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MONITOR

(VND bn) Q2-FY718 QJ1-FY18 +/-qoq Q2-FY17 +/-yoy

Net revenue 48.1 37.9 +27% 42.1 +14%
PAT 55.2 325 +70% 55.7 -1%
EBIT 69.3 417 +66% 65.4 +6%
EBIT margin 144% 110% -34bps 155% +11bps

Source: NTC, RongViet Securities
1H 2018: Attractive rental activity and high cash dividend

e 1H 2018's revenue and NPAT were at VND 85.9 billion (+18% YoY) and VND 87.7
billion (+ 17% YoY), respectively. Gross margin increased sharply, reaching 87% due
to a change in COGS recognition. Favorable rental income and financial income
contributed significantly to earning growth during the period.

e We estimate that 2018’s revenue will arrive at VND 145 billion (-1% YoY) from leasing
about 25 ha of remaining commercial land. In addition, NTC expects to book about
VND 320 billion of the residential project in 2018. Thus, net earnings could be tripled
to VND 428 billion, compared to the previous year.

e The AGM approved a 60% cash dividend for 2017. The expected cash payment for
2018 is 25%. Dividend plan appears to be conservative when the company may need
a huge amount of fundings to exploit Nam Tan Uyen 3.

Nam Tan Uyen 3 to drive long term growth when approved

Having the two existing industrial parks being fully occupied, NTC is preparing to exploit
Nam Tan Uyen 3 IP with 255 ha of commercial area. Despite the project is still waiting for
final approval, we are optimistic about its absorption due to a 40% pre-sold rate. Nam Tan
Uyen 3 Industrial Park will be the growth driver in the next five years when coming into
operation. Unceasingly large FDI inflows and the relocation of factories across the regions
have been creating a solid lease demand in Binh Duong. In addition, operating industrial
parks on rubber land helps lower costs than others. Healthy financials with the abundant
cash and low debt ratio comfort a consecutive cash dividend at an average of 38% charter
capital.

Valuation and recommendation

However, we believe there is a risk of dilution when the company has to raise its charter
capital to meet the minimum level for Nam Tan Uyen 3. The raising procedure has not
been announced. On the other hand, we are concerned that the cross-ownership
structure between Vietnam Rubber Group (Upcom: VRG), Phuoc Hoa Rubber (PHR) and
NTC may affect the timeliness of the projects. Although we are optimistic about the
potential and the attractive valuation at VND 85,300 per share (31% higher than the
closing price on August 6, 2018), we do not have a recommendation on NTC at this time.
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Exhibit 1: Q2/2018 Results

(VND Bn) Q2-FY18 Q1-FY18 +/-(qoq) Q2-FY17 +/-(yoy)

Net revenue 48.1 379 +27% 42.2 +14%
Gross profit 47.9 26.7 +79% 311 +54%
SG&A 104 9.4 +11% 8.6 +21%
Operating income 375 17.3 +117% 225 +67%
EBITDA 79.6 513 +55% 74.6 +7%
EBIT 69.0 41.7 +65% 65.4 +6%

Financial expenses - - -

- Interest Expenses - - - - -
Dep. and amortization 9.6 10.3 +7% 9.1 +5%
Non-recurring items (*)

Extraordinary items (¥)

PBT 64.5 394 +64% 63.5 +2%

PAT 55.2 325 +70% 55.7 -1%

(*) Adjusted PAT 55.2 325 +70% 557 -1%
Source: NTC

Exhibit 2: Q2/2018 Performance Analysis

Particulars Q2-FY18 Q1-FY18 +/-(qoq) Q2-FY18 +/-(yoy)
Profitability Ratios (%)

Gross Margin 100% 70% +30bps 74% +26bps
EBITDA Margin 165% 135% +30bps 177% -12bps
EBIT Margin 143% 110% +30bps 155% -12bps
Net Margin 115% 86% +29bps 132% -17bps
Adjusted Net Margin 115% 86% +29bps 132% -17bps
Turnover *(x)

-Inventories

-Receivables

-Payables

Leverage (%)

Total Debt/ Equity 96% 72% +24bps 55% +41bps
Source: NTC

Exhibit 3: Q3/2018 Performance Forecast

Particulars (VND Bn) Q2-FY18 +/-qoq +/-yoy
Revenue 435 -10% +3%
Gross profit 421 -12% +36%
EBIT 65.0 -6% +91%
NPAT 50.7 -8% +111%

Source: NTC, RongViet Securities
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Updates
Nam Tan Uyen 3 to drive the long-term growth when approved.

Since Nam Tan Uyen 1 and Nam Tan Uyen 2 are almost full, Nam Tan Uyen 3 is expected to be soon approved in order to maintain growth.
According to the latest update, the project is still awaiting approval from the Prime Minister. The project has a total area of 346 hectares, of
which the commercial area is 255 hectares. In the context of increasing FDI in Binh Duong, the asking rental rate for industrial zones will be
maintained at an average annual growth rate of three to five percent due to (1) rising demand; (2) higher cost of capital and (3) narrowing
leasable area. When Nam Tan Uyen 3 is put into operation, the rental price is estimated at USD72 - 78/sqm/50 years, which is 15 - 20%
higher than the average price for Nam Tan Uyen 1 and 2. Given solid demand and a 40% pre-sold rate at Nam Tan Uyen 3, we are positive
on the project’s absorption and revenue contribution.

Table 1: Current status of NTC's industrial parks

Industrial Park es taYbeI?srhe d Total area Total leasable land Occ::::ncy Remaining leasable area
(ha) (ha) (%) (ha)
Nam Tan Uyen 1 2006 331 229 99% 2,84
Nam Tan Uyen 2 2010 289 213 99% 24
Nam Tan Uyen 3 2019E 346 255 0% N/A
Total 965 697 99% 5,24
Source: NTC

We project FY2018's revenue of VND 145 billion (-1% YoY) and profit after tax of VND 468 billion (+200% YoY). Here are our key assumptions:

e Re-leasing about 20 hectares and 5 more hectares remaining with an average price of over USD70/sqm/50 years;
e Recognizing a high level of financial income as in 2017 due to a VND 1,118 billion short-term investment;
e  Obtaining VND 320 billion from the upcoming residential project.

Tempting cash dividend underpinned by healthy financials.

The low debt and abundant cash flow helped the company maintain an attractive cash dividend policy for many consecutive years. One-
time payment schedule and the allocation of land used rights (LUR) payments creates the flexibility for its operating cash flow, easing
borrowing pressures. The solvency ratio was maintained at an average of 2.24 times. The dividend payout ratio has been increasing for four
consecutive years with an average of 72%. The latest AGM approved a 60% cash dividend for FY2017. Having a large amount of LUR paid
along with current ample cash, NTC can access loans at preferential rates for Nam Tan Uyen 3. The company thereby is likely to exercise its
payout policy in the coming years.

NTC will need a huge amount of funding to finance the costs of compensation, infrastructure and LUR payment for Nam Tan Uyen 3. The
company, therefore, should face certain pressures to carry on a high dividend payout ratio as in the previous years. This was partly
demonstrated in FY2018's prudent dividend plan as the company proposed a 25% of charter capital cash dividend compared to 60% as of
FY2017.

Please refer to important disclosures at the end of this report 3
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Figure 1: Historical cash dividend (%) Figure 2: Solvency (times) and D/E ratio (%)
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Favorable rental absorption.
We assess the speed of leasing the Nam Tan Uyen 3 by following these factors:

(1) Favorable location and the movement of manufacturing plants from central areas such as Ho Chi Minh City and Di An to the
suburban. We maintain our point of view on their favorable location as it is near the raw material wood of Nam Tan Uyen
Industrial Park (as we mentioned in the Company Report - here). In addition, we observe a shift of some manufacturing
enterprises in the central areas such as Ho Chi Minh City, Di An to the suburban industrial parks due to regulatory changes.

(2) Large FDI disbursement accompanied with the increase investment in infrastructure in Binh Duong. Continuous and intensive
investment coupled with a good quality of infrastructure are the two factors boosting lease activities of industrial zones in Binh
Duong. In 2017, in terms of components of provincial competitiveness index (PCl), Binh Duong ranked first in infrastructure
indexes. This indicator is based on four factors: (1) availability and quality of existing industrial zones; (2) road system of asphalt
pavement coverage and indirect costs incurred; (3) cost and reliability of telecommunications services, energy and (4)
accessibility and application of information technology in the locality. Binh Duong is expanding its main routes such as DT744,
My Phuoc - Tan Van. This will help to shorten the travel time and facilitate the transportation of goods between there and the
surrounding areas, creating long-term motivation for the leasing of industrial zones.

In addition, the customer structure in Binh Duong industrial zones is highly diversified and does not depend largely on mega projects such
as Samsung or LG Electronics in the North. For Nam Tan Uyen industrial zones, the client structure is distributed equally between domestic
and FDI enterprises. We believe that this structure will help reduce the rental risk and increase leasing stability.

Figure 3: Foreign Direct Investment in Binh Duong (USD billion)
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Risks and valuation

We think that NTC shares are diluted if they raise capital through additional issuance. Pursuant to Decree 43/2014/ND-CP, NTC should meet
at least 20% as equity on the total investment capital of the project. Given the estimated investment capital for Nam Tan Uyen 3 at least
VND 870 billion, we suppose the company needs at least VND 174 billion equity funding. Dilution based on this assumption will be around
37%.

We are afraid of the risk of lack of control and assertiveness. Rubber Corporation (UpCOM: VRG) and Phuoc Hoa Rubber JSC (HSX: PHR) own
more than 50% stake in Nam Tan Uyen Industrial Park. We believe that this complex ownership structure between VRG, PHR and NTC limits
NTC's ability to make timely decisions because major shareholders do not directly operate the business. However, we still have a positive
view on the large area of rubber land from VRG and PHR which could be the long-term supply for Nam Tan Uyen's upcoming projects.

Therefore, we believe there is a possibility that NTC's stock price may fall sharply in the short term due to the risk of issuance and the fact
that the dilution ratio may be higher than our assumption.

Figure 4: Ownership between VRG, PHR and NTC

owns Gﬁy \wns 20%

Source: RongViet Securities compiled

We use the RNAV method to determine the fair value of NTC shares and come up with a number close to VND 85,300 per share, 31%
higher than the closing price on August 6. We applied a 30% discount reflecting the aforementioned risks. However, we are temporarily
not recommending NTC stock since we cannot quantify these risks and need more adequate evidence to assess the credibility of the
shareholding structure.
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FY2017 FY2018F FY2019F

VND Billion
INCOME STATEMENT FY2016 FY2017 FY2018F FY2019F
Revenue 147 146 145 164
COGS -21 -45 -42 -9
Gross profit 127 101 103 155
Selling Expense -2 -2 -6 -11
G&A Expense -43 -36 -27 -33
Finance Income 66 114 119 57
Finance Expense -5 -8 -6 -6
Other profits -1 -2 316 -2
PBT 142 167 497 160
Prov. of Tax 18 25 69 8
Minority’s Interest 0 0 0 0
PAT to Equity S/H 124 142 428 152
EBIT 148 175 491 156
EBITDA 179 211 532 201

%

FINANCIAL RATIO FY2016 FY2017 FY2018F FY2019F
Growth (%)
Revenue 18 -1 -1 14
Operating Income 144 -23 9 61
EBITDA 87 18 152 -62
PAT 115 18 181 -68
Total Assets 109 15 200 -64
Equity 23 33 27 16
Profitability (%)
Gross margin 86 69 71 95
EBITDA margin 56 43 48 67
EBIT margin 121 144 368 122
Net margin 101 119 340 95
ROA 84 98 296 93
ROE 6 6 13 4
Efficiency
Receivable Turnover 3.6 3.2 3.0 34
Inventory Turnover 430.6 565.2 548.6 657.3
Payable Turnover 0.3 0.3 0.3 0.1
Liquidity
Current 1.4 3.9 10.1 16.4
Finance Structure (%)
Total Debt/Equity 27 29 10 7
Current Debt/Equity 25 28 9 7
Long-term Debt/Equity 3 2 1 0

VND Billion

BALANCE SHEET FY2016

Cash and cash equivalents 19 3 532 701
Short-term investments 131 1,118 1,118 1,118
Accounts receivable 41 49 46 51
Inventories 0 0 0 0
Other current assets 8 8 7 8
Property, plant & equipment 21 40 44 50
Acquired intangible assets 0 0 0 0
Long-term investments 97 62 62 301
Other non-current assets 447 453 491 534
Total assets 2,117 2,820 3,592 4,173
Accounts payable 31 103 57 13
Short-term borrowings 71 105 89 71
Long-term borrowings 8 6 6 4
Other non-current liabilities 42 96 23 30
Bonus and Welfare fund 0 0 0 0
Technology-science, dev. fund 0 0 0 0
Total liabilities 1,827 2,440 2,613 3,105
Common stock and APIC 160 160 254 254
Treasury stock (enter as -) 0 0 0 0
Retained earnings 99 170 482 556
Other comprehensive income 0 0 0 0
Inv. and Dev. Fund 24 44 9% 111
Total equity 289 380 979 1,068
Minority Interest 0 0 1] 0
VALUATION RATIO (*) FY2016 FY2017 FY2018F FY2019F
EPS (dong) 7,730 8,905 16,851 5,998
P/E (x) 4.6 10.5 5.1 14.2
BV (dong) 18,067 23,720 38,545 42,043
P/B (x) 1.95 3.92 2.21 2.03
DPS (dong/cp) 4,500 6,000 2,500 2,500
Dividend yield (%) 12.8 6.4 29 29
(*) Post-issuance assumption

VALUATION MODEL Price Weight Average
RNAV 85,300 100% 85,300
Target price (VND) 85,300
VALUATION HISTORY Price Recommendation Period
2017/29/05 73,500 Buy Long term

Please refer to important disclosures at the end of this report
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RESULT UPDATE

This report is created for the purpose of providing investors with an insight into the discussed company that may assist them in the decision-making process. The
report comprises analyses and projections that are based on the most up-to-date information with the objective that is to determine the reasonable value of the
stock at the time such analyses are performed. Through this report. we strive to convey the complete assessment and opinions of the analyst relevant to the
discussed company. To send us feedbacks and/or receive more information. investors may contact the assigned analyst or our client support department.

RATING GUIDANCE

Ratings BUY ACCUMULATE REDUCE SELL
Total Return including Dividends in 12-month horizon >20% 5% to 20% -20% to -5% <-20%
ABOUT US

RongViet Securities Corporation (RongViet) was established in 2007. licensed to perform the complete range of securities services including brokerage. financial
investment. underwriting. financial and investment advisory and securities depository. RongViet now has an operating network that spreads across the country.
Our major shareholders. also our strategic partners. are reputable institutions. i.e Eximbank. Viet Dragon Fund Management. etc... Along with a team of the
professional and dynamic staffs. RongViet has the man power as well as the financial capacity to bring our clients the most suitable and efficient products and
services. Especially. RongViet was one of the very first securities firms to pay the adequate attention to the development of a team of analysts and the provision of
useful research report to investors.

The Analysis and Investment Advisory Department of RongViet Securities provides research reports on the macro-economy. securities market and investment
strategy along with industry and company reports and daily and weekly market reviews.

ANALYSIS & INVESTMENT ADVISORY DEPARTMENT

Bernard Lapointe Lam Nguyen Hieu Nguyen Duong Lai
Head of Research Senior Strategist Senior Analyst Senior Analyst
bernard.lapointe@vdsc.com.vn lam.ntp@vdsc.com.vn hieu.nd@vdsc.com.vn duong.ld@vdsc.com.vn
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Son Tran Tung Do Thu Pham Thao Dang
Analyst Analyst Analyst Analyst
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Analyst Analyst Analyst Analyst
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DISCLAIMERS

This report is prepared in order to provide information and analysis to clients of Rong Viet Securities only. It is and should not be construed as an offer to sell or
a solicitation of an offer to purchase any securities. No consideration has been given to the investment objectives, financial situation or particular needs of any
specific. The readers should be aware that Rong Viet Securities may have a conflict of interest that can compromise the objectivity this research. This research is
to be viewed by investors only as a source of reference when making investments. Investors are to take full responsibility of their own decisions. VDSC shall not
be liable for any loss, damages, cost or expense incurring or arising from the use or reliance, either full or partial, of the information in this publication.

The opinions expressed in this research report reflect only the analyst's personal views of the subject securities or matters; and no part of the research analyst's
compensation was, is, or will be, directly or indirectly, related to the specific recommendations or opinions expressed in the report.

The information herein is compiled by or arrived at Rong Viet Securities from sources believed to be reliable. We, however, do not guarantee its accuracy or
completeness. Opinions, estimations and projections expressed in this report are deemed valid up to the date of publication of this report and can be subject to
change without notice.

This research report is copyrighted by Rong Viet Securities. All rights reserved. Therefore, copy, reproduction, republish or redistribution by any person or party
for any purpose is strictly prohibited without the written permission of VDSC. Copyright 2016 Viet Dragon Securities Corporation.

IMPORTANT DISCLOSURES FOR U.S. PERSONS

This research report was prepared by Viet Dragon Securities Corp. (“VDSC"), a company authorized to engage in securities activities in Vietnam. VDSC is not a
registered broker-dealer in the United States and, therefore, is not subject to U.S. rules regarding the preparation of research reports and the independence of
research analysts. This research report is provided for distribution to “major U.S. institutional investors” in reliance on the exemption from registration provided
by Rule 15a-6 of the U.S. Securities Exchange Act of 1934, as amended (the “Exchange Act”).

Additional Disclosures

This research report is for distribution only under such circumstances as may be permitted by applicable law. This research report has no regard to the specific
investment objectives, financial situation or particular needs of any specific recipient, even if sent only to a single recipient. This research report is not guaranteed
to be a complete statement or summary of any securities, markets, reports or developments referred to in this research report. Neither VDSC nor any of its
directors, officers, employees or agents shall have any liability, however arising, for any error, inaccuracy or incompleteness of fact or opinion in this research
report or lack of care in this research report’s preparation or publication, or any losses or damages which may arise from the use of this research report.

VDSC may rely on information barriers, such as “Chinese Walls” to control the flow of information within the areas, units, divisions, groups, or affiliates of VDSC.

Investing in any non-U.S. securities or related financial instruments (including ADRs) discussed in this research report may present certain risks. The securities of
non-U.S. issuers may not be registered with, or be subject to the regulations of, the U.S. Securities and Exchange Commission. Information on such non-U.S.
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 United States.

The value of any investment or income from any securities or related financial instruments discussed in this research report denominated in a currency other
than U.S. dollars 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.

Past performance is not necessarily a guide to future performance and no representation or warranty, express or implied, is made by VDSC with respect to future
performance. Income from investments may fluctuate. The price or value of the investments to which this research report relates, either directly or indirectly,
may fall or rise against the interest of investors. Any recommendation or opinion contained in this research report may become outdated as a consequence of
changes in the environment in which the issuer of the securities under analysis operates, in addition to changes in the estimates and forecasts, assumptions and
valuation methodology used herein.

No part of the content of this research report may be copied, forwarded or duplicated in any form or by any means without the prior.
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