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Thai government commits to city-wide upgrading
with a big, 4-year budget infusion . . .

O

An update on CITY-WIDE UPGRADING in Thailand
Baan Mankong

Bringing poor communi-
ties and cities together
to forge city-wide solu-
tions to problems of
housing, land and basic
services in Thai cities :

Putting partnership into
practice . . .

More than just
physical upgrading is
possible :

It turns out that it is not
really such a problem
after all for all urban
poor communities to
stay in the city where
they have been, with
better status and social
physical improvement.
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CITY-WIDE UPGRADING IN :

Chiang Mai

Chiang Mai city facts :

Urban population :  1.5 million people

Total number of poor and informal communities in the city :
62 settlements (11,320 households)

Chiang Mai’s upgrading plan :
2004 Upgrade 5 communities (426 households)
2005 Upgrade 13 communities (978 households)
2006-2007 Upgrade 38 communities

Canals in Chiang Mai :
How the city’s community improvement pro-
cess got started in some very dirty water . . .

Kampeng Ngam : 

Hua Fai (2 parts) : 

1

2

Upgrading in Chiang Mai takes off :
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Kampeng Ngam :
Chiang Mai’s pilot canal-side upgrading . . .

BEFORE : AFTER :

BEFORE : AFTER :

KAMPENG NGAM UPGRADING FINANCES :

110 units
$ 67,500
$ 65,000
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CITY-WIDE UPGRADING IN :

Uttraradit

Uttaradit city facts :
Urban population :  500,000 people

Total number of poor and informal communities in the city :
22 settlements (6,113 households)

First survey :  

Looking at the whole city’s housing problems :  

The “Livable Cities” project :  

The “15-baht-a-day” house :
Uttaradit’s community improvement process
starts small but makes a very big bang . . .

Map of Uttaradit,
showing the location of the
city’s 22 poor communities

Imagining tools :
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Boong Kook Community :
Uttaradit’s scattered squatters get a home . . .

Community Network

Municipality 

CODI
National Housing Authority

New Community

Community architects

BEFORE : AFTER :

BEFORE : AFTER :

“It is important for the monks to join with the
process of this central welfare house in Boon
Kook and in other communities.  Why?  Gov-
ernment welfare programs target only the eld-
erly and the poor - community has no role, and
no flexibility in who needs help.  This central
house in Boong Kook is  better than a normal
house, and really makes people want to live there!
An attractive looking house with good construc-
tion, not a sad place made of tin sheets.”

n the past, most government organiza-
tions didn’t see poor people, they just saw
a bad thing in the city.  They couldn’t see
the potential in poor communities, only
the problems.  This is a way to open the
eyes of government organizations to see
the potential in Thailand’s poor and to al-
low them to do things together to solve
their problems. We have to change the way
from the past, when projects were owned
by the ministry.  Now the grassroots have
to take ownership.  This project at Boong
Kook shows that this change of direction
can work and can produce better results.

        Central
welfare house

        New houses

Garbage
    bank

Boong Kook
cluster plan
(early version)
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CITY-WIDE UPGRADING IN :

Bangkok

Bangkok city facts :

Urban population :  11 million people 

Total number of poor and informal communities in the city :
1,604 settlements  (283,566 households)

Baan Mankong projects in Bangkok so far :
2003 5 pilot upgrading projects (578 households)
2004-5 TARGET : 100 pilot projects

(2 projects per district)
APPROVED :  61 projects in 71 communities

(13,110 households)

Map of Bangkok, showing the
location of the city’s 1,604

poor communities

Different ways of GROUPING,
and different ways of HELPING . . .

Dividing one mega-city into 50 smaller parts :

The busy tenure security market :

CANAL NETWORKS : 

HOUSING COOPERATIVE NETWORK :

1

2

“Bangkok is going to
be very difficult!  If it
wasn’t so difficult,
the NHA would have
been able to solve the
city’s housing prob-
lems years ago!  But
we believe that the
situation is ripe now,
the other factors are
favorable, so it’s a
good time to start
upgrading in
Bangkok.”
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4 of the Bangkok pilot upgrading projects :
Chalermchai Nimitmai1

BEFORE : AFTER :

Bonkai2

BEFORE : AFTER :

Klong Toey Block 7-123

BEFORE : AFTER :

Klong Lumnoon4

BEFORE : AFTER :

Number of households :  49
Tenure terms :  Collective ownership
Upgrading type:  Land-sharing
Infrastructure costs:  US$ 12,500
Housing loans:  US$ 189,750

                             (av. $4,000/unit)
Land loan :  US$ 75,000
Land Area :  4,000sm (56sm per family)

Number of households :  115
Tenure terms :  Long-term (30yr) lease
Land-owner:  Port Authority of Thailand
Upgrading type:  Nearby relocation
Infrastructure costs:  US$ 287,500
Housing loans:  US$ 559,000

                             (av. $5,400/unit)
Land rent :  $1/ house/ month (average)

Number of households :  202
Tenure terms :  Collective lease (15 yr)
Land rent :  $4 / household / month
Upgrading type:  on-site reconstruction
Infrastructure costs:  (NHA provided)
Housing loans:  US$ 749,750

                             ($4,125/unit)

Number of households :  89
Tenure terms :  Cooperative ownership
Upgrading type:  on-site reblocking
Infrastructure costs:  US$ 44,500
Housing loans:  US$ 100,250

                             (av. $1,250/unit)
Land loan :  US$ 450,000
Land Area :  7,840sm (plot sizes vary)
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CITY-WIDE UPGRADING IN :

Rangsit

Rangsit city facts :

Urban population :  72,000 people

Total number of poor and informal communities in the city :
17 settlements  (2,746 households)

Map of Rangsit, showing the
location of the municipality’s
17 poor communities

Getting started in Pathum Thani Province :

First “learning by doing” in Rangsit :

Baan Mankong upgrading progress :
2004 Pilot upgrading at Mit Sampan (138 households)

Canal settlements in Rangsit :
How the city’s canal-side communities are show-
ing the city they’re an asset and not a problem . . .

2005 Upgrade 7 communities                  (Total 485 households)

RANGSIT :
Thailand’s first planned agricultural development . . .
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Mit Sampan Community :
Rangsit’s first pilot upgrading project  . . .

After the fire

MIT SAMPAN UPGRADING FINANCES :

138 units
US$ 680,000
US$ 165,000
US$ 227,500

HOUSE MODEL 1
US$ 3,750 US$ 5,500

HOUSE MODEL 2
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CITY-WIDE UPGRADING IN :

Ayutthaya

Ayutthaya city facts :

Urban population :  730,000 people

Total number of poor and informal communities in the city :
53 settlements (10,030 households)

Land ownership : 95% of these households live on public land

Tenure status :  75% of these households have land-rental
agreements, 15% are squatters, 4% own the land they occupy
and the rest are under some combination of the three.

Tenure problems :  39% of these households have received
verbal eviction threats, and 11 communities (21%) have re-
ceived written eviction notices, mostly on land under Fine
Arts Department ownership, within the boundaries of the
“World Heritage Site”

The people’s idea for historic Ayutthaya?  Monuments need
to be maintained, and tourists who come to see them need
guides, drink vendors, souvenir sellers, bicycle-renters.  The
people who are already providing these services are
Ayutthaya’s poor citizens and they’ve lived all their lives in
the shadow of those ancient spires and battlements.  If they
are allowed to improve conditions in their communities and
build new houses, shifting their houses a little where neces-
sary to allow the monuments to be rehabilitated, then the
unsightly shanties the preservationists are so vexed about
will turn into healthy, attractive neighborhoods.

First 3 pilot projects in Ayutthaya :
ARKARN SONGKHROA1

TROK KANOM TOUAY2

WAT PEECHAI3

OTHERS ON HISTORIC MONUMENT LAND4

Map of
Ayutthaya,
showing the
historic part
of the city,
where most
of the city’s
53 poor
communities
are located
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Arkarn Songkhroa Community :
Ayutthaya’s first pilot upgrading project  . . .

Number of units : 

Area of community :  

Development costs :  

House design : 

House costs :  

Total housing loan :  

Tenure terms : 

Land rental rate: 

On-site reconstruction at
Arkarn Songkhroa :

BEFORE : AFTER :

BEFORE : AFTER :

Poor communities and historic monu-
ments can make good neighbors.  For
the Ayutthaya Community Network, the
upgrading of Arkarn Songkhroa is the
first step towards showing the city and
the preservationists that improving the
living conditions and tenure security of
the city’s poor communities answers the
imperatives of both historic preserva-
tion and need for housing.
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CITY-WIDE UPGRADING IN :

Rayong

Rayong city facts :
Urban population :  550,000 people

Total number of poor communities in the city :
37 settlements (3,024 households

What people do :

Opening up an environment for collaboration :

Laem Rung Reung

Kao Yot 

Khon Peak

Klong Kaya  

Chai Gapom :

Rayong’s upgrading plans :
2003 - 4

2005

“We don’t always realize how
much we already have . . .”

New partnerships to promote
renewable energy in Rayong :

11

2

Community solar cells :

Efficient charcoal cooking
stoves
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Laem Rung Reung :
Rayong’s first on-site upgrading pilot . . .

LAYOUT BEFORE : LAYOUT AFTER :

BEFORE : AFTER :

LAEM RUNG REUNG UPGRADING FACTS :

76
US$ 40,000

$1,000 / unit
US$ 33,500

 Long term lease
   Treasury Department
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CITY-WIDE UPGRADING IN :

Khon Kaen

Khon Kaen city facts :

Urban population :  1.8 million people

Total number of poor and informal communities in the city :
65 settlements (19,539 households)

Khon Kaen’s upgrading plan :
2004 Upgrade 3 pilot communities (303 households)

Dynamo

None Nong Wat

Nong Yai 2

2005 Upgrade 11 communities (998 households)

Railway slums in Khon Kaen :

20 meters
20 - 40 meters

beyond 40 meters

Baan Mankong upgrading plan : 

Joint mechanism to solve the problems :

1.  Phra Thammasaan : 

2.  Soon Maa Namai :

3.  See Moan Pattana :

Scaling up the city-wide upgrading
process to PROVINCE level :

The town of BAAN PAI

Sowang Saan See :  

The town of CHUM PHAE

Map of Chumpae Municipality



 Baan Mankong Cities / October 2005   15

Dynamo Community :
Khon Kaen’s pilot upgrading project  . . .

The role of Khon Kaen University in the upgrading process :

BEFORE : AFTER :

BEFORE : AFTER :

DYNAMO UPGRADING FINANCES :
146 units
US$ 585,000
US$ 197,500
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CITY-WIDE UPGRADING IN :

Ubon

Ubon Ratchathani city facts :

Urban population :  1.7 million people

Total number of poor and informal communities in the city :
25 settlements (7298 households)

Ubon’s waste-pickers :
Ubon’s enterprising waste-pickers begin by
upgrading their recycling activities and wel-
fare, and move into housing and tenure . . .Slums on public land in Ubon :  

Strong network, strong city supporters : 

The Baan Mankong process  : 

Ubon’s upgrading progress :
2004 Upgrade 6 pilot communities (451 households)

2005 Upgrade 11 communities  

Infrastructure subsidy US$ 547,500
Land and housing loans US$ 297,500
TOTAL upgrading budget US$ 845,000

Ubon’s six 2004 pilot upgrading projects :
1. Nong Paa Souk Community  (22 households) 

2. Taa Wang Daeng Community  (64 households)

3. Wang Sawang Community  (105 households) 

4. Kurumith Community  (40 households) 

5. Gate Keaow Community  (94 households)

6. Haat Suan Suk Community  (126 households) 
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2 Ubon pilots :
On-site upgrading at Taa Waan Daeng   (64 households)

Land sharing at Kurumith   (40 households)

BEFORE : AFTER :

PLAN BEFORE :

PLAN AFTER :

BEFORE : AFTER :

PLAN BEFORE : PLAN AFTER :
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CITY-WIDE UPGRADING IN :

Udon Thani

Udon Thani city facts :

Urban population :  1.5 million people

Total number of poor and informal communities in the city :
51 settlements (18,347 households)

136 households

182 households

450 households

300 households

Baan Mankong starts : 

It’s much easier when the mayor is on your side :

Udon Thani 3-year upgrading plan :
2004 Upgrade 4 communities (1,067 households)
2005 Upgrade 8 communities (5,045 households)
2006 Upgrade 9 communities (1,717 households)

First year pilots in Udon Thani :

WAT POTEE WARARAM1

PO TONG2

NONG TAOLEK3

PAA SOOK4

“Decent, secure settlements are good for people and good for
the whole city.  The Baan Mankong pilot projects will help show
this.  When people plan and build their own secure, well-ser-
viced settlements, they feel a sense of ownership of those com-
munities, and they become sustainable communities, not like a
government project, which outsiders build and people move into.”

Map of Udon Thani,
showing the location of the
city’s 51 poor communities
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WAT POTEE WARARAM UPGRADING :

136 units
US$ 345,000
US$ 127,500

Wat Potee Wararam :
Udon Thani’s first pilot upgrading project . . .

BEFORE : AFTER :

BEFORE : AFTER :

BEFORE : AFTER :
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CITY-WIDE UPGRADING

Surin

Surin city facts :
Urban population :  1.4 million people

Total number of poor and informal communities in the city :
20 settlements (4,561 households)

Surin’s community upgrading progress :

Ancient monuments and the poor : 

Strong network, supportive city :

2004 Upgrade 3 pilot communities (444 households)

2005 Upgrade 10 more communities (1,007 households)

2006

Map of Surin, showing
the location of the city’s 20
poor communities

NONG BUA COMMUNITY1

SEE BURAI COMMUNITY2

First 3 pilot projects in Surin :

DOAN KAI COMMUNITY3

Taking care of everybody . . .
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Nong Bua Community :
Surin’s first pilot on-site upgrading project . . .

HOUSE TYPE
Cost :  US$ 1,8751 HOUSE TYPE

Cost :  US$ 3,0002 HOUSE TYPE
Cost :  US$ 3,7503

CONDITIONS BEFORE
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CITY-WIDE UPGRADING IN :

Chantaburi

Chantaburi city facts :
Urban population :  500,000 people

Total number of poor and informal communities in the city :
16 settlements (1,223 households)

What people do :

Chantaburi’s upgrading plan :

Naa Technique : 

Soi Amon : 

Baan Lang : 

Soi 3-4 : 

The
moment
when
things
start to
click . . .

The problem of land outside the city :

Map of Chantaburi, showing
the location of the city’s 16
poor communities
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Naa Technique Community :
Chantaburi’s first pilot upgrading project  . . .

BEFORE :

BEFORE : AFTER :

AFTER :

NAA TECHNIQUE UPGRADING FINANCES :
70 units
US$ 21,250

$ 245,000
$ 97,500
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CITY-WIDE UPGRADING IN

Pattani city facts :

Urban population :   600,000 people

Total number of poor and informal communities in the city :
16 settlements (3,895 households)

Pattani’s upgrading plan :
2004 Upgrade 3 communities (302 households)
2005 Upgrade communities on Treasury Department land

(170 households)
On-site improvement (150 households)

Baan Mankong plans for Pattani : 

One big cooperative :  

Tapping the rich “social capital in
these southern communities :

Map of

Pattani City

Gulf o
f S

iam

First year
pilot projects :

Naak Lua2 Pannaleh3

Poo Poh1

Pattani
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Poo Poh Community :
Pattani’s first pilot upgrading begins . . .

POO POH UPGRADING FINANCES :
112 units
US$ 142,500

(not yet)
$ 182,500

POO POH BEFORE :

Who is eligible?

POO POH BEFORE :
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CITY-WIDE UPGRADING IN

Songkhla city facts :
Urban population :  1.3 million people

Total number of poor and informal communities in the city :
21 settlements (6,032 households)

Two types of poor settlements in Songkhla :

Traditional coastal fishing communities whcih have
been there for 50 years or more.
More recent communities of migrants who came to
Songkhla only after the city began to develop.

57% of these households are squatters
10%  are land-renters on private, government or temple land.

What work people do :    fisherfolk, laborers, food vendors,
market vendors, pedicab drivers, etc.

Songkhla’s upgrading progress so far :

Songkhla

Upgrade Kaoseng Community pilot project  (480 houses)
(still in process) the Baan Mankong process began with
the pilot on-site upgrading project in the city’s largest
community, Kaoseng, which became one of the first
ten national Baan Mankong pilots.

Upgrade Tung Sao Hua Pom Community (a railway settle-
ment being supported by the 4-Regions Slum Net-
work)

Ten busy years for Songkhla’s poor :

2003

2005

Map of Songkhla, showing where
the city’s 21 poor communities are located

Kaoseng
Songkhla

Lake

Gulf of
Siam

Canals in Songkhla :
A community’s canal cleaning set off the
redevelopment process on Klong Samrong . . .
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Kaoseng Community :
Songkhla’s first pilot upgrading project . . .

BEFORE : AFTER :

BEFORE : AFTER :

KAOSENG UPGRADING FACTS :

480
US$ 525,000
$1,095 / unit

US$ 240,000
 Long term lease (30 yrs)

     Treasury Department
Kaoseng
divided into 5 zones
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On-site upgrading / reblocking / reconstruction 269 22,151
Nearby relocation 40 2,109
Relocation 105 4,784
Shelter house for homeless 1 100

TOTAL 415 projects 29,054 households

Solving eviction problems, or housing
            after fires, floods or debt crises 84 3,608
Resettling scattered squatters 190 16,713
Securing tenure in existing slums 102 7,421
Developing new communities in new sites 39 1,312

TOTAL 415 projects 29,054 households

Cooperative land ownership 158 9,849
Long-term lease to community cooperative 171 14,897
Short-term lease to community co-op (<5 yrs) 32 2,282
Permission to use land 54 2,026

TOTAL 415 projects 29,054 households

Projects organized by type of upgrading

Projects organized by nature of housing problem

Projects organized by terms of tenure security

Total number of projects approved 304 projects 
Total number of communities covered 415 communities 
Total number of families covered 29,054 families
Total budget approved US$ 25.7 million

US$ 14.4 million

Baan Mankong Progress :

83% of these
households have been
upgraded in the same

place or on land which is
very close by.

75% of these
households have secured

their tenure in resolution of
eviction crises or serious

land conflicts.

89% of these
households have now
got long-term land

tenure security.

The budget tools go straight into people’s hands :
Infrastructure subsidies :  

Low-interest housing loans : 

Administrative support grants : 

1

3

Upgrading :

Upgrading 

Reblocking

Land sharing

Reconstruction :

Relocation :  

3

2

1

4

5

2

Community Organizations
Development Institute (CODI)
2044 / 28 - 33 New Phetburi Road,
Khet Huai Khwang,
Bangkok 10320,    THAILAND
•  Phone  (66-2) 716-6000,
•  Fax  (66-2) 716-6001
•  e-mail :  codi@codi.or.th
•  website :  www.codi.or.th

Contact :

Projects approved so far  

Total number of cities in the process now :  140 cities and Bangkok districts, in 57 provinces

one size does not fit all . . .


