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Target price (VND) 91,486
Market price (VND) 62,500
Expected share price return 46.1%
Expected dividend yield 3.2%
Expected total return 49.3%
Stock performance (%)
YTD iM 3M 12M
Absolute -22.0 1.8 -1.1 -21.6
Relative -5.7 2.2 7.4 -17.5
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Ownership
Vingroup JSC 69.34%
Government of Singapore (GIC)  5.01%
Stock Statistics  2-Aug-22
Bloomberg code VHM VN
52-weekrange (VND) 58,300 -93,769
Shares O/S (m) 4,354
Mkt cap (VND bn) 270,842
Mkt cap (USD m) 11,525
Est. Foreign room left (%) 26.8
Est. free float (%) 23.7
3m avg daily vol (shrs) 3,096,602
VND/USD 23,500

Index: VNIndex / HNX  1242.58/297.29

VHM - BUY

3-Aug-22

VINHOMES JSC (VHM VN)

Adjust target price down by 7% to VND91,486 and 2022 forecast but
reiterate our Buy rating given low 1H2022 result but strong pre-
sales

VHM announced 2Q2022 result with net revenue of VND4,530bn (-84% YoY) and PAT
of VND622bn (-94% YoY), much lower than our forecast. Despite an over 2-times
increase in financial income, to VND1,210bn and a 9% YoY decrease in financial
expenses, to VND709bn, this quarterly result was strongly affected by:

(i) Lower number of units delivered (c.730 units vs. ¢.11,400 units),

(i) Lower gross margin (31% vs 52%) given lower proportion of low-rise units
delivered compared with high-rise units, and

(iii) Higher effective tax rate (51% vs 21%); we expect the effective tax rate to
normalize in 2H2022, with the whole year rate reverting to c. 20%

For 1H2022, VHM recorded net revenue of VND13,453bn (-67% YoY) and PAT of
VND5,347bn (-67% YoY), completing only 18% of its targets.

Unit: VNDbn 2Q2021 2Q2022 AYoY 1H2021 1H2022 AYoY
Net revenue 28,015 4,530 -84% 41,002 13,453 -67%
Gross profit 14,449 1,391 -90% 20,661 5,257 -75%
Financialincome 551 1,210 119% 2,858 5,039 76%
Financial expense 778 709 -9% 1,139 1,186 -3%
PAT 10,572 622 -94% 16,050 5,347 -67%

Source: VHM's 2Q2022 unaudited FS

On the other hand, sales performance in 2Q2022 recorded impressive result with
7,900 retail units sold (-44% YoY) and contracted value of VND76,000bn (+250% YoY),
mainly thanks to:

(i) Successful launch of Vinhomes Ocean Park 2 — The Empire with retail sales of
¢.VND49,000bn or USD2.1bn and

(i) Full absorption of 4,500 units in 3 new blocks at the Oasis and The Tropical

subzones — The Beverly Solariin Vinhomes Grand Park in May.

2019 2020 2021 2022E 2023E
Net Sales (VNDbn) 51,627 71,547 84,986 70,032 92,220
Growth 33.5% 38.6% 18.8% -17.6% 31.7%
EBITDA (VNDbn) 23,570 21,604 43,490 31,062 38,429
Growth 199.2% -8.3% 101.3% -28.6% 23.7%
PATMI (VNDbn) 21,746 27,351 38,825 28,370 32,250
Growth 52.2% 25.8% 41.9% -26.9% 13.7%
EPS (bonus-adjusted, VND) 5,002 6,396 9,015 6,515 7,406
Growth 44.4% 27.9% 40.9% -27.7% 13.7%
ROE 43.8% 38.6% 36.9% 21.2% 20.9%
ROIC 13.7% 13.5% 17.7% 11.0% 10.5%
Net debt/EBITDA (times) 0.5 0.4 0.2 0.7 0.9
EV/EBITDA (times) 11.5 12.5 6.2 8.7 7.0
PER (times) 12.5 9.8 6.9 9.6 8.4
PBR (times) 3.7 2.4 2.2 1.9 1.6
DPS (VND) 0 1,500 2,000 2,000 2,000
Dividend yield 0.0% 2.4% 3.2% 3.2% 3.2%
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For 1H2022, VHM pre-sold 17,300 units (+9% YoY) with contracted value of
VND92,500bn (+234% YoY), of which 30% was bulk sales and 70% was retail sales.
Unbilled bookings at the end of 2Q2022 was VND129,300bn (+162% YoY). Vinhomes
will push forward the launch of Vinhomes Dai An (Ocean Park 2 — The Crown) in 2H2022
and may reschedule Vinhomes Wonder Park and Vinhomes Co Loa to 4Q2022 or 2023.
However, this delay will not affect the company’s pre-sales target givenits completion
of over 80% of pre-sales target in 1H2022 and the launch of Vinhomes Dai An will be
enough to cover for 2H2022 presales.

VHM continues to extend partnerships and collaborations with sub-developers.
During 2Q2022, VHM and Masterise signed strategic partnership agreement to
distribute Lumiere Boulevard, located in the heart of Vinhomes Grand Park.

Regarding Happy Home —social housing projects, VHM will launch a total of 3,500 units
with ASP of VND300-900mn/unit in Thanh Hoa and Quang Tri in 2022. According to
the Law on Housing, social houses will be exempt from land use right fees, thus gross
margin of this product is expected to be at around 30-35%, similar to other high-rise
products that VHM has been developed.

The real estate market is currently affected by:

(i) government's inspection of land bidding and corporate bonds issuance, and
(i) tightening credit for both developers and home-buyers.

These factors led to a delay in project launches and deliveries, obstructed land bank
expansion, and slowed retail sales. The company has attributed the lower than
expected number of units delivered in 2Q2022 due to the timing of project deliveries.
However, we think that restricted access to credit, as many banks have reached their
credit quotain 2Q2022, has also contributed to the lower deliveries figures as buyers’
ability to secure mortgages and complete the handover procedures has been
constrained. We have seen similar humble delivery figures across developers during
2Q2022, leading us to believe that limited access to credit is affecting the sector as a
whole and not an idiosyncratic phenomenon at VHM.

We think Vinhomes will stand firm during this challenging period and its long-term
outlook remains positive given its 168mn sgm of land bank, strong financial health (net
debt/Equity ratio decreased from 66.5% to -1.4% in 2016-2Q2022), proven capital
raising capability and leading position (market share of 27% in both condominium and
landed properties segmentsin 2016-2Q2022).

Given low 1H2022 result, we adjust our 2022 net revenue and PAT outlooks down by
5% and 6% to VND70,032bn (-18% YoY) and PAT of VND29,526bn (-24% YoY),
equivalent to 93% and 98% of the company'’s targets and expect a recovery in 2023
with net revenue of VND92,220bn (+32% YoY) and PAT of VND33,536bn (+14% YoY)
thanks to strong 2022 pre-sales. Using the NAV method, we reiterate our Buy rating
with a target price of VND91,486/share, down by 7% compared to our update report
in5/2022.

Appendix 1: Upcoming launched mega projects

_\

Project name Vinhomes Dai An Vinhomes Wonder Park Vinhomes Co Loa
Location Van Giang, Hung Yen Dan Phuong, Hanoi Dong Anh, Hanoi
Total area (ha) 294 133 385
NSA (sqm) 2,123,000 364,000 1,724,000
GDV (USDbn) <c.5 <c.2 >c.4
Key Apartmentayvillasytownhousas Apartments, villas, shop—h.ouses, Apartments, \{lllas, shop—ho.us.e's,

. . schools, mall, 16ha ecological park, schools, hospitals, mall, exhibition
components schools, mall, parks, swimming pools . .

swimming pool complex complex
Source: VHM
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VHM FINANCIALS MODEL Marke(tv‘;:g:: 62,500 Target(VND): 91,486 (v':‘k;;:;: 270,842
(VNDbn except where stated) 2019 2020 2021 2022E 2023E
Total Net Sales 51,627 71,547 84,986 70,032 92,220
Sales growth 33.5% 38.6% 18.8% -17.6% 31.7%
CoGS ex-dep'n 23,819 45,069 35,438 33,600 46,721
Gross profit 27,456 25,936 48,460 35,018 43,803
Gross margin 53.2% 36.3% 57.0% 50.0% 47.5%
SG&A 4,237 4,874 6,058 5,370 7,071
SG&A as % of sales 82% 6.8% 7.1% 7.7% 7.7%
EBITDA 23,570 21,604 43,490 31,062 38,429
EBITDA margin 45.7% 30.2% 51.2% 44.4% 41.7%
Depreciation 352 542 1088 1414 1697
Operating profit 23,219 21,062 42,402 29,648 36,732
Operating profit margin 45.0% 29.4% 49.9% 42.3% 39.8%
Profit/loss from associates and JVs 0 19 54 54 54
Financial income (excl. saving interest) 6,667 17,814 6,518 8,375 7,098
Financial expenses (excl. interest expense) 171 1,018 438 438 438
Net interest expense 1 571 871 979 1,762
Other profit 30 -789 518 246 271
Tax 5,427 8,310 9,234 7,381 8,391
Effective tax rate (%) 18.2% 22.8% 19.2% 20.0% 20.0%
PAT 24,318 28,207 38,948 29,526 33,564
Minority interest 2,572 855 124 1,155 1,313
PATMI 21,746 27,351 38,825 28,370 32,250
Net profit margin (%) 42.1% 38.2% 45.7% 40.5% 35.0%
Cash earnings 22,098 27,893 39,912 29,784 33,947
Number of shares (m) 3,290 3,290 4,354 4,354 4,354
EPS (VND) 6,502 8,315 9,015 6,515 7,406
Bonus factor (x) 0.8 0.8 1.0 1.0 1.0
Adjusted EPS (VND) 5,002 6,396 9,015 6,515 7,406
EPS growth (%) 44.4% 27.9% 40.9% -27.7% 13.7%
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KEY CASHFLOW AND BS ITEMS 2019 2020 2021 2022E 2023E
Increase in working capital -39,375 -19,182 5,991 8,368 10,038
Capex 3,641 3,069 17,851 8,187 9,703
Other cash flow items -34,024 -39,377 -18,513 -16,260 -16,260
Free cash flow 23,808 4,629 -2,442 -3,031 -2,054
Shareissues (m) -5,550 -786 6,515 0 0
Dividends paid 3,687 218 5,199 8,709 8,709
Increase in net debt -14,571 -3,625 1,126 11,739 10,763
Net debt, end of year 12,812 9,188 10,314 22,053 32,816
Shareholders' equity 64,715 89,130 131,407 151,069 174,611
BVPS (VND) 17,053 26,053 28,647 32,910 37,941
Net debt / equity (%) 19.8% 10.3% 7.8% 14.6% 18.8%
Net debt / EBITDA (x) 0.5 0.4 0.2 0.7 0.9
Total assets 197,241 215,326 230,516 301,918 336,222
KEY RETURN AND VALUATION RATIOS 2019 2020 2021 2022E 2023E
ROE 43.8% 38.6% 36.9% 21.2% 20.9%
ROA 14.3% 13.7% 17.8% 11.0% 10.4%
ROIC 13.7% 13.5% 17.7% 11.0% 10.5%
WACC 9.7% 10.7% 11.0% 10.5% 10.3%
EVA 4.0% 2.8% 6.8% 0.5% 0.2%
PER (x) 12.5 9.8 6.9 9.6 8.4
EV/EBITDA (x) 11.5 12.5 6.2 8.7 7.0
EV/FCF (x) 11.4 58.4 -110.7 -89.2 -131.6
PBR (x) 3.7 2.4 2.2 1.9 1.6
PSR (x) 5.3 3.8 3.2 3.9 3.0
EV/sales (x) 5.2 3.8 3.2 3.9 2.9
Dividend yield 0.0% 2.4% 3.2% 3.2% 3.2%
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DISCLAIMER

Our Recommendation System

BUY': where we believe prospective 12 month VND total return (including dividends) will be 15% or more.
HOLD: where we believe it willbe -15% to 15%.

SELL: where we believe it will be lower than -15%.
Analyst Certification(s)

We, the author(s) of this report, hereby certify (1) that the views expressed in this research report accurately reflect our personal views about
any or all of the subject securities or issuers referred to in this research report and (2) no part of our compensation was, is, or will be directly
or indirectly related to the specific recommendations or views expressed in this research report.

Important Disclosures

ACBS and/or an affiliate thereof (hereby collectively called ACBS) did or may seek to do business with companies covered in this report as its
routine business. ACBS's proprietary trading accounts may have a position in such companies’ securities. As a result, the investor should be
aware that ACBS may have a conflict of interest from time to time.

ACBS produces a variety of research products including, but not limited to, fundamental analysis, equity-linked analysis, quantitative
analysis, and trade ideas. Recommendations contained in one type of research product may differ from recommendations contained in other
types of research products, whether as a result of differing time horizons, methodologies, or otherwise.

Disclaimer

This report is provided for information purposes only. ACBS makes no express or implied warranties, and expressly disclaims all warranties
of merchantability or fitness for a particular purpose or use with respect to any data included in this report. ACBS will not treat unauthorized
recipients of this report as its clients. Prices shown (if any) are indicative and ACBS is not offering to buy or sell or soliciting offers to buy or
sell any financial instrument. Without limiting any of the foregoing and to the extent permitted by law, in no event shall ACBS, nor any
affiliate, nor any of their respective officers, directors, partners, or employees have any liability for (a) any special, punitive, indirect, or
consequential damages; or (b) any lost profits, lost revenue, loss of anticipated savings or loss of opportunity or other financial loss,
even if notified of the possibility of such damages, arising from any use of this report or its contents. Other than disclosures relating to
ACBS, the information contained in this report has been obtained from sources that ACBS believes to be reliable, but ACBS does not
represent or warrant that it is accurate or complete. The views in this report are subject to change, and ACBS has no obligation to update its
opinions or the information in this report.

Some parts of this report reflect the assumptions, views and analytical methods of the analysts who prepared them, and ACBS is not
responsible for any error of their works and assumptions. ACBS may have issued, and may in the future issue, other reports that are
inconsistent with, and reach different conclusions from, the information presented in this report.

The analyst recommendations in this report reflect solely and exclusively those of the author(s), and such opinions were prepared
independently of any other interests, including those of ACBS. This report does not constitute personal investment advice or take into
account the individual financial circumstances or objectives of the investors who receive it. The securities discussed herein may not be
suitable for all investors. ACBS recommends that investors independently evaluate each issuer, securities or instrument discussed herein
and consult any independent advisors they believe necessary. The value of and income from any investment may fluctuate from day to day
as aresult of changes in relevant economic markets (including changes in market liquidity). The information herein is not intended to predict
actual results, which may differ substantially from those reflected. Past performance is not necessarily indicative of future results.

This report may not be distributed to the public media or used by the public media without prior written consent of ACBS. Otherwise it
will be considered as illegal. The breacher shall compensate fully to ACBS any loss or damage which arises from such breach (if any).

In the event that the distribution and/or receipt of this report is prohibited by the investor’s jurisdiction, the investor shall dismiss this report
immediately otherwise it will be at his/her own risks.

ACBS does not provide tax advice and nothing contained herein should be construed to be tax advice. Accordingly, the investors should seek
advice based on their particular circumstances from an independent tax advisor. This report may contain links to third-party websites. ACBS
is not responsible for the content of any third-party website or any linked content contained in a third-party website. Content contained on
such third-party websites is not part of this report and is not incorporated by reference into this report. The inclusion of a link in this report
does not imply any endorsement by ACBS. Access to any third-party website is at the investor’s own risks, and the investor should always
review the terms and privacy policies at third-party websites before submitting any personal information to them. ACBS is not responsible
for such terms and privacy policies and expressly disclaims any liability for them.

© Copyright ACBS (2022). All rights reserved. No part of this report may be reproduced in any manner without the prior written
permission of ACBS.
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