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A Study on Insufficient Risk Warning in Audit Reports of High—Risk Real Estate Enterprises:
Based on the Case of Novaland Group
Lixiao Huang
Guangxi University of Finance and Economics

[Abstract] Audit reports serve as a critical source of information for capital markets in identifying corporate risks.
However, under conditions where risks accumulate persistently in highly leveraged enterprises, audit opinions do
not always adequately or promptly reflect the true risk profile of these companies. Using Vietnam's listed real estate
company Novaland Group as a case study and analyzing financial indicators, bond default events, related—party
transaction leads, and PwC's audit report from 2019 to 2023, this paper examines the alignment between corporate
risk evolution and audit report risk disclosures. The research reveals that during its expansion phase, Novaland
exhibited early risk signals—including debt shortening, misallocation of funds, and escalating going—concern
pressures—yet its audit reports remained relatively silent for an extended period. Even after concentrated risk
exposure, while audit reports incorporated more going—concern—related warnings, their wording remained overly
general and failed to adequately address core issues such as fund flows, debt maturity, and asset liquidation. This
demonstrates that improving audit reports for high—risk real estate companies requires not only the inclusion of risk
disclosures but also ensuring their timeliness, specificity, and clarity. The study recommends that accounting firms
enhance risk disclosure mechanisms through client risk reviews, thorough fund tracing, going—concern stress testing,
and refined reporting formats to strengthen the early warning value of audit reports for external stakeholders.
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