
The Complete Investor's Guide: 
Buying Property in Pattaya for 
Maximum ROI
Pattaya has evolved from a classic seaside getaway into a powerhouse of the Southeast Asian property 
market. But the real question is: will you actually make money?

Too many buyers get swept up by a shiny price tag—spotting a beachfront condo for 3 million baht and 
counting imaginary profits. That's a rookie move. Calculating your real Return on Investment (ROI) is the only 
way to separate a winning deal from a money pit.



So, What Is ROI—and Why Does It Matter?
The Simple Analogy

Think of it like a bank deposit. Your return is the "interest" your 
condo pays you in rent every year. Skip this calculation and you're 
just guessing.

Pattaya vs. Europe

A 5 million baht flat in Jomtien could put more cash in your pocket 
than a 10 million baht "luxury" condo downtown—especially if bigger 
units rack up higher costs or sit empty half the year.

Right now, a smartly chosen Pattaya condo brings in a net rental 
yield of 5% to 7% per year—blowing most European markets (2%–

4%) out of the water.

5-7%
Pattaya Net Yield

Annual net rental yield for well-chosen condos

2-4%
European Average

Typical rental yield in most European markets

8%+
Total Annual ROI

Realistic return including capital appreciation



Start Simple: Gross Rental Yield
Gross rental yield is your fast way to see if a place has potential—before you waste time looking deeper.

The Formula: (Annual Rental Income ÷ Purchase Price) × 100 = Gross Rental Yield %

Example: Studio in Pratumnak

Purchase Price ฿2,500,000

Expected Monthly Rent ฿15,000

Annual Rental Income ฿180,000

Gross Rental Yield 7.2%

First look? 7.2% is impressive compared to Europe. But this is just the opening number—it doesn't include a single 
expense you'll face as an owner.



What Actually Hits Your Wallet: Net Rental 
Yield
The net rental yield takes all ongoing expenses into account. This is what you actually pocket by year's end.

The Formula: ((Annual Rental Income − Annual Expenses) ÷ Purchase Price) × 100 = Net Rental Yield %

Annual Costs to Budget For

Condo Fees

40–70 THB/sqm/month for 

pool, gym, security, lobby

Property 
Management

8%–10% of monthly rent if 
you're not living nearby

Vacancy

Budget ~1 empty month per 
year (approx. 8%)

Maintenance

~1% of purchase price 
annually for repairs

Real Numbers: 1-Bedroom in Jomtien 
(35sqm)

Purchase Price ฿3,200,000

Annual Rental Income (Gross) ฿240,000

Condo Fees −฿21,000

Management Fee (10%) −฿24,000

Vacancy (1 month) −฿20,000

Maintenance −฿15,000

Net Annual Income ฿160,000

Net Rental Yield 5.0%

If anyone dangles a "guaranteed 10%" in front of you—dig 
deep, triple-check everything, and go in with your eyes wide 
open.



Don't Forget Capital Appreciation
Rent isn't the only way you make money. Capital appreciation—your condo rising in value over time—is the other half 
of the equation. Big infrastructure projects like the Eastern Economic Corridor (EEC), expanding U-Tapao Airport, 
and the future high-speed train to Bangkok are nudging prices higher, especially in the right neighborhoods.

Five-Year Scenario: Jomtien 1-Bedroom

Purchase Price
฿3,200,000

Net Rental Income (5 yrs)
+฿800,000

Price Appreciation 
(3%/yr)
+฿500,000

Total Profit (5 yrs)
฿1,300,000

Avg. Annual ROI
8.1% per year

That's a healthy return on a physical, relatively safe asset.



Rental Strategy: Long-Term vs. Short-Term
A huge question for new investors: stick with annual contracts, or chase short-term Airbnb tenants? Note: 
Daily/weekly rentals are illegal in Thailand—minimum rental period is 1 month.

Long-Term Rentals (6–12 months)
Steady, predictable income with less hassle

Fewer check-ins, less cleaning

Tenants treat the place more like home

Monthly rents lower than daily rates

Short-Term Rentals (Daily/Weekly)
Higher gross income during peak season

Use the apartment yourself when you want

Higher management fees (up to 20%)

Legal headaches without a hotel license; many buildings ban it 
outright

If you're new, long-term rentals almost always make life easier, steadier—and are reliably legal.



Off-Plan vs. Resale: Which Is Right for You?

Off-plan buyers often snag deals and profit from rising values during construction—10% to 20% over two to three 
years isn't unheard of. But you won't see rent until it's finished, and delays happen. Resale means immediate income 
and no surprises, but you're paying today's market price and may need to budget for renovations.



Tips to Boost Your Pattaya ROI
Location Wins
A small unit in a prime area like Wongamat or Pratumnak rents 
faster than a luxury palace in a dead corner. Tenants want to 
walk to the beach, shops, and restaurants.

Stick With 1-Bedrooms
Apartments around 35–45sqm with one bedroom get snatched 
up easily and keep your maintenance costs low.

Good Design Pays
Modern design and quality furniture can boost your rental price 
by 10% or more. Tired, outdated units attract only bargain 

hunters.

Use a Pro Agent
Don't go it alone, especially from abroad. A decent agent keeps 
your place rented and handles tenant headaches—it usually 

pays off in the long run.



So, Is Pattaya Worth It for Real Estate 
Investors?

Absolutely.
With reliable net rental yields of 5% to 7%—plus steady upward pressure on prices from massive infrastructure projects—Pattaya hits a sweet 
spot for both income and growth that's tough to find in Europe today. The trick is to be honest with the numbers: ignore the gross yield hype and 
factor in all real expenses. If the deal still makes sense, you're onto a good thing.

Frequently Asked: What's a good ROI for a Pattaya condo? If your net rental yield is hitting 5–7%, you're doing great. Add another 3% per 
year for appreciation, and making 8%+ annually is very realistic—way ahead of most European markets.

5–7% Net Yield
Reliable annual rental income

EEC Infrastructure
Driving long-term price appreciation

8%+ Annual ROI
Realistic total return with appreciation

Our Seaboard Properties team is here to assist you.




