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CURRENCY EQUIVALENTS
(as of July 1986)

Currency Unit Baht (B)
US$1 = 826
B 1 = US$0.038
B 1 million - US$38,462

MEASURES AND EQUIVALENTS

1 meter (m) 2 39.37 inches (in)
1 square meter (g2) - 10.8 square feet (f 2)
1 cubic meter (m) = 35.3 cubic feet (ftJ)
1 kilometer (km) = 0.62 mile (mi)
1 rai - 0.16 hectare or 0.395 acro
1 wah = 100 squ&re meters
1 hectare (ha) = 6.25 rai or 10,000 m2

1 liter per capita per day (lcd) 0.264 US gallons per capita
per day (gcd)

ABBREVIATIONS AND ACRONYMS

ADB - Asian Development Bank
BMA - Bangkok Metropolitan Administration
BOB - Bureau of the Budget
GDP - Gross Domestic Product
GlHB - Government Housing Bank
GNP - Gross National Product
MOF - Ministry of Finance
NESDB - National Economic and Social Development Board
NHA - National Housing Authority
PCR - Project Completion Report
RTG - Royal Thai Government
UNDP - United Nations Development Program
USAID - United States Agency for International Development

BORROWER AND
THAI FISCAL YEAR

October 1-September 30
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Loan and Project Summary

Borrower and
Beneficiary Agencys National Housing Authority (NHA).

Guarantor: Kingdom of Thailand.

Loan Amount: US$21 million.

Loan Terms: Repayable in 17 years including 4 years of grace at
the standard variable interest rate.

Project
Description: The project would increase NHA's reliance on

domestically mobilized resources, promote lending to
lower-income households, strengthen NHA's management
practices, support housing programs for lower- and
middle-income families, and improve the availability
of housing sector data necessary for housing policy
development. The project includes support for the
construction of serviced sites and core housing for
about 11*000 lower- and middle-income households in
Bangkok and other cities which meet subproject eligi-
bility criteria and technical assistance for insti-
tutional development of NRA and to establish a data
system within RTG for monitoring housing sector
performanze.

Project Risks: Based on NHA's performance in carrying out the two
previous Bank-supported projects, the risks of this
project are expected to be minimal. GHB's involvement
in the mortgage and construction financing of the
project could result in some unforeseen problems, but
the arrangement of joint NHA/GHB beneficiary selection
criteria and GHB's sound financial management and
position should ensure that the proper customers are
selected and that the required funds are available in
a timely manner for the project. While there is some
risk that NHA would not develop the ability to
maintain a steady program of activities in the near
term, technical assistance provided under the project
designed to strengthen its planning capabilities would
be expected to reduce this risk.
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Estimated Costs:
Local Foreign Total

- (US$ million) -----

Land 13.6 - 13.6
Infrastructure 10.0 6.8 16.8
Core housing 21.2 11.3 32.5
Engineering and
management 3.5 - 3.5

Technical assistance 0.1 0.7 0.8

Base Cost 48.4 18.8 67.2

Physical contingencies 1.6 1.1 2.7
Price contingencies 1.6 0.9 2.5

Total Project Cost /a 51.6 20.8 72.4

Interest during con-
struction 9.1 3.8 12.9

Total Financing
Required 60.7 24.6 85.3

Financing Plan:
World Bank 0.2 20.8 21.0
NHA 41.2 3.8 45.0
GHB 19.3 - 19.3

Total 60.7 24.6 85.3

Estimated
Disbursements: Bank FY 1988 1989 1990 1991 1992 1993

-- -- …(US$ million) ------------

Annual 1.C 2.5 4.5 5.0 5.0 2.5
Cumulative 1.0 3.5 8.0 13.0 18.5 21.0

Economic Rate
of Retura: 15%

/a Includes taxes and duties estimated at US$7.3 million equivalent,



THAILAND

I. SECTORAL CONTEXT

A. Background

1.01 Although Thailand's overall level of urbanization is low, its
urban 1- population during 1970-85 increased at about twice the national rate
of growth, by an estimated annual rate of 5.0% compared to about 2.5% for the
total population. In 1985 the urban population reached 9.2 million or 18% of
a total population of 51.8 million. Due partly to the diminishing supply of
agricultural land suitable for cultivation and the consequent pressure on the
rural population to migrate to urban areas, an estimated 55Z of new urban
population growth during the 1980s will stem from net in-migration. By 2000
the urban population expected to reach 14.1 million people, or about 22% of
the total population._ The Bangkok Metropolitan Region dominates all other
urban areas of the country with its population of 6.7 million in 1M85. Over
the next 15 years Bangkok is pected to house one quarter of the total popu-
lation growth of the Kingdom._ Of the estimated 70,000 new urban households
expected to be firmed in Thailand annually during the remainder of the 1980s,
the majority or about 50,000 households per year will be established in the
Bangkok area. Given the projected GDP browth rate of about 5% per year in
real terms over the period 1986-90, implying growing household incomes, the
demand for urban housing, particularly in Bangkok, is expected to remain
strong.

B. Present Housing Conditions and Recent Performance

1.02 Between 1980 and 1985, 217,300 legal housing units were built in
urban areas nationwide, averaging an annual output of 43,500 units. Since the
number of urban households increased by about 65,000 per year during that
period, this has created a housing shortage, estimated by Government at about
135,000 units in 1985. The housing shortage has particularly affected the
lower-income groups and has contributed to the growth of slums in urban
areas. Although no accurate statistics are available, it is estimated that
about 20% of the total population of Bangkok and comparable or larger propor-
tions of the urban populations of major regional cities are living in slum
areas. In Bangkok, where most of the slums are located, about 50% of the slum
populat:ion had incomes below the absolute urban poverty line of US$245 per

1/ Defined as municipal areas which includes cities (nakhons), towns
(muangs), communes (tambons) and sanitary districts.

2/ Assuming an average annual urban growth rate of 2.9% and national growth
rate of 1.3% over the remainder of the decade of the 19809.

3/ NESDB, Bangkok Metropolitan Region Study, Draft Final Report, February
1986.
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capita in 1981; this is not thought to have improved much since ther.. The
physical environmental conditions of the slum areas often consist of swampy,
unfilled lands without proper access, drainage, water supply or other urban
facilities.

1.03 One of the major constraints to expanding the supply of housing in
Thailand has been the scarcity of long-term finance that permits homebuyers
and builders to repay he cost of a house over a period of 10 to 20 years.
A,cording to a study 4 conducted in 1981, only an estimated one in 100
households in the country had access to formal sources of housing finance,
with the average borrower coming from the top 20% of all income earners and
with 80% of all borrowers located in Bangkok. Most of the families who have
had access to housing finance have purchased homes in large housing projects
constructed by private developers who guar-ontee repayments to :he lending
institutions. Very litt:le housing finance from formal financial institutions
has been made available to individuals and none to the public housing sector's
lower-income clientele. As a result, the National Housing Authority
(para. 1.05) has had to provide its own housing finance to ensure the
saleability of units constructed. Due to the sc&rcity of housing finance,
housing standards, particularly for low-income families, are lower than what
would be affordabl! with access to long-term financing, since construction of
houses must be cash-financed and often built in increments over long periods
of time.

1.04 A second major factor sffecting the supply of housing has been the
lack of available serviced land, particularly in Bangkok. Most of the vacant
land in Bangkok with access to services and infrastructura is held by land-
owners who keep the land idle in anticipation of generating higher returns in
the future. In addition, developments on the periphery of the city have
contributed to the disappea-ance of lands which were rented temporarily to
low-income people. Consequently, land supply patterns are worsening,
particularly for lower-income families, and a large proportion of the low-
income population has had to settle on land without adequate urban services
and facilities and usually without secure tenure rights.

C. Development of Housing for the Lower-income Groups

1.05 The development of new housing for the lower-income groups in urban
areas is the exclusive responsibility of the National Housing Authority (NHA),
which provides housing both on its own account and for other public agen-
cies. From 1973, the time of NHA's establishment, to 1985 it constructed
about 84,000 new housing units, representing about 18% of the 457,000 legal
units constructed in total over the period, and upgraded slums which affected
about 35,000 units.

1.06 In its early years, NHA's program emphasized construction of
conventional apartments and detached and semidetached units which were heavily

4/ Alan Knight, Housing Finance Study in Thailand - Final Report, Bangkok,
January 1982.
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subsidized for both development costs and interest rates. Because of the sub-
sidies necessary to sustain the program, the Royal Thai Government (RTG) sl;s-
pended approval of new projects in Pecember 1977 and asked NHA to prepare
alternative programs requiring lower subsidies. Based on the first Bank-
supported project which was prepared during 1976-77, NHA shifted its programs
to lower-cost approaches of sites and services developments with full cost
recovery and slum improvement schemes as alternatives to conventional, higher-
cost approaches and slum clearance projects. These new lower-income housing
approaches became the mandate for NHA's program under the Fifth Five-Year Plan
(1982-86) and are expected to continue under the Sixth Five-Year Plan (1987-
91).

D. Housing Finance

Institutional Setti

1.07 Thailand has a well-developed and dynamic financial sector compris-
ing numerous commercial banks, finance companies, credit fonciers, specialized
development finance institutions and others. Of these formal financial insti-
tutions, housing finance is available primarily to upper-income clients
through the Government Housing Bank (GHB), commercial banks, and to a lesser
extent through finance companies and credit fonciers. NHA is also an effec-
tive supplier of housing finance for its own projects (para. 1.03). By the
end of 1980, NHA had more clients than any other housing finance institution,
but because the average loan provided to each household was relatively low due
to the borrowers' lower incomes, NBA ranked third in terms of total housing
finance provided. Although more recent, reliable figures are not available
for all housing finance institutions, it is clear that NHA remains the only
institution providing housing loans for lower-income families. The distri-
bution of outstanding housing loans at end-1980 and end-1984 from formal
sources was as followss

Table 1.1: OUTSTANDING HOUSING LOANS FROM FORMAL INSTITUTIONS, 1980, 1984

End-1980 End-1984
Million Million
baht X baht

Government Housing Bank 4,790 33.0 6,780
Commercial banks 4,750 32.0 n.a.
National Housing Authority 1,800 12.0 2,939
Finance companies 1,260 8.0 n.a.
Credit fonciers 1,100 7.5 n.a.
All others 1,110 7.5 n.a.

Total 14,810 100.0 n.a.

Sources: Housing Finance Study in Thailand, GHB and NHA.
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1.08 Informal sources, for example, loans from friends, relatives and
employers, are estimated to provide annually about an equal amount of housing
finance as the formal institutions. Since the average size of a loan from the
informal system is estimated to be half as large as one from the formal sys-
tem, only one borrower in three is estimated to finance the acquisition or
improvement of a home from the formal sector. Although still very limited,
housing finance from formal institutions is expanding. Further expansion of
housing finance, particularly for the lower income groups, is one of the
Government's objectives in the sector.

E. Housing Policy

1.09 Urtil 1983 the Royal Thai Government (RTG) had no articulated policy
for the housing sector. The RTG's response to the housing problem up to that
time was to encourage the NHA, the only public agency responsible for housing
and the main instrument for shelter policy, to move away from production of
subsidized housing to production of housing for lower- and middle-income
groups at prices which were both affordable and which recovered the appro-
priate costs of development. As a result of the recommendations of a housing
finance study (para 1.03) commissioned under the second Bank-supported housing
project, a permanent Housing Development Policy Subcommittee, composed of
members of the key ministries and institutions in the sector, was established
to develop a policy for the housing sector. The work of this Subcommittee
culminated in the issuance of the Government's first formal Housing
Development Policy in October 1983.

1.10 The policy statement has two key elements: first, a redefinition of
the institutional responsibilities in the public sector; and second, a general
statement of the financial policies to be pursued in public sector housing
programs. The policy statement reaffirms NHA's role in providing housing to
the lower-income groups and its movemenZ away from subsidized high-cost hous-
ing. Subsidies to NHA by the government are to be restricted to support its
involvement in slum upgrading in the near term; local governments are expected
to assume increasing responsibility for the implementation and financing of
these projects. NHA is also expected to eliminate progressively its long-term
financing of low-income units, a task for which it is not well-suited and
which is rapidly becoming a burden, and to transfer that role to GHB. GHB
thus is expected to become the leading financial institution providing long-
term funds for housing development sponsored by both NHA and the private
sector. This will entail an expansion of GHB's activities, wh.ch have been
focused on upper-income groups living in Bangkok, to include the lower-income
grouns served by NHA throughout the country.

1.11 The financial policies for the housing sector stress the importance
of designing projects so that full costs can be recovered from the residents,
within their ability to pay. Interest rates for on-lending and deposits by
GHB, and for on-lending by NBA until its financing activities are phased out,
are to be set according to market conditions in order to facilitate
mobilization of funds and expansion of activities.



1.12 The Housing Development Policy represents .n important first step in
establishing a sound basis for the growth of NHA and GHB. Measures proposed
by the policy for future implementation have been discussed by the Government
and the Bank as part of their dialogue on development of the housing sector
and Bank support for the sector. A number of effective measures designed to
stimulate housing development and its financing have recently been introduced,
and other studies are currently planned to identify further measures to
improve performance in the sector (paras. 2.02-03). Although the policies
established to date are appropriate, the translation of the policy for
lower-income housing development .by NHA into effective programs has not
materialized partly due to NHA's weak planning capabilities (para. 1.14).

F. Bank Strategy in the Sector, Past Experience and Project Rationale

1.13 Since lending to Thailand for housing activities commenced in 1978,
the Bank's assistance has beer, geared to helping the RTG plan and implement a
clearly defined housing policy which addresses the needs of the lower-income
groups. The first project, the Bangkok Sites and Services and slum Upgrading
Project (Loan 1556-TH, 1978), partly financed a limited-scale demonstration of
new approaches to housing, wh ch helped NHA move away from relatively expen-
sive, heavily subsidized housing developments toward replicable, low-cost
schemes and slum improvement projects for the lower-income groups. Technical
assistance provided under the project also helped to identify and begin to
address key management and financial issues in the sector. A project comple-
tion report concluded that most project objectives were met, but that design
problems hampered achievement of the affordability objectives. These design
problems were corrected in the follow-on project, the National Sites and
Services Project (Loan 1870-TH, 1980), which introduced the new housing
approaches to regional cities, supported a study of housing finance and the
financing problems constraining sectoral performance, and assisted in
strengthening NHA's financial position, thus contributing to its institutional
development. The project was implemented satisfactorily.

1.14 While much his been accomplished as a result of the past projects,
including issuance of the housing policy statement, implementation of public
housing programs still suffers from a number of constrairts including NHA's
lack of an adequate planning capability, bureaucratic procedures which delay
approval of plans, and a lack of long-term financing. Bank objectives for the
sector would focus on removal of constraints affecting implementation of
public housing programs, support for the development of a housing finance
system, strengthening the key public institutions in the sector, and further
development of the housing policy to clarify public and private sector roles
in housing development.

1.15 The proposed project would complement the two previous projects by
reinforcing and expanding the past institutional development of NHA in the
areas of planning, management and finance. Rather than focusing on the
details of specific subproject plans and designs, this project emphasizes the
implementation of sound guidelines, principles and criteria to prepare,
approve and implement development projects. As such, it has and would
continue to serve as a vehicle for furthering the sectoral dialogue with RTG
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on efficiency objectives and improved output for the sector. The Bank's
involvement in the project has been particularly important in initiating GHB
participation in financing long-term mortgages for housing constructed by
NHA. This would support RTG's objective of expanding housing finance
availability to the lower-income groups to improve their housing conditions.

II. THE SECTOR INSTITUTIONS

A. NESDB's Housing Development Policy Subcommittee

2.01 The Housing Development Policy Subcommitte was established in 1982
to oversee the sector and to establish a national housing policy for the
National Economic and Social Development Board (NESDB). It is currently
chaired by an Advisor to the Prime Minister and is composed of representatives
from the Bank of Thailand, GHB, NHA, private developers, the Thai Real Estate
Association, Ministries of Interior and Finance (MOI, MOF), the National
Environmental Board and insurance companies. The Secretariat to the Committee
consists of the NHA, MOF and NESDB representatives.

2.02 The Committee has taken an active role in establishing and improving
policies for the sector. In addition to fotrmulating the first housing policy
statement, the Committee has gained Cabinet approval on a number of measures
designed to stimulate housing development and its financing. In particular,
insurance companies are now permitted to invest more than 10% of their assets
for housing purposes, and they can lend to housing cooperatives (small groups
of families who organize to build together). As of January 1986, up to
B 7,000 (US$270) of mortgage interest on a homebuyer's first house is tax
deductible. Also, the GHB has been encouraged with Bank support to lend to
NHA's clients, rely on domestic savings and establish branches, all of which
measures are under way. In addition, a recent Cabine-approved study earried
out by the Cotmnittee has identified measures for promoting condominium
development by private developers.

2.03 Topics currently on the Committee's agenda for further work include
(a) the modification of building code standards to encourage greater partici-
pation of private developers of middle- and lower-income housing, (b) promo-
tion of provident funds and insurance companies in the financing of NHA and
GHB's activities, (c) improvement of city planning in Bangkok, (d) revision of
property tax laws to encourage efficient development of vacant lands,
(e) drafting of laws for development of a secondary mortgage market, (f) iden-
tification of appropriate tax incentives for developers of low-income housing,
and (g) a study of the requirements for land banking and ways to use
expropriation of land for housing development. The Committee also sees a need
to establish annual housing targets for NHA and private developers and to
expand the housing policy statement to include more specific policies for the
private sector. The establishment of the housing information center under the
proposed project is expected to provide the basis for achieving these needs.
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B. National Housing Authority

Background

2.04 The NHA is a state enterprise established in early 1973 by amalga-
mating four public housing agencies. NHA's main activities currently include
construction of lower-income housing for sale, including sites and services;
upgrading of slum areas; servicing and maintenance of housing developments;
provision of long-term finance for house purchase; and design and construction
of housing for other public agencies. NHA previously constructed rental
housing but this has been discontinued under its latest approved plan.

2.05 NHA reports directly to the Ministry of Interior (MOI) and operates
under a Board consisting of representatives from various government agen-
cies. Its chief executive officer, the Governor, is selected by the
Cabinet. Its capital budget and housing plans and projects are reviewed by
MOI and NESDB before being presented to the Cabinet for approval. The MOF
plays a key role in reviewing NHA's borrowing requirements and acquires and
guarantees loans for NHA. The Budget Bureau acts as an executing agency for
the government grants committed to NHA. Finally, housing development
guidelines for NHA are established by NESDB advised by its Housing Development
Policy Subcommittee.

Organization

2.06 NHA was recently reorganized into three units of construction,
finance and administration headed by its Deputy Governors covering six
departments (Construction, Construction Services, Treasury and Financial
?olicy, Marketing, Governor's Office, Community Development). Two other
departments (Policy and Planning, Center for Housing Studies) now report to
the Assistant Governor while the Estate Management Offices report to the
Senior Executive (see Chart 30671A). NBA has attracted generally well-
qualified technical staff, but needs further strengthening at the middle-
management level. Its staff currently numbers about 2,200, which is lower
than the maximum number of 2,540 in 1979 but still too large for current
output. MBA management is attempting to reduce staff levels further by not
filling positions which become vacant.

2.07 NHA's Policy and Planning Department is responsible for developing
program targets and undertaking market analyses for individual subprojects.
Project teams, which are composed of architects, engineers, accountants,
administrators and marketing specialists seconded from the relevant
departments, are responsible for preparation of feasibility studies, design,
construction and sales under hire-purchase arrangements- of new projects,
following the planning parameters set out by the Policy and Planning
Department. Construction supervision is carried out by engineering staff and
technicians from the relevant project teams.

5/ Similar to a mortgage except that NHA retains ownership of the property
until it is paid in full by the purchaser.
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2.08 Once soldt, projects are turned over to the Estate Management Offices
which are responsible for management of the estates. The Estate Management
Offices currently manage some 58,400 units consisting of 37,300 sale units and
21,100 rental units (another 25,600 units have been turned over to other
public aggzcies for management). NHA formerly provided the estates with
services - over the life of the developments, but is gradually turning over
these responsibilities to relevant local government agencies and the occupants
in order to eliminate operating deficits incurred on these activities. To
date, NHA has turned over complete responsibility for management of one
estate, partial responsibility in most others and is planning to complete the
transfer of about 6-7 more sites of the 20 hire-purchase estates during the
coming year.

Program Objectives and Achievements

2.09 Past Performance. NHA's past performance in carrying out its pro-
grams, which is measured as the number of housing starts per year, is summar-
ized in Table 2.1 below and detailed in Annex 1. Prior to the redirection of
NHA's program in December 1977 to lower-income sites and services type housing
(para. 1.06), NHA's program for the 1976-81 period consisted of constructing
120,000 completed housing units for sale or rental at highly subsidized
rates. In December 1977, this program was reduced to 48,000 units partly
because of NHA's implementation capacity constraints and partly in response to
the policy shift. Some 22,000 sites and services and 30,500 slum upgrading
units were added to the plan as well as about 5,600 less-subsidized rental
units. Implementation of the overall plan was satisfactory at 85X of planned
construction, although completion of some of the projects continued somewhat
beyond 1981, primarily due to land acquisition problems. In this period, NHA
developed significant capacity in planning and implementation of sites and
services and slum upgrading programs.

Table 2.1: NHA PROGRAM PERFORMANCE
(housing starts)

1976-81 1982-86
Type of housing Plan Actual Z Plan Actual z

Subsidized completed sale
and rental housing 53,596 39,407 74 - - -

Sites and services 22,184 15,141 68 30,000 2,421 8
Slum upgrading 30,520 35,936 117 18,000 6,000 33
Special projects - - - B 1,000 m 0 0

Total 106,300 90,484 85 48,000 8,421 18

Source: NHA.



- 9 -

2.10 The new program directions were continued for the following 5-year
period (1982-86) during which time NHA's plan called for the construction of
30,000 sites and services and 18,000 slum upgrading units. Construction of
subsidized, completed units was entirely eliminated. About 70% of the units
to be built were to be targeted to households below the 50th percentile of the
urban income distribution. Because NHA was expected to remain financially
viable without new government subsidies, the plan also permitted NHA to
enhance its financial position by constructing other special projects (e.g.,
commercial and condominium developments) not to exceed B 1,000 million.
However, various factors intervened to halt NHA's progress. Government
approval of NHA's 1982-86 plan was not obtained until 1984 because of
uncertainty about whether NHA or local governments should be responsible for
slum upgrading and deficiencies in the plan itself which did not demonstrate
how NHA would meet Government's goal of greater self-reliance. This shortened
the plan period to 1984-86, necessitating a pro rata cut in the size of the
plan as well. Since long-term domestic funds were not available, further
delays of about two years were experienced due to a general reduction in
foreign borrowings by the Government.

2.11 Actual achievement to date has been only about 18% of the plan
targets, including some 2,400 units begun in 1986 supported by an Asian
Development Bank loan (US$38 million) and new slum projects affecting 6,000
families. No special projects have been carried out during the plan period.
Consequently, NHA has faced serious underemployment problems which would have
been even more serious were it not for carry-over works from the previous
plan. NHA's planning and management capacity is to be strengthened under the
proposed loan.

2.12 Development Program 1987-91. NHA's housinig development program for
the Sixth Five-Year Plan Tt987-9Y, -now being prepared, is expected to include
the construction of about 10,000 lower- and middle-income core housing units
per year. This represents the estimated lower- and middle-income housing need
not being satisfied by the private sector. No funding for slum upgrading
projects will be included in this plan, since it will be provided by local
governments., Special projects wilL be requested for inclusion in the amount
of B 1,000 million as under the previous plan (para. 2.11). The core housing
program will have essentially the same features as the previous plan, with 90%
of the units to be constructed in Bangkok and 10% in other cities, reflecting
the housing shortages and demand, and 70% of the units targeted to the lower-
and middle-income groups below the 50th percentile of the urban income
distribution.

2.13 NHA would initiate only about 4,500 core housing units during 1987,
the first plan year, because of the lack of sufficient subprojects prepare4
currently in the pipeline. The number of units to be constructed over the
5-year period would therefore total 44,500 with an investment cost of about
B 6,386 million (US$246 million) in current prices. The first 3.5 plan years
would include construction of 27,500 units approved but not implemented under
the 1984-86 plan. Approval of the remaining 17,000 units to be constructed in
the last 2 plan years would be needed before end-1988 to permit sufficient
time for design. Also, in order to ensure timely implementation of the

6/ Which typically include operation of the area office as well as operation
and maintenance of roads, footpaths, street lighting, sewerage, public
parks and security.
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program targets, about 2,500 rai of land will need to be acquired one to two
years in advance of construction in about eight sites in Bangkok and in about
two other cities costing an estimated B 476 million (US$18 million) in current
prices. Advanced long-term planning of the program in proper detail to ensure
timely purchase of land and ?reparation of subprojects for construction would
be necessary for the program s implementation within the plan period. NHA's
planning functions have not in the past responded adequately to this
requirement for advance planning. Technical assistance to strengthen NHA's
planning and prtgramming capabilities (para. 3.07) is expected to cortribute
to timeliness and quality of planning of current and future programs. During
negotiations agreement was reached that NHA's development program for 1987-91
and actual achievement of housing starts under the program would be reviewed
by end-December of each project year with the Bank and measures taken, if
needed, to ensure successful implementation of the program.

Financial Performance and Policies

2.14 Past perfodmance. NHA's financial position is currently positive
and has improved si ni icantly since t982. Until that time, NHA persistently
ran operating deficits, its internal management controls were inadequate and
it relied heavily on government subsidies and foreign sources of funds. With
assistance under the first Bank-supported sites and services project, measures
to imiprove its financial operations weri identified which have been gradually
introduced. Despite these achievements, certain aspects of NHA's financial
management remain weak, particularly its collection performance, preparation
of financial statements, auditing performance and heavy reliance on foreign
funds. NHA's financial statements (including income statements and balance
sheets) for FY82-85 and its performance indicators are shown in Annex 2.

2.15 Operating Performance. NHA's operating revenues are generated
mainly from the sale of constructed units, rental of housing units, fees for
management of housing estates, interest payments on hire purchase agreements
and government subsidies for slum upgrading. As mentioned above, NRA elim-
inated its operating deficits in 1982, and during 1981-85 total operating
revenue increased by more than 125% while operating expenditures increased by
only 63%. This improvement is primarily attributable to the increase in
interest income on hire-purchase accounts, due to the completion of new pro-
jects and an increase in onlending rates from 6-12% previously to 152 on pro-
jects completed since 1979, and various other measures including: (a) reco-
very of appropriate costs of new housing developments; (b) implementation of a
policy of zero-growth staff increase; (c) transfer of responsibilities for
operation and maintenance of infrastrtcture and facilities provided on housing
estates to appropriate agencies; and (d) increaseq of previously very low
service charges and rents in old projects.

2.16 NHA's operatin performance for the past five years is summarized in
Table 2.2 below. In 1985, NHA's net operating profit of B 178.5 million was
equivalent to 21% of operating revenues and 16% of its equity. Its debt to
equity ratio was 2.9, interest coverage was 1.6 and its net profit (after
covering exchange losses on foreign loans) was B 23 million. With an average
cost of borrowed funds of 8.4%, an average cost of total funds (including
subsidies) of 8.12 and an average on-lending rate for housing loans of 15%,
NHA had a spread of 6.9X on its operations for the year. This is adequate to
cover overhead charges and foreign exchange losses.
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Table 2.2: NHA SUMMARY OPERATING PERFORMANCE, 1981-85
(B million)

1981 1982 1983 1984 1985

Operating income 380.4 549.5 608.9 733.5 859.8
Operating expenditures 228.8 290.1 339.5 354.3 372.3

Net operating income before
interest 151.6 259.4 269.4 379.2 487.5

Interest (net of subsidy) 152.0 157.3 185.5 290.3 309.n

Net Operating Income (Loss) (0.4) 102.1 83.9 88.9 178.5

Nonoperating Income /a 0 0 2.0 (5.4) (155.2)

Net Profit (L ss) (0.4) 102.1 85.9 83.5 23.3

/a Primarily foreign exchange gains (losses).

2.17 Sources of Funds. In the past, the primary sources of funds for
NHA's development programs were government capital contributions and subsi-
dies, foreign borrowings and down payments from home purchasers. Government
subsidies have decreased steadily since NHA's initial (1976/77) program, when
all principal and interest on NHA housing loans with rates above 7% were sub-
sidized. The subsidies to home purchasers in NHA's intitial program amounted
to about 75%, on average, of the house capital costs. Since the 1978-82
program, subsidies were restricted to supporting only those capital costs
which NHA could not directly recover, i.e., off-site infrastructure for new
housing developments and slum upgrading works. In 1984, subsidies for off-
site infrastructure were eliminated while an increasing share of the cost of
slum improvement projects is expected to be provided by local governments in
the future. Rental housing construction, which required substantial
government subsidies in the past, has also been eliminated. As of end-1985,
government subsidies to NHA for rental and hire-purchase housing totaled about
B 2,300 million (more than US$100 million), of which about B 1,700 million
were passed on to home purchasers in the form of lowered housing prices.

2.18 Since NHA had to finance subsidy-supported activities initially with
borrowings which the Government is gradually reimbursing, about B 1,850 mil-
lion remain to be paid to NHA over the next 10 years for programs begun before
end-1985. This includes a B 1,000 million bond issue placed by MOF with
commercial banks which the Government refinanced during November 1986 and is
expected ultimately to redeem. The recent government budget approved for FY87
provides B 266 million for payment of additional past subsidies;.
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2.19 Of the outstanding long-term loans at end-1985 used to finance NHA's
housing programs (excluding the B 1,000 million bond issue which would be paid
by Government), foreign loans represented about 98Z of the total, comprised of
loans from ADB, the World Bank, USAID guarantee program and other foreign
loans arranged by MOF (mainly irom Japan). Based on recommendations proposed
by a housing finance study included in the second Bank-supported project,
Government's housing policy calls for NHA to reduce its dependence on foreign
funds. Under the proposed project, agreement has been reached with a domestic
bank, the GHB, to provide counterpart construction finance and long-term hous-
ing loans to NHA's customers on a pilot basis. It is expected that this
established link with GHB and successful implementation of the projects so
financed would result in more assured financing arrangements by GHB for
subsequent NHA projects.

2.20 Asset Structure. At end-1985 NHA's balance sheet showed total
assets of B 7,654 million (US$294 million), primarily composed of land for
construction (5%), construction in progress (17%), completed but unsold units
(1O0), rental units (16%) and hire-purchase agreements (40%). NHA has
recently changed its marketing policy to permit presales of units which were
previously sold only upon completion, and this should help to reduce the pro-
portion of units completed but unsold in its asset structure.

2.21 Collection Performance. Current assets include arrears of about
B 185 million (US$7 million), which is about 25% of accounts receivable on
rental and hire-purchase properties during FY85. NHA has reserved a provision
for bad debts on rental properties of about 15% of rents overdue. To date
almost no bad debts have been incurred on hire-purchase properties since NHA
retains ownership of the property until it is paid in full and it is in a
strong position to take legal action for nonpayment. NHA charges a penalty
for late payment of hire-purchase payments and is supposed to issue a notice
of termination for renters and purchasers who are more than three months in
arrears. While 75% of current arrears are due from only 14% of its customers
on three large housing estates, NHA is concerned about the problem and
remedial measures are planned. Due to a lack of full cooperation between
NBA's Treasury and Financial Policy Department responsible for colle:tions and
Estate Management Offices responsible for follow-up action, both collection
and follow-up will be centralized in the Estate Management Offices. NHA is
also expected to retain additional private lawyers to assist its legal staff
in follow-up actions. These changes are expected to reduce arrears to 23% in
1987, 21% in 1988, 19% in 1989, 17% in 1990 and 15% thereafter. During
negotiations, agreement was reached with NHA that the above actions would be
carried out in a timely manner and arrears reduced accordingly.

2.22 Financial Management. NHA's Treasury and Financial Policy Depart-
ment was formerly characterized by weak leadership, inadequate financial plan-
ning, inadequate preparation of information for management, and untimely
reporting of financial results resulting in a lengthy audit process. In 1984
NHA strengthened its financial planning capability and appointed on a
temporary basis a highly qualified staff who has been addressing NHA's
weaknesses in financial planning, reporting and accounting (para. 3.24). In
late 1986 NHA appointed on a permanent basis a new Director of the Department,
who is highly qualified, to continue to address these deficiencies.
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2.23 Future Performance. Projections of NHA's financial performance over
the period 1987-91, including income statements, source and applications of
funds statements and balance sheets, are shown i.i Annex 2. The projections
have been prepared assuming that (a) profits of 10% would be achieved on
housing sales, which is in line with past performance, (b) subsidies from past
programs would be received during 1987 as currently budgeted but due to the
inability of Government to commit to payment beyond that time, no provsSion
for the remaining subsidies has been included, and (c) special projects have
been excluded because of the uncertainty of government clearance for these
projects. The financial projections indicate that NHA's financial position is
expeLted to remain sound over the period. Its debt to equity ratio averaging
2.0 would remain well below a prudent level of 6.0, interest coverage and the
current ratio would be maintained above adequate levels of 1.4 and 1.2,
respectively, and net profits before possible debt revaluation would grow,
from 11% of equity to 17% over the period. Although NHA's cost of funds is
expected to increase due to a greater reliance on domestic sources of funds
and their higher expected cost, the risk of foreign exchange losses, amounting
to B 155 million (US$6 million) in 1985, would be reduced. NHA would also be
projected to maintain an interest spread of at least 2% on its hire-purchase
operations, which when combined with other income would be sufficient to
adequately cover overhead charges. Actions currently under way to improve
the collection of arrears on hire-purchase and rental properties would be
expected to result in a decrease of the arrears as per para. 2.21. Should
subsidies from past programs be forthcoming after 1987 and special projects be
approved and successfully implemented, NHA's cash and operating positions
would be further enhanced. NHA's financial viability would largely depend on
the proper selection of projects and efficient construction cycle, which would
be achieved under the project agreements. To protect NRA's financial
condition, agreement would be reached during negotiations that NHA maintain a
debt service ratio of at least 1.5.

2.24 NHA's projected resource requirements for investment and land
purchase necessary to implement a program of 44,500 core housing units during
1987-91 would amount to a total of B 6,862 million (US$264 million). The
recently approved ADB II and proposed World Bank loans would support the
construction of about 37% of total units (16,580 units) or about 22% of total
resource requirements, and GHB would provide loans for about 7% of total
resource requirements. For the balance of the implementation program, the
sources of funds would be dependent upon the outcome of NHA's involvement with
GHB under the proposed project. Should the provision of construction and
mortgage finance by GHB prove successful, it is expected that NHA would be
able to supplement its internal cash generation with short-term construction
and long-term mortgage loans from GHB for developments in Bangkok. For the
majority of developments in other cities, NHA may continue to require long-
term loans for development and hire-purchase agreements, since GHB is not
likely to have extended its branches to these areas. The projections have
been developed on the assumptions that mortgage finance for future Bangkok
developments would be provided by GHB and construction finance for about 60%
of the cost of future other cities developments would be provided from other
long-term loans, representing about 17% of total resource requirements. These
assumptions are in line with GHB's desire to expand its operations and support
NHA's operations in the future. Funds for construction in Bangkok and other
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purposes would be provided by NHA's internal cash generation contributing 54%
of total financing requirements over the Deriod, which would be a significant
improvement in NHA's ability to contribute to the requirements of housing
development. To properly monitor financial performance, agreement was reached
during negotiations that NHA would prepare a report by end-December of each
project year containing five-year financial projections, beginning with FY87,
to be reviewed by the Bank on an annual basis.

2.25 While the agreed policy for cost allocation and pricing of housing
units for the project are satisfactory, the pricing policy agreed for Bank
subprojects is not consistently applied to other projects. In order to pro-
perly institutionalize an appropriate pricing policy which allows for periodic
review of charging of overheads, technical assistance will be'provided to
NHA's Policy and Planning Department which would, among other things, advise
on an appropriate policy for other future projects (para. 3.07).

C. Government Housing Bank

2.26 Under the proposed project, GHB would participate for the first time
in financing NBA-constructed lower-income housing. GHB has agreed to support
the long-term financing of about 2,000 mortgages in the Bangkok area at the
Nonthaburi site (para. 3.18) and to provide a significant share (about 23%) of
counterpart construction financing for the total project representing about 6%
of NBA's resource requirements over 1987-91. Its participation is expected to
enable NHA to comply with Government's housing policy which encourages the use
of domestic borrowings. The arrangements for the provision of construction
and mortgage finance by CHB have been confirmed in writing to NHA.

2.27 GHB was established in 1953 to "render financial assistance to the
public in the acquisition of residences appropriate to their station in life."
It is a government-owned bank under the supervision of the Ministry of
Finance. Loans are provided to individual borrowers for purchase of land and
houses, building extensions and repairs, and refinancing, as well as to pri-
vate developers for construction of housing projects. Although authorized to
operate nationwide, it currently has no branches outside the capital. While
GHB's past lending has focused on middle- and upper-income families,
government housing policy now calls for it to provide housing finance to
lower-income families as well.

2.28 The organization is headed by a managing director, assisted by a
deputy manager responsible for evaluation and supervision of individual
loans. It has eight divisions for banking functions, credit evaluation (three
divisions), loan supervision, accounting, legal and general administration
(see Chart 30671B). Since 1980 the number of staff has remained stable and
currently totals about 390.

2.29 During 1975-80, GHB's annual lending increased rapidly from
B 61 million (583 borrowers) to B 2,698 million (12,995 individuals and 380
developers). The rapid expansion was severely curtailed in 1981 when only
6,645 mortgage loans were extended. This was due to an effective insolvency
apparently brought about by restrictions on foreign borrowings against which
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long-term commitments had already been made and by poor evaluation and manage-
ment of a series cf developer loans which subsequently became bad debts. A
major government rescue operation was launched in 1981 to overcome the crisis,
including a large capital infusion and installation of new management. Since
then, as GHB concentrated on correcting its operational problems, lending
decreased further to 5,215 individual loans in 1982, 3,395 loans in 1983, but
is now on the upswing with 5,436 1oais advanced in 1984 and 6,305 loans in
1985 (Table 2.2).

2.30 GHB's new management has focused on a more effective redeployment of
its staff, whose qualifications are uneven, and improving internal financial
controls. In particular, a badly needed internal reorganization, the develop-
ment of operational manuals for each unit, the decentralization and clarifica-
tion of responsibilities and computerization of its accounts have taken place
over the last several years. This organizational streamlining has begun to
significantly improve GHB's long-term management capabilities and daily
operations.

2.31 The average size of a mortgage loan advanced by GHB has been
generally increasing since 1975, except for 1982 and 1985 when the average
loan size decreased, as shown in the following table:

Table 2.2: GHB LENDING OPERATIONS, 1975-85

Loans Value /a Average
Year per year (B millionY loan size (baht)

1975 583 61 104,630
1976 3,002 382 127,250
1977 4,724 680 143,945
1978 7,070 1,083 153,180
1979 11,010 2,032 184,560
1980 12,021 2,515 209,220
1981 6,786 1,564 230,475
1982 5,127 1,128 220,010
1983 3,395 840 247,420
1984 5,436 19,390 255,700
1985 6,305 1,538 243,900

/a Reported on a commitment basis for 1975-79 and on an
actual disbursement basis from 1980.

Source: GHB Annual Reports.
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GHB's average loan size is more than double the loan size needed by an average
NHA borrower (B 105,000-120,000), implying that its lending is still directed
to a predominantly middle- and upper-income clientele. The proposed project
would promote GHB's lending to lower-income households to support its mandate
of playing a leading role in housing finance in a significant way. GHB's
current staff and appraisal techniques are judged adequate to provide the
long-term mortgage loans required for the Nonthaburi subproject in Bangkok.
Its financial position is sound and because ic can adjust its interest rate
for deposits in accordance with mobilization requirements, it is expected to
have sufficient funds available for the mortgages for the Nonthaburi
subproject as well as for the counerpart construction loans for the total
project. GHB's recent income statements and balance sheets for 1984-85 are
presented in Annex 3.

III. THE PROJECT

A. Project Origin and Formulation

3.01 The project was identified in 1981 in the context of NHA's proposal
for the Fifth Five-Year National Economic and Social Development Plan (1982-
86). However, due to a general slowdown of investment activity in Thailand
during the Fifth Plan period and the country's recent economic and budgetary
difficulties, the earlier NHA program had to be modified and its implementa-
tion postponed until the Sixth Five-Year Plan (1987-91).

3.02 The Bank's continuing discussions with Government and the key sector
agencies resulted in the formulation of a project which expands upon the
experience of the previous Bank-assisted projects in two ways. First, in
contrast to the first two loans which were site-specific, the proposed project
would provide financing to support a significant share of NHA's program and
would focus on criteria and procedures for subproject selection and prepara-
tion. This programmatic approach takes into consideration NHA's growing
experience and would provide it with greater flexibility in implementing
government policy while at the same time ensuring that acceptable standards
will be met. Second, the project would initiate NHA's close working
relationship with a domestic housing finance institution, GHB, which would
provide the counterpart construction finance for the project as well as
mortgage finance for a large housing development in the Bangkok area. This
relationship is expected to provide Government with a better understanding of
the requirements for lending to NHA's lower-income clientele.

B. Objectives

3.03 The project is designed to support Government's housing policy and
would have the following objectives:

(a) to increase NHA's reliance on domestically mobilized resources
through the establishment of a functional relationship between NHA
and GHB which would finance part of NHA's new housing construction
and housing finance program;
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(b) to promote GHB's lending to lower-income households to support its
mandate of playing a leading role in housing finance;

(c) to strengthen NHA's management practices, planning capabilities and
policy development functions;

(d) to support NHA's core housing development program for lower- and
middle-income families and to promote sound cost recovery and
project evaluation policies; and

(e) to improve the availability of housing sector data necessary for
proper housing policy development.

C. Project Description

3.04 The project would finance:

(a) construction of about 11,000 core housing units and serviced plots,
including supporting infrastructure and community facilities, of
which about 85% would be located in about six sites in the Bangkok
area and the rest in six other cities; and

(b) technical assistance to (i) strengthen NRA's planning and policy
development functions; (ii) expand computer facilities and enhance
computer use in data processing within NHA, including development of
an efficient management information system; (iii) assist NRA in
developing more cost-efficient housing prototypes and infrastructure
standards; and (iv) contribute to the establishment of a Housing
Information Center to be attached to NESDB's Housing Policy
Subcommittee.

Subproject Eligibility Criteria

3.05 Each NHA development site represents a subproject for which the
design is outlined in a feasibility study. Subprojects eligible for financing
under the project would comply with site and design parameters as well as
financial and economic criteria which are summarized below and described in
detail in Annex 4.

(a) City/Site Selection. Except for sites in Bangkok where the demand
for low-cost housing has been demonstrated, the feasibility study
would include findings of a housing market review which demonstrates
the demand for lower-income housing and high existing/expected
growth due to particular industrial or other employment opportuni-
ties. Sites must be located close to centers of employment and with
suitable access to trunk infrastructure.

(b) Technical and Operational. Design parameters relating to land use
efficiency, plot size, type of core houses and infrastructure would
follow established NHA standards and practices developed under
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previous projects and found acceptable. To ensure prompt transfer
of completed facilities to the appropriate agencies, the feasibility
studies would include preliminary agreements between NHA and the
institutions to be responsible for operation and maintenance of sub-
project infrastructure. The National Environmental Board would also
review the acceptability of the proposed sewage disposal systems.

(c) Financial. Subprojects would be affordable to households primarily
in the 15th-50th percentile range of the income distribution. Sales
prices and estate management fees would be calculated, utilizing
differential land pricing, to recover full development and recurrent
costs and overheads. Units would be sold to families which meet
particular beneficiary selection criteria.

(d) Economic. Subprojects should have an economic rate of return
(computed according to the Bank's standard methodology) at least
equal to the opportunity cost of capital in Thailand (currently
estimated to be 12%).

3.06 During project appraisal the feasibility studies for four subpro-
jects (Lampang, Nakorn Ratchasima, Pattaya and Nonthaburi in Bangkok), repre-
senting 28% of the units to be supported under the project, were found to com-
ply with the agreed criteria and are suitable for Bank financing. The key
features of the subprojects reviewed are summarized in Annex 5. During nego-
tiations agreement #as reached with NHA that further subprojects proposed for
Bank financing would meet these criteria.

Technical Assistance

3.07 Technical assistance would be provided to NHA to strengthen its
management practices, planninp capabilities and policy development functions
in three specific areas. First, in order to imp:ove the efficiency of its
operations, NRA would be assisted in identifying appropriate systems for com-
puterization, in implementation of the computer system and in training of
staff in computer use. Accounting staff in NRA's Treasury and Financial
Poiicy Department would also receive further training in the use of a com-
puterized accounting information system, already introduced. Second, assist-
ance would be provided to NHA's Policy and Planning Department to strengthen
its capability for program and subproject planning, to improve NHA's capa-
bility to coordinate with local authorities and utility agencies for sub-
project development and to establish an appropriate sales pricing policy for
all aspects of NHA's development program. Third, assistance would be provided
to NHA's Construction Department to explore lower-cost alternatives to infra-
structure and dwelling unit design and to establish a permament research and
development function within NHA. In addition, assistance would be provided to
NESDB's Housing Policy Subcommittee to establish a Housing Information Center
to monitor activities in the sector and to provide housing data in a timely
manner necessary for proper policy development. Draft outline terms of refer-
ence for the technical assistance components are included in Annex 6.
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D. Cost Estimates

3.08 The total project cost is estimated at about B 1,882 million
(US$72,4 million equivalent) of which B 541 million (US$20.8 million) or about
29% is the foreign exchange component. Taxes and duties are estimated at
about US$7.3 million equivalent and are included in the cost estimates. Base
costs are expressed in December 1986 prices. Summary project cost estimates
are shown in Table 3.1 and detailed cost estimates are given in Annex 7.

3.09 Project costs were estimated by NHA for core houses on the basis of
average urit costs for NHA's standard house types as received in recent bids,
and for infrastructure on the basis of preliminary designs for fo--r project
sites. The land cost is the actual purchase price or bid price for land
proposed to be acquired. The consultant services to be provided by individual
specialists are estimated to require about 78 man-months in total, including
50 man-months of foreign and 28 man-months of local consultants. NHA's
engineering and management costs are estimated at 7% of civil works. Because
of the repetitive and standard character of works, physical contingencies are
estimated at 5% of base costs (excluding the cost of land). Price contingen-
cies for both local currency and foreign costs are based on expected increases
in construction costs of 3% in 1987, 1% p.a. in 1988-90 and 3.5% p.a.
thereafter. In total, physical contingencies are estimated at about 4% of
base cost and price contingencies are estimated at 4% of base cost plus
physical contingencies.
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Table 3.1: SUMMARY OF PROJECT COST

Foreign
Local Foreign Total Local Foreign Total as Z of
--- (Baht million) - (US$ million) --- total

Land 352 - 352 13.6 - 13.6 -
Infrastructure 262 174 436 10.0 6.8 1$.8 40
Core housing 551 297 848 21.2 11.3 32.5 35
Engineering and
management 90 - 90 3.5 - 3.5 -

Technical assistance 1 19 20 0.1 0.7 0.8 90

Base cost
(Dec 1986 prices) 1,256 490 1,746 48.4 18.8 67.2 29

Physical contingencies 41 28 69 1.6 1.1 2.7 40
Price contingencies 44 23 67 1.6 0.9 2.5 36

Total project cost 1,341 541 1,882 51.6 20.8 72.4 29

Interest during
construction:
NHA-financed 237 100 337 9.1 3.8 12.9 29

Total financing
required 1,578 641 2,219 60.7 24.6 85.3 29

Note: Identifiable taxes and duties are about B 190 million (US$7.3 million
equivalent) and the total project cost net of taxes is B 1,692 million
(US$65.0 million equivalent).

E. Financial Artangements

3.10 The proposed Bank loan of US$21 million (B 546 million equivalent)
would finance about 29% of total project cost (equivalent to 32% of total
project cost net of taxes and duties), which would cover the foreign exchange
costs of the project. The remaining 71% of total project cost would be
financed by NHA from .nternal cash generation (B 834 million or 44%) and by
NHA borrowings in the form of bonds underwritten by GHB (B 502 million or
27%). NHA intends to identify suitable grant financing for the technical
assistance component (para. 3.17) and, if successful, NHA's share of financing
would be reduced accordingly. Interest during construction (B 337 million)
would be financed from NHA's internally generated funds. The financing plan
for the project cost and interest dvTing construction, summarized below, was
confirmed during negotiations.
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Table 3.2: PROJECT FINANCING PLAN

B million US$ million %

Total project cost 1,882 72.4 85
Interest during construction 337 12.9 15

Total financing reguired 2,219 85.3 100

Of which:
World Bank 546 21.0 25
NHA 1,171 45.0 53
GHB 502 19.3 22

3.11 The Bank loan would be made directly to NHA, guaranteed by the
Kingdom of Thailand, for a period of 17 years, including four years grace, at
the standard variable interest rate. NHA would bear the full cost of the
loan, including the foreign exchange risk and commitment fees. The NHA bonds
are expected to be underwritten by GHB, guaranteed by the Kingdom of Thailand,
for a period of about ten years, with the principal repayable at maturity, at
the prevailing market interest rate, currently about 12x. GCB would also
provide about B 320 million of mortgage loans (representing about 70% of the
total estimated sales prices of the housing units or about 13% of the total
financing requirements of the project) at market terms (described below) to
NHA's customers at the Nonthaburi site in Bangkok.

Terms of Loans to Beneficiaries

3.12 Loans to individual beneficiaries for hire-purchase agreements and
mortgages would be made at GHB's prevailing terms for low-cost residential
developments, which are currently up to 20 years at an interest rate of 15%.
Purchasers of commercial plots to be sold on hire-purchase terms would repay
the loans at a 15X interest rate over 15 years. Down payments of between 10-
30% would be required in advance from the purchasers of the various plots.

Inflation and Interest Rates

3.13 Inflation rates 71 in Thailand were about 1% in 1984, 3% in 1985 and
2% in 1986 and are estimated at 3% in 1987, 1% p.a. in 1988-90 and 3.5% p.a.
thereafter. Market interest rates have generally kept ahead of inflation in
Thailand. Interest rates to subborrowers would be set at prevailing market
rates and are therefore expected to be positive in real terms for the new
housing developments supported by the project.

7/ As measured by changes in the Consumer Price Index.
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F. Implementation Arrangements

3.14 The project would be implemented by NHA, as in past projects, in
close consultation with the Bangkok Metropolitan Administration (BMA), other
local governments, and water and electricity authorities. NHA relies on local
governments and public utility agencies in some instances to provide off-site
infrastructure and to maintain services upon completion of construction (e.g.,
electricity, water supply, garbage collection). In the past, NHA has experi-
enced problems at some sites due to the lack of provision of essential sup-
porting infrastructure at the time of project completion which has affected
sales progress. In order to ensure that designs are acceptable and that
arrangements for operation and maintenance of infrastructure and provision of
services are in place upon project completion, the subproject eligibility cri-
teria require agreements between NHA and the relevant agencies during the
planning stage for each subproject. It is expected that with advance notice
the public utility agencies would be able to plan for contributions to the
capital cost of the utility networks provided within NHA's housing estates.

Project Organization

3.15 In connectien with implementation of a new organization structure
(para. 2.06), NHA created a Project Management Committee in November 1986 to
be responsible for timely implementation of NHA's various projects. The
Project Management Committee is headed by the Governor and comprises the rele-
vant senior managers of NHA including the directors of the departments
involved in project implementation. The Project Management Committee oversees
the project teams, composed of architects, engineers, accountants, administra-
tors and marketing specialists, which are formed to prepare, implement and
market the subprojects. Each project team is headed by a Project Manager who
reports to the Project Management Committee through a Project Director and his
Assistant, who are members of the Committee. The Bank-financed subprojects,
together with other externally-supported projects, would be implemented by
four project teams reporting to two Assistant Project Directors and a Project
Director who is on the level of Assistant Governor. Agreement was reached
dur4;g negotiations that these project managepment arrangements would be
maintained during the project period.

Status of Preparation

3.16 Land has been acquired for eight sites accommodating about 70% of
the housing units to be supported under the project. Of the remaining three
sites, acquisition of one (Udonthani) is in progress. NHA's Board also
approved in principle the purchase of the remaining two sites in Bangkok,
which are being identified. Bidding documents for construction of about 28%
of the units, located in four sites, would be ready for invitation of bids
between January and April 1987 and contracts should be awarded between
February and May 1987. Design and bidding documents for the remaining sites
would continue to be prepared by NHA engineering staff. Since engineering
designs for a site can only be initiated after land for that site is fully
acquired, it would be important for NHA to proceed with acquisition of land
for the remaining three'sites. The project is expected to be implemented over
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a five-year period from January 1987 to December 1991. The closing date would
be December 31, 1992. The proposed implementation schedule is shown in Annex
8. At negotiations agreement was reached that NHA would proceed with the
remaining land acquisition and would allocate adequate staff for preparing the
studies, designs and bidding documents within the implementation schedule.

3.17 With regard to technical assistance, NHA has requested the Depart-
ment of Technical and Economic Cooperation (DTEC) to assist in identifying
grant financing and DTEC is currently processing the request. It is expected
that such processing including appointment of advisors to provide technical
assistance would be completed in December 1987, so that advisory services may
start in April 1988 and be completed in December 1990. While the selection
and appointment of advisors would be the joint responsibility of NHA and the
financing agency, the Bank would discuss the suitability of the proposed
candidates. At negotiations, agreement was reached on the content of the
terms of reference, the financing of technical assistance (para. 3.10) and
that the component would be completed by December 1990.

Mortgage Finance

3.18 The provision of long-term mortgage finance by GHB for the home
purchasers at the Nonthaburi subproject is an experimental feature of the
project, designed to gain a better understanding of the requirements for lend-
ing to NHA's lower-income clientele. It is expected that NHA would conduct
preliminary screening of the applicants before sending them to GHB which would
then conduct credit searches under their normal procedures. Joint NHA/GHB
beneficiary selection criteria are detailed in Annex 4. Presales would be
emphasized in order to permit GHB sufficient time to evaluate the prospective
customers in time for subproject completion. NHA would subdivide the land to
permit the provision of individual titles to property purchasers at the time
of sale. Due to the large number of prospective GHB customers (about 2,000),
GHB is planning to construct s branch office in this growing area of Bangkok
which would greatly facilitate monthly mortgage payments.

G. Procurement

3.19 Procurement arrangements are summarized in the table below:
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Table 3.3: PROJECT PROCUREMENT ARRANGEMENTS /a
(US$ million)

Procurement method Total
Project element ICB LCB Other N/A value

Civil works 43.9 8.0 3.8 /b 55.7
(17.7) (3.3) (0) (21.0)

Land acquisition and
contracts with electri-
city authorities - 15.8 - 15.8

(0) (0)

Technical Assistance
including computer
equipment - - - 0.9 0.9

(0) (0)

Total 43.9 8.0 15.8 4.7 72.4
(17.7) (3.3) TO) -0) (21.0)

/a Figures in parentheses are the respective amounts financed by the Bank.
7b NHA's engineering and sales management costs.

3.20 Following NHA's well established practices,8/ five major works con-
tracts for sites in Bangkok (US$43.9 million) would be divided into three to
five lots, each lot consisting of 400-500 core houses. These would be grouped
as practicable and procured through international competitive bidding (ICB),
in accordance with Bank guidelines; bids for separate lots would also be
acceptable. On the basis of past experience, it is expected that local firms
would win most of these. The remaining civil works (US$8.0 million) would be
carried out under six contracts worth US$1.1-1.7 million each, located on
scattered sites over the country. These are unlikely to be of interest to
foreign bidders and would be procured through local competitive bidding (LCB),
which is satisfactory to the Bank. The civil works contracts would include
construction of core houses as well as infrastructure within the contract
limits except for the electricity networks (US$2.2 million) on each project
site which would be negotiated with the appropriate electricity authority.

8/ In previous projects NHA gained experience with both large civil works
contracts covering the whole site and a number of smaller contracts for
subdivided sites. Its experience with the latter approach has clearly
been more favorable as it introduced greater competition, reduced the
risk of nonperformance by a single contractor and improved the speed of
selling core houses on the site.



- 25 -

The engineering and supervision of construction as well as sale administration
would be done by NHA staff. Advanced contracting for about US$4 million would
be permitted to expedite project implementation of two housing contracts.

3.21 Contract Review. All bidding pack- ges for civil works estimated to
cost US$2.0 million equivalent and over would be subject to the Bank's prior
review of procurement documentation. This would cover about 85% of the total
estimated value of civil works contracts. The balance of civil works con-
tracts would be subject to post-review by the Bank after contract award.
Standard bidding documents and the technical specifications common to all NHA
civil works contracts have been reviewed during appraisal and found
acceptable.

H. Disbursement

3.22 The proceeds of the Bank loan would be disbursed against 40% of
total expenditures for civil works. All disbursements would be made against
standard Bank documentation.

3.23 The estimated disbursement schedule is shown in Annex 9 along with
actual disbursement under the second Bank-supported loan to NHA and the coun-
try profile for all loan types. It is expected that disbursements would be
completed by end-1992, about one year after completion of civil works. The
disbursement period of six years is estimated to be the same as the second
Bank-assisted project in view of the similar character of both projects. Dis-
bursement profiles differ somewhat due to more advanced preparation of this
project as compared to the second Bank-supported project.

I. Accounts and Audits

3.24 NH!A has prepared unaudited project accounts and financial statements
in a timely manner as required under the project agreements for the two
previous Bank-supported projects, but auditied accounts have been received by
the Bank about two years after the end of the fiscal year. This was expected
for the first accounts of FY79 and FY80 due to major accounting changes being
recommended and implemented as a result of studies undertaken in the first
Bank-supported project. More recently, the slow receipt of audited accounts
has been due to a slowdown within NHA in processing financial information,
mainly accounts receivables, and preparing final accounts and a lengthy audit
process resulting from the need to resolve discrepancies in the accounts
receivables. An accounting firm was retained by NHA to bring the accounts
receivables up to date through end-FY83 on a new computerized system, which is
now completed. Delays in processing subsequent accounts have been experienced
by NHA staff due to start-up problems with the new computer system which are
now largely overcome. Technical assistance would be provided under the
project for further training of the accounting staff in computer usage (para.
3.07) to ensure that future financial accounts would be produced in a timely
manner. A timetable for receipt by the Bank of the overdue FY85 audit report
was established by NHA which provides for its receipt by no later than
15 months after the originally scheduled date (end-June 1987). Beginning with
FY86, future audit reports are expected to be received on time. During nego-
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tiations, agreement was reached with NHA that the overdue audit report for
FY85 would be received by the Bank by end-June 1987.

3.25 For reporting on the use of Bank loan proceeds under this project,
separate project accounts would be produced by NHA as under the past two proj-
ects. Agreement was reached with NHA at negotiations that beginning in FY87
the project accounts as well as the financial statements including a source
and application of funds statement would be audited on a consistent basis by
an independent auditor acceptable to the Bank, with the audit reports submit-
ted to the Bank by June 30 of the following calendar year. As part of the
audit of the project accounts, the auditor would provide a comment on com-
pliance with financial covenants under the Bank loan.

J. Supervision and Reporting

3.26 The Bank supervision effort would focus on review and approval of
feasibility reports prepared by NHA for individual subprojects which meet the
eligibility criteria. The review is intended to ascertain that all analyses
have been properly performed, that expected beneficiaries are within the tar-
get group and that economic rates of return are acceptable. It is estimated
that six to eight subproject feasibility reports for new housing developments
would be reviewed over the next two years. In addition, semi-annual progress
reports to be prepared by NBA for submission to the Bank will be reviewed to
monitor construction performance, performance of key indicators (Annex 10),
compliance with loan covenants and progress of technical assistance to ensure
that project objectives will be achieved. A project completion report (PCR)
would be prepared by NHA within six months of the loan closing date. In
addition, NBA would prepare an evaluation of the impact of the GHB scheme for
providing mortgages to NHA's customers in a timely manner to identify any
problem areas in the coordination effort and to evaluate how well the income
objectives of the project have been met. During negotiations, agreement was
reached with WHA that feasibilty reports meeting subproject eligibility
criteria and semi-annual progress reports would be prepared in a timely manner
by NHA in a format acceptable to the Bank, that a PCR would be prepared by NHA
within six months of the loan closing date, and that an evaluation report of
GHB mortgage financing would be prepared by NHA in a timely manner.

K. Environmental Impact

3.27 Planning and implementation of NHA housing programs are carried out
to minimize negative physical effects on the environment. Provision of health
services by each municipality and potable water, which would be supported
under the project, would prevent the occurrence of endemic diseases. Collec-
tion and disposal of solid wastes would be incorporated within the existing
system in each municipality, which would remain responsible for maintaining
such services. Since no central sewerage systems exist in project locations,
liquid wastes would be treated in accordance with existing practices in
Thailand in individual septic tanks, each complemented by a filter to remove
suspended solids. Desludging of tanks would be done by municipalities which
have adequate capacity for such tasks. Overflows from filters would be
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collected by combined sewerage and drainage systems and discharged in the
nearest body of water (klong, river). The National Environmental Board
reviews the suitability of such arrangements for proper environmental control.

L. Benefits and Risks

Economic Justification

3.28 The proposed project would help to address the housing shortage for
lower-income families in project cities, strengthen public institutions in the
housing sector, and contribute to development of appropriate housing poli-
cies. Approximately 9,100 uni:s in Bangkok and 1,900 units in other cities
along with supporting services will be provided under the project. The com-
mercial areas provided in the housing development would provide employment
opportunities close to their homes for primary wage earnerq atd their depen-
dents. Technical assistance would support the strengthening of NHA's manage-
ment practices, planning capabilities and policy development functions and
would improve the availability of housing sector data necessary for proper
policy development. In addition, construction under the project would
generate employment opportunities for workers in construction-reLated
activities.

New Housing Developments

3.29 The estimated rental values of dwellings to be constructed under the
project and estimated market values of the community facilities and market
areas at the various sites were used as measures of the economic benefit of
the subprojects. Estimates of rental values were based on current rents
charged for similar structures in the vicinity of the housing developments.
All land, development, building and recR;rent costs were considered in the
analysis and adjusted to exclude taxes,t interest charges and estimated
inflation. Costs as well as benefits were considered over a 30-year period.
The weighted average internal economic rate of return (IERR) for the 4 sub-
projects reviewed during appraisal, which account for 27% of the total project
cost, was 15% (Table 3.4). Sensitivity analyses show that with a 10% increase
in costs or a 10% decrease in benefits, the IERRs of all 4 subprojects would
still be above the opportunity cost of capital currently estimated at 12%.
The IERRs for the remaining subprojects are expected to be similar.

9/ Using the Bank construction conversion factor for Thailand of 0.88.
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Table 3.4: RESULTS OF ECONOMIC ANALYSIS

Sensitivity analysis (%)
Internal Costs Benefits
economic increase decrease

Component rate of return by 10% by 10%
(%)

Bangkok (Nonthaburi) 15.0 14.0 13.5
Pattaya 14.5 13.0 13.0
Lampang 14.5 13.0 13.0
Nakhon Ratchasima 14.0 12.5 12.0

Weighted average 14.8 13.6 13.3

Project Impact on Urban Poverty Population

3.30 Based on Bank methodology, the relative per capita urban poverty
threshold in Thailand is currently about US$360 compared to the country's per
capita GNP of about US$820 in 1985. Based on an urban household size of
5.0 persons, this implies that approximately 5% of the urban households in
Bangkok are living below the urban poverty line. Urban poverty is more acute
in other cities where the share of households below the urban poverty line is
estimated to be about 28%. Based on thase figures, the overall urban poverty
content of the project is 3%. Of the new housing developments provided under
the project, two of the five housing options are affordable by the urban poor
in cities outside of Bangkok. Furthermore, the provision of new housing would
also benefit poorer households by freeing up rental accommodations where most
of the prospective home purchasers currently live. Although only about 3% of
project beneficiaries live in extreme poverty, about 70% or 38,500 persons of
the 55,000 persons benefitting from the project would be in the lower half of
the urban income distribution.

Project Risks

3.31 Since NHA has demonstrated its ability to carry out two previous
Bank-supported projects in a satisfactory manner, the risks associated with
executing this third Bank-supported project are expected to be minimal.
Delays due to land acquisition, the major source of delay in the second proj-
ect, would be averted since the majority of land parcels are already fully
acquired and approval from NHA's Board for purch&,e of the remainder has been
obtained. The involvement of CHB in financing project mortgages and construc-
tion could result in some unforeseen problems, but the arrangement of joint
NHA/GHB beneficiary selection criteria and GHB's sound financial management
and position should ensure that the proper customers are selected and that the
required funds are available in a timely manner for the project. Success in
the housing sector in reaching the lower-income groups will depend on NHA's
ability to develop sustainable programs over time and domestic financing
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sources. While there is some risk that NHA would not develop the ability to
maintain a steady program of activities in the near term, technical assistance
provided under the project designed to strengthen its planning capabilities
would be expected to reduce this risk. Monitoring NHA's performance in this
area would be a focus of Bank supervision.

IV. AGREEMENTS REACHED AND RECOMMENDATION

Agreements at Loan Negotiations

4.01 During negotiations, agreements were reached regarding:

(a) annual Bank review of NHA's housing development program for 1987-91
and its achievement (para. 2.13);

(b) improvement of collection performance of hire-purchase and rental
accounts (para. 2.21);

(c) maintenance of satisfactory debt service ratio (para. 2.23);

(d) preparation of report of five-year financial projections
(para. 2.24);

(e) subproject eligibility criteria (para. 3.06);

(f) project management arrangements (para. 3.15);

(g) land acquisition and preparation of studies, designs and bidding
documents (para. 3.16);

(h) implementation of technical assistance (para. 3.17);

(i) overdue audit reports and auditing requirements (paras. 3.24 and
3.25); and

(j) reporting requirements (para. 3.26).

Recommendation

4.02 Subject to the above, the project is suitable for a Bank loan of
US$21 million for 17 years, with a grace period of four years, at the standard
variable interest rate. The Borrower will be the National Housing Authority
and the Guarantor will be the Royal Thai Government.



THAILAND

THIRD SHELTER PROJECT

National Housing Authority

Key Features of Past Housing Programs

Amt. of Subsidy as
Imple- approved percent of

Plan mentation Target Actual subsidy investment
period period Description (no.) (no.) (B mln) (%) Remarks

1976-77 1976-80 Walk-up rental apartments 7,764 100 Rentors pay a fee to cover costs of estate management
with no contribution to capital cost.

Single-family units 26,143 75 Type A-homebuyer pays estate mana.gement fee and 7%
(avg.) tnterest on construction loans with no contribution

to capital cost.

Type B-homebuyers pays estate management fee, 7%
interest on construction loans and 25% contribution
to capital cost.

Type C-homebuyer pays estate management fee, 7%
Total 48,000 33,907 4-422 interest on construction loans and 50% contribution

(reduced from 120,000 to capital cost.
over 5 years)

1978 1978-83 Pilot sites and services 3,024 3,024 74 10 Subsidy for cost of off-site infrastructure.
(Tung Sung Hong)

Pilot slum upgrading la 4,520 4,636 68 100 Subsidy to NRA required because direct cost recovery
not achievable. Cost recovery pursued through

Total 7,544 7,660 140 improvemcnt to property tax system.

1979-82 1979-85 Sites and services 19,160 560 10 Subsidy for cost of off-site infrastructure
17,617

;1alk-up rental apartments 5,5Q6 810 100 Rentors pay some contribution to capital cost and
estate management fee

Slum upgrading /a 26,000 31,300 130 100 Subsidy to NRA required because direct cost recovery
not achievable. Cost recovery pursued through

Total 50,756 48.917 1,500 improvements to property tax system.

1982-86 1986 Sites and services 30,000 2,421 - -
(approved 01/84
as 3 yr plan) Slum upgrading Ia 18,000 6,000 28 67 2/3 cost provided to 'NHA by government and 1/3 pro-

vided by BMA
Special projects B 1,000 m - -

Total 48,000 8,421 28

/a Number of families affected by the improvements.
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Table 1

NATIONRl HOMSIN6 RUTHORITY
INCOIIE STRTE1¢NTS FOR YERRS ENDING SEPTE118ER 30

(lILlION 8HNT)

---- ctual --- --Unaudited-- ------- ------ {std-------
1982 1983 1984 1985 1986 1987 1988 1989 1990 1991

INCOllE
Interest income on hire-purchase accounts 265.02 327.99 364.76 44S.69 168.91 180.79 521.20 S43.89 621.66 689.21
Profit on sales 36.41 42.07 13.98 47.39 51.31 61.41 65.67 70.17 77.98 85.95
Estate nanagement fees 58.29 82.59 94.06 108.24 132.72 156.81 170,38 200.82 266.30 388.18
Uater sales 11.95 18.96 29.26 29.62 30.00 30.00 30.00 30.00 30.00 30.00
Rental Incone 39.47 33.38 37.39 49.42 65.0? 68.55 69.51 69.51 69.51 76.45
Fees for agency work 16.30 16.63 9.41 0.90 17.86 3.24 0.00 0.00 0.00 0.00
Govt subsidies for slun upgrading and

other current expenditures 28.16 28.30 45.05 35.04 42.15 13.80 0.00 0.00 0.00 0.00
Interest incoe 61.82 18.68 44.16 57.20 20.00 20.00 20.00 20.00 20.00 20.00
Other incone 32.09 40.31 65.15 85.90 89.80 50.00 50.00 50.00 50.00 50.00

Total Incone 549.51 608.91 733.22 859.40 917.82 884.60 926.76 984.39 1135.45 1339.79

OPEROTIN6 EXPENDITURES
Salaries, uages and alluances /a 119.78 133.39 141.94 145.63 225.88 245.08 265.91 288.51 313.04 339.64
Operating expenditures 94.60 113.81 110.77 119.80 132.57 145.83 160.41 176.45 194.10 213.51
Slun upgrading expenditures 33.70 46.79 45.22 53.74 46.62 13.80 0.00 0.00 0.00 0.00
Depreciation 42.05 45.51 50.69 53.09 60.30 60.67 63.59 65.05 67.24 69.43
(Less) Capitalized salaries, uages -64.11 -69.56 -75.4? -81.89 -88.85 -96.40

and operating expenditures

Total Operating Expenditures 290.13 339.50 348.62 372.26 401.26 395.82 114.44 448.13 485.52 526.18
before Interest Charges ------- ------ ------- ------- ------- ------- - --- ----

NET OPERATING INICOlE BEFORE INTEREST 259.38 269.41 384.60 487.14 516.56 488.78 512.32 536.27 649.93 813.61

Interest on loans /b 259.51 298.94 290.29 308.98 426.85 430.24 4t7.90 502.43 557.81 576.29
(Less) Goernment interest subsidy -102.25 -113.44 0.00 0.00 0.00 -62.92 0.00 0.00 0.00 0.00
(Less) Capitalized interest -41.43 -65.68 -94.40 -168.15 -171.0? -173.53

Net Interest 157.26 185.50 290.29 308.98 38S.42 301.64 353.50 334.20 386.74 02.76

NET OPERRT!NG INCOIE (LOSS) 102.12 83.91 94.31 178.16 131.14 187.14 158.82 201.99 263.19 410.85

NON-OPER8lTING INCOME
Gains (Loss) on foreign exchange 1c 0.00 1.62 -5.6? -155.65 0.00 0.00 0.00 0.00 0.00 0.00
6ains on assets sold 0.03 0.35 0.23 0.42 0.00 0.00 0.00 0.00 0.00 0.00

Total Non-Operating Inceme 0.03 1.97 -5.44 -155.23 0.00 0.00 0.00 0.00 0.00 0.00

NET PROFIT (LOSS) 102.15 85.88 88.8? 22.93 131.11 187.14 158.82 201.99 263.19 410.85

/a Net of capitalized wages for 1982-85
/b Net of capitalized interest for 1982-85
le Decrease/increase in outstanding value of loans due to changes in exchange rates of currencies borroued
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Table 4

NRTIONAL HOUSIN6 AUTIURITY
SLUIE0o RATIOS oF FINUaRL PEOIriAc

1982 1983 1984 1965 1986 1987 1988 1989 1990 1991

RATE Of RETURN
Return on Equity 0.11 0.09 0.08 0.02 0.11 0.13 0.10 0.11 0.13 0.11
Return on Rental and Hire-Purchase Properties 0.04 0.03 0.02 0.01 0.03 0.04 0.04 0.05 0.05 0.08

INTEREST
Interest Income from Hire-Purchase Rgreenents 0.15 0.16 0.16 0.16 0.15 0.14 01 0.1 0.14 0.14

as I of Average Loan Portfolio
Interest Expense (Before Susidy) as I of n.a. n.a. n.e. n.a. 0.12 0.12 0.12 0.12 0.12 0.12

Auesge Borrcungs
Interest Expense (Rfter Subsidy, Before n.a. n.a. n.a. n.a. 0.12 0.10 0.12 0.12 0.12 0.12

Capitalization) as a I of Average
BorrKinps

Interest Expense (After Subsidy, After 0.06 0.07 0.11 0.10 0.11 0.09 0.09 0.08 0.09 0.09
Capitalization) as a I of Alverage
Borrowings

Interest Spread (Before Subsidy) n.a. n.a. n.a. n.a. 0.03 0.02 0.02 0.02 0.02 0.02
Interest Spread (Rfter Subsidy, After 0.09 0.09 0.05 0.06 0.04 0.05 0.05 0.06 0.05 0.06

Capitalization)
Coverage of Interest (Before Subsidy, n.a. n.a. n.a. n.a. 1.21 1.14 1.14 1.07 1.1? 1.41

Before Capitalization)
Coverage of Interest (After Subsidy, 1.65 1.45 1.32 1.58 1.34 1.62 1.45 i.60 1.68 2.02

After Capitalization)

OPERATIN6 PERFORNANE
Operating Ratio 0.53 0.56 0.48 0.43 0.14 0.i5 0.45 0.46 0.43 0.39

UORKIN6 CAPITRL
Current Rssets/Current Liabilities 1.91 0.96 1.38 2.00 1.88 2.18 1.99 1.52 1.30 1.57

DEBT SERUICE
Debt Service Ratio n.a. n.a. n.a. n.a. 1.13 1.4? 1.22 1.48 1.47 2.35

FINANCIRL LEUERRAE
Long-tern Debt/Equity 2.61 2.50 2.32 2.95 2.57 2.12 2.23 2.08 2.07 1.57

.- - - - - - - - - - - - - - -- - -- - -- - - - - - - - - - - - - - -- - - - - - - - - - - - - - - - .. .---. - -- - - -- -- - - -------..
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ANNEX 2
Table 5

895 UNPIIONS FOR FINANCIAL PROJ(CTIO'IS Page 1 of 4
1986 1987 1988 1989 1998 1991

TIfLATION (X) 2.00 3.00 1.00 1.00 1.00 3.50

ENCMISRATE (MDUS$) 26.00 26.00 26.00 26.00 26.00 26.00

CASE I: BEST SCENRRIO MRUCTIMO LEVELS

HOUSIN6 STRatS (UNITS) 2,421 4,526 10,000 10,000 10,000 10,000
- ----------- - -- -_ --- .. .. ... ... . .............. . .. .......

BANG(KO 1,520 2,031 8,500 9,159 9,000 9,000
RE6O1UU CITIES 901 2,495 1,500 81 1,000 1,000

UMIT COSTS (INCL WOH) * Rs per IO9 IT and U8 III, Phse I
--------.------.. - -----------.----------- -..- ---- -------------- --- feasibility studies, astHed to increase
eKot 137,25M 1t1,368 12,711 144,209 145,651 150,719 by aue inflation factor per yr
REGIONAL CItIES 115,600 119,068 120,259 121,461 122,676 126,970

TOtRl COST (8 HILLION) 312.70 584.19 1391.03 1t22.96 1i3.54 1483.71

mm16(0K 208.62 217.12 1213.6t 1320.81 1310.86 1356.74
REGIONRl CITIES 104.16 297.0? 180.39 i02.15 122.68 126.97

ENPENOITURES (B ILLION) 156.39 148.48 989.11 140.49 1428.25 1469.62 Assaws each vear's projects are
_ . _ --. _ *--.-. - -- - -- - ---- --- implemented over a2-year period
mm16(0K 104.31 247.87 7S0.38 1267.23 1315.83 1333.80 with 50S of expenditures in each year
RESIONAL CITIES 52.08 200.62 238.73 141.27 112.41 124.82

El(PiOITURES INCI. IOC (B lILLION) 165.?? 494.16 1003.51 1576.64 1599.32 1632.15 Asswms 12? interest during construcfion
-------------- --- applied to half the anal expenditore

0816(0 1lO. S? 275.26 812.63 1416.08 1474.03 1492.48 during first year and to half the aual
REIONAL CITIES 55.20 218.90 270.88 160.57 125.29 139.67 expenditure plus the previous year's

expenditure during second year
3000CC Of fUNDS 68.55 269.37 938.50 1095.43 1187.74 1315.06

me II 49.05 140.08 293.59 205.16 300.12
UORL B III 13.00 39.00 91.00 130.00 130.00 143.00
61N8 501.80 0.00 100.00 0.00
OUTRIG6t SALES 0.00 0.00 0.00 247.61 0.00 759.38
O& TNtS 19.50 116.29 104.11 61.66 257.62 425.69
LOHS TEl E ORRWINH6S 350.00 400.00 0.00

KOUSINS SRLS (UWITS) 810 4,845 4,351 6,221 10,000 10,000 Assv,es units ae sold euenly throughout
------------------ -------- --------- --- thyear uith preules beginning

8O8 K 1,520 2,031 8,500 9,159 in preceding year
REGlOIOt CITIES 901 2,495 1,500 841
ONROIR6 PiOJECTS 810 4,815 1,930 1,695 'AveWage value of sales (belo)/

0160,000 per unit on average

MMLJ of HOvING SALES (E hLR) 130.00 775.27 691.08 990.67 1717.44 1753.09 Includes 10S profit, overhead and IOC

0RANGKOK 257.02 363.73 1495.20 1627.24
REGIONAL ITIEs 128.32 366.0 222.24 125.05
0J16011 PROJECTS 130.00 775.27 309.74 270.95 ' Primarily bngplee project
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Table 5
Page 2 of 4

OMIJNPIIHIETS (8 TULLION) 19.50 116,29 104.11 201.66 257.62 425.69 * Rssuned at 15X on average excluding
----- …------------------------------------------------------------------- I-------------- Nonthaburi site sold in 1989 for uhich
BRNGKOK 0.00 0.00 38.55 106.12 224.28 406.81 30X downpayments will be required and
RE6IONRL CITIES 0.00 0.00 19.25 S1.90 33.31 18.88 6,106 units in Bangkok sold in 1991
ONGOINl PROJECTS 19.50 116.29 46.31 40.64 0.00 0.00 assumed to have mortgages provided

by 6HB as uell uith 30Z dounpayfients.
HIRE PURCHRSE RAREEflENIS 110.50 650.50 589.97 541.40 1159.03 568.02

BANGKOK 0.00 J.00 218.47 0.00 1270,92 461.05
REGIONAL CuIlLS 0.00 0.00 109.07 311.10 188.90 106.97
OH601N6 PROJECTS 110.50 658.98 262.43 230.31 0.00 0.00

DIRECT SRIL£S (1l0R16R6ES PROUIDOD BY GHb)

EBNGKOK 247.61 759.38 * Nonthaburi site in 1989, neu
projects in Bangkok during 1991

ANNUAL HIRE PURCHASE PRCENIS 17.65 105.28 94.25 86.50 233.22 90.75 * Calculated using l5X interest over
--- ------------------------------------------------------------------------------------------- 20 years. Assumes half of annual

INTEREST 8.29 16.49 I6.32 16.12 15.89 ...63 15.32 hire purchase payment due
49.42 98.36 97.33 96.13 94.16 93.19 during first year

44.25 88.06 87.13 86.07 84.84
40.61 80.81 79.96 78.90

109,49 217.91 215.61
42.60 84.79

SU8-TOIRl 8.29 65.92 158.93 242.12 389.46 536.92 572.72

PRlNCIPIIL 0.54 1.16 1.33 1.53 1.76 2.03 2.33
3.22 6.91 7.95 9.14 10.52 12.09

2.88 6.19 7.12 8.19 9.42
2.64 5.68 6.53 ?.SI

7.12 15.32 17.62
2.77 5.96

SUB-TOTRL 0.54 4.38 11.1 18.32 30.83 45.35 54.93

EXISTING PORTfOLIO 76$.58 765.58 765.58 765.58 765.58 765.68 461.t1

INTEREST 460.62 414.87 362.27 301.7? 232,20 152.29 60.19
PRINCIPRL 304.9b 350.71 403.31 463.81 533.38 613.39 401. 3

IOTRL HIRE PURCHAME PRYllENTS 774.41 835.8? 935.64 1026.01 1185.87 1347.96 1089.06

INTEREST 468.91 480.79 521.Q 0 543.89 621.66 b89.21 632.90
PRINClPRI 305.50 355.09 414.44 482.13 564.21 658.71 45b.16

fIORIIZED PROfli ON SRLES 51.31 bl.41 65.67 70.17 77.98 85.95 * Assumes IOX profit on sales anortized over
……------- - -------------------- ----------------------------------------------- life of the asset (20 years)

1O0 PROJECTS 50.72 57. S8.40 58.40 58.40 58.40
NEU PROJECTS

PROfil ON SALES 11.82 70.48 b3.10 90.06 156.13 159.37
IIORTI2Eo PROFIt 0.59 4.11 7.27 11.77 19.58 27.55
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lilT MSCVEC-I LOR

NIKISI T II 2.51 12.21 314.43 59.99 93.58 100.12 98..60 10.25I ,25 yeirs with 5 pws gra
Ugm O III 0.65 3.25 9.75 20.80 33.0 4?.I5 * bmm 11 lntert, 17 years with 4 ye
6 0.00 30.11 60.22 66.22 72.22 72.22 A iue 12?, 10 ie vith princ41 at
LOS TEES 9UHIJIN6S 0.00 17.50 55.00 75.00 75.00 lRsamed at 10? suer 20 yvs with S w

SU-TOTL 2.51 12.86 67.79 147.16 235.60 291." 293.27

mtINCIfl aI II 8.25 17.80 19.67
U -M III 80.00 08.00
M8 19.01 38.07 41.86 15.66 a dw4h sinking fid estaIsh at 6?
LONG TEE B0UFJ1IHS

SI-TOTI 0.O0 0.00 0.00 19.04 16.32 117.66 i53.33

... ~~~~~~~~~~~~ ---- ----- _ ..... ...... .... __. .,..,._............ .

DEBT SICE-EKIITI LO"
INTEMST MU M I 7.91 7.29 6.60 5.06 5.05 t.19 3.26

UILO 9 II 28.09 33.12 30.62 28.12 25.62 23.12 20.62
Ml 30.10 .00 3.94 3.81 3.67 3.54 3.10
90M ISSUmD IN JfIf 27.00 19.90 12.60 5.10
IIHRIOI5 77.59 108.07 102.16 102.16 102.16 102.17 102.17
60l 0.57 0.38 0.17 0.01
l Lu 0.15 0.36 0.26 0.17 0.0?
YuN LeIm 95.81 86.14 66.33 55.09 43.19 31.09 20.31
YEN LOiN (EIWme) 54.62 55.53 55.53 52.9 10.26 26.5 1S.83
soD lN 35.03 35.03 5. 35.03 35.03 35.03 35.03S
ftOITI RITE NOTE 66.97 66.97 66.97 66.87 66.87 66.87 66.91

SO--TOTRL 124.34 117.38 390.11 354.97 322.22 29.85 267.52

PINCIPIL WU M1 9.13 8.75 9.42 10.13 10.91 11.71 12.61
U41LD 9811 II 30.30 30.30 30.30 30.30 30.30 30.30 30.30
B08 I 27.05 13.53 13.53 13.53 13.53 13.53 13.53
M010 ISSUED IN JiPn B0.00 80.00 80.00 0.00
Now 95 50.OO0 500.00
6n 1.26 1.45 1.66 0.13
O LON 1.00 1.00 1.00 1.00 1.00
YEN LO 186.70 189.00 199.50 135.00 135.00 135.00 15.00
YN LOI (RlEUIUIIN ) 167.36 167.36 167.36 167.36

fLOATI RMTE NOTE
PRIISSY STE 6.15 6.00 1.00

SUB-IOt1L 840.58 30.02 33.10 37.45 358.09 357.93 358.3

TOTAL 0at 501CC
[IRST 426.6 130.21 147.90 502.43 557.81 576.29 560.79

PmRaIIM. 940.58 930.02 336.40 156.49 0.42 505.50 512.16

£9ISl PRO IES 130.78 143.24 1".42 I.42 11.42 I.42

1S1 PRIFItS 1." 13.57 5.96 56.10 121.80 243.76. Is vill me wits old directly
under m arrae a hire-

TOTA. 132.72 156.81 170.3 20.82 26.30 398,19 pwtm poes 09 2I Mth.
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LRNO PURCliSE

LAND REQUIRED (RRI) 242 453 1,000 1,000 1,000 1,000 * bRsws 10 housing units per rai
BENGKOK 152 203 050 916 900 900
REGIONRL CITIES 90 250 150 8I 100 100

lANO IN HPNO iRfI) 242 453 880 389 100 530 * u land in Bankok reuired for
RANGKOK 152 203 850 305 0 50D00 NO and UV III projects in und
REGIONAL CITIES 90 250 30 81 100 30

LAND PURCHRSE PLAN (RRl) 120 611 900 470 0 0 * bon land prchd tio Vears
ORNGKOK 0 611 900 4100 0 0 in ad,e o reqirents
REGIONAl CITIES 120 0 0 70 0 0

COST (OWO0RAI)
BONGKOK 202 222 241 269 296 325 * bumes 10Z increase per yer
REGIONRL CITIES 134 147 162 178 196 216

TOTRL COST (R IILLION) 16.08 135.76 219.98 120.03 0.00 0.00
BANGKOK 0.00 135.71 219.98 107.54 0.00 0.80
REGIONAl CITIES 16.08 0.01 O.O 12.41 0.00 0,00

ORLAICE LAKD RCCOUNT 379.10 132.90 410.2S 463.30 113.68 274.S

CONSlRUCTION IH PR0GRESS

RNNURL MNOUNTS
ONGOING PROJECTS 374.88 100.71
NE PROJECTS 165.7? 19.116 1083.51 1576.64 1599.32 1632.15

MULRTIUE M1OUNTS 510.65 760.64 1393.13 2315.48 33.19 2391.93
NOIN6 PROJECTS 3?4.88 100.71 * trsferred to copleted but unwold unit

accot at end of eac yev
Na PROJECTS 165.77 659.93 1393.13 2315.t8 2353.1 2391.93 Ames ech project lats two ye

COltPLETEO UT UNSLD UNITS 1078.51 478.98 270.95 0.00 0.00 .00

ONGOIN6 PROJECTS 1078.51 178.98 270.95 a Prierily B let
HE PROJECTS 0.00 0.00 0.00 0.00 0.00 0.00 * AtIes mu projects presod

DEPOSITS AND 6UARANTEES 12.99 77.53 50.17 76.10 84.40 126.U

ONGOING PROJECTS
DINIIMRETS 9.75 58.15 23.16 20.32 0.00 0.00 * Rum SU of dw paonts
tIEtR fEES 1.62 9.69 3.06 3.39 * ksue 8O2 per undt

NW PROJECTS
oD rII TS 0.00 0.00 14.15 40.25 61.10 106.42 * b s 251 of dam pajmn
tETER fEES 1.62 9.69 8.70 12.44 20.00 20.00 * 1bw OM0per unit
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THIRD SHELTER PROJECT

Government Housing Bank - Income Statements, 1984/85
(Million baht)

Years ending December 31, 1984 1985

Income
Interest and deposits 1,507.8 1,559.5
Fees and service charges 2.6 5.8
Other income 1.0 2.5

Total Income 1,511.4 1,567.8

Expenses
Salaries, wages and other 38.8 43.3
Fees and services 7.1 9.4
Occupancy expenses 1.6 1.7
Equipment expenses 6.6 9.7
Loan loss expenses 84.6 39.4
Other expenses 31.7 101.8

Total Expenses Before Interest 170.4 205.3

Net Operating Income Before Interest 1,3410 1,362.5

Interest on deposits 360.0 730.1
Interest and discounts on borrowings 776.5 496.1

Net Profit 204*5 136*3
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Government Housing Bank - Balance Sheets, 1984/85
(Million baht)

Years ending December 31, 1984 1985

Assets
Current assets
Cash on hand and deposits at banks 81.8 109.2
Interest-bearing savings deposits 2,226.1 2,048.5
Accrued interest - 235.3

Subtotal 2,307.9 2,393.0

Long-term mortgage and developer
loans (net of doubtful accounts) 9,258.8 10,283.1

Fixed assets (net of depreciation) 71.5 127.8
Other long-term assets 683.8 515.1

Total Assets 12,322.0 13,319.0

Liabilities and Equity
Current liabilities
Savings deposits 5,179.4 7,091.4
Interbank deposits 303.4 3.7
Accrued interest and other 9.4 272.4

Subtotal 5,492.2 7,367.5

Long-term loans 5,432.4 4,657.9
Other liabilities 285.0 28.8

Equity
Capital 350.0 350.0
Retained earnings 323.3 196.1
Reserves 650.0 900.0
Currency devaluation losses -210.9 -181.3

Subtotal 1,112.4 L1264.8

Total Liabilities and Equity 12,322.0 13,319.0
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THAILAND

THIRD SHELTER PROJECT

SUBPROJECT ELIGIBILITY CRITERIA

A. City and Site Selection Criteria

City Selaction To ensure a fair distribution of low/middle income housing
Objectives: among growing cities; to address the demand for low/middle

income housing; to meet national priorities.

1. The cities will be selected according to the distribution of
national priorities for housing development, which calls for the construction
by NHA of about 8,500-9,000 units/year in the Bangkok area and about 1,000-
1,500 units/year in regional cities.

2. All subprojects will be located in the urban areas of Bangkok,
regional cities or other towns which have a minimum population of 50,000 in
1984 and which have significant projected population growth rates of 2.5% or
more over the near term. Population data will be provided for the past five
years and projected over the next five years.

3. Cities with population levels less than this minimum will be consid-
ered for eligibility provided that it can be demonstrated that population
growth will be substantially high due to particular industrial or other
employment opportunities.

4. The urban areas selected will have substantial currently unmet
lower-income housing demand and/or substantial projected growth in demand as a
result of new employment opportunities, as indicated by a housing market sur-
vey carried out by NHA. The housing market survey will include, inter alia,
information on the current economic base and trends of economic growth, hous-
ing conditions and problems, housing demand-absorption rate by income groups,
household characteristics, and prices paid for various types of housing
expressed in rental values and/or sales prices.

Site Selection To support the orderly growth of cities; to stimulate other
Objectives: housing development; to ensure adequate provision of support-

ing services and infrastructure; to promote timely comple-
tion; to ensure tnat demand by the target population for
project housing can be met.

1. Each subproject will be located close to centers of employment or
industrial activity or projected employment opportunities within reasonable
travel times and costs for the residents, as irdicated by distance, mode of
transport, and time and costs involved from the site to major employment
centers.

2. Each subproject will be located with suitable access to trunk infra-
structure (e.g., water supply, electricity network, etc.) or can be connected
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to trunk infrastructure with minimal additional investment, as indicated on a
location map.

3. The subproject sites should be in "buildable" physical condition.
This would include minimal flooding (allowing for reasonable amount of land
fill, if necessary), topography for building and drainage, and adequate soil
conditions for load bearing capacity. Sites which can be corrected within
affordability constraints will be considered for eligibility.

4. Arrangements with local government and/or other agencies will have
been worked out for necessary municipal services and supporting infrastructure
to the site, as demonstrated by an agreement of understanding between NHA and
each agency concerned.

5. A subproject site has been acquired or sufficient progress has been
made in acquisition (including acquisition of leasehold rights where applica-
ble) so that this will not delay implementation.

6. A subproject must be capable of being implemented before the closing
date of the Bank loan, as shown by an implementation schedule.

B. Technical and Operational Criteria

Objectives: To promote the construction of housing which is affordable to
lower-income families; to ensure good and compatible land uses
to encourage positive city development; to ensure environ-
mentally sound development; to encourage responsive designs.

1. Subprojects will be designed with due regard to efficiency and
economy to permit the construction of housing which is affordable to lower-
income families, according to NWA plan requirements (see Financial Criteria,
item 1).

2. Subproject infrastructure and superstructure planning and design
standards will follow established NHA standards and practices which will also
be acceptable to local governments and infrastructure operating agencies.

3. Land use plans will provide a marketable residential area of at
least 65X of the total size area. Community facilities will not be included
when assessing total land devoted to residential use. Shophouses will be
considered commercial properties and not included in the residential
category. The remaining area will be reasonably balanced among open space,
community and commercial facilities, parks and circulation use.

4. The road system will be designed so as to maximize an efficient
circulation, minimize development cost and reduce the length of main roads in
the system.

5. Open spaces will be designed with regard to their optimal location
in terms of distances to housing units, their size in terms of their
utilization potential and their separation from vehicular traffic to preserve
safety.
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6. Developments in the vicinity of Bangkok and within the designated
land subsidence zones in particular shall not utilize groundwater sources
without permission of the groundwater regulatory authorities.

7. The water supply system will be designed to provide at least 150
liters per capita per day. In instances where the systems will be turned over
to water authorities for operations after construction, NHA will ensure
approvals of design by the respective water authorities prior to construction
and will agree on procedures and timing for turnover.

8. The sanitation system shall be an on-site facility or water borne
collection system appropriate to the site and local standards.

9. The subproject will be environmentally sound with regard to solid
waste and sewage disposal. The proposed system for disposal of liquid wastes
will reflect the National Environmental Board comments and recommendations.
Collection of solid waste will remain the responsibility of each municipality
and will be arranged in accordance with existing policies of the municipality.

10. Industrial areas will not be included in future subprojects unless
the demand is substantiated.

C. Financial Criteria

Objectives: To ensure affordability by the target income group and financial
viability of the subprojects.

1. All new housing subprojects will be targeted to b/ affordable mainly
by households below the 50th percentile of the appropriate _/ urban household
income distribution, with about 70X of the plots to be reserved for this group
in line with NHA plan targets as follows:

Bangkok Other Cities
1986 income 1986 income

level Construction level Construction
Z tile (Baht/month) proportion Z tile (Baht/month) proportion

10-20 5,500-7,000 20 20-30 3,500-4,500 20
21-35 7,001-9,000 20 31-40 4,501-5,500 20
36-50 9,001-12,000 30 41-50 5,501-6,500 30
51-70 12,001-16,000 20 51-70 6,501-9,500 20
71 and up 16,000 + 10 71 and up 9,500 + 10

I/ As determined annually for Bangkok and regional urban areas based on 1986
figures of urban income distribution updated by annual gross regional
product per capita percentage increases.
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2. Affordability calculations for new housing developments will be
prepared on the basis of the following assumptions:

(a) all subproject costs, including land, site preparation, on-site
infrastructure, house construction, off-site infrastructure, design
and supervision, interest during construction, general administra-
tion and marketing expenses and physical contingencies will be
recovered from the residents through plot sales by NRA under hire-
purchase arrangements or by GHB under mortgage payments or through
rents by NHA under lease arrangements in cases where NHA has
acquired leasehold rights;

(b) down payments of between 10-30% of the purchase price of the unit
will be required on the residential and commercial plots;

(c) the interest rate to be charged will be the GHB rate for residential
properties prevailing at the time of sale;

(d) the repayment period for residential and commercial plots will
usually be 20 and 15 years, respectively; changes to these terms
will be discussed and agreed with the Bank;

(e) an estate management fee will be charged each homebuyer to recover
the costs for the first five years of the recurring expenditures
associated with estate management, which includes administration of
the area office and operation and maintenance of common facilities.
After five years, estate management will be the responsibility of
the community; and

(f) the monthly hire-purchase payment, monthly mort*ge payment or
monthly lease payment will not exceed 25% of total monthly household
income, and the total payment for housing including monthly payment
mentioned above, estate management fee, water and electricity
charges will not exceed 30% of total monthly household income.

3. Project cash flows will be presented showing all sources and uses of
funds for project start-up, construction and repayment periods.

4. Sales prices of units will be calculated, utilizing differential
land pricing, to recover the following actual costs:

(a) land at market value;

(b) full cost of civil works and core house construction;

(c) off-site infrastructure;

(d) design and supervision costs of 5% on civil works;

(e) interest during construction;

(f) general administration and marketing costs of 2% on civil works; and
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(g) profit on the overall cost of the development, determined on the
basis of affordability by the residents.

5. Sales prices will be fixed six months before construction completion
and presales will commence at that time. Advertisements will specify target
income ranges for each unit type.

6. Residents selected should meet the criteria of beneficiary selection
as in Table 3A.

7. Subprojects partially financed by Asian Development Bank would not
be eligible for financing under the Bank loan.

D. Beneficiary Selection Criteria

Objectives: To promote the selection of the appropriate income groups in the
developments and minimize the risk of default.

For projects in which NHA is responsible for selection of residents:

1. Priority will be given to applicants registered on an NHA waiting
list.

2. Applicant must be a Thai resident.

3. Applicant of low income unit must not have purchased any NHA unit
previously or own another house.

4. Applicant must submit an income certificate from his employer.

5. Incomes will be checked and verified to the extent possible with
employers or through home interview.

6. Down payments of 10-30% would be required.

For projects in which GHB is responsible for selection of residents:

1. Steps 1-4 above would apply.

Credit searches and income verification would be carried out under
norit GHB procedures.

3. The mortgage loan would not exceed 20 times monthly income.

4. Down payments of 30% would be required.
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E. Methodology for the Computation of the ERR of Housing Schemes

Objectives: To test for the economic merit of subprojects and ensure an
adequate economic rate of return.

1. The economic rate of return (ERR) for housing schemes is computed on
the basis of the standard comparison between project costs and benefits. The
ERR is the discount rate which equates the present value of the benefit stream
to the present value of the cost stream. Subproject capital costs for new
housing include land and infrastructure costs, building costs, design and
supervision costs, and physical contingencies. Subproject recurring costs
include all expenses necessary to maintain the project (infrastructure and
buildings) as appropriate. The following adjustments to the cost computation
are necessary to determine the economic costs of the project.

(a) land should be valued at its opportunity cost;

(b) taxes, duties and interest charges should be excluded since they are
internal transfers; and

(c) capital and recurring costs should be computed net of inflation.

2. The mea3ure of benefits is generally computed as the annual rental
value of the units constructed. The underlying assumption in this methodology
is that the rent level is a measure of the willingness of the general public
to pay for the services provided through the subproject. For new construction
projects, the rental value would be estimated on the basis of the rent paid in
the project city for similar accommodations (e.g., in terms of size, location,
quality of finishing, etc.). Therefore, the benefits flow accruing to a sub-
project will be the estimated rental value of all the units in the subproject.
As in the case of the computation of costs, the flow of benefits should be
calculated net of inflation and transfers. The benefit stream should be pre-
sented over the economic life of the investment, which for housing projects of
this type is typically shown for about 30 years.

3. The minimum acceptable rate of return for a subproject would be the
opportunity cost of capital in Thailand, which is estimated at about 12% in
1986.
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Key Features of Four appraised Subprojects

Subproject Nakorn Ratchasima

Key Feetures Nonthaburl Pattaya Lampang (Korat)

SIU CHARACTISTICS
Location Located in Pakkret District, Located in the Cholburi Located In the Lampang Located wlthin the Aphboe Maung

Bangkok Metropolitan Area, Province In proximity to a Province, at 1.6 kilometers Municipality, at 500 a from a

within Nontaburl Municlpality, bustling seaslde resort area. from the Lampang District vain access road, The Friend-

In a area of high housing Site is within the Pattaya Municipality. The site is ship Highway. Transporation to

demand. At 500 a of site a Municipality, at I km from the located east of Mae-Ta road, coammnity facilities and to

major access road, Tivanon main access road to Pattaya's about 1 km from the Lampang employment opportunities is

Road, provides linkage with central business district. Airport. Publlc transportation available.
Bangkok central areas and with Existing bus services connect to the cental Lampang area and
sources of employment and the site to community to employment opportunities
coammnity facilities In the facilities and to employment available. 'J

Pakkret District. opportunities.

Existing Land Use Agricultural land, predodi- Agricultural land, predomi- Agricultural land, predomi- Agricultural land, predomi-

nately rice paddy. nately orchard fields. nately rice paddy. nately orchard fields.

Topography The site elevation is about The site has a gentle slope The land is flat with a gentle The site has a gentle slope.

1.90 a below the level of from north to south. slope towards the front bound- Partial levelliag will be

Tivanon Road and prone to ary adjacent to the main access required.

flooding. road.

STATUS OF LAND
ACQUISITION Land acquired by NRA in 1983. Land acquired by NRA in 1983. Land acquired by NHA in 1983. Land acquired by NMA in 1976.

DESIGN FEATURES
Site Preparation The proposed landfill plan con- The land level, on average Although the existinl ground Levelling will be necessary in

slsts of a combination of fill similar to the level of the level is higher than the adja- about 50Z of the site area.

with soil to the level 1.50 m adjacent road, is above sea cent road, levelling and land-
and a peripheral dike embank- level. Thus, the area is not fill will be required In about
ment of concrete wall up to a prone to floods. However, some .C% of the site area. The

1.90 a elevation. levelling works will be natural slope of the total area
required to ensure proper will facilitate drainage to-
drainage. wards the front of the site.



Subproject 
NIakorn RatchasimaKey Features Nonthaburi Pattaya Lampang (Korat)

DESIGN FEATURES
(cont'd)
Roads An access road of about 500 m Site has direct access to Suk- Site has direct access to Mae- An extension of 500 m from thelong will be built by NRA to humvit Road and to Tep-Prasit ta Road. Main roads of 12 m Friendship Highway will beconnect the site wth Tivanon Road. Main roads of 9 m width width will be paved to 8 n necessary to provide access toRoad. Main roads of 12 m width will be paved to 8 a width. width. Secondary roads of 9 n the site. Main roads of 12 mwill be paved to 8 m width. Secondary roads paved to 4.50 m width paved to 6 m width and of width paved to 9 m width.Seco-dary roads paved to 6 m and 4.00 m width. 8 m width paved to 6 m width. Secondary roads of 9 m widthand 4 m width. 

paved to 6 m and 6.50 m width
paved to 4 m width.

Water Supply Site will be served by an Site will be served by extend- Site will be served by a trunk Due to water shortage in theextension from the Nonthaburi ing the water supply network main extension from th,e Muni- town, the site water supplyMunicipality system operated by from the Pattaya Municipa- cipal Water Network. The Pro- will be provided by two deepthe Metropolitan Water Works lity. The Provincial Water vincial Water Works Authority wells of similar kind as thoseAuthority. Works Authority will bulld a will build a distribution constructed for Phase I, con-
connecting trunk main along network 2.2 km long and 250 mm pleted in 1977. Distribution >
Sukhumvit road 1.0 km long and In diameter. will be fed through an elevated
300 mm In dlameter. storage tank.

Drainage Storm water, collected by a Rain water will be drained into The dralnage system, consisting The drainage system, consistugcombinaton of surface and the public drainage system. of combination of open drains of a combination of open drainssubsurface drains along roads, and subsurface pipes will use and subsurface pipes, will usewill be concentrated in two to the natural slope of the site the natural slope of the site.tbree points and pumped in two towards Mae-Ta Road.
klongs: Bangpud and Thong
Lang.

Wastewater Wastewater will be treated in Wastewater will be treated in Individual septic and filter Individual septic tanks andDisposal lidividual septic tanks. Their individual septic tanks. The tanks will be used. The over- filters wiUl be used. Theoverflows will be either dis- overflows will be collected flows will be collected fer the overflows will be collectedcharged through the surface from the surface -ater system surface water system and dis- from the surface water systemdrainage system to the klongs and discharged in the sea. charged in the river. and discharged in the river.or additionally treated in
waste stabilization ponds. The
proposed system will be
submitted to the National
Environment Board for comments
and recommendations. 1



Subproject Nakorn Ratchasima
Key Features Nonthaburi Pattaya Lampang (Korat)

DESIGN FEATURES
(cont'd)
Electric Power Electricity for the project The on-site electricity for the The on-site electricity for the The electricity network con-

site will be supplied by the project will be supplied by the project will be provided from structed in Phase I (1977),
Metropolitan Electricity Provincial Electricity high- the off-site electricity operated by the Provincial
Authority. The high voltage voltage transmission line of network system, according to Electricity Authority will be
line is located along Tivanon 22,000 volts which passes along agreement with the Provincial expanded to the site.
Road. the site. Electricity Authority, PEA.

Community The project contains a kinder- The project contains a kinder- The project contains a kinder- The uroject contains a kinder-
Facilities garten, a park, a playground garten, open space and a play- garten and open space. A garten and open space. Primary

and a community center area. ground area. A primary school primary school and the College and secondary schools exist in
Primary and secondary schools and secondary school are of Education are located 1.6 km the area that has already been
and health facilities are with- located on Sukhumvit Road, from the site. Other community developed in Phase I.
in easy reach. opposite to the project site. facilities are located in the

A hospital exists at 2 km from Lampang District within easy
the site. access. f

Commercial The main coimmercial facilities The oroject contains a com- The project contains a food The project contains a mar-
Facilities are located in the Pakkret mercial area. Main commercial market. Main commercial ket. Other commercial faci-

District. The master plan con- facilities are located in the facilities are located in the lities are located at I km from
tains a commercial and a food Pattaya central area within Lampang District. _ the site.
market area. easy access.

AFFORDABILITY 70.6% of dwelling units are 70.7% of dwelling units are 69.9' of dwelling units are 70% of dwelling units are
affordable by households below affordable by households below affordable by households below affordable by households below
the 50th income percentile. the 50th income percentile. the 50th income percentile. the 50th income percentile.

I 1s~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~I
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Outline Terms of Referenc. for Technical Assistance

A. NHA's Planning and Policy Functions

Objectives:

To strengthen the capacity of the Policy and Planning Department
(PPD) to undertake studies and generate information required for proper
programming and planning and housing policy development and to improve the
capability of PPD to coordinate with local authorities and/or utility
agencies.

Scope of Work

(a) Formulate plans and policies consistent with national objectives for
housing and with NHA's mandate;

(b) Assist in the development of a data collection system as required
under a separate study for establishment of a Housing Information
Center;

(c) Develop the capability to analyze supply and demand features of
housing markets to properly determine the public sector's
requirement for housing production;

(d) Establish the principle for determining the priorities for housing
development in the Bangkok and regional cities areas and for
establishing the appropriate mix of lower and middle income housing
units on housing estates;

(e) Review and evaluate the methodology for carrying out market analyses
sad estimates of demand in specific cities;

(f) Work with the technical advisor under the ADB identified study on
land management to establish the optimum requirements for land
banking for new projects and to identify parcels of existing land
holdings appropriate for sale;

(g) Define coordination mechanisms to facilitate the work of NRA with
local governments in the programming of future housing development
needs;

(h) Develop guidelines for coordination with utility agencies concerning
off-slte and on-site infrastructure needs at the planning stage and
in the subsequent processes of project implementation and
maintenance;
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(i) Explore potential modes of operation for collaborating with the
private sector in the implementation of housing projects;

(j) Review and upgrade NHA's methodology used in process of preparation
of project briefs and feasibility studies and to design a standard
format for such reports including guidelines to be used by design
teams;

(k) Develop monitoring and evaluation criteria to be used during project
implementation and after project completion;

(l) Review and evaluate the policy for establishing sales prices
particularly concerning the principles for adding on charges for
overheads, marketing costs, interest during construction, foreign
exchange risk, etc.;

(m) Assist in the preparation of NHA's plan for the Sixth Plan Pei,iod
(1987-91) if it is not completed prior to commencement of this
study; and

(n) Review and evaluate NHA's corporate planning capabilities.

Duration and Reporting

The technical assistance program is contemplated for 36 man-
months. The adviser/s to provide technical assistance will be located in NHA
and will report to the head of the Policy and Planning Department. It is
assumed that periodically, visits to regional cities and meetings with local
authorities and with utility agencies will be required.

Qualifications

The adviser/s for this technical assistance program should have the
following qualifications:

(a) a degree in town planning or equivalent;

(b) at least ten years of experience in the fields of urban planning,
management and finance;

(c) knowledge of procedures and operations of similar housing
institutions;

(d) familiarity with monitoring and evaluation procedures.
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B. NHA's Housing and Infrastructure Cost Analysis

Objectives

To assist NHA in exploring alternative low-cost designs and
construction materials of core housing unit- as well as related
infrastructure.

Scope of Work

(a) Analyze cost components and cost efficiency of NHA's ctrrent low-
cost standard housing prototypes;

(b) Review housing construction technologies and suitability of
construction materials;

(c) Develop alternative cost efficient designs for housing prototypes,
including specifications for construction technologies and materials
suitable for use in Thailand;

(d) Analyze cost components and the rationale for current practices for
designing infrastructure (roads, water supply, electricity,
drainage, sanitation and community facilities) applied in NHA's low-
and middle-cost housing programs; and

(e) Propose minimum design standards acceptable to municipalities and
public utility agencies and suitable for use in Thailand.

Duration and Reporting

The technical assistance program is contemplated for six man-
months. The adviser/s to provide technical assistance will be located in NHA
and will report to the head of the Construction Department. It is assumed
that visits to regional cities and meetings with local authorities and with
utility agencies will be required.

Qualifications

The adviser/s for this technical assistance program should have the
following qualifications:

(a) a degree in architecture/engineering/quantity surveying, or
equivalent;

(b) at least ten years of experience in the field of construction,
planning and costing;

(c) substantial knowledge of construction standards and building
regulations in developing countries.
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C. NHA's Management Information System

Objectives

To improve the timelines and availability of information required
for proper management decision-making and for monitoring of results, to
identify management information systems which are appropriate for
computerization, and to identify and provide adequate training to staff in
computer usage.

Scope of Work

(a) Review the interrelationships of NHA's various departments and
requirements for information;

(b) Review and evaluate existing information reports;

(c) Classify the urgent information requirements and longer-term
information needs and identify the timing of needs;

(d) Design an appropriate management information system;

(e) Identify the resources in terms of staff and computers required to
implement an improved MIS and define the specific responsibilities
of staff;

(f) Identify the computer and training requirements and estimate the
cost of computers and software required;

(g) Examine the existing computerized systems, mainly in the finance
department, and id-ntify and recommend solutions to existing
bottlenecks in the production of information requirements on
computers;

(h) Assess the suitability of existing computers available for NHA's
future needs;

(i) Provide implementation assistance in training of staff in computer
usage, both in new systems to be computerized and in operation of
existing systems; and

(j) Review and evaluate the specific problems in producing timely
information of accounts receivable records for production of year
end financial reports.

Duration and Reporting

It is expected that the assistance of 24 man-months in total would
be provided in two phases: first for review and recommendation of an
appropriate MIS and computer needs and second for assistance in implementation
of recommendations and for training assistance. The advisers to provide
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technical assistance will be located in NHA and will report to the head of the
Policy and Planning Department.

Qualifications

The advisers for this technical assistance program should have the
following qualifications:

(a) a degree in economics/public administration/system analysis or
equivalent;

(b) at least two years of experience in the field of urban planning,
management and finance and in systems analysis;

(c) knowledge of procedures and operations in similar housing
institutions;

(d) familiarity with monitoring and evaluation procedures; and

(e) successful experience in training of staff in computer use.

D. Study on National Housing Statistical Data

Objective

To identify and assess problems pertaining to quantity, quality, and
adequacy of national housing data and to develop a comprehensive data system
and management/control techniques.

Scope of Work

(a) Review and assess currently available data in terms of their
quantity, quality and appropriateness;

(b) Examine how the data are collected, compiled, stored and managed and
identified problems pertaining thereto with respect to efficiency
and effectiveness;

(c) Identify additional data needs and develop a framework whereby a
comprehensive data system operates with respect to criteria,
standards, and measurement units to be defined;

(d) Make recommendations regarding an efficiency and effective data
system file and data management and distribution. The relevant
questions are: what information must be collected and disseminated,
how and when; how to coordinate data collection and management; who
is responsible for a particular type of data and how it must be
exchanged for wider use; how to make them more reliable and timely;
how to computerize them in a rigorous, consistent and systematic
manner, etc.; and
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(e) Establish a measure of the performance of the housing industry for
the national income accounts.

Some of the relevant data requirements for determining supply and
demand conditions in the housing sector and for establishment of appropriate
housing policies include the following:

(a) population levels and expected growth rates in urban and rural areas
as well as nationwide;

(b) expected household size over the medium term;

(c) quantity of housing supplied by house type, by developer (both
public and private), and whether built for sale or rental;

(d) value of housing output;

(e) demolitions of existing houses;

(f) quantity of housing finance provided by source;

(g) housing materials production and prices; and

(h) levels of crowding and backlog of housing requirements.

Duration and Reporting

The techinical assistance program is contemplated for 12 man-
months. It is expected that the adviser/s would liaise with a variety of
agencies concerned with compilation and dissemination of housing data,
including the National Statistical Office, the Bangkok Metropolitan
Administration, the Department of Lands, government and commercial banks, the
National Housing Authority, private developers, the Department of Local
Administration, etc. The adviser/s to provide technical assistance will be
located in EHA and will report to the Chairman, NESDB's Housing Policy
Development Subcommittee, who will be responsible for overseeing and directing
the work of the adviser/s.

Qualifications

The adviser/s for this technical assistance program should have the
following qualificationss

(a) a degree in economics/statistics and system analysis, or equivalent;

(b) at least ten years of experience in data management;

(c) familiarity with assessment of housing needs, formulation of housing
policy and development of national housing strategies.
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Implementation Schedule - Detailed Activities /a

Preparation Bidding
Project Land ac- Feasibi- Bank Detailed Design Bidding Con-
brief quisition lity study review design approval documents Invitation Evaluation Award struction

Nonthaburl comlete comlete N/A complete/b N/A 09/01/86 09/15/86 02/01/87 03/01/87 04/01/87 05/01/87o ete c ete 06/30/86 - 08/31/86 09/15/86 10/30/86 02/28/87 03/31/87 04/30/87 12/31/89

Lat Krabang 08/01/86 complete 01/01/87 04/01/87 05/01/87 08/11/87 09/01187 10/01/87 11/15/87 03/01/88 04/01/88
08/31/86 03/31/87 04/30/87 08/15/87 08/31/87 09/30/87 11/15/87 02/28/88 03/31/88 11/30/90

Thonburi 08/01/86 coplete 01/01/87 05/01/87 06/01/87 09/15/87 10/01/87 11/01/87 12/15/87 04/01/88 05/01/88
08/31/86 04/30/87 05/31/87 09/15/87 09/30/87 10/30/87 12/15/87 03/31/88 04/30/88 09/30/91

BMA 5 08/01/86 01/31/87 10/01/87 01/01/88 02/01/88 06/15/88 07/01/88 09/01/88 10/15/88 01/01/89 02/01/89
01/31/87 11/30/87 12/31/87 01/31/88 06/15/88 07/30/88 08/31/88 10/15/87 12/31/88 01/31/89 09/30/91

BMA 6 02/01/87 04/01/87 04/01/88 07/01/88 08/01/88 10/01/88 11/01/88 12/01/88 01/01/89 05/01/89 06/01/89
0331/87 03/31/88 06/01/88 07/31/88 09/30/88 10/30/88 11/30/88 12/31/88 04/30/89 05/31/89 12/31/91

Pattaya complete complete complete complete N/A 10/15/36 11/01/86 02/01/87 03/01/87 04/01/87 05/01/87complete ~~~~~~~~07/31/86 10/30/86 01/31/87 02/28/87 03/31/87 04/30/87 09/30/88

N. Ratchasima lt complete N/A complete/b N/A 10/15/86 11/01/86 03/01/87 04/01/87 05/01/87 06/01/87complete comP e e 07/15/86 - 10/15/86 10/31/86 02/28/87 03/31/87 04/30/87 05/31/87 12/31/88

Lampang complete complete complete complete complete complete 07/15/86 08/15/86 09/15/86 01/01/87 02/01/87complee comlete cmplet complte coplete 08/15/86 09/15/86 12/31/86 01/31/87 07/31/88

Ayutthaya 12/01/86 complete 02/01/88 05/01/88 06/01/88 08/15/88 09/01/88 10/01/88 10/31/88 04/01/89 05/01/89
12/31/86 04/30/88 05/31/88 08/15/88 08/31/88 09/30/88 10/31/88 03/31/88 04/30/89 10/31/90

Ud. Thani 12/01/86 01/01/87 02/01/88 05/01/88 06/01/88 08/15/88 09/01/88 10/01/88 10/31/88 04/01/89 05/01/89
12/31/86 01/31/88 04/30/88 05/31/88 08/15/88 08/31/88 09/30/88 10/31/88 03/31/88 04/30/89 10/31/90

Ub. Ratchat colete complete 10/01/86 03/01/87 04/01/87 05/15/87 06/01/87 07/01/87 08/01/87 12/01/87 01/01/89
complete 02/28/87 03/31/87 05/15/87 05/31/87 06/30/87 07/31/87 11/30/87 12/31/86 06/30/90

/a Start and completion dates.

/b Appraisal mission reviewed completed drafts of the studies.
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Implementation Schedule - Bar Chart
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Estimated Disbursement Schedule

Disbursement at the Cumulative
end of the period disbursement (%)

Amount Cumu- % of NHA
Bank disbursed lative loan second Country
FY Period ending (US$ million) - amount project profile

87 Jun 30, 1987 0.0 0.0 0 0 1

88 Dec 31, 1987 0.5 0.5 2 0 4
Jun 30, 1988 0.5 1.0 4 2 9

89 Dec 31, 1988 1.0 2.0 10 2 14
Jun 30, 1989 1.5 3.5 17 14 22

90 Dec 31, 1989 2.0 5.5 26 26 31
Jun 30, 1990 2.5 8.0 38 36 41

91 Dec 31, 1990 2.5 10.5 50 45 51
Jun 30, 1991 2.5 13.0 62 52 60

92 Dec 31, 1991 2.5 15.5 74 57 69
Jun 30, 1992 3.0 18.5 88 81 77

93 Dec 31, 1992 2.5 21.0 100 100 83
Jun 30, 1993 - - - - 88

94 Dec 31, 1993 - - - - 93

Loan Closing Date: December 31, 1992
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1987 1988 1989 1990 1991

Project
loing Starts (units): 3,126 7,135 2,270
Bangkok 2,031 6,860 1,760
Other Cities 1,095 275 520

Land Requirsent (rai) 203 606 175
Land Purchses (rai): 235

Bangkok 175
Other Cities 60

Housing Sales (units) 3,126 4,775 4,630
Cost per unit (incl ov/h) (8):

Bangkok 141,368 112,781 114,209
Other Cities 119,068 120,2S9 121,461

Tota Cost (B nillion):
Bangkok 207.12 979.48 252.37
0wher Cities 130.38 33.07 63.16

Bffordability (I belou 50th
percentile) 70 70 70

Program (1987-91)
Housing Starts (units) 4,526 10,000 10,00 10,000 10,000

kok 2,031 8,500 9,159 9,000 9,000
Other Cities 2,495 1,500 841 1,000 1,000

Land Requirenent (rai) 153 1,000 1,000 1,000 1,000
Land Purchase (rai): 611 900 470 0 0

Bangkok 611 900 400 0 a
Other Cities 0 0 70 0 0

Housing Sales (units) 4,526 10,000 10,000
Cost per unit (incl ouh) (B)

Bangkok 141,368 142,781 144,209 145,651 150,719
Other Cities t19,068 120,259 121,161 122,676 126,970

Total Cost (B million):
0angkok 287.12 1213.64 1320.81 1310.06 1356.74
Other Cities 297.07 180.39 102.15 122.68 126.97

rirancial
Return on Equity 13? 10X 11S 13S 17X
Hlire Purchase Interest Rate 15X 15? 15? 15S 15S
Interest Expense 12? 12X 12X 12? 12X
Interest Spread 3X 3? 3? 3X 3t
Coverage of Interest 1.62 1.45 1.60 1.68 2.02
Operating Ratio 0.45 0.45 0.46 0.43 0.39
Current Ratio 2.18 1.99 1.52 1.30 1.67
Long-tern Debt/Equity 2.12 2.23 2.08 2.07 1.57
Debt Service Ratio 1.50 1.50 1.50 1.50 1.50
I Arrears 23? 21? 19X 1?7 15X

Technical Assistance Cost (US$) flnonths Start C&plete
Planning and Policy Developnent 350,000 36 4/88 10/90

uarent Infornation Systen 150,000 24 4/88 3/89
Cost Analysis of Housing and 45,000 6 4/88 9/88

Infrastructure Stedards
Housing Infonwtion Center 85,000 12 4/88 3/89

. .. .. . - -- - - -- I - - ---- - -- - - -- - - - - - - - --- - --
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COST BENEFIT ANALYSIS

Assumptions for Two Typical Housing Developments

Nonthaburi (Bangkok) Total Economic
Cost Cost 1987 1988 1989 1990 1991 ... 2016

COSTS
Infrastructure 76,000
Core housing 161,895
Design, supv.

& management 16,653
Physical cont. 12,727 /a
Sub-total 267,275 235,202 47,040 94,081 94,081

Land 64,279 64,279 64,279
O & M /b 4,700 4,700 4,700
Total 331,554 299,481 111,319 94,081 94,081 4,700 4,700 4,700

BENEFITS /c 58,489 58,489 58,489
Housing & comm.
(Rental values)
Market & kinderg. 8,846
(Market values)
Total 87,136 58,489 58,489

Net Benefits -111,31c -94,081 -94,081 62,435 53,789 53,789

Rata of Return - 15.2%

Lampang Total Economic
Cost Cost 1987 1988 1989 1990 1991 ... 2016

COSTS
Infrastructure 13,128
Core housing 19,686
Design, supv. 2,297

& Mgt.
Physical cont. 1,756 /a
Sub-total 36,867 32,443 21,088 11,355

Land 5,000 5,000 5,000
0 & M /b 650 650 650 660
Total 41,867 37,443 26,088 11,355 6S0 650 650 650

BENEFITS /c
Houving & comm. 6,470 6,470 8,470 6,470
(Rental values)
Market & kinder. *2,343
(Market values)
Total 8,813 6,470 6,470 6,470

Net Benefits -26,088 -11,356 8,163 5,820 5,820 5,820

Rate of Return - 14.5%
…_____________ -____________________________________________

/a Adjusted by construction conversion factor of 0.88.
/b Estimated at 2% of construction costs.
/c Details shown in Table 2 following.



-62-
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Table 2

Nonthaburi (agkok) La
_................ .. . .... ......... _. ................. ............ ...................... .. .-.. _ ...........___ .............. ..... __ 

Residential and No. of Rental value Total Residential and o. of Reta value Total
Cwercial units (8/nonth/unit) (8 000/year) Cmrcial units (hlwtunit) (9008/year)

............_.. ___.......... - -- - -....... __ - --- .. ---- - --------- _ - --------------------- - ------. _-..................

a 391 1,300 6,100 A 60 9S0 684
8 390 1,600 7,188 B 66 1,150 773
C 592 2,000 11,208 C 100 1,300 1,560
0 339 3,100 12,611 0 30 2,000 ?20
E 237 1,100 11,660 E 32 3,250 1,218
IN 0 EN 5 1,9 119
r Shophose 82 6,100 6,002 f ophousJ 1? 1,000 816
6 Open plot 11 2,500 120 6 Om plot 9 3,000 321

Total 2,015 58,189 Tota 309 6,211

Coaunity facilities llarkt value Cowty faciliti IArkt value
( 010) (8 000)

Wlarket 3,792 ISrkwt 1,731
Kindergrten 1,851 Uindergarten 609

Total 8,646 tOW 2,313

Industral land 3,775 S.a. I 85Mth,/sq.n. 227



-63-

ANIEX 12
Page 1

THAILAND

THIRD SHELTER PROJECT

Selected Documents and Data Available in Project File

A. Selected Reports and Studies

1. Housing Development Policy, Housing Policy Subcommittee, Office of the
National Economic and Social Development Board, October 1983.

2. National Housing Authority Housing Development Plan (1984-86).

3. Public Housing in Thailand: A Study of Policy Change, 1940-78*
Helen L. Chiu in "Contemporary Southeast Asia," Volume 5, Number 3,
December 1983, Institute of Southeast Asian Studies.

4. Policy and Program Review of the National Housing Authority of Thailand,
prepared for the US Agency for International Development Office of
Housing, by Rivkin Associates, Inc., May 1981.

5. Innovative Approaches to Housing Finance: The Case of Thailand, Pratak
Simapichaicheth, a paper prepared for the 4th Convention of the ASEAN
Association for Planning and Housing, Kuala Lumpur, January 22-26, 1984.

6. Human Settlement Development: Financing for Shelters, Sidhijai
Tanphiphat, a paper prenared for the 4th Convention of the ASEAN
Association for Planning and Housing, Kuala Lumpur, January 22-26, 1984.

7. The Land Conversion Process in Bangkok and the Predominance of the Private
Sector over the Public Sector, Alain Durand-Lasserve, from Land for
Housing the Poor.

8. Basic Land Banking Concepts and Their Application to Low-Cost Housing in
Thailand, Robert S. Devoy and Chawalit Rodrungruang, from Land for Housing
the Poor.

9. National Housing Authority, Annual Reports, 1981-84.

10. Government Housing Bank, Annual Reports, 1981-84.

11. Housing Finance Study in Thailand - Final Report, Alan Knight, January
1982.
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B. Project File Working Papers

1. Financial Analysis Working Papers.

2. Economic Analysis Working Papers.

3. Feasibility Studies.

4. Sample Bidding Documents and Standard Specifications.
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