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Abstract

This study illustrates the importance of the regulatory impact assessment (RIA)
that needs to be conducted before new laws are enacted, and shows that the Land
and Building Tax Act B.E. 2562 (2019) promulgated before the RIA law was passed
may have many negative impacts on the economy: 1) increased fiscal inequality
among the local governments because local governments in the urban areas will be
able to collect more tax revenue compared to those in the rural areas, 2) the
progressiveness of the tax rates which causes double taxation problem with income
tax and also land price distortion that impacts saving, investment and translates
into economic losses, 3) the tax rate differentials among land use types leading to
unfairness for the local governments and the landowners, and 4) the increase of the tax
rates every 3 years for abandoned lands which cannot overcome land abandonment
because it does not solve this problem at the root cause, does not affect the land
use timing, and creates economic losses in the form of ‘pro forma’ excess expenses.
For future law amendment, this study offers remedial solutions to surmount the
weaknesses of the Land and Building Tax Act B.E. 2562 (2019).

Keywords: Property Tax, Land and Building Tax, Price Distortion, Economic Loss,

Inequality, Local Government
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vosfiauauliiazduunuila LaENTU T UNANTENUN ALATYENYDY W.5.U.N1ETRY
wazdsgnasne wa. 2562 azuandliifiuin lassadrenSfifunazdsugnainmiunisnsi 1
dsnansgnuoglsdeatafnisuesdsny (economic welfare) lugnugiinauvimihiiiutlade
73 4 Usznsfenan

MINAINTTUNILATYFAILAREUTELAN (NuATNTTY Tiogondy AeUgnadig
vizenndivenssy) vieruaresianssy (n nane vy Feaden8iauludniunndieiu
W5 JuNE8nIAIMEN goudINansTNUABRUYUNITHER AUNUNITOBN AUYUNITAIU
wazdunumsuilnavesiiduiunndisiu nansenuimariaginlugnisidsuguuuunmsld
Usglewinduidadoulunnuniteduusazdsansenumaassgamansliinasdudauan
wialdeau nadinansznuidauan Wy madmuadasasiaulfidmiuiuidite
dieasviounansenunisusnnisuInvesiinuty 4 unaggdlalidrvesiirulgniuliundy
Bunadiuiiuididerliuivssma wansenudeay wu nstvundnsn8ifufiais
mudaideudesiniidu Auriiau Susgdmalinisldusyloninnuliaonndosiuanin
AN ZENYRIENNARY ¥ieTiTNd1 anTMAINIINLAAUYBSTIRY (resource scarcity)
Faduihnuesanugydemansuginnnndiautues

1 syqarsinenif g, ‘mﬁqu%aﬁauméﬂa&iwlslﬁmamauLmumm AEGERRVENRIYEED
<https://www.scb.co.th/th/personal-banking/stories/home-car/buying-vacant-land.html> #uAu dle 20 ﬁquwu
2565.

12 G. Timothy Haight and Daniel Singer, The Real Estate Investment Handbook (Wiley 2005) 1.
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nsiszuunBiadunalndrfalunsiauiysenea Ysemamdaimunsiuiuen
Lifiszuun 877 Tedawalifzuiainelflifismedmiunisinuidsemea lidrasdu
maasuluanstsglnn N3 maasisage iemsduaiiide venandumsiiszuum®
Alimnzaudsairsmnudadeousnunsudn nseey nsamu uaznsuilaa Fsdamuilug
Anugadenaasesiansau dnsulssmalnefedflszuuniSiidnoannis msd
MTeTNgIUMsAuMBINRuATYNaT 5 Tnewszumanianszgaseuindinegiaing:
f?iu’wa%’wgmiﬂﬂ’wuﬁluﬂ w.A. 2416 edaisruunBensaudusngulumsiauusema
wnfleyntuil

m3Lﬂ‘umwmﬂiLﬂuﬂalﬂwmﬁummiwwmﬂivLwﬂl‘mamamauimmmnmmwa
‘aesniiadny’ lneiinszndauiRuiyanl (Ba) Wi SRudugsSueuAnnsyanaesansi
e wa. 209 Wi 150 Biudr ndusssnalnefimsiaussuumaa-lnenasn
Vil wussanaufionmuussmalugiusing q vadimsen@nmdfadeeudadounesan
uazANLgRddelATugia Wy MsenidnnBnsiuduiundumSyaaudialy we. 2535
viomsandndaaninsluvans q Memsiiieduadunsdiad annrudadeumasen
vosdudniniuazduddsesn musemsairsyadfiliiasugialne Meaafe nsms
W.5.U.N8u5An A, 2558 Lilesinutifisnsleunnusiedaannyssvrrunldluntsiau
Ussina

ydniAsuganansvesnsiuaEnauUslddu 3 ndnnslug) 9 1éun

wannsivis naunmSiileadianeldliigua lihesdudsuianawiedzuna
viosdiu msiuliidun8iGenifvuugiunnuiiawes{idon® wu §ilseld mduin
dhuan) mnmsfesdsndlusanginigiineldtes fmdnnistiiungnisiaundussuy
BGuliyanasssuaesUszmAlne drugsianfifls (@ns) mndmsideaslusanganiy
gatafidilsdesuiy fwmdnnsitungssuunSiuldifyaes Wudeitu Usseuiid
g1ugd finsuilnauin Amsideniduin Samdnnsiiuigssuuadyad i Mege
MINANTEUUNBULIUANLTIARe szuunBrinlsdiuiu (capital gain tax) v
garadlnianszuumBiuliynnasssuawarnBRulAlAyARa drussuunBilsdiuiu
whzddlifludsmalnsudanunsaidunglsnnianssuiiaineilsvdeyaniia Wy mils
Mnnsgeusdiau Mlsinnisamulusaindunu viedilsannisterisninna sy
wdnnsdrdgnaaTesmanveanafivanSanuanuidanaraireneldlidguia Ao
szuumEfinandosaiiinnudadeuniasen (price distortion) Yesdign lelvnalnsian
Sapavmiiiddnyfienisds ‘Fyaramiesnan’ (price signal) LazanANgydesaaiannIg

13 Cristina Enache, ‘Sources of Government Revenue in the OECD’ (2021) 748 Tax Foundation 1, 2.
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N9LAT¥ENA (economic welfare loss) %aLLﬁmiLﬁum‘@wgmiwléfqﬂﬂaﬁiium YUY
fuléRunma vupuyarfinvesdud viemlsduiuanmsvingsnssy avassadndeu
Tuszuuiasughatne widlunudadeuitesiian lnsasuio mafiFeniumuaiuids
yeUszruiazyivthfdugruneldddlisguiauszneufendtuliyanasssuan
ABRUlATRYARa MSyariy viendilsdiuiy

wdnmsiiaes msiunSieUsunmauiuasuinmsliassiousiunuyadanuiuiase
(Pigouvian tax)'* 19u nslduandusiintuaiuaiivneinia Sgunadsdafiuuasfmug
Snsnfasnandandnfaeiifunusnmsudesaivreniduutazszan wionaiu
anFasswandnsooudlvlauuszaninmniswilng lnesosudlmifinlnlazoinagide
anFasswandaludnaiidininsasudlnafenlndliazenn ndnnsaSludnuvazingin
ognelinsduiunuvesnsuasswaiin meludnuurdlissloninmaasvgio 2 eg1efio
wils MsUSuTAAuAuazUInslivhwth idudugamnessan (price signal) dgviousuy
furasonedenuliudugity uag aes n1sadreneldlisy (double dividend) dsieléin
swlgannnEidetuiifunanaselfvesnisiiundiy q uenanindnnsnEfinded
mafuaSluguadununieassaudeunislimineinssssumang 4 dielinnSazviou
FunumadsnuveminenssssuvAty 4 uasunisasaselalisglundon q fu wu
Andutnualdl Arduuniumiions Arsssudennisléiiuiaia asssudounisld
hwausenu wasAnensundusy [usy

vdnmsfian Mafiun® vierssaudoy eidudmeuunuuiniseing 4 A¥guanan
vido¥guravieadudaliiussunu (cost recovery for public services)™ 1 n1EUngsviosd
(uefin) Arsssudoufvvszyaresvesesdnsunasesdiurieadiu ndsaUszdnd nie
Asssudonmsyhdfnssuiinusme q vesnsuitau Wudu amdludnvasivimiiimaels
Lﬁaﬁuﬂquﬁy’wmﬁamﬂd’m (cost recovery) T§gdmiuuinmsfisguranarsvidesguiariesiu
Folvuszangu’® ludud udnnisvesnaifua8ifuuardsugnaiinfiodugiusold
Tssunatiesiufmsitiunagfinnsananumnzanin mdfddeniv Gauminsivuada
i) fienuaenndeatuuinisissuratiesiudalissrmuudivdeds wuy mnduiiud
inwnsnssuiissuraesiuldldamuimunfiuiiuindn faaslédnaniden mniduiiud
ilefiegendefiinisamuluaisisydlaaneauais fAnslidniaigumunans uazmnidy
fufimdronssy vielwnidiesiiinsasuluassaulnagstannsafmuadnmandligdld

4 Donatella Baiardi and Mario Menegatti, ‘Pigouvian Tax, Abatement Policies and Uncertainty on the
Environment’ (2011) 103 Journal of Economics 221, 222.

5 Byron Lutz, Raven Molloy and Hui Shan, ‘The Housing Crisis and State and Local Government Tax
Revenue: Five Channels’ (2011) 41 Regional Science and Urban Economics 306, 308; Duangmanee Laovakul
(39590 1) 26.

1 Joana Almeida, Beatriz Condessa, Pedro J. Pinto and José Antunes Ferreira, ‘Municipality urbanization
tax and land-use management - the case of Tomar, Portugal’ (2013) Land Use Policy 334, 345.
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5. WANTENUNIUATYIAIGATVDS W.5.U.N18NAULazHUgnade
W.A. 2562

w.5.u. 0 STAuLazAsUgnaie wa. 2562 Asgamnwauleaininivinislunaneia
wu fudgmnisandndouildidusssu ! dymnisvanidesnt®® msiinguunedinan
Tfaunsouddanifinuiede’® vieduanaliidusssu® Tnonsdnw? wandsdidudn
mafunSiinusnirehaailudnniigdtunn 4 3 T llawnsodlidmesiinuhifies
sinldUsslenilfiidu warldannsnanaumieud ld daudunisnszarsnisiensesiinu
ns@nn? wandliiiuinuszmalneinisdonsosifufingzandegiain lnoidvosiau
nildludureadvesiinudifuganaseunsasiinuiesay 61.4 vosfirufifionansansiamun
Tuvardnvesiisu nilsluduvesdivesinudduineganseuasesiiuiissiosay 0.1
vosfifufitlonansavsvinuaingy uinsAnwddldienesinisieasesiinulusunisig
waglilfinszvinianszanenislivsylovidiau danismaunsnsaronslivsglonina
wdusslenddonsimumilsueuazanasmsduiiuidnauu

Tuduvesmsfnuinansgnuvosn8aauluiisUsema nuind 2 uuadn® léun
1) MFAATIZRALLLIAR Benefit View inszviaEnauludnvarnmsaieneldlfesdns
UnasesauviesiuihlUdusslomiifionsimmniug way 2) msdmszdinuuunan Capital
View Mesigsin@fimilugugiiauihmihidunulussuuiasusia nsfnvinansgnued

7 Jrgn Aeaudn, “TJnqumi%’Uﬂﬁxm@mﬂmiﬂizLﬁu;gaﬂ'ww%'wéﬁumumziwﬁ’zyajﬁm@ﬁﬁuLLazﬁqUQﬂagm’
(efnfinw wdngnsUSyafaumansumdndga Pamsaluninends 2561) 67-68.

18 gasTanl ASua, ‘mﬁLﬂﬁzﬁﬁ'wmxiwﬁiyﬁjﬁﬁﬁuuazéqﬂqﬂa§wqaﬁ’uimj’ (2560) 2 Msasiaaans
WAINeFDaduty 12, 23-25.

19 Samaun suryamug, vamym Inaains wamuitad wazdacl ousiyns, ‘nsAnuvuadesdienisnds
wiawiiunslivssloviiauluussmalne’ (2561) 1 nsansinensdanis uninendesuiniosne 139, 164-165.

2 g5%y YN, ‘wwwvﬁ’iyﬂﬁﬂﬁ@ﬁﬁuLLﬁzénU@ﬂﬁ%’N WA, 2562 WuIRATLU A UL UaMAZHANTENUAD
é’ﬁaﬂsaaﬁﬁul,l,az?ﬁﬂqﬂa%w (2562) 1 MTETUMINGIRBWIEN 42, 50-54.

2 gnsuy Unmem, ‘nanausniaazmsidussleniinuegrannyay’ (MsUsegaivINsseRun At Ty
pd1eTuga1Uunan Ul avauUSsaans Usesnl 2563, aanvududianmuusuiseans Yeamisesulall,
2563) 522-523.

22 Duangmanee Laovakul (1399350 1) 39.

# oiims 831907 0 95N (1WOTID 7) 497-498.

2% Wallace E. Oates and William A. Fischel, ‘Are Local Property Taxes Regressive, Progressive, or What?’
(2016) 69 National Tax Journal 415, 419-425.
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wuihszrruasndenteiinuniefiegendeiituauinfiandlowieuiisusanndiauiises
PrszfuUinuLagAuNWUINMIas1suE osdnsUnasesdauriosdiudels daunis@nwiam
WuIAn Capital View Wunsiaseiasensiondudvesiiny nansenudesiniiifu uag
wanszusemsawuluifuiianauasimunfiduiianas? eanmsznefdestisy
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UsendlnedUSnaniutagussliamnsosiiunsld msgngransasuiifisdnadiuld
Tu e, 2563 - 2564 laglutanardinaniguialiansnsnfasfosas 90 91ndnsi
Usgnalungraneieutauinsslifulssmsuiuiesainnmaumissuinvedsalain 19
TuduresmslinsmzsinansenudaUsinadunsaieeldlissuiaresiududldanns
Usziduldegauduginmglimmuldieeiidwe siuinefseniidulfmeieldans
thuvdausnuazmingadiing 50 dnumierlideadend wieasifidulinawilusioy
finsneviderssiivoeniuifioannszan® luduvesseldmBvesesdnsunasesdiuriosiuies
Roslifmnudaeuinioduding 4 axthselfiiedunldwanniuiiogedisyavsnaunndes
Wigala wszazdsmansenusesaiiau auawwazUnansliuinsasisydlan uas
nslendefuguvesUszeuiie uenandumstsznaseldmadmuiiausniiviaud
Felianunsadudiunsld mszdnnsififusnireiavdnnvgniismenaineesniy
AINUTENIANTENTIATAGILAZNTENTMIAlNe 1309 wdninaginsldUselovi
TunsUsznoutneasnssy wa. 2563 e liiAuduiifunwnsnssuasden Sludanim

Tnwagy wasmAvnistulssmelnefiusnildidunsinmeiidaasegenans day
MsAnuEIRTumsuaRIHanIENUNATIAARSURINg Y W5.U.METRULazAgnade
w.a. 2562 neAsouAquUTEIAuIATIEY 4 Usens 1dud 1) arumisudiseninsesdns
Unasesauviesiu 2) mslidnan@inmih 3) msfvuasnnSaunslivssloviia
uay 4) Maiudannddniuiisniehada lnensiesesinansenuisasuiisasden
faoluil

% Roy W. Bahl and Jorge Martinez-Vazquez, ‘The Determinations of Revenue Performance’ in Roy W.
Bahl, Jorge Martinez-Vazquez and Joan Youngman (eds) Making the Property Tax Work: Experiences in
Developing and Transitional Countries (Lincoln Institute of Land Policy 2008) 35-37.

% Duangmanee Lawakul (1399390 1) 28.

27 \fiedns 30.
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‘ﬁuﬁmwmﬂiimazaeﬂim&"Lﬂammm‘%@y frufiyardosfaziingldannnsifunefifuuas
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Wigudrdwinnuesguini lunasfiosdnsunasesdiutiedufiornaufasdmeinay
solu? JpymduiuandiiuiinSinuwesAsnignassanansayiliaundoudisening
asfnsUnasesduTiasiusg q niausuusanndely

dsiiddnluninfuie Usswunisianginssunisutsduandnsnidfinussning
asnsUnaTesduiestiufefues AumaT 37 ve9 wau. atuilfifmualiesinsnases
duriesiuaninsaimuasanmEfaueds uidedddnidnsivsmamumsenenguin
ANAITIANNVDIUINTT 37 LLathqmdwé’mwmmuﬁﬂg‘vimaaﬁ’uﬁﬁmuﬂmﬁwﬁwaqmmﬂ 37
i ﬁqﬁUiWﬂgiuwaweﬂistﬁﬁa nsiesdnsUnasesduviaadiufig 9 9z ‘wiaiu’?
fmungnnanSffunazdsgnatidliiuilofgaussvisunas wﬂivﬂaumﬂwmwaa
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Tuyusesvesnsiflesseiuriesiiudamuitesdnsunasesdruviosiusinden fvundnsinng
finuuardsgnasdlieglussdusifieannanssnudeyssrsuluiuiilinilgadioaths
azuuudoavnamailes Tngnerealiaelddnivavesiostunanfugamuainiguianan’

Fowduauuziieutamanumisudiseninsesinsunasesdiutosiuiiiisziu
mMstauaziiseldnSifutazdignairaunnsiaiude msairsnalnliesdnsunasos
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28 35fini LASoLm, ‘{]ﬂé’aﬁﬁmummﬁzmﬁﬁﬁuLLazﬁaUQﬂa%'N’ (2564) 1 13anssguszmauenans 35, 51.

% Tan K. Brueckner and Luz A. Saavedra, ‘Do local governments engage in strategic property-tax
competition?” (2001) 2 National Tax Journal 203, 224-225.

% Richard M. Bird and Enid Slack, International Handbook of Land and Property Taxation (Edward
Elgar 2004) 36.

1 William Dillinger, ‘Urban property tax reform: guidelines and recommendation’ (1991) The World
Bank, Working Paper, WPS 710.
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2 J5ini eFeum (1390330 28) 51.

* oM 83190 0 951 (1WOTID 7) 500-501.
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