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Coéng ty C6 phan Pau tw va Phat trién
Bat déng san An Gia

Bao cdo tai chinh hop nhat

Cho nam tai chinh két thic ngay 31 thang 12 nam 2025
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Cong ty Cd phan Pau tw va Phat trién Bat dong san An Gia

MUC LUC

Bang can dbi ké toan hop nhét
Bao cdo két qua hoat déng kinh doanh hop nhét
Bao cdo lwu chuyén tién té hop nhéat

Thuyét minh béo cdo tai chinh hop nhéat
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Céng ty C6 phan Dau tw va Phat trien Bat dong san An Gia BO1-DN/HN
BANG CAN DOI KE TOAN HOP NHAT
tai ngay 31 thang 12 nam 2025
al ngay g na VD
TAI SAN Mi Thu.'yet $6 cudi ndm S6 dau ndm
s0 minh
A |TAI SAN NGAN HAN 100 1.610.367.769.615 5.819.046.786.567
I. |Tién va cac khoan twong dwong tién 110 4 90.780.442.281 167.279.797.712
1. |Tién 111 90.780.442.281 162.779.797.712
2. |Cac khoan twong dwong fién 112 s 4.500.000.000
Il. |Cac khoan diu tw tai chinh ngén han 120 22.111.309.456 30.103.957.263
1. |PAu tw ndm git* dén ngay d4o han 123 5 22.111.309.456 30.103.957.263
lll. |Cac khoan phai thu ngan han 130 1.104.142.022.157 4.717.488.994.753
1. |Phai thu ngén han cta khach hang 131 6 123.881.248.534 509.574.796.122
2. |Tra trwdc cho ngudi ban ngan han 132 7 3.294.700.000 16.399.380.201
3. |Phai thu vé cho vay ngén han 135 = 2.558.058.000.000
4. |Phai thu ngan han khac 136 8 1.003.966.073.623 1.660.456.818.430
5. |Dw phong phai thu ngén han kho doi 137 8 (27.000.000.000) (27.000.000.000)
IV. |[Hang tén kho 140 347.822.703.790 775.943.980.525
1. |Hang tén kho 141 347.822.703.790 775.943.980.525
V. |Tai san ngén han khac 150 45.511.291.931 128.230.056.314
1. |Chi phi tra trwéc ngan han 151 10 42.736.227.570 111.949.117.158
2. |Thué gia tri gia ting dwoc khau tr 152 2.775.064.361 16.280.939.156
B |TAI SAN DAI HAN 200 3.866.577.236.363 1.216.437.180.660
I. |Cac khoan phai thu dai han 210 3.816.901.536.393 1.086.855.587.946
1. |Phai thu vé& cho vay dai han 215 2 260.410.000.000
2. |Phai thu dai han khac 216 8 3.816.901.536.393 826.445.587.946
Il. |Taisan cd dinh 220 11.180.441.465 20.150.732.378
1. |Tai san cé dinh hitu hinh 221 11 5.796.349.377 10.069.190.374
Nguyén gia 222 20.136.231.773 24.369.631.773
Gia trj khéu hao liy ké 223 (14.339.882.396) (14.300.441.399)
2. |Taisan cb dinh vé hinh 227 11 5.384.092.088 10.081.542.004
Nguyén gié 228 19.732.189.634 19.238.448.082
Gid tri hao mon lily ké 229 (14.348.097.546) (9.156.906.078)
lll. |Bat dong san dau tw 230 1 22.933.417.735 31.815.070.727
Nguyén gia 231 25.360.967.118 33.763.369.303
Gia tri khdu hao iy ké 232 (2.427.549.383) (1.948.298.576)
IV. |Tai san d& dang dai han 240 723.000.000 .
1. [Chi phi xay dwng co ban d& dang 242 723.000.000 -
V. |Cac khoan diu tw tai chinh dai han 250 - =
1. |PAu tw vao cang ty lién két 252 12 - =
2. |Dy phong giam gia dAu tw tai chinh dai han 254 - (89.424.700.000)
3. |PAu tw ndm gi® d&n ngay dao han 255 - 89.424.700.000
VI. |Tai san dai han khéac 260 14.838.840.770 77.615.789.609
1. |Chi phi tra trwée dai han 261 10 4.399.154.488 4.038.714.419
2. |Tai san thué thu nhap hoan lai 262 29.3 10.439.686.282 73.577.075.190
TONG CONG TAI SAN 270 5.476.945.005.978 | 7.035.483.967.227




Céng ty Cé phan Pau tw va Phat trién Bat dong san An Gia

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

BO1-DN/HN

VND

NGUON VON

Ma Thuyét
sd minh

Sé cudi ndm

S6 dau nam

e

NO PHAI TRA

No' ngin han

Phai trd ngwei ban ngan han

Nguwéi mua tra tién trwéc ngén han
Thué va cac khoan phai nép Nha nuéc
Phai tra nguwoi lao déng

Chi phi phai trd ngan han

Doanh thu chwa thie hién ngdn han
Phai tra ngan han khac

Vay ngan han

Dy phong phai tra ngén han

.|Quy khen thwdng va phuc loi
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N¢ dai han

Phai tra dai han khac

Vay dai han

Thué thu nhap hoan lai phai trd
Dw phong phai tra dai han

D |VON CHU SO HUU

I. |Vén chu sé hivu

1. |Vén cd phan

Cé phén phé théng cé quyén biéu quyét
2. |Thang dw vén ¢d phan

3. |Loi nhuan sau thué chwa phan phéi

- LNST chuwa phén phdi liy ké nam trude
- LNST chuwa phan phdi ném nay

4. |Loi ich cb déng khéng kiém soat

300

310
311 13
312 14
313 15
314
315 16
318
319 17
320 18
321
322

330
337 17
338 18
341 29.3
342 19

400

410 20
411
411a
412
421
421a
421b
429

1.961.947.389.780

1.591.376.546.864
22.412.481.897
113.680.067.003
55.878.023.658
11.541.339.720
110.505.489.649
5.090.000
455.831.313.779
810.679.212.113
6.371.003.530
4.472.525.515

370.570.842.916
114.911.238.149
192.741.700.000
6.434.616.881
56.483.287.886

3.514.997.616.198

3.514.997.616.198
1.625.280.810.000
1.625.280.810.000
179.039.188.200
1.710.580.648.549
1.331.385.149.176
379.195.499.373
96.969.449

3.898.395.385.751

3.210.829.019.083
285.989.018.321
479.847.003.827
197.216.134.730
160.000.000
436.493.893.230
25.910.000
745.067.978.046
1.046.029.080.929

20.000.000.000

687.566.366.668
114.626.783.880
371.116.500.000
129.223.717.807

72.599.364.981

3.137.088.581.476

3.137.088.581.476
1.625.280.810.000
1.625.280.810.000
179.039.188.200
1.291.766.446.760
994.265.898.841
297.500.547.919
41.002.136.516

TONG CONG NGUON VON
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5.476.945.005.978

7.035.483.967.227
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Cdéng ty Co phan Bau tw va Phat trien Bat dong san An Gia BR2-DNAN

BAO CAO KET QUA HOAT BONG KINH DOANH HQP NHAT

cho nam tai chinh k&t thic ngay 31 thang 12 n3m 2025

VND
CHI TIEU b | Thuyet Quy IV/2025 Quy IV/2024 Nam nay Nam trude
s0 | minh

1. Doanh thu ban hang va cung cdpdichvu| 01 | 21 273.042.314.718 163.200.171.412 829.088.530.750 1.913.398.478.509
2. Doanh thu thun vé ban hang va
cung cép dich vy 10| 21 273.042.314.718 163.200.171.412 829.088.530.750 1.913.398.478.509
3. Gia vén hang ban va dich vu cung cép 11| 22 (124.928.162.104) (91.015.137.390) (245.747.075.421) (1.319.924.910.206)
4. Loi nhuan gop vé ban hang va
cung cdp dich vy 20 148.114.152.614 72.185.034.022 583.341.455.329 593.473.568.303
5. Doanh thu hoat dgng tai chinh 21| 23 27.257.526.706 72.603.840.203 109.939.418.849 381.241.546.277
6. Chi phi tai chinh 22| 24 (27.224.336.798) (158.631.548.306) (148.457.110.432) (330.556.810.713)
Trong dé: chi phi lai vay 23 (26.578.490.963) (38.425.929.050) (114.307.097.940) (128.271.344.441)
7. Ld trong cong ty lién két 24 | 121 s - .
8. Chi phi ban hang 25| 25 (43.703.051.262) (29.938.073.005) (123.814.632.896) (246.175.817.078)
9. Chi phi quan Iy doanh nghiép 26| 26 (19.240.980.918) (15.216.697.893) (71.623.874.273) (91.153.939.505)
10. Lo nhudn thudn to hoat déng
kinh doanh 30 85.203.310.342 (58.997.444.979) 349.385.256.578 306.828.547.284
11. Thu nhap khac M| 27 14.008.264.621 3.488.616.137 24.698.946.048 15.802.206.988
12. Chi phi khac 32| 28 (6.249.505.224) 3.906.493.201 (13.711.665.577) (21.011.224.802)
13. Loi nhuan khac 40 7.758.759.397 7.395.109.338 10.987.280.471 (5.209.017.814)
14. Téng lgi nhuan ké toan truréc thué 50 92.962.069.739 (51.602.335.641) 360.372.537.049 301.619.529.470
15. Chi phi thué thu nhap doanh nghi¢p
hign hanh 51| 29 (10.360.773.904) (2.164.866.644) (41.360.727.199) (156.803.581.857)
16. Thu nhap thué thu nhap hoan lai 52| 29 96.678.134.660 74.876.693.068 59.651.712.018 116.187.954.051
17. Lgi nhuan sau thué thu nhap
doanh nghiép 60 179.279.430.496 21.109.490.783 378.663.521.868 261.003.901.664
18. Loi nhuan sau thué ciia céng ty me 61 179.331.985.756 47.458.153.807 379.195.499.373 297.500.547.919
19. L3 sau thué ctia ¢d dong khong kiém
soat 62 (52.555.260) (26.348.663.024) (531.977.505) (36.496.646.255)
20. Lai co ban trén cd phiéu 70| 204 1.103 704 2.333 2.242
21. Lai suy giam trén c6 phiéu 71| 204 1.103 704 A 2.333 2.242
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Cong ty Co phan Pau tw va Phat trién Bat dong san An Gia B03-DN/HN

BAO CAO LU CHUYEN TIEN TE HQP NHAT

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

VND
Thuyét

CHITIEU Masé | minh Nam nay Nam trwéc
I. LU CHUYEN TIEN TU' HOAT BONG KINH DOANH
Loi nhuan ké toan trwérc thué 1 360.372.537.049 301.619.529.470
Diéu chinh cho céc khoan:
Kh&u hao va hao mén 2 8.465.842.961 9.834.507.910
Céc khodn di phong 3 (9.745.073.565) 96.621.833.345
L6 chénh léch ty gia hdi dodi do danh gia lai
cac khodn muc tién t& cé géc ngoai té 4 20.048.542.851 34.445.196.093
Li ttr hoat dong dau tw 5 (115.762.569.013) (348.770.478.318)
Chi phi di vay 6 114.307.097.940 131.281.551.381
Le¢i nhuan tir hoat dgng kinh doanh trwéc
thay dbi vén lwu dong 8 377.686.378.223 225.032.139.881
T#ng cac khoan phai thu 9 427.360.001.260 (85.119.270.872)
Giam hang ton kho 10 428.121.276.735 1.018.198.575.136
Giadm cac khoan phai tra 11 (1.236.036.793.390) | (1.882.769.252.764)
Giam chi phi tra trede 12 71.448.921.550 150.859.683.925
Tién lai vay da tra 14 (141.918.332.092) (196.592.940.187)
Thué thu nhap doanh nghiép da ndp 15 (166.325.546.105) (174.249.623.983)
Tién chi khac cho hoat déng kinh doanh 17 (3.986.134.765) -
Lwu chuyén tién thudn str dung vao hoat dong kinh
doanh 20 (243.650.228.584) (944.640.688.864)
Il. LU CHUYEN TIEN TU HOAT BONG DAU TU _
Tign chi dé mua sdm, xay dyng tai san ¢b dijnh 21 (1.318.000.000) (1.197.274.174)
Tign thu do thanh Iy, nhieong ban TSCD 22 14.823.063.627 69.510.593.446
Tién chi cho vay, mua céc cong cu no cla don vi khac 23 (26.595.000.000) (3.092.995.622.476)
Tién thu hdi cho vay, ban lai cdng cu ny cta don vi khac 24 35.802.937.532 3.343.993.107.942
Tién chi thuan tir dau tw gép vén vao don vi khac 25 (1.434.500.000.000) (472.000.000.000)
Tign thu hdi diu tw gép vén vao don vi khac 26 1.883.561.463.607 238.110.060.000
Tign thu 13i cho vay 27 129.109.560.054 559.953.428.471
Lwu chuyén tidn thuan tir hoat dong dau tw 30 600.884.024.820 645.374.293.209
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Cong ty CO phan Bau tw va Phat trién Bat dong san An Gia BO3-DN/HN
BAO CAO LU'U CHUYEN TIEN TE HOP NHAT (tiép theo)
cho n3m tai chinh két thiic ngay 31 thang 12 nam 2025

VND
Thuyét
CHI TIEU Masé | minh N&m nay Ném trrée
lll. LU CHUYEN TIEN TU HOAT BONG TAI CHINH
Tign thu t&r vén gop clia ¢d dong khong kiém soat 31 40.060.000 -
Tign thu t& di vay 33 568.334.061.300 745.680.496.555
Tién chi tra no géc vay 34 (1.002.107.030.116) | (1.051.309.944.600)
Co tirc datra 36 . (232.612.403)
Lwu chuyén tién thudn s dung vao
hoat dgng tai chinh 40 (433.732.908.816) (305.862.060.448)
Lwu chuyén tién thudn trong ndm 50 (76.499.112.580) (605.128.456.103)
Tién va twong dwong tién dau ndm 60 167.279.797.712 772.407.784.627
Anh hwéng cla thay déi ty gia hdi doai
quy ddi ngoai té 61 (242.851) 469.188
Tién va twong dwong tién cudi nim 70 90.780.442,281 167.279.797.712
231150
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Céng ty C6 phan Dau tw va Phat trién Bat dong san An Gia B09-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT
cho nam tai chinh két thic ngay 31 thang 12 nam 2025

THONG TIN CONG TY

Céng ty Cé phan Bau tw va Phat trién B4t dong san An Gia (“Cong ty") 1a mét cang ty ¢d phan duge thanh Iap theo Luat
Doanh nghiép cla Viét Nam theo Gidy Chirng nhan Bang ky Doanh nghiép ("GCNBKDN") s 0311500196, do S& Ké
hoach va DAu tv (“SKHDT?) Thanh phé Hd Chi Minh cép ngay 18 thang 1 ndm 2012 va GCNDKDN diéu chinh 1an thir
19 ngay 22 thang 11 nam 2024.

Cd phiéu cta Céng ty dwgc niém yét tai S& Giao dich Chirng khoan Thanh phé Hb Chi Minh (“SGDCKHCM") v&i ma
chirng khoan la AGG theo Quyét dinh s6 554/QB-SGDCK do SGDCKHCM cép ngay 17 thang 12 nam 2019.

Hoat ddng chinh trong ky ctia Cong ty 1a kinh doanh bat dang san; méi gi¢i bat déng sén; dich vu quan Iy bat dong san;
san giao dich bat dong san; tw van quan Iy; quéng cao; nghién ciru thi tredng va tham do dw luén; td chire gidi thidu va
xtc tién thurong mai; xay dyng nha cac loai; xay dwng cong trinh ky thuat dan dung khéc; xay ding cdng trinh duwdng
sét va dudng bd; xay dwng cong trinh cong ich; pha d& va san I4p mat bang.

Céng ty ¢6 tru s& chinh tai S& 60 Nguyén Dinh Chiéu, Phwdng Tan Binh, Thanh phé Hd Chi Minh
Sé lvgng nhan vién cla Tap doan vao ngay 31 thang 12 ndm 2025 |a 94 (ngay 31 thang 12 nam 2024: 103).

Vao ngay 31 thang 12 ndm 2025, Cang ty cd bay (7) cdng ty con va hai (2) cong ty lién két nhw sau:

Tén coéng ty Linh vuc Ty 18 Ty & quyén
kinh doanh s& hiru (%) biéu quyét (%)
S6 cubi S6 dau 86 cudi S6 dau
nam nam nam nam

Cong ty con
Dy &n The Séng

Cong ty Co phan Dau tw

Xay dyung Du lich Phuée Loe Kinh doanh

("Phude Loc”) (i) bat déng san 99,96 99,96 99,96 99,96

Céng ty Cé" phén Xa‘;: dung Wink déain

Lan Minh ("Lan Minh") (i bat dong sén 99,96 ) 99.96 i
Dy éan The Standard

Céng ty C6 phan Dau tw Bét

dong san Lé Gia ifinh doanh

("Lé Gia") bat dong san 99,99 99,99 99,99 99,99
Dy an Westgate

Céng ty TNHH Western City Kinh doanh

("Western”) bat dong sén 99,99 99,99 99,99 99,99
Dy an Riverside, Skyline

Céng ty TNHH Déu tw Bat dong san

An Gia Pha Thuan Kinh doanh

(*An Gia Phu Thuén") bét dong sén 100 100 100 100
Khu cum dw an River Pancrama 1, River Panorama 2, Sky 89

Céng ty C6 phan Tw vén Tw vén quan Iy

AGIl & HSR (i) va dau 99,98 50,09 99,98 50,09

Céng ty C6 phén An Gia Kinh doanh

Phi Thinh (i) bat déng sén 99,98 50,09 99,998 99,998
Cang ty lién két
Dw an The La Village

Céng ty C6 phéan Tw van Kinh doanh

AGI & GLC ("AGI & GLC") bét dong sén 21,01 21,01 21,01 21,01
Dw an The Gid Riverside

Cong ty C6 phdn Quéan Iy va

Phaét trién Loc Phat ("Léc Kinh doanh

Phat") bét dong san 39,98 40 39,98 40
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Cong ty Co phan Dau tw va Phat trién Bat dong san An Gia B09-DN/HN

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

1.

21

2.2

THONG TIN CONG TY (tiép theo)

(i) Céng ty C4 phan Dau tw Xay dwng Du lich Phudc Loc duoc tach ra thanh 2 céng ty 1a Cong ty Cé phan Dau tu
Xay dwng Du lich Phirée Ljc ("Phude Loc") va Céng ty Cé phan Xay deng Lan Minh ("Lan Minh") theo Nghi quyét
sb 04/2025/NQ-AGI-PL ngay 03 thang 03 nam 2025. Viéc tach thanh 2 cong ty da dugc phé duyét, S& tai chinh
Tinh Ba Ria-Viing tau cdp GCNBKDN cho 2 céng ty Phuwéc Loc va An Minh 1an lwgt 14 18/3/2025 va 26/3/2025.

(i) Ngay 31 thang 12 nam 2025, Tap doan hoan tat viéc nhan chuyén nhuwgng 74.850 cd phan cla Nhém céng ty AGI-
HSR va chuyén nhugng 15 ¢d phan cho 6ng Nguyén Van Gido theo Nghj quyét s 14/2025/BBH-AGG-PL ngay 25
thang 6 nam 2025. Theo Quyét dinh s6 19/2025/QD-AGI-PL ngay 26 thang 12 nam 2025, Cong ty da mua
20.025.994 cb phan do AGI & HSR phat hanh thém véi gia tri dau tw 200.259.940.000 ddng, qua d6 nang tdng gia
trj dau tw vao AGI & HSR 18n 201.759.640.000 déng. Theo d6, ty 1& s& hiru clia Tap doan tai Nhém cong ty AGI-
HSR tang tr 50,09% 1én 99,99%.

HOI BONG QUAN TR|

Cac thanh vién Hai ddng Quén trj trong ky va vao ngay |ap bao céo nay nhw sau:

Ong Nguyé&n B4 Sang Chd tich

Ong Louis T Nguyen Thanh vién (mi&n nhiém 16 thang 5 nam 2025)
Ong L& Duy Binh Thanh vién déc lap

Ong B3 Lé Hing Thanh vién doc lap kiém chi tich Uy ban kiém toan

BAN DIEU HANH

Cac thanh vién Ban Biéu hanh trong ky va vao ngay lap bao cdo nay nhu sau:

Ba Nguy&n Mai Giang Phoé Téng Giam déc
Ong Nguy&n Thanh Chau Ké toan trwéng

NGU'O'I BAI DIEN THEO PHAP LUAT
Nguoi dai dién theo phap luat clia Cong ty trong ky va vao ngay lap bao cao nay 1a Ong Nguyén Ba Sang.

CcO SO TRINH BAY
Chudn mwe va ché d¢ ké toan ap dung

Bao cao tai chinh hop nhét gitra nién do cta Tap doan dugc trinh bay bang déng Viét Nam ("VNBD") phi hgp véi Ché
do ké toan doanh nghiép Viét Nam va cac Chudn mue ké toan Viét Nam khac do B Tai chinh ban hanh theo:

- Quyétdinh s6 149/2001/QD-BTC ngay 31 thang 12 ndm 2001 v& viéc ban hanh bén Chuan muc ké toan Viét Nam
(Bot 1),

- Quyét dinh sd 165/2002/QD-BTC ngay 31 thang 12 ndm 2002 v& viéc ban hanh sau Chudn muc ké toan Viét Nam
(Dot 2);

- Quyat dinh sé 234/2003/QBD-BTC ngay 30 thang 12 nam 2003 vé viéc ban hanh sau Chudn myc ké toan Viét Nam
(Dot 3);

- Quyét dinh sé 12/2005/QD-BTC ngay 15 thang 2 ndm 2005 v& viéc ban hanh sau Chudn myc ké toan Viét Nam
(Bot 4); va

- Quyétdinh sb 100/2005/QB-BTC ngay 28 thang 12 ndm 2005 vé viéc ban hanh bdn Chudn muc ké toan Viét Nam
(Bot 5).

Theo do, bao céo tai chinh hgp nhat gilra nién do dugc trinh bay kém theo va viéc st dung bao cdo nay khéng danh
cho cac déi wong khéng dwoc cung cap céc thang tin vé céc thi tuc va nguyén tic va thong 18 ké toan tai Viét Nam va
hon nira khong dwoc cha dinh trinh bay tinh hinh tai chinh hop nhét gitra nién dd, két qua hoat déng kinh doanh hep
nhét gitra nién do va ey chuyén tidn t& hgp nhat gitra nién dé theo cac nguyén tic va thong 18 ké toan dugc chép nhan
réng rai & cac nuwdc va lanh thd khac ngoai Viét Nam.

Hinh thirc sd ké toan ap dung

Hinh thirc sd ké toan dugc ap dung clia Tap doan la Nhat ky chung.
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THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
cho ndm tai chinh két thic ngay 31 thang 12 ndm 2025
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2.3

24

2.5

3.2

3.3

CO SO TRINH BAY (Tiép thea)

Ky ké toan nam

Ky ké toan nam cla Tap doan ap dung cho viéc lap bdo céo tai chinh bét ddu tir ngay 1 thang 1 va két thic vao ngay
31 thang 12.

Pon vij tién té ste dung trong ké toan

Don vj tign té& s dung trong ké toan |a Déng Viét Nam (VND).
Co sé hop nhit

Bao cao tai chinh hgp nhét gitra nién d bao gdm cac bao céo tai chinh clia Céng ty va cac cdng ty con cling ky ké
toan.

Céng ty con duoc hop nhat toan bd ké tir ngay mua, la ngay Tap doan ndm quyén kiém soat cong ty con, va tiép tuc
duwroc hop nhét cho dén ngay Tap doan cham ddrt quyén kiém soat d6i véi cang ty con.

Cac bao céo tai chinh clia Céng ty va cong ty con st dung dé hop nhat dugc 1ap cho cling mét ky ké toan va dugc ap
dung céc chinh sach ké toan mét cach théng nhét.

S duwr cac tai khoan trén bang can déi ké toan gitra cac don v, cac khodn thu nhép va chi phi, cac khoan lai hodc 18 noi
b chuwra thire hién phat sinh t&r cac giao dich nay duoc loai trir hoan toan.

Loi ich cua cac cd dong khong kidém soat 1a phan Iy ich trong 13, hodc 18, va trong tai san thuln clia cong ty con khong
duwoc ndm gilr bdi Tap doan va dugc trinh bay riéng biét trén bao céo két qua hoat dong kinh doanh hgp nhét gita
nién dé va trong phan vén chl s& hiru trén bang can déi ké toan hep nhat gitra nién dd.

Anh heéng do cac thay ddi trong ty 1& s& hiru cdng ty con ma khéng lam mét quyén kiém soat dwoc hach toan vao lgi
nhuan sau thué chwa phan phéi.

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

Tidn va cac khoan twong durong tién bao gém tidén mit tai quy, tién gtri ngan hang, cac khoan dau tw ngan han cé thdi
han géc khéng qua ba thang, ¢ tinh thanh khoan cao, ¢6 kha nang chuyén ddi dé dang thanh cac lwgng tign xac dinh
va khéng cé nhiéu rdi ro trong chuyén ddi thanh tign,

Cac khoan phai thu

Cac khoan phai thu duoc trinh bay trén bao céo tai chinh hop nhét gitra nién do theo gia trj ghi s6 céc khoan phai thu
tlr khach hang va phai thu khac sau khi cén trir cac khodn dy phdng dugc 1ap cho cac khodn phai thu khé dai.

D phong no phai thu khé dai thé hién phan gia tr cla cac khoan phai thu ma Tap doan dy kién khéng cé kha ning
thu hdi vao ngay két thiic ky ké toan. Tang hoic gidm sé duw tai khodn dy phong dugc hach toan vao chi phi quan ly
doanh nghiép trén bdo cao két qua hoat dong kinh doanh hgp nhét gilra nién do.

Hang tén kho
Hang héa bat dong san

Hang tén kho, chl yéu la bat dong san dwoc mua hodc dang dugc xay dung dé ban trong didu kién kinh doanh binh
thweng, hon 1a ndm gite nhdm muc dich cho thué hodc ché ting gia, dugc ndm gil nhw 14 hang tén kho va dwgc ghi
nhan theo gia thap hon gitra gia thanh va gia trj thun c6 thé thuc hién duoc.

Gia thanh bao gém:

- Quyén sir dung dat;

- Chi phi lai vay dwgc vén hoa;

- Chiphi xay dung va phat trién du an; va

- Chi phi lap ké hoach va thiét k&, chi phi gidi phéng mat béng, chi phi cho cac dich vu phép Iy chuyén nghiép, thué
chuyén nhwong bat ddng sén, chi phi xdy ding va céc chi phi khac ¢é lién quan.

Gi4 tri thuin ¢ thé thwe hién duoc |2 gia ban wéc tinh trong diéu kién kinh doanh binh thuéng, dwa trén gia thj tredng
vao ngay két thiic ky ké toan va chiét khau cho gia trj thoi gian cla tién t& néu trong yéu, trlr chi phi d& hoan thanh va
chi phi ban hang wéc tinh.

Gia vén clia bat déng san da ban duoc ghi nhan trén bao cdo két qua hoat ddng kinh doanh hep nhét dia trén cac chi
phi trc tiép tao thanh bat dong san dé va chi phi chung duoc phan bé trén co s& dién tich twong (ng cla bat dong
san do.
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TOM TAT CAGC CHINH SACH KE TOAN CHU YEU (tiép theo)

Hang tén kho khac

Hang tdn kho dwoc ghi nhan theo gia thap hon gitka gia thanh d& dwa mdi san phadm dén vi tri va didu kién hién tai va
gia trj thudn ¢é thé thue hién dugrc.

Gia tri thuin co thé thuc hién dwoc 1a gia ban wéc tinh cla hang tdn kho trong didu kién kinh doanh binh thuéng trlr chi
phi wée tinh @& hoan thanh va chi phi ban hang wéc tinh.

Tap doan 4p dung phuong phéap ké khai thuréng xuyén dé& hach toan hang ton kho véi gia tri dwgce xac dinh nhie sau:
Hang hoa - chi phi mua theo phurong phap thuc té dich danh
Chi phi dich vy d¢& dang - chi phi ghi nhan theo thirc t& phat sinh

Tai san ¢ dinh hiru hinh
Tai san ¢b dinh hizu hinh dwoc thé hién theo nguyén gia trie di gia tri khau hao lay ké.

Nguyén gia tai san cb dinh hiru hinh bao gdm gia mua va nhitng chi phi ¢6 lién quan tryc tiép dén viéc dwa tai san vao
hoat ddng nhu dir kién. Cac chi phi mua sdm, nang cép va dbi méi tai san cd dinh hiru hinh dwoc ghi ting nguyén gia
c0a tai san va chi phi bao tri, stra chira droc hach toan vao bao cdo két qua hoat déng kinh doanh hgp nhét khi phat
sinh.

Khi tai san ¢d dinh hiru hinh dwoc ban hay thanh ly, cac khoan [ai hodc 16 phéat sinh do thanh ly tai san (1a phan chénh
léch gitra ti&n thu thuan tlr viéc ban 1ai sdn véi gia i con lai cla tai san) dwoc hach todn vao béo cao két qué hoat
ddng kinh doanh hgp nhat.

Tai san ¢é dinh vo hinh

Tai san c6 dinh vé hinh dugc ghi nhan theo nguyén gia trir di gia trj hao maén Iy ké.

Nguyén gia tai san cé dinh vé hinh bao gém gia mua va nhirng chi phi cé lién quan truc tiép dén viéc dwa tai sén vao
st dung nhwr dw kién. Cac chi phi mua sdm, nang cAp va ddi mdi tai san cb dinh vé hinh dwgc ghi tang nguyén gia cla
tai san va cac chi phi khac dwoc hach toan vao bao cdo két qua hoat dong kinh doanh hop nhét gira nién do khi phat
sinh.

Khi tai san ¢é dinh vé hinh dwgc ban hay thanh Iy, c&c khodn 13i ho#c 1& phat sinh do thanh Iy tai sén (la phan chénh
léch gitra tign thu thudn tir viéc ban tai san véi gia trj con lai cla tai san) dugc hach todn vao béo cdo két qua hoat
déng kinh doanh hop nhéat gitra nién do.

Khau hao vao hao mén

Khéu hao tai san ¢é dinh hiru hinh va hao man tai san ¢b dinh v6 hinh dwoc trich theo phwrong phap khau hao dwing
thang trong sudt thei gian hiru dung wée tinh clia cac tai san nhw sau:

- Phuwong tién van tai 8 ndm
- Thiét bj van phdng 3-8 nim
- Taisan ¢d dinh hru hinh khac 5 nam
- Phan mém may tinh 3 nam
- Taisan ¢b dinh v hinh khac 3 nam

Bt dong san dau tw

B4t dong san dAu tw dwoc thé hién theo nguyén gia bao gom ca cac chi phi giao dich lién quan trir di gia tri khdu hao
lay ké&. D4i voi bat dong san dau tw ndm gide chér tang gid, Tap doan khdng trich khdu hao ma xac dinh tén that do giam
gia tri.

Céc khoan chi phi lién quan dén bat dong san dau tw phat sinh sau ghi nhan ban diu duwrgc hach toan vao gia tri con lai
clia bat dong san dau tu khi Tap doan cé kha nang thu duwgc cac lgi ich kinh té trong twong lai nhidu hon mirc hoat
dong duoc danh gia ban dau clia bat dong san dau tu dé.

Khéu hao bt dong san d4u tv dugc trich theo phuong phap khiu hao dwéng thing trong sudt thei gian hiru dung wéc
tinh clia cac bat ddng san. Can ho cho thué dwoc khdu hao 40 nam.

B4t dong san dau tw khdng con dwoe trinh bay trong bang can ddi ké toan hop nhét sau khi da ban hodc sau khi bat
déng san dau tw da khdng con dwge st dung va xét thdy khong thu duoc lgi ich kinh té trong twong lai tir vigc thanh Iy
b4t dong san diu tw do. Chénh léch gilra tién thu thuan tir viéc ban tai sdn véi gia tr con lai cla bat dong sén dau tw
dwge ghi nhan vao bao cao két qua hoat dong kinh doanh hgp nhét trong ky ké toan thanh ly.
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3. TOMTAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)

3.7 BAtdong san diu tw (tiép theo)

Vige chuyén tir bAt dong san chi s& hiru s& dung hodc hang ton kho thanh bt dong san ddu tw chi khi c6 s thay déi
v& muc dich st dung nhw treong hop chi s& hiru chdm dit st dung tai san d6 va bat diu cho bén khac thué hoat
ddng hoac khi két thiic giai doan xay dyng. Viéc chuyén tir bAt dong san dau tr sang bt dong sén chli sé& hivu s& dung
hay hang tdn kho chi khi co s thay déi vé muc dich st dung nhw cac tredng hop chli s& hiru bt dau st dung tai san
nay hodc bt diu trién khai cho myc dich ban. Viéc chuyén tir bAt ddng sén ddu lw sang bat dong san chd s& hiru st
dung hodc hang tdn kho khdng 1am thay d&i nguyén gia hay gia tri con lai ciia bat dong sén tai ngay chuyén déi.

3.8 Chi phidivay
Chi phi di vay bao gbm I4i ti&n vay va cac chi phi khac phét sinh lign quan trec tiép dén cac khoan vay ciia Tap doan.

Chi phi di vay dugc hach toan nhw chi phi trong ky khi phat sinh ngoai trir cac khoan duoc vén héa nhw theo ndi dung
ctia doan tiép theo.

Chi phi di vay lién quan truc tidép dén viéc mua sdm, xay dyng hodc hinh thanh mét tai san cu thé can cé mot thai gian
da dai dé co thé dwa vao slr dung theo muc dich dinh trwéc hodc dé ban duoc vén héa vao nguyén gia clia tai san do.

3.9 Chi phi tra trwée

Chi phi tra trréc bao gdm céc chi phi tra tredc ngan han hodc chi phi tra trwde dai han trén bang can ddi ké toan hop
nhat va dwoc phan bd trong khoang thei gian tré trude hodc thei gian cac lgi ich kinh té twong (rng duoc tao ra tlr cac
chi phi nay.

Céc loai chi phi sau day dugc hach toan vao chi phi tra tréc dai han d& phan bd dan tr 1 @én 3 ndm hodc ghi nhan
phl hop véi doanh thu vao bao céo két qua hoat déng kinh doanh hgp nhat;

- Cong cu dung cu xuat dung véi gid tri 1én va duoc st dung trén mot nam;
- Thué van phong;

- Chiphi phat trién thwong hidu;

- Nha méu; va

- Chiphi hoa héng méi giéi.

3.10 Hop nhat kinh doanh va lgi thé thwong mai

Cac gtao dich hop nhéat kinh doanh duoe hach todn ké toan theo phuong phap gia mua. Gia phi hop nhat kinh doanh
bao gdm gia tri hop Iy tai ngay dién ra trao déi cla cac tai san dem trao ddi, cac khoan no phai tra da phat sinh hoac da
thira nhan va cac cong cu vén do bén mua phat hanh dé ddi lay quyén kiém soat bén bj mua, cong v&i cac chi phi lién
quan trec tiép dén viéc hop nhat kinh doanh. Tai san, n¢ phai trd co thé xac dinh dwoc va no tiém tang da thlra nhan
trong giao dich hop nhét kinh doanh s& dwgc ghi nhan ban dau theo gia trj hop ly tai ngay hop nhét kinh doanh.

Loi thé thiong mai phat sinh tir hop nhét kinh doanh duec xac dinh ban dau theo gia géc, 1a phan chénh léch cla gia
phi hop nhét kinh doanh so véi phan s& hitu clia bén mua trong gia tri hop Iy cua tai san, ne phai tra cd thé xac dinh
duroc va cac khodn no tidm tang da ghi nhan. Néu gia phi hop nhét kinh doanh thap hon gia tri hop Iy cha tai san thudn
clia bén bj mua, phan chénh léch d6 sé& dwoc ghi nhan truc tidp vao bao cao két qua hoat dong kinh doanh hop nhét.
Sau khi ghi nhan ban dAu, loi thé thwong mai dirgc xac dinh bang nguyén gia trr gia tri phan bd Iy ké. Viéc phan bd
loi thé thwong mai duoc thre hign theo phurong phap duéng thing trong mudi (10) ndm, 14 thai gian thu hdi lgi ich
kinh t& cé thé mang lai cho Tap doan. Binh ky Tap doan phai danh gi4 tdn that Igi thé thwong mai tai cong ty con, néu
¢b bang chirng cho thdy sb loi thé thwong mai bi ton that Ién hon sé phan bd hang nam thi phan bd theo sé loi thé
thwong mai bi tén that ngay trong ndm phat sinh.
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3.1

312

3.13

3.14

TOM TAT CAC CHINH SACH KE TOAN CHU YEU (tiép theo)
Céc khoan diu tw
Dau tr vao cong ty lién két

Cac khoan dau tw vao cac cdng ty lién két dwgc hop nhat theo phirong phap vén chl s& hiru. Cang ty lién két 1a cac
cong ty ma trong dé Tap doan c6 dnh hwrdng dang ké nhung khéng phai 1a cdng ty con hay cong ty lién doanh cia Tap
doan. Théng thudng, Tap doan dwoc coi la cé dnh hwdng dang ké néu sé hiru it nhat 20% quyén bd phiéu & don v
nhan dau tw.

Theo phirong phap vén chl sé hivu, khodn dau tw dwec ghi nhan ban dau trén bang can déi ké toan hop nhat theo gia
gbc, sau dé dwoc didu chinh theo nhitng thay déi clia phan sé hiru clia Tap doan trong gia tri tai sén thudn cla cdng ty
lién két sau khi mua. L¢i thé thwong mai phat sinh dugc phdn anh trong gia tri con lai cia khoan diu tw. Tap doan
khéng phan b loi thé thwong mai ndy ma hang ndm thye hién danh gia xem lgi thé thuong mai co bi suy giam gia tri
hay khong. Bao cao két qua kinh doanh hop nhét phan anh phan sé& hi*u clia Tap doan trong két qua hoat ddng kinh
doanh ctia cang ty lién két sau khi mua.

Phan s& hiru clia Tap doan trong loi nhuan (18) cta cong ty lién két sau khi mua dwgc phan 4nh trén bao cdo két qua
hoat dong kinh doanh hop nhat gitka nién dé va phan s& hiru cla Tap doan trong thay ddi sau khi mua cla cac quy cla
cong ty lién két dwgc ghi nhan vao cac quy. Thay déi lay ké sau khi mua dwoc didu chinh vao gia tri con lai cla khoan
dAu tr vao cang ty lién két. C4 térc nhan dwoc tir cong ty lién két dwoc can trlr véi khodn dau tw vao céng ty lién két.

Béo cao tai chinh ctia cong ty lién két dwoc 1ap cling ky véi bao cdo tai chinh hop nhét gitra nién d6 cha Tap doan va
str dung céc chinh sach ké toan nhéat quan v&i Tap doan. Cac didu chinh hep nhat thich hop da duec ghi nhan dé bao
d@am cac chinh sach ké toan dwoc ap dung nhat quan véi Tap doan trong triéng hop can thiét,

Chung khoan kinh doanh va dau t gép von véo don vj khéc
Chirng khoan kinh doanh va dau t gép vén vao don vi khac dwoc ghi nhan theo gia gée.
D phong giam gia trj cac khodn dau tw gép vén

D phong cho viéc gidm gia trj clia cac khoan dau tw duwgc 1ap khi cé bing chirng chic chan cho thay cé sy suy gidm
gia tri clia cac khoan dau tw nay vao ngay két thic ky k& toan. Tang hodc giam sé dw dy phdng dwgc hach toan vao chi
phi tai chinh trong bao cao két qua hoat dong kinh doanh hop nhét gitra nién do.

Péu tr ndm gitr dén ngay dao han

Cac khodn dau tw ndm gilr dén ngay dao han dwoc ghi nhan theo gia géc. Sau ghi nhan ban dau, cac khoan dau tw
nay droc ghi nhan theo gia tri cé thé thu hdi. Cac khodn suy gidm gia trj cla khoan dau tw néu phat sinh dwoc hach
toan vao chi phi tai chinh trong bao cao két qua hoat déng kinh doanh hop nhét gitra nién dd va gidm trlr trie tiép gia tri
dau tu.

Céac khoan phai tra va chi phi trich trwéc

Céac khoan phai trd va chi phi trich tredc duoc ghi nhan cho sé tién phai tra trong twong lai lién quan dén hang héa va
dich vu da nhan dwoc khéng phu thude vao viée Tap doan da nhan duoc hda don clia nha cung cdp hay chua.

Cac khoan dw phong

Tap doan ghi nhan dy phong khi cé nghia vy ng hién tai (nghia vu phéap Iy hodc nghia vy lién d&i) 12 két qua cla mét
s kign da xay ra trong qua khr. Viéc thanh toan nghia vu ng ndy cé thé sé dan dén sw gidm sut vé nhirng loi ich kinh
té va Tap doan cé thé dwa ra dueoc mot wéc tinh dang tin cay vé gia tri ciia nghia vu ng dé.

Dy phong bao hanh nha & duoc trich lap tir 1% dén 2% gid tri xay dwng cdng trinh.
Cac nghiép vu bing ngoai té

Céc nghiép vy phat sinh biing céc don vj tién t& khac véi don vi tién té trong ké toan cla Tap doan (VND) dwoc hach

toan theo ty gia giao dich thuc t& vao ngay phat sinh nghiép vu theo nguyén tic sau:

- Nghiép vu lam phat sinh cac khodn phai thu dugc hach todn theo ty gid mua cta ngan hang thuong mai noi Tap
doan chi dinh khach hang thanh toan; va

- Nghiép vy Iam phat sinh cac khoan phai tra dwoc hach toan theo ty gia ban cla ngan hang thwong mai noi Tap
doan d kién giao dich.

Tai ngay két thic ky ké toan, cac khodn muc tién té c6 gdc ngoai t& dwoc danh gia lai theo ty gia giao dich thyc té tai

ngay ctia bang can ddi ké toan hep nhét theo nguyén tic sau:
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3. TOMTAT CAC CHiNH SACH KE TOAN CHU YEU (tiép theo)
3.14 Cac nghiép vu bang ngoai té (tiép theo)

- Cac khodn muc tién t& deoc phan loai |a tai sédn dugce hach todn theo ty gid mua ciia ngan hang theong mai noi
Tap doan thwdng xuyén co giao dich; va

- Céac khoan muc tién té dwoc phan loai 1a no phai trd duge hach todn theo ty gid ban cla ngan hang thirong mai
noi Tap doan thudng xuyén cé giao dich.

T4t ca cac khoan chénh 1&ch ty gia phat sinh dwoc hach toan vao bao cao két qua hoat ddng kinh doanh hop nhét gitva
nién @d.

3.15 Phan chia lgi nhuan
Loi nhuan thudn sau thué thu nhap doanh nghiép (khdng bao gom |3i tir giao dich mua gia ré) c6 thé duwgc chia cho cac
¢ déng sau khi dwroc Dai hdi ddng cb dong phé duyét va sau khi da trich 1ap cac quy dw phong theo Biéu Ié cla Céng
ty va cac quy dinh cda phap luat Viét Nam.

3.16 Laitrén cé phiédu

L&i co ban trén cé phidu duoc tinh bing cach chia lgi nhuan sau thué phan bd cho cé déng sé hiru ¢ phidu phé théng
clia Cang ty (sau khi da didu chinh cho viéc trich lap quy khen thudng, phe loi) cho sb Iwgng binh quan gia quyén cua
sb cb phiéu phd théng dang Iwu hanh trong ky.

L&i suy gidm trén cb phidu duoc tinh bang cach chia loi nhuan sau thué phan bd cho ¢b dong s& hiru ¢d phiéu phd
thdng clia Céng ty (sau khi da diéu chinh cho c¢b tirc clia ¢d phidu wu dai ¢6 quydn chuyén déi) cho sd lvgng binh quan
gia quyén clia sé ¢ phidu phd thdng dang Iwu hanh trong ky va sé long binh quén gia quyén cda cd phiéu phd thang
sé dugc phat hanh trong trirdng hop tat ca cac cd phiéu phd théng tidm nang cé tac dong suy gidm déu dugc chuyén
thanh ¢ phiéu phéd théng.

3.17 Ghi nhén doanh thu

Doanh thu duoc ghi nhan khi Tap doan c6 kha ning nhan duoc céc loi fch kinh té c6 thé xac dinh duoc mét cach chac
chan. Doanh thu dwoc xac dinh theo gia tri hgp Iy cla cac khoan da thu hodc sé thu dwoc sau khi trir di cac khoan
chiét khau thuwong mai, gidm gia hang ban va hang ban bj tra lai. Cac diéu kién ghi nhan cu thé sau day ciing phai
dwoc dap (rng khi ghi nhan doanh thu:

Doanh thu bat dong sén

Doanh thu dwoc ghi nhan khi cac rdi ro trong yéu va cac quyén s& hiru da dwgc chuyén sang nguwéi mua, thueong la
triing véi thei diém chuyén giao vé didu kién cla cac hop déng. Déi véi vigc chuyén giao cé diéu kién, doanh thu chi
dwoc ghi nhan khi tat ca didu kién trong yéu dwroc théa man.

Doanh thu cung cép dich vu twr van, méi gici bat dong san va dich vu khac
Doanh thu dirgre ghi nhan khi hoan thanh viéc cung cép dich vu.
Tién 1ai
Doanh thu dwoc ghi nhan khi tién [4i phat sinh trén co s& dén tich (cé tinh dén loi tire ma tai sdn dem lai) trir khi kha
nang thu hdi tién 1ai khéng chac chéan.
318 Thué
Thué thu nhap hién hanh

Tai san thué thu nhap va thué thu nhap phai ndp cho ky hién hanh va cac ky treée dwoc xac dinh béng s6 tién duw kién
dwoc thu héi tir hodc phai ndp cho co quan thué, dia trén cac mirc thué suat va cac luat thué co higu luc dén ngay két
thic ky ké toan.

Thué thu nhap hién hanh dugc ghi nhan vao bao céo két qua hoat dong kinh doanh hgp nhéat ngoai trir treéng hop
thué thu nhap phat sinh lién quan dén mat khoan muc dugc ghi thdng vao vén chi sé hiry, trong trudng hop nay, thué
thu nhap hién hanh ciing dwoc ghi nhan tryc tiép vao van chi sé hivu.,

Tap doan chi dwoc b trlr cac tai san thué thu nhap hién hanh va thué thu nhap hién hanh phai ndp khi Tap doan co
quydn hop phap duoc bu trir gitra tai sén thué thu nhap hién hanh véi thué thu nhap hién hanh phai ndp va doanh
nghiép di dinh thanh todn thué thu nhap hién hanh phai ndp va tai san thué thu nhap hién hanh trén co' s& thuan.

Thué thu nhap hoan lai

Thué thu nhap hoan lai dwgc x&c dinh ¢cho cac khoan chénh léch tam thoi vao ngay két thuc ky ké toan gitra co' s& tinh
thué thu nhap clia c4c tai san va ng phai tra va gia tr ghi s6 cta chling cho muc dich ap béo cdo tai chinh hep nhét
gilra nién do.
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Cong ty Cé phan Pau tw va Phat trién Bat dong san An Gia

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

3.
3.18

3.19

3.20

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

Thué thu nhap hoan lai phai tra dwgc ghi nhan cho tat ¢a cac khoan chénh léch tam thai chiu thué.

Tai san thué thu nhap hoén lai can duoc ghi nhan cho tat cd cac chénh léch tam thdi dwoc khau trir, gia tri duoc khau
trlr chuyén sang cac ky sau clia cac khodn 18 tinh thué va céc khodn wu dai thué chua st dung, khi chac chén trong
twong lai sé c6 thu nhap chju thué dé sir dung nhirng chénh léch tam thei duge khéu trlz, cac khoan 16 tinh thué va cac
wu dai thué chura str dung nay.

Gia trj ghi sd cla tai san thué thu nhap hoéan lai phai dwgc xem xét lai vao ngay két thic ky ké toan va phai gidm gia tri
ghi sb cla tai san thué thu nhap hodn lai dén mic bdo dadm chic chdn cé dd thu nhap chiu thué cho phép loi ich cia
mot phan hodc toan bé tai san thué thu nhap hoan lai duoc str dung. Cac tai san thué thu nhap hoan lai chwa dwoc ghi
nhan treéc day dugc xem xét lai vao ngay két thic ky ké toan va dwgc ghi nhan khi chac chén cé dd thu nhap chju
thué trong tuong lai dé c6 thé st dung céc tai sdn thué thu nhap hoan lai chwa ghi nhan nay.

Tai san thué thu nhap hoan lai va thué thu nhap hoan lai phai trd dugc xac dinh theo thué suat dy tinh sé ap dung cho
ky ké toan khi tai san dwoc thu héi hay no phai trd dwoc thanh todn, duwa trén cac mirc thué suat va luat thué cé hiéu
lwc vao ngay két thiic ky ké toan.

Thué thu nhap hoan lai duoc ghi nhan vao bao cao két qua hoat dong kinh doanh hgp nhat ngoai trlr trwdng hop thué
thu nhap phat sinh lién quan dén mot khodn myc dwoc ghi thing vao vén chi s& hiru, trong trirérng hop nay, thué thu
nhap hodn lai ciing duwoc ghi nhan truc tiép vao vén chu sé hiru.

Tap doan chi duoc bl trir céc tai san thué thu nhap hodn lai va thué thu nhap hoan lai phai tra khi Tap doan cé quyén
hgp phap dwoc bl trir gitka tai san thué thu nhap hién hanh véi thué thu nhap hién hanh phai ndp va céc tai san thué
thu nhap hoan lai va thué thu nhap hoan lai phai trd nay lién quan téi thué thu nhap doanh nghiép dugc quan Iy béi
cling mét co quan thué dbi vaéi cing mot don vj chiu thué hodc Tap doan dw dinh thanh toan thué thu nhap hién hanh
phai ndp va tai san thué thu nhap hién hanh trén co s& thudn hodc thu hdi tai san dong thoi véi viéc thanh todn ne phai
tra trong tieng ky tuong lai khi cac khoan trong yéu cta thué thu nhap hoan lai phai tra hodc tai san thué thu nhap hoan
lai dwoc thanh toan hoac thu hdi.

Théng tin bd phan

Mét bd phan 1a mét hop phan cé thé xéc dinh riéng biét dwec clia Tap doan tham gia vao viée cung ¢ap céc san pham
hodc dich vy lién quan (b6 phan chia theo hoat déng kinh doanh), hodc cung cép san pham hodc dich vy trong mat méi
treng kinh té cu thé (bd phan chia theo ving dia 1Y), mdi bd phan nay chju rdi ro va thu duoc loi ich khac biét véi cac
bd phan khac. Hoat dong kinh doanh bét déng san trong lanh thd Viét Nam chi yéu tao ra doanh thu va lgi nhuan cho
Tap doan, trong khi cac khodn doanh thu khac chiém ty trong nhé trong tdng doanh thu clia Tap doan, do vay Ban Tdng
Giam déc clia Tap doan gia dinh rang Tap doan hoat ddng trong médt bd phan kinh doanh duy nhét la kinh doanh bat
déng san va mét bd phan chia theo viing dia Iy trong yéu [a Viét Nam. Vi vay, bdo cdo bd phan khéng dugc trinh bay.

Cac bén lién quan

Céc bén duoc coi 1a bén lién quan ctia Tap doan ndu mét bén cé khad nang, trc tiép hodc gian tiép, kiém soat bén kia
hoac gay anh hwdng dang ké t&i bén kia trong viéc ra cac quyét dinh tai chinh va hoat dong, hoac khi Tap doan va bén
kia cling chiu s kiém soat chung hodc dnh hwdng dang ké chung. Cac bén lién quan cé thé | céc céng ty hodc cac ca
nhan, bao gdm cac thanh vién gia dinh than can cla cac ca nhan dugc coi la lién quan.
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4,

5.1

5.2

Cong ty Cb phan DAau tw va Phat trién Bat déng san An Gia

THUYET MINH BAO CAO TAI CHINH HOP NHAT (liép theo)
cho ndm tai chinh két thiic ngay 31 thang 12 nam 2025

TIEN VA CAC KHOAN TUONG DPUONG TIEN

Tién mat
Ti&n gl ngan hang
Céc khoan twong duong tign

Sé cudi ndm

289.655.565
90.480.786.716

B09a-DN/HN

VND
Sé dau ndm

924.872.013
161.854.925.699

4.500.000.000

90.780.442.281

167.279.797.712

TONG CONG

DAU TU NAM GII* DPEN NGAY DAO HAN
VNB

36 cudi nam 86 ddu ndm

Pau tw ngén han - Tién gtri ngén han (TM 56 5.1) 22.111.309.456 30.103.957.263

Pau tw vao cb phan wu dai hoan lai
("CPUBHL") (TM 56 5.2)

Dur phang tén that gid trj khoan dau tw
TONG CONG

89.424.700.000 89.424.700.000
(89.424.700.000) -
22.111.309.456 119.528.657.263

Dau tw ndm gitr dén ngay dao han ngdn han

Khoan nay thé hién cac khoan tién glvi ngdn han tai cac ngan hang thwong mai ¢ ky han géc tir ndm (5) dén muwéi hai (12) thang va
hwéng 1ai sudt ap dung cho Tap doan.

Pau tw vao cb phéan wu dai hoan lai
Khoan nay thé hién cac khoan dau tw vao cac CPUBHL do cédc cong ty lién quan phat hanh. Chi tiét nhir sau:
Ngay 31 thang 12 ndm 2025

Cong ty

Sé luong ¢6 phan Gié trj VNP

8.942.470 89.424.700.000

Cong ty Co phan Tw van AGI & GLC (“AGI & GLC")

Céc diéu khoan va didu kigén quan trong lién quan dén CPUDHL duwoc phat hanh bdi Cac cong ty phat hanh nhir sau:

- Cac c6 dong wu dai hoan lai khang ¢é quyén bidu quyét;

- Vo bét ky thei diém nao, véi didu kién 12 cac khodn no ngan hang chia Céc cong ty phat hanh da dwoc hoan tra va thanh toan truréc
day dii, mdi cd dong s& hiru CPUBHL s& ¢6 quyén, theo Iya chon clia minh, yéu cau Cac cong ty phat hanh phai mua lai mjt phan
hoac toan bd cac CPUDHL ctia cb dong wu dai do vao ngay mua lai theo quyén chon ban theo gid mua lai;

- Cac cong ty phat hanh co thé mua lai tAt ¢, hodc mdt phdn trong sé cdc CPUBDHL dang leu hanh, theo lwa chon cia minh, ma khong
can phai co chap thuan ctia cac cd dang s& hiru CPUBHL vao ngdy mua lai dwoc dé cap trong Diéu khoan déi véi CPUPHL da phat
hanh;

Cho dén khi bat ky CPUDHL nao van con dang lwu hanh, néu khang cé chap thuan clia ¢é dong s& hiru CPUBHL ndm gii it nhat
80% cac CPUPHL dang Itu hanh, Céc cong ty phat hanh sé (i) khong cong bd, thanh todn hodc trich ra dé thanh toén bt ky cb tirc
nao trén cac cd phan phd thang ctia Cac cong ty phat hanh, (i) khédng mua lai bat ky cé phan phd théng nao; va (jii) khéng phat hanh
bt ky cé phan méi nao;

D4i véi bat ky thanh toan cd tirc nao khi cac cong ty phat hanh cdng b va thanh todn cd tirc cho cd dong phd thong cia cac cang ty
phat hanh, cac cd déng wu dai hoan lai cling sé dugc quyén nhian va cac cong ty phat hanh sé thanh toan cd tirc hang n&m nhuw dugc
tinh toan vao tirng thei diém (“cd tire tha ndi*); va

Trong tredng hop thanh Iy hodc gidi thé cac cong ty phat hanh hodc phan phéi bat ky san phdm nao clia cac cong ty phat hanh cho
muc dich ngirng hoat dong, mdi ¢d dong wu dai hoan lai sé dwoc quyén wu tién hang dau nhan sé tién bing ménh gid cia CPUBHL
dé, ciing véi toan bo cb tire da duoc cong bd va chwra dugce thanh toan tinh d&n ngay phan phdi, tredc khi bat ky khoan tién nao duoc
thanh todn hodic bat ky tai san nao cta cac cong ty phat hanh dwoc phan phédi cho nhirng ngwdi ndm gilr bat ky cb phan dang luwu
hanh clia cac cang ty phat hanh ngoai cac CPUBHL, phu thudc vao thir te wu tién theo quy dinh phép luat. Cdc cd dong wu dai hoan
lai s& khang dwoc quyén nhan phan chia trong bat ky khoan phan phéi nao khac déi véi bat dong san hodc tai san cla cac cong ty
phat hanh.
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6.

Céng ty C& phan Dau tv va Phat trién Bat dong san An Gia

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

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

PHAI THU NGAN HAN CUA KHACH HANG

Phai thu tlr khach hang

Khéach hang ca nhan mua cdn hé
Phai thu bén lién quan (TM sé 30)
Khach hang khac
TONG CONG

TRA TRUGC CHO NGU(YI BAN NGAN HAN

Cong ty Co phan Phat trién Nha V&n Phang Dia Chi Viét
Céng Ty C6 Phan T Van QuaN Ly Bau Tu Apex
Céc nha cung cap khac

TONG CONG

CAC KHOAN PHAI THU KHAC

Ngén han
Bat coc, ky quy
Céng ly Co phdn Van Phéat Hung
Céc cbng ty khac
Vén dau tw vao Hop ddng hop tac kinh doanh ("BCC")

Céng ty CP Phéat Trién An Gia Hung Phat ("AG Hung Phat") (ii)
Cong ty TNHH Pau tw va Phat tridn BDS Gia Hwng ("Gia Hung") (iv)

Vinh Nguyén
Phai thu tién lai
Tam (rng cho nhan vién
Tam (rng cho Ban phat trién dv 4n
Phai thu tién coc dw an da thanh Iy
Céc khoan phai thu khac
Dai han
Vén dau tw vao Hyp ddng hop tac kinh doanh ("BCC")
Léc Phat (ii)
Gia Linh (i)
AG Hung Phat
Vinh Nguyén (iii)

Céng ty TNHH Xay Dung Kinh Doanh Djch Vu Thurong mai Bong Nam

("Bdng Nam’) (ii)
Phai thu tién |ai
Pat coc
TONG CONG
Dw phong phai thu ngén han khé doi
GIA TR THUAN
Trong dé
Phai thu khac tir bén the ba
Phai thu ngdn han khac tir bén lién quan (TM s6 30)
Phai thu dai han khac tir bén lién quan (TM sé 30)

15

Sé cudi ndm

123.881.248.534
115.729.658.983
6.930.103.068
1.221.486.483

B09a-DN/HN

VD

Sé ddu ndm

509.574.796.122
503.490.415.570
1.387.422.035
4.696.958.517

123.881.248.534

509.574.796.122

S6 cudi nam

3.000.000.000
294.700.000

VND

S6 dau nadm
16.024.826.385

374.553.816

3.294.700.000

16.399.380.201

S6 cudi ndm

1.003.966.073.623
274.459.379.883
274.456.379.883
3.000.000
587.249.000.000
467.249.000.000
120.000.000.000
101.505.109.585
6.480.811.139
6.319.405.830
27.000.000.000
952.367.186

3.816.901.536.393
3.816.828.536.393
350.300.000.000
2.468.258.536.393
890.270.000.000
108.000.000.000

73.000.000

VND
Sé dau ndm

1.660.456.818.430
274.489.379.883
274.456.379.883
33.000.000
961.619.000.000
622.619.000.000
120.000.000.000
219.000.000.000
368.605.927.052
25.613.346.378
27.000.000.000
3.129.165.117

826.445.587.946
822.300.000.000
350.300.000.000
200.000.000.000
272.000.000.000

4.072.587.946
73.000.000

4.820.867.610.016
(27.000.000.000)

2.486.902.406.376
(27.000.000.000)

4.793.867.610.016

2.459.902.406.376

309.193.892.843
694.845.180.780
3.816.828.536.393

304.907.632.538
1.356.622.185.892
826.372.587.946
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8.

10.

Cong ty C6 phan Dau tw va Phat trién Bat dong san An Gia B09a-DN/HN

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

CAC KHOAN PHAI THU KHAC (Tiép theo)

Cac khoan Cho vay va Bau tw phat trién dw an

(iy Tép doan dau lr vao Cong ty Gia Linh dé hop tac phat trién Dur an The L& Village v6i s6 tién dau te dén 31 thang 12 ndm 2025 &
2.468.258.536.393 VND

(i) Tap doan dau tw vao Loc Phat, Dong Nam va AG Hwng Phat dé hop tac phat trién Dy 4n The Gié Riverside véi sé tién dau tw dén 31
thang 12 nam 2025 |2 925.549.000.000 VNP

(iliy Tap doan dau tw vao Cong ty Vinh Nguyan dé hop tac phat trién Dy an Westgate 2 voi 6 tién diu tw dén 31 thang 12 ndm 2025 la
890.270.000.000 VNBD

(iv) Tap doan d4u tw vén cho Gia Huwng dé cong ty dau tw cdi tao cdc cdn ho khai thac cho thué tai dy an The Séng

HANG TON KHO

Bat dong san dé& dang
Dir an Weslgate
D an The Standard
D an Signial
D an The Séng
D an Sky 89
Chi phi dich vu dé& dang
Hang héa
TONG CONG

CHI PHi TRA TRUOC

Ngén han

Chi phi hoa héng méi gidi

Chi phi thué van phong

Chi phi ph&n mém va dich vy hé trg
Chi phi khac

Dai han

Chi phi cai tao van phang
Chi phi tw vén va quéng cédo
Codng cu dung cu

Chi phi khac

TONG CONG

16

86 cudi nam

326.843.315.006
80.181.551.883
27.059.463.563
194.813.717.032
24.788.582.528

13.832.215.312
7.147.173.472

VND

86 ddu nam

771.495.533.196
384.939.879.778
153.049.553.618
194.813.717.033
29.922.519.759
8.769.863.008
4.346.723.331
101.723.998

347.822.703.790

775.943.980.525

S6 cudi ndm

42.736.227.570
27.332.678.045
14.955.647.376

447.902.149

4,399.154.488
3.356.368.465
648.555.560
17.921.550

376.308.913

VND

Sé dau ndm

111.949.117.1568
109.770.198.017

2.144.432.474
34.486.667

4.038.714.419
3.752.816.264

16.893.939
269.004.216

47.135.382,058

115.987.831.577




1.

12.

13.

Cong ty C6 phan Dau tw va Phat trién Bat dong san An Gia

THUYET MINH BAO CAO TAI CHINH HQP NHAT (tiép theo)
cho nam tai chinh két thic ngay 31 thang 12 nam 2025

TAI SAN CO PINH VA BAT BONG SAN BAU TU

Nguyén gia
Tai 31/12/2024
Tang trong ndm
Giam trong ky
Tai 31/12/2025

Hao mon lily ké
Tai 31/12/2024
Trich khau hao
Giam trong ky
Tai 31/12/2025

Gia tr con lai
Tai 31/12/2024
Tai 31/12/2025

Phwong tién
van tai

22.104.427.273

(4.275.900.000)
17.828.527.273

B09a-DN/HN
VND
Thiét bj van - . B .
phdng va Tai san Giramg i Eatdang.adn Téng cong
: phan mém dau tw

khac
2.265.204.500 19.238.448.082 33.763.369.303 77.371.449.158
42.500.000 725.000.000 - 767.500.000
- (231.258.448) (8.402.402.185) (12.909.560.633)

2.307.704.500

19.732.189.634

25.360.967.118

65.229.388.525

(12.035.236.899)
(2.530.174.329)
2.494.275.000

(2.265.204.500)
(3.541.668)

(9.156.906.078)
(5.252.655.234)
61.463.766

(1.948.298.576)
(679.471.730)
200.220.923

(25.405.646.053)
(8.465.842.961)
2.755.959.689

(12.071.136.228)

(2.268.746.168)

10.069.190.374

(14.348.097.546)

__10.081.542.004

(2.427.549.383)

(31.115.529.325)

31.815.070.727

51.965.803.105

5.757.391.045

38.958.332

5.384.092.088

22.933.417.735

34.113.859.200

PAU TU VAO CONG TY LIEN KET

Chi tiét khodn dau lwr vao céng ty lién két nhie sau:

Gia géc dau tu:
Tai 31/12/2024
Tai 31/12/2025

Phan (18) lgi nhuén liy ké sau khi mua céng ty lién két:

Tai 31/12/2024

Phan 18 tir cong ty lién két

Tai 31/12/2025

Gia trj con lai
Tai 31/12/2024
Tai 31/12/2025

PHAI TRA NGU'O'I BAN NGAN HAN

Phai tra nha cung cép
Céng ty C6 phan PAu tw Xay deng Ricons

Cong ty CP Go An Cuéng
Cong ty CP Bau Tw Bizman

Cong ty TNHH TK va XD DB Plus
Nha cung cép khac
Phai tra bén lién quan
Cang ty TNHH Quan ly va Bau tw Hign Bure ("Hign Dirc")
Nha An Gia
TONG CONG

17

86 cudi ndm

20.407.014.823
13.400.297.260
1.623.972.383
923.761.237
4.458.983.943

VND
Gié tri

72.945.300.000
72.945.300.000

(72.945.300.000)

(72.945.300.000)

VND
S6 dau ném
236.798.474.128

224.539.388.342
2.726.709.550

018.737.993
8.613.638.243

2.005.467.074
1.078.089.986
927.377.088

49.190.544,193
37.690.009.611
11.500.534.582

22.412.481.897

285.989.018.321
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15.

16.

17.

Coéng ty C6 phan Pau tw va Phat trién Bat dong san An Gia

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

NGOl MUA TRA TIEN TRUOC NGAN HAN

Bén lién quan (TM sé 30)
Khéach hang ca nhan mua cédn hé dw é4n
TONG CQONG

THUE VA CAC KHOAN PHAI NOP NHA NUGC

Thué thu nhap doanh nghiép
Thué gi4 tri gia tang

Thué thu nhap ca nhan

Cac thué khac

TONG CONG

CHI PHi PHAI TRA

Chi phi phat trién dy an

Chi phi lai vay va I3 HDHTKD
Phai tra tién chuyén nhurong dy én
Chi phi phap ly

Chi phi méi gi¢i va tw van

Céc khoan phai trd khac

TONG CONG

PHAI TRA KHAC

Ngén han
Thu ho phi bao tri, phi quan Iy cac dw an
Thanh Iy hgp déng mua céin ho véi khach hang
Nhan dat coc tir khach hang ¢4 nhan mua can hd
Cd tivc phai tra cho cb déng khang kiém soat
Lai vay phai tra
Tam (rng tién khach hang lam sd
Céc khoan phadi trd khac

Dai han
Thu hd phi bdo tri cac di an
Nhan ky quy ky cuoc
TONG CONG
Trong do
Phai tra bén khédc
Phai tra khac bén lién quan (TM s6 30)
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36 cudi ndm

5.473.340.491
108.206.726.512

B09a-DN/HN

VND

Sé dau ndm

90.605.283.872
389.241.719.955

113.680.067.003

479.847.003.827

S6 cudi ndm

47.053.889.181
3.348.740.471
2.055.495.752
3.419.898.254

VNP

S6 d4u ndm

172.018.708.087
22.660.253.936
1.215.943.457

1.321.229.250

55.878.023.658

197.216.134.730

S6 cudi ndm

59.973.515.449
32.064.261.226
11.387.102.737

VND
Sé dau ndm
393.750.383.669

23.392.399.374
11.387.102.737

2.840.000.000 2.840.000.000

- 79.692.884
4.240.610.237 5.044.314.566
110.505.489.649 436.493.893,230
VND

S6 cudi ndm Sé ddu ndm
455.831.313.779 745.067.978.046
203.308.740.650 203.648.610.939
183.920.486.416 247.243.020.484
5.486.006.604 8.192.746.326
67.504.597 21.307.452
21.461.774.222 57.744.870.226
35.250.850.496 219.594.701.600
6.335.950.794 8.622.721.019

114.911.238.149
113.527.729.889
1.383.508.250

114.626.783.880
112.963.535.630
1.663.248.250

570.742.551.928

859.694.761.926

388.676.016.275
182.066.535.653

603.247.417.688
269.491.179.855
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18.

18.1

18.2

Cong ty Co phan Dau tw va Phat trién B4t dong san An Gia

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

VAY

Ngén han

Vay bén lién quan (TM sb 30)

Vay ngén han ngan hang (TM s6 18.1)

Vay dai han ngan hang dén han tra (TM s6 18.2)
Vay dai han bén khac dén han trd (TM s 18.3)

Dai han

Vay dai han ngan hang (TM sé 18.2)
Vay dai han bén khac

TONG CONG

Tinh hinh tédng gidm cdc khoan vay nhtr sau:

Sb dau nam

Vay trong nam

Tra no gbc vay

Phat sinh chi phi phat hanh trai phiéu

L& chénh léch ty gia do danh gia lai goc vay
$6 cudi nim

Vay ngan han

S6 cudi ndm
810.679.212.113

199.824.212.113
4.184.000.000
606.671.000.000

192.741.700.000
192.741.700.000

B08a-DN/HN

VND

Sé dau ndm

1.046.029.080.929
293.987.700.000
163.888.380.929
480.000.000
587.673.000.000

371.116.500.000
171.116.500.000

200.000.000.000

1.003.420.912.113

1.417.145.580.929

N&m nay

1.417.145.580.929
568.334.061.300
(1.002.107.030.1186)

20.048.300.000

VND
Nam trudce

1.460.319.156.753
970.680.496.555
(1.051.309.944.600)
3.010.206.940
34.445.665.281

1.003.420.912.113

1.417.145.580.929

Khoan vay ngdn han ngan hang ctia Tap doan nhdm muc dich bd sung vén lru dang va chiu & suat theo thda thuan. Chi tiét nhw sau:

Ngan hang S6 cudi ndm
VNP
Ngan hang TMCP Viét Nam Thinh Vwegng 160.000.000.000

Ngan Hang TMCP Ngoai Thuong Viét Nam 16.451.212.113

23.373.000.000
199.824.212.113

Ngéan Hang TMCP Tién Phong
TONG CONG

Vay dai han ngén hang
Khodn vay dai han ngan hang ctia Tap doan chiu lai suét theo théa thuan. Chi tiét nhw sau:

Sé cudi ndm
VND

Déi tuong Thoi han trd géc

Ngan hang TMCP Tién Phong

Tir ngay 26/11/2026

91.925.100:000 dén 21/05/2027

- Khodn vay

Ngan hang TMCP Viét Nam Thinh Vwong 105.000.000.000 Ngay 27/05/2028

TONG CONG 196.925.700.000
Trong do
Vay dai han dén han tra 4.184.000.000
Vay dai han 192.741.700.000

19

Thoi han trd gée

Tir ngay 15/07/2026
dén ngay 28/07/2026

Ngay 26/06/2026

Tir ngay 26/09/2026
dén ngay 11/12/2026

Tai san dam bao

Pam bdo bang

tai sén cla

Cong ty lign két

Bao dam mét phan
bang tai san 1a Hop
ddng tién gl co

ky han (TM s6 5.1)
Dam bao béng tai san
clia Cdng ty con

Tai san dam béo

Cac quyén sir dung dat, quyén sz dung nha &
gén lién voi dat va cdc tai sén khéc thugc s&
hiru ctia Tap doan va cac bén khac

Dam bao bang tai san cla Céng ty lign két

BA e i
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Cong ty C& phan Dau tw va Phat trién Bat dong san An Gia B09a-DN/HN

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
cho nam tai chinh k&t thic ngay 31 thang 12 ndm 2025

18.  VAY (tiép theo)

18.3 Vay dai han khac
Khodn vay dai han khac clia Tap doan chiu [ai sut theo thda thuan. Chi tiét nhu sau:

Do turong Sé cudi ndm Thei han trd géc
VND
Hatra Pte. Ltd. 606.671.000.000 Ngay 31/12/2026
Trong doé
Vay dai han dén han tré 606.671.000.000

19. DU PHONG PHAI TRA DAI HAN

S6 du thé hién khoan du phong béo hanh nha & ddi v&i can hd da hoan thanh va ban giao tai ngay két thic ky ké toan va dwoc trich 1ap tie
1% dén 2% gia tri cong trinh dya trén dac diém cla tirng cong trinh va kinh nghiém thurc t& cia Ban Tdng Giam déc.

20
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Coéng ty C6 phan Bau tw va Phat trién Bat dong san An Gia

THUYET MINH BAO CAO TAI CHINH HQ'P NHAT (tiép theo)
cho nam tai chinh két thiic ngay 31 thang 12 nam 2025

20.

20.2

20.3

20.4

VON CHU SO HYU (tiép theo)

Céc giao dich vé von véi cac chi sé hivu

Vén cé phan da gép
Vén gép

Cé phiéu phé théng

Cb phan dwoc phép phat hanh

C& phan da phat hanh va gép vén day du
Cé phén phé théng

C6 phan dang lwu hanh
Cé phén phd théng

Lai trén cb phiéu

Lai co' ban va suy giam trén ¢d phiéu dwoc tinh todn nhuw sau:

Loi nhuan thuin sau thué phan bd cho

cb déng sé& hivu cb phiéu phd théng (VND)
S6 lvgng binh quan gia quyén cla sé cd phiéu
phd théng dang lwu hanh trong nam

Sé lweng ¢d phiéu binh quan lwu hanh
da dwoe diéu chinh do anh hwéng
pha loang trong nam

Lai trén cd phiéu (VND)
Lai co ban trén cb phiéu
Lai suy gidm trén cb phiéu

Nam nay

1.625.280.810.000

BO09S-DN/HN

VND

Nam trude

1.625.280.810.000

S6 lugng cb phan
S6 cudi ndm S6 dau nam
162.528.081 162.528.081
162.528.081 162.528.081
162.528.081 162.528.081
Nam nay Nam truée

379.195.499.373

162.528.081

162.528.081

2.333
2.333

297.500.547.919

156.397.281

156.397.281

1.902
1.902

Khéng c6 cac giao dich cb phiéu phd théng hodc giao dich cd phiéu phd théng tim ning nao xay ra tir ngay két thic

nam tai chinh dén ngay hoan thanh bao céo tai chinh hop nhét nay.
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Cong ty C6 phan Pau tw va Phat trién Bat dong san An Gia

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

21.

22,

23.

24,

DOANH THU THUAN VE BAN HANG VA CUNG CAP D|CH VU

Doanh thu tir ban va

cho thué can ho dai haq
Doanh thu djch vu twe van
Doanh thu djch vu khac
TONG CONG

Quy IV

B09-DN/HN

VND

Liy ké tir ddu ndm

Nam nay

228.817.491.154
42.235.138.829

1.989.684.735

Nam trurée

139.215.966.578
18.015.761.866

5.968.442.968

Nam nay

672.427.998.618
143.283.789.489

13.376.742.643

Nam trude

1.860.441.053.547
30.687.313.863

22.270.111.089

273.042.314.718

163.200.171.412

829.088.530.750

1.913.398.478.509

GIA VON HANG BAN VA DICH VU CUNG CAP

Gi4 von ban va cho thué
can hd

Gia von dich vu tu van
Gia vén dich vu khac
TONG CONG

VND

Quy IV Lily ké ter ddu ndm
Nam nay Nam truée N&m nay Nam trirée
84.827.892.829 76.350.683.405 136.648.033.917 1.262.544.141.947

39.611.258.340

489.010.935

14.399.272.099
265.181.887

106.797.636.847
2.301.404.857

48.109.349.884
9.271.418.375

124.928.162.104

91.015.137.391

245.747.075.421

1.319.924.910.206

DOANH THU HOAT BONG TAI CHINH

Thu nhap phat sinh lién
quan hop déng BCC

Lai tién gri, cho vay
L&i/(L8) chénh l&ch ty gia
TONG CONG

CHI PHi TAI CHINH

Chi phi lai vay

Chi phi ¢ dinh phaéi trd do
thwre hiégn HDHTKD

Chi phi dw phong dau tu
Chiét khau thanh toan
L&/(Lai) chénh léch ty gia
Chi phi khac

TONG CONG

VND

Quy IV Ly ké tir ddu nam
Nam nay Nam trirée Nam nay Nam truée
27.097.503.562 31.309.048.458 109.064.616.442 119.065.358.962
160.023.430 41,294.755.268 874.799.262 262.176.129.240
(286) 36.477 3.145 58.075

27.257.526.706

72.603.840.203

109.939.418.849

381.241.546.277

VND

Quy IV Liy ké tir ddu nam
Nam nay N&m truée Ném nay Nam trude
26.578.490.963 38.425.929.050 114.307.097.940 128.271.344.441
- 1.225.205.480 - 37.921.095.889
- 89.416.562.885 - 89.416.562.885
241.721.129 828.563.159 3.723.843.415 13.228.170.233

(1.586.943.505)
1.991.068.211

26.204.746.931
2.530.540.801

21.698.781.137
8.727.387.940

43.102.488.234
18.617.149.031

27.224.336.798

158.631.548.306

148.457.110.432

330.556.810.713
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Cong ty Cb phan Dau tw va Phat trién Bat dong san An Gia

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

25,

26.

27,

28.

29.

CHI PHi BAN HANG

Chi phi hoa héng mai giGi
Chi phi hd tro' 18i suét, qua
tang, khuyén mai cho
khach hang

Chi phi khac

TONG CONG

CHI PHI QUAN LY DOANH NGHIEP

Chi phi nhan vién

Chi phi d& dung vén phong
Chi phi khAu hao TSCBD
Chi phi dich vu mua ngoai
Chi phi khac

TONG CONG

THU NHAP KHAC

Tién phat ttr

thanh Iy hop déng

Hoan trich chi phi bdo hanh
dw an

Thu nhéap khac

TONG CONG

CHI PHi KHAC

Chi phi khoan phat
Chi phi thanh ly tai san
Chi phi khac

TONG CONG

THUE THU NHAP DOANH NGHIEP

BO9-DN/HN
VN
Quy IV Lily ké tir dAu ndm
N&m nay Nam trude Na&m nay Na&m trude

36.620.716.648

6.503.560.758
578.773.856

21.736.741.212

6.578.019.119
1.623.312.674

94.413.418.150

26.251.635.095
3.149.579.651

207.418.691.021

32.358.633.673
6.398.492.384

43.703.051.262

29.938.073.005

123.814.632.896

246.175.817.078

Quy IV

VND

Liiy ké tir dau ndm

Nam nay

4.701.126.267
32.879.208
1.764.743.642
11.100.117.049
1.642.114.754

Nam trirée

5.5655.158.202

12.656.818
1.806.732.053
7.742.150.820

Nam nay

21.617.828.713
129.277.241
7.380.471.657
36.102.165.508
6.394.131.154

Na&m trirée

19.693.841.596
237.416.987
7.915.349.326
41.356.470.593
21.950.861.003

19.240.980.918 15.216.697.893 71.623.874.273 91.153.939.505
VND

Quy IV Lily ké tir ddu ném
N&m nay Nam truée N&m nay Nam truée
549.717.000 2.116.498.325 7.195.506.010 10.979.484.232

11.468.962.048
1.989.585.573

1.372.117.812

11.468.962.048
6.034.477.990

4.822.722.756

14.008.264.621

3.488.616.137

24.698.946.048

15.802.206.988

VND

Quy IV Ly ké tir ddu ndm
Nam nay Nam truée Nam nay Nam trirée
3.014.664 (4.385.433.507) 1.397.902.179 18.218.827.164

6.246.490.560

478.940.306

54.352.273
12.259.411.125

593.269.686
2.199.127.952

6.249.505.224

(3.906.493.201)

13.711.665.577

21.011.224.802

Thué suét thué thu nhap doanh nghiép (“thué TNDN") ap dung cho Céng ty va cac cong ty con la 20% thu nhap chiu thué.

Cac béo cdo thué clia Cong ty va cac cong ty con sé chiu s kiém tra clia co quan thué. Do viéc &p dung luat va cac quy dinh ve
thué c6 thé dwoc giai thich theo nhidu cach khac nhau, s6 thué dugc trinh bay trén bao céo tai chinh hop nhat cé thé sé thay ddi
theo quyét dinh cudi cuing clia cor quan thué.
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Céng ty C6 phan Pau tw va Phat trién Bat dong san An Gia B09-DN/HN
THUYET MINH BAO CAOQ TAI CHINH HO'P NHAT (tiép theo)
cho nam tai chinh két thic ngay 31 thang 12 ndm 2025
29. THUE THU NHAP DOANH NGHIEP (tiép theo)
29.1 Chi phi thué TNDN
VND
Nam nay Nam triréc

47.752.044.994
(2.831.973.092)
(3.559.344.704)

(59.651.712.018)

171.885.086.589
(15.381.504.732)

300.000.000
(116.187.954.051)

Chi phi thué TNDN hién hanh
Hoan trich 1% thué TNDN

Biéu chinh chi phi thué TNDN
Thu nhap thué thu nhap hoan lai

TONG CONG (18.290.984.819) 40.615.627.806
Dudi day |a déi chiéu gitra chi phi thué TNDN va két qua cla loi nhuén ké toan trude thué nhan véi thué suét thué TNDN:

VND

Ném nay Nam trurée

Téng loi nhuan ké toan triedc thué

Thué TNDN theo thué suat ap dung cho Cong ty

Céc diéu chinh
Chi phi khdng dworc trie

Chuyén 16 va chi phi 1ai vay virot nguéng

LA thué trong ky (hoan)/chira dugc ghi nhan thué hoan lai

Diéu chinh hgp nhat

Diéu chinh chi phi thué TNDN

Chi phi thué TNDN

360.372.537.049

301.619.529.470

72.074.507.410

3.251.664.802
(300.819.270)

(122.765.489.433)

33.008.496.376
(3.559.344.704)

60.323.805.894

32.804.170.334

(488.917.395)
7.938.731.740

(60.262.262.767)
300.000.000

(18.290.984.819)

40.615.627.806

29.2 Thué TNDN hién hanh

Thué TNDN hién hanh phai nép duwgc xac dinh dya trén thu nhap chju thué cta ky hién tai. Thu nhap chiju thué cia Céng ty va
cac cong ty con khac véi loi nhuan duge bao cdo trong bao cdo két qué hoat dong kinh doanh hop nhét vi thu nhap chju thué
khong bao gdm céc khoan muc thu nhap chiu thué hay chi phi dugc khéu trir cho muc dich tinh thué trong céc ky khéc va ciing
khang bao gdm cac khoan muc khdng phai chiu thué hay khang dugc khau trir cho muc dich tinh thué. Thué TNDN hién hanh
phai ndp clia Tap doan dugc tinh theo thué suat da ban hanh dén ngay két thic niam tai chinh.

29.3 Thué TNDN hoan lai
Tap doan da ghi nhan mot s6 khoan tai sén thué thu nhap hean lai véi cac bién dong nhw sau:

VND
Bang can dbi ké todn hop nhét Bao cao két qua ﬁoat cfong kinh doanh
hop nhat
Sb cudi ndm S6 dau ndm N&m nay Nam triée
Chi phi chwa dwoc tinh vao
chi phi tinh thué 9.545.422 855 69.604.602.521 (60.059.179.666) (4.548.618.029)

Thué TNDN tam ndp 1%
va lgi nhuan chwa thyre hién

Tai san thué thu nhap
hoan fai

Chénh léch gia tri hop ly
cla tai san tir hop nhat
kinh doanh

Chénh I&ch gia tri hop ly
clia tai san tir hop nhét
kinh doanh va vén héa chi
phi lai vay

Thué thu nhap

hodan lai phai tra

Thu nhap thué thu nhap
hoan fai

894.263.427

3.972.472.669

(3.078.209.242)

(15.797.441.439)

10.439.686.282

73.577.075.190

(63.137.388.908)

(20.346.059.468)

(6.434.616.881)

(106.866.412.300)

(22.357.305.507)

106.866.412.300

15.922.688.626

96.357.875.410

40.176.138.108

(6.434.616.881)

(129.223.717.807)

122.789.100.926

136.534.013.519
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Cong ty C6 phan Dau tw va Phat trién Bat dong san An Gia

THUYET MINH BAO CAO TAI CHINH HOP NHAT (tiép theo)
cho nam tai chinh két thiic ngay 31 thang 12 nam 2025

30.

NGHIEP VU VOI BEN LIEN QUAN

Nhirng nghiép vu trong yéu cla Tap doan véi bén lién quan trong ndm nay va ndm trede nhur sau:

Bén lién quan

Giao djch v&i bén lién quan cho dw an The La Village

Gia Linh

Cong ty Cé phan Tw van

Gia An ("Gia An")

Nha An Gia

Néi dung

Méi quan hé nghiép vy
Bén lién quan Cho vay
Thu gbe cho vay
Lai cho vay

g Thu tién phi dich vy

Chuyén géc cho vay sang hep déng HTKD
Thu hoan vén HTKD

Gop vén HTKD

L&i hgp ddng HTKD
Thu hoan vén HTKD
Gép vén HTKD

Bén lién quan

Thu gbc cho vay
Lai cho vay
Cho vay

Bén lién quan

Giao djch vé&i bén lién quan cho dw an The Gid Riverside

Loc Phat

Béng Nam

An Gia Hung Phat

Cong ty lién két

Lai hop déng HTKD

Bén lién quan Cho vay
Thu gde cho vay

Lai cho vay

Vay

Tra no gbc vay

Lai vay

Gép vén HTKD

Gép vén HTKD

Thu hoan vén HTKD
Lai hop déng HTKD
Cung cép dich vu
Thu tién dat coc
Hoan tra tién coc

Bén lién quan

Giao djch véi bén lién quan cho dw an Westgate 2

Vinh Nguyén

Lai hop ddng HTKD
Lai cho vay

Cho vay

Thu hdi cho vay
Chuyén gdc cho vay sang hop ddng HTKD
Gép vén HTKD

Thu hoan vén HTKD

Bén lién quan

26

Ném nay

15.795.000.000
10.550.000.000

2.795.000.000.000
1.309.191.463.607
982.450.000.000

30.000.000.000

6.095.000.000
17.450.068

36.781.499.898

141.000.000.000
141.000.000.000

533.095.890
108.000.000.000

355.370.000.000
66.233.801.376
142.401.637.478
89.000.000.000
89.000.000.000

274.220.000.000
344.050.000.000
219.000.000.000

BOS-DN/HN

VND

Nam trude

2.445.937.000.000
1.479.747.916.000
168.999.586.275
6.745.000.000

37.921.095.889
765.000.000.000
58.931.220.528

1.136.292.000.000
63.183.919.463
5.600.000.000

36.882.271.230

205.500.000.000
296.908.200.000
10.227.906.432

200.000.000.000

64.569.466.857

17.613.620.875
17.641.365.750
76.110.000.000
287.780.060.000

272.000.000.000

Lo vi
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Cong ty C6 phan Dau tw va Phat trién Bat dong san An Gia

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

NGHIEP VU V&I BEN LIEN QUAN (Tiép theo)

30.

Nhirng nghiép vu trong yéu clia Tap doan véi bén lién quan trong ndm nay va nam trudc nhw sau:

Giao djch véi bén lién quan cho céc dw an khéc

Nha An Gia

Hoosiers Vn-1 Lid.,
("Hoosiers")

Hién Birc

Céng ty TNHH Dau tw va
Phat trién Bat déng san
Gia Hwng "Gia Hwng"

Bén lién quan

Co dong

Bén lién quan

Bén lién quan

Thanh toan phi dich vu

Doanh thu cung cép dich vu

Lai vay
Tra gbc Vay
Hoan trich lai vay

Thanh toan phi dich vy

Doanh thu cung cép dich vy

Lai vay
Hoan trd gbc Vay

Lai hop ddong HTKD

15.506.603.922
3.718.305.176

70.038.000.000
8.784.854.036

46.164.020.879
8.683.728.413
15.286.808.221
225.000.000.000

6.049.315.068

Vo ngay két thic nam tai chinh, sé duw cac khoan phai thu va phai tra véi bén lién quan nhw sau:

Bén lién quan

Méi quan hé

Phai thu ngdn han cta khach hang

Nha An Gia
An Gia Hwng Phat
Céc bén lién quan khac

TONG CONG

Phai thu ngdn han khac
Vinh Nguyén (ii)

Nha An Gia

Gia Linh

Lac phat (iii)

Gia Hung

An Gia Hwng Phat (i)

Bong Nam
Céc bén lién quan khéac

TONG CONG
Phai thu dai han khac

Léc Phat

An Gia Hwng Phat (i)
Vinh Nguyén

Bdng Nam (iii)

Gia Linh

TONG CONG

Bén lién quan
Bén lién quan
Bén lién quan

Bén lién quan

Bén lién quan
Bén lién quan
Céng ty lién két
Bén lién quan

Bén lién quan

Bén lién quan
Bén lién quan

Coéng ty lign két
Bén lien quan
Bén lién quan
Bén lién quan
Bén lién quan

Néi dung
nghiép vu

Cung cép dich vu

Cung cép dich vy

Cung cép hang héa Bét
dong san

Goép vén HTKD

Lai hop déng HTKD
Lai hop déng HTKD
Lai cho vay

Lai hop dong HTKD
L&i hop ddng HTKD
Gop vén HTKD
Gdp vén HTKD

Li hop ddng HTKD
Lai cho vay

Phai thu khac

Gop vén HTKD
G6p vén HTKD
Gop vén HTKD
Gop vén HTKD
Goép von HTKD

S6 cubi ndm

6.368.242.713

561.860.355

BO9-DN/HN

141.830.551.092
75.433.800.926

9.157.811.140

VND

Sé dau ndm

843.310.735

544.111.300

6.930.103.068

1.387.422.035

9.270.953.424
1.149.315.068
120.000.000.000
467.249.000.000
90.890.796.458

6.285.115.830

219.000.000.000
19.015.766.743
262.820.136
231.185.656.818
9.270.953.424
816.453.886
120.000.000.000
622.619.000.000
106.974.995.082
863.193.425
25.613.346.378

694.845.180.780

1.3556.622.185.892

350.300.000.000

890.270.000.000
108.000.000.000

2.468.258.536.393

350.300.000.000
200.000.000.000
272.000.000.000

4.072.587.946

3.816.828.536.393

826.372.587.946

(i) Tap doan va An Gia Heng Phat dong y hop tac thic hién dich vu phan phéi, méi gidi va marketing cho dir an

The Gié Riverside

(i) Tap doan va Vinh Nguyén déng y hop tac & phat trién dy an The Westgate 2.

(iii) Tap doan va Loc Phat, Dang Nam dong y hop tac cling trién khai xay dung, kinh doanh va phan chia loi nhuan tir Dy an The

Gid Riverside
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Cong ty C6 phan Dau tw va Phat trién Bat dong san An Gia

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

30.

31.

NGHIEP VU V&I BEN LIEN QUAN (tiép theo)

V2o ngay két thiic nadm tai chinh, sb dw cac khoan phai thu va phai trd v&i bén lién quan nhw sau:

Bén lién quan

Phai tra ngwoi ban ngdn han
Hién B

Nha An Gia

TONG CONG

Nguwéi mua tréd trude ngdn han
Bén lién quan khac

Phai tra khac
bong Nam

Gia An

Hién Birc

Bén lién quan khac

Méi quan hé

Bén lién quan
Bén lién quan

Bén lién quan

Bén lién quan
Bén lién quan
Bén lién quan
Bén lién quan

Céc giao dich véi cac bén lién quan khac

Thu nhéap va thi lao cla céc thanh vién Hai ddng Quan tri va Ban Tdng Giam déc:

Tén

Ong Nguyén Ba Sang
Ong Nguyén Thanh Son
Ba Nguyé&n Mai Giang
Ong Nguy&n Thanh Chau
Ong Louis T Nguyen

Ong L& Duy Binh

Ong B4 L& Hung

Ong Pao Thai Phlc

Ong Vi Quang Thinh
TONG CONG

CAC CAM KET

Cam két di thué hoat déng

No6i dung
nghiép vy

Dich vu mai gidi
Dich vu médi gidi

Tra trwére tién mua can ho

Lai hgp ddng HTKD
Lai hop déng HTKD
L&i vay

Thanh Iy hop dong

Chire vu

Chu tich HBQT
Téng Giam déc

Pho6 Téng Giam déc
Ké toan trurdng
Thanh vién

Thanh vién

Thanh vién

Thanh vién

Thanh vién

Sé cudi ndm

1.078.089.986
927.377.088

BO9-DN/HN

VND

Sé dau ndm

37.690.008.611
11.500.534.582

2.005.467.074

49.190.544.193

5.473.340.491

90.605.283.872

533.095.890
14.701.034.609
6.227.643.723
160.604.761.431

182.066.535.653

44.701.034.609
13.043.835.617
211.746.309.629

269.491.179.855

Thu nhap

VND

Nam nay

3.323.120.000
2.057.200.000
1.781.200.000
112.500.000
266.666.664
666.666.672

Nam tnrée

2.263.961.000
1.268.665.631
1.239.734.783
1.253.674.000
187.500.000
166.666.665
388.588.888
249.999.998

249.999.998

8.207.353.336

7.269.090.963

Céng ty hién dang di thué van phéng kinh doanh theo hop dbng thué hoat dong. Vao ngay két thiic nam tai chinh, cac khoan tién

thué t6i thidu trong twong lai theo hop déng thué hoat déng duoc trinh bay nhw sau:

Pén 1 ndm
Trén 1 -5 ndm
TONG CONG

Cam két cho thué hoat déng

Sé cudi ndm

16.451.212.114
17.647.899.166

VND

Sé dau nam

16.024.826.386
35.295.798.331

34.099.111.280

51.320.624.717

Téap doan hién dang cho thué can ho cho thué theo hop déng thué hoat déng. Vao ngay két thic nam tai chinh, cac khoan tién

thué téi thidu trong trong lai theo hgp dong thué hoat déng droc trinh bay nhw sau:

Pén 1 nam
Trén 1 -5 nam
TONG CONG
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S6 cudi nam

723.289.932
611.732.000

VNB

Sé ddu ndm

772.773.932
1.246.844.513

1.335.021.932

2.019.618.445




Céng ty Cb phan Dau tw va Phat trién B4t dong san An Gia B09-DN/HN

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

32. SV KIEN PHAT SINH SAU NGAY KET THUC NAM TAI CHINH

Ngay 27/10/2025, Bd Tai chinh ban hanh Théng tw s6 99/2025/TT-BTC quy dinh ché dé ké toan doanh nghlep ¢ hiéu lwc ap
dung cho céc ky ké toan bat dau ter ngay 01/01/2026. Tai thoi dlem 1ap Bdo cdo tai chinh cho nam tai chinh két thuc ngay AN
31/12/2025, Céng ty van ap dung ché do ké toan theo Théng tw s6 200/2014/TT-BTC. Viéc ap dung Théng tw sé 99/2025/TT- BT?
du kién khdng gay anh hudng trong yéu dén Bao cdo tai chinh ndm 2025 clia Céng ty. ,

Ngoai sy kién néu trén, khong cd s kién trong yeu nao khac phat sinh sau ngay két thic ndm tai chinh yéu cau phai duoc d\ﬁ\//

chinh hay trinh bay trong bao cao tai chinh hgp nhat cda Tap doan.
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Ngay 27 thang 01 nam 2026
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