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Van Phu Real Estate Development Joint Stock Company
REPORT OF MANAGEMENT

THE COMPANY

Van Phu Real Estate Development Joint Stock Company (renamed from Van Phu — Invest Investment
Joint Stock Company) (“the Company") is a joint stock company which was established in accordance
with the first Business Registration Certificate No. 0102702590 dated 12 March 2008. The Company
also received its subsequent amended Enterprise Registration Certificates, with the latest being the
28" amendment being granted by Hanoi Department of Finance on 09 June 2025,

The current principal activities of the Company are investment consulting, construction, real estate
development and providing accommodation service.

The Company’s head office is located at No. 104 Thai Thinh Street, Dong Da Ward, Hanoi, Vietnam.
BOARD OF DIRECTORS

Members of the Board of Directors during the period and at the date of this report are:

Mr. To Nhu Toan Chairman

Mr. To Nhu Thang Vice Chairman

Ms. Nguyen Dieu Tu Vice Chairwoman

Mr. Trieu Huu Dai Vice Chairman appointed on 23 April 2025
Ms. Do Thi Thanh Phuong Member

Mr. Pham Hong Chau Member

Mr. Nguyen Thai Son Independent member

Mr. Trinh Thanh Hai Independent member

On 23 April 2025, the above-mentioned members were re-elected by the 2025 Annual General
Meeting of Shareholders as members of the Board of Directors of the Company for the 2025-2030
term.

AUDIT COMMITTEE

Members of the Audit Committee during the period and at the date of this report are:
: : Chairman of Audit Committee
Mr. Trinh Thanh Hai

Ms. Do Thi Thanh Phuong Vice Chairwoman of Audit Committee

MANAGEMENT

Members of the Management during the period and at the date of this report are:

Mr. Pham Hong Chau General Director appointed on 06 June 2025
Mr. Trieu Huu Dai General Director dismissal on 06 June 2025

Mr. To Nhu Thang Dgputy Permanent General appointed on 23 April 2025

Director

Mr. Vu Thanh Tuan Deputy General Director

Mr. Lam Hoang Dang Deputy General Director

Mr. Nguyen Hung Cuong Deputy General Director appointed on 14 January 2025
Mr. Pham Hong Long Deputy General Director appointed on 14 January 2025
Mrs. Phan Le My Hanh Deputy General Director appointed on 13 May 2025

LEGAL REPRESENTATIVE

The legal representatives of the Company during the period and at the date of this report are:

Mr. To Nhu Toan Chairman

Mr. To Nhu Thang Vice Chairman

Mr. Pham Hong Chau General Director (from 06 June 2025)
Mr. Trieu Huu Dai General Director (to 06 June 2025)

Mr. Lam Hoang Dang is authorized by the legal representative to sign the interim consolidated
financial statements for the three-month period ended 30 September 2025 in accordance with the
authorization Letter No. 83/GUQ -VPI dated 25 August 2025.
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Van Phu Real Estate Development Joint Stock Company

REPORT OF MANAGEMENT

Management of Van Phu Real Estate Development Joint Stock Company (‘the Company”) is pleased
to present this report and the interim consolidated financial statements of the Company and its
subsidiaries for the three-month period ended 30 September 2025.

MANAGEMENT’S RESPONSIBILITY IN RESPECT OF THE INTERIM CONSOLIDATED
FINANCIAL STATEMENTS

Management is responsible for the interim consolidated financial statements of each financial period
which give a true and fair view of the interim consolidated financial position of the Company and its
subsidiaries and of the interim consolidated results of its operations and its interim consolidated cash
flows for the period. In preparing those interim consolidated financial statements, management is
required to:

select suitable accounting policies and then apply them consistently;
make judgements and estimates that are reasonable and prudent;

state whether applicable accounting standards have been followed, subject to any material
departures disclosed and explained in the interim consolidated financial statements; and

prepare the interim consolidated financial statements on the going concern basis unless it is
inappropriate to presume that the Company and its subsidiaries will continue its business.

Management is responsible for ensuring that proper accounting records are kept which disclose, with
reasonable accuracy at any time, the interim consolidated financial position of the Company and its
subsidiaries and to ensure that the accounting records comply with the applied accounting system. It
is also responsible for safeguarding the assets of the Company and its subsidiaries and hence for
taking reasonable steps for the prevention and detection of fraud and other irregularities.

Management confirmed that it has complied with the above requirements in preparing the
accompanying interim consolidated financial statements.

STATEMENT BY MANAGEMENT

Management does hereby state that, in its opinion, the accompanying interim consolidated financial
statements give a true and fair view of the interim consolidated financial position of the Company and
its subsidiaries as at 30 September 2025 and of the interim consolidated results of its operations and
its interim consolidated cash flows for the three-month period then ended in accordance with
Vietnamese Accounting Standards, Vietnamese Enterprise Accounting System and the statutory
requirements relevant to the preparation and presentation of the interim consolidated financial
statements.

Lam Hoang Dang
Deputy General Director

Hanoi, Vietnam

29 October 2025
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Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED BALANCE SHEET

as at 30 September 2025

BO1a-DN/HN

Currency: VND

Code | ASSETS Notes | 30 September 2025 | 31 December 2024
100 | A. CURRENT ASSETS 7,466,157,794,689 | 5,259,400,630,531
110 | l. Cash and cash equivalents 5 167,172,393,995 497,531,322,936
111 1. Cash 88,162,613,833 148,868,093,689
112 2. Cash equivalents 79,009,780,162 348,663,229,247
120 | ll. Short-term investments 109,539,302 106,603,556
123 1. Held-to-maturity investments 6 109,539,302 106,603,556
130 | Ill. Current accounts receivable 1,782,241,684,332 | 1,787,187,062,077
131 1. Short-term trade receivables ra 186,381,672,258 179,433,940,407
132 2. Short-term advances to

suppliers 7.2 375,596,586,733 134,673,119,861
135 3. Short-term loan receivables 8 174,078,351,121 522,736,736,121
136 4. Other short-term receivables 9 1,102,197,783,333 1,010,767,069,325
137 5. Provision for doubtful short-

term receivables 10 (56,012,709,113) (60,423,803,637)
140 | IV. Inventories 11 5,407,909,623,021 | 2,946,725,609,428
141 1. Inventories 5,420,892,284,889 | 2,959,708,271,296
149 2. Provision for obsolete

inventories (12,982,661,868) (12,982,661,868)
150 V. Other current assets 108,724,554,039 27,850,032,534
151 1. Short-term prepaid

expenses 12 85,716,555,891 4,257,716,417
152 2. Value-added tax deductible 19 21,477,689,054 22,771,690,606
153 3. Tax and other receivables

from the State 19 1,530,309,094 820,625,511
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Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED BALANCE SHEET (continued)
as at 30 September 2025

B0O1a-DN/HN

Currency: VND

Code | ASSETS Notes | 30 September 2025 | 31 December 2024
200 | B. NON-CURRENT ASSETS 6,545,502,026,971 | 5,879,118,781,133
210 | I. Long-term receivables 238,959,022,715 745,106,520,825
211 1. Long-term trade receivables 7.1 - 3,378,885,790
216 2. Other long-term receivables 9 238,959,022,715 741,727,635,035
220 | ll. Fixed assets 519,034,120,873 534,884,184,735
221 1. Tangible fixed assets 13 514,493,914,781 529,567,131,879
222 Cost 653,481,706,862 653,259,905,095
223 Accumulated depreciation (138,987,792,081) (123,692,773,216)
227 2. Intangible fixed assets 4,540,206,092 5,317,052,856
228 Cost 10,455,529,754 9,979,779,754
229 Accumulated amortisation (6,916,323,662) (4,662,726,898)
230 lll. Investment properties 14 307,395,314,999 ' 316,040,808,248
231 1. Cost 350,478,849,678 350,478,849,678
232 2. Accumulated amortisation (43,083,534,679) (34,438,041,430)
240 | IV. Long-term assets in progress 2,753,697,743,573 | 2,5637,506,753,862
241 1. Long-term work in progress 16.1 2,081,542.947 758 | 1,878,856,830,103
242 2. Construction in progress 16.2 672,154,795,815 658,649,923,759
250 | V. Long-term investments 2,683,575,455,544 | 1,592,252,879,397
252 1. Investments in associates,

joint ventures entities 17 2,683,5675,455,544 | 1,592,252 879,397
260 | VI. Other long-term assets 142,840,369,267 153,327,634,066
261 1. Long-term prepaid expenses | 12 42.621,130,063 38,341,912,157

262 2. Deferred tax assets 30.3 100,219,239,204 114,985,721,909

270 | TOTAL ASSETS 14,011,659,821,660 | 11,138,519,411,664




Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED BALANCE SHEET (continued)

as at 30 September 2025

B0O1a-DN/HN

Currency: VND

Code

RESOURCES

Notes

30 September
2025

31 December 2024

300

310
311
312

313
314
315
318

319
320
321
322

330
333
337
338
341
342

C. LIABILITIES

I. Current liabilities

1. Short-term trade payables

2. Short-term advances from
customers
Statutory obligations
Payables to employees
Short-term accrued expenses
Short-term unearned
revenues
7. Other short-term payables
8. Short-term loans
9
1

oo B

. Short-term provisions
0. Bonus and welfare fund

Il. Non-current liabilities
1. Long-term accrued expenses
2. Other long-term payables
3. Long-term loans
4. Deferred tax liabilities
5. Long-term provisions

18.1

18.2
19

20

21
22

20
21
22
30.3
23

8,660,374,705,268

2,917,001,512,211
101,798,404,439

830,019,743,760
55,836,313,305
13,030,739,010
250,777,357,600

9,268,328,181
508,266,646,356
1,107,125,202,322
819,877,569
40,058,898,769

5,743,373,193,057
340,039,585,772
432,146,511,752
4,935,5639,507,535
31,830,445,769
3,817,142,229

6,064,379,225,600

2,105,572,833,456
83,167,252,252

86,321,582,876
60,425,563,415
10,903,728,557
337,032,013,804

4,658,777,650
229,994,132,761
1,252,191,005,803
819,877,569
40,058,898,769

3,958,806,392,144
286,856,499,315
349,501,536,690
3,296,632,159,633
21,503,172,012
4,313,024,494
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Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED BALANCE SHEET (continued)
as at 30 September 2025

B01a-DN/HN

Currency: VND

Code | RESOURCES Notes | 30 September 2025 | 31 December 2024
400 | D. OWNERS’ EQUITY 5,351,285,116,392 5,074,140,186,064
410 | I. Capital 24 5,351,285,116,392 | 5,074,140,186,064
411 1. lIssued share capital 3,200,495,770,000 | 3,200,495,770,000
411a - Ordinary shares with
voting rights 3,200,495,770,000 | 3,200,495,770,000
2. Share premium 574.,656,557,853 574,656,557,853
418 3. Investment and development
fund 15,177,859,740 15,177,859,740
420 4. Other funds belonging to
owners' equity 18,388,929,869 7,588,929,869
421 5. Undistributed earnings 1,312,811,918,250 | 1,060,809,082,247
421a - Undistributed earnings by
the end of prior year 1,049,959,082,247 738,618,655,009
421b - Undistributed earnings of
current period/previous
year 262,852,836,003 322,190,427,238
429 6. Non-controlling interests 229,754,080,680 215,411,986,355
440 [ TOTAL LIABILITIES AND OWNERS 14,011,659,8 38,519 411,664
EQUITY / AT TRIE
i V4 v‘*/—-ii\

0 ()

Nguyen The Quan

Preparer

Hanoi, Vietnam

29 October 2025

My Yen
hlef Accountant

Lam Hoang Dang
Deputy General Director
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Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED CASH FLOW STATEMENT

for the nine-month period ended 30 September 2025

Currency: VND

B03a-DN/HN

Code

ITEMS

Notes

For the nine-month
period ended 30
September 2025

For the nine-month
period ended 30
September 2024

01

02

03
05
06

08
09
10
11
12
14
15

20

21

23

24

25
26

27

30

CASH FLOWS FROM
OPERATING ACTIVITIES

Profit before tax
Adjustments for:

Depreciation of tangible fixed
assets and investment properties
and amotisation of intangible

fixed assets

(Reversal of provisions)/provisions
Profit from investing activities
Interest expenses (including bond
issuance costs allocated during
the period)

Operating profit before changes in
working capital

(Increase)/decrease in
receivables

Increase in inventories
Decrease in payables
Decrease in prepaid expenses
Interest paid

Corporate income tax paid

Net cash flows (used in)/from
operating activities

CASH FLOWS FROM
INVESTING ACTIVITIES
Purchase and construction of
fixed assets and other long-term
assets

Loans to other entities and
payments for purchase of debt
instruments of other entities
Collections from borrowers and
proceeds from sale of debt
instruments of other entities
Payments for investments in
other entities

Proceeds from sale of
investments in other entities
Interest and dividends and profit
distribution received

Net cash flows from/(used in)
| investing activities

319,343,250,955

28,267,834,495
(4,906,976,789)
(183,149,887,112)

23,342,708,421

182,896,929,970
965,683,096,693
(1,892,012,367,519)
1,385,123,457,342
(85,738,057,380)

(343,455,023,713)
(31,562,784,874)

180,935,250,519

(157,327,402,074)

(780,085,935,746)

1,128,741,385,000
(1,750,155,247,850)
333,000,000,000

03,718,253,278

(1,132,108,947,392)

220,264,169,434

28,728,851,326
(16,794,284,385)
(263,623,448,184)

179,038,208,660

147,613,496,851

(321,096,033,597)
199,091,133,019
(252,191,672,203)
6,347,433,272
(146,281,090,273)

(27,220,071,476)

(393,736,804,407)

(27,702,085,615)

(208,052,235,027)

134,821,000,000
(32,545,279,768)
12,282,244,215

84,733,335,657

(36,463,020,538)

lwid



Van Phu Real Estate Development Joint Stock Company

INTERIM CONSOLIDATED CASH FLOW STATEMENT (continued)
for the nine-month period ended 30 September 2025

B03a-DN/HN

Currency: VIND

For the nine-month | For the nine-month
period ended 30 period ended 30
Code | ITEMS Notes September 2025 September 2024
Ill. CASH FLOWS FROM
FINANCING ACTIVITIES
33 Proceeds from issuing stocks and
capital contributions from owners 8,800,000,000 4,500,000,000
33 Drawdown of borrowings 4,528,796,894,257 | 1,971,166,034,994
34 Repayment of borrowings (3,916,658,792,992) |(1,637,249,838,294)
36 Dividends paid (123,333,333) -
40 | Net cash flows from/(used in)
financing activities 620,814,767,932 338,416,196,700
50 | Net cash flows during the period (330,358,928,941) (91,783,628,245)
60 Cash and cash equivalents at
beginning of the period 497,531,322,936 191,400,083,310
70 | Cash and cash equivalents at end
of the period 5 167,172,393,995 99,616,455,065

o §

Nguyen The Quan

Preparer

n My Yen

|ef Accountant

Hanoi, Vietnam

29 October 2025

10

Lam Hoang Dang
Deputy General Director
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS
as at 30 September 2025 and for the three-month period then ended

gl CORPORATE INFORMATION

Van Phu Real Estate Development Joint Stock Company ("the Company”) is a joint stock
company which was established in accordance with the first Business Registration Certificate
No. 0102702590 dated 12 March 2008. The Company also received its subsequent amended
Enterprise Registration Certificates, with the latest being the 28" amendment being granted
by Hanoi Department of Finance on 09 June 2025.

The current principal activities of the Company are investment consulting, construction, real
estate development and providing accommodation services.

The Company’s head office is located at No. 104 Thai Thinh Street, Dong Da Ward, Hanoi,
Vietnam.

The Company’s normal course of business cycle of real estate business starts at the time of
application for investment certificate, commencement of site clearance and construction and
ends at the time of completion. Thus, the Company and its subsidiaries’ normal course of
business cycle of real estate business is from 12 to 36 months.

The Company and its subsidiaries’ normal course of business cycle for other business
activities is 12 months.

The total number of the Company’'s employees as at 30 September 2025 is 294 (31 December
2024: 246).

11
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

1. CORPORATE INFORMATION (continued)
Corporate structure

As at 30 September 2025, the Company has 11 subsidiaries (as at 31 December 2024: 9
subsidiaries). Detailed information of subsidiaries and ownership interest and voting rights of
the Company are as follows:

Voting
Ownership  rights Principle
No  Name of subsidiary interest (%) (%) Address activities
1 Van Phu Giang Vo 100% 100% No. 104 Thai Thinh Real estate
Investment One-member Street, Dong Da Ward,  business
Limited Liability Company Hanoi
2 Grand Home Investment 62% 62% No. 104 Thai Thinh Construction
Joint Stock Company Street, Dong Da Ward, and real estate
Hanoi business
3 Tan Tri Real Estate 82.71% 82.71%  No. 104 Thai Thinh Real estate
Investment Joint Stock Street, Dong Da Ward,  business
Company Hanoi
4 Van Phu Bac Ai Joint 60% 60% No. 129 Le Van Duyet,  Real estate
Stock Company Gia Dinh Ward, Ho Chi  business
Minh City
5 Van Phu B&C Joint Stock 70% 70% No. 104 Thai Thinh Real estate
Company Street, Dong Da Ward,  consulting,
Hanoi brokerage and
auction
6 Van Phu Resort - Loc 100% 100%  Road No. 7, An Cuu Real estate
Binh Company Limited New Urban Area, An business

Cuu Ward, Hue City

7 Union Success Vina Joint 93.69% 98.16% KmO0+541.95, Provincial Real estate
Stock Company (*) Road 359C, Xanh Soi business
Residential Group,
Thuy Nguyen Ward, Hai

Phong City
8 Van Phu Hospitality Joint 90% 90% No. 104 Thai Thinh Short-term
Stock Company Street, Dong Da Ward,  accommodation
Hanoi services
9 Son Thang trading & 89% 99% 42 Quang Trung, Dong  Short-term
service Company Limited Hoi Ward, Quang Tri accommodation
Province services
10 New tech Investment 99% 99% 49 Pham Ngoc Thach, Real estate
Construction Corporation Xuan Hoa Ward, Ho business
Chi Minh City
14 Van Phu Homes Joint 70% 70% No. 104 Thai Thinh Real estate
Stock Company Street, Dong Da Ward,  consulting,
Hanoi brokerage and

auction

(*) The Company’s ownership interest in this subsidiary is different from its voting rights
because it controls this subsidiary indirectly through another subsidiary.

The Company has associates and joint ventures as represented in Note 17.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

2, BASIS OF PREPARATION
2.1 Accounting standards and system

The interim consolidated financial statements of the Company and its subsidiaries expressed
in Vietnam Dong ("VND") are prepared in accordance with Vietnamese Enterprise Accounting
System and Vietnamese Accounting Standard No. 27 - Interim Financial Reporting and other
Vietnamese Accounting Standards issued by the Ministry of Finance as per:

Decision No. 149/2001/QD-BTC dated 31 December 2001 on the Issuance and
Promulgation of Four Vietnamese Accounting Standards (Series 1);

Decision No. 165/2002/QD-BTC dated 31 December 2002 on the Issuance and
Promulgation of Six Viethamese Accounting Standards (Series 2);

Decision No. 234/2003/QD-BTC dated 30 December 2003 on the Issuance and
Promulgation of Six Vietnamese Accounting Standards (Series 3);

Decision No. 12/2005/QD-BTC dated 15 February 2005 on the lIssuance and
Promulgation of Six Vietnamese Accounting Standards (Series 4); and

Decision No. 100/2005/QD-BTC dated 28 December 2005 on the Issuance and
Promulgation of Four Vietnamese Accounting Standards (Series 5).

Accordingly, the accompanying interim consolidated financial statements, including their
utilisation are not designed for those who are not informed about Vietnam's accounting
principles, procedures and practices and furthermore are not intended to present the interim
consolidated financial position, interim consolidated results of operations and interim
consolidated cash flows in accordance with accounting principles and practices generally
accepted in countries other than Vietnam.

2.2 Applied accounting documentation system
The Company and its subsidiaries’ applied accounting documentation system is general journal.

2.3 Fiscal year

The Company and its subsidiaries' fiscal year applicable for the preparation of its financial
statements starts on 1 January and ends on 31 December.

2.4 Accounting currency

The interim consolidated financial statements of the Company and its subsidiaries are
prepared in VND which is also the Company and its subsidiaries’ accounting currency.

2.5 Basis of consolidation

The interim consolidated financial statements comprise the interim financial statements of the
parent company and its subsidiaries for the three-month period ended 30 September 2025.

Subsidiaries are fully consolidated from the date of acquisition, being the date on which the
Company and its subsidiaries obtain control, and continued to be consolidated until the date
that such control ceases.

The interim financial statements of the parent company and its subsidiaries are prepared for
the same reporting period as the parent company, using consistent accounting policies.

The balance of accounts on the interim balance sheet between units in the Company and its

subsidiaries, income and expenses, unrealized internal profits or losses arising from these
transactions are completely excluded.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

2,

2.5

3.1

3.2

BASIS OF PREPARATION (continued)
Basis of consolidation (continued)

Non-controlling interests represent the portion of profit or loss and net assets not held by the
Company and its subsidiaries and are presented separately in the interim consolidated
income statement and within equity in the interim consolidated balance sheet.

Impact of change in the ownership interest of a subsidiary, without a loss of control, is
recorded in undistributed earnings.

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Cash and cash equivalents

Cash and cash equivalents comprise cash on hand, cash at banks and short-term, highly
liquid investments with an original maturity of not more than three months that are readily
convertible into known amounts of cash and that are subject to an insignificant risk of change
in value.

Inventories

Inventories are stated at the lower of cost incurred in bringing each product to its present
location and condition, and net realisable value.

The periodic method is used to record raw materials, tools and supplies which cost of
purchase are valued on a weighted average basis.

Net realisable value represents the estimated selling price in the ordinary course of business
less the estimated costs to complete and the estimated costs necessary to make the sale.

Inventory property

Property acquired or being constructed for sale in the ordinary course of business, rather than
to be held for rental or capital appreciation, is held as inventory property and is measured at
the lower of cost and net realisable value.

Cost includes:
Freehold and leasehold rights for land,;
Amounts paid to contractors for construction; and
Borrowing costs, planning and design costs, costs of site preparation, professional fees
for legal services, property transfer taxes, construction overheads and other related costs.

Net realisable value is the estimated selling price in the ordinary course of the business, based
on market prices at the reporting date and discounted for the time value of money if material,
less costs to completion and the estimated costs of sale.

The cost of inventory property recognised in profit or loss on disposal is determined with
reference to the specific costs incurred on the property sold and an allocation of any non-
specific costs based on appropriate basis.

Provision for obsolete inventories
An inventory provision is created for the estimated loss arising due to the impairment of value
(through diminution, damage, obsolescence, etc.) of raw materials, finished goods, and other
inventories owned by the Company, based on appropriate evidence of impairment available
at the interim balance sheet date.

Increases or decreases to the provision balance are recorded into the cost of goods sold
account in the interim consolidated income staternent.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.

3.3

3.4

3.5

3.6

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Receivables

Receivables are presented in the interim consolidated financial statements at the carrying
amounts due from customers and other debtors, after provision for doubtful debts.

The provision for doubtful debts represents amounts of outstanding receivables at the interim
consolidated balance sheet date which are doubtful of being recovered. Increases or
decreases to the provision balance are recorded as general and administrative expense in
the interim consclidated income statement.

Tangible fixed assets
Tangible fixed assets are stated at cost less accumulated depreciation.

The cost of a tangible fixed asset comprises of its purchase price and any directly attributable
costs of bringing the tangible fixed asset to working condition for its intended use.

Expenditures for additions, improvements and renewals are added to the carrying amount of
the assets and expenditures for maintenance and repairs are charged to the interim
consolidated income statement as incurred.

When tangible fixed assets are sold or retired, any gain or loss resulting from their disposal
(the difference between the net disposal proceeds and the carrying amount) is included in the
interim consolidated income statement.

Leased assets

The determination of whether an arrangement is, or contains a lease is based on the
substance of the arrangement at inception date and requires an assessment of whether the
fulfilment of the arrangement is dependent on the use of a specific asset and the arrangement
conveys a right to use the asset.

A lease is classified as a finance lease whenever the terms of the lease transfer substantially
all the risks and rewards of ownership of the asset to the lessee. All other leases are classified
as operating leases.

Where the Company and its subsidiaries are the lessee

Rentals under operating leases are charged to the interim consolidated income statement on
a straight-line basis over the lease term.

Where the Company and its subsidiaries are the lessor

Lease income is recognised in the interim consolidated income statement on a straight-line
basis over the lease term.

Intangible fixed assets
Intangible fixed assets are stated at cost less accumulated amortisation.

The cost of an intangible fixed asset comprises of its purchase price and any directly
attributable costs of preparing the intangible fixed asset for its intended use.

Expenditures for additions, improvements are added to the carrying amount of the assets and
other expenditures are charged to the interim consolidated income statement as incurred.

When intangible fixed assets are sold or retired, any gain or loss resulting from their disposal
(the difference between the net disposal proceeds and the carrying amount) is included in the
interim consolidated income statement.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.

3.7

3.8

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Depreciation and amortisation

Depreciation of tangible fixed assets and amortisation of intangible fixed assets are calculated
on a straight-line basis over the estimated useful life of each asset as follows:

Buildings and structures 46 years
Machinery and equipment 8 years
Means of transportation 6 -7 years
Office equipment 3 -6 years
Computer software 3 years
Others 8 years
Investment properties

Investment properties are stated at cost including transaction costs less accumulated
depreciation and amortisation. Investment properties held for capital appreciation are not
depreciated/amortised but subject to impairment review.

Subsequent expenditure relating to an investment property that has already been recognised
is added to the net book value of the investment property when it is probable that future
economic benefits, in excess of the originally assessed standard of performance of the
existing investment property, will flow to the Company.

Depreciation and amortisation of investment properties are calculated on a straight-line
basis over the estimated useful life of each asset as follows:

Buildings, structures 36 — 47 years
Machinery and equipment 15 years

Investment properties are derecognised when either they have been disposed of or when the
investment properties are permanently withdrawn from use and no future economic benefit is
expected from its disposal. The difference between the net disposal proceeds and the carrying
amount of the assets is recognised in the consolidated interim income statement in the period
of retirement or disposal.

Transfers are made to investment properties when, and only when, there is a change in use,
evidenced by ending of owner-occupation, commencement of an operating lease to another
party or ending of construction or development. Transfers are made from investment
properties when, and only when, there is change in use, evidenced by commencement of
owner-occupation or commencement of development with a view to sale. The transfer from
investment property to owner-occupied property or inventories does not change the cost or
the carrying value of the property for subsequent accounting at the date of change in use.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.
3.9

3.10

3.12

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Prepaid expenses

Prepaid expenses are reported as short-term or long-term prepaid expenses on the interim
consolidated balance sheet and amortised over the period for which the amounts are paid or
the period in which economic benefits are generated in relation to these expenses.

Short-term prepaid expenses include brokerage costs for real estate sales, provisional
corporate income tax for payments made according to the progress of customers buying real
estate at the Company and its subsidiaries' real estate projects and other prepaid expenses
that bring future economic benefits for less than one business cycle.

Long-term prepaid expenses include pre-operation expenditure, tools and supplies, prepaid
land rental and other prepaid expenses that bring future economic benefits for more than one
year.

Business combinations

Business combinations are accounted for using the purchase method. The cost of a business
combination is measured as the fair value of assets given, equity instruments issued and
liabilities incurred or assumed at the date of exchange plus any costs directly attributable to
the business combination. Identifiable assets, liabilities and contingent liabilities assumed in
a business combination are measured initially at fair values at the date of business
combination.

Assets acquisitions and business combinations

The Company and its subsidiaries acquire subsidiaries that own assets and operating
activities. At the date of acquisition, the Company and its subsidiaries consider whether the
acquisition represents the acquisition of a business. The Company and its subsidiaries
account for an acquisition as a business combination where an integrated set of activities is
acquired in addition to the assets.

When the acquisition of subsidiaries does not represent a business combination, it is
accounted for as an acquisition of a group of assets and liabilities. The cost of the acquisition
is allocated to the assets and liabilities acquired based upon their relative fair values, and no
goodwill or deferred tax is recognised.

Investments
Investments in associates

The Company and its subsidiaries’ investment in its associates is accounted for using the
equity method of accounting. An associate is an entity in which the Company and its
subsidiaries have significant influence that is neither subsidiaries nor joint ventures. The
Company and its subsidiaries generally deem they have significant influence if they have over
20% of the voting rights.

Under the equity method, the investment is carried in the interim consolidated balance sheet
at cost plus post-acquisition changes in the Company and its subsidiaries’ share of net assets
of the associates. Goodwill arising on acquisition of the associate is included in the carrying
amount of the investment. Goodwill is not amortised and subject to annual review for
impairment. The interim consolidated income statement reflects the share of the post-
acquisition results of operation of the associate.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.

3.12

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Investments (continued)
Investments in associates (continued)

The share of post-acquisition profit/(loss) of the associates is presented on face of the interim
consolidated income statement and its share of post-acquisition movements in reserves is
recognised in reserves. The cumulative post-acquisition movements are adjusted against the
carrying amount of the investment. Dividend/profit sharing receivable from associates reduces
the carrying amount of the investment.

The financial statements of the associates are prepared for the same reporting period and
use the same accounting policies as the Company and its subsidiaries. Where necessary,
adjustments are made to bring the accounting policies in line with those of the Company and
its subsidiaries.

Investments in joint ventures

The Company and its subsidiaries’ investment in joint ventures entity is accounted for using
the equity method of accounting. Under the equity method, the investment is carried in the
interim consolidated balance sheet at cost plus post joint venture changes in the Company
and its subsidiaries' share of net assets of the joint venture entity. The interim consolidated
income statement reflects the share of the post-acquisition results of operation of the joint
venture entity.

The share of profit/(loss) of the joint venture entity is presented on face of the interim
consolidated income statement and its share of post-acquisition movements in reserves is
recognised in reserves. The cumulative post-acquisition movements are adjusted against the
carrying amount of the investment. Dividend/profit sharing receivable from joint ventures
entities reduces the carrying amount of the investment.

The financial statements of the joint venture entities are prepared for the same reporting
period and use the same accounting policies as the Company and its subsidiaries. Where
necessary, adjustments are made to bring the accounting policies in line with those of the
Company and its subsidiaries.

Held-for-trading securities and investments in other entities

Held-for-trading securities and investments in other entities are stated at their acquisition
costs.

Provision for investments

Provision of the investment is made when there are reliable evidences of the diminution in
value of those investments at the balance sheet date. Increases and decreases to the
provision balance are recorded as finance expenses in the interim consolidated income
statement.

Held-to-maturity investments
Held-to-maturity investments are stated at their acquisition costs. After initial recognition, held-
to-maturity investments are measured at recoverable amount. Any impairment loss incurred

is recognised as finance expense in the interim consolidated income statement and deducted
against the value of such investments.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.13

3.14

3.15

3.16

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Borrowing cost

Borrowing costs consist of interest and other costs that an entity incurs in connection with the
borrowing of funds. Borrowing costs are recorded as expense during the period in which they
incurred, except for borrowing costs that are directly attributable to the acquisition,
construction or production of an asset that necessarily takes a substantial period of time to
get ready for its intended use or sale are capitalised as part of the cost of the respective asset.

Payables and accruals

Payables and accruals are recognised for amounts to be paid in the future for goods and
services received, whether or not billed to the Company and its subsidiaries.

Provisions
General

Provisions are recognised when the Company and its subsidiaries have a present obligation
(legal or constructive) as a result of a past event, it is probable that an outflow of resources
embodying economic benefits will be required to settle the obligation and a reliable estimate
can be made of the amount of the obligation.

When the Company and its subsidiaries expect some or all of a provision to be reimbursed,
for example under an insurance contract, the reimbursement is recognised as a separate
asset but only when the reimbursement is virtually certain. The expense relating to any
provision is presented in the interim consolidated income statement net of any
reimbursement.

If the effect of the time value of money is material, provisions are discounted using a current
pretax rate that reflects, where appropriate, the risks specific to the liability. Where discounting
is used, the increase in the provision due to the passage of time is recognised as a finance
expense.

Warranty provision

The Company and its subsidiaries estimate warranty provision based on revenue and existing
information about repairs of past real estate properties and goods sold.

Convertible bond

Bonds that are convertible by the holder into a fixed number of ordinary shares of the entity
are separated into financial liability (a contractual arrangement to deliver cash or another
financial assets) and equity instrument (a call option granting the holder the right, for a
specified period of time) based on the terms of the contract.

On issuance of the convertible bond, the fair value of the liability component is determined by
discounting the future payment (including principal and interest) to present value at the market
rate for an equivalent non-convertible bond less issuance cost.

The remainder of the proceeds is allocated to the conversion option that is recognised and
included in shareholders' equity. The carrying amount of the conversion option is not re-
measured in subsequent years.

Transaction costs are allocated during the lifetime of the bond following straight line basis. At
initial recognition, issuance costs are deducted from the liability component of the bond.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOQLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.17

3.18

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)

Appropriation of net profits

Net profit after tax (excluding negative goodwill arising from a bargain purchase) is available
for appropriation to shareholders after approval by the Annual General Meeting, and after
making appropriation to reserve funds in accordance with the Charter of the Company and its
subsidiaries and Vietnam's regulatory requirements.

The Company and its subsidiaries maintain the following reserve funds which are
appropriated from the Company and its subsidiaries’ net profit as proposed by the Board of
Directors and subject to approval by shareholders at the Annual General Meeting.
Investment and development fund

This fund is set aside for use in the Company and its subsidiaries’ expansion of its operation
or of in-depth investment or to cover financial loss of the Company and its subsidiaries in the
future.

Bonus and welfare fund

This fund is set aside for the purpose of pecuniary rewarding and encouraging, common

benefits and improvement of the employees’ benefits, and presented as a liability on the
interim consolidated balance sheet.

Revenue recognition

Revenue is recognised to the extent that it is probable that the economic benefits will flow to
the Company and its subsidiaries and the revenue can be reliably measured. Revenue is
measured at the fair value of the consideration received or receivable, excluding trade
discount, rebate and sales return. The following specific recognition criteria must also be met
before revenue is recognised:

Revenue from sale of inventory property

Revenue from sale of inventory property is recognised when the significant risks and rewards
incident to ownership of the properties have been transferred to the buyer, usually coinciding
with the time of handing over the property.

Rendering of services

Revenue from rendering of services is recognised when the services are provided to the
customers.

Interest

Revenue is recognised as the interest accrues (taking into account the effective yield on the
asset) unless collectability is in doubt.

Dividends

Income is recognised when the Company and its subsidiaries’ entitlement as an investor to
receive the dividends is established.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOQLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.19

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Taxation
Current income tax

Current income tax assets and liabilities for the current and prior periods are measured at the
amount expected to be recovered from or paid to the taxation authorities. The tax rates and
tax laws used to compute the amount are those that are enacted as at the interim consolidated
balance sheet date.

Current income tax is charged or credited to the interim consolidated income statement,
except when it relates to items recognised directly to equity, in which case the current income
tax is also dealt with in equity.

Current income tax assets and liabilities are offset when there is a legally enforceable right
for the Company and its subsidiaries to set off current tax assets against current tax liabilities
and when the Company and its subsidiaries intend to settle its current tax assets and liabilities
on a net basis.

Deferred tax

Deferred tax is provided using the liability method on temporary differences at the interim
consolidated balance sheet date between the tax base of assets and liabilities and their
carrying amount in interim consolidated financial statements.

Deferred tax liabilities are recognised for all taxable temporary differences, except:

where the deferred tax liability arises from the initial recognition of an asset or liability in
a transaction which at the time of the related transaction affects neither the accounting
profit nor taxable profit or loss; and

in respect of taxable temporarily differences associated with investments in subsidiaries
and interests in joint ventures where timing of the reversal of the temporary difference
can be controlled and it is probable that the temporary difference will not reverse in the
foreseeable future.

Deferred tax assets are recognised for all deductible temporary differences, carried forward
unused tax credit and unused tax losses, to the extent that it is probable that taxable profit will
be available against which deductible temporary differences, carried forward unused tax credit
and unused tax losses can be utilised, except:

where the deferred tax asset in respect of deductible temporary difference which arises
from the initial recognition of an asset or liability which at the time of the related
transaction, affects neither the accounting profit nor taxable profit or loss; and

in respect of deductible temporarily differences associated with investments in
subsidiaries, associates, and interests in joint ventures, deferred tax assets are
recognised only to the extent that it is probable that the temporary differences will reverse
in the foreseeable future and taxable profit will be available against which the temporary
differences can be utilised.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

3.

3.19

3.20

3.21

SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (continued)
Taxation (continued)
Deferred tax (continued)

The carrying amount of deferred tax assets is reviewed at each interim consolidated balance
sheet date and reduced to the extent that it is no longer probable that sufficient taxable profit
will be available to allow all or part of the deferred tax asset to be utilised. Previously
unrecognised deferred tax assets are re assessed at each interim consolidated balance sheet
date and are recognised to the extent that it has become probable that future taxable profit
will allow the deferred tax assets to be recovered.

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply in
the period when the asset realised or the liability is settled based on tax rates and tax laws
that have been enacted at the interim consolidated balance sheet date.

Deferred tax is charged or credited to the interim consolidated income statement, except when
it relates to items recognised directly to equity, in which case the deferred tax is also dealt
with in the equity account.

Deferred tax assets and liabilities are offset when there is a legally enforceable right for the
Company and its subsidiaries to offset current tax assets against current tax liabilities and
when they relate to income taxes levied by the same taxation authority on:

either the same taxable entity; or

when the Company and its subsidiaries intend either settle current tax liabilities and
assets on a net basis or to realise the assets and settle the liabilities simultaneously, in
each future period in which significant amounts of deferred tax liabilities or assets are
expected to be settled or recovered.

Earnings per share

Basic earnings per share amounts are calculated by dividing net profit after tax for the period
attributable to ordinary shareholders of the Company and its subsidiaries (after adjusting for
the bonus and welfare fund) by the weighted average number of ordinary shares outstanding
during the period.

Diluted earnings per share amounts are calculated by dividing the net profit after tax
attributable to ordinary equity holders of the Company and its subsidiaries (after adjusting for
interest on the convertible preference shares) by the weighted average number of ordinary
shares outstanding during the period plus the weighted average number of ordinary shares
that would be issued on conversion of all the dilutive potential ordinary shares into ordinary
shares.

Related parties

Parties are considered to be related parties of the Company and its subsidiaries if one party
has the ability to control the other party or exercise significant influence over the other party
in making financial and operating decisions, or when the Company and its subsidiaries and
other party are under common control or under common significant influence. Related parties
can be enterprise or individual, including close members of their families.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

4. IMPORTANT EVENTS IN THE CURRENT PERIOD
Acquisition of a stake in New Tech Investment Construction Corporation

On March 27, 2025, the Company completed the transfer of 99% of the charter capital at New
Tech Investment Construction Corporation, with the transfer price of 495 billion. The
difference between the transfer fee and the fair value of the assets and liabilities of NewTech
Company at the date of purchase was 86.99 billion, recorded as "Right to develop the New
Tech Project - District 7, Ho Chi Minh City" on the interim consolidated balance sheet (Note

16.2).
5. CASH AND CASH EQUIVALENTS
Currency: VND
30 September

2025 31 December 2024
Cash on hand 11,032,663,511 2,379,864,354
Cash at banks 76,977,301,699 146,162,249,865
Cash equivalents () 79,009,780,162 348,663,229,247
Cash in transit 152,648,623 325,979,470
TOTAL __167,172,393,995 _ 497,531,322,936

(**) Cash equivalents as at 30 September 2025 comprised of bank deposits with the term of
less than 3 months, earning interests at rates ranging 4.1% per annum (as at 31
December 2024: 3.4% to 4.2% per annum). There are maintenance funds for the handed-
over apartments of the Company's real estate projects. These maintenance funds shall
be transferred to the Building Management Boards.

6. HELD-TO-MATURITY SECURITIES
Held-to-maturity investments as at 30 September 2025 include term deposits at commercial

banks with duration ranging from 6 to 12 months and earning interest at rates ranging from
2.8% to 4.1% per annum (as at 31 December 2024: 2.8% to 4.1% per annum).
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Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSQLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

7.

7.1

7.2

SHORT-TERM TRADE RECEIVABLES AND ADVANCES TO SUPPLIERS

Short-term trade receivables

Short-term
Receivables from sale of inventory properties (*)

Receivables from other activities

TOTAL

Long-term

Receivables from other activities

- Ho Tay One-member Limited Liability
Company

TOTAL

Provision for short-term doubtful debts

In which:

Short-term trade receivables from related parties
(Note 31)

Short-term trade receivables from other parties

Short-term advances to suppliers

Advances to suppliers
- Bac Ai Investment and Construction Joint
Stock Company

- Other suppliers
TOTAL

Provision for doubtful debts

SHORT-TERM LOAN RECEIVABLES

Debtors

Hung Phu Real Estate Investment Company
Limited

Hung Son Investment One-member Company
Limited

L.an Ha DLH Service and Trading Joint Stock
Company

Others

TOTAL

30 September

Currency: VND

2025 31 December 2024

123,714,686,315
62,666,985,943

47,027,084,648
131,505,955,759

186,381,672,258

179,433,940,407

3,378,885,790
3,378,885,790
3,378,885,790

(21,718,695,257)
186,381,672,258

30 September 2025

74,955,420,500
300,641,166,233

(29,952,027,757)

178,433,940,407

Currency: VND
31 December 2024

74,955,420,500
59,717,698,361

375,596,586,733

134,6_7?3,11_2_,55@21:

(2,644,512,600)

30 September
2025

26,350,000,000

32,600,000,000
115,128,351,121

(2,644,512,600)

Currency: VND
31 December 2024

56,000,000,000
276,900,000,000

53,960,000,000
135,876,736,121

174,078,351,121

_522,736,736,121

Secured loan receivables as at 30 September 2025 will mature from December 2025 to April
2026 and earning interest at rates ranging from 8,7% to 12% per annum. Some loans are

secured by collateral.
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Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSQOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

9,

OTHER RECEIVABLES

Short-term

Advance for the development of projects
Advance for compensation and land clearance
Deposit for receiving capital transfer (*)

Short-term deposits

Loan interest receivables

Advance for share acquisition
Other advances to employees
Deposit for investment cooperation

Others
TOTAL

Long-term

Deposit for investment cooperation (™)

lLong-term deposits

Lending interest receivables
Advance for compensation and land clearance

Others

Receivables from related parties (Note 31)

TOTAL

Provision for short-term doubtful debts

In which:

Long-term other receivables from related parties

(Note 31)

Long-term other receivables from other parties

30 September
2025

92,385,653,920
33,820,741,530
875,000,000,000
4,569,025,720
25,583,737,925

44,000,484,262

26,838,139,976
1,102,197,783,333

312,340,000,000
41,344,091,900
18,073,294,542
8,630,092,171

312,340,000,000

Currency: VND
31 December 2024

328,479,938,191
210,956,946,216

3,696,500,000
53,496,219,719
37,000,000,000
42,695,067,505
317,042,219,178
17,400,178,516

1,010,767,069,325

197,340,000,000
41,344,091,900
20,838,216,864
29,5687,636,271

452,617,690,000

380,387,478,613

741,727,635,035

(31,649,501,256)

238,869,022,715

(24,423,320,323)

452,957,690,000
288,769,945,035

(*) The balance as of 30 September 2025 is the deposit for receiving a transfer of 25% of
the charter capital of Red River Investment Limited Liability Company from Han Tien
Investment Limited Liability Company. As of the date of this report, the parties are carrying
out legal procedures to complete the share transfer.

(**YThe balance as of 30 September 2025 including:

- The investment contribution under the

Investment Cooperation Framework
Agreement signed on May 26, 2022, between the Company and Duc Thang Joint
Stock Company to ensure the fulfillment of the rights and obligations of the parties
regarding the investment cooperation in a real estate project in Quang Tri Province.

- The deposit under the Framework Investment Cooperation Agreement belween the
Company and Han Tien Investment Co., Ltd. for cooperating on an investment in a

real estate project in Ho Chi Minh City.
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Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 30 September 2025 and for the three-month period then ended

10. BAD DEBTS

Currency: VND

30 September 2025 31 December 2024
Cost Recoverable Cost Recoverable
amount amount
PetroVietnam Premier
Recreation JSC (PVR) 10,000,000,000 - 10,000,000,000 -

Hanoi Traffic
Construction
Investment
Management Board
Corporate customer

11,111,191,000

11,111,191,000

11.

No.1 " - 10,094,719,448  1,861,386,948
Advance to employees  31,958,959,837  3,852,060,457 31,958,959,837  5411,892,957
Others 6,794,618,733 - 4,532,213.257 :
TOTAL  59,864,769,570  3,852,060,457  67,697,083,542  7,273,279,905

At 30 September 2025, the company's board of general directors evaluated and determined
the recoverable amount of receivables based on the original amount less the provision for
doubtful debts that has been set up.

INVENTORIES

Currency: VND

30 September 2025 31 December 2024

Cost Provision Cost Provision
Work in progress
(") 5,269,965,794,373 (12,982,661,868) 2,868,943,581,351 (12,082,661,868)
Finished goods
{(**) 137,686,893,069 - 78,387,711,545 -
Raw materials 272,792,767 - 166,311,975 -
Tools and
supplies 1,635,075,143 - 1,029,204,850 -

11,181,461,575 -

5420892204889 _(12,982,661,868) 2959,708,271,296 _(12,982,661,868)

Merchandise 1 1_,331 729,637 -

TOTAL

(*) Detail of work in process:

Currency: VND
30 September 2025 31 December 2024

The Terra Bac Giang Project (i) - 429,355,926,628
Vlasta Thuy Nguyen Project (ii) 3,631,592,106,263 1,992,310,908,679
TT39-40 - Van Phu New Urban Area Project (iii) 256,857,334,750
The Song Khe — Noi Hoang Project (iv) 237,916,846,756
New Tech Project (v) 745,680,814,401 -
Other projects 397,918,692,203 224,312,344,570

5,269,965,794,373  2,868,943,581,351

222,964,401,474

TOTAL
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

11.

12,

INVENTORIES (continued)

(™) Details of finished inventory properties:

Currency: VND

30 September
2025 31 December 2024

Vlasta Sam Son Project 24,667,512,586 63,927,346,574
The Terra Bac Giang Project 98,559,015,512 &
The Terra Hao Nam Project 14,460,364,971 14,460,364,971
TOTAL 137,686,893,069 78,387,711,545

(i)

(i)

(iif)

The investment project for the construction of residential buildings and mixed-use
commercial buildings in Subzone No. 2, the Southern Urban Area of Bac Giang City,
located in Dinh Ke Ward, Bac Giang City, Bac Giang Province.

The investment project for the construction of the Thuy Nguyen Residential Area in Hoa
Binh and Thuy Duong communes, Thuy Nguyen District, Hai Phong City.

The investment project for the construction of works on land plots TT39 and TT40 within
the Van Phu new urban area project, ward, Hanoi City.

(iv) Theinvestment project for the construction of mixed-use housing and commercial service

(v)

area Song Khe — Noi Hoang, Bac Giang Province, located in Song Khe Commune, Bac
Giang City and Noi Hoang Commune, Yen Dung District, Bac Giang Province.

Investment project for the construction of the New Tech Mixed-Use Commercial and
Service Apartment in Phu Thuan Ward, Ho Chi Minh City.

The use of inventories as collateral for loans and bonds issued by the Company and its
subsidiaries is presented in Note 22.

PREPAID EXPENSES

Currency: VND
30 September 2025 31 December 2024

Short-term
Selling expenses of real estate projects 46,852,586,607 973,276,920
Advertising costs 28,018,974,781
Tools and supplies 28,190,891 158,645,002
Others 10,816,803,612 3,125,793,595
TOTAL 85,716,555,891 4,257,716,417
Long-term
Tools and supplies of the Qakwood
Residence Hanoi Hotel (*) 20,277,587,686 32,861,194,132
Tools and supplies 1,317,973,125 689,110,008
Others 21,025,669,262  4,791,608,017
TOTAL 42,621,130,063  38,341,912,157

(*) The Company used certain tools and supplies of the Oakwood Residence Hanoi Hotel as

collaterals for loans of the Company as disclosed in Note 22.
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Van Phu Real Estate Development Joint Stock Company

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)

as at 30 September 2025 and for the three-month period then ended

14.

15.

INVESTMENT PROPERTIES

Cost:
As at 31 December 2024

As at 30 September 2025

Buildings and
structures

350,478,849,678
350,478,849,678

Total

360,478,849,678
350,478,849,678

B09a-DN/HN

Currency: VND

Accumulated
depreciation:

As at 31 December 2024
- Depreciation for the
period

As at 30 September 2025

34,438,041,430
8,645,493,249

34,438,041,430
8,645,493,249

43,083,534,679 43,083,534,679

Net carrying amount:

316,040,808,248 316,040,808,248

As at 31 December 2024
As at 30 September 2025 307,395,314,999  307,395,314,999

In investment properties, the residual value of the basement of The Terra An Hung Project is
VND 119.5 billion (original cost is VND 135.9 billion, accumulated depreciation is VND 16.4
billion) corresponding to the basement area of 10,236.60 m2 which is owned by the Company.
The Company did not include the construction cost of this basement into the cost of
apartments in the Project.

The use of investment properties as collateral for loans and bonds issued by the Company
and its subsidiaries is presented in Note 22

CAPITALISED BORROWING COSTS

During the period, the Company and its subsidiaries capitalised borrowing costs with the
amount of VND 87.9 billion (For the three-month period ended 31 September 2024: VND 83
billion). These costs are mainly related to specific borrowings obtained to finance the real
estate projects of the Company and its subsidiaries.

The capitalised borrowing costs in relation to general borrowings are determined by applying
a capitalisation rate of 11% (2024: 8,2%) on the accumulated weighted average expenditure
on the development of real estate projects. The capitalisation rate used is the weighted
average of the borrowings of the Company and its subsidiaries that are outstanding during
this period.
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Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

16. CONSTRUCTION IN PROGRESS

16.1  Long term construction in progress

30 September 2025

Currency: VND

31 December 2024

Cost

2,414,253,890,704
7,946,882,731

BT Project (i)
Other projects

Provision
(340,657,825,677)

Cost

2,215,603,188,069
- 3,911,467, 711

Provision
(340,657,825,677)

TOTAL 2,422,200,773,435

(340,657,825,677)

2,219,514,655,780 (340,657,825,677)

(i) Investment project to build the connecting section from Pham Van Dong Street to Go
Dua intersection - National Highway 1, Thu Duc district is implemented under a build-
transfer contract ("BT contract") between the People's Committee of Ho Chi Minh City
and the consortium of investors. According to this BT Contract, the People's Committee
of Ho Chi Minh City is responsible for handing over certain land plots to Van Phu Bac Ai
Joint Stock Company to settle the value of the BT Contract, and the Company has been
working with state agencies for the handover of these lands.

Long-term construction in progress is used as collateral for loans of and bonds issued by the
Company and its subsidiaries as disclosed in Note 22.

16.2  Construction in progress

Con Khuong New Urban Area project - Can

Tho City

Loc Binh Project - Thua Thien Hue province
Grandeur Palace - My Dinh Project

Xuan Son Farmstay Project
Other projects

TOTAL

30

30 September 2025

307,495,917,339
144,804,761,652
83,004,914,030
40,439,663,520
 96,409,539,274

Currency: VND
31 December 2024

307,268,167,339
144,414,495,319
83,103,844,170
35,600,605,042
88,262,820,989

658,649,923,759
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Van Phu Real Estate Development Joint Stock Company

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 June 2025 and for the three-month period then ended

18. TRADE PAYABLES AND ADVANCES FROM CUSTOMERS

18.1  Short-term trade payables

B09a-DN/HN

Currency: VND
Balance (also amount payables)

30 September

CGM Investment and Construction Joint Stock

Company

Other suppliers

TOTAL

18.2

Short-term advances from customers

The Terra Bac Giang Project
The Yen Phong - Bac Ninh Project
The Vlasta Thuy Nguyen Project

TT39-40 - Van Phu New Urban Area Project
Others

TOTAL

19. STATUTORY OBLIGATIONS

Receivables
Value added
tax
Cooperate
income tax
Others

TOTAL

31 December
2024

22,771,690,606

270,089,574
550,535,937

Receivable for
the period

50,691,450,078

818,058,912
87,136,245

2025

23,542,858,898 6

78,255,545,541

31 December 2024

0,818,760,158

22,348,492,094

101,798,404,439 8

3,167,252,252

Currency: VND

30 September

2025

132,690,601,313
594,367,682,788
96,860,384,408
6,101,075,251

31 December 2024

47,377,053,838
36,321,065,217

2,623,463,821

86,321,582,876

Offset in the
period

(54,354,637,706)

(270,089.574)

Decrease due to
divestment of

subsidiary

2,369,186,076

74,578,000

Currency: VND

30 September
2025

21,477,689,054

892,636,912
637,672,182

23,592,316,117

51,596,645,235

(54,624,727,280)

eATRTE A0,
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Van Phu Real Estate Development Joint Stock Company

BO

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

9a-DN/HN

19. STATUTORY OBLIGATIONS (continued)
Decrease duc to
Payables for the divestment of 30 September

31 December 2024 period  Paid in the period subsidiary 2025
Payables
Value added
tax 29,790,208,493 57,225,168,109 (63,588,755,309) - 23,426,621,293
Cooperate
income tax 28,479,362,920 28,310,930,090 (30,744,725,961) - 26,045,567,049
Personal
income tax 2,155,992,002 12,218,922,892 (12,499,796,077) 4,288,001,817 6,163,120,635
Others - 814,321,342 (694,257,014) 80,940,000 201,004,328
TOTAL 60,425,563,415 98,569,342,433  (107,527,534,361) 4,368,94_1_4,_18__1'{__ _ 55,836,313,305
20. ACCRUED EXPENSES

Short-term

Accruals for costs of real estate project
Accruals for loan interest

Others
TOTAL

Accrued expenses to related parties (note 31)
Accrued expenses to other parties

Long-term

Accruals for loan interest

Accruals for free management services for customers

TOTAL

34

30 September

Currency: VND

2025 31 December 2024

112,338,696,960
103,029,893,104
...'35,408,767,580

250,777,357,600

142,634,148,666
143,392,666,347
51,005,198,591

337,032,013,804

80,740,795
250,696,616,805

333,750,533,411

90.144.484
336.941.869.320

280,567,446,954
6,289,052,361

340,039,585,772

 286,856,499,315

——
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

21. OTHER PAYABLES

Currency: VND
30 September 2025 31 December 2024

Short-term

Deposit received for the transfer of shares (i) 147,800,768,000

Deposit received for the transfer of the

project (ii) 90,000,000,000

Deposit received for transfer of real estate

properties (iii) 74,000,000,000 74,000,000,000

Payable related to value of assets on land of

Grandeur Palace Giang Vo Project (iv) 43,098,104,400 43,098,104,400

Receiving deposits and collateral 31,817,801,948 -

Maintenance fund for commercial and

service floors and handed over apartments 81,337,856,429 79,952,870,793

Others 32,933,815,558 24,964,857,547

Other short-term payables to related parties

(Note 31) 7,278,300,021 7,978,300,021
TOTAL 508,266,646,356 229,994,132,761
Long-term

Capital contribution received for investment

cooperation (iii) 426,915,607,769 344,238,607,769

Others 5,230,903,983 5,262,928,921
TOTAL 432,146,511,752 349,501,536,690
In which:
Payable to related parties (Note 31) 77,988,704,559 77,988,704,559
Payable to other parties 348,926,903,210 266,249,903,210
(i) Itis the deposit received for the transfer of all shares of an affiliated company (Note 17.2).

(i)

(iif)

It is the deposit received for the transfer of the entire investment project for the
construction of a mixed residential and commercial service area Song Khe — Noi Hoang,
Bac Ninh province.

Is the deposit received under the framework contract for the transfer of land use rights of
a plot of land in Ho Chi Minh City between Van Phu Bac Ai Joint Stock Company and
Joming Co., Ltd.

It is the payable to the Ministry of Health for the value of assets on land held by the Public
Health University related to the Grandeur Palace Giang Vo project.

Balance as at 30 September 2025 mainly includes the capital received for investment
cooperation for “Construction of the connecting road from Pham Van Dong Road to Go
Dua intersection - National highway No. 1, Thu Duc District” project under Build - Transfer
Contract with total value of VND 416.9 billion.

35

A el T L, S



NS T e

1G8'60.'V99'ZV0'9  /S8'60.'V99'Z¥0'9 766'C6.°859°0L6'E  CLYV'LEL'00S'OLY'S 9EP'S9L'€Z8'8rS'y 9ev's9L'eze'srs'y Tv1lol
GES'10S'655'SE6'Y  GEG L0S'655'GE6'y  069°C6E'8SY'9SL L Z6G LYL'GOE'S6LC £€9'651°2€9°962°C €£9°6GLZEI'96LE

ve6'L8L'SrL vl v86°L8LGY LT IPL'C  880'695°0LL'GYL LL¥'OVL'664°462' L SG9'0L9'9LL'GEQ'L SG9'0L9'9LL'GED'L (v'zz @icN)
puoq sjelodion

000°000°000'L 000°000°000°} 005'/8L'C6L'8Y 006°/81°2/8°02 000'000'6L6'82 000°000°GL6'82 (£2Z @ioN)
Slaylo woll sueon

LGG'GZe'¥64'98L°C 1GS'SZE'v6.'9824'2 20L'LE9'GB8'L96 G/9'cly'689'916"L  8/6'8PG'000°2EC'C  8.6'8¥S5°000°2E2'2 (z'zz @ioN)

SHUEBQ WOJ) SUBODT
sueo| wial-buo

ZTET0Z'STI'L0L L 2ZZE'Z0Z'SZL 20 L ZOC'66£00Z°09.°C  LZ8'S6SPEL'GLI'C €08'S00°L6L'2SZ L €08'S00°L6L°ZST L

6o9c'sLy'oLE 8L 69E'GLY'0LE 8L 000'000'008'0v2 LLg'zor'LiL 8L 855'zS6'2eL'0ve 8GG'ZS6'ZEE 0vE (r°zZ @IoN)
puoq aje10d100
J0 uondod juaung

8/G'6EC'GE6OL 8/G'6E2'GE6'9L 000'obe'est L1 8/G'6/G'8¥E L2 000°000°0%0°2L 000°000'0%0", (LE ajoN) senled
paje|al Wolj sueo’
006281 2¥6'GS 00S'281°CY6'SS 000'000°000°¢€2 00G'/8L'Z6L'GY 000'000'0GL°€€ 000°000°0G1'€E (€'2z 2ioN) siayjo

Wol} SUEQ| E.ﬁmuumcom

jo uoluod juaung

ZrL'oolzegzety ZvL'ool'zeg'cey 885'9/8'¢eB'0EL'C 901'688'29z'c/8'L  v29'L60'C62'849 v29'L60'€62'8.L9 (2°zz 8loN) syueq
wolj sueo| wisy-Buoj

Jo uopsod juauny

LES'606'689°€SE LES'606'689°€SE 6CL°220'v29'981 2.9'98%'902'0Cy 886'66%'LSL'0LL 886667 LSL°0LL (€22 ®IoN)
SI8UJ0 Wol) sueo
Z02'0Se'5L9601 20z'05€'5L9'601L G8S'G0L'BYE 9L ¥S1'v66'9vL'c6 ge9'lav'Lieesl £€9'L9r'/LZ'E8L (1°2z 21oN)

Syueq Wol) SUBOT
sueo| wial-loys
wnouwe sjqefed aoueleg osealsa( aseaJou| Junowe sjgefed souejeg

Gzoz Jequisides o pouad ayj Buunp JuauisAop ) PZ0Z 48quia09d L
aNA Aousing

SNVYO1 K4

papus uay) pouad yuow-as.y) 8y} 10} pue gzoz Jequaidag og e se
(ponuiuoo) SINIWILVLS TVIONVYNIZ A3LVAITOSNOD WIMILINI IHL OL STLON

NH/NG-e609 Auedwo) 201G julor JuswdoaAa( ajeis |eay Nyd uep



W AN Do Y o

L8

‘Auedwon syl jo saied pajelal Ag paumo ale yolym Auedwon ayj jo saleys Aleulpio 000062 E Jo diysisumQ -

‘Aued pay Ag
PBUMO BIB UaIUm I0UBH ‘DIEA BOH UDA ‘1oang uuy Buni] ‘16 dnolgy ‘Jemo ] AlID 8WOH jO JO0]L ;5| [B1019WWO0D 1B pue| 0] pauoejie sjessy -

‘Auedwon ay) jo saied palelal Ag
PBUMO 8JE UdIUMm ‘loueH ‘pieps Bucq eH ‘aouspisal UBGIN MaN NUd UBA ‘610 — 00|} G [BI2JaWW0oD 8y] J8 pue| 0] payoejje sjasse Ulela) -

Ag paundes (1)

20Z'0S£'519°601 V10l
‘Alyiuow ajgeled S| 1salaju| UBOT "9Z0Z YdJieA Ul
SaINjEW JUBWSSINGSIP 1SE| 84} YIM JoBIIU0D Juswbpajmoude youelrg
0 %28 - %E'8 1gop yoea sad syjuow z| si swusy juswAhedsy [ediduld Z0zZ'05€'519'601 BuoT ualy - pajiwiT sueg eulropu|
(wnuue sad o) (ana)
[Bi3]efj0D) ajel jsalajuf ajep b.tzumhs___ Geoe yueg

lequie)dss Og
aNA Aouain)d

:MO[aq se pajuasaid aie syUBQG Wolj SURO| WId-LI0YS JO sjielag
SHUEQ WOL SUBO| WIBI-LI0OUS
Syueq wioly sueo]

(ponunuoo) SNYOT

Lee

¢t

papua usy} pouad Yluow-say] 8y} 10f puB GZOz equadag Qg 1e se
(penunuod) SINIWILVLS TVIONYNI4 AILYAITOSNOD WIHILNI 3HL OL S3LON

NH/NG-2608 Auedwon 201G uiop Juswdojaaa a1ei1sT [Bay NUd UBA



{un)

(1n)

(»)
(n1)

(1)

()

(n)

[es818l00

%58

O\QN_ww - %L1
%tel

%LEOL

%eS'0L —%L'6

%5601

%818
(wnuue sad %)
ajes jsalauf

NH/NJ-e60d

WA — ]|

ge

‘syuow ¢ AJane pled sl salsiul LzZ0g Ae
0} GZ0z Aew wouy syuow ¢ Alane pad st jecipund sy

“Ajyiuow pied s jsalaiu| "gz0z Jequeasag

0} GZ0Z dun[ Wol} syuow ¢ Azana pled s) jediouud ay
“Aluow pred s 1saeiu| "9z0Z [MGY O} ¥202

yauey wolj syiuow g Auana sjgefed s jedound ay)
"syiuow ¢ Aians pied s 1s8i8iu] "gE0z 1990120

0} ZZ0gZ |Udy woly syjuow g Alans pied si jediouud ay |
"Aiyiuow pied aq [|m }saieul "9z0z 18Go1o0

13Un $z0z J2gojoQ Ul spus pouad aselb jediound

oy} saye Suipels ‘syiuow ¢ Aoaa pied si ediound ay |

‘syjuow ¢ Aiaaa pied si 1s8i9iu] "8Z0Z JOGUSAON
0} €20z unr woly syuow g Aana pled s jedipuud ay)

“Auniew je aouo pled sisaiaiul ‘gz0z Ae O} 7202
laguaaop woly syyuow g Asana pred st jediound ay

arep Ajuniepy

1GG'GZE'¥6L G812
Zrio0L'zeg'eey

£69°SZY'9ZY'60Z°E

000'000°Cog've
009'680°606'841L
ZEL'Z5L'220'999'L
Zeg'ale'eLy'Le

[ VAT XA A A
Zr5'080'645 6k

0.£'660'8L'29
000'000'€0E 89

G99'8G/'G62 95
000'000'L¥8'GZ )

0bE'L62'€62'989
(ann)

GZ0z 1egqweldss gg

sueg) wusl-buoT

sueo| wuaj-buoj jo uonuod Jussng
oMY Uy
Iv1i0L

(.an,) youeig
Nud usig uayg - ¥ueg %001 er [enmuwen) Ay

Ue0f Wial-Buo) Jo uoiod JuaLng (YSIYM Ut
loueny) peap
- ¥UBE [BISIBWILOYD %00)G-1Uop Ajuadsold Wewaln

Jaueny pean
—MUeg |BIaLUWOD ¥O0)S-JUIol AjUadsold Weulaip

(.aw.) youe.g
Nuyd ualg uaiq - %ueg %301S Ulor [eisiswwod Al

ueof wuay-buoy Jo uonuod JUaLNg JYdItmMm Uy

(.an,) youelg Buniy
AnQ ueLL — jueg %00}S JUIOF BI0IRWWOD el

ueof wusl-buoy jo uoruod JUsLng IYILM Uy
youelg BuoT Uiy - palWIT UBE BUIAOPU|
ueo| Wis)-Buo] Jo uonod JUsLND (YdIym Uy

youeug Buo uajyy - papwi
yueg BUIAOPLU| PUB UDUBIG Wall] NUL - Weudin
jo apely ub@io4 10} Mueg [BIDIBWILOYD ¥001S Juior

yueg

:MOJag se pajussald ale syueq Wol sueo| Wial-Buo jo sjielag

SYUBQ WOl SUeo| w.isl-buoy

syueq Wo.tj sueo]

(penuiuos) SNVOT

Lee

¢e

papua usy) polad Yluow-as.y} au} 10} pue gzZoz Jequieydas gg je se
(penunuoo) SINIWILVLS TVIONYNIZ 3 LVAITOSNOD WIHILNI 3HL OL S31ON

Auedwon 001G julor Juswdojaas ajeis [eay Nyd Uep



"AID YuIN 14D OH ‘pepp UenyN
nud ui 108lolg juswiedy [BoIaWWo) pue aoIAIag paxily Yyoal maN aui 1e siuswiede Buiseyoind siswoisna pue uoneiodo) jusuwisany
UONONIISUC) Yoa| MaN usamiag paubis sjoenuo) sajeg ewiedy ayl wol aining oyl ul Buisue so|geal@oalsigap wieo o) siybu 1y -

‘(Aseipisgng) Auedwo) 001G JUIOr JUBWISBAU| UCHINASUCY yda | maN Ag palseaul ‘A0 YU IUD OH 'Riep) UBny L Nud

ul 198014 Jawedy [BIDIQUWIWOD) pUB S3IAIS8S PaXI Uoa ]| mapN auj jo 10afoid uononiisuod aininy sy} o} uoneal ul Buisue syybu Auedosd ||y -
"AID YUIN 1IyD OH ‘piepp UBNy L NUd 'SSaJppe ‘Gg "oN 1oays dew ‘gyG "oN jojc 1e siybu asn pueT -

:Sapn|oul [esale(|os ay |

'|910H IoUBH 20USpISay poomye( ay} oy} Woly pallio) ajeise [eal ||y -

‘saiped pliyl Ag paumo ale yoiym Auedwo] ayj jo seseys AlBUIpIO 000'00L € Jo diysieumg -
10aloid aouapisay

pUE [S]10H S%BT 1SOAA JO Z Buiping Jo uonoa(joo 1o} joenuoo pue | Buipjing jo 1oenuod ases| ay) wolj Buisue Auedwoy ayy jo syybu jassy -
‘Auedwon sy jo saijied pajelal Ag paumo ale yoiym Al loueH ‘piepp Buo@ e ‘eale ueqin maN Nud UBA Ul Jamo)

610 12 10-C Joo|d ‘b0-| 100|4 ‘€0-1 JO0|4 ‘20-1 J00|4 ‘LQ-| J00|4 Bale 82IAISS [BI0JBWWOY JB puB| UM payoele siasse Jo diysieumQ -

‘Auedwon) ay} Jo saiued pajejal Ag paumMo ale yolum AjID loueH ‘piepp BueT 1eaig yuey ] 1yD usAnBp 1B pue| yim payoejie sjassy -

:Ag painoag

‘goula0Ld YuiN 2eg ‘saunwiwod Bund] us i pue
ual] Buo( ul seoiAIas Wed [euisnpul ‘eloawwod pue Buisnoy s Jayiom uolonssucd uo 1oefold Juswisaaul ay) o) palefel sjybu Apedold [y

"slapjoyaieys st Aq paumo Auedwon ¥O01S JUIOL I 3BG - NUA UBA JO [elided aleys pue [JoeiuoD Jajsuel] - pling
SIY} Japun SI0}SBAUI 8U} 0} SS 0} Pasn SI Yalum auning auy ul pawiol b asn puey jo (e Buipnjoul ‘1oefoid Jouisip ong Nyl ‘L "oN Aemybiy
|[BUOIIEN - UONI02SIalUI BN(] 05) 0} peoy Buog UBA Weyd wolj peol 5uijosauucd sy} Jo Uoionisuo), Jo SI01SaAul pue aspiwwo) s ajdoag Al
Yuily 1Yo oH 1sBuowe paublis aNgN-aH/.Z89 ‘ON 10B1IU0D Jajsuel| - pling @y} woi) Buisue jubiu uonoa||oo 1gep ‘1ybu Auadoid Aq painoag

(n1)

()

()

(ponunuod) syueq wioly sueo]

(penunuos) SNVYOT

Lee

¢l

papua uay} pouad Yluow-aa1y} 8y} 10} pue GzOzZ loquaidag og je se
(penuniuod) SINIWILVLS TVIONVYNI4 A31VAITOSNOD WIMILINI 3HL OL STLON

NH/NG-e608 Auedwo) »001S 1ulop JuswdoaAa( a1els |eay Nyd Uep



2T = ="

or

‘saiped payy Aq pue (Areipisgng) Auedwo) %001S julor juswabeue|y pue JuswisaAu| [910H NUd
uep Ag paumo ‘pajwi Auedwod aoiaieg pue Buipes| Buey] UOS Jo sUOENGLIUOD [elided By} Woly Bursite syybu pue suonnguiuod [eydes |y -
"30UINCId
yuig Buenp ‘sunwwo) eyN Buoyd ‘ebe|ia BUN Ui (Aejswieq uog ueny) 1oefoud wieq pue Hosay ayl yim pajeoosse subu Auedoly -
‘aouInold yuig Buenp ‘eunwiwo) eyN Buoyd ‘dd L eN :ssalppe ‘ZG "ON 1eays dew ‘gzl "oN jo[d je siybu asn pueT -
"82UIN0L4 yuig Buenp ‘aunwiwo) eyN Buoyd ‘ddL eN :ssSaippe ‘gG ‘ON }eays dew ‘sggl "oN lojd 1e syybu asn pueT -

:sepnjoul [eJaje||0d 8y | ()

-Kuedwon sy} Ag paumo ale yoiym ‘Al louey ‘piepy Buoq ey ‘ealy ueqin men Buny uy jo

LOACLLL 10/d 1B G pUB '} ‘€ “Z | SIOO|} UO SER.E BIIAISS [BIOIBLULLOD BY} JO SUOIEDO] UIeHad je pue| au} 0} payoe)ie sjasse Jo sjybu diysieumo -

‘A0 Buoyd 1eH ui 108foid eauy |enuapisey usAnBN Any] ay)

01 pajejas ‘Auedwo) ay) jo Aleipisgns e ‘Auedwio] %00}S JUIOf WEU}aIA $S800Ng uolun jo subi Auedoud (e jo 1SISUQD Sjasse [BIS)E[[0D By ] -
sapn|oul [edele|j0d 8y | (1)

(panuiuoo) SNVO1 ‘T

papua usy) pouad YUOW-9a1y] 8yl 1o} pue gzQgz tequaidag Qg 1. se
(penunuoo) SINIWILVLS TVIONYNI4 A3LVYAITOSNOD WIMILINI 3HL OL STLON

NH/NC-2608 Auedwo) 001G JuIor Juswdo|aAa( aleis |eay Nyd Uep



painoasun %S0l
painoasun %ZL
palnoasun %cl
painoasun %E6
sjesaejon  (wnuue tad 9)
ojet jsalalu|
NH/NC-e604d

Ly

000°000°000°t
005281 °2¥6'GS

005°28L°Z¥6'9S

'9z0zZ Jaquiena Ul Sainjew 10BIJUOD 1SB| 8| J9B1U0D OBS

0} Buipioo2e syjuow Z Si jsalajul pue jediouud jo wiay 8yl 00S°'281°Z¥6'9S

60L'6¥1°'G529'0.L¢

"GZ0Z JOqWIBAON Ul ainjew 1sasajul pue [eciould 8yl 8/G'6E2'SE6'91

"GZ0Z Jaquiaoaq] Ul Seinjew 10e/jUcD 1Se| U 'JSBHU0D Loea

o} Buipioaoe syjuow z| Siisalejul pue [ediould jo wis) eyl LEG'606'68L'V2E
"'GZ0Z 1aqwada( Ul amnjew 1sasalul pue |edipuud 8yl 000'000°006'82

(ann)
ajep Alumey Gzoz 4equiajdag og

sueoj wiaj-buoq
sueoj wiaj-buoy Jo uonuod Jua.iing
HaAym uy

Tv10l1

s|enpiaipuj
wiay-buoy

viol

(L€ S10N) saled pajejal Wozy SUeo
SI8Y}0 WOl SUBOT

Auedwog ¥201g IO UCHEYNSUCDH
juswsaAu] uononAsuo) Iy oeg
wiaj-poys

‘SJauped SSaUISNG WO SUBOT

SJ9Y}0 Wwoij sueoT

(penuiuoo) SNYO1

A4

44

papua uauy} pouad yjuow-aaly} ayj Joj pue gzoz Jequaydes o¢ 1e se
(panuiiuod) SINIWILVLS TVIONVYNIZ A3 LVAITOSNOD WINILINI 3HL OL SILON

Auedwo) %00}S julor Juawdojeaa( 8ieisT [eay Nyd UeA



(x1)

"saiped pajejal Aq pjay
Auedwon ay} Jo sateys
Ateulpio 000'025'9

‘solped pajejas Aq play
Auedwo) ayj jo saseys
AJeuipio 0000096

‘salued pajejal Aq play
Auedwo) ayy Jo saieys
Aseulpio 0000052

‘saiped pajejal Aq play
Auedwon ay) Jo saieys
Areuipio 00000071

(1mA)

[e13)ejj0D

NH/NG-e604d

TI37\ = N\

wnuue sad %Gy + ¥| 90ualajey
:spouad Suluiewsal ay) 1o} paldde ajel
1saay| ‘wnuue 1ad %G gL spouad

Z s} 8y Joj paidde ajel 1salaju|

wnuue Jad %Gy + ¥| aouaiaey
:spouad Sujuiewsal ay) Joy paidde ajel
1salay ‘wnuue Jad 9%g ol :spoluad

Z s ay) 10} palidde ajel 1salau|

wnuue Jad % { + M| 9oUSID}eY
:spouad Buiuewsal ay) Joj paljdde
9jel Jsalay| ‘wnuue 1ad 9, | | :spolad
Z 1s11 ay) Jo} paldde ajel jsalaju|

%01

wnuue Jad %G + | 9ouaiajey
:spouad Suiuiewsal ay) Joy payjdde
ajel }saJaju| ‘wnuue Jad 9,1 | :spouad
Z 1s1i 3y} 1oy paidde ajel Jsasaju)

wnuue Jad % + ¥| 90UaI9JY
:spouad Buiuiewsal ay) Jo} paijdde
ajel Jsasalu| ‘wnuue Jad 9| | :spouad
Z 1s1y ay} 1o} paijdde ajel }salaju|

(wnuue sad %)
aJes jsalalul

¢y

‘8j2p 9ouUBNsSs|
woJj sypuow g Alaaa
pred si }saiaju| "gz0oz unpe
u sainjew |edpouud ay |

‘2)ep souenss|

woy syuow g A1ana

pied s 1saJaiu| 'gzZ0zZ Aepy
ul sainjew [ediound ay |

"2)ep aouenss|

WwoJ} syjuow g A1aae

pied s| }sa1elul 'gz0g Bunp
ul sainjew |ediouid ay |

"3)ep aosuenssi
wouj syuow g Asane pred

S| }saJaju] "9Z0z Isnbny
ul sasmew |ediound ay |

"9)ep aouenssi

wol} syuow ¢ Alana pred
sl 1saualu| “2z0z Aenuep
ul saumew [ediound sy

"9jep asuenss|
wouJy syjuow g Aioas pled
S| 1salay| 2Z20e Asenuep

ul sainjew jedpund ay |

ajep Lunew

v86°L8L'SYLLPL
69€'GLr'0LEBYL

£6€'266'650'962'2

607705791598

0€9'869'€16'SYL

69e'sLy0LE'BYL

956'822'261'vv2

912°26¥'622°9v2

€12°202°SvZ'9v9

(ann)

Ggeoe
J1aquieydas g

puoq uus)-buoq -
puoq wusj-Bucy jo uoiod jusuny -
‘yomm uj

aviol

pajw| Auedwon sanunoag yueqdp

pajwi Auedwo) salinoag yueqdp

pajwin
Auedwo) saljN0ag JUBGLUODI}BIA

paywi
Auedwo) saljN09g YUBGUIOD}BIA

uonelodio) sanuUNas |SS
pajwI
Auedwo? salj1iN0ag JUBGWOI}BIA

jue)nsuos aouenss)
puoq ajesodion

(panunuoo) SNVYO1

£ee

K4

papua uay} pouad yjuow-aaly} 8y} Joj pue §zZz Jaquaidas o 1e se
(PaNuRUO2) SININILVLS TVIONYNIZ A3 LYAITOSNOD WINILNI IHL OL SILON

Auedwo) »%20)S Julor Juswdol|aAa( aje)s] |2ay Nyd ueA



‘sjoeljuoo aseyolnd pue ajes Auadold ay) ul sWis) Ajueliem ay} Jepun salielpisgns sy pue
Auedwo) ay1 jo syoafoid ul saiadoud jo Ajueliem og suoisinoid sapnjoul GZoz Jequaldeg o¢ 1e se so|qehfed wiel-Buo| Joj uoisincid jo asueleq 8y

SNOISINOYHd €

‘Aued payy auy pue Auedwog ayl Ag paumo ‘Auedwiod yoe | mapN JO SUOINGLIUCD Ainba ay;
woJy Buisuie spybu ay} yim Buoje suolingiiuod Aunba jje pue Aued paiy) e Ag pey Auedwo) ay} jo saleys UOWWOD 000'0SZ 21 Ag painosg (A)

‘Auedwon ay} Jo salteys Aleulpio 0000086l
pue Aled piy} B A paumo aie Uoiym loueH ‘piepn OA Buelg ‘o Buels) ggel 1e j08loid eale [eljuapisal pue paxiwl aij jo (100} |EDIUYDS) puE
aseauie)s ‘eate Areljxne ‘jood Buiwwims) Joojy pugz ‘(4ooy spods pue [e1oiawwo9) 100l 11z (ases| 10} 100|; 801410) S100]; Uiy pue pig ‘(Jooy
90IAJAS pUE [BIDJBWWOD 100} uayeBiapuny) Jooy pug (100} 93IAI8S — [BIDJOWILWIOD) 10O} IS} B} Jo eate diysieumo ajeaud ay} Ag paindag (n1)
(penunuod) puoq ajesodiony  £ZZ
(penuiuod) SNVOT A4

papua Usy} pouad yiuow-aa1y} 8y} 10} pue GZoz Jequaidag og 1e se
(ponupuod) SININILVLS TVIONVYNIZ A3 LVAITOSNOD WIKILNI 3HL OL SZ1ON

NH/NQ-2608 Auedwon %001g julor luswdoeaa( 8je1s3 [eay Nyd UeA



mmmm 1'sez _mm,m

089080 %G." 622

N———

4

" 0Sz'816'LI8TIE L

© 698'626'88€'8L Ov.'6S8'ZLL'SL

£68'/5G" 959'7/S

(000'000'05)
(000'000'008'01)
000'000°008'8
685'6/8'685'C
(ege'ece'ezl)

9/0'¥8€'826'292
¥90'98L'0% L vL0'S

000°000°008'8
G85'6/8'68S'S

(eee'ceecet)
£10'895°GL
GGE'986'LLY'SLE

(000'000°'0S)

(000'000°008°0})

£00'9€8'258'292
1¥2'280'608°090'L

]

000'000°008°0L

698'626'88S'L  0VL'658'LLLGL

09€'0C'9SL'SLL' Y

000'000'058'Y

9./2'0v8'9v9's0¢
£62'29Y'629'996'¢C

1101

09r'cE8 ‘502" mFN

(699'2/6'69¢'€)

000'000'0S8't
286'22€'¥82'9

(zL'287'116'02)
7./Z'Gv6'258'822

1seJajul
Buyjouos-uop

aNA Aouaung

NH/NJ-e6049

927629 268 856

(z96'2zE'v82'9)

(000'089°266'c8Y)
L0%'L62'855 922
L00'6£€'919'222'L

sBuiiea
pangLIsipun

698'626'08G',  OvL'6S8'2LL'SL

698'626'885',  0v.'6G8'LLL'GE

Anunba s.aumo  puny
o} Buibuojsq Juswdojonag
spuny .84io

£68'/65'989'v4S

011'S6%'002'C

00 §zZ0zZ Jequadasg og
puny sNUOQ pue aiejam
- ay} woJdj uononpag -
punj
uawcdo@aap Abojouyna)
- pUB 20UBI0S B} IBIO|Y -
|eyiced [euanippe
S9INGLILOD Jap|oyaleys
- Buijjonuco-uoN -
- fielpisang Jo aseyaind -
saleus
= Aleulpio uo spuaping -
- pouad aul Joj Joid 1aN
CC0'0LL'S6Y'00ZE pe0g Jagliadag Lg

520z 4oquiadas g papus poriod YIuOW-aulL ay} 10

wniwaud aieys

598'722'16€'2L

G9g'/ez'l6E'eL

000'058'€66'€06'Z G20c Jaquieicas Oe

syjoud Jeak-Apea

= Ur|ON jo sjyauag eyl -
|elcen

- [euonippe saINgUUod DN -
‘ARipISQNs ay) Ul ofel
diysiaumo ay} ul aseaiou

- ue o} enp abueyp -
saleys

Aleuipio uo spuspialg -
pourad ayj oy yjoid 19N

£20¢ 12qawanag g

000'089'/66'€8Y

000'041'966'61L7'C

pz0z 49qwoaydas o papud poliad yluow-aulu 3y} 404

suondo - puoq
ajqILaAU0]

siapjoyaleys s,Auedwoo jusied ay; o) buibuciaq Aiinbe s eumQ

Ayunbo ,s1oUMO Ul 95BD.I00D pUE 35EB3IOU|

(endeo
8.JeYS panss|

Lve

ALIND3 SHINMO ve

papua usy) pouad YUoW-931y} 8y} 1o} pue GZOz Jequisldas Q¢ 18 Se
(penunuod) SININILYLS TVIONVYNIZ A3 LVAITOSNOD WIHILNI 3HL OL STFLON

Auedwon) }001S ol JuswdojaAa( ajels] [eay Nyd Uep



Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

24,

24.2

24.3

24.4

OWNERS’ EQUITY (continued)

Contributed share capital
Currency: VND

30 September 2025 . 31 December 2024
Total Ordinary shares Total Ordinary shares
Issued share
capital 3.200,495770,000 3,200,495,770,000 3,200,495,770,000 3,200,495,770,000
TOTAL 3,200,495,770,000 3,200,495,770,000 3,200,495,770,000 3,200,495,770,000

The use of shareholder contributions as collateral for the Company's loans is presented in
Note 22.

Capital transactions with owners

Currency: VND

For the three-month  For the three-month

period ended 30 period ended 30
September 2025 June 2024

Issued share capital
Opening balance 3,200,495,770,000 2,419,996,170,000
Dividends on ordinary shares 483,997,680,000
Ending balance 3,200,495,770,000 _ 2,419,996,170,000
Dividends paid - 483,997,680,000

Shares

30 September 2025 31 December 2024
(Shares) (Shares)
Issued shares 320,049,577 320,049,577
Ordinary shares 320,049,577 320,049,577
Shares in circulation 320,049,577 320,049,577
Ordinary shares 320,049,577 320,049,577

The par value of shares in circulation as at 30 September 2025: VND 10,000 per share (31
December 2024: VND 10,000 per share).
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Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

25. REVENUES

25.1  Revenue from sale of goods and rendering of services

Gross revenue

In which:
Revenue from real estate property sold
Revenue from accommodation services
rendered
Revenue from providing other services

Deductions

Net revenue

In which:
Revenue from sale to others
Revenue from sale to related parties

25.2 Finance income

Interest income

TOTAL

For the three-
month period
ended 30
September 2025

395,570,452,977
311,204,991,009

44,874,439,581
39,491,022,387

27,654,750,711
367,915,702,266

For the three-
month period
ended 30
September 2025

17,387,700,730

_395,570,452,077

et ARIL 00T S0,

26. COST OF GOODS SOLD AND SERVICES RENDERED

Cost of real estate property sold
Cost of providing accommodation services
Cost of providing other services

TOTAL

46

For the three-
month period
ended 30
September 2025

164,011,437,770
22,831,578,072
34,741,499,534

... 221,584,515,378

Currency: VND

For the three-
month period
ended 30
September 2024

854,607,026,603
785,613,330,825

45,154,597,788
23,839,097,990

. 554,60/,026,604

39,600,000
854,567,426,603

Currency: VND

For the three-
month period
ended 30
September 2024

16,093,263,684

e 905,203,054

Currency: VND

For the three-
month period
ended 30
September 2024

662,934,061,409
25,222,790,409
19,971,646,939

~108,128,498,757

L w U




Van Phu Real Estate Development Joint Stock Company

B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

27. FINANCE EXPENSES

Interest expenses
Bond issuance costs

Others
TOTAL

For the three-
month period
ended 30
September 2025

5,175,754,500
1,941,222,355
2,828,675,496

Currency: VND

For the three-
month period
ended 30
September 2024

22,909,848,723
1,871,652,842
74,138,333

24,865,039,608

.

28. SELLING EXPENSES AND GENERAL AND ADMINISTRATIVE EXPENSES

Selling expenses

Labor costs

Commissions

Advertising and Promotional Costs
Others

TOTAL

General and administrative expenses

Labor costs

Tools and supplies

Depreciation and amortisation

Hotel management fees

(Reversal of provisions)/provisions for doubtful
debt

External service expenses

Others

TOTAL

29. OTHER INCOME AND EXPENSES

Other income

Penalty received

Liquidation, transfer and sale of fixed assets
Others

Other expenses
Sponsorship and support expenses
Others

OTHER LOSS

47

For the three-
month period
ended 30
September 2025

934,105,606
1,783,208,931
37,309,312
274,995,867

Currency: VND

For the three-
month period
ended 30
September 2024

3,655,903,203

574,188,943

_2,029,619,716

R

19,624,466,485
2,244,912,831
758,064,243
7,298,500,318

19,777,578,013
2,910,288,531

LS L i

15,017,217,780
2,032,304,466
699,649,966
7,084,796,317

(8,233,332,500)
4,827,519.444
3,338,307,571

- DR018, 810,420

For the three-
month period
ended 30
September 2025

2,240,594,989
168,741,486
1,636,363,637
435,489,866

826,146,791
380,000,000
446,146,791

| 24,766,463,044

Currency: VND

For the three-
month period
ended 30
September 2024

186,692,873
6,082,782

180,610,091

382,529,857

1,414,448,198

—.(195,836,984)




Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

30. CORPORATE INCOME TAX

The current statutory corporate income tax ("CIT") rate applicable to the Company and ils
subsidiaries is 20%.

The tax returns filed by the Company and its subsidiaries are subject to examination by the
tax authorities. As the application of tax laws and regulations is susceptible to varying
interpretations, the amounts reported in the interim consolidated financial statements could
be changed at a later date upon final determination by the tax authorities.

30.1 CIT expenses

Currency: VND

For the three- For the three-

month period month period

ended 30 ended 30

September 2025 September 2024

Current tax expense 6,731,463,462 14,432,675,467
Deferred tax income _18,032,168,917 (654,242,201)
TOTAL __24763,632,379 _ 13,778,433,266

The reconciliation between CIT expenses and the accounting profit multiplied by CIT rate is
presented below:

Currency: VND

Accounting profit before tax
At CIT rate of 20% applicable to the Company
Adjustments:
Deferred income tax assets not recognised
with tax losses
Tax losses carried forward
Other non-deductible expenses
Dividends distributed by the subsidiary are
not subject to corporate income tax.
Others

Consolidation adjustment not subject to CIT

CIT expenses

30.2 Current tax

For the three- For the three- ;i'j.

month period month period =
ended 30 ended 30
September 2025 September 2024

143,793,423,741
28,758,684,748

(822,643,769)
20,797,224
91,574,869

(14,800,000,000)
25,103,247
11,481,116,060

123,736,758,176
24,747,351,635

626,244,726
(2,637,015,933)
42,361,637

104,901,928
(9,105,410,627)

e

0% a0s010

13,778,433,266

The current tax payable is based on taxable income for the current period. The taxable income
of the Company and its subsidiaries for the period differs from the profit as reported in the
interim consolidated income statement because it excludes items of income or expense that
are taxable or deductible in other periods and it further excludes items that are not taxable or
deductible. The Company and its subsidiaries’ liability for current tax is calculated using tax
rates that have been enacted by the interim consolidated balance sheet date.
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

30.

30.3

CORPORATE INCOME TAX (continued)

Deferred tax

The following are the deferred tax assets and deferred tax liabilities recognised by the
Company and its subsidiaries, and the movement thereon, during the current and previous

period:

Deferred tax assets
Provisional corporate
income tax
Unrealised profit
Provision for obsolete
inventories
Consulting fees
Interest expenses
capitalized according to
tax inspection
Amortisation of costs of
tools and supplies

Deferred tax liabilities
Amortisation of costs of
tools and supplies
Capitalized interest
expense
Interest expenses of
convertible bond

Net deferred tax
assets

Net deferred tax
charge to interim
consolidated income
statement

Interim consolidated balance

Currency: VND

Interim consolidated income

sheet statement
30 September 31 December For the three- For the three-
2025 2024 month period month period
ended 30 ended 30
September September
2025 2024
2,642 547,388 903,092,469 1,357,660,215  (1,550,837,718)

11,580,090,142  26,492,551,378

68,142,064,814  68,131,565,136
2,807,742,168 4,754,712,935

13,954,544,237  14,422,892,501

_1,092,250,455 280,907,490

(14,911,792,976) -

(648,990,255) (648,990,257)

(468,348,264) =

100,219,239,204 114,985,721,909

(3,992,435,076) (6,175,062,259)

(27,838,010,693) (15,328,109,753)

727,542,351  1,085,348,520
(4,088,239,988) -

- 1,749,496,549

(31,830,445,769) (21,503,172,012)

68,388,793,435 93,482,549,897
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Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

30.

30.4

30.5

31.

CORPORATE INCOME TAX (continued)
Tax losses carried forward

The Company and its subsidiaries are entitled to carry tax loss forward to offset against
taxable income arising within five years subsequent to the year in which the loss was incurred.
At the interim consolidated balance sheet date, the Company and its subsidiaries had
aggregated accumulated tax losses of VND 87,355,396,567 (as at 31 December 2024: VND
42,312,556,510) available to offset against future taxable income. These are estimated tax
losses carried forward of the Company and its subsidiaries and have not been finalized by the
local tax authorities at the date of these interim consolidated financial statements.

Currency: VND

Can be Utilized up to Unutilized
Originating  utilized Tax loss 30 September at 30 September
year up to amount (%) 2025 Forfeited 2025
2019 2024 1,744,317,024 699,763,145  1,044,663,879 -
2020 2025 2,629,719,673 - = 2.629,719,673
2021 2026 20,629,899,569 7,337,377,988 = 13,292,521,581
2022 2027 83,567,424,102 57,363,842,070 - 26,203,582,032
2023 2028 76,068,358,176 52,393,677,381 < 23,674,680,795
2024 2029 21,554,892,486 - o 21,554,892 486
TOTAL 206,194,611,030 _ 117,794,660,584  1,044,553,879  87,355,396,567

(*) The estimated taxable loss according to the tax returns of the Company and its
subsidiaries has not been finalized by the local tax authorities as of the date of preparation
of this interim consolidated financial statements.

Deferred tax assets not yet recognized

The Company has not recognized deferred income tax assets for tax losses disclosed in Note
30.4 due to the inability to reliably estimate future taxable income.

TRANSACTIONS WITH RELATED PARTIES

List of subsidiaries under control of the Company as at 30 September 2025 is as follows:

Related parties Relationship
Van Phu - Giang Vo Investment One Member Company Limited Subsidiary
Grand Home Investment Joint Stock Company Subsidiary
Tan Tri Real Estate Investment Joint Stock Company Subsidiary
Van Phu Bac Ai Joint Stock Company Subsidiary
Van Phu B&C Joint Stock Company Subsidiary
Van Phu Resort - Loc Binh Company Limited Subsidiary
Union Success Vina Joint Stock Company Subsidiary
Van Phu Hospitality Joint Stock Company Subsidiary
Son Thang trading & service Company Limited Subsidiary
New Tech Investment Construction Corporation The subsidiary from

March 28, 2025
Van Phu Homes Joint Stock Company The subsidiary from

June 16, 2025

Individuals who are members of the Board of Directors, the Audit Committee and Management

are presented in the General Information section.
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Van Phu Real Estate Development Joint Stock Company

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

31.

TRANSACTIONS WITH RELATED PARTIES (continued)

B0O9a-DN/HN

Companies that are joint ventures and associates of the Company are presented in Note 17.

Significant transactions with related parties were as follows:

Related parties Relationship

Transactions

Ms Do Thi Thanh Board member/ Vice Repayment of the

Phuong Chairman of the

Audit Committee

Mr To Nhu Thang Vice Chairman

Mr. Lam Hoang Deputy General
Dang Director

principal loan

Sales Revenue
Collect sales revenue
Sales Revenue
Collect sales revenue
Loan

Collect sales revenue

Amount due to and due from related parties were as follows:

Related parties Relationship

Other long-term receivables (Note 9)

Phong Phu Associate
Investment Joint

Stock Company

TOTAL

Short-term liabilities (Note 20)

Ms. Do Thi Thanh Board member/ Vice

Phuong Chairman of the
Audit Committee

Mr. Lam Hoang Dang Deputy General

Director

TOTAL

Other short-term payables (Note 21)

Van Phu Trading Associate
Development and

Investment Joint

Stock Company

Board of Directors

and Supervisory

Board

TOTAL

Other long-term payables (Note 21)
Mr. Dang Tuan Anh  Other related
persons

TOTAL

Currency: VND

For the three-month
period ended 30
September 2025

7,040,000,000

14,378,304,595
15,796,253,200
13,276,446,116
14,585,040,000

8,848,579,578

12,578,825,000

for the three-month
period ended 30
September 2024

Currency: VND

Transactions 30 September 2025

Deposits for investment
cooperation

Interest on loans
payable

Interest on loans
payable

Capital contribution for
investment cooperation

Remuneration

Capital contribution for

investment cooperation __77,988,704,559

51

31 December 2024

452,617,690,000

452,617,690,000

80,740,795

90,144,484

7,062,300,021

216,000,000

_8h740799

90,144,484

7,762,300,021

216.000,000

7,278,300,021

_17,988,700,550

77,988,704,559

77,988,704,559

_%:878,300,021

E)

Wi

e\



Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

31. TRANSACTIONS WITH RELATED PARTIES (continued)
Transactions with other related parties

Short-term loans (Note 22)

Ms. Do Thi Thanh 7,040,000,000

Board member/ Vice Short-term loans -

Phuong Chairman of the Audit
Committee

Mr. Vu Thanh Tuan Deputy General Short-term loans 8,086,660,000 -
Director

Mr. Lam Hoang Dang Deputy General Short-term loans 8,848,5679,578 -
Director

16,935,239,578  7,040,000,000

TOTAL

Remuneration to members of the Board of Directors and management during the period:
Currency: VND

Individuals Position Remuneration
For the three- For the three-
month period month period
ended 30 ended 30
September 2025 September 2024
Mr. To Nhu Toan Chairman 603,000,000 603,000,000
Mr. To Nhu Thang Vice chairman/ Standing 483,000,000 483,000,000

Deputy General Director from
23 April 2025

Vice chairwoman 438,000,000 458,000,000

Mrs. Nguyen Dieu Tu

Mr. Trieu Huu Dai Vice chairman from 23 April 440,478,780 440,478,780
2025/General Director until 06
June 2025

Mrs. Do Thi Thanh Phuong Member of the Board of 363,000,000 363,000,000
Directors/Vice Chairwoman of
the Audit Committee

Mr. Trinh Thanh Hai Independent member of the 100,000,000 100,000,000
Board of Directors/Chairman
of the Audit Commitlee

Mr. Pham Hong Chau Member of the Board of 77,565,000 77,565,000
Directors/ General Director
from 06 June 2025

Mr. Vu Thanh Tuan Deputy General Director 408,000,000 408,000,000

Mr. Lam Hoang Dang Deputy General Director 408,000,000 408,000,000

Mr. Pham Hong Long Deputy General Director from 393,000,000 -
14 January 2025

Mr. Nguyen Hung Cuong Deputy General Director from 421,000,000 -

Mrs. Phan L.e My Hanh

TOTAL

14 January 2025
Deputy General Director from
13 May 2025
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391,300,000

4,526,343,780

3,341,043,780




Van Phu Real Estate Development Joint Stock Company B09a-DN/HN

NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

32.

33.

EARNINGS PER SHARE

The following reflects the income and share data used in the basic and diluted earnings per share
computations:
Currency: VND

For the three-month For the three-month

period ended 30 period ended 30
September 2025 September 2024
Net profit attributable to ordinary shareholders 118,161,706,638 109,966,761,998
Net profit attributable to ordinary shareholders ~118,161,706,638  109,966,761,998
Weighted average number of ordinary shares
(excluding treasury shares) for basic earnings per
share 320,049,677 290,399,385

Weighted average number of ordinary shares
(excluding treasury shares) for basic earnings

per share __ 320,049,577 299!39.%_*_385.
Basic earnings per share

Basic earnings per share 369 379
Diluted earnings per share 369 379

In 2024 and 2025, the assumption to fully convert convertible bonds issued by the Company into
ordinary shares has anti-dilutive effect and will increase earnings per share. Accordingly, the
Company and its subsidiaries do not disclose dilutive effect of earnings per share on these potential
ordinary shares.

There have been no other transactions involving ordinary shares or potential ordinary shares between
the reporting date and the date of completion of these interim consolidated financial statements.

COMMITMENT

Commitments on capital expenditures for real estate projects

The Company and its subsidiaries have entered into a number of contracts relating to the development
of real estate projects. The remaining commitment on these contracts as at 30 September 2025 is
approximately VND 1,120 billion.

Other construction commitments

Under the Build - Transfer (BT) Contract of the Construction of road connecting Pham Van Dong Road
to Go Dua intersection - Highway 1, Thu Duc District project in the form of public-private partnership
No. 6827/HD-UBND signed on 25 November 2016 between the People's Committee of Ho Chi Minh
City and the joint ventures including the Company, HNS Vietnam Investment Joint Stock Company
and Bac Ai Construction Investment Consultation Joint Stock Company, the remaining investment
committed as at 30 September 2025 is VND 58,72 billion.
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NOTES TO THE INTERIM CONSOLIDATED FINANCIAL STATEMENTS (continued)
as at 30 September 2025 and for the three-month period then ended

33. COMMITMENT (continued)

Commitment under operating leases where the Group is a lessee

The Company has commitment to lease land and 2 buildings of the West Lake Hotel and Residence
project under the lease contract from February 2016 to September 2064 and commiitted to lease the
office building for a term from September 2022 to August 2025. Details of payables under this

commitment to lease land and lease activities are as follows:
Currency: VND

30 September 2025 31 December 2024

Less than 1 year 7,984,911,088 10,984,250,020
From 1 to 5 years 38,073,170,432 31,612,186,640
More than 5 years _497,762,032,695 496,266,138,507
TOTAL 543,820,114,215 538,_&_322,57_’5,__1 67

Commitment under operating leases where the Group is a lessor

The Company, as the lessor, has entered into a number of operating leases for its office premises. At

the end of the reporting period, the future minimum rental payments under the leases are as follows:
Currency: VND

30 September 2025 31 December 2024

Less than 1 year 3,454,533,120 2,241,006,600
From 1 to 5 years 12,009,456,080 7,159,252,640
More than 5 years 2,722,260,000 2,699,730,000
TOTAL __18,186,249,200  12,099,989,240

34. EVENTS AFTER THE INTERIM BALANCE SHEET DATE

Company.
ﬂéuycn The Quan %;aﬁ My Yen Lam Hoang Dahg
Preparer hief Accountant Deputy General Director

Hanoi, Vietnam

29 October 2025
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