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In Thailand, property tax is often the most complex and misunderstood variable in a real estate transaction. While most agents provide
simple "estimates," a professional investor or seller requires a mastery of the underlying Revenue Department mechanics. This guide
provides a technical breakdown of how taxes are calculated, from the base appraisal floor to the progressive sliding scales of personal
income tax. Understanding these numbers is the difference between a high-yield exit and a costly surprise at the Land Office. As
Regional Director, my goal is to provide absolute financial transparency for every REMAX Thailand client.

1. The Base: Appraised vs. Market Value

All government taxes are tied to the **Treasury Department Appraised Value** This value is updated every four years and is almost always
lower than the actual market price. However, the Land Office will use whichever is higher (Appraised or Sale Price) for specific taxes like the
Transfer Fee and Specific Business Tax. Knowing your property's current appraisal is the critical first step in any tax plan.

APPRAISED VALUE FLOOR

This is the non-negotiable minimum. Even if you sell a property for 1 Baht, the government will tax you based on this floor. It is calculated based on the
land area and the type/age of the structure built upon it.

DECLARED SALE PRICE

The price agreed upon in your SPA. If this is higher than the appraisal, it becomes the basis for the 3.3% Specific Business Tax and the 2% Transfer

Fee. Attempting to under-declare this price is a criminal offense.

2. Annual Land & Building Tax (2020 Act)

The Land and Building Tax Act B.E. 2562 replaced the old "house and land tax." It is an annual tax paid to the local district office (Khet). Rates
depend on the usage of the property. For a primary residence (where the owner's name is in the Tabien Baan), significant exemptions apply
(typically up to 50M THB). For secondary homes or investment units, the standard rates start at 0.02%.

A COMPLEXITY NOTE: Most agents only provide tax estimates because the Land Office calculation software accounts for "Years of
Ownership" down to the day. The examples in this guide provide the framework, but final Baht-exact figures are only generated by the
Land Department on the day of transfer.
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3. Transaction Taxes: SBT vs. Stamp Duty

This is the single most expensive tax mistake property owners make. In Thailand, you pay either **Specific Business Tax (3.3%)** OR
*xStamp Duty (0.5%)**. You never pay both. The criteria for which one applies is strictly defined by the holding period and registration status.

Individual (Owned < 5 years) Specific Business Tax 3.3%
Individual (Owned > 5 years) Stamp Duty 0.5%
In Tabien Baan (> 1year) Stamp Duty 0.5%
Corporate Seller (Always) Specific Business Tax 3.3%

4. Calculation Example: The SBT Impact

Case Study: 20 Million THB Sale

Let's look at the actual cost difference of failing to optimize for the 1-year Tabien Baan rule or the 5-year ownership rule on a high-value asset.

SBT APPLIED (3.3%) STAMP DUTY APPLIED (0.5%)
660,000 THB 100,000 THB
Triggered if owned for 3 years without House Book registration. Triggered if owner waited until Year 5 or used the 1-year Rule.

Net Saving: 560,000 THB

5. The "Appraised Value" Trap

It is vital to note that SBT and Stamp Duty are calculated based on the **higher** of the Appraisal or the Sale Price. If the Appraisal is 10M but
you sell for 15M, you pay 3.3% of 15M. If the Appraisal is T0M but you sell for 8M (at a loss), you still pay 3.3% of 10M. This creates a "Tax
Floor" that sellers must account for in their minimum net price calculations.
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6. Personal Income Tax (PIT) on Sales

When an individual sells property, the Land Office collects a "Withholding Tax" (WHT). This is essentially a prepayment of your personal income
tax. Unlike the Transfer Fee, WHT is **only** calculated on the Appraised Value, regardless of the sale price. The math follows a complex multi-
step process involving standard deductions and progressive tax brackets.

7. The Calculation Algorithm

THE 4-STEP WHT FORMULA:

Deduct Expenses: The government allows a percentage deduction based on years of ownership (e.g., 1 year = 92% deduction,
8+ years = 50% deduction).

Divide by Years: Take the remaining amount (the presumed profit) and divide it by the number of years the property was held.
Apply Progressive Tax: Apply the standard Thai PIT sliding scale (0% to 35%) to that single-year figure.

Multiply Back: Multiply that tax amount by the number of years held to get the final Withholding Tax due at the Land Office.

8. Standard Deduction Table (Percentage of Appraised)

1 Year 92% 8%
2 Years 84% 16%
3 Years 77% 23%
4 Years 71% 29%
5 Years 65% 35%

8+ Years 50% 50%

7. TAX TIP: Because the deduction percentage drops as you hold the property longer, the Withholding Tax doesn't always go down
over time. In some cases, waiting an extra year to sell can actually increase your WHT if you move into a lower deduction bracket.
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9. The Mastery Example: Detailed PIT Math
Most agents fail here because the math is non-linear. Let's calculate the Withholding Tax for an individual selling a property with a
*%10,000,000 THB Appraised Value** owned for **3 full years**,
STEP 1: APPLY 3-YEAR DEDUCTION (77%) 10,000,000 - 7,700,000 = 2,300,000 THB
STEP 2: DIVIDE BY YEARS OWNED (3) 766,666 THB (Per Year Base)
STEP 3: CALCULATE ANNUAL TAX ON BASE 0 - 300,000 (5%) = 15,000

300,001 - 500,000 (10%) = 20,000
500,001 - 766,666 (15%) = 40,000

Total Annual Tax = 75,000 THB

STEP 4: MULTIPLY BY YEARS HELD (3) 225 000 TH B

10. Corporate Withholding Tax (WHT)

For sellers registered as a Thai Limited Company, the calculation is significantly simpler but often more expensive in the long run. Corporate
WHT is a **flat 1%** of the higher of the Sale Price or the Appraised Value. While 1% sounds lower than the individual sliding scale, the
company must also report the sale as income for Corporate Income Tax (typically 20% on net profit) at the end of the fiscal year.

1. The 2% Transfer Fee: The 50/50 Custom

The Transfer Fee is a standard 2%. By custom in Thailand, this is split 50/50 between the buyer and the seller, meaning each pays 1%.
However, this is entirely negotiable. In a "Buyer's Market," a seller might offer to pay the full 2%. In a "Seller's Market" for a highly desirable
unit, a buyer might agree to cover the full amount to secure the deal. **Crucially, the 2% is calculated on the higher of the appraised or sale
price.**

A NOTE ON NEW DEVELOPMENTS

For off-plan units bought directly from a developer, the developer is legally required by the Consumer Protection Act to pay at least half of the
Transfer Fee. They cannot force the buyer to pay the full 2% in the standard SPA.



THAILAND

12. The 2026 Government Stimulus Edge

The Thai government frequently utilizes tax incentives to clear real estate inventory. Currently, a massive stimulus measure is in effect for
properties valued under **7 Million THB**. We help our clients price their units strategically (e.g., 6.99M vs 7.1M) to capture these savings,
which acts as a powerful marketing tool.

- N

THE 0.01% RULE

For units under 7M THB, the Transfer Fee is reduced from 2% to 0.01%. On a 7M THB unit, this reduces the fee from **140,000 THB to just 700
THB=*x*. This is a significant closing incentive that we emphasize to buyers.

MORTGAGE REDUCTIONS

The mortgage registration fee is also reduced from 1% to 0.01%. For local Thai buyers or expats with bank financing, this combined stimulus can save
over 200,000 THB on a single transaction.

13. The Revenue Department Audit Risk

Under-declaring the sale price to save on the 3.3% SBT is a common but dangerous practice. In 2026, the Revenue Department utilizes Al to
cross-reference bank transfers (FET forms) with Land Office declarations. If a discrepancy is found, the seller faces massive penalties and
interest. REMAX Thailand mandates that all exclusive listings declare the **actual** transaction price to protect our clients from future tax audits
and legal exposure.

14. VAT on Agent Commissions

Property owners often forget the Value Added Tax (VAT) on professional services. In Thailand, if an agency is properly registered (as all REMAX
offices are), the 3% or 5% commission is subject to an additional **7% VAT**. Sellers should factor this into their net-profit calculations to
ensure their final bank check matches their expectations.

Bi CORPORATE STRATEGY: If selling property through a company, ensure your accountant has prepared the "Book Value"
calculation. If the sale price is significantly higher than the book value, the company's year-end tax liability will be high. We can work
with your financial team to time the transfer within your fiscal year for maximum tax efficiency.
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15. Final Tax Mastery Checklist

Before you sign any SPA or accept a deposit, verify these five financial variables. A mistake here can lead to a 3% to 5% loss in your total
expected equity.

PRE-LISTING VERIFICATION

Current Appraisal: Obtain the official Baht/sgm floor.

Tabien Baan Check: Has it been > 365 days?
SBT vs Stamp: Confirm holding period via Chanote back.

WHT Estimate: Run the 4-step progressive PIT math.

CLOSING DAY PREPARATION

Cashier's Checks: Split checks by tax/fee category.

VAT Invoice: Request the official agency tax invoice.
Juristic Cert: Verify no maintenance debt exists.

Receipts: Keep the yellow DOL tax receipts for future.

16. Legal Disclaimer & Requirement of Counsel

Disclaimer: The information, calculations, and tax rates provided in this Mastery Guide are for general informational purposes only and do not
constitute professional legal, financial, or tax advice. Real estate taxation laws, Land Office software algorithms, and Ministry of Finance policies in
the Kingdom of Thailand are subject to frequent change without prior notice. While every effort has been made to ensure accuracy at the time of
publication (2026 Edition), REMAX Thailand makes no warranties regarding the absolute completeness or currentness of this information.

Requirement of Counsel: Because the Land Office calculates taxes based on the exact day of transfer and specific owner history, **REMAX Thailand
strongly recommends that all clients retain independent, qualified legal and accounting counsel** to verify final tax liabilities before executing any
binding Sale and Purchase Agreement.

A Final Note from Eran Milo

"Taxation is the silent partner in every real estate deal. At REMAX Thailand, we ensure that partner doesn't take more than their fair share. By
mastering these definitions and frameworks, you move from an emotional seller to a strategic investor. | invite you to leverage our technical
expertise for your next transaction.”
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