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Overview and update on
real estate industry

The Real Estate industry plays an important role in Vietham'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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Part 1 - Overview and update of the real estate industry

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

- Real Estate industry accounts for an average of 4.0% of Vietnam's - In terms of scale in the stock market, Real Estate is currently
total GDP in the period 2018-9M2023. Although the proportion is not the 2nd largest industry in terms of market capitalization,

large, the industry still plays an important role in Vietnam's economy reaching more than VND 0.85 quadrillion as of December

due to the close connection and impact on the output of other 2023, equivalent to 15% of the total market capitalization of
industries in the value chain such as Construction (5.7% of GDP) or HOSE, HNX and UPCoM, ranked only behind the Banking
Banking and Finance (4.5% of GDP). industry (29% of total market capitalization).

RealEstate accounts for an averagef 4.0% of Vietnam's GDP Contribution of Real Estate in total stock market capitalization
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Part 1 - Overview and update of the real estate industry

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

Total assets of the Real Estate industry as of September 2023 reached VND 1.92 quadrillion, accounting for 9.8% of the total

assets of the entire Vietnam stock market.
Regarding business activities, Real Estate industry accounts for an average of 8.8% and 15.4% of the total net revenue and net

profit of the entire stock market, respectively, in the period 2018-9M2023.

The Real Estate industry accounts for an average of 9.2% of stocjill Contribution of Real Estateto total revenue and net profit of
market total assets in the period 201809/2023 the stock market
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Part 1 - Overview and update of the real estate industry

The Real Estate industry has always been a field that strongly attracts foreign direct investment

Because of its strong potential growth, Real Estate has always been in the top 3 fields attracting registered foreign direct
investment (FDI) in the 10-year period 2013-2022. Considering the first 11 months of 2023, Real Estate’s FDI registered capital
reached USD 2,874 million, equivalent to 10% of total FDI registered capital, ranking 2", only behind Manufacturing-Processing

industry which accounts for 69%.

RealEstate has always been in the top 3 fields having the highest registered FDI capital
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

The Real Estate industry often requires very large project investment capital. Companies that are unable to take out loans will be
limited to investing in small-scale projects and only in a small number of projects at a time. Therefore, in order to invest in large-
scale projects and potential projects at a time, the industry’s financial leverage is relatively high compared to other industries.

During the period 2013-09/2023, total assets/equity of Real Estate industry reached 2.81x, higher than 2.41x - the average of other

industries (excluding Finance - Banking group).

Financial leverage in the Real Estate industry is often relatively high compared to other industries
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

Because of the large demand for loan capital, the Real Estate industry has been one of the main contributors to the total credit to
the economy, accounting for 18.49% in the period 2016-2022. In the first 9 months of 2023 alone, the total credit to the economy
grew by 6.96% compared to the end of 2022, reaching VND 12.75 quadrillion, of which Real Estate contributed VND 2.74
quadrillion (+6.20% YTD), accounting for 21.46% of total credit to the economy and 18.93% of the credit growth.

In the 2016-2022 period, an average of 18.49% of total credit to the economy comes from Real Estate
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

Specifically, in the first 9 months of 2023, credit for Real Estate business reached VND 1.01 quadrillion, an increase of 25.4%
compared to the end of 2022, equivalent to 36.97% of outstanding credit in the Real Estate sector; meanwhile, credit for Real
Estate consumption only reached VND 1.73 quadrillion (-2.7% YTD), accounting for 63.03% - this is the first time that the credit
for Real Estate consumption has declined after many consecutive years having positive growth.

The decline in credit for Real Estate consumption shows that demand for properties has been weak due to many unfavorable

factors: (1) The gloomy economy has impacted market’s expectation and demand negatively, and ( 2) The high-end and mid-end

segments have been the dominant supply sources, whereas, real housing demand is in the affordable segment.

Credit for Real Estate consumption declined after many years of positive growth
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

Since the beginning of 2023, the State Bank of Vietnam (SBV) has adjusted regulatory interest rates 4 times and reduced the
deposit interest rate ceiling 3 times. This has created opportunity for commercial banks to reduce lending interest rates. However, as
banks' lending conditions have not been significantly eased, many Real Estate companies are still in a state of capital shortage

because of not meeting loan conditions.

Information on interest rate adjustments of the State Bank Average lending rate has gradually decreased
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o . = = = | 0an interest rate for new and current outstanding loans - Lower
Deposit interest rate ceiling

.0%-> 0.59
(no term and less than 1 month) 1.0%->0.5% 11.40% 12.00%
Deposit interest rate ceiling

/No%ll.OOOm
0 -> 0
(1 month to less than 6 months) 6.00%->4.75% 9.20% 9.30% 10.00%

’_' - 8.30% 9.00%
. L 0 0 7.80% P S ~q
Supplying capital interest rate 6.0%->4.5% e m——— 8.00%
7.00%
Re-discount interest rate 4.5%-> 3.0% 6.00%
o~ %) '
T3 JYYTIIIIIILLILILIIILILA
o SSRSS8RS8RS8SRS8LSKELELRES
Inter-bank overnight interest rate 7.0%->5.0% TNYBPONRDSSIJITABITDHONDS S I
Source BV, ShinhanSecurities Vietham Source BY, ShinhanSecurities Vietnam

@ Shinhan Securities Vietnam Investment Outlook 2024| 10



Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

According to Batdongsan.com.vn, as of December 2023, preferential interest rates for home loans have also shown a decrease of
about 2.0%-3.0% compared to the beginning of the year.

Currently, home loans are commonly structured in the form of a combination of two interest rates:(1) preferential loan interest rate
and (2) post-preferential interest rate, the adjustment margin between the two interest rates is in the range of 2.0%-3.8%.
Specifically, preferential interest rates when borrowing to buy commercial housing at banks range from 3.00%-10.99%/year. At the

end of the preferential period, the interest rate falls around 9.5%-13.0%/year.

Changes in commercial home loan interest rates at some major banks

01/2023 12/2023
Bank Preferential rate Maximum loan Maximumtenor Preferential IR Maximum loan Maximumtenor
(Ylyear) rate (%) (year) (%lyear) rate (%) (year)
Vietcombank 11.612.0 70 15 8.5 70 20
Shinhanbank 10.9 70 30 6.6 70 30
Techcombank 10.6 70 35 10.5 70 35

Source Batdongsan.com.viShinhanSecurities Vietnam
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

Besides traditional commercial bank credit channel, Real Estate companies also actively raise capital through the corporate bond
channel, and the Real Estate industry is one of the two largest issuing industries in the market along with Banks. On average, in the
period 2018-2022, Real Estate accounts for 31.4% and 24.5% of the total value of corporate bonds issued and the total value of
corporate bonds outstanding, respectively. In the first 8 months of 2023, the industry has issued VND 55 trillion worth of bonds
(-15.4% YoY), accounting for 39.9% of the total value of bonds issued in the entire market.

Real Estate accounts for an average of 31.4% of issued corporafiill Real Estate accounts for an average of 24.5% of outstanding

bonds over the period 2018-2022 corporate bonds over the period 2018-2022
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Part 1 - Overview and update of the real estate industry

The Real Estate industry contributes a large proportion to total credit and corporate bond debt

One of the popular indicators used to measure the financial pressure of the corporate bond market is the payble cash flow by bond
issuers during the year, including: principal and interest.

In 2023, the corporate bond market has to face a lot of financial pressure because (1) the payable cash flow in the year is large:
about VND 110 trillion and (2) the gloomy economy impacts the liquidity of businesses — issuers.

The difficult situation is similar to the Real Estate industry, when: (1) many projects are delayed in different stages of the legal
process, causing increased costs for businesses, (2) limited access to capital from both commercial banks and corporate bond
market and (3) weak market sentiment and low demand.

Therefore, high payable cash flow at VND 48 trillion, accounting for 43.6% of the entire corporate bond market, it has brought a
lot of short-term financial pressure to Real Estate businesses. Accumulated 8M2023, Real Estate industry has delayed payment of
cash flow up to VND 24 trillion, equivalent to 85.7% of the total market.

Payable cash flow of the corporate bond market in 2023 85.7% of late payment cash flowcame from Real Estate
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Part 1 - Overview and update of the real estate industry

Real Estate industry is affected by many legal documents

a. Overlapping between the Land Laws and relevant legal documents cause congestion in Real Estate management and business

Real Estate has a profound impact on the economy and social settlement. Therefore, many legal documents were issued to control the activities of
this industry. A process for implementing a commercial Real Estate investment project has more than 30 steps and is influenced by about 12 related
laws. However, the Land Law and related legal documents remain congested, inadequate, in an overlapping situation and incoherent, causing
adverse impacts on the efficiency in land administration.

Legal issues cause projects to prolong completion time and increase costs, resulting in house prices being upward. In Decision No. 338/QD-TTg
dated April 2023, about 80-90% of projects and constructions in HCMC and 50% of construction projects in Hanoi encountered difficulties or

stopped implementation. Therefore, we expect the legal settlement of the project to help increase new supply to the market.

Somelegal issues between Land Law and relevant legal documents

N

Implementing regulations on land valuation methods still has many problems

Some

legal The approved1/500 construction plan is not consistent with the higher level planning
issues ~

s’

Source Ministry of Construction, ShinhanSecurities Vietham

Problems with adjusting investment policies and project transfer authority
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Part 1 - Overview and update of the real estate industry

Real Estate industry is affected by many legal documents

b. The social housing project has not yet been strongly implemented

The surplus in the middle and high-end segments and a lack of supply in the affordable segment with high demand worsen the imbalance of real
estate in Vietnam. Decision No. 338/QD-TTg dated April 2023 reports that the demand for social housing for low-income people and industrial
park workers is at 2.4 million condos for the period 2021-2030.

However, up to date, the number of condos meeting this demand is 155,792 units (about 6.5%). The cause of this shortage mainly comes from (1)
lack of land fund for housing property development, (2) limited concessional loans, and (3) unattractive preferential policies for businesses.
Decision No. 338/QD-TTg approved a project of 1 million social condos for the period 2021-2030 with a credit support package of VND 120,000
billion. As of the third quarter of 2023, about 52 projects met the requirements with total debts of VND 25,884 billion.

Supplystructure by segment Socialhousing condos and worker housing from 2018 2030F
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Source: VARShinhanSecurities Vietham SourceB ¢ a g q g ml -LTgShinkadSecurieBVietnam
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Part 1 - Overview and update of the real estate industry

Real Estate market was negative in the first 9 months of 2023

The Real Estate market status in 9M2023 have been shown through many negative data. According to the Ministry of Construction,
the number of licensed commercial housing projects in 9M2023 is only 47 projects (-55% YoY), including 13,454 products (-73%
YoY), showing the difficulty of businesses in implementing the project investment legal process.

In addition, because of the low absorption rate, many Real Estate businesses postponed sales launches or launched sales in just
small scales, leading to a sharp decrease in residential property supply: Total new supply of residential property products in Hanoi

and HCMC (including condo and landed property) in 9M2023 was only 16,656 products, corresponding to a sharp decrease of -

61.5% YoY compared to 43,307 products in the same period.

Number of licensed commercial housing projects 9M2023 -55%3Residentialproperty supply in Hanoi andHCMCdecreased by
YoY 61.5% YoY
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@ Shinhan Securities Vietnam Investment Outlook 2024| 16



Part 1 - Overview and update of the real estate industry

Real Estate market was negative in the first 9 months of 2023

Because of (1) negative sentiment towards the Real Estate market with the tendency to wait and expect selling prices to be lower,
more reasonable and (2) the supply does not have affordable products - the segment that has great demand for real housing. In fact,
the number of condo sold in Hanoi and Ho Chi Minh City in 9M2023 was only 12,538 products, corresponding to a decrease of
62.8% YoY compared to the same period of 33,686 products.

Number of condo sold in Hanoi and Ho Chi Minh City
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Part 1 - Overview and update of the real estate industry

Real Estate market was negative in the first 9 months of 2023

Specifically, in Ho Chi Minh City, total condo sold in 9M2023 reached 5,100 products, down 73.5% over the same period. Of
which, the majority of products came from the high-end segment, the remaining small proportion was mid-end, with absolutely
zero supply of affordable products since the first quarter of 2019. For landed property (including: villas, townhouses and
shophouses), the situation was even worse when the total supply was only 15 products from a single project, The Soli Binh Tan

which was opened for sale in Q2/2023; moreover Q1/2023 is the first quarter in the last 10 years that Ho Chi Minh City recorded

zero new landed property for sale.

Condos sold in Ho Chi Minh City decreased sharply #&M2023 Supply of landed property inHCMCwas 15 products indM2023
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Part 1 - Overview and update of the real estate industry

Real Estate market was negative in the first 9 months of 2023

Hanoi also recorded a sharp decline in the number of condo sold in 9M2023, however the decline rate was lower than in Ho Chi
Minh City because the supply structure has a higher proportion of mid-end segment products. Specifically, sales volume reached
7,438 products (-48.5% YoY). Besides, Hanoi also recorded no products for sale in the affordable segment since Q3/2021.
Regarding landed property, Hanoi recorded 2,581 products sold during the period (-78% YoY).

Condos sold in Hanoi decreased sharply ieM2023 Hanoi® sold landed propertydecreased by78% YoY in9M2023
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Part 2 - Prospects of the real estate industry in 2024

Young population and improved income over the years are driving the demand for Real Estate

According to the General Statistics Office (GSO), Vietnam is in the golden population period with 70% of people of working age. This population
structure is forecast to maintain until 2038. In particular, the average age of Vietnamese people is currently about 34 years old. This is the age
when Vietnamese people have a high need for housing to settle down.

With a large working population and the tendency to migrate to big cities to work, the Vietnamese family structure is broken with the scale
becoming smaller and more flexible (nuclear family). According to GSO, Vietnamese family size decreased from 3.9 people/household in 2010 to
3.6 people/household.

We expect that, with a high young population and a fragmented family structure, the demand for residential Real Estate will continue to increase

in the near future.

Vietnam population pyramid in 2021 Sizeand number of people of working age in a household
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Part 2 - Prospects of the real estate industry in 2024

Young population and improved income over the years are driving the demand for Real Estate

Besides, income per capita has grown over the years. In 2022, the average income per capita in 2022 will reach USD 4,164 (+10.84% YoY),
ranking 6th in Southeast Asia. Euromonitor forecasts that by 2040, the average income per capita will be about USD 6,300.

Increased income contributes to increased purchasing and also increases expenditure on housing. According to a report by Batdongsan.com, the
proportion of people willing to spend 40% of their income to pay for a house in installments increases from 25% at an income of less than VND

40 million/month to 41% when the income is over VND 100 million/month.

Forecastingthe number of new and sold condos in Hanoi Forecasting thenumber of new and sold units in HCM
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Part 2 - Prospects of the real estate industry in 2024

Infrastructure has been invested synchronously and widely to promote the development of Real Estate

Infrastructure has been continuously invested with public investment capital increasing over the years. Specifically, disbursement of public
investment capital in 2022 reached VND 593 trillion (+ 20.3% YoY) and planned public investment capital in 2023 is about over VND 700
trillion (+ 25% YoY).

Many key projects are being implemented: Hanoi's Ring Road No. 4, HCMC's Ring Road No.3, North - South Expressway, Bien Hoa - Vung Tau
Expressway, Khanh Hoa - Buon Me Thuot Expressway, Long Thanh Airport. We expect investment in synchronous and widespread transportation
infrastructure projects to contribute to increasing supply and value for Real Estate projects because:

(1) Land funds developed outside the center but connected to transportation infrastructure will become more attractive, attracting developers;

(2) Fullinfrastructure contributes to increasing the value of projects at more competitive prices.

Commencement date: N/A

Handover year: 2025

Investment cost: VND 114.6 trillion

Large North - South Status: Constructing 12 expressway projects

infrastructure Expressway P2

project to be
builtin 9

4 ' Commencement date: 31/08/2023
months of y > %
2023 — , B8 Handover year: 2025
Investment cost: VND 337 trillion

Long Thanh Airport Status: Cgmmencement of package 5.10 for passenger terminal
construction

Source Ministry of Transport, Airports Corporation OfVietNam ShinhanSecurities Vietnam
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Part 2 - Prospects of the real estate industry in 2024
Infrastructure has been invested synchronously and widely to promote the development of Real Estate

a. Southern infrastructure
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Part 2 - PROSPECTS OF THE REAL ESTATE INDUSTRY IN 2024

Infrastructure has been invested synchronously and widely to promote the development of Real Estate
a. Southemn infrastructure

Synchronous infrastructure contributes to helping Real Estate projects be distributed more evenly. Due to its favorable geographical location, most

previous projects were concentrated in the East (Thu Duc City). Currently, some projects are being constructed to the West such as NLG's
Waterpoint in the Ben Luc area or KDH's The Privia in Binh Tan.

e . NTMK
PriviaKhangDien Eis pmu o7
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Total products 6,476 units | €—— 044/ Z %, 8 Developer KhangDien
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Developer NamLong i . -
Q < EmeriakhangD g Y | MelosaKhangDien
Mee oo~ 7 o) Total products N/A Total products 567 units
Developer KhangDien Developer KhangDien

SourceShinhanSecurities Vietham
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Part 2 - Prospects of the real estate industry in 2024

Infrastructure has been invested synchronously and widely to promote the development of Real Estate

b. Northern infrastructure

Ring Road No.3 (Under

THAINGUYEN \.-
+*" HANOI-THAINGUYEN HA NOI - LANG SON
VINHPHUC "
NOIBAI- LAO CAI —— N A/ e,
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.,..‘
‘en,
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Ring Road No.4

Construction)

(Under Construction)

DAILO THANG LONG - HANOI-HOABINH = @ ) '

4

HOA BINH

A
' PhapVan-Cau Gie
Expressway (Under

Construction)

HUNG YEN
VANH DAl 4

* Daihon 100 km
* Téng miic dau tu: 95.000 ty déng.

HA NOI - HAI PHONG

Di qua Ha N§i (58,2 km), Hung Yén (19,8 km),
Béc Ninh (24,2 km va 9 km tuyén néi)

, P il
Hanoi - Haﬁhong
s CAO TOC (DA HINH THANH) VANH DAI 3 (DA HINH THANH) VANH DAI 3 (CHUA KHEP KiN) =
= TUYENNOICAOTOC ®=s=ms VANHDAI4 (CHUAHINH THANH) ®s==® VANH DAI5 (CHUA HINH THANH) Xpressway

Source ViethamBiz ShinhanSecurities Vietham
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