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BRINKMAN DATA ANALYTICS

CU S TOM  I N V E S TM EN T  R E P O R T  ·  PAT TAYA  &  J OMT I E N

EVERY PATTAYA & JOMTIEN
CONDO FOR SALE, ANALYSED.
PREPARED FOR A PRIVATE BUYER.
23,449 live listings up to 10M THB, each one priced against its own building and its area, and each

rent taken from real Facebook lets of the same size. Two shortlists, then the Golden 5.
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0 0  O F  0 7  ·  R O A D M A P

WHAT'S INSIDE.

Built from scratch on the listings for sale on 17 Oct 2026. The shortlists below are where the numbers point; the

attached spreadsheet holds every listing, with its live link.

01 SCOPE & METHOD

02 AREA OVERVIEW

03 TOP 10 BY RESALE
The units priced furthest under their own building's price per m².

04 THE GOLDEN 5
The five shortlisted units: one overview page, then one page per unit

with every figure and the listing link.

05 THE FULL SPREADSHEET

06 HOW TO USE THIS REPORT
The checks to run before any offer.

07 SCOPE & LIMITS
What this research does and does not promise.

P R E P A R E D  F O R  A  P R I V A T E  B U Y E R  ·  P A T T A Y A  &  J O M T I E N  ·  L I S T I N G S  P U L L E D  1 7  O C T  2 0 2 6
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0 1  O F  0 7  ·  S C O P E  &  M E T H O D

HOW THIS LIST WAS BUILT.

One rule above all: the rent has to be proven by what landlords actually let units for, not by what a sales listing

says.

23,449
L I V E  L I S T I N G S

A N A L Y S E D

4
L I S T I N G  S I T E S

P U L L E D  T H E  S A M E  D A Y

571
B U I L D I N G S  S E A R C H E D

O N  F A C E B O O K  F O R  R E N T

10
P A T T A Y A  &  J O M T I E N  A R E A S

I N  T H I S  S C A N

1  ·  E V E R Y  L I S T I N G ,  T O D A Y

23,449 condos for sale up to 10M THB in Pattaya & Jomtien, pulled
on 17 Oct 2026 from DotProperty, FazWaz, PropertyHub, Thailand-
Property. The same unit listed on several sites counts once.
Nothing is dropped: doubtful rows are flagged in the spreadsheet.

2  ·  R E N T  F R O M  R E A L  L E T S

Each building was searched in Pattaya & Jomtien Facebook rental
groups and Marketplace. The shortlists only use rents backed by
two or more such lets. Rents are shown as realistic ranges; the
precise figure drives the maths.

4  ·  T H E  P R I C E  C H E C K

Every unit's price per m² is set against its own building's median
(three or more listings in the building) and its area. A unit far under
its building is either a bargain or a listing error, so floor areas far off
what that bed count measures in the building are flagged before
anything is shortlisted.

Tenure is read from each listing's own text: "foreign quota" where the listing says so, otherwise "ask". It is information, never a filter,

and only the building's juristic office can confirm a foreign-quota slot.
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0 2  O F  0 7  ·  A R E A  O V E R V I E W

PATTAYA & JOMTIEN BY AREA.

Per-area medians across every listing pulled.

AREA LISTINGS MEDIAN THB/M² MEDIAN SIZE M² UNITS WITH PROVEN RENT

Jomtien 7,298 89,186 37 627

Pratumnak 3,788 82,759 42 634

Wongamat / Naklua 2,831 102,101 44 172

Na Jomtien 1,448 96,491 43 65

South Pattaya 1,173 85,000 41 107

Central / North Pattaya 876 94,403 35 158

East Pattaya 521 112,560 36 32

Bang Saray 367 87,020 42 41

Bang Lamung (north) 62 57,714 30 6

Area not stated / small areas 5,085 72,727 39 42

Areas with fewer than 15 listings, and listings whose site gives no area, are grouped in the last row.
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0 3  O F  0 7  ·  T O P  1 0  B Y  R E S A L E

PRICED UNDER THEIR OWN BUILDING.

Ranked by how far each unit's price per m² sits under the median of its own building (three or more listings in the

building). A floor area far off the building's norm for that bed count is excluded first: that is usually a listing error,

not a bargain.

# BUILDING AREA UNIT THB/M² BUILDING MEDIAN /M² (N) UNDER BUILDING LISTING

1 Building M Pratumnak 1-bed · 42 m² 56,286 112,025 (116) 50% link removed

2 Building N Jomtien 2-bed · 60 m² 17,667 35,156 (7) 50% link removed

3 Building O Wongamat /
Naklua

Studio · 38 m² 28,947 57,143 (29) 49% link removed

4 Building P Jomtien 4-bed · 180 m² 55,000 106,511 (116) 48% link removed

5 Building Q Wongamat /
Naklua

1-bed · 106.83 m² 25,508 49,390 (6) 48% link removed

6 Building R Jomtien 3-bed · 156 m² 30,769 59,313 (50) 48% link removed

7 Building O Wongamat /
Naklua

Studio · 38 m² 29,737 57,143 (29) 48% link removed

8 Building S Wongamat /
Naklua

1-bed · 31 m² 96,452 185,250 (66) 48% link removed

9 Building T Pratumnak 2-bed · 202 m² 24,752 46,869 (18) 47% link removed

10 Building T Pratumnak 2-bed · 153 m² 24,837 46,869 (18) 47% link removed

Building median = the median asking price per m² of every listing in the same building on 17 Oct 2026, count in brackets.
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  T H E  M A I N  D E L I V E R A B L E

THE GOLDEN 5 — FIVE UNITS, EVERY FIGURE SHOWN.

The five units that rank best on proven rent and on price against their own building. One per building. Each gets its

own page next.

Building A
WONGAMAT  /  NAK LUA  ·  1 - B ED  ·  4 7  M ²

TOP  P ICK

44%
UNDER  I T S  BU I LD ING

36,000-
40,000
RENT  /  MONTH

80,426
THB  /  M ²

DOTPROPERTY  ↗  OPEN  LISTING link removed in this example

Building B
WONGAMAT  /  NAK LUA  ·  1 - B ED  ·  4 8  M ²

GOLDEN  5

32%
UNDER  I T S  BU I LD ING

17,000-
19,000
RENT  /  MONTH

41,667
THB  /  M ²

PROPERTYHUB  ↗  OPEN  LISTING link removed in this example

Building C
P RATUMNAK  ·  1 - B ED  ·  2 7  M ²

GOLDEN  5

32%
UNDER  I T S  BU I LD ING

11,000-
13,000
RENT  /  MONTH

50,000
THB  /  M ²

THAILAND-PROPERTY  ↗  OPEN  LISTING link removed in this example

Building D
P RATUMNAK  ·  1 - B ED  ·  4 7  M ²

GOLDEN  5

35%
UNDER  I T S  BU I LD ING

20,000-
23,000
RENT  /  MONTH

54,957
THB  /  M ²

THAILAND-PROPERTY  ↗  OPEN  LISTING link removed in this example

Building E
P RATUMNAK  ·  2 - B ED  ·  5 0  M ²

GOLDEN  5

31%
UNDER  I T S  BU I LD ING

19,000-
23,000
RENT  /  MONTH

47,800
THB  /  M ²

THAILAND-PROPERTY  ↗  OPEN  LISTING link removed in this example

Photos are blurred example interiors, not the units.

#1

#2

#3

#4

#5
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  U N I T  1  O F  5

#1

EXAMPLE  PHOTO  ·  NOT  THE  UNIT

R A N K  # 1 TOP  P ICK

Building A
WONGAMAT / NAKLUA · 1-BED · 47 M² · BUILT 2016

U N D E R  I T S  B U I L D I N G

44%

R E N T  /  M O N T H

36,000-40,000

TH E  UN I T

Price / m² 80,426

Its building's median 143,243 (97)
median asking price per m² across the building's listings on 17

Oct 2026

CAM / year ฿22,560
area estimate (no CAM stated): get the real bill

Condition Furnished (listing)
as stated on the listing: check the inventory at viewing

Tenure ASK: QUOTA

the listing does not say foreign or Thai quota: ask the

juristic office

TH E  R ENT  EV I D ENC E

Rent / month 36,000-40,000
lower end used in the maths: 36,250 THB

Proof Facebook · 2 same-size lets

40,000 / month · 53 m² · 1-bed · Oct 2026 · luxury/renovated

35,000 / month · 53 m² · 1-bed · Oct 2026 · luxury/renovated

ASK  B E FOR E  AN  OF F E R

Is a foreign-quota slot open in this building today?

The listing states no CAM: what is the real bill?

Why is it 44% under the building's median per m²? (floor, view, condition,
tenant, seller)

Is a tenant in place, and on what rent and lease end?

LISTING LINK REMOVED IN THIS EXAMPLE
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  U N I T  2  O F  5

#2

EXAMPLE  PHOTO  ·  NOT  THE  UNIT

R A N K  # 2 GOLDEN  5

Building B
WONGAMAT / NAKLUA · 1-BED · 48 M²

U N D E R  I T S  B U I L D I N G

32%

R E N T  /  M O N T H

17,000-19,000

TH E  UN I T

Price / m² 41,667

Its building's median 61,607 (5)
median asking price per m² across the building's listings on 17

Oct 2026

CAM / year ฿23,040
area estimate (no CAM stated): get the real bill

Condition Furnished (listing)
as stated on the listing: check the inventory at viewing

Tenure ASK: QUOTA

the listing does not say foreign or Thai quota: ask the

juristic office

TH E  R ENT  EV I D ENC E

Rent / month 17,000-19,000
lower end used in the maths: 17,163 THB

Proof Facebook · 2 same-size lets

17,000 / month · 41 m² · 1-bed · Aug 2026

15,000 / month · 40.79 m² · 1-bed · Aug 2026

ASK  B E FOR E  AN  OF F E R

Is a foreign-quota slot open in this building today?

The listing states no CAM: what is the real bill?

Why is it 32% under the building's median per m²? (floor, view, condition,
tenant, seller)

Is a tenant in place, and on what rent and lease end?

LISTING LINK REMOVED IN THIS EXAMPLE
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  U N I T  3  O F  5

#3

EXAMPLE  PHOTO  ·  NOT  THE  UNIT

R A N K  # 3 GOLDEN  5

Building C
PRATUMNAK · 1-BED · 27 M² · BUILT 2022

U N D E R  I T S  B U I L D I N G

32%

R E N T  /  M O N T H

11,000-13,000

TH E  UN I T

Price / m² 50,000

Its building's median 73,846 (16)
median asking price per m² across the building's listings on 17

Oct 2026

CAM / year ฿12,960
stated by other listings in the same building

Condition Furnished (listing)
as stated on the listing: check the inventory at viewing

Tenure ASK: QUOTA

the listing does not say foreign or Thai quota: ask the

juristic office

TH E  R ENT  EV I D ENC E

Rent / month 11,000-13,000
lower end used in the maths: 11,000 THB

Proof Facebook · 3 same-size lets

12,000 / month · 27 m² · 1-bed · Oct 2026

11,000 / month · 27 m² · 1-bed · Oct 2026

11,000 / month · 26 m² · 1-bed · Oct 2026

ASK  B E FOR E  AN  OF F E R

Is a foreign-quota slot open in this building today?

What is the real CAM bill for this unit?

Why is it 32% under the building's median per m²? (floor, view, condition,
tenant, seller)

Is a tenant in place, and on what rent and lease end?

LISTING LINK REMOVED IN THIS EXAMPLE
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  U N I T  4  O F  5

#4

EXAMPLE  PHOTO  ·  NOT  THE  UNIT

R A N K  # 4 GOLDEN  5

Building D
PRATUMNAK · 1-BED · 47 M² · BUILT 2016

U N D E R  I T S  B U I L D I N G

35%

R E N T  /  M O N T H

20,000-23,000

TH E  UN I T

Price / m² 54,957

Its building's median 84,698 (129)
median asking price per m² across the building's listings on 17

Oct 2026

CAM / year ฿25,380
stated by other listings in the same building

Condition Unfurnished (listing)

Tenure ASK: QUOTA

the listing does not say foreign or Thai quota: ask the

juristic office

TH E  R ENT  EV I D ENC E

Rent / month 20,000-23,000
lower end used in the maths: 20,500 THB

Proof Facebook · 2 same-size lets

22,000 / month · 43 m² · 1-bed · Oct 2026

20,000 / month · 43 m² · 1-bed · Oct 2026

ASK  B E FOR E  AN  OF F E R

Is a foreign-quota slot open in this building today?

What is the real CAM bill for this unit?

Why is it 35% under the building's median per m²? (floor, view, condition,
tenant, seller)

Is a tenant in place, and on what rent and lease end?

LISTING LINK REMOVED IN THIS EXAMPLE
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0 4  O F  0 7  ·  T H E  G O L D E N  5 ·  U N I T  5  O F  5

#5

EXAMPLE  PHOTO  ·  NOT  THE  UNIT

R A N K  # 5 GOLDEN  5

Building E
PRATUMNAK · 2-BED · 50 M² · BUILT 2017

U N D E R  I T S  B U I L D I N G

31%

R E N T  /  M O N T H

19,000-23,000

TH E  UN I T

Price / m² 47,800

Its building's median 69,231 (67)
median asking price per m² across the building's listings on 17

Oct 2026

CAM / year ฿24,000
stated by other listings in the same building

Condition Furnished (listing)
as stated on the listing: check the inventory at viewing

Tenure ASK: QUOTA

the listing does not say foreign or Thai quota: ask the

juristic office

TH E  R ENT  EV I D ENC E

Rent / month 19,000-23,000
lower end used in the maths: 19,250 THB

Proof Facebook · 2 same-size lets

23,000 / month · 49 m² · 2-bed · Oct 2026

18,000 / month · 52 m² · 2-bed · Oct 2026

ASK  B E FOR E  AN  OF F E R

Is a foreign-quota slot open in this building today?

What is the real CAM bill for this unit?

Why is it 31% under the building's median per m²? (floor, view, condition,
tenant, seller)

Is a tenant in place, and on what rent and lease end?

LISTING LINK REMOVED IN THIS EXAMPLE
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0 5  O F  0 7  ·  T H E  F U L L  S P R E A D S H E E T

EVERY LISTING, EVERY FIGURE TRACEABLE.

⇒  T H E  S P R E A D S H E E T  T H A T  S H I P S  W I T H  T H I S  R E P O R T 2 3 , 4 4 9  L I S T I N G S  ·  O N E  R O W  E A C H

Sort it by any column.
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0 6  O F  0 7  ·  H O W  T O  U S E  T H I S  R E P O R T

FROM SHORTLIST TO AN OFFER.

The Golden 5 is where to start, the two Top 10 lists are the bench, and the spreadsheet is the whole market. A unit far under its

building is worth a call, not a deposit: the reason is either a motivated seller or something the listing does not say.

What this report is not: investment advice, legal counsel or a broker handoff. Brinkman Data Analytics takes no commission,

represents no seller and introduces no parties.

⇒  B E F O R E  A N Y  D E P O S I T  —  T H E  C H E C K S

Confirm the listing is still live and the price and size match. Listings change daily; every link was checked live on

20 Oct 2026.

01

Confirm the foreign-quota slot with the juristic office. Only the building's office can confirm it today.02

Get the real CAM bill for the unit, not the listing's figure.03

Ask why it is priced under the building: floor, view, condition, a tenant in place, or a seller who needs to sell.04

Use independent Thai property counsel for the title (chanote) and any encumbrance.05

Underwrite to the lower rent. The upper end of each rent range is upside, not the base case.06



14 / 15Example report · real numbers · building names and links removed◆  B R I N K M A N  D A T A

B R I N KMAN  DATA  ANA LY T I C S

STAN BRINKMAN
F O U N D E R  ·  B R I N K M A N  D A T A  A N A L Y T I C S

Any questions? Reach me directly.

This report is custom: built on the listings for sale on the day it was

made. If a row needs explaining or you want the same analysis on

another city, the line is open.

S T A N B R I N K M A N . C O M  ↗

P R E P A R E D  F O R  A  P R I V A T E  B U Y E R  ·  P A T T A Y A  &  J O M T I E N  ·  1 7  O C T  2 0 2 6

https://stanbrinkman.com/
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0 7  O F  0 7  ·  S C O P E  &  L I M I T S

S C O P E  &  L I M I T S  O F  T H I S  R E P O R T

This document is research built from public property listings and public Facebook rental posts on the dates stated. Every

figure comes from those listings through the method in Section 01; nothing is carried over from earlier reports.

Realised results depend on the unit, the tenant, the price paid and costs not known today.

Brinkman Data Analytics is a research firm. It is not a broker, represents no seller, introduces no parties and takes no

commission. Every unit ships with its public listing link so it can be checked independently.

Tenure wording is copied from each listing's own text. Only the building's juristic office can confirm a foreign-quota slot, and

independent Thai counsel should check the title before any transfer.

PREPARED BY STAN BRINKMAN  · BRINKMAN DATA ANALYTICS

LISTINGS PULLED 17 OCT 2026 · STANBRINKMAN.COM


