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' aya faces the same big question: Do | focus
O %ralm for steady rental income right away?
ant management and ultimately, how much



Why Pattaya is uniquely positioned for
both strategies

A resilient rental market

On the other hand, Pattaya’s rental market is resilient and diverse.
Steady demand from expats, retirees, digital nomads, and tourists
creates year-round occupancy in the right locations. Net yields of 5.5-
7.5% are achievable — outperforming the returns of most European
or Australian markets as well as comparable stock investments.

The trick is knowing which path fits your own time horizon, risk
appetite, and financial needs. Choosing between long-term and short-
term strategies means weighing the desire for high immediate income
against the benefits of steady wealth building. Both have strong
foundations here — the key is aligning with your goals.



Compoarison of the Two Strategies

The terms "long-term" and "short-term" are often used loosely. Here is what they actually mean in the Pattaya context — and an important note:

"short-term" here refers to the investment horizon, not nightly vacation rentals like Booking.com.

Long-term investment — focus on
capital growth

Buy a property with the intention of selling it later at a much
higher price. In the meantime, you earn rental income, but the

real profit comes from capital appreciation at the eventual sale.

Typically, investors hold the property for 5 to 15 years. This
strategy rewards patience and belief in Pattaya's infrastructure
story. Success is measured by the final sale price relative to the
purchase price.

Short-term investment — focus on
income

Entirely focused on rental yield. You look for the best possible
return in the shortest possible time. Capital growth is nice, but
success is measured primarily by how much rent you generate per
year as a percentage of your original purchase price. Investors
may hold the property for 3 to 10+ years, yet income consistently
outweighs resale value as the most important performance
metric.



Strategy Pros & Cons at a Glance

Long-term advantages

Predictability: Standard lease agreements provide stable
monthly cash flow

Compounding effect: Benefits from long-term market cycles
and the buildup of equity

Tax advantages: Often qualifies for lower capital gains tax
rates after one year of ownership

Short-term advantages

Higher income: Can generate 50-150% more gross revenue
than long-term rentals in high-demand areas

Flexibility: Investors can adjust prices dynamically to seasonal
demand

X Long-term disadvantages

Liquidity: Capital is tied up for years

Cash flow pressure: Rising interest rates can squeeze profit
margins over time

X Short-term disadvantages

Operational effort: Requires constant guest communication,
cleaning, and maintenance

Regulatory risk: Local governments frequently change short-
term rental laws

Unstable income: Vulnerable to seasonal dips or economic
downturns

Taxes: The Specific Business Tax (SBT) of 3.3% applies if sold
before 5 years of ownership



Strategy 1: Long-Term Capital Growth

The long-term growth outlook in Pattaya is based on a simple premise: this city is in transition. Buy at today's prices — before the High-Speed Rail,

the fully operational U-Tapao Airport, and the Monorail — and once these projects are completed, the value of your property should rise sharply.

This strategy is suitable for patient investors with a time horizon of 5-15 years and budgets of 4M+ THB who want to minimize management effort

with steady, long-term tenants.
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© Na Jomtien example: Buy a 1-bedroom condominium in 2026 for 4,000,000 THB. After 7 years at 8% annual appreciation, the projected
value reaches 6,856,000 THB — a capital gain of 2,856,000 THB. Add 1,253,000 THB in net rental income over 7 years, and the total return
is ~4,109,000 THB on an investment of 4,250,000 THB — approximately 97% total return, ~10.1% annualized compound return.

Almost a doubling of your money in seven years.



Na Jomtien Capital Growth: The Numbers

Total Investment Breakdown 7-Yecar Exit Projection (8% p.a.)
Purchase Price 4,000,000 THB Projected Sale Price 6,856,000 THB
Closing Costs (~1.75%) 70,000 THB Capital Gain 2,856,000 THB
Furnishing 180,000 THB Total Net Rental Income 1,253,000 THB
Total Invested 4,250,000 THB Total Return 4,109,000 THB
Annual Rental Income ROI ~97% total / 10.1% CAGR
Monthly Rent 22,000 THB

G This strategy is best suited for patient investors who believe

Annually Gross 264.000 THB in the EEC story, want as little management work as possible,
' and have a budget of 4M+ THB.

Costs (Fees, Management, 85,000 THB
Maintenance)

Net Income 179,000 THB (~4.2% yield)



Strategy 2: Income-Oriented Yield
Investment

Here, you rely on Pattaya's steady expat community, which ensures consistently high rental demand year-round. Choose the right unit in a rental
hotspot, manage it wisely, and you can achieve a net return of 5.5-7.5% — significantly outperforming the returns of most European or Australian
markets and competing with stock investments. This strategy is suitable for investors with a shorter time horizon (3-7 years), first-time buyers who
want predictable income, buyers with budgets of 2-4M THB, and overseas residents who need professional, hassle-free management.
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Jomtien Beach Pratumnak Hill
Expat retirees and digital nomads. Return 6-8%, low vacancy rate. The European professionals. Return 5.5-7%, very low vacancy rate. Upscale
top choice for income-oriented investors seeking reliable, year-round surroundings with a quieter residential atmosphere that attracts quality
occupancy. long-term tenants.
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Central Pattaya Wongamat Becach
Mixed tenants. Return 4.5-6%, low vacancy rate. Urban convenience High-net-worth expats. Return 5-6.5%, low vacancy rate. Premium
drives demand from a broad mix of expats and Thai professionals. demand with limited supply keeps occupancy strong and rents

competitive.



Jomtien Yield Scenario: The Numbers

Assume you buy a one-bedroom apartment in Jomtien in 2026 for 2,800,000 THB. This is how the investment develops over five years, with annual
rent growth of 4% and 11.5 months of occupancy per year.

Total Investment 5-Year Income Overview
Purchase Price 2,800,000 THB Total Net Income (5 yrs) 918,716 THB
Closing Costs (~1.75%) 49,000 THB Cash Return on Investment ~30% of total investment
Furnishing 200,000 THB Plus Property appreciation
Total Invested 3,049,000 THB

© Over five years, with annual rent growth of 4%, you recover

Annudl Income & Costs approximately 30% of total investment in cash — plus any
appreciation on the property itself. A compelling case for

Monthly Rent (11.5 months) 230,000 THB income-oriented investors.
Condo Fees (22,680) THB

Management (20,700) THB

Maintenance (12,000) THB

Insurance (5,000) THB

Net Income 169,620 THB (5.56% yield)



Direct Comparison & The Hybrid Approcch

Factor Capital Growth Yield Investment

Main Goal Sell more expensively in later years Generate income immediately
Best Areas Na Jomtien, Wongamat, EEC Corridor Jomtien, Pratumnak Hill

Entry Price 3.5-8M THB 2-4.5M THB

Net Rental Yield 4-5.5% (not the main focus) 5.5-8% (main focus)

Appreciation 5-12% per year 3-6% per year

Holding Period 7-15years 3-10years

Best For Patient investors, moderate risk Cash flow seekers, first-time buyers

Many experienced Pattaya investors do not choose one — they combine both. A common approach: buy an income-oriented unit in Jomtien for
stable earnings and then use those earnings and the confidence gained to invest in a growth-oriented unit in Na Jomtien. This gives you immediate
cash flow and long-term appreciation. With a 6-8M THB budget, you can easily implement this hybrid portfolio approach.



Choosing Your Strategy: A Simple
Framework

O1 o2

What is your time horizon? Do you heed income now?

Under 5 years: Focus on Yield — secure income now. 5-10 years: Both  Yes: Choose Yield Investment for reliable monthly cash flow. No: Go
work; think about a mix of the two. 10+ years: Focus on Capital Growth  with Capital Growth — accept a lower yield in exchange for higher long-

and let the infrastructure story fully play out. term upside.
O3 04
How large is your budget? How involved do you want to be?

Under 3M THB: Yield Investment in Jomtien or Pratumnak. 3-5M THB:  Minimal involvement: Both strategies work with professional
Both work; Na Jomtien for growth. 5M+ THB: Capital Growth or a Hybrid management. Zero involvement: Yield Investment with full-service
Portfolio. management is the cleanest option.

Pattaya stands out — most markets force you to choose between income and appreciation. Here, you can pursue both. The investors who win
are not the ones chasing the “best strategy.” They choose what fits their goals, invest with discipline, and know the local terrain well. Local
know-how — knowing which Jomtien buildings deliver the best returns and which Na Jomtien projects are poised for an upswing — is the real
advantage.

Book a consultation [ Read the Pattaya Forecast 2026-2027




YOUR PROPERTY CONSULTANT ’

Eddie Buehler

Managing Director — Seaboard Properties Real Estate Agency
Pattaya, Thailand

With over 25 years of experience in Pattaya real estate, Eddie helps
buyers and investors find the right property with confidence.

. +66 (0)89 832 0430
eddie@seaboard-properties.com
& www.seaboard-properties.com

Bringing People & Homes Together since 2002
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