INDUSTRIAL INVESTMENT MEMORANDUM

EXCLUSIVE OFFERING - FULL PROJECT SALE

Nga Son
Industrial Cluster

Thanh Hoa Province, Northern Vietnam
BUE NZITIREX

35.4ha 75.6% 100 km
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- EXECUTIVE SUMMARY "
TEHES

olz’roject Snapshot

N M P &
353,832 m? 267,478 m? Nga Son, Thanh Hoa Under Construction

TOTAL SITE AREA INDUSTRIAL LAND (75.6%) LOCATION FOUNDATION & INFRASTRUCTURE WORKS

= PR TlkFEsth (5E675.6%) mBEE MER AR EE T

7 4 =
20.5 m 20 kV 1,500 m3/d 1,000 m3/d

MAIN ROAD WIDTH POWER CAPACITY CLEAN WATER SUPPLY WASTEWATER TREATMENT

FHEEE HEEEEEER RtkE RBizkaEE

Dual-zone structure: Zone A (285,232 m?) + Zone B (68,600 100 km to Nghi Son Deep-Sea Port (100,000 DWT)
m?) BB ULIFXEI100 A8
WXL : AK+BX

Fully approved 1:500 detailed master plan
@I 1:5001F Rt

Available for full project acquisition — clean title transfer Corporate income tax exemption: 2 years free + 4 years 50%
reduction

RAVFRSFUAE: RI2EERR, FAFRF

Adjacent to Provincial Road 508 — direct expressway access
E{B5088H, BIAEIE AIEERI, BRI




- INVESTMENT CONTEXT

Why Vietnam — The Manufacturing Shift

$36B+

ANNUAL FDI REGISTERED CAPITAL
FEIMRIEE

7%+

AVERAGE GDP GROWTH RATE
SPHCDPIBKE

China+1 Supply Chain Diversification
FRE RS 2B GEmMR R RRE

Competitive Labor Cost — 30-40% below China
SaFIRALLREIR30-40%

CPTPP & EVFTA — Preferential Market Access to 60+ Countries
CPTPPREVFTA—EZH60+ERAMLRFIAEN

Top 20

GLOBAL EXPORT ECONOMIES
SRR AZFFARI20%

15 FTAs

FREE TRADE AGREEMENTS ACTIVE

BERBRINE

JAEE W

FDI INFLOW BY SECTOR (ILLUSTRATIVE) - 4 &R
ABTH

Electronics Bl | 34%
Mfg. / Light il | 24%
Real Estate 18%
Logistics 12%
Others 12%

INDUSTRIAL LAND DEMAND SURGE - T Hith TR

]

Vietnam's industrial land occupancy rate reached 80-
90% in major zones by 2023, driving investors to seek
emerging provinces with approved land banks and
logistics connectivity.

WRIEE T WX NFFERTF20235F1880-90% , HEMIKEETHKE
AR YIRE BRI E D,



- PROVINCE PROFILE

| o\?\lhy Thanh Hoa — A New Growth Pole

- t

3.7M 11.2% 2.1M #8

Population — 3rd Largest Province Cumulative FDI (167 Projects) GRDP Growth Rate 2016-2020 Working-Age Labor Force National FDI Ranking (2021)

AO2EE=KE RITR5I5ME X =R ERE SEIER AL EEINEWSDHR

STRATEGIC INFRASTRUCTURE ADVANTAGES - f i & il i& bt i 5

2 Nghi Son Deep-Sea Port (Class 1A) ..,& Tho Xuan International Airport o4 North-South Expressway (CTO1)
A% Handles vessels up to 100,000 DWT. International container 7 Planned international gateway. Capacity: 5M pax / 27,000T dW Direct connection to Hanoi (140 km). Coastal expressway links
routes. Nearest seaport to western Vietham and NE Laos. cargo/year. Serves as Noi Bai backup. Quang Ninh-Thanh Hoa-Nghe An corridor.
NUFKE, SJEEI0DMANME, FEERReEEMns: FEEME, MFREEFHES005 AR BIEEQREEIR (14028) |, BiBEBELRE

Thanh Hoa is positioned as a fourth growth pole alongside Hanoi, Hai Phong and Quang Ninh under Vietham's National Economic Master Plan through 2030.
B EWANEEE2030FEALN, RASHAR. 8. I THIINENNEFIERKR,




05 - LOCATION

Strategic Location & Logistics Connectivity

fR BRI B SYDIRIERE

DISTANCE FROM PROJECT SITE - EIREIRIES

Hanoi City Center
ﬁ SRR 140 km
< Noi Bai International Airport
R Emn 165 km
e 2 Nghi Son Deep-Sea Port 100 km

N MUEKE
ARPORT D .= Tho Xuan Domestic Airport
0) QUANG NINH ni: EEEWNIF 65 l{m

T ot ) DINHVU
/ e [ PORT
ron )

W

- Hai Phong International Port
- EmEmE 190 km

MO

TamLinh
Incustrial

Thanh Hoa City Center
B sunx 60 km
Lang Son Border Gate (China)
0 i v 300 km

Site fronts Provincial Road 508 with direct access to the North-South Expressway. National Highway 10 connects to the Red River Delta and coastal
logistics corridor.

NORTHERN VIETNAM LOGISTICS MAP - #mEdtsByniE IR508&18, ENARIILEIR, QUIOEELLA=MAiMnmEE



06 - PROJECT DETAILS

IE#SRSHFRIR

Project Overview & Development Status

PROJECT NAME LOCATION

Nga Son Industrial Cluster Nga Son District, Thanh Hoa
VR TIERER BE &8

PLANNING ZONES
Zone A: 285,232 m? [/ Zone B: 68,600

2

TOTAL PLANNING AREA
353,832 m? (35.4 ha)
EHLRIERR m

AKX / BX

INDUSTRIAL LAND RATIO PLANNING APPROVAL
75.59% (267,478 m?) Detailed 1:500 Plan Approved
TVFRtt Y 1:500FHAKI EXR#L

SOUTH BOUNDARY

Industrial Reserve Land
Eafl: TA42Fs

NORTH BOUNDARY

Provincial Road 508
1bMl: 508&E

DEVELOPMENT CONCEPT

The Nga Son Industrial Cluster is designed as a fully serviced, multi-sector light manufacturing and
export-oriented production base within Thanh Hoa Province's northern economic corridor. The cluster
prioritizes clean manufacturing, electronics, supporting industries, and logistics-intensive operations.

N2 TIREKEMNABHEIEREFEBANERESTIETHSMHOSAEE, ERSINEEHE. B
F. BEFWRYImEEEE,

CURRENT STATUS & TRANSACTION OPPORTUNITY

Foundation works and site infrastructure are currently underway, giving the incoming buyer a
significant head-start on development timelines. The project is offered for full acquisition — all planning
approvals, land rights, and development assets transfer with the sale.

WERIZMERIREERIEERT, AXHHEAERENE. AREUBKHESREL, SRS
. EAERIFTRE,




RAR KBS

| Master Plan Overview




NGA SON INDUSTRIAL CLUSTER - THANH HOA, VIETNAM

08 - LAND USE

| Land Allocation & Development Metrics

STRICTLY CONFIDENTIAL

R ESFAER

LAND COMPONENT - Faiti 51

Total Project Area
IRE S Mt

Industrial Land (CN)
Tk

75.6%

Industrial

Admin & Services (HC-DV)
TBURSS Ftts

Green Space (CX)
v

Technical Infrastructure (HTKT)

RAERIRNE
@ Industrial Land 75.6%
Internal Roads 10.3% Internal Roads
@ Green Space 10.2% s
Admin/Services 2.8%
@ Tech Infrastructure 11% MAX BUILDING DENSITY VAX FLOORS (CN)

60% 1-3F

RARNEE REEEL (TIk)

AREA (M?) SHARE QCVN STD.
353,832 100%

267,478 75.59% [
10,048 2.84%

36,093 10.20% [ ]
3,900 110% [

36,313 10.26%

GREEN RATIO

>10%

SR (FFEER)




09 - INFRASTRUCTURE

egeoy o ° ~ARESERAEMIZE
| Utilities & Technical Infrastructure ’5 i

¥ (]

Road Network Power Supply Clean Water Supply
ENEERLD HEBRS KRS

20.5 m 20 kV 1,500 m3/d

Main road width with full internal grid connecting all industrial lots. 20kV medium-voltage grid with dedicated substation capacity. Potable water capacity of 1,500 m® per day sourced from municipal
Direct frontage on Provincial Road 508. Access to North-South Industrial-grade supply suitable for electronics and precision supply network. Expandable to meet large-scale manufacturing
Expressway CTO1. manufacturing operations. demand.

to »

Wastewater Treatment Telecom & Digital Fire Protection & Safety
TSR RS BESHFEMRE =k

1,000 m3/d Fiber-Ready PCCC Compliant

Centralized wastewater treatment plant with 1,000 m®/day capacity. Fiber optic backbone within the cluster. High-speed internet Full fire prevention and firefighting system compliant with Viethamese
Compliant with Vietnamese national environmental standards (QCVN). connectivity and telecommunications infrastructure per industrial zone regulations. Fire hydrant network, alarm systems, and emergency
standards. evacuation routes.




- MARKET POSITIONING . ‘
B A= Al e

Target Industry Sectors

= r A 1

Electronics & Components Mechanical Equipment & Phone Furniture & Eco-Friendly Handicrafts Garment & Textile Manufacturing Logistics & Export Warehousing
Parts
PR EEHHIE RERIMRTZEH FRHENE MiRSHO MK
IR ERFIE

P

Footwear Manufacturing Toy & Consumer Goods Pharmaceuticals & Medical Supplies Construction Materials Food & Beverage Processing
BEHIE ERIHER EARETRET =R HmiREInLT

.l The approved industry list is indicative and may be expanded to accommodate investor requirements with provincial authority approval. Excluded: heavy industry, chemicals, and high-pollution manufacturing.

PR EREMRERAERTREEREEI HMOETT B, HBRET. (I RESREE.,




11 - INVESTMENT ENVIRONMENT

Labor Force & Fiscal Incentives

HANRIFESHBILE

LABOR SUPPLY - 5aiites TAX & FISCAL INCENTIVES - HiltEEHE

Corporate Income Tax (CIT)
20 1M 2-year full exemption from CIT, followed by a 50% reduction for the subsequent 4 years. Standard CIT rate
Working-Age Population thereafter.

FHENEFE AR PAFER: BI2ESTEBAT, [SAEREK

3.7M

Total Province Population
BRAO

82.7%

Labor Force Participation Rate
BHNESE

30,000 Import / Export Duty

Duty exemption on raw materials and equipment imported for the production of export goods. Aligned with
New Entrants Per Year Free Trade Zones.

I AE SRR
BEFHIRE HHOR: O RS R

VOCATIONAL EDUCATION SYSTEM - BRI BH R Value Added Tax (VAT)

66 vocational education institutions in province - £&66FTER BN VAT exemption on imported inputs used in the manufacture of export goods under qualifying foreign
contracts.

1EER: AT HOEFAIE R RS ER

11 junior colleges + 15 secondary vocational schools - MEFKEREIR+15FFHRERFE
24 district-level continuing education centers - 24 MNERAkEEEE Gl
Annual skilled labor output supports manufacturing scale-up - EaEEEN HiyBERIZE R

Foreign Profit Repatriation
Zero withholding tax on overseas profit transfers by foreign-invested enterprises.
BINCER: IMREARINF S ST




| Seven Reasons to Invest

Prime Northern Viethnam Location
Positioned in Thanh Hoa's northeast corridor — bridging the Red River Delta and the Central Coast
with multimodal access.

MR LR S, IERLA=AINSPERES

26+ Hectares of Industrial Land Bank

267,478 m? of approved industrial land ready for assignment — rare scale in an emerging province
with limited available stock.

HE26 N ME R T, FeXEn PRI

Foundation Works Underway — Buy Ahead of the Curve
Foundation and site infrastructure currently under construction. Buyer inherits months of progress
and avoids the most time-consuming early-stage groundwork.

WEREMIRIERET R, LHERWRCTATIEERE, BUIFERRIKAFIEESRMNR

TRRAEH

Abundant, Skilled Labor Pool
2.1M working-age population with 82.7% participation rate, supported by 66 vocational
institutions. 30,000 new workers entering annually.

2105515 AR, 66RTER BT EFHI IS I3 A

Attractive Fiscal Incentives
6-year CIT relief package, VAT and import duty exemptions, and zero repatriation tax — among
the most competitive incentive structures in Northern Vietnam.

6FRMFTSTRE. BERAKHORRR, TRETEN

Expansion Potential — Zone B Reserve
Zone B (68,600 m?) adjacent industrial reserve provides future scalability for phased development
as tenant demand grows.

BIX68,600 m*TlEERMRMHASKY IK=E, SR MBRIFA

Deep-Sea Port Access — 100 km

Nghi Son Port (100,000 DWT, Class 1A) enables direct container shipping to Asian, European, and
US markets via international routes.

China+1 Opportunity - FRE+16¢EEHiE

Nga Son sits within one of Vietham's fastest-growing industrial corridors — positioned to capture manufacturing
relocation demand from Chinese industrial groups and global supply chain restructuring.

BENUFRXKEI00RE, ATEIARSETERREEEEEME




13 - PROCESS

° ° KRR MESHRITEZ
Investment Process & Development Timeline '

PHASE 1 - TRANSACTION CLOSING - §—ME: XK
" ® B

Term Sheet & NDA Due Diligence IPA / LOI Signing IRC + ERC Filing

BEBRAREDIY REREE

FENiEE IRCKERCEHE

PHASE 2 - PERMITS & PRE-CONSTRUCTION - BZMER: I 5SEIHEIR

EIA / Environmental Permit Design Review & PCCC

Construction Permit Site Preparation & Build

INFANMEIFRIIE RITERE R H R EIRVFANIE it ShET

PHASE 3 - TENANT LEASING & OPERATIONS - F=ZMEE: BAREE

o o © ©

Infrastructure Completion Tenant Marketing Launch First Tenant Move-In Full Occupancy & Returns
ERthR i T 1B IBah Bt NBE AT AR R ER
@ Completed - 5255 In Progress - #47 O Upcoming - &FH4T



- PROJECT SALE

| 1143roject for Sale — Full Acquisition Opportunity

BIRHE - B

Full Project Acquisition

100% acquisition of the project company including all planning approvals, IRC/ERC registrations,
land use rights, and on-site construction progress. Clean, single-entity transfer — the fastest path
to ownership.

SFWWIME AT, SEHMEIEHRL. IRC/ERCIEMIE. IMERNREETEHE, FEH, —P2L.

Asset Purchase (Land Use Rights Transfer)
Direct transfer of Land Use Rights Certificate (LURC) and all associated planning documents. Buyer
takes over the site with foundation works already commenced.

BRI IMERSUE (LURC) REEMXINM, LHRIEFRthEETAIib.

Accelerated Closing — Construction Already Started
Foundation and infrastructure works currently underway. Buyer inherits months of construction

progress, reducing time-to-operation vs. a greenfield acquisition.
WENERRIEEAEET, EHEREWEASTRIIIERE, Rt AIEgEE2 = E0,

Approved 1:500 Detailed Master Plan - E#£1:5001%41

IRC / ERC / LURC Documentation - £EFREN 4

Foundation & Infrastructure Works In Progress - fEZi1E R ERHIZHE
All Permits, EIA, and PCCC Approvals - 2B aiE RIREEp i

VALUE CREATION OPPORTUNITIES - i {E8IE&EN S

Industrial land appreciation driven by Thanh Hoa's rising FDI inflow and limited supply in the northern
corridor - B EIMNRIFELE KRN TN THE

Industrial park management fee income from tenant services, utilities, and shared infrastructure - EXiz

EEBEAN (RS%E. AREIE)

Long-term land lease revenue from export-oriented manufacturing tenants (electronics, garment,

logistics) - HAHIEIEF IR ER S

Zone B development option — adjacent 68,600 m? reserve enables phased expansion without additional
acquisition cost - BIX68,6003F /5K iR

Vietnam's production base status within CPTPP and EVFTA elevates tenant demand and willingness to
pay premium rents - CPTPP%EVF TAEZE FkRTHIE B bz

IDEAL BUYER PROFILE - BEZHE K

e Industrial Park Developer or Operator seeking ready-to-build assets - SREIFEEHN T FEXFF AR

e Chinese Industrial or Manufacturing Group (China+1 Strategy) - REFIER (FHE+15LER)

e Private Equity Fund acquiring Vietnam / SEA industrial land bank - WlaiiEs/AReg T TIRFAEES
Manufacturing Enterprise seeking to own its production base - SKE XAl Sl



| INDUSTRIAL INVESTMENT MEMORANDUM

An Industrial Land Bank.
For Sale Now.
BT MR, R SLAEE

Nga Son Industrial Cluster, Thanh Hoa Province
353,832 m? (approx. 35.4 ha)

Full Project Sale / Asset Acquisition

Foundation & Infrastructure Works Underway - IEFEME T ithE 5 2 a
®htE

35.4 ha

Site Area - S\EFH
Bt

75.6%

Industrial Land - TAF3ih
TlFEth ALY

100 km

Nghi Son Port - XL
IERIKBIER

Kensington Vietnam JSC

B harry@kensington.vn
+84-967-930-960

@ kensington.vn



