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Explanation of the difference in after-tax
profit on Separate and Consolidated
Financial Statements for the year 2025
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Tén cong ty: CONG TY CO PHAN PHAT TRIEN BAT DPONG SAN VAN PHU

Name of organization: VAN PHU REAL ESTATE DEVELOPMENT JOINT STOCK
COMPANY

Ma chung khoan/Stock symbol: VPI

Dia chi: S6 104 Thai Thinh, Phuong Dong Pa, TP Ha Noi

Address: No. 104 Thai Thinh Street, Dong Da ward, Ha Noi city.

Cong ty CO phan Phat trién Bét dong san Van Phu (Cong ty) xin gidi trinh 1y do chi tiéu loi
nhuén sau thué thu nhdp doanh nghiép trén Béao cdo tai chinh riéng va hop nhat cho nam tai
chinh két thic ngay 31 thang 12 nam 2025 thay doi trén 10% so véi cung ky nam 2024 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 for the year end 31 December 2025, exceeding 10%
compared to the same period in 2024 as follows:

Chi tiéu Nam 2025 Nam 2024 Chénh léch % tang
Indicators In 2025 In 2024 Difference /(giam)
(VND) (VND) (VND) %
increase
/(decrease)
Loi nhuén sau thué 408,985,614,046 360,656,361,270 48,329,252,776 13%
trén BCTC riéng
Profit after tax on
separate financial
Statements
Loi nhuén sau thué 392,860,287,634 303,899,468,323 88,960,819,311 29%
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 nhuan sau thué trén Bao céo tai chinh riéng Quy 4 nim 2025 cta Cong ty tang manh
127% so véi cung ky nam 2024 do cac nguyén nhan sau:

e Profit after tax on the Company's separate financial statements for Q4 2025 increased
sharply by 127% compared to the same period in 2024 due to the following reasons:

Trong Quy 4 nam 2024, Cong ty ghi nhan doanh thu cho thué céc can ho dich vu tai du 4n
Oakwood Residence Hanoi va ghi nhén doanh thu tr dy 4n Dy dn dau tu xay dung nha ¢, nha két
hop thuong mai hdn hop tai Phan khu sé 2, khu d6 thi phia Nam thanh phé Béc Giang tai
phuong Dinh K¢é, thanh phd Bac Giang, tinh Bic Giang (Nay la tinh Bic Ninh) (“Du an Terra
Bic Giang”). Loi nhuén chi yéu dén tir hoat dong chuyén nhuong san phdm bat dong san tai du
an Du an Terra Bic Giang.

In the fourth quarter of 2024, the Company recognised revenue from leasing serviced
apartments at the QOakwood Residence Hanoi project and recognised revenue from the
Residential and Mixed-use Commercial Construction Investment Project in Subzone 2, Southern
Urban Area of Bac Giang City in Dinh Ke Ward, Bac Giang City, Bac Giang Province ( Bic
Ninh) ("Terra Bac Giang Project"”). The profit mainly came from the transfer of real estate
products at the Terra Bac Giang Project.

Trong Quy 4 nam 2025, Cong ty ngoai viéc ghi nhan doanh thu cho thué cac can hg dich vu
tai du an Oakwood Residence Hanoi va doanh thu chuyén nhuong bat dong san cac du an Terra
Bic Giang va dy an Vlasta Sam Son (tai phuong Nam Sam Son, tinh Thanh Hoa), Cong ty thuc
hién chuyén nhuong cac dy 4n bat dong san tai Béc Ninh. Do d6 loi nhuén sau thué trén Béo cdo
tai chinh riéng Quy 4 nam 2025 cua Cong ty tang manh 127% so véi cung ky nam 2024,

In the fourth quarter of 2025, in addition to recognizing revenue from leasing serviced
apartments at the Oakwood Residence Hanoi project and revenue from the transfer of real estate
in the Terra Bac Giang and Vlasta Sam Son projects (in Nam Sam Son Ward, Thanh Hoa
Province), the Company carried out the transfer of a real estate project in Bac Ninh. As a result,
the net profit after tax in the Company's separate financial statements for the fourth quarter of
2025 increased sharply by 127% compared to the same period in 2024.

e Loi nhudn sau thué trén Bao céo tai chinh hop nhit Quy 4 nam 2025 ting 30% so voi cing
ky nam 2024 do cac nguyén nhan sau:

e After-tax profit on the consolidated financial statements for Q4 2025 increased by 30%
compared to the same period in 2024 due to the following reasons:

Trong Quy 4 nam 2024, loi nhuan sau thué trén Bao cdo tai chinh hop nhit dén tur viée ghi
nhan doanh thu cho thué can ho tai du 4n Oakwood Residence Hanoi, doanh thu chuyén nhuong
bat dong san tai du an Terra Bic Giang, mot s6 doanh thu dich vu khéc.

In the fourth quarter of 2024, the after-tax profit in the consolidated financial statements
came from revenue recognized from leasing apartments at the Oakwood Residence Hanoi
project, revenue from the transfer of real estate at the Terra Bac Giang project, and some other
service revenues.

Trong Quy 4 nam 2025, loi nhuan sau thué trén Bao céo tai chinh hop nhét dén tr vie ghi
nhan doanh thu cho thué can ho tai du an Oakwood Residence Hanoi, doanh thu chuyén nhuong
bat dong san tai du an Terra Bic Giang, mot sO doanh thu dich vu khéac. Ngoai ra Coéng ty con
bat dau thyuc hién ban giao cac san phdm cta du 4n Khu dan cu Thuy Nguyén. Do dé loi nhuédn
sau thué trén Bao cdo tai chinh riéng Quy 4 nam 2025 ciia Cong ty tang 30% so véi cung ky nam
2024.

In the fourth quarter 2025, the profit after tax on the consolidated financial statements came
Jfrom recognizing rental income from apartments at the Oakwood Residence Hanoi project,
revenue from real estate transfers at the Terra Bac Giang project, and some other service
revenues. In addition, the subsidiary began handing over products from the Thuy Nguyen
Residential Area project. As a result, the profit after tax on the Company's separate financial
statements for Q4 2025 increased by 30% compared to the same period in 2024.
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Do viy, loi nhuan sau thué trén Béo céo tai chinh hop nhit nim 2025 tang 29% so vdi cung
ky nam 2024.

Therefore, the after-tax profit on the consolidated financial statements for 2025 increased by
29% compared to the same period in 2024.

Ngoai ra, khong c¢6 phat sinh chénh 1éch nao trén bao céo tai chinh riéng va hop nhat can phai
giai trinh.

Additionally, there are no discrepancies in the separate and consolidated financial report that
require further explanation.

Trén day la giai trinh mot s6 nguyén nhén lam cho loi nhuén sau thué thu nhép doanh nghiép
trén bao cdo tai chinh riéng va hgp nhat nam 2025 thay doi trén 10% so véi cung ky nam 2024.

The above explains the main reasons why the after-tax profit on both the separate and
consolidated financial reports for the year 2025 has changed by more than 10% compared to the
same period in 2025.

Tran trong/Sincerely./.
TUQ. CHU TICH HQI PONG QUAN TRI
ON BEHALF OF THE CHAIRMAN OF THE
BOARD OF DIRECTORS
PHO TONG GIAM POC

Noi nhan/ Recipients:

- Nhu kinh gui/ 4s above;

- HPQT (dé bao cao)/ Board of directors (for
reporting)

- Luu: VP-CT/ Filed: Office.

am Hoang Dang
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