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CODI update

Still a long way to go : 

In October 2007, CODI marked the
occasion of  World Habitat Day in
Thailand with a big celebration of
the Baan Mankong Community Up-
grading Program.  80 upgrading
projects were showcased during that
event that were either finished or
in process, in some 40 towns and
cities around the country.  The aus-
picious number 80 was fixed upon
in honor of the King of Thailand’s
80th birthday, which was also be-
ing celebrated last year.
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Bringing poor commu-
nities and cities to-
gether to forge city-
wide solutions to prob-
lems of housing, land
and basic services in
Thai cities :
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Upgrading on a COUNTRY-WIDE scale :
What are the main tools which the Baan Mankong
Program offers to help unleash this energy and
creativity in Thailand’s poor communities?

THE VERDICT IS IN :
When communities are in
charge, it’s cheaper,
better, more appropriate
and it can reach a very
big scale . . .

FLEXIBLE FINANCE : 

SAVINGS GROUPS :

COLLECTIVE EVERYTHING :  

HORIZONTAL SUPPORT :  

TECHNICAL SUPPORT :  

1

2

3

4

5

When the work’s done right,
with no fuss or boasting
ordinary people say,
Oh, we did it.

There is still a long way to go, but after
almost five years, we see very clearly
that this approach is not only feasible
and affordable, but it is the right way to
solve very large, very complex housing
problems on a country-wide scale.
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SUBSIDY :  68,000 Baht per unit

INFRASTRUCTURE SUBSIDY :  40,000 - 45,0000 Baht per unit

On-site upgrading subsidy :  25,000 Baht 

Reconstruction subsidy :  35,000 Baht 

Additional subsidies :  

LAND / HOUSING  LOAN SUBSIDY :           20,000 Baht per unit

ADMINISTRATIVE SUBSIDY :            500 - 700 Baht per unit

PROCESS SUPPORT SUBSIDY :    2,000 - 5,000 Baht per unit4
3

2

1

In this housing program, the subsidy goes straight into the creative hands of poor communities
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Why are these projects all DIFFERENT?
Here is an upgrading process in which community people
have their say, and in which human variety is the rule . . .

Y

And why are so many of the upgrading projects smallish in size?

NO FENCES in the
communities in the
town of Chumpae . . .
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LAND for housing :
The city-wide community upgrading process has
become a kind of “back door” urban land reform

L

All this wheeling and dealing to get secure land could be called a new kind of
urban land reform for poor people’s housing.  But it is a type of land reform that
is highly decentralized, highly informal and highly unconventional, and it is
being implemented by the people who are themselves in greatest need of secure
land.   What is extraordinary is that even in a context where the laws are clearly
stacked against the poor, and where the country’s legal system and land politics
continue to work in favor of the haves over the have-nots, these land negotia-
tions are still happening on a very large scale - and they’re succeeding.

Finding secure land :
it’s something like an
“ARMY OF ANTS”
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Using PUBLIC LAND for housing the poor :

TREASURY DEPARTMENT :  

CROWN PROPERTY BUREAU : 

STATE RAILWAYS OF THAILAND : 

BUDDHIST TEMPLES : 

WATERWAY BANKS DEPARTMENT : 

2

1

3

4
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An example worth following :
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Building by PEOPLE or
Building by CONTRACTOR?
A study of 5 community upgrading projects finds that
people can build for HALF the price of contractors . . .

The busy new network of
skilled community builders :

CHANG
CHUMCHON

COMMUNITY-BUILT
2,586 Baht / m2

KLONG LUMNOON

COMMUNITY-BUILT
2,818 Baht / m2

RUAM SAMAKEE

COMMUNITY-BUILT
3,220 Baht / m2

KLONG BANG BUA

CONTRACTOR-BUILT
7,200 Baht / m2

SUAN PHLU

CONTRACTOR-BUILT
6,714 Baht / m2

KAO PATTANA

So far, Chang Chumchon has helped
to build 38 upgrading projects in 18
cities , covering 5,609 housing units.
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ECONOMICS :
Shoot one bullet and
kill five birds . . .

No need to push the poor
out of the city, and no
need to criminalize their
informal settlements!

Bringing CITIES on board . . .

A

W
Economic assets : 

Tenure security assets : 

Land values nearby increase

Municipal infrastructure assets : 
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What kind of upgrading is POSSIBLE?

1 On-site UPGRADING

2 On-site REBLOCKING

3 On-site RECONSTRUCTION

Charoenchai
Nimitmai

Upgrading the Trok Kanom Touay Community :

Bonkai

BEFORE
Reblocking

AFTER
Reblocking

BEFORE Reconstruction

AFTER
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4 LAND SHARING

5 Nearby or not-so-nearby RELOCATION

In Baan Mankong, we distinguish
between NEARBY RELOCATION
projects (within 5 kilometers of the
original settlement) and RELOCATION
projects (more than 5 kms away).

Land sharing at Manangkasila :

BEFORE land sharing : AFTER land sharing :

Klong Toey Block 7-12 Sua Yai

ORIGINAL SETTLEMENT

AREA FOR
HOUSING

AREA FOR
COMMERCIAL
DEVELOPMENT
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Nong Bua
Surin

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

Surin’s first on-site upgrading project :  

HOUSE TYPE
Cost :  US$ 1,8751 HOUSE TYPE

Cost :  US$ 3,0002 HOUSE TYPE
Cost :  US$ 3,7503
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Charoen Nakorn 55
Bangkok

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

Septic tank subsidy: 

CODI temporary housing subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

HISTORY :  

LAND : 

PREPARATIONS :  

UPGRADING :  

Upgrading

Reconstruction

Land sharing

Charoen Nakorn
55 Community
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None Somboon
None Somboon Town, Khon Kaen Province

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing subsidy :  

Upgrading Project Details :

Starting out as a leprosy colony : 

A history of banishment :  

Run-down living conditions : 

The Baan Mankong process in None Somboon 

Each of 15 areas in the community makes its own micro-plan :  

Land tenure :  

Variations on the theme of “GROUP POWER” at None Somboon . . .
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BEFORE : AFTER :

BEFORE : AFTER :

BEFORE : AFTER :

 NONE SOMBOON

8

9

10

11

8

9

10

11
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See Buarai
Surin

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

Conditions in the community are bad: 

Upgrading :  

Strong network, supportive city :  

Ancient monuments
and THE POOR . . .

BEFORE : AFTER :

See Buarai
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Tehsabaan Anusawn
Surin

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

Savings :  

Baan Mankong : 

Good carpenters here : 

WELFARE HOUSE :
Taking care of every-
body in the community,
even the poorest  . . .

BEFORE : AFTER :

 TEHSABAAN ANUSAWN
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Nong Taolek
Udon Thani

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

LAND :  

UPGRADING THE COMMUNITY :

BEFORE : AFTER :
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Ratana Thibet Soi 14
Nonthaburi, Bangkok vicinity

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Land rental rate: 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

LAND :  

REBLOCKING :

BEFORE :

AFTER :
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GARBAGE DUMP COMMUNITY : 

A TWO-PART LAND TENURE SOLUTION :  

LOTS OF HELPERS AND INTERMEDIARIES HERE :  

HOW MUCH DO GARBAGE SCAVENGERS EARN?  

Chumchon Gong Kaya
Thonburi area, Western Bangkok

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

CODI land loan :  

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

Community recycling factory :

Big change in the community’s confidence :

Temporary housing :
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BEFORE : AFTER :

BEFORE : AFTER :

BEFORE : AFTER :

PART 1 for the poorest 

PART 2 for the less poor 

PART 3 for the better-off :

Three housing options in the project :
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Klong Bang Bua Network
Bangkok

BEFORE :

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Land rental rate: 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

This is Bangkok’s first-ever case
of public land being leased to a
network of canal communities :
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Klong Bang Bua gets a face-lift :

Temporary accommodation :  

Local labor : 

Three house designs :  

Labor costs :  

Housing loans :  

Recycled materials :  

A housing construction process managed BY PEOPLE :

AFTER :
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Wat Potee Wararam
Udon Thani

Number of units : 

Type of upgrading :  

Land owner :  

Tenure terms : 

Infrastructure subsidy :  

CODI housing loans :  

Upgrading Project Details :

BEFORE : AFTER :

Land tenure :  

A lot of delicate internal negotiations :  

Reblocking plan :  

New houses :  

BEFORE : AFTER :
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BEFORE REBLOCKING : AFTER REBLOCKING :

It’s much easier
when the mayor is
on YOUR SIDE . . .

“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-serviced
settlements, they feel a sense of own-
ership of those communities, and they
become sustainable communities, not
like a government project, which out-
siders build and people move into.”

“Baan Klang”
This community built and man-
ages its own welfare house . . .

A BIG CHANGE :  


