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Coined in only the middle of the 20th Century, the term gentrification has become later the 

indicate a blemish on the concept of urban regeneration. The wide-ranging phenomenon of 

gentrification has not only resulted in the eviction of local communities who are sometimes denoted as 

under-privilege in term of economic wealth, but it also converges the uniqueness of local everyday life 

to become the same as everywhere else. In this dissertation the phenomenon of gentrification is 

examined with reference to old Bangkok, where rapid change is affecting the area's culture, transport 

options and community identity. 

In old Bangkok district, especially in the area presenting the greatest economic 

development possibilities, coffee culture, hipster culture, boutique hotels, designer shopping, art 

galleries and , organic restaurants seem to illustrate the manifestations of gentrification in Bangkok, as 

they do in many Western and some other Western cities. Bangkok, an intricate and complex Asia city, 

where the diversity of its population and ethnic communities, collections of different ages and styles 

buildings, varieties of choices in transport and commuting, and living, have promised a unique urban 

characteriser that tolerates all divergencies. However, since the idea of revitalisat ion in the inner parts 

of old Bangkok whether it is for cultural or economical pretext, the arguments between newcomers and 

local community have been stimulated. The situation that one side emphasises on the exploitation of 

local cultural gimmick while the other side tries to preserve its everyday, life l,ong culture. 

The clear trend towards gentrification in old Bangkok, actually conducts further in 

revealing the gap between affluent and impecunious population groups, the gap that segregates 

perception of well-being in the 21 ' 1 Century. Ironically, the notion of well-being eventually appears to 

have taken advantage through physical urban fabric rather than the enjoyment of everyday life. 

As a highly urbanised society in a rapidly tra.tsforming city, where tradition cultura l 

values struggle to compete with the strong influences of technological changes and important cultural 

norms, gentrification might be an anticipated trend in Bangkok 's oldest and most culturally diverse 

quarters. The challenge is to understand how this will impact on the embedded culture of the city and 

whether the trend is a positive or negative force and how it will impact on the unique character of 

Bangkok. These issues are explored w ith reference to the history of urbanism, phenomenon of 

gentrification and an in-depth understanding of the cultural strengths of the selected area of old 

Bangkok. 
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Introduction 

Chapter 1 

Attributes of Gentrification in Old Bangkok : 

the Impacts in the 21st Century 

The classical definition of 'Gentrification' refers to the ideas of improvement in 

certain urban deteriorated areas in order to satisfy or conform to middle-class taste and lifestyle 

aspirations. The process of gentrification is believed to introduce favourable economic, cultural, 

social, and political advantages. However, these are enjoyed by a smaller, wealthier group. The 

greater number of less wealthy residents are normally displaced by the process. The effects of 

gentrification are omnipresent, especially in the 2!51 century where living in the urban area has 

represented a s ignificant phenomena and at the same time where returning to the city has 

became a global trend. As stated by Neil Smith in an article in the New York Times 

The big perspective is that gentrification has changed tremendously since the '70s and 

'80s, [ ... ] It's no longer just about housing. It's really a systematic class-remaking of city 

neighborhoods. It's driven by many of the same forces, especially the profitable use of land. But 

it's about creating entire environments: employment, recreation, environmental conditions. [ ... ] 

Gentrification today has become all about attracting capital to the city, not leas t from tourism. 

(Leland 2011) 

The intense deba te usually poses on the question of how gentrification impacts, both 

challenges and opportunities. Economically, it brings capital strength. Socially, it upgrades the 

physical urban infrastructure and creates the notion of a liveable environment. Culturally, it 

would introduce the cultural diversity between newcomers and the local community. However, 

the gentri fication also presents another side of the pattern. The delicate side which becomes sort 

of stained in the urban regeneration concept is the segregation of the community, in terms of 

economical wealth and cultural resource. 
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Statement and significance of the problem 

Gentrification effects usually have been interpreted to certain underprivileged urban 

communities which merit the specific economic potential and cultural niche. Cities like New York 

(Williambourg), Old East Berlin (Kreuzberg), and Shanghai (Xintiandi) have exhibited the 

epitome of the 2!51 century gentrified city. Socially, local people have been evicted from 

upgrading the city by the higher land price. Culturally, the arrival of wealthier newcomers has 

tried to squeeze their behaviour or lifestyle into the old neighbourhood. Economically, the local 

businesses have been replaced by hype businesses such as coffee brew shops, boutique hotels, 

galleries, and veggie restaurants. 

The old Bangkok from Rattanakosin through Charoenkrung Road has also 

experienced something like spatial and social development in recent years: implantation of 

transportation (from first western paved street to underground train), creation and devaluation 

of architectural prosperity representation of cultural tourism strategy for economic 

reconstruction, exploiting strong cultural awareness to community. 

Since the Rattanakosin bicentennial in 1982 and the economic crisis in 1997 

ironically called "Tom Yum Krung" crisis (adopting the name of a well-known traditional Thai 

dish), the Tha i culture has been promoted to not only to indulge the national pride but also to 

ease the economic crisis. The aim was to set up the city in more appealing ways by beautifying old 

neighbourhoods which dramatically transform, resulting in a process of renovation, displacement 

of communities, and new social settlement. Proclaiming national integrity by restoring heritage 

buildings from the early 201h century, rehabilitation of cultural knowledge like museums in the 

old and significant edifices, and creation of green public recreation space with the heritage 

monument in the background have been introduced to the city of Bangkok. 

Nevertheless, the old area, for example Pra Nakorn district, with many architectural 

structures of the early to mid 1900s, has been converted for guest houses and later 'Hip & Stylish' 

spots of entertainment such as boutique hotels, res taurants, bars, coffee shops, spas, and art 

galleries by the new investment. It is appropriate to question who really benefits from the 

revitalisation process whether the local community, newcomers, or general public. The local 

longtime neighbourhood in Rattanakosin was left out by not only the benefit of augmentation of 

land value but also the change of upgrading ambience surrounding. This is the firs t solid evidence 

illustrating how culture becomes a powerful economic driver of gentrification. 
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Moreover, the redevelopment of mega infrastructures, the extension MRT blue line, 

and the waterfront development in inner Bangkok like Chinatown and Charoenkrung area have 

recreated economic potential to the area. However, the excessive demolishing of aged buildings 

along the passing MRT line not only diminished the distinctiveness of overall physical appearance 

but also the longtime spirit of the place, like the everyday practices. 

Of all matters, the influence from a 'new middle class' containing a cultural sub-class 

denominated by a 'creative class' may also present as a key to preserving and adding value to 

existing culture values like in Taladnoi area. Notwithstanding, the impulse of how to define 

"creative and innovative' has been in riskiness. The adopted idea which seems to be seen from the 

west has tried to introduce and sometimes replaced the old neighbourhood rituals with the 

aesthetic literacy pretext. Even more, it seems to create a new form of cultural value in a so

called 'Urbanist Lifestyle; the lifestyle that appears to set a norm of general well-being in which 

its concept looks like to be perceived the same everywhere in the world. 

Eventually, gentrification changes not only economic growth but also the physical 

outlook of the city. The integration of new forms and functions has been often considered as the 

culprit in lost authenticity and integrity meaning of everyday life in the community. As the city 

changes and evolves all the time, the gentrification effects have raised the question of what really 

is the process that drives an urban regeneration in to a gentrified city. Has it been driven by 

economic motives, cultural endorsement or social resilience? Why has gentrification turned to be 

an negative word for urban planning? Does it exclude the underprivileged people or does it spoil 

the cultural exploitation. What really lies beneath the gentrification process? How can we define 

the difference between urban regeneration and gentrification? Does the gentrification process 

really result in the loss of authenticity? 

Goals and objectives 

The aim of the study is to understand the drivers of gentrification -political, 

economic, and mainly artistic-, which have the particular interchange on the cultural aspect in 

urban communities of the old Bangkok area. 

Moreover, it a lso discusses on the production of the gentr ification 

circumstance which have been reflected by middle-class aesthetic ideas and practices: the 

uniqueness characteristic of culture and heritage urban space and fabric (architecture, 

monument, events and even community), the commoditized tourism, the new urban tourism 
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taste. Consequently, the recognition of the value of once before 'unpleasant look' urban fabric 

(buildings, community), the renovation, the cultural or commercial rehabilitation seems to 

accumulate the economic function on the community: new settlements, new investors, new 

tourists. In brief, the gentrification wave has changed the physical image, the value of land, and 

the demographic of the city. 

Finally, the research will investigate the question of authenticity, when cultural 

product becomes the main component of the new economic development tool in a historic city 

like Bangkok. Who owns the true authentic knowledge? The creative class or the original 

settlement or both are just a "gadget" of economic function in the "common" gentrified world. 

Scope of the study 

The study consists of four sections. The first part theoretically describes the 

perception of gentrification in general, which would elaborate the framework of the 

gentrification process. The second part illustrates the outlook of Bangkok urban development in 

parallel to the urban movement as in the timeline by focusing on the three perspectives of 

beautification, economic function and historic and urban trend. The third part explores the issue 

of whether Bangkok is gentrifying. This part w ill conduct inquiries on how to define "Old 

Bangkok" and how to manage the changes in 4 different areas : 1) Heri tage and gentrification, 

Rattanakosin, 2) Urban renewal and gentrification, Chinatown, 3) Creative class and 

gentrification, expatriate community, Charoenkrung and Talad Noi, and 4) Urbanis t life and 

gentrification, outlook of Bangkokian well-being toward urban planning. Finally, the last part 

provides the ideology implication regarding how to handle gentrification effects which appear to 

be challenging the urban component of Bangkok without awareness. 

Research Design 

The a pproach to inquiry is classified as qualitative research. The methodology aims 

to provide: 1) definition of gentrification, 2) role of gentrification in urban areas focusing on 

developers, touris ts, and architectural aspects, 3) impact of gentrifica tion on the local community, 

and 4) trend setting by gentrification. To clarify these inquiries, the paper would be accomplished 

by 1) archival, his torical research eg. books, journals, and also contemporary lifestyle reading 

sources eg. fashion magazines, lifestyle guidebooks 2) participant-observation 3) analysis of the 
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urban tourism activities and practices in various venues, and 4) interviews with tourists, 

investors, and local habitants. 

Process of the study 

The process of study is conducted by Data collection for literature review, Si te 

observation, Data analysis (physical aspect) , Interview, investors, local habitants, Data analysis 

(phenomenon aspect), Summary and Conclusion 

Sources of data 

Data has been collected and interpreted by Books, Newspaper articles, Popular 

essays, Charters, Journals, Academic Papers, Graduate dissertations, Specialised References, 

Magazines, Urbanists Travel Guidebooks, Internet sources 



Chapter 2 

Gentrification Landscape and The Urban Revitalisation 

"Cities have the capability of providing something for everybody, only because, and only 

when, they are created by everybody." (The Death and Life of Great American Cities, jane jacobs, 

1961) 

Throughout urban planning studies, The Death and Life of Great American Cities by 

jane jacobs is marked as the influential blueprint for the urban desirable neighbourhood. Her 

idea of "Unslumming" described four main qualities to make a vibrant cosmopolitan city: mixed 

primary uses; short blocks; aged buildings; and density of residents (Goot, 2007) . Theses 

attributes of social capital have been raised as a huge argument to the modernist policy back in 

the 1950's of Urban Renewal, demolition and relocation in New York, which jacobs criticised for 

destroying communities and creating isolated, unnatural urban spaces (The death and life of 

great American cities, 2016). Even though her idea has been applied to many deteriorated areas 

such as New York, London, and Shanghai, today in the 21st century, pedestrian friendly streets, 

renovated buildings, rehabilitation of diversity of people and businesses, safe and confident 

neighbourhoods, and public space have turned out quite differently from jacobs' "Sidewalk 

Ballet" urban village (Saffron, 2013). It happened that the influx of wealthy middle class 

strangers who are attracted to the underlying quality of those cities, as well as the historic 

preservation and tourism which became a significant part of economic strategy have pushed the 

original 'poor' residents, who jacobs herself did not emphasise, to unwillingly leave their 

"upgrading" community (Leland, 2011). The term that is commonly applied to this phenomenon 

is 'gentrification'. 

1. What is gentrification? 

One by one, many of the working class quarters of London have been invaded by the 

middle-classes-upper and lower. Shabby, modest mews and cottages-two rooms up and two 

down-have been taken over, when their leases have expired, and have become elegant, 

expensive residences ... Once this process of 'gentrification' starts in a district, it goes on rapidly 

6 



until all or most of the original working-class occupiers are displaced and the whole social 

character of the district is changed. (London Aspects of Change, Ruth Glass, 1964) 
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For more than four decades, the classic extract by British sociologist Ruth Glass first 

invented the term "Gentrification" on her observation of the dislodgment of the working-class by 

the returning middle-class in the centre of London in 1964. Later, gentrification was widely 

adopted in various professions, fields and even states. 

The etymology of the word 'gentrification' derives from the word 'gentry' which 

comes from the old French word 'genterise', meaning the people of gentle birth; noble people of 

good social position. Merriam-Webster dictionary defines this term as the process of renewal and 

rebuilding accompanying the influx of middle-class or affluent people into deteriorating areas 

that often displaces poorer residents(Merriam-Webster, 2014). Moreover, Oxford dictionary gives 

the definition more specifically in the characteristic of it. "To gentrify" designates to renovate and 

to improve (a house or district) so that it conforms to middle-class taste (Oxford, 2014). 

Gentrification is also believed to be one of the urban regeneration processes, which 

introduces favourable economic, cultural, social, political, health and sanitary environment to the 

decay areas or communities. 

Thus, the connotation terms of "gentrification" basically consists of 'redevelopment', 

'renewal', and 'rehabilitation' in deteriorated space. Nevertheless, Smith s tated that precisely the 

language of gentrification tells the truth about the class shift involved in the 'regeneration' of the 

city, and it has become a dirty word to developers, politicians and financiers (Siate1~ 2011; Smith, 

2002 ). 

2. What drives to gentrification? 

Social, cultural, economic academics have been trying to explain the phenomena of 

gentrification in different aspects. Smith pointed out the "Rent Gap" theory, which has been 

formulated by the potential value in the low rental and decay areas (Smith, 1979). Meanwhile, 

Ley described the situation differently. He tried to explain it through the characteristics that the 

people provide to the gentrified space: class, occupation, lifestyle and tastes (Briney and Writer, 

2014). Zukin looked at it as a recent 'cultural' product and power for the economic market, which 

lead to the question of'authenticity' of the city (Brown-Saracino, 2013; Zukin, 1991). Lee argued 
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further on the inquisition of super-gentrification when the gentrifier came from a strong financial 

background and provided insistency on economic value of social reproduction(Brown-Saracino, 

2013; Lees, 2003a). Atkinson and Bridge even mentioned that gentrification is now global and 

becoming the new urban colonialism (Brown-Saracino, 2013; Atkinson, 2004). 

Despite different theories that have tried to explain the global phenomena, 

gentrification is mainly explored in two major angles: Production Side and Consumer Side. 

2.1 Production Side 
The Rent Gap theory: the Capitalism 

Modernism and the "departure from the city" 

reating a Utopia or an ideal city that is surrounded by perfect government, laws, 

town planning, social condit;on, and quality of inhabitants has been challenged and developed for 

ages. Cities change all the time. Do cities change simply to present its quali ty "it is a nice place to 

live"? Urban restructure, urban renovation, urban regeneration often created nice fabrics to the 

city by contracting new buildings, insta lling new boulevards, bridg~s, squares, parks, etc. 

However, what lies beneath these structures process the change on economic and social aspects 

which leads to gentrification. Smith argued that the beginning of gentrification was driven by 

capital though the Rent Gap theory- the simple economical logic of demand, supply and 

profitability, not people (Brown-Saracino, 2013; Smith, 1998). His argument was explained 

through the decision to rehabilitate an inner city structure, why some neighbourhoods were 

profitable to redevelop in terms of investment while others were not (Smith, 1979; Lees et al., 

2006). It is also related to the inequality between the price of the land at its current use and the 

possible value it could attain under a "higher and better use" (Briney and Writer, 2014). To clarify 

the Rent Gap theory, the examples of the cities of London, Paris and New York during the late 

19th century to the mid 20th century were introduced as the case studies. 

The history of the first wave of gentrification may be traced back to the late 19th 

century, even though the word had never been coined. As a consequence of the Industr ial 

Revolution, businesses began to develop widely and rapidly. At the same time, the needs of 

workers increased. More people moved into the cities to get jobs. Housing near the factory with 

low prices for working class labours mushroomed without orderly plan. Many major industrial 

cities especially in Great Britain and France struggled with the problem of overcrowded 

population that caused sanitary and security problems (The Open Door Web Site : History : The 

Industrial Revolution : Urban Conditions, no date). 



9 

Many scholar reports describe the urban living condition during the industrial 

period as follows. 

In the rush to build houses, many were constructed too quickly in terraced rows. Some of 

these houses had just a small yard at the rear where an outside toilet was placed. Others were 

'back to back' with communal toilets. Almost as soon as they were occupied, many of these 

houses became slums. Most of the poorest people lived in overcrowded and inadequate 

housing, and some of these people lived in cellars. It has been recorded that, in one instance, 17 

people from different families lived in an area of 5 meters by 4 meters. (Burchill, no da te; 

Effects of the Industr ial Revolution, no date) 

Friedrich Engels, social philosopher and founder of the Marxist Theory (with Karl 

Marx) also published the appalling image of the city of Manchester which was one typical 

example of an industrial town during the 1840s in his work "The Condit ion of the Working-Class 

in Eng land in 1844". 

In dry weather, a long string of the most disgusting, blackish-green, s lime pools are left 

standing on this bank, from the depths of which bubbles of miasmatic gas constantly arise and 

give forth a stench unendurable even on the bridge forty or fifty feet above the surface of the 

stream. But besides this, the stream itself is checked every few paces by high weirs, behind 

which s lime a nd refuse accumulate and rot in thick masses. Above the bridge are tanneries, 

bone mills, and gasworks, from which all drains and refuse, find their way into the Irk, which 

receives further the contents of all the neighboring sewers and privies. It may be easily 

imagined, therefore, what sort of residue t he stream deposits. Below the bridge you look upon 

the piles of debris, the refuse, filth, a nd offal fro m the courts on the steep left bank; here each 

house is packed close behind its neighbor a nd a piece of each is visible, all black, smoky, 

crumbling, ancient, with broken pa nes and window frames. The background is furnished by old 

barrack-like factory buildings." (Engels, 2007) 

Parallel to the immense growth of the Industrial Revolution, a new type of class, the 

middle class, was form ed. They were mostly skilled workers e.g. accountants, merchants, bank 

clerks, managers. With better benefits than the working-class labours, the middle class had more 

choices for their home. They moved out of the city for better living conditions. This led to the 

beginning of suburbs: living separately between factory areas and home, and having better 

health. 
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Even though the term gentrification was never mentioned until late 1960s, the Haussmannization 

of Paris was outlined as some of its signification. (Smith, 1996; Lees et al., 2006) The idea of 

urban improvement has been illustrated by the legacy of Baron Haussmann's renovation of Paris 

during the1850s-1860s in Napoleon Ill period. The project transformed and brightened up the 

city as well as affected the daily habits of Parisians by turning the appearance of Paris upside 

down. Hundreds of old buildings were ripped down in order to cut new avenues connecting the 

central points of the city e.g. Arc de Triomphe. The city was designed to geometric grid, wider 

streets, unified architecture - the same height, similar style, faced with cream-colored stone -

throughout the city. The renovation also included refurbishing old buildings; installing healthy 

and hygienic urban systems (sewer systems, public gardens); and contracting transportation and 

traffic engineering to link between cities and outer a reas e.g. Gare de Lyon-train station 

(Haussmann's renovation of Paris, 2015; (Haussmann's archi tectural Par is - architecture in the 

era of Napoleon III - the art history archive, 2007). Besides the reason of better quality in public 

health and sanitation, politically Napoleon Ill and Haussmann also improved traffic circulation of 

the city - grand boulevard, avenues which linked to city centre landmarks - to prevent from 

popular revolts and uprisings. Because of the wider size of the road, the grand boulevard would 

be difficult to be blocked and it would ease army troop greater mobility if there were crisis r iots. 

The improvement of the centre of the city that once situated factories and dwellings of the 

working class was considered as flawless urban management. However, the modernisation of 

Paris labeled "Haussmann" pointed out the imbalance between social classes. Poor and 

deteriorated residential areas were torn down and replaced by luxury buildings and noteworthy 

monuments in the centre of Paris that exclusively served the bourgeois or wealthier classes. 

In Le Spleen de Paris, one of the most notable poems, "Les Yeux des Pauvres" (The Eyes of the 

Poor), Charles Baudelaire, French modernist philosopher, illustrated the scene through the eyes 

of young lovers sitting at a new and dazzling cafe forming the corner of a new boulevard which 

was still li ttered w ith rubbish in Paris during Haussmann's renovation. However, its finest 

decoration already displayed proudly its unfinished splendors and pandered to gluttony (Brown

Saracino, 2013; Smith, 1979). Suddenly a poor and fatigued family- a father and two children -

stopped in front of the couple and cafe with astonished and admiring eyes. 

The eyes of the father said: "How beautiful it is! How beautiful it is! All the gold of the 

poor world must have found its way onto those walls ." The eyes of the little boy: "How beautiful 

it is! How beautiful it is! But it is a house where only people who are not like us can go." As for 

the baby, he was much too fascinated to express anything but joy -- utterly s tupid and 



profound." ... and the lady said: "Those people are insufferable with their great saucer eyes. Can't 

you tell the proprietor to send them away?" (Les Yeux des Pauvres", Charles Baudelaire 1869) 

J. Cr011 act* ol a Parbba houw lt)oul ~~ ~bowl .. the ~ ttal"-' o1 tftt.IIGIJ 
fllll')i .. bJ' loon. (t:d•und I C"dr:t, TaWHa. ~ hril, Pan.. 18p, t. GJ.) 

Figure 1 Cross section of Parisian Apartment house, displaying the economic status 

of tenant varying by floors. 

Source: Edmund Texier, Tableau de Par is, 1852, Paris 
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Friedrich Engles added that the ideal plan of urban improvement, refurbishing, or 

even revitalisation of mid-nineteenth century in London, a process he identified as "Haussmann", 

led to th e social effect which pushed away the working-class habitants (Smith, 1979c; Engels, 

1975). 



By "Haussmann" I mean the practice, which has now become general, of making breaches 

in the working-class quarters of our big cities, pa rticularly in those which a re centrally situated, 

irrespective of whether this practice is occas ioned by considerations of public health and 

beautification or by demand for big, centrally located business premises or by t raffic 

requirements ... No matter how different the reasons may be, the result is everywhere the same: 

the most scandalous alleys a nd lanes disappear to the accompaniment of lavish sel f

glorification by the bourgeois ie on account of this tremendous success. (The Housing Question, 

Engels 1975) 

Figure 2 Rues de Paris, Temps de pluie- Paris Street, Rainy day, 

showi ng the image of Parisian Urban life during Haussmannization Period. 

Le Flaneur or the stroller present the idea of city bourgeois 

Source: Gustave Caillebotte, Art Institute of Chicago Building, 1877 
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Victor Hugo a nd Eugene Sue criticised the Baron Haussmann's works for destroying 

the soul of the city (Adam and profile, 2013). Victor Hugo also mentioned that Ha ussmann's 

Parisia n buildings were hardly possible to dis tinguish - theatre, shop or library - because of its 

unified form (Georges-Eugene Haussma nn, 2015). 
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Furthermore, not long after the Paris renovation, Paris shifted itself up to the Bell 

epoque (beautiful era) where the peace and prosperity allowed the arts and cu ltures to flourish, 

new technologies and sciences to be di scovered (V. C. Ltd, 2010). The Eiffel Tower, the Paris 

Metro, the Art Nouveau, and the prominent art movements including post-impressionism (Henri 

Matisse, Henri Rousseau) and cubism (Pablo Picasso) were invented then. Ironically, the 

renovation that was once believed to encourage favourable sanitation a nd health, to reduce social 

crime, to reboot the econom ic and cultural environment for all its habitants caused a class shift 

between the rich and poor. The bourgeoisie and nouveau-rich - successful industrialists -

became more and more influential to both economical and cultural clu ster: habit and trend of 

Parisian affluent elite, Tout-Paris (Belle Epoque, 2015). On the other hand, the working-class who 

played the labor role to brighten up the city were pushed away and replaced by the upper class. 

Commuti ng by the Paris Metro and railway system, in a sense, facilitated the working-class who 

lived in the suburban areas and were not able to support living in the city. However, it featured a 

class s tructure. The distance separa ted living style between the working-class and bourgeois. 

Gentrification actually took place. 

Even though, during the modernist period many thinkers attacked the Haussmann 

project, it became a n inspiration to many European urban planning with 'the idea of modernised 

city. De Moncan s tated that 

Paris became a model for cit ies around the world. It was also one of the only city 

regenerations in the world that was planned, and wasn't rebuilt following war or natural 

disaster. Haussmannian buildings were seen as being 'mauvais gout' until well into the 1970s. 

(Avant/ A pres- looking back on Ha ussmann's Paris, Patrie De Moncan, 2012 (Adam & profile, 

2013)) 

Post-modernism and the "return to the city" 

The effects from World War II (1939-1945) also virtually overthrew the global image 

and its population characteristics, economically, socially and cultura lly, throughout the end of the 

20th century. Rebuilding or even remodelling the cities from the huge amount of damage due to 

the war changed the class ical looks throughout European cities. Baby boomers who were born 

afte r World War II expected the world to improve with time and took the role impressively on 

social change (Smith, 1979). Economic collapse led to bankruptcy of many businesses a nd 

factories. Lots of people los t their jobs. They questioned pessimistically on the world and aspects 

of life. Thus, the idea of desirable life in the post-modernism world was challenged by the failure 

of Modern Utopianism. 
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During the 1940s and onwards, the rebuilding the cities, urban renewal, and the 

modernist-planning concept was widespread. New bridges, highways, and mass housing projects 

were ins talled in the cities. The idea of separation of uses between residential, industrial and 

commercial was a trend in the mod ernis t period. Although the movement provided remarkable 

a rchitects such as Le Corbusier, Ludwig Mies va n der Rohe, and Walter Gropius to the world, their 

designs appeared to focus only on the form but least on human being living. Ci ty-builders began 

to view the city as a machine. 

In this view, the city was an object "to be planned as an engineer plans an industrial 

process, breaking it down into its essential functions (housing. work, recreation, and traffic), 

taylorizing and standardising them, and reassembling them (in the Master Plan) as a totality". 

(Natrasony and Alexander, 2005) 

An alternative British "New Town Movement" encouraged people to move ou t of the 

city to live better in the suburban areas. The movement was not quite successful at first. However, 

after World War II, dominant European countries suffered from enormous damages from the 

bombardment. Most of the indus tria l and residential areas were in unserviceable condition. 

Moreover, the industrial cities faced economic collapse. Ma ny populations were homeless. Many 

Londoners consequently moved out to the "New Town" or satellite towns such as Stevenage and 

Ha rlow after the war (Reserved, 2015). The New Towns Act of 1946 favoured the construction 

and development of several new towns in Great Br itain. The idea of new towns was adopted in 

ma ny other countries, notably in the United States, various countries of Western Europe, and 

Soviet Siberia. For recovery of London from the War, Planner, Patrick Abercrombie, came up with 

proposals to reconstruct the capital, with a balance between housing, industrial developmen t and 

open spaces. In 1949, the first 10-s torey council housing block fun ctioned along with high-r ise 

housing, which were advertised, as the solution for crowned Londoners. The Green Belt Plan -

park, farmland and recrea tion grounds - was a lso designed encircling London and subject to 

s tri ct regulations concerning building and development(Reserved, 2015). 

In the same period, the Uni ted States created the redevelopment program called the 

Housing Act of 1949. The act focused on 'slum clearance' and construction of mass budget 

housing, like up-scale high-rise for providing eve ry American, with preference on World War I 

and II ve terans and those who were ei the r considered to be poor or low-income, a decent home 

within a generation (Freeman, 1996). The Housing Act of 1949 was a part of President Harry 

Truma n's policy. The Act s ignified how the immense financial resources from the federal 

government shaped American cities in the post-war era (Housing act of 1949, 2015) 
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The main elements of the Act included (Museum, 2011): 

• 

• 

• 

• 

Providing fede ral fina ncing for slum clearance programs associated with urban renewal 

projects in American cities (Title I) . 

Increasing authorisation for the Federal Hous ing Administration (FHA) mortgage 

insurance (Title II). 

Extending federal money to build more than 800,000 public housing units (Title Ill) . 

Permitting the FHA to provide financing for rural homeow ners. 

The Act was a pplied quite differently. The urban renewal project was funded to 

compensate the private area perceived "slum" for public purpose. After the clearance, the local 

government sold those lands later to the private real estate developer to construct housing. 

Developers, however, had no incentives to supply housing for the poor: Under the phrase using 

"urban redevelopment" a nd the profit of certain tax subsidies, they built commercial projects, 

non-residential public works, o ffi ce buildings and housing for the upper-middle class(Museum, 

2011). The Act was finally accused for its failure in planning which Jed to social ineq uity and the 

decline of many American minori ty neighbourhoods (Housing act of 1949, 2015). 

Does urba n redevelopment, regeneration or even revitalisation always end up in 

gentri fication? Could repeti tive procedures such as replacing and forcing the existing people, 

neighbourhoods or community to leave really make better Jiving cities? Inexperienced o r 

uneducated in urban planning, a n American housewife jane jacobs, launched a book called 'The 

Death and Life of Great American Cities" in 1961, which later became sacred to a couple of 

generations of urban planners especially Robert Moses, New Yorker Haussmann version (Zukin, 

2010c). The w riting opposes the id ea of demolition and relocation of 'poor' communities to 

create a new modern city. She proposes the idea of how to revitalise city by city itself by usi ng 

her hometown Greenw ich Village (important landmark on the map of American bohemian 

cul tu re), a community which was once forced out by the slum clearance project, for the 

background of the story (Greenwich Village, no da te). The four essential qualities tore-kick start 

the urban neighbou rhood are mixed primary uses, short blocks -to encourage the pedestrian 

environment, aged buildings -to e ncourage lower rents and d iversity of rentals, and density-to 

create variety of attractions (Goot, 2007). 
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A city street equipped to handle s trangers, and to make a safety asset, in itself, out of the 

presence of strangers, as the streets of successful city neighbourhoods always do, must have 

three main qualities: 

First, there must be a clear demarcation between what is public space and what is 

private space. Public and private spaces cannot ooze into each other as they do typically in 

suburban settings or in projects. 

Second, there must be eyes upon the street, eyes belonging to those we might call the 

natural proprietors of the street. The buildings on a street equipped to handle strangers and to 

insure the safety of both residents and strangers. must be oriented to the street. They cannot 

turn their backs or blank sides on it and leave it blind. 

And third, the sidewalk must have users on it fairly continuously, both to add to the 

number of effective eyes on the s treet and to induce the people in buildings along the street to 

watch the s idewalks in sufficient numbers. Nobody enjoys sitting on a stoop or looking out a 

window at an empty street. Almost nobody does such a thing. Large numbers of people 

en terta in themselves, off and on, by watching street activity. (The Death and Li fe of Great 

American Cities. jane jacobs, 196) 
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Beyond the favourable characteristics, the ' Urban Village' becomes the influential 

inscription for not only fo llowing the urban planning architect but also· the developer and the 

states in how the design of cit ies would better serve urba n desi rable li fe. 

Could desirable urban life or precisely desirable lifestyle be found in a better living 

city? Historically, before the Great War, the notation of a nice place to live in general was based on 

the condition of living: a proper, healthy and safe environment. Around the 1970s, the notion of 

better living was changed. It did not expose in the determination of solely tangible aspects- nice, 

clean or with beautiful residents - but it expanded to the will of intangible aspects, way of living 

or lifestyle. 

The baby boomer generation who were born during the Post War, between 1946 and 

1964, exclaimed their attention on their way of living. As a result in the post-war period, people 

were encouraged to settle in the outskirts of cities. The idea of suburbanisation led to a 

movement of the capital from the city centres, apart from the business districts, to the suburban 

area (Ernst and Doucet, 2014). Consequently, urban areas dropped in val ue while land value in 

the suburbs increased. Meanwhile, the growing number (75 million babies born from 1946 to 

1964) of baby boomer generation aged 25-35 in the 1970s increased the demand for housing. 

However, their family concept changed from that of their parents, with the father as breadwinne1~ 

the mother as homemaker, and three or more children completing the household (Postwar li fe 

and the baby boom, no date). This generation as most a ffluent, most active and most physically fit 

population up to that time. They expected the world to improve with time. Furthermore, the 
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li festyle of this group who were young professional wealthy-class trended toward fewer children, 

postponed marriage, and a fast rising divo rce rate. Younger homebuyers and renters were trading 

in the tarnished dream of their parents for a new dream defined in urban rather than suburban 

term s. This s ituation "decreased the re la tive desirability of single fami ly, s uburban 

homes" (Lipton, 1977; Smith, 1979). Therefore, by profiting the land market flow - lower rent -

they returned to the city where it was more fl exible to their lifes tyle. 

Living in the factory area or defining a factory even a warehouse itself as a home 

seemed to be a n absurd idea (Zukin, 1982; Brown-Saracino, 2013). During the 1950s, many 

factories were left empty, caused by the city's indus trial decline (Bolton, 2013). Usually, 

abandoned lofts provided enormous space with low rental price. Those qualities attracted a new 

set of immigrant "artists" who transfor med those o ld industrial spaces to art studios, galleries 

and other cultural touchs tones. Zukin described the loft lifestyle of an American Pop Art artist, 

young Rau schenberg in SoHo, New York from the extract of art writer Calvin Tompkins (Zukin, 

1982; Brown-Saracino, 2013). 

In 1953, New York artist Robert Rauschenberg returned from a trip to Europe and, 

practically penniless, looked for a place to live. "With his customary gobd luck," art writer 

Calvin Tompkins says, Rauschenberg "found a loft on Fulton Street, near the fish market, a big 

attic space with twenty-foot ceil ings but no heat or running water; the rent was fifteen dollars 

a month, but he talked the landlord into letting him have it for ten. (Zukin, 1982; Brown

Saracino, 2013) 

It wasn't until 1970 that loft lifestyle became popular. Life magazine, "Living Big in a Loft", 

published an article about artists living in SoHo's loft buildings. 

"Behind these grubby facades lurks an artists' colony . 

... Sixteen-foot ceilings, 45-foot rooms, and community spirit." (Zukin, 1982; Brown-Saracino, 2013) 

Zukin pointed out tha t photogra phs in the article show as much ai r, space, and light 

as any suburban home could claim. This happened because of two changes that occurred in the 

1960s: a change in lofts and a change in the cultural pattern of middle-class consumers (Zukin, 

1982; Brown-Saracino, 2013). The living in lofts represented the appreciation in art and historic 

prese1·vation. The uniqueness of 19th century design and decora tion - iron structure a nd facade, 

conceit ornamentation - created some mela ncholy and nostalgia of the industria l period. A 

romantic idea in the perception of space and time, between art and industry, attracted the 

middle-class and the housing market realised that. 
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Today, the ' Urban Village' of jane jacob's New York Greenwich Village neighbourhood 

and the SoHo loft living style neighbourhood of Rauschenberg are paradoxically one of the most 

expensive areas in New York (Citylimits,2013). 

In brief, Smith summarised that the 'Rent Gap' theory means the difference between 

the current ground rent, and what rent the land could potentially yield if it was put to a 

"better" (more profitable) use (Ernst and Doucet, 2014). Moreover, he added that gentrification 

has established that contrary to the conventional wisdom, middle- and upper-class housing is 

capable of demanding land use. Smith does recognise that certain cultural processes as 

mentioned by Zukin (Smith, 1979; Zukin, 1982; Brown-Saraci no, 2013), like art studios and 

galleries, can 'smooth the flow of capital' back into these 'recycled' areas. But it's capital, not 

culture, which is drivi ng the process (Bolton, 2013). The phenomena akin to the 'cultural 

industry' where art and culture became commodification and uniformity by the medias: Films, 

radio and magazines (Blu nden, 2005). 

2.2 Consumption Side 
The cha racteristics that people exhibit in the gentrified s pace 

Accordi ng to Smith, it wasn't until the 70s a nd 80s that the perspective of 

gentrification changed tremendously. It is no longer just about housing. It's rea lly a systematic 

class remaking of city neighbourhoods. It's driven by many of the same forces, especially the 

profitable use of land. But it's about creating entire environments: employment, recreation, and 

environmenta l conditions (Leland, 2011). Are these phenomena limited by the force of market? 

David Ley tr ied to explain the "gentrification phenomena" differently from Smith. Lay argues a 

more humanistic view via the way people engage in gentrification (Ley, 1997). Who are these 

people who integrate in this process? Why do these people choose to live in a certain city? Is it 

because of their nice fabric look or the outlook of the people who have been living or people who 

will live there? What kind of city can draw these people to stay and why? 

Brooklyn, a borough of New York City, is often set as the epitome of the gentrified 

city, especia lly the neighbourhoods of Wi lliamsburg, Fort Greene, Clinton Hill, and Greenpoint. 

New York City has been described as the melting pot city, with different immigrants and 

ethnicities, creating a variety of cultures. 
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However, the gentrification does not suit everybody. In his rant 'We been here', Lee 

claimed 

Here's the thing: I grew up here in Fort Greene. I grew up here in New York. It's changed. 

And why does it take an influx of white New Yorkers in the south Bronx, in Harlem, in Bed Stuy, 

in Crown Heights for the facilities to get better? ... The police weren't around. When you see 

white mothers pushing their babies in stroll ers, three o'clock in the morning on 12Sth Street, 

that must tell you something. Then comes the motherf...' Christopher Columbus Syndrome. You 

can't discover this! We been here. You jus t can't come and bogart. There were brothers playing 

motherf...' African drums in Mount Morris Park for 40 years and now they can't do it anymore 

because the new inhabitants said the drums are loud. My father's a great jazz musician. He 

bought a house in nineteen-motherf...'-sixty-eight, and the motherf...' people moved in last year 

and called the cops on my father. He's not- he doesn't even play electric bass! It's acoustic! We 

bought the motherf .. .' house in nineteen-sixty-motherf...'-eight and now you call the cops? ln 

2013? Get the fuck outta here! ... You have to come with respect. There 's a code. There's a 

person. You can't just come in when people have a culture that's been laid down for generations 

and you come in and now shit going to change because you're here? (Coscarell i, 2014) 

Spike Lee, filmmaker, Spike Lee's Amazing Rant Against Gentrification: 'We' Been Here!' 

(Feb 2014, Pratt Institute, African American History Month) 

From its history, Brooklyn was labeled "The poverty stricken condition of the 

inhabitants residing in the Fort Green/Clinton Hill district of Brooklyn render it almost an unknown 

land," by an article published in the New York Times titled "Homes of the Poor" in February 24, 

1858 (Rux, 2005). It is also the settlement of d ifferent comm unities, ethnic groups, and 

professionals: African American, Hispanic, Hasidic, Eastern European, working-class immigrants, 

artists, rich, poor etc. 

Actually, Brooklyn had its glorious days. During the 19th century, Irish, German and 

Austrian capitalists mostly developed in Brooklyn. For example, pharmaceutical giant Pfizer was 

founded in 1849 at Williamsburg; Pratt Institution was founded in 1887 at Clinton Hill; and Astral 

Oil Works, a kerosene refinery, was founded in 1867 at the Greenpoint (Charles Pratt, 2005). 

Williamsburg also was a financia l hub rivalling Wall Street for a time, with its two major 

commun ity banks: the Williamsburg Savings Bank, chartered in 1851; the Dim e Savings Bank of 

Williamsburgh, chartered in 1864 (Williamsburg, Brooklyn, 2014). 
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During the 1850s and 1860s in Fort Greene, blocks of brownstone row houses were 

buil t on the remaining open terrains to house the expanding wealthy and midd le class 

inhabitants of Manhattan (Fort Greene, Brooklyn, 2015). 

In the early 1900s, after the Williamsburg Bridge was completed (1903), which 

connected Brooklyn to Manhattan's lower east side, thousands of immigrants and second

generation American (African-American slaves) communities moved from the overcrowded 

Lower East Side to settle in the area (Collection, 2005). In the late 40s and the demand for 

manufacturing jobs in the 60s, the population in Brooklyn was doubled by European refugees and 

Latin American workers. Identifiable ethnic communities have formed since then. 

By the 1970s, New York City was experiencing a fiscal crisis. Industrial decl ine and 

economic s tagnation left high unemployment. As a consequ ence, the crime rate grew even higher 

(Sterbenz and Insider, 2013). Deteriora ted and abandoned facto ries and warehouses in Brooklyn 

became attractive to a new set of immigrants, 'artis ts' (Collection, 2005). 

In recent years, the gentrification in Brooklyn was put on the spotlight. The real 

estate market developm ent boomed in Brooklyn. Large-scale rezoning was passed by the New 

York City Council in May 2005. Much of Brooklyn boroughs especially Greenpoint and 

Williamsburg were destined to accommodate mixed-use, high-density residential buildings with 

a set-aside for public waterfront open space with strict building guidelines(Sterbenz and Insider, 

2013). The decay un-used warehouses and factories were replaced by brand new condominiums, 

luxury loft housi ng. The rental price rise fro m 2004 to 201 2 was 174 % in Williamsburg, 51% in 

Fort Greene, and 41% in Clinton Hill (Citylimits, 2013). This led to displacement of the longtime 

poorer residents who were not able to afford the higher rental. 

Borough President Marty Markowitz stated in the Eagle that Brooklyn is thrilled that 

so ma ny successful men and women, particularly in professional fi elds, have chosen to live here

adding to our economic diversity and making it one of the most desirable places on the planet to 

live, work and play (Velsey, 2012). 

Today Willia msburg is one of the most influential, exciting, fam ily friendly 

neighbourhoods marked by its lively art, indie music, hip boutiques, trendy bars and 

restaurants(Budin, 2013). An influx of families has been drawn to the condo developments on the 

Williamsburg wa terfront, while longer-term residents have started having children, and as a 

result places that were once known for serving beer to struggling artists are now concerned 

about stroller traffic jams (Fractenberg, 2013). Not surprisi ngly, Starbucks, the renown global 
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coffee shop chain, opened its first shop in Williamsburg in 2014. Certainly, gentrification in the 

inner urban area leads to a safer neighbourhood, higher quality of life, higher housing prices and 

infusion of new art, culture and music. However, controversy arises when it then becomes 'cool' 

enough to be noticed by wealthier types who later move in and replace the old neighbourhood 

residents and charecter. This was the case with Williamsburg, Brooklyn and now with Long Island 

City, Queens, claimed an article 'YUPPIES: Gentrification Will Soon Turn Your Hip Neighbourhood 

Lame' published in Business Insider, Nov 20119 (Goldschein, 2011). 

Thus, taking this epitome, the procedure of gentrification was performed by different 

factors: developers, urban planners, lawmakers, financiers, immigrants, artists, workers, local 

habitants and newcomers. The gentrification from the 70s has been explored more in the 

consumer preference, lifestyle, and taste which leads to the discussion on economic, social, 

culture transformation and not least quest on authenticity. The following research will be 

developed on how we describe the notion of "middle-class" and their distinctions, which leads to 

the decision on where they choose to live in certain urban cities. 

People who integrate in this process 

The etymology of 'gentrification' was derived from the word 'genterise' that refers to 

the people of gentle birth, noble people of good social position. It commonly implies to an 

incursion of existing lower class by middle-class or higher class. Are there only two different 

social classes- rich and poor - who participate in gentrification? 

2.2.1 Categorised by Economic Potential and Benefit 

Since the industrial revolution, social classes were determined mostly by capital 

from high to low. Before the industrial revolution, social classes were divided into nobles and 

peasants. Parallel to the vast growth of the Industrial Revolution, new types of social classes were 

formed: working class and middle-class. The upper class, which once were the noble or eli te, was 

the wealthiest class. The working class, who worked in the fa ctory for a living, was the poorest 

class (in the sense of resource and condition of living). The middle-class were mostly skilled 

workers e.g. accountants, merchants, bank clerks, managers. Some performed special professions 

like doctors, lawyers or even entrepreneurs. Because of their wealth and success, this group 

became the economic ruling class. This category is always referred to as 'Elite, Bourgeois, 

Nouveau-rich'. 
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Today, according to the United Nations and the Organisation for Economic Co-operation and 

Development (O ECD), middle-class is someone who earns or spends $10 to $100 per day. In other 

words, someone who has disposable income to consume things such as television, car (Yueh, 

2013). By 2030, the middle class population will reach 4.9 billion. However~ as claimed in a BBC 

news article dated june 2013, Asia will be the home of 3 billion middle class people. It would be 

10 times more than North America and five times more than Europe. 

CNN Money defined middle class by how much they spend which revealed their well

being. Notre Dame Professor james X. Sullivan added that consumption included on food, 

transportation, entertainment, housing and other items However President Obama's policy 2009 

in rais ing the living standards of the middle class, the definition of this class has been refined in 

their aspirations: home ownership, car, hea lth care and retirement security, college education, 

vacations (Network, 2014). 

2.2.2 Categorised by Social a nd Cultural Impulse 

French sociologis t Bourdieu argued that capital shaped the foundation of social li fe 

and uttered people's position with in social order. The more capital a person has, the more 

powerful a position a person occupies in social life. However, Bourdieu expanded the idea of 

capital. On his original "La di stinction. Critique Sociale du )ugement 1979, English version 

Distinction. A Social Critique of The Judgment of Taste 1985" Bourdieu proposed the idea of 

cultural capital which is a key factor to stimulate social mechanism beyond economic measures 

(Bourdieu and Nice, 1985). For Bourdieu, cultural capital refers to skills, experience, knowledge, 

qualification etc. that attained by being in particular social class (W. F. M. Ltd, 2015). 

Combinations of the varying degrees of culture, economic, social, and sym bolic resources 

distribute to dis tinctions of taste that become later the basis for social judgments and class 

fractions (Bourdieu a nd Nice, 1985). 

The s ubset of classes is varying because those capitals are unequally distributed 

across the social classes (Swartz, 2002). In Bourdieu's (1984) social space diagrams, middle class 

characteristics are defined by two axes: the volume of capital, from high to low, held by different 

class fragments; and, the nature of that capital, whether cultural or economic capital (Ley, 2003). 

The high volume in cultural capital is most tending to be able to establish what forms 'taste' 

within society. 
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In 201 3, drawing on Bourdieu's theory, the New Model of Social Class: Findings fro m the BBC's 

Great British Class Survey Experiment elaborated a new model of social class, which shows how 

measures of economic, cultural a nd social capital can be combined to provide a powerful way of 

mapping contemporary class divisions in the UK (Savage et al., 2013). The questions based on 

people's leisure interests, musical tas tes, use of the media and food preferences to build a image 

of Br itain's cultural consumption (BBC, 2013a). The new model of social class is Elite, Established 

middle class, Technical middle class, New affluent workers, Emerging Service workers, 

Traditional working class, Precariat. Therefore, according to BBC's Survey, the very rich and very 

poor a re still present in the 21st Century, the Age of Digital Technology (BBC, 201 3b). However, 

the gap between the elite a nd working class is wider. There are five different kinds of middle

class. The changing class structure of capitalis t societies is no longer based only on economic 

resources. 



Table 5. Summary of social classes. 

% GIK % GBCS Description 

Elite 6 22 Very high economic capital (especially 
savings). high social capital, very high 
highbrow cultural capital 

Established middle class 25 <43 High economic capital, high status of 
mean contacts. high highbrow and 
emerging cultural capital 

Technical middle class 6 10 High economic capital, very high mean 
social contacts, but relatively few 
contacts reported, moderate cultural 
capital 

New affluent workers IS 6 Moderately good economic capital. 
moderately poor mean score of social 
contacts. though high range. moderate 
highbrow but good emerging cultural 
capital 

T radltional working 14 2 Moderately poor economic capital. 
class though with reasonable house price. 

few social contacts, low highbrow and 
emerging cultural capital 

Emergent service 19 17 Moderately poor economic capital. 
workers though with reasonable household 

Income. moderate social contacts. 
high emerging (but low highbrow) 
cultural capital 

Precariat 15 <I Poor economic capital. and the lowest 
scores on every other criterion 

Figure 4 Summary of Social Class 

Source A new model of social class? Findings from the BBC's great British class survey experiment 

(Savage et al., 2013) 
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Furthermore, sociologis ts tried to explain different kinds of groups of people by their 

social subculture and media (and marketer) tried to stereotype them. A subculture is defin ed as a 

group of people having beliefs or inte rests at variance with the larger cu lture that they belong to. 

It can be categorised by age, ethnicity, class, gender, and location or even profoundly by their 

interest in language, aesthetics, religious, political, and sexual orientation which lead to their 

lifestyle. According to Chicago School conception, subculture refers to deviant groups, whose 

emergence had to do with ' the interaction of people's perceptions of themselves with others' 

view of them'(Subculture Theory, no date). Cohen su mmarised in his study of 'Delinquent 

Boys' (1955) that subculture involves individua ls collectively resolving societal status problems 

by developing new values which rendered status-worthy the characteristics they shared 

(Subculture Theory, no date). Bourdieu and Thornton added that 'subculture capital' is the 

cultural knowledge and commodities acquired by me mbers of a subcul ture, rais ing their status 

and helping differentiate themselves from members of other groups (Clawson and Thornton, 
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1997). To be more specific to the people who live in the city, French sociologist Michel Maffesoli 

coined the term "urban tribes" in his book "Le temps des tribus: le dec/in de l'individualisme dans 

/es societes postmodernes {1 988)" to portray small groups of people from the second half of the 

20th century who shared common interests, tastes and lifestyle preferences around which 

modern societies are organised(Iovene, 2014). 

Examples of Subculture Stereotypes in the Urban City 

Le Flaneur: man of leisure idler, urban explorer, the connoisseur of the street 

Charles Baudela ire (bourgeois in 19th C) 

Bohemian: People who live unconventional, usually artist ic, lives. 

Hippy: Youth 1960's flower-children/baby boom-generation who shunned the 

1950's conventional norms(TH6T, 2013). They valued peace and love as being essential in an 

increasingly globalized society (Williams, 1999). 

Yippie: Youth International Party (YIP!), dedicated to merging New Left activism and 

the hippie counterculture to create a revolution that would be personal and political--as well as 

fun. Yippies rejected all -isms, including socialis m and a narchism, in favor of the motto of "Do 

your own thing"(TH6T, 2013). 

Yuppie: Acronym for Young Urban Professional, young college-educated adult, 

working in a well-paying profession, enjoying the cultural attractions of sophisticated urban life, 

and living and working in or nea r a large city (Yuppie, 2014). 

Bobos: Coined by David Brooks, Bou rgeois bohemian or Bobos refers to new 

'enlightened eli te' of the informa tion age, their lucratively busy lives a seeming synthesis of 

comfort and conscience, corporate success and creative rebellion. Well-educated thi rty-to- forty, 

they have fo rged a new social ethos from a logic-defying fusion of 1960s counter-cul ture and 

1980s entrepreneurial materialism (The Guardian, 2000). 

Hips ters: Young people who are a t the cutting edge of al ternative fashion and 

li festyle trends (and is now seeping into broad society). A ' real' hipster values independent 

thinking, counter-culture, progressive poli tics, an appreciation of art and indie-rock, creativity, 

intelligence, and witty banter (TH6T, 2013). 

Yuccie : Coined by David Infan te, acronym for Young Urban Creative. In a nutshell, a 

slice of Ge neration Y, borne of suburban comfort, indoctrinated with the transcend ent power of 
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education, and infected by the conviction that not only do we deserve to pursue our dreams; we 

should profit from them. Doesn't like gentrification in theory; loves artisanal donuts in practice 

(Infante, 2015). 

Silicon Valley Nerd: Mark Zuckerberg 

Brogrammer: Macho programmer who push-ups on one hand, while coding on the 

other, sunglasses at all times, a tan is important, popped collar is a must. It's important that you 

can squash anyone who might call you 'geek' or ' nerd' and that you can pick up girls, but also 

equally important that you know the 'Star Wars' movies by heart, and understand programming 

ideas, like recursion and inheritance (Gross, 2012). 

2 .2.3 Categorised by Originality and Creativity 

In gentrified urban areas, local or longtime residents and newcomers are two 

obviously different groups of people that often conflict. In the economic sense, one is rich but the 

other is poor. Both hold their social and cultural resource that is part of creating sense of place. 

Class remake of urban space is impacting many different aspects of city life. Zukin stated that 

while longtime residents may claim to have old and original culture cluster, the other side might 

have a set of new and creative culture (Zukin, 2010b). 

Conventionally throughout the gentrification history, beyond the housing realm, 

artists were considered as cultural and capital key drivers by their originality and creativity. 

Culturally, a rtists represented the pioneers of urban improvement in tradi tional working-class 

neighbourhoods. Economically, when capital attracted the role and quality of artis ts who lived in 

the gentrified area, this turned them to commoditised products (Cameron and Coaffee, 2005). It 

concluded that in contributing to gentrification, artists play a role as agents, and aestheticisation 

plays as a process (Ley, 2003). 

Recognised by UNESCO, the art warehouses of Suzhou Creek on Shanghai's Rive 

Gauche present a conspicuous example of how artists successfully turned the dilapidated urban 

area into a gentrified hip art community. Dating back to the 1920s - 1930s, Suzhou River was an 

important passage and logistics link into the interior of China as well as to the rest of world. The 

combination of timber and red, grey brick, designed in Art Deco style warehouses, which were 

left over from the glorious industrial era, seemed to be an eyesore for the Shanghai government in 

the late 20th century. The city planned to clean up the river and replace the decayed warehouses 
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with high-rise buildings along the waterfront. Teng Kun-Yen, a Taiwanese architect, realized a 

different potential in a more romantic way. In 1998, Teng Kun-Yen rented a warehouse (claim ed 

that it was once occupied by Du Yuesheng, a legendary gangster in Shanghai) and refurbished it 

to be his design studio (UNESCO, 1996; China Daily, 2004; Wang, 2009). With aesthetic plus 

historic value, the area later became a trend that attracted more artists, designers and advertising 

people who followed Teng's step to relocate to the old Suzhou warehouses (China Daily, 2004). As 

stated by Wu Jiang, a professor at Tongji University and Deputy Director of the Shanghai Urban 

Planning Administration Bureau, "Industrial buildings are part of what defines this city. Modern 

avant-garde artists are going about their creative work in stark contrast with the old mysterious 

warehouse. It's a perfect interaction. They impart the area with a 'hip factor' that money can 't 

buy" (China Da ily, 2004). Lorenz Helbling, Art Director of ShanghART Gallery, also added that 

artists' activities have developed into deliberate, active social activities, eventually forming 

burgeoning cultural industries that bring history and culture together( China Daily, 2004). 

Nevertheless, economic growth nowadays is not limited to the heavy industries. It 

focuses on information, technology and creativity. Florida stated that the economic need for 

creativity has regis tered itself in the rise of a new class, called the 'creative class'(Florida, 2012). 

The connotation of creative class is not limited only to 'artists'. Florida added that the clusters of 

creative class are those whose work create meaningful new form (Florida, 2002). He outlined the 

creative class to involve people in science and engineering, architecture and design, education, 

arts, music, and entertainment whose economic function is to create new ideas, new technology, 

and new creative content. Around this core, the creative class also includes a wider group of 

creative professionals in business and finance, law, health care, and related fields. Briefly, 

contrary to the working class and service class, they are paid to use their minds instead of their 

physical skills (Florida, 2012). 

Florida further discussed on how to build a creative community to attract creative 

people - the community that opens to diversity and urban lifestyle amenities such as pedestrian

fri endly town centers packed with coffee shops, s idewalk vegan cafes, designer s tores, art 

galleries and mod ernized offi ce lofts. (Brown-Saracino, 2013; Florida, 2012). 

Forbes proclaimed San Francisco's Mission neighborhood in 2012 as the second best 

American neighborhood for hipsters after New York's Williamsburg (Sankin, 2012). Does it 

become hip by its original and historical culture of a lively Latino neighbourhood which was well 

known for its oversize burritos, arts scene, and activism?(Robinson, 2015) Eventually, the Tech 

Boom period in 1990 turned the fabric of the city into the new phase of change. An influx of 

people working in the tech industry especially in Silicon Valley, the home of companies such as 
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Apple, Google, Twitter and Facebook, which Florida labeled as "creative class" searched for 

housing. Propriety value skyrocketed. From 1990-2012, there was an 11% decrease in the 

number of Spanish longtime residents (San Francisco Chronicle, 2016). Many local businesses 

were replaced by hip and stylish shops, for example, "From Farm to Table" restaurant; cliche 

French bakeries; organic coffee shops serving macchia to blended in mason jars; food trucks; arty 

s tores with nostalgia, artisan, homey impression; old theatre introducing underground, indie or 

documentary film flicks. Young people r iding fashionable s ingle speed bikes, carrying 'Bern' 

helmets and 'Timbak2' messenger bags, are always spotted in the neighbourhoods. Mural graffiti 

art scenes a t Clarion Alley are s till presented and brought up as the 'must see' culture street for 

resistance to political injustice and gentrification(Robinson, 2015). Victorian and aged buildings 

which once were the homes of large Mexican families are now rehabilitated by modern and 

upscale nuclear fa milies (Pogash, 2015; San Francisco Chronicle, 2016). Paula Tejeda, a Mission 

resident who owns an empa nada shop in the neighbourhood, claimed, "It's a war zone here': 

referring to the confli ct between older res idents and newer ones (Pogash, 2015). 

Furthermore, the arrival of young, well-paid tech workers even affect the local 

community's dai ly life like 'ta king public transportation to work'. On 21 January 2014, protesters 

(mostly local residents of the Bay Area, San Fra ncisco) blocked the Tech shuttles to express their 

discontentment with gentrification (Hudson, 2014). Reuters reported that the Tech shuttles 

known as 'Google buses', commuters with private luxury plush seats and Wi-Fi connection, which 

carry approximately 45,000 Tech workers between their home in San Francisco to Silicon Valley, 

became among the most visible symbols of technology-driven gentrification (McBride, 2014). 

Even though tech companies claimed that their commuter buses would ease the traffic problem 

in the city, a UC-Berkeley s tudy a nd maps show that property value increased more than 70% 

between 2011-2013, mainly around the locations of tech bus stops (Edwards, 2014; Hudson, 

2014). 

Chris Walker~ a data journalist, described that the shuttle stops are a function of 

where the population of tech sector workers tend to live (not necessarily a function of overall 

population density), mostly near s treets with a lot of restaurants not childcare facilities. In San 

Francisco it happens to be the case that many high-quality and rapidly gen trifying zones are also 

the densest (Edwards,2014). This also reflects the lifestyle of this creative group, which tends to 

be more s ingle or couples without ch ildren. 

Actually, gentrification in San Francisco as a consequence of the .dot com culture 

seemed to go further to another stage of gentrification. It is called "super-gentrification". Lees 

clarified that the super-gentrification phenomena involves the transformation of already 
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gentrified, wealthy and solidly upper-middle-class urban inner quarters into much more 

exclusive and expensive enclaves (Lees, 2003b; Brown-Saracino, 2013). It occurred mostly in 

global cities like London and New York where there is intense investment and prominent 

consumption from the emergence of the super-rich "Financiers" class, making success by 

fortunes from the global economic boom of the 1990s. 

3. How urban redevelopment process establishes to gentrification? 

No matter the reasons, derived to develop or revitalise a city- improvi ng sani tation 

and healthy environment, reducing crime, ensuring the well-being of its citizens' lives - the 

defining liveable urban space has been challe nging s ince the 19m century, either economically or 

socially. Economically, a gentrified city, which positively provides the s table securi ty of its 

habitants, magnetise not only new people but also new wealth to the city, like Paris in Belle 

Epoque. Logically, the value of la nd became higher and inevitably the original 'poor' residents 

were forced to leave their 'rising' community. Socially, class segregation and exclusion in societies 

grew wider. Moreover, especia lly in the late 20th century, the market forces of commodificat ion of 

things have spread globa lly. Being poor and grimy gained some underlying quality of authentic or 

special. Ironically, only the pristine characteristics of certain neighbourhoods like in Brooklyn, 

New York turned to be some sort of urban cultural 'entertainment' pattern and commercial value. 

Sociologis t Ha nnigan pointed out that these new urban cultural spaces like hipster areas, organic 

coffee shops, and a rt spaces - promise the safe excitement of ' riskless risk' (Zukin, 2010a). The 

cultural power like new tastes displace those of longtime residents because they emphasise the 

images in politicians' rhetoric of growth - clean, predictable space and modern, upscale 

neighbourhoods. Unfortunately, in many cases the original longtime residents themselves were 

often abandoned from the city development plan (Zukin, 2010a). 

Do architects, urban planners, landscapers, real estate developers or market forces 

really exclude the local community from the plan? J. Gahl discussed ironically in his several 

lectures that all these professiona ls were very interested in people, as whenever they designed 

projects, their impeccable future 30 images were always crowding with happy people who were 

walking in all directions aimlessly, a nd they called it specifically 'Public Life' (The Monthly Video, 

2013; RIBA Architecture, 2014; Cooper Hewitt, 2010). Gahl added that it is a global phenomena 

a nd it is a uniform story that all the urban projects are filled with happy people. The purpose of 

these urban projects sarcastically is to make people fee l that the quality of life as if it is not a nice 

place, people would not come (The Monthly Video, 2013; RIBA Architecture, 2014; Cooper 

Hewitt, 2010) 
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4. Conceptual Framework 

Does urban regeneration always cause the gentrification? What are the patterns of urban 

revitalisation that have lead to gentrification? Do the gentrification process cause the segregation 

between underprivileged people a nd afflu ent people and who are they? Does the invasion of 

newcomers evict the authenticity of the existing community? Or do well-off newcomers have all 

the rights to build their own new beginning or new urban territories in these gentrified 

phenomena? Why do the outcomes from gentrification often take the same direction? In brief, 

the important aspects of the existing gentrification literatures have elaborated to further 

discussions on process and problematic on what really refl ects beneath the gentrification process 

in the Old Bangkok. The following chapters will develop 4 cases from the area of old Bangkok by 

using the concept framework as illustrated below: 
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Chapter 3 

Attributes of Urban Development of the City of Bangkok 

"Historically cities have come into being for many different reasons. Cities grow up around 

logistical issues, for example, on a port. Or somewhere that is advantageous specifically for 

trade. It's a lmost always an economic question." (Gary Hustwit, Urbanized, 2011) 

It is still ambiguous where the name of Thailand's capital, "Bangkok" came from. Or 

even how the Thai people came to call their capital "Krungthep", which literary means "city of 

a ngels", although it was originally named "Krung Rattanakosi n". Despite the confusion of the 

name of the Siamese capital, history has somehow obviously marked that both sides of the Chao 

Phraya basin area (West- Thon Buri and East- Rattanakosin) where present Bangkok is situated 

once served as the major entrepot of its own glorious precedent capital city, Ayutthaya (one of the 

most cosmopolitan back in the early 17th century). Moreover, it was the. settlement of different 

groups and communities, for example Chinese, Vietnamese, Thai, and Portuguese, which resided 

nearby temples a nd churches. Besides, international trade and agriculture played a significant 

role in enriching economic capital. Briefly, a complex and diverse society has been omnipresent in 

the city of Bangkok. It has been and formed as a city before the beginning of Krung Rattanakosin 

Era in 1782. It still performs as one of the most important and captivating metropolitans 

nationally and internationally. 

Today, in the 21St century, Bangkok has tremendously evolved for more than two 

hundreds years. The city where you can find the interflow along its main Chao Phraya River, 

canals, roads, sky route and underground tunnel. The combinations of different shapes of 

buildings have been spotted throughout the city: the prestigious royal palaces, the 19th century 

European style edifices, fancy skyscraper condom iniums, even wooden houses in old residential 

communities. It is not hard to find temples, shrines, churches, and mosques next to each other. 

People are able to experience everyday life from local ma rkets to street food in front of lavish 

grand department stores. Bangkok is labeled as one of the most congested cities in the world with 

monster traffic ja ms (BBC, 2012), where people are believed to value having a first car before 

owning a house. Despite emerging from the Asian econom ic crisis in 1997 by promoting its 

cultural capital, Bangkok has been ranked as one of the top five most popu lar cities for travellers 
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for several years (CNN, 2015). The avant-garde Lonely Planet eventually pinned Bangkok as one 

of Southeast Asia's most intriguing and surpris ing destinations (Cummings, 1995). The Monocle, 

travel guide Series Bangkok (2015), recommended Bangkok as a city both liberal and traditional, 

where outsiders are always welcome, but few can gain a true understanding of the capital's 

intricacies, where both monarchy and a young creative class find common grou nd (Tuck, 

Gocheva, and Speirs, 2015). 

Even though Bangkok was founded only 230 years ago, the city has evolved and 

changed enormously not only the original city plan in 1782 but also the outlook of the Thai 

people, especially Bangkokians. Accordi ng to Zukin, she argued, 'A city is authentic if it can create 

the experience of origins' (Zukin, 2010a). Like many other big cities, Bangkok has developed into 

an urban conurbation. Nevertheless, whether it has been influenced by economic facto rs and 

culture as seen from western countries, without awareness Bangkok seems to have tragically lost 

its distinctiveness. Is Bangkok losing its authenticity? What is really the city of Bangkok? 

Thi s chapter will illus trate the evolution of Bangkok though 5 different timelines: 

Riverine Society (1782-1855); Roadside Society (1855-1910); Modernist Society or Civilisation 

Society (1910-1960); Urban Society a nd Nouveau Rich (1961-1997); 'Gentrified Society and 

Return to the City phenomena (1998-2032). 
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1. Overview of Bangkok Population 1782- 2010 
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Figure 11 Bangkok Map published in 1870, 

Source : Lek Prapai Foundation, 2011 
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Figure 13 Bangkok Map published in 1914, 

Source: Old map of Bangkok 1914 Thailand, no date 



BANGKOK TRAMWAYS 1930 

Figure 14 Bangkok Tram Map published in 1930 

Source : 2bangkok.com, 2006 
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Figure 16 First Nancy Chandler's Map of Bangkok published in 1974 

Source : nancychandlermap lnstagram 



CENTRAL 
BANGKOK 

Figure 17 The 27th Edition Nancy Chandler 's Map of Bangkok published in 201 5 

Source: Nancy Chandler's Thailand, 2015 
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Chapter4 

Attributes of Gentrification in Old Bangkok 

4.1 Heritage and Gentrification, 

the Case of Old Town Krung Rattanakosin 

1. Introduction 

"Bangkok, gorgeously illustrated created by angles, an administrative centre city with 

astounding palaces a nd dazzling temples, it's the capital of Thailand." (Official Bangkok motto 

for the city's 23Qth anniversa ry, 2012) 

In 2011, the renovation of the 29 Na Phra Lan historic shophouses dated from the 

early 20th century, which are li sted as heritage by the Fine Arts Department in 2001, was initiated 

by the Crown Property Bureau (CPB). It was one of the 3 renovation shophouse plans: Na Phra 

Lan, Tha-Tien, Tha Chang. Under the aims of "conservation, development and sustainability" , the 

project was established to ameliorate the quality of basic sanitation and living standard of the 

lodgers (The crown property bureau, 20 13). Moreover, the renovation was properly practiced 

under the international principle of conservation, not only for the beautification of the edifices 

which a re situated in front of the Grand Palace, but also the glorification of the values of cultural 

divers ity of the hi storic site in Bangkok. The work was eventually awarded the Honourable 

Mention in the 2011 UNESCO Asia-Pacific Heritage Awards for Cultural Heritage Conservation for 

the outstanding restoration work. UNESCO described the quality of the project as follows: 

The refu rb ishment of the Na Phra Lan Historic Shophouses has uplifted a historically 

s ignificant urban complex in the heart of the his toric core of Bangkok. Prom inently located 

across from the Grand Palace, the project has res tored not only this architectural landma rk from 

the early 20th century, bu t also the surrounding historic streetscape as well. By removing 

inappropriate modern additions, using high-quality materials in repairs and upgrading services 
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to meet modern building codes, the project has recovered the original, historically-accurate 

aesthetic while accommodating continued contemporary use. The project establishes a 

commendable model for participation by the long-term tenants, who cont ributed to the project 

costs and have committed to maintaining the buildings in the years to come. (UNESCO, 2000) 
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Even after the international standard recognition after the renovation, the majority 

of these gentrified buildings have been restored by new businesses. Chai n coffee businesses, 

souvenir shops, restaurants serving English and Chinese menus have been filled shop by shop to 

fulfill tourist des ires and economic growth in the Rattanakosin area. 

(a) (b) (c) 

Figure 20 Na Phra Lan Road, (a) Queue in front of the Grand Palace, (b) Renovated shophouses, Na 

Phra La n Road, (c) Minglee Restaurant, Na Phra La n Road 

(N. Huabcharoen, taken in 2016) 

Shaded by flocks of tourists who come from different parts of the world as well as a 

variety of tourism products, among the refurbish shophouses on Na Phra Lan Road lies Minglee, a 

small so-called 'cook shop' restaurant. Minglee, which is sometimes hardly noticed if its business 

is still running, however continues serving its original menu on the same tables, with the same 

decoration by the same attitude lady patrons despite its upgraded European sensibility 

shophouse. It is the legendary restaurant, at least for almost every Silpakorn University alumnus. 

Ma ny s tories tell tha t the restaurant was the popular gastronomic a nd intellectual gathering place 

of distinctive Thai artists in their young age, now and then. One dish, Neu Prateung (beef salad), 

was named after a Thai master artist, Prateung Aim-Chaoren. The restaurant wall was once 

decorated by drawings a nd signatures of the artists which were unfortunately erased during the 

restoration. Of course, if Cafe de Ia Rotonde and Les Deux Magots in Paris are renown as the 
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rendez-vous spot of the famed artists and writers such as Picasso, Modigliani, Hemingway, and 

Sartre during their debut carriers, Minglee should also gain equal reputation (Franke, 2012; 

Magots, no date). 

Reflecting Bangkok's motto, the visual appeal of infrastructures which possess 

aristocratic or religious values seemed to represent only one aspect of Bangkok 'old town' 

significance. Even though Na Phra Lan shophouses have been recognized as one of the 

remarkable heritage restoration projects in old town Bangkok, it has sustained not only the 

psychical fabric aesthetic value of the building but also the social spirit of place. The phenomena 

gentrification becam e more and more visible. Hence, original shops like Minglee have been slowly 

obscured by the massive emerging of new s tylish tourism, which was magnetised by the 

economic potential of the underlying cultural and his torical quality of upgraded buildings and 

surrounding Rattanakosin Is land area. 

Having said that, valuing heritage normally arises from concerns about something 

that is in the process of being lost or a yearning for something tha t was thought to be better. Does 

'something' denote the values of significance? Especially in the 21st century, when cultura l val ues 

are promoting economic development, does gentrification which enriches economic growth in 

turn changes cultural significance? If conservation is managing change to preserve significance, 

does freezing something in status quo or keeping the long stain of patina sometim es manifest as 

anti-development or an attempt to prevent excessive modification? 

Heritage and gentrification, the case of registered old town Krung Rattanakosin and 

surrounding areas will be illustrated, particularly the con troversy on how to define the city's 

significance and values between the national government's policy and its inhabitants. How the 

threat of cultura l tourism has modified the urban assets - buildings, s treets, goods - as well as 

people in the old town to look practically a like, like new city centre tourism destination Siam 

Square. How to resist gentrification by using "living heritage"? Also, how to maintain the loss of 

sense of place despite demolition and transformation process? 

2. Defining the Old Bangkok 

The cultural significance of heritage sites has been defined by the Burra Charter as the 

'aesthetic, historic, scientific, social or spiritual value for past, present or futu re generations' 



which is 'embodied in the place itself, its setting, use, associations, meanings, records, related 

places a nd related objects.' 'The goal of conservation is to preserve this significance by 

ensuring that all interventions and actions meet the test of authenticity in all respects. 

Hoi An Protocols for Best Conservation Practice in Asia: Professional Guidelines for Assuring 

and Preserving the Authenticity of Heritage Sites in the Context of the Cultures of Asia, 

Bangkok UNESCO, 2009, (Engelhardt, 2009) 
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Historical scholars tend to agree that the area which is the origin of Bangkok is 

located on both sides of the Chao Phraya River. The riverine community was based on 

international trading and was a custom port. Nonetheless, the beginning of the Rattanakosin 

period and the construction of the new capital mostly happened on the east side of the river. The 

city's physical a ppearance a nd living environment were planned and built by imitating the old 

Siam capita l, Ayutthaya. The inner city contained the residences of the aristocracy and nobles, 

bureaucratic offices and artisan communities. On the other hand, outs ide the city wall was 

agriculture farming, the trading community, Chinese and Western communities, and residences of 

the common people. Digging the canals, Khlong Ku Meung and Khlong Phadung Krung Kasem, not 

only pinned the urban area of the capital apa rt from the city wall, but also established the typical 

characteristic of the city, the artificial island. 

After years of modernisation, urbanisation, or even suburbanisation, Venice of the 

East Bangkok's commute has been replaced by cars, roads, avenues, expressways, underground 

or even skytrain. Riverine based markets turned into roadside commerce which has popped up 

a round the city, from sma ll shophouses inspired by Singapore and the 19111 century European 

style to grand department stores. Modernist monuments and buildings were represented as the 

popular culture. Entertainment like cinemas, restaurants, pubs and bars replaced old traditional 

pleasure like Thai musical fo lk drama. People migrated from upcountry to settle in the capital 

where all paid jobs were. The Bourgeois moved out of the city to the suburbs where they believed 

to find a better standard of living. The integration between classes (nobles, merchants, 

commoners, immigrants) has increased due to the wealth of economic capital as well as cultural 

capital, particularly higher education. More and more, the middle class has played a prom inent 

ro le in social drives. The national economy which was based on the monopolised junk trading 

was broken off by the Bowring Treaty. Moreover, adopted western especially American ideas 

during the mid-century period and the National Economic Development plan later became 

ambitious planning to direct the growth of the country. 



52 

Even though its capital is only about 230 years o ld, Thailand always cherishes its 

precious identity. Bangkok always celebrates its fou nding anniversary. All three commemorations 

of Bangkok (lOQth, lSQth and 2QQth) have practiced a similar event, the res toration of the Grand 

Palace. Moreover, each celebration had an important happening. The first celebration was the 

Bangkok Centennial in 1882. The event incl uded the firs t national exhibition whi ch was set at 

Sanam Luang (Royal Fi eld). Then, for the lSQth Anniversary of the Siamese Dynasty in 1932, the 

national memor ia l, first iron bridge (Phra Phuttha Yodfa Bridge, Memorial Bridge) which crosses 

the Chao Phraya River from the city s ide to Thonbur i side was built. The Rattanakosin 

Bicentennial in 1982 highlighted the remembrance of national heritage: royal ceremonies, 

t raditional Thai art and rituals. The event later led to the establishment of a master plan for 

conservation and development of Krung Rattanakosi n. 

Hence, if you asked Thai people where is the urban centre of Bangkok in the 2!51 

century, they probably would tell you Siam Square. Pathumwan, Sathorn, Bangrak or Sukhumvit 

neighbourhoods were once Bangkok suburbs. Yet today, the spectacu lar high-rise buildings 

dis tinctively designed by international or local 'Starchitects' are omnipresent in these CBDs. On 

the other hand, if you asked Thai people to recommend an area in Bangkok that represents the 

centre of urban Thainess, answers often go through "the old city centre of Bangkok". Does it 

mean the area of 'Krung Rattanakosin' where Thai perception deeply appreciates the tributes of 

its unique his toric and cultural heritage like ' the Grand Palace', Wat Pho or Wat Aru n (Wat means 

temple), Ratchadamnoen Avenue, or 191h century European buildings? Or does it mean the area 

where Thais are still fond of markets like Bang Lumphu, good o ld day foodies, or shops in 

different 'Yans' (local dis tr icts)? So, where is exactly the 'Old Bangkok'? 

2.1 Old Town of Bangkok Signifies Krung Rattanakosin (Royal Area) 

The Committee for Conservation and Development of Krung Rattanakosin and Old 

Towns was a ppointed in 1978. The main objectives were to formulate the policy, to allocate the 

o ld town area, and to set up the master pla n for Conservation and Development of Krung 

Ra tta nakos in and Old Towns. Referring to the Committee for Conservation and Development of 

Krung Rattanakosin and Old Towns, o ld towns in Thailand have been categorised into four 

different types. The committee classified Krung Rattanakosin as a n old town by using one of fou r 

definitions as fo llows: 

Town or area of town which possesses, a specific characteristic that was acquired from 

the past, and an unique local culture. Or it has combination pattern of local architecture. Or it 



presents the system of social evaluation that have been practiced from different periods. Or it 

was once city centre. Or historical records, archaeological evidences, and architectures with 

aesthetic values reveal the distinctive city' structure or archaeological site. Moreover; it still 

continues to perform as a living urban city which is centre of economic, social, and 

administration of populated province. (Understanding Old Towns in Thailand, 2011) 
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The master plan was launched in 1994, which covered the conservation and 

development of the area of Krung Rattanakosin and the area on the opposite bank of the r iver, 

Thonburi. 

2.1.1 The Area of Krung Rattanakosin 

Krung Rattanakosin is divided in 3 areas : Inner Rattanakosin, Outer Rattanakos in 

and Thonburi area. Inner Rattanakosin includes areas that are ins ide the bank of the Chao Phraya 

River from the Gra nd Palace to Klong Ku Meung. It is approximately 1.8 square kilometres. Outer 

Rattanakos in includ es the area between Klong Ku Meung and Klong Rop Kru ng with an area of 

approximately 2.3 square kilom etres. Thonburi, the previous capi tal, includes the area on the 

opposite bank of the river of Rattanakosin, cover ing an approximate area of 1.7 square 

kilometres. The a rea on the eastern side covers the majority of Pra Nakorn district of Bangkok 

and on the west s ide covers Bang Phlat, Bangkok Noi and Bangkok Yai dis tri ct of Bangkok. The 

population only in the Pra Nakorn district consists of 55,373 people. The popula tion density is 

10,002 persons per sq. km (Statistic of Bangkok 2014). 

The area was once the royal residential area, house of royal relatives and nobles. It 

was the centre of government administration, for example, the Ministry of Commerce, the 

Min is try of Foreign Affairs, the Minis try of Interior, and the Royal Thai Mint. It was the centre of 

modernity, especia lly after the construction of roads like Bamrung Meung Road in the 1860s and 

westerner s tores. Moreover, elite communities also marked Thai cu lture such as Thai opera 

theatre (Pridalai Theatre, Phrasi ng Nara), music and Thai artisans. 
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Figure 21 Map of Krung Rattanakosin 

(N. Huabcharoen, 2016) 
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2.1.2 Policy and Planning for Conservation and Development 
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The main objective of the Fourth National Economic and Social Development Plan 

(Bangkok Policy) 1977-1981 was reducing the population density of Bangkok and expanding 

development to the provincial areas. Besides the main objective, the project of Conservation and 

Development of Krung Rattanakos in was also part of the policy. Later, recommended by the 

National Environment Board (NEB), the Committee for Conservation and Development of Kru ng 

Rattanakosin a nd Old Towns was a ppointed by the cabinet resolution in 1978. The committee 

played an important role, especially during the Rattanakosin Bicentennial in 1982. The project of 

Krung Rattanakos in was launched under supervision of the committee. The main objectives were 

to review and set up the mas ter plan for Conservation and Development of Krung Ratta nakosi n; 
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to conserve heritage buildings and surrounding areas; to properly develop Krung Rattanakosin 

following a conservation approach to avoid any impact on its heritage buildings and surrounding 

areas. The procedures included: appoint land use policies; designate regulations for controlling 

the buildings and edifices; conserve areas which represent historical and archeological value; and 

set guidelines for conservation and development (Master plan for Conservation and Development 

of Krung Rattanakosin, 1994). 

Figure 22 Buildings in Rattanakosin area dated between 1800s-1900s 

(N. Huabcharoen, taken in 2014-2016) 
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A. Land Use Plans and Policies 

The cabinet resolution in 1981 approved the proposed land use policy from the 

Committee for Conservation and Developm ent of Krung Rattanakosin and Old Towns. 

The recommendations included : 

1. To prohibit any industri es which may cause conflagration and environmen tal 

damage. 

2. To limit the number of com mercial businesses in the communi ty area. 

3. To prohibit any residential construction of both the public and private sector. 

4 . To conserve the construction dated before and during the reign of King Rama V. 

The building is required to be restored to its original condition. If need to be 

demolished, it should be rebuil t to its original style and height The construction 

of new buildings must not be higher than the buildings which date from the 

reign of King Ram a V nor higher tha n 16 metres. The open space must be 20% of 

the land and 50% of green space is required. 

5. To control buildings, ports, and piers along the Chao Phraya River waterfront 

(including Thonburi side). 

6. To rearrange car traffi c in the historical area and promote pedestrian walkways 

on certain streets. 

7. To control commercial banners. 

8. To control any kind of causes tha t may harm the scenery and serene 

environment. 

9. To encourage the open vista a nd green space, especially along the Chao Phraya 

River waterfront. 

10. To encourage the conservation of buildings which have historical and cul tura l 

value. 

11. To encourage land use for activities which promote Thai traditional culture. 

The proposed policy was la ter a pplied into the regulations of city planning, the 

Building Control Act, the ordinance of architectural and building guideline, the Bangkok 

Comprehensive Plan in 1999, as well as the Master Plan for Conservation and Development of 

Krung Rattanakos in in 1997. They mainly fo cus on : 

1. Land usage po licy for the inner Rattanakosin and the waterfront area, including 

the Thonburi side 

2. Restora tion and reconstruction of heritage edifices built before or during the 

re ign of King Ram a V 



3. Opening green space for recreation and environmental conservation 

4. Reducing the building density and traffic congestion 

5. Promoting Thai culture and identity through the urban environment. 

B. Regulation and Ordinance for Building 

1979 : Building Control Act 
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1985 : Bangkok Metropolitan Administration (BMA) Ordinance prohibited new 

construction, modification or changing the use of certain types of buildings 

in designated areas within Inner Rattanakosin 

1987: Bangkok Metropolitan Administration (BMA) Ordinance prohibited new 

construction, modification or changing the use of certain types of buildings 

in designated areas within Outer Rattanakosin 

1988: Bangkok Metropolitan Administration (BMA) Announcement on the 

guideline for the plan, layout and architectural s tyle of buildings in Outer 

Rattanakosin : dimension (windows, doors, awning, roof), decoration, 

exterior colour (cream or nude, light grey, white), material, open space, 

parking space 

1992 : Ba ngkok Metropolitan Administ ration (BMA) Ordinance prohibi ted new 

construction, modification or cha nging the use of certain types of buildings 

in designated areas within Thonburi (old town) 

1997 : Master Plan for Conservation and Development of Krung Rattanakosin 

1999 : The Bangkok Comprehensive Plan (1st Revised Edition) in 1999 

* Vision : To conserve the historical and cultural heritages and to maintain 

the na tional identity 

* Plan : The open space plan is for recreation and environmental 

conservation. This plan was announced after the la nd use plan and the 

transportation plan by having a poli cy to promote, renovate, restore and 

conserve the urban environment along with the cultural identities. The open 

space plan has 2 categori es as follows: the open space for recreation and 

environmental conservation; the open space for flood prevention 

(Department of City Pla nning, 200 7) 
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C. Architectural Heritage Conservation Planning 

Under the project of Conservation and Development of Krung Rattanakosin, the 

Department of Fine Arts was assigned to research on the a rchaeological s ites, fine arts and 

culture situated in Krung Rattanakos in. The objective was to set the standard for conservation 

and restoration. In 1978, the Office of Archaeology, Fine Arts Department listed 133 

archaeological si tes a nd heritage buildings in Krung Rattanakosin. They have been categorised 

into 11 types of edifices as follows: 

Grand Palace, Palace and temples in the palace (7) 

Religious edifice (26) 

Spiritual/Shine edifice (7) 

Monument (14) 

Fort and City Wall (4) 

Government building (26) 

Park (8) 

Shophouse (15) 

Khlong or canal (15) 

Bridge (13) 

Pier (8) 

(Report of Heritage Bu ildings in Krung Rattanakosin , 1978) 

As Krung Rattanakos in was the residence of the royal family, nobles and elites, the 

majority of the royal assets and property later came under the Crown Property Bureau (CPB) 

which was established by the Royal Assets Structuring Act of 1936. The Crown Property Bureau 

(CPB) occupies la nds of 4.24 square ki lometres (2,650 rai) in Bangkok (Kongniransuk, 1992). 

Ninety-three percent a re rented to low a nd middle income renters, government agencies, and 

social benefit orga nisations. Seven percent is the high profit land which is rented to the pr ivate 

sector (Realist Blog, 2014). Looking closer at the heritage lis t of 1978, most of them belonged to 

the CPB, e.g., Tha-Tien shophouses, Tha Wang communi ty, and Tha Maharaja com munity. Other 

landlords in Krung Ratta nakosin are the Department of Religious Affairs, e.g., Trok Bowonn 

Ra ngsi Wat Bowon niwet and Wa t Thep Thida Ra m; the Government; and private owners, e.g., Wat 

Sam Phraya community and Dukdin Muslim community. 
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2.1.3 Tourism Promotion 

It is arguable whether the Rattanakosin Bicentennial 1982 has marked national 

awareness of valuing heritage for the Thai people. Old ritual ceremonies from previous Kings 

were revived to glorify the capital : Royal Barge Procession (King Rama 1) and decorations on 

Ratchadamnoen Avenue (King Rama 5). The event was celebrated during 4-9 April 1982. All the 

official ceremonies took place in different s ignificant places : the Grand Palace, the Chao Phraya 

River, the Memorial Bridge, the Royal Field, Wong Wian Yai (Statue of King Taksin), and the City 

Pillar Shrine(Royal ceremonies for the Rattanakosin bicentennia l, no date). 

2.2 Old Town of Bangkok Includes Krung Rattanakosin's Surrounding Areas 

Looking closer at the Master Plan for Conservation and Development 1994, cultural 

heritage of Bangkok seems to officially recognise only the Krung Rattanakosin area. Moreover, the 

value of heritage persists exclusively on the physical distinctiveness of the city : historical 

buildings, scenery and serene space. More precisely, it focuses on royal a nd religiou s denotation 

such as the policy to conserve the edifices dated before a nd during the reign of King Rama V. 

However, if heritage refers to something old and having value that reminds of the past, Old 

Bangkok should be looked further into Rattanakosin's surrounding areas and also its people's 

way of li fe. 

2.2 .1 Krung Rattanakos in's Surrounding Areas: 

The Area between the Old City Wa ll a nd Khlong Phadung Krung Kasem 

During the re ign of Rama 3, wars between neighbouring countries were different 

from the past. Cons truction of the city to protect from troops was not felt necessary at that time. 

Khlong Phadung Krung Kasem was dug in the 1850s not only fo r expanding the urban 

boundaries, but also to facilitate commuting for its population. 

Apart from the Krung Rattana kosin area, as presented on Plan general de Ia vi lle 

Bangkok in 1893 below, the inside of the city wall was indicated as 'Ville Royal' (Royal City), whi le 

the outs ide of the city wall was indicated as 'Quartier tres habite' (Neighbourhood with high 

inhabitation). 
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Figure 23 Map of Bangkok -Plan general de Ia ville 1893 

Source : www.bangkok.org 

The area between the o ld city wall and Khlong Phadung Krung Kasem covers 3 

districts : part of Phra Nakhon district, Pom Prap Sattru Phai district and Sampantawong dis trict. 

Porn Prap Sattru Phai district has the highest density in Bangkok with a population of 49,280 in 

1.9 sq. km. Sampantawong district has the lowest population in Bangkok with a population of 

26,359 in 1.4 sq. km (Statistic of Bangkok 2014, 2014). The area practically on the Phra Nakon 

and Porn Prap Sattru Phai district was the plantation fi elds. Sampantawong, one of the oldest 

dis tricts since the beginning of the city, was and still is home of the Chinese community in 

Bangkok. 

The riverine based way of life, plantation fields, and floating market passed from 

sight little by little. Their replacement by roads, shophouses, and dry markets changed the 

lifestyle of Ba ngkokians. As the area was the residential area of lower and middle range 

government officers, gingerbread houses or simple wooden houses were buil t a longside 

shophouses. Old fresh markets (Talad) like Talad Oeves, Talad Ratchawat, Talad Mahanaga, and 

Ta lad Nang Loeng still run their business. 
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Figure 24 Map of the area between the old city wall and Khlong Phadung Krung Kasem 

(N. Huabcharoen,2016) 

2.2 .2 Policy a nd Pla nning fo r Conser vation a nd Developme nt 

A. La nd Use Plans and Policies 

61 

According to BMA Ordina nce 1999, Krung Rattanakosin's surrounding areas contain 

important historical communities that da te from the reign of Ra ma V to VII. The location is 

representa tive of the commercial district and residentia l community. The area possesses the 

potential to be developed by modern a nd high buildings which would not integrate into the 

overall Krung Rattanakosin. 

1999: Bangkok Metropoli tan Administration (BMA) Ordinance prohibited new 

construction, modification or changing of the use of certain types of buildings in designated 

areas : Phra Nakorn district (Wat Sam Phaya, Bann Pan Thorn, Bann Batt, Klong Maha Naga, Wat 
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Debsirin sub-district) , Porn Prap Sattru Phai district (Porn Prap Sattru Phai sub-district) and 

Sampantawong district ( Jakkawad, Talad-Noi sub-district) 

B. Regulation and Ordinance for Building 

The Building Control Act and the BMA Ordinance in 1999 control the height (16, 20 and 37 

metres) of new buildings. That's why it 's hard to find high rise buildings. Moreover, with the 

Building Control Act of set back for 12 metre w ide road for construction of new buildings, and as 

land price in the districts is quite high - 300,000-500,000 Baht per 4 square metre- many aged 

buildings were ironically protected (The Treasury Department, Ministry of Finance Thailand, 

2016). Hence, the overall space from the sky view of Krung Rattanakosin and its su rrounding 

area is still properly homogeneous. 

Figure 25 Buildings between the old city wall and Khlong Phadung Krung Kasem 

(N. Huabcha roen, taken in 2014-2016) 
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C. Architectural Heritage Conservation Planning 

Realising that Krung Rattanakosin's related areas also contain a long history parallel 

to building up the city of Bangkok, the Land Readjustment and Urban Renewal Division of the 

BMA Department of City Planning (CPO) explored in 2015 valuable buildings and shophouses in 

the area. The cri teria to clarify the value of buildings are : having identical architectural style 

which represent the period of the cons truction; having li nks to certain hi stori c events, having 

cultural value for further archeologic s tudy; and being more than 50 years old. The research 

concludes 7,105 valuable edifices w hich matched the criteria. Phra Nakorn district has 978 

valuable edifices, Porn Prap Sattru Phai district has 3,322 valuable edifices and Sampantawong 

district has 2,805 valuable edifices. They are mostly owned by private property (Department of 

City Planning (CPO), BMA and Thammasat University Research and Consultancy Institute, 2015). 

2 .3 Old Local Districts and Old Community 

According to the Hoi-An Protocols, the phys ical, human-made components of 

heritage are not o nly inextricably linked to but also arise from the natu ral geography and 

environmental setting of their respective cultures and serve as the setting for more intangible 

expressions of cultural traditions (Engel hardt, 2009). Since the beginning of Krung Rattanakosin, 

historically, it was composed of many different communities and ethnics groups. The Laotian 

com munity, w ho were initially labourers during the city construction in the King Rama I re ign, 

lived in Bann Lao Road or old area of Sala Chalerm Krung. The Khmer community or Bann Batt 

dated from the King Rama Ill reign; they have s pecia lised in crafting alms bowls. This community 

is situated on Bumrungmeung Road and still practices their artisans. The Mon comm unity lived in 

the area called Bann Moh which represented their skill in crafti ng pots. Also, Bang Lumphu .. near 

Chana Songkhram Temple, used to be a vast Mon comm unity before the commercial and touris m 

industry invaded the area. The Chinese com munity, the centre of the commercial s kill, has resided 

outside the ci ty wall in the Sampeng neighbou rhood a nd along the Chao Phraya River~ e.g., Tha

Tien community. 

Referring to the Thai word 'Yan', it li terary denotes the idea o f a single communi ty or 

various areas that represent certain characteristics by its inhabitants and its activities. For 

example, Phra Sumen Fort community and Thanon Pra Arthit community, are situated in Yan 

Bang Lumphu,. However, a community in the Thai context 'Chumchon' may sometimes present a 

negative value such as 'Chumchon Airaud' w hich means slum. Briefly, Yan contains specific 

cultural, social or even historic value more than commu nity. 
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Actually, the settlement of communities and Yans in Krung Rattanakosin has been 

evaluated by the development of the town. People have moved in and out. The plantation fields 

along canals changed to buildings along the road. Some local practices and function s in the past 

were replaced and displaced, for example, the rice market at Khao San Road (means rice in Thai) 

was replaced by a backpacker tourist district; Pak Klong Talad -the old fish market next to Tha

Tien, became a flower market. The suburbanisation in the 1960s-70s prompted old elites to move 

from the crowded old town area to live in suburban areas like Sukhumvit. As a result of the first 

National Economic and Social Development Plan in 1961 and later plans which aimed at export 

oriented industrialisation, the population in Bangkok increased from 1.1 million in 1947 to 3.1 

million in 1967 (Baker and Phongpaichit, 2015). This is attributed to the development of basic 

public health which increased the birth rate and the immigration from upcountry to work or 

study in the capital. New people moved in to the area and brought their own culture. 

------------ ~-----------

Figure 26 Small typical shops in different Yans of Rattanakosin 

(N. Huabcharoen, taken in 2012-2016) 
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However, certain practices still continue in the community. Yan Sao Ching Cha (Giant 

Swing) and Yan Bumrung Meung are the best place to find religious suppl ies. Yan Phahurat, an old 

Vietna mese community which later became Little India of Bangkok, is a textile trading centre. 

Classic ra t tan furniture shops are easily found along Mahachai Road, next to Romaneenart Park 

(Kang Reun Jam community). Moreover, w ith regard to gastronomy, many Thai guidebooks 

celebrate the long classic of the 60s and 70s restaurants in the old area. Typical Thai traditional 

dessert is known best in Banglumploo. The classic Chinese Mar ia Restaurant, Methavalai 

Sorndaeng Restaurant, Pad Thai Thipsamai, and Chinese s tyle brunch tea Ong Long today still 

welcome the 60s cl ients as well as hipsters. 

Figure 27 Var iety of local food in Rattanakosin 

(N. Huabcharoen, taken in 2012-2016) 

2.3.1 Policy and Planning for Conservation and Development 

Bangkok ci ty planning reports in 2011 state that there are 20 communi ties in Pra Na 

Khon district. Out of the total, 6 communities are indicated as high density com munity (> 15 

houses pe r 1 Rai). The worst is Porn Prap Sattru Phai district, where 14 out of 15 communities 

are overcrowded. Therefore, during the revi talisation of Krung Rattanakosin, pretext of the 

unslumming project quietly took place for opening the vista of valuable historic sites, or 

providing green space in urba n areas, like the case of Phra Sum en For t. 

The problem of overcrowding in the centre of Bangkok has been raised since the 

Fou rth Na tional Economic and Social Development Plan 1977-1981. Access to services a nd paid 
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work was concentrated in the 'primate city'. Therefore, a large number of countryside people 

moved to Bangkok. The population increased from 3.1 million in 1967 to 5.6 in 1987 

(Tangchonlatip, 2007). Net Migration Gain in Bangkok expanded from 64,000 in 1965 to 366,000 

in 1990 or 6 times(Tangchonlatip, 2007). However the number has dropped since 1995 from 

135,000 to 63,498 in 2015 (Tangchonlatip, 2007). The urban expansion to the other regions was 

the policy plan to reducing the urban crimes : low standard of living, environmental pollution, 

traffic congestion, and lack of bas ic public services. 

A. Community and Land Use Plans and Policies 

Thus, concerning the community development, the BMA's planning policy has 

focused on the basic standard quality of living, public utilities and service, and efficient land 

usage. The overcrowded housing problem as well as the ownership are part of the BMA's 

planning for the lower income population. 

Department City Planning, BMA reports: 

2005: The objectives concentrated on the rapid growth of the urban area which 

lacked a proper system to standardise the living quality of the community. 

The unplanned housing settlement caused overcrowded districts and 

deterioration. It also led to vulnerable populations in terms of educational 

opportunity and working opportunity 

(Bangkok Community Study 2005, 2007). 

2011: The objectives concentrated on beautification and efficient land usage in 

developing and regulating communities for urban sprawling and econom ic 

promotion. Moreover, the plan was to secure the rights of the low-income 

population and housing (Bangkok Community Study 2011, 2011). 

The old distinctive function of 3 heritage canals (Khlong Ku Meung, Khlong Rop 

Krung and Khlong Padung Krung Kasem) was transformed from water-based commute or 

commerce and agricultural purposes to main drainage and sewerage of Krung Rattanakosin. 

Houses or infrastructures intruding into canals were regulated and removed to improve the 

proper condition. The canals' revitalisation also s trengthened the heritage value of Khlongs. 
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Briefly, the development concerning the commu nities in Bangkok mainly prioritise the basic 

accessibility to standard public services, security, health, and quality of life by adding proper 

sanitation, schools, hospitals, and parks. 

(a) (b) (c) 

Figure 28 Khlongs (a) Khlong Ku Meunge, (b)Khlong Rop Krun, (c) Khlong Padung Krung Kasem 

(N. Huabcharoen, taken in 2015-2016) 

B. Cultural Heritage Conservation Planning 

The project of Krung Rattanakosin and eastern related areas was proposed in 2013 

during The Bangkok Comprehensive Plan's procedure by networks for conservation of cultural 

heritage. Since the arrival of the Metropoli tan Rapid Transit or MRT (blue line) in the 3 districts, 

the awareness of cultural heritage conservation has risen among the impacted communities, 

especially in the China Town area. Many aged buildings were demolished for opening space for 

MRT stations. Also, certain communities were evicted and housing rental contracts were 

terminated for opportunities in land price hikes, for example Charon Chai community and Verng 

Nakornkasem community. The Committee for Conservation and Development of Krung 

Rattanakosin and eastern related areas was appointed in 2013 by the BMA. Besides government 

representatives, the committee included representatives of cultural heritage planning, 

representatives of landlords, and academic representatives. The planning strategies were 

planned in two aspects (The Extension Area of Eastern Rattanakosin, no date) : 
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Social and Economic Strategies 

Maintain and promote trade activities including traditional and cultural lifestyle 

1. Create new economic opportunities which comply with historical values and 

modern infrastructure 

2. Restore and promote exis ting and new tourist areas 

3. Improve infras tructure and fa cilities in accordance with the MRT 

4. Improve infrastructure and the envi ronment in line with the fu ture ageing 

society 

5. Improve regulation in accordance with cultural heritage conservation and 

contemporary development trends 

Physical and Environmental Strategies 

1. Renovate existing historic structures, both man-made and natural areas 

2. Promote green space 

3. Promote mobili ty of traffic congestion in accordance with the MRT 

4. Strengthen the uniqueness (historic and cultural values) of communities and 

buildings 

5. Create unique and memorable landscapes of historic roads 

C. Community Heritage Management 

The Eighth National Economic and Social Development Plan (Bangkok Policy) 

1997-2001, for economic and social well-being, insis ted on the public hearing process. Bang 

Lumphu community often has been raised as the epitome of the success story of how the old 

community is able to co-exist with the heritage conservation policy and development of tourism. 

The area not only holds physical heritage quali ty like rows of shophouses from different periods, 

wooden commoner houses, and a registered heritage For t, but also holds cultural and social 

values such as local markets and Thai music house. Furthermore, with these quali ties, the area 

contributes on top of that the economic flows from the tour ism industry : guest houses, bars, and 

restaurants. 



Figure 29 Everyday life at Banglumphu neighbourhood 

(N. Huabcharoen, taken in 2014-2016) 
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In 1981, one of the last two original Krung Rattanakosin forts standing from 14, Phra 

Sumen Fort, was renovated. In reinforcing the Fort's dignity, the surrounding area was modified 

into a park. On the river side, a gentrified green open space and river view access was created in 

1999 called Suan Santi Chai Prakan Park. However, on the road side, the plan was to demolish 

Kuru Sapha Printing House under the Ministry of Education, a group of modernist buildings dated 

from 1925, into recreational space which was initiated by the Committee of Krung Rattanakosin 

and the Treasury Department in 1998. However~ the Bang Lumphu civil group was aware of their 

community value and led a social movement to oppose the plan. They convinced the committee to 

keep a nd re-adapt the buildings for educational and social purposes. In 2000, the building finally 

was listed by the Fine Arts Department as a national heritage site and later became Bang Lumphu 

Museum in 2014. 



(a) (b) 

Figure 30 Renovated aged buildings at Banglumphu neighbourhood, (a) Banglumphu Museum, 

(b) Shophouse opposite to Phra Sumen Fort 

(N. Huabcharoen, taken in 2016) 

2.3.2 Tourism Promotion 
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Unlike in Krung Rattanakosin, where the physical distinctiveness plays an important 

role in promoting tourism, the intangible distinctiveness of its related area and way of life of 

ordinary people are the main a ttraction. The walking street, floa ting market, and temple fair 

campaigns are created to stimulate the 'heritage' way of Thai life. 

Figure 31 Festival in old Bangkok (a) Floating Market Festival, Khlong Padung Krung Kasem, 

(b) Walking Street, Chinese New Year Festival, Yaowaraj Road, 

(c) Annual Golden Mountain Festival, Wat Sraket 

(N. Huabcharoen, taken in 2014-2016) 
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3. Gentrification Driven Process 

Managing the historic and heritage place in the 2P1 century is quite challenging far 

beyond the discussion of heritage conservation in the 19th century between Viollet-le-Duc, 

stylistic restoration and William Morris, romantic restoration. The aesthetic value does not 

represent the only concern in the conservation or restoration process. Especially when the 

heritage site is situated in the centre of the urban area, the question of social value, cultural value 

or even economic value is an issue. Furthermore, the significance in architectural conservation 

practice in old Bangkok has been more a nd more tested by certain impacts which brought about 

gentrification in old Bangkok, both physically and socially. 

The gap between the national committee's policy and local community's awareness 

on how to define "old Bangkok" values has strained the situation. Tourism promotion appeared to 

be one of the main aims in enriching the cultural heritage and wealth of the country since the 

establishment of the Tourism Authority of Thailand in 1977. Nonetheless, the rapid growth in the 

tourism industry in Bangkok also has driven the drastic changes in the c~mcept of beautification 

of its old city centre, which endeavours to impress foreigners. Almost 40% of the 8.3 million 

Bangkok population in 2010 census shows as unregistered population. Their presence comes 

from various reasons - work, education or family. The development of slums or the proper word 

'overcrowded community' by standard ising with the green space in the heritage area has forced 

eviction and fading out of certain communities and Vans. 

The gentrification in urban heritage of the old Bangkok can be explained in three 

aspects : cultural, social, and economic. 

3.1 Cultural Advocacy: The Master Plan of Krung Rattanakosin and Gap 

between Tastes of the Classes 

Referring to Bourdieu, the combinations of the varying degrees of capita ls- cultural, 

economic, social, and symbolic - attribute to distinctions of taste that become later the basis for 

social judgments and class fractions (Bourdieu, 2014). For Bourdieu, cultural capital is 

accumulated by skills, experience, knowledge, qualification etc. that are attained by being in a 

particular social class. The high volume in cultural capital is mos t tending to be able to establish 

what forms 'taste' within society (W. F. M. Ltd, 2015). 



72 

The case of revitalisation on Ratchadamnoen Avenue represents the arguments of 

how distinction of cultural capital between the social classes could cause gentrification in the 

heritage site. The story of Sala Chalerm Thai Theatre, the Champs-Eiysees project and the 

Mahakam Fort community exhibit ideas of how urban revival in the old area caused people to 

desert the city. 

Defining national cultural heritage of old Bangkok from the late 201h century has 

brought up the problem of the capital's difference between policymakers and the ordinary 

people. The gap has provoked the decision on the heritage value of buildings, structures or 

communities, whether they are worth being conserved, restored or simply demolished. The 

gentrification issue basically is raised from the procedure of renovating deteriorated areas which 

illustrate the segregation between rich and poor in terms of economic or cultural resources. 

Nevertheless, looking closer at the policy of the Committee for Conservation and 

Development of Krung Rattanakosin and Old Towns. Back in 1978, defining heritage Bangkok, 

only 133 heritage structures in Krung Rattanakosin were listed. The main policy of the committee 

is to honour Thai culture a nd identity through the urban heritage environment. The process was 

adopted to land usage law and regulation, conservation and restoration of heritage buildings 

which were built before or during the reign of King Rama V, opening vistas and green space, and 

reducing building density and traffic congestion by demolishing non-conforming buildings. 

With regard to the rise of the middle class in the 1930s, many ordinary people who 

came from a peasant background had the opportunity to study and even to conti nue their 

education abroad. They later became officers with high positions in the bureaucratic system, for 

example PM. Pridi Banomyong and General P. Pibulsongkram. After the Siamese Revolution of 

1932 and during 15 years of the Democratic Reform Committee, Thainess was stimulated via 

popular culture. The polite way for greeting 'Sawasdee', the official name of the country 'Thailand', 

even Pad Thai were invented. Many royal spectacles and ceremonies were halted such as the 

royal barge procession and ploughing ceremony. The ed ifices in modernist style, buildings along 

Ratchadamnoen Avenue, Democracy Monument, Victory Monument, Supreme Court of Thailand 

building, General Post Office, Sala Chalerm Thai Theatre, and Rattanakosin Hotel were added into 

the old noble precincts. 

During the reign of King Bhumibol (Rama IX), the role of the modern monarchy 

which is committed to the public welfare and socio-economic development has been signified 

(Askew, 2002). However; after 194 7, academic scholars tried to explain the willingness of 

royalists who wished to revive something of the old politic and social order (Baker and 



73 

Phongpaichit, 2015). Many traditional royal scenes were re-established. Infrastructures 

especially in inner Bangkok related to the institution of the monarchy regained attention in 

historic value and impression, e.g., the Grand Palace, palaces, royal temples, and noble residences. 

Reconstruction of the national history and heritage from the royalists not only symbolised 

nostalgia for the monarchy, but was also stated in the National Economic and Social Development 

Plan. 

The beginning of revitalising Bangkok for the Rattanakosin Bicentennial in 1982 was 

impressive. Images of the glorious Capital of Thailand initiated the new perspective on national 

history and cultural heritage for the Thai people. The opening of vista space for Wat 

Ratchanatdaram's Loha Prasat (metal castle) dated from 1846 by pulling down the modernist 

Chalerm Thai Theatre building on Ratchadamnoen Avenue became a national agenda. The last 

show in Chalerm Thai Theatre in 1989 was even a national broadcast. 

The prejudice between the old elite class and new middle class was omnipresent in 

the architectural heritage discourse. Mom Rajawongse Kukrit Pramoj who claimed to be a 

'Royalist', commented on demolishing Chalerm Thai building that 

.. .In this era of SO years ago (Democratic Reform Committee's period) has created many 

ugly buildings in Bangkok. It is very reasonable that once we tear down one building, we should 

then bulldoze other buildings whose architecture does not blend with the architecture of Bangkok. 

(MR Kukrit Pramoj 1989; Chotpradit, 2012) 

... for the fine a rts of Thailand after 1932, truthfully speaking with patriotism, it is the 

declining era of Thai fine a rts. The creation of Thai fi ne arts was not produced. The revolution 

leaders (Democratic Reform Committee, PM. Pridi Banomyong, General P. Pibulsongkram) were 

western educated and came back from France. Their aesthetic taste was acquired from roadside 

cafes in Paris. Beautiful for them was nude pictures. (MR Kukrit Pramoj 1985; Chotpradit, 2012) 

Literally, P. Pibulsongkram decided to decorate Ratchadamnoen Avenue by forming 

a group of buildings with the inspiration of the Champs-Elysees Avenue, Paris. Actually, the 

inspiration may have been adopted by the initial proposal of King Rama 5 in constructing the 

avenue. 

...be the fashionable avenue for driving loops. Both s ides of the avenue should have 

palaces, high profile offices, and residences of wealthy people, not some small businesses ... Once it 

becomes a large road for the gathering of lots of people, it will be the pride of the country ... 

(Boonma, 2014, p. 238) 
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However, there was the disagreement from Thai esteemed architects, such as Dr. 

Trungjai Buranasomphop and other academics on demolishing the building (Rattanagosin, no 

date). They came up with the discourse on other aspects representing the value of the building 

and Ratchadamnoen Avenue. The Sala Chalerm Thai building was designed by French educated 

architect Jittasen Aphaiwong in the 1940s to be the prominent part of the group of identical 

buildings on Ratchadamnoen (Klang) Avenue. The modernist form reflected the period of Thai 

architecture. Because of the global economic decline during WW I and II, the concrete 

construction trend during the 1930s-1940s was limited to simplicity and clarity of form and 

elimination of unnecessary details. Moreover, it owns the long history of the theatre and cinema 

industry in Thailand. The Sala Charlerm Thai was the most modern theatre in Bangkok : hydraulic 

technology stage, 1,500 seats, western films, 3D movies, dress code, and pop corn culture. 

Ratchadamnoen (Klang) Avenue itself had its glorious days. It was the 

entertainment spot. Cinemas, restaurants, and discotheques were the hang out places for 

teenagers of the 1960s-70s. It has been the location of high profile offices of both the public and 

private sectors: the Government Lottery Office, the Revenue Department, the Public Relations 

Department, Siamrath News Publisher (owned by MR Kukrit Pramoj), Thonburi Group (Mercedes 

Benz dealer), Vidhyasom (local medicine company), Suksapan Panich (shop under the Ministry of 

Education), and Satriwithaya School (well-known girls only public school). 

As the business centre moved to areas like Sukhumvit and Silom, the entertainment 

hub was displaced to Siam Square, and various political crises took the Democracy Monument on 

the avenue as a symbol of revolution, Ratchadamnoen (Klang) Avenue's original significance has 

been curtained down. The only thing left is the uniform physical appearance of buildings whose 

windows are all closed in order to protect from car and noise pollution from the avenue. 

In 1990, Maha Chesdaodin Pavilion and Plaza was created to replace Sala Chalerm 

Thai by Thai iconic architect Dr. Sumet Jum sai. The scene of pristine Loha Prasat is perfectly 

revealed by the open space of Maha Chesdaodin Plaza. The Pavilion was occasionally used for 

official ceremonies, such as the Sixtieth Anniversary Celebrations of His Majesty's Accession to 

the Throne in 2006 and welcoming Queen Elizabeth II in 1996. However, the plaza hardly sees 

people gathering there like its original concept. 

Today in the early zpt century, the buildings tha t were once despised as unpleasant 

in Thai history are now rehabilitated by the contempora ry and gentrified cultural and 

educational projects - Rattanakosin Exhibition Hall, Ratchadamnoen Contemporary Art Centre 

and soon wisdom of life Ba ngkok City Library. 
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(a) (b) 

Figure 32 Old Sala Chalerm Thai Area in the 21st C. (a) The Amazing Race 2016 Pit Stop at Maha 

Chesdaodin Pavilion and Plaza, (b) Maha Chesdaodin Pavilion and Plaza after the revitalisation 

source: (a) www.cbs.com/showsjamazing_race, (b) Photo by N. Huabcharoen, 2015 

3.2 Social Drive : Living Heritage Museum in the Lifeless City 

With the s tatus of 'Primate City', Bangkok has attracted people from various ethnics 

groups, professions, and ages to move in with beliefs of better living, centre for the best 

education, well-paid jobs and business potential. The capital has accumulated its population from 

500,000 in the early 20th century to 8.3 million in the zpt century. The dynamic movement of 

population whereby people moved out, or returned to the city, always marked some fragments of 

Bangkok signifi cances. They may represent an architectural pattern that corresponds to the living 

style : houseboat, shophouse, wooden gingerbread house. In addition, they always practice 

everyday life activities through artisans, cuis ine, craft, and music, which somehow reflects 

heritage value. Unfortunately, is cultural and social distinctiveness seems not to be recognised 

officially by the government sector. 

The trend of the Bangkok population is a result of the suburbanisation period, the 

decentralisation attempt of the Fourth National Economic a nd Social Development Plan (Bangkok 

Policy) 1977-1981, and migration from the countryside. Even though migration to the city has 

dropped and the increase in the population and housing census has declined from the 1980s, 

Krung Rattanakosin and its surrounding districts still have the problem of density, homelessness 
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and pollution. Therefore, communities especially in Pra Nakorn district often fa ll to 'slum' 

interpretation and appear like an eyesore for the BMA's vision. 

The soft power in solving density in inner Bangkok began with the relocation of 

major government offices to the suburbs due to the limited space. The Ministry of Commerce 

moved from the 1920s European s tyle building to Nonthaburi province in 1989. The Ministry of 

Foreign Affairs moved from Palladian Baroque Saranrom Palace (initially planned as Rama 4's 

re tirement palace) to a contemporary designed building with an old touch of Thai pediment on 

Sri Ayutthaya Road in 1997. The Minis try of Public Health relocated from old Neo-Classical Deves 

Pa lace to Nonthaburi province in 1994. The abandoned buildings were renovated and 

rehabilitated as a museum. The buildings of the Ministry of Commerce turned into the interactive 

Museum of Siam Discovery. As many government agencies moved out from Krung Rattanakosin, 

business in the areas like Yan Deves local district and Yan Sam Phraeng which used to serve 

officers has decl ined. Only some old family restaurants (Udom Podchana, Phanfa Restaurant), 

dessert shops (Kor Panich), chilli paste shop (Nampik Nittaya), official uni form tailors, traditional 

Thai medicine shop (Mowaan), and original shop of old international dealers (Rolex) are sti ll 

running their business and keeping their reputation. 

The declining urba n centre, especially in the economic aspect, has occasionally 

pushed the old community to realise its root quality. They tried to use cultural heritage to solve 

their cris is. In 1997, commercial Sam Phraeng local district (Phraeng Phuthon, Phraeng Nara, 

Phraeng San Phatsat community) was facing the turing point a fter the relocation of many 

ministries around the area. The communities decided to create the activities called 'Beautiful 

Day at Sam Phraeng' (One Ngam Ti Sam Phraeng) to encourage the awareness of historical 

dis tinctiveness and social strength. The community even contributed their own funds in 

repainting the 14 heritage buildings. Although the buildings are identified as worth Rattanakosin 

heritage, ironically this activity was not supported by the public sector (TCDC, Creative, and 

Center~ 2012). 

From the trader city no teworthiness to City of Angels connotation, the 

'beautification' went further in degrading integri ty of old local districts. During the Asia-Pacific 

Economic Cooperation (APEC) Summit in 2003 which was hosted in Bangkok, Samak Sundaravej, 

Governor of Bangkok, decided to hide an unsightly Tha-Tien communi ty located along the Chao 

Phraya River bank from delegates attending by a large banner stretching over half a kilometre 

long and s tanding at about the height of a four-storey building with the wording 'A Warm 

Welcome to Thaila nd to all APEC Delegates' (2bangkok, 2003; Gigantic banner unfurled to hide 
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slum, 2003) Surprisingly, K. Olarnphansakul, the chairman of Tha-Tien community supported this 

beautification idea. 

"We want to participate too and we are diligently cleaning our community for a more 

pleasant view" (Gigantic banner unfurled to hide slum- The Nation, October 17, 2003) 

In 2003, the 'Champs-Eiysees project' or the reorganisation of the residential area 

behind Ratchadamnoen Avenue under the Committee for Conservation and Development of 

Krung Rattanakosin and Old Towns was launched. The project sought to regain the status of 

Ratchadamnoen Avenue as the historical symbol of Siam's civilisation like Le Champs-Eiysees, 

Paris, and to promote it as a cultural tourism des tination in Krung Rattanakosin (osknetwork, 

2004). The project arrived as the second wave of gentrification. Rumour had it that the BMA 

would clean up the ci ty. The 21 communities inside Krung Rattanakosin would be regulated. Bang 

Lumphu local district, Sam Phraeng local district, and Mahakan community were the most 

threatened by the project. Ending contracts without prior notice, replacing communities by 

public green park, and transforming inner residential areas to fully su pport the tourism industry 

were the effects that the communiti es encou ntered (MGR Online, 2005b). 

Uncle Sert, the Head of Phraeng Phuthon Comm uni ty comment as those who are 

affected by the project that 

... I'm ha ppy with this lifestyle, even though it's boring for outsiders. I agree to the development 

plan of the city but the real deal is people not business ... BMA officers told me that they would like 

Phraeng to look alike Khao San Road ... No one asks us what we would like Phraeng to be. 

(osknetwork,2004) 

P. Pongsawat remarked on the issue on how heritage management effects the labour 

class in Bangkok that 

... the core of the 'Champs-Eiysees project' is the prohib ition of residential area in the 

heritage area. So urban poor people will become the informal employment. They can live their life 

in the city but they are not allowed to stay. Their status transforms from registered hous ing 

population to just labour. The rights between working and living are totally separated 

(osknetwork, 2004) 
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Unlike, Bang Lumphu community, the community named after Mahakan Fort, 

another surviving original fort, has been fighting against the eviction for more than 2 decades. 

The outpour of discontent on Mahachai Road in April 2016 marked the reaction towards the 

Master Plan for Krung Rattanakosin policy in the long history of clearing this livinghood into a 

recreation ground. 

The community has lived between the outside edge of the city wall, Khlong Rop 

Krung and Khlong Mahanaga. Historically, the area was a canal port for commuting between 

inside and outside of the city. The area is next to the Golden Mountain, an important Bangkok 

landmark. During the reign of King Rama 3 (1824-1851), land title deeds were granted to nobles 

and temples. As the city evolved, mos t of the original residents moved out and left their houses 

a nd land for rent. In the late 201h centu ry, the area was well-known as the best place to buy 

fireworks. The closed community had a population of 300 and 64 houses in 3,800 sq. metre. 

Current residents work as food vendors or firework vendors (Prachatai, 2016). 

(b) (c) 

Figure 33 Mahakan Fort during 2015-2016 (a) Inside area of Mahakan Fort, (b) The protests of 

Mahakan Fort Community resisting the eviction, in March 2016, (c) Public banner supporting 

the community 

source: (a) Photo by N. Huabcharoen, 2015, (b) www.facebook.com/'I~~\Jtlm.m'l11n1~, 

(c) Photo by N. Huabcharoen, 2016 
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The plan of renovating Mahakan Fort was initiated in 1959 by the government. 

Eleven plots of land out of 21 plots were successfully sold to the government from 1960-1973. 

However, the gentrification story began with the Expropriation Act of 1992 which aimed to turn 

the whole area to a public park as part of the Krung Rattanakosin project. The compensation was 

paid to the land owners. Unfortunately, most of them did not reside there. In addition, the BMA 

even offered land in Nong Chok and Minburi districts to support the community. However, some 

people refused to move because the new area located in the suburbs did not facilitate their work 

life nor match their lifestyle. Therefore, the chronicle of community resistance to the eviction has 

been visible since then. 

Legally, the community tried to fight back the BMA via the Administrative Court. 

However, in March 2005, the Supreme Administrative Court had a verdict in favour of the BMA. 

Culturally, many NGOs and academics have persuaded the public to understand the important 

value of the place. The research on the root of the community found that Trok Phraya Phet was 

the birth place of Li ke (local music folk drama) and Thai musical instruments were crafted 

during the Rama 6 period in the a rea. The wooden houses were built with specific ancient Thai 

gable (Bai Pheu) and architecture style. Social contribution was proposed to the BMA : sharing 

land between heritage s ite, park and community, promoting the idea of how the com munity 

could be both conserved and developed harmoniously with the national heritage si te. 

Discourse on the value between social significance and physical significance has 

been exchanged for more than 20 years. In 2005, P. Chaipojpanich, Director of the City Planning 

Department, affirm ed that 

" ... the eviction must be carried on ... the Mahakan Community was not worth or special to 

be conserved. However, the development will provide accessibility to the nation's history for all 

the public." (MGR Online, 2005a) 

The situation came into public spotlight again in 2016 when the heritage 

management trend especially in Asian context emphasised the importance of in tangible value as 

well as tangible value. As indicated in the Hoi An Protocols (2009), spiri t of place conveys the 

cultural essence of a si te encompassing the meanings of a place accrued through t ime and 

through its past and present uses. The Committee for Conservation and Development of Krung 

Rattanakosin and Old Towns has been blamed as the main culprit behind not taking into account 

living heritage. 



80 

C. Phakitnonthakan, Associate Professor, Faculty of Architecture, Silpakorn 

University pointed that 

... 30 years of academic research proved the Conservation and Development of Krung 

Rattanakosin project is wrong. It is not relevant to the current context especially the case of 

creating a park in Mahakan Fort area ... because the landscape is closed by the city wall. There a re 

only 4 exit hole ways. It is not practical for being a park ... the recommendation from the research 

shows that the area is suitable for a n outdoor museum which would be operated by the 

community.(Prachatai, 2016) 

Nevetheless, Y. Pimonsathean, as a member of the Committee for Conservation and 

Development of Krung Rattanakosin and Old Towns, commented 

... the committee agreed that the Master Plan of Krung Rattanakosin was quite out of date. 

The main objective of the plan was to beautify the city and to protect Krung Rattanakosin from 

high rise buildings. The main duty of the committee is to set the main policy. Then other related 

departments such as the Fine Arts Department will apply the policy to procedures and 

regulations .. . As the BMA policies followed the Master Plan, so the eviction would always be 

legitimate However, the BMA often chose the way to manage the heritage a rea which displeased 

the public and monopolised all processes: clearing the area, setting the budget, and hiring 

cons tructors. But there is another way which was not included in the original master plan. The 

framework should not be conducted by the state only ... for example concessions to private groups 

in managing the area. (Matichon Online, 2016) 

The second wave of gentrification, forcing original inhabitants to move out by the 

deadline of 30 April 2016, has pushed this closed living neighbourhood to come up with multiple 

projects which, may change the basic characteristic of the community. The community-run 

project 'Living Heritage Museum', an adopted idea from the Mahakan Model, was promoted 

(OKHAD, 2016). A group of young generation architects, academics, conservationists, activists 

and local businesses willingly worked to design the co-habi tation model between the people and 

heritage site (Jirayuwasuthorn, 2016). The interpretation Thai-English tour ist plaques were 

installed in front of houses to cultivate brief history to visitors. The impressive sketch images of 

future Mahakan Fort community present neat green space with both contemporary and 

traditional cliche landscape design where all people - kids, adults and tourists - have happy 

smiles on their face. It seems that the images try to convince that the place will be fi lled with 

sereni ty and harmony. 



Figure 34 Living Heritage Museum interpretation in Mahakan Community 

(N. Huabcharoen, taken in 2016) 
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Conserving and developing a community in the heritage site sometimes tend to fail 

interpretation as stated in the Nara Document that it is not possible to base judgments of values 

and authenticity within fixed criteria. The argument on de-contextualisation of community 

authenticity has hardly been exploited. Reviving the riverine lifestyle, cr:eating the model of the 

'Living Heritage Museum', and recreation of lost practices and crafting skill "Like" seemed to be 

introduced in the beginning as the expression of their authenticity. However, the underlying 

quality of these projects move towards tourism attributes, the potential qualities that would 

attract new investment. 

S. Wangsrangboon, founder of Once Again Hotel and member of Trawell Group, 

stated on the economic potential of the cooperation between the tourism business and the local 

community that 

Trawell Thailand would like to present a good example of Thai Tourism. Tourism that 

solves poverty, saves dying culture ... will revive inactive old culture. As we did in Mahakan Fort 

community, our group took the photos of local aunts and uncles in the way that make them look ... 

the perception towards people in this area was 'old-fashioned and pitiful', but today is different, we 

dressed them with "hip" clothes. The video will be soon published. (Thaipublica, 2016) 

Treasures of Old Town the series video shows footage of old people in hipster look. 

They are posting images on Facebook by using iPhones, taking s treet photos by mirrorless 

cameras, and strolling around the heritage area in Bangkok. The video ends with the slogan "Cool 

people, they travel to the old town" (Trawell Thailand, 2016) 
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Thus, social resilience has proven in many Bangkokian cases that it plays an 

important role in reinforcing the overall value of the heritage site. It also embosses the effort in 

reducing social and economic inequality by using heritage value compulsion. However, the 

outcome of the effort in trying to save their identity repeatedly turned into mono pattern like 

exhibitions or museums. Why do we need some sort of exposition if people's lifestyles are still 

practiced? Has the real living life and practice been obscured or has it actually never existed? Are 

the underprivileged or poor an entertainment or joyful to watch? Living heritage may just 

symbolise as the cultural and social resources which can be readapted into marketable products 

or served as supplementing of tourist business value. It is therefore the beginning of the third 

wave of gentrification which will be inevitably happening sooner or later. 

3.3 Economic Motive : Krung Rattanakosin and Tourist Invaders 

The cultural and social effects in the context of gentrification in heritage urban areas 

sometimes were hidden in the scenario and character of the heritage management process, 

human rights, and equality. The causes from these two impacts are barely acknowledged as 

'gentrification'. On the contrary, the economic motive distinctly illustrates the concrete visibility 

of the outcome and consequence of the gentrification. The ubiquitousness of coffee shops, bars, 

small galleries, warehouse living style, stylish small hotels, Le Cordon Bleu touch patisserie, small 

organic and veggie restaurants, design gadget boutiques, food trucks, music festivals, fixie bikes, 

young Hipsters or the latest Yuccies which were spotted in upgrading old centre urban fabrics are 

categorised as the evident denouement from the gentrified urban city. Wealthy people replace 

lower income people in the security of tenure? Newcomers or wealthy returning people bring 

their own lifestyle and displace the local neighbourhood spirit? How economic capital especially 

from the tourism industry becomes the main driving force which turns upside down the old 

Bangkok to be an entertainment destination? 

Back in 1936, it was the first time that tourists were permitted to visit the Royal 

Palace. The dress code was strictly announced. "Visitors must does properly. Western dress for men 

must include collar and necktie. Visitors wearing knickerbockers, plus fours, shorts, blazers or 

sweaters will not be permitted in the grounds of the Temple of the Emerald Buddha{Burslem, 

2013)." The representative image of Bangkok back then was sacred, respectful and peaceful. 



A calm pleasant country with friendly people - we certainly found them so ... Seeing 

Bangkok is chiefly a question of seeing Buddhas - Standing, s itting, emerald, stones and even 

solid gold ... the floating market is virtually tourist only ... hamburgers to Americans and meat 

pie to Australians so is Khao Phat to Thais. 

Across Asia on the Cheap, Lonely Planet's first travel guide, 1973 (Wheeler, 1973) 

Figure 35 Nancy Chandler's Map of Bangkok Ma p, 1st edition, 197 4 

Source: lnstagram #nancychandlermap, 2016 
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Major tourist attractions in centra l Bangkok were Palace, Temple, Market, and 

riverine life style. The arrival of the foreigner guest house in Bang Lumphu community began 

around the 1970s. By 1982, the year of the Rattanakosin Bicentennial, the number of tourists 

increased enormously from over 600,000 to 2 million. (Askew p 80) Khao San Road which 

provided budget hotels for merchants from the countryside in the 1950s became a boom 

destination for foreign tourists. Old wooden houses and colonial row shophouses have been 
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rehabilitated as souvenir shops, bars, restaurants, and hotels. At some point, tourism and the 

service industry have enhanced the country's income besides agriculture export and 

manufacturing. In 2015, the Tour ism Economic Review of the Ministry of Tourism and Sports 

reported 29.8 millions foreign visitors and 1.42 billion Baht revenue (Tourism Economic Review 

2015, 2015). 

The World Bank pointed out that the boom years of Thailand's economic growth was 

from 1986 to 1996 at an average annual rate of 7.5 percent. As stated in the World Bank Repor t, 

Tha iland has made exceptional development on social and economic aspects by stepping from 

low-income country to an upper-income country in less than a generation (The Worldbank, IDA, 

and IBRD, 2016). Hence, the representa tive image of Bangkok for international tourist has 

ineluctably changed. 

The booming economy has brought air-conditioned shopping malls and many other 

accoutrements of civilisation, yet the city is as fa r from being 'tamed' by international ideas and 

technology as when it was founded 200 years ago (Bangkok, a Lonely Planet city guide, z nd 

edition 1995) 

The overall characteris tic of old Bangkok possesses various 'authentic' cultural and 

social distinctiveness wi th both tangible and intangible features. It also combi nes the dis tinction 

between old and contemporary implementa tion with the unique and eccentric way. Around the 

old city area and tourist spots, the influx of tourists in the last 4 decades has turned many small 

local shops and living neighbourhood areas into service businesses. In the 1990s, from Khao San 

Road to Tha Pra Arthit, the installa tion of bars, restaurants, and guesthouses were found in the 

adaptive use of the 19th century and the early 201h century row shophouses or wooden houses. 

Modern technology air-conditioning, adding upper floors, different styles of sign panels, a variety 

of building colours, and tangled mess wire were added into the buildings without concern for the 

cultural preservation context. 

The majority of the lands in Krung Rattanakosin and it surrounding areas belong to 

certain groups of institu tional and private landlords : the Crown Property Bureau (CPB), the 

Department of Religious Affairs (temples), and old eli tes. Therefore, most buildings, shophouses, 

and houses are fo r rent. Since the suburbanisation period, the migration from countryside period, 

and urbanisation of old suburban areas (Silom, Sathon, and Sukhumvit) in the 1960s-1970s, the 

land price in old Bangkok has not been so a tt ractive in value for investors. 
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In addition, according to the CPB, one of the most prominent landlords in old 

Bangkok, their main objective is the benefit of local communities, their residents, and society as a 

whole. Thus, the CPB places greater importance on "value" than on "price" (Crown Property 

Bureau, 2013). For that reason, the rental rates for the low and middle income com munities were 

relatively low compared to the location and the potential of the areas. 

Smith argued that the production side of gentrification was driven by capital through 

the Rent Gap theory- the simple economical logic of demand, supply and profitability, not people 

(Smith, 1979; Brown-Saracino, 2013). According to Smith, the decision to rehabilitate an old 

inner city structure was basically launched by the price of the land at its current use and by the 

possible value it could attain under a "higher and better use" (Smith, 1979; Brown-Saracino, 

2013; Briney and Writer, 2014 ). 

Figure 36 Shophouses in Banglumphu neighbourhood have been converted to serve the tourism industry. 

(N. Huabcharoen, taken in 2016) 
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N. Nonthasuti presented in his thesis on "The Role and Relations of Stakeholders 

Involving the Changes in the Inner City District of Bangkok" that during the late 20th century the 

rental prices in the old area were very low. For example, the area surrounding the Grand Palace, 

Na Phra Lan, Tha Chang, and Tha Phrachan, the rental rate was between 385-1,250 Baht or 11-36 

USD (35 Baht = 1 USD) per month. The Waterfront on Tha Phrachan Pier ranged from 500 Baht 

or 14 USD in 1949 to 9,880 baht or 282 USD in 2002 per month (35 Baht= 1 USD) (Nonthasuti, 

2004; (Department of Treasury, Ministry of Finance (1949-2002), 2002). 

Hence, because of the rapid growth of the tourism business in the old areas, many 

original renters secretly had granted the right to sub-rent. Many new service businesses, both 

small and corporates ones, have established in the area. 

New investment went towards the tourism industry following the money making 

potential. With regards to the old local community, some moved out willingly from benefits from 

the rent gap but some were forced to move by the whirlwind change of the neighbourhood 

characteristics and pollution, e.g., noise at night. Khao San Road is well-known not on ly as the 

budget destination for foreign tourists. The variety of entertainment adopted from western 

culture like music, food, drinks, and clothes also attracted the you"ng Thai indies of the 

1980s-1990s. The Western town in old Bangkok , was considered 'chic' or 'cool' night life for 

hanging out back then. 

In 2001, the CPB applied a new policy on the sub-rental in which the ca pital benefit 

and rental right return to the institution. The rental rate during the 1980s-2000s for corpora te 

businesses - KFC, SWENSEN'S, 7/11 - increased to an average of 50,000-80,000 Baht or 

1,429-2,286 USD (35 Baht = 1 USD) per month. (Nonthasuti, 2004; The Property Management 

Divis ion 1, The Crown Property Bureau, 2002) 

Even though corporate businesses seem to be accused as the major economic effect 

in the gentrified urban area, they distinctively appeared as the pioneer responsible for cultural 

heritage value in old places. In 1997, McDonald's Thailand opened a unique branch in a corner of 

the roundabout of Democracy Monument on Ratchadamnoen Avenue. The logo of the brand was 

painted in brown instead of red in keeping the building to blend in with other buildings on the 

avenue. The neo-classic pillar style was decorated inside to create a nostalgic felling. 



Figure 37 McDonald's restaurant at Ratchadamnoen Avenue, McDonald's mascot Ronald 

with the Wai posture 

(N. Huabcha roen, taken in 2013) 
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Starbucks, the international coffee shop brand which is always represented as 

defective depiction in the gentrification process, opened the 44rh branch on Khao San Road in 

2004. Starbucks Khao San Road was set up in old "Bann Kraichitti ", the 19th century colonial style 

house belonging to an elite family. J. Sriphadoo, the designer who workeq for Starbucks Thailand 

on this project, expressed his inspiration that 

I would like to revive the old image of this house. The young generation will get an idea of 

how old people cherish their house. The ambience of Starbucks Khao San is particular because 

the main idea is not to sell coffee but to enhance an exceptional coffee drinking experience for 

customers. (MGR Online, 2004) 

In 2011, the MRT-Blue Line Extension project was launched. Four out of 21 stations 

will be located in the old town area : Wat Mangkon Kamalawat, Wang Burapha, Sanam Chai, and 

Itsarapha p. Old Bangkok then appeared to regain its potentia l to new investors. 

Visiting Krung Ratta na kosin in the Thai perception has a lways been an anticipated 

routine, like merit making at ancient grand temples, dining in old fa mily restaurants, or viewing 

the decorated lights on Ratchadamnoen Avenue during the important national holidays. 

Nonetheless, in the 2010s the media tried to promote cultural value in the old Rattanakosin area 

to be something charming and trendy. 
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BK Magazine, an avant-garde urban lifestyle insider's guide to Bangkok, published a 

series of articles about 'cool' things in old Rattanakosin. 

2013: Why Life is Better in Bangkok's Old Town? 

The views of various urbanists with a rts background, young business owners, and 

celebrities who decided to return to live or run businesses in the Krung Rattanakosin area 

showed how to survive 'slow life' before the arrival of the MRT. (Jansuttipan and 

Mongkolkumnuankhet, 2013) 

2015:20 Cool Things You Probably Didn't Know about Bangkok's Old Town 

The guide tried to introduce 20 cool places and activities at the secondary 

destinations beyond the popular Khao San that connect to the touch of 'hip' culture. For example: 

Getting inspira tion at the bookshop, chilling on the rooftop of a stylish waterfront bar, cultivating 

at Rattanakosin Exhibition Hall Library and National Bank Museum, strolling in old Nang Loeng 

Market, experiencing slow-life, and staycati oning in a boutique hostel. (Kittisrikangwan, 2015) 
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(a) 

(b) 

Figure 38 Revitalisation process of shophouses on Maha Raj Road during 2011-2016 

Source: (a) Googles s treet view 2011, 2014, (b) Photo by N. Huabcharoen, taken in 2013-2016 
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The renovation of heritage row shophouses on Na Phra Lan Road in 2011 may be 

considered as the kick-start of valuing cultural heritage in both cultural and economic s trategy. 

The renova tion grabbed the national media a ttention and also gained international merit level 

recognition. Shophouses have been transformed to fully support tourists who visit the Grand 

Palace, Wat Pho, and Wat Arun. Chain restaurants a nd shops like Au Bon Pain coffee shop, Subway 

sandwich, Doi Tung-contemporary Thai craft, 7-11 convenience store are running their bus tling 

business in nice refu rbished heri tage buildings. 

Follow ing the renovation and development ofTha Ti en Pier, Tha Chang Pier, and Tha 

Maharaj Pier, the communities along the banks of the Chao Phraya River went further than simply 

supporting tou rists. The regeneration of the area does not solely gather heri tage management 

architects or urban planners but also assembl es real estate developers. The process exposed 

more on the story of urban lifestyle improvement for the publi c: access to river view, bike lane, 

recreational open space, clearing public space on footpaths, and arty space. 

Figure 39 Upgrading Tha Maha Raj. 

(N. Huabcharoen, taken in 2015-2016) 

The regeneration of the a rea sta rted at Tha Ma ha raj. The old riverview S&P 

Restaurant was turned into a community maii "Tha Ma haraj". Within a short t ime, Starbucks Tha 

Maharaj with a good view of Wat Arun and the Chao Phraya River became a hip spot Decoration 

with the 21st century lifestyle symbols -bicycle, travel book store, designed garget souvenir shop, 

mode rn boxing gym, sculpture installation and small young indepe ndent business-have attracted 

the millennium generation to take selfies and post on their social media. 
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Likewise for Tha Chang and Tha Tien, the renovation projects transformed these 

vibrant areas to be proper, clean and green. The busy street vendors were wiped out and replaced 

by managed open space with trees and s treet furniture. All the renovated row shophouses were 

painted in the same yellow. Their green windows are always closed as if they are just another 

ornament of the structures. 

A soya milk shop owner at Tha Chang said that her shop was closed for more than 2 

years. At first, she sold her product on the footpath in front of her old shop during the renovation. 

However, lately she was obligated to stop selling for 6 months because of the state policy to clear 

footpaths in order to beautify the area. She said that her neighbours may not come back after the 

renovation as all their local customers have disappeared. Today, in mid 2016, some of her 

neighbours are not coming back for good. (Personal Communica tion, Soya milk shop, 2015) 

With the particular setting located between Wat Pho, Wat Arun, and Flower Market 

(Pak Klang Talad) which are major destinations for Bangkok cultural visit, Tha Tien community 

after the renovation reveals its charms. In addition, the Rattanakosin waterfront reclamation, 

which was initiated at the beginning of the Krung Rattanakosin project, eventually in 2010 swept 

out the old non-conforming buildings of the Department of Internal Trade's warehouse - ren ted 

from the CPB and Treasury Department - to open vistas of important cultural edifices, Wat Pho, 

Wat Arun and the Grand Palace as Nagaraphirom Public Park. In 2016, the park was closed for the 

construction of a 4 storey underground parking for 700 cars (Jitpana, 2016). 
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(b) 

Figure 40 Revitalisation process of shophouses on Tha Tien Pier Neighbourhood 2011-2016 

Source: (a) Googles street view 2011, (b) Photo by N. Huabcharoen, taken in 2013-2016 
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Renewal of the area is not limited exclusively to heritage conservation purpose. Both 

cultural and economic attractiveness pull typical entrepreneurs who are fascinated by the long 

history of the area and possibility of business growth. The niche tycoons whose mai n business 

are located in the new city centre like Siam Square or Sukhumvit decided to open their branch in 

the area. 

In the small alley, Err Urban Rus tic Thai Res taurant is open in a mid-century style 

shophouse with loft a nd rustic interior decoration. Tiny nick-nacks from Thai Generation X&Y 

childhood memory are put around the restaurant. Acclaimed that the menu was curated by Bo & 

Dylan of "Bo.lan" (Essentially Thai gourmet restaurant), simple and common Tha i dishes like 

Paneang Kai (chicken curry), Namtan Sod (sugar palm juice) are served w ith 'exclusive' price. 

S. Osatarayakul, architect a nd founder of Good job - design urbanis t utility shop & 

coffee shop- explained why she decided to establish her shop in Tha-Tien 

the reasons a re simple. The conservation of the heritage building's content and old 

commercial community lifestyle provide an interesting and fun experience. Our products are 

mainly for the international market. Before, our strategy was B to B (bus iness to business), our 

product was promoted at international trade fairs. However, in the Digital Era, bus iness must 

adapt. B to C (business to customer) is now the trend. So opening another shop is like a 'Show 

Room'. And the coffee shop part is just a marketing strategy as the aroma of fresh coffee will 

seduce passers-by to come in and stay in the shop for a few more minutes. (Osatarayakul, 2016) 

(a) (b) (c) 

Figure 41 Trendy tenants a t Tha Tien (a) Err Urban Rustic Restaurant (b) Urba n Rustic Restaurant 

selected by Monocle Guide, (C) Good job design urbanist utility shop & coffee shop 

(N. Huabcharoen, taken in 2016) 
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On one hand, the flow of economic capital is able to speedily improve the decay 

image of the heritage area and its people's quality of life. But in the other hand, it can rapidly 

change the overall significance of the place - authenticity and integrity. Thus, the gentrification 

finally comes across as the effect that may push the old Bangkok to be unable to fully shine and 

demonstrate its own long history of glorious palaces and temples and riverine lifestyle. 

As stated in the Monocle Travel Guide Series: Bangkok 2015 edition, 

This guide isn't here to simply highlight the city's oldest temples, nor where to head for 

great street food. Our Bangkok is one where young chefs, designers, and entrepreneurs have seized 

opportunities to do something new and great to their city. (Tuck, Gocheva, and Speirs, 2015) 

Figure 42 Coffee Shops and Restaurants, Cultural activities, Waterfront spaces 

in Rattanakosin heritage area during 2014-2016 

(N. Huabcharoen, taken in 2014-2016) 



4. Impacts of Gentrification in Heritage Urban Areas 

We love trees, we love bike lanes, we love coffee tables, we love that European sensibility 

which I think it is captured in the world of beautification. It is somehow flattening, it is 

somehow monoculture, it somehow becomes to the same. It is somehow flatted to the thing 

that we liked about the city, what we like about the city which are different, which are culture, 

which are Multi-Culturalism. The pocket of extreme expression in one direction or another. The 

trouble with beautification when it is rolled ou t on a map is that it turns the city into a 

retirement village." 

Rory Hyde, Curator of Contemporary Architecture & Urbanism V&A Museum 

(Monocle a nd Hyde, 2014) 
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The gentrification in the heritage place of old town Krung Rattanakosin context 

simultaneously represents both benefits and disadvantages. The pros are basically the overall 

physical image of old Bangkok. Refining renovated structures not only honour the integrity of 

Bangkok's long history and values, but also encourages new flows of capital to the city during its 

social and economic decline. However, certain things should be taken in to account. Basic quality 

of life of the locality, good sanitation, reducing crime, access to cultural knowledge, creating 

economic potential are they just superficial and exploitative? The question of inequality between 

social classes. Who has the right to define the heritage merit, the state or public - the issue of 

prejudice which often comes from different backgrounds? Upgrading spaces like neat parks and 

hybrid museums around Bangkok, do they na rrowly serve only outsiders not the local 

communities? Furthermore, does the gentrification change the vibrant city to be a simple day 

time spectacle for tourism? 

Figure 43 People and Everyday life in Rattanakosin area 

(N. Huabcharoen, taken in 2014-2016) 
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Moreover, the embarkment of new and grand investment in the old area sparked the 

issue of 'authenticity'. New people move into the area with their own tastes and lifestyle. The 

mono lifestyle seems to be formed by globalisation, the media, and the marketing trends which 

were be believed to be 'good'. The standardisation of quality of life in urban areas may not just be 

the issue of clean food and healthy space. Better living moves towards the importance of well

planned architecture and landscape, either new or old, which enrich the abil ity to add or 

consume 'cultural' perception and impression. The value of cultural heritage thus was converted 

to fabricated marketing value as something worth to be chic, cool, or even hip. Do newcomers 

really change the significance or sense of the place? 

As claimed by S. Zukin on the question of authenticity and gentrification, one side of 

authenticity is old and origi nal but the other side is new and creative (Zukin, 2010b). 

Who can say, though, that these new spaces are not authentic. New stores and new 

people produce new urban terroirs, localities with a specific cultural product and character 

that can be marketed around the world, drawing tourists and investors and making the city 

safe, though not cheap, for the middle class. It wasn't a lways this way. Life in the original 

"urban village" of ethnic and working-class neighborhoods that have become models of urban 

experience since then, authenticity is a consciously chosen lifestyle and a performance, and a 

means of displacement as well. (Zukin, 2010a) 

In brief, gentrification is just one of the processes that illustrates all the distinctions 

in cultural, social, and economic resources among all urban stakeholders to be more clear. The 

process leads to the awareness that even though Bangkok has seen rapid development in terms of 

wealth, cultural knowledge, and social improvement, the inequality gap between the affluent and 

lower income classes is still wide and omnipresent. 
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4.2 Urban Renewal and Gentrification: 
The Case of Chinese Immigrant Community 

1. Introduction 

Over the decades, every annual Chinese New Year, Wat Mangkon Kamalawat ( Wat 

Leng Noei Yi ), has welcomed Thai and Thai-Chinese people to pray for life prosperity and to 

dispel bad luck for the year to come. The temple which is one of the biggest Mahayana Buddhist 

temples in Bangkok represents the spiritual centre of the immigrant Chinese community as well 

as Thais for over a 100 years. In 2011, the MRT-Biue Line Extension project was launched. This 

'Dragon Lotus' temple and surrounding community appeared to be threatened by the arrival of 

this modern machine of mobility. 

Figure 44 Wat Mangkon Kamalawat 

Source: Photo by N. Huabcharoen 2014-2016 

The bulldozing of many aged shophouses a long Charoenkrung Road was the first 

s tep in establishing MRT stations especially at Wat Ma ngkon Kamalawat station and Wang 

Burapha station. The residents and small commercial shops were requested to move out. The 

implementation of the Bangkok Comprehensive Plan 2013 that leans toward the change of the 

original city layout of the area surrounding the MRT has put more pressure on the issue. The 

various 'creative' groups and institutions as well as the new force of capital are embraced by the 
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quality and potential of one of the oldest city centre neighbourhoods in Bangkok. Their arrival 

plays an important role regarding the outcome between urban regeneration and gentrification. 

2. Defining the Old Foreigner Community 

From the early age of Bangkok's capital, beside the Royal and noble precinct, 

outsid e the old city wall was also located two epoch-making communities : the Chinese 

immigrant community and the European expatria tes. Not only have intangible cultural aspects 

(food, ceremonies, and beliefs) been t raced parallel to Thai society, but the first modern road 

'Charoenkrung' called during that time 'New Road' and the firs t tallest building of 6 stories were 

physically marked as the iconic infrastructure in Siam history. 

Thus far, the two dislodged communities, Chinese and European, in the early 

period of Bangkok have exhibited their prominent being and signs on the overall layout of the old 

city centre of Bangkok. One has lived and stamped a long path in Thai history particularly in an 

economic aspect, while the other has brought the idea of 'civi lisation' which overthrew the image 

of Thailand from Henri Mouhot's view in ''Travels in the Central Parts of Indo-China (Siam), 

Cambodia, and Laos (Vol. 1 of2), During the Years 1858, 1859, and 1860': The characteristics of the 

areas are still prominent. Chinatown is not only the livelihood area of the Chinese immigrant 

community but also carries on the bustling trading activities from the past. In Bang Rak district, 

the old European expatriate space including diplomat houses, elite hotels, and luxury shops, it is 

still easy to spot gentry family tourists strolling around between 5 star hotels along both s ides of 

the Chao Phraya River. However, is upgrading city planning, the appearance of newcomers from 

both cultural and economic resources, and community resilience able to remold the context of the 

area to other fun ctions and dis tinctiveness? 

2.1 Chinese Immigrant Community or Chinatown 

The origin of the name of Bangkok before being the capital of Thailand is 

debatable. Some academics present that 'Bangkok" is derived from 'olive' - Bang Makok - which 

was believed to be planted around the area. Other academics discussed that the name describes 

the area's landscape, 'Bang Ko' which means 'Is land '. However, many historical evidences proved 

that the area of Bangkok today served as one of major custom ports during the Ayuthaya period. 

The role of entrepot between East and West (Europeans, Chinese, Vietnamese, Arabs, Indians, 
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Persians, etc ... ) made Ayuthaya one of the mos t cosmopolitan cities during the 17th century. 

Therefore, socialisi ng with the foreigners for Siam does not appear to be some kind of nescience. 

Even so, because of internal crisis in the European continent, the trade between Siam and 

Western countries (France, Britain, Holland) had declined by the late 17th century. Meanwhile, 

Siam's trading turned extensively to China. Rice became one of the major export products to 

China. The business between Siam and China was successful during the 18th century. Unlike the 

western crisis, the internal crisis of overpopulation, poverty, and famin e in China not only 

increased the demand of importing Siamese rice but also brought labour and skill of Chinese 

immigrants to Siam. 

Figure 45 Map of Krung Thonburi, crea ted by a nd during reign of King of Burma, Bodawpaya 

(1782-1819) No. 1: Royal Palace of Krung Thonbur i, No.9 Residence of Praya Rajaseti, 

Leader of Chinese commun ity 

Source: S. Chutintaranond, http· /jpant ip comjtopic/3141801 7 view February 2016 

Actually, Chinese immigrants had settled in Siam long before the beginning of 

Bangkok From the late Ayuthaya and Thonburi period, the area on the eastern side of the Chao 

Phraya River from Phra Nakorn along to the estuary of the Gulf of Thailand, was the location of 

the commercial Chinese community a nd dock for junks, for example, Tha Tian and Talad Noi 

community. During the Thonburi period, one of the oldest Chinese communities was settled on 

the western side of the Chao Phraya River led by Praya Rajaseti (Ma king Social History of Old 

Bangkok, no date). However, as the capita l of Sia m in the Rattanakosin period moved from the 

wes tern side to the eastern s ide, and by the request of King Rama I, the Chinese community had 

to relocate to a new area, si tuated outside the city gate in the southeastern side of the palace from 
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Wat Sam Poem to Klong Wat Sampheng (today is Wat Pratum Kongka). Thus, the history of 

Bangkok Chinatown has been found in almost parallel to the beginning of the Rattanakosin era. 

The overall Chinese immigrant population in Thailand increased from 20,000 in 

1735 to 300,000 in the 1850s (Baker and Phongpaichit, 2015). The number of Chinese 

immigrants entering Bangkok in the 1880s was 177,500. It increased to 1.3 million in the 1920s. 

The number dropped to 267,800 in the 1950s and continued to s lide significantly after the Great 

Proletarian Cultural Revolution(Yaowarat Chinatown Heritage Center, 2010). In addition, it can 

imply that actually Chinese immigrants might have represented the majority Bangkokian 

population in a certain period. In 1910, the overall Bangkok population was estimated at only 

600,000 (Boonma,2014). However, between 1906-1917, the estimated number of Chinese 

immigrants was 815,000(Yaowarat Chinatown Heritage Center, 2010) 

·-- .._ 
O r~. o ...... 
De- D e_...., 

...._.c__.,. ...._._...., 
a - D-· ·-- .... -. ... -· -- ... -·--m c.-,. .... .. .... 

m ay ......... 

Figure 46 Left: Map of Krung Thonburi, Right: Map of Krung Rattanakosin in the late 181h century 

(N. Huabcharoen 2016) 

Moreover, Thai society before the Emancipation Proclamation of Rama 5 in 1874, 

the social classes was omnipresent. Besides the elites and nobles, Phrai (free man) and That 
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(slave) represented commoner classes. Even though Phrais could own their proper lands and 

were free to choose their career, they must be registered under the control of certain elites. 

Moreover, they could be called for duties like labour or soldiers during periods of war without 

wages. Their duties could be exempted by paying some kind of tax called "Suay". With regard to 

the Chinese immigrants, although they were free from being Phrai or That status, since the reign 

of King Rama 2 they needed to pay the state poll tax called "Pook Pe'; which means to tide with 

money. For Chinese immigrants who had already paid "Pook Pe'; a red thread with circle stamped 

lac would had been tided on their wrist. The tax rate was different between the Thai and Chinese. 

The rate of "Pook Pe" was 1 baht and 50 centimes per 3 years and the rate of "Suaj' was 6 baht 

per month (Choovoravech, 2008). 

As they arrived with and from Junk trade, in the beginning many Chinese 

immigrants worked as dock labour or 'coolies' {hard work labour jobs). However~ with commerce 

skill some became shops owners and some gained wealth by representing as the dealer on behalf 

of the King and aristocrats. Rice, sugar~ spices, dyes and teak were the main export products 

between the Thai and China market. Furthermore, as they were not under the Thai feudalist 

system, they needed to work hard to earn their living. In other words, they were able to access to 

the money mobility and accumulate the prosperity before Thai commoners. That is why certain 

Chinese immigrants became more affluent than the original Thai people(Matichon Weekly and 

Kam P'ka, 2016). 

By the late 1830s, the settlement area from Klong Wat Sampheng had turned to be 

fast-growing road market in Bangkok. The markets were crowded by different kinds of imported 

(especially from China) and exported products, shops and stalls- groceries, dry-goods, hardware, 

china porcelain, fresh fish and meat stalls, food shops, gambling dens, brothels - which covered 

more than 3 kilometres along a brick-paved road (Baker and Phongpaichit, 2015, p32). 

To promote this thriving 'commercial area', Yaowaraj Road was constructed as stated by Prince 

Narisara Nuwattiwong to King Chulalongkorn in 1891. 

... constructing roads is imperative in the area which is prosperous. In my opinion, 

Sampheng area is the most successful trading area in Bangkok. However, the only disadvantage 

is that it is composed of small alleys which impede the trading commutes. (Boonma,2014) 
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To avoid the problem from expropriation of land for constructing Yaowaraj Road, 

the layout of more than 1.4 km road length became curved which later inspired its nickname 

'Dragon' Road. 

During the 20th century, Yaowaraj Road and the Chinatown area was once occupied 

by buzzing ta ll buildings, international distributor businesses, gold shops, and modern 

entertainment. Many Thai prominent companies like the Charoen Pokphand Group (CP), as well 

as one of Thailand richest entrepreneurs like Charoen Sirivadhanabhakdi (Tha i Beverage), were 

of Chinese origin and also began their childhood and business in the area. 

Trading is not the on ly distinctiveness of the Chinese immigrant community. The 

Chinese immigrants also brought intangible culture and rituals with them. Chinese gastronomy; 

ceremonies such as weddings, fun erals, and ancestor worship; and festiva ls such as Chinese New 

Year, Mid-Autumn festival, and spirt festival are still practiced among Thais of Ch inese origin. 

Therefore, shops related to these rituals can still be spotted in the area. Moreover, since 1997, 

Yaowaraj Road has been promoted as the 'Gourmet Road' because many notable old Chinese 

restaurants and stalls are still found here. 

Even though the centre district business (CDB) of Bangkok was moved to Silom and Sukhumvit 

area in the 1950s, from the early settlement in the 18th century to the zpt century, Chinatown of 

Ba ngkok still presents its characteris tic of a tireless trading bus iness neighbourhood. It may not 

be as energetic as before. Many original businesses may have moved out but it still attracts new 

businesses which are owned by Thais a nd also mainland Chinese. The wholesale 'hype' products 

with low-prices attract not only retail merchants but also the general public. The reputation of 

authentic food, best quality goods and products, and credible gold still draw no t only the original 

people who might have moved out but also newcomers like tourists to enjoy s trolling in this 

oldest market district. 
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Figure 47 Every life in Chinatown 
(N. Huabcharoen, taken in 2014-2016) 
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2.1.1 The Area of Bangkok Chinatown 

The original settlement from Wat Sam Poem to Klong Wat Sampheng today are 

Talad Noi and Sampheng areas. However, the Chinatown area today has been mainly expanded to 

2 districts : Porn Prap Sattru Phai district and Sampantawong district. According to the number 

of population, these two districts are different. Porn Prap Sattru Phai district has the highest 

density in Bangkok with a population of 49,280 in 1.9 sq. km. Sampantawong district has the 

lowest population in Bangkok with a population of 26,359 in 1.4 sq. km (Statistic of Bangkok 

2014, 2014). In addition, Talad Noi and Sampheng which were most populated in the past are 

both located in Sampantawong district. 

. TaladnoiC-nlty 

$ fonvk9k, Ooc~.m M•et 

Figure 48 Map of Sampantawong d istrict and Porn Prap Sattru Phai district 

Charoenchai community, Werng Nakorn Kasem community, Leurnrit Community 

(N. Huabcharoen 2016) 

2.1.2 Urbanisation and Land Use Plans and Policies 

Most of the houses and shops were built by wood w ith thatched roof. As a 

conseq uence of population density, the area had been affected by many major fire incidents in the 

late 19th century. During the reign of King Rama 5, besides the main Yaowaraj Road, 18 roads 

including Songwad and Ratchawong Road were cons tructed initially to prevent the fires and for 

sanitation of the community. Shophouses with flourishing trading businesses were later built 
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along the roads in the area. Today on Songwad Road, traces of the once prosperous rice and spice 

market in the past can still be found. 

Besides Yaowaraj Road, Chinatown Bangkok also covers two main old important 

roads : Bamrung Meung and Charoenkrung which also house many old shophouses and 

commercial buildings from the early 20th century. Today, stores selling old vinyl records, 

hardware, musical instruments, eyeglasses, watches, camera & film, dry food, joss paper, and tea 

leaves can still be found on both sides of these two roads. 

Figure 49 Shophouses & business on Songwad road 

(N. Huabcharoen, taken in 2013-2016) 
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Figure SO Buildings on Charoen Krung road 

(N. Huabcharoen, taken in 2014-2016) 

In the late zorh century, Yaowara j Road became the most important commercial 

area in inner Bangkok. Small and mid-sized commercial buildings were built continuously not 

only on Yaowaraj Road but also in every small alley and road to serve growing businesses. Before 

the financial cris is, the land price in Yaowaraj was the highest in Thailand. It was 700,00 baht per 

4 sq. metre as it was the mos t important commercial a rea in the inner part of Bangkok. In 

addition, it is believed that Yaowaraj Road is situated on the best fengshui for running businesses. 

The demand of running business in this 'Golden' area is essentially high. The rental rates of a 

building could vary from 200,000 to 700,000 baht per month. 

Because of the dense population and pollution, ma ny old wealthy residents 

decided to move out. Some live in the suburban areas and return to the area only for the daytime 

business. With higher education than their parents, some of the younger generation turned down 

their own family business a nd leased the building for new businesses. The connection between 

the young generation of immigrant Chinese and their cultural origin seems to have continually 

widened little by little. 



Figure 51 Activities and business on Yaowaraj road and Chinatown area 

(N. Huabcharoen, taken in 2014-2016) 
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2.1.3 Architectural Heritage Conservation Planning 

The area was actually created in parallel to the founding of Rattanakosin, but 

buildings and shophouses remaining today are mostly dated from the King Rama 5 period. 

Historically, with dense dwelling settlement and land constraint compared to the large imm igrant 

Chinese population, fire incidents usually occurred and might have destroyed buildings dated 

before road construction during the King Rama 5 period. 

According to Y. Pimonsathean, heritage buildings from the King Rama 4 to King 

Rama 9 period can be categorised in 3 periods (Pimonsathean, 2009). 

The Early Period 1860s-192 Os 

Buildings were built as two s torey buildings with brick wall-baring structure. 

Influenced by the 18t11-19th century architectural style, stuccos and plater in plant fibres form, 

columns, and pediment were added as the ornament and addi tional s trength for the buildi ngs. 

The Transitional Period 1920s-1940s 

Buildings were built with the steel and concrete technology. The balcony with 

balustrades on the upper floor facade was an iconic ornament. 

The Postwar Period 1930s-1975 

Well-liked international style during the postwar period, buildings were 

constru cted with the composition of steel, glass and concrete, flat roof and minimal ornament. 

As the area is not on the "Old Rattanakosin" context, it has always transformed 

according to the flourishing economy. Therefore, high-rise buildings can be easily found 

scattered around the area, especially the style da ted before the Financial Crisis Period 

1975-1997. 

Before the Financial Crisis Period 1975-1997 

Buildings rose up as the symbol of economic power and growth. The architectures 

dur ing this period might be interpreted as 'nouveau rich' style. Every style that represents the 

greatest - Greek, Roman, Classic, Neo-Classic, and Baroque - were mixed in creating new forms of 

high-rise hotels, condominiums, offi ce towers, etc. 



Figure 52 Various Styles of Buildings in Chinatown area 

(N. Huabcharoen, taken in 2014-2016) 
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Figure 53 Various Styles of Buildings in Chinatown area 

(N. Huabcharoen, taken in 2014-2016) 
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With the Building Control Act 1999 requiring set back for 12 metre wide road for 

construction of new buildings, and as land price in the districts is quite high, the majority of the 

area are divided into small land plots with different owners which structurally are not favourable 

to constructing large buildings. Therefore, many aged buildings were ironically preserved. 

2.1.4 Tourism Promotion 

Chinatown of Bangkok has been well-known as the best place where we can find 

the good food, authentic Chinese restaurants. Besides the Grand Palace and the Inclining Golden 

Buddha, Chinatown became one of the must-see spots in Bangkok. It was so popular among 

tourists that even American McDonald's fast-food resta urant opened its business on Yaowaraj 

Road. It was not until 1997, after the Asian Financial Crisis, that the tourism industry became one 

of the major tools to bolster the economy of Thailand. Walking street was promoted around the 

old neighbourhood in inner Bangkok. Promoted as 'night food street, crowded Yaowaraj Road has 

also been closed occasionally as a 'walking street' during the Chinese· New Year festival and 

Vegetaria n festiva l. 

3. Gentrification Driven Process 

The arrival of the 27 km. MRT Blue line extension project marked the first wave of 

transformation in the China Town a rea. On the positive s ide, the construction of the city rapid 

transit provides the link between the old and new town of Bangkok. The technology in building 

the firs t tunnel that crosses under the Chao Phraya River will introduce new engineering 

knowledge and innovation to Bangkok history. Despite that, it was not until 2012 that the project 

really started to create certain conflicts: the expropriation of land, the demolition of aged 

buildings, the eviction of communities a nd the recent s tandardisation of Bangkok city zoning and 

planning. 

Even though the Building Control Act for old Bangkok precinct has set the limit for 

building height a t 37 metres, with the vision to promote the metropolis (property value, 

transportation system, public utilities, public services, environment in the city and att ractive 

national arts and culture identities), the recent Bangkok Comprehensive Plan was launched in 
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2013 (The Bangkok Comprehensive Plan 2013 (B.E.2556), 2013). The plan encourages full 

development around the mass transit stations like MRT or BTS. According to its incentive 

measure, the investment promotion zone permits land plots within 500 metres from MRT 

stations to be developed with Floor Area Ratio (FAR) Bonus. FAR Bonus actually intends to 

increase public space and parking space within 500 metres from the MRT (The Bangkok 

Comprehensive Plan 2013 (B.E.2556), 2013). Nevertheless with an extra 20 percent from 

ordinary FAR in the area, which was 7:1, this has stimulated the land potential of this old city. 

It is inevitable in the process of gentrification that the price of land in Chinatown 

increased again since the loss of their highest land rate to the new CBD of Bangkok : Pleonchit, 

Sukhumvit, and Silom. Even though the various small plots of land in Chinatown area are hold by 

different private ownerships, the large plots of land belong to old elite families and the Crown 

Property Bureau. The phenomena of super-gentrification took place as a result of new 

investment attracted to economic potential and opportunity and where newcomers were not 

likely to associate with the original neighbourhood that was different to them (Cassidy and Lee, 

2006). 

The gentrification in Chinatown of Bangkok can be illustrated in 3 different angles 

- first, the Charoenchai community where the main MRT station construction has taken place; 

secondly, Werng Nakorn Kasem community where new massive financial capital has arrived and 

changed the whole neighbourhood spirit; lastly, the reclamation of "public space" idea which has 

made certain niche street markets like Klong Tom and Sapanlek to be replaced by nice clean 

pedestrian open space. 

3.1 Charoenchai Community and the Urban Renewa l Implementation Plan 

Charoenchai community is located on Charoenkrung Road which is parallel to 

Yaowaraj Road. There is a fresh old market called Taladmai or Leng Buai Ia on ltsara Nuphap 

Alley which links between the two roads. Leng Buai Ia market always welcomes not only local 

people who are intrigued by the high quality of fresh seafood, exotic fruits -cherry, chestnut, 

apple, pear, durian, mango-, dry food, roast duck & pork, noodles, and Dim sum, but also tourists 

who are fascinated by the variety found in this thriving market. Unl ike Yaowaraj Road and 

Sampheng Alley, this small market leads to another side of Chinatown where the authentic 

Chinese everyday life is omnipresent. 
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On the one-way two lane Charoenkrung Road, groups of shophouses dated from 

the early 20th century have run their small commercial business continuously from the older 

generation. Traditional goods for Chinese ceremonies and festivals like joss paper, sacred incense 

and candle, auspicious objects for Chinese marriage (pillow, lantern, and money casing) and even 

coffins and funeral clothes are easily noticed. Particular aroma from herbal medicine shops, tea 

leaf shops, old coffee shops where the elderly gather to enjoy their everyday discussion, small 

family restaurants and food stalls whose signature dishes are prepared and preserved by their 

original owners, have connected to the sensibility of everyday life activities. 

Figure 54 Everyday life on Charoenkrung road 

(N. Huabcharoen, taken in 2014-2016) 

Historically, the local people have spent their life and settled in the area for more 

than five generations. However, the majority of the land in the area belongs to the Crown 

Property Bureau and the Chumbhot-Pantip Foundation and is rented out to Charoenchai 

community. Technically, the expropriation of one large plot of land is more practical for the 

construction of MRT Wat Mangkon Kamalawat station. Since 2004, fifty- six rental households 

refused to move out from the area. They have claimed that the public hearing for building the 

underground mass transport passing the old area like Chinatown has been obscured. Moreover, 

the arrival of the MRT would destroy the cultural root of the neighbourhood. 

After long resistance, the annual rental contracts have been discontinued. The 

neighbourhood was forced to renew the rental contract monthly and it can be terminated without 

notice (Green World Foundation, 2013). In 2012, the a rea s urrounding Wat Leng Noei Yi Temple, 

between Soi Charoenkrung 21-23, forty aged buildings dated from the 1910s-1960s were torn 

down for opening space for constructing the MRT s tation. 



Figure 55 Protest billboard resisted to the arrival of MRT and High rise building 

construction on Charoenkrung road, 

(N. Huabcharoen, taken in 2012-2016) 
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Urban renewal in the zpt century often marks two different impacts. Positive side 

'developing' or 'prospering' are believed to bring the well ness of quality of life, new capital flows 

and wealth to the city. The other side which has always been overlooked since the 1950s when 

the world urban renewal was invented is the local people. 

J. Chuenglertsiri, Ex-Member of the House of Representatives (MPs) District 1 

(Phra Nakhon, Pomprap Sattru Phai, Samphanthawong) Bangkok, commented on the situation 

tha t 

Everyone agrees to the development, to the fact that it makes the area more revitalised. 

As it is a commercial district, the MRT would ease the way for commute and give a new strength 

to the local businesses. However, the Chinatown district has been home as well as place where 

their family business has been run for many Thai original Chinese people for ages. Therefore, 

the right of the local people should also be considered or be part of the development plan. 

At least, they should have the priority to resettle in their old place.(Chuenglertsiri, 2016) 
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Figure 56 Buildings alongs Charoenkrung road before and after the arrival of MRT construction 

Source: (a) Googles street view 2011, (b) Demolition buildings alongs Charoenkrung road for 

constructing MRT station, Photo by N. Huabcharoen, 2012-2016, (c) Googles street view 2014 

The arrival of massive cranes and diligently working tractors on the old 

neighbourhood has not only drawn the new image of "urban regeneration" in the area, but has 

also drawn the attention of academics, architects, activists and the community itself on the 

recognition of its "heritage value". Certain activities have been reinvented to reinforce the notion 

of 'valuing' heritage in the quarter. Historic census has been explored house by house in order to 

assemblage all the cultural puzzle that have been traced more than 100 years. Mid-Autumn 

Festival has been promoted as communi ty collective celebration. The local museum "Bann Kao 

Lao Reung" which means old house tells story, has been established by Charoenchai Community 
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Heritage Group. Thus, these represent the symbol of soft resistance to the urban revitalisation. 

However, does the social resilience really make an impact or awareness to the general public? 

S. Urunanon, the representative of Charoenchai Community stated on the heri tage 

valu e of the building and community (Prachatai and Raksrithong, 2012) . 

... the community decided to go through the Fine Arts Department for elaborating the 

value of the buildings in the a rea but it seems that they aren't really concerned about it. The 

situation became worse when MR Sukhumbhand Paribatra Bangkok Governor and the 

Chumbhot-Pantip Foundation chai rman persisted to demolish the buildings as they were 

decayed and not safe fo r living. Certainly, the new Bangkok Comprehensive Plan would 

definitely change the physical appearance of the neighbourhood and maybe overall Chinatown 

Bangkok. Condominiums, complex malls, department stores would be installed and replace all 

heritage d istinctiveness. The rest would be only the story to tell the future generation that ... 

Once, it was ... 

In 2012, a new condominium, 'The Station 1', renovated from a n old building just 

next to Mangkon Kamalawat Temple was constructed. Even with the Chinese look of the building 

which tr ied to blend in with the surroundings, the protests from the locals were prevalent (OK 

NATION Blog, 2012). In addition, in only a short time, the product of the gentrified area 'Starbucks 

Coffee Shop' opened a new branch in 2016 next to the temple. Would the new development rea lly 

blemish all heritage quality of the district? Italian-Thai Development PLC., responsible for 

constructing the MRT station, has designed the Wat Mangkon Kamalawat station with Chinese 

gimmicks : red ceiling, dragon, and lotus. The main entrance building will be presented in Thai

Chinese style which interprets and assimilates the Chinese livelihood of the area(Baan Finder, 

2015). 

Figure 57 Construction of new buildings in Chinatown area 

(N. Huabcharoen, taken in 2014-2016) 
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Finally, the question on urban regeneration in city living districts like the 

Chaorenchai com munity is how to preserve heritage. Surely, it is not 'stopping' the change. It 

depends on how to manage the change in a way that new infrastructures could reinvigorate the 

area in parallel to fu lly serve its local people. However, the images of old men writing golden 

Chinese calligraphy on red paper for wishing good luck or old women mastering their skills in 

darning clothes on the footpath along Charoenkrung Road seems to be dying out little by little 

and disconnected by the new varnished coffee shops and convenience stores with counterfeit 

Chinese expression which maybe to charm more and more tourists. 

Figure 58 Trendy settlement of Coffee Shop and Tea Houses in Chinatown area 

(N. Huabcharoen, taken in 2014-2016) 
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3.2 Werng Nakorn Kasem Community and the Economic Capital Force 

The economic gap always constitutes one of the main causes of gentrification 

when new affluent people have replaced local low-income people. However, the case of Werng 

Nakorn Kasem community shows another step of the gentrification process known as super

gentrification. According to Lees (Butler, & Lees, 2006; Wang, & Lau, 2009), super-gentrification 

is a result of the economic capital force driven by the financial industry which focuses on 

monetary value and consumption of an already gentrified area. 

Located next to Klong Rob Krung also known as Klong Ong-Ang, historically, Werng 

Nakorn Kasem was the settlement of the Teochew Chinese immigrant community. Since the 

1870s, the land was royally given to Paribatra Sukhumbhand, Prince of Nakhon Sawan. It was 

once the recreation area for nobles and elites as the land covered a big swamp called "Wang Nam 

Tip" (or Palace of Sacred Water). The area gained commercial distinctiveness after the Siam 

emancipation. In the beginning, its reputation was known as "thief market" because most 

products were stolen from the palaces. Nevertheless, Prince of Nakhon Sawan decided to build 

shophouses to replace the swamp and leased the shophouses to commoners, especially Chinese 

people, for running businesses. 

In the1930s, the market later became one of the main entertainment commercial 

districts of Bangkok called "Werng Nakorn Kasem". The first modern cinema complex decorated 

in 'J\rt Deco Style" was introduced to the area and Bangkok. Even though the cinema complex 

burnt down in 1965, the neighbourhood continued to be the centre of both Thai and European 

music instrument stores, furniture stores, antique bookshops, hardware stores, and brassware 

stores. High quality fresh food was found in Pi Laka Market. 

It was not until 2012, the arrival of the MRT, that the land of Werng Nakorn Kasem 

happened to draw the attention of new investment because the land is located in the centre of old 

Bangkok and the land plot covers more than 23,164 sq. metres. T.C.C .Land Group, the real estate 

company own by one of the richest entrepreneurs in Thailand, Charoen Sirivadhanabhakdi, had 

approached the heirs of Prince of Nakhon Sawan with the amount of 4,500 billion baht ( -130 

million US Dollar) to buy the land. On the other hand, the comm unity which actually is a wealthy 

Chinese neighbourhood also proposed almost the same offer to the landlord. 

In July 2012, the land and 400 buildings finally changed ownership. The 

settlement between T.C.C. and the heirs of Prince of Nakhon Sawan hit the record as one of the 
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most expensive deals in Bangkok. The community ( 440 people and 287 contracts) was 

immediately affected by the termination of leases or rental agreements from the new 

landlord(Prachachat Business & Property and Matichon, 2012) . 

Figure 59 : Werng Nakorn Kasem community during the displacement period 

(N. Huabcharoen, taken in 2013-2016) 
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The community had tried to prolong the rise of the rental rate which was 92 

million baht per year. They had also proposed the conservation plan for certain heritage buildings 

and cultural heritage. 

W. Techakasem, the representative of Werng Nakorn Kasem Community, 

expressed his opinion on the seminar on "Eviction Comm unity: the discourse between the right 

of community and the lack of cultural knowledge in Thailand" by the Lek-Prapai Foundation that 

We use our culture. We possess a long history. Most important, our family have lived 

here for more than 4 generations. This has brought about the soul and the spirit of Werng 

Nakorn Kasem. We must address to the government tha t we have the right to share our 

opinion what to do to the area before others direct what we should do with our life. 

(Prachatai and Raksrithong, 2012) 

However, coming with a financial s trategy plan, the T.C.C. Land Group claimed that 

the investment of the land was 5,000 billion baht with the annual interest rate burden of 6% 

(Thairath, 2012). Therefore, to mainta in the minimum loss, the new rental rate should cover the 

interest rate burden which is 300 million baht per year. 

During 2012-2016, firstly Pi Laka Market, various shops and stores, food stalls and 

lastly local people have been unwillingly moved out. Signs indicating their new shop location 

have been glued on the iron closed doors. The thriving market was replaced by the construction 

workers who were knocking down buildings one by one in the area. The s ituation become critical 

again in 2014. In the struggle against the new investment and monetary power in order to 

maintain his family business, the entrepreneur of legendary music store "Yong Seng" in Werng 

Nakorn Kasem decided to tragically end his life. 

This incident has actually delayed the project. The company also has expressed 

strong willingness to develop the a rea in cooperation with the community. The offer of 30-40% 

reduction from the new rental rate was promised to be granted to the old lessees who would like 

to return and run businesses in the area. 
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W. Traisorat, Executive Director of T.C.C. Capital Land Ltd., and tycoon C. 

Sirivadhanabhakdi's daughter commented on the revitalisation plan of Werng Nakorn Kasem 

that 

... even though our previous development projects have aimed for the greatest return 

on investment, but this project is different. As my father (Charoen Sirivadhanabhakdi) was born 

and raised in the Chinatown, the area indeed represents spiritual value to him and also to Thai 

people w ith Chinese origin. Therefore, T.C.C. Land Group insists on the development in which 

the local community can be able to collabo rate and to sustain thei r local way of everyday life 

and business. Moreover. we would like this project to underpin a model of how to regenerate 

the old community in Thailand, which will happen more frequently in the future. (iBiz Channel 

MGR Online, 2014) 

The 8 agreements with T.C.C. Land Group have been eventually proposed to the 

community as follows: 1. To sustain the spirit of the place and provide temporary lodging for old 

renters; 2. To give priority in renting the P 1 and the 2"d floor except the zone on the Yaowaraj 

Road side and the parking building in which only the the 1st floor will be rented; 3. To allow small 

stores on the 2"d floor of the parking building; 4. To provide the security system; 5. To pledge free 

rental for the last 3 months of the old lease and first 3 months of the new lease contract; 6. To 

renovate the light and sanitary system; 7. To give 20% reduction on the rental rate to the affected 

renters during the construction; 8. To maintain 30% reduction on the rental rate for the new 

lease contracts(Bangkok Biz News, 2014). 

However, the settlement of the 8 agreements did not seem satisfactory to all old 

renters. The proposal on the increase of the redemption rate to 1 million baht per building, the 

free rent for 2 years, and the reduction of the new rental rate were sent to T.C.C. Land Group. The 

resistance against the eviction not only halted the progress of the project , but has also 

accentuated the situation. W. Techakasem, the representative of Werng Nakorn Kasem 

Community, claimed that new proposed deals might lead to the total annulment of the old 

agreements and the T.C.C. Land Group processes the legitimate right to do so (Bangkok Biz News, 

2014). Thus, different opinions among people in the community itself have depleted little by little 

the resi lience of this old neighbourhood. 
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In the end, the project of the new walking street Werng Nakorn Kasem conducted 

by the T.C.C. Land Group w ill continue. The commercial walki ng street with simulated Chinese 

decoration and the building for 1,200 car parking are expected to be fully revealed in 2019 

(Prachachat Business & Property and Matichon, 2014). 

Figure 60 Werng Nakorn Kasem walking street 

Source: Prachachat Business & Property and Matichon, 2014 

In brief, the power of economic capital which leads to super-gentrification has 

revealed some social impact. The capital aims rather on social reproduction than socio cultural 

diversity(Cassidy and Lee, 2006). Today, (2016) a old red triangle sign of the good old day 

Bangkok public 'Tram" station still displays on a building in Werng Nakorn Kasem as if it reminds 

that this area was once overflowing with passers-by to this commercial and entertainment 

dis trict. Ironically, the penetration of the MRT in the 2Pt century probably marks a different 

scene from the arrival of public transportation in the last century - the situation in another way 

round, that station stop is deserted and has also dispelled all the local community. 



Figure 61 Notification signs of new shops location, Werng Nakorn Kasem comf!lunity 

(N. Huabcharoen, taken in 2016) 
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3.3 Old Commercia) Dis tricts and Recreation of Public space 

Chinatown has traced its long history and distinctiveness since the founding of the 

Rattanakosin Era as one of the prominent com mercial quarters of Bangkok. Various kinds of 

markets from high quality products, wholesale products, technology stuff, fashion clothing, 

acclaimed best Chinese food, to small niche gadgets or even counterfeit products are scattered 

around the area. 

Yaowaraj Road itself has a reputation for traffic congestion. The scenario is always 

crowded and busy in every small street and alley, always filled by not only stores, street 

merchants, walking visitors but also honking of full loaded pick up vans, Vespas scooters and 

trolleys and sometimes buzzing tourist bicycle trips. However, the congestion seems to make 

businesses even more booming. Danish architect J. Gahl has pointed out the research on the city 

planning at 5 km/h in his theory on Cities for People that it is desirable human scale that would 

make people enjoy a city (Gehl, 2010). Moreover, the mix of different kinds of markets that would 

meet every rank of classes and the space provided to sma ll-vendors to sell freely their products 

have also invited more commercial exchange activities and commutes in the district. 

(Karssenberg, 2016) Nevertheless, Chinatown has never been properly regu lated. Public streets 

are always occupied by the middle retailers who display products in front of their store as well 

as small-scale vendors who use the footpath as it is an open-air showroom. 

During the period that Chinatown has been affected by the arrival of urban 

renewal in 2012, many commercial communities were reluctantly brought to a standstill for new 

construction or were willingly temporarily terminated for the renovation project. For example, 

the Leurnrit community next to Sampheng Market was closed for the conservation and 

development project since 2012. 

The Klongtom Market which is located in the middle of Leurnrit Commuity and 

the construction of Wat Mangkon Kamalawat MRT station, has been officially regulated by the 

Bangkok Municipal. The big night week-end flea market which covered the area between 

Charoenkung Road, Vorachak Road, Luang Road, Mahachak Road and Seupa Road, was wiped out 

in 2015. The situation has revealed the debate on the right of small-vendors who claim to be 

underprivileged people and the right of the general people in fully accessing public faci li ties like 

footpaths, streets and security. Finally, the market was relocated to the other side of the city at 

"the old southern bus terminal" in Pinklao district. 
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(c) 

Figure 62 Leurnrit community under renovation 

Source: (a) Googles street view 2011, (b),(C) Photo by N. Huabcharoen, 2013-2016 
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The Bangkok Metropolitan Administration (BMA) clearance project become 

national news again for a market called Saphan Lek (Iron bridge) which happens to be just 

located next to the Werng Nakorn Kasem community. The market is the place where the children 

or teenagers in the 80s and 90s have visited for new Gameboy, Nintendo, or Sony Playstation 

devices and games; where pirate copies of the newest movies in the cinema could be easily found 

in the COs and DVD period; and where electronic gadgets (without custom tax) like watches, 

music devices -walkman, mp 3- wireless home telephones, digital cameras have marked their 

technological revolution before the digital age. The collectible figure displays and toy shops in 

the market have often gathered and attracted young adults who might sometime bring their 

children to enjoy their childhood passion and memory. 

Figure 63 Sap han Lek Market before and after the canal clearance 

(N. Huabcharoen, taken in 2015-20 16) 
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It was not until 2015 that people noticed that Saphan Lek Market in fact had been 

installed and built on the heritage Klong Ong Ang (or officially Klong Ropkrung) for more than 40 

years. In the beginning around 1976, the BMA allowed small vendors on the both sides of the 

canal. Then a private company gained the right for 10 years to manage the area and built the 

construction which covered the canal from Damrongsatid Bridge through Phanuphan Bridge, 

Saphan Han Bridge until Borphitphimuk Bridge which connected to Phahurat Market. 

The landscape renovation and the reclamation of public space was launched by the 

BMA. Illegal trespass on the heritage site and canal-blocking infrastructure have been poi nted out 

in order to evict a pproximately 500 shops, stores and restaurants. 

The BMA billboard order which was announced in front of the market dur ing the 

demolition indicated tha t the market has been dis turbing the canal environment and 

community. In addition, the s tructures have violated the public area which congest public 

commutes. Nevertheless, some vendors argued that the BMA was the one who initiated the 

market and gave permit to run business in the area. Therefore, it was absurd for them that they 

became now the culprits and they refused to leave (Mokkhasen a nd Khaosod English, 2016). 

Pol Maj Gen W. Sangprapai, adviser to the Bangkok Metropolitan Administration, 

commented about the vendor overthrow s ituation that 

"I realised that the affected vendors would struggle. But they need to understand 

public difficulty which is greater. Everyone has the right, so please do not prioritise only your 

right." (Thairath Online, 2015) 

In October 2015, all the structures were demolished. The procedure was 

immediate and effective in reclaiming the public space. In addition, most of the shops moved to 

the Mega Plaza, an ai r-conditioned department store renovated from old legendary Wangburapha 

Department Store, which is just opposite of the road or modern buildings and arcades next to 

their old location. 

The project received posit ive response from the public as the transformation was 

quite evident. The new look of Saphan Lek a nd Saphan Han was revealed in the later months. A 

clear straight canal along wi th street furniture and flower pots, open space stream line clean 

pavement contrastingly to the grimy mid-century building styles along both sides of the canal 
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were created as if to enhance an environment for recreation and peaceful pedestrians. The public 

even compared it to the Korean Cheonggyecheon Stream project. 

A. Ma (Aka), toy vendor whose new store is now in the building just next to the 

gentrified Klong Ong Ang, told about how business was after the reclamation of public space. 

It looks beautiful, clean but the business has not been so well. Before, we had lot of 

pass by customers. Parents brought their children to look for new toys as the price here was 

lower than in the department store. Now, there is only retail merchants or old customers. 

(Personal Communication, A. Ma Toy Vendor, 2016) 

(a) (b) 

Figure 64 (a) Sapan Lek, (b) Kla ng Ong Ang, (c) Wangburapha Area 2016 

(N. Huabcharoen, taken in 2016) 

(c) 

So far, the BMA still does not have plans to further develop this area. Even though 

today this gentrified open space seems to rarely welcome strollers, but when the MRT actually 

arrives in 2019, this area will probably become another valuable spot in o ld Bangkok s ince its 

location can be accessed by 2 MRT stations (Wang Burapha and Wat Mangkon Kamalawat). 
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Figure 65 Klong Ong Ang Renovation Perspective Plan from the BMA 

Source: Daoreuk Studio, http:/ /rattanakosin.org/klong-ong-ang-renovate/, accessed October 2016 



4.1mpacts of Gentrification and Urban Renewal 

... the easiest thing would be to tear down the building and build the cement buildings 

in its place. Of course the eas iest thing. And the easiest thing often has the direct relationship 

what the most cheapest thing is itself. Stephanie Miner, Mayor of Syracuse (Monocle and Miner, 

2016) 
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The urban regeneration somehow has brought the positive and vivid change to the 

area. The penetration of the MRT extension blue line project would undeniably convey convenient 

environment a nd well-being to the community. The mobility between other parts of Bangkok 

would indisputably be correlatively connected and more practical to the grand public. 

Nevertheless, it usually comes with other aspects. Once the revital isation moves to 

decontextualise the actual value of the place or even manipulate the condition of the local 

people's life, the gentrification in the urban renewal context would turn to be something 

convenient but not comfortable for the local community. It is believed especially in Thai heritage 

context that cultural values promote economic development. In the Chinatown case, economic 

development in turn changes cultural values. Thus, tackling the change in heritage areas like 

Chinatown Bangkok does not mean s topping the change but it means managing the change in the 

ways that its significant values whether economic, cultural or social qualities of the place still 

continue to serve the local people as well as newcomers. 
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4.3 Creative Class and Gentrification: 
The Case of Old Foreigner Communities, 

Chinese Immigrant Community and European Expatriate Space 

1. Introduction 

The redevelopment of old decaying districts has been challenging in many countries 

where exploiting strong cultural awareness to its population expresses different angles and 

cultural approaches. The Centre George Pompidou in Paris was constructed by replacing the Les 

Hailes food market in Beau bourg area. It was initiated as part of the Minister for Cul ture, Georges 

Pompidou's Les Grands Projects which have turned Paris into the hub of world cu lture and a rt in 

the late 20th century. The London Borough of Southwark, illustrates the idea of adapting aged 

industrial buildings and finding the new life of them, a found in Tate Modern Art Gallery, OXO 

Tower. The south ba nk of the Thames River later became another entertainment and hype spot 

of central London. The mid 191h century buildings in the former French Quarter of Xintiandi in the 

rapidly growing city of Shanghai has been renovated and gentrified to ' become the varnished 

affluent expatriate space of Shanghai. 

Besides state-level advocacy, individual street artists are also another factor in 

creating art expression in the city. Berlin Wall graffiti art, the world's largest canvas, which was 

painted during the late 20th century by well-known as well as anonymous artists, was converted 

after the fall of Berlin to become an iconic tourist attraction. The 2 1'1 century mural painting by 

Ernest Zacharevic at Georgetown interpreted the story of community. The s treet art has elevated 

the small UNESCO inscribed city of Penang to phenomenal new heights for the young hipster 

generation as a must-do instagraming opportunity. 

Recently, the Thailand Creative and Design Center (TCDC) planned to establish its 

new office in the modernist Tha i General Post Office building on Charoenkrung Road in 2017. 

The plan was set further in changing the whole surroundings to become the new creative district 

of Bangkok. The urba n projects like s treet art (Buk Ruk), dockland market, swing dancing 

festival, a nd gatheri ngs in public recreation space have been introduced to this historical legacy 

district of Bangkok. The area is located in the longstanding Chinese immigrant community. It has 

a lso been the former European expatriate space ofthe city. 
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Newcomers versus local neighbourhoods is one of the major aspects often encountered in the 

gentrification process. As stated by R. Florida, creative class was raised as one of the economic 

forces(Florida, 2012). Thus, to accumulate creative people in the city, a proper urban 

environment should be installed to attract them. Nevertheless, the arrival of newcomers who 

have creative background sometimes intrudes on the everyday life of local people. The case of 

Talad Noi and Charoenkrung Road are well illustrated manifestation of both new and local people 

inscribing their own culture in the area. 

2. Defining the European Expatriate Space 

Unlike Chinese immigrants, European expatriates arrived in Siam for different 

reasons. They came as missionaries, to re-open the Asian market, to trade in natural resources 

a nd for base colonisation. Trading between Siam and European countries (France, Britain, 

Holland) had ceased during the late 17th century until the early 19th century. The Burney Treaty 

was the first treaty between Siam and a European country (Britain) in the Rattanakosin Era. Thi s 

treaty attempted to acquire the commercial right in the southern part of Siam (Malay). 

For a long time during the Ra ma I - Rama II I period, international trading focused on 

Chinese junk trading. Furthermore, it was exclusively monopolised by aristocrats and nobles. It 

was not until the 1840s that China lost the Opium War which led to the Treaty of Nanking and the 

change of Chinese international trading system. As for Thailand, the European influence on 

traditional trading policy was interrupted by the Bowring Treaty in 1855. After that, free trade 

was allowed to all social classes. 

The Bowring Treaty had encouraged more westerners to do business as well as to live 

permanently in Thailand. However, the treaty stated that westerners were not permitted to settle 

in the 8 km area next to the city wall. They were not allowed to own the land unless they had 

been living in Thailand for 10 years. Therefore, in the early Rattanakosin period, westerners had 

lived in the same area as the Chinese immigrants. However, different cultures and rituals caused 

some confrontation between them. 

Simply for the reason of trading and facilitation of westerner shipping business 

between Bangna Pier to the central part of Bangkok, the first road was built in 1857 called Tanon 

Trong (Straight Road) which was later renamed Rama IV Road. Furthermore, in 1861, many 

expatriates claimed the sanitary issue of proper road for riding horses. The project of 

Charoenkrung Road (means Flourishing City) was set and planned by adopting Singapore town 
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planning (Boonma, 2014). The first phase was the Charoenkrung Road outside the city wall. The 

road began from old Hua Lam Phong Train Station (original) to Bang Ko Lam district. 

Along the road shophouses were built and occupied by many shops that displayed 

imported products. The consulate of Portugal and France were settled in the a rea. The British 

consulate used to be there but it later moved to Ploenchit Road, which was a suburban area in the 

late 19th century. The Oriental Hotel, on the riverbank nearby, is recognised as the most exclusive 

and indulgent hotel in Bangkok. Moreover, Western-style real estate development in Thailand 

started in the area nearby. Sathon Road, Silom Road and Ploenchit Road, the CBD today, were 

once suburban areas of Bangkok. The land plots there were allocated and sold to westerners and 

nobles. 

The Rama V period (1868-1910) is recognised as the civilisation period of Thailand. 

More than 100 roads were built around Bangkok. The old city wall was demolished in expanding 

the city. The grand avenue Ratchadamnoen was created as the pride of the country. Grand 

European design buildings (neo-classical, art deco, palladium style especially for the royal 

purpose) were cons tructed. Shophouses were introduced in some traditional trad ing. Roadside 

businesses replaced the floating market. Technology of massive buildings and transportation by 

car and train ushered Thai society to a nother level of urban development. Commercial banks 

were officially established in Thai society. Schools, which adopted the European missionary idea 

such as Bangkok Christian School, Assumption School and Mater Dei School opened 

opportunities in education to Thai commoners besides temples. 

The settlement of European expatriates formed another social class in Siam. So-called 

'Civilisation' and 'Modern isation' transformed the image of 'Venice of the East' into a roadside 

society. Floating houses along the riverside soon became brick shophouse buildings along new 

roads. The modernist technologies and knowledge, Western sanitation and well-being norms 

were introduced to Siam. During the reign of King Rama V to King Rama VII, many young eli te as 

well as some young commoners were sent to study abroad in England, France, Germany and 

Austria. They returned with ambitions of improving the country in many ways. The rise of the 

middle class also emerged from the wealth in education and knowledge not economic wealth. 

The middle class later became one of the most important fragments in changing the perception of 

way of life of Bangkok as well as Siam. 
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2.1 The Area of Former European Expatriate Space 

Charoenkrung Road was marked as the new modern road, which represented the 

'flourishing' image of Bangkok the 19th century. The road actually covered 2 phases of 

construction. First phase, outside the city wall, was built from the old Hua Lam Phong Train 

Station (original) to Bang Ko Lam district. The second phase inside the city wall was built from 

Wat Pho (Wat Phra Chetuphon), passing Chinatown to the Khlong Phadung Krung Kasem. 

Chinese immigrants and Westerners were not allowed to live inside the city wal l. 

Long before the construction of Charoenkrung Road, it appears that both communities had lived 

in the same area until the westerners moved to Sathon, Silom and Ploenchit precincts. The study 

area presents between two communities which cover the area between Soi Charoenkrung 20 to 

60 (approximately, Chaoroenkrung Road between MRT Hua Lam Phong station and BTS Taksin 

station). First, Talad Noi community, one of the oldest Chinese immigrant neighbourhoods, is 

located on the southern edge of Sampantawong district which connects to Bangrak district 

(former European expatriate area). Second, Soi Charoenkrung 24 to 60 historically served as 

expatriate space : important city ports, foreigner consulates, retails shops, hotels and 

communities. 

1 Choro.nc~ Community 

2leunrttCommunlty 

4 Jofodnoi Communlty 

5 langkok Dockklnds Marttet 

SAMFANTAWONG 
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Figure 66 Map of Chinese Immigrant Community and European Expatriate Space 

and Former European Expatriate Space 

(N. Huabcharoen 2016) 
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2.2 Urbanisation and Land Use Plans and Policies 

The banks of the Chao Phraya River have represented the prominent terrain for 

ma ritime trading s ince the Ayuthaya period. Trekking down from the area inside the Bangkok old 

city wall through Samutprakarn (Pak Nam) province, old ports, aged riverside warehouses, and 

old western-looking buildings are st ill humbly undiscovered alongside river view hotels , office 

building and houses. 

Figure 67 Buildings along the Chao Phraya River banks 

(N. Huabcharoen, taken in 2014-2016) 

Between the riverbank side and Charoenkrung Road, there are differe nt small 

communities - Chinese, Thai, Muslim, Chris tian - which might have settled s ince the begi nning of 

Bangkok. Buildings and shophouses on Charoengkrung Road s ide, which were built after the 

construction of the road in the early 19th century, have s imilar characteristics and style as in the 

Chinatown area: Early Period 1860s-1 920s - two storey buildings with brick wall-baring 

structure; Transitional Period 1920s-1 940s - steel and concrete technology; Postwar Period 

1930s-1975 - composition of s teel, glass and concrete, flat roof and minimal ornament; 

Sta rchitect Period 1970s-2000s - contemporary modern high rise build ings. 

In the absence of a Building Control Act over the area now known to possess high 

heri tage s ignificance, high rise buildings have been built next to aged buildings. The waterfront 

a rea is mainly occupied by the private sector like hotels, condominiums, a nd the terrace 

restaurants and cafe. The Chao Phraya River boat pier seems to be the only passage that the 

public can really have access to the river view. 
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Figure 68 Buildings along the Charoen Krung road 

(N. Huabcharoen, taken in 2014-2016) 

2.3 Architectural Heritage Conservation Planning 
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This old district possesses lots of different buildings, which represent a range of 

architectural distinctiveness values. Many of them have been recognised as heritage and have 

been renovated. Examples include the old first Siam Commercial Bank headquarter Italian style 

building at Talad Noi, Gothic revival Holy Rosary Church or Ka lawar Church, the modernist Thai 

General Post Office building, and Authors Wing building at Oriental Hotel. Moreover, these 

buildings still run their everyday activity and business. However, many of them were abandoned. 

Even though two-story shophouses a re still able to be discovered in the area, the architectural 

heritage is rarely mentioned. 

Talad Noi has become well-known as the place where locals can find iron hardware 

a nd mechanical spare parts (new and secondhand). It is one of the enclaves of specia lisation that 

exis t in complex Asia n cities such as Bangkok. 

With the arrival of the MRT in the old district of Bangkok and the massive demolition 

of decayed buildings in Chinatown, economic potential value added to the old land plot has 

awakened awareness of cultural heritage in Ba ngkokian society. Academics started to be 

interested in other Bangkok dis tricts besides Rattana kosin. Around the 2010s, the Arsom Silp 

Institute of the Arts in cooperation with Thai Health Promotion seem to be the offi cial pioneer in 

studying architectural and community value in Talad Noi and the surrounding area known as the 
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Bangkok Chinatown World Heritage proj ect(Arsomsilp, no date). Small Chinese shri nes, festivals, 

community value, and everyday li fe activities have been promoted as unique heritage cultural 

qualities beyond Rattanakosin area and Yaowaraj. 

(a) (b) (c) 

Figure 69 Different style of buildings in Charoenkrung area (a) The Room Charoenkrung 39 

Condominium, Heritage of living Legacy, (b) Gothic revival Holy Rosary Church or Kalawar 

Church and The Modernist Samphanthawong district office building 

(c) Captain Bush House Numero 1, after the renovation 

(N. Huabcharoen, taken in 2015-2016) 

2.4 Tourism Promotion 

The area has been obscured by its neighbour CBD where all the modern 

entertainments and leisure attractions are omnipresent : restaurants, pubs, department stores 

and red right dis trict Patpong. Along the riverbank side, beside the Orientel Hotel, many 

prestigious 5-star hotels continue to preserve their distinctiveness in welcoming upper-class 

western tour ists. 
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As for cultural tourism, three aged buildings on the riverbank side : the fi rst Siam 

Commercial Bank headquarter Italian style building at Talad Noi, Gothic revival Holy Rosary 

Church or Kalawar Church, and the modernist Thai General Post Office building have been 

officially promoted as heritage cultural sightseeing tourism in Charoenkrung and Talad Noi. 

However, because of the long trading his tory of the area, old warehouses and old shophouses 

which are scattered around fascinate Thai photographers and young hipsters who are fond of 

nostalgia and the romantic idea of aged and decay buildings. For example, the former fire station, 

which occupied the old cus tom warehouse, is where many amateur and professional 

photogra phers still stop by as the mus t-take photo place. 

Figure 70 Abandoned European sensation aged buildings dated from 1900s 

(N. Huabcharoen, taken in 2014-2016) 

Food and cuisine are also well-known among local Thais. Talad Noi is known as the 

best place to find traditional Chinese homey style food in addition to Yaowaraj. The oldest 

Japanese restaurant Hanaya still runs its business on Sri Praya Road. The Indian food restaurant 

on the intersection between Silom Road and Charoenkrung Road still lures cl ients by its spices 

aroma. 

As the reputation of Yaowaraj Chinatown food has been transformed commercially to 

attract tourists, the annual Vegetarian Festival here in Talad Noi has been recognised as one of the 

most authentic places where people can s till find local traditional food and practices. 



Figure 71 Vegetable Festival at Taladnoi neighbourhood 

(N. Huabcharoen, taken in 2016) 

3. Defining the Creative Space in Old Bangkok 
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After the Asian economic cris is in 1997, urban development and exploration of 

cultural capital promoted the economic development. The establishment of OKMD (Office of 

Knowledge Management and Development), TCDC (Thailand Creative & Design Center), and 

NDM I (National Discover Museum Ins titute) in 2004 marked as the "innovative" period of 

Tha iland. A young generation of technocrats from creative western education background, both 

in art and science, have been assigned for developing and promoting Thai people's knowledge, 

creativity a nd skills. The interactive exhibitions, new trendy design exhibitions, and learning 

space in the prestigious shopping malls were introduced to the general public. 
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Moreover, during the year of the 60th Anniversary of the late King Bhumibol 

Adulyadej's Accession Ceremony, both the public and private sector celebra ted the event by 

setting exhibitions on the long achievement of King Bhumibol's work. It was the exhibition boom 

period of Thailand. Probably inspired by the World Expo 2005 in Japan where many Thai design 

offices have visited, the exhibition during that period developed the new face of knowledge 

learning in Thailand: multimedia attraction, interactivi ty between audience and exhibition, and 

light a nd sound effects. 

Thus, museum and exhibition concepts were later promoted to the wide public. The 

policy in readapting heritage buildings in the Ra ttanakosin area that were once government 

offices has been applied. To solve the problem of the over-crowded city centre, many government 

offices were relocated to the suburban area in the late 20th century. Many cultural and 

educational project were launched, including: 

• 2008 : Museum of Siam or Discovery Museum, readapted the heritage Ministry of 

Commerce building (Rama VI) into knowledge and learning space ofThai history 

• 2010 : Nitasrattanakosin, readapted the modernist building on Ratchadamnoen Avenue 

into a contemporary exhibition of old Bangkok his tory 

• 2012 : King Prajadhipok (Rama VII) Museum, reada pted the John Sampson western luxury 

department store in the 1900s on the corner of Pan Fah Leelas Bridge into Rama VII and 

Constitution period exhibition 

• 2013 : Ratchadamnoen Contemporary Art Center (RCAC), readapted the modernist 

building on Ratchadamnoen Avenue and turned it into industrial look decoration 

Figure 72 Bangkok Art and Culture Centre: Outside; Exhibition space during raining season; Inside space 

(N. Huabcharoen, taken in 2015-2016) 
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However, the adaptive use of old buildings to a museum is not something new. The 

National Gallery Bangkok involved the conversion of the old Mint to an art museum in 1978. It 

holds a fine collection of traditional and modern Thai paintings. 

As for the design sector, Thailand Creative & Design Centre (TCDC) which is located in 

the central district of Bangkok, Sukhumvit, has promoted creative space. It is the first design 

library where people are able to find the best and sometimes the most expensive design and 

innovative books. The exhibition space is where the rotation of trendy movement is showed. The 

shops are where young designers are able to share the creativity of their product to the public. 

(a) (b) 

Figure 73: Street art in Bangkok (a) Painting on power generator at The Old Siam 

(b) Invader art piece on an aged building on Silom road 

(c) Street furniture at Siam Square 

(N. Huabcharoen, taken in 2013-2016) 

(c) 

Bangkok itself has never been out of trend. The Bangkok Art and Culture Centre 

which focuses on contemporary artists and exhibition was establish in 2008. Mural graffiti 

culture in Thailand has become more recognised as 'contemporary urban art'. The street art 

festival 'Buk Ruk', meaning trespassing, was first organised in 2013 at Siam Square and the 

surrounding area, a hip and fashionable area for students and young people. The cooperation 

between European and Thai street artists presented more than 1,000 m2 mural paintings around 

the area. Besides the aesthetic value, the project later led to the transformation of a decay area of 

Ratchathewi MRT station to a small public park "Charlerm La" in the centre of Bangkok which has 

graffiti from 'Buk Ruk' as the background. 



(a) (b) 

Figure 74 Bukruk festival has transformed an deteriorate a rea Ratchatwee 

to small public park "Charlerm La" 

(a) Upgrading as Public Park "Charlerm La, 2015 

(b) Bukruk first installed, 2013 

Source: (a) Photo by N. Huabcharoen 2015, (b) tootyunggallery, 2013 

4. Gentrification Driven Process 
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Providing an environment for attracting a 'creative class' of citizens is an 

international concept of city regeneration in the 21st century. The case of historic legacy area like 

Charoenkrung Road -European expatriated space and Chinese immigrant area- will illustrate the 

transformation of an a rea, which has been affected by newcomers. The question arising with this 

phenomenon is do newcomers who arrive w ith specific culture capital cooperate or intrude the 

existing cultural resources ofthe local community? 

4.1 Local Talad Noi community and the invasion of niche tourists and creative 
people 

A serene Chinese immigrant neighbourhood compared to its main Chinatown 

Yaowaraj Road, Talad Noi (means small market) is rich in the diversity of its culture and society. 

The small Chinese community has been known by its signature businesses of steel and 

mechanical spare part markets. In terms of adminis tration, it is the centre of Sampantawong 

district office. Historically, it was the original settlement of Chinese immigrants in Bangkok after 
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being moved out from within the city walls in 1782. The area reflects the prosperity of Siam 

trading characteristics of riverine-led as well as roadside-led trading. Architecturally, the 

composition of different ages and styles of buildings - European, Chinese, Modernist - are 

spotted around the area. All local activities like home, school, food market, public administrative, 

private business, religious practise continue from the past. 

(a) (b) (c) 

Figure 75 Taladnoi Community and Bangkok Chinatown World Heritage, tourism promotion : 

marking touris t stops, ins tallation of tourist signage, creating a cultural centre, 

and producing local tourist maps 

(N. Huabcharoen, taken in 2014-2016) 

The neighbourhood was a quite backwater, untouched by tourism. It served just as a 

passage from the hotels in Bangrak riverfront - River City, Sheraton, Oriental, Shangri-La- to 

Yaowaraj Road by foot. As the CBD changed, the thriving road market of Charoenkrung Road lost 

its significance and many old shophouses, which were the offices of international retailers and 

traders, were abandoned. 

It was not until the late 2000s, the boom of rehabilitation or adaptive use in aged 

buildings, that people with creative background seemed to be fond of romantic ideas or nostalgia 

of the old and traditional infrastructures. Moreover, the community itself in cooperation with 

Bangkok Chinatown World Heritage Project started to actively promote its neighbourhood for 

tourism -social media promotion, marking touris t stops, installation of tourist signage, creating 

a cultural centre, and producing local tourist maps. Further to these, Arsom Silp Institute of the 

Arts commenced working with the community (Bangkokchinatown, no date).Consequently, new 

people began to be attracted to this old and historical place. 
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The first wave tourists included organized cycle tourists. Bike tours, which have 

invaded small alleys of neighbourhoods for cultural immersion, are often seen. Sometimes locals 

may have heard murmuring about how the bike tour have interrupted their normal activities. 

Walking culture tours were also introduced by the Ba ngkok Chinatown World Heritage Project, 

becoming popular. 

Figure 76 Taladnoi district and Bike tour 

(N. Huabcharoen, taken in 2014-2016) 

Many old houses have emerged from being previously hidden gems to must see 

tourist spots. In particular, So Heng Tai mansion, a rare surviving Chinese courtyard house, has 

served as private residences of an old Chinese junk trade merchant family for more than 200 

years. The So Heng Tai was built in the traditional Hokkien architectural style. A main courtyard 

con nects between the main buildings and the entrance ha ll. Two other buildings are aligned on 

the axis on both sid es of the main building. As the city has been changed from river-centred to 

road-centred, the house no longer serves and functions like before. With creative and 

en trepreneurial outlook, Poosak Posayachinda, the la test generation decedent who inherited the 
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property from the family, has installed a swimming pool in the middle of the courtyard. The 

private mansion has been best known as the scuba diving school with the typical scenic view and 

beagle dog farm since then. Moreover, it has also been fully promoted for tourist visit during the 

2010s as another cultural heritage experience. Even though the visual mix landscape between 

modern and old infrastructure has attracted tourists, the nostalgia image of the Mansion's golden 

age has still been often illustrated to visitors by his mother, Dungtawan Posayajinda. 

D. Posayachinda, the 7th generation former owner of Heng Tai mansion, whose Sakoo 

Sai Moo and Kao Tom Pad (food name) were recognised as the best in Talad Noi, stated that 

My son likes scuba diving, so he came back (from Australia) and opened the school here ... 

The courtyard used to be surrounded by trees. Everyone liked to visit our house. But after 

installing the swimming pool, everything has changed. In 1977, the Fine Arts Department 

wanted to register the mansion as a national heritage but we needed to move out. So I decided 

to renovate the house by myself. Without conservation knowledge, many historic objects like 

the roof and glass painting were destroyed. (Sarakadee Magazine, 2014) 

Before the tourist boom period, asking for directions to the hpuse by using the name 

So Heng Tai seemed to confuse the local people because they have called this dwelling Bann Patoo 

Dang, translation in Thai is 'House with the red door'. It is a priva te property; however, its unique 

red door at the main entrance has usually been open to tourists for s trolling in the house without 

charge. 

On a visit in September 2015, the old lady owner D. Passyachinda, was very 

enthusiastic and kind to welcome the visitors and to tell the story of this mansion in the good old 

days. In my opinion, as the structure of the mansion now is falling apart, cultural newcomers like 

tourists might provide the solution to save it. However, it seems that the mansion was exploited 

and used as another case of architecture study, touris t product for the district, and just another 

photography spot. 

P. Posayachinda expressed his attitude toward the property conservation issue. 

People always come to visit us and tell us how beautiful and unique our house was. They 

often proposed ideas how to restore it. Last year, many arch itecture faculties from different 

universities and architecture firms came and made some research and promised us to come 

back with restoration plans. So far, I have never heard back from them. (Personal 

Communication, Posayachinda, 2015) 
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The Talad Noi district has been known locally as one of the best places to find good 

common Chinese food. Unsurprisingly, in order to attract new people to the area, a trendy new 

food concept has been brought up to the community. Talak Kia (Talad Noi in Chinese) organic 

market was launched by the community a nd Arsom Silp Institute of the Arts to learn how to 

manage the waste land in the way that that community are able promote their inner community 

economy. Local crafts a nd products, successful organic business products, panelist discussions, 

and music have been introduced. Nevertheless, in my opinion, it comes across that after several 

market settings, the products turn to exclusively serve only organic product/food, healthy drink/ 

snack and hand made product from outsider entrepreneurs by adapting the historic landscape of 

the community as the selling point. 

(a) (b) (c) 

Figure 77 So Heng Tai Mansion 

Source: (a),(b) Photo by N. Huabcharoen 2014-2015, (c) (So Heng Tai Facebook, 2016 

A second wave of interest has resulted in the arrival of artists. In 2012, Anchalee 

Anantawat, a young Thai designer, and Thomas Menard, an artist with French financial 

background, founded a contemporary gallery called Speedy Grandma in Soi Charoenkrung 28 

(Bangrak district). The gallery rehabilitated an old shophouse to a gallery and studio. Later, they 

opened Soy Sa uce Factory, a European art gallery, which converted an old soy sauce factory 

warehouse in Soi Charoenkrung 24 (just next to Talad Noi) to a New York industrial look of 

creative space - gallery, music performance, studio, artist co-working and residence (Soy sauce 

factory, no date) . Menard claimed his strong intention of being a pioneer in this area to turn 

Chinatown in Bangkok into what they did in Singapore: a really creative and interesting area 

(LILREDDOTFOLKS, 2014). 
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The installation of this typical space has drawn a new group of people to the 

community. However, in 2014, the encounter between newcomers and local people revealed 

tensions when illegal graffiti was sprayed on the wall of the longstanding local Chinese 

newspaper office and surrounding area. 

The campaign of cleaning the wall was launched socially in Ju ly 2014 by the 

community. The cooperation between artists from Soy Sauce Factory, the community and 

volunteers made national news. The community claimed that they were not against street art but 

it would be more appreciated if artists had consulted with them before painting inappropriate 

graffiti. As stated by a member of the community, the community has held several meetings 

about what kind of art pieces we would like to be placed in our neighbourhood. The collaboration 

between artists and the local community must be considered (COZY news, 2014). The 

Georgetown mural painting experience appears to be an inspiring example for the comm unity of 

Talad Noi. 

(b) 

Figure 78 Street art in Taladnoi (a) Mural Paintings in 2014 

(b) Bukruk Fes tival Mural Painting 

Source: (a) Photo by N. Huabcharoen 2014, (b) Photo by W. Huabcharoen, 2016 



Menard gave an interview on the graffiti removal on the day: 

We're cleaning the spoiled paintings. What we want to do for the future is we would like to 

produce what we did in Penang. What happens in Penang is many painting everywhere. Many 

artists they come to Georgetown, they do like beautiful decoration, beautiful painting. So we 

wish we can do the same in Talad Noi. (COZY news, 2014) 
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In january 2016, the mural paintings were painted around Talad Noi neighbourhood, 

Charoenkrung Road, and Songwad Road by Thai and European artists under Buk Ruk 

(trespassing) festival. Art exhibitions, a rtis t talks, animation night, music open-air fes tival, visual 

happenings, mapping projections and workshops were set up around the area for 10 days 

(Bukruk urban arts festival, 2013). It became the phenomenon in the community. Surely, it has 

drawn the attention of not only creative people but also the general public. Searching wall 

paintings and posting them on social media has turned to be some cliche cultural activity since 

then. 

Figure 79: Local community and Creative Newcomers 

Source: Photo by N. & W. Huabcharoen, 2016 
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The third wave of change is gentrification. Unsurprisingly, the invasion of artistic 

spirit and niche touris ts have started to transform this area little by little. Next to the Aitch mural 

painting on Songwad Road is a casks shop called Sangseng (Chinese name) run by an old Chinese 

couple. This business has been operating for many generations. However, it was not until 2016 

that the shop added another node of its business - Sunset Cafe' & Woodworks - for serving 

tourists. As the owner Arkong (grandpa) Sirichai had witnessed the whole process of the 

painting, clients may sometimes have the opportunity to listen to the story of the painting with 

the energetic attitude from him. 

" ... the artist is a woman. She was working all day. As I remembered, she had paused only 2 

times a day. Amazing young lady" (Personal Communication, Sirichai, 2016) 

On the other hand, So Heng Tai has gained lot of attention from newcomers who were 

looking for something considered hip precisely after the mass publicity on Buk Ruk Street Art at 

Talad Noi and Charoenkrung in January 2016. P. Posayachinda stated that the local district 

officer asked for opening the house for public visiting. However, it seems that the arrival of 

numerous tourists and the cost for maintaining the mansion in proper status was beyond the 

owner's expectation. Furthermore, s ince it became popular, the Revenue Department requestd 

property tax, swimming pool tax, and income tax from selling beverages to tourists. In December 

2016, the owner posted on So Heng Tai Facebook page that the house would be closed for visitors. 

Dear Tourist, We have to close our mansion to the public since the District is asking for 

TAX that we sell our beverages to the visitors. Fact is, "So Heng Tai" is a private property. We 

look after our house without a ny help from anyone. The district tourism asked us to open the 

house to help promote the district a nd it has now become very popular among the tourists, 

Thai and etc. We can't afford the maintenance of the house since people come to visit, we need 

to hire more workers to clean our house everyday and invest in some decoration. Not including 

that we loose our privacy. Our Mansion will be closed for visitors. Share this post please. 

(So Heng Tai 1'll1 Lll~ 1n, 2016; posted 29 December 2016) 

On the positive s ide, the cultural awareness and aesthetic impression have been 

ingrained not only to the local community but also the public. However, also undeniable, the sign 

of gentrification process has been raised. Small boutique hotels are popping up secretly in 

different small alleys of the community. Abandoned buildings along Charoenkrung have been 

renovated and later occupied by restaurants and bars with the industrial look- glass, black s teel, 

Beton brut walls and blackboards with English menus. By passing in front of these so-called 
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adapted buildings no matter whether restaurant, coffee bar, or gallery space, the image of young 

different kind of hipster type as described ironically in how to spot a hipster by J. Cassar-the Art 

hipster, the Mountain man, the Music festival waif, the Mixologist, the Etsy entrepreneur, the 

Barista, the Tech creative, the Tortured- are not strange to be found (Cassar, 2016). Even though 

Talad Noi local community gave the impression of being well adjusted to new instalment culture 

in their neighbourhood, on the other hand, it is hard to find the young creatives wondering 

around the iconic annual Vegetarian Festival, architectural unique shrine, and signature local 

restaurant. The activities between the locals and newcomers have shown the sign of segregation. 

Does Talad Noi represent just another amphitheatre to be exploited by their creativity? 

Figure 80 Boutique hotel, coffee shop and restaurant have rehabilitated in aged buildings 

along Charon Krung road 

(N. Huabcharoen, taken in 2016) 

4.2 Post Office Bangkok and the aim to create the new Bangkok creative district 

Charoenkrung Road was formerly one of the most vibrant business roads in Bangkok. 

As the urban sprawl of Bangkok during the mid twentieth century moved toward former 

suburban areas (Silom, Sathon, Sukhumvit), the decline of the area compelled many old retail 

shops to move out. According to the research of the Faculty of Architecture and Planning, 

Thammasat University in association with Thailand Creative & Design Center (TCDC), in 2015, 

18% or 175 properties were unoccupied (Bangkok Post, 2016). Moreover, Charoenkrung Road, 

from Soi 20 to 60, is located in between MRT Hua Lum Pong and BTS Taksin, the area turned to be 

just a passage and then to be more quiet off the beaten track. Nevertheless, it still serves as the 
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location of the embassies, hotels, upper middle-class Christian schools, old restaurants and 

Chinese communities. 

Not too far from Talad Noi on Charoenkrung Road, a modernist grand building of the 

Thai Post Office which was just recently renovated, became in 2017 the new office building of 

TCDC. This avant-garde division under the Office of the Prime Minister founded in 2004 aims to 

create an opportunity for Thai people to access sources of knowledge for their new inspirations 

by learning from the success and achievement of all famous artists and designers worldwide 

(Thailand Creative & Design Center(TCDC), no date) .The plan is not only to re-occupy the 

historical legacy building, but also to upgrade the area to a creative ideas district and prototype of 

creative district, under Co-Create Charoenkrung Project in association with the Thai Health 

Promotion. 

R. Florida believed that creative people could provide one of the major strategies for 

improving economic development and revitalising urban assets. He discussed how to build a 

creative communities to attract creative people - the community that is open to diversity and 

urban lifestyle amenities such as pedestrian-friendly town centres packed with coffee shops, 

sidewalk vegan cafes, designer stores, art galleries and modernised office lofts (Florida, 2002). 

Co-Create Charoenkrung Project aims to introduce the idea of creative economy. As stated by C. 

Leeyawanich, Policy and Development Manager at the Thailand Creative and Design Centre that 

"We don't want to just move into the place. We want to involve local people to create a 

liveable space for everyone ... the state and private sectors may not see the economic potential 

[of a creative district] now. But they will." (Bangkok Post, 2016) 

There fore, to draw creative people to the area. TCDC has launched activities as 

follows (Co-create Charoenkrung, 2015): 

Gathering Community's Opinions Activity 

Seeking the guidelines in developing the creative district through Service Design, 

together with the community and other stakeholders. 

Community's Creativity Stimulation Activity 

Designing and building a creative district through inspirational activities 

encouraging creativity in problem solving, in order to improve the quality of life 

of the community and people in the area. 
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Creative Charoenkrung Activity 

Inviting the communi ty, thinkers and creators to create an atmosphere of change 

and building a strong connection between people in the area and other 

organizations. 

Public Communication Activity 

Introducing the Charoenkrung Creative District through printed media, social 

media and videos broadcasting the concept of activities and creative thinking 

process. 

Figure 81 TCDC, New Office Building's Perspective Plan 

Source: http:/ fwww.adaymagazine.comfarticles/draft-13, Accessed December, 2016 
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Figure 82 Co-Create Charoen Krung Project: Perspective Plan for waterfront areas and small alley 

Source: 

Co-Create Charoen Krung Project: Promotion activities- swing dance, bike tour. arty space 

https:/ jwww.facebook.com/CoCreateCharoenkrung/ Accessed December, 2016 

Moreover, the result from the community activities, the creative district development 

concepts, were developed as follows (Co-create Charoenkrung, 2015) : 

Riverfront public area development project: reviving old riverfront architecture 

to a new landmark of the district and connecting both main and minor 

transportation routes to the riverfront. 
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Abandoned building renovation and development project: using the area to its 

highest capacity as district's new meeting space for hosting creative people 

incubation activity. 

Small green space development project: developing underused space into 

district's public green space for meeting and activity. 

Alleys connection project: connecting main and minor transportation routes for 

accessibility in the area to s timulate economy in the alleys. 

Signage for a Walkable District project: providing the information of travelling 

spots, business areas, restaurants and interesting spots with the signboard 

reflecting the identity of the area to draw people to the area. 

It may be appropriate to question the real reasons underlying the revitalisation of the 

area. The historical outlook quality may be not the only aspect that draws new people or even 

real estate development. Charoenkrung Road presents strong urban quality and quantity of 

location on the riverbank side. From the road it takes less than 500 metres to be able to access 

the waterfront area. The successful example of waterfront development is on the southern part of 

Charoenkrung Road - Asiatique the Riverfront, readapted the former docks of the East Asiatic 

Company to a community mall. 

Figure 83 Bangkok Docklands Festival 2014 

(N. Huabcharoen, taken in 2014) 
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Charoenkung Road has experienced the gentrification effect, which is caused by the 

temptation to develop the waterfront area. The epic case happened in 2007 with the Wanglee 

community, the neighbourhood located just next to Wat Yannawa and BTS Taksin station. Even 

though, the community could trace its history back to the junk trade period and played the role 

as Chinese immigrant first boarding port, with the location presenting the vigorous economic 

potential, all of the community was evicted. In 2016, the area has become a wide open space for 

parking with the view of Chao Phraya River. 

Figure 84 The jam Factory, a rehabilitation old waterfront factory to restaurants and 

art space project on the Thonburi bank side. The area is just opposite to Talad Noi area 

(N. Huabcharoen, taken in 2015) 

Yannawa Riverfront under the Urban Design & Development Centre, Chulalongkorn 

University, in cooperation with the Thai Health Promotion, has been aggressively projected to the 

public. The aim is to create an inclusive and universal design for walking and biking along the 

waterfront area(Yannawa River Front, 2014). In December 2014, an outdoor exhibition on the 

project was launched at the Bangkok Docklands Festival of Art and Food, which was set at the 

Fish Marketing Organization, Charoenkrung 58. The urban festival gathered a huge number of the 

young generation to enjoy upper-class western style food trucks selling hamburgers and 

sausages, European sensation outdoor picnic, pop-up design shops and music by the Chao Praya 

River. 
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In May 2016, Swing Dancing for Charoenkrung district, another groovy happening 

under the slogan 'Let's dance and co-create Charoen Krung', recently welcomed young college

educated workers to enjoy western 60's culture at the unique historical East Asiatic Company. 

The objectives were (TCDCCONNECT, 2016) ; 

1) to promote the architectural value bui lding as the future landmark; and 

2) to explore the idea of ability to access waterfront public land. 

Figure 85 Swing Dancing for Charoenkrung district 

Source: BBC Thai, Wasawat Lukharang. 29 May 2016, www.facebook.com/BBCThai, 

Accessed May, 2016 

5. First Impacts of Gentrification and Creative Class 

This research was concluded before the actual arriva l of TCDC in 2017. It seems 

certain that there will definitely be more "creative", "hip" and "cool" events in the area. The urban 

developments including public space, park, walkability area, bike path, and riverfront recreation 

would be unquestionably implanted in the neighbourhood. The qua li ty of life of the local 

community and the newcomer community might become better. However, many researches have 

reported good and bad effects of gentrification that have revealed from 'creative classes'. For 

example, in 2013 in San Francisco, with the arrival of the creative tech of Silicon Valley even only, 

a nd by the simple act of installing Tech Company bus stops, has driven up the housing prices for 

local people and led to Google bus protests. Also, the story behind Centre George Pompidou, 
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London Borough of Southwark, old Eastern Berlin, and Xintiandi hardly mentioned about the 

interruption, the segregation and the eviction of the old local neighbourhood and community. 

As stated by J. Kotkin on the article " Richard Florida Concedes the Limits of the 

Creative Class" by raising the US example that 

The sad truth is that even in the more plausible "creative class" cities such as New York 

and San Francisco, the emphasis on "hip cool" and high-end service industries has 

corresponded with a decline in their middle class and a growing gap between rich and poor. 

Washington D.C. and San Francisco, perennial poster children for "cool cities," also have among 

the highest percentages of poverty of any major urban center-roughly 20 percent-once cost 

of living is figured in. (Kotkin, 2013) 

Undeniably, urban regeneration often causes the rise of land prices in general. Even 

though the area retains the quality historic legacy, without the Building Control Act as heritage 

area, all aged buildings may risk being demolished or transformed in response to incentives of 

higher profit from the rising values of land. As for private property like So Heng Tai mansion, the 

circumstance has pointed out to the lack of proper management of pres.ervation urban historic 

fabric in the urban revitalisation context. Co-sharing between the state and private sector should 

be considered as a measure to conserve heritage buildings. So far it is not the case. Instead, the 

State has chosen to extract additional taxes from the overburdened owners of the attractive 

heritage asset. 

Economically it has been exhibited that the rise of middle class globally, especially in 

Asian countries, has growth faster, because of access to existing know-how not innovation like in 

westerners (Yueh, 2013). It is appropriate to question the impact of 'Creativity" on the local 

community. Is it really innovation or is it just an adopted idea from European notions and 

successful cases elsewhere? 

The rise of the creative class in Charoenroenkrung and Talad Noi neighbourhood has 

wisely brought up the perception of how creative knowledge could improve not only decayed 

urban infrastructure but also implant the aesthetic literacy to the society. However, without 

caution on keeping the momentum of introducing new culture and preserving local culture, the 

risk of segregation in society may take place. The situation that one side emphasises on the 

exploitation of local cultural gimmick while the other side tries to preserve its everyday, life long 

culture. The small sign of gentrification process today - rehabilitation old buildings to tourism 
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products, promotion of funky culture in local traditional society, may accelerate to become more 

obvious and much more transformative. It is certain that in the next five years Talad Noi and 

surrounding area will be regenerated to become another area of change possibly like Kaosarn 

road. Traditional activities like Dragon dance, Chinese lantern festival may disappear like in the 

main Chinatown, where all festivals have been fabricated in response the tourists' fascination. Of 

great concern, the development of all the already-lim ited public space, including riverfront park, 

recreation areas, friendly pedestrian, which was originally gathered from local community's 

opinions, probably at the end will exclusively served only for newcomers who are here identified 

as tourists and the creative classes. 
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4.4 Urbanist and Gentrification: Happy Bangkok 

Bangkok is a large metropolis in transition, like many others. As a place experiencing 

active transformation there is an opportunity for engineered change, as noted by at least one 

influential decision maker. 

"Love Bangkok, Co-create Bangkok" 

Bangkok Campaign Motto, Mom Rajawongse Sukhumbhand Paribatra, Governor of Bangkok 

(2013-2016) 

1. Introduction 

... generally, there are three periods; agricultural, industrial and urban. We enter in the 

middle of in the urban period which s teps out from the industrial period, the industrialisation. 

The industrialisation was made by historical and political conditions which thrashed about in 

the development context, super-capitalist context a nd somewhere else in the socialist context... 

However, the problem of the urban period become the global problem ... The notion, the idea, 

the concept and the practices would be deeply changed. In the same function that it took an 

adaptation and a t ransformation which are extremely difficult and are not terminated of a ll 

ideas, representation and symbol during the rural period for passing to the industrial period. It 

is the same, in my opinion, it is necessary to rethink, reconstruct all notions, all representations, 

all symbols, all concepts, even science for passing from the industrial period to the urban 

period that we entered. However, we are in the period of delay ... we still think about the concept 

from the previous period. 

Entretien avec Henri Lefebvre- 1972 - I 

(Felipe Magalhaes, 2008, translated by N. Huabcharoen) 

Historians of urban a rchitectures have tried to define the urban space for ages : the 

transformation of the Haussmannization project, Le Corbusier's urbanist plan, which has 

separated the city by its function, Robert Moses and jane Jacob in which their confrontation 

pressed on life in American cities, the Starchitect period where hybrid form of s tructures were 

raised everywhere, and recently the Copenhagenisation where well-being of habitants takes 

precedence in the form of urban infrastructure surroundings. So, how should a city be made to 

work in the 21st century? 
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According to the Organisation for Economic Co-operation and Development (OECD), 

by 2030 the size of the world's global middle-class will increase from 1.8 billion in 2009 to 4.9 

billion. In addition, Asia will be host of two-thirds (66%) of the global middle-class (Pezzini and 

OECD observer, 2012). Moreover, more than half of the world's population lives in urban areas. In 

2050, the urban population will increase to 66% of the total. Management of urban well-being 

has therefore become an area of critical policy development in many countries, as J. Wilmoth, 

Director ofUNDESA Population Divis ion, observed: 

" Managing urban areas has become one of the most important development challenges 

of the 21st century. Our success or failure in building sustainable cities will be a major factor in 

the success of the post-2015 UN development agenda." (United Nations, 2014) 

There are encouraging signs of a resolve by agencies concerned with human 

population development to tackle issues surrounding quality of urban living, possibly indicating a 

new paradigm. In 2012 a new economic index was released by the United Nations (Sustainable 

Development Solutions Network, SDSN), called The World Happiness Report. The report reveals 

the quality of the human developm ent among countries using the following criteria : GOP per 

capi ta, social support, health life expectancy, freedom to make life choices, generosity, and trust 

(or perceptions of corruption). In 2016, Denmark was ranked the world's happiest country. As for 

Thailand, it is ranked 33rd globally and second place in the AEC behind Singapore, 22"d (World 

Happiness Report, 2016). 

Bangkok, a primary city of Thailand, hosts more than 8 million people. During the 

te rm of S. Paribatra, Governor of Bangkok (2013-2016), the ,'co-create' Bangkok was launched. It 

is based on six main policy ambitions: capital of security, capital of happiness, capital of green, 

capital of learning and knowledge, capital of opportunity, and capital of gateway to ASEAN 

(Association of Southeast Asian Nations). Furthermore, these basic policy briefs will be used for 

the Bangkok 2032 Plan (Bangkok Adminis trative Plan 2013-2017, 2013). 

According to Zukin, 'f\ city is authentic if it can create the experience of 

origins" (Zukin, 2010a). Nevertheless, when many big cities have been developed and enter the 

urba n period, which is an international phenomenon, they become the same everywhere and 

tragically converge to a monocultural norm. It is appropriate to ques tion whether the city of 
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Bangkok represents the monocultural norm or whether it retains distinctiveness. Do the 

development policy implications really enhance the happiness and equality of this capital? If this 

question draws a negative response, it would be appropriate to then ask what really attracts 

people to this gentrifying city? 

2. Urbanist Life in Bangkok 

The majority of Bangkok's current population, almost 70%, are employment aged 

(15-59 years old) in 2012. However, in 15 years time, Bangkok will become an elderly society 

because the birth rate trend is declining. The housing census in 2014 revealed that in Pranakorn 

district the number of households was 19,258, with a density of 2.88 habitants per house; in 

Sampantawong dis trict, the number of households was 12,234, with a density of 1.99 habitants 

per house; and in Pomprapsattruphai district the number of households was 19,529, with a 

density of 2.55 habitants per house(Bangkokgis, no date). 

The trend of living is changing. Among the labour age group, generation Y, more than 

one-third prefer living in a condominium or studio. As for the baby, boom generation and 

generation X, more than 80% live in a private house(Kanchanachitra, 2016) . In 2015, the 

condominium market reached its highest level since the economic crisis in 1997. More than 

28,750 units were built in conjunction with the construction of the new MRT, which clearly 

provided a boost to this style of urban living (Boonyayothin, 2015). However, it became an over

supply in 2016. 

Almost 40% of the 8.3 million Bangkok population in the 2010 census shows is 

unregistered. Their presence in the city derives from various reasons- work, education or family. 

It could be implied that 40% of the population do not own residential assets in Bangkok. In 

addition, the condominium and housing trend in 2016 includes the so-called super luxury sector 

which represents growth of 57% (Benjarong, 2016). 

The cost of housing is a factor in residentiual accommodation choices. The minimum 

wage in Bangkok has increased to 300 baht per day (less than 10 USD) in the period up to 2012 

but has remained unchanged for the past 5 years. Recently, it was announced that Bangkok's 

minimum wage will be raised by 10 baht in 201 7. However, the cost of living in the metropolis 

today is in all practical senses far beyond the minimum wage. The Thai Health Report 2015 
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showed that the greatest problem for ordinary Thai people is the cost of living and high priced 

products (KhonThaiFoundation, 2012). 

The cost of living for Bangkokians is high and rising but how does that compare with 

o ther places? Measures of a ffordability in mod ern societies include th e cost of 

telecommunications and coffee - the essential measures of affluence. And, according to a new 

index of pay and prices of iPhone 6 in 71 global cities conducted by Swiss bank UBS, 

Bangkokkians needed to work 149.6 hours, compared to Paris 42.2 hours, New York 24 hours, 

Sydney 34 hours and jakarta 468 hours, to be able to afford an iPhone 6 (16GB) (Petroff, 2015). 

The price of the smallest cup of iced latte at Starbucks costs 110 baht Unsurprisingly, it costs 

almost the same price of 2.95 USD at the Starbucks in New York City (Fastfoodmenuprices, 2015). 

Whereas, general coffee in a mediocre coffeeshop costs around 55 to 150 baht per cup. These 

statistics might have less relevance in Southeast Asian societies where cultural traditions, 

including culinary traditions remain strong. 

Affordability of education affects all people no matter where they s it in society. 

Thailand has a more adva nced education system that many other Southeast Asian countries with 

education available to mos t children and a high number of tertiary · education institutions. 

However the sad truth is the quality of education is s till underdeveloped. Most government 

positions and many in commerce are required and occupied by university graduates. The average 

bachelor degree salary is 15,000 baht/month. With this rate they do not have to pay income tax, 

but they have to pay social security of 750 baht/ month. 

The cost of living in general may seem high, but Bangkok is the capital of street 

vendors, providing nutritious food s and quality clothing at incredibly low prices. As a result food 

a nd clothing, which cons titute a high component of cost of living outlays in advanced Western 

a nd some Asian societies, are relatively low in Bangkok. The side-walk vendors provide various 

choices of foods, clothes, flowers, beverages, and accessories at low prices in almost every corner 

of Bangkok. 

The cost a nd quality of recreation facilities is another measure for which 

comparisons are more difficult. Bangkok is very much a city of street living, but increasing, a nd 

with rising wealth in some classes, Bangkokkians are turning to recreation in artificial 

environments. The cost of such recreation is various -relatively high to affordable price. If Le Le 

Bon Marche scene represents the cathedral of modern commerce in the late 19th century for 

Emile Zola in the novel, Au Bonheure de Dames, the department stores in Bangkok would di splay 
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the same idea of spiritual gathering and public space of temples. Due to a unfavourable climate, 

recreation space for Bangkokians apparently seem to be the air-conditioned malls and 

department s tores. The old districts have 10 department stores. As for the CBD, there are almost 

double record of 18 grand department s tores. 

Moreover, Thailand's Sustainable Development Sourcebook (Algie, Treerutkuarkul, 

and Wegner, 2015) compared the area size of the shopping malls and public parks in Bangkok. 

The shopping mall covers more than 2,962 rai or 4.73 Sq. Kilometres. The public park covers less 

area - 2,556 rai or 4.08 Sq. Kilometres. Do Bangkokians really not care about their health and 

green space? The evening public aerobic exercise can be often seen around open space next to 

the department stores or high rise buildings. Green space and public recreation space can also be 

actually found inside shopping malls. 

(a) (b) 

Figure 86 Green Space in Bangkok 

(a) Rooftop Garden Siam Square One, (b) Westgate Mall recreation space, 

(c) Garden under BTS pillars, Pleonchit Road 

(N. Huabcharoen, taken in 2015-2016) 

(c) 

In modern cities the a ffordability and quality of transport is an issue of growing 

importance, most importantly because the twentieth-century transport systems in many places 

have had a highly degrading impact on the urban environments. Bangkok suffers greatly by 

having too great a dependence on private vehicles. Commuting in Bangkok can also be pleasant 

enough option for some but not for all. It can also be a nightmare. Bangkok is identified as one of 

the world's worst cities with monster traffic jams (BBC, 2012), where people are believed to 

value having a firs t car before owning a house. The number of new registered vehicles in 2015 in 
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Bangkok was 275,592 for personal cars and 408,520 for motorcycles(Transport Statistics Sub

Division, Planning Divis ion, no da te). The accumulated total vehicles from 2004-2014 was 5 

million. However, roads in Bangkok are able to support only 1.6 million vehicles(M thai, 2012). 

Water craft continue to provide a popular mode of transportation during rush hours in the 

capital. These include the Chao Praya River ferries that tourists take for leisure, Klong San Saeb 

speed boats which seem to be like an extreme adventure for the urbanist lifestyle and many other 

humble forms of water transport. As a phenomenon the water traffic in Bangkok is highly 

attractive but its importance as transport is more limited due to the limits on the network of 

functional waterways in the sprawling metropolis. 

Figure 87 Ways to commute in Bangkok 

(N. Huabcharoen, taken in 2015-2016) 

Public buses play a more important role than water craft in Bangkok's transport 

system. The cost of local buses is relatively low but the quality of the travel experience is also 

mediocre. Many of the bus are antiquated, hot, uncomfortable and highly polluting. Free public 

bus transport is one of the government's policies to ease the rising cost of urban Jiving. 

The only truly modern urban transpor t are the above ground and below ground rail 

systems. The BTS SkyTrain and the underground MRT represent the proud mechanical 

infrastructure that can rapidly transport working people to their office in the CBD. Bangkokkers 

complain that these forms of transport are too expensive for them. However they are very well 

patronised by a wide group of users and rarely not full. 



165 

On the stree ts there are various other opportunities for economical travel -

innumerable taxis, motor bike taxis, UBER taxis, Tuk Tuks, and public vans. These provide 

opportunities for flexible travel for the well informed and s treetwise Bangkokkers. 

Bangkok is a capital of diversity, with combinations of different styles of buildings 

spotted throughout the city: impressive royal palaces, 19th century European style villas and 

commercial buildings, countless concrete pos t-war edifices, fancy skyscraper condominiums, 

even wooden houses in old residentia l communities. It is not hard to fin d temples, shines, 

churches, and mosques side by side in prominent and quiet locations. Bangkokkers experience 

extreme diversity in their daily lives, from local markets to street food in front of luxurious grand 

department stores. This City of Angels as claimed in How to Make a Nation, Monocle Guide, is "the 

place where people should be able to live whatever lifesty le they want to" (Pickard, 2016). 

3. Happy Old Bangkok 

In his book 'Ci ties for people', Jan Gehl presented ideas for making cities work for 

people. These ideas are (Gehl, 2010) : 

Lively City: Compact, Direct & Logical routes, Modest spaces dimensions, Clear 

hierarchy where decisions have been made about which spaces are the most 

important 

Safe City: Feeling safe in the city- a vital city quality 

Sustainable City: Climate, sources and green city planning, Good city space 

a crucial prerequisite for a good publi c transportation system 

Healthy City: Good city space- a valuabl e contribution to healthy policy 

City at the eye level: The city at eye level - the most important scale for city 

planning (5 km/h) 

Before the book was published, his ideas were adapted in 1962 to the successful 

pedestrian, car free shopping area of Str0get in Copenhagen. Later, the way of global urbanist life 

has been changed to encourage more walkability space, bicycle lanes, public transportation and 

limitation of car usage. The Earth Day movement, Car Free day, and urban bicycle sharing have 

been adopted in many western countries. Some cities have achieved changes that would have 
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been considered unfeasible in the past. For example, in New York Times Square has been turned 

from business traffic place to a friendly pedestrian zone, in Seoul the Cheong Gye Cheon Canal 

Restoration Project turned a degraded and polluted covered river and freeway into a linear park, 

in Paris the Les Berges de Seine project turned two sides of the Seine River in to 2.3 km of 

continuous walking and leisure space during the summer season. Denmark, as noted above, 

became the number one happiness country in the world. 

In Bangkok, the development of the city was different. In 1981 Bangkok had just 

begun to build the firs t expressway which covered 21 km. During the 1980s-1990s, when the 

economy of Thailand was the most successful, the Starchitect high-rise buildings were 

constructed as the symbol of economic power throughout the city. The capital once was one of 

the five most influential countries in Asia. 

However, after the Asian economic crisis in 1997, development and exploration of 

cultural capital promoted economic development. The Amazing Thailand campaign was launched 

not only to promote tourism industry but also to increase national revenue income for easing the 

crisis. The establishment of OKMD (Office of Knowledge Management and Development), TCDC 

(Thailand Creative & Design Center), and NDMI (National Discover Museum Ins titute) in 2004 

marked as the "innovative" period of Thailand. A young generation of technocrats from creative 

western education background, both in art and science, have been assigned for developing and 

promoting Thai people's knowledge, creativity and skills. The interactive exhibitions, new trendy 

design exhibitions, and learning spaces in the prestigious shopping malls, were introduced to the 

general public. 

Urban planning in the Thai context seems to be especially challenging, but some 

gains are being made. In 2008, the Thai Health Promotion first initiated Car Free Day in concern 

for Bangkok's environment and the health of its population(Thai Health Promotion, no date). This 

has become a Bangkokkian trend. But taking the examples of Paris, London, New York, Tokyo, 

Seoul, they could do much more to improve urban life. Creative people are encouraging 

ground breaking urban projects in the capita l, such as bike lanes, public green space, co-living 

heritage spaces, a rt space, and more. 



(b) 
(a) 

Figure 88 Bangkok Bike lifestyle (a) Car Free day Campaign. (b) Bike Lane on Na Pra Lan road 

(N. Huabcharoen, taken in 2014-2016) 
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Could urban desirable environments be created in Bangkok by adopting global 

concepts? The city which accommodates all diversi ties expresses tolerance in the saying "Mai Pen 

Rai" (there is no problem) suggesting that things could change and be accepted. Could Bangkok 

actually be transformed into a nice, clean, safe and happy place and an urban city model. 

Precisely, does the well-being plan include all the urbanists or does the plan exclusively serve 

certain urbanist segments? 

3.1 Public Space and Street Life 

The green open space in Bangkok is quite low according to the necessary proportion 

to the standard of living of its population. Especially, in the old districts areas, there are only 4 

green open space: Romaneenart Park, Santi Chai Prakan Public Park, Saranrom Park and 

Nagaraphirom Park (closed due to car parking construction). However, there is Sanam Laung or 

the Roya l Field, which is the biggest open green space in the Rattanakosin area. 

The roya l green wide space in the centre of Rattanakosin area, was introduced to the 

Siamese not only for the traditional royal rituals, but this royal field has also served as a 'roman 

plaza', public recreation and political expression space. However, despite its proud history, 

Sanam Luang was not pleasant in the eyes of tourists. 



As mentioned in one of the most popular guide books Lonely Planet, 

On a hot day, Sanam Luang (Royal Field) is far from charming - a shadeless expanse of 

dying grass and concrete pavement ringed by flocks of pigeons and homeless people. Despite its 

shabby appearance, it has been at the centre of both royal ceremony and political upheaval 

since Bangkok was founded.(Lonely Planet, 2012) 
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It was a lso the eyesore for the Bangkok Metropolitan Administration (BMA). The 

problem of homeless people or people from upcountry who slept in the area, crimes, illegal 

prostitution, and poor sanitation devalued the pride of national heritage status of this Royal Field. 

In July 2010, the Royal Field was closed for more than 300 days. All the homeless, 

street vendors and even pigeons were regulated. Metal sheet fences surrounded the field 

completely for the renovation by the BMA. The installation of water drainage systems and 

underground electric lines to upgrade the landscape were undertaken according to the plan. 

Suwat Chemrangsri, Director of Pranakorn district and Secretary of the Renovation 

Board, explained 

Sanam Luang had never been properly regulated as a historic site ... The area will be 

completely renovated by putting a green lawn. We should maintain aesthetic beauty and integrity 

of the Royal Field from undesirable activities like shelter for the homeless, alcohol picnicking, etc. 

(Greenworld Foundation, 2012) 

Regarding social concerns, Jakchai Mokkahsmita, Commander of the Army's 1st 

Development Division, one of the Renovation Board, stated that 

Military engineers have also carried out community relations work to help vendors 

affected by the renovation work. The relocation of thousands of pigeons to pave the way for the 

renovation cost many bird feed sellers their jobs. To help them, Col. ]akchai's troops have built 

carts from which the vendors can sell soft drinks or fruit instead. (Bangkok Post, 2011b) 

In August 2011, Sanam Luang was revealed in its new look. Nice and clean open 

space stretches to the splendid perspective of Wat Phra Kaew. The area is surrounded by 

tamarind trees as well as a 1.7 metre green metal fence which opens between 5.00 am. to 10.00 

pm. Fines ranging up to one million baht apply to trespassers. Lodging overnight in the field is 
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not permitted anymore. Only strolling, bicycling, and royal and national ceremonies are 

permitted. Surveillance cameras and the tourist information office were installed in this park. 

Sanam Luang is now safe and friendly for the general public and even pets. 

Figure 89 Sanam Luang after the renovation in 2012 

(N. Huabcharoen, taken in 2012-2016) 

The pubic space reclamation did not stop only at Sanam Luang. Bangkok's ambitious 

plan in creating green public space spread to the old Bangkok districts. For example, Lan 

Chalerm Phra Kiat for the late King Rama IV project would be a new landmark on the edge of 

Ratchadamnoen Avenue, which would be the composition of learning space and green public 

space. On many occasions, public green space has been interpreted as the tool to evict 

underprivileged communities such as in the Mahakam Fort case, Pra Sumen Fort or Santi Chai 

Prakan Public Park case. 

From floating market to roadside market, the esprit of trading and market has been 

long established in Bangkok socially and economically. One of Bangkok's international 

reputations is 'the capital of street food and s treet vendors', for example, street food at Yaowaraj 

Road and Kaosarn Road. Not only can different choices of foods and products be found in almost 

every corner street of Bangkok, the sense of marketing can also be found in how to display them 

on little vendor carts or on small corners of footpaths. The street vendor in contrast presents the 

negative causes : traffic congestion, trespassing on footpaths which interrupt public users, poor 

hygiene and sanitation, and breaking the laws. 



170 

Nevertheless, side-walk vendors have never been effectively regulated in the past. 

The low price products that are believed to serve the low-income population in the capital has 

been revealed as the pretext to keep these typical businesses still running. Individual street 

vendor carts have turned into small markets which have gathered miscellaneous vendors. 

After the successful renovation of Sa nam Luang, street markets arou nd the capital 

were regulated and later led to the cease of their business, not only in the new central part of 

Bangkok but also in the old districts, including: 

2014: Khlong Lod night street market located next to the heritage Khlong Ku Meung 

2014: Khlong Tom night street market located in Chinatown 

2015 : Iconic Tha Prachan amulet market located on Maharaja Road in the inner 

Rattanakosin area 

2016: Tourist attraction Flower Market Pakkhlong Talad 

2016: Fashion street vendors at Siam Square 

2016: Street food on Ratchaprasong Road and Pratunam area 

Figure 90 Various Street vendors in Bangkok 

(N. Huabcharoen, taken in 2012-2016) 
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Bullying poor people was claimed as the resistance to the street wipe out regulation. 

Later, the cultural value has been demonstrated as the distinctiveness right in allowing street 

vendors. In addition, the gentrification effect that excluded low-income people in certain Bangkok 

space was cited. 

With the disappearing of some street vendor activities recently in Bangkok, and the 

positive change that has occurred, it is the first time in many years that the quality of footpaths 

and sidewalks appeared to be clean and proper. The traffic congestions in certain places has been 

reduced. However, ambitions regarding walkability and the sense of pedestrian friendliness, have 

not yet become part of the Bangkok way of life. Even though the pavement in many regulated 

places has become nice and green, which has given the impression of serene strolling, they lack of 

astonishing sensibility, joy of spending time in the area, presence of people living activities, 

distractions to slow down walks, and mostly economic flow in the area. Old Bangkok during the 

night in some parts has been transformed into an urban lifeless area. The wide clear open lifeless 

spaces, created by the wipeout of street vendors and market turns to be ironically more insecure 

than before. 

3.2 Bike lane 

Since the car free day campaign in 2013, bicycles have been promoted as an 

alternative way of comm uting in urban Bangkok. All the major roads were closed for the bicycle 

parade in 2013, with more than 20,000 cyclis ts. The parade of bicycles created the Thai nation 

flag form. It also marked the symbol of the right of bicycles. Moreover, riding a bicycle has turned 

to be a happening trend a couple of years later. 

Bike lanes were requested to be developed in the urban area. The case study from 

the higher income country like Denmark as well as the lower income country like Columbia were 

raised as prototypes in how to ins tall bike lanes in Bangkok. 

As claimed by the former Bogota Mayor Enrique Penalosa in Urbanized Documentary 

Before I was Mayor, I have never been in a city which hated itself more than Bogota. 

There was a total lack of self-esteem a nd lack of hope ... This system is very powerful symbol of 

democracy ... This kind of high quality infrastructure for bicycles increases the social status of 



cyclis ts. Before we had bicycle ways, low-income people were ashamed of us ing bicycles. Now a 

high-quality protected bicycle way shows that a citizen on a $30 bicycle is equally important to 

one in a $30,000 dollar car. So this completely shows respect for human dignity, fo r everybody, 

not just those who have cars who normally think to be the important ones in developing 

country cities. (Hustwit, 2011) 

172 

Nevertheless, in Bangkok the notion is quite different from Bogota. Not to mention, 

how the self-esteem of Bangkokians differs. Bicycles are seen by some as another powerful 

symbol of class inequity. Car free day in later years has given the impression as the outdoor 

showroom of high priced bicycles. It has rarely seen normal bikes from common people who 

really ride the budgeted bicycle in their everyday life joining the campaign. 

Figure 91 Bike tour in Old Town Bangkok 

(N. Huabcharoen, taken in 2012-2016) 

In 2015, an eight kilometer long section of bike lane was installed around the 

Rattanakosin area, reflecting environmental concern, tourism promotion or gaining popularity 

among Bangkok's bike lovers. The reasons a re ambiguous,. But bike lanes not new in the old 

Bangkok area. Mostly, cyclists have been obliged to share with motorcycles, vendor carts and 

parking. This eight km bike lane is otherwise strictly reserved for cycling. The gap between roads 

and manhole cover were adjusted into the same surface. The lane was coloured to clearly 

separate between car lane and bike lane. However, the lane was certainly not built for a healthy 

environment fo r its population. The installation of the bike lane appears to create more 

congestion in the area as the road has become more narrow, and there is no regulation on the 

limitation of the number of cars that can enter into the area. 
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Furthermore, the route is mostly around the Grand Palace and the inner area of Rattanakosin. 

The s tand-alone lane does not look likely to connect to other areas. So, who exactly will use this 

bike lane? Touris ts? People who live in the area where everyone has been moved out? Bike lovers 

who have s trong intention in riding their bike in this route? Perhaps, it is just another tourist 

product or urban decoration in the gentrified city. 

3.3 Riverfront 

The Chao Phraya River has played an important role for Siam though social, 

economic and cultural aspects. Moreover, both riverbanks present the quintessential landscape 

view, which has astonished many travellers for ages. 

On a little island in the middle of the river rises a famous and rather remarkable pagoda, 

containing, I was told, the bodies of their last kings. The effect of this pyramidal structure 

reflected in the deep and limpid water, with its background of tropical verdure, was most 

striking. (Mouhot, 1864) 

For Thai people, even though the river or in Thai - Mae Nam which means Mother of 

Water - was involved in their everyday life in the past, today the Chao Phraya River for 

Bangkokians who have never lived or settled by the river seems to be recognised mainly as a way 

of transportation. 

Nevertheless, the riverbanks represent other perceptions. Having a house or land by 

the riverside introduces some notion of being wealthy and luxurious. Therefore, with the 

economic potential, the majority of land along the riverbanks have been occupied priva tely by 5-

star hotels, restaurants, condominiums, and affluent residences. 

One of the major problems, besides the water pollution of the Chao Phraya River, is 

the constructions that trespass into the river. The problem has been caused by both the private 

enterprise sector as well as common people who live beside or over the river. Furthermore, the 

ability to access the rive r view is limited by the private property rights and the consequent urban 

development pattern. 



Figure 92 Chao Phraya River from diffe rent view 

(N. Huabcharoen, taken in 2012-2016) 
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The idea of constructing a shared path walking and biking lane by the river was 

initiated by the state government in 2015. The 'Chao Phraya for All' project aims to build a 57 km 

of paths along both riverbank sides from Ra ma 7 Bridge to the riverine southern end of Bangkok. 

The first phase will be a 14 km long and 19.5 metre wide section from Rama 7 Bridge to Somdet 

Phra Pinklao Bridge. The Master plan was developed by King Mongkut's Institute of Technology 

Ladkrabang and Khon Kaen Unive rsity' research team. The objectives include r iverside 

landscape development for inclusive society, walking and biking public space development, a nd 

heritage tourism development (Chaophraya For All, 2016). 
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The project has received both positive and negative responses from the general 

public. On one hand, it will create an inclusive space that all people would be able to access to the 

national iconic resource, the Chao Phraya River. The trespassing problem would also be resolved. 

However, as the first 14 km pathway will pass through many communities, more than 300 

households, schools, and temples along the river will be affected. The ecological issue, which is 

water flow, has a lso been raised agains t the construction plan which looks like an embarkment. 

Some argue that the nos talgia of the riverine lifestyle, and the cultural landscape of Bangkok, 

would probably be destroyed. 

Figure 93 3D Animation of Project Chao Phraya River for all 

Source: www.matichon.co.thjnewsf269408 (Matichon, 2016) 

The trend of development projects along the riverbank was revealed to the public on 

the western side of Bangkok in the Thonburi district. The heritage management at Kadeejeen 

neighbourhood under the Urban Design and Development Center, Chulalongkorn University 

(UddC ) and Bangkok 250 Project launched the revitalisation riverside project in the community 

is aimed at meeting wide stakeholder needs (Love-Kadeejeen, no date). 

The perception adopted from foreign countries has been brought up as the success 

story of how to develop the river bank, which would enhance the economic potential, especially 

on the Thonburi side (western s ide of Bangkok) where the real estate development has become 

more attractive in terms of value and favourable regulation. The high-end mega projects like the 
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Icon of Siam, Four Seasons Private Residences, and The Landmark Waterfront are rising up along 

the riverbank in the southern area of Bangkok, and have been claimed to be the new landmarks of 

the capital (TERRABKK, 2015). 

uo\ln~\llnW<fS uuu thi'1ws::u1 

THE 
LANDMARK 
WATERFRONT 

TERRABKK Data at 17 July 2014 Source: TerraBKK.com 

Figure 94 The 5 mega projects on the Chao Phraya River Front 

Source: (TERRABKK, 2015) 

A campaign to stop construction of the Chao Phraya River promenade has been 

circulated to the public, for example by Friends of the River (Friends of the river, no date). 

Debatable as it is, the underlying reason to oppose the construction of the Chao Praya River 

pathway seems to be focussed on the highly profitable land use between the private sector and 

public sector (beautifu l life at Banglumphou, no date). 

Lack of community study has been challenged as the weak argument points of both 

pros and cons sides. Moreover, the prejudice which comes from the d ifferent backgrounds of the 

architects contributes to the d iscourse over the design of the promenade. 

"The 6-7 metre wide abutment of the expressway's construction would destroy the river 

ecology. Moreover. the design of the landmark of the project -Palace of Indra- resembles 

Crystal Is la nd, Moscow of the Norma n Foste r project." (Friends of the river, no date) 
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Friends of the River has promoted alternative designs which claimed to be more 

appropriate for the promenade along the waterfront. However, ironically the prototype design, 

the waterfront Kadeejeen project, which was proposed by the UDDC and Shma Company run by Y. 

Boonsom, the Founder of Friends of the River (FOR) group, has been rejected by the Rattanakosin 

Committee. According to the ThaiPost report, the structure of the pathway was similar to the 

Chao Phraya River promenade with the instalment of concrete abutment (Thaipost, 2016). 

Moreover, the project appears to lack solid support from different stakeholders. 

Design knowledge adopted from the West does not appear to transfer easily to the 

issues of how to manage the waterfront area in the Thai context. As stated by Y. Pimonsatien in 

Riverfront for Everyone about the challenge faced by Thai architects on how to manage the 

waterfront area 

Architectural study in Thailand is based on European knowledge ... we hardly study about 

Thai context , local knowledge. So, experts or whoever who have foreign educational 

background adopt the foreign procedure. It should be useful but it later becomes harmful. We 

need to think how to be better than what we have studied from other countries. It should not be 

in the way that we adopt their standard and acclaim that our standa rd is lower for well-being 

without consulting the actual local people. (Creative Thailand, 201 5) 

The question on who really will benefit from the riverfront project remains unclear. 

Academic statutes, private architecture companies, hotels, communities, and the general public 

are all involved. No matter who benefits, the gentrification effects would be inevitable anyway. 

The different effects are based on the benefit gap levels between all stakeholders. Construction of 

the promenade would probably destroy the spirit of the riverine livelihood of Bangkok. Local 

communities would probably be disturbed or worse, evicted, but the general public would benefit 

from the national resource. On the other hand, not to build the promenade, the complication of 

encroachment on the river would carry on. The worst outcome would arise if the land on the 

riverside became more exclusive and uncontrollable, the abili ty to access to the river view would 

be definitely limited to only certain groups of wealthy stakeholders. 
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3.4 Urbanist Bangkokian Trend and Behaviour 

An extract shows a sarcastic image of urbanist middle class lifestyle in Bangkok: 

hipsters notion, coffee culture, ubiquitous social media self explosion, fashion and trends . 

... an early Sunday afternoon, suddenly, I lost my self-confidence and I would like to gain it 

back from my friends' attention by posting some photos on social media. So, I put on my Nudie 

jeans, grabbed a Beanie on my head, and also carried a Kanken backpack. Then I rode my 

Tokyo bike directly to hang out at Co-working Space in the neighbourhood. Before starting to 

work, I ordered Drip Coffee made by single original coffee beans from an organic Cafe 

nearby. After chilling down in the air-conditioned Cafe (riding a bike in Bangkok, it is normal to 

badly break out in a sweat), I took a photo of the coffee cup next to the Paul Arden English 

version book with background of blue & white grid tablecloth and grass flower from the top 

view side. I brightened up the photo and used simple English as a caption (if it was long, there 

would be grammatical mistake) like "A simple beautiful Sunday" or "My Favourite Cup" and 

posted on my personal lnstagram. I got numerous likes. Many comments were "So Chill" or 

"You have a good life". Suddenly, I felt that my self-esteem was back. (Siripatrachai, 2015, 

Translated by N.Huabcharoen) 

Does the urbanist sensation happen only in Bangkok? Or does it present as the result 

of international commercial phenomena? The story of gentrification often mentions about hipster 

sub-culture as the culprit of the gentrified city, international chain or young entrepreneur 

business as the offender to the small local s tores. Does the 21st century urban lifestyle, which has 

spread globally really cause gentrification? 

The hashtag #living in pretentious city, lifestyle must be hip has been frequently 

shared and tweeted during the 2010s, which was invented by young creative P. Kobkitwattana 

(Prachachat and Matichon, 2014). The phenomenon reflects the ironic idea how a certa in 

Bangkok lifestyle dominates the change and the evaluation of overall country development -

socially, economically and culturally. Moreover, the idea beneath this popular hashtag shows how 

Bangkokians face s ituations, either in a rough and artificial way, or in a precise, fast consumerist 

way. 

For example, does posting a picture of a Starbucks coffee cup represents an 

ostentatious lifestyle? Does riding a bicycle in Bangkok explore the idea of an environmentally 

friendly person? Does using a MacBook in a co-working space represent how creative you are? Or, 
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does visiting old districts or embracing authentic values ironically represent cultural activity? 

Cities in transformation, like Bangkok, give rise to many unanswered questions, especially in old 

urban inner Bangkok districts such as Tha Tien, Charoenkrung, and Talad Noi, where words like 

Hip, Pop, Funk or even Authentic were repeatedly applied to promoting tourism content. 

Authenticity, arguably for the locals, is their everyday real life, transforms otherwise to something 

with the kitsch notion. 

The consummerist way of Bangkok middle class taste, which may be interpreted as 

an emotional experience only serves the economic business flow (Rose, 2016) . However, the 

satirical opinions actually represent how diversity is represented in Bangkok. People who enjoy 

buying 30 baht coffee from street vendors may not understand people who buy 130 baht 

Starbucks coffee. There were many social media posts on Pantip.com, a popular community 

website, about "only stupid people drink coffee from Starbucks" (VOICE TV, 2016). Socially, 

proclaiming bike lane and promenade space have been questioned as to whether it would be 

better to develop other public facilities, especially mass transport services. Economically, 

'unslumming' under projects to re-create or re-generate old neighbourhoods, will encourage new 

wealthier people with new economic and cultural capital, but the life of the local people who are 

mostly underprivileged would be culturally and socially interrupted. 

Bangkok' s ambition is to be one of the best metropolises in the world. Physically, 

Bangkok seems to possess all appropriate attributes, which represent how a liveable urban city 

should be: with ample parks, bike lanes, public promenade spaces, waterfront public spaces, low

rise buildings in the inner city, pedestrian space and rapid improvements in living standards as 

seen in many Western countries. However, most of the attributes appear to be applied to and 

exploited by only certain groups of Bangkokkians. So, does the twenty first century urban 

lifestyle, which has spread globally, really cause gentrification? The urban life style may represent 

one of the causes of a gentrified city, but it would be more appropriate to precisely state that the 

consummerist urban lifestyle creates a gentrified city. 

The gap between rich a nd poor in Bangkok is quite significant. According to the 

World Factbook on the GINI index, whi ch measures degree of inequality in the distribution of 

family income (if income were distributed with perfect equality the index would be zero; if 

income were distributed with perfect inequality, the index would be 100), Thailand's index was 

48.4, while Denmark's was 24.8 (The world Factbook, no date). 
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Moreover, as stated by the Thailand Development Research Institute in the Bangkok 

Pos t (Dec, 2011) on Income Inequality in Thailand that Lower middle-class Thai workers have 

much difficulty catching up with the group above them. 

In Thailand, the richest 20% make almost 60% of the income, the highest among 

Indonesia, Laos, Malaysia, the Phillippines and Vietnam in 2009. In addition, the poorest 20% 

garnered only 4% of the income, also the lowest among the group. (Bangkok Post, 2011a) 

As the growth of the middle class, specifically in Asia, has emerged by benefiting 

from existing know how not rea lly by innovating (Yueh, 2013), the middle class trap is 

threatening Ba ngkok. Even though the ability to access s tandard education for Thais is higher 

than other countries in South East Asia, the Global Competitiveness Report 2014-2015 shows 

that the quality of the education system ranks 87 out of 144 in the world, and the capacity for 

innovation ranks 70 out of 144. There is risk that Thailand is not in the position to be able to 

compete with advanced economies in high-skill innovations. 

The following diagram illustrates comparisons in key sectors• between one European 

and three Asian countries, including Thailand. 
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4. Impacts of Gentrification and co-creation well-being urban city 

The question of who benefits from gentrification and how, or whether gentrification 

is a force for good, or if it applies in the Asian context remains to be clarified, in particular in 

relation to Thailand and Bangkok. 

Bangkok is a diverse city in many ways. It differs from other cities in its physical 

fabric and conception. Yet it is similar in other ways to rapidly urbanized places and it its 

transformations under the influences of outside cultures, in particular Western consumerist 

cultures. Co-create Bangkok, with its instantaneous improvements in living standards by 

installing urban infrastructure, would definitely brighten up the overall outlook of the city. But 

would everyone feel happy, lively, safe, and healthy? If the answers is no, the concerns on the 

benefits of development, ensuring it has been evenly distributed, should be considered. Making 

people happy may be not just about creating nice urban spaces. However by creating inclusive 

spaces that reduce the gaps in accessing the benefits of growth for all stakeholders, seems to be a 

good goal and the major challenge to the negative effects of gentrification: 



Chapter 5 

Summary & Conclusion 

Revitalisation of an "old" urban city presents quite a challenge in the 21st Century 

context. The urban regeneration concept is far from what we have learned from Haussmann, Le 

Corbusier, Moses and the Venice Charter where deteriorated cities are considered as object to be 

redeveloped simply by installing new infrastructures. Ci ty conception in the late 20th to early 

21st century become more subjective. Beyond buildings, roads, plazas, arcades, factory, it 

includes life of the people. Inevitable, the gentrification effects have been ar isen. The effect from 

the redevelopment of urban city that seemed to solely benefit certain affl uent people and in the 

other hand to sabotage local people. The effects that lead to the displacement of community in 

physical way and the replacement of culture in intangible way. Ultimately, the phenomena leads 

to the change of city's authenticity which dramatically has been manifested to be the same 

everywhere globally. 

Bangkok, an almost 250 years-old complex urban city, is like many others where 

they have experienced diffe rent urban developments and transformations. However, the 

gentrification in old Bangkok is seldom pointed out as an issue. This study examines the issue of 

whether Bangkok is gentrifying. The research has tried to investigates in 4 different areas of 

study which vary in how to define the notion of deteriorated space and how to redevelop the 

space. 1) Heritage and gentrification, Rattanakosin, 2) Urban renewal and gentrification, China 

town, 3) Creative class and gentrification, expatriate community, Charoenkrung and Talad Noi, 4) 

Urbanist li fe and gentrification, outlook of Bangkokian well-being toward urban planning. 

Even though, the processes of redevelopment, which have been inputting in each 

area are noticeably variance in term of cultural advocacy, economical motive, social drive and 

urban planning management, the result of the process appear to derive in same direction. 

The regeneration of Rattanakosin urban fabric is a cause of national cultural pride 

and economic enforcement. It has gratified not only the Bangkok her itage management 

perspective but also the nation's capital resource, especially from tourism industry. However, it 
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has not pleased everyone in local communities who has been unwillingly or forced to move out, 

The penetration of MRT extension blue line project in old Bangkok neighbourhood, especially in 

Chinatown, would unarguably facilitate convenient environment and well-being to the oldest and 

richest Chinese community and more of the grand public. Land plots would become attractive 

and draw new economic possibilities. On the other hand, physical environments like aged 

buildings were massively bulldozed, and the arrival of new capital, which is greater, seems to take 

over local businesses, spirits and even everyday practices of life, little by little. The rise of a 

creative class in Charoenkrung and Talad Noi has introduced an alternative aesthetic literacy to 

the community. The distinctive cultural class has presented strong ambitious to implant ideal 

urban management adopted by successful international projects which would improve urban 

infrastructure and attracted new creative investment to the district. Nevertheless, keeping the 

balance of introducing new culture and preserving local culture sometimes risks to segregation in 

society. The situation that one side emphasises on the exploitation of local cultural gimmick while 

the other side tries to preserve its everyday, life long culture. A matter of great concern is the 

urban middle-class that seems to dominate the perception of well-being and life style standard of 

Bangkok. The attributes of rapid improvement in living standard and urban infras tructure 

enhance to better liveable and desirable urban city as seen in many western countries, however 

most of them appear to be applied to and exploited by only certain groups 'of Bangkok population. 

Does the gentrification represent only disturbing side? Is it because it excludes the lower classes 

or is it just too superficial and exploitative? 

Eventually, the gentrification conducts to similar paradigm of both positive and 

negative outcomes. Beside, it initiates the revitalisation of physical urban infrastructu re which 

socially creates a more liveable environment. Economically, it boosts capital strength, as well as 

benefitting the potential of the land itself. The result of higher land prices inevitably forces 

certain longtime local residences to be evicted. Culturally, the culture integration between 

difference cultural resources which came from newcomers and local would explore perfect urban 

diversity. Nevertheless the innovative and creative culture turn to endorse their own taste even 

lifestyle and later replace the local authentic one. It is appropriate to question on the so-called 

'i nnovative' as the end products a re quite uniforms and monoculture. The rehabilitation of aged 

buildings turns into commodification and hip products: hotels, restaurants, galleries, and coffee 

shops. The implantation into the already-limited public space, including riverfront, of parks, 

recreation areas, friendly pedestrian zones, and recreational parks, which was originally obtained 

from local communities, probably at the end will be exclusively served only for newcomers who 

are here identified as tourists and the creative classes. 
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In addition to the above mentioned effects, does gentrification create a segregation 

between under privileged people and affluent people? The underline conception of urban 

regeneration is not totally deficient: re-energize city, fortify the economic, reduce the crime and 

stimulate standard quality of living. Despite that when gentrification is pop up in certain area like 

in Bangkok, what really reflects beneath process without vigilance is social inequity. The 

inequality which emerges from rapid and unplanned development and urbanisation, resources in 

the wrong place, inconsistent political commitment, prejudice which often come form 

background of wealth, community, ethnic and the worst poor education. Gentrification can 

become a blemish to urban management in the 21st Century that reveals the gap between wealth 

and impoverishing in economic and cultural resource to be more visible and concrete. 

Reducing the gap between privilege and under-privilege in terms of economic and 

cultural capital, not only for Bangkok context but also for the Thailand context, in order to 

compete to other upper developing countries, the equity in ed ucation may show the ability in 

lifting poorer people and nation out of economic a nd cultural disadvantage. Education should be 

present as qualified knowledge that enhances the understanding and appreciation of everyday 

life not the number of nice school buildings or newest technology. Over and above that urban 

revitalisation could produce a more liveable and pleasant environment to benefit all its 

population if the momentum between installing new and preserving old circumstances is 

appropriately introduced. The urban space that all different classes could be able to access to the 

inclusive notion of well-being living benchmark. As stated by Thomas Piketty in his famous revue 

Capital in the Twenty-First Century that in all human societies, health and education have an 

intrinsic value: the ability to enjoy years of good health, like the ability to acquire knowledge and 

culture, is one of the fundamental purposes of civilization. (Piketty, 2014) 
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