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60058312 : Major (MASTER OF URBAN AND ENVIRONMENTAL PLANNING)
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New Central Business District of Bangkok

MISS ANGKHANA YUSUK : GUIDELINES FOR AN ADAPTATION OF TRADITIONAL
COMMUNITIES FOR SURVIVAL UNDER GENTRIFICATION PHENOMENA IN THE NEW
CENTRAL BUSINESS DISTRICTOF BANGKOK THESIS ADVISOR PHEEREEYA
BOONCHAIYAPRUEK, Ph.D.

This research aims to study the changes in the studied area that led to the
gentrification phenomena. It also studies the effects of gentrification on the way of
life of the inhabitants of the studied area and the adaptation for survival under the
gentrification of the inhabitants, investigating the urban planning measures or
approaches that can enable indigenous communities to live under gentrification.
Data were collected by surveying the physical characteristics of the area and the
changes in socio-economic  characteristics during' 2007-2020 in order to draw
conclusions leading to the projection of changes in the area within a radius of 1,000
meters from MRT Rama IX Station including interviews two key informants consisted
of five of duties of government agencies related to urban development and five of
community leaders or people in the studied area. Then, data were analyzed by

content analysis'method.

The research found that the studied area have undergone significant
physical changes, especially in the present Central Grand area, which has been
replaced by a new development model. It is a business district development project
with a mixed commercial area. Previously, the land was used for small residential
and commercial purposes but has changed into high-rise buildings and large modern
buildings. The study area has become a commercial and interchange transportation
center with high-dense residential area. Migration of people with higher social status
replaces old community of vulnerable populations that are unable to survive leading
to the occurrence of a phenomena that is considered to be a gentrification
phenomenon, economic expansion and growth of the studied area affects the way of

life of the former residents, especially vulnerable population or people in



communities with inferior status. The cost of living has increased dramatically. Low-
income people who have insufficient income to meet the cost of living, suffer for the
lower quality of life and community livelihood, as well as social inequality. The study
area has encounter with pollution caused by construction on site. The in-depth
interview however shows that, the former residents in Rama IX district have adapted
to survive by restricted domestic financial plan without governance subsidies for the
higher living cost. The study also found that urban planning measures and
governance guidelines that related to the district (fail to enable indigenous
communities to live under the . gentrification phenomena) including smart
communities, housing development in tandem with building a strong society,
troubleshooting urban poor planning, managing the area properly, implementation of
a comprehensive housing system, reducing the vulnerability of urban populations,
and increasing the inclusion of the public areas of the city to meet the lifestyle of all
groups through the management of the city. However, an implementation of such
urban planning measures and governance guidelines still problems or obstacles that
prevent the performance from  achieving all the desired objectives especially,
understanding and creating an engagement between government agencies, the

private sector, and the public sector.
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anedrynduiinansenunesiAfuvuIndnegaldiided Ay Reil Wuwswdieszuu

o

a

N19a29basUN IS U T UNaNeNUNVDEIDY ANalhnIsNDamealaladedy Tuvay

(%
Y

fimsfsdadunaindessunusazanylifioneladuy o Wuladenvililinsmegendudiss
Indfumamans Inegegenduavifenilegonfeainauazainlunsiniewnninsseenig

(Zuk et al., 2015)
2.8 N133YLBIAANN

a 5% a @ ax Y v D = Ay v
nyinszvdeyalsnunimiuisnisaiteasiaindeyaauiuniilaain
msiusiusindeyaiBnunn islideyansausiuliaiunsaneugnganuievensive
(LDoUNT NaULATEY, 2555)

< v av a
2.8.1 msmumusamagﬂumswaLmqmmw

& a

(1) nasdunnwall9an (In-Depth Interview) 1Wun15dun1wai il

nafaning wagldAnuusenn 6 Question Words Usenaunie las viegls kv els

¥

ity wazegals welidlivoyaldnansnufniiy wane waryuuedlulsznuiifenis

Y

Anwilagldfinisdinlneddunwal Seaursarlddenisdun 1waiuuuldilaseadis
(Unstructured Interview) @aidunisdunuallaoEuduannmiotniily msduntvaiuuuiedl
Tassains (Semi-Structure Interview) dndunisduawailaeldmanieSoulidramidu
{0 9 wazdunwalifiaifumuuiunvesimeuilfainasdumualilidoyauninaslédeya

AFDINITANWY AZAISHUNIBAILUUTITATIASY (Structured Interview) Fadunisduniwal

6 I

TngldrmauiimTouliasntninduy neil nsduaivaliided Ae lndayadiuiuann Tdaan

tfoy usitodnin Ao vouaiildendlilidonaete fauavaldesiivinuslunaianzdniiolls
YoyafiFeansdnu

(2) n15danm (Observation) Usenaunde N1sdanauuuldiusiy
(Participation) iunisielaldsomanisaifiAadu lneldUszaunsainsluguzauluuas
auwenwnIsalluna ety waznisdunawuulifdnsu neddunadewhdiduauuen

wansal Inthiliieanisaaduiinimanisaluazdsing q Adunalaluvazeglumanisel

v

1ABINITANEN

(3) nMsefusiengu (Focus Group Discussion) {unsaununsIniuves

[ =£ o

D% = [d vaa a 1% 1 o 1Y Id 1 Y =]
Alvideyanateau Fudugnigivdseatgadaiu ldaudaudeiuidudiuii wagldilas
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figwnawmileaudulungu Tnaidumsiiusiusudeyalunguaundyvivieiivszaunisel
e iiveliaunsananildeuanufeiuszninaiule

(4) MIAUTIVTINTOYAINONATT LPU LBNATEIUYAAD LBNAITNNTS

ey adavisedeyaniluiaudaUinnm dydnvalvsedwesiinnumving aviad Joya

Y

o ¢ & v
Mndspnooulail LTuAu

2.8.2 YuURBUNTAATIRVToYaLTIRMINN

I
Y

Ui 1 M3lTuuIRn Nguf kasNITasNTOURUIAANITITY

D

'
al

fuil 2 nmsmsraougunvesteyarouriinTieesitoya oads
mnutdetiovestoya deanunsautsesnliiiu 4 Usvian @viddy uiaguana, 2557) éun
(1) Data Triangulation \Junisnsaadeudeyaautdt 1¥un 11a1 an1udl wazynana
(2) Investigator Triangulation Lﬁ“flumsmaﬁ]aauamLé’ﬁm;ﬁ%’a (3) Theory Triangulation
unisnsiaseuaud@siunged] waz (4) Methodological Triangulation Wunisnsiaaey
anuddIsiiuTIuTInteya

fudl 3° msvatiufinuasmsdnmvidona

fuil 4 n1svideasudansn Wumsidsuteasuilulszlen foninu
HOUN %3970ANETT 9

fuil 5 msatsunasluazmsiiga Wunnirdeazudaesnundenles
fu ieliduunasuiiazneutyniluniside nndeslesmuduiusvesteaiudes |
dsheiuseariidussuy

2.8.3 JeM1TIAszdoyaltennnIn

2.8.3.1 nM93ATzRlaan1sTwunviateya (Typological Analysis) 1u

' £
a =

n1sdruundeyailuvila (Typologies) fia TuneauvaingnIsalitinduedmaiiosiuly

[
ISy 1

= o [ 4 v ¥ v s o =) ! v <
ezmmLﬂumawmwwaaﬂahammLﬂm%mmwummmqma%au hUBUU 2 Uszian
(@n19A Jumnilly, 2552) Aall

(1) ns?wundeyaluszauyania Usenaudig NITHATIERAIMAN

(Domain Analysis) {unsdangueganiisliegsiuiulasendednvuganuduiusuisedy

YaemusazAniunldinnan 198 dnwazauduRusuIeegesInaI i duAudUNuS A

9

v o

Fuusssuniuanauazdrudugdndauun wagn153AsIERa1558 UL (Taxonomy Analysis)
1AMUNNIEARIEAUNITIATIERAIMEN WEsauAMUFURUS Serinenguatgosnie
MULBILAZAMANTUNINTINNIVNA ANBUENITIMUNIANEUAMTONaU Y adzllANduTau

WawseAuANUANTUSIENINAIEN 9 a9nTINTIATIERAMEN
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(2) msduundeyaluszauanain WWunisduwundoyaniumsnisel
(Event) #30M153tA5 18319 NN3dRM309513 (Event Analysis) fiUsng deuddleidu 2 33
Ao N13AszimgnsalkuuBmgud Wunsuensdamegnisallaenisdauuifnnionsey
mssuunmgnsainglimauilanguiniadunseunsiiuun Fanseunssuunimmnisel
filonld Ao nsesgiimnnsal 6 Ussian Ao las viesls filuu welns eehdls wagiily
uanand Ssanunsautseanidu 6 vlia punsoutTIngniaal WA (1) nsnsesi (Acts)

' ¥
fa a =

Junginssuvesyaaatumgnisalusoaaiunisaliintuludianailanainds (2) Aanssy
(Actives) o an1salnIeanIun1saimiAnTuludnyazsallas (3) AunuiY (Meaning)
unslianumuneveansnsgyiviedanssy nedmafivanseanvesyideyassuielsid
F1NAULALTANIVDINITNTEVIADFVBRMANTAULALANANYULHAT 9 VBIUYBY LYY
Tausssu A1UTe UsIiRgIu anunisal eaf tudu (4) nasfidrusiulufanssy
(Participation) tJunisfiyaaatiaaupniukazidnsauianssuluaaunsalviomanisel
MARTY (5) Aruduiug (Relationship) umnudenlesszninsyananasauludinumie
wignsalffnwiiAndulutgaaiiu waz (6) @a1unisainiaaninnisal (Setting) Wu
A0TUNTNNTRAN NN IUTINIINTLIMTRAINTIU kaenIsTaTIziman1saluuuliiBangu]
Ao N3 MUNTaYATNIILIATIERAINAMI AL UYTeuA
2.8.3.2 nsmsIzilagn1seuiiieudeya (Constant Comparison) tUu

Bnswieudieu lnensiideyauieuidudsingnisel- finiusuduuiusssuunndy

= < o w v v ° a Y o & v o f A v
naame Wunsiiteyailaannnisdwunstangd iduaisimanuduiusvseduns

a v ) v i & ax = = = 3 [

AungItenulunIua1s 9 Inedunsudsnisiuseuwisu 44 Tunau laua (1) 13

a = 6 ¥ L2 14
Wigugumanisad (2) 115UszuIaUsTIa NV IR YAkaTAMAN YUY IUTEA MY

i o

Aaefiu (3) N13v8189vINIsUTeuguLauden AN sl unywIdIAy wa (4) @39

LG

2.8.3.3 N15ASI¥sdIuUTENOU (Component Analysis) L Uun1531AS189
AuaudRvesdluysenauvesloyaudazyaiazuinnandivesdiulsznovvestaya
udFeuiflsufiondnvariuiimiloutulasunnsieiu ndaanduiahnmsagiussens
Tuisermnevestayamaniu Tnsuvadu 5 dunou lHud (1) nsidendoyaiiagiiin
wendulszneutilemAuaNTRfossIUTsudiB (2) Mslnssitendiulssnoudeya
uAazya (3) M3ansededeyanardrutszneuiazusndoyayaiiietesiunisdu (4) nns
Favimnsadisuiisuauandideyaurazyauenaiudinysenouuasldnuaudideya

winzyaLenaudIulsEnavadlumTuUssuTeu wag (5) n1silssuiiguauaudaves
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Joyananuanuaduuszneu lnefiarsanaumlounazauuaneg eaiadeasuile
nnsiSeuiieu tnsussenslediiuananiRvesdayamudiuyssnoutiu

2.8.3.4 n1599A31agUgU e (Analytic Induction) 1Wu3gn153Ase4

[ a

Toyatanaunmdithunldlunsinssideyadananin msizmsinseaseuiedunis

Y

RsandnuarTINiuelayajUsTIlieasustudnyMeAIng1?

2.8.3.5 M5AATIERTRYaeNd1s aunsavilalagdsnisgelTuiauas

[

= aa A a = o § vy a' @ o PN Y v o
ﬂmﬂ']w FIITNILBIUTU AD ﬂ'?iVl'ﬂWsUaﬁda‘Vlﬂi']ﬂQsLULQﬂa']il,ﬂu%']u’]uwj@lﬂ LLAILLIIUU

[N
[y

FuIuvetdesal Ustlea vielaniuvaiiu I8n1simsgideyauuuinidniun fe
a ¢ & . ! aa a & a P v
N139LA31¥ RO (Content Analysis) @IUIBNITLTIAUNIN AB NITAAINNAT1IVDATU
LuUgUTEAINENa1AINa1IYTENO U ULEN A58 Y 9 Inga1auuanIuUssnnilenives
Na1s kaUSeuiguiienIUseianeng 9 dimeiu el MsieTeideyalunisive
Fagun Iz euAumLasinurineiuledludennummaiu lneendedeyaiiiv

FUTUAMLITNEN 9 WUTENRUMTIATIZALAZANIMKNY

2.8.3.6 NM3ATIE LB (Content Analysis) fia n15AATIzsitenaiidu

Y

1o (Content) lngn1suankauiiamnusinglusis wilade nas wazmgnisalaig o

lnedinguszasAiiiaudailona vilinsiulasease didueaien wasveuiunveuilom

[y

Faludrundsluamidednunin (gl Wuglne, 2545)

[
o w o Y W

dmsunmsaendlvideyadifny (Key Informants) Lagduiug IideyadAgy iy

< U o

124 a

FWelianuddyfugiideyafiausalvdeualimdued1sd (Information-Rich Cases)

ey

2
a v A

(e InGdnn, 2554) 19l N193TeReRanmiuiigagamenelunisnavmdeyainuvaatoya
Uguinfidnwauslwddnuazsndussdsinaindiuiuaaeg19auinidn (Hair, Bush, &

Ortinau, 2003) Tngo1AUN1901UAININRIBNITAUNANGFNTIN WBNAINY Cresswell (2009)

o

lonafesnsduniwaligedniugnidrusinlulsingnisaindesnisfinyifeliulun1side

(%
Y

WIRUANRUUBUTINGMIIUY TuIuiieg wminzauve s idayandnfiiinzauals
958NN 5 - 25 518

nanlagagulein nsidedinunimdunisiwszideyadnunimlaens

¥

afeteasuanmisdnwaindeyalaslildaddlun1sinse Inglunsidoasell denld

8N198UN19alL T8N (In-depth Interview) A8LUUFNN1YAILUUNTATIAF1 (Structured

o -

Interview) Tun1siiusausandeyaaingbiteya esandeanisliglideyalduans

Y

ANUARALIY Wiara wazyuNedlulssiiuideanis@nyilaelidfins¥uiaingdunival

i
a v

2 aa o v I3 v v o v v | I3
@ﬂ‘VNEJQL‘IJU’Jﬁﬂ'WﬁVWHTVTﬁWlnﬁﬂLﬂ‘UﬁTUi'JlIGU@mﬂalmﬁnu’)u&l’]ﬂLLagisﬁLjaquaﬂ @Uqﬂliﬂ@qu
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AIdeazinsnsdunwallagldmaunnssulidsmduviniu ieasisaiudulaitagi

= dl o o 4 L3

msdunwalasauAguATUiILNUsTIRUTIdeIn1sAnw audufefuinyeuesdunival

Y

va o A

lun1sinsdnieliladeyaiidenisfinuidie uenainil giduidenldmaianisinsien
1Wan1 (Content Analysis) lun15itasizsiteya 1loea1nfean1suantailaninlaain
nsdunwalglvdeya lneilingussasdiiowtaiiont vilvmsiulaseasne drduveaiien

WAZVDULUAVDILDI
2.9 UIYMNYIVD9

nMsveefveddesiumsiasuivawiunvesgudeanludmindednsl
(Suiinn yusisen waz aind seuanade, 2561) fimquszasdiilefnusuuuudugiuuay
Hadeivilmannsuenesveniiondeduiitosluifiddud Tnensussyndldnalulad
nsds1aseeglnaves Landsat=5 A Landsat-8 Sausd w.A. 2543-2558 Geo-Informatics
and Space Technology Development Agency — GISTDA Fudugraszosanidesdnig
Wasuulamloueiaziuvng MsiauLATegAamdaninganisainianisiu sauds
NIgeTIUYy w.a. 2540 siTlvivseru iiensiidiusiudensinuiiliewarnisvianu
yesnAsgeseninsnunnty dwalanmuandesynnienmveiiondeduifans
Lﬂ?ﬁuLLanwaﬂﬂwawagULLUU Jananniased [Saiiu lagn133uunidaingann Landsat
TM Image Resolution 30 meters, Band 7, 4, 3 Saufunsidiadesiiowmaluladansauna
yagfienans wui fuilislesdinisveesegnedna T 3 9aan Tdun dadl 1 ne. 2543
- 2547) venelumefieng Tuan 935912 (e, 2507 = 2553) veglumefievideuadld uas

Y3991 3 (WA, 2552 - 2558) venglunteiiangiueen andadunsge Auand1eiuly way
NNTFLNALazNITFUA walteyaINnauRIegluNunludIugudnats Wasniiiuiy

Y

'
1Y ' ' (%)

wudoyaiitaiauin dulngjasianisudsunlasisuuuunisegends animuandon way
Hadonsdssinesysdaumatnvoadesiifinnudsuiuuuniufiaud nanadioad
Juiufigruassghafionsieaiionlaeummndefmuaiivanzay aunsedts fuflossu
Woaudealud w.e. 2555 wagnguanemeatygfmauiauaselnd w.ea. 2557 Mliin
n13nseuATeINslinAuLaznsimunveuaLlesivenenitesnllegslifivouiun
fuddaianianionin danu viotausssy dwmansznuiinisiviuiunvesgudioany

NAvy q @ouny Menuendnual 1AsIEs1e wazauvuneaesadudiuun sudu
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91,00 WSy J9rdnesind (Fus Uauduaed, 2560) 1TnUseasAiafneIn1SWAILINUA

q

(Y IS

yuun Wnateduilssduwnaswisuiisneslaunay snawisy dandadealud squds
HansENUAnTuINNIsHauTluiiunneelouldy tnedmssiludfiniunisdies wswgia

d1A0 wazdwinasy laen1sdun1walliedn (In-Depth Interview) Lagn15dLnADE19LI4

N
a

d1u37 (Observer) TITWINNTTIUTINVBYAINONATHALIIUIIBTALITRS NANFANY

i 9 A a X @ & 4 1 v [ =i
nuInszuIunsiauIfedulun e Nunguyuiunueweslinateduaniui
vioafigrtuaziiuindinssuiiedusznitmulsnuvessguazguuilusg19iddmwan
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NsWaUIlAsIaseiug Il 3033avar U nlununasslsulanlaeiinisldiniedie
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3

'
CY | a

PnviaaiieMudu 11NN W AR aLaRENIIZIN159519 T UL ULazUS U MUY
MALLINTU
) LA oa ' =P =
LwINIeNIsausnERnkoenvuluiuilonn nsdifiny) Anuaivuauunans
a \ I ~ Ao ¢ A =

LAY DUWE1IIIY WauMIQe (95355 Aaflena, 2559) idnguseasAiiiofinyiuuInia
nmseysnuinuavenvuluiuifisangiedadugwndudunsiaulndude wisaies
1AgLA9N071A1S ANLDIUUAUUNANKAZLE1s DU muevesiniawnewaziinis
WasuwUainsidauinioegaiiuledn Tnevinn1sanen1ednyaen e mwasAuTIUTIL
ToAINNAUAIDE N O DR ENTOLLYIRNLATY TIUIU 224 518 a8ITn15d Ll (census)

Tnelduvuaeuauduniesdalunisiivsiusiudeya uwazviinisdunivaldiusisnis

[
a a

MALIT9e 31U 5 518 Nan15Anw Wudn naudilegedsndlvinudfyivesiuseney
funthorasussuuuvesueiasluiagtuazuunliuvesguiuuiionainlusuian
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q

UNEYNINTTIULDUTBILATIATIINUNTEANLAENINEIANIINAT Tuduiuiion1ve9

NTVNNUNIUAT UATIATITI MIAMTNYULUBIRIAITUALHIU1DDATEIDIANTANYIINNT
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o Aa
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Tugrananlduiu Juetenyuas laauseldtingualidyns n1sfnwiwagsiulaganin
YN oA A A J ! [ Y A d‘ L8 a 9 1Y [ o
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NNNRUAUNINY IV

A151991 1: ATURANTNUNILITIUNTTY

PUDITIUNTTY

ﬂ?ﬂNﬁﬂWiVIUVI’JU’Jiiﬂmiiu

Usngnsaliaunsilady

Usngnisaliaunsinduduisngnisainiswadlva
YoIutUNaIiUeg o e U MUTUTULTIU
NA19LE99 LALLIBYUTUNANAI AU LNUT
¢ o & L A a

ALY Lendnualianizasiuntuazudsunlas
119309 ARALANANITUSUANINLINA DUV
NN USUNUIDTINVBIVUTUNANLAZNISLRUL

a 1 a [~ PN 1 [} v Y Y
Yosgsnalugmegilunododevediineglatesy

U5IN9N1300AURSTLATUAINANTENUTIUINGD
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Y aa

AsEna Inensiiuyar i unAuUTIMIY

negenduluiiunuuasdundenisvemainuinauy

1
a U

SansdadunmstiulsianimuindouvnanIenInes

A ¥ ) ) a k4 é’
Nunlansuwazidussidouseuiosannau

Us1n)n1saliauss ety (se)

Usingnisaliaunsilndundudimansenuiliause
yminfneagadeluiui lnerjogendoifudain
Huiiselitienargnisduliigrooanluaniiui
HosnAnsestiniigsdy dedamansznudegUuuy

N13A139TInveIAUluLTLTED WA MABYNIN

nsuyiles

msituiftoadumsianniuiduluresiudendiely
Annnslduselovdaniinuliduan anniian
FBnnsilusidies & 3 Juuuu i (1) n153enauuds
a¥9vulul (Urban Redevelopment) (2) nsuAly
U%’Uﬂqqﬁuﬁ (Urban Rehabilitation) wag (3) N9

ausnHilas (Urban Conservation)
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PUDITIUNTTY

ﬂ?ﬂNﬁﬂWiVIUVI’JU’Jiiﬂmiiu

N w1

- NsfedureIlsEaInTeanu 5 anwuy tewn

a

(1) M3edusuuRuAL (Primitive Migration)

LY

2 mié’wﬁu‘lmagﬂmm (Forced Migration)

(%
] U

(3) mié’w?{uiﬂagﬂwﬂu (Implied Migration)
(@) nyanenlnewds (Free Migration) uay
(5) NFONENULUUTUTIUIUNIN (Mass Migration)

- Jadefifidvsnanenistheduvesusynsswundu
2 Yadenan Ae Yadunanau Uszneusie Jady
arsegne Yaderunmdinuazauluey uay
Jadefsgn Ysznaume mslasudidneiuainauian
mMyUnsadianiifamin anmasvgiaied
ANULANAIUBISHTIANES ALFEInTsUBsLeNTw
ANFosnIslesasgulan wazAueEINSeENLL

I3 i =Y
A ueglutlomans

ALY TEN

LYY~ a o w a o < ~
MsUsumIluasd Ay wasdauINlULNDan
NANSENUINENINLINADUMLAATULALLNDNS
ANSIINNIATY
- wnmanldnseduliiinnsfauagn1sIaumy

=~ o W a Y] a ¢
WENITUSUMIE 2 wuan1e laun nsUssiliumenigel
luouas (Scenario-Based Approach) uag

N13WA5UNAMNLUTIZUN (Vulnerability Approach)

PSNYINTATIT U

- Fennfunisegimturesauluiiuiivinadeiuiis
mnuduiusdetunasfu iloneuaussaudeanis
fuguresnssnsdin sudinsmevaueadieliin
Uselevivsednassninensivivauninludeny
pgvhiauazviTion usiileminginsiidnda vials
liiansnsafazudsiiulifuandnynauegiwiiaas
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