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The amended Land Law was approved

ACBS

The amended Land Law was approved by the National Assembly on January 18, 2024 and most regulations in this law will take
effect from January 1, 2025. Key changes/amendments and effects are summarized in the table below.

Key points

Regulations in the Land Law (amended)

Changes and effects

Rights and
obligations regarding
land use of
Vietnamese people
residing abroad

Vietnamese people residing abroad with Vietnamese
nationality and are Vietnamese citizens have full rights and
obligations related to land (not only rights to residential
land) like Vietnamese citizens in the country

Change in a direction to be consistent with the 2023 Real
Estate Business Law to promote investment and attract
remittances to Vietnam.

Land recall

There are many cases which the State can recall land, of
which the amended law clarifies the case where land
recalled to develop commercial housing projects, mixed-
use projects including residential and commercial &
service businesses classified as "urban area investment
projects"”

In principle, there is no change compared to the old law.

Clarify the nature of “urban area investment projects
“which is subject to land recall: synchronous infrastructure
and social systems in according to construction
regulations.

Types of land for
developing
commercial housing
projects

Projects can only be developed via: (a) agreements on
receiving land use rights of residential land and (b) In case
of existing land use rights, commercial housing projects
can only be developed ifiit is residential land or including
both residential land and other land (not residential land,
including agricultural land and non-agricultural land).

Maintain as prescribed in the 2023 Housing Law and
supplemented according to Law No. 03/2022/QH15.

Developers that do not have a portion of residential land in
their projects will not be approved to develop commercial
housing projects. Thus, these developers has to acquire a
portion of residential land instead of changing non-
residential land into residential land -> the problem of
supply shortage has not been resolved.

Receiverice
cultivation land by
non-agricultural
people

Set alimit of 3 ha/project for provinces/cities in the
Southeast region and the Mekong Delta; 2 ha/project for
other areas.

Strictly control agricultural land use and guarantee food
security.

Land valuation
method

Land valuation methods include: comparison, surplus,
income, land price adjustment coefficient; Integrate the
discounted method into the comparison method.

Specify cases and conditions applicable to each land
valuation method.

Replace ‘Discounted method’ by integrating the
discounted method into the comparison method.
Specify cases and conditions applicable to each land
valuation method helps speed up the land valuation
process.

Land price table

Provincial People's Committee develops and submits the
first land price table to the People's Council for approval
and use from January 1, 2026. Every year, the Provincial
People's Committee must submit updated and amended
land price table to the People's Council for approval.

Updated more frequently than every 5 years prescribed in
the 2013 Land Law to ensure land prices closely follow
actual market fluctuation, leading to an increase in land
clearance and compensation costs for developers

Recognition of land
use rights

Households and individuals that are using land without
certificates on land use rights, do not violate land laws, and
are not in the case of land being allocated without proper
authority, before July 1, 2014 will be issued land use rights
certificates.

Last 10 years more compared to the 2023 Land Law.
Support residents to be issued land use rights certificates.

Digitize land data

Aim to manage and report market data more fully and
transparently.

Resettlement

Adding conditions and regulations for resettlement will
help speed up the resettlement process and ensures
rights for resettled people.
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Comment: In general, the amended law does not have many changes compared to the old law. Of which, the most expected
amendment which is allowing the conversion of agricultural and non-agricultural land into residential land to develop
commercial housing projects has not been changed. In addition, the regulation that requires developers to own a portion of
residential land in their projects has not been amended. Thus, it is difficult for the supply and land bank expansion process to
improve soon. In addition, updating land price table annually instead of every 5 years may increase land compensation and
clearance costs in the future.

However, regulaltion that allows Vietnamese people residing abroad with Vietnamese nationality people have full rights and
obligations related to land like domestic Vietnamese citizens will help attract remittances into the real estate sector. Other
positive impacts of the amended Land Law are to be consistent with the 2023 Housing Law and the 2023 Real Estate Business
Law, strengthen control over changesin land use purpose, improve market data management and statistics, ensure rights and
harmonizing interests between real estate developers and resettled people.

While waiting for more detailed circulars and decrees, we believe that, with the main contents of the recently passed amended
Land Law, developers with available clean land bank are expected to uphold their competitive advantages and expand market
shares such as VHM, NLG and KDH.

Truc Pham
trucptt@acbs.com.vn
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DISCLAIMER

Analyst Certification(s)

We, the author(s) of this report, hereby certify (1) that the views expressed in this research report accurately reflect our personal views about
any or all of the subject securities or issuers referred to in this research report and (2) no part of our compensation was, is, or will be directly
or indirectly related to the specific recommendations or views expressed in this research report.

Important Disclosures

ACBS and/or an affiliate thereof (hereby collectively called ACBS) did or may seek to do business with companies covered in this report as its
routine business. ACBS's proprietary trading accounts may have a position in such companies’ securities. As a result, the investor should be
aware that ACBS may have a conflict of interest from time to time.

ACBS produces a variety of research products including, but not limited to, fundamental analysis, equity-linked analysis, quantitative
analysis, and trade ideas. Recommendations contained in one type of research product may differ from recommendations contained in other
types of research products, whether as a result of differing time horizons, methodologies, or otherwise.

Disclaimer

This report is provided for information purposes only. ACBS makes no express or implied warranties, and expressly disclaims all warranties
of merchantability or fitness for a particular purpose or use with respect to any data included in this report. ACBS will not treat unauthorized
recipients of this report as its clients. Prices shown (if any) are indicative and ACBS is not offering to buy or sell or soliciting offers to buy or
sell any financial instrument. Without limiting any of the foregoing and to the extent permitted by law, in no event shall ACBS, nor any
affiliate, nor any of their respective officers, directors, partners, or employees have any liability for (a) any special, punitive, indirect, or
consequential damages; or (b) any lost profits, lost revenue, loss of anticipated savings or loss of opportunity or other financial loss,
even if notified of the possibility of such damages, arising from any use of this report or its contents. Other than disclosures relating to
ACBS, the information contained in this report has been obtained from sources that ACBS believes to be reliable, but ACBS does not
represent or warrant that it is accurate or complete. The views in this report are subject to change, and ACBS has no obligation to update its
opinions or the information in this report.

Some parts of this report reflect the assumptions, views and analytical methods of the analysts who prepared them, and ACBS is not
responsible for any error of their works and assumptions. ACBS may have issued, and may in the future issue, other reports that are
inconsistent with, and reach different conclusions from, the information presented in this report.

The analyst recommendations in this report reflect solely and exclusively those of the author(s), and such opinions were prepared
independently of any other interests, including those of ACBS. This report does not constitute personal investment advice or take into
account the individual financial circumstances or objectives of the investors who receive it. The securities discussed herein may not be
suitable for all investors. ACBS recommends that investors independently evaluate each issuer, securities or instrument discussed herein
and consult any independent advisors they believe necessary. The value of and income from any investment may fluctuate from day to day
as aresult of changes in relevant economic markets (including changes in market liquidity). The information herein is not intended to predict
actual results, which may differ substantially from those reflected. Past performance is not necessarily indicative of future results.

This report may not be distributed to the public media or used by the public media without prior written consent of ACBS. Otherwise it
will be considered as illegal. The breacher shall compensate fully to ACBS any loss or damage which arises from such breach (if any).

In the event that the distribution and/or receipt of this report is prohibited by the investor's jurisdiction, the investor shall dismiss this report
immediately otherwise it will be at his/her own risks.

ACBS does not provide tax advice and nothing contained herein should be construed to be tax advice. Accordingly, the investors should seek
advice based on their particular circumstances from an independent tax advisor. This report may contain links to third-party websites. ACBS
is not responsible for the content of any third-party website or any linked content contained in a third-party website. Content contained on
such third-party websites is not part of this report and is not incorporated by reference into this report. The inclusion of a link in this report
does not imply any endorsement by ACBS. Access to any third-party website is at the investor's own risks, and the investor should always
review the terms and privacy policies at third-party websites before submitting any personal information to them. ACBS is not responsible
for such terms and privacy policies and expressly disclaims any liability for them.

© Copyright ACBS (2024).All rights reserved. No part of this report may be reproduced in any manner without the prior written
permission of ACBS.
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