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Affordable segment leading recovery

Initiate coverage with BUY call and target price at VND 44,200

Nam Long Investment Corporation (HOSE: NLG) is one of the leading affordable property developer in
Vietnam. Based on RNAV method, we recommend buy NLG with a target price at VND 44,200. The revenue
and NPAT of NLG will increase in the future because: (1) NLG is a reputable property developer, owning a
clean land bank of 684 hectares of potential for long-term development; (2) NLG can lead the recovery
thanks to affordable segments, presales in 2024 are expected to reach VND 9,360 billion (+68.5% YoY);
and (3) Strong financial potential, low financial leverage.

NLG is a reputable property developer, owning a clean land bank of 684 hectares of potential
for long-term development

NLG is one of 10 most reputable property developers in Vietnam. Besides, NLG owns a clean land bank of
684 hectares and is also looking for new land bank. NLG's land bank is acquired many years before
implementing, thereby giving NLG an advantage when sizeable clean land banks around HCMC are
increasingly scarce and land prices are rising. According to the Board of Directors, NLG's land fund is enough
to develop the project for the next 5 years.

NLG can lead the recovery thanks to affordable segment, presales in 2024 are expected to
reach VND 9,360 billion (+68.5% YoY)

We believe that the most difficult period of real estate has passed when (1) credit policies are gradually
being loosened, lending interest rates are decreasing, (2) many solutions and policies have been proposed
to address the legal issues of the construction project, and (3) corporate bonds have their payment term
extended. During the recovery phase, NLG can benefit first when as the supply for this segment is still
limited (1/3 total supply) and real demand still exists (70-80% total demand). We forecast that presales in
2024 will reach VND 9,360 billion (+68.5% YoY) mainly from Akari, Mizuki, Izumi and Waterpoint project.

Strong financial potential, low financial leverage

NLG's net debt/equity reached 0.23x, only half of the average of large developers and equivalent to the
leading property developer, VHM (0.22x). In addition to debt financing, NLG also transfers part of the capital
to partners after constructing basic infrastructure, which helps to collect cash flow to implement the existing
projects and reduce dependence on loans. Bonds maturing in 2024 are expected to reach VND 1,243 billion
(equal to 1/3 of cash, cash equivalents and short-term financial investments).

Risks: (1) Legal issues and delays in administrative procedures; (2) Absorption rate is lower than expected

Yearto Dec. 2020 2021 2022 2023F 2024F
Revenue (bn VND) 2,217 5,206 4,339 3,846 7,987
OP (bn ND) 26 78 89 Bl 1397
NP (bn VND) 850 1479 866 813 2341
EPS(VND) 3078 309 1,345 1323 3924
BPS (VND) 19,589 2.6 3,185 08 2,850
oPM 106 150 191 86 175
NPM %3 84 200 211 23
ROE 126 109 65 57 144
PRR(x) 99 207 B2 317 107
PER (x) 14 28 13 19 18

Source: Company data, Shinhan Securities Company
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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.

With more than 30 years of experience developing real estate projects, NLG is continuously in the "Top 10
reputable real estate investors" and welcomes prominent strategic partners such as TBS Group, Keppel Land, Tan
Hiep Investment. Besides, NLG cooperates with project implementation partners such as Hankyu Hanshin
Properties Corp. and Nishi-Nippon Railroad Co., Ltd. (two partners with more than 100 years of experience in the
field of transportation, real estate,... in Japan). In addition, NLG also works with two major partners in the real
estate field as Indochina Land and Gamuda Land.

Strategic and reputable project partners have contributed to the success of NLG projects such as Flora Fuji
Residence (2016), Valora Kikyo (2016),... with quite high absorption rates from these projects. According to our
statistics, the absorption rate™® for townhouses and villas (Valora) is about 60% and for condos (Flora) is from 75-
100% in the first year of sale.

2. Ownership structure

Structure of domestic and foreign shareholders as of November 20, 2023 Ownership structure as of November 20, 2023

m Domestic shareholders = Foreign shareholders mBOD and Related parties ® Ibeworth Pte.Ltd ®TBS Group = Others

Source: Fiinpro, Shinhan Securities Viemam

Source: Finpro, Shinhan Securities Vietnam

From the perspective of ownership organization, foreign shareholders at NLG accounts for 43%, 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
(12%), followed by domestic and foreign companies and investment funds.

3. Segments and NLG's products

% Summary of supply and demand of the mid-end and affordable condos in Vietnam

According to the report of the Batdongsan.com, in the second quarter of 2023, the supply of affordable and mid-
end condos only accounts for 26.76% of the total supply. However, according to the Ministry of Construction
(2021), 70-80% people have the demand for affordable and low-priced housing. The imbalance between supply
and demand leads to oversupply for the high-end segment but a shortage of supply for the affordable condos.

The imbalance causes the gap between the average home price and household income to widen. Vietnam's
average home price/ median annual household income index (2) is among the top in the Asia-Pacific region.
According to the Urban Land Institute (ULI) report, in May 2023, this index was 32.5 in Ho Chi Minh City and 18.3
in Hanoi. It reflects that — without spending - it takes a household 32.5 years to own a condo in Ho Chi Minh City
and 18.3 years to own one in Hanoi.

(1) Absorption rate for projects completed before 2020 (before being affected by the Covid epidemic and the real estate market freezing)

(2) The (Median) average house price/median household income index is calculated as the average house price (100m2)/average household income
per year (excluding expenses). The index reflects the number of years it takes for a household to own a 100m2 apartment (calculated at current
prices)

. € Shinhan Securities
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Structure of housing supply in Vietnam 6M2023 Average home price /median household income
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Source: Batdongsan.com, Shinhan Securities Vietnam Source: ULL, Shinhan Securities Vietnam

High home prices compared to median household income lead to a thirst for condos in the affordable price
segment. According to Batdongsan.com statistics, the number of people looking for a condo below VND 4 billion
is 74% in the Northern region and 70% in the Southern region.

Level of interest according to price in Sep 2023 - Northern Apartments Level of interest according to price in Sep 2023 - Southern Apartments

mBelow2BVND m2-4BVND m4-6BVND m6-10 BVND m Above 10 BVND HBelow 2BVND m2-4BVND m4-6BVND m6-10 BVND m Above 10 BVND

Source: Batdongsan.com, Shinhan Securities Vietnam Source: Batdongsan.com, Shinhan Securities Vietnam
% Summary of supply and demand of landed properties in Vietnam

Landed properties are mainly for groups of customers who desire to have land with privacy or aim to own a
second-home in suburban areas. In the first 6 months of 2023, the supply of townhouses will decrease sharply.
In particular, supply in the Ho Chi Minh City area is much lower than in Hanoi.

Supply of landed properties in HCMC Supply of landed properties in Hanoi
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The structure of number of products (%)
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According to The Vietnam Institute of Real Estate Studies (VIRES, 2023), the low-rise housing market is unlikely
to have a breakthrough in the short term. However, projects developed by large, reputable investors with good
infrastructure, convenient locations and complete legal regulations are forecast to have positive transactions in
the period 2024-2026. In addition, low-rise housing projects far from the large city offer more choices and more
attractive prices for buyers.

% MG’ products focus on the affordable segment

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.

Valora and Flora has contributed a high proportion to NLG's revenue from 2020. Valora's gross profit margin
ranges from 30-50%, Flora's ranges from 15-25%. With high price and outstanding gross profit margin, Valora
contributes to improving revenue and gross profit for NLG.

During the period when the market gradually warms up, we expect that Flora condos and Ehome will recover,
maintaining cash flow for NLG. Meanwhile, Valora will contribute to improving gross margin and increase NLG's
revenue thanks to scarce supply.

The structure of revenue
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Source: Company data, Shinhan Securities Vietnam

Source: Company data, Shinhan Securities Vietnam

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

51 € Shinhan Securities
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Investment theses & Catalyts

1. NLG is a reputable property developer, owning a clean land bank of 684 hectares of potential for
long-term development

NLG is among the Top 10 most reputable property developers in Vietnam. NLG almost implements
projects on schedule (on average 2-3 years from implementation to handover for Flora and Valora projects).
Constructing on time contributes to NLG's credibility with customers, as well as foreign partners.

Besides, NLG is among the top enterprises owning the largest clean land bank in Vietnam, up to 684
hectares. Clean land bank is one of the key factors determining future development potential. 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 currently owns project land in areas developing transportation systems such as Ho Chi Minh City - Trung Luong
Expressway, Ring Road 3, Nguyen Van Linh Avenue, Vo Van Kiet Avenue,...

d will be impleme

NLG's project location is an nted in Ho Chi Minh City and surrounding areas
x B L = N P

i

S
Source: Company data, Shinhan Securities Vietnam

Developing land bank early helps businesses optimize costs and pursue an affordable housing
strategy. NLG receives project transfers and participates in auctions to having land. However, most of the enterprise's
land was acquired many years ago. Specifically, the Southgate project (355ha for 2 phases, accounting for 52% of
the total land fund area) was purchased about 15 years ago in Long An. In 2018, the book value of both phases was
VND 1,480 billion (nearly VND 400,000 /m2). Currently, NLG is developing phase 1 and looking for cooperation
partners for phase 2. Meanwhile, residential land prices in area @ are currently at VND 3-7 million/m2.

Thus, preparing the land bank ahead of the market brings advantages for businesses in transferring part of the
project's investment as well as implementing the project later, when sizeable dean land bank around Ho Chi Minh
City is scarce and land prices have increased.

(3)  Our survey on Batdongsan.com for residential land in the Ben Luc - Long An area

61 € Shinhan Securities
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Announced land bank (ha) of leading property developers
18,000 - (*) Update to 21/4/2022;
16,800 (**) Update to 21/4/2021
16,000 A
14,000 A
12,000 1 10,600
10,000 A
8,000 | 8,000 7,434
6,000 A
4,000 | 4,100
2,000 A I
684 650
o -
VHM NVL* DIG ** PDR DXG* NLG KDH
Source: Annual report (2021, 2022, 2023), Shinhan Securities Vietnam
According to NLG, the current land bank is enough to develop the project in the next 5 years. In addition, NLG is
also looking for new land bank to supplement the existing one.
No. | Projects Products Location Land Owner Development plans (Forecast)
(ha)  -ship 2020 2021 2022 2023 2024  Tir2025
1 Akari Flora Binh Tan 85 50%
2 Southgate Township  Long An 165 60%
3 Southgate Township Long An 190 100%
phase 2
4 Tzumi Township  Dong Nai 170 65%
Flora Binh
5 Mizuki - 26 50%
Valora Chanh
Valora Hai 225 50%
6 HaiPhong ————
Ehome Phong
Valora
7 Can Tho —— (CanTho 43 100%
EhomeS
8 Paragon Township  Dong Nai 45 75%
9 Others 14
Total 684

Source: Company Data, Shinhan Securities Vietnam

2. NLG can lead the recovery thanks to affordable segments, presales in 2024 are expected to
reach VND 9,360 billion (+68.5% YaY)

In the first 6 months of 2023, housing supply and demand decreased sharply compared to the same
period last year. The sharp decrease in supply mainly comes from (1) legal problems and delays in administrative
procedures and (2) difficulty in accessing financial sources. According to Batdongsan.com, in 9 months of 2023, the
entire market has about 1,200 projects in trouble, with 800 projects waiting to be resolved. Lack of dean land bank,
high approved land prices, difficulty in accessing loans and legal issues prevent supply from flourishing. On the
demand side, transaction volume plummeted due to (1) financial troubles and (2) lack of affordable supply to meet
real demand. The overall absorption rate of the market in 2022 reaches 40% (equal to %+ compared to 2018) and
that of the first 6 months of 2023 only reaches 30%.

i1 € Shinhan Securities
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Condos sold in Hanoi decreased sharply in 1H2023
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Condos sold in Ho Chi Minh City decreased sharply in 1H2023

m New condo supply in Hanoi Condo sold in Hanoi m New condo supply in HCMC Condo sold in HCMC
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Source: CBRE, Shinhan Securities Vietnam

However, from the beginning of 2023, a series of policies have been proposed and implemented in

an effort to recover the real estate sector. Specifically with some policies such as:

*,
o

K3
o

The State Bank of Vietnam (SBV) has adjusted regulatory interest rates 4 times and reduced the deposit

interest rate ceiling 3 times

Allowing bond term to be extended to no more than 2 years; and bond principal and interest can be paid
with other assets (Decree No.08/2023/ND-CP)

Implementing a credit package of VND 120,000 billion to construct at least 1 million social housing
(Resolution No.33/NQ-CP)

Providing instructions for credit institutions and foreign branch banks on debt rescheduling and retention
of debt category to assist borrowers in difficulties. (Circular No.02 & 03/TT-NHNN)

The State Bank directs comercial banks to promote credit lending to the real estate sector, and have
appropriate solutions to reduce costs to reduce interest rates (Official Telegram 993/CD-Tg)

Information on interest rate adjustments of the State Bank Average lending rate has gradually decreased
Interest rate Adjustment e | ending rates for new and old outstanding loans - Highest
= == == | ending rates for new and old outstanding loans - Lowest
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Source: SBV, Shinhan Securities Vietnam

Source: SBV, Shinhan Securities Vietnam
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In addition, it is expected that the draft Law on housing and draft Law on real estate trading will be approved in
November 2023; The Land Law was enacted at the most recent session. This contributes to completing the legal
corridor, boosting the confidence of homebuyers and businesses in the real estate industry.

High prices and project legality are major concerns of condo buyers (Sep 2023)  Progress of removing obstadles for projects in Hanoi and HCMC 9M2023

High prices

Unreasonable supply

Financial potential of
developers
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Legalissues |
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Source: Batdongsan.com, Shinhan Securities Vietnam

Source: Batdongsan.com, Shinhan Securities Vietnam

The above policies and efforts to resolve real estate problems have contributed to restraining the decline in both
supply and demand. Spedifically, the third quarter of 2023 recorded nearly 6,000 transactions (1.5 times higher than

compared to the second quarter and 2 times higher than the first quarter).

We believe that the most difficult period has passed when (1) credit policies are gradually being loosened,
lending interest rates are decreasing, (2) many solutions and policies have been proposed to address the legal issues
of the construction project, and (3) corporate bonds have their payment term extended. During the recovery phase,
businesses in the affordable segment that have been implementing projects such as NLG can benefit first from the
recovery of the real estate industry, as the supply for this segment is still limited and real demand still exists.

Based on the expectation that real estate will recover in mid-2024, we forecast that presales in 2024 will reach VND
9,360 billion (+68.5% YoY) with some large projects such as:

% Akari: We expect that the completion of legal procedures for Akari P3 will contribute to promoting the
project to be implemented and start selling from 2024. Expected during the recovery period of the real
estate market , the Flora segment of the Akari project continues to be well sold like previous phases. We
cautiously forecast presales in 2024 to reach VND 2,726 billion.

% Mizuki: NLG plans to launch Mizuki CCTM 1,2 (465 units) in 2024-2025. We forecast Mizuki's presales in
2024 for the new lauches and the remaining condos to reach VND 1,423 billion.

% Izumi: The backlog of the Izumi project is still quite large when it is expected to hand over first 275 Valora
units (accounting for about 10% of the total Valora products) in the fourth quarter of 2023 (contributing
nearly 2,000 billion to revenue). Currently, the project is performing a 1/500 update. We expect the
project to continue to be implemented in 2024-2025. Expected presales in 2024 reaches VND 963 billion.

% Waterpoint (Southgate): We expect The Pearl (250 units) and Central Park (Park Village, 96 units) to
continue to contribute to NLG's presales in 2024. Of which, Central Park is the project with European-

o1 € Shinhan Securities
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style mansion, priced from VND 16.8 billion to 28.6 billion/unit. In 1% phase, NLG plans to deploy 39 units.
We expect that in 2024, the presale value of the Pearl and Park Village projects will be 2,844 billion VND.

%  Ehomes/Ehome: NLG is currently deploying Ehome and EhomeS in Can Tho and Southgate Long An
with prices from 1 billion/unit. In addition, according to an update from NLG, the business is currently
planning to add this product to the Izumi township. We expect presales for this product in 2024 to reach
VND 822 hillion.

Forecasted presales by projects Forecasted revenue and gross margin

(Billion VND)
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mMizuki = Akari ®Waterpoint ®mCanTho = Izumi  Others m Revenue GPM
Source: Company data, Shinhan Securities Vietnam Source: Company data, Shinhan Securities Vietnam

3. Strong financial potential, low financial leverage

NLG is a property developer with a low net debt/equity structure. Specifically, in 9M2023, this ratio of
NLG reached 0.23x, only half of the average of large developers and equivalent to the leading property developer,
VHM (0.22x).

Net debt/equity 9M2023 of property developers

1.40 -
1.27
1.20 A
1.00 A
0.80 A
0.60 A
0.40 0.38 0.37 0.33 0.35
0.23 0.22 I
0.17
0.00 .
KDH DIG DXG

NLG VHM NVL PDR IDC

Source: Finpro, Shinhan Securities Vietnam

In addition to debt financing, NLG develops the project until the basic infrastructure is completed
and then transfers part of the investment to partners. This helps NLG (1) receive cash flow to implement
the other project, (2) receive profits from transferring investment at a higher value (when the project has
completed basic infrastructure), and (3) reduce debt maturity pressure during tough times of real estate market.
In 2023, NLG continues to transfer 50% of capital to partners in the Paragon Dai Phuoc project (25% of transfer

o € Shinhan Securities
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profit was recognized in 2022). Currently NLG is updating ERC to complete the transfer. We forecast project
transfer profits will be recorded in 2024 to be about VND 250 billion.

NLG's maturity bond value
(Billion YND)
1,400
1,200
1,000
800
600
950 1,000
400
2024 2025 2026 2027 2028 2029
H Principal Interest payables
Source: Fiinpro, Shinhan Securities Vietnam
Bond payable in 2024 will be at VND 1,243 billion. We expect that with the presales of VND 9,360 billion, abundant
cash, cash equivalents and short-term financial investments of up to VND 3,506 billion, NLG will be able to pay
the principal and interest expenses in 2024 and the following years.
Inventory/Total assets in Sep 2023 Forecasted presales by projects
0.80 - (Billion VND)
' 073 10,000
0.70 1
0.61 8,000
0.60 055 0.59
' 0.44 6000 1
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NLG  VHM NVL KDH PDR IDC DIG DXG mMizuki = Akari = Waterpoint ®mCanTho = Izumi = Others

Source: Fiinpro, Shinhan Securities Viemam

Source: Company data, Shinhan Securities Vietnam
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Earning estimates
9M2023, NLG revenue reached VND 1,545 billion (-43% YoY), NPATAMI reached VND 194 billion (+63%).
Specifically:
Items 9M2023 9M2022 Variance % yoy Note
Revenue 1,545 2,710 (1,165) -43%
Project handover revenue 1,359 2545 (1186) -47%  Handover of 20 units of Flora Akari (VND 55
billion), 100 units of Valora Southgate (VND
1,051 billion), 196 units of Ehomes in Southgate
(VND 231 billion), and 4 units of Flora in Novia
project (VND 7 billion)
Revenue from providing service 134 126 8 6%
Revenue from construction 22 24 2) -8%
Others 30 14 16 114%
Gross profit 870 1,170 (300) -26%
GPM 56% 43% GPM increased due to handover of 100 units of
Valora (higher gross profit margin)
SG&A (626) (768) 143 -19%
Operating profit 245 402 (158) -39%
Net financial expenses (99) (52) (47) 91%
Other profit 7 13 (5) “41%
Gain from joint ventures 205 3 203 8100%  Gain from joint ventures of Mizuki project
EBT 358 365 (8) -2%
Corporate income tax 39 89 3 3%
Net profit after tax 319 276 (13) -5%
NPATAMI 194 119 75 63%
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% YaY).
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 (+77% YoY). NPAT-PreMi reaches VND 2,341
billion (+188% YoY).
Forecasted presales by projects Forecasted revenue and gross margin
(Billion VND) (Billion VND)
9,360
10,000 - [EEm) 8,000 1 - 50%
7,000 - 45%
8,000 -
6,000 - 40%
6,000 - 5,000 - |/ 35%
4,000 30%
4,000 A 3,000 4 25%
2000 1 2,000 A 20%
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l - 10%
2020 2021 2022 2023F 2024F 2020 2021 2022 2023F 2024F
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Source: Company data, Shinhan Securities Vietnam
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Forecasted revenue and net profit of NLG (2020-2024F)

(Unit: VND billion) 2020A 2021F 2022F 2023F 2024F
Net Revenue 2,217 5,206 4,339 3,846 7,987
Gross profit 671 1,779 1,984 1,600 3393
Operating profit 236 782 829 331 1,397
Net profit 850 1,479 866 813 2,341
Profit margin (%)

Gross profit margin 303 34.2 45.7 41.6 42.5
Operating profit margin 10.6 15.0 19.1 8.6 17.5
Net profit margin 383 284 20.0 211 29.3
Growth (%YoY)

Net Revenue -12.9 134.8 -16.7 -114 107.7
Operating profit -63.2 230.9 6.1 -60.1 3221
Net profit -15.6 739 -41.4 6.1 187.9

Source: Company data, Shinhan Securities Company
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Recommendation and Valuation

Recommended BUY with target price VND 44,200

We offer an initial valuation for Nam Long Investment Corporation with a buy recommendation and a target price
of VND 44,200 equivalent to a 18.8% upside compared to the current market price. From a long-term view, NLG
is an investment that can be considered for the following reasons:

1) NLG s a reputable property developer, owning a clean land bank of 684 hectares of potential for long-
term development;

2) NLG is leading the recovery thanks to affordable segments, presales in 2024 are expected to reach VND
9,360 billion (+68.5% YoY);

3) Strong financial potential, low financial leverage.

Valuation method

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.

For the Weighted Average Cost of Capital (WACC), we use the 10-year Vieamese government bond yield at
3.5% as the risk-free rate. Beta is calculated based on the last 5 years' historical data of NLG and VNINDEX. Based
on those assumptions, NLG's RNAV target price is valued at VND 44,200.

RNAV valuation

Projects NPV (Billion Method
VND)

Mizuki 1,742 DCF

Akari 1,977 DCF

Southgate 1,925 DCF

Southgate phase 2 3,818 MV

Can Tho 1,275 DCF

Hai Phong 415 BV

Tzumi 7332 DCF

Others 606 BV

Total 21,180

Cash & equivalents 2,677

Short-term financial asset 829

Others 2,005

Non-controlling interest equity (4,047)

Debts (5,662)

Net asset value 16,982

Number of shares outstanding (billion units) 384

Target price (VND) 44,200

Source: Company data, Shinhan Securities Company
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PER of NLG from 2017
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NLG's PER band
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Key events chart of NLG
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Violations in the real estate sector
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Risks

Risk of legal issues and delays in administrative procedures

Legal issues and delays in administrative procedures prolong project implementation time and increase costs
for businesses. Regarding legal issues, typical businesses in Ho Chi Minh City are facing obstacles with
investment procedures (48 projects), problems due to inspection, investigation, and legal review (21 projects);
problems with public land, equitized state-owned enterprises (15 projects) and problems with land use rights
(30 projects); and departments have issued documents to resolve 44 projects. On the other hand, according
to the Institute for Real Estate Research (VIRES), theoretical administrative procedures last from 1.5-2 years,
however currently there are projects lasting up to 4-5 years or even 10 years.

Therefore, issues related to legality and procedures while waiting for the new Law to be enacted may cause
project implementation by real estate businesses in general and NLG in particular to be delayed.

Absorption rate is lower than expected

Economic factors that impact homebuyers' income could affect absorption rates in coming years, espedially
for middle-income workers. In addition, incomplete legislation and still high home loan interest rates also
impact the confidence of homebuyers and investors. From there, it can lead to a cautious mentality for real
estate consumption in the following years.
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Appendix: Financial Statements

Statement of financial position Statement of comprehensive income
Year to Dec. (bn VND) 20200 2021 2022 2023F 2024F  YeartoDec. (bnVND) 2020 2021 2022 2023F  2004F
Total assets 13643 2617 27085 27,783 3543  Revenue 2217 5206 4339 3846  7.987
Current assets o950 278 B0 468 3 oowh(h) 29 148 67 14 1077
Cash & equivalents 103 312 373 29% 2407 C06S (1,546) (3427) (2355) (2246) (4,594)
Short-term finandial asset 35 744 97 45 139  Grossprofit 671 1779 1984 1600 3393
Accounts regeivable 228 194 350 266 4408 GPM (%) 303 342 457 416 25
Tnventories 6069 1540 14830 18226 26  SO8A (435)  (997) (1,155) (1,269) (1,996)
Other short-term assets 165 504 560 385 867 Operating Izmﬁt 236 782 829 331 1,397
Non-cuent assets 40 183 335 3085 3475 Growth (%) 62 W9 61 H01 3L
Net fixed assets 77 78 154 114 % OPM (%) 106 150 19.1 86 175
Investment assets 38 20 2% 3 3% Non-operating profit 779 859 241 626 1,346
Other long-term assets 39% L1755 3211 291 337 Fandal income o M5 B S5 1167
Total liabilities 692 10090 13770 13561 19,189 Finandal expense (03) (1120 (19 () (@2
Current fiabities 4439 6318 8851 7338 12899 sznm;? n»szsﬁt (5533 (150222 (14583 (129;2 (%42491)
Accounts payable 3% 585 91 660 1358
Advances by customers 208 2463 371 278  51% "’e;‘a" profit 1015 1641 1070 95 2743
Short-tem borrowings 32 1293 184 196 2577 foome tax (165 (162 (04  (144)  (402)
Others 009 197 2% 19 37 Newpot 850 1479 86 813 2341
Non-Lrtent liabilties 248 372 4919 623 6290 Gronth (%) 0 07 04 @O 19
Long+tem borrowings 155 2315 3355 4880 4747 NPM (%) B3 84 00 A1 23
Other finandal iabiites 98 1457 15M 153 1543 ﬁ';n””d"’;foiptﬂfm 85 107 %6 5% 153
Total shareholders' equity 670 1358 13315 1420 1623 controling I 1,0;; . 7422 123113 . 12:; 2;;3*23
‘A ‘A ‘A /' : 0,
Other captal 76 4612 4338 455 5383 EB;BDT;MargIn(/o) 482 35 81 300 372
Retained earmings 22 o¥ 243 278 3l SO 1'103991 12272 1,229524 1'{1975 3{‘5’21?
Non-controling interest equity 117 458 435 452 530 oA % (4§§ o (259) (311) 2
*Total debt 2457 368 519 6% 734 gn ~ ! : - -
*Net debt (cash) 139 (49 49 3205 358
Key ratios
Statement of cash flow Yearto Dec 2000 2021 2022 2023F _ 2024F
EPS (WND) 307 3009 1¥5 133 394
Yearto Dec. (bn VND) 2020 2021 2022 2023F 20%4F BPS (VND) 1959 2% 2518 248 2890
Cash flow from operations (L111) 1,295 (1,030) (3542) (1,299) PER (x) 9 207 B2 37 107
Net profit 105 160 L0097 27 PBR () 14 28 13 L9 18
D&A expense 3 30 % ) 4 Dividend payout ratio (%) 289 316 59.2 399 436
(Gain) from nvesting acties 868 (9% @0)  (58)  (L167) Dividend yied (%) 07 09 14 06 18
Change in working capia (L00) %6 (1517) (367m) (ye)  Profiabiiy
Others @) ) W) @5 (45 5%1;4139 mergin (%) 92 %0 B9 31 377
e H OH
Change i fed assets I N B H e
Change in investment assets (40) (755) Qm 49) (8%) RE) 12.6 10.9 6.5 5.7 14.4
Others ) (2 W %7 o : - - - :
Cash flow from firanicing 1326 2748 1240 1670 ) Debt to equity ratio (%) 366 %67 389 48 451
Change n ey © 2637 187 415 468 Net deb ratio (%) 136 (1400 B4 2682 1191
Net borrowing 1589 44 154 147 668 Cash ratio (%) 30 60 B8 40 290
Dividends ) (B G @ 67 Interest coverage rato (x) 02 171 82 58 130
hange o) cash T R Amélgtfl:/;zmover (days) 4 12 1634 57 3%
2?;:;”?1 f:;(shm 1,897_ 1,079 3,107_ 3,76%% 2.956_ Tnventory tumover (days) 24 1R 236 265 164
) Receivable tumover (day
Ending cash 100 3007 3768 2956 2407 (¢ars) D NN %0 S

Source: Company data, Shinhan Securities Compan
Source: Company data, Shinhan Securities Company peny I u pany
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Shinhan Securities Vietnam

¢ 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

Shinhan Securities Vietham
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Compliance & Disclosure Notice

Analyst Certification

¢ The following analysts hereby certify that their views about the companies and securities discussed in this report are accurately expressed and that they have not
received and will not receive direct or indirect compensation in exchange for expressing specific recommendations or views in this report: Trang Vo

Important Disclosures & Disclaimers

¢ As of the date of publication, Shinhan Securities Vietham Co,, Ltd. does not beneficially own 1% or more of any class of common equity securities of the following
companies mentioned in this report: NLG VN

¢ Shinhan Securities Vietnam Co,, Ltd. or one of its affiliates, and/or their respective officers, directors, or employees may have interests, or long or short positions, and
may at any time make purchases or sales as a principal or agent of the securities of the companies mentioned in this report.

¢ As of the date of publication, research analysts responsible for this report and members of their households do not have any financial interest in the debt or equity
securities of the companies mentioned in this report.

¢ Research analysts responsible for this report receive compensation based upon, among other factors, the overall profitability of Shinhan Securities Vietam Co., Ltd.
including profits derived from investment banking. The analysts responsible for this report may also receive compensation based upon, among other factors, the overall
profitability of sales and trading businesses relating to the dlass of securities or financial instruments for which such analysts are responsible.

¢ All opinions and estimates regarding the companies and their securities are accurate representations of the research analysts’ judgments and may differ from actual
results.

¢ This report is intended to provide information to assist investment decisions only, and should not be used or construed as an offer or a solicitation of an offer to buy or

sell any securities. The information herein has been obtained from sources deemed reliable, but such information has not been independently verified and no guarantee,

representation, or warranty, expressed or implied, is made as to its accuracy, completeness, or correctness. Shinhan Securities Vietnam Co,, Ltd. makes the best effort

but does not guarantee the accuracy, completeness, or correctness of information and opinions translated into English from original Vietnamese language materials.

Shinhan Securities Vietnam Co., Ltd. accepts no liability whatsoever for any direct, indirect, and/or consequential loss arising from any use of this material or its contents.

Stock selection and final investment decisions should be made at the investor’s own and sole discretion.

This report is distributed to our customers only, and any unauthorized use, duplication, or redistribution of this report is strictly prohibited.

Investing in any Vietnamese securities or related financial instruments discussed in this research report may present certain risks. The securities of Vietnamese issuers
may not be registered with, or be subject to the regulations of, the US Securities and Exchange Commission. Information on Viemamese securities or related financial
instruments may be limited. Foreign companies may not be subject to audit and reporting standards and regulatory requirements comparable to those in effect within
the US. The value of any investment or income from any securities or related financial instruments discussed in this research report denominated in currencies other
than the Vietnamese won is subject to exchange rate fluctuations that may have a positive or adverse effect on the value of or income from such securities or related
financial instruments.

*

*

Distribution

¢ United States: This report is distributed in the US by Shinhan Investment America, Inc, a member of FINRA/SIPC, and is only intended for major US institutional
investors as defined in Rule 15a-6(a)(2) of the US Securities Exchange Act of 1934. All US persons that receive this document by their acceptance thereof represent
and warrant that they are major US institutional investors and have not received this report under any express or implied understanding that they will direct commission
income to Shinhan Securities Vietnam Co,, Ltd. or its affiliates. Pursuant to Rule 15a-6(a)(3), any US recipient of this document wishing to effect a transaction in any
securities discussed herein should contact and place orders with Shinhan Investment America, Inc., which accepts responsibility for the contents of this report in the
US. The securities described herein may not have been registered under the US Securities Act of 1933, as amended, and, in such case, may not be offered or sold in
the US or to US persons unless they have been registered or are in compliance with an exemption from registration requirements.

¢ All Other Jurisdictions: Customers in all other countries who wish to effect a transaction in any securities referenced in this report should contact Shinhan Securities
Vietnam Co,, Ltd. or its affiliates only if distribution to or use by such customer of this report would not violate applicable laws and regulations and not subject Shinhan
Securities Vietnam Co,, Ltd. and its affiliates to any registration or licensing requirement within such jurisdiction.
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