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Area Urban Function Facility Type
Din Daeng Community Area e Civic Center for the Citizens | ® BMA's New City Hall
of BMAArea e Educational facilities

(existing)

o Health facilities (existing)

Thai Japan Youth Center
(Existing)

e Urban Recreation

e Symbolic open space
o Urban Central Residence ® Public Housing (Renewal)
Makkasan Area e International Gateway and e City air terminal
Associated Business Center | o  Office buildings
e Convention center
e Urban Recreation o Water front park
Huai Kwang Area e Urban Central Residence e Public housing (renewal)
e Community Center for the e Shopping center

northern half of the Study
Area
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REGEND

I New City Hall
Il Business/Commercial
[ Commercial
[ High Density Mixed Use
[ High-rise Housing
[] Detached Housing
[ Government Use
[ Simbolic Green

rban Trunk Road
maf- Secondary Trunk Road
t::‘ Land Grouping

Ratchada Phisek Road

Vibhavadi Rangsit Road

Em Daeng Community ArepI
edevelopment Project !

Rama IX Road (To SBIA)

akkasan Development Are
Incl. Makkasan Pond)

New Petchaburi Road (To Dusit)< i ———— New Petchaburi Road (To SBIA)

o

Sukhumvit/Silom Area
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Cabinet Meeting Decision

1. Approval of the Master Plan for Land Development and Urban Renewal in Din Daeng Community as proposed
by the Ministry of Interior.

2. Approval of the supporting fund for expenses needed for preparation for not over 793 Million Baht within the
period of 10 years. The 250 Million Baht for initial stage shall be allocated from the budget of the fiscal year 2002
and 2003.

3. MOF, MOSTE, NESDB and the Budget Bureau were assigned to study for further details, and find out the
appropriate plan that conform with the related laws for investment planning, investment method, and
joint-venture with the private sector including the support for construction of residential building, in order to
compensate the right of old residents, removal fees during construction period, and environmental impact.

4.  Study to improve the National Housing Act so that NHA can be more efficient in developing and managing the
large scale communities, including the adjustment of NHA's duty in the operation and management of residential
buildings and improving environment of the congested and deteriorated communities of the low-income people.
Giving NHA a full authority to operate and manage the cleaning system of each community and assigned the
Ministry of Interior and NHA, to proceed the improvement of the National Housing Act as soon as possible.

5. NHA shall determine the criteria and complete the following procedures before initiating the project
implementation:

5.1 Prepare a clear plan for removal, construction of building and temporary residence by considering the impact on
households, schools and income sources of old residents.

5.2 Study and confirm the number of residents by making the name list and announce at each community for them
to check for the correctness.

5.3 Determine the compensation for rental privilege and temporary removal fee for old residents during the project
operation with fairness according to economic situation.

5.4 Determine the privilege of old residents to return to the project as first priority with rental fee lower than normal
fee that will charge from new resident. The Special rental fee will consider from the average income of old
residents.

5.5 Determine the area for pubic center i.e. library, community center, old age health center, nursery, sport and
recreation center with appropriate ratio compared with total residents.

5.6 Determine the suitable and appropriate area for community shops in each residential building and specific area
by giving the privilege to the residents in making more income with special rental fee and without liquidation.

5.7 Allocate the area in the commercial area with number of building by giving the privilege to the residents with
special rental fee and without liquidation.

5.8 Study for possibility of joint venture by private sector for land development for commercial use by giving the
opportunity to old residents to purchase the shares of private sector.

5.9 NHA should explain, making the understanding and conduct a-public hearing among the old residents to be used
as guideline for operation according to 5.1 - 5.8 and proceed according to the comments from MOSTE, NESDB
and Budget Bureau before project implement.
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User Land Use Land Area
(m2) | (%)
Building Site
NHA Residential 273,121 26.5%
Residential & Commercial 50,377 4.9%
Office 3,996 0.4%
Total 327,494 31.8%
BMA Office 225,056 21.9%
Sport Facilities 131,263 12.8%
School 37,140 3.6%
WWTP 32,412 3.2%
Gas Station & Workshop 4,863 0.5%
Total 430,734 41.9%
Ministry of Labor Office 36,526 3.6%
Public Service 10,619 1.0%
Total 47,145 4.6%
Ministry of Education School 67,062 6.5%
Ministry of Public Health Hospital 52,385 5.1%
Office of Prime Minister Police Station 1,360 0.1%
Other Mosque 3,377 0.3%
Total 929,557 90.4%
Public Space

BMA Park 18,651 1.8%
Road 80,509 7.8%
Total 99,160 9.6%
Total 1,028,717 100.0%

Source: JICA Study Team
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% 08: Population in DC Area
Categories Organization Population Block No.
1. Residents NHA Housings*! 30,011 persons | 1.2~14
2. Daytime Population
2.1 Employees (25,325 employees)
(NHA, 748 employees) Office 58 employees | 1.1
Shophouses in NHA housing area*? 690 persons | 1.10, 13&14
(BMA, 20,656 employees) | City Hall & District Office 14,804 employees | 2.1
Mechanical Division 370 employees | 2.2
Thai Youth Center 106 employees | 2.5
Sports Complex 108 employees | 2.4
Wichakhon School 154 employees | 2.3
DTCP 1,042 employees | 2.6
Rabies Division 130 employees | 2.7
Park 9 employees | 2.8
Mechanical Workshop 743 employees | 2.9
Const. Center 1,474 employees | 2.10
Sewage Treatment Plant 112 employees | 2.11&12
Health Source Center 60 employees | 2.13
Witchutit 153 employees | 2.15
Analysis & Research 74 employees | 2.16
Office*3 1,317 employees | 4.1
(MOL, 3,013 employees)** | Office 2,256 employees | 3.1,3&4
Care Center 650 employees | 3.2
Day Care Center 107 employees | 3.5
(MOE) Pibulprachasan School 163 employees | 5.1
(MOPH) Hospital 511 employees | 6.1
(OPM) Police Station 224 employees | 7.1
(Other)* Mosque 10 employees | 8.1
2.2 Students (6,954 students)
(BMA) Wichakhon School 1,206 students | 2.3
Vocational Center 1,643 employees | 2.14
Wichutit School 1,659 students | 2.15
(MOE) Pibulprachasan School 2,191 students | 5.1
Samakeebumrun School 255 students | 5.2
Total of Daytime Population 32,279 persons
3. Visitors (Thai Youth Center) 4,631 persons (daily average) | 2.3&4

Source: Interview survey by NHA
Note: *1 The number of residents is estimated from the social survey by the Study as presented in 6.1 (2).
*2  The number of employees of shophouses is estimated as 230 shophouses (actual) X 3 staffs/shophouse

(assumption)

*3  The number of employees at block 4.1 is assumption, based on 5.0 m%employee similar to the BMA City Hall

at Block 2.1.

*4  The number of employees at each Block of MOL is assumed to distribute 3,013 employees of total by
proportion of floor areas at each Block.

*5 The number of employees at mosque is assumption.
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% 09: Designated Land Use by the Second Bangkok General Plan

Land Use Land Area
(m?) (%)
High density residential zone 345,456 34.0%
Open space, recreation area, and environmental conservation area 158,928 15.6%
Educational institutes 60,400 5.9%
Government offices, infrastructure, and others 451,216 44.4%
Total 1,016,000 100.0%
Source: NHA
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HEHEOREAME 2. BEFEEFORMEL I TIZEET 5,
o WE(FMERRIZKT LTl L TWAERIT 40% Th Y | Mgk k VBB D

ZEYPLTW5D,

o NU%DERMMEFBOHIMEH L TWDEN, 28%IFEH 5 WSk E L Tn5,
o 28%78 31~40m>. 21.6%75 41~50m> DX FEEAEE L T\ 5,

o 85%LL EDERMN 15 BERMOEY ZEHEL TV 5,

o 2EVMI3ODEZE, | X2 2OWEAZELAL T 5,
o 57%MN= hNA 80%MN/NNAX TH&E ZEA L T 5,
o S8UDERNI BT Xy TF U ONEZEAL TS,




s
N A
R 7 T 7

RRBEGE B

£ 10: BFEEOEIERFHIR

Satisfaction to Existing Living Environment Expected Number of Floors
Residents O Living only
requesting renewal 38,0 9% 2%
of old buildings
L B Work place only
Residents satisfied 17%
with existing 44,0 .
conditions 0O Work place and living
Residents
supporting | 41, 72% O Supplementary work place
redevelopment
Residents Items Share
opposing to |45’ Living only 72,1 %
redevelopment ‘ ‘ ‘ ‘ ‘ Work place only 16,8 %
— S
340 360 380 400 420 440 460 |vorkplaceand living 9.3 %
Supplementary work place 1,8 %
Total 100,0 %
Required Floor Area Use of Housing Facility
o-30m2 B3I -40m2 @ Lowrise building (-5FLs)
o
12% 21%
@ Middle rise building (6-15FLs)|
41 - 50m2 50m2 -
o mz boom 43%
O High rise building (16FLs-)
@ No reply
O No reply
Items Share Items Share
-30m2 21,3 % Low rise building (-5FLs) 42,7 %
31 - 40m2 28,0 % Middle rise building (6-15FLs) 44,6 %
41 - 50m2 21,6 % High rise building (16FLs-) 3,0 %
50m?2 - 16,9 % No reply 9,7 %
No reply 12,2 % Total 100,0{%
Total 100,0 %
Plan of Existing Units Plan of Expected Units
Sgparated ] Comfibined Wit living roo; with tub (79,7) ] witnouq b (19,9) no reply (0,4)
Bedroom 57,719 [ 42,21 Bathroom [
[ with tub‘ \Lithout tuIJ ‘ [ Separated (42,6) ‘ With batL (57,0) no reply| (0,4)
Bathroom 94,97 Toilet
B SeparateJ:l &ombined \Lith bath ‘ | Separated (88,0) Mith living Joom (4,2%) no reply (0,6)
Toilet [T5.97] 84,03 Kitchen
) ’SeparateJ dombmed anth 11vng [ Gas (92,0) Elec‘ (5,1) CJ\arcoal (2,2)no reply (0,7)
Kitchen 43,95 [ 56,05 Fuel for cooking
L Tn commgn space (]0,7) not required (38,4
. by thems*elves ‘ ‘ by cook Jifoods [ Separated (44,2) 7 with bath (2,2) ?10 reply| (0?5)
Cooking 58,95 Washing area
[ L Arofid house (29,9)  Not required |(5,4)
. Gas ‘ ‘ Electrchty Char oal Balcony (61,5) n common space (5,4) no reply (0,5)
Fuel for cooking 84 Drying area
I I I \ \
0% 20% 40% 60% 80% 100% 0% 20% 40% 60% 80% 100%
Items Share

No. of bedrooms

2 or 3 bedrooms

No. of bathrooms

1 or 2 bathrooms

Source: Social survey by JICA Study Team
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Land Use Land Area Building Area | BAR | Floor Area FAR
M2) M2) (%) M2) (%)
1. Total of Building Site 790,877 76.9% 255,335 32.3% 1,741,000 220%
1.1 Residential 120,346 11.7% 42418| 35.2% 305,797 254%
(Car Parking &) 39,120
12 Office 192,895 18.8% 41,164 21.3% 562,028 291%
(Car Parking &) 116,011
1.3 Commercial and Residential 142,918 13.9% 83,133 58.2% 714,523 500%
1) Commercial Floor 230,789
2 Residential Floor 316,127
3) Public Service 28,559
4) Car Parking 139,048
1.4 Sport Facilities 124,733]  12.1% 20,533 16.5% 38,998 31%
15 Public Service 172,410, 16.8% 37519 21.8% 88,779 51%
1.6  Public Service 9,840 1.0% 5136] 52.2% 19,316 196%
1.7 School 111,391  10.8% 22,088 19.8% 48,409 43%
1.8  Hospital 51,179 5.0% 10,295 20.1% 21,054 41%
1.9  Workshop and Sewage 34,198 3.3% 30,005 87.7% 30,005 88%
Treatment Plant
1.10 Other 3,377 0.3% 563| 16.7% 870 26%
2. Public Space 237,840 23.1% - - - -
2.1 Park 45,332 4.4% - - -
2.2 Public facilities 25,070 2.4% - - -

2.3 Road 167,438|  16.3% - - - -
Total 1,028,717 100.0% 255,335 24.8% 1,741,000 169%
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Use Total
Residential 582,804
Commercial 230,789
Office 446,017
Public Service 28,559
School 48,409
Sport Facilities 38,998
Hospital 21,054
Workshop & STP 30,005
Other 870
Car Parking 294,179
Total Floor Area 1,721,684
Building Area 255,335
Land Area 861,279
BAR 30%
FAR 200%
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N(I-:IA moving out(about 15% »< >
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Public | e——T—N
Facilities : | demolition  gonstruction
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3)

25
25:
I mplementation Body Project
Implementation Body Non-Profitable Project
(Public Organization)
Installment of Fpnd and Manpower
NHA »| NHA Housing Project
Collection of Rents
Installment of Fund and Mangowel|
— BMA »| Road and Infrastructure
MOF
_____ -, (Trustee)
| — ¥ BMA City Hall
(Self-Project)
. Land Trust
Dividend (Investment)
Profitable Project
Providing F Private Sector Irwestment
Bank M (Union Member) fvestmen > Commercial
Investor |g———— - Trustee
Repayment Developer Revernue Development Project
1)
NHA BMA




BMA

NHA

2)

BMA

BMA

14:

3)

NHA
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BMA NHA

[
4)
3
[
[
[
26:
BMA C—>| Public Organization v PrivateInvestors
Dept. of Town and City Plan. Execution Board
Treasury Dept. Technical Committee
<= Private Consultant
Other Technical Depts. - Marketing and Planning Dl 'y
Unit
- Designing Unit
NHA Headquarter —>|| - Construction Unit — Din Daeng
Center for Housing/Human Settlement N Community
. N H
Studies [ P4 Community FEmpower. > Community Leaders
Committee
Housi ng Community Dept - Public Relation Unit
- Removal Unit Existing Residents
Maintenance Service Dept.
A
Seminar & Individual Visit
Administration Dept.
<«—»| NHA Din Daeng Office
Development/Construction Dept.
) . Legend:
Treasury/Financial Dept. <«—» Communication Route
C—> Instalment of Manpower
Policy Planning Dept. ¢=) Contract
Construction Dept. !\lote: Each unit of the community empower.commlttee
involves representative(s) from the community leader.

46




3.5

(1)
Bl.4
Bl.4
IRR 30 6.6% 50
9.8% Base Case
Base Case
6 IRR
Case 6 30
30%
30 Case 3
15: IRR
IRR Base Case
30 50

Base Case 6.6% 9.8%

Case 1 5.7% 9,2%

Case 2 4.9% 8.9%

Case 3 1.5% 6.9% 30%

Case 4 2.2% 7.7% 5% 10%

Case 5 6.3% 9.6% 15% 50%

Case 6 -11.9% 3.4% | Casel Caseb

(2)

EIRR NPV B/C
° 50
° SCF 0.94
° CCF 0.88
° 12%

a7




EIRR 12.9%

EIRR 12%
16:
ERR NPV B/C Base Case
(mil. Baht)
Base Case 12.9 579 1.08
Case 1 10% 10%
EIRR
Case 2 12 - - 10%
(3)
1)BMA
2) 3)
FIRR EIRR
(4)
13 9
8
6
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17:

Items of Examination Necessity of Remarks
Mitigation Measure
1) Topography, Geology, Seismology and None
Groundwater
2) Storm Water and Wastewater Yes CP: Provision of temporary settling basin and
septic tank.
3) Solid Waste Yes CP: Collection and disposal of waste from

demolition and construction materials.
OP: Campaign for reduction of waste and
separation of waste

4)  Air Quality Yes CP: Suppression of fugitive dust
5) Noise Level Yes CP: Suppression of noise by fence and wet
piling.
OP: Reduction of the traffic congestion.
6) Hydrology/Drainage System/Flood Yes CP: Provision of waste disposal spots in the
Control construction sites
OP: Regular checking of drain channels
7) Land Use None
8) Transportation Yes CP: Provision of regulating signs and
warning signs.
OP: Provision of traffic signal
9)  Utility None
10) Socioeconomic Yes CP: Relocation of residents
11) Historical and Archaeology None
12) Recreation Area Yes CP & OP: Maintaining of recreational area
13) Public Health Yes CP: Employing the security and accident

prevention measures
OP: Provision of public health facilities and
medical personnels

Note: CP - Construction Phase, OP - Operation Phase
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4.1

A B C 3 EIA
18:
Site-A Site-B’ Site-C Total
(Block A1.1) (Block K 1.3) (Block C 1.5)
Land area 14,584 8,418 23,524 46,526
Population 1,210 200 1,380 2,790
Number of building 6 1 8 15
Number of Stories 5 5 5 15
Number of 1,210 200 1,380 2,790
residential unit
Total floor area 21,900 3,650 25,400 50,950
(m2)
27:
)
I-!|I 1.5
kil | SITE O
E - Y ﬁ I f'*:@;ﬁ
J@'}: 1 ol Lacreo W_ s
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; [BITE LOCATION
=T 12500
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19: Site-A

Area (m?) Ratio (%)
1 Building High rise apartment 5,958.00 408
Commercial
Fire engine maneuvering
2.Road road 2,178.00 14.9
Parking access road
3.Landscaped area Green Garden, Stream, 6,388.00 43.8
Plaza
4. Others Bare land
5.Total Land Area 8,418.00 100

29: Site A
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20: Site-B’

Area (m?)

Ratio (%)

1.Residential/commercial
area

High rise apartment
Commercial and Parking

3,996.50

475

2.Road

Fire engine maneuvering
road
Parking access road

1,146.00

13.6

3.Landscaped area

Green Garden, Stream,
Plaza

3,259.50

38.7

4.0thers

Spirit house

16.00

0.2

Total Land Area

8,418.00

100

30: Site B’
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21: Site C

Area (m?) Ratio (%)

1.Residential/commercial | High rise qpartment . 6.690.00 28.4
area Commercial and Parking

Fire engine maneuvering
2.Road road 2,532.00 10.8

Parking access road
3.Landscaped area Slfze; Garden, Stream, 12,707.00 54.0
4.0thers Parking (Outside) 1,595.00 6.8
Total Land Area 23,524.00 100
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4.3

(1)
22:
Baht
Items Descriptions Site-A Site-B' Site-C
1  |Structural Work 286,914,000 154,474,000 474,449,000
2 |Architectural Work 130,381,000 61,202,000 220,372,000
3 Electrical Work 101,800,000 56,000,000 178,000,000
4 [Sanitary Work 104,970,000 54,410,000 180,000,000
5 |Air Condition Work 9,000,000 4,000,000 8,000,000
6 Lift 30,000,000 10,000,000 40,000,000
7 Landscape Work 15,375,000 8,531,000 21,492,000
Total 678,440,000 348,617,000 1,122,313,000
2)
5.0 30
30
23:
SiteA | SiteB’ | Site C Modified Factors
Case A -2.24 7.36 0.64 | 100% loan
(base) Interest rate: 5.0%,
Housing rent: 1,500 baht/month, hiking 15%/3yrs
Commercial rent; 550 baht/m2/Month
Parking rent; 1,500 baht/bay/month
Street vender: 1,000 baht/unit/month
Case B -3.42 6.06 -0.52 | Interest rate 7.0%
Case C -3.4 1.47 -2.87 | Commercial rent 275 baht/m2/month
Case D -14.68 -0.40 -3.64 | Interest rate 7.0%, rent hike 15%/10 yrs
Case E* 14.31 -6.25 -6.09 | Interest rate 7.0%, commercial 275 baht/m2/month, rent
hike 15%/10 yrs.

* Loaned portion differes by site: Site A 70%, Site B’ 90%, Site C 50%
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5.1
1)
2
1997
(2)
BMA
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3)

5.2

(1)
BMA 1997

DTCP

(2) NHA

NHA
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