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nhit 6 thang dau nam 2026
Explanation of the difference in afier-tax
profit on Separate and Consolidated
Financial Statements for the second
quarter of 2026

Kinh giri: Uy ban Chirng khoin Nha nuée

Sé giao dich chirng khoén Thanh phé H6 Chi Minh
To : The State Securities Commision

Hochiminh Stock Exchanges

Tén cong ty: CONG TY CO PHAN PHAT TRIEN BAT BONG SAN VAN PHU
m
/.

Name of organization: VAN PHU REAL ESTATE DEVELOPMENT JOINT STOCK

COMPANY

Mai chiing khoan/Stock symbol: VPI

Dja chi: S& 104 Thai Thinh, Phuong Déng Da, TP Ha No1
Address: No. 104 Thai Thinh Street, Dong Da ward, Ha Noi city.

Cong ty C6 phan Phat trién Bat dong san Vin Pha (Cong ty) xin giai trinh ly do chi tiéu lot
nhuéin sau thué thu nhap doanh nghiép trén Béo cdo tai chinh riéng va hop nhat gitra nién do 6
thang ddu cta nam tai chinh két thuc ngay 31 thang 12 nam 2026 thay doi trén 10% so voi cliing

ky ndm 2025 nhu sau:

Van Phu Real Estate Development Joint Stock Company (the Company) would like to explain
the reason for the change in the profit after corporate income tax target on the separate and
consolidated financial statements for the first half of the financial year ending 31 December
2026, exceeding 10% compared to the same period in 2025 as follows:

Chi ticu 6 thang diu 6 thang diu Chénh I¢ch % tang
Indicators nam 2026 nam 2025 Difference /(giam)
first six months | first six months (VND) %
0f 2026 of 2025 increase
(VND) (VND) /(decrease)
Loi nhudn sau thué 7.578.487.118 | 118.897.812.592 | (111.319.325.474) (94%)

trén BCTC riéng
Profit afier tax on
separate financial
statements

Loi nhuén sau thué 200.856.082.395 | 143.898.592.714 56.957.489.681 40%
trén BCTC hop nhit
Profit after tax on
consolidated
financial statements
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Ly do nhw sau/The reasons are as follows:

e Loi nhugn sau thué trén Bdo cado tai chinh riéng 6 thang dau nam 2026 cia Cong ty giam
manh 94% so véi cung ky ndm 2025 do cac nguyén nhéin sau:

o Profit after tax on the separate financial statements for the first 6 mom‘hs‘ of 2026 for the
Company decreased significantly by 94% compared to the same permd in 2025 due to the
JSollowing reasons:

Trong 6 thang dau nim 2025, Cong ty ghi nhan doanh thu cho thué cac can ho dich vu tai du
an Oakwood Residence Hanoi, ghi nhan doanh thu tir dyr én Dy én dau tu xay dung nha &, nha
két hop thuong mai hon hop tai Phan khu s6 2, khu dé thi phia Nam thanh phé Bic Giang tai
phudng Dinh K&, thanh phd Béc Giang, tinh Bic Giang (“Duw dn Terra Bic Giang™) va ghi nhan
doanh thu tir mét s6 dich vu khac.

In the first six months of 2025, the Company recorded revenue from the rental of serviced
apartments at the Oakwood Residence Hanoi project, recognized revenue from the project for the
construction and investment of residential houses and mixed-use commercial buildings in
Subdivision No. 2, Southern Urban Area of Bac Giang City in Dinh Ke Ward, Bac Giang City,
Bac Giang Province (“Terra Bac Giang Project”), and recorded revenue from certain other
services.

Trong 6 thang dau nam 2026, Cong ty thuc hién cic hoat dong tuong tu nhu cung ky nam
trude va tiép tuc ghi nhan doanh thu tir viée chuyén nhuong cac san pham bat dong san tai Khu
d6 thi Van Phu tai Ha Noi. Ngoai ra Cong ty dang mé rong quy méd dau tu xay dung hoan thién
san pham bat dong san tai cac du an dé ban giao cho khach hang trong céc quy tiép theo do do
chi phi tai chinh va chi phi quan ly doanh nghiép ting manh, dan dén loi nhuan sau thué trén béo
céo tai chinh riéng 6 thang diu nam 2026 ctia Cong ty giam manh so véi ciing ky nam 2025.

In the first six months of 2026, the Company carried out activities similar to those of the
same period last year and continued to record revenue from the transfer of real estate products in
the Van Phu Urban Area in Hanoi. In addition, the Company is expanding the scale of
investment in completing real estate products at projects for handover to customers in the coming
quarters; therefore, financial expenses and corporate management expenses have increased
significantly, resulting in a sharp decline in after-tax profit on the Company's separate financial
statements for the first six months of 2026 compared to the same period in 2025.

e Loi nhudn sau thué trén Bdo cao tai chinh hop nhat 6 thang dau nam 2026 ting 40% so
voi cung ky nam 2025 do cac nguyén nhan sau:

o Consolidated after-tax profit for the first six months of 2026 increased by 40% compared
to the same period in 2025 due to the following reasons:

Trong 6 thang dau nam 2025, loi nhuan sau thué trén Béo cdo tai chinh hop nhét dén tir viéc
ghi nhén doanh thu cho thué can hd tai du 4&n Oakwood Residence Hanoi, doanh thu chuyén
nhuong bat dong san tai du 4n Terra Bic Giang, mot s6 doanh thu dich vu khéc. Tuy nhién chi
phi quan 1y doanh nghi¢p 6 thang dau nam 2026 ting manh do Cong ty dang trong giai doan ting
quy mé nhén sur va ddy manh nhan dién thuong hiéu dé chuan bi cong tac ban hang cac du 4n

dang trién khai.

In the first six months of 2025, the profit after tax on the consolidated financial statements
came from recognizing revenue from apartment rentals at the Oakwood Residence Hanoi project,
real estate transfer revenue at the Terra Bac Giang project, and some other service revenues.
However, corporate management expenses in the first six months of 2026 increased sharply as
the Company is in the phase of expanding its workforce and promoting brand recognition in
preparation for sales activities of ongoing projects.
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Trong 6 thiang dau nam 2026, Cong ty thuc hién cac hoat dong twong tu nhu ciing ky nim
trude va tiép tuc ghi nhan doanh thu chuyén nhuong bét dong san tai du dn Vlasta Thiy Nguyén
va du an TT-39-40 Khu d6 thi méi Van Pha. Ngoai ra Cong ty thuc hién hoan nhdp chi phi Du
an Dau tu xay dung doan tuyén két ndi tir duong Pham Vin Pong dén nut giao thong Go Dua —
Qudc 16 1, quan Thu Puc duge thuc hién theo hop dong xiy dung — chuyén giao (“Hop dong

BT”) gitta UBND thanh phé HO Chi Minh vdi lién danh cac nha ddu tu din dén loi nhuan sau
thué trén béo céo tai chinh hop nhét 6 thing ddu nam 2026 cua Cong ty taing manh so v&i cling

ky nam 2025.

In the first six months of 2026, the Company carried out activities similar to the same period
last year and continued to record revenue from real estate transfers at the Vlasta Thuy Nguyén
project and the TT-39-40 project in the Van Phu New Urban Area. In addition, the Company
reversed costs for the Investment and Construction project of the connecting section from Pham
Vin Pong Street to the Go Dua — National Highway 1 intersection in Thi Duac District, which
was done under the construction-transfer contract (“BT Contract™) between the Ho Chi Minh
City People’s Committee and the consortium of investors. This led to a strong increase in after-
tax profit in the Company’s consolidated financial statements for the first six months of 2026

compared to the same period in 2025.

Do vy, loi nhuan sau thué trén Béo cdo tai chinh hop nhat 6 thang dau nam 2026 tang manh
50% so voi cung ky nam 2025.

Theretfore, consolidated after-tax profit for the first half of 2026 increased su_,mﬁcantly
compared to the same period in 2025.

Cong ty xin giai trinh 1y do chi tiéu loi nhuén sau thué thu nhap doanh nghiép trén Béo céo tai |
chinh riéng gitra nién d 6 thang dau cua ndm tai chinh két thic ngay 31 thang 12 nam 2026 cé

su chénh 1éch trudce va sau soat xét tir 5% tro 1én nhu sau:

The company would like to explain the reason why the post-tax profit indicator on the separate

financial statements for the first half of the fiscal year ending December 31, 2026, shows a

discrepancy of 5% or more before and after the review, as follows:

Chi tiéu 6 thang diu 6 thing diu Chénh I¢ch % tang
Indicators niam 2026 niam 2026 Difference /(giam)
First six months | First six months (VND) Y%
of 2026 after 0f 2026 before increase
review (VND) review (VND) /(decrease)
Loi nhudn sau thué 7.578.487.118 7.100.876.457 477.610.661 6,7%

trén BCTC riéng
Profit afier tax on
separate financial
statements

Ly do nhw sau/The reasons are as follows:

Cong ty ghi nhan bd sung khoan 1ai du thu tién gui sau khi nhdn dugc thong bdo tur ngan hang do
d6 Bdo céo tai chinh riéng gitra nién do 6 thang dau ctia nam tai chinh két thic ngay 31 thang 12
nam 2026 ¢6 su chénh léch trude va sau soat x¢ét nhu trén.

The company recognized additional accrued interest on deposits after receiving notification from
the bank, therefore, the standalone interim financial report for the first six months of the fiscal
year ending December 31, 2026, shows discrepancies before and after the review as noted

above.
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Ngoai ra, khong co phat sinh chénh 1éch nao trén bao cdo tai chinh riéng va hgp nhat can phai

giai trinh.

Additionally, there are no discrepancies in the separate and consolidated financial report that

require further explanation.

Trén déay la giai trinh mot sd nguyén nhan 1am cho loi nhuan sau thué thu nhdp doanh nghi¢p
trén bdo cdo tai chinh riéng va hgp nhat 6 thang dau nam 2026 thay doi trén 10% so vdi cung ky

nam 2025 va chénh 1éch trudc va sau soat xét tir 5% trd 1én

The above is an explanation of some reasons causing the after-tax corporate income
profit in the separate and consolidated financial statements for the first six months of
2026 to change by more than 10% compared to the same period in 2025, and the

difference before and after review is 5% or more.

Tran trong/Sincerely./.

Noi nhdn/ Recipients:

- Nhu kinh gt/ 4s above,

- HDQT (dé bao céo)/ Board of directors (for
reporting)

- Luu: VP-CT/ Filed: Office.

TUQ. CHU TICH HOI PONG QUAN TRI
ON BEHALF OF THE CHAIRMAN OF TH,
BOARD OF DIRECTORS
PHO TONG GIAM POC
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