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   Global manufacturing supply chains faced unprecedented disruption in 
2020 caused by lockdowns and factory closures as the world struggled to contain 
the pandemic. These disruptions highlighted the extent to which many countries 
have become increasingly reliant on production bases in countries like India and 
China for critical goods, prompting several governments to announce schemes 
that they hoped would encourage their business communities to manufacture 
closer to home. 
 
Yet, this has not led to the widely expected influx of FDI to Thailand. This is 
because travel restrictions have not only affected the tourism sector but have also 
directly led to major FDI project cancelations and postponements. Relocating a 
factory from one country to another is not straight forward, and few would ever 
dare to purchase real estate without inspecting. But this is only part of that story 
as factories rely on supply chains that can be extraordinarily complex. Producers 
can often have a complex tiered web of suppliers, with many firms in each tier. 
So, when relocating, a whole new network of important supplier relationships will 
also have to be made. Much of this work today can be done remotely, but there 
is still no good substitute for physical inspection or the trust that can be forged in 
a face-to-face meeting and as such, we don’t expect to see a rebound in FDI to 
Thailand until global travel restrictions ease.

“

“
HIGHLIGHTS

THE NUMBER OF NEW FACTORY 

OPERATIONS IN THAILAND 

CONTINUED TO FALL, DROPPING BY 

17% FROM THE LEVEL IN 2019.

1

AS POOR ECONOMIC CONDITIONS 

AND CLOUDY GLOBAL AND 

DOMESTIC INVESTMENT 

SENTIMENT WERE PROLONGED, 

1,645 RAI OF SILP WERE SOLD OR 

LEASED, REPRESENTING A 29% 

DECREASE.

3

THE MARKET AVERAGE ASKING 

PRICE INCREASED BY 5% TO 5.3 

MILLION BAHT PER RAI.

5

THE TOTAL AMOUNT OF SILP FOR 

SALE OR LEASE GREW BY 3% OR 

4,693 RAI TO A TOTAL OF 169,465 RAI.

2

THE MARKET OCCUPANCY RATE 

FELL TO 79% FROM 81%.

4



3

THAILAND MANUFACTURING PROPERTY MARKET OVERVIEW 2020

In Q4 2020, the GDP of Thailand 
declined by 4.2% Y-o-Y, improving 
from a 6.4% contraction recorded 
in the previous quarter. For the full 
year, the Thai economy contracted 
by 6.1% after it had expanded by 
2.3% in 2019. 

Private consumption expenditure 
increased by 0.9%, improving from 
a 0.6% contraction recorded in Q3 
because of the implementation of 
government economic stimulus 
packages. Government spending rose 
by 1.9% due to increases in both 
the purchase of goods and services 
and employee compensation. The 
government budget disbursement 
rate also improved. Total investment 
fell by 2.5% following a 2.6%  
decline in the previous quarter. 
Private investment decreased 
by 3.3%, rising from a 10.6% 
contraction on the previous quarter. 
Meanwhile, public investment 
rose by 0.6%, falling from a 17.6% 
expansion in Q3 as investments 
by state-owned enterprises fell 
by 21.8%. Exports and Imports 
of goods and services dropped 
by 21.4% and 7.0% respectively. 
Merchandise exports contracted 
by 1.5%, improving from a 7.5% 
fall in Q3 as exports of rice, rubber 
and electronic products increased 
following the relaxation of lockdown 
procedures and the provision of 
economic stimulus packages in 
some trading partner nations. 

The Thai manufacturing sector 
plunged in the first half of the year 
but demonstrated positive signs of 
recovery in the second half. The 

169,465
SUPPLY

(rai)

2.8%

1,645
LAND SOLD

(rai)

0.5%

5.3M
ASKING RENT

(THB / rai)

4.6%

79.3%
OCCUPANCY RATE

1.8% pts.

% Change

Y-o-Y

Balance of Trade Change in Exports (Y-oY) Change in Imports (Y-oY)
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FIGURE 1
THAILAND GOODS & SERVICES BALANCE
THAI BAHT (MILLIONS)

SOURCE: NESDC

Manufacturing Productivity Index 
(MPI), which dropped to a 5-year low 
at 79.52 points in May, has steadily 
recovered to reach 97.61 points in 
December. Nevertheless, the current 
level is still down 2.0% from 
December 2019. The recovery in 
the second half of the year indicated  
that the industrial sector has  
improved steadily due to better 
control of the COVID-19 pandemic 
and government measures to 
stimulate the national economy. In 
particular, there was growth in key 
industries such as the automotive 
industry, which in November recorded 
the first increase in domestic sales 
since the outbreak. Meanwhile, the 
amount of Foreign Direct Investment 
(FDI) approved by the BOI fell for the 

fourth consecutive year, dropping by 
19.2% Y-o-Y to 361 billion baht. Most 
of the investment value approved 
is in Metal Products and Machinery 
(31%) followed by Services (25%). 
 
The number of new factory operations 
in Thailand continued to fall, dropping 
by 17% from the level in 2019. In 
addition, the number of existing 
factories that expanded operations 
also declined by 39% to 690. On 
the other hand, the number factories 
that ceased operations fell by 58% 
to 716. Overall, this indicates that 
the factory market size remained 
relatively constant as there was 
limited activity, both expansionary 
and contractionary.

ECONOMIC OVERVIEW

SERVICED INDUSTRIAL LAND PLOT MARKET INDICATORS
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FIGURE 2
THAILAND MANUFACTURING PRODUCTIVITY INDEX 
(MPI – SEASONALLY ADJUSTED)

SOURCE: OFFICE OF INDUSTRIAL ECONOMICS

Investment Value No. of Projects
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FIGURE 3
THAILAND FOREIGN DIRECT INVESTMENT (FDI) APPROVED BY THE BOI
THAI BAHT (MILLIONS) 

 SOURCE: THAILAND BOARD OF INVESTMENT
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Supply 

In 2020, the total amount of serviced 
industrial land plots (SILP) for sale or 
lease, which is land made available 
for sale or lease in industrial estates, 
zones and parks, grew by 3% or 
4,693 rai to a total of 169,465 rai. The 
growth in 2020 represents the largest 
increase in SILP supply over the past 
5 years. 

Bangkok Metropolitan Region

Eastern Seaboard

Central

North

Northeast

South

West

Other62% 4%

8% 7%

15%

2% 1%

2%

FIGURE 6
THAILAND SERVICED INDUSTRIAL LAND PLOTS DISTRIBUTION BY REGION 

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

Supply Distribution 

SILP in Thailand remain heavily 
concentrated in the Eastern 
Seaboard, with a market share of 
62%. Supply increased by 2% Y-o-Y 
to reach 104,845 rai. The Eastern 
Seaboard is traditionally a hub for 
heavy industry, especially in the 
areas of petroleum, petrochemicals, 
and automotive manufacturing. It 
benefits from an unparalleled level of 
transport infrastructure in the form 
of the U-Tapao airport, Map Ta 
Phut and Laem Chabang deep 
seaports, all of which are undergoing 
expansion to increase total service 
capacity. In addition, the designation 
of the area as the Eastern Economic 
Corridor (EEC) to help transform 
Thailand into a powerhouse for 
industrial production has generated 
a significant amount of investment 
from both public and private entities 
over the past few years. 

Existing Supply New Supply
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FIGURE 5
THAILAND SERVICED INDUSTRIAL LAND PLOTS AVAILABLE  
FOR SALE / LEASE
RAI

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

SERVICED INDUSTRIAL LAND PLOTS (SILP)

The Central Region, consisting 
of Ayutthaya, Pathum Thani and 
Saraburi, holds the second largest 
market share at 15% or 26,196 rai. The 
area is a major cluster for appliance 
and electronic manufacturers, 
which has contributed to Thailand’s 
status as the world’s top HDD and 
components manufacturer and 2nd 
largest producer of air conditioning 
units. The Central Region was dealt 
a major setback following the major 
flooding in 2011 but has gradually 
recovered over the past 5 years and 
continues to generate substantial 
interest from investors, although 

supply growth has been rather limited. 
Despite the heavy concentration 
of industrial land activity in these 2 
key regions, the government plans 
to spread economic growth across 
the country via the development of 
Special Economic Zones (SEZs) 
including in border provinces such 
as Tak, Trat, Mukdahan and Nong 
Khai. This is reflected in the SILP 
pipeline. The Tak Industrial Estate 
and Nong Khai Industrial Estate are 
projected to add 837 rai and 2,961 rai 
of industrial land to their respective 
provinces in 2021.
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Region Saleable / Lettable Area

Total

Bangkok Metropolitan Region

Eastern Seaboard

Central

North

Northeast

South

West

Other

169,465

12,073

104,845

26,196

3,204

6,630

2,708

942

12,867

% Change
(Y-o-Y)

2.8%

5.7%

2.1%

4.1%

0.2%

1.5%

52.1%

0.0%

10.4%

TABLE 1
THAILAND SERVICED INDUSTRIAL LAND PLOTS DISTRIBUTION BY REGION
RAI

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

Industrial Estate Province Area Size Projected
Completion Year

Tak Industrial Estate

Nong Khai Industrial Estate

Rojana - Chonburi 2 Industrial Estate

Smart Park Industrial Estate 

Asia Clean Industrial Estate

CP Industrial Estate

Gemopolis City 

Trat Industrial Estate

Mukdahan Industrial Estate

Amata City Chonburi Project 2

Tak

Nong Khai

Chonburi

Rayong

Chonburi

Rayong

Bangkok

Trat

Mukdahan

Chonburi

837

2,961

900

1,500

1,300

3,068

600

889

1,081

8,226

2021

2021

2021

2021

2022

2023

TBA

TBA

TBA

TBA

TABLE 2
THAILAND SERVICED INDUSTRIAL LAND PLOTS FUTURE SUPPLY
RAI

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY
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Demand

As poor economic conditions and 
cloudy global and domestic 
investment sentiment were 
prolonged, 1,645 rai of SILP were sold 
or leased in 2020. This represents a 
29% decrease from the previous year. 
In comparison, over the past 5 years, 
an average of 2,427 rai of industrial 
land sold or leased annually. The 
Eastern Seaboard continues to be 
by far the largest driver of demand 
growth in the SILP market. In 2020, 
1,227 rai of land was sold or leased 

Region 2020

Overall

Bangkok Metropolitan Region

Eastern Seaboard

Central

North

Northeast

South

West

Other

79%

84%

78%

89%

87%

65%

48%

75%

74%

% pt. Change
Y-o-Y

1.8%

1.4%

0.5%

3.8%

6.1%

0.6%

25.3%

0.4%

6.5%

TABLE 3
THAILAND SERVICED INDUSTRIAL LAND PLOTS OCCUPANCY BY REGION

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

in the region, representing 75% of 
transaction activity over the past 
year. However, the amount of land 
transacted in the region dropped by 
30% over the same period. Only 418 
rai was sold or leased when the EEC 
is excluded. Atypically, a relatively 
large amount of land was transacted 
in the Northern region as 202 rai was 
sold or leased.

Given that new supply outpaced the 
total amount of land sold or leased, 

the market occupancy rate fell to 
79% from 81%. The region with the 
highest occupancy rate is still the 
central region at 89%, despite the 
rate dropping by 4%. Meanwhile, the 
occupancy rate of SILP in the Eastern 
Seaboard fell by 0.5% to 78%. The 
Northern region experienced a 6% 
increase in the occupancy rate 
because of the low supply base and 
the relatively large amount of land 
transacted this year.
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FIGURE 7
THAILAND SERVICED INDUSTRIAL LAND PLOTS SOLD / LEASED BY REGION

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY
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Asking Prices

Despite the current economic 
slowdown and subdued transaction 
activity, the average asking price for 
SILP continued to rise. The market 
average rose to 5.3 million baht per 
rai, representing a 5% increase. 

In comparison, the 5-year annual 
increase is around 4%. The average 
price increased by the greatest 
amount for the Eastern Seaboard, 
rising by 6% to reach 6.0 million baht 
per rai. The Bangkok Metropolitan 

and Central regions also recorded 
strong price growth. The asking price 
in the 2 areas increased by 5% and 
4% to reach 9.4 million baht and 4.8 
million baht respectively.

2016 2017 2018 2019 2020
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4.6 M
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4.9 M

5.1 M

5.3 M

FIGURE 8
THAILAND SERVICED INDUSTRIAL LAND PLOTS AVERAGE ASKING PRICE
BAHT PER RAI

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

Region 2020

Overall

Bangkok Metropolitan Region

Eastern Seaboard

Central

North

Northeast

South

West

Other

5.4

9.4

6.0

4.8

4.8

1.8

2.3

3.1

2.9

% Change
Y-o-Y

4.6%

5.1%

6.4%

4.2%

1.2%

1.2%

0.0%

3.3%

3.8%

TABLE 4
THAILAND SERVICED INDUSTRIAL LAND PLOTS AVERAGE ASKING PRICE BY REGION
BAHT PER RAI (MILLION)

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY
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Other West South Northeast North Central Eastern
Seaboard

Bangkok
Metropolitan

Region
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FIGURE 9
THAILAND SERVICED INDUSTRIAL LAND PLOTS AVERAGE ASKING PRICE SPREAD
BAHT PER RAI

SOURCE: KNIGHT FRANK (THAILAND) – OCCUPIER SERVICES & COMMERCIAL AGENCY

Review & Outlook

The manufacturing property market 
was subdued in 2020 as the 
COVID-19 pandemic continued to 
disrupt global supply chains and slow 
the domestic economy. Early hopes 
of recovery were dashed following 
the 3rd and most severe wave of 
the COVID-19, which has negatively 
impacted domestic spending and the 
recovery of international travel. The 
Bank of Thailand recently slashed 
its economic forecast for 2021 to a 
2% growth baseline from its previous 
estimate of around 3%. As predicted, 
the increasingly interconnected 
nature of the supply chain meant 
that the impact of pandemic on the 
manufacturing sector was not limited 
to the domestic situation. Examples 
of knock-on effects from COVID-19 to 
Thailand’s trade partners include the 
global shipping container shortage, 
which restrained trading activity 
even when the production of goods 
ramped up. In addition, international 
investors are still finding it difficult 
to enter the country so many 
investment projects remain on hold. 
For these reasons, we forecast that 
SILP transaction activity will remain 
relatively limited throughout 2021 as 
well. 

Nevertheless, there are still many 
positive signs of growth for the Thai 
economy, for the manufacturing 
sector and for manufacturing 
property markets. Indicators such as 
the MPI and merchandise exports 
continued to improve in line with 
the expansion of trading partner 
economies. Concurrently, the Bank 
of Thailand views the procurement 
and distribution of vaccines in an 
adequate and timely manner as 
the most important issue for the 
Thai economy. If the distribution 
of vaccines proceeds as planned, 
demand should pick up rapidly as 
international travel restrictions will 
be lifted and subsequently, investors 
will be able to carry out investment 
projects. There are also ample 
opportunities for the manufacturing 
property market in the medium to 
long term. An increasing number 
of companies are relocating or 
expanding their manufacturing 
bases out of China to reduce risk 
and diversify their supply chains. 
Good infrastructure, a centralized 
location in the region and incentives 
offered by the BOI will make Thailand 
even more attractive to international 
investors. In addition, the upsurge 

in demand for health-related goods, 
medical supplies, and packaged 
food seems to be a mainstay feature 
rather than a short-term trend as 
businesses and consumers continue 
to give greater priority to health and 
wellbeing. The promotion of Thailand 
as an international hub for medical 
goods and services should continue 
to be explored, given the strong public 
health credentials and infrastructure 
already in place. In 2020, the BOI 
made the medical cluster a priority 
and greenlighted several FDI deals 
in medical equipment production. It 
has also offered tax incentives for 
companies commercializing local 
research in medical devices. Signs 
are promising as in Q1 2021, the 
value of medical - related foreign 
investment projects seeking BOI 
approval jumped by 11,419% Y-o-Y 
to 18.4 billion baht. 
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We like questions, if you’ve got one about our research, or would like some property advice, 

we would love to hear from you.
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Glossary

Serviced Industrial Land Plots
- Land made available for sale/lease 
in industrial estates, zones and 
industrial parks

Bangkok Metropolitan Region  
- Includes Bangkok, Samut Prakan, 
Samut Sakhon

Eastern Seaboard (EEC)
- Includes Chachoengsao, Chonburi, 
Rayong

Central
- Includes Ayutthaya, Pathum Thani, 
Saraburi

West
- Includes Ratchaburi, Petchaburi, 
Prachuap Khiri Khan 

South 
- Includes Songkhla, Pattani

Northeast
- includes Nong Khai, Nakhorn 
Ratchasima 

North 
- Includes Lamphun, Pichit


