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NAM LONG INVESTMENT CORPORATION

Eo

Bloomberg Code (NLG VN) | Reuters Code (NLG.HM)

Recovery momentum maintained

Update recommendation BUY, target price at VND 39,600

Nam Long Investment Corporation (HOSE: NLG) is one of the leading real estate developers in Vietnam,
owning a large land bank of over 680 hectares. The company specializes in developing affordable
housing. In 2025, we forecast NLG's revenue and net profit to reach VND 6,755 billion (-6.1% YoY) and
VND 686 billion (+32.5% YoY) respectively, coming from the handover of products from existing
projects (Akari, Southgate, Can Tho) and the recognition of a 15% stake transfer in the Izumi City
project. We are optimistic about NLG's long-term prospects due to (1) its large land bank with clear legal
status, ready for deployment, and (2) the positive recovery of the real estate market in provinces
adjacent to major cities. Based on the RNAV method, we issue a buy recommendation for NLG with a
target price of VND 39,600. The valuation is attractive with a potential upside of 29.0%.

Update NLG's business results in 2024

In Q1/2025, NLG's net revenue reached VND 1,291 billion (+530.9% YoY) and net profit reached VND
108 billion (compared to a net loss of VND 77 billion in Q1/2024; the majority of 2024 recognition was
concentrated in Q4/2024). This positive result mainly came from the handover of the remaining products
of the Akari and Can Tho projects.

NLG's Q1/2025 gross profit margin decreased by 10.3 percentage points compared to Q1/2024, falling
to 32.0%, because the majority of products handed over in Q1/2025 belonged to the mid-end segment
of the Akari project and the social housing segment of the Nam Long Can Tho project, compared to the
low-rise segment handed over in Q1/2024.

NLG's presales as of April 21st reached VND 2,576 billion, equivalent to 50% of NLG's full-year 2024
presales. The presales mainly came from the Southgate project (Valora segment), amounting to VND
2,126 billion. NLG maintains positive presales recovery momentum, reflecting the market's expanding
interest in neighboring provinces of HCMC, including provinces such as Long An province.

Forecast for 2025

In 2025, we forecast a slight decrease in NLG's revenue to VND 6,755 billion (-6.1% YoY) and a sharp
increase in net profit to VND 686 billion (32.5% YoY) due to (1) the continued launch of subsequent
phases of existing projects and (2) the recognition of revenue from the transfer of a 15% stake in the
Izumi project.

Valuation Adjustment: Adjusting for (1) Q1/2025 financial and business figures, and (2) prudently
regarding the progress of the Izumi project due to delays in legal procedures, we (3) apply a discount
rate of 10% to RNAV valuation to account for the risks NLG is facing. We are issuing a new target price
for NLG shares of 39,600 VND/share.

Risks: (1) Legal issues and delays in approve procedures; (2) NLG's recovery momentum will heavily

depend on the provinces market recovery such as Dong Nai, Long An that affect NLG's absorption rate;
(3) risks related to the indirect impact of US tariffs.

Yearto Dec. 2022 2023 2024 2025F 2026F
Revenue (bn VND) 4339 3,181 7,19 6,755 6,669
OP (bn VND) 89 582 1,664 1642 1,781
INet profit (bn VND) 556 484 518 686 649
EPS (VD) 145 1,187 1,285 1,784 1,686
BPS (VD) BAY 24,386 25,145 %113 26,551
OPM (%) 191 183 51 243 %7
NPM (%) 199 52 193 175 182
ROE (%) 62 53 54 70 64
PRR (x) 273 272 205 155 164
PBR (¥) 17 14 11 11 10

Source: Company data, Shinhan Securities Viemam

Shinhan Securities Viemam Co., Ltd. does and seeks to do business with companies covered in its research reports. As a result, investors should be aware that the firm
may have a confiict of interest that could affect the objectivity of this report. Investors should consider this report as only a single factor in making their investment dedision.
Analysts employed by Shinhan Securities Vietnam Co., Ltd. , or a non-US affiliate thereof, are not registered/qualified as research analysts with FINRA, may not be
assodated persons of the member and may not be subject to FINRA restrictions on communications with a subject company, public appearances and trading securities
held by a research analyst acoount. For analyst certification and important disclosures, refer to the Compliance & Disdosure Notice at the end of this report.
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COMPANY REPORT Nam Long Investment Corporation (NLG V) May 13th, 2025
Earning updates and estimates
2025F
3M2025
Items %YoY (Billion %YoY Note
(Billion VND)
VND)

Revenue 1,291 530.9% 6,755 -6.1% Revenue in 3M 2025 reached VND 1,291 billion
Project handover revenue 1209  645.6% 4,695 -326%  (+530.9% YoY increase) thanks to the acceleration of
Revenue providing service 16  -54.4% 197 18.9%  handover of the remaining units of the Akari Phase 2
Revenue from construction 56  1267.1% 35 27.8% project and Can Tho project (which contributed
Revenue from rental 9 190.5% 28 -243%  approximately 90% of the 3Q2025 revenue).
Revenue from transfer - 0.0% 1,500 N/A  Revenue in the remaining quarters of 2025 for NLG will

be contributed by Southgate project, Can Tho project,
and Mizuki joint venture project, which will contribute
to the full year income. Additionally, in 2025, NLG will
record revenue of over VND 1,500 billion from the
transfer of a 15% stake in the Izumi project to a partner
(after the transfer, NLG will own 50% of this project).

Gross profit 413 377% 3,235 5.8% Ihegrossprofit marginin 3M2025 decreased to 32.0%

GPM 32.0% 47.9% (3Q2024: 42.3%) because the main handovers were
from the Akari project (Flora segment) and Can Tho
project (social housing segment) compared to 3M2024,
which mainly involved handovers from the Southgate
project (Valora segment).

SGRA -238 64.7% -1,593 14.3%

Operating profit 175 N/A 1,642 -1.3%

Financial income 48 87.4% 223 -33.8%
Other profit 1 -13.4% 0 0.0%
Gain from joint ventures 8 -67.0% 65 -35.0%
Financial expenses -9 95.8% -474 43.1%

EBT 142 N/A 1,456 -20.2% In 2024, the majority of NLG's real estate handovers
were concentrated in  Q4/2024, therefore NLG
recorded negative profit in Q1/2024 and Q3/2024.

Net profit after tax 110 N/A 1,179 -15.0%

NPAT-MI 108 N/A 686 32,5% NLG's projected net profit in 2025 is expected to surge

by 32.5% YoY, reaching VND 686 billion. This is
because, in addition to the handover of property
products, NLG will recognize profit from the transfer of
a 15% stake in the Izumi project, bringing in a profit of
approximately VND 200 billion
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May 13th, 2025

Update on the expected project development plan

Land
Location  bank

(ha)

Owner
-ship

The expected project development plan

2023

2024 2025 2026

From
2027

Status

Akari Flora

Binh

85
Tan

50%

As of Q1/2025, Nam Long Group (NLG) has handed over 1,700
products in Akari Phase 2, recognizing revenue for over 95% of
the project’s products.

Akari Phase 3 (1,500 products) is currently awaiting the
determination of social housing obligations. The project has
completed land use fees (LUF). Construction is expected to
commence from the end of 2026 and launch in 2027.

Southgate  Township

LongAn 165

60%

The project is currently adjusting the master plan for some sub-
divisions, therefore the number of unsold products cannot yet
be determined. In 2025, NLG will continue to launch for the
Valora villa sub-division and the Ehome high-rise sub-division
due to positive market feedback.

Southgate

T hi
ohase 2 ownship

longAn 190

100%

NLG currently owns 100% of the project; NLG is now looking for
partners to jointly develop the project. The project's detailed
planning is currently being adjusted, so the additional land use
fee is expected to be completed in 2025.

NLG has plan to transfer 50% of the project to a partner in the
period of 2025 and 2026.

Tzumi Township

Dong

170
Nai

65%

The Izumi project is located in the C4 sub-zone of Dong Nai
province. Phase 1A was completely sold out in 2021. However,
due to a lack of synchronized planning between different levels
within the C4 sub-zone, all projects here are stalled and must
wait for adjustments to the overall planning.

According to updates from the company, this sub-area currently
has a 1/10,000 scale plan. NLG has to wait for the determination
of its sodial housing obligations and complete the subsequent
1/5,000 and 1/500 scale plans before it can resume
development. NLG expects to have the 1/5,000 scale plan in
1H25 and the 1/500 scale plan in 2H25.

NLG plans to deploy Izumi Phase 3 this year because it is not
affected by planning changes. In addition, NLG will continue to
transfer 15% of its shares in the project, bringing NLG's
ownership ratio fall to 50%. It is estimated that transfer revenue
will reach more than VND 1,500 billion and net profit will reach
more than VND 200 billion.

Flora

Mizuki

Valora

Binh
Chanh

50%

Due to changes in the regulations regarding pre-sales in the
Amended Real Estate Laws, NLG will be eligible to receive the
sales permit for the CC5 high-rise sub-area once the basement
construction is completed.

We project that the basement construction for the high-rise sub-
area will commence in 2025, and the earliest sales launch will be
in 2H25. This is NLG's only project being implemented in HCMC
in 2025.

Additionally, the LK11 sub-area (Valora — low-rise) of the project
is expected to be launched in 2025/2026.

Valora
Hai Phong
Ehome

Hai
Phong

50%

The master plan is currently being adjusted. NLG is expected to
implement it from 2026.

3
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COMPANY REPORT Nam Long Investment Corporation (NLG VN)

May 13th, 2025

Land The expected project development plan @
Owner
-ship 2023 2024 2025 2026 From Status

(ha) 2027

No Project Product  Location bank

The Central Lake II Can Tho project (Valora villas
and land plots) launches in Q3/2024. By the end of
2024, NLG recorded sales agreements for 178
Valora/ products (approximately VND 748 billion). Due to
Land lot the nature of the products being land plots, a
portion of these sales was recognized as revenue
in 2024.

7 Can Tho Can Tho 43 100% The EhomeS (social housing) project was handed
over in Q1/2025, one quarter later than the initial
plan, because NLG needed to verify buyer eligibility
and recalculate land use fees according to the new

EhomeS land price framework.

In 2025 and 2026, we forecast that NLG will
continue to launch for phase 3 of the land plot sub-
division, with a supply of 200 products.

Land use fees (LUF) have been completed, and the
1/500 detailed plan is currently being adjusted. We
expected that this adjustment may result in
additional land use fees payable. Depending on
market conditions, NLG may launch the project in
2025 or 2026.

8 Paragon Township  DongNai 45 50%

9 Others 11

Total 681

Source: Company data, Shinhan Securities Vietnam

1) The estimated time from construction to handover
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[Vietnam / Real Estate]
Nam Long Investment Corporation (NLG VN)

Valuation and Recommendation

May 13th, 2025

We apply a RNAV valuation methods to value NLG. In which, for projects having development plans, we use the

DCF method; for undeveloped projects that are legally completed, we use the market value method; for projects

without having master plans, we use book value.

RNAV valuation
Value

Projects Method

(Billion VND)
Waterpoint Southgate 2,130 DCF
Waterpoint VCD 3,528 MV
Mizuki Park 1919 DCF
Can Tho 1,507 DCF
Akari phase 3 1,232 DCF
Hai Phong 1,737 DCF
Izumi City 7,744 DCF
Paragon Dai Phuoc 1,492 DCF
Others 460 BV
Total 21,751
(+) Cash & equivalents 5,003
(+) Others 2,157
() Debts 7,269
(-) Non-controlling interest 4,733
RNAV 16,909
Number of shares outstanding (billion units)t) 0.385
Discount to RNAVC™) 10%
Target price (VND) 39,600

Source: Company data, Shinhan Securities Company

(*) NLG plans to offer 100 million shares to existing shareholders in 2025 at a price of VND 25,000 per share, which has been

approved by the Board of Directors. The company is currently finalizing the procedures to submit the dossier to the SSC, and the

approval time may take 1-3 months. After approval is granted, depending on market conditions, NLG will proceed with the issuance.

(**) We apply a 10% RNAV discount to reflect the challenges that NLG is fading, including uncertainties in tariff negotiations with

the US, which could generally affect homebuyers' incomes and market sentiment. At the same time, the real estate markets in

provinces neighboring HCMC such as Dong Nai and Long An, where NLG's projects will continue to be launched in the near future,

have not yet recovered as strongly as expected.

5 1 € Shinhan Securities
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PER of NLG

[Vietnam / Real Estate]

Nam Long Investment Corporation (NLG VN) May 13th, 2025

PER band chart of NLG
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COMPANY REPORT .
Nam Long Investment Corporation (NLG VN)
Key events chart of NLG
70,000 -
Violations in the real estate
sector led to investigations
Successfully launching and legal reviews. Real
60,000 - lzumi, Mizuki, Waterpoint estate  absorption  rate
projects. Pre-sales 3 decreased (only 1/4 of

increased by 62.8%. B H 3 2018). Credit for real estate
Real estate corporate bonds E 5 is tightened.
issued increased by 72% H E

50,000 A compared to 2020. v\

40,000 -

30,000 -

20,000 -

Building a breakthrough
growth strategy (Dragon
Growth Transformation)

with a vision of 2020-
10,000 2023. Developing the
Izumi project of 170
hectares.

"“'Somel policies  have
been implemented to
support the real estate
industry: reducing
lending interest rates,
addressing the project
problems

May 13th, 2025

The three Real
Estate Laws have
been successively
passed, with the
expectation of
unlocking the real
estate supply.

/

The indirect impact
of tariffs with the
US has made
market  sentiment

cautious.
The  government
continues to

vigorously remove
legal bottlenecks.

01/2017 07/2017  01/2018 07/2018 01/2019 07/2019 01/2020 07/2020 01/2021 07/2021 01/2022 07/2022 01/2023 07/2023 01/2024

07/2024  01/2025

Source: Bloomberg, Company data, Shinhan Securities Viemam
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NLG land bank

Landbank

Northern region

Hai Phong

Nam Long Hai

Nam Long Hai Phong 2 1.5 ha

Ho Chi Minh City

Ho Chi Minh City

EHomeS Nam Sai Gon 2.6 ha

GDV

2 11,525 VND bn

1,627 VND bn

GDV

15,081 VND bn

16,184 VND bn
~1,700 VND bn

[Vietnam / Real Estate]

Nam Long Investment Corporation (NLG VN) May 13th, 2025

Company background

1. History of development

Nam Long Investment Corporation (HOSE: NLG) was established in 1992 and was one of the first non-state-
owned enterprises in the construction field. In 1996, NLG officially became residential real estate developer. After
8 years after equitization, NLG was listed on the stock exchange in 2013.

Engagement with interational counterparts, notably from Japan (Hankyu Hanshin Properties and Nishi Nippoin
Rail Road, two entities possessing over a century of expertise within the domains of transportation and real estate),
has fadilitated Nam Long's access to cutting-edge technologies, optimized management methodologies, and
efficacious financial oversight. Furthermore, NLG maintains collaborative relationships with two prominent entities
in the real estate sphere: Indochina Land and Gamuda Land.

2. Business strategy

NLG focuses mainly on the affordable housing segment with 3 main product groups including Valora (townhouses,
villas), Flora (condos) and Ehome/EhomeS (affordable apartments, social housing). With ongoing NLG projects,
prices for Valora villas and townhouses range from about VND 6-30 billion, Flora condos from VND 2.2 - 4 billion,
Ehome/EhomeS apartments from VND 1 billion.

In the forthcoming period, NLG's strategy will concentrate on three core business areas, encompassing: 1)
Investment & Investment Management (Business Unit: Nam Long Investment Corporation); 2) Township and
Residential Real Estate Development (Business Unit: Nam Long Land); and 3) Commercial Real Estate
Development (Business Unit: Nam Long Commercial Property)

3. Outlook

Possessing a land bank exceeding 680 hectares with dear legal standing, NLG strategically focuses on developing
urban areas featuring affordably priced properties across three primary product segments. Prioritizing sustainable
development, NLG's offerings consistently garner customer trust regarding quality and legal transparency.
Consequently, NLG has maintained a robust financial position.

East Saigon 3 +

Dong Nai GDV Total landbank
— (Hectares)

lzum 71,884 VND bn

Nam Long Dai Phuoc h 13,775 VND bn

West Saigon

Long An Area GDV
165 ha 40,479 VND bn
190ha 108,387 VND bn

EHome Southgate 3.4 ha 1,562 VND bn

Mekong
Can Tho GDV
Central Lake h, 4,151 VND bn
1,389 VND bn

Source: Annual report, Shinhan Securities Vietnam
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COMPANY REPORT Nam Long Investment Corporation (NLG VN) May 13th, 2025
Gross margin of NLG The structure of revenue
(Billion VND) 100% e
8,000 60% 90% .
7,000 50% 80% -
6,000 70%
5,000 40 60%
4,000 30% 50%
40%
3,000 20% 0
2,000 I 20%
10%
1,000 . . 10%
] o % || . = -
2020 2021 2022 2023 2024 2019 2020 2021 2022 2023 2024
mmm COGS GP =@ GM (%) mEhome/EhomeS W Flora MValora ®Land lot
Source: Company data, Shinhan Securities Vietnam Source: Company data, Shinhan Securities Vietam
4. The NLG's strategy of developing affordable housing
To maintain its leading position in the affordable segment, NLG implements projects in the short time and with
the most optimal cost through:
- Acquiring land at cheap prices
- Fastest implementation: In particular, the time from implementation to handover is 2-3 years/project. NLG
has 3 business units: (1) Focusing on finding land banks, doing legal procedures and infrastructure, (2) Focusing
on housing development and integrated townships, and (3) Focusing on real estate development commerce. We
expect the specialization of each unit to help speed up legal procedures and construction implementation.
- Minimum financial costs
- Optimal construction technology - design
5. Ownership structure
Structure of domestic and foreign shareholders as of May 9th, 2025 Ownership structure as of May 9th, 2025

mBOD and Related parties o |beworth Pte.Ltd
m Domestic shareholders  m Foreign shareholders
mPYN Elite Fund u Others
Source: Fiinpro, Shinhan Securities Vietnam Source:  Finpro, Shinhan Securities Vietnam

From the perspective of ownership organization account for 22%, foreign shareholders accounts for 40%, showing
the attractiveness and transparency of NLG to international investors. Currently, Mr. Nguyen Xuan Quang -
Chairman of the Board of Directors and founding shareholder of the company is holding the highest proportion of
shares (9.99%), followed by domestic and foreign companies and investment funds.

9 1 € Shinhan Securities
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COMPANY REPORT Nam Long Investment Corporation (NLG V)

May 13th, 2025

Appendix : Financial statements

Statement of financial position

Year to Dec. (bn VND) 2022 2023 2024 2025F  2026F Statement of comprehensive income
Total assets 27,085 28611 30318 30,716 31,221  YeartoDec.(bnVND) 2022 2023 2024  2025F  2026F
Current assets B 533 2749 2784 828 Revenue 4339 3181 719 675 6669
Cash & equivalents 3B 250 543 296 320 Growth (%) 67 %7 162 61 -3
Short-term finandial asset 9% 1050 63 623 63  COGS 2355 1619 4139 3520 3465
Accounts receivable 350 36 2797 3%l 3576  Grossprofit 1984 1562 3057 3235 3204
Inventories 180 17353 1798 1962 20066 GPM (%) w7 oL w5 45 480
Other curent assets 560 73 62 62 6 SG8A 1155 980 1394 1593 1423
Non-current assets 335 328 2759 2862  26%  Operatingprofit 829 58 1664 1642 1781
Net fixed assets 1% 141 143 111 80 Growth (%) 61 -298 1860 -3 84
Ivesment zssds % H 5 5 5 OPM (%) 191 183 B1 43 %7
Other long-term assets 3211 3113 2616 2745 2907  Non-operating profit 241 387 161 -186  -203
Total liabilities 13770 15078 15749 15381 15264 Financalincorme % oz ¥ 210
Curtent fabilties 8851 9886 10227 10078 1022 Financil expense 99 2% B 4 48l
Accounts payable %l 115 107 874 860 Inwhich: interest expenses w28 B0 44 Bl
Advance from customers 371 3815 304 3! 368 Net other nor-operating profi # M 1% 6 I8
Short-term borrowings 184 2402 298 273 2408  Pretaxprofit 1,070 %9 1825 1456 1578
Others 275 4% 3207 329 330 Incorme tax I A
Non-current liabilties 4919  51% 553 533 503  Netprofit 86 801 1387 1179 1215
Long-em borowings 335 3705 403 373 343 Gowth(%) Bl 7OEEEE DO
Others 154 147 150 1540 1s0  NPMEK) B S S
Total shareholders' equity 13315 13533 14569 15336 15957 m:ﬁfm ig :f; ;ég 22(; %
Capital stock 3841 3,848 3848 3848 3848 EBIT 1,218 1,246 2,054 1,930 2,058
Capital surplus 2643 2643 2,643 2,643 2,643 Growth (%) 30.1 23 649 6.1 6.7
Other capital 13 13 3 3 3 EBIT Margin (%) 21 392 85 26 309
Retained eamings 2,493 2879 3171 3544 3712 EBITDA 1,254 1,295 2,104 1,982 2,113
Non-controling interest equity 4325 4150 4,8% 5288 5741 Growth (%) 292 33 626 538 6.6
*Total debt 5179 6,107 6,%1 6,486 5801 EBITDA margin (%) 289 407 22 23 317
#Net debt (cash) 49 2517 8% 2 198
Key ratios
Statement of cash flow
Yearto Dec. (bn VND) 2022 2023 2024 2025F  2026F
Yearto Dec. (bn VND) 2022 2023 2024  2025F  2026F s i i
Cash flow from operations 400 2 125 208 & BS(D) BAT M6 B B3 2%
Profit before tax 100 %8 185  14% 1578 gg EX; ZZ; Zii Z‘If 1?? 1?3
De;?reqalm. ex@% N 36 49 50 53 55 Dividend payout rato (%) 592 159 %6 %69 369
(Gain) from investing activities 410 655 436 666 530 Dividend yied (%) 16 06 12 18 18
Change in working capital -1,517 2,123 2144 2,584 652 Profitability
Others 209 583 437 286 -367 EBITDA margin (%) 289 407 292 293 317
Cash flow from investments 451 45 101 39 1356 OPM (%) 191 183  B1I 43 %7
Change n fixed assets BB B % D :g”: gj‘? 1;2 lfg I; 1(2’; ‘Z’I
Change in investment assets 277 36 438 408 408 ROE (%) 62 53 54 70 64
Others 801 k) 636 IR~
Cash flow from financing 1240 5 67 8 105 Debt to equity ratio (%) B9 451 48 D3 369
Crengen eqiy & - : - : Netcett o (%) B4 1944 D25 W7 WS
Net borowing 154 82 &2 475 sp  Cheio() o U]
iy 2 Ay 4% 34 4@ Teeeeeel) ]l 7B
Dividends Activity (%)
E K Working capital tumover (da 121 13 97 9 91
Changein total cash 6L A4 20 2508 o mvent”f,y tﬁmwer (days)( " 2350 3627 1559 1951 2,091
Beginning cash 3112 3773 2,540 5443 2,936 Receivable tumover (days) 232 413 163 183 206
Change in FX rates - - - - = Source: Company data, Shinhan Securities Vietnam
Ending cash 3773 250 5M3 29% 3200

Source: Company data, Shinhan Securities Vietnam
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Nam Long Investment Corporation (NLG V) May 13th, 2025

Nam Long Investment Corporation (NLG VN)

Share performance

Target price | Target price gap (%)

580% -
480% -
380% -
280% -
180%
80% A

-20% -

Target price

70,000 -
60,000 -
50,000 -
40,000 -
30,000 -
20,000 -
10,000 A

Qe @ P WIS

N
S N N2 v N N
QP gV g

Date Rating -

(VND) |Average | Max/Min
24/11/2023 (Initation) BUY 44200 178! 36.4/36
21/08/2024 (Update) BUY 47300 180} 36.7/4.1
23/10/2024 (Update) BUY 46400 144: 354/22
14/11/2024 (Update) BUY 46400| 136 244/22
18/03/2025 (Update) BUY 43,500 99! 274/43
10/05/2025 (Update) BUY 39600 129! 53.8/-10.8

m\\qu Q\\@'ﬁ’
™ Q\\%@/

Note: Calculation of target price gap based on past 12 months

Shinhan Securities Vietham

¢ BUY: Expected 12-month gain of 15% or more
¢ HOLD: Expected 12-month loss of 15% to gain of 15%
¢ SELL: Expected 12-month loss of 15% or more

¢ OVERWEIGHT: Based on market cap, largest share of sector stocks under coverage is
rated BUY

¢ NEUTRAL: Based on market cap, largest share of sector stocks under coverage is rated
HOLD

+ UNDERWEIGHT: Based on market cap, largest share of sector stocks under coverage
is rated SELL
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Distribution
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