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Thailand Property Law: The Ultimate
Foreigner's Guide

Navigating Thai property law can feel like a minefield for international buyers, expats, and investors. Whether you
want to buy a freehold condo in Jomtien, secure a long-term villa lease on Pratumnak Hill, or build a custom home
from scratch, understanding the legal landscape is essential to protecting your hard-earned capital.



Can Foreigners Buy Property in Thailand?

Thai law sets strict regulations regarding foreign ownership of land — foreign nationals cannot own land outright. However, Thailand remains
an incredibly popular and highly lucrative market for expats and international investors. Foreigners can legally own freehold condominiums, lease
land and houses long-term, or hold secure property rights like usufruct and superficies.

(@ Last Updated: June 1, 2026 — Features updated property transfer tax structures and the latest local municipal guidelines for building
your own villa. Written by Eddie Buehler, Founder, Seaboard Properties Pattaya.

Key Thai Property Laws to Know

Civil & Commercial Code — Bookl Il Civil & Commercial Cocle — Book IV
Specific Contracts governing leases and mortgages between Property law covering ownership, possession, usufruct, and
parties. superficies.

Thailand Land Cocde Act Thailand Condominium Act

Governs all land allocation, ownership rights, and foreign Regulates foreign freehold condo ownership and the 49% quota

restrictions. rule.



1. Foreign Land Ownership in Thailand

The Core Rule Are There Any Exceptions?

The Land Code Act governs all land allocation and ownership in Section 96 bis Exception: A foreigner may technically own up to 1 rai
Thailand. Under this law, only Thai citizens are permitted to own land (approx. 1,600 sgm) of residential land if they invest a minimum of 40
or hold confirmed land rights. Unless a specific international treaty million THB in BOl-approved Thai assets. In practice, these

explicitly states otherwise, foreigners cannot own land — and applications are rarely approved by the Ministry of Interior. This right
currently, no such treaty exists. is strictly personal — it terminates upon the owner's death and cannot

_ _ ' be inherited or transferred.
Attempting to bypass these laws carries severe legal penalties,

including up to two years of imprisonment and heavy fines under Foreign Businesses: Foreign-owned corporations may sometimes

Section 111. secure temporary land ownership privileges through the BOI, the IEAT,
or the Petroleum Act — but only for the active duration of a qualifying,
large-scale commercial business operation.

/\ Inheritance of Land: A foreign spouse who inherits land
from a deceased Thai partner cannot register as the
landowner. They are legally required to sell the land within
one year of the date of inheritance.



2. Foreign Condo Ownership in Thailand

For those looking to buy property in Pattaya easily, condominiums are the most popular vehicle. Under the Thailand Condominium Act, foreign
nationals and foreign corporate entities can own condominium units 100% freehold, provided they meet the specific criteria outlined in Section
19.

The 49% Foreign Quota
Rule

Foreigners can collectively own a
maximum of 49% of the total floor area
of all units within a licensed condominium
project. The remaining 51% must be held
by Thai nationals or Thai companies. If the
quota is fully maxed out, additional units
can only be acquired by foreigners via a
long-term lease.

The FET Requirement

To legally register a condo under your
name at the Land Department, you must
prove that the entire purchase fund was
imported into Thailand as foreign
currency. Your Thai bank will issue a
Foreign Exchange Transaction (FET)
form for transfers over $50,000 USD. This
document is mandatory for ownership
registration.

Inheritance of Freehold
Title

Freehold condo ownership is an individual
right. A foreign owner cannot pass the
freehold title to a foreign heir unless that
heir independently satisfies the foreign
guota requirements under Section 19. If
the quota is maxed out, the heir must
acquire via long-term lease.



3. Leasehold Interests & Short-Term
Rentals

Leasehold Interests and Tenancy Rights 4. Short-Term Rentals (Airbnb, etc.)

Foreigners enjoy the same rental and tenancy rights as Thai citizens. If you are planning a property investment in Thailand with the intent

Leases for land, houses, or condos are strictly regulated under the of running short-term vacation rentals, you must tread carefully.

Civil and Commercial Code (Sections 537-571).

% Maximum 30-Year Term (®» Hotel Act Warning: Renting out a residential condo or villa

on a daily or weekly basis (less than 30 days) without a valid

The statutory maximum limit for a residential property lease is hotel license is illegal. Violators face stiff fines and potential
30 years. "30+30+30 year renewals" are contractual promises jail time.

only — not guaranteed property rights. Any renewal must be
manually re-registered at the Land Office upon expiry.

Key Exceptions & Chcallenges

% Mandatory Registration e Long-Term Leases: Rentals of 30 days or longer are completely

legal and do not require a hotel license.

Any lease exceeding 3 years must be registered at the local L. o o )
, , , e Condo Juristic Rules: Most modern condominium buildings in
Land Office to be legally enforceable for its full duration. ) ) o o
. Pattaya strictly ban short-term holiday lets within their internal
Unregistered long leases are legally capped at 3 years
, rules and bylaws.
maximum.

e Consumer Protection: Landlords managing multiple units must

. closely follow Thai consumer protection standards regardin

— No FET Required v o e saree
security deposits and utility billing.

Unlike buying a freehold condo, you do not need to provide an

FET form to secure a leasehold property, meaning you do not

have to prove the origin of the foreign currency.

[ Aleasehold is a contractual right (jus in personam), not a real
property right (jus in rem). It cannot be mortgaged, and rights
such as subleasing or assigning the lease to an heir must be
clearly drafted into the contract.



5 & 6. House Ownership, the House Book &

Marriage

1

Foreign House
Ownership Sepcarate
From Land

Thai law permits foreigners to own
structures and buildings separate from
the land. The house structure must be
transferred independently from the land
plot via a formal, written sale and
purchase agreement registered at the
local Land Department. The foreigner's
right to keep the house on the land is then
protected by registering a long-term land
lease or a Right of Superficies.

2

The Thai House Book
(Ta.Bian.Baan)

The Ta.Bian.Baan (Blue Book for Thais,
Yellow Book for foreigners) is an official
administrative document issued by the
local municipality that registers residents
at a specific address. It is not a property
title deed and does not prove real estate
ownership. For foreigners, a Yellow House
Book is highly convenient for opening
bank accounts, getting a driving license, or
registering a vehicle.

3

Land Ownership by a
Thai Married to a
Foreigner

If a Thai citizen married to a foreign
national wants to buy land, both spouses
must sign a joint administrative
declaration at the Land Department
stating that the money used for the
purchase belongs solely to the personal
property (Sin Suan Tua) of the Thai
spouse. By signing, the foreign spouse
waives their marital claim. The Thai
spouse retains full legal control and can
sell, lease, or mortgage the land without
requiring the foreign spouse's permission.

Supreme Court Clarification: Despite administrative waivers, a landmark Supreme Court ruling clarified that assets acquired during a

marriage are still legally presumed to be joint property unless explicitly proven otherwise. If a dispute arises and the foreign spouse can prove
they contributed their own personal funds toward the purchase, they may hold a viable claim for financial reimbursement.



7. Alternative Rights of Possession (Jus in

Rem)

To protect their real estate investments or safeguard a foreign spouse, many buyers utilize specific property rights

defined under Book IV of the Civil and Commercial Code.

()

Usufruct Rights

A registered usufruct grants a person the right
to use, manage, and enjoy the fruits or rental
income of another person's property. It can be
registered for a maximum of 30 years or for
the entire lifetime of the usufructuary.
Frequently used to protect a foreign spouse —
if the Thai landowning spouse passes away,
the registered usufruct ensures the foreign
partner can legally reside in or rent out the
home for the rest of their life. The right is non-
transferable and ends immediately upon the
death of the holder.

bt
Right of Servitude

A servitude is a legal right or burden placed
over a piece of land for the benefit of another
property. Common examples include securing
a permanent right-of-way over a neighbor's
private road, installing water pipelines, or
running utility lines across a neighboring plot.

oo
oo

N

Right of Superficies

A Right of Superficies separates land
ownership from building ownership. It grants
the holder the legal right to own buildings,
structures, or plantations on top of land
owned by someone else. It can be registered
for up to 30 years or for the lifetime of either
the landowner or the holder. It must be
registered officially at the Land Department
before or during the construction phase.

Q
Sap-Ing-Sith Rights

Introduced to boost foreign real estate
investments, the Sap-Ing-Sith Act creates a
powerful property right over full-title land

(Chanote) or registered condominiums for a
maximum of 30 years. Unlike a standard
lease, it can be fully transferred, inherited, or
used as mortgage collateral without needing
the landowner's consent. Caveat: any buildings
constructed revert to the landowner after 30
years without compensation unless a separate
contract states otherwise.

(@

Right of Habitation

This right gives a person the legal authority to
occupy a house as a home without paying
rent. Unlike a usufruct, habitation is strictly
restricted to personal residential living — the
holder cannot lease the property to a third
party or use it for commercial gains.



8 & 9. Company Structures & Land Title

Deeds

8. Land-Holding Compcanies and Foreign
Ownership

For decades, many foreigners utilized a legal workaround by setting
up a Thai Limited Company (where Thai nationals held a nominal 51%
majority share) to purchase land or villas. The Thai government and
the Land Department have drastically increased scrutiny regarding
nominee shareholder structures.

(® Current Enforcement Risks: Land Offices carefully audit any
Thai company where a foreign national holds director status
or voting control. Thai shareholders must provide clear proof
of their own financial means. Using Thai nationals purely as
"paper nominees" to bypass land laws is illegal under the
Foreign Business Act. If you utilize a corporate structure,
ensure your accounting is meticulous, taxes are filed
annually, and your corporate governance is fully compliant.

9. Understanding Land Title Deeds in
Thailand

The land title deed (Chanote) is your most critical legal document
when buying property. The Department of Lands issues several types
of titles, but only a few provide real security for foreign buyers.

V4 Chanote (Nor "4 Nor Sor 3 Gor
Sor 4 Jor)

A highly secure title
The premium title deed. confirming the legal right of
Grants absolute freehold possession. Boundaries
ownership with exact GPS verified using aerial
boundary coordinates. The photography. Can be
only title allowing clean upgraded to a full Chanote
registration of usufructs, title at a later date.

superficies, or mortgages.

X Lower Titles (Nor Sor 3, Sor Kor 1)

Avoid these for residential investments. They lack officially
surveyed boundaries and carry significant legal risks regarding
encroachment or ownership disputes.



10 & 11. Transfer Taxes, Fees & Mortgage
Financing (2026 - 2027)

When registering a real estate transaction at the Land Office, specific government fees and taxes apply. For new
builds purchased directly from a licensed developer, by law, the developer can only pass a maximum of 50% of
the 2% Transfer Fee on to you. For private resales, the division of taxes and fees is entirely negotiable.

Transfer Fee 2% of appraised value Split 50/50 between Buyer and Seller

Specific Business Tax (SBT) 3.3% of sale/appraised value Seller (if owned < 5 years or held by a company)
Stamp Duty 0.5% of sale price Seller (only if SBT does not apply)

Withholding Tax (Corporate) 1% of sale/appraised value Seller (if property owner is a company)
Withholding Tax (Individual) Progressive income tax scale Seller (calculated based on years of ownership)

(@ Key Tax Notes: SBT and Stamp Duty are never charged simultaneously — if SBT (3.3%) is triggered, Stamp Duty is fully waived. Long-term
leasehold registration incurs a 1% registration fee plus 0.1% stamp duty on the total cumulative 30-year lease value. All taxes and transfer
fees must be settled in cash or cashier's check directly at the Land Office on the day of registration.

11. Mortgage Financing for Foreign Buyers

Condominium Collateral Loan-to-Value (LTV) Conditions

The most practical method is buying a foreign freehold condo. Expect stricter terms compared to local citizens. Foreign

Because you hold individual freehold title deeds, certain regional mortgages typically feature lower LTV ratios ranging from 50% to
and international banks (such as UOB, ICBC, or specialized 70% of the property value, require comprehensive international
offshore branches in Singapore and Hong Kong) offer mortgage income verification, and may carry slightly higher interest rates.

products specifically tailored for foreign buyers.



12. Building a House &
Construction Laws

If you plan to design and build your own private pool villa in Pattaya, your project will
be governed by the Building Control Act and local zoning guidelines overseen by
the Department of Public Works and Town & Country Planning (DPT).

Professional
Zoning Audit Sign-offs
Verify DPT plan, Licensed architect &
heights, setbacks structural engineer

certify

~N Ve N Ve N
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Contract
Safeguard
Submit plans to Contract with
Pattaya City or timeline, payments,
Or.Bor.Tor defect period

Following this four-step construction roadmap ensures your villa project in Pattaya is
fully compliant with Thai building regulations, protecting your investment from costly
legal disputes and construction defects.

Link to our Pattaya remodeling guide:

https://www.seaboard-properties.com/en/Article/pattaya-real-estate-

remodeling-renovation-guide



https://www.seaboard-properties.com/en/Article/pattaya-real-estate-remodeling-renovation-guide
https://www.seaboard-properties.com/en/Article/pattaya-real-estate-remodeling-renovation-guide

Secure Your Pattaya Real Estate
Investment

Navigating real estate laws in a foreign country requires specialized local expertise. Since 2002, the Seaboard
Properties team has been connecting people with homes throughout Pattaya, Jomtien, Naklua, and Pratumnak Hill.
Whether you are looking to buy a beachfront condo, lease a luxury villa, or build your dream home, our professional,

multi-lingual real estate consultants provide honest, transparent, and legally sound guidance every single step of the
way.

©

Trusted Since 2002 Multi-Lingual Team

Over two decades of experience in the Pattaya real estate market. Professional consultants fluent in multiple languages for

Pattaya Residential Property Experts. international buyers.

©

Legally Sound Guidance Local Market Expertise

Transparent, honest advice on every aspect of Thai property Deep knowledge of Pattaya, Jomtien, Naklua, and Pratumnak Hill.
regulations. (We are not a Thai Law office, but could connect you
with a reliable law firm.)



Frequently Asked Questions

The most common questions from foreign buyers, expats, and investors about Thailand property law — answered
clearly and concisely.

1

Can foreigners legally own land in Pattaya, Thailand?

No, under the Thailand Land Code Act, foreign nationals cannot own land outright. However, foreigners can legally own structures (like a
villa or house) built on the land, or secure long-term rights through a 30-year lease, a Right of Superficies, or a Usufruct.

What is the "49% Foreign Quota Rule" for buying a condo in Pattaya?

Under the Thailand Condominium Act, foreign nationals can own condominium units 100% freehold, provided that the total floor area of
all foreign-owned units does not exceed 49% of the building's total liveable space. The remaining 51% must belong to Thai citizens or Thai
companies.

What is an FET form, and why do | need it to buy property in Pattaya?

An FET (Foreign Exchange Transaction) form is a mandatory document issued by a Thai bank proving that your purchase funds were
imported into Thailand as foreign currency. It is required by the Land Department to register a 100% foreign freehold condominium under
your name for transactions exceeding $50,000 USD.

What is the maximum length of a property lease in Thailand?

The statutory maximum limit for a residential property lease in Thailand is 30 years. While contracts often mention "30+30+30 year
renewals," these are legally viewed as contractual promises between the original parties, not guaranteed property rights. Any lease
extension must be manually re-registered at the Land Office upon expiry.

Do | need to register my leasehold agreement at the Land Office?

Yes, any lease agreement exceeding a duration of 3 years must be officially registered at the local Land Office to be legally enforceable for
its full term. If a long-term lease is left unregistered, it is legally capped at a maximum of 3 years.



Frequently Asked Questions (Continued)

1 Isitlegaltorent out my Pattaya condo on Airbnb for short-term stays?

Under the Hotel Act, renting out a residential condo or villa on a daily or weekly basis (less than 30 days) without a valid hotel license is
illegal. However, long-term rentals of 30 days or longer are completely legal. Additionally, many condominium buildings in Pattaya strictly
ban short-term holiday lets within their internal juristic bylaws.

2 How can a foreigner legally own a house or villa in Thailand?

While foreigners cannot own the land, Thai law allows them to own the building structure separate from the land plot. This is done via a
formal, written Sale and Purchase Agreement registered at the Land Department, protected concurrently by registering a long-term land
lease or a Right of Superficies.

3 Whatis a Yellow House Book (Ta.Bian.Bacan), and does it prove ownership?

The Ta.Bian.Baan (Yellow Book for foreigners) is an official administrative document issued by the local municipality to register residents
living at a specific address. It is not a property title deed and does not prove real estate ownership. However, it is highly convenient for
foreigners opening bank accounts, getting a driving license, or registering a vehicle.

4 Can a foreign spouse claim ownership of land bought by their Thai partner?

No. When a Thai citizen married to a foreigner buys land, both spouses must sign a joint administrative declaration stating the funds belong
solely to the personal property of the Thai spouse. The foreign spouse waives their marital claim. However, according to a Supreme Court
ruling, if a dispute arises and the foreign spouse can prove they contributed personal funds, they may hold a viable claim for financial
reimbursement.

5 Whatis aUsufructrightin Thairecal estate?

A registered Usufruct grants a person (the usufructuary) the legal right to use, manage, and collect rental income from another person's
property for up to 30 years or for their entire lifetime. It is often used to protect foreign spouses, ensuring they can legally reside in or rent
out the family home even if the Thai landowning spouse passes away.



Frequently Asked Questions (Final)

What is the difference between d lease
and a Sap-Ing-Sith right?

Unlike a standard leasehold, a Sap-Ing-Sith right is a powerful
property right over a full-title Chanote land or condo that lasts up
to 30 years. It can be fully transferred, inherited, or used as
mortgage collateral with a bank without needing the underlying
landowner's consent. However, unless stated otherwise in a
separate contract, any constructed buildings revert to the
landowner after 30 years without compensation.

Which land title deed should | look for
when buying in Pattaya?

You should look for a Chanote (Nor Sor 4 Jor), which is the
premium title deed in Thailand. It grants absolute freehold
ownership and features exact GPS boundary coordinates mapped
by satellite. A Nor Sor 3 Gor is also highly secure and can be
upgraded to a Chanote later. Lower titles (like Nor Sor 3 or Sor Kor
1) carry significant legal risks and should be avoided.

Is it safe to use a Thai Limited Company
to buy a house in Pattaya?

Using a Thai Limited Company with nominal "paper nominees" to
bypass foreign land ownership restrictions is illegal under the
Foreign Business Act. The Land Department heavily scrutinizes
single-property asset holding companies. If utilizing a corporate
structure, it must be fully compliant with Thai commercial laws,
have meticulous accounting, and have valid shareholders who can
prove their own financial means.

Can an expat get a mortgage to buy
property in Pattaya?

Yes, but traditional local banks will not issue land-backed
mortgages to non-Thai citizens. Expats can secure financing for
foreign freehold condominiums through certain regional and
international banks (such as UOB, ICBC, or offshore branches in
Singapore and Hong Kong). These foreign mortgages typically
feature stricter terms, including a lower LTV ratio ranging from 50%
to 70%, and require comprehensive international income
verification.

© Ready to invest in Pattaya real estate? The Seaboard Properties team has been guiding foreign buyers through Thai property
purchases since 2002. Contact us today to speak with an experienced property specialist and explore our latest verified listings in

Pattaya, Jomtien, Naklua, and Pratumnak Hill.


https://www.seaboard-properties.com/Contact-us

Meet Your Pattaya Property Consultants

Your trusted partners for foreign property investment on Thailand's Eastern Seaboard — Seaboard Properties
Pattaya

[ YOUR PROPERTY CONSULTANT | LINE

E dieB ehler

Managing Director

Seaboard Properties Real Estate Agency, Pattaya, Thailand

With 25+ years in Pattaya real estate, Eddie helps buyers and investors find the
right property in English & German.

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

& www.seaboard-properties.com

Bringing People & Homes Together since 2002

[ Your PROPERTY CONSULTAN
Ladda Seasad
Property Consultant

Seaboard Properties Real Estate Agency, Pattaya, Thailand

Ladda brings local expertise and a warm approach to help families find their
perfect home in Pattaya in Thai & English.

L. +66 (0)61 291 7306
ladda@seaboard-properties.com

& www.seaboard-properties.com

Bringing People & Homes Together since 2002

Seaboard Properties - The Residential Real
Estate Agency in Pattaya



