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* This rating is an Issuer Credit Rating (ICR). An ICR reflects our view of the senior unsecured credit rating of an 

issuer and is not specific to an individual insurance such as bond that it may issue. 

The rating scale used by FiinRatings is the national scale, therefore, it must not be equated with or represented as a 

rating on the scale used by any other rating agencies. 

The rating presented in this announcement is effective from the rating date, until and unless we make any further 

updates. 

This document is prepared in both English and Vietnamese. The English translation is for reference only and the 

Vietnamese version will prevail in the event of any inconsistency between the English version and the Vietnamese 

version.  
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Hanoi, 4 April 2022 

FiinRatings announced that it has assigned initial Long-term Issuer Credit Rating 'BBB+' to Khang Dien 

House Trading and Investment Joint Stock Company (“KDH” or “the Company”) with Stable Outlook. 

RATING RATIONALE 

Business risk profile is assessed at Strong level, which is represented by the Company's good 

brand name in the high-end and mid-end real estate development segment in Ho Chi Minh City. The 

Company has strongly positioned its residential products with an established track record in the last 20 

years. KDH’s brand name as well as its good reputation has enhanced the Company’s operating efficiency 

and profitability. The Company’s land bank of 542 ha, which is mainly located in in Ho Chi Minh City and is 

expected to support growth and development in the next 5-10 years, especially in the context of limited land 

reserve and high housing demand in this area. 

KDH's main business risks, in our opinion, are exposure to the complex and frequently changing regulatory 

framework, cyclicality and volatility of the real estate sector. However, the Company's target customer 

segments and land reserves are considered to yield better sales liquidity than other segments such as 

tourism, resort sector, and provinces’ land plots in unfavorable market conditions. 

Financial risk profile is expected to be at Intermediate level on the back of expected increase in debt 

levels in 2022-2023 to accelerate the investment process for new projects. Nonetheless, the financial 

metrics will still remain at acceptable levels for the current rating. We assess that the Company has a 

prudent financial policy, reflected by the Deb/Equity ratio maintained at around 0.15x – 0.25x in 2017–2021, 

which is lower than the 0.36x of the industry average. In 2022-2024, KDH’s investment acceleration plan 

for the projects in the Eastern and Southern areas of Ho Chi Minh City will require larger capital and increase 

the financial leverage. We estimate that the Debt/Equity ratio will be at 0.78x and 0.58x in 2022 and 2023 

respectively. We also assess the debt servicing capacity remains comfortable and better than industry 

average despite higher leverage, the company’s Debt/EBITDA ratio is estimated to increase to 2.58x in 

2022 but will improve to 1.34x in 2023. The cash flow from operating activities in 2022-2023 is mainly from 

ongoing projects in Thu Duc City and Binh Chanh District, such as The Classia, The Privia, and Clarita. 

Given KDH's development experience and its location proximity and connectivity to the completed projects, 

we believe the efficiency of sales activities will also be the same to those projects. 
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Key Assumptions and Analytical factors 

The base-case scenario is based on key analytical factors as follows: 

▪ COVID-19 pandemic is gradually under control, and do not affect business operations like in 2021. 

▪ Real estate projects in Thu Duc City and Binh Chanh District such as The Classia, The Privia or 

Clarita will generate cash flows of approximately VND18-20 trillion in 2022-2023F. 

▪ Expected EBITDA margin at 40%-45% in the next two years. 

▪ Investment in site clearance at the Tan Tao Residential Area project - Area A ("Tan Tao A") will be 

accelerated in 2022-2024. 

▪ Debt/Equity ratio will be maintained at 0.6-1.0x in the next 12-24 months. 

Exhibit 01: Base-case Key Analytical Factors and Metrics   

unit: VND billion -- Year ended Dec. 31 -- 

Analytical Factors 2019A 2020A 2021A 2022F 2023F 

Contracted sales  4,230.3   3,914.9   1,708.9  6,988.9 10,608.7 

EBITDA        1,200.7         1,469.2         1,565.7        3,541.0        6,083.4  

Debt 782.5 1,845.2 2,552.5 9,125.3   8,148.0  

Equity 7,664.4 8,158.1 10,221.1        11,659.8         14,046.8  

Financial Ratios      

Debt/Equity (x) 0.10 0.23 0.25            0.78                   0.58  

Debt/EBITDA (x) 0.65 1.26 1.63            2.58                  1.34  

Debt/FFO (x)          0.89           1.43       3.28          4.22          1.81  

Short-term debt coverage 67.2% 90.8% 75.2% N/A N/A 

Source: KDH, FiinRatings 
Note: A--Actual. F--Forecast 
Debt = Short-term debt + Long-term debt + Other interest-bearing liabilities 

Contracted sales are estimated by Change in customer prepayment and unearned revenue + Reported revenue 

Beside evaluating KDH’s business risk profile and financial risk profile, our rating opinion for KDH is also 

built on the current macroeconomic environment, the Vietnamese residential real estate outlook, and 

regulatory changes that could influence the whole sector.  

Despite the favorable long-term prospect of the Vietnamese residential real estate sector, especially in Ho 

Chi Minh City, COVID-19 has created lasting impacts on 2020-2021 regarding constructing activities and 

sales results for real estate developers. Specifically, the average number of apartments sold in Ho Chi 

Minh City dropped to 29,000 apartments per year in 2020-2021 compared to the average of 68,000 

apartments per year in the 2015-2019 period. 
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We have also evaluated the current industry risk factors, including (i) refinancing pressures for due debts 

while commercial banks are restricted from investing in corporate bonds (as stated in SBV’s Circular 16); 

(ii) growing costs of capital caused by potential increasing interest rates; (iii) increasing raw material and 

outside services costs driven by rising inflation; and (iv) Government’s regulatory changes regarding land 

auction and bidding process, taxes, and real estate agent standardization.  

 

KEY CREDIT FACTORS FOR AN UPGRADE OR DOWNGRADE OF THE RATINGS 

In our opinion, the credit rating of KDH is likely to remain stable for the next 24 months. However, we may 

consider changing KDH's rating in the following scenarios: 

Upside Scenario:  

• Cash flow from operating activities (in 2022-2024) from key projects in Thu Duc City and Binh 

Chanh District (such as The Classia, The Privia, Clarita and The Solina) is far better than our 

base-case forecast. 

• KDH is able to grow its market share in the real estate segment while continuing to maintain its 

financial risk profile in terms of gearing and debt servicing capabilities. 

• The Government's infrastructure development plan is accelerated, facilitating KDH's site clearance 

process in a timely manner for key projects, including the Tan Tao Residential Area project - Area 

A ("Tan Tao A"). 

Downside Scenario: 

• In case KDH significantly increases debt levels but is unable to improve cash flows in line with our 

expectations thereby leading to higher financial leverage and weaker debt servicing capabilities 

(for example the Debt/Equity ratio is higher than 1.5x and Debt/ EBITDA increases to 4 times). 

• Interest rate, other unfavorable macroeconomic conditions or adverse legal or regulatory changes 

which are beyond our current expectations may affect the Company's capital raising plan. 
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RATING METHODOLOGY 

The rating methodology explains FiinRatings approach to assessing credit risk of financial corporates in 

Vietnam. This methodology is intended as a general guidance to help companies, investors, and other 

market participants to understand how FiinRatings looks at quantitative and qualitative factors significant 

in explaining rating outcomes in this sector.  

In addition, certain terms used in this report, particularly certain adjectives used to express our view on 

rating relevant factors, have specific meanings ascribed to them in our criteria, and should therefore be 

read in conjunction with such criteria. The related criteria and methodology are shown in more details:  

▪  Corporate Rating Methodology  

  

http://fiingroup.vn/upload/docs/fiinratings-corporate-credit-rating-methodology.pdf
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RATING SCALE AND DEFINITIONS  

We employ below rating scale in assigning ratings for all issuers across industries and sectors that we 

cover in Vietnam. The rating scale used by FiinRatings is the national scale, therefore, it must not be 

equated with or represented as a rating on the scale used by any other rating agencies.  

 

 

Description Scale Grade 

Group 1: Extremely strong capacity to meet financial obligation AAA 

Investment grade 

Group 2: Very strong capacity to meet financial obligation 

AA+ 

AA 

AA- 

Group 3: Strong capacity to meet financial obligations but 

somewhat susceptible to adverse economic conditions and 

changes in circumstances 

A+ 

A 

A- 

Group 4: Adequate capacity to meet financial commitments but 

more vulnerable to adverse developments and economic 

conditions 

BBB+ 

BBB 

BBB- 

Group 5: Moderate capacity to meet financial obligations but 

less vulnerable than other speculative issuers 

BB+ 

Speculative grade 

BB 

BB- 

Group 6: Weak capacity to meet financial obligations. Sensitive 

to business, financial and economic conditions. High risk. 

B+ 

B 

B- 

Group 7: Very weak capability or very likely to get into default. 

Very sensitive to business, financial and economic conditions. 

Substantial risk. 

CCC+ 

CCC 

CCC- 

CC 

C 

Group 8: Default level. In default or in breach of an imputed 

promise. This level is used upon the filing of a bankruptcy petition 

or the taking of similar action and where default on an obligation is 

a virtual certainty. 

D Default 
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OWNERSHIP DISCLOSURE 

 

At the time of the publication, the following information is provided as required by current regulations and as a part of 

our compliance policies in providing credit ratings: 

• KDH’s percentage of equity ownership at FiinGroup: none 

• FiinGroup’s percentage of equity ownership at KDH’s: none 

• FiinGroup’s other employee percentage of equity ownership at KDH’s: none 

• KDH’s investment value of bond(s) issued by FiinGroup: none 

• FiinGroup’s investment value of bond(s) issued by KDH’s: none 

• KDH’s investment value of other debt instruments issued by FiinGroup: none 

• FiinGroup’s investment value of other debt instruments issued by KDH’s: none 

FiinGroup aforementioned includes Credit Rating Agency (FiinGroup JSC.), its directors, Credit Rating Committee 

members, and analysts of FiinGroup engaged in this rating action. The information above was examined during 

client acceptance process and before the signing date of Credit Rating Agreement with the Company and was 

updated on the issue date of this report. 

FiinGroup and FiinRatings maintain a strict independence policy to meet current regulations in providing credit 

rating services in Vietnam as well as to comply with our conflicts-of-interest policy and to ensure the objectivity and 

independence in giving opinion on our credit ratings. Accordingly, personnel directly participated in credit rating are 

not allowed to own or to execute any transactions of securities, shares or debt instruments issued by the Company 

once FiinRatings has established a credit rating relationship. 

 

 

FiinGroup Joint Stock Company 

Credit Rating Report No.: 01-C09-2022 

 
 

Nguyen Quang Thuan, FCCA 

Chief Executive Officer 

Hanoi, April 04, 2022 
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CONTACT US 

This credit rating notice is prepared for public disclosure in accordance with applicable regulations and 

therefore only provides rating results and evaluation summary of relevant criteria. Complete ratings 

information or complete ratings reports are provided exclusively by FiinRatings subject to specific terms 

and conditions. 

 

For Media Inquiries: Ms. Vu Nguyet Anh, Public Relation Officer,  

+84 (0) 916 111 231 or email: anh.vu@fiingroup.vn mailto:hien.nguyenminh@fiingroup.vn   

 

For Client Service: Ms. Ba Thi Thu Hue, Client Advisor,  

+84 (0) 971 390 935 or email: hue.ba@fiingroup.vn   

  

mailto:anh.vu@fiingroup.vn
mailto:hien.nguyenminh@fiingroup.vn
mailto:anh.phamhoang@fiingroup.vn
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COPYRIGHTS & DISCLAIMER STATEMENTS 

No content (including ratings, credit-related analyses and data, valuations, model, software or other application 

or output therefrom) or any part thereof (Content) may be modified, reverse engineered, reproduced, or 

distributed in any form by any means, or stored in a database or retrieval system, without the prior written 

permission of FiinRatings.  

The Content shall not be used for any unlawful or unauthorized purposes. FiinRatings and any third-party 

providers, as well as their directors, officers, shareholders, employees, or agents (collectively FiinRatings 

Parties) do not guarantee the accuracy, completeness, timeliness, or availability of the Content. FiinRatings 

Parties are not responsible for any errors or omissions (negligent or otherwise), regardless of the cause, for the 

results obtained from the use of the Content, or for the security or maintenance of any data input by the user. 

The Content is provided on an “as is” basis. FIINRATINGS PARTIES DISCLAIM ANY AND ALL EXPRESS OR 

IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF MERCHANTABILITY 

OR FITNESS FOR A PARTICULAR PURPOSE OR USE, FREEDOM FROM BUGS, SOFTWARE ERRORS 

OR DEFECTS, THAT THE CONTENT’S FUNCTIONING WILL BE UNINTERRUPTED OR THAT THE 

CONTENT WILL OPERATE WITH ANY SOFTWARE OR HARDWARE CONFIGURATION. In no event shall 

FiinRatings Parties be liable to any party for any direct, indirect, incidental, exemplary, compensatory, punitive, 

special or consequential damages, costs, expenses, legal fees, or losses (including, without limitation, lost 

income or lost profits and opportunity costs or losses caused by negligence) in connection with any use of the 

Content even if advised of the possibility of such damages. 

Credit-related and other analyses, including ratings, and statements in the Content are statements of opinion 

as of the date they are expressed and not statements of fact. FiinRatings’ opinions, analyses, and rating 

acknowledgment decisions (described below) are not recommendations to purchase, hold, or sell any 

securities or to make any investment decisions, and do not address the suitability of any security. FiinRatings 

assumes no obligation to update the Content following publication in any form or format. The Content should 

not be relied on and is not a substitute for the skill, judgment and experience of the user, its management, 

employees, advisors and/or clients when making investment and other business decisions. FiinRatings does 

not act as a fiduciary or an investment advisor. While FiinRatings has obtained information from sources it 

believes to be reliable, FiinRatings does not perform an audit and undertakes no duty of due diligence or 

independent verification of any information it receives. Rating related publications may be published for a 

variety of reasons that are not necessarily dependent on action by rating committees, including, but not limited 

to, the publication of a periodic update on a credit rating and related analyses. 

FiinRatings Parties disclaim any duty whatsoever arising out of the assignment, withdrawal, or suspension of 

an acknowledgment as well as any liability for any damage alleged to have been suffered on account thereof. 

FiinRatings keeps certain activities of its business units separate from each other in order to preserve the 

independence and objectivity of their respective activities. As a result, certain business units of FiinRatings 

may have information that is not available to FiinGroup business units. FiinRatings has established policies 

and procedures to maintain the confidentiality of certain non-public information received in connection with 

each analytical process.  

FiinRatings may receive compensation for its ratings and certain analyses, normally from issuers or 

underwriters of securities or from obligors. FiinRatings reserves the right to disseminate its opinions and 

analyses. FiinRatings’s public ratings and analyses are made available on its Web sites, and may be 

distributed through other means, including via FiinRatings publications and third-party redistributors. Additional 

information about our ratings fees is available at https://fiingroup.vn/FiinRatings . 

FIINRATINGS, FIIN, and FIINGROUP are registered trademarks of FiinGroup Joint Stock Company. 

https://fiingroup.vn/FiinRatings

