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ARCHITECTURAL FEATURES OF P2P ACCOMMODATION AND ITS
COVERAGE AND IMPACT ON THE RENTAL HOUSING MARKET IN
INNER BANGKOK

Querida KHOTCHAREE", Shigeru FUKUSHIMA" and Montouch MAGLUMTONG?

1)Faculty of Urban Science, Meijo University, Nagoya, Japan
2)Institute of Metropolitan Development, Bangkok, Thailand

Abstract

Peer-to-peer (P2P) accommodation as usually represented by Airbnb has grown significantly in Bangkok. We investigated the market
segments of Airbnb and their architectural features in inner Bangkok for major Airbnb housing types (apartments and condominiums),
analyzed overlapping segments between rental housing and Airbnb, and identified the impact of Airbnb on the rental housing market using
A-R Ratio, which is the ratio between the volume of active and entire Airbnb listings against rental housing units in the market circulation
in the same period. Typical Airbnb properties are characterized by stylish, mid- to luxury-grade, medium- to high-rise buildings, where a
studio unit ranges from 21 m* to 40 m? also included are common facilities, which are consistent with guests’ needs. The A-R Ratio is higher
for apartments than for condominiums (3.21 to 0.52). Apartments from moderate grades in the city center and transitional area are highly
impacted by Airbnb (A-R Ratio>2). Airbnb has had an extremely high impact on lower-middle-income condominiums in the city center and
transitional area, but not on high-income condominiums due to the large supply of rental housing.

Keywords : P2P accommodation, Airbnb, architectural features, coverage and impact of Airbnb, rental housing market.

1. Introduction

Peer-to-peer (P2P) accommodation is an alternative form of tourists and travelers’ accommodation that was introduced
under the concept of a “sharing economy”. The main idea of the concept is that housing owners share their underutilized

properties with other people to earn extra money and/or exchange experiences'™.

The primary concept of sharing
accommodation can be tracked back to 2003 with the introduction of Couchsurfing. org, which promoted the free exchange
of tourist accommodations. The concept became more popular when Airbnb (www.airbnb.com) was founded in 2007 from
the idea by a group of students who needed accommodation during seminars away from their base. The factors underlying
the great success of Airbnb is the wide use of the internet and smartphones® .

Short-term Airbnb rentals for tourism are widely accepted in Airbnb’s site of origin, i.e., the United States, and Smith”
reported that 11% of the U.S. population had used P2P accommodation. The concept soon extended across North America
and Europe to other tourist-heavy destinations. The popularity of P2P accommodation is on the rise, as are the academic
debates about its effects”. Airbnb is currently the world’s largest alternative tourist accommodation, and it was estimated to
have a presence in 191 countries and 30,000 cities in 2015”, with a market value of $25.5 billion; that value climbed to $130
billion in 2022 from Forbes estimation® .

In response to the rapid global expansion of the P2P accommodation market, including Airbnb, research has been
conducted around the world from various perspectives. Over half of the studies focusing on P2P accommodation

were conducted in the tourism and hospitality industries”. Our literature search revealed that the main themes of

6,10)

the studies include the impact of P2P accommodations on hotel business®'?, gentrification'"'?, the regulation of P2P

15719 "and impacts on housing stocks and supply'” as well as the impact on housing prices and rents.

accommodations

For the impact of Airbnb on hotel business, Zervas et al., (2014)'” studied the impact of Airbnb concentration on hotel
revenue. The study found that areas that have more than 1,000 Airbnb listings earned 8-10% less revenue, with low-price
hotels being impacted the most. Dorgu et al. (2020)° examined impact of Airbnb on hotel revenue across the major cities

(London, Paris, Sydney, and Tokyo) and found that an increase of 1% supply of Airbnb listings decreased 0.1%—0.3% of hotel
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revenue (depending on hotel class) in all cities.

Housing price and rents are also impacted by Airbnb. Yrigoy (2017) and Wachsmuth & Weisler (2018) concluded that
Airbnb increased rental price, especially in areas that have high tourism activities. When rent cost increased, it attracted
wealthier inhabitants, creating affordability challenges for previous tenants. Thus, they were pushed out from the area
causing displacement in the neighborhood. The mechanism confirmed by the study of Kim, Li & Srinivasan (2020)"”
concluded that Airbnb decreased long-term rental supply in the affordable housing segments in the cities where tourism is
more popular, while luxury housing stock is less impacted. Rental housing supply shortage pushes up the price and leads to
gentrification.

Many cities tried to control the growth of Airbnb to maintain their housing market efficiency. However, Grimmer et
al. (2019)™, Chen et al. (2020)¥, van Holm (2020)'*, and Vinogradov et al. (2020)*, who studied the Airbnb regulations
outcomes, found that while the policy can slow the growth of Airbnb in the short-term, it is less likely to restrain the growth
in the long-term because growth of Airbnb will eventually resume. Thus, Bao & Shah (2020)"¥ suggested that policy makers
should design the regulations based on the major characteristics of Airbnb in the area, similar to study of Chen et al. (2020),
who suggested that effective policy should influence individuals’ entry and exit decisions through a number of mechanisms.

Lastly, the numbers of analyses of the impact of Airbnb on rents and housing prices using time-series data of Airbnb and
rental housing by zip code level are increasing'**”. The early work conducted by Barron, et al. (2017,2021)"* found that
a 1% increase of numbers of Airbnb increased 0.018% of rents and 0.026% of housing prices in the cities in USA. Horn &
Merante (2017)22) used a similar method to Barron et al. (2017, 2021) to examine the impact of Airbnb in American cities,
and concluded that an increase of Airbnb pushed up rents. In addition, the rental housing unit characteristics affects
the magnitude of the increase rents. Bao & Shah (2020)"¥ revealed that increase of density of Airbnb in a neighborhood
causes an increase of the rental rate level in the long run. Moreover, the impact of Airbnb on rents depending on the area’s
characteristics, as well as physical feature of Airbnb, for example numbers of bedrooms or the property is entire or shared
units. In addition, Franco et al. (2019)%” adopted the same method to evaluate the impact of Airbnb in Portugal and found
a strong impact of Airbnb on the rental housing market, polarized in the main tourism centers and historical districts.
Following Horn & Merante (2017), Chang (2020)*" studied the impact of Airbnb in Taiwan and found that an increase of a
one-standard deviation of number of Airbnb listings significantly increased rental rates by 0.38%, while the impact on rents
is lower at 0.22%. He concluded that Airbnb listings are convertible with the rental housing market but not with the housing
sales market.

However, in Bangkok, Thailand, a quantify impact analysis is not possible due to the lack of time-series and area-based
data that could be used to quantitatively analyze the impact of Airbnb on the city’s housing prices and rents. Our previous

%20 Clarified (i) the actual situation and characteristics of Airbnb in Bangkok, (i) the presence of Airbnb in rental

studies
housing households, and (iii) the rental housing distribution volume, as well as (iv) the actual situation and conversion
mechanism of residential properties to Airbnb in inner Bangkok, where Airbnb housing is concentrated. We have found no
published study that empirically clarified what types of housing/architectural characteristics Airbnb properties have and
which income classes of the housing market segments tend to be converted to Airbnb. We conducted the present study to (i)
investigate the architectural characteristics of Airbnb in inner Bangkok, and (ii) analyze an overlapping market segmentation
between rental housing and Airbnb and the intensity of the impact of Airbnb on the rental housing market®. Our analyses
identified which housing segments at which price ranges are more sensitive to a transformation from rental housing to P2P
accommodation, and we observed the detailed architectural characteristics of Airbnb properties (including the building type,
building size, room size, room composition/layout, interior style, the exterior style of the building, and the building facilities).
Our results can be used by policy makers when decisions are to be made regarding which housing types and segments

should be targeted when relevant policies for P2P accommodation are devised or amended in order to mitigate distortions to

the housing market caused by Airbnb in Bangkok.
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2. Analytical framework and major survey

2.1 Analytical framework

To identify the architectural features of Airbnb and the impact of the rise of Airbnb on the rental housing segment, we set
up the analytical framework illustrated in Figure 1. After identifying the characteristics of each segment of the rental housing
market by housing types, including architectural structure and design, unit size and composition, unit utilities, and common
facilities, we analyzed which rental housing segments the Airbnb properties were converted from (i.e., Airbnb’s coverage
in the various segments of the rental housing market). We divided this market segment into seven grades of low-income to
high-income housing based on rent levels. Through this process, we identified the architectural characteristics of Airbnb
by the grades, and we investigated which grade or grades are the mainstream of Airbnb (Section 3). In our analysis of the
impact of Airbnb, we established detailed market segments considering not only the housing type and grade but also the area
locations of inner Bangkok (the city center, a transitional area, and an inner suburb) to clarify the coverage and the intensity

of the impact of Airbnb on the rental housing market (Section 4)

Architectural features of Airbnb by Major Property Types Impact of Airbnb on Rental Housing Market Segments
: (Section 3) H (Section 4)

Features of rental housing market segments by grades

: S : Definition of Airbnb's impact
(7 grades: low-middle-high income housing)

on rental housing market segments

¥ I
= Classification of Airbnb properties into rental - - -
housing market segments by housing types ] : Influential arca.and impact of Airbnb
on rental housing market segments

»| (Rental housing segmentations by areas/grades/housing types)

Coverage of Airbnb in rental housing ! : :
market segments by housing types e t

Di ion and conclusion (Section 5)
- Architectural features of Airbnb
- Airbnb is impacting rental housing issues for which income groups?

Architectural features of Airbnb
by property types and grades

v

Figure 1 Analytical framework

2.2 Major survey
2.2.1 Study area

We selected two tourism-centric districts in inner Bangkok as our study area, Watthana and Khlong Toei, which we
observed have shown the highest tendency of transforming rental housing into P2P accommodation®”, our earlier study
demonstrated that 26.9% of the active Airbnb listing in Bangkok are concentrated in these two districts. The study area
comprised of Watthana and Khlong Toei districts encompasses the area around Sukhumvit Road, which is the main corridor
extending east from the city center to the inner suburb, and the study area has different characteristics as a tourist/
commercial area and a residential area. We thus divided the target area into the city center, transitional area, and inner
suburb before conducting the analysis of Airbnb’s coverage and impact on the rental housing market (Figure 2).

The city center is the area around the interchange station between the Bangkok Mass Transit (BTS) elevated sky train and
the Metropolitan Rapid Transit (MRT) subway, as well as the interchange station between the subway and the Airport Rail
Link in the north side of the study area. The south side of the city center also has access to Rama IV road, which connects
the area to the inner Central Business District (CBD) and Bangkok’s ‘old town.” The major land uses of the city center are
commercial, tourism, and luxury residential use.

The transitional area of inner Bangkok contains a luxury neighborhood that has embassies, a renowned international

hospital, and a surrounding luxury residential area. The transitional area also includes the well-known nightlife and hipster



A >R —F>aFILAAFE Vol 1 No. 1

Stations Legend:
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Figure 2 Study area

area known as Thonglor-Ekkamai. The main land uses of the transitional area are similar to those of the city center, but the
transitional area has lower density.

The inner suburb of inner Bangkok connects to eastern and northern Bangkok with main roads, and it has convenient
access to the Suvarnabhumi international airport. The inner suburb plays important roles not only as a residential area, but
also an outer business district of inner Bangkok.

2.2.2 Data collection

(1) Property type

We focused on the two main property types of Airbnb (apartments and condominiums) to identify the architectural
characteristics of Airbnb in this study. In Thailand, apartments and condominiums are commonly distinguished by tenure.
Apartments are residential buildings owned by a single person or an entity built for rental purposes, tenants are not allowed
to sublet. Condominiums are residential buildings built by developers and sold to an individual person as an owner-
occupier. Rental condominiums in the market offered by those owner-occupiers who bought for investment in rental market.

»® and entire

Apartments and condominiums account for 55.6% and 37.0%, respectively, of all property types of ‘active Airbn
properties in the study area (excluding non-residential properties) for a total of 87.6%; the remaining Airbnb properties
include detached houses and townhouses, but their percentages are limited to 3.7% and 3.1%, respectively. There are a total
of 6,641 active and entire Airbnb listings in the study area, of which 60.1% are apartments and 39.9% are condominiums (see
Table 1).

(2) Data used

Rental housing: We obtained the data on rental housing in Bangkok in order to identify the composition and features of
the various segments of the rental housing market (criteria for classifying Airbnb properties) by using the scraping method
from Renthub, which is the largest rental housing brokerage web platform for Bangkok. The website categorized apartments
and condominiums separately for customers to search for rental properties. We identified a total of 6,372 units of rental
apartments and condominiums in the study area, or which 19.5% are apartments and 80.5% are condominiums (Table 1).

Airbnb properties: To determine the volume of active and entire listings of Airbnb in the two study districts, we obtained
the 2019 Airbnb data from AirDNA®*" the company that tracks and collects the performance data of Airbnb listings.

Property types of Airbnb listings assigned by owners when listing their properties on the platform, and AirDNA collected
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Table 1 Current market circulation volume of Airbnb and rental housing
in the study area

Types Apartment | Condominium Total
units, % units, % units, %
Market 3,988 2,653 6,641
. Volume (60.1%) (39.9%) (100.0%)
Adrbnb 144 106 250
AMPINE | (57.7%) (42.3%) (100.0%)
Rental | Market 1,243 5,129 6,372
housing | Volume (19.5%) (80.5%) (100.0%)

Source: Authors, based on AirDNA data

those data based on information provided by owners on the Airbnb website. There are three listings types on Airbnb
including entire home, private room, and shared room. Entire home is the whole residential unit/house accounted to 64.4%
in the whole Bangkok and 75% in the study area. Non-entire home including private room (a room within the residential
unit/house that homeowners also living in the same housing unit) and shared room (guests share sleeping and common area
with another guests) accounted to 35.6% in whole Bangkok and 25% in the study area. This study focused on active and entire
home Airbnb listings because if one entire home of rental housing converts to Airbnb, it will affect rental housing supply
unlike spare rooms or shared rooms in the house.

We conducted the detail examination on architectural features of the Airbnb sampling, classifying them into segmentations
based on the indicator that developed from rental housing to examine the impact of Airbnb on rental housing (detail in section
4). We set the target of a detailed survey of 250 listings in the study area using property types composition of the market
volume as a sampling target. We picked one in every 20 listings from the Airbnb listings database to collect the architectural
features of Airbnb from the provided information and images by hosts on the website, as well as further data collection of
the development projects from developers’ website (if any) until the number of samples reached the 250-sample quota. We
collected 144 (57.7%) active and entire apartments and 106 (42.3%) active and entire condominiums in the study area (Table 1).

We compiled the Airbnb listing database and the rental housing database in 2019. It should thus be noted that the impact
of Airbnb on the rental housing market in this study represents the situation prior to the Covid—19 epidemic (the Thai
government declared a national state of emergency for COVID in March 2020). The data of the architectural features of
both the Airbnb properties and rental housing were collected in February 2022, due to the inability to track the web data of
Airbnb and Renthub as of 2019, assuming that there is no major renovation affecting unit structure of the listing until the data

collection period. The composition of the sampling numbers by housing types and districts follows the 2019 data.

3. Architectural features of Airbnb by major property types

3.1 Features of the rental housing market segments by grade

We analyzed the characteristics of rental housing by the rent grades based on Thailand’s National Housing Authority’s®
income classification and affordable rent standards for the Bangkok metropolitan area. The affordable rent standard is set
at 30% of household income, so we defined rent grades to seven levels based on the affordable rent from low-income to high-
income housing as shows in Table 2. After that, we classified rental housing into seven groups based on the pricing range of
each grade for further examination.

We then examined the architectural features of rental housing from the database and checked which features are common
for offers at given rent grades. To check those features, we established 17 parameters that grouped into four areas including

(1) building structure and exterior, (2) dwelling unit size and room composition, (3) dwelling unit facilities and amenities,

and (4) common facilities. In addition, quality of each feature is also determined based on the completeness of the features,
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Table 2 Household income classification and rental affordability in Bangkok and vicinity (2019)

. . Monthly Income Affordable rent, Rent
NHA Income classification level, Baht Baht Grade
Low ~18,600 ~5,600 C-
Low-income, C Medium-low 18,601-27,200 5,600-8,200 C
Upper-low 27,201-39,900 8,200-12,000 C+
. . Lower-middle 39,901-49,100 12,000-15,000 B
Middle-income, B
Upper-middle 49,101-62,200 15,000-19,000 B+
L Lower-high 62,201-88,400 19,000-27,000 A
High-income, A -
High >88,401 >27,000 A+
Average income (mean) 43,800 13,000 B

Source: Authors, based on NHA data.

durability of materials used, as well as consistency of styles and decorations.

The architectural feature with a low quality indicated by incomplete components (i.e., kitchen parameter includes cooking
preparation area, stovetop, fridge), low-maintenance, and non-durable or flimsy materials (such as particle boards). Medium
quality has a complete or partially complete components in each parameter, with higher maintenance and more durable and
sturdy materials. High quality has a complete set of components in each parameter, with durable and sturdy materials in the
same direction.

Tables 3 and 4 show the architectural characteristics of the rental apartments and condominiums that were examined
using the aforementioned criterions. Also, they were used as quality indicator to classify Airbnb listings into segmentations
for further analyses in section 4. The apartments include properties in all rent grades from low- to high-income housing,
whereas the condominiums include only the upper-low-income (C +) and higher properties. The overall architectural

quality of the condominiums is also higher than that of the apartments within the same rent grades. From an architectural

Table 3 Properties quality indicator of rental apartments by rent grade
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%: do not have the feature, —: do not exist in the market circulation,

O: have some feature, low quality, @: have all features, medium quality,® : have all features, high quality.
L: low-rise (<3 floors), M: medium-rise (4—10 floors), H: high-rise (>10 floors), C/S: reinforced concrete or
steel structure. Source: Authors, based on NSO (National Statistical Office, Thailand) and Renthub data.
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Table 4 Properties quality indicator of rental condominiums by rent grade
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% : do not have the feature, —: do not exist in the market circulation,

O: have some feature, low quality, @: have all features, medium quality, @: have all features, high quality.
L: low-rise (<3 floors), M: medium-rise (410 floors), H: high-rise (>10 floors), C/S: reinforced concrete and
steel structure, P: precast floors. Source: Authors, based on NSO (National Statistical Office, Thailand), and

Renthub data.

perspective, apartments can be qualitatively classified into four levels: low-quality (C— and C), moderate-quality (C +and B),
high-quality (B +to A), and luxury-quality (A+). The low-quality apartments are studio-type apartments that offer the bare
minimum in terms of in-unit facilities, amenities, and common facilities.

The moderate- and higher-quality apartments offer a wide range of unit compositions, such as separation of the
bedroom(s) and living space, as well as a wide range of in-unit facilities and amenities. The building structures of the rental
apartments at all quality levels are the same: reinforced concrete or steel structure. Low-rise buildings are found only at the
low- quality level, and most of the apartments are medium-rise buildings or are high-rise buildings found only at the high-
and luxury-quality level. The difference between the moderate-, high-, and luxury- quality levels is based on the qualitative
differences in the elements of each level.

Regarding the condominiums in the study area (Table 4), there is no low-quality level, and the condos can be classified into
three levels: moderate quality (C+ and B), high quality (B +and A), and luxury quality (A+). Compared to the moderate-
quality level, the availability of most of the elements of in-unit facilities and amenities and communal facilities in the high
and luxury condominiums is not significantly different, but there are differences in the unit size, room configuration, and
the quality of each feature. Most of the condominiums are medium- or high-rise buildings. The building structures of the

condominiums differ from those of the apartments, as the condo structures are made of reinforced concrete and steel but the

floors are precast.

3.2 Airbnb coverage in the different segments of the rental housing market

We classified the extracted Airbnb samples based on the index of the architectural characteristics of apartments and

condominiums by rent grades (Tables 3 and 4). Table 5 shows which segments of properties are the primary segments of
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Table 5 Airbnb coverage of rental housing by market segments

Apartments Condominiums
Rent grade, Baht/month
Rental, % | Airbnb, % | Rental, % | Airbnb, %
C_
Low ~5.600 11.9 - - -
Low- C
income | Medium-low 5.601-8.200 16.5 7.6 - -
housing > C +’
Upper-low 8,201-12,000 16.2 10.4 6.6 10.3

B

Middle- | Lower-middle 12,001-15,000 83
mcome

housing | Upper-middle | 5, ! 9000 | 92
[High- | Lowerhigh | 94 1}—\27,000 84
lr.lCOl'Tle ] At

housing High 27,001~ 29.5

Source: Authors, based on NSO (National Statistical Office, Thailand), AirDNA, and Renthub data. Dark gray:
major segment, light gray: minor segment

Airbnb. We classified the rental properties that are brokered directly by Renthub based on their rents.

While the A + portion of the rental apartment market is large at 29.5%, the remaining approx. 70% is spread between C —
and A (8.3%—16.5%), covering a wide variety of rent grades. Airbnb, in contrast, has a 38.9% concentration in A +, indicating
that premium apartments are the major segment being switched to Airbnb.

The remaining slightly more than half of the Airbnb coverage is the minor segment, which is rather evenly distributed
between rent grades C and A (7.6%-16.7%).

As a result, there is overlap between rentals and Airbnb in a wide range of grades from C to A+, with a large overlap in A+.
This means that housing at the low rent grade (C —) are not directly affected by Airbnb.

Our analyses also revealed that 70.3% of the rental condominiums are concentrated in the A/A + grades, followed by
23.1% in the B/B + grades; only 6.6% are in the C + rent grade. The Airbnb coverage shows a wide spread of B to A + grades
(16.1%-29.2%), with the C + grade accounting for 10.3%. There were no rental condominiums at grades C— or C, and they
are thus unlikely to be converted to Airbnb, but all five of the other grades of rental condominium completely overlap with
Airbnb.

3.3 Architectural features of Airbnb housing
3.3.1 Apartments (see Table 6)

(1) Low-quality apartments

The architectural features of all of the Airbnb apartments are summarized in Table 6. There are only grade C apartments
among in the low-quality apartment segment, and it is the smallest group (7.6%). The buildings are small in size, <50 units,
and they are rather old painted buildings with no decorations. There are very limited common facilities; in some cases there
is a lift, a small lobby, a shared coin laundry, and/or a small shop/restaurant. The security systems are comprised of only
CCTV (close circuit television) and a keycard to enter the building. The sizes of the units are mostly<20 m® (72.7%) and are
no larger than 40 m”. The apartments are mostly the studio type (81.8%), with no separation of the sleeping, living, kitchen,
and dining areas. The interior styles are mostly budget-style, otherwise no style with no decorations and balcony; only basic
furniture and amenities are provided.

(2) Moderate-quality apartments

The moderate-quality Airbnb apartments include grades C +and B in this segment (27.0%). The buildings are usually
rather small (<100 units: 78.9%) and their ages vary; some of them are>20 years old. Standard common facilities are a lobby

and a physical security system with a security guard at the entrance/exit area. Just under half of the apartments in this class
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Table 6 Architectural features of the Airbnb apartments

- ity : :C+ igh:B + A+
Arcicurt ares | Lovtuly C [ ModeweCon [ Wb [ Ly
. <10 0.0% 31.6% 20.5% 12.5%
g” 8% [ 1120 45.5% 44.7%
>20 23.7% 28.2% 25.0%
g, <100 46.2% 44.6%
0 B 101-300 - 15.8%
2 | 2E | 301500 - 53% 2.6% -
& a >500
Images:
. <20 7.9% 7.7% 0.0%
i 21-30 9.1% 28.9% 43.6% 14.3%
= 31-40 182% 13.2% 103% 5.4%
.§ 41-50 - 31.6% 5.1% 3.6%
E 51-60 - 13.2% 17.9% 19.6%
2 = >60 - 52% 15.4%
5; . Studio 1.8%
% £% |1BR 18.2% 34.2% 23.1% 41.1%
5 = S [2BR - 7.9% 10.3% 35.7%
>2BR - - 5.1% 21.4%
Images:
Garden — 36.8%
Gym®*** — 26.3%
Pool*** - 31.6%
Parking*** - 47.4%
Lifpe** 18.2% 47.4%
Lobby
. Security
2
g O
=§ Images: Lobby
Qo
§
Images: Gym -
Images: Pool -

Dark gray: major segment (~50%), light gray: minor segment (~20%). *p<0.10, **p<0.05, ***p<0.01.
Contem. : Contemporary. Source: Authors, based on AirDNA and Airbnb data.
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have a lift (elevator) and parking, and about one-third have a small garden, swimming pool, and gym. The unit size is larger
and more varied compared to the low-quality apartments, with solid walls that allow the separate use of sleeping and living
areas. The apartments are mostly studio (21-30 m® or one-bedroom (41-50 m?) apartments with a small balcony. The most
common interior styles are contemporary, minimal, and classic. The apartments’ interiors are a mixture of basic furniture-
only and fully furnished with additional amenities and furniture such as a hot shower, sofa set, and dining table, but there is
no clearly marked space between the small pantry and dining area.

(3) High-quality apartments

The high-quality Airbnb apartments include grades B +and A (26.5%), and some of them are serviced apartments. The
building sizes are mostly small and medium size (not more than 300 units) and the ages of the buildings vary. They are
painted and decorated with concrete and wooden or steel. Most of the high-quality apartments have complete common
facilities including a small garden, gym, swimming pool, and parking. Serviced apartments provide shuttle service and a 24—
hour reception desk as well as a decorated lobby. A range of unit sizes is available but the most popular (43.6%) are 21-30 m®.
The room type is mostly studio (61.5%), but some of the apartments have one bedroom that is separated from the living area,
as well as a small kitchen and dining area separated by a solid wall or light wall. The rooms are fully furnished with furniture
of durable quality and a carefully styled interior design such as contemporary or minimal. However, about one-third of them
have no consistence style although decorated with the durable and good quality furniture.

(4) Luxury-quality apartments

The largest segment of the Airbnb apartments in inner Bangkok is A + apartments (38.9%). The A+ grade’s share is the
largest among the four grades of apartments. The ages of the buildings are a mix of old and new; slightly more than half
are 11-20 years old. The building sizes are medium (101-300 units: 56.3%) or small (< 100 units: 44.6%), with most of the
buildings having at least 70-80 units. The building exteriors are well designed and decorated with concrete, wooden, or steel
facades. Almost all of the luxury-quality apartments have a complete set of common facilities and are of better quality than
the previous higher class. Many of them are serviced apartments which are more luxurious than the others in the same
grade, with level of quality that is similar to that of the moderate-quality condominiums.

The most common unit size is>60 m* (57.2%), though some of units (14.3%) are small at 21-30 m®. The bedroom type is
usually one or two bedrooms divided from the living space, and there is a fully equipped kitchen and a dining area separated
by a solid or light wall. There is a well-designed bathroom, separating dry and wet areas and including a bathtub. The rooms
are carefully decorated in classic, contemporary, and luxury styles.

3.3.2 Condominiums (see Table 7)

(1) Moderate-quality condominiums

The moderate-quality level includes grade C +and B condominiums (39.6%). The building is usually new (<10 years old:
82.1%). The sizes of these buildings vary widely from 100 units to>500 units. The exterior designs have facade decorations
using concrete, wooden, glass and/or steel, and this level includes a well-maintained garden and recreation area equipped
with paved walkways, trimmed plants, and benches. A set of common facilities is present, and the lobby areas include a
reception desk and lift. There are couch sets in the lobby for guests and small gatherings. The security arrangements
include CCTV, multiple security guards, and a keycard required to enter the lift to the units. The gym is small- to medium-
size and includes treadmills, bicycles, and weight-training equipment. The swimming pools are usually an outdoor. There are
parking and shuttle services to the nearest mass transit stations. Parking spots are available for some Airbnb units depending
on the listing owners. The unit sizes are 21-30 m® (57.1%) or 31-40 m® (38.1%), and the housing is mostly one-bedroom.

Most of them have a shared living and sleeping area, but some have rooms that are separated by a light wall (e.g., of glass
with a steel frame). The interior styles are often contemporary or minimalist, but budget-style and no style are also somewhat
common, reflecting grade C+and B. These condos are fully furnished with the basic furniture that came with the condo

when it was purchased by the owner, including a bed, wardrobe, dining table, sofa, and air conditioning. The dining table is
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Table 7 Architectural features of the Airbnb condominiums

Moderate-quality High-quality Luxury-quality
Architectural features C+B B+A A+
n=42, 39.6% n=42, 39.6% n=22, 20.8%
o E- <10
g qb,;* 11-20 15.4% 11.9% 23.8%
© >20 2.6% 2.4% 4.8%
oy <100 5.3% 0.0% 5.0%
w | mE | 101-300 34.2%
£ | $E [ 301500 34.2% 23.8% 15.0%
2 | " >500 26.3% 5.0%
?%ﬁ‘- HH
Images: ! S
21-30 4.5%
g * 3140 38.1% 13.6%
Pt 41-50 4.8% 16.7%
5E [ 5160 - - 9.1%
- >60
g . Studio
éﬂ 5 10 1BR
S | P& | _2BR .
A >2BR - 2.4% 9.1%
Images:
Garden
Gym
Pool
Parking
Lift
Lobby
Security
8
g Images: Lobby
S
%
Q
U 1 v ¥y :g;.
Images: Gym ‘ i"*'ﬁwt.{.' ﬁ' 'y
Images: Pool

Dark gray: major segment (50%-), light gray: minor segment (20%-~). *p<0.0, **p<0.05, ***p<0.01.

Contem. : Contemporary. Source: Authors, based on AirDNA and Airbnb data.
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a part of a small kitchen with basic cooking utensils and a stovetop, sink, and refrigerator. A washing machine is included in
many cases. The bathroom includes a hot shower and separated wet and dry areas, but no bathtub is included.

(2) High-quality condominiums

This grade in the study area include the B +and A segments (39.6%). The buildings are usually < 10 years old (85.7%),
painted, and decorated with concrete, wood or steel. Half of the condominium complexes are 101-300 units, and the rest are
equally distributed with 301-500 and>500 units. Common facilities are complete with a lift, lobby, security system, large and
well-maintained garden, gym, swimming pool, parking, and shuttle service. The swimming pool and gym are larger with
more equipment compared to the moderate-quality condominiums; for example, extensive dumbbell and weight-training
sets, treadmills, and bicycles are available. Some condominiums have a boxing room, sauna, indoor swimming pool, and
children’s playroom. The unit sizes vary from 20 to 50 m?, with 3040 m® being the most common. Most of them (81.0%) are
one-bedroom type. Spaces such as those for sleeping, living and dining are well separated by a solid or light wall. This class
of condos is also fully furnished, and full laundry units (washer and dryer) are more common. The rooms are well decorated
in contemporary or minimalist styles.

(3) Luxury-quality condominiums

This level is comprised of the A+ segment (20.8%). The buildings are usually new (< 10 years old; 71.4%) and well-
decorated with a concrete, steel, wooden, or glass facade. The common facilities are very similar to those of the high-quality
group but are often of better quality. The lobbies at this grade are more luxurious and have more decorations. The fitness
center includes a gym and a swimming pool. The gym is equipped with treadmills, bicycles, a greater variety of weight
training equipment, and a boxing ring. The swimming pools are larger indoor pools located close to the fitness area, usually
on a high floor, and Airbnb owners are often mentioned in the property’s description. This class has also shuttle services
that are free of charge throughout the day. Parking spots are available, but the availability of parking spots depends on the
property owners.

The A+ grade is characterized more by the size and composition of the units: 50.0% of the condos are 41-50 m* and 31.7%
are>50 m? which is much larger than the sizes of the high-quality condominiums. This large size results in multiple room
compositions in many cases (two or more bedrooms: 63.6%). The spaces for sleeping and living are separated by a light wall
(glass and steel frame) or a solid wall (concrete). The kitchen and dining area are also separated. The dining area is a part
of the kitchen. The kitchen is more of a full kitchen compared to the high-quality condos, with a stovetop, oven, microwave,
sink, refrigerator, and cooking tools. The units are carefully decorated in classic, contemporary, or luxury styles. The quality
of the furniture and decorations is high. The units are also completely furnished with the essentials such as a bed, wardrobe,
dining table, sofa, and air conditioning. The rooms are also attractively decorated and outfitted with additional furnishings
when the rooms were first purchased. The washer-dryer unit is normally located in the kitchen or bathroom. The bathroom

had a hot shower, separate wet and dry areas, quality materials and decorations (marble tiles), and a bathtub.

4. Impact of Airbnb on rental housing market segments

This section clarifies the distribution (volume and share) of Airbnb and rental housing in the market segments in inner
Bangkok by housing type, based on two variables: the rent grades (seven grades from C— to A+) and locations (city center,
transitional area, and inner suburb). Comparing the distributions and examining the overlap between them, we will also
clarify which grades and locations of the rental housing segments are affected by Airbnb.

We used A-R Ratio as the key parameter to examine the intensity of the impact of Airbnb on rental housing in each
segment. The A-R Ratio derived from the volume of Airbnb listings to the volume of rental housing in the market circulation

in the same period of time. The Airbnb entire-type is a house that is likely to be distributed as a rental house that has been
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converted to Airbnb, and the impact of this conversion is to reduce the amount of rental housing in circulation. The A-R ratio
is the ratio of Airbnb’s distribution volume to that of the rental housing market, which is reduced by Airbnb. The A-R ratio

t®. The higher ratio indicating the higher tendency of

is an indicator of the impact of Airbnb on the rental housing marke
higher tendency that rental property owner will convert their property to Airbnb because the volume of Airbnb clearly related
with the demand from tourists, especially in the cities with high tourism activities®. We classified A-R Ratio into five levels:
extremely high (A-R Ratio = 5), very high (3 = A-R Ratio<5), high (2 = A-R Ratio<3), slightly high (1 = A-R Ratio<2), and low

is ratio less than 1. Table 9 shows almost all overlapped segments has high to extremely high A-R Ratio.

4.1 Overall trends of Airbnb’s impact on the rental housing market segments
We discussed Airbnb’s primary segments in the rental housing market (Coverage of Airbnb) in Section 3.2, and here we

provide an overview of the A-R Ratio on the rental housing market segments as shows in Table 8.

Table 8 Comparison of the A-R ratio by housing types by rent grades in tourism-centric districts in inner Bangkok

Rent Grade Apartments, units Condominiums, units A-R ratio
Airbnb Rental Airbnb Rental Apartment Condominium

C- - 148 (11.9 %) - - - -

C 304 (7.6%) 205 (16.5 %) - - 1.48 -
C+ 415 (10.4 %) | 201(16.2 %) 275 (10.3 %) 337 (6.6 %) 2.06 0.82
B 665 (16.7 %) 103 (8.3 %) 776 (29.2 %) 496 (9.7 %) 6.46 1.56
B+ 554 (13.9 %) 115 (9.2 %) 425 (16.1 %) 685 (13.4 %) 4.82 0.62
A 499 (12.5 %) 104 (8.4 %) 626 (23.6 %) 1,316 (25.6 %) 4.80 0.48
A+ 1551 (38.9 %) | 367 (29.5 %) 551 (20.8 %) 2,294 (44.7 %) 4.23 0.24
Total 3,988 (100 %) | 1,243 (100 %) | 2,653 (100 %) 5,129 (100 %) 3.21 0.52

Source: Authors, based on AirDNA and Renthub data. Trans=Transitional area.

The A-R Ratio of Airbnb to apartments in inner Bangkok is 3.21, which is approx. 6.2 times greater than the 0.52 ratio for
condominiums. This is due to the higher number of Airbnb apartments despite the limited amount of rental apartments
in the market circulation, while the number of Airbnb condominiums is small compared to its larger number of rental
circulations.

For apartments, the A-R Ratio is slightly high in the C and C + grades (1.48-2.06), where the volume of Airbnb is slightly
larger than rental housing. In contrast, the A-R Ratio is extremely high in the middle to high rent grades (B to A: 4.80—
6.46) - where the volume of active Airbnb units is relatively much higher compared to the number of rental housing in market
circulation. Interestingly, Grade A + Airbnb apartments is the major segment with extremely high volume of Airbnb (38.9%),
nonetheless, the volume of rental apartments is also high (29.5%) and resulted in an extremely high A-R Ratio (4.32).

In particular, grade C— is not covered by Airbnb. This suggests that Airbnb’s impact on the middle- to upper-income
rental apartment market is significant, whereas its impact on the low-income rental apartment market is relatively limited.

Airbnb’s impact on the rental condominium market is slightly high for grade B (A-R Ratio 1.56) compared to grades B +
(0.62) and C+ (0.82) which have relatively lower Airbnb distribution. Grades A and A+ have not a small number of Airbnb
properties, but more importantly, they have a large volume of rental distribution and thus the A-R Ratio for these grades is
quite low, ranging from 0.24 to 0.48. In other words, Airbnb has a stronger impact on the minor segments (the upper-low-
to medium-rent grades in the rental housing market), and its impact on the major segments (high-rent grades) is relatively

small.

4.2 Primary segments and impact of Airbnb on rental apartments

The primary segments of Airbnb in apartments are in grades C+ and above in the city center and the transitional area.
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The total share reaches 82.8% (Table 9). Airbnb’s share is particularly high in grade A +in the city center and transitional
area (36.1%) and in grades B and B +in the city center (18%). On the other hand, the share of rental housing in the primary
segments of Airbnb account for 56.8%. Rental apartments has higher share than Airbnb in grades C — and C at all locations
(28.4% and 7.6%, respectively). The separation between the share made the lower rent grades a major segments of rental
housing, while a minor for Airbnb.

A-R Ratio of Airbnb and rental apartments by rent grades by areas presented on the right side of the Table 9.

Table 9 Comparison of the A-R ratio of apartments by rent grades by areas in tourism-centric inner Bangkok

Rent Airbnb units, % Rental housing units, % A-R Ratio
Grades City Trans. Inner City Trans. Inner City Trans Inner
Center Suburbs | Center * | Suburbs | Center " | Suburbs
C- ) ) ) 40 40 68 ) ) )
(3.1%) (3.1%) (5.6%)
83 138 83 36 103 66
C 8.3% (5.4%) 2.31 1.34 1.26
63
C+ (5.1%) 2.13 2.77 1.32
25
B (1.9%) 14.80 3.46 2.20
24
B+ (1.9%) 11.08 3.36 2.29
28
A (22%) 8.88 3.80 2.96
45
A+ (.6%) 6.07 3.70 247

Source: Authors, based on AirDNA and Renthub data. Trans=Transitional area.

An extremely high impact of Airbnb appeared in the city center, where there is a certain amount of Airbnb demand from
travelers even for the intermediate grades. Their good location compensates for the lower quality of the property. We
found that distribution of Airbnb is significantly much higher than rental housing (for example, over 200 listings to less than
30 rentals units) in these segments. The phenomenon is seen in grades B to A +in the city center (A-R Ratio 6.07-14.80).
Similarly, a very high impact of Airbnb is seen in the same rent grades in the transitional area where demand from tourists is
considerably high. They located slightly out of a famous spots but still have some points of interests for tourists. As a result,
the A-R Ratio of B to A +1is very high (3.36-3.80), indicating more than three times larger of active Airbnb volume to available
rental apartments in the same segments.

The low and moderate quality Airbnb apartments in the city center and transitional area still got some attention from
tourists due to the easy access to attractions in the area which resulted in a certain volume of Airbnb compared to rentals,
resulted in a high impact of Airbnb because the volume of Airbnb is larger than two times to rental apartments. In inner
suburbs, high to luxury quality properties (B to A+) also has a tendency of high impact from Airbnb (2.20-2.96). Even
though the amount of the listings are relatively small compared to another segments, but a very limited circulation of rental
units made high ratio. Some apartment owners might probably converted their rental units to Airbnb in these segments.

A slightly high intensity of impact of Airbnb (1 = A-R Ratio<2) appears in the market segments in which the volume of
active Airbnb and rental apartments are not largely different. These areas are mostly segment C in the transitional and inner
suburbs, and C + in the inner suburbs, where there are low demand from tourists according to lower quality properties and

far distance from attractions.

4.3 Primary segments and the impact of Airbnb on rental condominiums
The trend of the impact of Airbnb on rental condominiums shows significantly lower A-R Ratio than that of apartments in

all segments. However, the impact is not neglectable.
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The primary market segments of Airbnb in condominiums cover grades B and B + in all three of the areas studied (45.4%)
and grades A and A +in the city center and transitional area (41.6%); the total share reaches 87% (Table 10). The share of
rental condominiums in these Airbnb-intensive segments is also very high at 84.2% (Table 10). These results indicate that
there is a large overlap in the distribution of key segments of Airbnb and rental condominiums and almost no separation
between the two. The quality of the condominiums is higher than that of the apartments and has coincided with the high-
demand segment of Airbnb.

A-R Ratio on the right side of Table 10 shows an extremely high impact of Airbnb (ratio = 5) in the upper-low and lower-
medium market segments (C +to B) in the city center (7.29-12.50) and transitional area (C +, 11.11). There is a certain level
of Airbnb listings in these segments, but a low volume of rental housing increased the intensity of the impact of Airbnb locally.
In these segments, the distribution volume of lower quality rental condominiums is extremely low due to high land prices®.
The property owners may see opportunities in converting their rental condominiums to Airbnb due to a higher profit gained
compared to rental housing, which further reduces the volume of rental condominiums. On the other hand, the A-R Ratio
of C+ grade located in the inner suburb is low at 0.23. This is due to the high supply of C + grade condominiums because
of the low land prices at the slightly lower Airbnb distribution volume from smaller tourist demand caused by locational
disadvantage.

The A-R Ratios for all segments above grade B + remain low (0.66-0.08), with the exception of A in the city center, due to
the high volume of rental units in high or luxury quality condominiums in all areas. In the A+ grade in the city center and
transitional area, and in the A grade in the transitional area, the volume of Airbnb distribution is large from the quality and
location of the properties. But the volume of rental condominiums is also equal to, or much larger than that of Airbnb.

The A-R Ratio in the moderate to high segments are slightly high (2.09 and 1.03 for B in transitional and inner suburb; A in
city center, 1.10), or low but leaning to 1 (B +in all area, 0.59-0.66).

These segments have a certain demand for Airbnb and rental housing from an effect of location and the property quality.
In this group, the dwelling units size and compositions may vary, but the common facility in the same development project
can compensate with quality and location led tourists still enjoy their stay.

In contrast, because of an extremely large volume of rental condominiums in high and luxury segments in the city center
and transitional area compared to Airbnb, it suppressed the impact of Airbnb on rental housing at the low level (0.13. 0.39,
and 0.42). The possible explanation of this situation is expected stable revenue from rental condominiums. Rental units in
the city center and transitional area in study area (Watthana and Khlong Toei) is known for headquarters or offices of multi-
national companies, and embassies that property owners may earn from potential tenants in long-term rather than Airbnb.

Lastly, A and A+ condominiums in the inner suburb got low impact from Airbnb (A-R Ratio 0.23, 0.08, and 0.31,

Table 10 Comparison of the A-R ratio of condominiums by rent grades by areas in tourism-centric inner Bangkok

Rent Airbnb units, % Rental housing units, % A-R Ratio
Grades City Trans. Inner City Trans. Inner City Trans. e
Center Suburbs | Center Suburbs | Center Suburbs

C- - - . - R - - - -

C - - - _ R - - - _
c+ 100 100 75 8 ? 320 1250 | 111 0.23
7.29 2.09 1.03
0.61 0.66 0.59
(6.1%) 1.10 0.39 0.08

160

(.1%) 0.42 0.13 0.31

Source: Authors, based on AirDNA and Renthub data. Trans=Transitional area.
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respectively). The volume of Airbnb is much lesser than rental housing from the less attractive location, while there are
more rental units available in the area. From the physical features examination, more than 80% of high and more than 75% of

luxury condominiums has project size larger than 100 units.

5. Discussion

5.1 Architectural features of Airbnb housing

The architectural characteristics of Airbnb apartments and condominiums differ in terms of overall quality and variety.
The apartments have a wider quality range, as there are low-quality (rent grade C), moderate-quality (grades C +and B),
high-quality (B +and A), and luxury-quality (A+) apartments. The Airbnb condominiums have better features and higher
quality even within the same rent grades as the apartments, starting from moderate quality (C + and B), high quality (B +and
A), and luxury quality (A+).

The grades of the apartments and condominiums depend on the quality and design of the building, the size and amenities
of the units, and the quality of common facilities. The building quality and design are influenced by the age of the building,
and the quality of the common facilities is influenced by the scale of the development (i.e., number of units). Bangkok is
undergoing rapid modernization, and the standard of living has improved significantly over the past few decades. This is
reflected by the differences in the quality and design of the housing built more than 20 years ago and the housing built within
the last 10 years. In addition, if the scale of a housing development is large, the development cost per dwelling unit can be
kept under control, which makes it possible to enhance common facilities. The development strategy used by apartment/
condominium developers with financial resources is to increase the number of units and enhance common facilities while
keeping the unit area under control. This also reflects the fact that small households, such as singles and couples, are the
developers’ main target group. The apartments and condominiums that have been built under this development strategy are
exactly what Airbnb guests, mostly tourists, need.

5.1.1 Airbnb apartments

Since the architectural characteristics of low-grade Airbnb apartments are relatively old and the scale of the development
is small, the quality and design of the housing is low, and common facilities are not well developed. The owners of these
Airbnb properties thus use a strategy of attracting guests by offering low rates. In the moderate and above grades, although
the building ages range widely, the units’ interiors have been renovated according to the respective grades, even in the older
properties.

Newer properties feature a complete set of common facilities and room amenities with a variety of grade-specific designs
for both the exterior and interior, and Airbnb users can choose an interior design from budget, minimalist, contemporary,
classic, luxury, and more to suit their preferences. As the grade increases, the scale of the development increases and
common facilities are enhanced. Many of the luxury grade apartments are serviced apartments that have been converted
to Airbnb. The quality of the building, units, and common facilities are equivalent to those of mid-level condominiums, and
Airbnb users also appreciate the 24—hour service and shuttle service to and from the airport and the nearest train station.
The room rates are much higher than those of other grades, but many tourists feel that the quality is worth it.

5.1.2 Airbnb condominiums

Since condominiums were originally a type of property that was for sale, the quality of the buildings, units, and common
facilities is higher than that of apartments. Moreover, the majority of the condos are<10 years old regardless of the grade, and
because the scale of the development is large, the quality of the building, units, common facilities and services is generally
well-developed with well-designed interiors and exteriors. In particular, the lobby, gym, and swimming pool of the high- and

luxury-grade condominiums are equivalent to those of mid-range to high-end hotels. As with the apartments, Airbnb guests
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can choose an interior design according to their preferences from contemporary, classic, luxury, minimalist, etc. The very
influential determinants of the condominium grade are the size and layout of the unit and the overall quality of the building,
units, and common facilities, as all grades offer major common facilities and in-unit amenities. As the grade increases from
moderate to high to luxury, the typical unit size increases from 21-30 m® to 31-40 m” to>41 m®. In the moderate and higher
grades, units with one bedroom +a living area +a dining area + kitchen (1ILDK®) are the norm, while in the luxury grade,
2-3LDK units are the mainstream. Airbnb users who prefer a hotel-like standard can choose from a variety of condominium
types, depending on the number of companions.
5.1.3 Tourist demand and the architectural features of Airbnb housing

The results of our analyses demonstrated that Airbnb properties, both apartments and condominiums, are predominantly
mid-range and above in quality (Table 5). This is because Airbnb’s guests are concerned about the physical attributes of the
properties when choosing the place to stay, including the unit space, number of bedrooms, decorations, and kitchen, as well

52 As noted above, mid-range and higher Airbnb properties have mid/high-rise modern architecture

as common facilities
with stylish designs. In addition, the typical unit is a studio/1LDK ranging from 21 to 40 m* (otherwise, 2LDK at 41-60 m?,
with living facilities/equipment that can accommodate extended stays.

In Bangkok, international tourists usually travel in small groups; the Ministry of Tourism and Sports of Thailand*”’
reported that average number of individual tourists per room in Bangkok is 1.87 (or ~ two people) in 2019. This is in
agreement with the report by Lutz & Newlands®; they studied Airbnb’s consumer profiles and found that the guests are
generally single travelers or traveling with partners/spouses. Thus, the one-bedroom Airbnb housing is more in demand
by tourists. Zhu et al.*¥’ noted that the one-bedroom size met the expectations of tourists looking for the coziness of a rental
that feels more like home. Regarding common facilities, all grades of the condominiums and upper-grade apartments studied
herein have gyms and swimming pools. Property owners usually present pictures and mentioned these important features
on their listings on the Airbnb website to attract more guests. The services and the hosts’ hospitality are additional important

S0.3459 © Our present analyses revealed that grade

factors considered by tourists when they are selecting an Airbnb property
A+, mostly serviced apartments, accounted for the highest share among the Airbnb apartments, and these services provide
airport pick-up, free shuttle service, cleaning services, and/or 24-hour contact availability in many cases to ensure luxury-
quality services to their potential guests.

Overall, most Airbnb apartments and condominiums combine a private-stay function (“like a second home”) with certain
common facility service functions, similar to the research by Liu & Mattila (2017)*. The lower-grade Airbnb housing offers
relatively inexpensive rates. It contributes to provide a wider range of accommodation options, though its market share in

inner Bangkok is not high.

5.2 The intensity of the impact of Airbnb in the rental housing market segments
5.2.1 Overall trends

Overall, the strength of Airbnb’s impact on rental housing in inner Bangkok is higher for apartments than for
condominiums. This is because Airbnb apartments have a larger market volume than condominiums, but the rental
apartment market volume is less than that of condominiums. As apartments are often operated on a project-by-project basis
by business entities rather than individuals, they are more likely to be converted to Airbnb if doing so is more profitable,
resulting in a larger volume of Airbnb apartments. Condominiums, on the other hand, have mitigated the impact of Airbnb,
as many high-quality properties that were developed and sold for speculative purposes have been re-invested into the rental
housing market.

Demand for Airbnb in inner Bangkok will be higher (1) with quality accommodations that are at least upper-low-income-
housing level, more preferably at a middle- to high-income-housing level, and (2) in city centers and transitional areas that

are convenient for tourists and have many attractions, collide with the research by Guttentag et al. (2017)*” that Airbnb users
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are usually attracted by the comparatively low cost and the convenient location. Airbnb guests have shown a preference
for properties that are located in convenient areas, are easy to find, and have easy access to tourist attractions and points

%30 In market segments that meet these conditions, Airbnb’s market

of interests such as shops, cafes, and restaurants
distribution volume will increase.
5.2.2 Apartments

The present study shows that the primary segments of Airbnb apartments consist of upper-low-income housing (C +) and
above in the city center and transitional area of Bangkok, and the total share reaches 82.6% of all of the Airbnb properties,
which overlaps with 56.8% of the rental apartments in the same segments. These results indicate the separation of Airbnb and
rental housing in some market segments. Rental apartments relatively predominate over Airbnb apartments in low-income
housing (C and C —) in all three locations studied and for all grades in the inner suburb.

Most of the apartments in Bangkok’s city center and transitional area are highly impacted by Airbnb. The existence of
Airbnb has had an extremely high intensity of impact (A-R Ratio = 5) on middle- and high-income apartments (B to A+) in
the city center, and very high impact in the same segments but in the transitional area, confirm the conclusion of Adamiak
(2018)* that Airbnb supply is positively related to the tourism importance of the city. The slightly high to high impact
was found in the middle to high-income apartments (C +to A+) in inner suburbs that also has some attractions, which
is extending part of the urban center or tourist bubble leading to the transformation from residential housing to tourist
accommodation, especially the nearby areas to tourist activities that have established tourism facilities confirming the
findings of loannides et al. (2019)*”. While the lower quality apartments that are located in the decent location of the city
center and transitional areas were compensated by their good location and got some demand from Airbnb.

5.2.3 Condominiums

The primary segments of Airbnb condominiums are middle-income housing (B and B +) in all three areas and high-
income housing (A and A +) in the city center and transitional area, accounting for 87.0% of all of the Airbnb use in this study.
These segments overlapped with 84.2% of the rental condominiums. This result illustrates a large overlap in the distribution
of key segments of Airbnb and rental condominiums, with almost no separation between the two.

Among the two major primary segments, Airbnb has had an extremely high impact on lower-middle-income housing
(A-R Ratio 7.29) due to the small supply of active Airbnb listings. The market segment with the largest impact by Airbnb is
upper-low-income housing (C +) in Bangkok’s city center and transitional area outside of Airbnb’s primary segments. These
segments have significantly low volume of rental housing due to the high land prices, revealing that even not so much (approx.
100 listings) volume of Airbnb distribution sent extremely high local impact (A-R Ratio 11.11-12.50) to rental housing. The
distribution of active Airbnb condominiums are similar to apartments in inner Bangkok, supporting the conclusion of the
study by Jiao and Bai (2020)” as well as Gunter et al. (2020)40) that distribution of active Airbnb is heavily concentrated in the

urban center.

5.3 Policy implications

From a housing policy perspective, it is important how to ensure affordable housing opportunities for low-to-medium-
income people. Lower/medium-low-income housing is not targeted for Airbnb due to the quality of the accommodations, and
there is thus little need to address this policy issue. Many of the high-income apartments converted to Airbnb are serviced
apartments, which have little relationship to the housing issue of the general population of Bangkok. There is a sufficient
supply of rental housing for high-income condominiums, and the impact of Airbnb is relatively small. The attention of
policy-makers should therefore focus on the segments of upper-low to middle-income housing in Bangkok’s city center and
transitional areas.

In particular, in lower-middle-income housing, the impact of Airbnb is increasing even in the inner suburb (not only the city

center and transitional area) for both apartments and condominiums. In these segments of the housing market, continuous
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monitoring should be conducted to determine whether the supply of affordable rental housing is sufficient and whether it is
leading to rent increases and other adverse outcomes; consideration should be given to strengthening the related regulations

as necessary.

6. Conclusion

This research aims at (i) clarifying the architectural features of Airbnb properties in inner Bangkok, (ii) identifying
coverage of Airbnb on rental housing market segments in order to grasp which housing segments have been converted from
rental housing to Airbnb and analyzing the intensity of the impact of Airbnb on the rental housing market. The research
results concluded as follows:

1) Architectural features of Airbnb: apartments have a wider range of quality from low to luxury quality. For
condominiums, there are moderate to luxury grades on the platform and have higher quality than apartments, even in the
same grades. Lower-quality apartments are relatively old with a small development size. Common facilities are limited, where
unit sizes are small studio with poorer design compared to the high and luxury. Moderate to luxury apartments are newer
with more facilities and utilities. Many of them are serviced apartments that offer facilities equivalent to mid-range Airbnb
condominiums (i.e. garden, swimming pool, and small gym). Overall, the common unit size across all grades of apartments is
not larger than 30 m®. Condominiums have typical unit sizes starting from 21-30 m® in mid-quality to larger than 41 m® in the
luxury grades. Buildings, common facilities, and units of condominiums have careful design and maintenance. One-bedroom
units are a common room type in moderate and high quality, and two-bedrooms are more common in the luxury grades.

2) Coverage of Airbnb on the rental housing segments in inner Bangkok: For apartments, Airbnb covers 56.8% of the
primary segments of upper-low income and above in the city center and transitional area. There is a clear separation between
rental housing and Airbnb dominance area. Condominiums have a large overlap in the distribution of Airbnb and rental
housing of the middle to high income housing in the city center and transitional area. The 87% overlap created almost no
separation between the two markets.

3) We evaluated the intensity of the impact of Airbnb on the rental housing market by quality and area segments using
A-R Ratio. The ratio is the volume of Airbnb listing to the volume of rental housing in the same segments. A higher ratio
indicates the risks of higher conversion from rental housing to Airbnb because Airbnb supply is positively related to tourist
demand. Overall, A-R Ratio of apartments is larger than condominiums because some rental apartments already converted
to Airbnb, sending impact to rental housing supply. Reasons behind the converting to Airbnb include relatively higher
occupancy rate (OR) as well as higher average daily rate (ADR) of Airbnb than that of rental apartments. The analyses found
that both apartments and condominiums have very high to extremely high A-R Ratio ( = 3) in the upper-low income and
above, especially in the city center and transitional area. In addition, the lower-middle income apartments in inner suburb
have slightly high A-R ratio. In particular, policy makers should closely monitor these segments to prevent insufficient

affordable rental housing that may lead to gentrification in the area.
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Note

The impact of Airbnb on the rental housing market is derived from fluctuations in Airbnb supply, so this study shows the impact of Airbnb on
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the rental housing market from the supply side. The demand for Airbnb and the rental housing market in Bangkok has been described in our

previous studies®’

and is not the scope of this study.

We chose Airbnb as our research subject because of its large market share (78.3%) of the P2P accommodation sharing platforms
mainstreaming the use of entire residential units in Bangkok® .

AirDNA (2019)® defines active Airbnb as follows: “Active vacation rentals are those that had at least one calendar day classified as reserved or
available during the reporting period (annual)”.

Land prices in 2019 are from the publication Bangkok Land Price: Chronological Research 1994-2020 by the Agency for Real Estate Affairs
(AREA), 2020. Land price in city center is 550,000-650,000 Baht per m® in transitional area land price is 175,000-375,000 Baht per m®and can
be as high as 400,000-600,000 Baht per m” if close to BTS station. For inner suburb, land price is 112,500-147,500 Baht per m”or up to 275,000
if closer to BTS.

LDK is an abbreviation that is commonly used in Japanese real estate to describe housing units. It stands for Living, Dining, and Kitchen area

and proceeded by the number of rooms, for example 1LDK is one room apartment with a living, dining, and kitchen area.
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Japanese Culture: The Religious and Philosophical Foundations

Roger J. Davies

Tuttle

ISBN: 978-4805311639
Paperback, 160 pages
Published: 2016

As foreign students return to the campuses and classrooms of Japanese universities after the Covid—19 pandemic,
educators will be searching for suitable texts to introduce the complex subject of Japanese cultural history to their new
charges.

Roger J. Davies’ Japanese Culture: The Religious and Philosophical Foundations is a very suitable introduction to the subject
and is meant to guide the student to future, more in-depth, autonomous study. The author has taught the subject of Japanese
cultural history for many years to MBA students at Hitotsubashi University, The University of Tokyo and also Waseda
University.

The book begins with a look at the origins of the Japanese people themselves and the various approaches to Japanese
cultural history including discussions of geographical determinism and nihonjinron, both of which are rejected in favour of “the
multilayered model” where Japanese culture is conceived “as a structure composed of successive layers.”

These “successive layers” are then explored in successive chapters beginning with Shinto, followed in largely
chronological order by Buddhism, Taoism, Zen, Confucianism (primarily the Neo-Confucianism of the Tokugawa period) and
finally Western influences in the modern era.

Each chapter ends with notes and questions for further class discussion.

Shinto, according to the author, forms the “bedrock layer of the multi-layered, syncretic religious and belief system of
Japan” and is one of the longer and most informative chapters. Often a subject of much misunderstanding to students from
a different religious background, such as Christianity or Islam, Shinto and its importance to understanding Japan and the
Japanese is well-explained.

The reader understands that Shintoism “does not offer an explicit moral code,” but is more concerned with matters of
purity and physical well-being rather than for any forgiveness of sins. Thus there are prayers for “harvests and good health,”
on the one hand and strict practices to guard against the pollution of sickness and death, with purity at the “core of Shinto
ceremonial.”

Davies argues that it is Shinto that remains the most embedded of all the other belief systems in everyday Japanese life.
Shinto’s message of purity can be seen in the habit of the people in removing their shoes at home, for example. Important
rites of passage in the life of the ordinary Japanese person are also, too, largely Shinto in origin. These include omiyamairi,
shichigosan, seijin-no-hi, marriage and kanreki (reaching the age of 60). Seasonal rites and festivals also have a largely
Shintoist background.

The next chapter on Buddhism outlines the religion’s role in introducing the “values, ways of thinking, and social and
political institutions of continental China.” The import of Buddhism coincided with and consolidated the emergence of the
centralized Yamato state during the Nara period. Buddhism arrived along with the Chinese writing system (kanji) and was to
influence Japanese architecture, literature, theatre and the visual arts. However, along with the other foreign influences that
have arrived on Japan’s shores over the centuries, Buddhism was changed, modified and adapted to the suit the pre-existing,
local culture.

Thus it was Mahayana rather than Theravada Buddhism that largely became predominant in Japan. Thus Japanese

Buddhism as it developed stressed than salvation could be sought in the secular life not just in a monastic existence.
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“More emphasis was put on faith and devotion and practices related to daily life” in the Japanese conception and practice of
Buddhism. The notes at the end of the chapter expand on the various Buddhist sects in Japan with the Tendai and Shingon
becoming prominent before the introduction of Zen.

The next chapter covers Taoism again introduced from China. Taoism’s influence on Japan is seen mainly through its
influence of Zen, which is the subject of the following chapter. Zen became attractive to the warrior class of samurai in Japan.
In addition, Zen was to have an enormous influence on Japanese aesthetics including garden design, painting, poetry, flower
arranging, tea ceremony and the martial arts.

The book continues with a chapter on Confucianism, namely the Neo-Confucian principles that were readily and eagerly
adopted and propagated by the Tokugawa regime. Concerned with the preservation of its own power along with law and
order after centuries of civil war, the Tokugawa regime promoted Confucian values of social hierarchy, filial piety, the respect
for elders, education and diligence. They all remain, more or less, very much part of present-day Japanese culture.

Finally, the chapter on Western influences traces the arrival of a belligerent, technologically advanced West in the mid—
19" century. This challenging event was one of a number of historical and economic challenges that was to see the fall of
the Tokugawa and Japan become a modern state with governmental institutions modelled on those of the West. A tragic
counterpoint to the heightened nationalism of the new Japanese state was the rise of a State Shinto especially in the field of
education that played its part in the militarism of the 1930s. Other western influences such as Christianity and secularism are
also discussed in the final chapter.

The book ends with an Appendix where various themes are explained in more detail with the help of illustrations and a
lengthy bibliography for further study.

Though the book is primarily aimed at students undertaking courses in Japanese cultural history, it is also of much

interest to the reader with a general interest in Japan.
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First of all I would like to express my gratitude to the head and staff of the Meijo University
International Education and Research Center for offering me the remarkable position of Senior

Fellow of this prestigious center.

My very sincere appreciation goes to Meijo University for giving me the chance to further
my studies and obtain my Master’s Degree in International Law and Politics (1982-1985) and
continue my research in the same field (1985-1990). This opportunity helped shaped my future
life and carrier and assisted me in becoming Ambassador Extraordinary and Plenipotentiary of

my country, Islamic Republic of Afghanistan to Japan.

The said position gave me great honor to serve and become a bridge between both countries

and its people for which I was dreaming and striving to do.

Again let me reiterate that it is my utmost pleasure as my aim and purpose is to serve,
cooperate and advise this very esteemed Meijo International Education and Research Center
and I would especially like to share my long time experience as Diplomat dealing with
International Affairs and Global Matters.

I am very much looking forward to working with you all.

Sincerely yours
Dr. Bashir MOHABBAT
Senior Fellow

Meijo University International Education and Research Center
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Journal of the Meijo University Center for International Education
and Research — Contribution Rules

1. Qualifications of contributors
Contributors should be members of research fellows of Meijo International Education and Research Center,

Meijo University (hereinafter referred to as “MIERC”), or researchers recommended by MIERC members.

2. Acceptable types of articles
Types of articles include research papers (invited papers, papers submitted for publication), short notes,
review and other articles on topics that are in line with the objectives of MIERC. The journal will publish

papers submitted for publication that have been accepted after undergoing the prescribed review process.

3. Acceptable languages

Manuscripts should be written in either Japanese or English.

4. Writing instructions

Manuscripts should meet the requirements specified by “Instructions to Authors”.

5. Where to submit
Manuscripts should be submitted to MIERC. Dates when manuscripts (papers written in English, and/or
sections where English phrases/sentences are written together, needs to be checked by a native English
speaker) are submitted will be the date of receipt. Dates when refined manuscripts are submitted with all
peer review processes including corrections and additions will be the date of acceptance. Please note that

these dates can be written on the manuscripts as such.

6. Submissions deadlines

Varies according to the academic year

7. Method of submission
Authors are requested to submit the following items:
(1) MIERC manuscript submission form
(2) Hard copy of the manuscript
One hard copy of the manuscript should be submitted (for a sample layout). For papers submitted for
publication, two printed copies of the manuscript should also be submitted for the peer review process.

(3) The entire manuscript in Microsoft Word format

8. Acceptance/Rejection
Acceptance or rejection of submitted papers will be determined by the MIERC Editorial Board after peer
review by at least two reviewers comprising journal editors and/or expert(s) commissioned by the journal
editor(s). Upon their decision, the result will be notified to the authors. The Editorial Board may request
authors to recommend experts as possible reviewers of their papers. For all submissions, the Editorial Board

may request authors to make corrections to their manuscripts. Whether accepted or rejected, manuscripts
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will not be returned to the authors.

9. Proofreading

In principal, authors will read only the first proofs of their manuscripts.

10. Responsibility and rights to manuscripts
Authors shall bear all responsibility for the contents of their papers, articles, or the like published in the
journal. The copyrights to such published manuscripts shall belong to the authors. MIERC shall reserve
editing and publishing rights.
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