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Part I SUM:MARY 

A. Face Sheet (see preceding page) 

B. Recommendations 

It is recommended that a $50 million Thailand Housing
Guaranty Program be approved to support implementation of the
low income housing policy and programs of the National Housing
Authority of Thailand (NHA) for fiscal years 1979-84 withauthorization an initialof $15 million for fiscal year 1979 and subsequentauthorizations to be approved later in two additional phases of $15million and $20 million based upon continuing reviews of the housingpolicies and programming of the N-A. 

The terms of loans to be negotiated by the Naional HousingAuthority and a private U.S. lender with guaranties by A. I.D.include maturities of up to may
thirty years including grace periods ofto ten years and interest rates payable

up 
to the U. S. lender not toexceed the allowable interest prescribed by the A. I. D. Administratorpursuant to Section 223 of the Foreign Assistance Act and consistentwith rates of interest generally available for similar loans. A. I. D.will require host government guaranties and will charge guarantyfees pursuant to Section 223 of the Foreign Assistance Act. 

In addition, resident technical assistanceNHA for two will be provided toyears to help in the design and implementation of integratedregional cities projects and short-term consultants and studiesassist in policy, toprogram and project planning. Resident and short­term assistance on the regional cities projects at a total estimatedcost of $3 10, 000 will be funded from the resources of AID's integratedImprovement Project for the Urban Poor (I!PUP)which is
funded a centrally
grant. Short-term consultants in Housing Policy will be funded

from HG fee income.
 

C. Surmary Description of Project 

The Government of Thailand and the National Housing Authority(NHA) have for a number of years been attempting to develop policiesand programs to deal with the housing needs of lower income groups.Efforts to provide standard housing at low cost have required a highlevel of subsidy and have fallen short of targets. 

- 2­
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With support from A. I. D. and consultants provided by A. I. D.,the NHA has been formulating alternative strategies and in June,

1978 its Board of Directors adopted Policy and
a Development Planwhich redirects the NE.A programs primarily to slum upgrading andexpandable core house projects at costs affordable by low iucomegroups while considerably reducing subsidy levels and spreading them 
over a greater number of beneficiaries. 

In September, 1978 the Government approved a priorityinvestment program of 2.2 billion baht ($110 million) which emphasizesslum upgrading and core house projects for families with incomes
below 2500 baht per month or approximately 
the median householdincome for the Bangkok area in 1976. NHA has also submitted asupplementary program which would add 2. 5 billion baht ($125 million)to the investment program for additional core housing and a regional

cities program.
 

To support this policy and program the proposed Housing Guarantywould make up to $50 million available in three phases to financ,approximately 50% of upgrading projects; 30% of core housing projectsin Bangkok; and 50% of regional cities components of the NHA program. 

The priority investment program provides for 19, 160 corehouses in site and service new communities around Bangkok, upgradingof slums with approximately 26, 000 homes and construction of 5, 600rental apartments including 2000 in regional cities or a total of over50, 000 units. The supplementary program adds about 30, 000 corehouse units including over 8, 000 in regional cities. All of the corehousing in the priority program and over 75% of the total core houses
in the combined programs will be targeted to households with incomes

less than 2500 baht per month.
 

The proposed Housing Guaranty Loan is designed as a multi-yearsector program which would, subject to specific criteria, financeidentifiable components of the whole NIIA program. Criteria for"eligible projects" and "eligible uses of funds" within those projectsare included in this paper and will be further developed during
negotiation of the Implementation Agreement. 

The $50 million Housing Guaranty will be divided into threephases with an initial authorization of $15 million in fiscal year 1979and two subsequent authorizations of $15 Themillion and $20 million.
first phase i9 to be authorized with the approval of this project paper; 
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the subsequent phases will be authorized based on overall reviews ofNHA policies and programming primarily to assure that the directionsof the approved NFIA policy and development plan are being sustained. 

In addition, resident technical assistance will be provided in thedesign and development of regional cities projects. Short termassistance will be provided in the continuing development of housing

policy.
 

The proposed Housing Guaranty will provide NIA with the
basic financial commitment to 
make its program viable. Additionalfinancing for parts of some projects will come from the AsianDevelopment Bank and the World Bank. The World Bank is alreadyfinancing small pilot slum upgrading and core housing projects.Resident technical assistance in the areas of organizational andfinancial management, estate management, small business promotion,and engineering design will be funded by the UNDP while the BauwerCentrum of Holland will be helping set up a staff training and developmentprogram in conjunction with the Asian Institute of Technology. Support
then for the NHA Program will be a coordinated activity with the
Housing Guaranty financing complementing on a program basis the

project specific inputs of other donors. 

In addition to helping up to 80, 000 households or about one halfmillion of Thailand's urban poor improve their housing situation or the
environment of their communities, the proposed Housing Guaranty
Program would reinforce the Thailand Government's decision to
redirect its programs and policies toward 
low cost alternatives andwould provide significant incentives to expand and develop "his 
approach. 

D. Summary ofFindings 

The NHA Policy and Development Plan represents a major newdirection. Slum upgrading has been emphasized instead of relocation;low cost expandable core housing will be the mainline activity insteadof conventional apartment construction. The total investment requiredhas been reduced from 10. 4 billion baht ($520 million) to 5. 5 billionbaht (S275 million). The average cost per unit has been reduced fromabout 85, 000 baht ($4, 250) to under 60, 000 baht ($3, 000). Governmentsupport that previously subsidized almost all of the capital costs andset rents at levels not even covering maintenance costs have beenlimited to provision of infrastructure and community facilities. More 



than 80% of the units in the new program are targeted to households 
in the range at least as low as the 20th to 50th percentiles of the 
urban income distribution, about twice the proportion in that range 
as earlier programs. 

The slum upgrading programs will improve the living environment 
of 26, 000 households in 108 of Bangkok's worst slums. In addition to
 
physical improvements of the community infrastructure, land tenure
 
will be secured for residents and socio-economnic programs including

skill training, health and family planning, day care centers, and
 
small business credit will be sponsored. 

The planning of core housing projects has been thorough and 
will result in integrated communities with modest but complete urban 
services. Two new satellite developments will be built just outside 
Bangkok near growing industrial areas. With further planning, these 
NIHA activities could serve as the focus of rationalized growth in 
those directions of the city. 

The regional cities component of the program will support the
promotion of Regional Urban Centers emphasized in the Fourth 
National Development Plan. The projects there will, in addition, 
help strengthen local development capacity and coordination between
national and local agencies while furthering understanding of the 
problems and the role of regional centers in development. 

While the early programs of apartment construction made for 
an abrupt change in living patterns, the core housing and upgrading
will help maintain and perhaps strengthen the social fabric. The 
program as a whole will make a significant contribution to improving
the living standards of the urban poor in Thailand. 

Although the financing required for the program is ambitious,
it is estimated that annual debt servicing on all borrowing for the new 
comprehensive 80, 000 unit program will be about 220 million baht
($11 million) or 1, 170 million baht ($56 million) less than the annual 
debt servicing that would have been required to finance the earlier 
120, 000 unit program had it been completed. 

The NIA, itself, is a young organization that is still striving
to fill the great demand in Thailand for low income housing. There 
are areas both as an organization and in its programs where more 
growth and maturity is needed. Technical assistance being financed 
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by the UNDP will provide back-up in these areas. The process ofplanning and implementing the proposed program with the assistanceof AID and the other donors will give NHA the experience it needs to 
meet its goals. 

E. Issues 

1) The place of an urban program in the USAID assistancestrategy for Thailand when the primary focus is on rural problems
and disparities. 

While the main focus of the strategy for Thailand is on therural poor, AID can play a role in the shaping of more rational policiesand programs to deal with the problems of the urban poor. TheCountry Development Stretegy Statement prepared by USAID, Thailand 
proposes to: 

a. "Encourage the Thai Government to direct a greatershare of its housing investment to slum upgrading and
low-cost, expandable core housing approaches that
will benefit lower income groups, particularly in 
Bangkok;" 

b. "Assist the Thai Government to develop planning andadministrative capabilities in regional cities to 
meet new demands for urban services from an 
expanding rural population. " 

The rationale behind this strategy evolves from two important
characteristics 
of population growth and expected development in
 
Thailand.
 

Continued growth of Bangkok is inevitable, yet the physical,environmental and social infrastructure is already strained and willsoon be insufficient to support that growth. The greatest impact ofany further deterioration of the urban environment will be on the poor,The Government is now beginning to redirect a greater share ofinvestments, in particular in housing, to slum upgrading and minimumcost expandable core house approaches that reach lower incomegroups with lower subsidy requirements. AID should encourage thispolicy and programming direction a) to help prevent the deteriorationof the living conditions of the urban poor, and b) to maximize theimpact of urban resource allocation. 
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Demographic projections indicate a growth in rural population

of over 15 million people during the next 20 years. At the same time
 
there are limits to new land that can be brought under cultivation, 
and improved methods with increased productivity will limit require­
ments for agricultural labor. While some off-farm rural employment 
can be generated, the combined effects of rural population growth,
rural employment limitations, and the desire for economic opportunities
 
will begin to translate into greater rural-urban migration. The
 
regional cities can absorb much of this growth, and provide better
 
linkages betveen rural areas and urban functions. Those cities, however, 
are today poorly prepared for such pressure. AM should help Thailand
 
begin now to develop responses to present needs for housing and urban
 
services in the regional cities and to develop administrative and
 
planning capacity to meet mew demand.
 

The place of an urban progran in AID's assistance strategy for 
Thailand is then a complement to rural development programs in 
helping prevent the deterioration of present urban functions in Bangkok,
helping in the development of regional cities to provide better rural­
urban linkages and to help in the economic integration and urban 
absorption of excess rural population growth. 

2) Approval of a'program concept rather than identification and
 
approval of specific projects.
 

The propos ed program concept provides NHA with the basic 
financial commitmet needed to make its program viable. itmeans 
AID support will focus on the continuing development of policy and 
programming, on the conceptual planning of projects, and the 
management of them. Specific projects will be identified by NHA. 
Authorization of the first phase recognizes the significance of the 
adoption by NHA of the new policy guidelines and the approval by 
the Government. Reviews prior to subsequent authorizations will 
require that NHA maintain this movement. 

3) The NHA Program still has a high level of subsidies. 

At this point it is felt that the most important step has been 
taken. Rather than direct subsidies of the capital costs of the whole 
project, Government support is now clearly identified and limited 
to the provision of infrastructure and community facilities. Even at 
that, only the on-site infrastructure caa really be considered to be a 
subsidy. The off-site infrastructure and the community facilities 
included in the Government support for this program would normally 
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be provided anyway as the population and demand for urban servicesgrows. Moreover, where before the Government repaid all borrowingsand any costs recovered were retained by NHA as Governmentcontribution to a capital fund; now NHA is responsible for servicing

debts on the non-subsidized part of the program.
 

Subsidy levels have already been reduced from earlier programsallowing benefits to be spread more widely over lower income groups.A stated objective of NHA is to minimize subsidies, and a gradualreduction may be more realis'ic than complete elimination.proposed program concept will enable AID 
The 

to help NHA determineappropriate subsidy levels and to work toward their reduction. 

4) The Project Identification Document (PID) included asone of the purposes: assistance in the development of a housingfinance system through the Government Housing Badk. Thatcomponent of the approved PID has not been included in the proposed

project.
 

Eventually Thailand will have to address housing finance.Presently, the Government Housing Bank raises funds for its
programs 
through commercial borrowings locally and internationally.Lending programs are primarily to middle income groups above the
range that the Housing Guaranty resources are permitted 
to supportthough the demand and need for financing at that level is high.AID is not, however, in a position at this stage of initial involvementin shelter in Thailand to directly address housing finance systems.It is intended, however, that this area be included by the NHA in thedevelopment of long range national housing policy obj,.ccives, andAID as part of its short term technical assistance effort wi.ll includeconsultants to help analyze the housing finance needs of Thailand andto help identify systems and structures to meet them. 

The PID also raised as an issue the need for NHA to acquirerights of eminent domain. Land acquisition problems are discussed
in the project analyses, Part 3. 
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Part Z DETAILED DESCRIPTION 

A. Background 

The AID Office of Housing in coordination with USAID,

Thailand has been involved in discussions of housing policy and
 
programming in Thailand for 
some time. In 1966 the Housing
Guaranty financed a 677 unit project developed by private enterprises

that successfully demonstrated the validity and feasibility of long
 
term mortgage financing. In 1971 even before the National Housing

Authority was founded, an AID team surveyed housing problems in
 
Thailand and prepared recommendations on the development of low
 
income housing projects. During the years 1972-75, AID provided a
 
number of short-term consultants in housing finance and program
 
development.
 

When various housing agencies in Thailand were consolidated
and the National Housing Authority formed in 1973, an ambitious 
program to meet the nation's housing needs was undertaken. By
1975, the NHA had programmed to build 24, 000 units per year for
5 years. The program, however, would have required tremendous 
government subsidies. Beginning in 1975 the AID Office of Housing
provided short-term financial consultants, policy advisors, and
technical advisors to help NHAs Policy and Planning Office analyze
its programs and develop alternatives. In 1976 a Project Identification 
Document (PID) for a $50 million 5 year Thailand Housing Guaranty
Program was approved by AID that outlined the program concept
developed in this paper. Also in 1976 the World Bank began helping'
the NHA put together pilot slum upgrading and site and service projects
which are now getting underway. 

The NHA in the meantime continued the study and development
of a comprehensive housing policy. In June, 1978 the NHA Board of
Directors adopted the policy guidelines including most of those that 
had been recommended by AID consultants and in September, 1978 the
Government Cabinet approved a priority investment program that 
completely shifts NHA in new directions which will significantly
increase the supply of low income housing with considerably reduced 
levels of subsidy. The proposed AID Housing Guaranty will support
this program. 
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B. Project Goals and Purposes 

The sector goal is to improve the standard of living of the urbanpoor in Thailand. Housing and community conditions are significantfactors influencing the quality of life. Increasing the supply of better
housing at costs affordable by the poor and providing 
new or existingcommunities with basic urban services often lacking will help raise
 
living conditions.
 

The goal includes preventing the deterioration of the standardof living of the urban poor. Bangkok continues to grow and will go
on growing at least in the short even
run if regional growth poles aredeveloped. The fabric of existing housing and urban services is fragile
enough that it could begin to break down under additional loading without
additional supply and qualitative improvement. 
 At the same time regionalcities which do not yet have major urban problems are ill prepared tomeet needs for housing and services that will come as rural populationgrows and surplus workers move in. Measures to build up absorptioncapacity are needed in both Bangkok and the regional cities. 

Important assumptions are that careful planning and programmingcan produce better conditions than spontaneous growth; that financialconstraints limit government responses; and that the lack of access by thepoor to long term finance is an important constraint in their ability to

obtain better housing.
 

The purposes of the proposed Housing Guaranty program are,
then, 
 to help the National Housing Authority implement effective housingpolicies and programs within the financial capacities of both the Governmentand target beneficiaries, the urban poor, and to strengthen the capacity ofthe Authority. At the end of the proposed program the NHA should beoperating with well developed short and long range policy objectives; shouldbe programming its activities with more efficient use of available resources;and should have increased delivery both in Bangkok and regional cities ofaffordable housing and distribution of urban services to the poor.
Specifically, 
 the proposed NHA program will have directly benefitedalmost half a million of the urban poor through improved shelter and
community conditions. 

C. The ProposedProgram or Sector Loan Conceot 

The proposed Housing Guaranty is designed as a multi-yearactivity which will finance any projects or part of the total cost of allprojects in the NHA Program which meet specific criteria. The loans 



would finance approximately 50% of NHA's total slum upgrading 
program; 30% of its expandable core housing program in the Bangkok 
area; and 50% of its expandable core housing program in the regional
cities. The purpose for this breakdown is to include Guaranty financing 
in each of the major components of NHA's program. Adjustments in 
the distribution could be made during implementation where AID agrees
it is appropriate. Total Guaranty financing would be $50 million 
(1. 0 billion baht). It would not finance NHA's subsidized rental units
 
or components for income groups over the median income (2500 baht
 
per month in 1976). 

AD reviews and involvement will focus primarily on NHA 
policies and programming though ultimately the use of Housing
Guaranty resources will be identifiable on a project basis and will 
be constrained by definitions of "eligible projects" and "eligible 
uses of funds" within those projects. Some project review will still 
be required to assure acceptable standards of project preparation,
but the focus will be on methodology, and where other donors are 
involved, duplicative reviews will be avoided. N-A's program will 
be financed from a number of sources probably including AID, the 
World Bank, the Asian Development Bank and some commercial 
borrowing. NHA will periodically prepare for AID updatei sunmary 
projections of financing needs and expected cash flows for is whole 
program. The specific uses of Housing Guaranty resources will be 
agreed upon with NR-A prior to disbursements and accounted for in the 
course of regular reporting and evaluation. 

This allows NHA to program the Housing Guaranty financing
 
as 
specific projects evolve. Phasing the Housing Guaranty commitment 
and reviewing NRA policies and programming prior to each subsequent
authorization enables AID to work closely with NHA in the development 
and continuing evolution of policies, programming, conceptual planning 
of projects, and management. Authorization of the first phase
recognizes the significant growth that the NHA has already achieved 
with the adoption of the new policy guidelines and the approval by the 
Government of the priority investment program. Reviews prior to 
subsequent authorizations will require that NHA maintain this progress.
So long as the directions of NRA's Policy and Development Plan are 
maintained, N-A will be able to continue programming its activities 
with a Rousing Guaranty commitment. 

The following sections outline the policy guidelines that have 
been adopted by NHA and the investment program which the proposed 
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Housing Guaranty will support. The 	primary outputs - upgrading, corehousing, and regional cities projects are described and the HousingGuaranty inputs including cirteria mentioned above are specified. Part 4of this paper discusses in more detail the process of reviews, reporting
and evaluation indicated above. 

D. 	 NHA Policies and Programs or 	Project Outputs 

The draft "1978-82 Policy and Development Plana' ' / sets forth
policies and directions 
adopted by the NHA Board of Directors in June,

1978. In summary, it says that:
 

1) The 	NIA will mainly develop housing far low inco-- ?=uilies 
in the form of: 

a. new housing communities, 

b. 	 rehabilitation of existing communities or slum upgrading, 

c. 	 assisting private sector developers; 

2) 	 The NHA development program will be distributed in the
 
following locations:
 

a. Bangkok Metropolies - which still has the bulk of the 
country's housing problems, 

b. 	 the regional cities designated in the Fourth National
Economic and Development Plan as growth centers, 

c. other cities with serious housing problems, 

d. 	 rural areas ­where housing conditions will be studied 
for future NHA attention, if justified; 

3) 	 NHA policy will be to reduce government subsidy to a level
that is feasible and compatible with long term commitments; 

4) 	 Government assistance will be equitably distributed to the most
needy in the form of infrastructure and community facilities; 

) YiHA will promote owner-occumancy and security of tenure asa basic development stage for equity consolidation and foreconomic and social upward mobility of low income groups; 

I/The Policy and Development Plan and the 	NHA investment programsrefer to projects to be started in the 1979-82 period and completed by 1984. 
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6) Affordability and the low income family's ability to pay
will largely determine design standards for plot sizes,
infrastructure and houses. This necessitates that some 
housing units will be not completely built - or core houses
but will nevertheless be habitable immediately and can be
extended as and when the tenants require and can afford 
to do so; 

7) 	 NHA waiting list data will be used as the primary data 
source for housing development targeting together with
supplementary information on activities in other areas 
of housing supply; 

8) 	 Rental or welfare housing for those too poor to afford the
least expensive core houses will have to be units completely
built from the outset. This will require investments thatcannot be recovered through rents necessitating substantial
subsidies. NHA proposes separate this type of projectto 

from normal less subsidized projects and to undertake 
them
only in exceptional cases and on direct orders from the 
government; 

9) 	 NHA will increase its activities in profit making operations
such as shopping center developments in its projects in
order to provide adequate shopping facilities in the
communities and to cross-subsidize low income housing. 

The 	NH.A has planned a program to build or upgrade 80, 000units starting over the 4 years 1979-82 and completed by 1984 at a totalcost of 4. 7 billion baht ($237. 1 million) in 1978 prices and 5. 5 billionbaht ($276 million) projected in current prices through completion.Within that framework it has developed a pricrity program for 50, 000units which has already been approved by the Government and whichconcentrates on slum, upgrading and income groups with hota eholdearnings below 2500 baht per month or approximately the median incomefor the Bangkok area in 1976. It has submitted to the Government aproposal for a supplementary program of 30, 000 units with about 60%going to income groups below 2500 baht per month and 40% to groupsbetween 2500 and 6000 baht per month to bring a balanced social mixto its new community projects. The 	program includes a small numberof fUlly built rental units, but 	most of the new construction will be of the
expandable core house type. Both the priority program and thesupplementary program include a regional cities component. 



- 14 -


Table I summarizes the different components of the NHA program. The approved priority program totals 2. 2 billion baht($110.5 million) in 1978 prices; the proposed supplemenaary program
totals 2. 5 billion baht ($126. 6 million). The slum upgrading component
comprises 26, 000 or half of the number of units in the priority program
though because of low costs per unit it does not take as large a
proportion of the financing. The more highly subsidized rental

units have been limited to under 3, 600 units or less than 7% of the

total in the program. 
 The biggest part of both the priority and 
supplemental programs are expandable core houses with a total
 
48, 400 units including 8, 400 in regional cities.
 

Table II a. shows the estimated average unit cost for each of
the different components, 
 the part of that cost that is infrastructure or
subsidized by the Government and the part that is recovered in payments
by beneficiaries. Total costs including infrastructure in 1978 pricesaverage under 60, 000 baht ($3, 000) per unit and range from 8, 000 baht
($400) in upgrading projects to just over 100, 000 baht ($5, 000) for
rental apartments and income groups over 2500 baht per month. Since 
components to be financed under the proposed Guaranty would be
limited to income groups below the median income or 2500 baht in1976, the most expensive unit under the Guaranty would be 75, 000 baht
($3, 750) in 1978 prices. Table II b. shows that the Government has
already approved 1. 5 billion baht ($75 million) in support for the 
priority program which is significantly less than was required in 
previous programs. 



Table I New NHA Programs 

Priority program
slum upgrading-Bangkok 
core housing-Bangkok 
rental housing-Bangkok 
rental housing-regional cities 

Supplementary program 
(all core housing)
Bangkok-lowest income 
Bangkok-mixed income 
regional cities-lowest income 
regional cities-mixed income 

Total 1979-82 program
slum upgrading 
rental housing 
core housing 
core housing 

Income 
group 

all groups 
under 2500 

under 2500 

under 2500 


under 2500 

2500-6000 

under 2500 

2500-6000 


all groups 

under 2500 

under 2500 

2500-6000 


(costs: 
Number 
of units 

26,000 

19, 160 

3, 596 

2,000 

50, 756 


11,630 
9,214 
6,300 
2, 100 


29,244 


26,000 
5,596 

37,090 
11,314 
80, 000 

million baht) 
Total costs Total costs in 
1978 prices current prices 

208.00 237.97
 
1,437. 00 1,683. 51
 

365.00 387.94 
200. 00 232. 05 

2,210. 00 2,541.47 
($110 million) ($127 million) 

872.25 1,041.86 
967.47 1, 129.24 
472.50 535.27 
220.50 279.51 

2,532.72 2,985.88 
($126 million) ($149 million) 

208.00 273.97 
565.00 619.99 

2, 781.75 3,260.65 
1, 187.97 1,408.75 
4,742.72 5,527.35 

(237 million) ($276 million) 

http:5,527.35
http:4,742.72
http:1,408.75
http:3,260.65
http:2,985.88
http:2,532.72
http:1,041.86
http:2,541.47


- 16 -

Table II a. Government Support Per Unit (baht) 

expandable core houses 
incomes incomescosts supported by slum rental under 2500
the Government upgrading 
 housing 2500 to 6000 

land none none nonebuilding none I none noneinfrastructure 100,000 

community facilities ) 


1 20,000 12, 500 
15,000 15,000overhead 5,000 1, 750 1, 375

construction interest 5,250 4,1Z5 
5,000 100,000 42,000 33,000 

costs supported by
the beneficiaries: 3,000 rented 33,000 72,000 

average total 8,000 100,000 75, 000 105,000

costs Der unit: ($400) ($5,000) ($3, 750) ($5,250)
 

Table II b. Total Government Support (millionbaht) 

expandable core houses 
incomes incomes 

slum rental, under 2500 
upgradinz housing 2500 to 6000 

priority program 130.00 565.00 804.72
supplementary program 
total 1979-82 program 

­ - 753.06 373.36 
130.00 565.00 1,557.78 373.36 

total support total cost 

approved priority program 1, 499.72 2,210. 00proposed supplementary program 1, 126.42 2, 532. 72total 1979-82 program 2, 626. 14 4, 742.72 
($131.3 million) (5237. I million) 

http:1,557.78
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E. Financial Plan and Housins Guaranty Inputs
 

Tentative sources of financing have been identified by the 
NA for most of the requirements in the early years of its program.
 

Thus far, the NHA has identified approximately $15 million in
 
financing to be provided by the World Bank and approximately 
$15 million to be provided by the Asian Development Bank. It hopes
 
to be able to increase the amounts of both of those loans. A
 
consortium of Japanese banks with which NHA has negotiated
 
financing on earlier programs has expressed a willingness to 
extend as much as $50 million more in loans. With $50 million 
in Housing Guaranty financing,then the NHA would have about half
 
of its needs for the whole program. It has, however, tentatively
 
identified financing for all of its first year needs including
 
projected Housing Guaranty disbursements and most of the financing
 
needed in 1980 and 1981. NHA has in the past been able to borrow
 
some from local banks and plans to raise the remainder through
 
additional international borrowings. AID reviews prior to
 
authorization of each new phase of the Housing Guaranty program
 
would assure that NHA has adequate commitments to complete
 
work undertaken.
 

Tables III and IV list the principal projects in the N1A program
 

and the proposed sources of financing for each including 1using 

Guaranty resources. The list is still indicative and some projects 
resource1.vrchange as the program evolves. The Housing Guaranty would 

be mixed with World Bank financing on the slum upgrading projects, 
regional city projects, and the Lad Krabang core housing project near 

onBangkok; and Med with Asian Developnent Bank financing the Bangplee-

Bangbor core housing project also near Bangkok. 

Table V sumerizes cash flow schedules for project inplenntation 
by year with tentative financing resources and expected disburserents 
against them including the Housing Guaranty. Projects started in 1982 
would be completed and funds full drawn down by 1984. The table also 
shows che expected phasing of Housing Guaranty authorizations. 

The HG financing will support the total IM program of 80,000 new 
or upgraded units. In the absence of other external financing, the HG 
financing wuld result in approxinately 25,000 new or upgraded units of 
which 13,000 would be in the slum v t progrm, 9(000 in Bangkok 
core housing and 3,000 in regional city core housing. (In dollar terms, 

no less than twenty percent of HG financing will assist regional 
city
 

core housing.)
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Table III New NHA Projects 

Approximate costsPriority Program (million baht) 
1978 prices 

a) slum upgrading: 26, 000 units, Bangkok 208.00
 
proposed AID-HG financing 50% 
 104. 00
World Bank, and other financing 1/ 104. 00 

b) 	 core housing: Lad Krabang, Bangkok

8, 100 units for income groups under 2500 baht 
 607.50 

proposed AID-HG financing 30% 170.00 
World Bank and other financing 437.50 

c) 	 core housing: Bangplee-Bangbor, Bangkok

8, 300 units for income groups under 2500 baht 
 622. 50 

proposed AID-HG financing 30% 170.00 
Asian Development Bank and other financing 452.50 

d) 	 core housing: Rangsit, Bangkok
2, 760 units for income groups under 2500 baht 207.00 

proposed AID-HG financing 30% 60.00 
other financing 147, 00 

e) rental housing (financing not yet identified) 565. 00
2096 units at Din Daeng, Bangkok 209.60 
1500 units at Thung Song Hong, Bangkok 155.40
2000 units in regional cities 200.00 

Total: 2,210.00
Proposed AID-HG financing, 504. 00 

($25.2 million) 

1/Financing has not yet been committed. 

http:2,210.00
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Table IV New NHA Projects 

Approximate costsSupplementary Program (million baht) 

1978 prices
 
a) core housing, Bangkok-l1, 630 units
 

for income groups under 2500 baht/moath 872.25
 
1, 900 units in Ram-Inthra area
 

300 units at Nawa Nakhon
 
5, 980 units in Pra Pradant or Taling Chan
 
3, 450 units at Rangsit


proposed AID-HG financing 30% 
 260.00other financing 612.25 

b) 	core housing, Bangkok-9, 214 units
 
for income groups 2500-6000 baht/month

(financing not yet identified) 967.47 

210 units in Ram-lnthra area 
1, 000 units in Pra Pradant or TaLing Chan 
2, 700 units at Hua Mark 
1, 340 units in Pracha Niwet
 
1, 200 units at Rangsit
 

c) core housing, regional cities-6,300 units
 
for income groups under 2500 baht/month
 

472.50proposed AID-HG financing 50% 236. 00World Bank, and other financing 2/236. 50 

d) 	 core houa ng, regional cities-2, 100 units
 
for income groups 2500-6000 baht/month
(financing not yet ide itified) 220. 50 

total: 2, 532. 72Proposed AID-HG financing: 496. 00 
($24. 8 million) 

I/ 	Financing has not yet been committed. 



Table V Proiected Cash Flow and Drawdown Schedules for Project Implementation
(millions of dollars in current prices) 

1979 1980 1981 1982 1983 1984 Totals _ 
ExpendituresPriority program 2.85 27.53 40.97Supplementary program 32.70 19.72 3.30 127.072. 18 25. 79 44.23Total 44.06 28. 24 4.80 149.305.03 53.32 85.20 76.76 47.96 8. 10 276.37 
Tentative financing identified byNiIA (subjectAll) to negotiation)
 
iBRD 1/ 

1.03 6.59 12.60 13.33 11.37 
 5:08 50.000.90 2.50ADB 1/ 5.90 4.05 2.04 ­ 15.390.64 2.50 5.64Japan 5.00 2.34 - 16. 122.46 22.54 25.00Addilional financing needed _- 50.00- 19.19 36.06 54.38 32.21Percent of financing identified 3.02 144.86100% 64% 58% 29% 33% 63% 48% 

Summary ofHousing Guaranty FinancingAuthorizations 
$15. 00 $15.00 $20. 00Cumulative authorizations 15. 00 $50.0015.00 30.00 50.00Disbursements 50.00 50.00 50. 001.03 6.59 12.60 13.33Cumulalive disbursements 11.37 5.08 50.001.03 7.62 20.22 33. 55 44.92 50.00 50.00 

1/ Projects totaling approximately zo million dollars have, in addition, been identified by the NHAother donor financing, forbut these loans have not yet been committed (see Table IV). 
j/ See Table X for projected cash disbursements by project in baht. 
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The Housing Guaranty financing will, in summary, be
 
available for the NHA progran as follows:
 

Percent of AID-HG 
Income Approximate financing

Proposed AID-HG Financing group Total Cost (million baht) 

Slum upgrading-Bangkok all groups 50% 104. 00 

Core housing: 
a) priority program-Bangkok under 2500 30% 400.00 
b) supplement program-Bangkok under 2500 30% 260.00 
c) regional cities under 2500 50% 236.00 

1, 000. 00 
($50. 0 million) 

The 1. 5 billion baht ($75 million) which the Government has 
committed in support of the NHA program for infrastructure and other 
costs not directly recovered by NHA in its priority program and the 
1. 2 billion baht ($60 million) which the NHA is seeking in its 
supplementary program are included in the total financing requirements 
of NHA. NHA will borrow these amounts as a part of its comprehensive 
financing schedule. NHA will itself service the debt that is recoverable 
from direct charges to beneficiaries. The Government will budget 
payments to NHA for debt servicing on the share it has agreed to support. 
Debt servicing and the Government's support of the NHA program is 
discussed more fully in Part 3. 

Government approval of the supplementary program is not a 
precondition to the first phase authorization because as can be seen 
in Tables III and IV the proposed Housing Guaranty financing of the 
priority program totals approximately $25 million. 

AID will require regular updating of schedules and cash 
flow projections for project implementation. If implementation goes 
more slowly than anticipated, the last phase authorization now planned 
for $20 million in 1982 could be divided into two separate authorizations 
of $0 million each or rescheduled. At he present time, however, 
it is felt that the program schedule is realistic. 

The Implementation Agreement will define "eligible projects"
and NHA will be able to use the HG authority to finance or partly 
finance any project that meets specific criteria including: 
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a) 	 Areas selected for slum upgrading must be predominantly
low income. Areas included in NHA's current list of108 priority projects meet this criteria. Incomes in anyother areas to be included will have to be reviewed; 

b) 	 New developments or parts of new developments for which
the HG financing is to be used must be targeted to andaffordable by households with incomes below 2500 baht 
per month. Adjustments of this target income level will 
be reviewed annually; 

c) 	 Land and core house construction costs in a project mustbe affordable by and charged to the beneficiaries. Governmentsupport of on site infrastructure should be minimized andoverall levels will be periodically reviewed; 

d) Maximum cost levels for units and infrastructure financed or partly financed with Housing Guaranty resources willbe established in the Implementation Agreement andreviewed periodically. Initially, these will be set at8000 baht per unit for upgrading projects and 75, 000 baht 
for core housing; 

e) 	 AID will periodically review planning for 	projects or partsof projects identified by NHA for Housing Guaranty financing.AID will at those times indicate projects or aspects of
projects that will have to be reviewed further prior to thestart of work. AID will propose joint reviews when appropriate
with other donors and will not duplicate their reviews. 

Some projects will have some elements which are 	"eligibleuses of funds" under the Housing Guaranty and other elements which
are not. For example, NHA's new community projects generally
include some housing for households with incomes over 2500 bahtper month!n order to assure a social mix. That housing need not bephysically segregated from the lower income housing, but 	the costof that housing including its pro rata share of land, infrastructure,etc. would be apart from the project costs that can be financed withthe 	AID-HG loan. Similarly, some community facilities andinfrastructure included by NHA may be designed to serve an area ora community larger than the project itself. An access road, for"example may be necessary, but 	to the extent that it is also providingaccess to non-project areas, that share of the costs would have tobe 	excluded from -he AID-HG financing. Small facilities to helpgenerate cottage industry in the community, shop/house units, 
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neighborhood marketing areas all could be included in the costs
financed with the AID-HG loan but development of land for industrial
 or wholesale facilities, for example, 
 could not. A clinic or facilities

for social programs serving the community could be included, 
 butsupplies or staffing could not. Careful definitions of "eligible uses of funds"will be included in the Implementation Agreement. 

NHA project planning to be reviewed by AID will includeestimated costs for all elements, all sources of financing andcost recovery. NHA can identify the AID-HG financing preferablyas a percent share of the total financing required for each projector by showing the source of financing for each element in the project. 

Authorization of each new phase of the Housing Guaranty
will be on the basis of reviews and evaluation by AID of NHAdevelopment in: policy and program planning, project design, andmanagement. AID will annually review NHA developments duringthe preceding year and plans for the next. Specific areas which 
these reviews will address include: 

Policy and Programs
 
implementation of the policy guidelines 
 set forth
 
in the Policy and Development Plan
 

subsidies and cost recovery 

development and implementation of regional
 
cities strategy
 

land acquisition programming, development

of economic and social programs
 

Planning and Jesi n
 
Site selection and analysis
 

concept planning of new communities 

design methodology; interdepartmental
 
coordination in the design process
 

design standards. 
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Mamagement and Operations
 
cost accounting and financial planning
 

tendering, construction management,
 
and supervision
 

allocations of units and improvement
 
of collections
 

NHA has already made significant achievements in most ofthese areas, and the recommended authorization of the first phase
of the Housing Guaranty reflects this confidence. The areas noted
are judged to be important in the implementation of the proposed
project and for the future growth and development of NHA programming.Reports prepared by AID consultants in March, 1976 and December,1978 reviewing "... Policies, Prog'am and Strategies of the NEIA"serve as reference points for measuring progress in future reviews.
will 

F. Technical Assistance 

The UNDP has already agreed to provide resident technicalassistance in the areas of organizational and financial management,estate management, small business promotion, and engineeringdesign. A total of approximately 80 person monthsN-A has will be provided.selected consultants to fill posts beginning in 1979.will strengthen NHA's capacity This 
to implement its program and improveits operations. 


training and 
The Bauwer Centrum of0Hollaqd is planning a. staff
development program with the NHA in conjunction with theAsian Institute of Technology which will complement the UqNDP inputand build a base for future growth. 

.Le proposed AID program will provide additional assistance
in the following areas: 

a) Desiza and imlementation of integrated regional citiesprojects 

The -NHAcommitment to begin developing programs inregional cities will therequire careful planning and developmentto assure that the programs are appropriate to the specialcharacteristics of those cities which are quite different fromBangkok. Institutionally, NHA does not have a lot ofexperience in the regional cities and will have to develop theorganization for this activity. NHA has already undertakenmarket surveys and studies in most of the designated regional
growth pole centers. 



AID's centrally ftded grant program of Integrated Improvement Projects
for the Urban Poor (IIPUP) administered by the Office of Fousing willprovide a two-part assistance. Daring 1979 nultidisciplinary teams of
consultants will be fielded to help NEA review the studies that have
already been mde; to help dete=mine the program and design parameters
appropriate to regional city projects; and to develop concepts of inte­
grating social services and enmloyment generation in projects. Up to4-5 person-=cnths estimated at7$50,000 will be funded. Schedules andspecific scopes of work will be developed with DIM and in coordination
with the World Bank which is planning teams to assist in the broad
developrent planning of regional cities. 

The second part of the IIPUP assistance will be a t-v year resident
advisor with back up short term consultants to help the NtA plan
and implement the regional cities projects including health, education,
social services and emloynt cauponents. The advisor will also helpintegrate NM projects with urban development strategies for the regional
cities. This part of the IPUP project estinrated at a total cost of
$260,000 will be detailed in an IIPU Project Agreeent with the 
Covernment of Thailand and NHA. 

b) Continuin develogrent of housing policy 
The proposed Housing Guaranty program will lend financial
 
support to NHA policy implementation but, to be most effective,
it should be backed up by assistance in the studies, evaluation,

and analysis necessary to further development. The Office of
 
Housing will provide assistance funded from HG fee income in
 
three ways:
 

In 1980, the Office of Housing will field a team to help the NHA review
shelter problems in Thailand and develop long range national housing
policy objectives. The study will be designed to ccplemnt the urban
sector analysis recently completed by the World Bank, but in thiscase
will focus on shelter including the housing finance system. The study
will be a joint AID/NHA effort with professional staff sectuded to 
%vrkwith AM consultants. 

An integral part of the program is an annual review with NHA of the im­
plentation of their program and policy and program development. Sub­secuent authorizations in 1981 and 1982 will be based on ,NAimplemen­
tation and further development of its policy and program. Prior toauthorization of the second tranche the NHA will hsve to have initiated an
 
analysis of Thailand's housing finance system needs and that prior to

authorizing the 
third tranche there must be evidence of progress toward the
 
development of a suitable housing finance system.
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AID will also consider supporting research projects and 
studies to be undertaken jointly with local universities or 
similarly qualified institutions. AID will provide a short­
term consultant with specialized experience to help the 
research or study group develop a work plan; and when the
work is completed, to help the group analyze findings, 
prepare reports, and discuss them with policymakers in
NIA and tL,, Government. AID will consider centrally
funded grant resources to support this research where there
could be regional applications. NHA will develop = program,
dchedule, and cost estimates. Possible areas of study 
include: 

land acquisition and site selection strategies; 

alternative concepts for new community planning; 

approaches in project planning to environmental 
concerns and development of environmental review 
procedures; 

housing finance; mobilization of domestic resources 
for public and private sector housing; 

graduated payment loans, sweat equity, and other 
alternative techniques to help extend unsubsidized 
financing to the poor; 

design of evaluation systems; for housing programs; 

integration of social services and economic 
opportunities in project design including opportunities 
for women. 

Part 3 PROJECT ANALYSES 

A. Policy and Program Analysis 

The NRA Policy and Development Plan represents a majornew direction for NHA. Its significance can best be measured in
compar.Uon with previous programs. Except for a few sma;l pilot 
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projects, NHA's earlier programming was directed at conventional 
housing, mostly rental apartments, with unit costs between 65, 000 
baht ($3, 250) and 120, 000 baht ($6, 000) and higher. The Gov ernment 
planned to move slum dwellers into NHA rental apartments with rents 
set at a 5% annual interest charge on the cost of the dwelling and 
capital amortization fully subsidized by the Government. For house­
holds with incomes between 1, 500 and 3, 000 baht per month, rents 
were set by NHIA at 7% annual interest and amortization of one half 
of the economic cost of the dwelling with one half of the capital
amortization subsidized by the Government. Higher income groups
purchased units with no capital subsidy at interest rates of 10-120. 

NHA planned to build 24, 000 units a year or 120, 000 in its
 
earlier program. 
 The total cost would have been 10. 4 billion baht 
($520 million) of which about 5. 9 billion baht ($295 million) would 
have been direct capital subsidy excluding Government land 
contributions and amortization of inherited lands at below marked 
value. These total costs caused the Government and the NHA to 
rethink its program. Full implementation of the earlier program was 
halted and will be limited to the 6, 500 units already completed and 
23, 900 presently under construction. 

A review by AID consultants in March, 1976 of the Policies, 
Program and Strategies of the NHA sumamarized reconmendations 
made to the NHA to rationalize its policies. Most of these 
recommendations have been adopted in the recently approved Policy 
and Devclopment Plan. 

The new program emphasizes slum upgrading instead of 
relocation; low cost core housing approaches instead of conventional 
construction; greater cost recovery; and more emphasis on lower 
income groups. 

Costs have been reduced to as low as 8, 000 baht ($400) per
unit in upgrading projects to a little more than 100, 000 baht ($5, 000)
for the largest core houses including all infrastructure and land
purchase costs. Government support is now limited to infrastructure 
and community facilities which is at least partly recovered through 
user chages and tax revenues and which the Government in any case 
feels is its responsibility. All land and building costs are borne by
the beneficiaries without subsidy and amortized at 12% over Z0 years. 
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The total program of 80, OCO units will cost 5. 5 billion baht ($276

million) or about half what the previous program would have cost.

Because the cost of the housing has been so reduced, infrastructure 
and therefore Government support is still more than 50% of the total 
cost. Total Government support has however been reduced to 2. 6 
billion baht ($130 million) also about half the level of the previous 
program and significantly less per unit thus spreading the support 
farther. 

The pilot core housing and upgrading projects being financed

by the World Bank attempt complete cost recovery without subsidy.

It is still too early to evaluate results, but further improvement of
 
cost recovery in its general progams is 
 an objective of the NHA. 

The new program places more emphasis on lower income
 
groups with 33% of units in slum upgrading projects; and 46% 
core 
housing for income groups below the median. Conventional apartment
construction will be limited to 7% of the total number of units. Much
of these will be allocated to slum residents displaced by high priority
public projects such as roads. In all then, 80-85% of the NHA program
is targeted to income groups below the median, about twice the level
 
of the previous program.
 

The commitment to a regional cities component will have a 
significant effect on NHA and planning in Thailand as attention is

drawn to the needs and the potential 

and 

of the smaller cities. The planning
implementation of these housing projects can help strengthen local 

development capacity and coordination between national and local 
agencies. They will also help further the understanding of the problems
and the development role of he secondary and regional cities. 

There are several areas of concern in policy and program

planning. In addition its
to own program, the NHA is committed zo act 
as a developer of about 7, 000 units for the Police Department and
 
similarly to help the military 
on housing projects. These point to the
need to develop a national housing policy that goes beyond NHA's 
programs. 

The broader questions of housing finance, land use and 
the role of :he private sector have not yet been fully dealt with by
NHA but ics Office of Policy and Planning will hopefully be able to 
begin studying these and other questions now that a sound working
policy for NHA has been adopted. 
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B. Technical Analysis 

1) Slum upgrading: In 1975 N-A identified
Bangkok using aerial photos and with follow-up 

some 350 slums in 
surveys selected 108 ingreatest need of upgrading. These were studied in regard to landtenure, water and electricity supply, accessibility, drainage,incomes, density,debt and savings levels, education levels, health conditions,and future land use potentials. They were further classified accordingto their suitability for upgrading: a) slums to be upgraded aspermanect communities where permanent land tenure or long termleases can be obtained. These include slums on Government ownedland and areas where landowners are willing to negotiate; b) slumsbe upgraded as totemporary communities where long term tenurecannot be secured. ln these areas upgrading will focus on socio­economic programs and extension of public utilities; and c) slumsbe cleared, mainly those in areas 

to
scheduled for high priority publicuses such as highways and ports. These will be removed andalternative housing allocated to residents on a priority basis in NEIA'srental units or core housing projects. 

Physical improvements include access and provision of drywalkways, repair and improvement of drainage systems, constructionof garbage collection points, some street lighting, and provision offire protection systems including mobile pumps. In some areas watersupply systems will be repaired and improved. Improvements aredesigned to meet the specific needs of each area. Implementationphysical improvements are coordinated with the 
of 

Bangkok MetropolitanAuthority and wi th the public utility authorities which will operate andmaintain services provided. 

Management of Government owned land in slums to be upgraded,which are currently rented to residents on a short term basis - usuallyone year, will be transferred to N.EA which will issue 20 year leasesto residents. Where possible NHA is negotiating with private absenteelandowners for similar 20 year leases. NHA will then sublet thoseparcels to residents. In other cases, NHA will negotiate direct leasesbetween landowners and residents. NHA is also seeking rights ofeminent domain to acquire land in some slums. Rents on lots in theseslums vary but are typically 60 baht ($3) per month for an 80 m2This is lot.readily affordable by even the lowest income groups and whereNHA is managing the land, rents could perhaps be increased to improve
cost recovery. 
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The NHA will also help set up socio-economic programs in
upgrading projects. Generally, it will promoter and sponsor
act as 

of community activities funded through agencies including the National
Institute of Skill Development, Department of Industrial Promotion,

the Family Planning Association of Thailand, the Bangkok Metropolitan
Authority Health Services and the Ministry of Public Health. In oneof its first projects, for example, NHA social workers have already
helped set up 
 sewing classes and facilities which women can rent for10 baht (50j). Some upgrading projects may also include facilities such 
as health and day care centers. 

The NRA has established lines of credit through the Krung Thai
Bank, a commercial bank wholly owned by the Ministry of Finance, 
 where­by loans can be obtained by small businesses in NHA upgrading projectsof up to 10, 000 biht ($500) at 12% interest repayable over 4 years. NHA
workers will help businesses in the projects apply for these loans.
 

The NRA has recently started 10 pilot upgrading pr4 ects,
4 of them with World Bank financing. These already, providing
are 
good experience and cost data on which to build implementation plansfor the rest of the program. Some of these first projects are showingcost overruns due to the design standards of physical improvements,

but NHA is developing alternatives that should enable them to keep

within the estimated 5, 000 baht per family (1978 prices).
 

Some of those first pilot projects do include direct charges to
beneficiaries for infrastructure improvements. 
 The results of these
tests will provide feedback on the feasibility of this mechanism for
improving cost recovery. Preset± estimates of both the total coststo the Government of support for the upgrading projects in the program,130 million baht ($6. 5 million), and the cost of this support per unit

5, 000 baht ($250) are, in any case, reasonable.
 

Implementation of the pilot projects has also identified the needimprovement in coordination between NRA and the Bangkok MetropolitanAuthority and other agencies. These are being worked out. 

The IRA doesn't include costs for land acquisitions in itsestimates for upgrading. NRA is currently negotiating lease
arrangements with private absentee landlords in slums to be
permanently upgraded. Another option being studied is purchase 
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of the land and resale or leasing to residents. It is estimated that 
the average lot would cost around 40,000 baht ( $2,000), which 
amortized over 20 years for example at 12% interest or 440 baht nnthly
( $22) would be affordable by most residents and wuld offer the greatest
security. Although total financing required for the project with this 
option would be increased, costs would be recovered through sale or 
lease payments. There are an estimated 5,550 lots in project areas 
to be permanently upgraded that azeowned by absentee landlords. 

2) Core Housing: The N1A has developed a system of
 
expandable core housing which starts with sinle one room structures
 

2
and sanitary cores of about 20 m2 on lots of 70-80 m . Various options
provide for a mix of unit and lot sizes. All are designed so as to be 
readily expandable by the purchasers and materials loans are included 
in pilot projects. Most of the units are row house or quadruplex types
of lightweight block and reinforced concrete construction on piles with 
asbestos cement roofing. Sane of the larger units are tw-storied. 

AID will reviLq with the NHA and where appropriate other donors the 
technical aspects of projects proposed for FG financing prior to 
disbursement of HG funds. This review will interalia address the con­
struction standards proposed for expandable core housing to assure units 
are capable of being expanded safely. In addition at the time of purchase
home buyers will be provided information and advice inwriting on the 
expansion capabilities and possibilities of core units. 

Site planning is usually based on either filling or diking for 
flood control and surface drainage with about 60% of the land use for
 
lots; 15% for circulation; 10% each for camanity facilities and open 
space; and 5% for small scale commercial and business facilities.
 
Residential streets with 6-8 m rights of way and 3-4 m of paving
provide basic access with footpaths around 1-5m wide with rights of 
way of 3-4mproviding access to individual units. Water, electric and 
sederage connections are provided to each plot. A pro-ects include 
on-site sewage treatment ranging frm aerated lagoons to activated sludge
 
systems or oxidation ditches.
 

Primary school and ccam ty facilities including multi-purpose 
buildings, health centers, workshops for small-scale indiMtries, retail 
shops, and markets are provided in !M projects depending on the size 
of the cmunity.
 

Splans two types of caumities in its now Program.
It will be developing two large ned satellite ccrmmnities in the Bangkck 
area. One of 10,800 units ill be built at Lad Kranbana to the east of 
Bangkok near an industrial estate financed by the r'brld Bark. Another 
of over 12,000 units will be built just outside Bancc-k at Bangplee-
Bangbor in the growing industrial area along the new road southeast to 
C'.buri. These and others already started at Rangsit and Nam 
Naklo to the north are attmts to establish integrated nw tcwns as 
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satellites to the Bangkok Metropolitan area. Planners expect them 
to absorb some of the population growth. Land for these projects has
already been assembled and acquired. Commitments to industrial 
investment have already been obtained for both Lad Krabang and 
Bangplee-Bangbor. 

NHA has also acquired smaller sites in Bangkok close to
existing industrial areas and is seeking 	additional locations. Basic
community facilities will be provided in these as needed. 

Table VI 	 Monthl Pavments and Alfordabilitv, Core Housing

Four units types, Bangplee-Bangbor project
 

(baht) 

Tvne A Tvoe Tve CB 	 Tye D 

Target income under 2000 2-3,000 3-4,000 4-6,000 
group-baht/month 

sales price 
excluding infra­
structure 30,334 
 52,028 68,494 89,410 

Materials loan
 
(optional) 6,000 8, 000 
 10, 000 12, 000 

Downpayment 1, 520 5,200 10, 275 17, 885
(percent) (MO) (10%) (15%) (20%) 

Basic MoL,:hly
payment-20 years 280 485 645 790
(interest rare) (10%) (11%) (12%) (12%) 

Monthly service 
charge 
 so 50 80 80
 
Monthly payment1/
 

materials 	loan 60 85 L15 135 

?stina ted monthly
utility expenses 30 so 60 60 

Total monthly costs 420 670 900 1,065(dollars) 	 (521) (S33. 50) (S45) (553) 

Percent of monthly

income e.-mended 20-30% 
 20-30% 20-30% 17-25% 

j/ Same 	loan terms as basic monthly payment. 
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The core housing system is designed to standards which will 
cost an average 75, 000 baht ($3, 750) including land and infrastructure 
for unit types targeted to households with incomes below 2500 baht 
per month and an average 105, 000 baht ($5, 250) for types targeted to 
income groups 2500-6000 baht per month. Table VI shows the terms 
and affordability of four unit types designed for the Bangplee-Bangbor 
project. 

Infrastructure costs and Government support are deagned 
to cost an average 42, 000 ba.ht ($2, 100) for unit types targeted 
to households with iLWcomes below 2500 baht. Government support 
is limited to 33, 000 baht ($1, 650) for infrastructure on unit types
targeted to income groups 2500-6000 baht per month. Cost recovery 
is assumed indirectly through user charges and new tax revenues from 
the project. NHA has not, however, studied this. The standards of the 
core housing units could be reduced somewhat further and some of the 
infrastructure costs charged directly. The pilot project being developed 
by NiA at Thong Song Hong with World Bank financing attempts more 
complete cost recovery but it is too early to evaluate the experience.
NHA expects to be able to gradually reduce subsidies in the core 
housing program. Open site and service schemes without core 
housing may be tried in some locations. 

Land has already been acquired by NHA for the priority 
program but not for all of the proposed projects in the supplementary 
program. This will be an important factor in NHA's schedule. 

The planning of NHA's large new communities at Lad Krabang
and Bangplee-Bangbor has been thorough, but has not yet addressed 
broader plans for the area surround the project. Integration of 
concept planning with land use planning in the immediate area and 
the region is necessary for these communities to become the satellite 
towns that they are intended. NHA ishowever, beginning to do broader 
concept planning of the communities, and assistance is being provided 
in project design. 

3) Regional city projects 

NRA is currently conducting a series of studies and sruveys 
in each of the regional areas to help it understand the needs and the 
dimensions of the problems. AID will be providing assistance to help
NRA design and develop specific strategies and projects. It has 
tentatively identified 2000 units of rental housing in its priority program 
and 8, 400 units of expandable core housing in its supplementary program 
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for the regional cities. The planning and designs that have evolved forprojects in Bangkok will provide a basis for replicability and technologytransfer to the regional cities, but the problem 
 and the housing
needs differ, and AM will be fielding teams early inNPA's 1979 to reviewstudies and help them develop a strategy and work plan. 
NHA projects in the regional cities will be closely linked withthe Offices of the Mayor and of the Provincial Governor. In addition,the Regional Planning Offices of the National Econcmic and SocialDevelopMnt Bcard (NESDB) will be involved. Part of the scope ofwork of the technical assistance provided by AM will be to help NIA
determine administrative and project planning responsibilities both
within NHA and as it relates to the administration of regional cities. 
Nine Regional Urban Centers have been designated in theFourth National Develop~ent Plan as growth poles to help reduceregional disparities. (Chcn~uri in the Eastern Region, Songkhla-Haat Yaiand Phuket in the Southern Region, Ciang ~IAJNo0rthen Region, and Phitsanulok in theand Rhon Kaen, Korat (Makorn Ratchasima), Udon Thani,
and Ubon Ratchathani in the Nortteastern Region.)
 

Six of these designated centers areregions. in the north and northeast
These nine centers would be the most likely candidates for
regional shelter Programs, however, final detemnination would be made uponthe basis of the study and analysis undertaken by tle NIA and AMresident technical assistance. 

4) Enviromantaj Considerations 

The environment of many of the urban areas
indeed fragile, especially Bangkok. of Thailand is
The inortance of preventingdeterioration of housing and urban services in Bangkok comes,
from this concern as in part,
does the importance of assisting in the planned
development of the regional cities.
 
Contamination of surface waters by sewage effluent is
the principal envirmtal health problem in Bangkok. 

at present.

NEA project
standards though far eeed all existing regulations gov--nng sewagedischarge, and it my wall be that N practice, for handling domesticeffluent will be used asBoard. a model by Thailand's National Environme~ntWater supply and depletion of underground water resourcesare be=ning concerns,

NM 
both in Bangkok and the regional cities, thatWill be taking into account i program planning. Sanitary 
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conditions in upgraded communities and NHA's new communitieswill be considerably improved over existing conditions. Communityoperated garbage collection systems and piped potable water will
contribute to improved public health through 
reduction of exposureto diseases. The Bangkok Metropolitan Authority is also planninga program of flood protection in parts of Bangkok and dredging of
canals 
 that have been blocked by. solid waste accumulation. 

Dialogue on project planning for new communities between theN-A and responsible planning and regulatory agencies can contributeto Government policy in several broad areas of environmental concernincluding protection of prime agricultural land; alternative techniquesfor building on flood plains; and urban growth and land capability.
analysis. 

The Government has adopted environmental policies, enactedsupportive legislation, and established a National Environment Board.NHA will be encouraged to work with the Board in the developmentguidelines for environmental impact 
of 

assessments appropriate to housingprojects in Thailand. AID project reviews discussed in Part 4 will
include environmental considerations.
 

The initial Environmental Examination (I. E. E. ) for the proposedprogram reviewed NIIA's standards and practices and recommended anegative environmental determination. The consultant's detailed findings
are included in a separate report. 

C. Social Analsis 

The beneficiaries of the ,NHA upgrading program will include
some of the poorest families of Bangkok though there is 
a range and
diversity of income and social levels in most of the communities.
Beneficiaries of NHA's new community programs will range fromhouseholds with monthly incomes from below 2, 000 baht (probably.down to 1500 baht or $75) to a maximum of 6, 000 baht ($300). Morethan 80% of the whole program and all of the Housing Guaraaty financingwill be directed to households with monthly incomes below 2, 500 baht 
($125). 

These will include migrant families from rural areas or familieswho migrated earlier and are now stable enough to seek improved shelterand community conditions. Other beneficiaries will be long time 
residents of Bangkoks slums. 
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Verification of Income Eligibilitm
 

The Estates Management Department of NA selects households on a first
 
come, first served basis. A standard application form is used which

provides, in addition to basic demographic data, a mechanism for veri­fying income eligibility. Applications must be accompanied by Income

Certificates from Employers (subject to spot checking by NA), or, if
the applicant is self-employed, home interviews are conducted by Estates
 
Management staff.
 

UNDP technical assistance to NRA will include, inter alia, review of
the application process. AID will also review and approve the application

and income verification procedure prior to the initial disbursement.
 

Since median incomes in regional cities will most likely be significantly

lower than those in Bangkok, median income figures will be calculated

for each of the cities included in the proposed program before HG fin­
ancing would be available for those cities.
 



Table VII 
Income Distribution 

Bangkok Metropolitan Area 

90 - _. _-_ , -%' 
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(Monthly income - baht (current prices) 
SOURCE: 	 l/ Southeast Asia Low Cost Housing Study; April 1974


2/ Draft Policy Document; NIIA, 1974
 
3/ Updated by NIIA, 1975 using price index 
A/ studies by Wlorld Bank, 1976 
7/ Updated October, 1978 using price index. 
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The urban poor of Thailand to whom this program is directed

include laborers, 
 low skilled workers, and low level government
employees. Most of the families will have additional sources of income
 
such as hawking or home industries.
 

Table VII shows estimated income distribution for Bangkok

though the curves are based on 
outdated surveys. Using conservatively
the 1976 levels the median income level would be more than 2,500 baht.
The 1, 500 baht level would approximate the 20th percentile; Z, 000 baht
the 30th; and 3, 000 baht the 60th. 
 Using the less reliable 1978 levels
indicated, the med..an would fall well over 3, 000 baht and the 1, 500 baht

level would approximate the 10th percentile; 2, 000 baht the 20th and

3, 000 baht the 40th. Until new base surveys are made, it can be

assumed that actual levels are somewhere between those ranges and
that the beneficiaries 
of the proposed Housing Guaranty would be at

least as low as the 20th to 50th percentiles; possibly as low 
as the 10th
 
to 30th percentiles.
 

Affordability of core housing projects is calculated on the
basis of expenditures on housing of 20% of income with a maximum
allowed for eligibility of 30%. Average housing expenditures for
slum households have been shown to be 15%. The demand for NHA

projects including the pilot core housing projects, indicate that a

20% level is considered affordable by tbe applicants. NHA has a waiting

list of over 90, 000.
 

While the early programs of apartment construction made 
an abrupt change in the living patterns, core housing schemes allow 
owners more flexibility in fitting their home to their lifestyle and their
needs. Lots are small but adequate for modest gardens and business
projects. Slum upgrading projects are designed for minimal disruption
of the social fabric. In fact by upgrading them to permanent status,the social structure may be made even more stable. Employment opportunities
have been an importat part of NHA's feasibility planning of new communities.Additional budgeting may be needed to give NIIA staff start-up funding for
socio-economic activities in vocational training, family budget training,
nutrition classes, and business management assistance. Maay of theactivities being promoted by NHA are really the responsibility of other
agencies, but in the early stages NHA help appears necessary to make 
programs work. 

Women's opportunities are enhanced by many of the NH.A programs andwithin NHA itself. Women can and do purchase or rent NHA uaits in their 
own name. The co-signature of a husband is not required when the woman
is the head of household. About 38% of NHA's units are now in women's names. Thirty-three percent of the NHA staff are women, and a slightly 



.38.
 
higher percentage are in management positions. A woman has recentlybeen named Deputy Governor. NHA socio-economic programs includeskill training open to and o .ten designed for women.assistance described in 

They also includeSection F below for small business that willprovide economic opportunities. 

NHA needs to develop a 
Surveys 

better system of project evaluation.are conducted and follow-up studies made, but an integratedand ongoing project evaluation system needs to be designed. AID
short-term technical assistance in housing policy development 
will
help NHA focus on this. 

D. _Financial Analysis 

Earlier N-A programs were financed through bond sales,commercial borrowings, localand borrowings on Japanese andmarkets. Euro-dollarWorld Bank funds have been borrowed forTable V some pilot projects.shows projected rem urces for financing of the NI-IA's new
IBR.D, ADB and commercial financing. 

Under the earlier programs,

by NHA were 

the entire capital costs borrowed
 

programs and include AID, 

repaid by the Government. Any costs recovered by NHAremained within N-A as capital contribution of the Government.total Of the10. 4 billion that would have been borrowed
unit program, 5. 9 billion would have gone 

under the earlier 120, 000 
to beneficiaries as subsidies. 

Under the new program, that part identified as Governmentcontribution will be borrowed by NHA 
 repaid by the Government.
The remainder will, 
and 

however, now be borrowed by NHA and N-A will
be held accountable 
for the debt service rather than the Government.This, too, is a significant policy change'that 
will help put NHA

much more 

on a
responsible basis.
 

This will require improvements in cost accounting,
and cash flow management. NH-A collection,recognizes this and has already begunsome changes. Technical assistance will be provided by the UNDP
these areas beginning early 1979. 

in 

E. Economic Analysis 

The Thai economy has progressed remarkably ingrowth in recent terms of aggregateyears. Annual growth in GDP from 1960 to 1976an average of 7. 6 percent per year, 
was high,

and widely spread among all sectorsof the economy. During the same period per capita income e.xpanded at 



Category 

I. 	 Projects Inherited 
from Predecessor 
Agencies 

2. 	 Programs started 
before 1975 
(eg liua Marks, 
Rangsit) 

3. 	 1976-80 
Program 

4. 	 IDRD 

Projects 

5. 	 Police Housing 
(dormitories & 
barracks near 
police stations 

6. 	 Ministry of 

Justice 

Number of 
units 

10,000 

4138 

!20, 000 
planned 

6482 complete 
23, 910 in 

planning or 
construction 

Sites & services 
3000 units 

Shun Upgrading 
2, 300 units 

About 7000 in 
Bangkok of 
which 70% 
complete 

2, 200 upcountry 
J inst starline 
100 

Table VIII 
FINANCING OF PREVIOUS NIIA PROGRAMS 

Source of financing Cost recovery 
Given as capital to 
NIIA. but NIIA responsible 
for old loans. NHA borrowed 

Low rents usually 
even covering 
mainlenance 

not 

to complete some of these 
units 

Commercial bank loans lina Mark-high cost 
lina Mark 100% grant to recovery to NIIA 

NIIA from government Rangsit-About 50% 
Rangsit 100% grant to cost recovery 

NIIA 
NIIA bonds-I1 billion Low cost re-
(5. 5% interest) gov't covery for low 
repays principal in 10 income units 
yrs and interest fur Cost recovery to 
first 2 yrs NHA on middle 

Loans -Japanese bonds income units 
(7.4-7. 7%) Gov't pays 
principal and interest 
over 7% 

Commercial banks 
_Euro-dollar kjans

50% IBRD loan Almost complete 
cost recovery 

50% Borrowed by NIIA with governmet 
from various commercial subsidizing 
sources on behalf of gov. com-imunity facili­

ties & off-site 
lnfrast ructureNHIIA borrowed Government will 

Ut, 100 million from repay the entire 
Kung Thai Bank loans from the 

police dept. budget 

120 million from gov'm Government will 
capital repay entire amount 

1A20 million borrowed 
by NIIA-local sources 
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Ownership 

Rentals & 
hire purchase 

Hire purchase 

Hire purchase 

Rents 

Ilire purchase 

It7ice Dept. 
will owi. 
and manage 

Ministry of 
Juslice will 

own and 
manage 

Notes 

Buildings deprecialed at 30 
years for concrete structures; 
20 	years for wood. 
Proposals are being considered 
to 	raise rents and/or sell 

uijts. 

Government will repay entire 
principal amount on bonds only 
after 10 years when they 
mature. 

NIA receives 3% fee on 
comst ruction cost. Not yet 
determined whelhnr 3% is 
sufficient to cover costs 

3% fee on construction cost. 
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Table IX 
Balance Sheet
 

NATIONAL IIOUSING AUTHORITY - MAY 31, 1978 

Liabilities 

57, 9c6.0u Creditors & unpaid expense 5.067. 640.9315,000.00
159. 512. Savings.141. 42 depo-its & guarantiesAdvance payn.ients 2z,659. 167.60for hire purchase 99, 896125.00203,415, 199.80
 

3. 051. 10.92
 
__lI '165,64 
.93 377. 517, 024.09 

er Liabilities 

10,000,000.00 Creditors. loansLoan (flats, police) 779,046, 500.001, 748, 250.00 344,000,000.00
Note (Metro Co.) 71.982, 118.00
35.964,285.25 


4, 687, 303. 51 Bonds 1,00 000 000.00 
290, 121,337.79 
56. 455. 548.90 904,976,725.45 

Olher Accounts 
Sold hire purchase 

212. 839. 583. 70 244, 931.71.720.232.36 - 180.00
Realized profit on hire purchase 125108 66.3929,243.56 C aiIal 

1. 294, 665. 3Z. 7530, 970, 016. 71 Initial capital
736, 000.36 805, 162, 750.50
Capital fund163, 024, 783.59 196. 146. 408.24Contribution fund27610115. 79 884.8382. 443, 495, 298. 82 Revaluation of Assets 34 

31103 654..-4 

, 25,9H.9 0918.36 
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127, 622, 933.53 

2.195.028618.00
 

37.639 84.5
 
70039.84531 

1.033 297,651. 52 

X1 725 9q90 
048.36 

http:2.195.028618.00
http:71.720.232.36
http:121,337.79
http:35.964,285.25
http:344,000,000.00
http:10,000,000.00
http:15,000.00
http:recti.il
http:I(eiL.AI
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.Table-X 
Prolected Cash Disbursemenes !or he Comnrehenive -Piano 

('rnusanelf Of L,'lt) 
Number of ,,'ear Y3ea.' 


Proiect Name I Units 1979 I 1960 i lIC-3 1982' t 193 V4 1 Total
 

Prfority Proiect 

1. Hue,Marik 3 8,100 18,000 149,400 218.850 181,467 112,964 18,967 699.668 

I.- Bang Piee - Bang Bo 8,300 18,750 126,450 212, 865 215.870 140.662 23,958 732, 555 

3, Rangsit 2 2,760 33, 000 68, 838 82, 665 56, 809 9,983 251,295 

4. Slum Upgrading Projects 26, 000 7,200 53, 500 74, 03Z 58,995 37, 7S2 6.389 237, 96a 

S. Din Daeng - Flats 2.096 1,960 69,256 105.538 47,212 6,970 - 232, 936 

6. Tung Song Hong - Flats 1,500 10,000 72.000 67,500 5,500 - 155,000 

7. 	 Regional Project - Flats 2 000 * 5•000 4 7 62,370 39,325 6.655 232.05. 

Total 50. 756 96.9,10 550,706 $1,2 654. 079 394. 502 65.qS 2,514 

Additional P-nect 

8. Ram 	 loIr. 1,900 62,700 78, 375 15,675 156, 7S 

9. Nava Na'corn 300 	 90900 12. 375 2,775 * 24,750 

10. Prapa Doeng 5,980 	 52, 800 128,799 197,513 147. 968 26,453 553, 533 

11. Rangsit (Add.) 3,450 3,375 '49,875 91,050 93,555 58,987 9. 83 306,5. 4 

12. Regional Project (Addj 6,300 15.000 131,100 188,205 126.555 64,432 9.983 535,2"75 

13. Ram'lnrna. (Add.) .210 -	 10,67. 13,340 2,668 26,680 

14. Prapa Daeng (Add.) 1,000 	 - 33,033 60,857 32.715 4,91 131.496 

15. Hua Mark (Add.) 2,700 2,100 33,600 88,095 125,202 82, 533 13,775 345,55 

16. 	Bang Plee-Banq Be 2,764 9,072 73,080 101,430 84,176 S6,537 9,783 334,073 
(add.) 

17. 	 Prachanivet 2 1,340 14, 070 70.350 56,280 -* 140. 700 
Phase 2 

10. Rangsit (Add.) 1,200 	 32.340 40,425 36,036 34,938 6.98 150,72? 

19. 	 Regional Project 2, 100 - 5,902 125, 779 83,53 13. 776 27.9, 510 
(Add.) - - - - - -

Total 	 29. 244 43. 617 51.-1 84,14 41 881.163 544.430 a).03 Z. 2?:,3 

TOA 000 100.527 1.04 5 1. - -~ IfJS_43 410,14
4 1,1A1191 44 

The NITA estimates that '0.r o(:he cost oi units "wiI be aeit in 'he year 'hey are started, 50r. will be #pent 
In the second year and 40' wilt be spent in the third ye-r. 
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an average annual rate of 4. 2%. Both the industrial and the agriculturalsectors expanded rapidly, but the share of agriculture in GDP fell from40% to 30% during the same period. 

The recent economc expansion has been fueled by highof investment and domestic ratessavings. Combined private and publicinvestment reached an average annua level of 25. 6% of GDP duringthe 1971-76 period of which 12% was financed by household savingsand only 1. 9% was financed by foreign capital. 

Recent economic growth should be seen in the context of currentand predictable demographic trends. The Kingdom's urban populationhas increased from 
10% in 1950 to 17% in 1976. The urban sector is
dominated by Bangkok which accounted for 63% of the total urbanpopulation in 1976. NESDB estimates indicate that the population ofThailand will continue to expand at a rate of 2. 8% during the 1976 -80period and at an annual rate of 2. 4% in the 1980-85 period. Thus,the labor force will grow during the next few years considerably.faster than in the past, and this will require even faster growth of
employment and income 
earning opportunities. 

The high rates of aggregate economic growth recordedrecent years have innot been matched by an improved distribution ofthe benefits of development. The IBRD has noted the tax system tobe somewhat regressive or at best to have a neutral impact. Thedistribution of the benefits of public expenditure has, however, beenquite regressive. Expenditures benefitting the highest income householdsare ten times those benefitting the poorest households. Likewise,gaps between the incomes of households in different 
the 

regions appear to
 
be widening.
 

It is likely that increasing constraints in the agricultural
sector in the coming years will limit the growth of agricultural
exports. This could exacerbate the country's balance of paymentssituation which already suffers from a continuing deterioration in
terms of trade.
 

The government has an explicit policy of promoting urban growthin regional cities. At the same time, even if the policy of divertingurban growth to regional
population of Bangkok 

centers is moderately successful, thecan reasonably be expected to continue growingat near current rates (i. e. for5%) some time. This will require animproved distribution of employment, essential services and shelterfor -the poor within Bangkok, in order to prevent further deteriorationand to maximize efficiency. 
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The proposed NHA program will contribute to improved efficiencyin urban development in a number of ways. Most of NHA's planned newlow income settlements are to be coordinated with new industrial estatesminimize the transportation 
to 

and other costs related to uncontrolled urbansprawl. The slum upgrading projects w 11 eliminate the need for wasteful
squatter removal. Although more difficult to measure, the proposed
program should increase individual worker productivity by improving
health conditions and increasing the availability of educational and

vocational training opportunities. 

The current development program focusing primarily on increasedagricultural productivity and to a lesser extent on industrial expansionshould lead to continued export expansion and a decline in the trade andcurrent account deficits by the late 198 0's. The current decline in the
terms of trade and the import requirements of the Fourth National
Development Plan should, however, lead to deficits in the currentaccount during the early 1980's. To finance this deficit, Thailand will
need to borrow an estimated $5 billion during the next two years. 
 The
IBR.D estimates that the debt se-,-vicing requirements for this proposed
debt will not be too great even with substantial dependeme on private
borrowing. The debt service ratio, currently 14%, is projected to rise
 
to about 19% by the mid-1980'1 .
 

T1e percentage of construction costs accounted for by imports
under the proposed program is 
 low, between 10% and 15%. The currentNHA program involves lower import costs than previous higher standard
programs. 
 The remaining foreign exchange borrowed under the program
will be available to finance other RTG priorities. The probable repayment
terms of the proposed AID guarantied loan should fit within the above

outlined foreign borrowing strategy.
 

The Government will not provide its capital contribution proposed
 
Cfor this program directly. Rather, it will authorize NHA to borrow the
amount of the government capital contribution each year and the GOT will
repay the principal and interests amounts of the loans. 
 In this case,government capital contributions of about 220 million baht will be requiredannually after 1984. This compares with previous NE-A estimates of1, 346 million baht of government capital which would have been requiredannually if the old program had been fully implemented. Although newthefigure is based on a 30 year debt repayment period instead of ten years,it does represent lower standards, higher cost recovery and, a greatlyreduced burden on the government budget in the immediate future. 
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The central government deficit has grown in recent years from a level
of 4. 5 billion baht in FY 1975 to an. estimated 12. 5 billion baht in FY 1977.
The projected average annual budget contribution after 1983 required for

the proposed program will be only 1. 8 percent of the 1977 total central
 
government deficit and only 0. 3% of 1977 central government expenditures. 

To the extent that the NHA program must be financed within Thailand
it will probably have to resort to further borrowings from comnn rcial banksof the type already undertaken, i.e. short term. Previous bond issues 
which have been financed by effectively reducing the reserve requirements

of the commercial banks have had an expansionary impact on the money

supply. Further such borrowings are not advisable, especially in view

of the higher rates of inflation that have prevailed in most recent years.
It is also unlikely that NHA bonds which in the past yielded 5. 57 
 could
 
compete in the limited bond market vith government issues. In any
 
case, 
 the recent policy decisions for a shelter program with reduced

standards and lower government subsidies will leave greater amounts
 
available for RTG priorities in other sectors.
 

F. Administrative Analysis 

The NHA was founded in 1973 as a state enterprise attached
 
to the Ministry of Interior. Its organizational structure is shown in

Table XI. The Governor is responsible to a Cabinet appointed Board
 
of Directors. The present organization chart contains several
 
significant changes from 1976. 
 First, the Office of Policy Planning has
been made a separate office reporting directly to the Governor. Thus,
new housing policy proposals along with their financial and socio-economic
 
justifications can be submitted directly for action by the Board. 

Secondly, a Slum Upgrading division has been created in 
the Research and Construction Department in order to undertake 
complete project development for the slum upgrading program. This
is an important manifestation of the NHA's commitment to the new 
policy. It has the capacity to carry out socio-economic surveys,
analyze aerial photos, and plan and design the improvements. It is also
planning to undertake community development projects as part of the
improvement program. UZNDP-financed technical assistance vi 11 be
providing a slum upgrading advisor to assist the office in organizing and 
implementing its program. 
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Since the establishment of the NHA, its staff has grownnearly fourfold from about 400 inherited from the previous organizationto a total 1, 572 as of September, 1978. The professional staff, whichis nearly 50 percent of the total, is distributed among the various
 
departments as follows:
 

I) Office of the Governor 82
 
2) Office of Policy Planning 32
 
3) Research and Construction 428
 
4) Finance Department 112
 
5) Estate Management 
 115
 
6) Internal Auditor 
 7 

Total 782
NHA has had difficulties in the construction management of its
earlier programs. Construction targets were perhaps 
over ambitions;some of the contractors were not able to perform up to expectations; andprojects have fallen behind schedule. The NHA has been aware of this
and has taken steps to improve the situation. New projects are being
scheduled with a more gradual build-up in production; a more 
reliablelist of contractors has evolved based on experiences in the earlier
programs; and the NHA construction staff is being reorganized 
 to providebetter continuity in project management. Though the UNDP technicalassistance do,-s not specifically cover construction management, some
of the advisor. selected have experience that will help. Air will also
provide short term consultants with Housing Guaranty fee income 
as

specific problems or needs emerge.
 

As NHA's program grows, a more careful system nf costaccounting and financial management will be needed. The UNDP does

include specific technical assistance in this 
area. 

NIHA is a young, growing organization. Many of its people arebright and dedicated. Its professionalism is evidenced by thethoroughness shown in the planning and implementation of its newpolicy and the pilot projects. The staff training and development programbeing planned with the Baucentrum of Holland will further strengthen theircapabilities. Most ;mportant, will be the experience gained in the planningand implementation of the proposed program. 
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Table I. 
Auchority Organizational tf-uccur( 
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I
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Part 4 PROJECT IMPLEMENTATION 

A. NHA Project Management 

Within NIA, the Office of Policy and Planning will have the primeresponsibility for coordination with AID. The Governor of the NRA orhis delegated representative will be responsible for negotiation of the
Housing Guaranty agreements 
and for obtaining the necessary Host
Country Guaranty. During implementation, 
 the Office of Policy ancPlanning will be responsible for project monitoring and coordination withAID. It rv111 prepare quarterly reports to AID summarizing implementationprogress in a format to be specified in the Implementation Agreement. 

B. AID Project Management 

The proposed project is an integral part of USAID'sassistance program to Thailand, Bilateral
and USAID Thailand will be, responsiblefor the policy framework within which it is implemented. The AID Officeof Housing (DS/R) is responsible for development, negotiation, andmanagement of the proposed Housing Guaranty within the Missioa policyframework. The Office of Housing responsibilities will be carried out
by the Asia Regional Office of the Office of Housing (RHUDO) which will


coordinate all activity with USAID Thailand. 

Project Agreements for IIPUP activity will be negotiated by the
RHUDO and cleared by USAID. Authority for AID reviews and 
approvalscalled for in the Guaranty Agreements have been delegated by the Office

of Housing to RHUDO.
 

Technical and eevironmental reviews of projects to be included
in the proposed Housing Guaranty will be conducted by short-term
consultants from the Office of Housing. To keep these reviews withina program context, a schedule will be established for comprehensivetechnical reviews probably once each year. Prior to those meetings,NHA will prepare briefs on all projects or parts of projects it plans topropose for inclusion in the Guaranty financing and assemble prelimina.yplans which have been prepared to that point. The review team willevaluate each project for technical, financial, so'cial and environmentalsoundness based on preliminary plans. It will submit a recommendationto AID on the "eligibility" of each project according to the terms of theImplementation Agreement and specify any particular problems or areasthat need to be reviewed in detail. Similarly, regular financial reviewswill be scheduled. 
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C. CrdJ=tion with Ot I rs 
'""AIDOffice of Bousing has discussed the proosed !cusirg Guaranty with the'2"P, the World Bank and the Asian DMv 18nt Bank. There is a cc==ality ofXolICy objectives and the specific iputs of each :tnor ccnleient the others.MIe UN&P techzic.1 advisors have already been selected and are beginning to arriveon assigmnt.
fi=s They incluIde uPll ~eienIeed people fronm respectedBoth the Word Bank and consultingthe Asian Develouent Bank arepropOsals fOr te projects that NE 

curitly revieing 
. 

will coordinate With the on Subsequen project reviews 
has asked th. to participate in. The pU.. 

and consultant visits.Th the extent possible, joint teams and reporting Procedures will be designed.Joint consultative Mreetings will be scheduled periodically to Cordinate activities. 

D. Evaluation Plan 

(a) EvaluationEvaluation of progress in meeting the outputs envisioned for the program asouti/ned in the Logical Fr-ancrk will take place onNm e to 
a reguar basis. Thewill e _ectsd subnit periodic Progress Reports which shall includeprojects being implemented as well as annual submissions on program, policy
and new project develcment u=der consideration for IG financing. These
will be carried out as Outlined in the DS/H Evaluation Manual.
 

'n addition, as an integra1 pcart of a5o continuing project evaluation and rev.ie,shall make rgular trips to inspect project sites. Tt is eected thatrecommendations as to technical aspects of the program will result from these
 

At t.e conclusion of the 
,ill be 

mti-year sector program, a final Bagu r Evaluationur.dertaken to dete=niMne if the overall program =urposes have ben t. 
AutriOzation of each new phase of the Bousing Guaranty ,.i be on the basis ofreviews a-d evaluation by AM and m of futhe developrent in the ofareaspolicy and progrm plaming, project design,
revieW D and managmnt. AM will annuallydevelopmts during the Preceding year and plans for the next,outlined in asS/H Manual. Specific areas which these reviews wi.l address include: 

Policyardprormsinmirn~ua~ti of the polic guideles set forth in the Poliq and evelcimt pL 
Subsidies and cost recoverl. 

Dvelopt and i~miemtaticn of regional cities strategy. 
land acuisition pogrm ming, &evlosnt of econrzic and sccial programs. 

Analysis of aousing Finance Requ~zewnts. 



- 48a -

Planning and Design
 

Site Selection and Analysis.
 
Concept planning of new communities.

Design methodology; interdepartmental coordination in the design process.

Design Standards.
 
Environmental analysis.
 

Management and Operations
 

Cost Accounting and financial planning.

Tendering, construction managemei and supervision.

Allocation of units and improvement of collections.
 

(b) Data Requirements for Standard Evaluation -
The NA will submit periodic
progress reports which shall include projects being implemented as well
 as annual submissions on program, policy and new project development under
 
consideration for HG financing.
 

(c) On-going Evaluation of Program Impact on Beneficiaries
 

When conditions precedent have been met by the NHA, funds from the
Asia Regional PD&S account will be made available to establish baseline
data and perform a continuing evaluation to be monitored by USAID. In
addition to regular reporting requirements, NHA will provide information
 
on data factors such as comparative housing unit prices at the time of the
report and at the time the unit was 
constructed; the sales 
or "turnover"
of the units; the original average family size of the units' occupants

at the time the unit was constructed and changes 
over time; the average
family income of the unit at the time the unit was constructed and changes
over time; the average educational level of the adult members of those
occupying the unit at 
the time the unit was constructed and changes over
time; and the average daily caloric intake of those occupying the unit
at the time the unit was constructed and changes over time. 
 The report
is not limited to these statistics, however, and such other objectively
verifiable data as 
may be readily available should be provided to the
individual(s) responsible for the evaluation in order to demonstrate the

impact of the HG project on the intended beneficiaries.
 

(d) Implementation Plan
 

The Projected schedule for the various reviews is shown in the following
Miplementation Plan:
 

First andSecond Quarter, CY 1979 

1) NEA cOMPletes preliminary project planning for 1979 projects 

RD2) AID, A M, coordinate inputs 

3) DO and GC/H draft Iplementation Agreemnt 

4) OS/H fields an In UP consultant to held NM plan regional cities 
program 

5) H= prepares draft Project Agrent for IIPUP regional citr advisor. 



6) Upon approval of project paper DS/H issues letter of advice 
for first 1phase authorization, $15 million 

7) UNDP technical advisors begin work 

8) R-UDO drafts scopes of work for resident TA 

9) AID and NHA select resident advisor on regional cities 
program
 

Third Quarter, CY 1979 

1) RHUDO and NHA negotiate Implementation Agreement 

2) NHA obtains necessary approvals for Host Country Guaranty 

3) NHA/AID, complete technical, environmental and finaacial 
reviews for 1979 projects 

4) NHA advertises and begins selection of HG Lender 

3) Resident advisor on regional cities program begins werlt 

Fourth Quarter, CY 1979 

1) NHA begins work on 1979 projects 

2) NHA, AID, and U. S. lender negotiate and sign
Housing Guaranty Agreements
 

3) NHA and U. S. 
 leader complete first HG di: 1-1,.:1semeat
 

4) N-A develops detailed program for CY 1980
 

5) DS/H fields consultant team to review and evaluate
 
NHA policies and programs
 

6) RHUDO 
 and USAID prepare summary evaluation report 

First Quarter, CY 1980 

1) DS/H fields consultant team to help NHA develop long 
range national housing policy objectives 
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Frist Quarter Each Year, CY 1980-84 

1) NHA completes preliminary project planning for the year 

2) DS/H fields consultant team for technical, environmental
and financial reviews of proposed projects for the year
specifying any follow-up reviews that may be necessary 

Fourth Quarter Each Year, CY 1980-84 

1) NHA develops detailed program for following year 

2) DS/H fields consultant team to review and evduate 
NHA policies and programs 

3) RHTTDO prepares summary evaluation report 

First Quarter, CY 1981 

1) Authorization second phase Housing Guaranty, $15 million 

Second Quarter, CY 1981 

1) Selection of lender and negotiation of 2ad HG Loan 

First Quarter, CY 1982 

1) Authorization third phase Housing Guaranty, $20 million 
(note: this authorization may be adjusted to $10
million if INHA is falling behind schedule. A fourth 
phase then of $10 million would be authorized and 
negotiated in 1983). 

Second Quarter, CY 1982 

1) Selection of U. S. lender and negotiation of 3rd HG Loan 

Each Quarter, CY 1979-84 

1) NHA submits project implementation and financial 
report to AID, ADB, IBRD 

2) NHA submits requests for AID support of research 
activities underway 
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Fourth Quarter, CY 1984 

1) Final disbursmnt completed of HG loans. 
2) RHED0 and USAID prepare final evaluation report. 

E. 	 Coxitions and Covenants, Neqotiaton Status 

1. Negotiation
 

After authorization of the 
 HG 	 , a Letter of Advice will be issued tothe 	N, and a notice will be placed in the Federal Register to identifya U.S. lender. The NBA will enter into negotiations with anseeking financing for the Project on 	
investor,

the 	best possible terms. The NEAis required to inform DS/H of all proposalsUpon DS/H approval 	 received and of its preference.the 	NBA my accept a commitment for 90 days from theselected investor. The 	 terms of the four basic HG documents to benegotiated are:
 

a) 	 The Loan Agreement (between the US investor and NBA) setting forththe 	terms of the loan and be signed by the Ministry of Finance,
acting for the boro_;r, and the U.S. investor. 
b) 	 The Contract of Guaranty (between AID and U.S. investor) signed byAID, will assure the U.S. investor against any loss. 
c) 	 Host Country Guaranty (RTG and AID) signed by the Royal
Government, 
 will provide a similar assurance to AID. 

Thai
 

d) The Implementation Agreement 
 (AID and NHA)ation procedures and conditions precedent 
will set forth the inmlement­

to dishusemnts for HGfinanced projects and covenants
 

The 	Implementation Agreement will be negotiated and signed first. 
Subsequently, the 	other three documents will be negotiated and signed. 
In addition, legal opinion of the NHA's counsel for eaah of the instru­
ments, and designation of the NHA's representatives are required.
 
2.Terms and Condition of the Guaranty
 

/.Term of GuaranyyTers of0 GAranm: The 	loans shall extend for a period of up to thirtyyeas 150 fomthe date of disbursement and may include a grace periodOf up to ten years on repayment of principal. The guaranty of te loansshall extend for a period beginning with the first disbursement of theloans and shall continue until such time as the Investor has been paid infull 	Pursuant to the terms of the loans. 
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2. 	 Interest Rate: The rate of interest payable to the Investor pursuant tothe loans shall not exceed the allowable rate of interest prescribed
pursuant to Section 223(f) of the FAA and shall be consistent with rates ofinterest generally available for similar types of loans made in the long
term U.S. capital markets. 

3. 	 Kingdom of Thailand Guaranty: The Kingdom of Thailand shall provide
for a full faith and credit guaranty to indemnify A.I.D. against all lossesarising by virtue of A.I.D.'s guaranty to the Investor or from non-payment
of the guaranty fee. 

4. 	 Fee: The fee of the United States shall be payable in dollars and shall beone-half percent (1/2%) per annum of the outstanding guarantied amountof the loans plus - fixed amount of $150,000 to be paid as A.I.D. may,
determine upon disbursement of the loans. 

5. 	 Other Terms and Conditions: The guaranty shall be subject to such otherterms and conditions as A.I.D. may 	deem necessary. 

3. Covenants and/or conditions precedent co disbursement:
 

I. 	Eligibilltv of Beneficiaries: Prior to the first disbursement, the Borrowershall present for A.I.D. review and approval, the procedures to be used bythe NHA to assure that beneficiaries meet the below median income test.
New sub-projects or parts of new sub-projects for which the loans are tobe used must be affordable by households with incomes below the medianurban income. Adjustments to this target median income level will be
 
reviewed periodically.
 

2. 	 Construction Standards: Prior to disbursement for any sub-project, thBorrower snail present for 	A.LD. review and approval the sub-project
plans for: environmental and social soundness, technical soundness, andfinancial soundness. The plans shall be reviewed to assure, among otherthings, that all core house units are designed to support such additions as may be expected to be built in accordance with local custom and practice. 

3. 	Other Donors: The Borrower shall use its best efforts to secure theadditional assistance for tl-! housing sector that is identified in theProject Paper (PP) and w'jrk in a collaborative style with the otherdonors. In any event, procedures shall be adopted to assure that theamount of housing actually completed is commensurate with 	the level of
the Housing Guaranty (HG) support. 

4. 	Regional Cities Proram: The Borrower will agree to maximize the use ofProgram for shelter in the 	regional cities with special emphasis on citiesin the North and 	 In any notNortheast. event less than twenty percent
(20%) of the total program shall be for the regional cities. Progress inmeeting this goal will be reviewed with each successive guaranty request
under the Program. 
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5. Evaluation: Evaluation of progress in meeting the outputs envisioned forthe Program as outlined in the Logical Framework will take placeregular basis. on aThe Borrower will be expected to submit periodic ProgressReports which shall include projects being implemented as well as annualsubmission on program, policy and new project development under con­sideration for HG financing. Evaluation will be carried out as outlined inthe Evaluation and Monitoring Guidelines of the A.I.D. Office of Housingdated November 1978, as amended. In addition, baseline data will'beestablished prior to project implementation to e. 'Ie ongoing measure­.ment of program impact on beneficiaries.
 

6. Housing Finance System: Prior to the Borrower requesting a second HGauthorization, there will be studies underway with respect to a compre­hensive housing finance system for Thailand and prior to the Borrowerrequesting a third authorization, there will be evidence of progress,satisfactory to A.ID., in the development of a suitable housing finance 
system. 

7. Areas Selected: Areas selected for slum upgrading must be predominantlylow income. Areas currently included in the NHA's list of 108 priorityprrojects meet this criteria. Incomes In other areas to be included shall bereviewed by A.I.D. prior to their inclusion. 

8. Cost Recovery: Land and core house construction costs shall be chargedto-the beneficiaries in order to assure cost recovery to the fullest extent.Public costs of on-site infrastructure to the extent not recoverablethrough user charges shall be minimized and shall be the subject of A.L.D.
reviews under paragraph 2 above. 

9. Maximum Cost Per Unit: Maximum cost levels for units financed underthe Program in whole or in part will be established in the Implementation
Agreement and reviewed periodically. 

10. Other Terms and Conditions: The Implementation Agreement shall be subject
 

to such other terms and conditions as A.I.D. may deem necessary.
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PROJECT DESIGN SUMMARY Life of Project:
 
suran, I LOGICAL FRAUEWORK From F - 79 oFT 84
 
Preject Tils & Numlrs: Thailand Ilousinig Guaranty ,93-0284 (I1G003) VePre : " erura, 

NARRATIVE SUMMIARY OBJECTIVELY VERIFIABLE INDICATORS PAGE 2MEANS OF VERIFICATIONI IWORTANT ASS i TIU P
Proec Purpose: (a- i) Ceni&'ans thal will Indkial purpose has eon (0-3) 
 Assumsmiess for ecleving Purpose: (5-4) 
achieve& End ofprolect stalus. (5-2) 

I. Improve and extend potable water, I. completion of upgrading by 1. records of the Bangkok Metropoli- a. continued acceptance of upgradingdrainage, access, and basic urban 
 1984 of existing low-income tan Authority and the National 
 and minimum shelter concepts by
services in low-income settlements communities in Bangkok now Housing Authority. the Government amd tme beneficiaries.
of Bangkok. 
 providing shelter for 26,000
 

families. 
 b. tme construction industry, especially
 
housing contractors, have the capa­2. expand production of Low-income 2. completion nationally of 54,00( 2. records of the National Housingshelter, city to meet the targets of the
low-cost units and annual con-
 Authority. 
 National Housing Authority.
 

atruction by timeNational
 
Housing Authority of 10,000 
 c. continued cooperation between the
units or more by 1984 (ex-
 National Housing Authority and
 
cluding upgrading) of which 
 other agencies of the national
65% or more are for house-
 Government and the regional cities. 
holds with incomes equivalent 
to 2500 baht per month or less 
in 1976 prices. 

3. increase National lousing Authority 3. completton in regional cities 
 3. records of the National lousing

shelter programs in regional cities 
 of 10,OO low-cost unics or Authority.

and develop integrated shelter and more out of the total pro­
comunity development concepts in duction ot timeNational
 
those cities. 
 Housing Authority by 1984
 

(see 2. above) including two
 
or more projects demonstrating
 
Integrated shelter and com­
munIty development.
 

4. establish long range national 4. completion by 1980 of draft 4. submission of draft documents by
shelter policies and objectives. long range national housing tiheNational Housing Authority
 
policy objectives for inclusio 
 to the National Economic and 
in the 5th Development Plan Social Development Board. 
and completion by 1982 of a 
draft comprehensive national 
housing policy. 



ANNEX A 
-usIs e-- PROJECT DESIGH SUMMARYFRAMEWORK 

Projes Title & Numbwi: Thailand Housing Guaranty 493-0284 (1G 003) 
HARRAT'IVE SUMMARY 


Proven. r 
 Sector Goal: The boader objecive to 

which tisproject cmnkltuess: (A-i) 
1. improv4 living conditions in ex-


tting low-income settlements In 

Bangkok In order to prevent a 

deterioration of the environment
of the urban poor. 


2. increase the availability of safe 

sanitary shelter affordable by

low-income families in Bangkok and 

regional cities. 


3. Increase tie flow of resouces de-

voted to improving shelter and 

crmmunity conditions for low-income 

families in regional cities in or-

der to help build tiptie capacity

of the regional cities to absorb 

rural-urban migration. 


4. Increase efficiency in thIe use of 
available resources for financing
shelter needs. 

OBJECTIVELY VERIFIABLE INDICATORS 
MIasuies ci Goal Achlevemen: (A-2) 

(see note column A-4) 
1. potable water, drainage, ac-


cess, and basic urban services 

reach to 50% or better of the 

low-income population of Bang­kok during the 6th national 

economic and social develop-

ment Plan PeriodJ beginning in

1987. 


2. production of low-income 

shelter units reaches 30% or 

better of total units built 

nationally during the 6th 

Plan Period beginning in 1987. 


3. per capita level of govern-

sent investment devoted to 
shelter in regional cities 
increased during the 6th 
Plan Period to equivalent
per capita goverment 

Investment in Bangkok. 


4. incorporation of long range 
national housing policy ob-
jectives in the 5th Plan 
Period (1982-1986) and re-

duction by tie end of the Plan 
Period of Government subsidies
 
to 25% of tine total cost of 
public shelter programs.
 

REPORT. ITNEEDAAO I TRE 
on 

UIUrTED.)MEANS OF VERIFICATION 

(A-3) 


1. records of the Bangkok Metropol-

Itan Authority. 


2. records of tie Bangkok lietropol-
itan Authority, the HInistry of 
the Interior, the National Econo-
mic and Social Development Board, 

and of the National Housing Auth. 


3. records of the National Iousing

Authority and the Bureau of the 

Budget. 


4. records of the National Economic 
and Social Development Board and 
the National Housing Authority. 

Life of Projects1HS AOLOGICALnOPTIONAL From FY 79 a F 84PISTRUCTION, 

FORMWIrCH CANSE USEDASANAIDIOIEORA. ZIG AE 10 INC To1al U.S. Futdit- $50,310.000IPEAR D~llPrelpmJ *- -y1,AR, 

IMPORTANT ASSUMPTIONS 
Assumptloss fie "ilevla go tagehs: (A-4) 

a. the 
rate of growth the population
 
of Bangkok,'especially 
the low
 
Income population does not 
Increase.
PAGE 

b. the shelter needs of the urban poor
 
continue to he perceived as an fa­
cniu ob ecie 
 sa i
 
investments 


are approved
 
portant concern and necessary public
 

C. regional cities are able to ahsorb
 
increased 
levels of Investment and
 
that increased economic activity
 
will be necessary, not lust housing
 
per se, 
to make then more attractive
 

to rural-urban migrants.
 

d. national economic growth and develop­
ment continues.
 

note:
 
The Government has not yet defined its
 

sector goals In tenms of the measures
 
indicated in column A-2. 
One of tirepur-
Poses of thne Hlousing Guaranty Program isto help the Government establish long
 
range shelter policies aud objectives.
Tlme measures shown column arein A-2 
indicative suggestions for consideration.
 



vm.,,,-uva 	 PROJECT DESIG i SUaImARY Life of PiirLOGICAL FRAETORK From FT to FY 84To_ _IU.$___. l . O ,3 10 ,0 00PrITitle&NWebe: Thailand Housing Guaranty 493-0284 	 0nd(IIG hy3) DoesP . 
NARRATIVE SUMMRY OBJECTIVEL7 VERIFIABLE INDICATORS MEANS OF VERIFICAIlNI IMPRTAHT ASUPTIONS PAGE 3Osepser. (C-i) Mniludoeof Ou1puts: (C-2) (C-3) Asszmplas isms'cbkviog o9oWs (C.4)

I. potable water lines, drainage ays- I. up to 100 individual comaxnity
tens. walkwals; access roads, fir] 	

a. records of AID and the National a. approvalupgrading projects by 1984 	
by the MTG of the 2ndHousing Authority (for all
protection, home improvement loans providing improved services 	 part (supplementary or compre­for outputs).8sql business loans, social and 	 hensive26,000 households; specific program) of the National 

economic programs, improved land outputs vary from project to 
housi g ramthorit
 

tenure arrangements, Housing Authority.
 
project and totals have not yet
been determined. 
 h. continued participation With the
National Housing Authority of the2. new commnities of expandable 2. by 1984: 

core housing including Infra-	 Krung Tha Bank and other Govern­units 

structute, community facilities, in Bangkok social and economic programs in
 
home improvement loans, small 
 t l
projec.
lowest income
business loans, social and .econo-

30,800 the projects.
 
lic programs; also some rental mixed Income *
rental * 9,2003600C. 

housing. 	 sufficient effective demand for43,600 
 the programs of the National Housing 

regional cities Authority.
lowest income 
 6,300
mixedrental Income *2,100	 d. acquisition of suitable sites and* 200 

10,r00 	 adequate management of project
 
development by tineNational
10,400 
 ousing Authority.

3. draft documents on long range 3. studies and policy reviews in e o m jin r i n f o
 
national housing policy and 
 1980; draft long range policy

objectives, 	 e. no major increases In Inflation or
objectives in 1980; further 


project costs are Incurred beyond
studies and reviews in 1981; 
 tie levels of projectons alreauy

draft comprehensive national 
 Included in project cost estimates.
 
housing policy In 1982. 

• note: not financed by AID
 
hloansing Guaranty 



AID "MI 17-
PROJECT DESIGN SUMMARY ii.., P..•uP-EMENT 

LOGICAL FRAMEWORK Frm FY 79- _ F,
Project Title a. Number: Thai land lousing Guaranty 493.022V g1j1 003) 
Dal U.e.
NARRATIVE SUMMARY SOVERIFIABLE INDICATORSlmle: (D-I) MEAS OF VERIFICATIKIsplementalion Tageg (Type and Qua,ilty) U- PAGdORTPG(D-3) A Trodi IOHS0­

(D-2) Astumptions fo In.irproviding 4D-4
 
I. Dousing Guaranty Loans. 
 I. 11.S.$50 million, 
 a. AID records. 
 a. approval In 1979, 1981. and 
IM
 

2. World Bank anid Asian Development
Bank loans. 2. U.S. $50 million or more. 
 Autheorsifty. Nainl
b. records of the National Housing 1u0n
lusing Guaranty authlority.
Athority. AID of successive tranches of 

3. otheri cmerctal !oana. 3. up to u.s. $176 million. c. records of other donors,
4. AID funded technical assistance. 4A IPIUPGrant: 
b. approval by the Asian Development
fank, the World Bank, and other
 

commercial lenders of proposed
 

two person years resident 
 loans to the National Housing
assistance on integrated 
 Authority.

regional cities projects;
estimated cost $250,00O0 


c. completion of a Grant Agreement

between AID and the RTG fr IlPUP
short term consultants to 
 technical assistance.
 

assist on integrated regional

cities projects; estimated
 
cost up to $60,000.
 

4b 1T_feefundedassistance:
 
short te'rm consultants to
 
assist on continued dev­
elol ment of housing policy
 
and short term consultants
 
as needed to assist on
 
project development.
 

5.-INIIP 
 funded technical assistance. 
 5. 80 person months
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' NATIONAL HOUSING AUTHOR1T, 

-to 0ANationai 
 F,-ousing Authorit7
Kl1onchan, flangkapi
Bangkok, 24, 'Tailand DISTRMTION 

ACT NF 
January 
 , 1979 %110 

0/FIN ~ 

P.r Toza B. ISlack:as. -

Actng DirectorUnited o/ rStaos Agency for International Development

-Soi SC-1pramcng 3, Pctchburi Road 

-- rBan kok--

7 .. _._
 

Dear 1ir. B1icka: 

Thank you for your letter of December 13, 197S.ver p.teaced thtat you find lie are 
positive 

our 1978-82 Policy and DLvelomernt Plan astep.
 

We have al-endy had the opidrtunitytLe project paper ',,ith M:. to infcrvzrly discuv3Cahn ind !..'r. Leibscn andewtrcmei)e, aCcu:F.te found it to bein c::epzss-'n our rcquir:.;zts.very M'uch intcrestzd ,*'earc, indeed,i:: obtainin flnjmjin
Investmcat C Z throuigh your .ousingCuaranly rol-, and 
actions tae,, n by 

are grateful for the c::pditjous
your office and FZ.UiJO thus far 

L;itlh best wi".hs. 

Yours sincarely, 

(Mr. Jaru Sricaui,1=P') "
 
Deputy Gc.-ernor 

ANNEX C 

http:aCcu:F.te


ANNEX D 

STATUTORY CHECKLIST 

The 	Kingdom of Thailand 

Housing Guaranty 493 -HG-003 

The 	National Housing Authority of Thailand 

Section 221: 

The 	total face amount of guaranties issued, outstanding at any one 
time, shall not exceed $ 

Sections 221 and 222 (b): 

The 	proposed Guaranty will finance self-liquidating housing projects 
under one or more of the following criteria: 

(a) 	 Private housing projects of types similar
 
to those insured by HUD and suitable for
 
conditions in Thailand.
 

(b) 	 Credit institutions in Thailand engaged directly 
or indirectly in the financing of home mortgages. 

(c) 	 Low-income housing projects. 

Section 223 (a): 

The A. I. D. guaranty fee has been determined by A. I. D. in accordance 
with the authority delegated by the President. 

Section 223 (f): 

The maximum rate of interest allowable to the eligible U. S. 
investor to be prescribed by the Administrator will not be more 
than one percent above the current rate of interest applicable 
to housing mortgages insured by the Department of Housing and 
Urban Development. 
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Section 223 (): 

No payment may be made under any guaranty issued for any loss arisingout of fraud or misrepresentation for which the party seeking payment
is responsible.
 

Section 223 (:
 

The project is designed and planned by A. I. D. 
 so that at leastninety percent (90%) of the face value of the proposed guaranty will
be issued for housing suitable for families with incomes below the
median income (below the urban median income for the housing in

urban areas) in Thailand.
 

$15, 000, 000 of the housing guaranty will be authorized in FiscalYear 1979. It is planned that the average face value of all housing
guaranties issued (i. e. authorized) in any fiscal year shall not 
exceed $15 million. 

Section 238 (c): 

The guaranty agreement will cover only lenders who are "eligibleinvestors" within the meaning of this section of the statute at the
time the guaranty is issued.
 

Section 620/620A:
 

There is 
no available information as to facts which would prohibit
the furnishing of assistance to Thailand. 



DEPARTMENT OF STATd 
AGENCY FOR INTRNATIONAL DEVELOPMENT 

ANTE E 

WASHINGTON. 0. C. 20523 

ASSISTANT 
AOINISTRATOR 

GUARANTY AUTHORIZATION 

PROJECT 493-HG-003 

Provided From: Housing Guaranty Authority 

For : Kingdom of Thailand 

Pursuant to the authority vested in the Assistant Administrator, Bureau for Asia bythe Foreign Assistance Act of 1961, as amended (FA), and the delegation ofauthority issued thereunder, I hereby authorize the iz:'iance of guaranties pursuant
to Section 222 of the FAA of not to exceed fifteen million dollars ($15:,.)0,000) inface amount, assuring against losses (of not to exceed one hundred percent (100%)
of loan investment and interest) with respect to loans by eligible U.5. ivestor,(Investor) acceptable to A.I.D. made to finance housing projects in the :ingdom ofThailand (Borrower). This guaranty will assist in financing the low income housingprogram of the National Housing Authority of Thailand (NHA). This is par: of an
intended multi-year housing guaranty program involving $50 million (the Program)with remaining amounts subject to subsequent authorization by A.I.D. a.d themutual agreement of the parties. The sub-projects receiving the guarant.-ed loanswill emphasize slum upgrading and core housing solutions, affordable by below
median income families. 

This guaranty shall be subject to the following terms and conditions: 

1. Term of Guaranty: The loans shall extend for a period of up to thirty
years (30) from the date of disbursement and may include a grace periodof up to ten years on repayment of principal. The guarnty of the loansshall extend for a period beginning with the first disbtrsement of theloans and shall continue until such time as the Investor has been paid in
full pursuant to the terms of the loans. 

2. Interest Rate: The rate of interest payable to the Investor pursuant to
the loans shalt not exceed the allowable rate of interest prescribedpursuant to Section 223(f) of the FAA and shall be consistent with rates of
interest generally available for similar types of loans made in the long
term U.S. capital markets. 
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3. 	 Kingdom of Thailand Guaranty: The Kingdom of Thailand shall provide
for a full faith and credit guaranty to indemnify A.I.D. against all losses
arising by virtue of A.I.D.'s guaranty to the Investor or from non-payment
of the guaranty fee. 

4. 	 Fee: The fee of the United States shall be payable in dollars and shall be 
one-half percent (1/2%) per annum of the outstanding guarantied amount
of the loans plus a fixed amount of $150,000 to be paid as A.I.D. may
determine upon disbursement of the loans. 

5. 	 Other Terms and Conditions: The guaranty shall be subject to .uch other 
terms and conditions as A.I.L. may deem necessary. 

The Implementation Agreement shall contain covenants and/or conditions 
precedent to disbursement which in effect require: 

1. 	 Eligibility of Beneficiaries: Prior to the first disbursement, the Borrower 
shall present for A.I.D. review and approval, the procedures to be used by
the NHA to assure that beneficiaries meet the below median income test. 
New sub-projects or parts of new sub-projects for arewhich the loans to
be used must be affordable by households with incomes below the median
urban income. Adjustments to this target median income level will be 
reviewed periodically. 

2. 	 Construction Standards: Prior to disbursement for any sub-project, the
Borrower shall present for A.I.D. review and 	 approval the sub-project
plans for: environmental and social soundness, technical soundness, and
financial soundness. The plans shall be reviewed to assure, among other
things, that all core house units are designed to support such additions as 
may be expected to be built in accordance with local custom and practice. 

3. 	 Other Donors: The Borrower shall use its best efforts to secure the
additional assistance the sector isfor housing that identified in the
Project Paper (PP) and work in a collaborative style with the other
donors. In any event, procedures shall be adopted to assure that the 
amount of housing actually completed is commensurate with the level of 
the Housing Guaranty (HG) support. 

4. 	 Regional Cities Program: The Borrower will agree to maximize the use of
Program for shelter in the regional cities with special emphasis on cities
in the North and Northeast. In any event not less than twenty percent
(.]0%) of the total program shall be for the regional cities. Progress in
meeting this goal will be reviewed with each successive guaranty request 
under the Program. 
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. Evaluation: Evaluation of progress in meeting the outputs envisioned forthe Program as outlined in the Logical Framework will take place on aregular basis. The Borrower will be expected to submit periodic ProgressReports which shall include projects being implemented as well as annualsubmission on program, policy 	and new project development under con­sideration for HG financing. Evaluation will be carried out as outlined inthe Evaluation and Monitoring 	Guidelines of the A.I.D.dated November 1978, 	 Office of Housingas amended. In addition, baseline data will beestablished prior to project implementation to enable on-going measure­ment of program impact on beneficiaries. 

6. 	 Housing Finance System: Prior to the Borrower requesting a second HGauthorization, there will be studies underway with respect to a compre­hensive housing finance system for Thailand and prior to the Borrowerrequesting a third authorization,
satisfactory 	 there will be evidence of progress,to A.I.D., in the development of a suitable housing financesystem. 

7. Areas Selected: 

low income. 

Areas selected for slum upgrading must be predominantly
Areas currently included in the NHA's list of 108 priorityprojects meet this criteria. Incomes in other areas to be included shall bereviewed by A.I.D. prior to their inclusion. 
8. Cost Recovery: Land and core house construction costs shall be chargedto the beneficiaries in order to assure cost recovery to the fullest extent.Public costs of on-site infrastructure to the extent not recoverablethrough user charges shall be minimized and shall be the subject of A.I.D.reviews under paragraph 2 above. 
9. Maximum Cst Per Unit Maximum cost levels for units financed underthe Program in whole or in part will be established in the ImplementationAgreement and reviewed periodically. 

10. Other Terms and Conditions: The Implementation Agreement shall besubject to such other terms and conditions as A.I.D. may deem necessary. 

John H. Sullivan 
Assistant Administrator 

Bureau for Asia 

Date 
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UNITED STATES GOVERNMENT 

Memorandum
 
TU : DISTRIBUTION 
 1979 

DATE: July 5, 17 

FROM : ASIA/PD/EA, M. K. Sinding 

SUBJECT: THAILAND -
Low Income Housing Policy and Program Assistance
 
Project Paper (493-0284)
 

Attached is finalized version of subject document.
 

Distribution*
 
AA/ASIA:JHSul 1ivan/FWSchieck

ASIA/PD:DJBrennan, GRVanRaalte, MMPehl, HDulaney

ASIA/TR .TMArndt
 
ASIA/DP:RHalligan, CWJohnson, VLElliott, RRoan
 
ASIA/PT:DSteinberg, RTaylor
 
GC/ASIA:HMorris
 

PPC/PB/PDS:A. K. Lee
 
PPC/PB:MStack
 
PPC/WID: FThompson
 
SER/CM: PHowley
 
SER/COM: REl 1iott 
PPC/PDPR: (2)
 
STATE/EA: EHegi nbotham
 
OMB: RGreenstein
 

*DS/H and GC/H as well as USAID/Thailand have received copies.
 

Ii. Buy U.S. Savings Bonds Regularly en the Payroll Saving Plan 
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UNITED STATES GOVERNMFNT

Memorandum
 
TO :Distribution 

DATE: 
June 11, 1979 

FRoM : ASIA/PD/EA, M. K. Sinding 

SUBJECT: Project Authorized by A/ASIA
 
THAILAND - Housing Policy and Program Assistance (49-C f,
Guaranty,Au thori zati on
 

Subject document. was signed by Mr. Frederick W. Schieck on
 
June 8, 1979.
 

Attached is copy of subject document.
 

Distribution
 
ASIA/PD:DBrennan, GRVanRaalte, MMPehl, 
RMacDonald
 
PPC/PDPR:BSidman 
 3938 NS
PPC/PB/PDS:AKLee 
 631 PP (SA 14)

FM/LD:Arthur Smith 
 619 SA 12
FM/FCD:Dannie Baker 
 516 SA 12
 
Desk Appropriate Country: (check 1)


ASIA/ISPA:HPetrequin, DFredrick 
 (Indonesia) 4214 NS
ASIA/ISPA:HPetrequin, DMelville 
 (So.Pac./ASEAN) 4214 NS
ASIA/PT:DSteinberg, RNachtrieb 
 (Philippines) 4216 NS
/ASIA/PT:DSteinberg, RTaylor 
 (Thailand) 4216 NS
GC/ASIA:HMorris 
 6312 NS

ASIA/TR:TMArndt 
 609 RPC (SA 18)
ASIA/DP:RHal1 igan 
 3208 NS
 
A5Mm .emW: N/A Guaranty Auth. 3208 NS
SER/CM/SD:JMurphy 

DS.I2)
USAID/ Thai and (2) 

703 PP (SA 14) 
105 RPC (SA 18) 

DS/H: DMcVoy 
GC/H:MKitay 
DS/H :JGrossman
 

j (List A) 

Buy U.S. Savings Bonds Regularly on the PayrollSavings Plan 



DEPARTMENT OF STATE 
AGENCY FOR INTERNATIONAL Z'LCT 

WMSHIPGTOJl. . 

ACTION MEMORANDUM FOR THE A/AA/ASIA 	 4 JUN il 

FROM: 	 A/ASIA/PD, G. R. Van Raalte
 

SUBJECT: 	 THAILAND - Housing Policy and Program Assistance (493-0284) -

Guaranty Authorization 

Problem: Your signature is required on the attached Guaranty Authori­
zation (TAB A) to authorize a Housing Guaranty for the Royal Thai
 
Government in the amount of $15 million for FY 1979.
 
Discussion: The proposed Housing Guaranty (HG) program consists of
 
up to $50 million life-of-project financing to support implementation

of the low income housing policy and programs of the National Housing

Authority (NHA) of the Royal Thai Government (RTG) for fiscal years

1979-84, with an initial authorization of $15 million for 1979, and
 
subsequent tranches in the amounts of $15 million and $20 million to
 
be authorized later based upon a continuing review of NHA housing

policies and programs.
 
The proposed HG for Thailand was approved by the Asia Project Advisory

Committee (APAC) on March 16, 
1979. Minor revisions in the draft

authorization and Project Paper (PP) (TAB B)were made by AID/W at
 
the request of the APAC and were forwarded to USAID/Thail.and for review.
 
USAID notified AID/W of its concurrence with the revisions on May 29,
 
1979.
 
In addition to the HG, centrally-funded resident technical assistance
 
will be provided to the NHA for two years in order to assist the NHA
 
to design and implement the integrated regional cities' projects
 
as well as short-term consultants to assist in policy and program

planning. 
Resident and short-term technical assistance, at an
 
estimated 	cost of $250,000, will be funded from the 
resources 	of A.I.D.'s

Integrated Improvement Program for the Urban Poor (IIPUP), 
a centrally

funded grant. Short term consultants in housing policy will be funded
 
from HG fee income.
 
The project has been examined for its overall soundness, including

technical, financial, economic, social, environmental and institutional
 
soundness. Accordingly, the project is ready for your approval.
 
Recommendation: 
 (1)That you approve the PP and approve in principle
 
a $50 million life-of-project guaranty, it being understood that
 
separate guaranty authorizations in the amounts of $15 and $20 million

will be presented for your signature in future years under cover of an

Action Mlemorandum indicating progress on the project; and, (2)That you

authorize a guaranty of up to $15 million in FY 1979 by signing the
 
attached Project Authorization.
 

Attachments:
 
(A) Guaranty Authorization
 
(Bi Project Paper
 



Clearance:
 
PHalligan, ASIA/DP 6 ev°
 
RTavlor, ASIA/PT 
 jj '--c 
HEMorris, GC/A SIA7 

DMcVoy, DS/H_ 
 _ 
 _ 
 _ 
 _ 
MKitay, GC/H___ 
MMPehl, ASIA/PD <'Y.' 
MKSinding, ASIA/PD .. j. 



DEPARTMENT OF STATE 
AGENCY FOR INTERNATIONAL DEVELOPMENT 

WAGiINGTON. D. C. 20523 

ASSISTANT
AOMINISTRATOR 

GUARANTY AUTHORIZATION 

PROJECT 493-HG-003 

Provided From: Housing Guaranty Authority 

For : Kingdom of Thailand 

Pursuant to the authority vested in the Assistant Administrator, Bureau for Asia bythe Foreign Assistance Act of 1961, as amended (FAA), and the delegation ofauthority issued thereunder, I hereby authorize the issuance of guaranties pursuantto Section 222 of the FAA of not to exceed fifteen million dollars ($15,000,00) inface amount, assuring against losses (of not -o exceed one hundred pe'cenz (100%)of loan investment and interest) with respect to loans by eligible U.S. investors(Investor) acceptable to A.I.D. made to finance housing projects in the Kingdom ofThailand (Borrower). This guaranty -ill assist in financing the low income housingprogram of the National Housing Authority of Thailand (NHA). This is part of anintended multi-year housing guaranty program involving $50 million (the Program)with remaining amounts subject to subsequent authorization by A.I.D. and themutual agreement of the parties. The sub-projects receiving the guarantied loanswill emphasize slum upgrading and core housing solutions, affordable by below
median income families. 

This guaranty shall be subject to the following terms and conditions: 

1. Term of Guaranty: The loans shall extend f6r a period of up to thirtyyears (30) from the date of disbursement and may include a grace periodof up to ten years on repayment of principal. The guaranty of the loansshall extend for a period beginning with the first disbursement of theloans and shall continue until such time as the Investor has been paid infull pursuant to the terms of the loans. 

2. Interest Rate: The rate of interest payable to the Investor pursuant tothe loans shall not exceed the allowable rate of interest prescribedpursuant to Section 223(f) of the FAA and shall be consistent with rates ofinterest generally available for similar types of loans made in the long
term U.S. capital markets. 
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3. 	 Kingdom of Thailand Guaranty: The Kingdom of Thailand shall provide
for a full faith and credit guaranty to indemnify A.I.D. against all losses 
arising by virtue of A.I.D.'s guaranty to the Investor or from non-payment 
of the guaranty fee. 

4. 	 Fee: The fee of the United States shall be payable in dollars and shall be 
one-half percent (1/2%) per annum of the outstanding guarantied amount 
of the loans plus a fixed amount of $150,000 to be paid as A.I.D. may
determine upon disbursement of the loans. 

5. 	 Other Terms and Conditions: The guaranty shall be subject to such other 
terms and conditions as A.I.D. may deem necessary. 

The Implementation Agreement shall contain covenants and/or conditions 
precedent to disbursement which in effect require: 

1. 	 Eligibility of Beneficiaries: Prior to the first disbursement, the Borrower 
shall present for A.I.D. review and approval, the procedures to be used by
the NHA to assure that beneficiaries meet the below median income test. 
New sub-projects or parts of new sub-projects for which the loans are to
be used must be affordable by households with inromes below the median 
urban income. Adjustments to this target median income level will be 
reviewed periodically. 

2. 	 Construccion Standards: Prior to disbursement for any sub-project, the 
Borrower shall present for A.I.D. review and approval the sub-project
plans for: environmental and social soundness, technical soundness, and 
financial soundness. The plans shall be reviewed to assure, among other 
things, that all core ashouse units are designed to support such additions 
may be expected to be built in accordance with local custom and practice. 

3. 	 Other Donors: The Borrower shall use its best efforts to secure the 
additional assistance for the housing sector that is identified in the 
Project Paper (PP) and work in a collaborative style with the other 
donors. In any event, procedures shall be adopted to assure that the 
amount of housing actually completed is commensurate with the level of 
the Housing Guaranty (HG) support. 

4. 	 Regional Cities Program: The Borrower will agree to maximize the use of 
Program for shelter in the regional cities with special emphasis on cities 
in the North and Northeast. In any event not less than twenty percent
(20%) of the total program shall be for the regional cities. Progress in 
meeting this goal will be reviewed with each successive guaranty request
under the Program. 
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5. 	 Evaluation: Evaluation of progress in meeting the outputs envisioned forthe Program as outlined in the Logical Framework will take place on aregular basis. The Borrower will be expected to submit periodic ProgressReports which shall include projects being implemented as well as annualsubmission on program, policy and new project development under con­sideration for HG financing. Evaluation will be carried out as outlined inthe Evaluation and Monitoring Guidelines of the A.I.D. Office of Housingdated November 1978, as amended. In addition, baseline data will beestablished prior to project implementation to enable on-going measure­ment of program impact on beneficiaries. 

6. 	 Housing inanceSystem: Prior to the Borrower requesting a second HGauthorization, there will be studies underway with respect to a compre­hensive housing finance syzsem for Thailand and prior to the Borrowerrequesting a third authorization, there will be evidence of progress,satisfactory to A.I.D., in the development of a suitable housing finance 
system. 

7. 	 Areas Selected: 
low 	income. 

Areas selected for slum upgrading must be predominantlyAreas currently included in the NHA's list of 108 priorityprojects meet this criteria. Incomes in other areas to be included shall bereviewed by A.1.D. prior to their inclusion. 
8. 	 Cost Recovery: Land and core house construction costs shall be chargedto the beneficiaries in order to assure cost recovery to the fullest extent.Public costs of on-site infrastructure to the extent not recoverablethrough user charges shall be minimized and shall be the subject of A.I.D.reviews under paragraph 2 above. 
9. 	 Maximum Cost Per Unit: Maximum cost levels for units financed underthe Program in whole or in part will be established in the ImplementationAgreement and reviewed periodically. 

10. 	 Other Terms and Conditions: The Implementation Agreement shall besubject to such other terms and conditions as A.I.D. may deem necessary. 

'1/ ,- /, .. / 

Assisiant Administrator 
Bureau for Asia 

I Date' 
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Clearances:
 
GC/ASIA:HMorris .. Date (oI/ ( 2 
ASIA/PD:DBrennan Date 
ASIA/PT:RTaylor Date 
ASIA/DP:RHallig DateDS/H:DMcVoy 4 -'!-D a te
 

F.%,I/LD:ASmith_-"_" Date_________ 

GC/H:MGKITAY/DS/H:JGROSSt N:prj:0./08/79 




