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Thailand aims to extend
duration of foreign land leases
and condo ownership

By Pamaya Mail June 26 2024 @341 e

§ e on Focelom

i that e proposal Was mae by 09 My OF FInance, whieh 15 BarT o an
ks strategy

According o Prima Minister Sretiha Thavisin, the palicy aims to stimulate the economy and
1= not o favor 5 OF Major i

Prime Minister Srettha further explained that the proposal was made by the Ministry of
Finance, which 15 part of an economic stimulus stralegy

The law currently permits A0-year lsases Extending thess permits to 30 years is balisvead o
be more equidable. The Premier stressed that the extension = a leasa, not a sale, while
adding thal it aligns with practices in othar countnies that offer 150-year lsases. Ho balieves
09 years is appropriate for Thadand.

R I wiership, the increase from 49% to 75% will still ensure that
woting rights remairn at 49% . keeping Thai ownership dominant at 51%. Forsign owners
would only have the night to reside. not vote

Addressing concems about the opposition parly's intenbion 1o challengs the Digital Wallet
shipend schams in administrative court, the Prime Minister expressed confidencea that the
schemea will proceed acconding 10 the legal procass without ffacting the proposest tmesing
(MNT)
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Thailand to Extend Land Leases to 99 years
and Foreign Condo Ownership to 75%

will still snsure that vating s rer

BANGKOK (NNT) - According to Prime Minister Sreftha Thavisin, the policy aims to LatestNews
stimuiste the economy and s not designad 10 T3V foreignarns of mear invesion —

| Thailand to Extend Land
Leases to 99 years and

SLLLLEES Foreign Conde Ownership to

leases Extending these permits 1o B9 vears is believed o be more equitable ™

Prime Minster Sratiha Turthar explainad that the propossl was made Dy thea Mmnisiry of

Fmance, which is part of an economic stimulus steategy. T W CLirTen)
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ressed thatl te extension 58, 1)
% i ottear counrss Mat offisr 150-year leases He ballavas 99 yo: 3ppro R

The Premear <

sade, while adding that i aligns with

i
Thaikand. Regarding condominkim cwnarship, the Increase from 48% o 75% will sbil ensuie
theat woting rghts remain st 49% keeping Thai ownership dominant-al 51%

SET to tighten reguiations on short
nd program trading startng

FO[R!QH owners would only have the right to reside. not vote Addressing concems about the
oppasition party's mtention to challenge the Digital Wallet stipend scheme in administrative
court, the Prime Mmister sxpressed confidence that the scheme will proceed according to the
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legal process withcut affectng the proposed timeline
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years and Foreign Condo Ownership to
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Headline: PM dismisses concerns over foreign condo ownership plan

PM dismisses concerns over foreign
condo ownership plan

Fyan Tiaemas

Prime Minister Srettha Thavisin dismissed allegations that a government propesal to increase the

foreign hip queta in Jami and extend land lzases ks akin 1o “selling off the
natior.
It is about lang-term l=ases, not selling land. it has nathing to do with selling the nation.” Firw at Hat Yal hotel sparks chaos.

uests evacusted

Lagt week, the Cabinet ordered a study into raising the proportion of foreign ownership in
rom 49% ta 75% and extending land lease terms for foraigners from bt

eondaminiums pen 10 1o
P diemiizsas comcarns ovee

50 years to 59 years at a maximum.

tarsign carda con

The proposal was not discussed in yesterday's Cabinet meeting. Interlor Minister Anutin

the Department of Lands is evaluating bath the positive and negative

Charnvirakul mentioned that ed drug ausets to furd sddict
jan in Thailand

aspacts of the palicy. reha

sised that the gevernment aims to stimulate the economy and that the proposed

at the rightsof Thai cit

Anutin emph,

5. He assured zens would

benefit capits

changes wauld not ex

be sateguarded while the economy would receive a boest

Caretaker Senator Somchal Swangkarn expressed concesns about potential confilcts of nzerest,
. b bt
suggesting that the propesals could benefit property businesses linked tc Cabinet ministers, grandiather's ioliar over 16
ter, who previously led real estate developer Sansiri Ple before his - e 2,

Teen bacomes ot

ineluding the Thai prime mir
political career, Beputy Finance Minister lulapun Amomvivat defended the proposal,

Singagar

by Thai g

Temitory intact wnd ::n?q.,nmu

If the government increases gande quotas for foreign buyers and extends the leasing period an

. the territory of Thailand still remains intact.”

Govarmment to accalarata Sina-

land for foreigner Thai HER project

While same worry about the potential impact on property prices, Julapun shifts the focus to

peaple’s inability te access loans rather than the prices themselves Rising travel cowts hinder Asia-
Pacific corporate travel, Visa

The current government has introduced several policies to stimulate investment, enhance o

nplayment, and position Thaila

il as a glebal hub to attract foreign tourtsts. The administration

akso aims to attract skilled foreigners to reside in the cauntry Thailard 1o adapt offsst policy far
milltary procurnants

Although the government proposes increasing the foreign ownership guota
ain capped at 49%

condos to 75%

voting rights for forelgn owners would r

Wieak sconams snd san
restrictions furthar plirmmats
pichup sals

99 years. suggesting that this change would attract more foreign investment. T e £ T4

Lical real estate axecutives have axprassed thelr support for the proposal to extend land leases 1o

dlatain 38 Lao

The Honarary President of the Housing Business Assaciation Issara Boonyoung noted that seven

e5e warkers
real estate arganisations recantly mat with officials fram the Department of Lands and other D b 1
agencies to discuss changes simed at encouraging foreigners to purchase real estats.

Minos sarthmuake in Phang Hgs

Applied selectively prampts satety inspactians

He recommended that new fareign owrership rules be applied selectively in areas popufar with
farsigrers, such as Bangkok, Phuket, and Pattaya.

Ter arvested for seaally

g schoolby far 2

Presid f the Agency for Real Estate Affalrs, Sopon Pormchokchal, highlighted that lease periads
for foreigners are limited to 50 years in Cambodia, China, Myanmar, and Vietnam, 30 years in

nelanesia, and B0 years in Singapore, ak

dias aftar 12th finer fall i

2 asmld partn

Healso noted the caps on forelgn ownership of cendominiums: 30% in Vietnam, 49% In Indonasla,
and 50% in Malaysia

Thalland braces for heavy rain and

flash floods in 47 provinces

Sopon proposed that foreign busyers should be prohibited from selling purchased condominiums
far three years to deter speculation, reported Bangkok Post

o for mew algctic s
tes for Rangsit station

Sleop-daprivad driver crashas car in
1l g e

Growndhseaking Thal s
Uranuz2124' 1o release
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Finance Ministry proposes Thai
ESG changes

By Pamayn Mol Juno 26, 2074 @ dTE w0

T Mty of Fiance esiynales fal e oraposed canges Wi stmiile miestment it Thal E56 Ainds oy

ACPTRNT 30 bellion hant and the mumber of stooks ingivded n the Thai EBG arogram & expeated fo
inetease from 128 do 300

The Mirdstry of Financa, In collaboration with the Sacintes and Exchangs Commission
(SEC) and the Stock Exchange of Thailand (SET), s prepanng to propose adjustments o
the Than ESG critena to the Cabinet within two weeks

The proposal includes ing the umn tax deduction limit from 100,000 baht ta
300,000 baht per year end reducing the nolding period from sight years 1o five years This
i ams o maore i to mvestin e and

confribute 1o Thailand's transiion to & greensr economy

The Mindstry of Finance estimates that the proposed ehanges will stimulate invastment in
Thai ESG Tunds Dy approximately 30 illon bahl. The number of Socks induded in the Thal
ESG program is expacted to incraase from 128 to 500

However, the government is alse expecied 10 incur a tax revenue loss of around 13 billion
baht due to the e These will b Iy effactive
from January 1, 2024

In addition ta the Thai ESG fund enhancements, the Securifies and Exchange Commission
{BEC), tha Stock Exchange of Thailand {SET), and the Association of Thai Securifies

Co (ASCO) ara ing to implement measwes to curb inappropriate trading
P . Thess wilt began imp in sarly naxt month, with ongeing
manitoring and adjustments as needad.

The Mirdstry of Finance i alsa studying the success of the state-backed Vayupak Fund to
explore potential replications and enhancements. Details are expected 1o ba available within
& month,

Future plans also aim to develop the capital market to align with the digital and green

economy. incheding fundrarsing through digital assets and promoting carbon cradit trading in
aregulated market for transparsncy. (THA)
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FINANCE

Ministry vows more stimulus on the way

WICHIT CHANTANUSORNSIRI

Deputy Finance Minister Julapun
Amornvivat says other stimulus meas-
ures will be introduced this year in addi-
tion to the digital wallet handout.

He said the government is consider-
ing other measures on top of the digital
wallet scheme, which is scheduled to
start in the fourth quarter.

More information about the new
measures may be presented at the next
economic cabinet meeting scheduled
for next week, said Mr Julapun.

One effort aimed at lifting the
economy involves the Finance Min-
istry studying the creation of a new
fund resembling the Vayupak Fund, a
previous state-controlled investment
fund that focused on Thai shares with
solid fundamentals.

The fund could be established as soon
as the third quarter this year to attract
money to the capital market, he said.

Investment units of the Vayupak Fund
are categorised into two types. Type A
is for the public with a value of 150 bil-
lion baht and a guaranteed return of 3%
to unitholders.

Type B is owned by the Finance Min-
istry and state enterprises with a value
of 350 hillion baht.

In parallel, Mr Julapun said the condi-
tions of Thailand ESG (environmental,
social and governance) funds would be
revised to raise tax incentives to a maxi-
mum of 300,000 baht, up from 100,000
baht, while the holding period would be
shortened to five years from eight. This
revision would cause the government
to lose tax revenue of around 13 billion
baht peryear, butitwould attract at least
40 billion baht to the capital market,
he said.

According to the National Economic
and Social Development Council, in
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Ministry of Finance

The Finance Ministry is considering an updated version of the Vayupak Fund. SEKSAN

ROJJANAMETAKUN

the first quarter the Thai economy
expanded by 1.5%, after growing 1.7%
in last year’s fourth quarter.

The Thai economy this year is pro-
jected to expand in a range 0f 2-3%, with
an average of 2.5%.

In the first quarter of 2024, private
consumption expenditure increased
by 6.9%, after growing 7.4% in the pre-
vious quarter.

Total investment dropped by 4.2%,
after recording a 0.4% dip in the pre-
vious quarter. Exports declined by 1%,
compared with 4.6% growth in the previ-
ous quarter.

The manufacturing sector declined
for a sixth consecutive quarter, falling
by 3% in the first quarter of 2024,

The government is
considering other
measures on top of
the digital wallet
scheme, which is
scheduled to start in
the fourth quarter.

JULAPUN AMORNVIVAT
Deputy finance minister
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EXPLAINER

NO ESCAPE

A rundown of the worldwide income principle
the Revenue Department is considering as
reviews conditions. B2

WICHIT CHANTANUSORNSIRI

Navigating new foreign income rules

The Revenue Department is studying adoption of the principle of worldwide income

enjamin Franklin famously said in
reference to the US Constitution
235 years ago that only two things
are certain in this world: death and
taxes.

The Revenue Department is studying the
feasibility of amending the Revenue Code to
align with the principle of worldwide income.

The proposed amendment may require
individuals who reside in Thailand for at least
180 days, whether continuously or not, to pay
taxes on income earned abroad, even if the
income is not brought into the country.

WHAT CRITERIA DOES THE REVENUE
DEPARTMENT USE TO TAX FOREIGN
INCOME?

According to the Revenue Code, which is
the primary law governing tax collection by
the department, it relies on two fundamental
principles for income taxation:

1. Source Rule: Under this principle, Thai-
land taxes individuals on income generated

The proposed
amendment may
require individuals
who reside in
Thailand for at least
180 days, whether
continuously or not, to
pay taxes on income
earned abroad, even
if the income is not
brought into the
country.
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within its borders, irrespective of whether it

arises from employment, activities con-

ducted within Thailand, employer activities

in Thailand, or property located in Thailand.
2. Resident Rule: Under this principle,

Thailand taxes individuals who reside

in Thailand for 180 days or more in any

tax year (January to December) on their

income, whether earned domestically

or internationally.

IS ALL FOREIGN INCOME SUB.JECT TO
TAXATION?

Not all foreign income is taxable, as the
department sets conditions using three main
criteria. If all three criteria are met, then that
income is taxable:

1. The individual must reside in Thailand
for an aggregate period of at least 180 days
within any given tax year. This establishes
the individual as a resident subject to pay
income tax to Thailand. Short-term residence
is not defined under Thai tax regulations.

2. The individual must have income from
abroad, regardless of the country.

3. The individual must bring such foreign
income into Thailand. If they bring this
income into Thailand in any year, they must
pay income tax for that year, in accord-
ance with Section 41 of the Revenue Code,
which stipulates that individuals residing in
Thailand and earning income from employ-

ment or business conducted abroad, or
from assets located abroad, must pay
income tax when bringing it
into Thailand.

New conditions, effective from
2024, were amended to state
regardless of the year the income
is brought into Thailand, it is
subject to personal income tax.
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Before 2024, individuals with foreign For instance, if the income is subject to
income could reduce their tax burden as a 20% taxrate in Thailand, but has already
the personal income tax conditions forsuch ~ been taxed at 15% abroad, a double taxation
foreign income specified if it was brought agreement means the individual would only
into Thailand in the same year it was earned,  need to pay the 5% difference to Thailand.
itwould be subject to income tax by the Rev- Conversely, if the individual has already
enue Department. paid 30% tax in a foreign country, there

However, if the income was brought into would be no additional tax liability in Thai-
the country after the year it was earned, there  1and, as the tax burden paid abroad is higher
would be no tax liability. For example, if an than the one required in Thailand.
individual earned income from abroad in Individuals cannot claim a refund for
2020 and brought it into Thailand in 2021, the tax difference between Thailand and a
there would be no tax liability. foreign country.

New conditions, effective from 2024, were Thailand has 61 double taxation agree-
amended to state regardless of the year the ments with various countries.
income is brought into Thailand, it is subject
to personal income tax. The tax rate is pro- CAN THE INCOME DATA OF INDIVIDUALS IN
gressive, ranging from 5% to 35%. FOREIGN COUNTRIES BE CHECKED TO

However, the department provided excep- ~ ASSESS TAXES?
tions to mitigate the impact on taxpayers. Thailand issued a royal decree last year on

For foreign income earned before Jan the exchange of information for tax purposes,
1, 2024, the old conditions still apply. This aligning with international tax agreements.
means if such income is brought into Thai- The country must comply with obligations
land after the year it was earned, there will be  t0 exchange tax information upon request,
no tax liability on that income, according to agreements or conventions on

the avoidance of double taxation and the pre-
IF FOREIGN INCOME IS NOT BROUGHT INTO  vention of tax evasion, as well as the Multi-
THE COUNTRY, IS THERE ANY TAX lateral Convention on Mutual Administrative
LIABILITY? Assistance in Tax Matters.

If individuals keep income earned abroad Thailand must also comply with obliga-
out of Thailand, currently there is no tax tions to automatically exchange financial
liability to the local authorities. account information under the Multi-

The proposed amendment follows the lateral Competent Authority Agreement
principle of worldwide income, requiring on Automatic Exchange of Financial
individuals who reside in Thailand for at Account Information.
least 180 days, whether continuously or not, As amember of the Global Forum on
to pay taxes on income earned abroad, even Transparency and Exchange of Information
if the income is not brought into the country,  for Tax Purposes, which is a cooperation

The department is studying examples framework of the Organisation for Economic
from other countries that impose taxes on Co-operation and Development on tax
foreign income, such as the US, to evalu- information exchange, Thailand is required
ate their success and identify challenges to conduct both on-request and auto-
they encountered. matic exchanges of tax information with its

Taxing the foreign income of individuals treaty partners.
residing in Thailand is complex because of However, the laws on the exchange of
the nature of tax collection. financial information for tax purposes, which

When income is earned in a foreign are made available in 113 countries, have
country, it must first be taxed in that certain limitations.
country. For example, if someone The information received from financial
residing in Thailand earns income institutions and securities companies per-
in the UK, Britain has first priority tains specifically to investment-related mat-
to collect tax on that income. ters, such as interest and dividends, and does
Ifthe individual's resident ot encompass all the financial information
country follows the world- ~ of the individual.
wide income rule, the Therefore, some financial information,
- ; . such as salaries or wages, will not be pro-
mdj\flf] ua.l still has to pay taxes to Thailand, vided under these reciprocal information
resulting in double taxation, unless the exchange agreements.
foreign country has a double taxation agree-
ment with Thailand.
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