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Dissertation Title : The Management of Marketing Changes and the Impact on
the Success of Thailand Shopping Centers
Program : Doctor of Philosophy in Leadership in Society, Business and Politics
Dissertation Advisor : Dhachakorn Thitiluck, Ph.D.
Abstract

This research aimed to analyzes the problems and impacts of market changes on Thai
shopping mall businesses. The research examined issues and solutions in the context of the digital
age, considering the impacts of key factors such as consumer behavior, technology, energy costs, and
organizational structure. With the implementation of qualitative research methods, the study utilized
in-depth interviews. The findings were then meticulously analyzed to identify key themes and
conduct a thorough review of relevant literature on marketing strategies, organizational management,
and transformational leadership. The study revealed that the 4Ps marketing strategy remains a
valuable framework grounded in established marketing and management principles. However, the
study emphasized the need to adapt this framework to accommodate the evolving landscape of
market impacts.

The findings illustrated that market changes had a significant impact on shopping mall
businesses. Beyond simply stimulating the need for adaptation, these market structural changes also
drive shopping malls to redevelop their strategies, adopt new technologies, and enhance their service
models. Strategic adjustments are not only necessary for employee development but also highlight
the crucial role of leadership in organizational transformation. This transformation empowers
shopping malls to meet evolving market demands and gain a competitive edge, ultimately achieving
their business goals. Adapting and restructuring organizations to effectively align with current and
future market and societal needs require a comprehensive transformation approach. The successful
implementation of Systematic Transformation (four elements: Market Transformation, Leadership
Transformation, Organization Transformation, and Ecosystem Transformation) plays a vital role in
driving the organization's Digital Transformation, ultimately fostering sustainable growth in the
digital age.

(Total 188 pages)
Keywords: Shopping Malls, Market Changes, Marketing Strategies, Organizational Structure,

Digital Transformation
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Table 2: Key Players in Thailand’s Retail Market (2021)

Group Key property Store format Number Group Key property Store format Number
Central Group Siam Piwat
CentralsCentral World Department store 25 Siam Diseovery Shopping mall 1
Robinson Department store 49 Siam Center Shopping mall 1
B2s Specialty store 143 MBK
Supersports Specialty store 247 MBK Center Shopping mall 1
OfficeMate Category killer 77 Paradise Park Shopping mall 1
Power Buy Category killer oy The Nine Community mall 1
Thai Wassadu/BNB Home Category Killer 65 Siam Future Development
Tops Supermarket Supermarket 121_ Mega Bangna Shopping mall 1
‘Central Food Hall Supermarket ) AR The Market Place Hypermorket 7
Tops Supercenter/Plazza  Hypermarket 9 Esplanade Shopping mall 1
Tops Daily Convenience stare 0o Siam Future Center Hypermarket 2
FamilyMart Convenience Store 805 La Villa Community mall 1
CP Group J Avenue Comumunity mall 1
T-Eleven Convenience store 13,134 Power Center A Hypermarket 3
CP Freshmart mien;e_store 33 N_n:;lrhmue Community mall 1
Lotus's Hyperm: 227 Tr;hwanu; Ratchayothin Cnmmma_ﬂ—'l—
Lotus’s go fresh Supermarket 186 The Avenue Changwattana  Community mall 1
Lotuss go fresh Convenience store 1433 Pataya Avenue Community mall 1
Thai Charoen Corporation (TCC) Group. Land & House.
Asiatique Shopping mall 1 HomePro Category killer 9%
_G:teway Ekamai s Shopping n\? 7 1_ ﬁ;& }'m i h Camgor;l:i-l.l_eriﬁ—
Gotoway tvangiue  sroppingmal | (1| [SennDeveopment (9
Big C/Big C extra Hypermarket 155 Seacon Square Shopping mall 1
Big C market Supermarket 61 Seacon Bangkae Shopping mall 1
Mini Big C Convenience store 171 Siam Retail Development
The Mall Group vV ’_,7@“; TR Fashion Istand Shapping mall 1
The Mall Department store B Terminal 21 Shapping mall 1
Siam Paragon e t- 3 Life Center Shopping mall 1
The Ereporsam D:‘T::;";?; :::Ie" _ The Promenade Shopping mall 1
The EmQuartier 1 Other Groups
Gourmet Market gupermm:l;qt B Villa Mark et Supermarkat 28
Home Fresh Mart Supermarket 2 Foodland Supermark et 23
BeTrend Specialty store 9 CJ Express Convenience store 600
Saha Pathanapibul K-Village Community mall 1
Lawson 108 Convenience store 150 Gaysorn Shopping mall 1
AEON Group Icon Siam (2018) Shopping mall 1
MaxValu Supermarket 29 bm'sn Specialty store 107
MaxValu Tanjai Supermarket 28

Source: Evromoniter, Company cata, Newspaper, Compded by Keungen Research

gﬂ‘ﬁ 1.2 Table 2: Key Players in Thailand’s Retail Market (2021)
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Amchors
TG

31911y
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A15199 4.1 aNHIUTUD N §M13A1 Asia-Pacific Shopping Center Classification from ICSC (1-4)

(#19)
Shoppping 1 2 3 4
Centre Neighbourhood Sub-Regional Regional Super-Regional
Required No requirement No requirement No No requirement
Anchors/ requirement
Tenants
i
Sudunilu
peAtlsznon
nan
Typical Supermarket/ Supermarket/ Supermarket/ | Supermarket/
Main Hypermarket/ Hypermarket/ Department Department
Anchors General General Stores/ Stores/
leﬁlhﬁﬂ Merchandise Merchandise Hypermarket/ | Hypermarket/
Glﬁqjﬁlﬁulﬂ Store (GMS) Store (GMS) General General
Merchandise Merchandise
Store (GMS)/ | Store (GMS)/
Cinema/ Cinema/
Discount Entertainment/
Department Leisure
Stores
Definition Small/ General General Larger-scale
convenienceoriented | merchandise and/ merchandise version of
centre with a heavy | or and/or a regional centre.
focus on food & convenienceoriented | fashionoriented | Greater
groceries, and other | offerings. offerings. variety of fashion
non-discretionary Wider range of Main focus is and
products. apparel and other on non- entertainment/
May include a discretionary discretionary leisure.
hypermarket mall, products, as well retail and
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A1519% 4.1 ﬁ’ﬂymmmg{us]'mi M Asia-Pacific Shopping Center Classification from ICSC (1-4)

CR)
Shoppping 1 2 3 4
Centre Neighbourhood Sub-Regional Regional Super-Regional
as long as they as often entertainment/
satisfy the nondiscretionary | leisure. Draws
shopping food & from a broad
centre definition. groceries. catchment.
In
particular, it must
include
multibranded
rental units
and common
areas.
In Thailand | Top, Foodland, Tesco Lotus, Gateway/ Terminal21/
Villa Market, Max | Big C the nine/ Emporium/paradise/
Value, Home ThePromenade/ | Central Village/
Freash Mart, Cystral Park/ The Mall
Goumet Market Espanade

A15197 4.2 ANHULVDIRY A3 Asia-Pacific Shopping Center Classification from ICSC (5-8)

Shoppping Centre 5 6 7 8
Mega-Mall Specialty Leisure/ Power Centre
Centres Enterment
Size (sq.ft.NLA) 1.5 million + | <500,000 <500,000 > 50,000
IR M13199e sq. ft., no
maximum size.

Typical number of Amchors 3+ 0+ 0+ Noun
sudanselvg
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A15199 4.2 é’ﬂymmmqu §M13M1 Asia-Pacific Shopping Center Classification from ICSC (5-8)

CR)
Shoppping 5 6 7 8
Centre Mega-Mall Specialty Leisure/ Power Centre
Centres Enterment
Required No No anchor No Requirement | No Requirement
Anchors/ Requirement tenants.
Tenants
s
iuesmlsznoy
nan
Typical Main Supermarkets/ N/A Chain-store/ N/A
Anchors Department mini-majors:
ﬁlﬂhﬁﬂiﬁqj Stores/ electronics
‘thllﬂ Hypermarket/ (e.g. Apple)/
General fast-fashion/
Merchandise sports/
Store Well-known
(GMS)/ restaurants
Cinema/
Entertainment/
Leisure
Definition Larger-scale Dominated by Predominantly Categorydominant
version of specialty shops specialty stores anchors,

a super-regional
centre.

Greater variety
of fashion and
entertainment/

leisure.

and mini-major
tenants, these
centres are
typically located
within or near

to central

with leisure,
tourist, retail

or F&B offering
with leisure/
entertainment as
a unifying theme.

May be indoor

including large
‘big-box’ stores
and wholesale
clubs.

Must have 90%
of floorspace or

NLA allocated
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A15199 4.2 é’ﬂymmmqu §M13M1 Asia-Pacific Shopping Center Classification from ICSC (5-8)

CR)
Shoppping 5 6 7 8
Centre Mega-Mall Specialty Leisure/ Power Centre
Centres Enterment
business districts or outdoor. to anchor or
(CBDs) or large Excludes mini-anchor
mixed-use centres size
developments. defined as tenancies.
Defined as major
shopping centres transport hub
that have no centres.
anchor tenants. Must have
Excludes centres >50% F&B or
otherwise defined entertainment
as leisure/ tenants.
entertainment
centres, major
transport hub
centres, outlet
centres, power
centres, or
single-category
centres.

In Thailand | Fashionisland/Mega | Donki/Aeon Siam Center/ Power
Bangna/Future Mall/Boots/Watson/ | SiamDiscovery | Buy/Super
Park/SeconSquare/ | Big Camera/ Sport/
Central World/ BananalT Spotworld/
MBK/ Siam B2S

Paragon/ IconSiam




51

A1519% 4.3 ﬁ’ﬂymzmaqﬁu §A135/1 Asia-Pacific Shopping Center Classification from ICSC (9-12)

selling
brandname
goods at a
discount.

Must have 80%

single, tightly
defined niche.
Excludes malls
that focus on food

& groceries,

an airport, an
intercity
railway
station (not

subway or

Shoppping 9 10 11 12
Centre Outlet Centre Single- Category Major Department
Centre Transport Store
Hub Centre
Size (sq.ft NLA) | No maximum <500,000 >50,000 >20,000
mumﬁuﬁ : size.
M1319%0
Typical number None 0+ 0+ None
of Amchors
TG0
Tvigy
Required 80% of No Requirement No No Requirement
Anchors/ non-F&B Requirement
Tenants floorspace or
ganiisuil | NLA dedicated
{luseAilsznon | to outlet
nan tenancies.
Typical Main N/A Any related to a None None
Anchors single category
Arselng)
W'l
Definition Manufacturers’ Dominated by Must be Retail
and retailers’ specialty shops located establishment
outlet stores that cater to a within with an

assortment in
variety and range
of goods
organised into

separate
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A1519% 4.3 ﬁﬂvm$%®ﬁﬂugﬂ1iﬁ}1 Asia-Pacific Shopping Center Classification from ICSC (9-12)

CR)
Shoppping Centre 9 10 11 12
Outlet Centre Single- Category Major Department Store
Centre Transport Hub
Centre
of non-F&B F&B and fashion. metro station) | departments/
floorspace or Excludes or intercity brands.
NLA dedicated to | centres otherwise bus station. Defined attributes
outlet tenancies. defined as The retail offer | include:
leisure/entertainmen | must be + Stand-alone
t centres, directly building —
outlet centres, connected to Physically

specialty centres,
major transport hub
centres or

power centres.
Must have 80% of
floorspace or
NLA dedicated to:
* Information
Technology

* Homewares/
Furniture

* Any other single
product type.

This category
excludes

malls that focus on

F&B,

the transport
hub.
Includes
airside retail

at an airport.

separated from
neighbouring
retail offer (i.e.
not directly
anchoring a mall).
* Single owner;
separate
ownership from
surrounding retail
(again, not being
used to anchor a
mall).

* 90% of space
under centralised

payment system.
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A1519% 4.3 ﬁﬂvm$%®ﬁﬂugﬂ1iﬁ}1 Asia-Pacific Shopping Center Classification from ICSC (9-12)

(7o)
Shoppping 9 10 11 12
Centre Outlet Centre Single- Category Major Department
Centre Transport Hub | Store
Centre
of non-F&B which are classified as * Less than 10%

floorspace or
NLA dedicated
to outlet

tenancies.

Leisure/Entertainment

malls,as well as food

& groceries
and fashion, which
come under general

mall classifications.

of space subleased
to tenants other
than the
department store
retailer.

* 90% of staff
employed
centrally.

If the above
definition is not
satisfied, then the
establishment
should be defined
as a different
format

of shopping
centre, or may be
considered a
department

store tenant within

a shopping centre.
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A1519% 4.3 ﬁ'ﬂymzmmﬂuffmiﬁﬁ Asia-Pacific Shopping Center Classification from ICSC (9-12)

CR)
Shoppping 9 10 11 12
Centre Outlet Centre Single- Category Major Department
Centre Transport Hub | Store
Centre
In Thailand Siam Premium | Home Pro/ Index King Power Central/
Outlets/ Living Mall/ Office Robinson/Zen/
Central Depot The Mall/The
Village/ Emporium/Siam
Premium Paragon
Outlet (Khao-
Yai, Autthaya)

8199470 Y910 International Council of Shopping Centers ( Asia-Pacific Shopping
Center Classification from ICSC & Asia-Pacific Shopping Centre Classification, 2015) 93¢ 1
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People Track
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3.1) 4015 Tailor Made TOAMUHIUN Marketing Automation 130
Touch-Points 114 9] 14 Segmentation
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4) 11U Cross-Functional Collaboration
Y] [ 4 o 1
4.1) ‘W‘L!ﬂ\i'lLlfl'J@lH‘ﬁiiiJfNﬂﬂi11!ﬂ1§‘l/]'l\1'luslsl}13Jﬁ'lEN'lLleleu
4.2) WINUBAAANY Organization chart YBIA MDA 11U
' A W v 3 v s
4.3) KPI aaznNgenn iy Silos T‘i%’f] Alignment N1 Goal Y9IDIANT

lusuina



167

Process Track
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Content Track
1) Digital Asset management
1.1) 73519 Tools 1uA15UT 11T Asset @14 qv‘?ﬁ'amm, Tdzunm,
Creative Ad
2) Product Information Management
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Developing a Big Data Strategy

Big Data Basics BigData Assessment Big Data Strategy
Business Systems ll Sourcesand Uses Organization Impacts
Social Data Volumes & Metrics i Opportunity Analysis
Unstructured Data Estimated Growth 4 Viethods and Tools
Process Data i} Privacy & Regulatory i\’ Compliance

Business Case & ROI

j Impart/ Value Potential
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People Track

@ Customer Centric culture

Laoyalty, Customer Besearch

¥ Partner Enable

ERP, QR Food Court, Loyalty, e-Tax Invoice, e-Supplier

¢ Personalized buyer engagement

QR Food Court, Loyalty

@ Cross-Functional Collaboration

Web App, Office 365 (Share Point, Exchange, Skype, Team),..

Process Track

BI (business intelligence)

Qlikview Tools

Total Operational Integration

Business Flow & Data Flow, Service Level Agreement,

Digital Marketing Campaign

Laoyalty, + Multi-Channel, e-Payment. (Big data+AI+IoT), ...

Customer Life Style Analysis

Loyalty, + Multi-Channel, e-Payment. (Big data+AI+IoT),

Technology Track

Predictive data analytic

Business Inteligence, Big data Analytic

Integration platforms

Cloud Computing. Mobile App, RPA, All things Conneted

Integration of Data Silos

Web App, Office 365 (Share Point, Exchange, Skype, Team),

Contextual Information Architecture

Cloud Computing. Big data, Blockchain, AT IoT, Fintech

Content Track

Digital Asset management

ERP

Product Information Management

ERP and Web Application, AL RPA

Enterprise & Site search

Optimization

ERP, Bl e-Document. Microsoft 365

Data Quality & Governance

ERPF Database, Big data analytic, Blockchain

g‘ﬂﬁ 7.12 91519 Digital Technology Mapping YBI0IANT
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4) Gain Insights From Analytics to Make Better Decisions
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ﬂizmumsmmsﬁ%mwmu (Business Flow Overview)
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