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Abstract

Housing developers are major issuers in the Thai debt market, particularly amidst COVID-19 funding
constraints. This study examines the bond issuance strategies of 31 developers listed on the Stock Exchange of
Thailand (2018-2024). Utilizing 56-1 One Reports and SEC debt filings, the research analyzes revenue compositions
and bond structures to identify the relationships between firm size, residential project types, and issuance
strategies.

Empirical findings indicate that: 1) Average high-rise revenue proportions were 35%, 33%, and 43% for
large, medium, and small firms, respectively. Small firms derived 38% from low-rise projects and 19% from
diversification, increasing cash flow volatility. 2) Regarding issuance objectives, during stable periods, small and
large firms prioritized expansion (35% and 33%), while medium firms focused on liquidity (34%). Following 2019
Loan to Value (LTV) regulations, medium and large firms prioritized liquidity, whereas small firms focused on
refinancing from 2023. 3) Regarding bond characteristics, since 2019, zero-coupon short-term bonds were used
across all sizes to minimize costs. During and after the pandemic, medium and large firms leveraged these
instruments at 70% and 81%, versus 49% for small firms. Consequently, small firms were required to issue higher-
yield short-term and long-term bonds to attract investors, increasing average financial costs.

In conclusion, large and medium firms consistently issue bonds at lower costs than small firms across
economic cycles. To mitigate rollover risks, small firms rely on diverse, high-yield instruments, increasing financial
costs and hindering performance. These insights assist developers in optimizing project-mix portfolios to effectively

manage financial costs and risks amidst economic fluctuations.

Keywords: corporate bond strategy, real estate developers, COVID-19, firm size, financial risk
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Finance Research Letters, 63, 105335. (https://doi.org/10.1016/j.fr.2024.105335)
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unniTEnauenatauagivg lnesaufsnseeniudiieldidundnussiulumsesniud nslidduuniuiem
Tu3e Msdamiunudmiuianissaumu (joint venture) Msdnmiunuiang1 (bridging financing) masmau
nsthszaendsuaznd Fadnoglumiinn1sdnmiiunu/usmsvu (Financing/Capital management: D) Waz
ANsEYAWLMENTSEY (Finandial obligations: E) Geagvioufisenumensalunisarsnrmlusdauayifiuanudesty
Tuminamu esmnuignunadniinnniidetiolunaiamnit (am @)

- USEmuunanans wWuniseenvudifletauanmades/ Sunumyuieu (Liquidity/Working capital: B)
Hundnnaontdas we. 2561-2567 tnsfidndausening 30%-70% vosniseeniudienualuudasd sosaen
fio M3luuud/mathaemilAn (Refinancing/Debt repayment: A) 912 20%-49% it Wagnasmu/MIveByIna
(Investment/Expansion: C) Uszain 3-23% (a1 w.e. 2561-2564) Tnadaus w.a. 2562 Afldeduldunasnis
LTV fiudunadaarasenisiiogordsanas uisnuwananaiatunsuimsnssuaiuanlusserdunasiasa

v A

anadedlufanisuinnitnsiliaiilasinslva dawalinisesnfudifienisasunievensgsia (Fasuda
nsaspululasanslinasnistoinu) fdndiuanasesnednauain 23% mdeifios 6% uag 3% nudIFU uay
daustl a1, 2565 laifinseenvufifievensgsiavieasuiuidnsn (nm 5)

- Uismuwalvg Tunmsiudaud we. 2561-2567 SHnguavasdlumssentiud 3 d1duusn Wud nmaay
annAd e/ lIunuvyuiey (Liquidity/Working capital: B) n531Wuuug/nsdrseniliy (Refinancing/Debt
repayment: A) Wa¥N158991/A1508185509 (Investment/Expansion: C (Aa1du 74.3%, 18.1% waz 5.7%
pddv) Tnesaud e 2562 uduan vsmvualmiduldfudiduuadsiuyussssduioaiuaninades

wagldieuimsnilszagduiniu waglaolanzed9Banaud w.a. 2566-2567 1n1508nuUllingUssasAnan

Januseaed lunreanfudenuidnaunniin Aaurn.A 2561-2567 Faqurzaed lunseaniudeasiinuianats wausin.a 2561-2567
| A: Refinancing / Debt | A: Refinancing / Debt
2561 32% 25% 35% Repayment 2581 % 34% 23% Rapayment
| B: Liquidity / Working | 8 Liauidity / Working
2562 21% 37% 36% Capital 2502 24% 66% 6% apta
| CE) Invegtmenl ! | C: Investment / Expansion
xpansion D: Financing / Capital
2563 ‘ 24% 36% 37% a Finanmngtl Capital ‘”" 2% o e Management
lanagement E: Financial Obligations
2564 ‘ 27% 34% 29% E: Financial Obligations M“ e L F: Soclal
2565 30% 39% 23% F: Social 2848 30% §7% 0% G: uiiidoya
[ G: Lifidoya |
2566 35% 28% 32% 2008 36% 6d% 0%
\ \
2567 47% 28% 23% 261 49% S1% 0%
| |
0% 25% 50% 5% 100% ol =% 5% e =%
a4 dadutngUstasdluniseenvuivesuidnuuaindus w.e. 2561-2567 a5 dnduinguzasdluniseanuduesuienuunanansius we. 2561-2567
n: Fifemszidoyannuuuasudoyadifyvewnsiansuil e na.m, 2561-2561 T fdvliengiteyannuuuasitdeyadidgvemnmmil lae n.a.n., 2561-2567

Fagusrasd luniseanudaasuiineunlng Asusn.a 2561-2567
| A: Refinancing / Debt

2561 27% 30% 33% Repayment
| B: Liquidity / Working Capital
262 10% 78% 9% C: Investment / Expansion
| D: Financing / Capital
2563 21% 67% 11% Management
| E: Financial Obligations
2564 18% 69% 10% F: Social
| G: Lifigoya
2565 21% 74%
|
2566 17% 83%
|
2567 19% 81%

ox - o - 0%
A 6 dnduinguszasdluniseaniiuivesuStnumnaluadaus w.e. 2561-2567

71 {IAslinseiteyannuuuaideyadAgremstansvil lay na.n., 2561-2567
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o

Funsiaiuaninadesiay s uuuduiiiuvingy lnesusimonalvglisndudesssyingUszasdessazden
V3oATOUAGNYNNIIIAMTBUUSENIWIAEN (AW 6)
HanaUUMLYBsUivasuTEnafmSunIwdluye w.a. 2561-2567
nguUTEMvuIAdnauesATHaRBUWURALg g A IdssnuunuTEniasseldudn
nlasinsuugs (rouladiflew) Feflanuiumnuveanssuaiuangs wilutmaranuilui (ne. 2564-2565)
uAvTEIUIREndinsiosinudnsmansuwilustiugaiiegdlatinasu vasfiussnvunelvedaduselsndn
Nnrdafusiunuesinszaeneldludifansdu q Sausaauesasnanouunudeiiign wazsuTon
yuanaaauesansuuilusziusesann axviouliiiiuin eanlimnndesudenszuaiuanuesduiuumsu

wagwInUTENIINNIYITUSEnnquillianulaSeususuyunnsRuiidany (0w 7)

AT INANDLUNURRBZBIUT SuunaN2uIALIENEN nane uaslug) w.A. 2561-2567
- S Rate = M Rate L Rate = = Thai Policy Rate

5.0
43

4.0

(%)

l
DATIHANDUUNUIRAE

0.0
2561 2562 2563 2564 2565 2566 2567

2N 7 dasHaneuwuRAsTeiuiNeentne uSENRUe SIS UM g S uuNANUINAUTEN
n: ITEnTeideyaanuuuaiteyaddnyvewmsasvillag nan.

wardeyannaniuideifionanvu (HuuvadfeyanliUnmeseasisase), 2561-2567

U

anwazvasiuinduunauatguasuuuunanileluyae w.a. 2561-2567

9

- NENUIENWINEN Suau 22 USEn finseeniudlulssiaviivainvateiigaidlofieuiuuignuuady

suilleunandedriamuanuiigetevilvdesddiasodienanmstuivainvangiiegdlatinamu lnegiane

@ v =®

wsegnaund (w.e. 2561) eanviugszezeninuuiinende (LT & Fixed coupon) 1undnds 56.4% aealsha

VEBNAINT LTV (WA, 2562) Sedaeiinanailudy (wa. 2564) senviufsverduussunvlifidnsmende (ST&O coupon)

Y yaa v a 4

Judndiundn (48%-65%) Faiufussianillidiniszaenidesean Jaduiudaddununnistuinige

LA} q

LAzl AuNIsUIMsaN AR eIssardy el Tugas w.e. 2565-2567 dnawmudeanisamuluiuiidess

U U

£%

U3tnawimdnisesniulszazenuuuiinenide (LT & Fixed coupon) udnaiuman (46%-52%) waziluiiies

Y

v
=1

nauUIENIRINiinsesnvulsrerduluuinenile (ST & Fixed coupon) livevALYEANUEETIZINIIUTENIUIN

nanwaglng egelsnAtuzsnawmdnusenddnenings Fudilasadeeelaannlasanisuuasun wiwmnss

£%

wsefltoduealungy arunsaeenviudsserenuuulifinende (LT & 0 coupon) 1@ wiiazfidnwiuliuinin

Y

Welguiuussnvuinnansiazvuinvey (1 8)

<

- NFUUTENIUIANGNS T1UU 6 VTN 1negaandsiasugnaund (w.a. 2561) eenviunszezenininenide

'
o

A (LT & Fixed coupon) umean fis 78.19% oenslshd wawnnsns LTV fidiunn (we. 2562) fsndingnanimidos

v

(w71, 2567) oaniiuisverdulszinnbifisnsinenide (ST&O coupon) Wudndiundn (61%-T76%) vaugfivug

q

svgrgmninenlensdl (LT & Fixed coupon) fidndusesasn (21%-31%) yawiuiiailavenduilfs mnuauise
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lumssenvuszezemuuulifisends (LT & 0 coupon) fadupmasiiaeioufmmidetussesermosinasy
Tasfinnsoonsausisdu 19 su @adu 5% vesnisesnviudiienun wa. 2561-2567) Fanniudsnvunidn
warlng asviouliifiudt lunduuidmunnasiuidntuihiifanmidefoguieudsidnuelng Vil
ansnInsvANYusTEYaesuneild el nguusvmuanandafimaseniud serdusuuiisnnnends (ST &
Fixed coupon) Aaanven1sANEI (AW 9)

- nguuisnaualvg S 3 U3En Tneteamiasugiaund (ne. 2561) sanvjudssazemiiinen e
At (LT & Fixed coupon) siaviun 100% e84l vidannsns LTV fdusin (na. 2562) Setasinganadediu
(n.1. 2567) panudsrozdulszinnlaifidnmmenids (ST&O coupon) Lludmdundn (70%-88%) Faunnin
Umnansuasrwaiin duudszereuuulddaends (LT & 0 coupon) fwiugudesniiuisnuianais
ntlos vl ltu'ﬁmsaaﬂﬁuﬁiwségmmuﬁé’m’maﬂLﬁuEJ (ST & Fixed coupon) WuREIIUUIENTWIANG (N1 10)

Iﬂ‘i\'lﬂ‘i’l\iﬂ’]‘iaaﬂ‘lﬁuﬂﬁ]"lLLuﬂﬂﬁNaﬁﬂLLﬂuﬂ‘SuLﬂﬂﬂﬂﬂL‘lJEI?IaQ
USENARIUIDRINSHNSNEHDUALEN (W.F. 2561—2567)

ST & Fixed coupon [ ST & 0 coupon LT & Fixed or Step up
Il LT &0 coupon [ Perpetual bond

2561 | k% 15.8% 73.7% 15.3%
2562 ]3.9 61.8% 33.3% J1e
2563 J 35E3 64.9% 30.9% J1.0
2564 J4_7 48.1% 44.3% 1923009
2565 ‘5.3 40.7% 52.2% 1524
e —— a6.1% Elos”
2567 J .55 43.9% 51.4%
0“% 25% 50% 75% 100%

a1 8 dnduniseeniuuunmuniguazUsuinveeniievesuidnuunaidn
4 ame o i P o
n: dviasgiteyannuuuasudeyadiAguemsasvilag na.n.
wazdoyavnanitiideiiionanenu (JuuvasdoyaiiliUnwestoasisas), 2561-2567

Iﬂi\'lﬂi"lﬂﬂ'\iﬂﬂﬂﬁuﬂﬂ’]LL‘Hﬂﬁ’I'INﬂ']EILLa“]J‘i-.L.ﬂ'ﬂ(ﬂaﬂl‘]Jﬂ?lB\‘l
VSENWRIUIBdInSHNSWEAIUNANANS (W.Fl. 2561-2567)

ST & Fixed coupon M ST & 0 coupon LT & Fixed or Step up
Il LT & 0 coupon W Perpetual bond

2561 781% 3%

2562 71.2% 28.8%

2563 22.0% 1273
2564 24.1% 977Y
2565 31.4%

2566
2567

26.0%
208%
0% 25% 50% 75% 100%

¥
& =
anan 0 Fadnaiansanadie ddnnaiamnnneiiavelsu amanaidicen a Safanen inmnaana

TasegsensaaniunnunaNaguazlsztnneantis
?Jﬂ\iU'iH‘ﬂWWH’IEIENH‘TiNY]‘JWEI'?J‘I.-A"I@I,L‘HEU (W.Fl. 2561-2567)

ST & Fixed coupon M ST & 0 coupon LT & Fixed or Step up
B LT & 0 coupon W Perpetual bond

2561 100.0%

2562 15.9%
2563 27.9% 2B8%
2564 22.6% 1B
2565 17.0% £EE»
2566 14.4%

2567

6.6%ED

0% 25% 50% . 75% 100%
a2 10 dadruniseaniuduunauenguazussinnaenilsvesuiinuualng

= [PV v > °o o &
nun: Qmmmiwxma;&amml,uua‘gﬂmauvamﬂgymaamswmwuiws n.8.6.

wazdeyavnaniduideiiionaranu (HuunasdeyaiiliiUnwesoasisas), 2561-2567
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aAUsIgHaLazaTUNANIANEN

= v

Usenvwadnfifisgldvananlasinisuungedemasionnudesainnisyuisunt (rollover risk) figedesias

Y

Y A

fawufiileFlnuuudunnndnidnvuananauazivglusacdinga namsinudliiiud dnvusnnius uazaun
ypaftanns fidufmunnnudeddunismyudeunivesuisn GedsmarematmuningUszasdlunsoentiuffiiudsuutas
TUpuaamziasvgia fall Gaaasugaund (ne. 2561) Ynquszasdlunissauyud anuunndsdusuauiaianis
Tns Wdvmnadnuazaunelng sjatunsszasmuiie “madulauazmsangululasansl” Wuvdn vasfivdsmnanans
jatfuile “msuimsanmadesuarBunumuiow” asvieulidui Aruidssndnuusnandusiddlidmansguse
fonuszasidnau wiustmanananldZulianuddfumsinuanmadesnduddewsing denuansznuangUasd
flanasainuasns LTV fiduain (wa. 2562) ﬂi']ngﬂ’15r:u‘lm'aau'vm'aﬂamuﬂamuiaum’lmwﬁ(Mutual Fund Run)
Tutdingaladn (n.. 2563) uazrdingrenuidesivlunanavuiithasudssasulufulidesgs (ne. 2566-2567) vl
fusgnaunsdenilarfnwnssuaiuannninindalasinislnd datuniseeniuiiie “nsiiulauaznisamu
Tulassmslmi lugnuauiddanauasgnunuiidisnssnvanmadesiarnisuimei oghdlsifaruunndisses
yunuTTuardadnlaseinis (Wunsu/uuge) dwalilAansuudsudnduingussasdiuansieiy nguuidnu
\@niiddruselivanainlasainisuuigs siliindyfuanudsinnssuatuaniiduau® lussozusningUssasdndnds
Wasulug “maiaSuanimadeuazfunumuion” Wuiderfuuisnuuanarsuazauialug egnalsia vismunadn
oontfufiiio “TluuuduasdrsAunilin ifatuetisiolios uaznaneifuinguazasdudnlu wa. 2566-2567 agiioutn

o

nsziaduandnnsaduaulinedisenil vilviseseeniudiiio Rollover nilufifuuazanaudssinindisynilas

= 2 a v saa

donrRpsiulIAAYRIAdlaT wadlyd (Kanis Saengchote) (2024) Nsrydn Tassnisaeulailideniludunindniissesnaim’
wariinszuauanliadnavedwalviinanudsdunmsvyudsuni (ollover risk) g9 USEnIsdosiaiunsuimsinnisndl
AsUMUAN S NYIATEININVNINITRY Beatiuayuinuideveenauiues wazaiuad (Donner and Svensk) (2012) 7191

& 1 v v

mﬁ'lWLLuusamm@uqLﬁ’fJum%‘laaﬁaﬁ’wé’aﬂum3ammwm?«laamﬂﬂ'ﬁﬁmﬁwﬁﬁwﬁ drunguussnvuialnguaznang
(uwnsv) fenalfivisunnnszuatuaniinyuisudeidosninnisleunssuanslasinmsuusu Ssfauinguszasd
Wle “Ruyunyuiou”naeatadingauayvdsings Imsﬂ,zjﬁLmﬂmﬁué’wumiﬁﬁwﬁqmmwiw%@mmmL?iﬂ
Uitmuuadniidaguneldanlasinisuuagadundndsdanadannuidenssuatuan nagns uasduyy
Tunseanifudiiiatulurasingn vied wudn ludraasvgianassaanmasuiegluamzund (e, 2561) Tnasmu
fwgfnssuuasnnanauwuiigedu (search for yield) lgnisussiiumnudssiniifinrsdmalianudouar
ALLANANIAIUNAENEIENINUInUTENdslainudaiingse Mutual Fund Run Tugisingalada (w.a. 2563) lnefia1san
210 1) lnssadsorguarsUuuy Uismnuuneensiudsszenivininonds (Long-Term fixed coupon) Tudmdamumdn
iioseasunisiAulnuesgsia way 2) nameuuny uiUSEMIUIMIENILFDITIENARDULNUGINIIMNNGEE Risk-Retumn
tradeoff vosnSlATNg (Markowitz) (1991) Tifszmumuiifienudssgeinufesauenamuunuiigiudiiodnwauannsn
lunsseaunu widrussnanide (spread) szwheuinussndslidnenhamamdsingg lnglamenauuIenIuIANaIe
wagvuelngfifdunumensiiuedslndifvstu (vuiananueds 3% uasvuelvgiade 2.8% luvnziiviadniads
4.3%) avviouliduinlunnzund vnavesfiamsinadesuyumsnsRuleninidingn vagivismnasms LTV fiduan
(.61, 2562) Beresmrinuasudsingaladn (n.a. 2563-2567) Meedmrsunindindausnaiuanniddeiliuiueunay

nsuivnLAsEgianant dwmaliizenvevzaia fUszneunsddnduseas weniudiiiothduunyuisunaznes

* lasamsuwngefiesefonisasnseenuieaimii (Backlog) luseduiias minfluenueaimiides uidvenafeundyanudsdunisuuniuafienduiasiaadandovs
NN TENURDANNATD

v D v v v ) a v movd 1 oA . Y = ' o & : I
? lassnsuwigadaddnaneadunuuazazsuineldvienssuaiuanioulnyldfidediolassnsieasuaiedunazisuiins dweulounssudnslundas Uity
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RamsnaununIzLaiuanINnNTeianas Samu visynuedeuseniudsrerdussanlifinisdieaenide (Short-
Term zero coupon bond) it eanduyunIsNsiukazUIMsnszuaiuanludadufiundian saenadeaiunuma
vosndias uasled (Kanis Saengchote) (2024) 741 v3dmAenanszorinanasuimunvemiLiloUsendaduyunonide
ogdlsfnnelitidingeannuidesiufitnamudesasmuluiudidsags na. 2566-2567) dlshiAnanuimdendivesnagns
nsszRuUIETILIAUTSYegsdaau fail UTEadnudydositaainanuidssainnisuyudeud (ollover risk)
fige FadududoaauednsmansuunuiigaigaluniredmBuminduarsioseenjudszosdunuuiinenids (Short-Term &
Fixed coupon) mugluse lesmasenuides (isk premium) wazgslalsitinamuosnsumnuidesdiganin vusiuiem
U lnglazvuinnaig GLﬁffmmléfLU%'smmﬂ%u’lfﬂu%ﬁ’mLLazmmL?{aqmﬂmwguﬁauwﬁ (rollover risk) 7isi1n31v84
Tasamsusu (szuaduananlassnisuunsuidennuidssiniuarguasdresdasinisuunsuiidsnsiusldfing

o
£% o

dewsuiulasinauungs) vliannsoasdunummamaiulasnisesniudsresdulsuanlifinisseasnide (Short-
Term zero coupon bond) ludnaufiinnniuisnauneadn Saenrdesfunuiteventanasuaziuuuian (Becker and
Benmelech) (2025) finu Tutadingn Ussmuuelvgiiaauznsiundaunssziionuldiviovlunsssauyuniondn
Ustmunadnesnediniau Yol visvewalvgimsnseneneldivannuasuasBangundt aunsoeenludadiuiigann
waziauonanauLnusfian lurmefivisnruanarntuooniulssesdutsmanliinnsdionondodudadaundn
LuLALINY Lwiﬁaat,auaé’mmamauLmuﬁqamf’m%ﬁwuumim,j UBNANY duASRTHaREULTIY (spread) 3E1IN9UTEY
yadn suanans wazrwalngdauenfetuniidaseuingregisiaeu diidud saniuiiasUssifiuandes
fupnssturesnuagsiauazUssinvaudluseduiigatu Swendiferumiendlunssyammulutadingaasugi
wan1sAnedlfiiiudn Tassadreselduazaunavesianindutadeddufitmuannaudsmsnisduues
nsimuanagnslunisesnduilagianizlutdaeseniniuasndsingalain-19 (w.A. 2563-2567) lngusevuuinidn

saay !

edunssiaduaauazauniede Jsinludesiniiunagnsiddedidauinnitusemowinlnguas

v Y o

WA UTD

[

uranateeiy 3 4o aell 1) adeaulusdaluinguszasinisldiiu vsdmvwndndesssyinguszasdiazidonuas

q
v

ATBUARNNNNNTIUTENWIANasat g 2) U%fuimaa%ﬁwﬁmumsaaﬂﬁuﬁisEJsmaLLUUﬁmamﬁEJ (LT & Fixed coupon)
Tudnduiiiudu @adu 46%-52% Fadudndrundnvesniseansiudlu w.a. 2565-2567) iileanmiuidssain
mimguﬁauwf (rollover risk) waz3) lauananaukny (Risk premium) ﬁqqﬁqutumﬂaé’wﬁw%’wé NIEU ORI PIE D
ﬁqaﬂ'jw FaazTournud AR NAREUWNY (spread) S¥WINsUTEVAWIALEN YUANANS LLamemimgﬁaud'mﬂ”iﬂa%uﬂdw
Faneuingn tefnwanuaunsolumsseaumuiazlszasianisiutidings eglsifvuiavesfaniserdldlddednin
Ameduauely mnuidvunmdnilasaiureldnnlasnsunnuiainsuaiuaniiaiiae welemnudede
yosuUFEwiige deuaunsalinagmdnisseamuiiussansnmisuiAssiuusnumnalngle 1wy auanunsalunsesn
wudszerenuuuldfinonits (LT & 0 coupon) fatuudsnisasiiansuinssateauidssluianisdasnisiam
Tnsanisfiegordsuurnunazuugsludadiufimunzay Wesnwinszuaiuanuaznanisaiunuiiasiaue e
Tonalunmsdmdudedrfadiumunianisiiunslésusudummnindotiofigedu thluganuamnsalunadifiug

man1sRuia wazidusnguvesnisiiiulandadulussezenle

1 Jpssnswuasiuanansaudsnisneaadumanusensss Jewannisznisuunsudunududiiniens wasilinssualuandenndesiveenviease Snvisiiszezioan

Fudnglindundilassnisuugs
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