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1Q26 earnings down, IP gross margin improved

Revenue and profit plunged due to new accounting policy

- In 1Q26, SZC reported VND102bn revenue (-73% QoQ, -75% YoY, Figure
1) with a GP of VND35bn (-82% QoQ, -82% YoY, Figure 2). In particular:

IP: revenue plunged to VND42bn (42% of total revenue, -60% YoY) with
VND42bn GP (-87% QoQ, -88% YoY). The sharp decline in revenue was
due to new revenue recognition on allocation basis, unlike the previous
one-off recognition of full contract value. Based on unearned revenue
balances at end-1Q26, we estimate that SZC recognized amortized
revenue of ~7ha new IP area (Figure 5).

Notably, IP GPM widened to 60.2% (+10.0%p YoY), largely from higher
ASP (USD125/sgm, +4% YoY).

Toll fees: revenue soars to VND36bn (36% of total revenue, -3% QoQ)
driven by the resumption of Road 768 BOT since Apr-25. GP stood at
VND15bn with GPM of 42.2% (+37.3%p QoQ).

- While revenue and COGS were amortized, some operating expenses were
not objected this change in accounting policy. Therefore, SG&A expenese
decline 68% YoY to VND11bn, resulting in lower OPM and NPM (Figure 3)

- Net profit came in at VND17bn (-83% QoQ, -86% YoY, Figure 4).

Numbers in line with BOD’s 2026F guidance

- The shift toward the allocation method will distort 2026F yoy earnings growth.

However, looking at contract deposits, we estimate SZC signed new lease
deals could cover 20-22 ha of IP area (Figure 6). Historically, these deposits
translate into recognized revenue within 3 to 4 quarters (from 2H26F). Based
on these estimates, the 2026F leasing target of 25ha guided by the BOD
remains highly achievable.

Company

2021A 2022A 2023A 2024A 2025A
Sales (VND bn) 713 859 818 873 1,098
chg. (% YoY) 64.7 20.4 (4.8) 6.4 26.1
Operating profit (VND bn) 392 243 266 375 481
Net profit (VND bn) 324 197 219 299 345
EPS (VND) 3,136 1,874 1,824 1,679 1,816
chg. (% YaY) 77.2 (40.3) 2.7 (8.0 8.2
EBITDA (VND bn) 618 714 633 683 809
PE (x) 9.2 19.2 23.2 18.6 13.8
EV/EBITDA (x) 7.9 8.4 11.9 10.6 8.1
PB (x) 1.97 2.34 2.92 1.81 1.40
ROE (%) 23.7 13.2 13.4 12.3 10.9
Dividend yield (%) 3.47 - 2.36 3.21

Note: Net profit, EPS and ROE are based on figures attributed to controlling interest
Source: FiinproX, KIS Research
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Table 1. Quarterly earnings snapshot in 1026

Sonadezi Chau Duc (SZC)

(VND bn, %, %p)

1Q25
Sales 414
OoP 155
OP margin 37.5
EBT 157
NP 126

2Q25 3Q25 4Q25 1Q26 QoQ YoY
218 86 379 102 (73) (82)
119 32 168 24 (86) (78)
54.5 36.5 44.4 23.8 (20.6) (13.7)
118 26 143 21 (85) (95)
95 21 103 17 (83) (106)

Source: Company data, FiinproX, KIS Research

Figure 1. Total revenue -75% YoY, IP revenue -60%
YoY

Figure 2. IP segment GP plunge due to new revenue
recognition policy
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Source: Banchero Costa Research, KIS Research
Note: (*) Change in IP revenue recognition

Figure 3. IP GPM improved thanks to higher quoted
price in 2026

Source: Banchero Costa Research, KIS Research
Note: (*) Change in IP revenue recognition

Figure 4. NPAT plunge 86% YoY due to new revenue
recognition policy
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Note: (*) Change in IP revenue recognition
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Sonadezi Chau Duc (SZC)

Figure 5. Unearned revenue surges 76%, equivalent

to ~7ha amortizing Figure 6. ~20-22ha from deposits
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B Company overview

Sonadezi Chau Duc (SZC), a subsidiary of Sonadezi Corporation (SNZ), is a industrial park developer in Southern
Vietnam. The company currently operates the 1,556ha Sonadezi Chau Duc Industrial Park, and  689ha of Urban
Area and Golf Course located in Ngai Giao, HCMC.
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m  Guide to KIS Vietnam Securities Corp. stock ratings based on 12(month forward performance
* BUY: Expected total return will be 15% or more
* Hold: Expected total return will be between (5% and 15%
* Sell: Expected total return will be (5% or less
* KIS Vietnam Securities Corp. does not offer target prices for stocks with Hold or Sell ratings.

m  Guide to KIS Vietnam Securities Corp. sector ratings for the next 12 months
* Overweight: Recommend increasing the sector’s weighting in the portfolio compared to its respective weighting in the VNIndex based on market capitalization.
* Neutral: Recommend maintaining the sector’s weighting in the portfolio in line with its respective weighting in the VNIndex based on market capitalization.
* Underweight: Recommend reducing the sector’s weighting in the portfolio compared to its respective weighting in the VNIndex based on market capitalization.
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or more of any class of common equity securities of the companies mentioned in this report.

There is no actual, material conflict of interest of the research analyst or KIS Vietnam Securities Corp. or its affiliates known at the time of publication of the research
report or at the time of the public appearance.

KIS Vietnam Securities Corp. or its affiliates has not managed or co(managed a public offering of securities for the companies mentioned in this report in the past
12 months;

KIS Vietnam Securities Corp. or its affiliates has not received compensation for investment banking services from the companies mentioned in this report in the past
12 months; KIS Vietnam Securities Corp. or its affiliates does not expect to receive or intend to seek compensation for investment banking services from the
companies mentioned in this report in the next 3 months.

KIS Vietnam Securities Corp. or its affiliates was not making a market in securities of the companies mentioned in this report at the time that the research report
was published.
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Global Disclaimer

mnGeneral

This research report and marketing materials for Vietnamese securities are originally prepared and issued by the Research Center of KIS
Vietnam Securities Corp., an organization licensed with the State Securities Commission of Vietnam. The analyst(s) who participated in
preparing and issuing this research report and marketing materials is/are licensed and regulated by the State Securities Commission of Vietnam
in Vietnam only. This report and marketing materials are copyrighted and may not be copied, redistributed, forwarded or altered in any way
without the consent of KIS Vietnam Securities Corp..

This research report and marketing materials are for information purposes only. They are not and should not be construed as an offer or
solicitation of an offer to purchase or sell any securities or other financial instruments or to participate in any trading strategy. This research
report and marketing materials do not provide individually tailored investment advice. This research report and marketing materials do not take
into account individual investor circumstances, objectives or needs, and are not intended as recommendations of particular securities, financial
instruments or strategies to any particular investor. The securities and other financial instruments discussed in this research report and marketing
materials may not be suitable for all investors. The recipient of this research report and marketing materials must make their own independent
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responsibility or liability whatsoever for any loss (director consequential) or damage arising out of the use of all or any part of this report or its
contents or otherwise arising in connection therewith. Information and opinions contained herein are subject to change without notice and may
differ or be contrary to opinions expressed by other business areas or KIS Vietnam Securities Corp. The final investment decision is based on
the client’s judgment, and this research report and marketing materials cannot be used as evidence in any legal dispute related to investment
decisions.
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the registration requirement.
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