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SECTOR UPDATE 

Property – Thailand 
Foreign Ownership Proposal To Boost Real Estate Sector 
The market is challenging due to increased unsold inventories and reduced absorption 
rates, leading to heightened competition among developers. However, the proposed 
measures to attract foreign demand may provide new opportunities, especially for 
developers in the mid-end segment (Bt3-5m). Despite current pressures, a recovery in 
presales and earnings is expected in 2Q24 due to project launches, newly-completed 
condo projects and real estate measures. Maintain MARKET WEIGHT. 

WHAT’S NEW 
• Expect increased competition from oversupply risk. The Real Estate Information Center 

(REIC) report highlights the number of unsold residential units in the Bangkok Metropolitan 
Region for 1Q24. This report reflects a growing inventory influenced by headwinds such as 
reduced consumer purchasing power and the influx of new project launches in 4Q23. There 
were 229,048 unsold units in 1Q24, marking a 11.9% rise from the previous year. The 
absorption rate has also fallen to 2.3% from 3.5% in the previous year, indicating that it now 
takes approximately 40 months to sell existing inventory, compared to 25 months previously.
This suggests that the market is slowing down more significantly than during the COVID-19 
period. We expect increased competition among developers to lead to aggressive marketing 
strategies, further impacting profit margins. 

• Proposal to boost real estate sector. The cabinet proposed further studies on measures to 
stimulate the macroeconomy and attract large-scale foreign investments on 18 Jun 24. The 
Ministry of Interior has been tasked to consider: a) reviewing the duration of right-of-
superficies to not exceed 99 years, and b) revising laws to increase foreign ownership in 
condominiums from 49% to 75%, with additional conditions on management rights. These 
changes aim to attract foreign investors and skilled expatriates to invest and work in Thailand, 
enhancing overall economic growth. We expect developers to see increased demand and 
new opportunities for project development. We foresee that these would benefit developers 
who are specialists in the mid-end segment (Bt3-5m) of both Bangkok and tourist areas. 

ACTION 
• Maintain MARKET WEIGHT on the sector. Although we foresee low customer purchasing 

power and oversupply risk pressuring a recovery in the residential market, we expect a 
recovery in the sector’s presales and earnings in 2Q24, underpinned by numerous project 
launches, newly completed condo projects and real estate measures. In addition, 
undemanding valuations and attractive dividend yields are expected to underpin share prices 
and limit downside. We recommend selective BUY and sticking to market leaders with solid 
fundamentals and diversified portfolios expected to benefit from the economic rebound and 
increased demand from foreigners. Our stock picks are AP and SPALI. 

MARKET WEIGHT 
(Maintained) 
 
SECTOR PICKS 
   Share Target 
Company Ticker Rec Price Price 
   (Bt) (Bt) 
AP (Thailand) AP TB BUY 8.45 13.50 
Supalai SPALI TB BUY 18.70 24.20 

Source: UOB Kay Hian 
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PEER COMPARISON 
Current Target Market -------------- PE -------------- -------- EPS Growth -------- PB ROE Div Yield 

Company Ticker Rec Price Price Upside Capitalization 2023 2024F 2025F 2023 2024F 2025F 2024F 2024F 2024F 
   (Bt) (Bt) (%) (Btm) (x) (x) (x) (%) (%) (%) (x) (%) (%) 
AP (Thailand) AP TB BUY 8.45 13.50 60 26,583 4.4 4.4 4.4 3.0 0.2 0.0 0.6 14.2 8.3 
Land and Houses LH TB BUY 6.05 9.00 49 72,296 9.7 10.0 9.3 -10.0 -3.0 7.6 1.4 13.7 8.3 
LPN Development LPN TB SELL 3.22 2.40 -25 4,683 13.3 13.9 13.4 -42.0 -4.6 4.1 0.4 2.8 3.7 
Origin Property ORI TB BUY 5.05 7.50 49 12,393 4.6 5.2 4.8 -28.0 -12.4 8.1 0.6 11.0 7.7 
Pruksa Holding PSH TB SELL 9.20 9.20 0 20,134 9.1 8.2 7.9 -20.5 10.9 4.1 0.4 5.3 10.4 
Quality Houses QH TB HOLD 1.88 2.37 26 20,143 8.0 8.2 7.7 4.5 -1.3 6.3 0.7 8.6 8.0 
Supalai SPALI TB BUY 18.70 24.20 29 36,522 6.1 5.5 5.9 -26.9 11.8 -6.8 0.7 12.6 7.8 
Sector 192,754 6.4 6.2 6.2 -14.5 1.3 2.0 0.7 10.5 8.2 

Source: Bloomberg, UOB Kay Hian 
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ESSENTIALS 
• The Ministry of Interior, which oversees the Department of Lands, was authorised to study the 

feasibility of two amendments about economic stimulation measures through real estate 
including: 

a) Extension of right-of-superficies duration 

- Current law: The duration does not exceed 30-50 years. 

- Proposed change: Extending the duration to not exceed 99 years. 

b) Increasing foreign ownership limits in condominiums 

- Current law: Foreigners can own up to 49% of a condominium's total unit area. 

- Proposed change: Increasing the limit to 75% with additional conditions. 

• Regarding the extension of the right-of-superficies duration, we anticipate that longer lease 
terms will make property investments more appealing to foreign investors. Additionally, 
developers may be more willing to invest in larger, long-term projects, knowing that the lease 
terms are favorable for attracting foreign tenants and buyers. Increasing foreign ownership 
limits in condominiums could result in increased property sales, especially in high-demand 
areas popular with foreign buyers, such as Bangkok, Phuket, and Pattaya. However, higher 
foreign demand could lead to an increase in property prices. 

• In contrast, countries like the US and the UK allow foreigners to own all types of real estate, 
including land, without significant restrictions. Singapore restricts foreign land ownership and 
requires government approval, while Malaysia permits land ownership with minimum value 
requirements. Japan and Hong Kong both allow foreigners to own property and land freely, 
similar to the US and the UK, but Japan has minimal restrictions compared to Hong Kong's 
high property prices and stamp duties. This illustrates that Thailand's policies are more 
restrictive regarding land ownership and have specific limits on condominium ownership 
compared to these other countries. 

COMPARISON OF FOREIGN REAL ESTATE OWNERSHIP REGULARTIONS 
Country Condo Ownership Land Ownership 
Thailand Up to 49% of total project area Not allowed, can lease up to 30 years 
Singapore Allowed for private condos Restricted, requires government approval 
Malaysia Allowed Allowed with minimum value requirements 
USA Allowed for all types Allowed for all types 
UK Allowed for all types Allowed for all types 
Australia Only new or significantly renovated properties Not allowed for existing properties 
Japan Allowed for all types Allowed for all types 
Hong Kong Allowed Allowed 

Source: UOB Kay Hian 

• According to REIC’s report on condominium ownership transfer by foreigners, Chonburi and 
Bangkok led in transfers in 1Q24, accounting for 76.6% of the total units. Chinese nationals 
were the primary buyers, followed by significant growth from Myanmar nationals. Most 
popular were units priced Bt3-5m and sized between 31-60 square metres, highlighting a 
strong preference for affordable, moderately-sized properties. 

RISKS 
• Delay in project launches and completions, tightening of banks’ policies, rising cost, and 

weaker-than-expected economic growth. 

SECTOR CATALYSTS 
• Better-than-expected presales, transfers and gross margin. 

• An interest rate cut. 

UNIT TRANSFERS OWNERSHIP OF 
CONDOMINIUMS TO FOREIGNERS BY COUNTRY 
(1Q24) 
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UNIT TRANSFERS OWNERSHIP OF CONDOMINIUM 
TO FOREIGNERS BY AREAS (1Q24) 
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Disclosures/Disclaimers 
 
This report is prepared by UOB Kay Hian Private Limited (“UOBKH”), which is a holder of a capital markets services licence and an 
exempt financial adviser in Singapore.  
 
This report is provided for information only and is not an offer or a solicitation to deal in securities or to enter into any legal relations, nor an 
advice or a recommendation with respect to such securities.  
 
This report is prepared for general circulation. It does not have regard to the specific investment objectives, financial situation and the 
particular needs of any recipient hereof. Advice should be sought from a financial adviser regarding the suitability of the investment 
product, taking into account the specific investment objectives, financial situation or particular needs of any person in receipt of the 
recommendation, before the person makes a commitment to purchase the investment product. 
 
This report is confidential. This report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this 
report to any other person without the prior written consent of UOBKH. This report is not directed to or intended for distribution to or use by 
any person or any entity who is a citizen or resident of or located in any locality, state, country or any other jurisdiction as UOBKH may 
determine in its absolute discretion, where the distribution, publication, availability or use of this report would be contrary to applicable law 
or would subject UOBKH and its connected persons (as defined in the Financial Advisers Act, Chapter 110 of Singapore) to any 
registration, licensing or other requirements within such jurisdiction.  
 
The information or views in the report (“Information”) has been obtained or derived from sources believed by UOBKH to be reliable. 
However, UOBKH makes no representation as to the accuracy or completeness of such sources or the Information and UOBKH accepts 
no liability whatsoever for any loss or damage arising from the use of or reliance on the Information.  UOBKH and its connected persons 
may have issued other reports expressing views different from the Information and all views expressed in all reports of UOBKH and its 
connected persons are subject to change without notice. UOBKH reserves the right to act upon or use the Information at any time, 
including before its publication herein.  
 
Except as otherwise indicated below, (1) UOBKH, its connected persons and its officers, employees and representatives may, to the 
extent permitted by law, transact with, perform or provide broking, underwriting, corporate finance-related or other services for or solicit 
business from, the subject corporation(s) referred to in this report; (2) UOBKH, its connected persons and its officers, employees and 
representatives may also, to the extent permitted by law, transact with, perform or provide broking or other services for or solicit business 
from, other persons in respect of dealings in the securities referred to in this report or other investments related thereto; (3) the officers, 
employees and representatives of UOBKH may also serve on the board of directors or in trustee positions with the subject corporation(s) 
referred to in this report. (All of the foregoing is hereafter referred to as the “Subject Business”); and (4) UOBKH may otherwise have an 
interest (including a proprietary interest) in the subject corporation(s) referred to in this report. 
 
As of the date of this report, no analyst responsible for any of the content in this report has any proprietary position or material interest in 
the securities of the corporation(s) which are referred to in the content they respectively author or are otherwise responsible for.  
 
IMPORTANT DISCLOSURES FOR U.S. PERSONS  
 
This research report was prepared by UOBKH, a company authorized, as noted above, to engage in securities activities in Singapore.  
UOBKH 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 by UOBKH (whether directly 
or through its US registered broker dealer affiliate named below) 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”).  All US persons that 
receive this document by way of distribution from or which they regard as being from UOBKH by their acceptance thereof represent and 
agree that they are a major institutional investor and understand the risks involved in executing transactions in securities. 
 
Any U.S. recipient of this research report wishing to effect any transaction to buy or sell securities or related financial instruments based on 
the information provided in this research report should do so only through UOB Kay Hian (U.S.) Inc (“UOBKHUS”), a registered broker-
dealer in the United States.  Under no circumstances should any recipient of this research report effect any transaction to buy or sell 
securities or related financial instruments through UOBKH. 
 
UOBKHUS accepts responsibility for the contents of this research report, subject to the terms set out below, to the extent that it is 
delivered to and intended to be received by a U.S. person other than a major U.S. institutional investor. 
 
The analyst whose name appears in this research report is not registered or qualified as a research analyst with the Financial Industry 
Regulatory Authority (“FINRA”) and may not be an associated person of UOBKHUS and, therefore, may not be subject to applicable 
restrictions under FINRA Rules on communications with a subject company, public appearances and trading securities held by a research 
analyst account. 
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Analyst Certification/Regulation AC  
 
Each research analyst of UOBKH who produced this report hereby certifies that (1) the views expressed in this report accurately reflect 
his/her personal views about all of the subject corporation(s) and securities in this report; (2) the report was produced independently by 
him/her; (3) he/she does not carry out, whether for himself/herself or on behalf of UOBKH or any other person, any of the Subject Business 
involving any of the subject corporation(s) or securities referred to in this report; and (4) he/she has not received and will not receive any 
compensation that is directly or indirectly related or linked to the recommendations or views expressed in this report or to any sales, 
trading, dealing or corporate finance advisory services or transaction in respect of the securities in this report. However, the compensation 
received by each such research analyst is based upon various factors, including UOBKH’s total revenues, a portion of which are 
generated from UOBKH’s business of dealing in securities.  
 
Reports are distributed in the respective countries by the respective entities and are subject to the additional restrictions listed in the 
following table. 
General This report is not intended for distribution, publication to or use by any person or entity who is a citizen or resident of or 

located in any country or jurisdiction where the distribution, publication or use of this report would be contrary to 
applicable law or regulation. 

Hong Kong This report is distributed in Hong Kong by UOB Kay Hian (Hong Kong) Limited ("UOBKHHK"), which is regulated by the 
Securities and Futures Commission of Hong Kong. Neither the analyst(s) preparing this report nor his associate, has 
trading and financial interest and relevant relationship specified under Para. 16.4 of Code of Conduct in the listed 
corporation covered in this report. UOBKHHK does not have financial interests and business relationship specified under 
Para. 16.5 of Code of Conduct with the listed corporation covered in this report. Where the report is distributed in Hong 
Kong and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKHHK (and not the relevant foreign research house) in Hong 
Kong in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Hong Kong 
who is not a professional investor, or institutional investor, UOBKHHK accepts legal responsibility for the contents of the 
analyses or reports only to the extent required by law.  

Indonesia This report is distributed in Indonesia by PT UOB Kay Hian Sekuritas, which is regulated by Financial Services Authority 
of Indonesia (“OJK”). Where the report is distributed in Indonesia and contains research analyses or reports from a 
foreign research house, please note recipients of the analyses or reports are to contact PT UOBKH (and not the relevant 
foreign research house) in Indonesia in respect of any matters arising from, or in connection with, the analysis or report. 

Malaysia Where the report is distributed in Malaysia and contains research analyses or reports from a foreign research house, the 
recipients of the analyses or reports are to contact UOBKHM (and not the relevant foreign research house) in Malaysia, 
at +603-21471988, in respect of any matters arising from, or in connection with, the analysis or report as UOBKHM is the 
registered person under CMSA to distribute any research analyses in Malaysia. 

Singapore This report is distributed in Singapore by UOB Kay Hian Private Limited ("UOBKH"), which is a holder of a capital 
markets services licence and an exempt financial adviser regulated by the Monetary Authority of Singapore.Where the 
report is distributed in Singapore and contains research analyses or reports from a foreign research house, please note: 
(i) recipients of the analyses or reports are to contact UOBKH (and not the relevant foreign research house) in Singapore 
in respect of any matters arising from, or in connection with, the analysis or report; and  
(ii) to the extent that the analyses or reports are delivered to and intended to be received by any person in Singapore 
who is not an accredited investor, expert investor or institutional investor, UOBKH accepts legal responsibility for the 
contents of the analyses or reports only to the extent required by law.  

Thailand This report is distributed in Thailand by UOB Kay Hian Securities (Thailand) Public Company Limited, which is regulated 
by the Securities and Exchange Commission of Thailand. 

United 
Kingdom 

This report is being distributed in the UK by UOB Kay Hian (U.K.) Limited, which is an authorised person in the meaning 
of the Financial Services and Markets Act and is regulated by The Financial Conduct Authority. Research distributed in 
the UK is intended only for institutional clients. 

United 
States of 
America 
(‘U.S.’) 

This report cannot be distributed into the U.S. or to any U.S. person  or entity except in compliance with applicable U.S. 
laws and regulations. It is being distributed in the U.S.  by UOB Kay Hian (US) Inc, which accepts responsibility for its 
contents. Any U.S. person or entity receiving this report and wishing to effect transactions in any securities referred to in 
the report should contact UOB Kay Hian (US) Inc. directly. 
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