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LONG GIANG URBAN DEVELOPMENT AND INVESTMENT

JOINT STOCK COMPANY

No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District,

FINANCIAL STATEMENTS FOR

THE SECOND QUARTER OF 2025

For the period from 01 January 2025 to 30

Hanoi, Vietnam June 2025
Form No. B03a-DN
INTERIM BALANCE SHEET
As at 30 June 2025

ASSETS Code Note 30/06/2025 01/01/2025
VND VND

CURRENT ASSETS 100 686.796.770.549 673.993.152.613
Cash and cash equivalents 110 4 479.968.855 5.677.043.366
Cash 111 479.968.855 5.677.043.366
Short-term financial investments 120 6.2 1.425.325 1.425.325
Trading securities 121 1.425.325 1.425.325
Short-term receivables 130 176.121.644.873 275.365.156.208
Receivables from customers 131 7 155.563.666.420 264.970.532.489
Advances to suppliers 132 8 8.276.646.083 8.102.024.060
Short-term loans 135 9 63.403.548.211 63.303.548.211
Other short-term receivables 136 10 19.175.089.805 18.505.610.487
Provision for doubtful receivables 137 12 (70.378.333.515) (79.597.586.908)
Shortage of assets waiting for resolution 139 81.027.869 81.027.869
Inventories 140 11 387.074.617.218 385.604.016.413
Inventories 141 388.365.327.659 386.894.726.854
Provision for inventory devaluation 149 (1.290.710.441) (1.290.710.441)
Other current assets 150 123.119.114.278 7.345.511.301
Prepaid expenses 151 5 114.521.809.260 15.158.330
Deductible VAT 152 7.907.461.724 6.640.509.677
Taxes and other receivables from the State 153 18 689.843.294 689.843.294
NON-CURRENT ASSETS 200 708.276.623.748 721.559.109.604
Long-term receivables 210 443.858.925.500 456.738.590.250
Other long-term receivables 216 10 443.858.925.500 456.738.590.250
Fixed assets 220 582.971.606 987.377.159
Tangible fixed assets 221 13 - 287.811.237

- Cost 222 16.987.745.119 16.987.745.119

- Accumulated depreciation 223 (16.987.745.119) (16.699.933.882)
Intangible fixed assets 224 14 582.971.606 699.565.922

- Cost 225 8295428957 8.295.428.957

- Accumulated amortization 226 (7.712.457.351) (7.595.863.035)
Intangible fixed assets 227 15 - -

- Cost 228 160.000.000 160.000.000

- Accumulated amortization 229 (160.000.000) (160.000.000)
Long-term financial investments 250 262.731.958.408 262.731.958.408
Investments in subsidiaries 251 6.3 - -
Investments in associates and joint ventures 252 6.3 262.731.958.408 262.731.958.408
Capital contributions to other entities 253 6.3 26.846.596.000 26.846.596.000
Provision for long-term financial 254 6.3 (26.846.596.000) (26.846.596.000)
Other non-current assets 260 1.102.768.234 1.101.183.787
Long-term prepaid expenses 261 5 1.102.768.234 1.101.183.787
TOTAL ASSETS 270 1.395.073.394.297  1.395.552.262.217

The accompanying notes are an integral part of the interim financial statements.
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LONG GIANG URBAN DEVELOPMENT AND INVESTMENT
JOINT STOCK COMPANY

No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District,
Hanoi, Vietnam

INTERIM BALANCE SHEET (CONTINUED)

As at 30 June 2025
RESOURCES Code Note 30/06/2025 01/01/2025
VND VND

LIABILITIES 300 711.835.484.508 718.492.564.661

Short-term liabilities 310 685.235.484.508 647.317.065.510
Payables to suppliers 311 16 90.771.947.565 95.280.709.508
Advances from customers 312 17 8.415.092.167 7.848.976.540
Taxes and obligations to the State 313 18 63.009.567.149 67.014.552.730
Payables to employees 314 977.611.428 842.726.514
Accrued expenses 315 20 2.073.182.141 1.180.681.094
Other short-term payables 319 22 218.115.735.693 206.901.946.818
Short-term borrowings and leases 320 19 283.817.263.801 250.109.711.779
Bonus and welfare fund 322 21 18.055.084.564 18.137.760.527

Non-current liabilities 330 26.600.000.000 71.175.499.151
Long-term borrowings and leases 337 22 6.600.000.000 -
Long-term loans and finance lease 338 19 20.000.000.000 71.175.499.151
obligations

OWNER'S EQUITY 400 683.237.909.789 677.059.697.556

Capital 410 23 683.237.909.789 677.059.697.556
Contributed charted capital 411 515.000.000.000 515.000.000.000
- Shares with voting rights 4l1a 515.000.000.000 515.000.000.000
Share premium 412 1.425.992.965 1.425.992.965
Tresury shares 415 (43.500.000) (43.500.000)
Investment & development fund 418 42.696.514.304 42.696.514.304
Other equity funds belonging to owners' 420 20.954.525.811 20.954.525.811
equity
Retained earnings 421 103.204.376.709 97.026.164.476
- Undistributed earnings/Accumulated 421a 97.026.164.476 152.547.432.090
losses by the end of prior year
- Undistributed earningss/Losses of 2024 421b 6.178.212.233 (55.521.267.614)

TOTAL RESOURCES

440

1.395.073.394.297

1.395.552.262.217

Hanoi, 18 July 2025

Prepared by Chief Accountant

GO PHAN
PAU TU VA
PHAT TRIEN.B8

o I

Nguyen Thi Huyen

The accompanying notes are an integral part of the interim financial statements.
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LONG GIANG URBAN DEVELOPMENT AND INVESTMENT FINANCIAL STATEMENTS FOR THE

JOINT STOCK COMPANY SECOND QUARTER OF 2025
No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District, For the period from 01 January 2025 to 30
Hanoi, Vietnam June 2025

Form No. B09a-DN

NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

INTERIM CASH FLOW STATEMENT
(Indirect method)

For the period from 01 January 2025 to 30 June 2025

Items Code Notes From01/01/2025 From 01/01/2024
to 30/06/2025 to 30/06/2024
VND VND
Cash flows from operating activities
Profit before tax 01 6.178.212.233  (23.740.189.996)
Adjustment for
Depreciation and amortization 02 404.405.553 517.807.536
Provisions 03 (9.219.253.393) -
Foreign exchange (gains)/losses arisen from 04 - (300.104.690)
revaluation of monetary accounts dominated in
foreign currency
Investment gain 05 (18.454.228.933) -
Interest expenses 06 13.905.564.871 13.121.056.749
Other adjustments 07 - -
Operating profit before changes in working 08 (7.185.299.669) (10.401.430.401)
capital
Decrease in receivables 09 116.183.435.105 (8.838.842.132)
Decrease in inventories 10 (1.470.600.805) (6.547.404.598)
Increase in payables 11 8.962.557.880 (4.781.846.318)
(Increase)/Decrease in prepaid expenses 12 (114.508.235.377) (1.749.999)
Decrease held for securities {2 -
Interest paid 14 (5.790.349.214) (8.283.536.200)
Corporate income tax paid 15 (5.186.721.125) (1.992.137.633)
Other receipts from operating activities 16 - -
Other cash outflows for operating activities 17 (82.675.963) (172.435.556)
Net cash flows from operating activities 20 (9.077.889.168) (41.019.382.837)
Cash flows from investing activities
Purchase and construction of fixed assets and 21 - -
other long-term assets
Proceeds from disposals of fixed assets and other 22 - -
long-term assets
Loans to other entities and payments for purchase 23 (100.000.000)  (10.200.000.000)
of debt instrument of other entities
Collections from borrowers and proceeds from 24 - 590.710.303
sale of debt instrument of other entities
Payments for investments in other entities 25 (101.397.618.000) -
Proceeds from sale of investments in other 26 106.563.170.046 -
entities
Interest and dividend received 27 17.280.719.213 101.385.319
Net cash flows from investing activities 30 22.346.271.259 (9.507.904.378)
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

INTERIM CASH FLOW STATEMENT

(Indirect method)

For the period from 01 January 2025 to 30 June 2025

Items Code Notes

Cash flows from financing activities
Proceeds from issuance of shares and capital 31
contributions from owners
Capital contributions paid to owners and 32
repurchase of issued shares
Drawdown of borrowings 33
Repayment of borrowings 34
Payment of principal of finance lease liabilities 35
Dividends and profits distributed to owners 36

Net cash flow from financing activities 40

Net increase/(decrease) in cash for the year 50

Cash and cash equivalents at the beginning of 60 4
Effect of exchange rate changes on foreign 61
currency translation

Cash and cash equivalents at the end of the year 70 4

Prepared by Chief Accountant

Nguyen Thi Huyen

Dang Thi Loan _.

From 01/01/2025
to 30/06/2025
VND

From 01/01/2024
to 30/06/2024
VND

142.110.000.000
(160.422.461.600)
(152.995.002)

(18.465.456.602)
(5.197.074.511)

5.677.043.366

479.968.855

90.921.406.670
(47.775.319.694)
(152.995.002)

42.993.091.974
(7.534.195.241)

8.580.880.619

1.046.685.378

Hanoi, 18 July 2025




LONG GIANG URBAN DEVELOPMENT AND INVESTMENT

JOINT STOCK COMPANY SECOND QUARTER OF 2025
No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District, For the period from 01 January 2025 to 30
Hanoi, Vietnam June 2025

Form No. B09a-DN

FINANCIAL STATEMENTS FOR THE

NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

1.

1.1

12

1.3

1.4

NATURE OF BUSINESS OPERATIONS

FORM OF OWNERSHIP

Long Giang Urban Development and Investment Joint Stock Company (hereinafter referred to
as “the Company™) is a joint stock company established and operating under the Business
Registration Certificate No. 0103000552, first issued on October 8, 2001 by the Hanoi
Department of Planning and Investment. This was subsequently changed to the Enterprise
Registration Certificate No. 0101184201 issued on May 14, 2010 by the same authority.

During its operation, the Company has been granted 15 amendments to its Enterprise Registration
Certificate, the latest of which (15th amendment) was issued on May 19, 2023, reflecting changes
in the Company’s legal representative.

The Company’s head office is located at No. 173, Xuan Thuy Street, Cau Giay Ward, Hanoi City,
Vietnam.

The charter capital as of December 31, 2024, according to the Company’s Enterprise Registration
Certificate, is VND 515,000,000,000 (in words: five hundred fifteen billion VND), divided into
51,500,000 shares with a par value of VND 10,000 per share.

The Company’s shares are listed on the Ho Chi Minh City Stock Exchange under the ticker symbol:
LGL.

As of June 30, 2025, the Company had 35 employees (compared to 34 employees as of December
31, 2024).

BUSINESS LINES AND PRINCIPAL ACTIVITIES

The Company’s principal business activity during the period was trading in residential
properties and real estate.

NORMAL OPERATING CYCLE

The average operating cycle for real estate transfer activities starts from the time of obtaining
investment licenses, land clearance, construction, and ends upon project completion.
Therefore, the Company’s real estate transfer activities generally have an operating cycle
exceeding 12 months.

Other business activities of the Company have an operating cycle of no more than 12 months.

CHARACTERISTICS OF THE COMPANY’S OPERATIONS DURING THE PERIOD THAT
AFFECT THE INTERIM FINANCIAL STATEMENTS

The Company’s operating characteristics during the period affected the interim financial
statements. During the period, there was no revenue from real estate sales. Revenue mainly
came from merchandise sales to related parties and utility service income (electricity and water)
from building management services provided to related parties.
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)
1. NATURE OF BUSINESS OPERATIONS (CONTINUED)
1.5 GROUP STRUCTURE

As of June 30, 2025, the Company had 03 associates and 02 dependent units:

Company Address Business Ownership Economic Voting
Name Line Interest Interest  Right
Associates

Nghia Do No. 1 Nghia Tan Real estate  49,46% 49.46%  49,46%
Trading and Street, Nghia Do business
Services Joint Ward, Hanoi

Stock Compan
Rivera Room 903, 9th Real estate 48% 48% 48%
Investment Floor, Diamond and
Joint Stock Plaza, 34 Le Duan, specialized
Company Saigon Ward, Ho construction
Chi Minh Cit
Rivera Homes  Office 8, 24th Floor, Building 49% 49% 49%
Real Estate No. 173 Xuan Thuy, management
Management Cau Giay Ward, services
and Hanoi City
Exploitation
Joint Stock
Company

Dependent Units:

As of June 30, 2025, the Company had 02 branches and 01 representative office

Unit Name Address

Branch of Long Giang Urban No. 35/11, Tran Dinh Xu Street, Cau Kho
Development and Investment Joint Stock Ward, District 1, Ho Chi Minh City

Company

Representative Office in Can Tho City Lot C, Area 3, Tran Quang Khai Street, Cai

Khe Ward, Can Tho City

1.6 STATEMENT ON COMPARABILITY OF INFORMATION IN THE SEPARATE INTERIM
FINANCIAL STATEMENTS

Comparative figures in the separate interim balance sheet and corresponding notes are derived from
the Company’s audited separate financial statements as of December 31, 2024. Comparative figures
in the separate interim income statement, cash flow statement, and corresponding notes are from the
Company’s separate interim financial statements for the period from January 1, 2024 to June 30,
2024.
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

2. ACCOUNTING STANDARDS AND REGIME APPLIED
2.1 ACCOUNTING STANDARDS AND REGIME APPLIED

The Company applies Vietnamese Accounting Standards and the Corporate Accounting Regime
issued under Circular No. 200/2014/TT-BTC dated December 22, 2014 and Circular No.
53/2016/TT-BTC dated March 21, 2016 of the Ministry of Finance, amending and
supplementing certain provisions of Circular No. 200/2014/TT-BTC.

22 FINANCIAL YEAR

The financial year of the Company begins on January 1 and ends on December 31 of the
Gregorian calendar. These interim separate financial statements are prepared for the period from
January 1, 2025 to June 30, 2025.

2.3 STATEMENT OF COMPLIANCE WITH ACCOUNTING STANDARDS AND REGIME

The Company’s interim separate financial statements have been prepared and presented in
accordance with the Vietnamese Accounting Standards and Corporate Accounting Regime
currently in force and other relevant legal regulations.

3. SIGNIFICANT ACCOUNTING POLICIES

Below are the key accounting policies adopted by the Company in the preparation of these
interim separate financial statements:

3.1 BASIS AND PURPOSE OF PREPARATION OF INTERIM SEPARATE FINANCIAL
STATEMENTS

These interim financial statements are the Company’s separate interim financial statements,
including figures from its branches.

3.2 ACCOUNTING ESTIMATES

The preparation of the interim separate financial statements in accordance with Vietnamese
Accounting Standards requires the Board of General Directors to make estimates and
assumptions that affect the reported amounts of liabilities, assets, and the disclosure of
contingent liabilities and assets at the reporting date, as well as the reported amounts of revenue
and expenses during the financial year. Actual results may differ from these estimates and
assumptions.

3.3 CASH AND CASH EQUIVALENTS

Cash and cash equivalents include cash on hand, demand deposits, and short-term investments
with original maturities of three months or less from the date of purchase, which are readily
convertible to known amounts of cash and subject to an insignificant risk of changes in value.

3.4 FINANCIAL INVESTMENTS

Trading Securities

Trading securities are recorded in accounting books at historical cost. The historical cost of
trading securities is determined based on the fair value of the payments at the transaction date
plus transaction-related costs.

.
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)
3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

34 FINANCIAL INVESTMENTS (CONTINUED)

Trading Securities (continued)

The recognition of trading securities is based on the date when the Company obtains ownership
rights, specifically:

e For listed securities: recognized on the matching date (T+0);
e For unlisted securities: recognized when the ownership rights are legally transferred in
accordance with the law.

Interest, dividends, and profits relating to periods prior to the acquisition of trading securities
are deducted from the carrying value of those securities. Interest, dividends, and profits earned
after acquisition are recognized as revenue.

Provision for diminution in the value of trading securities is made for each type of security
acquired on the market whose fair value is lower than historical cost. The fair value of trading
securities is determined as follows:

X
¢
N\

e For securities listed on the stock exchange: the closing price of the most recent trading day
up to the end of the reporting period

e For shares registered on the trading system for unlisted public companies (UPCOM): the
average reference price over the 30 most recent consecutive trading days prior to the end
of the financial year, as announced by the Stock Exchange.

Increases or decreases in provisions for diminution in the value of trading securities are
recognized in financial income or financial expenses. Cost of sales is determined using the
moving weighted average method.

Held-to-Maturity Investments

Held-to-maturity investments include investments which the Company intends and is able to
hold until maturity. These include term deposits at banks (including treasury bills and
promissory notes), bonds, and redeemable preferred shares and other held-to-maturity
investments.

Held-to-maturity investments are initially recognized from the acquisition date and measured
at purchase price plus directly attributable transaction costs. Interest income from held-to-
maturity investments after acquisition is recognized on an accrual basis in the separate income
statement. Any interest earned prior to acquisition is deducted from the initial cost at the time
of purchase.

Held-to-maturity investments are recorded at cost less provision for doubtful debts.
If there is objective evidence that a part or the whole of the investment is not recoverable and
the loss can be reliably estimated, the loss is recognized in financial expenses and directly
deducted from the investment’s value.
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
3.4 FINANCIAL INVESTMENTS (CONTINUED)

Investments in Subsidiaries

An investment is presented as an investment in a subsidiary when the Company has control over
the investee. Control is the power to govern the financial and operating policies of an entity to
obtain benefits from its activities.

An investment is considered to provide control when the Company holds more than 50% of the
investee’s ownership interest, unless such holding does not entail control. Even if the Company
holds 50% or less, it may still have control if:

(i) It holds more than 50% of the voting rights under an agreement with other investors;
(ii) It has power to govern the financial and operating policies under a statute or agreement;

(i) It has power to appoint or remove the majority of the board of directors (or equivalent
governing body);

(iv) It can cast the majority of votes at board meetings.

The initial recognition date for an investment in a subsidiary acquired during the year is the date
the Company obtains effective control. In the separate financial statements, investments in
subsidiaries are presented at cost (purchase price plus directly attributable acquisition costs),
less provision for impairment. Provision is based on accumulated losses in the subsidiary’s
separate financial statements and may be reversed when profits are realized. Changes in
provision are recorded in financial expenses.

Joint Ventures

Investments in joint ventures are governed by contractual arrangements that involve joint
control. Joint control means that strategic decisions related to financial and operating policies
require unanimous consent of all parties.

Where a member company directly participates in business activities of a joint venture, its
contributed assets and related liabilities are recorded in its financial statements according to the
nature of each transaction. Liabilities and costs related to the joint venture contribution are
accrued. Income from sales or use of products from the joint venture, and costs incurred, are
recognized when it is probable that the economic benefits will be received or transferred and
can be reliably measured.

Joint ventures that form an independent business entity are known as jointly controlled
operations.

Investments in Associates

An associate is an entity over which the Company has significant influence but does not control
its financial and operating policies, and it is not a subsidiary or a joint venture. Significant
influence is the power to participate in financial and operating policy decisions without control
or joint control.

Investments in subsidiaries, joint ventures, and associates are initially measured at cost, which
includes purchase price or capital contribution and directly attributable investment costs. If non-
cash assets are used for investment, the investment is measured at the fair value of the non-cash
asset at the date of transaction.

Dividends and profits related to periods before the acquisition date are deducted from the cost
of the investment. Those related to post-acquisition periods are recognized as revenue.

= e
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3.
3.4

3.5

SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
FINANCIAL INVESTMENTS (CONTINUED)

Dividends received in shares are recorded only by tracking the number of additional shares,
without recognizing any value (or recorded at par value if required by law for state-owned
enterprises).

Provision for impairment is made when the carrying value of investments in subsidiaries, joint
ventures, or associates declines. The provision is determined as follows:

- For investments with listed shares or reliably measurable fair value: based on market value.

- For unlisted investments without a reliable fair value: the provision is the difference between
actual contributed capital and actual equity, multiplied by the Company’s ownership
percentage.

If the subsidiary, joint venture, or associate prepares consolidated financial statements, the
provision is based on their consolidated figures.

Changes in provision are recorded in financial expenses at the reporting date.
Investments in Equity Instruments of Other Entities

These are equity investments in entities over which the Company does not have control, joint
control, or significant influence.

Such investments are initially measured at cost, including purchase price or capital contribution
and directly attributable transaction costs. Dividends and profits related to periods before
acquisition reduce the carrying amount. Those earned post-acquisition are recognized as
revenue. Stock dividends are recorded by updating share quantities, without recognizing value
(unless otherwise required for state-owned entities by law).

Provision for impairment is made when the carrying amount declines below historical cost as
of the interim reporting date. Changes in provision are recorded in financial expenses during the
period.

RECEIVABLES
Receivables are presented at carrying amount less provision for doubtful debts.

Receivables are classified as follows:

- Trade receivables reflect commercial receivables arising from sale and purchase
transactions between the Company and independent third-party buyers, including
receivables from consignment sales through other entities.

- Intercompany receivables represent receivables from dependent units without legal status.

- Other receivables represent non-commercial receivables unrelated to sales or purchase
transactions.

Provision for doubtful debts is made for overdue receivables as stipulated in economic contracts,
written commitments, or debt acknowledgements, which the Company has attempted to recover
multiple times without success. The overdue period is determined based on the original due date
in the purchase contract, not including any mutually agreed debt extensions. Provision is also
made for receivables not yet due but where the debtor is bankrupt, undergoing dissolution
procedures, missing, or has absconded. Reversal of the provision is recorded upon recovery.

The increase or decrease in provision for doubtful debts at the interim balance sheet date is
recognized in administrative expenses.

e
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3.
3.6

3.7

3.8

SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

INVENTORIES
Inventories are stated at the lower of cost and net realizable value.

Cost of inventories includes all costs of purchase and other costs incurred to bring the
inventories to their present location and condition, including: purchase price, non-refundable
taxes, transportation, loading/unloading, storage during the purchasing process, standard loss,
and other directly attributable costs.

Net realizable value is the estimated selling price in the ordinary course of business, less the
estimated costs of completion and selling expenses.

The Company applies the perpetual inventory method for accounting. The cost of inventory
issued is calculated using the weighted average method after each receipt.

Provision for inventory devaluation is made on an item-by-item basis when there is reliable
evidence that net realizable value is lower than cost.

Work-in-progress inventory is determined based on the uncompleted volume of each
construction project that has not yet been completed or recognized as revenue at period-end.

TANGIBLE FIXED ASSETS

Tangible fixed assets are recorded at historical cost and presented on the separate balance sheet
by cost, accumulated depreciation, and net book value.

The recognition and depreciation of tangible fixed assets are performed in accordance with
Vietnam Accounting Standard No. 03 — Tangible Fixed Assets, Circular No. 200/2014/TT-BTC
dated 22/12/2014, Circular No. 45/2013/TT-BTC dated 25/04/2013, Circular No. 147/2016/TT-
BTC dated 13/10/2016, and Circular No. 28/2017/TT-BTC dated 12/04/2017 of the Ministry of
Finance.

The historical cost of purchased tangible fixed assets includes the purchase price (net of trade
discounts or rebates), taxes, and directly attributable costs incurred to bring the asset to working
condition for its intended use.

Assets that are in use but pending final settlement are temporarily recorded at estimated cost
and depreciated accordingly. Adjustments will be made upon official settlement.

Subsequent expenditures are capitalized if they result in future economic benefits. Other
expenditures are recognized in profit or loss when incurred.

Depreciation is calculated on a straight-line basis over the estimated useful lives of the assets.
Assets are grouped by type and function in the Company’s operations. Depreciation terms are
as follows:

Asset category Useful life (years)

- Machinery and equipment 06 years

- Vehicles and transmission equipment 06 - 10 years

- Management tools and equipment 03 - 04 years
PREPAID EXPENSES

Prepaid expenses related to the current financial year are recognized as short-term prepaid
expenses and allocated to operating expenses in the same year.

= NI Wl & e
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3 SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
3.8 PREPAID EXPENSES (CONTINUED)

Expenses incurred during the period but benefiting multiple periods are recorded as long-term
prepaid expenses and amortized over time, including:

- Tools and equipment issued for use;
- Selling expenses related to projects
3.9 PAYABLES

Payables are amounts due to suppliers and other parties. They include trade payables,
intercompany payables, and other payables. Payables are not recognized at less than their
settlement obligation.

Classification principles:

- Trade payables include amounts payable from purchase transactions of goods, services, or assets
with independent parties (including parent-subsidiary, joint ventures, and associates), and also
import payables via entrusted importers.

- Intercompany payables represent balances between a parent entity and its dependent units
without legal status.

- Other payables are non-commercial in nature and not related to the sale or purchase of goods or
services.

3.10 ACCRUED EXPENSES

Accrued expenses are actual expenses incurred in the reporting period but not yet paid due to
the absence of invoices or supporting documents. These are recognized in the period's operating
expenses.

Accruals must be calculated carefully and supported by reliable evidence.

For construction projects:

The Company only accrues costs to temporarily determine the cost of projects/items that have
been completed and deemed sold during the period. These are costs included in the approved
project estimates but lack sufficient documentation for acceptance. The accrued amount must
correspond with the estimated cost ratio of the sold portion based on total project estimates.

C
N

3.1 LOANS AND FINANCE LEASE LIABILITIES

Loans and finance lease liabilities are recognized based on receipts, bank documents, loan
agreements, and finance lease contracts.
These liabilities are tracked by counterparty, maturity term, and original currency. At the time
of preparing the separate financial statements, loans due within 12 months or within one
business cycle are classified as short-term loans. Loans with maturities exceeding 12 months or
more than one business cycle are classified as long-term loans.

3.12 BORROWING COSTS

Borrowing costs include interest and other costs incurred directly in connection with the
borrowing of funds.

Borrowing costs are recognized as an expense in the year incurred, except when capitalized
under the provisions of the accounting standard “Borrowing Costs.” Specifically, borrowing
costs directly attributable to the acquisition, construction, or production of a qualifying asset—
which necessarily takes a substantial period of time to get ready for its intended use or sale—
shall be capitalized as part of the cost of that asset until the asset is ready for its intended use or
sale. Any income earned on the temporary investment of specific borrowings is deducted from
the capitalized borrowing costs.
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3 SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
3.12 BORROWING COSTS (CONTINUED)

For specific loans used for constructing tangible fixed assets or investment properties, interest
is capitalized even when the construction period is less than 12 months.

For general borrowings, a capitalization rate is applied to the weighted average accumulated
expenditures on the construction or production of qualifying assets. The capitalization rate is
determined as the weighted average interest rate of outstanding general borrowings during the
period, excluding specific borrowings for particular assets.

3.13 OWNER’S EQUITY

Contributed capital is recognized based on the actual amount contributed by shareholders.
Profit after corporate income tax is distributed to shareholders after appropriation to reserves as
stipulated by the Company’s Charter and legal regulations, and upon approval of the General
Meeting of Shareholders.

3.14 REVENUE RECOGNITION

The Company’s revenue comprises revenue from the transfer of real estate, sale of construction
materials, and leasing activities

Revenue from sale of goods and products

Revenue from sale of goods and products is recognized when all the following five (5)
conditions are met:

e The Company has transferred the significant risks and rewards of ownership of the goods
to the buyer;

e The Company no longer retains control or managerial involvement over the goods sold;

e Revenue can be measured reliably. If the sales contract includes a return clause, revenue is
only recognized when those return conditions no longer exist and the buyer no longer has
the right to return the goods (except where exchanges for other goods/services are allowed);

e It is probable that economic benefits will flow to the Company; and
e The costs incurred or to be incurred in respect of the transaction can be measured reliably

Revenue from rendering of services

Revenue from rendering of services is recognized when the outcome of the transaction can be
estimated reliably. For transactions spanning multiple periods, revenue is recognized in the
period based on the stage of completion at the reporting date. Revenue from services is
recognized when all four (4) of the following conditions are met:

e Revenue can be measured reliably. If the contract includes the buyer’s right to return
services under specific conditions, revenue is only recognized when such conditions no
longer exist;

e It is probable that economic benefits will flow to the Company;
e The stage of completion at the reporting date can be measured reliably; and

e The costs incurred or to be incurred to complete the transaction can be measured reliably.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
3.14 REVENUE RECOGNITION (CONTINUED)

Revenue from real estate transfer

Revenue from real estate transfer is recognized when all the following five (5) conditions are
met:

e The real estate has been fully completed and delivered to the buyer, and the Company has
transferred the risks and rewards of ownership to the buyer;

The Company no longer retains control over the real estate;

Revenue can be measured reliably;

The Company has received or will receive economic benefits from the transaction; and
The costs related to the real estate sale can be measured reliably.

Revenue from land lot sales under irrevocable contracts

Revenue from land lot sales under irrevocable contracts is recognized when all the following
four (4) conditions are met:

e The Company has transferred the risks and benefits associated with land use rights to the
buyer;

¢ Revenue can be measured reliably;

e The costs related to the sale of land plots can be measured reliably; and

e The Company has received or will certainly receive the economic benefits from the
transaction.

Revenue from leasing activities

Revenue from leasing activities such as apartment rentals and car rental projects is recognized
when the outcome of the transaction can be estimated reliably. When the result of the leasing
contract is determinable, revenue is recognized based on the stage of completion.

The outcome of the transaction is determined when all the following conditions are met:

- Revenue can be measured reliably;

- It is probable that economic benefits will flow to the Company;

- The stage of completion at the end of the accounting period can be measured reliably; and

- The costs incurred or to be incurred to complete the leasing service can be measured
reliably.

Financial income

Interest from long-term investments is estimated and recorded as a receivable once the right to
receive interest is established.

Interest from bank deposits is recorded based on periodic bank statements; loan interest income
is recognized on an accrual basis using the actual interest rates for each period.

3.15 COST OF GOODS SOLD

Cost of goods sold reflects the cost of products, goods, and services that have been sold or provided
during the period.

The cost of real estate transferred is determined based on estimated costs derived from the initial
total investment and the approved adjustments of the projects, as well as other actual costs directly
related to the investment and construction of the real estate.

Cost of goods sold is recognized in accordance with the matching principle with revenue. To ensure
prudence, cost of goods sold also includes abnormal consumption of direct materials, labor costs,
unallocated fixed production overheads to inventories even when such products or goods have not
yet been sold, inventory losses or shortages, and provisions for inventory devaluation.
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£ 4 SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

3.16 FINANCE COSTS
Finance costs recognized in the separate income statement represent the total financial expenses

incurred during the period, not offset against financial income, and include interest expenses.

3.17 TAXES AND OBLIGATIONS TO THE STATE BUDGET

Corporate income tax represents the total amount of current tax payable and deferred tax.
Current tax is calculated based on taxable income for the year. Taxable income differs from the
accounting profit presented in the separate income statement because it excludes income or
expenses taxable or deductible in other years (including carryforward losses) and also excludes
non-taxable or non-deductible items.

Corporate income tax is calculated at the statutory tax rate in effect at the reporting date, which
is 20% of taxable income.

However, such regulations may change from time to time, and the final determination of the tax
obligation depends on the conclusions of the relevant tax authorities.

3.18 RELATED PARTIES

Parties are considered to be related if one party has the ability to control or exert significant
influence over the other party in making financial and operating policy decisions. Related parties
include:

e FEntities that control or are controlled directly or indirectly through one or more
intermediaries, or are under common control with the Company, including:

e  The parent company, subsidiaries within the Group, joint ventures, jointly controlled entities,
and associates;

e Individuals who directly or indirectly hold voting rights in the reporting entity that give them
significant influence, key management personnel who have authority and responsibility for
planning, directing, and controlling the activities of the Group, including close family
members of such individuals

e Entities in which any of the above individuals hold, directly or indirectly, voting rights or
are able to exert significant influence over the entity.

In assessing each related party relationship, the substance of the relationship is taken into
account rather than merely the legal form. Accordingly, all transactions and balances with
related parties are disclosed in the accompanying notes.
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4, CASH AND CASH EQUIVALENTS
30/06/2025 01/01/2025
VND VND
Cash on hand 132,729,084 354,287,661
Demand bank deposits 347,239,771 5,322,755,705
Total 479,968,855 5,677,043,366
5. PREPAID EXPENSES
30/06/2025 01/01/2025
VND VND
Short-term 114,521,809,260 15,158,330
Tools and instruments in use 10,526,510 15,158,330
_Viet Hung Project expenses 114,511,282,750 -
Long-term 1,102,768,234 1,101,183,787
- Sales expenses — Vu Trong Phung Project 1,102,768,234 1,101,183,787
Total 115,624,577,494  1,116,342,117
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LONG GIANG URBAN DEVELOPMENT AND INVESTMENT

JOINT STOCK COMPANY

No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District,

Hanoi, Vietnam

FINANCIAL STATEMENTS FOR THE
SECOND QUARTER OF 2025

For the period from 01 January 2025 to 30
June 2025

Form No. B09a-DN

NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

14. FINANCE LEASED FIXED ASSETS

Transportation Management Total
Transmission Tools and
Equipment Equipment
VND VND VND
COST
01/01/2025 1,399,131,816 6,896,297,141 8,295,428,957
30/06/2025 1,399,131,816 6,896,297,141 8,295,428,957
ACCUMULATED
DEPRECIATION
01/01/2025 (699,565,894) (6,896,297,141) (7,595,863,035)
- Depreciation for the period (116,594,316) - (116,594,316)
30/06/2025 (816,160,210) (6,896,297,141) (7,712,457,351)
NET BOOK VALUE
01/01/2025 699,565,922 - 699,565,922
30/06/2025 582,971,606 - 582,971,606
15, INTANGIBLE FIXED ASSETS
Real Estate Total
Management
Software
VND VND
COST
01/01/2025 160,000,000 160,000,000
30/06/2025 160,000,000 160,000,000
ACCUMULATED AMORTIZATION
01/01/2025 (160,000,000) (160,000,000)
30/06/2025 (160,000,000) (160,000,000)
NET BOOK VALUE
01/01/2025 - -

30/06/2025

L
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LONG GIANG URBAN DEVELOPMENT AND INVESTMENT FINANCIAL STATEMENTS FOR THE

JOINT STOCK COMPANY SECOND QUARTER OF 2025
No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District, For the period from 01 January 2025 to 30
Hanoi, Vietnam June 2025

Form No. B0%9a-DN

NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

20. SHORT-TERM ACCRUED EXPENSES

30/06/2025 01/01/2025

VND VND

Payables to organizations and individuals 2,073,182,141 1,180,681,094
- Accrued interest expense 502,442,627 502,442,627
- Other short-term accrued expenses 1,570,739,514 678,238,467

Total

21. BONUS AND WELFARE FUNDS

2,073,182,141

1,180,681,094

30/06/2025 01/01/2025

VND VND

- Bonus fund 10,531,512,357 10,587,924,357
- Welfare fund 7,075,183,113 7.101,447,076
- Bonus fund for management and executives 448,389,094 448,389,094
Total 18,055,084,564 18,137,760,527




LONG GIANG URBAN DEVELOPMENT AND INVESTMENT FINANCIAL STATEMENTS FOR THE

JOINT STOCK COMPANY SECOND QUARTER OF 2025
No. 173, Xuan Thuy Street, Dich Vong Hau Ward, Cau Giay District, For the period from 01 January 2025 to 30
Hanoi, Vietnam June 2025

Form No. B09a-DN

NOTES TO THE INTERIM FINANCIAL STATEMENTS

(These notes form an integral part of and should be read in conjunction with the interim financial statements)

22. OTHER PAYABLES AND ACCRUALS

30/06/2025 01/01/2025
VND VND
Payables to related parties 31,197,796,926 24,673,290,706
- Long Giang Investment Group JSC 701,917,811 701,917,811
- Nghia Do Trading and Service JSC 272,045,359 138,401,362
- Rivera Investment Joint Stock Company 6,684,061,095 600,931,507
+ Capital contribution to the business cooperation 6,600,000,000 -
in Can Tho project
+ Accrued interest payable 84,061,095 600,931,507
- Rivera Homes Property Management and 15,770,039 15,770,039
Operation JSC
- Xuan Thuy Investment Trading and Service Joint 22,137,365,334 21,887,211,223
Stock Company
+ Estimated project business results — Vu Trong 11,150,117,264 10,900,142,468
Phung
+ Accrued loan interest 10,987,248,070 10,987,068,755
- Remuneration for BOD and Supervisory Board 1,208,888,889 1,208,888,889
- Mr. Nguyen Manh Ha 177,748,399 120,169,875
Payables to other organizations and individuals 193,517,938,767 182,228,656,112
- Surplus assets pending resolution 148,446,863 148,446,863
- Trade union fund 1,227,197,090 1,197,972,130
- Social, health and unemployment insurance 329,064,083 111,821,603
- Project maintenance fund 20,506,128,078 20,706,128,078
- Project apartment management fee 355,086,235 355,086,235

- Dividends payable 550,163,510 550,163,510

- Vietnam Center for Monument Restoration and 56,201,477,768 54,813,605,908
Cultural Equipment JSC

+ Estimated project business results — Vu Trong 39,476,200,000 39,476,200,000
Phung

+ Late payment interest 16,725,277,768 15,337,405,908

- Bach Viet Real Estate JSC — Payable for Vu 10,611,518,428 10,611,518,428
Trong Phung project

- Minh Phat Joint Stock Company - 30,553,418

- Vietnam Trade Development Investment JSC — 53,666,574,364 53,666,574,364
Payable for Thanh Thai project

- Deposits and collaterals from real estate projects 4,056,245,759 4,056,245.,759

- Refunds to customers on apartment purchase 13,582,280,809 13,582,280,809
contract terminations

- Interest payable to other organizations and 28,153,911,414 16,321,009,036
individuals

- Asset borrowing fees from individuals for 4,029,235,004 3,684,450,437
collateral purposes

- Other short-term payables 100,609,362 2,392,799,534

Total 224,715,735,693 206,901,946,818




68L°606°LET' €89 60L°9LEFOT E0T T18°STS'¥S6'0T YOS PIS'969°TH (000°00S°€P) $96°766'STH'T 000°000°000°S1S
€ETTITYLLD €ETTITBLI9 - 5 : - -
96SL69°6S0°LLY 9LF'PIT9Z0°L6 TI8°STSPS6°0T PO PIS969°TH (000°00S‘cY) $96°766‘STH'T 000°000°000°STS
9SS L69°6S0°LLY 9LV P9I 9Z0°L6 TI8'STS'$S6°0T POSFIS'969°TH (000°00S°ch) $96°766°'STH'T 000°000°000°STS
(F19°L9T°1T5°SS) (P19°L9T°1T5°SS) . 2 - -
0LT‘S96°08S TEL 060°TEH LYS TST TI8°STS'PS6°0T YOEPIS'969°TH (000°00S‘cH) €96°766°STH'T 000°000°000°STS
aNA aNA aNA aNA aNA aNA aNA

K&ymby

s, 19UMQ punyg [ende)

oI Xe3-150] Japun JUIUIISIAUY saaeys LLLITRITENS ¢ JUIUWIISIAUY

1810, panqLisipun spuny 12310 juawdopaaa( Amseaag, R (N S UMD

£70T/90/0€

pouad
JULIND 2 J0j Wjold -

STOY/T0/T0

PToT/TL/IE

Ieak
snoraaid aypy 10y 1goig -

PO/ 10/10

uondridsa(

ALINOT SUANMO NI STONVHD 40 NOILVI'TIDNODHY  I'€T

ALINOA SHANAMO €T

(spuaWaIDIS [DIOUDUL] WLI2TU] Y] YHM UOLIOUN[U0D Ul ppaL 2G pinoys pub o tivd [paBa3ut ub wiof sajou asay[)

SINTALY.LS TVIONVNIA WRIALNI FHL OL SHLON

Nd-#60d "ON w104

§coc aunyg

0€ 01 ¢ZoT Atenuer [( woxy porad Y 10,

§707 A0 YMALAVNO ANODIS

HHL M0A SINFIWALVLS TVIDONVNIA

WeuRIA ‘1oueH 9oLusi(] Ke1n ne) ‘prepy nefj SuoA Yoi[ 028 AnyL ueny ‘€L 'ON
ANVAINOD MDOLS INIOr INTIWLSAANI ANV INFNJOTIATA NVEAN DONVID DNOT
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232 TRANSACTIONS IN EQUITY WITH OWNERS AND DIVIDEND, PROFIT DISTRIBUTION

Owner’s Investment Capital

From From
01/01/2025 to 01/01/2024 to
30/06/2025 30/06/2024
VND VND

+ Beginning balance 515,000,000,000 515,000,000,000
+ Additional capital during the period - -
+ Ending balance 515,000,000,000 515,000,000,000
- Dividends and profit distributed - -
23.3 SHARES
30/06/2025 01/01/2025
CP CP
Number of registered shares issued 51,500,000 51,500,000
Number of shares sold to the public 51,500,000 51,500,000
+ Common shares 51,500,000 51,500,000
Number of treasury shares (repurchased) 2,900 2,900
+  Common shares 2,900 2,900
Outstanding shares 51,497,100 51,497,100
+  Common shares 51,497,100 51,497,100
Par value per share (VND/share) 10,000 10,000
24. REVENUE FROM GOODS SOLD AND SERVICES RENDERED
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024
VND VND
- Revenue from goods sold 31,514,240,348 14,789,586,777
- Revenue from service provision 8,265,788,413 8,186,746,995
Total 39,780,028,761 22,976,333,772
25. COST OF GOODS SOLD
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024
VND VND
- Cost of goods sold 31,565,404,560 14,827,467,860
- Cost of services rendered 7,759,554,824 6,974,346,385

Total

39,324,959,384

21,801,814,245
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26. FINANCIAL INCOME

- Interest income from loans and bond
investments

- Interest on demand deposits
- Dividends and profits received

Total

27, FINANCIAL EXPENSES

- Interest expenses and contract performance guarantee fees

- Business cooperation expenses
- Asset collateral usage fees

Total

28. SELLING AND GENERAL ADMINISTRATIVE EXPENSES

a) General and administrative expenses

Salaries and benefits for
management staff

Depreciation of fixed assets

Taxes, fees and charges

Land lease expense

(Reversal of)/provision for doubtful debts
Outsourced service expenses

Other cash expenses

b) Selling expenses

Total

From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024

VND VND
1,173,509,720 298,719,371
719,213 1,385,319
17,280,000,000 -
18,454,228,933 300,104,690
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024

VND VND
12,463,306,165 13,121,056,749
299,969,755 418,849,318
1,142,288,951 -
13,905,564,871 13,539,906,067
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024

VYND VND
(1,990,655,822) 6,203,786,562
3,816,783,393 3,534,730,775
404,405,553 517,807,536
33,699,825 17,154,799
(9,219,253,393) -
2,953,603,780 2,132,843.,451
20,105,020 1,250,001
(1,990,655,822) 6,203,786,562
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29. OTHER INCOME
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024
VND VND
- Late payment penalty income - 78,542,197
- Other income - 8,241,452
Total - 86,783,649
30. OTHER EXPENSES
From 01/01/2025 From
to 30/06/2025 01/01/2024 to
30/06/2024
VND VND
- Late interest on profit sharing for Rivera
Park Henos project 181,302,427 182,304,098
- Late payment interest on taxes and social
insurance 634,874,601 5,363,000,861
- Other expenses - 12,600,274
Total 816,177,028 5,557,905,233
31. RELATED PARTY DISCLOSURES

List of related individuals

In the second quarter of 2025, members of the Board of Directors, Executive Board, Supervisory
Board, Chief Accountant, Information Disclosure Officer, and their close family members were

identified as related parties of the Company.

List of related organizations

Related Party Relationship
Long Giang Investment Group Joint Stock Company Major shareholder
Nghia Do Trading and Service Joint Stock Company Associate

Rivera Investment Joint Stock Company Associate

Rivera Homes Real Estate Management and Exploitation Associate

JSC

Xuan Thuy Investment and Trading Services Joint Stock
Company

Viet Hung Embroidery - Real Estate Investment JSC

University of Civil Engineering Consultancy Co., Ltd
Hanoi Urban Architecture Consulting Joint Stock
Company (UAC)

Long Giang IDC Construction Investment Consulting
Joint Stock Company

Long Giang Engineering and Construction JSC
MCG Energy and Real Estate Joint Stock Company

Related to the Chairman of the BOD

Related to a member of the
Supervisory Board

Related to the Chairman of the BOD
Related to the Chairman of the BOD

Related to the Chairman of the BOD

Related to the Chairman of the BOD
Related to the Chairman of the BOD
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. GOING CONCERN
There are no events or conditions that cast significant doubt on the Company’s ability to continue
as a going concern, and the Company has neither the intention nor any obligation to cease or
materially curtail its operations.

33. EVENTS AFTER THE REPORTING PERIOD
No events have occurred after the end of the accounting period that require adjustments to or
disclosure in these separate financial statements.

34. COMPARATIVE FIGURES
The comparative figures presented in the interim separate balance sheet and the related notes are

derived from the Company’s audited financial statements as at December 31, 2024, which have been
publicly disclosed. The comparative figures presented in the interim separate statement of income,
interim separate statement of cash flows, and the related notes are derived from the Company’s
interim separate financial statements for the period from January 1, 2024 to June 30, 2024.
35. EXPLANATION OF BUSINESS RESULTS IN Q2/2025

The business results for the second quarter of 2025 recorded a profit of VND 1.6 billion,
representing an increase of VND 21.8 billion, or 108%, compared to the net loss after tax of VND
20.2 billion in the second quarter of 2024. This improvement was primarily attributable to the
following factors:

- Financial expenses in Q2 2025 decreased by VND 5.2 billion compared to Q2 2024, mainly
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- General and administrative expenses in Q2 2025 declined by VND 10.6 billion year-over- ’é‘ (-:, ,
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- Other expenses decreased by VND 5.4 billion, as Q2 2024 included a tax penalty imposed /;::?.é

due to lower interest expenses on borrowings.

year, as a result of the reversal of provisions for doubtful receivables.

by the tax authority for late tax payments.

Hanoi, 18 July, 2025

Prepared by Chief Accountant

CO PHAN
DAY TU VA

Nguyen Thi Huyen Dang Thi Loan
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