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Industrial Park Sector — 2H2026 Outlook
Strong leasing demand and stable funding access sustain developers’ credit

profiles

Listed developers’ credit profiles remain stable, underpinned by healthy cash flow generation and moderate leverage, although non-core investments may weaken
operating cash flow for some developers. Supportive FDI policies, including land rent incentives and streamlined investment procedures, will continue to strengthen
demand for industrial parks (IPs). Strong FDI inflows and a sharp rebound in land leasing activity in TH2026 supported high occupancy rates and modest rental
growth despite an expanding supply pipeline. However, U.S. trade actions could pose downside risks to Vietnam's FDI outlook. Financing conditions are improving,
supported by increased bank lending capacity and a recovery in bond issuance, which will help developers meet capex and refinancing needs.
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Recent policy measures to attract foreign direct investment (FDI) continue to strengthen IP leasing demand

Decree 20/2026, issued and effective in January 2026, provides detailed guidance on implementing a 30% land rent reduction for
five years for eligible sectors, further strengthening future demand for IP space.
The Investment Law 2025, effective in March 2026, and related policy guidance streamline procedures for issuing investment
registration certificates and establishing enterprises. They also expand incentivized sectors to include semiconductors, artificial
intelligence (Al), big data, biotechnology, new energy, green industries, and advanced logistics services. We view these new policies
as supportive of further FDI inflows, which will continue to benefit IP developers.

Robust FDI inflows support leasing recovery and supply expansion

O\ °
i .
L]
Policy
measures
[ ]
po e °
& -
o -
=l @
Market
conditions o

In 8M2026, total registered FDI reached USD40.6 billion, up 55% year on year (YoY), while disbursements reached USD17.3 billion,
up 12% YoY. Going forward, we expect FDI inflows to Vietnam remain strong and continue to be a key driver of IP development.
However, U.S. potential trade actions related to intellectual property protection and stricter scrutiny of transshipment practices pose
downside risks to Vietnam's FDI outlook over the next 12-18 months.

After declining by 30% in 2025, IP land leasing surged by 60% YoY in TH2026, reaching 500 hectares, driven by expansion from
electronics and semiconductor manufacturers. The IP land occupancy rate remained high at 82%. In the ready-built factory and
warehouse segment, newly leased space declined by 8% YoY in TH2026 to around 0.9 million square meters, as new tenants in high-
tech sectors prioritized IP land leases.

In TH2026, asking rents across segments remained stable, with slight increases in northern IP land rents (USD143 per square meter,
up 2.9% YoY), southern IP land rents (USD184 per square meter, up 1.7% YoY), and ready-built factory and warehouse rents, which
averaged around USD5 per square meter per month, up 2% YoY.

On the supply side, we expect new IP launches to accelerate following the effective operation of the new provincial administration
model. For instance, BCM (A, Stable) is expected to launch two new industrial parks in Q3 2026 after completing the necessary legal
approvals.

Broader access to bank funding will support growing capex and refinancing needs
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Industrial real estate credit expanded 32% quarter on quarter (QoQ) in Q2 2026, driven by large developers, including IDC, KBC, and
BCM, whose total debt increased by 55%, 25%, and 18%, respectively. Looking ahead, bank financing for developers will benefit from
the SBV’s 2026 policy allowing incremental loans to IP projects to be excluded from real estate credit growth limits, creating
additional lending capacity for 25 participating banks.

Developers continued to access the bond market in TH2026, issuing VND?2.3 trillion. With bond maturities remaining high at VND3.5
trillion in 2H2026, we expect bond issuance to accelerate to support refinancing and project investment.
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Stable cash flow generation and low leverage support credit resilience
e In TH2026, listed IP developers reported stable average revenue growth of 3% YoY and a gross margin of 30%. However, operating
profit declined by 11% YoY, mainly because of a 33% increase in interest expense. Total debt rose by 14%, resulting in a slight
% deterioration in average Debt/EBITDA to 2.6x from 2.2x in TH2026. Overall, we expect the sector’s leverage to remain moderate and
supportive of credit quality.
e Most developers maintained healthy operating cash flow generation in TH2026, while KBC and BCM reported the largest operating
cash flow deficits because of substantial investments in ongoing residential and infrastructure projects.
e Going forward, we expect credit metrics to remain stable for developers focused on core IP development, supported by sizeable
leasable land banks, such as VGC, IDC, PHR, and SIP. In contrast, developers with significant investment commitments in non-core
business segments, such as BCM and KBC, may face elevated cash flow constraints.

Financial
strength

Source: VIS Rating
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Robust FDI inflows support leasing recovery and supply expansion

Exhibit 1: FDI inflows to Vietnam remain strong and continue to a key driver of IP development

@ Registered FDI (USD ml) - LHS @Disbursed FDI (USD ml) - LHS @Reg. YoY - RHS @ Dis. YoY - RHS

40K

% 4
=
20K | /]

0K

2020 2021 2022 2023 2024 2025 8M2026

Source: General Statistics Office of Vietnam (GSO), VIS Rating

Exhibit 3: Ready-built segment leasing declined as new tenants in high-tech sectors prioritized
industrial land leases

@ Ready-built segment net absorption (m2) - LHS @ Ready-built segment occupancy rate - RHS
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Exhibit 2: Industrial land leasing surged in TH2026, driven by expansion from electronics and semiconductor

manufacturers

@ Land net absorption (ha) - LHS @ Land occupancy rate - RHS
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Exhibit 4: Asking rents across segments remained stable with slight increases
Industrial land price (USD/sgm/lease term) Ready-built segment's price (USD/sgqm/month)
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Note: Northern Tier-1 includes Hanoi, Hai Phong, Bac Ninh and Hung Yen; Southern Tier-1 includes Ho Chi Minh, Dong

Nai, Tay Ninh; RBF stands for ready-built factory; RBW stands for ready-built warehouse
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Broader access to bank funding will support growing capex and refinancing needs

Exhibit 5: Industrial park (IP) credit continue expanding, supported by SBV's 2026 policy allowing
incremental loans to industrial park projects to be excluded from real estate growth limits

@ P loan outstanding (VND billion) - LHS @IP Loan QoQ Growth - RHS
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Exhibit 7: Developers continued to access the bond market in 1TH2026
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Exhibit 6: Debt growth was concentrated among large developers, particularly KBC, BCM, and IDC
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Exhibit 8: Bond issuance to accelerate for refinancing and project investment purpose as bond
maturities remain high in 2H2026
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Stable cash flow generation and low leverage support credit resilience

Exhibit 9: Revenue and gross margins remained stable

@ Net Revenue (LTM) - LHS @ Gross Margin - RHS
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Note: LTM stands for last twelve months

Exhibit 11: Leverage remained low despite a modest deterioration driven by 14% debt growth

@ Total debt growth - LHS @EBITDA growth - LHS
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Exhibit 10:...Meanwhile, operating profit declined because of rising interest expense
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Exhibit 12: Most developers maintained healthy operating cash flow generation, while BCM and KBC
reported the largest deficits amid heavy project investments
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APPENDIX

The companies included in our analysis are as follows:

Short name Full name
1 BAX Thong Nhat Joint Stock Company
2 BCM Investment and Industrial Development Joint Stock Corporation
3 DTD Thanh Dat Investment Development JSC
4 GVR Viet Nam Rubber Group - Joint Stock Company
5 HPI Hiep Phuoc Industrial Park Joint Stock Company
6 IDC IDICO Corporation - JSC
7 IDV Vinh Phuc Infrastructure Development Joint Stock Company
8 KBC Kinh Bac City Development Holding Corporation
9 LHG Long Hau Corporation
10 MH3 Binh Long Rubber Industrial Park Corporation
11 NTC Nam Tan Uyen Joint Stock Corporation
12 PHR Phuoc Hoa Rubber Joint Stock Company
13 PXL Long Son Petroleum Industrial Zone Investment Joint Stock Company
14 SIP Sai Gon VRG Investment Corporation
15 SNZ Sonadezi Corporation
16 SZG Sonadezi Giang Dien Joint Stock Company
17 TID Tin Nghia Corporation
18 TIP Tin Nghia Industrial Park Development Joint Stock Company
19 VGC Viglacera Corporation - JSC
20 VRG Viet Nam Rubber Industrial Zone and Urban JSC
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Empowering Better Decisions
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