
 

 

 

  

 

 

  

The rise of foreign direct 
investment (FDI) into Vietnam, 
driven by new trade agreements 
and the trade tensions between 
US and China, has generated an 
increasing demand for 
production workshops and 
storehouses in the country as to 
bring the bright prospects of the 
country’s industrial realty into 
the spotlight.  

   Strong FDI brings spotlight to industrial real estate  
 

INDUSTRY HIGHLIGHTS  
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This achievement is reflected by high 
occupancy rates, in average in excess of 
75%. 
 
For instance, occupancy rate has been 
recorded to be as high as 89% in IZ in, with 
Ho Chi Minh City (HCMC), Binh Duong and 
Dong Nai pushing up the rents, at a new peak 
of US$95/ 122sqm/ in term of the third quarter 
of 2019.   
 
Meanwhile, occupancy averaged 74% in the 
top five most dynamic cities and provinces in 
the Northern Key Economic Zone in the first 
quarter of 2019, led by Hanoi, Bac Ninh and 
Hung Yen provinces. 
 
In addition to these operational IPs, the 79 
remaining ones are in the stage of 
compensation, site clearance and 
construction. 
 
According to real estate analysts, along with 
abundant supply, demand also improved, with 
occupancy rates in both land and factories to 

remain high thanks to increasing FDI and 
government efforts to improve and 
encourage investment. Industrial rents are 
thus forecasted to continue to increase. 
 
For their part, the 3 Vietnamese high-tech 
parks (Hanoi Hoa Lac High-tech Park or 
HHTP, Danang High-tech Park or DHTP and 
Saigon High-tech Park or SHTP) are 
showing mixed results with HHTP (founded 
in 1988) reaching an occupancy rate of only 
30% and SHTP, the most successful of 
them, in process to expand the park by 200 
ha. 
 
Industry insiders generally consider that 
these three high-tech parks are well doted 
with infrastructure, transportation facilities 
and incentive policies, but that they operate 
too much as standard industrial parks and 
are yet to find their sci-tech model. However, 
among other upgrading programs, DHTP 
has entered into cooperation with Silicon Ai 
20X with the aim to promote US investment 
in the Zone and to develop the Zone into an 
innovation and incubation center. 
 

Bright prospects   
 
As of 20 December 2019, the total newly 
registered, increased capital, and shares 
purchased by foreign investors in 2019 
reached US$38.2 billion, representing an 
increase of 7.2% over 2018 and raising the 
accumulated total registered FDI to 
US$365.58 billion (for 30,827 projects). 
With US$24.56 billion, the manufacturing 
and processing sector accounted for 
64.6% of the total registered FDI at 20 
December 2019 with the vast majority of 
the projects, including the largest ones, 
being located in either industrial parks (IPs) 
or export processing zones (EPZs).  
   
As of November 2019, there were 335 IPs 
and EPZs nationwide with a total area of 
over 96,000 hectares, including 256 IPs 
(66,200 hectares) in operation.  
 
At same date, the stock of respectively FDI 
and Domestic Invested projects located 
(nationwide) in IZ and EPZ are respectively 
estimated at 9,381 and 9,331 projects 
representing a total investment of US$ 197 
bn and US$ 88 bn (effectively contributed 
at app. 65% and 42%). Only for 2019, over 
1500 domestic invested projects 
altogether) for a total investment in excess 
of USD 20 bn. 
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Boon for local IP developers 
 
Foreign investment has evidently created 
better opportunities for local IP developers. 
 
Business performance and shares of IP 
developers such as Kinh Bac City 
Development Holding Corporation (KBC), 
Nam Tran Uyen Joint Stock Corporation 
(NTC) and Investment and Industrial 
Development Corporation (BCM) have been 
reported to have increased sharply year to 
date. 
 
KBC’s financial statement as of the first half 
of 2019 reflected the positive prospect of the 
firm’s real estate business segment, with 
revenue and after-tax profit reaching VND 
1.57 trillion (US$66.8 million) and VND 511 
billion, up 56% and 76% year-on-year, 
respectively.  Of the total, land rental revenue 
accounted for nearly VND 1.4 trillion, ac-
counting for 87%.  In the stock market, KBC 
shares are also being traded positively at 
around VND 15,000 apiece, with trading 
volume at 10 sessions averaging over 3.1 
million shares.  
 
NTC shares have likewise followed a similar 
trend, gaining nearly VND 100,000 per share 
to VND 193,500 in the second quarter of 
2019. The firm’s positive business 
performance results in the first half of 2019, 
with after-tax profit rising by 48.76% year-on-
year to VND 130.5 billion, have clearly 
supported such share uptick. 
 
Meanwhile, BCM has announced total 
revenue of VND 3.38 trillion and after-tax 
profit of VND 1.32 trillion in the first half of 
2019, up to 12% and 34.3% year-on-year, 
respectively. 
    

 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

New manufacturing hub 
 

The escalating US-China trade tensions are 
prompting many manufacturers in China to 
relocate facilities to other regional countries 
including Vietnam, triggering a rise in industrial 
property demand. 
 
Industrial and logistics assets, in particular, are 
attracting increased interest as companies look 
to shift manufacturing away from China to avoid 
US tariffs.  
 
Vietnam has become a hotspot for investment 
into manufacturing because of its low labor 
costs, young population, high growth rate, 
strategic position in the region, and stable policy 
environment compared to many neighboring 
countries.  Realty consultants, however, opine 
that while there has always been a strong 
demand for the country’s industrial space, the 
US-China trade war has escalated the urgency 
for business to relocate.  
 
Hanwha Aero Engines, Yokowo and Huafu are 
just some of the overseas companies that had 
moved factories from China to Vietnam while 
Goertek and TCL are undergoing the process.   
 
Sharp has announced plans to build a new plant 
in the country, while US shoe company Brooks 
Running is moving its production from China to 
its southern neighbor.  
 
Apple supplier Foxconn has expanded its 
presence in the country, acquiring a local 
component manufacturer in July of 2019.  
Moreover, Lenovo, Kyocera, Asics, and 
potentially more are considering destinations 
across Vietnam for relocation. 
 

Among the foreign companies considering 
moving production from China to other 
countries, the top sectors belong to electronics,  
 
 

 
 
 
parts, renewable energy equipment and 
petrochemicals. 
 
Even Chinese manufacturers are 
considering Vietnam.  In a research 
conducted by Nikkei Asian Review, nearly 
70% of 33 Chinese companies surveyed 
that are looking to expand overseas are 
selecting Vietnam as a prospective base for 
their overseas operation. 
 

Impact of recent trade pacts 
 
The US-China trade war, however, is not 
the only cause for the strong development 
of the country’s industrial sector.  
 
Notably, Vietnam’s recent signing of trade 
agreements such as the Comprehensive 
and Progressive Agreement for Trans-
Pacific Partnership (CPTPP) and the EU-
Vietnam Free Trade Agreement (EVFTA) 
demonstrate Vietnam’s efforts for 
international integration, bringing many 
opportunities and motivation for the country 
to improve its business environment.   
 
The prospect of elimination or reduction of  
tariffs on goods among member countries, 
serve as an important factor to help 
Vietnam’s industrial real estate market 
become more attractive as it encourages 
overseas companies to select Vietnam as a 
place of relocation for factories, 
warehouses and business facilities.   
 
This is welcome news for the real estate 
market as these trade pacts help Vietnam 
attract a greater FDI inflow into 
manufacturing, leading to a burgeoning 
demand for workshops and industrial land, 
which may further push up rents.  
 
Experts forecast that high growth prospects 
of IP developers will continue in 2020, with 
occupancy rates of between 70-90% 
remaining standard, and land rental rates 
estimated to increase by 7-15% yearly on 
average.  
 

Wave of M&A transactions  
 
Global trend towards shifting production 
locations has also seen Vietnam as one of 
the most favorable destinations for foreign 
investment in Southeast Asia due to the 
country’s friendly policies encouraging FDI, 
political stability and strong economy.  
 
As a result, foreign investors are now 
actively seeking opportunities to invest in 
Vietnam’s industrial real estate market 
through M&A deals.     
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In January of 2019, Gaw Capital Partners 
partnered with NP Capital Partners to 
launch the US$200 million Gaw NP 
Industrial Fund, which will invest in 
industrial properties in strategic locations 
in Vietnam to meet strong demand from 
export and import businesses and 
companies servicing booming e-
commerce and new retail activities 
industrial properties in strategic locations 
in Vietnam to meet strong demand from 
export and import businesses and 
companies servicing booming e-
commerce and new retail activities.  
 
In the south, Mapletree Logistics Trust 
(MLT) spent VND 725.1 billion (US$31.5 
million) late in 2018 on acquiring 
warehouses from Unilever Vietnam.  The 
Unilever VSIP Distribution Center is a 
Grade A logistics facility located at the 
Vietnam-Singapore Industrial Park (VSIP) 
1 in Binh Duong province, and is MLT’s 
fourth property in Vietnam. The 
acquisition adds Unilever, a global leader 
in fast-moving consumer goods, to MLT’s 
tenant network.   
 
Meanwhile, global private equity fund 
Warburg Pincus and industrial real estate 
developer Becamex IDC Corp officially 
launched a joint venture, BW Industrial 
Development JSC (BW Industrial), in May 
2018.  With over 200 hectares of project 
under development and initial investment 
of more than US$200 million, BW  

 
 

In late March of last year, the long-standing 
Amata Corporation from Thailand received 
licensing approval for a project in an industrial 
area in Northern Quang Ninh province, with 
its first phase expected to be put into 
operation by the end of 2019. 
 
With the 714-hectare project, Amata will 
make its presence felt in the north, following 
the success of its first industrial project, 
Amata City Bien Hoa, in Southern Dong Nai 
province, which was its first investment 
outside of Thailand.  With 90% occupancy 
rate, the 700-hectare Amata City Bien Hoa 
has now attracted 165 investors from 21 
countries and territories with more than 
US$2.7 billion in investment capital, which 
created 49,000 jobs.  
 
Another Amata project in Dong Nai is still 
under construction on a total area of 1,270 
hectares in Long Thanh district, of which 33% 
of the total space is to be developed as a 
high-tech IP and the remaining 67% as an 
urban community.   
 
After its first foray into Vietnam with its 68-
hectare, US$110-million Mapletree Binh 
Duong Logistics Park, Singaporean 
Mapletree has steadily grown its industrial 
realty presence via Mapletree Logistics 
Center in VSIP 1 in southern Binh Duong and 
Mapletree Bac Ninh Logistics Park in 
Vietnam’s north, which continue to attract 
third party logistics providers and 
manufacturers. 
 

Limitations remain 
 

Although the industrial real property sector’s 
performance has been good in the recent 
years, challenges remain.  
 
Major concerns for foreign investors include a 
lack of cleared industrial land, proper master 
planning, and infrastructure connections, 
while land prices keep rising to levels that 
manufactures in low added-value industries 
find difficult to afford.  Obtaining permits and 
approvals also take up longer than the private 
sector expects.   
 
Another major hurdle for IP developers is the 
limited availability of quality assets, the 
challenge being able to manage the balance 
between land availability and the scarcity of 
prime land as well as demand for land as 
close as possible to CBD locations.  This is 
particularly evident in the logistics sector 
when attracting warehouse space users to 
locations outside of traditional logistics hubs 
due to high and rising logistics real estate 
costs and limited availability due to the 

country’s very high logistics costs. ◼ 
 

 

 

Industrial is the largest “for rent” industrial and 
logistics developer in Vietnam.  The company 
plans to create the logistics and industrial 
platform of choice for leading multinational 
corporations, third-party logistics providers 
(3PLs) and e-commerce companies.  It was 
seeded with eight projects in five major cities in 
each of Vietnam’s strategic industrial hubs in 
the north and the south.  
 
Among other major M&A deals, one of Japan’s 
largest management companies specializing in 
real estate properties for logistics operations, 
CRE Inc., through its subsidiary CRE Asia, 
properties for logistics operations, agreed to 
invest US$6.2 million in Sembcorp Infra 
Services (SIS) in a share subscription 
agreement.  The new capital from CRE Asia 
and bank financings will fund SIS’s 
development of an additional 30,000m2 of 
warehouse space in Vietnam. 
 

Foreign giants  
 

Vietnam’s industrial and logistics property 
sector has also seen a wave of foreign 
investors in recent years hoping to seize the 
opportunities from the country becoming a new 
regional manufacturing hub. 
 
Several large foreign investors such as Japan’s 
Kizuna JV, Chodai, Kobelco Eco-Solutions, 
and JESCO Holdings have sunk considerable 
amounts of money into industrial infrastructure 
facilities, particularly the construction of 
factories for lease.   
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To date, the condotel property concept is not 
yet defined, or even introduced, in 
Vietnamese legal texts.   
 
With no clear definition or categorization and 
consequently, no specific regulation on 
capital mobilization, development, sale, 
lease, trading, operation and management 
for such types of realty, the condotel industry 
has initially witnessed high interest in the 
view of local investors (and developers) 
before facing from early 2019 a state of 
limbo.     
 
Though there are various permutations of 
this hybrid type of real estate investment, a 
condotel unit may either be a residential unit 
constructed by a developer on a residential 
land with the right to sell such units as 
residential units, and which units are then 
offered for the buyer to participate in a rental 
pool which is operated as a hotel, or 
alternatively be a unit constructed in 
connection with the construction of a 
licensed hotel or resort project on 
commercial land, with such units being sold 
to buyers for residential purposes and for 
participation in hotel operation. 
 
None of these situations / legal constructions 
really legally works. 
 
On the first hand, the operation of a hotel is 
not supposed to be conducted on a 
residential property. 
 
On the other hand, the construction of 
residential housing on a commercial land is 
not permitted under the Housing Law and 
units in those buildings may not be treated 
the same way as ownership of a 
condominium. 
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Vietnam’s condotel development 
boom began since 2014 in 
coastal areas, with developers 
attracting buyers by selling off-
plan units to be operated as part 
of hotel or resort facilities with 
promises of very high profit 
rates of up to 12-15% per annum 
(and generally the entitlement to 
personal use of the unit by its 
owner a few weeks a year) with 
ownership rights generally 
identified as of a residential / 
freehold nature.   

 

Lack of regulatory framework 
 

In the context where (in very simplified terms) 
as an essential divide of Vietnamese land law, 
only land with residential purpose may entitle 
its owner / holder of the right on it (the 
Peoples / the State own the land and would 
grant land use right on it) to acquire land use 
right over it for “a stable and long-term basis” 
(e.g. an indefinite term / freehold basis), while 
land with agricultural or commercial purpose 
goes with a land use right for a limited term 
(as a general matter of 50 years, although 
possibly renewable for further terms), 
condotels and the urban “officetels” (as a mix 
of office and residential property) have been 
promoted to take the best of both these 
categories. 
 
In a nutshell, as reflected by the term coined 
as a combination of “condominium” (or in 
short “condo”) and “hotel”, while often 
regarded as residential properties (or 
confused with this category), condotels 
actually serve commercial operation. 

 
 

Also, the very high guaranteed return that 
developers have offered to attract individual 
investors of up to 12 or even 15% makes no 
sense for much experts as it affects the 
viability of the project. They point out that 
tourism is a seasonal industry with 
fluctuation in revenue. Notably, there are no 
regulations requiring developers to set 
aside the payments from the “rental pool” to 
buyers in some form of escrow account or 
provide a guarantee for such payment.  
Most developers also have no specific 
mechanism in place on supporting condotel 
buyers after expiration of the period of 
committed profits (generally after 8-12 
years).  
 
The lack of a legal framework for the 
categorization of land used in the 
construction and development of a condotel 
project raises additional issues. 
 
For instance, developers often argue that in 
order for the condotel real estate sector to 
develop, land used for construction of a 
condotel project should be considered as 
“residential land with no residential unit 
formed”, and owners of such units should be 
granted with a long-term red book to 
acknowledge their ownership of the unit.  
Other experts meanwhile hold the contrary 
view that a condotel should not be 
considered as property for residential 
purpose because it will impact on related -
concerns such as land use and urban 
planning.  
 
Moreover, even governmental agencies 
have varying positions on how to resolve 
this issue. MOC favors the idea of keeping 
only residential real estate for sale, and that 
condotels must be treated as investments, 
with their owners not being entitled to land-
use rights. 
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Failed profit commitments  
 

The doom-mongers that have identified 
these shortfalls and have warned against 
investment in these realty products have 
recently been proved correct with the 
resounding failure of certain of the most 
notorious condotel projects, including the 
Cocobay and Bavico ones. 
 
In November of last year, Cocobay 
developer Thanh Do Investment 
Development and Construction JSC 
(Empire Group) suddenly announced that 
due to its financial difficulties, it would stop 
paying its 1,700 buyers the eight-year 12% 
annuity it had promised when selling the 
project in 2016, a rate considered too high 
at the time.  
 
Cocobay is a 51-hectare hospitality and 
entertainment complex in Ngu Hanh Son 
district in Da Nang whose construction 
began in 2016 at a cost of around US$5 
billion. Empire had initially planned to build 
10,000 three- to five-star rooms, but has so 
far built only 3,000.  It has also been 
reporting losses since 2017, accumulating 
VND 132 billion (US$5.78 million) as of 
2018, and has debt obligations of 
VND10.17 trillion (US$438.4 million).   
 
Empire is now offering its buyers to either 
pay 15% of their investment to turn their 
condotel into an apartment and live there, 
or lease it out and sign a new contract with 
the company to accept a return of 80% 
profits from rentals. 
 
In another case, the developer of the 
Bavico condotel project in Khanh Hoa’s 
Nha Trang City has also been unable to 
pay those who bought into the project the 
15% of total profits they were promised 
since 2017. The project once stirred up the 
public when its developer offered to sell 
condotels with the high committed profit of 
15% per annum. The developer later 
lowered the committed profit from 15% to 
8% but even with the profit cut by half, the 
developer still defaulted altogether.   

In certain provinces, the certificates of 
ownership (or “red book”) granted to 
condotel projects have been revoked. 
 
Investors rushed to buy condotels in 2015-
2016, when developers committed huge 
profits.  In 2017-2019, the profit payment 
has become unstable. 

society, including buyers and banks, to 

develop property projects, and investors 

of the projects must be therefore be 

certified by the city’s construction 

department to be eligible investors of 

mobilizing capital. 

 

In the Phu Quoc market, the highest 
committed profit level is 12% (for 
guaranteed periods from 5-10 years 
depending on the programs), with the 
average committed level at 9-10%.  
 
In Ba Ria-Vung Tau, the average committed 
return level can reach 9% per annum, with 
developers affirming that buyers would be 
able to take back their investment capital 
after 8 years.   
 
The central provinces and tourist cities 
Khanh Hoa, Phan Thiet and Da Nang are 
the most bustling condotel markets with 
huge committed profits from 12% to 15%.   
 

Bleak numbers  
 

Amid failed profit commitments and other 
issues plaguing the condotel sector, prices 
of condotels have reportedly dropped by 8% 
in 2019 compared to 2018.   
 
The average price of condotels nationwide 
dropped from VND 40 million (US$1,723) 
per square meter last year to only VND 35 
million in the fourth quarter of 2019. 
 
The Vietnam Association of Realtors 
reports that in the third quarter of 2019, 
3,680 condotel units came online, 46% 
fewer than in the first quarter, of which only 
35% of new condotel units were bought. 
 

Urgent calls for legislation 
 

Local authorities, developers, and legal 
experts all concur that a proper legal 
framework for condotels is required in order 
to resolve ongoing issues for this type of 
realty investment. 
 
Currently, none of the Real Estate Business 
Law, Housing Law, Land Law and 
Construction Law provides the clear 
framework that is needed.  Complicating 
also the legal situation are the various 
authorities that claim some level of 
oversight for condotels, such as the Ministry 
of Natural Resources and Environment 
(MONRE), Ministry of Culture, Sports, and 
Tourism (MOCST), and MOC. 
 
With the long-awaited condotel regulations 
yet to be issued by the competent 
authorities (see discussion on Directive No. 
11/CT-TTg on page 7), a great deal of 
investors have been left without legal 
recourse when projects fail to turn out as 
expected. 
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HCMC Real Estate Association (HOREA) 
proposes for the consideration of tourism 
land and the addition of regulations on 
tourism land into commercial services 
land under the Land Law to enhance 
state management of this kind of land.  It 
also calls for the regulation of tourism 
land for tourism development purposes 
only, with no conversion into residential 
land to prevent technical and social 
infrastructure overload as to negatively 
affect the tourism plan and investment 
environment. 
 
In addition, tourism land, including 
tourism land for condotel development, 
should be used for a maximum of 50 
years, or in special cases, 70 years.  
Authorities may also consider granting 
periodic land use rights to buyers of 
condotel products, with condotel 
ownership certificates based on the 
duration of the projects.  
 
Regarding the sale of condotels, HOREA 
suggests adding new regulations on off- 
plan condotel projects, such as those on 
cooperation and capital contribution in 
condotel projects and the sale of 
condotels, with the deposit for such 
condotel sale not exceeding 5-10% of the 
contract value. ◼  
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International hotel management 
brands are increasing their 
presence in the country to 
benefit from the potential of its 
resort real estate.  

 

 
 

In June 2019, leading international hospitality 
brand Ascott International Management 
signed a strategic cooperation agreement 
with Cam Lam Investment Co., the investor of 
Cam Ranh Bay Hotel and Resort, to manage 
and operate the five-star serviced apartment 
and hotel on 13 hectares in the northern 
tourist area on Cam Ranh Peninsula in south-
central province of Khanh Hoa.   
 
Meanwhile, CapitaLand’s wholly-owned 
lodging business unit, The Ascott Limited, is 
accelerating its growth globally with the 
signing of 26 properties with over 6,000 units 
across 22 cities and 11 countries and 
territories, including Vietnam.  
 

Enhanced presence  
 

Vietnam has already witnessed the presence 
of major international hotel management 
brands in recent years. 
 
Wyndham Hotels & Resorts, a leading 
provider of hotel management services, 
officially arrived in Vietnam in February 2019 
with the opening of Wyndham Garden Hanoi 
Hotel. 

 
 
 
 

 

AccorHotels, meanwhile, announced in April 
2018 the completion of its acquisition of 
Mövenpick Hotels & Resorts.  The deal 
encompasses the acquisition by AccorHotels 
of 100% of Mövenpick share capital and 
ownership of the Mövenpick brand for all 
hospitality activities, which operates 30 
hotels with a network of ten brands in 
Vietnam: Sofitel, Sofitel Legend, MGallery, 
Pullman, Mövenpick, Grand Mercure, 
Novotel, Mercure, ibis, and Premier 
Residences and Premier Village.   
 
Highlights in 2019 include the upcoming 
openings of Pullman Phu Quopc (334 
rooms), Novotel Hanoi Thai Ha (343 rooms), 
Mövenpick Cam Ranh Bay (250 rooms) and 
Mövenpick Resort Waverly Phu Quoc (713 
keys).  
 
Similarly, acquiring Starwood’s hotel chain 
broadened the footprint of Marriott 
International in Vietnam.  In addition to Hanoi 
and Phu Quoc Island, the Marriott brand also 
operates resorts in Cam Ranh and Sapa.  
The company also owns other hotel brands 
such as Le Méridien and Sheraton. 
 
As to Intercontinental Hotel Group which 
owns nine famous global brands, it currently 
manages luxury hotels and resorts in prime 
areas in the country’s three major cities of 
Hanoi, HCMC and Da Nang, including 
Intercontinental Hanoi Westlake Hotel, 
Intercontinental Asiana Saigon Hotel, 
Intercontinental Danang Sun Peninsula 
Resort, and Intercontinental Phu Quoc on 
Phu Quoc Island.  
 
Vietnam’s hospitality market also sees the 
presence of brands such as Hyatt, Hilton 
Worldwide and Best Western Premier, 
among others.  
 

More hospitality opportunities  
 

According to the Asia Pacific Visitor 
Forecasts 2019-2023 report from the Pacific 
Asia Travel Association (PATA) in March 
2019, Vietnam is predicted to lead Asia 
Pacific destinations as to average annual 
tourism growth over the next five years.   
 
PATA forecasts average growth of 14% in 
international tourist arrivals to Vietnam during 
the 2018-2023 period.  Figures from 
Vietnam’s General Statistics Office likewise 
show that international visitors to the country 
stood at nearly 8.5 million people in the first 
half of 2019, up 7.5% year-on-year. ◼ 

 

 

 

 MOC to 
inspect 
condominium 
management  
Beginning this year, MOC 
will inspect the management 
of 16 apartment buildings in 
HCMC and Hanoi.  
 

Disputed issues 
 

MOC observes that there have been 458 
disputes and complaints in the 
management and operation of apartment 
buildings in 2019, accounting for more than 
10% of all apartment buildings in 11 cities 
and provinces across the country. 
 
Of these, 68 disputes were about the use of 
management funds, including disputed 
misappropriation of management funds.  
Other problems at apartment buildings 
include building quality, hand-over 
schedules, mortgages, parking lots, fire 
prevention, and land use rights and house 
ownership certificates.  
  

HOREA’s recommendations  
 

HOREA recently requested MOC to compel 
investors to hand over management funds 
to apartment building management boards 
and strictly handle the cases of developers 
that fail to terminate mortgage contracts 
with banks.  HOREA also recommended 
that MOC issue standards in design and the 
minimum area for commercial apartment, 
officetels and shophouses, and serviced 
apartments. 
   

Inspection coverage  
Among those to be inspected in Hanoi are 
Bac Ha Group Company’s Bac Ha C14 
apartment complex, Construction JSC No. 
3’s Trung Van residential area, and Hoang 
Thanh Investment and Development JSC’s 
Mo Lao urban area. 
 
In HCMC, the inspection list includes Khanh 
Gia Tan Huong apartment complex, Hoang 
Anh Gia Lai Company’s Hoang Anh River 
View, Khanh Hoi Investment Service 
Company’s Khanh Hoi 2 Apartments, 
Green Real Estate Construction Service 
Company’s Morning Start Apartments and 
Hong Ha Construction & Development 

Company’s Investco - Babylon Apartments. 
◼ 
 
 

 

 

Hospitality brands continue to 
flock to Vietnam’s resort realty  
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measures on stabilizing the market when 
there are large fluctuations.  

 
Ministry of Planning and 
Investment’s responsibilities 
(the “MPI”) 
 
The MPI must send advice, proposals and 
reports to the government on allocation of 
funding for social housing development and 
promptly allocate funding for social housing 
development once the plan for using 
funding for public mid-term investment for 
the period 2016-2020 is passed. 

 

Instructions to Ministry of 
Natural Resources and 
Environment (the “MONRE”) 
 
MONRE has been instructed under 
Directive 11 to issue specific guidelines on 
issues relating to land use rights for 
condotels, resort villas and officetels in 
accordance with existing regulations.   
 
It also has to strengthen comprehensive 
inspection of implementing planning, land 
use plans, land allocation, land lease and 
issuance of certificates on land use rights, 
house ownership and other landed assets. 
In addition, it will monitor management and 
land use in industrial zones and industrial 
complexes, projects developing urban, 
residential and resort projects and projects 
having signs of violation in land use and 
management.   

 

 

 

 

Ministry of Culture, Sport and 
Tourism’s role (the “MOCST”) 
 
MOCST’s role under Directive 11 is the 
promulgation of regulations on the sale and 
management of condotels and villas per the 
Tourism Law and other relevant regulations. 

 

Ministry of Finance’s assignment 
(the “MOF”) 
 

The Prime Minister has assigned MOF to 
complete proposals to amend, supplement 
and issue regulations for using all resources, 
especially land, in realty development and 
anti-speculation.  It will also study other 
measures to mobilize financial resources for 
the real estate market to reduce dependence 
on capital from credit institutions. 
 

State Bank of Vietnam mandate 
(the “SBV”) 
 

SBV must continue to have flexible monetary 
policies and to control credit scale in 
accordance with macroeconomic 
developments as well as credit for the real 
estate business sector.  Credit institutions 
are encouraged to give capital to projects 
developing social and low-cost housing.   
 

Duties of local authorities  
 

Finally, to avoid a real estate bubble, the 
Prime Minister has required the people’s 
committees of centrally-run cities and 
provinces to strictly implement laws and 
regulations. They must also allocate 
sufficient funding to set up and operate a 
provincial housing and real estate market 
database for interconnection with MOC’s, 
and intensify their monitoring and handling of 
real estate investment and trading violations.  
In particular, they must regularly check, 
review and publish (where applicable) 
housing projects mortgaged by investors to 
banks, projects behind schedule, non-
guaranteed projects, projects on which land 
fees have not been paid, commissioned 
projects without acceptance of quality of 
works and investors’ delay in carrying out 
procedures for issuance of ownership 
certificates.     
 

Implementation status  
 

Under Directive 11, ministries must complete 
their preparation of the relevant regulations 
by the third quarter of 2019.  To date, no such 
regulations have been issued.◼ 
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Prime Minister outlines measures for stable 
development of real estate market  
 

 

  Directive No, 11/CT-TTg of the Prime Minister dated 23 April 2019 on certain solutions for fostering stable and 

sound development of the real estate market (Directive 11)  

 

NEW LEGAL DOCUMENTS  
 

 

In an effort to address the various 
shortcomings in the country’s real 
estate market, including lack of 
condotel and officetel regulations, 
oversupply in high-end segment, 
shortage of social housing and 
low-cost apartments, high prices 
of properties, and incomplete and 
unreliable database about the 
market, the Prime Minister issued 
Directive 11 instructing ministries 
to complete the legal framework to 
ensure sustainable development.  
 
 

Ministry of Construction’s tasks 
(the “MOC”) 

 
Per Directive 11, MOC must complete 
amendments and supplements to the 
Construction Law, Housing Law and Real 
Estate Business Law, including construction 
standards for condominiums, condotels, resort 
villas, officetels and rooms for rent.  It must 
also prepare regulations on the management 
and operation of officetels.   
 
It must coordinate with other bodies to 
strengthen inspections and require investors 
of projects developing urban areas and 
apartments to ensure synchronous building of 
all infrastructure and fire protection systems in 
the projects.  It must also continue to monitor 
the development of the local property market 
and report to the government and the Prime 
Minister when needed, aiming to develop 
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Transparency in management 

of maintenance funds 
 

Circular 06 has added new provisions to 
reorganize the use and management of 
maintenance funds of apartment buildings in 
a public and transparent manner.  
 
Thus, the deposit account for expenditures 
on maintenance of mixed-use apartment 
buildings shall now be co-owned by at least 
three members of the management board (at 
least 1 representative of apartment owners, 1 
representative of owners of other individually-
owned or functional areas, if any, and 1 
representative of the developer), with the 
maximum number of co-owners to be 
approved by the apartment building meeting.  
 
The management board shall also publicly 
inform the apartment building meeting of the 
established deposit account for apartment 
maintenance funds, which must remain 
unchanged, and post notices of the use of 
such maintenance funds at the apartment 
building’s notice board every six months (if 
any). ◼ 

 

 

days from the date of the PC Request, the 
developer shall be administratively 
penalized and compelled to transfer the 
apartment building dossier to the 
management board.  
 
If the developer transfers the dossier as 
prescribed but the management board does 
not receive the same then within 10 working 
days from the date on which the dossier is 
transferred, the developer shall notify and 
request the District PC to receive this 
dossier, and the management board will 
then be responsible for any issues that may 
arise from the failure to receive the dossier. 
 

Apartment building meetings  
 

Circular 06 requires that there must be at 
least 50% of representatives of owners of 
handed-over apartments at the apartment 
building convention, instead of the 75% 
threshold under Circular 02.   
 
If the attendance for the meeting remains 
insufficient, then instead of a second 
summoning of the apartment building 
meeting under Circular 02, the developer or 
the representative of apartment owners shall 
request, within 7 working days from the date 
of the apartment building meeting specified 
in the notice of meeting, the people’s 
committee of the ward where the apartment 
building is located (Ward PC) to organize an 
apartment building meeting.    
 
Circular 06 further provides that the Ward 
PC shall organize the first apartment 
building meeting if the developer shuts down 
operation due to dissolution or bankruptcy.  
In such case, the funding for the 
organization of the first apartment building 
meeting shall be provided by the apartment 
building owners and occupants.  
 
As to the right to vote at apartment building 
meetings, Circular 06 specifies that the 
same shall be based on the areas of 
individual ownership of apartment owners or 
owners of other individual-owned areas in 
the apartment buildings on a 1m2 of 
individual-owned area to 1 vote basis. 
 
Meanwhile, the management board’s 
decisions on the maintenance of shared 
areas of an apartment block or complex shall 
now be approved by at least 75% of the total 
number of members of the management 
board, as opposed to the 100% threshold 
under Circular 02.   
 

 
 

 

 

Clarifying regulations on condo management and use  
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 Circular No. 06/2019/TT-BXD of MOC dated 31 October 2019 on amendments to some articles of circulars  

relating to management and use of apartment buildings (Circular 06)  

 

 To curb disputes among owners, 
developers, and management 
boards in the operation and 
management of apartment 
buildings across the country, 
MOC issued Circular 06 Vietnam.  
 

The following are among the significant 
amendments introduced by Circular 06, 
which amends certain provisions of MOC’s 
Circular No. 02/2016/TT-BXD dated 15 
February 2016 (Circular 02) and Circular No. 
28/2016/TT-BCD dated 15 December 2016 
(Circular 28).  
 

Inclusion to regulated entities  
 

Circular 06 now includes apartment buildings 
used as official residences under the 
regulated entities, along with commercial 
apartment buildings, social apartment 
buildings except for those used as collective 
residence for students and employees, 
relocation apartment buildings, and State-
owned old apartment buildings that are 
renovated and rebuilt.   
 

What are apartment buildings?  
 

Circular 06 clarifies, as an amendment to the 
definition under Circular 28, that apartment 
building refers to an independent block of 
apartment or several blocks of apartments 
sharing the same foundation or civil 
engineering systems built according to the 
planning and project dossier approved by 
competent authorities.  
 

Failure to handover apartment 
building dossier  
 

Under Circular 06, if the developer fails to 
handover the apartment building dossier to 
the management board of the apartment 
building within the prescribed 20-day period, 
the latter shall request in writing the people’s 
committee of the sub-urban or urban district 
or provincial-affiliated city where the 
apartment building is located (District PC) to 
request the developer to transfer the dossier 
(MB Request).  
 
Within 5 working days from the date of the 
MB Request, the District PC shall carry out 
an inspection, with a written request for the 
developer to transfer the dossier (PC 
Request). 
 
If the developer still fails to transfer the 
apartment building dossier within 10 working  
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for land use 
violations  

9 Land encroachment  
 

Decree 91 now provides more detailed 
administrative penalties in cases of land 
encroachment and appropriation. Thus, 
administrative fines that may be imposed on 
violators now range from VND 2 million to up 
to VND 1 billion depending on the area of 
encroached or appropriated land, the type of 
the encroached or appropriated land (e.g., 
whether agricultural land or non-agricultural 
land), the location of the encroached or 
appropriated land (e.g., whether located in a 
rural or urban area) and whether the violator 
is an individual or an organization. 
 

Delay in submission of 
ownership certificate dossiers 
 

Decree 91 also provides stricter penalties to 
developers that delay in submitting the 
required documents for the issuance of 
ownership certificates to their buyers, with 
varying administrative fines imposed on the 
violator depending on the period of delay (the 
minimum being 50 days of delay) and the 
number of units involved in the violation.  The 
period of delay shall begin from the handover 
date or the date on which buyer has finished 
payment according to the signed contract until 
the date on which the violation is recorded.  
 

Where a project developer violates at many 
different points in time within the same project 
with respect to buildings, constructions and 
land plots, the administrative fine shall be 
calculated according to each violation, but the 
total amount of administrative fine capped at 
VND 1 billion. ◼  
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 SBV tightens 
lending for 
property sector   
 
 Circular No. 22/2019/TT-NHNN of 
SBV dated 15 November 2019 on 
limits and prudential ratios of 
banks and foreign bank branches 
(Circular 22)  
 

 
Changes affecting property sector  
 

Effective 1 January 2020, Circular 22 
introduces two changes that will tighten 
banks’ lending to the property sector.  First, 
Circular 22 reduces the ratio of short-term 
funds that could be used for medium- and 
long-term loans from 40% to 30% by 
September 2022 in four phases. Second, the 
new circular increases the risk ratio of 
mortgages from the current 50% to 150% and 
loans for commercial real estate to 200%.  
 
 

Likely impact on property market 
  
Analysts note that SBV’s moves are aimed at 
cutting off credit to high-risk sectors, 
especially property. But they point out that 
these tightening of lending policies could rock 
the property market.  For instance, the tripling 
of credit risk ratio for loans to buy homes 
worth VND1.5 billion (US$126,000) and more 
to 150% would push up lending interest rates, 
which would hit market liquidity.  Also, market 
has already undergone many difficulties since 
early 2019, during which banks have hiked 
interest rates on medium-and long-term loans 
to buy properties to 10%.  But with the real 
estate market not witnessing any unusual 
developments, they said that it is not 
necessary to tighten credit policy now.  
 
Despite such likely impact on developers and 
the property market, they note, however, that 
the new circular would help banks better 
control money flows, reducing risks and 
ensuring economic stability. Both developers 
and homebuyers need long-term loans, and 
so the SBV’s decision to reduce the ratio of 
short-term funds used for medium- and king-
term loans would help lenders minimize risks 
probably arising from stretching themselves 
too thin.  The new credit policies will also 
encourage banks to shift lending to individual 
homebuyers to hedge risks while at the same 
time not losing interest income. ◼   

 
 

New penalties for land use violations 

 

Return of illegal revenue 
 

Among the new remedial measures 
introduced by Decree 91 is the compulsory 
submission by the violator of revenue illegally 
generated by committing certain violations on 
land use and operation of land services such 
as  
 
◼ Use of land for other purposes without 

permission from the regulatory 
authorities;  

◼ Land encroachment and appropriation; 
◼ Transfer, lease and mortgage of land 

without meeting required conditions or if 
land is prohibited from being transferred, 
leased or mortgaged; 

◼ Trade of land use rights by dividing into 
parcels and selling vacant land in 
investment projects for residential 
housing construction or accompanied by 
partial or full project transfer without 
satisfying required conditions; 

◼ Sale and purchase of assets attached to 
land leased by the government on an 
annual rent basis without meeting 
required conditions; and 

◼ Lease of assets attached to land leased 
by the government on an annual rent 
basis without satisfying required 
conditions. 

 
The decree then proceeds to provide the 
specifics how such illegal revenue is 
determined, depending on among other 
factors, the type of land use violation 
involved, the violation period, the area of land 
use violation, the total land use period, and 
the difference between prices of the types of 
land before and after the violation based on 
the land price schedule from the provincial 
people’s committees and the relevant land 
pricing coefficient.  

 
 

 Decree No. 91/2019/ND-CP of the government dated 19 November 2019 
on administrative sanctions relating to land (Decree 91) 
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◼ Infrastructure assets used for national or 
public interest; and 

 
◼ Other types of public property according to 

the Law on Management and Use of 
Public Property (Public Property Law), 
including proceeds from auctioned public 
properties. 

 

Key principles in using 
public property to pay BT 
Projects  

 

◼ The use of public properties as payment of 
BT projects must be implemented only with 
respect to investors that have been 
selected through open bidding under the 
Bidding Law, after procuring the requisite  
approvals of the competent authorities and 
as consistent with the relevant laws, based 
on the parity principle (concept discussed 
below), and as reflected accordingly in the 
state budget. 
 

◼ The time of payment of BT Projects shall 
be the date the competent authorities issue 
to the investor concerned a decision on 
land allocation or land lease (in case 
payment is through land funds or Public 
Landed Assets) or a decision on handover 
of the property (in case payment is through 
provincial or central  

  

 

city people’s committee issues a 
decision on land allocation or land 
lease to the investor concerned; and 
(ii) in case payment is through land 
funds or Public Landed Assets) or a 
decision on handover of property (in 
case payment is through 
infrastructure assets or other types of 
public property).  

 
◼ Handover of public properties for 

payment to investors shall be 
enforced after the BT Project is 
completed or under the schedule 
determined by the authorities in 
accordance with the Investment Law 
and Construction Law. 
   

 

BT Project value for payment  
 

The BT Project value for payment shall be 
the amount stated in the BT contract per 
the bidding results or the adjusted value 
thereof as stated in the appendix to the 
BT contract, in case the competent 
authorities approve the adjustment of 
scale, technical 
design, land compensation costs and 
ground clearance expenses, and/or loan 
interests in the financial plan of the 
relevant BT contract.  
 
                                           CONTINUED ➔  
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 New regulations issued on the use of public property to pay 
for BT projects management policies of public projects   
 

 Decree No. 69/2019/ND-CP of the government dated 15 August 2019 on provisions on the use of public property 

as payment to investors when implementing investment projects for construction of works in the form of build-

transfer (BT) contracts (Decree 69)  
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To bolster state capital 
mobilization for construction 
investment projects in the form 
of build-transfer (BT Projects), 
the government promulgated 
Decree 69, which takes effect 
from 1 October 2019 and 
replaces Decision No. 
23/2015/QD-TTg of the Prime 
Minister dated 26 June 2015 
(Decision 23).     
 

Expansion of public 
properties that could be used 
for payment  
 

In the past, Decision 23 allowed the State to 
pay BT investors only through land funds.   
 
Decree 69, however, provides that the State 
could now use the following public properties 
as payment to BT investors: 
 
◼ Land funds; 
◼ Land, houses and other assets on land 

of State agencies, public non-business 
units, people’s armed forces units, Party 
agencies and socio-political 
organizations (Public Landed Assets)  

 
 
 



 

 

 

  

 

 

  
  

decision on land allocation or land lease by the 
competent state agency. The Department of 
Natural Resources and Environment will then 
organize the determination of the payment of 
the land fund and report the same to the Land 
Evaluation Council.   
 
Meanwhile, if the actual value of the payment 
land fund has not yet been determined at the 
time of signing of the contract for the BT 
Project, the estimated equivalent payment 
land fund value as of such time of signing shall 
be equal to the area of the projected payment 
land fund multiplied by the land price 
according to the new use purpose on the land 
price issued by the Provincial PC multiplied by 
the land price adjustment coefficient to 
calculate land use fee or land rental payment.      
 
Decree 93 further clarifies that payment land 
funds, in turn, include non-clearance lands or 
land with completion of clearance.   
 
Any use of land with completion of clearance 
must be reported by the Provincial PC to the 
Prime Minister before issuance of the decision 
on an in-principle approval of the BT Project.   
 
In contrast, for non-clearance lands based on 
the approved 1/500 or 1/2000 plan and 
request from competent authorities that signed 
the BT Contract, the Provincial PC shall 
commit to investors in writing on the use of 
land funds for the payment of the BT Project. 
In such case, the investors must make the 
advance payment for compensation and site 
clearance under the approved plan for the 
same, and which amount shall be included in 
the price of the BT Contract. Significantly, 
however, such advance payment amount shall 
not be accounted for loan interest charges in 
capital mobilization of the BT Project. 
 
Once the BT Project is completed and 
approved, the parties shall carry out the final 
settlement based on the parity principle.   
 
Thus, if the value of the payment land funds 
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is greater than the value of the BT 
Project, the investors must pay the 
difference in cash to the state budget or 
reduce the corresponding payment land 
fund.  Meanwhile, if the value of the 
payment land funds is less than the 
value of the BT Project, the state shall 
pay the difference in cash or with land 
funds at the time of finalization of the BT 
Project.  In the latter case, the value of 
the added land fund must be equal to the 
value of the difference between the total 
adjusted value of the payment land fund 
and the total adjusted value of the BT 
Project. 
 

Payment through other public 
properties 
 

The determination of the value of other 
public properties used for payment to 
investors of BT Projects shall be 
determined in accordance mainly with 
the Public Property Law but in any case, 
the same will only be effected after 
obtaining the written approval of the 
Prime Minister.  
 
For Public Landed Assets that involves 
land, the value of land use rights shall be 
the value of the land use fees (in case of 
land allocation) or one-off land rental 
payment for the entire lease term (in 
case of land lease) determined at the 
time of issuance of the decision on land 
allocation or land lease by the competent 
State agency.  Meanwhile, the value of 
other Public Landed Assets shall be 
determined based on its appraised 
market value.     
 
As to infrastructure assets for national or 
public interest, the same shall be based 
on the value of the right to exploit and 
use such assets as determined at the 
time the competent State agency issues 
a decision to hand over the property to 

the investors of the BT Project. ◼  
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Parity principle 
 
Decree 69 elaborates on the principle of 
parity introduced in Decision 23 as to the use 
of public property to investors implementing 
BT Projects.  Thus, the value of a BT Project 
shall be equivalent to the value of public 
assets paid, wherein the value of the public 
property shall be determined based on its 
market price per the use of public property to 
investors implementing BT Projects.  Thus, 
the value of a BT Project shall be equivalent 
to the value of public assets paid, wherein the 
value of the public property shall be 
determined based on its market price per the 
regulations at the time of payment and the 
value of the BT Project shall be determined 
based on the bidding results.  
 
In cases where land funds are used as 
payment, if the value of the paid land funds is 
less than the value of the BT Project, the State 
shall pay the difference in cash or with land 
funds at the time of finalization of the BT 
Project.  In the latter finalization of the BT 
Project.  In the latter case, to ensure parity, the 
value of the added land fund must be equal to 
the value of the difference between the total 
adjusted value of the payment land fund and 
the total adjusted value of the BT Project.     
  

Valuation and payment  
 

Decree 69 provides the valuation method and 
payment for each type of public property, 
notably as follows.  
 

Payment through land funds to 
investors  
 

Payment through land funds to investors of BT 
Projects shall be enforced based on two 
methods, namely allocating land with collection 
of land use fees or leasing land with collection 
of a one-off lump sum payment of rent for the 
entire lease term. 
 
The value of the payment of land fund shall be 
determined at the time of the issuance of the 
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Effective 1 October 2019, state-
funded projects will be subject to 
the new rules on management of 
construction investment costs as 
provided in Decree 68. 
 
Decree 68 replaces Decree No. 32/2015/ND-
CP dated 25 March 2015 (Decree 32) and was 
drafted by MOC to better manage construction 
investment costs of public projects so as to 
improve market economy institutions and meet 
international integration requirements. 
 

Inclusion of PPP projects    
 

In compliance with Decree No. 59/2015/ND-CP 
of the government dated 18 June 2015 on 
construction project management, in addition 
to projects funded by the state budget and 
external-sourced state capital prescribed in 
Decree 32, the new decree’s scope of 
regulation now covers public-private 
partnership (PPP) projects.  
 

Total investment amount 
 

One of the noted drawbacks of Decree 32 is 
that though the latter provides four methods to 
determine public projects’ total investment 
amounts, the latter has still been inaccurately 
calculated resulting in multiple adjustments to 
the investment amounts during project 
implementation and loss of state budget funds.  
 
To address this situation, Decree 68, now 
provides certain adjustments concerning 
principles and methods to determine and 
structure cost items in the total investment 
amounts, and construction cost estimates.  
These changes are meant to ensure the 
accuracy of the planned total investment 
amounts, especially for large-scale projects 
and projects with their bidding packages’ prices 
calculated based on the approved total 
investment for implementation under 
engineering-procurement-construction or 
engineering-construction contracts.  
 
Accordingly, under Decree 68, the total 
investment amount of a project will be 
determined based on the construction volume 
calculated according to the base design and 
other necessary project requirements, the 
investment rate for work construction, data on 
the costs of completed or ongoing similar 
works, or the combination of any of the above 
elements.  
 
Moreover, to better manage construction 
investment costs, Decree 68 now requires a 
project’s total investment amount to be 
adjusted and approved right after the actual 
cost is detected to be greater than the initial. 
 
 

 

 

 Decree No. 68/2019/ND-CP of the government dated 14 August 2019 on construction  

 

Moreover, to better manage construction 
investment costs, Decree 68 now requires a 
project’s total investment amount to be adjusted 
and approved right after the actual cost is 
detected to be greater than the initial planned 
amount.  In contrast, under Decree 32, the total 
investment amount is often adjusted when a 
project is already completed, demonstrating that 
cost adjustment and approval procedures are 
merely to make the project’s investment amount 
proper rather than to serve cost management 
purposes.  
 
In addition, Decree 68 also requires re-appraisal 
of adjusted total investment  
amounts although it fails to specify whether such 
re-appraisal applies to the whole investment 
amount or only to the relevant increased or 
decreased amount.    
 

Grant of more powers to 
investment deciders 
 

Under the previous regulations, project owners 
can adjust the structure of cost items in the total 
investment so long as such adjustment does not 
result in an increase in the approved total 
investment amount.   
 
In contrast, Decree 68 requests investment 
deciders to approve adjustments to the total 
investment amounts and be responsible for the 
approval.   
 
Investment deciders will now also be competent 
to decide on the use of provisions of the 
construction cost estimates.  This amendment is 
aimed to prevent project owners from abusing 
their powers to use provisions for improper 
purposes as seen in most projects in the recent 
years.  
 

Controversial issues  
 

As to state management of construction costs, 
the new decree adds more responsibilities to 
MOC, including guiding and managing unit prices 
of construction materials and construction price 
indexes by geographical area.  
 
The Vietnam Association of Construction 
Contractors (VACE), however, observes that 
State management agencies are already 
involved in too many stages of the management 
process of construction costs, from preliminary 
appraisal of total investment amounts to approval 
of total investment amounts, construction cost 
estimates, and construction bidding packages, to 
issuance and application of construction norms, 
prices and price indexes. This convoluted 
process could consequently prolong project 
implementation periods, slow down the handling 
of project implementation problems and create 
the “ask-and-give” mechanism.  ◼ 
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