
The Land Office Process: Transferring 
Condo Ownership in Pattaya

Everything you need to know about the single most important appointment in your Thai 
property purchase — from documents to fees to what can go wrong.



QUICK OVERVIEW

The Short Version
Transferring ownership of a condo in Thailand happens at a single 
appointment at the responsible Land Office — which for Pattaya is Bang 
Lamung. Both buyer and seller must show up in person, or send an 
authorized representative with a power of attorney.

Assuming every document is in order, registration usually takes just two to 
four hours. You only become the legal owner when your name is printed on 
the unit's title deed and the officer stamps it. Only then does the property 
truly belong to you.

Signed the purchase contract and transferred your money? You're 
still not the owner. Legal ownership begins only at the Land Office.

What You'll Need

Valid passport + photocopies

FET certificate

Foreign quota confirmation

Debt-free letter

Original chanote (title deed)

Sale & Purchase Agreement



Which Land Office Handles Pattaya 
Properties?

Every property falls under a specific Land Office jurisdiction — which depends entirely 
on the property's location, not your home address.

Pattaya, Jomtien, Pratumnak & 
Naklua

Chonburi Provincial Land Office, Bang 
Lamung Branch

Other Neighborhoods
Different branches may apply — always 
verify based on the exact property 
address

Why It Matters
Local officers interpret procedures 
differently. Bang Lamung practices vary 
from other offices — local knowledge 

helps

This point isn't just bureaucratic: it helps to bring someone who knows the local office procedures at Bang Lamung specifically.



REQUIRED DOCUMENTS

What Absolutely Must Be on the Table
The transfer will only succeed if your paperwork is complete. If even one document is missing or outdated, the 

official won't bargain — they'll simply send you home.

1
Valid Passport
Ideally with several months before expiry, plus several photocopies. Officials have refused transfers for lack of enough copies alone.

2
FET Certificate
Foreign Exchange Transaction Form (formerly Thor Tor 3). Proves purchase funds came from abroad and were exchanged into Baht 
in Thailand. Must state the purpose, project name, and unit number.

3
Foreign Quota Confirmation
From the building's legal entity. Certifies the condo is within the 49% quota for foreign ownership per Condominium Act, Section 19 
bis.

4
Debt-Free Letter
From building management confirming all common area fees are paid. Very short validity — often just 7–15 days. Must be freshly 

issued right before your appointment.

5
Original Chanote
Unit Title Deed (Or Chor 2). Only the original with the red Garuda stamp counts — copies are not accepted. If there's a mortgage, 
the seller's bank must release the title in time.

6
Sale & Purchase Agreement
Plus the transfer form (Tor Dor 13) filled out in Thai. If the seller is married, a spousal consent letter may also be required.



In Person or by Power of Attorney?
Attending in Person

Both the buyer and seller must appear personally at the Land Office. 
This is the preferred and simplest route — no additional 

documentation required beyond the standard set.

Attending in person avoids delays and reduces the risk of 
authorization-related rejections.

Using a Power of Attorney

If either party can't be present, only the official power of attorney 
form (Tor Dor 21) from the Land Department is accepted. Custom-

made or template authorizations won't do.

If the authorization is done abroad, it usually needs to be notarized 
and apostilled — which can add two to three weeks to your 
preparation time. The representative's ID copy also goes in the 
document stack.



APPOINTMENT DAY

How Does the Actual Appointment Go?

Document 
Review

Officer checks 
your papers

Register 
Owner

Officer updates 
the title deed

Take 
Number

Join the queue on 
arrival

Pay Fees
Settle taxes and 

charges

With all papers in order, you're typically out in two to four hours — though on busy days it can take longer. No prior appointment is needed; 
simply walk in with your complete document set.

2–4h
Appointment Duration

If all documents are complete and in order

30–90
Days to Transfer

From signing purchase contract to finalized 
resale transfer

3–5
Banking Days

Typical time for international wire transfers to 
clear

The real wait is before the appointment: international wire transfers, building management letters, and the seller's bank releasing the 
title deed are the main bottlenecks.



What Do You Pay at the Counter?
All fees and taxes are calculated on the higher of the declared purchase price or the official appraised value. 

Who pays what is partly negotiable and should be confirmed in the sale contract.

Fee Type Rate Typical Payer

Transfer Fee (ownership transfer) 2% Often split 50/50 between buyer and seller

Specific Business Tax (SBT) 3.3% Seller (if held less than five years)

Stamp Duty 0.5% Seller (only if no SBT applies)

Withholding Tax Progressive rate Seller (for individuals)

Buyers from Germany, Austria, and Switzerland: the special reduced transfer fee (0.01% for properties under 7 million THB, temporary as 
of 2025) applies only to Thai nationals — foreigners pay the regular 2%. Bring all payments as cashier's cheques.

In total, government duties typically run from roughly 2.5% to over 6% of the relevant property value.



RISK MANAGEMENT

Where Can the Transfer Go Wrong?
Most problems are avoidable with thorough due diligence and early coordination with building management. Here 

are the most common failure points:

FET Missing or Incorrect
Without proper documentation — correct purpose, project name, 
and unit number — the transfer into the foreign quota can't 
happen. This is the single most common reason for rejection.

Foreign Quota Is Full
In some older, central Pattaya buildings, the 49% foreign quota is 
exhausted — so freehold in your own name is simply impossible.

Expired Debt-Free Letter
The letter was issued too early or has already passed its 7–15 day 
validity window. It must be freshly issued right before the 
appointment.

Chanote Not Released
The seller's bank doesn't release the chanote because the 
mortgage isn't fully cleared in time for the transfer date.

Invalid Power of Attorney
The authorization isn't on the official Tor Dor 21 form, or lacks the 
required apostille. It will be refused at the counter without 
exception.

Title Issues
Wrong deed type or undisclosed encumbrances may only surface 
during the final check at the Land Office — making early due 
diligence essential.



Frequently Asked Questions
Do I have to come to Pattaya in person for the transfer?
Ideally, yes — both buyer and seller usually attend in person. If you can't, you can use a power of attorney, but only on the official Land 

Department form (Tor Dor 21), and usually notarized and apostilled if executed abroad.

How long does the Land Office appointment take?
The process itself usually takes two to four hours if all documents are complete. No prior appointment is needed — just walk in with the 
complete set of documents.

What happens if a document is missing?
The transfer won't happen that day. Missing passport copies, an expired debt-free letter, or a wrongly filled FET is enough for the officer to 
postpone the entire appointment.

Why is the FET certificate so important?
Foreign freehold ownership is registered only if you can show that the full purchase price came from abroad and was changed to Baht in 
Thailand. The FET certificate is the only official document that proves this.

Who pays the fees at the appointment?
Common practice: transfer fee split 50/50; taxes (SBT, stamp duty, withholding tax) are paid by the seller. This is negotiable and should be 
spelled out in your contract.



Ready to Move Forward?
If you're buying a new unit from the developer (off-plan), the transfer is usually well-organized: the developer 

arranges the foreign quota confirmation, documents, and appointment — which makes everything much smoother.

We Can Help

We can accompany you to your Land Office appointment and make 
sure your papers are complete and in proper order beforehand. 
Local knowledge of Bang Lamung procedures makes a real 
difference.

Free Resources

For a compact summary of the whole purchase process, check out our 
free guide. For a detailed breakdown of the FET certificate 
requirements, see our dedicated FET guide.

This article is not legal or tax advice. Fees, quotas, and 
processes can change, and local offices may do things 

differently. Always check with an official source or consult a 
specialist before moving ahead.
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