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Pura Vida 



The happiest place on earth! 
 

Stretching along the Caribbean Coast, Limon is considered to be one of the most 

pristine and lush regions of Costa Rica. Roughly 125 miles of shoreline between 

Nicaragua and Panama boast picturesque white-sand beaches lined with coconut 

trees for an ultimate tropical paradise. The province covers an area of 9,189 km2, 

and has a population of 386,862. Limon is one of the country's most geographically 

diverse regions; Limon features everything from mangrove wetlands to towering 

mountains. 

Limón is one of the most culturally diverse of Costa Rica's provinces, housing a 

significant Afro- Caribbean and indigenous population. Several languages 

(Spanish, Limón Creole) are spoken, and due mainly to its cultural ties to the 

Caribbean islands, dishes like rice and beans, patty, fried cake, pan bon, rondon, 

are ubiquitous throughout the province, along with reggae, calypso, and soca 

music. 

 

 

 

 



PM TERMINALS PUERTO LIMON - MOIN 

http://www.apmterminals.com/en 

APM Terminals is a leading 

global port and cargo inland 

services provider with a presence 

in 59 countries providing the 

world’s most geographically 

balanced global terminal network 

with 76 operating port and 

terminal facilities, five new port 

facilities under construction, and 

an inland services network 

spanning 117 operations at 87 

locations in 37 countries. Based in 

The Hague, Netherlands, the 

company works with shipping 

lines, importers/exporters, governments, business leaders and the entire global 

supply chain to provide solutions that help nations achieve their ambitions and 

businesses reach their performance goals. 

APM terminals will be leading in bringing much more infrastructure to the region. 

It will improve all of the regions roads and railways.  

 

 

 

http://www.apmterminals.com/en


Existing Conditions 

Limon  
The Caribbean coast of Limon is a colorful patch in the quilt of Costa Rica. Its 
unique culture is due largely to a heavy Jamaican influence, resident indigenous 
people and the agricultural cultivation encouraged by the United Fruit Company 
and foreign interests. English, Spanish and Patwa (Jamaican Creole) are first 
languages. 
Thatched huts, beach houses and colorful hammocks dot the jungles and a 
definite reggae beat permeates every community. The laid-back, carefree 
Caribbean culture is a special beach blend, and you are sure to catch the "vibe." 
The area also will entice you to adventures, such as canopy tours, hikes into 
indigenous reserves and water sports. 
Limon is a province with several national parks. One of the most beautiful and 
important is the Tortuguero National Park, which has a natural system of lagoons 
and waterways. Also, it is home to small zones like Cahuita, Puerto Viejo, 
Manzanillo, Isla Uvita, Punta Uva, Cocles and Manzanillo which are some of the 
most popular tourist destinations in Costa Rica. 

 
 

Limon History 
This coast was inhabited by Indian tribes before the Spanish arrived in 
September 1502 when Christopher Columbus reached the coast of Limón, on his 
fourth and last voyage. His ships docked on the island Quiribrí, today called 
Punta Uvita, which Columbus called La Huerta for the variety of flora. 
 
After two centuries of neglect, through Decree 27 of June 6, 1870 establishing 
the region of Limón and Decree 61 of July 25, 1892 gave rise to the region of 
Limon. 
 
In 1871 work began to build a railway to the Atlantic to join San Jose to Puerto 
Limon in order to facilitate exports of Costa Rican coffee to Europe. One year 
after, the first Jamaican immigrants arrived to work on the railways, bringing with 
them their language, culture, religion and cuisine. In 1890 just after construction, 
Costa Rica for the first time united with its Caribbean coast and the rest of the 
world. 
 
 
 

https://www.costaricarealestates.com/limon/cahuita/
https://www.costaricarealestates.com/limon/puerto-viejo/


However, Limon was almost a separate country for much of Costa Rica's history. 

Most of the descendants of the railway workers from Jamaica, were not granted 

Costa Rica citizenship until 1949 and also for the major part of the first half of the 

of 20th century, blacks from this zone were not allowed to go westward past 

Turrialba. 

Even today, you will find most Costa Ricans who have never been to Limon due to 

cultural difference and prejudice. Due to this, the Caribbean culture has remained 

intact, with most people speaking English, Spanish and Patios. 

Limon Weather 

Limon weather is different to the rest of Costa Rica, in that it doesn't have a 

summer/rainy season. It can rain year round, but the driest months are usually in 

March, April, September and October. However, during the rainy months, lots of 

sunny days can still be enjoyed. 

The humidity is very high in this region, reaching sometimes in the mid 90s while 

the temperature averages around 30 degree Celsius but feels a lot hotter due to the 

humidity. 

 

 

Properties for sale or rent in Puerto Viejo, Limon 
The laid-back atmosphere, the rice and beans and the reggae music; pristine 

beaches and bright blue sea along lush tropical vegetation... Because of its 

infamous reputation, the province of Limon has escaped the major 

developments that have changed the face of the Pacific coast over these last 

decade. 

Puerto Viejo de Talamanca is irresistibly Caribbean, tropical and flamboyant, 

romantic and mysterious. The beaches of Puerto Viejo look like they just 

come from some exotic holiday brochure. Go beach hopping to bar hopping 

and vice versa, a little Ceviche here, some tasty Rice and Beans in Coconut or 

a delicious and spicy jerked chicken there. 

The first beach you fall upon is Playa Negra;  as its name suggests, it is a black 

sand beach, pitch black against the blue sea and the green flora.  

 

https://www.costaricarealestates.com/limon/puerto-viejo/


Chocolate Farming 

   Cocoa is the essential ingredient for our chocolate, 

but where does cocoa come from? 

 

 Cocoa originates from the seeds (cocoa beans) of the cocoa fruits (cocoa pods), 

which grow on cocoa trees. The production of cocoa begins in the tropical regions 

around the Equator, where the hot and humid climate is well suited for growing 

cocoa trees. 70% of the world’s cocoa beans come from four West African 

countries: Ivory Coast, Ghana, Nigeria and Cameroon. Yet there is a secret that the 

world doesn't know about, Panama & Costa Rica are slowly regaining the 

production of Cacao in small Sustainable farms, and also are in the exporting 

business. 

Worldwide, 90% of cocoa is grown on small family farms of 2 to 5 hectares, while 

just 5% comes from large plantations of 40 hectares or more. Cocoa production 

provides livelihoods for between 40 and 50 million farmers, rural workers and their 

families in the Global South. In the Ivory Coast and Ghana up to 90% of the 

farmers rely on cocoa for their primary income. 

From trees to sacks 

Growing cocoa is hard manual work and very labor intensive, as caring for and 

harvesting the beans requires close and continuous attention. The cocoa tree 

flowers and bears fruit throughout the entire year. It produces large cocoa pods, 

which need to be cut from the trees by machetes or sticks. Each cocoa pod contains 

around 20 to 30 seeds sitting in a sweet white pulp – these are the actual cocoa 

beans. It takes a whole year’s crop from one tree to make half a kilo of cocoa.  

As pods do not ripen at the same time, the trees need to be monitored continuously. 

Cocoa is also a very delicate crop, easily affected by changes in weather and 

susceptible to diseases and pests. After the harvest, the ripe pods need to be cut 



open with machetes and the beans are taken out. The cocoa beans then need to be 

fermented, dried, cleaned and packed. When the beans are packed into cocoa sacks, 

the farmers are ready to sell the product to intermediaries. 

From sacks to butter 

 

Intermediaries buy the sacks of unprocessed beans and sell them to exporters. 

When the beans reach the grinding companies in the global North, the cocoa still 

needs to be processed. The beans are crushed and the shells removed, roasted, and 

finally ground. The result – cocoa liquor – is used to manufacture chocolate, or is 

further processed for cocoa butter and cocoa powder. 

Finally cacao is the friendliest plant to grow, it provides shade and loving to a 

variety of other plants can be grown under its shady tree, organic bananas love to 

grow next to them as well.



Non-Disclosure and Confidentiality Agreement 
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("Information") that it has and will receive concerning this proposal is confidential 

and will not be disclosed to any individual or entity without prior written consent. 

 

Regions & Prices 

Bananito 

#1 ) Bananito (Little Banana) 

Bananito, Limon Land size: 840,000 square meters 

Price: US $4 m2 / $0.37 ft2 / $16187 acre2 

Talamanca Mountains 

 

The Cordillera de Talamanca is a mountain range that lies on the border 

between Costa Rica and Panama. The property is located in the mountains 

and has an ocean view on one side stretching 440,000 square meters. 

The area has public road access that links to the main road (highway), and 

can be connected to the National Electricity Company 

This property is a great farming opportunity. It has a small old house on it. 

Surrounded by the lush Indigenous Rain Forest and with extremely good 

earth for growing plants. Also a great piece of land to start your new 

vacation home. Close to some wild life nature trails, and eco projects of 

different sorts (LOOK UP BANANITO RESORTS). 

The property is located less than a 1/2-hour drive to the Caribbean coast, 

National reserves (Cahuita & Gondola-Manzanillo). 
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Bananito Property Map         

          

  Square Meters Acres Price Per SM Total 

1 acre is 4046.86 square 
meters 8093.72 2 18 $145,686.96 

          

  8093.72 2.00 18 $145,686.96 

  12140.58 3.00 18 $218,530.44 

  16187.44 4.00 18 $291,373.92 

  20234.30 5.00 18 $364,217.40 

  24281.16 6.00 18 $437,060.88 

  28328.02 7.00 18 $509,904.36 

  32374.88 8.00 18 $582,747.84 

  36421.74 9.00 18 $655,591.32 

  40468.60 10.00 18 $728,434.80 

  60702.90 15.00 15 $910,543.50 

  80937.20 20.00 15 $1,214,058.00 

  121405.80 30.00 15 $1,821,087.00 

  161874.40 40.00 15 $2,428,116.00 

  202343.00 50.00 15 $3,035,145.00 

  242811.60 60.00 12 $2,913,739.20 

  283280.20 70.00 12 $3,399,362.40 

  323748.80 80.00 12 $3,884,985.60 

  364217.40 90.00 12 $4,370,608.80 

  404686.00 100.00 12 $4,856,232.00 

          

Total       $32,767,425.42 

          

2 Acre Minimum Purchase 
     

** As of April 2018 prices increased due to running electricity and 

plumbing in the Phase II community.  New prices are reflected above.  

Prices are still subject to change. 
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Beachfront 

 

 

 

Data on the beachfront is coming soon.  See 

the last section in this Memorandum where 

it mentions “Concessions”.  It will tell you 

that the government has “easements” on 

beachfront land. 
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San Clemente 

 
#2) San Clemente Ocean View 4 separate properties 

San Clemente, Limon  

Price: $various m2  /  $2.32 ft2  / $101196 acre2   

All farms have public road access, and can be connected to the National 

Electricity Company 

1) Farm with Ocean View: 12.5 Acres  

                                                                                                                                           

2) Farm with two hills Ocean View and Lake: 35 Acres  

3) Farm with Ocean View 7.5 Acres 

4) Farm with Ocean View 10 Acres 

 

Great area for building a resort or private compound, the properties are 

located in the mountains. Breathtaking views high above the towns below, 
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not only do you have a mountain side view of the beach,  you can also see 

the borders of Nicaragua and Panama both.  It has a public road that 

connects to the main road (highway) and river within its boundaries. Perfect 

for tourist attractions, bars, restaurants, eco lodge or even a secluded 

development surrounded by the unique nature of this area. The property is 

10 minutes from the beach, and located less than a 1/2 hour drive to the 

Caribbean coast in Puerto Viejo. It is also in close proximity to the  National 

reserves (Cahuita & Gondola-Manzanillo), and a 3 hour drive from San Jose 

City.  

Features 

Immediate access to public road 

Absolute Zero pollution 

Unique flora and fauna 

Rich & Pristine Rain Forest Jungle 
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** See a better picture of the map and prices of Phase I under 

“property map” in the Phase I Document section. 
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Ole Caribe 

#4 Ole Caribe Old Cacao Farm Hills 

Cocles, Puerto Viejo, Limon  

Land size: 

FARM #1      9,200 square meters   $35 m2 / $3.25 ft2 / $141645 acre2 

FARM #2     12,000 square meters  $32 m2 / $2.97 ft2 / $129504 acre2 

Property is 1 KM from the Public National Road & the ocean, and can be 

connected to the National Electricity Company. 

Ideal for cacao farming, eco lodge project & private house. 

You will have two far away neighbors with private houses, very quite and 

secluded area. 

Another asset is the easy access to Puerto Viejo. You are 5 minutes from 

town but you feel removed from the town bustle. There are neighbors in the 

vicinity but they are unseen and unheard. All of the usable land has a wrap 

around jungle buffer which provides privacy and nature. 
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Ole Caribe Property 1       

$35 per square meter       

$141,645 per square acre       

9200 square meters   
2.2733 
acres   

        

Total price   $321,960   

        

        

1 acre is 4046.86 square meters       

        

Acres Price     

1 $141,645     

2.273 $321,959     

        

        

        

Potential business or large estate 
home.       
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Ole Caribe Property 2     

$32 per square meter     

$129,504 per square acre     

12,000 square meters   2.965 

      

Total price   $383,980 

      

      

1 acre is 4046.86 square meters     

      

Acres  Price   

1 $129,504   

2.965 $383,979   

      

      

      

Potential business or large 
home.     

 

 

 

 

 

 

 



Non-Disclosure and Confidentiality Agreement 

The Recipient hereby agrees that all financial and other information 

("Information") that it has and will receive concerning this proposal is confidential 

and will not be disclosed to any individual or entity without prior written consent. 

 

Fully Operational Hotel For Sale 

SOLD, IN FULL OPERATION  - Hotel Gavilán Río Sarapiquí 

(In Old Port of Sarapiquí, Heredia, Costa Rica)     

 

 In full operation, it is sold with permits and household 

items.  

 Eleven (11) hectares of land  

 Twenty (20) rooms (10 standard and 10 Superior) with 

private bathroom  

 Total occupancy 65 people 700 meters of shore to the 

Sarapiquí River, navigable river. 
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Cacao Trails 

Cacao Trails (Not for sale) 

The property owner uses this as a cruise ship attraction and here is a place 

for us to use as a drawing point to the area. 

Property spans along the National Road for 400 meters, and can be 

connected to the National Electricity Company & water national company. 

Part of the property is the National Chocolate Museum, Cacao Trails S.A. 

The Museum covers about 15,000 square meters. The unique Cacao 

Museum is the only museum in the caribbean that showcases the Afro-

Caribbean and Indigenous heritage and history, hand in hand with the 

history of Organic Cacao farming. The property borders on the back with the 

National Reserved Park of Cahuita, and to the side with the Carbon River of 

Hone creek. Also has access to HoneyCreek private beach using the 

National Park Trail that is Public. It is near several supermarkets and sits 

between the towns of Puerto Viejo and Cahuita. 
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Cacao Trails (Continued) 
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Foreigner Friendly Property Laws 

 
 

Unlike some of the other countries, foreigners have the same rights when 

purchasing land in Costa Rica as locals do. You can own property outright in 

your own name or in the name of your corporation. You do not need a local 

partner, except in cases of beachfront concession property, where special 

rules apply.  

There is absolutely nothing to prevent you from purchasing Costa Rica 

property in your own name, but the majority of buyers form a corporation 

with the help of a reputable lawyer and then purchase property through that 

corporation. The reason for this is threefold.  

 One - it may be more beneficial to have your income (from rentals) 

or capital gain (from sale of the property) taxed within a Costa 

Rican company rather than having it taxed as personal income. 

Of course, this depends on the tax laws of the country from which 

you originate.  

 Two - it allows for simplified estate planning, whereby you can 

give or will shares of the corporation that owns the property to 

members of your family.  

 Three - if you ever decide to sell your property, you can avoid 

paying property transfer taxes a second time by simply 

transferring the shares of the corporation to the new owner. 

 

https://www.remax-oceansurf-cr.com/costa-rica-maritime-zone-concession-property
http://www.remax-oceansurf-cr.com/
http://www.remax-oceansurf-cr.com/
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The Real Estate Registry 

Another plus for property purchasers in Costa Rica is its central land registry 

which allows your lawyer to confirm that there is clear title to your property, 

as well as to discern if there are any restrictions on the property before the 

deal goes through. Also attractive are Costa Rica's very low property 

taxes - 1/4 of 1% annually. That means if you buy a condominium or home 

with an assessed value of $200,000, the property taxes per year would be 

$500. 

 

How to Choose a Property 

 

The actual nuts and bolts of purchasing are similar to those in North 

America. Also of importance in the process is to secure your own lawyer to 

represent your interests in a property purchase. Your lawyer should check 

the title on your property in the central registry, and can also assist with 

forming corporations, opening bank accounts and doing other business 

related to land purchase. 
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Costa Rican Residency Options 
Business Investor 

Who Qualifies 

This program applies to individuals who make a direct investment in Costa 

Rica of at least $200,000 USD.  The investment can be made in any type of 

business or in real estate. 

The applicant must prove that the amount already invested (not the current or 

future value) has a registered or verifiable value of at least $200,000 USD. 

Type of investments 

The investment can be made in any type of business, including manufacturing, 

transportation, hospitality (hotel, B&B, bar, restaurant, etc.), tourism industry 

(tours, nature walks, amusement and adventure-type parks, etc.), commercial 

real estate and non-commercial real estate. 

Non-Commercial Real Estate 

:  This allows home purchases as an acceptable investment for the purpose of 

applying for residency, provided the amount invested is at least $200,000 

USD.  This type of investment can include not only the purchase price of a 

home in Costa Rica for personal use, but also the purchase of land held for 

future development, or for preservation, including ecological, environmental or 

watershed preservation purposes. Other specific requirements apply to this 

program. 

Qualified Forestry Plantation Project (rarely used) 

This allows an investor to make an investment of at least $100,000 USD in a 

qualified forestry plantation project. 

Bank Deposit Requirement 

None. 

Type of residency 

Temporary. The resident can apply for permanent residency after being a 

temporary resident for three (3) years. 

Please note that there are additional requirements to qualify for this residency 

program. Residency requirements are subject to change. 
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Retiree 
Who Qualifies 

This program applies to any person who is already retired from his/her usual 

occupation and who is already receiving pension benefits. 

Income Requirement 

Must show proof of monthly income from a qualified pension plan of at least 

$1,000 USD per month. 

A pension plan can include: 

Local, state/provincial and Federal government pensions from most countries, 

Canadian Old Age Pension System, U.S. Social Security Administration and 

Railroad Retirement benefits, private company pension plans, defined benefit 

plans, 401K plans, school district pension, IRA/Keogh distributions, etc.  To be 

a qualified pension plan, the pension must be payable to the resident applicant 

“for life.”  Many lifetime annuities can also qualify as a pension. 

Married Couple Pension Income: 

A married couple needs to show proof of only one (1) monthly pension of at 

least $1,000 USD for both husband and wife to qualify to apply for residency. 

The pension recipient can be either spouse. 

View information for Same-Gender Partners, Spouses or Domestic Partners 

In-Country Requirement 

Once approved, the resident agrees to live in Costa Rica for at least one (1) day 

per year. 

Type of residency 

Temporary. The resident can apply for permanent residency after being a 

temporary resident for three (3) years. 

Work Permit 

None issued until the resident becomes a permanent resident. 

Please note that there are additional requirements to qualify for this residency 

program. Residency requirements are subject to change. 
 

http://residencyincostarica.com/questions-answers#process
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Legal Resident 
Who Qualifies 

This program applies to individuals who (1) are not yet retired, (2) do not need 

to work while living in Costa Rica, (3) are receiving guaranteed, unearned 

income of $2,500 USD per month from investments, savings or other sources, 

and (4) who can prove that the non-earned income is guaranteed to be received 

for at least a period of 24 months (2 years). 

Income Requirement 

Applicants must prove their ability to receive $2,500 USD per month of 

unearned income for 24 consecutive months (2 years). 

The most common method used to prove the unearned income is by means of a 

notarized letter from a bank or financial institution indicating the applicant has 

at least $60,000 USD ($2,500 x 24 months) in a long term account such as a 

CD, and that the applicant agrees to withdraw and transfer to Costa Rica $2,500 

per month for the next 24 months. 

Other sources of unearned income include income from savings, rental property 

income or dividends.  It is not mandatory that the bank account be held in Costa 

Rica.  However, it is easier to obtain the required bank letter when the account 

is held in a Costa Rican bank. 

Married Couple Income: 

The exact same $2,500 USD per month income requirement applies to a single, 

or to married applicants, or to applicants with dependent children. 

View information for Same-Gender Partners, Spouses or Domestic Partners 

IMPORTANT 

Income from salary or wages, or any form of employment does not qualify as 

unearned income and it cannot be used to apply for Residency status. 

Bank Deposit Requirement 

Once approved, the resident agrees to deposit a minimum of $2,500 USD per 

month (or $30,000 USD per year) into the resident’s Costa Rican bank account. 

The deposits are required for two years. 

http://residencyincostarica.com/faq
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In-Country Requirement 

Once approved, the resident agrees to live in Costa Rica for at least one (1) day 

per year. 

Type of residency 

Temporary. The resident can apply for permanent residency after being a 

temporary resident for three (3) years. 

Work Permit 

None issued until the resident becomes a permanent resident. 

Please note that there are additional requirements to qualify for this residency 

program. Residency requirements are subject to change. 
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Buying Property In Costa Rica 

Basic Steps 

Planning to Invest in Costa Rica 

Below you will find the legal ABC’s of buying property in Costa 

Rica.  Many of our foreign clients share similar concerns when we first 

discuss their investment plans in Costa Rica. Almost everyone we meet 

wants to know about the legal requirements and possible legal pitfalls of 

making an investment in Costa Rica. By following just a few basic steps you 

can make sure your Costa Rican venture is a very successful one. 

Incorporating in Costa Rica 

The most efficient way to buy property in Costa Rica is to purchase in a 

corporation’s name.  The typical limited liability company (“Sociedad 

Anónima” or “S.A”.) must be incorporated by at least two people before a 

Costa Rican Notary Public. After incorporation, the shares may be 

transferred, making it legally possible to have a corporation in which one 

person is the owner of all the shares. 

The incorporators must choose an original name that cannot be similar to 

any existing corporate name.  They must then appoint a Board of Directors, 

with a minimum of three members: President, Treasurer and Secretary, and 

also appoint a Comptroller. A different person must occupy each of these 

positions.  It is possible for the initial incorporators to occupy the positions. 

Other crucial issues to be decided are the capital of the corporation (the 

higher the capital, the more registration taxes that must be paid), the number 

of shares composing such capital (Shares cannot be divided according to 

Costa Rican law, thus it is advisable to have a number of shares that would 

permit future distributions of the company), and the representation of the 

newly formed company (there must be at least one representative of the 

company with powers of attorney to act on its behalf.  However, at the time 

of incorporation, or later on, the powers of the company's representatives 

may be limited.  (For example, to specific actions or amounts). 
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Costa Rica has what we call a "hybrid" corporate system. The incorporation 

deed as well as all changes to the company’s by-laws, must be recorded in 

the Public Registry, where they are accessible to the public. All transfers of 

the company's shares, however, are recorded in the Shareholders Registry 

Book, which is kept by the corporation and is only available to company 

shareholders and officials; other parties can only review it with a court order. 

When you are buying real estate, it is advisable to do it in a corporation's 

name. Doing so simplifies the transfer process.  The corporate structure may 

also be more flexible for other transactions and organizational matters.    

Buying Real Estate 

Most properties in Costa Rica are registered in a computer system called 

"Folio Real." This system is centralized at the offices of the Public Registry 

in San José. Before buying land, or even before seriously considering an 

offer to buy land, a title search in Folio Real should be performed.  Such a 

title search will show all data on the property, including area, ownership, 

boundaries, location, mortgages and other liens. 

A few properties have not yet been incorporated to the "Folio Real" 

system.  These properties are still registered in special books kept in the 

Public Register and may also be accurately title searched in the Public 

Registry. 

When considering buying land, the first question to be asked is if you are 

being offered ownership rights (“derecho de propiedad”) or occupation 

rights (“derechos de ocupación”). In the case of occupation rights, you 

would be dealing with land that has not been registered, cannot be title-

searched and must go through a long process in order to be registered. 

Ownership rights, on the other hand, are registered and are equal to the 

concept of land ownership in the United States or Canada. 

Another situation one may encounter regarding land, especially in in relation 

to beaches, is the concession. In this case, the government gives a private 

party the right to use the land for a specific period of time. In general terms, 

the concession may be considered similar to a lease. The concessions 
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registration system is different than the one for regular land, and has 

particular requirements regarding zoning, terms, and occupation.   

Before buying, making an offer or even before seriously considering a piece 

of land, enquire about its status and perform a title search.  These simple 

steps could save you a lot of money and effort, and will definitely make your 

Costa Rican investment worthwhile.  

The following guide is a detailed description of the real estate system in 

Costa Rica and the purchasing process.  We recommend you review this to 

fully understand your property rights as well as the legal requirements from 

the moment you’re ready to place an offer on a property to after closing.  

 

A Detailed Guide to Understanding the Real Estate System and Buying 

Process  

The acquisition of real estate is one of the most significant investments a 

person makes during his or her lifetime. It can also be one of the most 

stressful. In foreign countries such as Costa Rica, the normal stress of the 

purchasing process can be compounded with other risk factors, such as 

language barriers and unfamiliarity with local laws and procedures. That 

said, foreigners can and legally and successfully purchase property in Costa 

Rica. In fact, Costa Rica offers potential buyers many types of real estate 

products including houses, condominiums, time-shares, farms, finished lots 

and beachfront property. The following guide is designed to help buyers 

navigate their way through the real estate buying process for all types of 

purchases. The guide is divided into three main sections covering: 

I. Property Types and Property Rights 

II. Purchase Process 

III. Investment Protection: strategies and tools to protect your 

investment 
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I. Property Ownership and other common forms of possession 

Just like in the US, Canada, and Europe, there are different types of property 

available to buyers. Understanding the various types that are available for 

purchase is critical in the evaluation process. This section highlights the 

property types that can be purchased in Costa Rica and the implications of 

each type of ownership for the buyer. 

a. Fee Simple: 

The most comprehensive form of property ownership in Costa Rica is fee 

simple ownership. Fortunately for foreigners, the conditions for this type of 

ownership are the same for foreigners as they are for Costa Rican nationals. 

The concept of fee simple ownership is the same in Costa Rica as in the US. 

Basically, fee simple ownership gives the owner of the property the absolute 

right to materially own the property, use it, enjoy it (i.e. usufruct), sell it, 

lease it, improve it (i.e. transformation), subject only to conditions outlined 

in Costa Rican Law. Fee simple also means that if the owner is obstructed 

from enjoying any of his/her rights to the property, he/she has the right to be 

made whole. In other words, to have the property restored in its original 

condition. Buyers who purchase fee simple title have the most rights under 

the law to enjoy and use the property as they see fit. 

 

b. Concession Property and the Maritime Zone Law: 

Concession property is more commonly known as beachfront property. In 

Costa Rica, 95% of beachfront property is considered concession property 

and is governed by the Maritime Zone Law and other specific regulations 

including but not limited to special dispositions stated by municipalities and 

the ICT (Costa Rican Institute of Tourism). These legal dispositions set forth 

the conditions under which foreigners and local residents can own 

concession property. A concession in Costa Rica is defined as the right to 

use and enjoy a specific property located on the maritime zone for a pre-

determined period of time. The state, through its respective municipality, 

grants this right. Note that the first 200 meters measured horizontally from 

the high tide line defines the boundary of the maritime zone. This zone also 
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includes islands, pinnacles of rock, mangroves, estuaries, small islands and 

any small natural formation that overcome the level of the ocean. This 200-

meter zone is divided into two areas: 

1. Public Area: The first 50 meters measured horizontally from the high tide 

line. This zone is not available for ownership of any kind. No kind of 

development is allowed except for constructions approved by governmental 

entities. Further, this area is deemed a public area and any individual 

wishing to utilize this area for enjoyment has the right to do so. In other 

words, there are no truly private beaches in the Maritime Zone. 

2. Restricted/Concession Area: The next 150 meters. This area is available 

for Concessions to be granted. A concession is in essence a “lease” on the 

property granted to the lessee for a specific period of time. Normally the 

concession period is granted for 20 years. An owner of a concession may 

build on that concession, subdivide the concession and perform other acts to 

the property. However, appropriate permits from the local municipality must 

be obtained. 

Ownership Limitations: Unlike fee simple property, foreigners do not have 

the same rights as citizens when it comes to purchasing concession property. 

The law establishes that foreigners cannot be majority owners of a 

concession property. A foreigner can, however, enter into a partnership with 

a Costa Rican citizen where the ownership is divided 49% / 51% between 

the foreigner and Costa Rican respectively. One exception is if a foreigner 

has resided in Costa Rica for at least five years.  In such a case they may be 

majority owners of a concession. Both foreigners and Costa Ricans alike are 

required to purchase all Maritime Zone property through concession. 

c. Properties in Condominium: 

When US citizens think of Condominiums, they normally think of large 

apartments or townhouses. In Costa Rica, however, there is a specific law 

called “Condominium Law” that provides certain benefits to developers of 

many different types of properties, including single family residence 

projects, finished lot projects, condos, etc. This set of laws allows a 

developer to restrict and regulate certain aspects of the development. Each 

Condominium development has its own by-laws containing all of the 
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restrictions, limitations and privileges that can be enjoyed by individuals 

who purchase property in such a development. Ownership of property “in 

condominium” is fee simple ownership, but usually carries with it a few 

additional restrictions set forth by the developer. It is advised that you 

require the owner of the property to give you a copy of the by-laws to check 

for architectural guidelines, land use restrictions, and other limitations that 

may be placed on your property. Most often, developers use the 

condominium laws to allow them to build private roads in a development 

and set architectural guidelines. For the most part, condominium laws are 

designed to protect the integrity of a development and maintain the “look 

and feel” of the project. 

d. Untitled property 

There are properties in Costa Rica that are not recorded at the Public 

Registry of Properties. Families have inhabited some properties of this type 

for generations while others have never been occupied. In either case, it is 

possible that someone claims “ownership” of the property and may put it up 

for sale. They may even have fence lines or other boundary markers that 

separate “their” property from a neighbor’s. Regardless of the time that an 

inhabitant has lived on the property or to what extent they have 

demonstrated ownership, unless that property is registered at the Public 

Registry, there is no official owner. i.e. the title is unclear. It is strongly 

recommended that this type of property be avoided at all costs because there 

is no way to prove that the “owner” has the right to transfer the property, or 

even worse, what the dimensions of the property really are. 

e. Time Share: 

This option allows an owner the right to use a property for certain weeks of 

the year. In most cases the time-share ownership grants similar rights as 

implied in the condominium regulation except that in the time-share it is 

limited to certain weeks during the year. In this manner one single unit is 

subdivided into parts and sold individually. Time-share resorts are not 

common in Costa Rica. 
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II. The Purchase Process 

A. Basic Terminology 

Feeling comfortable with the purchase process starts with understanding the 

most common terminology. While the purchase process may seem very 

simple, there are some keys ideas with which a buyer should be familiar. 

The following defines the most common vocabulary used in real estate 

transactions in Costa Rica. 

a) Folio Real: This is the “social security” number of properties. It is the 

unique number assigned to each property to identify it and distinguish it 

from other properties. This number is comprised of three parts: the first 

number indicates the province, the second group of six numbers is the 

number of the property itself and the last group of numbers indicates how 

many co-owners the property has. All titled properties MUST have this 

number in order for clear title to be obtained. 

b) Transfer or Conveyance Deed: (escritura de traspaso): This document 

contains all of the stipulations regarding the transfer of real estate including 

basic information about the buyer, seller, the property, and any special terms 

of sale, such as easements or mortgages. An attorney who is also a Public 

Notary must prepare this document and the deed must be recorded in his/her 

Notary Book as well as at the Public Registry of Property. Once the deed has 

been prepared and signed at the closing, it is the attorney’s responsibility to 

record the deed immediately at the Public Registry. The recording process 

consists of two phases. In the first phase, the notary presents the deed to the 

public registry for its annotation; from this moment the property is protected 

against any third party interest. After the registry verifies the deed is 

structurally correct, the second phase of registration begins and the property 

is recorded in the name of the new owner. Because Costa Rica operates on a 

“first in time, first in right” system, registering the deed immediately is 

critical to ensuring that the new buyer’s rights to the property are ahead of 

any other claims by third parties. 

c) Public Registry of Properties 
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d) Notary Public: Attorney licensed by law to perform legal acts with 

public faith. All transactions performed by a notary are recorded in his/her 

notary book. A public notary is necessary in order to purchase a property. 

Most attorneys in Costa Rica are also public notaries. 

e) Power of Attorney: (Poder) 

(1) This document authorizes a person to act on behalf of another to perform 

specific actions such as the purchase of a property. This tool is especially 

useful for clients that wish to close on their property without returning to 

Costa Rica. It is best to sign the power of attorney before leaving the country 

because the law requires that the power of attorney be signed in the presence 

of a Costa Rican notary. Thus, a visit to a Costa Rican consulate in the US is 

necessary. One exception to this rule, however, is if the property is being 

purchased through a corporation. In this case, a signed proxy letter will 

suffice and there is no need to visit a consulate. 

(2) Powers of Attorney come in two forms, general and special. General 

power of attorney allows a representative to sign on behalf of an individual 

for multiple transactions and must be recorded at the Public Registry. A 

specific or special power of attorney allows the representative to sign ONLY 

for the item specified in the power of attorney contract and under the 

conditions specified there. It is highly recommended that only a specific 

power of attorney be granted for property purchases to limit the rights of the 

representative to sign only for the property in question and nothing else. 

Additionally, The specific power of attorney does not have to be recorded at 

the Public Registry, however it should be granted before a Notary Public. 

f) Survey Plan (Cadastral Department): In addition to the Public Registry 

of Properties, which holds all property deeds, Costa Rica also has a 

Cadastral Office that holds all of the property surveys. In order to transfer, 

mortgage or acquire a property, a survey must be recorded at the Public 

Registry. When dealing with property segregations, a municipality 

authorization is also required on the survey. The official drawing of the 

property is validated through an approval process by the Public Registry of 

Properties as well as by the municipality in which the property is located. 

Because the Public Registry and Cadastral Office are separate entities, it is 

not uncommon for old property surveys to be on file at the Cadastral Office. 
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If this is the case, it is recommended that a new survey plan be registered 

with the Cadastral Office so that there can be no dispute over boundary 

lines. 

B. Purchasing Methodologies 

1. Acquiring Properties through direct transfer: A purchase process 

whereby one or more physical individuals acquire a property in their 

personal name. 

2. Acquiring Properties through corporations: A common practice in 

Costa Rica is to acquire properties through a new corporation or through an 

existing corporation that currently owns the property of interest. The process 

of setting up a corporation is not complicated, but does require a 

knowledgeable attorney who understands the exact protocols and procedures 

necessary to properly set up the corporation. The advantage of this system is 

that it allows a buyer to protect their asset anonymously. Further, if a 

purchaser acquires a property through an existing corporation that already 

owns the property, there are no government transfer taxes and stamps to pay. 

The reason is that transfer taxes and stamps must be paid anytime there is a 

change in the ownership of the property. If a buyer acquires the shares of an 

existing corporation, technically there is no change in the recorded owner of 

the property (the corporation still owns the property). However, if a property 

is acquired through forming a new corporation to buy the property, the 

transfer taxes and stamps must be paid because the name of the property 

owner has changed. The risk for the buyer in acquiring an existing 

corporation is that the corporation might have other liabilities and there is no 

way to verify 100% that the corporation is clean. When buying a Costa 

Rican corporation, it is important to keep in mind that there are other 

obligations and responsibilities that must be addressed. Examples include 

yearly tax declarations (even if the corporation is inactive), payment of 

income taxes if any, and keeping the legal books of the corporation up to 

date and in order. 
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C. Step-by-Step through the purchase process: 

1. Once a buyer has seen a property of interest, the next step is to understand 

what the process of acquiring the property may entail. The following are the 

basic steps that a purchaser follows when buying a property. 

 Step 1: Sign an Option to Purchase/Sale with seller. 

 Step 2: Deposit funds into escrow (if available). 

 Step 3: Title research performed by the Notary Public / Lawyer (review if 

property is free and clear of defects) 

 Step 4: Closing – Execution of Transfer Deed, Endorsement of Shares 

and/or Mortgage Deed and disburse funds 

 Step 5: Register new owner with Public Registry  

D. Fee Structure 

1. Transfer taxes, stamps and other charges: In order to record the 

transfer of the property, the government charges 1.5% of the purchase 

price.  An additional 1% is charged for other stamps at the Public Registry. 

2. Notary Fees: Notaries are required by law to charge 1.25% as their legal 

fees. 

3. Survey fees: If you require or demand a new survey for your property, 

there are qualified surveyors available to perform this function. Pricing 

depends on the location and size of the property. 

4. Mortgage registration fees: The government charges 0.6% of the 

mortgage value to register the mortgage deed on the property. 

5. Escrow Fees: Fees are dependent on the escrow provider. 

6. Incorporation: Fees for purchasing a corporation typically run between 

$500-$1000 or more. 
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III. Protecting the real estate investment: 

One of the greatest concerns of foreigners purchasing real estate in a foreign 

country is to ensure that the transaction will be executed legally and that the 

system can ensure a lifetime of enjoyment of the property. The Costa Rican 

legal system, if followed correctly, does give ample protection to investors, 

but if the transaction is not executed properly, loss can and does occur. To 

guarantee the security of any real estate investment, there are three things 

that should be present in any real estate transaction. 

a. Adequate legal representation and experienced Notary - While a notary’s 

primary duty is to provide Public Faith to a transaction, his/her job is also to 

act as the legal representative of the buyer, providing legal advice and 

representation throughout the process.   

b. Escrow - Most buyers from the US understand Escrow service to include 

not only the managing of funds for a property purchase, but all of the 

administrative work required to execute a closing. In fact, in states where an 

attorney is not required for a real estate purchase, the escrow agent becomes 

the central party responsible for ensuring that all documentation is in order 

before the close. In Costa Rica, the escrow agent performs many of the same 

duties. The primary function is as a financial service to prevent manipulation 

or mishandling of funds prior to closing. The escrow agent is a neutral third 

party responsible for issuing checks and executing payments. This system 

provides confidence and security to all interested parties (e.g. attorneys, 

brokers, seller, buyer) that funds are protected during the buying process and 

that all funds will be disbursed appropriately to all parties at closing. 

c. Title Guaranty: Why a Title Guaranty? 

When you decide to buy a property, you must be certain that after the sale 

has been completed you will be the true owner of the property. You need to 

be confident that no liens, encumbrances or other impediments will prevent 

your free use and enjoyment of the property. 
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Guaranty for the property owner 

The same way you purchase life insurance to protect your interests, a Title 

Guaranty should be purchased to protect your property title interests. Your 

real estate investment will probably be the biggest investment you will ever 

make and loss of this investment can be financially devastating. You need to 

be certain that you are financially protected from potential losses. 

What does a title guaranty provide? 

 Protection against monetary losses, brought about by hidden ownership 

claims that may be made against the property title; 

 Payment of legal expenses if the company must defend your property title 

against a claim covered by the Title Guaranty in the local courts; 

 Payment of valid claims against your property title, up to the amount of the 

Title Guaranty. 

Some of the risks covered by a Title Guaranty 

 Invalid documents executed under expired or non- existent power 

 False assumption of identity of legitimate property owner 

 Falsification of documents, legal power, and other papers related to the 

transfer of property title. 

 Liens or other financial burdens charged to the previous property owner. 

 Non-registered property easements 

 Hidden heirs of previous property owners 

 Documents executed by minors of age 

 Invalid Documents delivered after death of previous owner 

Peace of mind 

Once acquired, a Title Guaranty remains in place as long as you own the 

property, giving you a lifetime of security and peace of mind backed not by 

a promise but by a company with financial stability. Because only one 

payment is required, a Title Guaranty is a cost-effective method of 

protecting your real estate investment and enhancing the value of your 

property. 
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Conclusion 

The real estate buying process in Costa Rica need not be intimidating or 

confusing. By understanding the steps in the process and the pitfalls to 

avoid, a buyer can confidently invest in and enjoy their property for years to 

come. 

Homeowners Theft Insurance 

This insurance covers FORCIBLE ENTRY only. The annual premium 

is about 1¾ % of the sum value of the items insured, but depends upon 

the location and on the security of the insured premises. It is necessary 

to insure all items within the premises except cash, securities and 

jewelry, which cannot be insured. You cannot select to insure only the 

high-risk items. 

 

Homeowners Building Insurance 

 

In Costa Rica it is advisable to be insured for earthquake as well as fire, 

water damage and natural disaster. It is possible to insure the house, the 

house plus contents, or the contents alone. The cost for a complete 

package in 2003 is 0.2753% of the value of the building per year.  

 

There are four classes of coverage. 

 

‘A’ covers fire and lightning. 

‘B’ covers damage from riots, disturbances, hurricane, wind, explosion, 

smoke, falling objects, vehicles & resulting fire. 

‘C’ covers floods and landslides, 

‘D’ covers earthquakes, tremors and resulting fires. C & D are sold 

jointly. It is possible to purchase A alone, A + B, A + CD 

This means that full coverage for a $100,000 home would cost $275.30 

per year. 
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Homeowners Liability Insurance 

 

Estimated annual premium for an average household would be $200 to 

$300 per year. As Costa Rica is not a litigious country, this coverage is 

not so important for the common householder. 

 

Electronic equipment insurance 

 

The rate is up to 5% of the value of the items insured. This includes 

computers, faxes, telephone answering machines, photocopiers, cellular 

phones, etc. It covers damage caused by lightning, power surges and 

fire. If theft and all risks are to be included it is higher. Payment is 

based on straight-line depreciation over five years, so the policy is good 

only for newer items. 

 


