi khoan hgp tc kinh doanh nay. Ny
<\
4.  Chi phi tra truéc \'{:
da. Chi phi trd truweée ngdn han WA/
S8 cubi nim S6 add’ndim
Céng cy, dung cu 13.308.640 -
Céc chi phi tra truée ngén han khéc 27.533.322 %
Cong 40.841.962 -

4b.

Ban thuyét minh ndy 1a mgt b phdn hop thanh va phai dwoe doc ciing véi Bdo edo téi chinh hop nhdt

Chi phi tri trudc dai han

Cong cy, dung cu
Céc chi phi tra truéc dai han khac

Cing

S6 cudi nim

S6 diu nim

111.085.947 73.771.110
5.843.448 -
116.929.395 73.771.110
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CONG TY CO PHAN TAP POAN EMA LAND

Dija chi: S6 71 dudng Ta Hién, phudmg Cat Lai, TP. H Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

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

Ban thuyét minh Béo céo tai chinh hgp nhét (tiép theo)

5. Chi phi xdy dung co ban dé dang

Chi phi phat sinh
S6 dAu niim trong nim S0 cudi nim
Mua sém tai san c6 djnh - 24.780.250.000 24.780.250.000
Cong - 24.780.250.000 24.780.250.000

*) Péy la quyén sir dung d4t thira s8 167, to ban dd s6 118 va thira s 142, t& ban dd s6 26 Tép doan
nhén chuyén nhugng clia cic c4 nhan tai x Béo Lam 1, tinh Lam Pdng, Viét Nam, myc dich dé dau
tw, ndm gift cic bit dong san va tridn khai xdy dyng khu dan cu hogic nghi dudng tai khu vire Mién
T{ung — Tay Nguyén. Dén cudi nam 2025, Tap doan dang lam thii tuc diing ky céc quyén sir dung
dat nay.

6.  Lgithé thwong mai
Cong ty TNHH
Piu tr X Land

Nguyén gia

S6 ddu nam .
Ting do hop nhét kinh doanh 705.210.497
S6 cubi nim 705.210.497

S6 dd phan bd

S6 dau ndm -
Phén b trong ndm 11.753.508
S$6 cudi nim 11,753.508

Gid trj con lai
S6 dau nim -
S6 cudi nam 693.456.989

7. Phai trda ngudi ban ngén han

S$6 cudi nim ~ $6 dAu nim
Phi tra cdc bén lién quan 443.800.000 -
Ba Nguyén Thj Triic Giang 392.800.000 -
Ba Phan Luu Hai Yén 51.000.000 -
Phdi trd cde nha cung cdp khdc 34.560.000 -
Cac nha cung cép khéc 34.560.000 -
Ciong 478.360.000 -

$6 cudi nim S6 dAu nim

Trong do:
Phai tra ngudi ban ngén han vé mua sim tai san
¢d dinh/xay dyng co ban 443.800.000 -

Tép doan khong c6 ng phai tra ngudi ban qué han chua thanh toan.

Ban thuyét minh niy la mgt bg phdn hop thanh va phai dwgc doc ciing véi Bdo cdo tai chinh hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND

Dja chi: S8 71 dudng Ta Hién, phudng Cat Lai, TP. Hd Chf Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho n#m tai chinh két thic ngay 31 thang 12 nim 2025

Bén thuyét minh Bdo cdo tdi chinh hgp nhit (tiép theo)

8.  Thué va cic khoan phéi njp Nha nwée

S6 phai njp Ting do hgp Sb da thye np
S6 dAu niim trong nim __ nhit kinh doanh __trong niim S$6 cudi nim
Thué GTGT hang ban
ngi dja 90.938.061 984.925.560 - (470.035.745) 605.827.876
Thué thu nhip doanh
nghiép 284.773.878 112.339.671 - (203.120.676) 193.992.873
Thué thu nhdp c4 nhén 13.069.728 131.330.430 23.846.500 (80.112.107) 88.134.551
Phi, 18 phi va cic khoan
phdi ndp khéc - 6.000.000 - (6.000.000) -
Cong 388.781.667  1.234.595.661 23.846.500 (759.268.528) 887.955.300
Thué gid tri gia tﬁng
Tap doan ndp thué gi trj gia ting theo phuong phép khau trir, Thué sudt thué gia trj gia ting nhu
sau:
- Caphé ban cho doanh nghiép khac & khéu kinh doanh 5%
thuong mai
- Dich vy mdi gi¢i bat dong san, cho thué van phong va 10%
djch vy khéc

Thué thu nhip doanh nghigp

Céac cong ty trong Tap doan phai ndp thué thu nhip doanh nghi¢p nhu sau:

Céng ty C6 phiin Tap doan Ema Land

Céng ty phai ndp thué thu nhap doanh nghiép cho céc khoan thu nhdp tinh thué véi thué suat 20%.

Cong ty TNHH Péu trr X Land

Cong ty TNHH Dau tw X Land dang dugc mién thué thu nhap doanh nghi¢p theo Khoan 4, Diéu IO
ciia Nghj quyét s6 198/2025/QH15 ngay 17 thang 5 nim 2025 va Khoén 3, Piéu 7 cila Ngh| d;nh s0
20/2026/NP-CP ngay 15 thang 01 ndm 2026. Nam 2025 1a nim thir hai Cong ty dugc micn thué thu

nhép doanh nghiép.
Thué thu nhap doanh nghigp phai ndp trong nam ciia cac cdng ty trong Tép doan nhu sau:

Nim nay Niam trudc
Céng ty Cb phéin Tap doin Ema Land 112.339.671 281.388.137
Céng ty TNHH Pdu tr X Land % .
Cing 112.339.671 281.388.137

Phi, I¢ phi va cdc khodn phai njp khdc
Tép doan ké khai va ndp theo quy dinh.

9.  Phai tri nguoi lao dgng
L4 tién lwong con phai tré cho ngudi lao dong.

10. Phai tra khac
10a. Phii tra ngdn han khdc

X K
S0 cuoi ndm

S6 ddu nim

Phdi tra cdc bén lién quan 18.000.000
Ong Ta Vian An - Loi nhugn phai tra 4.080.000
Ong Duong Kinh - Lgi nhuén phai tra 3.920.000

Ban thuyét minh néy 1 mt bp phdn hop thank va phdi diege doc ciing véi Bdo cdo tai chink hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND

Pja chi: $6 71 dudmg Ta Hién, phudng Cat L4i, TP. HS Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho na#m tai chinh két thic ngay 31 thang 12 nim 2025

Bén thuyét minh Bdo cdo tai chinh hop nhét (tiép theo)

K Koy w
S0 cuoi nim

S6 diu nim

Céng ty C6 phin PAu tu Phiic Long PNJ — Nhén

dit coc, ky quy ngén han 10.000.000 10.000.000
Cong ty C6 phan Tu vén Dau tr Bat dng sin

Emaar Land — Nhén dit coc, ky quy ngédn han - 10.000.000
Cong ty TNHH Béo L§c Park Hills — Nhan dit

coc, ky quy ngdn han - 10.000.000
Cong ty TNHH Ddu trr X Land — Nhan dt coc, ky

qu¥ ngén han - 40.000.000
Phdi trd cdc 16 chikc va cd nhiin khdc 1.336.960.111 -
Kinh phi c6ng dodn 26.960.000 -
Ba Nguyén Ngoc Bich Tran - Thu hd tién bén dét 600.000.000 -
Cac khoan phai tra ngén han khac 710.000.111 -
Cong 1.354.960.111 70.000.000

10b. Phii tra dai han khdc
S$6 cudi niim

K A -
So dau ndm

Phdi trd cdc bén lién quan .
Cbng ty C6 phin Tu van Pau tr Bét dong san

Emaar Land — Nhén dét coc, ky quy dai han 10.000.000 -
Cong ty TNHH Béo Ljc Park Hills — Nhin dit

coc, ky qu¥ dai han 10.000.000 -
Cing 20.000.000 -

10c. Ng qud han chwa thanh todn
Téap doan khong c6 céc khoan ng phai tra khéc qué han chua thanh todn,

11.  Vén chii s& hiru
11a. Bing dbi chiéu bién dpng ciia van chii sé hitu

Lgi nhuén sau Lgi ich cb
Vén diu tr ciia thué chwra ddng khéng
chii s& hiru phén phdi kiém soat Cong
S& dur ddu nim trude 30.000.000.000 2.637.091.053 - 32.637.091.053
Lgi nhuén trong nim trude - 1.426.435.180 - 1.426.435.180
S$6 dw cudi niim truwée 30.000.000.000 4.063.526.233 - 34.063.526.233
$6 du ddu ndm nay 30.000.000.000 4.063.526.233 - 34.063.526.233
Lgi nhudn trong nim nay - 2.769.333.698 47.717.685  2.817.051.383
Ting do hgp nhét kinh doanh - - 77.607.949 77.607.949
S6 dir cudi nim nay 30.000.000.000 6.832.859.931 125.325.634  36.958.185.565

11b. Chi tiét vén gép cita chii sé hitu
S0 cudi nim

$6 dAu nam

Ba Nguyén Thj Thu Thao 3.690.000.000 13.690.000.000
Ba Vii Phuong Nhu 3.450.000.000 3.450.000.000
Ong Kim Ding Thanh 3.302.000.000 3.302.000.000
Chc cb dong khac 19.558.000.000 19.558.000.000
Cing 30.000.000.000 30.000.000.000
Bein thuyét mink néiy 1& mgt bé phdn hop thanh va phai duge doc cing véi Bao cdo tai chink hop nhdt ERASE
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CONG TY CO PHAN TAP POAN EMA LAND

Dija chi: 86 71 dudng Ta Hién, phudng Cat L4i, TP. Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho n#im tai chinh két thic ngay 31 thang 12 nim 2025

Bén thuyét minh Béo cdo tai chinh hgp nhét (tiép theo)

1lc. Cé phiéu
$6 cudi nim $6 diu niim
S$6 lugng cb phiéu ding ky phat hanh 3.000.000 3.000.000
86 Iugng cb phiéu da bén ra cong chiing 3.000.000 3.000.000
- CO phiéu phd théng 3.000.000 3.000.000
- CO phiéu vu dai & =
S lugng cd phiéu duge mua lai ’ .
- C6 phiéu phd thong % .
- CO phiéu wu dai . .
S6 lugng c6 phiéu dang lwu hanh 3.000.000 3.000.000
- C4 phiéu phd thong 3.000.000 3.000.000
- C6 phiéu wu ddi . .
Ménh gia ¢d phiéu dang luu hanh: 10.000 VND.
12. Céc khoin muc ngodi Bang cin d6i ké todn hop nhit
Tai san thue ngom
Téng s tién thué tdi thiéu trong tuong lai ciia céc hop déng thué hoat dong tai san khong thé hiy
ngang theo cac thoi han nhu sau:
$6 cudi nim $6 diu nim
Tir 1 nam tré xudng 1.466.666.664 1.466.666.664
Trén 1 nim dén 5 nim 1.222.222.220 2.688.888.884
Cong 2.688.888.884 4.155.555.548
Céc khoan thanh todn tién thué hoat dong & trén thé hién tién thué viin phong tai S6 71 dudng Ta
Hién, phuo'ng Cét Lai, TP. HS Chi Minh, V1¢t Nam. Tép doan thué dudi hinh thirc thué hoat dong
voi gia thué 122.222.222 VND/théng, Hop ddng thué dugc ky véi thoi han 3 nam tinh tir ngay 01
thang 11 ndm 2024,
VI. THONG TIN BO SUNG CHO CAC KHOAN MUC TRiNH BAY TRONG BAO CAO KET
QUA HOAT PONG KINH DOANH HQP NHAT
1. Doanh thu bén hang va cung cAp dich vu
la. Téng doanh thu
Niim nay Niam trude
Doanh thu ban hang hoa 5.892.000.000 -
Doanh thu cung cép dich vy 7.508.197.094 1.446.001.128
Cing 13.400.197.094 1.446.001.128
1b.  Doanh thu bdn hang va cung cip djch vy cho cdc bén lién quan

Ban thuyét minh ndy la mét bg phin hap thanh va phdi duge doc ciing vdi Bdo cdo tai chinh hop nhdt

Cic giao djch vé ban hang va cung cép dich vy cho céc bén lién quan khac nhur sau:

Nam nay

Céng ty C5 phiin Pdu tw Phiic Long PNJ
Cho thué viin phong 168.000.000
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CONG TY €O PHAN TAP POAN EMA LAND

Dija chi: $6 71 dudmg Ta Hién, phudmg Cét Lai, TP. HY Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nim tai chinh két thic ngay 31 thang 12 nim 2025

Bén thuyét minh Bfo cdo tai chinh hgp nhét (tiép theo)

Céng ty Cé phiin Tu vin Ddu tw Bit dpng sin

Emaar Land
Cho thué van phong 168.000.000 5.000.000
Céng ty TNHH Bio Ljc Park Hills
Cho thué viin phong 60.000.000 5.000.000
2. Gid vbn hang bin
Nim nay Nam trude
Gi4 von ciia hang hoa da ban 4.440.000.000 -
Gié von djch vy da cung cép 3.061.749.993 48.015.873
Cing 7.501.749.993 48.015.873
3. Doanh thu hoat dgng tai chinh
Nam nay Nim truéc
Lai tién gtri khong ky han 956.130 44,022
Lai tién cho vay . 245.200.000
Cing _ 956.130 245.244.022
4,  Chi phi bin hang
Niam nay Niim trude
Chi phi cho nhén vién 176.240.385 -
Chi phi djch vy mua ngoai 282.666.642 18.290.000
Caéc chi phi khac 240.161.000 95.000.000
Cing ' 699.068.027 113.290.000
5. Chi phi quéin ly doanh nghi¢p
Nim nay Niam trude
Chi phi cho nhén vién 1.024.254.956 454.84610@0
Chi phi db ding vin phong 59.830.264 4.098}.8_90
Thué, phi va 1¢ phi 6.000.000 3 .006}9_60
Hodn nhdp dy phong phai thu kho doi - (966.000ﬁ00)
Chi phi djch vy mua ngoai 899.402.805 326.113.892
Céc chi phi khac 278.017.093 -
Cing 2.267.505.118 (177.947.218)
6.  Lai trén cb phiéu
6a. Ldi co ban/suy giam trén cd phiéu
Nim nay Niam trudce

Lgi nhu@n ké toan sau thué thu nhap doanh nghiép cia
cd déng Cong ty me

Céc khoan didu chinh ting, giam lgi nhuan ké toan dé
xéc djnh loi nhuan phén bé cho ¢b déng s¢ hiru co
phiéu phé thong .

2.769.333.698

Ban thuyét minh niy it mt bg phin hop thanh va phai dge doc ciing véi Bdo cdo tai chinh hop nhdt
25
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CONG TY €O PHAN TAP POAN EMA LAND

Dja chi: S8 71 dudmg Ta Hién, phudng Cat Lai, TP, Hd Chi Minh, Viét Nam
BAO CAO TAI CHINH HGP NHAT

Cho nim tai chinh két thiic ngdy 31 thang 12 nim 2025

Ban thuyét minh Bdo cdo tai chinh hgp nhét (tiép theo)

6b.

VIL

1a.

Ban thuyét minh ndy Ia mot bg phan hop thanh va phai dupe dpe ciing véi Bdo cdo tai chinh hgp nhdt

Lgi nhudn tinh 18i co ban/suy gidm trén ¢6 phiéu 2.769.333.698 1.426.435.180
S6 lugng binh quén gia quyén ctia ¢d phiéu phd thong

dang luu hanh trong ném 3.000.000 3.000.000
Li co' ban/suy giam trén ¢b phiéu 923 475
Théng tin khdc

Khéng cé céc giao dich cd phleu phd thong hoac giao djch cd phiéu phd thong tiém niing nio xdy ra
tir ngy két thiic nam tai chinh dén ngay cong bd Bao céo tai chinh hgp nhét nay.

Chi phi san xuét kinh doanh theo yéu to

Nim nay Ném trude
Chi phi nguyén li¢u, vét ligu 59.830.264 4.098.890
Chi phi nhén cbng 3.689.328.674 454.840.000
Chi phi dich vy mua ngoai 1.754.986.107 392.419.765
Chi phi khac 512.424.585 (868.000.000)
Ciong 6.016.569.630 (16.641.345)

NHUNG THONG TIN KHAC

. . K se r A 7y
Giao djch va so dwr v&i cic bén lién quan

/] a sa 00 A J 3 ta 2 - 5 A v . A a
Céc bén lign quan vdi Tap doan bao gdm: cac thanh vién quén ly chii chdt, cAc c4 nhén c6 lién quan
v6i cac thanh vién quan 1y chi chdt va cdc bén lién quan khéc.

Giao djch va s duw vé‘i cdc thanh vién quan Iy chit chit va cdc cd nhin cd lién quan véi cdc thanh
vién qudn Iy chi chot

Céc thanh vién quéan 1y chi chét cia Cong ty gdm: cac thanh vién Hoi dong qufm trj, Ban kiém soat
va Giam dbc Cong ty. Céc ca nhan c6 lién quan véi cAc thanh vién quan 1y chi chét 13 cac thanh vién
mét thiét trong gia dinh c4c thanh vién quan 1y chi chot.

Giao djch Véi cdc thamh vién qudn ly chi chot va cde cd nhén c6 lién quan véi cdc thanh vién quan
Iy chii chét

Tép doan khong phét sinh giao djch v& ban hang va cung c4p dich vy cho céc thanh vién quan ly chu
chdt va céc ca nhén c6 lién quan voi céc thanh vién quan ly chu chdt. Cac glao djch khac vdi cac

thanh vién quan 1y chil chét va céc ca nhén c6 lién quan véi céc thanh vién quan ly chu chét nhu sau:
Nim nay Nim trudc

Cdc thanh vién qudn Iy chii chét
Chia lgi nhudn
Tam g

8.000.000 s
4.180.000.000 -

Ciccd nlu?n cd lién quan voi cdc thanh vién quin

Iy chi chot
Nhén chuyén nhugng quyén sir dung dat 24.740.000.000

Céng ng V&i cde thanh vién qudn Iy chii chdt va cde cd nhdn cé lién quan véi cdc thanh vién quan Iy

chit chét
Cong ng vdi céc thanh vién quim Iy chii chét va céc cd nhan c6 lién quan vai cac thanh vién quan ly

chii chét dugc trinh bay tai cic thuyet minh sé V.3a, V.7 va V.10a.
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CONG TY C6 PHAN TAP POAN EMA LAND

Dija chi: $6 71 dudng Ta Hién, phudmg C4t Léi, TP. Hb Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

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

Bén thuyét minh Béo céo tai chinh hgp nhit (tiép theo)

Céc khoan cong ng phai thu cac thanh vién quén Iy chi chdt va céc c4 nhén c6 lién quan voi céc -
thanh vién quan 1y chi chdt khong c6 bao dim va s& dugc thanh todn bing tién. Khéng c6 khoan dy
phong phai thu khé doi ndo duge 1ap cho céc khoan ng phai thu cac thanh vién quan ly chu chét va
cac ca nhin ¢6 lién quan véi cdc thanh vién quan ly chu chét.

Thu nhdp cua cdc thanh vién quan Iy chu chét va Ban Kiém sodt ciia Céng ty Co phan Tdp docn

Ema Land

Nim nay Nim trudc
Ong Ly Minh Tam - Gidm déc (bd nhi¢m ngay 09 thang 6
niam 2025) 110.000.000 -
Ong Duong Tam - Giam ddc (mién nhi¢m ngay 09 thang 6
nam 2025) 18.460.000 17.000.000
Ong Nguyén Vian Ly - Gidm ddc (mién nhigm ngay 25 théng
7 nam 2024) - 68.000.000
Cong 128.460.000 85.000.000

1b.  Giao djch va sé dir véi cdc bén lién quan khdc
Céc bén lién quan khac véi Tap doan gdm:

]

Bén lién quan khac Mobi quan hé T

Céng ty C6 phdn PAu tv Phiic Long PNJ Céng ty ¢6 cung Gidm déc véi Cong :1
ty g

Céng ty Cb phan Tu vén Piu tu Bét dong san Emaar Land  Céng ty c6 nguoi dai dign theo phép n;\:»}
luat 12 Chu tich Hoi ddng quan trj I‘NH ;
Cong ty v NAN

Cong ty TNHH Thuong mai Kim Hung Cong ty co nguoi dai di¢n theo phap B
luat 12 thanh vién Hoi dong quan tr 1T
Cong ty

Céng ty TNHH Béo Ljc Park Hills Céng ty ¢6 thanh vién gop von 1a

ngudi phy trach quan trj Cong ty

Giao djch véi cdc bén lién quan khdc

Ngodi céc giao dich vé bén hang va cung cdp dich vy cho cc bén lién quan khac da dugc trinh bay A
& thuyét minh s6 VI.1b, Tép doan con phét sinh céc giao djch khéc véi cdc bén lién quan khac nhu f g il
sau: ey
Nim nay Nim trudce
Céng ty TNHH Thwong mgi Kim Hung
Chi tién hop tic kinh doanh - 20.000.000.000
Thu lai tién hop téc kinh doanh 20.000.000.000 -
Céng ty C6 phdn Tw vdn Diu tw Bdt djng sin
Emaar Land
Thu tién dit coc thué vin phong - 10.000.000
Céng ty TNHH Bdo Ljc Park Hills
10.000.000

Thu tién djt coc thué vin phong .
Gia djch vy cung cdp cho céc bén lién quan khéc 13 gia thoa thudn do Tgp doan cong bo.

Céng ng vdi cdc bén lién quan khdc
Cdng ng voi cic bén lién quan khac duge trinh bay tai cic thuyét minh s6 V.3b, V.10a va V.10b.
O3

Ban thuyét minh ndy Ia mét b phdn hop thanh va phai duge doc ciing vdi Bdo cdo 1ai chinh hop nhdt
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CONG TY CO PHAN TAP POAN EMA LAND

Dia chi: S 71 dudng Ta Hién, phudng Cat L4i, TP. HY Chi Minh, Viét Nam
BAO CAO TAI CHINH HQP NHAT

Cho nam tai chinh két thic ngay 31 thang 12 nim 2025

Ban thuyét minh Bso cdo tai chinh hgp nhét (tiép theo)

2. Thong tin vé b phén
Thong tin by phén dugec trinh bay theo linh vyc kinh doanh va khu vyc dja ly. Bao céo bf phan chinh
yéu 14 theo Iinh vyre kinh doanh do cac hoat dong kinh doanh ctia Tap doan dugc td chirc va quan ly
theo tinh chét cta san pham va djch vy.

2a. Théng tin vé linh vyce kinh doanh
Hoat ddng kinh doanh chinh ciia Tap doan 1a kinh doanh hang hoa va cung cp dich vy méi gigi bat
d6ng san. Doanh thu va gia vdn cia cic hoat dong kinh doanh duge trinh bay tai thuyét minh sé
VIi.lava VI.2.

2b. Théng tin vé khu vuc dja ly
Todn b hoat dong clia Tap doan chi dién ra trén lanh thd Viét Nam.

3. Sykién phat sinh sau ngay két thic nim tai chinh
Kh(“)ng co S¥ qu:n trong yéu néo phat smh sau ngay két thuc nim tai chinh yéu ciu phai diéu chinh

Tran Thj Thanh Van Ly Minh Tam

Ké todn trudng/Ngudi lap Gidm doc

Ban thuyét minh nay I m@t bd phdn hgp thanh va phai dwge doc ciing vdi Bdo cdo tai chinh hop nhdt
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EMA LAND GROUP JOINT STOCK COMPANY

STATEMENT OF THE DIRECTOR

The Director of Ema Land Group Joint Stock Company (hereinafter referred to as “the Company”)
presents this statement together with the Consolidated Financial Statements for the fiscal year ended 31
December 2025, including the Financial Statements of the Company and those of its subsidiary
(hereinafter collectively referred to as “the Group”).

Business highlights

The Company is Ema Land Group Joint Stock Company (formerly known as Thinh Vuong Electrical
Construction Investment and Trading Joint Stock Company), which has been operating in accordance
with the Business Registration Certificate No. 0600446389, first registered on 12 June 2008 and
amended for the 10" time on 27 June 2025, granted by the Ho Chi Minh City Department of Finance.

Head office
- Address : No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
- Tel. : 0908687295

Principal business activities of the Company are consultancy, brokerage and auction of real estate;
auction of land use rights; and trading of real estate and land use rights owned, used or leased.

Board of Directors, Supervisory Board and the Director
The Board of Directors, the Supervisory Board and the Director of the Company during the year and as
of the date of this statement include:

The Board of Directors

Full name Position Appointing/ re-appointing date
Mr, Vu Tien Hung Chairman Re-appointed on 30 June 2025
Mr. Nguyen Dang Manh Members Re-appointed on 30 June 2025
Mr. Ly Van Nam Members Re-appointed on 30 June 2025
Mr. Nguyen Thanh Nghia Members Appointed on 30 June 2025
Ms. Tran Thi Minh Thu Members Appointed on 30 June 2025
The Supervisory Board

Full name Position Appointing/re-appointing/resigning date
Mr. Phan Luu Nhat Quang Head of the Board Re-appointed on 30 June 2025
Ms. Hoang Thi Anh Loan Member Appointed on 30 June 2025
Ms. Nguyen My Lynh Member Appointed on 30 June 2025
Mr. Ta Van An Member Resigned on 30 June 2025

Mr. Tran Lam Hoang Member Resigned on 30 June 2025

The Director

Full name Position Appointing/resigning date

Mr. Ly Minh Tam Director Appointed on 09 June 2025
Mr. Duong Tam Director Resigned on 09 June 2025

Legal Representative
The Company’s legal representative during the year and as of the date of this statement are as follows:

Full name Position Appointing/resigning date
Ms. Ly Minh Tam Director Appointed on 09 June 2025
Mr. Duong Tam Director Resigned on 09 June 2025
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EMA LAND GROUP JOINT STOCK COMPANY
STATEMNET OF THE DIRECTOR (cont.)

Auditors
A&C Auditing and Consulting Co., Ltd. has been appointed to perform the audit on the Group’s

Consolidated Financial Statements for the fiscal year ended 31 December 2025.

Responsibilities of the Director

The Director is responsible for the preparation of the Consolidated Financial Statements to give a true

and fair view of the consolidated financial position, the consolidated financial performance and the

consolidated cash flows of the Group during the year. In order to prepare these Consolidated Financial

Statements, the Director must;

e Select appropriate accounting policies and apply them consistently;

e Make judgments and estimates reasonably and prudently;

o State clearly whether the accounting standards applied to the Group are followed or not, and all the
material differences from these standards are disclosed and explained in the Consolidated Financial
Statements;

e Prepare the Consolidated Financial Statements of the Group on the going-concern basis, except for
the cases that the going-concern assumption is considered inappropriate;

e Design and implement effectively the internal control system to minimize the risks of material
misstatements due to frauds or errors in the preparation and presentation of the Consolidated

Financial Statements.

The Director hereby ensures that all the proper accounting books of the Group have been fully recorded
and can fairly reflect the financial position of the Group at any time, and that all the accounting books

have been prepared in compliance with the applicable Accounting System. The Director is also e
responsible for managing the Group’s assets and consequently has taken appropriate measures to ﬁ ‘
prevent and detect frauds and other irregularities. WG TY
The Director hereby commits to the compliance with the aforementioned requirements in preparation of .TOAN V
the Financial Statements. A&

CHI NH
Approval of the Financial Statements TAY NA
The Director hereby approves the accompanying Consolidated Financial Statements, which give a true }“—&—{'
and fair view of the consolidated financial position as of 31 December 2025 of the Group, its %:]

consolidated financial performance and its consolidated cash flows for the fiscal year then ended, in .
conformity with the Vietnamese Accounting Standards, the Vietnamese Enterprise Accounting System
and relevant statutory requirements on the preparation and presentation of Consolidated Financial

,Staterpents

SO
<Ly Minh Tam
Director




A&C AUDITING AND CONSULTING CO., LTD. @ bakertilly

Ho Chi Winh Headt Office 202 Troong Son 8L, Tan Son Hoa Ward, Ho Oy Mrh iy, Vietnan Tek: +84 \e?a; 3547 2072 kitv@a-c.com.vn A & C
Hangi Branch :40 Ging Vo 5t, Giang Vo 'u‘éﬁré Ha Net Cuy tham {024} 3738 7879 klivhn@a-c.comvn
Central Region Branch 1t STHOEAG! cEE Wad, ¥hach bea Pavirce Vit Tl +84 Mﬁ&: 246 5151 kitv ni@@a-c.comvn

Seuthwest Branch 1543 ¥ Nven (g 81 Hasng Phes Ward Csf e Vy vieba:r Tel +B4 (0202 376 4995 Kivci@a-ccomyn  WWW.A-C.CONMLYN

No. 4.0185/26/TC-AC
INDEPENDENT AUDITOR’S REPORT

To: THE SHAREHOLDERS, THE BOARD OF DIRECTORS AND THE DIRECTOR
EMA LAND GROUP JOINT STOCK COMPANY

We have audited the accompanying Consolidated Financial Statements of Ema Land Group Joint Stock
Company (hereinafter referred to as “the Company™) and its subsidiaries (hereinafter collectively referred to
as “the Group”), which were prepared on 27 March 2026 (from page 05 to page 29), including the
Consolidated Balance Sheet as of 31 December 2025, the Consolidated Income Statement, the Consolidated
Cash Flow Statement for the fiscal year then ended and the Notes to the Consolidated Financial Statements.

Responsibility of the Director

The Director is responsible for the preparation, true and fair presentation of these Consolidated Financial
Statements in accordance with the Vietnamese Accounting Standards, the Vietnamese Enterprise
Accounting System and relevant statutory requirements on the preparation and presentation of Consolidated
Financial Statements; and responsible for such internal control as The Director determines necessary to
enable the preparation and presentation of the Consolidated Financial Statements to be free from material
misstatement due to frauds or errors.

Responsibility of Auditors

Our responsibility is to express an opinion on these Consolidated Financial Statements ments based on our
audit. We conducted our audit in accordance with Vietnamese Standards on Auditing. Those standards
require that we comply with ethical standards and requirements and plan and perform the audit to obtain
reasonable assurance about whether the Consolidated Financial Statements are free from material
misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the
Consolidated Financial Statements. The procedures selected depend on the auditor’s judgment, including the
assessment of the risks of material misstatement of the Consolidated Financial Statements, whether due to
fraud or error. In making those risk assessments, the auditor considers internal control relevant to the Group’s
preparation and true and fair presentation of the Consolidated Financial Statements in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the Group’s intemnal control. An audit also includes evaluating the appropriateness of
accounting policies used and the reasonableness of accounting estimates made by The Director, as well as
evaluating the overall presentation of the Consolidated Financial Statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
audit opinion.

Opinion of the Auditors

In our opinion, the Consolidated Financial Statements give a true and fair view, in all material respects, of
the consolidated financial position as of 31 December 2025 of Group, its consolidated financial performance
and its consolidated cash flows for the fiscal year then ended, in conformity with the Vietnamese
Accounting Standards, the Vietnamese Enterprise Accounting System and relevant statutory requirements on
the preparation and presentation of the Consolidated Financial Statements.

——

Nguyen Duc Toan

Auditor
Audit Practice Registration Certificate No. 3089-2025-008-1 Audit Practice Registration Certificate No. 6376-2023-008-1

Authorized Signatory
Can Tho City, 27 March 2026

A&C Auditing and Consulting Co., Ltd. trading as Baker Tilly A&C is a member of the global netwerk
of Baker Tilly International Lul., the members of which are separate and independent tegal entities
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

CONSOLIDATED BALANCE SHEET

As of 31 December 205
Unit: VND
ITEMS Code Note Ending balance Beginning balance
A - CURRENT ASSETS 100 14.454.363.630 14.448.536.790
I. Cash and cash equivalents 110 9.156.550.021 2.353.536.790
1. Cash 111 V.1 9.156.550.021 2.353.536.790
2. Cash equivalents 112 - c
II. Short-term investments 120 - -
1. Trading securities 121 - -
2. Provisions for devaluation of securities trading 122 - -
3. Held-to-maturity investments 123 - -
II1. Short-term receivables 130 5.256.971.647 12.095.000.000
1. Short-term trade receivables 131 - -
2. Short-term prepayments to suppliers 132 V.2 449.568.480 50.000.000
3. Short-term inter-company receivable 133 - -
4, Receivable according to the progress of 134 -
5. Short-term loans receivable 135 -
6.  Other short-term receivables 136 V.3a 4.807.403.167
7. Allowance for short-term doubtful debts 137 -
8. Deficit assets for treatment 139 -
IV. Inventories 140 -
1. Inventories 141 - -
2. Allowance for inventories 149 - -
Y. Other current assets 150 40.841,962 -
1. Short-term prepaid expenses 151 Vda 40.841.962 -
2. Deductible VAT 152 - . -
3. Taxes and other accounts receivable from the State- 153 - N,
4. Trading Government bonds 154 - « ANy
5. Other current assets 155 - > &

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Consolidated Balance Sheet (cont.)

ITEMS Code Note Ending balance Beginning balance
B- NON-CURRENT ASSETS 200 25.590.636.384 20.073.771.110
I. Long-term receivables 210 - 20.000.000.000
1. Long-term trade receivables 211 - -
2. Long-term prepayment to suppliers 212 - : -
3. Working capital in affiliates 213 - -
4. Long-term inter-company receivable 214 - -
5. Long-term loans receivable 215 - -
6.  Other long-term receivable 216 V.3b - 20.000.000.000
7. Allowance for long-term doubtful debts 219 - -
II. Fixed assets 220 - -
I. Tangible fixed assets 221 - -
- Historical cost 222 - -
- Accumulated depreciation 223 o -
2. Financial leased assets 224 - -
- Historical cost 225 - -
- Accumulated depreciation 226 - -
3. Intangible fixed assets 227 - -
- Initial cost 228 - -
- Accumulated amortization 229 - -
III. Investment property 230 - -
- Historical costs 231 - -
- Accumulated depreciation 232 - -
1V. Long-term assets in process 240 24.780.250.000 -
1. Long-term work-in-process 241 - -
2, Construction-in-progress 242 V.5 24.780.250.000 -
V. Long-term investments 250 - -
1. Investments in subsidiaries 251 - -
2. Investments in joint ventures and associates 252 - -
3. Investments in other entities 253 - -
4, long-term financial investments 254 - -
5. Held-to-maturity investments 255 - - !
|
VI Other non-current assets 260 810.386.384 73.771.110 ’
1. Long-term prepaid expenses 261 V.db 116.929.395 73.771.110
2. Deferred income tax assets 262 - -
3. spare parts and accessories 263 § 3
4,  Other non-current assets 268 - - ‘
5. Goodwill 269 V.6 693.456.989 -
TOTAL ASSETS 270 40.045.000.014 34,522.307.900 ;

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Consolidated Balance Sheet (cont.)

C-

b

S

11,
12
13.
14.

S SR

e

oo

ITEMS
LIABILITIES
Current liabilities

Short-term trade payables
Short-term advances from customers

Taxes and other obligations payable to State Budge

Payables to employees
Short-term accrued expenses
Short-term inter-company payables

Payable according to the progress of construction

Short-term unearned revenue

Other short-term payables

Short-term borrowings and financial leases
Provisions for short-term payables

Bonus and welfare funds

Price stabilization fund

Trading Government bonds

Long-term liabilities

Long-term trade payables

Long-term prepayment from customers
Long-term accrued expenses

Inter-company payables for operating capital
Long-term inter-company payables
Long-term unearned revenue

Other long-term payables

Long-term borowing and financial leases
Convertible bonds

. Prefered shares

Deferred income tax payable

. Provisions for long-term payables
. Science and technology development funds

Code

300

310
31
312
313
314
315
316
317
318
319
320
321
322
323
324

330
331
332
333
334
335
336
337
338
339
340
341
342
343

Note Ending balance Beginning balance
3.086.814.449 458.781.667
3.066.814.449 458.781.667

V.7 478.360.000 -
V.8 887.955.300 388.781.667
V.9 345.539.038 -
V.10a 1.354.960.111 70.000.000
20.000.000 =

V.10b 20.000.000 -

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025
Consolidated Balance Sheet (cont.)

D-

R I I R A

b
—

12,
13.

1L

ITEMS
OWNER'S EQUITY

Owner's equity

Capital

Ordinary shares carrying voting right
Preferred shares

Share premiums

Bond conversion option

Other sources of capital

Treasury stocks

Differences on asset revaluation
Foreign exchange differences
Investment and development fund
Business arrangement supporting fund

. Other funds
. Retained earnings

Retained earnings accumulated

to the end of the previous period
Retained earnings of the current period
Construction investment fund

Benefits of non-controlling shareholders

Other sources and funds
Sources of expenditure
Fund to form fixed assets

Code

400

410
411
4lla
411b
412
413
414
415
416
417
418
419
420
421

42la
421b
422
429

430
431
432

TOTAL LIABILITIES AND OWNER'S EQUIT 440

Tran Thi Thanh Van
Chief Accountant/Preparer

Note Ending balance Beginning balance
36.958.185.565 34.063.526.233
36.958.185.565 34.063.526.233

V.lla 30.000.000.000 30.000.000.000
30.000.000.000 30.000.000.000

V.lla 6.832.859.931 4.063.526.233
4.063.526.233 4.063.526.233
2.769.333.698 -

V.lla 125.325.634 -

40.045.000.014 34.522.307.900

Ly Minh Tam
Director

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY
Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

CONSOLIDATED INCOME STATEMENT
For the fiscal year ended 31 December 2025

ITEMS

1. Revenue from sales of goods and provisions of servi

2. Revenue deductions
3. Net sales

4. Cost of sales

5. Gross profit

6. Financial income

7. Financial expenses

8. Gain/(loss) in joint vetures and associates

9. Selling expenses

10. General and administration expenses
11. Net operating profit

12. Other income

13. Other expenses

14, Other profit/(loss)

15. Total accounting profit before tax
16. Current income tax

17. Deferred income tax

18. Profit after tax

I9. Profit after tax of the Parent Company

20. Profit after tax of the non-controlling shareholders

21, Earning per share

22, Diluted earning per share

Tran Thi Thanh Van
Chief Accountant/Preparer

Code

01
02
10
11
20
21
2
24
25
26
30
31
3
40
50
51
52
60
61

62

Note

VIl

V1.2

V1.3

YI.4
VL5

V.8

Current year

Unit: VND

Previous year

13.400.197.094
13.400.197.094
7.501.749.993
5.898.447.101
956.130

699.068.027
2.267.505.118
2.932.830.086

3

3.439.035
(3.439.032)
2.929.391.054

112,339,671

1.446.001.128
1.446.001.128
48.015.873
1.397.985.255
245.244.022

113.,290.000
(177.947.218)
1.707.886.495

10.000
73.178
(63.178)
1.707.823.317

281.388.137

2.817.051.383

1.426.435.180

2.769.333.698
47.717.685

923

1.426.435.180

475

Ly Minh Tam
Director

923

475

This statement should be read in confunction with the Notes to the Consolidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

L

IL

CONSOLIDATED CASH FLOW STATEMENT

(Indirect method)

For the fiscal year ended 31 December 2025

ITEMS
Cash flows from operating activities

Profit/(loss) before tax
Adjustments

Code

01

Depreciation/Amortization of fixed assets and investment (2

Provisions and allowances

Exchange gain/(loss) due to revaluation of

monetary items in foreign currencies
Gain/(loss) from investing activities
Interest expenses

Others

Operating profit/(loss) before

changes af working capital
Increase/(decrease) of receivables
Increase/(decrease) of inventories
Increase/(decrease) of payables
Increase/(decrease) of prepaid expenses
Increase/(decrease) of trading securities
Interests paid

Corporate income tax paid

Other cash inflows

Other cash outflows

Net cash flows from operating activities

Cash flows from investing activities

Purchases and construction of fixed assets
and other long-term assets

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

Cash outflow for lending, buying debt instruments

of other entities

Cash recovered from lending, selling debt instruments

of other entities
Investments into other entities

Withdrawals of investments in other entities
Interest eamed, dividends and profits received

Net cash flows from Investing activities

03

04
05
06
07

08
09
10
11
12
13
14
15
16
17

20

21
22
23
24
25
26
27

30

Unit: VND

Note Current year Previous year
2.929.391.054 1.707.823.317

V.6 11.753.508 -
- (966.000.000)

- (245.244.022)

2.941.144.562 496.579.295

34.394,199.219

(25.677.908.066)

(2.602.278.764) 170.448.834

65.851.394 (73.771.110)

V.8 (203.120.676) :
34.595.795.735 (25.084.651.047)

V.5, V.7 (24.336.450.000) -
. 24.520.000.000

L5a (3.456.332.504) :

; 245.244,022

(27.792.782.504) 24.765.244.022

This statement should be read in conjunction with the Notes to the Conselidated Financial Statements
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam

For the fiscal year ended 31 December 2025
Consolidated Cash Flow Statement (cont.)

ITEMS
I1. Cash flows from financing activities

1. Proceeds from issuing stocks and capital contributions
from owners

2, Repayment for capital contributions and re-purchases

of stocks already issued

Proceeds from borrowings

Repayment for borrowing principal

Payments for financial lease principal

Dividends and profit paid to the owners

o wm s w

Net cash flows from financing activities

Net cash flows during the year

Beginning cash and cash equivalents

Effects of fluctuations in foreign exchange rates

Ending cash and cash equivalents

Tran Thi Thanh Van

Chief Accountant/Preparer

This statement should be read in conjunction with the Notes to the Consolidated Financial Statements

Code

11

31

32
33
34
35
36

40

50

60

Note

Vi

Current year Previous year
6.803.013.231 (319.407.025)
2,353.536.790 2.672.943.815

2.353.536.790

Ho C\h;"‘(ﬂ_inthity, 27 March 2026

Ly Minh Tam
Director




EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

6a.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the fiscal year ended 31 December 2025

GENERAL INFORMATION

Ownership for
Ema Land Group Joint Stock Company (hereinafier referred to as “the Company” or “the Parent
Company™) is a joint stock company,

Business field
Business field of the Company are trading and servicing.

Principal business activities
Principal business activities of the Company are consultancy, brokerage and auction of real estate;
auction of land use rights; and trading of real estate and land use rights owned, used or leased.

Normal operating cycle
Normal operating cycle of the Company is within 12 months.

Effects of the Company's operation during the year on the Financial Statements

According to Resolution No. 2010/2025/TV6/NQ-HPQT dated 20 October 2025 of the Board of
Directors of Ema Land Group Joint Stock Company approving the investment in X Land
Investment Company Limited and this company officially became a subsidiary from 27 October
2025.

According to Resolution No. 2010/2025/TV6/NQ-HPQT dated 20 October 2025 and Resolution
No. 48/2025/NQ-HDQT dated 29 December 2025 of the Board of Directors of Ema Land Group
Joint Stock Company approving the acquisition of real estate from individuals, being land use
rights in Bao Lam 1 Commune, Lam Dong Province, Vietnam, the total transfer value was VND

24.740.000.000.

Structure of the Group
The Group includes the Parent Company and 01 subsidiary under the control of the Parent Company.

Information on Group’s restructuring

Acquisition of a Subsidiary

On 27 October 2025, the Group acquired 98% of the equity of X Land Investment Co., Ltd. for a
purchase price of VND 4.900.000.000, resulting in a 98% ownership stake in the company. The
purpose of acquiring the equity of X Land Investment Co., Ltd. was to gain control over the

company’s operations.
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

6b.

IL

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

Details regarding the fair value of the acquired subsidiary’s assets and liabilities as of the
acquisition date, as well as goodwill, are as follows:
X Land Investment

Co,, Ltd. (VND)

Assets 9.189.690.003

Cash and cash equivalents 1.443.667.496

Short-term prepayments to suppliers 342.304.000

Other short-term receivables 7.240.000.000

Short-term prepaid expenses 149.851.641

Deductible value-added tax 13.866.866

Liabilities 4.909.292.551

Short-term trade payables 1.220.000.000

Taxes and other obligations to the State Budget 23.846.500

Other short-term payables 3.665.446.051

Fair value of net assets 4.280.397.452

Non-controlling interest 85.607.949

Fair value of net assets acquired (a) 4.194.789.503

Business combination costs (b) 4.900.000.000

Goodwill [(b) - (a)] 705.210.497

Net cash paid to acquire the subsidiary:

Paid in cash 4.900.000.000
Cash of the subsidiary as of the acquisition date 1.443.667.496
Net cash outflow 3.456.332.504

The subsidiary to be consolidated

The Company only invests in X Land Investment Co.,Ltd - subsidiary located at 71 Ta Hien Street,
Cat Lai Ward, Ho Chi Minh City, Vietnam. The principal business activities of this subsidiary are
consultancy, brokerage, auction of real estate and auction of land use rights. As of the balance
sheet date, the Company’s percentage of equity at this subsidiary is 98%, equivalent to percentage
of voting right and percentage of benefit. The subsidiary is consolidated in these Consolidated
Financial Statements.

Statement of information comparability on the Consolidated Financial Statements

The corresponding figures for the prior year are not comparable to those of the current year
because the Company invested in the subsidiary, X Land Investment Co., Ltd, on 27 October 2025
(this investment had not yet occurred in the prior year).

Headcount

As of the balance sheet date, the Group’s headcount is 43 (headcount at the beginning of the year:
10).

FISCAL YEAR AND ACCOUNTING CURRENCY UNIT

Fiscal year
The fiscal year of the Group is from 01 January to 31 December annually.

13




EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

I1I,

IV.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

Accounting currency unit
The accounting currency unit is Vietnamese Dong (VND) since the Group’s transactions are
primarily made in VND.

APPLICABLE ACCOUNTING STANDARDS AND SYSTEM

Applicable Accounting System

The Group applies the Vietnamese Accounting Standards, the Vietnamese Enterprise Accounting
System, which were issued together with the Circular No. 200/2014/TT-BTC dated 22 December
2014 guiding the Vietnamese Enterprise Accounting System, the Circular No. 53/2016/TT-BTC
dated 21 March 2016, the Circular No. 202/2014/TT-BTC dated 22 December 2014 guiding the
preparation and presentation of the Consolidated Financial Statements as well as other Circulars
guiding the implementation of the Accounting Standards of the Ministry of Finance in the
preparation and presentation of these Consolidated Financial Statements.

Statement of the compliance with the Accounting Standards and System

The Director of the Company confirms that it has complied with the requirements of Vietnamese
Accounting Standards and the Vietnamese Enterprise Accounting System issued pursuant to
Circular No. 200/2014/TT-BTC dated 22 December 2014, Circular No. 53/2016/TT-BTC dated 21
March 2016, Circular No. 202/2014/TT-BTC dated 22 December 2014, as well as other circulars
issued by the Ministry of Finance guiding the implementation of accounting standards in the
preparation and presentation of Consolidated Financial Statements.

On 27 October 2025, the Ministry of Finance issued Circular No. 99/2025/TT-BTC (“Circular 99*)
providing guidance on the Vietnamese Enterprise Accounting System, replacing Circular No.
200/2014/TT-BTC of 22 December 2014 of the Ministry of Finance on guidance regarding the
Vietnamese Enterprise Accounting System (“Circular 200”) and Circulars No. 75/2015/TT-BTC
dated 18 May 2015 and No. 53/2016/TT-BTC dated 21 March 2016 of the Ministry of Finance
amending and supplementing certain provisions of Circular 200. The provisions of Circular 99
apply to bookkeeping, preparation and presentation of the Financial Statements for fiscal years
commencing on | January 2026.

APPLICABLE ACCOUNTING POLICIES

Accounting convention
All the Consolidated Financial Statements are prepared on the accrual basis (except for the
information related to cash flows).

Consolidation bases

The Consolidated Financial Statements include the Financial Statements of the Parent Company
and those of its subsidiary. A subsidiary is an enterprise that is controlled by the Parent Company.
The control exists when the Parent Company has the power to directly or indirectly govern the
financial and operating policies of the subsidiary to obtain economic benefits from its activities. In
determining the control power, the potential voting right arising from options or debt and capital
instruments that can be converted into common shares as of the balance sheet date should also be
taken into consideration,
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

The financial performance of subsidiary, which is bought or sold during the year, is included in the
Consolidated Income Statement from the date of acquisition or until the date of selling investments
in those subsidiary.

The Consolidated Financial Statements of the Parent Company and those of subsidiaries used for
consolidation are prepared in the same accounting period and apply consistently accounting
policies to the same types of transactions and events in similar circumstances. In the case that the
accounting policy of a subsidiary is different from the accounting policy applied consistently in the
Group, the Financial Statements of that subsidiary will be properly adjusted before being used for
the preparation of the Consolidated Financial Statements.

Intra-group balances in the Balance Sheet and intra-group transactions and unrealized profits
resulting from these transactions must be completely eliminated. Unrealized losses resulting from
intra-group transactions are also eliminated unless costs cannot be recovered.

Non-controlling interests (NCI) reflect profit or loss and net assets of the subsidiaries, which are
not held by the Group and presented in a separate item of the Consolidated Income Statement and
the Balance Sheet (classified under owner’s equity). Non-controlling interests (NCI) include the
values of their non-controlling benefits at the initial date of business combination and those arising
within the ranges of changes in owner’s equity from the date of business combination. Losses
incurred by subsidiaries are allocated to non-controlling interests in proportion to their ownership
interests, even if such losses exceed the non-controlling interests’ share of the net assets of the
subsidiaries.

When the Group acquires an additional interest in a subsidiary, the difference between the cost of
the additional investment and the carrying amount of the subsidiary’s net assets acquired at the
acquisition date is recognized directly in ‘Retained earnings’ in the Consolidated Balance Sheet.

In case where subsidiary raise capital from their owners, if the additional capital contribution rate
from the involved parties does not correspond to the current capital ownership rate, the difference
between the additional capital contribution rate of the Group and the additional ownership in the
subsidiary’ net assets shall be recorded into item “Retained earnings” on the Consolidated Balance

Sheet.

Cash A
Cash includes cash on hand and cash in bank. \ -\
.ﬁ ;;‘
Receivables b j /]
Receivables are recognized at the carrying amounts less allowances for doubtful debts. 5.9

AN

%

The classification of receivables as trade receivables and other receivables is made according the

following principles:

* Trade receivables reflect receivables concerning the commercial nature arising from purchase
and sale transactions between the Group and customers who are independent to the Group.

» Other receivables reflect receivables not concerning the commercial nature and irrelevant to
purchase and sale transactions.

Allowance is made for each doubtful debt on the basis of ages of debts after offsetting against
liabilities (if any) or estimated loss as follows:
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

e As for overdue debts:
- 30% of the value of debts overdue between 6 months and less than 1 year.
- 50% of the value of debts overdue between 1 year and less than 2 years.
- 70% of the value of debts overdue between 2 years and less than 3 years.
- 100% of the value of debts overdue more than 3 years,

e As for doubtful debts: Allowance is made on the basis of the estimated loss.

Increases/(decreases) in the obligatory allowance for doubtful debts as of the balance sheet date are
recorded into “General and administration expenses”.

Prepaid expenses
Prepaid expenses comprise actual expenses arising but relevant to financial performance in several
accounting periods. Prepaid expenses of the Group mainly consist of tools.

Tools being put into use are allocated into cost in accordance with the straight-line method for the
maximum period of 36 months.

Construction-in-progress

Construction-in-progress reflects the expenses (including relevant borrowing interest expenses
following the accounting policies of the Group) directly related to the construction of plants and
the installation of machinery and equipment to serve for production, leasing, and management as
well as the repair of fixed assets, which have not been completed yet. Assets in the progress of
construction and installation are recorded at historical costs and not depreciated.

Business combination and goodwill

The business combination is accounted by applying acquisition method. The costs of business
combination include the fair values as at the acquisition date of the exchanged assets, the incurred
or assumed liabilities as well as the equity instruments issued by the Group in exchange for control
of the acquiree, plus any cost directly attributable to the business combination. Identifiable assets
acquired, liabilities assumed, and contingent liabilities arising from a business combination are
recognized at their fair values on the date control is obtained.

For business combinations achieved in stages, the cost of the business combination is determined
as the aggregate of the consideration transferred at the date control is obtained and the fair value, at
that date, of the Group’s previously held equity interest in the subsidiary. The difference between
the remeasured fair value and the costs of the investment is recognized in profit or loss if, prior to
obtaining control, the Group did not have significant influence over the subsidiary and the
investment was accounted for at cost. If, prior to the date of obtaining control, the Group had
significant influence and the investment was accounted for using the equity method, the difference
between the revalued amount and the value of the investment under the equity method is
recognized in profit or loss. The difference between the value of the investment under the equity
method and the cost of the investment is recognized directly in "Retained earnings" on the
Consolidated Balance Sheet.

Goodwill is recognized as the excess of the cost of the business combination over the Group’s
interest in the net fair value of the identifiable assets acquired, liabilities assumed, and contingent
liabilities recognized at the date control is obtained. If the Group’s interest in the net fair value of
the identifiable assets acquired, liabilities assumed, and contingent liabilities recognized at the date
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EMA LAND GROUP JOINT STOCK COMPANY

Address: No.71 Ta Hien Street, Cat Lai Ward, Ho Chi Minh City, Vietnam
CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

10.

11

These notes form an integral part of and should be read in conjunction with the Conselidated Financial Statements

control is obtained exceeds the cost of the business combination, the resulting difference is
recognized immediately in profit or loss.

Goodwill is amortized on a straight-line basis over 10 years, When there is evidence that goodwill
has been impaired by an amount greater than the amortization for the year, the amortization for the
year is the amount of the impairment loss.

The non-controlling interests (NCI) at the date of the business combination are initially measured
on the basis of the proportion of non-controlling shareholders in the fair value of the assets,
liabilities, and contingent liabilities recognized.

Payables
Payables are recorded for the amounts payable in the future associated with the goods and services
received.

The classification of payables as trade payables and other payables is made on the basis of

following principles:

* Trade payables reflect payables of commercial nature arising from the purchase of goods,
services, or assets, of which the seller is an independent entity with the Group.

*  Other payables reflect payables of non-commercial nature and irrelevant to purchase, sales of
goods or provisions of services.

The payables are classified as short-term and long-term items in the Consolidated Balance Sheet on
the basis of their remaining term as of the balance sheet date.

Owner’s capital
The owner’s capital is recorded according to the actual amounts invested by shareholders of the
Company,

Profit distribution

Profit after tax is distributed to the shareholders after appropriation for funds under the Charter of
the Company as well as legal regulations and approved by the General Shareholders Meeting of the
Company.

The distribution of profits to the shareholders is made with consideration toward non-cash items in
the retained earnings that may affect cash flows and payment of dividends such as profit due to
revaluation of assets contributed as investment capital, profit due to revaluation of monetary items,
financial instruments and other non-cash items.

Dividend is recorded as payables upon approval of the General Meeting of Shareholders and notice
of dividend payment of the Board of Directors.

Recognition of revenue and income

Revenue from sales of merchandise, finished goods

Revenue from sales of merchandise, finished goods shall be recognized when all of the following

conditions are satisfied:

e The Group transfers most of risks and benefits incident to the ownership of products to
customers.
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Notes to the Consolidated Financial Statements (cont.)

12,

13.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

¢ The Group retains neither continuing managerial involvement to the degree usually associated
with ownership nor effective control over the goods, products sold.

* The amount of sales can be measured reliably. When the contracts stipulate that buyers have
the right to return products purchased under specific conditions, sales are recorded only when
those specific conditions are no longer exist and buyers retains no right to return products,
goods (except for the case that such returns are in exchange for other goods or services).

e The Group received or shall probably receive the economic benefits associated with sale
transactions.

o The cost incurred or to be incurred in respect of the sale transaction can be measured reliably.

Revenue from provisions of services

Revenue from provisions of services shall be recognized when all of the following conditions are

satisfied:

e The amount of sales can be measured reliably. When the contract stipulates that the buyer is
entitled to return the services provided under specific conditions, sales is recognized only when
these specific conditions are no longer existed and the buyer is not entitled to return the
services provided.

e The Group received or shall probably receive the economic benefits associated with the
transactions.

» The stage of completion of the transaction at the end of the reporting period can be measured
reliably. '

e The costs incurred for transaction and costs to complete the transactions can be measured
reliably.

In the case that the services are provided in several accounting periods, the determination of
revenue is done on the basis of the volume of work done as of the balance sheet date.

Interest
Interest is recorded, based on the term and the actual interest rate applied in each particular period.

Expenses

Expenses are those that result in outflows of the economic benefits and are recorded at the time of
transactions or when incurrence of the transaction is reliable regardless of whether payment for
expenses is made or not.

Expenses and their corresponding revenues are simultaneously recognized in accordance with
matching principle. In the event that matching principle conflicts with prudence principle, expenses
are recognized based on the nature and regulations of accounting standards in order to guarantee
that transactions can be fairly and truly reflected.

Corporate income tax
Corporate income tax includes current income tax and deferred income tax.

Current income tax

Current income tax is the tax amount computed based on the assessable income. The assessable
income is different from accounting profit due to the adjustments of temporary differences between
tax and accounting figures, non-deductible expenses as well as those of non-taxable income and

losses brought forward.
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Notes to the Consolidated Financial Statements (cont.)

14,

150

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

Deferred income tax

Deferred income tax is the amount of corporate income tax payable or refundable due to temporary
differences between book values of assets and liabilities serving the preparation of the Financial
Statements and the values for tax purposes. Deferred income tax liabilities are recognized for all
the temporary taxable differences. Deferred income tax assets are recorded only when there is an
assurance on the availability of assessable income in the future against which the temporarily
deductible differences can be used.

Carrying value of deferred corporate income tax assets are considered as of the balance sheet date
and will be reduced to the rate that ensures enough assessable income against which the benefits
from part of or all of the deferred income tax can be used. Deferred corporate income tax assets,
which have not been recorded before, are considered as of the balance sheet date and are recorded
when there is certainly enough assessable income to use these unrecognized deferred corporate
income tax assets.

Deferred income tax assets and deferred income tax liabilities are determined at the estimated rate
to be applied in the year when the assets are recovered or the liabilities are settled based on the
effective tax rates as of the balance sheet date. Deferred income tax is recognized in the Income
Statement. In the case that deferred income tax is related to the items of the owner’ equity,
corporate income tax will be included in the owner’s capital.

The Group shall offset deferred tax assets and deferred tax liabilities if:

¢ The Group has the legal right to offset current income tax assets against current income tax
liabilities; and

* Deferred income tax assets and deferred income tax liabilities are relevant to corporate income
tax which is under the management of one tax authority either:

- Ofthe same subject to corporate income tax; or _

- The Group has intention to pay current income tax liabilities and current income tax assets
on a net basis or recover tax assets and settle tax liability simultaneously in each future
period to the extent that the majority of deferred income tax liabilities or deferred income
tax assets are paid or recovered.

Related parties

A party is considered a related party in case that party is able to control or to cause material effects
on the financial decisions as well as the operations. A party is also considered a related party in
case that party is under the same control or is subject to the same material effects.

Considering the relationship of related parties, the nature of relationship is focused more than its
legal form.

Segment reporting
A business segment is a distinguishable component that is engaged in manufacturing or providing
products or services and that is subject to risks and returns that are different from those of other

business segments.

A geographical segment is a distinguishable component that is engaged in manufacturing or
providing products or services within a particular economic environment and that is subject to risks
and returns that are different from those of components operating in other economic environments.
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Notes to the Consolidated Financial Statements (cont.)

The segment information is prepared and presented in conformity with the accounting policies
applicable to the preparation and presentation of the Consolidated Financial Statements of the
Group.

V. ADDITIONAL INFORMATION ON THE ITEMS PRESENTED IN THE
CONSOLIDATED BALANCE SHEET

1. Cash
Ending balance Beginning balance
Cash on hand 6.264.641.228 517.932.862
Cash in bank 2.891.908.793 1.835.603.928
Total 9.156.550.021 2.353.536.790
2.  Short-term prepayments to suppliers
Ending balance Beginning balance
Capital Trading and Service Corporation 57.264.480 -
M Lux Design Furniture & Architecture.,Ltd 270.000.000 -
Iconcept Interior Design Joint Stock Company 47.304.000 -
Other suppliers 75.000.000 50.000.000
Total 449.568.480 50.000.000
3.  Other receivables
3a. Other short-term receivables
Ending balance Beginning balance
Value Allowance Value Allowance
Receivables from related parties 4.180.000.000 - - -
Mr. Duong Kinh - Advances for
purchase of merchandise 4.180.000.000 - - -
Receivables from other
organizations and individuals 627.403.167 - 12.045.000.000 -
Mr. Duong Thanh Long - Project
implementation advance 20.000.000 - 7.000.000.000 -
Mr. Nguyen Tuan Kiet - Project ‘ A\
implementation advance - - 5.000.000.000 v\ -
Advances 230.000.000 - 45.000.000 E )=
Other short-term receivables 377.403.167 - - N | -
Total 4.807.403.167 - 12.045.000.000 i
3b.  Other long-term receivables
Ending balance Beginning balance
Value  Allowance Value Allowance
Receivables from related parties
Kim Hung Trading Co., Ltd - Capital
contribution for business cooperation
* - - 20.000.000.000 -
Total - - 20.000.000.000 -

These notes form an integral part of and should be read in conjunction with the Consolidated Financtal Statements
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Notes to the Consolidated Financial Statements (cont.)

™ The business cooperation with Kim Hung Trading Company Limited was entered into for the
purpose of implementing a project on forest management and protection, afforestation, cacao
cultivation combined with eco-tourism development. The cooperation term was 10 years from 20
December 2024, and the Company was entitled to 50% of the project’s profit after tax. As at 31

December 2025, the Company had fully recovered this business cooperation investment.

4,  Prepaid expenses
da. Short-term prepaid expenses

Tools

Other short-term prepaid expenses
Total

4b. Long-term prepaid expenses

Tools
Other long-term prepaid expenses

Total

5.  Construction-in-progress

Ending balance Beginning balance

13.308.640 s
21.533,322 -

40.841.962 "

Ending balance Beginning balance

111.085.947 -
5.843.448 -

116.929.395 -

Increase during the

Acquisition of fixed assets

Beginning balance year Ending balance
24.780.250.000 24.780.250.000
24.780.250.000 24.780.250.000

Total

These notes form an integral part of and should be read in confunction with the Consolidated Financial Statements

(*) These are the land use rights relating to land plot No. 167, map sheet No. 118, and land plot
No. 142, map sheet No. 26, which were acquired by the Group from individuals in Bao Lam 1
Commune, Lam Dong Province, Vietnam, for the purpose of investment, holding real estate and
developing residential or resort projects in the Central and Central Highlands region. As at the end
of 2025, the Group was in the process of registering these land use rights.

Goodwill
X Land
Investment Co.,
Ltd.
Historical cost
Beginning balance -
lncrea:se c.lue to Business 705.210.497
combination
Ending balance 705.210.497
Allocated amount
Beginning balance -
Allocations during the year 11.753.508
Ending balance 11.753.508

Carrying value
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Notes to the Consolidated Financial Statements (cont.)

X Land
Investment Co.,
Lid.
Beginning balance -
Ending balance 693.456.989
7. Short-term trade payables
Ending balance Beginning balance
Payables to related party 443.800.000 -
Ms. Nguyen Thi Truc Giang 392.800.000 -
Ms, Phan Luu Hai Yen 51.000.000 -
Payables to other suppliers 34.560.000 -
Other suppliers 34.560.000 _ -
Total 478.360.000 -
In which:
Short-term prepayments to suppliers for
acquisition of fixed assets/construction-in-
progress 443.800.000 -
The Group has no overdue payables.
8. Taxes and other obligations to the State Budget
Amount
payable Increase due to
Beginning during the Business Amount paid
balance year combination during the year Ending balance
VAT on local sales 90.938.061 984.925.560 - (470.035.745) 605.827.876
Corporate income tax 284.773.878 112.339.671 - (203.120.676) 193,992,873
Personal income tax 13.069.728 131.330.430 23.846.500 (80.112.107) 88.134.551
Fees, legal fees, and
other duties - 6.000.000 - (6.000.000) -
Total 388.781.667  1.234.595.661 23.846.500 (759.268.528) 887.955.300
Value added tax (VAT)
The Group has to pay VAT in line with the deduction method. The tax rates applied are as follows: _‘
- Coffee sold to other businesses in the commercial trade 5% ;
sector -
- Real estate brokerage services, office leasing, and other 10%
services

Corporate income tax
The Group companies are entitled to corporate income tax as follows:

Ema Land Group Joint Stock Company
The Company has to pay corporate income tax on assessable income at the rate of 20%,

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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Notes to the Consolidated Financial Statements (cont.)

10.
10a. Other short-term payables

X Land Investment Co., Ltd

X Land Investment Co., Ltd. is currently exempt from corporate income tax pursuant to Clause 4,
Article 10 of Resolution No. 198/2025/QH15 dated 17 May 2025, and Clause 3, Article 7 of
Decree No. 20/2026/ND-CP dated 15 January 2026, 2025 marks the second year the Company has

been exempt from corporate income tax.

Corporate income tax payable during the year of the Group companies are as follows:

Ema Land Group Joint Stock Company
X Land Investment Co., Ltd
Total

Fees, legal fees, and other duties

The Group has declared and paid these taxes in line with the prevailing regulations.

Payables to employees
This item reflects salary to be paid to employees.

Other payables

Payables to related party
Mr. Ta Van An - Profit payable

Mr. Duong Kinh - Profit payable

Phuc Long PNJ Investment Joint Stock Company
- receipt of short-term deposits, security deposit
Emaar Land Real Estate Consulting Investment
Joint Stock Company - receipt of short-term
deposits, security deposit

Bao Loc Park Hills Co.,Ltd - receipt of short-term
deposits, security deposit

X Land Investment Co.,Ltd - receipt of short-term
deposits, security deposit

Payables to other organizations and individuals
Trade Union’s expenditure

Ms. Nguyen Ngoc Bich Tran Collection of
proceeds from land sales

Other short-term payables

Total

10b. Other long-term payables

These notes form an integral part of and should be read in conjunction with the Consolidated Fi inancial Statements

Payables to related party

Emaar Land Real Estate Consulting Investment
Joint Stock Company - receipt of long-term
deposits, security deposit
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Current year

Previous year

112.339.671

281.388.137

112.339.671

281.388.137

Ending balance

Beginning balance

18.000.000
4.080.000
3.920.000

10.000.000

1.336.960.111
26.960.000

600.000.000
710.000.111

70.000.000

10.000.000

10.000.000

10.000.000

40.000.000

1.354.960.111

70.000.000

Ending balance

10.000.000

Beginning balance
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Notes to the Consolidated Financial Statements (cont.)

Ending balance

Bao Loc Park Hills Co,,Ltd - receipt of long-term

deposits, security deposit
Total

10c. Overdue debts

The Group has no other overdue payables.

11.  Owner’s equity

11a. Statement of the changes in the owner’s equity

10.000.000

Beginning balance

20.000.000

The non-
controlling

Owner’s capital Retained earnings interests (NCI)

Total

Beginning balance of the

previous year 30.000.000.000 2.637.091.053 - 32.637.091.053
Profit in the previous year - 1.426.435.180 - 1.426.435.180
Ending balance of the

previous year 30.000.000.000 4.063.526.233 - 34.063.526.233
Beginning balance of the

current year 30.000.000.000 4.063.526.233 - 34.063.526.233
Profit in the current year - 2.769.333.698 47717685  2.817.051.383
Increase due to Business

combination - - 77.607.949 77.607.949
Ending balance of the

current year 30.000.000.000 6.832.859.931 125.325.634  36.958.185.565

11b. Details of owner’s capital

Ms. Nguyen Thi Thu Thao

Ms. Vu Phuong Nhu
Mr. Kim Dang Thanh
Other shareholders

Total

1lc. Shares

Number of shares registered to be issued
Number of shares sold to the public

- Common shares
- Preferred shares

Number of shares repurchased

- Common shares
- Preferred shares

Number of outstanding shares

Ending balance

Beginning balance

3.690.000.000 3.690.000.000
3.450.000.000 3.450.000.000
3.302.000.000 3.302.000.000
19.558.000.000 19.558.000.000
30,000.000.000 30.000.000.000

Ending balance
3.000.000
3.000.000
3.000.000

3.000.000

These notes_form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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Notes to the Consolidated Financial Statements (cont.)

Beginning balance
3.000.000

Ending balance
- Common shares 3.000.000
- Preferred shares -

Par value per outstanding shares: VND 10.000.

12. Off-balance sheet items
External leased assets
The total minimum lease payments in the future for irrevocable leasing contracts are classified by

terms as follows:

Ending balance Beginning balance
1 year or less 1.466.666.664 1.466.666.664
More than 1 year to 5 years 1.222.222.220 2.688.888.884
Total 2.688.888.884 4,155.555.548

The above operating lease payments represent the office rental at No. 71 Ta Hien Street, Cat Lai
Ward, Ho Chi Minh City, Vietnam, The Company leases the office under an operating lease
arrangement with a monthly rental of VND 122.222.222. The lease term is 03 years, commencing

from 01 November 2024.

VI. ADDITIONAL INFORMATION ON THE ITEMS PRESENTED |IN THE
CONSOLIDATED INCOME STATEMENT

1.  Revenue from sales of goods and provisions of services

Ia. Gross revenue

Current year Previous year .

Revenue from sales of merchandise 5.892.000.000 -
Revenue from service provisions 7.508.197.094 1.446.001.128
Total 13.400.197.094 1.446.001.128

1b.  Revenue from sales of goods and provisions of services to related parties

Sales of goods and service provisions transaction to related parties as follows:

Current year _
Phuc Long PNJ Investment Joint Stock \c|
Company Vi /]
Office for lease 168.000.000 5.000.000 ;,"'{/f".
Emaar Land Real Estate Consulting Investment 7
Joint Stock Company
Office for lease 168.000.000 5.000.000
Bao Loc Park Hills Co.,Ltd

60.000.000 5.000.000

Office for lease

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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Notes to the Consolidated Financial Statements (cont.)

2.  Costs of sales

Costs of merchandise sold
Costs of services provided
Total

3. Financial income

Demand deposit interest
Interest on loan given
Total

4.  Selling expenses

Expenses for employees
Expenses for external services
Other expenses

Total

5.  General and administration expenses

Expenses for employees

Office stationery

Taxes, fees and legal fees

Reversal of allowance for doubtful debts
Expenses for external services

Other expenses

Total

6. Earnings per share
6a. Basic/diluted earnings per share

Accounting profit after corporate income tax of

the Parent Company’s shareholders

Appropriation for bonus and welfare funds

Profit used to calculate basic/diluted earnings per

share
The average number of ordinary shares
outstanding during the year

Basic/diluted earnings per share

6b. Other information

Current year Previous year
4.440.000.000 -
3.061.749.993 48.015.873
7.501.749.993 48.015.873

. Current year Previous year
956.130 44,022

- 245,200,000

956.130 245.244.022

Current year

Previous year

176.240.385 -
282.666.642 18.290.000
240.161.000 95.000.000
699.068.027 113.290,000

Current year

646.827.587
44.470.177
6.000.000
895.690.075
264.374.697

1.857.362.536

Current year

2.769.333.698

2.769.333.698

3.000.000

923

Previous year

454,840,000
4,098.890
3.000.000

(966.000.000)

326.113.892

(177.947.218)

Previous year

1.426.435.180

1.426.435.180

3.000.000

475

There is no transaction over the common share or potential common share from the balance sheet
date until the date of these Consolidated Financial Statements.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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Notes to the Consolidated Financial Statements (cont.)

VIL

1a.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

Operating costs by factors

Current year Previous year
Materials and supplies 59.830.264 4.098.890
Labor costs 3.689.328.674 454.840.000
Expenses for external services 1.754.986.107 392.419.765
Other expenses 512.424.585 (868.000.000)
Total 6.016.569.630 (16.641.345)

OTHER DISCLOSURES

Transactions and balances with related parties
The Group’s related parties include key management personnel, their related individuals and other
related parties.

Transactions and balances with the key management personnel and their related individuals
The key management personnel include members of the Board of Directors, the Supervisory Board
and the Director of the Company. The key management personnel’s related individuals are their
close family members.

Transactions with the key management personnel and their related individuals

The Group has no sales of goods and service provisions and no other transactions with the key
management personnel and their related individuals. Other transactions with the key management
personnel and their related individuals are as follows:

Current year Previous year
The key management personnel
Profit distribution 8.000.000 z
Advances 4,180.000.000 -
The key management personnel’ related
individuals
Receipt of transfer of land use rights 24.740.000.000 -

Receivables from and payables to the key management personnel and their related individuals
Receivables from and payables to the key management personnel and their related individuals are
presented in Note No. V.3a, V.7 and V.10a,

The receivables from key management personnel and their related individuals are unsecured and
will be paid in cash. There are no allowances for doubtful debts made for the receivables from key
management personnel and their related individuals.

Income of key management personnel and the Supervisory Board of Ema Land Group Joint Stock
Company
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CONSOLIDATED FINANCIAL STATEMENTS

For the fiscal year ended 31 December 2025

Notes to the Consolidated Financial Statements (cont.)

1b.

These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements

Current year Previous year
Mr. Ly Minh Tam — Director (Appointed on 09 June
2025) 110.000.000 -
Mr. Duong Tam - Director (Resigned on 09 June 2025) 18.460.000 17.000.000
Mr. Nguyen Van Ly — Director (Resigned on 25 July
2025) - 68.000.000
Total 128.460.000 85.000.000
Transactions and balances with other related parties
Other related parties of the Group include:
Other related parties Relationship
Phuc Long PNJ Investment Joint Stock Company Company having the same Director as the
Company
Emaar Land Real Estate Consulting Investment Joint Company’s legal representative is the
Stock Company Chairman
Kim Hung Trading Co., Ltd Company’s legal representative is the
Member of The Board of Directors
Bao Loc Park Hills Co.,Ltd The Company having a capital-

contributing member who is the person in
charge of corporate governance

Transactions with other related parties :
Apart from sales of goods and service provisions to other related parties presented 'in Note No.
VI.1b, the Group also has other following transactions with other related parties:

Current year Previous year

Kim Hung Trading Co., Ltd
Payments for business cooperation - 20.000.000.000

Receipts from recovery of business cooperation
funds 20.000.000.000 -

Emaar Land Real Estate Consulting Investment
Joint Stock Company
Receipt of office rental deposit - 10.000.000

Bao Loc Park Hills Co.,Ltd
Receipt of office rental deposit - 10.000.000

The prices of services provided to other related parties is mutually agreed price announced by the
Group,

Receivables from and payables to other related parties

Receivables from and payables to other related parties are presented in Notes No. V.3a, V.10a and
V.10b.
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For the fiscal year ended 31 December 2025

No

tes to the Consolidated Financial Statements (cont.)

2a.

2b.

Segment information

The segment information is presented according to business segment and geographical segment.
The primary reporting format is the business segment since the Group’s business operations are
organized and managed on the basis of the natures of its products and services.

Information on business segment
The principal business activity of the Group trading of goods and provision of real estate brokerage
services. The revenue and cost of sales from business activities are presented in Notes No. VI.1a

and VI.2.

Information on geographical segment
All activities of the Group take place only in Vietnamese territory.

Subsequent events
There are no material subsequent events, which are requnred adjustments or disclosures in the
Consolidated Financial Statements. :

=

Tran Thi Thanh Van Ly Minh Tam

Chief Accountant /Preparer Director
/"f
These notes form an integral part of and should be read in conjunction with the Consolidated Financial Statements
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