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PHUKET PROPERTY DUE DILIGENCE GUIDE ​
A Strategic Framework for Discerning Investors 
Prepared by Ake & Associates | 25 Years of Legal Excellence 

 

The Imperative of Strategic Due Diligence 
In Phuket’s luxury enclaves—from the beachfront estates of Layan and Bang Tao to the hillside 
villas of Kamala—legal discrepancies are more frequent than market perception suggests. 

Property acquisition in Thailand should never proceed without structured legal verification. Real 
estate due diligence is not a mere formality; it is a critical safeguard to ensure your investment 
is legally resilient, structurally sound, and aligned with international wealth protection 
standards. 

The Optimal Investigation Timeline 

The standard practice in Phuket’s premium market is a thorough investigation following a 
reservation agreement. We recommend a minimum 30-day due diligence period, supported by 
a "Refundable Deposit" clause to protect capital against irremediable legal or physical defects. 

 

1. Forensic Title Search 
We perform a rigorous audit of land titles via the Department of Lands to confirm absolute 
ownership and the right of disposal. 

Understanding Premium Title Classifications 

●​ Chanote (Nor.Sor.4): The gold standard. Grants full ownership rights with GPS-surveyed 
boundaries. 

●​ Nor.Sor.3 Gor: A certificate of use with aerial survey. Highly secure but sits below 
Chanote in the legal hierarchy. 

●​ Nor.Sor.3 / Nor.Sor.3 Khor: Issued without a standardized aerial grid. These require 
heightened scrutiny due to boundary imprecision. 
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The “Boundary Discrepancy” Risk 

Acquiring land under Nor.Sor.3 carries the risk that physical land area may be significantly less 
than stated once upgraded to a Chanote. We mitigate this by ensuring Sale and Purchase 
Agreements (SPA) include "Price Adjustment" or "Deficiency of Land" clauses. 

 

2. Environmental & Zoning Constraints 
Phuket is governed by strict environmental regulations. These dictate not only what can be 
built, but whether construction is permitted at all based on elevation and coastal proximity. 

Phuket Coastal & Slope Height Restrictions 

Proximity / Terrain Maximum Permitted Height 

0 – 20m from Shoreline Construction Strictly Prohibited 

21 – 50m from Shoreline Maximum 6 Meters 

40 – 80m Above Sea Level Maximum 8 Meters 

Above 80m Above Sea Level Construction Strictly Prohibited 

Expert Insight: The “80-Meter Dead Zone” Trap 

Investors are often captivated by panoramic vistas above 80 meters. However, these zones are 
legally non-buildable for habitable structures. Without professional due diligence, you risk 
paying a "Luxury Villa Price" for land that can never legally hold a villa. 
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3. Legal Access & Utility Scalability 
Confirming guaranteed legal access is vital. We categorize access into three types: 

1.​ Public Roadways: Direct state-maintained borders. 
2.​ Registered Servitudes (Easements): Rights recorded on the title deed. 
3.​ Necessity Access: Legal recourse for landlocked plots under the Civil Code. 

Utility Scalability 

A "cheap" remote plot is only a bargain if it doesn’t require a multi-million Baht investment to 
extend a Three-Phase Electrical Grid. We evaluate site viability to ensure your commercial 
vision is financially feasible. 

 

4. Litigation & Liability Search 
We conduct deep-dive searches for pending Real Estate Litigation against the property and the 
owner. This ensures the asset is not subject to court-ordered seizure, bankruptcy, or "Double 
Sale" conflicts. 

Safeguarding Your Legacy 
Acquiring real estate in Phuket is a sophisticated endeavor. Strategic Due Diligence allows you 
to negotiate from a position of strength and move forward with absolute confidence. 
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