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1. Overview and Update of The Real Estate Industry

The Real Estate industry plays an important role in Vietnam's

economy and has always been a field that strongly attracts foreign

direct investment. The Real Estate industry contributes a large

proportion to total credit and corporate bond debt. Real Estate

market was negative in the first half of 2023 mainly due to the legal

and capital issues.

2. Prospects of The Real Estate Industry in 2024

Expect a recovery when (1) young population and improved income

over the years, (2) infrastructure invested synchronously and widely,

(3) economic growth in 2024 and (4) completed legal system are

expected to promote Real Estate. However, risks still exist when

some companies with large total payable cash flow in 2024.

3.     Real Estate Stock Pick

VHM & NLG

Investment thesis - New supply is the driving force for growth

4.     Appendix



The Real Estate industry plays an important role in Vietnam's economy and

has always been a field that strongly attracts foreign direct investment. The

Real Estate industry contributes a large proportion to total credit and

corporate bond debt. Real Estate market was negative in the first half of

2023 mainly due to the legal and capital issues.
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Real Estate accounts for an average of 4.0% of Vietnam's GDP Contribution of Real Estate in total stock market capitalization

Source:General Statistics Office, Shinhan Securities Vietnam Source:FiinPro,ShinhanSecurities Vietnam
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The Real Estate industry accounts for an average of 9.2% of stock 
market total assets in the period 2018-09/2023

Contribution of Real Estate to total revenue and net profit of
the stock market

Source:FiinPro, ShinhanSecurities Vietnam Source:FiinPro,ShinhanSecurities Vietnam
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Real Estate has always been in the top 3 fields having the highest registered FDI capital

Source:FiinPro, ShinhanSecurities Vietnam 
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Financial leverage in the Real Estate industry is often relatively high compared to other industries

Source:FiinPro, ShinhanSecurities Vietnam 
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In the 2016-2022 period, an average of 18.49% of total credit to the economy comes from Real Estate

Source:State Bank of Vietnam, FiinPro, ShinhanSecurities Vietnam 
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Credit for Real Estate consumption declined after many years of positive growth

Source:Ministry of Construction, State Bank of Vietnam, Shinhan Securities Vietnam 
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Information on interest rate adjustments of the State Bank Average lending rate has gradually decreased

Source:SBV, ShinhanSecurities Vietnam Source:SBV, ShinhanSecurities Vietnam

Interest rate Adjustment
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Changes in commercial home loan interest rates at some major banks

Bank

01/2023 12/2023

Preferential rate
(%/year)

Maximum loan 
rate (%)

Maximum tenor 
(year)

Preferential IR
(%/year)

Maximum loan 
rate (%)

Maximum tenor 
(year)

Vietcombank 11.0-12.0 70 15 8.5 70 20

Shinhan bank 10.9 70 30 6.6 70 30

Techcombank 10.6 70 35 10.5 70 35

Source:Batdongsan.com.vn, ShinhanSecurities Vietnam



Real Estate accounts for an average of 31.4% of issued corporate 
bonds over the period 2018-2022

Real Estate accounts for an average of 24.5% of outstanding 
corporate bonds over the period 2018-2022

Source:FiinPro,ShinhanSecurities Vietnam Source:FiinPro,ShinhanSecurities Vietnam
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Payable cash flow of the corporate bond market in 2023 85.7% of late payment cash flow came from Real Estate

Source:FiinPro,ShinhanSecurities Vietnam Source:FiinPro,ShinhanSecurities Vietnam
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Some legal issues between Land Law and relevant legal documents 

Source:Ministry of Construction, ShinhanSecurities Vietnam 
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Supply structure by segment Social housing condos and worker housing from 2018 to 2030F

Source: VARS, ShinhanSecurities Vietnam Source:Decision No. 338/QĐ-TTg, ShinhanSecurities Vietnam
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Number of licensed commercial housing projects 9M2023 -55%
YoY

Residential property supply in Hanoi and HCMC decreased by 
61.5% YoY

Source:Ministry of Construction, ShinhanSecurities Vietnam Source:CBRE,ShinhanSecurities Vietnam
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Number of condo sold in Hanoi and Ho Chi Minh City

Source:CBRE,ShinhanSecurities Vietnam
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Condos sold in Ho Chi Minh City decreased sharply in 9M2023 Supply of landed property in HCMC was 15 products in 9M2023

Source:CBRE, ShinhanSecurities Vietnam Source:CBRE,ShinhanSecurities Vietnam
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Condos sold in Hanoi decreased sharply in 9M2023 Hanoi’s sold landed property decreased by 78% YoY in 9M2023

Source:CBRE,Shinhan Securities Vietnam Source:CBRE,ShinhanSecurities Vietnam
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Prospects of the

real estate industry in 2024
Expect a recovery when (1) young population and improved income

over the years, (2) infrastructure invested synchronously and widely,

(3) economic growth in 2024 and (4) completed legal system are

expected to promote Real Estate. However, risks still exist when some

companies with large total payable cash flow in 2024.
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Vietnam population pyramid in 2021 Size and number of people of working age in a household

Source: VARS, ShinhanSecurities Vietnam Source:General Statistics Office of Vietnam , Shinhan Securities Vietnam
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Forecasting the number of new and sold condos in Hanoi Forecasting the number of new and sold units in HCM

Source: CBRE, ShinhanSecurities Vietnam Source: CBRE,ShinhanSecurities Vietnam
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Large 
infrastructure 
project to be 

built in 9 
months of 

2023

North - South 
Expressway P2

Long Thanh Airport

Source:Ministry of Transport, Airports Corporation Of VietNam, ShinhanSecurities Vietnam



Source:Batdongsan.com.vn,  ShinhanSecurities Vietnam 

Ring Road No.3 (2022-
2025)

Ben Luc - Long Thanh
(Completed in 2025)

Bien Hoa – Vung Tau 
Expressway 

(Completed in 2026)

Ring Road No.2 
(Completed in 2026)

HCM  - Moc Bai 
Expressway (Construction 

starts in 2024)



Source:Shinhan Securities Vietnam 

Waterpoint phase 1

Total products 6,476 units

Developer Nam Long

Mizuki phase 2

Total products 1,580 units

Developer Nam Long

Akari phase2

Total products 1,755 units

Developer Nam Long

Privia Khang Dien

Total products 1,043 units

Developer Khang Dien

Izumi Nam Long

Total products 2,940 units

Developer Nam Long

Vinhomes Grand Park

Total products 44,000 units

Developer Vinhomes

Classia Khang Dien

Total products 176 units

Developer Khang Dien

Melosa Khang Dien

Total products 567 units

Developer Khang Dien

Emeria Khang Điền

Total products N/A

Developer Khang Dien

NTMK

Total products 6,600 units

Developer Phat Dat



Phap Van-Cau Gie
Expressway (Under 

Construction)

Hanoi - Hai Phong
Expressway 
(Completed)

Ring Road No.3 (Under 
Construction)

Ring Road No.4 
(Under Construction)

Source:VietnamBiz, ShinhanSecurities Vietnam 



Source:Shinhan Securities Vietnam 

Heritage West Lake

Total products 173 units

Developer CapitaLand

Vinhomes Smart City

Total products 58 high-rise condos

Developer Vinhomes

Vinhomes Green Bay

Total products ~3,000 units

Developer Vinhomes

Golden Land Tower

Total products 713 units

Developer Hoang Huy

Hoang Huy Riverside

Total products 325 units

Developer Hoang Huy

Minato Residence

Total products 924 units

Developer Minato

Green Gragon City

Total products N/A

Developer TTP

Vinhomes Golden Avenue

Total products 2,300 units

Developer Vinhomes

Ocean Park 2&3

Total products 34 high-rise condos
22,000 low-rise  buildings

Developer Vinhomes



Vietnam's GDP growth in 2024F will be 6.0% Low interest rates will support credit growth of 14% by 2024F

Source:GSO,Shinhan Securities Vietnam Source:SBV, ShinhanSecurities Vietnam
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Key points of Law on housing (amended) and the Law on real estate trading (amended)

Source:thuvienphapluat.com, Shinhan Securities Vietnam 

1

2

3

https://shinhansec.com.vn/en/research-center/1232/real-estate-sector-real-estate-legal-update.html


Source:Cushman &Wakefield, ShinhanSecurities Vietnam 

1993 1995 2000 2003 2005 2008 2013 2017 2020 2022 2024 2026

Peak 1 Peak 2 Peak 3

Bottom 1 Bottom 2 Bottom 3 Quiet

Recovery Peak 4 Recovery

7 years 5 years 8 years 10 years (2 years of 
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Next cycle

Slow down



Payble cash flow on corporate bonds will be highest in 2024

Source:FiinPro,ShinhanSecurities Vietnam
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Payable Cash Flow (VND Billion) 2023 2024 2025 2026 Total

NVL 564 9,402 2,348 7,835 20,149

VHM 144 4,957 183 2,273 7,557

HPX 789 1,359 541 0 2,689

NLG 88 1,169 793 111 2,161

VPI 34 1,451 263 0 1,748

KDH 18 132 1,214 0 1,364

PDR 1,078 154 0 0 1,232

DIG 52 995 0 0 1,047

DXG 17 216 221 0 454

Source: FiinPro, Shinhan Securities Vietnam



Real Estate Stock Pick
VHM & NLG

Investment thesis - New supply is the driving force for growth
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General information Financial ratios Valuation

Stock
Market

cap 
(VND Bn.)

Target
Price*
(VND)

Market
Price
(VND)

Upside
(%)

Land
Fund
(ha)

Rev. Growth
(% YoY)

Net Income
Growth
(% YoY)

ROE P/E P/B

2023F 2024F 2023F 2024F 2023F 2024F Trailing
5y

Average
2024F Trailing

5y
Average

2024F

VHM 182,448 77,000 41,900 83.3% 18,152 35.4% 13.0% 15.7% 10.3% 18.5% 16.9% 4.43 12.50 9.10 1.03 2.37 1.60

VRE 52,831 36,700 23,250 57.8% N/A 28.5% 4.5% 39.7% 9.5% 9.8% 10.8% 12.81 31.06 17.46 1.44 2.28 1.43

NLG 14,275 44,200 37,100 19.1% 684 -11.4% 107.7% -6.1% 187.9% 5.7% 14.4% 23.48 15.01 20.30 1.49 1.75 1.20

KDH 24,499 36,860 30,650 20.3% 600 -5.5% 74.6% 12.1% 9.8% 8.2% 8.2% 25.50 19.93 18.60 1.92 2.27 1.90

(*) Target price (fair value) within 12 months

Souce: Fiinpro, Shinhan Securities Vietnam

Data as of 12/27/2023



Source: Company data, Shinhan Securities Vietnam

BUY

Target price (12 months) VND77,000

Current price (27/12/23) VND 41,900

Return(%) 83.8%
VNINDEX 1,123 

Market P/E (x) 12.0 

Marketcap(billion VND) 182,448 

Outstanding shares (mil shares) 4,354 

Free-float (mil shares) 918 

52-weekhigh/low (VND) 66,200/36,750

90-day avg.trading volume(mil shares) 6.5

90-day avg. turnover (bn VND) 260

Major SHDs (%)
VIC 69.30%

Governmentof Singapore 4.99%

Performance 3M 6M 12M

Absolute (%) -7.1 -25.0 -11.8

Rel.to VN-Index (%) -4.4 -24.0 -23.6

The Top Tier
Vinhomes's predecessor was Urban BIDV-PP JSC, established in 2008. Following VinGroup's restructuring goal, in 2018, Vinhomes was
merged with two other companies to focus on taking charge of VinGroup's real estate investment and business activities.
Since 2010, Vinhomes has been cumulatively selling 216 thousand condos/villas/townhouses; put 29 urban areas into operation,
recorded the number of Vinhomes residents reached 464,000 people. Based on the RNAV valuation method, we issue a BUY rating for
VHM, at a target price of VND 77,000 – equivalent to an expected return of 83.8% (compared to the closing price on December 27,
2023).
Investment thesis

- Vinhomes' long-term growth potential is guaranteed by many dominating advantages: (1) Large, clean, quality and continuously
expanding landbank, currently more than 18,152 hectares; Hanoi and Ho Chi Minh City alone are 5,489 hectares, (2) Outstanding
access to capital and diverse sources such as bank credit, domestic and international bonds, customers paying in advance with a high
proportion, and (3) Demand for Vinhomes housing products is high - proven by the high absorption rate right after opening for sale.

- Vinhomes Vu Yen is handed over in 2024-2025, helping VHM net profit reach a historic peak in 2025.
Outlook

- We forecast that converted revenue in 2023, 2024, 2025 will reach 109,785 billion VND (+34.9% YoY), 108,516 billion VND (-1% YoY)
and 135,669 billion VND (+25% YoY) respectively because: ( 1) Hand over a large amount of products at The Empire and The Crown in
the period 2023-2024 and (2) Start handing over a large amount of products at Vu Yen - Hai Phong from 2025.

- Net profit accordingly reaches: 37,726 billion VND (+31% YoY) in 2023, 34,450 billion VND (-9% YoY) in 2024 and 40,304 billion VND
(+17% YoY) in 2025.

Risk: (1) Cycle, (2) Policy

Year 2021 2022 2023F 2024F 2025F

Revenue (bil VND) 84,986 62,393 110,245 124,555 135,669 

GP (bilVND) 48,460 30,696 58,215 62,777 67,219

NP (bilVND) 38,825 28,831 33,345 36,779 40,304

EPS (VND) 8,904 6,611 7,658 8,446 9,163 

GPM 57.0 49.2 52.8 50.4 49.5

NPM 45.8 46.7 30.2 29.5 29.8

ROE (%) 29.6 19.6 18.5 16.9 15.5

P/E (x) 4.5 6.1 10.1 9.1 8.4

P/B (x) 1.4 1.2 1.9 1.6 1.3
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BUY

Target price (12 months) VND44,200

Current price (27/12/23) VND 37,100

Return(%) 19.1%
VNINDEX 1,122 

Market P/E (x) 12.0 

Marketcap(billion VND) 14,275 

Outstanding shares (mil shares) 385 

Free-float (mil shares) 218 

52-weekhigh/low (VND) 40,750/22,800

90-day avg.trading volume(mil shares) 2.33

90-day avg. turnover (bn VND) 77

Major SHDs (%)
BOD and related parties 22%

Ibeworth Pte 8.%

Performance 3M 6M 12M

Absolute (%) 7.2 9.4 23.7

Rel.to VN-Index (%) 10.0 10.5 12.0

Affordable segment leading recovery
Nam Long Investment Corporation is one of the leading real estate developers in the mid and affordable segment. NLG's main
products are Valora (townhouses, villas), Flora (detached apartments) and Ehome/EhomeS (Affordable apartments) with revenue
structures of 56%, 36% and 8% respectively.
Investment thesis

- NLG owns a large land fund of 684 hectares, mainly concentrated in the East (Dong Nai) and the Southwest (Ben Luc, Long An). NLG's
land bank is usually raw land, located in areas with transportation infrastructure and is often 10 - 15 years ahead of the market.

- NLG can lead the recovery thanks to affordable segments. We forecast the presales in 2024 to reach VND 9,360 billion (+68.5% YoY).

-Healthy financial position with low leverage thanks to association with Japanese investors. Specifically, in 9M2023, the net debt/equity
of NLG reached 0.23x, only half of the average of large developers and equivalent to the leading property developer, VHM (0.22x).
Business results forecast

- In 2023F, we expect presales to reach VND 5,556 billion (-45.5% YoY) and complete 59% of the plan, mainly due to (1) not yet
launching next phase of Izumi, (2) the decrease in Akari's absorption rate. For the whole year, revenue is expected to reach VND 3,846
billion (-11.36% YoY) and complete 80% of the plan thanks to the handover of Valora at Izumi and Southgate projects. NPAT-PreMi
reaches VND 813 billion (-6% YoY).

- In 2024F, we expect the presales to reach VND 9,360 billion (+68.5% YoY) thanks to (1) low base in 2023, (2) implementation of the
next phase of the Mizuki project, (3) continuing to lauch Southgate, Izumi and Akari. For the whole year, revenue is forcasted to reach
VND 7,987 billion (+107.7% YoY). NPAT-PreMi reaches VND 2,341 billion (+187.9% YoY).

Risk: (1) Legal delay, (2) Absorption rate is lower than expected.

Year 2020 2021 2022 2023F 2024F

Revenue (bil VND) 2,217 5,206 4,339 3,846 7,987

OP (bil VND) 236 782 829 331 1,397

NP (bil VND) 850 1,479 866 813 2,341

EPS (VND) 3,078 3,099 1,345 1,323 3,924

OPM 10.6 15.0 19.1 8.6 17.5

NPM 38.3 28.4 20.0 21.1 29.3

ROE (%) 12.6 10.9 6.5 5.7 14.4

P/E (x) 9.9 20.7 23.2 31.7 10.7

P/B (x) 1.4 2.8 1.3 1.9 1.8
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Policy Date issued Content

Decree No. 08/2023/ND-CP 05/03/2023
Allowing the extension of the bond term but at a maximum period of no more than 2 years versus the
initial term in the bond issuance plan announced to investors and the principal can be paid. Bond
interest is equal to other assets. This reduces pressure on bond payments in the short term

Decision No. 33/NQ-CP 11/03/2023

- Assigning the State Bank to implement a credit program of about 120,000 billion VND to complete at
least 1 million social housing apartments. This credit is for investors and home buyers of social
housing projects and workers' houses to borrow at an interest rate 1.5-2% lower than the average
medium and long-term lending interest rate of state-owned commercial banks.

- Assigning the State Bank to consider adjusting risk coefficients for different real estate segments.

Decree No. 10/2023/NĐ-CP 03/04/2023

Amending and supplementing a number of articles of decrees implementing the Land Law:
- Adding additional conditions to allow conversion of rice land use purpose to implement investment

projects
- Modifying the authority to issue land use right certificates
- From May 20, 2023, if a tourist apartment (condotel) meets the conditions prescribed by law, it will

be issued a Certificate (red book).

Decision No. 388/QĐ-TTg 03/04/2023

- Approving the Project "Investment and construction of at least 01 million social housing apartments
for low-income people and industrial park workers in the period 2021 - 2030".
- By 2030, the total number of apartments completed in localities is about 1,062,200 units. Of which, in
the period 2021 - 2025, about 428,000 units will be completed; In the period 2025 - 2030, about
634,200 units will be completed.
- Amending the regulation that social housing projects must reserve at least 20% of the social housing
area in the project for rent and the investor can only sell after 5 years of putting into use according to
the direction and business plan (sale, lease, lease purchase) decided by the Investor.

Circulars No. 02/2023/TT-NHNN
Circulars No. 03/2023/TT-NHNN

23/04/2023
Regulations on credit institutions and foreign bank branches restructuring debt repayment terms and
maintaining the same debt group to support customers in difficulty.



Source:Thuvienphapluat.vn, ShinhanSecurities Vietnam 

Legislation Content

Draft revised Land Law

 Completing the mechanism for determining land prices according to market principles.
 Regulating higher tax rates for people with large areas of land, many houses, land speculation, slow use, and

abandonment of land.
 Completing regulations on land allocation, land lease, and change of land use purpose.

Amended Law on housing 

 Supplementing subjects and conditions to enjoy social housing policies.
 The amended Law on housing allows a profit margin of 10% for the social housing area and separate accounting of

profits for 20% of the construction area of commercial facilities in the social housing project. Previously, under
Decree No. 188/2013/ND-CP, developers were subject to a ceiling profit rate of 10% for the entire project (social
housing area and commercial facilities). Therefore, the new regulation will help to increase the overall profit of
social housing projects.

 There is no regulation on the duration of apartment ownership.

Amended Law on real estate 
trading 

 Supplementing regulations on publicizing information about real estate put into business, including mortgages of
houses, construction works, real estate projects put into business, type of real estate, real estate location, …

 The housing deposit must not exceed 5% of the selling price.
 Requiring the transferor of a real estate project to complete all financial obligations related to the land (land use

fees, taxes, etc.) before transferring part or the entire project.
 Prohibiting the transfer of land use right in form of dividing lots, selling vacant land for people to build their own

houses in urban areas of type I, II, or III, and in wards, districts, and cities within special urban areas.
 The amended Law only encourages, but does not require individuals to buy and sell real estate through a trading

floors and they can choose to have or not have a financial institution guarantee the investor’s financial obligations.
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