
Bangkok Retail
Asian Cities - 1H 2021

Retail sales in Beijing were up 4.4% year-on-year to RMB539.8 billion in 1H 2018

SPOTLIGHT

Savills Research



2savills.com.cn/insight-and-opinion/

Bangkok Retail

Retailers strategies diverge 
as the eff ects of the pandemic continue

ECONOMIC OVERVIEW
April 2021 saw the emergence of a third wave 
of COVID-19, which appears to be the worst 
yet experienced by the country. Coupled with 
the delayed mass vaccine rollout, which is 
now expected to begin in June this year, and 
national vaccine skepticism, forecasts of a 
recovery are being minimised and timelines 
extended. The Bank of Thailand has revised 
their GDP forecast down from 3% to between 
1-2%, with the worst-case scenario based on 
the assumption that the country does not 
reach heard immunity within the year and 
that the rate of unemployment grows. In April 
2021, the Consumer Price Index increased to 
100.5 points from 99.11 points in March 2021 
demonstrating a slight increase in prices for 
food and non-alcoholic beverages. 

The Thai government has maintained 
it’s ‘sandbox program’ to allow vaccinated 
travelers to enter Phuket by August without 
quarantine, planning to expand the 
program into more key tourist destinations 
by Q4/2021. In April Thailand reduced its 
mandatory quarantine-on-arrival period 
from 14 days to 10 or 7 days for vaccinated 
travelers. However, due to the third wave of 
the virus, the Thai government announced 
a reversal of this plan and now requires all 
arrivals to quarantine for the full 14 days. 

SUPPLY
Between 2016 and 2020 retail supply 
increased by almost 1.1 million sq m, with 
Bangkok’s total retail supply reaching 8.22 
million sq m (NLA) with an average annual 
growth rate of 1% YoY. 2.16 million sq m of 
the supply is considered to be prime retail, 
distributed over the CBD, downtown, 
midtown and suburban areas. There were 
no retail developments launched in 1H/2021, 
though there is 300,000 sq m of new retail 
supply expected to complete by 2024. 
Compared to the previous fi ve years, the 
overall future retail supply is growing at a 
similar rate of approximately 1% per annum 
on average, though the rate may continue 
to reduce as developments are delayed/
postponed.

The impact of COVID-19 has led to some 
developments delaying their construction 
phases, the most notable being Bangkok Mall, 
a large mixed-use scheme on Bangna-Trad 
Road, and One Bangkok, a large mixed-use 
scheme on Rama 4 Road, which have delayed 
their fi nal phases from 2020 to 2023 and 
2024 to 2027, respectively. Both developers, 
The Mall Group and Fraser Property, have 
announced that further delays would be 
considered if market conditions continue to 
deteriorate. It is likely that other developers 
will follow this trend, especially in cases 
where construction has not started yet. 

GRAPH 1: Thailand Consumer Price Index (CPI), January 2020 to April 2021

93

95

97

99

101

103

105

IN
D

E
X

Source Savills (Thailand) Research,Trading Economics

GRAPH 2: Bangkok Retail Stock And Future Supply, 2017 to 2024F
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GRAPH 3: Average Occupancy Rate And Rental Rate Of CBD And Downtown Prime 
Retail, 2017 to Q1/2021
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Increasing e-commerce 
opportunities are forcing retailers 
to improve by combining their 
offl  ine and online strategies and 
taking an ‘Omni-Channel’ marketing 
approach in order to maximise the 
eff ectiveness of both. As a result, 
some retailers are looking to reduce 
their total rental space.

GRAPH 4: Average Occupancy Rate In Prime Retail, Q1/2019 to Q1/2021
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OCCUPANCY AND RENT
Average occupancy rate across Bangkok’s 
prime retail in  Q2/2021 was 98.7%, 
maintaining the same rate from Q1/2021. 
This high rate is thanks to landlords 
continuing to support tenants with rental 
deductions, which are usually made on 
a case-by-case basis. Some malls saw a 
recovery from the previous quarter thanks 
to the continuing expansion of popular 
F&B brands including BreadTalk and Laem 
Charoen, while the online fashion retailer 
Pomelo has also continued their bricks-and-
mortar expansion. Occupancy rates have 
almost recovered to the same level as in 
Q1/2020 which recorded an average of 99.1% 
demonstrating continued demand for prime 
retail locations.

Rental rates have remained stable within 
CBD and Downtown, at THB2,550 per sq m 
and THB1,713 per sq m, respectively. Savills 
observes that some landlord’s plan to continue 
raising prices in the most popular prime 
malls in the city, we therefore anticipate 
a slight upward rental trend over the last 
half of the year. Nonetheless, Tenants who 
remain aff ected by the pandemic and the 
government’s trade restrictions still have 
bargaining power to negotiate for temporary 
rental reductions.

LATEST TRENDS
The COVID-19 pandemic has had a severe 
eff ect on brick-and-mortar retailers, 
increasing e-commerce opportunities, and 
forcing both shoppers and retailers into 
behavioral change. Retailers are improving 
their strategy to combine their offl  ine and 
online strategies and taking an ‘Omni-
Channel’ marketing approach to try and 
maximise the eff ectiveness, as a result some 
retailers are looking to reduce their rental 
space. For prime retail malls in Bangkok, 
the eff ect of these space reductions may 
be minimal, as retailers are more likely to 
reduce space in the poor performing malls 
and continue to hold a substantial presence 
in prime retail destinations. In terms of any 
potential store expansions, it’s likely that 
retailers who have an online presence would 
choose to open smaller ‘concept stores’ or 
‘collection points’ which are more focused 
uses of the physical space. Pomelo seems 
to be leading the way with these new store 
concepts and continues their expansion 
throughout all major central shopping malls. 

The food and beverage sector has 
continued to expand through the pandemic, 
with a number of chains opening new 
outlets in prime malls through last year. 
The approach taken by brands seem to 
diverge but many have successfully adapted 
their formats, and Oishi Buff et are seeking 

GRAPH 5: SIS Performance, 2017 to 2021F

Source Savills (Thailand) Research, SIS, Phillip Securities
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have faced virtually zero foot-traffi  c and increasing 
rates of vacancy. This divergence in performance 
will become increasingly pronounce until there is 
a substantial recovery in tourist arrivals and the 
broader economy.

Savills forecasts that Bangkok’s prime retail 
will likely maintain occupancy and rental rates, 
though there may be some slight increase in rental 
rates in the last half of the year. It’s likely that there 
will be further delays to the future retail supply as 
developers seek to avoid launching new malls into 
a struggling economic environment.

to shrink the footprint of their outlets, whilst 
Haidilao has managed to continue their national 
rollout. Other F&B brands have sought to minimise 
the eff ect of the periods of lockdown by providing 
their own delivery services or even off ering their 
chefs to cater for dinner events. Overall, F&B 
retailers appear confi dent in the continued success 
of the sector and will likely be the key driver of 
space absorption in existing malls.

MARKET OUTLOOK
Bangkok’s prime retail destinations seem to have 
adapted to the lack of tourism as best as possible 
with minimal increases in vacancy, though the 

continued lack of confi dence in the social and 
economic recovery is having a negative impact on 
investment sentiment. New market entrants will 
likely delay their plans to establish a presence in 
Bangkok until there is a return of international 
arrivals. Despite this, retailers who are already 
operating in Bangkok may continue their 
expansion into the top performing prime malls, 
such as Mega Bangna which has a substantial list of 
retailers waiting for available space.

Overall, the pandemic has split Bangkok’s 
retail market, with a number of the prime retail 
destinations having made a considerable recovery 
since the lockdown, whilst some non-prime malls 

TABLE 1: Future Retail Supply, 2021 to 2027

Source Savills (Thailand) Research

YEAR COMPLETED NAME OF DEVELOPMENT LOCATION RETAIL TYPE GFA (SQ M) NLA (SQ M)

2021 Terminal 21 Rama 3 Downtown, Rama 3 Shopping Mall 140,000 400,000

2022 The EmSphere Downtown, Phomphong Shopping Mall 200,000 N/A

2023 The Forestias Suburban, Bangna Mixed use N/A N/A

2023 Dusit Central Park CBD, Silom Mixed use 440,000 80,000

2023 Bangkok Mall Suburban, Bangna Mixed use 873,082 80,000

2023-2027 One Bangkok Downtown, Rama 4 Mixed use 180,000 N/A


