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PROPERTY DEVELOPMENT & INVESTMENT 

Good times are just around the corner 

HCMC condo market recovered with ample new launches in 2Q21  

The sales volume of HCMC condo market in 2Q21 strongly bounced +143.1% yoy 
to 4,700 units driven by ample new launches of 3,968 units (+141.4% yoy). 
However, the new supply of ready-built houses still fell 85.3% yoy to 97 units; 
dragging down sales by 91.4% yoy to 80 units. In 2Q21, the average condo primary 
price climbed +16.5% yoy to US$2,260 per square meter (psm) while secondary 
prices for townhouse soared +17.9% yoy to US$4,202 psm as well. 

Hanoi landed transaction volume remained robust in 2Q21  

The 2Q21 Hanoi new condo supply plunged 36.7% yoy to 3,526 units due to COVID-
19 wave from May; leading to a drop of 14.6% yoy in sales volume (3,921 units). 
Meanwhile the 2Q21 Hanoi new ready-built house supply was flourishing, with 
+597.2% yoy (1,255 units) in new launches and +460.8% yoy (858 units) in sale 
volumes. Likewise HCMC, Hanoi housing prices continued to increase in 2Q21, with 
+7.2% yoy (US$1,472 psm) in average condo primary price and +13.7% yoy 
(US$5,127 psm) in secondary prices for townhouse. 

Good times are just around the corner for property market 

We see there are likely to be more challenges for property market in 3Q21F due to 
4th COVID-19 outbreak. But we believe the property market will bounce back 
strongly as soon as the outbreak is under control in 4Q21F. As we expect good 
times for property market since 4Q21F with housing supply gradually recovery 
thanks to loosening regulatory bottleneck while higher housing demand fueled by 
stepping up infrastructure development and low mortgage rates. 

Hospitality property: time to appear on investor’s radar 

We believe that hospitality property will recover quickly in the future on the back of 
Covid-19 vaccines presence along with recovery of the Vietnam tourism. The 
headwinds from the pandemic may be over in the hospitality property market from 
end-2021. 

Our top picks are VHM, NLG and KDH  

Re-rating catalyst is recovery in new supply. Downside risks are 1) prolong 
pandemic could restrict marketing and sales activities, and 2) further upward trend 
in construction material prices. Our top picks are VHM, KDH and NLG, in view of 
their positive FY21-22F presales outlook and huge land bank. 
 

Figure 1: New condo supply recovery in both HCMC and Hanoi 

 

Sources: VNDIRECT RESEARCH, SAVILLS, CBRE 

▪ In 2Q21, HCMC condo market showed recovery with new supply up 141% 

year-on-year (yoy), while Hanoi landed sales volume remained robust. 

▪ We expect property market to recover strongly since 4Q21F with COVID-19 

under control, more abundant housing supply and robust demand. 

▪ Our top picks are VHM, NLG and KDH. 
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PRIMARY MARKET 

Sales volume of condo in HCMC recovered 
significantly in 2Q21 

According to CBRE, the sales volume of HCMC condo 
market in 2Q21 strongly bounced +143.1% yoy to 
4,700 units driven by ample new launches of 3,968 
units (+141.4% yoy). Mid-end segment still dominated 
the market with new supply increase of 246.6% yoy to 
3,116 units, accounting for 78.5% of total new supply, 
mostly from the West and the South. Take-up rate 
remained high at 118.4% (+0.7% pts yoy). 

  

 

 

     Sources: CBRE, VNDIRECT RESEARCH 

Sales volume of condo in Hanoi slowed down due 
to COVID-19 

The 2Q21 Hanoi new condo supply plunged 36.7% 
yoy to 3,526 units due to COVID-19 wave from May; 
leading to a drop of 14.6% yoy in sales volume (3,921 
units). Mid-end segment also dominated the market, 
accounting for 78.4% of total new supply, mostly from 
the West and the East. Take-up rate surged to 111.2% 
in 2Q21 (+28.8% pts yoy), indicating that housing 
demand remains robust. 

  

 

 

     Sources: CBRE, VNDIRECT RESEARCH 

HCMC condo primary price recorded an increase 
in all segments (US$ psm) 

We saw new pricing levels in the luxury segment set 
by the Grand Marina project with a price of 
US$16,500-18,000 psm, and The MarQ project with a 
price of US$7,500-9,800 psm, driven by their sought-
after locations, leading to an increase of 9.2% yoy in 
luxury condo segment. The mid-end condo segment 
price also posted an impressive growth at 8.3% yoy, 
on the back of vibrant market regarding infrastructure 
development in the West and the South of HCMC. The 
others stayed nearly flat, inched up 0.4-1.6% yoy. 

 

  

     Sources: CBRE, VNDIRECT RESEARCH 

Hanoi condo primary price continued to rise (US$ 
psm) 

We see mid-end and affordable segments are the 
strongest growth among the segments, up by 7-9% 
yoy, thanks to better location with convenient 
connectivity in Hai Ba Trung and Bac Tu Liem districts. 
The Hanoi condo primary price rise 7.0% yoy on 
average to US$1,472 psm in 2Q21. 

 

 

  

 

 
Sources: CBRE, VNDIRECT RESEARCH 
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SECONDARY MARKET 

Land prices in Northwest of HCMC continued to 
rose significantly in 2Q21 (US$ psm) 

Based on our market research, land prices in 
Northwest continued to increase impressively in 
2Q21, especially Cu Chi (+17.8% qoq), driven by the 
proposal on establishment of Northwest City 
comprising Cu Chi and Hoc Mon along with planning 
for urbanizing Cu Chi, Hoc Mon, Binh Chanh, Nha Be 
and Can Gio into urban districts. We notice land 
prices in city centre showed signs of going down due 
to the rental market hit hard by the absence of foreign 
and domestic passengers.    

 

 

     Source: VNDIRECT RESEARCH 

Slowing land prices growth in 2Q21 after a surge 
across Hanoi in 1Q21 (US$ psm) 

We see Hanoi land prices slowed down in 2Q21 with 
secondary prices for landed property relatively flat, 
inched up 2.5% qoq on average, thanks to tightening 
land management in tempering areas. Land prices in 
Dong Anh went down 3.3% qoq in 2Q21 after a 
dramatical increase of 75.5% yoy in early-2021. 
Similar to HCMC, land prices in city centre namely 
Hoan Kiem and Ba Dinh districts also fell by 0.2-1.6% 
qoq amid the rental market hit hard by COVID-19. 
 

 

 

     Source: VNDIRECT RESEARCH 

Condo secondary price at HCMC’s suburban 
areas continued to rose impressively in 2Q21 
(US$ psm) 

We see secondary prices in centre business districts 
(CBD) going down in 2Q21 such as District 1 (-3.2% 
qoq), District 3 (-1.9% qoq), District 10 (-2.5% qoq), 
due to the lack of foreign tenants. Besides, condo 
prices in HCMC’s suburban areas kept doing well 
with +0.4-3.2% qoq. Of which, Go Vap district 
continued to rise the most at 3.2% qoq in 2Q21, 
thanks to its better infrastructure and facilities in the 
recent years.   

 

 

     Source: VNDIRECT RESEARCH 

Hanoi condo secondary price quiet stable in 
2Q21 (US$ psm) 

We see Hanoi condo secondary prices stayed 
relatively flat in 2Q21, edging up on average of 0.9% 
qoq. Condo prices in Long Bien district rose the most 
at 3.8% qoq in 2Q21, thanks to good infrastructure 
with four bridges projects connecting Long Bien to Tu 
Lien, Tran Hung Dao, Cau Duong and Giang Bien 
being built in the upcoming years. 
 

 

 
Source: VNDIRECT RESEARCH 
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GOOD TIMES ARE JUST AROUND THE CORNER 

We see there are likely to be more challenges for property market in 3Q21F due 
to 4th COVID-19 outbreak. But we believe the property market will bounce back 
strongly as soon as the outbreak is under control in 4Q21F. We expect good 
times for property market since 4Q21F with housing supply gradually recovery 
thanks to loosening regulatory bottleneck while higher housing demand fueled 
by the recovery of macro fundamentals, stepping up infrastructure development 
and low mortgage rates. 

We see three key factors to drive residential property demand in 

2H21-22F 

A board-based recovery of macro fundamentals will propel property 
market in 2H21-22F 

We expect rising vaccination rollout will provide a significant boost to the global 
economy in 2H21F as economic reopening gathers pace. Being the largely net 
exporting economy, Vietnam is well-placed to reap the benefits from global 
demand recovery. As 1H21 performance of Vietnam macro fundamental has 
heralded a couple years of recovery, we expect the economy to grow 6.5% yoy 
and 7.4% yoy in 2021F and 2022F respectively, underpinned by robust 
manufacturing expansion and a strong bounce back in service. 

Meanwhile, we see the inflation risk is rising in tandem with macro momentum 
but still under control. Vietnam’s inflation could be under control in 2H21F thanks 
to (1) lower food & foodstuff CPI amid a declining pork price and (2) effective 
measures to control inflation by the government, including reducing electricity 
prices and limiting exports of input materials essential for production. We keep 
unchanged our forecast of the 2021F average headline CPI increase of 2.9% 
yoy. 

Housing demand fueled by low mortgage interest rates 

We see the average mortgage rate from local banks stayed relatively flat in 
1H21, in a range of 9.2-9.5%, still a 10-year low. Given the benign inflationary 
pressure, we expect the SBV to maintain its accommodative monetary policy 
into 2021F. Although we do not expect the central bank to cut its key policy rates 
further, we also think it would not lift them either in 2021F, in a bid to continue 
supporting the economy by maintaining a loose monetary policy. Following that 
reason, we believe mortgage rates will still be maintained at a low rate in 2H21F 
to lower barriers to financing and owning a property. 

Figure 2: We believe mortgage rates will still be maintained at a low 
rate in 2H21F 

 Figure 3: Banks' 6M/over-6M deposit rates have maintained at 
a low rate in 1H21 

 

 

 
   Sources: VNDIRECT RESEARCH, DOMESTIC BANKS  Sources: VNDIRECT RESEARCH, COMPANY REPORTS 
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Accelerating infrastructure development becomes property market’s key 
growth engine going forward 

In a bid to speed up the recovery in GDP growth, we see the government has 
been stepping up public investments in 2H21F, especially in infrastructure 
development. As of 09 July 21, the government had issued Directive 01/CT-BXD 
on speeding up the implementation and disbursement of 2021 public investment 
capital; in which, the disbursement of public investment must be completed 
100% of the government’s full-year target. In the long term, we believe public 
investments, especially in infrastructure development with a direct impact on the 
property market, will become its key growth engine going forward. 

Noticeable infrastructure projects include those starting construction in 2021 
such as 1) Long Thanh international airport Phase 1 project (broken ground in 
early 2021), 2) Six of the 11 sub-projects in the eastern section of the North-
South Expressway which have started construction while five others are 
expected to kick off in 2021F; and those expected to complete construction in 
2H21-22F such as 1) Nhon – Hanoi Station; 2) Thu Thiem 2 bridge 2Q22 and 3) 
Metro Line 1 (Ben Thanh – Suoi Tien). 

Figure 4: Pipeline of mega projects in HCMC and Hanoi in 2021-26F 

  
Sources: VNDIRECT RESEARCH, MINISTRY OF TRANSPORT 

In addition, we see there are some upcoming approval for new zoning plans that 
should enhance infrastructure development and land prices as well, in our view. 
Of which, the proposal on establishment of Northwest City comprising Cu Chi 
and Hoc Mon, in tandem with planning for urbanizing Hoc Mon, Binh Chanh, Nha 
Be, Cu Chi and Can Gio into urban districts lifted land prices rapidly in 1H21 in 
those area. We believe the developers that own landbank in those areas 
such as VHM, NLG, KDH will enjoy the benefits of rising land prices.  

Figure 5: Upcoming approvals for the following new zoning plans enhance infrastructure development and land prices 

  
Source: VNDIRECT RESEARCH 

Some expected new zoning plans Key points

Hanoi announced planning scheme on historical inner 

zoning

The urban planning scheme covering 4 districts namely Hoan Kiem, Ba Dinh, Dong Da and Hai Ba Trung will lay out 

the legal framework for the city, embellish urban areas and promote socio-economic development.

Red River draft planning The planning is implemented on a 40km long river section of Red River from Hong Ha Bridge to Me So Bridge, 

covering an area of  c.11,000ha that includes 55 wards and communes of 13 districts. Ha Noi authorities are 

expected to approve and issue the Red River subdivision planning in Jun 2021.

Hanoi to urbanise 8 suburban district in the period of 

2021-2030

Hanoi proposed to urbanise suburban districts to become inner districts namely Hoai Duc, Gia Lam, Dong Anh, 

Thanh Tri and Dan Phuong in the period of 2021-25F; Thanh Oai, Thuong Tin and Me Linh in 2026-30F.

HCMC to urbanise 5 suburban district in the period of 

2021-2030

HCMC proposed to urbanise 5 suburban districts to become inner districts in the period of 2021-30F, including Can 

Gio, Cu Chi, Binh Chanh, Hoc Mon and Nha Be.

HCMC proposed to establish Northwest City HCMC proposed to establish Northwest City including Cu Chi and Hoc Mon districts.
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We see real estate developers are adapting with better solutions and 

innovations 

To adapt to the new normal and the mentality change in the home-buying scene, 
we see developers are supporting home buyers with longer payment term, some 
new projects offered supporting packages that allow buyer to move in to the 
purchased apartment/house after paying 15-30% of unit value such as New City 
Thu Thiem project, Vinhomes’ projects. Or Masterise has partnered with 
Techcombank to introduce new solution for housing finance namely "Home for 
home" program. This solution is expected to stimulate housing demand and 
shorten time for people owning houses to upgrade to premium projects.  

In addition, we see some developers converting their traditional sales operation 
to digital to adapt the disrupted sales activities due to local lockdown and 
suspended travels. Such as Vinhomes and Sunshine Group have already 
launched their own mobile application for home browsing and booking on virtual 
tours of the property and online chat with brokers to assist sale activities.  

We have been impressed with VHM’s online channel with 8,607 successful 
bookings, 19,800 users as of July 2021. In addition, VHM’s livestream kick-off 
event for Metrolines complex (Vinhomes Smart City) in 2Q21 attracted 16,000 
participants. The pilot Vinhomes Sales App launched in May 2021 recorded 503 
successful bookings, 46 agencies and over 6,000 active users. We believe 
VHM’s digital transformation along with massive launches will bolster its growth 
during the pandemic and could provide sustainable development. Vinhomes 
targets online sales to contribute 15% on VHM’s total sales in the upcoming 
years as well. 

 

Southern residential market: signs of warming up in condo supply 

since 2022 onwards 

After new regulatory measures such as Decree 148 and Amended Construction 
Law 2020 issued in 2020, we project the HCMC new condo supply will recover 
from 2022F, with +26.2% yoy in 2022F and +55.7% yoy in 2023F, of which mid-
end segment bounces with a 30-50% contribution of total condo supply. We 
believe suburb housing market in HCMC namely Binh Chanh, Can Gio, Nha Be, 
Thu Duc City will continue to do well in 2H21-2022F, driven by the infrastructure 
project development in these areas. 

Figure 6: The HCMC new condo supply is expected to recover from 
2022F thanks to loosening regulatory bottleneck 

 Figure 7: The HCMC new landed supply in 2H21F mostly comes 
from new phases of existing large township 

 

 

 
   Sources: CBRE, SAVILLS, VNDIRECT RESEARCH  Sources: CBRE, VNDIRECT RESEARCH 
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HCMC’s neighbouring provinces will take spotlights over 2H21-2022F 

As a result of strong price escalation along with limited supply, investors are 
looking for new opportunities in neighbouring provinces to HCMC such as Long 
An and Dong Nai. In 1H21, new supply for ready-built houses in Dong Nai 
contributed the most with 3,700 units, accounting for 67% of that in Southern 
market, followed by Long An with 630 units, accounting for 11%, according to 
DKRA. 

This open opportunities for developers that own massive landbank in those 
areas such as NLG, NVL with mega township projects namely Waterfront, 
Southgate, Aqua City. We believe the launches of these projects in 2H21-2022F 
will draw investors’ attention and achieve high take-up rate thanks to their 
sought-after location, legal transparency and quality products. 

Figure 8: New supply for ready-built houses in Dong Nai was 6 times higher than that of 
HCMC in 1H21 

 

Sources: VNDIRECT RESEARCH, DKRA 

 

Some noticeable projects in the South are expected to be launched in 2021-
22F 

Figure 9: Branded residences projects set new pricing levels in luxury segment 

  
Sources: VNDIRECT RESEARCH, COMPANY REPORT 

Project name Developer Location Type of products Est. GDV* (VNDbn) Land size (ha) Expected launch

Listed companies

Aqua Phoenix NVL Dong Nai Low-rise 82,763 286 2021

Aqua City NVL Dong Nai Low-rise 25,518 110 2021

Aqua City River Park NVL Dong Nai Low-rise 22,699 85 2021

Aqua Riverside NVL Dong Nai Low-rise 17,799 77 2021

The Grand Manhatta NVL District 1, HCMC High-rise 15,128 14 2021

Waterfront NLG Dong Nai High-rise, low-rise 34,091 170 2H21

Nam Long Can Tho NLG Can Tho Low-rise 3,929 43 2H21

Clarita KDH Thu Duc City Low-rise 4,737 5.7 2H21

Armena KDH Thu Duc City Low-rise 3,610 4.3 2H21

Apartment project (158 An Duong Vuong) KDH Binh Tan High-rise 3,367 1.8 2022

Unlisted companies

Grand Marina Saigon

Masterise Homes - 

Marriot International District 1, HCMC Branded residences

Launched in Hong 

Kong with selling prices 

of US$18,000 psm 10 2021

One Central Saigon (The Spirit of Saigon 

previously)

Masterise - The Ritz 

Carlton District 1, HCMC Branded residences

Rumour prices of 

US$25,000-US$30,000 

psm 0.86 2021-22

Empire 88 Tower Keppel Land Thu Duc City Vietnam's tallest building 

Rumour prices of 

US$12,000 psm N/A 2022

*Figures are based on our estimate/assumption
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Housing prices of HCMC suburbs likely continue to increase in 2H21-22F 

We believe there will be no announcements of discounts in HCMC housing 
primary prices in 2H21-22F due to the increase in development cost with higher 
compensation cost, financing cost in the past two years and higher material cost. 
We expect developers will offer better handover conditions, better facilities and 
supporting payment terms to stimulate demand rather than decrease their 
primary prices.  

Condo primary prices in HCMC will continue to increase at a slower pace of 1-
4% yoy in all segments except the luxury segment, in our view. The luxury 
segment likely continues to be more excited in 2H21-22F buoyed by the 
launches of projects having sought-after locations in District 1 and Thu Duc City, 
after a new pricing level of US$16,500-18,000 psm set by a new branded 
residence project in District 1 in 1H21. 

Besides, landed prices of suburb in HCMC likely continue to rise impressively in 
2H21F on the expansion of expressway to the west and coastal areas in the 
south with imminent infrastructure projects such as Ben Luc – Long Thanh, Dau 
Giay – Phan Thiet, Long Thanh international airport phase 1. The proposal on 
establishment of Northwest City consisting of Cu Chi and Hoc Mon coupled with 
process planning for urbanizing Cu Chi, Hoc Mon, Binh Chanh, Nha Be, Can Gio 
into urban districts should boost land prices in these areas as well. 

Figure 10: HCMC condo primary prices will continue to increase at a 
slower pace in 2H21-22F, in our view 

 Figure 11: We expect landed prices of suburb in HCMC continue 
to rise impressively in 2H21F 

 

 

 

   Sources: VNDIRECT RESEARCH, CBRE  Sources: VNDIRECT RESEARCH 

 

Northern residential market: Ample supply from upcoming mega 

township projects 

We expect to see a 40% increase in new condo supply in 2021F to circa (c.) 
25,000 units, dominated mostly by units in the west and the east of Hanoi, driven 
by the stable new supply from Vinhomes' massive projects, followed by 
Sunshine Empire (c.2,200 units) and Gamuda City (c.2,000 units). Meanwhile, 
landed property markets at Hanoi’s neighbouring provinces such as Hung Yen 
are likely in the spotlight in FY21-22F. Vinhomes also plans to launch a 460ha 
mega township in Hung Yen in 2H21F. 
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Figure 12: Hanoi new condo supply recovery in 2021-22F, driven by 
a stable contribution from Vinhomes' massive projects 

 Figure 13: Lacklustre new landed supply in Hanoi while 
spotlight in its neighbouring provinces 

 

 

 
   Sources: CBRE, VNDIRECT RESEARCH  Sources: CBRE, VNDIRECT RESEARCH 

 

Hung Yen is likely in the spotlight in 2H21-2022F 

We consider Hung Yen as one of Northern emerging property markets, along 
with Bac Ninh and Quang Ninh. This province is situated at the heart of the 
Northern Delta, having favorable connection to Hanoi, Hai Phong and Nam 
Dinh. According to CBRE, in 2020, selling prices for landed property in Hung 
Yen rose 12% yoy, higher than the Hanoi average rate of 7.6%. 

New landed supply in Hung Yen could reach 2,500 units in 2021F, 16.8% higher 
than that of Hanoi, mostly from mega township projects namely Ecopark (500ha) 
and Vinhomes Dream City (460ha). We believe these projects will achieve a 
take-up rate of 70-80% in 2021F, driven by high demand from experts, 
engineers and workers in this area. 

Figure 14: Abundant new products (2,500 landed units) from mega projects should add 
more excitement for Hung Yen property market in 2021F 

 

Sources: VNDIRECT RESEARCH, DKRA 
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Some noticeable projects in the North are expected to be launched in 2021-
22F 

Figure 15: VHM continues to cement its leading position with 3 projects launched in 2021-22F 

  
Sources: VNDIRECT RESEARCH, COMPANY REPORT 

 

Hanoi housing prices will slow down in 2H21F after a surge across the 
board in 4M21 

We see an upward trend in landed market across Hanoi with secondary land 
prices rising 14.5% yoy on average in 4M21, especially some areas rose 
dramatically such as Dong Anh (+75.5% yoy), Thanh Tri (+25.6% yoy). However, 
Hanoi land prices showed signs of slowdown in 2Q21 with secondary prices for 
landed property relatively flat, edging up 2.5% qoq on average. We believe Hanoi 
land prices will remain to slow down in 2H21 thanks to tightening land 
management in tempering areas. Meanwhile, we expect condo primary prices in 
Hanoi will maintain a healthy increase of 4-6% yoy on average in 2H21-22F. 

Figure 16: Healthy increase in Hanoi condo primary prices likely to 
continue in 2H21-22F 

 Figure 17: Hanoi land prices likely remain slowdown in 2H21F 

 

 

 

   Sources: VNDIRECT RESEARCH, CBRE  Sources: VNDIRECT RESEARCH, CBRE 

 

Hospitality property: time to appear on investor’s radar 

We believe that hospitality property will recover quickly in the future on the back 
of Covid-19 vaccines presence along with recovery of the Vietnam tourism. The 
headwinds from the pandemic may be over in the hospitality property market 
from end-2021. 

 

 

Project name Developer Location Type of products Land size (ha) Expected launch

Listed companies

Vinhomes Dream City (Ocean Park 2) VHM Hung Yen High-rise, low-rise 460 2021

Vinhomes Co Loa VHM Dong Anh, Hanoi Low-rise 385 2021

Vinhomes Wonder Park VHM Dan Phuong, Hanoi High-rise, low-rise 133 2021

An Bien resort villa project VPI Quang Ninh Low-rise 145 2022

Grandeur Palace VPI Nam Tu Liem, Hanoi High-rise 2.3 2021

Unlisted companies

Lancaster Luminaire Trung Thuy Dong Da, Hanoi High-rise 0.6 2021

Sunshine Empire Sunshine Group Bac Tu Liem, Hanoi High-rise 5.3 2021

Masteri West Heights Masterise Cay Giay, Hanoi High-rise 4 2021
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Figure 18: Vietnam’s domestic passenger volume forecast in FY19-
30F 

 Figure 19: Vietnam’s international passenger volume forecast in 
FY19-30F 

 

 

 
   Sources: VNDIRECT RESEARCH, CAAV  Sources: VNDIRECT RESEARCH, CAAV 

 

V-shaped recovery for Vietnam’s hospitality property, with a recovery to 
2019 level expected in 2023 

According to DKRA, new supply for beach villas gradually bounced with 1,019 
units in 1H21, 88% higher than that in 2020, mostly from Ba Ria –Vung Tau, Phu 
Quoc, Binh Thuan. Demand is still dull with only c.300 units but higher than 
270.3% yoy in sales volume, translating into a take-up rate of 29%. 

We expect a recovery to 2019 level in 2023, driven by the bounces of 
international visitors. All countries around the world are stepping up their 
immunization efforts to combat the COVID-19 pandemic. Several countries 
stand out for rolling out vaccination, of which Canada has the highest percentage 
of the population (61.6%) vaccinated with at least one dose of the COVID-19 
vaccine, following by the UK (59.4%), US (50.9%), Germany (45.1%), Italy 
(43.1%), France (41.2%) and China (estimated at 36.0%). 

According to Vietnam National Administration of Tourism, the path to recovery 
for Vietnam’s tourism will follow four stages: 1) recovery led by domestic tourism; 
2) pilot reception of limited international tourist groups in certain tourist sites; 3) 
reception of visitors from countries with good progress in Covid-19 containment; 
4) full recovery of international tourism. Currently, we see Vietnam entering the 
second stage with approval for Phu Quoc to welcome foreign tourists having 
vaccine passports in mid-Jun. 

Figure 20: New supply for beach villas picked up in 1H21 

 

Sources: VNDIRECT RESEARCH, DKRA 
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Phu Quoc will be the first tourism site to open for international visitors with 
vaccine passports 

On 13 Jun 21, the Politburo has approved for Phu Quoc to welcome foreign 
tourists with vaccine passports. This will boost the recovery of hospitality 
performance in this island from 2H21F. Vingroup – one of the largest developers 
in Phu Quoc – will benefits the most to recover strongly with on-going Vinpearl 
projects and the upcoming launch at Grand World project. 

Before COVID-19 pandemic caused, we see a lot of potential for Phu Quoc 
hospitality property on the number of domestic and international visitors to this 
island rising impressively over 2015-2019, with domestic arrivals CAGR of 
49.8% and international arrivals CAGR of 35.2% over 2015-2019. Many 
developers such as Vingroup and Sun Group seize opportunities to invest in this 
island, according to the Management Board of Phu Quoc Economic Zone, by 
Jan 2021, Phu Quoc has gained 372 hospitality projects with total investment 
value reaching US$16.5bn.  

Especially, Phu Quoc has become Vietnam’s first island city in early-2021, 
therefore, real estate in this island remains healthy with land prices continuing 
to rise despite COVID-19. With the recovery from tourism, we believe hospitality 
property in Phu Quoc has much room for growth post pandemic. 

Figure 21: Lots of potential for Phu Quoc hospitality property on the number of domestic and 
international visitors to this island rising impressively before pandemic 

 

Sources: VNDIRECT RESEARCH, GSO 

 

Stock picks: We prefer VHM, NLG and KDH 

We like developers that meet the following key criteria:  

About to launch projects for which they already have construction licenses or 
land use right (LUR) certificates, or have a high likelihood of securing the 
license/certificate in 2021F. 

With material exposure to the mid-range and affordable condo segments as 
these segments are driven by real end-user demand. 

Buffered by a healthy financial position (low leverage, strong liquidity) to counter 
the risk of tightening credit for the real estate market as discussed above. 

Based on the above criteria, Vinhomes (VHM), Nam Long (NLG), and Khang 
Dien (KDH), are our top picks.  

Vinhomes (VHM VN, Add, TP: 134,300). Vinhomes’ (VHM) total land bank, 
including land under acquisition, was 16,400ha as of Mar 2021, about 3.3 times 
higher than that of the second-ranked company – Novaland, which translates to 
16,400ha of residential GFA. This highlights its strong land acquisition and 
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master planning capability, in our view. As at end-2021, 92% of its total land 
bank had not been deployed yet, showing the huge potential of the VHM in the 
future. We expect its estimate gross development value (GDV) of VND1,118tr 
(US$48.2bn) up to FY25F. VHM sets a target of VND91tr in presales value 
(+44.9% yoy) and 37,000 units in presales volume (+34.2% yoy) for FY21F with 
the noticeable launches of three new projects including Vinhomes Co Loa, 
Vinhomes Dream City and Vinhomes Wonder Park.  

Khang Dien (KDH VN, Add, TP: 45,500). We like KDH for its scale, financial 
capacity, huge ready-to-use land bank (578ha for residential and 110ha for 
industrial park as of end-May 2021) amid the shrinkage on new supply in HCMC 
and legal transparency. These factors position KDH well to capture real demand 
for residential property and stable earnings prospects, in our view. We project 
KDH’s presales value to bounce back in FY21-22F with three new project 
launches namely Clarita (5.7ha), Armena (4.3ha) in Thu Duc City and 158 An 
Duong Vuong (1.8ha), which has a potential GDV of VND12,342bn. Upside risks 
in the short term could come from higher-than-expected average selling prices 
for three new projects; our mid- to long-term investment thesis is dependent on 
whether KDH can clear legal hurdles to start its Tan Tao project. Downside risks 
are 1) delays in obtaining permits for new launches and 2) continuous upward 
trend in construction material prices. 

Nam Long (NLG VN, Add, TP: 46,700). We like NLG as 1) NLG has a sizeable 
land bank of 681ha as of end-1Q21. Most projects are located at HCMC’s 
neighbouring provinces namely Dong Nai, Long An, Can Tho which are drawing 
investors’ attention thanks to infrastructure development and 2) NLG’s high 
exposure to the mid-range and affordable condo segments as these segments 
are driven by real end-user demand. Given its six potential project launches in 
FY21F, we project VND12,746bn in FY21F presales value, the highest-ever 
level. Re-rating catalysts are higher-than-expected selling prices of Izumi City 
and Can Tho 43ha projects. Key downside risks 1) regulatory delays, 2) higher 
mortgage rates as these may dent NLG's mid-range condo presales, and 3) 
continuous upward trend in construction material prices. 

Figure 22: In 2Q21, condo prices at NLG’s projects increased the most at 3.7% qoq on average while rental yield at VHM’s projects 
reached at 4.7%, higher than the yield of 3.4-4.1% seen in projects of NVL, KDH and NLG 

  
Source: VNDIRECT RESEARCH 
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Figure 23: Peer comparisons 

  
  Sources: VNDIRECT RESEARCH, BLOOMBERG  

 

Investment risks 

Upside risks: New regulatory measures such as Decree 148, Amended 
Construction Law 2020 issued in 2020 and the upcoming amended Land Law 
are expected to tackle the bottlenecks in the approval of residential projects and 
shorten the time in granting construction. The market will return to its excitement 
after a dull and sluggish period. 

Downside risks: 

• Prolong pandemic could restrict marketing and sales activities;  

• Housing prices have increased rapidly, especially in decentralized and 
sub-urban areas, which are raising concern and pricing out of the market 
for home buyers;  

P/E (x) P/B (x) ROE (%)

Dividend yield 

(%)

2021F 2022F 2021F 2022F 2021F 2022F 2021F 2022F

Vietnam

Vinhomes VHM VN 107,900  134,300   ADD 15,452    44.7        12.4  7.2   3.0   2.1   28.2 34.3 -     -   27.8

Novaland NVL VN 104,000  74,100     HOLD 6,672     51.4        25.1  15.3 3.4   2.8   14.7 20.1 -     -   114.7

Khang Dien KDH VN 39,800    45,500     ADD 1,080     23.6        19.9  12.8 2.5   2.3   14.5 21.1 1.4     1.4   22.6

Dat Xanh DXG VN 21,250    NR NR 479        N/A 12.5  7.5   1.5   1.2   14.0 18.2 N/A N/A 43.6

Nam Long NLG VN 42,000    46,700     ADD 522        22.6        10.5  8.7   1.7   1.5   19.1 19.3 3.6     3.2   36.6

Development Investment DIG VN 25,150    NR NR 449        13.5        11.9  11.1 N/A N/A 17.5 15.9 N/A N/A 20.6

Becamex Infrastructure IJC VN 24,500    NR NR 232        7.0         8.5    N/A N/A N/A N/A N/A N/A N/A 31.1

Ba Ria - Vung Tau HDC VN 60,000    NR NR 217        18.6        N/A N/A N/A N/A N/A N/A N/A N/A 85.4

An Gia AGG VN 55,400    NR NR 200        10.9        N/A N/A N/A N/A N/A N/A N/A N/A 102.2

Local peer average 25.9        14.4  10.5 2.4   2.0   18.0 21.5 1.2     1.2   47.8    

Local peer median 20.6        12.4  9.9   2.5   2.1   16.1 19.7 0.7     0.7   36.6    

China & Hongkong

China Vanke-A 000002 CH 32.8        NR NR 35,954    5.7         5.4    5.1   0.9   0.8   16.9 15.9 6.3     6.7   28.5

Sun Hung Kai 16 HK 139.6      NR NR 42,019    15.1        10.7  10.0 0.6   0.5   5.2   5.4   4.4     4.5   13.6

China Overseas Land 688 HK 30.5        NR NR 24,024    3.8         3.8    3.5   0.5   0.4   12.5 12.6 8.0     8.8   32.3

China Resources Land 1109 HK 34.9        NR NR 25,598    5.5         6.1    5.3   0.8   0.7   13.0 13.4 6.0     6.8   29.7

China Evergrande 3333 HK 26.3        NR NR 9,869     7.9         2.8    2.8   0.4   0.4   10.2 10.1 8.0     9.8   159.8

Country Garden 2007 HK 13.3        NR NR 22,609    4.1         3.9    3.4   0.7   0.6   19.1 18.3 7.7     8.7   59.7

Indonesia

Pakuwon Jati PWON IJ 740         NR NR 1,418     18.7        13.5  11.3 1.2   1.1   9.3   10.3 0.7     1.1   6.0

Bumi Serpong Damai BSDE IJ 1,410      NR NR 1,368     34.4        12.6  10.6 0.6   0.5   5.1   5.7   0.3     0.7   5.6

Ciputra Development CTRA IJ 1,130      NR NR 1,142     11.9        12.0  12.6 1.0   0.9   7.9   6.9   1.1     1.2   26.3

Summarecon Agung SMRA IJ 1,134      NR NR 859        62.4        30.1  23.5 1.5   1.5   5.3   5.7   0.3     0.4   85.9

Malaysia

KLCCP Stapled KLCCSS MK 7.7          NR NR 2,868     N/A 19.0  17.6 0.9   0.9   5.1   5.4   4.9     5.3   9.8

SP Setia SPSB MK 2.3          NR NR 1,007     N/A 15.0  10.3 0.3   0.3   2.1   3.1   1.3     2.5   68.8

Sime Darby Property SDPR MK 1.1          NR NR 962        N/A 15.0  12.8 0.4   0.4   2.9   3.3   2.0     2.7   28.1

Singapore

CapitaLand CAPL SP 3.7          NR NR 15,563    N/A 19.6  16.1 0.9   0.9   5.5   6.3   2.7     2.9   68.1

Keppel Corp KEP SP 6.7          NR NR 7,243     29.6        15.1  11.8 0.9   0.8   5.9   7.1   3.2     3.8   89.5

City Developments CIT SP 9.4          NR NR 4,668     N/A 19.5  12.5 0.7   0.7   3.7   5.7   2.0     2.4   93.7

UOL Group UOL SP 7.3          NR NR 4,583     474.4      18.4  15.7 0.6   0.6   3.3   3.7   2.3     2.4   29.5

Frasers Property FPL SP 1.9          NR NR 3,268     13.3        19.8  18.8 0.5   0.5   3.1   2.9   2.2     2.9   110.6

Ascott Residence ART SP 1.2          NR NR 2,371     14.7        27.8  25.1 0.9   0.9   2.9   3.3   4.2     5.4   48.9

Thailand

Land And Houses LH TB 10.7        NR NR 2,909     12.6        13.0  11.8 1.8   1.8   14.5 15.6 6.7     7.2   110.6

WHA Corporation WHA TB 4.2          NR NR 1,373     17.6        15.0  13.2 1.5   1.4   9.9   11.0 3.6     4.0   117.6

Pruksa Holding PSH TB 18.2        NR NR 839        11.2        9.7    8.3   0.6   0.6   6.5   7.3   7.2     8.0   55.5

Supalai SPALI TB 20.0        NR NR 1,263     9.8         7.6    7.1   1.1   1.0   15.1 14.6 5.3     5.6   53.5

Note: all prices are based on the closing prices on Jul 29 2021. All estimates for Non-rated (NR) stocks are based on Bloomberg consensus estimates.

TickerCompany Name

Net D/E 

(%)

Market 

Cap 

(US$mn)Recom.
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Share 
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• We see rising construction cost on material prices hike in FY21F, 
especially steels prices have increased more than 45% yoy. Steel 
accounts for 12-15% of total construction cost (based on industry 
estimates), this could drive up housing prices if those remain at current 
high level in the next two years; 

• The individuals earning income from property leases with a price of more 
than VND8.33m per month are subject to tax even if they do not have 
full 12 months for lease in a calendar year under the Circular 
40/2021/TT-BTC issued on 1 Jun 21, which will take effect from 1 Aug 
21. This could impact to the rental housing market when this market is 
suffering due to COVID-19. 
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DISCLAIMER 

This report has been written and distributed by Research Department, VNDIRECT Securities Corporation. The 
information contained in this report is prepared from data believed to be correct and reliable at the time of issuance of 
this report. Unless otherwise stated, this report is based upon Sources that VNDIRECT considers to be reliable. These 
Sources may include but are not limited to data from the stock exchange or market where the subject security is listed, 
or, where appropriate, any other market. Information on the company(ies) are based on published statements, 
information disclosure and announcements of the company(ies), and information resulting from our research. 
VNDIRECT has no responsibility for the accuracy, adequacy or completeness of such information. 

All estimates, projections, forecasts and expression of opinions contained in this report reflect the personal views and 
opinions of the analyst(s) responsible for the production of this report. These opinions may not represent the views and 
position of VNDIRECT and may change without notice. 

This report has been prepared for information purposes only. The information and opinions in this report should not be 
considered as an offer, recommendation or solicitation to buy or sell the subject securities, related investments or other 
financial instruments. VNDIRECT takes no responsibility for any consequences arising from using the content of this 
report in any form.  

This report and all of its content belongs to VNDIRECT. No part of this report may be copied or reproduced in any form 
or redistributed in whole or in part, for any purpose without the prior written consent of VNDIRECT. 

 

RECOMMENDATION FRAMEWORK 

Stock Ratings Definition: 

 Add The stock’s total return is expected to reach 15% or higher over the next 12 months. 

 Hold The stock’s total return is expected to be between negative 10% and positive 15% over the next 

12 months. 

 Reduce The stock’s total return is expected to fall below negative 10% over the next 12 months. 

The total expected return of a stock is defined as the sum of the: (i) percentage difference between the target price 

and the current price and (ii) the forward net dividend yields of the stock. Stock price targets have an investment 

horizon of 12 months. 

  

Sector 

Ratings 

Definition: 

 Overweight An Overweight rating means stocks in the sector have, on a market cap-weighted basis, a 

positive absolute recommendation. 

 Neutral A Neutral rating means stocks in the sector have, on a market cap-weighted basis, a neutral 

absolute recommendation. 

 Underweight An Underweight rating means stocks in the sector have, on a market cap-weighted basis, a 

negative absolute recommendation. 
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