\/ SECURITIES
U N VIETNAM

Bao cdo cap nhat KQKD 2Q2026 va 1H2026

TONG CONG TY DAU TU VA PHAT TRIEN
CONG NGHIEP - CTCP (HOSE: BCM)

Ngay 17 thang 9 nam 2026

N~




NH vierhaw

Bao cdo cap nhat KQKD 2Q2026 va 1H2026

TONG CONG TY DAU TU VA PHAT TRIEN CONG NGHIEP - CTCP

(HOSE: BCM)

HDKD cét 16i lAn dau thua 16; VSIP cung cac cong ty lién két ti€p tuc & tru d& (gi nhuén

KQKD 6T/2026

1.650ty 292ty 8%
DT thuan LN rong
Y65% v34% KH LNST 2026

Q2/2026:

DTT 545 ty (¥ 81%) — th&p nhat tir khi niém yét;
LN thuan HDKD -29 ty (l&n dau am);

Chi phi lai vay tang manh [én 549 ty (+43%yoy)

LN rong 13 ty (¥ 99%), toan bd dén tir LN cong ty

LDLK (513 ty) va hoan nhap thué hoan lai.

SU KIEN NOI BAT 1H2026
e Da&chi1.139ty cb tuc tidn 2024 (11%)

. TDC Hoa Lgi chuyén sang tdn kho ngan

han —duy ki€én md ban trong 12 thang

. Gop thém 200 ty vao Becamex Binh Dinh;

vay 1.682 ty gop vén Becamex Tokyu

DINH GIA & KHUYEN NGH]

Gida muc tiéu: 70.200d/CP
MUA Gia hién tai: 40.450d/CP
Tiém nang tang gia: +73,5%

TRIEN VONG 2H2026

o Du phéng 2026F: DTT 5.035 ty, LN rong
1.668 ty

o Dong luc: md ban & ban giao TDC Hoa Lai,
chuyén nhugng dat KCN va LN tir cong ty
LDLK

. KH 2026 clia cong ty (LNST 3.883 ty) nhiéu
kha nang khéng hoan thanh

1. Doanh thu Q2 rdi vé muc th&p nh&t k& tir khi niém yé&t khi ngudn hang BDS can kiét

Co cdu doanhthutheo quy (ty dong)

2,904

| 1,843

1,376
1,105

Q1-25 Q2 25 QS 25 Q4 25 Q1 26 Q2 26

KD bat dong san Dich vu KCN Khédc  Téng DT

Trang 2

Sau giai doan cao diém ban giao TBC Hoa Lagi trong Q1,
doanh thu chuyén nhugng BBS Q2 gidm manh chi con
223ty (-91% yoy) do BCM khdng cé du &4n ban giao mdi
trong ky, trong khi dé s6 du ngudi mua tra tién trudc
cubi ky chi con ~694 ty, ti€p tuc giam va thap hon nhiéu
giai doan trudc do doanh s6 ky mdi rat thap.

Phan (&n gia tri chuyén nhugng nha phd 672026 phat
sinh v&i cac bén lién quan (IJC ~988 ty, BCE ~752 ty gia
tri giao dich).

Nguaoc lai, dich vu KCN tang trudng 6n dinh (+5% yoy)
va lan dau vugt mang BDS, chiém ~60% doanh thu Q2
- ¢d cAu doanh thu tam thdi tap trung vao cac mang
hoat dong kinh doanh mang tinh “thudng xuyén” trong
lUc chd chu ky m& ban mdi trong nira cudi nam.

Ngudn: BCTC bédn nién 2026 BCM (so&t xét)



N SECURITIES
VIETNAM

Bao cdo cap nhat KQKD 2Q2026 va 1H2026

TONG CONG TY DAU TU VA PHAT TRIEN CONG NGHIEP - CTCP
(HOSE: BCM)

2. HDKD c6t 16i 1an dau ghinhan 16

LN thuan HDKD vs. LN tif cong ty LDLK e Bién LN gép Q2 duy tri § mic cao 55,8% nhd co cédu doanh thu

(ty d) nghiéng vé& chuyén nhuong BDS bién cao va dich vu KCN. Tuy

2,000 nhién, quy mé doanh thu qua nhé khién 304 ty LN g6p khong du

1,500 4 bl dép chi phi ban hang & quan ly (333 ty). LN thuan HDKD lan
1,000 + 513 dau chuyén am (-29 ty).

500 1 e Géanh nang l&n nhét tiép tuc la chi phi tai chinh: 549 ty trong Q2

502 1 (29) (+43% yoy, +60% qoq) do du ng tang va l&i sudt neo cao. LNTT

Q2 vivay &m 34 ty; LNST van duong 19 ty chli yéu nhd hoan nhap
thué TNDN hoén lai (~112 ty lOy ké& 6T) va thu nhép tif cac Cong
m LN thuan HDKD m LN trcong ty LDLK ty LDLK (733 ty Ly k& 6T).

Q1-25 Q2-25 Q3-25 Q4-25 Q1-26 Q2-26

3. Congty lién doanh, lién két — try d& duy nhat clia lgi nhuén

Déng gop LN tr LDLK 6T/2026 (ty ddng) e LNt LDLK dat 513 ty trong Q2 (+134% qoq), dong gép toan bd
lgi nhuén hgp nhét va ldy ké 6T dat 733 ty — gdp hon 2 an LN
VSIP 435 thuan HDKD. Day tiép tuc la “md neo” gia tri clia BCM khi mang

BDS hgp nhét tram lang.
BW Industrial 140 ’
* VSIP (49%): |&i 435 ty 6T (~59% t8ng LDLK), da phan phdi 588 ty

1JC 95 lgi nhuéan cho BCM va dung lgi nhuén git lai tdng von diéu &
(BCM ghi nhan thém ~1.252 ty gié tri dau tu) — hoat dong cho
thué KCN van hanh hiéu qua.

Savi 38

GD Mién Pb " N , A
lenong @ 30 - BW Industrial (23,9%): (i 140 tj nhd nhu cau nha xudng, kho xay

VNTT J 16 sén duy tn t6t.
e 1JC (49,8%): lai 95 ty; BCM nhan 157 ty ¢6 tuc trong ky.

*  Md réng ngoai Binh Duong: gop thém 200 ty vao Becamex Binh
Dinh (40%) va vay han muc 1.682 ty dé gép vén Becamex Tokyu
(35%, con L6 nhe).

4. L&ivay bdo modn lgi nhuén, ddng tién 4m ky luc, don bay lap dinh

Co céu ngvay (ty dong) va don bay «  Chi phi divay 6T dat 881 ty (+33% yoy) — tdng nhanh g&p hon 3
lan t6c d6 tang du nd, do chi phivén binh quan dat lén (~10,5-
25,000 11%/nam); ty & l&i vay dugc von hda gidam con ~35% (cung ky
20,000 ~42%) do vay mdi chli y8u phuc vu tra cd tic, gop von va dao
15,000 ngthay vi dau tu dy an.
10,000 * Dongtién HDKD 6T &m 2.164 ty (trong khi cung ky +420 ty) khi
tién thu tir khach hang & mdc thdp con nghia vu lai vay neo
5,000 cao; toan bd thiu hut dugc bu dap bang vay rong (+2.346 ty),
0 - déy téng ng vay |&n 26.334 ty (+10% YTD) va ng rong/VCSH én
Q1-25 Q,2'25 Q3-25Q4-25 Q1-26 Q2-26 muc cao nhét trong nhiéu ndm 1,13x.
N\ J vay ngan han mmmm Ng vay dai han
—e&— NgJ vay rong/VCSH

Trang 3 Ngudn: BCTC bén nién 2026 BCM (soat xét)
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KET QUA KINH DOANH Q2/2026 VA 6T/2026

Ty dong Q2-26 |Q1-26|Q2-25 m 6T-26 | 6T-25 2|(()|;6 2026F

Doanh thu thuén 545 1,105 2,904 -81% -51% 1,650 4,746 -65% 10,230 16% 5,035 33%
DT kinh doanh BBS 223 754 2,487 -91% -70% 978 3,914 -75% 3,524 28%
DT cung cép dich vu KCN 327 313 312 5% 5% 640 621 3% 1,259 51%

Gia vén ban hang (241) (422) (996) (663) (2,134) (2,107)

Lginhuén gop 304 683 1,908 -84% -55% 987 2,612 -62% 2,928 34%
Chiphibanhang & QLDN  (333) (323) (396) (656)  (789) (1,410)

LN thuan HDKD (29) 360 1,512 NM NM 331 1,823 -82% 1,518 22%

Thu nhap tai chinh 21 63 51 84 153 126

Chi phitai chinh (549) (344) (383) (893)  (691) (1,264)

Lginhuén tur cong ty LDLK 513 220 543 -6% 134% 733 815 -10% 1,448 51%

Thu nhép trudc thué (34) 289 1,698 NM NM 255 2,071 -88% 1,829 14%

Loinhuan sau thué 19 288 1,481 -99% -94% 307 1,847 -83% 3,883 8% 1,719 18%

LN ctia CB céngty me 13 280 1,476 -99% -96% 292 1,834 -84% 1,668 18%

CHi SO CHINH

o — G e (a0 st Lras Lrortn

Bién lgi nhuan gop 55.8% 61.8% 65.7% -15 -10 59.8% 55.0%

Bién LN thuan HBKD -5.3% 32.6% 52.1% NM NM 20.1% 38.4% -48

Bién LNST ctia CB congty me 2.3% 25.3% 50.8% -95 -91 17.7% 38.6% -54

Ton kho/Téng tai san 36.8% 36.9% 37.0% 0 0

Ng vay rong/VCSH 112.9% 106.8% 89.8% 26 6

PINH GIATHEO PHUONG PHAP RNAV

Gt pren 3 cone

Duy tri khuy&n nghi MUA véi gid muc tiéu 70.200

dong/CP.

BDS Khu cbng nghiép 13,078

BDS Khu dé thi 38,747 Chung t6i digu chinh muc gia muc tiéu 1 nam cla

BDS dau tu 2,523 BCM la 70.200 VND/c8 phiéu (+73.5% so vdi gia

Phu trvao cngty LDLK 43,023  dongclia ngay 17/09/2026 |a 40.450 VND/c8 phiéu)
VSIP (49%) 16,030 du’g theo phuong phép dinh gia tdng cla ting phan
BW Industrial (24%) 9,297 nham phan anh gia tri quy dat hién tai clia cong ty
1UC (49,8%) & BWE (19,4%) 4,74 clng nhu déng gép clia cac cong ty LDLK.
Becamex BP, Binh Binh, Binh Thuan 8,489
Khac 4,933

Giétrihgp ly ctia VCSH 97,371

(+) Tién & dau tu' ngan han 1,579

(=) Téng ng vay (26,334)

Gid trj tai s&n rong (NAV) 72,617

S6 CP luu hanh (triéu) 1,035

Gia muc tidu (ddng/CP) 70,200

Gig hiéntai | Tidm nang
Trang 4

40,700 | +72.5%

Ngudn: BCTC bédn nién 2026 BCM (so&t xét)



Tru s& chinh

Tang 9, toa thap Dong,
Lotte Center Ha Noi, sO
54 Liéu Giai, phuong
Giang Vo, Ha Noi
Hotline:1900.1055

TUYEN BO MIEN TRACH

Chinhanh Ha Noi

Tang trét tdoa Somerset
Grand Hanoi & Phong
505, tang 5 Toa Thap Ha
Noi, s6 49 Hai Ba Trung,
phuong Ctra Nam, Ha Noi

Hotline: 1900.1055

Bao cao nay thudc s& hitu ciia NHSV. Moi hanh vi sao chép, in
an khi khéng cé su cho phép ctia NHSV déu bi nghiém cam. Bao
cao nay khong nén dugc coi la mét l§i dé nghi giao dich mua
béan bat ky c6 phi€u nao. Mac du nhirng théng tin, du bdo va
nhén dinh trong bdo céo nay dugc dua trén cac nguon théng tin
dang tin cay, NHSV khong thé khang dinh su chinh xac va hoan
thién ctia cac ngudn thong tin nay. NHSV sé khéng chiju trach
nhiém trudc bat ky thiét hai, mat mat nao dén tir viéc s dung
bat ky théng tin, nhan dinh nao dén tir bao cao nay.
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Chi nhanh H6 Chi Minh

Tang 3, tda nha President
Place, S6 93 Nguyén Du,
Phuong Sai Gon, TP HCM

Hotline: 0283.838.5917
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