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Khao Yai National Park spreads across four provinces in eastern Thailand namely Nakhon Nayok,
Prachin Buri, Nakhon Ratchasima and Saraburi. Situated approximately 180 kilometres from Bangkok,
Khao Yai is the second largest national park in Thailand. In 2005, it was designated a UNESCO World
Heritage Site as part of the larger Dong Phaya Yen—Khao Yai Forest Complex. Khao Yai is known as the
area where people from Bangkok come to enjoy nature, wildlife, diverse vegetation, as well as cooler
weather and clearer air. This market pulse provides an overview of the tourism and hotel market in the
area. This snapshot discusses recent tourism trends, market performance and hotel supply and pipeline.

KHAO YAI NATIONAL PARK

Source: www.nakon-nayok.com

Pak Chong is the largest district of Nakhon Ratchasima province and is home to Khao Yai National
Park and Khao Yaij, that is located on the Mittraphap road, the main road when travelling between
Bangkok and Pak Chong district. The southern part of the district is the gateway to Khao Yai
National Park via Thanarad road, known as the main road of Khao Yai. Several hotels such as Sala
Khao Yai, U Khao Yai, Kirimaya Golf Resort Spa KhaoYai, dusitD2 Khao Yai, Thames Valley Khao
Yai, and Botanica Khao Yai are located in Pak Chong district. A number of food and beverage
venues and other attractions such as waterparks, adventure theme parks, and golf courses are
also situated in this area. Thus, Pak Chong district is perceived as one of Khao Yai’s main
destinations for leisure activities.
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Accessibility and Transportation

The main transportation mode between Khao Yai and Bangkok is motor vehicles via Mittrapharp
road. It takes approximately 2.5 hours, depending on the traffic condition. Heavy traffic can be
observed during weekends and public holidays. There are several infrastructure developments
being planned in the area, which will reduce travelling time and enhance the travel experience to
Khao Yai in the foreseeable future.
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A new motorway project (the M6) is currently under construction, which begins in Bang Pa-In
district of Ayutthaya province, and ends at the western part of Nakhon Ratchasima province,
bypassing the Muang district. The M6 motorway is approximately 196 kilometres long, and it is
expected to reduce the travelling time between Bangkok and Khao Yai by approximately one
hour. The construction is scheduled for completion in 2020.

Khao Yai can also be accessed by the rail network. Currently, there are four trains daily serving
between Bangkok and Muak Lek with a total travelling time of approximately 3.5 hours. This
mode of transport is not favoured by tourists. However, a significant expansion of Thailand’s
railway network is underway with an expected completion date between 2019 and 2024. Notable
projects for Khao Yai include:

e The Grand Station in Bang Sue is expected to be completed in 2021, and it will replace
Hua Lamphong Railway Station as Bangkok’s main railway station. It claims to be the
largest railway station in South East Asia with a total of 26 platforms. Bang Sue will
connect to several train routes throughout the country.
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o The first phase of the North-Eastern High-Speed Rail (HSR) will link Bangkok province to
Nakhon Ratchasima province over a 252-kilometre long track. The project will be
managed under a joint venture between Thailand and China, where China will conduct
feasibility studies, design the system and lay the tracks, while Thailand will conduct social
and environmental impact studies, expropriate land and provide construction materials.
The estimated cost of the first phase is 179 billion baht. The total line is then expected to
stretch 873 km, linking Thailand to Laos at the Thai border city of Nong Khai. Currently,
there is no confirmed announcement of the operational date. Upon its completion, the
route is expected to boost Thailand’s position as a transport and logistics hub for
Southeast Asia. Additionally, this could lead to an increase of tourists to Khao Yai as it will
ease travelling time to the area.

Tourist Arrivals

FIGURE 1: GUEST ARRIVALS AT ACCOMODATION ESTABLISHMENTS, NAKHON RATCHASIMA, 2013 - 2018
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As Khao Yai is situated within the Pakchong district of Nakhon Ratchasima province, a brief
synopsis of the tourism industry in the province and the district is provided. Data for Khao Yai
was not available at the time of writing this publication.

Guest arrivals at accommodation establishments in Nakhon Ratchasima province were just under
10 million in 2018, recording an increase of 7.3% compared to the previous year. Between 2012
and 2018, the number of guest arrivals at accommodation establishments in the province grew
by 8.0% per annum, from approximately 6.0 million to 9.9 million arrivals.

Guest arrivals at accommodation establishments in Nakhon Ratchasima are mainly driven by the
domestic market as the area is not as known to international visitors compared to other tourist
destinations in the country. However, it should be noted that international visitors grew every
year between 2012 and 2018 by 10% per annum. The European market formed the majority of
international tourists to the province, together with East Asian countries. Nonetheless,
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international visitors to the area represented only 2.0% of the total, with Thai tourists forming
over 98% of the total arrivals. This domestic prevalence has been also supported by the
government’s efforts to stimulate domestic tourism by providing tax reduction incentives for Thai
travellers, who can deduct accommodation fees from their annual taxable income.

Seasonality

FIGURE 2: SEASONALITY, NAKHON RATCHASIMA, 2013 - 2018
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The seasonality of demand for Nakhon Ratchasima province is primarily driven by climatic
factors. The high season falls typically between October and January, when the mountainous
province enjoys the cool season with temperatures averaging 27 degrees Celsius during the day
and 17 degrees Celsius at night. May to September represents the low season when humid, rainy
weather deters visitors from enjoying the area’s nature.

Average Length of Stay
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Overall, we can see that Thailand, on the whole, enjoys a higher average length of stay because of
the inclusion of other beach resort destinations such as Pattaya, Phuket, Koh Samui, to name a
few. Khao Yai, on the other hand, lacks some of the characteristics of other resort destinations
due to the limited leisure demand generators and variety of attractions, hence it achieves a
shorter average length of stay. In addition, Khao Yai’s tourism demand is mainly generated by the
domestic leisure segment from Bangkok, which usually stays only for the weekends, as well as
the domestic MICE segment of companies located in Bangkok, which usually stays for one to two
days in Khao Yai for off-site conferences, training, team building activities, etc.

Hotel Market Performance

The aggregate estimated FIGURE 4: HOTEL PERFORMANCE, KHAO YAlI, 2016 — 2018
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Between 2016 and 2018, the average rate of the hotels in the sample experienced a negative
growth of 6% per annum. The decline in the average rate is mainly due to a shift in hotels’
strategies to drive occupancy levels to more sustainable levels. As a result, the market reached
the mid-60% mark in 2018, representing an increase of five percentage points from the previous
year. With the dip in the average rate and the strong gain in the occupancy, RevPAR experienced
an increase over the period from THB 1,860 in 2016 to THB 2,082 in 2018.

Hotel Supply and Pipeline

There are currently 19 hotel properties reporting to STR in Nakhon Ratchasima, with one
internationally branded hotel and one managed by regional operator (dusitD2 Khao Yai and U
Khao Yai, respectively). The majority of the stock comprises independent hotels, accounting for a
total of 2,151 rooms.
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According to HVS Asia-Pacific FIGURE 5: HOTEL PIPELINE
Hotel Operator Guide 2019,

the branded hotel pipeline Number of Estimated Opening
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Limited new internationally branded supply could be attributed to tourists perceiving Khao Yai
as a secondary tourist destination after Phuket, Chiang Mai and Pattaya and the likes. However, it
is important to note that the destination is mainly served by domestic brands and independent
operators. Additionally, two hotels opened in the early months of 2019, adding more room
inventory to the market, namely Hotel Labaris Khao Yai and Hansar Khao Yai.

Outlook

Khao Yai is one of Thailand’s leisure destinations, attracting domestic travellers thanks to its
proximity to Bangkok. The improvement in infrastructure networks will assist Khao Yai in
attracting more domestic and international travellers. Access to Khao Yai will be further
ameliorated when the new highway and the high-speed train will be completed. However, it is
important to note that the domestic market will remain a key driver of the tourism industry for
the area. An important factor will be the continuation of government tax reduction incentive,
which stimulates the growth of domestic tourism. Due to a lack of renowned leisure demand
generators, Khao Yai is expected to continue to be perceived as secondary importance when
competing with other leading leisure destinations in Thailand.

As seen from the strong growth in domestic tourism, primarily fuelled by Bangkok, Khao Yai’s
tourism market is set to benefit from the increasing tourist arrivals, and this upward trend is
expected to continue in the next few years. Khao Yai is also becoming more attractive to the
international brand operators, with the opening of its second internationally branded property
in 2020. Although interest from international hotel operators is currently modest due to the
fluctuation in Khao Yai’s seasonality and demand patterns, the rise in both regional and
international brands could attract more international visitors to Khao Yai as brands and higher
quality accommodation establishments can enhance the attractiveness of the area and place the
destination on the international map.
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HVS.com

About HVS

HVS, the world’s leading consulting and services
organization focused on the hotel, mixed-use, shared
ownership, gaming, and leisure industries, celebrates
its 39th anniversary this year. Established in 1980, the
company performs 4,500+ assignments each year for
hotel and real estate owners, operators, and developers
worldwide. HVS principals are regarded as the leading
experts in their respective regions of the globe.
Through a network some 50 offices and more than 300
professionals, HVS provides an unparalleled range of
complementary services for the hospitality industry.

Superior Results Through Unrivalled Hospitality
Intelligence. Everywhere.

HVS ASIA PACIFIC is represented by nine offices in
Hong Kong, Bangalore, Bangkok, Beijing, Mumbai,
New Delhi, Shenzhen, Shanghai, and Singapore. HVS
hosts important industry events in the region,
including the China Hotel Investment Conference
(CHIC) in Shanghai, now in its 14th year and various
HVS Hotel Market Connections events and Learning
Seminars. Additionally, HVS publishes a wide range of
leading research reports, articles and surveys, which
can be downloaded from our online library.

The team has worked on a broad array of projects
throughout the asset life-cycle that include economic
studies, hotel valuations, operator search and
management contract negotiation, development
strategies for new brands, hotel asset management,
research reports and investment advisory for hotels,
resorts, serviced residences and branded residential
development projects. Our clients include key
investors, developers, hotel operators and lenders.
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