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Disclaimer

IMPORTANT: The information contained herein is preliminary and subject to change without notice, its accuracy is not guaranteed, has not been independently verified and may not
contain all material information concerning Vincom Retail Joint Stock Company (the “Company”) and its subsidiaries (the “Group”). You should not rely upon it or use it to form the basis
for any investment decision or commitment whatsoever.

None of the Company, its shareholders, or any of their respective affiliates, directors, officers, employees, agents, advisers or any other person makes any representation or warranty
(express or implied) or accepts any responsibility or liability for the accuracy or completeness of this presentation or any or all of the information in this presentation or otherwise made
available. It is not the intention to provide, and you may not rely on these materials as providing, a complete or comprehensive analysis of the financial or trading position or prospects of
the Group. No part of this presentation shall form the basis of or be relied upon in connection with any contract or commitment whatsoever. Further, nothing in this presentation should
be construed as constituting legal, business, tax or financial advice. You should conduct such independent investigations and analysis of the Group as you deem necessary or appropriate
in order to make an independent determination of the suitability, merits and consequences of investment in the Company.

This presentation contains “forward-looking statements”. These forward-looking statements involve known and unknown risks and uncertainties, many of which are beyond the
Company’s control and all of which are based on management’s current beliefs and expectations about future events. Forward-looking statements are sometimes identified by the use
of forward-looking terminology such as “believe”, “expects”, “may”, “will”, “could”, “should”, “shall”, “risk”, “intends”, “estimates”, “aims”, “targets”, “plans”, “predicts”, “continues”,
“assumes”, “positioned” or “anticipates” or the negative thereof, other variations thereon or comparable terminology. These forward-looking statements include all matters that are not
historical facts. Forward-looking statements are not guarantees of future performance. These forward-looking statements speak only as at the date of this presentation, and none of the
company, its shareholders, or any of their respective affiliates, directors, officers, employees, agents, advisers or any other person undertakes to update or revise any forward-looking

statements as a result of new information or to reflect future events or circumstances.
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1. 3Q2023 Highlights
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5.33%

GDP growth in 3Q2023 recorded a
positive trend, improving 1.28 pp
compared to 2Q and 2.05 pp
compared to 1Q!

VND 3.3 tn

Total revenue in 3Q2023°
+ 66% YoY

VND 1.3 tn

PATMI in 3Q20233
+ 66% YoY

e Y

3.16%

The 9-month CPIl index remained stable
and within the Government's target for
the whole year of less than 4.5%!

VND 1.3 tn

Sales of inventory properties in 3Q2023°

VilSii9e8 S 2tR

PATMI in 9M2023°
+72% YoY

4.7% - 5.8%

GDP growth in 2023 of Vietnam to
perform relatively better than SEA
peers?

VND 7.4 tn

Total revenue in 9M20233
+43% YoY

/1%

2023 NPAT guidance

Vincom Mega Mall Smart City - Hanoi
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2. Market Overview

! _”lmmm ""

1 .Il J“”t, ;

1!\1|nm|1»w. *, '“Ef*f‘i

Vincom Mega Mall Ocea
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Economy Showed Several Encouraging

Signs of Recovery

Total retail sales of consumer goods and services continue to grow steadily at 9.8% after 9 months, of which accommodation and catering services maintain double-digit growth thanks

<

to a sharp increase in international visitors to Vietnam after Covid!
Unit: VND trillion

1,283 1,305 1379

1,286

1,179 1,206 1,245 1,226 1,127 1,217 1,253

906

Q2 Q3
2021

Q2 Q4

2020

Q1 Q2 Q3 Q3 Q4 Q1

2019

Q4 Q1

For the third consecutive month, retail sales growth in Vietnam was the strongest in

the region?
Unit: %
May June JU|y
8.1% ) ]
5.0% 5.8% 6.7% 555 6.9%
31%
17% o y
1.1% l 13% | oy, l
-0.7% -0.3%
-8.0% 6%
Singapore Thailand Malaysia Indonesia B Vietnam

Source: 1. GSO. 2. Trading Economics (data collected as of July 2023)

Total retail sales of goods and consumer service revenue in
9M2023 reached VND 4,565 trillion, up 9.8% YoY

= Retail sale

1% Contribution i

to total retail " Accommodation
1516 1497 1,521 1,548 A~ and caterin
1322 1398 1437 s sales of goods service °
and services Traveling service
revenue in
9M2023
= Other services
Q1 Q2 Q3 Q4 Q1 Q2 Q3
2022 2023

International visits to Vietnam are on the rise, while domestic tourism remains strong’
Unit: thousand

Domestic visitors totaled 93.5 million in
40,000 9M2023, a 7.7% increase YoY 36,500 6,000
.
35,000 27 500 29,500i 5,000
30,000 ’ .
25,000 The trend of international tourists is increasing, with 3,310
20,000 8.9 million arrivals in 9M2023, a 4.7-fold increase YoY 2700287° 3,000

15,000 III 2000
10,000

5,000 1,000
0 0

Ql Q2 Q3 Q4 Q Q2 Q83 Q4 Ql Q2 Q3 Q4 QI Q2 Q3 Q4 Q1 Q2 Q8
2019 2020 2021 2022 2023
Domestic visitors =mmmm  [Nternational visitors
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Market Became More Vibrant With New Supply

Hanoi HCMC
NLA (‘000 sgm) NLA (‘000 sgm)
New supply in 9M2023 New supply in 9M2023
1,500 78,630 sgm 1,500 19,200 sgm
1,200 1,200
— I | — [ [ —
900 ] 900 —
600 600
300 300
0 -
2019 2020 2021 2022 Q12023 Q22023 Q32023 2019 2020 2021 2022 Q12023 Q22023 Q32023
Current supply = New supply Current supply m New supply
Asking rents stay high in the CBD as a result of limited available space while in the non- Occupancy shows improvement in both Hanoi and HCMC
CBD, newly opened/renovated projects lead to increasing rent Unit: %
USS/sgm/month’ )
15% Hanoi HCMC
250
200
10%
150
100 5%
50
0 0% 2019 2020 2021 2022 9T2023 2019 2020 2021 2022 972023
2020 2021 2022 Q1 Q2 Q3
Asking rent CBD - Hanoi = Asking rent Non CBD - Hanoi
Asking rent CBD - HCMC Asking rent Non CBD - HCMC
Net absorption = Average vaccancy rate

Source: CBRE report 3Q2023. Note: 1. Asking rents for ground and first floor, exclusive of VAT and service charge
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Operational and Financial Metrics 3Q2023

Unit: VND billion 3Q2022 3Q2023 YoY% Occupancy? 3Q2022  2Q2023  3Q2023 {pogg ((on,;)Q
GFA (‘000 sgqm) 1,747 1,747 - Vincom Center 93.4% 95.3% 95.5% +2.0 +0.2
Leasing revenue 1,837 1,988 +8.2% :\/Aigﬁom Mega 88.4% 90.3% 90.3% +1.8 -

Leasing NO!' 1,300 1,419 +9.0% Vincom Plaza 79.5% 80.8% 80.8% +1.3 -
EBITDA 1,449 2,098 +44.8% Vincom+ 72.4% 74.0% 71.4% -1.1 -2.7
PATMI 793 1,317 +66.0% Total 84.0% 85.5% 85.4% +1.5 -0.1

Source: Management report and consolidated financial statements 3Q2023. Note: 1. Net Operating Income (NOI) from rental and related services minus asset-specific related expenses including: land rental costs but excluding management costs allocated from the parent company. 2. Occupancy rate as at
30 September 2023 includes signed offers and deposits in the third quarter
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Diversified Tenant Mix, Coupled With Long-Term Contract Structure Continued

Ensuring Stable Revenue Growth for VRE

Diversified tenant mix from different categories helps to reduce dependency on
categories most impacted by tightening spending

Supermarket Entertainment

F&B
Others

Supermarket Entertainment

Low impact High impact

A
F&B  Fashion

Source: Company information as of 3Q2023

Revenue structure mostly based on fixed rent helps to limit the impact of short-term

consumption fluctuations

Turnover rent
21%

Fixed rent
79%

3 years 5 years

A

Weighted average lease expiry (WALE) = 3.7 years
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Vincom Retail Remains a Trusted and Preferred Partner for International Anchor
Tenants Entering Vietnam for the First Time, and Chain Tenants Securing Multiple Sites

Guess opened its first store in
Vietnam, located at Vincom Center
Dong Khoi, the busiest shopping
center in Ho Chi Minh City
Experience the “Denim
Destination” area first-hand with
GUESS's iconic “Denim is our
world” LED sign

WOWACC

Bringing the most updated trends
to young generation who love
fashion, accessories, and lifestyle
WOW ACC is present at 7
shopping malls in the Vincom
portfolio

Source: Company information as of 3Q2023

SUSH.I
HOKKAIDO

SACHI

A First-time tenant in Vincom malls

A Japanese cuisine restaurant with
Sashimi, Sushi and Japanese
dishes with daily shipment of
fresh ingredients flown from
Japan

A Introducing "A glimpse of
timeless Kyoto" design concept
for the first time to its restaurant

'79 MACHIDA SHOTEN

JAPANESE RAMEN

A The first store in Vincom at
Landmark 81

A With the mission of spreading
Yokohama-style Ramen noodles
to the whole world, Machida
Shoten brings delicious bowls of
Ramen to diners in Vietnam and
an experiential journey in a
Japanese-style space with a fun,
energetic atmosphere

USH
HOKKAIDO
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Effective Marketing Campaign Helped to Extend an Improvement in Footfall

133.5 million

Total footfall in 9M2023

+3.2% YoY

vs. Total footfall in 9M2022

137,000

highlight events in the period

Total amount of footfall recorded from

+15% YoY

Footfall growth compared to the same
period in 2022 during the peak period of the
National Day holiday

New concept and artwork designs of AntiAntiArt
are welcomed by customers and tenants. Vincom
malls transform their image by innovatively
blending traditional Vietnamese folk art with a
modern and trendy interpretation

The series of four major events at VMM Royal City,
VMM Smart City, and VMM Ocean Park not only
successfully delivered the message of honoring
Vietnamese values from a contemporary
perspective, but also contributed to Vincom's
leading position in the market

Reached the Top 6 topics of the week - Hot Topics
(September 18-24) when compared to marketing
events of consumer brands

The number of people accessing Vincom Fanpage
and Organic interactions increased by 339.5% and
212%, respectively

+ '« Kompa

Thai gian do Iudng:

Top 10 Hot TOpiCS  iewzs 26002

Source: Company information as of 3Q2023
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Vincom Malls to Benefit from Increased Footfall Thanks to the Launch of Mega Grand World
Commercial Town Which Attracts Visitors from Northern Provinces

_—

g Accessibility potential
MEGA b 50 million visitors annually

GRAND WORLD

VINHOMES
P

e VINHOMES -
: | OCEANPARK3 |

——— B Population of Mega Grand World’s catchment area (mn people)
OCEAN PARK 2

£

Thai

Nguyen
(1.32 mn)
g
Vinh Phuc < e

119 mn) Bac Giang (1.88 mn) 4

Hanoi
(8.33 mn)

Hai Phong
(2.07 mn)

— Hoa Binh
) (871K)
T g
\’\
b
o \ GRAND WORLD
- - AHenoi
Hanoi welcomes about 18.7 million More than 30 million residents from provinces/cities
tourists each year within 2 hours drive and Ocean City T(ga;zh Hoa
. mn
17.2 mn 1.5 mm 60,000+ 30 mn
Domestic visitors International tourists Current population at Ocean City Residents within 2 hours
drive

Source: GSO
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Mega-Scale Anchor Tenants and the 24/7 Unprecedented Retail Models Expect to Drive
Customer Demand for Vincom Mega Mall Ocean Park 2

© 0 \INCOM MEGAMy

Nl -

Strategic anchor tenants to collaborate
with Vincom Retail at MGW

@ , W 94y
* . L] é

2L O
TRUNG NGUYVEN &
Legend

KEM TRANG TIEN
WGMIXUE  KATINAT poorerzs..

C-BREWMAS

vCRAFT BEER~

SINCE 1958
SINCE 1997 - ICE CREAMATEA

< : ) m ® “‘ R T}/ w :
2 aa‘%s angglf Z : * QUAY
corys  Hazzvs I

= = m
HIGHLANDS
COFFEE

- ,"' -‘; t;‘ 4 | i
AL '{A'SAQU‘,TLET
_ LON NHAT VIET NAM
= =, .-

M3 THU 1p
CHI NHANH 5 OCEAN CITY




W
AAANY

\

QR

LLSRE Y

..........

-

@
=
@
£
T
S
@
i
3
3
c
O
O
€
Q
O
=
>
5



3Q2023 EARNINGS PRESENTAION

Financial Performance in 3Q2023

Total revenue Gross profit!
VND billion VND billion (% ) Gross Profit Margin
o N TN PN RN PSRN
\476%) (§59%) (406%) (518%) o8z ) (510%)
9,259
~ 215 8,329 09 7 4,404 2o
2,027 —172 7361 e e bb- o ' 3,817 b
2,149 1,034 N
2,392
3,333 40 509
7,017 - 2,951
6,008 2005 3 1304 1,999
(84) (164) me)
2019 2020 2021 2022 3Q2022 3Q2023 2019 2020 2021 2022 3Q2022 3Q2023
| Leasing of investment properties Sales of inventory properties Others m Leasing of investment properties Sales of inventory properties Others
Leasing net operating income (NOI)2 Profit after tax and minority interest
VND billion VND billion

(% ) Leasing NOI margin

PN SN VPR TN PSRN PN
\J06%) \J4%) \&77%) \N10%) \709%) \720%) o O%
\(o‘“b )
.qQ%
yoX:7
2,851 2,382 2776
1,317
2019 2020 2021 2022 3Q2022 3Q2023 2019 2020 2021 2022 3Q2022 3Q2023

Note: Based on VAS Consolidated Financial Statements for the respective years and VAS Consolidated Financial Statements for 3Q2023. Figures are rounded to the nearest billion
(1) Depreciation and amortization related to investment property are below the chart and should be added (to Gross Profit) according to IFRS
(2) NOI for leasing investment property and providing related services is caloulated by subtracting operating expenses from total rental income and other real estate related services. related to assets including land rental costs but not administrative expenses allocated from the parent company
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Financial Performance in 3Q2023 (Continued)

Figures in VND billion

Revenue from leasing of investment properties
and rendering of related services

Sale of inventory properties

Other revenue

Total revenue

Leasing net operating income'
Gross profit?

Operating profit / (Loss)
Profit / (Loss) before tax

Profit / (Loss) after tax for the period

Profit / (Loss) after tax and
minority interest

3Q2022

1,837

136

32

2,005

1,300

1,039

984

990

794

793

3Q2023

1,988

1,304

40

3,333

1,419

1,700

1,609

1,656

1,317

1,317

YoY

+8.2%

+9.6X

+25.5%

+66.2%

+9.0%

+63.6%

+63.4%

+67.3%

+65.9%

+66.0%

Note: Quarterly financial statements for 2022 and 3Q2023 according to Vietnamese Accounting Standards (VAS). Figures are rounded to the nearest billion
(1) Net operating income (NOI) from rental and related services is calculated as total revenue from rental and related services minus asset-specific related expenses including: land rental costs but excluding management costs allocated from the parent company . Excluded one-off staff cost in 3Q23 of VND

16bn. (2) Gross profit minus depreciation expenses related to investment property is accounted for according to VAS

Note

Handed over 268 shophouses to customers mostly at Dong Ha - Quang Tri project
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Financial Performance in 9M2023

Total revenue

VND billion
O,
. 6267
9,259 Not-
~ 215 8,329
2,027 — 172 7,361 s 7449 o9
HUE 1,504
5,224 89 ,
229
74Ul 6,008 5,845
2019 2020 2021 2022 oM2022 9M2023
| Leasing of investment properties Sales of inventory properties Others
Leasing net operating income (NOI)2
VND billion
(% ) Leasing NOI margin
2/
PN SN VPR TN VSN PN
\J06%) \J4%) \67.7% ) \N10%) N \75.0%)
O
0%
ol 2
3,507
2019 2020 2021 2022 9M2022 9M2023

Gross profit!

VND billion (% ) Gross profit margin
o TN TN PN S Cm RN
\&7.6%) (&59%) \406%) (518%) (52.0%) \347%)
Lk
4,404 yoX* 50
735 3,821 3817 _ ., 4,078
1,034 o3 2,7m 667
2,392 ~ 22
509
2,951 58 3,444
1,999
(84) (164) (16) (34)
2019 2020 2021 2022 9M2022 9M2023
m Leasing of investment properties Sales of inventory properties Others
Profit after tax and minority interest
VND billion
(¢}
.7\9%
yoX:7
2 851 2,382 3,341
1,944
2019 2020 2021 2022 9M2022 9M2023

Note: Based on VAS Consolidated Financial Statements for the respective years and VAS Consolidated Financial Statements for 3Q2023. Figures are rounded to the nearest billion

(1) Depreciation and amortization related to investment property are below the chart and should be added (to Gross Profit) according to IFRS

(2) NOI for leasing investment property and providing related services is caloulated by subtracting operating expenses from total rental income and other real estate related services. related to assets including land rental costs but not administrative expenses allocated from the parent company
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Financial Performance in 9M2023 (Continued)

Note

9M2022 9M2023 YoY

Figures in VND billion

Sale of inventory properties

Profit / (Loss) after tax for the period

Note: Quarterly financial statements for 2022 and 3Q2023 according to Vietnamese Accounting Standards (VAS). Figures are rounded to the nearest billion
(1) Net operating income (NOI) from rental and related services is calculated as total revenue from rental and related services minus asset-specific related expenses including: land rental costs but excluding management costs allocated from the parent company. Excluded one-off staff cost in 3Q23 of VND

16bn.
(2) Gross profit minus depreciation expenses related to investment property is accounted for according to VAS



