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Trang Cat UA to drive medium-term profit outlook

e We upgrade our rating for KBC to BUY from MARKET PERFORM despite cutting our target price
(TP) by 8% to VND55,500/share. KBC’s share price has declined 27% over the last three months.

e Our lower TP is mainly due to cutting our bulk sales assumption for the Trang Cat urban area
(UA) to 15 ha - 30 ha p.a. in 2023-2025F as we are more conservative vs our previous expectation
and KBC’s ambitious guidance of 30 ha - 50 ha p.a. (see page 5). Our decreased assumption
results in 32% a downward revision to our aggregate 2023-2025F NPAT-MI forecasts. Moreover,
our lower TP is partially offset by the positive effect from rolling it forward to mid-2023 vs
previously end-2022.

e For 2022F, we forecast revenue of VND10tn (USD435mn; +135% YoY) and NPAT-MI of
VND4.3tn (USD187mn; +450% YoY), which we believe will be mainly driven by the Trang Cat
UA as we maintain our forecast this project to have bulk sales of 30 ha at an estimated price of
VND18mn/sgm (USD780/sgm) in 2022F.

e We edge up our 2022F NPAT-MI forecast by 2.5% due to including abnormal unrealized gains
of VND499bn (USD22mn) incurred in Q1 2022, which is partially offset by our lower IP land sales
assumption for the year because of slower-than-expected progress on land clearance for new
projects such as those in the Long An industrial cluster.

¢ We believe KBC is a major beneficiary from the structural shift of global manufacturing to Vietnam
and has a track record of attracting major tenants such as LG, Foxconn, Luxshare, Canon and
GoerTek. Additionally, KBC has increased its exposure to UA development.

e Downside risks to our positive view: Delays in launching new projects and/or investment delays
from potential customers.

Trang Cat UA’s bulk sales to drive profit growth over the medium term. We currently assume
30 ha of bulk sales for the Trang Cat UA project at an estimated price of VND18mn/sgm
(USD780/sgm) in 2022F — in line with KBC’s guidance released in early February 2022. KBC has
shared this project is in its first stage of construction (ground filling). If excluding the contribution
from the Trang Cat UA, our 2022F revenue and NPAT-MI would be VND4.6tn (USD200mn; +7.8%
YoY) and VND1.2tn (USD52mn; +47% YoY), respectively, and we forecast they would be mainly
driven by the Nam Son Hap Linh (NSHL) IP and Phuc Ninh UA projects.

NSHL IP to drive IP revenue forecast in 2022F. We currently forecast the NHSL IP will recognize
70 ha of IP land sales and VND1.5tn (USD65mn; +79% YoY) of revenue in 2022F, accounting for
57% of our total IP revenue forecast in the year.

We maintain our assumption for KBC’s upcoming private placement for 150 million shares
(equivalent to 26% of current outstanding shares) at an assumed price of VND50,000/share. The
private placement is expected to occur in H2 2022 following approval from the State Securities
Commission of Vietham (SSC).

See important disclosure at the end of this document
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Q1 2022 Recap: Weak land sales; non-cash abnormal

gain drives profits

Figure 1: KBC’s Q1 2022 results

Q1 2022
as % of VCSC comments
Old 2022F

YoY Old

Growth 2022F

In Q1 2022, KBC only recorded 8.9 ha of land
sales from the Tan Phu Trung (TPT) IP vs

) o o, Upbeatrecognition in Q1 2021 that was mainly
IPland sales (ha) 66.6 8.9 86.6% 1294 6.9% driven by the Quang Chau and TPT IPs’

respective land sales of 33 ha and 22 ha in
that quarter.

KBC’s Q1 2022 UA land sales were mainly

0, 0,
UA land sales (ha) 1.3 40  169.0% 37.4 10.7% - e Trang Due UA project

The plunge in the top line in Q1 2022 was
Revenue 2,002 692 -65.5% 11,002 6.3% mainly due to weak IP land sales vs upbeat
recognition in Q1 2021.

Gross profit 1,123 279 -75.2% 7,075 3.9%
SG&A expenses -187 -144 -23.4% -1,040 13.8%
Operating profit 936 135 -85.5% 6,035 2.2%
Financial income 42 70 67.1% 266 26.3%
Financial expenses -94 -145 53.4% -651 22.2%
Net income from affiliates 2 11 576.7% 13 84.5%

KBC recognized a non-cash abnormal gain of
VND499bn (USD22mn) in Q1 2022 vs no such
gain in Q1 2021. This non-cash abnormal gain
was from the increased value in KBC’s
investment revaluation in Sai Gon Nhon Hoi IP
Other gains/(losses) -3 499 N.M. 5 103.6x JSC, which is the main developer of the Nhon
Hoi A IP and UA projects with a total site area
of 630 ha. KBC acquired a 35% stake in this
company in Q4 2021. We note that we did not
factored this abnormal gain into our previous

forecast.
PBT 882 570 -35.3% 5,667 10.1%
NPAT 715 523 -26.8% 4,392 11.9%
Minority interest 115 43 -63.0% 192 22.2%
NPAT-MI 599 481 -19.8% 4,200 11.4%
Gross margin 56.1%  40.4% 64.3%
SG&A expenses/sales 9.4% 20.8% 9.5%
Operating profit margin 46.7% 19.6% 54.8%
NPAT-MI margin 29.9% 69.5% 38.2%

Source: KBC, VCSC
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2022 Outlook: Trang Cat UA to be major profit driver
Figure 2: VCSC’s 2022 forecast for KBC

2021 20202|z VCSC assumptions
IP land sales (ha) 115.7 129.4 104.4 -9.8%
UA land sales (ha) 4.6 37.4 37.4 713.0%
Revenue 4,246 11,002 9,970 134.8%
IP 3,036 3,644 2,648 -12.8%
Quang Chau (QC) 1,409 253 253 -82.0%
Tan Phu Trung (TPT) 736 875 875 18.9%

We cut our land sales for the NSHL IP by ~11% due to
weaker-than-expected land sales in Q1 2022.

NSHL 852 1,720 1,521 78.6% We currently assume the NSHL [P’s 2022F revenue to
be VND1.5tn (USD65mn) — broadly in line with KBC’s
guidance and contributing 57% of our IP revenue
forecasts in 2022F.

We cut our land sales recognition for KBC’s industrial

Long An industrial cluster projects in Long An Province in 2022F vs

cluster L (& 0 A previously 20 ha as we have observed slow progress in
land clearance.
Others 40 0 0 N.M.
We broadly maintain our assumption for the Trang Cat
UA 515 6.664 6.628 1188.1% UA’s 2022F bulk sales to be 30 ha at i.;m .estimzflted price
’ ' of VND18mn/sgm (USD780/sgm) — in line with KBC'’s
guidance.
Ready-built factory sales 311 227 227 -27.1%
Others 385 467 467 21.4%
Gross profit 2,467 7,075 6,497 163.4%
SG&A expenses -618 -1,040 -927 49.8%
Operating profit 1,849 6,035 5,571 201.4%
Financial income 170 266 225 32.6%
Financial expenses -541 -651 -555 2.4%
Net income from affiliates 14 13 14 0.0%
* We raise our net other gains to VND489bn (USD21mn)
Net other gains/(losses) -127 5 489 N.M. as we now incorporate the non-cash abnormal gain
incurred in Q1 2022.
PBT 1,364 5,667 5,743 321.1%
NPAT 954 4,392 4,451 366.6%
Minority interest 172 192 145 -15.5%
NPAT-MI 782 4,200 4,306 450.4%
Gross margin 58.1% 64.3% 65.2%
SG&A expenses/sales 14.6% 9.5% 9.3%
Operating profit margin 43.5% 54.8% 55.9%
NPAT-MI margin 18.4% 38.2% 43.2%

Source: KBC, VCSC
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Valuation

We value KBC using the RNAV method with an unchanged 10% discount. We value KBC’s IP and
UA projects (which are under development or which we expect to launch within one year) using the
DCF method.

Our valuation does not include IP projects for which KBC has not yet progressed to land acquisition
and/or clearance nor received the necessary approval to launch. These projects include the Binh
Giang IP that is located along the Hanoi — Hai Phong Expressway in Hai Duong and other planned
projects in Hai Duong, Long An and Da Nang for which we have limited information.

We value other assets at BV, which only include investments in associates.

Effective
NPV

Valuation . Effective
method e ownership

IPs 10,476
Quang Chau IP DCF 1,217 88.06% 1,072
Tan Phu Trung IP DCF 2,514 72.44% 1,821
NSHL IP DCF 1,951 100.00% 1,951
Trang Due 3 IP DCF 3,667 86.54% 3,174
Long An industrial clusters DCF 1,671 82.85% 1,384
Hung Yen industrial clusters DCF 1,275 68.65% 875
UAs 27,812
Phuc Ninh UA DCF 2,055 100.0% 2,055
Trang Due UA DCF 733 86.5% 634
Trang Cat UA DCF 25,124 100.00% 25,124
Other assets BV 1,899
Total development NPV 40,187
(+) Cash and ST investments* 11,802
(-) Total debt 7,220
NAV 44,768
Discount to NAV 10.0%
Discounted NAV 40,291
Outstanding shares (million)* 725.7
TP (VND/share) 55,500
Upside to TP (%) +35.4%
Dividend yield (%) 0.0%
Projected TSR (%) +35.4%
2022F P/B at TP 1.5x
2023F P/B at TP 1.3x
2022F P/IE at TP 9.3x
2023F P/E at TP 7.6x

Source: VCSC. Note: (*) Including an estimated VND7.5tn (USD323mn) of cash proceeds from upcoming
private placement with KBC issuing 150 million shares at an estimated price of VND50,000/share; (*) not
including increased value thanks to non-cash revaluation of the invested amount in an affiliate.
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Figure 4. Our main assumptions for the Trang Cat UA

Total site area (ha) 585 ha
Total sellable area (ha) 250 ha
Total major investment costs 15,687
In which: Land clearance 7,187

Infrastructure construction 8,500
Total IP land sales over 2022-2028F 68,203
NAV 25,124
KBC'’s effective ownership 100.0%
Contribution to our current valuation 25,124

Source: VCSC

Figure 5: Our assumption changes for the Trang Cat UA
2022F 2023F 2024F 2025F

Previous assumptions
Land sales (ha) 30.0 50.0 35.0 35.0
ASP (VND mn/sqm) 18.1 21.9 25.5 275

Current assumptions

Land sales (ha) 30.0 30.0 15.0 20.0

ASP (VND mn/sqm) 18.0 20.9 24.3 26.0
Source: VCSC.

Private placement plan

At the 2022 EGM that was held on February 10, 2022, shareholders approved a private placement
plan for a maximum of 150 million shares (equivalent to 26% of current outstanding shares). The
details of KBC’s upcoming private placement are as follows:

- Number of shares to be issued: Maximum of 150 million shares.

- Issuing price: Equal to 80% of average closing price of 30 trading days prior to the date the Vietham
State Securities Commission (SSC) approved KBC'’s private placement documents.

- Expected issuing timeline: In 2022, after SSC approval.

- The lock-up period is 36 months for strategic shareholders and 18 months for professional
investors.

Figure 6: WACC summary

Cost of capital Previous Revised
Beta 0.9 0.9
Risk Free Rate % 5.5% 5.5%
Equity Risk Premium % 7.0% 7.0%
Cost of Equity % 11.8% 11.8%
Cost of Debt % 10.5% 10.5%
% Debt 20.0% 20.0%
% Equity 80.0% 80.0%
Corporate Tax Rate % 23.8% 23.8%
WACC % 11.0% 11.0%

Source: VCSC
Figure 7: WACC sensitivity analysis on TP (VND/share

10.0% 10.5% 11.0% 11.5%

55,500

TP (VND/share) 57,800 56,600
(base case)

Source: VCSC

54,400 53,300
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Comparable Peers

We have selected IP developers that have similar market sizes and land banks to KBC. Apart from
Viglacera, the other IP developers mainly have exposure to IP developments in southern Vietnam.

KBC is trading at attractive valuation with a P/B of 1.6x, which is ~20% discount to one-year average
of peer median adjusted P/B of 2.0x. Moreover, we forecast KBC will achieve a higher substantial
profit growth in 2022F vs its peers.

Figure 8: Peers (USD mn
TTM Net TT™

Net

Company name * Mkt cap Sales Y-0-Y % NPAT Y-0-Y % Edeli)ii/ ROE (%) TTM P/E

Viglacera 726 554 34.5% 72 111.4% 3.0% 22.9% 10.2x 2.2x
Phuoc Hoa Rubber 349 81 19.0% 30 -14.0% -83.0% 25.0% 12.7x 2.8x
Sonadezi Corporation 597 226 4.3% 39 22.3% 12.4% 16.1% 15.5x 2.4x
Saigon VRG 406 243 9.7% 36 -18.6%  -120.6% 31.5% 11.2x 3.2x
IDICO 648 216 -7.8% 29 -25.6% 17.3% 16.7% 22.8x 3.6x
Average 545 264 11.9% 41 15.1% -34.2% 22.4% 14.5x 2.8x
Median 597 226 9.7% 36 -14.0% 3.0% 22.9% 12.7x 2.8x
Kinh Bac City 1,019 128 -18.4% 29 -13.7% 24.2% 5.3% 35.5x 1.6x

Source: Bloomberg, VCSC. Note: * All Viethamese companies; ** we estimate adjusted book values based on
the assumption that all selected companies apply the same IP land sales recognition methodology.

Recommendation History

Figure 9: Historical VCSC target price vs share price (VND/share)
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Source: Bloomberg, VCSC
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KBC'’s industrial parks
Figure 10: KBC’s IP portfolio as of end-Q1 2022
KBC'’s Year Total site Total Total Remaining

Location leasable leased leasable
area (ha) area (ha) area (ha)

Occupancy
rate

ownership established area (ha)

IPs under KBC and its subsidiaries

Que Vo1l Bac Ninh 100.0% 2003 311 192 188 0 100%
Que Vo 2 Bac Ninh 100.0% 2006 300 173 173 0 100%
NSHL Bac Ninh 100.0% 2010 300 195 28 167 14%
QC Bac Giang 88.1% 2006 426 276 268 0* 100%
D1 Hai Phong 86.5% 2007 188 129 129 0 100%
TD 2 Hai Phong 86.5% 2015 214 133 133 0 100%
TD3 Hai Phong 86.5% TBD 687 456 0 456 0%
Tan Phu Trung HCMC 72.4% 2004 543 314 212 102 68%
TOTAL 2,969 1,868 1,131 725

Source: KBC, VCSC. Note: (*) Not including expansion phase of ~90 ha.

The Trang Due 3 IP, which has a total site area of 687 ha, is an expansion phase of the Trang Due
1 (188 ha) and Trang Due 2 (214 ha) IPs in Hai Phong. The Trang Due 1 & 2 IPs are included in the
Cat Hai - Dinh Vu Economic Zone, which has the highest tax incentives for tenants in Vietnam.

The Trang Due 2 IP only took around three years to become fully occupied thanks to its anchor
tenant, LG Corporation. At end-2020, LG Corporation had three major companies investing in the
Trang Due IP, including LG Display with a total investment capital of USD2.5bn, LG Electronics
(USD1.5bn) and LG Innotek (USD1.5bn).

On February 7, 2021, Hai Phong delivered an amended investment certificate for LG Display to raise
its investment capital by USD750mn to USD3.25bn.

On March 25, 2021, the Government approved to include the Trang Due 3 IP with a total site area
of 687 ha in the Dinh Vu - Cat Hai Economic Zone in Hai Phong.
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KBC'’s urban areas

The Trang Cat UA is located around 10 km from Cat Bi International Airport and is adjacent to the
Hanoi - Hai Phong Expressway. The Trang Cat UA has a total site area of around 585 ha and
sellable area of around 250 ha.

Figure 11: Trang Cat UA’s location and master plan
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Trang Cat UA
Source: KBC, VCSC

The Phuc Ninh UA has a prime location that is near the center of Bac Ninh Province and around
6 km from the Que Vo IP. As the project has been continuously delayed vs its original plan, KBC
has to complete and supplement legal documents as well as coordinate with local authorities to
determine the financial responsibilities for the project. Per KBC, the total value of buyer deposits
was VND1.7tn (USD72mn) with the company receiving around VND591bn (USD25mn) as of end-
2020.

Figure 12: Phuc Ninh UA construction progress

Source: KBC, VCSC
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The Trang Due UA is opposite the Trang Due IP, where LG Electronics facilities are located.

Figure 13: Trang Due UA construction progress

Source: KBC, VCSC

The Da Nang People’s Committee approved project planning for the Meridian Tower project
on November 18, 2020. This project has a total site area of 11,170 sgm in a prime location of Da
Nang’s central business district. In addition, the project is a mixed-use project that includes a luxury
commercial mall, hotel, offices and apartments. The local government agreed to resume the project
in 2020. Before that, the Da Nang government decided to withdraw the project from public
infrastructure developments. KBC’s 100% owned subsidiary — Kinh Bac-Da Nang Investment One
Member Limited Company — is the developer of the Meridian Tower project. As of end-Q2 2021,
KBC had invested VND737bn (USD32mn) in this project.

Investment in the Nam Tan Tap IP (Long An Province) was approved on August 22, 2021. The
project has a total site area of 244.74 ha in Can Giuoc District, Long An Province (adjacent to Binh
Chanh District, HCMC). The total investment cost is ~VND2.6tn (USD112mn). The Saigon Tel-Long
An Ltd Company (HOSE: SGT) is the developer of this IP; KBC owns a 25% stake in this company
while SaigonTel owns the remaining 75% stake.

Investment in the Loc Giang IP (Long An Province) was approved in April 2022. The project
has a total site area of 466 ha in Duc Hoa District, Long An Province. The total investment cost is
~VND5.2tn (USD226mn). The Saigon - Tay Bac urban development Joint stock Company is the
developer of this IP, which KBC owns a 72% stake in this company.
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Financial Statements

P&L (VND bn) 2021A 2022F 2023F 2024F
Revenue 4,246 9,970 12,731 14,263
COGS -1,779 -3,473 -4,303 -5,181
Gross Profit 2,467 6,497 8,427 9,082
Sales & Marketing exp. -190 -371 -477 -621
General & Admin exp. -429 -556 -715 -931
Operating Profit 1,849 5,571 7,235 7,530
Financial Income 170 225 253 272
Financial Expenses -541 -555 -345 -179
- o/w Interest Expense -481 -534 -332 -162
Associates 14 14 14 14
Net Other Income/(Loss) -127 489 6 6
Profit Before Tax 1,364 5,743 7,163 7,643
Income Tax -410 -1,292 -1,612 -1,529
NPAT Before Ml 954 4,451 5,552 6,115
Minority Interest 172 145 279 509
NPAT Less MI, Reported 782 4,306 5,272 5,606
EBITDA 1,920 6,373 7,603 7,927
EPS Reported, VND 1,373 5,934 7,265 7,725
DPS Reported, VND 0 0 0 0
DPS/EPS 0.0% 0.0% 0.0% 0.0%
RATIOS 2021A 2022F 2023F 2024F
Growth YoY
Revenue 97.4%  134.8% 27.7% 12.0%
Op. Profit (EBIT) 404.9%  201.4% 29.9% 4.1%
PBT 201.0% 321.1% 24.7% 6.7%
EPS Fully Diluted 187.9%  332.2% 22.4% 6.3%
Profitability
Gross Profit Margin 58.1% 65.2% 66.2% 63.7%
Op. Profit, (EBIT) Margin 43.5% 55.9% 56.8% 52.8%
EBITDA Margin 45.2% 63.9% 59.7% 55.6%
NPAT-MI Margin, Adj. 18.4% 43.2% 41.4% 39.3%
ROE 6.6% 21.6% 18.4% 16.4%
ROA 3.5% 12.3% 12.8% 12.8%
Efficiency
Days Inventory On Hand 2,335 1,275 1,106 899
Days Accts, Receivable 761 360 283 320
Days Accts, Payable 62 66 65 65
Cash Conversion Days 3,034 1,569 1,325 1,154
Liquidity
Current Ratio 4.0x 5.2x 6.6x 7.0x
Quick Ratio 2.3x 3.4x 4.4x 5.1x
Cash Ratio 0.7x 1.8x 2.2x 2.6x
Debt / Assets % 26.1% 13.5% 5.9% 2.3%
Debt / Capital % 30.4% 14.7% 6.9% 2.7%
Net Debt / Equity 27.9% -2.2% -0.8%  -13.8%
Interest Coverage 3.8x 11.8x 22.6x 48.0x

B/S (VND bn) 2021A 2022F 2023F 2024F

Cash & Equivalents 2,562 5,511 2,827 6,622
ST Investment 2,016 7,016 10,016 10,016
Accounts Receivables 10,150 10,360 12,378 14,628
Inventories 11,461 12,807 13,265 12,263
Other Current assets 246 579 739 828
Total Current Assets 26,435 36,272 39,224 44,356
Fixed Assets, Gross 1,663 1,323 1,577 1,577
- Depreciation -313 -409 -517 -638
Fixed Assets, Net 1,350 914 1,060 939
Other investments 1,899 1,899 1,899 1,899
LT assets, other 921 2,565 2,687 3,443
Total LT Assets 4,170 5,377 5,646 6,281
Total Assets 30,605 41,649 44,870 50,637
Accounts Payable 152 629 761 917
ST Debt 1,435 1,249 897 760
Other ST Liabilities 5,064 5,031 4,301 4,647
Total Current Liabilities 6,652 6,910 5,959 6,323
LT Debt 5,642 3,642 1,642 342
Other LT liabilities 2,139 2,636 3,256 3,844
Total Liabilities 14,432 13,188 10,857 10,509
Preferred Equity 0 0 0 0
Paid in capital/lssued capital 5,757 7,257 7,257 7,257
Share premium 3,397 9,371 9,371 9,371
Treasury share -364 -364 -364 -364
Retained earnings 5,100 9,406 14,679 20,285
Other equity 2 2 2 2
Minority interest 2,280 2,425 2,704 3,213
Total equity 16,173 28,461 34,013 40,128
Liabilities & equity 30,605 41,649 44,870 50,637
Shares outstanding (mn)* 569.8 725.7 725.7 725.7
CASH FLOW (VND bn) 2021A 2022F 2023F 2024F
Beginning Cash Balance 1,050 2,562 5,511 2,827
Net income 782 4,306 5,272 5,606
Dep, & Amortization 76 96 108 121
A in Working Capital -1,752 -2,934 -3,116 -1,121
Other Adjustments -36 272 367 316
Cash from Operations -929 1,740 2,631 4,922
Capital Expenditures, Net -211 332 -216 39
Investments, Net -3,338 -4,775 -2,747 272
Cash from Investments -3,549 -4,443 -2,963 311
Dividends Paid -19 0 0 0
A in Share Capital 4,583 7,838 0 0
A in ST Debt -111 -186 -352 -138
Ain LT Debt 1,424 -2,000 -2,000 -1,300
Other financing C/F 114 0 0 0
Cash from Financing 5,991 5,652 -2,352 -1,438
Net Change in Cash 1,512 2,949 -2,683 3,795
Ending Cash Balance 2,562 5,511 2,827 6,622

Source: Company financial statements, VCSC forecasts. Note: (*) Including the upcoming private placement with KBC issuing 150 million shares at an

estimated price of VND50,000/share.
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Stock ratings are set based on projected total shareholder return (TSR), defined as (target price — current price)/current
price + dividend yield, and are not related to market performance.

Equity rating key Definition

BUY If the projected TSR is 20% or higher
OUTPERFORM If the projected TSR is between 10% and 20%
MARKET PERFORM If the projected TSR is between -10% and 10%
UNDERPERFORM If the projected TSR is between -10% and -20%
SELL If the projected TSR is -20% or lower

The company is or may be covered by the Research Department but no rating or
target price is assigned either voluntarily or to comply with applicable regulation
and/or firm policies in certain circumstances, including when VCSC is acting in an
advisory capacity in a merger or strategic transaction involving the company.

NOT RATED

A rating may be suspended, or coverage terminated, if fundamental information is
deemed insufficient to determine a target price or investment rating or due to a
reallocation of research resources. Any previous investment rating and target price
are no longer in effect.

RATING SUSPENDED,
COVERAGE
TERMINATED

Unless otherwise specified, these performance parameters are set with a 12-month horizon. Movement in share prices may
cause a temporary mismatch between the latest published rating and projected TSR for a stock based on its market price
and the latest published target price.

Target prices are generally based on the analyst's assessment of the stock’s fair value over a 12-month horizon. However,
the target price may differ from the analyst’s fair value if the analyst believes that the market will not price the stock in line
with assessed fair value over the specified time horizon.

Risks: Past performance is not necessarily indicative of future results. Foreign currency rates of exchange may adversely
affect the value, price or income of any security or related instrument mentioned in this report. For investment advice, trade
execution or other enquiries, clients should contact their local sales representative.
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Disclaimer

Analyst Certification of Independence

We, Dang Thai and Hong Luu, hereby certify that the views expressed in this report accurately reflect our personal views about the subject
securities or issuers. We also certify that no part of our compensation was, is, or will be, directly or indirectly, related to the specific
recommendations or views expressed in this report. The equity research analysts responsible for the preparation of this report receive
compensation based upon various factors, including the quality and accuracy of research, client feedback, competitive factors, and overall firm
revenues, which include revenues from, among other business units, Institutional Equities and Investment Banking.

VCSC and its officers, directors and employees may have positions in any securities mentioned in this document (or in any related investment)
and may from time to time add to or dispose of any such securities (or investment).VCSC may have, within the last three years, served as
manager or co-manager of a public offering of securities for, or currently may make a primary market in issues of, any or all of the entities
mentioned in this report or may be providing, or have provided within the previous 12 months, significant advice or investment services in
relation to the investment concerned or a related investment.

Copyright 2013 Viet Capital Securities Company “VCSC”. All rights reserved. This report has been prepared on the basis of information believed
to be reliable at the time of publication. VCSC makes no representation or warranty regarding the completeness and accuracy of such
information. Opinions, estimates and projection expressed in this report represent the current views of the author at the date of publication
only. They do not necessarily reflect the opinions of VCSC and are subject to change without notice. This report is provided, for information
purposes only, to institutional investors and retail clients of VCSC in Vietnam and overseas in accordance to relevant laws and regulations
explicit to the country where this report is distributed, and does not constitute an offer or solicitation to buy or sell any securities discussed
herein in any jurisdiction. Investors must make their investment decisions based upon independent advice subject to their particular financial
situation and investment objectives. This report may not be copied, reproduced, published or redistributed by any person for any purpose
without the written permission of an authorized representative of VCSC. Please cite sources when quoting.

U.K. and European Economic Area (EEA): Unless specified to the contrary, issued and approved for distribution in the U.K. and the EEA by
VCSC issued by VCSC has been prepared in accordance with VCSC'’s policies for managing conflicts of interest arising as a result of
publication and distribution of investment research. Many European regulators require a firm to establish, implement and maintain such a
policy. This report has been issued in the U.K. only to persons of a kind described in Article 19 (5), 38, 47 and 49 of the Financial Services and
Markets Act 2000 (Financial Promotion) Order 2005 (all such persons being referred to as "relevant persons"). This document must not be
acted on or relied on by persons who are not relevant persons. Any investment or investment activity to which this document relates is only
available to relevant persons and will be engaged in only with relevant persons. In other EEA countries, the report has been issued to persons
regarded as professional investors (or equivalent) in their home jurisdiction. Australia: This material is issued and distributed by VCSC in
Australia to "wholesale clients" only. VCSC does not issue or distribute this material to "retail clients". The recipient of this material must not
distribute it to any third party or outside Australia without the prior written consent of VCSC. For the purposes of this paragraph the terms
"wholesale client" and "retail client" have the meanings given to them in section 761G of the Corporations Act 2001. Hong Kong: The 1%
ownership disclosure as of the previous month end satisfies the requirements under Paragraph 16.5(a) of the Hong Kong Code of Conduct for
Persons Licensed by or Registered with the Securities and Futures Commission. (For research published within the first ten days of the month,
the disclosure may be based on the month end data from two months prior.) Japan: There is a risk that a loss may occur due to a change in
the price of the shares in the case of share trading, and that a loss may occur due to the exchange rate in the case of foreign share trading. In
the case of share trading, VCSC will be receiving a brokerage fee and consumption tax (shouhizei) calculated by multiplying the executed
price by the commission rate which was individually agreed between VCSC and the customer in advance. Korea: This report may have been
edited or contributed to from time to time by affiliates of VCSC. Singapore: VCSC and/or its affiliates may have a holding in any of the securities
discussed in this report; for securities where the holding is 1% or greater, the specific holding is disclosed in the Important Disclosures section
above. India: For private circulation only, not for sale. Pakistan: For private circulation only, not for sale. New Zealand: This material is issued
and distributed by VCSC in New Zealand only to persons whose principal business is the investment of money or who, in the course of and
for the purposes of their business, habitually invest money. VCSC does not issue or distribute this material to members of "the public" as
determined in accordance with section 3 of the Securities Act 1978. The recipient of this material must not distribute it to any third party or
outside New Zealand without the prior written consent of VCSC. Canada: The information contained herein is not, and under no circumstances
is to be construed as, a prospectus, an advertisement, a public offering, an offer to sell securities described herein, or solicitation of an offer to
buy securities described herein, in Canada or any province or territory thereof. Any offer or sale of the securities described herein in Canada
will be made only under an exemption from the requirements to file a prospectus with the relevant Canadian securities regulators and only by
adealer properly registered under applicable securities laws or, alternatively, pursuant to an exemption from the dealer registration requirement
in the relevant province or territory of Canada in which such offer or sale is made. The information contained herein is under no circumstances
to be construed as investment advice in any province or territory of Canada and is not tailored to the needs of the recipient. To the extent that
the information contained herein references securities of an issuer incorporated, formed or created under the laws of Canada or a province or
territory of Canada, any trades in such securities must be conducted through a dealer registered in Canada. No securities commission or
similar regulatory authority in Canada has reviewed or in any way passed judgment upon these materials, the information contained herein or
the merits of the securities described herein, and any representation to the contrary is an offence. Dubai: This report has been issued to
persons regarded as professional clients as defined under the DFSA rules. United States: This research report prepared by VCSC is
distributed in the United States to Major US Institutional Investors (as defined in Rule 15a-6 under the Securities Exchange Act of 1934, as
amended) only by Decker&Co, LLC, a broker-dealer registered in the US (registered under Section 15 of Securities Exchange Act of 1934, as
amended). All responsibility for the distribution of this report by Decker&Co, LLC in the US shall be borne by Decker&Co, LLC. All resulting
transactions by a US person or entity should be effected through a registered broker-dealer in the US. This report is not directed at you if VCSC
Broker or Decker&Co, LLC is prohibited or restricted by any legislation or regulation in any jurisdiction from making it available to you. You
should satisfy yourself before reading it that Decker&Co, LLC and VCSC is permitted to provide research material concerning investment to
you under relevant legislation and regulations.
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Contacts

Corporate
Wwww.vcsc.com.vn

Head Office

Bitexco Financial Tower, 15th Floor
2 Hai Trieu Street, District 1, HCMC
+84 28 3914 3588

Transaction Office Nguyen Hue
Vinatex Building, 1st & 3rd Floor

10 Nguyen Hue Street, District 1, HCMC
+84 28 3914 3588 (417)

Transaction Office Dong Da
9 Nguyen Ngoc Doan

Dong Da District, Hanoi

+84 24 6262 6999

Research

Research Team: +84 28 3914 3588
research@vcsc.com.vn

Banks, Securities and Insurance
Long Ngo, Associate Director, ext 123
- Truc Ngo, Analyst, ext 116

- Ngoc Huynh, Analyst, ext 138

- Nhan Nguyen, Analyst, ext 139

Consumer

Nam Hoang, Manager, ext 124

- Ha Dao, Senior Analyst, ext 194
- Ha Huynh, Analyst, ext 185

- Huy Phan, Analyst, ext 173

Real Estate and Infrastructure
Hong Luu, Senior Manager, ext 120
- Dang Thai, Senior Analyst, ext 149
- Duc Pham, Analyst, ext 174

- Thuc Than, Analyst, ext 174

Retail Client Research

Duc Vu, Senior Manager, ext 363

- Trung Nguyen, Senior Analyst, ext 129
- Anh Tong, Analyst, ext 363

- Ha Bui, Analyst, ext 364

Hanoi Branch

109 Tran Hung Dao
Hoan Kiem District, Hanoi
+84 24 6262 6999

Transaction Office Nguyen Cong Tru
Floor 6B, 236-238 Nguyen Cong Tru Street
District 1, HCMC

+84 28 3914 3588 (400)

Transaction Office ABS

Sailing Tower, 8th Floor

111A Pasteur Street, District 1, HCMC
+84 28 3914 3588 (403)

Alastair Macdonald, Head of Research, ext 105
alastair.macdonald@vcsc.com.vn

Macro
Luong Hoang, Manager, ext 364
- Nguyen Truong, Senior Analyst, ext 132

Oil & Gas and Power

Duong Dinh, Senior Manager, ext 140
- Tram Ngo, Manager, ext 135

- Duc Le, Analyst, ext 196

- Thang Hoang, Analyst, ext 196

Materials and Industrials
Vy Nguyen, Manager, ext 147
- Vinh Bui, Analyst, ext 149

Brokerage and Institutional Sales & Trading

Tuan Nhan

Quynh Chau

Dung Nguyen

Managing Director, Brokerage = Managing Director Director

& Institutional Sales & Trading Brokerage
+84 28 3914 3588, ext 222
quynh.chau@vcsc.com.vn

+84 28 3914 3588, ext 107
tuan.nhan@vcsc.com.vn

Institutional Sales & Trading
+84 28 3914 3588, ext 136
dung.nguyen@vcsc.com.vn
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