
 Eindhoven University of Technology

MASTER

Slum resettlement : increasing residential stability for the urban poor? : a study on the eviction
and resettlement of slum communities in Bangkok, in comparison with international guidelines

Willemsen, E.J.W.

Award date:
1992

Link to publication

Disclaimer
This document contains a student thesis (bachelor's or master's), as authored by a student at Eindhoven University of Technology. Student
theses are made available in the TU/e repository upon obtaining the required degree. The grade received is not published on the document
as presented in the repository. The required complexity or quality of research of student theses may vary by program, and the required
minimum study period may vary in duration.

General rights
Copyright and moral rights for the publications made accessible in the public portal are retained by the authors and/or other copyright owners
and it is a condition of accessing publications that users recognise and abide by the legal requirements associated with these rights.

            • Users may download and print one copy of any publication from the public portal for the purpose of private study or research.
            • You may not further distribute the material or use it for any profit-making activity or commercial gain

https://research.tue.nl/en/studentTheses/8470d51c-594d-403d-8981-d566f4b5e4dc


Slum Resettlement: 

I 

tu Eindhoven University of Technology 

Cia 



Slum Resettlement: 

Increasing residential stability for the urban poor ? 

A study on the eviction and resettlement of 

slum communities in Bangkok, in comparison with 

international guidelines. 

by 

Edwin Willemsen 

Eindhoven University of Technology 
faculty of 

International Technological Development Science 
Eindhoven, the Netherlands 

October, 1992 



Urban Planning and architecture is a social 

rather than a technical task. ... 

Author: 

Edwin Willemsen 

November, 1992 

Scientific supervisors: 

Ir. Emilia van Egmond de Ligny 
Ir. Piet Beekman 

Drs. Herman Gaillard 
Drs. Wilke Ruiter 

Eindhoven University of Technology 
faculty of International 

Technological Development Science 
Den Dolech 2 

5600 MB Eindhoven 

Knowledge is not private property. 



Contents. 

Abbreviations, currencies & measures .................................. . 

Definitions ............................................................ u 

Preface .............................................................. w 

Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . v 

1. The urban development of Thailand 
§1.1 Introduction .................................................. 1 
§1.2 Thailand in development ......................................... 1 
§13 Urbanisation in Thailand ........................................ 4 
§1.4 Bangkok and its development ..................................... 5 
§ 1.5 The Bangkok housing market . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9 

2. The Bangkok slums 
§2.1 Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13 
§2.2 Different types of slums . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13 
§23 A profile of the Bangkok slum communities ......................... 14 
§2.4 The growth of the Bangkok slums . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16 

3. Slum eviction 
§3.1 Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 19 
§3.2 International attention for slum eviction . . . . . . . . . . . . . . . . . . . . . . . . . . . . 19 
§3.3 The implications of slum eviction for the urban economy . . . . . . . . . . . . . . . . 20 
§3.4 Slum eviction in the inner-city; conflicting demands . . . . . . . . . . . . . . . . . . . . 22 
§35 Slum eviction in Bangkok . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 23 
§3.6 Consequence5 of eviction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 25 

4. Slum Resettlement 
§4.1 Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 27 
§4.2 Changing international slum policies . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 27 
§43 The resettlement process . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 28 
§4.4 Resettlement alternatives in Bangkok . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 31 
§4.5 Analysis of six resettlement options . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 34 

4.5.1 Income . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 35 
4.5.2 Price . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 36 
4.5.3 Costs . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 37 
4.5.4 Fixed assets . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 37 
4.5.5 Employment access . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 38 
4.5.6 Social access . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 39 
4.5.7 Security of tenure . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 39 
4.5.8 Physical Standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 41 

§4.6 Conclusions . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 41 



5. International guidelines for slum resettlement 
§5.1 Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 43 
§5.2 Guidelines of the World Banlc .................................... 43 
§5.3 Guidelines of the UNCHS . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 45 
§5.4 The feasibility of the international guidelines . . . . . . . . . . . . . . . . . . . . . . . . . 46 

6. Conclusions and recommendations 
§6.1 Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 51 
§6.2 Bangkok's development and slum eviction . . . . . . . . . . . . . . . . . . . . . . . . . . . 51 
§6.3 Slum resettlement in Bangkok . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 53 

63.1 Slum resettlement: the need for an individual approach . . . . . . . . . . . . 54 
6.3.2 Rong Moo: preferences, expectations and affordability 

of individual households . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 54 
6.3.3 Relocation projects: a realistic option for the urban poor? . . . . . . . . . . 55 
6.3.4 Other resettlement alternatives . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 55 
6.35 Resettlement according the ISP-resettlement model . . . . . . . . . . . . . . 56 
6.3.6 Resettlement guidelines . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 57 

§6.4 Suggestions for further research . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 58 

Bibliography . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 59 

Appendices 

1. Trends in direct foreign investments. 
2. Sectoral and aggregate growth rates, Thailand 1970 - 1988. 
3. The composition of Thailand's GDP. 
4. Key economic indicators for the 7th Plan period (1992 - 1996). 
5. Thailand's population distribution. 
6. Population growth of Bangkok. 
7. The expension of Bangkok Metropolitan. 
8. BMA and BMR boundaries. 
9. Land prices in 1989 along the major roads in the BMR and its surrounding. 

10. The approved mass-transportation systems or under construction. 
11. Suggested road systems in three proposed materplans. 
12. Developments in the composition of the housing stock in Bangkok. 
13. Income distribution and affordability of private-sector built housing for 1980 -1989. 
14. The establishment of new slums between 1984 - 1988. 
15. Evicted slums in proximity of economic sub-centres. 
16. Two experiences with land-sharing in Bangkok. 
17. Analysis with windmill diagrams of six resettlement alternatives. 
18. The proposed ISP-resettlement model. 



Abbreviations. 

ACHR 
BMA 
BMR 
CBD 
CBO 
CICAT 
COHRE 
CPB 
DPF 
DTCP 
EBMR 
FPP 
GDP 
HDC 
me 
HSF 
IHS 
ISP 
KT CUP 
MEA 
MWWA 
NESDB 
NGO 
NHA 
NIC 
PAT 
SDCC 
SRT 
TORI 
UN 
UN CHS 
USDA 

Currencies & measures. 

Asian Coalition for Housing Rights 
Bangkok Metropolitan Administration 
Bangkok Metropolitan Region 
Central Business District 
Community Board Organisation 
Centre for International Cooperation and Appropriate Technology 
me Centre on Housing Rights and Evictions 
Crown Property Bureau 
Duang Prateep Foundation 
Department of Town and Country Planning 
Extended Bangkok Metropolitan Region 
Foster Parents Plan 
Gross Domestic Product 
Human Development Centre 
Habitat International Coalition 
Human Settlements Foundation 
Institute for Housing Studies 
Interdisciplinary Study Project 
Klong Toey Credit Union Program 
Metropolitan Electricity Authority 
Metropolitan Water Works Authority 
National Economic and Social Development Board 
Non Governmental Organisation 
National Housing Authority 
New Industrialised Country 
Port Authority of Thailand 
Slum Development Coordinating Centre 
State Railway authority of Thailand 
Thailand Development Research Institute 
United Nations 
United Nations Centre for Human Settlements (Habitat) 
United Slum Development Association 

1000 baht = U.S.$ 40.0 
wah2 (w2) = 4.0 m2 
rai = 1,600 m2 

Fl. 70.0 



11 

Definitions. 

Resettlement 
The process in which a community (or family) is resettled and establishes a new living situation 
in all its aspects. No matter if the new living place is located on the same living site (on-site 
resettlement) or at another location (off-site resettlement). 

Relocation 
The term relocation is related to the physical movement from the actual living place to another 
location. However, relocation projects are specific land-subdivision projects for evicted slum 
dwellers, where the people obtain a right or title for an empty piece of land with (community) 
facilities. Like land-sharing, walk-up flats, sites and services and reblocking projects, a relocation 
project is an alternative of slum resettlement. 

Official relocation projects 
A piece of land served with basic infrastructure, like roads, walkways, electricity & water 
facilities, drainage & sewerage disposal, which is divided in plots (units). The plots are meant for 
evicted low-income communities. The projects are located at least 1 km from the original slum. 
The dwellers buy (on the base of hire-purchase) the land and have to build their own house. The 
term official is used with regard to the involvanent of the National Housing Authority (NHA) in 
the relocation of the communities." 

Slum and squatter settlements 
With regard to the legal status, settlements can be divided in slum and squatter settlements; 
squatters settlements are illegally located on land with no permission of the landowner, slums do 
not occupy the land illegally, but with the consent of the landowner. They inhabit the land on a 
temporary basis and usually pay a nominal rent to the land owner. 
However, in this study the difference between these kind of settlements is mostly not important. 
If a distinction is of importance, these settlements will be discussed separately. Otherwise, the 
term 'slum' will be used for both kinds of settlements. 

The urban poor: the poverty incidence and the urban poverty line 
The poverty incidence is based on the poverty line; this line indicates the minimum amount of 
money, that a person (per capita) needs for living per year. The urban poverty incidence 
indicates the proportion of households living under the urban poverty line. The figures to assess 
the poverty lines are based on calculations of the World Bank. 

Households 
Persons who live together (for example share their incomes, eat together) under the same roof 
and behind one door, are regarded as one household. 

EMA, BMR and EBMR 
The Bangkok Metropolitan Administration is a government agency with its jurisdiction limited by 
the boundaries of the BMA area. The Bangkok Metropolitan Region (BMR) is a region without 
any jurisdiction. The BMR includes the BMA area and its five adjacent provinces (Nakhon 
Pathom, Nonthaburi, Pathum Thani, Samut Sakhon and Samut Prakarn (see appendix 2). The 
extended BMR (EBMR) includes the BMR and the provinces Ayutthaya and Sara Buri in the 
north, Ratchaburi and Petchaburi to the west and all along the coast towards the east including 
Chonburi, Chachoengsao and Rayong (see appendix 9). 
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Introduction. 

v 

Almost all developing countries are confronted with an ongoing growth of its urban 
population. This growth is absorbed at the periphery of the cities or in the inner-city 
areas. By living in the inner-city areas many low-income households are able to create a 
satisfying housing condition in slum or squatter settlements. Maybe not with regard to 
the physical standards and security of tenure, but due to the location of the slum or 
squatter and its low rent, slum dwellers are able to opt:imire their housing performance 
in terms of (housing and transportation) costs and access to employment, services and 
social relations. But with the growth of the city and economic developments, the urban 
land use changes and the demand for urban land increases. As a consequence, the 
pressure and sometimes necessity to develop the urban land for other purposes than the 
existing low-income housing, increases. 

Especially the inner-city areas, and thus the existing slums there, experience this 
increasing pressure. Not only due to market forces but also due to the development of 
the cities infrastructure, necessary for the functioning of the city. Somsook Boonya
bancha of the Asian Coalition for Housing Rights, predicts that "within five to ten years, 
forced evictions of the urban poor is the major problem of the Third World cities1

". 

The international attention for these forced evictions has increased, but during an expert 
meeting, organised by IHS, the World Bank and UNCHS, a major observation was that 
"insufficient systematic evaluation of relocations have taken place so far''. In a UNCHS 
publication concerning relocation2

, the authors suggest that there should be further 
research concerning the whole relocation process and its consequences on the relocated 
people, since "Existing documentation is of a rather haphazard nature, often only docu
menting a small part of the entire relocation process". 

The author of this report, was a member of an Interdisciplinary Study Project (ISP), 
that studied the process of slum eviction and relocation in Bangkok/Thailand, in 1991-
1992. The overall objective of this ISP-study was: 

To assess the causes and consequences of the eviction of low
income groups out of the inner-city of Bangkok, and to find out 
which possibilities can contribute to the improvement of official 
relocation projects. 

The ISP research team consisted of four students with four different disciplinary 
backgrounds: Social Sciences, Urban and Regional Planning, Traffic Engineering and 
Urban Planning in Developing Countries (the latter is the discipline of the author). 

This report is the individual elaboration on the ISP-study, and part of the author's 
fulfilment of the requirements for the M.sc. degree. Like the ISP-study, this report will 
be concerned with slum eviction and relocation of slums in Bangkok. The difference 
however, is the scope of both studies. The ISP-study had a bottom-up approach and was 
primarily focused on community level and the individual households. 

1Article in 'Internationale Samenwcrking', June 1992; "Armen in steden verliezen steeds meer terrein". 

2,Relocation; Residential stability of the inner-city urban poor'; UNCHS (Habitat), February 1991. 
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The field-study of the ISP-group can be distinguished into four phases: 
A description of the eviction process in Bangkok 
An inventory of the wishes and demands of potential inhabitants of relocation 
projects (slum residents). This was done in the Rong Moo slum community which 
is threatened with eviction; at the time of the survey the dwellers were expected to 
move out soon. 
An exploration in 9 relocation projects, on neighbourhood level. 
An evaluation of 2 relocation projects on household level. The Rom Klao 1 
project (7 years old) and the Rom Klao 2 project ( 6 months old) were selected to 
conduct the survey. 

In this report, the experiences of the ISP-study will be fitted in a broader framework. 
The process of slum eviction, as well as the slum resettlement alternatives (especially 
relocation) will be analyzed for the case of Bangkok, as well as based on international 
experiences. The emphasis however, will lie on the situation of these problems in 
Bangkok and is placed in the context of Thailand's (urban) development. 
The overall objective of this report is: 

To analyze the process of slum eviction and resettlement options 
in Bangkok, in comparison with international guidelines. 

The first chapter describes the context of the eviction and resettlement of slums in 
Bangkok. The structural changes in and the growth of the Thai economy are important 
determinants for the pace and pattern of Thailand's urbanisation. Special attention is 
paid to the growth and developments in and around Bangkok. The problems that occur 
in the metropolitan as a consequence of the enormous, uncontrolled growth are the 
basis of the slum eviction and the approach of this report. 
The second chapter describes the situation and developments of the Bangkok slums. The 
characteristics of the communities, the magnitude and growth of the slum settlements 
are discussed. The pattern of the emerging as well as the evictions of slums are 
analyzed. In the next chapter, the problem of slum eviction is discussed in more detail. 
The international attention for the problem, the impacts on the urban economy and the 
background of slum eviction are studied. More specifically for Bangkok, the characteris
tics of the evicted slums and the process of slum eviction are reviewed. 
Chapter four describes the resettlement of evicted slums. International experiences, the 
resettlement process and the resettlement alternatives in Bangkok are discussed. 
Subsequently, an acalysis is made of these different resettlement alternatives. 
In chapter 5, a comparison is made of the experiences and findings of the ISP-study with 
the guidelines of two international development agencies: the World Bank and UNCHS. 
Finally, some major conclusions are drawn and recommendations made, which are of 
importance for the overall housing situation in Bangkok, the functioning of the city and 
specifically for the slums which are threatened with eviction. 

This report can of use for government agencies as well as for NGO's in Bangkok, who 
are involved in the urban planning or the eviction of slum communities in Bangkok. But 
also for urban planners in general and for those involved or interested in the problem of 
slum eviction and resettlement. 
As said before, the scope of this study is at city leve~ which makes it also interesting for 
persons and organisations who are concerned with the general urban planning policy in 
Bangkok (NESDB, DTCP, BMA and NHA). 



Chapter 1: The urban development of Thailand. 

§1.1 Introduction. 

This first chapter describes the context, in which the eviction and resettlement of slum 
communities in Bangkok talces place. The structural changes in and the growth of the 
Thai economy are important determinants of the pace and pattern of Thailand's 
urbanisation (1.2 & 1.3). Special attention is paid to the growth and developments in 
and around Bangkok (1.4). The problems that occur in the metropolitan as a conse
quence of the enormous, uncontrolled growth are the basis of the slum eviction and the 
approach of this report. 
Before the slum housing in Bangkok is described in chapter 2, the overall housing 
situation in Bangkok is discussed in §1.5. 

§1.2 Thailand in development. 

The Thai economy 
The economy of Thailand is one of the fastest growing economy in the world and 
Thailand is well on its way to become part of the group of New Industrialised Countries 
(NICs). Thailand's growth became evident in for instance increased export, a boom of 
foreign investments and tourism (Thailand's largest source of foreign exchange). 
During the 1960's and 1970's, the Thai economy experienced an annual growth between 
7 and 8 percent. But the early 1980's was a difficult period for the Thai economy, due to 
. the high oil price together with the worldwide recession and commodity slump. How
ever, since 1986, improving commodity prices and a rapid growth of manufactured 
exports (on the average 40% per year) has led to double digit average growth in the 
Gross Domestic Product (GDP, see table 1.1). Tourism has grown rapidly and doubled 
during the last three years, contributing 100 billion baht (U.S.$ 4.0 billion), to export 
earnings in 1991. But also the nominal private investments doubled within two years. 
Although the export has grown since 1986 with an average of 24.4%, the import 
increased even more, leading to a rapidly growing trade deficit, even compared with the 
GDP. 
Some important economic indicators have been summarised in table 1.1, for the last 
eight years. 



Internal factors which contributed to the turnaround of 1986, can be summarised as 
follows: 

An adequate monetary policy (i.e. appropriate devaluations of the baht in 1981 and 
1984, resulting in a rise of the Japanese currency, the yen, and the NICs currencies 
(the Korean and Taiwanese dollar) against the U.S. dollar and the baht, which 
improved the position of Thailand's export). 
A relatively stable basic regime, controlled by the militaries. 
The five-year economic plans of the National Economic and Social Development 
Board (NESDB) was always export orientated. 
Low labour costs, a high adult literacy rate (91 % in 1985), relatively good infra
structure, good communications, hotels and food (stimulating for tourism). 

But also some developments in the world economic environment, played an important 
role, like: 

The international interest rate fell from 13.0% in 1982, to 9.1 % in 1985. 
The transition of the Asian NIC's (South Korea, Hong Kong and Singapore) 
towards commodities other than the traditional labour intensive manufactured 
export, such as textiles and garments. They are no longer competitive in most of 
these items. 
A boom of especially foreign investment (see appendix 1). 
The oil price dropped from U.S.$30 a barrel to U.S.$21, stimulating the export and 
moderating the import expenditures for petroleum products (accounting for 13% of 
Thailand's import). 

Structural changes 
The economic boom and the integration of Thailand into the world economy, are the 
results of a fundamental change in the nature of Thailand's economy. 
Before the 1980's, Thailand's economic growth was based on the continuous successful 
development of the agricultural sector. The success was mainly caused by the increase of 
cultivated land per agricultural worker, in the period 1960-1980. The export of the 
agricultural products, mainly rice, tapioca (cassava), sugar and rubber, were a secure 
source of foreign exchange. In this way Thailand was able to follow a relatively open 
foreign exchange regime. 
The available new frontier land for agricultural development, ended early in the 1980's. 
Together with the worldwide depression for agricultural prices, the comparative 
advantage of the Thai agriculture declined. This development created the opportunity 
for the manufacturing sector to emerge as an important source of foreign currency. 
The decline of the land-labour ratios in the 1980's, were accompanied by slowing 
agricultural growth from 3.7% (1980-86) to 1.9% (1986-88) (see appendix 2). But due to 
the recession, the manufacturing growth also slowed down to 4.1 %. After 1985 however, 
the aggregate growth rates of the manufacturing tripled to 13.7%. 
The share of the agriculture in the GDP, almost halved between 1975 and 1986 from 
315% to 16.7% (see appendix 3). The employment share however, declined relatively 
slow in the same period from 73.0% to 66.8%. As a consequence of this development 
the average earnings of someone employed in agriculture are almost three times less 
than for someone employed in the industry or services. Appendix 3, summarises the 
most important developments in the composition of the GDP, the employment share 
and average income per capita for agriculture and non-agriculture. 

Human resources 
The human resources have played an important role in the successful economic 
development of Thailand. The characteristics and developments of these resources are 
also of importance for the analysis of Thailand's urbanisation. These characteristics and 
developments also illustrate the important role of slum dwellers in the (urban) economy 
and the consequences for it, in case of slum eviction. 
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The major contributions of the human resources to the Thai success story for the 
economic development, can be separated into four areas: 
* Plentiful cheap labour force. 

Due to the high percentage of the population which still works in the agriculture, as 
previously discussed. Although the share of employment in agriculture is declining, 
the decline is compared to other developing countries, relatively slow. 
Furthermore, the Thai labour force is characterised by the high percentage of 
people who work in the informal sector. A survey3 conducted in 1986, revealed that 
only 28% of private employees in industries and services work in the formal sector. 

* A basically well educated labour force. 
The general basic quality of the available workers is good. In 1985, the primary 
school enrolment in Thailand was 97%. The adult literacy rate is one of the best in 
the Asian region (91 % in 1985). 

* On-the-job training 
A study from 198~ found out that 75% of the workers in science and technology 
fields had only primary education. Most of the technical skills for these employees 
were learned on the job. 

* High female labour force participation. 
In 1987, 80% of all females above 10 years of age and not attending school, 
participated in the labour force. They are especially employed in the export orien
tated industries, like canned food, textile, foot wear and electronics. 

The two major problems that occur on the Thai labour market are: 
1) A shortage of highly skilled labour, but on the long term also a shortage of middle 
level educated workers is expected. 
2) An imbalance of the income distribution, not only between the agricultural and non
agricultural sector (as discussed above), but also the related disparity between the urban 
and rural areas. In this respect, the position of Bangkok and its vicinity (the Bangkok 
Metropolitan Region, BMR), within Thailand is exceptional. Although in 1990, 16% of 
Thailand's population lived there, 50.4% of the total GDP was produced in the BMR. 
The per capita GDP in Bangkok was more than 7 times higher than that of the poorest 
region, the Northeast. 

Prospects 
The prospects for the Thai economy seem very positive, although the uncertain political 
situation since May 1992, will have negative influences. The demonstrations and 
aggressive intervention of the Thai army will have impact on all the prospects and 
estimations that have been made for Thailand's future development. 
Estimations, prepared by the NESDB in 1991, predict a GDP that will grow 8.8% 
during the Seventh Plan period (1992-1996). All the forecasted key economic indicators 
for the Seventh Plan period, by the NESDB, are summarised in appendix 4. 
External factors, which may limit the predicted economic growth, are: 

The opening of investment opportunities in Eastern Europe, threatens the growth of 
foreign investments in Thailand. 
The constraints of the infrastructure in the BMR. Especially the export orientated 
firms flourishes in the BMR. The roads, telecommunications, water and sewage 
supply and transportation are strained to capacity and are already responsible for 
considerable economic losses (congestion & pollution). 
Shortage of skilled labour, as discussed before. 
Political stability has to insure the foreign investors; the recent political problems 
may have consequences for the investment climate, and scare off foreign investors. 

3Nso, Labour Force Su~ys 1986. 

"TDRI/NESDB (1989). 



§ 1.3 Urbanisation in Thailand. 

Level of urbanisation 
The level of urbanisations in Thailand, has been relatively low compared to other 
developing countries. In 1988, the urbanisation level was 28.7%, an increase of 4.7% 
since 1975. During this period there were only small shifts in the distribution of the 
urban population, over Thailand. The explanation for this moderate growth is the 
successful development of the agricultural sector in this period, mitigating the urban 
migration. The Northeast remained to be the least urbanised region, with 153% in 1988, 
and Bangkok and its vicinity the most urbanised regions (respectively 100% and 45.1%). 
Bangkok not only makes an important contribution to the country's level of urbanisation 
but also dominates in Thailand's urban structure. In 1988, Bangkok's population (of 5.7 
million) was 28 times more than that of Nakhon Ratchasima (Korat), Thailand's second 
city. In 1990, 34% of Thailand's urban population lived in the Bangkok Metropolitan 
Area (BMA, see appendix 5) or 42.5% in the BMR. 
The primacy of Bangkok is not limited to its inhabitants, but Bangkok is also Thailand's 
major administrative, economic and cultural centre. This is reflected in the number of 
government ministries, departments and agencies in the city, but also in the high share 
of Bangkok in Thailand's economy (50,4% of the total GDP in 1990). 

The pace of urbanisation 
Although Thailand used to have one of the lowest urbanisation rates in Asia, there is 
now an accelerated transition towards an urban based economy and society. As well as 
economic as population data, indicate that Thailand is about to enter a period with a 
high urbanisation level. 
The main cause for this development is the predicted dramatic drop in natural popula
tion growth rates, from 1,42% per year between 1990-95 to 0,96% per year during 2005-
201a6. Together with the development of the manufacturing and services sectors, 
concentrated in the urban areas, the higher average income in these areas and a 
stagnation of the agricultural growth, this will result before the turn of the century, in 
negative growth rates for the rural population. If the prediction turns out to be true, the 
net increase in the rural population, between 1990 and 2010 will only be 03 million. The 
urban population would grow in the same period with 15 million people. At the year 
2025, an urbanisation level would be reached between 60 and 70%. 

Urban and regional planning in Thailand 
The national economic and comprehensive city planning started with the establishment 
of the National Economic Development Board (NEDB), in 1959. This national agency, 
under the Office of the Prime Minister prepared the national Five-Year plans and 
reviewed all major (national) expenditures. In 1973, the NEDB was renamed into 
National Economic and Social Development Board (NESDB). 
Although in the first Plan of the NEDB, covering the period 1961-1966, the urban 
planning was not included, it became more and more important in the following Plans. 
The Third Plan (1972-1976) incorporated regional planning projects to promote 
economic growth in the Northern provinces and to slow down the out migration from 
these regions. The following Plan (1977-1981) promoted the growth of the secondary 
cities and to slow down the growth of Bangkok and its economic dominance. Several 
regional cities were specified which should be developed. Bangkok's dominance was to 
be slowed down by a limitation of industrial investments, by the development of growth 
poles in suburban areas, by limiting the provision of basic services in Bangkok and by 
decentralisation of government offices to outside Bangkok. The Fifth Plan (1982-1986), 

5nefined as the proportion of the total population living in urban places ... 

6NESDB, National Urban Development Framework, 1991. 
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continued to stimulate the developments of regional cities. Besides the regional cities, 
specified in the previous Plan, 10 secondary cities in different regions were indicated, to 
be developed besides the regional cities. Moreover, along the eastern seaboard prov
inces, a 'corridor' of urban growth and economic activities should be developed. 
The Sixth Plan (1987-1991) continued this policy of the development for regional plans. 
The development of Bangkok Metropolitan Region should take place mainly outside the 
BMA boundaries where industrial zones and estates are located; to the south (to the 
coastal zone of Samok Prakan), to the north (in Pathumthani) and to the south-west (in 
Samut Sakhon). 
For the Seventh Plan period (1992-1996), a link is proposed between the development of 
new economic zones and the BMR with that of the Eastern Seaboard to become the 
country's major economic base. The development of regional urban centres is also 
continued during the 7th Plan. 

The first comprehensive city plan, 'The Greater Bangkok Plan, 1990', was prepared by 
an American consulting firm, and announced to public in 1960. This first plan and all 
the following ones, encouraged growth in the other urban areas throughout the country, 
to reduce the growth of Bangkok. But, for there is no land use control power in the 
Town and Country Planning Act 1952, the road system was the only effective instrument 
the government had, to guide the future growth. Guidance of the city's growth by tax
advantages and public investments, other than in infrastructure, only had meagre 
impacts. 
The American consultants were asked to institutionalise planning, which in 1962 resulted 
in the establishment of the Department of Town and Country Planning (DTCP), as the 
central planning agency, under the Ministry of Interior. The DTCP has revised and 
updated the plans for all Thai cities. The Thai Town Planning act of 1975, stated that 
for all 124 municipalities, structure plans (=general or comprehensive plan; at municipal 
level) have to be developed and legalised. As soon as a comprehensive plan is fully 
approved by the Parliament, it can be implemented as a law, just like a specific plan 
(which has to follow the structure plan, limited for a specific area). But until 1988, only 
32 comprehensive plans have been enforced, and none for the Bangkok Metropolitan 
has reached the status of a legally binding comprehensive plan. Moreover, none of the 
municipalities has a legal specific plan. 
The plans made by the DTCP, mostly follow the spatial developments of the cities, but 
they never became an instrument to control or guide the urban development in 
Thailand. 

In short, one can conclude that the urban planning in Thailand experienced a clear 
process of development during the last three decades, but did not reach the objectives, 
due to a lack of appropriate instruments for realisation. No effective instruments exist to 
intervene in the land market and only by infrastructural investments, the government is 
able to influence the city's development. 

§1.4 Bangkok and its development. 

The wbanisation of the Bangkok Region 
Bangkok was founded in 1782, as a new capital after the destruction of A yutthaya. The 
new capital was located on the fertile plains of the Chao Praya river. The spot was easy 
to defend and surrounded by klongs (canals). Because the palace was located on the 
east side of the river and due to the lack of crossings over the Chao Praya river, the 
development of Bangkok was mainly eastward. 
Until the 1950's, Bangkok's population did not increase rapidly. In the period 1782 until 
1937 its population increased by only 490,000. It is in the 1960's that the growth 
accelerates to an annual growth of 4.2%. A more detailed picture of the population 
growth of Bangkok is given in appendix 6. 
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Between 1974 and 1984, the urbanised area of Bangkok increased by about 34 square 
kilometres per year, from 466 to a total of 805 square kilometres in 1984. But since 
1984, the land conversion more than doubled and increased to 74 square kilometres per 
year. This explosion of land conversion is illustrated in appendix 7. 
Until the late 1980's, there were rarely any high-rise buildings, exceeding five stories. 
But since 1985, one may speak of a high-rise boom, for as well as residential ( condomin
iums) as for office development This high-rise construction was concentrated in the 
economic (sub-) centres of Bangkok, but mainly near the Central Business District 
(CBD) near Siam Centre, along the Sukhumvit road. 

The spatial development of Bangkok is priniary determined by the development of new 
roads and bridges over the Chao Praya River. Some major determinants of the urban 
land use patterns in the past were: 

Until 1979, the populated areas were concentrated in the inner city and the adjacent 
districts. A new developed area was the Rama m Road, linking Krung Thep Bridge 
to Klong Toey. The areas on the western bank of the Chao Praya River were 
comparatively underdeveloped. 
By 1982, the western portion of Bangkok developed steadily, due to the urbanization 
and the bridges crossing the Chao Praya River. With the completion of the Sathorn 
Bridge in 1981, also the southern parts of Thonburi developed. In the Northern part, 
the construction of an outer ring road was initiated. 
At present, the Rachadapisek Road and the express-way mainly caused the inten
sified urbanisation into the western part of Bangkok. The eastern outer ring road 
and the Rama 3 Bridge will have similar effects for respectively Taling Chan and 
Nonthaburi. 

Besides the development of Bangkok city, also its vicinity, the BMR, experienced an 
ongoing urbanisation. The BMR includes the BMA boundaries and the five adjacent 
provinces7 (see appendix 8). In terms of spatial analysis, the BMR currently covers 
between 30 and 50 kilometres of the area outside the BMA boundary. 
The economic impacts and urbanization are even not only limited by the BMR 
boundaries but even spread over its adjacent provinces. The extended BMR (or EBMR) 
includes the provinces of Ayutthaya and Sara Buri in the north, Ratchaburi and 
Petchaburi to the west and all along the coast towards the east including Chonburi, 
Chachoengsao and Rayong which are strongly influenced by Bangkok's developments. 
The population in this area (the EBMR in appendix 9) is expected to increase from 12.2 
million in 1990, to 17 3 million in 201<>8. This means the extended BMR will absorb 1/3 
of the national population increase of 1990-2010. 

Land utilization and planning problems 
The evolution of Bangkok, changing a tiny fishing village into the primate city of 
Thailand with over 6 million inhabitants, is characterized by a poor utilization of its land 
use. 
The land in the central core and the inner districts of the city, have been utilized near to 
saturation point (89.2%, figure 1.1). The limited available land, causes exorbitant land 
prices, up to 108,000,000 baht9 per rai (U.S.$ 2, 700 per m2) along the main roads. The 
urbanization of the land in the outer areas of the BMA is due to the absence of any 
form of effective planning controls (only indirectly by opening new areas by road 
construction), market-driven. As a consequence, areas which were traditionally cultivated 
and designated as preservation green-belt zones for agricultural purposes, are mostly 

7
Ayutthaya, Saraburi, Chachocngsao, Chonburi and Rayong. 

TIRl, interm report 'National Urban Development Policy Framework'. 

9 
According data of the Land Department, used to assess the tax-level; the market price will be about 25% more. 



urbanized along the main roads, resulting in a ribbon development of Bangkok. This 
market-driven, nl>bon development is result of a combination of the following (inter
acted) factors: high land prices in Bangkok city, a poorly developed system of secondary 
infrastructure and the traffic congestion. A more efficient development is not possible 
due to the lack of the provision of secondary infrastructure. The local government leaves 
the construction of minor roads to the private sector. Therefor the developers have been 
largely respo0S1ole for building roads. The pattern of these streets is designed to provide 
a~ to parcels owned by the initiated builder. These patterns prevent further 
development of residential parcels which are not under control of the builder. Moreover, 
the commercial development along the major roads effectively blocks any development 
of the land off the main roads. 

The ribbon development of the city can be illustrated by the spatial pattern of landprices 
nearby the major highways in the BMR (appendix 9). This pattern indicates the spatial 
pattern of the settlement of economic activities and their intensity. Apparently, the 
urbanisation of the urban fringe takes place along the eastern corridor and the western. 
The urbanisation in the north has not spread as far as in the other corridors. The land 
between the corridors has relatively little value, due to the lack of access to this land. 
This 'blind' land between the ribbons, is left for agricultural purposes or simply left 
empty. 
The industrial and commercial centres are located haphazardly and are not integrated to 
develop sub-regional activity centres. The original multi-functional city structure is 
replaced by a segregated and divided pattern. The spread locations of these industrial 
zones together with the ribbon development makes it difficult and much more expensive 
to provide adequate infrastructure, such as water, electricity, telecommunications, public 
transportation, flood control and roads. Moreover, the absence of integration of 
industrial and residential developments worsens the imbalance between living and 
working place and intensifies the pressure on the existing transportation systems. 
The guiding of the land use development by the provision of infrastructure has been 
very unsuccessfu~ mainly due to the lack of institutional capacity to manage these 
projects. Also with tax-advantages and public investments, other than in infrastructure, 
have not been successful. 



Deficiencies in the infrastructure and services of Bangkok 
A direct consequence of the high-rise projects in the inner city districts and the growing 
imbalance between living and working place, is a tremendous traffic congestion in 
Bangkok. In 1991, due to this worsening traffic congestion, the Bangkokians were forced 
to spend an average of 44 days a year, stuck somewhere in traffic jams in Bangkok10

• 

Within the last seven years, the number of vehicles more than doubled from 1.07 million 
in 1984 to 2.5 million in 1991. This growth is not expected to temper; for the 1990's an 
average growth of 5.7% is expected11

• In fact, the road surface increased only by 1% 
between 1984-199L To do something about the lack of infrastructure, five mass transit 
systems have been approved (see appendix 10): 

An extension of the existing express-way; the second stage express-way system, 
completed in 1996. Costs: 40,000 million baht, or U.S.$1,600 million. 
An elevated toll-way system from Don Muang international airport to Din Daeng, 
near the CBD. Completed in 1994, costs: 7,717 million baht or U.S.$ 3Q<J million. 
The Hopewell elevated mass train system with a capacity of 3 million passengers per 
day. F'mished in 1998, costs: 80,000 million baht or U.S.$ 3,200 million. 
The first phase of the Lavalin sky-train system, finished in 1999. Costs: 55,000 
million baht or U.S.$ 2,200 million. 
The BMA elevated light-train project. 

It is not only the road system and mass transit that lacks behind Bangkok's develop
ment, but also principal urban services like flood control, drainage, piped water, 
wastewater treatment, adequate housing, health care and education. The apparent 
seriousness of these inadequacies in the urban services, especially with regard to the 
urban poor, require a policy of control over the growth of the metropolitan. But the 
tackling of these problems has always been hindered by financial limitations and 
administrative inefficiency12 at both the local and national levels. 

City plans for the development of the Bangkok metropolitan 
There have been several attempts to cope with the rapid growth in population and 
spatial development of the Bangkok Metropolis. Three master plans (see appendix 11 
for maps of the proposed road systems) have sequently been prepared, although none 
reached the status of a legally binding plan. 
The first Plan of 1960, predicted a development of Bangkok along the 6 radial inter
regional highways (a finger type growth or ribbon development). These roads were 
considered as a major tool for the accomplishment of the policy of decentralisation. The 
Plan indicated 16 sub-centres along these routes, to be developed as self-contained, 
automobile orientated centres within 5-10 km. from the CBD. These sub-centres should 
accommodate especially functions like retail, offices and various related services. 
But since the growth of the metropolitan area was more directed by private developers 
and individuals than according the Plan of 1960, the DTCP revised the Plan in 1972. 
Besides, the planned population growth was less than the real growth, due to an 
ineffective decentralisation policy of the national development. The 1st Revised Edition 
increased its target population and area (the predicted population for 1990 was adjusted 
from 4.5 to 65 million), but the most important difference was a change from the finger 
type development to the mono-centric type development. The radio-concentric net 
consisted out of 10 radial and 3 ring roads. In total 19 sub-centres would be completed, 
7 proposed as new and 12 as expansion of shopping areas. Only 6 sub-centres in the first 
Plan exist in the revised Plan. The centres tend to be located at major road junctions 

10Bangkok Post, December 31, 1991. 

11SPURT, 1990. 

12 
'Issues in financial structure and management: the Bangkok case.' by K Dhiratayakinant (RDD, Vol. 10, No. 1, 1989). 
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and within 5 km. form the CBD. 
In 1988, the DTCP prepared 'The Greater Bangkok Comprehensive Plan 2001'. It 
became evident that there was no control over both the land and the building use, which 
resulted in a confusion of various activities and imbalance of urban developments and 
the provision of public facilities. The traffic congested areas and slum and squatter areas 
expanded, causing ground subsidence and flood problems. The new Plan planned to 
accomplish efficient land use in association with the provision of public facilities. The 
transportation system should support the proposed land uses. 
The mono-centric urban structure of the previous plan was maintained. But the planning 
area was divided into the Greater Bangkok areas, Nonthaburi and Samut Prakan, with a 
projected population of 95 million. However, there was no description on consistency 
and continuity among the plans for the three regions. 
The new Plan proposed 'l9 sub-centres in the BMA; among them only 10 were indicated 
in the Plan of 1m and only 4 in the Plan of 1960. 
Another significant change was the restricted industrial development to protect the 
environment and to encourage industrial developments in the outskirts of the city and 
the coastal areas. 

As concluded earlier, it is evident that the government is not able to control the urban 
development, including Bangkok. It does not have or does not uses effectively the 
instruments. 

§ 1.5 The Bangkok housing market. 

Housing stock versus demand 
Although the private-sector housing industry expanded rapidly during the 1970's and 
1980's, the "housing gap" still exists in Bangkok; the supply and demand for housing do 
not coincide in terms of affordability. 
To assess the affordability of the Bangkok population, in table 1.2 an estimation of the 
distribution of the household income in the BMR is given for 1990. The estimations are 
based on an affordability of 25% of the total income for amortisation, with a 
downpayment of 25% and a mortage of 20 years at 12.5% interest. 



Despite the increasing land and housing prices of 25% annually for the period 1987-
1990, housing developers have shifted the production more to low- and moderate-cost 
condominium units. Although the price of peripheral land around Bangkok even rose 
with 56% in 1988, 83.9% in 1989 and 91.4% in the beginning of 199013

• The developers 
increased the residential densities (to 100-200 units per rai) to lower the land costs. 
Although the production increase has been considerable, only 16.6% of the houses cost 
less than 300,000 baht (table 13). According table 1.2, in total (J()% of the households in 
Bangkok has to find a house in this price category. 

Table 1.3: Distribution of housing prices in constant 1990 baht. 

The households who are not able to find an appropriate housing opportunity are likely 
to pay more than 25% of their income on housing, or they are forced to seek for 
informal land and housing providers, e.g. slum and squatter communities. 
Indicators, like a declining growth of slum housing (appendix 12) and an increasing 
affordability of the private-sector built housing (appendix 13), together with the 
expansion of developer-built housing, show a gradual improvement in the overall 
housing situation (appendix 12). 

The Housing Development Plan for the 7th Plan period (1992-1996), expects an effective 
housing demand of 376,520 units for this period. Most units (63%) are demanded for 
families earning more than 12,000 baht/month. Below this income leve~ only a part of 
the households are able to afford 25% of their income for housing. 

Forced 'demand' of slum dwellers and NHA target production 
According the same Housing Development Plan, of the 273,100 slum families, 
accommodated in 191,009 slum units in Bangkok (in 1990), 65,000 families have to move 
out (will be evicted). Of these families, 5.6% is supposed to can afford 25% of their 
income for housing. The remaining 61,350 households have to be resettled by the NHA. 
The target of the Housing Development Plan is to provide 137,830 units by the govern
ment sector in Bangkok and its surrounding. The NHA should provide these units for 
the following income groups: 

13S. Boonyabancha in a paper 'Urban relocation in Bangkok', 1992. 



income group 

- low income 
- moderate income 
- middle income 
- middle - high income 

family income 
in baht/month 
(less than 5,000) 
(5,001 - 9,500) 
(9,501 - 17,500) 
(over 17,501) 

units 

73,000 
17,980 
24,910 
2~940 

percentage 

53% 
13% 
18% 
16% 

137,830 100% 

A realisation of this target of would mean that the public housing in Bangkok would 
more than double · within 5 years time. In the ISP-1992 report, the improbability of 
achieving this goal for the relocation of 65,000 slum dwellers has already been discussed. 
When comparing the target with the data of former years, an optimistic conclusion is 
that it is very ambitious. 

The development of the housing production in Bangkok 
The residential development in Bangkok accounts for about 50% of the urban land use 
and closely follows the spatial expansion of the urbani7.ed region. In the period 1974-
1990 the total housing stock almost tripled from 585,163 to ~50,000 dwelling units14

• 

However, 31 % of this growth, or 303,192 dwellings, took place from 1987 to 1990. Prior 
to 1987, the annual formal housing production varied between 30,000 and 45,000 units. 
Since 1987 one can speak of a real housing boom; within 4 years the annual production 
more than tripled from 30,000 (1986) to 102,355 in 199015

, following the growth of the 
GDP. The development of the housing stock change is shown in appendix 12. 
The increase of the housing stock between 1974 and 1984 was mainly concentrated in 
the ring between 11 and 20 kilometres from the city centre (table 1.4). During 1984 -
1988 however, the increase took place in both the core and the fringe of the city. 

More specifically, the housing development in the core area (within 10 km. from the city 
centre, comprising 37% of the increase) are infill projects, located on available empty 
land. On the other hand the development of the housing stock is increasingly pushed out 
to the fringes of the city. Housing developments beyond 20 km. from the city centre 
accounted for nearly a quarter of the total production. This development is induced by 
the increasing prices for residential plots; to keep the housing units affordable, devel-

14PADCO-UF, 1990 and Housing Development Plan, NESDB, 1992 

~ranslation of 'Housing Development Plan During the 7th Plan period', NESDB, 1992. 



opers are forced to go to the urban fringe. In figure 1.2, the prices for serviced and 
unserviced plots, related to the distance from the city-centre, are summarised for 1990. 
Moreover, since there will be little infill possibilities in the future (see figure 1.1, land in 
urban land use), the development will increasingly take place in these fringe areas. 

Figure 1.2: Residential plot prices in 1990 Source: data from PADCO/UF 

Within the context of the previously discussed ongoing urbanisation, which is not likely 
to temper in the near future, the specific situation for the slum housing in Bangkok is 
explored in more detail in the next chapter. 



Chapter 2: The Bangkok slums. 

§21 lntroductio1L 

Although Thailand experienced an enomious economic growth and the overall housing 
situation in Bangkok is gradually improving, the absolute number of people living in the 
slums still inaeases and their security to stay on the land deteriorates. In this chapter, 
the housing situation of the Bangkok slum dwellers and their characteristics are 
explored. 
The word 'slum' is in many cases used as a term to indicate the illegal, dense built-up 
and bad living situation of the urban poor. But in fact there are many different ways, 
how the urban poor can provided themselves with shelter. Therefor, in the first 
paragraph of this chapter, a brief categorisation of the slums in Bangkok is made, as far 
as of importance for this study. 
Moreover, the areas referred to by the term slums, appear not only to be occupied by 
the urban poor. In the second paragraph some general characteristics of the Bangkok 
slum dwellers are explored. 
Finally, an analysis is made of the slums in Bangkok, on city level. The number, 
location, the pattern of settlement and vanishing of the slum settlements are reviewed. 

§22 Different types of slums. 

In this study, the term "slum" is used for communities, with more than 15 households, in 
which unhygienic conditions prevail, which are crowded, damp or dirty, and poorly 
supplied with clean water16

• 

With regard to the legal status, these settlements can be divided in slum and squatter 
settlements. Squatters settlements are illegally located on land with no permission of the 
landowner, whereas slums do not occupy the land illegally, but with the consent of the 
landowner. They inhabit the land on a temporary basis and usually pay a nominal rent 
to the land owner. However, in this study the difference between these kind of settle
ments is mostly not important. Only when necessary a distinction will be made between 
slums and squatter settlements, otherwise the term 'slum' will be used for both kinds of 
settlements. 
The implication of the above mentioned description of the term 'slum', is that several 
other forms of miserable housing of the urban poor are excluded. Probably the worst of 
people are those who live in the gipsy slums (pavement dwellers) or the slums under 76 
canal bridges. These 'slums' are mostly excluded from slum surveys because they are 
mostly occupied by less than 15 households and do not have a permanent location; they 
roam through the city with their few possessions. But also individual households who 
found a spot in the city on a small piece of land, or got permission to build near or 
upon other (not slum) houses, and live in poor hovels are excluded. These people are 
scattered all over the city, and are not part of a community with more than 15 house
holds. The same can be said for the employees who live in dormitories of their employer 
or in own build houses (as for the construction workers) near their working place. 
It is obvious that with the general excepted terminology, not all forms of poor housing 
possibilities can be caught by the term 'slums'; the other forms of slum housing are 
excluded from most slum studies. 
For this study, a distinction between slums on private and public land is of importance. 
Especially for the eviction pressure and the eviction process, a distinction between these 
kind of landowners is of importance. In 1984, 64.5% of all Bangkok slum and squatter 
settlements were located on private land; 313% on public land. The remaining 4.2% 
have a mixed land ownership. 

16According to the defenition used by the NHA in their slum surveys (NHA-'slum development', 1991). 



§23 A profile of the Bangkok slum communities. 

General characteristics 
The households living in slum settlements have an average size of 4.8 members, 
according to the NHA in 1991. In 1984 however, a household size of 55 members was 
used by Sopon Pomchakchai for his 1020 slum study. Sopon says about the estimations 
of the slum population: •The magnitude of the slum population is arguable. Lower figures 
tend to come from the governmental organisations. Under-estimations are due to the limits 
of the survey process. On the other hand, over-estimations, mostly by scholars, are derived 
from empirical evidences rather than actual surveys.". 
The average age of the Bangkok slums was in the same year over 26 years. Some slums 
even exceeded the age of 70 years. This relative old age of the slum communities has 
resulted in second and even third generations who are born in the same slum commun
ity. 
In a slum study17 of the TDRI in 1988, the satisfaction with the life in the slum was 
asked among its inhabitants. Only a small minority of 16% was not satisfied with their 
present living situation, whereas over 25% was very satisfied with their life in the slum. 
About 35% of the people who were satisfied with the life in the slum, gave reasons 
which were related to their job (nearness to workplace and able to carry out self
employed or sub-contracting activities inside the slum area). Over 20% gave as reason 
the free or cheap housing and 13% was satisfied because they were surrounded by 
friends and relatives. 

Employment 
Slum dwellers are more engaged in low paid jobs with low job security than most other 
inhabitants of Bangkok. The informal sector plays an important role in providing these 
jobs. According the TDRI study, 56% of the whole working population in Bangkok, was 
working in this sector, in 1988. 
In the sample of the urban poor study of 198618

, most of the selected slum dwellers 
were employed as general labourers ( 403%) and production workers (24.2% ). Further
more, 145% were small vendors and 65% self-employed labourers. These people had 
to work harder than the average employee in Bangkok. In a typical week, the number of 
days worked were: 61 % works 7 days a week, 16% six days and 15% five days a week. 
Moreover, a survey of 198419 found that 20% of the people need to do 2 jobs simulta
neously, while 7% need to do more than 3 kinds of work to survive. 
According to the 1986 urban poor study, the location of the work place is for a majority 
of the slum people nearby their home. This is illustrated by the means of transportation 
to their work. Most people (43.6%) goes on foot to their job, while 17.7% works at 
home. The remaining 38.7% depends on public bosses, to go to their work. 

Income 
The study of the TORI (in 1988) in 15 different slum communities, made a distinction 
between large slums(> 500 households), medium (100-500 households) and small slums 
( < 100 households). According to this study in the BMR, the inhabitants of the large 
slums are less well-off economically compared to the other groups, with an average per 
capita household income of B 16,705 per year (B 1,392 per month). Moreover, in these 
slums the highest percentage of households, 12.8%, has a per capita household income 
below the poverty line of less than B 6,324 per year. In table 2.1, the income situation of 
these slums is summarised and compared to the situation for the whole BMR. 

17TDRI, Area 6: Urban Poor Upgrading, 1991. 

1'Thai Khadi Research Institute, 'A study on the urban poor in Thailand', 1987. 

19Sompong Padpui and Rudiger Korff, 'Slum and the city', DPF, 1984. 



Table 2.1: Income situation of Bangkok slums, compared to the ........... ,u 
Source: IDRI, 'Area 6: urban poor upgrading', 1991 and NSO, 1989. 

The percentage of people living under the poverty line, makes clear that the household 
income among the slum dwellers and even among slum communities can differ a lot. 
This can be illustrated by the fmdings of the ISP-1992 study in the Rong Moo commun
ity. According to this study, the average per capita household income was B 17,664, 
which is according to the TORI findings for 'large' slums (which the Rong Moo 
community is with over 600 housing units). Also the findings, concerning the percentage 
of households living under the poverty line in Rong Moo, of 9.1% correspond with the 
TDRI findings. But the total household income differed from B 1,500 to B 30,000. 
According to the Housing Development Plan during the 7th Plan period (1992 - 1996), 
households with a monthly income more than 12,000 baht have the ability to afford 25% 
of their family income for housing and thus can afford formal housing opportunities. For 
the case of the Rong Moo slum community, almost 10% of the households earns more 
than B 12,000. 
Therefor, not all inhabitants of slums can be considered as poor. The reasons for living 
in slums are not only economical ones. In the previous chapter, the insufficient supply of 
housing units has already been discussed as a cause for the emergence of slum commun
ities. But the slum people may also be forced to stay nearby their working place due to 
the kind of job they have, for instance the slaughters in Rong Moo, who mostly work at 
night or the irregular working labourers who go to the port whenever a ship arrives. 
Especially in the older slums, whole generations grow up in the slum and tend to stay 
near their family and are not eagerly to leave the slum community. The children who 
marry and go to live on their own, mostly stay close to their family and thus in the slum. 

House-renters 
According to a study of Sopon Pornchokchai20 in 1984 concerning house-renters, 28% 
of the total population living in slums in Bangkok, are house-renters. Although this form 
of housing provision makes efficiently use of the limited land and makes the initiative of 
slum dwellers in income generating activities evident, it has also disadvantages. In some 
cases, house-renting leads to exploitation among the dwellers and in some cases there 
are large-scale rental housing businesses, with extraordinary high rents. Moreover, in 
case of eviction the renters are less involved with the community resistance since they 
have no assets and are mostly not entitled for any compensation. 
The ISP-study of 1992, found that over one-third (34%) of all households in the Rong 
Moo slum community rented a house-unit. The monthly rent ranged from B 400 up to B 
1,000, with an average rent of B 634. The surface of the units ranged from 2 square wah 
(8 m2) to more than 12 square wah ( 48 m2). Mostly the units were about 3 square wah 
(12 m2), where several (up to 5) young labourers stayed for 600 baht. In some cases the 
owner of the house lived under the same roof, but in most cases the lessor lived 
separately and had up to 9 units, for rent. 

20Sopon Pomchokchai, 'House-Renters in Bangkok slum-and-squatter settlements with reference to 480 settlements', 1985. 



§24 The growth of the Bangkok slums. 

Slum swveys on city level 
In the past, there have been several studies conducted to identify the total number of 
slums in Bangkok. The fin~ of these studies however, differ a lot due the different 
methodologies used. The two most important surveys concerned with the slum develop
ment in Bangkok are of 1984 and 1988. Both these studies used aerial photographs and 
the one of 1988 combined these photographs with a ground survey in the communities. 
Although the methodology and the accuracy of these studies have been questioned by 
different researchers, the results of both studies will be used in this report. 

The increasing number of slums 
By composing the fin~ of the two slum surveys, and the results with regard to the 
age of the 1020 slums of 1984, the growth of the number of slums in Bangkok can be 
represented as in figure 21. The number of slums the author of '1020 Bangkok Slums', 
Sopon Pomchachai found, was corrected by the 1988 NHA study, from 1020 to 1336, 
when the aerial photographs of 1984 were rechecked. Therefor, the number of slums 
existing before 1984, should also be corrected, since this number is deducted from the 
age of the slums that Sopon detected in 1984. However, the age of the 316 're-founded' 
slums is not known. Thus, in reality the number of slums existing before 1984 will have 
been higher as presented in figure 2.1. 

Figure 2.1: Number of slum settlements Source: "1020 slums• (1984) and the NHA slum suivey (1988). 

The total number of people living in the slums can be calculated, since the number of 
households of both studies is known. The average number households in the slums 
during the period 1984-1988, declined from 158.9 (rechecked) to 148.5 households. With 
an average of 5.5 persons per household, the total population can be calculated as 
summarised in table 2.2. These figures show a stable share of the slum population in the 
whole BMA. 
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Table 2.2: Slum population in the BMA Source: Data of the 1984 and 1988 slum survey combined. 

The pattern of slum growth between 1984 - 1988 
The increasing number of slums in Bangkok, are continuously located further away from 
the city centre. Especially in the saturation area within 5 km of the CBD, this develop
ment is evident. The average distance of the slums from the city centre increased from 
7.1 km. in 1984 to 10.7 in 1988. This development is illustrated by the changing propor
tion of slums located in zones of 5 km. from the CBD, in 1984 and 1988 (figure 2.2 or 
table 23). 

Figure 2.2: The pattern of slum development Source: 1988 slum survey, NHA 

This pattern can be explained by the location of the new slum settlements and the 
evicted ones. The 323 new slums are particularly located in the south (Samut Prakan) 
and the north (Nonthaburi/Pathum Thani) along the Chao Praya river (see appendix 
14). Most of these new slums (78.6%) are located more than 10 kilometres from the 
CBD. The districts Nonthaburi and Pathum Thani are just outside the boundaries of the 
BMA, implying that it is getting (too) difficult to establish slums inside the boundaries 
of the BMA, as close as possible to job opportunities. 



The 10621 evicted slum communities, on the contrary, were mainly situated in a core of 
0-10 km. around the CBD (82%). The pattern of eviction and settlement of slums for 
the period 1984-1988, is summarised in table 23 

Table 2.3: Number of slums per zone in 1988, in distance from the CBD Source: 1988 slum survey, NHA 

Development of the tenure status of slums between 1984 - 1988 
The share of the as 'illegal' considered squatter settlements in the total number of slum 
communities remained almost the same in 1988, compared to the situation of 1984. In 
1984, 17% was considered illegal, whereas in 1988 this share slightly increased to 17.9%. 
Most of these settlements can be found along the klongs in the north of Bangkok and 
some in the eastern and southern part. The biggest squatter area still is located on land 
of the Port Authority of Thailand, in the Klong Toey district. In 1984, a majority of 
795% of the 166 squatter settlements were located on public land; the private land
owners tend to rigidly protect their property. 

Also with regard to the land ownership of the land on which the slum communities are 
located, the situation did not change appreciable. In 1988, a majority of 65% of the 
slums was located on private land, a decrease of 0.7%. The share of the slums located 
on public land also decreased from 30.8% to 24.7% in 1988. Only the increase of the 
share of slums located on mixed landownership (as well as private as public) increased 
in four years from 4.2% in 1984 to 11 %. 

The insight that is gained in the situation of the Bangkok slums, is used in the next 
chapters as a basis to assess the consequences of slum eviction (chapter 3) and slum 
resettlement (chapter 4). 

21
The 1988 study found 323 new slums, 106 which were evicted and 24 which appeared to be united, compared to the 

situation of 1984. 



Chapter 3 Slum Eviction. 

§3.l Introduction. 

Along with the economic development of Thailand, which is concentrated in Bangkok, 
the situation of the urban poor in the metropolitan has become more insecure. The sky
rocketing land prices, together with the investments in infrastructure (necessary for the 
functioning of the expanding city) cause an increasing pressure on the land on which the 
slums are located. As discussed in the previous chapter, an increasing number of slums 
are confronted with the problem of eviction. 
Of course not only Bangkok is confronted with the eviction problem. In the next 
paragraph some international experiences will illustrate the magnitude of the eviction 
problem and the increasing international attention for this issue. 
To assess the consequences of these evictions for the urban economy and the function
ing of the city, the role of the slum in the urban economy is discussed. This is mainly 
done by exploring some experiences in Bangkok. 
Subsequently, the process of slum eviction is descrt°bed in terms of causes, actors 
involved, resistance, methods for enforcing the eviction and consequences. The slum 
eviction is elaborated in more detail for the situation in Bangkok, in paragraph 3.5. 
Finally, the impacts of the slum eviction are discussed for three different levels: micro 
(household), meso (community) and macro (city/society) level 

§3.2 International attention for slum eviction. 

During the last years, the media has reported about numerous forced evictions 
worldwide. Recent evictions which caught much attention due to international events, 
are for example: 
• The forced eviction of 120,000 persons in the Dominican Republic, in expectation of 

the ~ year celebration of Columbus in 1992. 
• For the preparation of the 1988 Summer Olympic Games in Seoul (South Korea), 

720,000 persons were forcibly evicted. 
• The eviction of 586 families (about 3,000 persons) from settlements adjacent to the 

Sirikit National Convention Centre, m Bangkok where the World Bank/ IMF 
Meeting was held in October 1991. 

In boxes throughout this chapter, several 
cases of eviction which occurred world
wide, illustrate the seriousness of the 
problem. These cases are derived from 
'A global survey of forced evictions; 
violations of Human Rights' of HIC and 
COHRE22

• The findings of these 
organisations indicate that the practice of 
forced eviction is not declining, but 
rather on the rise. Mrs. Somsook 
Boonyabancha of the Asian Coalition for 
Housing Rights, predicts that "within five 
to ten years from now, forced evictions of .. ::</:)}})})/:}}::> ::: :-·.;.·.·.· . 
the urban poor is the major problem of 
the Third World citie?". 

22A paper prepared for the 481
h Session of the Commission on Human Rights, by Habitat International Coalition (HIC) and 

HIC Centre on Housing Rights and Evictions (COHRE), February 1992. 

23 see footnote 1 



However, not only Third World cities are confronted with mass evictions. In the U.S. for 
example over 90% of the tenants do not posses legal protection against eviction. 
According findings of HIC and COHRE, consequently each year, between 2 and 2,5 
million persons are forced to move, due to circumstances beyond control, like loss of 
employment, rent increases, lack of affordable housing, urban renewal, development 
projects and so forth. During 199~ self-built shanty towns housing homeless persons, 
were bulldozed in Los Angeles and New York. 

Eviction as a violation of the Human Rights 
In August 199~ a Sub-Commission of the UN adopted resolution 1991/12, entitled 
'Forced Evictions'. The resolution which indicates violation of some fundamental human 
rights aspects of forced eviction, aims for 
measures by the UN human rights pro
gramme. The resolution is based on "the 
fact that the practice of forced evictions 
constitutes a gross violation of human 
right, in patticular the right to adequate 
housing' and stresses "the need for 
immediate measures to be undertaken at 
all levels aimed at eliminating the practice 
of forced eviction". The UN should 
encourage governments to reduce the 
forced eviction by policy and legislative 
measures, even to give legal security of 
tenure to those currently threatened with 
eviction. Also the importance of sufficient compensation and/or alternative 
accommodation is stressed. 
The resolution can be an important step towards addressing this long ignored human 
rights violation. In chapter 5, recent guidelines of the UNCHS and the World Bank for 
slum resettlement are discussed, to see in what way they (are supposed) to address the 
problem of slum eviction. 

§3.3 The implications of slum eviction for the urban economy. 

As discussed in chapter 1, the reason for living in slum communities is mostly because 
no other forms of appropriate housing are available. The appropriateness of housing 
alternatives has been discussed fundamentally J.F.C. Turner24. He distinguished two 
types of factors which determine the housing performance: non-monetary and monetary 
factors. The non-monetary values (relative employment access, social access, security of 
tenure and physical standards) are judged relatively by comparing the actual situation 
with the household's priorities. The same is done for the monetary values (income, 
price, costs25 and assets owned by the occupants) where the actual situation is com
pared to the needs or expectations of the households. 
By living in slum communities, many households are able to optimiz.e their housing 
performance in non-monetary terms, like social and employment access. although the 
security of tenure and physical standards may not totally match with the households 
priorities. The locations of slums, near job opportunities which are accessible for the 
urban poor, minimiz.es the costs for transport and time spend for travelling. Together 
with the low costs and prices for housing and a satisfactory income and assets situation 
most slum households are also able to optimiz.e their housing performance in monetary 

24J.F.C. Turner, 'Housing by people, toward autonomy in building environments', 1976. 

25Construction or replacement costs. 



terms. 
The jobs that most poor slum dwellers 
are engaged with are: labourers, produc
tion workers, vendors or self-employed 
activities. Not only the slum dwellers 
depend on the location of their house for 
employment access, also the factories, 
companies and government enterprises 
depend on the presence of a nearby 
cheap labour force. Also the urban popu
lation in and nearby the slum 
communities profit and partly depend on 
the cheap services and self-employed 
activities of the slum dwellers. In other : ==::==: :;::::::::, , .. ,:,:::::::::::=::::=tttttttt\:== .. ... . 
words, the slum community is 
interactively connected with its direct neighbourhood. A rigid chance in this interactive 
structure may cause damage to the functioning of the urban economy as a whole. This 
economic role of the slum communities is mostly not recognised at its full amount 
For the case of Bangkok, where over 20% of its population lives in slum communities, 
Rudiger Korff6 extensively descnbes the importance of the economic relations between 
the slum and the city. Not only by their supply of labour power but also by their 
spending and (self-employed) economic activities they are involved with. 

Supply of labour power 
Data on occupations of the people in different slums in Bangkok, reflect on one hand 
the importance of the slum in providing in labour power for the surrounding and on the 
other hand that the surroundings determine jobs for the slum dwellers. This statement is 
also supported by the findings of the ISP-study of 1992, in the Rong Moo slum com
munity27. 
By living in slums near job opportunities, the people have important social relations for 
access to work. Due to the specific organisations of different kind of work, this closeness 
of social relations is a necessity. Most jobs which do not require qualifications are 
irregular and insecure and many employees have to change employer regularly. 
In short, the labour power supplied by slums are integrated in the urban economy and 
mostly depend on their closeness to job opportunities. 

Consuming of goods 
Although the money spent by slum dwellers is low, their total demand is a considerable 
amount of goods because the slums are densely settled areas. This is reflected in the 
location of markets in the vicinity of the slum, which serve the needs of the slum 
dwellers and others. According to data of surveys used by R. Korff, the usage of several 
markets indicate that the slum dwellers are important for and integrated into the urban 
marketing networks. 

Supply of goods and services 
There are many forms of petty commodity production by which slum dwellers earn a 
(mostly insufficient and supplementary) income. Also many forms of services (transport, 
repair, maintenance, vendors ... ) are provided by slum dwellers. The produced commod
ities and offered services are consumed and used by slum people themselves but also by 
other (higher income) individuals or companies. 

26Rudiger Kotff, 'Bangkok: Urban System and Everyday Life', 1986. 

27ISP-1992, chapter 4. 
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that the eviction of slum communities 
can have considerable implications for 
the functioning of existing urban struc
ture and its economy. They form an 
important linkage in the urban structure, 
due to the commercial ties with 
customers, suppliers and distributors. 
For the case of Bangkok it is intelligible 
that without slum dwellers (as bus and 
taxi drivers, vendors, garbage collectors, 
cleaners, labourers etc.) the city could barely function. 

§3.4 Slum eviction in the inner-city; conflicting demands. 
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The eviction of slum communities tend to take place on land close to the inner-city of 
fast growing cities. This inner-city also includes the economic sub-centres which are 
located around the actual 'city-centre'. These centres have advantages which are related 
to their location, resulting in an increasing demand, an continuous pressure to develop 
the land and an intensification or change of the existing land use. 
Three main groups of actors can be distinguished which have conflicting demands in 
these inner-city areas. The first is the private sector, which requires good accessibility, a 
consumers' market, the presence of service companies/organisations and other institu
tions. The second is the governmental sector, which uses the inner-city land for its 
buildings, road construction and other infrastrutural projects, parks, housing and so 
forth. The government also receives taxes from the land users. The last main group of 
actors are the inhabitants which prefer to live in the inner-city mostly due to the access 
to job opportunities. 
The growing and changing demand for inner-city land pushes up the land values to 
enormous heights. The changing land use has become a politically sensitive issue 
between potential developers (private as well as the government), the current occupants 
(often low-income families) and the government as regulating organisation. 
For the case of Bangkok the government has obviously chosen for a liberal land policy: 
the market forces determine developments and everything is done to stimulate the 
economic development. The result of the policy has been an uncontrolled development 
of the city, but it also brought the intended economic development and an increase of 
the GDP. This economic development however, is achieved at the expensive of large 
groups of low-income families; they are forced to leave their dwelling without appropri
ate housing alternatives or adequate compensation. Only parts of a few communities 
have been able to find a suitable alternative. But these people are not protected by 
legislation or government policies. 
In general, a set of factors determine the eviction of slum communities, which 
include28

: 

the general pressure for inner-city development; 
government policy and commitment related to land development and responsibility 
to housing the poor; 
societies' view on urban poor and their housing rights; 
the nature and scale of inner-city rehabilitation programs; 
the nature and scale of private interventions in the inner-city; 
the extend to which the urban poor are able to influence or participate in the 
decision making processes which affect their housing situation; 

:ZS.Relocation; Residential stability of the inner-city url>an poor', UNCHS (Habitat), February 1991. 



the legal and regulatory framework affecting the land tenure and the housing 
situation of the urban poor. 

The eviction can be enforced in many different ways. In the following paragraphs the 
practice of forced evictions will be discussed for Bangkok. 

§3.5 Slum eviction in Bangkok 

The situation of slum eviction in Bangkok has already been discussed extensively in the 
ISP-1992 report. Therefor, in this section the slum eviction in Bangkok will be reviewed 
briefly, avoiding repetition of the ISP report. 
Fll'St of all, the pattern and facts of the slum eviction are presented briefly on city level. 
Next, the process of the eviction as it takes place in Bangkok is summarised, with 
reference to case studies descn"kd in the ISP-1992 report. 

The pattern of slum eviction 
Table 2.3 (in chapter 2), shows that a majority of the evictions in Bangkok indeed takes 
place in the inner-city. Of all 106 evicted slums between 1984 and 1988, over 82% were 
located within a core of 10 km from the CBD; over 95% within 15 km. More specifi
cally, all evictions took place within 2.5 km from one of the 50 city sub-centres (see 
appendix 15). 
There have been several attempts to indicate which slums are threatened by eviction. 
The most comprehensive one comes from the study of Sopon Pornchokchai of 1984. He 
distinguished six different stages of eviction pressure: 1) rumours, 2) eviction order, 3) 
negotiations/case to court, 4) arson 5) demolition and 6) others. Of the 1336 slums in 
1984, 348 or 34% were indicated as being under one of these stages of eviction pressure. 
In 1988 in the study of the NHA, the same categories were used and of the 1529 slums 
at that time, 363 faced eviction or 27% of all 1355 slums from which data were available 
(174 missing cases). Despite the relative decrease, the absolute number of households 
threatened with eviction increased with 70%, from 45,232 households in 1984 to 76,621 
in 1988. 
From the data of 1988, it appears that if a slum does not have any eviction pressure at 
all, it does not mean the settlement will not be evicted in a short time. In total 69% of 
the 106 slums which were evicted had no eviction pressure in 1984. 
When looking at the other characteristics of the evicted slums, no clear relation with the 
pattern of eviction can be made. Most slums, 68.9% were located on private land which 
is comparable to the distribution of landownership for all slums (in 1988, 65% of all 
slums were located on private land). Of the evicted slums, a minority of 17.9% were 
considered as illegal (=squatter settlements) which is exactly the same percentage as for 
all slums in Bangkok (§2.4). Also the fact that a community is upgraded or does have a 
community committee, does not prevent eviction. The percentages of these slums with 
these characteristics among the evicted slums is only slightly lower: 12.3% of the evicted 
slums were upgraded, compared to 22.8% for all 1529 slums; 18.9% of the evicted slums 
had a community committee, compared to 25.5% for 1020 slums in 1984. 

The conclusion with regard to the eviction pattern on city level is that irrespectively 
whether or not the slums are illegal, whether or not they experienced eviction pressure, 
whether located on private or public land, whether or not they are upgraded or have a 
community organisation, eviction occurs. The only relation of slum characteristics and 
eviction can be found in the location of the slums, in distance from the CBD or sub
centres. The fact that a slum has a community committee or has been upgraded does 
not seem to give much more security in comparison to other slum communities. 



The process of slum eviction 
Although the evictions which took place in Bangkok differ from case to case, a rough 
picture of the process of slum eviction can be sketched by summarising the most 
frequent procedures/methods used/occurred in Bangkok. 
Landowners who consider eviction, mostly first stop collecting the rent (not in case of 
squatters) and get a court order. Various legal-type henchmen of the landowner will try 
to intimidate the residents, even assistance of gangsters are used during this harass
ment29. By filing legal actions to individual slum dwellers, the landowner tries to isolate 
them. Efforts are made to arrest and imprison slum leaders, otherwise bribery is often 
used in an effort to get rid of slum leaders. 
The fear of imprisonment, arson and eviction has various impacts on the people. Those 
who have the ability to move, often go elsewhere. The major part however is mostly not 
able to and have to organise themselves to resist the eviction and to protect themselves. 
H no community leader is present, one js selected by the inhabitants. The leader 
contacts outside groups at various level and organises community meetings. 
Organisations which are contacted may include: the United Slum Development Associ
ation (USDA) and other overall slum federations (like SDCC and K'I'F3°), other slum 
communities, NGO's, international civil rights groups (like ACHR and HIC) and mass 
media. 
The following actions are mostly undertaken by the community to resist the eviction31

• 

Contact landowner or government agency involved and ask for pity and some 
consideration; rarely successful. Mostly the owner's lawyer will inform them of their 
lack of rights in the matter. 
The community leader(s) contact higher ranking officials, like chiefs of police, army 
commanders and ministers to become neutral in the affair. 
Public support is sought, demonstrations are organised and together with the 
support of well-known key persons (including from the government) will often bring 
the landowner to discuss the problem. 

Evictions on private land are mostly settled more quickly than those on public land, 
since the real objectives of the administration are often not clear. The result can be, 
depending on bargaining and discussions, a fmancial compensation (more likely for 
evictions on private land}, other housing alternatives (land-sharing, flats, or any other 
form of relocation) or none and civil police are brought in to eject the people forcibly 
from their homes. In case no solution is found or the landowner is in a hurry, it is not 
uncommonly that goon squads and other forces by order of the landowner violently 
drive the people out of their homes. 
A general thumb-rule32 that can be used for the eviction cases in Bangkok is that 1/3 
of the people will leave the community because of fear of actions, 1/3 will leave with a 
small financial compensation and the last 1/3 will resist for a higher compensation or 
alternative housing possibilities. 

29Examples are the cases of Dr. Somporn (community leader of the Rama IV slum), Scnapattana, R.atchadapisck slum 
(resettled to Wat Aw Ngern and Klong Khum 1). 

30Slum Development Coordinating Centre (SDCC) and Slum Klong Tocy Federation (SK'IF). 

31Expcrienccs of Sompong Patpui of the Human Settlement Foundation (HSF), 'The fight for homes; a critical time in the 
slums of Bangkok', October 1991. 

32
According Fr. J. Maier; director of the NGO 'Human Development Centre', counterpart of the ISP-1992. 



§3.6 Consequences of slum eviction. 

The consequences of slum eviction can be distinguished in three groups, as is done in 
the ISP-1992 report: micro (household-community), meso (community-city) and macro 
(city/society) level The consequences on micro level can be explained by the non
monetary and monetary factors of Turner (§33) which determine the housing 
performance of the individual households. For the consequences on meso level, the role 
of the slum in the urban economy, as discussed by Korff (§33) is of importance. 

1) On micro level 
The consequences of slum eviction for the individual slum dwellers are closely related to 
those for the slum community as a whole. In terms of employment and social access, the 
situation of most slum dwellers deteriorates. Many people are forced to give up their 
job, because they ·can not find a housing alternative in the neighbourhood of their 
working place. Moreover, the often important social relations within a community are 
lost; sometimes even families are split. For the case of the port area in Bangkok, Klong 
Toey, Korff found that these social relations are of major importance to find a job for 
the daily labourers and many other low-paid jobs. 
The situation for the security of tenure and physical standards can deteriorate (in case 
no housing alternative is offered and they became squatters, renters, new slum dwellers 
or sometimes even pavement dwellers) or improves in case of better housing alternatives 
(found by the evicted people themselves or offered by the government or landowner). 
Many offered resettlement alternatives (if any offered) are located far away from the old 
slum. For these resettlement alternative, the impact on the individual households will be 
discussed in the next chapter. 
In monetary terms the situation also deteriorates. People have to leave the place where 
they were able to create a (weak) income/expenditure balance. The income situation 
mostly gets worse due to losses of (primary or supplementary) jobs, the inability to work 
as frequent as in the old situation and due to the time consuming reconstruction of their 
houses. Investments in houses, facilities and infrastructure are largely destroyed, which 
means a loss of their fixed assets. The price for housing mostly increases because most 
people are forced to rent a room or house in nearby slums, or in case of resettlement 
alternatives they are faced with a considerable increased rent. But also expenditures for 
transport, food, services and repayment of debts may increase. Moreover, costs for 
replacement of their homes can be very high, depending on the new housing situation. 

2) On meso level 
As discussed in §33, the slum is an integrated part in the urban economy. Slums have a 
close relation with their neighbourhood. 
The following meso-consequences can be distinguished: 

Loss of cheap local labour market. 
Loss of a considerable buying market. 
Loss of production market of cheap services. 

The eviction causes a disturbance of the local supply-demand market for labour, goods 
and services; it thus damages the local economic situation. 

3) On macro level 
For the society, slum eviction has the following consequences: 

Eviction means a large destruction of capital. Houses, infrastructure and facilities in 
slum or squatter areas are destroyed. Even recently upgraded slums are evicted. 
Huge investments have to be made in order to provide the evicted slum dwellers 
and squatters a new living place. In fact many investments will become middle 
income subsidy, because low income people can often not afford their new housing 
situation and sell their plot to middle-income people, mostly far below the actual 
market price. 



The eviction of slum communities mostly increases the existing problems in 
Bangkok. The eviction of slums to the urban fringe will further increase the 
imbalance between residential areas and working places (as discussed in §1.4) and 
thus increases the immense traffic congestion and environmental pollution. Not only 
will the eviction of densely occupied settlements increase this imbalance, but the 
redevelopment of the land by construction of offices or other boil~ generates 
also more traffic on the roads of Bangkok. 
The existing slum settlements become overcrowded and the sub-renting system in 
existing slums will increase because many evicted families will move to other nearby 
slums. This will deteriorate the environment in slums. Besides, if there are possibil
ities, new squatter settlements will arise. 
New settlements (slums as well as relocation sites) will appear in fringe areas 
around the city. The already worse planning of the city and its infrastructure supply 
will become even less efficient. It is hard and almost impossible for the BMA to 
guide these developments in the city. 



Chapter 4 Slum Resettlement. 

§4.1 Introduction. 

The importance of the slums and their location for its inhabitants and its neighbourhood 
has been discussed in the previous chapter. It not surprising that if one would like to 
resettle these people, many problems occur. In the past, different resettlement alterna
tives have been developed for evicted slum families, only with limited success. Not only 
the financial affordability of the slum people appeared to be a problem, but also their 
way of living, their social relations, access to income generating activities, access to 
facilities and others gave rise to many obstacles for successful resettlement projects. An 
extra problem was that many of the original inhabitants were 'evicted' again, because 
they were (voluntary) sold out by higher income people. 
The proposed resettlement model by the ISP-1992, is aimed to adjust the resettlement 
projects to the individual wishes and demands of the slum dwellers. In order to achieve 
this, an important phase in model is to discuss and evaluate the different possibilities for 
resettlement in the threatened community. In this chapter, the resettlement alternatives 
which have been implemented in Bangkok will be discussed and analyzed. Such an 
analysis can be a first step to inform the people about (the consequences of) the 
resettlement. What and how severe are the impacts of these different resettlement 
alternatives for the community? Of course more case evaluations of resettlement 
projects should be conducted to assess the consequences on household level (like the 
evaluation of the relocation project Rom Klao 2 by the ISP-1992). 
Before analyzing different resettlement alternatives and discussing the international 
guidelines with regard to slum resettlement in the next chapter, a general framework of 
the resettlement process is given. First of all, the general changes in the policies with 
regard to slum-housing and resettlement in Third World countries, are reviewed. 
Subsequently a description of the resettlement process and its institutional framework is 
made. 

§4.2 Changing international slum policies. 

Governmental attitudes and policy responses to slum and squatter areas in the past, 
gradually changed from a rejection or 'bulldoz.er' policy to a recognition of slum and 
squatter settlements and a policy of 'enabling', by institutional development. 
The initial policy of most government agencies was based on denying the slum and 
squatter areas and on the clearance of these areas. They were considered as dangerous 
(due to criminality and for public health) and as an eyesore. Moreover, most govern
ments were afraid that if these areas would be allowed, the 'pull' effect or attraction of 
the city would increase the migration from the rural to the urban areas. This negative 
attitude resulted in mass evictions, without appropriate resettlement alternatives (if any); 
slums were demolished and in some cases relocated to flats. In some countries the 
relocation of inner-city communities served as an instrument to reinforce the develop
ment of 'new towns' or 'satellite towns'. 
Gradually it was realised that the construction of expensive flats as well as the 'new 
town' concepts, could no longer be financed by the governments and did not meet with 
the social and economical problems the urban poor faced. 
From the 1960's on, a more realistic alternative had to be sought. Supported by the 
ideas of John F.C. Turner, the governments shifted towards a policy of recognition. This 
policy was based on guiding and controlling the urban development by providing basic 
infrastructure, facilities and services for low-income housing. These sites & services pro
jects could reduce the economic and administrative burdens of housing agencies and 
could mobiliz.e the resources of the target group. 



During the sixties and seventies, relocations reached their highest intensity worldwide33
• 

In the beginning of the 70's however, the attitude of most developing countries towards 
the slums changed because the implications of the destructive policy became visible. 
Many evicted people eventually returned to slums or squatter settlements, which became 
overcrowded. Moreover, the experiences with the sites and services schemes, which were 
considered as the solution for the housing problem of the urban poor, were disap
pointing. Under the pressure of increased local resistance and of the international 
organisations, like the World Bank and the United Nations, most governments changed 
their policy. Most governments searched for other solutions than relocation and tried to 
fit the slum and squatter areas in the urban structure, by slum upgrading and 
notarization of informal housing. Existing slums and squatters were improved by 
providing water, electricity and other facilities and services and by improving its lay-out. 

Besides slum upgrading and sites & services schemes (including social infrastructure), 
nowadays the government's action is more and more aimed at ensuring that all the 
resources needed for house construction or improvement are available as cheaply as 
possible. 
Many of the sites & services and slum upgrading projects were reasonably successful in 
meeting their physical implementation but most urban programs did not achieve 
sustainable policy reform and institutional development and were not repeatable. As a 
reaction to this inadequacy, many government are now shifting towards the 'enabling' 
policy. It is recognised that major institutional changes are needed to make urban 
programs effective. Increasing attention is paid to the urban management, in order to 
achieve a sustainable policy and institutional development. 

§4.3 The resettlement process. 

To descnbe the general resettlement process of slum communities, the phases which can 
be distinguished, and the actors who are involved will be discussed. If relevant, the 
situation in Bangkok illustrates the different stages or the role of the different actors. 

Decision to evict a slum community 
The decision to clear a slum area mostly comes from the landowner or government 
agencies (e.g. in case of infrastructural projects). The reason for eviction and the 
characteristics of the 'evictor' (private or public), have major impacts on the eviction and 
resettlement process. 
For the Bangkok case, many slum communities disappear anonymously without 
contacting the authorities, NGO's or slum federations. These communities at the most 
got a small financial compensation; in these cases one can not speak of a resettlement 
process but only of a eviction process. The process largely depends on the interests of 
the evictor; financially but also with regard to the public opinion (especially (semi-) 
government agencies like the Crown Property Bureau, the BMA, monasteries and 
universities). 
Besides the development pressure and 'cooperation' of the evictor, the eviction process 
depends on factors like: community organisation (especially leadership), legitimacy of 
land occupation, contact and support from outside, attention of media (e.g. newspapers) 
and the political situation. 

33UNCHS report on relocation, 1991. 



Decision to resettle the community 
The decision to resettle a slum community is mostly not simultaneous with the decision 
to evict. The experience of BangkoJ.c34 shows that in case a resettlement alternative is 
offered, only 44% 'benefits' of the alternative. The majority however, leaves the 
community much earlier because of fear for actions of the landowner or with a small 
financial compensation. Only the remaining group is able to exact a (possibility for) 
resettlement alternative from the landowner or the NHA. 
When the decision to offer or organise a resettlement alternative, three following phases 
can be distinguished: 

planning and dCsign, 
implementation and 
follow-up of the resettlement alternative. 

Before these phases are discussed, the institutional framework in which the resettlement 
process takes place is elaborated. 

Institutional framework 
To find out what the role and responsibilities for all actors involved can be, it is 
important to assess their (potential) · capacity, experiences and policy. The actors 
involved can be distinguished in five main groups: 

public agencies (concerned with low income housing), 
the affected community, 
NGO's, 
the landowner and/or 'evictor' and 
others (international development agencies & individuals). 

Usually, the public agencies play an important role in the resettlement process. In 
Thailand, the NHA as responsible agency can be involved in many different ways. Its 
role varies from planner, designer and executor of a project (in case of NHA-projects) 
to a funding agency and facilitator only (in case of NGO/CBO organised projects). 
For the planning and design phase, there is hardly any cooperation of the NHA with 
other government agencies (not with the DTCP and since 1992 not with the BMA). 
Only in case of NRA-projects, the NHA coordinates in the implementation phase the 
private sector (constructors), and authorities like MWWA (for water) and MEA (for 
electricity). 

The involvement of the community in the process also demonstrates a great variety. 
Factors which determine or influence their role are for example its organisation 
(especially the community leader), their unanimity, access and support from NGO's, 
media and others, attitude of government agencies (NHA), their legitimacy of land 
occupation and the landowner. The role of the CBO can range from marginal (in NHA 
projects) to a high degree in projects organised by the community and NGO's. 
The role of NGO's mainly depends on the policy of the organisations. In Bangkok most 
NGO's support communities to resist the eviction and to find alternative solutions for 
the problem (land-sharing, reconstruction or buy land with compensation of the 
landowner). Other activities of NGO's concern: community development, act as 
intermediaries (for the interest of the community), provide facilities (credits, guarantees, 
office equipment etc.) .. 
In case of on-site resettlement, the role of the landowner or developer is obviously 
decisive for the success of the project. But also in case of off-site resettlement, the role 
can be important as financier. For the projects organised by the communities them
selves, the compensation of the landowner determines the possibilities for resettlement. 
In case of resettlement to governmental projects their role is mostly limited to the 
provision of financial compensation for reconstruction of the dwellings. 
International development agencies can provide financial as well as professional support 

34ISP-1992 report, chapter 5. 



in the planning and implementation of resettlement projects. 

Planning and design 
The planning and design phase starts with the decision to offer or organise a resettle
ment alternative. In case of resettlement to a NHA-project, the participation of the 
community is mostly minimiud and it is the NHA who prepares the whole resettlement 
project. In these cases the role of the NGO's is limited to social and economic activities 
(e.g. the cases of Rom Klao 1 & 2. Onnut, Watcharapol, Bang Bua). When a community 
decides to organise an alternative themselves, the planning and design is done by the 
community/NGO's (e.g. Petch Siam, Klong Khum 1, Wat Aw Ngern, Senapattana (or 
Ruamjai Samakki)) or with a high degree of participation of the dwellers. In the latter 
case the NHA can stimulate the process by advising and assisting the community and act 
as an intermediary in negotiations (e.g. the cases of Rama IV, Sengki, Klong Khum 2). 
The project planning determines how and when the resettlement takes place. This 
planning differs from case to case but is important for the success of a project. The 
design of a project determines the physical layout of the project, mainly depending on 
the location and standards used. A very important and difficult moment is the choice of 
a resettlement location/site (in case of off-site resettlement). This choice should be 
made on basis of site characteristics like: distance/travel time to old slum, employment 
possibilities, accesslbility (public transport), nearby facilities (schools, market, temples 
etc.), the quality of the site (flood) and of course its price. 

Implementation phase 
According to the UNCHS report on relocation, 'the key issue in the implementation 
phase is the coordination of the various activities related to the actual removal of the 
community affected'. These activities include: 

the development of the resettlement area, 
the provision of temporary shelter, 
compensation arrangements, 
identification of those eligible for resettlement and the allocation of plots, 
the move of the community and 
first support in reconsolidation. 

The coordination of these activities often gives rise to practical problems and ineffic
iencies. The experiences in Bangkok demonstrates these problems occur in project 
organised by the community/NGO's as well as in NHA projects35. 

Follow-up 
For the residents who go to a resettlement project, the follow-up activities/assistance is 
often necessary and decisive whether or not they will stay. Due to the meagre follow-up 
in the relocation project Rom Klao 2 in Bangkok, evaluated by the ISP-1992, many 
people left the project by selling or letting their plot within the first six months. 
Moreover, over 40% of the remaining people said they were in serious doubt whether or 
not they would be able to stay in the project. Problems related to a combination of extra 
expenditures, loss of employment, decreased income and public transportation defi
ciencies are expected to have disastrous affects on the relocatees and thus the success of 
the project. 
According to the ISP-resettlement model, the follow-up activities should include activ
ities like (a continuation of) information supply, credit facilities (financial support, saving 
and loan schemes, setting up (cooperative) income generating activities), skill and job 
training (technical training/assistance in house construction and training to apply for 
jobs and maintenance of the project. 

35See ISP-1992, case-studies, chapter 5 



This description of the resettlement process makes clear that the eviction and resettle
ment can take place in many different ways. illustrations of different relocation projects 
in Bangkok are given in the ISP-1992 report by describing their resettlement process. In 
the next paragraphs, also other resettlement alternatives implemented in Bangkok are 
described and analyzed to assess their (possible) impacts on the relocatees. 

§4.4 Resettlement alternatives in Bangkok. 

In 1973, the NHA was founded as a state enterprise under the supervision of the 
Ministry of Interior. During the last 20 years, the NHA has introduced different 
alternatives to resettle slum dwellers. But also the slum dwellers and NGO's themselves 
organised different kinds of resettlement alternatives. In this paragraph, the different 
implemented alternatives are discussed briefly. 

1. Walk-up flats: 
The construction of walk-up flats as solution for the slum problem, was already applied 
before the establishment of the NHA in 1973. During its existence, the NHA completed 
20,486 units of five storeys walk-up flats for rent and 11,031 units of eight to twelve 
storey flats for hire purchase up to 1991. 
The NHA still implements walk-up flats, although evaluations of these flats show several 
disadvantages for the urban poor as well as the government: 

High capital costs varying from 150,000 to 200,000 baht per unit which would mean 
a monthly rent of 2,000 baht. 
High subsidy to reduce the monthly payment of 2,000 baht, to make the flats 
affordable for the urban poor. 
High maintenance costs up to 200 baht a month. 
Economic limitations of the dwellers (most small business and home industries can 
not be continued) 
Social problems with regard to the isolated way of living. 
Not enough space for large families or expansion of a family. 
The prime location of the flats in the city with good access to transportation, attracts 
middle income people and yuppies/students to the flats. Within the first three years 
already 30% of the units is transferred36

• 

2. Sites and services: 
Since 1978, the NHA has implemented 4 sites and services projects with in total 18.300 
sites as a supplementary alternative for the walk up flats. The main components of these 
kind of projects are land tenure ship for the residents, basic infrastructure and at choice 
core houses. The core houses are designed according to the income groups and include 
sanitary cores, one storey core row houses, semi-detached core houses up to two and 
three storey row shop houses. Moreover, material loans, technical assistance for house 
completion, health, education and social facilities were provided. 
Despite the supply of land on hire-purchase base, the provision of core houses and a 
subsidy of the government with 10% of the total investment, there still remain some 
disadvantages: 

All projects are necessarily located far from the urban centres and job locations, due 
to the high land prices. 
The price is still very high namely 1,200 to 1,900 baht a month for hire-purchase. 
Such instalments are only affordable for families with incomes higher than 4,000 
baht a month. The prices were pushed upwards due to the high standards for the 
infrastructure, land costs and inefficient implementation of the projects. 

~DB(IDRI, 1991. 



Disappointment among the residents; the dwellers expected a more complete core 
house. Due to financial limitations many dwellers were not able to finish the 
provided core house. The unexpected expenditures encouraged the selling of the 
plots. 

Because of the financial constraints the sites & services projects did not serve the 20% 
lowest income group of the urban poor in Bangkok. 

3. Slum relocation: 
In this report, a distinction is made between relocation and sites & services projects 
because there are some elementary differences between both kind of projects. Just like a 
sites & services project, a relocation project provides 'serviced' sites and is located at the 
fringe of the city. In relocation projects however, the on-site services are limited to 
water, electricity and sometimes drainage and sewage disposal; no core house or sanitary 
units are provided. Another difference is the target group of both projects; sites and 
services are not only designed for slum dwellers who are evicted. In principal every 
individual household in certain income categories can enrol themselves for these 
projects. In relocation projects, slum communities are (partially) resettled; only certain 
communities which are threatened by eviction, are eligiole to go to the project. 
Sites and services projects are always implemented by government agencies, especially 
the NHA, whereas relocation projects can also be organised by the affected commun
ities or involved NGO's. 
Although these kind of relocation projects could be considered as special cases of sites 
& services projects, the differences appear to be essential when evaluating the function
ing of the projects. In this report also a distinction will be made between relocation 
projects of the NHA and those organised (mainly) by the communities themselves. 
Since 1983, when the Bang Bua project was implemented as the first relocation project, 
the NHA bought several sites to relocate slum dwellers. Just like the sites & services, 
the relocation areas are far away from the inner city in the outskirts of Bangkok (see 
appendix 9, of the ISP-1992 report). 
During the analysis of the different resettlement alternatives, a distinction will be made 
between relocation projects organised by the NHA and those organised by the affected 
community board organisations (CBO's) and involved NGO's. The differences between 
these kind of relocation projects have already been discussed extensively in the ISP
report. In this section, only some remarks will be made about the costs of the projects. 
Although it is difficult to generalire the ISP findings of only 9 projects, table 4.1 shows 
that the development costs for NHA projects are more than three times as expensive as 
those organised by CBO's. The development costs of NHA projects are mainly for the 
construction of asphaltite roads, drainage/sewage systems, basic facilities (water & 
electricity) and to level up the land. The standards used for the infrastructure in these 
NHA projects are very high compared to those applied in the projects organised by the 
community. In these projects, the roads are only levelled up and hardened but not 
asphaltite. The households have to pay the levelling up of their own land themselves, if 
they would like to. No drainage or sewage systems are constructed; the houses use 
septic tanks. Eventually (mostly months after the resettlement), all communities were 
connected with the municipal water and electricity supply system. 

The land of the projects organised by CBO's however, appears to be more expensive 
than of the NHA projects. The communities have to buy the land for the actual market 
prices, whereas the NHA was able to purchase the land from other government agencies 
or bought it several years before development. To reduce the land costs, the land 
purchased by communities was mostly farmers land, without an access road and which 
floods during the rainy seasons. 
In case of CBO-organised projects, the money obtained as a compensation for the 
eviction is mostly used to purchase the land with a relative small additional loan. With 
the budget of 14,000 baht per household of the NHA for resettlement projects, the 
community is connected to the municipal water and electricity supply. On the average, 



the burden for the inhabitants of these projects (10% of the total costs), is much lower 
than for the people in NHA projects, where they eventually pay on the average 65% of 
the total costs. 
The major disadvantages of the relocation projects are: 

the far-off location of the project, together with long travel times; on the average 
more than 20 km from the old slum, according the ISP study. Resulting in unem
ployment and income losses. 
the isolated locations of the projects make it difficult to find a new job. 
extra expenditures; besides the monthly repayment for the plot, the people face extra 
expenditures for a new house, transport, food and services. Together with the losses 
of income, many households face financial problems. 

4. Land-sharing: 
Land-sharing as alternative solution for the eviction problem, has evolved in Bangkok by 
well organised communities which faced eviction. The slum dwellers were well organised 
and bargained successfully with the landowner for partition of the land they currently 
occupy. After protracted negotiations, the landlord agreed to sell or lease the least 
valuable land, whereas the landowner can develop the most favourable piece of land 
(along the main road). In this way, the conflicting demands of the landlord and the 
occupants are met. But also for the government, which has to ensure orderly develop
ment of the city and promote real estate investments on the one hand, while meeting 
the housing needs of the poor on the other. 
Angel and Boonyabancha37pointed out that land-sharing involves five basic principals: 
* community organisation 
* a land-sharing agreement 
* densification 
* reconstruction 
* capital investment 
In appendix 16, two land-sharing experiences in Bangkok are discussed to illustrate the 
process of land-sharing. For the forthcoming analysis a distinction is made between 
land-sharing with flats and with plots (as described in appendix 16). 

5. Reconstruction: 
Reconstruction entails partial removal of the dwellings and structures, to densify the 
existing settlements and provide legal rights to the dwellers. In Bangkok, reconstruction 
can be applied especially for the (illegal) klong (canal) settlements. Houses and 
obstacles protruding into the klongs will be removed and parts of the houses on the 
canal land have to be demolished to provide space for maintenance. Houses removed 
from the klong can be transferred to vacant plots within the settlements, or the 
residential area along the klong can be extended. 
This kind of resettlement has minimum impacts on the existing social and economic 

37
1WPR (10) 2 1988 



relations. Also for other infrastructural works (road construction, mass transit imple
mentation etc.) this alternative can be applied (partially). 
A special kind of reconstruction is reblocking. This alternative can be compared with 
land-sharing where a whole slum is demolished and rebuilt in a more efficient way on 
the same location, using less space. 

In table 4.2, the previously discussed resettlement alternatives are compared with each 
other for some general characteristics. 

Table 4.2: A comparison of the resettlement alternatives for some general characteristics 

§4.5 Analysis of six resettlement options. 

In this paragraph the previously discussed forms of resettlement, which are applied in 
Bangkok, are analyzed. The analysis is made according to the factors which J.F.C. 
Turner used, to assess the appropriateness of housing situations, as discussed in §33. 
The factors are visualised in appendix 17 for all projects individually, in windmill 
diagrams. These diagrams reflect the situation for all factors before and after resettle
ment ('old' versus 'new' situation) on community level. The diagrams are not used to 
assess the individual situations and priorities as Turner did, but for the change in the 
situation for the community as a whole. Consequently, the diagrams reflect relative 
changes and not absolute ones. In the following sub-paragraphs, for each factor the 
impacts for all resettlement alternatives are discussed and displayed in small bar
diagrams. 
The sites & services alternative is not presented in the diagrams, because these projects 
can largely be compared with the NRA-relocation projects; possible differences will be 
discussed in the text. 
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§4.5.1 Income. 

The income of the households in slum 
communities vary among the house
holds from below the poverty level to 
betta-of middle income. Most house
holds have a (weak) income - expendi
ture balance and are able to save some 
money and mostly play the share
gamelB. Therefor, the old income situ
ation of the slum community is indi
cated as 'moderate'. 
In case of reconstruction and land
sharing with plots, most households are 
able to keep their income at the same 
level Only income from economic 
activities which require a lot of room 
or depend on a good location along a 

Figure 4.1: The impact of different resettlement alterna
tives on the income level 

main road can reduce a household's income, especially in land-sharing projects. 
Moreover, for all six resettlement options, income from the letting of rooms/houses and 
from (illegally) distributing water or electricity will diminish. 
Although for land-sharing with flats and walk-up flats of the NHA the location is also 
favourable, more income generating activities will suffer from the resettlement Besides 
the previously mentioned jobs/income, more jobs are affected. Incomes that will 
probably decrease due to the changed community life, can be categorised in jobs which 
need: 
• passing customers (e.g. shops, hairdressers) 
• much space (e.g. food stalls, maintenance services, forms of petty commodity 

production, activities which need storage (garbage collectors)) 
• room in the open space (e.g. welding and other production/repair activities, charcoal 

production, animal breed) 
• accessibility (e.g. garages and other forms of maintenance services, shops, some 

forms of vendors or selling using tricycles) 
In the case of the resettlement of the Rama IV slum community (land-sharing by the 
construction of a flat), the community was closely involved with the design of the new 
flat. To reduce the negative impacts on the income of the individual households, for 
several jobs/occupations space was reserved on the ground floor. Although limited for 
some occupations, this initiative diminishes the negative impacts on the income situation. 

The consequences with regard to income are for relocation projects (by community or 
NHA) and sites & services projects, directly related to the far-away and mostly isolated 
location of the project. These kind of projects in Bangkok are mostly located more than 
lYi hour travelling with the public bus to the old slum39

• Jobs that are affected can be 
categorised as: 
• location of job far away from project (especially those located more than lYi hour 

travelling from project for a single trip) 
• daily labourers, who work irregularly and have to seek for a job each day. 

38 A share game starts when a group of people comes together; each member gives a fixed amount of money in each meeting. 
The person who agrees to pay the highest interest to each member of the share gets the full amount. A meeting is held, daily, 
weekly, every two days or at other intei:vals. The share lasts until everybody gets the full amount. People engaging in share games 
are mostly friends or well acquainted with each other. The danger during the game is, that someone who received already the full 
amount may disappear or leave the share so that the other would have lost the money. This game is often a method to increase 
their income. 

39ISP-1992 report, comparison of nine relocation projects, page 67. 



§4.5.2 Price. 

• jobs which require customers near or in the community; commercial ties with 
customers, suppliers and distributors are disrupted (vendors, salesman, traders, small 
businesses (shops) et al.); these people are also indirectly affected by the resettle
ment due to the fact that most people have more expenditures and have less income 
(ISP-survey in Rom Klao 2) and thus less money to spend. 

illustrative are the results of the ISP-1992 survey in the Rom Klao 2 relocation project 
of the NHA, where 72% of the households had a lower income than before the eviction. 
This was caused by the losses of jobs, but also by the fact that the hours the people 
could work per day was reduced. Lots of time had to be spend for travelling, but also 
the limited operating hours of the public busses restricted the hours they could work. 
Compared to the resettlement to flats, the situation of relocation projects with regard to 
income will have a more severe impact on the overall income situation of the house
holds. 
The relocation projects organised by the communities themselves, are mostly located 
more favourable with regard to the travel time to the old slum. The community itself 
decides which location is preferably with regard to the present job locations or job 
opportunities. Therefor these projects will have less impacts on the income situation 
than in case of the projects of the NHA. 

With the term 'price' is referred to 
rent or amortization, property taxes, 
utilities and maintenance costs paid by 
the household. 
Although most slum dwellers have to 
pay more for illegally connected water 
& electricity supply (compared to legal 
connected families), most dwellers 
have little or no expenditures for rent, 
utilities, taxes and maintenance. An 
exception are the renters, who have to 
pay a relative high price for their hous
ing situation (see §23). Therefor, the 
'price' for housing in slums is judged as 
'low' and not 'very low'. 
For all resettlement alternatives a 

Figure 4.2: The impact of different resettlement alterna
tives on the price level 

higher price has to be paid, especially for rent or amortization. Except for reconstruc
tion with a marginal increase, this rent or amortization can differ from a monthly 
amount of about 500 baht to over 1,500 baht. In general the flats as alternative have the 
highest price, due to a high monthly rent and maintenance cost. 
The price largely depends on the kind of financing for the project and the conditions for 
the repayment on liabilities. The financiers of the projects in Bangkok can be distin
guished in four groups: 

NHA; rent or monthly repayment on hire purchase base of the inhabitants. 
Financial compensation of the landlord/developer as a major part of the financing of 
the project. Mostly additional financing comes from: 
• Fmancial institutions; the required guarantee mostly comes from the obtained 

compensation, NGO's or foreign aid organisations. 
• The community itself, as a minor part. The money is mostly collected in some 

form of credit union with a savings and loan system; sometimes supplemented 
by incomes from cooperative economic activities which have been set up. 

The ultimate price that the households have to pay differs among the alternatives, but 
also within one alternative, depending on the sources of financing for the project. 



§4.5.3 Costs. 

Therefore, the price indicated in figure 4.2 for the new situation is indicated as 
'moderate' for all alternatives except for the more expensive flats, which are indicated as 
'high' and reconstruction for which the price only marginally increases. 
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gated iron). Therefor, the costs for the 
reconstruction alternative are also low. 
The construction costs for flats are 

Figure 4.3: The impact of different resettlement alterna
tives on the development/construction costs 

very high compared to the other alternatives. In order to make the flats affordable for 
low-income groups, the NHA has to subsidire them. Also because of the high invest
ment cost and the high maintenance cost persuaded the NHA to change their resettle
ment policy from walk-up flats to the cheaper sites and services projects. 
The development cost of land-sharing projects with plots, largely depends on negoti
ations with the land owner for the price that has to be paid for the 'shared' land. The 
construction cost for infrastructure (which mainly depend on the standards used) and 
houses are relatively low, especially when organised by the community itself. 
When relocation projects are organised by the community itself, the development costs 
and reconstruction of the houses are relatively low. Although the standards do not meet 
those of the projects of the NHA, the costs can be considerable lower. In a comparison 
of nine relocation projects, visited by the ISP-team, the so called self-help projects are in 
general 44% cheaper than those of the NHA. Especially the high standards of the NHA 
for the infrastructure (main road 12 meter, secondary road 8 meter and other roads 6 
meter, drainage and waste water) make the NHA projects more expensive. 
The development costs for sites & services projects are even more expensive than the 
relocation projects of the NHA, due to the higher level of services and the provided 
core-houses. 

§4.5.4 Fixed assets. 

Fixed assets refer to the equity owned by the households. 
The land occupied by slums, does not increase much in value for the slum dwellers, due 
to the insecure rent agreement (verbal or contract) or because it is squatted. The fixed 
assets of the slum dwellers are therefor judged as very low. In case of reconstruction the 
dwellers obtain a long-term rights to stay, by which their fixed assets increase. 
Dwellers relocated to NHA or land-sharing flats do not have the important security of 
fixed assets. Moreover, the chance is high to be evicted again by higher income groups, 
especially due to the favourable location of the dwellings and encouraged by the 
relatively high rent and mostly irregular household income of low income groups. 
In case of land-sharing with plots, the dwellers obtain a land title of their plots, although 
they have to repay the loan with which the land is bought. With this outlook on a secure 
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holds considerably. In case of a reloca
tion project organised by the commun
ity, the new form of equity is a secure 
one, because they obtain the land title 
immediately. In case of NHA projects 
(including sites & services) the land 
title is obtained only after 10 or 15 
years of monthly repayment (hire-pur
chase) or a cash-payment at the start 

Figure 4.4: The impact of different resettlement alterna
tives on the fixed assets 

of the project. In practice however, also land rights are transferred (the new owner takes 
over the monthly repayment). The high standards of these projects and their attractive 
location outside the city centre for higher-incomes, makes them also attractive for these 
groups. In case of the Rom Klao 2 relocation project of the NHA, half a year after 
implementation of the project rights were transferred illegally to second owners for up 
to 200,000 baht. The monthly repayment of the dwellers is based on a plot price of 
32,130 baht (with an annual interest of approximately 8% ). 

§4.5.5 Employment access. 

Employment or economical access is 
the location of the dwelling as a func
tion of proximity to sources of the 
household's income. This economical 
access is one of the most important 
reasons for living in slum communities, 
as discussed in §33. 
The on-site resettlement does not 
affect this employment access directly. 
Only indirectly by the losses of jobs 
(§4.5.1 Income) the new place of living 
can affect the household's access to 
their income. 
Of all the off-site resettlement options, 
the walk-up flats of the NHA have the 
least impact on the household's access 

Figure 45: The impact of different resettlement alterna
tives on the empoyment access 

to their employment. flats have a rather favourable location with regard to income 
possibilities, compared to the other relocation and sites & services projects. For the 
latter projects the access deteriorates dramatically. An illustration of the severe 
consequences of a remote resettlement project, is the Rom Klao 2 relocation project of 
the NHA, in Bangkok. The ISP study of 1992, found out that of all working household 
members in the old slum community, over 40% lost their job, as a direct consequence of 
the bad access to their former job location (especially former vendors became unem
ployed). 
The location of relocation projects organised by communities are mostly more favour
able than those of the NHA, with regard to employment access. The choice for the new 
location of these projects is mostly done by the community itself and can take into 
account the travel time to the old community or nearby employment opportunities. 
Moreover, the communities are not obliged to buy expensive land with access and are 



therefor able to buy cheaper 'blind' land. This cheap blind land can be found closer to 
the city centre than land with access. 

§4.5.6 Social access. 
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Bangkok and their resettlement dem
onstrates that in none of the slum 
communities staid together in the past. 

Figure 4.6: The impact of different resettlement alterna
tives on the social access 

A considerable part of the community will leave because of fear of actions of the 
landowner or police and ignorance. Another part will leave in case a financial compen
sation is offered. Finally, not all inhabitants do meet the criteria to be eligible for a unit 
in a resettlement project (especially renters). In general, only a small part of the 
community moves to a resettlement alternative (In 9 relocation projects, studied by the 
ISP-1992, 44% of the original inhabitants eventually went to the project). 
The resettlement alternative which affects the social access the least, besides recon
struction, is land-sharing with plots (in case the majority of the community stays 
together). Land-sharing by flat(s) however, will individualire the household's way of 
living and affect the traditional community life and thus the social relations within the 
community. Indirectly this can lead to a deaease of the household's social access. 
All off-site resettlement alternatives will likely deteriorate the household's social access, 
due to the increased distance to the neighbourhood of the old slum. Together with the 
fact that many people will not move to the offered resettlement option, the social access 
will deteriorate much. 

§4.5. 7 Security of tenure. 

The tenure security is the duration of the household's option for continuous residence as 
well as the transferability. 
In slum communities the lack of legal protection (even in case of a written contract~ 
and the increasing threat of eviction, makes the security of tenure for the households 
low. 
In terms of housing rights, the situation after resettlement is much better due to the 
legal protection. But continuous residence is mostly dependent on the financial abilities 
of the dwellers. Therefor, the security of tenure is closely related to the earlier 
discussed factors income, price, cost, employment and social access. 
The transferability refers to status of dweller; they can obtain a housing right, which can 
only be transferred illegally (and thus cheaply), or they obtain a land title, which can be 

40See appendix 16, the case of the Rama IV slum. 
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their plot. Because the households can 
obtain a land title and the repayment is 

Figure 4.7: The impact of different resettlement alterna
tives on the security of tenure 

mostly to a commercial institution (no government), the plots (land titles) can be 
transferred before the debt has been repaid. 
For the resettlement alternative of flats, the security of tenure is lower. As well as for 
land-sharing with a flat as for a walk-up flat of the NHA, the impacts on the income
expenditures balance are considerable. Evaluation studies of resettlement to walk-up 
flats of the NHA 41 show a high percentage of second and third occupants. Although 
the in general lower rent for a land-sharing flat compared with a walk-up flat of the 
NHA, both alternatives can have severe impacts on the earlier mentioned (non) 
monetary factors, ranging from income and price to social access. Therefor, the security 
of tenure for these alternatives in general is low and the chance is high that the housing 
rights will be transferred (illegally) to higher income group. 
For sites & services projects as well as for relocation projects of the NHA, the security 
of tenure is also not high because of the severe impacts for the residents, as discussed 
earlier. The experiences show a high degree of second owners in these projects. 
Moreover, the high percentage of empty plots confirm the impression that the security 
of tenure is low for these projects, since it are not appropriate resettlement alternatives 
for a significant part of the slum dwellers. Land titles can be obtained after finishing the 
hire-purchase period of 10 or 15 years, or by a cash payment at the start of the project. 
Compared to the other off-site resettlement options, the relocation projects organised by 
communities themselves have a higher security of tenure. First of all the monthly 
repayments are in general lower (the factor 'cost') than those projects of the NHA. Also 
with regard to income and employment access, these projects are favourable. Moreover 
the inhabitants are able obtain a land title (possibly with debt) directly and transfer the 
title commercially if they would like to. 

41Bangkok Post, September 1987. 



§4.5.8 Physical standards. 

The physical standards include equip
ment standards, construction and 
space, bOth for the dwelling as for the 
project. 
Obviously these standards are very low 
for the old situation in the slums. In 
case of reconstruction this situation 
improves slightly. All other resettle
ment alternatives offer 'moderate' to 
'very high' standards, although they 
have mostly a very low priority for the 
people. 
In general the standards used for the 
projects organised by the community Figure 4.8: The impact of different resettlement altcma
itself are the lowest. Due to the limited tivcs on the physical standards 

available land for land-sharing with 
plots and these projects are also mainly organised by the community itself, the standards 
are also judged as 'moderate'. All other projects have standards which have judged as 
'very high'. In some cases the standards used are unreasonable high and could easily be 
lower. 
It is not surprisingly that the levels of the earlier discussed 'cost' correspond with those 
of the physical standards. 

§4.6 Conclusions. 

From the description of the resettlement process, it became obvious that how this 
process eventually takes place is unpredictable and depends on a set of (sometimes 
interactive) factors. Some important factors that can be distinguished are: the reason for 
eviction; the characteristics and cooperation of the landowner or evictor; the community 
organisation and unanimity; legitimacy of land occupation; contacts and support from 
outside and the political situation. 
All the discussed resettlement alternatives in this chapter have different kinds of impacts 
on their inhabitants. Especially the off-site resettlement options show drastic impacts on 
the overall living situation of the dwellers. The most problematic consequences are 
related to loss of employment (income) combined with increased expenditures. 
The off-site resettlement projects have positive impacts on the physical standards, the 
security of tenure and the fixed assets owned by the inhabitants (except for the walk-up 
flats). These positive impacts however, do not coincide with the priorities of most 
inhabitants. The reasons for the slum dwellers to live in densely-built areas without 
security are mainly related to their real priority: employment access. The experience of 
slum-resettlement in Bangkok shows that only a minor part of the slum dwellers is able 
profit from a resettlement project on the longer term. 
The conclusion of the analysis could not be that the most discussed alternatives are bad 
and should not be implemented in the way it is done in the past. But to improve the 
functioning of most projects, the resources available should be allocated according to the 
priorities of the individual households. In chapter 2, the profile of the Bangkok slum 
dwellers made clear that the households in the slums can not be treated as a 
homogeneous entity. The characteristics of the individual households (like income, 
employment, size and composition) differ too much to do so. 



Chapter 5 International guidelines for slum resettlement. 

§5.1 lntroductio1L 

International development agencies have proposed several guidelines, according which 
the relocation process should be guided. These guidelines can be used as a framework 
for the promotion of a more appropriate resettlement, both through international 
agencies and direct to national governments. 
In this chapter the guidelines, as conditions for funding investments of the World Bank 
are discussed. The UNCHS developed similar guidelines, inspired by those of the World 
Bank and relocation experiences. The guidelines of both organisations can be considered 
as leading international procedures. Those of the UNCHS are of a recent date and 
concentrated on the situation of the inner-city urban poor. The World Bank has carried 
out considerable research in this area, mainly in the rural areas. More recently they 
started to pay attention to the particular problems of urban relocation. 
First of all, the guidelines developed by both organisations are summarized. 
Subsequently, the guidelines are reviewed on the applicability for the situation in 
Bangkok. They are also compared with the resettlement model as proposed by the ISP-
1992 for slum resettlement in Bangkok. 

§5.2 Guidelines of the World Bank 

The World Bank developed resettlement guidelines for the rural as well as for metro
politan areas. Since 1980, the World Bank developed procedures for development 
projects financed by the Bank. The overall objective of the World Bank in case of 
resettlement is to 

' ... ensure that, after a transition period, the displaced people regain at 
least their previous standard of living and that, so far as possible, they be 
economically and socially integrated into the host communities. In 
pursuing such integration, the major objective is to ensure that settlers are 
afforded opportunities to become established and economically se/f
sustaining in the shortest possible period, at living standards that at least 
match, and if possible improve upon those before resettlement. •. ... 2• 

As far as the guidelines are applicable for the urban evictions, they are summarised 
below. First some principles of the World Bank with regard to resettlement in general 
are discussed. 

General principles 
* Relocation policy guidelines should included within the overall national policies that 

must regulate urban planning and investment allocations in developing countries. 
* Whenever feasible, involuntary resettlement must be avoided and minimised and 

alternative development solutions must be explored. When relocation is unavoidable, 
efforts should be made to reduce its scale as much as possible, without compromis
ing the project's main goals. 

* All resettlement programmes must be development programmes as well: ' ... Ulhen 
resettlement is unavoidable, the Bank's policy is to help the bo"ower ensure that the 
productive base and income-earning ability of those involuntarily resettled are improved 
- so that they share the benefits of the new development or at least helped to attain the 
standards they would have achieved without relocation ... ' (42 page 9). 

4
2wortd Bank Technical paper 80; 'Involuntary resettlement in development projects: policy guidelines in World Bank

financed projects' page 19/Michael M. Ccrnea, 1988. 
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* Examining a resettlement plan after project appraisal and negotiations is unsatisfac
tory, as the Bank may be unable at that time to persuade the borrowers to make 
desirable modifications to the plan or obtain the full commitment of the borrower to 
carry it out. 

• The responsibility for relocating the affected people rests with government. 
• The affected populations should be consulted - directly or through their formal and 

informal leaders, representatives, or NGO's - with respect to the social and econ
omic aspects of the various alternatives being considered for resettlement. 

• Jealousy among the host population should be avoided. If possil>le, education, water, 
health, and other services should be made available for both groups, and a suitable 
social climate generated for their integration. 

• Squatter communities slated for removal must receive alternative locations for 
housing although they may lack the legal title or rights to their land (or other 
property) that would ensure their compensation. 

The development-orientated resettlement plan 
According the Bank, the planning and financing of a resettlement has to be an integral 
part of the preparation for the main project that causes the resettlement; it must be 
based on a well-prepared resettlement plan. This plan should at least contain the 
following items: 
1) Production-based development packages; the affected people should get the 

possibility to re:-establish themselves in the industrial or service sector of the local or 
regional economy. 

2) Compensation; displaced people are compelled to relinquish rights to various 
immovable assets (including housing, land, access to economic opportunities and 
public utilities as well as non-economic assets); cash compensation only is insuffi
cient. The full costs of re-establishment activities should be included for financing. In 
many cases the government laws and regulations (to expropriation of property by the 
State when required by preeminent national interests) with regard to valuation of, 
and compensation for the property lost are not appropriate. 

3) Habitat; housing, sanitary facilities, drinking water supply, schools, health care 
facilities, etc. 

4) Social organisation; the settlers' social and cultural institutions should be supported 
and used as much as possible, and their own initiative should be encouraged through 
self-help and incentive programs. Moreover, resettlement operations require a 
gradual transfer of responsibility from settlement agencies to the settlers themselves. 

In addition to this resettlement plan, the Bank designed a set of operational procedures 
and has prescribed them for work on Bank assisted projects. For all distinguished stages 
in the project cycle, a set of these procedures has been developed based on the general 
principles and resettlement plan. 

Analytical and planning tools 
Working guidelines have been developed by the Bank during 1986 and 1987, intended to 
assist in, and improve, the practice of substantive preparation, economic analysis, 
appraising, and monitoring of involuntary resettlements components in projects. 
The main elements for the preparation phase are: 
1) Baseline information on the affected people; 
2) Policy and legal frameworks; 
3) Organisational ·capability for resettlement; 
4) The resettlement plan; 
5) Transfer arrangements; 
6) Timetable and budget. 

The guidelines concerning the economic and financial analysis of a project have been 
developed, to identify which costs and benefits have to be considered. To structure all 
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typical costs and benefits of resettlement, a checklist together with detailed tables is 
designed. 
The guidelines concerning the monitoring of the project, should provide the manage
ment with a tool to assess the resettlement progress. An ongoing evaluation on the other 
hand, should address the more complex social, cultural and economic issues. 

§5.3 Guidelines of the UNCHS. 

In a publication of the UNCHS (Habitat) in 1991 on relocation, recommendations are 
made to improve future relocation programs/projects. The authors used their on 
experience, analy7.ed available material and corresponded with professionals in the field. 
The first question posed by the authors is who pays and who benefits of the relocation? 
They observe that (UNCHS, page 78): 

" ... Whereas for the public, and even to a larger extent, the private sector 
benefits far outweigh the costs of relocation, for the affected families this 
picture is reversed. .. " and although eviction should be avoided, " ... if 
relocalion is inevitable, the main question is how to achieve a balance, in 
order to obtain a fairer division of costs and benefits ... ". 

According the report this should be done by: 
Increasing resources (manpower and finances) used to improve the acceptability of 
relocation for the affected families. 
Respecting the interest of less powerful actors, like the urban poor and not by 
exclusively embracing market forces in the development of the inner-city. 
The private sector should assume its responsibility and carry costs commensurable 
with its benefits. 

The full costs of the relocation process should be paid by the benefitting parties, causing 
the eviction. The proposed principle is illustrated in figure 5.1. 

The guidelines for the manage
ment of the relocation process 
are mainly concentrated on the 
necessity to increase the local 
government's capacity to carry 
out affectively relocations. They 
should develop their capacity and 
should bring in resources, such 
as NGO's. By assessing some 
general possible roles and 
responsibilities, a division of 
tasks should be made. All groups 
should be involved and do what 
they are best equipped for. The 
government however, should 
have the key-coordinating role. 

Figure 5.1: The normal and proposed financing of slum resettle
ment. 

The guidelines for planning and design of the resettlement process are formed by a 
checklist of points. The major points are: 

* Target groups: 
- should especially be focused on low-income residents, who are mostly likely to 
suffer, 
- in-depth socio-economic survey have to determine the groups who should be 
included in the relocation program. 



• Scale,· relocation projects should be kept as small as possible, for: 
- the scale should not exceed the management capacity, 
- small sites are easier to find in proximity to the site to be cleared, 
- small projects work better socially, 
- small projects generates less reaction and opposition from the existing population. 

• Location: 
- should be as close as possible to original sites or good, cheap transport, 
- otherwise, close to potential income earning activities. 

• Site: 
- the costs for development should be taken in to account, low price sites normally 
have problems and may be very expensive to develop. 

• Timing: 
- the overall time span for planning, implementation and follow-up should be con
sidered over a period of some years, 
- sufficient time should be available to prepare the relocation properly, 
- temporary accommodation should be avoided. 

• Components: 
In general realistic standards have to be applied. In each of the areas performance 
criteria should be set for: shelter, infrastructure, transport, health, education, social 
facilities, community development and income earning opportunities. 

• Finance and cost recovery: 
- financing should be done by the parties who benefit (see figure 5.1), 
- relocation should not be on a basis of cost recovery, 
- obligatory payments should be kept to a minimum, related to the payment 
capacities of the relocatees, 
- financial support for building and developing income generating activities should be 
provided, 
- any loan scheme repayments need to be on a flexible basis, preferably managed 
through a community based intermediary, 
- internal cross-subsidy within the relocation project should be used, besides the 
cross-subsidy from the whole redevelopment programme. 

§5.4 The feasibility of the international guidelines 

General remarks about the discussed guidelines 
The guidelines developed by the World Bank are very comprehensive and well struc
tured. Although their applicability is mainly directed to the rural areas (e.g. in case of 
dam construction), some are very useful for the urban context. The emphasis of the 
guidelines concern the financial aspects of the resettlement, on project level as well as 
on the individual level. These financial aspects are worked out specifically with the help 
of extensive check-lists. For the other components however, the elaboration is much less 
specific and can be interpreted in different ways. Although the guidelines are meant to 
be used in a flexible way, the vagueness of many aspects diminish the applicability of the 
guidelines for local governments. 
The guidelines of the UNCHS, are less comprehensive and more fragmentary. The 
general principles used, largely coincides with those of the World Bank. Although the 
intentions of most issues are very interesting, the elaborations are mostly missing. Many 
issues raise more questions than it gives answers (how, who, what and when?). An 
illustrative example concerns the role and responsibilities of the different actors: 

" ... The point is that they should be considered, discussed with and 
involved from as early in the process as possible ... " 

Of course general guidelines can not give answers on specific questions which depend on 
the local context, but a broader framework of the guidelines of the objectives, criteria, 



intentions, suggestions together with basic assumptions would make the guidelines more 
applicable. 
The risk of the vagueness of many aspects in the guidelines, is that their intentions can 
be converted to suit or to the benefit of the priorities of local governments or land
owners. In this way the guidelines can be abused by using them as an excuse or as an 
account for actions· of the authorities or landowners/developers. 

An illustrative example of a relocation project which is largely implemented conform the 
above mentioned gbidelines is the Rom Klao 2 project, evaluated by the ISP-group (ISP
report chapter 6). This project has become an example-project of the NHA. No 
relocation project in Bangkok, ever received that abounded resources (manpower as well 
as finances). The official reason for the eviction was to serve the public interest: the 
construction of an elevated sky-train, a connecting road and a fuel pipeline. The eviction 
took 'coincidentally' place just before the World Bank/IMF meeting, held close to 
various slum communities. All slums were told to move, only the Duang Phitak (the one 
relocated to Rom Klao 2) agreed with the resettlement. The costs of the project are 
financed mainly with government resources; 82% of the total costs is paid by the 
government, 18% by the dwellers. 
' ... The NBA. with close corporation from the community committee and other concerned 
agencies, assigned a team to work with the community dwellers, in a manner whereby the 
people could fully pmticipate in the relocaJion process .. 143

• After a socio-economic survey 
in the slum, the dwellers were selected who could go to the relocation project. The 
relatively small relocation site includes 386 plots of which 3(j(} were reserved for Duang 
Phitak. The location of the project was considered the best of the available locations. 
Other locations would be much more expensive or further away from the old slum. The 
project is located near rapidly growing industrial estates and residential areas in Lad 
Krabang which (according to the NHA and labour department) should provide enough 
employment opportunities. Follow-up activities (mainly concentrated on employment 
opportunities and training) are organised by the NHA and the labour department. 
Issues of the resettlement of the Duang Phitak community which do not coincide with 
the guidelines are: 'sufficient time' to prepare the eviction (was at the most 3 months), 
no internal cross-subsidy and no loan scheme are provided. 
The evaluation of the Rom Klao 2 project shows that despite the high compensation 
( 40,000 baht per family), the abounded resources of the government and that the 
resettlement process coincides largely with the international guidelines, the project is not 
a realistic housing alternative for a considerable part of the former slum community. In 
general one can say that the project was not able to meet the individual needs of the 
slum dwellers. Together with a meagre preparation, many relocated households are 
confronted with severe financial problems. A small part of the slum community 
preferred to stay in slums nearby the old slum, whereas a considerable part of the 
relocated households after 6 months already moved back to the city or were in serious 
doubt whether or not they would be able to stay in the project. 
To meet the individual wishes and demands of the slum dwellers better in case of 
eviction, the ISP-1992 proposed a resettlement mode~ based on the experiences of the 
ISP-study in Banglcok. A summary of this ISP-resettlement model is given in appendix 
18. 

A comparison with the ISP resettlement model 
The final chapter of the ISP-1992 report, presents a resettlement model to improve the 
resettlement practice in Bangkok, only when eviction is inevitable. Although this model 
is made for the specific situation in Bangkok, most general principles coincide with 
those of the UNCHS and the World Bank. The ISP-resettlement model however is 
mainly concentrated on meeting the individual wishes and demands of the slum dwellers 

43NHA document about the Rom Klao'2 project, 'lbe status of slum problems', 1991. 
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and not to treat them as one homogeneous group. The ISP-model includes several steps 
in the preparation period to assess and discuss the priorities and demands of the 
individual households. The model advocates to develop several resettlement alternatives, 
if feasible, to meet the individual wishes and demands of the people. Analysis of the 
alternatives, as done in the previous chapter could be of help to evaluate the different 
alternatives for the individual households. Also the possible and preferable division of 
tasks is elaborated in more detail. 
A difference of the ISP-model and the UNCHS/World Bank guidelines is that the key
responsibility of coordination of the resettlement lies not necessarily with the govern
ment. The ISP-model states that the main respoDSil>ility of coordination can be with the 
NHA as well as with the communities and/or NGO's. The reasons for this choice are: 

Resettlement initiatives of the community itself should be encouraged. Since there 
are very positive experiences of projects where the community dwellers themselves 
are the main developer, make the decision of location, organise the site resettle
ment, land sub division, plot allocation, collect the repayments, organise the 
maintenance, most of the project coordination, etc. The experiences show that these 
processes of relocation are cheaper, better reflect the needs of the people and are 
more efficient with the informal ways the community organises the resettlement and 
the consolidation, than the processes where the slum dwellers only become recipi
ents of the project. In these cases the government can better act as an intermediary 
and facilitator than as the responsible agency. 
ff the government is the direct respoDSible for the resettlement, the attitude of the 
slum dwellers as well as of the land owner/developer can easily become passive, 
since "the government will take care of them or us". In Bangkok cases, this attitude of 
the slum dwellers became visible in for example the NHA-relocation projects. The 
collection of the monthly-repayment for the land in these projects appeared to 
become a severe problem. Seven years after the implementation of the Rom Klao 1 
relocation-project, the total debt for over half of the 412 households, increased up to 
2,000,000 baht, despite the very low monthly repayment of 400 baht. The major 
cause of this debt is the mentioned indifferent attitude of the dwellers. 
Also the land owners use this argument for the eviction and for not paying compen
sation, 'since the government will take care of them'. 

The ISP-model and the guidelines of the UNCHS, go not in to details for the financial 
aspects of the resettlement. Although both handle the principle 'the beneficiary pays for 
the resettlement', the World Bank elaborates this aspect extensively. 

Expected problems to apply the guidelines for the Bangkok situation 
For the implementation of the different guidelines for the Bangkok situation, some 
problems are to be expected. The problems are mainly related to: the government 
policy, the legislation, institutional capacity, the sky-rocketing land prices, NGO's policies 
and community's initiatives 
The national policy of Thailand is based on stimulating the investments of the private 
sector. The proposed principle 'the beneficiary contributes to the resettlement', conflicts 
with this policy. It may scare off investors and slow down the economic development. 
And with the current legislation, the slum settlements barely have any rights to claim 
any compensation. 
Another problem, related to the national policy is the proposed housing plan, which 
states that during the next five years 65,000 household (over 300,000 persons) living in 
over 300 settlements have to be evicted/relocated, in the conviction that the slum 
problem can easily be solved. The NHA has already bought large pieces of land in Nong 
Chok (about 40 km. from the CBD). The ISP-report already discussed the unrealistic 
nature of the targets and the problems which are to be expected. The proposed 
timespan for the preparation of the resettlement and the participation of the different 
actors will only delay the relocation. Moreover, this policy opposes all proposed policy 
guidelines, only to resettle slum communities in case it is inevitable ... 
Together with the limited capacity of the NHA and the magnitude of the proposed 
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relocations, the available resources are likely to be directed to the design and implemen
tation of the projects. The preparation, participation and consolidation are likely to be 
scamped. 
Another difficulty in Bangkok, are enormous increasing landprices. Annual increases of 
56% in 1988, 83.9% in 1989 to 92% in the beginning of 1990, make it almost impossible 
to buy affordable pieces of land The only possibility to buy land in the proximity 
(relatively) of the old slum is the blind land without access, but the NHA is not allowed 
to buy such land The NHA has to buy much more expensive land with access. The 
proposed 'small' projects by UNCHS, are therefore unfeasible. The current legislation 
does not allow the NHA, as a semi-governmental organisation, to expropriate land to 
gain access for their own property. 
The involvement of the NGO's, proposed by the UNCHS and the World Bank in 
projects where the government is the responsible agency is very difficult. Most NGO's 
do mostly not agree with the NHA in case of relocations. For most NGO's, it is against 
their policy to cooperate with an organisation who does not (and is not allowed to) 
resist the eviction. NGO's who did participate in some way, often felt used by the NHA 
and had difficulties to justify their action 'as stimulator of eviction'. Even among the 
NGO's, their different policies make cooperative actions exceptional. Only if the NHA 
acts as a facilitator and intermediary, cooperation is well possible. 
Fmally, as discussed previously, the guidelines of the UNCHS and the World Bank, 
suggest a key-responsibility for the government in the coordination. These guidelines do 
not fully stimulate the own initiatives of community organisation and NGO's. 

Dissemination of the proposed guidelines 
To apply the proposed guidelines in an appropriate way and to prevent the earlier 
mentioned risk of abuse, they should be disseminated well among all local actors 
involved and included in the overall national policy. This could be stimulated by the 
development of more specific guidelines, adopted to the local situation. Local training 
and successful local case-studies, could be organised by the international development 
agencies in cooperation with local organisations. 



Chapter 6 Conclusions and recommendations. 

§6.1 Introduction. 

In this study many issues have been discussed and problems have been identified. As far 
as these are of importance for the housing situation of the urban poor or slum dwellers, 
they will be summarised in this chapter. The major findings and conclusions are 
reviewed, to make some recommendations, in addition to those already discussed in the 
ISP-1992 report. 
First the problems and recommendations, related to housing and planning problem in 
Bangkok are discussed. Subsequently, the slum eviction and resettlement alternatives will 
be reviewed together with findings of the ISP-1992 study. They are the base of the ISP
resettlement model which is also discussed briefly. Also some concluding remarks are 
made with regard to the guidelines for resettlement, as discussed in the previous 
chapter. Fmally, some suggestions are made for further research in §6.4. 

§6.2 Bangkok£ development and slum eviction. 

The necessity of an integrated urban planning 
Most of Thailand's urbanisation took place in its capital Bangkok. Due to the uncon
trolled and enormous growth of the city, Bangkok experiences many problems like 
insufficient infrastructure and affordable housing, environmental pollution, a growing 
imbalance between residential and economical areas, etc. Moreover, the indicators 
predict that the urbanisation in Bangkok's region will not temper. The agricultural 
growth is expected to slow down further, whereas the manufacturing in the urban areas 
is expected to continue its growth. The limitations of the agricultural growth and the 
growing imbalance of earnings between the urban and rural areas will induce the 
migration to the cities. Together with the natural increase, the extended BMR is 
expected to absorb 1/3 of Thailand's population increase between 19'J0-2010; an 
increase of 5.1 million, from 12.2 to 17.3 million. 
The history of the urban planning in Thailand shows that the government has neither 
effective instruments, nor the political will to control the urban developriient. Besides 
the investments in infrastructure of the government, the city's development is deter
mined by market-driven forces. The functioning of the city is threatened by the enor
mous traffic congestion and environmental pollution. The growing imbalance between 
living and working place, induced by the huge land prices, makes enormous investments 
in the urban infrastructure necessary (§1.4). Together with the ribbon development and 
the segregated, divided pattern of the development of Bangkok, makes the provisions of 
adequate infrastructure difficult and very expensive. 
The growing number of evictions of slum communities, due to the increased pressure to 
develop the land they occupy, only increase these problems. The imbalance between 
work and living place increases and the relocation projects are haphazardly located in 
the fringe areas ('in the middle of nowhere'). This makes the provision of infrastructure 
even more difficult and inefficient. 
Besides the question whether or not the slums have the Right to stay44 and whether or 
not slum eviction is a violation of the human right to adequate housing, the evictions 
increase the already serious problems of Bangkok. In this respect, the evictions are 
undesirable and the real costs of these evictions, besides the relocation costs, should 
include the costs for the necessary expansion of the city's infrastructure, the less efficient 
functioning of the city (damaging the urban economy) and environmental pollution. 
The new proposed policy for the 7th Plan period (1992-1996), to evict over 300,000 

44'Struggle to stay; a case study of people in slum Klong Tocy fighting for their home', the Duang Pratccp Foundation 
(DPF), June 1988. 



seems to be based . on serving the private developers interest and on the conviction that 
the slum 'problem' can and should be solved; slums are probably still regarded as an 
eyesore which do not belong in a modem city-centre, as in Bangkok. Only a small part 
of the planned evictions are caused by infrastructural investments to improve the 
functioning of the City. 
But if the predictions for the development of the Bangkok region are true, the problems 
of the city will only increase if no effective measures are taken. The growth of the city 
has to be guided in an effective way and integrate the development of residential and 
economical areas, otherwise the development would literally choke the city. The past 
shows that there has never been an effective urban planning in Thailand. The instru
ments which exists to guide or stimulate the urban development has never been used in 
an effective way. The guiding of the land-use development by the provision of infrastruc
ture has been unsuccessful, mainly due to the lack of institutional capacity. Also the 
possibility to make use of legally binding comprehensive and specific plans for the 
Bangkok metropolitan has never been approved, although three master (or comprehen
sive) plans have been proposed. Moreover, the planning of new housing estates by the 
government is still not integrated with the development of other employment generating 
sectors and thus causes more commuting. 
From the Bangkok case it has become clear that without the necessary political will, the 
development of the city will be determined by market-driven forces. The existing 
problems however, require an integrated planning of the city; the necessity of at least a 
comprehensive plan becomes increasingly evident. Such a plan should stimulate an 
integrated, decentr~ development of the city. As much as possible, multi-functional 
centres must be developed, restored or protected. This implies that the government 
must intervene in the market-driven development. In this way, also the pressure on the 
land of existing slum communities can be reduced and can legally be protected as 
residential areas against eviction. 
Besides the necessity for an integrated planning, also the institutional capacity for the 
realisation should be developed. Especially the agencies responsible for the provision of 
infrastructure should increase their capacity and use their resources effectively. 

Reallocation of public resources for housing 
Although the share of slum housing in the total housing stock of Bangkok is declining, 
the absolute number still increases (appendix 12). The private-sector housing industry is 
more and more able to provide the middle and high income groups with affordable 
housing. The major problem of the housing shortage lies with the low-income housing. 
Accordingly, the public housing sector should shift its production mainly to the provision 
of low-income housing, and leave the middle and high income housing provision to the 
private sector. Due to the shortage of low-income housing, the growth of the emergence 
of slum communities still continues. These new settlements mainly emerge in the fringe 
area of the BMA; even outside its boundaries, in the BMR area. According the last 
development plans of the NESDB (the 6st and 7th), the urban development of Bangkok 
will be directed in the same directions. This development and 'planning', where the 
emergence of slum communities precedes real development is of course very inefficient. 
These new slums probably have to be evicted also in the future, caused by the ongoing 
economical/ commercial development of the city. 
When the government is determined to solve the 'problem of slum settlements', they 
could better shift their available resources to the guidance of Bangkok's development 
with sufficient infrastructure and enough possibilities for low-income housing. Especially 
with the knowledge that Bangkok's growth will not temper within some decades from 
now. Instead of a rigid policy of relocation of inner-city slums (which already exist for 
decades), also when they can be avoided and the eviction does not serve the public 
interest, the government could use its resources to provide cheap housing possibilities 
for potential, new slum dwellers. These possibilities should be created within, and as a 
way to implement the above discussed integrated planning of the city. In this way, the 
government is able to allocate its resources in a more efficient way; instead of the 
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expensive relocation projects for a few people (which does not appear to be very 
successful), the government can provide much more units for low-income households, to 
prevent the emergence of a considerable part of new slum housing, which eventually 
would have to be evicted also. At the same time, the problems related to the above 
mentioned increasing imbalance of living and working place can be reduced. Also the 
destruction of capital by the demolishing of houses, infrastructure and facilities (of 
sometimes by the NHA upgraded slum communities) is reduced. 

Consequences of slum eviction for the affected households and community 
The consequences of slum eviction for the individual slum dwellers are closely related to 
those for the slum community as a whole. In terms of employment and social access, the 
situation of the slum dwellers deteriorates. Many people are forced to give up their job, 
because they can not find a housing alternative in the neighbourhood of their working 
place. Moreover, the often important social relations to gain access to employment 
opportunities within a community are lost. 
In monetary terms the situation also deteriorates. People have to leave the place where 
they were able to create a (weak) income/expenditure balance. The income situation 
mostly gets worse due to losses of (primary or supplementary) jobs, the inability to work 
as frequent as in the old situation and due to the time consuming reconstruction of their 
houses. Investments in houses, facilities and infrastructure are largely destroyed, which 
means a loss of their fixed assets. The price for housing mostly increases because most 
people are forced to rent a room or house in nearby slums, or in case of resettlement 
alternatives they are faced with a considerable increased rent. But also expenditures for 
transport, food, services and repayment of debts may increase. Moreover, costs for 
replacement of their homes can be very high, depending on the new housing situation. 
The eviction of a slum community, which is an integrated part in the urban economy, 
has also consequences for its direct neighbourhood. The negative consequences of the 
eviction can be summarised as a disturbance of the local supply-demand market for 
labour, goods and services. It damages the local economic situation by: the loss of a 
cheap local labour market, the loss of a considerable buying market and the loss of a 
production market of cheap services. In this respect, the eviction of slum communities 
further undermines an effective functioning of the urban economy. 

§6.3 Slum resettlement in Bangkok 

Despite the above discussed observation that the eviction of slum communities should 
be avoided and that slum dwellers should be legally protected, slum eviction can be 
inevitable in some cases. But from the analysis of both the eviction process and the 
resettlement alternatives in Bangkok, it appears that only a small part of the slum 
dwellers benefits of the offered or organised resettlement options. In practice, only a 
minority of the evicted slum dwellers goes to a resettlement project and when they 
obtain the housing right or title, a considerable part does not make use of it (resulting 
in empty units) or sells it to higher income-groups. 
From the analysis of the eviction and resettlement process, it became evident that the 
eviction and resettlement of slum communities takes place in many different ways. In 
many cases the eviction in Bangkok takes place without contacting the NHA, NGO's or 
slum federations. 'The achievements of a community in their struggle to stay, depend on 
various factors like: the community organisation (especially the community leader), their 
unanimity, access and support from NGO's, media and others, attitude of government 
agencies (NHA), the political situation, their legitimacy of land occupation and the 
landowner. As a consequence, the eviction and resettlement experiences seem to take 
place haphazardly with hardly any control of the government. 



§6.3.1 Slum resettlement: the need for an individual approach. 

To offer an alternative solution for the eviction problem and to provide the threatened 
slum dwellers With appropriate housing alternatives, the ISP-1992 developed a 
'resettlement moder. This model includes a standardised way to avoid the eviction and in 
case the eviction is inevitable, how the slum-dwellers can be resettled in a satisfactory 
way, according to the individual wishes and demands of the households. 
The profile of the Bangkok slum dwellers (§23), shows that the slum communities 
accommodate many families with different characteristics and reasons for living in the 
slums. It are not only the urban poor who inhabit these communities, but also house
holds who can be considered as middle-incomes. Although the main reason for living in 
slum communities is the access to employment, the overall housing shortage in Bangkok 
for lower-income groups forces households to live and stay in slum communities. When 
a slum community has to move and an alternative solution has to be found, the 
individual households will have different wishes and demands for their new living place. 
This is illustrated with a survey in a slum community, which is threatened with eviction: 
Rong Moo. 

§6.3.2 Rong Moo: preferences, expectations and affordability of individual households. 

The ISP-1992 survey in the Rong Moo slum community, made clear that the wishes and 
demands of the households for their new living situation, mostly coincides with the 
possibility for the household members to keep their job after the resettlement The 
households could hypothetically choose between a flat nearby or a relocation project 20 
km. far away or 2 hours travelling by bus (one-way). When they preferred a flat (30% ), 
the arguments for their choice were mostly related to the ability to keep their job 
( 63% ), while others said they had no money to invest in a house. In case they preferred 
land ( 61 % ), it was mostly because land is considered as a secure form of investment 
(for their children). Most people had a very positive idea about these NBA-relocation 
projects. Many households preferred a plot along the main road in the new project to 
start a business, although many could not afford the more expensive plot along the main 
road yet. Another part of the families (11 out 58) indicated that they could never afford 
to a monthly repayment of 400 baht. The actual repayment in all new NBA-projects 
however would be over 600 baht In that case 50% of the 58 households said that they 
could not afford it 
Although (>()% of 71 households preferred a piece land, on the question which problems 
that they expected if they would go to a relocation project, almost 50% (out of 71) of 
the expected problems were related to probability that they would loose their job. 
Although the Rong Moo community can be considered as one of the worst kind of 
slums in Bangkok, around a pig-slaughterhouse, 84,5% (of the 71 interviewed) house
holds were satisfied with their housing situation. Mostly because they built the houses 
themselves, the location is very comfortable and most do not have to pay rent Only a 
few households were not satisfied, due to the unhygienic situation, the noise, the smell 
and the use of drugs. Only 27% was willing to leave the community, although some were 
satisfied with their present living situation. These people mostly wanted better prospects 
for their children's future. 
The results of the· Rong Moo survey, makes clear that the expectations and motivations 
for the wishes and demands of the households differ a lot. Of all questioned households 
50% said they could not afford more than 600 baht for housing and 69% not more than 
800 baht. All these households are expected to have financial problems when they will 
be relocated. 



When taken the official NHA calculation of affordability, a household is expected to be 
able to spend 25% of its income on housing, with a minimum of 1,000 baht. This would 
mean that all households with over 4000 baht income could afford 1,000 baht on 
housing. Even according these calculations, 30% of the households in Rong Moo could 
not afford the offered resettlement alternatives. 

§6.3.3 Relocation projects: a realistic option for the urban poor? 

The evaluation study of the ISP-1992 of the Rom Klao 2 relocation project (of the 
NHA), shows radical consequences for the evicted individual households. The relocation 
over 30 km. made 43% of the working population in the sample, unemployed. More
over, 72% said they had a lower income than before the eviction (see also §45.1). At 
the same time the expenditures for the households increased considerably, calculated for 
at least 1,200 baht. This is over 20% of the average total income in Rom Klao 2, which 
by itself is already lower than before the eviction. 
For the Rong Moo sample, an increase in expenditures of 1,200 baht, is for 50% of the 
households more than 25% of their current income. It is evident that together with an 
expected loss of income, for these households relocation to a NHA-project is not a 
realistic option on the short nor on the long term. 
These percentages of 50% or higher who can probably not afford a relocation project, 
are supported by a survey conducted in the Rom Klao 1 relocation project by the ISP-
1992. Seven years after the implementation, of the 412 original evicted slum people and 
who got a housing right, at the most 34% still lives in the project. 
These data make it evident that although many people would like to go a relocation 
project and although the people who still live there are satisfied with their housing 
situation, only a minority is able to afford this alternative. The conclusion of this analysis 
is not that relocatipn projects are no good resettlement alternatives for slum dwellers, 
but that the majority is not able to afford these projects. The households who do not 
experience insuperable problems, are mostly satisfied with their new housing. But to 
resettle more households in a more appropriate way, other solutions have to be found. 

§6.3.4 Other resettlement alternatives. 

All the discussed on-site as well as off-site resettlement alternatives in chapter 4, have 
different kinds of impacts on their inhabitants. In order to improve the functioning of 
most projects, the resources available should be allocated according to the priorities of 
the individual households. 
Especially the off-site resettlement options show radical impacts on the overall living 
situation of the dwellers. As discussed above, the most problematic consequences are 
related to loss of employment (income) combined with increased expenditures. These 
projects have positive impacts on the physical standards, the security of tenure and the 
fixed assets owned by the inhabitants (except for the walk-up flats). These positive 
impacts however, do not coincide with the priorities of most inhabitants. The reasons for 
the slum dwellers to live in densely-built areas without security are mainly related to 
their real priority: employment access. 
The on-site resettlement alternatives, especially reconstruction and land-sharing with 
plots, better correspond with the households' priority to employment access. Also with 
regard to the other monetary as non-monetary factors which have been discussed in 
chapter 4, the resettlement alternatives 'reconstruction' and 'land-sharing with plots' 
have less negative impacts on the overall situation of evicted households. The on-site 
resettlement alternative are also favourable for the functioning of the city as a whole; it 
does not directly increase the imbalance between living and working place (§6.2). 



For the group households who are not able to afford the above discussed relocation 
projects of the NHA, some sort of reconstruction, land-sharing or relocation project 
organised by the community itself could be a better solution. The appropriateness and 
the affordability · of the project, depends largely on the financing of these projects 
(§4.5.2). The ISP-resettlement model distinguished several steps/phases in order to 
assess the most appropriate resettlement alternative for the individual households. 

§6.3.5 Resettlement according the /SP-resettlement model 

The major finding of the ISP-1992 study, was that an appropriate resettlement of low
income people requires a lot of efforts and time. Moreover, the resettlement should be 
based on the individual needs and choices of the people, and they can not be treated as 
one homogeneous group. 
By giving existing slum communities legal protection (see §6.2) and to oblige land 
owners to contact the authorities at least one year before they can develop their land, 
the number of anonymous eviction could be reduced. Moreover, within the year time
span that the land can not be developed, alternative solutions for the cause of the 
eviction can be sought. In case the eviction can not be avoided, the ISP-model provides 
a global framework of the steps that should be made by the different actors involved, to 
come to appropriate resettlement alternatives. 
In the first stage of the eviction the involved parties, including the landowner, should 
negotiate about possible alternatives for the development on the slum land to prevent 
the eviction. Moreover, during these negotiations the financial compensation for the 
residents should be assessed, in case of resettlement. The ISP-study wants to prevent 
evictions and improve resettlement alternatives by the principle of 'the beneficiary pays 
the resettlement costs, according its benefits'. This principle corresponds with the 
principles proposed by UNCHS and the World Bank. 
To prepare the people for the eviction and resettlement, a good information supply 
between all the organisations and the slum people is necessary. The slum residents 
should be informed about the new way of living and how they can manage the changes 
in their income-expenditure pattern. Different kinds of credit facilities should be 
considered, especially the possibilities of savings and loan schemes in the slum commun
ity should be explored. Otherwise other forms of credit facilities should be made accessi
ble. Also courses for skill and job training should start as soon as possible, to anticipate 
on their new living situation (for construction of a new house and change jobs). 
The NGO's and NHA have to inform the community about all the possible alternatives 
for the eviction. High, unrealistic expectations of the new projects have to be avoided by 
good information supply. Only when the people are well informed about all the 
alternatives, they are able to make the best choice for their future living place. 
By carrying out a slum survey, the NHA and the NGO's can gain insight in the wishes 
and demands of the people (for their future living situation), as well as the possible 
consequences of resettlement and the affordability of the people. After analyzing the 
results, the most appropriate resettlement alternatives can be selected. These alterna
tives have to be discussed and evaluated during meetings, with the help of project 
evaluations (like Rom Klao 2 and the analysis of chapter 4). The result may be that 
different alternatives among the dwellers will be selected and that the community 
decides not to move as one group. In this case more resettlement alternatives have to be 
worked out (e.g. a combination of relocation projects, flats nearby and partly land
sharing/ reconstruction). Special attention should be paid to the households who are 
(financially) not able to benefit from one of the offered alternatives. Also special 
attention should be given to the renters in slum communities. This growing share of the 
slum population (§23 House-renters), is a group which are mostly the worst-off in case 
of eviction and compensation. 
The characteristics of the households will lead to some basic constraints for the location 
and kind of project, the price per unit and the design of the resettlement project (such 
as number of plots, affordable size and location of plots). 



Taking into consideration the efficiency of the implementation and convenience for the 
residents, the infrastructure, the basic services and facilities should be completed before 
the resettlement of the people takes place. 
The follow-up is especially in the first critical phase after the resettlement very import
ant. During this adjustment phase, the people should be supported with managing their 
changing income-expenditure pattern, finding/create new jobs, managing credit facilities, 
construction etc.. In order words, the activities of the preparation should also continue 
after the resettlement. 
In the first months, the repayment/rent should be less than normal, in order to give the 
people a chance to adjust themselves to the new situation and help them through the 
difficult initial phase, with all its extra costs. 

In addition to the recommendations to improve the integrated development of Bangkok, 
in case of resettlement the government should act as facilitator and/or as provider. The 
planning of these resettlement projects should take place as much as possible within the 
integrated planning, discussed earlier. Projects, located haphazardly in undeveloped 
fringe areas should be prevented as much as possible. Coordination between the DTCP 
and the NHA, could result in more suitable locations for resettlement projects, cor
responding the proposed development of the of the city. In case of projects organised by 
the communities or NGO's, the NHA could act as a facilitator to find suitable locations 
for the community. For the latter case, the NHA could consider to set up a land
banking system, where communities could gain access to. 

§6.3.6 Resettlement guidelines. 

The guidelines of the UNCHS and the World Banlc as discussed in the previous chapter, 
have all very good intentions, although sometimes the lack of specifications and 
elaborations diminishes the applicability of the guidelines. The risk of the vagueness of 
many aspects in the guidelines, is that their intentions can be converted to suit or to the 
benefit of the priorities of local governments or landowners. In this way the guidelines 
can be abused by using them as an excuse or as an account for actions of the authorities 
or landowners/developers. 
The comparison of the guidelines with the ISP-resettlement model shows that most 
general principles correspond with each other. A difference is that the key-responsibility 
of coordination of the resettlement for the UNCHS and the World Banlc is for the 
government. In the ISP-model however, this responsibility can be with the NHA as well 
as with the communities and/or NGO's. The ISP-model promotes to develop more 
resettlement alternatives which meet the individual needs of the affected households and 
stimulates the own initiative of the community and strengthen its position. 
The applicability of the international guidelines for the situation in Bangkok is limited. 
The problems that occur are mainly related to the government's policy, Thailand's 
legislation, the institutional capacity, the sky-rocketing land prices and the NGO's 
policies (§5.4). Moreover, when the resettlement takes place largely according the 
proposed guidelines, a successful resettlement is not guaranteed. The experiences of the 
ISP-study show that a slum can not be treated as one homogeneous group, and the 
resettlement should take place according the individual wishes and demands of the 
households. 
The international guidelines could be adopted easier by the local governments when 
they are more specific, pilot projects are initiated and the involved actors attend 
training. 
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§6.4 Suggestions for further researr:h.. 

In this final paragraph, some suggestion are made for further research. Although the 
ISP-study has been comprehensive, there remain several items that could explored in 
addition to those discussed in this or the ISP-report. 

A general observation in this report was the inability Thai government agencies to 
plan and guide the urban development of Bangkok. Why has the Thai government 
failed to plan and guide this urban development? What are the institutional con
straints and who has the real power to bring changes in the current situation? 

Although the Department of Town and Country Planning was established 30 years 
ago (§1.3) and developed several masterplans for the Bangkok area (§1.4) to plan 
and guide its development, none has ever been approved. Is it p<>SSI"ble that the 
DTCP could function in a more effective way, within the current legislation and 
institutional framework? H yes, how? 

A suggestion in the recommendations is made (§6.35) to explore the possibility of 
land-banking by the NHA. The positive and negative aspects however, have not been 
explored yet, for the situation in Bangkok. Is land-banking by the NHA, for the 
purpose of slum-resettlement projects, feasible and desirable for the Bangkok case? 

Although the international development agencies (UNCHS and the World Bank) 
and others stress that eviction should be avoided (Chapter 5), it seems the commun
ities in Bangkok have no juridical rights in the existing legislation. What juridical 
instruments does the government has and should have, to control the development 
of Bangkok and to prevent large-scale evictions. What rights and possibilities do the 
inhabitants of slum and squatter settlements and the NGO's have, in order to 
prevent evictions (i.e. with regard to contracts and procedures)? 

That the eviction of slum communities has consequences for the direct neigh
bourhood of the slum, is generally known (§3.3). But what are the exact implications 
of the evictions for the urban economy as a whole? In terms of losses of cheap and 
flexible labour force, cheap services, increasing traffic congestion, real costs of the 
eviction, environmental pollution etc .. 

In the ISP-1992 study and this report, relocation as a resettlement alternative, has 
been evaluated on household level. In this report also a global analysis of other 
resettlement alternatives has been made. But to realise a more appropriate resettle
ment, also other alternatives have to be evaluated on household level. Only in this 
way the inhabitants can be informed objectively about the resettlement options and 
can choose the most appropriate alternative. 

In addition to the ISP-1992 report, where suggestions have been made for more 
appropriate relocation projects: what are possible and suitable locations for reloca
tion projects? Taking into account the land prices, the regional development, job 
opportunities, transportation facilities and the efficient planning of Bangkok as a 
whole. 

Many slums and squatter settlements disappear anonymously (ISP-1992 report). 
There is no knowledge among professionals and researchers what happens with 
these people. How do these evictions take place, how many persons are affected, 
where do the inhabitants go to and what are the consequences for these people? 
The same questions are valid for the people who decide not to go to an offered 
resettlement alternative, i.e. relocation. 
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Appendix 1: Trends in direct foreign investments. 

1980 I 1985 I 1986 I 1987 I 1988 I 1989 . . . I I 

Amount (net) in I I I I I 
I I I I I 

Billion baht 3.9 I 4.4 I 6.9 I 4.7 I 27.4 I 425 
-----+-----+-----+-----+-----+------

as% of gross 
I I I I I 
I I I I I 
I I I I I 

private investment 3.4% I 3.0% I 45% ! 2.2% ! 8.3% I 9.4% 

By Source: . . I I 

Japan 23% I 35% I 44% I 36% I 52% I 50% 
-----+-----+-----+-----+-----+-------

USA 19% I 54% I 19% I 20% I 11% I 14% 
-----+-----+-----+-----+-----+-------

EEC 20% I 10% I 7% I 10% I 8% I 9% 
-----+-----+-----+-----+-----+------

NI C's 36% I 7% I 22% I 23% I 28% I 20% 
-----+-----+-----+-----+-----+--------

2% 
I I I 

11% 
I I 

7% Other I 8% ! 8% ! I 1% ! 

By Sector. . . 
Indus tty 26% I 31% I 31% I 53% I 58% I 47% 

-----+-----+-----+-----+-----+-------
Trade 19% I 25% I 26% I 9% I 14% I 18% 

-----+-----+-----+-----+-----+-------
Services 18% I 24% I 12% I 13% I 9% I 13% -----+-----+-----+-----+-----+-------
Construction 20% I 36% I 18% I 15% I 7% I 9% 

-----+-----+-----+-----+-----+-------
I 
~ 

Finance 5% I 29% I 7% I 5% I 10% I 12% 
-----+-----+-----+-----+-----+--------

Mining 15% I 12% I 4% I 2% I 2% I 2% 
-----+-----+-----+-----+-----+-------

Agriculture 5%: 2%: 3%: 3%: 1%: 0% 

I I I I I 
% Export I I I I I 

I I I I I 
orientated 41% I 77% I 63% I 88% I 88% I NA . 

Note: Exported orientated means 40% or more of output is exported. 

Source: 'National Development Framework; Area 1', TORI, 1991. 



Appendix 2: Sectoral and aggregate growth rates, Thailand 1970 - 1988. 

1970 - 1980 1980 - 1986 1986 - 1988 

Agriculture 4.2% 3.7% 1.9% 

Mining 6.0% 4.9% 7.9% 

Manufactering 9.7% 4.1% 13.7% 

Other 7.1% 6.4% 8.7% 

GDP 6.9% 53% 8.5% 

Source: A Siamwalla, "Land Abundant Agricutural Growth and some of its consequences: The case of Thailand" (fDRI, 1990). 



Appendix 3: Composition of Thailand's GDP. 

Share of GDP and employment by sector. 

1975 1980 1986 

Share of GDP 
Agriculture 31.48% 25.38% 16.66% 
Non-agriculture 68.52% 74.62% 83.34% 

Employment share 
Agriculture 72.99% 70.95% 66.75% 
Non-agriculture 27.01% 29.05% 33.25% 

Mean per capita income (baht 
per month per household) 

Agriculture 247 503 481 
Non-agriculture 513 1.154 1.312 

ratio non-agric / agric 2.08 2.29 2.73 

Source: 'Thai F.conomic Growth, Emerging Labour Market Problems and Policy Responses', 1DR1, July 1991. 

Growth of real GDP and the agriculure, industry and service sector. 

I Growth 
real GDP 

growth 
agriculture 

growth 
industty 

I I I 

growth 
service 

_1_960_-_1_965 __ tl ____ :~:a---t---~~!".. __ -f. __ ~~-:~--+---2~:"---
1965 - 1970 8.6% I 6.0% I 10.4% I 9.5% -----11----------+----------+--------+----------

_1_970_-_1_97_s_, .... ___ ~~:"---+---~~!".. __ +---~~--+---~~:a __ _ 
1975 ... 1980 7.9% I 4.0% I 10.6% I 8.2% -----u----------+---------+--------+---------
1980 - 1985 5.6% 1 4.9% 1 5.0% 1 6.3% -----tt-·---------+---------+--------+----------

1986 4.5% I 0.2% I 7.1% I 4.6% 
----~t----------+---------+--------+---------

1987 9.5% I -0.2% I 12.8% I 11.1% ----11----------+---------+--------+---------
__ 1_988 __ ~ .... --!~~!"---+---1~!!'~--+--~~~~--+--!2~!".. __ 
__ 1_989 __ -11---!~~"---+---~~!"---+--~~:~--+---12~!".. __ 

1990 10.0% : -1.8% : 15.8% : 10.0% . 
Source: 'Thai &onomic Growth, Emerging Labour Market Problems and Policy Responses', TDRl, July 1991 



Appendix 4: Key Economic Indicators for the Seventh Plan period (1992-1996). 

I 
Average Average 

'th Plan 1m 1993 1994 1995 19% 7th Plan 
(1987·91) (1992-9') 

1. Real Economic Growth(%) 
1.1 Agriculture 3A 3.4 3.4 3.S 33 33 3A 
1.2 Non-Agriculture 12.1 9.1 8.7 8.7 83 83 8.(1 

13GDP 10.8 8.6 83 83 7.9 7.9 8.2 

2. Real Expenditure (Bil.baht) 
2.1 Private 

- Consumption 9.2 7.1 5.7 55 5.1 4.9 S.7 
- Investment u.o 8.9 9.4 9.4 8.2 8.2 8.8 

2.2 Government 
- Consumption 2.0 33 3.3 33 33 3.3 3.3 

- Investment 6.S 8.7 9.2 9.1 7.7 7.7 8.5 

3. Merchandise Exports 
- Value (Bil. baht) 497.0 799 913 1,043 1,193 1,365 1,063 
- Value growth(%) 24.6 163 14.2 143 14.4 14.4 14.7 

4. Tourism Revenue 
- Billion baht 92.2 1413 160.S 182.1 206.6 2343 185.0 
- Growth rate (%) 28.1 12.4 13.6 13.S 13.4 13.4 13.3 

5. Merchandise Imports 
- Value (Bil. baht) 658 1,112 1,235 1,369 1,507 1,657 1,376 
- Value growth(%) 3L9 15.0 11.0 10.9 10.1 10.0 11A 

6. Trade Balance 
- Value (Bil. baht) 161 312 322 326 314 292 313 
-Trade Balance/GDP(%) 8A 11.8 10.7 95 8.1 6.7 9A 

7. Current Account 
- Value (Bil. baht) 91 203 198 185 155 111 170 
- Current Acx:./GDP (%) 4.5 7.6 6.6 5.4 4.0 25 S.2 

8. Inflation S.0 5.7 5.4 5.6 5.6 5.7 5.6 

9. Population 
- Million persons 56.9 57.8 58.6 59.4 60.2 61.0 61.0 
- Population growth(%) 1.6 1.4 1.4 1.3 1.3 IA 

10. Per Capita Income (baht) 41,021 45,849 51,303 57,475 64,176 71,706 71,706 

Source: National Economic and Social Development Board, August 1991. 
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Appendix 5: Thailand's population distribution. 

I 
Total Urban 

population population 

BMA 6,162 6,162 
(11.0%) (34%) 

BMR 8,970 7,713 
(incl. BMA) 16.0% 425% 

Central 2,755 759 
(excl. BMR) 4.9% 4.2% 

East 3,491 1,161 
6.2% 6.4% 

West 3,254 951 
5.8% 5.3% 

Northeast 19,321 3,463 
34.4% 19.1% 

North 10,804 2,567 
19.3% 14.2% 

South 7,488 1,513 
13.4% 8.3% 

Thailand 56,082 18,123 
100.0% 100.0% 

Sources: data from 'IDRI/NESDB, National Statistical Office, PADCO/LIF and R Korff. 



Appendix 6: Population growth of Bangkok. 

Bangkok population trends 1937 - 2000. 

Population Average yearly growth 
BMA BMR BMA BMR 

1937 890,453 .... .... .. .. 

1953 1,171,654 -- 17,575 .... 
1958 1,622,461 .... 90,161 .... 

196.5 2,407,585 .... 112,161 . ... 
1971 3,075,300 .... 111,286 .. .. 

1975 .... 4,910,300 . ... . ... 

1980 4,870,000 6,895,000 199,411 330,783 

1985 S,551,000 7,973,000 137,400 215,600 

1990 6,162,000 8,970,000 121,000 199,400 

1995* 6,679,000 9,899,000 103,400 185,800 

2000• 7,149,000 10,804,000 94,000 181,000 

• Predictions, IDRl, 1991 

Source: PADCO/LIF, 'Bangkok Land and Housing Market Assessment' (1990) and IDRl (1991). 

Population growth rates 1980 - 2000. 
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Appendix 7: The expansion of Bangkok Metropolitan. 
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Appendix 8: BMA and BMR boundaries. 
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Appendix 9: 
Land prices in 1989 along the major roads in the BMR and its surrounding. 
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Appendix 10: The approved mass-transportation systems or under construction, 

and the location of 1020 slums, found by Sopon Pomcbokchai. 
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Appendix 11: Suggested road systems in three proposed masterplans. 

'The Greater Bangkok Plan 1990', 1960. 'Bangkok Metropolitan Plan 1st Revised Edition', 1972. 

'-~ 
'The Greater Bangkok Comprehensive Plan 2001', 1975. 

Source: The City Planning Institute of Japan, 'Centenary of nwdem City Planning and its perspective', 

1988. 



Appendix 12: Developments in composition of the housing stock in Bangkok (BMA). 

Type of housing I 1974 1984 1988 1990 

Large-scale/ 20,193 113,755 204,620 
developer-built (35%) (11.9%) (162%) 

Shop houses 134,766 247,552 257,266 1,230,430 
(23.0%) (25.8%) (20.4%) (793%) 

Small-scale/ 262,345 363,323 538,858 
Independently-built (44.8%) (37.9%) (422%) 

Slum housing 139,326 160,145 170,638 191,009 
(23.8%) (16.7%) (135%) (12.3%) 

Public housing 28,533 75,000 85,000 131,150 
(4.9%) (7.7%) (6.7%) (8.4%) 

Total 585,163 959,775 1,256,382 1,552,589 
(100.0%) (100.0%) (100.0%) (100.0%) 

Source: PADCO-UF study (1990) and data for 1990 of the Housing Development Plan during 7th Plan period (1992-1996). 



Appendix 13: 
Income distribution and affordability of the private-sector built housing for 1980-1989. 
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Note: The relative and absolute decrease is only given for the BMA; the emergence of new slums occur 
also outside the BMA boundaries, in the BMR (see appendix 14). 



Appendix 14: The establishment of new slums in Bangkok between 1984-1988. 
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Appendix 15: Evicted slums in proximity of economic sub-centres. 
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Appendix 16: Two experiences with Land Sharing in Bangkok. 

These two case-studies are derived from 'Landsharing as an alternative to eviction; the 
Bangkok experience', by S. Angel and S. Boonyabancha. 

Rama IV 

The landsharing option was first used in the case of the Rama IV slum, a large and 
established slum community situated on Crown Property Bureau land. It is located along 
a major east-west transportation artery (the Rama IV) linking to the port of Klong 
Toey. After a fire in 1966 (probably due to arson) demolished a significant number of 
houses, the Bureau transferred the' site to the Bangkok Metropolitan Administration for 
clearance and redevelopment, although many houses still had official lease agreements. 
The site was then transferred to a land developer, the Saha Krungthep Company, 
leaving the problem of clearing the people to the company. The company met with 
growing resistance on the part of the people's organisation, which drew media attention 
by charging that the company now paid less for leasing the land than the people did 
before, and resulted in the support of outside organisations including foreign donor 
agencies. 
In the beginning of 1980, the community committee, supported by professional commun
ity organisers, submitted various proposals to share the land, which were rejected by the 
company. Growing public pressure, the involvement of the F'mance Ministry which 
oversees the Crown Property Bureau, and the support given to the community by high
ranking officials in the National Housing Authority and by important local politicians, 
resulted in a land sharing agreement being signed in 1981. The agreement stipulated 
that the company would finance and build a total of 850 flat-units for the residents on a 
2.4 hectare part of the site. To attain the required density, the company plans to rebuild 
the flats in four 8-storey structures (see figure 16.1). 
The company agreed to pay for the construction of the buildings as well as for the 
service infrastructure, cross-subsidising the construction by building a large commercial 
complex on the remainder of the site. This was made possible by the lower-than-market
rate lease given to the company by the Crown Property Bureau. The National Housing 
Authority is also a signatory to the agreement and will manage the buildings which will 
remain the property of the Bureau. Residents will be given 20-years leases to their flats, 
all of which are considerably bigger than their present houses. Construction of the first 
apartment block was due to begin in July 1986, but has now been further postponed 
because of financial difficulties encountered by the company. 

Manangkasila 

Construction is now completed in the Ban Manangkasila area, organised and adminis
tered by the community organisation itself without any official involvement. The 
Manangkasila community was established some sixty-five years ago on public land, which 
has since changed hands among government agencies no less than five times. The site is 
located along a railway track, close to the city centre and adjacent to a busy commercial 
artery. The Treasury Department which currently owns the site toyed with a number of 
alternative arrangements for upgrading the area, but decided in 1978 to lease the land to 
the highest bidder for commercial development. The bid was won by the Saeng Uthai 
Company, with the stipulation that the dwellers would be moved within one year and 
that construction be completed within five years. The company offered to pay compensa
tion to the dwellers, at the rate of $7.50 per square metre of occupied land, but only 32 
dwellers agreed. 
The community organised a demonstration in front of the Prime Minister's house, 
resulting in instruction for him to the Ministry of Finance to resolve the issue in a 
manner satisfactory to all. In mid-79, representatives from the Ministry of Finance, the 



BEFORE LANO SHARING 

Figure 16.1: The Rama IV land-sharing project. 
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Treasure Department, the community, and the Saeng Uthai Company met to discuss the 
housing needs of the established residents. In March of 1982, a land sharing agreement 
was signed between the Treasure Department, the company and the people. It allocated 
0.67 hectares on the back of the land sharing site to 160 remaining families, 30 percent 
of the families originally living in the slums in 1974. 
Further demonstrations by some of those who were left out of the land sharing plan led 
to the inclusion of 37 additional families who led the struggle (and who had previous 
land rental agreements with the Treasure Department) were eligible for 40-square
metre plots , squatters and families who joined later would receive only 20-square-metre 
plots (see figure 16.2). 
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Figure 16.2: The Manangkasila land-sharing project. 
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The entire organisation of the community, the planning of the site, the negotiations for 
land sharing, and the enlisting of outside support was carried out by a few charismatic 
leaders in the community. They chose to continue when many families had given up and 
started to leave the area. The community organisation formed a credit union and was 
thus able to obtain a long-term housing loan from CEBEMO in the Netherlands 
administered through the Credit Union League of Thailand. Staff members in the 
National Housing Authority and in other voluntary organisations helped in technical 
matters, but all management work, including the administration of savings and construc
tions, was done by community committees. 
The houses in Manangkasila are currently being constructed by a private contractor, 
supervised by members of the community committee and the house owners. The 
Treasury Department offered long-term land lease arrangements to the residents, but 
the community opted for the cheaper alternative of renewing leases on an annual basis. 
Nevertheless, a survey of 181 participating families found that more that half believed 
they could stay in the community forever, and more than two-thirds believed that they 
could stay for more than twenty years. The houses themselves are small, 40-square
metre two-storey units on 20-square-metre plots. As houses share three out of four walls 
low standards ventilation have resulted. There is little self-help construction involved, 
but these houses are left unfinished for the dwellers to complete themselves. 



Appendix 17: Analysis with windmill diagrams of six resettlement alternatives. 

On the next pages, of all resettlement alternatives the impacts on the community for 4 
monetary facors and 4 non-monetary factors, compared to the old situation (in slum) 
are represented in windmill diagrams. 
Each sail represents an estimated value of the concerned factor. It are not absolute 
values and the most significant information can be obtained from the matches and 
mismatches between the old (slum) and new situation. Positive and negative influences 
(mismatches) are indicated with + or -. The explanations are given in §45, per 
monetary or non-monetary factor, for all resettlement alternatives. 

The indicated values of the sails, differ from zero (0) to very high (as indicated in the 
bar-diagrams in §4.5): 
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Appendix 18: The proposed ISP-resettlement model. 

Explanation. 

I.Announcement 
The landowner or ultimate beneficiary oi the land development, has to inform the NHA at least 
one year before the eviction can take place. In order to make the minimal required preparations, 
I.be DCXI negotiations have to take place as soon as I.be announcement has been made. 

2Negotiadons 
During t.bese negotiations the following items have to be discussed: arc there alternative solutions 
to prevent (panly) I.be eviction; if none, when will the eviction take place (at least one year of 
preparation is needed); determine the compensation which the landowner has to pay to the house
holds; determine the share that I.be landowner has to cover for the resettlement project(s). 

J.lnfonnanon supply 
The information supply to all actors involved has to concern: planning of the resettlement process 
(wbal, when and how), division of tasks, responsibilities, rights, support the functioning of the CBO, 
t.bc future housing possibilities for the slum dwellers, the changes in the way of living in case of 
resettlement and analysis of eviction and rcseulemcnt experiences from the past. 
But also after the reseulement, this information supply is very important in order to 'sunive' the 
aitical first period of the rcseulement in which the inhabitants have to adapt themselves to t.beir 
new place and way of living. 

4.Cruiil fadlilies 
The different pos$ibilitics for credit facilities have to be examined. ls the community able to set up 
her own aedit union or do other institutions have to take part? This strongly depends on the capa
bility and involvement of the people in the community organisation. After I.be resettlement of 
course, this initiative has to be continued. A successful credit union may be able to start income 
generating aaivitics for the community inhabitants. 

5.SJdll and job rraining 
Tbcsc forms of training should anticipate on the future (possible) change in jobs and provide the 
inhabitants wit.b t.bc necessary skills in order to apply for jobs near their future living situation. 
Moreover I.be skills needed for moving and constructing a new place to live have to be taught. 
Again. also after resettlement these forms of training determine the ultimate success of I.be project 
and should therefor be continued. 

6. Community Survey 
This survey has to be conducted in order to gain insight in: number of persons in the households 
and in the slum, t.beir tenure status, how long they live in I.be slum, their financial affordability, their 
dependence on I.be neighbourhood, kind and location of occupation, their wishes and demands for 
t.beir future living situation. Al the same time, this survey malces an official registration of all the 
inhabitants, and determine their rights. 

7.0ffer & ~ent alternalives 

All the possible alternatives for future housing opportunities should be presented, ranging from 
landsharing, reblocking to relocation. In case of relocation. also the possible locations should be 
discussed. U I.be NHA already bas resettlement options available, they should be presented as an 
alternative. 

&Diseus1 &: evaluate alternatives 
Of all t.bc presented and offered alternatives the (positive and negative) consequences have to be 
discu.s.sed and whether or not it is an acceptable one. 

9.Survey the willingness 
In case of a preference of the community for a certain solution, or if an offer has been made by the 
NHA, t.bc landowner or other organisations, the willingness to agree with the alternative has to be 
assessed. When a considerable number of people (depending on the alternative) agrees, the solution 
has to be elaborated and looked whether or not it is a feasible one. The remaining slum dwellers 
should discuss what other solution they prefer and which can be 'appropriate' (see previous step). 

JO.Set up ruettiemenl criteria 
Tbcsc aiteria should determine who will be eligible for a certain solution. In the past the renters 
were mostly worse off I.ban the house owners, is this desirable? or should everybody obtain equal 
rights for resettlement? 

II.Assess wishu and demands 
What wishes and demands do the slum dwellers have w.r.t. their future living situation; especially 
conecming: monthly repayment, plot/unit sizes, location, employment, priorities, facilities and 
services. 

12.R.esea/emelll alternatives 
After t.bc final decision for a certain resettlement option, a planning for the resettlement has to be 
made (as well as organisational as financial). Ncia, t.bc design of t.bc project, on the basis of the 
wishes and demands, can start (location, project layout. etc.). After the construction of t.bc project 
the rcsculement and follow-up can take place. The follow-up also includes the earlier mentioned 
information supply, credit facilities and skill & job training. 

13./l.eJlxalion alternative 
In case t.bc choice for resettlement comes to relocation, the following steps can be distinguished: 

1) Seiea ~location sile 
Criteria: travel time to old slum, bus routes, access, employment 
opportunities, public facilities, land quality,_ 

2) Plot al/oonent 
3) Design ~location project 
4) Jmplemenuuion of the project 
5) Follow-up 

Division of Tasks. 

J •• A.nnouncement 
The :'!HA has to inform the CBO and NGO's about I.be thrcatc:ning 
eviction in order to start the necessary actions. 

2Negociations 
The negotiations have to talce place under the supervision of the NHA. 
The negotiating parties are: I.be CBO, NGO's, (NHA), I.be landowner or 
the ultimate beneficiary of I.be land development 

JJnfomtation supply 
A clear, standardised information supply should be set up, to all I.be 
actors involved: 
Since I.be NGO's have the best con
tacts with the NHA, CBO and inha
bitants, I.bey can play a coordinating 
role during this very important pro-
cess. 

4. Credit facilities 
As soon as possible, the NGO's and 
the community organisation can start 
setting up of credit facilities/orga-
nisations. 

5.SkUI and job training 
In close cooperation with the NHA, the other government agencies 
(labour department or social welfare) and the NGO's start job and skill 
training. 

6.Community Survey 
The NHA should consider if they can conduct I.be survey in cooperation 
wit.b the community organisation. In this way I.be task of t.bc NHA is 
lightened, but moreover I.be community participates and is more involved 
in the resettlement process and aware of I.be importance. 

7. Offer & present alternatives 
The NGO's in cooperation with I.be CBO, should be able to malcc a 
standardised way of informing the people in an objective way (with 
exhibitions, meetings, experienced quest spealcers, audio-visual presen
tations, evaluations of projects .... ). The NHA should present t.bc alter
natives that she has to offer. 

8.Discuss & evaluate alternatives 
During meetings with the inhabitants, CBO and NGO's, t.bc alternatives 
can be evaluated. 

9.Survey the willingness 
The CBO has to conduct this survey and present it to I.be NGO's and if 
relevant to the NHA. 

JO.Set up resea/ement criteria 
Depending on the kind of resettlemenc, I.be CBO and t.bc iahabiwits can 
set up aiteria with 1) the NHA (in case of NHA projects) 2) t.bc land 
owner/ developer (landsharing or reblocking) or 3) NGO's (in case of 
own initiatives, like land purchasing by the community) 

II.Assess wishu and demands 
During community meetings t.bese wishes and demands have to be listed 
but also by questionnaires for all the households, more spec:iJic wishes 
and demands can be assessed. 

12.Resetrkment alternatives 
The .u,,.;..sioo of .tuks in this phase depends on the chosen resettlement 
altcrnativc(s). In case of own initiative (land purchasing) t.bc CBO and 
t.bc inhabitants will play a central role. In case of a NHA project or a 
solution on the old site (landsharing or rcblocking), t.bc role of t.bc CBO 
and its inhabitants is more to participate and discuss wi't.b I.be NHA or 
t.bc landowner/developer. 

13.Relocation alternative 
sec previous 'resettlement alternatives'. 
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