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A) Introduction 
 

Pedro Zwahlen (Ambassador of Switzerland to Thailand, Cambodia, and Lao PDR): 
 

The Ambassador welcomed viewers to the online townhall meeting organised by the Swiss Embassy in 
Bangkok and thanked members of the Swiss community and other interested participants for joining. 
He introduced the topic of the session: buying and renting real estate in Thailand as a foreigner, a 
subject that frequently raises questions among Swiss nationals living in Thailand, whether for personal 
use, retirement or investment purposes. 
 

Given the strong interest and the significant differences between the Thai framework and Swiss or 
European practices, the Embassy invited professionals from the real estate and legal sectors, as well 
as a Swiss national with first-hand experience, to help clarify key issues and highlight aspects that should 
be carefully considered before making a decision. 
 

He recalled that, as an Embassy, Switzerland cannot provide legal or real estate advice but can play 
a facilitating role by creating a platform where qualified professionals and experienced individuals 
share their insights, practical knowledge and general guidance. 
 

The Ambassador introduced the panellists: 
• Mr Gerald Enright, Managing Director at RE/MAX Executive Homes 

• Mr Luca Bernardinetti, Managing Partner at Mahanakorn Partners Group 

• Ms Werinorn Manphan, Counsel at Mahanakorn Partners Group 

• Mr Josef Schnyder, real estate owner in Thailand and elected representative of the 
Organisation of the Swiss Abroad 

 

He outlined the structure of the townhall meeting: a market overview, a legal overview, and details of a 
personal experience in buying real estate, followed by cross-panel reactions and a Q&A session. 

 
  

https://www.youtube.com/watch?v=LrGs9tZuVRA
https://www.facebook.com/watch/live/?ref=watch_permalink&v=1432864478410268


B) Panellists’ presentations 
 

1) Overview of the real estate market in Thailand 

 

Gerald Enright (Managing Director, RE/MAX Executive Homes): 
 

Mr Enright explained that the Thai real estate market is highly segmented, with substantial differences 
between central Bangkok, suburban areas, tourist destinations and up-country locations. Each segment 
responds to different demand patterns and presents distinct opportunities and risks for foreign buyers. 
 

He emphasised that prospective buyers should clearly define the purpose of their purchase at an early 
stage. Buying for personal use, long-term residence, retirement or investment leads to very different 
outcomes in terms of location, property type and risk exposure. In his experience, many difficulties arise 
when buyers focus primarily on the property itself, rather than on whether it matches their long-term 
objectives. 
 

From an investment perspective, he noted that Bangkok generally offers greater market stability, but not 
necessarily the highest returns. Rental yields tend to be moderate, while capital appreciation remains 
relatively steady compared with more volatile tourist markets. He also highlighted that resale could take 
time, particularly if a property is not correctly priced or is located in an area with limited rental demand. 
 

Mr Enright further pointed out that new developments often command a price premium, while second-
hand properties may offer better value and more realistic returns, provided that their condition and 
location are carefully assessed. Finally, he stressed the importance of local knowledge, for example 
regarding flooding patterns, infrastructure and neighbourhood dynamics, as these factors can 
significantly affect both liveability and investment performance. 

 
 
2) Legal considerations for foreign buyers and renters (high-level overview) 
 
Luca Bernardinetti (Managing Partner) and Werinorn Manphan (Counsel), Mahanakorn Partners Group: 
 

Mr. Luca Bernardinetti and Ms. Werinorn Manphan provided a structured, high-level overview of the 
legal framework governing property ownership and rental arrangements for foreigners in Thailand, 
emphasizing both statutory constraints and compliant pathways commonly adopted in practice. 
 
They explained that, as a general rule, foreign nationals may legally acquire condominium units in 
Thailand, subject to the statutory foreign ownership cap (currently 49% of the total sellable area of a 
condominium building) and strict foreign-currency remittance requirements. By contrast, direct 
ownership of land by foreigners is prohibited under Thai law, necessitating alternative legal 
mechanisms such as long-term registered leases, usufruct or superficies rights, or carefully structured 
family-law or estate-planning solutions where applicable. 
 
The speakers stressed that legal compliance alone is insufficient without proper execution. Particular 
emphasis was placed on the importance of: 

• conducting thorough legal and title due diligence prior to purchase or lease, 

• ensuring correct registration with the Land Department (especially for leases exceeding three 
years), 

• documenting inbound foreign funds accurately (e.g. Foreign Exchange Transaction Forms), 
and 

• aligning ownership or usage structures with the foreign buyer’s long-term objectives 
(residential use, investment, succession planning, or exit strategy). 

 
From a risk-management perspective, they cautioned strongly against informal, aggressive, or non-
compliant arrangements—most notably nominee structures or sham Thai shareholding setups—which 
are illegal under Thai law and may expose investors to severe consequences, including 
unenforceability of rights, forced divestment, or asset loss. 
 
In a broader thought-leadership context, the speakers highlighted that successful foreign property 
investment in Thailand requires a mindset shift: from attempting to replicate foreign ownership models, 
to adopting jurisdiction-specific, legally sound solutions that balance control, usability, and 



enforceability. They concluded that early legal structuring—integrated with tax, succession, and 
regulatory considerations—is critical to preserving value, protecting rights, and avoiding costly 
disputes later in the investment lifecycle. 
 

For readers seeking further detail, the annex contains a presentation by Mahanakorn Partners 
Group providing detailed legal explanations and case studies.

 
 
3) Personal buying experience in Thailand 
 

Josef Schnyder (Swiss national, property owner; elected representative of the Organisation of the Swiss 
Abroad): 
 

Mr Schnyder shared his personal experience of purchasing a condominium in Bangkok after deciding 
to settle in Thailand following early retirement. At the time, he had no prior knowledge of the Thai real 
estate market and initially conducted extensive market research, including multiple visits to Thailand 
and viewings of numerous properties, before taking a decision. 
 

He described the key considerations that led him to purchase rather than rent, including high rental costs 
at the time, his long-term intention to remain in Thailand and a desire to diversify his assets. He 
explained why he ultimately opted for a centrally located condominium, highlighting accessibility, resale 
potential and legal certainty as decisive factors. 
 

Mr Schnyder emphasised the crucial role played by professional legal support, particularly for due 
diligence, verification of foreign ownership quotas, preparation of contracts and assistance with the 
transfer of funds. He explained that proper documentation of the origin and purpose of funds was 
essential, both for compliance with Thai banking requirements and for future resale or repatriation of 
proceeds. 
 

He also shared practical challenges encountered after the purchase, including construction defects and 
neighbour-related disputes, illustrating that ownership may involve unexpected issues even when a 
transaction is legally sound. These experiences reinforced, in his view, the importance of thorough 
preparation, realistic expectations and a willingness to address problems through formal channels when 
necessary. 

 

C) Cross-panel reactions 
 

Before moving to the Q&A session, the Ambassador invited panellists to briefly react to points raised by 
other speakers. The discussion reinforced several recurring messages: the importance of acting lawfully, 
seeking professional advice, properly documenting transactions and avoiding informal or risky 
arrangements. 

 

D) Questions & Answers (with YouTube timestamps) 
 

1. (1:09:05) 
 
Is money transferred from Switzerland to purchase property taxable in Thailand? 

 

Mr. Bernardinetti explained that taxation depends on Thai tax residency, the nature of the funds and 
whether taxes have already been paid abroad. Double taxation agreements and proper documentation 
of fund inflows are essential. 
 

Key takeaway: Seek tax advice in advance and ensure that fund transfers are clearly documented. 
 

2. (1:13:07) 
 

Is it possible and legal to use a Thai company to purchase a condominium unit when the foreign quota 
has been reached? 

 



Mr. Bernardinetti explained that this may be possible only if the company is a genuine operating 
business. Using nominee or shell companies solely to acquire property is illegal and strongly 
discouraged. 
 

Key takeaway: Non-compliant structures can lead to serious legal and financial consequences. 
 

3. (1:14:38) 
 

If a property held under a 30-year leasehold is sold, can the proceeds be transferred back to 
Switzerland? 

 

Yes. Provided the original purchase and sale are properly documented, proceeds may be repatriated 
after payment of applicable taxes in Thailand. 
 

Key takeaway: Documentation of both inflow and outflow of funds is crucial. 
 

4. (1:17:12) 
 
Can a joint venture be set up where a Thai owns the land and a Swiss national owns the house? 

 

In principle, such arrangements are not permitted, as they are considered a circumvention of foreign 
ownership restrictions. 
 

Key takeaway: Seemingly creative structures may still be unlawful under Thai law. 
 

5. (1:18:36) 
 
Apart from short-term rental restrictions (e.g. Airbnb), are there other major limitations on renting out 
property? 

 

Short-term rentals are the main restriction. Longer-term rentals are generally permitted, subject to 
condominium rules, contractual terms and tax obligations. 
 

Key takeaway: Rental is usually possible but must comply with building rules and legal requirements. 
 

E) Conclusion 
 

Pedro Zwahlen (Ambassador of Switzerland to Thailand, Cambodia, and Lao PDR): 
 

The Ambassador thanked the panellists for their time, expertise and clear explanations, and expressed 
his appreciation to the audience for their interest and questions. 
 

He concluded that buying or renting property in Thailand is possible for foreigners, but requires careful 
preparation, compliance with local laws and reliance on professional advice. The recording of the 
townhall will remain available online, on Facebook and YouTube. 

 

Annex: Mahanakorn Partners Group - Investing in Real Estate in Thailand 
 

See the presentation provided by Mahanakorn Partners Group in the following pages. 






































