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Executive Summary

Thailand is advancing the EEC Capital City (EECiti), a flagship smart city project within the Eastern Economic
Corridor (“EEC”) designed to serve as a regional business and innovation hub. The project forms part of
Thailand’s long-term strategy to strengthen the EEC as a regional investment destination, covering
approximately 14,619 rai of land in Chonburi Province. The project is being developed through a public-
private partnership (“PPP”) modelwith a 50-year concession term and offers both tax and non-taxincentives
to investors.

The EECiti site is located within Huay Yai, Bang Lamung District, Chonburi Province, connected to major
transportation infrastructure and the planned high-speed rail network linking U-Tapao Airport, Pattaya, and
Bangkok. EECiti is envisioned as a mixed-use business city that will support high-value industries, attract
international investment, and alleviate urban congestion in existing economic centers. With the feasibility
study nearing completion and a formal PPP procurement process expected to launch by April 2027, the
project presents significant opportunities for clients across the energy, infrastructure, technology,
healthcare, and real estate sectors.

Key Developments

According to the Eastern Economic Corridor Office (“EECO”), EECiti will be developed on approximately
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14,619 rai of land (approx. 23,390,400 square meters), with the first development phase covering
approximately 5,795 rai (approx. 9,272,000 square meters). The total investment value is estimated at
approximately THB 1.34 trillion, with the private sector expected to account for approximately 87.5% of total
investment, the PPP component for approximately 9.7%, and the public sector for approximately 2.8%. The
project is planned to accommodate approximately 350,000 residents and create approximately 200,000
jobs. Development is planned through 2037, with a vision of creating a sustainable, low-carbon, technology-
enabled city powered by 100% clean energy and designed around smart urban infrastructure.

The draft zoning plan divides EECiti into six major business clusters designed to attract domestic and
international investors:

1. Regional Headquarters This central business district (CBD) zone is intended to accommodate

and Future Finance Hub regional headquarters, international business centers, major financial
institutions, and fintech businesses. The zone is expected to become
the commercial core of EECiti and may present opportunities for
financial institutions, professional service providers, and multinational
corporations seeking a regional base in Thailand.

2. Precision Medicine and The healthcare cluster is expected to focus on health technology,
Healthcare Hub advanced healthcare services, and medical research and
development.

3. Education and R&D Hub The education zone is intended to host major educational institutions,

research centers, startup ecosystems, and facilities supporting future

industries, including food technology and innovation-related research.

4. Tourism and This zone is expected to include tourism, leisure, sports, and creative
Entertainment Hub economy activities, including a planned international sports park and

entertainment-related developments.

5. BCG (Bio-Circular-Green The BCG zone is planned to support clean energy, hydrogen utilization,

Economy) Cluster recycling technologies, waste-to-energy projects, and other
sustainability-focused industries.

6. Residential and Mixed- A substantial portion of the project area will be dedicated to residential,

Use Development commercial, and mixed-use developments to support the growth in

population and economic activity within EECiti.

Investors located in the EECiti area would be eligible for both tax and non-tax incentives, including Corporate
Income Tax (CIT) exemption and the right to own land for business operations.

PPP Opportunities and Infrastructure Investment

A key feature of the EECiti project is the development of its core infrastructure and utility systems through a
PPP model. The EECO has proposed that the project be developed through a single-package PPP structure
with a 50-year concession term. The table below outlines the proposed infrastructure categories, their scope,
the proposed PPP model, and reported interested participants.

The potential revenue model for the PPP concessionaire may include (i) Utility Service Fees payable directly
by investors and developers to the PPP concessionaire for utility services provided; and/or (ii) Common
Utility Fees collected by the EECO and subsequently remitted to the PPP concessionaire.

Category Key Scope Proposed Reported Interested
PPP Model Participants*
1. Energyand e Renewable energy BOT - PTT Public Company Limited
Electricity system, - Banpu Public Company Limited
e Power transmission - Gulf Energy Development
network Public Company Limited
-2 -
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e District cooling system
Central utility plant

e Electric vehicle (EV)
charging stations

2. Water Supply e Water Sources BOT - Royal Water Co., Ltd.
System e Water Supply System - Blue Earth Recycle and Energy
e Water Distribution Co.,, Ltd.
Network - Kyoin City Management Co.,
e Drainage System Ltd.
3. Wastewater e \Wastewater BOT
Collection, Management and
Treatment and Treatment
Reclaimed Water | ¢ \Water Reuse and
Production Reclamation
System
4. Water N/A BOT/BTO
Management,
Drainage, and
Flood Protection
System
5. Waste e Solid Waste Management BOT
Management and Recycling
System e Waste-to-Energy
Facilities
6. Transportation e Central Road Network BTO - BTS Group Holdings Public
and Mobility e Public Transportation Company Limited
System Systems such as a rail - U-Tapao International Aviation
network and electric bus Company Limited
systems - China State Construction
Engineering (Thailand) Co., Ltd.
- Navarat Patanakarn Public
Company Limited
7. Digital e Digital Infrastructure BOT - Mitsubishi Electric Factory
Infrastructure e 5G Network Automation (Thailand) Co., Ltd.
and e Smart City Data Platform - Mitsubishi Electric Asia
Telecommunicati | ¢ Other Smart Service - Sakura Internet Inc.
ons System Innovations - BNSP Smart Tech
8. Fire Protection, N/A BOT -
Disaster
Warning, and
Lightning
Protection
Systems
9. Common Utility | ¢ Common Utility Duct BOT/BTO | -
Tunnel System (CUD) Systems
(Utility Corridor)
10. Green Spaces N/A BTO for - Central Pattana Public
and Common green Company Limited
Landscape spaces - Siam Piwat Co., Ltd.
Works
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- Magnolia Quality Development
Corporation Limited (MQDC)

- The Worldmark Co., Ltd.

- Poonpipat Co., Ltd.

- Suzhou Chinese Consortium
Holding (SIPC)

*Note: Participation in the consultation process does not indicate that any particular company will ultimately bid for or be

awarded the project. However, the wide range of participants highlights the significant interest from infrastructure, utility,
technology, and real estate investors in the forthcoming PPP opportunities.

Although detailed bid qualifications and evaluation criteria have not yet been publicly released, the EECO
has confirmed that financial and investment feasibility studies are currently underway in preparation for the
formal PPP procurement process.

Project Timeline

Based on the current project roadmap, the project is currently in the Advanced Feasibility Study stage. Key
preparatory work has already been completed, including the development of the master plan, preliminary
engineering designs, a financial model, and a preliminary PPP risk-allocation framework. The table below
sets out the key milestones and their target timelines:

Milestone Target Timeline

Feasibility Study 2025
Project Approval (Project List) June 2026
Preparation and Issuance of RFP April 2027
Execution of Joint Venture Agreement (JVA) March 2028
Commencement of Construction and Infrastructure Development After JVA execution
Planned Commencement of Utility Services From 2030 onwards

For more details about EECiti, or any aspect relating to EEC projects in Thailand, please contact Supasit
Boonsanong at supasit.b@nagashima.com, Charuwan Charoonchitsathian at
charuwan.c@nagashima.com, or Napassorn Lertussavavivat at napassorn.l@nagashima.com.
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This newsletter is given as general information for reference purposes only and therefore does not constitute our firm’s legal

advice. Any opinion stated in this newsletter is a personal view of the author(s) and not our firm’s official view. Given the

nature of this newsletter as general information, statutory provisions and source citations may have been intentionally

omitted. For any specific matter or legal issue, please do not rely on this newsletter but make sure to consult a legal adviser.

We would be delighted to answer your questions, if any.

If you would

like to receive our newsletters by email directly, please fill out the “Subscription Form”:

https://www.nagashima.com/en/newsletters/nl_thailand_legal update/.

Should you have any questions about our newsletters, please contact us at <newsletter@nagashima.com>.
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Other Publications

Recently we also featured in a number of articles and books covering a wide range of legal areas to address
the latest legal issues. Please follow the link below to access each publications.

Real Estate
2026

Chambers Global Practice Guides Real Estate 2026 Thailand - Trends &
Developments

Thailand’s economic growth has been driven significantly by the real estate sector.
However, recent fluctuating market conditions have affected Thailand’s real estate
sector in various ways.

Despite the changing trends in Thailand’s real estate sector, both Thai and foreign
investors have continued to pursue new real estate development projects in Thailand.
In recent years, Thailand’s real estate sector has continued to attract foreign
investors, reflecting a growing trend in inbound investment.

Thai investors, being more familiar with local procedures, may find it easier to
navigate the system. On the other hand, foreign investors must be diligent in
understanding the local market conditions and adhering to the Thai regulatory
framework, which, in some cases (eg, the foreign land ownership restrictions), is even
stricter than that applicable to Thai investors.

Therefore, foreign investors must carefully consider the appropriate approach to
entering Thai’s real estate market. In particular, they should be mindful of occasional
amendments to the regulatory framework, which could impact operations in the real
estate sector. This article further elaborates on key recent issues of note for foreign

investors in Thailand’s real estate market.
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