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Nam Long Investment (NLG)

Extra eye on the presale growth

- 3Q22 NPAT of VNDS51bn plunged by 82.7% yoy, -73.5% qoq
- Presale forecasts are under review to reflect the fierce
headwinds

Facts: Trailed the forecast

NLG’s revenue boomed 484.1% yoy to VND882bn in 3Q22 driven property sale
(VND857bn, +166.3x yoy). Contrary to spectacular revenue growth, net profit
drop 82.7% yoy to VND51bn. In 3Q22, revenue from product handover was
remarkable mainly thanks to the handover Valora Southgate of 39 units
(VND364bn), and Akari City of 55 units, (VND191bn). We attribute the sharp net
profit reduction to the absence of a non-cash revaluation gain of VND362bn from
consolidating Southgate JSC. NLG increased its voting rights in Southgate JSC
from 50%-65% thanks to the authorization of votes from current shareholders in
3Q21.

9M22 revenue stayed solid with VND2,710bn, +244% yoy. However, 9M22 NPAT
subdued 61% yoy to VND276bn due to the lack of goodwill income of VND429bn
booked in 1Q21 and revaluation gain of VND362bn booked in 3Q21. Overall,
9M22 revenue and NPAT formed 38.1/22.8% of NLG’s 22F targets.

Pros and cons: presale target concern

We believe the fulfillment of net profit target is a matter of booking timing and the
company could achieve it in 4Q22F thanks to the VND444bn financial gains from
revaluation in Paragon Dai Phuoc project. The land investigation from the
governmental agencies is slowing the process and the company could end the
deal in 4Q22F, in our view.

On the contrary, we are concerned with the presale target. In 3Q22, the company
reaped VND1,512bn presale value, prompting a VND9,922bn unbilled booking
sales in 9M22. The amount is far below the full-year target of VND23tn.

Action: Earnings are under review

NLG price continues to retreat against a backdrop of persisting presale growth
concerns due to mortgage rate hikes and loan room constraints. We
acknowledge the NLG’s fundamental dynamics driven by its firm footprint and
proven track record could help NLG to weather the storm. We will adjust the
revaluation gains and presales in 2022 to reflect the true landscape of NLG’s
earnings in 2022F-23F.
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Nam Long Investment (NLG)

Table 1. 3Q22 earnings (VND bn, %, %p)

3Q21 4Q21 1Q22 2Q22 3Q22 QoQ YoY Consensus
Sales 151 4,418 587 1,241 882 (28.9) 484.1 N.A
Gross profit 76 1,545 250 561 358 (36.2) 368.8 N.A
Gross margin 50.6 35.0 42.6 452 40.6 (4.6)  (10.0) N.A
oP (60) 943 56 253 91 (64.2) N.M N.A
OP margin (39.9) 21.3 9.6 20.4 10.3|  (10.1) 50.2 N.A
EeT 204 950 44 242 79 (67.3) (73.0) NA
EAT 295 769 33 192 51| (735) (82.7) N.A

Source: Company data, Otherwise, KIS

H Company overview

Nam Long Investment Corporation (NLG) owns a large land bank reserve in the East and the South-West of
HCMC, and neighboring cities such as Long An, Can Tho, Dong Nai. The company implements development
strategy with three product types, including Ehome, Flora, Valora.
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Balance sheet (VND bn) Income statement (VND bn)
RYzending/Dec: 2018A720T9AT2020AT2021AT2022F]  Ey-ending|Dec. 2018A 2019A 2020A 2021A 2022F
Current assets 7,321 7,923 9,570 21,784 14,157
Cash & cash equivalents 2084 1,901 1073 3112 2055  Saes 3480 2,546 2,217 5206 9,161
Accounts & other receivables 1,833 1,548 2,228 1,934 2,898 COGS 1,963 1,480 1,523 3,397 5,038
Inventory 1 0 0 0 0
Non-current assets 1,762 2,052 3580 1,201 2275  Gross profit 1517 1,066 694 1808 4,123
Fixed assets 40 58 58 59 44 Operating profit 201 25 234 007 3,264
Investment assets 1,722 1,994 3,522 1,232 2,230
Others 492 929 493 543 727 Financial income 1,013 626 236 781 161
Total assets 9,576 10,904 13,643 23,618 17,159 Interest income 97 727 445 296 41
Advances from customers 1,322 2,068 364 (3,208) 822
Unearned revenue 7 7 7 7 7 Financial expenses 129 120 727 445 60
Trade payables 175 333 2,463 2,725 1,342 Interest expenses 21 103 112 60 60
Others 1,779 1,427 2,173 5,523 3,178
ST debt & bonds 201 63 390 585 219 Other non-operating profit 20 53 102 60 0
LT debt & financial liabilities 806 806 1,525 2,315 625 Gagn_sd_(L(_)sses)dlrj]{a/ssouates, 9 398 13 435 299
Total liabilities 4,290 4,704 6,922 10,090 6,193 subsidiaries an
Controlling interest 4139 5083 2505 8,310 7,738 Earnings before tax 14 126 142 91 3,544
Capital stock 2,597 2,853 3,829 2,853 2,853
. Income taxes 1,128 1,226 1,015 1,640 709
Capital surplus 989 989 2,643 864 864
Other reserves (740) (598) (6,099) 2,149 (1,504) Net profit 241 219 165 162 2,836
Retained earnings 1,294 1,839 2,132 2,444 5,525 . .
o Net profit of controlling interest 887 1,007 850 1,478 2,117
Minority interest 1,145 1,117 4,598 5,217 3,228
Shareholders' equity 5,285 6,200 7,103 13,528 10,966 EBITDA 763 960 835 1,071 3,303
Cash flow (VND bn) Key financial data
FY-ending Dec. 2018A 2019A 2020A 2021A 2022F FY-ending Dec. 2018A 2019A 2020A 2021A  2022F
) Per-share data
C/F from operations 991 325 (1,111) 1,296 1,769 (VND, adj.)
Net profit 887 1,007 835 1071 2836 EPS 3280 3,709 2780 2,686 7,422
BPS 17,831 19,464 23,489 35,276 38,436
Dep’'n & Amort'n 13 16 23 30 39 DPS 452 500 549 1,500 500
Net incr. in W/C 384 (54) (1,049) 686 (681) Growth (%)
CIF from investing (1,830) (377) (1,043) (2,006) 373  Salesgrowth 101 (268 (129) 1224 858
OP growth 149 (38.2) (62.2) 2534 2899
Capex sy (64 0 0 O NPgrowth 173 135 (155) 757 896
Incr. in investment 97) 11 34 (746) 373 EPS growth 21.7 131 (17.3) 41.3 71.4
EBITDA growth
C/F from financing 840 (131) 1,326 2,749 (574) . g 147 (7.5 (59.5) 2313 2771
Profitability (%)
Incr. in equity 447 276 (6) 2,637 0 OP margin 29.1 24.6 10.7 17.0 35.6
Incr. in net debt 600 (138) 1,580 444 (431) NP margin 255 395 384 303 310
EBITDA margin 29.5 25.2 11.7 17.8 36.1
Dividends (207) (244) (257) (333) (143) ROA 9.3 9.2 29 2.7 5.8
C/F from others 0 0 0 0 0 ROE 20.3 19.9 15.7 15.7 17.7
Dividend yield 1.2 13 14 3.9 1.3
Dividend payout ratio 13.8 13.5 17.9 34.6 6.7
Stability
Net debt (VND bn) (1,077) (1,031) 1,361 785 (1,211)
Net debt/equity (%) (20) 17) 20 9 (11)
Valuation (x)
PE 8.7 7.5 9.5 9.8 3.3
PB 1.4 1.4 1.3 11 0.6
EV/EBITDA 9.5 51 8.8 34.3 4.0




N ng Investment (NLG)

m  Guide to KIS Vietnam Securities Corp. stock ratings based on 12-month forward performance
* BUY: Expected total return will be 15%p or more
* Hold: Expected total return will be between -5%p and 15%p
® Sell: Expected total return will be -5%p or less
* KIS Vietnam Securities Corp. does not offer target prices for stocks with Hold or Sell ratings.

m  Guide to KIS Vietnam Securities Corp. sector ratings for the next 12 months
* Overweight: Recommend increasing the sector’s weighting in the portfolio compared to its respective weighting in the VNIndex based on market capitalization.
* Neutral: Recommend maintaining the sector’s weighting in the portfolio in line with its respective weighting in the VNIndex based on market capitalization.
* Underweight: Recommend reducing the sector’s weighting in the portfolio compared to its respective weighting in the VNIndex based on market capitalization.

m  Analyst Certification
|/We, as the research analyst/analysts who prepared this report, do hereby certify that the views expressed in this research report accurately reflect my/our personal
views about the subject securities and issuers discussed in this report. I/We do hereby also certify that no part of my/our compensation was, is, or will be directly or
indirectly related to the specific recommendations or views contained in this research report.

= Important compliance notice
As of the end of the month immediately preceding the date of publication of the research report or the public appearance (or the end of the second most recent
month if the publication date is less than 10 calendar days after the end of the most recent month), KIS Vietnam Securities Corp. or its affiliates does not own 1%
or more of any class of common equity securities of the companies mentioned in this report.

There is no actual, material conflict of interest of the research analyst or KIS Vietnam Securities Corp. or its affiliates known at the time of publication of the research
report or at the time of the public appearance.

KIS Vietnam Securities Corp. or its affiliates has not managed or co-managed a public offering of securities for the companies mentioned in this report in the past
12 months;

KIS Vietnam Securities Corp. or its affiliates has not received compensation for investment banking services from the companies mentioned in this report in the past
12 months; KIS Vietnam Securities Corp. or its affiliates does not expect to receive or intend to seek compensation for investment banking services from the
companies mentioned in this report in the next 3 months.

KIS Vietnam Securities Corp. or its affiliates was not making a market in securities of the companies mentioned in this report at the time that the research report
was published.

KIS Vietnam Securities Corp. does not own over 1% of shares of the companies mentioned in this report as of 21 Oct 2022.

KIS Vietnam Securities Corp. has not provided this report to various third parties.

Neither the analyst/analysts who prepared this report nor their associates own any shares of the company/companies mentioned in this report as of 21 Oct 2022.
KIS Vietnam Securities Corp. has not issued CW with underlying stocks of Nam Long Investment (NLG) and is not the liquidity provider.

Prepared by: Nhan Lai
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Global Disclaimer

nGeneral

This research report and marketing materials for Vietnamese securities are originally prepared and issued by the Research Center of KIS
Vietnam Securities Corp., an organization licensed with the State Securities Commission of Vietnam. The analyst(s) who participated in
preparing and issuing this research report and marketing materials is/are licensed and regulated by the State Securities Commission of Vietnam
in Vietnam only. This report and marketing materials are copyrighted and may not be copied, redistributed, forwarded or altered in any way
without the consent of KIS Vietnam Securities Corp..

This research report and marketing materials are for information purposes only. They are not and should not be construed as an offer or
solicitation of an offer to purchase or sell any securities or other financial instruments or to participate in any trading strategy. This research
report and marketing materials do not provide individually tailored investment advice. This research report and marketing materials do not take
into account individual investor circumstances, objectives or needs, and are not intended as recommendations of particular securities, financial
instruments or strategies to any particular investor. The securities and other financial instruments discussed in this research report and marketing
materials may not be suitable for all investors. The recipient of this research report and marketing materials must make their own independent
decisions regarding any securities or financial instruments mentioned herein and investors should seek the advice of a financial adviser. KIS
Vietnam Securities Corp. does not undertake that investors will obtain any profits, nor will it share with investors any investment profits. KIS
Vietnam Securities Corp., its affiliates, or their affiliates and directors, officers, employees or agents of each of them disclaim any and all
responsibility or liability whatsoever for any loss (director consequential) or damage arising out of the use of all or any part of this report or its
contents or otherwise arising in connection therewith. Information and opinions contained herein are subject to change without notice and may
differ or be contrary to opinions expressed by other business areas or KIS Vietnam Securities Corp. The final investment decision is based on
the client’s judgment, and this research report and marketing materials cannot be used as evidence in any legal dispute related to investment
decisions.

u Country-specific disclaimer

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

United Kingdom: This report is not an invitation nor is it intended to be an inducement to engage in investment activity for the purpose of
section 21 of the Financial Services and Markets Act 2000 of the United Kingdom ("FSMA"). To the extent that this report does constitute such
an invitation or inducement, it is directed only at (i) persons who are investment professionals within the meaning of Article 19(5) of the Financial
Services and Markets Act 2000 (Financial Promotion) Order 2005 (as amended) of the United Kingdom (the "Financial Promotion Order"); (i)
persons who fall within Articles 49(2)(a) to (d) ("high net worth companies, unincorporated associations etc.") of the Financial Promotion Order;
and (i) any other persons to whom this report can, for the purposes of section 21 of FSMA, otherwise lawfully be made (all such persons
together being referred to as "relevant persons"). Any investment or investment activity to which this report relates is available only to relevant
persons and will be engaged in only with relevant persons. Persons who are not relevant persons must not act or rely on this report.

Hong Kong: This research report and marketing materials may be distributed in Hong Kong to institutional clients by Korea Investment &
Securities Asia Limited (KISA), a Hong Kong representative subsidiary of Korea Investment & Securities Co., Ltd., and may not otherwise be
distributed to any other party. KISA provides equity sales service to institutional clients in Hong Kong for Korean securities under its sole
discretion, and is thus solely responsible for provision of the aforementioned equity selling activities in Hong Kong. All requests by and
correspondence with Hong Kong investors involving securities discussed in this report and marketing materials must be effected through KISA,
which is registered with The Securities & Futures Commission (SFC) of Hong Kong. Korea Investment & Securities Co., Ltd. is not a registered
financial institution under Hong Kong’s SFC.

Singapore: This report is provided pursuant to the financial advisory licensing exemption under Regulation 27(1)(e) of the Financial Advisers
Regulation of Singapore and accordingly may only be provided to persons in Singapore who are "institutional investors" as defined in Section
4A of the Securities and Futures Act, Chapter 289 of Singapore. This report is intended only for the person to whom Korea Investment &
Securities Co., Ltd. has provided this report and such person may not send, forward or transmit in any way this report or any copy of this report
to any other person. Please contact Korea Investment & Securities Singapore Pte Ltd in respect of any matters arising from, or in connection
with, the analysis or report (Contact Number: 65 6501 5600).

Copyright © 2022 KIS Vietnam Securities Corp.. All rights reserved. No part of this report may be reproduced or distributed in any manner
without permission of KIS Vietnam Securities Corp..




